
DRAFTWhy A Rezoning?

Why did the City initiate this process?

• To respond to changing community values toward the city’s 
waterfront

• To move forward with implementing the City’s waterfront vision

• To improve public access and views to the waterfront

• To address concerns raised during the Downtown Parking Study 
consultation over the barrier effect of the existing, approved Larco
plan 

• To respond to the recommended demolition of the Front Street 
Parkade and plan for North Fraser Perimeter Road not advancing

• To create a development plan that is attractive and sustainable 
while being economically viable for the property owner  



DRAFTWhere We Are

Since the summer, City staff and representatives from Larco have 
been working together with a design consultant team to develop 
a concept plan for 660 Quayside Drive.  We are now finalizing the 
community consultation component.  The next opportunity for 
formal input will be at the Public Hearing scheduled for April 28, 
2014.

1st Community Open House – December 11, 2013 

Public Hearing and Consideration of 3rd Reading –
April 28, 2014

Preliminary Zoning Report to Council – January 13, 2014

Presentations to City committees, residents associations 
and community stakeholder groups – early 2014

Presentations to Advisory Planning Commission (APC) 
and  New Westminster Design Panel – early 2014

2nd Community Open House 

2nd presentation to APC

Consideration of 1st & 2nd Reading for Zoning Bylaw –
early April 2014

May

Today

Today



DRAFTGuiding Principles

1. Build on the Downtown’s premier 
amenity – its waterfront

2. Create seamless visual and physical 
connectivity between the Downtown 
and the waterfront

3. Minimize the impacts of development 
on open space and sunlight 
penetration

4. Create a well-designed, 
interconnected network of pedestrian 
and bike routes throughout the site 
and to key surrounding destinations.

5. Mitigate access and adjacency issues 
in relation to the railway line, 
particularly toward achieving whistle 
cessation

6. Provide housing and services that 
meet the needs of the community

7. Incorporate art, culture and heritage 
into the site and building design

8. Provide infrastructure services and 
utilities that efficiently and 
adequately meet the neighbourhood’s 
needs

9. Promote City sustainability objectives

The guiding principles for the development 
were drawn from a variety of City 
documents, such as Envision 2032, 
Downtown Community Plan, Parks and 
Recreation Comprehensive Plan and the 
Official Community Plan.  They helped 
shape the proposed concept plan.



Site Context

Westminster 
Pier Park

New Westminster 
SkyTrain Station

Douglas College
Anvil Centre

River Market at Westminster Quay Fraser River Discovery Center

Hyack Square

Future Middle School Historic Columbia Street

The development site is located in the Waterfront Precinct of the Downtown neighbourhood. The intent of the Waterfront 
Precinct is to promote residential, commercial and park uses along the riverfront, 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.   (Downtown Community Plan 2010)



Proposed Concept Plan



DRAFTApproved vs. Proposed

Here’s a snapshot of what’s different between the approved 2005 
development plan and the proposed concept plan.  

Proposed Plan

 3 towers
 28 – 45 storey towers
 0.8 hectare (2 acre) new public park

 150 room potential hotel (56,250 sq.ft.)

 40 space childcare facility

 9 m wide (29 ft) Esplanade
 820 units total (approx.)

 900 parking stalls (approx.), including 80 
public parking stalls

 At-grade access for all modes at Begbie St. 
and for pedestrians/ bikes/ emergency 
vehicles at Sixth St.

 Potential elevated pedestrian crossing at 
Sixth St.

2005 Approved Plan

 5 towers 
 25 – 30 storey towers on a 2.5 – 3 

storey podium

 1000 units total (approx.)

 1,242 parking stalls, including 148 
public stalls

 Elevated Quayside Drive from Eighth 
St. to Sixth St. and pedestrian 
overpasses at Begbie St. and 
MacKenzie St.

 15 m (52 ft) wide Esplanade         (9 m 
on Larco’s property, the remainder on 
a waterlot)

Proposed Concept Plan

2005 Approved Plan



Shadow Study

June 21, 4 pm

June 21, 12 pm

September  21, 12 pm

Proposed PlanApproved 2005 Plan

September  21, 4 pm

June 21, 4 pm

June 21, 12 pm

September  21, 12 pm

September  21, 4 pm



Proposed Concept Plan



DRAFT
Renderings

Looking south down 
Begbie Street (from near 
Columbia Street) towards 
the river.  The new project 
will create a sense of 
arrival at the River edge. 

Looking north 
towards Tower 2 
and Tower 3 and 
the new park.  
The roundabout 
will be designed 
for seamless use 
by pedestrians, 
cyclists and 
vehicles.

Looking east 
along the 
esplanade and 
new Quayside 
Drive alignment.  
The esplanade 
will link FRDC and 
the River Market 
to Westminster 
Pier Park.
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Views



DRAFT

B. Front Street Mews:  Begbie Street to 
Sixth Street

• Creates a buffer from Front Street

• Access from Front, Sixth and McKenzie 
Streets 

• Provides 40 parking stalls and delivery 
access  

• 3m-wide sidewalk and planted median 
with angle parking

Front Street Vision
Front Street is envisioned to change over the next three to 
five years through a number of improvement initiatives:

A. Removal of western portion of the 
Front Street Parkade

• Opens view corridor to the Fraser River 
between Begbie and Sixth Street

• Parkade access would continue via 
Fourth Street and  Sixth Street ramps

C. Pedestrian and emergency vehicle crossing at Sixth Street
• Provides pedestrian, bike and emergency access to Westminster Pier Park

• Creates a more accessible and attractive crossing at-grade for pedestrians 
and cyclists

• Provides elevated pedestrian crossing from parkade

• Designed to support whistle cessation

Rendering of Front Street Vision

Sidewalk experience concept

Front Street Mews Concept



DRAFT
Traffic Study

In 1998, 13 high rise towers were planned for the waterfront -
eight at Westminster Pier and five on the 660 Quayside site.  
Access was proposed via Eighth Street, Begbie Street and a Sixth 
Street overpass.  This needed to be re-evaluated based on 
Westminster Pier becoming a park and the new proposal to 
develop only three towers on the 660 Quayside site.   

New modelling shows that 
trips generated by potential 
new development in the 
area can be accommodated 
by existing access routes 
with minor improvements.  
The 660 Quayside 
development would 
account for ~25-30% of all 
future trips in the area.

Downtown traffic growth is expected to generally increase by 10% in the next 20 years 
but there will be surplus capacity at all intersections in the area.  Some local delays 
will continue when trains are present.



DRAFT
Parking

The Downtown Parking Strategy found that: 

• Car ownership in the Downtown was close to 
0.7/unit (i.e., 3 out of 10 households on average 
do not own a car)

• Parkade occupancy was only 50% on weekdays 
and not expected to grow significantly in the 
future 

• New private parking standards could be 
introduced based on current demand estimates, 
including incentives for proximity to transit 
and car sharing (e.g. Modo, Zip Car)

The Downtown Parking Strategy was recently adopted.  It will be  
used to guide the long term planning and management of 
parking in the Downtown core. 

Use Provision
Publicly accessible, including commercial 80 stalls in Tower 1
Child care 4
Bachelor & One-bedroom 0.92/unit
Two & Three Bedroom 1.24/unit
Residential Visitor 0.092/unit

All parking would be underground, with the exception of limited on-
street commercial spaces and drop-off spaces near Tower 3.  Parking 
for the park areas would be accessible from:

The following parking would be required for this development 
based on the standards in the Downtown Parking Strategy. 

The Downtown 
Community Plan 
includes policies that 
support increasing 
transportation mode 
choice, including 
walking, cycling and 
transit, while 
supporting Downtown 
revitalization and 
managing parking 
supply.

• Public stalls in the base of Tower 1 
(80 spaces)

• Front Street Parkade via new stairs 
at Sixth Street and new pedestrian 
overpass and elevator at Fourth 
Street

• South side of Front Street at the 
existing park lot, access via future 
at-grade crossing at Sixth Street  

Rendering of Fourth Street Overpass
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Whistle Cessation

The design of access to the Larco site is important for whistle cessation.  
Although overpasses generally satisfy all requirements for whistle cessation, 
they are very costly and create significant visual and physical barriers to the 
waterfront.   As a result, at-grade crossings leading to the site would be 
designed with these features:

Achieving Downtown train whistle cessation is a key City strategic 
initiative and a major objective of the Downtown Community 
Plan and Waterfront Vision.  

The City has been working with Transport 
Canada and the railways to identify crossing 
safety measures required to avoid the need to 
whistle.  Phase one concentrates on 
Downtown crossings and subsequent phases 
will pursue other areas of the City. 

The initial safety assessments for the 
crossings at Fourth Street, Sixth Street and 
Begbie Street have been completed.  The next 
step includes sign off of the new crossing 
designs and recommended safety measures 
by  the railways and Transport Canada.

Once these approvals are received, it may be 
possible to start installing the necessary 
safety equipment to support whistle 
cessation in 2014.

• Crossings to provide clear 
sightlines for pedestrians, 
vehicles and trains

• Advance warning signs of rail 
blockages provided at Begbie
St, by FRDC, McInnes overpass 
and Quayside Dr

• Warning devices and barriers 
provided, including fencing 
and gates

• Pedestrian and cyclists will 
have large, comfortable 
waiting areas

• Begbie Street and Quayside 
Drive to have turn bays and 
storage for waiting vehicles 

Begbie Street Crossing



DRAFT
Proposed Phasing

Phase 1 - Tower 1 

• Construction of the western tower

• Provision of 80 publically accessible parking stalls,

• Extension of Begbie Street to the waterfront

• Realignment of Quayside Drive with roundabout in front of 
the FRDC and an extension of the adjacent esplanade  

• Dedication of the park airspace parcel

• Potential inclusion of a 150 room hotel

Phase 2 - Tower 2 

• Construction of the central tower 

• Extension of Quayside Drive to a new mixed-use plaza 

• Extension of the esplanade

Phase 3 - Tower 3
• Construction of the eastern tower

• Completion of the esplanade

• Provision of a 40 space daycare facility 

• Development of park to Westminster Pier Park 
design standards 

Phase 1 Phase 2 Phase 3


