
 

 
 

REFERRAL REPORT 
 

 
 Report Date: May 17, 2024 
 Contact: Templar Tsang-

Trinaistich 
 Contact No.: 604.829.9474 
 RTS No.: 16350 
 VanRIMS No.: 08-2000-20 
 Meeting Date: May 28, 2024 

 
TO: Vancouver City Council 

FROM: General Manager of Planning, Urban Design and Sustainability 

SUBJECT: Amendments to the First Shaughnessy District Schedule and Heritage 
Conservation Area Official Development Plan (HCA ODP) to Comply with 
Bill 44 – Provincial Small-Scale Multi-Unit Housing (SSMUH) Legislation 

 
Recommendation to Refer 
 
THAT the General Manager of Planning, Urban Design and Sustainability be instructed to bring 
forward the amendments as described below, and that the application be referred to Public 
Hearing together with the recommendations set out below; 

 
FURTHER THAT the Director of Legal Services be instructed to prepare the necessary by-laws 
in accordance with the recommendations set out below, for consideration at the Public Hearing. 
 

Recommendation for Public Hearing 
 

A. THAT Council approve, in principle, an application to amend the Zoning and 
Development By-law to add new regulations to the First Shaughnessy District 
Schedule to enable multiple dwelling, multiple conversion dwelling and infill 
options in accordance with new requirements of the Vancouver Charter resulting 
from Bill 44: Housing Statutes (Residential Development) Amendment Act, 2023, 
as well as related amendments for procedural alignment and amendments to 
Schedule F to establish density bonus rates as outlined in this report and 
generally as presented in Appendix A; 

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Zoning and Development By-law generally in 
accordance with Appendix A. 
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B. THAT Council approve, in principle, an application to amend the Heritage 

Conservation Area Official Development Plan (HCA ODP) generally as presented 
in Appendix B and including the following changes: 

 
(i) amendments to the First Shaughnessy Heritage Conservation Area 

General Guidelines (Schedule A of the HCA ODP) and First Shaughnessy 
Heritage Conservation Area Design Guidelines (Appendix A3 of the HCA 
ODP) to better comply with Bill 44; and 

 
(ii) amendments to repeal the Terms of Reference for the First Shaughnessy 

Advisory Design Panel (Annex A3-1 of the HCA ODP) to align with 
provincial small-scale multi-unit housing (SSMUH) policy manual 
recommendations, and other minor amendments for procedural 
alignment; 

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Heritage Conservation Area Official Development 
Plan, generally in accordance with Appendix B. 
 

C. THAT Recommendations A and B be adopted on the following conditions: 
 

(i) THAT the passage of the above resolutions creates no legal rights for the 
applicant or any other person, or obligation on the part of the City and any 
expenditure of funds or incurring of costs in relation thereto is at the risk 
of the person making the expenditure or incurring the cost; and 

 
(ii) THAT the City and all its officials shall not in any way be limited or 

restricted in the exercise of their authority or discretion, regardless of 
when they are called upon to exercise such authority or discretion. 

 
Report Summary 
 
The provincial government enacted three pieces of legislation in November 2023:  
 

• Bill 44: Housing Statutes (Residential Development) Amendment Act, 2023 
• Bill 46: Housing Statutes (Development Financing) Amendment Act, 2023 
• Bill 47: Housing Statutes (Transit-Oriented Areas) Amendment Act, 2023  

 
This report is a response to aspects of Bill 44. Under Bill 44, by June 30, 2024, local 
governments are required to make zoning changes in “restricted zones” to enable a prescribed 
minimum number of dwelling units by June 30, 2024. “Restricted zones” are defined in section 
565.03(1) of the Vancouver Charter and include districts or zones where residential uses are 
limited to single detached houses and/or duplexes (including any secondary suites, infill single 
detached houses, infill duplexes, and laneway houses) as of the date of Royal Assent for Bill 44 
(December 7, 2023). Staff reviewed all zoning districts in Vancouver and evaluated them against 
the provincial legislation and guidance to determine which are restricted and require zoning 
changes. Five zoning districts have been assessed as restricted: First Shaughnessy District 
(FSD), RT-7 District, RT-9 District, and two CD-1 by-laws. 
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A summary of the restricted zone analysis is included in Appendix E. 
 
This report outlines amendments to the First Shaughnessy District Schedule (FSD) and the 
Heritage Conservation Area Official Development Plan (HCA ODP) to enable small-scale multi-
unit housing (SSMUH) to comply with Provincial legislation. To meet the SSMUH requirements, 
Recommendation A seeks to amend FSD to enable multiple conversion dwelling and infill on all 
sites and to add multiple dwelling as an option for sites without protected heritage property. 
Recommendation B covers amendments to the HCA ODP to align with the proposed zoning 
changes in FSD. 
 
Section 566(1.3) of the Vancouver Charter now prohibits Council from holding a public hearing if 
zoning amendments are for the “sole” purpose of complying with the SSMUH legislation. 
Recommendations A and B include the following proposed amendments that go beyond the 
minimum requirements of the legislation and are therefore the subject of this public hearing. The 
changes which staff are recommending that go beyond the SSMUH legislation include:   
 

• allowing up to 6 dwelling units across all sites in FSD; 
• introducing a density bonusing structure similar to the R1-1 District Schedule (existing 

small-scale multi-unit housing district); and 
• modernizing the format of the district schedule to align with the new structure of the 

Zoning and Development By-law introduced in 2022. 
• includes proposed amendments to the HCA ODP to repeal the Terms of Reference for 

the First Shaughnessy Advisory Design Panel to align with Provincial and Council 
directions to streamline permit review and processing as well as other amendments for 
procedural alignment.  

 
In summary, because the above additional proposed amendments are not solely limited to 
complying with the SSMUH legislation, a Public Hearing is required.  
 
A separate report (RTS #16349) addresses the amendments for the other restricted zones: the 
RT-7 and RT-9 Districts and two CD-1 by-laws. 
 
Council Authority/Previous Decisions 
 

• Zoning and Development By-law 
• Heritage Conservation Area Official Development Plan and District Schedule for First 

Shaughnessy (2015) 
• Vancouver Plan (2022) 
• 3-3-3-1 Permit Approval Framework (June 2023) 
• Adding Missing Middle Housing and Simplifying Regulations (September 2023) 
• Response to New Provincial Legislation: Bills 44, 46 and 47 (April 2024) 

 
City Manager’s Comments 
The City Manager concurs with the foregoing recommendations. The changes are primarily 
required to comply with Provincial legislation intended to increase housing supply in low density 
neighbourhoods. 
 

https://council.vancouver.ca/20150609/documents/rr1report.pdf
https://council.vancouver.ca/20150609/documents/rr1report.pdf
https://guidelines.vancouver.ca/policy-plan-vancouver.pdf
https://council.vancouver.ca/20230613/documents/regu20230613min.pdf
https://council.vancouver.ca/20230725/documents/rr2.pdf
https://council.vancouver.ca/20240423/documents/r1.pdf
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REPORT 
 
Background/Context 
 
First Shaughnessy - In May 2015, Council replaced the First Shaughnessy Official Development 
Plan with the HCA ODP to address challenges around the retention of heritage homes. The HCA 
ODP recognizes the history and strategic location of First Shaughnessy, its distinctive pattern of 
planned development, and lush, mature landscaping as key components that justify the 
designation of First Shaughnessy as a heritage conservation area. The HCA ODP also lists over 
300 properties (pre-1940 homes) as “protected heritage property”. This status provides a level of 
continuing protection through various Vancouver Charter provisions that is not available to 
character houses elsewhere in the city. At the same time, the FSD zoning regulations were 
updated to balance opportunities for pre- and post-1940 houses, with additional flexibility for 
protected heritage property, and to ensure that new buildings were compatible with the area’s 
heritage character. 
 
Vancouver Plan - The Vancouver Plan, approved by Council in 2022, is a land use strategy to 
guide long-term growth of the city over the next 30 years. The Vancouver Plan includes 
recommendations on different neighbourhood types across the city. The Vancouver Plan 
proposes multiplex as the new baseline to be included in all neighbourhoods. Denser housing 
options such as townhouses and apartments will be enabled in Villages, Neighbourhood 
Centres and Transit Oriented Areas. Significant new housing opportunities are already enabled 
through the Broadway Plan (Municipal Town Centre) and more will be possible through the 
Rupert and Renfrew Station Area Plan now underway and the upcoming Transit Oriented Area 
Rezoning Policy (Bill 47). This focused approach to growth takes advantage of frequent transit 
and avoids the cost of upgrading utilities in all areas of the city.  The work plan and timelines to 
advance more housing opportunities through Vancouver Plan implementation will be reported to 
Council in June 2024. 
 
Recent Low Density Zoning Changes and Provincial Legislative Requirements - In fall 
2023, Council approved the replacement of all existing RS districts (formerly associated with 
“single family” zoning) with the new R1-1 Residential Inclusive district, which allows small-scale 
multi-unit housing (multiple dwelling containing 3 to 8 units). FSD was not replaced by the R1-1 
district because it is distinct from the RS districts, the site context is significantly different from 
other low-density areas, and it is subject to the HCA ODP. The R1-1 zoning change was 
approved prior to Bill 44 and allows residential uses beyond single detached houses and 
duplexes. Therefore, the R1-1 district is not considered a restricted zone and is not subject to 
the SSMUH requirements. 
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Strategic Analysis 
 
This section provides a summary of the provincial requirements and policy manual and outlines 
how staff have considered both in drafting of the proposed amendments. This section also 
provides the rationale for changes beyond the SSMUH requirements as well as a brief 
description of key components that need to be retained. 
 
Provincial Requirements for Small-Scale Multi-Unit Housing 
 
Districts or zones where residential uses are limited to single detached houses and/or duplexes1  
are considered “restricted zones” under Bill 44 and are required to enable a minimum of: 

• 3 dwelling units on parcels with a site area less than or equal to 280 m2;  
• 4 dwelling units on parcels with a site area more than 280 m2; and 
• 6 dwelling units on parcels with a site area more than 280 m2 and within 400 m of a bus 

stop with frequent service2. 
 
The legislation and regulations provide for some exemptions and restrictions. Land that is 
hazardous, agricultural, protected under the Heritage Conservation Act or a heritage designation 
by-law on December 7, 2023, not connected to sewer or water services, or greater than 4,050 
m2 in area is exempt from the SSMUH requirements. Sites within Transit-Oriented Areas (TOAs) 
may also be exempted from these requirements. Properties that are subject to a heritage 
revitalization agreement (HRA) that was in place prior to Bill 44 are still subject to the limits 
imposed by those agreements through a transitional provision in section 627 of the Vancouver 
Charter.  
 
Furthermore, following December 7, 2023, municipalities cannot use zoning, heritage alteration 
permits, or designation of heritage conservation areas to unreasonably prohibit or restrict the 
use or density required to enable SSMUH. Council must also not establish conditional density 
rules for the purpose of achieving the minimum number of dwelling units required to be 
permitted under legislation, though the legislation does allow for density bonusing in certain 
circumstances.  
 
The legislation is supported by a Provincial policy manual that local governments must consider 
when bringing forward amendments to zoning by-laws to enable SSMUH. The manual provides 
an overview of the legislation, advice on zoning changes, and other considerations for 
implementing SSMUH requirements. It also contains four sets of site standards designed to 
address different site contexts found in BC municipalities. Although local governments are 
obligated to consider the manual, local governments are not required to strictly follow its 
recommendations because the Province recognizes that there is significant diversity amongst 
municipalities in terms of legal structure, size, geography, and historical and current land use 
patterns. 
 

 
1 Including any secondary suites, infill single detached houses, and infill duplexes) on the date Bill 44 
received royal assent (December 7, 2023) 
2 Frequent transit service is served by at least one bus route that is scheduled to stop at least every 15 
minutes, on average, between the hours of: (a) 7 am and 7 pm, Monday to Friday, and (b) 10 am and 6 
pm on Saturdays and Sundays 



Amendments to the First Shaughnessy District Schedule and Heritage Conservation Area Official 
Development Plan (HCA ODP) to Comply with Bill 44 – Provincial Small Scale Multi-Unit Housing 
(SSMUH) Legislation – RTS 16350 

 6 

 
Required Regulatory Changes for First Shaughnessy 
The regulations in FSD currently limit residential development to single detached houses (with 
or without a secondary suite) for sites without protected heritage property and options to 
develop more than two dwelling units and up to 8 dwelling units on a site (through multiple 
conversion dwelling, infill, and coach house) are limited to protected heritage properties as 
identified in the HCA ODP3. 
 
All lots in FSD are greater than 280 m2, and as shown in Figure 1, 94% of lots in FSD are within 
400 m of a bus stop with frequent service. FSD is therefore required to enable 4 to 6 dwelling 
units as per the SSMUH requirements. As noted earlier in this report, exemptions from SSMUH 
are limited; the only exemptions that could be applied in FSD are for sites over 4,050 m2 in site 
area (12 lots), sites within TOAs (40 lots), and sites subject to an HRA in place prior to Bill 44 (7 
lots). 
 
All other sites are not eligible for exemption from SSMUH requirements for several reasons: 

• the HCA ODP (including its list of protected heritage properties) was adopted under 
section 596A of the Vancouver Charter, which is not a type of heritage designation 
exempt from SSMUH; 

• land protected under the section 12.1 (2) of Heritage Conservation Act is exempt, but 
neither the HCA ODP nor any land in First Shaughnessy is currently protected under that 
Act; and 

• land designated via heritage designation by-laws under section 593 of the Vancouver 
Charter are exempt, but there are no cases where land is designated in First 
Shaughnessy – only buildings and structures are designated. 

 
To comply with SSMUH requirements, the proposed zoning changes will enable at least 4 
dwelling units on all sites for FSD, except those 7 sites already designated under heritage 
designation by-laws with HRAs, by: 

• adding multiple dwelling as a new use for sites without protected heritage property; 
• allowing multiple conversion dwelling and infill on all sites; 
• revising limits on dwelling unit density; 
• replace coach house and its associated regulations with infill to remove a barrier to 

providing the prescribed number of dwelling units;  
• revising the HCA ODP (including the General Guidelines and Design Guidelines) to be 

compatible with SSMUH options; and 
• 6 dwelling units will also be permitted on parcels with a site area greater than 280 m2 

and within 400 m of a bus stop with frequent service.  
 

 
3 Developments containing 2 or more dwelling units on a site currently require minimum site sizes ranging 
from 1,394 m2 to 4,645 m2.  
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Figure 1: Map showing RT and First Shaughnessy districts within Transit-Oriented Areas and Frequent Transit 
Network 
 
New multiple dwellings on protected heritage properties are not proposed as an option for 
several reasons. As noted above, protected heritage properties under the HCA ODP will have 
the option to develop SSMUH through retention of existing buildings and construction of new 
infill buildings. The proposed approach would allow the use and densities required by SSMUH 
while remaining consistent with the conservation goals of the HCA ODP. Furthermore, this is 
consistent with section 559.01 of the Vancouver Charter, which stipulates that zoning, heritage 
alteration permits, and designation of HCAs cannot be used to unreasonably prohibit or restrict 
the use or density required to be permitted for SSMUH. 
 
Exemptions from SSMUH requirements will not be applied to sites over 4,050 m2 and TOA sites 
(see next section). No amendments to the Parking By-law are proposed concurrently with the 
zoning changes. Parking By-law amendments are expected to be brought forward to Council on 
June 26, 2024 (RTS #16332) to comply with Bill 44 (SSMUH) and Bill 47 (Transit-Oriented 
Areas) requirements. 
 
Appendix C provides a full summary of all the amendments proposed in this report.  
 
Additional Amendments 
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The amendments outlined in this section are subject to Public Hearing because they extend 
beyond the “sole” purpose of the SSMUH legislation and are in addition to the basic dwelling 
unit requirements under the Provincial legislation. These amendments are aligned with 
recommendations from the policy manual and Council priorities such as the 3-3-3-1 permitting 
framework and the Permitting Improvement Program. 
 
1. Repeal Terms of Reference for the First Shaughnessy Advisory Design Panel 

The provincial policy manual recommends that SSMUH projects in Development Permit 
Areas (DPAs) not be subject to review by advisory design panels or planning commissions. 
Although DPAs do not exist in Vancouver, they are similar in nature to how the City 
administers conditional approvals through zoning and guidelines. As such, the same 
principle from the policy manual could be applicable. This amendment also supports permit 
process improvements by removing the review of development permit applications by the 
advisory panel. 

 
2. Apply 6 dwelling units across all sites, including sites over 4,050 m2 and TOA sites 

This amendment is proposed for permit processing efficiency and to keep baseline options 
the same across sites in FSD. As shown in Figure 1, FSD includes a mix of areas required 
to enable 4 or 6 dwelling units depending on whether it is 400 m from a frequent bus stop. 
Strict implementation of those requirements and the SSMUH exemptions for sites over 
4,050 m2 and TOA sites can make it difficult for staff and applicants to determine what could 
be built on a site, so staff recommend enabling 6 dwelling units on all sites except those 7 
sites under HRAs. These changes would not preclude further opportunities through rezoning 
on lands subject to TOA legislation; staff will be bringing forward a report to comply with Bill 
47 including a rezoning policy for sites within TOAs. 

 
3. Enable a density bonus structure similar to R1-1 

The provincial guidance prevents the use of density bonusing on the floor area required to 
achieve the minimum number of dwelling units (i.e. up to 6 units). The provincial guidance 
allows density bonusing on dwelling units or floor area that exceed the SSMUH 
requirements and municipalities can specify affordable housing requirements on one of the 
minimum required dwelling units. The City included density bonus provisions in the R1-1 
multiplex regulations. Staff are proposing to apply a similar approach here to help fund the 
needs of growth and limit land value escalation. The density bonus approach would apply to 
floor area that is beyond what is required to provide 6 dwelling units on sites without 
protected heritage property, thus enabling larger units. 

A base density (0.25 FSR + 139 m2) is included, aligning with the current density provided 
for sites without protected heritage property in First Shaughnessy, which ensures that the 
required number of dwelling units can be achieved without the additional floor area available 
through the density bonus. For sites without protected heritage property, applicants can 
access additional density through the density bonus up to 0.5 FSR for new multiple dwelling 
development, and up to 0.45 FSR for multiple conversion dwellings and infill. Protected 
heritage properties are already permitted up to 0.45 FSR under current regulations and no 
density bonus is proposed for those properties. 
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Consistent with R1-1, accessing the density bonus will require a pre-set cash contribution 
based on floor area to support the delivery of public amenities and affordable housing.  In 
lieu of the cash density bonus, an applicant can provide all units as purpose-built rental in 
perpetuity. The regulations also include a placeholder option of providing one below-market 
home ownership unit, however as with R1-1, that option will not be available until and unless 
the City finalizes a partnering agreement with BC Housing.  

 
4. Remove clause requiring consideration of submissions from advisory groups, property 

owners and tenants 
This amendment is proposed for permit process improvement. This clause was removed 
when consolidating the former RS districts into the R1-1 to facilitate more simple approvals 
and streamline administration. 

 
5. Modernize the structure of the district schedule 

This amendment is proposed for alignment with other district schedules. In 2022, the Zoning 
and Development By-law was updated with improved document navigation, enhanced 
document accessibility features, and clearer rules with diagrams and tables. The scope of 
work did not include comprehensive districts like FSD. Modernizing the format of FSD would 
bring it into alignment with the rest of the Zoning and Development By-law. 
 

Appendix C provides a full summary of all the amendments proposed in this report. 
 
Key Components to be Retained 
Although the focus of this report is on changes required for SSMUH, there are several 
components that will remain in place: 

• heritage alteration permits will continue to be required for all development; 
• all developments will continue to be reviewed against the First Shaughnessy Heritage 

Conservation Area Design Guidelines 
• the Protection of Trees By-law and the First Shaughnessy Heritage Conservation Area 

Design Guidelines will continue to be used to protect trees and landscaping in First 
Shaughnessy;  

• processes regarding demolition of protected heritage property and removal of protected 
heritage property from the list in the HCA ODP will remain unchanged; and 

• stormwater management requirements will remain unchanged and will continue to apply 
to new developments in this area, including SSMUH applications.  

 
The components above will not be used to unreasonably prohibit or restrict the use or density 
required to be permitted for SSMUH consistent with section 559.01 of the Vancouver Charter. 
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Next Steps in First Shaughnessy 
The primary objective of this report is to bring First Shaughnessy into compliance with Bill 44 
requirements for SSMUH. In June 2024, two reports will be brought forward regarding TOAs 
and parking requirements, to comply with Bill 47, both of which have implications for First 
Shaughnessy as noted above. Bill 18 (2024 Vancouver Charter Amendment Act), which 
received Royal Assent on April 25, 2024, requires the eventual repeal of the HCA ODP as part 
of a provincial requirement to adopt a single city-wide ODP by 2030 that will incorporate 
elements of existing ODPs. Additional information on the Vancouver Plan ODP will be presented 
to Council in June 2024. 
 
Financial Implications  
 
Staff recommend that the pre-set R1-1 density bonus contributions, which are intended to 
mitigate potential land value impacts, discourage speculative market activity and help fund 
public amenities and affordable housing, be applied to RT-7, RT-9 and FSD. Based on Coriolis 
Consulting Corp’s detailed financial feasibility testing, the proposed density bonus rates (as 
shown in Table 1) are consistent with R1-1 and are designed to limit land speculation without 
compromising development viability.  

Table 1. Proposed Fixed-Rate Density Bonus Contribution for FSD Multiplex  
(Not Applicable to Below-Market Homeownership, Secured Rental, and Protected 
Heritage Options)  

Development  Bonus Density Rate  

New multiplex   
(Applicable to floor area between   
0.25 FSR + 139m2 and 0.5 FSR)  $1,506.95 per m2   

($140 per ft2)  Conversions   
(Applicable to floor area between   
0.25 FSR + 139m2 and 0.45 FSR)  

 
A table summarizing the proposed development contributions and/or housing requirements are 
included in Appendix D. 

Density bonus contributions will help fund growth needs associated with population increase in 
low density areas, including public amenity and affordable housing projects across the city. 

Take-up and Staffing 
 
The R1-1 zoning approved in fall 2023 that added multiplex and simplified regulations across 
most low-density areas is already producing a shift in the types and volume of permits 
processed. Staffing allocation in Development, Buildings and Licensing (DBL) has been shifting 
to provide more resourcing to respond to the significant take up of multiplex projects.  
 
FSD comprises only 604 total lots and the take-up of the new opportunity is anticipated to be 
low and should not have a major impact on permitting. Different eligibility requirements and unit 
allowances compared with R1-1 zoning will require updated training for Development, Building 
and Licenses (DBL) and Engineering (ENG) staff. 
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Staff will continue to monitor overall work volume, shifts in permit loads on staff review teams 
and density bonus fee processing, as well as examine training needs and respond as needed.   
 
Legal Implications 
 
The proposed by-laws are authorized by the Vancouver Charter, including Part XXVII – 
Planning and Development. 

The City is required to make the SSMUH changes outlined in this report no later than June 30, 
2024 to comply with provincial legislation. 

The Vancouver Charter prohibits a public hearing for zoning amendments that are for the “sole” 
purposes of SSMUH. However, the amendments proposed in this report extend beyond this 
limit. The proposed amendments also involve ODP amendments and density bonus 
amendments – which are not required by SSMUH. As a result of the scope of the proposed 
changes, a public hearing is required. 
 
Conclusion 
 
The proposed changes to FSD and the HCA ODP are required to comply with the Provincial 
legislation to modify restricted zones and enable more housing.  
 
The General Manager of Planning, Urban Design and Sustainability recommends that the 
amendments to the Zoning and Development By-law and the HCA ODP be referred to Public 
Hearing to introduce new options into FSD, comply with Provincial legislation requirements and 
simplify the regulations. 
 
 

* * * * * * * *  
 
 
Appendices 
• Appendix A: Amendments to the Zoning & Development By-law   
• Appendix B: Amendments to the Heritage Conservation Area Official Development Plan 
• Appendix C: Summary of By-law Amendments 
• Appendix D: Development Contribution Summary 
• Appendix E: Restricted Zone Analysis 
• Appendix F: Summary of SSMUH requirements vs R1-1 
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Appendix A 

DRAFT By-law to amend Zoning and Development By-law No. 3575 regarding 
amendments to the First Shaughnessy District Schedule to comply with Bill 44 – 

Provincial Small-Scale Multi-Unit Housing (SSMUH) Legislation 
 
Note:  An amending by-law will be prepared generally in accordance with the provisions listed 

below, subject to change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions and schedules of the Zoning and 
Development By-law. 
 
2. Council strikes out the First Shaughnessy District Schedule in its entirety and substitutes 
the First Shaughnessy District Schedule attached to this by-law as Schedule A. 

 
3. In Schedule F, Council adds the following line to the chart, below the line for FC-2 (False 
Creek Flats): 

 
“ 

FSD $1,506.95 per m2 

                                                                                                                                                   ”. 
 
4. A decision by a court that any part of this by-law is illegal, void, or unenforceable severs 
that part from this by-law, and is not to affect the balance of this by-law. 

 
5. This by-law is to come into force and take effect on June 30, 2024, except that sections 2 
and 3 do not come into force or take effect and the Zoning and Development By-law existing on 
[day before enactment date] remains in force and effect with regard to any complete development 
permit applications for coach house accepted on or before [enactment date]. 
 
ENACTED by Council this                      day of                                            , 2024 

 
 
 
 

________________________________ 
Mayor 

 
 
 
 

________________________________ 
City Clerk 

 
 
 
 

Schedule A 
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Appendix B 

DRAFT By-law to amend the Heritage Conservation Area Official Development Plan      
By-Law regarding small-scale multi-unit housing and other miscellaneous amendments  

Note:  An amending by-law will be prepared generally in accordance with the provisions listed below, 
subject to change and refinement prior to posting. 

 
1. This by-law amends Schedule 1 of the Heritage Conservation Area Official Development 
Plan By-law No. 11349. 
 
2. In Schedule A of Schedule 1, Council: 

 
(a) in section 1.4.2(a), strikes out “single-family”; 

 
(b) strikes out section 1.4.3; 

 
(c) renumbers section 1.4.4 as section 1.4.3; 

 
(d) strikes out section 1.4.5; 

 
(e) strikes out Appendix A3 and substitutes a new Appendix A3 as attached to this by-

law as Schedule A; and 
 

(f) strikes out Appendix A3-1 in its entirety. 
 
3. A decision by a court that any part of this by-law is illegal, void, or unenforceable severs 
that part from this by-law, and is not to affect the balance of this by-law. 
 
4. This by-law is to come into force and take effect on June 30, 2024, except that section 2 
does not come into force or take effect and Schedule 1 of the Heritage Conservation Area Official 
Development Plan By-law existing on [day before enactment date] remains in force and effect 
with regard to any complete development permit applications for coach house accepted on or 
before [enactment date]. 

 
ENACTED by Council this                     day of                                         , 2024 

 
 
 
 

__________________________________ 
Mayor 

 
 
 
 

__________________________________ 
City Clerk 
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Schedule A 
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Appendix C 

Summary of By-law Amendments 

Below is a summary of proposed amendments to the City’s By-laws resulting from the 
addition of new regulations to enable multiple dwelling housing options in the First 
Shaughnessy district as mandated by the new requirements of the Vancouver Charter 
resulting from Bill 44.  

By-laws will be prepared generally in accordance with the provisions listed below, 
subject to change and refinement prior to posting. Should there be any discrepancy 
between this summary and the draft amending by-laws, the draft amending by-laws 
prevail. This appendix is a summary of proposed amendments, prepared for 
convenience.  

Table of Contents 

Table 1: Amendments to the First Shaughnessy District Schedule ............................ 53 

Table 2: Amendments to the Heritage Conservation Area Official Development Plan 
 ................................................................................................................................... 56 
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Table 1: Amendments to the First Shaughnessy District Schedule 
All sections are renumbered to align with standard district schedule formatting in the 
Zoning and Development By-law.  

Section Section Description of Proposed Amendment 
1 1.1 Intent • Update intent statement to remove 

references to single detached character 
• Add information on where multiple 

dwelling is permitted into the intent 
statement 

• Add definition of “below-market 
homeownership unit” referenced in 
density bonus provisions in section 3.1 
and 3.2 in the district schedule 

• Relocate definitions of “conserved” and 
“conserving”, and “footprint” into section 
1.1 

• Replace by-law and guideline references 
with standardized language regarding 
applicable Council policies and guidelines 

1.2 Overview • Add standard overview table 
2 2.1 Outright and 

Conditional 
Uses 

• Reorganize land uses into the 
standardized table 

• Remove requirement for Director of 
Planning to consider the submission of 
any advisory group, property owner or 
tenant to align with R1-1 and SSMUH 
guidance to allow simple approvals. Not 
proposing to keep for other dwelling unit 
types for more streamlined administration 

• Add small scale, multi-unit housing 
options to align with SSMUH 
requirements including:  

o Add multiple dwelling option for 
sites without protected heritage 
property to align R1-1 option for 
up to 8 units if all units are 
secured as purpose-built rental 

o Replace coach house, infill single 
detached house and infill duplex 
with infill on a site containing a 
combined total of no more than 8 
dwelling units  

o Remove restriction of Multiple 
Conversion Dwelling to protected 
heritage property 

2.2 Use-Specific 
Regulations 

• Remove coach house regulations to meet 
SSMUH dwelling unit requirements 
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• Remove minimum site area requirements 

for multiple conversion dwelling to meet 
SSMUH minimum site size requirements 

• Amend dwelling unit density regulations 
for clarity and to meet SSMUH 
requirements 

• Add use-specific regulations for new 
small scale, multi-unit housing options to 
align with R1-1, including: 

o Provisions to secure dwellings 
containing 7 or 8 dwelling units as 
secured rental on sites without 
protected heritage property 

o Provisions to allow multiple 
dwellings to be considered in 
more than 1 principal building on 
site  

• Update regulation to remove limitations 
on vehicle parking in a principal building 
for multiple dwelling while maintaining 
existing limitations for all other uses 

3 3.1 Multiple 
Dwelling 

• New density, form and placement section 
for new small scale, multi-unit housing 
options to align with SSMUH 
requirements 

 3.1.1 Density 
and Floor Area 

• New density and floor area section for 
new small scale, multi-unit housing 
options to align with SSMUH 
requirements 

• Add density regulations from R1-1 
adjusted to FSD context based on 
financial testing 

 3.1.2 Building 
Form and 
Placement 

• Add form and placement regulations from 
R1-1 adjusted to align with SSMUH 
requirements  

• Add clarification on measurement of 
building separation to align with R1-1 

• Add discretion to vary form and 
placement regulations for multiple 
dwelling due to unique lot sizes and 
shapes in First Shaughnessy 

 3.2 Multiple 
conversion 
dwelling and 
infill 

• New density, form and placement section 
for new small scale, multi-unit housing 
options to align with SSMUH 
requirements 
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 3.2.1 Density 

and Floor Area 
• New density and floor area section for 

multiple conversion dwelling and infill to 
meet SSMUH requirements 

• Add density regulations from R1-1 
adjusted to FSD context based on 
financial testing 

 3.2.2 Building 
Form and 
Placement 

• Simplify maximum site coverage since the 
threshold for unit density based on site 
area is removed to align with SSMUH 

• Remove regulations on minimum floor 
elevation and maximum building footprint 
to allow for flexibility in dealing with 
existing buildings 

 3.3 Other Uses • New density, form and placement section 
for other uses 

 3.3.2 Building 
Form and 
Placement 

• Remove redundant references to the First 
Shaughnessy Heritage Conservation 
Area Design Guidelines 

• Clarify the variance for maximum building 
depth 

• Remove requirement for Director of 
Planning to consider the submission of 
any advisory group, property owner or 
tenant when considering building depth 
and building footprint variances to align 
with R1-1 and SSMUH guidance to allow 
simple approvals 

4 4.1 Amenity 
Shares and 
Affordable 
Housing Shares 

• Add standard language on amenity 
shares and affordable housing shares as 
part of the introduction of density 
bonusing to FSD 

 4.2 
Computation of 
Floor Area 

• Remove exclusion for venting skylights, 
opening clerestory windows or other 
similar features, which was removed from 
RT and former RS district schedules as 
part of regulatory simplification 

• Amend basement exclusion to apply to all 
uses except for multiple dwelling to align 
with R1-1 approach for multiplex while 
retaining existing regulations for all other 
uses 
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• Add exclusion for heating and mechanical 

equipment consistent with R1-1 
 4.3 

Measurements 
• Remove building height measurement to 

align with how it is measured in other 
district schedules 

 5 Relaxations • Remove requirement for Director of 
Planning to consider the submission of 
any advisory group, property owner or 
tenant when considering relaxations for 
unnecessary hardship and protected 
heritage property to align with R1-1 and 
SSMUH guidance to allow simple 
approvals 

 

Table 2: Amendments to the Heritage Conservation Area Official Development 
Plan 
Guideline Section Description of Proposed Amendment 
Schedule A – First 
Shaughnessy 
Heritage 
Conservation Area 
General Guidelines 

1.4.2(a) • Remove reference to single family 
1.4.3 • Remove section 1.4.3 due to increased 

demands on parking  
1.4.4 • Update section numbering 
1.4.5 • Remove section 1.4.5, subject to the 

repeal of Annex A3-1 – First 
Shaughnessy Advisory Design Panel – 
Terms of Reference 

Annex A3-1 – First 
Shaughnessy 
Advisory Design 
Panel – Terms of 
Reference 

All • Repeal to align with recommendations 
from the provincial policy manual 

Appendix A3 – First 
Shaughnessy 
Heritage 
Conservation Area 
Design Guidelines 
 

All  • Update section numbering 
Various • Amend “must” to “should” as this is a 

guideline document, not a by-law 
3.1 Overview • Delete “, and houses appearing relatively 

small on the site” from site planning 
characteristics as sites can encompass 
multiple units and buildings, not just a 
single house 

3.2 Compatible 
Design 

• Delete “intelligent” from “sensitive design 
approach” and replace “honour” with 
“reflect”  

• Remove “The original houses in First 
Shaughnessy do not compete with each 
other in terms of landscape design, site 
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planning, building massing and 
composition, selection of colour, quality 
and calibre of material.  All of these 
attributes contribute to a consistent, 
cohesive streetscape.” 

3.3.1 Landscape 
Principles  

• Delete reference to “filigree, filtering and 
revealing” and sections (d) - (f) as it 
poses difficulties with tree grown and 
creates permit processing issues  

3.3.2 Landscape 
Design Style 

• Remove Landscape Design Style section 
as it is addressed in section 2.3 
Landscape 

•  
3.3.3 Retention 
of Trees and 
Landscape 

• Add that development should retain 
mature trees and landscaping “where 
possible”  

• Delete “hedgerows and distinct gardens” 
from list of on-site heritage features 
where conservation is strongly 
encouraged 

3.3.4 Pedestrian 
Access and 
Circulation 

• Remove Pedestrian Access and 
Circulation section due to difficulties with 
enforcement and to increase processing 
efficiencies 

3.3.5 Vehicle 
Access and 
Internal 
Circulation 

• Remove Vehicle Access and Internal 
Circulation section due to difficulties with 
enforcement and to increase processing 
efficiencies 

3.3.6 Landscape 
Components  

• Add “pad mounted transformer (PMT)” to 
list of site works to consider when site 
planning and coordinating landscape 
design 

• Add guidance to “Confirm with BC Hydro 
prior to submitting an application to the 
City to ensure a space is reserved when a 
transformer is needed on site. These 
works should be carefully positioned on 
the site so they do not affect mature 
trees, mature landscaping, or any other 
significant landscape features to be 
conserved” 

• Remove guidance against placing 
outdoor amenities and paved areas near 
mature trees and landscaping, as it no 
longer aligns with current enforcement 
practice 

• Add guidance to encourage parking 
access from a lane when a site is 
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redeveloped and no further extension of a 
porte- cochère to the rear.  

• Remove guidance on built structures and 
site lighting as it no longer aligns with 
current enforcement practice 

3.3.7 Landscape 
Materials  

• Delete “wrought iron gates” from the list of 
high-quality materials, as it is no longer 
manufactured on a wide-scale and only 
replicas are available  

• Remove list of synthetic and imitative 
materials to be avoided, to provide 
flexibility and increase processing 
efficiencies 

3.3.8 Landscape 
Summary 

• Remove Landscape Summary section as 
it is spoken to already in previous 
sections 

3.4.5 Heritage 
Character-
Defining 
Elements 

• Replace exterior walls guidance to 
encourage original cladding where 
possible, clarify building code exemptions 
and replacement cladding when needed 
to match existing cladding.   

• Delete (f) list of interior architectural 
features from the description of character-
defining elements to be conserved, as it 
may not align with the practicalities of 
multiple conversion dwelling projects 

3.5.1 Protected 
Heritage 
Buildings 

• Add “Protected Heritage Buildings must 
be retained”  

• Remove reference to replacement of 
existing foundation.  

• Replace “principle” building with 
“principal” building 

• Remove guidance that the front entry is 
the common entry as it is not achievable 
for 6 units 

• Delete guidance on internal unit entries, 
from list of design criteria for multiple 
conversion dwellings as it’s not 
achievable for 6 units and it is necessary 
to align with SSMUH 

• Delete guidance on similar dwelling unit 
size from list of design criteria for multiple 
conversion dwellings as it may not be 
achievable for 6 units and it is necessary 
to align with SSMUH 

3.6 
Architectural 
Design 

• Amend section title to “New 
Developments Including Infills” to make 
distinct from previous section (3.5 
Renovations and Additions)  
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• Delete “or renovations to protected 

heritage property” as this section will now 
be focused on new development 

• Add guidance on how infill can be 
permitted in conjunction with the retention 
or conversion of any existing house while 
multiplex development is reserved for 
sites that are not Protected Heritage 
property 

• Add guidance on how a Development 
Permit and Building Permit are issued. 

3.6.1 Building 
Envelope and 
Footprint 

• Add clarification that building envelope 
and footprint guidance is only for new 
developments such as single detached 
house 

3.6.2 Principal 
Building Siting 

• Add guidance on principal building siting 
when there is more than one building   

3.6.3 Principal 
Building and 
Massing Height 

• Specify that the discretionary height limit 
for a partial third storey is for single 
detached house 

• Add guidance for new multiple dwellings 
that all storeys can be above ground with 
no basement 

3.6.4 Secondary 
Building Siting 

• Add “secondary principal building” as part 
of a list of secondary building types 

3.6.5 Secondary 
Building 
Massing and 
Height 

• Remove guidance for eaves for infill 
• Add guidance that rear building(s) should 

be similar in size to infill “For multiplex, 
the size of the rear building(s) should be 
similar to infill on a similar site 
configuration.” 

3.6.6 Vehicle 
Parking and 
Garages 

• Remove regulatory language that is 
already in the First Shaughnessy District 
Schedule 

• Remove guidance on number of parking 
spaces and regulatory references that are 
included in the district schedule 

• Replace reference to infill developments 
with reference to secondary 
developments 

3.7.1 Roof 
Design and 
Dormers 

• Simply guidelines on dormer sizes by 
recommend that dormers should appear 
subordinate to the primary form 

• Add guidance on flat roofs to enhance 
neighbourliness, consider landscape 
features and demonstrate a high quality 
design.   



Amendments to the First Shaughnessy District Schedule and Heritage Conservation Area Official 
Development Plan (HCA ODP) to Comply with Bill 44 – Provincial Small Scale Multi-Unit Housing 
(SSMUH) Legislation – RTS 16350 

 60 

 
3.7.2 Roof 
Design and 
Dormers for a 
Coach House 

• Remove section because coach house is 
replaced by infill in the First Shaughnessy 
District Schedule 

3.7.3 Windows • Replace text with simplified criteria for 
windows  

3.7.5 
Compatible 
Materials 

• Delete duplicate content addressed 
elsewhere in these guidelines 

• Remove section on structural solidity 
• Delete list of materials 

3.7.6 
Incompatible 
Materials 

• Remove section to align with current 
approach to limit review of materials 

3.7.7 Exterior 
Colour 

• Remove section to align with current 
approach to limit review of materials 

5.1 Criteria for 
Rezoning 

• Delete 5.1 which is duplicate content that 
already exists in section 1.13 of the First 
Shaughnessy Heritage Conservation 
Area General Guidelines 

5.2 General 
Form of 
Development 

• Add reference to rezonings enabled 
through section 1.13 of the First 
Shaughnessy Heritage Conservation 
Area General Guidelines 

• Delete reference to “single family”  
 

  



Amendments to the First Shaughnessy District Schedule and Heritage Conservation Area Official 
Development Plan (HCA ODP) to Comply with Bill 44 – Provincial Small Scale Multi-Unit Housing 
(SSMUH) Legislation – RTS 16350 

 61 

 
Appendix D 

Development Contribution Summary 
 
Density Bonus Zoning Contributions Overview  
  
Density bonus zoning contributions are used as a zoning tool that permits developers to build 
additional floor space, in exchange for amenities and/or affordable housing needed by the 
community. Amenities can be community centres, libraries, parks, childcare centres, cultural 
facilities, and more.   
  
Density bonus zones allow for:   

• Outright density (or base density) with no density bonus contribution.   
• Additional density, up to a specified limit, with a contribution towards amenities 
and affordable housing.   

  
Financial contributions are determined by the ‘affordable housing and amenity share’ 
contribution rates set out in Schedule F of the Zoning and Development By-law. Density bonus 
zoning contributions are currently approved in select zones in Norquay, Marpole, Joyce-
Collingwood, Mount Pleasant, Burrard Slopes, False Creek Flats, Grandview-Woodland, 
Cambie Corridor, and the R1-1 zoning district. New community plan areas are actively pursuing 
new density bonus zoning contributions areas.  
  
Proposed SSMUH Multiplex Density Bonus Contribution Requirements  
  
Within the RT-7, RT-9, and FSD zones, the outright density enables the development of the 
minimum number of multiplex units required by legislation (up to 6 units). Should applicants 
seek additional floor area to enable larger units in new multiplex buildings and post-1940 
conversions, a density bonus would be required to choose one of the following contribution 
options:  

1. Paying a set-rate floor area-based contribution (see Table 1 and Table 2), or  
2. Providing one below-market homeownership unit, or  
3. Securing all units as purpose-built rental housing in perpetuity.  

  
  
Table 1. Proposed Fixed-Rate Density Bonus Contribution for RT-7/RT-9 Multiplex   
(Not applicable to BMHO and Secured Rental Options)  

Site Size  Bonus Density Rate  
(Applicable to Floor Area Between 0.7 and 1.0 FSR*)  

≥317 m2 (~3,400+ ft2) Area  $32.29 per m2  
($3 per ft2)  

≥464 m2 (~5,000+ ft2) Area  $699.65 per m2  
($65 per ft2)  

≥557 m2 (~6,000+ ft2) Area  $1,506.95 per m2  
($140 per ft2)  

≥623 m2 (~6,700+ ft2) Area  $1,506.95 per m2  
($140 per ft2)  

*For pre-1940 character retention conversions, there is no density bonus contribution applicable.  
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Table 2. Proposed Fixed-Rate Density Bonus Contribution for FSD Multiplex   
(Not applicable to BMHO, Secured Rental, or Protected Heritage Options)  

Development Type  Bonus Density Rate  

New multiplex   
(Applicable to floor area between   
0.25 FSR + 139m2 and 0.5 FSR)  $1,506.95 per m2   

($140 per ft2)  Conversions   
(Applicable to floor area between   
0.25 FSR + 139m2 and 0.45 FSR)  
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Appendix E 

Restricted Zone Analysis 
 
The Small-Scale, Multi-Unit Housing (SSMUH) requirements apply to Provincially-defined 
“Restricted Zones”. Restricted Zones are zones that did not allow more than the residential uses 
set out in the definition as of December 7, 2023 (the date on which the legislation received 
Royal Assent). There are two tiers within the definition; one for zones that were restricted to 
detached one-family dwellings, and a second for zones that were restricted to one-family 
dwellings and duplexes, both with or without additional dwelling units in the same building or on 
the property (e.g. secondary suites or laneway houses).   
  
Restricted zones that are not otherwise exempt from SSMUH by the legislation or regulations 
must be amended by June 30, 2024 to permit specified new housing options with a minimum 
number of dwelling units based on parcel size and proximity to a prescribed bus stop. 
Exemptions include land protected under s. 12.1(2) of the Heritage Conservation Act or s. 593 
of the Vancouver Charter, land not connected to a water or sewer system, parcels of land larger 
than 4,050 m2 or where subdivision is not permitted to create lots smaller than 4,050m2, and 
lands within Transit-Oriented Areas (TOAs) that must be designated by June 30, 2024 as per 
other Provincial legislation (Bill 47). Lands outside an urban containment boundary are exempt 
from requirements to provide more than one additional housing unit on a property (e.g. a 
secondary suite or laneway house). The SSMUH legislation is intended to remove barriers to 
SSMUH housing in single-family and duplex zones. It is not intended to apply to non-residential 
zones like agriculture, commercial, and industrial zones, even if these non-residential zones 
permit a single family dwelling unit, like a caretaker unit.  
  
Staff conducted a comprehensive review of zones that permit residential uses to determine 
SSMUH applicability. The table below indicates which zones were determined to be restricted as 
per the Provincial legislation, which were not, and provides a brief summary of the analysis. 
Zones which permit 3 or more principal dwelling units are generally not deemed to be restricted 
per the Provincial definition. This includes the newly consolidated R1-1 Residential Inclusive 
zone, which was enacted in October 2023 and permits housing options with up to 8 units per lot. 
R1-1, which replaced 9 previous RS zones, accounts for approximately 84% of the low-density 
residential lots in Vancouver.  
  
Non-Restricted (No Changes Needed)  Rationale  
R1-1, RT-2, RT-3, RT-5, RT-5N, RT-8, RM-1, 
RM-1N, RM-2, RM-3, RM-3A, RM-4, RM-4N, 
RM-5, RM-5A, RM-5B, RM-5C, RM-5D, RM-
6, RM-7, RM-7N, RM-7AN, RM-8, RM-8N, 
RM-8A, RM-8AN, RM-9A, RM-9AN, RM-9, 
RM-9N, RM-9BN, RM-10, RM-10N, RM-11, 
RM-11N, RM-12N, FM-1, RR-1, RR-2A, RR-
2B, RR-2C  

Enable 3+ principal dwelling units by permitting 
multiple dwelling, townhouse, apartment, or 
mixed-use residential building  

C-1, C-2, C-2B, C-2C, C-2C1, C-3A, C-5, C-
5A, C-6, C-7, C-8, FC-1, FC-2, I-1, I-1A, I-
1B, I-1C, I-2, I-3, I-4, IC-1, IC-2, IC-3, M-1, 
M-1A, M-1B, M-2, MC-1, MC-2, HA-1, HA-
1A, HA-2, HA-3  

Exempted as these zones do not fit the province’s 
definition of "restricted” as they are not limited to 
detached one-family dwellings, or one-family 
dwellings and duplexes, both with or without 
additional dwelling units    
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RT-10, RT-10N, RT-11, RT-11N  
  

Enable 3+ principal dwelling units by permitting 
multiple single detached houses and duplexes on 
one lot  

RA-1 (Southlands)  Enable additional housing units in conjunction with 
a single detached house and is exempted from 
additional requirements as all lots are outside the 
Metro Vancouver Urban Containment Boundary  

RT-1, RT-4, RT-6  Exempted as all lots are within TOAs  
Restricted (Changes required to comply 
with SSMUH)  

Rationale  

RT-7, RT-9  Do not enable 3+ principal dwelling units on lots 
without an existing character house, which require 
conditional floor area incentives  

CD-1 (371), CD-1 (463)  Do not enable 3+ principal dwelling units on each 
lot  

First Shaughnessy District (FSD)  Heritage Conservation Area ODP does not 
exempt the entire zone and does not enable 3+ 
principal dwelling units on lots where heritage 
property is not protected  
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Appendix F 

Summary Comparison of R1-1, SSMUH, and Proposed RT-7, RT-9 and FSD Multiplex 
Regulations 
 
Table 1. R1-1 , SSMUH and Proposed RT-7, RT-9 and FSD Multiplex Regulations 
 

R1-1 
District 

Regulations 

SSMUH 
Requirements  

(Per 
Regulations) 

SSMUH 
Recommended 

Regulations  
(Per Policy 

Manual) 

Proposed RT-7 
and RT-9 

Regulations 

Proposed 
FSD 

Regulations  
(New Build) 

Number of 
Units 

3-6 
3-8 (rental) 

 
Thresholds 
based on 
site area 

and frontage 

3-6 
 

Thresholds 
based on site 

area and 
proximity to 

transit 

- 

3-6 
3-8 (rental) 

 
Thresholds 

based on site 
area 

4-6 
4-8 (rental) 

 
 

Conversion 
Options No Yes Yes Yes 

Yes, see FSD 
District 

Schedule for 
conversion 

rules 
FSR (max) 1.0 - None 1.0  0.50 
Height 
(max) 

11.5 m & 3 
storeys - 11 m & 3 

storeys 
11.5 m & 3 

storeys 
11.5 m & 3 

storeys 
Front Yard 
(min) 4.9 m - 2 m 4.9 m 8.5 m 

Side Yard 
(min) 1.2 m - 0 m - 1.2 m 1.2 m 4.5 m 

Rear Yard 
(min) 

0.9 m - 10.7 
m - 1.5 m 0.9 m - 10.7 m 4.5 - 12.1 m 

Site 
Coverage 
(max) 

None - 40 - 60% None 35% 

Conversion 
Options 
(non-
character / 
heritage) 

No - - Yes Yes 

Tree 
Protection  

Required in 
the front 

yard 
- - Required in the 

front yard 

Required per 
Protection of 
Trees By-law 

Design 
Guidelines 

For 
additions, 
infill and 

conversion 
only 

- - 
For additions, 

infill and 
conversion only 

Yes 
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Parking 
Not 

required, 
enabled 

No 
requirement 

permitted 
where 6 units 
are required 

None, and no 
requirement 

permitted where 
6 units are 
required  

Not required, 
enabled 

Not required, 
enabled 

 
 
Table 2. R1-1, SSMUH and Proposed RT-7, RT-9 and FSD Unit Thresholds 
 R1-1 District 

Regulations 
SSMUH 

Requirements  
(Per Regulations) 

Proposed RT-7 and 
RT-9 Regulations 

Proposed FSD 
Regulations 

Units 
Min 
Site 
Area 

Min Site 
Frontag

e 
Min Site 

Area 

Only 
Within 

400 m of 
Prescribe

d Bus 
Stops 

Min Site 
Area 

 

Only 
Within 

400 m of 
Prescribe

d Bus 
Stops 

Min Site 
Area 

Only 
Within 

400 m of 
Prescribe

d Bus 
Stops 

3 306 m2 10 m None N None N 

None** N 
4 306 m2 10 m 280 m2 N 280 m2 N 
5 464 m2 13.4 m - - 280 m2 N 
6 557 m2 15.1 m 281 m2 Y 280 m2 N 

7-8* 557 m2 15.1 m - - 557 m2 N 
*only permitted for secured rental developments 
**all sites in FSD exceed 280 m2 
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