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VESTMINSTER

Memorandum

To: Chair and Members of the New Date:  April 16, 2010
Westminster Design Panel

From: Stephen Scheving, Planning Consultant File:  SDP 158

Subject:  Revised Design Changes and Clarifications of Retail Project for Plaza 88

At the last meeting of the Design Review Panel, staff had defined five issues for
consideration:

Appearance of the Columbia Street elevation

Appearance of the central pedestrian concourse

Appearance of the buildings over the former Blackie Street
Appearance resulting from the increased height of the building
The appearance of the roof top

e @& @ o o

The Design Review Panel indicated at the meeting that it did not have a problem
with the increased height because of the theatres and the applicant indicated that
the review of the buildings over the former Blackie Street would wait until it was
decided whether 801 Columbia Street would or would not become part of the
development site. Therefore, there are three remaining issues to resolve.

The Design Panel had requested a calmer appearance and more emphasis on the
horizontal with respect to the Columbia Street elevations and that the details of the
internal pedestrian street and the roof top be worked out and submitted.

The architect has submitted revised drawings for the Design Panel’s consideration.

The Columbia Street elevation shows that this wall will now have at least four
components. The Mc & Mc Building forms one block with the Safeway
integrated its top floor at the L5 level and the L7 level setback about 15 feet from
the Mc & Mc fagade and in a dark colour. The New Westminster Station forms its
own section with brick coloured EIFS used above the entrance to the former
McNeely Street. The third section stretches along about two-thirds of the length
of the parking garage and consists of coloured polygons above the three storey

Doc#132333



April 16,2010 2

green screen with the poetic frieze above. The fourth section at the western edge
of the retail project represents a return to the original proposal of replacable
graphics within a PVC screen mounted on top of the EIFS.

. A

Stephen Scheving,
Planning Consultant

58
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City of New Westminster

REPORT

DEVELOPMENT SERVICES DEPARTMENT

To: Chair and Members of the New Date: 2010 March 02
Westminster Design Panel
From: Stephen Scheving, File: SDP 158

Planning Consultant

Subject:  Design Changes and Clarifications of Retail Project for Plaza 88

PURPOSE

The purpse of this application to the Design Panel is to obtain approval for changes and
clarifications affecting the special development permit for the retail phase of Plaza 88, a
large mixed use project occupying approximately 5 acres of land in the block bounded by
Carnarvon Street to the north, Eighth Street to the east, Columbia Street to the south and
Tenth Street to the west. The changes reflect largely the impact of the theatre tenants on
the upper levels while the clarifications affect the Columbia Street elevations west of
McNeely Street, the interior pedestrian ‘street’ and the areas over the former Blackie
Street.

BACKGROUND
Applicant: Plaza 88 Developments Ltd.
#100 — 1455 West Georgia Street
Vancouver, B.C. V6G 2T3
Architect: J. P. Thornton,
Via Architecture
Landscape Architect: Rob Barnes,
Perry and Associates
Site Size: 217, 431 square feet (4.99 acres)
Zoning: Central Business Districts (Restricted) (C-4C)

c:\documents and settings\sscheving\application data\hummingbird\dm\temp\cnw_docs-#128697-v1-plaza_88_-_retail_-
_design_panel_review_of_2010.doc



City of New Westminster

Date -2-

AREA MAP

811-855 Columbia Street

The project is a 216,500 square foot retail complex on five levels. The distribution of

floor space in the project is as follows:

Level One — north side of SkyTrain Guideway
Level Five — north side of SkyTrain Guideway
Level Seven — north side of SkyTrain Guideway

Level One — south side of SkyTrain Guideway
Level Two — south side of SkyTrain Guideway
Level Five — south side of SkyTrain Guideway
Level Six — south side of SkyTrain Guideway
Level Seven — south side of SkyTrain Guideway
Level Eight — south side of SkyTrain Guideway

8,108 sq.ft. (already built)
30,030 sq.ft.
14,820 sq.ft.

17,292 sq.ft.
8,232 sq.ft.
64,056 sq.ft.
2,652 sq.ft.
57,791 sq.ft.
13,570 sq.ft.
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Major tenants in this project include Canada Safeway (Level Five-south side), Shoppers’
Drug Mart (Level One — south side), and Landmark Cinemas (Levels Seven and Eight —
south side)

Estimated construction cost of the project is $75 million and value, when completed, is
about $90 million. The complex would accommodate about 50-60 stores and employ
700-900 persons.

The project has 424 off-street parking spaces and 7 loading bays.

SITE CONTEXT

The site is located in the Downtown neighbourhood, surrounds the New Westminster
SkyTrain Station and occupies most of the block in which it is located.

The surrounding land uses are:

e To the north — across Carnarvon Street, Westminster Tower, a 3 tower, 155 foot
tall, 298 unit complex on top of 34,000 square feet of commercial floor space
occupies the west stretch of that street while the eastern stretch consists of older
and three storey commercial buildings

e To the east — the project has not assembled the 1926 Old Spaghetti Factory
building while the Kyoto site . The easternmost extremity of the project touches

along Eighth Street for 66 feet. East of Eighth Street is the Columbia Street
Historic Area with buildings of 2 to 11 storeys in height.

e To the south — across Columbia Street is the former CPR Station (now Keg
Restaurant), railway tracks, parking lots, the waterfront hotel and office building
and the Fraser River

e To the west — across Tenth Street is the Columbia Square retail project, which has
been recently renovated and has seen the replacement of a number of buildings

OFFICIAL COMMUNITY PLAN CONSIDERATIONS

The site is affected by the New Westminster Official Community Plan and the
Downtown Community Plan.

The New Westminster Official Community Plan designates this property as part of the
Downtown development permit area. The City designated this area as a mandatory
development permit area in order to support its designation as a Regional Town Centre
by Metro Vancouver.



City of New Westminster
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The objectives of this designation are to:

e Promote the Downtown as the cultural, civic and historic heart of New
Westminster

e Promote a wide variety of commercial, multi-family, cultural, tourism and
hospitality, and institutional uses

The guidelines for this designation are to:

e Design new buildings to be compatible with the surrounding area, historic
character and natural attributes of the Downtown
Design buildings to maintain or enhance the view corridors of the Fraser River

e Employ technical approaches to sound and vibration insulation in building
construction and renovation in the area, particularly along Front Street, Columbia
Street and Royal Avenue

e Situate buildings to provide a visual and acoustical barrier to the traffic corridor

e Employ noise abatement measures to mitigate truck traffic along the Front Street
truck route

The new Downtown Community Plan places this property in the SkyTrain precinct. The
vision for the SkyTrain precincts is to provide a mix of high density land uses, including
residential, commercial and civic uses, to encourage a sustainable and vibrant Downtown
during the day and evening. Open spaces and public realm spaces located in the
SkyTrain precincts must be designed with an emphasis on memorable streets, sidewalks
and plazas to foster walking and cycling to transit, shopping, services and residences.
Attention to safety and security in the design of buildings and surrounding spaces will
create an inviting environment for visitors and enhanced livability for residents.

ZONING BYLAW CONSIDERATIONS

The zoning for the site is Central Business Districts (Restricted) (C-4C). The City
rezoned the property to this district in 2007 to accommodate the proposal. This is the
only property with such zoning in the City.

IN 2008, the City granted a development variance permit to the retail phase to allow
smaller off-street parking spaces and to allow the garage wall to be built closer to the
Columbia Street property line. The Design Review Panel supported the application and
subsequently the changes were incorporated into the drawings.

The City is introducing an amendment to the C-4C Districts in order to allow the
calculation of the floor space, off-street parking and off-street loading for the non-
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residential uses as if the property were one site. A Public Hearing will take place in
April.

PROCESS

The Design Review Panel reviewed the retail phase in October of 2007. On 2007
October 19, the Design Review Panel gave approval subject to resolution of the following
items:
e The appearance of the Columbia Street elevation between the Mc & Mc Building
and Mclnnes Street
The design and appearance of the central pedestrian “street” concourse
e The production of an alternate plan to be implemented in the event that level P8 is
not built
e The completion of a CPTED study for the project
e Completion of a Conservation Plan for the Mc & Mc Building

On December 9, 2007, the project architect submitted revised drawings intended to
address the concerns of the Design Review Panel. Staff reviewed these drawings and
made comments which were conveyed back to the architect in January, 2008.
Subsequently, staff and the architect held a workshop to go over these concerns.

In April, 2008, the Council questioned staff as to why the Director of Development
Services had not issued a special development permit for the retail project. The
applicant at this time pointed out that he needed a special development permit to continue
momentum with the project.

In July of 2008, staff issued special development permit 158 for this project. The special
development permit contained a number of conditions:

1. the permit did not grant any approval for those area of the drawings shown
diagonally hatched on Blackie Street

2. the permit did not grant approval with respect to the Mc & Mc Building

3. the project needed to address the appearance of the Columbia Street elevation
between the Mc & Mc Building and MclInnes Street

4. the project needed to address the appearance of the central pedestrian “street”
concourse

In October of 2008, the City adopted a Heritage Designation Bylaw for the Mc & Mc
Building. Attached to the Designation Bylaw is an approved Conservation Plan.

In October of 2008, the City also approved an amendment to the Section 219 Covenant
(No Build) in order to allow the first phase —i.e. parking to proceed. At that time, the
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project was prepared to move to the construction phase. However, in 2009 the
requirements of TransLink for station interface, the changing demands of investors and
the need to finish the third tower and have it ready for occupancy required additional
time and resources. In February of this year, the Council has again agreed to amend the
No Build Covenant and the owner wishes to begin construction of the superstructure in
June.

ISSUES
The most important issues for the Design Panel to consider are:

1 the appearance of the Columbia Street elevation between the Mc & Mc
Building and McInnes Street

The approval of this stretch of the building along Columbia Street remains
unresolved. The earlier submission favoured a green screen at the bottom
portion of the wall in order to partially obscure the parking garage while the
upper portion was divided into a number of large panels. The section
immediately above the entry into the bus loop was highlighted by the
louvres to allow exhaust. The Design Panel had earlier suggested recessing
of this bridge element, but Canada Safeway, the major tenant, had remained
firm in their demand for maximum area.

The architect has proposed an EIFS (Exterior Interior Finishing System) for the
walls, which is a compete wall assembly with a proprietary rain screen system.
The contractor would erect a steel frame onto which a wall sheathing
(densglasgold) would be attached. Then would come an air barrier and the
EIFS system with its insulation board, rain screen and stucco finish. For the
portion of the Columbia Street elevation between McNeely and McNeely
Streets, the building would have a PVC mesh mounted on the wall held with
tension rods and the capacity for applying fade resistant historic photographs
directly onto the mesh.

Subsequently, the architect also submitted a second design for the Columbia
Street elevation. The second submission make reference to Clayburn brick in
the reddish colour walls above the bus loop entrance and at the west extremity
of Columbia Street and uses the colours of the New Westminster Coat of Arms
for the majority of the wall surface between McNeely and McInnes Street. A
description is included on the architect’s drawings.

The architect wanted both designs submitted to the Panel.
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2 The appearance of the central pedestrian concourse

This area also remains unresolved. The Design Panel had wanted further
Information on how this vital pedestrian area would actually appear as the
SkyTrain pillars and guideway would form dominant elements in the

setting. At that time, the central concourse was very generic and bare bones.
The architect has now flushed out the details. To give the appearance of an
urban street, unit block pavers set on sand beds would be installed for the floor
level of the concourse. The soffit under the guideway would be lighted.
Permanent tables and chairs, planters and bicycle racks would be installed. It
is also intended to clean the guideway concrete and apply a sealant. A
consultant is developing a signage theme which would include fascia signs and
projecting signs.

3. The appearance of the buildings over Blackie Street
This part of the project also remained unresolved as the location of the entry
from Columbia Street was not determined. The architect was now designed
space for the CIBC at the L5 level and retail stores at the L7 level

4. The appearance of the south part of the building
The introduction of the theatres raises the height of the building above what
was proposed at the 2008 meeting. The maximum height of the retail phase
is now 91 feet above Columbia Street and 80 feet above sidewalk at the
property line. This consideration is, however, an integral part of 1 above.

5. The roof top of the project south of the guideway
In the 2008 presentation, this part of the building was to have green roof
elements. The changed plans show a decorative pattern for the roofs above

the theatres and the retail.

The consideration and recommendations of the New Westminster Design Panel is sought
for whether these changes are acceptable.

Report Author
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COLUMBIA STREET ELEVATION

The Design Review Panel’s comments have been useful inputs in refining our concepts for
the architectural expression for Plaza 88.

We appreciate the support we recelved for our overall idea of simultaneously learning
from the past while stretching forward to the future. Our core concept is ta celebrate New
Westminster’s City Building process. Thus we have a suite of complementary buildings
along Columbia with a progression in expression that reflects the urban context for each.

The DRP’s comments regarding the first submission of the Columbia Street elevation for
Plaza 88 include the following items:

- Calmer graphics recommended

- Horizontality to be emphasized

- Use the inherent architectural forms to generate visual interest

- Support for (previously approved) green wall at parking garage restated

In response to these comments, we have rebalanced the vertical and horizontal elements of
the facades. This revised elevation simplifies these above key elements and unifies them by
using a base underlay grid pattern that breaks down the mass into a human scale.

The overlay of the pvc mesh screen on this grid is a skin that stretches and floats over the
exterior EIFS cladding in a manner that recalls the overlay of urbanisation through the sub-
division of the landscape.

The westernmost screen and the top horizontal band hosting the poetic frieze text is rear
mounted with a subtly shaded palette and monochromatic frame between the grid on the
face of the frame. The flat bar members comprising the poem, and C-channels create a form
of picture frame that projects forward from this grid. Colour fields, representing the occu-
pied landscape, are then mounted on the face of the grid, between the expressed picture
frames.

N ' wgmc&mgﬁgé?mm e To further emphasize and enhance the architectural form of the building, the west stair’s
= I vertical shape moves upward and spreads in a t-bone incorporating the higher walls of the
larger cinemas. The composition transitions into the darker grey EIFS walls that bookend
the east elevation above the Mc&Mc building

S (EXTERIOR INSULATING —
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Embedded Reinforced Mesh

/Ges Ty LVL P2 RETAIL SIMILAR

1

CONC. COLUMN IN FRC»E.<

ATO1

(8 EXT GREEN SCREEN @ SLAB
1:5
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PEDESTRIAN BRIDGE OVER < EXISTING TOWER 1 & 2 ABOVE >
SKYTRAIN GUIDEWAY TO
SOUTH RETAIL

TYPICAL 4 FEET HIGH TEM-
PERED GLAZED GUARDRAIL™ 1
AT WALKWAY I .',

< EXISTING TOWER 3 ==

TEMPERED GLAZED GUARDRAIL 42" ABOVE
HIGH TYPICAL
(DETAIL 9/A703 & 9/A702)

=== = B
' IL 4 b +— N | 3= 4 = -
TYPICAL GLAZED ; s 4 ] T i -
STOREFRONT - i
WINDOWS 11°-4" |

FEET HIGH

"
1
[
y , I
X

t

-

4+
i
+
|
|
|

TO PUBLIC

: WASHROOMS &
ESCALATORS  1owER2)

+
|
|
|

{
4
'
4
|
|

CEDAR OR PAINTED

ALUMINUM HORIZONTAL_II_"M'

SIGNAGE BANDS (DETAIL
1/A711)

PLANTER —————————
{DETAIL 1/A705)

MCINNIS STREET
OVERPASS

1

PARKING LEVEL P3

r < et et 1 | MOVATORS

' | MCNEELY STREET g
! MOVATORS

BLADE stmNGrfscT?zT;ES I T siTia PARKING LEVEL P2 | Py M BUSLAYBY

WITH LIGHTI HiIRP® 1 | ] EDESTRIAN WALKE) oy [l | S5 N S—

(DETAIL 4/A711) e ERET Il E . Lr’/# 4 PEDESTRIA _"Q.}Lm?w.afl ! L .

| : | ¢ - | -r i
i¥ : - - % PARKING LEVEL P1 b

BLADE SIGNAGE COMES WITH LIGHTING

| STRIP (DETAIL 4/A711)

[ |

- 1 >
= i e r— EXISTING TOWER 3 ABOVE e
WITH GROW LIGHTS INSTALLED UNDERSIDE

i GUIDEWAY SOFFIT

I (DETAIL PAGE 8 -PLANTER BENCH VIEW 1 & 2) ; . s
TYPICAL 4 FEET HIGH TEMPERED T ———— . = ' Ll ' -

— BT TR L ) e X T : = =
GLAZED GUARDRAIL AT WALKWAY l f l_'LJjL 0 i é%ﬂ e Lg_&;_zliﬁ'j%r”omﬂqm ,-L. — 1 ~ = b
WALL & CEILING MOUNTED LIGHT ¥ : WINDOWS 12 FEET HIGH - 1. o £3 Pl e
FIXTURES IN COVERED LEVEL P7 ————= | [ 4 o E 2 £ 2
RETAIL (TYPICAL) = e 3 9
e — = - e | | e
- —— g
(DETAIL 1/A711) - f H " [ TO TOWER 3—1 | Exrsn MMlu ; g
. . |
] » J | 151 RS | 3
TEMPERED GLAZED GUARD- e O | L * & | e "' i =
RAIL 42" HIGH TYPICAL § 1 i Ll i baiad {
(DETAIL 9/A703 & 9/A702) B
i 1

i

- MCNEELY STREET EXISTING SKYTRAIN | BLACKIE STREET

1 BUS LAY BY MAINTENANCE BUILDING (LOADING BAY)

[ !'

ﬂVIA ARCHITECTURE 0.04



< RETAIL > <= CINEMAS LEVEL P7 >
]
EIFS (EXTERIOR INSULATING FINISHING SYSTEM) WALL P
CLADDING [TYPICAL)
_____ TYPICAL 6 FEET TEMPERED '
GLAZED PERIMETER CANOPY ; e y———— — = TT i = 1
(DETAIL 8/A711) . : | e -. ! i _ i i i
TYPICAL 4 FEET HIGH TEMPERED - i ) B s
GLAZED GUARDRAIL AT WALKWAY = — i - 1 = B - .
T [ - | ) !
— e ) = pn— | ——— B - L -~ —
FLUSH MOUNTED | e e o o = - :‘_ -
EXTERIOR LIGHTING T T W : ] =i [ R ! — : — (L !
UNDERSIDE EXPOSED ssiy W I = . bt e =mE —7vpicaL GLaleo s7 clilT -1 |
CONCRETE WALKWAY e = ; A ; Lot L Y - JMEEET, R '
SOFFIT (TYPICAL) TL | | | j 1 {11 | —— ; ; : 3
B -— = = b= - : = .
2 e
CEDAR OR PAINTED - 2
ALUMINUM HORIZONTAL SIG- _ ' : . _ : ‘, F > * , '
NAGE BANDS (DETAIL 1/A722) |11 FEIIEE - ol 1 i : ; P = Vesi==t 1 1 ! =
T] __.I. , ]. - : g ¥ 1 SAFDRRY f : - . L | I 1 t | -
PLANTER BENCH 1l : Sl . — |
WITH GROW LIGHTS : —
INSTALLED UNDERSIDE =TI T e g
GUIDEWAY SOFFIT BLACKIE STREET : ) I i | Bl el L
(DETAIL PAGE 8 -PLANTER [}~ . EXISTING MC&MC ey EEle SHOPPER'S DRUG ' i
BENCH ViEW 1e:2) MLOADING BAY) BUILDING = =N s MCNEELY STREET | | 1 ' i
' \ ﬁ‘_'w BUS LAY BY § . |
4| | . g PEDESTRIAN WALKEWAY A
TEMPERED GLAZED GUARDRAIL 42" HIGH TYPICAL 4
(DETAIL 9/A703 & 9/A702)
- CINEMAS LEVEL P7 3
EIFS (EXTERIOR INSULATING
FINISHING SYSTEM) WALL
CLADDING (TYPICAL)
TYPICAL 4 FEET TEMPERED - =
GLAZED PERIMETER CANOPY ~ i 5 ‘_j i) - | '
(DETAIL 8/A711) I = 1 S N g | }
FE |I. ' fil L - 4 8 ¥ - | - J <————EIFS (EXTERIOR INSULATING
FLUSH MOUNTED - o FINISHING SYSTEM) WALL
EXTERIOR LIGHTING ; ; e o CLADDING (TYPICAL)
UNDERSIDE EXPOSED ' el _ L
CONCRETE WALKWAY = ¥ —
SOFFIT (TYPICAL) —
CEDARORPAINTED ALUMI- I\ ¥ | WINDOWS 12 FRETMHGH =i TE! O | .. ] "}‘ = =
NUM HORIZONTAL SIGNAGE s 1§11 forigiBenspercbanes | : T e T 3 i
BANDS (DETAIL 1/A711) | Ik | | | = J - | ' = 4 1 . ] :
BLADE SIGNAGE COMES = ' =
WITH LIGHTING STRIP i : T T B Il | [Eryra] ! ] i Tl G | | 0 3 i MCINNIS STREET
(DETAIL 4/711) | e TVPiCAL GLAZED STOREFRONT —— = 155 i =y W { 7 e e = [ 10 G
& Ic £D ST gquNL_ = ' : =3 i T OVERPASS _
’ w] DOWS 12 FEETHI 5 ] - ! 1] A i O
| | .| { i | / | | 1 ] | f : —— it —
TEMPERED GLAZED o _ _ - ‘ S i - ;
GUARDRAIL 42" HIGH VIOVATORS 4h - ' il . I il 0l Tl T—] ; 2
sy : _ b8 EEE= ||| PARKINGLEVELP3. Byt | N || | IS
il MCNEELY STREET MOVATORS s " & : ~
BUS LAY BY | = ! PA KIP_G_ ELP2 . LR , LL
PEDESTRIAN WALKEWAY | * I 1 11 = || ' :
! e gl || [ | . _ |l pa KII!{IGL ELp1 | L T
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[YPICAL NORTH-SOUTH SFCTION

LVL P43 CINEMA CLG 1

§ CEDAR SLAT OR PAINTED
ALUMINUM WALL MOUNTED
SIGNAGE FRAME (DETAIL
2/A711)

LVL P& CINEMA 2

CANTILEVERED TEMPERED
/ GLAZED CANOPY
fasod

(DETAIL 8/A711)

]
LVL P71 RETAL L&

_CINEMA——— s BLADE SIGN AT LEVEL P7
Has
ABOVE A W CONCOURSE
(DETAIL 5/A711)
FLUSH MOUNTED EXTERIOR
J LIGHTING AT EXPOSED
LEVEL P7 WALKWAY § CONCRETE WALKWAY SOFFIT
CRU3 N g i
TEMPERED GLASS GUARD /

3
-~
&
3660 TTP STOREFRONT HT.

| a0 sTERINCONG BLADE SIGN WITH . : ! i
THRESHOLD LIGHTING STRIP e N —
(DETAIL 4/A711) '
W o METAL PANEL WATER- .
e e PROOFED GUIDEWAY 5
3 " T SOFFIT WITH EXTERIOR T
RECESSED LIGHTING
(DETAIL 3/A707) ;
| 1 -
1220 CONCRETE PLANTER BENCH
(822 STRUC ONSS) + WITH GROW LIGHTS INSTALLED
|7 UNDERSIDE GUIDEWAY SOFFIT
100MM SEMIRIGID -~ —— § (DETAIL PAGE 8 -PLANTER 2
\TION 2 1
'1'33'6'?3537.'25 (‘%)';?,T ﬁ | | BENCH VIEW 1 & 2)
PERIM QE‘I;)
§ CONCOURSE
CRU TEXTURED CONCRETE LARGE
P§-510 bl Loty FORMAT UNIT PAVER ON SAND .
SETTING BED & FILTER FABRIC i —
ON TORCH ON SBS WATER- : -
= kyLrs PROOFING ON SLOPED Q
CONCRETE SLAB TO DRAINS i
(FLOOR TYPE F3b) 5
Plaza 88 - DRP Clarification Revision April 2010 ©10.04.12
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ALUM. STOREFRONT -—

EIF EXTERIOR WALL FINISH
CEDAR SLATS OR POWDER COATED

PAINTED ALUMINUM HORIZONTAL- LVLP?
SIGNAGE MOUNTING FRAME a1 EXTERIOR WALKWAY
NORTH BLADE WTH Em:) LVL PY RETAL
/ LIGHTING STRIP, SEE
SECTION 4 THIS BHEET

PREFIN ALUM FLASHING
ON SBS TORCH ON
MEMBRANE
77
7 7 \_ T =15 = el SEE STOREFRONT ELEVATIONS FOR BAY DIMS [ N,
I ;/ . s = ke £ [ | e T . 4 7 | AT A ZX7 -
m‘_ ;E - K64 CEDAR HORDNTAL SLATS 0f § ; s.m.p's.;.fr:j DRNIN §
= + 3IEXIS POWERCOATED & PAINTED = g :
E- ALUMINUM HORIZOMAL SECTIONS. - -
! = — ‘sot EES W FRATENED JANEITICAL ] . g = . . ..... ey Ly .. - ..‘i — I
— —_ i - WAL - COATED & PAINTED ALLIMINUM R s e | s Rz
FRAME BEYOND Ell
= o - — \ 1200 -ACRYLIC FINISH
' ] : = \ e s con
: - __H 11 s 100 SPRAY-ON INSULATION -100 RIGID EXTRUDED INSULATION
=T I-I I‘I o 5 -TROWELED APPLIED V.B, & A B.
3 8 i ! Ll ¥ -16 EXTERIOR PAPERLESS SHEATHING
I AN 1 1l 1] 1- (DENSGLAS GOLD)
1 =" x ¥ 9 -203 STL STUD @ 400 O.C. (SEE STRUC)
| b il LL 11 [ -1 LAYER 127 GWB TYPE X
i k! Il L ﬁg{. LVL P5 RETAIL 43;::4Eﬂceigfﬂ6:§l::::T:L SLATS OR
| y = = 38X38 POWERCOATED & PAINTED
JI . ;i;rggwu POWDERCOATED & PTD ALUMINUM HORIZONAL SECTIONS
' m ' BOLT THRU VERT HSS & 25MM
RETAIL SIGNAGE MOUNTING SPACER TO SOLID WD
TTEWANT SIGHAGE Mic) BLOCKING BEYOND
iy 75X75 HSS EPOXY PTD
/1 TYPICAL BAY @ LVL P5 STOREFRONT WITH SIGNAGE 2 CEDAR SLAT SIGANGE MOUNTING ELEVATION AEA e
Q1 y 1:50 ¥ - |2 h TEMANT SIGMAGE (NIC)
. \ \ LAP AIRVAPOUR BARRIER
3 e \ OVER FLASHING
O PREFIN MTL FLASHING ON 19MM
x 2 PLY HEAD LINER WRAPPED TO
g U/S TO THERMALLY BROKEN
8| | STOREFRONT WINDOW HEAD
o ALUM STOREFRONT
WINDOW LOW '€’ COATING
THERMALLY BROKEN
€ 3\ SIGNAGE - NORTH HORZ SIGN SECTION P5
»;\311/' 1:20
150X100 ALUMINUM
SECTIONS FASTENED
THRU FRAME
VA N A P
+7 8 3050 FOCHAUNELS Mo & ATE ™
BOTTOM :
/ 1502 y 1482 ~_ FT
R i WELDED 150X100 Eﬂﬁu"é{w,n&rl?&'ﬁgw = i
T T 8 e ROTIOM FiAbe
FIXTURE AZeT ALUMINUM PLATE TO BE .
ANCHORED TO CONCRETE Ll =2
— P7 CONCOURSE O
3 4 >
STRIPLIGHTING g RETAIL SIGNAGE MOUNTING ———& U
RETAL P O Eam £ (PROVIDE ELECT.
L4 CONDUIT RUN) _ S— -
= ALUMINUM // | w e
o FRSTENEDTO = - SANWICHED BETWEEN THE
5 SIGNAGE FRAMING CHANNEL S AND Do N =
¥ ALUM. “U" CHANNEL S i3
§ 5 TOP FRAME 5 CONCOURSE PROVIDE WEEP HOLES AT ——— s
o |, - TEMPERED GLAZING BOTTOM FOR DRAINAGE N NN
~ MIN. 1/4" THICK
(a4 SIGNAGE BLADE W/ LIGHTING STRIP ELEVATION P5 5\ SIGNAGE - BLADE SIGN P7
AT11) 1:20 w 1:20
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FUTURE
RETAIL

1525

vl 77

wa

EL. 14680

PREFINSH METAL FLASHING OVER
TERMINATED INTO 12.5 REGLET

CONT. GUTTER FROM 4mm STEEL PLATE WELDED
TO T-BAR SECTION W/ SELF ADHERING MEMBRANE
SECURE MEMBRANE TO TOP EDGE OF GUTTER
WITH CLIP , PAINTED TO MATCH GUTTER

LAMINATED GLASS ON NEOPRENE PAD

3% SLOPE TO GUTTER
Pttt

METAL CORNER
BEAD, TYPICAL

RETAIL

Vi

PAINTED 76X76 HSS PURLIN

STEEL T-BAR SECTION WELDED AND BOLTED
TO 270X45 C CHANNEL & CONC. WALL

C CHANNEL SECURED TO CONC. WALL
WITH 18.5 DIA. ANCHOR BOLTS @ 600 0.C.

38 DIA. DOWNSPROUT

CAULKING & BACKER ROD, TYPICAL
STOREFRONT SECTION

CONCOURSE

la—— CONNECT TO DRAINAGE OUTLET,

SEE MECH. DWGS

GAL. METAL FLASHING, COLOR
TO MATCH STOREFRONT

7

vl P5

EXTEND 100 SPRAY-ON INSUL
1220 PAST RETAIL

(8> STEEL CANOPY & STOREFRONT SECTION AT RETAIL

1:10

PLANTER BENCH VIEW 2

HVIA ARCHITECTURE

PLANTER BENCH VIEW 1

Plaza 88

§L“‘
|

5. OPTIONAL CONCRETE STAIRS TO BE CONFIRMED.

I%O_I};P

=

915 HANDRAIL HT. (TYP)
= 10’!;5'6{.%.?9 HT. (TYF)}
/'\’
VN

LANDING

15 HANDRAIL HT.

TEMPERED GLAZED
(' GUARDS (TYP) |

P

——— CONCRETE TOPPING ON

STL DECK ON STEEL 'C'
CHANNELS FASTENED TO
CONT. STEEL 'C' CHANNEL
STRINGERS

( 5\ STEEL STAIR SECTION @ P7 (TYP)

AT07/ 1:10

Submission

DRP Clarification Revision April 2010

75X75 ALUM SECTION . EXG GUIDEWAY
CENTRE OF GUIDEWAY COL FASTENED TO U'S EXG CONC. STRUCTURE
GUIDEWAYS BOTH SIDES ) h L
— = VARIES
P ALUMINUM
. PANEL TO MATCH
{ \ SN
e | / LAMINATED GLASS ; 0 q
/ ONNEOPRENE Y ; ’
'AD =) . PP = = H
4y \ ] = M
| A R ——— WELDED HSS GALV "U* HANGER F = I 1
| \ s FASTENED TO U/S GUIDEWAY 2 : i
LN\ § BOTH SIDES -] s
L BéF_O L\ - t\' EXG GUIDEWAY N | i i
A R STRUCTURE 0 i
[V
— 0y METAL PANEL SOFF / '— DRAINAGE CAVITY
5 " CM%LTMNLENER 15 ALUM LINER PANEL 29. GA.
CONGOURSE / GALV 38MM MTL
— /
COUNTERSUNK FASTENERS HAT TRACK
PAINTED STEEL / o~ RECESSED LIGHT FIXTURE,
EXG GUIDEWAY COL BEYOND FASTENED TO U/S
5, FINISH / 3 : REFERTO ELECTRICAL OWGS. PREFIN MTL PANEL SOFFIT (TBC ALUM HORZ SECTION
% SELECTED BY ARCHITECT) FASTENED TO
~ = - - U/S ALUM LINER PANEL FASTENED TO
s Y S R G GALV 38MM MTL HAT TRACK & ON
~ - 75X75 ALUM SECTION FASTENED TO U/S
| PARKING GARAGE EXG GUIDEWAY (SEE STRUC FOR
DETAILS)
3\ SOFFIT AT EXISTING GUIDEWAY 4\ GUIDEWAY SOFFIT DETAIL
“SEE ALSO STRUCTURAL DRAWINGS FOR A07/1:30 A7) 135
INFORMATION
- ALL WELDS FULL STRENGTH AND CONTINUOUS
WHERE VIABLE,
- ALL WELDS GROUND SMOOTH PRIOR TO
FINISHING
- ALL STEEL PAINTED FINISH STAIR RAL :
- FABRICATION TO MINIMIZE FIELD WELDING 1. REFER TO STAIR PLAN FOR NUMBER OF RISERS & TREADS
- SHOP DRAWINGS REQUIRED FOR ALL REQUIRED, AND DETAILED STAIR DIMENSIONS
CANOPY COMPONENTS 2 REFER ALSO TO STRUCTURAL DRAWINGS FOR DETAILS.
3. ALL STEEL MEMBER USED TO BE GALVANIZED, PAINTED CONT. PTD GALV 7
FIINISH COLOR TO BE CONFIRMED BY ARCHITECT. 305MM 'C* CHANNEL
4. PROVIDE SHOP DRAWINGS FOR CONSULTANT REVIEW AND STL STRINGER Cw
APPROVAL PRIOR TO FABRICATION. LANDING PROFILE

STAINLESS STL NOSING
ONCIP CONCQETE TREAD

25MM RAKEBACK (TYP)

CONT. WELDED GALV STL
BENT PLATE STAIR TREAD
FORM C/W RISER

WELDED GALV STL ANGLE
ON STL STRINGER

152 GALV STL 'C' CHANNEL
FASTENED TO WELDED
ANGLES ON GALV STL 'C'
CHANNEL STRINGERS

10.

!
(

o

04.12



PLAN

ﬁ STRUC SILICONE ADHERED TEMPERED GLASS
GUARD
e— 4t TEMPERED == —,"— == S ——0
- STL STAIR AR GLASS INFILL PANELS 1220 O/C (MAX POST SPACING)
BEYOND i S -
I CONT. 38.5 DIA PREFIN ALUM
‘ | HANDRAIL ON WELDED CURVED
-~ I | u‘,ﬁ FLAT BAR ELEVATION
] ~
FILTER FABRIC ON TEMPERED GLAZING — || | P
PROTECTION BOARD ON | e £ | B
ES‘ ;ﬁiﬁg ONW/P 150 ) a0 10 |, [ ‘ | N 1220 O.C. (MAX. POST SPACING) L
. |—- LINE OF MOVATOR \ iz 7
PREF'I-'ITIN%R CAP e s Y & I QUTMOST FINISH 5
FLASI 3 Tl
E 3 | ANODIZED ALUM WELDED | ligil
P5 CONCOURSE = § | ?gﬁ;g:é‘éé@;&n [ 1] PREFM ALUM POSTS & HANDRAIL
| LAl w
PREFIN MTL msrgzg 1(_EOT ” E | R <
TBC BY ARCH) ON C 12000 T.0.S.
BOARD ON 85 TORCH W/P 2 < T | I GALY FASTENERS g 1
MEMBRANE CONT IN PLANTER _ i—h U BREFNEHED ALUMIRUM ANCHORED TO CONG
G o 3 =k T Ch N 1
b / ALUM FLAT BAR —
t— CONC STAIR z i | WELDED TO 50X50 e
I I = R | ALUM SQUARE POSTS
8 gror?ﬁrggﬂsgé%ﬁon CONC UPSTAND —— | i 12.5MM SPACER |_
§ § (COOKSON JMG SIDE e N X _ S, i il
33 QRILE) b /Tooa L wdallt @ LVL PS L 100y T FLOORLINE
LSS o 3 9 TO BE CONFIRMED H v /// INISH
_Sonrere N e w8 I\ , 4 (' LEVEL P5 GUARDRAIL PLAN & ELEVATION
CAULK & SEAL (COLOUR - i : . = MO (/0 : A A702) 1:10
TO H FLASHI . s qn’ | - e
SAWCUT REGLET N 150 i —— — 300 2 -+ BH - 200 j . [t
PREFIN MTL FLASHING ——— . _ I T w3 EARARGE= 2 e s L
COLOUR TBC BY ARCH) ON SEE MANUF SPECS : ey CONFIRM CL - 3 i 9 i -
SBeTORCH WIP MEMBRANE \ g A WITHMOVATOR SPEC. = 5
—RETURN UP WALL = by - 8 ——— DRIP EDGE g I =1
W 8 Y l | J | /fiood, IE v SR PREFINISHED ALUMINUM a
— B el ——— VL FS : FLASHING TO MATCH kS
YA g M“\ [ &% Y é{ _ ALUM GUARDRAIL ON
SLOPED HOTTON His | i - b CONCRETE UPSTAND
5 | 12.5MM GALV STL
SLOnEs M. 5L0PE 2% TO BRAN % P3 MCINNIS ENTRY | T 7 SPACERS BELOW
' 8 ﬁ';‘;,’(‘;’ogm MTLANGLE — 3 ALUM FLAT BAR WELDED GALV FASTENERS (SEE
1" : } | i f=— TO 50X50 ALUM SQUARE STRUC FOR SPACING)
2 100MM SPRAY ON SEMI —— POSTS
L ! RIGID INSUL PARKING GARAGE \gglﬁﬁgg Aum
1\ O/H DOOR P3 ENTRY @ PLANTER SOUTH (9" GUARDRAIL @ P5 ABOVE PKG /11 GUARDRAIL CONNECTION @ CURB :
A705) 110 ar3) 715 \a73 ) 125 3
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I 5
g HEEXISTING:
x I TOWER 1
i 1118 !
[ n
1! 7]
Il 2 =
|2
1A u

[NOTE:
COLOURS NOTED ARE CONCEPTUAL AND TO BE CONFIRMED BY ARCHITECT.

ﬂVIA ARCHITECTURE

CARNARVON STREET
oy S N " R\
EXISTIN EXISTI EXISTING
TOWER . [Tower 1 : FACTORY
= I: ) i -% I .
| . L W
; e N | H L [
- TING
= 4 VAY. —__STATI :
: T TR TT—— S ——= — = —-j_.I
: | % - _;ay__aoszww;waw —F
N 1
: | COLUMBIA STREET

—_—— = —
——
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