PUBLIC HEARING

2.

SUMMARY AND RECOMMENDATION

October 30, 2012

REZONING: 1041 Southwest Marine Drive and 8866 Osler Street

Summary: To amend the existing CD-1 (Comprehensive Development) District (276) for the
Coast Hotel at 1041 Southwest Marine Drive. The proposal is to expand the current CD-1
District by rezoning an adjacent MC-1 (Light Industrial) District site to add it to the CD-1
District, to permit construction of a six-storey addition including a redeveloped pub,
conference space, and 76 dwelling units. The proposal also includes the option to add 54
hotel rooms in the place of 32 dwelling units within the same floor space. A maximum floor
space ratio (FSR) of 2.3 and a maximum height of 74.5 feet (22.7 metres) are proposed.
Applicant: Robert Turecki, Robert Turecki Architect Inc.
Recommended Approval: By the General Manager of Planning and Development Services,
subject to the following conditions as proposed for adoption by resolution of Council:
A.

THAT the application, by Robert Turecki Architect on behalf of Vancouver Airport
Hotel Limited Partnership, to amend the CD-1 (Comprehensive Development) District
(276) By-law No. 6876 for 1041 Southwest Marine Drive (PID: 017-459-273; Lot J of Lots
21 and 23 Block C District Lot 319, Plan LMP1426) to:
1.

add lands presently zoned MC-1 (Mixed-use Industrial) District at 8866 Osler
Street (Lots 14 and 15 except part in Explanatory Plan 18601 of Lot 13 Block C
District Lots 319, 323 and 324 Plan 3509 (PID: 008-249-016 and 008-249-032) to
this CD-1 (Comprehensive Development) District; and

2.

include residential use; increase the maximum height from 13.1 m to
22.7 m; and increase the density from floor space ratio 1.32 to 2.30;

all to allow development of a six-storey addition to the existing Coast Hotel at
1041 Southwest Marine Drive, generally as presented in Appendix A of the Policy
Report dated September 4, 2012, entitled “CD-1 Rezoning - 1041 Southwest Marine
Drive”, be approved subject to the following conditions:
CONDITIONS OF APPROVAL OF THE FORM OF DEVELOPMENT
(a)

That the revised form of development be approved by Council in principle,
generally as prepared by Robert Turecki Architect, and stamped “Received City
Planning Department, January 31, 2011”, provided that the General Manager of
Planning and Development Services may allow minor alterations to this form of
development when approving the detailed scheme of development as outlined
in (b) below.

(b)

That, prior to approval by Council of the form of development, the applicant
shall obtain approval of a development application by the General Manager of
Planning and Development Services, who shall have particular regard to the
following:

Design Development
1.

Design development to the southwest corner of the building to create a
more notable and distinctive transition from Osler Street to
Southwest Marine Drive.
Note to Applicant: Consider the comments of the Urban Design Panel.

2.

Design development to the north and east elevations to break up any
blank, multi-storey walls and provide some visual interest to portions
visible from public streets.
Note to Applicant: Consider the addition of plants and windows where
feasible, and varying the materials and colours to break up the scale.

3.

Better visual connection between the commercial area and the public
realm, by providing an interior floor level no more than three feet
above the adjacent sidewalk grade, glazing along the majority of the
commercial façade.
Note to Applicant: Intent is to help animate the sidewalk and create a
better visual connection between the public realm and pedestrian
passers-by, and the activities inside the licensed premises. Avoid the
use of obscuring film or shades on glazing at eye level.

4.

Provision of a 1.0 m (3.3 ft.) setback from the property line at the
southeast corner of the site.
Note to Applicant: Intent is to provide more generous pedestrian area,
around the main entry to the pub stairs and ramp, than the
approximately 2.6 m (8.5 ft.) distance from the stairs to the curb shown
on the drawings.

5.

Development of a more varied and visually interesting palette of
materials and details at ground level, to improve the pedestrian
experience.
Note to Applicant: This can be accomplished by the judicious use of
quarried masonry and wood. Consider the advice of the Urban Design
Panel to higher quality materials and a richer colour palette.

6.

Provision of an enclosed balcony design for residential dwelling units
that affords residents a maximal area of openable glazing and a distinct
exterior expression to distinguish this feature from conventional room
areas.
Note to Applicant: Refer also the enclosed balcony guidelines for more
details, and see Technical Conditions for required notes.

7.

Provision of an acoustic barrier on the east side of the residential
courtyard, to reduce potential noise from nearby arterial roadways and
the pub.
Note to Applicant: Consider glazed partitions that would admit natural
light while reducing noise and the use of acoustically absorbent
materials in the courtyard.
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8.

Provision of separate drawings for reference, showing a schematic
design for commercial signage that indicates finishes, materials and
dimensions, and that is integrated with the building expression, weather
protection, and lighting.
Note to Applicant: Intent is to support a visually interesting pedestrian
level at future stages of development. A separate permit application is
required to develop commercial signage.

9.

Provision of continuous weather protection from the lane around the
commercial façade and to the residential entry, sheltering at least
six feet of sidewalk from the elements, and a similar canopy over the
main residential entry gate.
Note to Applicant: Consider pulling the canopy glass away from the
building face to permit rainfall to reach planters at the base of the
project.

Landscape
10.

Provision of additional programming and visual interest for the Level 2
residential deck.
Note to Applicant: A layered shrub planting at the deck edges and
additional seating on the common patio should be provided.
Consideration should be given to integrating some urban agriculture
beds into the deck plan.

11.

Provision of a larger patio area for the Unit 5G on Level 5. The area of
the patio can be extended to the north and to the east to provide a
patio similar in size to the one provided for Unit 5E.

12.

Provision of adequate soil depths for all planting on slab.
Note to Applicant: All soil depths in planters and on slab should
conform to BCNTA Landscape Standard. If additional depth is required
for the inner row of trees along Osler Street, the underground slab may
need to be angled down or notched.

13.

Provision at the time of development permit application of a full
Landscape Plan.
Note to Applicant: The Landscape Plan should illustrate proposed plant
materials (with common and botanical names, plant sizes and
quantities), paving, walls, fences, light fixtures, site grading and other
landscape features. Plant material should be listed in a Plant List that is
clearly keyed to the Landscape Plan. The Landscape Plan should be a
minimum 1:100 or 1/8" scale.

14.

Provision at the time of full development permit application of largescale sections (1/4"=1' or 1:50) illustrating the soil depths for Level 2
and Level 5 decks.

15.

Provision at the time of full development permit application of
large-scale sections (1/4"=1' or 1:50) illustrating the townhouse to
public realm interface of the townhouses facing Osler Street.
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Note to Applicant: The section should include the building façade, as
well as any steps, retaining walls, guardrails, fences and planters. The
location of the underground parking slab should be included in the
section.
Crime Prevention through Environmental Design (CPTED)
16.

Design development to consider the principles of CPTED, having
particular regard for security in the underground parking.
Note to Applicant: Particular attention should be given to providing a
design for non-glare lighting that illuminates service and sidewalk areas
around the building and improves safety for residents, visitors and
customers.

Sustainability
17.

Identification on the plans and elevations of the built elements
contributing to the building’s sustainability performance in achieving
LEED® Gold equivalency, including a minimum of 63 points in the LEED®
rating system, including at least six optimize energy performance
points, one water efficiency point, and one stormwater point.
Note to Applicant: Provide a LEED® checklist confirming the above; a
detailed written description of how the above-noted points have been
achieved with reference to specific building features in the
development, and notation of the features on the plans and elevations.
The checklist and description should be incorporated into the drawing
set.

Engineering
18.

The proposed new vehicle access to Southwest Marine Drive between
the existing hotel and the new development is not supported;
references to this access point are to be removed from the plans.

19.

Provision of Class B loading spaces which comply with the requirements
of the Engineering Parking and Loading Design Supplement in regard to
loading space width and provision of loading throats.
Note to Applicant: Double throats will be required unless egress for
trucks through the existing breezeway is possible.

20.

Confirmation that the two loading spaces shown off of the existing hotel
breezeway are available, are fully functional and meet all aspects of
the parking by-law and parking and loading design supplement.
Removal of any encroachments or obstructions into the loading bays and
their associated maneuvering aisles is required.

21.

Provision of a minimum 4.0 m long transition ramp at the bottom of
parking ramps in excess of a 12.5% slope and a parking ramp slope not
to exceed 10% for the first 20 ft. from the property line.
Note to Applicant: Based on the elevations, it appears that transition
slopes will be required.
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22.

Provision of an improved drive aisle width in the vicinity of parking
space #16 on the upper parking level.
Note to Applicant: A width of approximately 6.1 m is required.

23.

Provision of measures to address the vehicle interlock between vehicles
turning to and from the main parking ramp from adjacent parking areas
on both parking levels.
Note to Applicant: The advice of a transportation consultant is
recommended.

24.

Provision of a corner-cut through the inside radius of the parking ramp
from the lower to the upper parking level to eliminate the vehicle
interlock.

25.

Provision of Class A bicycle parking to be on the upper parking level.

26.

Provision of charging points for 50% of the Class A bicycle spaces.

27.

Provision of electric vehicle charging for 20% of the new parking
provided and capacity in the electrical room for up to 100% of the
parking spaces to receive vehicle charging infrastructure.
Note to Applicant: The requirements are found in the VBBL.

28.

A canopy application is required.
Note to Applicant: Canopies must be fully demountable and are to be
drained to the buildings internal drainage systems and consider all
existing and proposed street trees ensuring they are not impacted by
the canopies design.

29.

Deletion of the pavers shown over the new lane.
Note to Applicant: Pavers are not supported as a lane treatment.
Should improvements of the lane surface be desired then a separate
application should be made to the General Manager of Engineering
Services. Please show the lane surface as asphalt pavement and note
that it is to be constructed to the standards set out in the City’s Street
Restoration Manual.

30.

Provision of separated garbage and recycling facilities for the
residential and hotel/pub uses.

CONDITIONS OF BY-LAW ENACTMENT
(c)

That, prior to enactment of the amended CD-1 By-law, the registered owner
shall, at no cost to the City, and on terms and conditions satisfactory to the
Director of Legal Services, to the General Manager of Planning and Development
Services, to the General Manager of Engineering Services, and to the Managing
Director of Social Development as necessary, make arrangements for the
following:
Engineering
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1.

Provision of written confirmation from Metro Vancouver indicating
agreement to the proposed relocation of the GVS and DD sewer line,
and the modification/discharge as required of the applicable registered
agreements (501036M, 507822M, GD118181 and 507978M).

2.

Closing of, stopping up and conveying to the owner for nominal
consideration the portion of the lane north of Southwest Marine Drive
and west of Oak Street, south of Lot 15 (see Figure 1, Appendix B) and
the relocation or decommissioning of any utilities within these areas.
Written confirmation and agreement from all effected utility companies
is required.
Note to Applicant: An application to close the lane was made to the
City Surveyor in 2007 but it must be re-activated by the applicant.

3.

Subdivision of the site to accomplish the following:
(i)

the consolidation of Lot 14, Lot 15, Lot J, and the closed lane
(referred to in condition 2 above) to form a single parcel;

(ii)

the dedication as lane of the north 20 feet of Lot 14 (see
Figure 1, Appendix B);

(iii)

the dedication as road of a corner truncation and 2.0 m widening
along Southwest Marine Drive as generally shown in Figure 1
(Appendix B);

Note to Applicant: No permanent structures are permitted within the
dedication areas. A subdivision application will be required.
4.

Provision of an Option to Purchase in favour of the City for the future
2.0 m widening of Southwest Marine Drive east of the 2.0 m dedication
as shown in Figure 1 (Appendix B).
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Figure1.

5.

Provision of a Statutory Right-of-Way for the lane turning bulge along
the south side of the new east-west lane as shown in Figure 1.
Note to Applicant: Within the turning-bulge area a minimum clear
height of 15 feet above grade must be provided and the sub-surface
structure must meet or exceed loading requirements to CL-625 and
BC-625 (higher axle load) as per CHBDC-S6-06 (Canadian Bridge Code)
and BC Supplement. If a lane dedication from off-site Lot H Block 13 of
Block C District Lots 319, 323, and 324 Plan 20910 can be facilitated by
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the applicant the turning-bulge Statutory Right-of-Way in the lane will
not be required.
6.

7.

Execution of a Services Agreement to detail the on- and off-site works
and services necessary or incidental to the servicing of the site
(collectively called the “Services”) such that they are designed,
constructed and installed at no cost to the City and all necessary street
dedications and rights-of-way for the Services are provided. No
development permit for the site will be issued until the security for the
following services are provided.
(i)

Provision of all lane improvements necessary to deliver the
proposed new lane including, but not limited to, pavement,
drainage, removal or relocation of existing lamp standards, new
lane curb returns and a standard concrete lane crossing at
Osler Street entry to the new lane.

(ii)

Removal of the old lane entry and reconstruction of the sidewalk
and curb to match existing sidewalk and boulevard treatments
on Osler Street.

(iii)

Removal of the existing disused crossing on Osler Street and
reconstruction of the sidewalk and curb to meet current City
standards.

(iv)

Provision of new disability ramps and curb return at the Osler
Street and Southwest Marine Drive corner of the site, to meet
current City standards.

(v)

Provision of a corner-bulge on City street on the west side of
Osler at the Marine Drive and 73rd Avenue intersection.

(vi)

Provision of street trees adjacent the site where space permits.

Unless alternate arrangements to the satisfaction of the General
Manager of Engineering Services are concluded, provision of one car
share vehicle and one car share vehicle parking space in locations to the
satisfaction of the General Manager of Planning and Development
Services in consultation with the General Manager of Engineering
Services, and in addition to the minimum parking spaces required by the
Parking By-law on the following conditions:
(i)

The developer will be required to fund $25,000 for the purchase
of each required shared vehicle and fund $11,560 for operating
costs for each required shared vehicle;
Note to Applicant: These dollar amounts are subject to
inflationary increases and final amounts will be calculated prior
to occupancy.

(ii)

Management services to be provided by the professional shared
vehicle organization subject to an agreement to be entered into
with the developer on terms and conditions satisfactory to the
City;

(iii)

Enter into a legal agreement containing such terms and
conditions, including registerable charges, in form and substance
satisfactory to the Director of Legal Services, securing the
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obligations in this condition and providing that the shared
vehicle spaces in the development must be accessible to
members of the car sharing organization who do not reside in the
development; and
(iv)

The provision of, prior to issuance of any development permit,
details on arrangements that will allow members of the shared
vehicle organization access to the car share vehicle parking
spaces.
Note to Applicant: Car share vehicles are to be parked in an
accessible location outside of residential security gates and
easily accessible to car share members.

8.

Confirmation that all off-site parking arrangements will remain in force
through the construction process at the discretion of the General
Manager of Engineering Services.

9.

Release of all redundant and expired charges currently on title.
Note to Applicant: Upon completion of the subdivision and
demonstrated compliance to the Parking Bylaw, parking related
agreements are to be discharged (M88697, M88698, P77549-51 and
BE182556-58).

10.

Provision of adequate water service to meet the fire flow demands of
the project. The current application lacks the details to determine if
water main upgrading is required. Please supply project details
including projected fire flow demands as determined by the applicant’s
mechanical consultant to determine if water system upgrading is
required. Should upgrading be necessary then arrangements to the
satisfaction of the General Manager of Engineering Services and the
Director of Legal Services will be required to secure payment for the
upgrading. The developer is responsible for 100% of any water system
upgrading that may be required.

11.

Provision of all utility services to be underground from the closest
existing suitable service point. All electrical services to the site must be
primary with all electrical plant, which include but are not limited to,
junction boxes, switchgear, pad mounted transformers and kiosks are to
be located on private property. There will be no reliance on secondary
voltage from the existing overhead electrical network on the street
right-of-way. Any alterations to the existing overhead/underground
utility network to accommodate this development will require approval
by the Utilities Management Branch. The applicant may be required to
show details of how the site will be provided with all services being
underground.

Housing Agreement
12.

Make arrangements to the satisfaction of the Managing Director of
Social Development and the Director of Legal Services, to subdivide by
air space subdivision, or at the sole discretion of the Managing Director
of Social Development and the Director of Legal Services to otherwise
subdivide to create a parcel or parcels for the portion of the
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development containing at least six market rental housing units
occupying at least 296 m2 of the development floor space, and once
such portion is subdivided to execute a Housing Agreement to secure
such units as rental for the life of the building or 60 years, whichever is
longer, and to include registerable covenants in respect of such units
prohibiting stratification, separate sales and rental for a term of less
than one month at a time, and subject to such rentals being made
available as market rental housing units and subject to such other terms
and conditions as are satisfactory to the Director of Legal Service, and
the Managing Director of Social Development.
Note to Applicant: This Housing Agreement will be entered into by the
City by by-law pursuant to section 565.2 of the Vancouver Charter.
Soils
13.

Submit a site profile to the Environmental Protection Branch (EPB).

14.

As required by the Manager of Environmental Protection and the
Director of Legal Services in their discretion, do all things and/or enter
into such agreements deemed necessary to fulfill the requirements of
Section 571(B) of the Vancouver Charter.

15.

As required by the Manager of Environmental Protection and the
Director of Legal Services in their discretion, do all things and/or enter
into such agreements deemed necessary to fulfill the requirements of
Section 571(B) of the Vancouver Charter.

Note to Applicant: Where the Director of Legal Services deems appropriate, the
preceding agreements are to be drawn, not only as personal covenants of the property
owners, but also as Covenants pursuant to Section 219 of the Land Title Act.
The preceding agreements are to be registered in the appropriate Land Title Office,
with priority over such other liens, charges and encumbrances affecting the subject
sites as is considered advisable by the Director of Legal Services, and otherwise to the
satisfaction of the Director of Legal Services prior to enactment of the by-laws.
The preceding agreements shall provide security to the City including indemnities,
warranties, equitable charges, letters of credit and withholding of permits, as deemed
necessary by and in a form satisfactory to the Director of Legal Services. The timing
of all required payments, if any, shall be determined by the appropriate City official
having responsibility for each particular agreement, who may consult other City
officials and City Council.
B.

THAT Council approve in principle a Housing Agreement pursuant to section 565.2 of
the Vancouver Charter securing the six market rental housing units in the development
as rental for the life of the building or 60 years, whichever is longer, including no
separate sales and no stratification covenants and such other terms and conditions as
the Director of Legal Services may require in respect of such units, to the satisfaction
of the Director of Legal Services and Managing Director of Social Development;
FURTHER THAT the Director of Legal Services be instructed to bring forward a by-law
to authorize such Housing Agreement, and after by-law enactment, to execute and
register the Housing Agreement.
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(RZ - 1041 Southwest Marine Drive and 8866 Osler Street)
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