
 

 

 

REGULAR MEETING OF 
TOWNSHIP COUNCIL 

 
Monday, March 7, 2022 at 1:00pm 
Fraser River Presentation Theatre 

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

 

 
A G E N D A 

 ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF  
THE COAST SALISH PEOPLES 

    
 

 A. ADOPTION AND RECEIPT OF AGENDA ITEMS 

    
  1. Regular Council Meeting – March 7, 2022 

 
That Council adopt the agenda and receive the agenda items of the 
Regular Council meeting held March 7, 2022. 
 

 

 B. ADOPTION OF MINUTES 

    
  1. Regular Council Meeting – February 28, 2022 

 
That Council adopt the Minutes of the Regular Council meeting held 
February 28, 2022. 
 

  2. Public Hearing Meeting – February 28, 2022 
 
That Council adopt the Minutes of the Public Hearing meeting held 
February 28, 2022. 
 

 

 

 C. DELEGATIONS  

    
  1. Liam Razzell 

Action on Smoking & Health 
File 0550-07  
 
Request by Liam Razzell, BC Policy Specialist, Action on Smoking & 
Health, to appear before Council to discuss ways to enhance smoke-free 
bylaws to prevent the renormalization of smoking and tobacco use with the 
legalization of cannabis and the uptake in vaping. 

 



March 7, 2022 
Regular Council Meeting Agenda   - 2 - 

 

 

 E. REPORTS TO COUNCIL 

    
  1. 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. 
 
Development Permit Application No. 101186  
(Gateway 200 Business Park Ltd. /  
19900 Block of 84 Avenue) 
Report 22-19 
File CD 08-27-0071 
 
That Council authorize issuance of Development Permit No. 101186 to 
Gateway 200 Business Park Ltd., for property located at the 19900 Block of 
84 Avenue, subject to the following conditions to the acceptance of the 
Township of Langley General Manager of Engineering and Community 
Development, unless otherwise noted:  
 
a. Building plans being in substantial compliance with Schedule “A”;  
b. Landscape plans being in substantial compliance with Schedule “B”; 
c. Provision of final tree retention, replacement, protection details and 

security in compliance with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection); 

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

e. Rooftop mechanical equipment to be screened from view by compatible 
architectural treatments; 

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

 

 D. PRESENTATIONS 

    
  1. Tourism Langley 

 
That Council receive the presentation by Erinn Kredba, Executive Director, 
Tourism Langley, providing an overview of 2020-2021 activity and to 
present their board-endorsed future five-year strategic plan.    
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 E. REPORTS TO COUNCIL 

    

 

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

d. Submission of an erosion and sediment control plan or exemption in 
accordance with the Erosion and Sediment Control Bylaw; 

e. Execution of a Servicing Agreement to secure required road and utility 
upgrades and extensions, and landscaping in accordance with the 
Township’s Subdivision and Development Servicing Bylaw;  

f. Payment of supplemental Development Permit application fees; and 
g. Payment of applicable Development Cost Charges and Building Permit 

administration fees. 
 

  2. 
 

Aldergrove Gateway Site - Public Engagement Strategy  
Report 22-20 
File ENG 6125-20-AGS1 
 
That Council approve the Terms of Reference, presented as  
Attachment A, outlining the various components and associated costs, as 
well as proposed timelines as outlined in this report, in relation with a 
proposed public engagement strategy for the Aldergrove Gateway Site 
located at 27030 Fraser Highway with overall estimated costs of up to 
$50,000 funded from Council Contingency.  
 

  3. Draft Financial Plan 2022-2026 - Results of Public Consultation  
Report 22-21 
File FIN 1700-80 
 
That Council receive the results of the public consultation for the  
Draft 2022-2026 Financial Plan for information; and 
 
That Council direct staff to bring forward the Draft 2022-2026 Financial 
Plan and the 2022-2026 Five Year Financial Plan Bylaw for first, second 
and third reading to the March 28, 2022 Council meeting.  
 

 

 F. BYLAWS FOR FIRST AND SECOND READING 

    
 

 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  1. 

 
Official Community Plan Amendment and  
Rezoning Application No. 100214 and 
Heritage Alteration Permit Application No. 101241  
(Township of Langley / Vicini Homes  
(Fort Langley) LP / 9100 Block King Street) 
Bylaw No. 5761 
Bylaw No. 5762 
Report 22-10 
File CD 11-33-0138 
 
That Council give third reading “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Fort Langley Community Plan) Bylaw 1987  
No. 2527 Amendment (Township of Langley / Vicini Homes (Fort Langley) 
LP) Bylaw No. 5761”; and 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Township 
of Langley / Vicini Homes (Fort Langley) LP) Bylaw No. 5762”. 
 
Explanation – Bylaw No. 5761 
 
Bylaw No. 5761 amends the Fort Langley Community Plan to allow 
development of 44 3-storey townhouses up to maximum density of 57 units 
per hectare (23 units per acre) on properties located in the 9100 Block of 
King Street.  The bylaw also removes a redundant requirement related to 
servicing. 
 
Explanation – Bylaw No. 5762 
 
Bylaw No. 5762 rezones the subject site to Comprehensive Development 
Zone CD-106 to allow development of 44 3-storey townhouse units on 
properties located in the 9100 Block of King Street.   
 
That Council, at time of third reading of Rezoning Bylaw No. 5762 and in 
advance of final reading of Bylaw No. 5762, consider authorizing the 
applicant to proceed with clearing work associated with required 
archaeological permitting subject to the following conditions to the 
acceptance of the General Manager of Engineering and Community 
Development: 
 

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

2. Installation of tree protection fencing around the remaining trees onsite 
to be retained on an interim basis; 

3. Conformance with Schedule “B” of the Erosion and Sediment Control 
Bylaw 2006 No. 4381, as amended, Erosion and Sediment Control for 
Building Sites (less than 2,000 m2); 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
4. Within 48 hours of land clearing activity, provision of confirmation from a 

Qualified Environmental Professional that land clearing can proceed in 
accordance with provincial and federal legislation respecting migratory 
birds and nesting; and 

5. Confirmation by the applicant that works undertaken prior to final 
reading of related bylaw and issuance of Heritage Alteration permit are 
completely at applicant’s risk and expense and in no way fetter Council’s 
discretion in dealing with the rezoning and Heritage Alteration Permit 
applications. 

 
Heritage Alteration Permit No. 101241  
 
Running concurrently with this Bylaw is Heritage Alteration Permit  
No. 101241 (Township of Langley / Vicini Homes (Fort Langley) LP /  
9100 Block King Street) 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 with the Township’s Street Tree and Boulevard Planting 
Policy and Age Friendly Amenity Area requirements; 

c. All signage being in compliance with the Township’s Sign Bylaw; 
d. All mechanical equipment to be screened from view by complementary 

architectural or landscape screening; and 
e. All refuse bins to be stored within a building. 

 

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. 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 onsite 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 from the owner and landscape architect or arborist 

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

e. Although not a commercial or industrial property, 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 to minimize the impact of exterior 
lighting on adjacent historic sites; and 

f. Payment of supplemental heritage alteration permit application fees, 
Development Cost Charges, and building permit administration fees. 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  2. Highway Closure and Dedication Removal  

(Township - Fort Block) 
Bylaw No. 5558 
Bylaw No. 5597 
Report C20-12 
File ADM PM002696 
 
That Council give third reading to “Highway Closing and Dedication 
Removal (Township – Fort Block Lane) Bylaw 2020 No. 5558”; and 
 
“Highway Closing and Dedication Removal (Township – Fort Block Royal) 
Bylaw 2020 No. 5597”. 
 
Explanation – Bylaw No. 5558 
 
Bylaw 2020 No. 5558 authorizes the closure and highway dedication 
removal from portions of the lane between Royal Street and King Street and 
Mary Avenue and Mavis Avenue. 
 
Explanation – Bylaw No. 5597 
 
Bylaw 2020 No. 5597 authorizes the closure and highway dedication 
removal from the portion of Royal Street between Mary Avenue and  
Mavis Avenue. 
 
Clerk’s Note:  No report is included in the Regular agenda package as this was 
dealt with as a property matter. 
 

 

 I. BYLAWS FOR FINAL ADOPTION 

    
  1. Sanitary Sewer Local Area Service  

24 to 28 Avenues and 204 to 208 Streets 
Bylaw No. 5768 
Report 22-12 
File ENG 5320-20-SWR21-02 
 
That Council give final reading to “Local Area Service Bylaw No. 5768”. 
 
Explanation – Bylaw No. 5768 
 
Local Area Service Bylaw No. 5768 establishes the construction of 
approximately 1,995 metres of gravity sanitary sewer combined total from 
segments on 204 Street from 28 Avenue to 24 Avenue, 24 Avenue from  
204 Street to 208 Street and 206 Street from 24 Avenue south 
(approximately 400 metres) as a local area service and authorizes recovery 
of the costs of constructing the local area service by means of a local 
service tax. 
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 J. CORRESPONDENCE 

    
  1. Tree Protection Bylaw – Request for Fee Waiver 

 
That Council receive the letter from Patrick Wenman requesting a waiver of 
all Township permit fees to remove trees from his property. 
 
Clerk’s Note:  Please note that the property owner has not submitted a tree removal 
application form yet and has only submitted the arborist report. The report has not 
been reviewed nor have the trees in question been inspected by staff but should the 
trees be confirmed hazardous there would be no application nor cutting fees to 
remove 4 hazardous trees and, pursuant to the bylaw, would only require security 
deposit for 8 replacement trees at $500 per tree for a total deposit of $4,000.  The 
property owner would have to purchase and plant the replacement trees. Staff 
would inspect the replacement trees and refund 90% ($3,600) if the trees pass 
inspection. 10% ($400) is held back for 1 year to ensure tree has survived. Once 
that inspection passes, the remaining $400 is refunded. 
 

  In an effort to make the community aware, the following proclamation has been 
requested: 

 
  2. Deafblind Awareness Month  

File 0630-01 
 
That Council receive the correspondence from Theresa Tancock, Family 
Services Coordinator, Canadian Deafblind Association – BC, requesting the 
month of June 2022 be proclaimed as Deafblind Awareness Month. 
 
Clerk’s Note:  Policy No. 01-021 approved by Council, September 18, 2000:   
No vote or action to be taken on proclamation requests. 

 
 

 K. MINUTES OF COMMITTEES 

    
  1. Seniors Advisory Committee – February 16, 2022 

Agricultural Advisory and Economic Enhancement Committee – 
February 23, 2022 
File 0540-20 
 
That Council receive the Minutes of the Council Advisory Committee 
meetings as listed above. 

 
  2. Seniors Advisory Committee Recommended Motion 

File 0540-20 
 
That Council endorse the 2022 Work Plan, presented as Attachment A. 
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K. MINUTES OF COMMITTEES

3. Heritage Advisory Committee Recommended Motion
File 0540-20

That Council endorse the appointment of the following individuals to the
Heritage Review Panel for the 2022/2023 term as per Section 8.3.6 of the
Heritage Advisory Committee terms of reference for this subcommittee:

Tom Annandale (Heritage Advisory Committee Member)
Fred Pepin (Heritage Advisory Committee Member)
Madeleine De Little (Heritage Advisory Committee Member)
Mark van der Zalm (Community Representative, Fort Langley)
Janice Robertson (Community Representative, Fort Langley)
Karen Lescisn (Community Representative, Murrayville)
Jared Bouwman (Community Representative, Murrayville)

Clerk’s Note:  Please note that the recommended motion is time sensitive and that
the March 2, 2022 Heritage Advisory Committee minutes will be received by
Council at the March 28, 2022 Regular Council meeting.

L. MAYOR AND COUNCIL REPORT

M. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE
REPRESENTATIVES REPORT

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

The following information has been brought forward from the
February 7 and 28, 2022 Special Closed meetings for public information:

1. Community Arbour Day 2022

Whereas the Township of Langley will be planting trees for the annual
Arbour Day celebration; and

Whereas Council may direct staff to arrange commemorative tree plantings
for the following individuals at the 2022 Community Arbour Day celebration;

Therefore be it resolved that funds derive from Council Contingency at a
cost of $500 per tree for the below named individuals:

1. Lynne Whitehouse
Former Executive Director of the Greater Langley Chamber of
Commerce
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 N. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
SPECIAL CLOSED MEETINGS 

   
2. Susan Guest 

Dedicated community volunteer and arts supporter 
 
3. Rudy Langmann 

Reporter, author, businessperson 
 
4. Rod Walton 

Community builder, businessperson 
 
5. Corine Anderson-Hart 

Dedicated community volunteer and farmer 
 

6. Tina Nikkel 
Aldergrove Agriculture Association  
 

7. Lilian Sebulsky 
Dedicated community volunteer 
 

8. George Muller 
BC Farm Museum volunteer 

 
9. Gloria Doubleday 

Dedicated community volunteer 
CARRIED  
 
Section 90(1) (b) Personal 
 

 

 O. OTHER BUSINESS 

   
  Councillor Woodward presented the following Notice of Motion within the 

deadlines according to Council’s policy: 
 

  1. Fairness with ALR Land Speculation and Conversions 
 
Whereas: 
 
1. Approximately 75% of the Township of Langley land base is within the 

Agricultural Land Reserve (“ALR”); 
 
2. Removal of land(s) from the ALR for intensified urban uses ultimately 

located within the current or a revised urban boundary is rare, but when 
approved by the Agricultural Land Commission (“ALC”) the underlying 
land value increases are significant and potentially exponential 
(“Conversion”); 
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 O. OTHER BUSINESS 

   
3. When a rare and economically unique Conversion of ALR land(s) occurs 

the Township of Langley, taxpayers and community residents as a 
whole should also benefit from the significant and potentially exponential 
land value increase, a new land value based on location, transportation 
infrastructure, amenities and other public assets, processes and other 
unique considerations; and 

 
4. Council has previously adopted Langley Official Community Plan bylaw 

No. 1842 Amendment (Willowbrook Community Plan) Bylaw 1991  
No. 3008 Amendment (Willowbrook Land Value Capture System) Bylaw 
2020 No. 5582 based on similar considerations of significant private 
benefit accrued from community investments and processes. 

 
Therefore be it resolved that Council hereby direct staff to amend 
Community Amenity Contribution Policy (No. 07 – 166) with a target 
contribution amount of 50% of the increase in land value resulting from an 
ALR Conversion and land use amendment and rezoning process, with land 
value before and after Conversion determined by accredited appraisals 
coordinated by the Township of Langley, and that this updated policy 
requirement be applied to any and all instream applications that include a 
Conversion prior to any consideration by Council. 
 

 
 P. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING 

 
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 F.1 - Section 90(1) (m) Another Enactment; 
Item G.1 - Section 90(1) (k) Negotiations;  
Item G.2 - Section 90(1) (g) Legal;  
Item G.3 - Section 90(1) (g) Legal; 
Item G.4 - Section 90(1) (e) Property;  
                Section 90(2) (b) Intergovernmental Relations;  
Item G.5 - Section 90(1) (e) Property; (k) Negotiations; 
Item G.6 - Section 90(1) (e) Property;  
Item H.1 - Section 90(1) (g) Legal; and  
Item H.2 - Section 90(1) (e) Property; (k) Negotiations. 
 

 

 Q. TERMINATE 

   
 
 



 

 

 

REGULAR MEETING OF 
TOWNSHIP COUNCIL 

 
Monday, February 28, 2022 at 1:00pm 

Fraser River Presentation Theatre 
4th Floor, 20338 – 65 Avenue, Langley, BC 

 
 

 

 
M I N U T E S 

 
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, S. Ruff, R. Seifi, P. Tulumello, and J. Winslade 
 
W. Bauer and K. Stepto 
 

 ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF  
THE COAST SALISH PEOPLES 

    
  Mayor Froese acknowledged the Traditional Territories of the Coast Salish 

Peoples.  
 

 A. ADOPTION AND RECEIPT OF AGENDA ITEMS 

    
  1. Regular Council Meeting – February 28, 2022 

 
Moved by Councillor Ferguson,  
Seconded by Councillor Kunst,  
That Council adopt the agenda and receive the agenda items of the 
Regular Council meeting held February 28, 2022. 
CARRIED  

 
MOTION 
Moved by Councillor Arnason,  
Seconded by Councillor Ferguson,  
That the Cole Harmony Bridge be lit up with blue and yellow for one week to honour the 
Ukraine.  
CARRIED  
 
 
 

B.1

B.1 - Page 1
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 B. ADOPTION OF MINUTES 

    
  1. Special Council Meeting for Budget Purposes –  

February 7, 2022 
 
Moved by Councillor Arnason,  
Seconded by Councillor Kunst,  
That Council adopt the Minutes of the Special Council Meeting for Budget 
Purposes held February 7, 2022. 
CARRIED 
 

  2. Regular Council Meeting – February 7, 2022 
 
Moved by Councillor Arnason,  
Seconded by Councillor Kunst,  
That Council adopt the Minutes of the Regular Council meeting held 
February 7, 2022. 
CARRIED  

 

 

 D. PRESENTATIONS 

    
  1. Lymantria Moth Eradication Program 

 
Tim Ebata, Forest Entomologist, BC Ministry of Forests, Lands and Natural 
Resource Operations, and David Holden, Survey Biologist, Canadian Food 
Inspection Agency, provided an overview of the planned Lymantria Moth 
(LDD) Eradication program.  The LDD moth can cause quarantines on 
shipments of restricted commodities, increase agricultural costs, increase 
timber costs, create forest damage, increase urban nuisance and health 
problems, and increase pesticide use.  Treatment for this moth by trapping 
would maintain a pest free area. Aerial Spraying requires a Pesticide Use 
Permit approved by the Ministry of Environment and Climate Change 
Strategy.  They would like to add a link to the Lymantria Moth provincial 
webpage to the Township website and ask to make the spraying permit 
available. Virtual Open Houses for citizens are taking place March 1 and 2.  
 
 
 
 

 C. DELEGATIONS  

    
  1. Bill Fizzle 

File 0550-07  
 
Bill Fizzle appeared before Council to discuss 5G towers including the new 
3 or 4 storey one in Port Kells.  He commented that he is concerned about 
the increase in 5G towers in the area and the potential for harm and use 
for surveillance.  

B.1

B.1 - Page 2
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 D. PRESENTATIONS 

    
  2. Health Contact Centre Update 

 
Jennifer Conway-Brown, Fraser Health Authority, Dr. Maulik Baxi, Fraser 
Health Authority, and Terry Brock, Lookout Housing and Health Society, 
provided an update on the Health Contact Centre and potential location 
sites. Overdose deaths in Langley have more than doubled since 2019 
(143% increase). Lookout Housing and Health Society provides housing 
and support services to adults with low to no income who have few, if any, 
housing or support options. There is low availability of commercial 
properties to rent and there is a stigma around drug use which prevents 
owners from leasing their properties for these support services. Lookout is 
requesting assistance in locating appropriate, community friendly space for 
service, support for zoning requests or temporary use permits, and input 
regarding public education and community engagement.  
 

 Councillor Davis entered the meeting at 2:15pm. 
 

  3. Completion of 200 Street at 76 Avenue within 2022 
 
Staff provided a presentation regarding the completion of a signalized 
intersection at 200 Street and 76 Avenue within 2022.  The signal is 
identified in the Master Transportation Plan from 2009. The interim works 
anticipated to be completed in the Spring/Summer of 2022 include: 

• Full traffic signal, including line pedestrian crossings; 

• Advance warning flashers on 200 Street; 

• “Reduce Speed” signage installation (60km.h) consistent with 
corridor; 

• Road widening on 200 Street fronting development, including left 
turn lanes; and 

• Road widening on 76 Avenue (west leg). 
 
Ultimate Intersection Improvements to be completed in the future include: 

• Full traffic signal (ultimate location) 

• 200 Street widened to ultimate width, curbs relocated to ultimate 
alignment; 

• Medians installed on 200 Street; and 

• Road widening on 76 Avenue (east leg).  
 
MOTION 
Moved by Councillor Woodward, 
Seconded by Councillor Whitmarsh,  
Whereas: 
 
200 Street and 76 Avenue is a badly needed signalized intersection 
for the pedestrians, motorists, and cyclists, and the new, additional 
housing on the  west side of 200 Street; and 
 
Some members of the SD35 Board of Education have expressed 
serious concern regarding the lack of a completed pedestrian 

B.1
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 D. PRESENTATIONS 

    
crossing and/or signalized intersection at 200 Street and 76 
Avenue; and 
 
Ensuring that all individuals using all forms of transportation, including 
walking and cycling, can do so in a safe and timely manner is a priority 
for the Township of Langley; 

 
Therefore be it resolved that Council direct staff to prioritize the 
completion of a       signalized intersection at 200 Street and 76 Avenue, 
with completion of the project to be as soon as possible with a goal of 
completion by August 31, 2022; and further 

 
That the intersection of 200 Street and 76 Avenue be pre-approved 
within the 2022 Budget and funded using Road Development Cost 
Charges, in addition to the required Municipal Assist Factor, if 
necessary. 
 
AMENDMENT 
Moved by Councillor Woodward 
Seconded by Councillor Richter 
That the motion be amended to change the year “2022” to “2023” 
throughout the motion.  
CARRIED  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was   
CARRIED  

 

 E. REPORTS TO COUNCIL 

    
  1. Development Permit Application No. 101237 

(1261661 BC Ltd. / Russcher & Evans Architects /  
6800 Block of 216 Street) 
Report 22-16 
File CD 08-13-0095 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Whitmarsh,  
That Council authorize issuance of Development Permit No. 101237 to 
1261661 BC Ltd. for property located at 6800 block of 216 Street subject 
to the following conditions being satisfied to the acceptance of the General 
Manager of Engineering and Community Development: 
 

a. Building plans being in substantial 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; 

B.1
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c. All signage being in substantial compliance with Schedule “A” and 

the Township’s Sign Bylaw; 
d. Rooftop mechanical equipment to be screened from view by 

compatible architectural treatments; 
e. All outdoor refuse areas to be located in an enclosure and 

screened with additional landscaping;  
f. Provision of additional landscape screening  (inclusive of 

architectural elements) to screen the drive-thru from Glover Road; 
g. Extend commercial building materials to better integrate the gas 

bar canopy into the overall design of the building; 
h. Confirmation from a Qualified Professional that a contaminated site 

investigation has been completed for the site and proposed 
development complies with the provincial Contaminated Sites 
Regulation;  

 

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. 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); 

b. 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; 

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; 

d. On-site landscaping being secured by a letter of credit at the 
building permit stage; 

e. Submission of a site specific on-site servicing and stormwater 
management plan in accordance with the Subdivision and 
Development Servicing Bylaw; 

f. Submission of an erosion and sediment control plan or exemption 
in accordance with the Erosion and Sediment Control Bylaw; and 

g. Payment of supplemental Development Permit, Development Cost 
Charges, and building permit administration fees. 

 
AMENDMENT 
Moved by Councillor Richter, 
Seconded by Councillor Davis,  
That a traffic island be placed at the development’s driveway on 216 Street 
to be consistent with the covenant and preclude left hand movements.  
CARRIED 
 
Councillors Ferguson, Long, and Whitmarsh opposed 
 
 
 

B.1
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AMENDMENT 
Moved by Councillor Richter, 
Seconded by Councillor Arnason,  
That an additional condition “I” be added that an easement be placed to 
provide access to 216 Street.  
MOTION RULED OUT OF ORDER  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED  
 
Councillors Arnason, Kunst, and Richter opposed  
 

  2. Development Permit Application No. 101224 
(Qualico Developments (Vancouver) Inc. /  
20400 Block of 76 Avenue) 
Report 22-15 
File CD 08-23-0206 
 
Moved by Councillor Davis,  
Seconded by Councillor Kunst,  
That Council authorize issuance of Development Permit No. 101224 to 
Qualico Developments (Vancouver) Inc. for properties located in the 
20400 block of 76 Avenue to the acceptance of the General Manager of 
Engineering and Community Development, subject to the following 
conditions being satisfied:  
 

a. Building plans being in substantial 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. 

 

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. 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;  

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

c. Tree management in compliance with the Township’s Subdivision 
and Development Servicing Bylaw (Schedule I – Tree Protection 
(including Section 5.2 at 3:1 replacement ratio)) being secured by 
letter of credit, including payment of associated administration fees; 

d. Registration of a restrictive covenant:  
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• prohibiting garages from being developed for purposes other 
than the parking of vehicles, and prohibiting the development 
of secondary suites within individual units;  

e. Discharge of a restrictive covenant registered on the properties 
prohibiting development until a Development Permit has been 
issued; 

f. Registration of a party wall and common element maintenance 
agreement on the title of all lots;  

g. Registration of an easement securing the required visitor parking 
spaces; and  

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

CARRIED 
 
Councillor Richter opposed  
 

  3. Community Donations Policy Update 
Report 22-14 
File ENG 1030-01 
 
Moved by Councillor Long,  
Seconded by Councillor Whitmarsh,  
That Council adopt revisions to Policy No. 06-303 presented as 
Attachment A to this report. 
 

REFERRAL 
Moved by Councillor Richter, 
Seconded by Councillor Woodward,  
That this motion be referred to the Recreation, Culture, and Parks 
Advisory Committee for comment.  
CARRIED  
 
Councillors Arnason, Ferguson, and Long opposed  

 

 F. BYLAWS FOR FIRST AND SECOND READING 

    
  1. Rezoning Application No. 100650 and  

Development Permit Application No. 101202 
(BMG Projects Inc. / 20486 and 20514 – 80 Avenue) 
Bylaw No. 5769 
Report 22-18 
File CD 08-23-0204 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Kunst,  
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (BMG Projects Inc.) Bylaw No. 5769, 
rezoning 1.89 ha (4.67 ac) of land located at 20486 and 20514 – 80 Avenue 
to Comprehensive Development Zone CD-77 to facilitate the development 
of 67 townhouse units 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 and Yorkson 
Engineering Services Plan; 

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

3. Provision of road dedications, widenings, and necessary traffic 
improvements for 204B Street and 80 Avenue, in accordance with the 
Township’s Master Transportation Plan, Subdivision and Development 
Servicing Bylaw and the Yorkson Neighbourhood Plan, and the Street 
Trees and Boulevard Plantings Policy; 

4. Dedication and construction of a 4.5 m wide street greenway on the 
south side of 80 Avenue, including final acceptance of the greenway 
landscape design plans, sidewalk/trail alignment, signage, landscape 
details and security; 

5. 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); 

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

a. Identifying the units (minimum 5% for townhouses) required to 
incorporate the Adaptable Housing Requirements; 

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

c. Prohibiting garages from being developed for purposes other than 
parking of vehicles and prohibiting the development of secondary 
suites within individual townhouse units; 

d. Prohibiting access from the site to 80 Avenue except for emergency 
vehicles; 

e. Protection of Streamside Protection and Enhancement Areas and 
acceptance of the streamside enhancement plans, fencing, signage, 
and security;  

8. Registration of an access easement for emergency access purposes to 
and from the property to the west (20452 – 80 Avenue); 

9. Registration of a 2 m (6.56 ft) wide statutory right of way for the purpose 
of a public pathway along the westerly portion of the site; 

10. Registration of a 6 m wide (19.69 ft) wide statutory right of way for the 
purpose of a public trail on the outer edge of the SPEA on the easterly 
portion of the site; 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
11. Compliance with the Community Amenity Contributions Policy, 

Willoughby Arterial Road Completion Amenity Policy, and the 
requirements of the Yorkson Greenway Amenity Policy; 

12. Payment of applicable Neighbourhood Planning Administration fees, 
supplemental Rezoning fees, Site Servicing Review fee, ISDC review 
fee, Development Works Agreement (DWA) and Latecomer charges, 
and compliance with the Township’s 5% Neighbourhood Park Land 
Acquisition Policy; 

 
That Council at time of final reading of Rezoning Bylaw No. 5769 authorize 
issuance of Development Permit No. 101202, 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; 

 
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 from 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; 
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. 5769 in conjunction with Development Permit No. 
101202. 
CARRIED 
 
Councillor Arnason opposed  
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
  2. Rezoning Application No. 100679 

(Calloway REIT (Langley) Inc. / 150, 20202 – 66 Avenue) 
Bylaw No. 5767 
Report 22-13 
File CD 08-14-0168 
 
Moved by Councillor Long,  
Seconded by Councillor Kunst,  
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (Calloway REIT (Langley) Inc.) Bylaw 
No. 5767 amending the Comprehensive Development Zone CD-27 to permit 
cannabis retail sales on a 207.3 m2 (2,231.4 ft2) portion of a 11.7 ha (28.9 
ac) property located at 20202 – 66 Avenue 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. Approval of the rezoning bylaw by the Ministry of Transportation and 
Infrastructure; 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. 5767. 
 
REFERRAL 
Moved by Councillor Woodward, 
Seconded by Councillor Richter,  
That Rezoning Application No. 100679 be referred to staff to consider and 
prepare a second round of potential cannabis retail applications subsequent 
to a review of the Cannabis Retail Policy 07-410 with clear direction from 
Council to be a considered at a future CPC meeting. 
 
AMENDMENT TO THE REFERRAL 
Moved by Councillor Richter, 
Seconded by Councillor Woodward, 
That the Referral be amended to include a review of the status of the 
existing two applications and the current demand for cannabis stores.  
DEFEATED  
 
Mayor Froese and Councillors Arnason, Kunst, Long, and Whitmarsh 
opposed  
 
REFERRAL 
The question was called on the Referral, and it was  
DEFEATED 
 
Mayor Froese and Councillors Arnason, Davis, Kunst, Long, and Whitmarsh 
opposed  
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AMENDMENT 
Moved by Councillor Whitmarsh, 
Seconded by Councillor Arnason, 
That an in-person public input opportunity be provided.  
CARRIED 
 
Councillor Long opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED 
 
Councillors Arnason, Ferguson, Richter and Woodward opposed  

 
COUNCILLOR DECLARES CONFLICT OF INTEREST 
Councillor Ferguson declared a Conflict of Interest under Section 100 of the Community 
Charter as he lives in the area and left the meeting at 4:16pm.  
 

 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
  1. Sanitary Sewer Local Area Service  

24 to 28 Avenues and 204 to 208 Streets 
Bylaw No. 5768 
Report 22-12 
File ENG 5320-20-SWR21-02 
 
Moved by Councillor Long,  
Seconded by Councillor Davis,  
That Council give first, second, and third reading to Local Area Service 
Bylaw No. 5768. 
CARRIED  
 
Councillor Arnason opposed  
 

 Councillor Ferguson re-entered the meeting at 4:17pm.  
 

  2. 2022 Development Cost Charges Bylaw Amendment  
Bylaw No. 5770 
Report 22-17 
File ENG/CD BA000026 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Ferguson,  
That Council give first, second, and third reading to Langley Development 
Cost Charges Bylaw 2020 No. 5555 Amendment Bylaw No. 5770. 
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 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
REFERRAL 
Moved by Councillor Richter, 
Seconded by Councillor Arnason, 
That 2022 Development Cost Charges Bylaw Amendment be referred to a 
future Council Process Committee for discussion.  
DEFEATED 
 
Mayor Froese and Councillors Davis, Ferguson, Kunst, Long, Whitmarsh, 
and Woodward opposed 
 
MAIN MOTION 
The question was called on the Main Motion, and it was 
CARRIED 
 
Councillors Arnason and Richter opposed  

 

 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  1. Rezoning Application No. 100669 and  

Development Permit Application No. 100866 
(1261208 BC Ltd. / Hub Engineering Inc. / 4875 and  
4881 – 224 Street; and 22365 and 22373 Fraser Highway) 
Bylaw No. 5750 
Report 22-09 
File CD 11-06-0202 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Long,  
That Council give third reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (1261208 BC Ltd.) Bylaw No. 5750”. 
CARRIED  
 
Councillors Arnason and Richter opposed  
 
Development Permit No. 100866 
 
Running concurrently with this Bylaw is Development Permit No. 100866 
(1261208 BC Ltd. / Hub Engineering Inc. / 4875 and 4881 – 224 Street; and 
22365 and 22373 Fraser Highway) in accordance with Attachment A subject 
to the following conditions: 
 
a. An exterior design control agreement (informed by a Neighbourhood 

Character Study) shall be entered into for all lots ensuring that building 
design and site development standards are high quality, consistent and 
compatible with other lots and development in accordance with the 
Murrayville Community Plan, including incorporation of any construction 
methods or materials recommendations resulting from the noise study; 
and 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
b. Written confirmation from owner and landscape architect or arborist that 

the tree protection fencing identified in the tree management plan is in 
place. 

 
  2. Official Community Plan Amendment and  

Rezoning Application No. 100152 and  
Development Permit Applications No. 100931 and 
101017 (1100027 BC Ltd. / 1103555 BC Ltd. / Krahn /  
20239 - 84 Avenue and 20264 - 86 Avenue (South Portion)) 
Bylaw No. 5739 
Bylaw No. 5740 
Bylaw No. 5754 
Report 21-153 
File CD 08-26-0173 
 
Moved by Councillor Arnason,  
Seconded by Councillor Davis,  
That Council give third reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 (Willoughby Community Plan) Bylaw 1998 No. 3800 
Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995 
Amendment (1100027 BC Ltd. / 1103555 BC Ltd. / Krahn) Bylaw 2021 No. 
5739”;  
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1100027 
BC Ltd. / 1103555 BC Ltd. / Krahn) Bylaw 2021 No. 5740”; and 
 
“Township of Langley Housing Agreement (1103555 B.C. Ltd.) Bylaw 2021 
No. 5754”. 
CARRIED 
 
Councillor Richter opposed  
 
Development Permit No. 100931 
 
Running concurrently with this Bylaw is Development Permit No. 100931 
(1100027 BC Ltd. / 1103555 BC Ltd. / Krahn / 20239 - 84 Avenue and 
20264 - 86 Avenue (South Portion)) 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; 

 
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: 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
a. Issuance of an Energy Conservation and GHG Reduction Development 

Permit; 
b. Modification to building elevations and landscape drawings to screen 

and integrate parking and parkade access ramps; 

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

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

e. 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;  

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

g. Buildings to be constructed as solar panel ready. 
 
Development Permit No. 101017 
 
Running concurrently with this Bylaw is Development Permit No. 101017 
(1100027 BC Ltd. / 1103555 BC Ltd. / Krahn / 20239 - 84 Avenue and 
20264 - 86 Avenue (South Portion)) in accordance with Attachment B 
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. 

 
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 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;  
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
e. Payment of supplemental development permit application fees, 

Development Cost Charges, and building permit administration fees; 
and 

f. Townhouse units to be constructed as solar panel ready subject to 
confirmation of BC Building Code compliance. 

 

 I. BYLAWS FOR FINAL ADOPTION 

    
  1. General Local Government Election Bylaw 2010 No. 4844 Amendment  

Bylaw No. 5766 
Report 22-06 
File ADM 3900-25 
 
Moved by Councillor Davis,  
Seconded by Councillor Ferguson,  
That Council give final reading to “General Local Government Election 
Bylaw 2010 No. 4844 Amendment Bylaw No. 5766”. 
CARRIED 
 
Councillor Arnason opposed  
 

  2. Council Procedure Bylaw No. 5199 Amendment  
Bylaw No. 5765 
Report 22-05 
File ADM 3900-25 
 
Moved by Councillor Kunst,  
Seconded by Councillor Long,  
That Council give final reading to “Council Procedure Bylaw 2016 No. 5199 
Amendment Bylaw No. 5765”. 
DEFEATED  
 
Councillors Arnason, Davis, Ferguson, Richter, and Woodward opposed  
 

  3. Rezoning Application No. 100565 and 
Development Permit Application No. 101073  
(1173272 BC Ltd. / Flat Architecture / 20379 and 20381 – 72 Avenue) 
Bylaw No. 5517 
Report 20-74 
File CD 08-23-0190 
 
Moved by Councillor Kunst,  
Seconded by Councillor Davis,  
That Council give final reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (1173272 BC Ltd.) Bylaw 2020 No. 5517”. 
CARRIED 
 
Councillors Arnason and Richter opposed  
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Development Permit No. 101073  
 
Moved by Councillor Long,  
Seconded by Councillor Whitmarsh,  
That Council authorize issuance of Development Permit No. 101073 
(1173272 BC Ltd. / Flat Architecture / 20379 and 20381 – 72 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 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. 
 
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 from 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. 

CARRIED 
 
Councillors Arnason and Richter opposed  
 

  4. Official Community Plan Amendment and  
Rezoning Application No. 100171 
Development Permit Application No. 101022 
(1159338 BC Ltd. / 22356 – 48 Avenue) 
Bylaw No. 5547 
Bylaw No. 5548 
Report 20-16 
File CD 10-31-046 
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Moved by Councillor Whitmarsh,  
Seconded by Councillor Arnason,  
That Council give final reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Murrayville Community Plan) Bylaw 1988 No. 
2661 Amendment (1159338 BC Ltd.) Bylaw 2020 No. 5547”; and 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1159338 
BC LTD.) Bylaw 2020 No. 5548”. 
CARRIED  
 
Development Permit No. 101022 
 
Moved by Councillor Long,  
Seconded by Councillor Kunst,  
That Council authorize issuance of Development Permit No. 101022 
(1159338 BC Ltd. / 22356 – 48 Avenue) in accordance with Attachment A 
subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedules “A” 

through “F”;  

b. On-site landscaping plans (amended to the acceptance of the 
Township’s Manager of Green Infrastructure Services to incorporate 
fencing separating the playground area from the internal strata road) 
being in substantial compliance with Schedules “G” and “H” in 
compliance with Subdivision and Development Servicing Bylaw 
(Schedule I - Tree Protection) and the Township’s Street Trees and 
Boulevard Plantings Policy, to the acceptance of the Township; and 

c. Traffic calming (speed humps) being incorporated on the proposed 
strata road at the east and west limits of the site. 
 

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, Murrayville Pedestrian Overpass Fees and 
building permit administration fees. 

CARRIED  
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  5. Official Community Plan Amendment and  

Rezoning Application No. 100178 and  
Development Permit Application No. 101157 
(20148, 20152 and 20180 - 82 Ave Holdings Ltd. /  
20148, 20152 and 20180 – 82 Avenue) 
Bylaw No. 5642 
Bylaw No. 5643 
Report 20-136 
File CD 08-26-0210 
 
Moved by Councillor Long,  
Seconded by Councillor Davis,  
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 (20148, 20152 and 20180 Ave Holdings Ltd.) Bylaw 2020 No. 
5642”; and 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (20148, 
20152 and 20180 – 82 Ave Holdings Ltd.) Bylaw 2020 No. 5643”. 
CARRIED 
 
Councillor Arnason opposed  
 
Development Permit No. 101157 
 
Moved by Councillor Long,  
Seconded by Councillor Davis,  
That Council authorize issuance of Development Permit No. 101157 
(20148, 20152 and 20180 - 82 Ave Holdings Ltd. / 20148, 20152 and 20180 
– 82 Avenue) 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);  

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

c. 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; 

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

e. Registration of an easement securing the required visitor parking stalls 
for lands zoned Residential Compact Lot R-CL(SD); and 

f. All signage being in substantial compliance with Schedule “A”. 
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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. Completion of the subdivision to create the single family, semi-detached 
and townhouse lots;  

d. Registration of party wall and common element maintenance 
agreements on the title of all Residential Compact Lot R-CL(SD) zoned 
lots;  

e. 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;  

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

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

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

CARRIED 
 
Councillor Arnason opposed  

 

 J. CORRESPONDENCE 

    
  Moved by Councillor Long,  

Seconded by Councillor Kunst,  
That Council receive the correspondence, as presented.  
CARRIED  
 

  1. Langley Senior Resources Society – Subsidy Membership 
File 1850-01 
 
Letter from Marsha Wilson and Lee Douglas, Living Waters Church, Local 
Work Team, requesting Council consider providing a subsidy program for 
Langley Senior Resources Society memberships for low-income seniors 
living in the Township of Langley. 
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REFERRAL 
Moved by Councillor Ferguson, 
Seconded by Councillor Kunst, 
That the letter from the Langley Senior Resources Society be referred to staff.  
CARRIED  
 

  2. BC Farmers’ Market Nutrition Coupon Program 
File 0400-20 
 
Heather O’Hara, Executive Director, and Vickey Brown, President, Board of 
Directors, BC Association of Farmers’ Markets, requesting Council send a 
letter of support for the Farmers’ Market Nutrition Coupon Program to the 
Honourable Adrian Dix, Minister of Health. 
 
MOTION 
Moved by Councillor Woodward,  
Seconded by Councillor Ferguson,  
That Council send a letter of support for the Farmers’ Market Nutrition 
Coupon Program to the Honourable Adrian Dix, Minister of Health. 
CARRIED  
 

  3. Langley RCMP Current Staffing Levels 
File 7400-01 
 
Memorandum from the Corporate Administration Division regarding Langley 
RCMP current staffing levels. 
 

  4. Day of Action Against Anti-Asian Racism 
File 0630-01 
 
Correspondence from David Sheng, Board Member, Stand with Asians 
Coalition, requesting May 10, 2022 be proclaimed as the Day of Action 
Against Anti-Asian Racism. 

 

 K. MINUTES OF COMMITTEES 

    
  1. Agricultural Advisory and Economic Enhancement Committee –  

January 26, 2022 
Heritage Advisory Committee – February 2, 2022 
Recreation, Culture, and Parks Advisory Committee – 
February 9, 2022 
File 0540-20 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Davis,  
That Council receive the Minutes of the Council Advisory Committee 
meetings as listed above. 
CARRIED  
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 K. MINUTES OF COMMITTEES 

    
  2. Agricultural Advisory and Economic Enhancement Committee 

Recommended Motion 
File 0540-20 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Davis,  
That Council approve the AAEEC 2022 Work Plan. (See Attachment A). 
CARRIED  
 

  3. Heritage Advisory Committee Recommended Motion 
File 0540-20 
 
Moved by Councillor Kunst,  
Seconded by Councillor Arnason,  
That Council approve the Heritage Advisory Committee 2022 Work Plan, 
presented as Attachment A. 
CARRIED  
 

 COUNCILLOR DECLARES CONFLICT OF INTEREST 
Councillor Woodward declared a Conflict of Interest under Section 100 of the 
Community Charter as he is a property owner in the area and left the meeting at 
4:45pm.  
 

  4. Recreation, Culture, and Parks Advisory Committee  
Recommended Motion 
File 0540-20 
 
Moved by Councillor Richter,  
Seconded by Councillor Ferguson,  
Whereas the Recreation Culture and Parks Advisory Committee Terms of 
Reference, Section 9, indicates that the committee may support the work of 
other interest groups by appointing a liaison(s) to ensure timely two-way 
communication of mutual interest and benefit: 
 
Therefore be it resolved that the Recreation, Culture, and Parks Advisory 
Committee request that Council appoint a representative from the RCPAC 
to any future process or consideration of aquatic facilities in Fort Langley. 
 
AMENDMENT 
Moved by Mayor Froese, 
Seconded by Councillor Long, 
That the motion be amended to “receive” only.  
CARRIED  
 
Councillor Richter opposed 
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MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED 
 
Councillor Richter opposed  
 

 Councillor Woodward re-entered the meeting at 4:47pm. 
 

  5. Recreation, Culture, and Parks Advisory Committee  
Recommended Motion 
File 0540-20 
 
Moved by Councillor Arnason,  
Seconded by Councillor Kunst,  
That Council endorse the 2022 Work Program, presented as Attachment A.    
CARRIED  

 

 L. MAYOR AND COUNCIL REPORT 

    
  Mayor Froese and Councillors attended several events during the course 

of their duties.  
 

 M. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
  Councillor Richter reported that she attended a Metro Vancouver meeting 

where the South Campbell Heights application to change the OCP 
boundary passed by 69 to 65 votes.  
 
Councillor Ferguson reported that he attended Indigenous Committee and Liquid 
Waste Committee meetings.  

 

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

   
 
COUNCILLOR DECLARES CONFLICT OF INTEREST 
Councillor Woodward declared a Conflict of Interest under Section 100 of the Community 
Charter as he is a property owner in the area and left the meeting at 4:56pm..  
 
 
 
 

B.1

B.1 - Page 22



February 28, 2022 
Regular Council Meeting Minutes   - 23 - 

 

 O. OTHER BUSINESS 

   
  1. Park Concept Plan for Fort Langley Community Park 

 
Moved by Councillor Whitmarsh, 
Seconded by Councillor Kunst,  
Whereas Council directed staff to proceed with converting the previous Fort 
Langley pool site to a spray park, with the funds to do so being preapproved 
within the 2022 budget;  
  
Whereas Council also directed staff to provide a report on future aquatic 
facilities and other options to accommodate youth in Fort Langley;  
  
Whereas Council received formal feedback from students and Fort Langley 
youth regarding their ideas for park development and activities via a 
memorandum from staff on the December 9, 2021 Distribution List; and 
  
Whereas Fort Langley Community Park adjoins Langley School District 
property at the Langley Fine Arts School;  
  
Therefore be it resolved: 
  
That Council direct staff to complete a revised park concept plan for Fort 
Langley Community Park / Langley Fine Arts School in consultation with 
Langley School District, taking into consideration the youth feedback 
received and future aquatic facility options, in consultation with Kwantlen 
First Nation, and with an opportunity for further community input; and 
  
That Council direct staff to continue the detailed design for the spray park at 
Fort Langley Community Park, including preparations for construction once 
the revised park concept plans are complete and adopted by Council. 
 
MOTION DIVIDED 
Moved by Mayor Froese,  
Seconded by Councillor Richter,  
That the motion be divided. 
CARRIED 
 
Councillor Kunst opposed 
 
MOTION 1 
That Council direct staff to complete a revised park concept plan for Fort 
Langley Community Park / Langley Fine Arts School in consultation with 
Langley School District, taking into consideration the youth feedback 
received and future aquatic facility options, in consultation with Kwantlen 
First Nation, and with an opportunity for further community input. 
CARRIED 
 
Councillors Ferguson and Richter opposed  
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MOTION 2 
That Council direct staff to continue the detailed design for the spray park at 
Fort Langley Community Park, including preparations for construction once 
the revised park concept plans are complete and adopted by Council. 
 
AMENDMENT 
Moved by Councillor Long, 
Seconded by Mayor Froese,  
That Motion 2 be amended to read as follows: 
 
That Council direct staff to continue the detailed design for the spray park at 
Fort Langley Community Park, including preparations for construction. 
 
AMENDMENT TO THE AMENDMENT 
Moved by Councillor Richter, 
Seconded by Mayor Froese,  
That the Amendment be amended to read as follows: 
 
That Council direct staff to continue the detailed design for the spray park at 
Fort Langley Community Park, including construction. 
DEFEATED  
 
Councillors Arnason, Davis, Kunst, and Whitmarsh opposed  
 
AMENDMENT 
Moved by Councillor Long, 
Seconded by Mayor Froese,  
That Motion 2 be amended to read as follows: 
 
That Council direct staff to continue the detailed design for the spray park at 
Fort Langley Community Park, including preparations for construction 
DEFEATED 
 
Councillors Arnason, Ferguson, Kunst, and Whitmarsh opposed  
 
MOTION 2  
The question was called on Motion 2, and it was  
DEFEATED 
 
Mayor Froese and Councillors Davis, Ferguson, Long, and Richter opposed 
 
Clerk’s Note: 
The Mayor confirmed that the defeat of this motion left the original motion: 
 
That Council direct staff to proceed with converting the existing pool site to a spray park as 
per Option 4 included in the Report to Council, with the funds to do so being hereby 
approved as part of the 2022 Budget. Motion 1 is still in force and effect.  

 
 Councillor Woodward re-entered the meeting at 6:05pm. 
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 O. OTHER BUSINESS 

   
  2. Industrial Land Densification 

 
Moved by Councillor Arnason,  
Seconded by Councillor Richter,  
Whereas Metro Vancouver has identified the urgency of creating industrial 
land supplies based on the negative compounding issues of diminishing 
supply and correlated increased costs; 
 
Whereas densification of use on industrial lands would provide more 
efficient land use, increase industrial space and capacity, and reduce 
development pressures on other lands; 
 
Whereas local governments control permitted land uses including regulating 
the density and form of development within local zoning bylaws, 
neighbourhood plans, and Official Community Plans; 
Whereas the 2020 Metro Vancouver Regional Industrial Lands Strategy 
identified 34 recommendations with 10 priority actions, organized around 4 
big moves designed to prioritize action; and 
 
Whereas the second recommended move was to “intensify and optimize 
industrial land, including such measures as: 
 

1) Municipal review and potential removal of unnecessary restrictions to 
density and/or height limits where appropriate; 
 

2) Allowing a variety of industrial uses including newer or smaller foot 
prints when older industrial lands densify; and 
 

3) Allowing the mixing of industrial with other employment uses based 
on securing the industrial component as a condition of 
redevelopment. 

 
Therefore be it resolved that Council: 
 

a) Request a presentation from Mr. Alex Boston, Executive Director of 
the SFU Renewable Cities Initiative, and/or a senior member of his 
team, to bring forward issues surrounding industrial land 
intensification and the economic, environmental, and social value 
arising from industrial land intensification for Council’s information; 
and  
 

b) Direct staff to review and analyze our existing industrial land 
inventory and to bring back a report with recommendations for 
aligning our existing policies and regulations with industrial land 
densification and more intensive land use strategies and 
opportunities. 
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MOTION DIVIDED 
Moved by Councillor Arnason,  
Seconded by Councillor Whitmarsh,  
That the motion be divided. 
CARRIED  
 
MOTION 1 
That Council request a presentation from Mr. Alex Boston, Executive 
Director of the SFU Renewable Cities Initiative, and/or a senior member of 
his team, to bring forward issues surrounding industrial land intensification 
and the economic, environmental, and social value arising from industrial 
land intensification for Council’s information.  
CARRIED 
 
MOTION 2 
That Council direct staff to review and analyze our existing industrial land 
inventory and to bring back a report with recommendations for aligning our 
existing policies and regulations with industrial land densification and more 
intensive land use strategies and opportunities. 
 
DEFERRAL 
Moved by Councillor Long, 
Seconded by Councillor Ferguson,  
That Motion 2 be deferred until after the presentation from SFU Renewable 
Cities Initiative. 
CARRIED  
 

  3. TPAC Review of Booth, Fernridge and Rinn Neighbourhood Plans 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Richter,  
Whereas the Terms of Reference for the Tree Protection Advisory 
Committee confirms that “The purpose of TPAC is to provide advice and 
guidance for the protection, preservation and planting trees in the 
Township”; 
 
Whereas TPAC has subject matter experts with significant expertise that 
have proven able to do valuable and needed advisory work on an in-depth 
review to the Tree Protection Bylaw and assisting with the development of a 
Community Forest Management Strategy; 
 
Whereas the issues of tree protection and canopy preservation have special 
significance and uniqueness within the developed and undeveloped areas 
of Brookswood/Fernridge alike; 
 
Therefore be it resolved: 
 
1. That the Terms of Refence for the Township of Langley Tree Protection 

Advisory Committee be amended within Section 2.0 to add a third item: 
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Undertake a review of the Booth, Rinn and Fernridge Neighbourhood Plans 
with a primary objective to consider additional or revised policies to improve 
the quantity and quality of long-term mature tree protection and canopy 
preservation within the context of the contemplated development densities 
and forms; and 
 
2. That the Booth, Rinn and Fernridge Neighbourhood Plans be referred to 

the Township of Langley Tree Protection Advisory Committee for its 
consideration, an in-depth review and recommendation(s) for potential 
amendments. 

 
REFERRAL 
Moved by Councillor Woodward, 
Seconded by Councillor Richter,  
That Council refer contemplation of this additional work item request to 
TPAC for their consideration and acceptance prior to its commencement. 
CARRIED 
 
Mayor Froese and Councillors Arnason and Long opposed  

 
 P. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING 

 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
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 E.1 - Section 90(2) (b) Intergovernmental Relations;  
Item F.1 - Section 90(1) (k) Negotiations;  
Item F.2 - Section 90(1) (g) Legal;  
Item F.3 - Section 90(1) (g) Legal; 
Item F.4 - Section 90(1) (e) Property;  
               - Section 90(2) (b) Intergovernmental Relations;  
Item F.5 - Section 90(1) (e) Property; (k) Negotiations; 
Item F.6 - Section 90(1) (e) Property;  
Item G.1 - Section 90(1) (e) Property; (k) Negotiations; and 
Item H.1 - Section 90(1) (b) Personal. 
CARRIED  

 

 Q. TERMINATE 

   
  Moved by Councillor Whitmarsh,  

Seconded by Councillor Davis,  
That the meeting terminate at 6:19pm.  
CARRIED  
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REGULAR MEETING 
OF TOWNSHIP COUNCIL 

 

FOR THE PURPOSE OF PUBLIC HEARING 
AND DEVELOPMENT PERMITS 

 
 

Monday, February 28, 2022 at 7:00pm 
Fraser River Presentation Theatre 

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

 

 
M I N U T E S 

 
PRESENT: Mayor J. Froese  
 
Councillors P. Arnason, D. Davis, S. Ferguson, M. Kunst, B, Long, K. Richter, and 
B. Whitmarsh 
 
R. Seifi 
 
S. Little, S. Richardson, and K. Stepto 
 
COUNCILLOR DECLARES CONFLICT OF INTEREST 
Councillor Woodward declared a Conflict of Interest under Section 100 of the Community 
Charter due to property ownership and was not present. 
 

 A. ADOPTION AND RECEIPT OF AGENDA ITEMS 

    
  1. Regular Meeting for Public Hearing and Development Permits – 

February 28, 2022 
 
Moved by Councillor Arnason,  
Seconded by Councillor Whitmarsh,  
That Council adopt the agenda and receive the agenda items of the 
Regular Meeting for Public Hearing and Development Permits held 
February 28, 2022. 
CARRIED  

 

 B. DEVELOPMENT PERMITS 
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 C. PUBLIC HEARING 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100214 and 
Heritage Alteration Permit Application No. 101241  
(Township of Langley / Vicini Homes  
(Fort Langley) LP / 9100 Block King Street) 
Bylaw No. 5761 
Bylaw No. 5762 
Report 22-10 
File CD 11-33-0138 
 
Public Input Opportunity 
Highway Closure and Dedication Removal  
(Township - Fort Block) 
Bylaw No. 5558 
Bylaw No. 5597 
Report C20-12 
File ADM PM002696 
 
Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Fort Langley Community Plan) Bylaw 1987 No. 2527 Amendment 
(Township of Langley / Vicini Homes (Fort Langley) LP) Bylaw No. 
5761”;  
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 
(Township of Langley / Vicini Homes (Fort Langley) LP) Bylaw No. 
5762”; 
 
“Highway Closing and Dedication Removal (Township – Fort Block) 
Bylaw 2020 No. 5558”; and 
 
“Highway Closing and Dedication Removal (Township – Fort Block 
Royal) Bylaw 2020 No. 5597” 
 
Explanation – Bylaw No. 5761 
 
S. Richardson explained that Bylaw No. 5761 amends the Fort Langley 
Community Plan to allow development of 44 3-storey townhouses up to 
maximum density of 57 units per hectare (23 units per acre) on properties 
located in the 9100 Block of King Street.  The bylaw also removes a 
redundant requirement related to servicing. 55 Public Notices were mailed 
out.  
 
Explanation – Bylaw No. 5762 
 
S. Richardson explained that Bylaw No. 5762 rezones the subject site to 
Comprehensive Development Zone CD-106 to allow development of 44 3-
storey townhouse units on properties located in the 9100 Block of King 
Street.   
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Explanation – Bylaw No. 5558 
 
S. Richardson explained that Bylaw 2020 No. 5558 authorizes the closure 
and highway dedication removal from portions of the lane between Royal 
Street and King Street and Mary Avenue and Mavis Avenue. 
 
Explanation – Bylaw No. 5597 
 
S. Richardson explained that Bylaw 2020 No. 5597 authorizes the closure 
and highway dedication removal from the portion of Royal Street between 
Mary Avenue and Mavis Avenue. 
 
That Council, at time of third reading of Rezoning Bylaw No. 5762 and in 
advance of final reading of Bylaw No. 5762, consider authorizing the 
applicant to proceed with clearing work associated with required 
archaeological permitting subject to the following conditions to the 
acceptance of the General Manager of Engineering and Community 
Development: 
 

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

2. Installation of tree protection fencing around the remaining trees onsite 
to be retained on an interim basis; 

3. Conformance with Schedule “B” of the Erosion and Sediment Control 
Bylaw 2006 No. 4381, as amended, Erosion and Sediment Control for 
Building Sites (less than 2,000 m2); 

4. Within 48 hours of land clearing activity, provision of confirmation from a 
Qualified Environmental Professional that land clearing can proceed in 
accordance with provincial and federal legislation respecting migratory 
birds and nesting; and 

5. Confirmation by the applicant that works undertaken prior to final 
reading of related bylaw and issuance of Heritage Alteration permit are 
completely at applicant’s risk and expense and in no way fetter Council’s 
discretion in dealing with the rezoning and Heritage Alteration Permit 
applications. 

 
   Heritage Alteration Permit No. 101241  

 
Running concurrently with this Bylaw is Heritage Alteration Permit No. 
101241 (Township of Langley / Vicini Homes (Fort Langley) LP / 9100 Block 
King Street) 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 with the Township’s Street Tree and Boulevard Planting 
Policy and Age Friendly Amenity Area requirements; 

c. All signage being in compliance with the Township’s Sign Bylaw; 
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d. All mechanical equipment to be screened from view by complementary 

architectural or landscape screening; and 
e. All refuse bins to be stored within a building. 

 

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. 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 onsite 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 from the owner and landscape architect or arborist 

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

e. Although not a commercial or industrial property, 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 to minimize the impact of exterior 
lighting on adjacent historic sites; and 

f. Payment of supplemental heritage alteration permit application fees, 
Development Cost Charges, and building permit administration fees. 
 

 
   Submissions from the public: 

 
1. A. Vickers, a Fort Langley resident, was in attendance and 

commented that the Village needs housing which these townhouses 
will provide.  

2. P. Steunenberg, a Fort Langley resident, was in attendance and 
expressed concerns regarding lack of parking in the area.    

3. K. Turner, a Fort Langley resident, was in attendance and expressed 
concerns about losing the historical aspects of the area to high 
density.  

4. S. Hope, a Fort Langley resident, was in attendance and expressed 
support for the development.  

5. M. Wildeman, a Fort Langley resident, was in attendance and 
expressed concerns regarding increased traffic along Hudson Bay 
and safety issues.  

6. L. Mantei, a Fort Langley resident, was in attendance and expressed 
concerns regarding lack of parking in the area.  

7. B. Holmes, a Fort Langley resident, was in attendance and 
expressed opposition due to closing Royal Avenue, lack of parking, 
and high density.  

8. S. Ginetz, a Fort Langley resident, was in attendance and expressed 
concerns regarding increased traffic on King Street and changing the 
heritage feel of the area.  
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9. J. Kell, a Fort Langley resident, was in attendance and expressed 

support for a townhouse development in the area, but opposition to 
the proposed plan due to increased density, lack of green space, 
and closing Royal Avenue.  

10. B. Baker, a Fort Langley resident, was in attendance and expressed 
concerns regarding increased traffic in the area and safety issues.  

11. D. Evans, a Fort Langley resident, was in attendance and expressed 
support as development will provide sidewalks etc. in the area and 
stated he would like to develop his property across the street on  
King Street.  

12. D. Sundvick, a Fort Langley resident, was in attendance and 
expressed concerns regarding the development not being energy 
efficient and the townhouses not being affordable. He further 
suggested having underground parking in the complex.  

13. M. Van Popta, a Fort Langley resident, was in attendance and 
expressed concerns regarding increased traffic and density in the 
wrong location.  

14. M. Weatherston, a Fort Langley resident, was in attendance and 
expressed concerns regarding not consulting the public before 
bringing this proposal to Council.  

15. J. Blaylock, a Fort Langley resident, was in attendance and 
expressed concerns regarding increased traffic in the area and 
losing the heritage value in the area. 

16. A. Gronfeldt, a Fort Langley resident, was in attendance and 
expressed concerns regarding increased traffic and lack of sidewalks 
in area.  

 
The following written submissions were received from the public: 
 

1. K. Turner, a Fort Langley resident, expressing opposition due to the 
high density, lack of transit in the area, increased traffic, and parking 
issues.  

2. K. O’Connor, a Fort Langley resident, expressing concerns about the 
use of King Street and Francis Avenue as through-road out of Fort 
Langley.  

3. G. Muller, a Fort Langley resident, expressing concerns about the 
increased density.  

4. R. Hardin, a Fort Langley resident, expressing concerns about the 
building height, lack of parking in the area, and density.  

5. H. Hinkkuri, a Fort Langley resident, expressing opposition due to 
increased density and lack of heritage and charm.  

6. P. Verhoeff, a Fort Langley resident, expressing support as it seems 
very well designed and appropriate for Fort Langley.  

7. King Street residents, 11 signature petition in opposition due to 
increased density and traffic issues.  

8. D. Kask, a Langley resident, expressing concerns about removing a 
portion of Royal Street and the impacts on traffic.  
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9. F. Cox, a Langley resident, expressing concerns about not allowing 

secondary suites, on-street parking on Mary and King, lack of 
affordable units.  

10. A. Hinkkuri, a Fort Langley resident, expressing opposition due to 
increased density and lack of parking in the area.  

11. M. Danrich, a Fort Langley resident, expressing concerns about 
losing public space and grassed areas, and the increased density.  

12. K. Zukas, a Fort Langley resident, expressing support as the 
townhomes will provide an option for families who want to live in Fort 
Langley.  

13. M. Godwin, a Fort Langley resident, expressing opposition due to 
increased density, vehicles, changing the community plan and 
heritage guidelens, and construction noise.  

14. J. Blaylock, a Fort Langley resident, expressing opposition due to 
increasing density and traffic issues.    

15. D. Sundvick, a Fort Langley resident, expressing concerns regarding 
the development not being energy efficient and the townhouses not 
being affordable.   

16. B. Holmes, a Fort Langley resident, expressing opposition due to 
closing Royal Avenue, not using the land for further expansion of the 
new museum, only one entrance to the development, and the style 
of the buildings with the surrounding neighbourhood.  

17. P. Steunenberg, a Fort Langley resident, provided photos of parking 
in the area.  

18. M. Wildeman, a Fort Langley resident, expressing concerns 
regarding increased traffic along Hudson Bay and safety issues. 
 

   Explanation by the proponent: 
 
Michelle Sotomayor, Director, Development & Corporate, Conwest, was in 
attendance and commented that the development will provide side by side 
parking, flex and storage spaces, and ten visitor stalls. The garages will be 
mandated to be used for parking only.  She further stated that this form of 
housing is needed in Fort Langley.  
 
Greg. Vlieg, CTS Traffic Engineering Specialists, was in attendance and 
commented that the traffic will not increase significantly, and the 
development will only produce 26 additional vehicles in the area.   
 
Michelle Sotomaor, commented that the development is meeting Step Code 
3 and are looking to provide electric heat pumps in each unit. They will 
include passive cooling elements and a new public path amenity.  
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 D. TERMINATE 

   
  Moved by Councillor Long,  

Seconded by Councillor Kunst,  
That the meeting terminate at 8:38pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
 
  
Mayor 
 
 
 
 
  
Township Clerk 
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From: do not reply@notifications.tol.ca
To: legservicesinfo
Subject: New Response Completed for Delegation Requests by Liam Razzell
Date: Friday, February 18, 2022 3:06:21 PM

Please note the following response to Delegation Requests has been
submitted at Friday February 18th 2022 3:06 PM.

I/we would like to appear as a delegation at the Council
meeting on (at the 1:00pm Regular Meeting) 
3/7/2022

Name of delegate or organization wishing to appear 
Action on Smoking & Health (ASH Canada)

Topic 
Action on Smoking & Health was founded in 1979 and is one of
Canada’s leading tobacco control organizations, with staff across the
four western provinces. ASH is currently working on enhancing
smoke-free bylaws across Western Canada to prevent the
renormalization of smoking and tobacco use with the legalization of
cannabis and uptake in vaping. 

In this presentation, I would like to discuss possible improvements to
the Township's Smoking Bylaw.

Purpose of presentation 
Information only

Desired resolution 
That Council direct staff to review the Township's Smoking Bylaw.

Full name 
Liam Razzell

Email address 

Address 

FOIPPA s.22(1)

FOIPPA s.22(1)
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: MARCH 7, 2022 – REGULAR MEETING REPORT: 22-19 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-27-0071
SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. 101186 

(GATEWAY 200 BUSINESS PARK LTD. / 19900 BLOCK OF 84 AVENUE) 

PROPOSAL: 

Development Permit application for a 5,833 m2 (62,787 ft2) 
multi-tenant industrial building in the 19900 block of 84 
Avenue.  

RECOMMENDATION SUMMARY: 

That Council authorize issuance of Development Permit 
No. 101186 subject to seven (7) conditions, plus seven (7) 
conditions to be completed prior to issuance of a building 
permit. 

RATIONALE: 

The proposal complies with the Willoughby Community 
Plan, Carvolth Neighbourhood Plan, the site’s Carvolth 
Business Park C-18 zoning, and the Township’s land use 
policies.  
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DEVELOPMENT PERMIT NO. 101186  
(GATEWAY 200 BUSINESS PARK LTD. / 19900 BLOCK OF 84 AVENUE) 
PAGE 2 . . . 

 
RECOMMENDATION: 

That Council authorize issuance of Development Permit No. 101186 to Gateway 200 Business 
Park Ltd., for property located at the 19900 Block of 84 Avenue, subject to the following 
conditions to the acceptance of the Township of Langley General Manager of Engineering and 
Community Development, unless otherwise noted:  
 

a. Building plans being in substantial compliance with Schedule “A”;  
b. Landscape plans being in substantial compliance with Schedule “B”; 
c. Provision of final tree retention, replacement, protection details and security in compliance 

with the Township’s Subdivision and Development Servicing Bylaw (Schedule I – Tree 
Protection); 

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

e. Rooftop mechanical equipment to be screened from view by compatible architectural 
treatments; 

f. All refuse areas to be located in an enclosure and screened; and 
g. 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; 
c. Onsite landscaping being secured by a letter of credit at the building permit stage; 
d. Submission of an erosion and sediment control plan or exemption in accordance with the 

Erosion and Sediment Control Bylaw; 
e. Execution of a Servicing Agreement to secure required road and utility upgrades and 

extensions, and landscaping in accordance with the Township’s Subdivision and 
Development Servicing Bylaw;  

f. Payment of supplemental Development Permit application fees; and 
g. Payment of applicable Development Cost Charges and Building Permit administration fees. 

EXECUTIVE SUMMARY: 

Wesgroup Properties LP on behalf of Gateway 200 Business Park Ltd., has applied for a 
Development Permit to construct a 5,833 m2 (62,787 ft2) multi-tenant industrial building on a  
1.2 ha (3.1 ac) site located in the Carvolth Neighbourhood Plan area. The development complies 
with the Development Permit Guidelines of the Carvolth Neighbourhood Plan (Attachment B). 

PURPOSE: 

This report is to provide information and recommendations concerning proposed Development 
Permit No. 101186 for property located in the 19900 Block of 84 Avenue. 
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ZONING BYLAW NO. 2500 
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SITE PLAN – SUBMITTED BY APPLICANT 
 
 
 
 

E.1

E.1 - Page 6



DEVELOPMENT PERMIT NO. 101186  
(GATEWAY 200 BUSINESS PARK LTD. / 19900 BLOCK OF 84 AVENUE) 
PAGE 7 . . . 

 

 
 

 
 

RENDERINGS – SUBMITTED BY APPLICANT  

E.1

E.1 - Page 7



DEVELOPMENT PERMIT NO. 101186  
(GATEWAY 200 BUSINESS PARK LTD. / 19900 BLOCK OF 84 AVENUE) 
PAGE 8 . . . 

 
REFERENCE: 

Owner: Gateway 200 Business Park Ltd. 
910, 1055 Dunsmuir Street 
Vancouver, BC V7X 1L3 
  

Applicant / Agent:  Wesgroup Properties LP 
910, 1055 Dunsmuir Street 
Vancouver, BC V7X 1L3 
 

 
Legal Description: 

 
Lot A Section 27 Township 8 New Westminster 
District Plan EPP108994 

 
Location: 

 
19900 Block 84 Avenue 

 
Area: 

 
1.2 ha (3.1 ac) 

 
Existing Zoning: 

 
Carvolth Business Park Zone C-18 

  
Willoughby Community Plan: 
  
Carvolth Neighbourhood Plan: 

 
Business Park/ Commercial 
 
Flex Employment I / Office / Mixed Use I 
 

BACKGROUND/HISTORY: 

The Carvolth Neighbourhood Plan designates the northwesterly portion of the property Flex 
Employment I and the southeasterly portion of the property Office / Mixed Use. 
 
The site is currently vacant and was consolidated by the applicant to create a larger site to 
facilitate the construction of a multi-tenant industrial building.  
 
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: 

A Development Permit for a 5,833 m2 (62,787 ft2) multi-tenant industrial building, with 13 units is 
proposed on a 1.2 ha (3.1 ac) site in the 19900 Block of 84 Avenue.  
 
A rendering, site plan, and building elevations have been submitted detailing the proposed 
development’s form, character, and siting. Proposed Development Permit No. 101186 is attached 
as Attachment A to this report.  

Adjacent Uses 

North:   85 Avenue, beyond which is a vacant property zoned Carvolth Business Park 
Zone C-18 and designated Flex Employment I in the Carvolth Neighbourhood 
Plan; 
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South and West:  198A Street, beyond which are three properties zoned Carvolth 

Commercial Zone C-18 and designated Flex Employment I in the Carvolth 
Neighbourhood Plan; 

 
East:  One vacant property designated partially Flex Employment and Office 

Mixed Use I, and one property containing a commercial building 
designated Office / Mixed in the Carvolth Plan. Both properties are 
currently zoned Carvolth Business Park Zone C-18. 

Development Permit:  

The applicant is proposing a 5,833 m2 (62,787 ft2) 1-storey with mezzanine multi-tenant building. 
The building will be constructed from tilt up concrete panels painted grey with blue accents 
(Schedule “A”). The building also features a glazed frontage along the corner of 84 Avenue and 
85 Avenue.  
 
The property is located within Development Permit Area “M” – Carvolth (Guidelines attached as 
Attachment B). As such, the project has been reviewed against the applicable design guidelines 
and in staff’s opinion is in compliance with the applicable guidelines through the project’s use of a 
variety of materials, massing, prominent unit entries, and cornice line. The proposed 
development also complies with the Carvolth Business Park Zone C-18 provisions concerning 
use, site coverage (38% proposed / 40% permitted), and building setbacks. Conditions have 
been included in the Development Permit requiring refuse bins to be located in an enclosure and 
screening of rooftop mechanical equipment.  

GHG Development Permit 

The subject property is also located in Development Permit Area “M” of the Willoughby 
Community Plan, which establishes objectives to promote energy conservation and reduction of 
greenhouse gas 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 Energy Conservation and GHG Emissions Permit is being 
processed concurrently and its issuance is required prior to building permit as indicated in 
Development Permit No. 101186. 

Signage: 

Fascia signage is proposed at various locations on the exterior of the building. The signage will 
include the corporate logo of retail units and businesses within the building. Proposed signage is 
illustrated in Schedule “A” of Development Permit No. 101186 and is required to comply with the 
Township’s Sign Bylaw. Freestanding signage is proposed along 84 Avenue. 

Access and Parking: 

Access will be provided to the site from 84 Avenue, and an exit for trucks from 85 Avenue. 
Pedestrian connections are provided along 84 Avenue and 85 Avenue to the proposed 
development. A total of 73 parking spaces are provided on the site in excess of the Zoning Bylaw 
requirement of 26 parking spaces. 
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 Parking Spaces Required Parking Spaces Provided 

Industrial 
(1 space per 186 m2) 

26 73 

Total 26 73 

Landscaping: 

Proposed landscape plantings are provided at the perimeter of the site and parking lot. Proposed 
plantings to the site include 92 new replacement trees and landscape screen along all lot lines.  

Tree Protection/Replacement: 

The tree management plans submitted by the applicant indicate there are no significant trees on 
the site and 15 existing street trees. In compliance with the Subdivision and Development 
Servicing Bylaw (Schedule I – Tree Protection), the applicant is required to plant 92 replacement 
trees. Final tree protection and replacement plans are required to the acceptance of the 
Township as a condition of the Development Permit. 

Intergovernmental Implications:  

As the subject site is located within 800 m of a controlled access highway (Highway 1) and is 
over 4,500 m2 (48,438 ft2) in size, approval of the Development Permit by the Ministry of 
Transportation and Infrastructure (MOTI) is required prior to Council’s consideration of the 
Development Permit. MOTI has provided approval for the proposed development. 

Servicing: 

A Servicing Agreement will be required prior to final approval of the Development Permit to 
secure road and utility upgrades and extensions, and landscaping in accordance with the 
Township’s Subdivision and Development Servicing Bylaw, to the acceptance of the Township.  
A community stormwater detention facility exists at the 19700 Block of 86 Avenue to support the 
proposed development and overall catchment area. Submission of a site-specific onsite servicing 
and storm water management plan (onsite detention) in accordance with the Subdivision and 
Development Servicing Bylaw, to the acceptance of the Township and an erosion and sediment 
control plan or exemption in accordance with the Erosion and Sediment Control Bylaw, to the 
acceptance of the Township is required. 

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 of Langley 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.   
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Policy Considerations: 

The proposed development complies with the Carvolth Business Park Zone C-18 zoning. The 
proposal, in staff’s opinion, is in compliance with the Development Permit Guidelines of the 
Carvolth Neighbourhood Plan. Staff recommend that Development Permit No. 101186 be issued 
as attached, subject to seven (7) conditions as outlined in the Development Permit and seven (7) 
conditions noted at time of building permit. 
 
Staff have notified the surrounding property owners that this Development Permit is being 
considered at this meeting and they may submit written input regarding the matter should they 
deem it necessary.  
 
 
Ruby Sandher  
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Development Permit No. 101186 
 
ATTACHMENT B Excerpt from the Carvolth Neighbourhood Plan – Development Permit 

Area ‘M’ – Carvolth  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101186 

This Permit is issued this __________day of _________________, 2022 to:  

1. Name: Gateway 200 Business Park Ltd. 
Address: 910, 1055 Dunsmuir Street 

Vancouver, BC V7X 1L3 

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 A Section 27 Township 8 New Westminster District Plan 
EPP108994 

CIVIC ADDRESS: 19900 Block 84 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 and
subject to the following conditions being satisfied to the acceptance of the General Manager
of Engineering and Community Development:

a. Building plans being in substantial compliance with Schedule “A”;
b. Landscape plans being in substantial compliance with Schedule “B”;
c. Provision of final tree retention, replacement, protection details and security in

compliance with the Township’s Subdivision and Development Servicing Bylaw
(Schedule I – Tree Protection);

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

e. Rooftop mechanical equipment to be screened from view by compatible
architectural treatments;

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

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

with the Erosion and Sediment Control Bylaw;
e. Execution of a Servicing Agreement to secure required road and utility upgrades

and extensions, and landscaping in accordance with the Township’s Subdivision
and Development Servicing Bylaw;

f. Payment of supplemental Development Permit application fees; and

ATTACHMENT A

E.1

E.1 - Page 12
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g. 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 ________, 2022. 
 

Attachments:  
SCHEDULE A  Architectural Plans 
SCHEDULE B  Landscape Plans 
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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
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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. 

E.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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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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REPORT TO 

 MAYOR AND COUNCIL  

 

 
  
PRESENTED: MARCH 7, 2022 – REGULAR MEETING REPORT: 22-20 
FROM: ENGINEERING DIVISION FILE: 6125-20-AGS1 
SUBJECT: ALDERGROVE GATEWAY SITE - PUBLIC ENGAGEMENT  

STRATEGY 
 

RECOMMENDATION: 

That Council approve the Terms of Reference, presented as Attachment A, outlining the various 
components and associated costs, as well as proposed timelines as outlined in this report, in 
relation with a proposed public engagement strategy for the Aldergrove Gateway Site located at 
27030 Fraser Highway with overall estimated costs of up to $50,000 funded from Council 
Contingency.  

EXECUTIVE SUMMARY: 

During the January 24, 2022 Regular Council Meeting, Council referred the Aldergrove Gateway 
site to staff to report back on recommendations for an appropriate public input process, including 
timelines and associated costs.   
 

Staff have developed the draft Terms of Reference as a comprehensive engagement strategy, 
presented as Attachment A for Council’s consideration of approval. The strategy proposes a series 
of public engagement components targeting a wide range of Aldergrove residents, businesses, 
organizations, First Nations, and visitors to obtain input on potential uses and ideas for the site 
adjacent to the west of the Aldergrove Credit Union Community Centre (ACUCC).   
 

Development and implementation of the engagement strategy is proposed to commence this spring, 
followed by analysis and a summary report to Council, currently targeted for late June or early July, 
prior to the summer break.  Staff recommend engaging the services of an experienced consultant to 
assist with all facets of the engagement strategy including facilitating the workshops. 
 

It is anticipated that the key groups and stakeholders will be specifically targeted to ensure a broad, 
comprehensive, and inclusive public engagement process including the general public, residents, 
business owners, visitors, youth, community groups, event organizers, ACUCC patrons and staff, 
and local First Nations.  The implementation of the various components of the proposed public 
engagement strategy is estimated to have an overall cost of approximately $50,000, including the 
anticipated consulting fees. 

PURPOSE: 

To respond to Council’s January 24, 2022 referral to staff regarding the Aldergrove Gateway Site 
Public Engagement Plan and recommended options, timelines, and anticipated costs for Council 
consideration. 
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BACKGROUND/HISTORY: 

On September 13, 2010, Council adopted the Aldergrove Core Area Plan (the “Plan”) which covers 
approximately 32 hectares (80 acres) in the commercial heart of downtown Aldergrove.  The Plan is 
centered on the intersection of Fraser Highway and 272 Street and generally bounded by Bertrand 
Creek to the north and east, 29 Avenue to the south, and 270 Street to the west. 
 

The Plan was prepared following an extensive public engagement process, including input from a 
steering committee. It provides a long-term vision for a compact, mixed-use centre for downtown 
Aldergrove by 2041.  It is premised on the creation of great streets and public open spaces through 
a high quality of design and a positive interface between the public and private realm at the street 
level.  Pedestrian oriented and suitably scaled streets and plazas combined with a highly connected 
pedestrian network are other essential elements of the Plan which are intended to foster a 
functional, aesthetically pleasing, and vibrant downtown Aldergrove. 
 

The property, having a civic address at 27030 Fraser Highway, is ideally located adjacent to the 
ACUCC, with a potential as a ‘gateway’ entrance to the core area of Aldergrove. The subject 
property is 3,079 m2 (33,143 ft2) or 0.307 hectares (0.76 acres) and is currently zoned Community 
Commercial (C-2). The site is identified as medium density Mixed Use in the Plan. 
 

Some of the key timelines associated with the history of the Aldergrove Gateway Site is as follows: 
 

2012 Acquisition of Aldergrove Elementary School Site for ACUCC 

2014 Attempts to Acquire Subject Commercial Site: Unsuccessful 

2017 Commercial Plaza Purchased by the Township and opening of the ACUCC 

2018 Acquisition of other adjacent Residential Lots (east of ACUCC)   

2020 Expiry of most Tenancy Leases at the Commercial Plaza Site 

2021 Opening of the Interim Public Plaza at Fraser Highway and 272 Street for the 
following community events: 
July 1:  Canada Day hosted by the Agriculture Fair Festival Association 
Aug 14: Taste of Our Own hosted by Aldergrove Business Association 
Sep 11: Langley Cruise-In hosted by Langley Good Times 
Dec 11: Gathering hosted by the Agriculture Fair and Festival Association 

2025 Expiry of Remaining Tenancy Lease (south building) 
 

In the summer of 2020, Council directed staff to conduct a public engagement process for potential 
interim uses on the properties referred to as the former Alder Inn site. The results of the public input 
were summarized for Council in late 2020, with the construction of a flexible outdoor plaza identified 
as the preferred option based on the public feedback. An amount of $250,000 was included in the 
2021 capital budget for Council’s consideration and approval. At its May 31, 2021 Regular Meeting, 
Council directed staff to proceed with a reduced plaza design with a total budget envelope of 
$150,000. 
 

The public plaza at Fraser Highway and 272 Street was substantially completed only one month 
later and opened successfully to the public and community events by July 1, 2021.  The site has 
been utilized for several community events since its opening and is used as a casual gathering 
space and passive recreation by the community.  Staff anticipate that the community events will  
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return to the site in 2022 along with the possibility of additional events building on the success of the 
past.  However, the public plaza at this location will only have a limited time span as the property is 
anticipated to undergo a development process based on highest and best use, subject to Council 
direction.  The previously received public feedback and use of this open space demonstrate the 
community desire and need for outdoor gathering areas in Aldergrove that are safe and suitable for 
community events and passive recreation. 
 

At its January 24, 2022 Regular Meeting, Council referred the following motion to staff for 
recommendations on the appropriate public input process, including timelines:  
 

That staff be directed to initiate and complete an open public input process to solicit input 
from the community of Aldergrove for potential uses and ideas for the corner property at 
Fraser Highway and 270 Street, within the Spring and/or Summer of 2022. 

DISCUSSION/ANALYSIS: 

As directed by Council, staff have prepared the Terms of Reference (ToR) for a comprehensive 
public input program, as outlined in Attachment A for Council’s consideration and approval.  The 
objectives would be to gather quantitative and qualitative feedback from the public, including key 
stakeholders, with a view to better understanding of the community’s desired use of the space and 
further to establish priorities, including costs and timelines, for the available options of development. 
 

Staff will target the following key groups for as broad of a public input process as possible:  

• General Public, including residents, business owners and visitors 

• Aldergrove youth 

• Community groups and event organizers 

• First Nations 

• ACUCC Recreation patrons and staff 
 

To reach these groups and individuals, an experienced Public Engagement Consultant is 
anticipated to be engaged to assist with the development, delivery, and analysis of the 
contemplated survey and workshop sessions.  The addition of a consultant will ensure the 
engagement plan is thorough and comprehensive and will also provide experienced review and 
analysis of the data collected, with no perception of a bias. 
 

The proposed timeline intends to take advantage of the spring season, when many are considering 
recreation plans for the upcoming summer period.  Timely development and delivery of the plan will 
ensure completion prior to the summer vacation season, as outlined in summary below: 
 

Late March 

• preparation and scheduling 

• survey development 

• workshop development 

April-May 

• survey launch 

• survey sessions with target stakeholder groups (business associations, event organizers) 

• youth targeted workshops 

• community workshops 

• communications campaign 
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June 

• feedback evaluation and analysis 

July 

• report to Council 

Financial Implications: 

Staff anticipate expenditures of up to $50,000 to develop and implement the engagement methods 
as outlined in the ToR (Attachment A), proposed to be funded using Council Contingency. 
 
 
Respectfully submitted, 
 
 
Chris Marshall 
MANAGER, PARKS DESIGN AND DEVELOPMENT 
for 
ENGINEERING DIVISION 
 
 

CONCURRENCES 

Division / Department Name 

Finance Division S. Ruff 

Recreation Division R. Stare 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MARCH 7 2022 – REGULAR MEETING REPORT: 22-21 
FROM: FINANCE DIVISION FILE: 1700-80 
SUBJECT: DRAFT FINANCIAL PLAN 2022-2026 - RESULTS OF PUBLIC CONSULTATION 

RECOMMENDATION: 

That Council receive the results of the public consultation for the Draft 2022-2026 Financial 
Plan for information; and 

That Council direct staff to bring forward the Draft 2022-2026 Financial Plan and the 2022-2026 
Five Year Financial Plan Bylaw for first, second and third reading to the March 28, 2022 Council 
meeting.  

EXECUTIVE SUMMARY: 

Due to COVID-19, the in-person engagement opportunities that typically occur at the Civic 
Facility were not possible.  In response to these restrictions, the 2022-2026 Financial Plan was 
posted as an on-line questionnaire with email, fax and drop off options.  This questionnaire was 
available for 10 days and was communicated in multiple ways including: large photo 
advertisement, featured News link and News post on tol.ca homepage, two advertisements in 
two newspapers, eNewsletter, and multiple social media posts on Facebook, Twitter and 
Instagram. 

In addition to compiling the completed survey information, the on-line platform provided 
information on the number of budget webpage views during the active survey period.  In total 
there were 390 views of the webpage (in comparison there were 245 views last year), with 64 
completed Operating budget surveys and 15 completed Capital budget surveys.  For 
comparison in the prior year, 21 responses were received for the operating budget survey and 6 
responses were received for the Capital budget survey. 

Public input is relevant for Council to consider as they deliberate, however, it should be noted 
that it is not a statistically valid sampling of all Township residents’ views.  There are 
approximately 49,455 folios billed for property taxes in the Township. 

PURPOSE: 

The purpose of this report is to provide Council with a summary of the public input received on 
the Draft 2022-2026 Financial Plan. 

Complete graphic results of the Operating Budget Questionnaire are included in Appendix A 
and the submitted comments on the Capital Budget are included in Appendix B. 

E.3
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DRAFT FINANCIAL PLAN 2022-2026 RESULTS OF PUBLIC CONSULTATION 
Page 2 . . . 

DISCUSSION/ANALYSIS: 

SUMMARY OF THE OPERATING BUDGET QUESTIONNAIRE 
Q1: What overall value do you feel you receive for your tax dollars? 

Answer Choices % 
Very good value 7.94 
Good value 28.57 
Neutral 36.51 
Poor value 17.46 
Very poor value 7.94 
No opinion 1.59 

Q2: Support for proposed Universal services proposed base property tax increase for 
2022 of 2.63%.  

Answer Choices % 
Strongly support 36.51 
Support 36.51 
Neutral 7.94 
Oppose 7.94 
Strongly oppose 11.11 
No opinion 0.00 

Q3:  Support for Additional Firefighters 
Answer Choices % 
Strongly support 60.32 
Support 15.87 
Neutral 6.35 
Oppose 12.70 
Strongly oppose 4.76 
No opinion 0.00 

Q4: Support for Energy Manager 
Answer Choices % 
Strongly support 11.29 
Support 27.42 
Neutral 20.97 
Oppose 24.19 
Strongly oppose 16.13 
No opinion 0.00 

E.3
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Q5: Support for General Government Support Services 
Answer Choices % 
Strongly support 14.52 
Support 33.87 
Neutral 19.35 
Oppose 16.13 
Strongly oppose 16.13 
No opinion 0.00 

Q6: Support for Capital Infrastructure Replacement and Renewal 
Answer Choices % 
Strongly support 30.65 
Support 46.77 
Neutral 11.29 
Oppose 4.84 
Strongly oppose 6.45 
No opinion 0.00 

Q7: Support for Removal of Annual Trails Capital Project 
Answer Choices % 
Strongly support 17.74 
Support 37.10 
Neutral 20.97 
Oppose 8.06 
Strongly oppose 16.13 
No opinion 0.00 

Q8: Support for Removal of Portion of Public Spaces Waste Receptacles Capital Project 
Answer Choices % 
Strongly support 14.52 
Support 29.03 
Neutral 19.35 
Oppose 16.13 
Strongly oppose 17.74 
No opinion 3.23 

Q9: Support for Removal of Road Widening 96th Ave from 204 Street to 208 Street Capital 
Project 

Answer Choices % 
Strongly support 29.03 
Support 20.97 
Neutral 19.35 
Oppose 6.45 
Strongly oppose 24.19 
No opinion 0.00 

E.3
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Q10: Support for Removal of Replacement of Recreation Equipment Capital Project 
Answer Choices % 
Strongly support 19.35 
Support 40.32 
Neutral 12.90 
Oppose 14.52 
Strongly oppose 11.29 
No opinion 1.61 

Q11: Support for Removal of Portion of Annual Stormwater Infrastructure Capital Project 
Answer Choices % 
Strongly support 12.90 
Support 30.65 
Neutral 19.35 
Oppose 17.74 
Strongly oppose 17.74 
No opinion 1.61 

Q12: Support for Removal of Design and Construction of 206 Street between 78 Ave and 
Willoughby Town Centre 

Answer Choices % 
Strongly support 12.90 
Support 22.58 
Neutral 20.97 
Oppose 19.35 
Strongly oppose 24.19 
No opinion 0.00 

Q13: Support for Removal of Furniture Replacement – Community Policing Offices 
Capital Project 

Answer Choices % 
Strongly support 22.58 
Support 35.48 
Neutral 19.35 
Oppose 8.06 
Strongly oppose 14.52 
No opinion 0.00 

Q14: Support for Removing Remaining Reduction to Meet Budget Objective of 3% on a 
Prorated Basis from All Divisional Capital Budgets 

Answer Choices % 
Strongly support 11.11 
Support 34.92 
Neutral 22.22 
Oppose 14.29 
Strongly oppose 15.87 
No opinion 1.59 

E.3
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DRAFT FINANCIAL PLAN 2022-2026 RESULTS OF PUBLIC CONSULTATION 
Page 5 . . . 

Q15: Support for 1.99% Water Utility user rate increase 
Answer Choices % 
Strongly support 22.03 
Support 47.46 
Neutral 13.56 
Oppose 10.17 
Strongly oppose 5.08 
No opinion 1.69 

Q16: Support for 3.29% Sanitary Sewer user rate increase 
Answer Choices % 
Strongly support 23.73 
Support 32.20 
Neutral 23.73 
Oppose 13.56 
Strongly oppose 3.39 
No opinion 3.39 

Q17: Support for 0% Solid Waste user rate increase 
Answer Choices % 
Strongly support 32.20 
Support 32.20 
Neutral 28.81 
Oppose 3.39 
Strongly oppose 1.69 
No opinion 1.69 

Top of Mind issues:
Growth registered highest among participants with Crime in second place and Recreation and 
Cultural Facilities in third place. 

CAPITAL BUDGET QUESTIONNAIRE 

Participants had an opportunity to provide comments on the Capital budget.  These comments 
are summarized in Appendix B.  Of the 15 participants, only 11 completed comments on this. 

Respectfully submitted, 

Sandra Ruff 
Director of Finance 

ATTACHMENTS 
Appendix A Budget 2022 Survey – Operating Questionnaire Results 
Appendix B Budget 2022 Survey – Capital Questionnaire Results 
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7.94% 5

28.57% 18

36.51% 23

17.46% 11

7.94% 5

1.59% 1

Q1: Property Taxes Thinking about all the programs and services you receive from the 
Township of Langley, what overall value do you feel you receive for your tax dollars?

Answered: 63 Skipped: 1

TOTAL 63

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Very good value

Good value

Neutral

Poor value

Very poor value

No opinion

ANSWER CHOICES RESPONSES

Very good value

Good value

Neutral

Poor value

Very poor value

No opinion

Township of Langley - Budget 2022 Survey - Operating Questionnaire
APPENDIX A
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36.51% 23

36.51% 23

7.94% 5

7.94% 5

11.11% 7

0.00% 0

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q2: Universal Services Proposed base property tax increase for 2022 is 2.63%. The increase for a 
residential property assessed at $1,029,974: Annual = $57.83 Monthly = $4.82 Universal Services 
include Parks, Transportation Utility, Stormwater Utility, Fire, Police, Facilities, Recreation and 
Culture, and General Government.

The 2022 proposed base property tax increase of 2.63% will provide funding for non-discretionary 
expenditure increases for salaries and wages, RCMP contracts, recreation services, utility 
contracts, service and maintenance contracts, and other operating costs.

Please indicate your support for the proposed base property tax increase.

Answered: 63 Skipped: 1

TOTAL 63

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Strongly
support

Support

Neutral

Oppose

Strongly oppose

No opinion

ANSWER CHOICES RESPONSES

Strongly support

Support

Neutral

Oppose

Strongly oppose

No opinion
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Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q3: Protective Services - FIRE: 6 Firefighters Starting July 1st+0.19% in 2022;+0.19% in 2023.  
The increase for a residential property assessed at$1,029,974: Annual = $4.11 Monthly = $0.34 

Council is considering adding six new Firefighters starting July 1, 2022, at a prorated cost of 
$272,695, a 2022 property tax increase of 0.19%. In 2023, a further six months will be added at an 
additional 0.19%.  The Fire Suppression Division is currently not meeting its benchmark of one 
Officer and 3 Firefighters arriving on scene as well as its goals for effective response force for 
incidents 65% of the time due to shortages of firefighters. The Department in its current response 
mode requires 18 firefighters plus 6 firefighters to cover vacations, sickness, WSBC and training on 
shift 24/7/365.  An additional 6 firefighters would provide the necessary 24 firefighters per shift.  

Please indicate your support for the proposed tax increase.

Answered: 63 Skipped: 1

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Strongly
support

Support

Neutral

Oppose

Strongly oppose

No opinion
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60.32% 38

15.87% 10

6.35% 4
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Q4: Energy Manager - Engineering The increase for a residential property assessed at $1,029,974: 
Annual = $0.46 Monthly = $0.04 

Energy is essential to the Township’s corporate operations – to power, heat and cool facilities, to fuel 
fleet vehicles, and to provide important services to residents such as water, liquid and waste 
management, parks and outdoor facilities, and street and traffic lighting. This position plans and 
implements energy efficiency programs, carbon reduction, electric vehicle, and energy education 
projects in support of the Climate Action Strategy, the Township’s Sustainability Charter, and the 
Official Community Plan.  

Council is considering a request for the addition of a regular full time Corporate Energy Manager 
which requires funding for 3 months. The 2022 cost of $30,696 will result in a property tax increase 
of 0.02%.  In 2023, a further 9 months will be added at an additional $100,000 resulting in a 
property tax increase of 0.07%.

Please indicate your support for the proposed tax increase.
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Q5: Support Services - General Government The increase for a residential property assessed at 
$1,029,974: Annual = $6.33 Monthly = $0.53 

Council is considering adding a number of expenditures which support the  growth of the Township.  
A Freedom of Information Specialist, a Safety Coordinator, a Financial Analyst for Business 
Improvement and Internal Controls, and a Cybersecurity Contract.  The 2022 cost of $419,926 will 
result in a property tax increase of 0.29%.

The Township of Langley is the fastest growing municipality in the lower mainland.  To that end, 
support staff need to keep up by providing appropriate service level attention in a number of important 
areas including, Freedom of Information requests, internal controls, safety of employees and security 
of data. As the Township is growing, the number and time spent on significant Freedom of 
Information  requests (2,000 to 5,000 response pages) and the Privacy Impact Assessments 
requests have increased substantially, and the volume can no longer be addressed resulting in the 
request for funding of a Freedom of Information Specialist.

A Financial Analyst for Business Improvements and Internal Controls is needed to provide the 
appropriate level of attention to the internal controls that will continue to safeguard and provide 
stewardship over the assets of taxpayers.  This is increasingly important in the growing and evolving 
world of fraud.  As well, this investment in business system reviews and innovation will increase 
efficiency.

The addition of a Safety Coordinator will assist with ensuring follow up to inspections and corrective 
actions and providing employees and managers with the necessary information specific to safe work 
procedures, training, and compliance.

Staffing levels for IT Security are insufficient to fully monitor the increasingly complex threat 
landscape including ransomware and cannot scale for 24/7/365 operations.  Engaging a cybersecurity 
firm to provide 24/7/365 Security Operations Centre services is the most cost-effective way to provide 
this service to further improve our security.

Please indicate your support for the proposed tax increase.
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7 / 38

7 / 33

E.3

E.3 - Page 12



Township of Langley - Budget 2022 Survey - Operating Questionnaire

8 / 33

14.52% 9

33.87% 21

19.35% 12

16.13% 10

16.13% 10

0.00% 0

TOTAL 62

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Strongly
support

Support

Neutral

Oppose

Strongly oppose

No opinion

ANSWER CHOICES RESPONSES

Strongly support

Support

Neutral

Oppose

Strongly oppose

No opinion

E.3

E.3 - Page 13



9 / 33

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q6: Capital Infrastructure Replacement and Renewal The increase for a residential property 
assessed at $1,029,974: Annual = $3.77 Monthly =  $0.31

Council is considering increasing the annual contribution to the Capital Infrastructure 
Replacement and Renewal Reserve by $250,000 with a corresponding property tax increase of 
0.17%.

The Capital Infrastructure Replacement and Renewal Reserve was established to provide for 
the replacement of long-term capital assets.  This will improve the Township’s ability to deliver 
adequate service levels for our residents now and in the future. Service delivery needs of the 
community are met when necessary assets are available and in adequate condition.  
Increasing the annual contribution to this reserve is necessary to meet these objectives.

Please indicate your support for the proposed tax increase.
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17.74% 11

37.10% 23

20.97% 13

8.06% 5

16.13% 10

0.00% 0

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q7: Contribution to Capital Reduction:  Project #1 Capital Budget Page: 203

Description: Annual Trails Amount: $112,797

Notes:  Defer this project to construct granular trail to connect McLelland Natural Forest with 
Trans Canada Trail and Fraser River Foreshore-until other works completed at foreshore park. 
Tax decrease %: 0.08% 

Please indicate your support for deferring this project.
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14.52% 9

29.03% 18

19.35% 12

16.13% 10

17.74% 11

3.23% 2

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q8: Contribution to Capital Reduction: - Project #2 Capital Budget Page  389

Description:  Public spaces waste receptacles – conversion to multi- stream receptacles - Various 
locations Amount: $22,127

Notes:  Reduce funding to this project for one year of this 5 year project.  Tax decrease % 0.02%

Please indicate your support for reducing funding to this project.
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29.03% 18

20.97% 13

19.35% 12

6.45% 4

24.19% 15

0.00% 0

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q9: Contribution to Capital Reduction - Project #3 - Capital Budget Page  392

Description:  Road Widening - 96th Ave from 204 Street to 208 Street Amount $55,000 Notes 
Due to other constraints it is unlikely that this project would be completed in 2022. Tax 
decrease % 0.04% 

Please indicate your support for removing this project.
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19.35% 12

40.32% 25

12.90% 8

14.52% 9

11.29% 7

1.61% 1

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q10 Contribution to Capital - Project #4 Capital Budget Page  258

Description:  Replacement of recreation equipment at multiple locations Amount $50,000 Notes 
One-year delay of replacement of older equipment Tax decrease % 0.03% 

Please indicate your support for removing this project.
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12.90% 8
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1.61% 1

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q11 Contribution to Capital - Project #5 Capital Budget Page 313

Description:  Annual Stormwater Infrastructure Replacement Amount: $100,000

Notes:  Annual funding reduction of 10% Tax decrease % 0.07%

Please indicate your support for reducing this project.
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12.90% 8

22.58% 14
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24.19% 15
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Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q12: Contribution to Capital - Project #6 Capital Budget Page 390

Description:  Design and Construction of 206 Street between 78 Ave and Willoughby Town 
Centre Amount: $10,000

Notes:  Deferral of this project Tax decrease %0.01% 

Please indicate your support for removing this project.
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22.58% 14

35.48% 22

19.35% 12

8.06% 5

14.52% 9

0.00% 0

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q13 Contribution to Capital - Project #7 Capital Budget Page 248

Description:  Furniture replacement – Community Policing Offices Amount: $25,000

Notes:  Delay furniture replacement at Community Policing Offices Tax decrease % 0.02% 

Please indicate your support for removing this project.
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Q14 Contribution to Capital - Remaining General Reduction Contribution to Capital

As noted above: Council is considering reducing the annual funding of Capital projects from general 
taxation by $439,853 with a corresponding property tax decrease of 0.30%to maintain an overall tax 
increase of 3.00% for 2022.  After expressing your choice for reductions in capital projects 1-7 
above there will be a remaining amount to be reduced.  In combination with your selection of the 7 
projects presented above, the remaining reduction required to meet the budget objective can be 
removed on a prorated basis from all divisional capital budgets.

Please indicate your support for removing the remaining funding required on a prorated basis 
across all divisions.
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Q15: Water Utility The increase for a residential property subscribing to the service: Annual = 
$11.59 Monthly = $0.96 

The Township of Langley’s water infrastructure includes over 559 km of water mains, 2,943 fire 
hydrants, 21,725 service connections, reservoirs, pump stations, and a major water treatment 
facility. The Engineering Division is responsible for safe and efficient supply, distribution, and 
delivery of clean potable water to the community. The 2022 proposed property user fee increase of 
1.99% will provide funding for non-discretionary expenditure increases for salaries and wages, 
utility contracts, water purchases, service and maintenance contracts, debt repayment, and 
operating costs for water infrastructure. 

Please indicate your support for the proposed utility user fee increase.
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84.62% 44

15.38% 8

Q16
Please indicate the water system you use on your property.
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Q17: Sewer Utility The increase for a residential property subscribing to the service: Annual = $16.27 
Monthly = $1.35 

The Engineering Division is responsible for ensuring the efficient operation of municipal sanitary 
sewerage system. This includes the collection and conveyance of discharge from homes and 
businesses to the regional facilities for treatment.  The Township’s municipal sanitary sewerage 
system consists of over 373 kms of sewer pipes, over 16,000 service connections, and 33 pump 
stations. The 2022 proposed property user fee increase of 3.29% will provide funding for non-
discretionary expenditure increases for salaries and wages, utility contracts, regional charges, 
service and maintenance contracts, debt repayment, and operating costs for the sewer infrastructure. 

Please indicate your support for the proposed utility user fee increase.
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69.23% 36

30.77% 16

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q18: Please indicate the sewer system you use on your property.
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Q19: Solid Waste Utility (Garbage Collection) The increase for a residential property subscribing to 
the service: Annual = $0.00 Monthly = $0.00 

The Solid Waste section of Engineering is responsible for collection services related to garbage, yard 
trimmings, recyclables, and managing an annual hazardous waste collection program, which 
includes sustainable community initiatives aimed at public education, intended to encourage 
reduction of waste volumes and thereby reducing the impact to the environment. The Solid Waste 
(garbage collection) Utility includes household base rates and cart rates (based on size). A 
representative single family pays $330 annually.  A multi-family pays $250 annually. A status quo 
budget is being recommended for the utility, with no rate changes for 2022. 

Please indicate your support for the proposed utility user fee increase.
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87.50% 49

12.50% 7

Township of Langley - Budget 2022 Survey - Operating Questionnaire

Q20: Please indicate the solid waste system you use on your property.
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Q21: In your view, as a resident of the Township of Langley, what are the three (3) most 
important issues facing your community that you feel should receive the greatest attention from 
your local leaders? (Please select only 3).
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46.81% 22
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Total Respondents: 47

# OTHER (PLEASE SPECIFY) DATE

1 Housing in general 2/25/2022 4:35 PM

2 Career firefighter response to Fort Langley 2/25/2022 10:34 AM

3 Fire Service 2/24/2022 3:36 PM

4 Increase funding for police and fire Dept 2/24/2022 1:38 PM

5 Protective Services 2/24/2022 1:04 PM

6 Critical services like Fire fighter, equipment and firehalls as well as police have been
underfunded and miss managed for years. Our primary goals should be basic infrastructure
and emergency services.

2/24/2022 12:40 PM

7 Public Safety (Fire Services) 2/24/2022 9:53 AM

8 Taxpayers that cannot use facilities due to vaccine mandates should not be charged 2/23/2022 4:54 PM

9 Infrastructure replacement/upgrades 2/23/2022 2:51 PM

10 Quality of Water 2/22/2022 3:29 PM
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Q22
Additional Comments
Answered: 17
 Skipped: 47

# RESPONSES DATE

1 The reason I indicated taxation is the additional funding that isn't reflected in property taxes in
this year's capital projects such as debt. This will be included in future budgets as repayment
amounts that will mostly likely increase taxation.

2/27/2022 3:44 PM

2 Crime has gotten to an unacceptable level and affects all persons on every economical level.
Township needs to budget better and learn to spend within its means.

2/27/2022 9:01 AM

3 Children are our greatest asset but also our greatest responsibility. One child can create havoc
in our community causing expense and mental anguish for many. One child growing up can
also be a great benefit to others in our community. Multiply this by the amount of children in
our community. We need to provide access to adequate recreation for all children, adults and
seniors. Advocating for health care is also a must. We need to provide the services at the
ACUCC by moving along with the engagement process. I have advocated for over 30 years to
have facilities for our youth that is not tied to youth being a top athlete. The Township has
failed miserably in this. Finally a pool, but it only has easy access to locals during cool to cold
weather. Even the one day a week that locals could sign up before those from other
municipalities the Township loused up and prevented many with the V4W postal code from
accessing during the hottest weather. The Township needs to do better. Developers are making
huge amounts of money especially now with the price of homes doubling in the last few years.
We need to collect DCC's, Amenity Contributions and other fees to fully pay for infrastructure
requirements for the growth, so that the infrastructure is there when the people arrive.

2/27/2022 8:10 AM

4 There isn't enough housing 2/25/2022 4:35 PM

5 Brookswood and Fort Langley need full time firefighters - property taxes increase with land
value - yet we don’t have career / guaranteed response ??? For medical and fire incidents a 15
min response time is far below industry standards and shows a lack of leadership and planning
from the management of the fire department. The current council allowed the FIre Chief to
spend 1/4 million on an “ accreditation “ which has yet to prove valuable- an audit of this
venture should really be initiated.

2/25/2022 10:34 AM

6 Why do we keep adding firefighters when we need more police officers? 2/24/2022 5:35 PM

7 ROADS AND INFRASTRUCTURE ARE WAY BEHIND THE GROWTH. 208TH IS 2 LANES IN
SOME AREAS, HOW IS THIS ACCEPTABLE

2/24/2022 4:03 PM

8 I read an article that the Fire Department had 18 firefighters on shift during the fire at 208th and
80th (the large development project). This was their full time staffed firefighters that cover the
entire Township. That is far too low for a municipality in 2022 and over 140k people. How could
something like this happen?

2/24/2022 3:36 PM

9 The TOL has underfunded the emergency services for years. Our current needs in
infrastructure and emergency services should be the TOL primary expenses. If there is money
left over then other items can be looked into.

2/24/2022 12:40 PM

10 It has been reported to council and written about in media that our Fire Department lacks the
requisite staffing needed for a population of 140k people. The TOL sits at 1 Resident to every
1600 residents (1:1600) when the Metro Vancouver average is 1:900. In addition, the closest
comparable Fire Departments in the Metro Van (Delta and Coquitlam) have $8-10mil more in
their department budgets while the TLFD either has more population, more call volume or both,
and between 40-60 less firefighters while not providing Technical Rescue, Hazardous Materials
or Emergency Medical Responder (EMR) response capabilities. In addition, we have a
Brookswood Fire Hall serving more population than the staffed hall of Aldergrove and has more
call responses than what necessitated Walnut Grove to go full-time. Brookswood is responded
to by Murrayville (when available) while taking Aldergrove's first supporting engine father away
and not keeping with NFPA 1710/1720 as per the Fire Chief's Accreditation for the community
of Aldergrove.

2/24/2022 9:53 AM
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11 Hello, As a new member of the Township of Langley; I must say it's a beautiful place to call 
home. I would love to see the city transform into a modern, and vibrant place. In my opinion 
that can be done by sustainable development projects, and emphasis on putting the 
community first. A sense of community can be established by having modern recreation 
facilities built. We need to give the kids growing up in the community a sense of pride and 
respect for the area they grow up in. The children of the city are our future and can take us to 
heights unimaginable. 

2/24/2022 6:37 AM

12 Township vaccine mandates should be removed. It's dreadful the way you've treated your staff. 2/23/2022 4:54 PM

13 You HAVE to wrestle SENIOR staff salaries in control - the Township ranked above nearly all
other Metro Vancouver municipalities for senior salaries - this is unacceptable.

2/23/2022 2:11 PM

14 208st is over capacity and the townships approach to peace-meal upgrades as the section is
developed exasperates the issue. The township should upgrade the entire road with debt if
necessary and charge those costs back to developments as they are approved.

2/22/2022 7:06 PM

15 too much waste, inefficiency and bloated payroll costs 2/22/2022 5:48 PM

16 Impact on a Single Family home and multi family home should be presented. Average property
value is deceiving as the two property types differ significantly.

2/19/2022 10:00 AM

17 The recreation centres should not have been closed for 2 years due to Covid. Every other
municipality was able to open at minimum the pools. There is also a lack of community centre
programs and sports for kids and teens. The Aldergrove outdoor water park is so busy with
people from other areas that residents are unable to get in to use the facility. There should be
an increase in fees for out of town guests and also designated times on weekends for
residents. Police and fire budgets should be prorated to number of officers/fire fighters
generally stationed in the community. Ie those communities with more people and density
should pay a higher cost if there are more members stationed/patrolling in that areas. The
roads leave a lot to be desired in terms of lack thereof in newly developed areas in
Brookswood and around Willowbrook up into Walnut Grove, there is too much density and the
infrastructure should,p be put in during construction rather than waiting until building is
complete. I understand that funding needs to come in from sale of projects etc but it should be
mandatory that roads, schools, parks, sidewalks etc are being constructed at the same time.
Aldergrove always seems like the forgotten step-child, the area does not need
overdevelopment like the rest of Langley but it certainly needs a facelift and is going to be
feeling the pain of the lack of forethought in road planning, upgrades and infrastructure when
the new apartment complex is built. Further the infrastructure in this area of Langley is lacking
for adding that many more people. Transportation is woefully inadequate yet more housing is
being out here. There needs to be better transportation, job creation and better businesses in
place. And the shear number of marijuana grow operations in this area is amazing. All one
needs to do is drive around with the windows down and you can smell it everywhere. With the
increase in people being proposed for Aldergrove is there any plans in place to deal with the
increase need for elementar6 schools? There is a lack of family doctors in the area, how can
you propose that more people live in the area when we are supposed to be worried about
climate ckphange yet the only viable option for transportation for the majority of people is
private motor vehicle. Further in order to decrease heating and cooling buildings and other
municipal building costs I strongly believe that you should transition your administrative staff
to a hybrid work model, and that office hours be changed to allow staff to work off peak hours
so they are available to assist those who work during regular business hours but it would also
reduce desk needs as your staff could go to ‘hoteling’ when they are in the office, ie, sharing a
desk. There is simply no need for anyone to be married to their desk and I think we have all
seen that staff can work easily from home, if they are thr right staff.

2/18/2022 11:28 PM
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Township of Langley - Budget 2022 Survey - Capital Questionnaire 
Comments
Answered 11
Skipped 4

# Response Date Responses
1 Feb 27 2022 09:10 AM Only thing i agree with are the road widing and the one community park.  The rest are an exuberant waste of tax 

 dollars.

I think bare min expenditures should be done for the expansion on the road ways.  Typical for the township to over 
spend and also adding bike paths and greenways.  No attempt to stretch a dollar

2 Feb 26 2022 10:28 AM Nice to see 80 Ave getting this attention. What about 208 St ? When is someone going to do the right thing and actually 
widen this road? If you are concerned about the environment think about all those cars sitting there with the motors 
idling and going nowhere.

3 Feb 24 2022 08:42 PM Further expansion of Fraser Highway is needed into Aldergrove, not only 240 to 244. Will this be included in the 2023 
 budget?

 Disappointing to see the Gateway project for Aldergrove has been removed from the budget. 

Aldergrove is a growing community within Langley and should have more amenities planned, like an expanded library, 
more community events and a planned revitalization of the downtown strip. The strategic plan has been created and 
already seems dated without many action items completed.  

4 Feb 24 2022 12:44 PM I don’t see the proposed new fire halls is the Capital budget. This has been spoken about in council meeting but I done 
see the item on the lists above.   With the population explosion in multiple areas in Langley we need emergency 
services to keep up with the population growth.  

5 Feb 23 2022 07:22 PM Improved roads in Willoughby area should be high priority. 

6 Feb 23 2022 02:14 PM  You need to work on more roads too. 
Why are you spending so much money on the Fort Park when other parks need investment?

7 Feb 22 2022 07:10 PM  Low carbon conversations should not be done unless there is a operating cost savings. 
The road upgrades are needed desperately, but the priority should be on widening and completing 208st before other 
collector roads are upgraded.  

8 Feb 22 2022 05:51 PM The $400000 low carbon project might make you all feel good but it is less that a 'drop in the bucket'. A $400000 drop - 
wasting taxpayer money.

9 Feb 20 2022 06:14 PM Wait with low carbon retrofits until end of life of existing infrastructure.  Stop wasting money on studies that have 
obvious outcomes. Complete capital projects that have already started rather than budgeting for new projects.  Do an 
excellent job on completing projects that are currently underway such as Yorkson Community Park, Salishan Place, 
roadworks on 80th Ave.

10 Feb 20 2022 12:07 PM  Yes to parks
 No to road widening

11 Feb 18 2022 10:37 PM As a long-time Langley resident, I am supportive of these projects.

APPENDIX B
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (FORT LANGLEY COMMUNITY PLAN) BYLAW 1987 NO. 2527 

AMENDMENT (TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP)  

BYLAW NO. 5761 
 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 5761 amends the Fort Langley Community Plan to allow development of 44  
3-storey townhouses up to maximum density of 57 units per hectare (23 units per acre) on 
properties located in the 9100 Block of King Street.  The bylaw also removes a redundant 
requirement related to servicing. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (FORT LANGLEY COMMUNITY PLAN) BYLAW 1987 NO. 2527 

AMENDMENT (TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP) 
BYLAW NO. 5761 

 

A Bylaw to amend Fort Langley Community Plan 1987 No. 2527 
 
 
WHEREAS it is deemed necessary and desirable to amend “Fort Langley Community Plan 
Bylaw No. 2527” as amended; 
 
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 “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Fort Langley Community Plan) Bylaw 1987 No. 2527 
Amendment (Township of Langley / Vicini Homes (Fort Langley) LP) Bylaw No. 
5761”. 
 

2. The Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Fort 
Langley Community Plan) Bylaw 1987 No. 2527 as amended is further amended 
by amending Section 2.4: 
 
a. By deleting the final sentence containing the words “Any such use would require 

approval of the wastewater disposal system by the Ministry of Health.” 
 

b. By adding the following sentence at the end of Section 2.4: 
 

“Lands legally described as Lots 6 through 11 District Lot 19 Group 2 New 
Westminster District Plan 8856, Lots 5 and 12 District Lot 19 Group 2 New 
Westminster District Plan 8856 Except Plan EPP107614, Portion of Royal 
Street proposed for closure by Highway Closing and Dedication Removal 
(Township – Fort Block Royal) Bylaw 2020 No. 5597, and Portion of lane 
proposed for closure by Highway Closing and Dedication Removal (Township 
– Fort Block Lane) Bylaw 2020 No. 5558 shall be permitted to develop as 
townhouses at a maximum allowable density of up to 57 units per hectare (23 
units per acre).” 
 

c. By changing the land use designation of the lands described as follows: 
 

Lots 6 through 11 District Lot 19 Group 2 New Westminster District Plan 8856 
Lots 5 and 12 District Lot 19 Group 2 New Westminster District Plan 8856 
Except Plan EPP107614 
Portion of Royal Street proposed for closure by Highway Closing and 
Dedication Removal (Township – Fort Block Royal) Bylaw 2020 No. 5597 
Portion of lane proposed for closure by Highway Closing and Dedication 
Removal (Township – Fort Block Lane) Bylaw 2020 No. 5558 

 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw 
from “Institutional” to “Multi Family” on the Fort Langley Community Plan map. 
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Bylaw No. 5761 
Page 2 
 

 
 
READ A FIRST TIME the 07 day of February , 2022. 

READ A SECOND TIME the 07 day of February , 2022. 

PUBLIC HEARING HELD the 28 day of February , 2022. 

READ A THIRD TIME the  day of  , 2022. 

ADOPTED the   day of  , 2022. 

 
 

 
Mayor 

 
 

 
Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP)  

BYLAW NO. 5762 
 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 5762 rezones the subject site to Comprehensive Development Zone CD-106 to 
allow development of 44 3-storey townhouse units on properties located in the 9100 Block of 
King Street.   
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP)  

BYLAW NO. 5762 
 

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 (Township of Langley / Vicini Homes (Fort Langley) 
LP) Bylaw No. 5762”. 

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

amended: 
 

(1) Adding to the Table of Contents and Section 104.1 – Zones the words 
“Comprehensive Development Zone CD-106” after the words “Comprehensive 
Development Zone CD-105” 

(2) Adding to Section 110.1 after the words “CD-105” the words “CD-106 – 7,500 
m2” 

(3) Adding after Section 1005 “Comprehensive Development Zone CD-105” the 
following as Section 1006 “Comprehensive Development Zone CD-106” 

 
 1006 COMPREHENSIVE DEVELOPMENT ZONE CD-106 
  
 Uses Permitted 
    

  1006.1 In the CD-106 Zone, only the following uses are permitted and all other uses are 
prohibited: 

 1) accessory buildings and uses 
 2) accessory home occupations subject to Section 104.3 
 3) townhouses in accordance with Section 1006.2 

 
 Density 
   

1006.2 The maximum density shall not exceed 57 dwelling units per hectare (23 dwelling 
units per acre).  
 

 Lot Coverage 
  
 1006.3 The maximum permitted lot coverage of buildings and structures shall not exceed 

40%. 
  
 Siting of Buildings and Structures 
  
 1006.4 Except as provided for in Sections 104.4, 104.15 and 105.1.2), no buildings or 

structures shall be sited less than: 
1) 2.8 metres from a front lot line; 
2) 6.8 metres from a rear lot line; 
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Bylaw No. 5762 
Page 2 
 

3) 1.2 metres from a side lot line; and 
4) 3.0 metres from a side lot line where the side lot line abuts a flanking street. 
5) The minimum required setback for front, rear or flanking lot lines may be 

reduced by 1.6 metres for porches, provided that such reductions shall apply 
only to the projecting feature.   

  
 Height of Buildings and Structures 
  
 1006.5 1)  Notwithstanding Section 104.5 the maximum height of buildings and structures  

may be 11 metres and three storeys provided no building facing the front lot line 
may exceed 2.5 storeys above the finished grade and no building facing the 
flanking or rear lot line may exceed two storeys above the finished grade  

2)  The height of accessory buildings and structures shall not exceed 3.75 metres or  
one storey, whichever is lesser. 

  
 Subdivision Requirements 
  
 1006.6 All lots created by subdivision shall comply with Section 110 of this Bylaw and the 

Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended. 
  
 Landscaping, Screening and Fencing 
  
 1006.7 Landscaping areas, landscaping screens and fencing shall be provided in 

accordance with Section 111 and in accordance with the Heritage Alteration Permit. 
  
 Parking and Loading 
  
 1006.8 Parking and loading shall be provided in accordance with Section 107. 
  
 Age Friendly Amenity 
  
 1006.9 Age Friendly Amenity areas shall be provided in accordance with Section 111.5. 
  
 Heritage Alteration Permit Requirements 
  
 1006.10 A Heritage Alteration Permit shall be issued by Council prior to issuance of a Building 

Permit. 
 
3. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 
Lots 6 through 11 District Lot 19 Group 2 New Westminster District Plan 8856 
Lots 5 and 12 District Lot 19 Group 2 New Westminster District Plan 8856 Except 
Plan EPP107614 
Portion of Royal Street proposed for closure by Highway Closing and Dedication 
Removal (Township – Fort Block Royal) Bylaw 2020 No. 5597 
Portion of lane proposed for closure by Highway Closing and Dedication Removal 
(Township – Fort Block Lane) Bylaw 2020 No. 5558 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-106. 
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Bylaw No. 5762 
Page 3 

READ A FIRST TIME the 07 day of February , 2022 

READ A SECOND TIME the 07 day of February , 2022 

PUBLIC HEARING HELD the 28 day of February , 2022 

READ A THIRD TIME the day of , 2022 

ADOPTED the  day of , 2022 

Mayor Township Clerk 
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REPORT TO 

MAYOR AND COUNCIL 

 

 
  
PRESENTED: FEBRUARY 7, 2022 - REGULAR MEETING REPORT:  22-10   
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-33-0138   
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND  

REZONING APPLICATION NO. 100214 AND 
HERITAGE ALTERATION PERMIT APPLICATION NO. 101241  
(TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP /  
9100 BLOCK KING STREET) 

 

 

PROPOSAL: 

Application to amend the Fort Langley Community Plan land 
use designation from Institutional to Multi Family and rezone 
approximately 0.77 ha (1.9 ac) of land located in the 9100 
Block of King Street to Comprehensive Development Zone 
CD-106 with an accompanying Heritage Alteration Permit 
application to facilitate development of 44 townhouse units.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws No. 5761 
and 5762 subject to 11 development prerequisites; authorize 
issuance (at time of final reading of Bylaw No. 5762) of 
Heritage Alteration Permit No. 101241; and that staff be 
authorized to schedule the required Public Hearing. 

RATIONALE: 

The proposal will increase the variety of housing 
forms in Fort Langley in keeping with the objectives 
of the Official Community Plan, is designed to 
be sympathetic to the context of the site 
consistent with the Fort Langley 
Community Plan, and supports 
development of adjacent Salishan 
Place.    
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100214 AND 
HERITAGE ALTERATION PERMIT APPLICATION NO. 101241  
(TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP / 
9100 BLOCK KING STREET) 
Page 2 . . . 

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Fort Langley Community Plan) Bylaw No. 1987 No. 2527 
Amendment (Township of Langley / Vicini Homes (Fort Langley) LP) Bylaw No. 5761 
changing the land use designation to Multi Family and Township of Langley Zoning Bylaw 
1987 No. 2500 Amendment (Township of Langley / Vicini Homes (Fort Langley) LP) Bylaw 
No. 5762 rezoning approximately 0.77 ha (1.9 ac) of land located in the 9100 Block of King 
Street to Comprehensive Development Zone CD-106 to allow development of 44 
townhouse units and consolidation of the subject properties, subject to the following 
development prerequisites being satisfied to the acceptance of the Township of Langley’s 
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 including Mary Avenue, King Street, Mavis
Avenue and Royal Street in accordance with the Township’s Subdivision and
Development Servicing Bylaw;

2. Provision of road dedications, widenings, and necessary traffic improvements
including Mary Avenue, King Street, Mavis Avenue and Royal Street in accordance
with the Township’s Master Transportation Plan and Subdivision and Development
Servicing Bylaw;

3. Provision of right of way for and construction of the 4.5 m wide concrete Royal Street
green link on the east side of the site;

4. Submission of an erosion and sediment control plan in accordance with the Erosion
and Sediment Control Bylaw;

5. Provision of final on-site landscape plans including resolution of Age Friendly Amenity
Area requirements;

6. 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);

7. Provision of a $75,000 contribution to support public amenities in Fort Langley;

8. Closure of Royal Street and lane (see Bylaws 5597 and 5558) and consolidation of the
subject properties in substantial compliance with Attachment A;

9. Registration of restrictive covenants acceptable to the Township:

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

b. Prohibiting garages from being developed for purposes other than the parking
of vehicles;

c. Prohibiting the development of secondary suites within individual townhouse
units;

d. Identifying the three (3) units to be constructed in compliance with the
adaptable housing requirements; and

e. Notifying property owners of the proximity of the Fort Langley National Historic Site
and Salishan Place and of the potential for sound impacts from activities;

10. Compliance with the requirements of the Community Amenity Contributions Policy,
and 5% Neighbourhood Park Land Acquisition Policy; and
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100214 AND 
HERITAGE ALTERATION PERMIT APPLICATION NO. 101241  
(TOWNSHIP OF LANGLEY / VICINI HOMES (FORT LANGLEY) LP /  
9100 BLOCK KING STREET) 
Page 3 . . . 

 
11. Payment of applicable supplemental Rezoning fees, Development Engineering fee, 

Green Infrastructure Services fee, Development Works Agreement (DWA) and 
Latecomer charges;  
 

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Fort Langley Community Plan) Bylaw No. 1987 No. 2527 Amendment (Township of Langley / 
Vicini Homes (Fort Langley) LP) Bylaw No. 5761 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, Housing 
Needs Report, and with the consultation requirement of Official Community Plan Consultation 
Policy (07-160); 
 

That Council, at time of third reading of Rezoning Bylaw No. 5762 and in advance of final 
reading of Bylaw No. 5762, consider authorizing the applicant to proceed with clearing work 
associated with required archaeological permitting subject to the following conditions to the 
acceptance of the General Manager of Engineering and Community Development: 
 

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

2. Installation of tree protection fencing around the remaining trees onsite to be retained on 
an interim basis; 

3. Conformance with Schedule “B” of the Erosion and Sediment Control Bylaw 2006 No. 
4381, as amended, Erosion and Sediment Control for Building Sites (less than 2,000 
m2); 

4. Within 48 hours of land clearing activity, provision of confirmation from a Qualified 
Environmental Professional that land clearing can proceed in accordance with provincial 
and federal legislation respecting migratory birds and nesting; and 

5. Confirmation by the applicant that works undertaken prior to final reading of related 
bylaw and issuance of Heritage Alteration permit are completely at applicant’s risk and 
expense and in no way fetter Council’s discretion in dealing with the rezoning and 
Heritage Alteration Permit applications;  
 

That Council at time of final reading of Rezoning Bylaw No. 5762 authorize issuance of Heritage 
Alteration Permit No. 101241 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 

with the Township’s Street Tree and Boulevard Planting Policy and Age Friendly 
Amenity Area requirements; 

c. All signage being in compliance with the Township’s Sign Bylaw; 
d. All mechanical equipment to be screened from view by complementary architectural or 

landscape screening; and 
e. All refuse bins to be stored within a building. 

 

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. 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 onsite servicing and stormwater management plan in accordance 
with the Subdivision and Development Servicing Bylaw; 
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c. On-site landscaping to be secured by letter of credit at building permit stage; 
d. Written confirmation from the owner and landscape architect or arborist that tree 

protection fencing identified in the tree management plan is in place;  
e. Although not a commercial or industrial property, 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 to 
minimize the impact of exterior lighting on adjacent historic sites; and 

f. Payment of supplemental heritage alteration permit application fees, Development Cost 
Charges, and building permit administration fees; and further 

 

That Council authorize staff to schedule the required public hearing for Bylaws No. 5761 and 
5762 in conjunction with the hearing for proposed Heritage Alteration Permit No. 101241. 

EXECUTIVE SUMMARY: 

Vicini Homes (Fort Langley) LP has applied on behalf of the Township of Langley to develop 44 
townhouses on approximately 0.77 ha (1.9 ac) of land located in the 9100 Block of King Street.  
 
The application proposes to amend the Fort Langley Community Plan to change the land use 
designation from Institutional to Multi Family and include a site-specific maximum density of 57 
units per hectare (23 units per acre). Consistent with the proposed Multi Family designation, the 
applicant proposes to rezone the site to Comprehensive Development Zone CD-106. The 
CD-106 zone permits the development of 44 3-storey townhouses at a density of 57 units per 
hectare (23 units per acre), 40% lot coverage, and maximum height of 10.9 m (36 ft).    
 
As the subject lands are located in the Heritage Conservation Area of the Fort Langley 
Community Plan, a Heritage Alteration Permit (HAP) for the site is required. Accordingly, this 
permit is being processed in conjunction with the rezoning application to give Council the 
opportunity to evaluate the overall form and character of the project in relation to the Heritage 
Conservation Area guidelines and the proposed consolidation of the lands in the Heritage 
Conservation Area.  
 
Noting that the proposal will increase the variety of ground-oriented housing forms in Fort 
Langley consistent with Official Community Plan policy, is designed to be sympathetic to the 
context of the site consistent with the Fort Langley Community Plan, and supports development 
of Salishan Place, staff recommend that Council consider the Fort Langley Community Plan 
amendment and rezoning request subject to the completion of 11 development prerequisites.  
Staff also recommend that Council authorize issuance (at time of final reading of Bylaw No. 
5762) of Heritage Alteration Permit No. 101241. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Fort Langley Community Plan Amendment Bylaw No. 5761, Rezoning Bylaw No. 5762, and 
Heritage Alteration Permit No. 101241. 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
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RENDERINGS – SUBMITTED BY APPLICANT 
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SITE SECTIONS – SUBMITTED BY THE APPLICANT   

STREETSCAPES – SUBMITTED BY THE APPLICANT  
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SITE PLAN– SUBMITTED BY APPLICANT 
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REFERENCE: 

Owner:  
 
 
 

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

Agent:  
 
 
 
Legal Description: 

Vicini Homes (Fort Langley) LP 
401, 1930 Pandora Street 
Vancouver, BC  V5L 0C7 
 
Lots 6 through 11 District Lot 19 Group 2 New Westminster 
District Plan 8856 
Lots 5 and 12 District Lot 19 Group 2 New Westminster 
District Plan 8856 Except Plan EPP107614 
Portion of Royal Street proposed for closure by Highway 
Closing and Dedication Removal (Township – Fort Block 
Royal) Bylaw 2020 No. 5597 
Portion of lane proposed for closure by Highway Closing and 
Dedication Removal (Township – Fort Block Lane) Bylaw 
2020 No. 5558 
 

Location: 9112, 9114 and 9134 King Street  
23391 and 23411 Mary Avenue 
9093, 9103 and 9113 Royal Street 
Portions of Royal Street and lane to be closed 
 

Area: 0.77 ha (1.9 ac)  
 

Existing Zoning: 
 

Residential Zone R-1E 
 

Proposed Zoning: 
 

Comprehensive Development Zone CD-106 
 

Existing Fort Langley 
Community Plan: 
 
Proposed Fort Langley 
Community Plan:  

Institutional 
 
 
Multi Family 

BACKGROUND/HISTORY: 

The subject site includes the southern portion of a block (bounded by Mavis Avenue, King 
Street, Mary Avenue, and Royal Street) designated for Institutional uses in the Fort Langley 
Community Plan, is located within the Fort Langley Heritage Conservation Area, and includes 
lands currently dedicated as road. 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 provides for 
residential uses.   
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Road closure bylaws for lands currently dedicated as road (Royal Street and a lane) were 
granted first and second reading by Council on April 20, 2020 to provide for a larger 
consolidated site. At that time, Council passed a resolution requesting that a public input 
opportunity be provided concurrently with the development application for the lands. Consistent 
with Council’s resolution, the subject development process is being coordinated to include a 
public input opportunity for the closure of Royal Street and the lane through Highway Closing 
and Dedication Removal (Township – Fort Block Royal) Bylaw 2020 No. 5597 and Highway 
Closing and Dedication Removal (Township – Fort Block Lane) Bylaw 2020 No. 5558. 
 
On June 15, 2020, Council issued Heritage Alteration Permit No. 101184 granting permission 
for removal of the buildings from the subject site. All buildings have been removed.   
 
On September 14, 2020, Council issued Heritage Alteration Permit No. 101015 to allow for 
construction of a new cultural centre and museum known as Salishan Plan as well as 
consolidation of the lots comprising the museum site for the northern portion of the block. The 
project also included closure of the northern portion of the lane by Highway Closing and 
Dedication Removal (Township – Fort Block Lane) Bylaw 2020 No. 5634 approved by Council 
October 5, 2020. Salishan Place is currently under construction.   

DISCUSSION/ANALYSIS: 

Vicini Homes (Fort Langley) LP has applied on behalf of the Township of Langley to amend the 
Fort Langley Community Plan, to rezone the lands to Comprehensive Development Zone  
CD-106 and for a HAP to allow for construction of 44 townhouses on the subject site. A 
subdivision proposal is included in the HAP to provide for the consolidation of the subject 
properties, the lane, and the Royal Street road dedication. Staff note that Highway Closing and 
Dedication Removal (Township – Fort Block Royal) Bylaw 2020 No. 5597 and Highway Closing 
and Dedication Removal (Township – Fort Block Lane) Bylaw 2020 No. 5558 are being 
advanced concurrently with the subject application.    
 
As the subject properties are located within the Fort Langley Heritage Conservation Area, 
Council issuance of a HAP is required to allow the construction of the townhouses and the 
subdivision. The application is considered in relation to the requirements of the Zoning Bylaw, 
the Fort Langley Community Plan, and requirements of the Heritage Conservation Area as 
outlined in the Fort Langley Community Plan (Attachment B).   
 
The subject site is comprised of eight (8) single family lots with access previously taken from a 
rear lane and the fronting streets. All buildings were removed from the site in accordance with 
previous approvals. The site slopes down from the intersection of Royal Street with Mary 
Avenue to the northeast at King Street.  

Adjacent Uses: 

North: Salishan Place (under construction) designated Institutional in the Fort Langley 
Community Plan and zoned Residential Zone R-1E.   

South: Mary Avenue beyond which are existing single family homes on lands designated 
Single Family in the Fort Langley Community Plan and zoned Residential Zone 
R-1E.  

East: The Fort Langley National Historic Site designated Institutional in the Fort 
Langley Community Plan and zoned Civic Institutional Zone P-1. 
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West: King Street beyond which are two (2) lots occupied by the Langley Centennial 

Museum and BC Farm Museum (designated Institutional in the Fort Langley 
Community Plan and zoned Civic Institutional Zone P-1) and two (2) lots 
occupied by single family houses (designated Single Family in the Fort Langley 
Community Plan and zoned Residential Zone R-1E). 

Fort Langley Community Plan Amendment:  

The site is currently designated for Institutional uses in the Fort Langley Community Plan 
(1987). At the time of development of the Fort Langley Community Plan, the future 
redevelopment of this block of Township owned land was considered to support development of 
community, cultural, and historical amenities to support Fort Langley.   
 
A January 29, 2018 report to Council (CPC) entitled Development Phasing Strategy noted that 
the build out of Fort Langley in accordance with the current Fort Langley Community Plan would 
result in approximately 71% single family, 7% townhouse, and 22% apartment units. The 
proposed townhouse use supports the Township’s Official Community Plan policy and the 
Housing Needs Report, as well as contributes to the diversification of residential building forms 
within the Fort Langley Community by increasing the townhouses available in a predominantly 
single family context.       
 
The Fort Langley Community Plan Multi Family land use designation seeks low density (not in 
excess of 30 units per hectare (uph) / 12 units per acre (upa)) development compatible in scale 
(not in excess of 2.5-storeys in height) and design to Fort Langley and indicates that the 
appropriate location for such uses is in the vicinity of McBride Street on the west side of the 
Glover Road commercial area. Although the subject proposal requests an increase in density 
from the 30 uph (12 upa) density indicated in the Fort Langley Community Plan to 57 uph (23 
upa), the presentation of 2-storey building massing adjacent to the Fort Langley Historic Site 
and Mary Avenue and a 2.5-storey building massing to King Street supports the compatibility of 
the project with existing development in the area. Although not in proximity to McBride Street, 
the proposed townhouse development maintains a walkable relationship to commercial 
development along Glover Road (300 m west) and Mavis Avenue (150 m west).   
 
The applicant has provided a planning rationale in support of the application included as 
Attachment C to this report noting the following excerpts:  
 

“Proposed generally to be family townhomes with primarily 2-car side-by-side parking, 
this development will offer a diversity of unit types ranging from about 1450 SF to 2100 
SF in size. The homes include smaller and medium sized 3-bedroom townhomes, 3-
bedroom & den townhomes, larger 4-bedroom townhomes, as well as three adaptable 
elevator-ready homes. This residential use will fit within the context of the existing 
neighbourhood, with care taken in the design to do so, and will providing an option for 
local end-users to stay in the community as well as complement the adjacent new 
museum facility.”  
 
“The height of the proposed buildings is a response to the grade of the lands while 
providing a much-needed form of housing, townhome living, in the Fort Langley core. 
The height steps from showing as 2 storeys above grade along the eastern streetscape 
of Royal St, moving gradually to become 3 storeys along King St as the grade falls. The 
King St building designs have taken care to bring the roofline down to a two-storey 
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expression with dormers, as further outlined in the design rationale. As a result, we are 
proposing that the technical height variance can be dealt with through the proposed 
zone, while still generally conforming to the intent of the 9.0m and two-storey height 
requirement with an overall development height of 8.63m.” 

 
To support the proposed land use change and in response to comments received during public 
consultation, the applicant is offering a $75,000 contribution to support public amenities in Fort 
Langley. The specific public amenity is proposed to be determined prior to final reading. 
  
Fort Langley Community Plan Amendment Bylaw No. 5761 proposes to permit the proposed 
density on a site-specific basis. The bylaw also removes a requirement related to septic approvals 
(relevant when the Fort Langley Community Plan was adopted in 1987, but now redundant given 
the availability of a sanitary sewer system).   

Official Community Plan Consultation Policy:  

In accordance with the Official Community Plan Consultation Policy (07-160), the Langley 
School District was consulted during the early stages and throughout the Official Community 
Plan (OCP) amendment application process. The School District provided the number of 
students estimated for the development and noted that students would be accommodated in the 
district. Staff recommends that Council consider the consultation complete consistent with the 
requirements of the Official Community Plan Consultation Policy (07-160).  
 
The Official Community Plan Consultation Policy also requires Council to consider the OCP 
amendment in conjunction with the financial plan, Housing Needs Report, and any applicable 
waste management plan. Staff recommend that Council consider the proposed OCP 
amendment consistent with the Township’s financial plans (both operating and capital) and 
Metro Vancouver’s Waste Management Plans as the development site is located in the urban 
area and designed to accommodate service requirements. Consistent with the Housing Needs 
Report, the proposed townhouse form offers an alternative housing form to the primarily single 
family and apartment housing forms currently available in the Fort Langley community. 

Zoning Amendment: 

Bylaw No. 5762 proposes to rezone the site to a new Comprehensive Development Zone  
(CD-106) to provide for development of 44 townhouse units. 
 
Section 104.5.2) of the Zoning Bylaw restricts the height of buildings in the Fort Langley area to 
a maximum height of 9 m (29.5 ft) with no building permitted to exceed 2-storeys or any room 
permitted to be located above the second storey. The height restriction was implemented to 
support the heritage scale and character of the Fort Langley area. The subject application 
proposes 3-storey buildings with a maximum height of 10.9 m (36 ft). Staff are supportive of the 
proposed building height as the Fort Langley Community Plan indicates a maximum height of 
2.5-storeys for multi family uses and the applicant has designed the site grading and proposed 
buildings to present a 2-storey height facing the Fort Langley National Historic Site and the 
single family residential buildings across Mary Avenue. The grade of the site did not allow for 
the buildings fronting King Street to achieve the same massing, but the architect has designed  
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the buildings to reduce the apparent height by building the third storey into the roof to achieve a 
2.5-storey massing facing King Street. The architect provides the following description of the 
height in the Architect’s Design Rationale: 
 

“Height was considered, especially given the 9m height outlined for the neighbourhood.  
Even though we have some interior buildings that when measured at their bases, are 
over the 9m limit, there was great effort put into dropping the interior of the site, to lower 
the facades on the exterior of the site, and allow all the roofs to be at basically the same 
plane, or lower.  When considering the overall site average grade (14.33M) and the 
highest roof (Block 8 and 9 – 22.96M), we are actually at 8.63M roof height, even with 
the revised 5/12 pitch, for the entire site.”   

 
The Comprehensive Development Zone has been written to accommodate the proposed 
building height as well as to secure the design commitments. No amendments to Section 
104.5.2) of the Zoning Bylaw are proposed to accommodate the proposed building heights.  
 
The project complies with the provisions of the site’s proposed Comprehensive Development 
Zone CD-106 zoning in terms of siting, site coverage (40%), height, use, and density. 

Public Consultation: 

In accordance with Policy 07-164, the applicant hosted a Public Information Meeting on 
November 8, 2021. The summary of the Public Information Meeting, including comments with 
regards to revisions made to respond to public input, is included as Attachment D to this report.  
 
Following standard practice for applications in the Fort Langley commercial district, the 
application was referred to the Fort Langley Community Association (FLCA) for comments. The 
response from the FLCA is included as Attachment E to this report.  
 
Staff have been in ongoing discussions with Parks Canada with regards to the Fort Langley 
National Historic Site in relation to the subject site. In response to comments provided by Parks 
Canada, the development prerequisites include a requirement for registration of a restrictive 
covenant notifying the future townhouse owners of the potential for noise to be generated at 
activities at the Fort Langley National Historic Site and also a requirement for lighting for the 
townhouses to be provided in accordance with the Township’s Exterior Lighting Impact Policy to 
reduce the light trespass onto the Fort Langley National Historic Site.   

Adaptable Housing: 

In accordance with Section 3.1.9 of the Township’s Official Community Plan, a minimum of 5% 
of the townhouse units, or two (2) units, shall incorporate adaptable design features as per 
Schedule 2 of the Official Community Plan. The applicant is proposing to provide three (3) 
adaptable units. A condition of rezoning is registration of a restrictive covenant to identify and 
secure the three (3) adaptable units proposed.  

Community Amenity Contributions:  

Staff note that the Community Amenity Contributions (CAC) Policy (adopted by Council on July 
23, 2018 and most recently amended October 18, 2021) is applicable to the application. The  
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policy specifies target contribution amounts based on unit types (townhouse is $5,776 per unit). 
The applicant is proposing a CAC contribution of $259,920 or $5,776 per unit. 

Tree Protection/Replacement:  

The tree management plans submitted by the applicant indicate that 20 significant trees exist 
within the subject lands with none proposed for retention.  Staff note that the development is 
designed to retain a Western Red Cedar and Douglas Fir in the boulevard of King Street 
fronting the amenity space on the subject site.   
 
In accordance with the Township’s Subdivision and Development Servicing Bylaw (Schedule I  
– Tree Protection), a total of 57 replacement trees are required with 77 proposed to be planted 
on-site. In addition, approximately 19 street trees are proposed to be planted. Post development 
approximately 98 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. 
 
As indicated in Attachment F, the applicant is also requesting permission to advance tree 
clearing on a portion of the site to allow for completion of a required Archaeological Assessment 
noting that the associated provincial permit expires in February of 2022. The request to clear 
portions of the site proposes the removal of approximately 13 significant trees, which are 
already proposed to be removed as part of the redevelopment and disturbance of approximately 
530 m2 (5,700 ft2) or 7% of the site area. Prior to work commencing on the site, the Tree 
Management Plan for the lands is required to be approved and secured to the acceptance of the 
Township and interim tree protection fencing installed.   

Servicing: 

As a condition of rezoning, full urban services are required to be provided to the frontages of 
both the subject site and Salishan Place. A Servicing Agreement will be required to secure 
works and services such as the construction of road and sidewalk works, the Royal Street green 
link with concrete path and associated landscaping, tree replacement and utility upgrades 
and/or extensions along Mary Avenue, King Street, Mavis Avenue, and Royal Street as deemed 
necessary in accordance with the Subdivision and Development Servicing Bylaw. The applicant 
will also be required to provide erosion and sediment control measures in accordance with the 
Erosion and Sediment Control Bylaw. 

Heritage Values: 

As described in the report to Council regarding Heritage Alteration Permit No. 101184 for 
Salishan Place, 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 site preparation and 
construction process to ensure 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 
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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. 

In accordance with the requirements of the Local Government Act for designated heritage 
areas, a HAP is required to authorize the proposed construction of the townhouses as well as 
the subdivision of the lands. In the HCA, a 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, streetscapes, site plan, 
building elevations, landscape plans, signage plan, colour palette, and materials board) are 
provided in Attachment A.   

The applicant proposes to construct 44 3-storey, three (3) bedroom townhouses on the subject 
lands. The applicant proposes to grade the site so that the 19 units fronting the Fort Langley 
National Historic Site and Mary Avenue are 2-storeys above the ground facing the public realm 
and 3-storeys internal to the site. The six (6) units fronting King Street utilize dormers to 
incorporate the third storey within the roof creating the appearance of a 2.5-storey building 
fronting the public realm. The remaining 20 units on the site are 3-storeys.   

Vehicle access to the site is proposed from King Street. Along the east side of the site, a 3 m 
wide concrete path in a 4.5 m wide greenlink right of way maintains the pedestrian circulation in 
the area provided by Royal Street and provides front door access to the units. A private mews 
provides pedestrian access onto the site and connects King Street to the Royal Street green 
link. Two pedestrian connections are provided from Mary Avenue onto the site. Every unit 
fronting the public realm incorporates a porch at the front door. 

The 44 units range in size from 134 m2 (1,444 ft2) to 237 m2 (2,549 ft2).  The larger units include 
den spaces. Two (2) of the proposed units provide parking by way of a tandem garage. The 
remaining 43 units each have a two-car wide garage.   

The primary age friendly amenity area is proposed at the southwest corner of the site. The 
amenity area meets the grade and supports tree retention in the King Street boulevard and then 
transitions down into the site. A second age friendly amenity area is located at the west end of 
the private mews across from the entrance to the site.    

The architect’s design rationale for the project is included as Attachment G.  As noted by the 
architect, the form of the proposed buildings is simple consistent with historic buildings in the 
Fort Langley Community. Varied rooflines, building articulation, projections, and strategic colour 
and material usage serve to break up the mass of the buildings. The buildings are clad in fibre 
cement lap and shingle siding in contrasting neutral colours and fieldstone chimneys are 
included at the ends of buildings. The materials are modern but provided in traditional profiles 
and detailing.   
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Landscaping: 

The landscape plans (refer to Schedule B of Attachment A) propose plantings of trees, shrubs, and 
groundcovers around the perimeter and throughout the site.  The proposal includes construction of 
the Royal Street green link (a 3 m wide concrete path in a 4.5 m wide right of way) on the east side 
of the site providing frontage for the townhouse units and maintaining the public pedestrian route 
currently available along Royal Street.    

Age Friendly Amenity Area: 

Section 111.5 of the Township’s Zoning Bylaw requires provision of Age Friendly Amenity areas 
(8 m2

 per residential unit) for townhouse developments, resulting in a requirement of 352 m2

(3,789 ft2) for the subject site. The amenity area located at the southwest corner of the site is 
248 m2 (2,669 ft2). A second amenity area (120 m2 / 1,292 ft2) is proposed at the west end of the 
central mews for a total area of approximately 368 m2 (3,961 ft2). Final age friendly amenity area 
plans are subject to the final acceptance of the Township. This requirement has been included 
in the list of development prerequisites to be completed prior to final reading of the rezoning 
bylaw.  

Access and Parking: 

Vehicular access is provided from King Street. Pedestrian accesses to the units are provided 
from the street as well as from a public green link along the eastern edge of the site and a mews 
through the middle of the site.    

Each unit is provided a two-car garage with the garage in two (2) units (4%) being provided in a 
tandem configuration. The Zoning Bylaw requires 98 parking spaces with 98 proposed as 
outlined in the table below: 

Parking Spaces Required Parking Spaces Provided 

Townhouse 
(2 per unit) 

84 84 

Tandem Townhouse 
(2.3 per unit) 

5 5 

Visitor  
(0.2 per unit) 

9 9 

Total 98 98 

Exterior Lighting Impact Policy: 

Although not required based on the proposed use, a condition of the HAP is conformance with 
the Exterior Lighting Impact Policy principles, techniques, and implementation guidelines to 
minimize the impact of exterior lighting on the adjacent Fort Langley National Historic Site. 

Heritage Review: 

On October 28, 2021, the subject application was presented to the Heritage Review Panel to 
obtain comment on the proposal. Following review by the public at the PIM, the applicant  
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returned to the Heritage Review Panel on December 16, 2021 to present revisions to the 
proposal in response to previous comments including revisions to the King Street elevations, 
building rooflines, porch design, and the age friendly amenity area. The Heritage Review Panel 
recommended support for this HAP application, with further refinements to the outdoor amenity 
space to be made to the satisfaction of Township staff. The Panel’s recommendation was 
endorsed by resolution of the Heritage Advisory Committee at its meeting of January 5, 2022.   

School Sites: 

School District 35 has provided comments (Attachment H) estimating that the proposed 
development will generate approximately 16 new students for Fort Langley Elementary (located 
approximately 600 m southwest of the site) and 12 new students for D.W. Poppy Secondary 
School (located approximately 8 km southeast of the site).  

Parks: 

The site is located adjacent to the Fort Langley National Historic Site. Access to the Fraser 
River waterfront is provided approximately 400 m north at Marina Park. The Fort Langley 
Community Park is located approximately 600 m west of the subject site.   

Transit: 

Currently, transit service (562 bus) is provided along Glover Road to 96 Avenue, an 
approximately 420 m walk west of the subject site.  

Environmental Considerations: 

There are no watercourses present on the site, however staff note that the Township’s 
Sustainability Charter includes environmental objectives to protect and enhance rivers, streams, 
wildlife habitats and environmentally sensitive areas in the Township. These environmental 
objectives are supported by policy and guidance outlined in the Township’s Environmentally 
Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of the OCP, Erosion 
and Sediment Control Bylaw, and Subdivision and Development Servicing Bylaw (Schedule I – 
Tree Protection) which promote sound environmental management practices and outline 
Township environmental performance expectations. The provision of stormwater management 
and sediment control measures and compliance with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection) satisfies the objectives of the 
Sustainability Charter.   

Policy Considerations: 

The proposed Fort Langley Community Plan amendment, rezoning, and heritage alteration 
permit applications will allow the development of 44 townhouse units on a consolidated site in 
the Fort Langley Heritage Conservation Area.  

A Fort Langley Community Plan amendment from Institutional to Multi Family at a maximum 
density of 57 uph (23 upa) for the subject site is proposed. The applicant also proposes to 
rezone the site to Comprehensive Development Zone CD-106. Noting the Zoning Bylaw limits 
building height to 2-storeys and 9 m (29.5 ft) in Fort Langley to support the heritage character of 
the area, Comprehensive Development Zone CD-106 includes provisions to allow for a 
proposed 3-storey, 10.9 m (36 ft) maximum height for the townhouse buildings while ensuring  
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2- and 2.5-storey massing fronting the Fort Langley National Historic site, Mary Avenue, and
King Street.

A HAP for the site is being processed in conjunction with the rezoning application to allow the 
construction of the townhouses and the proposed consolidation of the lands in the Fort Langley 
Heritage Conservation Area.   

Noting that the proposal will increase the variety of ground-oriented housing forms in Fort 
Langley consistent with objective of the Official Community Plan, is designed to be sympathetic 
to the context of the site consistent with the Fort Langley Community Plan, and supports 
development of Salishan Place, staff recommend that Council consider the Fort Langley 
Community Plan amendment and rezoning request subject to the completion of 11 development 
prerequisites.  Staff also recommend that Council authorize issuance (at time of final reading of 
Bylaw No. 5762) of Heritage Alteration Permit No. 101241. 

Respectfully submitted, 

Teresa Hanson 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Heritage Alteration Permit No.101241 

ATTACHMENT B Fort Langley Community Plan – Heritage Conservation Area Guidelines 

ATTACHMENT C Planning Rationale – submitted by the applicant 

ATTACHMENT D Public Information Meeting Summary 

ATTACHMENT E Fort Langley Community Association Comments 

ATTACHMENT F Request to remove trees in advance of final reading for Archaeological 
Study 

ATTACHMENT G Architect’s Design Rationale 

ATTACHMENT H School District 35 Comments 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Heritage Alteration Permit No. 101241 

This Permit is issued this __________day of _________________, 2022 to:  

1. Name: Vicini Homes (Fort Langley) LP 

Address: 401, 1930 Pandora Street 
Vancouver, BC  V5L 0C7 

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 6 through 11 District Lot 19 Group 2 New Westminster District Plan 
8856 
Lots 5 and 12 District Lot 19 Group 2 New Westminster District Plan 8856 
Except Plan EPP107614 
Portion of Royal Street proposed for closure by Highway Closing and 
Dedication Removal (Township – Fort Block Royal) Bylaw 2020 No. 5597 
Portion of lane proposed for closure by Highway Closing and Dedication 
Removal (Township – Fort Block Lane) Bylaw 2020 No. 5558 

CIVIC ADDRESS: 9112, 9114 and 9134 King Street  
23391 and 23411 Mary Avenue 
9093, 9103 and 9113 Royal Street 
Portions of Royal Street and lane to be closed 

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. Building plans being in substantial 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 and Age Friendly Amenity Area
requirements;

c. All signage being in compliance with the Township’s Sign Bylaw;
d. All mechanical equipment to be screened from view by complementary architectural or landscape

screening; and
e. All refuse bins to be stored within a building.

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. 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 onsite 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 from the owner and landscape architect or arborist that tree protection fencing

identified in the tree management plan is in place;
e. Although not a commercial or industrial property, provision of an exterior lighting impact plan

prepared by an electrical engineer in compliance with the provisions of the Township’s Exterior

ATTACHMENT A
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Lighting Impact Policy to the acceptance of the Township to minimize the impact of exterior lighting 
on adjacent historic sites; and 

f. Payment of supplemental heritage permit application fees, Development Cost Charges, and 
building permit administration fees. 
 

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

 
This Permit is not a Building Permit. 
 
All developments forming part of this 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. 
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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
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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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VICINI HOMES (FORT LANGLEY LP 
t (604) 296-7999 ● f (604) 293-3478 
#401 – 1930 Pandora Street 
Vancouver, BC. V5L 0C7 
www.vicinihomes.com 

Dec 22, 2021 

ATTN: Teresa Hanson 
Senior Development Planner, Development Services 
Township of Langley  
20338 65 Avenue 
Langley, BC, V2Y 3J1 

RE: 11-33-0138 Proposed Development - Vicini Homes Fort Langley Townhouse Project 

Land Use Rationale 

The proposed development is located within the Heritage region of Fort Langley in close proximity to the Fort 
Langley National Historic Site, considered to be “The birthplace of BC” established in 1827. This residential 
location is flanked by King St and Mary Ave and fronts Royal Ave and the Parks Canada land to the east. To the 
north, The Township is undertaking the construction of a new Museum and multi-use facility to replace the 
existing Centennial Museum one block to the west.  

The site is part of an assembly of eight (8) recently demolished single-family lots to be consolidated into one 
subdivision. As part of this consolidation, the existing laneway running through the site and Royal Ave to the 
east, are proposed to be decommissioned and consolidated to create the new development site consisting of 
approximately 7750 m3 / .775 ha. 

This application proposes to rezone the underlying R-1E single family lots to a site-specific CD zone for a 
townhouse development. Concurrently, this application also proposes to amend the designation of these lands 
from Institutional to Multi Family under the Official Community Plan.  

Proposed generally to be family townhomes with primarily 2-car side-by-side parking, this development will 
offer a diversity of unit types ranging from about 1450 SF to 2100 SF in size. The homes include smaller and 
medium sized 3-bedroom townhomes, 3-bedroom & den townhomes, larger 4-bedroom townhomes, as well as 
three adaptable elevator-ready homes. This residential use will fit within the context of the existing 
neighbourhood, with care taken in the design to do so, and will providing an option for local end-users to stay in 
the community as well as complement the adjacent new museum facility.  

This townhouse development is part of the overall plan to support the provision of a new expanded museum 
facility on the Township-owned lands, an important piece towards realizing the vision of a museum node in this 
part of Fort Langley, as outlined in sections 2.8.2 and 2.11 of the Fort Langley Community Plan.  

The new pedestrian walkway proposed in place of Royal Street provides connectivity between the federally 
owned Parks Canada lands of the Fort to the north/east, responds to envisioned street closures in conjunction 
with development of these lands, and provides pleasant, safe walking opportunities separate from road rights of 
way, all in line with the vision in Section 2.9 of the Fort Langley Community Plan.  

The offsite design for this project accommodates significant works around the property as well as around the 
Museum property. The design provides upgrades to infrastructure including sewer infrastructure, as well as new 
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boulevard, sidewalk, curb and designated parking insets in the new boulevards. This will accommodate vehicles 
while also delivering a strong pedestrian experience with the designated sidewalk, curb and boulevard area, 
forming a “complete street” experience. 

The height of the proposed buildings is a response to the grade of the lands while providing a much-needed 
form of housing, townhome living, in the Fort Langley core. The height steps from showing as 2 storeys above 
grade along the eastern streetscape of Royal St, moving gradually to become 3 storeys along King St as the grade 
falls. The King St building designs have taken care to bring the roofline down to a two-storey expression with 
dormers, as further outlined in the design rationale. As a result, we are proposing that the technical height 
variance can be dealt with through the proposed zone, while still generally conforming to the intent of the 9.0m 
and two-storey height requirement with an overall development height of 8.63m.  

In regards to parking, each townhouse includes a ground level garage that provides parking for two vehicles. All 
townhomes are side by side garage parking, with the exception of two homes which are tandem-garage style to 
provide smaller townhomes for further diversity of unit types offered. Most homes have a flex space in front for 
storage or other uses, or additional space within the garage itself (bump outs or extra depth) for designated 
storage away from parking.  This design has been carefully thought out to ensure the parking is efficient and to 
encourage utilization of the garage parking. In addition to two car parking provided for every home, ten visitor 
stalls are provided in the development, in line with the Township of Langley’s parking bylaw.   

More details on the pioneer heritage design approach can be found in the design rationale provided by SiteLines 
Architecture, outlining the central manor house theme, natural and historically appropriate look materials, 
complementing harmoniously the surrounding neighbourhood context. Care has also been taken in the site 
design and landscape for a wholistic development program, one which includes programmed amenity space for 
the development as well as provides for the retention of two significant trees at the corner of King St and Mary 
Ave. 

Vicini Homes is pleased to submit this application and confident in its merit.  Please reach out anytime in regards 
this project.  Members of the Vicini Team are always available to provide updates and discuss details related to 
the proposed application.  We look forward to further review and working together on this proposal.   

Sincerely, 

Michelle Sotomayor  
Director, Development & Corporate 
Vicini Homes (Fort Langley) LP 
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Vicini Homes Fort Langley Townhouse Development 
Public Information Meeting Summary  

Introduction 

Vicini Homes hosted a Developer-Led Public Information Meeting on November 8, 2021 for project application 11-33-
0138, proposed townhomes in Fort Langley.  

The primary style of the Public Information Meeting was a drop-in event with display boards. Materials were also 
available online to supplement the in-person format, to ensure there was a full opportunity to view information for 
everyone, even if they were unable to attend or uncomfortable with an in-person style event due to ongoing COVID 
circumstances. 

Sign-in sheets were available as well as comment forms to solicit feedback on the proposed project. The event was well 
attended, with an estimated 145 attendees in-person (115 formally signed in) and 28 unique visits to the online 
materials. 67 comment forms were submitted (combination of hard copy and virtual forms). 

Below is a summary of the Public Information Meeting statistics as well as an overview of feedback received. Further 
detail around notification, materials, photos of the event and copies of all comments received are attached as 
appendices to this summary. 

Public Information Meeting – In Person Event Summary 

1) Meeting Details
- Date: Monday, November 8th, 2021
- Time: 4:00 pm – 7:00 pm
- Location: Fort Langley Community Hall, 9167 Glover Rd, Langley, BC V1M 2R9

2) Applicant & Consultant Team Representatives in Attendance:
o Vicini Homes:

 Michelle Sotomayor, Director, Corporate & Development
 Joe Carreira, Vice President, Development
 Joe Palazzo, Director, Development & Construction
 Kim Maust. Vice President, Development
 Peter French, Development Coordinator
 Bianca Bellini, Junior Development Coordinator

o Site Lines Architecture
 Gord Klassen, Architect

o PMG Landscape Architects
 Rebecca Krebs, Landscape Architect

o Teresa Hanson, Senior Development Planner representing the Township of Langley

H.1

H.1 - Page 69



3) Public Attendance
- Estimate 145 Attendees

o 115 attendees signed-in (see sign-in sheet attached)
o Approx. 5 attendees did not sign in, and estimated 25 more had their partner sign in as single entry

for both

4) Public Information Meeting Materials
- 25 Information Boards were on display (24” x 36”) (see boards attached)
- A material sample board was on display to show the proposed townhouse finishes
- A full-sized drawing set (24” x 36”) and an 11”x17” drawing set were out and available of the October 14,

2021 HAP Resubmission Drawing Set
- Comment forms were available and encouraged to be filled out

o A QR code to a virtual version of the comment form was also available

Public Information Meeting - Online Summary 

Anyone unable or uncomfortable to attend the In-Person Public Information Meeting had the opportunity to view the 
same materials that were available at the in-person Public Information Meeting. These online version of the materials 
were available from Monday, November 8th to Wednesday, November 10th. A total of 28 unique visits were made to the 
online materials. 

An online comment form was also available for anyone viewing online who wished to provide feedback, with the same 
questions as the physical form available at the in-person meeting. 7 Virtual comment forms were received. 

Event Notification and Advertisement 

The event was advertised in a number of ways, including the newspaper advertisements and mailouts required by the 
Public Information Meeting policy. As well, Vicini Homes expanded the mail-out area, did an additional email notice to 
everyone who had previously registered for more information on the project website, and local community associations 
promoted the event on their own webpages and social media  

A summary of the notices sent by Vicini Homes are as follows: 

1) Newspaper Advertisement
- Ran in the Langley Advance Times on Thursday, October 28th, 2021, and Thursday, November 4th, 2021

2) Mailed Notices
- Mailing labels were provided by the Township of Langley for occupants of residents and businesses in the

following area, per Township area map in Appendix B
- Vicini Homes expanded this Notification Area to the expanded map included in Appendix B
- An initial notification was sent out to 120 addresses in total on October 25, 2021 (included in Appendix B)
- A revised notification with all pertinent information was sent out to 120 addresses in total on October 26,

2021 (included in Appendix B)
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3) Email Notification
- Vicini Homes sent out an email notification to all registrants of the Vicini Homes Fort Langley Proposed

Development page
- An email invitation was sent out electronically to the email list, which consisted of 64 registrants on October

29th

4) Website Update
Vicini Homes updated the project website (www.vicinihomes.com/fortlangley) with information about the
upcoming Public Information Meeting

Additional advertisement was done through community awareness, with the Public Information Meeting details posted 
on the Fort Langley Community Association web page as well as the Fort Langley Community Hall’s social media.  

Feedback Received & How Vicini Homes Responded 

1) 67 Comment Forms were submitted (39% of attendees provided written feedback)
o 60 Comment Forms were physically submitted
o 7 Comment Forms were virtually submitted

2) Questionnaire Summary:

Of the 39% that responded, the breakdown of the responses are as follows:
- 65 Respondents currently live in Fort Langley

(97% of respondents)

- 35 Respondents already knew that Vicini Homes was selected to develop this property as part of the RFP
funding process that occurred for the new Museum and Cultural Centre in Fort Langley
(52% of respondents)

- 37 Respondents expressed that they were in support of a residential development in Fort Langley that
includes more variety of housing choices for the neighborhood, such as townhomes
(55% of respondents)

- 34 Respondents expressed they supported the programming for the Age Friendly Amenity Area
(51% of respondents)

VICINI HOMES RESPONSE:
We are committed to continuing to review the AFAA with Staff to fine-tune the programming and have
made some adjustments following the Public Information Meeting in the drawing package to also provide
best conditions for the adjacent significant trees being retained.
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3) Comment Summary

While comments were varied, with many one-off comments, there were some commonalities for the additional 
comments, as follows: 

Parking – 25 respondents were concerned about parking in some way (37% of respondents, 14% of attendees) 

- A few suggestions were provided, such as 3 remarks about putting a covenant on title to ensure garages
would be used only for parking, and 1 suggestion to look at driveways having parking

- 4 specifically suggested more parking
- 2 specifically suggested including more visitor parking
- 2 suggested looking at the street parking standards
- 2 suggested looking at an underground parkade

VICINI HOMES RESPONSE: 
In designing the site, we approached the townhome layouts with parking sensitivity in mind. We have 
provided side by side garages for most homes, and many with an additional Flex room off the garage to 
provide an area that could be used for storage if desired. That said, we previously had 4 tandem-garage style 
homes.  

We have now adjusted the garage level for those 4 units to be 2 side by side style with additional flex space 
and 2 tandem style, reducing the total number of tandem-garage style units in the development to 2 homes 
only. Additionally, we are not seeking a parking relaxation, we are providing all parking required under the 
Township of Langley Bylaw.  

We have also added storage/flex areas to the lower level of 7 additional units to provide more space outside 
of parking area, and many homes have extra-deep garages to enhance the functionality of the garage overall. 

Density - 16 respondents concerned about the amount of density, think it is too much (25% of respondents, 9% of 
attendees) 

VICINI HOMES RESPONSE: 
Increased density provides housing choices in Fort Langley, where opportunity for multi-family homes is very 
limited. It provides an option for younger families, as well as those wishing to remain in their community and 
downsize from a single family home.  

Only approximately 10% of the 745 homes in the central Fort Langley area are townhomes (semi-detached or 
rowhouse style) - almost ¾ of available homes single family homes. (Stats based on 2016 Census, adjusted for 
specific dissemination areas, excludes Bedford Landing and larger acreages on outskirts of Fort Langley.)  

This project will contribute a significant and much needed addition to the diversity of more affordable 
housing choice in the area. This project itself offers a range of home sizes, from approximately 1450 SF to 
2100 SF, including smaller and medium sized 3-bedroom townhomes, 3-bedroom & den townhomes, larger 4-
bedroom townhomes, and 3 adaptable elevator-ready homes. 
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     Additional areas of comment (not as consistently commented on): 

Fort Langley Community Amenity: 

- 8 respondents were concerned about the impact of the development on community amenities and want to
see more investment in Fort Langley community amenities. (12% of respondents, 5% of attendees)

o 5 respondents included concern about local school capacity
o 3 respondents included concern about various other services (post office, doctors)

VICINI HOMES RESPONSE:  
This project is subject to the Township of Langley’s CAC policy and will be contributing to the Township fund 
for Community Amenities, in line with the Community Amenity Policy.  We will also be contributing an 
additional $75,000 specifically towards improvements to amenities in the Fort Langley community.

Significant offsite improvements are also being provided with this project, including those which tie into the 
new Salishan Place. More detail is noted under “Infrastructure” below. 

Design: 

- Several respondents commented on the exterior design:
o 2 respondents commented on preferring 2 storeys along King Street
o 5 respondents did not like the design feel
o 1 respondent stated they did like the design
o 1 respondent stated they thought the roof pitch could be steeper more in keeping with precedent

imagery

VICINI HOMES RESPONSE: 
We have made some exterior design adjustments including revised elevations for the two buildings along King 
Street to appear more like a 2-storey form with roof adjustments and dormers. This further breaks up the 
massing and provides a better fit within the community. We have also increased the pitch of the main roof 
slightly for all buildings, to enhance the architecture with minimal impact on overall height. We have also 
adjusted the south building on King Street to better relate to the sidewalk grade, with front doors now at the 
same grade as the sidewalk rather than lower. More information is available about the exterior design 
approach in the architectural design rationale by Sitelines Architecture. 

- Several respondents commented on the types of layouts
o 4 respondents were concerned that it was not designed with seniors in mind
o 2 respondents preferred to see master bedroom on the main floor
o 1 respondent commented on affordability for younger families
o 1 respondent wanted to see more options in the project

VICINI HOMES RESPONSE:  
We have revised the plans and are now including 3 adaptable units that will provide the opportunity to easily 
add an elevator later by lining up the layout of closets for a pre-designed elevator shaft. The inclusion of 2 of 
these units could have been more clearly stated at the Public Information Meeting and we will be sure to 
clarify this option is present and now enhanced in the development.  
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Traffic: 4 respondents were concerned with additional traffic flow resulting from the development (6%) 

VICINI HOMES RESPONSE: 
We hired traffic consultant CTS Ltd, and their findings indicated the road intersections adjacent to the 
development generally have good capacity and can support increased traffic.  

Infrastructure: 

- 2 respondents were concerned specifically about sewer infrastructure
- 1 respondent was concerned about the quality of Mary Ave from Church to Royal

VICINI HOMES RESPONSE:  
Upgrades to sewer infrastructure is a requirement for this development and to accommodate the new 
Museum. As such, we are working with the Township to provide significant upgrades to offsite infrastructure 
including new sewer main, roads, sidewalks and boulevard upgrades along Mary Avenue, Mavis Street and 
King Street. 

  Landscape 

- 1 respondent wanted to see more green space
- 1 respondent commented on wanting tree retention in SE corner of site
- 1 respondent wanted to see more variety of trees in boulevard
- 1 respondent liked the central mews pathway

VICINI HOMES RESPONSE: 
Tree retention has been provided where possible, retaining significant trees in the southwest corner adjacent 
to the project’s age-friendly amenity area, and we will continue to work with Staff to finalize the Landscape 
plan and pathways.  

  Royal Street: 2 respondents were concerned about the closure of Royal St 

VICINI HOMES RESPONSE: 
We hired traffic consultant CTS Ltd,  who indicated the road intersections surrounding the development have 
additional capacity available to support increased flow as a result of traffic redirecting from the closure of 
Royal Street. 

All comments can be seen in the attached comment forms, including a few additional single comments on various 
items.  
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Appendix A – Notification – Newspaper  

Thurs Oct 28: 

Thurs Nov 4: 
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Appendix B – Notification – Mail 

Map of Notification Area 

Township provided radius (red): 52 addresses 

Expanded radius (blue) that notice was sent to (including all Township provided addresses): 120 addresses 

Preliminary Notice, Sent Oct 25 
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Revised Notice, Sent Oct 26, with clear labelling of revised notice to ensure all recipients received approved notification 
document  
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Appendix C – Notification – Website 

Excerpts from Website Content of Public Info Notice: 
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Appendix D – Event Photos 
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Appendix E – Display Materials 

The attached were on display as 24” x 36” boards at the in-person meeting November 8 as well as available online for 
viewing from November 8-10.  
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Appendix F – Sign In Sheets & Comment Forms Received H.1
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Fort Langley Community Association 
P.O. Box 642 Fort Langley B.C. V1M 2S1 

 info@fortlangleycommunity.com 

November 4th, 2021 

Dear Hon. Mayor and Council of the Township of Langley, 

Re: Development Application Project 11-33-0138 / TOWNSHIP OF LANGLEY 

As requested by the Township of Langley, the Fort Langley Community Association (FLCA) 
requested feedback on the above development proposal Project 11-33-0135.  We requested 
feedback to our membership via our newsletter and a post on social media. We compiled only 
those comments which were emailed back to us.  

We received 32 written comments which are attached. Here is a summary 

Design: The majority expressed concerns about this particular design not being in spirit of Fort 
Langley.  

This jewel piece of property is Prime Real Estate in Fort Langley. Any project built there will be 
highly sought and highly priced. It deserves to be imaginative, extremely well designed and 
pleasing. Line drawings of course don’t do justice but at first glance the design seems, cookie 
cutter, bland, unimaginative and looks low cost. 

The Development, as drawn, is out of architectural context for Fort Langley, it could well be in 
any area of the Township, Willoughby comes to mind. Recent projects such as McBride Station, 
Lily Terrace and the Reid Block are examples of Fort Langley developments which have taken 
into consideration the setting and historical architecture of Fort Langley.  

The Developer needs to get their architects to go and look at photos from the history of the Fort 
Langley Village and redesign the look and feel of these buildings.   They do not look historic at 
all and they are going to be across from the Fort itself. 

Parking: Concerns expressed for enough parking in an already tight area. 

All that to say, a requirement of this development should be that there is adequate off-street 
parking in the complex (underground, or parking areas) for residents and for their visitors. This 
will be particularly important with the number of units being proposed. 

There's just not enough onsite parking! We all know that the double garages will only have one 
car max parked inside, so there will be 45 more cars on the streets! 
I only count 7 visitor stalls all near the front entrance - I'd say not enough! 
There's no room in the complex for additional parking - can't fit /park your 2nd car in front of 
your unit! 
They need an underground parkade - like next door at the museum. 
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Typically, strata’s reserve outside parking stalls for visitors, they are not generally available to 
owners. If this is the case in this development, on street parking will be negatively impacted. 
Even if the onsite outside parking is not reserved for visitors, then visitors may be forced to park 
on street. Additionally, some units are shown with tandem garages which may result in on street 
parking for owners with more than one vehicle because of the inconvenience of jockeying 
vehicles about. Often today families have grown children living at home increasing the potential 
vehicle count. There is nothing in the materials to indicate if below grade parking has been 
considered as it has been at the adjacent Museum and Lily Terrace. 

Density: Along with parking many comments made mention of congestion concerns. 

Just wanted to say that the development is way too big for the area as proposed. About half the 
number of townhouses might work. This is not a high density area. Parking will definitely be an 
issue, there are already so many problems with parking in Fort Langley especially on the 
weekends. Also, I assume they will be on city water and not septic like the rest of us? I think we 
will pay for that in our taxes too but not benefit from it. 

I feel like they’ve just taken one of those crowded places in whilloughby and plunked it in a 
formerly beautiful piece of Fort Langley. 

Thank you for the opportunity to reach out to the community.  Please let us know if you have any 
questions about this summary of comments. 

Andy Schildhorn 
Chairperson 
778.835.8957 
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Comments Received:  
 
1. Thanks for the opportunity for asking for our thoughts on this development. 

My main concern is for the traffic and parking problems the will come as this project finishes. The 
units all seem to have double garages so the potential is there for parking but most people use their 
garages for storage. That means that one or even 2 vehicles from a unit need road side parking. 
When the parking situation in Fort Langley needs improvement already this could make it even 
worse. There are often vehicles parking up and down the streets already let alone when there is 
higher density in the works. 
 
2. This jewel piece of property is Prime Real Estate in Fort Langley. Any project built there will be 
highly sought and highly priced. It deserves to be imaginative, extremely well designed and pleasing. 
Line drawings of course don’t do justice but at first glance the design seems, cookie cutter, bland, 
unimaginative and looks low cost. Fort Langley deserves better. It seems that even some of the 
proposed garages will not fit a car. 
This is not acceptable. The developer should be pressured to design a Gold Standard development, if 
they cannot, another company should be pursued. 
 
3. My wife and I have lived in the Fort Langley area for 22 years.  I am an architect and have 
looked at the application for this development.  This application does not fit the community or 
the historic nature of the area. 
  
There are several multi-residential buildings that have been erected in Fort Langley in the last 
few years.  I am not quite in agreement with all of them, however, the developers have tried to 
have the buildings “fit in” with the community and not stand out. 
  
This proposal wishes to erect multi townhouse structures, that are first, ugly and go in line with 
most structures you see in Willoughby; second, placing them directly beside the Fort and the 
new museum is ridiculous; and third, placing them next to low density, single dwelling homes is 
just a plain eye-sore.  
  
I think a bit more planning needs to be done before the beautiful community is ruined for ever 
with no hope of recovery.  Again, just think Willoughby and poor planning! 
  
I am completely against this proposal and hope that council is able to see clearly that this 
development does not work.  
  
4. I have studied the application for this development in detail and I am not able to see how this 
application could even be considered for a historic town.  I live in Fort Langley, run a business in 
the area and also own a farm in this district.  We have lived in this area for 28 years.  My family 
values the history of this location and the community that exist within the Fort.  Fort Langley is a 
“true” community, which makes it unique within the lower mainland. 
  
The developmental proposal is illogical, both in appearance and location.  First of all, the 
proposal has not one unique quality to help it fit into the heritage area.  It is just another “cereal 
box” development that you can find driving around Willoughby.  By positioning this 
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development right opposite from the Fort and right beside the  new Museum is 
laughable.  What would anyone coming to visit the historic area of Fort Langley think when they 
pull up to the Fort and see this “eye sore”?  I am sorry, but I am the daughter of a British trained 
architect and I was raised to research and appreciate the location first, and then build to suite 
the environment – NOT build whatever we want, just because we own the land! 
  
If this proposal goes through, it will be a dark stain on Fort Langley.  I can only imagine the 
sadness and hopelessness that the residents around that development site are feeling.  A better 
development would be a small residential development with heritage style designs that fit the 
area.  Putting a 3 story townhome development in that location is criminal.  Please save ideas 
like this for  the already ruined Bedford Landing.  Some of the new developments near the core 
have been successful in blending the business frontage with large spacious condos above, 
maybe these developers should be approached again? 
  
Just to repeat, this proposal is RIGHT opposite the heritage Fort and RIGHT beside the new 
museum.  Surely, I am not the only one that sees how ridiculous this development is. 
  
Please don’t destroy the unique qualities that Fort Langley holds so dear to every resident in this 
area.  I am fully against this proposal and hope that council is able to see clearly to stop this 
development, and look towards something that compliments the unique qualities of this 
heritage and historic location. 
 
5. This proposed development demonstrates a spectacular lack of imagination and a 
lack of respect for this unique site which is next door to a National Historic Site.  

The suggested design and plan is another epic failure of vision, good taste, and another 
shameful loss of a golden opportunity to create something special that the Village can 
view with pride.   
Township of Langley and their Planning Department should send this proposal back to 
the builder and the architect and tell them to go back to the drawing board.  
This concept looks like a barracks. 
This is a tiny Village of historic importance. This proposal lacks quality and vision and 
shows no consideration for the extraordinary opportunity to create something wonderful 
on this choice piece of real estate .  
This site should compliment the historic character of the location. Why a Heritage 
Alteration Permit for this site??  Why should there be ANY Heritage Alteration Permits in 
this special neighbourhood? 
This concept should never have made it past the Planning Department. 
 
6. My concerns for this development are: 

Parking. I see that each residence has a double garage but I also know it is rare for people to park 2 
cars in their garages. Therefore, people will be parking on the road, which is already an issue on 
many days here. And if there is an event in town it is magnified, which happens often. On sunny days 
or weekends there are already cars parked on Mary right up to King. It becomes a safety concern 
when trying to walk with strollers and/or dogs, and visibility when trying to turn onto Mary. 
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Busy roads. I live on King St which is a narrow street and I am concerned that there will be so much 
more traffic on this road. 
 
7. I would like to add my comments/concerns about this development proposal. First, I don’t have 
any serious objection to the proposed townhome development, however, with the proper provisions 
or requirements for adequate off-street parking for residents and visitors. 
 
On street parking is at a premium at the best of times, and especially challenging during events and 
often on the weekends during the summer and when the weather is nice. The reality is most 
residences have at least two vehicles, and often more. There are numerous examples of this in the 
Township, specifically if we look to the Willoughby area where there is medium to high density. We 
lived in that area for 2 ½ years and saw daily to issues with on-street parking. Most of the units had 
two-car attached garages, yet there was on a daily basis illegal parking on the streets. Part of that 
was many people own larger pick-up trucks that don’t fit into garages, and homes with more than 
one or two vehicles. 
 
All that to say, a requirement of this development should be that there is adequate off-street parking 
in the complex (underground, or parking areas) for residents and for their visitors. This will be 
particularly important with the number of units being proposed. 
 
8. Thank you for the opportunity to provide feedback on the proposed Townhouse 
Development (The Development) planned for King Street in the Historic Village of Fort Langley. 

From the renderings it appears The Development is planned for the northeast corner of Mary 
Ave and King Street in Fort Langley. The drawings are for forty-five multi storey townhomes with 
one entrance/exit onto King Street. The Development is to the south of the Museum (currently 
under construction), both the Museum and The Development are mere steps from the Historic 
Fort Langley Fort. The Development will be highly visible from both the museum and the 
Historic Fort Langley Fort. 

My comments are not objections to a residential development on this site. They are 
questions/concerns about the design/density and environmental impact of The Development as 
currently drawn. 

Design – The Development, as drawn, is out of architectural context for Fort Langley, it could 
well be in any area of the Township, Willoughby comes to mind. Recent projects such as 
McBride Station, Lily Terrace and the Reid Block are examples of Fort Langley developments 
which have taken into consideration the setting and historical architecture of Fort Langley. The 
Development's proximity to, and visibly, from the Historic Fort begs for a design honoring the 
architectural context of Historic Fort Langley. 

Density – The drawings show forty-five homes with ten provided outside parking stalls. It can be 
expected that The Development will add +/- 100 cars to the area. All traffic to and from The 
Development will be forced to enter and exit the general area from either Mavis Ave or Mary 
Street from King Street. Mary Street in this area is narrow with no shoulder or sidewalks, King 
and Royal streets are the same. Mavis Ave carries local traffic as well as traffic from the Historic 
Fort and soon the new Museum. Access to Glover, 96th, 88th, Billy Brown, Francis, Royal and 
Hudson Bay must also be considered. There is nothing in the materials to indicate if a traffic 
study has been or will be undertaken. 
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 Typically, strata’s reserve outside parking stalls for visitors, they are not generally available to 
owners. If this is the case in this development, on street parking will be negatively impacted. 
Even if the onsite outside parking is not reserved for visitors, then visitors may be forced to park 
on street. Additionally, some units are shown with tandem garages which may result in on street 
parking for owners with more than one vehicle because of the inconvenience of jockeying 
vehicles about. Often today families have grown children living at home increasing the potential 
vehicle count. There is nothing in the materials to indicate if below grade parking has been 
considered as it has been at the adjacent Museum and Lily Terrace. 

There is one entrance/exit, from/onto King Street. As a comparison McBride Station in Fort 
Langley has fifty-two units with two entrances/exits and seventeen outside parking stalls with all 
units having two car side by side garages. The good and bad of recent developments in Fort 
Langley should be considered when determining if the current infrastructure is adequate for this 
level of density. 

ENVIRONMENT- There is nothing in the material to indicate what if any consideration has been 
given to the environmental impact of The Development. Currently the site contains mature trees 
and hedges. Will those be removed and if so, what will they be replaced with? The new Museum 
will be heated and cooled with a geothermal system and living roof. Will forty-five homes 
negate this where there are none now? What is the environmental impact of +/- 100 vehicles? 

PROCESS AND TRANSPARENCY – There are no details in the materials to indicate current 
ownership of the site. Is it still owned by the Township of Langley? Has the developer acquired 
it? If so, what process was followed? Will The Development be subject to the same oversight as 
other actual or proposed developments within the Historic Village of Fort Langley? 

9. Just wanted to say that the development is way too big for the area as proposed. About half the 
number of townhouses might work. This is not a high density area. Parking will definitely be an issue, 
there are already so many problems with parking in Fort Langley especially on the weekends. Also, I 
assume they will be on city water and not septic like the rest of us? I think we will pay for that in our 
taxes too but not benefit from it.  
 
10. What was once 8 homes goes to 45! 
There's just not enough onsite parking! We all know that the double garages will only have one car 
max parked inside, so there will be 45 more cars on the streets!  
I only count 7 visitor stalls all near the front entrance - I'd say not enough! 
There's no room in the complex for additional parking - can't fit /park your 2nd car in front of your 
unit! 
They need an underground parkade - like next door at the museum. 
 
The buildings are very 'boxy' not much heritage character to them. 
Looks like only 9'-0 main floor ceilings and 8'-0 upstairs 
I thought this area was a 'heritage' area?? Why are we letting them alter that designation? 
 
This is a city led project - hopefully they downsize it! 
 
I expected more for such an idyllic & special location. 
 
11. The Developer needs to get their architects to go and look at photos from the history 
of the Fort Langley Village and redesign the look and feel of these buildings.   They do 
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not look historic at all and they are going to be across from the Fort itself.   Is this really 
what the Township wants visitors/tourists coming to the Fort site to see?   It reminds of 
the 3 story low-income apartment buildings in small cities in Ontario.  What was the 
architect thinking?   I usually make fun of "experts" posting what they learned with 
Google but in this case they could actually have used Google for a few minutes and 
figured out what these buildings should look like.   

 
The other problem of course is parking and traffic but that already got plenty messed up 
with Fort Langley's ridiculous new building requirements of 50% less parking required 
than the rest of the entire Township.  It's not rocket science to figure out what was going 
to go wrong with that plan and here we are.  And every developer and development 
have laughed all the way to the bank with it and continue to do so.  The real ignorant 
ones sometimes flout how great they are for delivering a few stalls more than are 
required by the Township but never mention oh by the way,  of course we are still 
delivering far less than would be required anywhere ANYWHERE else in the entire 
Township.  Ridiculous. 
 
12. -Townhomes are great for young and agile people, but not everyone can 
manage 2 flights of stairs.  So, it would be good to see some of the new dwellings 
on one level. 
  
-Parking has always been an issue in this town. 45 dwellings could mean an extra 
90 cars. People are tending to fill their garages with stuff and therefore put their 
cars on the street. Local people as well as visitors, have a hard time already finding 
parking downtown. 
  
-I suppose it’s a forlorn hope that there could be some affordable homes. 
  
-Access through the town will be tricky. Mavis Street, for example, is already chock 
a block full of parked cars, moving cars and pedestrians. 
  
-Wondering what is happening to Royal Avenue? Looks like there will be no through 
street from Francis to the Fort…therefore more access problems. 
  
-There is only one access/exit point for the whole complex. This could be a safety 
issue for emergency vehicles. 
  
13. The planning is upside down, and just like Willoughby it'll be after the fact of re-doing all the 
infrastructure, which makes it a congested mess. I avoid that area if I can.  
 
I wish they'd leave those lots alone and just give them over for single family dwellings as their 
original use. Of course multi-unit developments are such a cash cow here without any long-term 
intentional foresight of growth. It's happening everywhere in the lower land, of course, but it's 
disappointing nonetheless. 
 
 I realize the developers have to pay fees to help the infrastructure, and this is not going away....but 
it's hard to watch the town (everywhere) change so drastically in a few years.  
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14.  I feel like they’ve just taken one of those crowded places in whilloughby and plunked it in a 
formerly beautiful piece of Fort Langley.  

The planning seems out of wack somehow. A chunk of our infrastructure has been torn down, to be 
replaced when?  
 
There is already far too much traffic in the village. Far to many Semi trucks and B trains of gravel and 
lumber rolling down Glover road. 
 
This project will only increase the traffic and parking problems we already have.  
Better planning is need before adding hundreds more people.  
15. It is not more people we need in the Fort – unless the Township is just trying to gain more 
taxes (for little services) from the expensive real estate. What is missing is a good restaurant for 
a replacement of the Lamplighter. The ideas of Woodward of a “Boutique Hotel” was something 
that intrigued me but the township at that time was definitely “anti-Woodward” at that time.  As 
mentioned by some, the truck traffic is a negative attraction and detracts from the Fort 
mystique. Parking problems should not be solved by “pay parking”. My biggest beef is the water 
quality which is corrosive. I have an 8 year old house and my fixtures are rusting out. My nephew 
who also lives in the Fort has spent 10 thousand plus replacing his piping and Insurance will no 
longer cover any more claims. Our dog will not drink the water and we use bottled water. I 
brough this up with City and they will not address it according to Mr. Woodward. Our plumber 
said, this is a problem throughout the Fort. It is the usage of the Well water that is the problem 
here. 
 
16. Other than being a little light on visitor parking the only main thought I had was that it's trying to 
hard to fit in to the forts aesthetics.  But overall it's a good looking layout. 
 
17. Not a big fan of this either. Doesn’t look like it’s keeping within the Fort Langley aesthetics. And 
too the traffic/parking in and around Fort Langley is already too congested.  
 
18. After taking some time to review the renderings and the proposed density I offer the following 
feedback. 

 

1. Architecture;  The architectural styling shown in the renderings doesn’t indicate any 
honouring of Fort Langley’s historical heritage.  This is in sharp contract to the standards set 
by Lanstone Homes: McBride Station and Lilly Terrace, Fort Langley Properties: Coulter Berry 
Building, and Spade Holdings: the Reid Block.  The images indicate a very generic type and 
style of townhouse development that is much too common in multiple suburban 
neighbourhoods around the lower mainland.  As one of B.C.’s few remaining historical 
communities and a major tourism draw for the ToL, Fort Langley deserves much better. 

2. Density:  The proposed density for this particular building lot is concerning.  It creates a 
congested design and places unnecessary burdens on the limited resources and services of 
the small community.  On street parking would most likely be one major negative side 
effect.  Reducing the density to 20 to 30 units would allow more space on the site for the 
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benefit of the future residents.  It will also offer more space for the architects to design 
historical and heritage sympathetic structures. 

3. Sustainability:  I haven’t found any sustainability goals or targets mentioned in the provided 
documents.  Given the importance of environmental impacts to the future liveability of our 
planet, no new development should proceed without adherence to a specific set of 
sustainability guidelines.  Too often in the past developers have installed simple electric 
baseboard heaters under the premise that they are green because they don’t use natural 
gas.  In fact, developers install electric baseboards because they are inexpensive.  The most 
cost effective sustainability practices any builder can do is design and build buildings that are 
durable and require as little energy as possible. 

 
Thank you for offering the opportunity to provide this feedback. 
 
19. Doesn’t feel like the best idea.  Yes, it puts a lot of homes on less property but is this what is 
desirable in the Fort Langley Village.  Who is this going to benefit the most.  Already the Village 
is plugged with cars parked on every street in the “downtown” vicinity.  Weekends there is no 
parking.  Need to go to post office … rarely a place to park.  Townhomes, more people, more 
cars. 
Fort Langley is known as the jewel of the valley…lets keep it that way. 
 
20. Apart from looking like army barracks or God forbid, pictures of residential schools I have seen. 
They look like the subsidized council houses they built in England in the 1950’s. Awful design, ugly, 
no thought to the heritage nature of the area. Total tax grab at Fort Langley’s expense. 
 
21. Soon Glover is going to need to be 2 lanes each way… It is difficult accepting the heritage 
small town feel is slowly fading away, but I admit that I have enjoyed some of the fruits of 
progress and development over the past 20 years. Townhomes are seemingly unavoidable in 
any city that is trying to manage growth in population. But my biggest concern about the 
development is the trampling of the greenery on our beautiful lots in Fort! There are many 
iconic trees and homes in our town that make it still feel like the place we all grew up in. I just 
hope that the plan for any development that is upcoming will take care of the beautiful natural 
scenery that contributes to how beautiful our home is. Whether its townhomes or not, lets keep 
in mind that the green guys are what keep us alive. 
 
22. Looks like a 1970s Guildford-Whalley Development. Besides is that area ready for another load of 
traffic? 
 
23. Not a fan of this. 

24. My feedback as a tax paying resident of Fort Langley is the design of this project in no way 
reflects the heritage nature of this community and as currently designed would be a big mistake. 
Please reject this design. 
 
Also, what parking and roadway improvements are being made to accommodate the additional 
traffic created with this size of a project? 
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25. Are any of the proposed units suitable for older of mobility impaired people? The picture shows 
only 3 level townhomes, not stacked or single storey units. The issue  of residents who age out of 
their single family homes and can find no alternative in the Fort has been ongoing for decades.  
 
26. I would like to see the development more in keeping with the heritage looking buildings, these 
look like they could be found anywhere. 
 
27. This development, along with everything else being proposed in Fort Langley, is illustrating the 
urgency for all of the existing reports and guidance to be adhered to, and for clear designs 
guidelines to be prepared and issued for all developments. 

This proposal is completely inappropriate for a small town, and even more so within an apparent 
Heritage Conservation Area.  
 
1. The heights of buildings proposed are dominant over the lower roofed areas around and are 
therefore inappropriate. 
 
2. The Fort Heritage site is supposed to guide developments around it, and it does not appear that 
anyone has even considered the impact these structures will have on the site. 
 
3. Absolutely no design thought has been put into these buildings, they neither compliment, nor 
improve the area and are out of context with village. 
 
4. This is an opportunity to do something special with a clear site, but instead these bland, 
uninspiring buildings are proposed. 
 
5. I propose that the Heritage Status is removed from Fort Langley as there is no drive to protect or 
any understanding of what is important to retain the importance or character of the area.  
 

28.   As a lifelong resident of Langley, I’m emailing in concern of and regards 
to, the Conwest Fort Langley development plan. Fort Langley has taken 
quite a beating over the recent years with much infrastucture development 
along with tremendous disregards for maintaining and preserving beautiful, 
older buildings. I’m very concerned about this new development and am 
wondering if it has anything at all to do with Eric Woodward? ANYTHING? If 
he does, then this would be a conflict of interest with him being a TOL 
Council member would it not? Also, he has caused enough damage to Fort 
Langley by ways of taking away from it’s lovely, quaint atmosphere, 
painting over the mural in Gasoline Ally, the removal of large trees, painting 
a house bright pink and having buildings like the Coulter Berry Building put 
in, to name only a handful. 
  
This new development means more of the quaint heritage look and feel of 
Fort Langley is being lost in order to make a more modern looking town. 
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Why must this be happening? My humble yet strong opinion is to please, 
stop building new and start fixing the damage that has been done. As you 
are aware, there are plenty of buildings along Glover Road that are in dire 
need of repair. How about setting focus on those 
 
29. I don't think this is a smart idea as our schools for one are over crowded already...they don't 
reflect a small town attitude cause they are way too big. 
 
30. Is there a link with more info about the development application? From what I see it doesn’t look 
like a good fit for this location. This is substantially off Glover/the main developed area, stands out 
like a sore thumb beside the historic site and in the middle of the museum and single home 
residential area next to a community green space. Is it three stories? That seems very odd for that 
area of Fort Langley. I don’t think this looks consistent with the area it’s proposed to be located in 
nor the flow of people in fort Langley. It blocks off a portion of our streets from public access. Also it 
creates a visual and physical block between fort park - a wide green space where the community 
gathers particularly in winter- and the pedestrian zones of fort Langley. I don’t support it in its 
proposed form nor in this location. Also what about access and increased traffic to this area -  all of 
these side streets are small and don’t have side walls. There’s no traffic light at Mary and Glover. This 
is a problem.  

 
I’m all for sustainable growth and development but this proposal just doesn’t make sense.  
 
31. No objection to the townhouse project (King, Mary, Royal I act Langley), though the design 
proposal looks dreadfully boring for Ft Langley 
 
32. The architecture and design of the proposed townhouse development on King Street does not 
suit the character of Fort Langley. The buildings appear to have been designed specifically to save 
costs. That along with the proposed density of 45 units constrained to such a tight space gives the 
development a “Projects” like feel. 
It is my opinion that the Township could provide a more suitable design as well as alter their 
development to better reflect quality over quantity. 
 
33. I was quite surprised ( or maybe I shouldnt have been) to see the proposed 
development. Something like this right next to a heritage site like the Fort, is shocking 
to be frank. Typical development for any suburban neighborhood, no way suitable for 
this site. Too much, too big, typical.  

45 units, means approximately 100 new cars in the area. Lets be honest, nobody parks in 
these way too small garages, especially 2 in a tandom. 2 car households are the norm.  
The non descript design, again, not a big surprise. We may as well add a strip mall right 
through the Fort itself. 
Something other than housing, would have been better for the community as a whole.  
Just my thoughts, nobody listens anyways. 
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Jan 5, 2022 

ATTN: Teresa Hanson 
Senior Development Planner, Development Services 
Township of Langley 
20338 65 Avenue 
Langley, BC, V2Y 3J1 

RE: Archaeological Request for Tree Removal 
 File 11-33-0138 - Proposed Development - Vicini Homes Fort Langley Townhouse Project 

Dear Teresa; 

As you are aware, we have a provincial permit for Archaeological monitoring work on the above noted
Fort Langley project property. Some of this Archaeological work was done on site in June 2021.
Following that investigation and findings, we are required to do further monitoring work under the 
existing permit, some of which conflicts with existing trees that are proposed to be removed as part of 
the proposed townhouse development. 

As such, we request to advance removal of some specific trees following 3rd Reading at Council of the 
above noted project. This is to facilitate the next phase of monitoring work in areas of high potential to 
find artifacts which is time-sensitive under the permit. These areas and trees are indicated as 
“monitoring zones” on the attached tree management plan in the three purple hatched areas. For 
clarity, the impacted trees are tree numbers 113-118, 127-130, 261-263. We note that several of these 
trees were previously approved for removal during the demolition of the homes on the property. 

Please let me know if you have any questions or require anything further to consider this request for 
tree removal for the purposes of Archaeological monitoring under the existing provincial permit.

Sincerely

Michelle Sotomayor
Director, Development & Corporate
Vicini Homes (Fort Langley) LP

ATTACHMENT F
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January 11, 2022 

Vicini Homes Project at King and Mary – Fort Langley (File Number 11-33-0138) 

Townhouse Design Rationale (Revised) 

The proposal for our 45 unit townhouse development at the corner of King Street and Mary Avenue will 

prove to be a great addition to Fort Langley proper and a benefit to the community for the following 

reasons: 

- The architecture has direct reflection to the building type seen inside the Historic Fort, which is

adjacent to the site, and which will prove to be harmonious with our streetscape and directly in

line with the historical evolution of Fort Langley;

- Provides a “quiet”, mostly 2.5 storey back drop for the new Museum development to the north

of the site;

- The higher density proposed offers more housing size and cost options that are not currently

available in town.  This density also supports the Community in reaching the goal for a new

Museum.

The theme and character for the design at this location is provided with a unique opportunity to pay 

homage to history of Fort Langley, including the early settlements by embracing the form of 

Architecture used in that point in time – some of which is evident within the Historic Fort (main building) 
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and homes in the surrounding community today.  The project also addresses the evolution of design in 

Fort Langley, with the use of window shapes and more modern materials. The built form is simple in 

nature, clean massing with traditional proportions. This has been enhanced recently in the design 

process to make the roofs steeper, and to address the inspiration imagery more accurately.  The main 

roof line is typically a front to back gable with raised sections in the middle of the longer buildings to 

break up the massing. Details such as windows are tall, narrow, and aligned in a rhythmic pattern. 

Natural Stone chimneys are located on the ends of buildings, first to anchor the building and to also 

break up the side wall massing.  Natural stone is proposed as being more historically appropriate. 

The simple form will stand as a juxtaposition to the proposed Museum design, which is earth toned, a 

higher form and is representational in its shapes and texture.  The townhouse complex will provide a 

visually quiet back drop to the Museum as viewed from the corner of Mavis and King. Height was 

considered, especially given the 9m height outlined for the neighbourhood.  Even though we have some 

interior buildings that when measured at their bases, are over the 9m limit, there was great effort put 

into dropping the interior of the site, to lower the facades on the exterior of the site, and allow all the 

roofs to be at basically the same plane, or lower.  When considering the overall site average grade 

(14.33M) and the highest roof (Block 8 and 9 – 22.96M), we are actually at 8.63M roof height, even with 

the revised 5/12 pitch, for the entire site.  We propose that the height relaxation would be dealt with in 

the proposed zone for this project. 
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Carrying forward with the simple pioneer type architectural theme, this combined with the  typical 

dimensions of a 3 storey town house.  However, the interior grades of the site were lowered to help 

express a 2 storey height to the streetscapes, along King, Mary and the Royal Street path.  On King 

Street, where grade could not be manipulated, the 3-plex roof forms were brought down to present a 2 

storey façade with dormers.  Structural elements such as shed roofs and horizontal elements such as 

deeper and thicker windowsills are used to reduce mass and articulate forms.  There is a sweet spot 

between the simple forms of our theme and articulation for the sake of breaking up mass.  We believe, 

with our current proposed design, we have found the sweet spot. 

 

Our architectural response to the site has embraced design features that further enhance the 

appearance with the use of high quality material such as wall shingles, horizontal siding and wood trim 

for windows, frieze boards and shed roofs over select windows. Individual units have been arranged 

within the buildings to create a central “manor house” with a raised roof followed by supporting units 

on each side on the larger buildings. Texture and color are applied in a manner to avoid the appearance 

of large repeating row housing and to break up the massing and create interest. In some situations, unit 

blocks are shifted front to back to provide visual and material break points within the massing. 

 

The King Street elevation was revised to split the original longer building into 2 buildings, with a new site 

entry between them.   

The rooflines changed to provide a 2 storey façade facing King with dormers for the 3rd floor.  Garage 

floors were also revised on Block 4 to eliminate stairs down to the front porches from the King Street 

entries. 

 

           
 

 

 
King Street Perspectives and SectionLandscape 
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We have worked closely with PMG Landscape Architects to create a wholistic program between the 

building and landscape architecture. Landscape treatment and materials have been carefully selected to 

complement the building character and integrate the project design into the surrounding community.  

 

Where front yards are adjacent to King St, Mary Ave and the Fort, the primary pedestrian entrance 

proposes low picket fencing to complement a design that creates a smooth transition from the private 

to public realm. Connectivity to and from the development is provided at four locations to allow 

pedestrians to access the community. In the southwest corner, a ramped pathway is provided through 

the amenity connecting out to the corner of King St and Mary Ave. On Mary Ave. a pathway is located 

between blocks 1 and 2. To the east, a path connection is located between blocks 5 and 6 to access the 

proposed north / south “Royal St” pathway. Additionally, the main entrance has a primary sidewalk 

pathway entrance off King St. 

At the corner of King St and Mary Ave., an age friendly amenity space provides for outdoor activity for 

the owners in the development. The space is programed including a heritage train-themed play 

structure for young children as well as seating areas (including a trellis train station bench) a BBQ space, 

and community garden plots to promote leisure, play and community for all. The location of this space 

also benefits the surrounding community as it creates an open green edge with the addition of trees and 

planting, and also provides best conditions for successfully retaining the 2 significant trees at the corner 

of King St and Mary Ave.  

 

A second age friendly amenity space is provided in the connected central mews between blocks 7 and 8, 

continuing the heritage train theme proposed in the southwest corner amenity area. The central 

walkway has been designed with 2 seating areas for social interaction (symbolic of train stations) and 

the walkway finished in pavers (to mimic train tracks). At the seating areas are talking tubes for people 

to communicate between the 2 stations (seating areas). The furniture and lighting will have a heritage 

character in their appearance. 

 

A new 3m public pathway is also provided along the east side of the property, alongside the Fort 

National historic site, that will be open to all in the community, connecting into the local Fort to Fort 

Trail network.  
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Aspects that have changed since the initial submission: 

- Site significantly changed in the following ways: 

o Broke the 6-unit block on King into 2 - 3-unit blocks and relocated the site entry to 

between them; 

o Changed the roof form on the King Street 3-plexes to bring the roof down to the 2nd 

storey and 3rd storey rooms show as dormers; 

o Adjusted the overall for Block 4 to eliminate stairs from the King Street sidewalk into the 

entry porches; 

 

o Created a new mid site 7-plex and a new 8-plex with two tandem units total provided, to 

create better yards and allowed for a beautifully landscaped mews feature at the entry 

to the site, and provides a view and connection corridor through from the entry to the 

new public pathway along the east; 

o Revised the blocks facing the museum to be a 5-plex and provided 16’ backyards to 

provide good yard space and good setback from townhouse face to museum face (50’). 

 

- All roofs were changed from 4/12 to 5/12 pitch to adhere to the sample historical imagery; 

- Added large decorative sills to all the large windows on all the building, for increased façade 

articulation; 

- Changed brick fireplace forms from brick to natural stone, to be more historically appropriate; 

- Units were articulated at the third floor on Block 5 & 6 and Block 7 & 8 tandem units and were 

pushed in and out, for increased façade articulation; 

- Shed roofs were added on bump outs on Blocks 7 & 8, increase façade articulation; 

- Block 9 north elevation was articulated with larger decks and window and use of cladding 

pattern to present an interesting façade to the museum; 

- Added roofs over all the decks, for added weather protection, and to reduce the 3-storey height 

of the buildings facing the interior of the site.  Posts were also added were added at the outer 

extent of the decks at the privacy screen locations, and in Blocks 1 & 2 and 5 & 6, cladding 

panels were added to break the long line of guard railing. Decks were also revised to notch in, 

for both visual interest as well as providing proper space and access to light/water to 

incorporate trees along the internal part of the development; 

- Frieze boards were added at all roof gable ends to frame the gable, and changed the material in 

the gable to shingle; 

- Band boards were added at the 2nd floor for all the buildings to break up the 3 storey facades; 
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- Side doors to garages were added to all end units; 

- Added heritage colours to all the front entry doors for the units; 

- The distribution of the lighter siding options increased, to give the project a “lighter” 

presentation; 

- Revised the levels of the Age Friendly Amenity, to allow better tree retention and pedestrian 

access to the intersection sidewalk. 

The final design result meets the requirements of the Fort Langley Building Facade Design Guidelines in 

the following ways: 

- Blends harmoniously with surrounding heritage style buildings (Historic Fort main building and 

neighbouring homes; 

- Not out of place, in fact directly relates to the historical evolution of Fort Langley; 

- Rooflines consistent with past and existing historic homes of Fort Langley; 

- Frieze/belly bands are layers and heavy; 

- Windows appear to be double hung with muntin bars, with painted wood trims; 

- Cladding is wood textured shingle and clapboard style, with a wood stain appearance; 

- Natural stone is the preferred cut and shape, being loosely rectangular or square. 

We trust our response is acceptable to the Planning Dept. and please feel free to contact us anytime 

should you require any further detail about the project design.  

 

 
 

Gord Klassen, Architect AIBC 
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28 January 2021 

Teresa Hanson 
Senior Development Planner 
Township of Langley 
20338 65 Avenue 
Langley, BC   V2Y 3J1 

Re: Development Application Project 11-33-0138 / Township of Langley 

CIVIC: 9112, 9114 & 9134 King Street, 23391 & 23411 Mary Avenue and 9093, 9103 & 9113 Royal Street 

LEGAL: Lots 5, 6, 7, 8, 9, 10, 1 1 and 12; all of District Lot 19 Group 2 NWD Plan 8856 

We have reviewed the above proposal.   
We calculate the approximate number of students generated by this proposal will be as follows: 

Type of Housing Number of 
Units 

Elementary 
K-7

Secondary  
8-12

Townhouses 45 16 12 

Given the current school catchments this development would impact Fort Langley Elementary School, and 
D.W. Poppy Secondary School.  As you know, while the Langley School District is not responsible for the
amount or pace of development we work closely with the Township of Langley in order to advocate to the
Ministry of Education for the development of joint sites to benefit our students.

We make every effort to keep students in their catchment schools, but if there is insufficient space in the 
catchment school we will find them a space at another school in the district. 

Please advise if you need any other information. 

Yours sincerely, 

Brian Iseli, CPA, CMA 
Secretary Treasurer 

00214\school  district  35.docx 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

HIGHWAY CLOSING AND DEDICATION REMOVAL 

(TOWNSHIP – FORT BLOCK LANE)    

    BYLAW 2020 NO. 5558 
 
 

EXPLANATORY NOTE 
 
Bylaw 2020 No. 5558 authorizes the closure and highway dedication removal from portions of 
the lane between Royal Street and King Street and Mary Avenue and Mavis Avenue. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

HIGHWAY CLOSING AND DEDICATION REMOVAL 

(TOWNSHIP – FORT BLOCK LANE)  

BYLAW 2020 NO. 5558 
 

WHEREAS pursuant to subsection 40(1)(a) of the Community Charter, S.B.C. 2003, c. 26, the 
Council may, by bylaw, close all or part of a highway that is vested in the municipality to all or 
some types of traffic; 

 
AND WHEREAS pursuant to section 40(2) of the Community Charter, S.B.C. 2003, c. 26, the 
Council may, by bylaw, remove the dedication of a highway that has been closed by a bylaw 
under subsection 40(1)(a); 

 
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 “Highway Closing and Dedication Removal 

(Township – Fort Block Lane) Bylaw 2020 No. 5558.” 
 

2. That portion of road lying in District Lot 19 Group 2 NWD shown outlined in heavy black 
line on the reference plan attached hereto as Schedule “A”, prepared by Adam 
Fulkerson, BCLS, completed on the 2nd day of November, 2020, and February 4, 2022, 
and more particularly described as: 

 
all that portion of Parcel A containing 483.5 square meters and dedicated on Plan 
8856 

 
shall be closed to traffic (hereinafter the “Lane”). 

 
3. The dedication as highway shall be removed from the Lane. 

 
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 20 day of April , 2021 

READ A SECOND TIME the 20 day of April , 2021 

PUBLIC INPUT OPPORTUNITY 28 day of February , 2022 

READ A THIRD TIME the  day of  , 2022 

ADOPTED the  day of  , 2022 
 
 
 

__________________________ Mayor  ________________________ Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

HIGHWAY CLOSING AND DEDICATION REMOVAL  

(TOWNSHIP – FORT BLOCK ROYAL) BYLAW 2020 NO. 5597 
 

 

EXPLANATORY NOTE 
 
Bylaw 2020 No. 5597 authorizes the closure and highway dedication removal from the portion of 
Royal Street between Mary Avenue and Mavis Avenue. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

HIGHWAY CLOSING AND DEDICATION REMOVAL  

(TOWNSHIP – FORT BLOCK ROYAL) BYLAW 2020 NO. 5597 
 
 
WHEREAS pursuant to subsection 40(1)(a) of the Community Charter, S.B.C. 2003, c. 26, the 
Council may, by bylaw, close all or part of a highway that is vested in the municipality to all or 
some types of traffic; 
 
AND WHEREAS pursuant to section 40(2) of the Community Charter, S.B.C. 2003, c. 26, the 
Council may, by bylaw, remove the dedication of a highway that has been closed by a bylaw 
under subsection 40(1)(a); 
 
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 “Highway Closing and Dedication Removal 
(Township – Fort Block Royal) Bylaw 2020 No. 5597.” 
 

2. That portion of road lying in District Lot 19 Group 2 NWD shown outlined in heavy black 
line on the reference plan EPP101286 attached hereto as Schedule “A”, prepared by  
Adam Fulkerson, BCLS, completed on the 18th day of March, 2020, and the 4th day of 
February, 2022, and more particularly described as: 

 
all that portion of Road to be Closed containing 0.243 hectares and dedicated on 
Plan 1344 
  

 shall be closed to traffic (hereinafter the “Road”). 
 

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 20 day of April , 2020 

READ A SECOND TIME the 20 day of April , 2020 

PUBLIC INPUT OPPORTUNITY 28 day of  February , 2022 

READ A THIRD TIME the  day of  , 2022 

ADOPTED the   day of  , 2022 

 
 
 
 

 
 
Mayor 

 
 

 
 

Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LOCAL AREA SERVICE BYLAW NO. 5768 
 
 

EXPLANATORY NOTE 
 

Local Area Service Bylaw No. 5768 establishes the construction of approximately 1,995 metres 
of gravity sanitary sewer combined total from segments on 204 Street from 28 Avenue to 24 
Avenue, 24 Avenue from 204 Street to 208 Street and 206 Street from 24 Avenue south 
(approximately 400 metres) as a local area service and authorizes recovery of the costs of 
constructing the local area service by means of a local service tax. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LOCAL AREA SERVICE BYLAW NO. 5768 
 
WHEREAS Part 7, Division 5 of the Community Charter, SBC 2003, c 26 authorizes Council to, 
by bylaw, establish a municipal service that provides particular benefit to part of the Township of 
Langley and to recover the costs of establishing such service by means of a Local Service Tax; 
 
AND WHEREAS the owners of parcels located in the Local Service Area have presented 
Council with a petition for the Local Area Service and the Township Clerk has certified this 
petition as sufficient and valid; 
 
AND WHEREAS Council deems it desirable to establish the Local Area Service and considers 
that such service will provide particular benefit to the Local Service Area; 
 
NOW THEREFORE, the Council of the Corporation of the Township of Langley in open 
meeting, ENACTS AS FOLLOWS: 
 
1. This bylaw may be cited as “Local Area Service Bylaw No. 5768”. 

Definitions 

2. In this Bylaw: 

(a) “Council” means the Council of the Corporation of the Township of Langley; 

(b) “Director of Finance” means the person appointed by Council to the position 
having that name, his or her designates, and Township employees acting under 
his or her direction; 

(c) “General Manager of Engineering” means the person appointed by Council to 
the position having that name, his or her designates, and Township employees 
acting under his or her direction; 

(d) “Interest Rate” means 2.86%; 

(e) “Local Area Service” has the meaning ascribed to it in Section 3 of this Bylaw; 

(f) “Local Area Service Reserve” means the reserve fund used to fund upfront 
costs of capital improvement projects initiated by property owners or Council and 
is repayable with interest by the property owners; 

(g) “Local Service Area” has the meaning ascribed to it in Section 3 of this Bylaw; 

(h) “Local Service Tax” has the meaning ascribed to it in Section 10 of this Bylaw; 

(i) “Mayor” means the Mayor of the Corporation of the Township of Langley; 

(j) “Township” means the Corporation of the Township of Langley; 
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(k) “Township Clerk” means the person appointed by Council to the position having 
that name; and 

(l) “Township of Langley” means the geographic area subject to the regulation by 
the Township. 

Establishment and Construction of the Local Area Service  

3. The Township is hereby authorized and empowered to undertake and carry out or cause 
to be carried out the construction of the works described in Schedule “A” attached 
hereto (the “Local Area Service”) for the benefit of the parcels located in the area shown 
in bold on Schedule “B” attached hereto (the “Local Service Area”). 

4. The Township is hereby authorized to acquire all such real property, easements, rights-
of-way, covenants, licenses, and to enter into leases and to obtain other rights and 
authorities as may be required or desired for or in connection with the construction of the 
Local Area Service. 

5. The General Manager of Engineering is hereby directed to prepare the drawings and 
specifications required for the construction of the Local Area Service. 

6. The General Manager of Engineering is hereby directed to solicit bids and prepare a 
contract for the construction of the Local Area Service.  The Mayor and Township Clerk 
are hereby authorized to enter into a contract for the construction of the Local Area 
Service. 

7. The construction of the Local Area Service shall be carried out under the supervision 
and according to the directions of the General Manager of Engineering. 

8. The estimated project cost of the Local Area Service is $2,647,000.  The Director of 
Finance is hereby authorized to appropriate the funds necessary to construct the Local 
Area Service from the Local Area Service Reserve, up to a maximum of $3,044,050 
($2,647,000 plus 15%). 

Cost Recovery 

9. The owners of parcels located in the Local Service Area shall be responsible for 100% 
of the actual costs of the Local Area Service. 

10. The actual costs of constructing the Local Area Service shall be recovered through the 
imposition of a parcel tax on the owners of parcels located in the Local Service Area 
calculated in accordance with the Local Area Services and Business Area Improvement 
Services Policy 05-007 (the “Local Service Tax”). 

11. The Local Service Tax, along with the Interest Rate shall be levied annually on parcels 
located within the Local Service Area for a period of up to 20 years, commencing in 
2023, if the Local Area Service project is completed by February 15, 2023, or in 2024 if 
the Local Area Service is not completed by February 15, 2023. 
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12. An owner of a parcel in the Local Service Area may commute, by payment, the Local 
Service Tax imposed upon them.  The commuted value is the unamortized proportionate 
share of the owner’s portion of the costs of the Local Area Service, plus interest, as 
determined by the Director of Finance. 

Severability 

13. If any part, section, subsection, clause or subclause of this Bylaw is, for any reason, held 
to be invalid by the decision of a court of competent jurisdiction, it shall be severed and 
the validity of the remaining provisions of this Bylaw shall not be affected. 

 

READ A FIRST TIME the 28 day of February , 2022. 

READ A SECOND TIME the 28 day of February , 2022. 

READ A THIRD TIME the 28 day of February , 2022. 

ADOPTED the   day of  , 2022. 

 

 

 

Mayor 

 

 

 

Township Clerk 
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SCHEDULE “A” 

LOCAL AREA SERVICE 

 

To extend the sanitary sewer main: 

 South 805 metres on 204 Street from the intersection of 28 Avenue and 204 Street 

 East 790 metres on 24 Avenue from the intersection of 24 Avenue and 204 Street 

 South 400 metres on 206 Street from the intersection of 24 Avenue and 206 Street 

which consists of sanitary sewer main, asociated manholes, milling and paving asphalt, and all 
associated engineering, labour, material, and equipment costs. 

It excludes individual service connections up to the property line and any work on private 
property. 
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SCHEDULE “B” 
 
LOCAL SERVICE AREA 
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From: Theresa Tancock <theresa@cdbabc.ca>  
Sent: Thursday, February 24, 2022 3:35 PM 
To: MayorCouncil <mayorcouncil@tol.ca> 
Subject: [EXTERNAL] Proclamation Request ‐ June 2022 
 
Hello,  
Please see attached for a Proclamation Request for Deafblind Awareness Month in June 2022. I believe 
all information is included. 
  
Our organization, the Canadian Deafblind Association ‐ BC Chapter, supports many children and youth 
with deafblindness in your city, as well as throughout B.C. 
  
I was not sure who to direct this request to. Please let me know if you need anything further.  
 
 
 
Sincerely, 
 
Theresa Tancock 
Family Services Coordinator 
Canadian Deafblind Association - BC 
227 - 6th St. New Westminster, BC V3L 3A5 
P: 604-528-6170    F: 604-528-6174 
Email: theresa @cdbabc.ca 
www.cdbabc.ca 
 

 
'Do with, not for' 
 

Acknowledging with gratitude and respect the unceded traditional lands of the Coast Salish, Stó:lō and 
Kwantlen people where I live, work, play and thrive.  

  

Notice of Confidentiality: This e-mail may contain information that may be confidential or privileged. It is intended for 
the exclusive use of the addressee or any person entitled to receive it. If you received this message in error, please 
inform the author as soon as possible, do not disclose its contents and delete it from your system.  
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Assisting All Persons Who Are Deafblind to Achieve, With Intervention, the Best Quality of Life 
Canadian Deafblind Association – BC Chapter 227 – 6th Street, New Westminster, BC V3L 3A5                                                           

P: (604) 528-6170    F: (604) 528-6174         theresa@cdbabc.ca www.cdbabc.ca 

Contact Information 
 Theresa Tancock, Family Services Coordinator 
 Canadian Deafblind Assoc. - BC Chapter 
 227 - 6th Street, New Westminster, BC V3L 3A5 
 (P) 604-528-6170  (F) 604-528-6174 
 (E) theresa@cdbabc.ca 
 
 
Title and Date: 
 Deafblind Awareness Month 
 June 2022 
 
 
Draft Proclamation: 
 

WHEREAS deafblindness is a unique information-gathering disability that incorporates the dual-sensory 
loss of both sight and hearing, and  

WHEREAS individuals who are deafblind can live full, meaningful lives as independently as possible with 
the right supports in place, such as Intervenor services that serve as a bridge to communication for 
individuals who are deafblind, and  

WHEREAS led by groups and organizations in British Columbia and across Canada that support 
individuals who are deafblind to increase their independence and improve their quality of life through 
specialized services, the National Deafblind Awareness Committee encourages the promotion of 
deafblindness and National Deafblind Awareness Month, including flag raisings and lighting up of local 
landmarks, and  

WHEREAS June is the birth month of Helen Keller, a person who was deafblind known around the world 
for her perseverance and achievements and who remains an inspiration to the deafblind community, and  

WHEREAS Deafblind Awareness Month is an opportunity to recognize and celebrate the contributions 
that individuals who are deafblind make in their communities throughout British Columbia with the 
support of Intervenor services;  

NOW KNOW YE THAT We do by these presents proclaim and declare that June 2022 shall be known as  

“Deafblind Awareness Month” 
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2 

1 Canadian Survey on Disability, 2017: Concepts and Methods Guide (beginning on page 12).  

2 https://deafblindontario.com/wp-content/uploads/2019/10/2019_Stakeholders_Consultation_Report_FINAL-
s_1022047.pdf (submitted August 2019; Atul Jaiswal, PhD in Rehabilitation Science, MA in Disability Studies & Action, BSc. 
Occupational Therapy) 
 
 

 
 
 
 
On December 21, 2000, the Ontario Legislature officially proclaimed the month of June in each 
year as Deaf-Blind Awareness Month, to recognize that "Deafblindness is a unique disability that 
incorporates the sensory loss of both sight and hearing" and was created to help "recognize 
that increased public awareness of this disability is crucial to increase opportunities for those 
who live with it." 

The Canadian Senate passed a motion on May 28, 2015 also recognizing June as Deafblind 
Awareness Month across Canada. This motion helps "to promote public awareness of deafblind 
issues and to recognize the contribution of Canadians who are deafblind."  

June is also the birth month of Helen Keller, an internationally recognized person who was 
deafblind. 

In 2017, the Canadian Survey on Disability: Concepts and Methods Guide1 provided customized 
data on deafblindness in their survey (based on the reported seeing and hearing disabilities). 
These findings are found in the Stakeholder Consultation Project for DeafBlind Ontario Services2. 

Last year, we were fortunate enough to have June 2021 proclaimed as Deafblind Awareness 
Month in our province and many communities in BC. We are hoping you will again join us in 
celebrating National Deafblind Awareness Month in communities across British Columbia and 
Canada.  
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SENIORS ADVISORY COMMITTEE  
 

Wednesday, February 16, 2022 at 7:00pm 
Via Zoom 

 
 

MINUTES 

 
Present: 
S. Hedao, Community Co-Chair 
Councillor P. Arnason, Council Co-Chair  
Councillor S. Ferguson, Council Co-Chair  
 
C. Eaton, L. George, M. Kramer, S. Martin, L. Solomon, and G. Wong 
 
Fraser Health Representative: 
T. Murphy 
 
Guests: 
P. Crump, Langley Seniors in Action 
A. Kupferschmidt, Langley Senior Resources Society 
 
Staff: 
K. Stepto, Recording Secretary 
P. Ward, Strategic/Social Planner 

 
 Election  
 S. Hedao volunteered to be the Community Co-Chair and was elected by acclamation.  
 

 A. APPROVAL AND RECEIPT OF AGENDA ITEMS 

    
  1. Seniors Advisory Committee – February 16, 2022 

 
Moved by L. George,  
Seconded by C. Eaton,  
That the Seniors Advisory Committee approve the agenda and receive the 
agenda items of the February 16, 2022 meeting. 
CARRIED  

 

 B. ADOPTION OF MINUTES 

    
  1. Seniors Advisory Committee – January 19, 2022 

 
Moved by L. Solomon,  
Seconded by G. Wong,  
That the Seniors Advisory Committee adopt the Minutes of the January 19, 2022 
meeting. 
CARRIED  
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Seniors Advisory Committee Minutes    - 2 - 

 

 C. DELEGATIONS AND PRESENTATIONS 

    
 

 D. REPORTS 

    
  1. Co-Chair Reports 

 
Councillor Ferguson reported that Council has been in budget discussions and a 
draft budget with a 3% tax increase will be going to the public for input. He also 
noted that he attended a Metro Vancouver Indigenous Relations Committee 
meeting, where he was appointed to a Treaty Table, and a Liquid Waste 
Committee meeting where they are planning for future atmospheric river events.  
 
Councillor Arnason also reported that Council has been in budget discussions 
and that with the COVID-19 restrictions lifting that she is hopeful that the 
Committee will be able to meet in person soon.  

 

 E. CORRESPONDENCE 

    
 

 F. WORK PROGRAM 

    
  1. 2022 Work Plan 

 
Councillor Arnason noted that the project ideas that were suggested during the 
brainstorming exercise at the January meeting were incorporated into topic areas 
that relate to the Age- and Dementia-friendly Action Plan on the draft 2022 Work 
Plan.   
 
Discussion ensued regarding accessibility and whether this should be a separate 
item on the Work Plan, or if it should be weaved throughout each project. It was 
determined that it will be intertwined with each project. In keeping with the 
implementation principles of the Age- and Dementia-friendly Action Plan, social 
equity considerations will be considered throughout the Work Plan.  
 
To provide guidance on the Work Plan projects that might receive the most 
attention by the SAC, Committee members identified their “top three projects,” 
with the results as follows: 
 

1. Accessible and affordable housing;  
2. Seniors’ centres; and  
3. Impact of climate change and extreme weather events on seniors.  

 
MOTION 
Moved by L. George,  
Seconded by C. Eaton,  
That the Seniors Advisory Committee endorse the 2022 Work Plan.  
CARRIED  
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 F. WORK PROGRAM 

    
COUNCIL 
Moved by G. Wong,  
Seconded by L. George,  
That the Seniors Advisory Committee recommends that Council endorse the 2022 
Work Plan, presented as Attachment A.    
CARRIED  
 

  2.  Seniors Isolation 
 
A. Kupferschmidt, Executive Director, Langley Senior Resources Society (LSRS), 
provided an overview of the organization and the services they provide.  
 
LSRS is an independent, not-for-profit organization and registered charity that 
was founded in 1982. They provide social, recreational, and educational 
programs along with food, health, and supportive services. Their mandate is to 
connect people aged 50 years and older with recreation, resources, and 
programs designed to meet individual and specific needs and improve their 
quality of life. The mission is to deliver services through a holistic approach aimed 
at meeting the emotional, physical, and social needs of seniors and their families. 
Membership costs $63.00 per year and there are currently over 1,400 members. 
Membership is not required to access all programs, activities, and events.  Some 
of the programs and services that are offered include: 

• The Recreation and Resource Centre – social, recreational, and 
educational programs; 

• Adult Day Program – specialized care and recreation for adults with 
physical and/or cognitive limitations;  

• Outreach services – transportation, grocery shopping, light housekeeping 
friendly visiting, telephone buddies etc.; and 

• Food services. 
 
P. Crump, President, Langley Seniors in Action, provided an update on its 
Isolation Survey and Summit that was conducted in 2021. He noted that the 
online Summit was held in January 2021 that was attended by seniors, 
businesses, and faith-based organizations in Langley. The summit consisted of 
four speakers along with breakout sessions where they discussed how isolation 
and COVID-19 have impacted seniors. The survey was conducted in August 2021 
where they focused on questions regarding social isolation during the pandemic, 
what services are needed for older adults, and how and where older adults 
access information they need about health care and community resources. 676 
people responded to the survey. A summary of the results are as follows:  
 

• 50% do not live alone; 

• 95% have a weekly contact; 

• 25% ranked their feeling of isolation at 7 out of 10; 

• 22% ranked their stress level at 7 out of 10; 

• Services needed for seniors: phone calls and interpersonal visitation; 

• Fewer that 5% in Langley use BC211; 

• A Healthcare and Community Resource navigator is needed in Langley;  

• How information is accessed: online - 56%, LSRS - 53%, family and 
friends - 38%, faith-based community - 13%; 
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 F. WORK PROGRAM 

    

• 94% have a primary healthcare provider; 

• 72% older seniors have a cell phone. 
 
Discussion ensued and it was noted that collaboration between Langley Seniors 
in Action and Langley Senior Resources Society is a benefit for seniors in 
Langley. The Aldergrove Community Station House was also identified as an 
opportunity for additional space for seniors programming and services in 
Aldergrove.   
 

  3. Accessible and Affordable Housing 
 
P. Ward provided an overview of 2021 Housing Action Plan. He noted that the 
purpose of the Plan is to address housing needs and affordability challenges, 
within the Township’s role as a local government. The central responsibilities of 
the Township are education/research and planning/regulation.   
 
The goals of the plan are: 
 

1. Increase access to affordable, appropriate housing; and  
2. Reduce homelessness. 

 
Priority areas for action include: 
 

1. Diversify housing types; 
2. Catalyze rental housing; 
3. Support vulnerable residents; and 
4. Monitor trends and emerging priorities. 

 
Following a review of the short-term actions (2022 – 2023) identified in the Plan, 
discussion ensued regarding opportunities for the SAC to engage in 
implementation. The following actions were identified by Committee members: 
 

• 1B – Explore opportunities to enhance the adaptable housing policy 

• 2C – Prepare a policy on the use of the affordable housing reserve fund  

• 2D – Develop policy and regulatory changes that would allow detached 
accessory dwelling units (e.g. ground-level backyard suites) in some 
areas.  

  
 

 G. COUNCIL REFERRALS 

    
 

 H. OTHER BUSINESS AND ITEMS FOR INFORMATION 
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 I. NEXT MEETING 

    
   Date: March 16, 2022 

Location:   TBD 
Time:   7:00pm 

 

 J. TERMINATE 

    
   Moved by L. George,  

Seconded by S. Hedao,  
That the meeting terminate at 9:03pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
_______________________________ 

 
 
 
 
_________________________________ 

 Community Representative Co-Chair  Council Representative Co-Chair 
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Seniors Advisory Committee 
2022 Work Plan 

This document outlines the projects that the Seniors Advisory Committee (SAC) intends to 
undertake in 2022.  In keeping with the Committee’s Terms of Reference, engagement in these 
projects may include exchanging information, supporting strategic planning, making 
recommendations to Council, and providing input to Township staff.  Each project includes 
information about the existing policy context.   

2022 Projects 

1. Accessible and affordable housing
• Age- and Dementia-friendly Action Plan Action 3B: Continue to develop and implement

plans and policies, such as the Housing Action Plan, that support appropriate,
affordable, and accessible housing.

2. Age- and dementia-friendly businesses
• Age- and Dementia-friendly Action Plan Action 1C: Continue to administer and promote

the Age-friendly Business Recognition Program.
• Age- and Dementia-friendly Action Plan Action 1E: Seek opportunities to strengthen

dementia-friendly components of the Age-friendly Business Recognition Program.

3. Social isolation
• Age- and Dementia-friendly Action Plan Action 5C: Explore opportunities to enhance

rural area access to supports and services.
• Age- and Dementia-friendly Action Plan Action 5E: Increase opportunities and support

for building and strengthening social connections, including intergenerational connection
(e.g. through new community-based or recreation programs or integrated within existing
programs).

4. Seniors’ centres
• Age- and Dementia-friendly Action Plan Action 5D: Map and inventory community

gathering places with a view of identifying gaps and opportunities.

5. Community health
• Age- and Dementia-friendly Action Plan Action 4D: Convene health authority, social

service organizations, and community members to share information and explore
opportunities for more effective referrals and access to appropriate healthcare and
support services.

• Age- and Dementia-friendly Action Plan Action 4F: Advocate for affordable non-medical
services (e.g. housecleaning, home, and yard maintenance).

• Age- and Dementia-friendly Action Plan Action 4G: Advocate for financial support for
family or informal caregivers.

6. Mobility
• Age- and Dementia-friendly Action Plan Action 3F: Integrate an age- and dementia-

friendly lens as part of the development of a new Transportation and Mobility Strategy
with a view of strengthening accessibility features throughout the community.

Attachment A 
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7. Public transit
• Age- and Dementia-friendly Action Plan Action 3G: Convene residents, including youth,

older adults, and people with disabilities, local businesses, and TransLink to share
information and identify opportunities to improve transit services, including HandyDART.

8. Impact of climate change and extreme weather on seniors
• Age- and Dementia-friendly Action Plan Action 2M: Seek ways to further engage older

adults, people living with dementia, and caregivers in emergency preparedness
programs, and ensure updates to emergency response guidelines are inclusive of the
full diversity of residents.

9. Digital access and literacy
• Age- and Dementia-friendly Action Plan Action 2I: In collaboration with community

partners, address technology barriers through training and support and by offering non-
digital communication (e.g. use of print resources, where appropriate).

10. Partnerships and Liaison with Local Seniors’ Organizations
• Age- and Dementia-friendly Action Plan Implementation Principle: Collaborate across

sectors – engage a range of organizations and service providers to reflect population
diversity across the Township.

Attachment A 
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AGRICULTURAL ADVISORY AND  
ECONOMIC ENHANCEMENT COMMITTEE 

Wednesday, February 23, 2022 at 7:00pm 
Via Zoom 

MINUTES 

Present: 
J. Caldarella, Community Co-Chair
Councillor B. Whitmarsh, Council Co-Chair
Councillor D. Davis, Council Co-Chair

C. AIlison, A. Burns, I. Han, M. Mann, T. Meyers, A. Smith, U. Tayyab, and T. Townsley

Guests: 
B. Smith, BC Assessment
C. Keyes, Ministry of Agriculture

Staff: 
V. Gafka, Senior Manager, Economic Investment and Development
M. Gunn, Planner, Community and Policy Planning
R. Nelson, Senior Planner, Community and Policy Planning
K. Stepto, Recording Secretary

Election of Co-Chair 
J. Caldarella volunteered to be the Community Co-Chair and was elected by acclamation, then
assumed the role for the remainder of the meeting.

A. APPROVAL AND RECEIPT OF AGENDA ITEMS

1. Agricultural Advisory and Economic Enhancement Committee   -
February 23, 2022

Moved by I. Han,
Seconded by C. Allison,
That the Agricultural Advisory and Economic Enhancement Committee approve
the agenda and receive the agenda items of the February 23, 2022 meeting.
CARRIED
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 B. ADOPTION OF MINUTES 

    
  1. Agricultural Advisory and Economic Enhancement Committee   -           

January 26, 2022 
 
Moved by U. Tayyab,  
Seconded by T. Meyers,  
That the Agricultural Advisory and Economic Enhancement Committee adopt the 
Minutes of the January 26, 2022 meeting. 
CARRIED  

 

 C. DELEGATIONS AND PRESENTATIONS 

    
  1. BC Assessment Authority 

 
B. Smith, BBA, AACI, P.App. Manager, Appraisal Modelling, provided an 
overview of the BC Assessment Authority and Farm Classification in BC. He 
noted that the Assessment Authority was established in 1974 and is a provincial 
Crown corporation, operating independent of taxing functions and politics. They 
provide a stable, predictable base for taxing authorities to raise $8.3 billion 
annually in property taxes for important local services and schools.  
 
The following information was provided regarding Farm Classification:  

• Can be applied to any property, although primarily on ALR properties. 

• Follows farm regulations to determine what and how properties are 
granted farm class. 

• Must meet income thresholds. 

• There is an application process each year. 

• There are a number of allowable agricultural uses.  
 
Income requirements to be classified as a farm: 

• $2,500, if the total area of the farm operation is between 0.8 ha and 4 ha. 

• $2,500 plus 5% of the actual value of the farm operation for farm 
purposes in excess of 4 ha, if the total area of the farm operation is 
greater than 4 ha.  

• $10,000, if the total area of the farm operations is less than 0.8 ha. 

• A 20 acre parcel would require approximately $4,000  
 
Tax Benefit for Farming: 

• Farm class assesses the land at a legislate land value. 

• Receive tax exemption on farm outbuildings. 

• Non-farming properties will be assessed at Market Value.  
 
Developing a Farm Class 

• Must be a qualifying agricultural use. 

• Depending on the product, need to show income anywhere between 1-12 
years. 

• Must submit a plan on how income will be achieved.  
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 C. DELEGATIONS AND PRESENTATIONS 

    
Unique farming situations include:  

• Honey Bees; 

• Horse Breeding vs Boarding; 

• Fallow Fields; 

• Wetlands/Riparian/Wooded Areas; and 

• Mixed Crops. 
 

 D. REPORTS 

    
 

 E. CORRESPONDENCE 

    
 

 F. WORK PROGRAM 

    
  1. 

 
 
 

2022 Work Program 
 
2022 Work Program, approved at the January meeting, was provided for 
information.  
 

  2.  Farm Policy and Regulatory Review 
 
Based on the Future of Farming Task Force recommendations, the committee 
decided to focus on the recommendation to initiate a review of current bylaws and 
policies related to farming and agriculture, and also initiate an in-depth 
information gathering review of other jurisdiction’s agriculture policies and bylaws 
for comparison, as part of their 2022 Work Plan.  
 
M. Gunn led a discussion regarding developing a terms of reference for this 
review and asked for input regarding the following:  
 
Who would you like to participate on this task force? 

• A smaller group is probably best for this project as opposed to the whole 
committee. 

• Those who expressed an interest in being part of this group include: 
o A. Burns 
o C. Allison 
o U. Tayyab 
o A. Smith 
o T. Townsley 
o T. Meyers 

 
Purpose? 

• Talk to other regulated communities who have implemented their own 
farming policies and bylaws.  

• Review the bylaws currently in place in the Township.  

• Ensure that bylaws are not an impediment to farmers. 

K.1

K.1 - Page 10



February 23, 2022 
Agricultural Advisory and Economic Enhancement Minutes  - 4 - 

 

 F. WORK PROGRAM 

    
Stakeholder engagement? 

• The Langley Farmer’s Institute as the outreach group. 

• Stakeholders who were used for the Future of Farming Task Force.  

• Chamber of Commerce members. 

• Young people who are pursuing farming.  

• Academic partners who have expertise in this area. 

• Cranberry and blueberries farmers. 

• Organic and vegan producers. 
 
The Committee will also have a group that will look at developing a dedicated 
agriculture webpage on the Township website.  

 

 G. COUNCIL REFERRALS 

   
 

 H. OTHER BUSINESS AND ITEMS FOR INFORMATION 

    
  1. Chamber of Commerce Update 

 
A. Burns reported that the Chamber is moving back to in-person meetings in 
March and that they can help promote anything that the AAEEC needs.  
 

  2. Farmer’s Institute Update 
 
T. Townsley reported that the Institute is working with farmers to ensure they 
have their groundwater license up to date, as well as working on developing a 
communication strategy for the next five years.  

 
  3. Provincial AAC Workshop 

 
J. Caldarella reported he attended the Provincial Agricultural Workshop as the 
Township of Langley representative.  
 

  4.  Vertical Farming  
 
M. Gunn reported that an improvement to the Agricultural Land Reserve Use 
Regulation will allow for vertical farming including innovative agritech. This is part 
of the StrongerBC Economic Plan.   

 

 I. NEXT MEETING 

    
   Date: Wednesday, March 23, 2022 

Location:    Langley Regional Airport 
                    #300, 5385-216 Street 
Time:   7:00 pm 
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 J. TERMINATE 

    
   Moved by C. Allison 

That the meeting terminate at 8:55pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
 
_______________________________ 

 
 
 
 
 
_________________________________ 

 Community Representative Co-Chair  Council Representative Co-Chair 
  

K.1

K.1 - Page 12



O.1

O.1 - Page 1



O.1

O.1 - Page 2



O.1

O.1 - Page 3



 

 
 
 
 
 

COUNCIL POLICY 
 

 
 
Subject:  Community Amenity Contributions Policy No: 

Approved by Council: 
Revised by Council: 

07-166 
2018-07-23 
2019-04-15 
2019-11-18 
2021-10-18 

 

1. Purpose 

1.1 To provide administrative guidelines for a Community Amenity Contribution (CAC) 
Program. 

2. Background 

2.1 Municipalities are required to balance their budgets, which means the demand for 
new capital infrastructure and improvements must be kept within current fiscal and 
economic limits. Development Cost Charges (DCC), which are a primary source of 
funding especially for roads, water, sewer, stormwater systems, and park land 
acquisition and improvement, do not sufficiently assist in providing all facilities 
required for new communities.   

2.2 CACs are amenity contributions by the developer as part of a rezoning process. 

2.3 CACs are intended to offset the cost of providing community amenities associated 
with new residential development, thereby having a benefit to the community. In the 
event that CACs are not made to help provide the amenities, it is not necessarily in 
the public interest for the local government to support a rezoning. It has become 
common practice for many municipalities in B.C. for developers to propose, or 
municipalities to seek, amenities from projects that are applying for changes in use or 
density, in order to help address the needs or impacts of new development. In this 
policy, the amenities are intended to be collected through a fixed rate contribution, 
based on a set of predetermined amenities. 

3. Related Policies 

3.1 The Official Community Plan (OCP) provides objectives and policies for the 
establishment of a community amenity contribution program.  Objectives related to 
CACs aim to: 

(a) Ensure that new development pays for the capital costs of providing new 
infrastructure and facilities to serve that development. 

(b) Diversify revenue sources to fund new community infrastructure. 

(c) Provide tools and incentives to encourage affordable housing options. 
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3.2 Specific policies include: 

(a) Investigate potential for community amenity charges to cover the costs of 
facilities and amenities required for development that are not funded by DCCs. 

(b) Create incentives to encourage developers to included affordable market rental 
housing and/or non-market housing in new developments, using community 
amenity contributions that include affordable housing as a community benefit 
(new units or cash). 

4. Principles 

4.1 As residential growth occurs, new development should make a fair contribution to 
new community amenities, affordable housing, and other community needs, in order 
to meet the needs of a growing community and to contribute to managing growth 
pressures. 

4.2 The Township of Langley will set its targets for CACs such that the cost implications 
for new development will be reasonable. The level of CACs will be such that there is 
minimal impact on new development. More specifically, the expectations for CACs 
are not likely to affect the financial viability of new development projects. The costs 
will be such that developers and land owners will still see incentives to seek higher 
density for residential developments. 

5. Policy 

5.1 The provision of community amenities will be subject to community input, Council 
prioritization and available revenue.  Where one developer is not expected to provide 
an entire amenity, the developer may pay the Township cash in lieu, referred to as 
CACs.  The amenities are as follows: 

(a) 15% will be Affordable Housing, and therefore 15% of CACs will go into the 
Affordable Housing Reserve Fund; and 

(b) 74%  of community amenities will be Township-wide enhancements, and 
therefore 74% of CACs will go into a Community Amenity Contribution Fund to 
assist in funding of the following amenities: 

 Township-wide Greenway 

 Satellite RCMP Detachment 

 Conference and Entertainment Centre 

 Recreation Centre in Willowbrook-Willoughby 

 Recreation Centre in Brookswood-Fernridge 

(c) 11% of community amenities will be enhancements to areas within the 
Aldergrove Core Area Plan, and therefore 11% of CACs will go into an 
Aldergrove Community Amenity Fund to assist in funding amenities. 
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5.2 The Township intends to obtain contributions to civic infrastructure and amenities 
from new development that involves rezoning.  In doing so, the Township will apply 
the following principles: 

(a) New development should make a fair contribution to new community amenities, 
affordable housing, and other community needs, to meet the needs of a 
growing community and to address some of the impacts of growth. 

(b) The Township’s community amenities are set out in section 5.1. 

(c) The Township will set its targets for amenities (and for cash in lieu of amenities, 
referred to herein as CACs, where one developer is not expected to provide an 
entire amenity) such that the cost implications for new development will be 
reasonable. The extent of CACs will be such that there is little risk that there will 
be any impact on the pace of new development in the Township. 

(d) The Township will set targets for cash in lieu Community Amenity Contributions 
it hopes to obtain from new development. Effective January 1, 2021 the targets 
as set out in Table 1 may be reviewed by Council from time to time, based on 
changing community needs, changing priorities, and changing market 
conditions. 

(e) The Township will use phased development agreements or acknowledgement 
and release letters as the mechanisms to obtain cash in lieu CACs.  In site by 
site negotiations, the Township will seek to obtain a target contribution that 
makes a meaningful contribution to community amenities while ensuring that 
land owners still have enough incentive to make land available in the 
redevelopment market. 

(f) Where an application includes an amendment to the OCP to increase the 
residential density beyond that established in the OCP, the target CAC for each 
additional unit shall be a minimum of three (3) times the target set out in Table 
1 below, per additional unit proposed. 

(g) With Section 5.2 (f) as a minimum, where the form of growth is more unique; 
and for more substantial or complex applications proposing an amendment to 
the OCP, at the discretion of the Township of Langley or as directed by Council, 
the Township working in collaboration with the applicant, will determine a more 
appropriate target CAC to ensure an appropriate level of alignment with the 
proposed OCP amendment. 

5.3 EXEMPTIONS 

Development that meets the following conditions is exempt from the CAC program: 

(a) Any not-for-profit development as defined in the Development Cost Charge 
Waiver For Affordable and Supportive Housing Bylaw 2019 No. 5462 

(b) Where single family residential subdivisions propose fewer than 3 lots, the 
original lot is exempt, after which the CAC program applies to each new lot; 

(c) Accessory dwelling units, such as a secondary suite or coach house; 
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(d) Duplex, triplex and fourplex dwelling units, where only one building is being 
constructed – only the first dwelling unit is exempt, after which the CAC 
program applies to each additional dwelling unit. 

(e) The development of residential dwellings within the area identified in the 
Aldergrove Core Area Plan, including mixed-use development, that have 
received Third Reading from Council prior to July 31, 2024. 

5.4 COLLECTION OF CACs 

(a) Payment of the CAC shall be made to the Township, prior to Council 
consideration of adoption of the Zoning Bylaw amendment bylaw. At the 
discretion of the General Manager of Engineering and Community 
Development, the provision of CACs may be secured through either a Phased 
Development Agreement or Acknowledgement and Release Letter.  If adoption 
is not given by Council to the Zoning Bylaw amendment bylaw, the CAC 
(without interest) shall be returned to the applicant by the Township. 

(b) Alternatively, payment of the CAC may be made to the Township at the time of 
issuance of a development permit, or where one is not required, at the time of 
issuance of a building permit.  Where this option is selected by the applicant, an 
irrevocable letter of credit must be provided to the Township for the full amount 
of the CAC prior to Council consideration of adoption of the Zoning Bylaw 
amendment. 

5.5 Council may amend the CAC target contribution amounts and any other aspect of 
this Policy as it deems appropriate in response to changing needs. 

5.6 This Policy is to be administered and monitored by the Community Development 
Division and the Finance Division. 

5.7 This Policy will be reviewed periodically to assess amenities and associated capital 
costs as required.  Timing of the CAC Policy review will be offset so as not to overlap 
with the periodic review of the Development Cost Charges Bylaw to the extent 
possible. 

Table 1 

Residential Type 
Target Amenity 
Contribution 

Required Amenity (or) 
Allocation of the 
Amenity Contribution 

New single family lot $6,808 per lot See section 5.1 

Townhouse/rowhouse/duplex or other ground-
oriented dwelling unit 

$5,776 per unit See section 5.1 

Low rise apartment (6 storeys or less) $4,539 per unit See section 5.1 

Mid-high rise apartment (7 storeys or more) $3,507 per unit See section 5.1 
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