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HONGKONG BANK OF CANADA BUILDING 

 

TENANT IMPROVEMENT GUIDELINES 

 

INTRODUCTION  

 
The information given in this guideline is intended to assist the Tenant in managing the design and 

construction of their leased premises.  Since the building was conceived to offer a prestigious commercial 

office location to its Tenants, the prime objective contained in these guidelines has been to ensure a uniform 

high standard of quality in all Tenant improvements made to leased areas. 

 

Unless there are specific deviations from these guidelines covered in separate agreements with the Landlord 

and the Lease, these design criteria and construction conditions will prevail. 

 

It is the Tenantôs responsibility to ensure that their consultants and contractors are informed of their 

responsibilities in terms of this document, and we would advise that  the Tenant include this document in 

their tender packages.  The Tenant and their contractors should also familiarize themselves with all site 

instructions and charges. 

 

In following this guide we believe that the Tenant will avoid the costs of possible revision and correction of 

sub-standard work during all phases of their improvements, and will ensure that their Tenant work is 

compatible with the base building systems and general design. 

 

GENERAL APPROVALS REQUIRED  

 

To ensure that all Tenant improvements follow the base building standards and finishes, the Landlord 

reserves the right to reasonably approve all Tenant improvements.  These approvals concern the following 

areas: 

 

a) The Landlord reserves the right to approve the Tenants selection of any designer, contractor, 

subcontractor or supplier; such consent not to be unreasonably withheld.  In the case of the mechanical, 

electrical and structural consultants to the Tenantôs requirements, the services of the Landlordôs 

consultants to the base building design MUST be used for continuity reasons, and any considered use 

of other consultants must obtain the prior approval of the Landlord.  The fees charged for any Tenant 

design related work are for the Tenantôs account. 
b) The Landlord must approve the Tenantôs final working drawings before any Tenant work may 

commence on site. In order to avoid possible problems in this area, the Tenant should initially supply 

the Landlord with preliminary plans showing sufficient detail and scope for early analysis by the 

Landlordôs consultants. Preliminary drawings should include a reasonably detailed floor plan and 

reflected ceiling plan of all areas. 
c) In approving all final working drawings and specifications, the following specific detail will be 

required by the Landlord: 
- Full mechanical and electrical plans and details indicating all required changes to the base 

building design. 

- Details of all additional structural requirements as well as specific occupancy and floor 

loading that would concern the Landlordôs Structural Engineer. 

- Complete details of the Tenantôs intended keying system which might affect the building 

master key or card access systems.  It is a specific requirement of the local Fire Code that the 

main access to all areas be on the master system of the building.  At the same time the 

Tenantôs should provide all details of proposed finishes to all doors (plus hardware) that  
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GENERAL APPROVALS REQUIRED (Continued)  
 

- affect all accesses off common area into demised spaces.  If any deviations from the base 

building standards are considered, these changes require the prior approval of the Landlord. 

- General details of specific telephone, computer, communication and power requirements to 

the leased areas. 

- Details of all proposed signage for the main entrances into Tenant spaces, as well as details of 

the Tenantôs identification on the main elevator lobby directory board on the upper ground 

floor.  The Landlord is mainly concerned with achieving a standardized approach in reviewing 

all signage requirements, so that the prestige nature of the building is preserved for all 

Tenants.  In the case of full floor Tenants whose design does not have specific entrance doors 

off the elevator lobby, early thought should be given to their signage/identification 

requirements, since the general policy will be not to have signage within any elevator lobby 

area, other than directional numbering in the case of multi-tenant floors. 

- A time schedule detailing the completion of drawings, tendering and construction for review 

by the Landlord and the general contractor. 

- Any additional information which may be required by the Landlord in order to adequately 

understand the nature of the Tenant improvements. 

d) Once the Tenant has received the general approval of preliminary drawings by the Landlord, the 

Tenantôs designers may proceed to final drawings, specifications and tender packages, which the 

Landlord must again review and accept before work can proceed on site. 

 

The Landlord (and the consultants) must review one set of one preliminary and one set of final 

drawings and specifications and in the event of major revisions, further reviews may be required.  Any 

review charges incurred by the Landlord will be charged to the Tenant.  At this stage a Tenant (or his 

appointed agent) is also required to obtain a Building  Permit and Occupancy Permit in order to ensure 

that drawings and specifications comply with all by-laws and statutes of the relevant building codes. 

 

The approval of any plans by the Landlord (and consultants) does not imply acceptance of any substandard 

finishes on the part of the Tenants contractors on site. 

Legal Description:  

 

Lot 5-20 Block 41 

District Lot 541 Plan 210 

New Westminster District 

 

Building Permit Information  

 

Re:  Owner of building/land 

 

Fill in Owner of building/land with Ontrea Inc. AND J.K.S. Holdings Ltd. This is to be entered as one on 

the one line. 
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BASE BUILDING CONSULTANTS  

 
While the Landlord has reserved the right to reasonably not with hold consent to the use of any consultant, 

subcontractor or supplier, a Tenant is advised that in his tendering he should provide details of the 

following companies involved with the base building construction.  In the case of Tenant proposing the use 

of site sub-trades other than those below, the Landlordôs main concern will be standard of work and 

preservation of on-going warranties. 

 

The following are the Landlordôs Base Building Consultants: 

   

Architectural Consultant  

Abbarch Architecture Inc. 

Suite 1830, One Bentall Centre 

505 Burrard Street 

Box 79, Vancouver, BC, V7X 1M6 

Tel: 604.669.4041 

Fax: 604.683.5338 

 

Structural Consultant 

Read Jones Christofferson 

4th Floor - 210 W. Broadway 

Vancouver, BC, V5Y 3W2 

Tel: 604.738.0048 

Fax: 604.738.1107 

 

Electrical/Mechanical Consultants 

Cobalt Engineering 

#305 ï 1200 W. Pender Street 

Vancouver, BC, V6E 2S9 

Tel: 604.687.1800 

Fax: 604.687.1800 

 

Flow Consulting 

104 ï 740 Nicola Street 

Vancouver, BC, V6G 2C1 

Tel: 604.609.0500 

Fax: 604.609.0588 

 

Environmental Consultant 

PHH Environmental 

Suite 115 ï 10751 Shellbridge Way 

Richmond, BC, V6X 2W8 

Tel: 604.244.8101 

Fax: 604.244.8491 

 

Waste Management Consultants 

WasteLess Environmental Services Inc.  

206-20641 Logan Avenue 

Langley, BC, V3A 7R3 

Tel: 604.534.0071 

 

In the event of any of the above consultants are not being used, the Landlord will still require a final 

review of their drawings and specifications by the Landlordôs consultants, as described before on 

previous pages.  Any consulting costs incurred by the Landlord on this will be charged to the Tenant. 
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SITE INSTRUCTIONS AND CHARGES  

 

The following general site instructions should be included in a Tenantôs tender information (next 3 pages): 

 

A) All Tenant work must proceed within the confines of the leased premises, and any other 

construction or storage of materials will not be permitted in other areas on site. 

 

B) The secure storage of all Tenant materials on site is the responsibility of the Tenantôs 

contractors alone.  Notwithstanding any general security arrangements that might be provided 

to the site by the General Contractor, the Landlord and his contractors cannot be held 

responsible for theft, loss or damage of Tenant materials. 

 

C) The Tenantôs contractors may provide temporary doors and walls to secure a Tenantôs area, 

however general accesses through a Tenantôs area to other work functions on the relevant 

floor by the Landlordôs contractors must always be provided during working hours.  Since the 

General Contractor will be operating two shifts at times, it is advised that a spare key 

accessing a Tenantôs area be left with the Superintendent to overcome possible access 

problems. 

 

D) While a Tenant area is turned over by the Landlord in a condition suitable for Tenant 

improvement work to proceed, there could still be finishing trades of the Landlordôs working 

within the core (especially washrooms) at the same time.  General coordination in such 

circumstances should be made between the Tenantôs contractor and the Building Management. 

 

 

E) No alterations may be made by the Tenantôs contractors to the base building systems 

(sprinklers, utilities, electrical and HVAC systems) without prior coordination, unless 

expressly allowed by the Landlord, all alterations must be done by the Landlordôs contractors.  

Similarly, the cutting or drilling of any floors, walls, pipes columns, duct work etc., that is 

considered necessary must be coordinated with the Landlord, who in turn is required to ensure 

that any alterations to the base building design has the prior approval of the relevant 

Landlordôs consultants.  Prior to Corring, the slab shall be scanned to prevent possible damage 

of re-bar, post-tensioning system and electrical conduits buried in the concrete.  All costs 

associated with the consultation and construction of deviations from the base building design 

will be for the Tenantôs account. 

 

F) The Tenantôs contractors must follow all reasonable instructions given to them by the 

Landlord, and in particular must observe those measures intended to ensure the orderly and 

safe running of all Tenantôs fixturing concurrent with the general completion of the building 

by the Landlordôs contractors.  Any inspections to a Tenantôs area made by the Landlordôs 

consultants and General Contractor would be concerned not only with substandard 

workmanship or material used, but would also address safety requirements, fire preventative 

measures ( i.e. handling of inflammables), removal of refuse and general tidiness, delivery and 

placing of materials. 

Any provision of equipment or services by the Landlordôs contractors are fully chargeable to 

the Tenant and would be inclusive of all taxes, fees and general expenses charged by the 

General Contractor.  If the Landlord is required to pay any Tenant related work directly to his 

contractors on behalf of the Tenant, the Landlord reserves the right to request a deposit at the 

time of authorization as well as immediate payment of the balance upon completion of the 

Landlordôs portion of the Tenant work.  Any financial charges incurred by the Landlord, due 

to late payment by the Tenant will accrue interest at the rate of 1 1/2% per month. 
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SITE INSTRUCTIONS AND CHARGES  (Continued) 
G) A further charge of 25 cents per leaseable square foot per month will be levied during the 

fixturing period. This charge is for the reasonable provision of the following services to the 

Tenants contractors, and Tenants are advised to keep this charge in mind when allocating their 

Tenant improvement budget. This charge will be billed by the Landlord directly to the Tenant, 

and NOT to his contractors for collection. 

 

1) Electrical power consumption on each floor. 

 

2) Freight elevator used for both personnel and material deliveries. 

 

In order to facilitate the most efficient use of the freight elevator the following rules 

should be observed: 

 

a) The morning shift between 7:30 a.m. & 3:30 p.m. is mainly concentrated on the 

movement of personnel as well as general materials pertinent to the base 

building construction. 

 

b) The Tenantôs contractor may use the freight elevator during this shift for the 

movement of personnel from the ground floor to their relevant Tenant areas.  

However, in the case of a multi-floor Tenant, their contractors would be 

expected to use the core or internal staircases for inter-floor movement. 

 

c) Tenantôs should arrange for their material deliveries to be made on the afternoon 

shifts after 3 p.m. and the specific request for freight elevator time must be made 

three days in advance to the Building Management who will schedule and assign 

all freight elevator time.  The possible delivery of materials to Tenant floors 

during the morning shift requires the express permission of the Building 

Management. 

 

3) The Tenants contractor will provide garbage containers on site and Tenantôs 

contractors must ensure that their areas are kept free from garbage build-up at all 

times.  The delivery of garbage from Tenant floors down to the containers (by the 

Tenantôs contractors) should be made during the afternoon shift. 

 

 

4) Tenant contractors may only use the washroom facilities designated by the Building 

Management and no other. The general up-keep of these designated contractor 

washroom facilities will be maintained by the Landlordôs contractor. 

 

 

H) A Tenantôs contractor will be required to submit an Insurance Certificate, showing sufficient 

insurance coverage to both the Landlord and the General Contractor.  Comprehensive general 

liability insurance with a minimum coverage of $5.0 Million for each occurrence is required.  

It should also include a cross liability clause, blanket contractual liability and coverage of non-

owned vehicles.  In addition, the following entities must be listed as óadditional insuredô on 

the certificate: Cadillac Fairview Corporation Limited; Ontrea Inc.; Cad illac Fairview 

Management Services Inc. 

I) Written confirmation of adequate coverage of the Tenantôs contractors by the Workers 

Compensation Board is also required prior to the start of work. 

 

J) There are no on-site parking facilities available for Tenant contractors. 
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SITE INSTRUCTIONS AND CHARGES  (Continued) 
K) If Tenant contractors are performing excessively noisy work during the occupancy of the 

building by other Tenants, the Landlord reserves all rights to stop such disturbances. In 

general, noisy work that could seriously disturb the business conduct of other Tenants must be 

done prior to 8 a.m. or after 5 p.m. or at weekends after receiving permission from the 

Landlord. Any additional charges incurred by the Landlord as a result of making available 

facilities and services in these off hours will be charged to the relevant Tenant, and NOT 

collected from his contractors. 

 

L) The Tenantôs contractors must schedule their deliveries to arrive in accordance with the 

availability of elevator in the 2nd shift as described in (G) above, and unscheduled deliveries 

found to conflict with the building operation may be turned away.  The Tenantôs contractors 

should have sufficient manpower to accept and remove deliveries to their leased premises, 

since no alternative storage arrangements can be made available.  The Landlord will not 

provide manpower for receiving or handling deliveries, and if it is found necessary for the 

Landlord to shift any deliveries of the Tenantôs contractors, an overtime rate will be charged 

to the Tenant for such services.  Deliveries should be made off the lane to the rear of the 

building, where the slab over the parkade will handle a maximum G.V.W. of 10 tons.   

Heavier (or overnight vehicles which might interfere with the canopy) must not enter this lane 

on site delivery area, and appropriate arrangements should be made with the General 

Contractor. 

 

M) The Tenantôs contractors should take all precautions to protect base building elements and any 

damage or loss to the Base Building caused by the performance of the Tenantôs contractors 

would be immediately remedied by the Landlordôs contractors, and would be charged to the 

Tenantôs account.  Any additional charges will be billed directly to the Tenant, and will NOT 

be collected from his contractors. 

 

N) The use of explosive fixing devices should have their strength of shot set to avoid shattering of 

the concrete.  Similarly  no coring, cutting, drilling, or chiseling of any base element is 

permitted without Landlord approval and under suitable approval/supervision by the General 

Contractor.  Nothing must penetrate or be fixed to the exterior curtain wall.  The Tenantôs 

contractors should ensure that their partitions are properly mounted to avoid interference with 

removable ceiling tiles, etc. All partitions shall meet the mullions of the exterior glazing, or 

column faces. 

 

O) The Tenantôs contractors are forbidden to use volatile or toxic material as well as spray 

lacquers, and any contractor found using such materials could be banned from the site by the 

Landlord. 

 

P) Other than work or services provided by the Landlord (refer Section 2), all additional charges 

made to the Landlord by his Contractorôs or consultants in connection with a Tenantôs 

improvements will be for the Tenantôs account. 

 

Q) General contractors are to use the Landlordôs waste management consultant for all garbage 

removal, or provide the Landlord with receipts that show that the garbage was separated and 

disposed of by an environmentally friendly means. This proof must be included in the final 

documentation.  

 

R) The garbage and construction debris generated by work being carried out on a Tenant contract 

will be the total responsibility of the Tenant Contractor. Corridors, freight elevator lobbies, 

and common areas are to be kept clear of the residual debris incurred. Arrangement must be 

made for the freight elevator time to remove such debris to the appropriate Loading Dock area 

and because of the limited space, be immediately taken from there by whatever means possible 

by those Contractors responsible on a daily basis. ñConstruction Disposal Binsò are allowed to 

remain in designated areas, upon Landlordôs approval. Upon removal of disposal bins by the 

Contractor, the area around the bin shall be cleaned by the Contractor to a tidy swept 

condition with no materials left in the designated areas. Arrangement for placing disposal bins 

must be made through the Landlord. Only approved garbage disposal contracts will be 

allowed on site.  
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MOVE -INSTRUCTIONS 

 

It is recommended that the Tenant uses the buildingôs contract cleaners for the final clean-up of their 

premises prior to move-in.  This item should be budgeted for in the Tenantôs scope of work. 

 

To facilitate move-in arrangements and the use of elevators, the Landlord should receive in writing at least 

two weeks notice before the expected final move-in date. 

 

Upon completion of the Tenant work, the Tenant must provide the Landlord with a complete set of ñas 

builtò drawings and specifications in AutoCAD format, an HVAC balancing report and specifications for all 

mechanical and electrical units installed in the premises as part of the project. 

LIEN ACT PROVISIONS TO THIS PROJECT  

 

The HSBC Building was erected on land that has been leased from three companies under a long term Land 

Lease.  These land owners are not and will not be responsible nor liable for any improvements built upon 

the lands other than construction undertaken at the express request of the land owners.  A "Notice Of 

Interest" pursuant to Section 3(2) of the British Columbia Builders Lien Act has been registered on title to 

the land, which thereby restricts any such liens that are registered by contractors hired by tenants of the 

HSBC Building to be filed against the tenant's leasehold interest only (if the tenant has registered its lease 

on title to the land). 

 

DESIGN CRITERIA AND MINIMUM FINISHES  

 

The following detail is considered the minimum standard for Landlord approval: 

 

LIGHTING 

 

In order to preserve the external appearance to all levels in the Tower, the Landlord will 

discourage changes in the base building lighting pattern to a perimeter distance of 15ô inside 

the exterior glazing. Except in those cases where Tenants took lighting credits before 

December 15, 1985, the balance of office floors already have their light fixtures purchased.  If 

installed,  a Tenant would be unable to generate any labor or material credit at that stage.  Any 

surplus light fixtures in excess of a Tenantôs actual needs should be returned without credit to 

the Building Manager for storage. 

 

In the case of retail areas, no light fixtures or distribution wiring are supplied and all costs are 

for the Tenantôs account. 

 

CEILINGS 

 

Similar to the above mentioned lighting fixtures the Landlord will discourage changes in the 

configuration of the T-bar ceilings to within 15ô of the exterior glazing, in order to preserve 

the external appearance.  Ceilings should be kept at the standard building height of the base 

building design, and all changes require the approval of the Landlord.  Any ceiling tiles 

surplus to a Tenantôs needs should be returned to the Building Manager without credit. 

 

In order to retain a quality appearance in the ceiling, the interface of partitions with the ceiling 

line should be carefully designed taking into account appearance, sound transmission etc., and 

filler pieces must be used between partitions and ceilings where necessary. 
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DESIGN CRITERIA AND MINIMUM FINISHES  (Continued) 
No ceilings are provided in the case of Retail Tenants, however quality and standard of the 

Tenantôs selection will require the Landlordôs approval before installation. 

 

INTERIOR PARTITIONS 

 

2 1/2ò steel studs (16ò or 24ò o.c.) with 1/2ò G.W.B. each side (taped, filled, sanded and 

painted) is a minimum standard for partitions.  The introduction of 2 1/2ò batt insulation 

should be incorporated where necessary.  Besides the design satisfying any fire fighting 

regulations (pertinent to distance for access by a fire hose), no partitions should impede return 

air flow through the ceiling plenum, unless provisions have been made with approved transfer 

ducts in the case of floor to underside of slab partitions. 

 

In any case where the partitioning is erected towards the exterior glazing, this shall only be 

designed to occur at the window mullions or column faces. 

 

MAIN ENTRANCE DOORS 

 

In the case of full floor Tenants, the provision of all main entrance doors off their respective 

elevator lobbies is within the total design scope of the Tenant.  However, the Landlord 

requires that the designers for a total floor Tenant refer to the Landlordôs architects in order to 

ensure compatibility between the finishes to the main building elevators and the respective 

elevator lobbies of full floor Tenants. 

 

In the case of multi-tenant floors, the Landlordôs architects have specified a standard of door 

and finish for all entrances to Tenant areas off common area corridors.  No deviations from 

this standard will be considered by the Landlord, and Section 3 provides drawings of such 

details.  A single wood door plus lockset is the standard supplied entrance to all demised 

Tenant areas on multi-tenant floors only, and any further upgrades to these standard entrances 

in terms of Section 3 alternatives will be for the Tenantôs account. 

 

LOCKS 

 

Any locks installed by the Tenant must be compatible with the Master Keying System of the 

building, (Al Scott Lock & Safe control all Master Keying) and Tenant consultants are 

required to include these lock specifications in their hardware schedule.  *(See Section 3 for 

detail).  all lock sets and latch sets must follow these specifications, so that the Master Keying 

System of the building is properly organized and complying with all fire codes.  In the case of 

multi-tenant floors, the hardware to the main entrance door is specified.  In all other cases 

involving full floor Tenants and the interior doors within Tenant areas, the Landlord request 

that the selection of hardware should be reasonably compatible with the building standard. 

 

In the case of multi-tenant floors the Tenant will be provided with two keys to the main 

entrance lock, but additional keys can be obtained from the Building Manager at the Tenantôs 

expense.  All keys belong to a restricted lock system for maximum security, and therefore the 

cutting of extra keys must be arranged through the Building Manager. 
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DESIGN CRITERIA AND MINIMUM FINISHES  (Continued) 

BLINDS 

 

The Landlord will supply and install building standard venetian blinds to all vertical exterior 

window sections.  In order to preserve the external appearance of the building, no variation to 

the building standard of venetian blinds will be considered, except in the case of Floors 22 and 

23 where a uniform different treatment to the windows has been considered acceptable by the 

Landlordôs architects. 

 

TENANT SIGNAGE 

 

In order to maintain standard tenancy signage, it has been decided that no corporate signage 

may be fixed within the elevator lobby areas of all floors.  In the case of multi-tenant floors, 

only directional numbering will be placed at the relevant ends of an elevator lobby, and this 

numbering will conform with the overall building graphic design. 

 

In the case of multi-tenant floors, the Landlord will provide standard numbers at a main 

entrance door into a Tenantôs space.  Any further lettering near the Tenantôs door requires 

prior approval of the Landlord, and must conform with the graphic standard for the building 

(examples included in enclosed drawings).  Other than door numbers on multi-tenant floors, 

all further signage costs are for the Tenantôs account. 

 

A building directory will be located at the security station in the main entrance lobby (fronting 

on to Hornby Street), and no further directories are provided on multi-tenant floors. All 

lettering and numbers to this main building directory will be standardized according to the 

Landlordôs graphic consultant and no variations or incorporation of corporate logos will be 

allowed. 

 

Since the item of signage is so important to a Tenant, the Landlord urges the earliest possible 

submission of these details for approval (60 days) so that difficulties do not arise due to non-

acceptability by the Landlord. 

 

CARD ACCESS 

 

The building has an overall security system tied into a main computer, which will specifically 

program ñafter hoursò the access to each individual floor from those elevators left in 

operation.  Since a Tenant will be required to designate those members of staff who can be 

provided with ñafter hoursò security cards to access their particular floors, the whole aspect of 

security should receive early attention by the Tenant.  Rather than the provision of  numerous 

main entrance keys, a Tenant may prefer to have a security card access to their premises.  In 

turn there might be sections within a Tenantôs space (e.g. records department) where the 

incorporation  of further card access system might be more preferable to a key or key pad 

method of internal security. 

 

The main building security computer has been oversized in order to offer this service to 

Tenants if required.  The advantage of a card access control system is that the building 

computer records all card entries and times and provides a specific paper trail which might be 

of great advantage to a Tenant. 
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DESIGN CRITERIA AND MINIMUM FINISHES  (Continued) 
If a Tenant wishes to avail himself of the considerable advantages of the main security 

computer, an early submission of requirements should be made, and an initial cost for 

provision of the card access units plus subsequent monitoring services by the Landlord can be 

quoted to the Tenant.  Tenants should also note that elevator security cards are also required 

by their staff for the access and egress to and from the main lobby and parking lot after normal 

business hours.  All cards issued to a Tenant will be charged for lost or stolen cards not 

returned in thirty days after voiding. 

 

MECHANICAL/ELECTRICAL 

 

Designers should carefully refer to the information given in the relevant sections of the 

ñGeneral Outline Specificationò in Section 2 of this brochure.  Specific data should first be 

checked with the actual drawings and specifications.  On the assumption that the Tenantôs 

designers will be using the mechanical and electrical consultants to the base building, possible 

difficulties and misunderstandings should be avoided.  Of particular concern are the following 

items: 

 

a) Any moving or addition of sprinklers required must be installed by the Landlordôs 

contractor and are for the Tenantôs account. 

 

b) Any further washrooms or kitchen facilities in a Tenantôs space require the Landlordôs 

prior approval, and designers must ensure adequate fall for all pipes within ceiling space.   

All cold water lines must be wrapped to avoid condensation. 

 

c) In the case of Retail Tenants, the Landlord will only be installing a general HVAC system 

to the demised area, and any further ducting, diffusing, mixer boxes and thermostats are 

for the account of the Retail Tenant. 

 

d) In the case of Retail Tenants, electrical and lighting distribution are for the Tenantôs 

account, and the Landlord will only provide a 100 amp, 3 phase distribution panel. 

 

THERMOSTATS 

 

The proper locating of thermostats is critical to the efficient functioning of any HVAC system.  

Although the layout is designed by the mechanical consultant, it is also advised that the 

Building Manager is also enlisted to optimize the final location of these thermostats for 

maintenance reasons.  The use of the Building Manager can be arranged through the Landlord. 

 

GENERAL DETAIL 

 

It is recommended that the Tenantôs designers refer to the general information provided in the 

ñGeneral Outline Specificationsò  given in Section 2 of this document.  If there are further 

specific items of interest or concern, reference should be made to the Landlord. 
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SECTION 2 

 
General Outline Specifications 



15 

ARCHITECTURAL  

DESIGN DEVELOPMENT DOCUMENTS 

The purpose of these outline specifications is to relay the scope and quality of the project.  They are not 

intended for specific design or construction purposes, and reference should be made to actual drawings and 

specifications. 

LOCATION 

The project is located at the southeast corner of Georgia Street and Hornby Street in the City of 

Vancouver, British Columbia. 

GENERAL DESCRIPTION 

Project consists of: 

 

- four basement vehicle parking floors (432) spaces 

- lower ground floor containing retail areas, shipping/receiving area for supplies delivery 

and refuse removal, amenity space and a lower banking area 

- upper ground floor containing banking hall, the public Atrium area, retail space and the 

main office lobby 

- and an elevator penthouse 

CODES AND BY-LAWS 

The building will be constructed to comply with the requirements of the City of Vancouver Building 

by-law, the National Building Code, Section 3.7 Handbook Building Requirements for Persons with 

Disabilities 1984 published by the B. C. Ministry of Municipal Affairs and authorities having 

jurisdiction. 

EXTERIOR CLADDING 

The cladding system will be based on a modified rain screen principle as advocated by the National 

Research Council, Division by Building Research. 

 

Cladding from grade up to the cornice band between the third and fourth floors will be handset granite.  

Back-up behind the granite will be cast-in-place concrete structure and concrete block masonry.  

Insulation on the exterior side of the back-up will be rigid AF530 fibrous glass applied using a full coat 

of vapor barrier adhesive. 

 

The cladding system on the tower will be a granite cladding system supported on pre-cast concrete 

panels with an air cavity containing rigid insulation. 

 

Back-up behind spandrels will consist of a galvanized steel sheet (about 1.6 mm thick) air/vapor barrier 

having rigid fibrous glass (AF530) applied to its exterior face with welded-on pins. 

 

At locations where cladding covers cast-in-place concrete beams and columns, rigid fibrous glass 

insulation (AF530) will be applied directly to the beams and columns with a continuos coat of vapor 

barrier adhesive.  A neoprene or E.P.D.M. vapor barrier sheet will connect the vapor barrier adhesive 

on the building structure elements with the metal air/vapor barrier for the building envelope. 

Windows in the exterior cladding (except where noted otherwise herein) will be as follows: 

a) Window Framing will consist of thermally broken aluminum sections with a fluropolymer colored 

finish. 
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ARCHITECTURAL (Continued)  
b) Glass units will be the sealed insulating type, the outer pane being blue tinted 6 mm thick glass and 

the inner pane being 6 mm thick clear float glass.  Glass stress analysis to be performed, will 

determine if the glass in specific locations should be annealed, heat strengthened or tempered. 

 

Glazed aluminum lockable swing doors, to match windows will be provided for maintenance 

access to the roof terraces at the mezzanine level, and the 23rd floor.  Access to the other roofs will 

be through access windows. 

 

Glazing from grade up to the cornice band shall consist of aluminum framing with the 

fluropolymer colored finish.  Glass units will be single glazing.  Where required by codes, the 

glass will be tempered. 

 

The multi-level screen at the Hornby Street lobby above the mezzanine, full height, will consist of 

thermally broken aluminum frames having a fluropolymer color finish.  glazing will consist of 

sealed insulating glass units, the outer light being either clear glass or blue tint glass 6 mm thick 

and the inner light will be 6 mm thick clear glass. 

SOFFITS 

Soffits to beams at the low levels on the Hornby and Georgia Streets elevations will be suspended 

polished granite if external, while in some interior areas a painted gyproc surface will be used. 

 

Exterior building soffits will be of sandwich insulated gypsum board construction with veneer 

plaster finish. 

EXTERIOR PAVING 

The selection of materials for the sidewalks will be specified by the City Engineering Department, 

and is currently under review.  Extruded polystyrene insulation (Dow HI-60) and a polyethylene 

slip sheet will be provided under any floating slab sections.  The waterproofing directly over the 

structural slab will be hot-rubberized asphalt applied in two coats.  Joints between granite slabs 

will be caulked with a urethane sealant. 

 

The paving on the parking ramp and the trucking area will be concrete, air-entrained.  Insulation 

and hot-rubberized asphalt waterproofing will be applied to the structural slab, directly under the 

concrete paving.  Paving finish will be brushed, and non-slip grooves will be incorporated into the 

ramps. 

 

Roof terraces will have removable concrete pavers in designated places, with stone completing the 

balance of area. 

ROOFS 

Flat roofs will be waterproofed employing the protected membrane roofing system as advocated by 

the National Research Council.  The roofing membrane will be either an E.P.D.M. sheet, a PVC 

sheet or two layer reinforced hot-rubberized asphalt.  Insulation over the membrane will be 

extruded polystyrene.  Stone and filter fabric over the insulation will complete the system. 

 

Flashings will be pre-finished steel or aluminum sheet. 

 

The barrel vault on the 23rd floor will be a spandrel glass exterior with an insulated metal liner. 

 

The roof terrace at the mezzanine level will be partially landscaped, but is not intended for general 

usage. 
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ARCHITECTURAL (Continued)  

BASEMENTS 

Foundation walls will be waterproofed or dampproofed depending on soil report recommendations 

and/or as-found water conditions. A drainage system, connected to sump pits will be provided 

under the cast-in-place concrete slab on grade. The surface of the slab on grade will be sealed with 

a clear sealer such as Barrier T.R.X. 166. Elevator pits will be waterproofed with metallic or 

chemical waterproofing. Parking lines and traffic direction markings will be painted on with latex 

traffic line paint. Walls to the utility rooms will be concrete block except where walls form part of 

the building structure. Floors to mechanical, storage, and electrical room will be exposed concrete, 

sealed. The floors to the elevator vestibules will be painted and hardened concrete. All walls and 

ceilings will be painted where specified. 

RETAIL AREAS 

The spaces will be unfinished, ready for tenant improvements. 

LOADING DOCK AND SECURITY DOCK AREAS 

Floors will be hardened exposed concrete. Walls will be concrete block and/or poured concrete 

structure and painted. The loading dock will also have a prefinished open louver canopy. 

HEALTH CLUB/LUNCH ROOM 

During business hours a non-supervised lunch room is available for use on the Lower Ground 

Level by Tenant staff.  Besides seating and tables, a small luncheonette is also provided for general 

use in this area.  An adjoining Health Club (weights, exercise area, sauna, whirlpool and 

changerooms with lockers) is also available for Tenant usage, however a membership charge will 

be levied. 

ATRIUM AREA AND MAIN OFFICE LOBBY AREAS 

Floors, steps and stairs will be granite and/or decorative terrazzo installed using the floating floor 

method to reduce the possibility of cracking. Walls will be granite on concrete structure and/or 

concrete block back-up.  

Exposed beams, fascias and columns will be granite clad where specified. Ceilings will be 

acoustical panels. Granite will be similar to that selected for the building exterior but with a honed 

finish on floors and a polished finish on walls, columns, beams and fascias.  Joints in granite will 

be 6 mm wide and grouted. The floor, wall and ceiling finishes will be carried into the  main 

elevator lobby. Stair railings will be clear structural glass, (with a stainless steel cap) and pilaster 

free.  Wall rails will be stainless steel. Aluminum foot grilles having epoxy terrazzo inserts will be 

provided at the entrance doors. 

OFFICE FLOORS AND WASHROOMS 

Walls and floors will be unfinished.  The ceilings will be mineral acoustic tile in a lay-in T-bar 

system.  Where requested by a Tenant, the tile will be placed on the floors for installation by the 

Tenant into the T-bar grid. Elevator and core perimeter walls will be concrete block masonry 

and/or cast-in-place concrete structure, faced with gypsum board on furring and primed. The 

electrical and mechanical rooms will have exposed, sealed concrete floor and walls and exposed 

structure ceiling. Washrooms will have ceramic tile floors and walls, T-bar or gyproc ceilings, light 

cove gypsum board bulkheads over vanities.  The sinks will be mounted in vanity opening, over 

which full width and height mirrors are placed.  Ceiling hung factory finished plastic laminated 

toilet partitions (one in each washroom for use by the handicapped), plastic laminated finished 

paper dispenser/disposal units, sanitary napkin venders and disposal units (female washrooms), 

vanity mounted soap dispensers and grab bars (for handicapped) are also supplied. 
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ARCHITECTURAL (Continued)  

STAIRS 

All service stairs provided in the building will be cast-in-place concrete.  Railings will be painted 

steel.   Walls and ceilings will be painted cast-in-place concrete structure and concrete block 

masonry. Any further private inter-floor stairs or elevator (e.g. dumbwaiters) in Tenant spaces shall 

be for the Tenantôs account. 

DOORS 

Exterior service doors shall be painted insulated hollow metal in painted pressed steel frames. 

Doors to stairs and washrooms will be painted hollow metal in painted pressed steel frames.  Doors 

will be fire rated where required by the Vancouver Building Code. (Separate instructions to main 

Tenant doors, locksets and signage are treated elsewhere in this guide). 

PARKING CONTROL 

Parking control gates, toll booths and ticket spitter shall be provided by the garage operator. 

ELEVATORS AND ELEVATOR LOBBIES 

Elevators will be ñstate-of-the artò quality, microprocessor controlled type. Four high rise, four 

low-rise, two shuttle elevators and one service elevator will be provided.  (The Bankôs Main 

Branch will also install its own private elevator in the Atrium area).  Provision has also been made 

for a future hydraulic elevator in the retail section. The high rise elevators will have a speed of 800 

ft./minute.  The low rise elevators will have a speed of 500 ft./minute with the service elevator at 

350 ft./minute.  The shuttle elevators will have an up speed of 175 ft./minute and a down speed of 

200 ft./minute. The high rise and low rise elevators will have a gear l3e3ss drive system, the shuttle 

elevators will be hydraulic.  the service elevator will be geared. The cars for the passenger 

elevators will be of a custom design suitable for a prestige quality bank building. While the core 

walls will be gypsum board and prime painted on all office levels, only multi-tenant floors will 

have their lobbies provided with designed ceiling and other lobby finishes.  Full floor Tenant must 

finish their own elevator lobbies. 

STRUCTURAL  

HIGH RISE STRUCTURAL SYSTEM 

Reinforced concrete core - 600 thick walls reducing to 300 thick with height. 150 and 200 thick 

reinforced concrete slabs spanning between 1800 X 600 dp post tensioned beams in non-critical 

mechanical areas.  Two beams to be 1,800 X 800 dp. Perimeter columns at 6 m and 7.5 m on 

center.  

FOUNDATIONS STRUCTURES 

Pad type foundations on competent strata immediately below lowest level.  

STRUCTURAL SYSTEM MATERIALS 

- Reinforcing steel      -400 Mpa 

- Post-tensioning cables        -1860/1725 Mpa 

- Columns & Core            -20 to 40 Mpa 

- Substructure slabs & beams     -20 Mpa 

- Superstructure slabs & beams (PT)     -30 Mpa 
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STRUCTURAL (Continued) 

STRUCTURAL STEEL 

- Hollow structural sections - 350 Mpa ] all to C.S.A. 

- All other member - 300 Mpa  ] G40-21-M 

ROOF STRUCTURE 

- Over high-rise areas - reinforced & P.T. concrete. 

- Over Atrium areas - Pre-cast, prestressed concrete box beams. 

STRUCTURAL LOADING 

Roof 

- KPa snow and build-up 

- Mechanical floor L.L.4.8 KPa* 

- Super D.L. 2.4 Kpa 

* Actual unit loads to be checked against this allowance. 

Typical Floor 

- LL 5.75 KPa, 120 lb/sqft. except for areas within 6 m of building perimeter which shall 

be designed for 3.1 KPa, 65 lb/sqft. 

- Partitions 1.0 KPa, 20 lb/sqft. in areas designed for 3.1 KPa only. 

- Ceiling/mech. 0.5 KPa. 

- 3rd floor - L.L. 4.8 KPa. throughout. 

Main floor 

- Retail:  L.L. 4.8 KPa, 100 lb/sqft. 

- Banking Hall:  4.8 KPa, 100 lb/sqft. 

- Super D.L. :  dependent on finishes 

* plants, etc., extra. 

Storage Areas: L.L. 4.8 KPa 

Bank Vault:  L.L. to Bankôs specification 

Car Parking:  L.L. 2.4 KPa 

Mech.   .4 KPa 

Block Walls and other items of substantial dead load are in addition to the above, (e.g. totem 

poles, plants, sculptures, artifacts etc.) 

SEISMIC 

The building is designed in accordance with the requirements of the City of Vancouver.  These 

incorporate the National Building Code of Canada 1980, and the building will meet the 

requirements of Zone 4. 
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STRUCTURAL (Continued) 

HEATING, VENTILATING AND AIR CONDITIONING 

All mechanical systems will be in accordance with all governing codes, bylaws, regulations and 

constructed in accordance with the best general practice. 

The building air conditioning systems will have capacities to maintain the following design 

standards: 

Winter 

- Outdoor design conditions   9 C̄ and 15 mph wind 

- Inside Temperature   Office & commercial areas 21.5̄C 

- Service areas 20̄C 

 

Summer 

- Outdoor design conditions   29.5̄ C db, 19̄C wb 

- Inside conditions    23.8̄ C, 50% RH 

- Service areas are not cooled 

 

Outside air ventilation rate for office and commercial areas will be maintained at not less than .5 

1/s/msq. 

 

The office levels will be served with a  floor by floor system recalculating low pressure air through 

variable air volume boxes linked to ceiling diffusers.  The perimeter zone heating and cooling is 

served by a compensating system that directs air downward over the glass, which provides heating 

in the winter and cooling in the summer.  Each floor is partitioned and zoned according to its 

particular segment of exposure. 

 

A ventilation makeup air unit introduces conditioned fresh air to each floor unit through a constant 

volume box that is adjusted to vary the outside air to .5 1/s/msq. to 1.02 1/s/msq. dependent on the 

outdoor conditions which will determine the most economical operating condition.  the air will be 

passed through high efficiency roll type filters, temperature conditioning coils in humidifying 

water spray air washer prior to delivery to the vertical shaft and the individual floors. 

 

The halls and lobbies will be served by separate air handling systems which will provide for 

pressurization to minimize stack effect and to maintain temperatures as required. 

 

Retail spaces will be served from VAV and fan coil units so that all retail spaces will have their 

own reasonable control on both heating  and cooling.  Heating of the perimeter of the CRUôs will, 

dependent on the final glass configuration, be accomplished through ceiling mounted fan coil units.  

While the Landlord provides a general HVAC distribution system to a demised Retail Tenantôs 

area, all further ducting, diffusing, mixer boxes and thermostats are to be installed by the Tenant. 

 

The entire complex will be served by a steam plant which will supply water chilling facilities as 

well as supply heating from steam plant which will supply water chilling facilities as well as supply 

heating from steam equipment.  Through a system of piping and associated pumps, chilled and hot 

water will be delivered in accordance with specific control requirements to the various terminal 

units throughout the building.  The main mechanical room will also house the booster systems for 

domestic water, fire fighting, etc.  Domestic hot water is supplied from electric hot tanks (1 every 3 

floors).  The heat rejection from the water chilling plant will be located on a low rise roof where it 

will be concealed architecturally.   
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STRUCTURAL (Continued) 
Garage levels will be ventilated by a series of make-up air shafts and exhaust systems to provide an 

air quantity as required by code and good practice.  Control of the exhaust system will be through 

carbon monoxide sensing the control devices. 

INDOOR AIR QUALITY (IAQ) MANAGEMENT FOR FACILITY ALTERATIONS & ADDITIONS ï 

HSBC LEED 

  

DURING CONSTRUCTION: 

Protect Indoor Air Quality during Renovations by Implementing SMACNA Guidelines 

 

This will safeguard the indoor air quality of other building occupants and future occupants of the space 

under renovation. SMACNA Guidelines specify best practices to control sources of pollutants, containment 

strategies, protection of HVAC systems, housekeeping practices and sequential scheduling of renovations 

all to protect indoor air quality for occupants. While adhering to these practices is not overly onerous, it is 

critical to pass requirements on to sub-contractors.  

 

 REQUIREMENT 

¶ In the spaces affected, contractors shall install 2 sets of filters to each return air grille 

(MERV 8 filtration level required); one set prior to commencement of work and the 

second set after work is completed. 

¶ Pollutant source control shall be practiced, including the specification and proper 

handling of low-toxicity products such as paints, adhesives, and carpets. Also, avoid 

introducing fumes and pollutants from equipment or machinery used onsite. 

¶ Pollutant pathway interruption shall be implemented by isolating occupied areas from 

construction activities by using physical barriers or by manipulating pressure differentials 

within the building so that construction areas are negatively pressurized in comparison to 

occupied areas. 

¶ Best practices in housekeeping shall be implemented by adopting cleaning practices that 

minimize pollutant transfer into occupied spaces. Typical measures include the use of 

HEPA filters on vacuums, increased frequency of cleaning activities, and the use of 

wetting agents before sweeping up dust and debris.  

LIFE SAFETY 

The typical office floors and commercial levels shall be fully sprinkled to meet an open floor plan 

concept.  Office levels will be based on a light hazard coverage and commercial levels will be 

based on ordinary hazard coverage.  Any additional sprinklers required to meet a Tenantôs layout 

within their demised area will be for the Tenantôs account, and must be installed by the Landlordôs 

subcontractor to the project.  Sprinkler heads must not be painted.  The atrium will receive special 

treatment in accordance with the City of Vancouver requirements, the National Building Code and 

all other governing codes. 

The garage area will be fully sprinkled to meet ordinary hazard classifications and will be of the 

wet pipe type except where freezing conditions dictate a dry system. 

 

Stand pipes will be located throughout the building in accordance with all fire codes and will 

terminate in stairwells with 2 1/2 inch connections for use by the fire department. 

 

The smoke evacuation system for the tower will consist of fire rated shaft rising vertically through 

the building which will be connected to each floor and will have the capacity to evacuate 1 floor 

with 6 air changes per hour.  All equipment associated with the smoke shaft will be connected to 

the emergency system.  See also M.C.W. Reqôs Sec. 3. 

 

In the Atrium, special smoke relief fans will provide 4 air changes per hour in accordance with the 

latest requirements of the National Building Code. 
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PLUMBING AND DRAINAGE 

Washrooms shall be fitted with high quality commercial fixtures compatible to the overall 

standards of the project.  Fixture types shall include, wall mounted flush valve water closets, wall 

mounted flush valve urinals and vitreous china countertop vanity hung lavatories.  One hose bibb 

will be provided under the vanity counter of the male washroom on each floor for Janitors service. 

 

A booster system shall be provided to obtain adequate pressure on upper floors. 

 

Should Tenantôs require further private washrooms or kitchen/staff room facilities within their 

leased premises, their designers must ensure adequate fall for all sanitary pipes within the available 

ceiling space, and all cold water lines must be wrapped to prevent condensation, dripping and 

staining of ceilings. 

CENTRAL CONTROL & MONITORING SYSTEM 

The building will include a central control and monitoring system which will, through a coloured 

CRT, printer and input console provide the building operator with the apparatus to completely 

maintain and control the building environment and all of the areas therein.  the central processing 

unit will have the capability of resetting temperatures, identifying alarms and be capable of 

including a security program if required.  The central processing unit will not be linked to the 

smoke and fire alarm system but will operate independently. 
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ELECTRICAL  

GENERAL ELECTRICAL 

 

The electrical installation will conform to the requirements of the Canadian Electrical Code and 

local regulations. 

 

ELECTRICAL SERVICE/DISTRIBUTION 

 

The project will be serviced by B. C. Hydro with a 12KV dual radial underground supply from the 

lane.  High voltage equipment to consist of load break switches, OCBôs and rebate metering are 

installed. 

 

The incoming service will be transformed from 12KV to 347/600V for distribution throughout.  

Two main transformers approximately 3000KVA each, of type ANN will be used.  Both 

transformers are capable of delivering 6000KVA, and will provide approximately 60% of the total 

building capacity.  Provision is also made for interconnecting the secondaryôs of these 

transformers.  (In general these transformers can be expanded at a later date by an additional 

2000KVA).  Feeders of either conduit/copper wire, or bus will be provided to the mechanical 

areas, elevator machine rooms, banking pavilion and distribution  areas in the typical floor core 

area.  The 600 V to 120/208V distribution transformer will be provided throughout and each 

typical office floor will have 2-30 KVA or 2-45 KVA transformers.  Basically, lighting will be at 

347V; power at 120V; motors below 1/2 HP at 120V; and motors above 1/2HP at 600V.  In 

having two separate bus ducts serving the tower, the advantages of connecting between the two 

electrical rooms on each floor will provide considerable protection against the vulnerability of a 

major electrical distribution failure within the building. 

 

All office floors have two electrical rooms which are both equipped with two panels involving one 

for lighting (347/600V) with the other for general power distribution (120/208V).  A grid system 

as shown in the electrical drawings is provided in the slab above each floor on the rough basis of 

two circuits per 500 s.f.  All Tenant distribution to their individual receptacles should be wired 

from these slab distribution boxes and further circuits required by the Tenant should be taken 

directly back to the closest electrical room.  Reasonable additional power requirements of any 

Tenant can be accommodated, but should be brought to the Landlordôs attention at the earliest 

possible date so that a suitable charge basis for these extraordinary needs can be isolated and that 

installation costs to the Tenant can be minimized.  there is no electrical or lighting distribution 

provided to a Retail Tenantôs area other than a main power distribution 3-phase, 4 wire 120/280V 

panel. 

TELEPHONE SYSTEM 

A telephone riser will connect to all electrical rooms.  The feasibility of providing a 

comprehensive shared Tenant switch to all Tenants is currently under study. 
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ELECTRICAL (Continued)  

SAFETY MEASURES 

The proposed building will have both a fire alarm and an emergency power system.  Both these 

systems will conform to code requirements as detailed in the National Building Code and related 

Underwriters Laboratory Bulletins.  Details are as follows: 

 

Fire Alarm System - type 3, fully supervised single stage, zone coded, indicating local and general  

fire alarm which provides full signal for area in which initiating device is triggered and a limited 

signal for adjacent areas.  The system to consist of: 

 

Manual break-glass stations, smoke detectors and heat detectors which not only enunciate alarm 

areas but also the function involved, i.e. manual, smoke or heat. 

 

Fire bells on various bell circuits arranged so that alternate circuits are available in each are, i.e. 

loss of one circuit still allows alarm to operate in that area. 

 

Enunciator - to monitor the initiating devices, as well as to monitor and control the status of the 

mechanical devices, fans and damper operation as related to the measure of high-rise safety; also to 

monitor the sprinkler flow switches and associated mechanical devices.  voice Annunciation 

through speakers to all floors is also provided for the fire control authorities. 

 

Control Unit - powered by both batteries and emergency generator power, provides 

interconnection to elevator control panel for elevator programming, i.e. returning elevators to the 

ground floor in the event of an alarm; provides interconnection, either to a central station or 

proprietary control center with direct communication to the Fire Department. 

 

One diesel driven emergency power generator (600V) is provided.  this unit provides power for 

elevator control, mechanical fire pumps, selective mechanical fans and pumps.  It also provides for 

lighting of exit ways, corridors and selective lighting in the parking area and office area.  The 

emergency generator is complete with a fuel storage tank to provide a minimum of 24 hours 

operation and a separate day tank.  Electrical conductors for emergency equipment are to be 

installed in service spaces that do not contain combustible material and shall be protected against 

fire to ensure continued operation for a minimum period of one hour.  A site has been identified on 

the roof for the inclusion of a further emergency generator if required in the future. 

SECURITY 

The Building will be secured with a computer controlled door access system for after hours access.  

Similarly, two elevators in both the high-rise and low-rise banks as well as one of the parking 

shuttles elevators will be fitted with card readers that limit access to individual floors after hours.  

Tenants will be able to enhance their own premises security requirements by installing further card 

readers on their own premises that will be activated and monitored through the buildingôs security 

computer. 

 

Closed circuit television monitoring will also be done in a number of areas in order to enhance the 

general security control of the building. 

COMMUNICATION SYSTEMS DATA & CABLEVISION CONDUIT 

Space and risers have been provided for these systems. 

RETAIL SPACE 

To be provided with general power panels, plus telephone conduit. 

ELECTRICAL (Continued)  
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MISCELLANEOUS 

Wiring has been provided for overhead doors, parking control, revolving doors, mechanical trades 

equipment, snow melting, pipe tracing, satellite antenna, elevators, window washing, compactor, 

sauna, and the door entry call system. 

LIGHTING & CONTROL 

The standard office light layout (to provide 70 foot candles to all floor areas on an open plan basis) 

will involve Luminarie fixtures spaced to occupy approximately 15% - 20% of the general ceiling 

area.  The standard fixture is a three F32T8 lamp unit complete with acrylic lens and occupying a 

20ò X 60ò space.  Return air slots are cut into the sides of each fixture.  (Air supply boots are 

incorporated into separate vents in the T-bar ceiling and are not connected to these light fixtures).  

The lamp and ballast component are interchangeable so that the unit can function as a 1, 2, or 3 

lam Luminaries, and in being installed with the electro-connect adapter system can be readily 

relocated within the ceiling modules on a simple plug in basis. 

 

Tenant consultants should design their switching and circuits to take into account the energy saving 

features that are intended and have been built into the design.  Each floor has 54 light control 

points situated in the core and each point is controlled by the building  computer which sweeps the 

building lighting at definite times. The system can nevertheless be manually over-ridden by 

Tenants working in specific areas during the night, and their designers should take this into 

account. 

OTHER ELECTRICAL FEATURES 

- Separate grounding for computers in each Electrical Room is provided. 

- Additional Emergency Power (roughly 5 kW/floor) is available for a specific Tenant 

connections in each Electrical Room.  There will be a charge for this back-up service if 

required by the Tenant. 

- If a Tenantôs requirement for risers and spare conduits is considered extraordinary by the 

project consultant, the utilization of other spare risers and conduits installed by the landlord 

for future developments will also be charged separately. 
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ADDITIONAL INFORMATION TO CORRIDORS ON 

MULTI -TENANT FLOORS 

 
 

 

Corridor walls on multi-tenant floors are to be constructed as non-rated fire separations from floor to 

ceiling and in the ceiling space to the underside of the floor above, with smoke tight joints. 

 

The ceiling space is a return air and smoke exhaust plenum.  The extension of return air ducts and the 

continuity of multi-tenant corridor fire separations is to be reviewed with the base building architect 

and mechanical engineers.  Ducts penetrating fire separations are to be smoke sealed all around.  

Where floor to floor partitions are constructed, return air and/or smoke exhaust openings are required 

to be sized and designed by the base building mechanical engineer. 

 

THE CURRENT CITY OF VANCOUVER BUILDING BY -LAW  

THE CURRENT CITY OF VANCOUVER BUILDING BY-LAW GOVERNS ALL NEW 

CONSTRUCTION. 

 

OCCUPANCY CLASSIFICATION IS BASED ON GROUP D, BUSINESS AND PERSONNEL 

SERVICES, NON-COMBUSTIBLE CONSTRUCTION, MEASURE ñAò FULLY SPRINKLED 

BUILDING, OTHER OCCUPANCIES MAY REQUIRE MODIFICATION TO DETAILS SHOW 

HEREIN. 

 

FOR OCCUPANT LOADS GREATER THAN 60 PEOPLE, DOOR SWINGS TO BE IN 

DIRECTION OF EXIT TRAVEL. 

 

TWO (2) EGRESS DOORS FROM A TENANT SPACE ARE REQUIRED GENERALLY FOR THE 

FOLLOWING CONDITIONS: 

1. OCCUPANT LOAD GREATER THAN 60. 

2. AREA OF SUITE GREATER THAN 200 SQUARE METERS. 

3. DISTANCE FROM ANY POINT IN THE SUITE TO THE DOOR EXCEEDS 25 METERS. 

 

DEAD-END CORRIDORS ARE PERMITTED WHEN: 

1. ONLY ACCESS DOORS WITH SELF-CLOSING DEVICES TO SUITES ARE LOCATED 

IN THE DEAD-END PORTION THAT ACTS AS AN ACCESS TO AN EXIT. 

2. NOT MORE THAN TWO (2) DOORS ARE PASSED IN TRAVELING TO THE 

NEAREST EXIT. 

3. OCCUPANT LOAD SERVED BY THE DEAD-END CORRIDOR DOES NOT EXCEED 30 

PERSONS. 

4. THE MAXIMUM DISTANCE FROM A STAIRWELL DOOR TO THE MOST REMOTE 

POINT OF THE DEAD-END CORRIDOR IS NONE (9) METERS. 

 

CROSSOVER FLOORS ARE DESIGNATED AT EVERY FIFTH FLOOR OR LESS, (6TH, 11TH, 

16TH, & 21ST), AND ARE LOCATED BY THE LANDLORD. 

CONSTRUCTION DETAILS AND LAYOUTS SHOWN HEREIN MUST BE FOLLOWED.  THE 

ABOVE STANDARDS ARE A GUIDE FOR LAYOUT OF TENANCIES.  ALL LAYOUTS ARE 

SUBJECT TO THE APPROVAL OF LOCAL AUTHORITIES. 
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Schedule A 

 

List of Approved Contractors: 

 

General Contractors Mechanical Sprinkler  Electrical 

Prime Interiors Inc. 

#789 - 999 West Hastings 

Street 

Vancouver, BC  

V6C 2W2 

Tel: 604-685-5960 

Fax: 604-685-4860 

Mountainview 

Mechanical Contracting 

Ltd. 

1193 Brisbane Ave. 

Coquitlam, BC V3J 5K9 

Tel: 604-931-8227 

Fax: 604-931-8227 

Fire Code Plus 

Engineering 

Mr. Dennis Evans 

#204-1062 Austin Avenue 

Coquitlam, BC, V3K 3P3 

Tel:  604-936-6639 

Fax:  604-936-6638 

Sasco Systems 

Mr. Hank Paquin 

#111-3070 Norland Ave. 

Burnaby, BC, V5B 3A6 

Tel:  604-299-1640  

Fax:  604-299-1688 

Totalplan Inc. 

350-1095 W. Pender St. 

Vancouver, BC V6e 2M6 

Tel: 604-689-7241 

Fax: 604-689-0463 

Trotter & Morton Ltd. 

5151 Canada Way, 

Burnaby, BC V5E3N1 

Phone: 604.525.5462 

Phone; 604.525.4499 

Fax: 604.525.4493 

Grinnell Fire Protection 

Systems Co. 

 Mr. Chris Sommerfeld 

7168 Progress Way 

Delta, BC V4G 1H2 

Tel: 604-241-9353  

Fax: 604-241-9554 

Mott Electric Ltd. 

Mr. Henry Siemens 

613-744 W. Hastings St. 

Vancouver, BC V6C 1A5 

Tel: 604-683-5752 

Fax: 604-683-5753 

Mainland Office 

Environments Ltd. 

7620 Lismer Avenue 

Richmond, BC V6Y 2W6 

Tel: 604-274-7332 

Fax: 604-274-8511 

Fred Welsh Ltd. 

Mr. Bill Cheavins 

#3-720 Beatty Street 

Vancouver, BC V6B 2M1 

Tel: 604-294-3100 

Fax: 604-294-3132! 

Trotter & Morton Ltd. 

5151 Canada Way, 

Burnaby, BC V5E3N1 

Phone: 604.525.5462 

Phone; 604.525.4499 

Fax: 604.525.4493 

CEI Consolidated 

Electrical Installations 

Mr. Rob Ekholm 

382 West 8th Ave 

Vancouver, BC V5Y 3X2 

Tel: 604-644-0454 

Fax: 604-872-0204 

C.B.D. OfficeWorks Inc 

610-625 Howe St. 

Vancouver, BC V6C 2T6 

Tel: 604-688-5757 

Fax: 604-688-5760 

   

 

Seeton Shinkewski Design 

Group Ltd. 

200-815 W. Hastings St. 

Vancouver, BC V6C 1B4 

Tel: 604-685-4301 

Fax: 604-684-0336 
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SECTION 3 
 

Specific Drawings with Recommended Detail 
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TENANT IMPROVEMENT DESIGN STANDARDS  

             

 

EGRESS DOORS HAVE THE FOLLOWING HARDWARE: 

 

- BUTTS:    STANLEY BB179 

- CLOSER:    LCN 3133 CONCEALED 

- PASSAGE SET:   SCHLAGE L9010X03X626 

- FLOOR STOP:   FERRUM 200XC26D 

- LOCKSET:    L943X03X626 GMK TO BUILDING SYSTEM 

- MANUAL FLUSH BOLTS:  FERRUM 401XC26D 

- HARDWARE FINISH:  C26D 

DOOR  AND FRAME TYPES: 

DOOR AND FRAME TYPE óAô IS THE STANDARD AS SUPPLIED BY LANDLORD, TYPES B, C, D, 

E & F ARE ACCEPTABLE ALTERNATES WHICH MAY BE INSTALLED BY THE TENANT AT HIS 

EXPENSE; OWNER WILL GIVE CREDIT FOR TYPE A. 

SIGNAGE: 

LETTER SIZE AND STYLE TO MEET LANDLORDôS BUILDING STANDARDS. INSTALLED AS 

PER TENANT SIGN SPECIFICATIONS/LOCATIONS.  SUBMIT SIGNAGE PROPOSALS TO 

LANDLORD FOR APPROVAL.   LANDLORD WILL PROVIDE AND INSTALL SUITE NUMBERS 

FOR MAIN ENTRANCE DOOR. 
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TENANT IMPROV EMENT DESIGN STANDARDS - TOWER 885 

 

LEGEND:  

TD 1.  CORRIDOR PARTITION  

TD 2.  DEMISING PARTITION  

TD 3.  SOUND PARTITION  

TD 4.  INTERIOR PARTITION  

TD 5.  INTERIOR GLAZED PARTITION  

TD 5A.  INTERIOR GLAZED PARTITION - SECTION 

TD 6.  SINGLE WOOD ENTRY DOOR - TYPE ñAò 

TD 6A.  SINGLE WOOD ENTRY DOOR - FRAME SECTION  

TD 6B.  SINGLE WOOD ENTRY DOOR - DOOR SECTION - TYPE ñAò 

TD 7.  SINGLE WOOD EXIT DOOR - TYPE ñBò 

TD 8.  DOUBLE WOOD ENTRY DOORS - TYPE ñCò 

TD 8A.  DOUBLE WOOD ENTRY DOORS - SECTIONS - TYPE ñCò 

TD 9.  SINGLE WOOD ENTRY DOOR WITH SIDELIGHT - TYPE ñDò 

TD 9A.  SINGLE WOOD ENTRY DOOR WITH SIDELIGHT - SECTION - TYPE ñDò 

TD 10.  SINGLE GLASS ENTRY DOOR - TYPE ñEò 

TD 10A.  SINGLE GLASS ENTRY DOOR - SECTION - TYPE ñEò 

TD 11.  DOUBLE GLASS ENTRY DOORS - TYPE ñFò 

TD 12.  SINGLE INTERIOR WOOD DOOR - TYPE ñGò 

TD 12A. SINGLE INTERIOR WOOD DOOR - SECTION - TYPE ñGò 

TD 12B.  SINGLE INTERIOR WOOD DOOR - TYPE ñGò 

TD 13  INTERIOR WOOD DOOR AND SIDELIGHT  

SK1  AIR TRANSFER OPENINGS 
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