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RECOMMENDATION SUMMARY

Approval to reduce indoor amenity space.

Approval to reduce outdoor amenity space.

Approval to vary the Sign By-law through a comprehensive sign design package.

Approval to draft Development Permit.

DEVIATION FROM PILANS, POLICIES OR REGULATIONS

e Seeking to vary the Sign By-law to allow for free-standing, fascia, third party, changeable copy,
under awning, projecting, roof and banner signs, and to increase the height, number and sign
area of these various signs.

RATIONALE OF RECOMMENDATION

e Complies with the "Central Business District" designation in the OCP.
e Complies with the "Mixed-Use 5.5 FAR" designation in the City Centre Plan.

e The proposed development complies with the City’s Employment Lands Strategy and
Economic Development Strategy, as an employment generator for the City.

e The proposed density and building form are appropriate for this part of City Centre and
consistent with the zoning approved for this site on December 16, 2013.

e The proposed development conforms to the goal of achieving high density development
nodes around the three SkyTrain stations.

e The signage has been comprehensively designed to be integrated with the design of the
buildings and is high quality and appropriate in scale.

e The signage is required to provide wayfinding for the commercial component of the
development and to be visible from the four road frontages, as well as to guide patrons to
their stores.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council approve the applicant's request to reduce the amount of required indoor amenity
space for Tower 1 (at the southwest corner), from 708 square metres (7,621 square feet) to
633.2 square metres (6,816 square feet).

2. Council approve the applicant's request to reduce the amount of required outdoor amenity
space for Tower 5 (at the southeast corner), from 519 square metres (5,586 square feet) to
504.7 square metres (5,433 square feet).

3. Council approve the applicant's request to vary the Sign By-law as described in Appendix II.

4. Council authorize staff to draft Development Permit No. 7914-0231-00, including a
comprehensive sign design package, generally in accordance with the attached drawings
(Appendix III).

5. 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) submission of a landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

(c) resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

(d) demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

(e) registration of a statutory right-of-way for pedestrian right-of-passage through the
plaza;

(H the applicant adequately address the impact of reduced indoor amenity space for
Tower 1 (at the southwest corner); and

(g) the applicant adequately address the impact of reduced outdoor amenity space for
Tower 5 (at the southeast corner).
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REFERRALS

Engineering: The Engineering Department has no objection to the project,
subject to the completion of Engineering servicing requirements, as
outlined in Appendix III.

School District: Projected number of students from this development:

12 Elementary students at Simon Cunningham Elementary School
5 Secondary students at Queen Elizabeth Secondary School

(Appendix IV)

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by November,
2018.

Surrey Fire Department: The Fire Department has provided comments and their comments
will be incorporated into the design prior to submission of the
Building Permit application.

TransLink: TransLink has indicated a concern regarding the naming of the
development "King George Station" which TransLink indicates is
proprietary. The applicant is resolving this issue.

Ministry of Environment The larger development site was remediated in November 2013 in

(MOE) conjunction with Application No. 7912-0332-00. In June 2014, the
applicant applied for the necessary Certificate of Compliance. The
Certificate of Compliance was issued in October 2014.

SITE CHARACTERISTICS

Existing Land Use: =~ Medical building to be removed.

Adjacent Area:
Direction Existing Use OCP Designation | Existing Zone
North (Across 10-storey Coast Capital Central Business CD By-law No.
98B Avenue): building currently under District 17954

construction, approved
under Development
Permit No. 7912-0332-01.
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Direction Existing Use OCP Designation | Existing Zone
East (Across 137 Street): Existing surface parking Central Business CD By-law No.
lot. Future redevelopment | District 17954
site for multiple residential
towers.
Further East (Across Mid-rise apartment Central Business RM-70
Whalley Boulevard): building. District
Quibble Creek and Central Business RF
SkyTrain Guideway. District
Proposed location of
District Energy facility.
South (Across Fraser Existing church and single | Central Business CHI and RF
Highway): family dwellings. District
West (Across King George | Holland Pointe proposed | Central Business LUC No. 420
Boulevard): development, currently on | District (underlying
hold under Application C-35 Zone)

No. 7908-0207-00 and
existing mid-rise
apartment building.

DEVELOPMENT CONSIDERATIONS

Background

The subject property is located at 9808 King George Boulevard. The parent property was
rezoned on December 16, 2013 and subdivided into four (4) lots, as part of Development
Application No. 7912-0332-00. General Development Permit No. 7912-0332-00 was also
approved to guide the general design for the larger development site.

As part of this approval, road dedication for the new 98B Avenue/137 Street was conveyed to
the City, along with road dedications for the widening of King George Boulevard, for the
future Light Rapid Transit (LRT) connection to the south and along the north, adjacent the
SkyTrain corridor, for connection ultimately to the east to Langley.

One of the four (4) newly created lots is the site of the 10-storey Coast Capital headquarters
building (Phase 1) currently under construction to the north of the subject property (approved
under Development Permit No. 7912-0332-01).

The subject application is on the largest of the 4 newly created lots.
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Development Proposal

e The proposal is for a mixed-use office, retail and multiple residential development, consisting
of the following:

0 21,931 square metres (236,060 sq.ft.) of retail floor area on two levels;

0 16,214 square metres (174,531 sq.ft.) of office space on levels 3 to 13 of the 39-storey,
mixed use, high rise;

0 236 dwelling units (intended to be marketed) on levels 14 to 39 of the 39-storey, mixed
use, high rise; and

0 173 dwelling units (intended to be rental) in a 12-storey mid-rise.

¢ The program for the commercial space consists of two large format retail spaces, surrounded
by smaller commercial retail units (CRUs). The two large format retail uses will be a grocery
store and a drug store. The second floor of the retail podium will consist of a fitness centre,
movie theatre and restaurants.

e The proposal has changed from the original master plan proposal, which was approved under
General Development Permit No. 7912-0332-00. Previously, a 15-storey office tower and a
21-storey rental residential tower were proposed over a 2-storey commercial podium.

e The revised development proposal still complies with the maximum 5.5 floor area ratio (FAR)
prescribed for this subject lot (Block B). However, the 15-storey office tower has now been
replaced with a 39-storey office and residential tower and the 21-storey rental building has
now been replaced with a 12-storey residential rental tower.

e It should be noted that the applicant has indicated their intent to stratify all the dwelling
units, but market only those 236 dwelling units proposed in the 39-storey high-rise tower.
The remaining 173 dwelling units proposed in the 12-storey mid-rise building are intended to
be rented. The provision of rental housing is not a requirement of the City and therefore no
Housing Agreement is proposed to ensure these units remain rental.

e The applicant proposes to develop this second phase (Phase B) of the development in four
phases. Phase one shall encompass the 2-storey retail podium with the first six floors of office,
the second phase shall consist of the 7™ to 13™ floors of office, the third phase shall consist of
the residential portion (14" to 39" floors) of the landmark tower and the last phase shall
consist of the 12-storey residential mid-rise.

Residential Tower 1

e The dwelling units intended to be marketed are located in the 14™ to 39" floors of the
proposed 39-storey landmark tower, located at the southwest of the subject lot. A total of 236
dwelling units are proposed and are intended to be stratified and sold individually.

e The 236 proposed dwelling units consist of the following:

0 36 one-bedroom units, ranging in size from 40.1 square metres (432 sq.ft.) to
40.8 square metres (439 sq.ft.);

0 66 one-bedroom and flex units, ranging in size from 46.1 square metres (497 sq.ft.) to
52.6 square metres (566 sq.ft.);
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0 93 two-bedroom units, ranging in size from 60.4 square metres (650 sq.ft.) to
08.1 square metres (1,056 sq.ft.);

0 38 two-bedroom and flex units, ranging from 68.1 square metres (734 sq.ft.) to
111.9 square metres (1,205 sq.ft.); and

0 3 3-bedroom units, ranging from 81.5 square metres (877 sq.ft.) to 86 square metres
(926 sq.ft.).

Based upon 236 dwelling units, 708 square metres (7,621 sq.ft.) of indoor amenity space and
708 square metres (7,621 sq.ft.) of outdoor amenity space are required.

Tower 1 will provide 633.2 square metres (6,816 sq.ft.) of indoor amenity space and
772.4 square metres (8,314 sq.ft.) of outdoor amenity space. The outdoor amenity space is
exceeded, but cash-in-lieu will be required for the shortfall in indoor amenity space.

The indoor and outdoor amenity spaces will be located on the 14™ floor. The indoor amenity
space will consist of two (2) party rooms, meeting rooms, a library and a fitness centre. The
outdoor amenity area will consist of outdoor seating, a BBQ area and an outdoor fitness area.

Residential Tower 5

The 12-storey apartment tower, located at the southeast corner of the subject lot, is intended
to offer the rental of stratified dwelling units managed by a property management company.
The tower will accommodate 173 dwelling units. These 173 dwelling units will consist of the
following:

0 59 one-bedroom units, ranging in size from 40.9 square metres (440 sq.ft.) to
52.2 square metres (562 sq.ft.);

0 60 one-bedroom and flex units at 54.3 square metres (585 sq.ft.);

0 36 two-bedroom units, ranging in size from 65.5 square metres (705 sq.ft.) to

70.4 square metres (758 sq.ft.); and
0 18 two-bedroom and flex units, ranging in size from 70.3 square metres (757 sq.ft.) to
73.2 square metres (788 sq.ft.).

Based upon 173 dwelling units, 519 square metres (5,586 sq.ft.) of indoor amenity space is
required, as well as 519 square metres (5,586 sq.ft.) of outdoor amenity space.

The development proposes 532.4 square metres (5,731 sq.ft.) of indoor amenity space and
504.7 square metres (5,433 sq.ft.) of outdoor amenity space on the second floor. The indoor
amenity space will include a party room with seating and a kitchen area. The outdoor
amenity space includes a BBQ area and multiple seating areas.

Cash-in-lieu will be required for the shortfall in outdoor amenity space for Tower 5.

Vehicular and Pedestrian Circulation

Access to the underground parkade is proposed from King George Boulevard and at the
central roundabout on the new 98B Avenue/137 Street. A third driveway is proposed from
Fraser Highway, which will lead into the internal truck loading area, as well as a mezzanine
parking area.



Staff Report to Council Planning & Development Report

File:  7914-0231-00 Page 8

e  The parking for the development will be located within three levels of the underground
parkade and a mezzanine level.

e Truck loading and off-loading for the commercial component of the development will be
internal along the driveway access from Fraser Highway.

e A plazais proposed to be located in the heart of the project. The plaza will allow for retailers,
such as the grocery and restaurants to spill out with seasonal displays and seating to animate
the space. The plaza also aligns with the Coast Capital Community Plaza to the north,
allowing for pedestrian access and views directly from the development to the King George
SkyTrain Station. A statutory right-of-way will be secured to permit public access to this area.

e Based upon the parking ratios in CD By-law No. 17954, a total of 1,317 parking spaces will be
required. The applicant is proposing 1,326 parking spaces, which is a surplus of g parking
spaces.

e The development is required to provide 510 bicycle parking spaces and the applicant proposes

725 bicycle parking spaces, which exceeds the number required under the Zoning By-law
requirements.

DESIGN PROPOSAL AND REVIEW

e The development proposes a 39-storey landmark office and high rise residential tower at the
southwest portion of the development site and one 12-storey residential tower at the southeast
portion, both situated on top of a 2-storey commercial podium.

e The proposed 39-storey tower will consist of 13 storeys of office and 26 storeys of dwelling
units above. The office portion will target LEED Gold accreditation. The lower 6 floors of
office are partial office floors which will wrap around the movie theatre and the drug store (at
the second floor of the 2-storey commercial podium) to the north. The intent is to limit the
blank wall of the theatre and the office provides a strong building base with an active use
along the street.

e The office and residential components of the development will be distinct from one another.
The residential facade will include staggered balconies to produce an iconic rhythm and
texture. Offset opaque panels will link balconies between floors to produce a woven texture.
The office fagade will reflect a vertical grain through the use of mullion caps extended over a
curtain wall.

e At grade, the building will have small commercial retail units (CRUs) facing both Fraser
Highway and King George Boulevard. The building transitions from office to residential at the
14" floor. The 14" floor will become, in part, the residential amenity floor. Volumetrically,
the building width transitions from 30 metres (100 ft.) wide to 18 metres (60 ft.) wide as the
program changes. This change allows for the amenity to have a wraparound terrace.

e The proposed 12-storey residential building is located at the intersection of Fraser Highway
and 137 Street. This building is intended to be stratified, owned by the applicant and the units
rented.
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e Ground floor retail will be situated at the property line along Fraser Highway and 137 Street
providing active uses at the street. A residential lobby is also located on Fraser Highway. The
residential building above steps back 1.5 metres (5 ft.) at the second floor providing further
relief to the sidewalk. The second floor is targeted to accommodate a day care, with the
outdoor area for the daycare being the terrace.

e The design of the 12-storey rental building will take the form of a slab block. The surface
texture and facade expression will be consistent with the higher residential floors of the 39-
storey tower.

e The proposed material palette is broken up to create distinctive buildings on the site. Three
(3) different colour bricks have been chosen for three of the different buildings. Brick is
proposed at the ground floor along King George Boulevard, 98B Avenue and 137 Street. A
combination of black and clear anodized aluminum metal finishing will be situated between
vision glass storefronts to further distinguish each building in the development.

¢ Along Fraser Highway, the ground floor retail will be a combination of metal panel and
curtain wall.

e Above the ground floor, the development will be clad in composite metal panel and will have
a combination of storefront, curtain wall glazing and window wall for the residential
component.

Proposed Public Art

e The applicant requested a deferral of the provision of public art from Phase A (Phase 1) of the
development to Phase B (Phase 2). In consultation with the City’s Public Art staff, two (2)
locations for public art have been identified. One art installation will be located within the
plaza, fronting 98B Avenue and the other art installation will be within the traffic circle of 98B
Avenue/137 Street. The art piece within the traffic circle will be facilitated by the City’s Public
Art staff through funding partially contributed by the PCI Group and funding from the
general Public Art fund.

e The applicant has retained a Public Art consultant to develop a design for the location in the
pedestrian mews and the proposed art installation will be reviewed by the Public Art
Committee in the new year.

Trees and Landscaping

e The arborist report, prepared by Alexandre Man-Bourdan, registered arborist, for PWL
Partnership Landscape, for the larger site, was approved under Application No. 7912-0332-00.

e The plaza proposed in the subject application is to connect with the public plaza established
to the north in the first phase with the Coast Capital development. The plaza will be paved
with a combination of concrete patterns. The geometric pattern and score lines within the
concrete will represent a creek which will flow from one end of the mews to the other.

¢ Rain gardens will be incorporated within the green roof design of the commercial podium.
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Each rain garden will be separated into angular and triangular forms retained by concrete
curbs/low walls, creating a unique roof garden visible from the surrounding towers.

Plants selected will assist in the treatment of contaminants through microbial biodegradation.

Any remaining water that is not absorbed as it passes through the rain gardens will discharge
to the stormwater sewer.

Comprehensive Sign Package

The PCI Group has retained a signage consultant to design a comprehensive signage concept
for the subject site. The signage concept has been designed to be integrated into the
architectural design of the development and is intended to be reflective of an urban "village"
style.

The proposed signs are intended to be seen by drivers, travelers on the SkyTrain, as well as by
pedestrians, in order to provide wayfinding to patrons and to identify and advertise the
multiple tenants of the development.

The signage concept proposes a number of sign types including free-standing, fascia, awning,
under awning, changeable copy, projecting and directional signage. A hierarchy of signs is
proposed. Generally each tenant will be permitted one fascia and one under awning sign for
each premise frontage.

A number of proposed signs require variances to the Sign By-law. Please see Appendix II for a
detailed explanation of the variances. Staff are supportive of the variances as part of a
comprehensive sign design package for the development.

Free-standing directory signs

A total of three (3) free-standing double sided signs are proposed within the plaza area of the
site. These signs are required as pedestrian directory signs and will accommodate up to 5
destinations, with an optional digital map/directory. The directory specification is intended
to either be:

0 A static, fixed LED display with either a changeable displayed map including
directions to adjacent public transit and tenant directory that is updated from time to
time as needed; or

0 A touchscreen map and tenant directory that allows the visitor/user to scroll and
highlight wayfinding instructions to destinations at the development.

The signs will be 4.6 metres (15 ft.) in height, which exceed the maximum height of 2.4 metres
(8 ft.) under the Sign By-law for free-standing signs in the City Centre.

Fascia signs

A number of fascia signs are proposed throughout the development. Generally, each tenant is
permitted one fascia sign per premise frontage.
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A variance is required to allow 14 signs to be situated at varying heights at the second storey of
the commercial podium, as the Sign By-law requires that any signage above the first storey
must be located at the top floor of the building and only one (1) fascia sign per lot frontage
may be located above the first storey.

A variance is required to allow the movie theatre to have two (2) fascia signs on the north
elevation.

A variance is required to allow for the two (2) proposed office fascia signs above the ground
floor to be located at the 13" floor, which is the top of the commercial component of the 39-
storey mixed-use tower, for the largest office tenants.

Third-party signs

Three (3) large fascia signs are proposed to be located along the King George Boulevard
frontage to advertise the three anchor tenants: the drug store, the food store and the fitness
centre. The only tenant which will have frontage on King George Boulevard will be the drug
store.

As the food store and the fitness centre do not have premise frontage on King George
Boulevard, these two (2) signs require a variance to advertise on King George Boulevard, as
third party advertising under the Sign By-law.

Changeable copy signs

Three (3) changeable copy signs are proposed at the King George Boulevard frontage to
advertise the feature presentations at the movie theatre.

These signs will be single sided, with an LED static non-dynamic backlit display cabinet.

A variance is required as the Sign By-law currently only permits changeable copy signs for
charities and not for commercial businesses.

Under awning signs

Under the Sign By-law, for multi-tenant developments, each premise is permitted one (1)
under awning sign.

The signage consultant proposes a second under awning sign for some of the larger CRUs,
given the larger floor area and frontage. CRUs larger than 269.4 square metres (2,900 sq.ft.) in
floor area are proposed to be permitted up to two (2) under awning signs.

Projecting signs

Eight (8) projected signs are proposed for the development. Two (2) of the signs at King
George Boulevard are to advertise the major tenants: the drug store and the food store. One
(1) projecting directory sign is proposed along King George Boulevard, with the other
projecting directory sign proposed at the south elevation. The remaining four (4) projecting
signs are to be located at the three parkade access points to direct drivers to parking.
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e Two (2) signs require variances to allow them to be located where the premises do not have
premise frontage.

e Four (4) of the eight (8) projecting signs require a variance to exceed the maximum 3 square
metres (32 sq.ft.) sign area.

Roof sign

¢ One (1) identification sign is permitted for the development. A sign to advertise the
development’s name "King George Station" is proposed at the north elevation of the 2-storey
commercial podium.

e Although the sign is permitted as an identification sign, the sign is still considered a rooftop
sign, as a small portion of the sign extends beyond the roofline of the commercial podium.
Rooftop signs are not normally permitted under the Sign By-law. Staff have worked
considerably with the applicant to find an acceptable location for the sign, and the proposed
location is considered suitable given the intended prominence of the sign in the branding of
the development. The sign will be in channel letters and centered on the fascia.

Banner signs

e Ten (10) banner signs are proposed for the development, to be installed along the King George
Boulevard and 98B Avenue road frontages.

e The signs are generally to advertise seasonal or special events.
e A variance is required as banner signs are permitted only by non-profit and community
organizations for special events and are meant to be temporary in nature (maximum 30 day

duration). As well, the sign area will exceed the maximum 2.3 square metres (32 sq.ft.) sign
area under the Sign By-law.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
August 1, 2014. The table below summarizes the applicable development features of the proposal
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.

Sustainability Sustainable Development Features Summary
Criteria
1. Site Context & e Located within the City Centre Plan area.
Location e The site is in an urban infill area and within a frequent transit area.
(A1-A2) e The proposed development is consistent with the "Central Business
District" designation of the new OCP, adopted on October 20, 2014
and the "Mixed-use 5.5 FAR" designation of the City Centre Plan.
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Sustainability Sustainable Development Features Summary
Criteria
2. Density & Diversity | ¢ Complies with the "Mixed-use 5.5 FAR" designation of the City Centre
(B1-By) Plan. FAR of 4.73 is proposed.
¢ The proposed development includes a mix of land uses, including
multiple residential, retail and office.
e The proposed development will include a range of unit sizes to suit a
variety of household types.
e The development proposes purpose-built stratified rental units.
3. Ecology & e The proposed development will incorporate Low Impact
Stewardship Development Standards (LIDS) in its design.
(G-C4) e The proposed development will contain provisions for recycling and

space will be available for future strata if they would like to deal with
organic waste.

4. Sustainable
Transport &
Mobility

(D1-D2)

e The proposed development will include provisions to reduce private
vehicle use reduction and emission reduction measures, such as
shared parking, electric vehicle plug-ins and secured all-weather
bicycle parking.

¢ The development will include pedestrian and cycling oriented
infrastructure/direct external network linkages, including:
connection to off-site pedestrian and multi-use paths, pedestrian-
specific lighting, direct pedestrian linkages to transit stops, showers
and change facilities, bike racks and lockers and preferential carpool
parking.

5. Accessibility &
Safety
(E1-E3)

¢ The design of the development will incorporate Crime Prevention
Through Environmental Design (CPTED) principles.

¢ The proposed development will provide for adaptable and/or
accessible units as the market demands.

e The proposed development will provide for different age groups
and/or life stages with a day care centre on the second floor of the
commercial podium.

6. Green Certification

(F1)

e The applicant is seeking LEED Gold certification for the office
component of Tower 1. The retail and the residential components, in
following the LEED Campus approach and sharing many of the same
systems (stormwater management, green roofs, etc.) are intended to
be LEED certified.

7. Education &

e Under the LEED Core and Shell criteria, a LEED credit is provided for

Awareness developing a Green Building Education Plan. New tenants will be
(G1-Gg) educated about the unique and particular features of the LEED
building.
ADVISORY DESIGN PANEL

ADP Date: September 11, 2014

All of the ADP recommendations have been satisfactorily resolved, except for some minor
coordination of the architectural, landscape and signage drawings and the landscape drawings
require some further revisions. These revisions shall be resolved prior to Final Approval of the

Development Permit.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix 1.
Appendix II.

Appendix III.

Appendix IV.

Appendix V.

Appendix VI.

Lot Owners, Action Summary and Project Data Sheets

Proposed Sign By-law Variances Table

Site Plan, Building Elevations, Landscape Plans, Perspective and Signage
Concept

Engineering Summary

School District Comments

ADP Comments and the Applicant’s Responses

INFORMATION AVAILABLE ON FILE

e Complete Set of Architectural, Signage Concept and Landscape Plans prepared by Musson
Cattell Mackey Partnership, EDG Experience Design Group and PWL Landscape Partnership,
respectively, dated December 3, December 3 and July 30, 2014.

PL/da

original signed by Judith Robertson

Jean Lamontagne
General Manager
Planning and Development
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APPENDIX |

Information for City Clerk

Legal Description and Owners of all lots that form part of the application:

1. (a) Agent: Name: Greg Mitchell
PCI Developments Corp.
Address: 1030 - West Georgia Street, Suite 1700

Vancouver, BC V3T 4Y3

Tel: 604-331-5238
2. Properties involved in the Application
(a) Civic Address: 9808 - King George Blvd
(b) Civic Address: 9808 - King George Blvd
Owner: KGS Holdings Ltd.
PID: 029-337-071

Lot 4 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216

3. Summary of Actions for City Clerk's Office
(a) Proceed with Public Notification for Development Variance Permit No. 7914-0231-00 and
bring the Development Variance Permit forward for issuance and execution by the Mayor
and City Clerk.

\\file-server1\net-data\csdc\generate\areaprod\save\22591573029.doc
DRV 12/11/14 118 PM



Page 2

DEVELOPMENT DATA SHEET

Existing Zoning: CD By-law No. 17954

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA (in square metres)
Gross Total
Road Widening area
Undevelopable area
Net Total 14,514.3 Sq.m.
LOT COVERAGE (in % of net lot area)
Buildings & Structures 87.34 %
Paved & Hard Surfaced Areas 12.66 %
Total Site Coverage 100 %
SETBACKS ( in metres)
King George Boulevard om om
Fraser Highway om om
98B Avenue om om
137 Street om om

BUILDING HEIGHT (in metres/storeys)

Tower 1

132 m / 39 storeys

Tower 5

42.3 m / 12 storeys

NUMBER OF RESIDENTIAL UNITS

One Bed 36

One Bed and flex 66

Two Bedroom 93

Two Bedroom and flex 38
Three Bedroom 3

Total 409
FLOOR AREA: Residential 30,456 sq.m.
FLOOR AREA: Commercial

Retail 21,931 Sq.m.

Office 16,214 sq.m.

Total 38,145 sq.m.

FLOOR AREA: Industrial N/A
FLOOR AREA: Institutional N/A
TOTAL BUILDING FLOOR AREA 68,601 sq.m.
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Development Data Sheet cont'd

Page 3

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net)
FAR (gross)
FAR (net) 5.5 4.73
AMENITY SPACE (area in square metres)
Indoor - Tower 1 708 sq.m. 633.2 sq.m. (cash-
in-lieu req.)
Tower 5 519 sg.m. 532.4
Outdoor - Tower 1 708 sq.m. 772.4
Tower 5 519 sq.m. 504.7 (cash-in-
lieu req.)
PARKING (number of stalls)
Commercial
Office: 276
Retail: 535
Restaurant: 74
Day care 46
Residential
Residential Bachelor + 1 Bedroom 188
2-Bed 185
3-Bed 3
Residential Visitors 19
Institutional N/A
Total Number of Parking Spaces 1,326
Number of disabled stalls 26
Number of small cars 189
Tandem Parking Spaces: Number / % of N/A
Total Number of Units
Size of Tandem Parking Spaces N/A
width/length
Heritage Site No Tree Survey/ Assessment Provided | No (provided under

Application No. 7912-
0332-00)
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MULTIPLE BUILDINGS DATA SHEET

Existing Zoning: CD By-law No. 17954

Required Development Data Tower 1 Tower 5 Retail
(market (rental)
condos)
SETBACK (in metres)
King George Blvd om om om
Fraser Hwy om om om
98B Ave om om om
137 Street om om om
BUILDING HEIGHT (in metres/storeys)
NUMBER OF RESIDENTIAL UNITS/
SIZE RANGE
One Bedroom 36 59
One Bedroom and Den 66 60
Two Bedroom 03 36
Two Bedroom and Den 38 18
Three Bedroom 3
TOTAL 236 173
TOTAL FLOOR AREA 18,415 sq.m. | 12,041sq.m. | 21,931 sq.m.
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PROPOSED SIGN BY-LAW VARIANCES

Appendix II

Proposed Variances

Sign By-law Requirement

Rationale

To allow for three (3) free-
standing directory signs at
4.6m (15 ft.) in height.

The maximum height of free-
standing signs in the City
Centre is 2.4m (8 ft.) (Part 5,
Section 27(1)(k) and Schedule
1L.A).

Given the mixed-use
development and proximity
to multi-modal public
transit options, prominent
illuminated pedestrian maps
and other easily seen
wayfinding is proposed on
these signs.

To allow for two (2) fascia
signs along the north
elevation of the movie
theatre.

Two (2) fascia signs on the
same fagade of the premise
are only permitted when the
premise has a floor area of
3,000 square metres (32,
290 sq.ft.) or more (Part 5,
Section 27.(2)(a)).

Given the large floor area of
the movie theatre

(3,716 sq.m./40,000 sq.ft.),
the two (2) signs at the
north elevation are
appropriate.

To allow for fourteen (14)
fascia signs to be mounted
at varying heights above the
ground floor on the
commercial podium, to
allow for two (2) fascia signs
to be mounted at the top
floor of the office roof deck
(Level 13) of the 39-storey
mixed-use building and to
allow for three (3) static
changeable copy signs for
the movie theatre.

In total, nineteen (19) fascia
signs require variances.

Fascia signs above the first
storey must be located at the
top floor of the building (Part
5, Section 27 (2)(a.1)iii) and, a
maximum of one (1) fascia
sign per lot frontage may be
located above the first storey
(Part 5, Section 27(2)(a.i)ii.).

Proposed fascia signs are to
be located at the top of the
2-storey commercial
podium, at varying
mounting heights, to
provide animation to the
exterior street fagade and
exposure for second floor
tenants.

Of the mixed-use 39-storey
building, the top floor of the
office component is the 13™
floor and therefore this is
where the office tenant
fascia signage is proposed to
be located.

The movie theatre needs to
be able to promote the
feature presentations.

To allow for two (2) third
party signs along King
George Boulevard.

Third party advertising shall
be limited to 30% of the copy
area of a sign (Part 1, Section

6(11)).

The applicant would like to
utilize the exposure of King
George Boulevard to
advertise two of its major
tenants, which do not have
premise frontage on King
George Boulevard. The
intent of these signs is to
provide drive-by identity
and visual presence for
larger inward facing anchor
tenants.
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To allow for one (1)
additional under awning
sign, up to a maximum of
two (2) signs, for
commercial retail units
which exceed 269.4 square
metres (2,900 sq.ft.) in floor
area.

Only one (1) under awning
sign is permitted per premise
in a multi-tenant building
(Part 5, Section 27.(4)(a)).

The additional under
awning signs are required to
correspond with tenant
signage and longer premise
frontage areas.

To allow for two (2)
projecting signs which are
not attached to their
premises.

A projecting sign is required
to be attached to the premise
to which it pertains (Part 5,
Section 27 (4) (a)ii.a.).

There are several inward
facing anchor retail tenants
and 3 major entrances to the
parkade which require street
identity.

To allow for four (4)
projecting signs to exceed
the 3 square metres

(32 sq.ft.) sign area.

A maximum sign area of
3 square metres (32 sq.ft.) is
permitted (Part 5, Section

27(4)(a)ii.b.).

The signs are needed to be
large to be viewable by
drivers along the road
frontages.

To allow for one (1) roof sign
which is also the
identification sign for the
development.

A roof sign is a prohibited
sign(Part 1, Section 10.(2)).

The roof mounting sign is
proposed to give the
development a distinctive
appearance.

To allow for ten (10) banner
signs, which exceed a sign
area of 2.3 square metres
(32 sq.ft.) and exceed the 30
day duration limitation.

Banner signs can only be
installed by a non-profit or
community organization for a
special event, cannot exceed
2.3 square metres (32 sq.ft.) in
sign area and must be
removed in 30 days(Part 1,
Section 7.(13)(a)(b)and (c)).

The banners signs will be
will market special or
seasonal events. The
banners are to be of high
quality materials, designed
to be durable, permanent
and add to the character of
the development and
animate the surrounding
roads.
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EDG EXFERIENCE DESKS!

0.2 USE OF TYPOGRAPHY IN SIGN PROGRAM

The typeface for site wayfinding programs needs to meet international standards for legibility
and easy recognition by viewers whether pedestrians, bicyclists, or drivers.

The typeface proposed for the signage at King George Station 1s Univers 75 Black Lighter
weights, such as Univers 65 Bold or Univers 55 Roman may be used in certain instances &
secondary messages. This typeface meets international standards for legibility and easy
recognition by viewers whether pedestrian or drivers, and maintains flexibility in a variety of
applications of use.

To ensure consistency and visual impact supporting typography must be set in the
recommended font.

abcdefghijklmnopqrstuvwxyz abcdefghijkimnopgrstuvwxyz abcdefghijklmnopqgrstuvwxyz
ABCDEFGHIJKLMNOPQRSTUV ABCDEFGHIJKLMNOPQRSTUV ABCDEFGHIJKLMNOPQRSTUV
WXYZ21234567890.,°()/- WXYZ1234567890.,°()/- WXYZ1234567890.,'()/-

Univers 75 Black Univers 65 Bold Univers 55 Roman

cap-height

x-height

Full size type example with 3:4 ratio, x-height to cap-height

King George Station Phase B CLIENT NAME. MCM Architects / PC

DATE. 2014-11-04 DRAWN BY. KB ﬂ
—l Comprehensive Sign Plan - DRAFT 3 FILE NAME. 14021 KGS CSP 0.2 Typography.a PROJECT. 14021 REVIEW BY. BM




9
(=]
w

USE OF PICTOGRAM IN WAYFINDING PROGRAM

Bictograms are also known as pictographs, glyphs and symbols. They are symbol signs that
cut across linguistic barriers to aid visitors orientation and wayfinding.

The pictograms illustrated here form part of the George Station Wayfinding Program,
and should be connected with the appropriate message. They are part of internationally
recognized standards for public wayfinding. It is important to use only the pictograms
specified here as part of the site wayfinding program

If any other pictogram is required it must be approved for use by PCI / EDG.

GOOBSOGS
DOOCOOOD
SO00CHOOO

200000

King George Station Phase B
—I Comprehensive Sign Plan -

USE OF ARROWS IN WAYFINDING PROGRAM

Reversing the arrow out of a background makes the arrow appear
the arrow visually stand out from the adjacent messaging text.

IF any other arrow |s required it must be approved for use by PCl /

to be larger. It also makes

EDG.

\

1unit measure

GUIDELINES FOR USE OF ARROWS

¢ Straight ahead; up/upper level

R Left up Right up z

e Left Right 9
z Left down Right down &

l Down / lower level; Lane designation

1.35 unit measure

SIZE OF ARROWS: The size is determined by the associated letter size

PLACEMENT OF ARROWS: All arrows must appear on the left side of the exterior sign.

WAYFINDING INFORMATION LAYOUT ON DIRECTIONAL SIGNS
GUIDELINES FOR USE OF DIRECTIONAL ARROWS:®

~tional arrow

- Use no more than 3 destinations per dir
- Use only one arrow per direction

- Use a maximum of 3 directions only

- Place all arrows on one side of sign

- All destinations to be listed in the order of arrival
- Use no more than 5 destinations per sign masx.

*Refer to Figure 1

CLIENT MAME. 1
FILE NAME. 140

DATE. 2
PROJECT.

A Transit Station
Drugstore
Fitness Centre

€ Theatres
Parkade

Figure 1

DRAWN BY.
REVIEW BY.




Sign Type Overview

“Note: Not all sign types shown. Refer to elevation drawings 1.4-17.

Sign Type

Anchor Tenant Fascia Sign

‘Dffice Tower Fasoa Sign (Skysign)®

Tenant Canaoy Sign
Tenant Projected Son

Tenart Blade Sign

Building Entrance ID Sign
Parking “P" Projected Sign®
Parking Erftrance ID Sign®

Pjnnjejnnjnfn|s

Projected Directary Sign

Pedestrian Directory, Directional

Static Backit Poster Display®

CELETED

Project Identification Sign®

Banner Program (Temperany)®

TENANT PROJECTED SIGN
"See elevations for sizes

~ = Double-sided aluminum sign cabinet with

backlit illurminated acrylic sign faces and
push-through face lit individual letters.
Typically 1,524 mm W x 8534 mm to 9,754 mm
H (50" W x 28°-0" to 32-0" H)

NOTE: Inclusion of horizontal bars
enhances legibility of vertical sign blade

ANCHOR TENANT FASCIA SIGN
{Note: Above Ground Floor Fascla Sign shown)
*See elevations for sizes

Typically 1219 mm OLA. height (4'-0" 0.4,

height) including tenant logo where

applicable. Internally illuminated (4100K)

individual channel letters, loge and colours to

suit tenant brand identity standard.

{See page T-0.2)

|
|

MOVIE @58
THEATRE R

L)
PROJECTED DIRECTORY SIGN
Double-sided aluminurm sign cabinet with
backlit iluminated acrylic sign faces and
vinyl text/graphics. Typically 1,524 mm W x
6,096 mm to 9144 mm H
(50" W x 20'-07 to 30°-0" H)

E PEDESTRIAN DIRECTORY/DIRECTIONAL

(Freestanding Directional)
Double-sided pylon constructed of 25 mm
(1) thick laminated darkened glass, on an
LED edge-illuminated plynth. iNuminated
Transit "T" at top of pylon. 37.5 mm (11/2")
letters list a maximum of five destinations,
with an optional digital map/directory below
mounted underneath the glass. o
762 mm x 4572 mm (2'-6" x 15-07)

| | e e
|

mIXIO-»”W OCXNO
@PARKING

- o B A
SSNEIN
TENANT BLADE SIGN o -_J -_I
(Under Canopy Sign)
Double-sided 1,524 mm x
204.8 mm Max (5-0" x 1-0" Max.)
({See page T-0.4)

SIDENTL
E ENTRANCE ID SIGN (RESIDENCE)

3048 rnm Max. (1-0" Max.) Letter Height
wy Mo Logo. Individual non-illuminated.

f
TENANT CANOPY SIGN

({Note: Under Canopy Sign shown,

in some cases an Above Canopy Sign)

Typically 762 mm C.A_ height (2'-6" O.A.

height) including tenant logo where

applicable. Internally illuminated (4100K) |
channel letters, logo and colours to suit
tenant brand identity standard.
(See page T-0.3)

Minimum (8-0")
clearance to grade/sidewalk

m PHASE B SIGN PLAN - SIGN TYPE OVERVIEW
\\lf_)/ SCALE: 316" - -0 )

King George Station Phase B
—l Comprehensive Sign Plan - DF

DRAWN BY. KB

DATE. 2014-12-03

CLIENT NAME. MCM Arc
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1.4 NORTH ELEVATION - 98B AVENUE

o) N
M
&
: b
&
sign# | Key | signType E
mm | Anchor Tesant Fescia Sign <L
| Office Tower Fascia Sign (Skysigny E
| Tenanr Canooy Sign 3
mm | Tensnt Projected Sign o
mm | Tenent Blade sign g a1
= 5 @ 3
mm | Building Entrance ID Sign O o E
w s
| Pariing P Proscted sign 0] g E
mam | Packing Entrance I Sign g g G
LLan
Projected Directary Sion ¥ g BB AF p!
24
% L Lo
] Peclestrisn Directory)’ Directional z Z é
mm | Static Backit Pocter Display Q g z
= =
DELETED < E
e |
mm | Banner Program (Temporany) E . w
n DRUG STORE &
— Indicatis: sub-ground CRU demising walis w ANCHOR TEMANT
3 BOX 1| MARKET ﬁ
NOTE s5m0E ANGHOR TENANT .
As per Easement Agreement with the ~ ] ; iy v n
City of Surrey, some signage is = i) - Viiminid 2
proposed to be installed outside the L
new property line but within the
demountable canopy line. *
e
Sign Types 3. 4, 5, 7. 9, and 14 fall under
this allowace.
/\ PHASE B - SIGN PLAN - LEVEL 1
w NTS
King George Station Phase B CLIENT NAME, MCM Architects / PCI DATE. 2014-12-03 DRAWN BY. KB n
—l Comprehensive Sign Plan - DRAFT 3 FILE NAME. 14021 KGS CSP 1.2 Phase B Sign Plan Level Lai PROJECT. 14021 REVIEW BY. BM




i

Sign & | Key | Sign Type
Anchor Tesant Fescia Sign

Office Tower Fascia Sign (Shysign)
Tenant Canopy Sign

Teruant Projected Sign

Tanant Blace Sign

Building Entrance ID Sign

Perking “F~ Projected Sign
Parking Entrance ID Sign
Projected Directary Sign
Pecdesirian Directory Directional

Static Backit Poster Daplay

DELETED

Project Ident@ication Sian

Banner Program (Temporany)

NOTE

As per Easement Agreement with the
City of Surrey, some signage is
proposed to be installed outside the
new property line but within the
demountable canopy line.

Sign Types 3, 4,5, 7, 9, and 14 fall under
this allowace.

/\ PHASE B - SIGN PLAN - LEVEL 2

w NTS

King George Station Phase B

1.7 WEST ELEVATION - KING GEOGE BOULEVARD

—l Comprehensive Sign Plan - DRAFT 3

KING GEORGE BLVD.
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S5IGN TYPE 13: PROJECT IDENTIFICATION SIGN
STEPPED LETTERS

203 mm
@ 1524 mm (5'-07) tall 203 mm (8") thick painted individual aluminum

channel letters with white acrylic face internally-lit with 4100K white
LEDs

=

76 mm - 76 mm x 76 mm (37 x 3"} aluminum raceway behind individual
Py backlit letters, with concealed electrical supply, painted dark grey
to reduce visibility
| . ___——— Structural Engineer to confirm requirements for embeds at
= structural fascia to adequately support individual letters
615 mm 1524 mm e

(207 (50" -,_\\\_
Center of letters mounted to align with centerline of fascia,
| with letters kept upright

m PHASE B - SIGN TYPE 13: PROJECT IDENTIFICATION SIGN - SECTION DETAIL

W SCALE: 1/2" = 70"

| 23241 mm |

| (763" |

T

3191 mm
(10°-5 5/8")

m PHASE B - SIGN TYPE 13: PROJECT IDENTIFICATION SIGN - WEST ELEVATION
W SCALE: 1/8" = 1-0"
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DESKGN GROLUP NG,

EDG EXPERIENCE

COMMERCIAL TENANT EXTERIOR SIGN GUIDELINES

COMMERCIAL STOREFRONT DESIGN

The tenant’s design solution should integrate the storefront signage, interior retail design and
merchandising concepts into a complete statement consistent with the tenant’s merchandise and
market while furthering the sense of quality of the entire experience of the development.

COMMERCIAL STOREFRONT SIGNAGE
The tenant must retain the services of a professionally trained designer to create their brand identity
program, sign program and environmental graphics.

There are at least three prominent locations in the development for tenant idenitity signage:

LOCATION 1: FASCIA SIGN

The first is on the appropriate street facing building fascia. If the tenant has a corner unit a secondary
fascia sign may be allowed. In some cases tenants have an inside or “internal” private street or public
plaza elevation allowing another fascia sign opportunity. Tenant fascia signs consist of individual
dimensional letter forms mounted directly to the tenant fascla or an integral double metal raceway.
which in turn is attached to the fascia. Signage is limited to the tenant trade narne, brand identity and
logo only. The maximum size of the signs are set out in the project CSP/ Comprehensive Sign Plan as
approved by the City of Surrey. (REFER TO PAGE T-0.2 FOR DETAILS)

LOCATION 2: TENANT CANOPY SIGN BAND

The second is canopy signs suspended below the edge of (glazed) canopy above the public retail
walkways, including those located on the public street, any “internal” private street or the public
plaza. Tenant canopy signs consist of individual dimensional letter forms mounted directly below the
edge of the canopy on an integral metal raceway, which in turn is attached to the edge of the canopy.
Signage is limited to the tenant trade name, brand identity and logo only. The maximum size of the
signs are set out in the project CSP/ Comprehensive Sign Plan as approved by the City of Surrey.
(REFER TO PAGE T7-0.3 FOR DETAILS.)

LOCATION 3: BLADE SIGN

The third is blade signs projected below the canopy and toward the public retail walkways, including
those located on the public street, any “internal” private street or the public plaza Tenant blade signs
consist of low profile painted metai sign cabinet with push-through dimensional letters. mounted
directly on building exterior wall with consist ant metal mounting frame through-out the
development. Signage is limited to the tenant trade name, brand identity and logo only. The
maximum size of the signs are set out in the project CSP/ Comprehensive Sign Plan as approved by
the City of Surrey. (REFER TO PAGE T-0.4 FOR DETAILS)

King George Statlon Phase B
1 _I Comprehensive Sign Plan - DRAFT 3

TENANT IDENTITY

Identity signage s to be an integrated elerment of the tenant storefront. Tenants are to use their brand identity
program (logo/logotype/colours, etc.) for maximum brand recognition and to create animation, individuality,
and interest for the passerby and shopper.

LETTER FORMS FOR FASCIA & CANOPY MOUNTED SIGNS, MAY BE ONE OF THE FOLLOWING:
1. Reverse pan aluminum channel letters with halo LED illumination & ir d backing ial, Letter faces
and returns may be of painted, brushed or polished metal.

2. Pan channel letters with a translucent acrylic or polycarbonate face and internal LED (llumination. The
attachment of the plastic faces to the metal channel must be clean. flush, and secure. The plastic face must
have a matte finish to avoid reflections.

3. Dimensional opaque letters of metal, acrylic. cast plaster or resin, or other appropriate exterior grade
material with discreet surface lllumination, mounted onto an integral raceway support.

4, Edge-lit glass or acrylic panel with letters deep carved or etched into the panel surface, yielding a glowing
letter edge form.

FABRICATION & INSTALLATION
All wiring must take place within an approved raceway, integral with the sign or be completely concealed
behind the tenant's fascia with access from within the tenant's space,

Mo exposed wiring or conduit will be permitted on any signage: All conduit tubing, conductors, transformers
and other equipment must be concealed within the building or within an approved raceway. Electrical service
to all Tenant's signs shall be from the tenant's electrical panel.

Mo window signs or front of glass mounted storefront advertising will be allowed that is visible from the public
plaza and surrounding streets without express approval from the owner/architect. All windaws to be generally
kept clear according to the premises of the City By-law.

NOTE SIGN APPROVALS & PERMITS:
ALL SIGNS REQUIRE CITY OF SURREY APPROVAL AND NECESSARY PERMITS PRIOR TO INSTALLATION.
Refer to current City Sign By-law and website for detailed requirements.

CLIENT NAME. MCM Architects / PC)
FILE MAME. 14021 KGS CSP T-001 Tenant Guadelines.al

DATE. 2014-T-25
PROJECT, 14031

DRAWN BY. KB
REVIEW BY. 5™



T-0.2 ANCHOR TENANT FASCIA SIGNS

Tenant Fascia Sign Band

Individual internally lit letters / logo mounted on integral raceway

to be attached to building mullions, 4'-0" Max. (1219mm) overall height
with 3'-8" (1067rmm) Max. letter height

kK

m ANCHOR TENANT FASCIA SIGN - TYPICAL SECTION

T-02/) scalLe 1/4" =1-0"
MAX. distance 127 (304mm) from building fascia
Architectural exterior glazed curtain wall
£ {construction details TBC)
|1

400K

conceal all horizontal electrical supply

(construction details TBC)

/E\ ANCHOR TEMANT FASCIA SIGN - MOUNTING DETAILS

\\T;Oy SCALE: 1/4" = 1-0"

King George Station Phase B
—I Comprehensive Sign Plan - DRAFT 2

Max. O.A. 3'-6" (1067mm) height individual

I — painted aluminum channel letters with coloured

acrylic face internally-lit with white LED, typical

3" (76mm) deep painted aluminum raceway to

¥ All vertical electrical supply concealed in

architectural HSS glazing support & exposed frame

b ( i \ /;\\ I e All fascia signs to be
= o e e = T AW = ::I— = i E mounted centred

% % I ) | = ‘ _/ﬂ \ b _|— é g on same datum height
= g L’ \_’ | Building on each building

elevation

4" (100mm) HSS raceway/ support to conceal all

harizantal electrical supply painted to match bldg /glazing framework
Architectural HSS exposed glazing frame @ behind

(construction details @ TBC)

SIGN TYPE 1: Anchor Tenant Fascia Sign
Individual internally lit letters and Logo mounted on double raceway,
attached to building mullions,

(Single Line) 4'-0" (1219mm) Max. O.A. height with 3'-6" (1067mm) Max. Letter Height
(Stacked) 14'-0" (4267mm) Max. O.A. height with 3'-6" (1067mm) Max. Letter Height

Max. 3 lines.

Tenant Fascia Sign Band

Individual internally lit letters / logo mounted on integral raceway

to be attached to building mullions, 8°-0" (2438mm) Max. O.A. height with
3-6" (1067mm) Max. Letter Height, Max. 3 lines.

0.A.14'-0" Max,
|
|

m ANCHOR TENANT FASCIA SIGN - ELEVATION

W SCALE: 3/8" = 1-0"

CLIENT MAME. MCH A

. -
= bE
E M
E 18
]
& L
5 -
@ o §
it
m TENANT FASCIA SIGN - STACKED ELEVATION
T-0.2/ SCALE: 1/4"=1-0"
EXAMPLES OF ACCEPTABLE FASCIA SIGNS
- | | =
22
irag
s
2|8
‘v |
Sign positioning integrated with building
{ b
T
g EXAMPLES OF UNACCEPTABLE FASCIA SIGN
g =SEEE e RS = M T el n
DATE. 2014-11-25 DRAWN BY. CW
T-0.2
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EXAMPLE OF ACCEPTABLE CANOPY SIGN EXAMPLE OF UNACCEPTABLE CANOPY SIGN

T-0.3 - TENANT CANOPY SIGN

Individual internally lit letters / logo mounted on integral raceway

suspended from edge below canopy structure, 2-8" (762mm) Max. overall height
(including logo) with -6 (457mm) Max. letter height

| Integral building overhang/ base of canopy -

e LOWER LEVEL ONLY

2" (76mm) deep painted raceway support to conceal all
haorizontal electrical supply. mounted BELOW the
canopy

'.—‘—-‘

Max. 1'-6" height individual painted aluminum chan-
nel letters/ logo with coloured acrylic face
\ ‘ internally-lit with white LED, mounted 12" (304mm)
1

2", max typical B F
atdl from the building fascia to face of letters/logo

TENANT CANOPY SIGN - TYPICAL SECTION (BULKHEAD MOUNT)
SCALE: /2" =1-0"

Type 1: 2'-6" (762mm) max. overall height with tenant logo @ 1-6" (457mm)

m CAMNOPY SIGN - TYPICAL SECTION max. letter heights
T-03/ SCALE:1/2"=T1-0" Painted aluminum channel letter set @ 300Ib per PREFERRED
E . tenant, typical
=% 3" (76mm) painted raceway support to conceal all

horizontal electrical supply

Architectural HSS canopy support
(construction details TBC by shop drawings)

Type 2: 2°-6" (762mm) max. overall height with tenant logo at centre, with split

Max. T-6" height individual painted aluminum tenant name @ 1-6" (457mm) max. letter heights

channel letters with coloured acrylic face

internally-lit with white LED, typical 4100K
A =
o
e =
m CANOPY SIGN - TYPICAL SECTION EAFE &
T AR 4 Meeoveral i heloht @. 26" / SRRt S Type 3 2'-6" (762mm) max. overall height with tenant name and position line
1T ra below. mounted on edge below building canopy via double raceway
i ‘ / All canopy signs to be @ 2" x 2" (50mm x 50mm) in height.
mounted centred
¥ /_3 on same datum height |
on each building ==
\ elevation ‘ ( z
— k™
Max. letters height @ 1-6" = Individual dimensional letters mounted Typet: :1:1n(;i!?;meiigzZecl‘:fvrahi[l::iii;tc:::ps;if:ﬂ ddﬁ:e;:r:;:::; @
in front of 2°x2" HSS raceway/ support to 2" (50mm x 50mm) in height.

conceal all horizontal electrical supply
(Alternate: 2" HSS double raceway for

m TENANT CANOPY SIGN - TYPICAL UNDER CANOPY SECTION INSTALLATION stacked/ double lines canopy sign) m POSSIBLE TENANT CANOPY SIGN LAYOUT CONFIGURATIONS

@-}/ SCALE /2" =T1-0" @ SCALE: /2" =1-0"

4-1-26 DRAWN BY. KB
REVIEW BY. BM
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T-0.4 TENANT BLADE SIGN
EXAMPLES OF ACCEPTABLE TENANT BLADE SIGNS

o
o
w

50 mim (2"} Aluminum HSS suspension
and concealed electrical supply, either
from the underside of the canopy or
cantilevered from building fascia
(TBC)

S0 im (27 Max. 3]

Bladé signs on the Détum Line
i T same building elevation Clearance 305 mm
: = = = should follow the same ffo"‘r bottom =07
o ; ST ] 2 ’ " datum line with same or canopy Max.
Internally illuminated push-through blade sign. Sign cabinet with integral bracket and concealed dictance from the bottom — — —_ .
Slim architectural detail with integrated electrical electrical supply to building || of the building canopy 305 m - T -7
— (r-07) (5'-0") Max. .
EXAMPLES OF UNACCEPTABLE TENANT BLADE SIGNS Max.
Projection
Tenant Blade Sign
Double sided, internally illuminated, 5'-0" x 1"0"
(5 sq. ft.) Max." with 4" Max. thickness sign blade
projecte d directly from building exterior via
matching mounting frame, with 8-0" min.
clearance to street grade (TBC). 2438 mm (8-0")
. required minirnum
Tenant Name & Logo ONLY permitted. clearance to
grade or sidewalk

Sign cabinet to be fabricated in painted {or to latest City
aluminum: Tenant logo & text internally building code)

illuminated. Push-through acrylic letters with
LED illumination preferred.

*A Variety of shapes, colours, and styles of

Unacceptable: Internally illuminated plastic face, Unacceptable: externally illuminated sign face. tenant blade signs are encouraged. A maximum
back-lit "box" sign too thick and exposed electrical Exposed suspension wire/ cables from canopy and of 1 sign blade per tenant is allowed in
conduit to supply building. poor example of exposed lighting. multi-tenant buildings. Signs must not project

beyond the edge of the canopy, and must not be
closer than 2 ft to the curb or edge of the road
(if applicable). All subrmissions would need to be
approved by the owner before submission to the
City for Sign Permit,

./_ \ TENANT SIGN GUIDELINES - BLADE SIGNS

W SCALE: 1/2" = 1-0"

King George Station Phase B CLIENT NAME DATE. 2014-12-03 DRAWN BY,

—l Comprehensive Sign Plan - |
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CRITICAL LANDSCAPE NOTES:

52

L o e =

AR approved unit paving and bedding of jaining matestals should
[ per

FEG O e T SR TR SR TR SHTE ST S ST

R

PROJECT CONTACT: 53 {mirimum 5
1.1  PRIMARY CONTACT: YearS) In Instaling paving procucts specied in Endscape
Mark Synan, Project Manager (msynanvaz ca) drawings
P. 604 532 0024 F. 604 532 0042
METALS:
12 A {IN CASE OF 6.1 Al metal work shal conform io Division £ of the master
MicOk Wy {micoleviz o) specification for the project (complete)
P. 504 532 0024 F. 604 532 0042
62  ASOona references that apply to metal work may not
PHDJEC'IG)OWTIM mecessarly be included under Division 4
The [
Wﬂmmlmbm&m . Amarican Soclety for Testing and Materlals intemational,
Eubmitals process, coonination standards, speuncmnsan [ASTM]
mxmmmmlmmm L ASTM ASIIASIM_[02], Specification for Pipe, Steel, Black and
Hol_Dipped, Zinc_Coated, Weided and Saamiess ASTM
22  CoS Parks Department shall be invited fo pre-con maeting: A1ZI_pg), Anc.
Elisabeth Thiel: 604.501.5166 Barbed Wire.
»  ASTM D5116 [37], Standam Guide For Small_Scale
23  Fraser Highway: One tres par 10m. Environmental Chamber Determinations of Organic Emissions
From indocr Standarts
24  King George B QUEMUS coccinea; one ree par 10m. Board (CESE).
»  CANICGSE usta],uw.Enmormmem
a5 lymamwmfmmx . . Aluminum Paint.
Acer campestre 'Queen Ellzabatr; aitemating species, melme = CAMNICGSB_ naugq,maay Mixed Organic Zinc_Rich
per 1Dm. Coating.
»  CANICGSE_1_GP_138M _[37) Paint Extenor Latex Type Fiat
26  Inspection to be In conjunction wim |and development. A STandands Ass0ciaton (CSA Intematonal).
. and
27 Chy Detals are being updated, this informiation may change. of Test for Concrete.
Confractor %o confirm fAnal design, detaling, and specfications wih = CSAG42_[1964(R1998)], Galvanized (Zinc._Coated) Steel
e City of Surey Enginaering Dept. and project consutants. Farm_Fiaki Wire
«  CSA_DBO Serles_[57], Woad Preservation.
- mental Choice
DRAWINGS AND SPECIFICATIONS: - CCD-047a{36], Paints, Surface Coatings.
3.1 The confractor, sul-contracior, . CCD-47p-{98], Stains, Surface Coatings.
plating the 3)E SCOpE Of Wark IS = CCD-47c{95], Vamishes, Coatings.
responsibie Tor reviewing the master speciication package for B 3 Coatings -Recycled Water-Bome.
e project In conjunction with all consultant drawings, INClusIve
of landscape. 6.3  Alfences, fasteners and ralings shal be submitted via shop
drawing and submitted for approval by the landscape architect
32  Should any drawing o detall conict with the mastar prior to purchiase of Instakation
oty the
design team for coordination prior o order, preparation of 64 ummnmmuemm el
Instakation of said conflicting works (typ). aretobe and
LFiiess spacified otherwse
33 Exampiss of key speciicaions that relate o landscape are
Inclusive of: 65 Allanchor piates, and aMiated fastenar joining
Divislon 1, General materials must meet flush between joining surfaces without
Divislon 2, Existing Conditions gaps, Uniess speciiad otherwse
Concrets
Divislon 4, Masonry 66  ANmetal work [Le.
Division 5, Metais mmmmmmmmm
Division 6, Wood and pastics mm]mmmmwmum
7. Thermal and Moisiure Profection This Is inclusive of fasieners.
Divislon 31, Earthwork
Divislon 32, Extzrior Improvements 67  ANmetal bonding {L.e. welding or soklesing) must be completed
and metal work should be treated for protection Som cOmosion.
34 The wpieting and soft ‘Bonding work should be concealed by the finishes of the medal
works are responsible for providing the landscape work. Sanding o handwork needed o provide a smooth and
archiiect with a compiete “project record copy” of mark-ups or consistent finish along the bonded metal materal should b
wmhmmmhmmmmssm oone to match the finish of the metais used for joining
30etion to any record requests desned undes
mmmmmmmmmm 6.8 Al railing heights, picket spacing, and rall spacing shoukd be In
pen If submitted 35 a hard copy of in red coioured notes If accordance with the Brttish Columbla Buliding Code, CAM/CSA
as a POF. - Z514-07 and aMilated ASTM standards
LAN CONCRETE WORK: 65  Insill a grounding rod on all fences, metal posts o poies taler
41 Al concrete shall conform 1o all standands identified under han & { 1500mm) In height through the direclion of the project
maammmmmm Dythe electical enginesr. Confractor 10 confirm Me location|s) of sakd
Civil Engineer {refer t civil drawings, with feferences i MMCD work 3t the fime of project start-up with the elactrical engineer
specs) (compilete) and landscape architact
42 Concrete reinforcing for vertical landscape cast In place walls DESIGN BUILD IRRIGATION:
shall comply with  details and specifications defined In struciural 7.1 Imigation work should be completed fo comply with the Canadian
drawing. Electrical Code and Canadian Plumbing Code
43 ANnorizontal exter a light broom 72 quam {ménimum 5
mmwﬂnmmm years) In Instaling drip inigation systems
4.4 Abvertical concrete surfaces inclusive of cast In place walis shall 7.3 Fefer 1o design bulld imgation specifications for additional
have a light 53nd blast inish or approved equal uniess speciiied Informaton.
oiherstse
PLANTING AND SOFTSCAPES:
45 The confractor tocations. 81 Al lEncscape matesials, planting and
patteming and expansion joints with the landscape archiiact Division 32 and BCLNA standards,
pelor bo Instakation for concrete paving surfaces and walls Eih Edition
UNIT PAVING: B2 Waranty of plant material shall conform to BCLNA Standand, &ih
51 Precast concrete unit pavers of natural stone unit pavers must Exftion.
be provided in @ 2m x 2m ‘mock-up” on site 3 minimum 2 wesks
prior to order of materials for approval by the landscape B3 The 13 e 10 hiave the
architect The mock-up should neum:enaspammm Inspact e Sie for fine grading In Areas Whers Sapes, Dams or
MoUNGs are usad 35 part of 507 landscaping Tetures prior i e
mammmmwumﬁm Instakation of plant matera. A minimum 7 days notice s
Grouts, mortars, sealers, of products that require drying time Tequired for this review.
must have been instalied 3 minimum 43 hours prior 1o the time
of review by the landscape arcfillect B4  The contractor is responsibie to have the landscape archiect

Ingpect Me site for fine grading In areas where 500 of 5ed are.
wssad 35 part of soft prior i

of 50d of seed. A minimum 7 days notce Is required for s
review. Preparation of sod and seed areas shal conform i
BCLNA stands. No 1 Turfgrass and No. 1 Canadian seed
standards apply 35 defined fmugh BCLNA standards.

BS

BT

BB

B9

93

a5

and ‘50d and sead
shall apply a5 defined through BCLNA standams.
watering must
e andscape s
nstaiiation, AND unti ae

deemed =
acceptance. Estabishment malnienance pracice and
procedures are defned under the BCLNA Standard, Bt Edition.
This shouid be compilant with “Level 1, well groomed
landscapes”.

The landscape contractor shal provide the landscape architect
s i i W et g i Ui ffam 2 vl
‘plant orers to the
mmmqmmammmmm
the right by fhe landscape architect to refect piant material on
‘trawing speciication or BCLNA

The landscap asal port i
that Shows T3t Qrowing MeiLms comgly with ihe standants
Mlentified in the BCLNA Standard, 8t Edition for "Level 1, well
Qmomed fandseapes”

@ shall pay for a [2) random

matches.

g
e test approved by Me landscape archiisct The Endscape
architect wil nosty fhe generl contractor of when said s wil
ooUr and soif samples should be malied out within 48 hours of

amendment
‘material at the contractor's expense. Soll lests shoud be sent to.

appr
center.

Pactfc Soll Anaiysls Inc.
Sulte 511720 Voyagews Way, RICHMOND, BC VEX 363
Telephone 604 273 8226

Landscape muich shall conform {0 BCLNA standards and be

edition.

Biack In cofour; red coloured musch 1s not permitted uniess.

specified otherwise.

Fiiter fabeic must be provided In any aress were drain rock s

Used 35  Muich substiute or landscape feature, wih the
orip sirips

p siructursl
slabs, the coniracior must sUDMR, In writng. that the project
architect has inspectad pianters of areas of 5ot landscage

mmm_ﬁrmmmmm;m
drawings. This shall be done prior to any Inspactions tha
landscape archifect shall make o review growing medium
dapis or plant

Should 3y Tertilizers o chemicals be applied to Soft Iandscapes,
they must be non-toode.

Itis

waste matenials

Wiaste and
Division 1 of the master

appeoval from the landscape anchitect on all colours, Instakation

options and
prioe o the purchase of Installation of ste Mumishings.

Al sita ba perthe 3
spacifications.

1t I5 the contractors responshilty i NOBTY the landscape

requirements defined by manufacimers and the landscape site

[plan, specifications, or

itis waste matenials
n and
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ROOF & LEVEL 2 LANDSCAPE LEGEND
DESCRIPTION

aTty KEY

212m e Plan 1, L0422
Fentr b fech Fied Assamerty Typicats

GROUND LEVEL LANDSCAPE LEGEND
aTy KEY DESCRIPTION

G600 m*
2083 m* e 2 Bty
‘Btandures BCCO-138 & 85CD- 13
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CITY OF

..!SURREY INTER-OFFICE MEMO

& the future lives here.
TO: Manager, Area Planning & Development
- North Surrey Division
Planning and Development Department
FROM Development Services Manager, Engineering Department
DATE December 10, 2014 PROJECT FILE: 7814-0231-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 9808 King George Boulevard

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

There are no engineering requirements relative to issuance of the DP and DVP.

The following outlines some key issues as well as requirements for servicing that must be
addressed as a condition of issuance of the Building Permit:

Construction of remaining ultimate sections of King George Boulevard, 98B Avenue,
137 Street and Fraser Highway;

Construction of interim section of 137 Street, and north side of 98B Avenue fronting
and Phases C (13677 ~ 98B Avenue);

Construction of Kiss N Ride and 137 Street extension to Whalley Boulevard provided
the design is finalized and accepted by the City after successful negotiations with
Translink;

Re-grading the Whalley Boulevard frontage along with a redesign of the parking lot for
Phase D (9868 - 137 St), including access points, queuing distance, and grades.
Submission of revised Servicing Agreement drawings for 7812-0332-00 this phase and
any remaining ultimate works are required;

A Highway Licensing Agreement for parking;, building overhangs and signs; and
Lease agreement for parking under road.

General Servicing

Sanitary, Water and drainage servicing is to be provided to Lot 4 in conformance with
City Centre standards;

The applicant will submit sustainable drainage mitigation plan for combined Phase A
and Phase B, and sanitary sewer analysis;

The applicant is responsible for the undergrounding of the existing overhead Hydro,
Telephone, Cablevision and Fibre Optics Lines fronting the site; and

Connection to the City’s District Energy system is required.

A Servicing Agreement is not required for the Building Permit unless scope changes.

RS

Rémi Dubé, P.Eng.
Development Services Manager

HB

NOTE: Detailed Land Development Engineering Review available on file

Al XIAN3ddV
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APPENDIX V

y 4

LEADERSHIP IN LEARNING

School Enrolment Projections and Planning Update:

The following tables illustrate the enrolment projections (with current/approved ministry

Friday, September 12, 2014 capacity) for the elementary and secondary schools serving the proposed development.
Planning

Capacity of Queen Elizabeh Secondary in the table below includes an 8 classroom modular
complex located on site. There are no new capital projects proposed at the elementary school
and no new capital projects identified for the secondary school. A boundary move from
Guildford Park Secondary to Queen Elizabeth Secondary has been implemented to increase
enrolment Queen Elizabeth. Also, a boundary move of the King George Station area from
Lena Shaw Elementary to Simon Cunningham Elementary has been implemented to increase

THE IMPACT ON SCHOOLS enrolment at Simon Cunningham Elementary and reduce overcrowding at Lena Shaw. The
proposed development will not have an impact on these projections.

APPLICATION #: 7914-0231-00
SUMMARY
The proposed 486 highrise units Simon Cunningham Elementary
are estimated to have the following impact
on the following schools: 700 -
600:::::::EJ=3—U
- - -—V
Projected # of students for this development: — =
500 -~
V ’ e 4= == Enrolment
Elementary Students: 12 400
Secondary Students: 5 8 Capacly
300
September 2011 Enrolment/School Capacity 200
Simon Cunningham Elementary 100
Enrolment (K/1-7): 74 K + 481
H . O T T T T T T T T T T 1
Capacity (K/1-7): 60K +575 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017
Queen Elizabeth Secondary
Enrolment (8-12): 1506 Queen Elizabeth Secondary
Nominal Capacity (8-12): 1600
Functional Capacity*(8-12); 1728 2000
1800 e e e e e e
16007{:‘:__.‘:__:‘”::::}
L
1400 — S e — X
1200
1000 = 4= = Enrolment
800
600 e Capacity
400
200 ------- Functional Capacity
0 ‘ ; ; ; ; ; ; ; ; ;
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

*Functional Capacity at secondary schools is based on space utilization estimate of
27 students per instructional space. The number of instructional spaces is
estimated by dividing nominal facility capacity (Ministry capacity) by 25.
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APPENDIX VI

2E - Community Room B

. . City Hall
ciry or Advisory Design Panel 13450 - 104 Avenue
ASURREY : Surrey, B.C.
o= M Inutes THURSDAY, SEPTEMBER 11, 2014
Time: 4:00 p.m.
Present: Guests: Staff Present:
C. Taylor - Chair Mark Whl'tehead,' Musson Cattell Mackey M. Rondeau, Senior Planner
Partnership Architects (MCMP) . .. . .
G. McGarva . C. Craig, Administrative Assistant
T. Wolf Vince Fernadez, MCMP
E. Mashi Celso Stifelmann, MCMP
’ 8 Mark Van der Zalm, Van der Zalm & Associates, Inc.
D. Newby

J. Makepeace

Absent:

L. Mickelson
N. Baldwin

B. Wakelin

T. Bunting

S. Vincent

B. McGinn

T. Coady

Cpl. M. Searle

Mark Synan., Van der Zalm & Associates, Inc.
Andy Croft, PCI Developments Corp.

Tim Grant, PCI Developments Corp.

Greg Mitchell, PCI Developments Corp.
Kevin Welsh, Integral Group

A. RECEIPT OF MINUTES

It was

minutes of the July 10, 2014 meeting.

B. SUBMISSION

1. 4:00 PM

File No.:

New or Resubmit:
Last Submission Date:
Description:

Address:

Developer:

Architect:

Landscape Architect:
Planner:

Urban Design Planner:

Moved by G. McGarva
Seconded by D. Newby
That the Advisory Design Panel receive the

Carried

7914-0231-00/01

New

N/A

DP Amendment to DP No. 7912-0332-00 and
detailed DP for Phase B of King George
Station development. Mixed-use retail,
office and multiple residential
developments.

9808 King George Boulevard, Surrey
Greg Mitchell, PCI Group

Mark Whitehead, MCMP

Mark van der Zalm and Associates

Pat Lau

Mary Beth Rondeau

Page 1
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Advisory Design Panel - Minutes September 11, 2014

The Urban Design Planner presented an overview of the proposed project and
highlighted the following:

The Panel saw a master plan for the whole site previously.

This is similar to what has been seen before, but noted that this project has
increased in density and height which was encouraged by the Panel since it
is next to a transit station. With respect to use, form and density, staff is
supportive of this project.

Light rail is proposed to go through the site.

The overall project is a little ambitious with respect to the amount of
signage to be incorporated. More thought needs to go into the branding
and naming of the site, as the history of this location is important, and
could include considerations to the fact that it used to be "The Junction".

The Project Architect presented an overview of the site plan, building plans,
elevations, cross sections, and streetscapes. A 3-D study model to address the
project was provided on-table, and the following was highlighted:

The King George Skytrain Station precinct is undergoing a significant
transition triggered by the development of high-density residential to the
north of the station, and the construction of the Coast Capital Savings
Headquarters (HQ) (Phase A).

An important component of this site is easy access to places such as:
Surrey Memorial Hospital, Jim Pattison Outpatient Care and Surgery
Centre, Revenue Canada, City Hall, and the King George Station.

Vertical circulation (escalators, elevators, etc.) allows for pedestrian
movement through the plaza to King George Station. A bus stop on Fraser
Hwy. will serve to draw pedestrians.

Street-facing retail is prominent, using both Fraser Hwy. and King George
Blvd., while food and drug companies can operate above on the second
floor. Small scale retail "cocoons" the larger boxes. King George Station to
be a prominent feature, with the tower located behind, acting as the accent
point.

The mixed-use tower has some formal movement to give it more accent
and texture. It is a landmark tower that achieves that quality through
simple form, alternating balconies connected at the facade with a similar
material element.

Part of the animation variation is going to stem from the use of signage,
giving each retailer the opportunity to create texture on the ground floor,
depending on the signage they choose.

The Project Architect presented a digital flyover to show how the site fits
together.

The Landscape Architect reviewed the landscape plans and highlighted the
following:

Urban landscape design building on the idea of the rich, cultural history of
the site as a meeting place, a confluence of people.

f:\7914-0231-00 pci phase b\adp minutes and applicant's response 7914-0231-00.docx Page 2



Advisory Design Panel - Minutes September 11, 2014

e The center mews is developed to be creek-like with a very geometric form
(used a GIS interpretation of the landscape in the hope to mirror the
original idea to create a striking geometric design), enriched with decking
materials and day-lighting of the storm water system that connects to King
George Blvd.

e The almost 1.5 acre rooftop level was designed to be a green roof/rain
gardens, manifesting a triangular pattern (following the geometric design
pattern). The design will incorporate small shrub communities and a
variety of native grasses that will help detain and store storm water.

e High quality furnishings will be used (planted pots, unique seating
arrangements, decorative concrete, recycled decking).

E. Mashig joined the meeting at 5:15 p.m.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW

DP Amendment to DP No. 7912-0332-00 and detailed DP for Phase B of King
George Station development to allow for a mixed-use retail, office and
multiple residential developments.

9808 King George Boulevard

File No.: 7914-0231-00/01

It was Moved by G. McGarva

Seconded by E. Mashig

That the Advisory Design Panel (ADP)
recommends that the applicant address the following recommendations and
revise and resubmit to Planning staff.

Carried

STATEMENT OF REVIEW COMMENTS

Site

e A very well documented and presented project, which responds to the City
of Surrey's current urban design criteria. The site has been well-utilized
and is resolved appropriately.

e The increase from previous density was strongly supported.

¢ Design elements should be carefully chosen to reflect the "Surrey-ness” of
this site; there is a narrative about the urban intentions behind the project.
The location of the site is historical and this has been taken into
consideration.

e The creation of an urban edge will positively serve Surrey in the future.
e Good pedestrian linkages, movement and flow to the Skytrain.

e The mews connection to King George Blvd. lacks generosity; the invitation
of the street is lacking. Suggested to make the edges more visually exciting.

The connection is flanked at the King George Boulevard sidewalk, by a
glass elevator on the north and a glass wall on the south. Both of these

f:\7914-0231-00 pci phase b\adp minutes and applicant's response 7914-0231-00.docx Page 3



Advisory Design Panel - Minutes September 11, 2014

glass elements will be backlit. The glass elevator will be a focal point
announcing the mews as a significant entry. The glass wall on the south,
will be backlit by the lighting from the parkade entry. The design
intention was for the entry to the mews to be extremely well lit and
inviting. A water features is also incorporated into the stairs adding
interest and softening the entrance to the mews.

Building Form and Character

e The landmark tower on King George Blvd. is a good feature; it has strong
character and provides varied texture with the balconies. Subtle difference
between textures provided on the different towers; this is very
complimentary of the scheme. The tower would benefit from more
development in terms of the top of the tower (very simplistic at the
moment). It needs to be elegantly detailed.

The top of the tower has been further detailed and developed. A steel
structure will form the parapet and be supporting a curtain wall that
matches the mullion spacing of the residential below. The parapet
curtain wall will match the glass of the residential. The curtain wall will
also have a shadow box so the transparency of the glass will match the
residential potion of the tower. The residential tower will be a monolithic
entity incorporating the parapet adding strength and purpose to the top
of the tower.

e The proposal would benefit from more design development particularly the
tower, and incorporate solar response.

The percentage of glass on the residential building has been reduced from
60% to 50%. This reduction in glass will significantly affect the heat gain
of the individual units.

e The mixed-use tower expression is somewhat forced. The tyranny of the
residential expression is problematic once it hits the office floors. Consider
better articulation of the masses; should meet the ground with more
purpose.

The architect indicates that the office portion of the tower steps out from
the residential portion acting as a strong base to the slender residential
tower. The articulation of the office is purposely different in order to
accentuate the base - tower relationship. The office and residential uses
naturally have different aesthetics and we felt that an honest expression
of each use, with differing massing and texture, was the appropriate
response. The staggered horizontal balconies of the residential create an
iconic rhythm and texture, while the vertical fins on the office create a
comfortable counterpoint and balance.
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The landmark features of the building is the sloping west elevation. This
feature would be the element that ties the residential and office building
together. The staggered horizontal banding from the residential will
continue down into the office portion of the building. Similar glass and
mullion spacing will be used.

e At the ground floor, the office tower seems to be a bit weak as it appears to
be compressed by the weight of the building. Consider strengthening the
base by incorporating prominent entries or a corner element, etc.

The base at the corner of King George Boulevard and Fraser Highway is
(20 ft.) in height which feels very adequate. Where the base is
compressed is along the Fraser Highway elevation. The original
Development Permit elevation had the canopy running straight
horizontally along Fraser Highway creating a pinch point at the eastern
edge of the elevation. The architects have raised the height of the canopy
by 1.5 metre (5 ft.), so that it steps with the rise in grade relieving the
feeling of compression.

¢ Could incorporate more geometry into the retail podium to gesture the
Coast Capital Savings Help HQ, particularly for the Fitness Building.

The architects felt it important that the retail/restaurant building, at the
corner of King George Boulevard and 98B Avenue should evoke the
dynamic nature of the Coast Capital Savings Help Headquarters
(CCSHH) without mimicking it. A vocabulary of angular roofs captures
the dynamic feel of CCSHH. The buildings are adjacent to each other
and together there is a comfortable dialogue between the two buildings
along King George Boulevard. In contrast, the architects feel that it was
equally important that the Fitness Centre have a different feel. The
design intention is that Phase B does not appear as one retail/restaurant
building. Where the retail restaurant building is dynamic and angular,
the fitness building is rounded and flows around the roundabout.

e There is a lot of variety in the commercial/retail podium however it seems
to work as it is carefully articulated. There is generosity with the materials
chosen and a rhythm that is pleasing to the street. Attention should be
given to how the storefronts are varied (consider varied setbacks, widths,
how doors open to create relationship between indoor and outdoor space,
etc.). Bike racks should be added, as well as contemporary furniture, to
create a truly social space.

The architects agree with this statement. They have varied the widths of
the storefront and the door locations along 98B Avenue/137 Street. They
focused the change along this street as it is a collector road and is more
pedestrian oriented. They kept the rhythm of the retail regular along
King George Boulevard as they felt it created a better, more legible, street
wall.

e Let the signage add the variety and the characters of individual retailers to
provide the animation. If well-incorporated into the building design, the
signage is justified and will help the orientation throughout the site.
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The architects agree with this comment. PCI Group has retained EDG as
the signage consultant. A comprehensive sign design package will be
submitted with the requested variances and design rationale.

¢ A high volume of pedestrians are projected. As such, weather protection
along these streets is essential, and appears appropriate. Pedestrian
experience along these edges is key.

e The treatment of the 'sth Elevation' (the podium roof) is well-considered,
with thoughtful narrative. Given the height and the residential use, this is
very thorough.

e There is legibility on the ground space; it is obvious how one moves
through the site. It is simple, but there is beauty in the simplicity of the
design. This is a well-animated space. Concerned there is no outdoor
social space for the residents that is not deemed a public space.

PCI Group and the architects are currently reviewing the programming of
the indoor and outdoor amenity space areas to provide appropriate
programming.

Landscaping

e The green roof design is well-crafted and is an excellent concept and
rationale. The triangulation of the roof is interesting and makes this more
3-dimensional. Encourage more height on the roof to create interest.

e Consider trees in the mews. Studies have shown that people generally feel
more comfortable, happier and spend more money in areas that have trees
and are green.

Additional flexible landscaping will be provided by potted plantings to
permit flexibility.

e Make sure the street trees remain generous enough to grow with large
enough tree pits.

e Daycare outdoor space needs to be resolved.

Daycare outdoor space is planned at the second floor. Please see
Drawing A206.

CPTED

e Should carefully consider how security is dealt with in the pedestrian mews
leading to the main plaza.

The mews will be well lit and active uses are on both sides of the mews
providing "eyes on the street”. A CPTED review by a security consultant
will identify any issues and they will be addressed.

Accessibility

e No comments were made regarding accessibility.

Sustainability

e LEED Gold and certified for different parts of the project is good.
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e Concerned that the very high glazing percentage and very little external
shading will be a challenge for both comfort and energy modeling for the
glass on the tower. Upgrading to triple glazing might be required. Energy
modeling will determine actual requirements. Would prefer to see less
glazing (40% maximum) and more shading on the south side.

The architects have reduced the glass percentage to 50% for the
residential portion of Tower 1 and Tower 5. The residential balconies
provide a great deal of sun shading.

0.3 metre (1ft.) deep vertical sun shades in the office portion of the Tower
1 will play a compositional role in the design of the tower, but they will
also provide a level of shading for the office users.

¢ Consider irrigation for the roof. The roof looks like it will require a high
level of maintenance.
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