
City of New Westminster 

REPORT 

DEVELOPMENT SERVICES DEPARTMENT 

To: Mayor W. Wright and Members of 
Council in Committee of the Whole 

Date: January 13, 2014 

From: Beverly Grieve, Director of 
Development Services 

File: REZ00102 

Subject: 660 Quayside Drive - The Larco Development - Comprehensive 
Development Master Plan for Mixed Use Development - Preliminary 
Report 

RECOMMENDATION 

THAT this report be received for information. 

PURPOSE 

The purpose of this report is to provide Council with information regarding the proposed 
Comprehensive Development Master Plan for the Larco site at 660 Quayside Drive and 
the next steps in the process. 

BACKGROUND 

Applicant: City of New Westminster 
Current Zoning: Central Business Districts (Restricted) (C-4A) 
Proposed Zoning: CD Comprehensive Development District (CD-55) 
OCP land use Mixed Use High Density 
designation: 
OCP Development Downtown Development Permit Area# 1 
Permit Area: 
Site Characteristics: Frontage: 1,000 feet (304.9 metres) 

Depth: 176 feet (53.7 metres) 
Site Area 296,659 sq. ft. (27,561 sq. m.) 
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On June 17, 2013 staff presented a report to Council outlining the current state of 
development along the waterfront and the need to reassess and examine the density and 
scale of an approved development plan at 660 Quayside Drive (fonnerly known as 660 
Front Street), which is O\\ned by Larco Investments Ltd. ("Larco"). Staff has outlined a 
process to achieve a new development concept that would reflect changes in community 
values and, ultimately, lead to a new zone and special development permit for a more 
compatible built fonn. The concept includes greater open space and views of the Fraser 
River at a scale that is sympathetic with the neighbouring Westminster Pier Park. 

On December 2, 2013, a comprehensive report, attached as Appendix 2, was presented to 
Council on the proposed waterfront vision concept plan. At that time Council directed 
staff to proceed with community consultation and technical analysis on the proposed 
waterfront vision concept plan. 

SITE CONTEXT 

The subject site is currently being used as a private surface parking lot. Westminster Pier 
Park is to the east, with the Fraser River Discovery Centre and River Market to the west. 
The Fraser River is to the south, while largely older commercial and mixed use buildings 
are located across the rail lines, along Front Street. 

Proximity to Transit Service 

Transit Facilit~ Service Level (min) Distance (m) ., 

Skytrain Station 
Frequent Transit 
Network 
Transit Stop 

OCP Considerations 

200 
200 

200 

The proposal is in conformance with the OCP land use designation of Mixed-Use High 
Density and is within the Downtown Development Permit Area. The subject site is within 
the Waterfront Precinct in the Downtown Community Plan. The intent of the Waterfront 
Precinct is to promote residential, commercial and park uses along the waterfront, 
continue to improve linkages, public access and views of the Fraser River, and enhance 
the waterfront's tourism potential by ensuring that public spaces are animated, 
welcoming and vibrant. The Master Plan concept for this site is supportive of the intent 
of the Waterfront Precinct. 

Doc#497060 



City of New Westminster 

January 13, 2014 -3-

ANALYSIS 

Proposed Waterfront Concept Plan 

A Proposed Waterfront Concept Plan, which is attached as Appendix 1, has been 
developed. Its main elements are outlined below: 

1. Three tall, slender towers would be located in the western portion of the site. The 
total number of units would be approximately 800. The towers would be located 
to protect view corridors from street ends and would vary between 28 and 45 
storeys in height. The height of the towers has been adjusted so that the central 
tower, at 45 storeys, will clearly be the signature building of the development, 
with the tower closest to the park being set at 28 storeys to reduce potential 
shadowing impacts on the park land and the remaining western tower being set at 
37 storeys to complete the proposed development capacity. 

2. Family-friendly townhouses would be incorporated into the podium of tower 3 and 
would be located to maintain view corridors from Front Street. The townhouses 
would have their "front door" on the esplanade, provide "eyes" on these public 
spaces and create an attractive edge to the park and waterfront esplanade. 

3. Towers 1 and 2 would have cmmnercial uses in the podium and would be sited to 
maintain views from Begbie Street. The commercial uses would provide activity 
to help create a lively waterfront experience. Provision would be made for Tower 
1 to potentially accommodate a 150 room hotel, which would act as a significant 
economic stimulus for the Downtown. As part of the gateway to the Waterfront, it 
would be synergistic with the conference and convention facility in the new Anvil 
Centre. If the hotel is included, the 150 hotel rooms would replace 75 apartment 
units. 

4. A child care facility would be incorporated into the podium of tower 3 at the edge 
of the park. This use would help address the projected future child care needs in 
the Downtown. Figure 2: Proposed new park 

5. Clustering the residential towers 
at the west end of the site would 
allow the eastern portion of the 
site to be dedicated to the City as 
new park land (Figure 2), which 
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would be an extension of Westminster Pier Park. The park space would be 
approximately 1/3 of the Larco site and add about 0.8 hectares (2 acres) to 
Westminster Pier Park. 

6. New Westminster's public waterfront esplanade would be completed along the 
Fraser River frontage, connecting the River Market and Fraser River Discovery 
Centre to the new development and Westminster Pier Park. Marine infrastructure 
would be added to the park's wharf to facilitate future visits by exhibition ships. 

7. The park and esplanade would be dedicated to the City prior to the issuance of the 
Special Development Permit for Phase 1. The park would be designed to the same 
urban design standard as Westminster Pier Park as part of Phase 3. These 
improvements would be a development obligation ofLarco. 

8. Quayside Drive would be realigned to create a waterfront drive that ends in a 
mixed-use plaza between towers 2 and 3 (the eastern buildings). The development 
would be organized along this drive, creating an attractive and lively public 
waterfront. 

9. Begbie Street would extend south to meet Quays ide Drive in a "T" intersection, 
providing direct connection between Columbia Street and the waterfront, as well 
as clear views to the river for those arriving to the neighbourhood. 

10. A secondary pedestrian and bike greenway would follow adjacent to the railway 
lines and connect from the mixed-use plaza at the end of Quayside Drive to the 
park, also providing maintenance-vehicle access to the park. 

11. Begbie Street would be maintained as an at-grade, accessible crossing for cars, 
pedestrians, bicycles and other modes of transport. 

12. Pedestrians and bicycles, as well as emergency vehicles, would have at-grade 
access to Westminster Pier Park from Sixth Street. 

13. All parking, including resident parking and 80 publically-accessible parking stalls 
would be located in the two level underground parkade accessed from Quayside 
Drive. All parking would be below grade to maintain visual connectivity between 
Front Street and the waterfront. A limited amount of on-street parking will be 
considered on the extended Quayside Drive adjacent to the new retail spaces. 
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14. The top level of the parking ("'Pl ")would be built to the Flood Construction 
Level, creating flood protection for the waterfront. However, the entire site would 
function at grade, thereby removing the large imposing podiwn which was 
included in the previously approved scheme. 

Access and Transportation 

An important consideration related to new waterfront residential development has been 
the ability of the Downtown Street network to accommodate additional local trips 
generated by this development, other developments in the area and anticipated 
background traffic. Modeling done to date indicates that the existing street network 
would not be significantly impacted by the proposed Larco development, even with all 
anticipated future development in the study area. A detailed analysis of the transportation 
and access issues is underway and will be concluded prior to the Comprehensive 
Development District being forwarded to a Public Hearing. 

A servicing analysis has not been undertaken at this stage. The property owner will enter 
into a servicing agreement covering the requirements and a no build covenant would be 
registered on title prior to final adoption of the rezoning. The no build covenant would 
stipulate that no development could take place on the site prior to the park land being 
dedicated and the property owner entering into a detailed servicing agreement with the 
City, based on a specific proposal for the site, that would include posting bonding. 
Detailed servicing would be determined as part of the development permit process. Once 
engineering design drawings have been submitted and approved by Council and the 
appropriate monies deposited, the no build covenant can be removed and a Special 
Development Pennit issued. 

Zoning - Larco Site 

The Comprehensive Development District zoning for the Larco site would indicate: 

1. A site plan showing the general location of the buildings, the open spaces 
(including the park), roads, esplanade and other walkways. 

2. Maximum lot coverage. 
3. The maximum geodetic height of each of the three towers. 
4. Minimum commercial square footage. 
5. Potential for 150 hotel rooms in Tower 1. 
6. Minimum square footage for child care centre. 
7. Maximum number of residential units. 
8. Minimwn number of two and three bedroom units, including ground-level units. 
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9. Minimum and maximum number of parking spaces, including 80 publically
accessible parking spaces. 

Zoning - Westminster Pier Park Site 

As discussed above, roughly one third of the Larco site will be dedicated to the City in 
Phase 1 and become a functional addition to Westminster Pier Park in Phase 3. 

After the portion of this property is dedicated to the City for park purposes, the park land 
portion, together with the remainder of Westminster Pier Park, would be rezoned to a 
parks zone. An Official Community Plan amendment would be required for the proposed 
park that is currently part of the subject site, as it is designated Mixed Use High Density. 

Construction and Phasing 

The construction and phasing plan anticipates that the towers would be built from west to 
east in three phases: 

Phase 1. Tower 1, the western tower, would include the provision of 80 publically
accessible parking stalls, commercial uses at grade and the potential to include the 
150 room hotel. If the 150 hotel rooms are included, there would be 75 fewer 
residential units. Site improvements would include an extension of Begbie Street to 
the waterfront, and the realignment of Quayside Drive with a roundabout in front of 
the FRDC and an extension of the adjacent esplanade. The dedication of the park 
land would be a condition of the issuance of the Special Development Permit for 
tower 1. The tower would be a maximum of 3 7 storeys tall. 

Phase 2. Tower 2, the centre tower, would be a maximwn of 45 storeys tall, with 
commercial uses at grade, would include the extension of Quayside Drive to a new 
mixed-use plaza between towers 2 and 3, and the extension of the esplanade. 

Phase 3. Tower 3, the eastern tower, featuring townhouses at the base and a 
maximum of 28 storeys tall, would be completed with the owner to provide bonding 
for the completion of the esplanade, the child care and the park improvements. 

Temporary vehicular and pedestrian access will be maintained throughout the site 
during the three phases of construction. 
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PROCESS 

Steps in the process: 

1. Proposed Waterfront Vision Concept Plan presented to Council. 

2. Community Open House. 

3. Preliminary Report to Council < we are here. 

4. Presentation to Advisory Planning Commission (January 2 1st). 

5. Presentation to New Westminster Design Panel (January 28th). 

6. Second Community Open House. 

7. Second Presentation to Advisory Planning Commission. 

8. Public Hearing Report on Rezoning- Consideration of First and Second Reading. 

9. Public Hearing and Consideration of Third Reading. 

In addition, staff will be presenting the development proposal to the following groups: 

• Downtown Residents Association (January 25th, to be confmned); 

• Quayside Community Board (January 25th, to be confmned); 

• Downtown Business Improvement Association (Date to be determined); 
• Tourism New Westminster (January 15th); 

• Advisory Committee on Transit, Bicycles and Pedestrians (January 14th); 

• Parks and Recreation Committee (January 30th); 

• Economic Development Advisory Committee (February 7th); 

• Special Services and Access Committee (January 16th); 

• Community and Social Issues Committee (January 7th); 

• Child Care Action Team (February 4th); and 

• Neighbourhood Traffic Committee (Date to be determined). 
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OPTIONS 

Two options are presented for Council's consideration; they are: 

1. That Council receive this report for infonnation; or 

2. That Council provide staff with other direction. 

Staff recommends Option 1. 

CONCLUSION 

This rezoning application has been initiated in order to respond to changing community 
values and to move forward with implementing the City's waterfront vision. The 
proposed Comprehensive Development rezoning would provide a Master Plan for the 
development of 660 Quayside Drive, also known as the Larco site. The new concept plan 
proposed in this rezoning is the result of a collaborative effort with the City, the property 
owner and a consultant team jointly designed by the City and the property owner. The 
Master Plan provides for expanded views of the Fraser River, greater open space and a 
new dedicated park site of approximately 0.8 hectares (2 acres). Other features of the 
proposed Master Plan include three high rise towers rather than the previous five towers, 
an extended waterfront esplanade and a mix of residential and commercial land uses, 
including child care and provision for a 150 room hotel. The objective of this 
collaborative approach is to provide these benefits to the City while maintaining a 
development plan which is economically viable to the property owner. 

As part of the rezoning process, the Master Plan concept will be considered by the public 
and a number of City committees for feedback prior to reporting back to Council. 

Report Author 

B~ 
Senior Planner 
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Acting Manager of Planning 

Approved for Presentation to Council 

Lisa Spital , 

Director of Development Services Chief Administrative Officer 
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Proposed Waterfront Concept Plan 
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REPORT 

OFFICE OF THE CHIEF ADMINISTRATIVE OFFICER 

To: 

From: 

Mayor W. Wright and Members of 
Col.Ulcil in Committee of the Whole 

Lisa Spitale, 
Chief Administrative Officer 

Date: December 2, 2013 

File: 13.2510.20 

Subject: Proposed Waterfront Vision Concept Plan, 660 Quayside Drive - The 
Larco Development 

RECOMMENDATION 

THAT Council direct staff to proceed with community consultation and technical 
analysis on the proposed waterfront vision concept plan. as outlined in this report. 

PURPOSE 

The purpose of this report is to present Col.Ulcil with the proposed waterfront vision 
concept plan for the Larco development site and seek direction to proceed with the 
community consultation and zoning amendment process. 

SUMMARY 

In response to changing community values, and in order to move forward with 
implementing the City's waterfront vision, a new concept plan is proposed for 660 
Quayside Drive (formerly known as 660 Front Street). Since the summer, City staff and 
representatives from Larco Investments Ltd. have been working collaboratively with a 
jointly retained design consultant team to achieve a new master plan for 660 Quayside 
Drive. If approved, this master plan would have greater provision for open space and 
views of the Fraser River, a new dedicated park site of approximately .8 hectares or 2 
acres, an extended waterfront esplanade, three rather than five high rise towers, and a mix 
of land uses including residential, commercial, child care and the provision for a 150 
room hotel. 
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The objective with this collaborative process has been to improve public access and 
views to the waterfront, while maintajnjng a development plan that would be 
economically viable for the property owner. Pending the comments from City Council 
and the community, City staff anticipates commencement with the zoning amendment 
bylaw in early 2014. 

In order to move forward, it is now time to seek direction from Council. If the principles 
in this plan are supportable by Council, staff will commence with a consultation process 
and gather feedback from the community and key stakeholders. 

Proposed Waterfront Coneept Plan 

Urban design principles, and development and regulatory parameters based on existing 
policy documents were used in this process and are included in Appendix 3. A Proposed 
Waterfront Concept Plan has been developed (Figure 1 and Appendix l) and its main 
elements are outlined below. 

1. There would be three tall slender towers (shown in yellow) all on the western. 
portion of the Larco site. The total number of units would be approximately 800. 
Townhouses would be incorporated into the base of tower 3. Retail commercial 
uses would be located at the base of tower 1 and 2. Provision for a 150 room hotel 
will be located in tower 2. A child care facility would be located in the base of 
tower 3, adjacent to the park. 

2. The heights of the towers would vary in order to add visual interest to the New 
Westminster skyline. The tower heights would range from approximately 25 to 45 
storeys. In the 2005 approved plan, the approved heights ranged from 88.5 to 99 
metres (290 to 325 feet) high. 

3. The development would be organized around a waterfront drive (Figure 2) and 
public plazas connected by a 9 metre (30 foot) waterfront esplanade (Figure 3). 
The drive would be created by extending Quayside Drive south toward the water 
and extending Begbie Street south to meet it 
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Figure 1: Waterfront Quayside Drive Concept 

Figure 3: Waterfront Esplanade Concept 
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Figure 4: Park Extension 
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4. A new public park would be created on the eastern portion of the Larco site 
(Figure 4). The new park would be approximately 1/3 of the Larco site, estimated 
at nearly 2 acres (or 0.8 hectares). Marine infrastructure would be added to the 
wharf to facilitate future visits by vessels. 

S. The new park would be dedicated to the City as an air space parcel and would be 
constructed with the same urban design standards as Westminster Pier Park. Once 
dedicated and completed, it would function as an expansion of the neighbouring 
Westminster Pier Park. 
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6. All of the Larco parking would be constructed below grade, using an average 
parking ratio of .9 per residential unit (which includes visiter and publically 
accessible parking). This is the ratio that is supported by the Downtown Parking 
Strategy. 

7. Larco would be providing 80 publically accessible parking stalls for use by the 
Fraser River Discovery Centre and the River Market. 

8. The top level of the parking (PI) would be partially above grade to the Flood 
Construction Level (FCL}, creating flood protection for the waterfront. 

9. Although building to the FCL, the entire site would function at grade, thereby 
removing the large and imposing parking podium which formed part of the 
previously approved 2005 scheme. 

l 0. A 9 metre (30 foot) wide multi-modal esplanade would be built along the Fraser 
River frontage. The new esplanade would be designed and built to mimic the saw 
tooth edge of Westminster Pier Park. 

BACKGROUND 

On June 17, 2013 staff presented a report to Council outlining the current state of 
development along the waterfront and the need to reassess and examine the density and 
scale of a proposed development plan at 660 Quayside Drive (formerly known as 660 
Front Street), which is owned by Larco Investments Ltd. (''Larco"). Staff outlined a 
process that would aim to achieve a new development concept that would reflect the 
change in community values and, ultimately, lead to a new zone and special development 
permit for a more compatible built form, with greater open space and views of the Fraser 
River, and a sympathetic scale with the neighbouring Westminster Pier Park. 

The original Larco development was approved in a rezoning application which 
commenced in 1994 and completed in 1996. In 2004, Larco approached the City wanting 
to proceed with the development The City requested they comply with new principles 
developed from a Station Area planning process and then submitted a rezoning and 
special development permit application. This second application was approved in 2005. 

Both the 1996 and the 2005 approved development plans permitted 1,000 residential 
units in 5 high rise towers build over an above-grade parking podium. 
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Many changes have taken place in the Downtown and the Waterfront since the 
development of the 2005 development plan. The City has purchased and developed 
Westminster Pier Park, which opened to the public in 2012. Hyack Square will be home 
to a public art installation of the famous WWII photo "Wait for Me Daddy." TransLink 
is no longer pursuing the North Fraser Perimeter Road (NFPR) and, in response, the City 
is working to remove the truck route designation off of Front Street. The City has 
conducted a study of the public parking needs in the Downtown, which recommends that 
the removal of the western portion of the Front Street Parkade is supportable under 
certain conditions. The City is also continuing to work with the railways and Transport 
Canada to achieve whistle cessation. 

To advance the goal of achieving a new development plan which would better reflect 
community values and create an economically viable project for the property owners, 
guiding principles were developed They can be summarized as follows: 

i. The "Mzxed Use High Density" designation in the Downtown Community Plan 
continues to be the appropriate land use designation. High density residential 
continues to provide support for the businesses at the River Market and "eyes" on 
Westminster Pier Park. 

ii. Maximizing open and green space on the site continues to be a priority. 

iii. An Esplanade completing the public waterfront and connecting with Westminster 
Pier Park continues to be viewed as a high-value amenity, as do open view 
corridors to the Fraser River providing a key visual connection to the Esplanade, 
the Fraser River Discovery Centre, and River Market. 

Using these guiding principles as a starting point, the City and Larco participated in a 
joint design process to explore a new concept plan. The City and Larco retained a design 
team - Dialog Architects with PWL Landscape Architects - to work with staff and Larco 
in the development of a new concept plan. The City also retained a transportation 
consultant, Bunt and Associates, to evaluate overall access, circulation and rail safety 
issues in the Downtown/Waterfront corridor. 

DISCUSSION 

The Proposed Waterfront Concept Plan 

Site planning principles, and development and regulatory parameters based on existing 
City policies and plans were established, and are included in Appendix 3. A proposed 
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Waterfront Concept Plan has been developed (shown in Figure S and Appendix 1 ), with 
its main elements outlined below. 

Figure S: Proposed Waterfront Concept Plan 

1. Three tall, slender towers (Figure S, shown in yellow) would be located in the 
western portion of the site. The total number of units would be approximately 
800. The heights of the towers would vary between approximately 25 to 45 
storeys. The towers would be located to protect view corridors from street ends. 

2. Townhouses would be incorporated into the podium of tower 3 and would be 
located to maintain view corridors from Front Street. The townhouses would have 
their "front door'' on the esplanade, providing "eyes" on these public spaces and 
creating an attractive edge. 

3. Towers 1 and 2 would have commercial uses in the podium and would be sited to 
maintain views from Begbie Street. The commercial uses would provide activity 
to help create a lively waterfront experience. 

4. Tower 2 would be the tallest tower and act as a signature building. This tower 
would allow for the provision of a 1 SO room hotel. As part of the gateway to the 
Waterfront, it would be synergist with the conference and convention market in 
the new Anvil Centre. 

5. A daycare would be incorporated into the podium of tower 3 at the edge of the 
park. This use would help address the projected future child care needs in the 
Downtown. 
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6. Clustering the residential towers at the west end of the site would allow the eastern 
portion of the site to be dedicated to the City as new park land (Figure 6), which 
would be an extension of Westminster Pier Park. The park space would be 
approximately 113 of the Larco site and add about 0.8 hectares (2 acres) to 
Wes1minster Pier Park. 
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Figure 7: Perspeetive View of Park Extension Next to Two of Three Towers 

7. New Westminster's public waterfront esplanade would be completed along the 
Fraser River frontage (Figure 6, 7 and 8), connecting the River Market and Fraser 
River Discovery Centre to the new development and Westminster Pier Park. 
Marine infrastructure would be added to the wharf to facilitate future visits by tall 
ships or navy vessels. 

Figure 8: Waterfront Esplanade Concept 
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s. The park and esplanade would be dedicated to the City. The park would be an air 
space parcel and designed to the same urban design standard as Westminster Pier 
Park. These improvements would be a development obligation ofLarco. 

Figure 9: Waterfront Quayside Drive Coacept 

@~~·------

9. Quayside Drive would be realigned to create a waterfront drive (Figure 5) which 
ends in a mixed-use plaza between towers 1 and 2 {the eastern buildings). The 
development would be organized along this drive, creating an attractive and lively 
public waterfront {Figure 9). 

10. Begbie Street would extend south to meet Quayside Drive in a ~'T'' intersection 
{Figure 5), providing direct connection between Columbia Street and the 
waterfront, as well as clear views to the river for those arriving to the 
neighbourhood. 
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Figure 10: Public Waterfront Concept 
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11. A secondary pedestrian and bike greenway would follow adjacent to the railway 
lines and connect from the mixed-use plaza at the end of Quayside Drive to the 
park, and would provide maintenance-vehicle access to the park 

12. Begbie Street would be maintained as an at-grade, accessible crossing for cars, 
pedestrians, bicycles and other modes of transport. 

13. Pedestrians and bicycles, as well as emergency vehicles, would have at-grade 
access to Westminster Pier Park from Sixth Street. 

14.All parking, including residents' and 80 publically accessible parking stalls would 
be located in the two level underground parkade accessed from Quayside Drive. A 
small amount of on-street parking may be provided on Quayside Drive adjacent to 
the new retail spaces. 

15. The top level of the parking ("Pl ")would be built to the Flood Construction 
Level, creating flood protection for the waterfront However, the entire site would 
function at grade, thereby temoving the large imposing podium which was 
included in the previously approved scheme. 
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The 2005 Approved Plan 

The original Larco development was approved in a rezoning application which 
commenced in 1994 and completed in 1996. In 2004, Larco approached the City wanting 
to proceed with the development. The City requested they comply with new principles 
developed from a Station Area planning process and submitted a rezoning and special 
development pennit application. The application was approved in 2005. 

Both the 1996 and the 2005 approved development plans permitted 1,000 residential 
units in 5 high rise towers build over an above-grade parking podium. 

Figure 11: 2005 Approved Development Plan-Elevation 

The 2005 plan (Figure 11 and Appendix 2) included: 

• Zoning and special development permit for 5 high rise towers on top of a 2.5 storey, 
above grade parking podium; 

• 1000 permitted residential units, at an overall FSR of 3 .2; 

• A total of 1,242 parking stalls in a multi-storey parking podium, with 148 public 
parking stalls and an average of 1.2 stalls per residential unit; 

• Closing the Begbie Street crossing and opening Eighth Street to Quayside Drive; 

• Two pedestrian overpasses through the Front Street Parkade, located at Begbie 
Street and MacKenzie Street; 
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• Cost sharing 50% of a Sixth Street vehicular overpass before the fourth tower; 

• A 15 metre (52 feet) wide landscaped esplanade, with nine metres (30 feet} on 
Larco's property and the other 6.5 metres (22 feet) on a waterlot over the Fraser 
River; 

• A ramp and elevated Quayside Drive from Eighth Street to Sixth Street; and 

• Phasing to proceed in five phases, west to east, corresponding to the five towers and 
associated podium. 

Key features of the 2005 approved development plan are: 

Waterfront Esplanade 
The 2005 plan includes a 15 metre (52 feet) wide landscaped esplanade and associated 
waterfront public open spaces. Nine metres (30 feet) of the esplanade would be located 
on Larco's property, the other 6.5 metres (20 feet) would be on a waterlot in the river, 
leased to the City by Fraser River Port Authority (now Port Metro Vancouver). The 
waterlot improvements would be constructed at no cost to the City. 

Height and Views 
The height of the towers range from 89 to 99 metres (292 to 325 feet) high. There is a 
minimum 27metre (88 feet) wide distance between the towers to maintain view slots and 
they were positioned to preserve street end views. Views from Front Street towards the 
river would not be possible given the multi-storey podium and parking structure on which 
the five towers would sit. 

Transportation and Access 
Vehicular access would be from a constructed Sixth Street overpass or from Quayside 
Drive and the Eighth Street level crossing. From the west, near the Fraser River 
Discovery Centre), a ramp would lead up to the podium where Quayside Drive would 
continue to the Sixth Street overpass as a public street. The parking podium of the 
development was designed to be constructed at the approximate height of the ovetpass, 
with access from McKenzie Street to the parking podium. 

The project includes 1,242 off-street parking spaces located in a four storey split level 
parking podium; 1,094 parking spaces for the housing component and 148 spaces for 
public parking. 
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Pedestrian Movement 
Pedestrians would access the esplanade at the lower level and Quayside Drive at the 
upper level (on top of the parking podium). The esplanade would provide a 6.6 metre (20 
feet) wide dedicated pedestrian route across the site. At the upper level, there would be 
sidewalks in front of the towers and along Quayside Drive. Pedestrian connections 
would be located through the development at Begbie, McKenzie and Sixth Streets, 
through landscaped plazas and down to the esplanade and river. There would also be 
pedestrian connections through the central block of townhouses. 

Community Benefits 

Comparing the Proposed Plan to the 2005 ApprtWed Pkzn 
The pwpose of the Waterfront Vision Design process is to create a new concept plan for 
660 Quayside Drive which responds to changing community values for the Cit}'' s 
waterfront Nine site planning principles that integrate City policy were identified to 
guide the creation of the concept plan and these are attached as Appendix 3. 

A table that illustrates how the proposed concept plan supports these principles, as 
compared to the previously approved plan, is provided in Appendix 4. Key elements of 
the prop~sed concept plan that support these principles include: 

1. Provides additional park land and open space on the waterfront; 

2. Creates a direct visual connection to the river along street ends and Front Street 
west of Sixth Street, in conjunction with the proposed removal of the western end 
of the Front Street Parkade; 

3. Increases view corridors and sunlight penetration while reducing shadowing 
through reducing the number of towers and the height of the parking podium; 

4. Provides a pedestrian-friendly environment and at-grade connections to the 
waterfront for pedestrians and cyclists while completing an important waterfront 
greenway connection; 

5. Eliminates the large imposing, above grade parking structure by constructing all 
parking below grade; 

6. Addresses the edge of the railway corridor in a manner consistent with whistle 
cessation while maintaining alternate emergency vehicle access at Sixth Street; 
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7. Provides new housing options along with additional commercial tloorspace and 
public amenities, including a new childcare space; 

8. Respects the maritime heritage of the waterfront while providing opportunities for 
public art and cultural spaces; 

9. Makes provision for a new hotel which promotes tourism with the Fraser River 
Discovery Centre and the River Market, and supports the conference and 
convention market with Anvil Centre; and 

I 0. Supports sustainability objectives by promoting a walkable, transit-oriented 
community close to services, amenities and SkyTrain with reduced impermeable 
site coverage that reduces stormwater flows and urban heat island effects. 

Figure 12 shows the relative height of an approved 2005 tower on top of the parking 
podium compared to one of the current proposed towers (red dashed outline) with 
underground parking (red solid outline) and no podium. 

Figure 12: Com})arison of Proposed Tower versus Approved Tower 
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New Community Benefits of the Proposed Pltm 

Provision of Daycare Space 
The new concept plan proposes to include 557m2 (6,000 fil) for a childcare facility in the 
base of Tower 3. The location would allow easy access to the park and provide for an 
active and animated ground floor along the Esplanade. The developer has proposed to 
offer this space at a reduced rate to a licensed childcare provider. 

In 2011, 680 children aged 0- 12 years were living in Downtown New Westminster. 
If the population of children in each age group grows at the same rate as the total 
population in the Downtown and if the growth rate for the Downtown, as projected by 
Urbanic Consultants Ltd., in its base case scenario holds true, then there would be 815 
children 0 to 12 years in 2016, 988 children aged 0 to 12 years in 2021 and 1,180 children 
aged 0 to 12 years in 2026. Currently, there are 183licensed child care spaces in the 
Downtown. 

Parents typically prefer licensed childcare to be located close to their place of residence 
or their place of employment. Regarding the latter, it is often perceived as being more 
convenient and affords parents more time with their children. As such, commercial areas, 
particularly in close proximity to rapid transit, should have an over-supply of licensed 
child care than would be calculated based on their population alone. 

The City is also currently working on a Child and Youth Friendly Community Strategy 
and a Family-Friendly Housing Policy, the latter of which, when implemented, will likely 
result in more ground-oriented and three-plus bedroom units being built. Additionally, 
Qayqayt Elementary School, which is located in the Downtown, is scheduled to open in 
September 2014. These, plus other City initiatives could increase the number of families 
living in the Downtown, including children aged 0 to 12 years. 

For these reasons, staff feels this location is ideally situated for a daycare facility, while 
helping to increase the provision of childcare spaces in the City. 

Provision for a New Hotel 
Larco· will be exploring the opportunity to include a 150 room hotel and its support 
services into tower 2. Given its location adjacent to the City's new Anvil Centre, staff 
are highly supportive of this land use in the development plan. 
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The City has recently completed a feasibility study for a 160 room focused-service 
hotel. Focused-service hotels offer modest food and beverage facilities that typically 
include a small restaurant and lounge, with some meeting facilities ranging from 2,000-
5,000 square feet. Additional facilities include a business centre, fitness facilities, an 
indoor pool, and an indoor whirlpool. The study assumed a location within the 
Downtown, near Anvil Centre, and would be constructed in a concrete, high rise tower 
that is either free-standing or part of a mixed-use development. Anvil Centre and other 
businesses and organizations, such as River Market, Douglas College, Fraser River 
Discovery Centre, Royal Columbian Hospital, Justice Institute of British Columbia and 
the Provincial Law Courts, are considered supportive uses to a hotel. Commercial spaces 
such as the Shops at New West and Columbia Square also contribute to its 
viability. Together, the supportive nature of the surrounding developments in the 
Downtown are considered appropriate for and conducive to the operation of a hotel. 

With respect to the individual market segment, a hotel in Downtown New Westminster is 
expected to perform strongly in the meeting and group market given that the newly 
constructed Anvil Centre is expected to generate a substantial amount of meeting and 
group business in the area. It is also projected that a new hotel Downtown would be a 
strong performer in the leisure market. Facilities such as Anvil Centre, River Market, Inn 
at Westminster Quay, Royal Columbian Hospital and the proximity to the SkyTrain 
station will all contribute to a strong performance in this segment. 

Marine Uses along the Fraser River 
The site has a long history of marine uses given its strategic location along the Fraser 
River. Ensuring that different types of marine uses can be accommodated in the new 
development concept is an important consideration. In recognition of this, 1he developer 
will provide two berthing dolphins as part of their amenity contribution. This would 
allow larger vessels such as tall ships or navy frigits to dock along the park portion of the 
site. 

Staff recognize that access to a public dock or wharf is desired by the community. 
Further exploration and technical analysis will be undertaken to determine the 
appropriate location given the constraint of strong currents at this portion of the river. 

Provision ofNe:w Park and Multi-Modal Waterfront Esplanade 
The proposed plan includes a 9 metre (30 feet) wide Esplanade and a new park, which 
would function as an extension of Westminster Pier Park. The new park would be 
dedicated to the City as an air space parcel and would be constructed with the same urban 
design standards as Westminster Pier Park. 
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The Esplanade would be multi-modal, with a portion of the walkway being constructed of 
woo.d decking and a portion of paving (concrete or unit pavers}. Landscaped areas and 
benches would provide separation between the two pathways. The new esplanade would 
be designed and built to mimic the saw tooth edge of Westminster Pier Park. It would 
complete the waterfront connection between the River Market, the Fraser River 
Discovery Centre and Westminster Pier Park. Portions of the esplanade would be located 
on Larco's property while other portions would be on a waterlot in the river, leased to the 
City by Fraser River Port Authority (now Port Metro Vancouver). 

The park and esplanade improvements would be a development obligation for Larco. 

Access and Transportation Considerations 

Street Network and TraffiC 
A key consideration related to additional waterfront residential development has been the 
ability of the Downtown Street network to accommodate additional local trips generated 
by this development along with anticipated growth in background traffic (i.e. trips not 
originating or ending Downtown). When traffic analysis was completed for the 2005 
zoning process, it was assumed that: 1) there would be a North Fraser Perimeter Road 
(NFPR) passing north of the site; and, 2) that up to eight residential towers would be built 
on the waterfront to the east of Sixth Street in addition to the five Larco towers proposed 
at that time. To address anticipated traffic, an additional overpass for general purpose 
traffic was deemed to be necessary at Sixth Street along with several pedestrian 
overpasses. These would have created a physical and visual barrier between the 
Downtown and the waterfront and required pedestrians and traffic to go up and over the 
Front Street frontage road, the parkade, three railways and the Larco parkade podium to 
access the river. 

In the new proposal, with the waterfront vision's direction to provide direct visual and 
physical connectivity with to the waterfront, and the fact that the NFPR and the 8 
residential towers east of Sixth Street (on the current Westminster Pier Park site) are no 
longer considerations, the possibility of using the existing street network for access to site 
has been re-examined. 
Due to the complexity of the street network in the study area, particularly the interactions 
with the three active rail lines that intersect Begbie Street at-grade north of the Larco site, 
more detailed traffic modeling has been conducted using advanced "Vissim" software. 
Vissim is capable of accurately simulating the impacts of trains that arrive randomly and 
block crossings for variable periods of time. 
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The Vissim modeling confirmed fmdings from the standard "Syncbro" traffic modeling 
software that the existing street network would not be significantly impacted by the three 
proposed Larco towers, even with all anticipated future development in the study area 
being constructed and a reasonable level of background traffic growth being factored in. 
Intersections in the area would continue to operate at an acceptable level of service (i.e., 
travel delay), in the morning and afternoon peak periods. 

Queuing can still be expected at certain times during train blockages and measures are 
available to address this issue. These measures include additional queuing capacity, 
advance signage with flashers that provide· warning of blockages ahead and roundabouts 
that facilitate alternative routes in and out of the area. 

In addition to the proposed internal circulation network with an extended Begbie Street 
and Quayside Drive with romtdabouts and tum bays, two relatively minor modifications 
are indicated for the Downtown street network- separate left and right turn bays where 
the Mcinnes Overpass meets Quayside Drive and new traffic signals where the Mcinnes 
overpass meets Carnarvon Street. This signalization would improve safety and reduce 
congestion caused by the large number of pedestrians currently arriving randomly at the 
existing three-way stop. Widening of the Mcinnes Overpass itself does not appear to be 
necessary with the expected level of development. 

Although an overpass at Sixth Street would improve waterfront access, particularly when 
trains are blocking at-grade intersections, it would be very expensive to build, severely 
impact the proposed extension of the park and impede river views from Front Street. The 
analysis indicates that, while queues would exist during train blockages, as at present, an 
acceptable level of service can be maintained using the Mcinnes Overpass and the 
existing at-grade street network. An additional grade-separated access for general 
purpose traffic does not appear to be necessary with the proposed level of development. 
If properly designed, the proposed at-grade pedestrian crossings at Begbie Street and 
Sixth Street should not lead to a requirement for trains to whistle at these crossings. 
These crossings would be fully accessible for those with mobility challenges, as would 
access via Mcinnes Overpass and the Fourth Street Pedestrian/Bicycle overpass. 

Emergency vehicles needing access to the area could use at-grade crossings at Begbie 
Street, Sixth Street or the overpasses at Mcinnes and Third Avenue. 

A summary of access points is shown in Figure 13. 
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Achieving train whistle cessation of the Downtown is a key City strategic initiative. Staff 
is in the final stages of completing detailed designs for cessation measures to satisfy 
railway requirements for the crossings of Fourth Street, Sixth Street and Begbie Street. 

An important consideration in the design of access to the Larco site is potential impacts 
on whistle cessation. While grade separation of crossings would satisfy all requirements 
for whistle cessation, this solution would be very costly and would create significant 
visual and physical barriers to the waterfront. As a result, all crossings, both pedestrian 
and vehicular, would be designed to provide clear sightlines and necessary warning 
devices and physical barriers, including fencing and gates. Begbie Street and Quayside 
would have tum bays to provide storage for queued vehicles and pedestrian crossings 
would also have adequate refuge areas in order to provide comfortable waiting areas. 

lnterfaee with Front Street 

Another important objective of the waterfront vision, and a key design principle for the 
design of the Larco site, is to maintain as much physical and visual connection to the 
River as possible from Front Street Staff met with the project design and transportation 
consultants to identify elements of Front Street from Fourth Street to Begbie Street that 
reinforce the vision and will create an attractive and economically viable commercial 
street These include: 
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Removal of Front Street Parkade from Begbie Street to the east side of Sixth Street. 

• Bunt has identified a configuration for the parkade that would allow full 
movements between the three parkade levels without the need to extend the 
parkade to the west side of Sixth Street. 

• This opens up an important view corridor and creates a more attractive pedestrian 
crossing environment at Sixth Street. Parkade access would remain via Fourth 
Street. 

At-grade pedestrian and emergency vehicle rail crossing at Sixth Street 

• Through restricting road access to emergency vehicles with retracting fences on 
either side of the tracks and installing gate arms on a sidewalk located only the 
western side of the street to preserve sightlines, it is felt that whistle cessation can 
be continued at this location. 

• The crossing will also have large and comfortable "refuge" areas that will 
accommodate pedestrians and cyclists waiting to cross Front Street and the rail 
tracks. 

Doc#490260 



City of New Westminster 

December 2, 2013 -23-

Front Street Mews with angle parking from Begbie Street to Sixth Street 

• An updated ~'Mews" concept (Figure 14 and Figure 15) has been developed for the 
Front Street Frontage Road from Sixth Street to Begbie Street that will create a 
buffer and parking area protected from Front Street, which is expected to remain a 
major truck route in the near future. 

• The concept maintains access to the mews from Front Street, Sixth Street and 
McKenzie Street as well as local businesses and driveway while providing a 
minimum of 40 parking stalls, as called for in the Downtown Parking Strategy. 
Street geometry will allow access by delivery and service trucks. By adjusting the 
angle of the parking stalls, a 3m-wide sidewalk and planted median may be 
possible. 

Figure 15: Front Street Mews DetaH Plan and Section 
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Access to businesses and parking on the Front Street Frontage Road east of Sixth 
Street. 

• In support of safety and railway whistle cessation, the City has been working with 
Bunt to provide safe access to the frontage road east of Sixth Street and parking 
for the Army and Navy store and City-leased parking area. 

• A configuration has been found that is compatible with the Mews concept and 
facilitates the closure of Front Street at Fourth Street in support of whistle 
cessation. 
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FCM Railway Proximity Guidelines 

The Federation of Canadian Municipalities (FCM) and the Railway Association of 
Canada (RAC) have prepared ''railway p~oximity guidelines" to help reduce conflicts 
between rail and urban uses. The guidelines seek first to locate development away from 
operating railways and, where this is not possible, to provide physical barriers for safety 
and noise attenuation. In New Westminster's context, much of the Downto·wn and 
waterfront has historically been in close proximity to operating rail lines and, as a result, 
the strict application of the guidelines will not always be possible. In particular, the 
installation of barriers or berms would consume much of the available development site 
and block off views of the water from Front Street. 

Staff has begun investigating how FCM's guidelines could be applied to the proposed 
concept plan. Staff has been in contact with the consultants that prepared the guidelines 
to arrange for a high level review of how the guidelines relate to this site. The high-level 
audit would identify areas of existing consistency with the guidelines and highlight areas 
where additional work may require at the detailed design stage. 

Construction and Phasing 

The construction and phasing plan anticipates that the towers would be built from west to 
east in three phases: 

Phase 1. Tower 1, the western tower, would include the provision of 80 publically 
accessible parking stalls, an extension of Begbie Street to the waterfront, and the 
realignment of Quayside Drive with a roundabout in front of the FRDC and an 
extension of the adjacent esplanade. The dedication of the park airspace parcel would 
be a condition with tower 1. 

Phase 2. Tower 2, the centre tower, would include the extension ofQuayside Drive to 
a new mixed-use plaza between towers 2 and 3, and the extension of the esplanade, 
with the potential to include the 150 room hotel 

Phase 3. Tower 3, the eastern tower, would be completed with the condition to 
complete the esplanade, the daycare and the park improvements. 
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Next Steps 

If Council supports the principles noted in this report for the proposed waterfront concept 
plan, Staff will commence with a community consultation process and a series of next 
steps, including: 

Technical Analysis 
• Undertake further technical analysis regarding transportation and servicing 

requirements. 

First Community Open House (Wednesday, December 11, 2013) 
• The open house will be at the River Market from 4:00pm to 7:00pm 
• Notification will be made as per City's standard procedures. 

Refine Proposed Waterfront Concept Plan and Technical Design 
« Further refinements based on feedback from the community. 

Preliminary Report to Council (January 13, 2014) 
e Preliminary report to Council to commence Zoning Amendment Bylaw process. 

Presentations to Advisory Planning Commission (January 21, 2014) & New Westminster 
Design Panel (January 28, 2014) 

Second Community Open House (early February, 2014) 
., At the River Market- date to be confirmed. 

Presentation to Advisory Planning Commission (February 18, 2014) 

Waterfront Concept Plan Summary Report (after second open house) 
• Further refinements based on community and committee feedback. 

Consideration of 1st and 2nd Reading for Zoning Amendment Bylaw (April 7, 2014) 

Public Hearing and Consideration of3rd Reading·(April28, 2014) 
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Presentation to City committees, residents associations and the Downtown Business 
Improvement Association will take place throughout January and February, 2014 as each 
group's agenda permits. Staff anticipates presenting to the following groups: 

• Downtown Residents' Association; 
• Quayside Community Board; 
• Downtown Business Improvement Association; 
• Tourism New Westminster; 
@) Bicycle and Pedestrian Advisory Committee; 
c. Parks and Recreation Committee; 
• Economic Development Advisory Committee; and 
• City's committee related to childcare and earlychildhood education. 

Regular updates to Council will be presented throughout this process. 

OPTIONS 

Two options are presented for Council's consideration; they are: 

1. Direct staff to proceed with community consultation and technical analysis on the 
proposed waterfront vision concept plan, as outlined in this report; or 

2. Provide staff with other direction. 

Staffrecommends Option 1. 

lliTERDEPARTMENTALLUUSON 

City staff from the majority of City Departments have participated in this process. The 
revitalization of the Downtown Waterfront is a strategic, high priority project. 
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