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urban context” would seem to ignore the existing three-storey buildings to the west, south, 
and east, and the six-storey building to the north.  There is nothing “compatible” about the 
proposed development.  The proposal is in no way, as the staff report notes, “respecting and 
responding to the neighbourhood character.”  The proposal is very clearly a square peg in a 
round hole - an example of maximizing floor space at the expense of the livability and future 
development potential of neighbouring properties. 
The West End is held up as a success story in accommodating a range of housing types and 
building forms in a highly livable community.  Its success is a delicate balance, and the care 
taken in managing development since the RM-5 zoning was established in the mid-1970's 
has helped to enhance this success.  The fact that a rezoning application such as the one at 
1111 Broughton Street "can be” considered does not mean that it “should be.”  Please send 
the applicant back to the drawing board to adjust this proposal in a manner that better 
reflects its context.

2025-10-29 21:07 CD-1 Rezoning: 1111 
Broughton Street

Oppose Council Statement – Opposition to 1111 Broughton Street
Good evening Mayor and Councillors,
My name is Steven, and I’ve lived in the West End for over ten years. I’m an artist, and I 
chose this neighbourhood because of its creativity, diversity, and strong sense of community, 
values that the West End Community Plan was created to protect.
I want to be clear that I fully support social housing, but not when it destroys the livability 
and integrity of the very community it’s supposed to serve. The proposal at 1111 Broughton 
Street does exactly that.
The City keeps saying this project fits within the West End Plan, but it doesn’t. That plan was 
built with the people who live here, and it was meant to keep the center of the 
neighbourhood low to mid-rise to preserve sunlight, open space, and the character that 
makes the West End unique.
In recent years, the City has introduced a series of amendments, changes to view cones, 
setbacks, lot sizes, parking rules, sunlight access, and open space protections. This proposal 
has taken maximum advantage of every single one of those changes, overriding the 
protections that were meant to safeguard this community, simply because it is being 
presented as a social housing project.
The result is a tower completely out of scale with its surroundings and fundamentally at odds 
with the intent of the plan. The City has already surrounded this corridor with high-rises, and 
now it is trying to fill in the middle where the plan promised breathing room.
This process feels like a predetermined outcome. The City hasn’t met its social housing 
targets, and now it is forcing through a tower on one of the smallest lots in the West End, 
driven by spreadsheets and political pressure rather than good planning. That is not 
responsible city-building; it is a violation of public trust.
Prominent architects who have reviewed this project have said it is completely out of line 
with responsible development. Nearly every resident I have spoken with just shakes their 
head at this proposal, but most will not speak up because people are exhausted. They have 
watched too many of these decisions pushed through and no longer believe the City is acting 
with genuine public due diligence.
To make matters worse, this building proposes zero off-street parking in one of the most 
congested areas in the city. There is no underground transit here, and we already face a 
parking crisis. Just where do you think those cars will go? It is completely unrealistic, and it is 
our daily lives that will bear the cost.
If every rule in the plan can be bent, amended, or overridden, then the West End Plan means 
nothing. The years of community collaboration mean nothing.
I urge every Councillor to walk this site and see the scale for yourselves. It is completely out 
of proportion and entirely inappropriate for this location. Please reject this proposal. Do not 
sacrifice a community’s livability for a rushed political checkbox.
Social housing deserves better planning than this, and the West End community deserves to 
be heard.
Thank you.

Steven Pollock West End
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I am opposed to the rezoning as currently formatted.  

The applicant appears to be relying on the “Rezoning Policy for the West End” as the main 
basis for their rezoning request.  As a participant in the West End Community Plan process, I 
am aware that the rezoning policy is only part of the policy framework established by the city 
to regulate change in the West End.  Given the time, money, public participation, and 
community expectations embodied in this planning process, I believe it is important to 
consider land use changes with respect to all policy components, as well as the specific 
context of a development application.  During discussions on the West End Plan staff noted 
the need for flexibility in accommodating potential density for existing social housing sites in 
the neighbourhood, such as the site at 1424 Comox Street which is currently a three-storey 
social housing building.  Massive density increases for tiny lots, as  proposed at 1111 
Broughton Street, were never discussed during the plan process or as a possible outcome of 
the implementation of the rezoning policy.

West End Plan provisions specifically highlight built form principles that encourage the values 
of "livability" and "neighbourliness.”  Neither of these objectives are demonstrated 1111 
Broughton Street, with a proposaed density of 18.8 FAR.   Assurances were provided during 
the planning process that new development would be evaluated carefully against the city's 
existing and updated policies, including the West End Tower Form guidelines - identified as 
setting out the city's expectations for the siting and massing of new residential towers.  It is 
clearly noted in Section 2 that the policy is to be applied for applications being considered 
under the West End Rezoning Policy and one of the key provisions of the tower form policy is 
the anticipated minimum site frontage. For the separate rezoning application at 1150 
Barclay Street, staff responded recently to a question regarding increased height at that site 
with the following: “The West End Community Plan does not set out height parameters for 
this area. The site’s lot width is 90 ft. which could potentially create challenges to construct a 
taller building. The buildings located along Burrard are larger lots and can therefor [sic] 
accommodate a taller building. Further, the West End Community Plan supports taller 
buildings along the Burrard corridor.”   If it is staff’s opinion that a building of more than 20 
storeys is problematic on a site that is 90 feet in width, it is most certainly problematic on 
the 66 foot wide site at 1111 Broughton Street. 
Staff have confirmed that the building form proposed at 1111 Broughton Street does not 
exist on any other site in the city - and for good reason.  Fitting this large building onto this 
tiny lot has included design responses such as “carving out” the north facade of the building 
to avoid having residential spaces interact with the overhead powerlines in Jepson-Young 
Lane.  Balconies on the east and west faces of the building are two feet from the property 
line.  Yet staff note that “review by the Urban Design Panel was not required.”  For a building 
type that does not exist anywhere in the city, and perhaps nowhere else in the country, it is 
puzzling why advice on the project would not be sought from the Urban Design Panel.
The project will shade both the existing social housing project at 1424 Comox Street and the 
Broughton Street West End mini park.  As a dense neighbourhood with few public spaces, 
the shadowing of the mini park should not be permitted.
The lack of compliance with the West End Tower Form guidelines means that future 
development on nearby properties will be severely restricted - this is unfair to adjacent 
property owners, and could have implications for both future social housing expansion (at 
1424 Comox Street) and heritage preservation for the properties to the west and north.  
To suggest, as the staff report does, that “the proposal is compatible with the surrounding 
urban context” would seem to ignore the existing three-storey buildings to the west, south, 
and east, and the six-storey building to the north.  There is nothing “compatible” about the 
proposed development.  The proposal is in no way, as the staff report notes, “respecting and 
responding to the neighbourhood character.”  The proposal is very clearly a square peg in a 
round hole - an example of maximizing floor space at the expense of the livability and future 
development potential of neighbouring properties. 
The West End is held up as a success story in accommodating a range of housing types and 
building forms in a highly livable community.  Its success is a delicate balance, and the care 
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example of this issue. There are taxis and service vehicles constantly idling out front, blocking 
lanes. This will worsen congestion on an already narrow street.

Public safety: The West End’s crime rate has risen dramatically in recent months. My car and 
building were both broken into within the past month. What is the plan for ensuring 
community safety and maintaining quality of life if this high-impact project proceeds?

Neighbourhood character: The West End has a long history of inclusive density done right 
through thoughtful mid-rise design, mature trees, and public spaces. A 26-storey tower with 
no setbacks and a high institutional use does not align with that legacy. This sets a new 
standard of what is acceptable in the area and opens the door for move developments like 
this to be considered. 

Infrastructure strain: Local utilities, parking availability, and emergency access are already 
under pressure. Adding a high-density building without proportional infrastructure upgrades 
will push these systems past capacity.

If a project like this is approved, it risks eroding the very fabric that makes the West End 
special. The West End is a close-knit, livable, human-scale community where people know 
their neighbours and choose to stay for decades.

I urge the City to reject this rezoning and prioritize developments that protect the West 
End’s integrity, projects that fit the neighbourhood, not overpower it.
A 26-storey tower built without setbacks or consideration for its neighbours is not progress; 
it’s a step toward losing the very community that makes this area worth living in.

2025-10-30 16:22 CD-1 Rezoning: 1111 
Broughton Street

Oppose As a concerned West End resident living next to 1111 Broughton Street, I urge you to reject 
or substantially reduce the proposed 25-storey, 88 m tower with FSR 18.8. While I support 
affordable housing in principle, this project’s height and density far exceed the intent of the 
West End Community Plan (WECP) and would set a damaging precedent for growth across 
the West End.

1. Height, Density & Policy Conflicts

The WECP calls for: “Gradual height transitions, human-scale streetscapes, and preservation 
of sunlight and open space.”

This proposal violates all three:
● At 25 storeys on a very small lot (~20m × 20m), it creates an abrupt, jarring scale shift in a 
neighbourhood of 3–4 storey mid-rises.

● Tower Form, Siting & Setbacks Guidelines require towers to transition height to 
surrounding buildings, minimize shadowing on parks and streets, and preserve livability 
through setbacks and massing controls.

● While the floor plate (~325 m²) may meet technical slenderness criteria, the overall height 
and density overwhelm context, erode sky views, and fail the spirit of these policies.

Recent view cone relaxations in 2024 should not be used to justify abandoning other WECP 
safeguards for sunlight, livability, and neighbourhood character.

Callum Davies West End
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2. Livability & Infrastructure Impacts

● Sunlight loss: City materials confirm afternoon shadows on the Broughton Mini-Park and 
neighbouring homes.

● School capacity: Lord Roberts Elementary (111%) and King George Secondary (159%) are 
already over capacity, with no education or transit investments proposed alongside this 
density.

● Parking pressure: With only one additional parking spot provided, the project risks 
overburdening permit zones; a parking impact study should be required before approval.

● Neighbourhood character: The West End’s unique mix of mid-rises, green streets, and 
human-scale density would be irreversibly altered.

3. Public Benefits vs Private Uplift
If Council grants extraordinary height, density, and DCL/CAC exemptions, public benefits 
must be equally extraordinary. 

Instead:
● Only 30% of units are secured at BC Housing’s HIL levels; the other 70% lack defined rent 
or income limits.

● Just ~6% of units are family-sized, compared to 58% at 488 Broughton Street, which also 
delivered childcare, a school, and long-term affordability agreements at much lower scale.

● No public realm improvements, amenities, or infrastructure investments are committed 
despite fee waivers and massive density increases.

This project offers far less public benefit for far more height and density than past 
precedents.

4. Precedent & Community Opposition

Approving 25 storeys here would open the door to oversized towers across the West End, 
undermining the WECP’s balanced growth strategy.

Over 222 public submissions have already raised concerns about height, shadowing, 
infrastructure strain, and neighbourhood character. I join them in urging the Council to 
protect the livability and scale the WECP promised residents.

5. Requested Outcome

I respectfully ask Council to:
● Reject this rezoning as proposed, or

● Substantially reduce height, density, and massing before any approval, ensuring 
compliance with WECP height transition, sunlight access, and livability objectives.

Any version moving forward must include:
● Enforceable affordability commitments for all units, not just the 30% at HIL levels,

● Expanded family housing, childcare, and public realm improvements matching or 
exceeding 488 Broughton

● Infrastructure upgrades addressing schools, transit, and public spaces before adding this 
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level of density

● Full shadow, sunlight, and livability studies released publicly before Council approval.

Conclusion

This project is simply too tall, too dense, and too out of scale with the West End Community 
Plan. Please listen to the many residents raising these concerns and protect the livability, 
sunlight, and character of our neighbourhood.

Thank you for including this letter in the public record before Tuesday’s Public Hearing.

Yours sincerely,

Callum

2025-10-30 16:38 CD-1 Rezoning: 1111 
Broughton Street

Oppose Dear Council,

My name is Peter Tivy, and I live at , directly beside the proposed 
development at 1111 Broughton. I am writing to express my strong opposition to this 
proposal. The submission demonstrates a complete disregard for neighbouring residents, an 
inaccurate representation of site conditions, and a failure to align with the City’s own West 
End Community Plan objectives.

1. Total Lack of Consultation or Community Engagement

Neither I nor our strata were ever consulted about this development. Multiple attempts 
were made to contact The Blume Group, yet no effort was made to respond or engage. This 
absence of outreach shows a clear disregard for community impact and an unwillingness to 
address legitimate resident concerns.

Such behavior from a developer seeking approval in a dense residential area should be 
unacceptable to the City. Consultation is not a courtesy — it’s a responsibility when 
proposing a structure that directly affects light, privacy, and livability for neighbouring 
homes.

2. Overdevelopment and Permanent Impact on Adjoining Lots

The proposed structure maximizes density with virtually zero setback, rising directly against 
our property line. It is disproportionate to the small lot and overwhelms both the heritage 
home next door and our four-storey strata at 1401–1411 Pendrell.

Because the neighbouring lot contains a heritage-designated home, this proposal would 
eliminate any future densification potential for our property. Once constructed, our building 
would be trapped between the heritage site and a full-scale wall, effectively rendering our lot 
a “dead lot” for redevelopment.

The City should instead view this block holistically under the West End Plan. A rational 
approach would involve lot consolidation, preserving the heritage home while creating a 
more appropriate, balanced development form that respects both heritage and density goals 
with proper setbacks.

3. Severe Privacy and Livability Violations

The developer’s plans misrepresent our building as three storeys, when in fact my unit — 
1407 Pendrell — is on the fourth floor and includes a rooftop patio and chimney. The 
proposed new building would sit directly adjacent to this space, blocking sunlight, removing 

Peter Tivy West End Attachment 1 
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open-sky exposure, and allowing full visual intrusion into my patio and bedroom skylights.

This level of encroachment is unacceptable and contradicts the City’s own design guidelines 
on livability, shadowing, and privacy protection between adjacent residential uses.

Conclusion and Requested Action

Given the above, I request that the City:
 • Reject the current proposal in its present form;
 • Require The Blume Group to engage directly with neighbouring property owners before 
resubmission;
 • Reassess the block’s zoning context in alignment with the West End Plan, prioritizing 
heritage preservation and balanced density through potential lot consolidation; and
 • Ensure any resubmitted design includes realistic height and shadow studies that accurately 
model our four-storey elevation and rooftop conditions.

This proposal, as submitted, is careless, inaccurate, and damaging to the character and 
future potential of the neighbourhood. I urge the City to take a firm stance against this kind 
of disregard for community and context.

Sincerely,
Peter Tivy
Resident, 
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