
R E P O R T  
Development Services  

To: Mayor Coté and Members of Council Date: 4/9/2018 

From: Jackie Teed 

Acting Director of Development 

Services 

File: 13.2630.09 

Item #: 143/2018 

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

Amendment, Rezoning and Development Permit Applications - 

Preliminary Report and Section 475 and 476 Consultation Report 

RECOMMENDATION 

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.  

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
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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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PURPOSE 

 

This application would permit a multiple unit residential building.  The purpose of this report 

is to request Council direction to proceed with the three development applications and to 

identify those parties that may be affected by the proposed OCP amendment for 838 Ewen 
Avenue, as required by Sections 475 and 476 of the Local Government Act, and request 

Council direction to proceed with the required consultation.  

 

POLICY AND REGULATIONS  

 

Official Community Plan 

 

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. 

 

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. 

 

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. 

 

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. 
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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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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 (see Attachment 3 – Design 

Option 1 and 2). Both design options will go through a design review process and 
compliance with the Ewen Avenue Multi-Family DPA #1 Design Guidelines will ensure a 

high level of design and consistency with surrounding development. The proposed modular 

housing project is temporary for a minimum of ten years.  

 

There are three applications related to the project summarized in the following table and 

detailed below: 

  

Attributes Current  Proposed 

Official Community Plan 

Land Use Designation 

Parks/Community Facilities (RM) Residential – Medium 

Density 

Zoning District Local Commercial Districts 

(C-1) 

Comprehensive Development 

Districts (CD) 

Development Permit Area Commercial and Mixed-Use 

Development Permit Areas – 

DPA#1 Queensborough Main 

Street 

Residential Development 

Permit Areas - DPA#1 Ewen 

Avenue Multi-family 

 

Official Community Plan – Land Use Designation 

 

In order to permit the intended multi-unit residential use on the subject property, an Official 
Community Plan (OCP) amendment and Rezoning would be required.  Presently, the OCP 

Land Use Designation of “Parks/Communities Facilities” does not allow for a multi -

residential use.  As such, the site would have to be re-designated as “(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.  
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Zoning 

 

The site would also have to be rezoned to a 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.   

 

Development Permit Area Designation 

 

As part of the OCP amendment, staff proposes to re-designate the site as part of the 

Residential Development Permit Areas (DPA) - Ewen Avenue Multi-Family DPA #1.  The 

Ewen Avenue Multi-Family Design Guidelines provide emphasis on more intense residential 

developments whereas the Queensborough Main Street Design Guidelines focus primarily on 

mixed-use (commercial and residential) type plaza developments.  Therefore, the Ewen 

Avenue Design Guidelines would be more applicable with the modular housing development 

proposal. 

 

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 re-designation from the Queensborough Main Street Design Guidelines to the Ewen 

Avenue Multi-Family Design Guidelines would be more in keeping with the proposed 

modular housing development for the site.  

 

Lease Agreement  

 

A ground lease between the City of New Westminster and BC Housing will provide the legal 

framework for operating and maintaining the modular housing project at 838 Ewen Avenue. 

As the City will retain ownership of the lands, staff recommends the use of a ground lease 
instead of a Housing Agreement. This is a common approach taken by BC Housing on other 

modular housing projects in the Province. Staff are working with BC Housing on the terms 

of the ground lease and will present the ground lease to Council for possible endorsement.  
 

REVIEW PROCESS 

 

Staff has reviewed the development approvals process required for the OCP amendment, 

Rezoning, and Development Permit applications, which include meeting the Local 
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Government Act statutory requirements and consultation.  Table 1 below outlines the target 

dates (subject to change) and milestones for the development review process.  

 

 

Table 1:  Development Review Process – Statutory Requirements and      Consultation 

 

April 9, 2018 
 Preliminary Report to Council  

-   Council Report - OCP Consultation Section 475 and 476  

April 2018 

 Open House  

 Presentation to the Queensborough Residents’ Association  

 City staff could also explore the possibility of temporarily 
locating a modular housing unit on the site and arranging tours 

April 24, 2018  New Westminster Design Panel 

May 15, 2018  Advisory Planning Commission (APC) meeting  

May 28, 2018 
 Council Report – Consideration of First and Second Readings for 

OCP and Rezoning 

Dates to be 

determined 

 Scheduling Public Hearing for OCP and Rezoning Bylaw  

 Council Consideration of Third Reading for OCP and Rezoning 
Bylaw 

 Adoption of OCP Amendment Bylaw only 

 Send Zoning Amendment Bylaw to Ministry of Transportation 
and Infrastructure for sign-off 

Date to be 

determined 
 Council consideration of Zoning Amendment Bylaw Adoption 

and issuance of Development Permit 

 

Consideration of Consultation 

 

Council is required to consider who could be affected by the proposed Official Community 
Plan (OCP) amendment. The Local Government Act requires that Council specifically 

consider whether consultation is required with the groups listed below. Staff has provided a 

recommendation for Council’s consideration for each of the identified groups:  

 

a) The board of the Regional District in which the area covered by the OCP is located. 

Consultation with Metro Vancouver is not recommended given the small scale of the 

proposed development.  

  

b) Greater boards or improvement districts. 

Consultation with other Regional Districts is not recommended as the proposed OCP 

Amendment is not considered to affect adjacent Regional Districts. 
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c) The Council of any municipality that is adjacent to the area covered by the plan. 

Consultation with the municipality of Richmond is not recommended given the  small 

scale of the proposed development and location of the site, 1.3 kilometres away from 

the municipal boundary with Richmond. 

 
d) First Nations. 

The City of New Westminster is currently in the process of developing a work  plan to 

establish strategies to guide the City in the operationalization of Truth and 

Reconciliation efforts. These strategies will address how the City undertakes 

consultations with First Nations in regards to Official Community Plan amendments 

as well as other planning notifications.  Until such time as this work is in place and 

adopted by Council, staff recommends consultation with the following nations which 

have been identified in the past by the City and Port Metro Vancouver for projects 

near the Fraser River:  

 

 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 

 Semiahmoo First Nation 

 Sto:lo Nation 

 Stz’uminus First Nation 

 Tsawwassen First Nation 

 Tsleil-Waututh Nation 
 

e) Greater boards and improvement boards. 

The Greater Vancouver Sewer and Drainage District Board oversee the operation of 

regional utilities in New Westminster. Due to the small scale of the project, 

consultation with this Board is not recommended.   

  

f) The Provincial and Federal governments and their agencies. 

Consultation with the Ministry of Highways and Infrastructure is recommended since 

the subject property is located within 800 metres of a controlled access highway.  
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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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• 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. 

 

3. That Council provide staff with alternative direction. 

 

Staff recommends Option 1 and 2. 

 

 

 

ATTACHMENTS 

 

Attachment 1: Location Map 

Attachment 2: Project Concept and Design Rationale 

Attachment 3: Design Option 1 and 2 
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This report has been prepared by:  

Claudia Freire, Housing/Social Planner 

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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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 1 and 2 
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^ NEW WESTMINSTER 

# 



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 
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lnc.reases th9 d1Y8rslty "" lho hooslng •10<1<. providing oplions 10 help address hamelessoess i>duding those •t risk 
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DESIGN RATIONALE 
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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 
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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 
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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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