
SPECIAL MEETING FOR THE 

PURPOSE OF PUBLIC HEARING

Monday, May 11, 2020 at 7:00 PM

Fraser River Presentation Theatre

4th Floor, 20338 – 65 Avenue, Langley, BC

AGENDA

A Public Hearing is a statutory requirement under Section 464 of the Local Government Act, 

and must be held before third reading of a community plan, rural land use bylaw, zoning 

bylaw, land use contract amendment bylaw, heritage designation bylaw or heritage 

revitalization agreement bylaw which would change the use, or density of use, of property.

During a Public Hearing, Council acts in a quasi-judicial role for the purpose of allowing 

persons who believe their interest in property is affected by a bylaw, permit or other matter, to 

make representations to Council either orally or by written submission, or add comments or 

elaborate upon correspondence that may have already been presented to Council concerning 

the bylaws.  It is important to note that Council is not in a position to receive any additional 

information on the bylaws following the Public Hearing, as dictated by case law.

The hearing procedure involves an explanation from the Community Development Division on 

the purpose of the proposed bylaws and to hear from individuals regarding the bylaws.  In 

order to ensure that all interested parties have a reasonable opportunity to be heard, 

speakers are requested to keep representations as brief and succinct as possible and no 

longer than five minutes, excluding time required for questions from Council.  Speakers will 

be asked to state their name, neighbourhood and city for the record and if referring to 

prepared remarks, to submit copies of these to the Township Clerk.  Decorum must be 

maintained at all times, this includes refraining from applause, booing, or heckling.

To assist with large numbers of speakers, individuals may advise the Township Clerk and 

sign the speakers list prior to the commencement of the Public Hearing.  The names on the 

speakers list will be read out during the hearing; however, the Chair will also call for any other 

speakers wishing to present their views once the speakers on the list have all been heard.  

Individuals who have already addressed Council and wish to add further submissions will wait 

until the people that have not yet addressed Council have had an opportunity to speak.  All 

submissions and speakers lists are considered part of the public record.

Council members should not express their views nor debate the bylaws, but may question 

speakers to clarify particular points in the submissions.  Council may consider third reading, 

or third and final adoption, at this meeting or at a future meeting.
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May 11, 2020Township Council AGENDA

A.  ADOPTION AND RECEIPT OF AGENDA ITEMS

Special Meeting for Public Hearing and Development Permits - 

May 11, 2020

A.1

Recommendation: That Council adopt the agenda and receive the agenda items of the 

Special Meeting for Public Hearing and Development Permits held 

May 11, 2020.

B.  DEVELOPMENT PERMITS

C.  PUBLIC HEARING

Official Community Plan Amendment and 

Rezoning Application No. 100200

Development Permit Application Nos. 100851 and 101143

(1094941 BC Ltd. / 8192 - 208 Street)

Bylaw No. 5589

Bylaw No. 5590

Bylaw No. 5591

Report 20-57

File CD 08-25-0099

C.1

Recommendation: "Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment 

(Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment 

(1094941 BC Ltd.) Bylaw 2020 No. 5589";

"Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 

(1094941 BC Ltd.) Bylaw 2020 No. 5590"; and 

"Township of Langley Phased Development Agreement 

(1094941 BC Ltd.) Bylaw 2020 No. 5591"

Explanation - Bylaw No. 5589

Bylaw 2020 No. 5589 amends the Yorkson Neighbourhood Plan to 

permit a maximum building height of six storeys for an apartment 

development on lands located at 8192 - 208 Street. 

Explanation - Bylaw No. 5590

Bylaw 2020 No. 5590 rezones land at 8192 - 208 Street from 

Suburban Residential Zone SR-2 to Comprehensive Development 

Zone CD-145 to permit an apartment development consisting of 

144 apartment units in two (2) six storey buildings and a daycare 

building.
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Explanation - Bylaw No. 5591

Bylaw 2020 No. 5591 authorizes the Township of Langley to enter 

into a phased development agreement with 1094941 BC Ltd.

Development Permit No. 100851

Running concurrently with this Bylaw is Development Permit 

No. 100851 (1094941 BC Ltd. / 8192 - 208 Street) in accordance with 

Attachment A subject to the following conditions:

a. Building plans being in substantial compliance with Schedule "A"; 

b. On-site landscaping plans being in substantial compliance with 

Schedule "B", and in compliance with Subdivision and Development 

Servicing Bylaw (Schedule I - Tree Protection) and the Township's 

Street Trees and Boulevard Plantings Policy, to the acceptance of the 

Township; and

c. All signage being in compliance with Schedule "A" and the 

Township Sign Bylaw. 

Although not part of the development permit requirements, the 

applicant is advised that prior to issuance of a building permit, the 

following items will need to be finalized:

a. On-site landscaping to be secured by letter of credit at building 

permit stage;

b. Written confirmation from the owner and landscape architect or 

arborist that tree protection fencing identified in the tree management 

plan is in place; 

c. Submission of a site specific on-site servicing and stormwater 

management plan in accordance with the Subdivision and 

Development Servicing Bylaw and an erosion and sediment control 

plan in accordance with the Erosion and Sediment Control Bylaw, to 

the acceptance of the Township;

d. Payment of supplemental development permit application fees, 

Development Cost Charges, and building permit administration fees.

Development Permit No. 101143

Running concurrently with this Bylaw is Development Permit 

No. 101143 (1094941 BC Ltd. / 8192 - 208 Street) (streamside 

protection), in accordance with Attachment B subject to the following 

conditions:
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a. Protection of Streamside Protection and Enhancement 

Development Permit Areas (SPEAs) as shown on Schedule A and B 

to the acceptance of the Township of Langley General Manager of 

Engineering and Community Development;

b. Township of Langley General Manager of Engineering and 

Community Development acceptance of a submission addressing 

information requirements outlined in Section 4.20 of Schedule 3 of 

Langley Official Community Plan Bylaw 1979 No. 1842;

c. Written designation of an Environmental Monitor for the project 

acknowledging the Environmental Monitor has the authority to stop 

any work(s) that, in the Environmental Monitor's opinion, have the 

potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental 

regulatory agency approvals and/or submission of notifications and 

provisions of copies of approval/submissions to the Township.

Clerk's Note: Council may consider third reading of this application at 

the conclusion of the item's Public Hearing.

Submissions from the public.

Explanation by the proponent.

C.1 cd 1094941 BC Ltd RO DP.pdfAttachments:

Official Community Plan Amendment and 

Rezoning Application No. 100129 

(Pacific Land Group Inc. / 920 - 272 Street)

Bylaw No. 5556

Bylaw No. 5557

Report 20-55

File CD 13-08-0011

C.2

Recommendation: "Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific Land Group 

Ltd.) Bylaw 2020 No. 5556";

"Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 

(Pacific Land Group Ltd.) Bylaw 2020 No. 5557"

Explanation - Bylaw No. 5556

Bylaw 2020 No. 5556 amends the Rural Plan by adding 

provisions to the "Agricultural / Countryside" designation to 

accommodate development of a cemetery on a site specific 

basis at 920 - 272 Street. 

Page 4 Township of Langley Printed on 5/5/2020



May 11, 2020Township Council AGENDA

Explanation - Bylaw No. 5557

Bylaw 2020 No. 5557 amends Rural Zone RU-2 to permit a cemetery 

use on property located at 920 - 272 Street.

Clerk's Note: Council may consider third reading of this application at 

the conclusion of the item's Public Hearing.

Submissions from the public.

Explanation by the proponent.

C.2 cd Pacific Land Group Cemetery RO.pdfAttachments:

D.  TERMINATE
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030 

AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5589 

EXPLANATORY NOTE 

Bylaw 2020 No. 5589 amends the Yorkson Neighbourhood Plan to permit a maximum 
building height of six storeys for an apartment development on lands located at 8192 – 208 
Street.  

C.1
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY  

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030 

AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5589 

A Bylaw to amend the Yorkson Neighbourhood Plan Bylaw No. 4030 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment
(1094941 BC Ltd.) Bylaw 2020 No. 5589”.

2. Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 Amendment (Yorkson Neighbourhood Plan)
Bylaw 2001 No. 4030 is further amended by amending Map 1 – Land Use Concept by
including the properties shown on Schedule A attached to and forming part of this
Bylaw in the “Permitted Maximum Building Height of 6 storeys” designation.

READ A FIRST TIME the 20 day of April , 2020. 

READ A SECOND TIME the 20 day of April , 2020. 

PUBLIC HEARING HELD the day of , 2020. 

READ A THIRD TIME the day of , 2020. 

ADOPTED the  day of , 2020. 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590 

EXPLANATORY NOTE 

Bylaw 2020 No. 5590 rezones land at 8192 – 208 Street from Suburban Residential Zone 
SR-2 to Comprehensive Development Zone CD-145 to permit an apartment development 
consisting of 144 apartment units in two (2) six storey buildings and a day care building. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590 

A Bylaw to amend Township of Langley Zoning Bylaw 1987 No. 2500 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (1094941 BC Ltd.) Bylaw 2020 No. 5590”.

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by:

a) Adding to the Table of Contents and Section 104.1 – Zones the words
“Comprehensive Development Zone CD-145” after the words “Comprehensive
Development Zone CD-144”

b) Adding to Section 110.1 after the words “CD-144” the words “CD-145 – 2,500 m²”
c) Adding after Section 1044 “Comprehensive Development Zone CD-144” the

following as Section 1045 “Comprehensive Development Zone CD-145”

1045 COMPREHENSIVE DEVELOPMENT ZONE CD-145 

Uses Permitted 

 1045.1 In the CD-145 Zone, only the following uses are permitted and all other uses are 
prohibited: 
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) 
4) 

apartments 
group children’s day care 

Density 

1045.2 The density permitted shall be no less than 99 units per hectare (40 units per 
acre) and no greater than 198 units per hectare (80 units per acre). 

Lot Coverage 

1045.3 Building and structures shall not cover more than 55% of the lot area. 

Siting of Buildings and Structures 

1045.4 Buildings and structures shall be sited in accordance with the provisions of a 
Development Permit. 
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Bylaw No. 5590 
Page 2 

Height of Buildings and Structures 

1045.5 Except as provided for in Section 104.5 the height of principal buildings and 
structures shall be a maximum of 6 storeys for apartments and a maximum of 1 
storey for the group children’s day care. The height of accessory buildings and 
structures shall not exceed 3.75 metres or one storey, whichever is lesser. 

Subdivision Requirements 

1045.6 All lots created by subdivision shall comply with Section 110 of this Bylaw and the 
Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended. 

Landscaping, Screening and Fencing 

1045.7 Landscaping areas, landscaping screens and fencing shall be provided in 
accordance with Section 111 and in accordance with the Development Permit. 

Parking and Loading 

1045.8 Parking and loading shall be provided in accordance with Section 107. 

Age Friendly Amenity 

1045.9 Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and 
in accordance with the Development Permit. 

Development Permit Requirements 

1045.10 A Development Permit shall be issued by Council prior to issuance of a Building 
Permit. 

3. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by rezoning the lands described as:

Lot 34 Section 25 Township 8 New Westminster District Plan 48812

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-145.

READ A FIRST TIME the 20 day of April , 2020. 

READ A SECOND TIME the 20 day of April , 2020. 

PUBLIC HEARING HELD the day of , 2020. 

READ A THIRD TIME the day of , 2020. 

ADOPTED the  day of , 2020. 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY PHASED DEVELOPMENT AGREEMENT 

(1094941 BC LTD.) BYLAW 2020 NO. 5591 

EXPLANATORY NOTE 

Bylaw 2020 No. 5591 authorizes the Township of Langley to enter into a phased development 
agreement with 1094941 BC Ltd. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY PHASED DEVELOPMENT AGREEMENT 

(1094941 BC LTD.) BYLAW 2020 NO. 5591 

A Bylaw to enter into a phased development agreement; 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Township of Langley Phased
Development Agreement (1094941 BC Ltd.) Bylaw 2020 No. 5591”.

2. Appendix “A” is a copy of the phased development agreement.

3. If any section, subsection, sentence, clause or phrase of this Bylaw is for any reason
held to be invalid by a court of competent jurisdiction, the invalid portion shall be
severed and the holding of invalidity shall not affect the validity of the remainder of
the Bylaw.

4. The Township enters into, and the Mayor and Corporate Officer, are authorized to
execute that certain form of phased development agreement attached to and forming
part of this bylaw as Appendix “A”.

READ A FIRST TIME the 20 day of April , 2020. 

READ A SECOND TIME the 20 day of April , 2020. 

NOTICE WAS ADVERTISED ON day of , 2020. 

PUBLIC HEARING HELD the day of , 2020. 

READ A THIRD TIME the day of , 2020. 

ADOPTED the  day of , 2020. 

Mayor Township Clerk 
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PHASED DEVELOPMENT AGREEMENT 
(1094941 BC Ltd.) 

THIS AGREEMENT dated for reference ________________________, 2020 

BETWEEN:1094941 BC Ltd. (BC1094941) 
#207  12639 – 80 Avenue 
Surrey BC V3W 3A6 

(the “Developer”)  AND: 

The Corporation of the Township of Langley 
20338-65 Avenue 
Langley, BC 
V2Y 3J1 

(the “Township”) 

THIS AGREEMENT WITNESSES that, pursuant to section 516 of the Local Government 
Act, and in consideration of the promises hereby contained, the parties agree as follows:  

Definitions 

1. In this Agreement
“Amenities” means collectively the Cash in Lieu, the dedication of the Roads and
Greenway and the grant of the covenant and/or right of way in respect to the Streamside
Protection and Enhancement Area and Pedestrian Connection pursuant to this
Agreement;“Authorized Assignee” has the meaning in section 23;

“Cash in Lieu” has the meaning set out in section 2;

“Development” means the design and construction on the Lands of residential
development consisting of two apartment buildings containing a total of 144 apartment
units and a daycare building, together with all servicing works and landscaping, as
shown on the Site Plan;
“Greenway” means an approximately 4.5 metre wide area to be dedicated and
constructed as a greenway to the satisfaction of the Township, along the 208 Street and
82 Avenue frontages of the Lands, materially as shown on the Site Plan;

“Lands” means the lands and premises legally described as:

PID: 004-709-667, Lot 34 Section 25 Township 8 New Westminster 
District Plan 48812  

as subdivided from time to time; 

“PDA Bylaw” means the bylaw authorizing the entering into of this Agreement, being 
the “Township of Langley Phased Development Agreement Bylaw 2020 No. 5591; 

“Pedestrian Connection” means a pedestrian connection between the eastern boundary 

Appendix A to 
Bylaw No. 5591
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of the Lands and 82 Avenue, materially as shown on the Site Plan; 

“Policy” means the Community Amenity Contributions Policy No. 07-166, as 
amended from time to time;  

“Rezoning Bylaw” means Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment 2020 No. 5590, a copy of which is attached as Schedule C, rezoning the 
lands to Comprehensive Development Zone CD-145; 

“Roads” means 82 Avenue and 208 Street, as generally shown on the Site Plan, and as 
otherwise necessary in accordance with the Township’s Master Transportation Plan, 
Subdivision and Development Servicing Bylaw and Yorkson Neighbourhood Plan;  

“Site Plan” means the plan attached as Schedule A;  

“Specified Bylaw Provisions” means any and all provisions of the Rezoning Bylaw 
that regulate:     the use of land, buildings and other structures;  

(b) the density of the use of land, buildings and other structures;  
(c) the siting, size and dimensions of:  

(i) buildings and other structures; and  
(ii) uses that are permitted on the land; and  

(d) the location of uses on the land and within buildings and other 
structures;  

(e) the shape, dimensions and area, including the establishment of 
minimum and maximum sizes, of parcels of land that may be created 
by subdivision; or  

(f) the conditions that will entitle an owner to different density regulations; 
 “Streamside Protection and Enhancement Area” means the areas cumulatively 
measuring approximately 1,820 square meters, or as may otherwise be lawfully required 
by the Township, along the north boundary of the Lands, as shown on the Site Plan, 
which area is meant to be planted with native plants; 

“Term” means three years from the date on which the Township executes this 
Agreement, following the adoption of the PDA Bylaw; and 

“Zoning Bylaw” means Township of Langley Zoning Bylaw 1987 No. 2500, as 
amended by the Rezoning Bylaw. 

 

Amenities and Restrictions 
 
2. The Developer will deliver to the Township the amount of $571,824.00 (the “Cash in 

Lieu”).  The Cash in Lieu represents an amount in lieu of municipal facilities and 
services for the benefit of the residents of the Township contemplated in the Policy and 
calculated in accordance with the Policy.  

3. The Cash in Lieu will be payable at a time in accordance with the Policy, being one of 
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the following, at the discretion of the Township: 

(a) prior to the adoption of the Rezoning Bylaw; or 
 

(b) at the time of issuance of a development permit or a building permit for the 
Development, provided that the entire Cash in Lieu amount is secured by a 
letter of credit, and provided that if the Developer has not applied for a 
development permit or a building permit one week before the end of the Term, 
the Cash in Lieu will be due and payable on the day that is one week before the 
end of the Term. 
 

4. The Developer will survey and diligently seek all necessary approvals to dedicate areas 
necessary to widen or to create the Roads as municipal roads pursuant to section 107 of 
the Land Title Act, or as otherwise may be acceptable to the Township, with the intent 
of transferring the freehold in the Roads to the Township.  The areas required as Roads 
will be consistent with the Township’s Master Transportation Plan, the Subdivision and 
Development Servicing Bylaw and the Yorkson Neighbourhood Plan.  

5. The Developer will survey and diligently seek all necessary approvals to dedicate the 
Greenway as a public area pursuant to section 107 of the Land Title Act, or as otherwise 
may be acceptable to the Township, with the intent of transferring the freehold in the 
Greenway to the Township. 

6. The Developer will grant to the Township one or more covenants and or statutory rights 
of way in respect to the use of the Streamside Protection and Enhancement Area and 
Pedestrian Connection, in the form and substance acceptable to the Township. 

7. The Developer will not apply for any development permit, building permit or 
subdivision of the Lands or the Development, and the Township or the Township’s 
approving officer will have no obligation to consider any such application, until the 
Developer has complied with sections 2, 4, 5, and 6 to the satisfaction of the Township. 

8. The Lands will only be subdivided as necessary to create the layout shown on the Site 
Plan, unless authorized by the Township in writing in advance.  The Developer will not 
apply to file a subdivision plan (under the Land Title Act), a strata plan (under the Strata 
Property Act) or otherwise create shared interest in the Lands that is different from the 
layout shown on the Site Plan.  The Township and the Township’s approving officer 
will have no obligation to consider any application for subdivision inconsistent with the 
Site Plan. 

9. Compliance with sections 2, 4, 5, and 6 does not exempt the Developer or the 
Development from any other requirements or conditions imposed in connection with 
the Rezoning Bylaw, in connection with the subdivision of the Lands, or in connection 
with any development or building permit for the Development.  

Bylaw Changes  

10. Changes made during the Term to the Specified Bylaw Provisions will not apply to the 
Development or the Lands, unless:  

(a) the changes fall within the limits established by section 516 of the Local 
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Government Act, being:  

(i) changes to enable the Township to comply with an enactment of British 
Columbia or of Canada;  

(ii) changes to comply with the order of a Court or arbitrator or another 
direction in respect of which the Township has a legal requirement to 
obey;  

(iii) changes that, in the opinion of the Township, are necessary to address a 
hazardous condition of which the Township was unaware at the time it 
entered into this Agreement; and  

(iv) other changes that may be made as a result of an amendment to the 
Local Government Act;  

(b) this Agreement has been terminated; or  

(c) the Developer has agreed in writing that the changes apply. 
11. In the event of the repeal of the Zoning Bylaw in its entirety, including where that bylaw 

is replaced by one or more bylaws under the Local Government Act, the Specified Bylaw 
Provisions will continue to apply to the Lands for the balance of the Term, despite such 
repeal.  

12. The agreement of the Developer that changes to provisions of the Zoning Bylaw that 
fall within the definition of the Specified Bylaw Provisions will apply to the 
Development or the Lands will only be effective if it is in writing and includes the terms 
set out in Schedule B. 

13. Changes made to the provisions of the Zoning Bylaw that do not fall within the 
definition of the Specified Bylaw Provisions will apply to the Development and the 
Lands.  The interpretation of whether a section in the Zoning Bylaw is one of the 
Specified Bylaw Provisions is not impacted by the headings used in the Zoning 
Bylaw. 

Amendment  
 
14. No amendment to this Agreement will be effective unless it is made in writing and is 

duly executed by the Developer and the Township.  

15. The Township, by resolution without a new public hearing, and the Developer, may 
agree to “minor amendments” of this Agreement. For the purposes of this Agreement, 
a “minor amendment” is any amendment other than one that proposes the renewal or 
extension of this Agreement or changes to any of the following provisions of this 
Agreement:  

(a) the Lands; 

(b) the definition of the Specified Bylaw Provisions; 

(c) the Term of this Agreement;  
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(d) the provision of this Agreement regarding what cannot constitute a 
minor amendment; or  

(e) the provisions of this Agreement regarding transfer.  
 

16. Nothing in section 15 prevents the Township from deciding to hold a public hearing in 
advance of a minor amendment to this Agreement if it so chooses. 

17. A public hearing is required as a precondition to an amendment to this Agreement that 
is not a minor amendment. 

Term, Termination and Enforcement 

18. This Agreement will be in place during the Term after which it will expire and all 
rights granted herein will terminate, except as expressly stated otherwise. 

19. The parties may terminate this Agreement by mutual written agreement at any time 
before the transfer of a subdivided parcel within the Lands to a third party.  

20. Without limiting the Township’s rights at law or in equity, if the Developer is in 
default of one or more of its obligations, and has not corrected the default within 30 
days of written notice by the Township, the Township may terminate this Agreement 
by written notice to the Developer. If Cash in Lieu has not been delivered, Cash in 
Lieu will be due and payable immediately upon the Township issuing the notice of 
termination.  

21. Whether or not the Developer proceeds with the Development during the Term: 

(a) the expiry or termination of this Agreement will not entitle the Developer to 
recover any portion of the Amenities or to seek restitution in relation thereto or 
in relation to any other obligation of the Developer as performed.  The 
Developer further agrees that the Township’s covenant that the Specified 
Bylaw Provisions will not be amended during the Term constitutes sufficient 
consideration for the Amenities; and 
 

(b) the Developer will not commence or advance a legal proceeding of any kind to 
seek to quash, set aside, hold invalid this Agreement, or the Zoning Bylaw, or 
to recover any portion of the Amenities, or seek restitution in relation to any of 
the Amenities, and if does any of the foregoing, the Township may provide this 
Agreement to a Court as a full and complete answer. 
 

Rights and obligations upon title transfer  

22. Nothing in the Agreement limits the right of the Developer to sell all, or any portion 
of, the Lands.  

23. The Developer may only assign its rights under this Agreement to a transferee of 
registered fee simple interest in the Lands, or a portion of the Lands, provided that the 
transferee is a company, partnership, individual or other entity that is not in 
receivership or bankruptcy (the “Authorized Assignee(s)”).    
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24. In the event of a transfer of the registered fee simple interest in the Lands or a 
subdivided portion of the Lands the following will apply:  

(a) The Developer’s obligations under this Agreement and all restrictions 
on land use and subdivisions contained in this Agreement will be 
automatically binding on the transferee;  

(b) If the transferee is an Authorized Assignee, the rights of the Developer 
under section 10 of this Agreement will be automatically assigned to 
the transferee either: 1) in respect to the Lands, if the transferee 
acquired the Lands; or 2) in respect to a portion of the Lands acquired 
by the transferee, if the transferee acquired a portion of the Lands.  For 
greater certainty, in respect to a transfer of a portion of the Lands, the 
transferee’s agreement under section 10(c) is only required in respect to 
the portion of the Lands acquired by the transferee; and 

(c) Unless otherwise stated in a written assignment and assumption 
agreement between the Township, the Developer and the transferee, in 
the form satisfactory to the Township: 

(i) the obligations of the Developer to the Township under this 
Agreement will remain in place, jointly and severally with the 
transferee and the Township may enforce this Agreement 
against the Developer, the transferee or both, in its discretion; 
and   

(ii) the Developer will be liable for any breach of this Agreement 
that occurred while the Developer was the owner of or had an 
interest in the Lands. 

Other 

25. This Agreement will enure to the benefit of and will be binding upon the parties hereto, 
and their respective successors and permitted assigns. 

26. All obligations of the Developer hereunder are subject to the Developer being able to 
obtain all bylaw and statutorily required approvals therefor. 

27. This Agreement does not restrict any discretion of the Township’s Council or officials 
under its or their statutory powers, apart from the restrictions expressly provided for 
herein and as provided for in section 516 of the Local Government Act.  

28. The Developer and the Township will do all further acts as may be necessary for 
carrying out this Agreement, including without limitation execution of all required 
documentation and alterations required to achieve registration at the Land Title Office. 

29. This Agreement (including consequential agreements contemplated herein) is the entire 
agreement (verbal or written) between the parties regarding the Specified Bylaw 
Provisions and the payment of Cash in Lieu. The parties acknowledge and agree that 
the Developer and the Township may enter into other agreements and covenants in 
respect to the Rezoning Bylaw, the Development and the Lands, including a servicing 
agreement for the construction of the Roads, the Pedestrian Connection and the 
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Streamside Protection and Enhancement Area, other servicing for the Development, 
development works agreement, latecomer agreements, statutory rights of way pursuant 
to section 218 of the Land Title Act, and covenants pursuant to section 219 of the Land 
Title Act. 

30. Time is of the essence of this Agreement.  

31. All obligations of the parties will be suspended so long as the performance of such 
obligation is prevented, in whole or in part, by reason of labour dispute, fire, act of 
nature, unusual delay by common carriers, earthquake, riot, civil commotion or inability 
to obtain necessary materials on the open market, and the period in which any party is 
required to perform any such obligation is extended for the period of such suspension, 
but not including the Developer’s financial trouble or the fluctuations in the 
development market. The impact of the Developer’s financial circumstances upon the 
Developer’s ability to perform this Agreement does not suspend the Developer’s 
obligations under this Agreement. This provision does not extend the Term.  
Furthermore, delays in Development (for any reason) will not result in extension of the 
Term. 

32. No provision of this Agreement is to be considered to have been waived by a party 
unless the waiver is expressed in writing by the party. The waiver by a party of any 
breach by another party of any provision is not to be construed as or constitute a waiver 
of any further or other breach.  

33. If any part of this Agreement other than section 10 is held to be invalid, illegal or 
unenforceable by a Court having the jurisdiction to do so, that part is to be considered 
to have been severed from the rest of this Agreement and the rest of this Agreement 
remains in force unaffected by that holding or by the severance of that part. In the event 
that section 10 is held to be invalid, illegal or unenforceable by a Court having 
jurisdiction to do so, such a holding will not limit such nonconforming use protection 
as has accrued to the Developer or transferee in connection with the subdivision and 
development of the Lands in keeping with the Site Plan, including by way of the doctrine 
of “commitment to use”, nor the application of the law related to unjust enrichment. 

Interpretation  

34. In this Agreement:  

(a) the headings and captions are for convenience only and do not form a part of 
this Agreement and will not be used to interpret, define or limit the scope, 
extent or intent of this Agreement or any of its provisions;  

(b) the word “including” when following any general term or statement is not to be 
construed as limiting the general term or statement to the specific items or 
matters set forth or to similar terms or matters but rather as permitting it to 
refer to other items or matters that could reasonably fall within its scope;  

(c) a reference to currency means Canadian currency;  

(d) a reference to a statute includes every regulation made pursuant thereto, all 
amendments to the statute or to any such regulation in force from time to time 
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and any statute or regulation that supplements or supersedes such statute or any 
such regulation;  

(e) a reference to time or date is to the local time or date in Langley, British
Columbia;

(f) a word importing the masculine gender includes the feminine or neuter, and a
word importing the singular includes the plural and vice versa;

(g) a reference to approval, authorization, consent, designation, waiver or notice
means written approval, authorization, consent, designation, waiver or notice;
and

(h) a reference to a section means a section of this Agreement, unless a specific
reference is provided to a statute.

35. This Agreement is to be construed in accordance with and governed by the laws
applicable in the Province of British Columbia.

Indemnity and Release 

36. The Developer will, jointly and severally, indemnify and save harmless the Township
from and against all claims (first and third person) demands, fines, penalties, costs, and
expenses (including legal fees) (collectively, “Claims and Expenses”) that the
Township may suffer as a result of a breach by the Developer of this Agreement.

37. The Developer, jointly and severally, hereby releases and forever discharges the
Township from all Claims and Expenses that the Developer may suffer as a result of
this Agreement or the exercise by the Township of its rights under this Agreement.

38. The indemnity and release provisions of sections 36 and 37 will survive the expiry or
termination of this Agreement.

39. If the Developer is comprised of more than one person, the Developer’s obligations
under this Agreement, including indemnity and release obligations, will be joint and
several.

Notice 

40. A notice, demand, statement, request or other evidence required or permitted to be given
hereunder must be written and will be sufficiently given if delivered in person or by
registered mail, as follows:
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(a) if to the Developer:  

1094941 BC Ltd.#207  12639 – 80 Avenue 
Surrey BC V3W 3A6 
 

(b) if to the Township:  

The Corporation of the Township of Langley  
20338-65 Avenue 
Langley, BC V2Y 3J1  

Attention: General Manager, Engineering and Community Development  

Either party may give notice to the others of a change of address after which the address 
so specified will be considered to be the address of the party who gave the notice. Any 
notice, demand, statement, request or other evidence delivered in person will be 
considered to have been given at the time of personal delivery and if delivered by 
registered mail, on the date of receipt.  

 
Execution  

41. This agreement may be executed in counterparts and may be electronically delivered.  

Costs 
 
42. Every obligation of the Developer under this Agreement must be satisfied by the 

Developer at its sole cost. 

Schedules  
 
43. The following schedules are annexed to and form part of this Agreement:  

Schedule A – Site Plan  

Schedule B – Form for Agreement to Bylaw Changes  

Schedule C – Copy of the Rezoning Bylaw 

IN WITNESS WHEREOF the parties have executed this Agreement as of the date first 

written above.  

[signature blocks follow] 
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1094941 BC LTD. 
 
 
 
Per:_______________________ 
 Authorized Signatory 
 
 
 
Per:_______________________ 
 Authorized Signatory 
 
 
THE CORPORATION OF THE TOWNSHIP 
OF LANGLEY 
 
 
 

  

Per:________________________ 
  

  

 
 

  

Per:_______________________ 
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SCHEDULE A 

Site Plan 

N
O

R
T

H
 

C.1

C.1 -  Page 20



{00615960; 2 } 

 

SCHEDULE B 

 FORM FOR AGREEMENT TO BYLAW CHANGES 

This AGREEMENT dated for reference the ___ day of ___, 2020  

BETWEEN:  

1094941 BC Ltd.  
#207  12639 – 80 Avenue 
Surrey BC V3W 3A6 
 
(the “Developer”) 

AND: 
 

The Corporation of the Township of Langley  
20338-65 Avenue 
Langley, BC 
V2Y 3J1 

 
(the “Township”)  

 
WHEREAS:  

A.  The Township has entered into a Phased Development Agreement authorized by Bylaw 
2020 No.5591 dated the ___ day of ____________, ______ (the “PDA”);  

B.  The Developer is the registered owner of the lands described below, being all or part of 
the lands that are the subject of the PDA:  

PID: 004-709-667, Lot 34 Section 25 Township 8  
New Westminster District Plan 48812 
 

as subdivided from time to time (the “Lands”);  
 

C.  The Township has, pursuant to Bylaw 2020 No. 5590 amended the provisions of its 
Zoning Bylaw as set out below:  

[set out the amendments that the Township and the 
Developer agree apply to the Lands]  

(the “Amended Provisions”)  
 
D. The Developer and the Township wish to agree that the Amended Provisions apply to the 
Lands;  
 
NOW THEREFORE THIS AGREEMENT WITNESSES THAT:  
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1. The Developer and the Township hereby agree, further to section 516 of the Local
Government Act, that the Amended Provisions apply to the development of the Lands.

2. Apart from the amendment of the Amended Provisions, the agreement of the Township and
the Developer hereunder is not intended to, and does not, in any way:

(a) limit or otherwise alter the rights and responsibilities of the Developer and the
Township under the PDA, which will continue in full force and effect, and be
enforceable by both parties, notwithstanding section 1; or

(b) impact lands that may be the subject of the PDA other than the Lands.

3. Without limiting the generality of section 1, the Township and the Developer, noting that
neither the definition of Specified Bylaw Provisions in the PDA, nor the provisions of the
PDA relating to the Specified Bylaw Provisions, have been amended, agree and confirm that:

(a) the foregoing agreement in respect of the Amended Provisions does not imply, and
will not be construed as implying, that the Developer has waived the protection that
the PDA provides to it in respect of the Specified Bylaw Provisions, apart from the
application of the Amended Provisions; and

(b) any further or subsequent changes to the Specified Bylaw Provisions, other than the
Amended Provisions, will not apply to the development of the Lands unless the
Developer agrees in writing that they apply on the basis set out at sections 2 and 3 of
this Agreement.

IN WITNESS WHEREOF the Parties have executed this Agreement as of the date first 
written above.  

1094941 BC LTD. 

Per:_______________________ 
Authorized Signatory 

Per:_______________________ 
Authorized Signatory 

THE CORPORATION OF THE TOWNSHIP 
OF LANGLEY 

Per:________________________ 

Per:_______________________ 
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SCHEDULE C 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590 

EXPLANATORY NOTE 

Bylaw 2020 No. 5590 rezones land at 8192 – 208 Street from Suburban Residential Zone 
SR-2 to Comprehensive Development Zone CD-145 to permit a an apartment development 
consisting of 144 apartment units in two (2) six storey buildings and a daycare building. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590 

A Bylaw to amend Township of Langley Zoning Bylaw 1987 No. 2500 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (1094941 BC LTD.) Bylaw 2020 No. 5590”.

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by:

(1) Adding to the Table of Contents and Section 104.1 – Zones the words
“Comprehensive Development Zone CD-145” after the words “Comprehensive
Development Zone CD-144”

(2) Adding to Section 110.1 after the words “CD-144” the words “CD-145 – 2,500 m²”
(3) Adding after Section 1044 “Comprehensive Development Zone CD-144” the

following as Section 1045 “Comprehensive Development Zone CD-145”

1045 COMPREHENSIVE DEVELOPMENT ZONE CD-145 

Uses Permitted 

 1045.1 In the CD-145 Zone, only the following uses are permitted and all other uses are 
prohibited: 
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) 
4) 

apartments 
group children’s daycare 

Density 

1045.2 The density permitted shall be no less than 99 units per hectare (40 units per acre) and no 
greater than 198 units per hectare (80 units per acre). 

Lot Coverage 

1045.3 Building and structures shall not cover more than 55% of the lot area. 

Siting of Buildings and Structures 

1045.4 Buildings and structures shall be sited in accordance with the provisions of a Development 
Permit. 
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Height of Buildings and Structures 

1045.5 Except as provided for in Section 104.5 the height of principal buildings and structures shall 
be a maximum of 6 storeys for apartments and a maximum of 1 storey for the group 
children’s daycare. The height of accessory buildings and structures shall not exceed 3.75 
metres or one storey, whichever is lesser. 

Subdivision Requirements 

1045.6 All lots created by subdivision shall comply with Section 110 of this Bylaw and the Subdivision 
and Development Servicing Bylaw 2019 No. 5382 as amended. 

Landscaping, Screening and Fencing 

1045.7 Landscaping areas, landscaping screens and fencing shall be provided in accordance with 
Section 111 and in accordance with the Development Permit. 

Parking and Loading 

1045.8 Parking and loading shall be provided in accordance with Section 107. 

Age Friendly Amenity 

1045.9 Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and in 
accordance with the Development Permit. 

Development Permit Requirements 

1045.10 A Development Permit shall be issued by Council prior to issuance of a Building Permit. 

3. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by rezoning the lands described as:

Lot 34 Section 25 Township 8 New Westminster District Plan 48812

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-145.

READ A FIRST TIME the day of , 2020. 

READ A SECOND TIME the day of , 2020. 

PUBLIC HEARING HELD the day of , 2020. 

READ A THIRD TIME the day of , 2020. 

ADOPTED the  day of , 2020. 

Mayor 
Township Clerk 

C.1

C.1 -  Page 25



{00615960; 2 } 

C.1

C.1 -  Page 26



REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: APRIL 20, 2020 – SPECIAL MEETING REPORT: 20-57 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-25-0099
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100200 
DEVELOPMENT PERMIT APPLICATION NOS. 100851 AND 101143 
(1094941 BC LTD. / 8192 – 208 STREET) 

PROPOSAL: 

Application to amend the Yorkson Neighbourhood Plan 
and rezone 1.01 ha (2.5 ac) of land located at 
8192 - 208 Street to Comprehensive Development 
Zone CD-145, and issue an accompanying 
development permit application to facilitate the 
development of 144 units in two (2) six (6) storey 
apartment buildings and a single storey daycare 
building. A streamside protection Development Permit 
has also been submitted to accommodate the 
development proposal.   

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaws No. 5589 and 5590 subject to nine 
(9) development prerequisites, and that Council give
first and second reading to accompanying Phased
Development Agreement Bylaw No. 5591, and
authorize issuance (at time of final reading of Bylaw
No. 5590) of Development Permit No. 100851 and
Development Permit No. 101143; and that staff be
authorized to schedule the required Public
Hearing.

RATIONALE: 

Staff are supportive of the development proposal 
as it is consistent with the overall objectives of the 
Willoughby Community Plan and Yorkson 
Neighbourhood Plan.
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100200 
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143 
(1094941 BC LTD. / 8192 – 208 STREET) 
Page 2 . . . 

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1988 No. 3800 Amendment 
(Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment (1094941 BC LTD.) 
Bylaw 2020 No. 5589 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 
(1094941 BC LTD.) Bylaw 2020 No. 5590, rezoning 1.01 ha (2.5 ac) of land located at 
8192 - 208 Street to Comprehensive Development Zone CD-145, to facilitate the development 
of two (2) apartment buildings and a daycare building, subject to the following development 
prerequisites being satisfied to the acceptance of the Township of Langley General Manager of 
Engineering and Community Development unless otherwise noted, prior to final reading:  

1. A servicing agreement being entered into with the Township to secure required road and
utility upgrades and extensions in accordance with the Township’s Subdivision and
Development Servicing Bylaw;

2. Completion of an erosion and sediment control plan and provision of security in accordance
with the Erosion and Sediment Control Bylaw;

3. Provision of road dedications, widenings, and necessary traffic improvements including
dedication of the east half of 208 Street (including greenway), and a portion of 82 Avenue
(including greenway) in accordance with the Township’s Master Transportation Plan,
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan;

4. Dedication and construction of a 4.5 metre wide street greenway on the east side of
208 Street and the south side of 82 Avenue;

5. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with Subdivision and Development Servicing
Bylaw (Schedule I - Tree Protection);

6. Compliance with Age Friendly Amenity Area requirements;
7. Registration of restrictive covenants acceptable to the Township:

a. Prohibiting parking on internal strata roadways (other than in clearly identified parking
spaces);

b. Prohibiting access from the site to 208 Street and prohibiting parking on 208 Street;
c. Identifying the units (minimum 10%) required in accordance with the

Schedule 2 - Adaptable Housing Requirements of the Township’s Official Community
Plan; and

d. Registration of a public access right of way for a pedestrian access between 82 Avenue
and the east side of the site;

e. Protecting Streamside Protection and Enhancement Areas;
8. Compliance with the requirements of the Yorkson Greenway Amenity Zoning Policy

including payment of applicable Yorkson amenity fee; and further
9. Payment of applicable Neighbourhood Planning Administration fees, supplemental

Rezoning fees, Site Servicing Review fee, ISDC review fee, extraordinary charges
(PDA review), Development Works Agreement (DWA) and Latecomer charges, and
compliance with the Township’s 5% Neighbourhood Park Land Acquisition Policy;

C.1

C.1 -  Page 28



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100200 
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143 
(1094941 BC LTD. / 8192 – 208 STREET) 
Page 3 . . . 

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment (Yorkson Neighbourhood 
Plan) Bylaw 2001 No. 4030 Amendment (1094941 BC LTD.) Bylaw 2020 No. 5589, is 
consistent with the Township’s Five Year Financial Plan as updated annually and with Metro 
Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid Waste 
Resource Management Plan, and with the consultation requirement of Official Community Plan 
Consultation Policy (07-160);  

That Council authorize the issuance of Development Permit No. 100851 at the time of final 
reading of Rezoning Bylaw No. 5590 subject to the following conditions: 

a. Building plans being in substantial compliance with Schedule “A”; and
b. On-site landscaping plans being in substantial compliance with Schedule “B”, and in

compliance with Subdivision and Development Servicing Bylaw (Schedule I - Tree
Protection) and the Township’s Street Trees and Boulevard Plantings Policy, to the
acceptance of the Township; and

c. All signage being in compliance with Schedule “A” and the Township Sign Bylaw.

Although not part of the development permit requirements, the applicant is advised that prior to 
issuance of a building permit, the following items will need to be finalized: 

a. On-site landscaping to be secured by letter of credit at building permit stage;
b. Written confirmation from the owner and landscape architect or arborist that tree protection 

fencing identified in the tree management plan is in place;
c. Submission of a site specific on-site servicing and stormwater management plan in 

accordance with the Subdivision and Development Servicing Bylaw and an erosion and 
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, to the 
acceptance of the Township;

d. Payment of supplemental development permit application fees, Development Cost Charges, 
and building permit administration fees; and further

That Council at time of final reading of Rezoning Bylaw No. 5590 authorize the issuance of 
Development Permit No. 101143 (streamside protection), to relocate and reconstruct on-site 
watercourses in accordance with Section 4.20 of Schedule 3 of the Official Community Plan, 
subject to the following conditions:  

a. Protection of Streamside Protection and Enhancement Development Permit Areas (SPEAs)
as shown on Schedule A and B to the acceptance of the Township of Langley General
Manager of Engineering and Community Development;

b. Township of Langley General Manager of Engineering and Community Development
acceptance of a submission addressing information requirements outlined in Section 4.20
of Schedule 3 of Langley Official Community Plan Bylaw 1979 No. 1842;

c. Written designation of an Environmental Monitor for the project acknowledging the
Environmental Monitor has the authority to stop any work(s) that, in the Environmental
Monitor's opinion, have the potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental regulatory agency approvals
and/or submission of notifications and provisions of copies of approval/submissions to the
Township; and further

That Council authorize staff to schedule the required Public Hearing for the Community / 
Neighbourhood Plan amendment bylaw and rezoning bylaw in conjunction with the hearing for 
proposed Development Permit Nos. 100851 and 101143. 
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EXECUTIVE SUMMARY: 

1094941 BC Ltd. has applied to amend the Yorkson Neighbourhood Plan, and to rezone 
1.01 ha (2.5 ac) of land located at 8192 – 208 Street to Comprehensive Development Zone 
CD-145 to facilitate development of 144 apartment units in two (2) six (6) storey apartment
buildings and a daycare building. An amendment to the Yorkson Neighbourhood Plan is
required to accommodate the proposed six (6) storey building heights.

The proponent’s application also includes a Development Permit for the site in conjunction with 
the rezoning application to provide Council the opportunity to review the form and character of 
the proposed development. An additional Development Permit for streamside protection is also 
being processed to relocate and reconstruct a watercourse on the site.  

The proposal is consistent with the overall objectives of the Willoughby Community Plan and 
Yorkson Neighbourhood Plan. Staff recommend that Council consider the plan amendments 
and rezoning request, subject to the completion of nine (9) development prerequisites, and 
issue Development Permit Nos. 100851 and 101143 at time of final reading.  

PURPOSE: 
The purpose of this report is to advise and make recommendations to Council with respect to 
Yorkson Neighbourhood Plan Amendment Bylaw No. 5589, Rezoning Bylaw No. 5590, 
Phased Development Agreement Bylaw No. 5591 and Development Permits No. 100851 and 
101143. 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
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RENDERINGS – SUBMITTED BY APPLICANT 
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SITE PLAN – SUBMITTED BY APPLICANT 
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REFERENCE: 
Owner: 

Legal Description: 

Location: 

Area: 

Existing Zoning: 

Proposed Zoning: 

1094941 BC Ltd.  
#207 12639 – 80 Avenue 
Surrey, BC, V3W 3A6 

Lot 34 Section 25 Township 8 
New Westminster District Plan 48812 

8192 – 208 Street 

1.01 ha (2.5 ac) total 

Suburban Residential Zone SR-2 

Comprehensive Development Zone CD-145 

Willoughby Community Plan: Multi-Family 

Yorkson Neighbourhood Plan: Apartment 

BACKGROUND/HISTORY: 

The subject property is currently zoned Suburban Residential Zone SR-2 and is designated 
“Apartment” (99 - 198 units per hectare / 40 - 80 units per acre) in the Yorkson Neighbourhood 
Plan.  

To align with changes to the BC Building code (maximum four storey building height previously 
permitted by the Yorkson Neighbourhood Plan and BC Building Code) and consistent with 
surrounding context in the neighbourhood, 1094941 BC Ltd. has applied to amend the Yorkson 
Neighbourhood Plan to allow six storey building heights as part of their development application. 
The proposal is also consistent with a Polygon development on the west side of 208 Street that 
also received approval for a Yorkson Neighbourhood Plan amendment for apartment buildings 
that are up to six (6) storeys in height. 

DISCUSSION/ANALYSIS: 

The subject 1.01 ha (2.5 ac) site is zoned Suburban Residential SR-2, and located in the 
Yorkson Neighbourhood Plan. The Yorkson Neighbourhood Plan designates the site as 
“Apartment”. The applicant has applied to rezone the site to Comprehensive Development Zone 
CD-145 to facilitate the development of two (2) six (6) storey apartment buildings, and an
amenity building that will allow daycare uses. To accommodate the proposed development, the
proponent has applied for an amendment to the Yorkson Neighbourhood Plan to increase the
height of the apartment buildings from four (4) to six (6) storeys. In support of the neighborhood
plan amendment application, an amenity building is proposed in the middle of the site between
the apartment buildings that will also be available to be operated as a daycare to serve the
neighbourhood.

A development permit for the site is being processed in conjunction with the rezoning 
application to provide Council the opportunity to review the form, character and siting of the 
development.  
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Adjacent Uses: 
North: A property designated Apartment in the Yorkson Neighbourhood Plan, and zoned 

Suburban Residential Zone SR-2; 
South: A property designated Apartment in the Yorkson Neighbourhood Plan, zoned 

Suburban Residential Zone SR-2, currently under application for a development 
consisting of three (3) storey townhouses and a four (4) storey apartment 
building (ToL Project No. 08-25-0075); 

East: A property designated Apartment and Mixed Residential in the Yorkson 
Neighbourhood Plan, zoned Suburban Residential Zone SR-2, currently under 
application for a three (3) storey townhouse development (ToL Project 
No. 08-25-0083);  

West: 208 Street, beyond which is Polygon Union Park (ToL Project No. 08-26-0135) 
where four apartment building are currently under construction that will be six 
(6) storeys in height fronting 208 Street and 82 Avenue and four (4) storeys in
height at the westerly portion of the site, and zoned Comprehensive
Development Zone CD-123.

Community Plan Amendment: 
The subject development is designated “Apartment” in the Yorkson Neighbourhood Plan. The 
applicant proposes to amend the Yorkson Neighbourhood Plan to permit up to six (6) storey 
building heights, consistent with the apartment buildings that are currently under construction to 
the west of the development site.  

The Yorkson Neighbourhood Plan “Apartment” designation permits a density range from 99 to  
198 units per hectare (40 to 80 units per acre). The proposal is consistent with the density 
requirements of the Yorkson Neighbourhood Plan Apartment designation and results in an 
overall density of 149 units per hectare (58 units per acre).  

Official Community Plan Consultation Policy: 
In accordance with the Official Community Plan Consultation Policy (07-160), the Langley 
School District was consulted during the early stages and throughout the Official Community 
Plan (OCP) amendment application process. The School District did not express any concerns 
regarding the proposed amendments. Staff recommends that Council consider 
the consultation completed consistent with the requirements of the Official Community Plan 
Consultation Policy (07-160).  

The Official Community Plan Consultation Policy also requires Council to consider the 
OCP amendment in conjunction with the financial plan and any applicable waste management 
plan. Staff recommend that Council consider the proposed OCP amendment consistent with the 
Township’s financial plans (both operating and capital) and Metro Vancouver’s waste 
management plans as the plans anticipate development in the Willoughby Community Plan and 
Yorkson Neighbourhood Plan. 

Public Consultation: 
As per Policy No. 07-164, the applicant held a public information meeting on October 17, 2019. 
Results of the Developer Held Public Information Meeting were compiled and are provided in 
Attachment D.   
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Zoning Amendment: 
The subject site is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5590 proposes 
to rezone the site to Comprehensive Development CD-145 zone to accommodate the proposed 
development. The project complies with the provisions of the site’s proposed CD-145 zoning in 
terms of siting, site coverage, parking, height, use and density.  

Development Permit No. 100851 (Apartment): 
The site is designated a mandatory Development Permit area to provide Council the opportunity 
to review the form, character and siting of any proposed development. The site has been 
considered in accordance with the existing Residential Development Permit Area guidelines 
included in the Willoughby Community Plan (see Attachment C). Proposed Development Permit 
No. 100851 is attached to this report (see Attachment A). 

The proponent has submitted elevations and a rendering detailing the form, height, exterior 
finishing, architectural style and massing. The apartment buildings are proposed to be six 
(6) storeys in height. A total of 144 units are proposed in a combination of one, two and
three  bedroom unit types. An amenity building is proposed in the middle of the site between the
two apartment buildings that is proposed to be available for use as a daycare.

The buildings feature hardie panel siding, cement panel siding, metal and wood trims/fascia. 
The colouring is provided in complementary tones which aids in breaking up the mass of the 
building.  

The proposed building heights, site coverage (33%) and building siting comply with the 
provisions of the Comprehensive Development CD-145 zone. The development in staff’s 
opinion complies with the Development Permit Area “B” guidelines (Attachment C) of the 
Willoughby Community Plan. 

Development Permit No. 101143 (Streamside Development Permit): 
Township of Langley Official Community Plan Bylaw No. 1842 Schedule 3 Development Permit 
Areas: Streamside Protection and Enhancement (OCP Schedule 3) was adopted to establish 
and maintain undisturbed naturally vegetated zones along watercourses.  The required widths 
of these no-disturbance zones, referred to as "Streamside Protection and Enhancement 
Development Areas" (SPEA), follows the Township watercourse classification system 
(i.e. Class A, Class B, Class C) which is based on channel type, water flow and fish presence.  

A Class B (yellow-coded) constructed watercourse is located along the northern boundary of the 
project site.   OCP Schedule 3 designates a 15 metre wide SPEA adjacent to the watercourse 
and, as shown in Schedule A of Attachment B, the required SPEA encompasses approximately 
2,901 m2 (31,226 ft2) on the project site.  As shown in Schedule B of Attachment B, the 
applicant has submitted a proposal to provide approximately 1,826 m2 (19,655 ft2) of SPEA.  
While the proposed quantity of SPEA is reduced, the applicant's proposal includes a 
comprehensive restoration and enhancement effort that exceeds minimum OCP Schedule 3 
requirements for plant sizing.  Additionally, the proposal provides increased base flows through 
the watercourse which increase SPEA contributions to downstream fish habitats.  The increased 
restoration and enhancement effort responds to the SPEA reduction by providing higher 
functioning SPEA.   
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Staff note that Class B (yellow-coded) watercourses are located on adjacent properties to the 
south (8184-208 Street) and east (8170-208 Street).  As shown in Schedule A of Attachment B, 
the 15m wide SPEAs associated with these watercourses currently extend onto the project site. 

However, off-site watercourses will be relocated as part of future development on adjacent 
lands (Township Project 08-25-0075) as previously negotiated with Fisheries and Oceans.  
Upon completion of watercourse relocation works, SPEAs associated with those watercourses 
would no longer extend on to the project site.  In anticipation of future works, SPEAs are not 
required along the south and east boundaries of the project site. 

Township streamside requirements include protection of the SPEA in a restrictive covenant, 
installation of fencing and signage along the SPEA boundary, provision of streamside 
restoration and enhancement plans and details, monitoring of restoration works, and provision 
of a financial security.  Acceptance of a submission addressing Township streamside 
requirements is a development permit condition 

Access and Parking: 
Vehicular access to the development will be provided temporarily via a driveway near the west 
end of the site from a new section of 82 Avenue. The ultimate access to the site will be from a 
driveway on the east side of the site, that will not be available until the neighbouring site to the 
north is redeveloped. No vehicular access to the site will be permitted from 208 Street.  

In compliance with the Zoning Bylaw, 245 parking spaces are proposed for the development as 
shown below: 

Parking Spaces Required Parking Spaces Provided 
Apartment:  
144 units @ 1.5 spaces per 
unit 
10% of total = dedicated visitor 

216 (of which 22 are 
dedicated visitor) 

245 (of which 16 are 
adaptable and 22 are 

dedicated visitor) 

Adaptable Housing: 
In accordance with Section 3.1.9 of the Township’s Official Community Plan a minimum of 
10% of the units in a apartment development shall provide adaptable housing. Council 
has chosen to implement this provision through the adoption and implementation of 
Schedule 2 - Adaptable Housing Requirements of the Official Community Plan. In compliance 
with the Official Community Plan, 16 adaptable units will be provided. Adaptable units are 
proposed to be provided in each of the apartment buildings. As a prerequisite of final reading of 
the rezoning bylaw, the applicant will be required to register a restrictive covenant identifying / 
securing the units required to comply with Schedule 2 - Adaptable Housing Requirements. 

Landscaping: 
The landscape plan proposes the planting of trees, shrubs and groundcovers around the 
perimeter of the site as well as along the internal roadways and the common areas. The 
streetscape landscaping includes low picket fencing with pedestrian entrances to the individual 
street fronting units to define the private and public realm. Additionally, plaza areas are also 
proposed at the entrances to each building.  

A greenway is proposed as required under the Yorkson Neighbourhood Plan fronting site along 
208 Street and 82 Avenue.  
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Age Friendly Amenity Area: 
Section 111.5 of the Township’s Zoning Bylaw requires provision of age friendly amenity areas 
(4 m2 per residential unit) for apartment developments, resulting in a requirement of 576 m2

(6,200 ft2). The applicant’s landscape architect has incorporated an amenity spaces on the roof 
top of each apartment building totaling 750 m2 (8,073 ft2).  Final age friendly amenity area plans 
are subject to the final acceptance of the Township.  This requirement has been included in the 
list of development prerequisites to be completed prior to final reading of the rezoning bylaw.  

Community Amenity Contributions: 
Staff note that the Community Amenity Contributions (CAC) Policy (adopted by Council on 
July 23, 2018 and subsequently revised on April 15, 2019 and November 18, 2019) is applicable 
to the subject residential rezoning application. The policy specifies target contribution amounts 
based on unit types. The current target contribution amounts specific to this development are 
$3,971 per apartment unit for a total of $571,824. Accordingly, a Phased Development 
Agreement (Bylaw No. 5591) has been prepared indicating a contribution of $571,824. 
Compliance with the CAC policy and payment of extraordinary charges (PDA legal review) is 
included in the list of rezoning prerequisites for this application. 

Tree Protection/Replacement:  
The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 
3 significant trees exist on the subject site with none proposed for retention.  In accordance with 
the Township’s Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection), a 
total of 59 replacement trees are required and 69 replacement trees are proposed. In addition, 
approximately 15 street trees are required along the road frontages (in compliance with the 
Township’s Street Trees and Boulevard Plantings Policy).  Post development approximately 
84 trees will be in place.  Final tree retention, protection, and replacement plans are subject to 
the final acceptance of the Township.  This requirement has been included in the list of 
development prerequisites to be completed prior to final reading of the rezoning bylaw. 

Servicing: 
Prior to final reading, the applicant is required to enter into a Servicing Agreement to 
secure works and services such as construction of road works, greenways, tree replacement, 
stormwater management plan and utility upgrades and/or extensions to the acceptance of 
the Township. Road dedications, widening, and necessary traffic improvements (both 
on-site and off-site) for 208 Street and 82 Avenue will be required in accordance with the 
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan. The 
applicant will also be required to provide erosion and sediment control measures in accordance 
with the Erosion and Sediment Control Bylaw, to the acceptance of the Township. 

Environmental Considerations: 
The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
the Township’s Official Community Plan (Streamside Protection), Erosion and Sediment Control  
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Bylaw, and Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection) which 
promote sound environmental management practices and outline Township environmental 
performance expectations.  The provision of stormwater management and sediment control 
measures and compliance with the Township’s Subdivision and Development Servicing Bylaw 
(Schedule I – Tree Protection) satisfies the objectives of the Sustainability Charter.   

School Sites: 
School District 35 has not provided comments for inclusion in this report, due to the current 
situation related to staff resources during the Covid-19 pandemic.  Township staff note that the 
development proposal is consistent with the Yorkson Neighbourhood Plan designation for the 
site, which has formed the basis for school site planning in the area.  Students generated by the 
development proposal will fall in the catchment areas for Lynn Fripps Elementary 
(located approximately 150 m (east of the site), Yorkson Creek Middle School (located 
approximately 360 m northwest of the site) and R.E. Mountain Secondary School (located 
approximately 1.5 km southwest of the site)..  

Parks: 
The nearest neighbourhood park is Lynn Fripps Park (located approximately 150 m to the east 
of the site).  

Transit: 
Currently, transit service (595 bus) is provided along 208 Street. 

POLICY CONSIDERATIONS: 
The proposed development is located in an area designated Apartment in the Yorkson 
Community Plan. A neighbourhood plan amendment is required to permit the proposed 
apartment building height to be increased from four (4) to six (6) storeys. The proposal is 
consistent with six (6) storey apartment buildings being constructed to the west and in other 
areas of Yorkson.  

The proposal is consistent with the overall objectives of the Township of Langley Sustainability 
Charter, the Willoughby Community Plan and Yorkson Neighbourhood Plan. In staff’s opinion 
accompanying Development Permit No. 100851 complies with the Development Permit Area “B” 
Guidelines of the Willoughby Community Plan.  

Staff recommend that Council give first and second reading to Bylaw No. 5589 and 5590 
(subject to nine (9) development prerequisites) and to accompanying Phased Development 
Agreement Bylaw No. 5591, and authorize issuance (at time of final reading of Bylaw 5590) of 
the accompanying Development Permit Nos. 100851 and 101143, and authorize staff to 
schedule the required Public Hearing. 

Respectfully submitted, 

Colin Moore 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No.100851 (Apartment) 
ATTACHMENT B 
ATTACHMENT C 
ATTACHMENT D 

Development Permit No. 101143 (Streamside) 
Willoughby Community Plan – Development Permit Guidelines 
Public Information Meeting Comments 
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  ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 100851 

This Permit is issued this _______ day of ____________, 2020 to: 

1.      NAME:  1094941 BC Ltd. 

  ADDRESS: #207 12639 – 80 Avenue 
Surrey, BC, V3W 3A6 

2. This permit applies to and only to those lands within the Municipality described as follows and
to any and all buildings, structures and other development thereon:

LEGAL DESCRIPTION: 

CIVIC ADDRESS: 

Lot 34 Section 25 Township 8 New Westminster District Plan 
48812 

 8192 – 208 Street 

3. This permit is issued subject to compliance with all of the bylaws of the Municipality of Langley
applicable thereto, except as specifically varied or supplemented by this permit as follows:
a. Building plans being in substantial compliance with Schedule “A”;
b. On-site landscaping plans being in substantial compliance with Schedules “B”, and in

compliance with Subdivision and Development Servicing Bylaw (Schedule I - Tree
Protection) and the Township’s Street Trees and Boulevard Plantings Policy, to the
acceptance of the Township; and

c. All signage being in compliance with Schedule “A” and the Township Sign Bylaw.

Although not part of the development permit requirements, the applicant is advised that prior to 
issuance of a building permit, the following items will need to be finalized: 

a. On-site landscaping to be secured by letter of credit at building permit stage;
b. Written confirmation from the owner and landscape architect or arborist that tree

protection fencing identified in the tree management plan is in place;
c. Submission of a site specific on-site servicing and stormwater management plan in

accordance with the Subdivision and Development Servicing Bylaw and an erosion and
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, to the
acceptance of the Township;

d. Payment of supplemental development permit application fees, Development Cost
Charges, and building permit administration fees.

4. The land described herein shall be developed strictly in accordance with the terms, conditions
and provisions of this Permit and any plans and specifications attached as a schedule to this
permit which shall form a part hereof.

This permit is not a building permit.

All developments forming part of this development permit shall be substantially commenced
within two years after the date the development permit is issued.

This permit shall have the force and effect of a restrictive covenant running with the land and
shall come into force on the date of an authorizing resolution passed by Council.
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It is understood and agreed that the Municipality has made no representations, covenants, 
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer other 
than those in this permit. 

This permit shall enure to the benefit of and be binding upon the parties hereto and their 
respective heirs, executors, administrators, successors and assigns. 

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS ____ DAY OF ________, 2020. 

Schedule A Architectural Drawings 
Schedule B Landscaping Drawings 
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ATTACHMENT B 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101143 

This Permit is issued this __________day of _________________, 2020 to:  

1. NAME:  1094941 BC Ltd. 

ADDRESS: #207 12639 – 80 Avenue 
Surrey, BC, V3W 3A6 

2. This permit applies to and only to those lands within the Municipality described as follows
and to any and all buildings, structures and other development thereon:

LEGAL DESCRIPTION: Lot 34 Section 25 Township 8 
New Westminster District Plan 48812 

CIVIC ADDRESS: 8192 – 208 Street 

3. This Permit is issued subject to compliance with all of the Bylaws of the Municipality of
Langley applicable thereto, except as specifically varied or supplemented by this permit as
follows:

a. Protection of Streamside Protection and Enhancement Development Permit Areas
(SPEAs) as shown on Schedule A and B to the acceptance of the Township of
Langley General Manager of Engineering and Community Development;

b. Township of Langley General Manager of Engineering and Community
Development acceptance of a submission addressing information requirements
outlined in Section 4.20 of Schedule 3 of Langley Official Community Plan Bylaw
1979 No. 1842;

c. Written designation of an Environmental Monitor for the project acknowledging the
Environmental Monitor has the authority to stop any work(s) that, in the
Environmental Monitor's opinion, have the potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental regulatory agency
approvals and/or submission of notifications and provisions of copies of
approval/submissions to the Township;

4. The land described herein shall be developed strictly in accordance with the terms,
conditions and provisions of this Permit and any plans and specifications attached as a
Schedule to this Permit which shall form a part hereof.

This Permit is not a Building Permit.

All developments forming part of this Development Permit shall be substantially
commenced within two years after the date the Development Permit is issued.

This permit shall have the force and effect of a restrictive covenant running with the land
and shall come into force on the date of an authorizing resolution passed by Council.

It is understood and agreed that the Municipality has made no representations, covenants,
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer
other than those in this Permit.
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This Permit shall enure to the benefit of and be binding upon the parties hereto and their 
respective heirs, executors, administrators, successors and assigns. 

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS ____ DAY OF ________, 2020 

Schedule A Required Streamside Protection and Enhancement Areas 

Schedule B Proposed Streamside Protection and Enhancement Areas 
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SCHEDULE A 

SCHEDULE A –  
REQUIRED STREAMSIDE PROTECTION AND 

ENHANCEMENT AREAS 
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SCHEDULE B –  
PROPOSED STREAMSIDE PROTECTION AND 

ENHANCEMENT AREAS 
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4.1.2 DEVELOPMENT PERMIT AREA “B” – RESIDENTIAL 
Lands identified as “Residential” on Map 4, Development Permit Areas are hereby designated as 
development permit areas under Section 488(1)(e) and (f) of the Local Government Act to 
establish objectives and provide guidelines for the form and character of intensive and multi family 
residential development. 
The objective of this development permit area designation is to encourage development of 
attractive and safe multi family areas. 
Unless the owner first obtains a development permit, land within this development permit area 
shall not be subdivided, and construction of, addition to or alteration of a multi family dwelling 
(including a townhouse, rowhouse, apartment, duplex, triplex or fourplex) must not be started. 
Development permit guidelines are as follows: 

4.1.2.1 GENERAL  
The following general guidelines apply to all development within Development Permit Area “B.” 

4.1.2.2 SINGLE FAMILY DEVELOPMENT 
General 

o Single family developments shall enter into an Exterior Design Control Agreement (to be
registered on title as a restrictive covenant) prior to final subdivision approval and to the
acceptance of the Township.  The agreement shall incorporate the following single family
development permit guidelines.

Architectural Details 
o No residential units shall back onto a public road or street greenway other than 212 Street

between 76 and 80 Avenues.
o All building elevations visible from public land (i.e. parks, roads, greenways and detention

pond sites) shall provide architectural detailing to be consistent with the front of the
building.

Parking and Traffic/Pedestrian Circulation 
o Where single-family lots abut an arterial road or a street greenway vehicular access and

parking shall be provided via a rear lane or any other vehicular access from the rear of the
property while retaining the front pedestrian access of the building facing the street.

Landscaping 
o Fences adjacent to a street greenway shall not exceed 122 cm (48 inches) in height.

These fences shall be designed to complement the building and be an open picket fence
design.  Fences must permit observation of the public realm and incorporate landscaping
to soften their appearance from the road.

Building Form 
o Pitched roofs are required. Pitched roofs shall have architectural grade roof material,

including ridge caps and shadow lines.

4.1.2.3 MULTIPLE UNIT DEVELOPMENT 
General 
The following guidelines apply to all multiple-unit development including but not limited to 
apartment, townhouse, rowhouse, duplex, triplex and fourplex buildings. 

4586 
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Site Design 
o While providing individual design character, buildings shall be designed to integrate and

complement adjacent developments with respect to siting, setbacks, design, exterior
finish, landscaping and parking areas.  Facade and roofline articulation with porches and
other projecting elements is required.  Blank or undifferentiated facades shall be avoided.

o Buildings shall be sited and designed to maximize sun penetration to adjacent roads,
sidewalks and properties.

o Buildings sited on corners shall address both street edges, shall express a visually
stimulating ‘landmark’ architecture, and be massed to define the intersection.

o On sloping sites, buildings should be massed to create a terraced form of development
and provide view opportunities for a majority of housing units.

o Site planning and landscaping for residential development should take into account
established principles of Crime Prevention Through Environmental Design (CPTED) –
including opportunities for neighbourhood surveillance of pathways, landscaped areas
and roadways and provision of defensible space that is clearly separated by fences,
landscaping or paving, readily visible by residents and adequately lit.

o In order to allow for stormwater infiltration to maintain flow in watercourses, development
is encouraged to maintain low surface imperviousness through compact building form and
site layout, consideration shall be given to alternative stormwater and road standards, use
of pervious surface materials where feasible and preservation of existing vegetation.

o Multi family buildings shall be designed to maximize avoidance of leaky condominium
syndrome by using industry best building practices.

o Mail box kiosks located within a stratified development shall be protected from the
weather, be architecturally integrated into the development and be located adjacent to a
visitor parking stall with pull-out.

o Presenting garages to public roads is discouraged.  Offsetting garages behind the front
face of the building is encouraged.  Carports are not permitted.  Developments shall
register a restrictive covenant on title preventing conversion of the garage to any other
use that prohibits vehicle storage.

o Development of street facing buildings (i.e. the front door is facing towards the municipal
roadway) is required abutting a street or street greenway, other than 200 and 212
(between 76 and 80 Avenues) Streets.

o A pedestrian connection shall be provided from each development site to adjacent streets,
street greenways, or public spaces.  Public, semi-public and private space shall be clearly
delineated.

o A strong street presence is required through inclusion of elements such as extended
porches and patios, recessed entries, ground oriented units with direct pedestrian street
access, and other similar arrangements.  Where individual street access to residential
units is not practical, building design should foster a relationship with the adjacent street
and pedestrians using the street.

o Buildings should be oriented to streets, greenways, or other public spaces, neither gated
nor turning away from the public realm, to provide overview for safety and encourage
resident involvement with the activities of the neighbourhood.

o Pedestrian street access to individual residential units is strongly encouraged in order to
reinforce pedestrian activity and street life.

o Private outdoor spaces of residential buildings fronting public streets shall provide a sense
of separation while still contributing to the streetscape.  Semi-private outdoor spaces
adjacent to the public realm shall be similarly arranged.

o Private driveway access over greenways should be consolidated and minimized to
ensure maximum safety of the users of the greenway. Private driveways may be
restricted to laneway access only.

5101 
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Building Form 
o Roofscape is an important element of building design.  Green roofs and green walls are

encouraged in compliance with the BC Building Code. Roofs may also be developed to
provide resident amenity. Open areas of flat roofs shall be finished with pavers or other
coloured materials to enhance the view from above. Pitched roofs are required unless a
green roof or amenity space incorporating landscaping is provided. Flat roofs shall be
designed to enhance the view from adjacent buildings with patterned, textured and/or
coloured materials and also include activity areas and or green roofs. Low albedo (light
coloured) roofing should be used to the greatest possible extent consistent with
appearance from above and avoidance of glare from light reflection for the visual comfort
of occupants.

o Ground level and roof areas created by setbacks shall be used as active outdoor space
wherever possible, arranged to create ‘eyes on the street’, and appropriately
landscaped.

o Building entrances should be clearly identified by the architecture of the building and
include articulation or added elements to provide weather protection.

Exterior Design and Finish 
o The main entrance of the building should be clearly identified by the architecture of the

building and include such elements as pedestrian awnings, canopies, and building
overhangs to provide protection from the weather.

o Exterior finish of buildings shall be high quality to ensure integrity of the building
envelope design, and to present an attractive appearance.

o Exterior materials, colours and textures shall be selected and applied in the context of
newer residential and mixed use developments as well as overall community character.

o Acceptable wall cladding materials include natural and manufactured stone, brick
masonry, wood, fiber cement composite siding and panels, metal, and glass.  Vinyl as a
secondary material is permitted, however, a variety of cladding orientation, material,
design and/or colour shall be used.  Stucco cladding materials may also be used, however
are discouraged, and may not fill more than 25% of any wall surface.

o Glass elements incorporated into weather protection shall be frosted, or provided with
other translucent finish, to maintain acceptable appearance between maintenance cycles.

o Mechanical equipment shall be screened or integrated with the roof form, as viewed from
the street or higher buildings, in a manner consistent with the overall architecture of the
building.

o To provide visual interest elevations of buildings facing a street shall have architectural
details such as roofline height, varied colour treatments, windows, articulation in the
building envelope, etc.

o Building elevations that are visible from adjacent roads, municipal greenway or other
public spaces shall be designed with the same level of care and attention in terms of
character, articulation, fenestration, architectural detail, and material quality.

o All exposed base supports for structures that include signage, amenity features, building
appurtenances and other site elements shall be architecturally integrated into the overall
site design.  Unadorned concrete and metal is not permitted.

Landscaping 
o Significant tree stands and tree corridors shall be incorporated into the development. A

Tree Management Plan shall be prepared and submitted in compliance with the
Subdivision and Development Servicing Bylaw 2011 No. 4861 (Schedule I – Tree
Protection), as amended from time to time.

5101 
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o Roof top patios shall be landscaped with water and electrical outlets.
o On-site landscaping shall be required to enhance the appearance of the development,

screen parking, loading and utility areas, and garbage containers/enclosures from
adjacent properties and roadways.  Best efforts should be made to appropriately screen
all utility boxes and meters.

o A landscape plan shall be prepared by a registered B.C. Landscape Architect.
o Playground facilities shall be provided, in accordance with the Township’s Child Friendly

Amenity Area requirements, as amended.
o Entrances shall be articulated with appropriate low fencing and high quality features to

provide distinction between public and private space.
o Where lots abut municipal property (i.e. environmental area or a park) a black coated chain

link fence shall be constructed to municipal standard.  If an adequately landscaped buffer
(native plant species are encouraged) of at least 2 metres in width is provided on the
greenway side of the fence to the acceptance of the Township, other fence types may be
used provided they are visually permeable above 122 cm (48 inches) and do not exceed
180cm (6 feet) in total height.

o If security fencing is required for storage areas, black coated chain link fencing screened
with hedging material may be used.

o A 5 metre wide landscaping area and a fence shall be provided on multi family properties
along abutting lots designated for non residential development (other than municipal
greenspace).  Fences should be aesthetically designed and reflect adjacent residential
building character where applicable.

o The use of perimeter berms (in most circumstances), high fences and security gates is not
permitted to provide surveillance and a more pedestrian-friendly street system.  Fences
adjacent to a public road allowance or a street greenway shall not exceed 122 cm (48
inches) in height.  These fences shall complement the building in terms of design
character, materials, and colour.  Fences must permit observation of the public realm and
incorporate landscaping to soften their appearance form the road.

o Landscape materials and design, on development sites and within road right-of-ways and
other public spaces, shall be selected in the context of adjacent developments as well as
overall community character, all in consultation with the Township.

o Landscape site planning and design shall incorporate both hard and soft materials in
support of the principles of CPTED.

o Where fencing or guards are used for life safety purposes or public/private space definition
within the landscape, such enclosures shall be as transparent as possible in support of
CPTED objectives.

o All retaining walls shall be composed of split face concrete block, natural stone, or
patterned cast-in-place concrete.  Material selection shall be in the context of, and
integrate with similar installations on adjacent properties.

o The public realm shall incorporate street furniture and amenities, heritage artifacts, and
public art pieces, to enhance the pedestrian experience and contribute to the character,
unity and identity of the neighbourhood.

o The design, materials and finishes of site furniture and pedestrian walkways shall be
selected and should be generally consistent throughout the neighbourhood.

o Street and site furniture shall be durable and have a low life-cycle cost; be selected to
discourage vandalism and use for skateboard activity; and be designed to meet the needs
of a wide range of users including children, seniors, and those with disability.

o On-site utilities shall be architecturally integrated into the development or screened from
view through a combination of hard and/or soft landscaping.

o Landscape planting within residential and commercial areas shall use minimum 50%
native plantings with appropriate character, and mixed with other non-invasive plants.
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o Use of materials such as permeable paving to maximize surface permeability to the
greatest extent possible and practical is encouraged.

o The following surface treatments shall be incorporated into on-site hard surfaces and/or
walkway design as a substitute for conventional pavement in low traffic areas.

o Porous pavement in areas with low-risk of ground water contamination.  Porous
pavements may be applied to lanes/access roads, driveways, and low-traffic parking
areas.

o Concrete grid / modular pavers in low-traffic areas and may be applied to lanes/access
roads, driveways, and low-traffic parking areas, footpaths and bike paths.

o Grass Pave/Grasscrete/Golpha plastic reinforcement products used in conjunction with
gravel or grass surfaces.

o Curb cuts may be used to divert runoff from road surfaces into swales or rainwater
gardens which contribute to evapotranspiration.
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o Multi-use trails shall be incorporated into the development to promote pedestrian and
cyclist activity and link to the surrounding trail network.

Parking Lot Landscaping 
o Screen at-grade and structured parking or service areas located within a residential

building from the public street through such treatments as soft and hard landscaping
elements. Where possible, parking should be integrated into the building structure or
provided below grade.

o If surface parking areas are required in multi-unit residential buildings, place them away
from public view and not between the public street and the building. Design landscape
parking areas so they do not detract from any rear yard amenity space.

o Provide a landscape buffer along the edges of multi-unit residential parking areas, in
situations where they are along a public street. Provide breaks in the buffers to connect
the sidewalk to walkways on the site. Buffers may include low shrubs, trees, and
decorative fences.

o In addition to trees and landscaping around the perimeter of surface parking areas,
shade trees and landscaping are required within parking lots as per Section 111 of
Zoning Bylaw 1987 No. 2500 Landscape Requirements, as amended from time to time.

o Pedestrian connections should be facilitated throughout the development, including
through parking lots, and to adjoining land uses.

Parking and Traffic/Pedestrian Circulation 
o Pedestrian connections shall be provided throughout the development, including through

parking lots, and to adjoining land uses.  Ornamental paving materials (stamped and
coloured concrete or better) are required for all pedestrian connections.

o Provision of underground parking is encouraged and shall be designed with CPTED
principles.  Access to either underground or structured parking should be from a lane if
possible.

o Parking shall be provided in enclosed and secured garages attached to individual units or
in a secure underground parkade.

o Tandem parking on all end units is not permitted.
o Surface parking should be provided for in a number of smaller areas rather than one large

lot, and shall be located primarily in the interior of the site or otherwise screened from
view.  Surface parking shall integrate landscaping and other design elements to reduce
the massing of parking areas.  Vehicular entrances to surface parking areas shall be
landscaped, not gated, to create a subtle boundary between the semi-private and public
areas.

o Private driveway access over greenways should be consolidated and minimized to ensure
maximum safety of the users of the greenway.  Private driveways accessing arterial roads
may be restricted.

o Wheelchair access shall be provided throughout the development.
o Pedestrian connections shall be clearly visible, landscaped, and provided with hard

surfaces suitable for older people and wheelchairs.
o Highly detailed paving materials are required along the High Street to indicate such

things as storefronts, thru traffic, seating areas, and aesthetic relief areas.
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o Without compromising the safety of users, all surface parking shall be visually screened
from sub-neighbourhood streets through a combination of building arrangement and
landscaping.

o At grade frontage shall be for commercial uses with only the access and egress points
visible from the street.

o Vehicular access and egress points shall be combined and the presence and
appearance of garage entrances should be designed so that they do not dominate the
street frontage of a building.

o Horizontal floor designs are preferred to allow for adaptive reuse.  Scissored floor
designs are discouraged.

o Garage entrances shall have less prominence than the pedestrian entrances. A separate
pedestrian entrance to the garage shall be provided.  . This may be achieved through:
 The relative importance of the garage entrance reduced by enhancing the pedestrian

entrance.
 Locating the entry on the side of the facade where it will draw less attention than if it

is centered on the facade.
 Recessing the portion of the facade where the entry is located to help conceal it.
 Extending portions of the structure over the garage entry to help conceal it.
 Emphasizing other elements of the facade to reduce the visual prominence of the

garage entry.
 Use of screening and landscaping to soften the appearance of the garage entry from

the street.
 Locating the garage entry where the topography of the site can help conceal it.

o Pedestrian entrances shall be separate from vehicular access points.
o Uses near access and egress points shall include design elements that reduce conflict

between uses.
o Ramps to additional levels are to be contained within the structure and screened from

view.
o Access and egress points shall have consistent sidewalk texture, colours and material

for that portion intersecting with the streetscape.
o Provide separate parking areas for residential and commercial uses.
o The façade shall be architecturally integrated into the building and otherwise screened

from view.  Green walls and planters may be used in combination with architectural
integration for this effect.

o Setbacks from above the second storey shall be incorporated into the design.
o If rooftop parking is provided additional landscaping shall be required consistent with

Parking Lot Landscaping.  Planters with arbors shall be provided continuously along the
parapet.

o Lighting on the exterior (including the roof) shall be consistent with the entire building.
Ornamental lighting shall be used on the rooftop parking areas.

o Public and private parking shall be clearly identified through a system of numbering and
signage.
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o Underground parking structures shall be planned for the convenience and safety of
users; shall have walls and ceilings finished in a light coloured paint for reflectivity; and
shall incorporate motion-activated lighting to the greatest extent permitted.

o Adequate secured, sheltered and screened bicycle parking be provided on-site for short
term and long term bicycle parking/storage facilities. 
 Short term bicycle parking should be in well-lit locations and clearly visible from a

main building entrance and/or public roads with bicycle racks made of sturdy, theft-
resistant material that is securely anchored to the floor or ground.

 Longer term bicycle storage areas provided (secured in a separate room/enclosed
area) as part of a parking structure should be located close to elevators and access
points.

4.1.2.4 TOWNHOUSES/ROWHOUSE 
These guidelines are in addition to section 4.1.2.3 and apply to all townhouse and rowhouse 
developments. 

Site Design 
o Ground-oriented developments shall be designed with continuity in the design with

respect to the exterior finishing materials and architectural detailing.  Individual or paired
units shall be significantly visually differentiated from other adjoining units (i.e.
staggering in plan or elevation, varying rooflines, variation in exterior materials, variation
in colour treatments, and architectural detailing).

o Developments which include multiple buildings on the same site shall include significant
variation in the exterior design, façade, roofline articulation, material and colour of
buildings.

o Units shall be oriented towards public roads, street greenways, natural areas, and
greenlinks/commons where applicable.

o Scale building height and massing in proportion to open spaces.
o A pedestrian connection shall be provided from each development site to adjacent streets,

street greenways, or public spaces.  Public, semi-public and private space shall be clearly
delineated.

o Tandem parking on end units is not permitted.

Landscaping 
o Where there are multiple buildings on a site, buildings should be located to enclose

courtyards and other landscaped spaces.

4.1.2.5 APARTMENTS 
These guidelines are in addition to section 4.1.2.3 and apply to all apartment developments. 

Architectural Details 
o Street facing facades of free-standing apartment buildings shall be designed for a

pedestrian scale with the first storey architecturally differentiated from upper floors.
o The apparent mass of a building shall be reduced through roof design, facade articulation

and shadowing.
o Incorporate a ‘good neighbour’ policy by ensuring building heights being stepped or

terraced to relate to adjacent buildings.
o Building height and massing shall be in proportion to adjacent open space.

4825 
30/05/11 

4825 
30/05/11 

5101 
28/09/15 
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o The main entrance of each apartment building should include an awning, canopy, porte-
cochere or other architectural element to provide protection from the weather.

o Orient the main building entrance to the street and provide a secondary building entrance
and pedestrian link to adjacent municipal greenspace where applicable.

o Avoid blank or undifferentiated facades.
o Provide weather protection from parking area to front entrance where appropriate.

Landscaping 
o Where there are multiple buildings on a site, buildings should be located to provide

common space such as courtyards.

Parking and Traffic/Pedestrian Circulation 
o Minimize above grade projection of parking structures.
o Provide drop-off areas at grade level near the main building entrance where possible.
o Provide resident parking underground or within the building.
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Pre-event set up 

ATTACHMENT D
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2

Guest interaction during event 

Guests sign-ins: 1.
2. 
3. 
4. 
5. 
6. 
7. 
8. 
9. 
10
11
12
13
14
15
16
17
18
19
20

Feedback forms: 1.
2. 
3. 
4. 
5. 
6. 

Email feedback: 1.  (Oct 17): lose view, too much density, lack infrastructure, pkg 
2.   (Oct 18): feedback form – wait until infrastructure completed 
3.   (Oct 20): ‘shocked to learn about ultimate road on their property’ 

Summary: Many guests arrived on time; others came later and stayed until the end. 
Most expressed concerns about traffic volume, high density, lack of infrastructure. 
The proposed road realignment seemed like surprise to a few guests. 
Some were not against development, just the 6-storey height blocking some views. 
Our team felt that concerns were milder as they learned more about the project. 

Should you have any questions, please contact the undersigned at 604-821-1162 ext 111. 

Sincerely, 

Ken Chow, Architect AIBC 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250 

AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5556 
 

EXPLANATORY NOTE 
 
Bylaw 2020 No. 5556 amends the Rural Plan by adding provisions to the “Agricultural / 
Countryside” designation to accommodate development of a cemetery on a site specific 
basis at 920 – 272 Street.  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY  
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250 

AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5556 
 

A Bylaw to amend Rural Plan Bylaw 1993 No. 3250 
 

 
The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw 

1979 No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific 
Land Group Ltd.) Bylaw 2020 No. 5556”. 

 
2. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Rural Plan) 

Bylaw 1993 No. 3250” as amended is further amended by adding Section 5.5.6 after 
Section 5.5.5  

 
5.5.6 Cemetery use is permitted on a site specific basis on lands described as North 
Half of the West Half of the South Half of the South West Quarter Section 8 Township 13 
New Westminster District.  
 

 
 

READ A FIRST TIME the 20 day of April 2020. 

READ A SECOND TIME the 20 day of April 2020. 

PUBLIC HEARING HELD the  day of  2020. 

READ A THIRD TIME the  day of  2020. 

ADOPTED the   day of  2020. 

 
  

Mayor 
  

Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5557 

EXPLANATORY NOTE 

Bylaw 2020 No. 5557 amends Rural Zone RU-2 to permit a cemetery use on property 
located at 920  – 272 Street. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5557 

 
 

A Bylaw to amend Township of Langley Zoning Bylaw 1987 No. 2500 
 
The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987 

No. 2500 Amendment (Pacific Land Group Ltd.) Bylaw 2020 No. 5557”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by: 
 

a) Amending Section 202.1 Uses Permitted in Rural Zone RU-2 by adding the 
following: 
 
7)  Cemetery use on North Half of the West Half of the South Half of the 

South West Quarter Section 8 Township13 New Westminster District 
 

b) Amending Section 102 –Definitions by adding the following:  
 

“cemetery" means land that is set apart or used as a place of burial of 
human remains or cremated remains and includes any incidental or 
ancillary buildings on the land.  

 
 
 
READ A FIRST TIME the 20 day of April 2020. 

READ A SECOND TIME the 20 day of April 2020. 

PUBLIC HEARING HELD the  day of  2020. 

READ A THIRD TIME the  day of  2020. 

ADOPTED the   day of  2020. 

  
Mayor 

  
Township Clerk 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: APRIL 20, 2020 – SPECIAL MEETING REPORT: 20-55 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 13-08-0011
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 

PROPOSAL: 

Application to amend the Township of Langley Rural Plan 
and Zoning Bylaw, Rural Zone RU-2, to provide for 
cemetery as a permitted use on a site specific basis at 
920 - 272 Street.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaws No. 5556 and 5557, subject to completion of six 
(6) development prerequisites, and that staff be
authorized to schedule the required Public Hearing.

RATIONALE: 

The proposed Rural Plan and Zoning Bylaw amendments 
are consistent with the Township of Langley Cemetery 
System Overview Studies from 2007 and 2019 that 
identified a need for more land for cemeteries. 

SUBJECT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 2 . . . 

RECOMMENDATION: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific Land Group Inc.) 
Bylaw 2020 No. 5556 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 
(Pacific Land Group Inc.) Bylaw 2020 No. 5557, to permit a cemetery on a site specific basis at 
920 – 272 Street, subject to the following development prerequisites being satisfied to the 
acceptance of the Township of Langley General Manager of Engineering and Community 
Development, unless otherwise noted prior to final reading:  

1. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with the Subdivision and Development
Servicing Bylaw (Schedule I – Tree Protection);

2. Provision of a detailed landscape plan for Phase I and II and an overall landscape plan for
the entire site;

3. Provision of a detailed engineering plan for Phase I and II, submission of an erosion and
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, and
submission of an overall engineering plan for the entire site;

4. Registration of restrictive covenants:
a. Requiring parking for all phases of the cemetery to be developed in accordance with the

Cemetery Use Master Plan prepared by the Pacific Land Group dated March 11, 2020,
Parking Demand Analysis prepared by the Pacific Land Group dated April 7 2020, and
accepted engineering plans.

b. Requiring cemetery layout, road layout, location and type of burials to be developed in
accordance with the Cemetery Use Master Plan prepared by the Pacific Land Group
dated March 11, 2020 and Groundwater Contamination Mitigation Measures Report
prepared by Active Earth Engineering dated August 8, 2019;

c. Prohibiting development of phases III, IV, V and VI (identified in the Cemetery Use
Master Plan prepared by the Pacific Land Group dated March 11, 2020) until detailed
landscape plans and engineering plans are finalized for each phase;

d. Provision of a septic field and detention pond to be located in accordance with the
accepted engineering plans,

e. Requiring a new well to be located as per the Groundwater Contamination Mitigation
Measures Report prepared by Active Earth Engineering dated August 8, 2019 and
accepted engineering plans;

f. Requiring installation of landscaping for Phase I and II of the cemetery, as per the
accepted landscape plan.

5. Requiring bonding to be provided for on-site landscaping for Phase I and II, interim
landscaping for Phases III – VI, ALR buffer, overflow parking lot with 28 parking spaces, and
on-site storm work and servicing.

6. Payment of applicable administration fees and Site Servicing Review fee;

That Council consider Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Rural Plan) Bylaw 1993 No. 3250 Amendment, (Pacific Land Group Inc.) Bylaw 2020 No. 5556, 
consistent with the Township’s Five Year Financial Plan, as updated annually and with 
Metro Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid 
Waste and Resource Management Plan, and with the consultation requirements of the Official 
Community Plan Consultation Policy (07-160); and further  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 3 . . . 

That Council authorize staff to schedule the required public hearing for the Rural Plan 
Amendment Bylaw No. 5556 and Rezoning Bylaw No. 5557.  
 

EXECUTIVE SUMMARY: 

Pacific Land Group has applied to amend the Rural Plan with respect to a property located at 
920 – 272 Street to permit a cemetery within the “Agriculture / Countryside” land use 
designation and to add a cemetery as a permitted use to the Rural Zone RU-2 on a site specific 
basis for a property located at 920 – 272 Street. The proposed cemetery will be developed as 
indicated in this report and the Cemetery Use Master and Phasing Plan included  
in Attachment “A”.   

The proposed privately owned, multi-faith cemetery is to be developed in six (6) phases on a 
7.93 ha (19.6 ac) site located at 920 – 272 Street.  The services proposed at the facility include 
inground urn burials, traditional concrete lined plots, green burials and above ground interment. 
No buildings are proposed as part of this development application.  

Phase I and II at the west end of the property are proposed to be developed concurrently, with 
the remaining four (4) phases secured for long-term needs.  The estimated capacity of the 
proposed cemetery is 7,106 graves and 13,674 urns.  The first two (2) phases are estimated to 
accommodate 2,632 traditional graves and 2,810 urns.  

Staff recommend that Council consider the amendments to the Rural Plan and Rural Zone 
RU-2, subject to the completion of the development prerequisites outlined in this report.   

PURPOSE: 

The purpose of this report is to provide Council with information with respect to Rural Plan 
Amendment Bylaw No. 5556 and Rezoning Bylaw No. 5557.  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
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SUBJECT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
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ZONING BYLAW NO. 2500 

SUBJECT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 6 . . . 

MASTER PLAN – SUBMITTED BY APPLICANT 

C.2

C.2 -  Page 10



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 7 . . . 

REFERENCE: 

Owner: N&J Developments Ltd. 
25469 – 84 Avenue  
Langley, BC  V1M 3N2  

Cut Bank Holdings Ltd. 
2573 Marleau Road  
Prince George, BC  V2N 5G5 

D.S.F. Enterprises Ltd.
6265 - 236A Street
Langley, BC  V2Y 1M2

437508 British Columbia Ltd. 
2830 - 188 Street  
Surrey, BC  V35 9V5  

Otter Developments Ltd. 
4336 – 247 Street  
Langley, BC  V2Z 2LB  

497285 British Columbia Ltd. 
7688 Taulbut Street  
Mission, BC  V2V 3W6 

801921 BC. Ltd. 
7000 Bradner Road  
Abbotsford, BC  V4X 2C6 

Agent: Pacific Land Resource Group Inc. 
212 12992 76 Avenue  
Surrey, BC  V3W 2V6  

Legal Description: North Half of the West Half of the South Half of the 
South West Quarter Section 8 Township13 
New Westminster District 

Civic Address: 920 – 272 Street  

Area: 7.93 ha (19.6 ac) 

Rural Community Plan: Agricultural / Countryside 

Existing Zoning: 

Proposed Zoning:  

Rural Zone RU-2 

Rural Zone RU-2(amended) 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 8 . . . 

BACKGROUND/HISTORY: 

The subject site at 920 – 272 Street is not located in the Agricultural Land Reserve, is 
designated “Agriculture / Countryside” in the Rural Plan and is zoned Rural Zone RU-2. The site 
is located north of the 272 Street and 8 Avenue intersection.   

The site was previously used for gravel extraction and is currently used for residential purposes. 
The existing buildings consist of a single family house and several accessory buildings.  The 
existing single family residence is proposed to remain on the property and will be used as a 
caretaker residence for the cemetery, pending Council approval of this application.  

DISCUSSION/ANALYSIS: 

Pacific Land Group (PLG) has applied to amend the Rural Plan and Rural Zone RU-2, on a 
site specific basis, to permit development of a privately operated multi-faith cemetery at 
920 - 272 Street, south of Aldergrove. In support of this application, the applicant has submitted 
a letter of intent that provides information related to the proposed use (Attachment C).  

The cemetery is proposed to be developed in six (6) phases in accordance with the Cemetery 
Use Master Plan and Phasing Plan (“the Master Plan”) included in this report. No new buildings 
are proposed as part of this development application.  
 

Adjacent Uses: 
North: A rural property zoned Rural Zone RU-2, designated Agriculture / Countryside in 

the Rural Plan, not in the ALR, and currently under application to facilitate a 
development of an agricultural distribution centre (Project No. 13-08-0013). 

South: Two rural properties zoned Rural Zone RU-2, designated Agriculture / 
Countryside in the Rural Plan, not in the ALR.  

East: A rural property zoned Rural Zone RU-2, designated Agriculture / Countryside in 
the Rural Plan, located in the ALR. 

West: 272 Street, beyond which is Jackman Wetlands Park, zoned Limited Institutional 
Zone P-5, designated Agricultural / Countryside in the Rural Plan, not in the ALR. 

Regional Growth Strategy: 
The Metro Vancouver Regional Growth Strategy (RGS) designates the site as “Rural”, in which 
institutional land uses (such as cemeteries) which do not require provision of urban services are 
permitted. The applicant’s Letter of Intent (Attachment C) states: 

“As the proposed cemetery is considered a small-scale institutional use, maintains the 
existing rural character, and will not require urban services such as sewer or transit, the 
proposal is consistent with the RGS. Metro Vancouver regional planning staff have also 
confirmed that cemeteries uses are permitted in the “Rural” designation.” 

Rural Plan: 
The subject site is designated “Agricultural / Countryside” in the Rural Plan.  Section 2.1 of the 
Rural Plan states “The primary goal of the Rural Plan is to enhance agricultural viability through 
recognition and protection of the diverse agricultural lands, preservation of larger lot sizes, 
creation of policies that reinforce designation of much of the land as ALR and encouragement of 
the agricultural industry within Langley…”  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 9 . . . 

Policies for the Agriculture / Countryside designation (Section 5.5 of the Rural Plan) give priority 
to agricultural over non-agricultural uses. Non-agricultural uses may be considered if they 
comply with the Rural Plan policies. Specifically, the Rural Plan policies state the following:  

a) In areas designated “Agriculture / Countryside”, agricultural uses and
considerations shall have priority over non-agricultural uses, where such uses
would have an adverse impact on agriculture. Non agricultural uses that don’t
comply with provisions of this Plan are not permitted.

b) Non-agricultural uses that comply with other provisions of this Plan shall provide
buffers adjacent to agricultural land and the siting of buildings and access shall
minimize negative impacts on agricultural uses.

Based on the above policies, a cemetery, which is considered an institutional use, is not 
permitted within the Agriculture / Countryside land use designation.  Policy 5.15 of the 
Rural Plan encourages institutional uses to be located in the Agro-Service Centre and 
Rural Commercial Community Centres.  According to the applicant, cemeteries generally 
require larger parcels to accommodate various types of interment and as such are not 
compatible with the Agro-Service Centres or Rural Commercial Centres.  The applicant is 
proposing a site specific text amendment to the Rural Plan to permit the cemetery use within 
the Agriculture / Countryside land use designation at the subject site.  

As part of the development application, the applicant submitted the following rationale: 

..Township of Langley’s civic cemeteries are currently all located in urban 
areas. Cemeteries generally require larger land parcels to create a serene, 
park-like setting. With a growing population and dwindling land base in urban 
areas, locating new cemeteries in urban areas or commercial areas may not be 
the highest and best use of land intended for higher residential densities and 
commercial clusters. Rather, the proposed location is able to maintain the rural 
character as envisioned by the Rural Community Plan while located only 2.7 km 
from Aldergrove’s urban area.  

Within the Aldergrove area, there are two funeral homes offering funeral and 
cremation services, and one specialized cremation business. There are 
approximately 11 churches in the Aldergrove area, with several Sikh, Hindu, 
and Buddhist temples located in neighbouring Abbotsford and Surrey.. 

The applicant also maintains that the subject property is located in an area with several 
institutionally zoned sites owned by the Township and that adjacent properties, except the one 
to the east, are not located in the ALR. The applicant indicates the cemetery development will 
be phased over a relatively long time period and its development will commence along the 
272 Street frontage. An eight (8) metre wide ALR buffer will be provided along the east property 
line as part of the initial two (2) phases of the development.  

Bylaw No. 5556 amends the Rural Plan by adding provisions to the Agriculture / Countryside 
designation to accommodate development of a cemetery on a site specific basis at 920 – 272 Street. 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
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Township of Langley Cemetery System Overview Study 

Lee + Associates completed Cemetery System Overview Studies for the Township of Langley in 
2007 and 2019.  The Study from 2019, presented to Council on May 13, 2019, reviewed 
operations of the Township’s three cemeteries and provided recommendations to position the 
cemetery system in the next 30 years with anticipated population growth.  

Based on changing demographics, death rates, demand for sustainable burials and other 
factors, both studies identified the need for additional cemetery capacity. The studies state that 
the three (3) existing Township cemeteries will not be able to meet the expected demand for 
cemetery services over the next 30 years with the existing inventory.  

Zoning Amendment: 
The subject site is currently zoned Rural Zone RU-2 which permits the following uses: 

1) all uses permitted in the Rural Zone RU-1
2) animal pounds established by Council subject to the “Township of Langley Animal

Control Bylaw 2005 No. 4440” as amended
3) dog daycare subject to “Township of Langley Noise Control Bylaw 1988” as amended
4) fur farms subject to “Langley Fur Farm Control Bylaw 1964 No. 1128 as amended
5) kennels subject to the “Township of Langley Animal Control Bylaw 2005 No. 4440” as

amended
6) Municipal storage facilities and compounds accessory to a permitted use

Bylaw No. 5557 amends the Rural Zone RU-2 to allow a cemetery as a permitted use on the 
subject lot located at 920 – 272 Street.  The bylaw also adds the term “Cemetery” to Section 
102 - Definitions of the Zoning Bylaw to define the use, as follows:  

“cemetery" means land that is set apart or used as a place of burial of human 
remains    or cremated remains and includes ancillary buildings on the land”  

Proposed Cemetery:  
The applicant is proposing to develop a privately operated, multi-faith cemetery at 920 – 272 Street, 
in accordance with the Master and Phasing Plan (“Master Plan”) included in this report 
(Attachment A).  

Phase I and II proposed at the western end of the property will be developed concurrently, while 
the remaining four (4) phases are secured for long-term needs.  Phase I with an area of 2.2 ha 
(5.5 ac) is located along the western portion of the subject property and includes approximately 
1,600 graves and 2,810 urns.  Phase II with an area of 0.77 ha (1.9 ac) is located at the 
southwest portion of the property and includes approximately 1,032 graves.  The remaining 
phases with an area of 4.96 ha (12.2 ac) will include 4,474 graves and 10,864 urns.  
(The estimated capacity of the entire cemetery is 7,106 graves and 13,674 urns).  

According to the Master Plan, the traditional grave plots will be aligned in a north-south 
orientation, with small clusters of trees placed in small pockets.  A row of trees is proposed 
along the main road between Phases I and II, which will be continued through the cemetery as 
phases progress.  The frontage of 272 Street will have landscaping and fencing. A columbarium 
garden and a memorial garden are proposed as above ground interment spaces.  Provision of 
detailed landscaping and engineering plans for Phase I and II are condition of final reading.  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
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According to the applicant, Phases I and II will provide adequate interment capacity for at least 
30 - 40 years. The applicant also states that the development timeframe of a cemetery is over 
several decades and that at this point is not possible to estimate specific time frame for 
Phases III – VI.  As these phases will not be developed in a foreseeable future, the applicant will 
provide overall, more functional landscape and engineering plans prior to final reading.  In 
addition, a no build covenant is required to be registered for Phases III to VI requiring detailed 
landscape and engineering plans for each subsequent phase.  

The existing house will be converted for use as a caretaker’s residence. A 40 stall parking lot 
fronting 272 Street will be constructed as part of Phase I, accessed from the southern driveway. 
Parking pockets along the main access road and an overflow parking area (east of Phase II) will 
provide additional parking) for Phase I and II.  

Landscaping: 
The eastern property line of the subject property abuts the ALR.  An eight (8) metre wide 
landscape buffer along the ALR edge of the site will be installed as part of Phase I and II to 
mitigate impacts on agricultural land. Proposed landscaping for Phase I and II includes 
landscaping along 272 Street, landscape screening along the southern property line to the 
extent of Phase II and landscaping of the proposed detention pond (along the east edge of the 
property).  

As an interim landscape treatment, the portion of the site reserved for Phases III – VI is 
proposed to be seeded with pasture mix. As a condition of the final reading, provision of a 
detailed landscape plan for Phase I and II, an overall landscape plan for the entire site including 
bonding for proposed landscaping included in Phase I and II, and an interim landscaping work 
for Phases III-VI is also required. As part of the final reading conditions, a no build covenant will 
be registered for Phases III to VI requiring detailed landscape plans to be submitted for each 
subsequent phase.  

Access and Parking: 
The cemetery is proposed to be accessed from one main driveway from 272 Street with a 
secondary access between Phase II and III accessible to emergency vehicles only.  The internal 
road network is designed to loop through the site with parking provided on both sides of internal 
roads. 

Although the Township’s Zoning Bylaw does not have a specific requirement for cemeteries, 
application of its requirement for commercial assembly uses (including funeral homes) would 
result in a requirement of 16 parking spaces.  

Staff note the applicant has provided a Parking Demand Analysis study which examined several 
cemeteries in other jurisdictions (Surrey and West Vancouver). Based on an evaluation of 
parking at these sites, the study recommends a minimum parking standard of 6 parking spaces 
per acre of cemetery be considered, which would result in a total of 118 stalls for the subject 
19.6 acre site.  The applicant is proposing to provide a total of 156 parking spaces upon 
completion of all phases.  Phase I proposes to provide 40 parking spaces, with an additional 
14 spaces provided in Phase II.  An additional overflow parking area with 28 spaces is shown 
on the site plan for Phase I and Phase II (Attachment A). Parking for subsequent phases will be 
developed in accordance with the Master Plan and the Parking Demand Analysis and will be 
secured through a restrictive covenant.  
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Applicable Provincial Legislation: 
The Cremation, Interment and Funeral Services Act (“the Act”) establishes the regulatory 
framework for disposition of human remains, general duties of funeral providers and the 
operational procedures of places of interment in British Columbia. The Act requires a certificate 
of public interest to be issued, designating land where rights of interment may be granted.   

The issuance of a certificate of public interest requires the municipal Council to confirm that the 
proposed use is permitted by its bylaws. In the case of this application, this means that site 
specific Rural Plan and Zoning Bylaw amendments are required to be passed by Council before 
a certificate is issued.  

Groundwater Contamination Mitigation Measures Report: 
As part of this proposal, a Groundwater Contamination Mitigation Measures Report was 
prepared by Active Earth Engineering.  This report provides recommendations for mitigation 
measures to prevent groundwater contamination from burial of human remains.  The 
proponent’s Cemetery Use Master Plan has been prepared as per the recommendations from 
this report.  

Site suitability for the proposed use will be further addressed once the applicant applies to the 
Ministry of Health for a certificate of public interest.  As per Part 2 of the Cremation, Interment 
and Funeral Services Act the applicant will be required to provide information such as drainage 
on the site in respect to the adjacent properties and soil conditions, and an assessment by a 
professional engineer or geoscientist of the suitability of the site for the proposed use.  

Tree Protection/Replacement: 
The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 
130 significant trees exist on the subject site.  Fourteen (14) significant trees are proposed to be 
retained within Phase I and II and nineteen (19) trees are proposed to be retained in future 
Phases III – VI. In accordance with the Township’s Subdivision and Development Servicing 
Bylaw (Schedule I – Tree Protection), a total of 489 replacement trees are required. Post 
development approximately 522 trees will be in place for all six (6) phases. Three hundred 
forty-five (345) of the total replacement trees will be installed as part of the landscape works for 
Phase I and II (207 coniferous and 138 deciduous). Final tree retention, protection, and 
replacement plans are subject to the final acceptance of the Township.  This requirement has 
been included in the list of development prerequisites to be completed prior to final reading of 
the rezoning bylaw. 

Environmental Considerations: 
The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
the OCP, Erosion and Sediment Control Bylaw, and Subdivision and Development Servicing 
Bylaw (Schedule I – Tree Protection) which promote sound environmental management 
practices and outline Township environmental performance expectations. The provision of 
stormwater management and sediment control measures and compliance with the Township’s 
Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection) satisfies the 
objectives of the Sustainability Charter. Staff also note the proposal is subject to the 
requirements of the Cremation, Interment and Funeral Services Act.  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100129  
(PACIFIC LAND GROUP INC. / 920 – 272 STREET) 
Page 13 . . . 

Servicing: 
The site is located in Rural Service Level 4 requiring the provision of rural services (septic and 
well) as minimum requirements. Prior to final reading, the applicant will be required to provide a 
detailed engineering plan for Phase I and II and an overall engineering plan for the entire site. 
The applicant will also be required to provide erosion and sediment control measures in 
accordance with the Erosion and Sediment Control Bylaw, to the acceptance of the Township. 
As part of the final reading conditions, a covenant will be registered for Phases III to VI 
prohibiting their development until such time as detailed engineering plans are submitted and 
approved for each phase.  

Public Consultation: 
The applicant held a Public Information Meeting (PIM) for the proposed development on 
November 29, 2018 at the Aldergrove Credit Union Community Centre.  A summary of the 
meeting provided by the applicant is presented in Attachment B.  Eighteen (18) attendees 
signed the attendance sheet. Eight (8) questionnaires were returned to the applicant (see 
Attachment “B”).  

POLICY CONSIDERATIONS: 

The proposed site specific amendments to the Rural Plan and Rural Zone RU-2 will 
accommodate expansion of cemetery capacity in the Township and are consistent with the 
Township of Langley Cemetery System Overview Studies that identified a need for more land 
for cemeteries. 

Staff recommend that Council give first and second reading to Bylaws No. 5556 and 5557 
subject to completion of six (6) development prerequisites, and authorize staff to schedule the 
required Public Hearing.  

Respectfully submitted, 

Zorica Andjelic 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A  Cemetery Master and Phasing Plan 

ATTACHMENT B 

ATTACHMENT C 

Public Information Meeting Summary 

Letter of Intent  
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Paci f i c  Land Resource  Group Inc .  

VANCOUVER  ■ SURREY

Suite 212 -  12992 76 Avenue 
Surrey, Bri tish Columbia  

Canada, V3W 2V6 

Tel:   604-501-1624 
Fax:  604-501-1625 

www.pacificlandgroup.ca  
info@pacificlandgroup.ca  

P R O J E C T  M A N A G E M E N T    P L A N N I N G    E N G I N E E R I N G    S U R V E Y
E N V I R O N M E N T A L  &  L A N D  D E V E L O P M E N T  S E R V I C E S  

December 4, 2018 

PLG File: 12-1028 

Township of Langley File: 13-08-0011 

Summary of November 29, 2018 Public Information Meeting for 

920 272nd Street, Aldergrove 

Location: Aldergrove Credit Union Community Centre - 27032 Fraser Highway, Aldergrove 

Date: November 29, 2018 

Time: 5:00 – 7:30 PM 

Advertisements/Invitations 

Twenty-four postcard invitations were mailed to local residents within the notification area 

determined by the Township of Langley. A similar invitation was also advertised in the Langley 

Advance in the November 15th and 22nd editions of the newspaper.  Copies of these invitations 

are attached for reference. 

Project Representatives 

Pacific Land Resource Group Inc.: Oleg Verbenkov 

Laura Jones 

Tyler Erickson 

Active Earth Engineering Ltd.: David Kneale 

Township of Langley: Zorica Andjelic    

Format 

The format of the Public Information Meeting was conducted as an Open House, where details 

on the application were provided on display boards.  Any questions or comments concerning 

the information presented were answered by representatives of Pacific Land Resource Group 

Inc.  or Active Earth Engineering Ltd. A copy of the display boards is attached for reference. 

Attendees 

The open-house took place in the Multi-Purpose Room of the Aldergrove Community Centre. 18 

entries were recorded into the Sign-in sheet. A copy of the Sign-in Sheet is attached for 

reference.  

Email Correspondences 

One resident requested additional information via email prior to the open-house to which a 

Project Overview Letter was prepared and provided to the individual via email. A copy of that 

document is attached for reference.  

ATTACHMENT B
C.2
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P A C I F I C  L A N D  R E S O U R C E  G R O U P  I N C .  –  V A N C O U V E R    S U R R E Y
2 

Comment Form Response Summary 

Pacific Land Resource Group Inc. requested attendees to fill out a comment form to highlight 

any comments or questions they may have concerning the application. 8 Comment Forms were 

received and a copy of each is attached for reference.  

Of the 8 comment forms received, 3 responses expressed support for the proposal citing the 

benefits of providing a variety of burial options. 5 responses conveyed concern that the 

proposal would result in increased traffic, soil contamination, increased vandalism and conflict 

with neighbouring agricultural uses.    

Conclusion: 

The overall response to the proposal was positive with the majority of people who attended the 

open house choosing not to submit written feedback. The concerns provided by those who 

were opposed to the proposal have largely been accounted for in the proposal and include 

several design characteristics including a buffer from groundwater wells for traditional burial 

plots to provincial standards, a landscaped buffer to the adjoining agricultural lands to the 

standards established by the Agricultural Land Reserve, and a phasing strategy that addresses 

increased parking demand during burial events. PLG will also work with the project 

hydrogeologist to develop specific recommendations for each burial category to provide 

assurances with regard to groundwater. PLG will also follow-up in this regard with the adjacent 

land owners who attended the meeting. 

Sincerely, 

PACIFIC LAND RESOURCE GROUP INC. 

Laura Jones, MCIP, RPP 

Attachments 

Postcard Notification 

Newspaper Ad 

Project Information Display Boards 

Attendee Sign-In Sheet 

Project Overview Letter 

Comment Forms 

CC: Ali Khan 
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Updated March 18, 2020 

PLG File #: 12-1028 

TOL File #: 13-08-0011 

Zorica Andjelic  

Township of Langley 

Community Development Division 

20338 65 Avenue 

Langley, BC V2Y 3J1 

Dear Ms. Andjelic, 

RE: Letter of Intent: Cemetery Proposal at 920 272 Street 

Rural Plan Amendment and Rezoning Application 13-08-0011 

Pacific Land Group (PLG) is submitting a development application to the Township of Langley 

(“the Township”) on behalf of 897694 BC Ltd. in order to allow a privately-operated cemetery 

development at 920 272 Street (“subject property”) in Aldergrove.  This proposal requires an 

amendment to the Rural Community Plan and a site-specific text amendment to the RU-2 to 

allow for the cemetery use.  

1. Site Context

The 19.6-acre site is located north of the 272 Street and 8 Avenue intersection, south of the 272nd 

Street transfer station.  The subject property is not in the Agricultural Land Reserve (“ALR”), 

designated “Rural” in the Metro Vancouver Regional Growth Strategy (“RGS”) and designated 

“Rural” in the Regional Growth Strategy (which allows cemetery uses).  Township of Langley’s 

Rural Community Plan (“Rural Plan”) designates this area as Agriculture/Countryside, and the site 

is zoned Rural (“RU-2”).   

The surrounding neighbourhood context is predominantly rural, with vacant parcels to the south, 

Township-owned institutional lands to the east and west, and other area businesses such as a 

dog kennel, a landscaping company, and an excavation operator training facility. The property 

to the north, 1030 272 Street, was recently rezoned to permit storage and distribution facilities for 

wood and soil-based products including parking of commercial vehicles in Township File 13-08-

0013. The subject property abuts a parcel within the ALR to the east.  

2. Background

2.1 Current cemetery services in Township of Langley 

The Township has three municipal cemeteries: Murrayville, Fort Langley, and Langley Lawn.  Fort 

Langley and Murrayville cemeteries, established in 1881 and 1891, respectively, are essentially 
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full; Langley Lawn is now the primary cemetery and has approximately half of its capacity 

remaining.   

Lees + Associates conducted a Cemetery System Overview Study for Township of Langley’s 

Department of Parks, Recreation and Culture in May of 2007.  The study reviewed key 

components of the Township’s cemetery system with recommendations on planning, design, 

administrative and budget for implementation.  The study also reviewed Township’s burial 

statistics, site information and cemetery data.  

The study outlined several long-term trends affecting interment service provision in the Township 

of Langley, including: 

• Changing demographics, cultural and religious diversity;

• Increasing death rate (9.1 deaths/thousand by 2030);

• Increasing cremation rates in Township (approximately 82%), and an unmet demand for

cremation interment in the Township;

• Demand for sustainable burials (i.e. green burials) is expected to rise;

• Need for expansion of interment services (i.e. memorialization options, columbaria,

scattering gardens, etc.);

• Cemeteries viewed as crucial community open spaces;

• Approximately 8.5 acres of cemetery space needed by 2032.

Based on these long-term trends and a future needs assessment, the study recommended that 

the Township of Langley designate new cemetery lands encompassing at least two full 

generations.  

2.2 Applicable Provincial Legislation 

The Cremation, Interment, and Funeral Services Act (“the Act”) establishes the regulatory 

framework for disposition of human remains, general duties of funeral providers, and the 

operational procedures of places of interment in British Columbia.  It also provides the “right of 

interment” by designating “a right, in perpetuity, for the interment of human remains or 

cremated remains, in a lot” (s. 1 Definitions).  This means that the establishment of a cemetery 

use is permanent, and the interment which takes place is intended to remain forever.  

The Act also requires a certificate of public interest to be issued (attached), designating land 

where rights or interment may be granted.  The issuance of a certificate of public interest 

requires the municipal council to confirm that the proposed use is permitted by its bylaws; in this 

case, an OCP amendment and rezoning are required to be passed by Township council.  
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3. The Proposal

The proposed development of cemetery lands at the subject property requires the following 

amendments:  

• An OCP Amendment to the Rural Plan

• A Site-Specific Text Amendment to the Rural Zone (“RU-2”) to permit a cemetery use on

the subject property

Six phases are envisioned for the long-term build-out of the cemetery as shown in the Master 

Plan. Detailed landscaping and grading for Phases I and II have been provided as part of the 

application submission. Landscaping and grading plans have provided interim conditions for the 

remainder of the site (e.g., prior to development of Phases III through VI) for consideration.  

3.1 Policy Background 

Metro Vancouver Regional Growth Strategy 

The subject property is designated “Rural” in the RGS, intended to protect the existing character 

of rural communities and environmental qualities. Permitted land uses include low density 

residential development, small scale commercial, industrial, institutional uses, and agricultural 

uses that do not require provision of urban services.  As the proposed cemetery is considered a 

small-scale institutional use, maintains the existing rural character, and will not require urban 

services such as sewer or transit,  the proposal is consistent with the RGS.  Metro Vancouver 

regional planning staff have also confirmed that cemeteries uses are permitted in the “Rural” 

designation with Pacific Land Group.  

Township of Langley Rural Community Plan 

The intent of the Rural Community Plan (“Rural Plan”) is to recognize the predominant rural 

nature of the Township, protect diverse agricultural lands, and retain and/or enhance the 

countryside character of areas designated Rural Residential/Agricultural in the Official 

Community Plan. The Rural Plan provides policies for six land use designations: 

• Agriculture/Countryside

• Small Farms/Country Estates

• Salmon River Uplands

• Special Study Area

• Agro-Service Centre

• Rural Commercial Centre

The Agriculture/Countryside is the predominant land use designation in the Rural Plan. Policies 

for the Agriculture/Countryside designation give priority to agricultural uses over non-agricultural 

uses. Non-agricultural uses may be considered so long as the use complies with other Rural Plan 

provisions and buffers to adjacent agricultural land and efforts to minimize negative impacts on 

agricultural uses are provided (Policy 5.5.2).   
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The proposed cemetery is considered an institutional use.  Policy 5.15 of the Rural Plan speaks to 

institutional uses, and generally encourages such uses to be located in the Agro-Service Centre 

and Rural Commercial Centres.  Parcels within Agro-Service or Rural Commercial Centres are 

generally smaller in size and should ideally focus on allowing retail and service commercial uses 

directly related to agricultural activities.  Cemeteries generally require larger parcels to 

accommodate traditional burials and other types of interment in perpetuity and are not 

compatible with the typical uses in the Agro-Service Centres or Rural Commercial Centres.   

Based on the above policies, the proposed cemetery use would not wholly meet Policy 5.5.2 

and 5.15 and would require an amendment to the Plan.  

3.2 Amendment to the Rural Plan 

The Rural Plan currently does not contain a designation that is well suited for a cemetery use.  

Given the unique characteristics of a cemetery and the rare occurrence of cemetery 

developments within the Lower Mainland, two amendment options to the 

Agriculture/Countryside designation may be considered for the cemetery use.  

Option 1 – Site Specific Text Amendment to Section 5.5 Agriculture/Countryside policies to allow 

for cemetery uses on the subject property only 

A site-specific text amendment to Section 5.5 of Agriculture/Countryside policies will add an 

additional policy to permit the cemetery use on the subject property, as follows:  

5.5.6 Notwithstanding the provisions of Section 5.15, cemetery uses shall be permitted 

on lands described as: 

NORTH HALF OF THE WEST HALF OF THE SOUTH HALF 

OF THE SOUTH WEST QUARTER SECTION 8 TOWNSHIP 13 

NEW WESTMINSTER DISTRICT 

Option 2 – General Text Amendment to Section 5.5 Agriculture/Countryside policies to allow for 

cemetery uses in all non-ALR lands within the designation  

The second option adds an additional policy to the 5.5 Agriculture/Countryside to allow for 

cemetery uses for all lands not within the Agricultural Land Reserve.  

5.5.6 Notwithstanding the provisions of Section 5.15, cemetery uses may be permitted 

in certain parts of the Agriculture/Countryside area, specifically on lands not within an 

agricultural land reserve established under the Agricultural Land Commission Act.  

The proposed cemetery will meet all other provisions within the Rural Plan. The land use context 

around the subject property is rural, with a mix of civic-owned properties, dog kennels, a 
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regional park, and an agricultural use immediately to the east.  The cemetery development will 

be phased over a long time period and will commence along the 272 Street frontage.  An 8-

metre wide ALR buffer will be provided along the east property line as part of the initial two 

phases of the cemetery development.   

3.3 Land Use Implications 

The subject property is located in an area with several institutionally zoned lands (Limited 

Institutional) owned by the Township of Langley.  Other adjacent properties are zoned RU-2 to 

the east and south.   

• The property immediately to the north, 1030 272 Street, is not located in the ALR and has

been rezoned to permit storage and distribution facilities for wood and soil-based

products including parking of commercial vehicles. The cemetery will provide landscape

screening along the north property line.

• 27413 8 Avenue, located east of the subject property, is an agricultural use zoned RU-2

and within the ALR.  The first two phases of the cemetery development will mainly be

contained in the western portion of the subject property, and will not negatively impact

the long-term viability of the agricultural use.  Future phases of the cemetery will be

adequately buffered from the agricultural operation in the ALR by a 8-metre landscape

buffer.

• 27351 8th Ave to the south of the subject property is not within the ALR and is used as a

rural-residential lot.  The proposed cemetery use is not expected to negatively impact

this lot in the long term.

• To the west, are several acres of vacant P-5 zoned lands, now a closed landfill, owned by

the Township of Langley with a temporary film set visible from 272 Street.  The proposed

cemetery use is not expected to negatively impact these lands in the long term.

Township of Langley’s civic cemeteries are currently all located in urban areas and were 

established many decades ago.  Cemeteries generally require larger land parcels to create a 

serene, park-like setting.  With a growing population and dwindling land base in urban areas, 

locating new cemeteries in urban areas or commercial areas may not be the highest and best 

use of land intended for higher residential densities and commercial clusters.  Rather, the 

proposed location is able to maintain the rural character as envisioned by the Rural Plan while 

located only 2.7 km from Aldergrove’s urban area.  

Within the Aldergrove area, there are two funeral homes offering funeral and cremation 

services, and one specialized cremation business. There are approximately 11 churches in the 

Aldergrove area, with several Sikh, Hindu, and Buddhist temples located in neighbouring 

Abbotsford and Surrey.  
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3.4 Public Benefits of a New Multi-Faith Cemetery 

The recommendations from Lees + Associates’ 2007 Cemetery System Overview Study strongly 

urged the Township to designate new lands for cemetery uses in the long term. Increasing 

interment service options such as memorialization monuments, columbaria, and green burials 

will reflect the needs and demands of the community in the long term.  

The proposed cemetery is committed to providing burial and interment space to reflect the 

diversity found in Langley’s population.  Consultation with funeral industry experts and leaders of 

religious congregations indicate a high level of interest in designated burial space allowing for 

religious and traditional rites and rituals.  With limited civic cemetery space available, 

congregations may face limited access to blocks of interment spaces to reserve for religious and 

cultural practices. With additional cemetery space, this proposal will allow a variety of religious 

and cultural groups to provide burial procedures unique to their cultural traditions.  

As part of the cemetery design, pedestrian pathways are also proposed within the subject 

property.  Integrating pedestrian pathways through the site provides visitors and nearby residents 

opportunities to enjoy the landscaping in a park-like setting.  Cemeteries are increasingly 

perceived as oases of quiet, contemplation, and sacredness.  The cemetery will house a full-time 

caretaker onsite with gates locked at night, restricting access to the trails for safety.  

4.0 Cemetery Master Plan and Phasing 

The cemetery proposal is expected to develop in (6) phases over many decades .  A master 

plan has been prepared to demonstrate the intended interment areas, vehicle circulation, and 

high-level design elements intended for the cemetery development. Key features detailed in the 

proposed master plan include: 

• Various interment options and designs;

• Looped road network;

• Tree-lined roads; and

• Parking pockets;

The master plan is subject to adjustments as the cemetery development progresses and adapts. 

Vehicular Circulation and Parking 

Vehicle access to the cemetery will be from one main driveway off 272 Street, secured by a 

gate and decorative fencing along the street.  A secondary fire access is proposed between 

Phase II and Phase III and will only be accessible to emergency vehicles. This access will be 

constructed in Phase III. A Parking Demand Study was prepared as part of the application and 

identified a proposed parking rate for the cemetery use from a per acre rate.  

A Phasing Plan showing the build out of the roads, circulation, and parking demand per phase 

has been included in the submission.  
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4.1 Phase I and II Details and Design 

Phases I and II identified in the Master Plan will be developed concurrently. As discussed with 

Township of Langley staff, detailed Phase I and Phase II plans have been prepared as part of the 

initial stages of the application. Phase I covers a total area of 2.2 Ha (5.5 Ac) and is located 

along in the western portion of the subject property. Phase II is approximately 0.77 Ha (1.9 Ac) 

and is located at the southwestern portion of the property.  

The caretaker’s residence, which will be converted from the existing house, is part of Phase I, 

along with a proposed maintenance shed to the south of the house. The septic system for the 

house was recently installed in 2012 with adequate capacity for the caretaker’s residence.  

A water feature used for stormwater detention purposes is located at the eastern portion of the 

subject property. The water feature is designed for the ultimate build-out of the cemetery (e.g., 

completion of Phase VI) and will be installed as part of Phases I and II.  The 8-metre ALR Buffer is 

located east of the water/detention feature and will also be installed as part of Phases I and II.  

A 40-stall parking lot fronting 272 Street will be constructed as part of Phases I and II, accessed 

from the southern driveway, and will provide the bulk of the parking for Phase I. Parking pockets 

along the main access road and overflow parking provides additional parking for Phases I and II. 

Interment Options 

A mix of traditional burial and urn interment (above ground and in ground) are proposed for the 

first phase of development.  Phases I and II contain 2,632 traditional grave plots and 2,810 urn 

plots. Upright and flat grave markers will be sectioned into different areas to create a consistent 

landscape across Phase I (Figures 1 and 2).   

The traditional grave plots will be aligned in a north-south orientation, with small clusters of trees 

placed in small pockets throughout.   

An allée of trees is proposed along the main road between Phases I and II, which will be 

continued throughout the cemetery as the phases progress. The frontage of 272 Street will also 

receive landscaping treatments and fencing to provide a decorative edge to 272 Street.  

A columbarium garden and a memorial garden are proposed as above-ground interment 

spaces. The placement of the columbarium garden and memorial space takes into account the 

location of the existing well located on 1030 272 Street and the proposed relocated well 

location onsite. The applicant will be working with the owner of 1030 272 Street to relocate the 

well.   This area will provide spaces for urn interment or memorial plaques (Figures 3 to 6).  As 

highlighted in Lees + Associates’ Cemetery System Overview Study, the cremation in 2004 was at 

81.5% with the in-ground burial rate at 18.5%. The projected cremation rate in 2030 is expected 

to be approximately 84%. The columbarium garden and memorial garden will provide interment 

options for the cremation demand.  
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It is anticipated that Phases I and II will provide adequate interment capacity for at least 30 to 40 

years. 

Figure 1 – Upright Graves Figure 2 – Flat Grave 

Figure 3 – Memorial Garden Figure 4 – Columbaria Garden 

Figure 5 – Memorial Garden Figure 6 – Columbaria Garden 
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4.2 Development of Future Phases III to VI 

The build-out of Phases III to VI are illustrated in the Phasing Plans submitted with the application. 

The Phasing Plans provide a concept of each phase and the interim conditions of undeveloped 

phases.  Based on discussions with the Township of Langley, the Master Plan and the Phasing 

Plans will be registered on title through restrictive covenants on the Subject Property.  

4.0 Summary 

We trust that this Letter of Intent provides the details of the overall cemetery development and 

demonstrates the value the proposed multi-faith cemetery can bring to the community and to 

Langley residents.  Should you require further information, please do not hesitate to contact the 

undersigned at 604-501-1624. 

Sincere Regards, 

PACIFIC LAND RESOURCE GROUP INC. 

Oleg Verbenkov, MCIP RPP 

Principal  
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