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Reinventing the 
Streetcar Village
In Price Tags 60, you can find 

a story on the streetcar villages 
built along transit corridors in 

the early 20th century.  But is it 
possible to build their 21st

century equivalents today? The 
shopping-centre industry hopes 

so, where the flavour of  the 
month these days is the 

‘lifestyle centre.’ (Click here
for more background.) 

Two Tennessee mall 
developers – Poag & McEwen
– are generally given credit for 
pioneering the concept in 1987 

with “The Shops of Saddle 
Creek” in an affluent suburb of 
Memphis.  Here was an open-

air mall without anchors (at 
about 50,000 square feet, 

considerably smaller than the 
800,000-square-foot regional 

mall), with high-quality 
landscaping and amenities.  

Think ‘cute.’

Aimed at urban professionals in 
upscale communities, lifestyle 

centres attract luxury 
boutiques, restaurants, coffee 

houses, fitness clubs and book 
stores. As they increase in size, 

they also pull in the mini-big 
box: boutique versions of Home 

Depot and Target, along with 
trendy grocers like Whole 

Foods.    

http://www.northwestwatch.org/publications/pricetags60.pdf
http://www.icsc.org/srch/sct/sct0105/focus_canada_1.shtml
http://www.icsc.org/srch/sct/current/page52.html


Canada’s first lifestyle centre –
The Village at Park Royal – is 
appropriately attached to 
Canada’s first shopping centre.  
The north mall opened in 1950, 
and Park Royal has been 
expanding ever since.  The 
village, designed by F+A 
Architects of California and 
the Musson Cattell Mackey 
Partnership opened early this 
year - but not after consider-
able controversy.

North Mall

South Mall
Village

In 1997 Larco Investments, owner of Park Royal, announced plans for 
three big-box retailers, including Home Depot.  Since the land is leased 
from the Squamish Nation, West Vancouver Council had few options.  But 
an anti-big box group, the Coalition for a Healthy Community, signed up 
more than 15,000 people opposing the development. 

http://www.shopparkroyal.com/introduction.htm


Larco took a step a back.  After a 15-month planning process with 
community groups, residents, customers and an advisory design panel, 
the village concept plan emerged.

The Home Depot is now a boutique (by its standards), dropping from 
120,000 square feet to 70,000.  The garden centre, however, seems to 
have spilled over into the adjacent parking lot.  Most of the other 33 stores 
have footprints ranging from 5,000 to 30,000 square feet.  There is, of 
course, no housing, stretching the definition of what constitutes a ‘village.’

You can see the results for yourself on the village web cam.

As you watch the cars circulate around the shopping pods, you’ll 
appreciate how one thing hasn’t changed: Park Royal and the Village still 
remain isolated and disconnected, designed to pull in people from the 
surrounding neighbourhoods - but only by car.  Little serious thought has 
been given to other modes of transportation.

http://www.shopparkroyal.com/village_cam.htm


Here’s the obvious pedestrian connection to the village from its 
northwest corner.  What were the designers thinking?  What about
people approaching the village on foot, by bike and blade or in 
wheelchairs?  Clearly, they’re presumed not to exist.

How odd - given that West Vancouver has every incentive to reduce 
the amount of vehicle traffic that congests Marine Drive.   Such
neglect reveals the mindset of those making the decisions.  Their 
worldview is one seen through the windshield – and an actual transit 
village would be an impossibility if it didn’t already exist.



VILLAGE VILLAGE VILLAGE 
at Park Royalat Park Royalat Park Royal



The development turns it back 
to all but the Marine Drive 
parking lot.  While the 
architectural concept is meant   
to reference a northwest-coast 
fishing village (whatever that is), 
it is completely cut off from the 
water, the Squamish reserve,  
and even the playing fields of 
Ambleside.  It barely connects 
to the rest of Park Royal.



Given its upscale market, the quality of the materials and detailing of the 
village is remarkably poor.  One gets the sense that this flavour of the 
month won’t last long in the mouth.  Just as internal malls go through a 
redesign every seven years or so, this village is meant to be as
transitory.  Which may be a good thing, giving the developers the 
opportunity to learn from Port Moody.



At the far end of Burrard Inlet, just east of the Port Moody civic 
centre, you’ll find the best example of suburban densification in the 
GVRD.  Newport Village won the Livable Region Award some 
years ago as an example of good mixed-use development – and 
there aren’t many places that have done it better.  



This is a Bosa Development project, designed by John Perkins who 
did the ground-breaking architecture at CityGate (inset).  Both use 
towers set against the sky to establish identity, provide residential 
density and keep the parking underground.  Imagine a Whistler 
Village with highrises.   



This village feels like a real place.  It mixes housing, commercial and 
retail, the quality of materials is high, the design is regional without 
being kitschy, the streets are well scaled and the landscaping (by 
Sharp & Diamond) is excellent.



Here’s a good example of how it comes together. The driveway into 
the underground parking is narrower than the sidewalk. The stairs are 
an integral part of the design, not an after-thought. The brick base 
gives a sense of solidity, while the residential development is slightly 
set back with its own green space at the second level. 

There’s practical bike parking and plenty of weather protection.  Here
you can see how some locals have met in a restaurant on a Saturday 
morning after a run. Newport Village was the obvious destination.



Above all, the village connects with the surrounding            
neighbourhood. The project faces out as well as in, and the 

access points are welcoming.  The Village accommodates the car 
but is not dominated by it; the pedestrian has a sense of priority. 



There are few blank walls at Newport Village.  The one below is 
clearly temporary, awaiting the next phase of development.  
Given the long build-out, Bosa has been willing to support the 
retail component of the village by carefully choosing tenants 
who add a local flavour to the mix.  There are very few chains. 
People come from around the region to patronize the specialty 
retailers, adding to the sense that Newport Village is unique.



There are a few places where the 
quality of design fails. A regrettably 
placed Hydro box is plunked right in 
the centre of the sidewalk.  At least 
there’s a brick enclosure.

And at the point where the previously existing strip mall joins 
with a lane that feeds into the Bosa project, there are Jersey 
barriers and a lack of any real connection.  

For some reason, the owner of the strip mall feels that he’s in a 
zero-sum game, where any recognition of his neighbour would 
result in a loss for him, rather than an increase in business for 
both.  

Too bad.  Because Newport Village is just the kind of project 
that the suburbs need a lot more of – truly urban places, places 
that define a centre, provide more housing choices, offer a 
broader range of services, help make transit more viable and 
give people a place to run to on a Saturday morning where 
they’ll meet their neighbours for a good cup of coffee.  Just the 
sort of place they’d like in West Vancouver.



Michael Mortensen                       Rex Anderson Gordon Price

“Villages” was a joint project by a trio of urban 
observers.  If you have a place you’d like to explore 

and feature in Price Tags, let me know.

Getting the right shot.
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1 BDR CONDOS, PK & WTR VU

Yes, heron condos: 103 nests in 17 
trees, according to the Stanley Park 
Ecology Society (click for their Heron 
Journal).  Hey, Bob Rennie: compare 
that to 20 nests in five trees only two 
years ago, all owner built and occupied.  
Check it out, north of the Park Board 
office, before the trees leaf out.

http://www.stanleyparkecology.ca/programs/urbanWildlife/herons/journal.php


NAKED STREETS
Hans Monderman is a traffic engineer in Friesland, the most 
northerly province in the Netherlands. In small towns like 
Oosterwolde, shown above, Monderman has removed 
sidewalks, curbs, traffic lights and signs and even crosswalks 
from some streets to restore the human element as a way of 
improving safety. 

The scene in the picture above looks very tranquil, but that 
roadway carries over 5,000 cars per day.  Yet there has been 
no serious accidents since the street setting was redone in 
1999...  By removing all the “control and safety” mechanisms 
- in effect by making the street appear more dangerous and 
uncontrolled - he makes drivers, cyclists and pedestrians 
start looking at other people on the street instead. Cars slow 
down. People make eye contact before they proceed.

See also Price Tags 52 – Roads Gone Wild 

From …

http://www.northwestwatch.org/publications/pricetags52.pdf
http://www.lin.ca/Resource/HTML/walkableed/WalkableEdmonton.htm


Price Tags 62 – Lincoln Road

From DARREN WONG

Your article about Lincoln Road Mall brings back good 
memories I had of that space - and as you mentioned, 
the people watching.  Since my first visit there in the 

late 1990s, I've noticed a trend towards more and more 
chain-type stores.  That's unfortunate as it brings with it 

a certain type of sterilization and predictability.  Just 
wait, and soon there will be another Starbucks located 

kitty corner from the existing one.

From Urbanics president, PHIL BONAME

Lincoln Road brings back fond memories. We spent a fair amount 
of time assisting the Miami Beach Business Improvement District 
in trying to lift Lincoln Road out of its 1980s/early 90s morass, and 
in partnership with a US-based planning group were runners-up for 

the major study that led to its final revitalization. The “before and 
after” story is truly remarkable. 

Not to in any way take away from your excellent Lincoln Road 
portrayal, but what a contrast the photos represent in relation to its 
pre-“rebirth,” with ground-floor retail vacancies running as high as 

30% and one of the tackiest looking street environments in the 
entire Greater Miami area. It just goes to show what a community
can accomplish if the will and energies are properly galvanized.

Why does Vancouver exhibit such great difficulty in evolving 
“made-at-home” visions for its own microscapes such as Granville 

Street (from False Creek to Vancouver’s Harbour)?

RE:SPONSE

http://www.northwestwatch.org/publications/pricetags62.pdf


From BARRIE MOWATT: 

Granville Mall has never been as seedy as Lincoln Mall once 
was, nor has it risen to the quality and middle-class 

pedestrian shopping, dining and night life either! It would be 
a real high point for Vancouver if the Granville Mall were able 
to redevelop as Lincoln Mall has and provide a safe walking 
zone for taxpayers and visitors. This would mean the loss of 

some of the adult book stores and other less comfortable 
attractions to the middle-class citizenry et al. 

In response, LYVIA COHEN, Barrie’s assistant on the 
Vancouver International Sculpture Biennale:

Granville Mall may not be a posh "middle-class" shopping 
district with gourmet restaurants and expensive night-time hot 
spots.  However, it provides interesting retail shops, college 

and thirty-something bars, reasonably priced restaurants that 
attract the small population of young people who have not 

given up on Vancouver 

Why do we need an extension of Robson street into one of 
the more eclectic areas of the downtown core? Clean it up, 
sure - but don't change it so drastically that it loses all of its 

character. This city needs to realize that their youth is 
BORED and don't want to live in a city that caters to the 

middle age and retired.  If you make a city appealing to its 
youth, youth will stay and among them the best and brightest 

who right now have left Vancouver or are seriously 
considering it. That's my two cents. 

RE:SPONSE



Price Tags 62 – Alex in Mirrorland
From TILO DRIESSEN

Alex is right. His favourite buildings, tacky as they 
come, are exuberant in their suggestions of life. Our 

collective vision for the city has become too 
homogenous. Too much effort goes into constraining 
design, not enough into expanding beyond the narrow 

scope of zoning by-laws, design guidelines, and   
review processes. 

We should let loose a little, at the admitted risk and 
guilty pleasure of occasionally going over the top.

RE:SPONSE

From JARRETT WALKER

Clearly, Alex deserves an expense-paid trip to Los Angeles, 
with lodging in a 50s-era motel with plastic flamingos by the 

pool and cigarette butts lodged permanently in the pads of the 
prickly-pear.  While I admire his enthusiasm for tackiness, and 
see the value in celebrating what you have, hasn’t this Kitsch 

Revivalism already been tried as an urban aesthetic?  

(And isn’t it harder to celebrate 815 Chilco when it’s raining?  
Doesn’t it become just another collusion between gray 

buildings and gray sky?)  

Which makes me wonder:  when are you going to take a 
vacation in a place with Vancouver’s climate?  And how do 

you respond to folks who read your last few issues and think:  
“Yes, I can see how that would work in the tropics, but what 
does that mean for Van?” Where are the cold/wet examples 

of great ped spaces?  British Isles?  Japan?   
Seattle/Portland? 

http://www.northwestwatch.org/publications/pricetags62.pdf


Price Tags is an electronic newsletter by Gordon Price
All photos by Gordon Price

To subscribe or comment, click here / For archives, click here.

The passing seen: how many dead restaurants have occupied this 
doomed space on Davie Street?  Even McDonald’s couldn’t make it.

mailto:pricetags@shaw.ca
http://www.northwestwatch.org/publications/pricetags.asp

