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TO: Standing Committee on Policy and Strategic Priorities 

FROM: General Manager of Planning, Urban Design and Sustainability 

SUBJECT: Policy Enquiry Process Directions Report – Shawn Oaks and Louis Brier Home 
and Hospital Unique Sites Precinct 

Recommendations 
A. THAT Council direct staff to consider a future rezoning application for 5505-5585 

Oak Street (Shawn Oaks), as outlined in this report, through fee-recovered 
enhanced rezoning processes, for increased height and density which are 
non-compliant with what is specified in the Cambie Corridor Plan; consistent with 
the provisions of the Community Amenity Contributions Policy for Rezonings.   

 
B. THAT Council direct staff to consider a future rezoning application for 1055 West 

41st Ave and 5650 Osler Street (Louis Brier Home and Hospital), as outlined in 
this report, through fee-recovered enhanced rezoning processes, for increased 
height and density which are non-compliant with what is specified in the Cambie 
Corridor Plan; consistent with the provisions of the Community Amenity 
Contributions Policy for Rezonings.   

 
C. THAT the passage of the above resolutions will not fetter Council’s discretion in 

considering any rezoning applications or referral of any rezoning applications to 
public hearing, and does not create any legal rights for any person or obligation 
on the part of the City; any expenditures of funds or incurring of costs is at the 
risk of the person making the expenditure or incurring the costs. 

Purpose and Executive Summary 
This report seeks Council direction for staff to consider two proposals that significantly deviate in 
height and density from the Cambie Corridor Plan. As a component of the proposed rezoning 
applications, the proposals are seeking increased height and density, the proposals include new 
social housing, secured market rental housing, a renewed non-profit long-term care facility as 
well as additional public benefits. The proposals were submitted through the Policy Enquiry 
Process (PEP). Each of these proposals require further analysis on form of development 
options, uses and public benefits, prior to proceeding with a rezoning application. The enhanced 
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rezoning process provides for this analysis, through the creation of dedicated teams to work 
collaboratively with the applicant and their consultants, with the goal of arriving at a mutually 
supported preferred scheme.  

Specifically, this report seeks Council’s approval for staff: 

• to consider through an enhanced rezoning process a proposal for 5505-5585  Oak 
Street (Shawn Oaks) that would deviate from the Cambie Corridor Plan, to add new 
strata (market) housing with a minimum 20% social housing component and other public 
benefits, as set out in the baseline criteria for the Policy Enquiry Process; and, 
 

• to consider through an enhanced rezoning process a proposal for 1055 W 41st Ave and 
5650 Osler St (Louis Brier Home and Hospital) that would deviate from the Cambie 
Corridor Plan, to replace the existing non-profit long-term care facility, add new housing, 
including strata (market) housing, social housing, secured market rental housing with a 
component of below market rental housing, as well as other public benefits, as set out in 
the baseline criteria for the Policy Enquiry Process. 

 

Council Authority/Previous Decisions 
In July 2021, Council approved the Policy Enquiry Process: Approach and Criteria which 
established a review process that enables staff to consider development proposals that are not 
compliant with adopted Council policy.  
 
In May 2018, Council approved the Cambie Corridor Plan which provides a framework for 
change and growth over 30 years for the Cambie Corridor. 
 
The Community Amenity Contributions Policy for Rezonings was initially approved in 1999 and 
is updated regularly with the most recent policy update approved in January 2022. It sets out the 
City’s policies for how Community Amenity Contributions (‘CACs’) are determined, allocated and 
spent. 
 

City Manager’s Comments  
The City Manager concurs with the foregoing recommendations. 

Context and Background 

Policy Enquiry Process Approach and Criteria 
The two proposals were submitted as policy non-conforming enquiries. The Policy Enquiry 
Process (PEP) is a review process endorsed by Council in July 2021 that enables staff to 
consider innovative proposals that are not compliant with adopted Council policy. The intent is to 
advance exceptional or unique proposals that offer opportunities and benefits that further 
Council priorities and goals. Proposals are assessed against established criteria approved by 
Council. (See Appendix A for detailed review criteria and more information on the review 
process). 
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In submissions where competing policies or significant departures from policy are encountered, 
staff seek direction from Council through a Policy and Directions Report, before continuing to 
advise the applicant through the rezoning enquiry process or an enhanced rezoning process. 
This is the case for the two proposals under consideration in this report, for which separate but 
closely aligned enhanced rezoning processes are recommended.   

Enhanced Rezoning Process 
The purpose of the enhanced rezoning process is to resolve site-specific issues and 
outstanding policy gaps through collaboration between staff and the applicant team, and arrive 
at a preferred project concept to inform the rezoning application stage that follows. The process 
precedes the submission of a formal rezoning application. It can include additional public 
consultation over what is typically required in a rezoning and propose new policy for a site. The 
process should result in a common understanding between the applicant, staff and the public on 
development expectations for these complex and/or large development sites. 

The outcome is a report to Council to endorse the policy direction and preferred concepts for the 
sites. Following endorsement by Council, rezoning applications can be submitted. 

Policy Context 

Cambie Corridor Plan  
The Cambie Corridor Plan (the “Plan”) provides land use policy to guide the redevelopment in 
neighbourhoods along and near the Canada Line, in order to increase the number of people 
who live in walking distance of high-efficiency public transit.  

Both the Shawn Oaks and adjacent Louis Brier sites are identified as “Unique Sites” in the Plan 
and provide an opportunity to deliver diverse and affordable housing options and local 
amenities. The Plan gives site-specific direction to respond to the existing uses, unique 
characteristics, site size, and local context (Appendix B). Unique sites in Cambie are subject to 
an enhanced rezoning process to ensure a more robust consultation process and concept 
refinement. In the case of these two sites, staff is seeking Council direction on whether to 
consider the significant deviations from the Plan through the enhanced rezoning process.  

Vancouver Plan 
The Vancouver Plan is a long-range plan aimed at guiding growth and change over the next 30 
years. While the Vancouver Plan does not enable rezoning applications, it does provide a high-
level land use strategy. The Vancouver Plan identifies the area around the Shawn Oaks and 
Louis Brier sites as a future “Rapid Transit Area” where mid to high-rise buildings close to future 
stations would be appropriate. This aligns with TransLink’s long-term strategy, Transport 2050, 
which identifies West 41st Avenue/West 49th Avenue as a new regional priority in the Major 
Transit Network.  

Community Amenity Contributions Policy for Rezonings  
The Community Amenity Contributions Policy for Rezonings (the “Policy”) is guided by 
Provincial Guidelines and establishes how the city collects and allocates CACs. The Policy 
specifies that CACs be used for growth-related amenities and infrastructure, and not for capital 
renewal or operating costs. The Louis Brier proposal includes the renewal of a long-term care 



 

Policy Enquiry Process Directions Report – Shawn Oaks and Louis Brier Home and Hospital Unique Sites Precinct – 
RTS 15407  Page 4 

facility. Long-term care facilities are the responsibility of the Province through its health care 
providers and not an eligible CAC amenity pursuant to the City’s CAC Policy.   

Site and Neighbourhood Context  
The two sites are located on the western boundary of the Cambie Corridor Plan. For information 
on the Unique Site policies for these sites, please refer to Appendix B. 

Figure 3: 5505-5585 Oak Street (Shawn Oaks) and 1055 West 41st Avenue and 5650 Osler 
Street (Louis Brier Home and Hospital) 

 

Shawn Oaks: The site is currently developed with 72 strata units in 11 buildings built in 1969. 
The Cambie Corridor Plan envisions broader housing choices and affordability for the site and 
sets out a requirement for 20% of net residential floor space to be developed as affordable 
housing (prioritizing turnkey social housing), in combination with strata, or 100% secured market 
rental with 20% of the net residential to be below market rental. Community amenity 
expectations include a childcare facility for the precinct, with the potential need for two facilities.  

Louis Brier: The Louis Brier Home and Hospital site provides seniors care and assisted living 
housing on its site.  It is a non-profit charitable organization under contract from Vancouver 
Coastal Health for 215 bed residential care (long-term care) beds. In addition, the Weinberg 
Residence contains 60 units, 20 of which are private-pay Multi-Level-Care units and 40 of which 
are a combination of private and publicly-funded assisted living units. The Cambie Corridor Plan 
envisages that the redevelopment of the site would broaden housing choices while continuing to 
support seniors, enabling either strata housing with 20% social housing or 100% secure rental 
housing with 20% of net residential floor area to be below market rental. The Plan identifies 
amenities for the site to include one or two childcare facilities for the precinct, as well as a 
community serving facility, such as a seniors centre.  

Discussion 
The Policy Enquiries received for both sites exceed the heights, densities and number of towers 
enabled under the Plan. Staff reviewed the proposal against the Policy Enquiry Baseline criteria, 
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particularly for increased housing choices and additional amenities that would serve the 
precinct. Staff noted in the review against the detailed assessment criteria that these adjacent 
sites present an opportunity to explore additional height and density due to their size and unique 
context as identified in the Cambie Corridor Plan, as well as their future role in a Rapid Transit 
Neighbourhood, as identified in the Vancouver Plan. 

Proposal for 5505-5585 Oak Street (Shawn Oaks)  

The Policy Enquiry proposal is for a residential project with approximately 80% strata housing 
and 20% social housing and a childcare facility, at heights and densities exceeding those 
anticipated under the Cambie Corridor Plan. At 28 and 23 storeys, the scheme significantly 
exceeds the height limit for the single tower anticipated to be up to 16 storeys under the Cambie 
Corridor Plan existing policy, and adds a second strata tower which was not anticipated for this 
site.  

The proposal was reviewed against the Policy Enquiry Process criteria and it was determined 
that it met the intent of the Housing criteria by offering an 80% increase in the number of social 
housing units that can be delivered on site, with a total of 180 units of turnkey social housing 
proposed. In addition, the inclusion of 41st Ave as a Rapid Transit Route in TransLink’s 
Transport 2050 Plan elevates the importance of this site beyond what was discussed in the 
Cambie Corridor Plan and justifies the consideration of height and density beyond what the Plan 
envisioned. Staff also note that the proposal includes a childcare facility, which was already 
identified in the Plan, and staff would be seeking a larger facility than proposed. 

Proposal for 1055 West 41st Avenue and 5650 Osler Street (Louis Brier) 

The Policy Enquiry proposal is to enable the replacement of the existing Community Care Class 
B non-profit long-term care facility, new residential units, including social housing units, secured 
market rental, below-market rental, and strata-titled units, as well as at-grade commercial uses 
and a childcare or seniors facility at heights and densities significantly exceeding those 
anticipated under the Plan.  

While the Plan provides a range of heights, redevelopment of the site was expected to consist 
of low-rise buildings on the western half of the site, adjacent to the existing single detached 
houses, and lower mid-rise buildings on the eastern half, adjacent to Oak Street. The Plan 
anticipated one higher building (up to 20 storeys) on the southeast corner of the site. The Policy 
Enquiry proposal includes three towers (20, 28 and 30 storeys) on the eastern portion of the 
site. On the western portion, the proposal includes a six-storey social housing building and an 
eight-storey long-term care facility. 

This unique proposal was reviewed against the Policy Enquiry Process criteria and meets the 
criteria for Housing through the inclusion of social housing, secured market rental housing and 
below market rental units. Similar to the Shawn Oaks site, the adjacency to a future rapid transit 
route, which was identified post adoption of the Plan, supports the consideration of height and 
density beyond what was envisioned in the Plan. The proposal also includes consideration for a 
child or seniors care facility, in accordance with plan policy.  

The proposal includes the replacement of the existing 215 long-term care beds with a new 150-
bed facility. The long-term care beds would be publicly subsidized by Vancouver Coastal Health, 
where residents pay a monthly fee based on 80% of after-tax income. Unlike the existing ageing 
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facility, the new the facility would be appropriately designed to support residents with complex 
care needs, which results in a smaller number of beds. The new long-term care facility would be 
required to meet the City’s Zoning and Development By-law definition of a Class B Community 
Care facility. Staff note that these types of facilities are licenced under the Community Care and 
Assisted Living Act (British Columbia) and are considered to be institutional use, providing 
healthcare. The funding of healthcare is the responsibility of the provincial government and 
therefore redevelopment of long-term care facilities have not been exempt from growth-related 
development costs and/or CACs, and are not eligible for CAC allocation. 

Based on staff’s assessment of the two Policy Enquiry proposals, there is rationale for Council 
to consider the deviations for height and number of expected towers on each site from existing 
policy in order to advance Council’s priorities and objectives. However, given that the proposed 
departures from policy are significant, staff are seeking direction from Council before continuing 
to advise the applicant through the enhanced rezoning process. Staff would work with the 
applicants and the public on the proposed changes and would report back to Council to confirm 
policy directions before proceeding with any future rezoning applications.  

Criteria to guide the enhanced rezonings for Shawn Oaks and Louis Brier 
Should Council direct staff to consider the policy deviations through enhanced rezoning 
processes, the proposals would have to achieve specific urban design objectives and public 
benefits, as outlined in the criteria below. Staff would work with the applicants to address urban 
design requirements and achieve significant public benefits, while seeking to maintain viable 
projects. 

Cambie Corridor Plan 
The Cambie Corridor Plan will continue to guide the development of both sites. Pending 
Council’s direction, the Unique Sites policies in the Plan would be used as a general framework 
to guide the enhanced rezoning processes, reframing some of the principles and policies to 
accommodate more density on the sites. As indicated in the Unique Sites policies for both sites, 
the Rezoning Policy for Sustainable Large Developments will also provide direction for the non-
market housing delivery. For more information on the Unique Sites policies see Appendix B. 

Transportation 
Since the adoption of the Cambie Corridor Plan, further transportation planning and analysis 
has identified the need for a public road (West 40th Ave) between the two sites. Evaluation of 
rezoning proposals will need to accommodate the increased right-of-ways to improve access. In 
addition, staff have identified the northwest corner of West 41st Ave and Oak Street as a 
possible location for a future rapid transit station and are seeking a spatial volumetric for the 
potential station, which could accommodate an interim use until such time it was needed by 
TransLink. 

Financial Review  
As part of the rezoning process, there will be a financial assessment of the additional floor area, 
consistent with standard practice to determine if there is a CAC. Any CAC generated could be 
applied to deepening housing affordability on site and other eligible public amenities identified in 
City policies and the Cambie Corridor Public Benefits Strategy. Secured market rental housing 
units may be eligible for a DCL waiver, subject to the requirements of the DCL by-laws. 
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Other Site Specific Considerations 
 A comprehensive review of each site will be completed as part of the enhanced rezoning 
process to understand potential impacts and mitigation measures on but not limited to planned 
local and neighbourhood utility upgrades (sanitary, stormwater, water system), transportation 
network, green infrastructure, rainwater management, groundwater management, and/or other 
considerations. 

Financial Implications 
This work will be recovered through fees charged to the applicant. Subject to Council direction 
and as part of the rezoning process, staff will report back at the time of any rezoning referral 
report on applicable developer contributions (e.g. Development Cost Levies, Community 
Amenity Contributions, and Public Art), as well as proposals for on-site and/or off-site amenities 
for Council’s consideration. 

 
 

* * * * * * * * *  
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APPENDIX A 
Policy Enquiry Process Review Criteria and Process Overview 

The adopted Policy Enquiry Process requires a proposal to meet one or more of the PEP 
Baseline Criteria, which are: 

1. Reconciliation and Cultural Redress 
2. Housing 
3. Jobs / Economy, and 
4. Other City-Serving Amenity. 

Proposals are also evaluated against more in-depth Review Criteria which form a part of the 
enquiry submission: 

1. Housing, 
2. Jobs, 
3. Cultural, Social and Other City-Serving Amenities, 
4. Energy and Greenhouse Gases, 
5. Neighbourhoods, 
6. Ecology, and  
7. Municipal Infrastructure. 

 
The Policy Enquiry Process is designed to precede a formal rezoning application and to 
carefully consider ideas before an applicant invests considerable time and money in preparing 
and submitting a formal rezoning package. Through this process, a high-level conceptual review 
is conducted, followed by discussions with the applicant to understand the merits of the 
proposal and how it furthers City goals and meets Council criteria. Proposals are reviewed by 
an interdepartmental staff team and are assessed against the established criteria and guiding 
principles endorsed by Council. Recommendations are verified by senior staff before a 
response letter is sent to applicants, after which staff engage with the applicant to lay out a 
variety of options for next steps. While staff offer advice to applicants through the PEP, it is 
ultimately Council’s discretion to consider the merits of these proposals through a future 
rezoning application and Public Hearing. Figure 1 below illustrates the pathways and steps 
involved. 
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Figure 1: Policy Enquiry and Rezoning Enquiry
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APPENDIX B 
Cambie Corridor Unique Sites Policy 

 
The Cambie Corridor Plan Unique Sites Policies will continue to guide the redevelopment of the 
site. The following sections apply to the Shawn Oaks and Louis Brier sites. 
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