
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0238-00 
 

Planning Report Date:  February 6, 2012 

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 
 

in order to permit the development of a single-storey 
747 square metre (8,041 sq. ft.) commercial building 
and three-storey 5,642 square metre (60,730 sq. ft.) 
multi-tenant office building. A variance is required to 
reduce the minimum rear yard setback from 7.5 metres 
to 6 metres for proposed Building I. 
 
 

LOCATION: 5570 – 152 Street 
5577 – 153A Street 

OWNER: Panorama Park Investments Ltd. 

ZONING: CD (By-law No. 17022) 

OCP DESIGNATION: Industrial 

LAP DESIGNATION: Business Park/Commercial 
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RECOMMENDATION SUMMARY 
 

• Approval to draft Development Permit. 
 

• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• The applicant is requesting a Development Variance Permit (DVP) to reduce the minimum rear 
yard setback for proposed Building I in order to maximize the achievable floor space given the 
southern boundary of the subject property is not directly parallel to the north lot line. 

 
RATIONALE OF RECOMMENDATION 
 

• The applicant is proposing to further amend Phase I (Development Permit No. 7907-0013-00) in 
order to allow a change in proposed tenants for Building G and Building I. The remainder of the 
site retains the quality of development originally approved under Development Permit No. 
7907-0013-00 and 7908-0181-00. 
 

• The overall design and character of proposed Building G and Building I are generally consistent 
with the approved concept for Phase I (File No. 7907-0013-00) and complement the business 
park design on adjacent industrial properties. 

 
• The reduced setback will enable the owner to maximize the achievable floor area given the 

southern boundary of the subject property is not directly parallel to the north lot line. However, 
the applicant only requires a setback relaxation for a portion of Building I (the southeast corner) 
given the siting of Building I relative to the existing southern boundary of the property. 

 
• The proposed setback relaxation will have a negligible impact on the general aesthetics of 

Building I or adjacent industrial properties. Moreover, the applicant proposes to install 
additional landscaping, located within the rear yard setback, in order to further screen the 
three-storey office building from existing industrial buildings on adjacent properties as well as 
153A Street. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7911-0238-00 generally in accordance 

with the attached drawings (Appendix II). 
 
2. Council approve Development Variance Permit No. 7911-0238-00 (Appendix IV) varying the 

following, to proceed to Public Notification: 
 

(a) to reduce the minimum rear yard setback of the CD Zone (By-law No. 17022) from 
7.5 metres (25 ft.) to 6 metres (20 ft.) for proposed Building I at 5577- 153A Street. 

 
3. Council instruct staff to resolve the following issues prior to final approval: 
 

(a) ensure that all engineering requirements and issues including restrictive covenants, 
dedications, and rights-of-way where necessary, are addressed to the satisfaction of the 
General Manager, Engineering; 

 
(b) input and approval from the Ministry of Transportation & Infrastructure; 
 
(c) input and approval from the Surrey Fire Department; 

 
(d) submission of a landscaping plan and landscaping cost estimate to the specifications and 

satisfaction of the City’s Landscape Architect; 
 
(e) resolution of all urban design issues including pedestrian connectivity issues raised by 

the ADP to the satisfaction of the Planning and Development Department; and 
 

(f) final approval of Development Variance Permit No. 7911-0238-00. 
 
 
REFERRALS 
 
Engineering: The Engineering Department has no objection to the project subject 

to completion of the Engineering servicing requirements identified 
at Building Permit stage as outlined in Appendix III.  

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Industrial business complex. 
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP  
Designation 

Existing  
Zone 
 

North  
(Across No. 10 Highway): 
 

Commercial buildings and 
single family dwellings 

Commercial/Urban 
Residential 

C-8 & CD  
(B/L 14510) 
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Direction Existing Use OCP/LAP  
Designation 

Existing  
Zone 
 

East and South: 
 

Industrial Business Park 
and Greenbelt 

Industrial IB 

West: 
 

Industrial Business Park 
and Gas Station 

Industrial/Business 
Park and Gas Station 

CD (B/L 16598 & 
14076) and CG-2 

 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 

• The subject property is 0.5 hectare (1.25 acres) in area and located on the south side of 
56 Avenue (No. 10 Highway) between 152 Street and 153A Street. 
 

• The property is designated “Industrial” in the Official Community Plan (OCP) and “Business 
Park” in the East Panorama Ridge Local Area Plan (LAP).  The subject property is currently 
regulated by a “Comprehensive Development (CD)” Zone (By-law No. 17022) which allows a 
broad range of light impact industrial uses, general service uses and limited commercial uses. 

 
• A Development Permit (No. 7907-0013-00) was previously approved by Council on July 30, 2008 

for eight industrial buildings and associated landscaping as part of Phase I.  The Development 
Permit for Building “H” was subsequently approved by Council on November 3, 2008 
(No. 7908-0181-00), as part of Phase II, after securing new tenants.  The development application 
also involved several changes to existing on-site buildings in terms of overall design, 
architectural characteristics and landscaping. 

 
• The applicant is proposing to further amend the previously approved Development Permits 

(No. 7907-0013-00 and 7908-0181-00) in order to permit changes to Building “G” as well as 
construct a three-storey multi-tenant building in place of the one-storey building the applicant 
originally proposed for Building “I”. 

 
Proposed Changes to Building G 
 

• The applicant is proposing several changes to the site layout which include additional on-site 
parking located along the western boundary of 5570 – 152 Street. The increased on-site parking 
is achieved by relocating proposed Building G further away from 152 Street and increasing the 
setbacks from 7.5 metres (25 ft.) to 17.8 metres (58 ft.) which provides another ten surface 
parking stalls. In addition, the Engineering Department has granted preliminary approval for a 
right-out vehicle access point directly adjacent to the western façade of Building G provided the 
applicant install a median which prevents future conflict in terms of on-site vehicle queuing 
distance off 152 Street. 

 
• The exterior façade of Building G is modified to provide a greater degree of architectural 

continuity with existing on-site buildings which includes the addition of multi-colour spandrel 
panels, weather protection canopies, added glazing around the building exterior and stainless 
steel trellises, located along the southern façade, which support the growth of additional 
landscaping thereby reducing the building massing along 152 Street. 
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Proposed Changes to Building I 
 

• The applicant is proposing to construct a three-storey building with underground parking in 
place of the one-storey building originally approved under File No. 7907-0013-00 and 7908-0181-
00. The proposed building includes 28 units which provide a combined total of 4,191 square 
metres (45,115 sq. ft.) of office space. Nonetheless, the proposed increase in floor area is within 
the allowed floor area ratio (FAR) currently permitted under the CD Zone (By-law No. 17022). 

 
• The proposed location and parking layout for Building I are generally consistent with 

Development Permit No. 7907-0013-00 and 7908-0181-00. The applicant proposes to further 
modify the southern driveway access point off 153A Street in order to provide vehicle access to 
underground parking stalls for proposed Building I. The Engineering Department is supportive 
of proposed changes in driveway access off 153A Street in order to provide additional 
underground parking at 5577 – 153A Street. 

 
• In order to ensure greater architectural conformity, the applicant is proposing an east-west 

oriented concrete tilt-up building with added glazing along the exterior façade, weather 
protection canopies, corrugated metal cladding and multi-colour spandrel panels which 
enhance visual interest as well as encourage architectural co-ordination and provide for unified 
on-site building design. 

 
On-site Parking 
 

• The applicant is proposing to install another roughly 168 parking stalls for Building G and 
Building I (131 surface and 37 underground) for a total of about 460 parking spaces on-site 
including fourteen accessible parking stalls. The amount of parking meets the minimum 
requirements under Zoning By-law No. 12000 based on a combination of light impact industrial, 
retail and limited office uses. 

 
Proposed On-site Signage 
 

• The proposed free-standing, under-canopy and fascia signage, as shown on the attached 
drawings (Appendix II), are conceptual and subject to further detailed review by City staff in 
order to confirm the proposed signage complies with the Surrey Sign By-law, 1999. 

 
• The on-site tenant fascia and under-canopy signage will comply with the design criteria 

previously established for Panorama Place under File No. 7907-0013-00 and 7908-0181-00 
(Appendix VI) which specifies that signage must consist of individual channel letters attached to 
mounted raceways that match the existing building façade or proposed tenant signage. In 
addition, the design criteria also specifies the maximum permitted height, depth and copy area. 

 
Proposed Free-standing Signage 
 

• The Surrey Sign By-law permits a free-standing sign with a maximum height of 6 metres (20 ft.) 
on 152 Street and 4.5 metres (15 ft.) on 153A Street.  The proposed free-standing signs will comply 
with the maximum height requirements in the Surrey Sign By-law. 

 
• The proposed free-standing sign on 152 Street and 153A Street will respect the minimum 

30 metre (98 ft.) separation requirement between free-standing signs, as per the Sign By-law. 
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• The Sign By-law requires a minimum setback of 2 metres (6 ft.) from the property line. The 

applicant proposes a 2 metre (6 ft.) setback on 152 Street as well as 153A Street, in keeping with 
the minimum setback of existing free-standing signs already installed on adjacent industrial 
properties. 

 
• The proposed free-standing signs at 5570 – 152 Street and 5577 – 153A Street will restrict third-

party advertising to thirty percent of the copy area, as per the Surrey Sign By-law. 
 
• The applicant is proposing to introduce additional landscaping around the base of the sign in 

order to improve the overall appearance. The proposed landscaping will consist of low-lying 
shrubs as well as additional ground cover around the perimeter of the sign base. 

 
Proposed Under-Canopy Signage 
 

• The proposed fascia signage on Building G and Building I will similarly consist of individual 
channel letters with background illumination for advertisement purposes. All on-site tenant 
signage appears generally consistent with existing signage on adjacent commercial/industrial 
buildings. 

 
• The applicant is proposing upper-storey fascia signage which provides advertising exposure for 

one major upper-storey tenant which occupies substantial floor area in Building I. The subject 
property at 5577 – 153A Street is located behind several existing industrial buildings with 
minimal advertising exposure to passing motorists along 56 Avenue (No. 10 Highway). The 
applicant therefore proposes two upper-storey fascia signs located on the northern and eastern 
elevations of Building I in order to improve advertising exposure for a single major upper-floor 
tenant which occupies substantial floor area in proposed Building I.  

 
• The applicant is required to provide upper-storey signage which should be properly scaled as 

well as architecturally coordinated in order to complement the proposed multi-storey building. 
In addition, the fascia signage is required to comply with the design criteria previously 
established for Panorama Park (Appendix VI) as well as Surrey Sign By-law, 1999. 
 

Proposed Fascia Signage 
 
• The proposed fascia signage on Building G and Building I will consist of individual channel 

letters with background illumination mounted on raceways painted neutral colours in order to 
match the existing building façade. On Building G, the fascia signage is located on the southern 
and northern building elevations on the exterior building façade. In contrast, the fascia signage 
on Building I is confined largely to first-floor tenants and located directly above the doorway 
entrance to each unit. 

 
• The proposed fascia signage is generally consistent with existing fascia signage on adjacent 

buildings and generally conforms to design criteria for on-site signage previously established 
under Development Permit No. 7907-0013-00 and 7908-0135-00. In addition, the applicant will 
ensure that tenant fascia signage is limited to one fascia sign per premise frontage, as per the 
Surrey Sign By-law. 
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Proposed Landscaping 
 

• The proposed landscaping includes a variety of trees, shrubs and groundcover around Building 
G and Building I as well as additional landscaping proposed throughout the subject property in 
order to address landscaping deficiencies from previous development applications (File No. 
7907-0013-00 and 7908-0181-00).  

 
• In addition, the applicant has committed to installing trellis features on 56 Avenue (No. 10 

Highway) previously required under File no. 7908-0181-00. 
 
• The landscaping plan incorporates several decorative features including stamped concrete 

located at the driveway entrance off 153A Street, planter boxes, street benches as well as a steel 
cable trellis feature, located along the southern façade of Building G, which supports the growth 
of additional landscaping thereby reducing the building massing along 152 Street. 

 
• The parking layout is enhanced by incorporating several pedestrian walkways which connect the 

buildings to public sidewalks along 152 Street, 153A Street and 56 Avenue (No. 10 Highway).  The 
inclusion of well-connected sidewalks will facilitate better pedestrian movement throughout the 
subject property with raised crosswalks located at drive aisles. 
 

 
SUSTAINABILITY FEATURES 
 

• On January 17, 2012 the applicant prepared and submitted a sustainable development checklist. 
 
• The proposed development includes substantial improvements to on-site pedestrian circulation 

by incorporating several walkways which connect the buildings to public access points along 
152 Street, 153A Street and 56 Avenue (No. 10 Highway). In addition, the proposed buildings are 
well-served by public transit and include several on-site bike racks for employees and 
customers. 

 
• The applicant is addressing CPTED principles (Crime Prevention Through Environmental 

Design) by ensuring maximum visibility is provide at building entrances as well as installing a 
see-through gated entrance to the underground parking facility. 

 
• The proposed development will meet current energy codes, incorporates sunshading features 

along the southern and western building exposures, incorporates waste management practices 
throughout construction and utilizes recycled content in building materials. 

 
 
ADVISORY DESIGN PANEL 
 

• The site plan and building elevation drawings were referred to the Advisory Design Panel (ADP) 
on December 8, 2011. The ADP requested that the applicant improve the pedestrian entrance to 
the site from 152 Street in order to strengthen pedestrian connectivity. Staff have identified some 
optins which would resolve the ADP's concerns, and will continue to work with the applicant to 
address these.  The applicant has satisfactorily addressed the remaining ADP comments and 
suggestions (Appendix V). 
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• The proposed amendment to Development Permit No. 7907-0013-00 and 7908-0181-00 was 
reviewed in detail by City staff and deemed acceptable subject to minor revisions. 

 
 
BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To reduce the minimum rear yard setback from 7.5 metres (25 ft.) to 6 metres (20 ft.). 
 

Applicant's Reasons: 
 

• The reduced setback will enable the owner to maximize the achievable floor area of proposed 
Building I given that the southern boundary of the subject property is not directly parallel to 
the north lot line. 
 

Staff Comments: 
 

• The applicant only requires a setback relaxation for a portion of proposed Building I (i.e. the 
southeast corner) given the siting of Building I relative to the existing southern boundary of 
the subject property. 
 

• The proposed setback relaxation will have a negligible impact on the general aesthetics of 
Building I or adjacent industrial properties. Furthermore, the applicant proposes to install 
additional landscaping, located within the rear yard setback, in order to further screen the 
three-storey office building from existing industrial buildings as well as passing motorists 
travelling along 153A Street. 
 

 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Site Plan, Building Elevations, Landscape Plans and Perspective Drawings 
Appendix III. Engineering Department Comments 
Appendix IV. Development Variance Permit No. 7911-0238-00 
Appendix V. ADP Comments 
Appendix VI. Signage Criteria for Panorama Place 
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INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by Walter Francl Architecture Inc. and 

Sharp & Diamond Landscape Architecture Inc., respectively, dated January 17, 2012. 
 
 

original signed by Nicholas Lai 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Richard Coulter 

Panorama Park Investments Ltd. 
Address: 1959 – 152 Street, Unit #300 
 Surrey, BC  V4A 9E3   
Tel: 604-542-4800 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 5570 – 152 Street 
5577 – 153A Street 

 
(b) Civic Address: 5570 – 152 Street 
 Owner: Panorama Park Investments Ltd., Inc. No. 0806551 
 PID: 027-863-506 
 Lot: Lot B  Section 2  Township 2  New Westminster District Plan 

BCP40332 
 
(c) Civic Address: 5577 – 153A Street 
 Owner: Panorama Park Investments Ltd., Inc. No. 0806551 
 PID: 028-045-041 
 Lot: Lot A  Section 2  Township 2  New Westminster District Plan 

BCP42333 
 
 

3. Summary of Actions for City Clerk's Office 
 

 (a) Proceed with Public Notification for Development Variance Permit No. 7911-0238-00 
 
(b) Application is under the jurisdiction of MOTI.   
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DEVELOPMENT DATA SHEET 

 
 Existing Zoning:  CD (B/L 17022) 

 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA*  (in square metres)  Building G Building I 
 Gross Total  4035 m2 5,388 m2 
  Road Widening area    
  Undevelopable area    
 Net Total    
   
LOT COVERAGE (in % of gross lot area)  Building G Building I 
 Buildings & Structures    
 Paved & Hard Surfaced Areas    
 Total Site Coverage 45% 19% 26.9% 
   
SETBACKS ( in metres) Building G Building I Building G Building I 
 Front 7.5 m 4 m ~17.6 m ~8 m 
 Rear 4 m 7.5 m ~31.7 m ~6 m 
 Side #1 (N/E) 4 m 7.5 m ~15.3 m ~19.1 m 
 Side #2 (S/W) 7.5 m 4 m ~10.2 m ~19.2 m 
   
BUILDING HEIGHT (in metres/storeys)  Building G Building I 
 Principal 12 m 7.3 m 12 m 
 Accessory 6 m   
   
NUMBER OF RESIDENTIAL UNITS  N/A 
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential  N/A 
   
FLOOR AREA: Commercial   
 Retail  747 m2 
 Office   
 Total  747 m2 
   
FLOOR AREA:  Industrial   
 Office  4,191 m2 
   
FLOOR AREA:  Institutional  N/A 
   
TOTAL BUILDING FLOOR AREA  4,938 m2 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 



Page 3 

\\file-server1\net-data\csdc\generate\areaprod\save\3572404093.doc 
. 2/2/12 10:15 AM 

 

Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY  Building G Building I 
 # of units/ha /# units/acre (gross)  N/A 
 # of units/ha /# units/acre (net)  N/A 
 FAR (gross) 0.75 0.19 1.05 
 FAR (net) 0.75 0.19 ~0.78 
   
AMENITY SPACE (area in square metres)  N/A 
 Indoor   
 Outdoor   
   
PARKING (number of stalls) Buildings A - I Buildings A - I 
 Commercial ~194 stalls N/A 
 Industrial  ~210 stalls N/A 
   
 Residential Bachelor + 1 Bedroom  N/A 
   2-Bed   
   3-Bed   
 Residential Visitors  N/A 
   
 Institutional  N/A 
   
 Total Number of Parking Spaces ~405 stalls ~460 stalls 
   
 Number of disabled stalls 4 stalls ~15 stalls 
 Number of small cars  101 stalls ~89 stalls 
 Tandem Parking Spaces:    N/A 
 Size of Tandem Parking Spaces   N/A 
 
 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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Advisory Design Panel 
Minutes 

Parks Boardroom 1 
City Hall 
14245 - 56 Avenue 
Surrey, B.C. 
THURSDAY, DECEMBER 8, 2011 
Time: 4:00 pm 

 
Present: 

Chair – L. Mickelson 
 
Panel Members: 
R. Ciccozzi 
S. Lyon 
N. Baldwin 
R. Myers 
K. Newbert  
 
Absent:  Cpl. Marc Searle 
 

Guests: 
 
Walter Francl, Walter Francl 

Architecture Inc. 
Richard Coulter, Panorama Park 

Investments Ltd. 

Staff Present: 

T. Ainscough, City Architect - Planning & 
Development 

H. Bello, Senior Planner - Planning & 
Development 

Misty Jorgensen, Planning & Development 
H. Dmytriw, Legislative Services 
 

 
 
A. RESUBMISSION 
 

1. 4:00 PM 
 

File No.: 7911-0238-00  
New or Resubmit: New 
Description: DP for 2 commercial buildings 
Address: 5570 – 152 Street & 5577 – 153A Street 
Developer: Richard Coulter, Panorama Park Investments Ltd. 
Architect: Manny Trinca, Walter Francl Architecture Inc. 
Landscape Architect: Ken Larson, Sharp & Diamond 
Planner: Misty Jorgensen 
Urban Design Planner: Hernan Bello 
  
 
The Urban Design Planner presented an overview of the proposed project and 
highlighted the following: 
� To focus on interconnectivity and accessibility along public and semiprivate right-

of-ways and at entrances to Highway 10 and 152 Street.  There are several gaps in 
the linkages. 

� Narrow access between buildings at the Shell gas station. 
� Access to building restricted from underground parking and stairs at south east 

corner of project at 152 Street and Highway 10.   
� Back of building has significant grade difference. 
� Concrete bulges prevent wheelchair parking. 
� Front of main entrance to bank inhibited by parking curb bulges. 
� Narrow pedestrian walk along pub and wheelchair sidewalk ramp. 
� A&W experienced no drive-thru customers in the two hours the planners visited 

the site.  
� Highway 10 has a sidewalk.  
� New building will have entrance from 153A Street. 
� Building architecture to facilitate properly designed sidewalks with parameters to 

22 m at entrance at south west corner of complex. 

Appendix V
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The City Architect noted that the main access through the site is an opportunity to 
provide a significant entrance way for the pub and proposed building.  There is plenty 
of pedestrian activity within the site.  This is an opportunity to make improvements to 
the complex and create a significant entrance to the site and adjacent buildings 
� The space could be enhanced to make it more visible and significant.   
� The site is laid out on two axis that run north and south.  The new connections 

could reinforce that and make the parking area between the buildings more 
pleasant plus enhance the neighbourhood. 

� The buildings to the east and west would then all be part of the applications and 
indicated on the development permit drawings.   
 

The Developer presented an overview of the site plan, building plans, elevations, 
cross sections, and streetscapes and highlighted the following:  
� There is a lot of unfinished business in the site and have deliberately delayed tie in 

to the central feature.  An internal decision was made that everything through the 
middle will be completed to satisfaction. 

� This is an opportunity to push the linkage all the way through to the south west 
entry and improve access for all.   

� Mechanical system is a high quality hot water central system to be located on roof. 
� Underground parking will be gated and secure by tenants. 
� 416 parking stalls.  12 designated disabled parking stalls. 

 
The Architect and Landscape Architect noted that the buildings complete the suite 
of buildings.  This proposal is for two different buildings:  the building on the south-
east corner will have an underground parkade, and Building G will be a retail building 
for more than one user and will be set similar to the other buildings on the site.   
� The building is animated, colourful and has good weather protection; louvers on 

south west corner for solar control. 
� Offers an opportunity for more than one building. 
� Building I will be located on east edge of the site.  
� Front door to open onto courtyard.  Entrance to street.   
� Parkade underneath. 

 
The Landscape Architect reviewed the landscape plans and highlighted the following: 
� Curb let downs are in wrong places.   
� Site phased in such a way that Buildings H and I will be oriented north south.  
� Building I is the largest site.   
� Tree quantities in the frontages to be doubled to 90 canopy trees. 
� There are challenges to the parking lot:  curb bump outs and bulges form a zigzag 

pattern in the drive through and slope up to the sidewalks.   
� Tighten the entrances to Building G to make the sidewalks bigger.    
� Consolidate disabled parking. 
� Put elevator inside building.  
 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
5570 – 152 Street & 5577 – 153A Street  
File No. 7911-0238-00 

 
It was Moved by N. Baldwin 
 Seconded by S. Lyon 
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 That the Advisory Design Panel (ADP) 
recommends that the applicant address the following issues, and revise and resubmit 
to the Planning & Development Department. 

Carried 
 
 

STATEMENT OF REVIEW COMMENTS 
 

Form and Character 
� Colour panels  

o Tone down the spandrel glass colour 
o Conflict in colour between the building and signage 
o Tone down colours of central building. 
o Building I - 

� Reconsider coloured glass. 
� Use different colour and lots of articulation where metal cladding outside 

of concrete walls. 
� Sun control is good thing.  
� Ensure sun screen on south and west side. 
� Constricted stairs at 152A Street – Building looks squished.  Increase width 

by moving Building I over and capture that space for the other side of the 
building.  

� Use calmer colour pallet for Building I.  Don't need so much colour and 
articulation on the buildings.   

o Indented corners need something to make them look like they belong like on 
Building G.   

o There is a conflict of signage and weather protection. Canopies are too high.  
Bring them down to protect the people. 

 
� Main Entrance 

o Set back the main entrance  
o Door treatments: higher doors, different hardware, canopy treatment, make 

front central piece flush 
o Change in material details at rear facade of Building I will be awkward – make 

it flush.  There is lots of articulation, materials, and colour; it would benefit 
from a calmer expression.   

o Back of Building H – no plane change of materials a challenging detail. 
o Consider providing opening windows in offices 
o Signage is a critical factor – consider a signage control package – size and type. 
o Entry off 152 Street needs improving.  Move building closer to 152 Street and 

this would create two books ends to the street and add definition to the street. 
 

Vehicle Circulation 
� Parking layout is very disorganized and inefficient with dead end lanes, etc. 
� Recommend "no disabled access" in lower parking lot. 
� Rearrange the central parking to create some green space. 
� There is excess of parking stalls, but parking is tight and layout is inefficient.  

Rearrange parking from cross aisles to lengthwise in front of Building H, and add 
an island with a pedestrian walk in the middle.  Have an entry and an exit.  No 
dead ends. 

� Building I has an isolated parking lot that would be confusing for public to access 
the site. 
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� Need accessible access to office building and the rest of site. 
� Concern regarding lower parking lot.  Unclear for customers parking accidently in 

this area.  No access from wheelchairs or those with strollers.  Appears to be no 
opportunity for entrance from south east parking lot to building/elevator from the 
underground parking lot. Signage may help. 

 
Pedestrian Circulation 
� Entire site is not pedestrian friendly.  Pedestrians forced to walk on roads. 
� Wheelchair access is poor.  
� Poor pedestrian access to Building I, especially from lower parking lot. 
� Important to give consideration to repair access between buildings, parking, access 

and walk ability. Take great care of sidewalk widths and crossings to improve the 
pedestrian experience.  Lose a few parking stalls if necessary. 

� Lower canopies to provide better rain protection to pedestrians. 
� Increase sidewalks for pedestrian crossing 
� Widen sidewalks 
� Stop sign currently on the wrong side of the sidewalk. 

 
Entries 
� Poor sense of entry and visibility from outside of site. 
� Parking is tight. 
� Open up pedestrian entry to site – create visual clues. 
� Rearrange entries on east  
� Combine two entries to one to the south 

 
  Accessibility 

� Elevator/call buttons be accessible 
� Power doors to entrance 
� Recommend redesign Building I to allow access to south east lower level. 
� Accessibility difficult.  Have an entrance on east side and entrance to come up and 

around to simplify things, depending on the grade.  
� Pedestrian circulation is poor at that corner.  Remove the parking on the south 

east side.  Make it a drive right through as there is currently no access to the 
building from that location.   

� Recommend a large "no access" sign for disabled in that area. 
� Have elevators call buttons accessible and on the sideways.  Emergency call 

buttons and power doors at entrances.   
� Challenge to all:  come up a sidewalk design where there is not an expansion 

groove every 4'.  Make the sidewalk less bumpy, which is very uncomfortable for 
the disabled. 

 
Landscaping  
� Landscaping appropriate to the types of buildings. 

 
Sustainability 
� Consider more sunscreen of the west façade of Building I.   
� Consider making screens at exterior corner to feel more designed and intentional. 
� LEED checklist to make certified equivalent is also a good thing. 
� System description sounds appropriate for both use and energy use/sustainability.  

There is no greenery that is not a tree. 
� Turn parking and adjust to run down centre and put a landscape strip in there and 

make it into a bio swale. 
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The Developer made the following comments:  
� Parking at south east corner is fundamentally employee parking.  The earlier plan 

had an access between. 
 
 

  
 



 

 

 
 

SIGN CRITERIA – PANORAMA PLACE 
 
 
 
All sign layouts to be approved by the Landlord prior to commencement. Approval will be based 
on the following criteria: 
 
� Signs may consist of illuminated or non-illuminated components as individual letters or 

channel shapes or combinations thereof. 
 

� All signage will be raceway mounted on the building or in front of glazing. 
 

� The face of raceways can be full height or partial height. The length is to be determined by 
the copy. All raceways are to be painted out the same colour and finish as the building or 
colour to compliment the sign. 

 
� Maximum height of copy is to be 40”. Maximum depth of copy is to be 5 ¼”. 

 
� Sign area not to exceed 3’ square/lineal foot of elevation frontage. 

 
� Copy area is not to exceed 50% of the sign area. 

 
� Sign area will be determined by the width of the storefront from each end/demising wall. A 

minimum 12” space required at each end of the sign between the end of the sign and the 
demising wall. 

 
� All wiring is to be the most current electrical code. All wiring and connections are to be 

contained within the raceway – absolutely no visible wires or connections allowed. 
 

� No visible fasteners or manufacturers labels are allowed, with the exception of CSA as 
required. 

 
� All materials and workmanship are to be of the highest level to ensure that quality is 

maintained. 
 

� No contractor should commence manufacture before receiving written approval of their shop 
drawings from the Landlord. 

 
� No contractor will be allowed to install any signage until they have secured any and all 

necessary municipal permits. 
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