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  Agenda 
   

 

 

Special Planning Committee 
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, October 20, 2021 
4:00 p.m. 

 

Pg. # ITEM  

 

  
MINUTES 

 

PLN-3  Motion to adopt the minutes of the meeting of the Planning Committee held 

on October 5, 2021.  

  

 

  
NEXT COMMITTEE MEETING DATE 

 

  November 2, 2021, (tentative date) at 4:00 p.m. in the Council Chambers 

 

  PLANNING AND DEVELOPMENT DIVISION 
 

 1. REFERRAL RESPONSE: SPIRES ROAD AREA (CITY CENTRE 

AREA PLAN) 
(File Ref. No. 08-4045-20-20) (REDMS No. 6748386) 

PLN-14  See Page PLN-14 for full report  

  
Designated Speaker:  John Hopkins 

  STAFF RECOMMENDATION 

  (1) That Official Community Plan Bylaw 7100, Amendment Bylaw 

10190, which proposes to amend Schedule 2.10 (City Centre Area 

Plan) by: 

   (a) including an area along Spires Road and Cook Crescent in a 

the Development Permit Special Precinct Key Map; 
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   (b) adding a set of Special Precinct Development Permit Guidelines 

for the Spires Road area; 

   (c) updating the road network and pedestrian linkages in the Spires 

Road area; and 

   (d) updating related minor map, text, page numbering, and table of 

contents amendments to the City Centre Area Plan;  

   be introduced and given first reading; 

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

   (a) the City’s Financial Plan and Capital Program; and 

   (b) 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; and 

  (3) That Bylaw 10190, having been considered in accordance with OCP 

Bylaw Preparation Consultation Policy 5043, is hereby found not to 

require further consultation. 

  

 

 2. MANAGER’S REPORT 

 

  
ADJOURNMENT 

  

 



Date: 

Place: 

Present: 

City of 
Richmond 

Planning Committee 

Tuesday, October 5, 2021 

Council Chambers 
Richmond City Hall 

Councillor Linda McPhail, Chair 
Councillor Alexa Loo 
Councillor Carol Day 
Councillor Bill McNulty 
Councillor Harold Steves (by teleconference) 
Mayor Malcolm Brodie 

Minutes 

Also Present: Councillor Andy Hobbs (by teleconference) 
Councillor Chak Au (by teleconference) 
Councillor Michael Wolfe (by teleconference) 

Call to Order: The Chair called the meeting to order at 4:00 p.m. 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
September 22, 2021, be adopted as circulated. 

CARRIED 

1. APPLICATION BY REGIONAL ANIMAL PROTECTION SOCIETY 
FOR A ZONING TEXT AMENDMENT AT 13340 SMALL WOOD 
PLACE 
(File Ref. No. ZT 21-930124) (REDMS No. 6734642) 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 10294, for a 
Zoning Text Amendment to the "Vehicle Sales (CV)" zone to add 
"Veterinary Service" as a permitted use at 13340 Smallwood Place, be 
introduced and given first reading. 

CARRIED 

1. 
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2. APPOINTMENT OF APPROVING OFFICER 
(File Ref. No. 08-4100-00) (REDMS No. 6744748) 

It was moved and seconded 
That Amritpal (Paul) Sandhu, Program Manager - Subdivision and 
Servicing be appointed as an Approving Officer in accordance with Section 
77 of the Land Title Act. 

CARRIED 

3. PROPOSED MARKET RENTAL HOUSING POLICY CHANGES AND 
LOW END MARKET RENTAL (LEMR) PROGRAM UPDATES 
(File Ref. No. 08-4057-08) (REDMS No. 6743155) 

Staff reviewed the proposed policy noting that (i) recommendations are 
consistent with the previous reports, (ii) recommendations have been 
organized into subsections so that Committee can consider them individually, 
(iii) recommendations apply to sites that require rezoning and pre-zoned 
multi-family sites, and (iv) the City has approved development of 
approximately 800 rental units (both market rental and low end market rental) 
in the last few years and an additional 600 to 700 rental units are in-stream. 

Dana Westermark, Richmond resident, spoke on the proposed policy and 
expressed concern regarding the lack of metrics applied to the Affordable 
Housing Policy, and suggested creating a committee with planners, architects, 
and other interested parties to develop strategies that have been used 
successfully in other jurisdictions. 

John Roston, Richmond Rental Housing Advocacy Group, referred to his 
submission, (attached to and forming part of these minutes as Schedule 1) and 
commented that (i) approximately 30,000 people commute to work in 
Richmond, (ii) there is a need to make affordable housing available to first 
responders, and (iii) incentives can be offered to developers to build rental 
housing. 

It was moved and seconded 
(1) That the Low End Market Rental contribution rate be increased from 

10% to 15% within the City Centre Area Plan, and that the associated 
Richmond Zoning Bylaw 8500, Amendment Bylaw 10297 be 
introduced and given first reading; 

(2) That the following changes to the Low End Market Rental cash-in
lieu rates be approved and updated every two years, and the 
associated Richmond Zoning Bylaw 8500, Amendment Bylaw 10260, 
be introduced and given first reading: 
(a) $8 per square foot outside of City Centre and $12 per square 

foot inside of City Centre for single-family rezonings; 

(b) $12 per square foot outside of City Centre and $18 per square 
foot inside of City Centre for townhouse developments; and 

2. 
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(c) $15 per square foot outside of City Centre and $25 per square 
foot inside of City Centre for apartment developments with 60 
units or less; 

(3) That a mandatory market rental requirement is introduced to secure 
a minimum of 10% of residential floor area as market rental housing 
in multi-family projects with more than 60 apartment units, with a 
cash in lieu option for multi-family projects with five or more units, 
and that the associated Richmond Official Community Plan Bylaw 
7100 and Bylaw 9000,Amendment Bylaw 10255, be introduced and 
given first reading; 

(4) That Richmond Official Community Plan Bylaw 7100 and Bylaw 
9000, Amendment Bylaw 10255, having been considered in 
conjunction with: 

(a) the City's Financial Plan and Capital Program; and; 

(b) the Greater Vancouver Regional District Solid Waste and 
Liquid Waste Management Plans; 

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

(5) That Richmond Official Community Plan Bylaw 7100 and Bylaw 
9000, Amendment Bylaw 10255, having been considered in 
accordance with Section 475 of the Local Government Act and the 
City's Official Community Plan Bylaw Preparation Consultation 
Policy 5043, be found not to require further consultation; 

(6) That amendments are made to the Zoning Bylaw to apply a 
mandatory market rental requirement to secure market rental 
housing units in multi-family projects with more than 60apartment 
units, with an associated density bonus (0.1 floor area ratio), and that 
the associated Richmond Zoning Bylaw 8500, Amendment Bylaw 
10298 be introduced and given first reading; 

(7) That instream rewning applications received prior to Council's 
adoption of the propose recommendations be processed under the 
existing market rental and Low End Market Rental policies provided 
that the application achieves first reading within one year of the 
adoption of the applicable Official Community Plan or Zoning Bylaw 
amendment; 

(8) That staff report back to Council regarding key findings related to the 
implementation of updates to the Official Community Plan Market 
Rental Housing Policy after the program provisions are in place for 
two years; and 

3. 

PLN - 5 



6759391 

Planning Committee 
Tuesday, October 5, 2021 

(9) That staff be directed to review the feasibility of reducing or waiving 
Development Cost Charges (DCC) for purpose built affordable 
housing developments with rental rates established below standard 
Low End Market Rental rates. 

The question on the motion was not called, as discussion ensued with regard 
to (i) reviewing the annual declaration process to ensure that the LEMR units 
are occupied by residents that meet the requirements of the housing 
agreement, (ii) analyzing additional data to see if Richmond's affordable 
housing needs are being met, (iii) exploring options to expedite all rental 
applications, (iv) reducing parking rates for rental units, (v) evaluating asset 
declaration for LEMR units, (vii) developing a checklist for an affordable 
housing rental expedited application process and streamlining the approval 
time, (vii) exploring additional cost per unit associated with the increase in 
contribution rates for LEMR tenure zone. 

Discussion then ensued with regard to the review process and it was 
suggested that Part (2) of the recommendation be changed to the following: 

"That the following changes to the Low End Market Rental cash-in-lieu 
rates be approved and reviewed every two years, and the associated 
Richmond Zoning Bylaw 8500,Amendment Bylaw 10260, be introduced 
and given first reading:" 

Discussion took place on the LEMR contribution rate, and as a result, the 
following amendment motion was introduced: 

It was moved and seconded 
That the proposed policy be amended to allow for the phase-in of the Low 
End Market Rental contribution rate over two years. 

The question on the amendment motion was not called, as discussion ensued 
with regard to advising the development community that if a phasing 
approach of the proposed policy is adopted, a grandfathering approach for 
instream applications would not be necessary. 

The question on the amendment motion was then called and DEFEATED 
with Mayor Brodie, and Cllrs. Day, McNulty, and Steves opposed. 

The question on the main motion was then called and it was CARRIED with 
Cllrs. McPhail and Loo opposed. 

Discussion ensued with regard to analyzing the efficiency of the LEMR 
program, and as a result, the following referral motion was introduced: 

4. 
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Tuesday, October 5, 2021 

It was moved and seconded 
That staff be directed to consider input needed to establish benchmarks to 
measure and optimize the effectiveness of the LEMR program, such as 
vacancy rates, the use of the units by Richmond residents, the adherence to 
income restrictions and changes in income, and the amount of assets owned 
by potential occupants. 

CARRIED 

Discussion then ensued with regard to the City creating an advocacy 
document to incentivize affordable housing development in the city, and as a 
result, the following motion was introduced: 

It was moved and seconded 
That the City of Richmond write to Metro Vancouver, the Province of 
British Columbia, and the Federal Government, advocating for more 
funding and solutions for affordable housing. 

4. MANAGER'S REPORT 

City Snapshots 

CARRIED 

Staff advised that City Snapshots is active and feedback can be provided 
through the Let's Talk Richmond portal until October 24, 2021. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (6:07 p.m.). 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Tuesday, October 5, 
2021. 

Councillor Linda McPhail 
Chair 

Raman Grewal 
Legislative Services Associate 

5. 
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To: .· \ MayorandCouncillors . 

Schedule 1 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held on 
Tuesday, October 5, 2021. 

Subject: / , ~lanning Committee Meeting on Oct 5 
Attachnients: r; ,, . Planning Committee Oct 5 2021 Chart for Roston Presentation.pdf; Options to Secure 

I ; 1
·'

1
• f U 1· 2a2i rvJ:arket Rental Housing - Richmond Rental Housing Advocacy Group - Sept 2021.pdf 

\ _.--_ \ l 
Categories:' .: . / TO: MAYOR & EACH COUNCILLOR/ FROM: CITY CLERK'S OFFICE 

. .-=-{.ri' 

From: John Roston; rvfr <Iohn.roston@mcgill.ca> 
Sent: October 1, 2021 8:50 AM 
To: McPhail,Linda <LMcPhail@richmond.ca>; Steves,Harold <hsteves@richmond.ca>; Day,Carol <CDay@richmond.ca>; 
McNulty,Bill <BMcNulty@richmond.ca>; Loo,Alexa <ALoo@richmond.ca> 
Cc: Brodie, Malcolm <MBrodie@richmond.ca>; Au,Chak <CAu@richmond.ca >; Wolfe,Michael <MWolfe@richmond.ca>; 
Hobbs,Andy <AHobbs@richmond.ca>; Michelle Li (michelleli@shaw.ca ) <michelleli@shaw.ca>; Laura Gillanders 
(lauragillanders@gmail.com) <lauragillanders@gmail.com>; Hopkins,John <JHopkins@richmond.ca>; Edmonds, Eve 
(LMP) <eedmonds@richmond-news.com>; Maria Rantanen <mrantanen@richmond-news. com> 
Subject: Planning Committee Meeting on Oct. 5 

I City of Richmond Security Warning: This email was sent from an external soUl'ce outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 

Dear Members of the Planning Committee, 
In reply to the staff report on market rental housing dated Sept. 16 to be considered at the Planning Committee 
Meeting on Oct. 5, the Richmond Rental Housing Advocacy Group has three comments in addition to the material sent 
earlier (below and attached) . 

1. The staff report refers to Richmond as "a regional leader in rental housing." Requiring 10% market rental as 
recommended in the staff report is hardly leadership. In 2020, Vancouver approved more purpose-built rental 
homes than ownership housing. That is leadership we can only dream of in Richmond so far. 

2. The staff report makes the ridiculous assertion that there is only an annual demand for 190 new market rental 
housing units in Richmond . Then in a footnote to Attachment 3, it mentions that 30,000 workers commute to 
jobs in Richmond every day from elsewhere. Some of these commuters are first responders, critical health care 
workers and City of Richmond employees who would dearly love to live here and walk to work if only they could 
find suitable rental accommodation. Quite aside from the considerable time they waste commuting, the rest of 
us pay for the financial and environmental cost of the public transit necessary to transport them. 

3. As we outlined in detail in our earlier submission, Council must offer substantial incentives to developers of 
purpose-built rental far beyond what is recommended in the staff report. We gave examples of what other 
municipalities are doing. Council must step up and show leadership. 

We continue to point out that Council's approval of thousands of new strata condos for investors even when rented out 
are no substitute for purpose-built rental. CMHC has now published data for Metro Vancouver which proves this point. 
See the attached ch art. 

You can show real leadership by insisting on more purpose-built rental than ownership housing in the City Centre. You 
can refer the report back to staff for more substantial incentives to developers along the lines suggested in our 
submission. 

1 
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Richmond Rental Housing Advocacy Group 
John Roston, Coordinator 

From: John Roston, Mr 
Sent: Monday, September 13, 2021 9:49 AM 
To: 'Brodie, Malcolm' <MBrodie@richmond.ca>; 'Steves,Harold' <hsteves@richmond.ca>; 'Day,Carol' 
<CDay@richmond.ca>; 'McNulty,Bill' <BMcNulty@richmond.ca>; 'Au,Chak' <CAu@richmond.ca >; 'McPhail,Linda' 
<LMcPhail@richmond .ca>; 'Loo,Alexa' <ALoo@richmond.ca>; 'Wolfe, Michael' <MWolfe@richmond.ca>; 'Hobbs, Andy' 
<AHobbs@richmond.ca> 
Subject: Market Rental Housing Submission to Council 

Dear Mayor and Councillors, 
As you know, affordable housing has become a major election issue. The Richmond Rental Housing Advocacy Group has 
been intervening in Council consideration of a new Market Rental Housing Policy and in major housing development 
applications, each with over 1,000 housing units. 

The June 7 staff memo on Market Rental Housing Policy raised legal objections to some of our suggestions for actions 
and incentives Council could undertake to turn the rental housing crisis around. Council asked for a very rapid response 
and staff may not have had time to consult as widely as they would normally. Since then, we have consulted with staff 
at the Planning & Land Use Management Branch of the BC Ministry of Municipal Affairs and concluded that several of 
the objections raised in the memo are incorrect or misleading. While the interpretation of legislation is ultimately up to 
the courts and there are always lawyers who will argue on one side or the other, it is clear that the provincial 
government is actively promoting a large increase in the amount of market rental housing and has supplied us with 
examples of other municipalities that are using the same incentives that we suggested Council should use. It is time for 
Council to stop looking for reasons to do nothing and instead provide leadership that will pay dividends in the next 
municipal election . 

In particular, we will be looking to see which councillors support making 75% of the housing units in the Polygon 
Talisman project market rental or below market rental. You may recall our presentation which showed that the 
developer will make tens of millions of dollars of profit on the uplift in the value of the land even if it is rezoned for 
mostly rental housing. Councillor Steves stated that he does not support this re-zoning application as currently 
proposed and pointed out that this huge profit removes any necessity to be "fair" to the developer through 
"grandfathering" under the current totally inadequate Market Rental Policy. There are very few opportunities in the City 
Centre to provide huge amounts of market rental housing and citizens will remember who let this opportunity pass by 
as they remember who allowed the mega mansions to be built on farmland . 

Attached is our summary of the main facts of the market rental crisis in Richmond and the steps Council can take to turn 
it around including a detailed reply to the objections to those steps raised in the June 7 staff memo. 

Many thanks for your careful consideration of this very important issue. 

Richmond Rental Housing Advocacy Group 
John Roston, Coordinator 

iohn.roston@mcgill.ca 
12262 Ewen Avenue 
Richmond, BC V7E 6S8 
Phone: 604-274-2726 
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Presentation to Richmond City Council on Market Rental Housing Policy 
By the Richmond Rental Housing Advocacy Group, September 2021. 

City Council has primary responsibility for addressing the rental housing crisis, 
The re~tal housing crisis is a major issue in the 2021 federal election. It will be a major issue in the 2022 
Richmond municipal election given the City's far greater control over housing construction. 

While Low End Market Rental (LEMR) and Co-op Housing can be managed in relatively small projects 
using subsidies on a non-profit basis, Market Rental housing requires large projects in order to be 
profitable in the current market conte)(t. These large rental projects are not being built in Richmond. 

"The price of renting and owning housing is determined by the interaction of demand and supply." 

"Policy solution: Build significantly more housing." 
[Final Report of the Canada-British Columbia Expert Panel on the Future of Housing Supply and 
Affordability, 2021] 

Richmond City Council has consistently required only token amounts of purpose-built market rental 
housing in new developments which results in only a few hundred new units each year when it will take 
several thousand new units to reach a significant supply of rental housing and stabilize rents at an 
affordable level. 

The 6 main facts of the Market Rental housing crisis in Richmond: 
1. Only an increase of thousands of rental housing units will stabilize rents in City Centre Richmond 

close to mass transit and where many can walk to work. 

2. Keeping rents reasonable, providing rapid response to tenant needs and protecting them from 
eviction requires large rental projects with multiple buildings that attract pension fund owners and 
professional management that can take advantage of economies of scale and want to keep tenants 
for the long term. 

3. Richmond's current market rental policy creates small pockets of rental without economies of scale 
and large amounts of strata condos with investor owners charging higher rents and looking to evict 
tenants as soon as there is an opportunity to sell at a profit. Building strata condos primarily for 
investor owners is a poor strategy to address the severe shortage of market rental housing. 

4. While City Council can take steps to make rental housing construction reasonably profitable, it will 
never be as profitable as condos for sale to investors. Thousands of new reni:al units will only be 
built if City Council requires it. 

5. The above stick must be accompanied by the carrot of incentives. Council has the power to offer 
substantial incentives despite the misleading information to the contrary in a recent staff report. 

6. There are limited large tracts of land in City Centre Richmond that can be used to create large 
rental projects. One large project, Richmond Centre, is already approved with 1,850 strata condos 
(84% of the units) for sale to investors. A second, Polygon Talisman, is about to be approved with an 
additional 1,020 strata condos (80% of the units) for sale to investors. A third, Lansdowne Centre, is 
slated to be built over a very long period of time with a limited amount of rental and very few 
incentives provided by Council to build it faster with a lot more rental. 
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City Council has the power to create thousands of Market Rental housing units: 

The June 7, 2021, staff memo raised objections to the use of some of these powers. In discussions with 
staff at the Planning & La.nd Use Management Branch of the BC Ministry of Municipal Affairs, we have 
determined that these objections are either incorrect or misleading. 

1. The City must identify and re-zone tracts of land in the City Centre that could be re-developed by 
the current owners to add substantial amounts of market rental housing. This could be on top of 
and/or beside existing commercial malls. The provincial government ha~ given the City the power to 
re-zone property for all or partial rental housing construction. 

When current owners re-develop the land, the land cost is zero which removes a major cost factor 
in building new housing. Re-zoning land for market rental housing will reduce the value of the land 
should the current owner decide to sell which makes it more economical for the purchaser to build 
market rental housing. Although financing new housing construction used to depend on land value, 
this is no longer relevant since under the federal Rental Construction Financing Initiative, CMHC 
now provides that financing up to .100% of the residential space construction cost at eJCtremely low 
interest rates with a SO-year amortization. 

2. The City should use the Revitalization Tax Exemption for Market Rental Housing. The market 
rental housing owner continues to pay the current property taJC, rather than the increased property 
tax on the new construction, for up to 10 years. 

The June 7, 2021, staff memo stated: 
Property tax exemptions provide minimal impact to developers as their property taxes during 
development are a negligible portion (less than 0.2%} of total project costs. 

Misleading. This is not about property tax paid during development. The objective of property tax 
eJCemptions for a maximum of 10 years is to increase the value of the market rental housing to the 
pension plan or other rental housing operator who will purchase the property from the developer. 
This is a huge incentive depending upon the size of the project and the length of the eJCemption. It 
has the direct effect of substantially increasing the sale price realized by the developer. 

The June 7, 2021, staff memo stated: 
The rental units secured through the LEMR program are eligible; however, market rental units are 
not eligible for the exemption. 

Incorrect. Market rental units are eligible. Kelowna provides a 10-year municipal tax exemption for 
new market rental units. Although Kelowna restricts it to the increase in value of the improvements 
built on the land, we believe it should apply to the increase in value of both land and improvements. 

The June 7, 2021, staff memo stated: 
A Council's decision to apply a revitalization tax exemption would result in a shortfall in the 
municipality's tax revenue. 

Misleading. The City will continue to collect the same amount of property tax that it currently 
collects as if the development has not taken place. Its tax revenue will increase when the eJCemption 
period ends. 
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3. The City should waive or reduce Development Cost Charges (DCC). This reduces the obligation of 
the developer to fund growth related general infrastructure costs, such as roads, water, drainage, 
park acquisition and park development, quite apart from the cost of connecting these services to 
the property. 

The June 7, 2021, staff memo stated: 
The provisions in the LGA to waive or reduce DCCs may be applied to affordable housing; however, 
market rental housing is eligible only if the market rental housing is not for profit. 

Incorrect. The rental units may be for-profit as long as the rent is below market. However, it is up to 
the municipality to specify how much below market. It could be 95% of median market rentals. Both 
Port Moody and the District of Saanich provide a 25% reduction in development cost charges if the 
for-profit rental housing unit rental rate does not e)(ceed 85% of the median market rental 
established by CMHC. 

The June 7, 2021, staff memo stated: 
Direction to waive or reduce DCCs that apply to affordable housing means that an alternative 
funding source would pay the DCCs (e.g., city taxes, Affordable Housing Reserve). 

Correct. If Council is serious about dramatically increasing the amount of rental housing in the City 
Centre then it should be prepared to absorb a portion of the development cost charges using the 
Unallocated Capital Reserves rather than raising taxes or using the Affordable Housing Reserve. 
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Richmond Planning Committee Meeting, October 5, 2021. 
Presentation by Richmond Rental Housing Advocacy Group 

Richmond is building thousands of strata condos for investors rather than purpose-built 
rental apartments. If the investors rent out their condos it is at higher rents and with no 

security of tenure for the tenants. 

Even with higher rents, investors lose money renting their condos and intend to sell as soon 
as selling prices rise and evict the tenants. Due to economies of scale, purpose-built rental 
owners make money on lower rents and want to keep tenants for t~e long term. 

Monthly rent and carrying cost of ownership in Metro Vancouver. (CMHC) 
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City of 
Richmond 

To: Planning Committee 

From: John Hopkins 
Director, Policy Planning 

Report to Committee 

Date: September 16, 2021 

File: 08-4045-20-20/2021-Vol01 

Re: Referral Response: Spires Road Area (City Centre Area Plan) 

Staff Recommendations 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 10190, which proposes to 
amend Schedule 2.10 (City Centre Area Plan) by: 

a) including an area along Spires Road and Cook Crescent in a the Development Permit 
Special Precinct Key Map ; 

b) adding a set of Special Precinct Development Pe1mit Guidelines for the Spires Road area; 

c) updating the road network and pedestrian linkages in the Spires Road area; and 

d) updating related minor map, text, page numbering, and table of contents amendments to 
the City Centre Area Plan 

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. 

6748386 
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September 16, 2021 - 2 -

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

John Hopkins 
Director, Policy Planning 

JH:sg/el 
Att. 8 

ROUTED TO: 

Development Applications 
Engineering 
Parks Services 
Trans ortation 

SENIOR STAFF REPORT REVIEW 

6748386 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

The following referral motion was carried at the November 2, 2020 General Purposes Committee 
meeting: 

That the staff report titled "City Centre Area Plan Amendment-Development Permit Guidelines 
for the Spires Road Area" dated October 5, 2020 fi·om the Director, Policy Planning and the 
staff report titled "Park Land Use Designation Changes in the Spires Road Neighbourhood" 
dated October 5, 2020, from the Director, Parks Services, be referred back to staff to examine: 

(1) the provision of pedestrian linkages, including the northeast and southeast corners of the 
eastern edge of the Spires Road area,· 

(2) other roof options in an effort to maintain the minimum 37 111 2 area of private outdoor 
space; and 

(3) density and the provision of green space options. 

This report includes the following: 

1. responses to the November 2, 2020 referral above; and 

2. amendments to the Official Community Plan (OCP) to 

• introduce a set of Special Precinct Development Pennit Guidelines for the Spires 
Road area in the City Centre Area Plan (CCAP); and 

• update the road network and pedestrian linkages in the Spires Road area. 

This report supports 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 supports 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 andwell-beingfor 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. 

6.5 Ensure diverse housing options are available and accessible across the housing continuum. 
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Background & Context 

The Spires Road area is located in the northeast portion ofBrighouse Village in City Centre 
(Attachment 1) and is designated "General Urban T4" in the City Centre Area Plan (CCAP). 
The Spires Road area is designated for High-Density Townhouse use in the Sub-Area Guidelines 
(Sub-Area B.1) of the CCAP. The area is currently in the process of transitioning from a 
predominately single-family neighbourhood to a neighbourhood of High-Density Townhouses. 

Over the last several years, the City has received four development applications for High-Density 
Townhouses in the Spires Road area. Attachment 2 shows the location of the four development 
projects; the status of these projects are as follow: 

File Numbers Status 

RZ 17-766525 / DP 18-829140 Approved by Council in October 2019 and is under construction 

RZ 17-790301 / DP 19-875938 Approved by Council in July 2021 

RZ 18-818420 I DP 21- 932383 Rezoning Bylaw at 3rd Reading and DP application in circulation 

RZ 19-870807 Rezoning application in circulation 

At the September 3, 2019 Public Hearing, Council passed the following refenal motion after 
reviewing a proposed High-Density Townhouse development (RZ 17-790301), which initiated a 
discussion regarding design continuity for new developments in the neighbourhood: 

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. 

In response to the 2019 Council refenal, a report titled "City Centre Area Plan Amendment -
Development Pennit Guidelines for the Spires Road Area" from the Director, Policy Planning, 
was presented to the General Purposes Committee on November 2, 2020. Through the report, 
staff proposed the following: 

1. A set of Special Precinct Development Permit Guidelines for the Spires Road area; 

• the goal of those guidelines is to ensure overall continuity in neighbourhood design 
and character within the Spires Road area (including a more traditional pitched roof 
design). As outlined in the November 2, 2020 General Purposes Committee report, 
the guidelines were prepared with input and direction from the Advisory Design 
Panel (ADP); and 

2. Additional measures to achieve design continuity in the neighbourhood's character; 

• updates to the road network and pedestrian linkages to support land assemblies in 
accordance with the "High-Density Townhouses" land use designation for the area 
under the cunent CCAP. 

A report titled "Park Land Use Designation Changes in the Spires Road Neighbourhood" from 
the Director, Parks Services, was also considered by the General Purposes Committee at the 
same meeting. The report proposed changes to park designations within the Spires Road area 
based on the City's minimum park quantity standards under the Parks and Open Space Strategy 
and the proposed amended road network. 
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In response to the two reports, the General Purposes Committee passed the November 2, 2020 
referral noted in the Origin section of this report. 

Staff Response to the November 2, 2020 Referral 

In response to the November 2, 2020 referral, staff undertook: 

• an assessment of the density proposed for the Spires Road area in the CCAP; 

• a review of pedestrian linkages in the northeast and southeast corners of the eastern edge 
of the Spires Road area; 

• an assessment of private open space requirements related to pitched roofs; and, 

• a review of open space in the Spires Road area. 

This analysis is summarized below. 

Neighbourhood Density 

To understand how housing density may influence the future neighbourhood character of the 
Spires Road area, four density scenarios were studied: 

1. Low-Rise Residential - High-Density Townhouses (current land use designation); 

2. Mid-Rise Residential - 4-Storey Apartments; 

3. Mid-Rise Residential - 6-Storey Apartments; and 

4. High-Rise Residential. 

Detailed analyses of the four density scenarios is provided as Attachment 3. 

The scenarios were prepared in order to explore and discuss, at a high level, how different 
housing types can influence the estimated range of dwelling units and population levels in the 
Spires Road area. The four density scenarios also examined neighbourhood character, impacts to 
the provision of utilities, as well as transportation considerations related to traffic flow, internal 
road capacity, access/egress to/from the area, parking and loading. 

Based on the density analyses provided in Attachment 3, staff are recommending that the current 
CCAP land use designation (High-Density Townhouses) for the area remain in place. High
Density Townhouses are a viable development option for the properties within the Spires Road 
area because: 

• the existing lot and block configuration, and landownership pattern more readily 
accommodate High-Density Townhouse developments; 

• the High-Density Townhouse typology allows for smaller scale developments, which 
provides opportunities for additional public walkways to be developed throughout the 
neighbourhood; 

• High-Density Townhouses would allow for more flexibility in site planning than other 
higher density housing typologies, potentially facilitating more tree preservation 
opportunities; 
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• significantly larger private outdoor space is required for High-Density Townhouse 
developments than other higher density housing typologies, which make it well suited to 
provide housing for families; 

• High-Density Townhouse developments in the Spires Road Area provides additional 
housing choice within walking distance to the Canada Line station; and, 

• the built form, massing and scale of High-Density Townhouse developments are 
compatible with existing single family developments in the area, allowing for a more 
comfortable transition during redevelopment of the neighbourhood. 

Though staff are proposing to maintain the current land use designation for the Spires Road area, 
to suppo1i the provision of affordable housing in City Centre, apartment building forms may be 
considered, on a case-by-case basis, where additional density is for rental housing and is tied to 
income thresholds. A recent example of this type of approval is the 149 purpose-built market 
rental housing units at 8108 Lansdowne Road (fonnerly 5500 No. 3 Road). These units are 
secured in perpetuity with a market rental agreement registered on Title. Rental rate and 
household income restrictions are subjected to the BC Housing's HousingHub Provincial Rental 
Supply Program. 

In addition, there are a number of applications that are considering additional density for rental 
housing tied to income, including, for example: 

• an application at 8880 Cook Road, which proposes 211 market rental units and 17 
moderate income rental units; 

• an application at 6071 Azure Road, which proposes 212 market rental units and 62 low
end market rental units; and 

• an application at Cambie Road and Sexsmith Road, which proposes 171 market rental 
units and 156 low-end market rental units. 

As pmi of the upcoming OCP update, from an affordability perspective, land use and density will 
also be reviewed throughout the City; including in City Centre. 

Pedestrian Linkages 

In order to enhance pedestrian connection to the northeast and southeast corners of the Spires 
Road area, staff are proposing: 

• an additional access point from Garden City Road to the Spires Road area at the northeast 
corner of the area; and 

• realignment of the pedestrian linkage at the southeast corner of the Spires Road area. 

A conceptual pedestrian linkage map is presented in Attachment 4. The locations and 
alignments of the pedestrian linkages at the northeast and southeast corners of the Spires Road 
area are designed to connect directly to the existing road bends of Spires Road at the northeast 
and southeast corners of the area. The proposed alignments would compliment the existing and 
proposed road network in the Spires Road area. The proposal would also provide direct 
sightlines between Garden City Road and Spires Road through the pedestrian linkages, and 
contribute to pedestrian safety. The proposed pedestrian network at the east edge of the Spires 
Road neighbourhood would enhance pedestrian movements and convenience in the area. 
6748386 
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Private Outdoor Space & Pitched Roofs 

Staff initially proposed to reduce the private outdoor space requirements from 37 m2 (398 ft:2) to 
30 m2 (323 ft:2) for townhouse units, in part, to accommodate pitched roofs. At the time, it was 
felt that this roof style could potentially make it difficult to achieve the current minimum 37 m2 

(398 ft:2) requirement for private open space. 

Staff have revisited this reduction with architects undertaking townhouse development projects 
in the area, and have determined that the reduction is not required, as there are a number of 
design alternatives to accommodate the City's current minimum private outdoor space 
requirement of 3 7 m2 (398 ft:2) while providing pitched roofs. Therefore, staff are no longer 
proposing a reduction to the current minimum private outdoor space requirement of 3 7 m2 

(398 ft:2) for townhouse units in the Spires Road area. Further, pitched roof design will be 
encouraged through the proposed Special Precinct Development Pennit Guidelines since this 
roof style is key to achieving the traditional design character proposed in the guidelines. 

Park Designation 

Following the discussion at the November 2, 2020 General Purposes Committee, Park Services 
staff have advised that they do not recommend any changes to existing "Park" designations at 
6280 and 6300 Cooney Road as well as 8011 and 8031 Spires Road. These four properties, 
together with the existing road right of way of Spires Gate ( where the existing road is envisioned 
to be closed in the future when Saba Road extends into the Spires Road area), are all designated 
as "Park" in the current and proposed Specific Land Use Plan: Brighouse Village (2031) (see 
Attachment 1 and Attachment 7, respectively). This park area will be connected to the future 
green spaces at the centre of the Spires Road area through the future pedestrian linkages 
envisioned for the area. It will also be connected to the existing Lang Neighbourhood Park at the 
comer of Saba Road and Buswell Street through the future signalized intersection at Saba Road 
and Cooney Road and along the sidewalk on Saba Road. 

Provision of Green Space 

The proposed Special Precinct Development Permit Guidelines provide additional opportunities 
for the creation of additional public green spaces (in the form of public walkways and mews) as 
part of new High-Density Townhouse developments. As noted in the Land Use and Density 
Analysis (Attachment 3), due to floor plate sizes and building footprints more public green space 
may be provided through a series of townhouse developments than through apartment 
developments on large sites. 

Proposed Amendments to the City Centre Area Plan 

In response to the September 3, 2019 referral, staff are proposing a set of Special Precinct 
Development Permit Guidelines and updates to the road network and pedestrian linkages in the 
Spires Road area. These amendments to the OCP are proposed to ensure overall continuity in 
neighbourhood design and character within the Spires Road area, and to support redevelopment 
of the Spires Road area in accordance to the land use and density envisioned in the current 
CCAP. The proposed OCP amendments are outlined below. 
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Proposed Special Precinct Development Permit Guidelines 

The proposed design guidelines are intended to create a consistent neighbourhood character and 
will supplement the existing design guidelines in the OCP and CCAP as follows: 

• 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 ofOCP 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 B 1) of the CCAP (Schedule 2.10 of 
OCP Bylaw No. 7100). 

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

1. improving pedestrian movement throughout the neighbourhood; 

• public walkways on all sides of each new development are encouraged to create a 
fine-grained, intimate-scaled pedestrian network in the area; 

• ground-oriented units with private outdoor space fronting onto this pedestrian 
network are encouraged to enhance sense of pedestrian safety and sense of place in 
the area; 

2. establishing an appealing and intimate streetscape; 

• 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; 

• low retaining walls, planters, raised decks and landscaped terraces are encouraged to 
define private space from the public realm, and to ensure an appropriate street 
interface; 

3. encouraging an urban townhouse character that incorporates traditional design references; 

• pitched roof forms with overhangs, traditional character smaller scale window design, 
traditional character cladding and materials, as well as traditional heritage colours and 
colour combinations are encouraged to maintain a design continuity with the recently 
approved townhouse developments in the Spires Road area; 

• through the new guidelines, contemporary building expression and flat roofs will be 
discouraged in this area. 

The proposed Special Precinct Development Permit Guidelines is presented in Schedule B 
attached to and forming part of proposed OCP Amendment Bylaw 10190. 
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Proposed Amendments to Specific Land Use Plan: Brighouse Village (2031) 

Updates to the Road Network 

The cunent CCAP includes a road circulation network that creates larger and deeper 
development blocks in the Spires Road area, which was intended to be achieved through lot 
consolidations and road closures in the central and eastern portions of the Spires Road area at the 
time of development (Attachment 5). This road network was developed because it was 
anticipated that the existing lot configurations of the single family properties within the Spires 
Road area would be too shallow to facilitate High-Density Townhouse developments. However, 
recent development proposals within the Spires Road area have proven that the existing lot 
configuration can accommodate High-Density Townhouse development envisioned in the CCAP 
for the Spires Road area. It is not necessary to consolidate properties backing onto each other or 
to close sections of existing roads within the area to create deeper lots to facilitate High-Density 
Townhouse developments. 

Staff propose a minor update to the current CCAP conceptual road network to remove a number 
of planned road closures because: 

1. High-Density Townhouses is the recommended housing typology for the Spires Road 
area based on the Land Use and Density Analysis (Attachment 3) and the existing road 
network in the Spires Road area would work well with this housing typology; and 

2. site assembly involving a larger number of single family lots and/or road closures can be 
challenging to achieve (as outlined in the Land Use and Density Analysis presented in 
Attachment 3). 

The proposed road network concept is provided as Attachment 6. The proposed revisions to the 
road network in the Spires Road area are as follows: 

• keeping the eastern section of Spires Road open; 

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

• removing the extension of Cook Crescent to Spires Road. 

This new road network concept is intended to minimize changes to the existing road circulation 
pattern. It would allow for smaller scale developers to undertake a project in the area, which 
may shorten the time needed to redevelop the entire area. In addition, since the existing single 
lot depth would be maintained in the future development sites throughout the Spires Road area, 
the character of developments, in terms of massing and scale, would be more consistent within 
the neighbourhood. 

Pedestrian Linkages 

Due to the proposed changes to the road network concept, pedestrian linkages in the Spires Road 
area were reviewed and adjusted to ensure future public walkways, in the area, would tie into the 
road network. The pedestrian concept maintains one main east-west pedestrian corridor and one 
north-south pedestrian corridor through the Spires Road area (Attachment 4). 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 

6748386 

PLN - 22 



September 16, 2021 - 10 -

provide open space within the neighbourhood and improve pedestrian connections to nearby 
major parks. 

The east-west corridor 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 n01ih-south corridor will run through Cook Gate and future pedestrian mews/green links 
between Spires Road and Westminster Highway. Additional pedestrian access points to the 
Spires Road area from Garden City Road have been added to provide more direct access to parks 
in the vicinity. 

It is noted that the pedestrian linkages will continue to be conceptually indicated on the land use 
map. The exact alignment 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. The network will be futiher enhanced by pedestrian mews as required in the proposed 
design guidelines, as well as new sidewalks along public roads and vehicular lanes within the 
neighbourhood. The final alignments of this fine-grained pedestrian network will be determined 
through future Council-approved development applications. 

Consultation 

Attachment 8 includes a summary of consultation with respect to the Local Government Act and 
the City's OCP Bylaw Preparation Consultation Policy No. 5043 requirements. Should Council 
endorse the proposed amendments to the City Centre Area Plan, further to the protocol of a 
Public Hearing (i.e., item to be published in the Richmond News and on the City website in 
advance of the Public Hearing), a Public Hearing notice will also be forwarded to all owners and 
residents of properties within the Spires Road area (Attachment 9). 

Financial Impact or Economic Impact 

None 

Conclusion 

In response to Council's referrals on future development in the Spires Road area, staff have: 

1. proposed 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; 
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• these guidelines are supplementary to the currently applicable Development Permit 
Guidelines in the OCP; and 

• these guidelines are developed to introduce a highly pedestrian-friendly 
neighbourhood, establish an appealing and intimate streetscape, and encourage an 
urban townhouse character that incorporates traditional design references through 
pitched roof design. 
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2. adjusted the pedestrian and road network in the Spires Road area to support the 
implementation of the proposed Special Precinct Development Permit Guidelines, 
reduced the need for road closures, and improved pedestrian mobility to suppo1i 
redevelopments in the Spires Road area in accordance to the land use and density 
envisioned (i.e., High-Density Townhouses) in the CCAP. A proposed revised Specific 
Land Use Plan: Brighouse Village (2031) is provided as Attachment 7. The proposed 
amendments include: 

o keeping the eastern section of Spires Road open; 

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

o removing the extension of Cook Crescent to Spires Road 

o adjusting the pedestrian linkages to complement with the new road network 
concept, and to provide more direct connections between walkways and park 
spaces; and 

o adding an additional pedestrian access point to the Spires Road area at the 
northeast corner of the area. 

It is recommended that Official Community Plan Bylaw 7100, Amendment Bylaw 10190, be 
introduced and given first reading. 

~~y9~ 
Program Coordinator, Policy Planning 
(604-276-4164) 

EL:cas 

Attachments: 

Edwin Lee 
Planner 2 
(604-276-4121) 

Attachment 1: Specific Land Use Plan Brighouse Village (2031) Spires Road Area 
Attachment 2: Active and Approved Development Applications - Spires Road Area 
Attachment 3: Land Use and Density Analysis 
Attachment 4: Conceptual Pedestrian Linkage Map Spires Road Area 
Attachment 5: Road Network Map- Spires Road Area-Existing vs. Current CCAP 
Attachment 6: Conceptual Road Network Map Spires Road Area 
Attachment 7: Proposed Revised Specific Land Use Plan: Brighouse Village (2031) 
Attachment 8: Public Consultation Summary 
Attachment 9: Notification Area Map- Spires Road Area 
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ATTACHMENT 3 

Land Use and Density Analysis - Spires Road Area 

The Spires Road Area (Appendix 1) is located in the northeast portion ofBrighouse Village in 
City Centre (Appendix 2) and is designated "General Urban T4". The neighbourhood's context 
within City Centre, including surrounding land use designations, are shown on Appendix 3. 

Density Scenarios 

To understand how housing density may influence the future neighbourhood character of the 
Spires Road Area, four density scenarios were developed which include: 

1. Low-Rise Residential - High-Density Townhouses (existing) 

2. Mid-Rise Residential - 4-Storey Apartments 

3. Mid-Rise Residential - 6-Storey Apartments 

4. High-Rise Residential 

The four density scenarios provide an opportunity to explore and discuss, at a high level, how 
different housing types can influence the estimated range of dwelling units and population levels. 
The four density scenarios can also influence neighbourhood character and open space needs, 
and impact the provision of utilities, as well as identify transportation considerations related to 
traffic flow, parking and loading. 

For reference, Appendix 4 provides an overview and Richmond-specific examples of the housing 
typologies that apply to each of the four density scenarios. A detailed comparison of the four 
housing scenarios is presented as Appendix 5. 

If Council directs staff to amend the OCP to support densities beyond the High-Density 
Townhouses land use designation for the Spires Road Area, detailed analysis ( e.g., traffic 
generation, parking and loading) of the transportation system will be required as part of the OCP 
amendment. The existing CCAP Mobility and Access Plan supports the existing High-Density 
Townhouses designation, as this is the planned land use for the area envisioned in the current 
CCAP. 

As the projected population for the area would increase, an OCP amendment for the higher 
densities would also include a thorough assessment of the parks requirements for the area, based 
on City park standards. 

Lessons Learned 

A number oflessons can be derived from the density analysis outlined in Appendix 5. 

Density in Relation to Block Configuration 

Both 6-Storey Apartments and High-Rise Residential would allow for a significantly higher 
number of dwelling units in the Spires Road Area when compared to the High-Density 
Townhouse and 4-Storey Apartment uses. However, the existing wide and shallow lot and block 
configuration is not ideal for these higher density housing typologies. It would be challenging to 
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accommodate all of the permitted floor areas and associated on-site parking and loading spaces 
of the higher density housing typologies on shallow sites that are approximately 35m deep. 

The parking layouts of the multi-level parking podiums would be extremely inefficient on the 
small shallow sites as significant amount of space would be required for vertical circulation 
between parking levels. This would increase the massing of the building significantly and 
adversely impact the design of the development. For example, a four storey parking podium 
may be required for a six storey apartment building to accommodate the associated parking and 
loading facilities if the parking podium has to be concealed by non-parking uses. 

With the building height restrictions in City Centre, the envisioned density would be difficult to 
achieve on the shallow sites. In addition, the current Zoning Bylaw provisions and design 
guidelines related to floorplate size, setbacks, building separation, and heights would make it 
challenging to situate high-rise building forms within the current block configuration. 

Based on the above, larger and deeper development blocks ( e.g., greater than 45m in depth) 
would be required to facilitate these higher density housing typologies ( e.g., 6-Storey 
Apartments and High-Rise Residential). This would result in significant changes to the cmTent 
road network and road capacity within the Spires Road Area. As redevelopment will occur 
incrementally in the area, this will be difficult to coordinate. 

Site Assembly 

The Spires Road Area is currently a predominately single-family neighbourhood; with the typical 
lot size being in the range of 700 m2 to 800 m2

. Based on the recent development proposals in 
the area, the majority of development sites consolidate three or four existing single-family lots. 
Large site assembly ( e.g., 10 existing lots or more) is challenging, especially when it involves 
road closure in an existing single-family neighbourhood, for the following reasons: 

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

• public road access and services (water, sanitary and storm mains and connections) to all 
properties that are not being consolidated must be maintained, which impacts the order of 
property development; and 

• fire truck access standards prohibit dead-end roads exceeding 90 min length (including 
interim situation), which impacts the sequencing of road closures and redevelopments in 
the area. 

It would be challenging to accommodate 6-Storey Apartment uses in the Spires Road Area as the 
minimum lot area for 6-Story Apartments is the largest in comparison to the other three housing 
typologies, and significant changes to the road network will be required to facilitate larger and 
deeper lots. It is possible to accommodate High-Rise Residential tower on a wide and shallow 
site but there will be limited flexibility in design (including tower placement) due to the current 
design guidelines minimum tower separation and maximum floor plate size requirements. 
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Ease of Development 

The minimum site assembly requirement for High-Density Townhouses is 2,000 m2
, which is 

approximately the size of three to four existing single-family lots within the Spires Road Area. 
For 4-Storey Apartment uses, the minimum site size requirements is slightly larger at 2500 m2, 

which is approximately the size of four to five existing single-family lots within the area. These 
minimum site size requirements are based on precedent sample projects and proposals within the 
City Centre. These two typologies would fit well into the wide and shallow site configurations 
of the potential site assemblies within the area. Unlike uses like 6-Storey Apartments and High
Rise Residential, no major road network changes would be required (to create larger and deeper 
development blocks) to facilitate redevelopment. 

Therefore, the smaller minimum development site requirement for High-Density Townhouse and 
4-Storey Apartment uses reduce challenges with site consolidation. In addition, the smaller 
minimum development site requirements would allow for smaller scale developers to undertake a 
project in the area, which may shorten the time needed to redevelop the entire area. 

Road Network Geometry 

A narrower 16.0 m wide road cross-section for the Spires Road Area has been established by 
Transportation, Engineering, Real Estate Services and Development Applications staff to better 
support the development of High-Density Townhouses (the form of development envisioned for 
this area under the current CCAP). The basic road cross-section would be reduced from 
approximately 20.0 m to 16.0 m and the surplus road areas resulting from the reduction would be 
sold to the developers of adjacent properties (approximately 2.0 m on each side of the street). 
The plan is to apply this 16 m road cross-section throughout the Spires Road Area for High
Density Townhouse developments. This strategy provides a number of benefits, including: 

• the creation of sites that are about 2 m deeper to support more functional and livable 
townhouse configurations; 

• development of more intimate streetscapes lined with residential front doors; 

• leveraging of the subdivision and street pattern to create a unique, identifiable and highly 
urban townhouse neighbourhood in proximity to the Brighouse skytrain station; and 

• funding for and construction of enhanced neighbourhood access, connectivity and public 
space improvements. 

This 16.0 m wide road cross-section has already been applied to three projects along Spires Road 
and Cook Crescent. A comprehensive transportation study will be required to assess the impacts 
if higher density land uses (e.g., 4-Storey Apartments, 6-Storey Apartments, or High-Rise 
Residential) are to be designated within the area. The study would include an analysis to 
determine the adequacy of the 16 m road cross section and potential need for a wider road to 
support the anticipated additional traffic that would be generated by higher density housing 
typologies. Should additional road capacity be required, it would be challenging to widen the 
sections of road where the 16 m road cross-section has recently been applied. 
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Ground-Oriented Housing/Pedestrian Friendly Streetscape 

A more pedestrian friendly streetscape could be created in both High-Density Townhouse and 
High-Rise Residential developments since ground-oriented units may be accommodated to 
conceal the parking podium. Direct access to the units at grade would enhance the streetscape 
and passive surveillance along the fronting roads and walkways. 

In comparison, with 4- and 6-Storey Apartments it would be difficult to achieve the pedestrian 
friendly streetscape created by High-Density Townhouses due to the typical parking structure 
design required for these higher density housing typologies. Based on similar development 
projects in City Centre, the size of the single level parkade at grade would take up almost the 
entire area of the permitted building envelope (e.g., area on site within all required setbacks to 
property lines). All residential habitable space will be located on the second floor and above, 
which is discouraged from a safety and- urban design perspective. This arrangement does not 
create a pedestrian-friendly street interface between the first living level and the public realm, 
and reduces opportunities for passive surveillance. 

Pedestrian Linkages/Public Green Space 

High-Density Townhouses would allow for the development of a fine-grained, intimate-scaled 
pedestrian network to enhance pedestrian mobility in the Spires Road Area. The draft Special 
Precinct Development Permit Guidelines for High-Density Townhouse developments in the 
Spires Road Area, presented to General Purpose Committee on November 2, 2020, identify that 
public walkways/mews should be provided along the perimeter of each development project. 
While the same may be provided on the other types of developments in the Spires Road Area, the 
smaller development site size requirements for High-Density Townhouse developments allow for 
a fine-grained pedestrian network to be created ( e.g., a walkway every 40-80 m between 
townhouse developments vs. eve1y 100-150 m between large site apartment developments). In 
order words, more public green space may be provided through a series of townhouse 
developments than a large site apartment development, when the overall size of development 
area remains the same. 

Private Outdoor Space 

The amount of outdoor space required in the High-Density Townhouse use is more than the other 
housing options reviewed in the analysis. While the communal outdoor amenity space 
requirements for all multiple-family developments (including townhouse and apartment uses) in 
the City Centre are the same (e.g., 6 m2 per unit plus 10% of the net site area), the minimum 
private outdoor space required per townhouse unit is significantly larger than the requirements 
for apaiiment units. Based on the current design guidelines in the CCAP, the minimum private 
outdoor space requirement for High-Density Townhouses is 37 m2 per unit, and Council had 
directed staff to keep this requirement in the Spires Road Area based on the November 2, 2020 
referral. Private outdoor space may be provided at grade, on top of the parking podium, or on 
the roof top. In comparison, the minimum private outdoor space requirement for apartment uses 
is 6 m2 (9 m2 preferred) per unit. The private outdoor space for an apartment unit is usually 
provided in the form of a balcony. As a result, High-Density Townhouse developments provide 
more private open space than the other density scenarios. 

6750202 Page 4 of 12 

PLN - 30 



Adjacent Land Uses & Building Heights 

The Spires Road Area currently consists of single-family homes and a few duplexes, along with 
some recent development sites for High-Density Townhouses. Adjacent to the area, on 
properties along Cook Road, Cooney Road and Westminster Highway, there are a number of 
multiple family developments (up to four storeys including the parking structure) and a IO-storey 
building located at the comer of Cooney Road and Westminster Highway. An Existing Land 
Use and Building Height Map is presented as Appendix 6. 

The entire neighbourhood bounded by Garden City Road, Cook Road, Cooney Road and 
Westminster Highway is designated for High-Density Townhouse uses under the CCAP, except 
for the southeast comer of Cooney Road and Westminster Highway, which is designated for 
Mid-Rise Residential (4-8 storeys). Properties located across Westminster Highway to the north 
and located across Cook Road to the south are primarily designated for High-Density 
Townhouse uses. Prope1iies located across Garden City Road to the east and located across 
Cooney Road to the west are primarily designated for Mid-Rise Residential (4-8 storeys), except 
for the area by the southwest comer of Cooney Road and Westminster Highway, which is 
designated for High-Rise Residential. A CCAP Land Use Designations Map for the immediate 
area is presented as Appendix 7. 

Based on the existing and future land uses and building heights surrounding the Spires Road 
Area, High-Density Townhouse use envisioned in the CCAP serve as an appropriate land use 
transition (massing and scale) between existing single-family homes (1-2 storeys) in the Spires 
Road Area, and: 

• the existing townhouse and apartment uses (2-4 storeys) along Cook Road, Cooney Road 
and Westminster Highway; 

• future High-Density Townhouse uses (3-4 storeys) to the n01ih and south of the area; and, 

• the existing and future Mid-Rise and High-Rise Residential uses (4-16 storeys) to the east 
and west of the area. 

Four to 6-Storey Apartments (up to 7 storeys tall including the parkade at grade) may also be 
considered between the existing single-family homes and the future Mid-Rise and High-Rise 
Residential uses ( 4-16 storeys) to the east and west of the area, but additional side yard setbacks 
and/or other building articulations should be required to address potential adjacency concerns 
( e.g., shadowing). 

Housing Diversity 

A G:'.CAP Land Use Designation Map for the Brighouse Village is presented as Appendix 8. Four 
types of residential uses are envisioned for the Brighouse Village under the current CCAP: 

• Sub Area Bl -High-Density Townhouses; 

• Sub Area B2 - Mid-Rise Residential ( 4-8 storeys); 

• Sub Area B3 -High-Rise Residential; and 

• Sub Area B4-High-Rise Commercial & Mixed Use. 

The majority ofresidential units available in the Mid-Rise Residential, High-Rise Residential, 
and Mixed Uses would be apartment units. Apartment uses are allowed in Sub-Areas B2, B3, 
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and B4, which accounts for approximately 72.5% of land designated for developments within the 
Brighouse Village. 

Sub Majority Unit Type Total Area/ Max. Total Floor Area/ 
Area % of Total Area FAR % of Total Floor Area 

B1 Townhouse 56.2 m2 I 27.5% 1.2 67.4 m2 I 12.1% 

B2 Apartment 31 .7 m2 I 15.5% 2.0 63.4 m2 I 11.4% 

B3 Apartment 37.9 m2 I 18.6% 3.0 113.7 m2 I 20.4% 

B4 Apartment & Commercial 78.3 m2 I 38.4% 4.0 313.2 m2 I 56.1% 

Total 204.1 m2 I 100.0% 557. 7 m2 I 100.0% 

Section 3 .3 of the OCP encourages a variety of housing forms in neighbourhoods to support all 
ages, income groups, families and household mixes. Therefore, it is important to provide a 
variety of housing options within Brighouse Village, within walking distance to Canada Line 
stations. As the percentage of apartment uses is high within Brighouse Village, High-Density 
Townhouse uses in the Spires Road Area provides housing choice for Richmond residents in 
City Centre. 

Townhouses are typically family-oriented housing with three or more bedrooms and private 
outdoor space. In comparison, only 40% of the units in apartment developments are required to 
be family units; and those family units are typically two bedrooms, with some two-bedroom
plus-den and three-bedroom units. As noted above, the private outdoor space provided for 
apmiment units is typically significantly smaller than the private outdoor space provided for 
townhouse units. 

In addition, the cost of housing in townhouse developments are typically lower for the same unit 
size as townhouse units are usually provided in a low-rise wood frame building ( except for the 
parkade p01iion, where a concrete structure is required), where construction costs are lower than 
concrete high rise buildings. 

Rental Housing 

Based on recent townhouse development applications, Council and staff have been encouraging 
10% of all new townhouse units to contain a secondary suite; this is on top of the cash-in-lieu 
Affordable Housing contribution ($8.5 per residential square foot). The provision of secondary 
suites provides flexibility for families expecting to expand or downsize in the future, where they 
have an option to rent out the secondary suite. There is no housing agreement required for the 
secondary units and the units can be rented out at market rate. 

For the 4-Storey Apmiment developments in the Spires Road Area, it is expected these 
developments would typically be smaller developments under 60 units . A cash-in-lieu 
contribution to the Affordable Housing Reserve ($10 per residential square foot, wood-frame 
construction) would be accepted instead of constructed Low End Market Rental (LEMR) units, 
in accordance with the Affordable Housing Strategy. On the contrary, it is expected that LEMR 
units (10% of the total residential building area, minimum 4 units) will be required for 6-Storey 
Apartment and High-Rise Residential developments in the Spires Road Area. 
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In accordance with the City's Market Rental Policy, a density bonus may be considered for 
residential developments in the Spires Road Area that provide market rental housing. The 
following table summarizes the maximum additional density that may be considered: 

Housing Typologies Maximum Bonus Density for 
100% Market Rental Housing 

High-Density 
Townhouses 0.2 FAR 

4-Storey Apartments 
(wood frame) 0.2 FAR 

6-Storey Apartments 
(wood frame) 0.2 FAR 

High-Rise Residential 
(concrete buildings) 0.25 FAR 

* which may be used only for market rental housing units 

Accessible housing 

Maximum Bonus Density for Mixed 
Market Rental and Strata Housing 

0.1 FAR* 

0.1 FAR* 

0.1 FAR* 

0.1 FAR* 

All multiple family residential developments in Richmond are required to have aging in place 
features in all new units. In addition, the OCP and Zoning Bylaw provides an optional incentive 
for developers to build some apartments as adaptable housing ( e.g., Basic Universal Housing 
(BUH) units). Where this is the case, 1.86 m2 per dwelling unit is excluded from the floor area 
ratio (maximum density) calculations. Furthermore, for townhouse developments, the OCP 
encourages the provision of Convertible Units (multi-level units) and/or BUH Units (single level 
units) in at least 10% of the units. 

Water 

Local water infrastructure improvements will be evaluated through the development application 
process. 

Sanitary 

Upgrades to the sanitary system are ongoing, including Eckersley B pump station. Specific 
upgrades to sanitary infrastructure, including placement and capacity, for High-Density 
Townhouse developments would be evaluated during the development application process. 
There are no issues with downstream capacity to Eckersley B Pump Station. 

A high level evaluation of the Spires Road Area for Mid-Rise and High-Rise Residential 
developments showed no issues with downstream capacity to Eckersley B Pump Station. 
Specific upgrades fronting the development property will need to be evaluated through the 
development application process. 

Drainage 

Local drainage infrastructure improvements will be evaluated through the development 
application process. 
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Options and Recommendations 

Staff identify four options for Council's consideration: 

Option 1 - Continue with High-Density Townhouses. Make no change to land use and 
density envisioned for the Spires Road Area under the current CCAP 
(Recommended) 

Option 2 - 4-Storey Apartments. Develop a new land use plan and amend the CCAP to 
support Mid-Rise Residential (4-Storey Apartments) in the Spires Road Area. 

Option 3 - 6-Storey Apaiiments. Develop a new land use plan and amend the CCAP to 
support Mid-Rise Residential (6-Storey Apartments) in the Spires Road Area. 

Option 4-High-Rise Residential. Develop a new land use plan and amend the CCAP to 
support High-Rise Residential in the Spires Road Area. 

Option I (High-Density Townhouses) (Recommended) 

Based on the analysis, staff recommend continuing with the land use and density for the Spires 
Road Area envisioned in the cmTent CCAP. High-Density Townhouses at 1.2 FAR (max.) is a 
viable development option for the properties within the Spires Road Area because: 

• sizes of individual properties within the Spires Road Area are small and large scale site 
assembly is challenging. High-Density Townhouses would allow for smaller scaled 
developments (3-4 lot consolidation), which would be more flexible in terms of site 
consolidation and may sh01ien the time needed to redevelop the entire area; 

• a narrower road cross-section has been implemented in the area to facilitate High-Density 
Townhouse Development. The road cross section for higher density development could 
require additional capacity to manage the anticipate increase in traffic volume. This will 
result in an inconsistent road geometry in the area; 

• smaller scale developments would allow for additional public walkways to be developed 
throughout the neighbourhood, enhancing pedestrian mobility; 

• High-Density Townhouses would allow for more flexibility in site planning than other 
higher density housing typologies, potentially facilitating more tree preservation 
opportunities; 

• significantly larger private outdoor space is required for High-Density Townhouse 
developments than other higher density housing typologies, which enhances the livability 
of the units and the neighbourhood; 

• High-Density Townhouse use would allow for more ground-oriented housing units, 
creating more attractive street/walkway frontages and enhancing pedestrian character of 
the neighbourhood; 

• High-Density Townhouse developments in the Spires Road Area would provide 
additional choice of housing within the Brighouse Village within walking distance to the 
Canada Line station; and 
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• the built form, massing and scale of High-Density Townhouse developments are 
compatible with existing single-family developments in the area, allowing for a more 
comfortable transition during redevelopment of the neighbourhood. 

If Council proceeds with this option, Council may consider introducing the Official Community 
Plan Bylaw 7100, Amendment Bylaw 10190, to 

a) amend the Development Permit Special Precinct Key Map in the CCAP to include an 
area along Spires Road and Cook Crescent; 

b) introduce a set of Special Precinct Development Permit Guidelines for the Spires Road 
Area; 

c) update the road network and pedestrian linkages in the Spires Road Area; and 

d) make related minor map, text, page numbering, and table of contents amendments to the 
City Centre Area Plan. 

These amendments are recommended by staff in response to the September 3, 2019 referral to 
develop a set of design guidelines for the Spires Road Area to ensure overall continuity in 
neighbourhood design and character within the Spires Road Area. 

Option 2 (4-Storey Apprtments) 

Four-Storey Apaiiment uses would allow for smaller scaled developments (4-5 lot 
consolidation), accommodate approximately 20% more residents than High-Density Townhouse 
uses at built out, and, are considered compatible with existing single-family developments in the 
area in terms of massing and scale. However, the design of the single level parking structure at 
grade for 4-Storey Apaiiments would eliminate the opportunities for ground-oriented housing. 
Furthermore, development of a multiple level parkade with an internal ramp on small and 
shallow sites would be a major challenge. Due to the configurations of the building blocks 
within the Spires Road Area (e.g., shallow lots), it would be challenging to accommodate a 
separate internal ramp in the parkade as the dimensions are only large enough to accommodate a 
central drive aisle with parking stalls on either sides when ground-oriented units are provided to 
conceal the parking podium. A multiple level parkade would only be possible on a larger site 
with two separate vehicle entrances ( one to the ground floor parking and another to the ramp) or 
on a larger land assembly that creates a deeper site. 

In addition, Mid-Rise Residential developments would provide less private outdoor space per 
unit, lower opportunity for tree retention, secure a lower percentage of family units in a 
development and reduce the diversity of housing options in Brighouse Village. 

If Council implements this option, staff would conduct a more in-depth study on the potential 
OCP/CCAP amendment to allow Mid-Rise Residential (4-Storey Apartments) developments in 
the Spires Road Area. The scope of work includes but not limited to the following: 

• a detailed examination of the typology and identify specific zoning requirements, if any, 
to ensure compatibility with existing single-family and townhouse developments within 
the Spires Road Area; 
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• a review of land use designation for properties fronting arterial roads within the area 
bounded by Westminster Highway, Garden City Road, Cook Road and Cooney Road to 
ensure appropriate transition between land uses within the area; 

• a transportation study to address increased traffic generation, and impacts and 
requirements for smrnunding and internal transp01iation networks. The study will also 
assess access and egress capacities to/from the area as well as internal road network 
geometry and configuration to support associated density implications. Parking and 
loading requirements will also be reviewed; and 

• a review of the park designation and pedestrian linkage plan for the Spires Road Area to 
ensure compatibility with the new form of housing proposed in the area. 

Option 3 (6-Storey Apartments) 

Based on the analysis, 6-Storey Apartments would have the potential to create the most units and 
accommodate the most residents at build out; however, this would only be achievable if the 
development sites are large ( at least 8-10 lots) and on a square shaped lot (instead of a long and 
narrow site). To accommodate 6-Storey Apartments, the existing road network in the Spires 
Road Area will need to be amended significantly. A number of existing roads in the area will 
need to be closed to create much deeper blocks to facilitate redevelopment. 

Based on past experience, redevelopment of an area that requires a series of significant road 
closures typically takes a longer period of time. In addition, 6-Storey Apartments would provide 
less private outdoor space per unit, reduce the opportunity for tree preservation, lower the 
percentage of family units in a development, and reduce the diversity of housing options in 
Brighouse Village. Furthermore, the built form, massing and scale of the 6-storey buildings 
would present compatibility challenges ( e.g., shadowing). 

If Council proceeds with this option, staff would conduct a more in-depth study on the potential 
OCP/CCAP amendment to allow Mid-Rise Residential (6-Storey Apmiments) developments in 
the Spires Road Area. The scope of work would include the following: 

• a detailed examination of the typology and identify zoning requirements, including the 
minimum site dimensions/configuration, to facilitate developments to meet the 
population target; 

• a review of land use designation for properties fronting mierial roads within the area 
bounded by Westminster Highway, Garden City Road, Cook Road and Cooney Road to 
ensure appropriate transition between land uses within the area; 

• a transportation study to address increased traffic generation, and impacts and 
requirements for surrounding and internal transportation networks. The study will also 
assess access and egress capacities to/from the area as well as internal road network 
geometry and configuration to support associated density implications. Parking and 
loading requirements will also be reviewed; and, 

• a review of the park designation and pedestrian linkage plan for the Spires Road Area to 
ensure compatibility with the new form of housing proposed in the area. 
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Option 4 (High-Rise Residential) 

The density analysis shows that High-Rise Residential development may accommodate over two 
times the population of High-Density Townhouses; however, there are a number of issues that 
need to be considered with respect to this housing typology in the Spires Road Area. The current 
CCAP design guidelines related to maximum floor plate area and minimum building separations 
for towers could significantly restrict the development potentials of High-Rise Residential within 
the Spires Road Area. This is in part due to the shallow lot and block configuration. In addition, 
tower placements may pose adverse impacts to the existing adjacent single-family homes and 
low-rise multiple family developments due to shadowing. As discussed above, significant 
changes to the existing road network will be required to create larger and deeper development 
blocks to facilitate efficiently designed High-Rise Residential developments. However, due to 
the land ownership pattern (e.g., single-family homes), site assembly, road closures, and 
sequencing of development will be challenging. High-rise residential development also provides 
less private outdoor space per unit, reduces the opportunity for tree preservation ( due to lot 
coverage), lowers the percentage of family oriented units, and reduces housing choice in 
Brighouse Village. 

If Council proceeds with this option, staff would conduct a more in-depth study on the potential 
OCP/CCAP amendment to allow High-Rise Residential developments in the Spires Road Area. 
Scope of work includes but not limited to the following: 

• a detailed examination of the typology and identify zoning and design requirements to 
ensure a more appropriate transition between existing single-family/townhouse 
developments and future tower placements; 

• a review of land use designations for properties fronting onto the arterial roads within the 
area bounded by Westminster Highway, Garden City Road, Cook Road and Cooney 
Road to ensure appropriate transition between land uses within the area; 

• a transportation study to address increased traffic generation, and impacts and 
requirements for surrounding and internal transportation networks. The study will also 
assess access and egress capacities to/from the area as well as internal road network 
geometry and configuration to support associated density implications. Parking and 
loading requirements will also be reviewed; and 

• a review of the park designation and pedestrian linkage plan for the Spires Road Area to 
ensure compatibility with the new form of housing proposed in the area. 

Conclusion 

This Land Use and Density Analysis outlines four density scenarios for the Spires Road Area. 
Based on the analysis staff are recommending that the current CCAP land use designation (High
Density Townhouses) for the area remains in place. 

High-Density Townhouses is a viable development option for the properties within the Spires 
Road Area because: 
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• the existing lot and block configuration, and landownership pattern more readily 
accommodate High-Density Townhouse developments; 

• the High-Density Townhouse typology allows for smaller scale developments, which 
provides opportunities for additional public walkways to be developed throughout the 
neighbourhood; 

• High-Density Townhouses would allow for more flexibility in site planning than other 
higher density housing typologies, potentially facilitating more tree preservation 
opportunities; 

• significantly larger private outdoor space is required for High-Density Townhouse 
developments than other higher density housing typologies. Providing for family-friendly 
housing; 

• High-Density Townhouse developments in the Spires Road Area provide additional 
housing choice within walking distance to the Canada Line station; and, 

• the built form, massing and scale of High-Density Townhouse developments are 
compatible with existing single-family developments in the area, allowing for a more 
comfo1iable transition during redevelopment of the neighbourhood. 

Appendixes: 

Appendix 1: Location Map - Spires Road Area 
Appendix 2: Specific Land Use Plan: Brighouse Village (2031) 
Appendix 3: Context Plan - Generalized Land Uses (2031) 
Appendix 4: Overview of Selected Housing Typologies 
Appendix 5: Comparison of the Housing Typologies 
Appendix 6: Existing Land Uses and Building Heights In and Sunounding the Spires Road Area 
Appendix 7: CCAP Sub-Area Land Use Designations - Spires Road and Sunounding Area 
Appendix 8: CCAP Sub-Area Land Use Designations - Brighouse Village 
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ATTACHMENT 4 

Conceptual Pedestrian Linkage Map - Spires Road Area 
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ATTACHMENT 5 

Road Network Map - Spires Road Area 
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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. PLN - 40 
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ATTACHMENT 8 

OCP Consultation Policy 

Staff have reviewed the proposed OCP amendments, with respect to the Local Government Act 
and the City's OCP Bylaw Preparation Consultation Policy No. 5043 requirements and 
recommend that this report does not require referral to external stakeholders. The table below 
clarifies this recommendation as it relates to the proposed OCP amendment. 

Stakeholder Referral Comment (No Referral necessary) 

Agricultural Land Commission No refe1nl necessary because the Land Reserve is not 
(ALC) affected. 

Richmond School Board 
No referral necessary as the School Board is not 
affected. 

The Board of Metro Vancouver 
No referral necessary because the Regional District is 
not affected. 

The Councils of adjacent No referral necessary because adjacent municipalities 
Municipalities are not affected. 

First Nations ( e.g. Sto:lo, No referral necessary because First Nations are not 
Tsawwassen, Musqueam) affected. 

TransLink 
No referral necessary because the proposed amendments 
will not result in significant road network changes. 

Port Authorities (Vancouver Port No referral necessary because the Port is not affected. 
Authority and Steveston Harbour 
Authority) 

Vancouver International Airport 
No referral necessary because the proposed amendments 
do not affect Transpmi Canada's maximum permitted 

Authority (VIAA) (Federal building height or the OCP Aircraft Noise Sensitive 
Government Agency) Development (ANSD) Policy. 

Richmond Coastal Health No referral necessary because the Health Authority is 
Authority not affected. 

The Advisory Design Panel was consulted on the 
proposed Special Precinct Development Permit Area 

Community Groups and design guidelines. Further, a Public Hearing notice will 
Neighbours be sent to all owners and residents in the Spires Road 

area to comment on the proposed OCP amendment at a 
Public Hearing. 

All relevant Federal and No referral necessary because Federal and Provincial 
Provincial Government Agencies Government Agencies are not affected. 

6753722 
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APPENDIX 4 

Example Images of the Housing Typologies 

-Current CCAP - T4 
Low-Rise Residential: High-Density Townhouses 

• This is the housing typology envisioned in the current CCAP for the Spires Road Area. 
• While conventional townhouses are characterized by 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. 

• Maximum density: 1.2 floor area ratio (FAR). 
• Maximum height: 15 m (typically 4 storeys including a single level parkade). 
• Estimated population at built out is approximately 2200 people in approximately. 750 units. 

6611 Eckersley Rd 8400 Cook Rd 

Mid-Rise Residential: 4-Storey Apartments 
• Maximum 4 storeys of multiple family units over a single level concrete parkade. 
• The parkade is typically at grade and concealed by landscaping and retaining walls along 

the perimeter of the site. 

• Typical density: 1.4 floor area ratio (FAR). 
• Typical height: 15 m (5 storeys including a single level parkade). 
• Estimated population at built out is approximately 2700 people in approximately 1350 

units. 

9288 Odlin Rd 8400 Anderson Rd 

6699 182 
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Example Images of the Housing Typologies 

Mid-Rise Residential: 6-Storey Apartments 
• Maximum 6 storeys of multiple family units over a concrete parkade. 
• The parkades are typically single level on large sites, but multiple-level parkades may be 

required on smaller sites to accommodate the parking requirements. 

• The single level parkade is usually at grade and concealed by landscaping and retaining 
walls along the perimeter of the site. 

• Where multiple levels of above grade parkade are required, the exposed portion of the 
parkade is concealed by non-parking use (e.g., ground-oriented units and indoor amenity 
spaces). 

• Typical density: 2.0 floor area ratio (FAR). 
• Typical height: 25 m (7 storeys including parkade at grade). 
• Estimated population at built out is approximately 3900 people in approximately 1950 

units. 

9399 Alexandra Rd 

High-Rise Residential 

6699 182 

• Towers (up to approximately 16 storeys) with podium streetwall bases (up to 3 storeys high). 
• Parking located within the building podium and concealed from public view by non-parking 

uses (e.g., ground-oriented units and indoor amenity spaces). 

• Maximum tower floorplate size is limited to 650 m2 (above 25 m). 
• Minimum tower separation is 35 m (above 25 m). 
• Typical density: 3.0 floor area ratio (FAR). 
• Maximum height: 45 m. 

• Estimated 
population at 
built out is 
approximately 
3700 people in 
approximately 
1800 units. 

6533 Buswell St 

PLN - 49 



A
P

P
E

N
D

IX
 5

 
C

om
p

ar
is

on
 o

f t
h

e 
H

ou
si

n
g 

T
yp

ol
og

ie
s 

C
u

rr
en

t 
C

C
A

P
 -

T
4

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
H

ig
h

-D
en

si
ty

 T
o

w
n

h
o

u
se

s 
4-

S
to

re
y 

A
p

ar
tm

en
ts

 
6-

S
to

re
y 

A
p

a
rt

m
e

n
ts

 
H

ig
h

 R
is

e 
R

es
id

en
ti

al
 

T
yp

o
lo

g
y 

B
u

ilt
 F

or
m

 
• 

T
ow

nh
ou

se
s 

ar
ou

nd
 a

nd
 o

n 
• 

A
p

a
rt

m
e

n
t 

bl
oc

k(
s)

 o
n 

to
p

 o
f 

• 
A

p
a

rt
m

e
n

t 
bl

oc
k(

s)
 o

n 
to

p
 o

f 
• 

T
ow

er
(s

) 
on

 t
o

p
 o

f a
 p

ar
ki

ng
 

to
p

 o
f a

 s
in

gl
e 

le
ve

l 
pa

rk
in

g 
a 

si
ng

le
 le

ve
l 

pa
rk

in
g 

a 
pa

rk
in

g 
st

ru
ct

u
re

. 
po

di
um

. 
st

ru
ct

u
re

 w
it

h
 s

to
op

s 
an

d 
st

ru
ct

u
re

. 
po

rc
he

s.
 

T
yp

ic
al

 D
is

tr
ib

u
tio

n
 o

f U
se

s 
• 

G
ro

un
d 

&
 U

pp
er

 F
lo

or
s:

 
• 

G
ro

un
d 

F
lo

or
: 

pa
rk

in
g 

• 
G

ro
un

d 
F

lo
or

: 
pa

rk
in

g 
• 

G
ro

un
d 

F
lo

or
: 

st
re

e
t-

hi
gh

-d
en

si
ty

 to
w

nh
ou

se
s.

 
st

ru
ct

u
re

 c
on

ce
al

ed
 f

ro
m

 
st

ru
ct

u
re

 c
on

ce
al

ed
 b

y 
o

ri
e

n
te

d
 t

ow
nh

ou
se

s.
 

pu
bl

ic
 v

ie
w

 b
y 

la
nd

sc
ap

in
g.

 
la

nd
sc

ap
in

g 
a

n
d

/o
r 

st
re

e
t-

• 
U

pp
er

 F
lo

or
s:

 m
u

lti
p

le
-f

a
m

ily
 

• 
P

ar
ki

ng
: 

w
it

h
in

 t
h

e
 b

u
ild

in
g

 
• 

U
pp

er
 F

lo
or

s:
 m

u
lti

p
le

-
o

ri
e

n
te

d
 t

ow
nh

ou
se

s.
 

re
si

de
nt

ia
l. 

(t
yp

ic
al

ly
 a

t g
ra

de
, 

an
d 

fa
m

ily
 r

es
id

en
tia

l. 
• 

U
pp

er
 F

lo
or

s:
 m

u
lti

p
le

-
co

nc
ea

le
d 

fr
o

m
 p

ub
lic

 v
ie

w
 

fa
m

ily
 r

es
id

en
tia

l. 
• 

P
ar

ki
ng

: 
w

it
h

in
 t

h
e

 b
u

ild
in

g
 

by
 n

on
-p

ar
ki

ng
 u

se
s.

 
• 

P
ar

ki
ng

: 
w

it
h

in
 t

h
e

 b
u

ild
in

g
 

(p
ar

ki
ng

 p
o

d
iu

m
 u

p 
to

 3
 

(t
yp

ic
al

ly
 a

t g
ra

de
).

 
• 

P
ar

ki
ng

: 
w

it
h

in
 t

h
e

 b
u

ild
in

g
 

st
or

ey
s 

hi
gh

) 
an

d 
co

nc
ea

le
d 

(a
t g

ra
de

 o
r 

sl
ig

ht
ly

 b
e

lo
w

 
by

 n
o

n
-p

a
rk

in
g

 u
se

s.
 

gr
ad

e)
. 

T
yp

ic
al

 M
in

im
u

m
 S

ite
 A

ss
em

bl
y 

• 
2,

00
0 

m
2 

• 
2,

50
0 

m
2 

• 
5,

80
0 

m
2 

• 
3,

00
0 

m
2 

R
eq

ui
re

m
en

ts
 

• 
A

pp
ro

x.
 3

-4
 e

xi
st

in
g 

si
ng

le
-

• 
A

pp
ro

x.
 4

-5
 e

xi
st

in
g 

si
ng

le
-

• 
A

pp
ro

x.
 8

-1
0 

ex
is

tin
g 

si
ng

le
-

• 
A

pp
ro

x.
 5

-6
 e

xi
st

in
g 

si
ng

le
-

fa
m

ily
 lo

ts
. 

fa
m

ily
 lo

ts
. 

fa
m

ily
 lo

ts
. 

fa
m

ily
 lo

ts
. 

T
yp

ic
al

 D
en

si
ty

 
1.

2 
FA

R
 

1.
4 

FA
R

 
2.

0 
FA

R
 

3.
0 

FA
R

 

M
a

xi
m

u
m

 B
ui

ld
in

g 
H

ei
gh

t 
15

 m
 (

49
 f

t.
) 

18
 m

 (
59

 f
t.

) 
25

 m
 (

82
 f

t.
) 

45
 m

 (
14

8 
ft

.)
 

P
ar

ki
ng

 R
eq

ui
re

m
en

ts
 

1.
4 

sp
ac

e 
pe

r 
u

n
it

 
1.

4 
sp

ac
e 

pe
r 

u
n

it
 

1.
4 

sp
ac

e 
pe

r 
u

n
it

 
1.

4 
sp

ac
e 

pe
r 

u
n

it
 

(R
e

si
d

e
n

tia
l+

 V
is

ito
r)

 
M

as
si

ng
 c

on
si

de
ra

tio
ns

 
T

yp
ic

al
ly

, 
m

ax
. 

6-
8 

u
n

its
 in

 
N

o 
sp

ec
ifi

c 
gu

id
el

in
es

. 
N

o 
sp

ec
ifi

c 
gu

id
el

in
es

. 
A

bo
ve

 2
5 

m
 (

82
 f

t.
):

 
ea

ch
 t

o
w

n
h

o
u

se
 c

lu
st

er
. 

• 
m

ax
. 

flo
o

rp
la

te
 s

iz
e 

lim
ite

d
 

to
 6

50
 m

2 
(6

,9
97

 f
t2 

);
 

• 
m

in
. 

to
w

e
r 

se
pa

ra
tio

n 
a

t 3
5 

m
 (

11
5 

ft
.)

. 
P

riv
at

e 
O

u
td

o
o

r 
S

pa
ce

 
• 

37
 m

2 
pe

r 
u

n
it

 
• 

6 
m

2 
m

in
im

u
m

; 
9 

m
2 

• 
6 

m
2 

m
in

im
u

m
; 

9 
m

2 
• 

6 
m

2 
m

in
im

u
m

; 
9 

m
2 

R
eq

ui
re

m
en

ts
 

p
re

fe
rr

e
d

 
p

re
fe

rr
e

d
 

p
re

fe
rr

e
d

 
S

ec
on

da
ry

 S
ui

te
s 

• 
10

%
 o

f a
ll 

n
e

w
 to

w
n

h
o

u
se

 
• 

N
o 

sp
ec

ifi
c 

gu
id

el
in

es
. 

• 
N

o 
sp

ec
ifi

c 
gu

id
el

in
es

. 
• 

N
o 

sp
ec

ifi
c 

gu
id

el
in

es
. 

un
its

 a
re

 e
nc

ou
ra

ge
d 

to
 

co
nt

ai
n 

a 
se

co
nd

ar
y 

su
ite

. 

66
75

89
1 

P
ag

e 
1 

o
f6

 

PLN - 50 



C
om

p
ar

is
on

 o
f t

h
e 

H
ou

si
n

g 
T

yp
ol

og
ie

s 

C
u

rr
en

t 
C

C
A

P
 -

T
4

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
H

ig
h

-D
en

si
ty

 T
o

w
n

h
o

u
se

s 
4-

S
to

re
y 

A
p

ar
tm

en
ts

 
6-

S
to

re
y 

A
p

ar
tm

en
ts

 
H

ig
h 

R
is

e 
R

es
id

en
ti

al
 

A
ff

o
rd

a
b

le
 H

ou
si

ng
 

• 
A

ff
o

rd
a

b
le

 H
ou

si
ng

 
• 

A
ff

o
rd

a
b

le
 H

ou
si

ng
 

• 
A

ff
o

rd
a

b
le

 H
ou

si
ng

 
• 

A
ff

o
rd

a
b

le
 H

ou
si

ng
 

co
n

tr
ib

u
tio

n
: 

$
8

.5
/b

u
ild

a
b

le
 

co
n

tr
ib

u
tio

n
: 

$
1

0
/b

u
ild

a
b

le
 

co
n

tr
ib

u
ti

o
n

: 
$

1
0

/b
u

ild
a

b
le

 
co

n
tr

ib
u

ti
o

n
: 

$
1

4
/b

u
ild

a
b

le
 

ft2
. 

ft
2 

(w
o

o
d

-f
ra

m
e

 
ft

2 
(w

o
o

d
-f

ra
m

e
 

ft2
 (

co
nc

re
te

 c
on

st
ru

ct
io

n)
. 

co
ns

tr
uc

tio
n)

. 
co

ns
tr

uc
tio

n)
. 

• 
La

rg
er

 a
p

a
rt

m
e

n
t d

e
ve

lo
p

m
e

n
ts

 c
o

n
ta

in
in

g
 m

o
re

 th
a

n
 6

0 
re

si
de

nt
ia

l 
un

its
 a

re
 r

eq
ui

re
d 

to
 p

ro
vi

de
 a

t 
le

as
t 1

0%
 o

f t
h

e
 

to
ta

l 
re

si
de

nt
ia

l 
b

u
ild

in
g

 a
re

a 
as

 L
E

M
R

 u
ni

ts
 in

st
ea

d 
o

f c
as

h 
co

n
tr

ib
u

tio
n

. 
S

m
al

le
r 

d
e

ve
lo

p
m

e
n

ts
 p

ro
vi

de
 a

 c
as

h-
in

-li
eu

 c
o

n
tr

ib
u

ti
o

n
 t

o
 

th
e

 A
ff

o
rd

a
b

le
 H

ou
si

ng
 R

es
er

ve
. 

A
cc

es
si

bl
e 

H
ou

si
ng

 
• 

A
gi

ng
 in

 p
la

ce
 f

ea
tu

re
s 

• 
A

gi
ng

 in
 p

la
ce

 f
e

a
tu

re
s 

re
qu

ir
ed

 in
 a

ll 
un

its
 

re
qu

ir
ed

 in
 a

ll 
un

its
 

• 
10

%
 o

f a
ll 

n
e

w
 to

w
n

h
o

u
se

 
un

its
 a

re
 e

nc
ou

ra
ge

d 
to

 
m

e
e

t t
h

e
 C

on
ve

rt
ib

le
 U

n
it 

o
r 

B
as

ic
 U

ni
ve

rs
al

 H
ou

si
ng

 
(B

U
H

) 
re

q
u

ir
e

m
e

n
ts

 

P
ro

je
ct

io
n

s 

S
p

ir
es

 R
o

ad
 A

re
a

 o
n

ly
 

U
n

it
 P

ro
je

ct
io

ns
 (

un
its

) 
70

0-
80

0 
12

00
-1

50
0 

18
00

-2
10

0 
16

00
-2

00
0 

P
op

ul
at

io
n 

P
ro

je
ct

io
ns

 (
pe

op
le

) 
20

00
-2

40
0 

25
00

-2
90

0 
36

00
-4

20
0 

34
00

-4
00

0 
A

ll
 p

ro
p

er
ti

es
 b

o
u

n
d

ed
 b

y
 

W
es

tm
in

st
er

 H
w

y,
 G

ar
d

en
 

C
ity

, 
C

o
o

k 
a

n
d

 C
o

o
n

ey
 

*i
n

cl
u

d
in

g
 T

S 
T

ow
er

s 
a

t t
h

e
 

N
W

 C
or

ne
r 

U
n

it
 P

ro
je

ct
io

ns
 (

un
its

) 
13

00
-1

50
0 

23
00

-2
40

0 
31

00
-3

40
0 

30
00

-3
30

0 

P
op

ul
at

io
n 

P
ro

je
ct

io
ns

 (
pe

op
le

) 
37

00
-4

00
0 

46
00

-4
90

0 
63

00
-6

80
0 

68
00

-7
50

0 

66
75

89
1 

Pa
ge

 2
 o

f6
 

PLN - 51 



C
om

p
ar

is
on

 o
f t

he
 H

ou
si

n
g 

T
yp

ol
og

ie
s 

C
u

rr
en

t 
C

C
A

P 
-T

4
 

M
id

-R
is

e 
R

es
id

en
ti

al
 

M
id

-R
is

e 
R

es
id

en
ti

al
 

H
ig

h
-D

en
si

ty
 T

o
w

n
h

o
u

se
s 

4-
S

to
re

y 
A

p
ar

tm
en

ts
 

6-
S

to
re

y 
A

p
ar

tm
en

ts
 

H
ig

h 
R

is
e 

R
es

id
en

ti
al

 

D
ev

el
o

p
m

en
t 

C
o

n
si

d
er

at
io

n
s 

S
ite

 C
on

fig
ur

at
io

n 
• 

S
m

al
le

r 
si

te
 a

ss
em

bl
y.

 
• 

M
in

im
u

m
 a

ss
em

bl
y 

si
ze

 is
 

• 
La

rg
er

 d
e

ve
lo

p
m

e
n

t s
ite

s 
• 

La
rg

er
 d

e
ve

lo
p

m
e

n
t s

ite
s 

ar
e 

• 
Fi

ts
 i

n
to

 e
xi

st
in

g 
si

te
 

sl
ig

ht
ly

 la
rg

er
 th

a
n

 
ar

e 
re

qu
ir

ed
 t

o
 fa

ci
lit

a
te

 6
-

re
qu

ir
ed

 t
o

 fa
ci

lit
a

te
 t

o
w

e
r 

co
nf

ig
ur

at
io

ns
 (

i.e
., 

lo
t 

to
w

n
h

o
u

se
 d

ev
el

op
m

en
ts

. 
S

to
re

y 
A

p
a

rt
m

e
n

ts
. 

de
ve

lo
pm

en
ts

. 
d

e
p

th
) 

an
d 

ro
ad

 n
e

tw
o

rk
. 

• 
F

its
 i

n
to

 m
o

st
 o

f t
h

e
 e

xi
st

in
g 

• 
S

ite
 a

ss
em

bl
ie

s 
co

ul
d 

re
su

lt 
• 

S
ite

 a
ss

em
bl

ie
s 

w
o

u
ld

 r
es

ul
t 

si
te

 c
on

fig
ur

at
io

ns
 (

i.e
. 

lo
t 

in
 r

oa
d 

cl
os

ur
e 

to
 c

re
at

e 
in

 s
ig

ni
fic

an
t 

ro
ad

 c
lo

su
re

 t
o

 
d

e
p

th
}.

 
la

rg
er

 a
nd

 d
e

e
p

e
r 

si
te

s 
th

a
t 

cr
ea

te
 d

e
e

p
e

r 
si

te
s 

to
 

• 
La

rg
er

 s
ite

 a
ss

em
bl

y 
m

ay
 b

e 
w

o
u

ld
 a

cc
om

m
od

at
e 

al
l 

ac
co

m
m

od
at

e 
to

w
e

r 
re

qu
ir

ed
 in

 c
er

ta
in

 a
re

as
 d

ue
 

re
qu

ir
ed

 p
ar

ki
ng

 in
 a

 s
in

gl
e 

po
di

um
s.

 
to

 th
e

 e
xi

st
in

g 
lo

t 
le

ve
l p

ar
ka

de
. 

co
n

fig
u

ra
tio

n
. 

D
e

ve
lo

p
m

e
n

t S
eq

ue
nc

e 
• 

N
o

t a
 s

ig
ni

fic
an

t i
ss

ue
 a

s 
th

e
 

• 
N

o
t a

 s
ig

ni
fic

an
t i

ss
ue

 f
o

r 
4-

• 
S

eq
ue

nc
in

g 
o

f d
e

ve
lo

p
m

e
n

t 
• 

S
eq

ue
nc

in
g 

o
f d

e
ve

lo
p

m
e

n
t 

re
qu

ir
ed

 s
ite

 c
on

fig
ur

at
io

ns
 

S
to

re
y 

A
p

a
rt

m
e

n
ts

 d
ue

 t
o

 
w

o
u

ld
 b

e 
a 

si
gn

ifi
ca

nt
 is

su
e 

w
o

u
ld

 b
e 

a 
si

g
n

ifi
ca

n
t i

ss
ue

 
w

o
u

ld
 f

it
 w

it
h

 t
h

e
 e

xi
st

in
g 

sm
al

le
r 

m
in

im
u

m
 s

ite
 

du
e 

to
 p

o
te

n
tia

l 
ro

ad
 

du
e 

to
 r

oa
d 

cl
os

ur
es

 a
nd

 t
h

e
 

se
rv

ic
in

g 
an

d 
ro

ad
 n

e
tw

o
rk

s.
 

as
se

m
bl

y 
re

qu
ir

em
en

ts
. 

cl
os

ur
es

 a
nd

 t
h

e
 s

ig
ni

fic
an

t 
si

gn
ifi

ca
nt

 r
e

-r
o

u
tin

g
 o

f 
• 

M
in

o
r 

te
m

p
o

ra
ry

 r
e

-r
o

u
tin

g
 

• 
T

e
m

p
o

ra
ry

 r
e

-r
o

u
tin

g
 o

f 
re

-r
o

u
tin

g
 o

f s
an

ita
ry

 m
ai

ns
 

sa
ni

ta
ry

 m
ai

ns
 t

o
 fa

ci
lit

a
te

 
o

f s
an

ita
ry

 m
ai

ns
 m

ay
 b

e 
sa

ni
ta

ry
 m

ai
ns

 m
ay

 b
e 

to
 fa

ci
lit

a
te

 la
rg

er
 s

ite
 

si
te

 a
ss

em
bl

ie
s.

 
re

qu
ir

ed
 d

ep
en

di
ng

 o
n 

th
e

 
re

qu
ir

ed
 b

as
ed

 o
n 

th
e

 
as

se
m

bl
ie

s.
 

co
ns

ol
id

at
io

n 
p

a
tt

e
rn

 a
nd

 
co

ns
ol

id
at

io
n 

p
a

tt
e

rn
 a

nd
 

ph
as

in
g 

o
f d

e
ve

lo
p

m
e

n
t.

 
ph

as
in

g 
o

f d
e

ve
lo

p
m

e
n

t.
 

C
ha

lle
ng

es
 f

o
r 

S
ite

 A
ss

em
bl

y 
• 

N
o

t a
n 

is
su

e 
as

 t
h

e
 

• 
N

o
t a

n 
is

su
e 

as
 t

h
e

 
• 

T
he

 m
in

im
u

m
 s

ite
 a

ss
em

bl
y 

• 
T

he
 m

in
im

u
m

 s
ite

 a
ss

em
bl

y 
m

in
im

u
m

 s
ite

 a
ss

em
bl

y 
is

 
m

in
im

u
m

 s
ite

 a
ss

em
bl

y 
is

 a
pp

ro
x.

 8
-1

0 
ex

is
tin

g 
is

 a
pp

ro
x.

 5
-6

 s
in

gl
e-

fa
m

ily
 

ap
pr

ox
. 

3-
4 

ex
is

tin
g 

si
ng

le
-

re
q

u
ir

e
m

e
n

t 
is

 a
pp

ro
x.

 4
-5

 
si

ng
le

-f
am

ily
 lo

ts
. 

La
rg

er
 

lo
ts

 b
u

t 
b

u
ild

in
g

 d
es

ig
n 

w
ill

 
fa

m
ily

 lo
ts

. 
si

ng
le

-f
am

ily
 lo

ts
. 

sc
al

e 
p

ro
p

e
rt

y 
as

se
m

bl
ie

s 
be

 r
es

tr
ic

te
d 

by
 t

h
e

 w
id

e
 a

nd
 

• 
T

he
re

 a
re

 2
 in

-s
tr

ea
m

 
ar

e 
d

if
fi

cu
lt

 d
ue

 t
o

 t
h

e
 

sh
al

lo
w

 l
o

t c
o

n
fig

u
ra

tio
n

. 
ap

pl
ic

at
io

ns
 a

nd
 2

 a
pp

ro
ve

d 
n

u
m

b
e

r 
o

f l
an

do
w

ne
rs

 in
 

• 
La

rg
er

 s
ca

le
 p

ro
p

e
rt

y 
p

ro
je

ct
; 

al
l w

it
h

 s
ite

 
th

e
 a

re
a 

(a
ll 

o
f w

hi
ch

 m
ay

 
as

se
m

bl
ie

s 
p

re
fe

rr
e

d
 t

o
 

as
se

m
bl

ie
s 

o
f 3

 t
o

 7
 s

in
gl

e-
ha

ve
 d

if
fe

re
n

t 
cr

ea
te

 l
ar

ge
r 

an
d 

d
e

e
p

e
r 

fa
m

ily
 lo

ts
. 

re
d

e
ve

lo
p

m
e

n
t 

as
pi

ra
tio

ns
).

 
d

e
ve

lo
p

m
e

n
t s

ite
s 

b
u

t t
hi

s 
w

ill
 b

e 
ch

al
le

ng
in

g 
du

e 
to

 
th

e
 n

u
m

b
e

r 
o

f 
la

nd
ow

ne
rs

 in
 

th
e

 a
re

a.
 

66
75

89
1 

P
ag

e 
3 

o
f6

 

PLN - 52 



C
om

pa
ri

so
n 

o
f t

he
 H

ou
si

n
g 

T
yp

ol
og

ie
s 

C
u

rr
en

t 
C

C
A

P
 -

T
4

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
H

ig
h

-D
en

si
ty

 T
o

w
n

h
o

u
se

s 
4-

S
to

re
y 

A
p

ar
tm

en
ts

 
6-

S
to

re
y 

A
p

ar
tm

en
ts

 
H

ig
h

 R
is

e 
R

es
id

en
ti

al
 

G
ro

u
n

d
-o

ri
e

n
te

d
 h

ou
si

ng
 

• 
G

ro
u

n
d

-o
ri

e
n

te
d

 h
ou

si
ng

 
• 

N
o 

g
ro

u
n

d
-o

ri
e

n
te

d
 

• 
D

ep
en

di
ng

 o
n 

th
e

 s
iz

e 
an

d 
• 

G
ro

u
n

d
-o

ri
e

n
te

d
 h

ou
si

ng
 

re
qu

ir
ed

 t
o

 s
cr

ee
n 

th
e

 s
in

gl
e 

ho
us

in
g.

 T
he

 g
ro

un
d 

fl
o

o
r 

co
n

fig
u

ra
tio

n
 o

f t
h

e
 s

ite
, 

w
ill

 b
e 

re
qu

ir
ed

 t
o

 s
cr

ee
n 

le
ve

l 
pa

rk
in

g 
po

di
um

, 
w

h
ic

h
 

w
ill

 b
e 

us
ed

 f
o

r 
pa

rk
in

g.
 

g
ro

u
n

d
-o

ri
e

n
te

d
 h

ou
si

ng
 

th
e

 m
u

lti
-l

e
ve

l p
ar

ki
ng

 
w

o
u

ld
 

he
lp

 c
re

at
es

 a
 

• 
T

yp
ic

al
ly

 n
o

t f
ea

si
bl

e 
to

 h
av

e 
m

ay
 b

e 
pr

ov
id

ed
 a

ro
un

d 
a 

po
di

um
, 

w
hi

ch
 w

o
u

ld
 h

el
p 

p
e

d
e

st
ri

a
n

-o
ri

e
n

te
d

 
an

 u
n

d
e

rg
ro

u
n

d
 p

ar
ki

ng
 

m
u

lti
-l

e
ve

l 
pa

rk
in

g 
p

o
d

iu
m

 
cr

ea
te

 a
 p

e
d

e
st

ri
a

n
-o

ri
e

n
te

d
 

st
re

et
sc

ap
e 

ga
ra

ge
 o

r 
a 

2 
le

ve
l c

on
cr

et
e 

st
re

et
sc

ap
e.

 
pa

rk
in

g 
p

o
d

iu
m

 in
 a

 4
-s

to
re

y 
b

u
ild

in
g

 
La

nd
 U

se
 

• 
M

as
si

ng
 a

nd
 s

ca
le

 w
o

u
ld

 '
fi

t'
 

• 
M

as
si

ng
 a

nd
 s

ca
le

 w
o

u
ld

 b
e 

• 
M

as
si

ng
 a

nd
 s

ca
le

 w
ill

 b
e 

• 
N

o
t c

o
m

p
a

tib
le

 w
it

h
 t

h
e

 
C

o
m

p
a

tib
ili

ty
/T

ra
n

si
tio

n
 

w
it

h
 e

xi
st

in
g 

m
u

lti
p

le
-f

a
m

ily
 

co
m

p
a

tib
le

 w
it

h
 

la
rg

er
 th

a
n

 t
h

e
 

e
xi

st
in

g
/p

ro
p

o
se

d
 

de
ve

lo
pm

en
ts

 a
dj

ac
en

t t
o

 
e

xi
st

in
g

/p
ro

p
o

se
d

 
e

xi
st

in
g

/p
ro

p
o

se
d

 
to

w
n

h
o

u
se

 d
e

ve
lo

p
m

e
n

ts
 in

 
th

e
 S

pi
re

s 
R

oa
d 

A
re

a 
(i.

e.
, 

d
e

ve
lo

p
m

e
n

ts
 in

 t
h

e
 a

re
a 

to
w

n
h

o
u

se
 d

e
ve

lo
p

m
e

n
ts

 
ar

ea
 o

r 
th

e
 o

ld
e

r 
2-

3 
st

or
ey

s 
o

ld
e

r 
2-

3 
st

or
ey

s 
b

u
t 

la
rg

er
 s

et
ba

ck
s 

o
r 

lo
w

e
r 

b
u

t c
ou

ld
 b

e 
co

m
p

a
tib

le
 

to
w

nh
ou

se
s 

an
d 

3-
4 

st
o

re
y 

to
w

n
h

o
u

se
s 

an
d 

3-
4 

st
o

re
y 

bu
ild

in
g 

he
ig

ht
s 

a
t s

id
e

/r
e

a
r 

de
pe

nd
in

g 
on

 t
h

e
 d

es
ig

n.
 

a
p

a
rt

m
e

n
ts

 lo
ca

te
d 

ad
ja

ce
nt

 
a

p
a

rt
m

e
n

t b
ui

ld
in

gs
).

 
ya

rd
 i

n
te

rf
a

ce
 w

it
h

 e
xi

st
in

g 
La

rg
er

 s
et

ba
ck

s 
o

r 
lo

w
e

r 
to

 th
e

 S
pi

re
s 

R
oa

d 
A

re
a.

 
si

ng
le

-f
am

ily
 d

e
ve

lo
p

m
e

n
t 

b
u

ild
in

g
 h

ei
gh

ts
 a

t s
id

e
/r

e
a

r 
w

o
u

ld
 n

ee
d 

to
 b

e 
ya

rd
 i

n
te

rf
a

ce
 w

it
h

 s
in

gl
e-

co
ns

id
er

ed
 t

o
 m

in
im

iz
e 

fa
m

ily
 h

om
es

 s
ho

ul
d 

be
 

im
p

a
ct

 o
n 

ad
ja

ce
nc

ie
s.

 
co

ns
id

er
ed

 t
o

 m
in

im
iz

e 
im

p
a

ct
 o

n 
ad

ja
ce

nc
ie

s.
 

F
or

m
 a

nd
 C

ha
ra

ct
er

 
• 

T
he

 d
es

ig
n 

gu
id

el
in

es
 

• 
T

he
 f

o
rm

 a
nd

 c
ha

ra
ct

er
 o

f a
p

a
rt

m
e

n
ts

 w
o

u
ld

 b
e 

si
gn

ifi
ca

nt
ly

 d
if

fe
re

n
t f

ro
m

 t
h

e
 m

o
re

 
de

ve
lo

pe
d 

fo
r 

th
e

 S
pi

re
s 

tr
a

d
iti

o
n

a
l 

de
si

gn
 c

ha
ra

ct
er

 o
f t

ow
nh

ou
se

s.
 

R
oa

d 
A

re
a 

(in
 r

es
po

ns
e 

to
 

C
ou

nc
il'

s 
re

fe
rr

al
) 

re
fe

r 
to

 a
 

m
o

re
 tr

a
d

iti
o

n
a

l 
de

si
gn

 
ch

ar
ac

te
r 

w
it

h
 p

itc
h 

ro
of

s,
 

w
hi

ch
 is

 c
o

m
p

a
tib

le
 t

h
e

 
ex

is
tin

g 
si

ng
le

-f
am

ily
 h

om
es

 
an

d 
th

e
 n

e
w

/p
ro

p
o

se
d

 
to

w
n

h
o

u
se

 d
ev

el
op

m
en

ts
 in

 
th

e
 a

re
a.

 

66
75

89
1 

P
ag

e 
4 

o
f6

 

PLN - 53 



C
om

p
ar

is
on

 o
f t

he
 H

ou
si

n
g 

T
yp

ol
og

ie
s 

C
u

rr
en

t 
C

C
A

P
 -

T
4

 
M

id
-R

is
e 

R
es

id
en

ti
al

 
M

id
-R

is
e 

R
es

id
en

ti
al

 

I 
H

ig
h

-D
en

si
ty

 T
o

w
n

h
o

u
se

s 
4-

S
to

re
y 

A
p

ar
tm

en
ts

 
6-

S
to

re
y 

A
p

ar
tm

en
ts

 
H

ig
h

 R
is

e 
R

es
id

en
ti

al
 

T
re

e 
R

et
en

tio
n 

• 
M

o
re

 o
p

p
o

rt
u

n
it

y 
fo

r 
tr

e
e

 
• 

Le
ss

 o
p

p
o

rt
u

n
it

y 
fo

r 
tr

e
e

 
• 

T
yp

ic
al

ly
 le

ss
 o

p
p

o
rt

u
n

it
y 

fo
r 

tr
e

e
 r

e
te

n
tio

n
 d

ue
 t

o
 p

ar
ki

ng
 

re
te

n
tio

n
 a

s 
th

e
re

 is
 m

o
re

 
re

te
n

tio
n

 a
s 

th
e

 s
in

gl
e 

le
ve

l 
an

d 
b

u
ild

in
g

 fo
o

tp
ri

n
t.

 
fle

xi
b

ili
ty

 in
 s

ite
 p

la
nn

in
g.

 
pa

rk
ad

e 
fo

o
tp

ri
n

t 
ne

ed
s 

to
 

be
 m

ax
im

iz
ed

 t
o

 
ac

co
m

m
od

at
e 

th
e

 r
eq

ui
re

d 
pa

rk
in

g.
 

E
n

g
in

ee
ri

n
g

/S
er

vi
ci

n
g

 

I 
I 

C
o

n
si

d
er

at
io

n
s 

W
a

te
r 

• 
Lo

ca
l w

a
te

r 
in

fr
a

st
ru

ct
u

re
 im

p
ro

ve
m

e
n

ts
 w

ill
 b

e 
ev

al
ua

te
d 

th
ro

u
g

h
 t

h
e

 d
e

ve
lo

p
m

e
n

t a
p

p
lic

a
tio

n
 p

ro
ce

ss
. 

S
an

ita
ry

 
• 

U
pg

ra
de

s 
to

 th
e

 s
an

ita
ry

 
• 

N
o 

is
su

es
 w

it
h

 d
o

w
n

st
re

a
m

 c
ap

ac
ity

 t
o

 E
ck

er
sl

ey
 B

 P
um

p 
S

ta
tio

n.
 

sy
st

em
 a

re
 o

ng
oi

ng
, 

• 
S

pe
ci

fic
 u

pg
ra

de
s 

fr
o

n
ti

n
g

 th
e

 d
e

ve
lo

p
m

e
n

t p
ro

p
e

rt
y 

w
ill

 n
ee

d 
to

 b
e 

ev
al

ua
te

d 
th

ro
u

g
h

 t
h

e
 

in
cl

u
d

in
g

 E
ck

er
sl

ey
 B

 p
u

m
p

 
p

e
rm

it
 a

pp
lic

at
io

n 
ph

as
e.

 
st

at
io

n.
 S

pe
ci

fic
 u

pg
ra

de
s 

to
 

sa
ni

ta
ry

 in
fr

a
st

ru
ct

u
re

, 
in

cl
ud

in
g 

p
la

ce
m

e
n

t a
nd

 
ca

pa
ci

ty
, 

fo
r 

T
ow

nh
ou

se
 

de
ve

lo
pm

en
ts

 w
o

u
ld

 b
e 

ev
al

ua
te

d 
d

u
ri

n
g

 th
e

 p
e

rm
it

 
ap

pl
ic

at
io

n 
pr

oc
es

s.
 

• 
N

o 
is

su
es

 w
it

h
 d

o
w

n
st

re
a

m
 

ca
pa

ci
ty

 t
o

 E
ck

er
sl

ey
 B

 
P

um
p 

S
ta

tio
n.

 
S

to
rm

 
• 

Lo
ca

l d
ra

in
ag

e 
in

fr
a

st
ru

ct
u

re
 im

p
ro

ve
m

e
n

ts
 w

ill
 b

e 
ev

al
ua

te
d 

th
ro

u
g

h
 t

h
e

 d
e

ve
lo

p
m

e
n

t a
pp

lic
at

io
n 

pr
oc

es
s.

 

T
ra

n
sp

o
rt

at
io

n
 N

e
tw

o
rk

s
 

I 
I 

R
oa

d 
C

ro
ss

 S
ec

tio
n 

• 
T

he
 n

e
w

 1
6 

m
 r

oa
d 

cr
os

s 
• 

R
oa

d 
cr

os
s 

se
ct

io
n 

w
ill

 b
e 

re
vi

ew
ed

 a
s 

p
a

rt
 o

f a
 T

ra
n

sp
o

rt
a

tio
n

 S
tu

dy
. 

se
ct

io
n 

w
as

 d
es

ig
ne

d 
to

 
• 

R
oa

d 
w

id
e

n
in

g
 m

ay
 b

e 
re

qu
ir

ed
 d

ue
 t

o
 in

cr
ea

se
d 

de
ns

ity
. 

ac
co

m
m

od
at

e 
to

w
nh

ou
se

s 
as

 e
nv

is
io

ne
d 

in
 t

h
e

 C
C

AP
. 

66
75

89
1 

P
ag

e 
5 

o
f6

 

PLN - 54 



C
om

pa
ri

so
n 

o
f t

he
 H

ou
si

n
g 

T
yp

ol
og

ie
s 

C
u

rr
en

t 
C

C
A

P
 -

T
4

 
M

id
-R

is
e 

R
es

id
en

ti
al

 

I 
M

id
-R

is
e 

R
es

id
en

ti
al

 

I 
H

ig
h

-D
en

si
ty

 T
o

w
n

h
o

u
se

s 
4-

S
to

re
y 

A
p

ar
tm

en
ts

 
6-

S
to

re
y 

A
p

ar
tm

en
ts

 
H

ig
h

 R
is

e 
R

es
id

en
ti

al
 

La
ne

 S
ta

nd
ar

ds
 

• 
Th

e 
cu

rr
e

n
t 

6 
m

 w
id

e
 la

ne
 

• 
La

ne
 s

ta
nd

ar
ds

 w
ill

 b
e 

re
vi

ew
ed

 a
s 

p
a

rt
 o

f a
 T

ra
n

sp
o

rt
a

tio
n

 S
tu

dy
. 

st
an

da
rd

 w
as

 d
es

ig
ne

d 
to

 
• 

La
ne

 w
id

e
n

in
g

 m
ay

 b
e 

re
qu

ir
ed

 d
ue

 t
o

 in
cr

ea
se

d 
de

ns
ity

. 
ac

co
m

m
od

at
e 

to
w

n
h

o
u

se
 

d
e

ve
lo

p
m

e
n

t a
s 

en
vi

si
on

ed
 

in
 t

h
e

 C
C

AP
. 

P
ed

es
tr

ia
n 

lin
ka

ge
 

• 
P

ed
es

tr
ia

n 
n

e
tw

o
rk

 w
as

 
• 

P
ed

es
tr

ia
n 

n
e

tw
o

rk
 w

ill
 b

e 
re

vi
ew

ed
 t

o
 e

ns
ur

e 
p

e
rm

e
a

b
ili

ty
 w

it
h

in
 t

h
e

 n
e

ig
h

b
o

u
rh

o
o

d
 w

it
h

 t
h

e
 

re
vi

ew
ed

 a
s 

p
a

rt
 o

f t
h

e
 

n
e

w
 f

o
rm

 o
f d

e
ve

lo
p

m
e

n
t.

 
d

e
ve

lo
p

m
e

n
t o

f d
es

ig
n 

gu
id

el
in

es
 in

 2
02

0.
 

M
in

o
r 

re
vi

si
on

 w
ill

 b
e 

re
qu

ir
ed

 in
 

re
sp

on
se

 t
o

 C
ou

nc
il'

s 
co

m
m

en
ts

 o
n 

th
e

 d
es

ig
n 

gu
id

el
in

es
. 

A
cc

es
s 

an
d 

E
gr

es
s 

C
ap

ac
iti

es
 

• 
A

cc
es

s 
po

in
ts

 s
ho

w
n 

in
 t

h
e

 
• 

A
 T

ra
n

sp
o

rt
a

tio
n

 S
tu

dy
 is

 r
eq

ui
re

d 
to

 d
e

te
rm

in
e

 i
f a

d
d

iti
o

n
a

l 
ac

ce
ss

 is
 r

eq
ui

re
d 

to
 

to
/f

ro
m

 t
h

e
 A

re
a 

C
C

AP
 w

e
re

 d
es

ig
ne

d 
to

 
ac

co
m

m
od

at
e 

th
e

 h
ig

he
r 

de
ns

ity
. 

ac
co

m
m

od
at

e 
to

w
n

h
o

u
se

s 
as

 e
nv

is
io

ne
d 

in
 t

h
e

 C
C

AP
. 

P
ar

ki
ng

 
• 

C
u

rr
e

n
t 

by
la

w
 p

ar
ki

ng
 

• 
A

 P
ar

ki
ng

 S
tu

dy
 is

 r
eq

ui
re

d 
to

 d
e

te
rm

in
e

 th
e

 s
u

ita
b

ili
ty

 o
f t

h
e

 c
u

rr
e

n
t 

by
la

w
 p

ar
ki

ng
 p

ro
vi

si
on

s 
pr

ov
is

io
ns

 a
re

 s
at

is
fa

ct
or

y.
 

fo
r 

th
e

 h
ig

he
r 

d
e

n
si

ty
 a

nd
 n

e
w

 fo
rm

 o
f h

ou
si

ng
. 

Lo
ad

in
g 

• 
C

u
rr

e
n

t 
by

la
w

 lo
ad

in
g 

• 
A

 r
ev

ie
w

 o
f l

oa
di

ng
 im

pa
ct

s 
w

ill
 b

e 
re

qu
ir

ed
 a

s 
p

a
rt

 o
f t

h
e

 T
ra

n
sp

o
rt

a
tio

n
 S

tu
dy

. 
pr

ov
is

io
ns

 a
re

 s
at

is
fa

ct
or

y.
 

66
75

89
1 

P
ag

e 
6 

o
f6

 

PLN - 55 



Existing Land Uses and Building Heights In 
and Surrounding the Spires Road Area 

APPENDIX 6 

4 
4 

4 4 

17 

4 

4 

D 
D Spires Road Area 

Current Land Use 

Single Family 

Duplex 

- Townhouse 

- Apartment 

- Mixed Use 

Agriculture 

- Commercial 

Office 

- Park 

----
School 

Empty Lot 

4 4 
3 3 

5 

4 

140 280 _ c:::::_ c::::: ____ Meters 

* the numbers on the map represent existing 
building height (storeys 1-17) for buildings 
other than single-family homes and duplexes. 
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CCAP Land Use Designations Map -
Spires Road and Surrounding Area 

D 
D Spires Road Area 

Sub Area B1 - High Density Townhouses 1.2 FAR 15m Max Height 

APPENDIX 7 

- Sub Area B2 - Mid-Rise Residential (4-8 storeys) 2.0 FAR 25 m Max Height 

- Sub Area B3 - High Rise Residential 3.0 FAR 45 m Max Height 

Sub Area B4 - High-Rise Commercial & Mixed Use 4.0 FAR 45 m Max Height 

- Park 

School 

- Proposed Streets 
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APPENDIX 8 

CCAP Land Use Designations in Brighouse Village (2031) 

c::J Spires Road Area 

C Sub Area B1 - High Density Townhouses 1.2 FAR 15m Max Height 

- Sub Area B2 - Mid-Rise Residential (4-8 storeys) 2.0 FAR 25 m Max Height 

- Sub Area B3 - High Rise Residential 3.0 FAR 45 m Max Height 

Sub Area B4 - High-Rise Commercial & Mixed Use 4.0 FAR 45 m Max Height 

- Park 

School 

- Proposed Streets 

PLN - 58 



. 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, Schedule 2.10 (City Centre Area Plan), 
is amended by: 

6748101 

a) 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 "3.0 
Spires Road (Brighouse Village)"; 

b) Following section 3.3.2 Special Precinct 2.0, by inserting a new section 3.3.3 Special 
Precinct 3.0, as shown in "Schedule B attached to and forming part of Bylaw 10190". 

c) Replacing page 2-27, including the Street Network Map (2031), with "Schedule C 
attached to and forming part of Bylaw 10190"; 

d) Replacing page 2-36, including Pedestrian Enviromnent Map (2031 ), with "Schedule D 
attached to and forming part of Bylaw 10190"; 

e) Replacing page 2-62, including the A Base For Building a Living Landscape Map, with 
"Schedule E attached to and forming part of Bylaw 10190"; 

f) Replacing page 2-67, including the Base Level Parks & Open Space Map (2031 ), with 
"Schedule F attached to and fanning paii of Bylaw 10190"; 

g) Replacing page 2-70, including the Neighbourhood Parks Map, with "Schedule G 
attached to and forming part of Bylaw 10190"; 

h) Replacing page 2-73, including the Pedestrian Linkages Map, with "Schedule H 
attached to and forming part of Bylaw 10190"; 

i) Replacing page 2-90, including the Public Realm Areas Map, with "Schedule I attached 
to and fo1ming part of Bylaw 10190"; 

j) Replacing page 3-3, including the Development Permit Sub-Areas Key Map, with 
"Schedule J attached to and forming part of Bylaw 10190"; 

k) Replacing page 3-13, including the Park Frontage Enhancement Areas Map, with 
"Schedule K attached to and forming paii of Bylaw 10190"; 
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Bylaw 10190 Page2 

1) Replacing page 3-16, including the Designated Green Link & Linear Park Location 
Map, with "Schedule L attached to and forming part of Bylaw 10190"; 

m) Replacing page 4-11, including the Park & Open Spaces Map (2031 ), with "Schedule M 
attached to and forming part of Bylaw 10190"; 

n) Replacing the Generalized Land Use Map (2031) with "Schedule N attached to and 
forming part of Bylaw 10190"; 

o) Replacing the Specific Land Use Map: Brighouse Village (2031) with "Schedule 0 
attached to and forming part of Bylaw 10190"; 

p) Making various text and graphic amendments to accommodate the identified bylaw 
amendments and to ensure consistency with the Generalized Land Use Map (2031) 
and Specific Land Use map: Brighouse Village (2031) as amended. 

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 

6748101 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
y 
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