
REGULAR MEETING OF COUNCIL

Monday, September 14, 2020 at 1:00 PM

Fraser River Presentation Theatre

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

AGENDA

A.  ADOPTION AND RECEIPT OF AGENDA ITEMS

Regular Council Meeting - September 14, 2020

1:00pm approximately

A.1

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

Regular Council meeting held September 14, 2020.

Director of Finance

1:02pm approximately

A.2

Recommendation: That Council welcome Sandra Ruff as the new Director of Finance.

B.  ADOPTION OF MINUTES

Regular Council Meeting - July 27, 2020

1:04pm approximately

B.1

Recommendation: That Council adopt the Minutes of the Regular Council meeting held 

July 27, 2020.

B.1 07_27 Regular minutes.pdfAttachments:

C.  DELEGATIONS

D.  PRESENTATIONS

E.  REPORTS TO COUNCIL

Agricultural Land Commission Application

No. 100380 (Linke / 6357 - 248 Street)

Report 20-113

File CD 11-10-0075

1:05pm approximately

E.1

Recommendation: That Council advise the Agricultural Land Commission that the 

subdivision application submitted by Donna Linke for a property 

located at 6357 - 248 Street, within the Agricultural Land Reserve, 

complies with the requirements of Section 110.8 - Homesite 
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Severance Subdivisions of the Zoning Bylaw, subject to compliance 

with the Agricultural Land Commission's Homesite Severance Policy 

and request consideration based on agricultural merits.

E.1 cd Linke ALC Homesite Sev.pdfAttachments:

Clerk’s Note:  Development Application Procedures Bylaw 2018 

No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council 

on April 20, 2020, allows for Written Submission Opportunities 

only when in person Public Input Opportunities or Public 

Hearings are not required pursuant to provincial regulations.

Heritage Alteration Permit Application No. 101015

(Township of Langley / 23400 Block Mavis Avenue)

Report 20-116

File CD 11-33-0128

1:15pm approximately

E.2

Recommendation: That Council authorize issuance of Heritage Alteration Permit 

No. 101015 for properties located at 23418, 23428, 23438 and 

23448 Mavis Avenue, 9134 King Street and 9113 Royal Street, to 

allow construction of Salishan Place, a new cultural centre and 

museum, and consolidation of the subject properties, subject to the 

following conditions being satisfied to the acceptance of the 

General Manager of Engineering and Community Development:

a. Section 104.5(2) of the Township's Zoning Bylaw 1987 No. 2500 

(Height of Buildings and Structures) being varied to permit a three (3) 

storey building with a building height of 13.05 m and rooms above the 

second storey as shown in Schedule "A";

b. Section 107.3.b)v. of the Township's Zoning Bylaw 1987 No. 2500 

(Required Off-Street Parking Spaces) being varied to permit 

52 parking spaces;

c. Section 402.3 of the Township's Zoning Bylaw 1987 No. 2500 (Lot 

Coverage) being varied to permit a lot coverage of 52% as shown in 

Schedule "A";

d. Section 402.4.1)b) of the Township's Zoning Bylaw 1987 No. 2500 

(Siting of Buildings and Structures) being varied to permit a setback 

from the rear lot line of 4.03 m to the edge of canopy and 6.02 m to 

the supporting column as shown in Schedule "A";

e. Section 402.4.1)d) of the Township's Zoning Bylaw 1987 No. 2500 

(Siting of Buildings and Structures) being varied to permit a setback 

from a side lot line abutting a flanking street of 0.3 m to the edge of 

canopy and 1.19 m to the supporting column as shown in 

Schedule "A";

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

g. Consolidation of the properties and closure of the lane in 

substantial compliance with Schedule "A";
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h. Landscape plans being in substantial compliance with 

Schedule "B" and the Township's Street Tree and Boulevard Planting 

Policy;

i. 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);

j. All signage being in substantial compliance with Schedule "A", the 

Fort Langley Building Facade Design Guidelines and the Township's 

Sign Bylaw, and architecturally compatible with the building;

k. Rooftop mechanical equipment being located so that it is not 

visible from adjacent roads or alternatively screened from view by 

compatible architectural treatments;

l. All refuse areas to be located inside the building and screened in 

substantial compliance with Schedule "A".

Although not part of the Heritage Alteration Permit requirements, the 

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

following items will need to be finalized:

a. Provision of an exterior lighting impact plan prepared by an 

electrical engineer in compliance with the provisions of the 

Township's Exterior Lighting Impact Policy;

b. Landscape and boulevard improvements being secured by letter 

of credit at Building Permit stage;

c. A Servicing Agreement being entered into with the Township to 

secure required road and utility upgrades and connections including 

provision of a minimum of 16 parking spaces in Royal Street in 

accordance with the Township's Subdivision and Development 

Servicing Bylaw;

d. 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;

e. A Highways Use Permit being secured for any projections 

(i.e. awnings and signage) onto municipal roads, if any;

f. Submission of a geotechnical report prepared by a geotechnical 

engineer; and,

g. Payment of supplemental heritage alteration permit application 

fees, and applicable Development Cost Charges and Building Permit 

Administration Fees.

E.2 cd HAP ToL Museum.pdfAttachments:
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F.  BYLAWS FOR FIRST AND SECOND READING

Licence Bylaw Amendment 

Cannabis Processing, Research and Development and 

Non-Profit Businesses

Bylaw No. 5573

Report 20-115

File CD 3900-25-5130

1:25pm approximately

F.1

Recommendation: That Council give first and second reading to Township of Langley 

Licencing Bylaw 2016 No. 5192 Amendment Bylaw 2020 No. 5573 

and authorize staff to schedule the required public input opportunity, 

to ensure the imposition of appropriate fees, as necessary related to 

business operations involved in research, development and 

processing of cannabis.

Explanation - Bylaw No. 5573

Bylaw 2020 No. 5573 amends the Township of Langley Licencing 

Bylaw 2016 No. 5192 to provide for the issuance of business licences 

for cannabis retail, processing, and research and development, and 

to provide requirements for non-profit entities.

F.1 cd Licencing Bylaw Amendment.pdfAttachments:

Rezoning Application No. 100613

(Janda Group Holdings Inc. / 20178 - 96 Avenue)

Bylaw No. 5636

Report 20-117

File CD 08-35-0198

1:35pm approximately

F.2

Recommendation: That Council give first and second reading to Township of Langley 

Zoning Bylaw 1987 No. 2500 Amendment (Janda Group Holdings 

Inc.) Bylaw 2020 No. 5636, amending Comprehensive Development 

Zone CD-14 to add pharmacy as a site specific permitted use; and 

further

That Council authorize staff to schedule the written submission 

opportunity notice prior to Council's consideration of third reading of 

Rezoning Bylaw No. 5636.

Explanation - Bylaw No. 5636

Bylaw 2020 No. 5636 amends the Comprehensive Development 

Zone CD-14 by adding pharmacy to the list of permitted uses to 

accommodate a pharmacy at 20178 - 96 Avenue.
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F.2 cd Janda RZ.pdfAttachments:

G.  BYLAWS FOR FIRST, SECOND AND THIRD READING

H.  BYLAWS FOR CONSIDERATION AT THIRD READING

Clerk’s Note:  Development Application Procedures Bylaw 2018 

No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council 

on April 20, 2020, allows for Written Submission Opportunities 

only when in person Public Input Opportunities or Public 

Hearings are not required pursuant to provincial regulations.

Rezoning Application No. 100601 and 

Development Permit Application No. 101151

(19708 86 Ave Langley Holdings Corp. / 

Denciti Development Corp. / 19700 Block of 86 Avenue)

Bylaw No. 5628

Report 20-105

File CD 08-27-0069

1:45pm approximately

H.1

Recommendation: That Council give third reading to "Township of Langley Zoning Bylaw 

1987 No. 2500 Amendment (19708 86 Ave Langley Holdings Corp.) 

Bylaw 2020 No. 5628".

Explanation - Bylaw No. 5628

Bylaw 2020 No. 5628 rezones property located in the 19700 block of 

86 Avenue in the Carvolth Neighbourhood Plan Area to Carvolth 

Business Park Zone C-18 to accommodate construction of two (2) 

multi-tenant industrial buildings.

Development Permit No. 101151

Running concurrently with this Bylaw is Development Permit 

No. 101151 (19708 86 Ave Langley Holdings Corp. / Denciti 

Development Corp. / 19700 Block of 86 Avenue) in accordance with 

Attachment A subject to the following conditions:

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

b. Landscape plans being in substantial compliance with 

Schedule "B" and in compliance with the Township's Street Tree and 

Boulevard Planting Policy, to the acceptance of the Township of 

Langley General Manager of Engineering and Community 

Development;

c. All signage being in compliance with Schedule "A" and the 
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Township's Sign Bylaw;

d. Rooftop mechanical equipment to be screened from view by 

compatible architectural treatments in compliance with Schedule "A";

e. All refuse areas to be located in an enclosure and screened to the 

acceptance of the Township of Langley General Manager of 

Engineering and Community Development;

f. All outdoor storage areas being covered by a dust free surface;

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. Issuance of an Energy Conservation and GHG Emissions 

Reduction Development Permit;

b. Submission of a site specific onsite servicing and storm water 

management plan (including onsite detention) in accordance with the 

Subdivision and Development Servicing Bylaw, to the acceptance of 

the Township of Langley General Manager of Engineering and 

Community Development;

c. Onsite landscaping being secured by a letter of credit at the 

building permit stage;

d. Completion of an erosion and sediment control plan or exemption 

in accordance with the Erosion and Sediment Control Bylaw to the 

acceptance of the Township of Langley General Manager of 

Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of 

the Land Title Act regarding on-site detention, biofiltration and 

infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an 

electrical engineer in compliance with the provisions of the 

Township's Exterior Lighting Impact Policy to the acceptance of the 

Township of Langley General Manager of Engineering and 

Community Development;

g. Payment of supplemental Development Permit application fees; 

and

h. Payment of applicable Development Cost Charges and Building 

Permit administration fees.

H.1 cd Langley Holdings Denciti RZ DP.pdfAttachments:
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Clerk’s Note:  Development Application Procedures Bylaw 2018 

No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council 

on April 20, 2020, allows for Written Submission Opportunities 

only when in person Public Input Opportunities or Public 

Hearings are not required pursuant to provincial regulations.

Rezoning Application No. 100579

Development Permit Application No. 101113

(Pollyco Yorkson Centre Inc. / 20365, 20375 and 

20387 - 80 Avenue)

Bylaw No. 5612

Report 20-104

File CD 08-26-0159

1:55pm approximately

H.2

Recommendation: That Council give third reading to "Township of Langley Zoning Bylaw 

1987 No. 2500 Amendment (Pollyco Yorkson Centre Inc.) Bylaw 

2020 No. 5612".

Explanation - Bylaw No. 5612

Bylaw 2020 No. 5612 rezones land at 20365, 20375 and 

20387 - 80 Avenue from Suburban Residential Zone SR-2 to 

Community Commercial Zone C-2 to facilitate the development of a 

commercial development.  

Development Permit No. 101113

Running concurrently with this Bylaw is Development Permit 

No. 101113 (Pollyco Yorkson Centre Inc. / 20365, 20375 and 

20387 - 80 Avenue) 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;

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

Township Sign Bylaw;

d. Section 107.3 - Required Off-Street Parking Spaces of Township 

of Langley Zoning Bylaw No. 2500 is hereby varied to reduce the 

number of parking spaces required from 132 to 118; and  
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e. Section 107.5 (sub-section 6) - Design Criteria of Township of 

Langley Zoning Bylaw No. 2500 is hereby varied to increase the 

maximum number of permitted small car parking spaces from 20% to 

22%. 

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; and

d. Payment of supplemental development permit application fees, 

Development Cost Charges, and building permit administration fees.

H.2 cd Pollyco RZ DP 2nd Report.pdfAttachments:

I.  BYLAWS FOR FINAL ADOPTION

Highway Closure, Dedication Removal and Exchange (Blaney)

Bylaw No. 5610

Report C20-22

File ADM PM002871

2:05pm approximately

I.1

Recommendation: That Council give final reading to "Highway Closing and Dedication 

Removal (Blaney) Bylaw 2020 No. 5610".

Explanation - Bylaw No. 5610

Bylaw 2020 No. 5610 authorizes the closure and highway dedication 

removal from a portion of road bisecting 8412 Armstrong Road.

I.1 adm Blaney Road Closure.pdfAttachments:
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J.  CORRESPONDENCE

Request for Support for Expanded Patio Permissions

File 4320-01

2:10pm approximately

J.1

Recommendation: That Council receive the letter from the BC Restaurant and 

Foodservices Association, Alliance of Beverage Licensees and 

BC Craft Brewers Guild, requesting support for expanded patio 

permissions.

Clerk's Note:  Report to Council will be provided at the 

September 21, 2020 Regular Council meeting.

J.1 COVID-19 Letter to Municipalities Fall 2020.pdfAttachments:

K.  MINUTES OF COMMITTEES

L.  MAYOR AND COUNCIL REPORT

M.  METRO VANCOUVER REPRESENTATIVES REPORT

N.  ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM SPECIAL 

CLOSED MEETINGS

O.  OTHER BUSINESS

At the July 27, 2020 Regular Meeting of Council, Councillor Richter provided the following 

Notices of Motion:

Control of Nuisance Animals Policy

2:25pm approximately

O.1

Recommendation: Whereas Report 20-88 "Control of Nuisance Animals Policy Update" 

was adopted unanimously by Council on July 13, 2020;

Whereas 43 Avenue from 272 Street east to the Abbotsford border 

apparently still floods continuously from November to February each 

year even though extensive mitigation works have occurred there; 

and

Whereas this prolonged annual flooding on 43 Avenue creates health 

and safety concerns for area residents;
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Therefore be it resolved that Council ask staff to provide a report on 

the mitigation efforts and costs taken to date on 43 Avenue from 

272 Street east to the Abbotsford border, and whether additional 

efforts are needed under the Control of Nuisance Animal Policy 

Update in order to protect the health and safety of area residents.

O.1 en Control of Nuisance Animals.pdfAttachments:

Council Procedure Bylaw

2:35pm approximately

O.2

Recommendation: Whereas substantive information pertinent to Council decisions 

needs to be available to Council members well prior to Council 

meetings so that this information is able to be fully read and 

understood by Council members prior to the meeting; and

Whereas there has been a recent increase in the amount of 

significant information being sent to Council members only a few 

hours before Council meetings start;

Therefore be it resolved that Council amend the Procedure Bylaw to 

include the following items:

a. Substantive information relative to Council meeting agenda items 

must be received no later than 5pm, 72 hours before the Council 

meeting to which it pertains is called to order;

b. When substantive material is received after the 72 hour deadline 

in "a", the agenda item to which the substantive material pertains will 

be automatically deferred to the next scheduled Council meeting; and

c. Substantive material pertaining to a Council meeting and Council 

decision received late by Council will not be allowed to defer the 

Agenda matter for more than one Council meeting.

Councillor Richter presented the following Notice of Motion within the deadlines according to 

Council’s policy:

Prohibited Use of “Anti-Coagulant Rodenticides”

2:45pm approximately

O.3

Recommendation: Whereas "anticoagulant rodenticides" can very negatively affect both 

animals and birds in the Township of Langley due to secondary 

poisoning of predators that ingest poisoned rodents;

Whereas significant TOL resident concern has been expressed to 

Council members about the use and impact of "anticoagulant 

rodenticides" on wildlife as a result of a recent BCSPCA public 

campaign; 
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Whereas TOL employees do not use rodenticides but pest control 

contractors providing services to the TOL for Township properties 

and municipal infrastructure may be using "anti-coagulant 

rodenticides"; and

Whereas the current TOL pest control contracts are due to expire at 

the end of this year (2020); 

Therefore Be It Resolved that Council direct staff to:

a. Request that current contractors stop the use of any 

"anti-coagulant rodenticides"; and 

b. Incorporate "anti-coagulant rodenticide" prohibitions as part of the 

preparation of the next Request for Proposal (RFP) for pest control 

services in the Township of Langley."

P.  MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING

2:50pm approximately

Recommendation: That Council now resolve into a Special Closed Meeting for 

discussion of the following items, in accordance with and as identified 

under Section 90 of the Community Charter:

Item A.1 - Section 90(1) (n) Consideration; 

Item C.1 - Section 90(1) (f) Law Enforcement; 

Item E.1 - Section 90(1) (e) Property; 

Item E.2 - Section 90(1) (e) Property; (k) Negotiations; 

Item E.3 - Section 90(1) (a) Personnel;

Item F.1 - Section 90(1) (f) Law Enforcement; 

Item F.2 - Section 90(1) (a) Personnel;

Item F.3 - Section 90(1) (a) Personnel;

Item F.4 - Section 90(1) (f) Law Enforcement; 

Item F.5 - Section 90(1) (f) Law Enforcement;

Item G.1 - Section 90(1) (e) Property; and

Item H.1 - Section 90(1) (f) Law Enforcement.

Q.  TERMINATE
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REGULAR MEETING OF 
TOWNSHIP COUNCIL 

 
Monday, July 27, 2020 at 10:52am 
Fraser River Presentation Theatre 

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

 

 
M I N U T E S 

 
Clerk’s Note: The meeting was conducted with Council members and staff attending electronically 
as per Council Procedure Bylaw 2016 No. 5199 Amendment Bylaw 2020 No. 5592. 
 
PRESENT:  Mayor J. Froese  
 
Councillors P. Arnason, D. Davis, S. Ferguson, M. Kunst, B. Long, K. Richter,                  
B. Whitmarsh, and E. Woodward 
 
M. Bakken, S. Gamble, R. Seifi, K. Sinclair, P. Tulumello, and J. Winslade 
 
W. Bauer, S. Little, R. Stare, K. Stepto, and P. Ward 

 

 A. ADOPTION AND RECEIPT OF AGENDA ITEMS 

    
  1. Regular Council Meeting – July 27, 2020 

 
Moved by Councillor Ferguson,  
Seconded by Councillor Long,  
That Council adopt the agenda and receive the agenda items of the 
Regular Council meeting held July 27, 2020. 
CARRIED  

 

 B. ADOPTION OF MINUTES 

    
  1. Regular Council Meeting – July 13, 2020 

 
Moved by Councillor Long,  
Seconded by Councillor Ferguson,  
That Council adopt the Minutes of the Regular Council meeting held July 
13, 2020. 
CARRIED  

 
 C. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING 

 
Moved by Councillor Long,  
Seconded by Councillor Whitmarsh,  
That Council now resolve into a Special Closed Meeting for discussion of the 
following items, in accordance with and as identified under Section 90 of the 
Community Charter: 
 

B.1
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Item A.1 - Section 90(1) (n) Consideration;  
Item D.1 - Section 90(1) (f) Law Enforcement;  
Item F.2 - Section 90(1) (f) Law Enforcement;  
Item F.3- Section 90(1) (g) Legal; 
Item E.1 - Section 90(1) (e) Property; (k) Negotiations;  
Item E.2 - Section 90(1) (e) Property; (k) Negotiations;  
Item E.3 - Section 90(1) (k) Negotiations; 
Item F.1 - Section 90(1) (i) Solicitor-Client Privilege; 
Item F.4 - Section 90(1) (m) Another Matter; 
Item F.5 - Section 90(1) (i) Solicitor-Client Privilege; 
Item G.1 - Section 90(1) (f) Law Enforcement;  
Item G.2 - Section 90(1) (e) Property;  
Item H.1 - Section 90(2) (b) Intergovernmental Relations; 
Item H.2 - Section 90(2) (b) Intergovernmental Relations; 
Item H.3 - Section 90(1) (e) Property; (k) Negotiations; 
Item H.4 - Section 90(1) (e) Property;  
Item H.5 - Section 90(1) (e) Property; (k) Negotiations; 
Item H.6 - Section 90(1) (g) Legal; (m) Another Matter; 
Item H.7 - Section 90(1) (i) Solicitor-Client Privilege; (m) Another Matter; and 
Item H.8 – Section 90(1) (f) Law Enforcement; (g) Legal. 
CARRIED  

 
MEETING RECESSED 
The meeting recessed at 10:54pm. 
 
MEETING RECONVENED 
The meeting reconvened at 1:16pm. 
 

 D. DELEGATIONS  

    
  1. David Fawley 

Denciti Development Corp.  
File 0550-07  
 
David Fawley, Denciti Development Corp., appeared before Council to 
request the Carvolth Greenway Community Amenity Contributions for 
Rezoning Application RZ100601 at 19708 – 86 Avenue be waived.  He 
commented that they have applied to rezone the property to permit the 
development of two light industrial, strata titled buildings and that 44% of the 
property contributes to green infrastructure.  They are asking to waive the 
Greenway Community Amenity Contributions due to the economic burdens, 
and to allow them to deliver this light industrial development which will 
support employment in the Township.  

 
  2. Teresa O’Callaghan 

Aldergrove Minor Hockey Association Executive 
File 0550-07 
 
Teresa O’Callaghan, on behalf of the Aldergrove Minor Hockey Association 
Executive, appeared before Council to discuss the opening of the 
Aldergrove Credit Union Community Centre ice arena. She commented on 

B.1
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 D. DELEGATIONS  

    
the importance of healthy bodies and minds of kids, especially during this 
health crisis.  She asked Council to direct staff to open the ice arena in 
September and noted that all safety protocols will be followed.  
 

  3. Carly Leakey 
Langley Girls Ice Hockey Association 
File 0550-07 
 
Carly Leakey, on behalf of the Langley Girls Ice Hockey Association, 
appeared before Council to discuss opening the ice arenas for user groups 
by September 1, 2020. She commented that all Lower Mainland Hockey 
Associations across the country have been in dialogue regarding safety 
protocols.  Not being able to have ice time in September will impact the 
players greatly, both physically and mentally. She would like to see George 
Preston Ice Arena open in September to help retain girls in the sport of 
hockey.  

 

 E. PRESENTATIONS 

    
  1. Child Care Action Plan 

 
Patrick Ward provided a presentation regarding the Township of Langley 
Child Care Action Plan. He noted that Council authorized staff in 
December 2018 to apply for UBCM grant funding to prepare a child care 
needs assessment and action plan. The following areas were reviewed: 

 Roles and responsibilities of the Township and other organizations; 

 Strengths, gaps, and trends; 

 Coverage rates and space creation targets; and 

 Priorities and actions.  
 
The following priorities and actions were identified: 

 Increase the number of licensed child care spaces; 

 Improve child care affordability; 

 Strengthen partnership and collaboration; 

 Address staffing challenges; and 

 Enhance before- and after-school recreation programming.  
 
Next steps will be to share the Needs Assessment and Action Plan with 
the Province, and begin implementation of the Action Plan.  

 
 
 
 
 

B.1
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 F. REPORTS TO COUNCIL 

    
  1. 

 

Child Care Action Plan 
Report 20-95 
File CD LSP00009 
 
That Council endorse the Child Care Action Plan, presented as Attachment 
A to this report.  
 
REFERRAL 
Moved by Councillor Richter, 
Seconded by Councillor Woodward,  
That the motion be amended to read as follows: 
 
That Council receive the Child Care Action Plan, and refer it to a future 
Council Process Committee for a detailed policy discussion.   
 
MOTION DIVIDED 
Moved by Councillor Ferguson,  
Seconded by Councillor Long,  
That the motion be divided. 
CARRIED 
 
MOTION 1 
That Council receive the Child Care Action Plan. 
CARRIED 
 
MOTION 2  
That the Child Care Action Plan be referred to a future Council Process 
Committee for a detailed policy discussion.  
CARRIED  
 
Mayor Froese and Councillors Ferguson, Kunst, and Whitmarsh opposed  
 

  2. Revised Council Calendar for September to December 2020 
Report 20-97 
File ADM 0550-06 
 
Moved by Councillor Davis,  
Seconded by Councillor Woodward,  
That Council approve the proposed revised September to December 2020 
Council Calendar. 
 
AMENDMENT 
Moved by Councillor Woodward, 
Seconded by Councillor Richter,  
That the December 21, 2020 meeting be moved to December 14, 2020. 
CARRIED 
 
 
 

B.1
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 F. REPORTS TO COUNCIL 

    
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  
 

  3. Recycling Depot Assessment 
Report 20-107 
File ENG 5380-01 
 
Moved by Councillor Davis,  
Seconded by Councillor Whitmarsh,  
That Council request Metro Vancouver to move towards establishing 
recycling depots at the Langley and Surrey transfer stations operated by 
Metro Vancouver as soon as possible, to be funded in a manner that 
recognizes the regionally-serving nature of such facilities; and further 
 
That Council request Metro Vancouver investigate relocating the Langley 
Transfer Station to a more suitable geographic area, subject to appropriate 
zoning and locational considerations, in collaboration with the Township of 
Langley. 
CARRIED  
 

  4. Climate Action Strategy Update 
Report 20-108 
File ENG 5280-31 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Arnason,  
That Council authorize staff to proceed with public consultation on the draft 
Climate Action Strategy; and further 
 

That Council direct staff to bring forward the final Climate Action Strategy 
and financial plan for Council’s consideration of adoption. 
CARRIED 
 

 COUNCILLOR DECLARES CONFLICT OF INTEREST 
 
Councillor Woodward declared a Conflict of Interest under Section 100 of the 
Community Charter as he has a property interest, and left the meeting at 2:44pm. 
 

  5. Investing in Canada Infrastructure Program 
British Columbia – Community, Culture and  
Recreation Infrastructure  
Report 20-106 
File ENG 5330-20-024 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
That Council approve a grant application to the Federal-Provincial 
Investing in Canada Infrastructure Program – Community, Culture and 
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Recreation Infrastructure Fund, for eligible costs related to the Fort 
Langley Pedestrian Overpass Project; and further 
 
That Council pre-approve the Township’s required share of the funding at 
26.67% of the overall costs, equivalent to $1,400,000 utilizing committed 
external third party funding, with any shortfall, up to a maximum of 
$250,000 from the 2021 Transportation Operating Contribution to Capital 
funding envelope.  
CARRIED  
 

 COUNCILLOR DECLARES CONFLICT OF INTEREST 
 
Councillor Woodward declared a Conflict of Interest under Section 100 of the 
Community Charter as he has a property interest, and left the meeting at 2:44pm. 
 

  6. Heritage Alteration Permit  
Application No. 101182 
(Fort Langley Properties Ltd. / 9121 Church Street) 
Report 20-99 
File CD 11-33-0132 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Kunst,  
That Council authorize issuance of Heritage Alteration Permit No. 101182 
for property located at 9121 Church Street to allow demolition of the 
existing building, subject to the following conditions: 
 

a. Demolition of buildings and structures as shown in Schedule “A”; 
b. Restoration plans being in substantial compliance with Schedule 

“A” to the acceptance of the General Manager of Engineering and 
Community Development; 

c. Provision and maintenance of turf over the subject site in 
substantial compliance with Schedule “A”; 

d. Retention of the existing trees on the subject site until time of 
Heritage Alteration Permit issuance for redevelopment of the 
subject site, subject to the conditions of the future Heritage 
Alteration Permit; and 

e. Provision of a final tree management plan incorporating tree 
retention, protection details, and security in compliance with 
Subdivision and Development Servicing Bylaw (Schedule I - Tree 
Protection), to the acceptance of the General Manager of 
Engineering and Community Development. 

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

a. Disconnection of municipal services; 
b. Security of a driveway removal permit; 
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c. Written confirmation from the owner and landscape architect or 

arborist that the tree protection fencing identified in the tree 
management plan is in place; and 

d. Payment of applicable administration fees. 
CARRIED  
 
Councillors Davis and Long opposed  
 

 Councillor Woodward re-entered the meeting at 2:55pm. 
 

  7. Agricultural Land Commission  
Application No. 100379 
(Toor / 1457 – 248 Street) 
Report 20-98 
File CD 10-10-0030 
 
Moved by Councillor Long,  
Seconded by Councillor Kunst,  
That Council advise the Agricultural Land Commission that the subdivision 
application submitted by Greenline Management Ltd, on behalf of the 
owner of the property located at 1457 – 248 Street within the Agricultural 
Land Reserve, complies with the minimum parcel size provisions of Rural 
Zone RU-2 of the Township’s Zoning Bylaw and request consideration 
based on agricultural merits. 
CARRIED 
 
Councillors Arnason, Davis, and Richter opposed  
 

  8. Development Permit Application No. 101149 
(Sandhill Homes Ltd. / 4400 Block of 222 Street) 
Report 20-101 
File CD 10-31-0164 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Kunst,  
That Council issue Development Permit No. 101149 (Streamside 
Protection) to relocate Streamside Protection and Enhancement 
Development Permit Areas on site in accordance with Section 4.20 of 
Schedule 3 (“Development Permit Areas: Streamside Protection and 
Enhancement”) of the Langley Official Community Plan Bylaw 1979 
No. 1842 (OCP Schedule 3), subject to the following conditions: 
 

a. Protection of Streamside Protection and Enhancement 
Development Permit Areas (SPEAs) as shown on Schedule A 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 
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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; 

d. Provision of security deposit for completion of enhancement works 
and three year monitoring to the acceptance of the Township of 
Langley General Manager of Engineering and Community 
Development; and  

e. Obtainment of relevant senior government environmental 
regulatory agency approvals and/or submission of notifications and 
provisions of copies of approval/submissions to the Township of 
Langley General Manager of Engineering and Community 
Development. 

CARRIED 
 
Councillors Arnason, Davis, and Richter opposed  
 

  9. Banking Resolution - Signing Authority  
Report 20-110 
File FIN 1970-02 
 
Moved by Councillor Davis,  
Seconded by Councillor Ferguson,  
That Council approve the updated list of bank signatories required for bank 
signing authorization on behalf of the Corporation of the Township of 
Langley. 
CARRIED  
 

  10. 2019 Annual Report and 2019 Statement of Financial Information  
Report 20-111 
File FIN 0640-20/1830-25 
 
Moved by Councillor Davis,  
Seconded by Councillor Whitmarsh,  
That Council approve the 2019 Annual Report including 2019 Audited 
Financial Statements upon receiving and considering submissions and 
questions from the public; and 
 
That Council approve the 2019 Statement of Financial Information (SOFI). 
CARRIED  
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  11. Development Management Process Review 

File 0540-20 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
That Council receive the Mayor’s Standing Committee Development 
Management Process Review report; 
  
That Council endorse the recommendations included in the report under 
the four headings: 

1. Relieve pressure on staff; 

2. Streamline process; 

3. Update policies; 

4. Focus on innovation; and 

 

That the Mayor’s Standing Committee Development Management Process 
Review Report be referred to staff to report back to Council to provide 
recommendations as to the implementation and costs of the proposed 
recommendations contained in the report. 
 
MOTION DIVIDED 
Moved by Councillor Richter, 
Seconded by Councillor Woodward, 
That the motion be divided. 
CARRIED  
 
MOTION 1  
That Council receive the Mayor’s Standing Committee Development 
Management Process Review report. 
CARRIED 
 
MOTION 2  
That Council endorse the recommendations included in the report under 
the four headings: 

1. Relieve pressure on staff; 

2. Streamline process; 

3. Update policies; and 

4. Focus on innovation. 

CARRIED 

 

Councillors Richter and Woodward opposed  

 
MOTION 3 
That the Mayor’s Standing Committee Development Management Process 
Review Report be referred to staff to report back to Council to provide 
recommendations as to the implementation and costs of the proposed 
recommendations contained in the report. 
CARRIED  
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Councillor Woodward opposed 
 
MOTION 
Moved by Councillor Kunst 
Seconded by Councillor Davis, 
That a letter of thanks be sent to the other municipalities who participated 
in the study. 
CARRIED   
 

 MEETING RECESSED 
The meeting recessed at 3:35pm. 
 
MEETING RECONVENED 
The meeting reconvened at 3:46pm.  
 

  12. Reopening of Recreation Facilities and Services 
Report 20-112 
File PR 7710-01 
 
Moved by Councillor Richter,  
Seconded by Councillor Davis,  
That Township of Langley’s initial Reopening Plan for Recreation Services 
and Facilities affected by COVID-19, included herein, be received by 
Council; and 
 
That regular updates to the Township of Langley Reopening Plan be 
presented to Council as details are developed in consideration of 
recreation sector guidance, specific facility and program risk assessments; 
and all COVID-19 Safety plans are developed. 
CARRIED  
 
MOTION 
Moved by Councillor Long, 
Seconded by Councillor Whitmarsh, 
That Council direct staff to implement the Alternate Stage 3 Re-opening 
strategy, including opening the following as soon as practical;  
 

 George Preston Recreation Centre arena for ice rentals; 

 Aldergrove Credit Union Community Centre arena for ice rentals; 

 Aldergrove Credit Union Community Centre pool for pool rentals 
and public use; and 

 George Preston Recreation Centre curling rink. 
CARRIED  
 
MOTION 
Moved by Mayor Froese,  
Seconded by Councillor Richter,  
That Council endorse Staff continuing to focus the Township’s COVID-19 
response through the Township of Langley Emergency Operations Centre, 
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including following Provincial Health Orders and Worksafe BC 
requirements, with a goal of working together with viaSport, Provincial 
Sport Organizations, and Local Sport Organizations to accommodate 
youth sports and game play as soon as practical. 
CARRIED  

 

 G. BYLAWS FOR FIRST AND SECOND READING 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100194 and  
Development Permit Application No. 101164 
(Essence Holdings (Parc Central 1) Inc. / 20261 – 72B Avenue)   
Bylaw No. 5632 
Bylaw No. 5633 
Report 20-100 
File CD 08-23-0200 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Kunst,  
That Council give first and second reading to Langley Official Community 
Plan Bylaw 1979 No. 1842 Amendment (Willoughby Community Plan) 
Bylaw No. 1998 No. 3800 Amendment (Central Gordon Estate 
Neighbourhood Plan) Bylaw 2012 No. 4924 Amendment (Essence Holdings 
(Parc Central 1) Inc.) Bylaw 2020 No. 5632 and Township of Langley 
Zoning Bylaw 1987 No. 2500 Amendment (Essence Holdings (Parc Central 
1) Inc.) Bylaw 2020 No. 5633, amending Comprehensive Development 
Zone CD-124 to facilitate the development of 30 townhouse units on a 0.8 
ha (1.9 ac) of land located at 20261 – 72B Avenue, subject to the following 
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 
Subdivision and Development Servicing Bylaw (Schedule I - Tree 
Protection); 

2. Amend Restrictive Covenant CA7529153 to reflect the current layout 
and identify a minimum 5% of the townhouses are required to comply 
with the adaptable housing requirements; 

3. Compliance with the Community Amenity Contributions Policy (with an 
additional contribution of $127,080), Township’s 5% Neighbourhood 
Park Land Acquisition Policy, and Willoughby Arterial Road Completion 
Amenity Policy if applicable. 

4. Payment of applicable Neighbourhood Planning Administration fees, 
supplemental Rezoning fees, Site Servicing Review fee, ISDC review 
fee, DWA and Latecomer charges; 
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That Council consider that Langley Official Community Plan Bylaw 1979 No. 
1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 
Amendment (Central Gordon Estate Neighbourhood Plan) Bylaw 2012 No. 
4924 Amendment (Essence Holdings (Parc Central 1) Inc.) Bylaw 2020 No. 
5624, 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 at time of final reading of Rezoning Bylaw No. 5633 authorize 
issuance of Development Permit No. 101164 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; 

c. Written confirmation from owner and landscape architect or arborist 
that the tree protection fencing identified in the tree management 
plan is in place; 

 

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. Completion of an onsite servicing and stormwater management plan 
in accordance with the Subdivision and Development Servicing 
Bylaw; 

b. On-site landscaping to be secured by letter of credit at building 
permit stage; and 

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

 
That Council authorize staff to schedule the required Public Hearing for the 
Central Gordon Estate Neighbourhood Plan Amendment Bylaw No. 5632, 
and Rezoning Bylaw No. 5633 in conjunction with the hearing for proposed 
Development Permit No. 101164. 
CARRIED 
 
Councillors Arnason and Richter opposed  
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  2. Rezoning Application No. 100601 and  

Development Permit Application No. 101151 
(19708 86 Ave Langley Holdings Corp. /  
Denciti Development Corp. / 19700 Block of 86 Avenue) 
Bylaw No. 5628 
Report 20-105 
File CD 08-27-0069 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Davis,  
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (19708 – 86 Ave Langley Holding Corp.) 
Bylaw 2020 No. 5628, rezoning 2.42 ha (5.98 ac) of land located in the 
19700 block of 86 Avenue to Carvolth Business Park Zone C-18, to facilitate 
development of two (2) industrial buildings, subject to the following 
development prerequisites being satisfied to the acceptance of the 
Township of Langley General Manager of Engineering and Community 
Development, unless noted otherwise 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. Provision of road dedications, widenings, and necessary traffic 
improvements for 86 Avenue in accordance with the Township’s Master 
Transportation Plan, Subdivision and Development Servicing Bylaw and 
the Carvolth Neighbourhood Plan;  

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

4. 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); 

5. Provision of final off-site servicing landscape design drawings including 
street trees, sidewalk, landscaping details and security; 

6. Approval of the rezoning bylaw by the Ministry of Transportation and 
Infrastructure; 

7. Protection of Streamside Protection and Enhancement Areas in a 
restrictive covenant and acceptance of the streamside enhancement 
plans, fencing, signage, and security;  

8. Registration of the following restrictive covenants: 

a. Prohibiting left-hand turns for ingress and egress; 

b. Prohibiting reliance on street parking; 

c. Providing for cross access in favor of 19676 – 86 Ave; 

9. Compliance with the requirements of the Carvolth Greenway Amenity 
Policy; 
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10. Payment of applicable Neighbourhood Planning Administration fees, 

supplemental Rezoning fees, Site Servicing Review fee, ISDC review 
fee, Development Works Agreement (DWA) and Latecomer charges; 

 

That Council at time of final reading of Rezoning Bylaw No. 5628 authorize 
issuance of Development Permit No. 101151 to 19708 – 86 Ave Holdings 
Corp., for property located in the 19700 block of 86 Avenue, subject to the 
following conditions:  
  

a. Building plans being in compliance with Schedule “A”; 

b. Landscape plans being in substantial compliance with Schedule 
“B” and in compliance with the Township’s Street Tree and 
Boulevard Planting Policy, to the acceptance of the Township of 
Langley General Manager of Engineering and Community 
Development; 

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

d. Rooftop mechanical equipment to be screened from view by 
compatible architectural treatments in compliance with Schedule 
“A”; 

e. All refuse areas to be located in an enclosure and screened to 
the acceptance of the Township of Langley General Manager of 
Engineering and Community Development; 

f. All outdoor storage areas being covered by a dust free surface; 

 
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. Issuance of an Energy Conservation and GHG Emissions 

Reduction Development Permit; 

b. Submission of a site specific onsite servicing and storm water 
management plan (including onsite detention) in accordance with 
the Subdivision and Development Servicing Bylaw, to the 
acceptance of the Township of Langley General Manager of 
Engineering and Community Development; 

c. Onsite landscaping being secured by a letter of credit at the 
building permit stage; 

d. Completion of an erosion and sediment control plan or 
exemption in accordance with the Erosion and Sediment Control 
Bylaw to the acceptance of the Township of Langley General 
Manager of Engineering and Community Development; 

e. Registration of a restrictive covenant pursuant to Section 219 of 
the Land Title Act regarding on-site detention, biofiltration and 
infiltration systems; 

f. Provision of an exterior lighting impact plan prepared by an 
electrical engineer in compliance with the provisions of the 
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Township’s Exterior Lighting Impact Policy to the acceptance of 
the Township of Langley General Manager of Engineering and 
Community Development; 

g. Payment of supplemental Development Permit application fees; 
and 

h. Payment of applicable Development Cost Charges and Building 
Permit administration fees; and further 
 

That Council authorize staff to proceed with the written submission 
opportunity notice prior to Council’s consideration of third reading of 
Rezoning Bylaw No. 5628, in conjunction with proposed Development 
Permit No. 101151. 
CARRIED  
 

  3. Rezoning Application No. 100579 
Development Permit Application No. 101113 
(Pollyco Yorkson Centre Inc. / 20365, 20375 and 20387 – 80 Avenue) 
Bylaw No. 5612 
Report 20-104 
File CD 08-26-0159 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Davis,  
That Council receive the submission and grant first and second reading to 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Pollyco 
Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of 
land located at 20365, 20375 and 20387 – 80 Avenue to Community 
Commercial Zone C-2, to facilitate the development of a commercial 
development, subject to the following development prerequisites being 
satisfied to the acceptance of the General Manager of Community 
Development and Engineering 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 west half of 204 Street and the 
north half of 80 Avenue, in accordance with the Township’s Master 
Transportation Plan, Subdivision and Development Servicing Bylaw and 
the Yorkson Neighbourhood Plan, to the acceptance of the Township;  

4. Dedication and construction of a 4.5 metre wide street greenway on the 
north side of 80 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. Registration of restrictive covenants: 
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a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;  
b. Limiting access to 80 Avenue to right-in and right-out only; 
c. Requiring roof-top mechanical equipment to be screened from view; 

and 
d. Registration of a public access right of way for a pedestrian access 

between 204 Street and the western property line;  
7. Compliance with the requirements of the Yorkson Greenway Amenity 

Zoning Policy including payment of applicable Yorkson amenity fee; and 
8. Payment of applicable Neighbourhood Planning Administration fees, 

supplemental Rezoning fees, Site Servicing Review fee, ISDC review 
fee, extraordinary charges Development Works Agreement (DWA) and 
Latecomer charges; 

 
That Council authorize the issuance of revised Development Permit No. 
101113 at the time of final reading of Rezoning Bylaw No. 5612 consistent 
with Attachment A to this report 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; 

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

d. Section 107.3 – Required Off-Street Parking Spaces of Township of 
Langley Zoning Bylaw No. 2500 is hereby varied to reduce the 
number of parking spaces required from 132 to 118; and   

e. Section 107.5 (sub-section 6) – Design Criteria of Township of 
Langley Zoning Bylaw No. 2500 is hereby varied to increase the 
maximum number of permitted small car parking spaces from 20% to 
22%.  

 
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; and 

d. Payment of supplemental development permit application fees, 
Development Cost Charges, and building permit administration fees; 
and further 
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That Council authorize staff to proceed with the written submission 
opportunity notice prior to Council’s consideration of third reading of 
Rezoning Bylaw No. 5612, in conjunction with proposed Development 
Permit No. 101113.  
CARRIED  
 
Councillors Richter and Woodward opposed 
 

  4. Rezoning Application No. 100622 and  
Cannabis Retail Sales Endorsement Application No. 000002 
(Barbieri Developments Ltd. / 20125 - 64 Avenue) 
Bylaw No. 5631 
Report 20-102 
File CD 08-14-0116 
 
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (Barbieri Developments Ltd.) Bylaw 2020 
No. 5631, to amend Regional Commercial Zone C-1 to allow for a non-
medical cannabis retail store on the property located at 20125 - 64 Avenue 
within the Willowbrook Community Plan area , subject to the following 
development prerequisites being satisfied to the acceptance of the 
Township of Langley General Manager of Engineering and Community 
Development prior to final reading:  
 

1. Approval of Rezoning Bylaw No. 5631 by the Ministry of Transportation 
and Infrastructure;  

2. Confirmation of “fit and proper” stage completed by the Provincial Liquor 
and Cannabis Regulation Branch; 

 

That Council consider the endorsement request for a new non-medical 
cannabis retail store for #105 – 20125 – 64 Avenue; 
 

That Council authorize staff to proceed with the written submission 
opportunity notice prior to Council’s consideration of third reading of 
Rezoning Bylaw No. 5631, in conjunction with the endorsement request for 
a new non-medical cannabis retail store; and further 
 

That Council, upon final reading of Rezoning Bylaw No. 5631, should the 
application proceed, adopt the following resolution, should Council decide to 
endorse 1151761 BC Ltd.’s request: 
 

“That Council has considered and ENDORSED the request by 
1151761 BC Ltd. to locate a non-medical cannabis retail store at #105 
- 20125 - 64 Avenue, Langley, as meeting the objectives of the 
Cannabis Retail Sales Policy No. 07-410. 
 
In ENDORSING this request, Council deems that it has considered 
and found acceptable the location of the non-medical cannabis retail 
store; the proximity of the store to other special or recreational 
facilities and public buildings; the size of the store; potential traffic, 
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noise and parking impacts; zoning; and the impact on the community if 
the application is approved. 
 
In ENDORSING this request, Council has considered the views of 
area residents expressed to Council at a written submission 
opportunity held September 14, 2020 virtually at the Township of 
Langley Civic Facility (Fraser River Presentation Theatre), 20338 – 65 
Avenue, Langley, BC, the minutes of which and written submissions 
provided by the public being attached to this resolution. 
ENDORSEMENT of this request is subject to compliance with 
Municipal Bylaws and Policies and Cannabis Control and Licensing 
Act Regulations.” 

 
MOTION 
Moved by Mayor Froese, 
Seconded by Councillor Richter,   
That staff be directed that items G.4 and G.5 be deferred and that cannabis 
rezoning applications received by August 31, 2020 be presented together by 
area and that staff develop selection criteria that Council may use in 
selecting the appropriate retail outlet for each area. 
CARRIED   
 

  5. Rezoning Application No. 100621 and  
Cannabis Retail Sales Endorsement  
Application No. 000001 (Visco / 8860 - 201 Street) 
Bylaw No. 5630 
Report 20-103 
File CD 08-26-0219 
 
Clerk’s Note: See motion under item G.4.  
 
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (VISCO) Bylaw 2020 No. 5630 to amend 
Comprehensive Development Zone CD-48 within the Carvolth 
Neighbourhood Plan area, to allow for a non-medical cannabis retail store 
on the property located at 8860 - 201 Street, subject to the following 
development prerequisites being satisfied to the acceptance of the 
Township of Langley General Manager of Engineering and Community 
Development prior to final reading:  
 

1. Approval of Rezoning Bylaw No. 5630 by the Ministry of Transportation 
and Infrastructure;  

2. Confirmation of “fit and proper” stage completed by the Provincial Liquor 
and Cannabis Regulation Branch; 

 

That Council consider the endorsement request for a new non-medical 
cannabis retail store for #102 8860 – 201 Street; 
 

That Council authorize staff to proceed with the written submission 
opportunity notice prior to Council’s consideration of third reading of 
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Rezoning Bylaw No. 5630, in conjunction with the endorsement request for 
a new non-medical cannabis retail store; and further  
 

That Council, upon final reading of Rezoning Bylaw No. 5630, should the 
application proceed, adopt the following resolution, should Council decide to 
endorse L&M Business Consulting Ltd.’s request: 
 

“That Council has considered and ENDORSED the request by L&M 
Business Consulting Ltd. to locate a non-medical cannabis retail store 
at #102 - 8860 - 201 Street, Langley, as meeting the objectives of the 
Cannabis Retail Sales Policy No. 07-410. 
 

In ENDORSING this request, Council deems that it has considered 
and found acceptable the location of the non-medical cannabis retail 
store; the proximity of the store to other special or recreational 
facilities and public buildings; the size of the store; potential traffic, 
noise and parking impacts; zoning; and the impact on the community if 
the application is approved. 
 

In ENDORSING this request, Council has considered the views of 
area residents expressed to Council at a written submission 
opportunity held September 14, 2020 virtually at the Township of 
Langley Civic Facility (Fraser River Presentation Theatre), 20338 – 65 
Avenue, Langley, BC, the minutes of which and written submissions 
provided by the public being attached to this resolution. 
ENDORSEMENT of this request is subject to compliance with 
Municipal Bylaws and Policies and Cannabis Control and Licensing 
Act Regulations.” 

 

 H. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
  1. Highway Closure, Dedication Removal and Exchange (Blaney) 

Bylaw No. 5610 
Report C20-22 
File ADM PM002871 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Kunst,  
That Council give first, second, and third reading to “Highway Closing and 
Dedication Removal (Blaney) Bylaw 2020 No. 5610”. 
CARRIED  
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 I. BYLAWS FOR FIRST, SECOND AND THIRD READING, AND FINAL 
ADOPTION 

    
  1. Deferral of 2020 Tax Sale to 2021 

Bylaw No. 5629 
Report 20-109 
File FIN 1970-07 
 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
That Council give first, second, third reading and final adoption to 2020 Tax 
Sale Deferment Bylaw 2020 No. 5629. 
CARRIED  

 

 J. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  1. Rezoning Application No. 100581 and  

Development Permit Application No. 101118 (1180863 BC Ltd. /  
Flat Architecture Inc. / 20370 and 20392 – 73A Avenue) 
Bylaw No. 5622 
Report 20-92 
File CD 08-23-0185 
 
Moved by Councillor Davis,  
Seconded by Councillor Ferguson,  
That Council give third reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (1180863 BC Ltd.) Bylaw 2020 No. 5622”. 
CARRIED  
 
Councillor Richter opposed  
 
Development Permit No. 101118 
 
Running concurrently with this Bylaw is Development Permit No. 101118 
(1180863 BC Ltd. / Flat Architecture Inc. / 20370 and 20392 – 73A Avenue) 
in accordance with Attachment A subject to the following conditions: 
 

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

b. Landscape plans being in substantial compliance with Schedule “B” 
and in compliance the Township’s Street Tree and Boulevard 
Planting Policy and Age Friendly Amenity Area requirements; 

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

d. All signage being in compliance with the Township’s Sign Bylaw; 

e. Requiring rooftop mechanical equipment to be screened from view; 
and 

f. All refuse areas to be located in an enclosure and screened. 

B.1

B.1 -  Page 20



July 27, 2020 
Regular Council Meeting Minutes   - 21 - 

 

 J. BYLAWS FOR CONSIDERATION AT THIRD READING 

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

b. Completion of an on-site servicing and stormwater management plan 
in accordance with the Subdivision and Development Servicing 
Bylaw; 

c. On-site landscaping to be secured by letter of credit at building 
permit stage; 

d. Written confirmation form the owner and landscape architect or 
arborist that tree protection fencing identified in the tree 
management plan is in place; and  

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

 

 K. BYLAWS FOR THIRD READING AND FINAL ADOPTION 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100184  
(Ganchar / 23600 - 23900 Block of 36A Avenue) 
Bylaw No. 5526 
Bylaw No. 5527 
Report 20-96 
File CD 10-28-0042 
 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
That Council repeal third reading of Township of Langley Zoning Bylaw 
1987 No. 2500 Amendment (Ganchar) Bylaw 2019 No. 5527, granted on 
January 13, 2020;  
 
That Council give third reading to the revised Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (Ganchar) Bylaw 2019 No. 5527, 
rezoning six (6) rural residential properties located in the 23600 – 23900 
blocks of 36A Avenue to Rural Zone RU-3A, subject to the provision of 
security for a hydrogeological study, to the acceptance of the General 
Manager of Engineering and Community Development; and further 
 
That Council give final reading to Langley Official Community Plan Bylaw 
1979 No. 1842 (Rural Plan) Bylaw 1993 No. 3250 Amendment (Ganchar) 
Bylaw 2019 No. 5526 and Township of Langley Zoning Bylaw 1987 No. 
2500 Amendment (Ganchar) Bylaw 2019 No. 5527, rezoning six (6) rural 
residential properties located in the 23600 – 23900 blocks of 36A Avenue to  
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 K. BYLAWS FOR THIRD READING AND FINAL ADOPTION 

    
Rural Zone RU-3A, noting that all development prerequisites have been 
satisfactorily completed. 
CARRIED 

 

 L. BYLAWS FOR FINAL ADOPTION 

    
  1. Rezoning Application No. 100131 

(Sandhill Homes Ltd. / 4400 Block of 222 Street) 
Bylaw No. 5379 
Report 18-72 
File CD 10-31-0164 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Ferguson,  
That Council give final reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (Sandhill Homes Ltd.) Bylaw 2018 No. 5379”. 
CARRIED 
 
Councillors Davis and Richter opposed  
 

  2. Official Community Plan Amendment and 
Rezoning Application No. 100160 and  
Development Permit Application Nos. 100971, 101091 and 101092 
(Mitchell Latimer 80 / 197 Inc. / 19648 and 19678 – 80 Avenue and  
7661 – 197 Street)   
Bylaw No. 5491 
Bylaw No. 5492 
Report 19-127 
File CD 08-22-0083 / 0091 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst, 
That Council give final reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 
3800 Amendment (Latimer Neighbourhood Plan) Bylaw 2015 No. 5101 
Amendment (Mitchell Latimer 80 / 197 Inc.) Bylaw 2019 No. 5491”; and 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Mitchell 
Latimer 80 / 197 Inc.) Bylaw 2019 No. 5492”. 
CARRIED 
 
Councillor Richter opposed  
 

   Development Permit No. 100971 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
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 L. BYLAWS FOR FINAL ADOPTION 

    
That Council authorize issuance of Development Permit No. 100971 
(Mitchell Latimer 80 / 197 Inc. / 19648 and 19678 – 80 Avenue and 7661 – 
197 Street) in accordance with Attachment A subject to the following 
conditions: 
 

a. An exterior design control agreement shall be entered into for all 
lands zoned Residential Compact Lot Zone R-CL(A) and R-CL(B);  

b. On-site landscaping plans being in substantial compliance with 
Subdivision and Development Servicing Bylaw (Schedule I - Tree 
Protection) and the Township’s Street Trees and Boulevard 
Plantings Policy; 

 
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. Issuance of an Energy Conservation and GHG Emissions Reduction 
Development Permit;  

b. On-site landscaping to be secured by letter of credit at building 
permit stage; 

c. Written confirmation from the owner and landscape architect or 
arborist that tree protection fencing identified in the tree 
management plan is in place; and 

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

CARRIED 
 
Councillor Richter opposed  
 

   Development Permit No. 101091 
 
Moved by Councillor Davis, 
Seconded by Councillor Kunst,  
That Council authorize issuance of Development Permit No. 101091 
(Mitchell Latimer 80 / 197 Inc. / 19648 and 19678 – 80 Avenue and 7661 – 
197 Street) in accordance with Attachment B subject to the following 
conditions: 
 

a. Protection of Streamside Protection and Enhancement Development 
Permit Areas (SPEAs) as shown on Schedule A to the acceptance of 
the 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 
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 L. BYLAWS FOR FINAL ADOPTION 

    
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. 

CARRIED 
 
Councillor Richter opposed  
 

   Development Permit No. 101092 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
That Council authorize issuance of Development Permit No. 101092 
(Mitchell Latimer 80 / 197 Inc. / 19648 and 19678 – 80 Avenue and 7661 – 
197 Street) in accordance with Attachment C subject to the following 
conditions: 
 

a. Building plans being in substantial compliance with Schedules “A” 
through “CC”;  

b. On-site landscaping plans being in substantial compliance with 
Schedules “DD” through “FF”, and in compliance with Subdivision 
and Development Servicing Bylaw (Schedule I - Tree Protection) 
and the Township’s Street Trees and Boulevard Plantings Policy; 

 
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. Issuance of an Energy Conservation and GHG Emissions Reduction 
Development Permit; 

b. On-site landscaping to be secured by letter of credit at building 
permit stage; 

c. Written confirmation from the owner and landscape architect or 
arborist that tree protection fencing identified in the tree 
management plan is in place; 

d. 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; 

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

CARRIED 
 
Councillor Richter opposed  
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 L. BYLAWS FOR FINAL ADOPTION 

    
  3. Official Community Plan Amendment and  

Rezoning Application No. 100187 
(Oakbrook Foundation / 23400 – 44 Avenue) 
Bylaw No. 5486 
Bylaw No. 5487 
Report 19-104 
File CD 10-33-0091 
 
Moved by Councillor Long,  
Seconded by Councillor Kunst,  
That Council give final reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (Oakbrook Foundation) Bylaw 2019 No. 5486”; and 
 
“Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Rural 
Plan) Bylaw 1993 No. 3250 Amendment (Oakbrook Foundation) Bylaw 
2019 No. 5487”. 
CARRIED  
 

  4. Rezoning Application No. 100537  
(Denbow Transport Ltd. / 1030 – 272 Street) 
Bylaw No. 5503 
Report 19-157 
File CD 13-08-0013 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
That Council give final reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (Denbow Transport Ltd.) Bylaw 2019 No. 5503”. 
CARRIED  
 
Councillor Woodward opposed  

 

 M. CORRESPONDENCE 

    
  1. International Decade for People of African Descent 

File 0630-01 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Long,  
That Council receive the correspondence from Pulcherie Mboussi, Founder 
of the African Arts & Cultural Society, requesting the decade of 2015-2024 
be recognized as International Decade for People of African Descent. 
CARRIED  
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 N. MINUTES OF COMMITTEES 

    
  1. Council Process Committee – July 20, 2020 

File 0540-20 
 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
That Council adopt the Minutes from the Council Process Committee 
meeting held July 20, 2020. 
CARRIED  

 

 O. MAYOR AND COUNCIL REPORT 

    
  Mayor Froese reported that he visited Ace Berries and presented awards 

to recipients for Volunteer Appreciation.  
 

 P. METRO VANCOUVER REPRESENTATIVES REPORT 

    
  Councillor Richter reported that Metro Vancouver has commented that 

the wet weather this spring has created a mosquito infestation. Residents 
can report problems and concerns to the Township at 604.432.6228. 

 

 Q. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
SPECIAL CLOSED MEETINGS 

   
 

 R. ITEMS FROM PRIOR MEETINGS 

    
  1. Richard and Stephanie Hather Delegation 

 
Moved by Councillor Davis,  
Seconded by Councillor Whitmarsh,  
That staff be directed to remove the Willow tree at the Hather residence, 
with the appropriate communication that removal does not indicate 
admission of liability.  
CARRIED  
 
Councillors Arnason and Long opposed  

 

 S. OTHER BUSINESS 

   
  1. Open the Pools 

 
MOTION WITHDRAWN  
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 S. OTHER BUSINESS 

   
Whereas the reopening of recreational facilities such as outdoor pools is 
being recommended by the Provincial Health Officer Dr. Henry during the 
Covid-19 outbreak; and 
 
Whereas the Aldergrove Credit Union Community Centre (ACUCC) has one 
of the best outdoor pool facilities in the area; 
 
Therefore be it resolved that the Township of Langley reopen the pools at 
ACUCC as soon as possible. 
 

  2. Advancement of the Smith Neighbourhood Plan 

 
Moved by Councillor Woodward,  
Seconded by Councillor Richter,  
Whereas: 
 

1. The Smith Neighbourhood Plan is one of the few neighbourhood 
plans within Willoughby that is experiencing significant, ongoing 
difficulty meeting the conditions necessary for development to 
advance; 

 
2. The relatively large quantity of smaller parcels combined with the 

lack of a single group proceeding on any known timeline to assemble 
the necessary land holdings to be able to justify providing the 
necessary school(s), park site(s) and detention pond(s) is together 
causing an indefinite delay in the Smith Neighbourhood Plan’s 
advancement; 

 
3. The provision of the necessary elements for a neighbourhood plan to 

advance is recoverable via the development process from benefiting 
landowners; and 

 
4. The delay in advancement of the Smith Neighbourhood Plan is 

causing indefinite delays in the provision of road and sidewalk 
infrastructure along 208 Street and 72 Avenue badly needed for the 
entire Willoughby area, and all Township of Langley residents as a 
whole; 

 
Therefore be it resolved that staff be directed to review, consider and report 
to Council, as soon as practical, possible options for the Township of 
Langley to coordinate the provision of necessary drainage infrastructure and 
school / park site acquisition(s) within and for the advancement of the Smith 
Neighbourhood Plan. 
CARRIED  
 
Councillor Long opposed 
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S. OTHER BUSINESS

3. Fire Protection – Top Floor Balconies

Council discussed changes to the building code requirements regarding
balcony or attic sprinklers and/or fire extinguishers.

Councillor Richter provided the following Notices of Motion for consideration at 
the next Regular Meeting: 

4. Control of Nuisance Animals Policy

Whereas Report 20-88 “Control of Nuisance Animals Policy Update” was
adopted unanimously by Council on July 13, 2020;

Whereas 43rd Avenue from 272nd Street east to the Abbotsford border
apparently still floods continuously from November to February each year
even though extensive mitigation works have occurred there;
Whereas this prolonged annual flooding on 43rd Avenue creates health and
safety concerns for area residents;

Therefore be it resolved that Council ask staff to provide a report on the
mitigation efforts and costs taken to date on 43rd Avenue from 272nd Street
east to the Abbotsford border, and whether additional efforts are needed
under the Control of Nuisance Animal Policy Update in order to protect the
health and safety of area residents.

5. Council Procedure Bylaw

Whereas substantive information pertinent to Council decisions needs to be
available to Council members well prior to Council meetings so that this
information is able to be fully read and understood by Council members
prior to the meeting;

Whereas there has been a recent increase in the amount of significant
information being sent to Council members only a few hours before Council
meetings start;

Therefore be it resolved that Council amend the Procedure Bylaw to include
the following items:

a) substantive information relative to Council meeting agenda items must be
received no later than 5 pm 72 hours before the Council meeting to which it
pertains is called to order;

b) when substantive material is received after the 72 hour deadline in “a)”,
the agenda item to which the substantive material pertains will be
automatically deferred to the next scheduled Council meeting; and
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 S. OTHER BUSINESS 

   
c) substantive material pertaining to a Council meeting and Council decision 
received late by Council will not be allowed to defer the Agenda matter for 
more than 1 Council meeting. 

 

 T. TERMINATE 

   
  Moved by Councillor Davis,  

Seconded by Councillor Whitmarsh,  
That the meeting terminate at 6:17pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
 
  
Mayor 
 
 
 
  
Township Clerk 
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REPORT TO 

MAYOR AND COUNCIL 

 

 
      
PRESENTED: SEPTEMBER 14, 2020 – REGULAR MEETING REPORT: 20-113 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-10-0075 
SUBJECT: AGRICULTURAL LAND COMMISSION APPLICATION 

NO. 100380 (LINKE / 6357 – 248 STREET) 
 

PROPOSAL: 

Homesite severance subdivision within the Agricultural 
Land Reserve (ALR) of a 4.0 hectare (ha) (9.9 acre 
(ac)) parcel located at 6357 – 248 Street into a 0.6 ha 
(1.4 ac) homesite and a 3.5 ha (8.6 ac) remnant lot.  

RECOMMENDATION SUMMARY: 

That Council advise the Agricultural Land Commission 
(ALC) that the proposed subdivision complies with the 
minimum lot size requirements of the Township’s 
Zoning Bylaw, subject to compliance with the ALC’s 
Homesite Severance Policy, and request consideration 
based on agricultural merits. 

RATIONALE: 

The application complies with the provisions of the 
Township’s Zoning Bylaw, subject to compliance with 
the Agricultural Land Commission’s Homesite 
Severance Policy. 

 

 

SUBJECT 
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AGRICULTURAL LAND COMMISSION APPLICATION 
NO. 100380 (LINKE / 6357 – 248 STREET) 
Page 2 . . . 
 
RECOMMENDATION: 

That Council advise the Agricultural Land Commission that the subdivision application 
submitted by Donna Linke for a property located at 6357 – 248 Street, within the Agricultural 
Land Reserve, complies with the requirements of Section 110.8 – Homesite Severance 
Subdivisions of the Zoning Bylaw, subject to compliance with the Agricultural Land 
Commission’s Homesite Severance Policy and request consideration based on agricultural 
merits.  

EXECUTIVE SUMMARY: 

The applicant, pursuant to Section 21(2) of the ALC Act, has applied for a homesite severance 
subdivision of a 4.0 ha (9.9 ac) parcel located at 6357 – 248 Street into a 0.6 ha (1.4 ac) 
homesite and a 3.5 ha (8.6 ac) remnant lot. Staff recommend that Council advise the ALC that 
the subdivision complies with Sections 110.1 and  110.8 of the Township’s Zoning Bylaw, 
provided it is deemed a homesite severance by the ALC and request consideration based on 
agricultural merits. 

PURPOSE: 

This report is to provide Council with information and a recommendation with respect to an ALR 
homesite severance subdivision application submitted under Section 21(2) of the ALC Act. 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
 
  

SUBJECT 
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PRELIMINARY SITE PLAN – PROVIDED BY APPLICANT 
  

DRIVEWAY 

DRIVEWAY 

SUBJECT 

PROPOSED 

DIVISION 
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REFERENCE: 

Owner: John and Donna Linke 
6357 – 248 Street 
Langley BC V4W 1C3 
 

Legal Description: Lot 4 Section 10 Township 11 New Westminster 
District Plan 29507  
 

Location: 6357 – 248 Street 
 

Area: 4.0 ha (9.9 ac)  
 

Existing Zoning: Suburban Residential SR-1 
 

Minimum Lot Size: 
 

3716 m2 (0.9 ac) 

Rural Plan: 
 

Salmon River Uplands 

Agricultural Land Reserve: 
 

In the Agricultural Land Reserve 

BACKGROUND/HISTORY: 

The ALC Act allows Council the opportunity to provide recommendations on subdivision 
applications made to the ALC. Information available to Council to consider making 
recommendations are policies contained in the Rural Plan and Township Zoning Bylaw. 
 
The subject property is located at 6357 – 248 Street, within the ALR and designated 
Salmon River Uplands in the Rural Plan (adopted in 1993). The property is currently zoned 
Suburban Residential Zone SR-1 in accordance with Zoning Bylaw No. 2500 (enacted in 1987), 
which permits a minimum lot size for subdivision of 3716 m2 (0.9 ac). 
 
The applicant indicates that the landowners meet the eligibility criteria established by the ALC 
for a homesite severance (ALC Policy L-11). The owners would like to retain a portion of the 
property and are proposing to create a homesite severance on the east portion of the lot. 
 
DISCUSSION / ANALYSIS: 

ALC policy makes provision for subdivision for the purposes of a homesite severance. A 
homesite severance subdivision application may be considered by the ALC where property 
under application has been the principal residence of the applicant as owner-occupant since 
December 21, 1972 and the applicant wishes to dispose of the parcel but retain a homesite on 
the land. 
 
The subject application has been submitted pursuant to Section 21(2) of the ALC Act and 
proposes a homesite severance subdivision of a 4.0 ha (9.9 ac) site located at 6357 – 248 Street 
into two (2) parcels, a 0.6 ha (1.4 ac) homesite and a 3.5 ha (8.6 ac) remnant parcel. The 
proposed lots conform to the minimum subdivision requirements for the Suburban Residential 
Zone SR-1.  
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Homesite Severances are guided by ALC Policy L-11, which states: 
 

“The purpose of this policy is to provide a consistent approach to situations 
where property under application has been the principal residence of the 
applicant as 
owner-occupant since December 21, 1972 and the applicant wishes to dispose of 
the parcel but retain a homesite on the land”. 

 
The applicant has submitted details of the ownership history in support of the residency and 
ownership requirements of ALC Policy L-11. This is a determination that must be made by the 
ALC, not the Township. 
 
Should the ALC decide that the application complies with the ALC’s Homesite Severance 
Policy, the application may be considered for approval.    
 
Should the ALC determine the current application does not comply with the Homesite 
Severance Policy, any subsequent subdivision application would be evaluated based on its 
ability to meet the Township’s Zoning Bylaw Section 110.1 Minimum Subdivision Requirements 
(SR-1 zone 3716 m2 ha (0.9 ac)) and would also require ALC approval. 
 
Description of the Property: 

The subject site is 4.0 ha (9.9 ac) in size and contains a single family dwelling accessed via a 
driveway from 248 Street. 
 
Adjacent Uses and Property Sizes:  
 
North: 64 Avenue, beyond which is a rural property zoned Suburban Residential SR-1, 

located within the ALR and designated Salmon River Uplands in the Rural Plan; 
 
South: A rural property zoned Suburban Residential SR-1, located within the ALR and 

designated Salmon River Uplands in the Rural Plan; 
 
East: 248 Street, beyond which is a rural property zoned Rural Zone RU-3, located 

within the ALR and designated Agricultural/Countryside in the Rural Plan;  
 
West: A rural property zoned Suburban Residential SR-1, located within the ALR and 

designated Salmon River Uplands in the Rural Plan. 
 
Servicing: 

The Township’s Subdivision and Development Servicing Bylaw 2019 No. 5382 designates the 
subject property Suburban - Level 3.  
 
Additional servicing details and requirements are to be addressed at time of subdivision, should 
the application be approved by the ALC. 
 
POLICY CONSIDERATIONS: 

The subject site is located within the ALR in an area designated Salmon River Uplands in the 
Rural Plan. The proposed lots conform to the minimum subdivision requirements for the 
Suburban Residential Zone SR-1. Staff recommend that Council advise the ALC that the 
proposal complies with the Township’s Zoning Bylaw as a homesite severance subdivision 
application. If the ALC’s approval of the subdivision indicates that the application is consistent 
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with the provisions and intent of the Commission’s Homesite Severance Policy, the application 
can be considered as a homesite severance. Section 110.8 of the Township’s Zoning Bylaw 
states that the Approving Officer may approve an application for a homesite severance 
subdivision subject to the remnant lot being not less than 2.0 ha (4.9 ac) in size. The remnant lot 
is in compliance with this requirement as it is proposed to be 3.5 ha (8.6 ac) in size. Details of 
the proposed subdivision will be addressed at the subdivision stage in accordance with the 
Subdivision and Development Servicing Bylaw requirements and any additional requirements 
imposed by the ALC as a condition of approval should such be granted. 
 
Respectfully submitted, 
 
 
Rob Nordrum 
PLANNING TECHNICIAN 
for 
COMMUNITY DEVELOPMENT DIVISION 
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REPORT TO 

MAYOR AND COUNCIL 

 

 
      
PRESENTED: SEPTEMBER 14, 2020 – REGULAR MEETING REPORT: 20-116 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-33-0128 
SUBJECT: HERITAGE ALTERATION PERMIT APPLICATION NO. 101015 

(TOWNSHIP OF LANGLEY / 23400 BLOCK MAVIS AVENUE) 
 

PROPOSAL: 

Heritage Alteration Permit application to allow 
construction of a new cultural centre and museum 
known as Salishan Place and consolidation of six lots in 
the 23400 Block of Mavis Avenue in Fort Langley.  The 
proposed Heritage Alteration Permit includes 
variances to height, lot coverage, siting and 
parking provisions of the Zoning Bylaw. 

RECOMMENDATION SUMMARY: 

That Council authorize issuance of Heritage Alteration 
Permit No. 101015 subject to twelve (12) conditions, 
noting seven (7) building permit conditions.  

RATIONALE: 

The proposal is in keeping with the Fort Langley 
Community Plan and associated Heritage Conservation 
Area Guidelines.  Variances to the Zoning Bylaw are 
required to accommodate Salishan Place within the 
existing Residential R-1E zoning.   
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RECOMMENDATION: 

That Council authorize issuance of Heritage Alteration Permit No. 101015 for properties located at 
23418, 23428, 23438 and 23448 Mavis Avenue, 9134 King Street and 9113 Royal Street, to allow 
construction of Salishan Place, a new cultural centre and museum, and consolidation of the 
subject properties, subject to the following conditions being satisfied to the acceptance of the 
General Manager of Engineering and Community Development: 
 

a. Section 104.5(2) of the Township’s Zoning Bylaw 1987 No. 2500 (Height of Buildings and 
Structures) being varied to permit a three (3) storey building with a building height of 13.05 m 
and rooms above the second storey as shown in Schedule “A”; 

b. Section 107.3.b)v. of the Township’s Zoning Bylaw 1987 No. 2500 (Required Off-Street 
Parking Spaces) being varied to permit 52 parking spaces; 

c. Section 402.3 of the Township’s Zoning Bylaw 1987 No. 2500 (Lot Coverage) being varied to 
permit a lot coverage of 52% as shown in Schedule “A”; 

d. Section 402.4.1)b) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and 
Structures) being varied to permit a setback from the rear lot line of 4.03 m to the edge of 
canopy and 6.02 m to the supporting column as shown in Schedule “A”; 

e. Section 402.4.1)d) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and 
Structures) being varied to permit a setback from a side lot line abutting a flanking street of 
0.3 m to the edge of canopy and 1.19 m to the supporting column as shown in Schedule “A”; 

f. Building plans being in substantial compliance with Schedule “A”; 

g. Consolidation of the properties and closure of the lane in substantial compliance with 
Schedule “A”; 

h. Landscape plans being in substantial compliance with Schedule “B” and the Township’s 
Street Tree and Boulevard Planting Policy; 

i. 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); 

j. All signage being in substantial compliance with Schedule “A”, the Fort Langley Building 
Façade Design Guidelines and the Township’s Sign Bylaw, and architecturally compatible 
with the building; 

k. Rooftop mechanical equipment being located so that it is not visible from adjacent roads or 
alternatively screened from view by compatible architectural treatments; 

l. All refuse areas to be located inside the building and screened in substantial compliance with 
Schedule “A”. 

 

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

a. Provision of an exterior lighting impact plan prepared by an electrical engineer in compliance 
with the provisions of the Township’s Exterior Lighting Impact Policy; 

b. Landscape and boulevard improvements being secured by letter of credit at Building Permit 
stage; 

c. A Servicing Agreement being entered into with the Township to secure required road and 
utility upgrades and connections including provision of a minimum of 16 parking spaces in 
Royal Street in accordance with the Township’s Subdivision and Development Servicing 
Bylaw; 

d. 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; 

e. A Highways Use Permit being secured for any projections (i.e. awnings and signage) onto 
municipal roads, if any; 
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f. Submission of a geotechnical report prepared by a geotechnical engineer; and, 
g. Payment of supplemental heritage alteration permit application fees, and applicable 

Development Cost Charges and Building Permit Administration Fees. 

EXECUTIVE SUMMARY: 

Site Lines Architecture Inc. has applied on behalf of the Township of Langley for a Heritage 
Alteration Permit for a new cultural centre and museum called Salishan Place on lands located in the 
23400 block of Mavis Avenue in Fort Langley. Salishan Place also accommodates a new public 
library and conference facilities. 
 
A subdivision is included in the Heritage Alteration Permit to provide for the consolidation of the 
subject properties and the existing lane dedication for the project.  As the subject properties are 
located within the Fort Langley Heritage Conservation Area, Council issuance of a Heritage Alteration 
Permit is required to allow the construction of Salishan Place and the proposed consolidation. 
 
The proposed development is compatible with the Township’s land use policies, the Fort Langley 
Community Plan and requirements of the Heritage Conservation Area outlined in the Fort Langley 
Community Plan (Attachment B) with the exception of the variances to building height, parking, lot 
coverage and siting. 
 
Staff recommend issuance of Heritage Alteration Permit No. 101015, including the variances 
requested to accommodate the specific design in the context of the community and surrounding area, 
subject to twelve (12) conditions and seven (7) conditions applicable at building permit stage.   
 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
proposed Heritage Alteration Permit No. 101015 in Fort Langley. 
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HERITAGE CONSERVATION AREA MAP 4 
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ZONING BYLAW NO. 2500 
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SITE PLAN – SUBMITTED BY APPLICANT 
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RENDERINGS – SUBMITTED BY APPLICANT 
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REFERENCE: 

Owner: 
 

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

Agent: 
 

Site Lines Architecture Inc. 
200 – 23160 96 Avenue 
Langley, BC  V1M 2R6 
 

Legal Description: Lots 1 through 5 and 12 District Lot 19 Group 2 
New Westminster District Plan 8856 
Portion of lane proposed for closure by Highway 
Closing and Dedication Removal (Township – Fort 
Block North Lane) Bylaw 2020 No. 5634 
 

Civic Address: 23418, 23428, 23438 and 23448 Mavis Avenue,  
9134 King Street and 9113 Royal Street 
 

Area: Total:  3,578 m2 (0.88 ac)   
 

Fort Langley Community Plan: 
 

Institutional  
 

Existing Zoning: Residential Zone R-1E 
 

 

BACKGROUND / HISTORY: 

The subject site is the northern portion of a block designated for Institutional uses in the Fort Langley 
Community Plan and located within the Fort Langley Heritage Conservation Area.  The lands in the 
block were acquired by the Township beginning in the 1970’s to support development of community, 
cultural and historical amenities to support Fort Langley.  The site is currently zoned Residential Zone 
R-1E which allows for residential uses.  The proposed Salishan Place is a public cultural/recreation 
facility, and as such is considered a use permitted in any zone in accordance with Section 104.10 of 
the Zoning Bylaw.   
 
Future development on the remainder of the block to accommodate uses other than institutional may 
require an amendment to the Fort Langley Community Plan and rezoning in addition to a Heritage 
Alteration Permit.  As per Council’s resolution of April 20, 2020 at time of first and second reading of 
road closure bylaws 5558 and 5597, the future development process will also include a public 
hearing for the closure of Royal Street and the remainder of the lane.   
 
The existing museum, located at 9135 King Street, and library, located at 9167 Glover Road, are 
proposed to be operated in their current location until the new building is complete.   
 
DISCUSSION / ANALYSIS: 

Site Lines Architecture Inc. has applied on behalf of the Township of Langley for a Heritage Alteration 
Permit to allow construction of Salishan Place, a 3,652 m2 (39,305 ft2) museum and cultural centre, 
on lands located in the 23400 block of Mavis Avenue in Fort Langley.  Salishan Place includes the 
community library for Fort Langley and conference facilities.  A subdivision proposal is included in the 
Heritage Alteration Permit to provide for the consolidation of the subject properties and the lane for 
the project.  Staff note that Highway Closing and Dedication Removal (Township – Fort Block North  
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Lane) Bylaw 2020 No. 5634 is being advanced concurrently with the subject Heritage Alteration 
Permit to achieve closure of a portion of the lane is required to accommodate construction of the 
museum.  Should the lane closure not proceed, in order to meet the economic realities of the project, 
the Museum will by necessity be constructed on the lane in anticipation of its formal future closure   
 
As the subject properties are located within the Fort Langley Heritage Conservation Area, Council 
issuance of a Heritage Alteration Permit is required to allow the construction of Salishan Place and 
the subdivision.  The application is considered in relation to the requirements of the Zoning Bylaw 
(both the Administration section and the Residential R-1E Zone section), the Fort Langley 
Community Plan, and requirements for the Heritage Conservation Area as outlined in the 
Fort Langley Community Plan (Attachment B).   
 
The lots had previously been developed for single family homes with associated landscaped yards 
and trees.  There are currently eight (8) structures (single family dwellings and accessory buildings) 
on the subject properties.  Heritage Alteration Permit No. 101184 was issued by Council on 
June 15, 2020 granting permission for removal of the structures.  Staff is currently working on the 
hazard assessments of the structures and demolition is anticipated to be undertaken this fall.   
 
Adjacent Uses:  

North: Mavis Avenue, beyond which is the Fort Langley National Historic Site.   

West: King Street, beyond which are two lots occupied by the Langley Centennial Museum 
and BC Farm Museum (zoned P-1) and two lots occupied by single family houses 
(zoned R-1E). 

South:   the remainder of the block comprised of six (6) lots (zoned R-1E) beyond which is 
Mary Avenue.   

East: Royal Street, beyond which is the Fort Langley National Historic Site.  

 

Heritage Values: 

As described in the report to Council regarding Heritage Alteration Permit No. 101184, the subject 
site’s proximity to a registered archaeological site having both pre- and post-contact heritage values 
places it within an area of high archaeological potential. In order to address the potential sensitivity of 
the site, a process of archaeological monitoring and permitting has been undertaken and will be 
maintained throughout the demolition and construction process, to ensure that land altering and 
construction processes are in strict accordance with provincial requirements.  
 
Heritage Alteration Permit: 

The Fort Langley Community Plan designates the subject site as part of the Heritage Conservation 
Area (HCA) for the purpose of protecting the heritage character of downtown Fort Langley. The 
guidelines for the HCA encourage new development and building alterations that complement and 
enhance buildings with heritage value and the heritage character of the area.   
 
The subject properties are located in the Fort Langley Heritage Conservation Area.  In accordance 
with the requirements of the Local Government Act for designated heritage areas, a Heritage 
Alteration Permit is required to authorize the proposed construction of Salishan Place as well as the 
subdivision of the lands.  In a HCA, a Heritage Alteration Permit (HAP) is required for new 
construction, subdivision and demolitions and is similar to a Development Permit in that Council is 
provided the opportunity to review the form, character and siting of the proposed development. The 
proposal is required to demonstrate conformance with the general building guidelines for the HCA. 
Supporting information detailing the proposed development (renderings, site plan, building 
elevations, landscape plans, signage plan, colour palette and materials board) are provided in 
Attachment A.   
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The applicant proposes to construct a three (3) storey, 3,652 m2 (39,305 ft2) museum and cultural 
centre in partnership with the Kwantlen First Nation.  The architect for the project has provided the 
following design rationale: 
 

“The proposed building is located at the Northeast corner of the village of Fort 
Langley, adjacent to the Fort Langley National Historic site on Mavis Avenue and 
two museums on King Street.  The Fort’s wood palisade wall and the roofs of its 
buildings are visible from the project site.  Its presence and that of the other nearby 
museums, define a museum district within Fort Langley’s heritage conservation area 
that is distinct from the Glover Road commercial area. 
 
Although not ‘built’, the oldest and most significant historic elements that define the 
subject site are its sloping topography and the decades-old historic Douglas Fir tree 
which is located at the corner of King and Mavis at the west end of the subject site.  
These features, in combination with a prominent clump of Douglas Firs at the east 
end of the site, inspired a building that achieves harmony with its context by 
thoughtful interaction with the landscape.  The building’s long form links the 
two significant tree stands at each end of the site and expresses the site’s changing 
elevation in its overall form and massing as one travels from west to east.  The 
canopy along the north side of the building (on Mavis Avenue) is built of Douglas Fir 
as a note to the nearby trees, and recalls the timbers of the Fort to the north.  The 
building’s earthen material, texture and undulating mass are intended to echo the 
topography on which it sits.  
 
The landscape – aware approach to the streetscape is also reflective of the project’s 
attitude toward the architectural evolution of Fort Langley.  First Nations history in and 
around present-day Fort Langley extends far before colonial settlement and has its 
own rich architectural heritage.  The project is inspired by the First Nations’ respect of 
landscape and traditions.  The project’s goal has not been to reproduce First Nations’ 
building practices and styles since attempting to do so would only reduce their 
complexity and sophistication.  Rather, the goal of the architecture has been to speak 
with symbolic value, stirring up curiosity and thus leading people into the dialogue 
with the authentic artifacts inside the museum.      
 
The above concepts have been further developed as follows: 

- The wood canopy along Mavis Avenue, on the north side of the building, engages 
pedestrians and provides shelter of a long public promenade from which people are 
invited to peer into the museum (just as those within can look out toward the street, 
trees and sky). 

- The spaces between trees and building define courtyards for public gathering. 
- The weaving texture and motif around the building’s entire façade symbolizes the 

importance of weaving within First Nations traditions. 
- The longitudinal orientation of the building and canopy follows the alignment of the 

river, as traditional longhouses did. 
- The incorporation of a community programming area on the lane to the south of the 

building has been designed to act as a community space, complete with a sloping 
amphitheater located at its east end. 
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- Despite its necessary size as a public facility, the building maintains a low-slung feel 
in its form and massing that follows the site’s slope and in its relationship to the trees 
that tower above it, it is two storeys at each end of the slope and on the south side 
(the community lane), it uses depth, colour, and shadow to further break down its 
apparent height and mass in this location.”   

 
The proposed building fronts King Street, Mavis Avenue and Royal Street with the main entrance 
to the facility proposed at the intersection of King Street and Mavis Avenue.  Access to the library 
is proposed either directly from King Street or through the museum.  A second access is provided 
to the east end of the building from Mavis Avenue.  Access to underground parking is proposed 
from King Street beside the access to the rear of the building for delivery and waste management 
vehicles. 
 
The onsite waste management facilities are contained within the building and accessed from the 
loading bay.  Royal Street along the eastern edge of the site is proposed to be converted to surface 
parking.  Street parking is provided along Mavis Avenue.  Pedestrian circulation is proposed around 
the perimeter of the site as both sidewalks and paths with a trail connection along the Royal Street 
alignment tying into the Trans Canada Trail.     
 
Salishan Place is currently proposed to house a museum and cultural centre including indigenous 
and community museums, program spaces, community archives, conference/reception facilities, a 
theatre and the Fort Langley Community Library (relocated from the Fort Langley Community Hall). 
The museum, library and archives with associated programming spaces, are proposed to occupy the 
first two storeys of the building.  The exhibit space steps down from east to west with the majority of 
the windows facing north.  The library faces west.  The theatre and conference/reception facilities, 
including a north facing rooftop deck are proposed to occupy the third floor of the building.    
 
A large canopy projects from the north and west ends of the building providing covered areas for 
gathering, exploring the native plantings and peering into the building. The canopy is supported by 
Douglas fir posts and the finished surface of the underside of the canopy is also Douglas fir.  A green 
roof and river rock are proposed on top of the canopy.  A scupper will release water collected from 
the roof onto the green roof. 
 
The walls are clad in concrete coloured iron oxide and white.  The basket weave pattern is achieved 
by applying three different intensities of sand blasting to the concrete in addition to reveal patterns.  
Smooth concrete and rippled concrete are also incorporated in the design.  This finish approach 
layers texture and colour on the building in addition to the reveal patterns.  The applicant is also 
proposing lighting consistent with the Township’s Exterior Lighting Impact Policy to highlight the 
patterning at night.       
   
Proposed Variances: 

The applicant is requesting variances to the Zoning Bylaw related to building height, parking, lot 
coverage and siting provisions as described in the following text.   
 
Building height: 
The proposed building exceeds the measured height limit of 9 m (29.5 ft) permitted in the Zoning 
Bylaw with a proposed overall height of 13.05 m (42.8 ft) as well as the permitted number of storeys 
(two (2)) with three (3) storeys proposed.  The building also includes rooms above the second storey.  
As a result, variances to Section 104.5(2) – Height of Buildings and Structures of the Zoning Bylaw  
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are requested to accommodate the proposed development.  Staff note that although the overall 
height of the building is three (3) storeys, the building is designed to step with the slope of the site 
resulting in two (2) storey exposures at Royal Street and King Street.  The canopy and the reduction 
in footprint of the third storey serve to further reduce the scale of the building.     
 
Parking: 
The Township’s Zoning Bylaw requires parking for a recreation facility based on one parking space 
per 45 m2 of gross floor area plus one (1) parking space per 10 spectator seats.  For the subject 
facility, the required parking is 98 parking spaces.  52 parking spaces are proposed onsite for the 
facility meaning that a parking variance is required.  Staff note that the proposal includes conversion 
of a portion of Royal Street to a parking lot providing an additional 16 parking spaces.   
 
The applicant has provided analysis by a transportation consultant indicating that the proposed 
parking is sufficient for the proposed facility.  The consultant notes that the theatre included in the 
proposal is not the primary function of the facility but will be used during museum hours to support 
the programming within the facility.  The theatre is also anticipated to be used out of museum hours 
for other events meaning that the onsite parking will be available.  The consultant also indicates that  
when using the Institute of Transportation Engineers Parking Generation Manual, the average peak 
demand for the proposed museum facility would be 29 parked vehicles on a weekday and 35 parked 
vehicles on a Saturday.  The applicant indicates that they are exploring opportunities to share parking 
with the Fort Langley National Historic site to coordinate event planning and to share parking for 
special events.   
 

The Zoning Bylaw includes a parking relaxation of 50% for commercial developments within 
Fort Langley.  As a recreation facility, the proposed museum does not technically qualify for the 
relaxation.  However, staff note that the proposed 52 plus 16 parking spaces is 69% of the parking 
required for the site.  The applicant has noted that the retention of existing trees as a key component 
of the design and the budget for the facility have limited the feasibility of providing additional parking 
on the site.  The applicant also notes that the current museum facility is served by street parking, 
which the current design for the subject project retains.  The availability of street parking within the 
community, walkability and access to multiple destinations, provision of additional parking in the 
Royal Street road dedication, and potential for shared parking with the Fort Langley National Historic 
site lead staff to recommend Council consideration of the requested parking variance.   
 

Lot Coverage: 
The facility is proposed to cover 52% of the subject site which exceeds the lot coverage permitted in 
the Residential Zone R-1E.  The applicant notes that the proposed lot coverage is suitable for a 
community amenity building.  The proposed canopy increases the footprint of the building resulting in 
a larger lot coverage.  Staff note that the proposed lot coverage is higher than the 50% lot coverage 
permitted in the Zoning Bylaw for institutional uses in the Civic Institutional P-1 zone.  The applicant 
indicates that the proposed building meets the needs of the community moving forward.  The 
proposed canopy supports the development of a strong public streetscape in the Fort Langley 
commercial area consistent with the objectives of the Fort Langley Community Plan.     
 

Siting: 
The canopy for the building is proposed to be sited closer to the lot line on King Street (3.6 m rather 
than 7.5 m) and Mavis Avenue (0.3 m rather than 4.5 m) than permitted in the Residential Zone 
R-1E.  The canopy is considered by the applicant as an extension of the public sidewalk creating a 
covered public space.  Staff note that the proposed siting is closer to the street than the 7.5m where 
the building fronts a street permitted in the Zoning Bylaw for recreation facilities in the Civic 
Institutional P-1 zone.  The proposed siting supports the development of a strong public streetscape 
in the Fort Langley commercial area consistent with the objectives of the Fort Langley Community 
Plan.      
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Signage: 

The architectural drawings indicate general locations for proposed banners and public art on the 
building elevations.  A condition of the Heritage Alteration Permit is that signage developed for the 
facility architecturally integrates with the building overall, conforms with the guidelines for signage in 
the Fort Langley Building Façade Design Guidelines and complies with the Township’s Sign Bylaw.   
 

Access and Parking: 

Parking requirements for the site are calculated as follows: 
 

Proposed Use Proposed GFA (m2) Parking Spaces 
Required 

Parking Spaces 
Proposed 

Institutional uses 
(1 space per 45 m2 of gfa 

plus 1 space per 10 
spectator seats) 

3,652 including 
167 seat theatre 

81 + 17 52 

Total  98 52 

 
As noted and rationalized above, a parking variance is required to allow the 52 proposed parking 
spaces.  Staff note that the proposal includes development of a 16 stall parking lot in Royal Street 
resulting in 68 parking spaces in total being available at time of development. 
 
Vehicle access is provided to the underground parking, and by separate driveway, to the loading 
area from King Street.  Access to surface parking is provided from Mavis Avenue. 
 
Tree Protection: 

The subject property contains 29 significant trees. Four (4) trees are proposed to be retained onsite 
at the east end.  A tree is also proposed for retention on the King Street frontage of the museum.  
The tree retention is a key component of the site design.  Although Township lands are exempt, 
consistent with the Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection), 
14 replacement trees are required and proposed to be planted on the subject site. 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 
issuance of a Building Permit. 
 
Landscaping: 

The on-site landscape plan proposes plantings and hardscaping to support retention of the significant 
trees and to allow for programming in support of Salishan Place.  Along the north and eastern edge 
of the building, a trail wraps through the trees and along the windows of the museum through native 
plantings.  The western frontage is designed as an entrance plaza to the museum.  South of the 
building, the loading area doubles as a community gathering space and opportunity to view public art.  
Plantings are designed to screen utility structures and to complement the building.  A final landscape 
plan to the satisfaction of the Township is required as a condition of the Heritage Alteration Permit. 
 
Subdivision: 

The subject site is currently comprised of six (6) lots and a lane dedication.  The proposed 
subdivision application will consolidate the lots and the lane dedication to create the lot for 
Salishan Place.    
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Public Consultation: 

In 2018, the Township hosted an Open House regarding upcoming projects in Fort Langley including 
Salishan Place.  Township staff have been in continuous and ongoing discussion with Parks Canada 
regarding the proposal to ensure support and coordination of common interests.  Following standard 
practice for applications in the Fort Langley commercial district, the application was referred to the 
Fort Langley Community Association (FLCA) and the Fort Langley Business Improvement 
Association (FLBIA) for comments.  The response from the FLCA is included as Attachment C to this 
report.  The FLBIA did not provide a response within the referral timeframe.     
 
Heritage Review: 

On June 17, 2020, a presentation/workshop led by Site Lines Architecture and the Project Team was 
presented to the Heritage Advisory Committee and Fort Langley Heritage Review Panel to obtain 
comment on the proposal. The presentation included a contextual analysis of the site, description of 
the concepts that shaped the overall design, architectural plans and elevations, a three-dimensional 
model and a proposed landscaping plan. Overall, the project was well-received, with the following 
items identified for further consideration: incorporation of a green roof along Mavis Avenue; a 
permeable surface for the proposed parking on Royal Street; reducing the apparent width of the 
loading access and underground parking on King Street; increasing the functionality of the stepping  
stones in the rain forest garden along Mavis to provide for public access; and addressing the minimal 
amount of glazing area on the second floor fronting Mavis Avenue and King Street.  All of these 
recommendations have now been considered and addressed within the revised drawings, with the 
exception of the glazing that cannot be altered due to the functional controls required for managing 
museum artifacts. 
 

Servicing: 

Full urban services front the subject site. As a condition of Building Permit, the applicant will be 
required to enter into a Servicing Agreement with the Township to secure off-site improvements and 
service connections to the satisfaction of the Township. Prior to work commencing on the site, 
site-specific servicing and stormwater management plans (including detention/infiltration) must be 
submitted in accordance with the Township’s Subdivision and Development Servicing Bylaw to the 
acceptance of the Township. In addition, an erosion and sediment control plan is required in 
accordance with the Erosion and Sediment Control Bylaw to the acceptance of the Township. 

 

Exterior Lighting Impact Policy: 

Although the Exterior Lighting Impact Policy applies only to commercial and industrial developments, 
in recognition of the context and scale of the proposed Salishan Place, the applicant is proposing to 
implement the provisions of the Exterior Lighting Impact Policy.  Compliance with the exterior lighting 
policy is included in the Heritage Alteration Permit and will be secured through provision of an 
Exterior Lighting Impact Plan prior to building permit issuance.  

 

Environmental Considerations: 

The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitat 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, 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. There are no watercourses on the subject site. 
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HERITAGE ALTERATION PERMIT APPLICATION NO. 101015 
(TOWNSHIP OF LANGLEY / 23400 BLOCK MAVIS AVENUE) 
Page 16 . . . 
 
POLICY CONSIDERATIONS: 

The site is designated Institutional in the Fort Langley Community Plan, zoned Residential Zone 
R-1E and located in the Fort Langley Heritage Conservation Area.  The proposed development of a 
museum and cultural centre at the subject site is consistent with the policies of the Fort Langley 
Community Plan as well as the Zoning Bylaw with the exception of the requested variances.  Staff is 
supportive of the requested variances as they achieve the required scale of building for the needs of 
the facility and contribute to development of the public streetscape in Fort Langley.  The proposed 
building is compatible with the Township’s land use policies and the Heritage Conservation Area 
requirements outlined in the Fort Langley Community Plan (Attachment B). 
 
Staff further note that a process of archaeological monitoring and permitting has been undertaken 
and will be maintained throughout the demolition and construction process, to ensure that land 
altering and construction processes are in accordance with provincial requirements.    
 
Staff recommend that Council consider issuance of the Heritage Alteration Permit for construction of 
Salishan Place in Fort Langley including subdivision of the subject lands and requested variances.   
 
Staff have notified the surrounding property owners that this Heritage Alteration Permit is being 
considered at this meeting, and they may submit written input regarding the matter should they deem 
it necessary.  
 
Respectfully submitted, 
 
 
Teresa Hanson 
SENIOR DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
 
ATTACHMENT A Heritage Alteration Permit No. 101015 

ATTACHMENT B Excerpt from Fort Langley Community Plan – Heritage Conservation Area 

ATTACHMENT C Letter from the Fort Langley Community Association 
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ATTACHMENT A 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Heritage Alteration Permit No. 101015 

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

1. Name: The Corporation of the Township of Langley 

Address: 20338 - 65 Avenue 
Langley, BC  V2Y 3J1 

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:  Lots 1, 2, 3, 5, and 12 District Lot 19 Group 2 New Westminster District 
Plan 8856 
Portion of lane proposed for closure by Highway Closing and Dedication 
Removal (Township – Fort Block North Lane) Bylaw 2020 No. 5634 

CIVIC ADDRESS: 23418, 23428, 23438 and 23448 Mavis Avenue, 
9134 King Street and 9113 Royal 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 and subject to the
following conditions being satisfied to the acceptance of the General Manager of Engineering and
Community Development:

a. Section 104.5(2) of the Township’s Zoning Bylaw 1987 No. 2500 (Height of Buildings and
Structures) being varied to permit a three (3) storey building with a building height of 13.05 m and
rooms above the second storey as shown in Schedule “A”;

b. Section 107.3.b)v. of the Township’s Zoning Bylaw 1987 No. 2500 (Required Off-Street Parking
Spaces) being varied to permit 52 parking spaces;

c. Section 402.3 of the Township’s Zoning Bylaw 1987 No. 2500 (Lot Coverage) being varied to permit
a lot coverage of 52% as shown in Schedule “A”;

d. Section 402.4.1)b) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from the rear lot line of 4.03 m to the edge of canopy
and 6.02 m to the supporting column as shown in Schedule “A”;

e. Section 402.4.1)d) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from a side lot line abutting a flanking street of 0.3 m to
the edge of canopy and 1.19 m to the supporting column as shown in Schedule “A”;

f. Building plans being in substantial compliance with Schedule “A”;
g. Consolidation of the properties and closure of the lane in substantial compliance with Schedule “A”;
h. Landscape plans being in substantial compliance with Schedule “B” and the Township’s Street Tree

and Boulevard Planting Policy;
i. 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);

j. All signage being in substantial compliance with Schedule “A”, the Fort Langley Building Façade
Design Guidelines and the Township’s Sign Bylaw, and architecturally compatible with the building;

k. Rooftop mechanical equipment being located so that it is not visible from adjacent roads or
alternatively screened from view by compatible architectural treatments;

l. All refuse areas to be located inside the building and screened in substantial compliance with
Schedule “A”.
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HERITAGE ALTERATION PERMIT NO. 101015 
(TOWNSHIP OF LANGLEY / 23400 BLOCK MAVIS AVENUE) 
Page 2 . . . 
 

Although not part of the Heritage Alteration Permit requirements, the applicant is advised that prior to 
issuance of a building permit the following items will need to be finalized: 
 
a. Provision of an exterior lighting impact plan prepared by an electrical engineer in compliance with 

the provisions of the Township’s Exterior Lighting Impact Policy; 
b. Landscape and boulevard improvements being secured by letter of credit at Building Permit stage; 
c. A Servicing Agreement being entered into with the Township to secure required road and utility 

upgrades and connections including provision of a minimum of 16 parking spaces in Royal Street in 
accordance with the Township’s Subdivision and Development Servicing Bylaw; 

d. 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; 

e. A Highways Use Permit being secured for any projections (i.e. awnings and signage) onto 
municipal roads, if any; 

f. Submission of a geotechnical report prepared by a geotechnical engineer; and, 
g. Payment of supplemental heritage alteration permit application fees, and applicable 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 Heritage Alteration Permit shall be substantially commenced 
within two years after the date the Heritage Alteration 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. 
 
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. 
 

Attachments:  
SCHEDULE A  
SCHEDULE B 

Architectural Drawings 
Landscape Drawings  
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Prior to the preparation of this Community Plan, the regional road network indicated a future 
diversion of River Road immediately east of the Fort to climb the face of the cliff on the eastern 
edge of the community and join 88th Avenue at Hudson Bay Street.  This diversion had been 
considered desirable to divert truck traffic from the downtown core of Fort Langley.   

The cost of this diversion was estimated at approximately $2,000,000 for construction costs 
only.  Land acquisition and the cost of underpasses to provide continuity of existing farm 
access roads would have been additional.  Furthermore, the diversion would have placed truck 
traffic on 88th Avenue between Hudson Bay Street and Glover Road, which is currently a quiet 
residential area.  It was considered that the costs and impact of construction of the diversion 
route would not have been justified by the benefits it would have achieved.  Consequently, the 
future link has not been shown on the Major Road Map (2). 

A more cost effective approach to limiting the gravel truck traffic on Mavis Avenue and Glover 
Road is for the Township of Langley to insert clauses in new gravel pit development permits to 
prohibit the use of River Road by gravel trucks from new pits. 

5. IMPLEMENTATION

5.1 HERITAGE CONSERVATION AREA

The area shown on Map 4 is designated a heritage conservation area under
Section 945 (c) of the Municipal Act for the protection of municipal heritage sites.

As noted previously in this plan, heritage is a very important element in the community.  Fort
Langley was the first settlement in the Township and one of the earliest towns in B.C. as well
as its first capital.  Fort Langley's heritage significance is enhanced by several buildings of
heritage interest in the heritage conservation area, including two that have been designated as
heritage sites.

The purpose of heritage conservation area designation is to protect the heritage character of
downtown Fort Langley.  This will be accomplished by encouraging new development and
alterations that complement and enhance buildings with heritage value and the heritage
character of the area.

General building design guidelines are as follows:

a) historic buildings should be renovated and restored in a manner appropriate to their
individual period and style and, whenever possible, original forms, materials and details
should be uncovered or left in place and preserved;

b) new construction and infill projects should be designed to blend harmoniously with
historic elements of the streetscape; and

c) decorative styles which are out of place with the architectural evolution of Fort Langley
should be avoided.

New signs that are not covered by a heritage alteration permit require a permit under the Sign 
Bylaw and must conform to the general building design guidelines. 

A heritage alteration permit is not required for: 

a) façade improvements (any reconstruction or improvements including new siding, doors,
windows, cornices or awnings or canopies to an elevation of an existing building) or
signage that is in conformity with the general building design guidelines;

b) minor additions that are less than 50m2 (538 ft2) in floor area, do not front a road (other
than a lane) and are in conformity with the general building design guidelines; or

#3204 
93/03/05 

#3710 
97/12/01 

#5063 
14/04/28 
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c) minor additions that are less than 50m2 (538 ft2) in floor area, do not front a road (other 
than a lane) and are constructed in a similar style and of similar materials as the 
existing building. 

 
The Fort Langley Building Façade Design Guidelines are non-binding policy guidelines for the 
Fort Langley Heritage Conservation Area.  They are not part of the Fort Langley Community 
Plan and may be amended or repealed by Council resolution. 

5.2 PROVINCIAL GOVERNMENT FUNDING 

Fort Langley is already recognized by the Provincial government as a tourist destination.  The 
fact that Fort Langley's downtown area serves out-of-town visitors as well as local residents 
may entitle the community to consideration for funding of future programs and projects.  At 
present, improvements to Glover Road, funded by the Ministry of Transportation and Highways 
and by the Township of Langley have responded to design objectives for Glover Road, 
especially with respect to the pedestrian environment. 
 
As Fort Langley continues to improve its visitor and community amenities, its role as a 
Provincial tourist destination will be enhanced.  Dialogue with Provincial agencies should be 
continued with an eye to obtaining funding which is appropriate to community objectives. 

5.3 HERITAGE AREA FUNDING 

The Heritage Canada Foundation administers the Main Street Program for the revitalization of 
downtown commercial areas with significant heritage resources within them.  The Program is 
currently in its second phase, which follows after an initial period which focused on 
demonstration projects such as Nelson, B.C.  The current phase provides training, technical 
services, and consultant support to downtown revitalization efforts sponsored by the local 
community.   
 
The costs of participation in the Main Street Program are probably beyond the resources 
available to a community of the small sized of Fort Langley, particularly under current economic 
conditions.  Nevertheless, consideration should be given to the potential of using programs 
administered by the Heritage Canada Foundation in the future and use should be made of the 
literature generated by the Foundation from its experience with both the demonstration projects 
and the current program. 

5.4 LIAISON WITH ENVIRONMENT CANADA, PARKS 

Fort Langley National Historic Park and the community of Fort Langley will both benefit from 
efforts made to promote increased, appropriate tourist activities.  The current jointly funded 
marketing study will lead to a coordinated marketing strategy for both the Federal ministry and 
the Township to follow.  Continued liaison and coordination of plans and programs by each 
group will benefit the objectives of the community. 

5.5 DEVELOPMENT PERMIT AREA 

The area shown on Map 4 is designated a mandatory Development Permit area under Section 
919.1 of the Local Government Act.  Prior to issuance of a building permit, a Development 
Permit must be approved by Council.  Developments within the Development Permit area must 
be developed in a manner sympathetic with the Heritage Conservation Area guidelines 
contained in Section 5.1 and be compatible with adjacent development and uses. 
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Fort Langley Community Association 
P.O. Box 642 Fort Langley B.C. V1M 2S1 

 info@fortlangleycommunity.com 

June 06, 2020 

Teresa Hanson 

Re: Development Application Project No. 11-33-0128 

Generally the response from the membership felt the information provided in this 
release and request is poorly lacking in detail, No internal drawings or floorplans.  

No mention or explanation of traffic or lanes when that section of Royal Ave is 
closed. 

No mention or info about the accompanying condos or townhouses also going on 
this site. 

Very hard to give feedback without all the information. 

Thank you for the opportunity to respond 

Andy Schildhorn 
President  
Fort Langley Community Association 

ATTACHMENT C
E.2

E.2 -  Page 41





 

 
 

REPORT TO 

MAYOR AND COUNCIL 

 

 
  
PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING REPORT: 20-115 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 3900-25-5130      
SUBJECT: LICENCE BYLAW AMENDMENT  

CANNABIS PROCESSING, RESEARCH AND DEVELOPMENT 
AND NON-PROFIT BUSINESSES      

 

RECOMMENDATION: 

That Council give first and second reading to Township of Langley Licencing Bylaw 2016 No. 5192 
Amendment Bylaw 2020 No. 5573 and authorize staff to schedule the required public input 
opportunity, to ensure the imposition of appropriate fees, as necessary related to business 
operations involved in research, development and processing of cannabis. 

EXECUTIVE SUMMARY: 

The proposed bylaw amendments to the Township’s Licencing Bylaw are intended to ensure that 
business operations, specifically those related to the production and processing, including research 
and development of cannabis products, are administered appropriately and in full compliance with 
the Township’s regulatory requirements, consistent with all other businesses operating in the 
Township of Langley.   
 

In light of the current regulatory framework in the Township, providing for separate and distinct 
cannabis-related business operations, from growth and manufacturing to production, research, 
processing and development to most recently retail, it is necessary to amend the Township’s 
Licencing Bylaw to add definitions and relevant licencing fees for cannabis related businesses, 
wishing to operate in the Township of Langley.   
 

The proposed amendments to the Licencing Bylaw will impose business licence fees for cannabis 
research and development and cannabis processing.  Section 194 of the Community Charter states 
that Council may, by bylaw, impose a fee payable in respect to all or part of a service of the 
municipality, as well as exercise authority to regulate, prohibit or impose requirements. 
 

The proposed licensing fees for cannabis research and development and cannabis processing have 
been determined based on the level of inspections and regular monitoring that staff anticipates will 
be necessary to provide the required administration and ensure continued compliance with all 
Township bylaws and applicable building and safety requirements.  
 

The requirement for non-profit operations to obtain a Business Licence from the Township is 
proposed to be confirmed and clarified in the subject amendments to the Licencing Bylaw.  
Non-profit operations are not required to pay licencing fees; however, consistent with for-profit 
businesses operating in the Township, the premises for non-profit operations must be inspected to 
ensure compliance with applicable Building Code and Fire Department safety regulations.    

PURPOSE: 

To obtain Council approval for proposed bylaw amendments to the Township’s Licencing Bylaw 
2016 No 5192 Amendment Bylaw 2020 No. 5573.  
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LICENCE BYLAW AMENDMENT  
CANNABIS PROCESSING, RESEARCH AND DEVELOPMENT 
AND NON-PROFIT BUSINESSES      

Page 2 . . . 
 

BACKGROUND/HISTORY: 

On April 20, 2020 Township Council adopted the Cannabis Retail Sales Policy No. 07-410 and the 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment Bylaw 2020 No. 5575.  These 
changes included defining different areas of cannabis operations, including cannabis processing, 
cannabis production, cannabis research and development and cannabis retail, and permitted 
cannabis retail sales to occur in the Township. 
 
The existing Licencing Bylaw addresses cannabis production and cannabis retails sales; however, it 
does not include licencing fees for cannabis processing and cannabis research and development.  
As these are also defined in the Zoning Bylaw as separate uses, it is appropriate to implement 
licencing fees for each of these uses. 
 
As recommended by legal counsel, the ongoing requirement for non-profit operations to obtain a 
Business Licence from the Township needs to be clarified in the Licencing Bylaw. Non-profit 
operations are not required to pay licencing fees; however, consistent with for-profit businesses 
operating in the Township, the premises for non-profit operations will be inspected to ensure 
compliance with the Building Code and Fire Department safety regulations.    

DISCUSSION/ANALYSIS: 

To-date, there have been five industrial zoned properties that have been rezoned to allow for 
cannabis use.  With the recent definition changes distinguishing the different uses, such as 
cannabis production, processing, and research and development, it is necessary to designate 
specific licencing fees for each of these uses.   
 
The proposed licensing fees for cannabis research and development and cannabis processing have 
been determined based on the level of inspections and regular monitoring that staff anticipates will 
be necessary to ensure continued compliance with all Township bylaws and applicable building and 
safety requirements.  
 
The proposed bylaw amendments to the Township’s Licencing Bylaw are intended to ensure that all 
business operations, including specifically cannabis and non-profit organizations, that wish to 
operate in the Township of Langley, are administered appropriately and are otherwise operated in 
compliance with the Township’s regulatory requirements.   
 
Respectfully submitted, 
  
 
Britta Bieberstein 
LICENCE AND INSPECTION SERVICES COORDINATOR 
for 
COMMUNITY DEVELOPMENT DIVISION 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LICENCING BYLAW 2016 NO. 5192 

AMENDMENT BYLAW 2020 NO. 5573 
 

EXPLANATORY NOTE 
 
Bylaw 2020 No. 5573 amends the Township of Langley Licencing Bylaw 2016 No. 5192 to 
provide for the issuance of business licences for cannabis retail, processing, and research 
and development, and to provide requirements for non-profit entities. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

LICENCING BYLAW 2016 NO. 5192  

AMENDMENT BYLAW 2020 NO. 5573  
 

A Bylaw to Amend the Licencing Bylaw 2016 No. 5192 
 
WHEREAS it is deemed necessary and desirable to regulate businesses within the 
Municipality; and 
 
WHEREAS Council wishes to amend the Licencing Bylaw 2016, No. 5192;  
 
NOW THEREFORE, 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 “Licencing Bylaw 2016 No. 5192 

Amendment Bylaw 2020 No. 5573”. 
 

2. The Township of Langley Licencing Bylaw 2016 No. 5192, as amended, is further 
amended by: 
 
1) Adding the following to Section 2.2: 

 
a. “, Non-Profit” after the first instance of the word “Business” under 

subsection (3) “Applicable Law” 
 

b. the words “or Non-Profit” after both instances of the word “Business” under 
subsection (9) “Business Premises”, to read: 

 
“Business Premises” means the vehicle from which a Business or 
Non-Profit is carried out or the Property, or portion of the Property, 
upon which a Business or Non-Profit is carried out. 

 
2) Adding, in alphabetical order, the following definitions to Section 2.2: 

 
“Cannabis” has the meaning ascribed to it in the Township of Langley Zoning 
Bylaw 1987 No. 2500; 
 
“Cannabis Processing” has the meaning ascribed to it in the Township of 
Langley Zoning Bylaw 1987 No. 2500; 
 
“Cannabis Research and Development” has the meaning ascribed to it in the 
Township of Langley Zoning Bylaw 1987 No. 2500; 
 
“Cannabis Retail” has the meaning ascribed to it in the Township of Langley 
Zoning Bylaw 1987 No. 2500; 
 

3) Adding the words “or Non-Profit” following the word “Business” under Section 3.1; 
 

4) Adding the words “or Non-Profit” following each instance of the word “Business” 
under Section 3.5, except where immediately followed by the word “Premises”; 
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Bylaw No. 5573 
Page 2 
 

 
 

5) Adding the words “or Non-Profits” following the word “Businesses” under Section 
3.5 (1); 

 
6) Adding the words “or Non-Profit” following each instance of the word “Business” 

under Sections 4.1, except where immediately followed by the word “Premises”; 
 
7) Adding “, Non-Profit” after each instance of the word “Business” under Sections 

4.3 (1), (2) and (3), except where immediately followed by the word “Premises”; 
 

8) Adding the words “or Non-Profit” after the word “Business” under Section 4.3 (5); 
 
9) Adding the words “or Non-Profit” after each instance of the word “Business” under 

Section 4.4; 
 
10) Adding the words “or Non-Profit” after the word “Business” under Section 5.1, 

except where immediately followed by the word “Premises”; 
 
11) Adding the words “or Non-Profit” after the word “Business” under Section 5.2, 

except where immediately followed by the word “Premises”; 
 
12) Adding the words “or Non-Profit” after the word “Business” under Sections 5.4 and 

5.5, except where immediately followed by the word “Premises”; 
 
13) Adding the words “or Non-Profit” after the word “Business” under Sections 6.2 (2) 

and (3), except where immediately followed by the word “Premises”;  
 
14) Adding “, Non-Profit” after the word “Business” under Sections 6.2 (4) and 6.3, 

except where immediately followed by the word “Premises”; 
 

15) Adding the words “or Non-Profit” after the word “Business” under Section 7.2 (2), 
except where immediately followed by the word “Premises”;  

 
16) Adding “, Non-Profit” after the word “Business” under Sections 7.2 (5) and 7.3 

except where immediately followed by the word “Premises”; 
 
17) Adding “, Non-Profit” after the first two instances of the word “Business” under 

Section 8.1, except where immediately followed by the word “Premises”; 
 
18) Adding the words “or Non-Profit” after the word “Business” under Sections 8.1 (1), 

(2), (3) and (6); 
  

19) Adding “, Non-Profit” after the word “Business” under Section 8.2, except where 
immediately followed by the word “Premises”; 

 
20) Adding “, Non-Profit” after each instance of the word “Business” under Sections 

10.1 and 10.2, except where immediately followed by the word “Premises”; 
 
21) Adding the words “or Non-Profit” after the word “Business” under Section 10.4, 

except where immediately followed by the word “Premises”; 
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Bylaw No. 5573 
Page 3 
 

 
 

22) Adding “or Non-Profit” after each instance of the word “Business” under Section 
10.6;   

 
23) Adding the words “or Non-Profit” after the word “Business” under Section 11.7, 

except where immediately followed by the word “Premises”; 
 

24) Schedule A  
 

a) Adding “or Cannabis Research and Development” after each instance of 
the word “Industrial” to read: 

 

Licence Type Licence Description 
Licence 

Fee 

Industrial or Cannabis 
Research and Development 

0-200 Sq. Meters gross floor area (GFA) 140.00 

Industrial or Cannabis 
Research and Development 

201-500 Sq. Meters GFA 165.00 

Industrial or Cannabis, 
Research and Development 

501-1500 Sq. Meters GFA 240.00 

Industrial or Cannabis, 
Research and Development 

1501-3500 Sq. Meters GFA 315.00 

Industrial or Cannabis 
Research and Development 

3501 & greater Sq. Meters GFA 390.00 

 
b) Adding “and/or Cannabis Processing” after the words “Cannabis 

Production” to read: 
 

Licence Type Licence Description 
Licence 

Fee 

Cannabis Production and/or 
Cannabis Processing 

 5,000.00 

 
 
READ A FIRST TIME the  day of  , 2020. 

READ A SECOND TIME the  day of  , 2020. 

READ A THIRD TIME the  day of  , 2020. 

RECONSIDERED AND ADOPTED the   day of  , 2020. 

 
 

 
 
Mayor 

 
 

 
Township Clerk 
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REPORT TO 

MAYOR AND COUNCIL 

 

 
  

PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING REPORT: 20-117 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-35-0198 
SUBJECT: REZONING APPLICATION NO. 100613                                                                    

(JANDA GROUP HOLDINGS INC. / 20178 – 96 AVENUE) 
 

PROPOSAL: 

Application to amend Comprehensive Development 
Zone CD-14 to accommodate a pharmacy on a 3,547 m2 
(38,176 ft2) property located at 20178 - 96 Avenue.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5636 and authorize staff to schedule the 
required written submission opportunity. 

RATIONALE: 

The proposal is compatible with the existing site 
context and is consistent with the provisions of 
the Walnut Grove Community Plan.  
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REZONING APPLICATION NO. 100613 
(JANDA GROUP HOLDINGS INC. / 20178 – 96 AVENUE) 
Page 2 . . . 
 
RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Janda Group Holdings Inc.) Bylaw 2020 No. 5636, amending Comprehensive 
Development Zone CD-14 to add pharmacy as a site specific permitted use; and further 
 

That Council authorize staff to schedule the written submission opportunity notice prior to 
Council’s consideration of third reading of Rezoning Bylaw No. 5636. 

EXECUTIVE SUMMARY: 

The applicant has applied to amend the text of the Comprehensive Development Zone CD-14 
(on a site specific basis) in order to accommodate a pharmacy in the four (4)-storey mixed use 
building (currently under construction) located at 20178 - 96 Avenue.  
 
Pharmacies are currently accommodated in many existing commercial and comprehensive 
developments within the ‘commercial uses’ definition in the Township of Langley Zoning Bylaw.  
 
The proposal aligns with the site context and is compatible with the objectives of the site’s 
Neighbourhood Mixed Use Centre designation in the Walnut Grove Community Plan. 

PURPOSE: 

This report is to provide information and recommendations to Council concerning the proposed 
rezoning application. 
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REZONING APPLICATION NO. 100613 
(JANDA GROUP HOLDINGS INC. / 20178 – 96 AVENUE) 
Page 3 . . . 
 

 
 

 

SUBJECT 
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REZONING APPLICATION NO. 100613 
(JANDA GROUP HOLDINGS INC. / 20178 – 96 AVENUE) 
Page 4 . . . 
 

 
ZONING BYLAW NO. 2500 

 
 

 
SITE PLAN – SUBMITTED BY APPLICANT 

  

SUBJECT PORTION 
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REZONING APPLICATION NO. 100613 
(JANDA GROUP HOLDINGS INC. / 20178 – 96 AVENUE) 
Page 5 . . . 
 
Reference: 

Owners/Agents : Janda Group Holdings Inc. 
4770 – 72 Street 
Delta, BC  V4K 3N3 
 

Legal Description: Lot 1 Section 35 Township 8 
New Westminster District Plan LMP36055 

Location: 20178 – 96 Avenue 
 

Area: 3,547 m2 (38,176 ft2) 
Existing Zoning: Community Commercial Zone C-2 

Comprehensive Development Zone CD-14 
 

Proposed Zoning: Community Commercial Zone C-2 
Amended Comprehensive Development  
Zone CD-14 
 

Walnut Grove Community Plan:   Neighbourhood Mixed Use Centre 

BACKGROUND: 

The subject property is located at the corner of 201 Street and 96 Avenue amongst other office 
commercial uses in Walnut Grove. The subject site is designated Neighbourhood Mixed Use 
Centre in the Walnut Grove Community Plan and accommodates a mix of commercial uses on 
the site. Development Permit No. 100905 was issued September 17, 2018 accommodating 
development of a four (4) storey office building (currently under construction) on the southerly 
portion of the property.  
 
A subdivision application has also been submitted on the subject site to create an airspace 
parcel for the four (4) storey building currently under construction.  
 
In addition, Development Permit and Development Variance Permit applications have been 
submitted proposing to construct a drive through restaurant on the northerly portion of the 
subject site. 

DISCUSSION/ANALYSIS: 

The subject property is zoned Community Commercial Zone C-2 (northerly portion) and 
Comprehensive Development Zone CD-14 (southerly portion) and designated Neighbourhood 
Mixed Use Centre in the Walnut Grove Community Plan. This designation provides a mix of 
retail commercial uses and employment-generating office uses as reflected in the site’s ‘split 
zoning’. A pharmacy is not currently among the uses permitted on the southerly portion of the 
site zoned Comprehensive Development Zone CD-14. The subject rezoning application is 
necessary to accommodate the proposed use on the southerly portion of the site.  
 
The proposed pharmacy could be accommodated on the northerly portion of the site within the 
existing Community Commercial C-2 zoning, however, the applicant has applied to amend the 
text of Comprehensive Development Zone CD-14 (on a site specific basis for the southerly 
portion of the site) to accommodate a pharmacy in a proposed new four (4) storey building 
(currently under construction). 
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The existing CD-14 zoning is a hybrid of service industrial and office park zones, and 
accommodates a variety of uses such as: 
 

1) all uses permitted in the Service Industrial Zone M-1A except the 
following M-1A uses which are prohibited: 

a) vehicle towing uses and vehicle storage compounds (temporary and 
permanent); 
b) public works yards, maintenance yards, and accessory open storage 
uses unless located in a fully screened rear yard on a lot greater than 
6,000 m2 in size; 
c) transportation and trucking terminals and compounds including 
public transportation depots; 
d) service stations and gas bars; 
e) vehicle body shops; 
f) vehicle servicing and vehicle repair shops unless located on a lot 
greater than 3,000 m2 in size; and 
g) parking of commercial vehicles 

2) business and professional offices and research and development 
laboratories 
3) computer sales, service and repair stores (excluding home electronic 
retail stores) 
4) medical clinics 
5) custom brokers 
6) funeral homes excluding crematoria and accessory crematoria 
7) assembly uses excluding residential institutional uses 
8) new automotive parts and accessory stores 
9) servicing and repair of household appliances and goods 
10) home improvement centres excluding outside building material storage 
yards 
11) mail order, mailbox and business service uses 

 
Comprehensive Development Zone CD-14 accommodates a medical clinic as a permitted use, 
which often have a pharmacy located in close proximity for convenience. The applicant 
indicates there is a large population in the area that could support the proposed pharmacy use 
and that the nearest alternative pharmacy location is Thunderbird Village (see Attachment A).  

Surrounding Land Uses: 

Surrounding land uses include the following:  

North:  96 Avenue, beyond which is an industrial property accommodating a two 
(2) storey commercial building with multiple tenants, zoned Service Industrial 
Zone M-1A, designated Light Industrial in the Northwest Langley Community 
Plan;   

South:  Langley Lane Greenway and B.C. Hydro right-of-way, zoned Rural Zone RU-1, 
accommodating a trail, parking and a basketball court, designated 
Institutional/Comprehensive Development in the Walnut Grove Community Plan;  

East:  A property zoned Comprehensive Development Zone CD-17 accommodating 
multifamily residential uses (Windsor Gardens), designated Low Density 
Residential in the Walnut Grove Community Plan; 
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West: 201 Street, beyond which, is a commercial property with a three (3) storey office 

building accommodating multiple tenants, zoned Comprehensive Development 
Zone CD-14 and designated Light Industrial in the Northwest Langley Community 
Plan.  

Zoning Amendment: 

The subject site is currently zoned Community Commercial Zone C-2 and Comprehensive 
Development Zone CD-14.  Bylaw 2020 No. 5636 proposes to add pharmacy to the list of 
permitted uses in the CD-14 zone on a site-specific basis for the southerly portion of the subject 
site.  

Public Information Meeting: 

At its Special Meeting of April 20, 2020 Council resolved to temporarily suspend Council Policy 
No. 07-164, requiring Developer Held Public Information Meetings. 

Access and Parking: 

The site is accessed via a driveway on 201 Street and a driveway on 96 Avenue. No changes 
are proposed in conjunction with this application. The most recent parking calculation provided 
at time of Development Permit No. 100905 met the requirements of the Zoning Bylaw and is 
summarized in the table below. 
 

 Required Provided 

Building 1 (existing) 46 46 

Building 2 (existing) 27 27 

Building 3 (under construction) 113 142 

TOTAL 186 215 

Servicing: 

Full municipal services exist to the subject site. 

POLICY CONSIDERATIONS: 

The proposed amendment to the Comprehensive Development Zone CD-14 is consistent 
with the provisions of the Walnut Grove Community Plan and compatible with the 
surrounding area. Staff recommend that Council give first and second reading to Rezoning 
Bylaw No. 5636 and authorize staff to schedule the required written submission opportunity. 
 
Respectfully submitted, 
 
 
Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
 
ATTACHMENT A Applicant Rationale Letter 
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LETTER OF INTENT 
Supplemental Document to Zoning Text Amendment Application 

To Staff, Council and Mayor, 

This Letter of Intent is prepared to provide a rationale for a site specific, zoning text amendment to CD 14, 
at the Fraser Point project located at 20178 96 Avenue, Langley, B.C. (the "Property"), for a pharmacy use. 

BACKGROUND 

The Property is a commercial mixed-use business centre located in the Walnut Grove community of 
Langley, British Columbia. The Property currently hosts two retail strip buildings, with a third mixed-use, 
retail and office building, currently under construction. The Property is odd shaped and split zoned, with a 
northern, odd shaped block, zoned C2, and the southern, odd shaped, block, zoned CD-141

• The Property 
currently has 3 access points, 2 from 201"1 Street with a right-in and right-out privilege, and from 96th 

Avenue, with a right-in, right-out and a left-in privilege. 

RATIONALE 

There are the main arguments for rationale: 

1. The Property is one contiguous parcel with 2 non-line (pM �o �iPap ��li'iti'&�!tii -2 and CD-
14 zoned areas. Under the C-2 zoned area, pharmacy use is an allowed use and under the CD-14
zoned area, it is not. However, if the true intent, of this split zone, was to have a unique property
with specific uses, the restricted uses on the CD-14 zoned area are permitted, in close proximity
and eyesight, in one of the other two buildings on the Property;

2. Within 1 kilometer of the Property there is a total population of 3,893 compared to a daytime
population of9,040 people2

, meaning there is 3X as many people travelling to this trade area during
working hours. Even if a small percentage of this demographic, has medical needs, children or
value convenience, a pharmacy would have the opportunity to service a large demographic,
currently being underserved. The closest pharmacy that we can find is over a 1 kilometer away,
due south of the Property, located at the interchange, which is not the primary arterials for this
Property; and

3. Lastly, pharmacy and medical clinics have and are more increasingly being a syndicated offering
within a retail shopping experience. CD-14 and C-2 zones both allow for medical clinics use, but
CD-14 does not allow for pharmacy use, and as most pharmacies and medical clinics will take
space only if the other is there, having one or the other, over a contiguous parcel is important.

We hope the rationale provided above has presented enough evidence to justify a site specific, zoning text 
amendment for pharmacy use. 

Thank you for considering our application. 

1 - See Exhibit A - Site Plan showing split zone configuration.
2- See Exhibit B- "Market Breakdown", a report by Colliers depicting the demographics in relation to this Property.

ATTACHMENT A
F.2
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (JANDA GROUP HOLDINGS INC) BYLAW 2020 NO. 5636 
 
 

EXPLANATORY NOTE 
 
 
Bylaw 2020 No. 5636 amends the Comprehensive Development Zone CD-14 by adding 
pharmacy to the list of permitted uses to accommodate a pharmacy at 20178 – 96 Avenue. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (JANDA GROUP HOLDINGS INC.) BYLAW 2020 NO. 5636 
 

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 (Janda Group Holdings Inc.) Bylaw 2020 No. 5636”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended: 
 
 

(1) By amending “Section 914 – Comprehensive Development Zone CD-14” by 
adding as Section 914.1(5) after Section 914.1(4) the following and renumber 
accordingly: 
 
“pharmacy not exceeding 450 m2 (4,844 ft2) in gross floor area, on Lot 1 
Section 35 Township 8 New Westminster District Plan LMP36055” 

 
  
READ A FIRST TIME the  day of  , 2020. 

READ A SECOND TIME the  day of  , 2020. 

NOTICE WAS ADVERTISED 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 (19708 86 AVE LANGLEY HOLDINGS CORP.) BYLAW 2020 NO. 5628 
 
 

EXPLANATORY NOTE 
 
 
Bylaw 2020 No. 5628 rezones property located in the 19700 block of 86 Avenue in the 
Carvolth Neighbourhood Plan Area to Carvolth Business Park Zone C-18 to accommodate 
construction of two (2) multi-tenant industrial buildings. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (19708 86 AVE LANGLEY HOLDINGS CORP.) BYLAW 2020 NO. 5628 
 

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 (19708 86 Ave Langley Holdings Corp.) Bylaw 2020 No. 5628”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 
Lot 1 Section 27 Township 8 New Westminster District Plan EPP92489 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Carvolth Business Park Zone C-18. 

      
READ A FIRST TIME the 27 day of July , 2020. 

READ A SECOND TIME the 27 day of July , 2020. 

NOTICE WAS ADVERTISED on the 3, 10 day of September , 2020. 

READ A THIRD TIME the  day of  , 2020. 

RECEIVED APPROVAL FROM THE 
MINISTRY OF TRANSPORTATION 
AND INFRASTRUCTURE 

 day of  , 2020. 

ADOPTED the   day of  , 2020. 

  
Mayor 

  
Township Clerk 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: JULY 27, 2020 – REGULAR MEETING REPORT: 20-105 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-27-0069
SUBJECT: REZONING APPLICATION NO. 100601 AND 

DEVELOPMENT PERMIT APPLICATION NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. /  
DENCITI DEVELOPMENT CORP. / 19700 BLOCK OF 86 AVENUE) 

PROPOSAL: 

Application to rezone 2.42 ha (5.98 (ac) of land located in 
the 19700 block of 86 Avenue to Carvolth Business Park 
Zone C-18 with an accompanying Development Permit 
Application to accommodate construction of two industrial 
buildings totalling 8,395 m2 (90,363 ft2) of floor area.  

RECOMMENTATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5628 subject to ten (10) development 
prerequisites being satisfied prior to final reading, 
authorize issuance (at time of final reading of Bylaw 
No. 5628) of Development Permit No. 101151 subject 
to six (6) conditions, noting eight (8) building permit 
conditions and that staff be authorized to proceed 
with the written submission opportunity. 

RATIONALE: 

The proposal complies with the Willoughby 
Community Plan, Carvolth Neighbourhood Plan, 
and the Township’s land use policies.  
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REZONING APPLICATION NO. 100601 AND  
DEVELOPMENT PERMIT NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. / 
19700 BLOCK OF 86 AVENUE)  
Page 2 . . . 

RECOMMENDATION: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (19708 86Ave Langley Holdings Corp.) Bylaw 2020 No. 5628, rezoning 2.42 ha 
(5.98 ac) of land located in the 19700 block of 86 Avenue to Carvolth Business Park Zone C-18, 
to facilitate development of two (2) industrial buildings, subject to the following development 
prerequisites being satisfied to the acceptance of the Township of Langley General Manager of 
Engineering and Community Development, unless noted otherwise prior to final reading:  

1. A Servicing Agreement being entered into with the Township to secure required road and
utility upgrades, extensions and improvements, including provision of a stormwater
management and detention as required in accordance with the Township’s Subdivision and
Development Servicing Bylaw;

2. Provision of road dedications, widenings, and necessary traffic improvements for 86 Avenue
in accordance with the Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Carvolth Neighbourhood Plan;

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

4. 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);

5. Provision of final off-site servicing landscape design drawings including street trees,
sidewalk, landscaping details and security;

6. Approval of the rezoning bylaw by the Ministry of Transportation and Infrastructure;

7. Protection of Streamside Protection and Enhancement Areas in a restrictive covenant and
acceptance of the streamside enhancement plans, fencing, signage, and security;

8. Registration of the following restrictive covenants:

a. Prohibiting left-hand turns for ingress and egress;

b. Prohibiting reliance on street parking;

c. Providing for cross access in favor of 19676 – 86 Ave;

9. Compliance with the requirements of the Carvolth Greenway Amenity Policy;

10. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Site Servicing Review fee, ISDC review fee, Development Works Agreement
(DWA) and Latecomer charges;

That Council at time of final reading of Rezoning Bylaw No. 5628  authorize issuance of 
Development Permit No. 101151 to 19708 86Ave Holdings Corp., for property located in the 
19700 block of 86 Avenue, subject to the following conditions:  
 

a. Building plans being in compliance with Schedule “A”;

b. Landscape plans being in substantial compliance with Schedule “B” and in
compliance with the Township’s Street Tree and Boulevard Planting Policy, to the
acceptance of the Township of Langley General Manager of Engineering and
Community Development;

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

d. Rooftop mechanical equipment to be screened from view by compatible architectural
treatments in compliance with Schedule “A”;

e. All refuse areas to be located in an enclosure and screened to the acceptance of the
Township of Langley General Manager of Engineering and Community
Development;
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REZONING APPLICATION NO. 100601 AND  
DEVELOPMENT PERMIT NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. / 
19700 BLOCK OF 86 AVENUE)  
Page 3 . . . 

f. All outdoor storage areas being covered by a dust free surface;

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. Issuance of an Energy Conservation and GHG Emissions Reduction Development
Permit;

b. Submission of a site specific onsite servicing and storm water management plan
(including onsite detention) in accordance with the Subdivision and Development
Servicing Bylaw, to the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

c. Onsite landscaping being secured by a letter of credit at the building permit stage;

d. Completion of an erosion and sediment control plan or exemption in accordance with
the Erosion and Sediment Control Bylaw to the acceptance of the Township of
Langley General Manager of Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of the Land Title Act
regarding on-site detention, biofiltration and infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy to
the acceptance of the Township of Langley General Manager of Engineering and
Community Development;

g. Payment of supplemental Development Permit application fees; and

h. Payment of applicable Development Cost Charges and Building Permit
administration fees; and further

That Council authorize staff to proceed with the written submission opportunity notice prior to 
Council’s consideration of third reading of Rezoning Bylaw No. 5628, in conjunction with 
proposed Development Permit No. 101151. 

EXECUTIVE SUMMARY: 

Denciti Development Corp., on behalf of the property owners, has applied to rezone a 2.42 ha 
(5.98 ac) site to Carvolth Business Park Zone C-18 to construct two (2) industrial buildings 
totalling 8,395 m2 (90,363 ft2) of floor space. The proposed development complies with the site’s 
Flex Employment I and Conservation Area designations and the Development Permit 
Guidelines of the Carvolth Neighbourhood Plan (Attachment B). 

The proponent’s application package also includes a Development Permit to provide Council the 
opportunity to review the proposed development’s form and character. A separate delegated 
Development Permit is being processed concurrently with these applications to address the 
Energy Conservation and Greenhouse Gas Emissions Reductions objectives of the Carvolth 
Neighbourhood Plan.  

PURPOSE: 

This report provides information and recommendations concerning proposed Rezoning and 
Development Permit Applications for property located in the 19700 Block of 86 Avenue.  

H.1

H.1 -  Page 6



REZONING APPLICATION NO. 100601 AND  
DEVELOPMENT PERMIT NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. / 
19700 BLOCK OF 86 AVENUE)  
Page 4 . . . 

SUBJECT 

H.1

H.1 -  Page 7



REZONING APPLICATION NO. 100601 AND  
DEVELOPMENT PERMIT NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. / 
19700 BLOCK OF 86 AVENUE)  
Page 5 . . . 

SUBJECT

H.1

H.1 -  Page 8



REZONING APPLICATION NO. 100601 AND  
DEVELOPMENT PERMIT NO. 101151 
(19708 86AVE LANGLEY HOLDINGS CORP. / 
19700 BLOCK OF 86 AVENUE)  
Page 6 . . . 

ZONING BYLAW NO. 2500 

SUBJECT 
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SITE PLAN – SUBMITTED BY APPLICANT 

RENDERING – SUBMITTED BY APPLICANT 
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REFERENCE: 

Owners: 19708 86AVE Langley Holdings Corp 

1620 – 1185 West Georgia Street 
Vancouver, BC  V6E 4E6 

Applicant / Agent: Denciti Development Corp. 
1620 – 1185 West Georgia Street 
Vancouver, BC  V6E 4E6 

Legal Description: Lot 1 Section 27 Township 8 New Westminster 
District Plan EPP92489 

Location: 19700 Block of 86 Avenue 

Area: 2.42 ha (5.98 ac) 

Existing Zoning: 

Proposed Zoning: 

Suburban Residential Zone SR-2 

Carvolth Business Park Zone C-18 

Willoughby Community Plan: 

Carvolth Neighbourhood Plan: 

Business Park 
Greenbelt 

Flex Employment I 
Conservation Area 

BACKGROUND: 

The subject site is currently vacant and was recently subdivided along the boundary of a 
tributary to Latimer Creek into two parcels approximately 2.4 ha (5.9 ac) and 1.4 ha (3.5 ac) in 
size. The subject site is designated Flex Employment I and Conservation Area in the Carvolth 
Neighbourhood Plan, Business Park and Greenbelt in the Willoughby Community Plan, and 
zoned Suburban Residential Zone SR-2.  

A tributary to Latimer Creek traverses the northwest corner and southerly portions of the subject 
site. These portions are designated Conservation Area in the Carvolth Neighbourhood Plan. 
Protection of the watercourse in accordance with the requirements of Schedule 3 of the 
Township of Langley Official Community Plan has been identified as a prerequisite of rezoning 
and discussed further in this report. 

As the property is designated as a mandatory Development Permit Area in the Carvolth 
Neighbourhood Plan, Council is provided the opportunity to review the form, character and siting 
of the proposed development. Issuance of the Development Permit is required prior to the 
issuance of a Building Permit 

DISCUSSION/ANALYSIS: 

The applicant has applied to rezone the subject property from Suburban Residential Zone SR-2 
to Carvolth Business Park Zone C-18 (with accompanying Development Permit Applications) 
to accommodate development of two (2) single storey (with mezzanine) industrial buildings 
totalling 8,395 m2 (90,363 ft2) of floor area. The buildings are proposed to be divided into 
28 separate units, each with warehouse and accessory office space. 
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The proponent’s application package also includes the following: 

• Rezoning application to rezone the subject site to Carvolth Business Park Zone C-18,

• Development Permit to provide Council the opportunity to review the form and character
of the proposed development, and water conservation measures included in the
development, and

• Delegated Energy Conservation and Greenhouse Gas Emission Reduction
Development Permit

Property adjacent to the west (19676 – 198 St) is similarly designated Flex Employment I and 
Conservation Area, but with a potential development area being isolated from 86 Avenue by a 
red coded watercourse (Latimer Creek). In order to provide access to the future development of 
this portion of the adjacent lot outside the streamside protection area, the applicant proposes to 
provide a 6 m (19 ft) wide all-purpose easement from 86 Avenue, southwest through the subject 
property, to that portion of the adjacent lands at west property line. 

Surrounding Land Uses 

North:  86 Avenue, beyond which are residential properties zoned Suburban Residential 
Zone SR-2, designated Office/Mixed Use I and Conservation Area in the Carvolth 
Neighbourhood Plan; 

South: A vacant property (previously subdivided from the subject property) zoned 
Suburban Residential Zone SR-2, designated as Conservation Area in the 
Carvolth Neighbourhood Plan and designated Single Family Residential 2 in the 
Latimer Neighbourhood Plan; 

East: A vacant property with a recently issued Development Permit (TOL Project: 
08-27-0045) for construction of an industrial building, zoned Carvolth Business
Park Zone C-18, designated as Flex Employment I in the Carvolth
Neighbourhood Plan. A property containing Fraser Health Support Services
Facility zoned Carvolth Business Park Zone C-18, designated as Flex
Employment I in the Carvolth Neighbourhood Plan.

West: A residential property zoned Suburban Residential Zone SR-2, with the majority 
being designated Conservation Area and the remainder designated Flex 
Employment I in the Carvolth Neighbourhood Plan; 

Zoning Amendment: 

The subject site is currently Zoned Suburban Residential Zone SR-2. Bylaw No. 5628 proposes 
to rezone the subject property to Carvolth Business Park Zone C-18 based on the site’s Flex 
Employment I designation in the Carvolth Neighbourhood Plan in order to accommodate the 
proposed industrial development. The proposed development as shown in Development Permit 
No. 101151 complies with the provisions of the site’s proposed C-18 zoning in terms of siting, 
parking, height, use and lot coverage. 

Public Information Meeting: 

At its Special Meeting of April 20, 2020 Council resolved to temporarily suspend Council Policy 
No. 07-164, requiring Development Held Public Information Meetings. 
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Development Permit No. 101151: 

The subject site is located in Development Permit Area “M” as designated under section 488 of 
the Local Government Act to establish objectives for: 

• the form and character of development,

• to promote energy conservation,

• to promote water conservation, and

• to promote the reduction of greenhouse gas emissions.

The Carvolth Neighbourhood Plan specifies Development Permit Area guidelines 
(Attachment B) for the subject site. In accordance with Council policy, supporting materials have 
been submitted detailing the proposed development’s form, character and siting. The supporting 
materials also address the measures implemented to promote water conservation.  

Development Permit Area “M” guidelines establish objectives to promote energy conservation 
and reduction of greenhouse gas (GHG) emissions through the issuance of a Development 
Permit. Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw) delegated 
issuance of Energy Conservation and GHG Emissions Development Permits to the Delegated 
Official (defined in the bylaw as the General Manager Engineering and Community 
Development or Approving Officer, or designates). Staff note that the required Energy 
Conservation and GHG Emissions Development Permit is being processed concurrently with 
the overall application and that issuance of this Development Permit is required prior to 
issuance of a building permit as indicated in Development Permit No. 101151. 

The applicant is proposing to construct two (2) single storey industrial buildings totalling 
8,395 m2 (90,363 ft2) of floor area. The buildings will be constructed from tilt up concrete panels 
painted grey with blue and dark-grey accents (Attachment A – Schedule A). The site has 
relatively limited road frontage due to the streamside protection area located in the 
northwesterly portion of the property. Building 1 is proposed to be located adjacent to 
86 Avenue and Building 2 is located internally to the site. In order to provide visual interest and 
street presence, the applicant proposes a curtain wall on the northeast corner of Building 1 and 
glazing along the north elevation. The main entry to the street facing unit is framed with a raised 
brow style articulation that wraps the building corner while the northwest corner features a 
projection element that wraps the opposite corner with a roof line articulation and man door 
facing the street with supplementary steel canopy.  

The landscape plan provided by the applicant proposes landscape screening along the road 
frontage adjacent to the drive aisles with trellises and vertical plantings in order to further screen 
parking areas. The site plan indicates refuse bins are proposed to be located and enclosed at 
the rear of the site. As a condition of the Development Permit, refuse bins are to be located in 
an enclosure and screened to the acceptance of the Township.  A similar condition has been 
included in the Development Permit requiring the screening of rooftop mechanical equipment 
and is indicated accordingly in Attachment A – Schedule A. 
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The applicant indicates that the proposed buildings are consistent with the character of the 
neighbourhood as per the following excerpt: 

“The building design for this application offers a similar aesthetic, typical 
for light industrial buildings. The design incorporates additional visual 
interest elements including: 

• A higher percentage of glazing (70%) with reduced amount of solid wall
panel (30%);

• A corner entry incorporating a strong visual ‘eyebrow’ element and a
two storey curtain glazing; and

• Colour and rhythm on the concrete panels, which extends internally to the
front facades of Buildings 1 and 2.”

The proposal is consistent with the applicable Development Permit Guidelines (Attachment B) of 
the Carvolth Neighbourhood Plan. The proposed development also complies with the Carvolth 
Business Park Zone C-18 provisions concerning use, site coverage (27%), height and building 
setbacks.  

Landscaping: 

The landscape plan proposes landscape screening along property lines and parking lot 
landscaping as required by the Zoning Bylaw. A 4 m (13 ft) landscape area with plantings and 
vertical screening elements including trellises is proposed along the front lot line with shrubs 
and ground cover plantings proposed adjacent to other lot lines (Attachment A – Schedule B). 
Details of the landscape plan are subject to final approval of the Township prior to issuance of a 
building permit. 

Access and Parking: 

Access will be provided to the site by two (2) driveways on 86 Avenue (restricted to right in / out 
movements). 

A total of 113 parking spaces are required and 118 parking spaces are provided as summarized 
below: 

Use Required Provided 

Office 80 85 

Warehouse 33 33 

Total 113 118 

Four (4) at grade loading spaces are proposed at the rear of the site and each proposed 
industrial unit includes an overhead door. 
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Signage:  

Individual channel letter fascia signage is proposed above the main entry to each unit along the 
interior elevations. Freestanding signage is proposed at the northeast corner of the site. The 
proposed signage is illustrated in Attachment A - Schedule “A” of the Development Permit, and 
is required to comply with the Township’s Sign Bylaw. 

Tree Protection/Replacement 

The tree management plans submitted by the applicant indicate that 23 significant trees exist on 
the developable portion of 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 104 replacement trees are required (104 proposed). In addition, seven (7) street 
trees are required along the road frontage (in compliance with the Township’s Street Trees and 
Boulevard Plantings Policy). Post development approximately 111 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 of the rezoning bylaw, the applicant is required to enter into a Servicing 
Agreement to secure works and servicing including construction of road works, 
greenways/trails, tree replacement, stormwater management plan, including provision of on-site 
detention as required, and utility upgrades and/or extensions, all to the acceptance of the 
General Manager of Engineering and Community Development. 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 and also to register any legal 
documents identified through the detailed engineering design stage. 

Road dedication and widening and necessary traffic improvements (both on and off site) for 
86 Avenue are required in accordance with the Subdivision and Development Servicing Bylaw 
and the Carvolth Neighbourhood Plan Mobility Network.  

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 Official Community Plan (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.    

Township of Langley OCP 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. 
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Portions of two watercourses are located on the subject site.   A 50 m (164 ft) long segment of 
watercourse and associated wetland is located in the north west corner of the site and an 80 m 
(262 ft) long segment of watercourse is located in the south portion of the site.   Both 
watercourses are Class A (red-coded) fish bearing tributaries to Latimer Creek.  OCP Schedule 
3 designates a 30 m wide SPEA (measured from watercourse top-of-bank) adjacent to a Class 
A watercourse. 

Section 4.15 of OCP Schedule 3 allows for modification, or "flex", of the SPEA width to 
accommodate a proposed site plan.  OCP SPEA flex guidelines require a SPEA modification to 
be offset through an equivalent SPEA increase elsewhere on the project site and SPEA 
enhancements to be completed over an area that is two times the area of SPEA modification.  
To accommodate the land use and 86 Avenue improvements, the applicant is utilizing the SPEA 
"flex" provision of OCP Schedule 3.   The applicant's proposal includes a portion of the SPEA 
being decreased by 357 m2 (3,842 ft2) and a portion of SPEA being increased by 371 m2 
(3,993 ft2).  Staff note the proposal exceeds minimum OCP Schedule requirements by providing 
an additional 13 m2 (140 ft2) of SPEA and a minimum of 714 m2 (7685 ft2) of SPEA 
enhancements (i.e. native riparian plantings).   

Based on the results of the applicant’s assessment and proposed streamside enhancements, 
the proposal is, in staff's opinion, consistent with the objectives of Schedule 3 of the OCP.  
Protection of the SPEA in a restrictive covenant and acceptance of the streamside 
enhancement plans, fencing, signage, and security is a development prerequisite.  
Based on the results of the applicant’s assessment and proposed streamside enhancements, 
the proposal is, in staff's opinion, consistent with the objectives of Schedule 3 of the OCP.  
Protection of the SPEA in a restrictive covenant and acceptance of the streamside 
enhancement plans, fencing, signage, and security is a development prerequisite.  

Exterior Lighting: 

As the subject site is located within 150 m (492 ft) of land zoned for residential purposes, 
compliance with the Township’s Exterior Lighting Impact Policy is required. Provision of an 
exterior lighting impact plan prepared by an electrical engineer to the acceptance of the 
Township is required prior to the issuance of a building permit.  

Ministry of Transportation and Infrastructure: 

As the site is located within 800 metres of Highway 1 (a controlled access highway), the 
Ministry of Transportation and Infrastructure (MOTI) is required to approve the proposed 
rezoning bylaw prior to final reading.  

POLICY CONSIDERATIONS: 

The proposed development complies with the site’s Flex Employment I and Conservation Area 
designations in the Carvolth Neighbourhood Plan and Willoughby Community Plan in addition to 
its proposed Carvolth Business Park C-18 zoning. The overall form and character of the 
development and water conservation measures are consistent with the objectives of the 
Carvolth Neighbourhood Plan. 
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Accordingly, staff recommend that Council give first and second reading to Bylaw No. 5628 
(subject to ten (10) development prerequisites), authorize issuance of the accompanying 
Development Permit No. 101151 (to be issued at the time of final reading of the rezoning 
bylaw), and authorize staff to proceed with the written submission opportunity.  

Respectfully submitted, 

Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No. 101151 

ATTACHMENT B Excerpt from the Carvolth Neighbourhood Plan – 
Development Permit Area ‘M’ – Carvolth 

ATTACHMENT C Applicant Design Rationale 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101151 

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

1. Name: 19708 86AVE Langley Holdings Corp. 

Address:  1620 – 1185 West Georgia Street 
Vancouver, BC  V6E 4E6 

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 1 Section 27, Township 8, New Westminster District Plan 
EPP92489 

CIVIC ADDRESS: 19700 Block of 86 Avenue 

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 compliance with Schedule “A”;
b. Landscape plans being in substantial compliance with Schedule “B” and in compliance

with the Township’s Street Tree and Boulevard Planting Policy, to the acceptance of the
Township of Langley General Manager of Engineering and Community Development;

c. All signage being in compliance with Schedule “A” and the Township’s Sign Bylaw;
d. Rooftop mechanical equipment to be screened from view by compatible architectural

treatments in compliance with Schedule “A”;
e. All refuse areas to be located in an enclosure and screened to the acceptance of the

Township of Langley General Manager of Engineering and Community Development;
f. All outdoor storage areas being covered by a dust free surface;

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. Issuance of an Energy Conservation and GHG Emissions Reduction Development
Permit;

b. Submission of a site specific onsite servicing and storm water management plan
(including onsite detention) in accordance with the Subdivision and Development
Servicing Bylaw, to the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

c. Onsite landscaping being secured by a letter of credit at the building permit stage;
d. Completion of an erosion and sediment control plan or exemption in accordance with

the Erosion and Sediment Control Bylaw to the acceptance of the Township of Langley
General Manager of Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of the Land Title Act
regarding on-site detention, biofiltration and infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy to the

ATTACHMENT A
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acceptance of the Township of Langley General Manager of Engineering and 
Community Development; 

g. Payment of supplemental Development Permit application fees; and
h. Payment of applicable 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.

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. 

Attachments: 
SCHEDULE A  Architectural Drawings 
SCHEDULE B Landscape Plan 
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

















































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































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




















































































































































































































































































































































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JUSTIFICATION AND INTENT  

The broad intent of these design guidelines is to help shape and support high quality, attractive, 
functional urban design and a unique sense of place in the various Carvolth character areas. 
Specifically, the intent of the Carvolth Design Guidelines is: 

 To emphasize building and open space design that enhances pedestrian activity, amenities, 
and safety. 

 To encourage energy efficiency and low carbon building and neighbourhood design. 

 To foster transit oriented design. 

 To guide development of the Carvolth Neighbourhood as a major urban gateway to the 
Township with a high quality of design and a unique identity and sense of place. 

The Carvolth Design Guidelines translate Township objectives and policies and into a set of design 
strategies and approaches to help guide the development review process for both private and 
public realm development.  

 DESIGNATION 

The Carvolth Development Permit Area is identified in the Willoughby Community Plan as 
Development Permit Area “M”.  The lands identified on Figure 42: Carvolth Development Permit 
Area are designated under the following sections of the Local Government Act: 

 919(1) (e) establishment of objectives for the form and character of intensive residential 
development. 

 919(1) (f) establishment of objectives for the form and character of commercial, industrial or 
multi-family residential development. 

 919(1) (h) establishment of objectives to promote energy conservation. 

 919(1) (i) establishment of objectives to promote water conservation. 

 919(1) (j) establishment of objectives to promote the reduction of greenhouse gas 
emissions. 

These sections of the Local Government Act allow regulation respecting the character of 
development within the Development Permit Area, including landscaping, and the siting, form, 
exterior design and finish of buildings and other structures, as justified by the special conditions and 
objectives in Section 3.2 of this Plan. 

ATTACHMENT B
H.1
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In addition, Development Permit Area “F” - Agricultural Land Reserve, as identified in the 
Willoughby Community Plan, also applies to the Carvolth Neighbourhood Plan area. See Section 
4.3.2 of the Willoughby Community Plan for details. 

Figure 42. Carvolth Development Permit Area. 
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 GENERAL GUIDELINES 

The general guidelines described below will apply to all new 

development in the Carvolth area. They are premised on urban 

design principles that will create a vibrant and accessible urban 

environment that promotes pedestrian activity and street life. 

3.4.1  Connectivity 

The intent of these guidelines is to ensure a highly connective street 

and open space network that creates more route options for 

pedestrian and bicycle traffic traveling to, from and within the 

downtown, and direct connections to key amenities and destinations 

within and adjacent to Carvolth. 

 Look for opportunities to create additional mid-block 

pedestrian pathways to increase the number of pedestrian 

connections within and through the site. 

3.4.2  Street Definition 

The intent of these guidelines is to site and design buildings to 

positively frame and define streets and other public open spaces, 

and to ensure a positive response to specific site conditions and 

opportunities. 

 Minimize the distance buildings are set back from the 

sidewalk to create good street definition and a sense of 

enclosure. 

 Build ground floor commercial uses up to the front property 

line to maintain a continuous commercial street frontage and 

positive street definition. A setback may be considered 

where there is a courtyard or other feature that benefits the 

pedestrian experience or responds to the building setback of 

an adjacent property.  

 New developments with tall buildings (over 4 storeys in 

height) should incorporate a base building or street-wall at a 

scale similar to adjacent buildings and appropriate to the 

street width. 

 Buildings should be sited and designed to create the 

following general building height to street width proportions: 

» 1:1 - 1:5 for mews or courtyards.

» 1:2 - 1:3.5 for residential and commercial streets.

» 1:3 - 1:5 for squares, plazas or wide boulevards.

Figure 43. Mid-block pedestrian 
pathways increase connectivity.

Figure 44. Buildings and street 
trees can be used to create 
“street definition”. 

Figure 45. Use a common 
“build to line” to create a street 
definition and a sense of 
enclosure. 
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3.4.3  Height and Massing 

The intent of these guidelines is to reduce the visual mass of large 

buildings, and ensure the sensitive transition from new development 

or redevelopment to existing adjacent buildings and open spaces. 

 Site and design buildings to respond to specific site 

conditions and opportunities, including: prominent 

intersections, corner lots, steep topography, natural features, 

prominent open spaces and views. 

 New development should reflect significant natural 

topographic features. Buildings should be designed to step 

down hillsides to accommodate significant changes in 

elevation and to connect with and transition well to the 

sidewalk and street.  

 Break up the visual mass of large buildings to reduce their 

visual impact on the pedestrian realm and create variation 

along the street.  Limit the visual mass of building facades to 

lengths of 40m or less. 

 Buildings over 3 storeys in height shall have a maximum 

frontage length of 80m. 

 Buildings 3 storeys in height or lower shall have a maximum 

frontage length of 40m. 

 Buildings up to 4 storeys in height should step back the top 

storey back by a minimum of 1.5m. 

 Building of 5 to 6 storeys in height should step back the top 

two storeys by a minimum of 1.5m. 

 Minimize impacts from sloping sites on neighbouring 

development. Examples of treatments to minimize impacts 

include using terraced retaining walls of natural materials, or 

stepping a building to respond to the slope. 

3.4.4  Active Frontages 

The intent of these guidelines is to ensure buildings are sited and 

designed to be welcoming, and encourage street vitality, visual 

interest, and safety. 

 Site and orient buildings to overlook public streets, parks, 

walkways and communal spaces. 

 Incorporate frequent entrances into commercial frontages 

facing the street with a maximum spacing of 15m. Ensure 

that these are active entrances. A maximum spacing of 10m 

for entrances is desired along retail high streets. 

Figure 46. The base massing of 
this taller building should 
complement setbacks and 
heights of adjacent buildings. 

Figure 47. Step buildings down 
to respond to the natural 
topography of the site. 

Figure 48. Limit the visual mass 
of building façades to lengths of 
40 m or less. 

H.1
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 Recess building entrances by a minimum of 0.6m to provide 

for door swings, weather protection and to visually 

emphasize the building entrance. 

 Large floor plate commercial developments shall respond to 

the prevailing street character along all commercial streets 

by incorporating small, transparent storefronts with frequent 

entrances. 

 Large format commercial buildings with compatible uses 

should incorporate smaller shops wrapped around outside 

edges to better integrate these buildings and uses and make 

them more compatible with the desired character of the 

Carvolth area. 

 Avoid expansive blank walls (over 5m in length) and 

retaining walls adjacent to public streets. When blank walls 

and retaining walls are unavoidable, use design treatments 

to break up the visual impact such as: 

» A vertical trellis with climbing vines or other plant

materials.

» Wall setbacks to provide room for planters.

» Wall murals, mosaics or other artistic features.

» Quality materials of different colours and textures.

» Special lighting, canopies, awnings, horizontal trellises or

other human-scale features.

 Provide pedestrian access to buildings from the adjacent 

public street, and orient upper-storey windows and balconies 

to overlook adjoining public open spaces. 

 On corner sites, develop street-facing frontages for both 

streets and design front elevations with pronounced 

entrances oriented to the corner and/or primary streets. 

 Maintain site lines from inside the buildings to public open 

space to allow for casual surveillance of the street and 

sidewalk. 

 Ensure a minimum glazing area of 75% for frontages at 

grade along all commercial streets. 

Figure 49. Vertical setbacks 
break up the visual mass of 
buildings. 

Figure 50. When unavoidable, 
blank walls should be screened 
to make it more visually 
interesting. 

Figure 51. Orient buildings to, 
and provide direct pedestrian 
access from, the adjacent 
public street/sidewalk. 
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3.4.5  Weather Protection  

The intent of these guidelines is to provide comfort for pedestrians 

and enhance the pedestrian function of public streets through the 

provision of weather protection. 

 Provide continuous weather protection along building 

frontages immediately adjacent to public streets, sidewalks 

or open space. 

 Ensure that the depth, height and angle of weather 

protection are adequate to protect pedestrians from rain or 

snow that may be blown by the wind. 

» The width to height ratio should be 1:1 to 1:1.4.

» The minimum height should be 2.5 m.

 Where sloping sidewalks occur, break up awnings and 

canopies into modules, and terrace them down to follow the 

profile of the street. 

 Design canopies extending over building frontages greater 

than 30 m to reduce their apparent scale and length by, for 

example, breaking up the canopy to reflect the architecture 

and fenestration pattern of the building facade.  

Figure 52. Weather protection 
to enhance pedestrian comfort. 

Figure 53. Canopies provide 
weather protection over a large 
area in front of buildings.
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3.4.6  Green Development 

The intent of these guidelines is to encourage building design and 

site planning that maximizes livability, daylight access, and energy 

efficiency and reduces the overall “ecological footprint” (energy use, 

waste, and pollution) of development.  

Site Design 

The intent of these guidelines is to preserve or enhance the natural 

habitat, energy performance and ecosystem processes of the site 

and the neighbourhood. 

 Creating sustainable buildings starts with proper site 

selection. The location of a building affects a wide range of 

environmental factors such as ecosystem function, energy 

consumption and mobility. If possible, locate buildings in 

areas of existing development to concentrate development 

and take advantage of existing infrastructure. Consider 

conserving resources by renovating existing building for new 

uses. Maximize the restorative impact of site design. 

Additional guidelines related to landscaping and stormwater 

control can be found in Section 3.4.11 and 3.4.12 

respectively. 

 Minimize site disturbance during construction and retain or 

enhance existing vegetation where possible, particularly 

remnant riparian zones, watercourses, and urban forests. 

 Enhance habitat, biodiversity and ecosystem processes 

through plant selection and landscape design. Include native 

or adaptive plant species. 

 Minimize impervious surfaces such as roads, parking lots 

and sprawling buildings and infiltrate rainwater on-site using 

retention and infiltration best management practices as 

appropriate (bioswales, infiltration trenches, rain gardens, 

etc.). 

 Incorporate green roofs, where appropriate, to help absorb 

stormwater, improve thermal efficiency, and provide outdoor 

amenity space for residents and workers.  

 Improve service, minimize light pollution and maximize 

energy efficiency through the use of full cut-off lighting 

(avoiding light reflectance) and by directing lighting 

downwards. Exceptions may be made for signage and 

architectural lighting. 

Figure 54. Retain existing trees 
and buffer ecologically sensitive 
areas. 

Figure 55. Landscape design can 
contribute to local ecosystem 
health. 

Figure 56. Protective barriers 
around existing trees. 

Figure 57. Roof openings can 
provide lighting where typical side 
lighting is restricted. 
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 Where possible, locate new buildings within a five minute 

walk (400 metres) of frequent public transit and provide 

alternative transportation incentives such as bike storage, 

change rooms and priority parking for bicycles, carpool 

vehicles or alternative fuel vehicles. 

 Retrofit existing building where possible and look for 

opportunities to intensify use adjacent to existing 

infrastructure. 

Energy Performance 

The intent of these guidelines is to optimize building energy 

performance and where possible use energy from renewable 

sources. 

 In this section it is important to balance complementary and 

competing priorities for passive design (efficiency, heating, 

cooling, daylighting and ventilation) to optimize energy 

performance and cost. Consider site and building constraints 

and the specific commercial, residential and institutional 

application in building design. 

 Orient buildings to optimize passive solar energy potential. 

Most solar energy gain can be achieved when facing within 

around 20 degrees of solar south. For single loaded 

buildings, orient the building on an east-west axis and/or 

ensure a south facing roof aspect. For buildings that are 

double loaded, consider orienting the building on a north-

south axis to ensure that units on both sides of the building 

receive some amount of solar exposure. 

 To cost-effectively limit heat loss, limit fenestration to 40% of 

the total facade area (window to wall ratio). If higher 

fenestration ratios are desired, compensate with highly 

efficient windows. Fenestration should be emphasized on 

southern and western exposures and be minimized on 

northern and eastern exposures. 

 Maximize daylight penetration by locating windows high on 

walls or by using clerestories and light shelves.  

 Ensure solar shading with an emphasis on those buildings 

with high window to wall ratios. The benefits of reducing 

solar gains in summer should be balanced with the benefit of 

solar gains in the winter by taking advantage of the different 

seasonal sun angles. External shading such as recessed 

balconies, overhangs, and louvers are preferable over 

internal shading such as internal blinds. 

Figure 58. Buildings oriented to 
maximize use of solar energy. 

Figure 59. Corner and through 
units facilitate natural ventilation 
and daylight access. 

Figure 60. Sun shade diagrams 
can help determine the siting of 
buildings to minimize 
overshadowing of adjacent open 
spaces and buildings. 

Figure 61. Through units allow for 
natural ventilation and increased 
daylight access. 
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 Balance narrow floor plans that increase the potential for 

cross ventilation and penetration of daylight into the building 

with minimizing the envelope to floor area ratio to optimize 

thermal efficiency. 

 Design with greater floor-to-ceiling heights to increase the 

amount of interior space that can be lit from windows.  

 Buildings should be narrow to increase the amount of interior 

space with access to day-lighting and winds for passive 

ventilation. Buildings with through units (i.e., units with 

exterior walls on at least two sides) can be created by 

incorporating a mews or central courtyard into the form and 

design of low rise buildings or into the base massing of tall 

buildings.   

 Design residential buildings to receive daylight and natural 

ventilation from at least two sides of the building, or from one 

side and a roof. Where possible, dwellings should have a 

choice of aspect: front and back, or on two sides (for corner 

units). 

 Ensure that the siting, form, and scale of buildings do not 

block significant views and solar access from existing or 

anticipated development, and that shadowing impacts on 

adjacent residential buildings and usable open spaces are 

minimized. Proposals for new projects should include 

sun/shade diagrams of the subject development and the 

surrounding properties at the following times: 

» Equinox: 8 a.m., 12 noon, 4 p.m.

» Winter Solstice: 9 a.m., 12 noon, 3 p.m.

 Incorporate courtyards and greenways in residential and 

mixed-use projects to maximize the amount of direct sunlight 

received.  

 Landscaping and building design should ensure solar access 

in winter and in summer provide shading of afternoon sun 

and reduce the urban heat island effect. Provide deciduous 

landscaping and/or shading devices on southern and 

western exposures.  

 For all outdoor lighting, use efficient lighting design such as 

LEDs and motion or photo-sensitive lighting. 

 Use energy efficient fixtures and design lighting for specific 

needs to reduce ambient lighting requirements. 

Figure 62. Ensure light 
penetration into interior living 
spaces in winter, and protection 
from direct sunlight in the 
afternoon hours of summer. 

Figure 63. Slender building forms 
enhance daylight penetration and 
cooling through cross ventilation. 

Figure 64. Sun shading devices 
reduce lighting and cooling 
demands and protect the building 
envelope from pre-mature aging. 
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 Acquire at least 5% of the building’s total energy through the 

use of on-site renewable energy systems with an emphasis 

on heating and cooling systems such as geo-exchange, air-

source heat pumps, heat recovery from wastewater, 

biomass, or solar thermal. If a District Energy system is 

established in Carvolth, connection to the system could be 

considered to meet this guideline. 

Water 

The intent of these guidelines is to protect and conserve fresh water resources. 

 Limit or eliminate the use of potable water for landscape irrigation by using high-efficiency 

irrigation technology, captured rain or recycled site water and/or drought tolerant plant 

species. 

 Design landscaping and select plants that are appropriate for the local climate, minimizing 

irrigation needs. 

 Design lawns for residential and commercial use, rather than aesthetics, minimizing 

unnecessary irrigation. 

 Reduce the generation of wastewater and potable water demand by using captured 

rainwater for sewage conveyance or by treating wastewater on site to tertiary standards. 

 Employ water efficiency strategies such as water-conserving plumbing fixtures, appliances 

and control technologies. 

3.4.7  Public Realm 

The intent of these guidelines is to ensure that the design of streets 

and open spaces creates visual interest, comfort and safety for 

pedestrians and contributes to a unique local identity and sense of 

place. 

 Provide a continuous planting of street trees along both 

sides of streets in residential, commercial and office 

neighbourhoods. 

 Provide a zebra- or ladder-painted crosswalks, or crosswalks 

made of special paving materials, at all key pedestrian 

crossings to increase driver awareness. 

 Curb to curb widths of local streets should be as narrow as 

practical to accommodate expected traffic and services. 

 Incorporate corner bulges into streetscape design to 

enhance pedestrian crossings and provide space for 

landscaping, stormwater management, seating and public 

art. 

 Ensure a continuous public sidewalk on both sides of the 

street throughout the Carvolth area. 

Figure 65. Shared composting 
facilities. 

Figure 66. Buildings should be 
designed and oriented to 
encourage casual surveillance 
and “eyes on the street.” 
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 Provide street furnishings, including transit shelters, benches, lighting, and waste 

receptacles to enhance the public realm. 

 Cafes are permitted and encouraged on public sidewalks in commercial areas provided that 

safe passage for pedestrian and emergency services is maintained. 

 Pedestrian-oriented lighting should be provided throughout residential, commercial and 

office areas.  

 Distinctive bus shelters or deep canopies should be provided along major transit routes to 

provide comfort for transit users. 

 Hydro kiosk/utility boxes to be incorporated wherever possible into landscape areas to 

reduce visual impact. 

3.4.8  Safety, Security and Accessibility 

The intent of these guidelines is to enhance personal safety and 

security through building siting, orientation, and design, and to 

ensure buildings and open spaces accommodate and provide 

access for all users and abilities. 

 Ensure the design of new development increases “eyes on 

the street” with the placement of windows, balconies and 

street-level uses, and allows for casual surveillance of parks, 

open spaces, and children’s play areas. 

 Avoid blank, windowless walls that do not permit residents or 

workers to observe public streets and open spaces. 

 Incorporate the creative use of ornamental grilles over 

ground-floor windows or as fencing, as 

necessary/appropriate. 

 Provide adequate lighting along streets and at entrances to 

enhance the sense of personal safety and security. 

 Design parking areas to allow natural surveillance by 

retaining clear lines of sight to and between public sidewalks 

and building entrances for those who park there and for 

users of nearby buildings. 

 Ensure CPTED principles are adhered to with respect to 

landscape design and construction. 

 Ensure all pedestrian routes including those leading to 

building entrances are safe and easy to use by a wide range 

of pedestrian abilities. Generally, such routes should be 

direct, level, obstacle-free, easily identifiable and clearly 

separated from vehicular routes. 

Figure 67. Buildings oriented to 
the street with clear definition of 
the transition from public to 
private realm help to promote 
neighbourhood safety and 
security. 

Figure 68. Security grilles can be 
incorporated in an attractive way. 
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3.4.9  Tall Buildings 

The intent of these guidelines is to encourage siting, massing and 

design that minimizes negative impacts on views, privacy, and solar 

access for individual units, reduce the perceived bulk of tall 

buildings, and minimize impacts of tall buildings on adjacent public 

streets and open spaces.   

Tall Buildings are defined as buildings over 6 storeys or 18 m in 

height. In addition to the preceding general guidelines (Sections 3.1 

- 3.12), the following tall building guidelines are applicable to

development proposals that include buildings over 6 storeys in 

height.

 An open spacing of tall buildings should be maintained to 

ensure adequate light, air, access and views for residents. 

 The minimum facing distance between tall buildings should 

be 40 m.  

 The placement of tall buildings should achieve a diagonal 

spacing to avoid tall buildings looking directly into each 

other.  

 Tall buildings should have a maximum floor plate size of 

700 sq. m.  

 Tall buildings should have a maximum floor plate width of 

24 m. 

 The bulk of towers should be minimized using vertical and 

horizontal articulation, for example, by incorporating changes 

of plane, stepped terraces or modulated plan and facade 

forms. 

 Tall buildings should have a maximum height of 50 m, 

excluding appurtenances and mechanical equipment. 

 Tall buildings should generally be aligned parallel to the 

street in a north-south direction.   

 New developments with tall buildings should incorporate a 

base building sited and scaled to complement adjacent 

buildings and to create a strong street edge definition. (See 

section Street Definition Guidelines, section 3.3).  

 Tall buildings should incorporate ground floor uses that have 

views into and, where possible, access to, adjacent streets, 

parks and open spaces. 

 Tall buildings should be set back a minimum of 5 m from the 

fronting public street or open space, while still achieving 

good address on the fronting public street or open space.   

Figure 69. Tall buildings. 

Figure 70. Ensure vertical and 
horizontal articulation. 

Figure 71. Spacing of tall 
buildings. 

Figure 72. Variation in tower form 
and design should be achieved. 
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 Tall building address should be achieved by stepping back the base building (podium) at the 

primary entrance of tall buildings to allow the tall building to meet the street and by locating 

main building entrances so that they are clearly visible and directly accessible from the 

public sidewalk, plaza or other open space.  

 An interesting and varied roof form should be achieved, for example, by incorporating a top 

pent house or amenity space to conceal appurtenances and mechanical equipment. 

3.4.10  Master Planning Tall Buildings and Large Sites 

 The intent of these guidelines is to ensure the integration of larger 

sites and sites with tall buildings with adjacent areas. 

Proposals for Large Sites and sites with Tall Buildings should 

include a master plan. Master planning will enable tall buildings to 

be sited and organized in a way that provides desirable transitions 

to adjacent areas and ensures appropriate tall building separation. 

More broadly, a master planning process will help knit the public 

realm into a single, cohesive whole as demonstrated by the 

illustrative concept plan and encouraged by the design guidelines. 

A Master Plan is to be provided at both the neighbourhood scale 

and the site or block scale and should reflect the intent of the 

Integrated Area Concept Plan (Figure 7) and Design Guidelines.  

Tall Buildings are defined as buildings over 6 storeys or 18 m in 

height.  Large Sites are defined as those over 5000 sq. m in size. 

However, the Township may, at its discretion, identify other sites 

with special characteristics or conditions where master plans will be 

required. A Master Plan for Large Sites and sites with Tall Buildings 

should describe in drawings and words for the site and its context 

the following issues: 

 The location and dimensions of public streets, parks and 

accessible open spaces. 

 General location and dimensions of pedestrian circulation 

and relationship to pedestrian sidewalks and paths, transit 

stops and shelters. 

 General location of building footprints - base buildings and taller buildings. 

 General layout and dimensions of setbacks from streets, parks and open spaces, as well as 

dimensions between base and tall buildings on the same site. 

 General location of building entrances for each building. 

 General location and dimensions of site access, service areas, ramps, drop-off and parking 

for each building. 

 The location of watercourses including non-disturbance areas. 

 Phasing plan and schedule. 

 Perspective showing important views. 

Figure 73. Master planning should 
reflect the pattern of streets, open 
spaces and built form described in 
this plan. 
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 Shadowing impacts on adjacent buildings and open spaces using sun/shade diagrams at 

the following times: 

» Equinox: 8 a.m., 12 noon, 4 p.m.

» Winter Solstice: 9 a.m., 12 noon, 3 p.m.

3.4.11  Parking, Servicing and Access

The intent of these guidelines is to ensure the provision of adequate 

servicing, vehicle access, and parking while minimizing negative 

impacts on the safety and attractiveness of the pedestrian realm.  

 Structured underground or “tuck-under” parking is preferred 

over off-street surface parking. 

 Where off-street surface parking is unavoidable, it should be 

located to the rear of the building with parking access from 

the lane or side street.  

 Off-street parking located between the front face of a 

building and the public sidewalk is not permitted. 

 If surface parking is located beside the building and adjacent 

to the public sidewalk, screen these areas from sidewalks 

and other active open spaces using materials that provide a 

visual buffer while still allowing clear visibility into the parking 

areas to promote passive surveillance. 

 Locate public on-street parking at the curb to provide 

convenient and easy access to commercial/residential 

entrances. 

 In general, vehicular access should be from the lane. Where 

there is no lane, and where the reintroduction of a lane is not 

possible, access may be provided from the street, provided 

that: 

» The street is not a primary retail high street.

» Access is from the long face of the block.

» There is no more than one interruption per block face

and only one curb cut on the street.

 Any vehicular entrance and its associated components 

(doorways, ramps, etc.) should be architecturally integrated 

into the building so as to minimize the visual impact. 

» Avoid ramps located directly off the street or lane.

» Use treatments such as screening, high-quality finishes,

sensitive lighting and landscaping to minimize the visual

impact of parking ramps and entrances.

 Incorporate pedestrian pathways and landscaping into 

surface parking areas. Pedestrian sidewalks should be 

incorporated into islands to minimize conflict with vehicles. 

Figure 74. Off-street parking uses 
should not be located between the 
front of a building and the public 
sidewalk. 

Figure 75. Access to underground 
parking should be architecturally 
integrated to minimize the visual 
impact. 

Figure 76. Screen surface parking 
using a trellis, landscaping, or 
climbing vines that maintain site 
lines. 
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 Bicycle parking should be located in a visible, active and well lighted area convenient to 

primary building access and bike route access. 

3.4.12  Lighting 

The intent of these guidelines is to contribute to the overall quality, 

character and safety of the Carvolth area. 

 Illuminate building facades and features by providing 

architectural lighting on the face of commercial and office 

buildings and at the main entrances to multi-family 

residential buildings to help create a sense of safety and 

intimate space around the building. 

 Light paths and entry areas sufficiently to ensure pedestrian 

comfort and safety while avoiding visible, glaring light 

sources. 

3.4.13  Landscaping  

The intent of these guidelines is to contribute to the overall quality, 

character and ecological function of the Carvolth area.  

 Use landscaping to create a positive interface between 

buildings and streets by using perennials, shrubs, and trees 

to soften buildings where appropriate. 

 Use hard landscape features such as terraced retaining 

walls and planters to transition between grades. 

 Provide a continuous planting of street trees along both 

sides of all public streets with a maximum tree spacing of 10 

meters. 

 Use native or adaptive plant species to enhance ecological 

function and reduce the need for external inputs such as 

additional watering and fertilizers. 

 Irrigate landscape material during plant establishment.  

 Existing healthy trees should be preserved where possible. 

Figure 77. A combination of wall-
mounted lights and up lighting 
animate the building façade and 
adjacent pedestrian areas. 
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3.4.14  Stormwater Source Control 

The intent of these guidelines is to provide guidance and inspiration 

on innovative means of achieving stormwater management 

objectives. 

Absorbent Landscape: 

 Maximize the area of absorbent landscape on site and 

conserve as much existing vegetation and undisturbed soil 

as possible. 

 Disconnect impervious areas (such as roofs and parking 

lots) from the storm sewer system and have them drain into 

an absorbent landscape. 

 Maximize the vegetation canopy cover over the site and 

provide multi-layered canopies where possible. 

 Ensure adequate growing medium depth for horticulture and 

stormwater needs: a minimum of 150 mm for lawn areas, 

and 450 mm for shrub/tree areas. 

Infiltration Swale: 

 Flow to the swale should be distributed sheet flow (i.e., 

travelling through a grassy filter area). Provide pre-treatment 

and erosion control to avoid sedimentation in the swale. 

 Provide a 25 mm drop at the edge of paving to swale soil 

surface.  

 Provide longitudinal slope of 1-2% and ensure side slopes 

are not more than 3 (horizontal): 1 (vertical). 

 Provide weirs or check dams to slow water flow with a 

maximum ponding level of 150 mm. 

Infiltration Rain Garden: 

 At point source inlets, install non-erodible material, sediment 

cleanout basins, and weir flow spreaders; install a non-

erodible outlet or spillway to discharge overflow. 

 Soil depths of 450 mm to 1200 mm are desirable; use soils 

with a minimum infiltration rate of 13 mm/hour. 

 Surface planting should be primarily trees, shrubs, and 

groundcovers, with planning designs respecting the various 

soil moisture conditions in the garden.  

 Drain rock reservoir and perforated drain pipe may be 

avoided where infiltration tests by a design professional 

show subsoil infiltration rate that exceeds the inflow rate. 

Figure 79. Weirs and check-dams 
help to slow the flow of water and 
facilitate infiltration. 

Figure 80. Storm water source 
controls like these rain gardens 
reduce pollutant run-off. 

Figure 78. Stormwater infiltration 
as an amenity for residents. 
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Pervious Paving: 

 Ensure protection of pervious paving from sedimentation 

during and after construction. 

 Surface slow should be at least 1% to avoid ponding and 

related sedimentation of fine particulate matter. 

 Wrap paver bedding material with geotextile filter cloth on 

bottom and sides to maintain water quality performance. 

Extensive Green Roof 

 Ensure at least 2% slope for drainage. 

 Avoid monocultures to increase success of establishing a 

self-maintaining plant community. 

 Provide plan free zones along the perimeter, adjacent 

facades, expansion joints, and around each roof penetration. 

 Ensure intensive maintenance during establishment (2 

years). 

Infiltration Trench 

 Locate infiltration trenches at least 3.0 m from any building. 

 Provide access for periodic inspection and clean-out. 

 Install the infiltration trench in native ground, and avoid 

over-compaction of the trench sides and bottom. 
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 CHARACTER AREA GUIDELINES 

The character area guidelines described below will provide additional detail about the unique 
character and urban design of the various character areas in Carvolth. These guidelines are 
intended to supplement the general design guidelines described in the previous section. 

Figure 81. Map of Character Areas. 
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Figure 82. Illustrative Concept Plan: Gateway Node. 
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Figure 83. View of Carvolth Gateway Looking West From Highway 1. 

3.5.1  Gateway Node 

The subject planning area, or ‘node’, is comprised of properties adjacent to the 200 Street 
Interchange at Carvolth. The location presents a significant opportunity to evoke a strong sense of 
arrival to this emerging community within the Township of Langley BC. The vehicle interchange is a 
strategic access point to the Township from the regional transportation network. Approximately 
80,000 vehicles travel through this interchange every day and for many visitors it is their first 
impression of the community.  

It is intended that the area adjacent to the roadway interchange be developed as an urban 
Gateway. It will serve as a landmark that builds anticipation and celebrates arrival at Carvolth. 
Thoughtful urban design can improve the quality of experience and convenience of a street and a 
district. It can establish the physical character of Carvolth as a unique and definable place. Its 
image and identity can be partially formed by the placement, scale and architectural design of the 
buildings, open spaces and streetscapes. 

The composition and aesthetics of these elements can visually communicate the transition from 
highway to urban community. Along with individual expressive components overlaid on the 
buildings and spaces, the initiatives and activities of the people living and working Carvolth will 
animate the place and provide visual cues to motorists of a vital commercial, cultural and 
pedestrian- friendly precinct. 

To achieve the visual qualities and experience of an urban gateway, start with the following: 

 Site prominent buildings with signature architecture in areas of key visibility.  Design 
gateway buildings to emphasize the focal nature of these locations. 

 Maintain a minimum facing distance between tall buildings of 35 m to ensure adequate light, 
air and views.  

 Orient buildings so that they present an attractive facade toward the highway. 

 Utilize buildings and landscaping to effectively screen large parking areas, service and 
loading areas. 

 Where possible buildings should be aligned parallel to the street.  At intersections, buildings 
should be placed at or near the sidewalk of both streets to “hold the corner.” 

 Provide visual design cues to motorists that they are entering an area with higher pedestrian 
activity (i.e., change in paving patterns, narrower lane widths, street trees etc.). 
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Figure 84. Illustrative Concept Plan: Gateway Corridor. 
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Figure 85. View of Carvolth Gateway Corridor along 200 Street. 

3.5.2  Gateway Corridor 

The 200 Street corridor between 88 Avenue and 83 Avenue is intended to be a high quality 
employment node and urban gateway into the Township of Langley. It is intended as part of a major 
transit oriented, high density, mixed use corridor along 200 Street, building on the existing office 
mixed use developments already located here and the status of 200 Street as part of TransLink’s 
Frequent Transit Network. 

The gateway corridor will allow corporate headquarters and business and professional offices to 
locate in a contemporary business park with complimentary commercial facilities and other 
amenities that support the employment area. It will be a high quality, well designed business park at 
this major gateway that will stimulate and promote economic growth in the Township. 

Office-Mixed Use Design Guidelines 

 Provide a high standard of building and site design appropriate for a prestigious business 
park. 

 Promote a development form which is sensitive to the natural environment and creates new 
natural features which can become part of the parks and open space network. 

 Create visually attractive streetscapes and views along 200 Street. 
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Figure 86. Illustrative Concept Plan: Transit Village. 
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3.5.3  Transit Village 

The Carvolth Transit Village is comprised of a compact mix 
of housing, local shops and services, parks and plazas. An 
interconnected network of pathways, pedestrian streets and 
greenways creates safe, attractive and accessible pedestrian 
and cycling connections to the Carvolth Transit Exchange, 
local shops and services, and the employment 
node/Frequent Transit Corridor along 200 Street.  

Residential Buildings: 

 Site and orient townhouses and apartments to 
overlook public streets, parks, walkways, and 
communal spaces, while ensuring the security and 
privacy of residents. 

 Ground floor residential uses should emphasize 
‘doors on the street’ by incorporating individual 
entrances to ground floor units in residential buildings 
that are accessible from the fronting street. This 
provides easy pedestrian connections to buildings, 
encourages street activity and walking, and enhances 
safety. 

 Residential entries should be clearly visible and 
identifiable from the fronting public street to make the 
project more approachable and create a sense of 
association amongst neighbours. 

 Set back residential buildings on the ground floor by a 
minimum of 2 m and a maximum of 4 m, and elevate 
by a minimum of 0.6 m to create a semi-private entry 
or transition zone to individual ground floor units. For 
these units, ensure an alternate access point that is 
accessible by wheelchair (as required by the B.C. 
Building Code).  

 A landscaped transition zone in between the 
entryway and public sidewalk should be considered on 
streets with high traffic volumes.  
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 Apartment lobbies and main building entries shall be 
clearly visible from the fronting street with direct sight 
lines into them. Where possible, apartment lobbies 
should have multiple access points to enhance building 
access and connectivity with adjacent open spaces.  

 Lobbies and main building entries should be clearly 
visible from the street, and have direct sight lines into 
them. Seating in the lobby should be provided to ensure 
people with mobility issues have a comfortable secure 
place to sit while waiting for rides. 

 Incorporate lobbies with multiple access points to 
enhance building access and connectivity with adjacent 
open spaces. 

Human Scale: 

 The design of new buildings and renovated existing 
buildings should express a unified architectural concept 
that incorporates both variation and consistency in 
façade treatments (for example, by articulating façades 
into a series of intervals). 

 Design buildings to express their internal function and 
use.  

 Incorporate into building façades a range of architectural 
features and design details that are rich and varied to 
create visual interest when approached by pedestrians.  

 Examples of architectural features include: 
» Building height, massing, articulation and modulation.
» Bay windows and balconies.
» Corner features accent, such as turrets or cupolas.
» Decorative rooflines and cornices.
» Building entries.
» Canopies and overhangs.

 Examples of architectural details include:  
» Treatment of masonry (ceramic tile, paving stones,

brick patterns, etc.).
» Treatment of siding (for example, the use of score

lines, textures, and different materials or patterning to
distinguish between different floors).

» Articulation of columns and pilasters.
» Ornament or integrated artwork.
» Integrated architectural lighting.
» Detailed grilles and railings.
» Substantial trim details and moldings.
» Trellises and arbors.

Figure 87. Architectural details 
and features help to create visual 
interest when approached by 
pedestrians. 

Figure 88. Architectural features 
and details combined in a simple 
and pleasing composition. 
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 Locate and design entrances to create building identity 
and to distinguish between individual commercial and/or 
residential ground floor units. Use a high level of 
architectural detail and, where appropriate, landscape 
treatment to emphasize primary entrances and to provide 
“punctuation” in the overall streetscape treatment.  

 Design balconies as integral parts of buildings and to 
maximize daylight access into dwellings through the use 
of glazed or narrow metal spindle guardrails. 

 Clearly distinguish the roofline from the walls of buildings 
(for example, through the use of a cornice, overhang, or 
decorative motif).  

Windows and Doors 

 Windows can be used to reinforce the human scale of 
architecture by incorporating individual windows in upper 
storeys that: 
» Are vertically proportioned and approximately the

size and proportion of a traditional window.
» Include substantial trim or molding.
» Are separated from adjacent windows by a vertical

element.
» Are made up of small panes of glass.
» Are separated with moldings or jambs but grouped

together to form larger areas of glazing.

 The use of figured or frosted glass or tinted glazing is 
discouraged for windows facing the street except for 
compatible use of stained glass or where figured or 
frosted glass comprises a maximum 20% of the glazing. 
This creates a welcoming, visually interesting and 
transparent street frontage. 

Figure 89. Punched windows with 
vertical proportions create variation 
and texture in the façade and help 
achieve a human scale. 
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Exterior Materials 

 A key objective is to encourage the use and expression 
of wood as a renewable resource. This can be achieved 
through the use of wood in façade design and the 
architectural expression of buildings.  

 In general, new buildings should incorporate natural 
building materials into façades to avoid a “thin veneer” 
look and feel, incorporated with more modern treatments, 
including glass curtain walls for office buildings.  

The following materials are recommended, acceptable, or 
discouraged for use: 

 Recommended: 
» Natural wood materials, including:

Milled and un-milled timbers.
Window and door trim.
Canopy structures and signage.

» Brick masonry, glazed tile, stone, concrete (painted).
» Flat profile “slate” concrete tiles.
» Glass and wood for window assemblies.
» Standing seam metal roofing.

 Acceptable: 
» Pre-finished metal, non-corrugated type,

emphasizing either vertical or horizontal
arrangements but not both.

» Limited amounts of stucco.

 Discouraged: 
» Vinyl siding or window frames.
» Swirl Type Stucco.

Landscaping 

 Landscaping should be used to create a positive 
interface between buildings and streets by using 
perennials, shrubs, and trees to soften buildings, where 
appropriate. 

 Hard landscape treatments such as terraced retaining 
walls and planters should be used to transition between 
grades, where necessary. The following are preferred 
approaches for achieving this guideline: 
» Incorporate a planter guard or low planter wall as part

of the building design.
» Use distinctive landscaping in open areas created by

building articulation.
» Include a special feature such as a courtyard,

fountain, or pool.
» Emphasize entries with special planting in

conjunction with trellises, decorative paving and/or
lighting.  

Figure 90. Tasteful use of timbers 
integrated with a range of 
complimentary colours and 
materials. 
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3.5.4  Flex Employment 

This area provides future capacity for employment uses. It is 

constrained by the Agricultural Land Reserve (ALR) to the west, 

Highway 1 to the north and Latimer Creek to the south. Access 

within and through this area is highly constrained therefore it is 

important to carefully consider traffic impacts of new development.  

Light industrial development is preferred in this location because it 

is a fairly low intensity land use and generates less traffic than 

office, retail and residential uses. There is provision for an Outlet 

Distribution Centre in this area but any development of this type 

would require a detailed traffic impact assessment and 

management plan and would need to conform to the design 

guidelines outlined in this plan. 

Flex Employment II - Outlet Distribution Centre 

The intent of these guidelines is to provide direction on the 

development of a potential Outlet Distribution Centre in the 

Carvolth area. These guidelines emphasize a higher quality, more 

pedestrian oriented design that integrates large format retail into 

the surrounding context and provides amenities for the adjacent 

community.  

Any development in this zone should adhere to the general design 

guidelines in Section 3.2 of this document. Where the type of land 

use presents additional challenges the following guidelines should 

be used to supplement the general guidelines.  

 Any inward-looking, pedestrian-oriented circulation must 

be counter-balanced with a strong outward facing 

relationship between the development and the adjacent 

street network. Buildings must present a ‘friendly face’ to 

the street in addition to any internal ‘high-street’ condition 

that may be desired.  

 Large surface parking lots should be avoided where 

possible. Where it is not possible, parking lots must be 

broken up with plantings and a clear, direct and defined 

(i.e., with different paving material) pedestrian network 

must be incorporated into the parking area to provide 

access between where people park and where they will 

enter the Outlet Distribution Centre.  

» Orient parking pattern to allow for logical pedestrian

circulation from parking area to buildings.

» Provide preferential parking close to buildings for clean

or alternative fuel vehicles, carpool, co-op cars,

families and handicap person’s vehicles.

Parking is tucked in behind 
buildings but lacks pedestrian 

circulation and plantings. 

Better surface parking design 
includes pedestrian connections 

throughout and extensive plantings. 

Figure 91. Strong pedestrian 
connections improve safety and 
accessibility and large planted 
areas break up the visual impact of 
the surface parking and provide 
opportunities for on-site infiltration. 

Figure 92. Facade articulation and 
variation of the building height help 
to define the main entrance and 
reduce the visual impact. 
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» Provide trees in planting strips and parking lot islands

to provide shade and minimize the heat island effect.

» Direct runoff to landscape filter strips, bioswales and/or

rain gardens within or adjacent to parking areas.

» Use permeable materials to increase infiltration of

stormwater into soils.

» Install oil/water and soil/grit separators in the storm

drainage system within parking areas.

 Provide a scale transition between existing large format 

retail buildings and their surrounding streets and adjacent 

properties to minimize the visual bulk of developments 

and/or create a street frontage by “wrapping or capping” a 

larger retail unit with smaller retail units that front the street 

edge or units directly around the existing building. 

 Corner elements are required at major intersections and at 

the end of streets to ensure street definition is maintained. 

 New development should address streets and other public 

spaces using entrances, windows and patios that are 

clearly visible from and, where appropriate overlook, public 

sidewalks and open spaces. 

 Modulation of building facades at grade level should be 

used to enable street activity. 

 Commercial buildings should be located to the edge of the 

sidewalk with parking located underground or in the rear. 

 Ensure clear sight lines and accessible grades from the 

public sidewalk to the primary building entrance. 

 Buildings should be sited in a manner that provides safe, 

attractive and accessible pedestrian networks that 

supplement the streetscape network. 

 Public seating areas, nodes and gathering places should 

be appropriately scaled and located logically in relation to 

buildings and the overall pedestrian circulation network. 

Provide spatial definition and character through landscape 

elements and building facades while carefully considering 

climate and sun orientation. 

 Locate loading bays, reduce, recycling, service and maintenance areas so they are easily 

accessible but not prominent from commercial entries or the street. 

 Provide non-compacted soil and subsoil (30 cm) in landscape areas designed to absorb 

stormwater and to ensure healthy plant growth. 

 Design and construct roofs to detail stormwater and capture and use rainwater for 

landscape irrigation. 
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Design Rationale 
19708 86 Avenue 

Located at 19708 86 Avenue in Langley, we are proposing to build two light industrial buildings of 41,691 sqft & 
22,921 Sqft on 3.4 Acres of developable area. The site is currently zoned SR-2 and are requesting rezoning to 
C18 – Carvolth Business Park. The lot is 5.98 acres total, with 2.58 Acres of protective covenant and is subject to 
the SPEA bylaw to protect Latimer creek.  

The two light industrial buildings will be constructed of tilt up insulated concrete wall panels that will incorporate 
reveals, a mixture of beige, charcoal and blue vertical painted panels and canopies over all entrance doors. A 
touch of whimsy is added to the building by incorporating large vertical numbers for each of the strata lots. The 
prominent corner face for the large building, will have a glazed corner that is embraced with a metal canopy that 
curves around it on 3 sides. The rear of this building has individual loading doors. The smaller industrial building 
will have their front doors and warehouse doors along the same face, side by side. We have incorporated glazed 
panels into the warehouse doors to provide additional light into the space. Both buildings have mezzanines 
provided in the units that include upper floor glazing. 

The landscape design features preserved natural areas at the perimeter of the site, 90 replacement trees, and 
low maintenance, seasonally interesting planting. The planting consists of a mixture of deciduous and coniferous 
trees, shrubs, ornamental grasses and perennials for scale, texture and interest. The overall planting design 
focuses on providing low maintenance spring flowers, summer shade and fall colour. Plants selection is also 
aimed at providing habitat for birds and pollinators along the edges of the natural areas. An enhanced sidewalk 
with street trees is proposed along the 86th Avenue frontage. The proposed tree species include Chamaecyparis 
nootkatensis ‘pendula’, Cornus kousa ‘chinensis’, Fagus sylvatica ‘dawyck’, Liquidambar styraciflua ‘slender 
silhouette’, Magnolia Kobus stellata ‘royal star’, Picea glauca ‘pendula’, Picea omorika ‘bruns’, Pinus nigra ‘arnold 
sentinel’. 

Yours truly, 

Andrea Scott, Principal 
Architect AIBC, AAA, LEED AP 
c/o Lovick Scott Architects Ltd. 

ATTACHMENT C
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (POLLYCO YORKSON CENTRE INC.)  

BYLAW 2020 NO. 5612 
 
 

EXPLANATORY NOTE 
 
 
Bylaw 2020 No. 5612 rezones land at 20365, 20375 and 20387 – 80 Avenue from Suburban 
Residential Zone SR-2 to Community Commercial Zone C-2 to facilitate the development of 
a commercial development. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (POLLYCO YORKSON CENTRE INC.)  

BYLAW 2020 NO. 5612 
 

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 (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 
Lots 3, 4 and 6 Section 26 Township 8 New Westminster District Plan 12426 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Community Commercial Zone C-2. 

 
 
 
READ A FIRST TIME the 27 day of July , 2020. 

READ A SECOND TIME the 27 day of July , 2020. 

NOTICE WAS ADVERTISED on the 3, 10 day of September , 2020. 

READ A THIRD TIME the  day of  , 2020. 

ADOPTED the   day of  , 2020. 

  
Mayor 

  
Township Clerk 

 
  

H.2
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Bylaw No. 5612 
Page 2 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: JULY 27, 2020 - REGULAR MEETING REPORT: 20-104 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-26-0159
SUBJECT: REZONING APPLICATION NO. 100579 

DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 

RECOMMENDATIONS: 

That Council receive the submission provided by the applicant, and should Council consider the 
proposed amendments to be consistent with Council’s May 11, 2020 and June 15, 2020 
resolutions, grant first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of 
land located at 20365, 20375 and 20387 – 80 Avenue to Community Commercial Zone C-2, to 
facilitate the development of a commercial development, subject to the following development 
prerequisites being satisfied to the acceptance of the General Manager of Community 
Development and Engineering 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 west half of 204 Street and the north half of 80 Avenue, in accordance with
the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw
and the Yorkson Neighbourhood Plan, to the acceptance of the Township;

4. Dedication and construction of a 4.5 metre wide street greenway on the north side of
80 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. Registration of restrictive covenants:

a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;

b. Limiting access to 80 Avenue to right-in and right-out only;

c. Requiring roof-top mechanical equipment to be screened from view; and

d. Registration of a public access right of way for a pedestrian access between 204 Street
and the western property line;

7. Compliance with the requirements of the Yorkson Greenway Amenity Zoning Policy
including payment of applicable Yorkson amenity fee; and

8. Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning
fees, Site Servicing Review fee, ISDC review fee, extraordinary charges Development
Works Agreement (DWA) and Latecomer charges;

H.2
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 2 . . . 

That Council authorize the issuance of revised Development Permit No. 101113 at the time of 
final reading of Rezoning Bylaw No. 5612 consistent with Attachment A to this report 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;

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

d. Section 107.3 – Required Off-Street Parking Spaces of Township of Langley Zoning Bylaw
No. 2500 is hereby varied to reduce the number of parking spaces required from 132 to
118; and

e. Section 107.5 (sub-section 6) – Design Criteria of Township of Langley Zoning Bylaw No.
2500 is hereby varied to increase the maximum number of permitted small car parking
spaces from 20% to 22%.

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; and

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

That Council authorize staff to proceed with the written submission opportunity notice prior to 
Council’s consideration of third reading of Rezoning Bylaw No. 5612, in conjunction with 
proposed Development Permit No. 101113.  

EXECUTIVE SUMMARY: 

On May 11, 2020 Council referred Rezoning Application No. 100579 and Development Permit 
Application No. 101113 concerning commercial development (Pollyco Yorkson Centre Inc.) to 
staff to work with the proponent for a mixed-use development. 

A supplemental Council motion made on June 15, 2020 directed staff to work with the 
proponent to also explore multi-storey options, consistent with uses permitted under the 
Community Commercial C-2 zone.  Staff have advised the proponent of Council’s motions and 
been in communication with a view to bringing forward revisions for Council’s consideration. 

In response, the applicant has proposed to add a daycare use on the second storey of one (1) 
of the proposed buildings.  However, to accommodate the proposed revision, the applicant has 
requested a parking variance for the number of stalls and the percentage of small car stalls to 
address the parking requirements for the additional floor area required as a daycare use.   

H.2
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 3 . . . 

Staff have reviewed the information provided and do not support the proposed parking variance.  
Firstly, the proposed reduction appears to have been based on the currently proposed uses.  
Staff note that the Township’s Zoning Bylaw provides for a variety of potentially permitted uses, 
which may change in the future resulting in a shortage of parking stalls available on-site.  The 
second concern relates to the proposed reduction being based on the ‘shared’ nature of the 
parking demand for the mix of uses.  In this case, the subject site’s context does not provide for 
support of a variance, based on the Township’s observed experience in similar mixed-use 
developments. A revised Development Permit is presented for Council’s consideration.  

PURPOSE: 
The purpose of this report is to provide information to Council with respect to Rezoning Bylaw 
No. 5612, and Development Permit No. 101113. 

H.2
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 4 . . . 

BACKGROUND/HISTORY: 

On May 11, 2020 Council considered first and second reading of Rezoning Application 
No. 100579 and Development Permit No. 101113 submitted by Pollyco Yorkson Centre Inc. to 
facilitate a commercial development at 20365, 20375 and 29387 – 80 Avenue. Council did not 
grant first and second reading, and instead resolved as follows:  

 “That Rezoning Application No. 100579 Development Permit Application 
No. 101113 (Pollyco Yorkson Centre Inc. / 20365, 20375 and 20387 – 80 Avenue) 
Bylaw No. 5612 be referred back to staff to work with the proponent to make it a 
mixed-use development in conjunction with staff recommendations.”; and  

“The signalization or a roundabout be installed at the corner of 80 Avenue and 
204 Street running concurrently with this application, and that the WARCAP policy 
be applied if applicable.”  

On June 15, 2020 the project was reconsidered by Council as an item under Other Business 
where Council resolved as follows: 

“Whereas Rezoning Application No. 100579 (Pollyco Yorkson Centre Inc. / 20365, 
20375 and 20387 – 80 Avenue) was referred back to staff to work with the 
proponent with the intention to provide for a mixed-use development; 

Whereas the discussion during the Council meeting reflected that some members of 
Council objected to a single storey use of the site, not the use of the site for 
commercial purposes; and 

Whereas the wording of the referral motion may lead the proponent and staff not to 
include solutions that would conform to the requested zoning of Community 
Commercial Zone C2; Therefore be it resolved that Council direct staff to work with 
the proponent to also explore multi-storey options to include uses consistent with 
those allowed under the contemplated Community Commercial Zone C2.” 

DISCUSSION/ANALYSIS: 

Based on the background and history presented, the applicant has proposed revisions to the 
development to address Council’s resolutions. The applicant has proposed to increase the 
height of the northern building (Building A) from one (1) storey to two (2) to accommodate a 
group children’s daycare use on the second storey of the building with a rooftop outdoor play 
area for the daycare use.  The proposed addition increases the floor area of the development 
from 2,490 m2 (26,812 ft2) to 3,070 m2 (33,060 ft2) an increase of 580 m2 (6,248 ft2). 

As a result of the proposed floor area increase, the parking requirements for the site have also 
increased from 118 spaces required, to 132 spaces required. No additional parking stalls have 
been proposed by the applicant from the original application, Pollyco has requested a parking 
variance to accommodate the proposed parking short fall.  

A revised version of Development Permit No. 101113 is provided as Attachment A to this report 
for Council’s consideration. Overall revisions to the proposal are summarized in Table 1 and the 
below site plan, and are further outlined in subsequent sections of this report.   

H.2
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 5 . . . 

Table 1 - Comparison of Original and Revised Proposals 

Original Proposal Revised Proposal 

Floor Area 2,490 m2 (26,812 ft2) 3,070 m2 (33,060 ft2) 

Building Heights Building A – 1 Storey 

Building B – 1 Storey 

Building C – 1 Storey 

Building D – 1 Storey 

Building A – 2 Storeys 

Building B – 1 Storey 

Building C – 1 Storey 

Building D – 1 Storey 

Parking 118 required 

118 proposed 

132 required 

118 proposed (14 stall parking 
variance proposed 
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 6 . . . 

Revised Site Plan 
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 7 . . . 

Previously considered Building A - South Elevation 

Currently proposed Building A - South Elevation 
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 8 . . . 

The overall internal site layout of the development remains consistent with the original proposal. 

The use, form and character, and internal road network of the revised proposal is consistent 
with the original proposal. The proposed building height increase and group children daycare 
use are consistent with the proposed Community Commercial C-2 zone. As a result of the 
increased floor area a parking variance is required. The proposed changes (including the 
proposed parking variance) have been included in revised Development Permit No. 101113 
(Attachment A) for Council’s consideration.  

In support of the revised proposal, the applicant has submitted a rationale that is provided as 
Attachment C. 

Access and Parking: 

Vehicular access to the development will be provided via a driveway near the northern end of 
the site on 204 Street and at the south end of the site to 80 Avenue. 

The applicant has proposed to vary the parking requirements for the site. The Zoning Bylaw 
requires a minimum of 132 parking spaces for the site and a maximum of 20% of those spaces 
to be small car spaces. The applicant has proposed 118 parking spaces and 22% of spaces to 
be small car spaces as shown below: 

Parking Spaces Required Parking Spaces Provided 

Retail 
1 space / 20m2 99 99 

Financial Institution / Office: 
1 space / 28 m2 

18 18 

Group Children’s Daycare: 
1 space / employee + drop off 
area 

15 1 

Total 
132 (maximum of 20% of 
spaces may be small car) 

118 (22% of spaces are 
proposed to be small car) 

In support of the proposed parking variance, the proponent has submitted a traffic study as part 
of their rationale (Attachment C). 

Staff have reviewed the information provided and do not support the proposed parking variance 
based on a number of key point, highlights of which are provided below.  Firstly, the proposed 
reduction appears to have been based on the currently proposed uses.  Staff note that the 
Township’s Zoning Bylaw provides for a variety of potentially permitted uses, which may change 
in the future resulting in a shortage of parking stalls available on-site.  The second concern 
relates to the proposed reduction being based on the ‘shared’ nature of the parking demand for 
the mix of uses.  In this case, the subject site’s context does not provide for support of a 
variance, based on the Township’s observed experience in similar mixed-use developments.  
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 9 . . . 

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 204 Street, and 80 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. 

The subject application is not identified on Schedule B of the Willoughby Arterial Roads 
Completion Amenity Program and therefore not required to contribute to the program. 
Signalization at the intersection of 204 Street and 80 Avenue is currently under review as part of 
the Qualico project south of 80 Avenue (Project No. 08-23-0179).  A development application 
has not been submitted for the southeast corner of the intersection. As only three (3) of the four 
(4) corners of the intersection have applications, staff are working on mechanisms to secure
signalization of the intersection in a temporary condition until such time as the property at the
southeast corner of the intersection is developed when the ultimate condition may be achieved.

POLICY CONSIDERATIONS: 

The applicant has made revisions to the development proposal (increasing the height of 
Building A from one (1) storey to two (2) storeys, increasing the total floor area from 2,490 m2 

(26,812 ft2) to 3,070 m2 (33,060 ft2) to accommodate a group children’s daycare and requested a 
parking variance of 14 stalls and 22% small car spaces) in response to Council’s May 11, 2020 
and June 15, 2020 resolutions.  

Staff recommend that Council receive this report for information and should Council consider 
the proposed amendments consistent with its May 11, 2020 and June 15, 2020 resolutions that 
Bylaw No. 5612 be considered for 1st and 2nd reading and issuance of revised Development 
Permit No. 101113 (incorporating the revised plans) be authorized at the time of final reading. 

Respectfully submitted, 

Colin Moore 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No.101113 (Revised) 

ATTACHMENT B May 11, 2020 Council Report 

ATTACHMENT C Applicant’s Rationale 
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[Type here] 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101113 

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

1.      NAME:  Pollyco Yorkson Centre Inc. 

  ADDRESS: #320 20780 – Willoughby Town Centre Drive 
Surrey, BC V2Y 0M7 

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 3, 4 and 6 Section 26 Township 8 New Westminster 
District Plan 

CIVIC ADDRESS: 20365, 20375 and 20387 – 80 Avenue 

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”; 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;

c. All signage being compliance with Schedule “A” and the Township Sign Bylaw;
d. Section 107.3 – Required Off-Street Parking Spaces of Township of Langley Zoning

Bylaw No. 2500 is hereby varied to reduce the number of parking spaces required from
132 to 118; and

e. Section 107.5 (sub-section 6) – Design Criteria of Township of Langley Zoning Bylaw
No. 2500 is hereby varied to increase the maximum number of permitted small car
parking spaces from 20% to 22%.

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; and

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.

ATTACHMENT A
H.2
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DEVELOPMENT PERMIT NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
PAGE 2… 

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. 

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 (Revised) 

Schedule B Landscaping Drawings 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: MAY 11, 2020 – SPECIAL MEETING REPORT: 20-67 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-26-0159
SUBJECT: REZONING APPLICATION NO. 100579 

DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 

PROPOSAL: 

Application to rezone 1.04 ha (2.58 ac) of land 
located at 20365, 20375 and 20387 – 80 Avenue to 
Community Commercial Zone C-2, and issue an 
accompanying development permit to facilitate the 
development of a commercial development consisting 
of four (4) single-storey buildings.    

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5612 subject to eight (8) development 
prerequisites; authorize issuance of Development Permit 
No. 101113 (at time of final reading of Bylaw No. 5612); 
and that staff be authorized to proceed with the written 
submission opportunity.    

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.

ATTACHMENT B
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REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 2 . . . 

RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of 
land located at 20365, 20375 and 20387 – 80 Avenue to Community Commercial Zone C-2, to 
facilitate a commercial development, 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. Submission 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 west half of 204 Street and the north half of 80 Avenue, in accordance with
the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw
and the Yorkson Neighbourhood Plan, to the acceptance of the Township;

4. Dedication and construction of a 4.5 metre wide street greenway on the north side of
80 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. Registration of restrictive covenants acceptable to the Township:
a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;
b. Limiting access to 80 Avenue to right-in and right-out only; and
c. Registration of a public access right of way for a pedestrian access between 204 Street

and the western property line;
7. Compliance with the requirements of the Yorkson Greenway Amenity Zoning Policy

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

fees, Site Servicing Review fee, ISDC review fee, extraordinary charges Development
Works Agreement (DWA) and Latecomer charges;

That Council authorize the issuance of Development Permit No. 101113 at the time of final 
reading of Rezoning Bylaw No. 5612 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;

c. Requiring roof-top mechanical equipment to be screened from view; and
d. 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;
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DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 3 . . . 

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. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy; and

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

That Council authorize staff to proceed with the written submission opportunity notice prior to 
Council’s consideration of third reading of Rezoning Bylaw No. 5612 in conjunction with 
Development Permit No. 101113. 

EXECUTIVE SUMMARY: 

Pollyco Yorkson Centre Inc. has applied to rezone 1.04 ha (2.58 ac) of land located at 20365, 
20375 and 20387 – 80 Avenue to Community Commercial Zone C-2 to facilitate a commercial 
development consisting of four (4) single storey buildings. 

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.  

The proposal is consistent with the overall objectives of the Willoughby Community Plan and 
Yorkson Neighbourhood Plan. Staff recommend that Council consider the rezoning request, 
subject to the completion of eight (8) development prerequisites, and issue Development Permit 
No. 101113 at time of final reading.  

PURPOSE: 
The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5612 and Development Permit No.101113. 
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SUBJECT 
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SUBJECT 

H.2

H.2 -  Page 44



REZONING APPLICATION NO. 100579 
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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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DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
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REFERENCE: 

Owner: Pollyco Yorkson Centre Inc. 
#320 20780 – Willoughby Town Centre Drive 
Langley, BC, V2Y 0M7 

Antoine Do 
#109 4061 – 200 Street 
Langley, BC, V3A 1K8 

Legal Description: Lots 3, 4 and 6 Section 26 Township 8 
New Westminster District Plan 12426 

Location: 20365, 20375 and 20387 – 80 Avenue 

Area: 1.04 ha (2.58 ac)  

Existing Zoning: 

Proposed Zoning: 

Suburban Residential Zone SR-2 

Community Commercial Zone C-2 

Willoughby Community Plan: Neighbourhood Commercial 

Yorkson Neighbourhood Plan: Neighbourhood Commercial 

DISCUSSION/ANALYSIS: 

The subject 1.04 ha (2.58 ac) site is zoned Suburban Residential SR-2, and is designated 
“Neighbourhood Commercial” in the Yorkson Neighbourhood Plan. The applicant has applied to 
rezone the site to Community Commercial Zone C-2 to facilitate a commercial development 
consisting of four (4) single storey buildings located around the perimeter of the site. The 
commercial buildings are proposed to have a combined commercial floor area of 2,490 m2 

(26,812 ft2). Access to the site is proposed from 80 Avenue (right-in and right-out only) and from 
204 Street.   

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.  

Adjacent Uses: 
North: The Church of Jesus Christ of Latter-day Saints, zoned Civic Institutional Zone 

P-1;
South: 80 Avenue, beyond which are two (2) properties, designated townhouse in the 

Yorkson Neighbourhood Plan, zoned Suburban Residential Zone SR-2, currently 
under application by Streetside Developments for a townhouse development 
(ToL Project No. 08-23-0079);     

East: 204 Street beyond which is the Ashbury and Oak townhouse development, 
zoned Comprehensive Development CD-77;  

West: A property, designated townhouse in the Yorkson Neighbourhood Plan, zoned 
Suburban Residential Zone SR-2.  
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Public Consultation: 

As per Policy No. 07-164, the applicant held a public information meeting on December 10, 2019. 
Results of the Developer Held Public Information Meeting were compiled and are provided in 
Attachment C.   

Zoning Amendment: 
The subject site is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5612 proposes 
to rezone the site to Community Commercial Zone C-2 to accommodate the proposed 
development. The project complies with the provisions of the site’s proposed C-2 zoning in 
terms of siting, site coverage, parking, height, use and density.  

Development Permit: 

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 Local Commercial Development Permit Area “C” 
guidelines included in the Willoughby Community Plan (see Attachment B). Proposed 
Development Permit No. 101113 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 four (4) commercial buildings are proposed to be 
one (1) storey in height located around the perimeter of the site with a central parking lot area. 
The buildings are proposed to be between 283 m2 (3,050 ft2) and 860 m2 (9,256 ft2) in size. In 
total 2,490 m2 (26,812 ft2) of commercial space is proposed.  

The buildings are proposed to feature hardi-plank siding, brick, steel canopies, metal and wood 
trims/fascia. The colouring is provided in complementary tones which aids in breaking up the 
massing of the buildings. Canopies project over the pedestrian realm within the site.  

Fascia signage (raised channel letters) are proposed on the buildings. A monument sign is 
proposed fronting 80 Avenue and a smaller monument sign is proposed at the entrance to the 
site at 204 Street. All signage is required to comply with Township’s Sign Bylaw, and to be sized 
and located in keeping with the Development Permit (Attachment A).  

Rooftop mechanical is to be centrally located on the buildings and enclosed with screening so 
as to not be visible from street level.  

The applicant indicates that the development has been designed with a “Rural Langley 
Heritage” theme. A mural has been proposed by the applicant on the building at the corner of 
204 Street and 80 Avenue. The applicant’s design rationale states:  

“The addition of elements for Building C to create a gateway feature include an 
articulated corner with landscaping, furnishings and a corner mural with historical 
reference. The mural is derived from a painting by Heidi Lambert of the traditional 
Langley May Day Parade in Fort Langley. We have conducted a lengthy search 
of historical Langley artwork and consulted with some local historians regarding 
the mural selection before arriving at our final choice.” 

An additional mural feature wall is proposed on Building B facing 204 Street. Landscaping, 
arbours, and fencing are also proposed along the property line of 204 Street to mitigate the 
view of the proposed drive-through aisle that wraps around Building B from 204 Street. The 
drive-through window is proposed on the north side of Building B.  

H.2

H.2 -  Page 49



REZONING APPLICATION NO. 100579 
DEVELOPMENT PERMIT APPLICATION NO. 101113 
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 – 80 AVENUE) 
Page 11 . . . 

The proposed building heights, site coverage (30%) and building siting comply with the 
provisions of the Community Commercial C-2 zone. The development in staff’s opinion complies 
with the Development Permit Area “C” guidelines (Attachment B) of the Willoughby Community 
Plan. 

Access and Parking: 

Vehicular access to the development will be provided from 204 Street and 80 Avenue. Access 
at 80 Avenue will be limited to right-in and right-out movements only.  

In compliance with the Zoning Bylaw, 118 parking spaces are proposed for the development as 
shown in the table below: 

Parking Spaces Required Parking Spaces Provided 

Retail: 1 space per 20 m2 100 100 

Financial Institution / Office: 
1 space per 28 m2 18 18 

Total: 118 118 

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 is proposed to be developed to a commercial standard with a combination of 
hard-scape features and plantings allowing for separation between the pedestrian and 
commercial environments. Additionally, a plaza area is proposed at the corner of 204 Street 
and 80 Avenue incorporating seating, paving and plantings. Fencing and trellis features along 
204 Street and 80 Avenue also assist in shielding the drive-through and parking areas from view 
from the street.  

Tree Protection/Replacement: 

The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 
61 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 75 replacement trees are required and 77 replacement trees are 
proposed. Post development 77 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 
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on-site and off-site) for 204 Street and 80 Avenue will be required in accordance with the 
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan. The 
subject site is located in the catchment for the existing stormwater detention pond located at 
204 Street and Highway 1.  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 
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.   

Parks: 
The nearest neighbourhood park is Yorkson Community Park located 350 metres to the east of 
the site.  

Transit: 

Currently, transit service (595 bus) is provided along 208 Street and on 200 Street on (501 bus). 

POLICY CONSIDERATIONS: 

The proposed development is located in an area designated Neighbourhood Commercial in the 
Yorkson Community Plan. The proposed development complies with the land use provisions of 
the plan and with provisions of the proposed Community Commercial C-2 zone. In staff’s 
opinion, accompanying Development Permit No. 101113 complies with the Development Permit 
Area “C” – Local Commercial Guidelines of the Willoughby Community Plan.  

Staff recommend that Council give first and second reading to Bylaw No. 5612 (subject to eight 
(8) development prerequisites) and authorize issuance of the accompanying Development
Permit No. 101113 (to be issued at time of final reading of the rezoning bylaw), and authorize
staff to proceed with the written submission opportunity.

Respectfully submitted, 

Colin Moore 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No.101113 

ATTACHMENT B 

ATTACHMENT C 

Willoughby Community Plan – Development Permit Guidelines 

Public Information Meeting Comments 

H.2

H.2 -  Page 51



ATTACHMENT A 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101113 

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

1.      NAME:  Pollyco Yorkson Centre Inc. 

 ADDRESS: #320 20780 – Willoughby Town Centre Drive 
Surrey, BC V2Y 0M7 

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 3, 4 and 6 Section 26 Township 8 New Westminster 
District Plan 12426 

CIVIC ADDRESS: 20365, 20375 and 20387 – 80 Avenue 

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”; 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

c. Requiring roof-top mechanical equipment to be screened from view;
d. All signage being 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. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy; and

e. 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.

______________________
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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. 

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 
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o Developments which include multiple buildings on the same site shall include significant
variation in the exterior design, fa9ade, 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.
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.

4.2 COMMERCIAL DEVELOPMENT PERMIT PROVISIONS 

4.2.1 DEVELOPMENT PERMIT AREA "C"- LOCAL COMMERCIAL 

Lands identified as "Development Permit Area "C"- Local Commercial" on Map 4, Development 
Permit Areas are hereby designated as development permit areas under Section 488(1) (f) of 
the Local Government Act. Act to establish objectives and provide guidelines for the form and 
character of development. 
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The objective of this development permit area designation is to encourage development of 
attractive and safe commercial areas and reduce conflict with adjacent land uses. 

Development permit guidelines are as follows: 

• Developments in each commercial node shall be coordinated in terms of architectural
design, landscaping, fencing and signage. The height, massing and siting of buildings
and design of signage and other elements should contribute to creating a sense of
gateway into the neighbourhood.

• The architectural and landscape design should be appropriate for the local context.
Architectural design should draw inspiration from Langley's rural heritage.

• The architectural design and exterior finish of commercial buildings should be
compatible with and/or complementary to adjacent residential developments.

• All commercial signage is to be architecturally integrated with the building(s) and/or
landscaping. Sign design should also be coordinated and compatible with signage on
adjacent properties to establish a unified and attractive commercial area.

• Functional elements, such as mechanical equipment and roof penetrations, shall be
located to minimize exposure to the street. Mechanical equipment shall be screened or
integrated with the roof form in a manner consistent with the overall architecture of the
building.

• There should be sufficient on-site illumination for pedestrian/vehicle safety and good
exposure for retail uses. Illumination should not, however, encroach onto adjacent
residential properties.

• While commercial uses will be oriented to automobile users, attention should also be
given to enhancing the pedestrian environment - through safe pedestrian movement,
and outdoor seating or other public amenity.

• Site planning for commercial development should take into account established
principles of crime prevention through environmental design.

• Landscaping shall be required to enhance the appearance of the development and to
screen parking, loading areas and garbage containers from abutting residential
development and adjacent roads. Garbage containers are encouraged to be fully
enclosed in a building. All areas not covered by buildings, structures, roads and parking
areas shall be landscaped. Landscaping shall be provided in the parking areas to
enhance the appearance of the development. A landscaping plan shall be submitted as
part of a development permit application.

• A 2 metre wide landscaping area shall be provided adjacent to arterial roads as a
boulevard between the curb and the sidewalk to create an attractive streetscape. In
addition, a 3.5 metre corridor, including a 2.5 metre shared use (pedestrian and bicycle)
concrete sidewalk, shall be provided. Each proponent will have to show how this can be
accommodated. Additional right-of-way may be required.

• Consolidated site developments are encouraged to reduce street accesses. The
number, location and design of vehicular access and egress points shall be regulated in
order to avoid hazards to pedestrian and vehicular traffic. Coordination of access and
interconnection of parking areas and driveways between adjacent properties will be
encouraged as access from major roads will be limited to right turns only. Acquisition of
sufficient property to allow access from roads other than major roads shall be
encouraged.
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200TH STREET OR 
INTERCHANGE ROADWAYS 

2.0M LANDSCAPE 
SEPARATION (1.0M HT. MAX) 

BUFFER/GREENWAY 

ON-SITE LANDSCAPE BUFFER 

Typical Cross-section for the Landscaping Area along 200 Street 

• Adequate off-street parking, loading and service areas shall be required in the
commercial areas. Parking and loading should be located in the rear of buildings. Where
parking needs to be in front, a minimum of 2 metre landscaping buffer strip between the
property line and the parking shall be provided. Additional landscaping shall be provided
within parking lots, especially where residential views extend or will extend over the
parking area. Site layouts should provide for truck loading areas located away from
adjacent residential areas.

• Outdoor seating areas for restaurants and cafes are encouraged.
• Commercial building front fa9ade shall be designed to appear as small scale tenancies

with a maximum frontage of 10.0 metres (33 feet). Variation of infill design, consistent
with the character of the tenancy, is encouraged.

• Building front facades shall have extensive windows across their width to provide
transparency and visual permeability.

• No wall in a commercial building shall have a blank, uninterrupted length exceeding 5.0
metres (16.5 feet) without including at least one of the following: change in plane,
change in cladding material texture or pattern, windows, entrances, or a landscape
device such as a trellis with vines or green wall.

• Commercial buildings and retain frontages shall incorporate weather protection
comprised of canopies, structured awnings, or building overhangs. Such elements
should be selected to create variety and interest along the street, and to provide
relatively continuous cover to pedestrians. Combinations of the above protective
elements are preferred.

Signage 
o Custom-designed backlist and neon signage is acceptable, however, standard sign

boxes with lettering applied to clear or translucent panels shall not be permitted.

Parking and Pedestrian Circulation 
• 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.
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 10, 2019 
2111-03645-00 

December 19, 2018 

Our File: 2111-03645-00 

Township of Langley 

Community Development Division 

20338 65 Avenue 

Langley, BC V2Y 3J1 

Attention: Mr. Colin Moore, Development Planner 

Summary Report - Public Information Meeting 

Proposed Commercial Development within the Yorkson Neighbourhood 
Plan Area, Township of Langley Project No. 08-26-0159 

INTRODUCTION 
This report is submitted to the Township of Langley in accordance with the Developer Held Public 
Information Meetings Policy. The Public Information Meeting (PIM) notification, organization and logistics 
are also in accordance with the policy.  

• Application: 08-26-0159
• Lands under application: 20365 / 20375 / 20387 80 Avenue
• Proposal: Rezone from Suburban Residential Zone SR-2 to Community Commercial Zone C-2 for

development of four (4) one-storey commercial buildings

The purpose of the meeting was to introduce the project and project team, present the development 
plans, and obtain feedback from the community. 

NOTIFICATION 
PIM notification was in accordance with the Township of Langley Developer Held Public Information 
Meetings Policy.  

• The public was notified in two (2) ways
o 537 mail-out invitations sent to neighbouring properties selected by the Township of

Langley. Five (5) mail-out invitations were returned to McElhanney as undeliverable.
o Advertised in the Langley Times on December 4, 2019 and December 6, 2019

• Contact information was also provided for those unable to attend the PIM

ATTACHMENT C______________________H.2
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 10, 2019 
2111-03645-00 

PUBLIC INFORMATION MEETING ORGANIZATION 
• Meeting format: Open house
• Materials provided:

o Questionnaire (to be completed by December 17, 2019)
o Project Information Sheet

• The following 12 display boards were presented:

Welcome        Architectural Rendering – Building C 

Community Context        Architectural Rendering – Building D 

Site Statistics        Architectural Elevations – Store Front  

Architectural Rendering – Street Views        Architectural Elevations – Road Facing 

Architectural Rendering – Building A   Landscape Plan 

Architectural Rendering – Building B        Thank you 

INFORMATION MEETING LOGISTICS 
PIM organization and logistics are in accordance with the Township of Langley Developer Held Public 
Information Meeting Policy.  

• Location: Mountainview Alliance Church, 7640 200 Street, Langley BC
• Date: Tuesday December 10, 2019
• Time: 5:00 – 7:00 pm
• The consulting team in attendance included the following individuals:

o Kasel Yamashita –Planner / Project Manager, McElhanney Ltd.
o Victoria Salisbury – Planner, McElhanney Ltd.
o Paul Chiu – Architect, Urban Design Group
o Merceditas Munoz – Architect, Urban Design Group
o Augustine Hii – Architect, Urban Design Group
o Yiwen Ruan – Landscape Architect, PMG Landscape Architects
o Jim Ingram – Electrical Consultant, Williams Engineering

• Representatives from the proponent, Pollyco Group, and the Township of Langley were also in
attendance

PUBLIC INFORMATION MEETING RESULTS 
• Attendees: 14 (Attachment 1)
• Respondents to questionnaire: 11 (Attachment 2)
• The provided questionnaire included one (1) question and space for additional comments
• The question provided five (5) multiple choice options:

o Support / Somewhat Support / Neutral / Somewhat Oppose / Oppose

H.2
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 10, 2019 
2111-03645-00 

Question 1 

With respect to the proposed development as presented this evening [rezoning from Suburban 
Residential Zone SR-2 to Community Commercial Zone C-2 for the development of four (4) one-storey 
commercial buildings], do you: 

Results 
• Support: 9
• Somewhat Support: 2

Support
82%

Somewhat 
Support 18%

Support of Proposed Development

Support Somewhat Support

H.2
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 10, 2019 
2111-03645-00 

COMMENTS SECTION 

Comments in Support 

This development will help offset the density of existing and future residential. Look forward to seeing 
the product mix of new retail! 

I think this development will be an asset to the Yorkson area! The aesthetics of the proposed 
development will suit Langley well. Looking forward to using the centre once it’s fully completed and 
running. I like shopping at WTC and this will be a great addition. 

I like the overall look of the development and I think it is a good location for small stores close to all 
the other new residential developments in the area. 

Very nice architecture. Great project. 

Well needed, design should work well. Current demand for space is unfulfilled. Should be very 
successful.  

Other Comments 

Need traffic lights before begin with project. 

I hope the building exterior would be nice and also plant lots of beautiful trees along the street. There 
is already heavy traffic on 80 Ave and I’m afraid that there might be heavier traffic due to shoppers. I 
am supportive about your new project as long as you build round abouts at the intersection at 80 Ave 
and 204 St. 

I am afraid that the building C and B would block the view from my place. However, I somewhat 
support this project if developer builds new round about in the intersection on 80 Ave and 204 St. And 
please do your best to reduce (control) noise and dust during construction.  

Parking space could be added. Will the drive through affect the roadway when there are too many 
cars queued? 

Parking space could be a potential issue. The cohesive Langley heritage design may not be 
distinguishable enough. 

I only have concern for the amount of parking space. 

CONCLUSION 
The completed questionnaires showed 100% of respondents either in support or somewhat in support of 
the proposed development. Based on the comments, several attendees were concerned about parking or 
increased traffic due to development, while several others were very supportive of design/architecture of 
this project and increasing commercial access in this area. It should be noted that the proposed 
development meets the Township of Langley parking requirements.   
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 10, 2019 
2111-03645-00 

If you have questions about this report, please do not hesitate to contact me. 

Yours truly, 

McElhanney Ltd. 

Kasel Yamashita, MCIP, RPP 
Planner / Project Manager 
kyamashita@mcelhanney.com 

Attachments: 
1. Sign-in sheets
2. Completed questionnaire / comment sheet
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December 10, 2019 2111-03645-00

Attachment 1 
Sign-In Sheet
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PUBLIC INFORMATION MEETING – SUMMARY OF RESULTS 

December 12, 2019 2111-03645-00

Attachment 2 
Completed Questionnaires
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URBAN DESIGN GROUP ARCHITECTS LTD.   #420 – 745 THURLOW STREET, VANCOUVER, BC V6E 0C5 (604) 687-2334 

Paul Chiu, Architect AIBC, MRAIC, AAA, SAA, MAA, OAA, SBA, Principal Rick Jones, Founding Principal  

Fariba Gharaei, Architect AIBC, MRAIC, OAA, LEED AP, SBA, Vice President Aaron Vornbrock, Principal 

Crosbby Chiu, MRAIC, SBA, Senior Associate Eric Ching, CSBA, Principal 

Martin Grube, Associate     Bojan Ilic, Associate 

Sarah Chappell, Associate 

June 12, 2020 

Township of Langley 

20338 – 68 Avenue 

Langley, BC V2Y 3J1 

Attention: Colin Moore, Development Planner 

RE:  Yorkson Neighbourhood Commercial Centre: Application No. 100579 DP No. 101113 

(Pollyco Yorkson Village Inc. / 20365, 20375 and 20387 – 80 Avenue)   

80 Avenue & 204 Street, Township of Langley      Our Project No. 4809 

Dear Colin, 

We refer to your letter dated May 15, 2020. 

Further to our meeting of June 1, 2020 with Ramin Seifi and Stephen Richardson, and our client Hugh Carter 

at the Township of Langley, we are proposing revisions to our DP drawings as discussed, in response to 

Council’s comments of May 11 and May 25, 2020. We would appreciate staff’s earliest review of this 

proposal in the interests of moving our application forward again for First & Second Reading. 

As you are aware, Yorkson Village is a Rezoning and Development Permit application under the 

Community Commercial C2 Zone with a permitted use including “Group Children’s Day Care” facilities. 

The initial development permit submission consists of 4 single-storey buildings with a total building area of 

2,490 m2 (26,812 ft2). The current proposed development consists of 4 buildings with a total building area 

of 3,070 m2 (33,060 ft2). All will be single-storey except Building A which is now proposed to be two-storey.  

Site Context 

Located at the north-west corner of 204 Street and 80 Avenue, the subject site is surrounded by lower 

density townhomes (existing, under application or planned) and the Mormon Church with green open 

space as shown on the attached. Densities in Yorkson intentionally transition from higher to lower densities 

away from the Willoughby Town Centre core at 80 Ave. and 208th Street.  

The site is in the Yorkson Neighborhood Plan Area and is just 2 blocks west of the Willoughby Town Centre. 

From an urban planning and architectural perspective, the scale, form and character of the proposed 

development is that of a walkable “urban retail village”. As such, it fits contextually with the surrounding 

land uses and is consistent with the “Neighbourhood Commercial” designation in both the Willoughby 

Community Plan and the Yorkson Neighbourhood Plan. The proposed addition of a children’s day care on 

the second storey of Building A aims to support the needs of the upcoming households while remaining 

consistent with the overall design intent and the neighbourhood plan. 

ATTACHMENT C
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Yorkson, Commercial Development, Langley Our Project No. 4809 

80 Avenue & 204 Street, Township of Langley, BC       Page 2 

Proposed Buildings  

There are four buildings planned for the Yorkson Village development. Building A is a two-storey building. 

On its main storey will be a dental office and multiple retail uses. On the second storey will be a group 

children’s day care facility with an outdoor play area on the roof (similar to the successful Tiny Hoppers in 

the Willoughby Town Centre shown below).  

Buildings B and D are single-storey buildings and are intended to be multi-tenanted with retail and 

restaurant uses. There is a proposed drive-thru facility for the restaurant at Building B. A historical mural plus 

enhanced landscaping and a fence alongside the drive-thru lane facing 204 Street will provide screening 

for the drive-thru lane. Building C is a signature single-storey building that is intended to be a single retail or 

financial institution use. It features a prominent historical mural being on the corner of 80 Ave and 204 St. 

Planning layout for the development is based on the neighborhood context. All four buildings are planned 

at the periphery of the site with a strong street presence. A pool of surface parking is at the centre of the 

development which will be convenient for patrons. Car-sharing stalls and bicycle racks are strategically 

provided on site. 

Site access will be via 204 Street and 80 Avenue. Vehicular access at 204 Street will have a full turning 

movement while access at 80 Avenue will have a right-in and out movement only.  

Each building has a generous concrete sidewalk at its storefronts. There are weather protection canopies 

over the sidewalk and they are predominantly continuous. The buildings are connected by a continuous 

network of delineated pedestrian walkway, which is in turn connected to the city sidewalk at 80 Avenue 

as well as 204 Street that is further enhanced by a pergola design. Future walkway access to the 

neighbouring site on the west side is also planned for connectivity of the upcoming residential townhomes 

development. 

Building form and character is intended to be in keeping with the context of the neighborhood, while 

ensuring the design supports the intended function of the development. Simple, clean lines characterize 

the heritage-inspired design with a linear parapet cap and pilasters that anchor the building to the ground. 
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Yorkson, Commercial Development, Langley Our Project No. 4809 

80 Avenue & 204 Street, Township of Langley, BC       Page 3 

Roof overhang and contemporary cornice gestures are applied to the parapet lines to create visual 

interest and distinct shadow lines.  

Different material finishes subdivide the façade and accentuate façade edges. There is provision for metal 

framed glazed canopies at each building to shelter patrons from weather elements. The primary exterior 

finish material is fiber cement panel siding in neutral color. Brick in accent color is applied at key façade 

portions to provide contrast.  

Murals by local artists with a heritage commemoration theme on the façade of Buildings B and C facing 

204 Street and the corner intersection of 80 Avenue will engage the public and animate the streetscape. 

Signage guidelines will be provided to ensure consistency and quality of the proposed individually lit letters 

type of fascia signs and blade signs along the storefront promenade.  

Conclusion 

We believe the current proposal creates a walkable “urban retail village” that aligns and enhances the 

“Neighbourhood Commercial” land use designation. We would hope that the proposed addition of a 

Group Children’s Day Care on the second storey of Building A demonstrates our willingness to work with 

the Township Council while continuing to respect the scale, form and character intent of the Yorkson 

Neighbourhood Plan in the context of the surrounding townhouse developments. 

Yours Truly, 

Paul Chiu, Architect AIBC, MRAIC, AAA, SAA, MAA, OAA, SBA, Principal 

URBAN DESIGN GROUP ARCHITECTS LTD. 

Encl. Revised Architectural DP Submission Drawings (revision for June 8th, 2020) 

Cc: Pollyco Yorkson Village Inc. – Connie Chow (President), Hugh Carter (General Manager), Fiona Tao 
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Yorkson, Commercial Development, Langley Our Project No. 4809 

80 Avenue & 204 Street, Township of Langley, BC       Page 4 

Yorkson Neighbourhood Plan and Adjacent Townhome Designated Properties 

Mormon Church to North 
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Yorkson, Commercial Development, Langley Our Project No. 4809 

80 Avenue & 204 Street, Township of Langley, BC       Page 5 

Context Plan from TOL Development Activity Map  

showing Existing and Proposed/Future Neighbourhood Commercial Site and Adjacent Townhomes 

consistent with the Yorkson Neighbourhood Plan) 

1. Subject Site and adjacent Polygon Townhomes

2. Streetside

Townhomes

(App.) 

3-storey

1. Polygon and

Royale

Townhomes

Mormon 

Church 

3. Two

Townhomes 

(App.) 

4. Purchased

Future

Townhomes 

3. Two

Townhomes 

(App.) 
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Yorkson, Commercial Development, Langley Our Project No. 4809 

80 Avenue & 204 Street, Township of Langley, BC       Page 6 

And Royale Properties Townhomes further east on 80th Avenue 

2. Streetside (Qualico) Townhomes (Under Application) to Immediate South
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TECHNICAL MEMORANDUM 

TO: Fiona Tao, Development Manager, Pollyco Group of Companies
FROM: Dominique Bram Guevarra, P.Eng., Creative Transportation Solutions Ltd. 

(CTS)
DATE: 02 July 2020
RE: Yorkson Village Mixed Use Development Parking Assessment
CTS FILE NO: 5631-02

Creative Transportation Solutions Ltd. (CTS) is pleased to submit this technical memorandum
summarizing our assessment of the parking variance for the proposed mixed use development 
at 20365, 20375, & 20387 80 Avenue in the Township of Langley, BC. The primary objects of 
this assignment were as follows:

1. To undertake a study to assess the parking requirements for the proposed mixed use
development at 20365, 20375, & 20387 80 Avenue in the Township of Langley;

2. To determine if a variance of 10% in the overall off-street parking requirements can
be supported based on the application of shared use parking principles;

3. To document the findings in a technical memorandum.

This memo documents our analyses and findings.

1.0 BACKGROUND

1.1 Proposed Site

The development site is proposed to be rezoned as C-2 (Community Commercial Zone), 
and will consist of four buildings, referred to as Buildings A through D.

Building A will consist of one (1) dental/medical office, six (6) retail units, and a
group children’s day care occupying the second floor.

Building B will consist of a restaurant with drive through, and three (3) retail units.

Building C will consist of one (1) bank.

Building D will consist of six (6) retail units.

Vehicle access will be provided on both 204 Street and also on 80 Avenue. The referenced 
architectural site plan is included in APPENDIX A.
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Yorkson Village Mixed Use Development Parking Assessment – Technical Memo (02 July 2020)

1.2 Site Context

The development site is located within the Willoughby Community and more specifically within 
the northwest quadrant of the Yorkson Neighbourhood. The site is on the northwest corner of 
204 Street and 80 Avenue as illustrated in FIGURE 1.

FIGURE 1
SITE CONTEXT

The development is surrounded by new and planned multi-family/town home 
developments, as noted in the Willoughby Community Plan Land Use maps. A 400 
meter radius is illustrated, which shows an approximately 5 minute walking distance and 
highlights the planned land uses within this range. The study site is noted as a 
Neighbourhood Commercial Area.

It is also noted on FIGURE 1, that the Willoughby Town Centre is located to the south 
east. To the south west are the Langley Events Centre, Willoughby Community Centre, 
and also RE Mountain Secondary School. These points of interest are an approximately 
11-12 minute walking distance from the development site.

The Township of Langley has development guidelines that are specific to the Yorkson 
Neighbourhood, contained within the Yorkson Neighbourhood Plan document. The 
objectives in this plan include the desire to provide safe and efficient cycling and 
pedestrian opportunities through the neighbourhood.
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Yorkson Village Mixed Use Development Parking Assessment – Technical Memo (02 July 2020)

This includes transportation specific guidelines such as:

Develop the community so that 50% of the population is within a 400 to 600 
meter walking distance of basic daily needs.

Balance Jobs Close to Home.

Provide some land for Business/Office Park uses to provide employment for 
residents of the neighbourhood.

The neighbourhood commercial centre shall be designed to provide retail 
services for adjacent residential area within a five minute walking distance.

The proposed development is well aligned with these guidelines, in its land use and 
location.
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Yorkson Village Mixed Use Development Parking Assessment – Technical Memo (02 July 2020)

2.0 PARKING REQUIREMENT REVIEW

2.1 Parking Requirements as Per Zoning Bylaw

The required parking stalls are summarized in TABLE 1 with reference to the Township 
of Langley Zoning Bylaw 2500 Section 107: Parking and Loading Requirements. The 
gross floor areas are as noted in the attached site plans in APPENDIX A.

TABLE 1
PARKING REQUIREMENTS FOR PROPOSED DEVELOPMENT

TOWNSHIP OF LANGLEY ZONING BYLAW

*the greatest number of employees at work at any time

Based on the proposed land uses, the Township of Langley Zoning Bylaw requires that 
131 vehicle parking stalls be provided. In addition, an area shall be designated as drop-
off and pick-up for the group children’s day care.

Of these 131 vehicle parking stalls, two (2) must be designated for persons with 
disabilities and a maximum of 20% or 26 stalls shall be designed as small car stalls.

It is noted that there is no requirement of bicycle parking for the proposed development.

2.2 Shared Parking

The parking requirements as per the Township of Langley Zoning Bylaw are expected to 
provide sufficient parking for a typical scenario. Parking requirements are provided for 
specific land uses, and when different land uses are mixed it is noted that the 
requirements are to be added together.

However, it is expected that for a mixed use development, different land uses will have 
different peak parking periods and may be able to share the parking supply. The 
principles of shared use parking are based on the use of a parking stall to serve two or 
more land uses over the course of the day. Striving for a balance of just enough parking, 
will allow for a more efficient utilization of land and reduce the risk of oversupplying 
parking. 

The quantity of parking that can be shared will vary significantly depending on the 
proposed land uses. For this reason, a shared parking analysis is conducted with 

Land Use Scope Variable Parking Requirement Rate Bylaw Reference
Required Number of 

Parking Stalls

Group Children's Day Care 14 Employees* 1 Space Per Employee, plus a designated drop-
off and pick-up area. 107.3 b)iii 14.0

Retail 1727 m2 (GFA) 1 Space per 20 m2 of gross floor area 107.3 b)iv 86.4

Office/Financial Office 499 m2 (GFA) 1 Space per 28 m2 of gross floor area 107.3 b)v 17.8

Restaurant 247 m2 (GFA) 1 Space per 20 m2 of gross floor area 107.3 b)vi 12.4

131
1 every 100 or part thereof 107.11 2

20% of Required Parking Stalls 107.5 6) 26

Overall Vehicle Parking Requirements for Overall Development
Parking Stalls for Persons with Disabilities
Maximum Number of Small Car Parking
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reference to the Urban Land Institutes (ULI) Shared Parking 3rd Edition (2020), to 
determine an effective parking supply for the proposed development. Referenced base 
parking ratios and time of day factors are included in APPENDIX B.

2.2.1 Land Use

The proposed development will comprise of group children’s day care, retail, office and 
restaurant land uses:

Group Children’s Day Care

A group children’s day care is expected to have the highest parking demand during 
the weekday morning and afternoon, when parents are dropping off and picking up 
their children. This peak demand is expected to occur around 9:00 AM in the 
morning and 4:00 PM in the afternoon. Unlike a school which typically experiences 
very significant spikes in demand, there are no specific drop-off or pick-up times for 
a group children’s day care. This results in a more gradual rise in demand during 
the peak periods. The proposed group children’s day care is presumed to be closed 
on weekends (Saturday and Sunday).

The Tiny Hoppers Day care located in the Willoughby Town Centre was contacted 
to discuss their general operations. They have reported that peak visitor times 
generally range from 7:30 AM to 9:30 AM and 3:30 PM to 5:00 PM, which is 
consistent with the expectations noted above.

Retail

A retail establishment is expected to have its peak periods in the middle of the day
for both the weekday and weekend.  It is noted that typically the highest parking 
demand for a retail land use is noted on the weekend. This is reflected in the base 
parking ratios recommended by ULI. This is also consistent with parking demand 
data available from the Institute of Transportation Engineers (ITE) Parking 
Generation Manual 5th Edition, for Shopping Centres (Land Use Code 820). Both of 
these sources note an approximately 10% difference between the weekend 
(Saturday) peak and the weekday (Friday) peak.

Some municipalities have adopted shared use parking factors in their respective 
Zoning Bylaws. For example, the City of Delta and the District of Squamish have 
included consideration to shared parking and have provided time of day factors for 
various uses. They have both specified a peak occupancy of 90% for commercial 
uses between 8:00 AM and 5:00 PM for a weekday, which is consistent with the 
sources above that have been considered. These additional references have been 
included in APPENDIX C.
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Office

The proposed development will have two units designated as office. More 
specifically, they have been identified as one dental/medical office and one bank.

In reference to the ULI time of day factors, a dental/medical office is expected to 
have its peak periods in the late morning and early afternoon. 

In order to evaluate the time of day factors for a bank, the parking demand for a 
drive through bank will be considered. Although the proposed bank does not 
include a drive through, parking demand patterns are influenced predominantly by 
the walk-in service, of which both facilities will have similar characteristics. It is 
expected that the peak parking demand will occur in the morning around 9:00 AM 
and afternoon around 4:00 PM, in reference to the ULI time of day factors for a 
bank with a drive though.

The Willoughby Town Centre was researched in regards to the operating hours for 
its dental/medical offices and banks. It was noted that the majority of these facilities 
operate on Saturday. It will be assumed in this shared parking analysis, that both of 
these proposed land uses will be operating similarly for weekdays and for Saturday.

Restaurant

The proposed development will have a fast food restaurant with a drive-through 
window. It is expected that a fast food restaurant will have its highest peak period in 
the middle of the day, generally when visitors are having lunch. Although the drive-
through will facilitate many visitors who will not be parked, there will be some 
parking demand for visitors that will eat in at the establishment. It is expected that 
weekday and weekend parking demands will be similar.

Based on the characteristics of the above land uses there is some opportunity for shared 
parking. This is due to the group children’s day care having its peak periods in the 
weekday morning and afternoon, while the retail and restaurant uses will peak in the 
middle of the day. Furthermore, the retail is expected to have its peak parking demand 
on the weekend, when the group children’s day care is expected to be closed.

2.2.2 Base Ratios

In the Shared Parking methodology, a base parking ratio is applied to each land use 
within a development. These base parking ratios are intended to provide sufficient 
parking for an individual land use, already in consideration of effective supply, and 
assuming nearly 100 percent modal split to automobile use.

For this shared parking analysis, the base parking ratios will be based on the parking 
requirements as noted in the Township of Langley Zoning Bylaw as per TABLE 1.
These are assumed to be sufficient for an individual land use, and more appropriate for 
application within the Township of Langley.
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2.2.3 Time of Day Factors

To analyse the temporal differences in parking demands, the time of day factors broken 
down by weekday/weekend and employee/visitor is referenced. It is ideal to separate the 
employee and visitor parking, as it is expected that they will have different time-of-day 
variation. The parking demand ratios comparing weekday and weekend, as well as 
employee and visitor parking are based on the base parking ratios recommended by 
ULI. These factors are summarized in TABLE 2 and TABLE 3 for a weekday and for a 
weekend (assumed Saturday).

TABLE 2
TIME OF DAY FACTORS FOR PROPOSED LAND USES

WEEKDAY

Land Use

Parking Requirement 

As Per Zoning Bylaw

Weekday/Weekend 

Factor

Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
57% 43% 19% 81% 65% 35% 58% 42% 14% 86%

6:00 AM 0% 0% 10% 1% 0% 0% 0% 0% 20% 5%
7:00 AM 50% 2% 15% 5% 20% 0% 0% 0% 20% 10%
8:00 AM 75% 25% 25% 15% 100% 90% 60% 50% 30% 20%
9:00 AM 90% 75% 45% 35% 100% 90% 100% 90% 40% 30%

10:00 AM 90% 20% 75% 60% 100% 100% 100% 100% 75% 55%
11:00 AM 90% 20% 95% 75% 100% 100% 100% 50% 100% 85%
12:00 PM 90% 20% 100% 100% 100% 30% 100% 50% 100% 100%
1:00 PM 90% 20% 100% 100% 100% 90% 100% 50% 100% 100%
2:00 PM 90% 20% 100% 95% 100% 100% 100% 70% 95% 90%
3:00 PM 100% 20% 100% 85% 100% 100% 100% 50% 70% 60%
4:00 PM 100% 100% 100% 85% 100% 90% 100% 80% 60% 55%
5:00 PM 100% 50% 100% 85% 100% 80% 100% 100% 70% 60%
6:00 PM 60% 20% 100% 90% 67% 67% 0% 0% 90% 85%
7:00 PM 40% 5% 100% 80% 30% 30% 0% 0% 90% 80%
8:00 PM 10% 0% 90% 65% 15% 15% 0% 0% 60% 50%
9:00 PM 0% 0% 60% 45% 0% 0% 0% 0% 40% 30%

10:00 PM 0% 0% 40% 15% 0% 0% 0% 0% 30% 20%
11:00 PM 0% 0% 20% 5% 0% 0% 0% 0% 20% 10%
12:00 AM 0% 0% 0% 0% 0% 0% 0% 0% 20% 5%

98%

Group Children's Daycare Retail Dental/Medical Office Bank Fast Food Restaurant

14.0 86.4 7.1 10.7 12.4

Employee/Visitor 

Factor

100% 90% 100% 100%
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TABLE 3
TIME OF DAY FACTORS FOR PROPOSED LAND USES

WEEKEND (SATURDAY)

This time of day, weekday/weekend, employee/visitor factors are applied to the base 
parking ratios to determine the overall parking requirements by time of day. It is 
assumed that the group children’s day care zoning bylaw parking requirement only 
considers employee demand. For all other uses, the zoning bylaw parking requirement is 
assumed to consider both employee and visitor demand. This is summarized in TABLE 
4 for a weekday, and in TABLE 5, for a weekend (Saturday).

Land Use

Parking Requirement 

As Per Zoning Bylaw

Weekday/Weekend 

Factor

Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
- - 20% 80% 65% 35% 37% 63% 14% 86%

6:00 AM - - 10% 1% 0% 0% 0% 0% 15% 5%
7:00 AM - - 15% 5% 20% 0% 0% 0% 20% 10%
8:00 AM - - 40% 30% 100% 90% 60% 50% 30% 20%
9:00 AM - - 75% 50% 100% 90% 100% 90% 40% 30%

10:00 AM - - 85% 70% 100% 100% 100% 100% 75% 55%
11:00 AM - - 95% 90% 100% 100% 100% 50% 100% 85%
12:00 PM - - 100% 95% 100% 30% 100% 50% 100% 100%
1:00 PM - - 100% 100% 100% 90% 100% 50% 100% 100%
2:00 PM - - 100% 100% 100% 100% 100% 70% 95% 90%
3:00 PM - - 100% 95% 100% 100% 100% 50% 70% 60%
4:00 PM - - 100% 90% 100% 90% 100% 80% 60% 55%
5:00 PM - - 95% 80% 100% 80% 100% 100% 70% 60%
6:00 PM - - 85% 75% 67% 67% 0% 0% 90% 85%
7:00 PM - - 80% 70% 30% 30% 0% 0% 90% 80%
8:00 PM - - 75% 65% 15% 15% 0% 0% 60% 50%
9:00 PM - - 65% 50% 0% 0% 0% 0% 40% 30%

10:00 PM - - 45% 30% 0% 0% 0% 0% 30% 20%
11:00 PM - - 15% 10% 0% 0% 0% 0% 20% 10%
12:00 AM - - 0% 0% 0% 0% 0% 0% 20% 5%

Group Children's Daycare Retail Dental/Medical Office

0% 100% 100%

Bank Fast Food Restaurant

14.0 86.4 7.1 10.7 12.4

100% 100%

Employee/Visitor 

Factor

H.2
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TABLE 4
OVERALL PARKIING REQUIREMENT BY TIME OF DAY

WEEKDAY

TABLE 5
OVERALL PARKIING REQUIREMENT BY TIME OF DAY

WEEKEND (SATURDAY)

Land Use

Parking Requirement 

As Per Zoning Bylaw

Employee/Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
6:00 AM 0.0 0.0 1.5 0.6 0.0 0.0 0.0 0.0 0.3 0.5 3.0
7:00 AM 7.0 0.2 2.3 3.1 0.9 0.0 0.0 0.0 0.3 1.1 14.9
8:00 AM 10.5 2.6 3.8 9.4 4.7 2.2 3.7 2.2 0.5 2.1 41.8
9:00 AM 12.6 7.9 6.8 21.9 4.7 2.2 6.2 4.0 0.7 3.2 70.2

10:00 AM 12.6 2.1 11.3 37.6 4.7 2.5 6.2 4.4 1.3 5.8 88.5
11:00 AM 12.6 2.1 14.4 47.0 4.7 2.5 6.2 2.2 1.7 9.0 102.3
12:00 PM 12.6 2.1 15.1 62.6 4.7 0.7 6.2 2.2 1.7 10.6 118.6
1:00 PM 12.6 2.1 15.1 62.6 4.7 2.2 6.2 2.2 1.7 10.6 120.1
2:00 PM 12.6 2.1 15.1 59.5 4.7 2.5 6.2 3.1 1.6 9.6 116.9
3:00 PM 14.0 2.1 15.1 53.2 4.7 2.5 6.2 2.2 1.2 6.4 107.6
4:00 PM 14.0 10.5 15.1 53.2 4.7 2.2 6.2 3.6 1.0 5.8 116.4
5:00 PM 14.0 5.3 15.1 53.2 4.7 2.0 6.2 4.4 1.2 6.4 112.5
6:00 PM 8.4 2.1 15.1 56.3 3.1 1.7 0.0 0.0 1.5 9.0 97.3
7:00 PM 5.6 0.5 15.1 50.1 1.4 0.7 0.0 0.0 1.5 8.5 83.5
8:00 PM 1.4 0.0 13.6 40.7 0.7 0.4 0.0 0.0 1.0 5.3 63.1
9:00 PM 0.0 0.0 9.1 28.2 0.0 0.0 0.0 0.0 0.7 3.2 41.1

10:00 PM 0.0 0.0 6.0 9.4 0.0 0.0 0.0 0.0 0.5 2.1 18.1
11:00 PM 0.0 0.0 3.0 3.1 0.0 0.0 0.0 0.0 0.3 1.1 7.6
12:00 AM 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.5 0.9

Group Children's Daycare Retail Dental/Medical Office Bank Fast Food Restaurant

14.0 86.4 7.1 10.7 12.4
Overall Parking 

Requirement By 

Time of Day

Land Use

Parking Requirement 

As Per Zoning Bylaw

Employee/Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
6:00 AM 0.0 0.0 1.7 0.7 0.0 0.0 0.0 0.0 0.3 0.5 3.2
7:00 AM 0.0 0.0 2.6 3.5 0.9 0.0 0.0 0.0 0.3 1.1 8.4
8:00 AM 0.0 0.0 6.9 20.7 4.7 2.2 2.4 3.4 0.5 2.1 42.9
9:00 AM 0.0 0.0 13.0 34.5 4.7 2.2 3.9 6.1 0.7 3.2 68.3

10:00 AM 0.0 0.0 14.7 48.4 4.7 2.5 3.9 6.7 1.3 5.9 88.0
11:00 AM 0.0 0.0 16.4 62.2 4.7 2.5 3.9 3.4 1.7 9.1 103.8
12:00 PM 0.0 0.0 17.3 65.6 4.7 0.7 3.9 3.4 1.7 10.7 108.0
1:00 PM 0.0 0.0 17.3 69.1 4.7 2.2 3.9 3.4 1.7 10.7 112.9
2:00 PM 0.0 0.0 17.3 69.1 4.7 2.5 3.9 4.7 1.6 9.6 113.3
3:00 PM 0.0 0.0 17.3 65.6 4.7 2.5 3.9 3.4 1.2 6.4 104.9
4:00 PM 0.0 0.0 17.3 62.2 4.7 2.2 3.9 5.4 1.0 5.9 102.5
5:00 PM 0.0 0.0 16.4 55.3 4.7 2.0 3.9 6.7 1.2 6.4 96.6
6:00 PM 0.0 0.0 14.7 51.8 3.1 1.7 0.0 0.0 1.5 9.1 81.9
7:00 PM 0.0 0.0 13.8 48.4 1.4 0.7 0.0 0.0 1.5 8.5 74.4
8:00 PM 0.0 0.0 13.0 44.9 0.7 0.4 0.0 0.0 1.0 5.3 65.3
9:00 PM 0.0 0.0 11.2 34.5 0.0 0.0 0.0 0.0 0.7 3.2 49.6

10:00 PM 0.0 0.0 7.8 20.7 0.0 0.0 0.0 0.0 0.5 2.1 31.1
11:00 PM 0.0 0.0 2.6 6.9 0.0 0.0 0.0 0.0 0.3 1.1 10.9
12:00 AM 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.5 0.9

Group Children's Daycare Retail Dental/Medical Office Bank Fast Food Restaurant

Overall Parking 

Requirement By 

Time of Day

14.0 86.4 7.1 10.7 12.4
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The above analysis has identified that a weekday at 1:00 PM represents the critical 
parking needs of the proposed development. This is the time period that is expected to 
observe the highest parking demand in consideration of the temporal demand 
differences among the proposed land uses. To determine an overall appropriate parking 
supply, adjustments must be made to consider shared parking in the context of 
noncaptive visitors, and also for modal split.

2.2.4 Noncaptive Adjustments

In shared parking, the noncaptive ratio is an estimate of the percentage of parkers at a 
land use in a mixed use development or district who are not already counted as parking 
at another of the land uses.

This adjustment factor will only consider concurrent trips, and will not consider 
sequential trips. Concurrent trips will serve two or more land uses at the same time with 
the use of a single parking stall. Sequential trips will reduce vehicle traffic, but are not 
expected to reduce parking demand.

Specific to this development, this will allow consideration to employees who are already 
counted as parked for the proposed land uses, and will visit the adjacent retail, 
restaurant, or office. As the critical period is noted as a weekday at 1:00 PM, this is 
generally expected to be employees within the development taking the opportunity to 
dine at the restaurant or do errands during a lunch break.

The also allows consideration to visitors that will visit the dental/medical or bank for 
appointments, and while waiting to be served or waiting as their travel companions are 
being served, may visit the other businesses.

A parking supply of approximately 85 stalls is the base parking supply for all visitors for
the combined proposed land uses (for the 1:00 PM Weekday Critical Period). A 5% 
adjustment factor is applied to the visitor parking supply in consideration of the 
concurrent trips that are enabled due to this mixed use development. 

2.2.5 Modal Adjustments

As previously discussed, the Yorkson Neighbourhood and the overarching Willoughby 
Community are striving to develop more walkable communities. This development is an 
excellent opportunity to encourage walking in the neighbourhood, due to its close 
proximity to several multi-family and town home developments. 

The Translink 2017 Trip Diaries is referenced for its available data on modal split within 
the Township of Langley region (the reference data is attached in APPENDIX D). It 
notes that within the Township of Langley there is a 6.7% modal split for walking. This is 
an overall number including trips for commuting, leisure, and errands.

It is understood that the Township of Langley region is large and a majority of the 
walking trips will be within town centres. This development location is identified as a 
Neighbourhood Commercial Area with the primary intent to serve and create 

H.2
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employment for the local population. It is expected that relative to other parts of the 
Township of Langley this area will have a more diverse modal split.

The critical period as previously noted is at 1:00 PM on a weekday. In addition to the 
adjacent town home developments, as previously noted the Willoughby Town Centre, 
Langley Events Centre, Willoughby Community Centre, and RE Mountain Secondary 
School are located within a 11-12-minute walking distance. There is potential during the 
critical period, for visitors from these populated locations, to walk or cycle to this 
development.
In consideration of the development location’s intent and the Township’s desire to create 
safer and more convenient pedestrian and cycling opportunities, a 5% modal adjustment
factor for all land uses is applied.

2.3 Shared Parking Supply

A shared parking analysis was conducted as outlined in Section 2.2, in order to 
determine what would be an appropriate parking supply, in consideration of shared use
parking principles.

The Township of Langley Zoning Bylaw was used to establish base parking ratios and 
an analysis of the temporal differences in parking demand between land uses was 
conducted. In addition, adjustment was made for the consideration of noncaptive trips 
and trips using non-automobile modes of travel. The resulting parking supply is 
summarized in TABLE 6.

TABLE 6
SHARED PARKING SUPPLY

Based on this analysis, it is expected that that the provision of 111 vehicle parking stalls 
(rounded up) will be adequate for the proposed mixed use development. 

Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
Base Parking Ratio 

During Critical Period 
(Weekday 1PM)

12.6 2.1 15.1 62.6 4.7 2.2 6.2 2.2 1.7 10.6 120.1

Noncaptive 
Adjustment  (-5%)

12.6 2.0 15.1 59.5 4.7 2.1 6.2 2.1 1.7 10.1 116.1

Modal Adjustment    
(-5%)

12.0 1.9 14.4 56.5 4.4 2.0 5.9 2.0 1.6 9.6 110.3

Adjustment Factors
Overall Parking 

Requirement

Group Children's Daycare Retail Dental/Medical Office Bank Fast Food Restaurant
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3.0 PROPOSED PARKING CONFIGURATION

The proposed parking configuration is shown in the attached site plan in APPENDIX A. 
A summary of the number of proposed stalls, by parking stall type is summarized in 
TABLE 7.

TABLE 7
OVERALL PROPOSED PARKING PROVISION

The proposed development will be providing a total of 118 vehicle parking stalls. Of 
which, 26 will be designed as small car stalls and 4 will be designed for persons with 
disabilities. An additional stall will be provided that is intended to help facilitate pick up 
and drop off activity for the proposed group children’s day care.

Nine (9) short term bicycle stalls will be provided. It is also noted that the proposed drive 
through has capacity for eleven (11) vehicles to queue. 

3.1 Overall Parking Supply

The development site is proposed to provide an overall total of 118 vehicle parking 
stalls. It is noted in the Township of Langley Zoning Bylaw as per TABLE 1, that the 
provision of 131 vehicle parking stalls is required. As such, a parking variance of 13 
stalls or 10% is necessary. 

As noted in the analysis conducted in Section 2, it was determined that by applying the 
principles of shared used parking, the provision of 111 vehicle parking stalls is
determined to be adequate. Therefore, this overall provision of 118 vehicle parking stalls
is expected to be sufficient for the proposed land uses, and an overall vehicle parking 
stall variance of 10% can be supported.

3.2 Small Car Stalls

Of the provided 118 vehicle parking stalls, 26 will be designed as small car stalls, or 22% 
of the provided stalls. It is noted in the Township of Langley Zoning Bylaw that a 
maximum of 20% of the required number of stalls, or 24 vehicle stalls be designated as 
small car stalls. As such, a variance in the provision of small cars of 2 stalls is 
necessary. 

Parking Stall Type Provision

Regular Car 88

Small Car 26

Accessible Stall 4

Total 118

Pick Up/Drop Off 1

Bicycle Parking 9

H.2
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It is noted that the proposed development will be providing 118 vehicle parking stalls, 
which is above the 111 vehicle parking stalls determined to be adequate for the site, by 
seven (7) stalls. 

It is understood that the intent of the small car maximum, is to ensure that there is 
sufficient availability of vehicle parking stalls that can accommodate larger vehicles. With
maximum of 20% small car stalls, it follows that a minimum of 80% of the required 
parking stalls should be able accommodate larger vehicles.

The proposed development will be providing 88 regular sized stalls, and 4 accessible 
stalls, for a total of 92 vehicle parking stalls that may accommodate larger vehicles. This 
provision of 92 vehicle parking stalls represents 82.8% of the 111 vehicle parking stalls 
determined to be adequate for the development.

In consideration of the surplus parking supply that is in addition to the 111 vehicle 
parking stalls determined to be adequate for the site, it is expected that this proposed 
parking configuration will accommodate the vehicle parking stall type demand.

In addition, CTS has reviewed data on new motor vehicle sales available from Statistics 
Canada, that shows that in the past 5 years (Aug 2014 – Aug 2019) approximately 
31.5% of new vehicles purchased are passenger cars, within the region of British 
Columbia and the Canadian Territories.

Statistics Canada defines two vehicle categories, Trucks and Passenger Cars. The 
definition of Trucks includes minivans, sport-utility vehicles, light and heavy trucks, vans 
and buses. These are the types of vehicles that may require a regular size stall of 5.8 
meters in length. The majority of vehicles models that would fall under the passenger car 
category, which would include typical full sized sedans, can be supported by a small car 
stall of 4.88 meters in length. It is noted that even some vehicle models in the truck 
category can also be supported by small car stalls, such as minivans and small sized 
sports utility vehicles.

In consideration of the above, a variance in the proposed number of small car stalls can 
be supported.

3.3 Group Children’s Day Care Pick Up and Drop Off

As noted, there will be a parking stall that will be located near one of the group children’s 
day care entrances to facilitate the pickup and drop off activity.

The shared parking analysis conducted in Section 2 indicates that the visitor pick up and 
drop off demand is expected to peak at 9:00 AM and at 4:00 PM on a weekday. These 
peaks do not overlap with the expected peaks of the other land uses. The analysis has
demonstrated that this group children’s day care visitor demand can be accommodated.

The additional Pick Up and Drop Off stall is not considered necessary. However, it will 
help to improve operation by allowing some pick up and drop off activity to be more 
convenient. It is recommended that this additionally provided pick up and drop off stall 
be signed as 5-minute parking.

H.2
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The group children’s day care will be providing care for young children and toddlers that 
will typically be accompanied by their parents when being picked up and dropped off. It 
is expected that although pickup and drop off duration will be short; this activity will 
typically have parents leaving their vehicles parked and walking to the facility as 
opposed to an elementary school where children may be dropped off from a queue. With 
the excellent pedestrian connectivity in the parking lot, and the spare capacity expected 
during the peak periods, the proposed parking configuration is expected to be sufficient 
for the group children’s day care operations.

3.4 Bicycle Parking

The proposed development will be providing nine (9) short term bicycle stalls, in the form 
of outdoor bicycle racks. It is noted that the Township of Langley Zoning Bylaw does not 
require bicycle parking. The Willoughby Community Plan however, does encourage the 
provision of bicycle parking within the Development Permit Area “C” - Local Commercial.

This provision of short-term bicycle stalls will support alternative modes of travel within 
the neighbourhood and work towards providing more safe and efficient cycling 
opportunities, as desired in the Yorkson Neighbourhood Plan.

H.2
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4.0 CONCLUSIONS AND RECOMMENDATIONS

4.1 Conclusions

In assessing the parking requirements for the proposed mixed use development, CTS 
determined the following:

The proposed development will be located within the Yorkson Neighbourhood at the
northwest corner of 204 Street and 80 Avenue in the Township of Langley.

The development will consist of a mix of land uses including group children’s day
care, retail, office, and restaurant.

The proposed development is noted as a Neighbourhood Commercial Area within
the Yorkson Neighbourhood Plan, with the intent of provi ng services to 
local residents within a 5-minute walking distance.

The Township of Langley Zoning Bylaw requires that the proposed development
provide 131 vehicle parking stalls, which is based on summing the individual parking
requirements of each land use.

A shared use parking analysis was conducted to consider how the proposed mix of
land uses may more effectively share the parking supply. This analysis considers the
land use type, temporal difference in demand, opportunity for concurrent trips
(noncaptive adjustments), and modal split.

The shared use parking analysis determined that the critical design period is on a
weekday at 1:00 PM, and the provision of 111 vehicle parking stalls will be adequate
for the proposed development.

The proposed development will be providing a total of 118 vehicle parking stalls. Of
which, 26 will be designed as small car stalls and 4 will be designed for persons with
disabilities. An additional stall will be provided to help facilitate pick up and drop off
activity for the group children’s day care. Based on the findings of the shared use
parking analysis, this parking configuration is expected to be sufficient for the
proposed development.

In addition, the development will be providing nine (9) bicycle parking stalls. This
provision will support alternative modes of travel within the community.
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Site Plan
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APPENDIX B

Referenced Base Ratios & Time of Day 
Factors (Urban Land Institute)
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APPENDIX C

Example Zoning Bylaws with Shared 
Parking
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DELTA ZONING BYLAW PART 8  |  OFF-STREET PARKING  |  Page 8-11

Use Number of Parking Spaces Required Number of  
Visitor Spaces

Skating rink, 
swimming pool, 
gymnasium, or similar 
practice facilities

2 spaces per 100 m2 of , PLUS 1 
space per 4 spectator seats

Water oriented 
recreation

For boating activities: same as marina.
For activities other than boating: 3 spaces 
per 100 m2 of  used 
for , PLUS 1 space per 100 m2 
of  for other uses.

8.4.3 JOINT USE PARKING
(a) parking spaces for non-residential uses for 2 or more buildings, structures or lots

and (c).

(b) The joint use of the parking spaces shall require the registration of a Section 219
restrictive covenant in favour of the City and an access easement on the lot
or lots securing the right of joint use of the parking spaces prior to the commencement
or expansion of any use as determined by the issuance of an occupancy permit or a
business licence.

(c) The joint use of the parking spaces shall be calculated in accordance with the following steps:

(i) Determine the parking requirements for each use separately according to
Sections 8.4.1 and 8.4.2;

(ii) Multiply the parking requirements for each use by the percentage in each occupancy
period column in the following table;

(iii) Sum up the parking requirements for each occupancy period column;

(iv) Find the largest sum, which shall be the joint use parking requirement.
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DELTA ZONING BYLAWPage 8-12  |  PART 8  |  OFF-STREET PARKING 

Classes of Use

Occupancy Period
Weekday Weekend

8:00am 
–5:00pm

5:00pm– 
12:00am

12:00am 
– 8:00am

8:00am 
–5:00pm

5:00pm– 
12:00am

12:00am 
– 8:00am

Assembly, civic or cultural 10% 5% 5% 100% 50% 5%

Commercial 90% 80% 5% 100% 70% 5%

Industrial 100% 20% 5% 5% 5% 5%

100% 20% 5% 5% 5% 5%

Indoor recreation  
facility or outdoor 
recreation facility

40% 80% 10% 80% 100% 10%

Restaurant, coffee shop, 
liquor primary 
establishment, or brew pub

70% 100% 10% 70% 100% 100%

Hotel or motel 70% 100% 100% 70% 100% 100%

(d) Any joint use parking agreements may be cancelled provided that

(i) all parking spaces required for any existing or new uses on the lot or lots are
provided in accordance with Section 8.4.2, and

(ii)

8.4.4 PROXIMITY TO FREQUENT TRANSIT NETWORK
For all multi-unit residential buildings or mixed use buildings with 3 or more dwelling units and 
all commercial buildings, the required minimum number of parking spaces shall be reduced by 
15% where the building is constructed on a lot

8.4.5 CAR SHARING PARKING
For all multi-unit residential buildings or mixed use buildings with more than 8 dwelling units, 
parking spaces for car sharing programs may be provided in accordance with the following 
provisions:

(a) A maximum of 5% of the total parking spaces required, excluding required visitor parking
spaces, may be designated for the sole use by car sharing programs;

(b) Each car sharing parking space shall be counted as equivalent to 1.5 required parking spaces;

(c) Car sharing parking spaces shall be clearly marked by using signs above or at the end of
the parking spaces, or paint markings on the pavement;

(d) City stating that the
parking spaces are for car sharing purposes only is required;

(e)
City for public access to, from and over the car sharing parking spaces is required;
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437 

the requirement for the various classes of uses calculated separately, and the 
parking space required for one use shall not be included in calculations for any 
other use. 

(c) Notwithstanding subsection 41.7(b), if the owner or occupier of the land,
building or use for which off-street parking spaces are required provides to the
District’s satisfaction a parking study completed by a Professional Engineer and
based on Table 2 demonstrating that peak parking demand of the classes of use
occurs at different periods of time, a reduced amount of off-street parking may
be calculated according to Table 3.

(d) Table 2 shall be used in determining the distribution of peak parking demand by
time of day and day of week for different classes of use. The percentages in
Table 2 are applied to the off-street parking requirements of Table 3 in
subsection 41.8 for each class of use with the highest total obtained from all
occupancy periods being the total of shared off-street parking spaces required.

(e) If the District approves an arrangement for shared parking in accordance with
subsection 41.7(c):

(i) a restrictive covenant shall be registered against the lot on which the
use benefiting from the shared parking arrangement is or will be
located, prior to the commencement of that use, limiting the use of
that lot to the class of use whose peak parking demand was considered
in the parking study referred to in that subsection, and to other classes
of use having the same or a lesser peak parking demand; and

(ii) no business license or occupancy permit shall be issued to authorize a
use of the lot unless the use is within the class of use whose peak
parking demand was considered in the parking study, or another class
of use having the same or a lesser peak parking demand, and the
District may require the applicant for the license or permit to provide a
parking study as described in subsection (c) demonstrating that the
proposed class of use has the same or a lesser peak parking demand.

(f) Shared off-street parking spaces shall not be reserved for any owner, employee,
customer or visitor of the uses involved in the shared arrangements.
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Table 2: Shared Parking Percentages by Peak Period 

Classes of Use Occupancy Period 
Weekday Weekend 
8:00 - 
17:00 

18:00 - 
0:00 

0:00 - 
6:00 

8:00 - 
17:00 

18:00 - 
0:00 

0:00 - 
6:00 

Residential 60% 100% 100% 80% 100% 100 
Office / Warehouse / 
Industrial 

100% 20% 5% 5% 5% 5% 

Other Commercial 90% 80% 5% 100% 70% 5% 
Hotel 70% 100% 100% 70% 100% 100% 
Food primary 
establishment 

70% 100% 10% 70% 100% 20% 

Theatre 40% 80% 10% 80% 100% 10% 
Entertainment 40% 100% 10% 80% 100% 50% 
Conference / 
convention 

100% 100% 5% 100% 100% 5% 

Institutional 100% 20% 5% 10% 10% 5% 
Religious 10% 5% 5% 100% 50% 5% 

(g) An off-street loading space shall not be considered as an off-street parking space
for the purpose of calculating the parking spaces required, except for
commercial uses under 929 sq. m of gross floor area.

(h) If a use is not listed in Section 41.8, the number of spaces shall be calculated on
the basis of the most similar use that is listed.

(i) Where the calculation of total required spaces is based upon gross floor area for
the purposes of this section of the Bylaw, gross floor area shall be calculated
according to Section 4.25
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APPENDIX D

TransLink Trip Diary (2017) – Township of 
Langley Summary
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

HIGHWAY CLOSING AND DEDICATION REMOVAL  

(BLANEY) BYLAW 2020 NO. 5610 
 
 
 
 

EXPLANATORY NOTE 
 
Bylaw 2020 No. 5610 authorizes the closure and highway dedication removal from a portion 
of road bisecting 8412 Armstrong Road. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

HIGHWAY CLOSING AND DEDICATION REMOVAL  

(BLANEY) BYLAW 2020 NO. 5610 

 
 
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 ““Highway Closing and Dedication 

Removal (Blaney) Bylaw 2020 No. 5610”. 
 

2. That portion of road lying in Section 27 Township 11 NWD shown outlined in heavy 
black line on the reference plan attached hereto as Schedule “A”, prepared by Jason 
G. Hamel, BCLS, completed on the 10th day of July, 2020, and more particularly 
described as: 
 
i. all that portion of Parcel A containing 0.552 hectares and originally dedicated 

on Plan 626 (the “Road”); 
 
shall be closed to traffic.  
 

3. The dedication as highway shall be removed from the Road. 
  

4. The Township Clerk is hereby authorized to sign the plan(s) of survey and any such 
other instrument(s) as may be required to carry into effect the closure and dedication 
removal described in this bylaw. 

 
 
READ A FIRST TIME the 27 day of July , 2020 

READ A SECOND TIME the 27 day of July , 2020 

READ A THIRD TIME the 27 day of July , 2020 

ADOPTED the   day of  , 2020 

 
  

Mayor 
  

Township Clerk 
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SCHEDULE “A” 
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BC	Restaurant	and	Foodservices	Association				600-890	West	Pender	Street,	Vancouver,	BC,	V6C	1J9	

 

  
 
 
August	26,	2020	
	

VIA	EMAIL	
	

Your	Worship	and	Council:		
	
REQUEST	FOR	SUPPORT	FOR	EXPANDED	PATIO	PERMISSIONS	
	
On	behalf	of	the	BC	Restaurant	and	Foodservices	Association,	the	Alliance	of	Beverage	
Licensees,	and	the	BC	Craft	Brewers	Guild,	we	are	writing	to	thank	you	for	expanding	outdoor	
dining	in	your	municipality	and	to	request	that	you	consider:	
	

1. Expediting	applications	for	businesses	to	winterize	patios	in	public	and	private	spaces	to	
provide	operators	with	the	opportunity	to	capitalize	on	the	confidence	of	outdoor	space	

2. Approving	temporary	patios	for	Summer	2021	now	so	operators	are	able	to	plan	ahead;	
and	

3. Creating	a	program	for	designated	pick	up	zones	so	that	businesses	can	enhance	
contactless	curbside	pick	up	in	the	fall	and	winter	months.	

	
Outside	dining	has	been	a	significant	benefit	to	operators	and	customers.	It	has	helped	build	
confidence	in	dining	out	and	activated	streets	in	new	ways	that	have	helped	keep	patrons	and	
employees	safe	amid	this	global	pandemic.	We	hope	that	we	can	work	with	you	to	build	on	this	
positive	messaging	going	forward.	
	
The	financial	pressures	felt	by	British	Columbia’s	hospitality	industry	as	a	result	of	the	COVID-
19	pandemic	continue	to	be	substantial.		
	
British	Columbia’s	14,000	restaurants	and	pubs	employ	over	190,000	people	and	contribute	
$13	billion	dollars	to	the	economy	annually.	Our	craft	beer	and	wine	industries	also	play	
significant	roles	in	the	vibrancy,	innovation,	and	economic	impact	of	our	industry	and	the	
province.	At	this	point	in	the	crisis,	15%	of	hospitality	businesses	have	already	closed.	With	the	
end	of	summer	approaching	combined	with	the	end	of	temporary	layoff	and	CERB	as	well	as	
the	extended	closure	of	the	border,	the	potential	for	additional	businesses	closing	is	significant.		
	
The	COVID-19	crisis	has	driven	devastating	declines	in	both	sales	and	guest-count	in	the	
hospitality	industry.		
	

• 51%	of	British	Columbians	surveyed	by	Leger	Marketing	at	the	end	of	July	felt	that	just	
leaving	the	house	was	stressful.	64%	remain	afraid	of	contacting	the	virus.		
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BC	Restaurant	and	Foodservices	Association				600-890	West	Pender	Street,	Vancouver,	BC,	V6C	1J9	

• Datassential	survey	of	August	7	reports	that	the	number	of	people	concerned	about	
eating	out	is	rising:	47%	are	definitely	avoiding	eating	out	and	34%	are	nervous	but	will	
still	eat	out.	

	
In	face	of	real	threats	of	business	closures	across	the	province,	we	ask	you	to	consider	
extending	your	permissive	licensing	for	restaurant,	pub,	bar,	and	brewery	businesses	around	
outdoor	spaces.	Extensions	of	the	incredible	support	and	creativity	you	have	already	offered	
would	make	a	significant	difference	to	the	hospitality	businesses	that	operate	and	employ	
people	in	your	community:		
	

• Extend	approvals	for	short-term	patios	in	public	and	private	spaces	to	provide	operators	
with	the	opportunity	to	capitalize	on	the	confidence	of	outdoor	space	and	expand	the	
businesses	ability	to	create	physical	distancing	between	tables.	

• Support	expedited	applications	for	businesses	to	winterize	temporary	spaces,	including	
by	preapproving	styles	of	canopies	and	heater	units	that	meet	your	jurisdictions	needs.	

• Renew	the	extended	patio	program	for	2021	now.	This	will	ensure	that	operators	plan	
to	keep	materials	and	generates	cost	savings.		

• Create	a	program	for	businesses	to	apply	for	curbside	pick	up	zones.	We	suggest	that	
these	include	standardized	signage	that	lists	the	businesses	using	the	pick	up	stop	and	
phone	number	for	curbside	pick	up.		

• Ensure	coordinated	communication	and	reduced	red	tape	to	make	these	changes	
possible.	

• Support	expanded	permissions	in	discussions	with	the	Provincial	Government.		
• Practice	Sympathetic	Administration	and	set	new	ways	of	doing	streamlined	business.	

	
Our	industry	has	never	faced	a	crisis	of	this	magnitude.	It	is	our	sincere	hope	that	we	can	work	
with	your	council	to	find	material	and	hard-hitting	measures	to	ensure	this	industry	survives.	It	
will	require	bold	and	quick	moves	to	help	industry	restore	itself.	We	are	working	with	the	LCLB	
to	extend	their	liquor	service	regulations	in	conjunction	with	this	request.	
	
Thank	you	in	advance.	We	remain	at	your	disposal	to	offer	advice	and	perspective	on	these	
issues.	Please	do	not	hesitate	to	contact	the	undersigned	at	any	time.	
	
Sincerely,	
	
	
Ian	Tostenson,	President	and	CEO					cell:	604.986.1429	
British	Columbia	Restaurant	and	Foodservices	Association	
	
	
Jeff	Guignard,	Executive	Director					cell:	604-499-2566	
Alliance	of	Beverage	Licensees		

	
Ken	Beattie,	Executive	Director					cell:	604.306.1500	
BC	Craft	Brewers	Guild	
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: JULY 13, 2020 - REGULAR MEETING REPORT: 20-88 
FROM: ENGINEERING DIVISION FILE: 0340-20 
SUBJECT: CONTROL OF NUISANCE ANIMALS 

POLICY UPDATE 

RECOMMENDATION: 

That Council adopt revisions to Control of Nuisance Animals Policy No. 05-205, presented as 
Attachment D to this report. 

EXECUTIVE SUMMARY: 

At its Regular Afternoon meeting of July 8, 2019, Council directed staff to review the Control of 
Nuisance Animals Policy (the Policy).  In particular, direction was given to staff to review best 
management practices in other jurisdictions and more specifically the principle of removing a 
beaver dam, should lack of action result in serious harm to fish or fish habitat. 

The Policy, in conjunction with the Township of Langley’s Beaver Dam Management Guidelines, 
sets out the framework for managing beaver activity, which includes a progressive regime that 
begins with non-invasive steps of monitoring, hand removal, wrapping of trees, installation of 
exclusion fencing, and installation of pond levelers.  Since the 2017 revision of the Policy, staff 
have primarily utilized non-invasive measures and are currently managing 64 sites with beaver 
activity throughout the Township. 

A review of seven other jurisdictions revealed the Township is aligned with best management 
practices throughout the region.  Outside the scope of the Policy, staff plan to implement 
installation of signage as an additional tool to provide public education/information, similar to 
Metro Vancouver’s as seen in Figure 1, at select locations where beaver activity has been 
observed no observed impact to infrastructure. 

Staff are not recommending adding a policy directive regarding dam removals that could 
potentially cause serious harm to fish or fish habitat.  Although beaver dams may cause 
hindrances to the movement of fish through a system, they are natural features and obstacles 
that fish have adapted to managing naturally.  Fish are often able to migrate via small rivulets 
around the dam or over the dam when stream flows permit.   

Staff have not recommended any substantial revisions to the Policy, however minor 
housekeeping changes are being recommended.  These changes are listed in detail later in the 
Housekeeping section of this report and presented in the proposed amended Policy, included as 
Attachment D.  

PURPOSE: 

This report is in response to Council’s resolution of July 8, 2019, requesting staff to review the 
Control of Nuisance Animals Policy No. 05-205. 
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CONTROL OF NUISANCE ANIMALS 
POLICY UPDATE 
Page 2 . . . 

BACKGROUND/HISTORY: 

At the June 10, 2019 Regular Afternoon meeting, Council referred a motion in regards to 
Beavers and Wetlands to the Agricultural Advisory and Economic Enhancement Committee for 
comment, as cited below: 

“Therefore be it resolved that Council direct staff to review our current policy on 
beaver dam removal and alteration, in order to reflect adherence to the following 
primary principles:  

Removal or alteration of beaver dams subject to the jurisdiction of the Township of 
Langley local authority or managed by the Township on behalf of private property 
owners, will only be authorized with respect to imminent flooding or water damage 
from over-height water compounding that could negatively affect TOL infrastructure, 
and for no other purpose or cause; and further  

That any necessary removal, or lowering, of beaver dams on Township property or 
properties managed by the Township, conform to best management practices to 
ensure the protection of downstream and adjacent water quality and quantity, and 
that all such alterations only be undertaken in a manner that minimizes disturbance to 
the banks or bed of any waterbody or watercourse in support of critical wetland 
integrity protection.” 

At its Regular Afternoon meeting of July 8, 2019, following a recommendation made on 
June 26, 2019 by the Agricultural Advisory and Economic Enhancement Committee, Council 
directed staff to review Council adopted Policy 05-205 Control of Nuisance Animals.  The 
resolution stated: 

“That Council direct staff to review the Control of Nuisance Animals Policy, in 
particular to look at the best practices in other jurisdictions; and  

That the review explore a principle that states that if a dam may result in serious harm 
to fish or fish habitat, that this would be an additional reason for removal.” 

Protection of beavers and their dams fall under the jurisdiction of the provincial government and 
are regulated pursuant to applicable legislation, including the Wildlife Act and the Water 
Sustainability Act (WSA).  While the regulations generally prohibit disturbance or destruction of 
beaver dams, houses, and dens, they do provide municipalities the ability to control beaver 
activity, including removal of dams, where the beaver activity is deemed to pose a risk to public 
safety, municipal drainage systems, public assets or infrastructure, property, or the 
environment.  

With the Township’s significant land area and rural setting, it is necessary to manage beaver 
activity, which has the potential to conflict with human activity including farming and agricultural 
operations, to ensure public safety and protect infrastructure and private property. 

The Policy has been in effect since 1998, and recognizes that municipal infrastructure, including 
roads and drainage systems, as well as private property, may be subject to flooding by beaver 
activities resulting in potential damage to property, public safety and the environment due to 
erosion, with significant cost and liability implications. 
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CONTROL OF NUISANCE ANIMALS 
POLICY UPDATE 
Page 3 . . . 

DISCUSSION/ANALYSIS: 

The Policy, in conjunction with the Township’s Beaver Dam Management Guidelines 
(Guidelines) included as Attachment A, set out the framework for managing beaver activity.  The 
Guidelines are based on a progressive regime that begins with non-invasive steps without any 
use of machinery or trapping.  The guidelines are updated from time to time, as new methods or 
technologies for managing beaver activity become available and can be refined based on best 
management practices without the need for an amendment to the Policy, which as a more high 
level document, provides for a regulatory framework, rather than being prescriptive.  Non-
invasive measures typically include, but are not limited to, monitoring the site, hand removal of 
dams, debris, and blockages, wrapping of trees, installation of exclusion fencing, and installation 
of pond levelers. 

The Township has also developed a Beaver and Beaver Dam Management Fact Sheet which is 
periodically updated to provide the public and land owners with information regarding beaver 
management and the governing regulations.  The fact sheet has been included as Attachment 
B. 

Currently, within Township owned property, right-of-ways, and road allowances, staff are 
regularly managing beaver activities at 64 sites utilizing methods described above.  A map 
displaying the locations of active and inactive sites along with sites where staff have installed 
pond levelers is presented as Attachment C. 

Where non-invasive measures are not effective staff employ methods such as removing dams 
with machinery or as a last resort trapping the animals.  These methods are always completed 
under the guidance of or by qualified professionals and pursuant to all acts and regulations.  
Since 2017, staff have only trapped beavers at two sites and in those instances a licensed 
trapper utilized live traps to move the animals to another location.  

Best Practices in Other Jurisdictions: 

Staff reviewed the best practices of 6 local jurisdictions and King County in Washington State. 
Table 1 below summarizes the practices of the other jurisdictions compared to the Township’s 
practices. 

Table 1. Summary of Other Jurisdictions 

Jurisdiction 
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City of Abbotsford         
City of Coquitlam         
City of Delta         
King County, Washington         
Metro Vancouver         
City of Port Moody         
City of Surrey         
Township of Langley         
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CONTROL OF NUISANCE ANIMALS 
POLICY UPDATE 
Page 4 . . . 

While the majority of jurisdictions reviewed do not have a Council endorsed plan or policy, most 
follow similar best practices when managing beaver activity. The majority of those reviewed only 
use trapping as a last resort when all other methods have failed, similar to the Township.  The 
City of Port Moody and Metro Vancouver were two jurisdictions with some different practices, 
which the Township does not currently utilize; these are described below in further detail.  

The City of Port Moody’s 2019 Beaver Management Plan, in addition to the methods in Table 1, 
also includes the use of repellants.  Repellents can be used to protect trees by painting the 
trunk with a paint and sand mixture, which deters the beavers from chewing.  Other repellents 
include predator odours, and some studies suggest that beavers avoid that of coyote, lynx, and 
river otter. These repellents can also be applied to trees, but need to be reapplied regularly and 
they can be unpleasant smelling.   In 2018, staff tested the use of predator repellent along with 
a coyote decoy at a beaver dam.  Unfortunately, the repellent and decoy did not deter the 
beavers from working on their dam. Staff’s experience is that tree wrapping and exclusion 
fencing are generally more effective and therefore are not recommending adding repellants to 
the Policy. 

Port Moody also included the use of vegetation modification in their Beaver Management Plan 
which involves selecting plant species that are less preferred by beavers.  Beavers do prefer 
certain species as food and for building materials, although they may utilize less desirable 
species faced with a situation where their preferred species are unavailable.  While the 
Township has used this method in the past at select locations, staff are not recommending 
adding vegetation modification to the Policy.  

In areas of Metro Vancouver Parks where beavers can be left to build dams and flood lands, 
Metro Vancouver Regional Parks deploys non-invasive measures, such as tree wrapping and 
exclusion fencing, and installs signage, similar to the one shown in Figure 1 below. 

Figure 1. Metro Vancouver Signage 
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CONTROL OF NUISANCE ANIMALS 
POLICY UPDATE 
Page 5 . . . 

The signage explains why the area is flooded, how Metro Vancouver balances protecting 
infrastructure with conserving nature, measures staff are undertaking, and informs the public 
that water levels are monitored and control options are assessed and changed as necessary.  
Staff are planning to develop similar signage at sites which can be left to flood with minimal to 
no impact to Township infrastructure.  

After reviewing practices of other jurisdictions, staff do not recommend any best management 
practice amendments to the Policy. However, staff will be updating the Guidelines to include the 
use of informative signs, similar to the Metro Vancouver example.  

Serious Harm to Fish or Fish Habitat: 

In reviewing a principle that states: ‘”that if a dam may result in serious harm to fish or fish 
habitat that this would be an additional reason for removal”, it should be noted that “serious 
harm to fish or fish habitat” is no longer a term used in the Fisheries Act.  In late 2019, the 
Fisheries Act was revised which resulted in the change to “harmful alteration, disruption or 
destruction of fish habitat and/or death of fish”. 

Over the years staff have conversed with Fisheries and Oceans Canada (DFO) and Ministry of 
Forest Lands Natural Resource Operations and Rural Development (FLNRORD) agencies and 
have been advised although beaver dams may cause hindrances to the movement of fish 
through a system, they are natural features and obstacles that fish must manage in nature.   

Additionally, provincial WSA Instream Works Standards and Best Practices (MOE 2004) 
recognizes that beaver dams may restrict fish passage, but that fish are often able to migrate 
through dams via small rivulets around the dam or when stream flows overtop the dam.   It is 
also recognized that flooding caused by beaver activity can create valuable off-channel and 
overwintering fish habitat and permanent ponds that can be critical in supporting ecological 
diversity, seasonal changes within streams, renewal of riparian vegetation and organic soils, 
and provide water reserves for fish and aquatic wildlife habitat during the summer months.  “In 
that respect, beaver dams contribute to overall watershed health and biodiversity” (MOE 2004).  

Subsequently, staff do not recommend including “serious harm to fish or fish habitat” in the 
Policy as a principal for beaver dam removal.  In the infrequent situation where there is enough 
evidence that a natural dam (beaver or debris) is causing “serious harm to fish or fish habitat” 
staff would report it to DFO and/or FLNRORD for review and advice, as they are the regulatory 
authorities over fish and wildlife.   

Housekeeping Amendments: 

A number of housekeeping amendments are proposed in Table 2 along with a brief rationale.  
The housekeeping changes are also presented in the amended Policy, included as Attachment D. 
These amendments reflect experience gained following previous implementation of the Policy. 
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CONTROL OF NUISANCE ANIMALS 
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Table 2. Summary of Housekeeping Changes 

Section Description of change Rationale 

1.1 
Replaced “such as” with “including, but 
limited to” 

Amendment for clarification 

2.3 Added period to end of sentence Grammar 

4.1 
Replaced “water courses” with 
“watercourses” 

Grammar 

4.2 
Replaced “such as” with “including, but 
limited to” 

Amendment for clarification 

4.3 
Added “acts and”;  Replaced “, 
including” with “; as well as,”;  Replaced 
“guidelines” with “Guidelines” 

Amendment to reword for clarification and 
reflection of current practice 

4.4 

Replaced “and non-invasive steps, 
including” with “steps starting with the 
least invasive.  Steps may include, but 
are not limited to,” 

Amendment to reword for clarification and 
reflection of current practice 

4.4(ii) Replaced “wrapping” with “protection” 

Amendment to reword for clarification as tree 
protection may include wrapping or installation 
of fencing or other methods as best 
management practices evolve 

4.4(iii) Added “or culvert protection” Amendment to reflect current practice 

4.4(iv) Added “Installing exclusion fencing” Amendment to reflect current practice 

4.4(v) 

Replaced “Hand removal of dams” and 
“Removal of debris and blockages” with 
“Hand removal of dams, debris and 
blockages” 

Amendment for clarification and to reflect current 
practice 

4.4(vi) 
Removed “Other non-invasive 
approaches, as possible.” 

Amended as this is covered by amendment of 
4.4 above 

4.5 

Added “If other less invasive options 
prove unsuccessful, machine removal of 
dams, debris and blockages, as 
necessary.” 

Additional item added to policy to document 
current practice 

4.6 

Replaced “damage, and risk to public 
safety” with “risk to public safety and 
damage to property and infrastructure is 
available”;  Replaced “is available” with 
“, they” 

Amendment for clarification 
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Financial Implications: 

Since the 2017 Policy update and the reduction in trapping, costs for managing beaver dams 
have increased.  However, Council has been supportive in approving the requested budget 
increases, which have allowed staff to continue to primarily use non-invasive methods.  The 
recommendations made in this report can be implemented within existing operating budgets. 

Staff will continue to stay up to date with the latest methods for beaver management, and as 
new methods or technologies become available the Guidelines will be updated, and any Policy 
amendments will be presented to Council for their consideration. 

Respectfully submitted, 

Jennifer Elderkin  
CONSTRUCTION MANAGER 
for 
ENGINEERING DIVISION 

ATTACHMENT A Beaver and Beaver Dam Management Guidelines  

ATTACHMENT B Beaver and Beaver Dam Management Fact Sheet 

ATTACHMENT C 2020 Beaver Site Map 

ATTACHMENT D Policy No. 05-205, as amended 
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BEAVER AND 
BEAVER DAM MANAGEMENT

Legal Requirements 

Acts and regulations exist at both the provincial and
federal levels to protect fish and wildlife species and
their  habitats;  as well  as,  protecting water quality
and  quantity.  Local  governments  may  also  have
local  bylaws  that  deal  with  works  in  and  around
water. 

Under the BC Wildlife Act it is an offence to “disturb,
molest,  or  destroy”  a beaver den,  house, or dam
unless you are a trapper as licensed under the Act.
Alteration or removal of a dam is permitted under
the BC  Wildlife Act “to provide irrigation or drainage under lawful authority for the protection of property” and
under the BC Water Sustainability Act “for drainage purposes with specific restrictions”. To remove a beaver dam,
located in  a  watercourse,  one must  have the permission of  the landowner and have applicable  Wildlife  Act
Permits  and  Water  Sustainability  Act Notifications  via  the  BC Ministry  of  Forests,  Lands,  Natural  Resource
Operations, and Rural Development (FLNRORD) prior to the commencement of works.

The federal  Fisheries Act regulates fish and fish habitat  in Canada. Section 35 of  the  Act  prohibits  “harmful
alteration, disruption or destruction of fish habitat” (HADD) unless authorized by Fisheries and Oceans Canada
(DFO). For works that may result in a ‘HADD’ DFO must be contacted/notified prior to commencement of works. 

Township of Langley’s Approach

According to Township of  Langley (Township) policies  #05-002 Private Property – Entering And Working On
(revised  2016)  and  #05-205  Control  of  Nuisance  Animals  (revised  2017)  the  Township  will  typically  only
undertake works on Township property* unless under specific circumstances (i.e. risk to public safety).

*Township property = simple parcels of land and/or improvements as well as roads, right-of-ways, or
works owned or operated by the Township including those held in trust by the Township.

When a problem beaver dam is identified on Township property, staff only considers complete removal of the dam
or other structures if it is deemed an emergency, and after all other management tools and options have been
reviewed. To remove a beaver dam in a watercourse, the Township follows the BC “Best Management Practices
for Instream Works” protocols (MOE, 2004). This involves the Township working with a Qualified Environmental
Professional (QEP) to assess the proposed works. In some cases, the QEP will  also monitor the works and
submit notifications and reports to FLNRORD (and DFO if applicable). 

In the event that removal of a beaver(s) is deemed necessary (i.e. immediate threat to public safety), beaver
trapping is undertaken by a licensed trapper. All trapping is conducted in accordance with local, provincial, and
federal regulations. However, in all instances the Township tries to work with area landowners and residents to
accept a certain level of flooding caused by beavers; therefore, reducing the need to conduct dam removals,
habitat alterations, and trapping. 

Note: All beaver management issues / works on private land are the responsibility of the property owner.

Township of Langley Beaver Management, 2020

You and 
your 

proposed 
works

Water 
Sustainability

Act

Wildlife Act

Local Government
 Act

Local Government 
Bylaws

Fisheries Act

ATTACHMENT A
O.1
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Disclaimer: It is the responsibility of the landowner to determine if any applicable regulatory notifications/permits/approvals 
are required, submitting for said notifications/permits/approvals (if applicable), and for the scheduling of works and all of the 
associated costs involved with the beaver management issues. The owner is also responsible to ensure that the chosen 
trapper (if applicable) has current, up-to-date, professional certification, government licensing, and any withstanding 
agreements. The Township encourages the use of alternative beaver management methods wherever feasible; however, it 
neither promotes nor discourages the use of beaver trapping, beaver dam removal, or beaver habitat alteration as a 
control/management method. 

Township of Langley Beaver Management, 2020 

BEAVER MANAGEMENT 
ON PRIVATE LANDS 

For beaver management issues on private lands, the landowner (owner) is responsible for all management 
activities and applicable regulatory agency contacts. To remove a beaver structure located within a watercourse 
the BC Ministry of Forests, Lands, Natural Resource Operations, and Rural Development (FLNRORD) will require 
contact prior to works in order to notify and obtain applicable permits/approvals for said works. Should the project 
result in “harmful alteration, disruption or destruction of fish habitat” (HADD), Fisheries and Oceans Canada 
(DFO) would also require contact. In the event that beaver trapping works are necessary, the owner may be 
required to hire a fully licensed professional trapper (trapper). 

Beaver Dam, Den, or House Management Procedures: 

• Removal or alteration via powered machinery must be conducted under BC Natural Resources (and
potentially DFO) notifications/permits. Typically, notifications must be submitted to the agencies at least 45-
days prior to works.

• For removal or alteration via hand-tools or non-mechanized methods - a registered trapper may have a
standing agreement for selective hand removal of beaver dams and related debris under their Trapping
License. If there is such an agreement, the trapper may be able to conduct these works without prior
notification or approval from FLNRORD. Alternatively, the owner may use this method of dam removal if the
owner notifies the appropriate regulatory agencies prior to works (see above).

Some alternative Beaver Management Methods: 

1. Installing fences and/or barriers around culverts, drains, structures, and trees to keep beavers away.

2. Wrapping heavy gauge wire mesh around trees to prevent beavers from "working" on them.

3. Using low-voltage electric fencing to isolate areas or stands of vegetation from the beavers.

4. Installing a beaver pond leveler or other device in the dam in order to maintain desired water levels

upstream and downstream of the dam; must be done under FLNRORD (and possibly DFO)

notifications/permits/approvals).

Contacts: 

Front Counter BC (BC Permitting and Licensing – for FLNRORD contact) / Ph: 604.586.4400 or 1-877-855-3222 
E-Mail: FrontCounterBC@gov.bc.ca / website: http://www.frontcounterbc.gov.bc.ca/
More information – https://portal.nrs.gov.bc.ca/web/client/-/dens-and-dam-management

Fisheries and Oceans Canada (British Columbia Regional Office)/ Ph. 1-866-845-6776 
200 - 401 Burrard Street, Vancouver, British Columbia V6C 3S4 / Email: ReferralsPacific@dfo-mpo.gc.ca 
More information - http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html  

Langley Environmental Partners Society (LEPS) – assistance with alternative beaver management methods 
Unit 201 - 22071 48th Avenue, Langley, BC  
Ph. 604.532.3511 - Website: http://www.leps.bc.ca/  

Professional Trappers: look up ‘wildlife trappers’ or ‘BC Trapping Association’ in the yellow pages or search on-
line for additional companies/services. 
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FACT SHEET
BEAVER & BEAVER DAM 

MANAGEMENT 

Definition: Actions taken to control beaver populations and their effects on local watercourses. 

 

As we know, beavers build dams to create habitat for themselves.  In doing so, they can 
create chaos for others.  In urban environments, beaver activity can cause flooding, 
damage to infrastructure (e.g., culverts and roads), loss of trees, and other hazards and 
risks to private and public property and public safety.  Therefore, management of 
beavers, dens, and dams is a necessary part of municipal operational activities. 
However, it is important to note that beavers, through the construction of dams and the 
ponds that form behind them, create some excellent summer and winter habitat for fish 
and other wildlife. 

 

Improper removal of a beaver dam can have negative impacts to fish/wildlife, fish/wildlife 
habitat, channel stability, and downstream users and landowners.  When possible, one 
must consider options other than complete removal of a dam.  For example, partial 
removal of the dam may provide adequate drainage conveyance. Alternatively, various 
products are available to help beavers and people to coexist (e.g. installation of a pond 
leveler). 

Why Is Beaver Control Needed? 

Tips for Beaver Management 

www.flemingoutdoors.com 
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FACT SHEET
BEAVER & BEAVER DAM 

MANAGEMENT 

If dam removal is necessary, it is important to ensure that accumulated sediment upstream of the dam is not released 
in a concentrated pulse and that flow velocities will not erode the banks of downstream reaches. The following are 
some ‘KEY’ best management practices for dam removal: 

• Remove the dam SLOWLY.  By notching the dam, lower the water levels in steps allowing water levels
to equalize before notching again to a lower level.  This will minimize the chance of releasing a sudden
flush of sediment downstream and minimize the potential for fish/amphibian stranding upstream.

• Remove all dam materials from the site so other beavers do not re-use the material, and to ensure that
the material does not end up in the watercourse where it could impede flow and cause flooding.

• Install sediment control measures downstream of the dam to contain sediment stored behind the dam.

• It may be important to install some type of beaver exclusion methods or consider having a licensed
trapper physically remove the beaver(s) before undertaking dam removal activities, as the beaver(s) will
try to re-build the dam and any removed or disturbed structures within their territory.

Beaver Dam Removal 

You can find further information on best management practices for beaver 
and beaver dam removal in the BC’s Standards and Best Practices for 

Instream Works, available online at: 

https://www2.gov.bc.ca/assets/gov/environment/natural-resource-
stewardship/best-management-practices/iswstdsbpsmarch2004.pdf 
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confirming its accuracy and sufficiency.

Pa
th:

 N
:\M

ap
s\S

tan
da

rd
 M

ap
s\E

ng
ine

eri
ng

\D
rai

na
ge

\E
ng

_D
rai

na
ge

_B
ea

ve
r_

Mg
mt

\M
ap

_B
ea

ver
Ma

na
ge

me
nt_

20
20

_8
.5x

11.
mx

d

Version Date: June 05  2020

1 0 1 2 30.5

Km

Beaver Management Sites
!( Active Dam (64)

") Inactive Dam (12)

!(!(!(!(!(!(!(!(!(!(Pond Leveller (16)

/

ATTACHMENT C
O.1

O.1 -  Page 12



COUNCIL POLICY 

Subject: Control of Nuisance Animals Policy No:        

Previous Policy No:   

Approved by Council: 

Revised by Council: 

Revised by Council: 

05-205

05-745

1998-09-21 

2016-05-30 

2017-03-06 
Revised by Council: 

1. Purpose

1.1. To provide direction for Township staff in resolving drainage problems
resulting from activities of animals including, but not limited to, beavers 
and muskrats. 

2. Background

2.1. Flooding of municipal and private property and damage to culverts, roads 
and dykes has resulted from activities of animals such as beavers and 
muskrats. 

2.2. It is important to manage the activities of animals to protect municipal 
infrastructure and public safety. 

2.3. Managing the activities of wildlife must reflect a balanced approach to 
protecting infrastructure, public safety and the environment.  

3. Related Policy

3.1. 05-002  Private Property - Entering and Working On

4. Policy

4.1. Township property, including roads and gravel pits, and private property 
has been subject to flooding by activities of beavers.  Culverts and 
watercourses of various sizes have been obstructed by these animals 
resulting in potential liability from flooding, and road damage from 
overtopping and erosion.  Significant costs are incurred in clearing these 
obstructions. 

4.2. Dykes are subject to damage from burrowing by animals including, but 
not limited to, muskrats and beavers.  Burrowing can result in weakening 
of the dykes, and can provide a passage for flood waters that could 
eventually compromise the structural integrity of the dyke and flood public 
and private land and improvements. 

ATTACHMENT D
O.1

O.1 -  Page 13



Control of Nuisance Animals 

Page 2 

4.3. Management of beavers shall be performed in accordance with 
applicable acts and regulations; as well as, Township of Langley’s Beaver 
and Beaver Management Guidelines, as amended from time to time, to 
reflect best management practices, industry standards and latest 
technology. 

4.4. Management of beavers shall consist of a series of progressive, 
coordinated steps starting with the least invasive.  Steps may include, but 
are not limited to, the following: 

i. Monitoring
ii. Tree protection
iii. Installing pond levelers or culvert protection
iv. Installing exclusion fencing
v. Hand removal of dams, debris and blockages

4.5. If other less invasive options prove unsuccessful, machine removal of 
dams, debris and blockages, as necessary. 

4.6. When no other effective means of preventing or controlling the potential 
risk to public safety and damage to property and infrastructure is 
available, due to the activities of these animals, they may be removed by 
trapping. 

4.7. A trapper, duly licensed under the provisions of Provincial and/or Federal 
legislation, must be contracted to remove the nuisance animals. 
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