
 

 
POLICY REPORT 

DEVELOPMENT AND BUILDING 
 

 
 Report Date: March 13, 2015 
 Contact: Susan Haid 
 Contact No.: 604.871.6431 
 RTS No.: 10900 
 VanRIMS No.: 08-2000-20 
 Meeting Date: March 24, 2015 
 
TO: Vancouver City Council 

FROM: General Manager of Planning and Development Services 

SUBJECT: Issues Report - Rezoning Policy for 725 Southeast Marine Drive 

RECOMMENDATION  
 
A. THAT Council indicate that it is willing to consider an application to rezone 

725 Southeast Marine Drive from CD-1 to a new CD-1. 
 
B. THAT Council direct staff to conduct additional planning regarding 

redevelopment of the subject site as contemplated in the Sunset Community 
Vision including an enhanced public consultation process to seek input to 
inform the application. 
 

C. THAT Council confirm that staff review of the application is to be guided by 
specific planning and development principles that reflect local community 
planning objectives (draft planning and development principles are contained 
in Appendix A). 
 

D. THAT passage of the above resolutions will in no way fetter Council’s discretion 
in considering any rezoning application for the subject site and does not create 
any legal rights for the applicant or any other person, or obligation on the part 
of the City; and expenditure of funds or incurred costs are at the risk of the 
person making the expenditure or incurring the cost. 

 
REPORT SUMMARY  
 
The purpose of this report is to: 
 

• Advise Council that a rezoning enquiry for 725 Southeast Marine Drive has been made 
and to outline the policy issues and opportunities that it presents. 

• Identify the Council priorities and community planning objectives that could be 
achieved by consideration of a rezoning application for the subject site. 

• Outline a proposed planning and community engagement approach in keeping with the 
Sunset Community Vision involving: 

o an enhanced public consultation process, and 
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o establishment of specific planning and development principles to inform a 
rezoning application for the site (see Appendix A for draft principles). 

• Recommend that Council indicate it is willing to consider a rezoning application for 
comprehensive redevelopment of the site based on the proposed planning and 
consultation approach outlined in this report. 

 
 

Figure 1 – Site and surrounding zoning 

 
 
 

COUNCIL AUTHORITY/PREVIOUS DECISIONS  
 
Relevant Council policies include: 

• Sunset Community Vision (2002) 
• Housing and Homelessness Strategy – 2012-2021 (2011) 
• Green Buildings Policy for Rezoning (2009, last amended 2014) 
• High-Density Housing for Families with Children Guidelines (1992)  
• Community Amenity Contributions Through Rezonings (1999, last amended 2014). 

 
REPORT   
 
Background/Context  
 
1. Rezoning Enquiry 
 
Staff have received a rezoning enquiry from Serracan Properties on behalf of the owners of 
725 Southeast Marine Drive proposing a redevelopment of this 0.72 hectare (1.77 acre site). 
The site is currently zoned CD-1 (Comprehensive Development) District and is developed with 
a six-storey mixed-use building including a 100-room hotel and various commercial uses such 
as a private liquor store, pub and bowling alley.  
 
The site is within the Sunset Community Vision area which was adopted by Council in 2002 
and provides limited direction regarding the future use of this site. The Sunset Community 
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Vision anticipates additional planning for site-specific rezonings of existing CD-1 zoned sites. 
Council direction is sought on a proposed planning and consultation process to consider a 
rezoning application for the subject site.  
 
2. Site Development and Planning History 
 
The subject site is located at the northeast corner of Fraser Street and Marine Drive. The 
property was rezoned from RS-1 (One-family Dwelling) District and C-1 (Commercial) District 
to CD-1 (Comprehensive Development) District in 1963 to permit development of the existing 
six-storey building. When the existing development opened, the Fraser Street Bridge 
connected Vancouver to Richmond and this intersection was at a major crossroads and 
gateway into Vancouver from the south. When the Knight Street Bridge opened in 1974, the 
Fraser Street Bridge was closed and the prominence of the subject site diminished.  
 
Redevelopment of the site is being contemplated by the current owners. Under the site’s 
existing zoning, approvable uses are limited to hotel and some commercial space. The 
existing hotel use is currently under-performing and is considered to be inappropriate in this 
location given market conditions. A relatively large, south-facing and sloping site could 
present an opportunity to introduce a new mix of uses more appropriate to today’s context 
and that contributes positively to the community. 
 
3. Existing Land Use Policy 
 
The Sunset Community Vision anticipated that individual site-specific rezonings for mixed-use 
developments would only be considered once additional planning was completed. Additional 
planning studies are intended to address issues such as form of development, design, 
transportation, green space, service needs and development contributions. Community 
consultation is expected to occur throughout the process. 
 
Strategic Analysis  

 
1. Site Attributes 

 
The subject site is located at the intersection of two arterial streets. Neighbouring sites along 
Fraser Street are zoned CD-1 (Comprehensive Development) District and C-1 (Commercial) 
District and are developed with a mix of older low-rise commercial and mixed-use buildings. 
The commercial area is relatively isolated with the closest shopping areas located at Main 
Street and Marine Drive and at Fraser Street and 57th Avenue.  
 
The Super 8 Motel currently operates on the site. Based on information provided by the 
enquirer, the existing hotel and commercial units are aging, in disrepair, and operating with 
limited occupancy (see Figure 2). As well, existing commercial buildings surrounding the site 
are in decline and in need of renewal. 
 
South of the subject site, across Marine Drive and stretching along the Fraser River from 
Angus Drive to Argyle Street is the existing South Vancouver Industrial Area. To the north, are 
detached houses zoned RT-2 (Two-family Dwelling) District and RS-1 (One-family Dwelling) 
District. In the surrounding area are George and Moberly Parks as well as Walter Moberly and 
Trudeau Primary Schools. The site has excellent bus service with direct access to two bus 
routes: #8 Fraser/Downtown and the #100 22nd Street Station/Marpole Loop which connects 
the Expo and Canada Lines.  
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Figure 2 – Existing site 

 
 
 

2. Land Use, Urban Design and Site Planning Considerations 
 

The commercial area at Marine Drive and Fraser Street has the potential to provide residents 
in the surrounding area with shops, services and amenities within walking distance. The 
closest existing commercial area is located at Main Street and Marine Drive. Comprehensive 
redevelopment of the subject site presents the opportunity for revitalizing and strengthening 
this local shopping area. 
 
Based on preliminary consultation with and feedback from the neighbourhood, Serracan 
Properties proposes a new mixed-use development with local-serving commercial, community 
uses, public open space and residential uses. The enquirer provided various options for 
redevelopment of the site ranging in height from 15- to 26-storeys.  
 
The subject site has convenient access to transit and local amenities and can be considered a 
good candidate for intensification with mixed-use development. As the Sunset Community 
Vision provides limited policy guidance for this commercial area, draft planning and 
development principles are proposed in Appendix A as a starting point for considering 
redevelopment of the site. The principles include: 
 

• Consider appropriate transitions to the surrounding neighbourhood. 
• Provide local-serving commercial services and amenities with consideration for a 

neighbourhood food store. 
• Maximize connectivity for pedestrians and cyclists to the site. 
• Consider views to the Fraser River. 
• Introduce more diverse housing opportunities in the neighbourhood, including the 

potential for units that would be more affordable than existing detached housing. 
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3. Public Benefit Considerations 
 

A preliminary review of the area surrounding the subject site has identified potential public 
benefits that could be considered as part of a redevelopment scenario for the subject site: 
 

• Childcare 
• Community facilities 
• Affordable housing 
• Public open space 
• Active transportation improvements.  

 
This is a preliminary list based on staff review with some community and stakeholder input. 
Other potential public benefits and infrastructure needs could also be raised and discussed 
through the rezoning process. 
 
4. Proposed Planning and Consultation Process 

 
Staff have prepared draft planning and development principles (Appendix A) which reflect 
local community planning objectives relating to this site. These draft principles were 
developed based on staff analysis of key issues such as lack of commercial vibrancy, 
community amenities, housing diversity, and pedestrian and cycling facilities. Public 
consultation on these principles would occur as part of the proposed planning and 
consultation process. It is intended that the principles would serve as a policy framework to 
guide and evaluate a rezoning application.  
 
The Sunset Community Vision as well as long-standing City practice would anticipate 
considerable public engagement throughout a rezoning application process. Staff recommend 
that the process be iterative through the application review allowing for public feedback to 
shape the proposal. In addition, as with all rezoning applications, a formal public hearing 
would be required.  
 
Serracan has retained a public engagement consultant who has assisted with the consultation 
with the surrounding community to date. They have conducted two public open houses and a 
variety of other outreach events including meetings with local community groups and 
knocking on doors of adjacent residential properties. Serracan has submitted a public 
consultation report, attached as Appendix B that demonstrates a general level of community 
support for the potential redevelopment of the site.  
 
Staff recommend an enhanced public process that includes: 
 

• Meetings with local stakeholder groups including (but not limited to) the Sunset 
Community Vision Implementation group and the South Vancouver Neighbourhood 
House. 

• “Kitchen table” type meetings with local residents. 
• Staff-hosted open houses or workshops for the public to review and comment on the 

draft planning and development principles and on development proposals and options. 
• In-person and on-line feedback forms.  

 
This planning and consultation process would be led by City staff with involvement from the 
proponent. The process would be conducted concurrent with the staff review of a rezoning 
application.  
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5. Community Amenity Contribution (CAC) – Through Rezonings Policy 
 

Within the context of the City’s Financing Growth Policy, an offer of a Community Amenity 
Contribution to address the impacts of rezoning is generally anticipated from the owners of 
rezoning sites. CAC offers typically include either the provision of on-site amenities or a cash 
contribution toward public benefits and they take into consideration community needs, area 
deficiencies and the impact of the proposed development on City services. The subject site is 
within the City-wide CAC policy area and the applicable CAC approach would result in the 
application of a fixed target CAC of $32.29 per m² ($3.00 per sq. ft.).  
 
The framework for the fixed target CAC for ‘standard’ rezonings has been in place since 1999. 
The ‘standard’ rezoning approach, utilizing a $3.00 per sq. ft. target CAC, was intended to 
apply to smaller projects outside the downtown. This approach has been applied infrequently 
(approximately once every two years on market-based developments), and mainly on smaller 
site redevelopments. Since October 1, 2013, staff have been advising new rezoning enquirers 
and applicants (including Serracan Properties) that a change to this policy is under 
consideration. 
 
For the subject site, if a rezoning application is considered, staff anticipate applying a site-
specific negotiated CAC approach, rather than the use of a $3.00 per sq. ft. target CAC. The 
main reasons for applying such a negotiated approach are:  
 

• The strategic location of the site at the intersection of two major arterial streets, with 
excellent transit service and proximity to a residential community underserved by 
local shopping and amenities. 

• The large size of the site (approximately 1.8 acres) and the potential for significant 
change in the form of development and density on this site. 

• The opportunity to secure appropriate community amenities to address impacts and 
community needs. 

 
Implications/Related Issues/Risk (if applicable)  
 
Financial  
 
Subject to Council direction, staff will report back as part of any rezoning report on 
applicable developer contributions (e.g. DCLs, CACs, and Public Art), as well as proposals for 
onsite and/or offsite amenities and an appropriate funding strategy. 

 
CONCLUSION  
 
This report recommends that Council confirm that it is willing to consider a rezoning 
application for 725 Southeast Marine Drive. The report directs staff to conduct an enhanced 
planning process to explore the potential redevelopment of the subject site. The proposed 
public consultation process would inform a proposal to provide improved commercial services, 
public amenities and increased housing options to serve the local neighbourhood. Subject to 
Council approval of these recommendations, staff will work with local community members, 
stakeholders and the proponent to undertake planning and consultation to inform a rezoning 
proposal. 
 

* * * * * 
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725 Southeast Marine Drive 
PRELIMINARY PLANNING AND DEVELOPMENT PRINCIPLES 

 
Intent 
 
These principles are intended to provide guidance to the applicant, community and staff in the 
development and review of a site-specific rezoning on this strategically located 1.77 acre site at 
Southeast Marine Drive and Fraser Street.  
 
Site Development Guiding Principles 
 
Land Use 

1. Enhance and revitalize this important local shopping area. 
2. Provide a variety of commercial services and amenities to serve the local 

community. Commercial space should be designed to maximize long-term 
viability. Consideration should be given to providing a local grocery store and a 
community gathering space. 

3. Support an intensity of development appropriate to this transit-oriented 
location. 

 
Housing  

4. Provide a variety of housing types and unit sizes to accommodate a range of 
income levels and household types.  

 
Urban Design  

5. Fully consider and test various development options, with a high level of design 
creativity that effectively addresses all guiding principles.  

6. Vary building forms and heights for visual interest, housing choice, scale 
transitions, and provide opportunity for green space at various levels. 

7. Create transitions in built form that respect the scale of the surrounding 
community. 

8. Address visual impacts of the proposed development on adjacent residential 
neighbours through creative design.  

9. Organize building massing to: 
• Provide an appropriate design response to the adjacent major arterial 

streets and to the local neighbourhood; 
• Mark the corner as an important neighbourhood commercial area; 
• Minimize view impacts from the surrounding neighbourhood to the Fraser 

River; 
• Minimize shadowing on adjacent residential properties; 
• Maximize permeability through and to the site from the local 

neighbourhood; and 
• Maximize light penetration and views for the site and surrounding 

neighbourhood. 
10. Integrate public open space and landscaping into the site and adjacent public 

realm to provide enhanced public access to green space. 
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Sustainability 

11. The overall design must pursue best practices in sustainable design. The 
development would strive to incorporate the following: 
• Achievement of LEED Gold Certification;  
• Passive solar design; 
• Sustainable food systems; 
• Incorporation of water efficient strategies including limiting potable water 

use for landscaping; and 
• Use of Transportation Demand Measures (TDM) to increase the mode share 

of pedestrian, bicycle, and public transit systems.   
 
Access & Movement 

12. Take advantage of two existing bus lines serving this site and consider future 
transit enhancements to effectively integrate transit with redevelopment of 
the site. 

13. Integrate and connect with the surrounding community by increasing 
permeability and clearly inviting public pedestrian access into the site. 

14. Consider the site as part of a larger cycling and walkway system connecting to 
local parks and amenities. 

15. Orient vehicular access to minimize impacts on the surrounding neighbourhood. 
16. Assess transportation, traffic and parking implications associated with the 

proposal and integrate effective measures to manage and minimize impacts. 
 

Community Amenities 
17. Due to the unique circumstances of the site, determine appropriate community 

amenity contributions through a site-specific negotiated approach. 
18. Provide needed community amenities for the local neighbourhood and 

integrate these with the redevelopment of this site.  
 
 

* * * * * 
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