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1. Overview
1.1. Purpose
The purpose of this land use analysis is to establish current conditions and the future outlook of land use in Richmond,
S. Delta and Tsawwassen First Nation. The analysis will focus primarily on land use considerations for transit, but it also
addresses aspects of walking, cycling, and goods movement. This analysis will also identify key issues and opportunities
for the Phase 1: Issues, Opportunities and Community Values report.

1.2. Approach and Data
Trends and future outlooks related to land use and transportation in the Southwest ATP are assessed using the “Six D’s
of Transit‐Oriented Communities” framework. The “Six Ds” were introduced in TransLink’s Transit‐Oriented
Communities Design Guidelines (released in 2012) and provide a common language and structure with which to
describe the nature and configurations of key built environment characteristics that are important for helping generate
transit demand. Many of the built environment characteristics identified are also important to walking and cycling.
Table 1 summarizes the “Six Ds” and the proxy metric used to measure each “D” for the purposes of this analysis.
Table 1 ‐ “Six Ds” of Transit‐Oriented Communities

“D”
Destinations

Description
Location of centres, activities and
destinations.

Metric
Number of people, jobs and major destinations
along the current transit network (quantitative).

Distance

Intersections per hectare (quantitative).

Design

Structure and layout of the street
network.
Urban and street design context.

Density

Intensity of people and jobs.

People and jobs per hectare (quantitative).

Diversity

Mix of activities and land use.

Places with a high number of jobs and residences

Demand Management

Cost and ease of driving and
parking.

Local parking policies and pricing strategies
(qualitative).

Sidewalk coverage (quantitative).

Key Data used to support this analysis included






Statistics Canada Census 2011 population, place of work, and dwelling unit data
Metro Vancouver 2045 Growth Scenarios population and employment projections
TransLink Regional Transportation Strategy Sidewalk Inventory; created in 2013, updated in 2014
Metro Vancouver residential development data (July 2011 – July 2014)
TransLink transit network as of September 2014
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1.3. Background on the “Six D’s” of Transit‐Oriented Communities
The “Six D’s” framework acknowledges that there is no single “right way” to create successful transit‐oriented
communities. The shape of a community may change and evolve over time, in response to the introduction of market
forces, new types of transit service, demographics, and other factors. There are, however, several attributes that are
common to nearly all places with high levels of transit demand and productive transit service:







Major destinations and centres are lined up in reasonably direct corridors making them easier to serve efficiently
by frequent transit.
Walking distance to frequent transit is minimized by creating a fine‐grained urban structure of well‐connected
streets.
People‐friendly urban design including safe, comfortable and direct pedestrian and cycling routes.
High levels of residential and employment density.
A rich diversity of land use and housing types.
Demand management measures that discourage unnecessary automobile trips.

While each of the “Six D’s” is important in shaping travel behavior, some aspects of built form are more permanent
than others. For instance, once a neighbourhood is established, its location and street network become very difficult to
change over the long term, whereas building form and the uses within buildings change more readily with market
trends. Accordingly, it is critical to make good decisions on location, urban structure and street network in the early
stages of community design in order to establish an urban fabric conducive to walking, cycling and transit. The order of
the “Six Ds” as presented above is considered in order of most to least permanent.
No single component of the “Six D’s” is effective in generating transit demand in isolation. Transit‐oriented
communities and corridors contain some degree of all the above elements together. Additionally, there are no defined
thresholds for any variable or element that, once achieved, will automatically produce certain travel or demand
outcomes.

1.4. Definitions and Common Terms
A number of common terms are used repeatedly in this report.
Urban Centres: Urban Centres are a Metro Vancouver Regional Growth Strategy (RGS) designation. They are primary
focal points for population and employment growth and transit service. The RGS targets 40% of the region’s residential
growth to Urban Centres. Within the Southwest sub‐region, Richmond City Centre and Ladner are the two designated
Urban Centres in the RGS.
Local Centre: Local Centres are smaller scale areas of activity, and provide a mix of housing types and local commercial
services in communities that generate shorter trips. These are designated by both Metro Vancouver RGS and
municipalities. Tsawwassen is the only local centre designated in the Southwest sub‐region.
Neighbourhood Centre: Richmond’s Official Community Plan (OCP) designation of smaller scale areas of mixed use and
commercial services that serve a neighbourhood.
Tsawwassen: For the purpose of this paper, Tsawwassen refers to the Tsawwassen Local Centre located in South Delta.
Tsawwassen First Nation (TFN): Refers to the Tsawwassen First Nation treaty lands located adjacent to the Tsawwassen
Local Centre in the south of the Southwest sub‐region.
Frequent Transit Network (FTN): A network of corridors where transit service runs at least every 15 minutes in both
directions throughout the day and into the evening, every day of the week.

4
4720593

12/16/2015

Map 1 ‐ Southwest Area Transport Plan study area
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2. Context
2.1. Context
The Southwest Area Transport Plan (SWATP) study area is bounded by the North Arm of the Fraser River and the City of
Vancouver to the north, Highway 91 to the east, the Pacific Ocean to the south west and directly south, the US border
and the Point Roberts Peninsula, Washington. It is home to Vancouver International Airport, the Canada Line within
Richmond, BC Ferries Tsawwassen Ferry Terminal, and regional highways. The sub‐region contains the communities of
Richmond, South Delta and the Tsawwassen First Nation (TFN).
Urban Structure
More than half of the SWATP sub‐region is undeveloped land protected for agriculture and conservation, resulting in
clustered development, particularly in South Delta where Ladner and Tsawwassen are two distinct communities
separated by agricultural land.
Richmond is the largest municipality in the sub‐region. Richmond City Centre is designated by the Metro Vancouver
Regional Growth Strategy (RGS) as a Regional City Centre. Ladner, in South Delta is designated by the RGS as a
Municipal Town Centre; these are areas of the sub‐region that will see focused growth and transit. Tsawwassen is
designated by the Corporation of Delta and Metro Vancouver’s RGS as a Local Centre, defined as smaller areas of
activity that provide a mix of housing types and local commercial services in communities.
In 2009, TFN signed a treaty obtaining rights
and title over their lands. This same year, TFN
adopted a land use plan, designating
residential, commercial, industrial, agricultural
and cultural land uses within its land base of
724 hectares. The commercial area is
comprised of Tsawwassen Mills and
Tsawwassen Commons malls set to open in
2016. The residential area is a mix of single and
multi‐family housing units. TFN is now
recognized by Metro Vancouver as a member
municipality.
In addition to urban areas, large areas of mixed
employment and industrial lands located
throughout the sub‐region contribute to goods
movement and job activity. As illustrated in
Map 2 right, Roberts Bank Terminal (also
known as Deltaport), Tilbury Industrial Lands
and Fraser Richmond Port Lands are key active
industrial areas with a significant contribution
to regional goods movement. These areas are
designated to remain industrial and continue to
be viable for the region.
Map 2 ‐ Southwest Area Urban Structure
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Transportation
The Transportation network is influenced by settlement patterns, protected areas and industry. Hwy 91, Hwy 99 and
Hwy 17 are provincial highways that move goods and people through the region. Hwy 99 serves both Richmond and
South Delta connected by the George Massey Tunnel, which is planned to be replaced by a bridge starting in 2017. Hwy
91 serves as an east‐west corridor between Richmond and New Westminster and connects North Delta via Alex Fraser
Bridge. Hwy 17A is a North South corridor connecting to Hwy 99, Ladner to Tsawwassen, TFN and Tsawwassen Ferry
Terminal; it also connects into Hwy 17 (the South Fraser Perimeter Road) through Delta and into Surrey.
Richmond’s arterials are shaped by the boundaries of former farming sections and drainage channels. South Delta’s
arterials follow the flow of goods and people movement from local industry, the Tsawwassen ferry terminal and
regional and local centres. TFN’s planned street network consists of local roads with two main entrances from Hwy 17.
Richmond, Ladner and Tsawwassen neighbourhood street networks are predominantly curvilinear surrounded by
arterials where amenities and transit services are located.
Both Richmond and South Delta have streets that are part of the regional Major Road Network (MRN). Richmond
currently does not have designated a truck route. There are both on‐street and off street bike routes, but there is
currently no regional bike network in for the SWATP sub‐region.

2.2. Population and Employment
The Southwest sub‐region has approximately 10% of Metro Vancouver’s population and 12% of the region’s jobs. In
2011 the population of the sub‐region was almost 240,000, an increase of over 8,000 people since 2006. The sub‐region
is projected to increase by about 80,000 people by the year 2045, mostly in urban centres with some growth occurring
outside of these areas.
It is estimated that Richmond will experience the highest population growth from over 190,500 in 2011 to over 275,000
in 2045. Most of this growth will be concentrated in Richmond’s City Centre with an expected increase of over 50,000
people by 2045. Ladner has a smaller urban containment boundary and lower allowable densities therefore increased
growth will be moderate at about 1,200 additional people between 2011 and 2045. Tsawwassen First Nation will be
experiencing significant relative growth with a projected increase from less than 1,000 in 2011 to over 8,000 in 2045.
SWATP Population and employment is summarized in Table 2.
Table 2 ‐ Southwest Area Population and Employment ‐ Current and Forecasted
Population

% Population Change
2011 ‐ 2045

Employment

2011

2045

2011

2045

Richmond
South Delta
TFN
Southwest Sector
Total

190,743
47,623
720
239,086

257,314
52,776
9,084
319,174

102,580
29,347
170
132,172

143,023
39,963
2,581
185,527

35%
11%
1200%
33%

Metro Vancouver
Total

2,313,328

3,534,036

1,116,732

1,753,000

35%

(Source: Census of Canada, 2011, Metropolitan Growth Scenarios (MGS) from Metro Vancouver)
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Age
Within the SWATP sub‐region, 15% of the population is 65 years old or older, which is slightly higher than Metro
Vancouver (14%). However, this population is significantly higher in South Delta, where 20% of the population is aged
65 plus. Children aged 0‐14 also make up approximately 15% of the SW Area population, which is equivalent to the
Metro Vancouver average. In TFN, 12% of residents are under the age of 15. By 2030, the number of seniors in the
SWATP will increase by 112% more than double the number of people ages 25 – 46, whereas the population of children
and young adults (0 – 24) is expected to decrease slightly. By 2045 it is expected that 28% of the sub‐region’s
population will be seniors.
100,000
90,000

70,000

28%

23%

22%

25%

27%

26%

22%
15%

30,000

32%

40,000

28%

50,000

27%

60,000

25%

Population Projections

80,000

20,000
10,000
0
2011

up to 24 years

2030
25 to 44

2045
65 and over

45 to 64

Figure 1 ‐ Population Projections 2011 – 2045
(Source: Southwest Area Transport Plan Travel Market Analysis, 2015)

Language
50% of SW Area residents speak a language other than English at home, almost twice as high as in Metro Vancouver
(26%). There is a significant imbalance within the SW Area, as 60% of Richmond residents speak a language other than
English at home, compared to only 8% in South Delta and 3% in TFN.

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

60%
50%
26%
8%
Richmond South Delta

3%
TFN

SW Area

Metro
Vancouver

Figure 2 ‐ Percentage of Population Where Most Spoken Language at Home is Not English
(Source: Census of Canada, 2011 and TransLink market research)
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2.3.

Summary and Status of Relevant Policies and Strategies

Municipal policy and strategies guiding transportation decisions in the Southwest sub‐region are found in Official
Community Plans, Area Plans, Regional Context Statements, Land Use Plans and supporting plans and strategies. For a
complete list of planning documents see Appendix 1. Following is a high level summary of policy and strategies as they
relate to transportation.
The City of Richmond
The transportation goals of the City of Richmond include creating compact walkable and bike‐able neighbourhoods with
mixed land uses and convenient public transit service that foster low impact movement by foot, rolling (e.g.,
wheelchairs and scooters), bicycle, and transit. Specifically:







Growth will be focused in Richmond City Centre and Neighbourhood Centres.
The OCP designates redevelopment of eight shopping malls outside of the City Centre as future
Neighbourhood Centres. These will be mixed use (residential and commercial) centres to provide amenities
within walking distance of most residences.
The City’s target mode share for 2041 is: 49% auto, 22% transit, 18% walking and 1% other.
Improve streets to create a finer grid system in City Centre to accommodate better walking, rolling, cycling and
transit access.
Local goods movement is designated on major arterials, while minor streets and lanes are designated for local
deliveries. There are no future plans for designated truck routes.

Corporation of Delta
The Corporation of Delta’s overall vision is to plan for land use that concentrates growth, contains urban sprawl,
encourages transportation choice and locates residential use in proximity to services and transit. Specifically:








Most of the growth is designated for North Delta, outside of the study area.
Future growth in South Delta will be designated primarily in Ladner with some growth in Tsawwassen.
Ladner and Tsawwassen planned to maintain low‐medium densities (3 – 6 storeys).
Ladner Village is pedestrian oriented with various pedestrian precincts identified throughout the village.
Arthur Drive north of Whitworth Dr. in Ladner, is designated a pedestrian/cycling multi‐use corridor.
All new development proposals in Tsawwassen must include a pedestrian circulation plan connecting to the
pedestrian network.
Increase connections between Tsawwassen, Ladner, and North Delta.

Tsawwassen First Nation
The TFN Land Use Plan was formally adopted by TFN in 2009 and is recognized by Metro Vancouver as an official plan
document in the Regional Growth Strategy. The Land Use Plan provides a long term vision and identifies land use
designations for TFN Lands. The Transportation section identifies policies for roads, transit, pedestrian and cyclists,
relevant policies include:




Support bike and pedestrian paths.
Implement road changes for safe pedestrian oriented streets and traffic flow.
Support a transit friendly community (working with TransLink).
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3. Analysis
3.1.

Destinations

Location of centres, activities and destinations

Key Questions




Where are key centres, major destinations and neighbourhoods located
today?
How well are these places connected along the transportation network?
Where is growth in people and jobs anticipated into the future?

Current Conditions and Future Outlook

MAJOR TRIP GENERATING USES
 Public buildings (city halls,
central libraries, community
centres)
 Post‐secondary institutions
 Major commercial and retail
areas
 Entertainment facilities
(theatres, sports venues, leisure
centres)
 Large multi‐family residential
developments
 Large office developments

Regional centres are located along frequent or peak frequent transit networks.
Canada Line rapid transit serves Richmond City Centre which also features a
Source: TransLink Transit‐Oriented
transit exchange for bus routes that connect to the rest of the Southwest sub‐
Community Design Guidelines.
region. FTN service connects Steveston Village and Hamilton with Richmond
City Centre and development along Cambie Road. FTN service between
Bridgeport and White Rock includes some limited stops along Hwy 99. Ladner’s civic precinct, Ladner village and
Tsawwassen local centre receive peak frequent service. TFN is currently served by coverage service.

Many destinations are well served by transit. Maps 3 ‐ 5 below identify regional, sub‐regional and local destinations in
their proximity to service. For the purpose of this analysis: regional destinations attract people from Metro Vancouver
and beyond (e.g. YVR and Tsawwassen Ferry Terminal), sub‐regional destinations serve the SWATP sub‐region (e.g.
entertainment facilities or major shopping destinations), and local destinations are amenities that serve the
municipality or local area (e.g. elementary or secondary schools). For a list of these destinations please see Appendix 2.
Jobs are concentrated in urban centres and are dispersed in employment and industrial areas across the sub‐region
Commercial and office jobs are concentrated in urban centres. Jobs located outside of Urban Centres are primarily in
mixed employment and industrial areas, particularly YVR, office parks and heavy industry.
The Southwest sub‐region has many destinations with extended evening or early morning hours, a consideration for
transit service and pedestrian safety. A number of major destinations including recreational centres, entertainment
destinations and shopping centres are open past peak hours. Some employment sectors with shift work require early
morning or late night starting and finishing times during off‐peak hours. Transit service and pedestrian access (e.g.
lighting and visibility along walking paths) could be an issue for these areas. For a sample list of destinations with
extended hours see Appendix 3.
Pedestrian and cycling networks to transit, regional centres and major destinations are often incomplete or lacking in
quality. There are both on` and off‐street bike routes throughout the sub‐region, there are also many pedestrian
oriented areas with direct access to transit within the sub‐region. In some areas however, large blocks, suburban street
types, and/or incomplete sidewalk coverage and cycling facilities may create barriers to cycling and walking to transit.
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Map 3 ‐ Southwest Area Regional Destinations

9.05

Map 4 – Southwest Area Sub‐Regional Destinations

Map 5 – Southwest Area Local Destinations
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Current growth has been focussed in Richmond City Centre and some Richmond neighbourhoods. As shown in table 3,
the sub‐region’s top three most populated areas in 2011 were Richmond City Centre (48,185), Steveston (25,345) and
Ladner (25,211). However, areas with the highest growth rates between 2006 and 2011 all occur in Richmond
(Richmond City Centre (25%), West Cambie (16%), Shellmont (11%) and Hamilton (11%) planning areas. Ladner and
Tsawwassen have had minimal growth. TFN has experienced some increase in growth, which is expected to continue as
the community develops. New dwelling counts between 2011 and 2014 confirm this growth trend. As illustrated in
Map 6 below, the highest number of new dwellings has occurred in Richmond City Centre with patterns of development
starting to form in Richmond’s neighbourhood centres, particularly in West Cambie and Shellmont, and relatively less
new dwellings in South Delta. For maps of municipal planning areas, see Appendix 1.

Table 3 ‐ Population change by plan area, 2006 ‐ 2011
Population of local areas
2006
Richmond City Centre
38,610
Steveston
24,105
Ladner
25,346
Broadmoor
22,350
Tsawwassen
21,332
Blundell NC
17,500
Seafair
16,165
Thompson
15,450
East Cambie
10,400
Shellmont
10,000
West Cambie
6,750
Hamilton
4,610
East Richmond
3,410
Bridgeport
2,995
Sea Island
770
TFN
720
Total SW ATP population
220,513
(Source: Census of Canada, 2006 and 2011)

2011
48,185
25,345
25,211
23,315
21,841
18,125
16,450
15,970
11,185
11,130
7,845
5,095
3,400
3,190
785
762
237,834

Map 6 ‐ New Dwelling Units 2011 ‐ 2014
(Source: Metro Vancouver residential development data, July 2011 – July 2014)
4720593

Population Change 2006 ‐ 2011
9,575
1,240
135
965
509
625
285
520
785
1,130
1,095
485
10
195
15
42
17,321

% Change 2006 ‐ 2011
25%
5%
‐1%
4%
2%
4%
2%
3%
8%
11%
16%
11%
0%
7%
2%
6%
8%

12

12/16/2015
Future land use designations focus growth in urban cores, with the most growth in Richmond City Centre and the most
relative growth in TFN. Richmond City Centre’s Official Community Plan land use plan for 2041 designates significant
growth in jobs and people in Richmond City Centre. The Corporation of Delta’s Official Community Plan designates most
growth in North Delta with some growth focussed in Ladner and Tsawwassen’s commercial cores. TFN will be an area of
future growth for the sub‐region, with significant new residential and commercial planned for the community.
Growth outside of urban centres could influence travel demand. Throughout the Sub‐region there are isolated areas of
growth outside of designated urban centres. This includes both new developments and municipal growth areas
(Hamilton Area in Richmond for example).
Table 4 ‐ Location of significant population or job growth outside of urban centres.
Site

Location

Population/Units/Jobs

Existing Transit Service

TFN ‐ Commercial and Residential
Development

TFN Lands

3,000 – 5,000 residents
Over 3,000 jobs estimated

Coverage

Hamilton Area

Richmond

12,000 residents by 2041

FTN

Parc Riviera

Richmond

1,100+ residential units

Limited

Marine Garden Estates

Ladner

1,426 residential units

Coverage

Southlands

Tsawwassen

950 residential units

Coverage

McArthur Glen Mall

YVR

1,000 jobs estimated

Rapid

Tsawwassen Springs

Tsawwassen

490 Units

Coverage

Industrial and port destinations influence high volumes of heavy and light truck movement through the region. Both
Richmond and South Delta have the land area and road network that can accommodate heavy industrial activity and
regional goods movement. Below is a summary of industrial areas that influence goods movement in the sub‐ region:


Deltaport ‐ The largest container port in Canada generates high volume heavy truck movement along
Deltaport Way, Hwy 17A, SFPR to 96 St in Tilbury to Hwy 91 connector and South through TFN, Delta and
Richmond. Deltaport is also served by rail. Proposed terminal expansion could increase goods movement.



Fraser Richmond Port Lands (FRPL) ‐ a 700‐acre industrial logistics and distribution hub for goods to and from
the Lower Mainland’s four container terminals (Deltaport, Vanterm, Centerm, and Fraser Surrey Dock). FRPL
has some of highest volumes and most concentrated drayage truck activity in the region.



YVR ‐ YVR manages over 1,000,000 square feet of cargo buildings & warehouse space in their “Cargo Village,” a
hub for transportation & logistics companies. Companies include air carriers and mail processing plants (UPS
and Canada Post for example), freight forwarders, customs brokers, truck companies, warehouses, cargo sales
agents and integrators.



Tilbury ‐ There are more than 300 businesses in the Tilbury industrial area, employing approximately 8,000
people, offering a range of products and services from aerospace and high‐tech to manufacturing and
distribution.



TFN ‐ Industrial land use is designated adjacent to Deltaport Way to support industrial operations along this
route. Development of this land could contribute to more goods movement along Deltaport Way.
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3.2.

Distance

Structure and layout of the street network

Key Questions



What is the general layout of the local street networks?
Where does the street network allow for direct and convenient pedestrian access and movement?

Current Conditions and Future Outlook
Most of the sub‐region’s jobs and residents are within walking distance of some form of transit service. 90% of the
population and 80% of jobs are within walking distance of transit service (within 400m of bus service and 800m from
the Canada Line). A majority of this is access to coverage service as rapid transit, the frequent transit network and peak
frequent service are limited to urban centres and areas of higher demand. The percent of the population and jobs
within walking distance of different service types are outlined in table 4.

Table 5 ‐ Southwest Area population and Jobs within walking distance of transit service
Richmond
Population
Jobs
S. Delta
Population
Jobs
TFN
Population
Jobs
SW ATP Total
Population
Jobs

Rapid Transit

Frequent Transit Network

Peak Frequent

All transit (Including coverage)

13%
23%

33%
37%

75%
52%

91%
90%

0%
0%

.03%
.15%

38%
19%

91%
65%

0%
0%

0%
0%

0%
0%

85%
70%

13%
19%

27%
30%

67%
45%

90%
80%

While people live and work near transit, street network typologies may limit direct connections to transit and amenities
in some areas of the sub‐region. The Southwest sub‐region, particularly Ladner, Tsawwassen and Richmond, is typically
characterized by curvilinear neighbourhood street typologies surrounded by large block arterials where transit routes
and amenities are concentrated. Cul‐de‐sacs, meandering streets and dead‐ends are common, limiting direct pedestrian
and cycling connections to transit or requiring indirect bus routes to service these areas. Map 7 below illustrates street
connectivity for the sub‐region.
Future street network improvements will be focused in urban and neighbourhood centres. Richmond, Delta and TFN
planning documents all identify walkability, rolling (the City of Richmond’s term for scooters, skates and other personal
low‐powered travel modes), cycling and access to transit as key priorities for neighbourhood and urban centres. The
City of Richmond proposes a finer grained street network developed for walkability, particularly around Canada Line
stations in Richmond’s City Centre. Streetscape improvements are also identified for Richmond neighbourhood centres.
The Ladner Area Plan identifies strategies to increase pedestrian oriented streetscapes in Ladner’s village centre. TFN’s
planning documents show connected streets, sidewalks and/or multi‐use paths proposed for the future street network.
Current street network improvements are associated with new development. More immediate street improvements
are associated with new developments where sidewalks and/or multi‐use paths are incorporated into building design
and public realm. This is particularly the case around Richmond’s Olympic Oval, where a large area of previously
industrial land is being developed into high density residential developments that are designed to be part of a walkable
community.
14
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Map 7 ‐ Street Connectivity*
(Source: TransLink Regional Transportation Strategy Sidewalk Inventory; created in 2013, updated in 2014). *This map indicates how
much area a pedestrian can cover in a 400 metre walk. The lightest colour on the map indicates that the pedestrian network does not
offer many connections, limiting the number of destinations a pedestrian can reach in a 400 metre walk. The darkest colour on the
map indicates that a pedestrian can reach a larger area, and consequently, a wider variety of destinations, with the same 400 metre
walk.
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3.3.

Design

Urban and street design context

Key Questions


Where does urban and street design act to prioritize people, cycling and transit movements in the sub‐region?

Current Conditions and Future Outlook
Sidewalk coverage on major streets is typically complete, but incomplete or non‐existent in other areas. As illustrated in
Map 8, sidewalks are most complete in urban cores, commercial corridors and major arterials including Richmond City
Centre and Ladner’s commercial core. Steveston village also shows a complete sidewalk network. TFN’s sidewalk
network is still under developed so coverage will require further exploration. Throughout the sub‐region many local
streets show sidewalk coverage on only one side or streets with no sidewalks, this does not take into consideration
asphalt walkways, which would require further analysis.
Quality of sidewalks is not considered in the sidewalk coverage analysis but is an important consideration for
walkability, particularly to comfortably accommodate pedestrians, strollers and wheelchairs. Sidewalk quality varies
throughout the sub‐region and will require further analysis.
A number of multi‐modal streets are planned or existing. Street improvements accommodating pedestrians, cycling and
transit are being made throughout the sub‐ region. Highlights include:


Delta’s Neighbourhood Road Improvement Plan identifies investments in new sidewalks, crosswalks, bike lanes,
signals, street lights and paving. There are currently 40 projects being proposed or have been completed including
key corridor improvements such as Arthur Drive, Ladner Trunk Road and 56th Street.



The City of Richmond’s Railway Greenway spans the width of Lulu Island and the Lansdowne Greenway in
Richmond is currently being planned to link the Garden City Lands and Kwantlen Polytechnic University to the
Richmond Oval. The City has also identified a number of capital plans for pedestrian and cycling enhancement,
particularly in Richmond’s City Centre where improvements will increase walkability, create shorter blocks, and
improve accessibility and wayfinding. Key improvements include the extension and addition of a cycling route on
Landsdowne Road between Minoru Rd. and Alderbridge Rd. to link the Garden City Lands and Kwantlen Polytechnic
University to the Richmond Oval. The Steveston pedestrian scramble is the first in Metro Vancouver designed to
accommodate heavy pedestrian traffic at No. 1 Road and Moncton Street in Steveston village.



TFN has proposed and has begun to implement multi‐use paths throughout their planned community.
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Map 8 ‐ Sidewalk Coverage
(Source: TransLink Regional Transportation Strategy Sidewalk Inventory; created in 2013, updated in 2014)
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3.4.

Density

Intensity of people and jobs

Key Questions


Where are people and jobs in the sub‐region concentrated?

Current Conditions and Future Outlook
Population Density
Current and future housing densities are designated in urban centres. The highest population density of the sub‐region
is in Richmond City Centre. This area will continue to densify with major mixed use development activity occurring
throughout the Centre. Richmond’s OCP has also designated most of the City Centre as mixed use and apartment
residential. Pockets of high density housing are found throughout Richmond’s neighbourhoods, particularly in
Steveston, where multi‐family residents are located along the waterfront. Richmond’s designated neighbourhood
centres are also expected to increase from low to medium density mixed use centres. In South Delta low to medium
density is directed to Ladner and Tsawwassen commercial centres, however, The Corporation of Delta’s Regional
Context Statement states that higher density thresholds will be reviewed in the next Ladner Area Plan update. TFN’s
planned neighbourhood proposes a mix of single family and low‐density multi‐family units adjacent to local amenities
within a relatively compact community.

Job Density
The highest density of jobs is in urban centres, this will continue in the future. Richmond has the most job density with a
high proportion of office, commercial and retail employment concentrated in Richmond City Centre. Vancouver
International Airport, mixed employment areas in North Richmond, and some industrial areas also support higher levels
of job density. Land use designations and demand are projecting growth in these areas. Ladner’s job density is
concentrated in the commercial core. TFN will experience increased job density with the completion of Tsawwassen
Mills and Tsawwassen Commons malls.
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Map 9 ‐ 2011 Population Density

2045 Population Density
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Map 10 ‐ 2045 Population Density
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Map 11 ‐ 2011 Employment Density

2045 Employment Density

Map 12 ‐ 2045 Employment Density
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3.5.

Diversity

Mix of activities and land uses

Importance for Transit
A mix of diverse land uses – like housing, offices and retail – close to one
another help generate more demand for transit throughout the day often in
both directions, not just during peak times.
Key Questions


Where are existing mixed‐used neighbourhoods and corridors and where
are they anticipated to be in the future?

Current Conditions and Future Outlook

EXAMPLES OF TRANSIT‐SUPPORTIVE
LAND USES










Convenience stores and
pharmacies
Grocery stores
Child care facilities
Fitness clubs
Restaurants and fast‐food
outlets
Medical services (e.g., dentists,
doctors, walk‐in clinics)
Personal services (e.g., banks,
post offices, insurance agents)
Street‐facing retail

Source: TransLink Transit‐Oriented
Community Design Guidelines.

Mixed use development is concentrated in urban centres with some medium
density mixed‐use areas distributed in residential neighbourhoods. As illustrated in Map 13 below, the highest mix of
land uses is found in Richmond City Centre. Ladner also has a diversity of housing, retail and jobs within the commercial
core and to some degree in the civic centre, where there are a high number of institutional uses adjacent to residential
but a low number of retail land uses. Other locations where land use mixes are predominantly retail and residential are
Tsawwassen commercial core, West Cambie, East Cambie, Shelmont, Blundell and Steveston. In NE Richmond the
diversity of uses is attributed to large areas of employment (offices, business parks) adjacent to residential.
According to TFN’s 2009 zoning regulation, there are no mixed use designations for the area, however the community is
relatively compact, with residential, commercial and employment areas are all within approximately 2km2.
Future mixed use is directed to Urban Centres and in some major developments and growth areas outside of Urban
Centres. OCP’s and Land Use Plans designate mixed use in Urban Centres throughout the sub‐region. Richmond’s OCP
Land Use Plan has designated a mix of commercial, mixed use, apartment residential and mixed employment areas
within the city centre. Major mixed use development is already underway particularly around Capstan Way (6,500
residents by 2041 expected) and Richmond Oval (River Green, a new major development is expecting 2,600 residents).
Richmond’s neighbourhood centres are also expected to experience an increase of mixed use as they redevelop into
neighbourhood serving centres. South Delta’s future mixed use designations are primarily designated in small parcels in
Ladner and Tsawwassen commercial cores.
As previously mentioned, there are some key mixed use planned communities being built outside of urban centres.
These are designed to be walkable, but may not be located close to frequent transit service.
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Map 13 ‐ Land Use Diversity
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3.6.

Demand Management

Minimizing excess auto trips

Key Questions


What efforts are underway to reduce unnecessary driving? Where are they being targeted?

Current Conditions and Future Outlook
Expanded strategies to appropriately price and regulate parking in the sub‐region are emerging in some municipalities:
Municipalities in the sub‐region have TDM policies in their Official community plans and supporting documents. TDM
policy and programs include:




Richmond supports pay parking to encourage cycling and walking, and parking rate reductions in the City
Centre based on proximity to Village Centres and the Canada Line.
Richmond is partnering with TransLink to deliver Travel Smart programming on workplace and school
outreach.
Delta OCP supports: parking reductions in the Ladner commercial area by reducing the minimum overall
parking ratio and TDM initiatives for new developments within Delta; however parking pricing is not being
contemplated.

4. Issues and Opportunities
A number of issues and opportunities have been identified through this land use analysis that will complement the
transit and multi‐modal analysis and feed into SWATP Phase 1 summary report. These are outlined below:
 Municipal policies and strategies that support transit, walking, rolling and cycling improvements are being
implemented throughout the sub‐region through new development, development incentives and street
improvements.
 Future growth is focused in Urban Centres, but there are some new major developments outside of Urban Centres
that may increase transit demand in the future.
 Industrial areas in the sub‐regions are major employers and contribute to transit demand. As late night and early
morning shift work tends to be associated with industry, service hours to these areas may require further
research.
 Most Urban Centres and major destinations are well served by transit, however many destinations such as
community centres, shopping and entertainment centres are open late so safe walking access to and from transit
may be worth further exploration.
 Pedestrian and cycling networks throughout the sub‐region are incomplete or insufficient (i.e. narrow sidewalks,
lack of safe cycling facilities) creating barriers to walkability and transit access.
 New developments in Urban Centres are contributing to improved pedestrian and cycling infrastructure, ideally
this will eventually contribute to overall network improvements.
 The population of the sub‐region is aging, a consideration for transit, pedestrian and cycling accessibility.
 A high proportion of the sub‐region speaks English as a second language, a consideration for public engagement
and wayfinding in the sub‐region.
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 High volumes of trucks on commercial and residential arterials could compete with cycling and transit facilities.
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6. Appendix 1 – Municipal Plans and Strategies
The City of Richmond
 Official Community Plan – Adopted 2012
 Regional Context Statement – Adopted 2012
 11 Area Plans – adoption dates vary
 City Centre Transportation Plan ‐ 2007

City of Richmond Planning Areas
Source: City of Richmond Official Community Plan, 2012

The Corporation of Delta
 Official Community Plan ‐ Adopted 1985
 Regional Context Statement ‐ Adopted 2013
 Ladner Area Plan – Adopted 1996, land use plan updated in 2015
 Tsawwassen Area Plan – Adopted 1985, land use plan updated in 2014

Corporation of Delta Ladner and Tsawwassen Planning Areas
Source: Corporation of Delta Official Community Plan, 1986
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Tsawwassen First Nations




Tsawwassen First Nation Land Use Plan ‐ Adopted 2009
Internal TFN Roads Analysis ‐ 2013
Tsawwassen First Nation Neighbourhood Design Guidelines ‐ 2012

Tsawwassen First Nation Land Use Plan
Source: TFN Land Use Plan, 2009
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7. Appendix 2 – Regional, Sub‐regional and Local Trip Generators
NAME
Tilbury Industrial Area
BC Ferries
Watermania
Richmond Night Market
International Summer Night Market
River Rock Casino
Alexandra Entertainment District
Highway to Heaven (No. 5 Road)
PMV Fraser Properties
Fraserwood Mixed Employment
Wireless Way Office Park
Ikea
Aberdeen Centre
McArthurGlen Shopping Outlet
Steveston Village
Kwantlen Polytechnic University
BCIT Aerospace
Vancouver International Airport
Splashdown Waterpark
Tsawwassen Mills

CATEGORY
Jobs
Transportation
Community
Entertainment
Entertainment
Entertainment
Entertainment
Institutional
Jobs
Jobs
Jobs
Retail
Retail
Retail
Retail
School
School
Transportation
Entertainment
Retail

SCALE
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional
Regional

MUNICIPALITY
Delta
Delta
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Tsawwassen First Nation
Tsawwassen First Nation

NAME
Tilbury Ice
Tsawwassen Town Centre Mall
Ladner Village
Olympic Oval
Riverport Sports and Entertainment
Complex
Richmond Hospital
Ironwood Plaza
Richmond Centre
Yaohan Centre
Central at Garden City
Tsawwassen Commons

CATEGORY
Community
Retail
Retail
Community
Entertainment

SCALE
Sub‐Regional
Sub‐Regional
Sub‐Regional
Sub‐Regional
Sub‐Regional

MUNICIPALITY
Delta
Delta
Delta
Richmond
Richmond

Institutional
Retail
Retail
Retail
Retail
Retail

Sub‐Regional
Sub‐Regional
Sub‐Regional
Sub‐Regional
Sub‐Regional
Sub‐Regional

Richmond
Richmond
Richmond
Richmond
Richmond
Tsawwassen First Nation
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NAME
Ladner Leisure Centre
Winskill Aquatic and Fitness Centre
South Delta Rec Centre
Tsawwassen Arts Centre
Delta Hospital
Delta City Hall
Southlands
Marina Garden Estates
Trenant Park Square
South Delta Secondary
Delta Secondary
Minoru Aquatic/Activity Centre
Minoru Arenas
Steveston Community Centre
Cambie Community Centre
West Richmond Community Centre
Hamilton Community Centre
South Arm Community Centre
Sea Island Community Centre
Thompson Community Centre
Minoru Civic Precinct (Future)
Richmond Art Gallery
Richmond City Hall
Richmond Central Library
Parker Place Mall
Parc Riviera
River Green
Blundell Centre
Seafair Centre
Terra Nova Village
Mixed Use Retail in East Steveston
Garden City Shopping Centre
Broadmoor Village
Cambie Plaza
Boyd Secondary
Burnett Secondary
Cambie Secondary
MacNeill Secondary
McMath Secondary
McNair Secondary
McRoberts Secondary
Palmer Secondary
Richmond Secondary
Steveston ‐ London Secondary
TFN Recreation Centre
Elders Centre

CATEGORY
Community
Community
Community
Community
Institutional
Institutional
Retail
Retail
Retail
School
School
Community
Community
Community
Community
Community
Community
Community
Community
Community
Community
Institutional
Institutional
Institutional
Retail
Retail
Retail
Retail
Retail
Retail
Retail
Retail
Retail
Retail
School
School
School
School
School
School
School
School
School
School
Community
Community

SCALE
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local
Local

MUNICIPALITY
Delta
Delta
Delta
Delta
Delta
Delta
Delta
Delta
Delta
Delta
Delta
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Richmond
Tsawwassen First Nation
Tsawwassen First Nation
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8. Appendix 3 ‐ Major Destination Late Night Hours and Transit Service
Below is a table illustrating a sample of SWATP regional destinations with extended hours. Some of these hours are
limited to certain times such as extended hours on weekends only.
Destination

Municipality

Latest Open

Service Type

Delta Hospital, 5800 Mountain View Blvd.

Delta (Ladner)

24 hours

Peak Frequent

Ikea, 3320 Jacombs Rd

Richmond

9:00pm

Coverage

International Summer Night Market
(Summer)

Richmond

7:00pm – 12:00am

Kwantlen Polytechnic University, 8771
Lansdowne Road

Richmond

Coverage (Private
Shuttle from
Bridgeport)
Rapid

Minoru Centre, 7560 Minoru Gate

Richmond

10:00pm

Frequent

Olympic Oval, 6111 River Rd

Richmond

11:00pm

Coverage

Richmond Hospital

Richmond

24 hours

Peak Frequent

Richmond Night Market (May – October)

Richmond

7:00pm – 12:00am

Rapid

River Rock Casino

Richmond

24 hours

Rapid

Riverport Sports & Entertainment
Complex, 14211 Entertainment Way

Richmond

1:00am

Peak Frequent

Splashdown Waterpark, 4775 Nulelum
Way (June – September)

TFN

8:00pm

Coverage

Tsawwassen Ferries Terminal

S. Delta

1:00am

Ferry schedule

Watermania, 14300 Entertainment Blvd

Richmond

10:00pm

Peak Frequent

Yaohan Centre, 3700 No 3 Rd

Richmond

11:00pm

Frequent

YVR International Airport

Richmond

24 hours

Rapid
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