
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: September 18, 2013 

File: DP 13-634493 

Re: Application by Richmond Inn Investments Ltd. for a Development Permit at 
7551 Westminster Highway 

Staff Recommendations 

That a Development Permit be issued which would: 

1. Pennit the construction of a 1,651 m2 (17,768 ft2) building addition at the south-west corner 
of the existing hotel for a conference centre and moving the existing liquor store within the 
bui lding at 7551 Westminster Highway on a site zoned Downtown Commercial (CDTI); and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce required off-street parking from 439 to 412 parking spaces. 

130 14/'= 
L Wayne Craig 
~ - Director of Development 

SB:blg 
At!. 
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Staff Report 

Origin 

Richmond Inn Investments Ltd. has applied to the City of Richmond for permission to develop a 
1,651 m2 (17,768 ft2) addition at the south-west corner of the Sheraton Hotel building for a 
conference hall with ancillary spaces and to relocate the existing liquor store to a new location 
within the building at 7551 Westminster Highway on a site zoned Downtown Commercial 
(CDTI ). 

There is no rezoning application associated with the subject Development Permit application. 
The site currently contains an older hotel complex; originally built in approximately 1972, with 
the existing three (3) towers added in three (3) phases between 1977 and 1986. The complex 
includes a hotel, restaurant, lounge, liquor store, retail stores, meeting facilities and surface 
parking areas on both Elmbridge Way and Westminster Highway. This older hotel property was 
not developed through a Development Permit process, however a number of Development 
Variance Permits and Development Permits have been issued over the years for signage and 
renovation work. 

There are two (2) approved Development Variance Permits (DVP 94-000206 and DVP 98-
143147) noted on title, for on-site signage. A Development Permit (DP 08-438237) was issued 
in 2008 for renovations to the eastern portion of the ground floor fayade fronting onto 
Westminster Highway, including pedestrian circulation routes to Westminster Highway and 
landscaping in the surface parking lots fronting onto Westminster Highway and Elmbridge Way. 
A Development Permit (DP 08-448057) was issued in 2009 for minor renovations to the west 
tower ground floor fayades fronting onto Westminster Highway. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 1) for a 
comparison of the proposed development data with the relevant bylaw requirements. 

Background 

The subject site is located in the City Centre planning area, in the Lansdowne Village area. 
Development surrounding the subject site is as follows: 

To the north, the hotel complex extends from Westminster Highway northward to 
Elmbridge Way, zoned Downtown Commercial (CDTl). 

To the east, are the Vancouver Airport Marriot Hotel and Hilton Vancouver Airport Hotel, 
which share parking areas with the subject hotel and are also zoned Downtown Commercial 
(CDTI). 

• To the south, across Westminster Highway, are two (2) older existing non-conforming 
single-family homes , zoned Auto-Oriented Commercial (CA), and smaller properties with 
one-storey and two-storey commercial buildings, zoned Auto-Oriented Commercial (CA), 
Retail Commercial (ZC4) - Brighouse Village (City Centre), Personal Services Commercial 
(ZC5) - Brighouse Village (City Centre). 
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• To the west, is a newer three-tower 14-storey residential development with 286 units fronting 
onto Westminster Highway and Alderbridge Way, zoned Downtown Commercial (CDTl), 
and a single-tower IS-storey residential development with 138 units fronting onto Elrnbridge 
Way, also zoned Downtown Commercial (eDT!). 

Staff Comments 

The proposed design scheme attached to this report has satisfactorily addressed the sign ificant 
urban design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the 
Richmond Zoning Bylaw except for the zoning variance noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Reduce required off-street parking from 439 to 412 parking spaces. 

(Staff supports tire proposed variallce as a detailed Parking Impact Assessmellt prepared by 
BUilt & Associates Transportation Plallners and Ellgineers dated April 30, 2013 Iras been 
submitted, wlriclr demonstrates tltat tire proposed parking facilities wlriclt are slrared between 
tlte tlrree (3) neiglrbouring Irotels, witlr a total of 702 parking spaces, will exceed tlte demand 
for tlte complementary uses of Itotel ami conferencefatilities for all tlrree (3) Irotels, including 
tire proposed conference space expansion 011 tire subject property. Tire proposal includes 
Transportation Demand Managemelll measures to enltance pedestriall alld bicycle fa cilities 
and to accommodate electric velricles.) 

Advisory Design Panel Comments 

The proposed addition was not presented to the Advisory Design Panel , as the proposal is an 
infill addition to an existing hotel complex with an established architectural form, character, 
massing and site plan. 

Analysis 

Urban Design and Site Planning 
• The applicant is proposing a single-storey 1,651 m2 (17,768 ft2) addition to be constructed on 

an existing open surface parking area between two (2) mid-rise wings at the south-west 
comer of the existing hotel building. The addition will accommodate a new 929 m2 (l0,000 
ft2) conference hall with ancillary spaces. The addition fronts onto Westminster Highway 
and brings a portion of the hotel 's facade closer to the road, reinforcing a more urban 
character of the City Centre public realm. The existing liquor store fronting onto the surface 
parking area along Westminster Highway is proposed to be relocated within the building to a 
new central location, still facing Westminster Highway. 
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• The proposed addition would be located on an existing parking area, and as a result of the 
development, the surrounding parking areas have been reconfigured to provide new 
pedestrian accesses from proposed building entries to Westminster Highway, maintain 
existing driveway locations and vehicle circulation around the perimeter of the site, and to 
maximize parking spaces. 

• The proposal includes sidewalk widening to provide a new 2 m wide sidewalk along the 
Westminster Highway frontage of the subject site. 

Architectural Form alld Character 
• The building addition is a simple and clean contemporary designed one-storey volume 

appropriately inserted into the existing geometry of the hotel site and its built environment. 
The Westminster Highway facade would be improved by pulling the building closer to the 
sidewalk , incorporating a glazed curtain wall, and introducing red Cedar in the new 
substantial overhang soffits. The glazing and two (2) new pedestrian entries will provide 
animation to the site frontage along Westminster Highway, into what is currently a surface 
parking area. 

• The proposed building materials include stucco painted and scored to match the existing 
materials used on the hotel, clear anodized aluminum flashing, clear stained Cedar soffits, 
and black anodized aluminum frame low "e" double pane glazing and skylights. These 
materials complement the existing hotel and are generally consistent with the Official 
Community Plan (OCP) Guidelines. 

Tree Management 

In Development Area Existing Proposed Compensation 

On-site bylaw sized trees 3 2 relocated on-site 
1 removed 19 new trees 

On-site under-sized trees 27 1 retained 
9 relocated on-site 
17 removed None required 

City street trees 5 Protect Not applicable 

• The applicant has submitted an Arborist Report and associated tree management plan, which 
have been reviewed and are supported by City Tree Preservation staff. 

• Two bylaw sized existing trees and nine under-sized existing trees will be retained and 
relocated into raised planting islands in the east parking lot, including two (2) Japanese 
Maple trees (tag# 35 and 38), two (2) under-sized Dogwood trees (tag# 36 & 37), six (6) 
under-sized Beech trees (tag#29-34) and an undersized Japanese Maple tree. 

• One (1) bylaw-sized existing Red Maple tree is proposed to be removed. The arborist has 
reviewed the potential to relocate this tree and has detennined that it is too large to be 
relocated on-site and conflicts with the proposed addition. 

• 17 under-sized Sweet Gum and Serbian Spruce trees (including tag# 20-28) located adjacent 
to the Westminster City sidewalk are proposed to be removed. These are both large growing 
species that have now grown large enough to conflict with the canopy of the City street trees. 
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• 19 new trees 8re proposed to be planted along the Westminster Highway streetscape and 
marking the new pedestrian accesses to the site. Smaller growing Japanese Snowbell trees 
are proposed along the Westminster }-{jghway streetscapc to safely complement the street tree 
canopy into the future. 

• The nine (9) existing City street trees along Westminster Highway are required to be 
protected during construction. 

• The applicant has agreed to enter into a Contract with a Certified Arbonst for the protection 
of neighbouring trees, and the protection of existing trees to be retained and relocated. This 
is a requirement of the Development Pennit. 

• Installation of appropriate tree protection fencing is required prior to any construction 
activities taklng place on-site. 

LlllldsCllpe Design and Open Space Design 
• The landscape design includes the planting of 6 new Maple trees along the Westminster 

Highway frontage to mark three (3) pedestrian entries to the site and 13 Japanese Snowbell 
trees to replace existing lU1der-sized trees that are experiencing canopy crowding. 

• The landscape plan also includes relocating existing trees rTom the area that will be occupied 
by the building addition into raised planting islands in the east parking lot. 

• Three (3) pedestrian accesses will be provided from Westminster Highway to the hotel 
property and will be: marked with new Maple tree planting and treated with concrete 
sidewalks, stamped asphalt crosswalks, and landscaping beds. Two (2) new accesses would 
be aligned with pedestrian entries to the proposed conference centre addition, and the one (1) 
existing access is aligned with the proposed liquor store location and main lobby entry. 

Sustailtllbility Features 
• Passive solar heating in tbe south facing window wall. In the winter, solar heated air is 

distributed throughout the space. In the summer, the large overhang will provide shade at the 
south facade, and automatically-controlled opening windows wi ll provide cooling 
ventilation. 

• Concrete topped insulated roof panels with a mix of medium grey and lighter grey solar 
reflective finishing. The product includes insulation and a light colour finish, minimizing the 
"heat island effect" (absorbing and radiating solar heat gain), and providing the associated 
benefits of reduced energy use for heating and cooling, and longer lifespan for the roofing 
membrane associated with maintaining a stable roof temperature. The product is 
manufactured in British Columbia, reducing the energy associated with product transport. 

• Natural day lighting is provided in the south lobby through the window wall, and in the north 
and east lobby areas with skylights. 

• "Power smart" light fixtures and the extensive use of CFL and LED lighting. 
• Low flow plumbing fixtures. 
• Low emissions paint and floor coverings for improved air quality. The conference room's 

carpeting will have the Environmental Product Declaration, Sustainable Carpet Assessment 
Standard and CRI Green Label Plus. 

• Emphasis will be placed on specifying BC and Canadian products. Locally produced Cedar 
finish is proposed for the large soffit overhangs. 

• Structural soil systems will be incorporated to support tree planting at the new pedestrian 
accesses. 
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Transportation 
• A detailed Parking Impact Assessment was prepared for the applicant by Bunt & Associates 

Transportation Planners and Engineers. The report demonstrates that the existing parking 
facilities shared between the three (3) neighbouring hotels will exceed the demand for all 
three (3) hotels and conference facilities , including the proposed conference space expansion. 
The report was reviewed and is acceptable to Transportation Division staff. 

Existing Bylaw Proposed Peak Demand 
Requirement 

Shared Parking for: 746 spaces 729 spaces 702 spaces 690 spaces 
• Vancouver Sheraton (27 space variance) (12 extra) 

Airport Hotel 

• Vancouver Airport 
Marriott Hotel 

• Hilton Vancouver 
Airport Hotel 

• The report advises that hotel and conference uses are complementary, with peak use at 
different times of year, and in the unlikely event that both coincided, the potential peak 
parking demand of 690 spaces would still be less than the proposed supply of 702 spaces. 

• Bicycle use is being encouraged. Bicycle storage is provided inside the building for staff, 
along with lockers and showers as end of trip facilities. New bicycle racks will be provided 
at the conference centre entry for patrons. 

• The three (3) hotels are located in relatively close proximity to the Canada Line, are serviced 
by transit buses, and provide shuttle bus service to Vancouver International Airport for hotel 
guests. 

• The applicant has agreed to provide the following Transportation Demand Management 
measures to enhance pedestrian facilities and to accommodate electric vehicles as a 
requirement of the Development Penn it: 

}> Registration of a legal agreement, ensuring the provision of 120V electric outlets in at 
least five (5) parking spaces. 

~ Registration of a public-rights-of-passage (PROP) Statutory Right-of-Way (SR W) along 
the Westminster Highway property line for a new 2.0 m wide sidewalk (approximately 
0.5 m wide SRW with City responsible for maintenance and liability) . 

• The applicant has agreed to provide further Transportation Demand Management measures 
by entering into a Servicing Agreement as a requirement of the Building Pennit for design 
and construction to: 
). Provide a new 2 m wide sidewalk along the site's entire Westminster Highway frontage. 
}> Upgrade the existing crosswalk at Elmbridge Way/Cedarbridge Way to a special 

crosswalk with overhead downward lighting and associated equipment. 
}> Upgrade the traffic signal at Alderbridge Way/Westminster Highway to include 

Accessible Pedestrian Signals (APS) and illuminated street name sign(s) . 
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Existing Easements 
• There are currently three (3) blanket easements registered on title to the subject site providing 

the following benefits to the two (2) adjacent hotel properties: pedestrianldrivewaylloading 
area access (BL205518); general access (BM81932); and utilities access (BMI45472). The 
blanket easement areas are not materially affected by the proposed addition. No amendments 
to the easements are required as part of the Development Permit. 

Conclusions 

The applicant has addressed the tedmical issues associated with the proposed building addition 
and parking needs. The proposed addition fits well into the existing hotel complex and will 
improve the Westminster Highway streetscape. Staff recommend support for this Development 
Pennit. 

(j:::~ ~ 
(604-276-4282) 

SB:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Registration ofa public-rights-of-passage right-of-way along the Westminster property line for a new 2.0 m 

wide sidewalk (approximately 0.5 m wide SRW with City responsible for maintenance and liability). 
• Registration ofa legal agreement ensuring the provision of 120V electric outlets for at [cast five (5) parking 

spaces. 
• Entering into a Contract with a Certified Arborist for the protection of existing trees to be retained and 

relocated, including a post-construction assessment report for City review. 
• Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior 

to any construction activities, including building demolition, occurring on-site. 
• Receipt ofa Letter-of-Credit for landscaping in the amount of$69,482.00. 

Prior to future Building Pennit issuance, the developer is required to complete the following: 
• Enter into a Servicing Agreement for the design and construction of: 

• A new 2.0 m wide sidewalk along the entire Westminster Highway frontage. 
• Upgrade crosswalk at Elmbridge Way/Cedarbridge Way to a special crosswalk with overhead downward 

lighting and associated equipment. 
• Upgrade traffic signal at Alderbridge WayfWestminstcr Highway to include APS (Accessible Pedestrian 

Signals) and illuminated street name sign(s). 
• Apply for and obtain signage pennit for new/revised signage. 
• The applicant is required to obtain a Building Pennit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Penn it. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Divis ion (http://www.richmond.calservices/ttp/specia1. hIm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-634493 Attachment 1 

Address: 7551 Westminster Highway 

Applicant: Richmond Inn Investments Ltd. 

Planning Area(s) : Lansdowne Village (City Centre) 

Owner: Richmond Inn Investments Ltd. 

I Existing I Proposed 

Site Area 24,099 m' No change 

Land Uses Commercial (Hotel) No change 

OCP Designation Downtown Mixed-Use No change 
eCAP Designation Urban Core T6 (45m) & Proposed Street No change 

Zoning Downtown Commercial (COT1) No change 

Hotel, including: 

Number of Units 
390 guest rooms 

(21,483 ft' ) meeting area Conference hall addition 
rooms, restaurant , lounge, retail and 

liquor stores 

Bylaw Requirement I Proposed I Variance 

Floor Area Ratio Max. 3.0 1.11 None permitted 

Lot Coverage Max. 90% 40% None 

Setbacks: Elmbridge Way Min.6m 11.4 m existing 
Westminster Highway Min.6m 16.6 m to addition 

None 
West Side Yard None 13.1 m existing 
East Side Yard None o m existing 

Height Max. 47 m geodetic seven-storey & 30 m existing None 

Off-street Parking 729 spaces for all 3 hotels 702 spaces for all 3 hotels 27 space reduction 

Tandem Parking Spaces Not permiHed None None 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

RICHMOND INN INVESTMENTS LTD. 

7551 W ESTM INSTER HIGHWAY 

CIO A RT PHILLIPS 
LARCO INVESTMENTS LTD. 
#300 . 100 PARK ROYAL 
W EST VANCOUVER, BC V7T 1A2 

No. DP 13·634493 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto , except as specifically varied or supplemented by this Permit. 

2. This Development Permit applies to and only to those lands shown cross-hatched on the 
attached Schedule "A" and any and all buildings, structures and other development thereon. 

3. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Reduce required off-street parking from 439 to 412 parking spaces. 

4. Subject to Section 692 of the Local Government Act, R.S .B.C.: buildings and structures; 
off-street parking and loading facilities ; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # I to #8 attached hereto. 

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

6. As a condition of the issuance of this Permit, the City is ho lding the security in the amount of 
$69,482.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants , agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the deve lopment permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

7. If the Holder does not commence the construction permitted by thi s Permit within 24 months 
of the date of thi s Permit, this Permit sh~lliapse and the security shall be returned in full. 
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To the Holder: 

Property Address: 

Address : 

Development Permit 
No. DP 13-634493 

RICHMOND INN INVESTMENTS L TO. 

7551 WESTMINSTER HIGHWAY 

CIO ART PHILLIPS 
LARCO INVESTMENTS LTD. 
#300 - 100 PARK ROYAL 
WEST VANCOUVER, BC V7T 1A2 

8. The land described herein shall be developed generally in accordance with the tenns and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall fonn a part hereof. 

This Pennit is not a Building Permit. 

AUTHORlZrNG RESOLUTION NO. 
DAY OF 

DELlVERED THIS DAYOF 

MAYOR 

3948829 

ISSUED BY THE COUNCIL THE 
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