
TO: Committee 

FROM: Andre Boel, Director of Planning 

STAFF 
REPORT 

MEETING DATE: January 14, 2014 

FILE NO: 3220 Gower 377-385 

SUBJECT: George Hotel: rezoning and form and character, next steps 

RECOMMENDATION(S) 

1. THAT staff's report regarding the George Hotel application be received; 

2. AND THAT Council request staff to prepare a draft comprehensive development style 
zoning bylaw for Council's consideration; 

3. AND THAT Council request staff to report on the provision of affordable housing and 
community amenities under Council Policy 3.14; 

4. AND THAT Council request staff to arrange an independent review of the proposal's 
geotechnical investigation by a geotechnical engineer selected by the Town, as well as 
a hydrogeological review of the proposal by Waterline Resources, and that the cost of 
both studies be covered by the applicant. 

5. AND THAT the Council request staff to prepare a report and draft a Development Permit 
for form and character for Council's consideration based on the response and updated 
drawings from the applicant provided in response to the Advisory Planning 
Commission recommendations. 

BACKGROUND/PURPOSE 

In February 2013 Klaus Fuerniss Enterprises Inc. submitted a rezoning application and 
development permit applications for the "George Hotel and Residences". In July 2013, Council 
was briefed on the initial proposal. No Council decisions were made since the applicant was in the 
process of revising the application following initial feedback from Town staff. A revised design was 
received in October 2013. The Advisory Planning Commission reviewed the form and character of 
the proposal in November 2013. The purpose of this report is to inform Council on the revised 
application, the APC's recommendations and to seek direction with regards to the next steps in 
the review process, specifically for the rezoning application and the form and character 
development permit application. 
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. -·-

DISCUSSION 

The following applications have been made for the proposed George Hotel & Residences: 

• Rezoning application from CDA-1, R-2, PRO and M-1 to a Comprehensive Development 
Zone 

• Development Permit for form and character under DP area #5 of the OCP's Harbour Area 
Plan) 

• Development Permit for geotechnical hazards under DP area #1 
• Development Permit for environmental sensitive areas under DP area #2 
• The proposal includes a portion of Winn Road as part of the development site and seeks 

to expand water use into adjacent water leases. 

This report will discuss the form and character and the rezoning application in general terms (see 
also application materials provided under separate cover). This report will not address 
geotechnical and environmental aspects, Winn Road changes and water leases. Subsequent staff 
reports would provide more detail, depending on Council 's preferences with regards to next steps. 

Rezoning application 

Application highlights 

The revised application seeks rezoning for the following uses: 

• 40 residential suites, including 4 affordable units 
• 118 hotel rooms 
• Conference centre, including spa, pools, seawall cafe (level P2), lounge I cafe (level 1) 
• Waterfront restaurant on a proposed pier in the Gibsons Harbour 
• Marina moorage adjacent to the proposed pier 
• 228 underground parking stalls and 58 bicycle parking stalls 
• New waterfront public walkway, 4 meter (13'2") wide, along the shoreline as well as public 

access to part of the proposed pier 
• Inclusion of a portion of Winn Road as part of the development site 

Key changes to the plans compared to the February 2013 application are: 

• Addition of the 407-409 Gower Point Road property (approximately 1392 m2 I 15,000 
sft) to the development site 

• A change to the design in order to maintain a form of public access and public views that 
are currently in existence through Winn Road 

• Increase of proposed marina area by including water areas in front of Winegarden Park 

The four affordable housing units have been earmarked for employee housing as modeled by the 
Whistler Employee Housing Program. As a community amenity, the applicant has proposed to 
provide $ 100,000 towards improvement to Winegarden Park including a new band shell. This 
contribution is in addition to the changes to the park that may be needed as a result of the 
development itself. Both items have been offered in response to the Council Policy 3.14 regarding 
the Provision of Affordable Housing and Community Amenities for applications that seek rezoning 
to a higher density. 
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The applicant states that the proposal will have a lasting and positive impact on the local economy 
of the Town. The project proposal includes the following highlights: 

• Increased employment by the staffing needs for hotel, convention centre, spa I wellness 
centre, marina, restaurants and spinoff effects by staffing needs of suppliers. 

• Additional housing in the Gibsons Landing area generating increased spending at local 
retailers and increased property tax revenue for the town. 

• Major contributor to stimulate the local economy through additional tourism and convention 
related spending. 

• Improved waterfront access by continuing the sea walk along the front of the property 
• Major upgrade of waterfront amenities by new marina spaces and renewed fuel dock 

A more detailed review of affordable housing, community amenities and economic benefits would 
follow in a separate report, subject to Council direction regarding next steps. 

Fit with Official Community Plan 

For rezoning applications, Council has to consider if the proposed amendment is consistent with 
the Official Community Plan. There are two types of relevant policies in the Official Community 
Plan: 

• General policies in the Official Community Plan (which includes the Harbour Area Plan) 
that provide direction for Council decisions. In relation to this rezoning application, the 
future land use designation, density policies and the requirement for a linear waterfront 
park offer a starting point for the review. 

• Design guidelines that are identified for Development Permit Area #5 in the Harbour Area 
Plan describing the desired form and character of development. 
Other Development Permit guidelines are outlined for Geotechnical Hazard Development 
Permit Area No. 1 and Environmentally Sensitive Development Permit Area No. 2. This 
report does not address those two permit applications at this time. 

The notwithstanding guideline in the OCP's Harbour Area Plan's Development Permit Area #5 
sets out specific form and character guidelines that Council should consider if development seeks 
variances to existing height, setback and massing provisions in the Zoning Bylaw. However, the 
George Hotel does not propose variances to the existing zoning but instead seeks approval for 
rezoning to a new zone with custom heights and setbacks. This means that the notwithstanding 
guidelines do not apply to this application. Instead, Council should consider the requested 
rezoning for the George Hotel under the regular Official Community Plan policies and design 
guidelines. Staff note that the topics mentioned in the notwithstanding guideline are also covered 
in the other guidelines and policies of the Harbour Area Plan. 

Future land use designations outline the desired land use. In the Harbour Area Plan this site has 
been designated "Residential I Tourist Accommodation" with a strip of "Park and Recreation" 
along the waterfront. The Gibsons Harbour water areas are designated "Commercial Harbour". 
The proposed land and water uses for the George Hotel and Residences are consistent with the 
future land use designations in the following way: 
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• Residential I Tourist Accommodation: "to permit high density multi-family residential 
development as defined elsewhere in the Smart Plan, or Tourist Accommodation such as 
a hotel or inn together with meeting and/or food and beverage facilities customarily 
associated with such uses, or some combination of these uses. " 
The proposal includes both residential and hotel uses as well as accessory meeting and 
food and beverage facilities. 

• Park and Recreation: "To protect areas of recreational significance, and to allow outdoor 
recreation activities." 
The proposal designates a new continuous public waterfront walkway along the 
waterfront. A more detailed review needs to explore if the proposal addresses the OCP 
policies for a linear park. 

• Commercial Harbour: 'To support a wide range of marine uses including recreational, 
visitor-oriented activities such as marinas and associated upland uses, boat sales, 
charters and marine fuel sales, as well as marine industrial/transportation uses." 
The proposed marina, (renewed) fuel dock and the restaurant on the pier fall within the 
range of uses contemplated for this area. 

Figure 1. OCP Future Land Use Designations 

Density ranges (in terms of units I hectare and in terms of FSR (Floor Space Ratio) are provided 
in the Official Community Plan for residential uses, but not for other uses. The proposed density of 
the project can be considered to be consistent with the Official Community Plan as follows: 

• The residential density for the land of the development site is approximately 59 units I ha 
which falls within the "medium" and just below the "high" density ranges for multifamily 
residential land uses. There are no densities specified in the Official Community Plan for 
commercial uses such as the hotel and convention centre. The combined density can be 
considered to fall within what was envisioned for this mixed use land use designation. 

• The floor space ratio for the residential component is approximately 0.9 which falls within 
the range of the medium density multifamily residential designation. The total floor area on 
the land portion of the site, including the hotel uses, is approximately 2.6. The Official 
Community Plan does not specify particular FSR ranges for mixed use developments. The 
combined floor space ratio can be considered to fall within what was envisioned for this 
land use designation. 
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The OCP's Harbour Area Plan neighbourhood policies outline the following goals for the area: 

1. Retain the scale and character of the Harbour Area. 
A review is provided under the Development Permit section of this report. 

2. Make the waterfront fully accessible, physically and visually, retaining the sense of 
proximity to nature 
A new public connection along the waterfront is being proposed and includes landscaping 
and foreshore habitat improvements. 

3. Ensure environmentally responsible and sustainable planning and development 
The proposal includes plans for foreshore habitat improvements and protection of the 
aquifer. 

4. Support and enhance social and cultural activity in the Harbour Area 
The proposed hotel I convention centre, including spa facilities, cafes and restaurant, in 
combination with the waterfront walkway has the potential to become a new destination for 
visitors and residents in the Landing. 

5. Ensure the economic viability of the Harbour area, recognizing the unique role the Harbour 
plays in the local economy and economic history of the area 
The proposal adds tourism and residential uses to a currently underutilised area in the 
Landing and maintains the fuel dock service that is currently in place. 

The current zoning for the site is CDA-1 for the area north of Winn Road (377 and 385 Gower) 
and R-2 for the area south of Winn Road (397, 407, 409 Gower and 689 Winn). The height and 
massing provisions of the zoning bylaw set out a height limit of 7.5 m for the northern portion and 
1 0 meter for the southern portion subject to other provisions. On the water side the area is zoned 
M-1, except for a portion of PRO zoned water in front of Winegarden Park. The zoning on the land 
portion is not consistent with the future land use designation in the Official Community Plan. 

Figure 2. Zoning Bylaw zones 
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Further review of the rezoning application 

Staff recommends to consider a more detailed review of the rezoning application. Staff is already 
working towards a more detailed review regarding the proposed affordable housing units and 
community amenities and other relevant OCP policies. In addition, staff would like to receive 
Council direction for other topics that Council would deem of particular relevance for the 
consideration of the rezoning application. For example this could include: 

• Aquifer protection: the proposal includes a geotechnical assessment that outlines how the 
building's foundation would be placed on the covering layer (aquitard) of the aquifer. An 
independent review of the geotechnical assessment should review this proposed 
approach. Also, a review by a qualified hydrogeologist is needed in order to put the 
information from the geotechnical report in the context of the aquifer mapping study. The 
results of the geotechnical and hydrogeological review should be used to determine the 
appropriate construction method in the context of protecting the Gibsons Aquifer. 

• Economic implications: the proposal's rationale for the proposed land uses is based on the 
program needs for the hotel I convention centre according the applicant. Further review of 
the economic impact could include items such as the estimated property tax revenue for 
the Town and the economic impact, in general terms. 

Development Permit Form and Character application 

The Development Permit application for form and character needs to be considered under the 
guidelines of Development Permit Area No. 5 Guidelines in the OCP's Harbour Area Plan. 

The following information has been provided by the applicant to aide in the consideration of the 
proposed form and character: 

• Project rationale (page 1 - 10 in application materials) 
• Architectural drawings (appendix A) and landscaping plan (appendix B) 
• A physical model of the proposed buildings has been provided (displayed at Town Hall 

lobby) 
• Exterior renderings and 8 view analysis illustrations 
• Shadow analysis for December, June and September 

The following describes the highlights of how the proposal addresses the applicable "Harbour 
Area Wide" design guidelines. The intent of the guidelines is described in the OCP as "fostering 
design that retains, reinforces and enhances the character of the Harbour Area while providing for 
improvements and change." 

Building scale and massing 

The guidelines call for designs that are pedestrian oriented and with building fac;ade that step 
back from pedestrian routes. Variation in roof heights is encouraged and the design should 
address uphill views. 

In terms of massing, the proposal outlines a six-storey hotel and a five-storey residential building 
on top of two levels of underground parking as seen from the Gower Point Road side. On the 
waterfront the hotel measures eight storeys and the residential building seven storeys. It should 
be noted that the buildings step back as the height increases. Between levels P1 and 1 (second 
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and third floor on the waterfront side) the fac;:ades of both buildings step back 3 m. Further 
stepping back takes place between levels 1 and 2 and levels 2 and 3 for the hotel building. For the 
residential building stepping back is applied between level P1 and 1, level 1 and 2, level 4 and 5. 
(See also A4.0.1) 

The proposed buildings are significantly larger than existing buildings in the Gibsons Landing 
area. The size of the buildings is not particularly "village" like and could be considered to have a 
more urban form. In the OCP's Harbour Area Plan it is envisioned that overtime building scale 
would increase. The plan describes the need to balance the village scale and character while 
embracing the growth necessary for an economically viable, sustainable and vibrant community. 
Materials and landscaping plan do reflect the wood and West Coast features that are mentioned 
in the general Design Guidelines (see also A9.0.1, A9.0.2, A9.0.3). The applicant has indicated 
that the viability of the project depends on a hotel size of at least 100 rooms. 

In the proposal, the residential building has ground oriented units along the walkway through the 
site. On the waterfront side a sidewalk cafe, retail, the waterfront walkway and the restaurant on 
the pier provide a range of uses as possible pedestrian destinations. A central pedestrian-only 
walkway replaces existing Winn Road. The proposal outlines a wide pedestrian walkway through 
the centre of the site which maintains and improves the current access through Winn Road. Along 
the waterfront new access is provided by the proposed walkway and pier (see also A 1.0.1 ). The 
proposed waterfront walkway would solve a key missing link in the envisioned waterfront walkway. 

Terracing 

The guidelines call for following the site contours and any retaining walls should be designed as 
important features. 

The proposal steps back from the ocean but doesn't follow the uphill contour fully. Wall facades 
that could have the appearance of a retaining wall are designed with green walls and terraced 
planters (see also A4.01, A4.02, A4.03, and A4.04). 

Roofs 

The guidelines describe the desire for sloping roofs, roof articulation with architectural features, 
design that reduces view impacts. 

The proposal has a combination of flat and green roofs on the lower levels and 10 sections of 
sloping roof on top of the buildings with different sizes and orientations. A gravel pattern roof 
design and the proposed separation between the buildings are aimed at addressing uphill views 
(see also A2.0.9). 

Roofing Materials 

The guidelines call for the use of wood, composite wood. Metal roofing may be used on buildings 
over two storeys but not in large areas 

The proposal includes green roofs, sections of metal roof and gravel covered roofs (see also L3). 
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View Protection 

The guidelines call for an unobstructed view corridor to allow open views of the ocean. 

The proposal replaces Winn Road with a public pedestrian walkway maintaining a view corridor 
over the centre of the site (see also L 1 ). 

The buildings are large enough to change existing views from some uphill areas. At the same time 
the two buildings are separated by a corridor and this way the site plan avoids the single block 
appearance of the initial proposal (see also "view analysis"). 

Streetscape 

The policy outlines streetscape elements that reinforce character and sense of place, and 
includes welcoming street furniture, marine articles, beach elements (driftwood) and stone 
retaining walls. 

The proposed landscape design includes pebbled paving, beach features of rock and plantings, 
seating (see also L 1, L2, L3, L4). 

Planting 

The guidelines calls for retention of mature trees and the use of planters with seasonal flowers. 

The proposal does not maintain existing trees. The plan does propose the use of seasonal 
flowers. 

Lighting 

Lighting details have not been reviewed yet. 

Transitions- Fencing and Landscaping 

The guidelines describe the use of landscaping elements to transition from the walkway to 
adjoining properties. 

The proposal includes a pier with planters, a shoreline with pockets of vegetation, trellises with 
vines (see also L 1). 

Parking 

The guidelines discourage surface parking and promote pedestrian oriented lighting. 

The proposal has all parking underground. 

Building Height and Setbacks 

The guidelines call for protection of public and private views and adequate access to daylight and 
sunlight. 
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The requested height provision is (see also A0.0.1, A4.0.1, and A4.0.3): 

• From sea level: 30.54m (1 00'2.5") for the residential building, 37.90m (124'4") for the hotel 
• From average grade: 30.67m (1 00.61 '). 
• From Gower Point Road: 26.88m (88.19 ft.) 

With regards to setbacks, distinction is made between the podium (the two underground parking 
levels including 2 storey fac;ade on the waterfront) and the upper levels (see also A0.0.1 ). 

• The proposed podium setbacks are 0 m to the north, east and south property lines and 0.3 
m (1 ') from Gower Point Road. 

• The proposed upper level setbacks are 3.51 m (11 '6") from Gower Point Road, 2.95 m (9') 
from the sea walk, 2. 7 4 m (9') for the south side (hotel building) and 2.13 m (7') for the 
north side (residential building). It should be noted that the buildings step back from the 
waterfront as the height increases. 

Sun and shadow impacts extend to portions of Holland Park and Winegarden Park. In June 
shadow impacts are very limited, only affecting a narrow strip adjacent to the site. In September 
(and March) shadow impacts result in up to 25% of the park shaded in the afternoon. In 
December shadow impacts at noon cover approximately 30 - 40% of Winegarden Park (see also 
"view analysis"). 

Advisory Planning Recommendations 

In the November meeting of the Advisory Planning Commission the following recommendations to 
Council were formulated: 

1. THAT the Commission is supportive of the separation of the two buildings, the 
increased public space and addition of a view corridor. 

2. THAT the proposed design of the hotel building would benefit from increased 
stepping back or terracing following the natural grade and addressing the hotel 
fagade on Gower Point Road. 

3. THAT the Commission has a general concern with the height of the hotel building, 
which may or may not be resolved with the revision of the design. (2 members 
opposed) 

4. THAT the addition of the waterfront walkway is a benefit to the community, and the 
Commission recommends that the design better incorporate the outdoor space on 
the waterfront side into a more cohesive waterfront space. 

5. THAT the future of Winegarden Park be reviewed in the near future when more 
details are available. 

6. THAT the Commission recommends that agreements be put in place to insure that 
all proposed public spaces be fully open and accessible. 

7. THAT the Commission recommends a public observation platform be incorporated 
onto the northeast side of the restaurant area. 

8. THAT the Commission recommends that the design team incorporate more of a 
Gibsons historical west coast feel as per the Official Community Plan development 
permit design guidelines. 
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9. THAT the Commission recommends that the design team be requested to revisit 
several key fa9ades and give them more attention to the detail, including the 
Gower Point Road hotel fa9ade, the Winegarden Park residential facade, and the 
hotel's south facade. 

10. THAT the Commission thinks it is an important decision for the Town as to what 
material is used on the waterfront path throughout the landing area and the 
Commission would like the opportunity to be involved in the selection process. 

11. THAT the Commission supports The George Hotel concept and development 
subject to addressing the resolutions of this meeting and the Commission requests 
to be further consulted once more information becomes available. 

12. THAT the Commission requests a computer generated 3-D model in context with 
the community. 

The applicant has indicated in the Advisory Planning Commission meeting that the design team 
would explore further refinements to the proposed design based on the comments provided. We 
understand that the latest drawings, recently provided by the applicant, are meant to address the 
comments of the Advisory Planning Commission. However, staff had not yet reviewed the 
updated drawings at the time of finalising of this report. 

With regards to the material of the waterfront path staff would need to consider appropriate 
materials for the waterfront walkway. Consideration would be given to topics such as usability and 
life cycle cost. Selection of a preferred material might need to be considered as part of an overall 
foreshore strategy. The development of such a strategy is tentatively planned for 2014. 

The Advisory Planning Commission could be consulted for a second time in the near future if 
Council so desires. 

RECOMMENDATIONS/ALTERNATIVES 

Staff recommendations are listed on page 1. Alternative recommendations are listed below. 

Alternatives regarding form and character: 

To request additional details regarding form and character: 

That staff be requested to provide further information to Council regarding form 
and character by: 

• Providing a visualisation of the proposal in a 30 model of the Harbour area 
provided by a third party 

That staff be requested to provide further information to Council regarding form 
and character by: 

• Providing additional visualisations by a third party showing the proposed 
buildings as seen from ground level from various vantage points 
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To support the current form and character as proposed: 

That Council support the current design and request staff to prepare a more 
detailed report and draft Development Permit for form and character for Council's 
consideration. 

To request a different form and character: 

That Council does not support the current design and request staff to inform the 
applicant that the proposed development be revised by reducing the proposed 
height and mass. 

Alternative recommendation for additional information for the zoning bylaw amendment: 

• That staff be requested to arrange for an third party evaluation of the economic impact on 
the community (employment and local spending) and property tax implications 

Respectfully Submitted, 

Andre Boel, RPP 
Director of Planning 

CHIEF ADMINISTRATIVE OFFICER'S COMMENTS: 

I ha e reviewed the report and support the recommendation(s). 

Attachments: 
• Advisory Planning Commission minutes November meeting 
• Application materials dated November 12, 2013 (under separate cover) 
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