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IMPORTANT INFORMATION.  Please have this translated.

ਮਹੱਤਵਪੂਰਨ ਜਾਣਕਾਰੀ ਨੂੰ ਇਸ ਦਾ ਅਨੁਵਾਦ ਹੈ ਕਿਰਪਾ ਕਰਕੇ

重 要 资 讯  请 找 人 帮 忙 翻 译 这 段 文 字

MAHALAGA NA IMPORMASYON  Mangyaring magkaroon ng na-translate na ito

INFORMACIÓN IMPORTANTE  Pida que alguien le traduzca la información

RENSEIGNEMENTS IMPORTANTS.  SVP demander à quelqu’un de traduire pour vous.

중요 정보. 다음 정보를 번역하세요.

ВАЖНАЯ ИНФОРМАЦИЯ. Пожалуйста переведите.

INFORMAȚII IMPORTANTE  Rugati pe cineva să va traducă

Please note that the City of New Westminster deems any response to this notification to be public 
information.   If you have a financial interesting in the land subject to this Public Hearing and have 
contracted to sell or lease all or part of your property to any person, firm or corporation, we strongly 
urge you to deliver this courtesy notification, as soon as possible, to the prospective buyer or tenant.

City supplied address to 
be added by printer at 
time of print.



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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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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28th May
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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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28th May
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SCHEDULE “A” 
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 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; 

 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: 
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 Despite its modular construction, the building could be a permanent, long-
term use structure, however, at this time, the land will only be leased to BC 

Housing for a 10 year term; 

 BC Housing would be responsible for decommissioning the site if the 
Provincial Government program is discontinued, or at the termination of 

the lease; 

 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; and, 

 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; and, 

 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; and, 

 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: 

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; 
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 Stakeholder consultations with the Queen Elizabeth Elementary School and 
Queensborough Middle School Parent Advisory Committees and the 

Queensborough Residents’ Association; 

 Funding provided by the Provincial Government; 

 Term of the proposed lease between the City and BC Housing is ten years, 
with an option to renew; 

 Access to transit is not a concern; 

 A thorough and thoughtful resident selection process will be applied; 

 Project benefits; 

 Feedback received from the public consultations undertaken to date; and, 

 Measures and strategies will be proposed to address the public concerns. 
 

In response to questions from the Committee, Ms. Moriarty and Mr. Stark 

provided the following information: 

 

 There are sites on 12
th

 and 22
nd

 Streets on the west side of the City that 
could be available for future housing projects; 

 The homeless population is aging and the number of women in precarious 
housing situations is increasing; 

 Preference will be given to the New Westminster homeless population in 
the review of applications for the 838 Ewen Street modular housing project ; 

 A safe consumption site, managed by Fraser Health Authority, will be 
included in the modular housing project for the residents’ use; 

 Proximity to lower cost retailers; 

 E Fry’s approach to disruptive behaviour: 

 The staff on site will address the disruptive behaviour expeditiously; 

 The public are welcomed to contact the police to report a public 
disturbance; 

 The appropriateness of the resident to continue to occupy a unit in the 
modular housing project will be reviewed if the disruptive behaviour 

continues; and, 

 Confirmation that E Fry is a trans-inclusive society. 
 

The Committee made the following comments: 

 

 There have been a few negative comments from the public; 

 Generally the public has expressed concerns, not outright opposition; 

 Need to address the general discrimination and bias against homeless 

people; 
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 Suggested restrictions around the proximity to child care centres and 
schools would result in housing projects being ineligible to be located 

anywhere in New Westminster; 

 Suggestion that the New Westminster Police Department undertake 
proactive daily patrols at the outset to reassure neighbours; and, 

 Suggestion to establish a community advisory committee. 
 

MOVED and SECONDED 

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. 

CARRIED. 

All members of the Committee present voted in favour of the motion. 

 

MOVED and SECONDED 

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

the 44-unit supportive housing development unit for women at 838 Ewen Avenue. 

CARRIED. 

All members of the Committee present voted in favour of the motion. 

 

R-6 May 15, 2018 – Advisory Planning Commission – Report 
R-7 May 15, 2018 – Advisory Planning Commission – Presentation 

 
The following minutes are at draft stage only and have not been adopted:  

 

4.1 838 Ewen Avenue 

 

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

provided a PowerPoint presentation summarizing details of the application for an 

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

Ewen Avenue 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 Housing for a ten year period; 

 The two proposals for building design; 

 The OCP amendment would change the property from Parks/Community 
Facilities to Residential – Medium Density and would change the 

Development Permit Area for the site from Commercial and Mixed-Use 
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Development Permit Areas (DPA) – Queensborough Main Street DPA #1 

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

Family DPA #1; and, 

 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 for the project, along with the consultation process 

undertaken by the City, including the following details: 

 

 The current 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 

located east of 12th Street, with no resources in the West End or 

Queensborough; 

 Summary of consultation activities, which have involved close to 300 
people to date, including meetings with the local residents’ association, 

PAC, community groups, and an open house; and, 

 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 information: 

 

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

 BC Housing is being given a 10-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-term plan for the use of the site is for park and civic use; 

 The criteria for the site provided by the Provincial Government for this 

project was that it be City-owned land, located near amenities and transit 
and could accommodate 40-50 units of housing; 

 The potential sites identified, other than the proposed, were as follows: 
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o Thirteenth Street near Stewardson Way – a triangular site not large 

enough to accommodate the number of units; 

o Gasworks site – the property is owned by the Province and requires 

substantial remediation; 

o 200 Fenton Street – a sewer line passes through the site which any 

building foundation would interrupt, and the site is removed from 

transit and amenities; 

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

 Elizabeth Fry’s Gurney Place Shelter is a time limited, emergency shelter, 
whereas the proposed residence would be supportive 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: 
o Russel Housing Centre,  

o Cliff Block; 

o Maria Keary Cottage; and, 

o Rhoda Kaellis Residence; 

 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 skills, 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 for 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 support 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 sufficient 

playground space on school grounds, and the children use the park and playground 
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spaces adjacent to the proposed project, which may put them at risk to exposure to 

the residents of the development, and perhaps associated drug use and disposal of 

drug paraphernalia. Ms. Ranalletta also discussed the lack 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 concern 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 Marpole 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. 

 

Carly 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 Avenue site. While she appreciates the initiative 

of the Provincial Government to reduce homelessness, she is opposed to the 

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.  
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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. He 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 for 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 concerned 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 densify even further – the major effect 

of this will be on traffic and access to services; 

 The Police have an office in the Queensborough community 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 are 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 John 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. 
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John Stark clarified that he had been in contact with several members of the Port 

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 rushed. 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 opportunity to 

live there, who will pay towards the housing. 

 

Gavin Palmer, Resident, reiterated his position that this is a land use issue. He 

noted that he was unsure whether remediation had occurred at the site and whether 

an engineering study had occurred to ensure the adequacy of building in the 
location, given the floodplain 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 Commission, 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; 
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 The proposed site has been remediated, and an environmental report has 
been done, which indicates that the site is appropriate for residential use; 

and, 

 The 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 

community would benefit from more information about the programs; 

 The EFry house in Sapperton is generally known to be an incident-free 
facility which provides support and attention to its residents and does 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 safe 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 

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 

communication and facilitated discussion between all parties to ensure 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 schools, 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 community’s concerns about policing and the access of emergency 
services to Queensborough are issues that warrant attention from the City, 

however they are issues that should be dealt with separately from this 

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

 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 Government with the proviso that it be on City 

land, this appears to be a supportable location. 

 

MOVED and SECONDED 

THAT the Advisory 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 Queensborough. 

CARRIED. 

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

 

R-8 May 28, 2018 – Regular Meeting of Council – Report 
 
The following minutes are at draft stage only and have not been adopted:  

 

21. 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 

 

MOVED and SECONDED 

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  

ADOPTED BY CONSENT. 
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From Public Delegations: 

 

Temporary Modular Housing (TMH) Project at 838 Ewen Avenue 

 

Bernadette Gourlay, Queen Elizabeth Community School Parent Advisory 

Council, expressed concerns with the proposed location of the TMH project due to 

the proximity to elementary schools, day care centres and children’s recreation 

facilities. Ms. Gourlay expressed concern that alternative locations were not 
presented at the recent Open House. The location does not offer the appropriate 

primary care and mental health services that are critical to changing outcomes for 

the homeless population. Ms. Gourlay requested that Council remove 

consideration of 838 Ewen Avenue as an option for the location of the TMH 

project. 

 

Frank Bourdignon, resident of New Westminster, agreed that there is a need for 

supportive TMH in New Westminster and across the Metro Vancouver region, 

however the proposed Queensborough location is unsuitable. Mr. Bourdignon 

reported that the neighbourhood fought hard for the creation of the public open 

space and the Queensborough Community Centre that will be negatively impacted 

by the TMH project. He stated that the community is opposed to the project and 

requested Council to reject the rezoning application. 

 
Malkiat Singh Gill, Sukh Sagar Gurdwara, expressed the opinion that the 838 

Ewen Avenue location is inappropriate for the TMH project due to its proximity to 

the Queensborough Community Centre. Mr. Gill requested that Council reject the 

rezoning application and select another location. 

 

Jagjit Sall, Sukh Sagar Gurdwara, provided a history of the temple and the 

volunteer efforts of the congregation to support the community and the homeless 

in Metro Vancouver. Mr. Sall reported that the congregation has expressed 

concern with the potential impact of a TMH project at 838 Ewen Avenue on the 

safety of children and has requested that Council consider an alternative location. 

 

In response to a question from Council, Mr. Sall provided the following 

information: 

 

 Confirmation that the City has made an effort to engage the South Asian 
community and the Sukh Sagar Gurdwara; 

 The presence of on-site staff is used to address the safety of children when 
lunches are served to the homeless at the Gurdwara. 

 

Carly Ballarin, resident of New Westminster, expressed concern with 838 Ewen 

Avenue as the site for the TMH project due its proximity to the Queen Elizabeth 
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Elementary School and the associated risk posed to children. Ms. Ballarin 

requested that Council remove consideration of 838 Ewen Avenue as an option for 

the location of the TMH project. 

 

Ashifu Dhanani, Queensborough Residents for Responsible Community Planning, 

expressed concerns with the proposed location of the TMH project. The Marpole 

neighbourhood has experienced an increase in discarded syringes since the TMH 

project was constructed in the area. The Queensborough Residents for Responsible 
Community Planning is concerned with the potential loss of green space. Ms. 

Dhanani requested that collaborative discussions be held with all stakeholders to 

identify a risk mitigation plan. A petition with the signatures of 2,000 

Queensborough residents was provided to Council. Ms. Dhanani requested that 

Council remove consideration of 838 Ewen Avenue as an option for the location 

of the TMH project. 

 

In response to a question from Council, Ms. Dhanani provided the following 

information: 

 

 Confirmation of support for the TMH project at a different location in 
Queensborough; 

 The 200 Fenton Street location would be acceptable as it is not located 
close to an elementary school with 900 students. 

 

Sue Kenny, resident of New Westminster, distributed pictures of the 838 Ewen 

Avenue site to Council. She expressed concern that the project has been 

accelerated with a lack of community consultation and risk mitigation. Ms. Kenny 

requested that Council undertake proper due diligence prior to selecting a location 

for the TMH project in Queensborough. The risk to the children of the TMH 

project at the proposed site must be mitigated. Ms. Kenny requested that Council 

remove consideration of 838 Ewen Avenue as an option for the location of the 
TMH project. 

 

Jennifer Lugar, resident of New Westminster, stated the opinion that homeless 

women would not choose to live in a location in close proximity to children due to 

concerns with unpredictable behaviour. Ms. Lugar suggested that 

200 Fenton Street be considered as an alternative location for the TMH project. 

Ms. Lugar requested that Council remove consideration of 838 Ewen Avenue as 

an option for the location of the TMH project. 

 

Eshnoor, resident of New Westminster, commented on the right to be protected 

under the United Nations Declaration on the Rights of the Child. Ms. Eshnoor 

suggested that 838 Ewen Avenue is not suitable as a location for TMH project due 

to its proximity to a middle school and youth recreational facilities. Ms. Eshnoor 
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requested that Council remove consideration of 838 Ewen Avenue as an option for 

the location of the TMH project. 

 

Jasvinder Rattam, resident of New Westminster, reported that he is opposed to the 

location of the TMH project, not the project itself. He commented that Council 

elected not to incur the additional costs of building the TMH at 200 Fenton Street. 

Mr. Rattam requested that Council remove consideration of 838 Ewen Avenue as 

an option for the location of the TMH project. 
 

Ishwant, resident of New Westminster, expressed concerns with the risks to 

children and seniors of a TMH project located on 838 Ewen Avenue. Mr. Ishwant 

advised that the risks that will be posed to children are the same as those that allow 

a trained health professional to refuse to provide service to a patient. Mr. Ishwant 

requested that Council not impose the decision on the community and requested 

that Council remove consideration of 838 Ewen Avenue as an option for the 

location of the TMH project. 

 

Gavin Palmer, resident of New Westminster, distributed a document providing the 

history of Queensborough. The 838 Ewen Avenue site was purchased to construct 

a park to ensure the safety of the children in Queensborough. Mr. Palmer noted the 

absence of environmental and geotechnical reports in the engineering reports 

provided with the Council meeting agenda material, which are required of other 
developments. Mr. Palmer requested that Council remove consideration of 838 

Ewen Avenue as an option for the location of the TMH project. 

 

Kim Connelly, resident of New Westminster, expressed support for providing 

housing homeless women and opposition to the proposed location of the TMH 

project. Ms. Connelly requested that Council remove consideration of 838 Ewen 

Avenue as an option for the location of the TMH project. 

 

Tejinder Gill, resident of New Westminster, stated that the proposed location of 

the TMH project is inappropriate due to the increased risk to children and the 

absence of primary care, mental health and substance abuse services in 

Queensborough that are required for the homeless population. Mr. Gill requested 

that Council remove consideration of 838 Ewen Avenue as an option for the 

location of the TMH project. 

 
In response to a question from Council, Mr. Gill stated that the mental health and 

addiction services required by the homeless population are only available in 

uptown New Westminster. 
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35. Official Community Plan Amendment (838 Ewen Avenue) Bylaw No. 8021, 

2018 

 

In response to questions from Council, Jackie Teed, Acting Director of 

Development Services, John Stark, Acting Manager of Planning, and Lisa Spitale, 

Chief Administrative Officer, provided the following information: 

 

 Staff would be able to report on its investigation of the 200 Fenton Street 
location in three weeks; and, 

 Council could proceed with First and Second reading of Bylaw No. 8021, 
2018 and instruct staff to undertake due diligence on the 200 Fenton Street 

site and report back at the next Council meeting. 

 

Council noted the following: 

 

 There is merit to considering an alternative location for the temporary 

modular housing (TMH) project; 

 The 200 Fenton Street location warrants further consideration; 

 Concern that a delay would jeopardize the rapid response funding to be 
provided by the Province; 

 There is an opportunity for further consideration of the 200 Fenton Street 
location between Second and Third readings of the Bylaw; 

 The TMH project is intended to serve the most vulnerable, who are women 
and children; 

 Concern that it will not be possible to identify an alternate location in 
Queensborough; 

 The support of New Westminster residents for assisting the homeless; 

 Concern that additional discussion and receipt of information is prohibited 

following commencement of the Public Hearing process; and, 

 Provincial funds are available for diverse forms of housing. 

 

MOVED and SECONDED 

THAT Official Community Plan Amendment Bylaw No. 8021, 2018 be referred 

back to staff. 

DEFEATED. 

Councillor Puchmayr voted in favour of the motion. 

 

MOVED and SECONDED 

THAT Official Community Plan Amendment Bylaw No. 8021, 2018 be given First 

reading. 

CARRIED. 

All members of Council present voted in favour of the motion. 
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City staff has undertaken initial due diligence work with regard to the four sites, including 

taking into consideration site size, configuration, servicing requirements and costs. Based on 

this due diligence work, which is detailed below, City staff is recommending that only two 

sites warrant further exploration – i.e., 838 Ewen Avenue and 231 Twelfth Street.   

 
Three City-Owned Sites with Potential for Modular Housing 

 

380 and 335 Thirteenth Street 

 

380 Thirteenth Street (a triangular parcel of land measuring 1,053 square metres/11,334 

square feet) and a portion of Thirteenth Street fronting 380 Thirteenth Street (measuring 

about 930 square metres/10,800 square feet), were considered for a modular housing project 

targeting single men and/or women with housing insecurity issues. Based on initial due 

diligence work, City staff has determined that a modular housing project is not feasible due 

to the constraints of the site. More specifically, the triangular shape of the site, and the size, 

cannot accommodate the minimum 40 to 50 units required by BC Housing for a modular 

housing project.    

 
200 Fenton Street 

 

200 Fenton Street (located in Queensborough and measuring 4,094 square metres/44,067 

square feet) was also considered for a modular housing project targeting single women with 

housing insecurity issues. Based on initial due diligence work, City staff has determined that 

a modular housing project is likely not feasible due to the lack of site access, which would 

require an extension of Fenton Street; the location of a Metro Vancouver force sewer main, 

which would have to be bridged; and the limited availability of transit which would make it 

difficult for residents to access community services. As with most sites in Queensborough, 

another challenge is the Fraser River Flood Plain and the need to meet the Queensborough 

Flood Construction Level of 3.53 metres, which would require significant fill deposits and 

time for ground consolidation. 

 
838 Ewen Avenue 

 

838 Ewen Avenue (also located in Queensborough and measuring 1,454 square 

metres/15,651 square feet) was also considered for a modular housing project targeting 
single women with housing insecurity issues. Based on initial due diligence work, City staff 

is recommending further due diligence work with regard to this site. 838 Ewen Avenue is 

located in close proximity to the Queensborough Community Centre and is well served by 

transit. It can also accommodate the minimum 40 to 50 units required by BC Housing for a 

modular housing project. 

 

As with 200 Fenton Street, the project would need to meet the Queensborough Flood 

Construction Level of 3.53 metres, which would require significant fill deposits and time for 
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ground consolidation. 838 Ewen Avenue is a former gas station site and the most recent 

Certificate of Compliance was issued in 2001. As such, a new Certificate of Compliance to 

2018 standards could be required. Additionally, 838 Ewen Avenue is being considered as a 

possible site for the relocation of the Queensborough Dog Park. Regarding the first 

consideration, the City has entered into a license agreement with BC Housing to conduct 
geo-technical and related work to identify the soil stratigraphy and to make 

recommendations on how to support a building foundation. As for the second consideration, 

BC Housing could explore capping the site as a remediation method. 

 

If this site is deemed feasible for a modular housing project and Council endorses its possible 

use for this purpose, it would likely require an Official Community Plan Amendment, a 

Rezoning and a Development Permit. 

 
Provincially-Owned Site with Potential for Modular Housing 

 

231 Twelfth Street (the Gasworks) is a provincially-owned site measuring 4,241 square 

metres/45,650 square feet. Initial discussions with BC Housing regarding the Gasworks site 

has focused on utilizing a portion of it for a modular housing project; however, the site has a 

number of challenges, including ownership, contamination and remediation. Given these 

challenges and the longer timeframe in addressing them (likely beyond the two-year 
development period which is a requirement for funding for modular housing projects), City 

staff is engaged in ongoing discussions with BC Housing regarding the potential for low 

income housing, possibly including a child care component, using a modular building 

format. 

 

ANALYSIS 

 
Targeted Population 

 

If feasible, a modular housing project at 838 Ewen Avenue targeting women with housing 

insecurity issues would ease some of the pressure on existing shelter spaces for women, 

including senior women (age 55+) who are increasingly finding themselves homeless for the 

first time due to high housing costs. The ‘2017 Homeless Count’ reported that 29% of the 

homeless population in New Westminster were women. Service providers have expressed 

concern that women are underrepresented as they 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. Further, the presence of programs and services at 

the Queensborough Community Centre make Queensborough a suitable location for a 

modular housing project for women with housing insecurity issues. 
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INTER-DEPARTMENTAL LIAISON 

 

The Building and Planning Divisions of the Development Services Department, and the 

Transportation and Utilities Divisions of the Engineering Department, have reviewed the 

suitability of the sites identified as having development potential for modular housing 
projects.  The Chief Administrative Officer and the Planning Division are also working 

closely with BC Housing. 

 

OPTIONS 

 

There are three options for Council’s consideration: 

 

1. That Council direct staff to explore 838 Ewen Avenue for a possible modular housing 

project. 

 

2. That Council direct staff to explore 231 Twelfth Street (the Gasworks) for a possible  

low-income housing project using a modular building form. 

 

3. That Council provide staff with other direction. 

 
Staff recommends option 1 and 2. 

 

 

 

This report has been prepared by:  

Claudia Freire, Housing/Social Planner 

 

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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• Penelakut Tribe 

• Qayqayt First Nation 

• Semiahmoo First Nation 

• Sto:lo Nation 

• Stz’uminus First Nation 
• Tsawwassen First Nation 

• Tsleil-Waututh Nation; 

 

b. Ministry of Transportation and Infrastructure; 

 

c. the Board of Education of School District 40; 

 

iii. Direct staff to seek input from interested parties in the following manner:  

 

a. send a request for written comments to the parties listed above; 

b. place a notice on the City Page to advise the public of this application;  

c. require the applicant (City) to include notice of the proposed OCP 

amendment on the site signage required for the subject application. 

 

iv. Not require consultation with: 
 

a. Board of the Regional District in which the area covered by a plan is located 

(Metro Vancouver) 

b. any greater boards or improvement districts other than as noted herein, as 

none are considered to be affected by this application;  

c. any provincial or federal agency other than as noted herein, as none are 

considered to be affected by this application;  

d. Greater Vancouver Sewerage and Drainage District Board; and, 

e. Councils of immediately adjacent municipalities. 

 

 

EXECUTIVE SUMMARY 

 

838 Ewen Avenue, a City-owned site, has been identified for consideration of a modular 

housing project for women who have experienced homelessness and/or housing insecurity 

issues.  In order to permit the proposed multi-unit residential use on the subject property, the 

City is bringing forward an Official Community Plan (OCP) amendment, Rezoning and 

Development Permit applications.  The site would need to be rezoned to a Comprehensive 

Development District (CD) to allow specific development attributes such as density, height, 

setback, parking requirements.  The development approvals process would meet the Local 
Government Act statutory requirements for consultation for OCP amendments.  
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Land Use Designation  

 

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

Community Plan.  As per the Plan, this area will be used as a “park, or as open space that is 

landscaped or has decorative pavers, and may include community facilities such as 
recreational uses or community centres. This area may accommodate retail stores and 

restaurants, such as in a “Farmers’ Market” concept, transportation facilities, and similar 

activities and uses if these enhance the unique character of a site or increase social activity 

and interest.” The proposal would not be consistent with this designation and would require 

an Official Community Plan amendment.  

  

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. 

 

Development Permit Area Designation 

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

(DPA) – Queensborough Main Street DPA #2.  The purpose of this Development Permit 

Area (DPA) is: 

 

The Queensborough Main Street (Ewen Avenue) area is designated to create a “main street” 

feel on Ewen Avenue and establishes guidelines for the form and character of commercial 

and multi-family residential development. The proposal would not be consistent with this 

designation and would require an Official Community Plan amendment. 

 

This site is also designated as part of Natural Hazards Development Permit Area # 1 – Flood 

Hazard.  

 

Section 475 and 476 of Local Government Act 

 

Section 475 and 476 of the Local Government Act provides specific requirements for 
consultation that must occur prior to the consideration of an Official Community Plan (OCP) 

amendment. The Act requires the local government to provide one or more opportunities that 

it considers appropriate for consultation with the organizations and authorities it considers 

will be affected by the proposed OCP Amendment. The local government must:  

 

a) consider whether the opportunities for consideration with one or more organizations 

and authorities should be early and ongoing; and 
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b) specifically consider whether consultation is required with: 

i) the board of the Regional District in which the area covered by a plan is located;  

ii) the board of any Regional District that is adjacent to the area covered by the 

plan; 

iii) the Council of any municipality that is adjacent to the area covered by the plan; 

iv) First Nations; 

v) greater boards and improvement boards;  

vi) the Provincial and Federal governments and their agencies; and 

c) Consult with the Board of Education and seek input on the following:  

i) the actual and anticipated needs for school facilities and support services in the 

School Districts; 

ii) the size, number and location of the sites anticipated to be required for the 

school facilities referred to in paragraph (i); 

iii) the type of school anticipated to be required on the sites referred to in paragraph 

(ii); 

iv) when the school facilities and support services referred to in paragraph (i) are 

anticipated to be required; 

v) how the existing and proposed school facilities relate to existing or proposed 

community facilities in the area. 

 

The City’s consideration of consultation required in part (b) above can be found in the 

Consultation Section of this report. 

 

BACKGROUND 

 

Funding and Program 

 

The Provincial Government, as part of its ‘2017 Budget Update,’ is investing $291 million to 

support the construction of 2,000 modular housing units for people who are homeless and 

more than $170 million over three years to provide 24/7 staffing and support services. This 

initiative is a response to the growing issue of homelessness in jurisdictions throughout 
British Columbia. People living on the street and those in shelters will be given priority.  

 

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

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

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

selection of a non-profit operator; coordinate the delivery of services; comply with all 
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municipal conditions, including zoning; and cover all costs associated with decommissioning 

and relocating units.  

 

Previous Council Direction 

 

At the February 19, 2018 Council in Regular meeting, Council endorsed the following 

resolution:  

 

That Council direct staff to explore 838 Ewen Avenue for a possible modular housing 

project. 

 

Target Population 

 

The modular housing project at 838 Ewen Avenue would target women with housing 

insecurity issues and would ease some of the pressure on existing shelter spaces for women, 

including senior women (age 55+) who are increasingly finding themselves homeless for the 

first time due to high housing costs. The ‘2017 Homeless Count’ reported that 29% of the 

homeless population in New Westminster were women. Service providers have expressed 

concern that women are underrepresented as they 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. Further, the presence of programs and services at 

the Queensborough Community Centre make Queensborough a suitable location for a 

modular housing project for women with housing insecurity issues. 

 

Site Characteristics and Context 

  

The subject site has an area of 1,454 m² (16,650 ft²) and is located within Queensborough 

(see Attachment 1 – Location Map).  The site is served by transit and was the former site of 

a service station decommissioned in the early-1990s.  The site fronts onto Ewen Avenue 

(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 site is located in the Fraser River Flood Plain and is being 

reviewed per the Flood Hazard Development Permit Area.  

 

Project Description 

 

The project proposes a three storey modular housing building with 41 units (37 standard 

units and four accessible units) (see Attachment 2 – Project Concept and Design Rationale). 

Two parking spaces will be provided within the site, with additional parking on Carter Street. 

The site will be landscaped to provide a transition to the park and to the street, and will 

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. 
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g) Board of Education. 

Consultation with School District No. 40 (New Westminster) is recommended due to 

the proximity of the nearby school sites. 

 

INTERDEPARTMENTAL LIAISON 
 

Team-Based Project Review 

 

The Building and Planning Divisions of the Development Services Department, and the 

Transportation and Utilities Divisions of the Engineering Department, have reviewed the 

suitability of 838 Ewen Avenue as having development potential for modular housing 

project. The Chief Administrative Officer and the Planning Division are also working 

closely with BC Housing.  Staff from the Parks and Recreation Department are also 

involved in the review of this project. 

 

OPTIONS 

 

There are three options for Council’s consideration: 

 

1. That Council direct staff to process the Official Community Plan amendment, 
Rezoning, and Development Permit applications to facilitate a modular housing 

project at 838 Ewen Avenue, as outlined in the Review Process Section of this report.  

 

2. That Council, with regard to the proposed Official Community Plan (OCP) 

amendment for 838 Ewen Avenue (City of New Westminster): 

 

i. Give consideration to the requirements of Section 475 and 476 as well as other 

relevant sections of the Local Government Act;  

 

ii. Direct staff to advise and consult with: 

 

a. The following nations: 

• Cowichan Tribes 

• Halalt First Nation  

• Hwlitsum First Nation 
• Katzie First Nation 

• Kwantlen First Nation 

• Lyackson First Nation  

• Lake Cowichan First Nation 

• Musqueam Indian Band 

• Penelakut Tribe 

• Qayqayt First Nation 
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Project Concept and Design Rationale 
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838 EWEN AVENUE - SUPPORTIVE HOUSING 
REZONING AND DEVELOPMENT APPLICATION 

The following briefly explains the project's concept, why a Zoning Bylaw Amendment is necessary, and the 
benefits to the Queensborough neighbourhood. 

INTRODUCTION 
This project proposes a 3 storey, 41 unit, supportive housing building at 838 Ewen Avenue. The proposal 
requires a rezoning of the site to a Comprehensive Development District with a multiunit residential use. As part 
of a wider strategy, this project supports the City of New Westminster in implementing its Official Community 
Plan, The Mayor's Task Force on Housing Affordability, and the Affordable Housing Strategy. The proposed 
building increases the diversity in the housing stock, providing options to help address homelessness, including 
those at risk of being homeless. 

DESIGN RATIONALE 
This project will convert a vacant lot into a well landscaped, attractively designed multi-unit housing project. 
The building has been sited to contribute to the pedestrian scale neighbourhood character, with units fronting 
the street and adjacent park area. A welcoming plaza area will be located on the north-west corner of the site, 
while patio and garden spaces on the south side of the building will provide residents with exterior living 
opportunities. Additional landscaping is proposed along the edge of the property to achieve a soft transition 
where the development meets the adjacent green spaces. The building is designed to have a high quality, 
cohesive appearance that enhances the overall quality of the street. Contemporary design and detailing are 
used throughout to reinforce the building's individual identity. The facade is animated by a series of angled 
'bays' forming a rhythmic pattern of light and shadows throughout the day. Individual units within the building 
are expressed using custom fabricated coloured window bays adhering to the angled pattern of the building 
facade. The angled window bays also serve to improve the overall energy performance of the building by 
providing increased solar shading specific to the orientation of each building facade. The pedestrian scale of 
the street is reinforced through the use of of a differentiated 'base' area on the west half of the building, which 
is rendered with a natural wood cladding. The primary pedestrian entrances are protected and articulated by an 
overhead canopy, with the 'front' entrance visually connected to the adjacent sidewalk and transit stop. 

Queensborough is a unique and diverse community with little established building typology. The 
neighbourhood, particularly Ewen Avenue, represents an opportunity to develop thoughtful and responsive 
design strategies unburdened by notions of village typologies that restrict imagination in much of Metro 
Vancouver. 

REGIONAL HOUSING NEEDS 
It is well recognized that the lower mainland is in the midst of a serious housing crisis.Cities in the region in 
partnership with BC Housing are taking action to increase the supply of housing to address a spectrum of 
housing needs for all residents. This includes making use of all available tools to deliver housing, particularly for 
the most vulnerable, and to be as efficient as possible in addressing specific housing needs and opportunities 
when they arise. 

Modular Housing is a valuable and timely strategy to respond to the low-income housing challenges which are 
being faced in the City of New Westminster and the region as a whole. Modular Housing can be faster and 
more efficient to construct than site constructed buildings. Modules are manufactured off site in controlled 
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environments to precise specifications. They are built to high efficiency standards, and once assembled onsite 

with envelope details and landscaping complete, introduce a building to the surrounding neighbourhood with 
minimal disruption. 

CITY OF NEW WESTMINSTER 

The project is in keeping with the City's following strategic goals. 

The Official Community Plan speaks 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. 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 home/essness. 

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

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 

Councillors, senior City staff and representatives from BC Housing and the Metro Vancouver Housing 

Corporation. 

Finally, the Affordable Housing Strategy (201 0) 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. 

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. 

Ewen Avenue is classified as a "Great Street" by the City of New Westminster. It is lined by multi-family 

housing, schools, a community centre, a recreational youth space and parks and green space. This proposal 

benefits the Queensborough community by converting a vacant lot into a well landscaped, attractively 

designed multiunit housing building. The proposed housing development is situated close to community 
amenity spaces such as the Queensborough Community Centre, and will be located adjacent to public transit 

services. 
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Design Option 1838 EWEN AVENUE- SUPPORTIVE HOUSING 
REZONING APPLICATION 

27 I 03 I 2018 

PROJECT DESCRIPTION 

Thi& projec1 prop0soa a 3 storoy, 41 unit, supportive housillQ buiJding at 838 Ewen Avenue. The proposal requires 3 

rezoning of the site to a Comprehen.s;ve Development District with a muttiullit residential use. 

As t>at1 or a wldo< suategy, this P<Ojcet suppo<ts lhe City ｾｎ･ｷ＠ Westminster in ｩｭｰｬ･ｭ･ｮｾｮｧ＠ ils Official Community 

Plan, The Mayor·• Teak Force on Housing AA<>rdabiity, and the Affordable Houslng ｓｾｴ･ｧｹ Ｎ＠ The prq><>Sed building 
lnc.reases th9 d1Y8rslty "" lho hooslng •10<1<. providing oplions 10 help address hamelessoess i>duding those •t risk 
ｾ＠ being horrlelcss. 

DESIGN RATIONALE 

This projoocl will conver1 ｾ＠ ,_,, lolloto a Willi !andscapod, allractivety designed mufj.unit housing ptojod. The 
building h<l$ been sited to contribute to the ｾ＠ stale ne.ghboorhood cllatacter, wilh unils rrooling lhe ｳｾ･･ｬ＠

and adjacent parlt orea. A v.'efc<Jrning plo{a a<ea wil be located on 111a nor1h-w<!SI ccroot or lhe silc. while patio and 
garden sparAS on the SO\Ith sldo ot ti'IC bt.dldtng wil ptovide residents with exterior fiVing opportunities. Additional 
landscaping is prop.osed along 1he edge of lhe property 1o ac;tlieve ｾ＠ soft tn:nl:Silion wherG: rhe de ... eloptnenl moots 
the adjacent green spaCe! The bulkting ls OOsigncd to have a high quality, cohesive appearance that enhances the 

overan quality of the street. Contemponuy destgn and detailing are used througJ1out to reinforce the building's 

Individual .,.,entity, The ｦ｡＼Ｚｴｬｬ､ｾｾｴ＠ ts arumatOO by a sorlcs of angled 'bays' forml119 a rhythmic pattcm of ligtlt and 
shadows ahrooghout 1ho dt'Jy. lnd1vlduat umts within the building are expressed using custom fabricated cotoured 

wil'ldow bays aOherlng ＱＰｴｨｾ＠ anglttti pattern of ｴｨｾ＠ building f-dcade. The angll!d window bays also servo to in1pmvo 

lha overall enorgy porformancc of lho building by providing increased solar shading specific to the orientation ot 
each building fGCade. The pedestrian scale ot the .street is reinforced through the use of of a dffferentiated Ｇ｢｡ｳｾﾷ＠

area on the wast half or thfl building, whSch Js rondorod with a natural wood cladding. The primary pede-Strian 

entrances aro protected and orticulated by an overtlead canopy. with the 'front' entrance visually connected to ttle 

adjocenlsldewalk end tronslt stop, 

Oueensborough ls o unique ond diverse community with lillie established building typology. The neighbourhood, 

partic:ohirty Ewen Avenvn, re{.U'it$Onls an opportunily 10 develop thoughtful and responsive design strategic& 

unburdened by notions ofvillago typok)g;es that restric& imagination in muc;h of Metro Vancouver. 

PROJECT LOCATION 

r i 
! 

PROPOSED ZONING & DEVELOPMENT DATA 

ZONING 

LAND USE 

LOT DIMENSIONS 

LOT AREA 

LOT COVERAGE 

DENSITY 

BUILDING HEIGHT 

FRONT YARD 

SIDE YARD 

REAR YARD 

AMENITY SPACES 

ｎｕｍｂｾｒ＠ OF UNITS 

PARKING 

Comprehensive Oev&loprnenl District 

Multi-unit Residential 

4f 8m X 30.54 m 

1.460m1 

672 m' Main Buldong • 46 rn' Garb;)ge(Siorage Sheller= 49')(, 

l...., 1: 672m' 
Levet2· 6f2 rn' 
Leval 3. 672 rn' 
Total· 2.016 m' 
TOCol FloorAICa / Silc/110<1 • 13&FAR 

10.6m / 35' 

3.13m 

Wcst9.88m 
East·1 .5m 

8.51 m 

fntcrior: ＳＳｾ＠ m' 
Exterior. 380 m1 (palio, gardens. bike Mc::ks. srnoklr19 area) 

37 Standard Unl1s + 4 Oarrior.ftoe Unil$ ｾ＠ 41 Units 
All unlls • ro 28.5 m' 

2 parl<ing spaces provided within the site . 

A<Jdiiional parking available on Cort9r Ro•d 

TABLE OF CONTENTS 

A 100 Contort Plan 

A 101 Site Plan 
A 200 LeYel1 Floor Plan 

A 201 Level 2 & 3 Floor Plan 

A 300 Elevations 
A 301 Renderings 

L.1 Landscape Layout 

L.2a Planting • Onslto 

L.2b Planting • Olfsite 

L.3 Details 

C1 Site Servicing Pl•n 

PROJECT TEAM 

ARCHITECT 

Ron Hart Atchltoct 
1887 Onuuio Street 
Vancouver BC V5T 2Wt 
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ron@ronhan.ca 

LANDSCApE 

Jonathan Losee Ltd. 
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V""""""er BC 116J IH3 

604.669.1003 
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Core Group CMI Con-Is Ltd. 
Oytan !!tyson. EIT 

320 • 8988 Fr....,.,., Coun 
Burnaby. BC V5J 5H8 

604.240.1300 
dbrysoo@ooregmupconauhants com 

ATCO SUSTAINABI f COMMUNITIES 

Shane Bruton 
Sen'or Manager -Preconstrucbon S4trvice$ 
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Design Option 2838 EWEN AVENUE- SUPPORTIVE HOUSING- ALTERNATIVE DESIGN OPTION 
REZONING APPLICATION 

27 I 03 I 2018 

DESIGN RATIONALE FOR ALTERNATIVE DESIGN OPTION 

The facade and roof deSign for this proposal borrow materials and elements of traditional west coast design 

to create lhe budding's identity. The facade is articulated by a series of non-structural pilasters. These 

ｯｯｬｵｭｮｾｩ＼･＠ slr\Jc1ures serve to improve !he ove<ati energy performan.;e of the ｢ｵｾ､ｩｮｧ＠ by providing solar 

shading speofie to the orientation of each building facade. Residential units are ･ｸｰｾ･ｳｳ･､＠ uslng repetitive 

windows and deeo<ative elements. 

The .,-Sirian scale oltne street is reinforced lhrough a differentiated base on the west half ollhe building. 

clad In briclt, and inked to the common spaces within !he building. The pB-nary pe<leslrian envanee is 
deft ned by an overhead canopy and •• visualy connected 1o !he sidewalk and lr.msil slop. 
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the growing issue of homelessness in jurisdictions throughout British Columbia. People 
living on the street and those in shelters will be given priority.  

BC Housing, which will be the responsible Provincial agency for this initiative, will 
purchase, own and provide the modular housing units and supply the operating funds. It 
will also cover any agreed capital costs, including design work and site development; 
lead the selection of a non-profit operator; coordinate the delivery of services; comply 
with all municipal conditions, including zoning; and cover all costs associated with 
decommissioning and relocating units.  The land is owned by the City of New 
Westminster and the City is the applicant. 

The project proposes to amend the OCP, rezone the site to a comprehensive development 
district and secure a development permit to allow a three storey modular housing building 
with 44 units (38 standard units and six accessible units).  Two parking spaces will be 
provided within the site, with additional parking on Carter Street. The site will be 
landscaped to provide a transition to the park and to the street, and will 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 is temporary for a minimum of ten years.  

Two building designs are being explored; both are contemporary in style with detailing to 
animate the façade. In both design options, the primary pedestrian entrances have been 
articulated through the use of colour and an overhead canopy; with the ‘front’ entrance 
visually connected to the adjacent sidewalk and transit stop. The second option has a 
much more prominent roof design.  (see Attachment 1 – Design Option 1 and 
Attachment 2 –Design Option 2).  The NWDP is asked to comment on the two designs 
and to recommend a preferred alternative.  

CONTEXT 

Site Characteristics and Context 

The city-owned site has an area of 1,454 m² (16,650 ft²) and is located within 
Queensborough (see Attachment 3 – Location Map).  It was the former site of a service 
station decommissioned in the early-1990s.  The site fronts onto Ewen Avenue (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 site is located in the Fraser River Flood Plain and is being reviewed 
per the Flood Hazard Development Permit Area.  
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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. 

POLICY AND REGULATIONS 

Official Community Plan 

Land Use Designation 

The site is designated Parks/Community Facilities in the Queensborough Official 
Community Plan.  The proposal would not be consistent with this designation and would 
require an Official Community Plan amendment 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.  

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.
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Development Permit Area Designation 

The site is currently designated as part of Commercial and Mixed-Use Development 
Permit Areas (DPA) – Queensborough Main Street DPA #2.   The Queensborough Main 
Street Design Guidelines focus primarily on mixed-use (commercial and residential) type 
plaza developments.  The proposal would not be consistent with this designation and 
would require an Official Community Plan amendment to change the Development 
Permit Area Designation. 

Staff proposes to re-designate the site as part of the Residential Development Permit 
Areas (DPA) - Ewen Avenue Multi-Family DPA #1.  Further discussion of the DPA #1 
can be found in the Development Permit Area Guideline discussion of this report 
(below). 

This site is also designated as part of Natural Hazards Development Permit Area # 1 – 
Flood Hazard. Compliance with the provision of the Natural Hazards Development 
Permit Area may result in changes to the required construction level of the project and 
could affect the height of the building, the grade of access to the building or the number 
of units.  

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. 

The site will be rezoned to Comprehensive Development Districts (CD) to give the 
project site specific development attributes such as for siting, density, and permitted uses. 
The proposed modular housing development would be a unique development, the first of 
its kind within New Westminster, which warrants a site-specific zoning designation.   

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. 
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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. 

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.

DESIGN CONSIDERATIONS 

Urban Design 

The Design Panel Submission includes two design options for the site. In general, the 
proposals are similar – the site plan, the landscape plan, the density, setbacks and the 
number of units are virtually unchanged between the two options.  Both options include: 

• A strong relationship with the adjacent public spaces including landscaping along
the edge of the property to transition from the building to the adjacent park spaces
and a pedestrian scale design to relate to the sidewalk and the adjacent bus stop.

• A plaza area on the north-west corner of the site and patio and garden spaces on
the south-side (rear) of the building to provide residents with outdoor living
opportunities.

• The primary pedestrian entrance is protected by an overhead canopy and is
highlighted by a differentiation in building materials.

The differences between the two options are in the architectural detailing of the buildings.  
Option 1 (Attachment 1) is a contemporary design with a series of angled “bays,” which 
will animate the façade with changing light and shadows over the course of the day.  
Each of the window bays will be angled and coloured to further emphasize the angled 
pattern on the building façade.  Option 2 (Attachment 2) includes prominent overhangs 
on both the primary roof and on the canopy/roof over the pedestrian entrance and plaza.  
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Development Permit Area Guidelines 

The OCP amendment will include a change of the site’s development permit area from  
Queensborough Main Street DPA #2 to the Ewen Avenue Multi-Family designation 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). 

The full guidelines are included in Attachment 4.  Staff seeks input from the New 
Westminster Design Panel in regard to how the two options address the DPA guidelines. 

NEW WESTMINSTER DESIGN PANEL FEEDBACK 

Timing on this project is critical as it addresses a serious housing need in the community 
and helps to achieve a number of City policy goals. Staff is looking for general feedback 
from the NWDP, but also feedback on the following specific items: 

1) Staff seeks input from the NWDP in regard to consistency of each option with the

Ewen Avenue Multi-Family Design Guidelines.

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?

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?
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APPENDICES ATTACHED TO THIS REPORT 

Attachment 1: Design Option 1 
Attachment 2: Design Option 2 
Attachment 3: Location Map 
Attachment 4: Ewen Avenue Multi-Family Design Guidelines 
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