The Cambie Corridor
2015 Fall workshop series
W 16 AVE

November 7, 2015, 9am-noon, 1:30-4:30pm | Peretz Centre
94 Participants*
WORKSHOP OUTLINE
Introductions and presentation
Part 1: Focus areas session
Part 2: Unique sites session

HOW WILL WORKSHOP INPUT BE USED?

In combination with other initiatives (e.g., walking tours,
stakeholder meetings), the workshop feedback will inform further
technical and policy analysis by the City.
Following more detailed technical review, and in consideration of
community input, early policy ideas/directions will be drafted for
further public feedback in next steps of the planning process.

ONTARIO ST

The 2015 fall workshop series was one of several consultation
initiatives used to seek input on the Phase 3 focus areas, unique
sites/areas, and the overall Corridor.

Area 4
CAMBIE ST

CAMBIE
CORRIDOR
Phase 3

What we heard

OAK ST

Area 4

This community consultation and engagement process will provide
a foundation for the Cambie Corridor Phase 3 Plan.
*Including participants from make-up workshop
For more information:
cambiecorridor@vancouver.ca

vancouver.ca/cambiecorridor

FRASER
RIVER

N

PART 1 - FOCUS AREA 4 | FOCUS AREA FEEDBACK

Phase 3 Discussion Areas

• Some suggest increasing height and
density, beyond what is being explored,
closer to rapid transit stations. Some
suggest heights of 4 to 6 storeys (similar
to Phase 2 heights) along arterials with
bus routes and near transit hubs. Some
also suggest increased heights and
density (beyond what is being explored)
near Phase 2 areas and schools.
• Local-serving retail should be
incorporated into focus areas along Oak
St., especially at main intersections.

W 45TH AVE

W 46TH AVE

W 47TH AVE

Some suggest including properties
along W. 49th Ave. in focus areas to
frame the arterial. Some concerns
regarding the potential impact
of ground-oriented housing on
adjacent properties across lane if
only lots along W. 49th Ave. are
included.

W 48TH AVE

Add/retain local-serving
commercial at main
intersections—they should
function as mixed-use villages.
Some suggest higher densities
(e.g., 4 to 6 storeys) are suitable
at W. 49th Ave. and Oak St.

Jamieson
Elementary

CAMBIE ST

Some support for including this
area in focus areas. Some suggest
including only 3 parcels west of Ash
St.
Consider increasing heights here
to 4-5 storeys to better transition
from Phase 2 sites. Others suggest
townhouses and rowhouses
suitable.

W 50TH AVE

W 52ND AVE

Consider extending focus areas to
here to avoid mid-block transition
between Tisdall St. and Neal St.
Some suggest only certain forms
suitable.
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Tisdall
Park

W 54TH AVE
Churchill
Secondary

Sub-area 4

Some suggest increasing heights
here (e.g., to 4 storeys)
Consider including areas north of
W. 46th Ave., between the lane east
of Oak St. and Willow St. in focus
areas. Some suggest 4-6 storeys at
north end, currently in focus areas.

W 49TH AVE

Include this in focus areas
because church on opposite side
of street is also included.

Include west side of Tisdall St. in
focus areas.
Some suggest ground-oriented
forms along Heather bikeway.

Sub-area 4

Consider commercial mix along Oak
St. with compatible transitions to
adjacent single-family homes. Some
suggest exploring 3-4 storeys on
Oak St. Others have concerns about
ground-oriented housing along Oak
St. because of traffic concerns.

Sub-area 4

• Some feel focus areas boundaries should
occur at the lane or street rather than
mid-block.

Some suggest including these areas
in focus areas to create transition
from unique sites.

ASH ST

• Some suggest lower density forms
of ground-oriented housing (such as
detached homes with infill dwellings) be
explored in single-family areas adjacent
to focus areas to provide more gradual
transition.

Consider including the Fremlin culde-sac in the focus areas,

W 44TH AVE

TISDALL ST

• Support for focus areas as way to provide
transition from Phase 2 areas and increase
supply of housing for families. Some feel
transition should be more gradual. Mixed
opinions regarding expanding or reducing
the focus areas (see map).

W 43RD AVE

TISDALL ST

Phase 3 Unique Sites

FOCUS AREAS | GENERAL HIGHLIGHTS

Oakridge

NEAL ST

Focus Areas for
exploring change

Some suggest including this area so
that transition is at lane.

WILLOW ST

If not, where should adjustments be
considered, and why?

Support for increased height and
density near rapid transit stations at
W. 41st Ave. and W. 49th Ave.

W 41ST AVE

Phase 2 Apartment

HEATHER ST

•

Sub-area 4

Sub-area 4

LAUREL ST

Do we have the focus areas right?

Phase 2 Mixed-use

Sub-area 4

FREMLIN ST

•

Cambie Corridor Plan (Phase 2)

OAK ST

Part 1 of the workshop looked at the
proposed focus areas for exploring new
housing types. Participants discussed the
following questions:

Some suggest planning for this area when Jewish
Community Centre site to north redevelops (i.e.,
not through Phase 3).

Some suggest removing this section
from focus areas and consider
ground-oriented housing types here
in future. Others suggest certain
ground-oriented housing types are
suitable here.
Increase density southwest of W.
49th Ave. and Cambie up to 6
storeys.

Cambie
Park

Langara Gardens

Sub-area 4

Some suggest increased heights
here (e.g., 4 to 6 storeys) to
respond to Langara Gardens. Others
suggest removing the north side of
W. 54th Ave. from focus areas and
planning the south side of W. 54th
Ave. concurrently with Langara
Gardens.
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PART 1 - FOCUS AREA 4 | HOUSING IDEAS FEEDBACK
GROUND-ORIENTED HOUSING IDEAS DISCUSSED*

Part 1 of the workshop also looked at new
housing types for the proposed focus
areas. Participants discussed the following
question:
What do you think of the early housing
ideas?

Traditional Rowhouse

Courtyard Rowhouse

Stacked Townhouse

Triplex with small
house at lane

Duplex with small
house at lane

Single family house with
small house at lane

• General comfort with the proposed
ground-oriented housing types as an
appropriate transition to single family
areas, and as a way to provide 2-3
bedroom units.
• Positive aspects of housing types with
courtyards noted due to benefits such as
“eyes on the street”.
• Support for ground-oriented housing
options that meet needs at various stages
of life, such as for families and people
wanting to age in place.

Suggestions from participants:
•

Consider the transition of density and
form in relation to distance from stations.

•

Suggestions to use a finer-grain
approach to ground-oriented housing in
focus area: townhouses and rowhouses
along arterials and closer to Phase 2
areas, and triplexes and duplexes closer
to single-family areas.

•

Consider options that are accessible
for seniors and those with mobility
challenges.

•

Consider shadowing impacts (e.g., as
a result of building form, topography
etc.) and privacy, maintain and enhance
greenery and pathways (e.g., for open
space and play areas), break up large
developments, and limit consolidations
depending on housing type.

*For more information please see the Cambie Corridor Housing Types Ideas Book at vancouver.ca/cambiecorridor

•

•

Ensure new development retains
character and is integrated well into the
existing neighbourhood (e.g., with design
guidelines).
Avoid orphaned lots—give options
(e.g., duplex and triplexes) for
individual owners on single lots. Others
encouraging consolidation to allow for
more efficient unit layouts and more
affordable housing.

•

Allow for variety and flexibility in building
form and design.

•

Suggestions to incentivize mixing lower
and higher-priced units, and alternative
types of housing (e.g., co-housing).

Workshop Image
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PART 2 - UNIQUE SITES FEEDBACK | W 41ST AVE + CAMBIE
W 16 AVE

Northwest Corner of West 41st Avenue
and Cambie Street

WHAT WE HEARD
Part 2 of the Workshop looked at the Unique Sites within each neighbourhood. Participants were asked to provide feedback on
what is important about the sites and key considerations when thinking about the future of the sites. The following summarizes
what we heard:

USES

ONTARIO ST

SUB-AREA
4

41st +
Cambie
Corners
SUB-AREA
5

CAMBIE ST

OAK ST

SUB-AREA 3

EXISTING PROFILE
These sites are located in Sub-Areas 3-5.
The sites are located at the intersection of
Cambie Street and West 41st Avenue.
Located on the corners of Cambie Street and
West 41th Avenue, Site A and C include retail
with office space and Site B is vacant.
N

A
B

•

Important to include more commercial space (beyond
ground-oriented retail space).

•

Highest points should be right at the intersection,
then stepping down towards the back of the sites

•

Employment space (offices) needed. Consider an officeonly building.

•

•

Space for medical uses, such as doctors’ offices, is
important here and should remain.

Others would like the buildings to be set-back from
the intersection to open it up visually and create
open space.

•

The three corners and the adjacent focus areas
need to be planned comprehensively to
ensure proper transition (e.g., some felt if the
corners go higher than 12 storeys, groundoriented housing in focus areas might not be
enough for a sensitive, gradual transition).

•

Commercial space should be affordable and should be
for local-serving businesses.

•

Activate the street with ground floor retail, cafes and
restaurants.

•

Need more grocery stores and a large drug store.

•

Some want to see commercial only buildings,
others are in favour of mix of commercial with
residential.

•

Cambie Street

N

•

Activate the streetscape on the corners with
plazas, outdoor seating and weather protection.
Integrate wide setbacks and wide sidewalks.

•

Intersection needs to be designed better
for pedestrians (explore longer signals,
“scrambler” intersection, overpasses or
tunnels).
Connect the three sites underground with
the Canada Line station.

Residential uses mentioned include affordable
housing and short-term rentals for visitors.

NEIGHBOURHOOD FIT
•

This is a gateway to the area, a prominent corner and a
transit hub.

•

•

The corners cannot be considered in isolation,
need to be coordinated with Oakridge Centre
and the surrounding focus areas.

OTHER
•

Ensure that new development has adequate
parking.

BUILT FORM

•

Improve bus stops and bus shelters.

•

•

Consider conflicts in lane (commercial loading and
access versus housing units on the lane).

•

Amenities, such as community centre space, spaces
for seniors, childcare and schools are needed.

W 41st Avenue

Oakridge Centre

PLACEMAKING

Diverse opinions on the appropriate building height for
these corners:
•

Some support for higher buildings on these corners,
ranging from 12-20 storeys.

•

Some confirm existing Phase 2 policy at 12 storeys
maximum.

•

Some feel that 12 storeys is too high for the site.

C
•

Some people wish to see specific benefits for more
height, such as rental or seniors housing.
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PART 2 - UNIQUE SITES FEEDBACK | OAKRIDGE APARTMENT AREA
W 16 AVE

WHAT WE HEARD

Mansion House

Part 2 of the Workshop looked at the Unique Sites within each neighbourhood. Participants were asked to provide feedback on
what is important about the sites and key considerations when thinking about the future of the sites. The following summarizes
what we heard:

ONTARIO ST

CAMBIE ST

OAK ST

USES

Oakridge
Apartment
Area
SUB-AREA
4

•

Keep and increase rental housing in this area. Some
suggest the same percentage of renters, more than a 1:1
replacement.

•

Keep rental affordable.

•

Have both housing for families and seniors in
the area.

•

Provide a mix of rental units and condos.

•

Explore rent-to-own options.

•

Four Wings and Tiffany Gardens: consider
more density and more height next to park
and The Conservatory.

PLACEMAKING
•

Keep green spaces and retain trees, and
carefully plan interface with Tisdall Park.

•

Connect open spaces with greenways or
paths.

NEIGHBOURHOOD FIT

EXISTING PROFILE
The precinct is located in Sub-Area 4. It
contains 11 residential sites of various sizes,
including 487 market rental, 77 non-market
rental and 149 co-op housing units.

N

•

The area is very pleasant, has lots of open space, has a
“village or resort-like” character.

•

It’s a unique area, offers a lot of affordable rental
options.

•

Some don’t want to see any change in this area.

•

Others see a need for redevelopment because
of aging buildings and an opportunity because
the area is close to transit and amenities.

Located southwest of Oakridge Centre, along
Tisdall Street and West 45th Avenue.

OTHER
•

Concerns over parking: infill development could lead
to parking shortage. Others feel parking requirements
could be lower, explore sharing parking with
Oakridge Centre.

•

Concerns with displacement of existing tenants, build
temporary flex units during construction.

•

Concerns about seismic/earthquake stability of
existing buildings. Need to be able to redevelop when
buildings are in need of repair or replacement.

BUILT FORM
t
Willow Stree
Oakridge
Apartment
Area

Cambie Street

Oakridge Centre

W 45th Avenue

N
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•

Provide a variety of housing and unit types.

•

Some suggest higher buildings in order to preserve
open space; others want the buildings to be lower than
the existing trees.

Site-specific ideas were:
•

Oakridge and Willow Gardens: maybe mid-rise (3-6
storeys) along Tisdall Street, then taper down to 2-3
storeys at Willow Street.

•

Mark and Crescent: redevelop with 3-6 storey rental
buildings, taper down towards townhouses to the north.

•

Oakmont Plaza and Shannon Towers: explore 4-6 storey
infill behind (some suggest infill should be rental only).
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PART 2 - UNIQUE SITES FEEDBACK | SALVATION ARMY HOMESTEAD AND LAUREL + W 57TH
WHAT WE HEARD

Salvation Army Homestead

W 16 AVE

Part 2 of the Workshop looked at the Unique Sites within each neighbourhood. Participants were asked to provide feedback on
what is important about the sites and key considerations when thinking about the future of the sites. The following summarizes
what we heard:

ONTARIO ST

CAMBIE ST

OAK ST

USES

SUB-AREA
4
7255 Laurel Street (built 1913)

Salvation Army
W 57th + Laurel

Explore a variety of housing options for families, youth
and seniors; rental and social housing.

•

Some in favour of commercial uses, such as medical and
dental, others opposed.

•

Consider integrating community amenities, such as
community space and childcare.

•

Consider community support uses for youth, women, or
a care facility for seniors.

•

Use the heritage building as a community centre,
museum or small hotel/B&B, or for condos.

•

Consider reserving the West 57th/Laurel
Street site for future school expansion, park or
community garden space.

EXISTING PROFILE
This precinct is located in Sub-Area 4.
The Salvation Army site contains a vacant
institutional building and West 57th + Laurel
site contains 5 residential single-family
houses and a vacant lot.

N

Located north of West 57th Avenue between
Oak and Laurel Street. 7255 Laurel Street is
listed on the City’s Heritage Register.

N
W 57th
Avenue +
Laurel

Laurel Street

Salvation
Army
Oak Street

•

W 57th Avenue
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NEIGHBOURHOOD FIT
•

The Salvation Army building is tucked away, some see
opportunity to change this.

•

Many feel the heritage house on Laurel Street should be
retained.

•

Some feel that intensification here would
be okay because it would not impact many
neighbours directly.

•

Some support for infill housing to help retain
the heritage building.

PLACEMAKING
•

Preserve some of the green space and trees when
redeveloping. Others feel there is enough
green space in the area.

•

Create a pedestrian link from Churchill
Secondary to Oak Street.

OTHER
•

Move the heritage house to the corner of West 57th/
Laurel to free up the rest of the site for redevelopment.

•

Traffic safety concerns at the intersection of West 57th
Avenue and Oak Street.

BUILT FORM
•

Generally, higher densities at Oak Street, tapering down
to lower densities at Laurel Street.

•

Some support 4-5 storeys on Laurel Street, others
would like to see no more than 2-3 storey groundoriented housing.

•

Some mention that high-rises (12+storeys) would not be
appropriate.

•

Some suggest exploring heights of 3-6 storeys on the
Salvation Army site.
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FOCUS AREA 4 | IDEAS FOR FUTURE DIALOGUE
Throughout the workshops participants were encouraged to jot down
top priorities and ideas they wanted to flag to help shape future
discussion during Phase 3. The ideas, priorities, and concerns were
captured on sticky-notes under key themes.

Determine if bike lane on Cambie is really
needed vs. local street routes

Address parking needs (e.g., parking at transit
stations, on-street parking restrictions)

Amenities

Libraries

Childcare

Better transit and transportation options
Parks/green space

Affordable
Housing

Community centres
Family housing

Other

Width indicates frequency of comment

Need overall traffic plan and traffic calming
Consider types of housing and economic
accessibility (rental co-ops, fee simple
townhomes, multi-income housing)

Schools (and seismic upgrades)

Don’t turn Cambie Corridor into another
Metrotown
Plan for Langara Estates (south east corner of
49th and Cambie)
Impacts on property values adjacent to focus
areas

Increase rental housing and consider incentives
such as height/density

Vancouver needs a city-wide plan
Address volume of waste from demolitions
Reduce car dependency (and enhance walking
infrastructure)

Amenities to serve the changing population
mix

Develop a policy for renter relocation

Transportation
Seniors’ housing

Increase capacity on Canada Line and other
routes (e.g., Cambie, Oak, 49th)

Need pick-up and drop-off spots at transit
stations

Concern about too much density
Safety concerns

Install more bike racks

Ensure sustainability

Heritage
Increase car share opportunities
Support commercial vehicle transport

Greater mix of commercial businesses and
services for a vibrant local community (i.e., like
Main St.)

Support transit with public seating, coffee
shops, etc.

Identify architecturally important buildings

Include public washrooms at Canada Line
stations
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Affordable housing

Need discussion regarding density, sensitive
transitions, and proximity to transit stations
(i.e., density should respond to transit infrastructure)

Protect modern heritage (i.e., Unitarian Church
and ‘60s suburbia)

Coordinate Canada Line entrances and exits
with development

Transportation

Offer incentives to keep heritage

Amenities

Heritage

Affordable Housing

Other
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