
R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 5/15/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DVP00615 

Item #: 27/2017 

Subject: 600 - 720 Quayside Drive (Bosa Site Formerly the Larco Si te): 

Development Variance Permit 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

issuing notice for an Opportunity to be Heard at the Regular Meeting of Council on 

June 26, 2017 for DVP00617 varying CD-55 Zoning Bylaw requirements for 660 

Quayside Drive as follows: 

 Up to 23 of the required motor vehicle parking spaces may be provided at -grade
rather than within below-grade parking structures;

 Building footprint above the second storey in Sub-area 2 and Sub-area 3 may be
up to 8,950 square feet rather than being limited to 6,500 and 7,500 square feet

respectively;

 A revised site plan incorporating revised building siting within each Sub -area;
and

 Revised building height limits as follows:

o Sub-area 1: 23m (3 storeys) rather than 128 m (38 storeys)

o Sub-area 2: 178m (53 storeys) rather than 156 m (47 storeys)

o Sub-area 3: 144m (43 storeys) rather than 103 m (29 storeys)
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EXECUTIVE SUMMARY 

 

Bosa Development has submitted a Special Development Permit (SDP) and a Development 

Variance Permit (DVP) application for the development of a mixed use project with two high 

rises and one three-storey commercial building at 600 to 720 Quayside Drive. The proposed 
development does involve key changes to the approved Master Plan for the site; however, 

these changes remain consistent with the intent of the Master Plan and City policies.  

 

The proposed development would provide approximately two acres of additional park and 

public open space including an extension to Westminster Pier Park, a public plaza and 

esplanade space. It would also complete the missing riverfront link between the Fraser River 

Discovery Centre and Westminster Pier Park; provide improved pedestrian and cyclist access 

to the waterfront via Begbie and Sixth Streets; and provide a 40 space child care facility 

along with at-grade commercial space near Begbie Street.  

 

Key changes to the site plan include:  

 

 Two towers are currently proposed east of Begbie Street at higher heights of 43 and 53 
storeys, versus three shorter towers in the previous plan; 

 The two residential towers are further apart from each other with a private garden 
between them, providing increased building separation and private open space; 

 The third building, west of Begbie Street, is proposed as a three-storey commercial 
building (instead of a tower as formerly proposed) which will accommodate the child 

care and retail units; 

 The towers are moved further from the railway corridor and closer to the riverfront with 
an access road between them and the rail tracks. This provides opportunity for an 

enhanced public realm towards the river and around the foot of Begbie Street, by 

moving vehicle activity away from the waterfront; and 

 The current plan is configured so that Begbie Street intersects with Quayside Drive in 
an approximate 90 degree turn. 

 

These changes to the site plan would require Council approval of a Development Variance 

Permit to allow variances for building height, number of vehicle parking spaces at grade, 

maximum building footprint size above the second storey and a revised site plan within the 

Zoning District. Should the variances be approved by Council, amendments to the 

Development Agreement Bylaw would also be required.  

 

1. PURPOSE 
 

An application for a Development Variance Permit (DVP) has been received which would 

permit construction of two residential towers and one three-storey commercial building. The 
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purpose of this report is to provide the Land Use and Planning Committee with information 

on the DVP in their consideration of recommending that Council schedule an Opportunity to 

be Heard for the proposed variances on June 26, 2017.  

 

2. BACKGROUND 

 

2.1 Previous Applications 

 

The site has been the subject of rezoning processes in 1996 and again in 2005. Both were 

approved by Council and permitted 1,000 residential units in five high rise towers built over 

an above-grade parking podium.  

 

In 2014, the City and Larco Investments worked collaboratively on a new Master Plan and 

subsequent rezoning in order to establish a Comprehensive Development Zoning Schedule 

that took into consideration the new Downtown Community Plan (2010), the change in 

community values and the implementation of the City’s Waterfront Vision. The revised 
Master Plan included greater provision for open space and views of the Fraser River, and 

included approximately two acres of land for an extension of Westminster Pier Park, 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. The 
site plan below shows the results of this work.  

 

While Bosa’s proposed development plan continues to meet the principles and intent of the 
original Master Plan and related City policies, there are a few key differences between the 

two development scenarios. The site plan below shows the site plan proposed by the 
applicant.  
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Changes proposed in the revised site plan include: 

 

 Two towers are currently proposed, both east of Begbie Street, versus three towers 
in the Larco plan; 

 The two residential towers are further apart from each other with a private garden 
between them, providing increased building separation and open space; 

 The third building, west of Begbie Street, is proposed as a three-storey commercial 
building (instead of a tower as formerly proposed) which will accommodate the 

child care and retail units; 

 The towers are moved further from the railway corridor and closer to the water 
with an access road between them and the rail tracks.  This provides opportunity 

for an enhanced public realm towards the river and around the foot of Begbie 

Street, by moving vehicle activity away from the riverfront; 

 The current plan is configured so that Begbie Street intersects with Quayside 
Drive in an approximate 90 degree turn; and  

 A hotel is not proposed in the Bosa plan, where the Larco plan had a potential 
provision for a 150 room hotel.  

 

2.2 Site Characteristics and 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. To the north of the site is the rail corridor. And to the north of 

the rail corridor, is the Front Street Mews project, which is currently under construction 

along the Front Street frontage road between Begbie and Sixth Streets. 

 

2.3 Proximity to Transit Service 
 

Transit Facility Distance 

SkyTrain  215 metres (New Westminster Station) 

Transit Stop 230 metres – nearest Bus Stop (Eighth and Columbia 

Streets) 

 

The site is within a five minute walking distance of both SkyTrain and bus service.  

 

3. PROPOSAL 

 

3.1 Proposed Development 

 

The proposal is for a mixed use development which includes two high rises and one three-

storey commercial building at 600 to 720 Quayside Drive. The proposed development would 

provide approximately two acres of park space to expand Westminster Pier Park, complete 
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the missing waterfront esplanade link between the Fraser River Discovery Centre and 

Westminster Pier Park, provide improved pedestrian and cyclist access to the waterfront via 

Begbie and Sixth Streets, and provide a 40 space childcare facility along with at-grade 

commercial space near Begbie Street. 

 
The Comprehensive Development Zone allows for a floor area of 74,239 square metres 

(799,109 square feet). The resulting proposed floor space ratio is 4.52. As outlined in the 

Project Drawings, attached in Appendix A, the proposed development would meet the 

maximum floor area requirement. Building statistics are outlined in Table 1 below. 

 

 Permitted Proposed 

Floor Space Ratio 

(total and by land use) 

Total: 4.52 FSR  Total: 4.52 FSR 

Residential: 4.43 FSR 

Commercial: 0.09 FSR 

Distance Between 

Towers 

40 metres 54 metres 

Building Footprints 

(Maximum) 

Tower 1:789.68 m² 

Tower 2: 975.48 m² 

Tower 3: 1021.93 m² 

Tower 1: 320.61 m² 

Tower 2: 852.39 m² 

Tower 3: 822.66 m² 

Building Height Building 1: 38 storeys (128 m) 

Building 2: 47 storeys (156 m) 

Building 3: 29 storeys (103 m) 

Building 1: 3 storeys (18 m) 

Building 2: 53 storeys (177 m) 

Building 3: 43 storeys (143 m) 

Building Footprint 

above 2
nd

 Storey 

(Maximum) 

Building 1: 789.68 m² 

Building 2: 603.87 m² 

Building 3: 696.77 m² 

Building 1: 219.72 m² 

Building 2: 827.77 m² 

Building 3: 827.77 m² 

Table 1: Building Statistics 

 

The project provides 777 parking spaces for residents, 61 parking spaces for visitors, 80 

public parking spaces, 13 commercial spaces and four spaces for the child care. One car 

share is being proposed. The parking meets the total required stalls as required in the Zoning 

Bylaw. The majority of the parking would be located within a three level underground 

parkade accessed from Quayside Drive, with a second ramp located between the towers 

adjacent to the north property line. A limited amount of above ground parking spaces are 

proposed - six are proposed behind the commercial building and 15 are proposed for surface 

residential visitor stalls along the north property line near the towers. Two additional spaces 

are also required to be added adjacent to Westminster Pier Park for parking for persons with 

a disability. 

 

Amenity Areas 

Each residential tower includes indoor amenity space, with the west tower providing 4,522 
square feet (420.1 square metres) and the east tower providing 3,750 square feet (348.4 

square metres).  A common outdoor amenity space located between the towers will also be 

made available to the residents of the towers and is detailed in the landscape plans. This 
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semi-private outdoor space is proposed to have a dog relief area, community garden plots 

and communal meeting areas. Two public paths would be provided for on the edges of the 

space allowing the public to walk between the road at the north of the property through to the 

Esplanade at the river’s edge.   
 
Unit Breakdown and Family Friendly Units 

As outlined in Table 2 below, the proposed unit breakdown achieves the minimum 

requirement outlined within the Family-Friendly Housing Bylaw for two and three bedroom 

units (30% of all units must be two and three bedroom units and 10% of the total project 

units must be three bedroom units).  The base of the east tower includes five townhouses that 

are two-level, three bedroom units. 

 

Type Number Floor Area 

1 Bedroom 156 (23.5%) 53.69 – 71.72 m² 

2 Bedroom 441 (66.3%) 78.87 – 138.52 m² 

3 Bedroom  

*includes 5 three 

bedroom townhouses 

68 (10.2%) 112.51 – 239.23 m²  

*townhouses: 138.89 – 174.75 m² 

Table 2: Proposed Unit Breakdown 

 

Adaptable Units 

 

The project provides 69 adaptable one bedroom units and 195 adaptable two bedroom units 

which meets the Zoning Bylaw requirement (264 units).  
 

3.2 Proposed Variances 

 

Variance Requirement Proposed 

Maximum Building Height: 

   Building 1 

   Building 2 

   Building 3 

 
128 metres / 38 storeys 

156 metres / 47 storeys 

103 metres / 29 storeys 

 
23 metres / 3 storeys 

178 metres / 53 storeys 

144 metres / 43 storeys 

Maximum Surface 

Parking: 

0 spaces 23  spaces 

Maximum Building 

Footprint (above 2nd floor) 

   Building 2 

   Building 3 

 

 

608.87 m² 

696.77 m² 

 

 

831.48 m² 

831.48 m² 

Change Attached Site Plan As currently attached Current proposal 

Table 3: Proposed Variances 
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4. POLICY AND REGULATIONS 

 

4.1 Official Community Plan 

 

The proposal fits the site’s Official Community Plan Land Use Designation which is Mixed-
Use High Density. The plan describes this designation as: 

 

 mixed-use (commercial and/or residential) throughout Downtown, outside of 

Columbia Street Historic Mixed-Use;  retail, office, service or residential; 

 any combination of the above (can be one use or multiple uses) 
 

4.2 Downtown Community Plan 

 

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 proposed development is supportive of the intent of the 

Waterfront Precinct. 

 

4.3 Zoning Bylaw 

 

The zoning for the site is Comprehensive Development District (660 Quayside Drive) (CD-

55). Council adopted the rezoning for the project on November 3, 2014. The proposed 

development will require a Development Variance Permit for height, building footprint 

above the second storey, off-street parking and building siting.  

 

4.4 Development Agreement Bylaw 

 

Describes that the City has evaluation criteria and when they were endorsed by Council. The 
development of the site is further regulated by a Development Agreement, as per the New 

Westminster Redevelopment Act, which specifies that the City can require owners to enter 

into a Development Agreement prior to City of New Westminster commencing development 

within the Downtown neighbourhood. Given the change from three to two towers, as well as 

other differences in the site plan and proposed construction scheduling, Council will need to 

consider an amendment to the existing Development Agreement Bylaw prior to the 

Development Variance Permit being issued. Staff anticipate a Council Report with a revised 

Development Agreement Bylaw will be brought forward at the June 12, 2017 Council 

meeting for First and Second Reading. 
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4.5 Development Permit Area 

 

The site is within the #1 Downtown Development and Special Development Permit Area. 

The proposal meets the intent of the Development Permit Area, which seeks to support the 

Downtown’s Regional Town Centre designation in the Regional Growth Strategy. This 
Development Permit Area outlines objectives and guidelines for: 

 

 The form and character of commercial, multifamily, institutional and intensive 

residential development.  Protection of the natural environment, its ecosystems and biological diversity. 

 Revitalization of an area in which a commercial use is permitted.  Objectives to promote energy and water conservation and reduction of 
greenhouse gas emissions. 

 

In this area, Special Development Permits will be issued as authorized by the New 

Westminster Redevelopment Act. 

 

4.6 Family Friendly Housing Policy 

 

The project meets the requirement of 30% two bedroom and three-bedroom units, and 10% 
of total project units having three bedrooms or more, as outlined in the Family Friendly 

Housing Policy. The proposed mix of units includes 67% two-bedroom units and 10% as 

three bedroom units. 

 

4.7 Waterfront Vision 

 

The proposed development supports the City’s Waterfront Vision, which seeks to provide a 

continuous waterfront network of parks and greenways, provide enhanced connections from 

all neighbourhoods to the river, and animate the waterfront with a variety of experiences to 

draw residents, businesses and visitors. 

 

4.8 FCM Railway Guidelines 

 

The site is separated from Downtown by the railway lines and development of the site will 
therefore need to take railway issues into consideration. The Federation of Canadian 

Municipalities (FCM) and the Railway Association of Canada (RAC) have prepared 

“Railway Proximity Guidelines” to help reduce conflicts between rail and urban uses. The 
applicant has consulted with these guidelines and has addressed them where possible through 

building setbacks and orientation of uses. The applicant has retained a railway consultant to 

assist in the review of the guidelines and in determining appropriate site planning 

considerations.  
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4.9 Consideration of Applications 

 

Typically, development applications involving new  

buildings within the Downtown require Rezoning, SDP and Development Agreement 

Bylaws. In this case, a Rezoning is not required. As such, only a SDP, DVP and 
Development Agreement Bylaw amendment are required. As the SDP will be considered for 

issuance by the Director of Development Services, Council will only need to consider 

adoption of the DVP and Development Agreement Bylaw prior to the Director’s 
consideration of the SDP. 

  

4.10 Policy for Evaluation of Proposed Height Variances  

 

Addressing the proposed change to building height through a Development Variance Permit 

application (vs. a Zoning amendment) is supported by the policy outlined in the Council 

Report “Use of Development Variance Permits and Amenity Contributions”, endorsed by 
Council on October 15, 2007. This policy indicates that requests for up to 29% above 

allowable height under the Zoning Bylaw may be processed as a variance. For requests for 

30-50% above allowable height, an application may be processed as a variance, at staff’s 
discretion, particularly if another City priority is being achieved through the project, such as 

affordable housing, heritage conservation, and/or other social or environmental objectives. 
Requests for variances above 50% would be required to go through a Rezoning.  

 

4.11 Policy Approach to Considering Requests for Variances 

 

 Development Services staff evaluate requests for variances according to the criteria adopted 

by Council entitled Policy Approach to Considering Requests for Variances. This evaluation 

has been completed in section 5 below.  

 

5. DISCUSSION 

 

5.1 Variance vs. Rezoning 

 

The applicant proposes to increase the number of storeys in the west tower by 13% and 

height (i.e. metres) by 14%. The applicant proposes to increase the number of storeys in the 

east tower by 48% and height (i.e. metres) by 40%. As such, based the Policy for Evaluation 

of Proposed Height Variances, the west tower may be processed as a variance and the east 

tower may be processed as a variance if another City priority is being achieved through the 

project. 
 

This project addresses several City priorities through the provision of improved views 

through the site, child care spaces,  completing the waterfront esplanade, providing public 

park space, enhancing access to the waterfront and increasing the number of family friendly 

housing units. As such, Council consideration of a variance for this project is appropriate.  
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5.2 Evaluation of Proposed Variances:  

 

Development Services staff evaluate requests for variances according to the criteria adopted 

by Council entitled Policy Approach to Considering Requests for Variances.  

 

Height Variance 

 

The regulation specific criteria for the proposed height variance and the corresponding 

analysis are included below: 

 

1) Will the additional height impact neighbouring properties in terms of view?  

 

The applicant has proposed two, rather than three towers on the site, which will reduce 

the view impacts on surrounding properties. Further, the remaining two towers would not 

be increasing in width (when viewed from properties behind) from what was identified in 

the 2014 Master Plan.  

 

The applicant has also relocated the eastern tower to the east to create better views 

through the site for the existing towers behind the site. A view analysis of the proposed 

development has been provided by the applicant which demonstrates the views through 
the site from surrounding properties and from public corridors (streets) which is included 

on page 35 of the architectural and landscape drawings attached as Appendix A.  

 

The additional height of the towers would mean the building may be seen from other 

locations throughout the City, but the scale and distance of the tower would result in 

minimal view obstruction and would not be as impactful as a third tower would be for 

properties in close proximity. 

 

2) Will the additional height create undue shadowing on neighbouring properties? 

 

The applicant has provided sun shade analyses of the proposed development on the 

Vernal and Autumnal equinoxes as well as summer and winter solstices. This analysis is 

included in the architectural plans attached as Appendix A. 

 

The proposed development would eliminate one of the three towers previously proposed 
which reduces overall shadowing impacts. The length and width of the shadows cast by 

the two towers remaining in this proposal would be larger than those created by towers in 

the previous proposal approved in 2014 as a result of the increased building footprints 

and the increased building heights.  

 

The increased height of the towers would affect more properties as the shadows cast 

would be longer. The shadow analysis provided by the applicant shows that properties as 

far as the north side of Columbia Street would be impacted. The increased floorplate of 
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the towers would create wider shadows which would leave impacted areas in the shade 

for longer periods of the day. 

 

However, these impacts from the proposed towers are mitigated by several factors. The 

east-west width of the proposed towers has not increased from the previous proposal. As 
a result, shadows at midday would not be wider than they would be in the approved 2014 

Master Plan. The current proposal has moved the two proposed towers further south away 

from properties behind, which would reduce the number of properties impacted by 

shadows.  

 

The sun shade analysis by the applicant indicates that the tower shadows would have 

shade impacts on surrounding public spaces as summarized below:  

 

 tower shadows pass over portions of Columbia Street outside of the summer months;  tower shadows pass over Front Street throughout the year;  shadows pass over the portion of the subject site which is to become an extension to 
Westminster Pier Park throughout the year with the greatest impact being in the mid 

to late-afternoon. These shadows do not pass over the existing Westminster Pier Park 

site.  

 

Other than the impacts to the Westminster Pier Park extension area, the relative 

narrowness of the towers would mean that the shadows would not impact the above 

noted public spaces for an extended period of time.   

 

In conclusion, while there are additional impacts from shadowing from the increase 

width and height of the two towers, the incremental overall impacts have been mitigated 

by the elimination of the third tower, not increasing the east-west width of the proposed 

towers and by relocating the towers close to the south property line of the subject site.  

 

3) Will the additional height create privacy concerns for neighbouring properties in terms 

of windows of decks? 
 

There are not anticipated to be additional impacts to privacy over the previously 

approved plan. Impacts to privacy to both adjacent sites and to buildings within the 

existing site have been significantly reduced with the elimination of the third tower.  

 

Further, impacts to privacy to adjacent sites are likely improved as the towers have been 

moved further away from the north property line, where other residential building are or 

might be located in the future. Impacts to privacy between buildings on the subject site 

have also been mitigated through an increased separation between the towers on the site 

from 36 to 54 metres, which far exceeds the 27 metres required by City policies.  
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4) Will the additional height result in massing for the building which is compatible with the 

rest of the buildings and massing of the buildings along the street frontage?  

 

The subject site has a frontage longer than several City blocks and, as such, the proposed 

site plan itself would establish the massing along the street frontage. Additionally, given 
that these buildings are an important part of the riverfront revitalization and that the 

design of these buildings is iconic, the additional height is worth consideration.   

 

At-Grade Parking: 

 

There are no established criteria for the review of variances proposed for increases to the 

amount of at-grade parking. 

 

Staff support the proposed parking variance to allow at grade parking spaces as it would 

allow provision of convenient drop-off / pick-up for child care, accessible spaces for the car 

coop program and visitor spaces for the towers. Staff has also requested that two of the 

required publicly accessible spaces be placed at-grade to allow barrier free access to 

Westminster Pier Park for persons with a disability. The amount of at-grade parking is less 

than 3% of the total parking provided.  

 
Tower Footprint Above Third Floor 

 

There are no established criteria for the review of variances proposed for increases to the 

tower footprint above the third floor.  

 

While generally, smaller tower footprints are encouraged, the proposed footprint should be 

considered given the reduction from three towers to two and the benefits that has especially 

in terms of improved views. Previously approved concepts for this site have include a five or 

three towers while the proposed application is proposing two towers, with larger floorplates 

in an attempt to increase views through the site from properties behind. 

 

In this case, the tower floorplates have been increased by 27% for the west tower and 19% 

for the east tower. However, tower one has been reduced to three storeys and, as such, the 

tower footprint above the third floor for that location has been completely eliminated. The 

approved plan currently permits a total site coverage above the third floor between all three 
towers of 2,090 square metres (22,500 square feet), compared to the 1,655 square metres 

(17,800 square feet) proposed between the two towers in the proposed revision. This is an 

overall reduction of 20%.  

 

Conclusion 

 

When factoring in the relocation of the proposed towers to the south side of the site and 

when considering the development as a whole, including the elimination of one of the 
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towers, the proposed variances for height and increased building footprint above the third 

floor, have modest impacts in regards to additional shadowing. Further, these shadow 

impacts should be weighed against benefits of improved views through the site both from 

private sites and corridors. 

 
The proposed variance to allow at-grade parking would allow for the practical location of 

parking adjacent to child care and commercial uses and provides parking for persons with a 

disability near the park. 

 

5.3 Summary of Public Consultation 

 

The applicant has provided a Public Engagement Summary Report which is attached as 

Appendix B. 

 

Local Businesses and Business Associations 

 

From November 2016 to February 2017, the applicant conducted several meetings with local 

businesses and Business Associations, including River Market management and tenants, the 

Fraser River Discovery Centre, Inn at the Quay the New Westminster Chamber of 

Commerce and the Downtown New Westminster Business Improvement Association.  
 

The primary concern raised by all of these groups was the availability of public parking. 

Public parking which was previously located at 900 Quayside Drive is temporarily 

unavailable as development of the site is underway. Once construction at 900 Quayside 

Drive is complete, 80 parking spaces will be available for use by the River Market.  Local 

businesses and business association were concerned about business viability if development 

commenced on the subject site prior to the completion of construction at 900 Quayside Drive 

and the 80 parking spaces. With the two sites under development at the same time, this 

would significantly reduce the availability of parking for potential customers.  

 

The applicant has agreed to delay construction on the subject site for a year to ensure public 

parking is continually available on the river front. 

 

Downtown Residents’ Association and the Quayside Board 

 
The applicant provided both the Downtown Residents’ Association and the Quayside Board 

with a presentation on the proposed development. The proposal was generally well received 

by both groups with comments focusing on construction timeline, construction noise and 

vibration, and Begbie Street access.  

 

 

 

 



City of New Westminster May 15, 2017 14 

 

Agenda Item 27/2017 

Applicant Lead Public Open House 

 

The applicant lead public open house was held on March 30, 2017 from 4:30 pm to 7:30 pm 

at the Fraser River Discovery Centre. In terms of notification, the applicant completed a 

Canada Post Ad Mail Drop to more than 2,700 addresses, included notification in two 
consecutive prints of the Record newspaper and directly contacted interested stakeholders.  

 

The open house was attended by more than 140 individuals and 43 total comment forms 

were received by the applicant. The raw comment forms are provided in the applicant’s 
Public Engagement Summary Report which is attached as Appendix B. In general, the 

attendees were supportive of the proposal in terms of building and site design as well as the 

proposed child care and park spaces provided. Traffic concerns regarding vehicular traffic 

and crossing the rail tracks at Begbie Street. Concerns were raised regarding the building 

height and potential shadows and view blockage. 

 

6. REVIEW PROCESS 

 

From a process perspective, a Special Development Permit will be considered by the 

Director of Development Services, and Council will consider the proposed Development 

Variance Permit and revised Development Agreement Bylaw.  Due to timing from external 
agencies and organizations, the SDP will be considered in the fall once the necessary 

approvals have been secured. 

 

1. Report to LUPC (October 3, 2016) (Complete); 

2. Report from LUPC to Council (October 17, 2016) (Complete); 

3. Public Consultation: 

a. Public Open House (March 30, 2017) (Complete); 

b. Downtown Residents’ Association (March 1, 2017) (Complete); 

c. Quayside Community Board (March 29, 2017) (Complete); 

d. Local Businesses and Business Associations (November, 2016 to March, 2017) 

(Complete); 

4. Presentation to New Westminster Design Panel (March 28, 2017) (Complete); 

5. Report to LUPC (May 15, 2017) (This Report); 

6. Report from LUPC to Council on Consideration of Issuance of Notice for DVP by 

Council (May 29, 2017); 
7. Consideration of Development Agreement Amendment: 1st, 2nd & 3rd Readings 

(June 12, 2017); 

8. Opportunity to be Heard and Council Consideration of Issuance of DVP (June 26, 

2017); 

9. Adoption of Development Agreement by Council (June 26, 2017); 

10. Staff and applicant to finalize Works & Service Agreement (Summer 2017); 

11. Finalization of requirements from External Agencies (Fall 2017); 

12. Issuance of SDP by Director of Development Services (Fall 2017). 
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7. INTERDEPARTMENTAL LIAISON 

 

7.1 Team-Based Project Review 

 

The City has now initiated a project team based approach for reviewing development 
applications, including pre-applications. A staff-led project team has been assigned for 

reviewing this project consisting of staff from the Building, Planning (Development 

Services), Engineering, and Parks and Recreation Departments. Other Departments will 

also be included early in the process as needed. 

 

8. OPTIONS 

 

There are two options for Land Use and Planning Committee consideration:  

1. That the Land Use and Planning Committee recommend that Council consider issuing 

notice for an Opportunity to be Heard at the Regular Meeting of Council on June 26, 

2017 for DVP00617 varying CD-55 Zoning Bylaw requirements for 660 Quayside 

Drive as follows: 
  Up to 23 of the required motor vehicle parking spaces may be provided at-

grade rather than within below-grade parking structures;  Building footprint above the second storey in Sub-area 2 and Sub-area 3 

may be up to 8,950 square feet rather than being limited to 6,500 and 7,500 

square feet respectively;   A revised site plan incorporating revised building siting within each Sub-

area; and  Revised building height limits as follows: 
 

o Sub-area 1: 23m (3 storeys) rather than 128 m (38 storeys)  

o Sub-area 2: 178m (53 storeys) rather than 156 m (47 storeys)  

o Sub-area 3: 144m (43 storeys) rather than 103 m (29 storeys)  

 

2. That the Land Use and Planning Committee provide alternate direction. 

 

Staff recommend Option 1. 
 

 

 

ATTACHMENTS 

 

Appendix A - Proposed Architecture and Landscape Drawings 

Appendix B - Public Engagement Summary Report 
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This report has been prepared by: 

Mike Watson, Planner 

 

This report was reviewed by: 
John Stark, Acting Manager of Planning 

 

 

 

 

 

   

   

 

  

For: 

Jackie Teed 

Acting Director of Development 

Services 

  

 

 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix A: 

Proposed Architectural and Landscape Plans 

  



660 Quayside Drive
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1.1 RIVER VIEW PERSPECTIVE
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1.2  VIEW FROM SOUTH SIDE OF SKYTRAIN BRIDGE
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1.3 VIEW FROM McINNES OVERPASS
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1.4 VIEW FROM ROYAL AVENUE AND EIGHTH STREET
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1.5 VIEW FROM ROYAL AVENUE AND SIXTH STREET
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1.6 VIEW FROM ROYAL AVENUE AND FOURTH STREET
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1.7 BIRDSEYE PERSPECTIVE LOOKING NORTH
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1.8 BIRDSEYE PERSPECTIVE LOOKING EAST
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1.9  BIRDSEYE VIEW TOWARDS PUBLIC PARK SHOWING PEDESTRIAN OVERPASS
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1.10 VIEW FROM BEGBIE ENTERING THE PROJECT
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1.11  VIEW FROM BEGBIE STREET LOOKING TOWARDS RESIDENTIAL ACCESS STREET
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1.12 ESPLANADE WALK VIEW FROM PUBLIC PLAZA LOOKING EAST
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1.13 VIEW FROM ROUNDABOUT AT WESTERN EDGE OF SITE
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1.14  CENTRAL ENTRANCE COURT AND GARDEN
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1.15  VIEW FROM FRONT STREET MEWS
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1.16 ESPLANADE WALK VIEW FROM PARK TO EAST TOWER
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1.17 BIRDSEYE VIEW OF TOWNHOUSES
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1.18  VIEW FROM WESTMINSTER PIER PARK LOOKING WEST
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2.3  DESIGN RATIONALE

INTRODUCTION

The proposed project will be a major and positive contribution to the downtown waterfront and the City of New 

Westminster. The development combines two residential towers, retail space, daycare, public park, underground 

parking and riverfront esplanade to create a dynamic mixed use project.   The site is an important gateway to the 

waterfront and a key component in the City’s Waterfront vision for a continuous waterfront experience, improved 

neighbourhood connections and year-round public spaces.  

ARCHITECTURAL CONCEPT & DESIGN APPROACH

Water is the inspiration of the Architectural concept for the project.  The movement of waves and it’s ever 

changing nature gave inspiration to all facets of the design.  Bright and crisp elements for materials recall water 

and sunlight, and gentle curves and rhythmic lines are employed for contrasting plan elements.  

The urban design approach was to minimize the impact on the ground plane so as to allow more public and 

residential amenity space on the ground.   The location beside the river is recognized as a precious and rare 

opportunity that demands to be celebrated and given as many opportunities in the design to share and open it 

up for the public.  

CONTEXTUAL AND ENVIRONMENTAL INFLUENCE

The site is situated between railroad tracks to the north, the Fraser River to the south, a Public Park to the east, 

and commercial, cultural activities to the west.  The long narrow site with restrictions on the north and south 

provided challenges to siting.  In order to maintain the recommended 15 meter separation distance from the 

train rail lines, the towers were positioned close to the river.  An access road for residential lobbies was placed 

behind the towers and parallel to the raillines leaving the riverfront side to be pedestrian only.  The long site 

allowed a unique opportunity for separation of towers which is rare in an urban development.  The towers are 

spaced 178 feet apart, and are 180 feet from the developments across the railroad tracks.  The long direction 

of the towers was placed perpendicular to the river to allow more uptown views through to the river.   The 

geometry of the commercial building and west tower podium facing Begbie Street  were angled to face the space 

and provide deining walls for the arrival plaza.  The podium and commercial building were scaled to recall the 

historic buildings to the north and to weave the project within the neighbourhood fabric.

SITING & GRADING

While previously approved concepts had ive or three towers on the site, this project with the same density but 

more height and larger loorplate is proposing two towers to maximize views through the project.  Parking was 

pushed underground to allow large open spaces to be given for pubic use.  Major public beneits will be a new 

2 acre park and public esplanade along with a large multifunction plaza at the foot of Begbie which will be an 

arrival place and gateway to the downtown waterfront.  Minimal podium footprints allow for maximum views 

through the site.

The site is within the Fraser River lood plain and is required to be raised to provincial standard lood control 

(FCL) elevations.  The provincial lood control level (FCL) will be met at the proposed public park and esplanade 

which represents an approximate rise of 1 meter from existing levels (will be equal to the Westminster Pier Park 

elevation).  As recommended by our hydrology consultant, the ground loor interior elevations of all buildings 

are raised approx. an additional meter above this FCL.   At the west end of the site, the roads must slope up gently 

from the existing railroad and Quayside Drive roundabout to meet the new FCL.  All entrances and exits to the 

project are at or above the FCL except for the eastern vehicle ramp which is proposed to be equipt with a lood 

control barrier.  

CIRCULATION & PARKING

The majority of parking, including res. parking and 80 publically-accessible parking stalls would be located 
in a 3 level underground parkade accessed from Quayside Drive and a second ramp between the towers 
adjacent to the north property line.  The parkade is proposed to occupy the entire site except for a notch at 
the northwest corner.  A limited amount of on-street parking and drop-off zones are proposed adjacent to 
the retail spaces at the foot of Begbie and turning into Quayside Drive.   The area along the north property 
line is proposed to mimic the Front Street mews and will have space for 15 surface residential visitor parking 
stalls.  Six at grade spaces are proposed behind the Commercial Bldg.  Supplied parking on site meets the 
requirement of the bylaw.

Two Vehicle entries to the underground parking are proposed.  Both ramps will be connected underground and 

an advanced traveller information system to alert drivers to train crossing events will be installed.  Vehicles in the 

underground can exit and enter via the western most ramp to avoid train delays by using the McInnes overpass.  

At grade crossing for pedestrians is proposed to be added to the eastern side of Begbie and a pedestrian overpass 

is proposed to be added to Sixth Street to span the rail tracks and connect pedestrians and cyclists from the 

downtown to the waterfront.  The overpass design is being designed in consultation with the City so that it will 

be operational as soon as possible.

A realignment of the Begbie Street connection to Quayside Drive is proposed as a key element to support railroad 

whistle cessation.  By normalizing the existing rail intersection with Begbie Street into a typical intersection, longer 

stacking distances can be obtained.  Further to this requirement, the residential street behind the towers will be 

a right in and right out only movement.  The realignment of Begbie Street is proposed to have a lush driving 

surface, with no curb so as to give the appearance of a larger cohesive space.  Other elements such as relective 

buttons at the centreline, bollards at the exterior, and street trees will provide the visual clues for motorists. 

A construction management plan has been prepared to minimize closures of major streets and prevent undue 

burden on the local businesses during construction.  The underground parkade has been notched in the northwest 

corner to allow uninterrupted access along the current Quayside Drive alignment  during construction, however 

a short closure will be needed at the start of construction to re-align a storm outfall.  Temporary construction 

access is proposed for construction vehicles at grade at Sixth Street. 

A transportation assessment study has been completed which documents the estimated number of vehicular 

trips from the proposed development, and the anticipated efect of the development traic on the adjacent 

street system.   The study concludes that during both peak hour periods, the east and west site accesses perform 

well within the acceptable performance thresholds, with no traic operations or queuing issues identiied.
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2.4 DESIGN RATIONALE (continued)

TOWER PODIUM

By placing the towers close to the river, an opportunity to recess the base from the tower presented itself so that 

more space could be given to the pedestrian realm.  To that end, the front tower structure was angled back to 

allow more space on level 1 for pedestrians along the esplanade.  These V shaped structural columns became a 

generator for the curves of the tower.  

The Podium is an amalgamation of diverse retail and residential elements forming a progressive look for the 

waterfront.  It is recessed from the tower form to emphasize the angled nature of the structure and to provide 

a plinth for the tower form.  The height of the podium is in scale with the older historic buildings to the north 

of Front Street.  Under the west tower on Level 1 is a proposed 5,700 s.f. restaurant, residential lobby, trash and 

recycling area as well as loading.  The east tower Level 1 is proposed to contain a residential lobby, ive two story 

townhouses facing the public park, trash and recycling area as well as loading.  The third loor is proposed to 

contain residential amenities as well as electrical and mechanical equipment not permitted in the basement due 

to lood concerns.  The fourth level is proposed to contain residential units, amenity spaces as well as open space 

for double height amenity below.

 

TOWER

The sculptural concept for the towers envisions sheets, or planes of glass, layered to open up to the fantastic city, 

mountain, and Fraser River views. An abundance of angles have been introduced to maximize sunlight exposure. 

The glass facade extends beyond the building to create ‘free-loating’ ins and allow the planes of glass to be 

uninterrupted to the roof. The planes of glass on each facade soar above the main roof to lighten the form.   The 

tower plan is gently curved on the outside faces for better views, and formed with straight lines on the inner 

faces to provide contrast.  West and east tower loorplates are essentially a mirror of each other from level 5 

up with difering number of loors to makeup the 53 and 43 proposed loors.  Diferences include no second 

penthouse level on the shorter tower.  An acoustic report has been prepared and the recommendations for noise 

attenuation will be followed.

A number of features are proposed to be employed on the tower facades to create a unique and distinct project.  

Mullion extensions projecting out 8” and in a contrasting colour will create swirling patterns to recall water themes 

and provide an ever changing tower elevations as one moves around them similar to lowing water.  A rotating 

balcony that creates a dynamic diagonal line is a signature design element for the prominent riverfront corners.   

Glass ins will extend the building skin into balcony areas to reinforce the curved theme and continuous glass 

sheets.  Vertical elements projecting above the roof level are proposed to be lit at night to create shafts of light as 

a thematic continuation of the mullion extensions. These features will contribute to the skyline and identify the 

tower from afar, emphasizing it as a portal to the downtown riverfront.

Family friendly units would be incorporated into each tower.  The average size for units on the typical loors is 955 

s.f,  and 1170 s.f. at Sky Collection.  The east  tower will contain ground level townhouses with an average of 1715 

s.f.  The number of three bedroom units will exceed the 10% minimum.  665 total units are proposed.

COMMERCIAL BUILDING

A three story building with CRU on the ground loor and a 40 child daycare above is proposed on the west side 

of Begbie Street.  The second loor of the building will be programmed for 24 children aged 30 months to school 

age, while level 3 will be programmed for 16 toddlers.  Both levels will have large south facing outdoor decks with 

tall glass guardrails and the rooftop will also be available for children’s use.   Each level has been separated visually 

to break up the elevation and provide large open decks for the children’s play areas.  These levels are ofset from 

one another around a corner tower block from which the other levels are visually separated and rotated around.  

The facade is also proposed with mullion extensions which will create dynamic ever changing elevations.

MATERIALS

A consistent color palette is proposed for all three building facades.  A blue/gray glass with matching blue gray 

spandrel and mullions is proposed for the tower, as are mullion extensions in a contrasting white colour.  Clear 

glazing with light gray spandrels and white mullions are proposed for the podium.    The podium will also be clad 

with tile sheets or natural stone in a polished white estatuario marble pattern.  The highly polished nature of the 

inish is also resistant to graiti making it CPTED friendly as well.  The requirements for ventilation of equipment 

on Levels 2 & 3 of the towers is proposed to be treated with horizontal architectural louvers as a compositional 

element to complement the other blocks.

LANDSCAPE 

Landscape elements have been designed to celebrate public riverfront access with a park and esplanade while 

providing visual cues to separate semi private residential use.   The heierarchy of diferent elevations will also be 

used to separate private townhouse patios from the public realm.  The entire esplanade is pier supported over 

the river while the remainder of the site is above the parking structure.  The pedestrian level design has focused 

on transparency and accessibility to overcome the lood mitigation requirements and create visually exciting 

facades while providing for viable commercial opportunities at Begbie Street, and quieter residential townhouse 

and amenity uses within the site.  The semi-private open space between the towers is proposed as active uses for 

the residents such as a community garden and communal meeting spaces.  See also response from Landscape 

Architect.
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2.5 PROJECT DATA 

1.0

FLOORS
GFA. (SF)
/FLOOR

GFA. (SF)

1.1 AREA: RES.LOBBY 2147 2147

CORE 1045

TRASH 186

WST2 & WST3 227

LOADING  233

RESTAURANT LEVEL 1 5008

RESTAURANT  MEZZANINE 746

MEP 3040 3040

CORRIDOR 170

ST1&ST2 383

MEP 821 821

CORRIDOR 384

CORE 1045

AMENITY 4348 4348

MEP 614 614

CORE 1045

CORRIDOR 244

UNITS 3848 3848

L5‐42 RES.TYPICAL 38 @ 8910 338580

L43‐50 RES. SKY 8 @ 8216 65728

L51 RES. SUB PENT 1 @ 7533 7533

L52 RES. PH  1 @ 7533 7533

L53 RES. PH MEZZANINE 1 @ 1944 1944

TOTAL AREA 53 446736

1.2 UNITS: APTS SF GFA EA 364

RATIO /UNITS UNITS CARS

1.3 PARKING: RES. 1BED 0.92 85 79

RES. 2BED  1.240 245 304

RES. 3BED 1.240 34 43

RES. VISITOR 0.092 364 34

RESTAURANT 775 5754 8

TOTAL PARKING SPACE 469

ACCESSIBLE(INCL. IN TOTAL) 3.33% 16

2.0

FLOORS
GFA. (SF)
/FLOOR

GFA. (SF)

2.1 AREA:

RETAIL 1472

ELECTRICAL RECYCLE WASHROOM LOADING 1274

DAYCARE LOBBY & ST 2 706

L2 DAYCARE 1 2914

L3 DAYCARE 1 2365

L4 DAYCARE 1 438

TOTAL AREA 4 9169

2.2 PARKING: RATIO PROPOSED

RETAIL 775 2109 3

DAYCARE 4

TOTAL PARKING SPACE 7

ACCESSIBLE(INCL. IN TOTAL) 3.33% 1

553

L4

 PHASE 1A ‐ 53 STOREYS

L1 1 8846
1574.5

5754

L2 1 4339

L3 1 6598 1429

1

PROPOSED

5751 1289

 PHASE 1B ‐ 3 STOREYS

L1 1 3452
2109

7060

3.0

FLOORS
GFA. (SF)
/FLOOR

GFA. (SF)

3.1 AREA:

RES.LOBBY 1950 1950

CORE 1045

TRASH 280

LOADING & EST2 499

CORRIDOR & EST3 560

TOWNHOUSE 4521

TOWNHOUSE 3984

ST2 605 605

MEP 819 819

CORRIDOR 384

CORE 1045

AMENITY 4072 4072

MEP 614 614

CORE 1045

CORRIDOR 244

UNITS 3848 3848

L5‐35 RES.TYPICAL 31 @ 8910 276210

L36‐41 RES. SKY 6 @ 8216 49296

L42 RES. SUB PENT 1 @ 7533 7533

L43 RES. PH 1 7533 7533

TOTAL AREA 43 366087

3.2 UNITS: APTS TYP. SF GFA EA 301

RATIO /UNITS UNITS CARS

3.3 PARKING: RES. 1BED 0.92 69 64

RES. 2BED  1.240 200 248

RES. 3BED 1.240 32 40

RES. VISITOR 0.092 301 28

TOTAL PARKING SPACE 379

ACCESSIBLE(INCL. IN TOTAL) 3.33% 13

4.0

DAYCARE WT ET GFA. (SF)
P1 4620 62034

P2 158608

P3 158608

TOTAL GFA(SF) FOR PARKING 379250

 PHASE 2‐ 43 STOREYS

L1 1 8855 2384

8505

L2 1 4589

1429L3 1 6320

PROPOSED

128957511L4

 AREA FOR BELOW GRADE

57414
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2.6 PROJECT DATA - (continued)
5.0

GFA. (SF)
5.1 AREA: DAYCARE 7060

RETAIL 2109

RESTAURANT 5754

RES.LOBBY 4097

RESIDENTIAL OTHER(CORE+CORRIDOR) 10553

TOWNHOUSE 8505

AMENITY 8420

MEP 5294

RES. UNITS 769586

TOTAL AREA(INCL. EXEMPTION) 821378

SITE COVERAGE 4096

10756

10161

SITE AREA 176729

SITE COVERAGE  14%

EXEMPTION 
MEP (UP TO 10% OF  SITE COVERAGE EXEMPT) 10% 2501

ENTRY LOBBY 4097

AMENITY 8420

OVERALL SINGLE‐STOREY UNITS 40% 658

OVERALL ADAPTABLE UNITS 264

ONE BEDROOM ADAPTABLE 19.9 69 1373

TWO BEDROOM ADAPTABLE 30.14 196 5907

TOTAL EXEMPTION 22299

DENSITY TOTAL AREA PROVIDED 799079

TOTAL AREA ALLOWED 799109

SITE AREA 176729

FLOOR SPACE RATIO 4.52

5.2

COMMERCIAL BUILDING 3451 S.F. N/A

WEST TOWER 9175 S.F. 8910 S.F.

EAST TOWER 8855 S.F. 8910 S.F.

5.3 BUILDING HEIGHT STOREY FEET M

COMMERCIAL BUILDING 3 45'‐11" 14.00

WEST TOWER 53 580'‐5" 176.91

EAST TOWER 43 469'‐1" 142.98

5.4 UNITS: RES. 1BED 154

RES. 2BED  445

RES. 3BED 66

TOTAL APTS 0.4 264 665

CAR SHARE PROPOSED

(1:4) CARS

5.5 PARKING: RES. 1BED 143

SUMMARY RES. 2BED  552

RES. 3BED 83

RES. VISITOR (INCL.15 SURFACE PARKING) 62 62

PUBLIC  80

RESTAURANT 8

RETAIL (INCL.2 SURFACE PARKING) 3

DAYCARE (4 SURFACE PARKING) 4

MODO CAR‐SHARE 2

TOTAL PARKING SPACE 935 929

ACCESSIBLE(INCL. IN TOTAL) 3.33% 31

5.6 BICYCLE  TOTAL APTS RATE LONG TERM SHORT TERM
RESIDENTIAL 665 1.25 832 6

RESTAURANT 5

RETAIL/DAYCARE 2

TOTAL  834 11

 DEVELOPMENT TOTAL

SITE COVERAGE AREA 25013

LARCO REPORT 

COMMERCIAL BUILDING

REQUIRED

778

WEST TOWER

EAST TOWER

GROUND MAX. 
BUILDING FOOTPRINT

TOWER FOOTPRINT 
ABOVE SECONDARY STOREY

BUILDING

FOOTPRINT

95 0 95

‐8 832
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2.7 PROJECT DATA - UNITS

402 1106 53 1
403 996 130 1
404 755 147 1
405 991 44 1

501‐4201 917 58 38
502‐4202 661 53 38
503‐4203 1211 130 10 28
504‐4204 990 147 38
505‐4205 578 44 38
506‐4206 849 43 38
507‐4207 1197 86 38
508‐4208 1233 225 38

85.7% Sub Total 30242 290168 338580 308

4301‐5001 948 8
4302‐5002 1306 8
4303‐5003 1228 8
4304‐5004 772 8
4305‐5005 1278 8
4306‐5006 1491 8

85.5% Sub Total 56184 65728 48

5101 1647 1
5102 1305 1
5103 1753 1
5104 1752 1

85.5% Sub Total 6457 7549 4

5201 1647 1
5202 1305 1

5203  Lower 1753
5204  Lower 1752

85.5%

5203  Upper 789
5204  Upper 823

81.0%

5203 Total 2542 1
5204 Total 2575 1

Total 360878 364 39 46 161 84 0 28 3 1 1 1

Sellable Units

4

WEST TOWER UNITS BREAK DOWN

Floor 
Number

Unit #
Unit Area Total 

Balcony 
Area

Average

Sellable

Area/

Floor

Common

Area/

Floor

Total Area/
Floor G.F.A

Total Units/
Floor

3 Bed +
3 Bath + 
Flex

3 Bed +
2 Bath + 
Flex+Fam.

3 Bed +
3 Bath + 
Flex+Fam.

2 Bed +
2 Bath + 
Flex

2 Bed +
2 Bath+
 Family

3 Bed +
2 Bath

3 Bed +
3 Bath 

Typical 38 955 7636 1274 8910

1 Bed + 
1 Bath

1 Bed + 
1 Bath + 
Flex

2 Bed +
2 Bath

8

38488601 4L 4

Sky 8 1171 7023 1193 8216 6

3 Bed +
2 Bath + 
Flex

4

1 1614.25 6457 1092 7549

Sub

Penthouse
1 1614.25 6457 1092 7549

85 245 34

1 806 1612 378 1990

26



2.8 PROJECT DATA - UNITS

101 Lower 1034
102 Lower 653
103 Lower 868
104 Lower 1043
105 Lower 990

101 Upper 747
102 Upper 842
103 Upper 811
104 Upper 833
105 Upper 891

101 Total 1781 1
102 Total 1495 1
103 Total 1679 1
104 Total 1876 1
105 Total 1881 1

8712 8712 5

402 1106 1
403 996 1
404 755 1
405 991 1

501‐3501 917 31
502‐3502 661 31
503‐3503 1211 10 21
504‐3504 990 31
505‐3505 578 31
506‐3506 849 31
507‐3507 1197 31
508‐3508 1233 31

85.7% Sub Total 236716 276210 252

3601‐4101 948 6
3602‐4102 1306 6
3603‐4103 1228 6
3604‐4104 772 6
3605‐4105 1278 6
3606‐4106 1491 6

85.5% Sub Total 42138 49296 36

4201‐4301 1647 2
4202‐4302 1305 2
4203‐4303 1753 2
4204‐4304 1752 2
Sub Total 12914 15098 8

291768 301 32 37 132 68 0 21 4 4 3 0 0

Sellable Units

71 83 293 152 0 49 7 4 4 1 1

Floor 
Number

Unit #
Unit Area Total 

Balcony 
Area

Average

Sellable

Area/

Floor

Common

Area/

Floor

5

Typical

EAST TOWER UNITS BREAK DOWN

3 Bed +
3 Bath + 
Flex+Fam.

3 Bed +
3 Bath + 
Flex

3 Bed +
2 Bath + 
Flex+Fam.

1 918 4588 0 4588

2 Bed +
2 Bath+
 Family

3 Bed +
2 Bath

3 Bed +
2 Bath + 
Flex

3 Bed +
3 Bath 

Total Area/
Floor G.F.A

Total Units/
Floor

1 Bed + 
1 Bath

1 Bed + 
1 Bath + 
Flex

2 Bed +
2 Bath

2 Bed +
2 Bath + 
Flex

31 955 7636 1274 8910 8

1 825 4124 0 4124

Townhouse 1742

1 945 3848 4L 4

6

Penthouse 2 1614.25 6457 1092 7549 4

Sky 6 1171 7023 1193 8216

69 200

Total

Units

1 Bed + 
1 Bath

1 Bed + 
1 Bath + 
Flex

32

UNITS BREAK DOWN SUMMARY

10%

3 Bed +
3 Bath + 
Flex

3 Bed +
2 Bath + 
Flex+Fam.

3 Bed +
3 Bath + 
Flex+Fam.

652646 665 154 445 66
23% 66%

2 Bed +
2 Bath

2 Bed +
2 Bath + 
Flex

2 Bed +
2 Bath+
 Family

3 Bed +
2 Bath

3 Bed +
2 Bath + 
Flex

3 Bed +
3 Bath 

Total

Sellable

Area
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2.9 PROJECT DATA - UNITS

WEST TOWER UNITS BREAK DOWN

501‐4201 917 38
402‐2202 661 19
404‐3504 990 32
405‐2205 578 19
506‐4206 849 38
Sub Total 19 19 108

EAST TOWER UNITS BREAK DOWN

501‐3501 917 31
402‐1902 661 16
404‐2804 990 25
405‐1805 578 15
506‐3506 849 31
Sub Total 15 16 87

2 Bedroom
Total 195

264

69

1 Bedroom

ADAPTABLE UNIT BREAK DOWN

Typical 31

Typical 38

Floor 
Number

Unit #
Unit Area 1 Bed + 

1 Bath

1 Bed + 
1 Bath + 
Flex

2 Bed +
2 Bath
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2.10 CPTED 

Access Control: 

• Parking, front entry, secondary entrances/exits, ground-level suite windows & doors; perimeter.
 Information should be supplied as to the type of access control to be used (recommend electronic    
 key fob-card system); where control points will be located (front/parking/storage/elevator/etc); 
 location of mailboxes and storage lockers; access to public/private amenities. 
 Access control will be with card system.  Control points will be located at:

  Tower lobbies (Tower 1 & 2, L1 )

  Elevator lobby access from parking (Tower 1, 2 , P3, P2, P1) (Commercial Bldg P1)

  Gates for parking vehicle and pedestrian entrances to underground (L1)

  Public access from parking to grade and the Daycare above is supplied by an elevator in the   

  Commercial Building.    

 Mail Rooms are located adjacent to building lobbies on Level 1.   Storage locker rooms and bicycle locker 

 rooms are located in the parkade and will not be labeled, and will have commercial grade hardware.

• Plans should indicate location of parking security gate(s) and if visitor parking is included, how this area is   
controlled.  
 The Public’s access to the project is via the ramp behind the commercial building and will be open during 

 River Market hours.  Hours may be expanded once commercial tenants in the proposed development

 are secured.  Visitors can enter the parkade via this ramp or the other one behind the towers.  Once 

 underground, the public parking for the Commercial building and restaurant is clustered near the elevator. 

 The public parking, visitor, and residential parking are all separated from one another via a gate and

 fencing.  The eastern ramp is proposed to be always gated.  Access for visitors after hours will be controlled 

 via intercom at the top of the ramp.  

• Secondary / emergency exits should be designed to reduce any hidden or recessed areas from natural surveillance.
 This has been considered in the design. Open sight lines are provided through windows and lower   

 plantings for areas which need higher visibility.   Separate exits are provided for public areas of the

 parkade and are not connected to the tower stairs.  The exit stairs for the parkade below the park are 

 proposed to be triangular glass forms above grade which minimize their proile and will be well lit to

 avoid any dark hiding spots.

•  Garbage and recycling area should be located inside parkade to eliminate scavengers.
 Garbage rooms are behind roll-up doors within the building on Level 1 for each tower as well as the

 Commercial building.  Suicient space for vehicle maneuvering has been considered for a truck to   

 remove bins from the raised dock.

•  With growing incidents of mail theft, attention should be paid to the type of security measures the building will           
incorporate to reduce theft opportunities. Liaising with Canada Post Inspectors on their requirements and current 
technology available is advised, including installing timer devices on postal keys. 
 Mail rooms will be open for visibility and security and have been located adjacent to building lobbies.   

 Rear load mailboxes are proposed per Canada Post recommendations.  In due course Canada Post will  

 be contacted to determine best practice for postee access to building.  

Lighting: 

Perimeter, parking facilities, common areas
•  It is advised to illuminate pathways around property, doorways, and front entry well.
 Light bollards and in-wall lighting is proposed for pathways internal to the site.  The public esplanade 

 will retain the standard from Westminster Pier Park and will have a variety of lighting types to 

 enhance safety.  All exterior lighting will comply with the Light Intrusion Bylaw.  

•  Underground parking and internal stairwells and hallways should be painted white, which will enhance lighting, 
eliminating need to “over-illuminate” area.
 This has also been noted in the plans.

•  Indicate if any lighting will be individually activated (porch/balcony lighting)
 All balconies on the tower and patios at the townhouse level units will have individually activated lighting

  at the exterior.

Hierarchy/Defensible Space /Territoriality: 

Pathways around property, outdoor features (water, recreation, etc), fencing, entrapment areas, user groups
•  The perimeter area around the property should indicate what is “private space” with the use of fencing, landscaping, 
and signage. 
 All townhouse units at street level will have low walls with landscape hedges and short gates to 

 deine their patio space. Due to lood level considerations, all interior space is placed approx. 1 meter 

 higher than adjacent lood control level (FCL) of the esplanade and public park.  This diference of level is

 another hierarchical element to deine and separate spaces.

•  Locations of parking ramps, secondary exits,etc.
 Parking ramps are internal to the underground parkade.  Secondary exits will exit the building in a well 

 lit environment leading to a public way.

•  Who and how user groups will access and use the site.
 A metal fence is required for railroad security along the entire north side of the project and only open 

 at Begbie Street.  The south of the project faces the river and has a guardrail along its entire length.  Access 

 is solely from the two ends of the project, however the site is so large that pedestrian access is possible  

 from many directions through the site.  The entire site is open without gates or fences except for townhouse

 patios and the above mentioned perimeter fences.  All users can move freely throughout the site,

 however certain visual cues are proposed to represent a more private residential area.  For example,

 signage, loor patterns, planting and height diferences  are proposed to signal residential use.  The central 

 semi-private residential amenity between the towers is proposed to be 1 meter higher than the esplanade 

 to the south.  North/south access from the road at the north to the public esplanade is provided with a 

 straight visual connection, however the garden in the middle will be raised to suggest a more private use.  

•  Location and type of fencing and gate access.
 Aluminum and glass fences are proposed for the townhouses.  
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2.11 CPTED (continued)

•  Address indicators should be easily seen from street and, in multi-tower projects, clearly direct traic to their 
destination.
 Due to the complex nature and size of this project, there will be many signs directing people to their 

 destination. The location of these will be determined later in the working drawing phase.

Target Hardening: 

Doors, windows, parking, mailbox and storage locker locations. 

• Front entry door should be equipped with a full-length astragal if equipped with standard locking mechanism (not 
necessary with glass door magnetic closures). 
 Lobby entrances are proposed to be frameless glass with magnetic locks.

• Review secondary exits to determine whether outside hardware is necessary (ie “Exit Only”). If hardware on outside, 
ensure it is quality hardware that has anti-pry and anti-wrench protection. 
 It is intended that all exterior doors to public areas other than entry lobbies will be exit only.  

•   Apartment doors should be equipped with minimum 1” deadbolts, security interlock plates, door viewer, and if 
frames are wood, 3” screws in strikeplates.
 Apartment doors will comply and this will be shown in the working drawings.

Surveillance: 

Opportunities from within property and from surrounding properties; glazing around elevator vestibules, entries, 

public/private areas.

• Front entry should be well glazed with no areas of concealment.
 Entrance lobbies are proposed to be expanse of frameless glass.

• Glazing in vestibules in underground elevators and on internal doors leading to stairways, parking, and exits. 
 All doors and vestibule walls in parking levels will have glazing for visibility.

• Residential/commercial units should orient their entries to provide as much surveillance opportunities (“eyes on the 
street”) as possible and designed to encourage ‘ownership’ of public area in front of their unit.
 The project has units and patios/balconies fronting on all sides of the development, which allows for   

 many ‘eyes on the street’.

• Fencing should be of material that will allow for surveillance in/out of property and materials that don’t encourage 
graiti (ie wrought iron).
 Fences are proposed to be glass and aluminum style.

• Landscaping material should not impede sight lines around corners, in/out of suites, or doorways. Foresight is 
necessary to ensure selected species will not grow unruly.
 See separate response by Landscape Architect.

 

Exterior Features of Buildings:

•   Describe wall treatments
 The project has considered durability and low maintenance for all exterior materials proposed.  Glazing  

 and a tile or stone material are proposed as the main materials.  Both of which are easy to maintain and  

 graiti resistant.

Additional Information:

•   List any community facilities that encourages neighbourliness
 The large central garden amenity space will be a well used feature of this development, and is meant to  

 be a place for relaxation for the residents of this development.  The 2 acre park on the eastern portion of  

 the site as well as the public esplanade and plaza at the foot of Begbie Street will allow for many varied  

 activities to take place to foster neighbourliness.

•  Architectural planning that fosters community and “eyes on the street”
 The design of the complex with commercial and residential uses facing all directions and levels allows 

 for many views across the site which provides many ‘eyes on the street’.

•  Noise attenuation
 An acoustic consultant has been retained, and their recommendations for noise attenuation and

 enhanced livability will be implemented.  Space planning within the tower has already minimized the

 number of bedrooms and living spaces facing north to the trains.  Due to lood control requirements,

 electrical and mechanical normally placed in the parkade has been moved up to Level 2.  The tall tower 

 also has a mid-height mechanical space and these areas will also be treated for vibration isolation. 

•  Dog relief station
 A dog relief area is proposed to be located on Level 1 in the garden area between the towers.
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2.12  ZONING OVERVIEW

EXISITING SITE CONDITIONS

Site Dimensions (approx:)
Site Area approx:
Existing Use:

924’ x 192’
176,729 sq. ft.

Parking Lot

ZONING CLASSIFICATION:

Current Zoning:
OCP Land Use Designation:
OCP Development Permit Area:

CD-55
Mixed-Use High-Density

Downtown Development 
Permit Area #1

 REQUESTED VARIANCE FROM ZONING

 The proposed project complies with the previously approved zoning   

 bylaw with the following exceptions:

 - Height:  Previously approved heights were 29, 38, and 47 story towers.  

   This project is proposing a 53 story and a 43 story tower.  We are asking

   for variance approval on the height because we are proposing two 

   towers versus the previously approved three towers so as to open more

  of the views through the site.

 - Tower plate above 2nd story: Previously approved zoning max. were 

   6,500 s.f. and 7,500 s.f. 

   This project is proposing a tower plate for each tower of  8,910 s.f.  

   We are asking for variance approval of this item because we are proposing

   the same density but with only two towers versus three. 
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2.13   TWO TOWER PROPOSAL VS PREVIOUS MULTI-TOWER PROPOSALS

2005 APPROVED PROPOSAL (LARCO DEVELOPMENT): FIVE TOWERS

 - 25 to 30 storey towers on 3 storey podium
 - 1000 units total
 - 1,242 parking stalls, including 148 public stalls
 - Elevated Quayside Drive from 8th Street to 6th Street, and pedestrian
   overpasses at Begbie Street and MacKenzie Street
 - 15m (52 ft.) wide Esplanade (9m on Larco’s property, the remainder on a
   waterlot)

2014 APPROVED PROPOSAL (LARCO DEVELOPMENT): THREE TOWERS

 - 29, 38, and 47 storey towers
 - 820 units total
 - 150 room potential hotel (56,250 sq.ft.)
 - 40 space childcare facility
 - 0.8 hectare (2 acre) new public park
 - 9m wide (29 ft.) Esplanade
 - 900 parking stalls, including 80 public stalls
 - At-grade access at Begbie Street for all modes, and for pedestrians, bikes, 
   emergency vehicles at 6th Street

2017 PROPOSAL (BOSA DEVELOPMENT): TWO TOWERS

 - 53 and 43 storey towers
 - 665 units total, including 5 townhouses
 - 40 space childcare facility
 - 0.8 hectare (2 acre) new public park
 - 9m wide (29 ft.) Esplanade
 - 929 parking stalls, including 80 public stalls (see       for detailed breakdown)
 - At-grade access at Begbie Street for all modes, and pedestrian overpass at Sixth Street

THIS PACKAGE

South Elevation

South Elevation

South Elevation

2.6
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2.15  STREET CONTEXT

FOOT OF BEGBIE STREET LOOKING NORTHWEST

FOOT OF BEGBIE STREET LOOKING NORTHEAST

FOOT OF BEGBIE STREET LOOKING WEST

FOOT OF BEGBIE STREET LOOKING SOUTH

BEGBIE STREET AND PEDESTRIAN ACCESS

RAILROAD TRACKS

FRASER RIVER

DISCOVERY CENTRE
RIVER MARKET AND INN

HYAK SQUARE OVERPASS

QUAYSIDE DRIVE
EXISTING PARKING LOT

B
EG

B
IE STR

EE
T

PEDESTRIAN ACCESS

FRONT STREET

INTERURBAN

AZURE

BEGBIE STREET AND PEDESTRIAN ACCESS

TRAPP + HOLBROOK

EXISTING PARKING LOT

SKYTRAIN BRIDGE

QUAYSIDE DRIVE
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4.6  RENDERED NORTH ELEVATION
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4.7  RENDERED WEST ELEVATION

East TowerWest TowerCommercial Building
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4.8  RENDERED EAST ELEVATION

East TowerWest TowerCommercial Building
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4.9  EXTERIOR COLOURS AND MATERIALS

Podium base in white colour for fresh, light and progressive efect on the waterfront 

Tower window wall glazing system with glass 

spandrel and aluminum mullions to match 

Tower mullion extensions

& Podium Mullions

M1 - White

Tiles 

T1 - Polished White Estatuario Marble inish

Glass spandrel

G2 - Blue Gray

Mullions, Guardrails

M2 - Blue Gray

at podium

Vision Glass 

G3 - Starphire Low Iron

Painted Concrete

P1 - White

Tower glazing

G1 - Guardian AG43

Podium Spandrel Glass 

G4 - Timberwolf Gray
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M3 -Metal Shaving Gray



4.10  COMMERCIAL BUILDING - SOUTH ELEVATION

T1

G4 M1

G3

G4

G4

M1M1

G3

G3

G4

G4

M3

M1
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4.11  COMMERCIAL BUILDING -NORTH ELEVATION

G3

G3

M1

T1

G4

G3

M1

M1

G4
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4.12  COMMERCIAL BUILDING - WEST ELEVATION

T1

M1

G4

G3

M1

M1

G3

G4

G3

G4
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4.13  COMMERCIAL BUILDING  -EAST ELEVATION

G4

T1

M1

G3

G3

G3

M1

M1

M1

M3 M1

G4
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4.14  TOWER 1 - SOUTH ELEVATION DETAIL

G2

G2

G4G4

G4

P1

G3

G3

G3

G3

M3

M2

M1

P1

P1

P1P1

G1
G1
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4.15  TOWER 1 - NORTH ELEVATION DETAIL

P1

M2

G2

G1

M2

M3

G2

G4

T1

M3

M1

G3

G3P1

G2 M1

P1 P1

M1
G1

G3

76



4.16  TOWER 1 - WEST ELEVATION DETAIL

G3

G3

G3

G2

G1

M2

G2

M1

T1

P1

P1

G4 M1

M3

M3

P1

M2

G4

P1
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4.17  TOWER 1 - EAST ELEVATION DETAIL

M2

P1 M3

G1

G2

G4

G2

P1

P1

T1

G3

M3

M1

G3

G4
G4

G3
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4.18  TOWER 2 - SOUTH ELEVATION DETAIL

P1

P1 P1P1

P1

T1T1

T1

G3

G3

G3G3

G4

G2

G2

G1

M1

M2

G4

G2 G4

P1

M1
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4.19  TOWER 2 - NORTH ELEVATION DETAIL

M3 G3

G2

M2

P1

P1

T1

P1

G4 G4

M1 G3

G1
M2

T1

G3

G3
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4.20  TOWER 2 - WEST ELEVATION DETAIL

M2

M3

M1

G2

G1

G2

P1

P1

T1 T1 T1

G3

G3

G3

G3P2

T1
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4.21  TOWER 2 - EAST ELEVATION DETAIL

T1 T1 T1

P1

G1

M1

G2

G3

M1

G3

M2

G2

M1

P1P1P1 G3

M1

G3

G4

G3

P1

M1

G2

G1

P1
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SECOND STREET

125  Columbia Tower

527 Carnarvon St. ‘Novare’’
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988 Quayside Dr ‘Riversky’

988 Quayside Dr ‘Riversky’

900 Carnarvon St. Tower 4 @ ‘Plaza 88’
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6.1  ELEVATION MODULATION
  WINDOW MULLION EXTENSIONS

A signiicant feature of the elevation is the apparant curves and 

swirling lines.  These will be achieved by an 8” aluminum window 

mullion extension on the verticals with a contrasting colour.   

These verticals start and stop up the tower skin and as one 

approaches the tower, the distance between the verticals will 

appear to come together and move apart.  This dynamic facade 

is ever changing depending on the viewing angle.  25% of the 

building vertical mullions are proposed to have this feature.

Floor plate reductions at the upper levels is also proposed to 

reduce the proportions towards the tower top.

8”

IN

OUT

WINDOW WALL 

DETAIL PLAN

MULLION EXTENSIONS ON SIMILAR PROJECT

PACIFIC GATE BY BOSA IN SAN DIEGO
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1.0 Executive Summary

Since November 2016, Bosa Development has been engaging with the community 
regarding their proposal for 660 Quayside Drive. This has included several meetings 
with community groups who are interested in or who may be affected by the proposal, 
as well as a Community Open House. 

Bosa Development has met with the following community groups: The River Market, 
The Fraser River Discovery Centre, The New Westminster Chamber of Commerce, The 
Inn at the Quay, the Downtown Business Improvement Association, the Downtown 
Resident Association, and the Quayside Community Board. Bosa Development also 
reached out to the Boathouse and the Dream Ofice Building, but they declined the 
meeting.

Bosa Development hosted a Community Open House at the Fraser River Discovery 
Centre on Thursday, March 30 from 4:30 - 7:30 pm. The Open House was attended by 
146 community members and 43 comment forms were received (39 on the day of the 
Open House and 4 in the week following the Open House).

The following key themes have emerged in Bosa Development’s outreach with 
community groups and in comment forms received at the Open House:

• Support for the overall design concept.

• Excitement about new waterfront connections and the Pier Park expansion.

• Support for the 2 tower scheme.

• Support for the daycare space.

• Interest in purchasing homes.

• Concerns about general trafic patterns and congestion in the downtown area, as 
well as queuing during rail crossings.

• Concerns about building height (view loss and shadowing).

• Concerns that proposal is out of context in the downtown area.

This report provides an overview of Bosa Development’s public engagement activities 
for 660 Quayside Drive, including the date, time, location, and discussion summary 
of the community group meetings as well as the date, time, location, materials, and 
comment form summary of the Community Open House.
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2.0 Community Group Meetings

Since November 2016, Bosa Development has been meeting with community groups 
who are interested in or who may be affected by the proposal for 660 Quayside Drive. 
This section provides a summary of these meetings.

2.1 River Market 

Meeting #1

Date: November 15, 2016

Time: 12 - 1 pm

Attendees:

• Dan Diebolt (Bosa Development)

• Gary Pooni and Laura Beveridge (Brook Pooni Associates)

• Mark Sheih (Executive Director, River Market)

Summary:

Dan, Gary, and Laura met with Mark to provide an overview of Bosa Development’s 
proposal and seek preliminary comments and input. Mark was supportive of the overall 
proposal, but had concerns about parking and access during construction. Mark 
suggested that the project team do a presentation to the River Market tenants to seek 
additional input.

Follow-up:

• A meeting was arranged with the River Market tenants.

Meeting #2

Date: January 10, 2017

Time: 8:30 - 10 am

Attendees:

• Ryan Bosa and Dan Diebolt (Bosa Development)

• Gary Pooni and Laura Beveridge (Brook Pooni Associates)

• Mark Sheih (Executive Director, River Market)
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• River Market Tenants

Summary:

Dan, Gary, and Ryan provided a presentation on Bosa Development’s proposal, 
including key construction timelines. Approximately 25 tenants attended. Overall, 
there was support for the proposal, but there were concerns related to the provision of 
parking during construction. Speciically, tenants were concerned that the construction 
timelines would result in signiicant parking reductions that would negatively impact 
their businesses and their ability to operate. 

Bosa Development representatives answered questions and committed to holding a 
follow-up meeting to provide answers.

Follow-up:

• A follow-up meetings was scheduled with the River Market tenants for February 7.

Meeting #3

Date: February 7, 2017

Time: 9 - 10 am

Attendees:

• Dan Diebolt and Lindi Liebrandt (Bosa Development)

• Gary Pooni and Laura Beveridge (Brook Pooni Associates)

• Mark Sheih (Executive Director, River Market)

• River Market Tenants

• Carolyn Armanini (City of New Westminster)

Summary:

Dan provided an update on Bosa Development’s construction timeline. Based on 
input received from tenants at the January 10 meeting, Bosa Development decided 
to delay construction by a year to ensure public parking is continually available on the 
waterfront. River Market tenants were relieved to hear about the delayed construction 
start date and stated strong support for the delay.

Bosa Development representatives answered questions and invited tenants to attend 
the Community Open House.

Follow-up:

• Bosa Development and Brook Pooni committed to notifying River Market tenants 2 
weeks in advance of the Open House.
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2.2 Fraser River Discovery Centre

Meeting #1

Date: November 24, 2016

Time: 12 - 1 pm

Attendees:

• Dan Diebolt (Bosa Development)

• Gary Pooni and Laura Beveridge (Brook Pooni Associates)

• Stephen Brunyeel (Executive Director) and Kathleen Higgins (Board Member) (Fraser 
River Discovery Centre)

Summary:

Dan, Gary, and Laura met with Stephen and Kathleen to provide an overview of Bosa 
Development’s proposal and seek preliminary comments and input. Stephen and 
Kathleen indicated that the Fraser River Discovery Centre (FRDC) is supportive of the 
proposal, but had questions about access and parking during construction. Speciically, 
there were questions about bus access for school trips as well as parking for FRDC 
visitors.  The project team committed to following up on the questions.

Follow-up:

• Stephen indicated that he would update the FRDC board, and that it was not 
necessary for the project team to do a presentation.

• Dan sent Stephen a site plan showing the new roundabout coniguration and bus 
access.
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2.3 New Westminster Chamber of Commerce

Meeting #1

Date: November 28, 2016

Time: 12 - 1 pm

Attendees:

• Dan Diebolt (Bosa Development)

• Gary Pooni (Brook Pooni Associates)

• Chamber of Commerce members

Summary:

Dan and Gary met with the Chamber of Commerce to provide an overview of Bosa 
Development’s proposal and seek preliminary comments and input. The Chamber 
was supportive of the overall proposal, but had questions about parking during 
construction.
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2.4 Inn at the Quay

Meeting #1

Date: November 28, 2016

Time: 1 - 2 pm

Attendees:

• Gary Pooni (Brook Pooni Associates)

• Kathy Mackerricher (Inn at the Quay, General Manager)

 Summary:

Gary met with Kathy to provide an overview of Bosa Development’s proposal and seek 
preliminary comments and input. Kathy was supportive of the overall proposal, but had 
concerns about parking and access during construction. 

Kathy also attended the River Market Tenants meeting on January 11.

Follow-up:

• Laura sent Kathy a copy of the River Market Tenants presentation on January 11.

• Kathy indicated that she would update the Dream Ofice Building as well as The 
Boathouse Restaurant because they are her tenants.
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2.5 Downtown Business Improvement Association

Meeting #1

Date: January 11, 2017

Time: 6:30 - 8 pm

Attendees:

• Dan Diebolt (Bosa Development)

• Laura Beveridge (Brook Pooni Associates)

• Downtown Business Improvement Association (BIA) Members

• Carolyn Armanini (City of New Westminster)

Summary:

Dan and Laura provided a presentation on Bosa Development’s proposal, including key 
construction timelines. Approximately 15 business owners attended. Overall, there was 
support for the proposal, but there were concerns related to the provision of parking 
during construction. Speciically, businesses were concerned that the construction 
timelines would result in signiicant parking reductions that would negatively impact 
their businesses and their ability to operate. 

Bosa Development representatives answered questions and committed to holding a 
follow-up meeting to provide answers.

Follow-up:

• Bosa Development committed to providing the BIA with updates related to project 
developments.



9

2.6 Downtown Residents’ Association

Meeting #1

Date: March 1, 2017

Time: 7 - 8:30 pm

Attendees:

• Dan Diebolt and Lindi Liebrandt (Bosa Development)

• Laura Beveridge (Brook Pooni Associates)

• Downtown Resident Association Members and the general public

• Carolyn Armanini (City of New Westminster)

Summary:

Dan and Laura provided a presentation on Bosa Development’s proposal, including:

• a summary of approved vs. proposed development concepts;

• an overview of the proposal;

• site context and landscape plans;

• construction timeline;

• Begbie access plan;

• pedestrian and emergency access during construction;

• noise and vibration information;

• communications plan during construction; ans

• an overview of Bosa Development’s work with local businesses.

Approximately 30 residents attended. Overall, there was support for the proposal. 
Questions related to overall construction timeline, noise, vibration, and Begbie access. 

Follow-up:

• Bosa Development committed to providing the Downtown Residents’ Association 
with updates related to project developments.

• Bosa Development and Brook Pooni committed to notifying the Downtown 
Residents’ Association 2 weeks in advance of the Open House.
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2.7 Quayside Community Board

Meeting #1

Date: March 29, 2017

Time: 7 - 8:30 pm

Attendees:

• Dan Diebolt and Lindi Liebrandt (Bosa Development)

• Gary Pooni (Brook Pooni Associates)

• Quayside Community Board Members and the general public

• Carolyn Armanini (City of New Westminster)

Summary:

Dan and Gary provided a presentation on Bosa Development’s proposal, including:

• a summary of approved vs. proposed development concepts;

• an overview of the proposal;

• site context and landscape plans;

• construction timeline;

• Begbie access plan;

• pedestrian and emergency access during construction;

• noise and vibration information;

• communications plan during construction; ans

• an overview of Bosa Development’s work with local businesses.

Approximately 20 residents attended. Overall, there was support for the proposal. 
Questions related to overall construction timeline, noise, vibration, and pedestrian  
access during construction. Quayside residents also noted a desire to have an 
additional loor added to the daycare / commercial building for community use.
Follow-up:

• Bosa Development committed to providing the Quayside Board with updates 
related to project developments.
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3.0 Community Open House

The Bosa Development team hosted a Community Open House on Thursday, March 30. 
This section provides a summary of the event and feedback.

3.1 Event Details

Event Details

Date:   Thursday, March 30, 2017

Time:  4:30 pm – 7:30 pm (drop in)

Location: Fraser River Discovery Centre, 788 Quayside Drive, New Westminster, BC

Notiication
Mail Drop

A total of 2,709 lyers were distributed to neighbouring residents via Canada Post 
unaddressed mail drop. See Appendix A for a copy of the lyer invite. See Appendix B 
for a map of the Canada Post lyer notiication area. 

Newspaper Advertisement

The Open House was advertised in the New Westminster Record newspaper on March 
16 and 23, 2017. See Appendix C for a copy of the newspaper advertisement.

Community Groups

Email invitations were sent to the following community groups 2 weeks before the 
Open House:

• River Market

• Fraser River Discovery Centre

• New Westminster Chamber of Commerce

• Inn at the Quay

• Dream Ofice Building
• Boathouse Restaurant
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• Downtown Business Improvement Association

• Downtown Residents Association

• Quayside Community Board

Attendees

Approximately 146 community members attended the Open House.

Comment Forms Received:  

A total of 39 comment forms were received at the Open House. An additional one week 
window (until April 6, 2017) was provided for submission of additional comments by 
email. Four additional comment forms were received during this time. 

See Appendix D for a copy of the comment form. See Appendix E for a full transcription 
of all comments received.

Project Team in Attendance

Bosa Development – Dan Diebolt, Lindi Liebrandt 
Amanat Architect – Derik Giner 
Connect (Landscape) – David Stoyko 
Bunt – Kyle Brandstaetter 
AMC – Matt Portman 
Brook Pooni Associates – Gary Pooni, Laura Beveridge, Kara Matheson 

City of New Westminster Staff in Attendance

Carolyn Armanini, Planner

Rupinder Basi, Senior Development Planner

Open House Format

A “Welcome” board and sign-in table were placed just outside the room entrance. 
Members of the project team greeted visitors at the entrance and encouraged 
attendees to review the boards and complete a comment form before leaving. Display 
boards were arranged around the room. 

Each attendee was offered a comment form and comment forms were also available on 
the tables in the room. Tables and chairs were placed in the room to allow attendees 
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to sit down to ill out comment forms. Comment forms were accepted for one week 
following the Open House (until April 6, 2017) and could be submitted by email. One 
addition comment form was received during this time frame.

Presentation Material

1. Welcome

2. Why Are We Here?

3. Project Team

4. Bosa Development

5. Policy Context

6. Approved vs. Proposed

7. Proposal Overview

8. Expanded Pier Park

9. Innovative City-Building Opportunity

10. Pedestrian and Cyclist Connections

11. Environmental Considerations

12. Trafic and Parking

13. The Site

14. Proposal Details

15. Typical Floor Plans

16. Landscape Design

17. Elevations

18. Shadow Studies

19. View Studies

20. Access During Construction

21. Noise and Vibration

22. Construction Timeline

23. Working with Businesses

24. Process

The Open House display boards included the following topics:

Open House display boards were also available for download on Brook Pooni’s website: 
http://www.brookpooni.com/resources/.
See Appendix F for a copy of the presentation boards.
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3.2 Feedback Summary

Feedback was collected on comment forms distributed to Open House attendees. 
Comment forms were also accepted for one week following the Open House (until 
April 6, 2017) and could be submitted via email. Thirty nine (39) comment forms were 
received at the Open House. Four (4) comment forms were received after the event.

Summary

Participants were asked to share their thoughts on the overall proposal. In general, 
feedback was supportive. Many respondents were supportive of the proposal as 
a whole, with many noting support for the overall design concept. There was also 
excitement about the park expansion, the daycare space, and an interest in purchasing 
homes in the development. Concerns related to existing trafic patterns and congestion 
in the area, trafic queuing during train crossings, height, and the proposal’s context 
within the downtown core. 

Comment Form Responses

The comment form asked the following question:

Our Proposal - Our proposal for 660 Quayside Drive includes 2 residential 
towers, homes ranging from 1 to 3 bedrooms, a daycare for 40 kids, new 
pedestrian connections along the waterfront, an expanded Pier Park, 80 
public parking stalls, and a new restaurant and retail space. What are your 
thoughts on our proposal? 

Responses to the comment form question are summarized below:

• Support for the overall design, including comments about high quality design, 
location of towers, and the reduction of towers in relation to the previously 
approved development concept.

• Support for daycare space.

• Support for the new park space.

• Interest in purchasing homes in 660 Quayside.

• Questions about the logistics of the Begbie crossing and accessing the River Market 
and new residential buildings (RiverSky and 660 Quayside).

• Questions about cars queuing during train crossings, and how the new residents will 
impact the queuing.

• Questions about the environmental impact on Fraser River.
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• Concerns about existing trafic patterns and congestion in the area, and the impact 
of cars queuing during train crossings on local street network.

• Concerns about building height related to view loss and shadow impacts.

• Concerns that proposal is out of context with the downtown core.
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3.0 Conclusion

Overall, the Community Group Meetings and the Community Open House have 
provided helpful feedback for the Bosa Development Project Team.  In general, 
feedback received to date has indicated support for the 660 Quayside proposal. 
Concerns relate to general trafic patterns and trafic backups related to train delays. Key 
themes include:

• Support for the overall design concept.

• Excitement about new waterfront connections and the Pier Park expansion.

• Support for the 2 tower scheme.

• Support for the daycare space.

• Interest in purchasing homes.

• Concerns about general trafic patterns and congestion in the downtown area, as 
well as queuing during rail crossings.

• Concerns about building height (view loss and shadowing).

• Concerns that proposal is out of context in the downtown area.
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Appendix A - Notiication Flyer

Event Details

Date: Thursday, March 30, 2017

Time: 4:30pm - 7:30pm (drop-in)

Place: Fraser River Discovery Centre

 788 Quayside Drive 

 New Westminster, BC

Bosa Development has submitted an application for 
a Special Development Permit and Development 
Variance Permit to the City of New Westminster for 
the construction of a mixed-use development at 660 
Quayside Drive, including two residential towers (43 
and 53 storeys) and one commercial building and 
daycare. Bosa Development is seeking variances for 
height, building siting, and massing.

Bosa Development will be hosting a community 
open house at the Fraser River Discovery Centre 
on Thursday, March 30, 2017 from 4:30 - 7:30pm. 
Please stop by to learn about the proposal, meet 
the project team, and provide your feedback.

For more information, please contact:
Laura Beveridge, Brook Pooni Associates 
e. lbeveridge@brookpooni.com 
t. 604.731.9053 x 109

PLEASE JOIN US
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Appendix C - Newspaper Advertisement

Event Details

Date: Thursday, March 30, 2017

Time: 4:30pm - 7:30pm (drop-in)

Place: Fraser River Discovery Centre
 788 Quayside Drive 
 New Westminster, BC

For more information, please contact:
Laura Beveridge, Brook Pooni Associates 
e. lbeveridge@brookpooni.com 
t. 604.731.9053 x 109

Bosa Development has submitted an application for a Special Development 
Permit and Development Variance Permit to the City of New Westminster for the 
construction of a mixed-use development at 660 Quayside Drive, including two 
residential towers (43 and 53 storeys) and one commercial building and daycare. 
Bosa Development is seeking variances for height, building siting, and massing.

Bosa Development will be hosting a community open house at the Fraser River 
Discovery Centre on Thursday, March 30, 2017 from 4:30 - 7:30pm. Please stop by 
to learn about the proposal, meet the project team, and provide your feedback.

PLEASE JOIN US
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Appendix D - Comment Form

March 30, 2017

660 Quayside Drive Open House Comment Form

Thank you for attending Bosa Development’s Open House for 660 Quayside Drive.  Your 

comments are important to us, so please take a moment to share your feedback. 

Please drop your completed comment form at the sign-in desk before you leave. 

Please tell us about yourself:

Name:

Address:

Email:         Phone:

Would you like to be contacted in the future with updates? NOYES

Our Proposal - Our proposal for 660 Quayside Drive includes 2 residential towers, homes 

ranging from 1 to 3 bedrooms, a daycare for 40 kids, new pedestrian connections along the 

waterfront, an expanded Pier Park, 80 public parking stalls, and a new restaurant and retail 

space. What are your thoughts on our proposal?

Please submit your comments at the sign-in desk or by email to 

lbeveridge@brookpooni.com before April 7, 2017.

This information is collected by Brook Pooni Associates and will be submitted to the City of New Westminster to be included in the 

public determination of the project and will be included in public documents that will be posted on the City’s Website. Should you have 

any questions about the collection of this personal information please contact Laura Beveridge at Brook Pooni Associates (lbeveridge@

brookpooni.com).
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Appendix E - Comment Form Transcription 

Our Proposal – Our proposal for 660 Quayside Drive includes 2 residential towers, 
homes ranging from 1 to 3 bedrooms, a daycare for 40 kids, new pedestrian 
connections along the waterfront an expanded Pier Par, 80 public parking stalls, and a 
new restaurant and retail space. What are your thoughts on our proposal?

1. Excited to see the high quality of the design. The park space shown as green open 
area needs to be further developed. The Begbie crossing is very busy with a strong 
desire for pedestrians to cut across to River Market. Pedestrians coming from the 
market will have a desire to cut across diagonally, in the trafic circle and will create 
potential safety concerns with the large number of cars entering and leaving the 
parkade. Have queuing the train crossing been considered? Often backed up all the 
way along Quayside Drive. Thanks!

2. Need more daycare space for more kids. Begbie Street and Front Street needs 
better trafic lights and space to stand. Clear trafic speed restrictions for the Begbie 
court yard. I really like the addition to park space and the location of the towers. It 
would be nice to have an overpass walkway at Begbie Street and Front Street. Is 
there potential for a Warf to dock leisure boats? I really like that they are considering 
ish habitats.

3. Serious consideration needed for accessibility so that visitors to and from River 
Market and Discovery Centre as well as residents do not have a longer distance than 
currently. Begbie is the only at-grade crossing on the Waterfront, there will be about 
1,200 new units (including RiverSky) and the two roundabouts makes for a much 
longer distance to and from the central retail waterfront locations and Downtown. 
Please consider reconsidering or including better, fully accessible point of entry 
from neighbourhood.

4. We are very interested in a penthouse in this building. Please could you send us 
more prospective information on penthouse sizes and square footage and potential 
layout? Thanks.

5. Very exciting! Would have like to see site cross sections and elevations of roads, 
walks, and parking for the river levels and railroad tracks. This blocks my river views 
from my condo, and the sun! Keep parking structures below grade! More detail 
needed on pedestrian cycling and vehicle trafic. Include development of the public 
park. Please reduce parking and ad more public spaces.

6. I love the buildings and the new Begbie Street alignment. The park extensions and 
walkway are beautiful. Thanks.

7. An improvement over the previous 3 buildings proposal that is already approved. 
But overall, I am concerned about the high modern state of the art quality of the 
structures. New West has become a proud tradition of history and something so 
Vancouver-esque doesn’t seem very suitable. The height is bit bothersome as well, 
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as it will block some views of the lovely Fraser River.

8. Looks good – a bit too tall. Like the re-expanded park idea and pedestrian overpass 
to 6th!

9. My main concerns are trafic/train. While the overpass by Steal & Oak will be open, 
the congestion on Begbie and Columbia will still be INSANE! I would like to be able 
to access my building parking garage off of Front without having to worry about all 
the new congestion this project will create.

10. My main concern is adding to the already congested trafic along Columbia Street 
and surrounding side streets. I live across from the project site and am concerned 
with the noise levels for the duration of the project and the eventual loss of my 
view of the river, etc. I believe the height of the towers is not consistent with the 
neighbourhood and will lose the current peacefulness of the Pier Park.

11. Have Bosa (Dan/Lindi) contact me to provide sightline diagram from Trap Holbrook. 
Great presentation people on site were helpful, knowledgeable and polite.

12. The towers are too tall. Not suficient entrances to the towers. City should NOT give 
a lot of variances.

13. I feel it is too high – will cast too much shadow – too far up the street. Noise from pile 
drivers – for buildings this high taller piles. Why have rules on height – if a variance is 
being sought – KEEP TO THE RULES. Limited access roads – could have congestion 
and backups – could be an emergency disaster.

14. I would like to be informed when pre-sale will start. Any information regarding price 
would be great! As well, when will your showroom be set up? Thank you.

15. I am impressed with your landscape design, but I feel the height of your 53-storey 
building is too high for the appearance of our city. I am also concerned building into 
the Fraser River. How will it affect the health of the river? I am also concerned of the 
depth in the river that is needed to maintain the structure.

16. I have no problems with it provided it is run by isheries and oceans. I think the 
increased setback from the railway tracks relative to the Larco proposal is a positive 
action.

17. Looks great; great views, daycare and close to all amenities. Very impressed!

18. Close to transit and shopping, impressive views, ample parking. Great presentation. 
Very impressed.

19. There should be more than 80 public parking, as many of the existing ones or more 
ideally. Hopefully, the future residents would not excuse trafic jams existing via 
Begbie. As it is, I feel the area is already congested. We moved here, a Bosa building 
also, in 1988 and it seems that this area is getting a bit crowded. I like that there are 
less buildings than previously proposed. Also, would you also clear the boardwalk 
after the Pier Park to connect to Sapperton Landing? Thanks, Rosa.
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20. I like it. Will there be any affordable rental units as part of the community amenity 
contribution? It seems pile driving starts before RiverSky opens (with the parking). 
Does that mean RiverSky parking is available before it is completed?

21. Love it! How many 3-bedrooms will there be? Need more space for families. Like the 
expansion of Pier Park.

22. Concerned about impact of towers in terms of rail noise bouncing between the 
Trapp and these buildings. Think the towers it better with Coal Harbour, one of the 
reasons we moved here was because of our heritage feel of the Downtown core. 
Sort of feels like Downtown New West is selling its soul in a way.

23. Please let me know as soon as possible when the apartments are going to be put up 
for pre-sale. I missed out on the RiverSky and I don’t want to miss the opportunity 
to purchase one of these units. IF any potential buyers of RiverSky want to sell their 
apartment before RiverSky is completed, please let me know as well.

24. I think this looks great and would love to get information on pre-sale dates.

25. My irst concern is the height of the building. It is taller than anything in the 
area. Signiicantly taller than most buildings surrounding it. It doesn’t it with the 
neighbourhood. While I appreciate the addition of a daycare, retail, and park, 
the land is currently available for the public as parking and public space. Not the 
prettiest public space, but I see people use it all the time for skateboarding and 
biking. Taking away public space and signiicantly increasing the population is not 
something I would be in favour of. Kids activities at the River Market are already busy 
and crowed. Public facilities like the Community Centre and library are all uptown 
and not in this part of downtown where several new buildings are being proposed. 
I think the city needs to have a more concrete plan for the future of Downtown New 
Westminster. Also, didn’t mention the impact on public transit.

26. Much improved over previous proposals. Contributions of 2 acres to add to park is 
excellent. Additional pedestrian cross at 6th is a plus. 2 taller towers is better than 3 
(or 5) towers.

27. Buildings bordering the river should be low rise only. Example: Andrew Molnar 
development bordering New West Waterfront. The Towers are architecturally 
uninteresting. Flat and blank walls at street level have no aesthetic appeal. Existing 
three towers above Carnarvon Street are prime example.

28. Looks good. Please don’t forget about serving diverse community. Would love to 
see a social housing component or recognition of First Nations directly in plan. This 
can be a great project of it works for all of us. Good luck.

29. The project needs to recognize the traditional First Nation lands on which it is being 
built, and allocate housing speciic to youth from foster care, who are largely First 
Nations.
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30. Not opposed to the general idea of more housing and daycare, however, the towers 
would dominate the Waterfront and Downtown New West due to excessive height. 
The city is still considered historical with many old buildings, especially in the 
Downtown area. Putting huge towers would completely change the appearance and 
feel of the city. A park extension along with townhouses or low-rise buildings would 
it in better and be preferable.

31. Exciting addition to our community. I am wondering about the access options, as 
it seems a little limited, the noise during the pile driving, and the stability with the 
rising water levels – will this put foundation at risk?

32. My biggest concern is the amount of noise from the pile driving that will be 
required especially if Bosa gets approval for the additional height of 53-storeys. The 
noise from pile driving for 8 months from the Bosa development currently being 
constructed at the Quay was unconscionable and many people were extremely 
upset with the noise. Other technologies exist such as vibrating or screwing and 
therefore these should be used as a courtesy to the neighbours within earshot. 
Please use quieter technologies for piles. They are required to use in Europe, so it 
should be used here. Thanks.

33. I saw nothing wrong with the possibility of another hotel and 3 lower towers which 
also includes a daycare. We don’t need or want towers in New Westminster which do 
not relect the lower buildings on Columbia Street and the walkability of the west of 
the city. We are not New York – they dominate the Waterfront and are not welcoming 
as I’m sure the Waterfront used to be as far back as the First Nation community. Has 
anyone consulted our First Nation representative?

34. Concerns with existing parking being unavailable once construction starts – where 
will visitors park? New West/Downtown parking is already limited. Not good for 
local businesses. Lack of trafic considerations – what’s the plan to alleviate trafic 
congestion along Front and Columbia? Buildings are too high and block light from 
existing condos, i.e. T&H and InterUrban on Begbie. Similar small buildings would 
be ideal, i.e. 19 loors. More townhomes or row homes would be nicer! Too many 
condos already.

35. Looks great!

36. Trafic: congestion along Columbia, Begbie and Front Street in typical everyday 
trafic and with a train. Explanation of underground and roundabout if trains come 
through sounds great.. but logically? Shadow casting: on the InterUrban (14 
Begbie) building. Foundation of buildings: stability of the foundation? Currently, I 
believe, the parking lot is partially held up by supports and effects of settlement in 
the buildings? Earthquakes? Parking issues: dificulty in inding parking spots and 
metered/pay parking currently effects businesses – both deter people from coming 
down to the quay area and therefore effects businesses.

37. My current views from my apartment will be obstructed once your 2 towers are 
completed. Should I decide to buy a unit in your new tower, shouldn’t I be given 
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preferred treatment on pricing and given priority before you put your towers on sale 
to the public? Can someone contact me asap?

38. Very interested in both commercial and residential. Thanks.

39. I love the building design and concept. The 2-acre parkland is a must. Thank you 
Bosa. An additional pedestrian overpass is a must. It should be mandatory. My main 
concern is how the city maneuvers the extra trafic low. You cannot just build new 
towers without a concept plan and an implementation strategy. One suggestion that 
I propose to the city representatives is to convert the one-way section of McKenzie 
between Clarkson to Columbia to a two way, that would give residents greater 
access to their building parking entrances. I live in Trapp + Holbrook, so for me to 
get home is a chore. Thank you!

40. I was disappointed that too few people could answer questions at the Open House 
held at the Discovery center on March 30th. I noticed one of the display boards 
featured in bullet form items that Bosa will be mitigating such as First Nations 
and Fish Habitat but no one could elaborate on this. One of your representatives 
mentioned that Bosa’s developments are leading edge and use new technologies 
but he couldn’t give me any examples. I asked if the new technology involved 
environmental ones such as Geothermal, Solar or Greywater technology and was 
disappointed to hear, “not to my knowledge”. While the biggest selling point 
seemed to be a gift of ten acres for the park; it seems to me that Larco already gave 
that to the city. In my opinion the only thing Bosa is bringing here is high density. To 
City Council that will be a plus because it’s all about taxes. Unfortunately, someone 
said this will be a big plus to creating a Skyline. I guess an unobstructed view of the 
water and mountains is not good enough for some. In the 1980’s the City of New 
Westminster’s plan for the waterfront was much like the existing Quay with low rise 
on the river bank and high rise in the background. The only high rise to be built on 
the river (in the 80’s) was to be where Pier Park now exist (by Larco). Thanks.

41. On March 30, my husband and I went to the Bosa open house in New Westminster 
regarding the future 43 and 53-storey towers to be built on the quay and adding 
up to about 600 apartments.I am writing this letter because I am very concerned 
about the safety of these future residents due to the locations of these towers. I have 
lived in New Westminster, on Carnarvon St. for nearly 8 years and have had ample 
time to observe the movement of trains along the quay. Unlike the towers further 
downstream the river that can be quickly accessed via the bridge, these new towers 
will only be quickly accessible via the nearby railway crossings. The problem is this 
crossroad is blocked by moving trains several times a day and sometimes for 20 
minutes at a time. What happens if an emergency occurs at that time and rescue 
vehicles need to access these towers? Or what if the entire population of the quay 
needs to be quickly evacuated and can only use the one bridge?When asking those 
questions to the Bosa staff at the open house, I was told they would call the train 
manager to move the train. This is all good but realistically these train move really 
slowly and many precious minutes can be lost. The tragedy of Lac Megantic shows 
that the unthinkable does happen and putting so many new Westminster residents 
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at the mercy of a single bridge seems like a very risky gamble. I am sure you take 
the safety of New Westminster residents seriously and hope you will reconsider the 
decision to allow for more towers to be built on the quay without proper access 
infrastructure.

42. I did attend the open house for 660 Quayside Drive. I was shocked at the 43 and 53 
storey towers proposed. In my opinion this size is excessive and not an addition that 
is suited to New Westminster Needs. I fail to see how this development addresses 
the trafic congestion already present or the affordable housing that is necessary for 
families and seniors. This change in skyline is much more than necessary. It is not 
enhancing but rather a relection of greed. Please reconsider.

43. I live at 14 Begbie Street and attended the open house at the Fraser River Discovery 
Centre last week.  Upon thinking on the impact of the development... I wanted to 
voice some concerns.  I did drop off my form when I attended, but thought I’d add 
to it.  Anyhow, a few of my concerns. 1)  Trafic congestion:  currently, the trafic 
patterns along Columbia, Begbie and Front Street are quite congested.  When 
the trains come through, it exacerbates the problem. - I did listen to a “solution” 
at the open house.  I do not see how a roundabout, warning lights, underground 
access for cars to the other side is feasible.  It “sounds” great, but the explanation 
did not sound logical. -having 2 residential towers with 43-53 storeys would not 
help this issue whatsoever. 2) Parking:  in my 7 years of living here, parking has not 
improved.  Many people I know do not come down to the quay area as parking 
prices have increased and free parking spaces do not exist anymore. -I did see 
some parking areas in your plans at the open house.  As your buildings will be 
in the location of the current parking lots, are there enough to cover the parking 
spots that will are available to the public right now -your other buildings that are 
currently being worked on (beside the Inn at the Quay) had parking for the public 
and now they have been taken away. 3)  Blockage of view:  shadow casting and 
blockage of residents in 14 Begbie will be greatly affected -I am quite concerned 
about how your 2 buildings will be blocking half of our building’s view (east half).  
Metaphorically speaking, your 2 buildings will be like “that tall person” who rudely 
stands in front of a short person during a parade or concert.  In this case, we would 
not be able to move around the 2 buildings that obstruct our view of the beautiful 
river -I feel that Bosa made a very poor, selish and disrespectful decision to put their 
2 buildings, taller than our 18 loor building, almost right in front of our view of the 
east.  I understand from the business point of view... this will sell, but it was not very 
mindful to neighbouring buildings. 4)  Impact on nature:  is the foundation that the 
buildings will be on stable?  The location of the buildings seem extremely close to 
the riverside. -from your displays at the open house, it did not look like there was 
solid stable rock to support the foundation -what will the impacts be on the river 
during construction and piling?  I believe the other Bosa project that I mentioned 
had issues with water during the piling process, would it not be similar with this new 
project? -we have seals and a lot of other wildlife in around the river, how can we be 
sure that any alterations to the riverside will not negatively affect it. I hope that these 
top issues will be considered in this Bosa project.  Is this proposal a go for sure?  If it 
is, I am quite sad to see this project go ahead.
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Appendix F - Open House Presentation Material 
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