
City of 
Richmond 

To: General Purpose Committee 

From: Barry Konkin 
Director, Policy Planning 

Report to Committee 

Date: October 5, 2020 

File: 08-4045-20-20/2020-Vol01 

Re: City Centre Area Plan Amendment - Development Permit Guidelines for the 
Spires Road Area 

Staff Recommendation 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 10190, to amend the 
Development Permit Special Precinct Key Map to include the Spires Road area as a Special 
Precinct, and adding a new set of Special Precinct Development Permit Guidelines for this 
area to the City Centre Area Plan in Schedule 2.10, be introduced and given first reading; 

2. That Bylaw 10190, having been considered in conjunction with: 

• the City's Financial Plan and Capital Program; 

• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 
Plans; 

is hereby found to be consistent with said program and plans, in accordance with 
Section 477(3)(a) of the Local Government Act; 

3. That Bylaw 10190, having been considered in accordance with OCP Bylaw Preparation 
Consultation Policy 5043, is hereby found not to require further consultation; and 

4. That the proposed amendments to the Specific Land Use Plan: Brighouse Village (2031) to 
update the road network, park designation and pedestrian linkages as provided in the report 
dated October 5, 2020, from the Director of Policy Planning be endorsed to proceed to public 
consultation. 
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Staff Report 

Origin 

The Spires Road neighbourhood (Attachment 1) is identified in the City Centre Area Plan 
(CCAP) as an area intended to transition from a predominately single-family neighbourhood to a 
neighbourhood of urban-style townhouses with dedicated parking structures. 

At the Public Hearing held on September 3, 2019, after the review of a proposed townhouse 
development and a discussion on design continuity for new developments in the neighbourhood, 
Council passed the following referral motion: 

"That staff be directed to develop design guidelines for the Spires Road area as it 
develops, and consult with the Advisory Design Panel as required. " 

This repo1i responds to this referral as follows: 

1. Introducing new Special Precinct Development Permit Guidelines in the City Centre 
Area Plan specific to the Spires Road neighbourhood. 

• Official Community Plan (OCP) Amendment Bylaw 10190 is provided for 
Council's consideration. 

• This Bylaw would introduce the proposed Spires Road Development Pennit 
Guidelines as an amendment to the CCAP. 

• The goal of these guidelines is to ensure overall continuity in neighbourhood 
design and character within the Spires Road area. 

• Should Council grant first reading to the proposed OCP Amendment Bylaw, the 
bylaw will be forwarded to a Public Hearing, where the public will have an 
opportunity to comment. 

2. Recommending additional measures for Council's consideration to achieve design 
continuity in neighbourhood character. 
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• The report identifies a number of issues that have delayed development of the 
Spires Road area and recommends an updated road network and pedestrian 
linkages (park space) for the area to suppo1i new developments in accordance 
with the land use and density designated for the neighbourhood under the current 
CCAP. The proposed road network concept would better facilitate land 
assemblies over the road network envisioned in the CCAP. 

• The report also highlights proposed changes to park designations within the 
Spires Road area recommended by Parks Services based on the city's minimum 
park quantity standards under the Parks and Open Space Strategy and in support 
of the proposed amended road network. Details of these proposed changes will be 
presented in a separate report from Parks Services. 

• Following Council endorsement of the changes to park areas, pedestrian linkages, 
and road network, staff would consult with the public on the proposed changes. 
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• Based on public consultation feedback, staff would draft an OCP amendment 
bylaw to amend to the Specific Land Use Plan: Brighouse Village (2031) in the 
CCAP for Council's consideration at a later date. 

This report supp01is Council's Strategic Plan 2018-2022 Strategy #2 A Sustainable and 
Environmentally Conscious City: 

Environmentally conscious decision-making that demonstrates leadership in 
implementing innovative, sustainable practices and supports the City's unique 
biodiversity and island ecology. 

2. 4 Increase opportunities that encourage daily access to nature and open spaces and 
that allow the community to make more sustainable choices. 

This report supp01is Council's Strategic Plan 2018-2022 Strategy #3 One Community Together: 

Vibrant and diverse arts and cultural activities and opportunities for community 
engagement and connection. 

3.1 Foster community resiliency, neighbourhood identity, sense of belonging, and 
intercultural harmony. 

This report supp01is Council's Strategic Plan 2018-2022 Strategy #4 An Active and Thriving 
Richmond: 

An active and thriving community characterized by diverse social and wellness 
programs, services and spaces that foster health and well-being for all. 

4. 3 Encourage wellness and connection to nature through a network of open spaces. 

This report supports Council's Strategic Plan 2018-2022 Strategy #6 Strategic and Well-Planned 
Growth: 

Leadership in effective and sustainable growth that supports Richmond's physical and 
social needs. 

6.1 Ensure an effective OCP and ensure development aligns with it. 

6. 3 Build on transportation and active mobility networks. 

This report supports Council's Strategic Plan 2018-2022 Strategy #8 An Engaged and Infonned 
Community: 
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Ensure that the citizenry of Richmond is well-informed and engaged about City business 
and decision-making. 

8.2 Ensure citizens are well-informed with timely, accurate and easily accessible 
communication using a variety of methods and tools. 
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Background 

The Spires Road area is located in the nmiheast portion of Brighouse Village in City Centre 
(Attachment 2) and is designated "General Urban T4". The neighbourhood's context within City 
Centre, including surrounding land use designations, are shown on Attachment 3. 

The Spires Road area is designated for grade-oriented housing in the form of "High-Density 
Townhouses" at a maximum density of 1.2 floor are ratio (FAR) under the Sub-Area Guidelines 
(Sub-Area B.1) of the CCAP. Differentiated from the conventional townhouses within 
individual garages, "High-Density Townhouses" feature a common parking structure concealed 
from public view by non-parking use (e.g. townhouse units and indoor amenity spaces) and a 
common courtyard amenity area provided on the podium level on top of the parking structure. 

Part 1 - Design Guidelines for the Spires Road Area 

In response to the September 3, 2019 Council referral, staff are proposing Special Precinct 
Development Permit Guidelines for the Spires Road area. These guidelines would be 
incorporated in the CCAP, and would supplement the current Development Permit Guidelines in 
the OCP and CCAP. 

Current Development Permit Guidelines 

Currently a number of design guidelines in the OCP and CCAP apply to the Spires Road area. 
These guidelines, include: 

• General Guidelines under Section 14 of Schedule 1 of the OCP Bylaw 9000 

• General Guidelines under Section 3 .1 of the CCAP (Schedule 2.10 of OCP Bylaw No. 
7100); 

• Multiple Family Guidelines under Section 14 of Schedule 1 of the OCP Bylaw 9000; 

• Townhouse Guidelines under Section 14 of Schedule 1 of the OCP Bylaw 9000; and 

• Sub-Area Guidelines under Section 3.2.5 (Sub-Area Bl) of the CCAP (Schedule 2.10 of 
OCP Bylaw No. 7100). 

These guidelines are intended to address: 

• vehicle access, circulation and parking; 

• accessibility, green buildings and sustainable infrastructure; 

• Crime Prevention Through Enviromnental Design (CPTED); 

• site planning; 

• building fonn and architectural treatments; and 

• landscaping and open space design. 
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Proposed Special Precinct Development Permit Guidelines 

To address Council's referral, staff recommend that Council endorse Special Precinct 
Development Pe1mit Guidelines specifically for the Spires Road area. These proposed design 
guidelines are intended to create a consistent neighbourhood character and will supplement the 
existing design guidelines in the OCP and CCAP noted above. 

The proposed guidelines can be summarized into four categories: 

1. Pedestrian Movement - to introduce a highly pedestrian-friendly neighbourhood; 

2. Streetscape - to establish an appealing and intimate streetscape; 

3. Built Form - to encourage an urban townhouse character that incorporates traditional 
design references; and 

4. Private Open Space - to supp01i a range of private open space options. 

These are elaborated on below. 

1. Pedestrian Movement 

A number of conceptual pedestrian linkages ( or "Green Links") are indicated on the "Special 
Land Use Map: Brighouse Village (2031)" in the CCAP as adopted by Council (Attachment 2). 
These were identified to provide connections to the future green spaces at the centre of the Spires 
Road area. These pedestrian linkages were identified as "place holders" to indicate that the 
ultimate configuration and location of the linkages would be determined when the area 
redevelops. 

As endorsed by Council, the width of the "Green Links" ranges from 6 m (20 ft.) to 20 m (66 ft.) 
wide, and may include features such as broad sidewalks with special paving at nodes and 
intersections, rest areas with street furniture, street trees and multilayered planting, pedestrian 
scale street lighting, wayfinding signs and community art potential. These pedestrian linkages 
were identified by Parks Services through public consultation on the overall CCAP. 

The Special Precinct Development Permit Guidelines have been developed to enhance 
circulation and create a more walkable neighbourhood within the Spires Road area. A fine
grained, intimate-scaled pedestrian network is proposed to create publicly accessible walkways 
along property lines of new townhouse developments in the area. This would also create 
additional ground oriented units with direct access from fronting streets and walkways. These 
walkways also provide connection to the future green space at the centre of the Spires Road area. 

This pedestrian network may be created through sidewalks along road frontages, pedestrian 
mews on private prope1iies along internal property lines, and sidewalks on private properties 
abutting existing and future back lanes. Walkways on private prope1iies will be secured for 
public pedestrian access via statutory rights-of-way (SRWs) through rezoning applications as a 
condition of Council approval. Provisions of similar pedestrian mews and sidewalks along 
future back lanes have been secured through the first two townhouse projects in the Spires Road 
area. 
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2. Streetscape 

To reinforce a stronger "urban" character and enhance the pedestrian experience in this "High
Density Townhouse" area, landscape considerations are included in the proposed Special 
Precinct Development Permit Guidelines to ensure a well defined street edge and an appropriate 
street interface: 

• individual unit front yard character with entry gates is encouraged to distinguish public 
and semi-public spaces from private spaces and to reinforce a friendly and pedestrian 
oriented streetscape; 

• maximum grade difference between public sidewalk/walkway and private open 
spaces/patio is limited to 0.9 m (3 ft.) to ensure an appropriate street interface; and 

• planters or retaining walls at a maximum height of 0.6 m (2 ft.) may be provided along 
the perimeter of a development to help define private space fronting the public realm. 

3. Built Form 

"High-Density Townhouses" with parking structures are the primaiy land use envisioned for the 
Spires Road area. This built form is characterized by low-rise, street-wall buildings with 
consistent heights and setbacks; parking should be located within the building and concealed 
from public view by non-parking uses (e.g., townhouse units, indoor amenity spaces). 

At the September 3, 2019 Public Hearing for a townhouse development proposal in the Spires 
Road area at 8671-8731 Spires Road (RZ 17-790301 ), Council provided comments on the 
perceived lack of continuity in design for new developments in the area. Council requested that 
staff develop guidelines to address this issue. 

In response, the Special Precinct Development Permit Guidelines proposed in this report will 
provide direction for achieving a more traditional design character for the Spires Road area, 
while allowing a measure of design variety for visual interest. Highlights include: 

• traditional character smaller scale window design with trim, and preferably aligned 
ve1iically and horizontally; 

• traditional character cladding and combination of materials achieving visual interest 
(specifically avoiding contemporary expression metal roofing, metal wall panels and 
glass guard rails); 

• traditional heritage colours and colour combinations, which may include use of accent 
colours; and 

• pitched rooffonns with overhangs (e.g., avoiding flat roofs), which may include pitched 
or sloped secondary roof elements. 

Through the new guidelines, contempora1y building expression and flat roofs will be 
discouraged in this area. 
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4. Private Outdoor Space 

Private outdoor space in "High-Density Townhouse" developments is usually provided on the 
ground level within the building setbacks from fronting roads and pedestrian mews or walkways, 
on the podium/courtyard level, and/or on roof decks. The current minimum private outdoor 
space requirements for townhouse developments in the Spires Road area is 37 m2 (398 ft2

). 

Staff have examined the private open space requirements in the Spires Road area and note that it 
will be challenging to achieve this requirement as there are multiple design objectives competing 
for minimal space: 

• a smaller front setback to enhance the unit's connection to the street and walkways would 
reduce front yard space; 

• the pitched roof design identified as a key design element of the Spires Road area reduces 
the space available on the roof for deck-amenity space; and 

• the requirement for strnctured parking and the requirement to screen parking areas creates 
further challenges to provide outdoor space at-grade. 

To address these issues, the proposed Special Precinct Development Permit Guidelines ensure 
usable yard spaces between the units and the fronting public/semi-private spaces (i.e., street, 
pedestrian mews, common courtyard, etc.) by requiring minimum building setbacks to fronting 
streets and pedestrian mews (i.e., 3.0 m) as well as minimum building separation across the 
podium courtyard (i.e., 8.0 m). 

The proposed design guidelines also reduce the minimum area of private outdoor space to 30 m2 

(323 ft2) per unit, and the area may be further reduced to 25 m2 (269 ft2
) if it is necessary to 

achieve the wider range of design objectives in the Special Precinct. There is merit to allow a 
slightly smaller private outdoor space in the "High-Density Townhouse" developments in the 
Spires Road area: 

• the reduced private outdoor space requirement of 30 m2 (323 ft2) per unit is consistent 
with the private outdoor space requirement for townhouse developments located outside 
of the City Centre; 

• private outdoor spaces that are 25 m2 (269 ft2
) to 30 m2 (323 ft2) in size could typically 

accommodate a small lawn area with landscaping and a patio area at grade or on the 
podium, and/or a roof top deck concealed within the pitched roof, allowing occupants of 
the house and guests to sit outside and enjoy a meal; 

• play areas in multiple family developments are typically facilitated in the communal 
outdoor amenity spaces instead of private outdoor spaces. For townhouse developments 
in the city centre, extra outdoor amenity spaces equal to 10% of the net development site 
area is required in addition to the standard 6 m2 

( 65 ft2) of outdoor amenity space per 
unit; 

• new walkways and pedestrian mews as required in the proposed design guidelines will 
not only enhance the connectivity within the neighbourhood but also provide additional 
open spaces in the area; and 
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• the Spires Road area is in close proximity to major parks in the City Centre; within 400 m 
radius of the neighbourhood, there is an excellent an-ay of public open space, providing a 
range of recreation opportunities for residents. 

Together with the proposed guidelines for the design of both private and public outdoor spaces in 
the Spires Road area, staff feel that opportunities for outdoor activities and enjoyment of outdoor 
space would not be compromised for the residents in the Spires Road area due to the slightly 
reduced private outdoor space requirement. 

Advisory Design Panel Comments 

Council directed staff to consult with the Advisory Design Panel on the proposed design 
guidelines. The draft Special Precinct Development Pe1mit Guidelines was forwarded to the 
ADP on April 22, 2020, and the ADP supp01ied the draft guidelines. The Panel's feedback 
focused on accessible housing, the size and form of townhouse clusters, architectural f01m and 
character repetition, tree preservation, open space design, and public art. 

The majority of the feedback provided by the ADP has been addressed by the current general 
development pennit guidelines in the OCP and CCAP. The proposed Special Precinct 
Development Pennit Guidelines include fmiher requirements to reinforce pedestrian-friendly 
open space design based on the comments received from the ADP. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from Wednesday April 22, 2020 is attached for 
reference (Attachment 4); response from staff has been included immediately following the 
specific Design Panel comments and is identified in 'bold italics'. 

Summary 

The proposed Special Precinct Development Permit Guidelines have been developed with input 
from the ADP, and are intended to reinforce the urban character of the Spires Road area, as 
outlined in the CCAP by: 

• improving pedestrian movement throughout the neighbourhood; 

• establishing an appealing and intimate streetscape; 

• encouraging an urban townhouse character that incorporates traditional design references; 
and 

• outlining a strategy to support a range of private open space options as the area develops. 
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Part 2 - Proposed Amendments to the Specific Land Use Plan: Brighouse Village (2031) 

Staff have identified a number of additional measures for Council's consideration, to encourage 
development in the Spires Road area. In order to support the urban design character proposed in 
the Special Precinct Development Guidelines, staff are proposing several updates to the Specific 
Land Use Plan: Brighouse Village (2031), including updates to the road network, pedestrian 
linkages, and specific park designations within the Spires Road area. 

Current CCAP Road Network 

The current CCAP includes a road circulation network that creates larger and deeper 
development blocks in the Spires Road area, to accommodate townhouse developments. This 
was intended to be achieved through lot consolidations and road closures in the central and 
eastern pmiions of the Spires Road area at the time of development (see Attachment 5 for further 
detail). 

Since the adoption of the CCAP in 2009, there have been challenges with the consolidation of 
lots into large development parcels in the central and eastern pmiions of the Spires Road area. 
These challenges are elaborated on below and can be directly attributed to the road closures 
required to achieve the road network proposed in the CCAP. 

Challenges with the current CCAP road network include: 

• Larger scale property assemblies are difficult due to the number of landowners in the area 
(all of which may have different redevelopment aspirations). 

• It has been difficult to assemble development sites that front both sides of the same 
section of an existing road. The road would also need to be closed to be included in 
parcel consolidation. 

• Public road access to all prope1iies that are not being consolidated must be maintained, 
which impacts the order of property development. 

• In accordance to City's fire truck access standards, a dead-end portion of a road cannot 
exceed 90 m (295 ft.), which impacts the sequencing ofroad closures and 
redevelopments in the area'. 

In order to address these challenges, staff are proposing a number of changes to the CCAP road 
network to support the implementation of the Special Precinct Development Pennit Guidelines, 
reduce the need for road closures, and improve pedestrian mobility in the area. These changes 
are intended to increase development opportunities in the area by providing housing choices, as 
well as increase the opportunities for contributions in affordable housing and public art. 
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Proposed CCAP Amendments 

Staff propose that the road network envisioned for the Spires Road area in the CCAP be updated 
to facilitate smaller scale site assemblies that would meet the minimum development site size 
(2,000 m2 or 21,528 ft2

) proposed in the Special Precinct Development Permit Guidelines; and to 
facilitate site assemblies that would not be required to follow a specific development sequence 
(including road closures). The pedestrian linkages shown on the current Specific Land Use Plan: 
Brighouse Village (2031) will also be updated in support of the proposed changes to the road 
network. 

Updates to the Road Network 

To address the challenges noted above, staff are proposing that the current CCAP conceptual 
road network be updated to remove a number of planned road closures. The proposed road 
network concept is provided as Attachment 6. This new road network concept is proposed for 
the following reasons: 

• The updates to the road network concept will allow for smaller-scale redevelopment 
projects with site assemblies of existing single family lots on the same block to facilitate 
the development of the neighbourhood character envisioned by the CCAP and 
implementation of the proposed Special Precinct Development Permit Guidelines. 

• The character of developments, in terms of massing and scale, would be more consistent 
as the depth of the development blocks would be similar throughout the Spires Road area. 

• Recent development proposals within the Spires Road area (where no road closures are 
required) have proven that the existing lot configuration is adequate for the type of 
housing (i.e., "High Density Townhouses") envisioned. 

• Staff note that Council recently approved a new 16.0 m wide road cross section in the 
Spires Road area. The proposed road concept takes this cross section into account. The 
reduced road area results in deeper and larger sites for developments. 

Minor revisions to the configuration of the area currently designated in the CCAP for future park 
use on the east-west p01iion of the Cook Crescent are also required to achieve the proposed road 
network concept. 

As with other planning areas in the CCAP, where road dedications are required (such as for Saba 
Road), these dedications will be secured through development applications; the areas provided 
for road dedications would be included in the gross density calculation for a site. 

Pedestrian Linkages 

In tandem with the proposed changes to the road network, staff recommend that the network of 
conceptual pedestrian linkages shown on the Specific Land Use Plan: Brighouse Village (2031) 
be amended. The pedestrian concept will maintain one main east-west pedestrian corridor and 
one north-south pedestrian con-idor through the Spires Road area (see Attachment 7). The Parks 
Services Department has reviewed the range of CCAP amendments proposed, and has endorsed 
the proposed changes. Parks Services supports the changes as the pedestrian linkages will 
provide open space within the neighbourhood and improve pedestrian connections to nearby 
major parks. 
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The east-west c01Tidor will run through the future parks on the Spires Gate and Cook Crescent 
road right of way as well as the pedestrian linkages between Spires Road and Garden City Road. 
The north-south corridor will run through Cook Gate and future pedestrian mews/green links 
between Spires Road and Westminster Highway. It is noted that the pedestrian linkages will 
continue to be conceptually indicated on the land use map. The exact aligmnent and form of 
these pedestrian connections will be defined through future Council-approved development 
applications. The pedestrian linkages indicated on the land use map will provide the spine of the 
pedestrian circulation network for the Spires Road area and the network will be fu1iher enhanced 
by pedestrian mews as required in the proposed design guidelines, and new sidewalks along 
public roads and vehicular lanes within the neighbourhood. 

Amending Park Designation 

Parks Services is proposing to amend the land use designation of 6280 and 6300 Cooney Road as 
well as 8011 and 8031 Spires Road from "Park" to "General Urban T4" in the CCAP. This 
proposal is based on the park quantity standards under the Parks and Open Space Strategy. Parks 
Services staff advised that the total parks and open space area within 400 m of the Spires Road 
Area significantly exceeds the minimum park quantity standards for the City Centre under the 
Parks and Open Space Strategy. 

Details of the proposal will be brought forward to Council as a separate report titled "Park Land 
Use Designation Changes in the Spires Road Neighbourhood", dated October 5, 2020, from the 
Director of Parks Services. If Council supports the change to Park designation as proposed, 
these properties will be re-designated in the Sub-Area B 1 of the CCAP for "High-Density 
Townhouse." 

Specific Land Use Plan: Brighouse Village (2031) 

Based on the proposed changes to the land use map described above, a number of amendments 
are proposed to the Specific Land Use Plan: Brighouse Village (2031). The proposed 
amendments are summarized below and included as Attachment 8: 

• Road Network 

o keeping Spires Road open; 

o keeping both eastern and western section of Cook Crescent open, each with a cul-de
sac at the north end; 

o removing the extension of Cook Crescent to Spires Road; and 

o capturing the new 16 m wide road cross section for Spires Road and Cook Crescent in 
the CCAP. 

• Pedestrian Linkages 

o updating the pedestrian linkages to ensure an east-west and a north-south pedestrian 
cotTidor through the neighbourhood. 

• Land Use: 
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o re-designating the land use of 6280 and 6300 Cooney Road and 8011 and 8031 Spires 
Road from "Park" to "General Urban T4"; and 

o adjusting the configuration of the parklands on Spires Gate and the east-west section 
of Cook Crescent. 
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Benefits resulting from the proposed amendments to the Specific Land Use Plan: Brighouse 
Village (2031 include: 

• Establishing a pedestrian friendly neighbourhood in close proximity to a rapid transit 
station with enhanced connectivity and public space improvements. 

• Creating varied and intimate streetscapes lined with ground oriented housing units and 
front yards. 

• Creating additional housing options in the City Centre in the form of "High Density 
Townhouses" in addition to the predominant high rise apaiiments throughout City Centre. 

• Providing frontage improvements, including ditch infill as well as road widening to 
accommodate two traffic lanes, a formal parking lane, new road curb, treed boulevard 
and concrete sidewalk. 

• Facilitating smaller-scale redevelopment projects consistent with the CCAP land use plan 
of this area. 

Public Consultation 

Should Council endorse the proposed changes to the Park designation and the road network, staff 
will consult area residents before drafting an OCP amendment bylaw for Council's 
consideration. Staff propose to start the consultation process early in 2021. 

Typically, the City would host open houses at a venue in proximity to the Spires Road area ( e.g., 
Lang Centre at Saba/Buswell or William Cook Elementary School on Cook Road). However, 
due to the Covid-19 pandemic, staff are reviewing other ways to consult area residents that 
follow the public health protocols of BC's Restart Plan and Council's Restoring Richmond Plan. 
This could include hosting open houses online. Staff are monitoring the Covid-19 pandemic, and 
will provide a memorandum to Council with details on the proposed consultation strategy once it 
is confinned. 

To inform area residents of upcoming public consultation opportunities, invitations will be sent 
to owners of properties located: 

• within the Spires Road area; 

• adjacent to the Spires Road area (i.e., within the area bounded by Westminster Highway, 
Garden City Road, Cook Road and Cooney Road); and 

• within 50 m from the properties where the lane use designation is proposed to change 
from "Park" to "General Urban T4". 

A preliminary notification area map can be found in Attachment 9. An invitation will also be 
placed in local newspaper and posted on the City's website. In addition, Let's Talk Richmond 
and other social media will also be used to engage the public on the proposed amendments to the 
CCAP. 

Feedback from the public will be considered during refinement of the proposed amendments. 
The public will have a further opportunity to comment on the proposed amendments at the 
Public Hearing should Council support the proposed amendments. 
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Financial Impact or Economic Impact 

None. 

Conclusion 

- 13 -

In response to Council's referral on future developments in the Spires Road area, staff have 
developed a set of Special Precinct Development Pennit Guidelines for the area to ensure overall 
continuity in neighbourhood design and character within the Spires Road area. These guidelines 
are supplementary to the currently applicable Development Permit Guidelines in the OCP. It is 
recommended that Official Community Plan Bylaw 7100, Amendment Bylaw 10190, be 
introduced and given first reading. 

As staff examined the design objectives for the area, staff identified a number of issues that have 
delayed development of the Spires Road area. In order to achieve the planned road network 
identified in the current CCAP, larger block developments are required and must be developed in 
a specific sequence. To address these challenges, to focus on achieving the vision in the CCAP 
for the Spires Road area in terms ofland use and density, and to establish design continuity in 
neighbourhood character, staff propose an updated road network for the Spires Road area 
(Attachment 6). The proposed amendments include: 

• keeping Spires Road open; 

• keeping both eastern and western sections of Cook Crescent open, each with a cul-de-sac 
at the north ends; 

• removing the extension of Cook Crescent to Spires Road; and 

• capturing the new 16 m wide road cross section for Spires Road and Cook Crescent in the 
CCAP. 

In addition, the following amendments are proposed to the Specific Land Use Plan: Brighouse 
Village (2031) in the CCAP based on the proposed updated road network: 

• updating the pedestrian linkages to ensure an east-west and a north-south pedestrian 
corridor through the neighbourhood; and 

• adjusting the configuration of the parklands on Spires Gate and the east-west section of 
Cook Crescent. 

Fmihermore, the report also identifies Parks Services' proposal to re-designate the land use of 
6280 and 6300 Cooney Road as well as 8011 and 8031 Spires Road from "Park" to "General 
Urban T4". 

A proposed revised Specific Land Use Plan: Brighouse Village (2031) is provided as Attachment 
8. It is recommended that staff be authorized to consult with the area residents/owners and the 
general public, prior to Council considering the proposed changes to the Specific Land Use Plan: 
Brighouse Village (2031) in the CCAP. 

Edwin Lee 
Planner 2 
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Attachment 1: Location Map - Spires Road Area 
Attachment 2: Specific Land Use Plan: Brighouse Village (2031) 
Attachment 3: Context Plan - Generalized Land Uses (2031) 
Attachment 4: Excerpt from Advisory Design Panel Meeting Minutes (April 22, 2020) 
Attachment 5: Road Network Map- Spires Road Area Existing vs. Current CCAP 
Attachment 6: Conceptual Road Network Map Spires Road Area 
Attachment 7: Conceptual Pedestrian Linkage Map Spires Road Area 
Attachment 8: Proposed Revised Specific Land Use Plan: Brighouse Village (2031) 
Attachment 9: Notification Area Map 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 22, 2020-4:00 p.m. 
Remote (Webex) Meeting 

ATTACHMENT 4 

1. SPIRES ROAD NEIGHBOURHOOD DRAFT CCAP DP DESIGN GUIDELINES 

6461756 

Staff Presentation 

Sara Badyal, Planner 2, and Edwin Lee, Planner 1, provided an overview of the Spires 
Road Neighbourhood Draft CCAP DP Design Guidelines, answered queries from the 
Panel, and invited Panel members to provide comments on the proposed draft DP 
guidelines. 

Panel Discussion 

Commentsfi·om Panel members were as follows: 

• suggest that future projects in the Spires Road Neighbourhood include one
storey ground level Basic Universal Housing Units as these ease access issues; 

As per Section 3.4 (Accessible Housing) in the OCP, staff will continue to 
ensure that some of the townhouse units are accessible. Convertible housing 
will be recommended for housing units that are more than a single storey; 
and basic universal housing will be recommended for housing units that are a 
single storey. 

• considering its small size, public art for projects within the Neighbourhood 
could be considered on a case-by-case basis; 

Noted. 

1. 
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6461756 

Advisory Design Panel 
Wednesday, April 22, 2020 

• support the proposed draft DP guidelines; suggest that the guidelines include (i) 
a variety of potential traditional character architectural style example images for 
projects in the Neighbourhood, and (ii) a provision on the maximum number of 
units for each building; 

(i) Illustrative images have been included in the guidelines. 

(ii) The current Development Permit Guidelines for townhouses, stacked 
townhouses and row housing in the OCP limits the maximum number of 
townhouse units in a cluster to six; or eight if adjacent to open space 
(p 14-55). For developments in the City Centre, this general guideline is 
superseded by the CCAP General Development Permit Guidelines of 
typical limit for length of row for townhouses to 30m/98ft with a 
1.5m/5ft break, or 40m/131ft with a 6m break (p 3-27). The CCAP 
General Development Permit Guidelines address massing without 
constraining interior layout and staff feel that these guidelines are 
appropriate for the Spires Road area. 

• consider a site specific approach in tenns of the design of future projects in the 
Neighbourhood to take advantage of different opportunities to incorporate 
public spaces to enhance the public realm; 

The current CCAP General Development Permit Guidelines encourages the 
development of appealing public open spaces that enhance the quality of the 
urban environment for the benefit of land owners, tenants, and the general 
public (p 3-14). Staff will continue to ensure that the open spaces proposed 
adjacent to the public realm are designed as a place for people to stop and 
linger, as well as for circulation to enhance the pedestrian experience. 

• good; consider including in the DP guidelines guidance on building massing, 
e.g. maximum length of buildings, either in feet (or metres) or number of units; 

Noted, see above. 

• also consider including in the DP guidelines for long buildings to (i) break 
down the massing and avoid or minimize repetition of unit facades to provide 
visual variety, and (ii) enhance pedestrian experience and provide pedestrian 
relief through introducing mini-park/s with seating for rest areas; 

(i) The current Development Permit Guidelines for townhouses, stacked 
townhouses and row housing in the OCP encourages individual unit 
designs be varied to avoid significant repetition either within a row or 
between adjacent rows of units (p 14-56). 

(ii) Guidelines have been updated to reinforce the provision of more 
intimate pedestrian scale public open spaces. 

2. 
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Advisory Design Panel 
Wednesday, April 22, 2020 

• in tenns of landscaping, some sites in the Spires Neighbourhood provide 
oppo1tunities for neighbourhood character and uniqueness that could be tied to 
retaining trees where feasible and incorporating them into the public realm; and 

The current Development Permit Guidelines encourages existing landscaping 
features to be retained, preserved and incorporated into new developments 
(p 14-12). 

• supp011 the rowhouse building typology in the Spires Neighbourhood; 
encourage the preservation of trees in the neighbourhood where feasible; 
consider including in the DP guidelines the provision of pedestrian nodes 
throughout the neighbourhood where Public Art pieces could be incorporated to 
provide character to the neighbourhood. 

The current Development Permit Guidelines encourages existing landscaping 
features to be retained, preserved and incorporated into new developments (p 
14-12). New developments are required to support the public art program 
(p14-11). Additional landscaping consideration items have been added to the 
guidelines to reinforce the provision of more intimate pedestrian scale public 
open spaces. 

2. ADJOURNMENT 
The meeting was adjourned at 6:04 p.m. 

CARRIED 

3. 
6461756 
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ATTACHMENT 5 

Road Network Map - Spires Road Area 
Existing 

"D 
a: 

iii' 
C 
0 
0 
u 

Westminster Hwy 

SPIRES ROAD AREA BOUNDARY i ··- -··--·-··-· ·-··------------, 
.,..----,,-,.; _______________ _/ 

,··- ___ __ ).----------=Soc:..:i.:..crec.::s...:_R.:.:d:.__ ____ _ 

1 

~~({~:J l 

, Soires R~d ______ _ 

l9 
-" 
0 
0 

2 

~---------~~--__ -..JU'------------
Cook Rd 

Road Network Identified in the Current CCAP 

Westminster Hwy 

SPIRES ROAD AREA BOUNDARY 
' ---·. - . . . -.. - .. -- . -- . ---- .. -··- .. --· --- -- . -·· - . ---- -·· -· -- . -·. -. ·- --- . ·- -. -·· -·-, 

5 Saba;Rd 
··'/ 

"D 
a: 
>-
QJ 
C 
0 
0 
u '-

Spires Rd 

Spires Rd 

.., 
~ 
-" 
0 
0 

; 

' 
' ; 

! 
1 i 

i 
; 
; 

i 
i 
i 
i 

; l 

~---------Co_o_k_ R~d~_ u'--_________ __J 

Notes: The current CCAP identifies the following changes to the existing road network: 

1 extension of the eastern leg of Cook Crescent north to Spires Road; 

2 closure of the eastern section of Spires Road; 

3 closure of the western leg of Cook Crescent; 

4 closure of the east-west portion of Cook Crescent; and 

5 relocation of the western gateway to the neighbourhood from Spires Gate to Saba Road. 

"O 
er:: 
>-..... 
Ci 
C 
(IJ 

"O 
>-
ro 

\..'.J 

GP - 133



__
J 

Sa
ba

!R
d 

""O
 

a:
: ~
 

C
 

0 0 U
1

 

7
n

 

A
T

T
A

C
H

M
E

N
T

 6
 

W
e

st
m

in
st

e
r 

H
w

y 
L

J 
L 

SP
IR

ES
 R

O
A

D
 A

R
E

A
 B

O
U

N
D

A
R

Y
 

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

--
--

-

__
_ .

.. 
-

I 

\ 

Sp
ir

es
 R

d 

Sp
ir

es
 R

d 

,!
-,

I '-'
 

.:::
t:. 0 0 

C
oo

k 
Rd

 
u 

I 
I 

:I 
""

O cc
 
~
 

:t
: u C
 

(l
J 

""O
 

!.
..

 

ro
 

l9
 ~
 

C
o

n
ce

p
tu

al
 R

o
ad

 N
et

w
o

rk
 M

ap
 -

S
p

ir
es

 R
o

ad
 A

re
a 

GP - 134



il
ll
 L

I 
• 

S
ab

a 
R

oa
d 

~
--

-,
--

r-
--

-r
--

-~
S

~
p

~
ir

es
R

d
 

r
,
 -
,
,
 --

-,
,r

-r
, -

--
--

.-
~,

--
~,

 -r
--

<
 

l9 

7
J
 IT

T 
lli

 I r"
 I 

• 
• 

•, 
P

ed
es

tr
ia

n 
L

in
ka

ge
 

-
P

ar
k 

I 
/ /

 
II 

A
T

T
A

C
H

M
E

N
T

 7
 

L
 

~
~
~
~
~
 

>
-
~

-
-
-

.....
 

0 C
 

Q
J 
1

-
-
-
-
-
,
,
.
-

-0
 ... C1

J 
\.'.

J 

~
 

r~
 

C
o

n
ce

p
tu

al
 P

ed
es

tr
ia

n
 L

in
ka

g
e 

M
ap

 -
S

p
ir

es
 R

o
ad

 A
re

a 

GP - 135



A
T

T
A

C
H

M
E

N
T

 8
 

P
ro

p
o

se
d

 R
ev

is
ed

 S
p

ec
if

ic
 L

an
d

 U
se

 P
la

n
: 

B
ri

g
h

o
u

se
 V

ill
ag

e 
(2

03
1)

 
n:

--:
,~

)~
(l>

;/ 
/!)

rn
r 

iW 
[ 

~ 
--

)L
_J

J
 

" 

~r~
~r
~r
~~
, 

,_· 
>

-T
T

T
T

T
T

T
T

T
T

fl
L

J 
L

 .
L 

J 
~
 

t 
d 

r 
l 

,
:
,
 

, 
I 

I 
I
' 

I 
-

• 

,.:;J
n
e

ta
, 

,x
o

a
n

 1
4

 (
1

5
m

) 

<'
.\~

rb
a

n 
C

e
n

tr
e

 T
5 

(2
5

m
) 

r
v
-
~

. 
88

~
1 

V
ill

a
g

e
 C

e
nt

re
 B

on
u

s 

S
ch

o
o

l 

I..
 

J.
. 

-
-
'-

-
-
-
I
,.

..
,_

_
 

~
q

r 
rc:

r 
~

It.
I

Q
 

-
U

rb
a

n
 C

o
re

 T
6 

(4
5

m
) 

• 
In

st
itu

tio
n

 

-
P

a
rk

 
• 

• 
• 

• 
• 

• 
P

e
d

e
st

ri
a

n
 L

in
ka

g
e

s 

• 0 
P

a
rk

-C
o

n
fig

u
ra

tio
n

 &
 
* E

n
h

a
n

ce
d

 P
e

d
e

st
ri

a
n

 
lo

ca
tio

n
 t

o
 b

e 
d

e
te

rm
in

e
d

 
&

 C
yc

lis
t 

C
ro

ss
in

g
 

V
ill

a
g

e
 C

e
n

tr
e

: 
B

 
B

us
 E

xc
h

a
n

g
e

 
N

o
. 

3 
R

oa
d 

&
 C

o
o

k 
R

oa
d 

In
te

rs
e

ct
io

n
 

1
.
,

1 
...

.!.
.._

_.
_

l 
1.

 
ll

 
~

,
~

'
 

U
ll

>
--

-<
~

 

.
~

;
.
.
 P

ro
p

o
se

d
 S

tr
e

e
ts

 
~
 , 

•-
•-

-•
••

 P
ed

es
tr

ia
n

-O
ri

e
qt

ed
 l 

R
m

ai
l 

P
re

ci
n

ct
s-

-H
ig

h 
S

tr
e

e
t 

&
 L

in
ka

g
e

s 

-
-
•
 P

e
d

e
st

ri
a

n
-O

ri
e

n
te

d
 

R
et

ai
l 

P
re

ci
n

ct
s-

S
e

co
n

d
a

ry
 

R
et

ai
l 

S
tr

e
e

ts
 &

 L
in

ka
g

e
s 

• C
a

n
a

d
a

 L
in

e 
S

ta
tio

n
 

p 
T

ra
n

si
t 

P
la

za
 

GP - 136



~LI w 
~ 
:c 
(.) 
<( 
I
I
<( 

~ 
>-
~ 
:I: 
'o::: 
w 
I-
tn z 
::i! 
I-
tn 
w 
3: 

~ 

'\ 

n, 
Q) 

<t 
C: 
.2 .... 
n, 

·= ~ .... 
0 
2 

.. 
" " --

I ~, 

I u· 
·' 

. 
I 

I ~ 
~ ,c . 

,,,, 

I,. 

( ~ 

\ 

I I I l _______ ___..___~______,J l! 
a~ All:) N3a~v~ .. ·-- - - - - - _ .. I I I,_.... a.•-.,..,•. -

- --- - -- -IY ~~ ~~ob-~ <"v'O 
~~ ~ <Y 

O's, 
~ 

~ o• 

- Al ,, 

1----
c~ 

n, 
Q) tr .. u 
<t ~ 

I - 0 
0 

n, (.) 

2 311; ) )1O O'.J 

(/) 
Q) I--

·-a. 
(I) 

,___ 

VT tl'J )1OO'.J 
~ I---

) 

I---
) 

O.s, ~-. "1;. ~o a· s'P\ 08 
.r--

UJ 

~ 
UJ 
0::: 

I 
a: 
(./) 

, 

0tl A.3NOOO 
r----

....... 

I 
1S 173MSn8 

l g r ) ! lrl C 

co 
Q) .... 

<C 
C: 
0 ·--,t,J 

co 
0 
i; ·--,t,J 

0 z 
"'C 
Q) 
tn 
0 
0. 
0 .... 
a. 

GP - 137



City of 
Richmond Bylaw 10190 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 10190 

The Council of the City of Richmond, in open meeting assembled, enacts as follows: 

1. Richmond Official Community Plan Bylaw 7100, in Schedule 2.10 (City Centre Area 
Plan), is amended as follows: 

a) By amending the Development Permit Special Precinct Key Map on page 3-4 to 
identify an area along Spires Road and Cook Crescent, as shown in "Schedule A 
attached to and forming part of Bylaw 10190", as a special precinct area and 
identified as "2.0 Spires Road (Brighouse Village)"; 

b) Following section 3 .3 .1 Special Precinct 1. 0, by inserting a new section 3 .3 .2 Special 
Precinct 2.0, as shown in "Schedule B attached to and forming part of Bylaw 10190". 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 7100, 
Amendment Bylaw 10190". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR 

Document Number: 6468417 
6468417 

CORPORA TE OFFICER 

Version: 2 

CITY OF 
RICHMOND 

APPROVED 
by 

APPROVED 
by Manager 
or Solicitor 

GP - 138



"Schedule A attached to and forming part of Bylaw 10190" 

Development Permit Special Precinct Key Map 

City Centre Boundary 

+ Canada Line 

+ Village Centre 

• Parks 

School 

Arthur 
Laing Bridge , 

Oak St 
Bridge 

• 1.0 Richmond Centre South (Brighouse Village) 

• 2.0 Spires Road (Brighouse Village) 

ci z 

Westminster Hwy 

Granville Ave 

Blundell Rd 
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City of Richmond 

3.3.2 Special Precinct 2.0 

Spires Road 
(Brighouse Village) 

- ' 
I I! 

' I 

I --: 
/11 i 

\ 

I 
I 
I 
1
1 WN IIJIIIU l lf Hwy ,: 
I 
I 
I 
I a. . .. .,.. ._.,. 

This special precinct is envisioned for 
pedestrian-oriented high density 
townhouses (i.e. , with common parking 
structures) with a traditional character and 
intimate scaled roadways, pedestrian 
linkages, pedestrian mews and walkways. 

Predo111inant Uses: 

• Residential 

Key Land Use Restrictions: 

• All developments separated with streets, 
lanes, mews, p edestrian linkages or 
streetwall separations. 

Maxi111u111 Density: 

• 1.2 FAR, including affordable housing 

Maxi111u111 Typical Height: 

• 15 111 (49 ft.) 

6466034 

"Schedule B attached to and forming part of Bylaw 10190" 
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City of Richmond 

Special Precinct 2.0 

... ·--· . - - --· . · - ·· ... j 
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- I Cook Cr l L <= 
Spires Road "' "E 
(Brighouse Vi llage) 

,. Js1- .......... \!) 

i5 
~ 
8 

A. Typical Distribution • Ground & Upper Floors: high-density town houses 
of Uses • Parking: within the bui lding and concealed from public view by non-parking uses. 

B. Maximum City 
• As defined by the Plan's proposed public street, park and pedestrian linkages networks, together with the addition 

Block Size 
of lanes, pedestrian mews and walkways to achieve a roughly 100 m (328 ft.) circulation grid and walkways 
surrounding each development. 

C. Minimum Net • 2,000 m2 (0.49 ac.) area and 40 m (131 ft.) width. 

Development Site • Avoid creating orphaned assembly sizes with less than the minimum frontages and minimum lot areas. 

D. Net Development • 50% maximum. 
Site Coverage . 15 m (49 ft.) 

E. Maximum Building • Additional building height may be permitted where it accommodates a steeper roof pitch to enhance traditional 
Height character and/or enhances livability on the subject site and neighbouring properties (e.g., reduced shading , 

reduced overlook). 

F. Towers: • Not applicable. 

G. Habitable Floor • Minimum: 2.9 m (9.5 ft.) geodetic, except that residential area may be provided at 0.3 m (1 .0 ft.) above the crown 
Elevation of the fronting street where the residential area animates the public realm . 

• Underground: Nil 
• Setback to streets, parks, pedestrian linkages and mews: 

a) 3m; 
H. Minimum Setbacks b) Except 3 m setback from interior shared property lines within 10 m of Spires Road , narrowing to 1.5 m fo r 

pedestrian walkways between developments; and 
c) Additional setback may be needed to achieve adequate private outdoor space. 

• For a parking structure abutting a lane: 4.5 m (15 ft.) to the centre of the lane. 
I. Build-to-Lines • Not applicable. 
J. Preferred Frontage • "Stoops & Porches" for individual unit front entries along all streets, park, pedestrian linkages and mews. 

Treatments • "Lawn & Garden" 
• Provide lush landscaping fronting onto al l streets, parks, pedestrian linkages and mews in the form of individual 

unit front yard character with entry gates and other opportun ities pursued on a site specific basis. 
• Provide walkways on all sides of each development, reinforcing and contributing to the public realm th rough 

design of neighbourhood park frontages, green links, pedestrian mews, and sidewalks in and connecting to lanes. 
• Provide more intimate pedestrian scale public open spaces through road narrowing to a 16 m cross-section for 

Spires Road and Cook Crescent (approximately 2 m on both sides, resulting in increased development site size). 
• Provide landscaped podium courtyards, typica lly 8 m wide and designed to provide for shared outdoor amenities. 
• Provide each unit with typically 30 m2 private open space (Min. 25 m2) . 

K. Landscape • Establish an appealing and intimate res idential character that encourages socialization and provides for casual 
Considerations survei llance from the front entry of each unit and the fronting public open spaces, while still affording those units 

necessary privacy, through features including : 
a) private open spaces may be raised above the fronting sidewalk/walkway grade, such that: 

. the maximum grade difference between public and private open spaces is 0.9 m (3 ft.); 
- the transition between the public and private open spaces is a maximum of 1 :1; except that a maximum 

0.6 m height planter wall may be provided along the edge of the private spaces; 
- private spaces are accessed individually from the public space (e.g., garden steps); and 

b) some combination of deciduous and evergreen trees and shrubs, low decorative fences and wa lls, ground 
cover, and display planting. 

• Provide residentia l architectural traditional character low-rise, high density town houses (supported by materials, 
landscape elements, etc. and in contrast to contemporary expression sought elsewhere in City Centre), which 
should be typified by: 
a) articu lated streetwall bui ldings wi th consistent setbacks, individual unit identity, recessed and projecting 

bui lding elements, decks and balconies, unit front entry porches; 
L. Built Form b) pitched roof forms with overhangs (e.g., avoiding flat roofs), which may include pitched or sloped secondary 

Considerations roof elements; 
c) intimate pedestrian scaled unit front entries fronting onto all streets, parks, pedestrian linkages and mews; 
d) traditional character smal ler scale window design with trim, and preferably aligned vertically and horizontally; 
e) traditiona l character cladding and combination of materials achieving visual interest (and avoiding 

contemporary expression metal roofing, metal wall panels and glass guard ra ils) ; and 
f) traditional heritaqe co lours and colour combinations, which may include use of accent colours. 

6466034 
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