
 
 

 

PUBLIC HEARING 
 

Zoning Amendment Bylaw No. 7601, 2013 

(1308/1310 Ewen Avenue) 
 

To be considered at the June 17, 2013 Public Hearing – 6:00 pm in the City 
Hall Council Chambers 

 

*Please note: For convenience, the contents of this package contains 
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Public Hearing Information for 

Zoning Amendment Bylaw No. 7601, 2013 
(1308/1310 Ewen Avenue) 

 
Reports to Council 

Report Author  Meeting/Document/Date  Public Hearing Date  # 

Acting Director 
of Development 
Services 

CW, Report, May 27, 2013  June 17, 2013  R1 

Planner, 
Development 
Services 

APC, Report, Nov 20, 2012  June 17, 2013  R2 

Planner, 
Development 
Services 

APC, Report, October 16, 2012  June 17, 2013  R3 

Planner, 
Development 
Services 

NWDP, Report, Mar 27, 2012  June 17, 2013  R4 

Director of 
Development 
Services 

CW, Report, Nov 7, 2011  June 17, 2013  R5 

Clerks, 
Legislative 
Services 

CW, RM, APC, NWDP, Minutes, 
Dates ‐ Various 

June 17, 2013  R6 

 

Written Submissions 

Name  Correspondence Date  Date Received  In Support/Opposed 
/ Concerns 

# 

None to date.         

 

Legend: 

APC = Advisory Planning Commission  

CW = Committee of the Whole 

NWDP = New Westminster Design Panel 

PH = Public Hearing 

RM = Regular Meeting 



 



 
 

Doc # 431768 

 
NOTICE OF PUBLIC HEARING 

 
MONDAY, JUNE 17, 2013 

6:00 P.M. 
 

Council Chamber, City Hall 
511 Royal Avenue, New Westminster, B. C. V3L 1H9 

 
ZONING AMENDMENT BYLAW NO. 7601, 2013 

 
 
Location: 1308 and 1310 Ewen Avenue (as shown on the map) 
 
Purpose: The purpose of this bylaw is to establish the Comprehensive Development 

Districts (1308 Ewen Avenue)(CD - 49) zone and to rezone the property at 
1308 and 1310 Ewen Avenue from Queensborough Neighbourhood 
Residential Dwelling Districts (RQ-1) to Comprehensive Development 
Districts (1308 Ewen Avenue)(CD – 49) zone. The applicant proposes to 
build a two-storey place of worship. The ground floor level would be 5,472 
square feet (508.6 square metres) and consist of the parish hall, kitchen, 
office, washrooms and Sunday school. The worship area would be on the 
second floor and would be 3,121 square feet (290.1 square metres). The 
project would provide 29 parking spaces accessed from Hume Street. The 
Floor Space Ratio is 0.40. and the site coverage is 25.2%. The building 
has a height of 52.8 feet (16.1 metres). The building is sited 5 feet (1.5 
metres) from the westerly side property line.  

 
Queries: Development Services Department: 604 527 4532 
 
Inspection of Documents:  

A copy of the proposed bylaws, supporting staff reports and relevant 
background documentation may be inspected at the Development 
Services Department (Planning), City Hall, 511 Royal Avenue, New 
Westminster, British Columbia, Monday to Friday inclusive (except 
statutory holidays) between 8:30 a.m. to 4:30 p.m. from Friday, May 31, 
2013 to Monday, June 17, 2013. 

 
Public Participation: 

All persons, who believe their interest in the property is affected by the 
proposed bylaw shall be afforded a reasonable opportunity to be heard, or 
to present written submissions respecting matters contained in the bylaw 
prior to the close of the Public Hearing.  
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Written submissions must be addressed to Mayor and Council, and 
submitted through one of the following methods: 

 
Email: clerks@newwestcity.ca   
 
Fax: 604 527 4594 
 
Hard Copy: 
 
Legislative Services Department 
511 Royal Avenue 
New Westminster BC  V3L 1H9 
 

Submissions received for the Public Hearing will be included in the public 
information package for Council’s consideration, which will be available on the 
City of New Westminster website (www.newwestcity.ca), with other associated 

information. 

No further information can be considered by Council after the conclusion of the 
Public Hearing. 

 
Rick Page, 

Corporate Officer 
 

 This meeting will be broadcast over the internet and/or television. 
 
 
 
 
 
 

mailto:clerks@newwestcity.ca�
http://www.newwestcity.ca/�
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City of New Westminster

R E P O R T  

DEVELOPMENT SERVICES DEPARTMENT 

To:            Members of the Advisory Planning 
Commission

Date: November 20, 2012

From: Jim Hurst,
Development Planner

File: REZ00019

Subject: Proposed Rezoning of 1308/ 1310 Ewen Avenue St Joseph Damascene
Church

RECOMMENDATION

THAT this report be received for information 

PURPOSE

An application has been received to rezone the property at 1308 and 1310 Ewen Avenue 
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public
and Institutional Districts (Low Rise) (P-1). The purpose of this report is to provide 
information to Advisory Planning Commission on this rezoning application.  

BACKGROUND

Owner: St Joseph Damascene Antiochian
Orthodox Church
1308 Ewen Avenue
New Westminster, BC

Architect: Stanley Paulus Architect Inc
2751 Cultus Avenue
Coquitlam, BC

Existing Zoning: Queensborough Neighbourhood Residential 
Dwelling Districts (RQ-1)

Proposed Zoning: Public and Institutional Districts (Low Rise) 
(P-1)
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City of New Westminster 

November 20, 2012 -2-

Official Community Plan Land Use 
Designation:

(RMC) Residential Medium Density/ Community 
Facility

Official Community Plan  
Development Permit Area 
Designation:

#8 Ewen Avenue (Queensborough #3)

Site Characteristics: Frontage: 116.8 feet (35.6 metres)
Depth: 186.0 feet (56.7 metres)

Site Area: 21,724 square feet (2,018 sq metres)
AREA MAP

PROPOSAL

The applicant proposes to build a two-storey place of worship. The ground floor level 
would be 5,472 square feet (508.6 square metres) and consist of the parish hall, kitchen,  
office, washrooms and Sunday school. The worship area would be on the second floor 

SUBJECT 
SITE 

��



City of New Westminster 
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and would be 3,121 square feet (290.1 square metres). The proposed Floor Space Ratio is 
0.40. The proposed site coverage is 25.2%. 

For churches and similar places of public assembly, the Zoning Bylaw requires
one parking space for every 100 square feet of floor space in the rooms within the 
building accessible to the congregation. Where the building contains more than one 
accessible room and the incidence of proposed use is such that concurrent use is not made 
of all the rooms, then the parking requirements is based upon the floor area of the room 
or rooms actually used. The parking requirement is based on the assumption that the 
worship area and the parish hall will seldom be in use at the same time. The parish hall 
would not be in use while a service was being held in the worship area and likewise when 
the service is over the worship area would see minimal use while the parish hall is
occupied. The parish hall is 3,116 square feet while the worship area of is 3,121 square 
feet. Based on these floor areas the Zoning Bylaw would require 32 parking spaces. The
project could provide up to 41 parking spaces with access from Hume Street. 

CONTEXT 

The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts 
(RQ-1�. The site is two lots and is currently being utilized by the St Joseph Damascene 
Antiochian Orthodox Church. There is one existing building on the site that was built in 
1954 and is 2,324 square feet. The building was constructed as a place of worship.

Directly to the north of the site is Ewen Avenue, an important east-west transportation 
connection for the Queensborough Neighbourhood. The adjacent properties in all 
directions are zoned Queensborough Neighbourhood Residential Dwelling Districts  
(RQ-1) and are occupied by single detached dwellings. 

OFFICIAL COMMUNITY PLAN CONSIDERATIONS

In the Official Community Plan the site is designated for Residential Development at 
Medium Density and/ or Community Facility. The Plan describes this designation as:

(RMC) Residential Medium Density/Community Facility: this area will 
contain medium density multi-family residential uses such as detached 
townhouses, row houses, and stacked townhouses. Depending on the 
provision of public amenities, a density bonus may be provided in order to 
reach the upper limits of density in this area. This area will also contain 
community amenities such as churches, child care, libraries or community 
space. (See the Queensborough Official Community Plan for more details 
on this land designation.) 

��



City of New Westminster 
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The proposed site is in the #8 Ewen Avenue (Queensborough #3) Development 
Permit Area. The intent of this Development Permit Area Designation is:

#8 Ewen Avenue (Queensborough #3) 

The Ewen Avenue area, identified as Development Permit Area #8 [see Map D2]
and as Development Permit Area #3 in the Queensborough Official Community 
Plan, is designated in order to provide housing in close proximity to the 
neighbourhood centre and help define the axis streets leading to the centre of the 
neighbourhood. This area will contain medium density, multi-family residential 
uses and may include community amenities such as child care or community space 
(e.g., fire hall). Home based businesses facing the street are encouraged. Small 
commercial uses to serve the neighbourhood may be considered. This 
Development Permit Area establishes objectives and guidelines for the form and
character of multi-family development.

The proposed use for the site is institutional and therefore would not be required to 
obtain a Development Permit for the proposed building. 

DISCUSSION

The Queensborough Community Plan is currently under review. The review was 
temporarily put on hold to allow staff to undertake work to fill information gaps. When 
rezoning applications are received during this review process, direction is then needed 
from City Council regarding the timing of the consideration of these applications.  

The current designation of the property at 1308/ 1310 Ewen Avenue is (RMC)
Residential Medium Density/ Community Facility. This designation would allow a place 
of worship. The land use concept currently under consideration will eliminate the RMC 
designation for this and other sites along Ewen Avenue. The current plan would allow a 
place of worship in a number of residential and mixed use designations. The new plan 
will be much more specific regarding these type of institutional designations. Council’s 
consideration of this rezoning will be complete prior to their final consideration of the 
land use plan attached to the Community Plan. 

The subject site is located on the main street of the community so any non neighbourhood 
traffic will not be taken through the residential area. The site is also located on a bus 
route with a bus stop located in front of the site. Ewen Avenue is being reconstructed by 
the City through Development Cost Charges over the next few years. Detailed design of 
this section of Ewen Avenue us now underway. Ewen Avenue will be constructed to full 
City standards prior to completion of this project. 

Consolidation of the site into one legal lot will be required as a condition of rezoning.

��
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NEXT STEPS

The next steps in the development review process are outlined below: 

1.� The application is circulated for review to all City Departments. Complete
2.� The applicant will attend a future Queensborough Residents Association meeting 

to discuss this concept and may also hold a public meeting. Done September 2012
3.� The site development and architectural design of the project will be reviewed by 

the New Westminster Design Panel. Done March 2012  
4. The application is presented to the Advisory Planning Commission for 

information. Done October 2012 
5. The rezoning sign is posted on the site, notification is sent to surrounding property 

owners and the application is considered by the Advisory Planning Commission. 
Sign posted November 6, 2012. APC consideration November 20, 2012

6. The application is brought forward for consideration by Council. – January 2013

NOTIFICATION

Notification was sent to: 
� the surrounding neighbourhood within 100 metres, 74 notices in total;
� all Residents’ Associations;
� the New Westminster Heritage Preservation Society;
� the Board of School Trustees; and 
� Superintendent of Schools. 

As of November 14, 2012, no letters were received in response. 

CONCLUSION

An application has been received to rezone the property at 1308/ 1310 Ewen Avenue to
allow construction of a place of worship. The purpose of this report is to provide 
information to the Advisory Planning Commission on this rezoning application.

� �
James Hurst
Development Planner
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City of New Westminster

R E P O R T  

DEVELOPMENT SERVICES DEPARTMENT 

To:            Members of the Advisory Planning 
Commission

Date: October 16, 2012

From: Jim Hurst,
Development Planner

File: REZ00019

Subject: Proposed Rezoning of 1308/ 1310 Ewen Avenue St Joseph Damascene
Church – Preliminary Report

RECOMMENDATION

THAT this report be received for information 

PURPOSE

An application has been received to rezone the property at 1308 and 1310 Ewen Avenue 
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public
and Institutional Districts (Low Rise) (P-1). The purpose of this report is to provide 
information to Advisory Planning Commission on this rezoning application.  

BACKGROUND

Owner: St Joseph Damascene Antiochian 
Orthodox Church
1308 Ewen Avenue
New Westminster, BC

Architect: Stanley Paulus Architect Inc
2751 Cultus Avenue
Coquitlam, BC

Existing Zoning: Queensborough Neighbourhood Residential 
Dwelling Districts (RQ-1)

Proposed Zoning: Public and Institutional Districts (Low Rise) 
(P-1)
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City of New Westminster 
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Official Community Plan Land Use 
Designation:

(RMC) Residential Medium Density/ Community 
Facility

Official Community Plan  
Development Permit Area 
Designation:

#8 Ewen Avenue (Queensborough #3)

Site Characteristics: Frontage: 116.8 feet (35.6 metres)
Depth: 186.0 feet (56.7 metres)

Site Area: 21,724 square feet (2,018 sq metres)
AREA MAP

PROPOSAL

The applicant proposes to build a two-storey place of worship. The ground floor level 
would be 5,472 square feet (508.6 square metres) and consist of the parish hall, kitchen,  
office, washrooms and Sunday school. The worship area would be on the second floor 
and would be 3,121 square feet (290.1 square metres). The project would provide 41

SUBJECT 
SITE 
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parking spaces accessed from Hume Street. The proposed Floor Space Ratio is 0.40. The 
proposed site coverage is 25.2%. 

CONTEXT 

The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts 
(RQ-1�. The site is two lots and is currently being utilized by the St Joseph Damascene 
Antiochian Orthodox Church. There is one existing building on the site that was built in 
1954 and is 2,324 square feet. The building was constructed as a place of worship.

Directly to the north of the site is Ewen Avenue, an important east-west transportation 
connection for the Queensborough Neighbourhood. The adjacent properties in all 
directions are zoned Queensborough Neighbourhood Residential Dwelling Districts  
(RQ-1) and are occupied by single detached dwellings. 

OFFICIAL COMMUNITY PLAN CONSIDERATIONS

In the Official Community Plan the site is designated for Residential Development at 
Medium Density and/ or Community Facility. The Plan describes this designation as:

(RMC) Residential Medium Density/Community Facility: this area will 
contain medium density multi-family residential uses such as detached 
townhouses, row houses, and stacked townhouses. Depending on the 
provision of public amenities, a density bonus may be provided in order to 
reach the upper limits of density in this area. This area will also contain 
community amenities such as churches, child care, libraries or community 
space. (See the Queensborough Official Community Plan for more details 
on this land designation.) 

The proposed site is in the #8 Ewen Avenue (Queensborough #3) Development 
Permit Area. The intent of this Development Permit Area Designation is:

#8 Ewen Avenue (Queensborough #3) 

The Ewen Avenue area, identified as Development Permit Area #8 [see Map D2]
and as Development Permit Area #3 in the Queensborough Official Community 
Plan, is designated in order to provide housing in close proximity to the 
neighbourhood centre and help define the axis streets leading to the centre of the 
neighbourhood. This area will contain medium density, multi-family residential 
uses and may include community amenities such as child care or community space 
(e.g., fire hall). Home based businesses facing the street are encouraged. Small 
commercial uses to serve the neighbourhood may be considered. This 
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Development Permit Area establishes objectives and guidelines for the form and
character of multi-family development.

The proposed use for the site is institutional and therefore would not be required to 
obtain a Development Permit for the proposed building. 

DISCUSSION

The Queensborough Community Plan is currently under review. The review was 
temporarily put on hold to allow staff to undertake work to fill information gaps. When 
rezoning applications are received during this review process, direction is then needed 
from City Council regarding the timing of the consideration of these applications.  

The current designation of the property at 1308/ 1310 Ewen Avenue is (RMC)
Residential Medium Density/ Community Facility. This designation would allow a place 
of worship. The land use concept currently under consideration will eliminate the RMC 
designation for this and other sites along Ewen Avenue. The current plan would allow a 
place of worship in a number of residential and mixed use designations. The new plan 
will be much more specific regarding these type of institutional designations. Council’s 
consideration of this rezoning will be complete prior to their final consideration of the 
land use plan attached to the Community Plan. 

NEXT STEPS

The next steps in the development review process are outlined below: 

1.� The application is circulated for review to all City Departments. Complete
2.� The applicant will attend a future Queensborough Residents Association meeting 

to discuss this concept and may also hold a public meeting. September 2012
3.� The site development and architectural design of the project will be reviewed by 

the New Westminster Design Panel. March 2012
4. The application is presented to the Advisory Planning Commission for 

information. October 2012 
5.� The rezoning sign is posted on the site, notification is sent to surrounding property 

owners and the application is considered by the Advisory Planning Commission. 
6.� The application is brought forward for consideration by Council. 
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CONCLUSION

An application has been received to rezone the property at 1308/ 1310 Ewen Avenue to
allow construction of a place of worship. The purpose of this report is to provide 
preliminary information to the Advisory Planning Commission on this rezoning
application. 

� �
James Hurst
Development Planner
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Doc # 200602   

City of New Westminster

R E P O R T

DEVELOPMENT SERVICES DEPARTMENT 

To:            Members of the New Westminster 
Design Panel 

Date: March 27, 2012 

From: Jim Hurst,  
Development Planner 

File: REZ00019 

Subject: Proposed Rezoning of 1308/ 1310 Ewen Avenue St Joseph Damascene 
Church – Information Report 

RECOMMENDATION

THAT this report be received for information.

PURPOSE

An application has been received to rezone the property at 1308 and 1310 Ewen Avenue 
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public 
and Institutional Districts (Low Rise) (P-1). The purpose of this report is to provide 
information to the New Westminster Design Panel on this rezoning application.  

BACKGROUND

Owner: St Joseph Damascene Antiochian  
Orthodox Church 
1308 Ewen Ave 
New Westminster, BC 

Architect: Stanley Paulus Architect Inc 
2751 Cultus Ave 
Coquitlam, BC  

Existing Zoning: Queensborough Neighbourhood Residential 
Dwelling Districts (RQ-1)

Proposed Zoning: Public and Institutional Districts (Low Rise)
(P-1).
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Official Community Plan Land Use 
Designation:

 (RMC) Residential Medium Density/ Community 
Facility

Official Community Plan
Development Permit Area 
Designation:

#8 Ewen Avenue (Queensborough #3) 

Site Characteristics: Frontage: 116.8 feet (35.6 metres) 
Depth:     186.0 feet (56.7 metres) 

Site Area: 21,724 square feet (2,018 sq metres) 

AREA MAP

SUBJECT
SITE�
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CONTEXT

The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts 
(RQ-1). The site is two lots and is currently being utilized by the St Joseph Damascene 
Antiochian Orthodox Church. There is one existing building on the site that was built in 
1954 and is 2,324 square feet. The building was constructed as a church. 

Directly to the north of the site is Ewen Avenue, an important east-west transportation 
connection for the Queensborough Neighbourhood. Ewen Avenue is a Development Cost 
Charge road and will be constructed to full urban standards over the next 5 years. 

The adjacent properties in all directions are zoned Queensborough Neighbourhood 
Residential Dwelling Districts (RQ-1) and are occupied by single detached dwellings. 

PROPOSAL

The applicant proposes to build a two-storey church. The ground floor level would be 
5,472 square feet and consist of the parish hall, kitchen, church office, washrooms and 
Sunday school. The worship area would be on the second floor and would be 3,121 
square feet. The project would provide 41 parking spaces accessed from Hume Street. 
The proposed Floor Space Ratio is 0.40. The proposed site coverage is 25.2%. 

OFFICIAL COMMUNITY PLAN CONSIDERATIONS

In the Official Community Plan the site is designated for Residential Development at 
Medium Density and/ or Community Facility. The Plan describes this designation as:

(RMC) Residential Medium Density/Community Facility: this area will 
contain medium density multi-family residential uses such as detached 
townhouses, row houses, and stacked townhouses. Depending on the 
provision of public amenities, a density bonus may be provided in order to 
reach the upper limits of density in this area. This area will also contain 
community amenities such as churches, child care, libraries or community 
space. (See the Queensborough Official Community Plan for more details 
on this land designation.) 

The proposed site is in the #8 Ewen Avenue (Queensborough #3) Development 
Permit Area. The proposed use for the site is institutional and therefore would not 
be required to obtain a Development Permit for the proposed building.  
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DISCUSSION

The Queensborough Community Plan is currently under review. When rezoning 
applications are received during this review process, direction is then needed from City 
Council regarding the timing of the consideration of these applications.  
The current designation of the property at 1308/ 1310 Ewen Avenue is (RMC) 
Residential Medium Density/ Community Facility.  This designation would allow a 
church. During the current plan review process, this designation has not been questioned 
or raised as a concern by the public, staff or Council.  

After considering the Staff information report, Council directed staff to bring the 
application forward for Council consideration after the typical Staff technical and 
Committee review processes were complete. 

DESIGN CONSIDERATIONS

The Church is not subject to the requirements of the Development Permit Area 
Designation, however as a rezoning application Staff asked the applicant to present to the 
design panel on an information basis. All of the adjacent buildings are single detached 
dwellings. The area is designated to allow future medium density residential growth. The 
most likely form of development in this area would be townhouses. The Development 
Permit Area Designation would apply to these future residential developments. Staff asks 
the panel to comment on the form and character of the building and the site plan of the 
proposed development. 

NEXT STEPS

The next steps in the development review process are outlined below: 

1. The application is circulated for review to all City Departments. Done Jan 5, 2012 
2. The applicant will attend a future Queensborough Residents Association meeting 

to discuss this concept and may also hold a public meeting. Done February 2012  
3. The site development and architectural design of the project will be reviewed by 

the New Westminster Design Panel. Mar 27, 2012 
4. The application will be considered by the Advisory Planning Commission.
5. The application would be brought forward for consideration by Council. 

CONCLUSION

An application has been received to rezone the property at 1308/ 1310 Ewen Avenue to 
allow a church. The purpose of this report is to provide information to the New 
Westminster Design Panel and seek comments from the panel on the form and character 
of the building and the site plan of the proposed development. 
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James Hurst, 
Development Planner 

 Julia Dykstra, 
Planning Clerk 
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Excerpts of Minutes from: 
 
• May 27, 2013 – Committee of the Whole and Regular Council Meeting; 
• November 20, 2012 – Advisory Planning Commission Minutes; 
• October 16, 2012 – Advisory Planning Commission Minutes; 
• March 27, 2012 – New Westminster Design Panel Minutes; 
• November 7, 2011 – Committee of the Whole and Regular Council Meeting. 
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Excerpts of Council Minutes relative to relative to Proposed  
Zoning Amendment Bylaw No. 7601, 2013 

 
May 27, 2013 – Committee of the Whole (Draft) 
 
May 27 committee of the whole  
 
6. 1308 / 1310 Ewen Avenue 

a) Proposed Rezoning of 1308/1310 Ewen Avenue, St Joseph 
Damascene Church 
 
MOVED and SECONDED 
THAT Zoning Amendment Bylaw 7601, 2013, to establish the 
Comprehensive Development Districts (1308 Ewen Avenue)(CD - 49) 
zone and to rezone the property at 1308 and 1310 Ewen Avenue from 
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to 
Comprehensive Development Districts (1308 Ewen Avenue)(CD - 49) be 
considered for First and Second reading and that Bylaw 7601, 2013 be 
forward to Public Hearing on June 17, 2013. 
 

b) Advisory Planning Commission Report - 1308 and 1310 Ewen 
Avenue – Results of November 20, 2012 Meeting 
 
MOVED and SECONDED 
THAT Council receive for information the Advisory Planning Commission’s 
recommendations namely: 
 

MOVED and SECONDED 
THAT the rezoning application to amend for 1308 and 1310 Ewen 
Avenue from Queensborough Neighbourhood Residential Dwelling 
Districts (RQ-1) to Public and Institutional Districts (Low Rise) (P-1) 
be supported and forwarded to Council. 
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May 27, 2013 – Regular Meeting (Draft)  
 
13f. 1308 / 1310 Ewen Avenue 

 
i) Proposed Rezoning of 1308/1310 Ewen Avenue, St Joseph 

Damascene  Church 
 
THAT Zoning Amendment Bylaw 7601, 2013, to establish the 
Comprehensive Development Districts (1308 Ewen Avenue)(CD - 49) 
zone and to rezone the property at 1308 and 1310 Ewen Avenue from 
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to 
Comprehensive Development Districts (1308 Ewen Avenue)(CD - 49) be 
considered for First and Second reading and that Bylaw 7601, 2013 be 
forward to the Public Hearing on June 17, 2013. 

CARRIED. 
All members of Council present voted in favour of the motion. 
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Excerpts of Advisory Planning Commission Minutes relative to relative to Proposed  
Zoning Amendment Bylaw No. 7601, 2013 

 
November 20, 2012 – Advisory Planning Commission 
 
4.2 1308-1310 Ewen Avenue (St Joseph Damascene Antiochian Church)REZ00019  

An application has been received to rezone the property addressed as 1308 and 
1310 Ewen Avenue from Queensborough Neighbourhood Residential Dwelling 
Districts (RQ-1) to Public and Institutional Districts (Low Rise) (P-1) in order to 
allow a two-storey church. (Architect: Stanley Paulus Architect Inc; Owner: St 
Joseph Damascene Antiochian Church) 

 
Notification was sent to: 
•      the surrounding neighbourhood within 100 metres, 74 notices in total; 
•      all Residents’ Associations; 
•      the New Westminster Heritage Preservation Society; 
•      the Board of School Trustees; and  
•      Superintendent of Schools. 
 
One letter was received in opposition to this application. 
 
Jim Hurst, Planner gave a brief overview of the project:  
 
• The City is requesting that the applicant does not put parking on the front set 

back of the building, but the site requires surface parking, therefore 25% of 
the site will be covered by the building.  

• Due to the site coverage, a plan is being developed to deal with the run-off 
and accommodate what is currently being absorbed by the site. The plans 
include a system that will deal with the water on site and release the water in 
to the environment at a slower rate, and not add to the city system.  

• Access to parking would be from the side street and not from the public lane 
at the rear of the property.  

• As the application site is in Queensborough, the issue of the site being on a 
floodplain needs to be considered. Because the building is at grade, there 
needs to be a way to rescue people in case of a flood. The Queensborough 
Community Centre has a rescue platform that is above flood height. In the 
case of this application, there are large decks that would allow people to be 
above the flood plain and facilitate rescue if necessary.  

• This site is in an area of residential designation in the OCP and is seeking 
rezoning to Public and Institutional Districts (Low Rise) (P-1). This building 
would not need a Development Permit to proceed.  

• Ewen Avenue is a main street in Queensborough and is also a Development 
Cost Charge road, and is eventually going to be upgraded by the City.  

 
Mr. Stanley Paulus, Architect, made the following comments to the Commission: 
 



Doc # 433461 PUBLIC HEARING MINUTE EXCERPTS – 1308/1310 EWEN AVENUE Page 5 
   

• The plan includes the use of permeable surfaces to allow water to be 
absorbed and slowly released back in to the site.  

• The landscaping that is planned is dual purpose, to allow for absorption of 
the run-off and there is twenty-eight feet of landscaping in the front yard. 

• There are also roof-top gardens to enhance the project and assist with the 
management of water and run-off. 

 
Questions from the Commission: (Response in italics) 
• How would building occupants access the rescue areas? The second floor of 

the building is above the flood plain and people could be rescued off the 
large balconies.  

• Has the City protected itself from liability regarding flooding of at grade 
spaces? The Queensborough Community Plan will address this, however 
the community is protected by dykes. The responsibility for flood plain 
regulations have been delegated to the cities and the City is considering this 
responsibility.  

• What are the access points in to the building? There are two access points 
on the main floor and exterior doors to the second floor as well.  

• Will there be a gate on the laneway to prevent access? The Engineering 
Department will have to consider this request; however, this poject will not 
have access from the lane.  

 
Comments from the Public: 
 
There was no public present to make comments.  
 
MOVED and SECONDED 
THAT the rezoning application to amend for 1308 and 1310 Ewen Avenue from 
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public 
and Institutional Districts (Low Rise) (P-1) be supported and forwarded to 
Council. 

CARRIED. 
 All members of the Commission present voted in favour of the motion. 
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Excerpts of Advisory Planning Commission Minutes relative to relative to Proposed  
Zoning Amendment Bylaw No. 7601, 2013 

 
October 16, 2012 – Advisory Planning Commission 

3.2 1308-1310 Ewen Avenue (St Joseph Damascene Antiochian Church)REZ00019  
An application has been received to rezone the property addressed as 1308-1310 Ewen 
Avenue from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to 
Public and Institutional Districts (Low Rise) (P-1) in order to allow a two-storey church. 
(Architect: Stanley Paulus Architect Inc; Owner: St Joseph Damascene 
Antiochian Church) 
 
Jim Hurst, Development Planner, introduced the applicants and provided a summary of 
the application: 
 
• In Queensborough, there is an existing place of worship at 1308 and 1310 Ewen 

Avenue, and this is a proposal to build a new church building on that site; 
• Ewen Avenue is a main street in Queensborough, and this development reinforces 

the institutional presence on the site as it has been used as a church for a number of 
years; 

• The proposed design is for a 5,472 square foot place of worship; 
• The site is in the flood plain, and therefore a re-examination of the plans has 

occurred in regards to flood plain management. The church hall is below the FCL 
(Flood Control Level). There are a number of different ways to mitigate the issue, 
one being a rescue platform above the FCL, similar to that at Queen Elizabeth 
Elementary School. This application satisfies this with a large deck; 

• Flood plain management focuses on the ability to prevent damage to goods; 
• At grade commercial development along Ewen Avenue has been signed off as safe 

by the project engineer. The engineer had to take responsibility for the building 
safety; 

• Don’t see a risk to life safety but have to find a way to certify that the building is safe 
for the intended use, Queensborough Community Plan looking at this; 

• Detailed design of Ewen Avenue have held up this application as Ewen Avenue is a 
road funded by Development Cost Charges and the City is still completing detailed 
design of the road.  

• There is a regional sewer line under Ewen Avenue so access to parking is not being 
taken from Ewen Avenue but from Hume Street; 

• Access to the parking lot of the site is from Hume Street, so that crossing the sewer 
pipe is avoided. 

 
Questions from the Commission: (Response in italics) 
• Will the ditch on Ewen Avenue be filled in as a part of the project? Not as part of this 

project, but as a part of the Ewen Avenue redevelopment. 
• Is the design of the building complete? Yes, the building design is complete; 

however the City is requiring an additional examination of the access to the second 
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floor to see if an elevator can be accommodated either on the exterior or interior of 
the building.   

• How much vehicle parking has been incorporated in to the proposal? The original 
proposal to the City included forty-one parking spaces; however the City’s Design 
Panel requested that the parking lot be redesigned so that the frontages are 
landscaped and not parking spaces. There are now thirty-one spaces in the proposal 
that the Commission is seeing today, and the Zoning Bylaw requires twenty-eight 
spaces. The designated accessible spots will be closest to the building. 

• What is the capacity of the building? The building has been designed for a maximum 
occupancy of 150 people. 

• Does the majority of the congregation live in the immediate area? The majority of the 
congregation do not live in the immediate area; however, the architect does not feel 
that parking will be an issue, as the area is accessible by transit.  

• Has the City decided on a use for the lane boarding this site? The lane was not pre-
loaded so lane use in unlikely. There is no slope and the soil compacts so the 
preference is to not use. It could be done, but is not likely.   

• Will this site experience similar geo-technical problems to other projects in the area?  
Yes, the makeup of the soil is the issue. In some other developments the peat has 
been excavated out, before pre-loading. A development site on Salter Street has 
been pre-loaded for about 4 months and the site is still going down about an inch a 
month. 

• Is there a bicycle parking requirement? There will be short-term but not long-term 
bicycle parking.  

 
Comments from the Commission: 
• This is a great project. 
• There is an interesting contrast between the two proposals. 
 

MOVED and SECONDED 
THAT the October 16, 2012 report from the Development Planner regarding 
proposed rezoning of 1308-1310 Ewen Avenue be received for information. 

CARRIED. 
 All members of the Commission present voted in favour of the motion. 
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Excerpts of New Westminster Design Panel Minutes relative to relative to Proposed  
Zoning Amendment Bylaw No. 7601, 2013 

 
March 27, 2012 – New Westminster Design Panel Minutes 
 
3.2 1308 Ewen Avenue       File:
 REZ00019 
 

An application has been received to rezone the property at 1308 and 1310 Ewen 
Avenue from Queensborough Neighbourhood Residential Dwelling Districts (RQ-
1) to Public and Institutional Districts (Low Rise) (P-1) in order to allow for the 
construction of a two storey church. (Stanley Paulus Architect Inc) 
 
Jim Hurst reported this is legally, non-conforming use requiring a rezoning.  No 
development permit is required  and floodplain requirements do not need to be 
satisfied as there will be no storage in the basement. 
 
Stanley Paulus, Stanley Paulus Architect Inc., reported the applicant has 
purchased the property to adjacent to the existing church.  The lower floor will 
accommodate a parish hall, a Sunday school daycare, washrooms and a kitchen.  
To respect the residential neighbourhood there will be no access from Ewen 
Avenue.  The proposed landscaping will create a buffer to neighbouring property. 
 
Comments from the Panel: 
• It serves applicant to have an effective buffer to neighbourhood; 
• Seems to be a lot of activity in a small entrance area; 
• Suggest washrooms specifically for daycare children; 
• Parking area should have a turnaround area to improve circulation; 
• Like statuesque nature of the building and materials; 
• Consider width of ramp in relationship to concrete wall; 
• Suggest talking with neighbour regarding fencing and plantings; 
• New location is good, more public; 
• Consider fencing at Ewen and Hume Streets; 
• Suggest more landscaping around building so it is not so imposing. 
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Excerpts of Council Minutes relative to relative to Proposed  
Zoning Amendment Bylaw No. 7601, 2013 

 
November 7, 2011 – Committee of the Whole 
 
7. Proposed Rezoning of 1308 / 1310 Ewen Avenue St. Joseph Demascene 

Church – Preliminary Report  
November 7, 2011 report advising of a rezoning application for the property at 
1308 and 1310 Ewen Avenue from Queensborough Neighbourhood Residential 
Dwelling Districts (RQ-1) to Public and Institutional Districts (Low Rise) (P-1).  
 
THAT Council direct staff to bring forward the rezoning application for 1308/1310 
Ewen Avenue for consideration by Council when the normal staff and Committee 
review process is complete. 

CARRIED. 
All members of Council present voted in favour of the motion. 
 

 
November 7, 2011 – Regular Council Meeting 
 
5g.  Proposed Rezoning of 1308 / 1310 Ewen Avenue St. Joseph Demascene 

Church – Preliminary Report  
 
MOVED and SECONDED 
THAT Council direct staff to bring forward the rezoning application for 1308/1310 
Ewen Avenue for consideration by Council when the normal staff and Committee 
review process is complete. 

CARRIED. 
All members of Council voted in favour of the motion. 
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