
 

 

 
 

  
 
 

R E P O R T  
Development Services  

 

To: Mayor Coté and Members of Council Date: 5/28/2018 

    

From: Jackie Teed 

Acting Director of Development 

Services 

File: OCP00024     

REZ00157 

  Item #: 225/2018 

 

Subject: 

 

838 Ewen Avenue (Modular Housing Project): Official Community Plan 

Amendment Bylaw and Zoning Amendment Bylaw to Facilitate a 44 

Unit Housing Development with Support Services for Women - Bylaws 

for First and Second Readings  

 

 

 

RECOMMENDATION 

 

 THAT Council consider Official Community Plan Amendment Bylaw No. 8021, 2018 

and Zoning Amendment Bylaw No. 8022, 2018 for First and Second Readings and 

forward the bylaws to a Public Hearing on June 26, 2018.   

 
THAT Council direct staff to continue to process the Development Permits for the 

subject property at 838 Ewen Avenue consistent with the process as outlined in this 

report and subject to final adoption of proposed Official Community Plan Amendment 

Bylaw No. 8021, 2018 and Zoning Amendment Bylaw No. 8022, 2018. 

 

 

EXECUTIVE SUMMARY 
 

Applications have been received for an Official Community Plan (OCP) Amendment and a 
Rezoning for the property located at 838 Ewen Avenue. (See location map – Attachment 1). 

These applications would permit a 44 unit housing development with support services which 

would address the needs of women who are homeless or at-risk of homelessness.  

 

This development would support a number of City policies and priorities related to 

decreasing homelessness and enhancing housing choice and affordability. It would also 
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address a critical need in the community, as more and more women find themselves 

homeless or at-risk of homelessness. The numbers tend to under-report the true extent of the 

problem, as women are more likely to stay temporarily with family and friends rather than 

use emergency shelters or other resources.  

 
The OCP Amendment would change the land use designation of the property from 

Parks/Community Facilities to “(RM) Residential – Medium Density.”  It would also change 

the Development Permit Area for the site from Commercial and Mixed-Use Development 

Permit Areas (DPA) – Queensborough Main Street DPA #1 to Residential Development 

Permit Areas (DPA) –Ewen Avenue Multi-Family DPA #1. The Rezoning application would 

rezone the subject property from Local Commercial Districts (C-1) to a new Comprehensive 

Development (CD) Zone (CD-83).   
 

PROPOSAL 

 

The proposed Official Community Plan and Rezoning applications, if approved, would 

facilitate the construction of a 44 unit housing development with support services for women 

who are homeless or at-risk of homelessness. 

 

POLICY AND REGULATIONS 

 

Official Community Plan 

 

Land Use Designation 

 

The site is designated Parks/Community Facilities in the Queensborough Official 

Community Plan. The purpose of this designation is to provide places of public assembly 
and recreation. Uses consistent with this designation are parks, open space, natural areas, 

community activities, cultural uses, and community facilities such as libraries or community 

centres, and City facilities such as fire halls and City Hall. The proposal would not be 

consistent with this designation.  

 

Development Permit Area Designation 

 

The site is currently designated as part of Commercial and Mixed-Use Development Permit 

Areas (DPA) – Queensborough Main Street DPA #1. The Queensborough Main Street 

Design Guidelines focus primarily on mixed-use (commercial and residential) type plaza 

developments. Since this would be an all residential development, the proposal would not be 

consistent with this designation and would require an Official Community Plan Amendment 

to change the Development Permit Area designation. 
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This site is also designated as part of Natural Hazards Development Permit Area # 1 – Flood 

Hazard. The Flood Hazard Development Permit will set the flood construction level required 

for the development. 

 

Other Relevant OCP Policies 

 

Other sections of the Official Community Plan speak to diversifying the housing stock, 

providing options to help address homelessness, including those at risk of being homeless, 

and facilitating access to affordable and non-market housing for low-to moderate-income 

households. 

 

More specifically, the City’s Official Community Plan (2017) includes the following 

policies:  

• Facilitate the creation and maintenance of housing that offers options for people who 

are homeless or at risk of homelessness. 

• Facilitate access to affordable and non-market housing for low- to moderate-income 

households. 

 

Zoning Bylaw 

 
The subject site is located within the Local Commercial Districts (C-1) zoning district.  The 

intent of this district is to allow local, pedestrian-oriented commercial uses. The proposal 

would not be consistent with this designation and would require a Zoning Bylaw 

Amendment. 

 

Mayor’s Task Force on Housing Affordability 

 

The Mayor Task Force on Housing Affordability, established in December 2014, makes 

recommendations to Council in support of the creation of new non-market housing for low- 

to moderate-income households, affordable rental housing and affordable home ownership. 

The task force includes the Mayor and two City Councilors, senior City staff and 

representatives from BC Housing and the Metro Vancouver Housing Corporation. 

 

Affordable Housing Strategy 

 
The Affordable Housing Strategy (2010) contains the following vision: 

Within its jurisdiction, the City of New Westminster will work towards being an inclusive 

city where all residents live in safe, appropriate and affordable housing and where there are 

housing choices for people of all ages and abilities. 
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The strategy also contains the following major goal: 

 

• To improve the choice of housing for New Westminster’s low- and moderate- income 

residents and households with unique needs. 

 
BACKGROUND 

 

Current Situation 
 

Extent of Homelessness 

  

The ‘2017 Homeless Count’ reported that 29% of the people who are homeless in New 

Westminster were women. Service providers have expressed concern that this is an 

underrepresentation as women often use strategies such as couch surfing and doubling up 

with families and friends, or stay in unsafe situations, rather than stay on the street or access 

services for the homeless. Between April 2016 and March 2017, Gurney Place, which is the 

only shelter specifically programmed and staffed to meet the needs of women in New 

Westminster, turned away 1,558 women during the time period in question. 

 

Existing Resources 

 

Currently, there are 36 extreme weather response mats, 56 year-round emergency shelter 

beds and 107 units of transitional and supportive housing specifically addressing the needs of 

people who are homeless or at risk of homelessness in New Westminster; all of which are 

located east of Twelfth Street. With regard to resources which are specifically programmed 

and staffed for women and children, there are six extreme weather response mats for women, 

10 emergency shelter beds for women and 14 emergency shelter beds for women and 

dependent children. Of the 107 units of transitional and supportive housing, the majority is 

occupied by men although most of the facilities accommodate both genders. In the past, 

service providers have expressed concern about the safety or the perception of safety for 

women in such facilities as many have experienced partner abuse or violence. 
 

Site Characteristics and Context 

 

The City-owned site has an area of 1,454 square metres (16,650 square feet) and is located 

within Queensborough (see location map – Attachment 1). It was the former site of a 

service station which was decommissioned in the early-1990s.  The site fronts onto Ewen 

Avenue (which is a collector road) and is located in close proximity to the Queensborough 

Community Centre (QCC) with townhouse and rowhouse developments to the north and 

QCC park space to the east, south and west. The Queen Elizabeth Elementary School and the 

Queensborough Middle School are also located nearby the site. The site is located in the 

Fraser River Flood Plain and is being reviewed per the Queensborough Community Plan 

Flood Hazard Development Permit Area guidelines. 
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Proximity to Transit Service 

 

The site is served by transit and a bus stop is located directly in front of the project. Service 

is generally provided between the hours of 6:00 a.m. and 1:00 a.m. Frequency of service 

varies during the day with service at peak times every 15 and 20 minutes. 
 

The subject site is approximately 1.8 km from the Q2Q (Quayside to Queensborough) Ferry 

docking location.  The City’s ongoing Q2Q Ferry pilot project provides pedestrian 

connection between the Quayside and Queensborough neighbourhoods. 

 

Project Description 

 

The applications would permit a 44 unit housing development with support services for 

women who are homeless or at-risk of homelessness. The development is part of the 

Provincial Government’s program to invest $291 million to support the construction of 2,000 

modular housing units for people who are homeless and more than $170 million to provide 

24/7 staffing and support services. Currently, similar projects are underway in a number of 

Metro Vancouver and Fraser Valley municipalities, including Burnaby, Richmond, Surrey, 

Vancouver, Abbotsford and Chilliwack, as well as in other parts of the Province.  

 
BC Housing, which would be the responsible Provincial agency for this initiative, would 

purchase, own and provide the modular housing units and supply the operating funds. It 

would also cover any agreed capital costs, including design work and site development; lead 

the selection of a non-profit operator (i.e., the Elizabeth Fry Society); coordinate the delivery 

of services; comply with all municipal conditions, including zoning; and cover all costs 

associated with decommissioning and relocating the units after use. The land is owned by the 

City of New Westminster and the City is the applicant. 

 

The project proposes to amend the Official Community Plan (OCP), rezone the site to a 

Comprehensive Development District and secure a Development Permit to allow a three 

storey housing development with 44 units (38 standard and six accessible units).  Two off -

street parking spaces would be provided within the site, with additional on-street parking 

available on Carter Street and Ewen Avenue. The site would be landscaped to provide a 

transition to the park and to the street, and would include a welcoming plaza area on the 

northwest corner of the site with additional landscaping to achieve a soft edge where the 
development meets the adjacent green spaces. The proposed modular housing development 

is temporary for a minimum of ten years, with an option to renew based on need.  

 

At the time of the Preliminary Report to Council, two building design options were being 

explored. Both were contemporary in style with detailing to animate the façade. The site 

plans associated with the two building designs were identical. In both design options, the 

primary pedestrian entrances were articulated through the use of colour and an overhead 

canopy; with the ‘front’ entrance visually connected to the adjacent sidewalk and transit stop. 
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The second option has a much more prominent roof design. Based upon the public 

consultation process and the review and comments by the New Westminster Design Panel, a 

hybrid design has been identified which includes an articulated façade and a prominent roof 

feature. More details on the proposed design including  renderings, a site plan and 

landscaping for the project are found in Attachment 2. 
 

Proposed OCP Amendment 

 

The project would require an Official Community Plan Amendment from Parks/Community 

Facilities to “(RM) Residential – Medium Density.” The full description of the RM 

designation, as identified in the Queensborough Community Plan, is as follows:  

 

(RM) Residential – Medium Density – this area will include medium density multi-family 

residential uses such as rowhouses, townhouses, and low-rises.  In Queensborough, this area 

will also include single detached dwellings on a compact lot. 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 may also include the following complimentary uses: home 

based businesses, small scale local commercial uses (e.g. corner stores), institutional uses 

(e.g. child care, care facilities), utilities, transportation corridors, parks, open space, and 

community facilities.  
 

It is also proposed to re-designate the site as part of the Residential Development Permit 

Areas (DPA) - Ewen Avenue Multi-Family DPA #1. The Queensborough Community Plan 

defines the Ewen Avenue Multi-Family designation as: 

 

Ewen Avenue Multi-Family – The Ewen Avenue Multi-Family areas, identified as 

Development Permit Area #1, are designated in order to provide housing in close proximity 

to the neighbourhood centre and help define the axis streets leading to the center 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. firehall). 

 

A copy of the Draft OCP Amendment Bylaw (Bylaw No. 8021, 2018) is attached to this 

report (see Attachment 3). 

 

Proposed Zoning 

 

The site is proposed to be rezoned from Local Commercial Districts (C-1) to a new 

Comprehensive Development District (CD-83) to give the project site specific development 

attributes.  The density, use and building envelope and parking provisions of the proposed 

CD-83 zone are based upon the design options under consideration for the site. 

 

A copy of the draft Zoning Amendment Bylaw (Bylaw No. 8022, 2018) is attached to this 

report (see Attachment 4).  
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Proposed Development Permits 

 

Development Permits will be issued for the project to ensure consistency of the design with 

the form and character guidelines for the Ewen Avenue Multi-family Development Permit 

Area #1 and the Natural Hazards Development Permit Area #1 – Flood Hazard. BC Housing 
is requesting that the City issue a Flood Hazard Development Permit that allows for a 

construction level lower than cited in the Development Permit Area Guidelines. The City is 

reviewing their request based upon the commitment that the building will be staffed 24/7 and 

that BC Housing will be preparing a detailed Flood Emergency Response Plan. The 

Development permits will be considered by Council subject to final adoption of the OCP 

Amendment and the Rezoning Amendment Bylaws. 

 

Public Consultation Process 

 

The April 9, 2018 Report to Council outlined a series of consultation activities and events 

that would constitute a part of the consultation program for the proposed project. To date, 

over 300 residents have been involved in consultation activities and events. Below is an 

overview of the consultation activities and events held prior to the writing of this report: 

 

Presentation to the Queensborough Residents' Association - April 10, 2018 

 

The meeting was attended by about 20 residents. City staff and a BC Housing representative 

provided a 15-minute presentation which highlighted the following areas: funding 

opportunity, policy context, site selection process, project description, population to be 

served, accountability framework, and development approvals process, including 

consultation. The residents in attendance were generally receptive to the project. There were 

a number of questions raised, several of which dealt with the population to be served. One 

resident stated that Queensborough is an inclusive neighbourhood and that she hoped that the 

community would welcome the women. She also hoped that there would be opportunities for 

them to volunteer at the community centre. There was interest in the design of the modular 

housing project, especially given that this was a new building form. The two conceptual 

project renderings were shared and this appeared to ease possible concerns related to design 

quality and fit within the neighbourhood. Residents were receptive to the realignment of the 

access road to the community centre using Carter Street and the cost sharing arrangement 

and the fact that the project would create a more usable site through the provision of fill and 
servicing. 

 

Presentation to Queen Elizabeth Elementary School PAC - April 11, 2018 

 

The meeting was attended by about 15 parents. City staff and a BC Housing representative 

provided a 15-minute presentation which highlighted the following areas: funding 

opportunity, policy context, site selection process, project description, population to be 

served, accountability framework, and development approvals process, including 
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consultation. The parents in attendance were generally receptive to the project in regards to 

meeting housing objectives but raised questions about the proposed location. Discussion and 

questions were primarily focused on the population to be served, interaction between 

residents and children, non-profit operator selection, the accountability framework and how 

the City would ensure compliance. There were also questions raised in regards to how 
impacts to parking, traffic and demands on existing transit services would be mitigated. 

Several parents also commented on the importance of protecting existing park space in 

Queensborough in relation to the pace of new development.   

 

Open House, Queensborough Community Centre - May 1, 2018 

 

The open house was held between 6:30 and 8:30 p.m. on May 1, 2018 at the Queensborough 

Community Centre. In total, there were 221 attendees and all attendees were asked to 

complete a feedback form, with 216 taking advantage of this opportunity. (For a detailed 

summary of the feedback form results – see Attachment 5.) The vast majority (82%) of 

attendees identified themselves as a resident of Queensborough. Additionally, a majority 

(63%) of attendees also identified themselves as a parent of a child attending a school in 

Queensborough. 

 

Based on the discussions and the feedback form results, most participants felt there was a 
need for supportive housing for women who had experienced or were at-risk of 

homelessness; however, close to half (49%) of feedback form respondents stated that it 

should be located elsewhere. Regarding the proposed location, many respondents expressed 

concern about its location in close proximity to the community centre, the park and the two 

schools. Feedback form respondents frequently (44%) referenced child safety. Other 

respondents, in smaller numbers, referenced crime and open drug use, as well as the 

proposed project attracting people who are dangerous, homeless or vulnerable. 

 

Regarding the proposed project design, there was only limited feedback, with more 

participants supporting the rendering of the butterfly roof design. As for the program, some 

participants felt that there had to be more supports provided to the women, as public transit 

and services, including health and social, are limited in Queensborough. Some participants 

also questioned having two staff for 44 women; however, when informed that there would be 

a resident selection process, including assessment, staffing appeared to be less of a concern. 

 
Community and Social Issues Committee - May 8, 2018 

 

A presentation was made to the City’s Community and Social Issues Committee on May 8, 

2018, whose role is to review social policies and community programs which contribute to 

the general health, welfare and quality of life of residents. City staff and an Elizabeth Fry 

Society representative provided an overview of the proposed project and reviewed the public 

consultation to date. Committee members asked questions about the accountability 

framework, including the resident selection process, and the support services provided, 
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particularly related to the role of Fraser Health. The Elizabeth Fry Society representative 

stated that any issues would be dealt with immediately and that the operator would have a 

strong presence in the neighbourhood. 

 

Committee members unanimously endorsed the following two resolutions: 
 

 That the Community and Social Issues (CSI) Committee recognizes the need for 

supportive housing addressing the needs of women who are homeless or at -risk of 

homelessness in New Westminster. 

 That the Community and Social Issues (CSI) Committee is generally supportive of the 44-

unit supportive housing development for women at 838 Ewen Avenue. 

 

Queensborough Middle School Parent Advisory Council – May 16, 2018 

 

The meeting was attended by 10 school officials and parents, including the Principal and 

Vice-Principal. City staff provided a 15-minute presentation which highlighted the following 

areas: project description, development approvals process, policy context, current situation, 

consultation process and response measures, project benefits, and next steps. Elizabeth Fry 

Society representatives were also available to respond to questions. The attendees 

acknowledged the need for supportive housing for women who are homeless or at-risk of 

homelessness but questioned the location in close proximity to the community centre, the 

park and the two schools. Attendees requested more information on the management model 

and staffing levels, as well as if residents could consume alcohol or drugs while on-site. The 

Elizabeth Fry Society representatives stated that there are far lower levels of substance 

misuse among women than men and that there would be supports in place to assist women 

residents to manage such issues. The society representatives also stated that there would be  a 

resident selection process, including assessment, related to placement and that the society or 
another housing provider would have prior knowledge of and a history with these women. 

Based on the discussion, it would appear that a number of concerns were addressed or eased; 

however, City and society representatives stated that they would be willing to answer 

additional concerns or questions which may arise after the meeting. 

 

Official Community Plan Consultation 

 

In addition to the public consultation described above, per direction from Council provided 

on April 9, 2018, project consultation notices for the Official Community Plan (OCP) 

Amendment were mailed and e-mailed by April 18, 2018 to the Ministry of Transportation 

and Infrastructure, the Board of Education of School District #40 and the following First 

Nations: 

 

• Cowichan Tribes 

• Halalt First Nation  
• Hwlitsum First Nation 
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• Katzie First Nation 

• Kwantlen First Nation 

• Lyackson First Nation  

• Lake Cowichan First Nation 

• Musqueam Indian Band 
• Penelakut Tribe 

• Qayqayt First Nation 

• Semiahmoo First Nation 

• Sto:lo Nation 

• Stz’uminus First Nation 

• Tsawwassen First Nation 

• Tsleil-Waututh Nation 

 

Only one response was received in response to the OCP consultation notices. The response 

from the Kwantlen First Nation is contained in Attachment 6.  

 

DISCUSSION 

 

Site and Urban Design 

 
The ‘Queensborough Community Plan’ strives to achieve a diverse community with a mix of 

housing types built around the community spine of a rebuilt Ewen Avenue. The subject site 

falls within the Western Residential neighbourhood area of Queensborough and near the 

historic heart of the community. Higher density housing is encouraged along Ewen Avenue 

for its proximity to services (both existing and future) and to transit.   

 

In the area around the site, there has been a significant amount of residential development in 

recent years of similar scale and massing. Three storey townhouses are located across Ewen 

Avenue from the site. Much of the surrounding area is designated RM (Residential – 

Medium Density) in the Official Community Plan and, if not already developed at these 

densities, would likely in the future. The residential use at the density proposed by this 

project would be consistent with the development in the area. 

 

Potential Project Benefits 

 
As discussed in the Policy Context section of this report, there are several Official 

Community Plan policies and City priorities and strategies related to decreasing 

homelessness and enhancing housing diversity, choice and affordability. These policies, 

priorities and strategies recognize the critical need for and are supportive of this type of 

housing in New Westminster. 
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In addition to the housing policy benefits of this proposal, there are a number of other 

benefits to the neighbourhood and the city-as-a-whole: 

 

 The project meets an identified community need by providing housing with support 
services to women who are homeless or at-risk of homelessness. 

 

 The project would result in an investment of at least $6.5 million by the Province to 
address homelessness and housing affordability in New Westminster. 

 

 The project would create a more useable site for future civic and park purposes through 
the provision of fill and servicing at no cost to the City. 

 

 The project would enhance vehicular and pedestrian access to the Queensborough 
Community Centre through a cost sharing arrangement with the Province to construct 

Carter Street. 

 

 The project would enhance safety for park users through the orientation of units and 
windows overlooking the park. 

 

 The project would enhance the aesthetics of the park through the addition of landscaping 
to provide visual interest and transition.  

  

Identified Project Challenges 

 

During the public consultation process, concerns have been raised about the appropriateness 

of placing housing with support services for woman in this location, which is nearby the 

Queensborough Community Centre, Ryall Park, Queen Elizabeth Elementary School and 
Queensborough Middle School. As discussed in this report, 49% of feedback form 

respondents stated that the project should be located elsewhere and 44% cited child safety as 

a concern.   

 

The City has been working with BC Housing and the Elizabeth Fry Society, the operator, to 

address the concerns that have been raised. The following measures, plus others, are being 

taken to address the identified concerns: 

 

• Establishing a Community Advisory Committee. 

• Ensuring 24/7 staffing, which would entail a minimum of two staff at all times, with the  

  support of a supervisor on weekdays. 

• Ensuring that staff have appropriate training and skills to support residents, including  

  crisis intervention and trauma informed counselling. 

• Instituting a resident selection process, including assessment procedures. 
• Requiring program agreements which would address expectations regarding appropriate  

  behaviour related to health and safety. 
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• Instituting a visitor policy, particularly related to overnight guests – e.g., advance  

  planning and preapproval. 

• Partnering with Fraser Health related to ‘in-reach’ support services. 

• Undertaking individualized care planning for residents to ensure their needs are being  

  adequately addressed.  
• Building a privacy fence to better delineate the proposed project from the park. 

• Incorporating private outdoor area for residents, including a contained amenity space for  

  smoking. 

• Conducting property checks at shift changes, which would be a minimum of twice daily. 

 

Site Servicing and Off-Site Improvements 

 

The application has been reviewed by the City’s Engineering Department in regard to 

required site servicing and off-site improvements.  The attached Engineering Memo  

(see Attachment 7) outlines the required site servicing and off-site improvements that would 

need to be undertaken in order to facilitate the proposed development. Such improvements 

would need to be provided in accordance with City standards, as determined by the Director 

of Engineering.   

 

PROCESS 

 

Review Process 

 

Council considered a Preliminary and Section 475 and 476 Consultation Report on April 9, 

2018. Council directed staff to process the Official Community Plan (OCP) Amendment, 

Rezoning and the Development Permit and to consult with Ministries, Boards and First 

Nations as described in the OCP Consultation Section of this report.    

 

The proposed Design Guidelines were considered and supported by the New Westminster 

Design Panel at their April 24, 2018 meeting. A copy of the draft April 24, 2018 meeting 

minutes have been attached to this report as Attachment 8.  

 

The project was considered and unanimously supported by the Advisory Planning 

Commission at their meeting on May 15, 2018. A copy of the draft May 28, 2018 APC 

meeting minutes have been attached to this report as Attachment 9. 
 

Engineering Implications 

 

The proposed OCP Amendment Bylaw 8021, 2018 was provided to the Director of 

Engineering for review. No inconsistency was found between the proposed OCP 

Amendment Bylaw No. 8021, 2018 and the Greater Vancouver Regional Solid Waste 

Management Plan and the Regional Liquid Waste Management Plan. 
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Please see Attachment 10 for a copy of the memo received from the Director of 

Engineering. 

 

Financial Implications 

 
The proposed OCP Amendment Bylaw 8021, 2018 was also provided to the Acting Chief 

Financial Officer for review in conjunction with the City’s  current Capital Expenditure 

Program as contained in the Five Year Financial Plan, No. Bylaw 7992, 2018. 

 

Please see Attachment 10 for a copy of the memo received from the Acting Chief Financial 

Officer. 

 

ADOPTION REQUIREMENTS 

 

The applicant will need to provide a Release Letter from the Ministry of Environment in 

regards to their Site Profile Submission prior to the approval of the OCP Amendment and 

Rezoning Application. 

 

Engineering requirements are attached to this report as Attachment 7. 

 
OPTIONS 

 

There are three options for Council’s consideration; they are:  

 

1. That Council consider OCP Amendment Bylaw 8021, 2018 and Zoning Amendment 

Bylaw 8022, 2018 for First and Second Reading and forward these bylaws to a Public 

Hearing on June 26, 2018. 

 

2. That Council direct staff to continue to process the Development Permits for the 

subject property at 838 Ewen Avenue consistent with the process as outlined in this 

report and subject to final adoption of proposed Official Community Plan 

Amendment Bylaw No. 8021, 2018 and Zoning Amendment Bylaw No. 8022, 2018. 

 

3. That Council provide staff with alternative feedback. 

 
Staff recommends Options 1 and 2. 
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ATTACHMENTS 

 

Attachment 1: Site Context Map 

Attachment 2: Design Package for 838 Ewen Avenue 

Attachment 3: OCP Amendment Bylaw No. 8021, 2018 
Attachment 4: Zoning Amendment Bylaw No. 8022, 2018 

Attachment 5: Summary of Public Comment Forms from May 1, 2018 Open House 

Attachment 6: OCP Consultation Comment Letters 

Attachment 7: Engineering Memo 

Attachment 8: Extract of Draft NWDP Minutes from April 24, 2018 

Attachment 9: Extract of Draft APC Minutes from May 15, 2018 

Attachment 10: Memos from the Director of Engineering and the Acting Chief Financial  

                          Officer 

 

 

This report has been prepared by:  

Bob Sokol, Planning Consultant 

 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

 

  Approved for Presentation to Council 

   

 

 

 

 

 

Jackie Teed 

Acting Director of Development 

Services 

 Lisa Spitale 

Chief Administrative Officer 
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CITY OF NEW WESTMINSTER 

 

BYLAW NO. 8021, 2018 

 

A bylaw to amend the Official Community Plan 

______________________________________________________________________________ 

 

WHEREAS: 

 

The Council has specifically considered whether consultation regarding this Bylaw is required 

with: 

1. The following nations: 

a. Cowichan Tribes 

b. Halalt First Nation  

c. Hwlitsum First Nation 

d. Katzie First Nation 

e. Kwantlen First Nation 

f. Lyackson First Nation  

g. Lake Cowichan First Nation 

h. Musqueam Indian Band 

i. Penelakut Tribe 

j. Qayqayt First Nation 

k. Semiahmoo First Nation 

l. Sto:lo Nation 

m. Stz’uminus First Nation 

n. Tsawwassen First Nation 

o. Tsleil-Waututh Nation;and 

2. Ministry of Transportation and Infrastructure; 

3. the Board of Education of School District 40; 

and whether such consultation, if required, should be early or ongoing. 

 

The Council has considered the amendment, between first and second reading of this Bylaw, in 

conjunction with: 

1. the City’s Capital Expenditure Program (as contained in the Five Year 

Financial Plan (2018 - 2022) Bylaw No. 7992, 2018), and 

2. the Integrated Solid Waste and Resource Management Plan and the 

Integrated Liquid Waste and Resource Management Plan of the Metro 

Vancouver Regional District. 

 

The Council has consulted with the Board of Trustees of School District No.40 regarding this 

Bylaw and has sought its input as to the matters set out in s. 476(2) of the Local Government Act. 

 

The Council has held a Public Hearing on this Bylaw. 
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Bylaw No. 8021, 2018 2 

 

The City wishes to amend the Queensborough Community Plan, Schedule D of Official 

Community Plan Bylaw No. 7925, 2017 (the "OCP"), by changing the land use designation for 

the property located at 838 Ewen Avenue from Parks/Community Facilities to (RM) Residential 

– Medium Density and by changing the development permit area designation of the property 

from Commercial and Mixed-Use Development Permit Areas (DPA) – Queensborough Main 

Street DPA #1 to Residential Development Permit Areas (DPA) - Ewen Avenue Multi-Family 

DPA #1  

 

NOW THEREFORE the Council of the City in open meeting assembled enacts as follows: 

 

1. This Bylaw may be cited as “Official Community Plan Amendment (838 Ewen Avenue) 

Bylaw No. 8021, 2018.” 

 

2. The New Westminster Official Community Plan, Bylaw No. 7925, 2017 is hereby 

amended by: 

 

(a) altering the land use designation of the following subject property as shown on 

Schedule A to this Bylaw: 

 

Legal Description:  LOT 27 DISTRICT LOT 757 GROUP 1 NEW 

WESTMINSTER DISTRICT PLAN 26384 

PID: 008-890-901 

(Municipally known as 838 Ewen Avenue) 

 

 

from Parks/Community Facilities to (RM) Residential – Medium Density and by 

amending Schedule C Land Use Designation Map and Map 11 Land Use 

Designation Map included in the Queensborough Community Plan (Schedule D to 

the OCP) accordingly; 

 

(b) amending the Commercial and Mixed-Use Development Permit Areas (DPA) – 

Queensborough Main Street DPA #1 development permit area boundaries, shown 

on Map A Commercial and Mixed-Use Development Permit Areas included in 

the Queensborough Community Plan (Schedule D to the OCP) by removing the 

subject property indicated in Schedule A to this Bylaw; and 

 

(c) amending the Residential Development Permit Areas (DPA) - Ewen Avenue 

Multi-Family DPA #1 development permit area boundaries, shown on Map B 

Residential Development Permit Areas included in the Queensborough 

Community Plan (Schedule D to the OCP), by including the subject property 

indicated in Schedule A to this Bylaw. 

 

 

READ A FIRST TIME on an affirmative vote of a majority of all members of Council 

this ______________ day of ______________, 2018. 
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Bylaw No. 8021, 2018 3 

 

 

READ A SECOND TIME on an affirmative vote of a majority of all members of Council 

this ______________ day of _____________, 2018. 

 

PUBLIC HEARING held this _________________day of_________________, 2018. 

 

READ A THIRD TIME on an affirmative vote of a majority of all members of Council 

this ______________ day of ________________, 2018. 

 

ADOPTED on an affirmative vote of a majority of all members of Council this ________ 

day of ______________, 2018. 

 

 

 

 

 

Mayor         Jacque Killawee, City Clerk 
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SCHEDULE “A” 
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Attachment 4 

Zoning Amendment Bylaw No. 8022, 2018 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 
 

ZONING AMENDMENT BYLAW (838 EWEN AVENUE)  

NO. 8022, 2018 
 

ADOPTED ________________ 
 

A Bylaw to Amend Zoning Bylaw No. 6680, 2001. 

 
The Municipal Council of the City of New Westminster, in open meeting assembled, ENACTS 

AS FOLLOWS: 

 

1. This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (838 Ewen 

Ave) No. 8022, 2018”. 

2. Zoning Bylaw No. 6680, 2001 is amended as follows: 

a) Section 1000 Comprehensive Development Districts of Zoning Bylaw 6680, 2001 is 

amended by inserting as section 1083 the Schedule attached to this Bylaw as Schedule A. 

b) The parcel of land outlined in bold in the Schedule attached to this Bylaw as Schedule B 

is rezoned to Comprehensive Development District (838 Ewen Avenue) (CD-83) and the 

Zoning Map annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is amended 

accordingly. 

 

 

GIVEN FIRST READING this   ___________ day of __________________, 2018. 

 

 

GIVEN SECOND READING this __________ day of __________________, 2018.         

 

 

PUBLIC HEARING held this __________ day of __________________, 2018.           

 

 

GIVEN THIRD READING this ___________ day of __________________,  2018.               
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Bylaw No. 8022, 2018 2 

 

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this 

 

___________ day of __________________,   2018. 

 

 

 

 

 

______________________________ 

         Mayor 

 

 

______________________________ 

  Jacque Killawee, City Clerk 
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Schedule A: 

Comprehensive Development District (838 Ewen Avenue) (CD-

83) 
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Schedule B: 

Area of Rezoning 
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Attachment 5 

Summary of Public Comment Forms from  

May 1, 2018 to Open House 
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838 Ewen Avenue – Survey Analysis – Tables and Graphs 
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Theme Comment # of mentions 

Location 

Feeling that a different location would be a better fit for the 

supportive housing 106 

  

Concerns about the proximity of supportive housing to schools/child 

cares 103 

  Concerns about housing persons who are homeless in Queensborough 51 

  

Concerns about the proximity of supportive housing to community 

centre 34 

  Concerns about the proximity of supportive housing to park 27 

  

Recommendation to consider having this supportive housing project 

in another municipality instead 10 

Safety 

Concerns about safety of children (e.g., safety and well-being of 

children and feelings of safety among children) 96 

  

Concerns about possible substance use (e.g., needles and drug 

paraphernalia on the ground, concerns about behaviour of people 

when they are under the influence,  questions about drug use on site 

or nearby) 39 

  

Concerns about needing extra help from police (e.g., lack of police 

nearby, the need to install a police station in Queensborough and/or 

have more police patrols) 19 

  

Concerns about possible crime impacts (e.g., perception that 

Queensborough already has some crime issues, perception that 

supportive housing project could bring more theft and violent crime) 18 

  General safety concerns about safety of all Queensborough residents 17 

  

Safety concerns related to visitors (e.g., concerns about visitors 

visiting supportive housing residents and the safety risk that they 

could potentially pose to community) 12 

  

Safety - possible concerns about prostitution (e.g., discarded used 

condoms) 10 
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Theme Comment # of mentions 

  

Concerns about the need for additional security (e.g., security guards, 

monitoring of site) 9 

Services 

Comments about the lack of social services (e.g., a lack of medical, 

mental health and other supports) for supportive housing residents in 

Queensborough 35 

  

Comments about the lack of shopping options (e.g., regular grocery 

store) and other amenities in Queensborough for supportive housing 

residents 9 

Transportation 

Concerns about possible traffic congestion (e.g., concerns about 

worsening traffic congestion, the ability of Ewen Avenue to handle 

possible additional traffic and traffic congestion possibly making it 

tough for emergency services to visit the site) 10 

  

Concerns about a lack of public transit for supportive housing 

residents (e.g., frequency of bus service and long distance from 

Skytrain stations) 6 

  

Comments that more staff parking will be needed for supportive 

housing than what is shown 3 

Land Use 

Comments that other uses for site are needed more (e.g., larger 

playground, more school spaces, childcare spaces, community centre 

expansion etc.) 12 

  This project would result in the loss of green space 5 

Housing Project looks nice, with a good concept and design 18 

  

Recommendation that the supportive housing project should have 

more units, as we need more supportive housing to meet housing 

need 3 

  

Comments that other types of social housing for site would be a 

better fit (e.g., co-op housing etc.) 3 

  

Comments that housing other than non-market housing would be a 

better use of the site  (e.g., rental, condos, townhomes) 2 
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Theme Comment # of mentions 

Public Process 

Concerns about open house and consultation (e.g., concerns about 

getting questions answered and about possible positive biasing of 

questions) 8 

  

Recommendations to build this supportive housing project despite the 

opposition of some community members 8 

  

Comments that voices of community should be listened to  (e.g., the 

need for a referendum on this project, the need to listen to 

community and the need to be give more information to the 

community) 7 

  

Need to provide more information to community as project proceeds 

to keep people informed 3 

  

Feeling that the project seems like a done deal, with consultation just 

being a formality 3 

Homeless people 

Need to/important to help women who are homeless and people who 

are homeless in general 55 

  

Concerns that the supportive housing project will bring people who 

are homeless with problems into community 5 

  

Supportive housing can help women who are homeless can assist 

them with substance use and improving their lives 2 

  

Concerns that there are already too many persons who are homeless 

in Queensborough 2 

Staffing and management 

Questions about supportive housing rules and specifications (e.g., 

service level of supportive housing residents, who gets to live in 

supportive housing, rules for supportive housing, staffing) 10 

  

Concerns that the Province and provider won't be able to manage 

project properly, that the project is understaffed, and that the project 

needs more on-site supports 5 

  Feeling of confidence in operator (Elizabeth Fry) 3 

Miscellaneous 

There are other more important issues that are higher priority in 

Queensborough (e.g., traffic and infrastructure) in Queensborough, 

but feeling that Queensborough is ignored on issues. 11 
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Theme Comment # of mentions 

  

Concerns that the project will negate clean-up efforts in 

neighbourhood and that currently good neighbourhood will decline 8 

  

Concerns that there could be a drop in property values and it could 

make it difficult to sell homes 5 

  

Concerns that the supportive housing could turn Queensborough into 

a troubled area 4 

  Questions about whether the project is temporary or permanent? 3 

  

Concerns that the supportive housing and its' externalities will force 

families and people to move out of Queensborough 3 

  

Belief that the supportive housing project will help make 

Queensborough an inclusive community of people (from different 

income groups) 2 
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OCP Consultation Comment Letters 
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May 14,2018 

Seyem' Qwantlen Business Group 
L1m1ted partnerst11p economiC development/ a: source corporations of Kwontlen Flfst Not/Or 
Seycm Q.•/Ont en ｾｶ･ｬｯｰｲｭﾷｮｲ＠ Lid Seyem Q.vonlltn ｌｯｾ､＠ Oeve opmenr L!d - .Seytm Qwontlen Rt>so r s Lrd 

Via email : bsokol@newwestcity.ca SQ File: SQR 2018-73.1 
Proponent File: 13.2675.05 

Mr. Bob Sokol 

511 Royal Ave 

New Westminster, BC 
V3L1H9 

Dear Mr. Sokol, 

Re: Proposed Official Community Plan Amendment for 838 Ewen Avenue 

We write in the interest of Kwantlen First Nation Council. Thank you for your correspondence dated 
Aprill6, 2018. We have had an opportunity to review the referral referenced above and have the 
following comments. 

We would like to confirm that the location of the properties at 838 Ewen Avenue - the focus of the 
Official Community Plan Amendment (OCP00024) - are situated within Kwantlen First Nation 
traditional territory in an area where we assert Aboriginal Rights and Title. This is based on oral histories 
captured in the Kwantlen Territory Knowledge Project, early settler ethnographies, and the 
archaeological record of the area. 

Kwantlen First Nation has, currently, no concerns regarding the Officia l Community Plan Amendment to 
change the land use designation of the properties at 838 Ewen Avenue. However, Kwantlen will have 
future concerns -archaeological and environmental in nature- regarding the project itself. These 
concerns are likely outside the scope of your referral and are expected to be addressed separately, 
closer to the project commencing. 

Kwantlen would like to be kept up to date regarding the OCP Amendment; please forward any 
archaeological or environmental reports relating to this project. Lastly, we are hoping you might be able 
to clarify whether New Westminster will be offsetting the removal of greenspace elsewhere. 

PO 

nath<J es 
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Seyem' Qwantlen Business Group 

Ltmrted ー｡ｲｴｮｾＺＺｲｳｨＱｰ＠ economrc ､ｾ＾ｶ･Ａｯｰｭ｣ｮ＼Ｏ＠ :emurn coworot1ons of Kwant'en f-Irst Narron 

s t" CHG'lletlO ｾ＠ pm ··:ltd -Sf!yrm a. u"(lenLcndDNtlcpml'nlltd. SNem'Qwontlen •·,socJrCf'1Ltd 

If you have any questions or require further clarification, please contact me at 604.888.5556 (Ext. 209) 

or via email at jonathan.wlese@sgbg.ca. 

Sincerely, 
/· 

;_ 

ｾＭＭＭ

! Jonathan Wiese 

Seyem' Qwantlen Resources Ltd. 

Lands Officer 

p • ｾ＠ , 

Pl;o • il rmocr • yema1· a• rlt , co 
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Engineering Memo 
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ｾ ｎｅｗ＠ WESTMINSTER 
•• Engineering Services 

Memorandum 

To: Bob Sokol, Planning Consultant Date: May 22, 2018 

From: Christian Medurecan, Engineering Technologist File: PRJ-008356 

Subject: OFF-SITE WORKS AND SERVICES REQUIREMENTS FOR 838 Ewen Avenue -

DP000718/REZ00157 

We are responding to the application as referenced above dated February 22, 2018 for the 
proposed Modular Housing Development. 

Please be advised that staff have completed a review of this project and identified the 
following details that will need to be addressed as part of this application: 

1. All site drainage works shall be designed and constructed in accordance with the City's 
Erosion and Sediment Control Bylaw 7754, 2016. The developer shall retain a qualified 

professional to ensure that the design and implementation of the erosion and sediment 
controls meet the requirements outlined in the Bylaw. 

2. Onsite storm sewer water management will be required to limit the post development 

flow to pre-development flow. The onsite works shall be designed in accordance with 
the City's Integrated Storm Water Management Plan. 

3. All existing trees are to be protected in accordance with the City's Tree protection and 
Regulation Bylaw No. 7799, 2016 and any trees identified for removal will need to have 
a permit approved and in place prior to removal. 

4. The property is located within a designated floodplain area and no areas suitable for 

habitation may be constructed with the bottom of a wooden floor system or top of 
concrete pad elevation lower than elevation 3.53 meters Geodetic Survey of Canada 
Datum the "Flood Construction Level" (FCL). Prior to issuance of the Works and 
Services Agreement you will need to have obtained a soil deposit permit and completed 
the placement of fill; The completion of the fill placement would be signified by a letter 

from a qualified Professional Geotechnical Engineer certifying that the site fill 
placement has been completed such that the homes can be built at the designated FCL 

and the lots can be safely used for the intended use. There may be additional 
requirements identified at the time of development permit and building permit 
application stages and you should discuss any plans for new construction with the 
Planning and Building Departments. 

5. A Geotechnical Engineering Report is required from a qualified Geotechnical Engineer 
to satisfy potential differential settlement problems for all roads, sidewalks, 
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 Bob Sokol 838 Ewen Avenue Page 2 of 6  underground utilities and other required off-site servicing improvements. The report shall also address any anticipated short and long term settlement and potential   differential settlement issues. At the completion of the site preparation you Geotechnical Engineer will be required to certify the off-site works and services can be built within the tolerances outlined in the Master Municipal Specifications and the Subdivision and Development Control Bylaw for the designated life of the infrastructure.  6. Payment of a cash deposit of $350.00 per tree for the installation of boulevard trees as identified by the City. Trees are supplied and installed by the Parks Department.  7. Under the City of New Westminster Subdivision and Development Control Bylaw No. 7142, 2007 and amendments thereto, the developer for the above noted property is required to enter into a Works and Services Agreement with the City addressing all off-site servicing requirements. The off-site services will be identified during the detailed development review and will be required prior to issuance of a building permit. These works could include but may not be limited to the following generally described servicing: 
 

ROADWORKS  The subject site is bounded by Ewen Avenue to the north and an unconstructed Carter Street to the west. According to the City’s Mater Transportation Plan (MTP), Ewen Avenue is classified as a collector road and Carter Street as a local road.  
Carter Street 
 a. Construction of Carter Street along the entire site frontage complete with curb and gutter, multi-use pathway, landscaping (including irrigation), ornamental street lighting, underground electrical and telecommunication servicing. Carter Street shall be built to a design road width based on a minimum:  • 16.5m wide road right of way • 3.20m wide travel lane (each direction) • 2.20m wide parking lane (west side) • 3.0m wide asphalt multi-use pathway on the west side clear of obstructions • 2.0m wide front boulevard complete with street lighting, trees and irrigation on both sides of Carter Street • Concrete driveway letdown on Carter Street at Ewen Avenue  b. The City will be requiring a road dedication along the west side of the Carter Street. The dedication will need to be acquired from the adjacent property 900 Ewan Avenue. (Approximately 6.44m wide dedication).   
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 Bob Sokol 838 Ewen Avenue Page 3 of 6  c. Relocation of one existing overhead utility pole on Ewan Avenue at the proposed entrance to Carter Street.  d. Site access for the proposed development shall be from Carter Street.  
EXCESS AND EXTENDED SERVICES ON CARTER STREET 
 The developer will be required to design and construct a portion of Carter Street between the southern property line of the subject site up to the Queensborough Community Center parking lot, complete with curb and gutter, multi-use pathway, landscaping (including irrigation), ornamental street lighting, underground utilities and removal of the existing Community Center access road. The Developer will be eligible for a contribution towards the cost of such extended Works and Service from the City.  
UNDERGROUND UTILITIES  7.1. Provision of an adequate single sanitary sewer service connection for the development complete with a manhole or inspection chamber at property line. Size and location to be determined by the developer’s consulting engineer and approved by the City.   7.2. Provision of an adequately sized storm sewer main along the Carter Street frontage connecting into the existing storm sewer main on Ewen Avenue complete with manholes and catch basins. Size and location to be determined by the developer’s consulting engineer and approved by the City.  7.3. Provision of an adequate single storm sewer service connection for the development complete with a manhole or inspection chamber at property line. Size and location to be determined by the developer’s consulting engineer and approved by the City.   7.4. Provision of an adequate single water service connection for the development satisfying the fire and domestic demands complete with a suitable water meter with backflow protection. Size and location to be determined by the developer’s consulting engineer and approved by the City.  7.5. All costs associated with the design and conversion of the existing overhead electrical and telecommunication utilities on the roadways adjacent to the site with an underground system for the development. For further information please contact Arne Hannula in the City Electrical Operations Department (604) 527-4531 for electrical and City communication servicing details. Contact Telus and Shaw directly for telecommunication details.  7.6. Roadway lighting for all street frontages shall be provided for safety and to produce accurate and comfortable night time visibility using energy efficient lighting such as LED. Design of roadway lighting shall be in accordance with the  
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 Bob Sokol 838 Ewen Avenue Page 4 of 6  City of New Westminster Design Criteria Section 6 and the MMCD (Platinum Edition) Design Guidelines Section 6.0 Roadway Lighting (for LED).  
BOULEVARD TREES 

 7.7. The boulevards shall be prepared for boulevard trees to City standards complete with suitable growing medium for the trees and including drainage and irrigation. The Parks Department will supply and install trees at the developer’s cost. Boulevard landscaping shall be installed to the satisfaction of the Parks Department. For further information please contact Claude LeDoux, Parks Horticultural Manager at (604) 524-4627.  8. The preparation of detailed design drawings by a qualified Professional Engineer for the off-site works and services to the satisfaction of the City and in accordance with the City’s Design Criteria, Supplemental Specification and Detail Drawings, and Master Municipal Construction Documents. The engineering design drawings for the proposed works may include the following plans:  • Road works • Storm drainage collection facilities • Sanitary sewer collection facilities • Water distribution facilities • Street lighting  • Street trees, landscaping  • Topographical and lot grading plans • Erosion and sediment control plans • Electrical power supply and distribution facilities • Telecommunication facilities • Gas facilities  9. Under the Works and Services Agreement with the City, the developer must address the following requirements:  9.1. Employment and retention of a Professional Engineer to prepare and seal the design drawings; to provide a Resident Engineer for inspection of all design and construction related problems; to prepare, certify and seal “As Constructed” drawings, including landscape & irrigation drawings and to certify that all materials supplied and works performed conform to City standards as contained within the Subdivision and Development Control Bylaw and/or the Master Municipal Construction Documents;  9.2. The developer will be required to post a security deposit for 120% of the estimated construction cost of the off-site servicing works including GST. The security deposit shall be in the form of an Irrevocable Letter of Credit or cash deposit. The security deposit will be reduced once the off-site works are completed to the satisfaction of the City less a 10% holdback.  Upon issuance of a  
Doc # 1170302 
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 Bob Sokol 838 Ewen Avenue Page 5 of 6  Certificate of Completion by the City, the 10% security deposit will be held for a two year maintenance period;  9.3. The following payments and deposits shall be paid at the time of execution of the Works and Services Agreement:  i. Payment to cover the cost of preparing the Works and Services Agreement, currently $1,794.00 plus tax;  ii. Payment of four percent (4%) of the estimated construction costs to cover engineering and administrative costs incurred by the City;   iii. Under the Works and Services Agreement the developer will be required to pay a deposit $5000.00 to cover any charges for emergency works and signage.  9.4. Signing of a latecomer waiver clause.  10. Payment of applicable Greater Vancouver Sewerage & Drainage District (GVS&DD) Development Cost Charges in accordance with Bylaw 187, 1996 at the time of Building Permit issuance  11. Payment of applicable New Westminster Development Cost Charges in accordance with Bylaw 7311, 2009 and amendments at the time of Building Permit issuance.   12. Payment of applicable School Site Acquisition charges in accordance with School District #40 Capital Bylaw No. 2008-1 at the time of Building Permit issuance.  13. Submission of any easement or right of way documents required by the City in relation to the proposed development.  Should you have any further questions or concerns please do not hesitate to contact me directly at 604-636-4463.  Thank you,    Christian Medurecan, CTech, CPWI-2, BC-CESCL Engineering Technologist   cc J. Lowrie, Director of Engineering Services E. Wat, Manager, Infrastructure Planning  C. Dobrescu, Utilities and Special Projects Engineer  G. Otieno, Infrastructure Engineer  F. Jin, Transportation Technologist  
Doc # 1170302 
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 Bob Sokol 838 Ewen Avenue Page 6 of 6   C. LeDoux, Manager, Parks and Horticulture  E. Mashig, Parks & Open Space Planner  J. Doan, Manager, Community Development  A. Hannula, Manager, Electrical Engineering Design & Planning  J. Krevs, Senior Plan Reviewer  J, Case, Arboriculture Technician  
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Extract of Draft NWDP Minutes from  

April 24, 2018 
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NEW WESTMINSTER DESIGN PANEL 
Tuesday, April 24, 2018, 3:00 p.m. 

Council Chamber 
 

MINUTES - Extract 
 

4.2 838 Ewen Avenue        DPQ00083 

REZ00153 

 
Mr. Bob Sokol, Planning Consultant, summarized the report dated April 24, 2018, 
regarding an OCP Amendment, Rezoning and Development Permit Application 
for a 44 unit modular residential building at 838 Ewen Avenue, noting the 
following unique points of the project: 
 • The units would be targeted for women with housing insecurity issues and 

would ease some of the pressure on existing shelter spaces for women, 
including senior women (age 55+);  • The site would be landscaped to provide a transition to the park and to the 
street, and include a welcoming plaza area on the north-west corner of the 
site with additional landscaping to achieve a soft edge where the 
development meets the adjacent green spaces; • The proposed modular housing project would be temporary for a minimum 
of ten years. 

 
Claudia Freire, Social Planner, discussed the background of the project and BC 
Housing’s modular housing program, noting the following: 
 • The project would be part of the BC Government’s initiative to invest $291 

million to support construction of modular housing units for people who are 
homeless across the province and $170 million for operating costs; • The City recently acquired 838 Ewen and would attain ownership and lease 
the property to BC Housing for a period of 10 years; and, • The project is supportive of numerous City polices. 

 
Mr. Sokol further described the project noting the following: • Site area and location in context of community amenities • The OCP amendment would change the property from Parks/Community 

Facilities to Residential – Medium Density; • The project is designated as Natural Hazards Development Permit Area # 1 
– Flood Hazard, which could affect the height of the building, grade access, 
or the number of units, however this may be exempted; 
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• Two building designs are being explored and the NWDP is asked to 
comment on the two designs and to recommend a preferred alternative. 

 
In response to questions from the Panel, Mr. Sokol provided the following 
information: • Currently, there is no long-term Master Plan for Ryall Park which would 

identify future plans for the park; and, • The proposed project is temporary in that it will initially be a 10 year lease 
with BC Housing. 

 
Ron Hart, Architect, and Kristina Zalite, Jonathan Losee Landscape Architecture, 
provided a presentation on the proposed development, including the following: 
 • Details of the site location, history of the site and context images of the 

surrounding neighbourhood, noting the newly installed bus stop, and the 
multi-use pathway nearby; • Site plans, interior floor plans, elevation drawings and renderings for 
Design Scheme #1, which incorporates a simple palette and angled window 
bays; • Elevation drawings and renderings for Design Scheme #2, which includes 
more prominent overhangs on both the primary roof and on the canopy/roof 
over the pedestrian entrance and plaza; and, • Landscape plans, which demonstrate the desired objectives of maintaining 
the presence of a home and having a backyard or gathering place to the 
residents to use. 

 
In response to questions from the Panel, Mr. Hart and Ms. Zalite provided the 
following information: 
 • The ‘second skin’ of the façade is still to be determined; • On Scheme #1, the proposed roof would be composed of a low-slope roof 

package, which is a typical way of roofing modular buildings to provide the 
addition of a stronger roof; • Two doors are proposed within the garbage and storage area – one for 
garbage, and one for storage; • A previous iteration of the plans proposed a square shaped area for the 
garbage and storage area, however the shape changed as the City requested 
that it be moved farther away from the existing tree; • The City is awaiting the arborist report for the site; • A different location for garbage and storage may be possible in order to 
extend the patio and to provide space for buggies – these requirements will 
come clearer once the residents and operator are consulted; • The type of tree that is being retained is deciduous, possibly beech, 
however the exact size and location will be identified in the arborist report; • The off-site trees in Drawing L2B are proposed to provide transition 
between the project and the park; 
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• The proposed species of trees in Drawing L2B include Cherry, and Black 
Hawthorn, however the exact species are to be determined by the City; • The 500 mm gravel strip where the building meets landscaping was 
requested by the geotechnical engineers; • It is not yet confirmed how many staff would work at the centre; • Street parking is available nearby and there is a transit stop directly in front 
of the proposed project site; • It is intended that the building would be a permanent, long-term use 
structure, despite the 10 year lease arrangement; • If the Provincial Government program is discontinued in future, BC 
Housing would be responsible for decommissioning the site; • The entryway path off Ewen Avenue is proposed as offset from the 
entrance in order to provide privacy for the residence, rather than it enter 
directly into the plaza from the street; and, • It would be possible to park on the newly proposed Carter Road. 

 
Discussion ensued and the Panel noted the following comments in relation to each 
of the questions asked in the April 24, 2018 Staff report: 
 
Question 1: Staff seeks input from the NWDP in regard to consistency of each 

option with the Ewen Avenue Multi-Family Design Guidelines. 

 

The Panel did not make any specific comments in relation to the Ewen Avenue 
Multi-Family Guidelines. 
 

Question 2: Staff seeks input from the NWDP in regard to how each option relates 

to surrounding development. 

a. Does the more prominent roof of option 2 better reflect nearby 

development? Should the roof be more or less prominent? 

b. Should the façades be more or less articulated? 

c. Are the colours and the materials appropriate? 
 
In regards to Option 1, the Panel made the following comments: 
 • The red colouring on Option 1 shows the entrance well and provides 

balance to the design; • The articulated façade of Option 1 works well, but could benefit from a 
stronger roof expression which picks up on the surrounding homes in the 
neighbourhood; • The proportions are strong in Option 1; • The shadows and variance of Option 1work well; • At the ground level in Option 1, one unit is indicated in the area with red 
materiality – it would be recommended to have all units within the white 
articulated piece; 
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In regards to Option 2, the Panel made the following comments: 
 • In Option 2, there appears to be a leftover bay – it would be recommended 

to shift all bays towards the stairs and perhaps give the stair some 
expression on the corner; • Option 2, the roof may detract from the subtlety of the saw tooth – consider 
altering the variation of the roof for similarity to other buildings in the area; • The introduction of materiality in the windows on the West elevation is 
successful and could be mimicked at the East elevation; • In terms of privacy between the ground level units and the street, consider 
some stronger visual cues i.e. a low wall or posts introduced between the 
building and the multi-use path to create a hard divide between public and 
private spaces; • Consider making the windows bigger, as currently there is too much solid 
to transparency ratio; 

 

Question 3. Staff seeks input from the NWDP in regard to a recommendation of a 

preferred option by the NWDP. Are there characteristics of the two designs that 

should be “blended” into a preferred option? 

 • Both options present handsome designs; • The Panel showed a preference for an “Option 3”, which could blend the 
stronger articulated façade of Option 1 with the enhanced roofline of 
Option 2. 

 
Further general comments regarding site planning were noted by the Design Panel: 
 • Appreciating that space is needed for vehicle turning space, staff parking, 

and commercial kitchen loading, it would be important to resolve the space 
available for the storage and garbage area, including the following 
suggestions: 

o Consider opening up the dining room with the inclusion of double 
doors or a sliding door in order to promote a connection to outside 
eating space; 

o Consider the placement of the storage and recycling area away from 
the outlook of the dining room; 

o If on-site staff parking is required, consider swapping the garbage 
and storage area with the parking area, as overlooking cars would 
affect the view from the dining room less than a view of garbage and 
storage; 

o If street parking will be available nearby, consider removing on-site 
parking entirely in order to provide more room for outdoor space; 

o Examine the waste requirements for 44 units, as the proposed space 
may be excessive for the waste bins provision required; • If the building is going to be a temporary structure in any way (e.g., may 

come down after 10 year lease), the hardie board panels may not be the best 
choice for sustainability of materials; 
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• The landscaping will be very important as the outdoor space is often used 
frequently for socializing in this type of project; • If the proposed Carter Road will have no sidewalk, consider locating the 
smokers area on this side of the building, and focus the park side of the 
building on being an outdoor space for residents; • Consider the inclusion of a covered smoking area, with seating; • Consider shading of the proposed medicine garden by trees at the south; • Consider the re-alignment of the entry pathway to align with the building 
entry, as direct visual connection may make sense for this type of building 
and providing “eyes on the street” and to mitigate CPTED issues; • For future consideration of the City’s Master Plan for the park, the creation 
of a walkway into the park would enhance the connection of the building to 
the park. 

 

MOVED AND SECONDED 

THAT the New Westminster Design Panel’s comments be considered and 

integrated into the building design as appropriate. 

CARRIED. 

All members of the Panel present voted in favour of the motion. 
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"- Corporation of the City of 

- NEW WESTMINSTER 

ADVISORY PLANNING COMMISSION 

Tuesday, May 15, 2018 at 6:00p.m. 
Council Chambers 

MINUTES- Extract 

4.1 838 Ewen Avenue 

Bob Sokol, Planning Consultant and Jolm Stark, Acting Manager of Planning, 

provided a Power Point presentation stllmnarizing details of the application for an 

Official Community Plan (OCP) amendment and a Rezoning for the site at 838 

Ewen A venue to allow for a 44 unit modular housing development with support 

services which would address the needs of women who are homeless or at-risk of 

homelessness, as outlined in the report dated May 15, 2018. 

Mr. Sokol reviewed details of the project, noting the following: 

• Site area and location in context of community amenities; 

• The ownership model, whereby the land is owned by the City and leased to 
BC Housino for a ten vear period· 

e "' ' 
• The two proposals for building design; and, 

• The OCP amendment would change the property from Parks/Community 

Facilities to Residential - Medium Density and would change the 

Development Pennit Area tor the site from Commercial and Mixed-Use 

Development Permit Areas (DPA)- Queensborough Main Street DPA #I 

to Residential Development Permit Areas (DPA) - Ewen Avenue Multi

Family DPA #1. 

• The rezoning would change the zoning for the site from Local Commercial 

Districts (C-1) to a new Comprehensive Development (CD) Zone (CD-83). 

Mr. Stark provided comments on how the project supports several City policies 

and reviewed the need tor the project, along with the consultation process 

w1de11aken by the City, including the following details: 

• The cU11·ent state and extent of homelessness in the City, including figures 
on the 2017 homeless count and statistics on the amount of women turned 

away from Gurney Place, which is the only shelter specifically 

programmed and staffed to meet the needs of women in New Westminster; 

• Existing resources available to the homeless in the City, including details 

on the use of extreme weather response mats and shelters, all of which are 
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located east of 12th Street, with no resources in the West End or 

Queens borough; 

• Summary of consultation activities, which have involved close to 300 
people to date, including meetings with the local residents' a..'>sociation, 
PAC, community groups, and an open house; 

• Concerns raised at the open house about the location of the supportive 
housing units, and the responses being taken to address the identified 
concerns; 

In summary, Mr. Sokol provided the Commission with information on the benefits 
of the project for the neighbourhood and the City, and identified the next steps in 

the process. 

In response to questions from the Commission, Mr. Sokol and Mr. Stark provided 
the following intonnation: 

• The 44 units are comprised of self-contained studios with a kitchen, 
bathroom, and a combined living and dining area; 

• BC I lousing is being given a 1 0-year lease on the property, with the option 
to renew, however the modular housing unit itself would have a 50 year life 

and could be re-located elsewhere 

• The City's longer-tenn plan tor the use of the site is tor park and civic use; 

• The criteria tor the site provided by the Provincial Government tor this 
project was that it be City-owned land, located near amenities and transit 
and could accommodate 40-50 tmits of housing; 

• T'he potential sites identified, other than the proposed, were as follows: 
o Thirteenth Street near Stewardson Way- a triangular site not large 

enough to accommodate the number of units; 

o Gasworks site- the prope11y is owned by the Province and requires 
substantial remediation; 

o 200 Fenton Street - a sewer line passes tlu·ough the site which any 
building foundation would interrupt, and the site is removed fi'om 
transit and amenities; 

• The housing is for adult women living alone, however they may be 
pregnant and children would be able to visit; 

• Elizabeth Frv' s GurnC)' Place Shelter is a time limited emergencv shelter 
., ' J ., 

whereas the proposed residence would be suppmtive housing where 
residents could reside longer term with the hope that they improve their 
position enough to move elsewhere; 

• The other homeless facilities in the City are as follows: 
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• Residents would be provided a unit according to an agreement with the 
Operator; 

• Residents will receive two meals daily and will be responsible for one 
meal, with the hope that partnerships with community agencies and other 

non-profits will promote the learning of life ski11s, such as cooking, to the 
residents; 

• An example of a similar facility in a residential neighbourhood elsewhere 
in Metro Vancouver is in Marpole, where a residence recently opened near 
a school; 

• Many of the homeless facilities in the City (as mentioned above) are in 
residential districts and are not problematic in terms of calls to police 
services; and, 

• If adopted by Council, the Bylaw Amendment would specify the zoning as 
CD83 zone which allows for housing and parks or other civic uses, 
therefore the property would not need to be re-zoned tor a different use in 
future. 

The Chair called for any speakers from the public. 

Laura Ranalletta, Resident, expressed that while she was in support of the housing 
initiative providing housing for women in need, she was not in supp011 of the 
selected location, given its proximity to the local elementary and middle schools. 
She explained that as the schools are at maximum capacity, there is not sutlicient 
playgrmmd space on school grounds, and the children use the park and playgrmmd 
spaces adjacent to the proposed prqject, which may put them at risk to exposw·e to 
the residents of the development, and perhaps associated drug use and disposal of 

drug paraphernalia. Ms. Ranalletta also discussed the Jack of infrastructure 
services in Queensborough to support the proposed housing, such as immediate 
health services, walk-in health clinics, and designated police presence. 

Jamie Meades, Resident, expressed his concem about the proximity of the site to 
the local schools, and about the lack of plans from the City or the operator for how 
potential risks to the schoolchildren would be mitigated. Mr. Meades discussed the 
experience of the Marpolc School PAC, which had reported an increase in needles 

and theft in the area, and expressed concern that a plan be identified to mitigate 
this type of activity occurring in Queensborough, and an increase in community 
policing be explored. 

Carty Ballarin, Resident, discussed the over-crowding of the Queensborough 
schools and the use of the adjacent park for play spaces by local children. She 
cited the experience of the Marpole School PAC, who had seen an increase of 

needles and loitering near the units built there and is concerned that a similar 
situation would occur at the Ewen A venue site. While she appreciates the initiative 
of the Provincial Government to reduce homelessness, she is opposed to the 
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proposed location based on its proximity to the local schools and the potential of 

risk to the children. 

(Illegible name), Resident, expressed his concern that the proposed location is not 
suitable for the shelter due to its proximity to the local schools, as well as the loss 
of valuable park space. 

Sue Kenny, Resident, discussed the proposed site and its proximity to the local 
preschool, daycare, water park, skate park, three playgrounds, middle school, and 
elementary school with portables, and the associated populations of vulnerable 

children. Ms. Kenny also discussed the lack of infrastructure in the area in terms 
of medical services, transit, and a grocery store. She indicated that she is 
supportive of the purpose, but wishes to put the protection of children first and 
does not want to see this built on the front lawn of the community centre. 

Shawn Bayes, Resident and Executive Director of the Elizabeth Fry Society 
(Efry), discussed the context of the current building that the Society operates in 

Sapperton, in that it is across the street from a daycare, a church and a park, with a 
school up the street, and no significant calls to or from the police occur. She 
discussed the potential residents of the Queensborough project, who would all be 
women who are known to EFry and who would have access to mental health 
services, clinical services and other programs in house. 

Jag Saul, Resident, discussed the proposed site and the resources for the 

community such as a running track and a pool that have been discussed for that 
location, but not built. He was dismayed to hear that rather than a new resource for 

the community, the homeless shelter has been in proposed in the location. Tie also 
expressed his concern about the over-crowding in the local school and the safety 
of the children being in such proximity to the proposed project. 

Gavin Palmer, Resident, presented the Commission with a handout about the park 

and expressed his concern that the land purchased by the City at 838 Ewen was 
originally intended to expand the park and greenspace in Queensborough, not to 
be used tor the type of project proposed. He commented that the land should have 
been re-zoned for the purpose of a park at the time of purchase. Mr. Palmer was 
also concemed about the speed of the project's approval process and asked the 
Commission to consider rejecting the proposal or sending it back for re-evaluation. 

In response to questions from the Commission, Mr. Palmer provided the following 

information: 

• Population growth in Queensborough has been quite rapid in the last couple 
of decades, and the projection is to density even further - the major effect 
of this will be on traffic and access to services; 
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• The Police have an otlice in the Queensborough commtmity centre, which 
appears to be seldom used 

• Police are seen in the neighbourhood, however the impression is that they 
come in to the area when they arc called, rather than for patrolling; 

• It is unclear where an alternative location for the modular housing unit 
could be in Queensborough; 

• The handout provided to the Commission is a Parks & Recreation 
document available on the City's website. 

Brandon Yeung, Resident, expressed his concern that the park space and proposed 
location for the development, is one of the primary greenspaces for families that 
live in the area and it is important to preserve the greenspace for the community. 

Barb Smeal, Resident, expressed concerns about the availability of staffing at the 
modular housing unit on weekends and also about the location of the activities that 
the residents would be taking part in. 

Sue Kenny, Resident, noted that the meeting (as stated by Jolm Stark) between the 
City and the Port Royal Moms Group had not occurred and she had not received 
any letter from the City distributed by the Principal of the elementary school. She 

also noted that she had not received adequate notice of the APC meeting and that 
there has been a lack of transparency in the process, resulting in a controversy in 
the Queensborough community. 

John Stark clarified that he had been in contact with several members of the Pmt 
Royal Moms Group (citing specific names) and that the meeting had been re
scheduled several times to accommodate schedules. He also noted that the letter 

had been sent to the schools, but that the distribution of the letter had been left in 
the hands of the Principals. 

Laura Ranalletta, Resident, noted concerns about lack of communication and the 
project timeline seeming mshed. She added that a multi-stakeholder approach 
could be useful to discuss policing, crime and access to amenities in the area. 

Shawn Bayes, Resident and Executive Director of the Elizabeth Fry Society 
(EFry), clarified that there would be staff at the residence 24/7 as well as staff on
call and a security company that checks in on staff. Ms. Bayes noted that the work 
of Efry is founded on the principles of opportunity, justice and equity and the 
nature of work is organized such that it ensures that the community would not be 
at risk. This project will provide safety for the women given the opporttmity to 
live there, who will pay towards the housing. 

Gavin Palmer, Resident, reiterated his position that this is a land use issue. lie 
noted that he was unsure whether remediation had occurred at the site and whether 
an engmeermg study had occurred to ensure the adequacy of building in the 
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location, given the tloodplain requirements. He also expressed concern that this 

building would reduce the site lines of the Community Centre to the street. 

Simon (last name illegible), Resident, expressed his concerns about the project 
being close to the existing BC Hydro line, and about the safety of the nearby 
children. 

Jamie Meades, Resident, expressed his concerns about the "fast tracking" of this 
development and whether the site would be able to accommodate the building, 
given the floodplain requirements. He cited a sink hole that was developing in the 

development across the street from the proposed site. 

The Chair called a further three times for any more comments from the public. 

In response to questions from the Conm1ission, Mr. Stark and Mr. Sokol provided 
the following information: 

• The Director of Parks & Recreation would be best placed to comment on 
questions regarding the replacement of the greenspace being taken up by 
this project, and any issues relevant to future park planning; 

• The proposed site has been remediated, and an environmental report has 
been done, which indicates that the site is appropriate for residential use; 
and, 

• 'fhe public notice signage has been in place on the site for the required two 
weeks prior to the APC meeting. 

The Commission thanked the public for their participation and noted the following 
comments: 

• Taking into account the descriptions of the Elizabeth Fry programs that are 
proposed for this site, the safety concerns may be unfounded, however the 
commtmity would benefit from more infom1ation about the programs; 

• The EFry house in Sapperton is generally known to be an incident-free 
facility which provides support and al1cntion to its residents and docs not 
provide reason for concern, and it is likely that the proposed property 

would provide a similar experience; 

• This project will benefit from being located on one of the busiest bus routes 
in Metro Vancouver, which serves Richmond and New Westminster; 

• This facility is of great importance in creating sate and supportive housing 
for women and may create impetus for more facilities, policing, stores etc. 
to be developed in the area; 

• The Commission reminded the public that the women living in this project 
will themselves be mothers, aunts, daughters etc. - while they may be 
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people with challenging backgrounds, they would also have concern for the 

well-being of the community, as well as themselves; 

• The Commission noted that Queensborough has a strong and close-knit 
community and encouraged the residents to extend this to the women who 
will come to the facility; 

• Many of the concerns raised at the meeting can be dealt with through open 
dialogues between the City, the operator of the facility, the future residents, 
and local community groups, and the Commission encouraged continued 
commtmication and facilitated discussion between all parties to ensme that 
concerns and questions about how the building will be managed, and how it 
will affect the community, are adequately answered and understood; 

• While the community has raised valid concerns about resources, services 
and over-crowding in local school.s, these issues seem to be in place 
currently, pre-dating the project, and should not preclude the project from 
being built in the proposed location; 

• The conmmnity's concerns about policing and the access of emergency 
services to Quccnsborough arc issues that warrant attention from the City, 
however they are issues that should be dealt with separately from this 

project; 

• Overall, this site may be imperfect, however there does not seem to be 
another site available for this type of housing; 

• Concern was expressed about the loss of greenspace, as per the City's own 
statistics, however given that multiple sites were looked at and the project 
is getting funding from the Govermnent with the proviso that it be on City 
land, this appears to be a supportable location. 

MOVEDandSECONDED 
THAT the Advis01y Planning Commission recommend to Council approval of the 

proposed project at 838 Ewen Avenue. 

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

MOVED and SECONDED 
THAT the Advisory Planning Commission recommend that Council direct staff to 

dedicate permanent police resources in Queens borough. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 
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NEW WESTMINSTER 
Engineering Services 

Memorandum 

To: 

From: 

Jacqueline Killawee 
City Clerk 

Jim Lowrie, 
Director of Engineering Services 

Date: May 17, 2018 

File: 13.2675.05 

Subject: Official Community Plan Amendment Bylaw No. 8021, 2018 

Please be advised that I have examined the proposed Official Community Plan 
Amendment Bylaw No. No. 8021, 2018 in conjunction with the GVRD Regional 
Solid Waste Management Plan and the Regional Liquid Waste Management Plan 
(both of which were adopted by the Greater Vancouver Regional District after 
liaison with the City}. 

In my examination, I have found there to be no inconsistency between the 
proposed Official Community Plan Amendment Bylaw No. 8021, 2018 and the 
aforementioned Waste Management Plans. Accordingly, I am satisfied that the 
proposed OCP Amendment Bylaw may proceed to Council for consideration. 

ｾ ＿ ｾ＠Ji owrie, Eng. L, MBA 
1rector of Engmeenng Serv1ces 
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ｾ ｎｅｗ＠ \Vl:Sll\11NSTER 
- Engineering Services 

Memorandum 

To: 

From: 

Jacque ｋｩｬｬ｡ｷ･･ｾ＠
City Clerk 

Colleen Ponzini, 
Acting Chief Financial Officer 

Date: May 17,2018 

File: 13.2605.40 

Subject: Official Community Plan Amendment Bylaw No. 8021, 2018 

Please be advised that I have examined the proposed Official Community Plan 
Amendment Bylaw No.8021, 2018 in conjunction with the City's Capital 
Expenditure Program (as contained in the Five Year Financial Plan (20 18-2022) 
Bylaw No.7992, 2018). 

In my ･ｸ｡ｭｩｮ｡ｴｩｯｮ ｾ＠ I have found there to be no inconsistency between the 
proposed OCP Amendment Bylaw No.8021 ｾ＠ 2018 and the aforementioned Capital 
Expenditure Program. Accordingly I am satisfied that the proposed OCP 
Amendment Bylaw may proceed to Council for consideration. 

Colleen Ponzini, CPA, CGA 
Acting Chief Financial Officer 
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