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Staff Report 

Origin 

IBI Architects (Canada) Inc. has applied to the City of Richmond for permission to develop two 
hotels at 9455 and 9533 Bridgeport Road on sites zoned "Light Industrial, Office and Hotel 
(ZII 0)- Bridgeport Village (City Centre)". These sites are currently vacant. 

The sites were rezoned (RZ 10-539048) on September 11,2017. The Development Permit (DP 
11-594571) for the sites was also issued on September 11, 2017 for this multi-phase 
development that includes: 

• The subject hotel sites at 9455 and 9533 Bridgeport Road. 
• A Business Centre (office/light industrial building) at 9466 Beckwith Road on which a 

Building Permit is pending issuance. 

This current Development Permit application is being sought authorize proposed design changes 
to the two hotel buildings fronting Bridgeport Road (Attachments 1, 2 and 3). 

The Servicing Agreement (SA 12-611 073) required for the sites has been entered into with the 
City and other legal documents have been registered on title as a condition of approval of the 
above-noted rezoning. The Servicing Agreement includes widening of Bridgeport Road to 
accommodate a centre median and Beckwith Road to accommodate wider travel lanes and an on
street bike lane. The frontage works along each of these roads include new sidewalks and 
grassed boulevards. There will also be an upgrade of the storm sewers along both Beckwith and 
Bridgeport Roads and a new water line running north through the site within a Statutory Right
of-Way. A new north-south road will be constructed which straddles the Hotel 1 and 2 sites and 
connects Bridgeport Road to Beckwith Road. Public access over this road is secured by a 
Statutory Right-of-Way. All required contributions and securities from the previous applications 
remain with the City. 

The relatively minor proposed external changes to buildings principally involve: 

• For 9533 Bridgeport Road (Hotel 1 ): There is a proposed increase in height from 9 to 10 
storeys, changes to fa9ade articulation, increased glazing, a minimal increase to the tower 
floor plate size, and a decrease in the main floor area from 1 ,211 m2 (13 ,03 5 ft2

) to 1,166 
m2 (12,514ft2

). The number ofrooms has decreased from 122 to 112 in the revised 
proposal. 

• For 9455 Bridgeport Road (Hotel2): While maintaining the height at 12 storeys, there 
are proposed changes to fa9ade articulation, increased glazing, an increase in tower floor 
plate size from 791 m2 (8,51 0 ft2

) to 865 m2 (9,301 ft2
) and an increase in the main floor 

area from 1,400 m2 (15,065ft2
) to 1,471m2 (15,835 ft2

). The number of rooms has 
increased from 167 to 200 in the revised proposal. 

There have also been minor changes to the parking, loading and recycling areas, tree retention 
and landscaping as discussed below in this staff report. 
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The above modifications have been required to accommodate the proposed changes to the unit 
layouts and design required by Marriott International who will operate the 112-room Hotel 1 as 
an extended-stay "Marriott Residence Inn" and the 200-room Hotel 2 as a short-stay "Marriott 
Courtyard Inn". 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the North: A large lot at 9466 Beckwith Road zoned "Light Industrial, Office and Hotel 
(ZI 1 0)- Bridgeport Village (City Centre)" and subject to the above-noted approved 
Development Permit (DP 11-594571) which authorizes the construction of an 11-storey 
Business Centre building on this lot and applies to the subject hotel sites. There is also a 
vacant lot at 9520 Beckwith Road currently zoned "Single Detached (R1/F)" that subject to 
an in-process Rezoning Application (RZ 18-821103) to permit construction of a seven storey 
office and light industrial building. This rezoning application is currently under staff review. 
A staff report on this rezoning application will be presented to Council at the time of 
completion ofthis staff review. This lot is designated "General Urban Transect 4 (25m) 
Area B - Industrial Reserve: Limited Commercial" within the City Centre Area Plan 
(CCAP); 

• To the East: There are four large retail/commercial buildings on a site zoned "Auto-Oriented 
Commercial (CA)" and designated "General Urban- Transect 4 (25m) Area B- Industrial 
Reserve: Limited Commercial" within the CCAP; 

• To the South: Across Bridgeport Road is the access ramp to Highway 99 which is zoned 
"School and Institutional Use (SI)''; and 

• To the West: There is the Highway 99/ Oak Street Bridge corridor which is zoned "School 
and Institutional Use (SI)". 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant 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, City Centre Area Plan and is generally in compliance 
with the "Light Industrial, Office and Hotel (Zll 0)- Bridgeport Village (City Centre)" zone. 

Advisory Design Panel Comments 

Given the subject Development Permit application involves relatively minor changes to the 
approved DP 11-594571, the application was not referred again to the Advisory Design Panel. 
This existing Development Permit was previously reviewed and supported by the Advisory 
Design Panel. A copy of the relevant excerpt from the Advisory Design Panel Minutes from 
December 8, 2011 is attached for reference (Attachment 4). The design response provided by 
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the applicant in 2011 is included immediately following the specific Design Panel comments and 
is identified in 'bold italics'. 

In addition to the changes included the applicant's ADP response in 2011, the current proposed 
Development Permit addresses the following elements previously noted by the ADP: 

• More details on the location of the exterior building lighting have been included with the 
proposed new Development Permit plans. Also, there is a Building Permit issuance condition 
requiring a report from the applicant's lighting engineer confirming that that the exterior 
lighting system equipment, design and brightness will not cause excessive light spill onto the 
Oak Street bridge, the surrounding area and into the atmosphere. There will be a covenant 
registered on title ensuring that the exterior lighting remains as originally designed and that 
provides the City with the ability request the owner dim the lighting if needed. 

• The canopies over both porte cochere entrances have been reduced in depth and have been 
revised to be constructed of a combination of glass and more refined structural members. 

• The main floor podium roofs, visible from the hotel towers above podiums, include extensive 
green roof plantings (e.g. grasses and mosses) and several clusters of small shrubs. 

• The parking area adjacent to the tree retention area at the northeast corner of the Hotel 1 site 
has been reduced is size and re-configured to enhance and enlarge the tree retention area. 

• The revised landscape plans include additional trees within the building setbacks to 
Bridgeport Road and adjacent to the Oak Street Bridge. 

Analysis 

Conditions of Adjacency 

• The Hotel 1 and Hotel 2 building podiums are set relatively close respectively at 2.5 m (8.2 
ft.) and 3.0 (9.8 ft.) to Bridgeport Road to create an animated, urban environment. The hotel 
towers are further setback on the podiums to reduce shadowing and provide a more 
comfortable pedestrian environment. The hotel setbacks also include deciduous trees to 
provide an attractive soft streetscape along Bridgeport Road. 

• The exterior sides of the sites facing the Airport Gateway Plaza to the east and Oak Street 
Bridge to the west include well-planted landscape strips with deciduous trees to provide a 
visual buffer and a sense of natural enclosure of the hotel surface parking lots. These well 
landscaped buffers also wrap around the southeast and southwest corners of the site to 
visually screen the parking lots facing Bridgeport Road. 

• The north side of the Hotel 1 site has a tree retention area that includes preservation of 10 
large coniferous and deciduous trees that provides an attractive buffer to the property at 9520 
Beckwith Road on which further tree retention area is proposed as part of the rezoning 
application under staff review for that site (as noted above). 

• The north side of the Hotel 2 site includes a driveway to the hotel's rear surface parking lot 
and also provides access to the parkade on the adjacent Business Centre at 9466 Beckwith 
Road. This driveway includes a sidewalk on its north side leading to the parkade entrance on 
the Business Centre building. 
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Urban Design and Site Planning 

Site Planning: 
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• In the existing Development Permit, the two hotel towers have been sited to create a logical 
circulation pattern along the north-south road that extends northward adjacent to the Business 
Centre building and Beckwith Road. 

• The hotel podiums provide continuity of the streetwall at-grade while the slender hotel 
towers permit slot views across the site along the north-south road the Business Centre 
building and further to the north. 

• The at-grade common area and dining areas in the hotel podiums will help animate and 
enhance the pedestrian environment along Bridgeport Road and the north-south road. 

• Vehicle access continues to be provided by the proposed north-south road that straddles the 
Hotel 1 and Hotel 2 sites and that connects Bridgeport Road to Beckwith Road. This private 
road was secured for public access via registration of a Statutory Right of Way on title prior 
to the approval of the rezoning for the subject hotel sites and the adjacent 11-storey Business 
Centre site (see Attachment 3). 

• The two hotel towers continue to have their main front pedestrian and vehicle drop-offs 
located within the porte cocheres directly adjacent to the north-south road. 

• The majority of parking and loading areas for each hotel continue to be located in surface 
parking lots to the functional rear sides ofthe hotels, adjacent to the Airport Gateway Plaza 
(east of Hotel 1) and the Oak Street Bridge (west of Hotel 2). The parking spaces at the 
north-east corner of the Hotel 1 site have been re-configured to enhance the tree protection 
area previously established with the approved Development Permit. 

• The remainder of both hotels' parking continues to be located within the large parkade 
structure within the Business Centre at 9466 Beckwith Road. As noted above, this building 
was included in the same Rezoning and Development Permit applications approved for the 
hotel sites. The Hotel 2 site driveway to its rear surface parking lot also provides access to 
the Business Centre parkade on the adjacent site. Further discussion of parking is provided 
below in this report. 

• In summary, the proposed revisions to the hotel buildings do not alter the overall site design 
which has satisfactorily considered conditions of adjacency. 

Urban Design: 

• Both proposed hotel podiums extend toward the street and contain a restaurant and a guest 
dining facility fronting Bridgeport Road with streetfront glazing. There are minor changes to 
the fenestration of both hotel podiums that are the result of changes to the interior layout and 
programming of the hotels. 

• The podiums continue to provide continuity of the streetwall at-grade facing Bridgeport Road 
and the north-south road through the site. 

• The overall designs of the two towers remain essentially the same. The towers are located on 
top of relatively small podiums and provide a comfortable transition to Bridgeport Road and 

6! 19296 



February 8, 2019 - 6 - DP 18-825006 

the north-south road. The improved tree retention area north of Hotel 1 will also provide a 
natural, green buffer to proposed office/light industrial building at 9520 Beckwith Road. 

Parking 

• The total number of parking spaces has increased to 187 spaces from 17 4 spaces in the 
existing Development Permit. Specifically, the parking is proposed to be changed as follows: 

o The revised Hotel 1 is provided with 67 parking spaces, a decrease from the 75 spaces in 
the original proposal. The number of surface parking spaces on the Hotel 1 site has been 
increased from 49 to 56 spaces in the revised proposal. 

o The revised Hotel 2 is provided with 120 parking spaces, an increase from the 99 in the 
original proposal. The number of surface parking spaces on the Hotel 2 site has been 
decreased from 62 to 61 spaces in the revised proposal. 

o The remaining 70 parking spaces for Hotel 1 and Hotel 2 are provided within the parkade 
within the adjacent Business Centre at 9466 Beckwith Road; this results in the number of 
hotel parking spaces in the parkade being increased from 63 to 70 spaces. 

• To accommodate these additional seven parking spaces in the Business Centre, the existing 
registered restrictive covenant and easement (LTSA No. CA6265843) will need to be 
amended as condition of issuance of the Development Permit. With these changes, the two 
hotels and Business Centre will continue to be in accordance with the requirements of the 
Zoning Bylaw. 

• There are two accessible parking spaces for Hotel 1 and three accessible parking spaces for 
Hotel 1 as required under the Zoning Bylaw. 

• The hotels are provided with a total of 1 0 Class 1 (employee/ occupant) bicycle parking 
spaces and the required 10 Class 2 (visitor) bicycle parking spaces. 

• Each hotel is provided with two medium (SU9) loading spaces as required under the Zoning 
Bylaw. 

Architectural Form and Character 

There continues to be overall building design differences that visually distinguish the two hotels 
from each other, including variation in height, fa<;:ade composition and roof treatment as 
discussed below. 

Design of Hotel] (9533 Bridgeport Road): 

• There has been an increase in height of Hotel 1 from nine to 1 0 storeys. There also has been 
a minimal increase to the tower floor plate size. The main floor area has been decreased from 
1,211 m2 (13,035 ft2

) to 1,166 m2 (12,514ft2
). 

• While the overall design remains similar, the revised design includes more fa<;:ade 
articulation, increased glazing and a reduction in the use of metal panels. 

• While the colour and material palette remains generally the same, there has been a subtle 
change in the mix of materials and colours within facades for Hotel 1 (see comparison of 
elevations in Plans A1013 and A1014 in the attached Reference Plans). 
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Design of Hotel 2 (9455 Bridgeport Road): 

• The height of Hotel 2 has been maintained at 12 storeys. 

• There has been an increase in tower floor plate size from 791m2 (8,510 ft2
) to 865m2 (9,301 

ft2
) and increase in the main floor area from 1,400 m2 (15,065ft2

) to 1,471m2 (15,835 ft2
). 

• While the overall design remains similar, the revised design includes increased glazing and a 
reduction in the use of metal panels. 

• There have also been changes to the fa9ade articulation related to the larger floor plates and 
changes in interior layout (see comparison of elevations in Plans A 1015 and A 1 016 in the 
attached Reference Plans). 

Design Elements Common to Both Hotels: 

• Each hotel podium continues to include large sections of window wall facing onto Bridgeport 
Road and facing the north-south private road. Substantial stone panels surround each of the 
building's main entrances. The remainder of the building podiums facing the private road and 
Bridgeport Road continue to be composed of metal panels. 

• The cladding on the functional rear elevations ofthe hotel podiums on east side of Hotel 1 
and west side of Hotel 2 has been changed from painted concrete to include fluted metal 
panels. A larger architectural metal canopy has also been added to the east elevation of the 
Hotel 1 podium. 

• The main building roofs and the porte cochere roofs for both hotel buildings are comprised of 
the similar aerodynamic shapes and are clad in metal panels as in the original Development 
Permit. 

• The depth of the porte cochere canopies has been reduced and their design refined to include 
finer structural members with glass. 

• While Hotel 1 continues to include sections of light brown and orange glass, there are also 
common light blue and green glass colours and white metal panels in Hotels 1 and 2 that 
unify the design of both buildings. 

• There have been refinements to the design of the lighted glass panels and metal louvers 
added to the concrete building cores on the centre of the east fa9ade of Hotel 1 (facing the 
adjacent Airport Gateway Plaza) and the centre of the west fa9ade of Hotel 2 (facing the Oak 
Street Bridge). 

• The smaller backlit glass panels and strips at south ends of each hotel facing Bridgeport Road 
have also been refined to provide subtle differentiation between the buildings. 

• The applicant's lighting consultant has advised that the above-noted building lighting 
includes translucent covers and dimming capabilities to reduce glare and any unnecessary 
brightness that may affect the neighboring area and the Oak Street Bridge. This lighting will 
automatically shut off at pre-set times between midnight or business closing, whichever is 
later, and 6am or business opening. 
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• There is a Building Permit issuance condition requiring that detailed exterior lighting 
specifications and dimmers be provided within the building permit plans for each of the 
hotels based on the recommendations of a lighting engineer to reduce light spill onto the Oak 
Street Bridge, the adjacent properties and the broader area. 

• In this regard, there will be registration of a restrictive covenant that will require the 
continued operation of both hotel building's exterior lighting and light dimmers in 
accordance with lighting engineering report and plans required by the City prior to Building 
Permit issuance. The covenant would also allow the City to request the owners and operators 
of the hotels to adjust the lighting timing and lighting levels to address concerns regarding 
light spill onto Highway 99, the surrounding area and the broader atmosphere. 

Tree Retention 

• Existing Trees: There are 10 trees adjacent to the south property line of the adjacent site at 
9520 Beckwith Road that will be protected in comparison to the nine trees to be retained in 
the current approved Development Permit. 

• The 12 adjacent trees at 9520 Beckwith Road are proposed to be protected as part ofthe 
proposed development for this site now under staff review (RZ 18-821103 ). 

• Together these on-site and off-site trees form a viable grove of 22 trees with 11 Douglas Fir, 
four Western Red Cedar, two Western Hemlock, two Hazel, two Lawson Cypress and one 
Mountain Ash. 

• The proposed landscape plan accommodates 80 replacement trees, the same number as 
included within the portion of the existing approved Development Permit for the Hotel 1 and 
Hotel 2 sites. 

Landscape Design and Open Space Design 

Public Realm Design: 

• Behind the proposed 2.0 m (6.6 ft.) off-site sidewalk within the Bridgeport Road allowance, 
the setbacks of the Hotels 1 and 2 respectively include 2.5 m (8.0 ft.) to 3.0 m (9.8 ft.) wide 
intensively planted landscape beds. The revised Development Permit also includes the 
addition of 11 Red Maples adjacent within the hotel setbacks to the Bridgeport Road 
frontage. 

• There also continue to be planting areas framing both hotel driveway entrances to the north
south private road with ornamental Cherry and Black Locust trees. 

Site Landscape Design: 

• There continue to be sweeping semi-circular driveways leading form the north-south private 
street to each ofthe hotel's covered porte cochere entrances. 

• The open-air dining areas, located between each of the hotel porte cocheres and Bridgeport 
Road, have been expanded in size to provide more seating and a more animated streetscape. 

• There continues to be a 2.0 m (6.6 ft.) wide shrub and Aspen tree buffer strip along the east 
property line of the Hotel 1 next to the Airport Gateway Plaza. The previously proposed 
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small overhead trellises with vine plantings over the parking spaces will be removed to 
reduce maintenance to improve visibility of the surface parking stalls for CPTED reasons. 
The existing wood fence on the adjacent property will remain in place. 

• There continues to be a 1.5 m (5.0 ft.) wide shrub and Aspen tree buffer strip along west 
property line of the Hotel2 site facing the Oak Street Bridge. A 1.8 m (6.0 ft.) solid wood 
fence has been added to provide an additional physical and visual buffer to the area under the 
Oak Street Bridge. 

• The use of permeable pavers has been expanded to cover all of the parking spaces and bus 
laybys within both hotel surface parking lots. 

• The north-south road continues to be paved with sandblasted concrete, but with a finer grain 
saw-cut pattern than in the approved Development Permit. There continues to be 1.5 m (5.0 
ft.) wide sidewalks along both sides of this road. 

• Full cut-off luminaires with efficient light sources and direct light downward where needed, 
will be used in the pedestrian pathways, sidewalks and landscaped areas. 

• Comprehensive irrigation plans (L-06A to L-06F) have been added to the landscape plans. 

• The applicant will be required to provide an updated landscaping security in the amount of 
$284,990 for Hotel 1 and $289,323 for Hotel 2 prior to Development Permit issuance. 

Sustainability 

The proposed development includes the following sustainable features: 

• The proposed buildings will continue to meet minimum LEED Silver (version 4) equivalent 
standards including the use of effective water and waste management systems, passive solar 
shading strategies and low flow fixtures. See Attachment 5 for the LEED checklist. 

• The will be a legal agreement registered on title as a condition of the Building Permit 
issuance that ensures that the buildings are designed to be connected to a District Energy 
Utility (DEU) when available and provide the necessary access to the buildings by Lulu 
Island Energy Company (LIEC). The developer will also be required to provide mechanical 
drawings and energy modeling, which shall be reviewed by the City and LIEC for 
compliance with DEU requirements (i.e. capable of connecting to a future DEU system) prior 
to Building Permit issuance. 

Accessibility 

The proposed development also includes the accessible design elements as listed below: 

• There are three wheelchair accessible suites in Hotel 1 and five such suites in Hotel 2. 

• Both hotels include porte-cochere areas at the front lobbies to provide weather protection for 
the drop-off and pick-up of mobility-impaired clients. 

Crime Prevention Through Environmental Design 

• The substantial area of windows at the hotel lobbies and ground-level amenity spaces provide 
clear views onto the exterior pedestrian areas associated with the building and Bridgeport 
Road. Pedestrian-scale ballard lighting is provided on the sites. 
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• Hotel visitor and staff activity will provide more 'eyes on the street' contributing to site 
safety and security. 

Aircraft Noise Policy & City Noise Bylaw 

• As a condition ofthe previous rezoning of the site, an aircraft noise covenant was registered 
on title as provided by the OCP Aircraft Noise Policy. This covenant indemnifies the City 
with regards to aircraft noise and does not require completion of an acoustical report for hotel 
uses. 

• The applicant's acoustic engineers have provided a letter advising that the proposed hotel 
designs can satisfy the requirements of the City's Noise Bylaw 8856. In this regard, there is 
a Building Permit issuance condition that requires that the developer provide an acoustic 
engineer's report addressing the City's Noise Bylaw 8856, and that any recommended 
detailed design elements to be included within the Building Permit plans to the satisfaction of 
the City. 

Duration of Stay 
The applicant is proposing that Hotel 1 include cooking facilities in each of the rooms to 
facilitate longer stays. Under the original rezoning application, a covenant that prohibits 
stratification and sale of rooms to individuals was secured. To ensure that the hotel operates as a 
hotel, the applicant has agreed to register a covenant on the Hotel 1 site to limit guest stays 
within a calendar year as follows: 

• 85% of the guest stays would not exceed 30 nights, 

• 12% of the guest stays would not exceed 100 nights; 

• 2% of the guest stays would not exceed 180 nights; and 

• 1% of guest stays would not exceed 270 nights. 

Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommends that the Development Permit be endorsed, and issuance by 
Council be recommended. 

Mark McMullen 
Senior Coordinator- Major Projects 

MM:rg 

Attachment 1 : Development Application Data Sheet 
Attachment 2: Location Map 
Attachment 3: Overall Development Site Plan 
Attachment 4: Excerpt from the Advisory Design Panel Minutes 
Attachment 5: LEED Scorecard 
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The following are to be met prior to forwarding this application to Council for approval: 

• Receipt of a Letter-of-Credit for landscaping in the amount of $284,990 for 9533 Bridgeport Road I Lot 1 
(Hotel 1) and $289,323 for 9455 Bridgeport Road (Hotel 2). 

• Amendment the existing restrictive covenant and easement (LTSA No. CA6265843) to change the total number 
of hotel parking spaces secured on Business Centre (Lot 3) at 9466 Beckwith Road from 63 to 70 spaces and as 
follows: 

1. The minimum number of parking spaces secured for Lot 1 (Hotel 1) be decreased from 26 to 11 spaces; and 

2. The minimum number of parking spaces secured for Lot 3 (Hotel2) be increased from 37 to 59 spaces. 

• Registration of a restrictive covenant or other legal agreements or measures, as determined to the satisfaction of 
the Director of Development, to limit the length of guest stay in Hotel 1 at 9533 Bridgeport Road to provide 
that: 

1. 85% of the guest stays at the hotel would be for not more than 30 continuous or total nights in a given 
calendar year; 

2. No greater than 12% of the guest stays at the hotel may be up to a maximum of 100 continuous nights or 
total nights in a given calendar year; 

3. No greater than 2% of total guest stays may be for up to 180 continuous nights or total nights in a given 
calendar year; 

4. No greater than 1% of total guest stays may be for up to 270 continuous nights or total nights in a given 
calendar year; and 

5. The operations of the hotel will not fall under the British Columbia Residential Tenancy Act (travel 
accommodations are specifically excluded from the Act under Section 4) but rather the British Columbia 
Hotel Keepers Act. 

• Registration of a restrictive covenant or other legal agreements or measures, as determined to the satisfaction of 
the Director of Development, that will: 

1. Require the continued operation of both hotel building's exterior lighting and light dimmers in accordance 
with lighting engineering report and detailed plans required by the City prior to Building Permit issuance; 
and 

2. Permit the City to request the owners and operators of the hotels to adjust the lighting timing and lighting 
levels to address concerns regarding light spill onto Highway 99 and into the atmosphere effecting aircraft 
navigation. 

Prior to future Building Permit issuance, the developer is required to complete the following: 

• Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction of the City and the 
Lulu Island Energy Company (LIEC), securing the owner's commitment to connect to District Energy Utility 
(DEU), which covenant and/or legal agreement(s) will include, at minimum, the following terms and 
conditions: 

1. No building permit will be issued for a building on the subject site unless the building is designed with the 
capability to connect to and be serviced by a DEU and the owner has provided an energy modeling report 
satisfactory to the Director of Engineering; 

2. If a DEU is available for connection, no final building inspection permitting occupancy of a building will 
be granted until: 

a. the Owner has applied for and connected to the DEU for the purposes of providing internal space heating 
and domestic hot water heating to the Building, in accordance with the Service Provider Agreement; 

b. the owner enters into a Service Provider Agreement with the City and/or the City's DEU service 
provider, Lulu Island Energy Company, on terms and conditions satisfactory to the City; and 

c. the owner grants or acquires the ·Statutory Right-of-Way(s) and/or easements necessary for the 
installation, operation and maintenance on each intervening property of all necessary facilities for 
supplying the Services to the Lands or subdivided portion thereof, by the City and/or the City's DEU 
service provider, Lulu Island Energy Company. 

3. If a DEU is not available for connection, no final building inspection permitting occupancy of a building 
will be granted until: 
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a. the City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; 

b. the owner enters into a covenant and/or other legal agreement to require that the building connect to a 
DEU when a DEU is in operation; 

c. the owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary for supplying 
DEU services to the building; and 

d. the owner provides to the City a letter of credit, in an amount satisfactory to the City, for costs associated 
with acquiring any further Statutory Right of Way(s) and/or easement(s) and preparing and registering legal 
agreements and other documents required to facilitate the building connecting to a DEU when it is in 
operation. 

4. The Owner shall, on or before the Connection Deadline, apply for, connect to and utilize the DEU for the 
purposes of providing internal space heating and cooling and domestic hot water heating to all Buildings on 
the Lands and enter into a Service Provide Agreement to the satisfaction of the City; 

5. No Building(s) shall be constructed, used or maintained on the Lands except in full compliance with the 
Agreement, the City's bylaws, regulations and policies, including the Bylaw, the applicable Service 
Provider Agreement(s) and the Approved Heating and Cooling System Plans for the Building(s). 

• The developer shall also provide mechanical drawings and energy modeling, which shall be reviewed to 
satisfaction of LIEC and the City for compliance with District Energy System requirements (i.e. capable of 
connecting to future DEU system). 

• The developer shall provide a report from an acoustic engineer addressing the City's Noise Bylaw 8856 and 
include any necessary design elements within the Building Permit plans to the satisfaction of the City. 

• The developer shall provide detailed exterior lighting specifications and light dimmers within the building 
permit plans for each of the hotels based on a report from the applicant's lighting engineer that confirms that 
that the exterior lighting system equipment, design and brightness will not cause excessive light spill onto 
Highway 99, the surrounding area and the broader atmosphere. 

• The applicant is required to obtain a Building Permit 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 Permit. For further information on the Building Permit, please contact Building Approvals 
Department at 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-825006 Attachment 1 

Address: 9455 and 9533 Bridgeport Road 

Applicant: IBI Group Architects (Canada) Inc. 

Beckwith One BT Holdings Ltd., 
Bridgeport East BT Holdings Ltd. & 

Owner: Bridgeport West BT Holdings Ltd. 

Planning Area(s ): _C____.ity'-C_e_n...,.t_re _________________ ___.....,.----------
8,545 m2 for Hotel 1 & 7,696 m2 for Hotel 1 & 

Floor Area Gross: 11,376 m2 for Hotel 2 Floor Area Net: 10,193 m2 for Hotel 2 

Site Area: 

Land Uses: 

OCP Designation: 

Area Plan Designation: 

Zoning: 

Number of Units: 

I 

Floor Area Ratio: 

Lot Coverage: 

Setback - Front Yard 

Setback -West Side (Hotel 1 ): 

Setback- East Side (Hotel 1 ): 

Setback - Hwy 99/West (Hotel 2): 

Setback- East Side (Hotel 2): 

Setback- Rear Yard: 

Height (m): 

6119296 

4,700 for Hotel1 site & 4,700 m for Hotel 1 site & 
5 544 m2 for Hotel 2 site 5 544 m2 for Hotel 2 site 

Vacant Two Hotels 

MEMP - Mixed Employment MEMP - Mixed Employment 

General Urban T4 (25m)- Area B General Urban T4 (25m)- Area B 

"Light Industrial, Office and Hotel 
(ZI10)- Bridgeport Village (City 
Centre 

"Light Industrial, Office and Hotel 
(ZI1 0) -Bridgeport Village (City 
Centre 

None 

Bylaw Requirement I 
1.85 FAR 

(Shared Between 3 Lots 
Covered by Zone) 

Max. 50% 

Min. 2.5 m 

Min. 10.0 m for building 
Min. 8.0 m for canopy 

Min. 10.0 m 
Min. 10.0 m 

Min. 10.0 m for building 
Min. 8.0 m for canopy 

Min. 9.0 m 

Max. 47.0 m 

112 rooms in Hotel 1 & 200 rooms 
in Hotel 2 

Proposed I Variance 
1.85 FAR 

(Shared Between 3 Lots none permitted 
Covered by Zone) 

25% for Hotel 1 
28% for Hotel 2 

none 

2.50 m 
3.06 m 

none 

> 10.0 m for building 
8.0 m for canopy 

none 

14.5 m 
10.0 m 

none 
> 10.0 m for building 

8.0 m for canopy 
17.17 m for Hotel1 
14.08 m for Hotel 2 

none 

43.60 m for Hotel 1 
46.41 m for Hotel 2 

none 



- 2 -

4, 700 m<! for Hotel 1 site 
Lot Size: None & none 

5,544 m2 for Hotel 2 site 
Off-street Parking Spaces - 67 spaces for Hotel 1 and 67 for Hotel 1 and 
Regular/Commercial: 120 spaces for Hotel 2 120 for Hotel 2 

none 

Off-street Parking Spaces- 2 spaces for Hotel 1 and 2 spaces for Hotel 1 and none 
Accessible: 3 spaces for Hotel 2 3 spaces for Hotel 2 

Total off-street Spaces: N/A N/A none 

Tandem Parking Spaces not permitted none none 

Amenity Space- Indoor: Min. 70m2 N/A none 

Amenity Space - Outdoor: N/A N/A none 

6119296 
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Excerpt from the Minutes from 
The Advisory Design Panel Meeting 

December 8, 2011 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 4 

DP 11-594571 - HIGH-RISE COMMERCIAL DEVELOPMENT WITH TWO HOTEL 
TOWERS AND ONE BUSINESS CENTRE TOWER 

ARCHITECT: IBI Group 
PROPERTY LOCATION: 9451,9491,9511,9531 and 9551 Bridgeport Road and 

9440, 9460 and 9480 Beckwith Road 
Panel Discussion 

Comments from the Panel were as follows: 

• like the project; scale is appropriate for the area; section between the hotel towers is 
proportionally correct; 

• landscape design is simple, clean and effective; 

• Hotel 1 is very different from the office building and Hotel 2; Hotel 1 is nicely 
articulated; roof form works well; 

• Hotel 2 and office building are very different; provide architectural expression to 
Hotel 2 to achieve visual connectivity to the business building; 

• Similar lighting strategies to be utilized by both buildings, including the addition of 
a light feature on the middle vertical portion of the west face of the office building 
between the sloping glass walls. This additional light feature as well as the others 
will be dimmable and low intensity to conserve energy and prevent excessive light 
pollution. As seen from the bridge deck of Highway 99, this additional feature on 
the Business Centre will provide connectivity between the two buildings, as well as 
contribute to the Public Art component for all three buildings. 

• appreciate the efforts put by the applicant into the project since its initial presentation 
to the Panel; 

• simplicity of the landscape treatment unifies the project nicely; 

• treatment along the edges are appropriate; like the idea of the retention of the trees 
which provide a nice remnant of the site; 

• consider reducing parking spaces in the area near the existing trees; expand the 
vegetative area to give more room for trees to survive; 

• We have already initiated an appropriate response to this item through preliminary 
discussion with Ken Bell, arborist consultant for the project, in which parking in 
this location may be reoriented to provide more clearance around the existing trees, 



6119296 

- 2-

and ensure their protection during the preloading and construction phases of the 
project. 

• consider reducing the scale of canopies above the hotels' entrance to provide a sense 
of intimacy; 

• Scale of the canopies to be considered again during BP stage. Structure has been 
oversized and will most likely be constructed of smaller structural members, which 
will result in an overall lighter appearance once constructed. 

• consider increasing the quality and quantity of trees in the parking and patio areas and 
moving those row of trees to the outside edge ofthe stalls to act as bollards; 

• Landscape architect to continue to revise overall landscape design as per 
comments, including the provision of Swedish poplar and Amanogawa cherry trees 
(see following comment). 

• Swedish poplar trees in front of the office building (west side of the north-south 
internal road) may not have enough room to grow; consider smaller columnar trees, 
e.g. Amanogawa cherry to increase the quantity of and spacing between trees; 

• appreciate the efforts of the applicant in addressing the concerns of a challenging 
project; 

• like the roof deck landscape treatment on level 3 of the office building; ensure that 
this will be carried through in the project; provide irrigation on the roof parking; 

• Client is committed to providing roof deck landscape treatment as depicted on all 
levels. Top deck of parkade to have appropriate irrigation system to ensure 
vegetation at this level is not compromised. 

• consider repeating the Bridgeport Road entrance way treatment at the Beckwith Road 
entrance; Beckwith Road entrance is expected to be used frequently, particularly by 
motorists/pedestrians going to the office building; 

• Landscape architect to reconsider appropriate treatment of landscape at Beckwith 
Road entry to site, to be enhanced to similar condition as entry off of Bridgeport 
Road. 

• piece of north blank wall not a concern as it is a parkade wall; 

• consider providing treatments, e.g. green roof treatments or patterned aggregates for 
canopies that don't have skylights to enhance their visual appeal when viewed from 
above; 

• Further consideration to be given to those lower levels of each building visible from 
higher floors, including roof deck treatments as well as the hotel entry canopies. 

• project is nicely done; has higher quality compared to the other buildings in the 
neighbourhood; will improve the neighbourhood; has opportunity to become a 
landmark in Richmond; appreciate the quality of the applicant's presentation to the 
Panel; 
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• the three buildings are distinctly different; consider providing a unifying feature to 
present them as part of one development, e.g. repeating lighting element in Hotel 1 
into Hotel 2; will lighten up the neighbourhood; 

• As noted above, the addition of a vertical light feature on the Business Centre will 
provide connectivity between the three buildings. 

• consider improving the relationship between the two hotels which are vertically 
facing each other; consider angled mass for Hotel 2 to soften the space between the 
two hotels; 

• Connectivity between the two hotels has been intended through the use of similar 
light features/Public Art, as well as providing similar expression in their porte 
cocheres. 

• appreciate the changes to the project made by the applicant in response to the 
previous comments ofthe Panel; 

• excellent response to the west side of the office building; appreciate the angled 
curtain wall of the office building; a win-win situation; increases the quality of 
massing and architectural design of the building; 

• appreciate the increase in the number of universal design suites in the two hotels; look 
forward to future increases if warranted to accommodate more seniors; 

• appreciate the applicant for the quality of presentation materials and model; 

• proposed development has the potential to become a landmark project in a key 
location in Richmond; 

• look forward to hearing applicant's response to Panel's comments regarding public 
art; 

• carry the lighting in Hotel 1 into Hotel 2; will have a strong impact on the west side 
of Hotel 2 which is facing Oak Street Bridge; and 

• See comments above. 

• multi-phase projects take time to evolve; applicant is requested to provide visual 
details on how the rest of the site will look like in the interim. 

• This has been provided as part of the current Landscape package, with further 
revision to be provided as per comments at the BP stage. 

Panel Decision 

It was moved and seconded 

That DP 11-594571 move forward to the Development Permit Panel subject to the applicant 
addressing the items discussed by the Panel, including the items highlighted below: 

1. consider visual connectivity between Hotel 1 and Hotel 2; and 

As noted above, further consideration is to be given to the light features of all three 
buildings as work commences with the Public Art consultant, in order to provide visual 
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connectivity as well as reinforce the landmark/gateway intent of the project as the site 
is built out. 

2. consider looking at the quality and quantity of trees both in terms of species, placement 
and spacing. 

As noted above, quality and quantity of trees and other surface vegetation to be 
revisited by both arborist and landscape architect for appropriateness and overall 
desired effect. 

CARRIED 
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City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

IBI Group Architects (Canada) Inc. 

9455 and 9533 Bridgeport Road 

700 - 1285 West Pender Street 
Vancouver, BC V6E 481 

Development Permit 

No. DP 18-825006 

1. This Development Permit is issued subject to compliance with all ofthe 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. 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 #DP 18-825006-1 to 
#DP18-825006-63 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$284,990 for 9533 Bridgeport Road (Hotel 1) and $289,323 for 9455 Bridgeport Road (Hotel 
2) 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 ofthe 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 development 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. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 

6119296 



To the Holder: 

Property Address: 

Address: 

IBI Group Architects (Canada) Inc. 

9455 and 9533 Bridgeport Road 

700 - 1285 West Pender Street 
Vancouver, BC V6E 481 

Development Permit 
No. DP DP18-825006 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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