
 

 

 

REGULAR MEETING OF 
TOWNSHIP COUNCIL 

 
Monday, June 13, 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 – June 13, 2022 

 
That Council adopt the agenda and receive the agenda items of the 
Regular Council meeting held June 13, 2022. 
 

 

 B. ADOPTION OF MINUTES 

    
  1. Regular Council Meeting – May 30, 2022 

 
That Council adopt the Minutes of the Regular Council meeting held  
May 30, 2022. 
 

 

 E. REPORTS TO COUNCIL 

    
  1. 2021 Audited Consolidated Financial Statements  

Report 22-63 
File FIN 1830-02 
 
That Council receive and accept the 2021 Audited Consolidated Financial 
Statements for inclusion in the Annual Report and Statement of Financial 
Information. 
 
Clerk’s Note:  The agenda has been varied to receive the 2021 Audited 
Consolidated Financial Statements report at the beginning of the meeting due to 
time constraints for KMPG auditors that are required to be in attendance when the 
report is received by Council.  
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 D. PRESENTATIONS 

    
  1. Surrey Langley SkyTrain 

 
That Council receive the presentation by Jennifer MacLean,  
Executive Project Director, and Elena Banfield, Senior Manager, 
Stakeholders, Transportation Investment Corporation, providing an 
overview of public engagement for the Surrey Langley SkyTrain. 
 

  2. Langley Riders Society 
 
That Council receive the presentation by John Scotton, Langley Riders 
Society, regarding a proposed rodeo to be held in the Township of 
Langley.  

 C. DELEGATIONS  

    
  1. Dapinder Brar  

File 0550-07  
 
Request by Dapinder Brar, to appear before Council to discuss concerns 
relating to zoning for property located at 23898 – 40 Avenue and 
surrounding properties. 

 
  2. Malkeet Singh Saran 

File 0550-07 
 
Request by Malkeet Singh Saran, to appear before Council to discuss a 
26% land dedication revision for the Brookswood Neighbourhood 
Community Plan. 
 

  3. Kuldeip Sekhon 
File 0550-07 
 
Request by Kuldeip Sekhon, to appear before Council to provide input for 
the Brookswood Neighbourhood Community Plan. 
 

  4. Emily Pickett 
Vancouver Humane Society 
File 0550-07 
 
Request by Emily Pickett, Vancouver Humane Society, to appear before 
Council to discuss a proposed rodeo in the Township of Langley. 
 

  5. Marianne Blanchet 
File 0550-07 
 
Request by Marianne Blanchet, to appear before Council to discuss a 
proposed rodeo in the Township of Langley. 
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 D. PRESENTATIONS 

    
  3. Yorkson Community Park 

 
That Council receive the presentation by staff regarding the current 
phasing of Yorkson Community Park to consider completion of playing 
fields N2, S3 and S4, the field house, and other parking areas before the 
parking lot and skate park on 80 Avenue. 
 
Clerk’s Note:  Presentation was approved by Council at the May 9, 2022  
Regular Council meeting. 
 

 

 E. REPORTS TO COUNCIL 

    
  2. 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. 101325 
(Janda Group Holdings Inc. / 3100 – 272 Street) 
Report 22-59 
File CD 13-20-0152 
 
That Council authorize issuance of Development Permit No. 101325 for a 
property located at 3100 – 272 Street 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” and in compliance with the Township’s Street Tree 
and Boulevard Planting Policy; 

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. Registration of a restrictive covenant requiring seven units to be 
provided as adaptable housing; and 

g. 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: 
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 E. REPORTS TO COUNCIL 

    
a. Payment of supplemental Development Permit application fees, 

applicable Development Cost Charges, and Building Permit 
administration fees;  

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. Confirmation that Age-Friendly Amenity requirements and 
proposed outdoor space design is to the satisfaction of the 
Manager of Green Infrastructure Services; and 

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. 

 
  3. Equity, Diversity, and Inclusion Framework 

Report 22-61 
File CD LSP00018 
 
That Council endorse the Equity, Diversity, and Inclusion Trailmap 
presented as Attachment B to this report; and further 
 
That Council refer considerations of funding for an additional staff 
resource to support development and implementation of the equity, 
diversity, and inclusion framework to the 2023 budget. 
 

  4. Willowbrook Community Planning Team 
Revision to Terms of Reference 
Report 22-60 
File CD LRP00020 
 
That Council approve the Terms of Reference for the Willowbrook 
Community Planning Team in the form presented substantially as 
Attachment A in this report. 
 

  5. 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. 
 
Liquor Licence Amendment Application No. 000061 
(Roots and Wings Distillery / 7897 – 240 Street) 
Report 22-58 
File CD 11-21-0018 
 
That Council consider the endorsement request for a structural change to 
add a patio (addition of a new licenced area), an increase in person 
capacity, and an extension of hours of liquor service for Roots and Wings 
Distillery located at 7897 – 240 Street; and further 



June 13, 2022 
Regular Council Meeting Agenda   - 5 - 

 

 E. REPORTS TO COUNCIL 

    
That Council adopt the following resolution, should it decide to endorse 
Roots and Wings Distillery’s request: 
 

“That Council has considered and ENDORSED the 
request by Roots and Wings Distillery for a structural 
change (addition of a new licenced area), an increase 
in person capacity to 50, and an extension of hours of 
liquor service characterized as having liquor service 
from 12:00PM to 8:00PM, Monday to Wednesday  
and 12:00PM to 10:00PM, Thursday to Sunday for  
Roots and Wings Distillery located at  
7897 – 240 Street, Langley. 
 
In ENDORSING this request, Council deems that it has 
considered and found acceptable the potential for noise 
and the impact on the community if the application is 
approved.  
 
In ENDORSING this request, Council has considered 
the views of area residents expressed to Council 
through written submission opportunity prior to the  
June 13, 2022 Council Meeting at the Township of 
Langley Civic Facility (Fraser River Presentation 
Theatre), 20338 – 65 Avenue, Langley, BC, the 
minutes of which and written submissions provided by 
the public being attached to this resolution. 
 
ENDORSEMENT of this request is subject to 
compliance with Municipal Bylaws and Policies and 
Liquor Control and Licensing Act Regulations.” 

 
 

 F. BYLAWS FOR FIRST AND SECOND READING 

    
  1. Rezoning Application No. 100585 and  

Development Permit Applications No. 101263,  
101233, and 101335 (1273694 BC Ltd. /  
Coastland Engineering & Surveying Ltd. / 7445 – 198B Street) 
Bylaw No. 5788 
Report 22-62 
File CD 08-22-0097 
 
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (1273694 BC Ltd.) Bylaw No. 5788, 
rezoning 0.4 ha (1.0 ac) of land located at 7445 – 198B Street to Residential 
Compact Lot Zones R-CL(A) and R-CL(SD) to facilitate development of  
four single family lots and four semi-detached lots subject to the following 
development prerequisites being satisfied to the acceptance of the 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
Township of Langley General Manager of Engineering and  
Community Development, unless otherwise noted prior to final reading: 
 
1. A Servicing Agreement being entered into with the Township to secure 

required road and utility upgrades and extensions in accordance with the 
Township’s Subdivision and Development Servicing Bylaw;  

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

3. Provision of road dedications, widenings, and necessary traffic 
improvements for 198B Street and 74A Avenue in accordance with the 
Township’s Master Transportation Plan, Subdivision and Development 
Servicing Bylaw, the Latimer Neighbourhood Plan, and the Street Trees 
and Boulevard Plantings Policy; 

4. 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); 

5. Registration of restrictive covenants acceptable to the Township: 
a. Prohibiting the development of secondary suites and prohibiting 

garages from being developed for purposes other than parking of 
vehicles within individual units zoned Residential Compact Lot Zone 
R-CL(SD);  

b. Restricting building on lots 1 – 8 until required road and services are 
available in compliance with the Subdivision and Development 
Servicing Bylaw; 

6. Dedication of Streamside Protection and Enhancement Areas and 
acceptance of the streamside enhancement plans, fencing, signage, and 
security including monitoring and maintenance;  

7. Compliance with the Community Amenity Contributions Policy and the 
requirements of the Latimer Greenway Amenity Policy; 

8. Payment of applicable Neighbourhood Planning Administration fees, 
supplemental Rezoning fees, Development Engineering and  
Green Infrastructure Services administration fees, 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. 5788 authorize 
issuance of Development Permit No. 101263 (proposed semi-detached 
lots), subject to the following conditions: 
 

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

Schedule “B” and in compliance with Subdivision and Development 
Servicing Bylaw (Schedule I - Tree Protection) and the Township’s 
Street Trees and Boulevard Plantings Policy; 

c. 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); 
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 F. BYLAWS FOR FIRST AND SECOND READING 

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

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

b. 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);  

c. Registration of an easement securing the required visitor parking 
stalls;  

d. Registration of party wall and common elements maintenance 
agreements on title of all lots;  

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

f. On-site landscaping being secured by a letter of credit at the Building 
Permit stage;  

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

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

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

 
That Council at time of final reading of Rezoning Bylaw No. 5788 authorize 
issuance of Development Permit No. 101335 (proposed single family lots) 
subject to the following conditions: 
 

a. An exterior design control agreement shall be entered into for all 
lands zoned Residential Compact Lot Zones R-CL(A) ensuring that 
building design and site development standards are high quality, 
consistent and compatible with other lots and development in 
accordance with Section 11.4 of the Latimer Neighbourhood Plan; 

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

c. Payment of supplemental development fees prior to issuance; 
 

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;  
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
That Council at time of final reading of Rezoning Bylaw No. 5788 authorize 
the issuance of Development Permit No. 101233 (streamside protection), to 
relocate and reconstruct watercourses and Streamside Protection and 
Enhancement Areas in accordance with Section 4.20 of Schedule 3 of the 
Official Community Plan, subject to the following conditions: 
 

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

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

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

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

e. Commencement of accepted streamside enhancement and 
restoration works within 45 days of SPEA disturbance; 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. 5788 in conjunction with Development Permits  
No. 101263, 101233, and 101335. 
 
Explanation – Bylaw No. 5788 
 
Bylaw No. 5788 rezones 0.4 ha (1 ac) of land at 7445 – 198B Street from 
Suburban Residential Zone SR-2 to Residential Compact Lot Zones  
R-CL(A) and R-CL(SD) to accommodate eight lots (four single family lots 
and four semi-detached lots). 
 

 

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

    
  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. 
 
Rezoning Application No. 100646 
(1287539 BC Ltd. / Coastland Engineering / 
6905 and 6947 - 205 Street) 
Bylaw No. 5784 
Report 22-51 
File CD 08-14-0226 
 
That Council give third reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (1287539 BC Ltd.) Bylaw No. 5784”. 
 
Explanation – Bylaw No. 5784 
 
Bylaw No. 5784 rezones properties located at 6905 and 6947 - 205 Street 
from Suburban Residential Zone SR-2 to Residential Zone R-1A to 
accommodate a sixteen (16) lot residential subdivision. 
 

  2. Clerk’s Note:  Development Application Procedures Bylaw 2018 No. 5428 
Amendment Bylaw 2020 No. 5615, approved by Council on April 20, 2020, allows 
for Written Submission Opportunities only when in person Public Input 
Opportunities or Public Hearings are not required pursuant to provincial regulations. 
 
Rezoning Application No. 100670 
(Hauser / Coastland Engineering / 6982 – 206 Street) 
Bylaw No. 5785 
Report 22-50 
File CD 08-14-0187 
 
That Council give third reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (Hauser) Bylaw No. 5785”. 
 
Explanation – Bylaw No. 5785 
 
Bylaw No. 5785 rezones a property located at 6982 - 206 Street from 
Suburban Residential Zone SR-2 to Residential Compact Lot Zone R-CL(A) 
to accommodate a thirty (30) lot residential subdivision. 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  3. Clerk’s Note:  Development Application Procedures Bylaw 2018 No. 5428 

Amendment Bylaw 2020 No. 5615, approved by Council on April 20, 2020, allows 
for Written Submission Opportunities only when in person Public Input 
Opportunities or Public Hearings are not required pursuant to provincial regulations. 
 
Rezoning Application No. 100553 and 
Development Permit Application No. 101048 
(Isle of Mann Property Group / 20200 Block of 86 Avenue) 
Bylaw No. 5783 
Report 22-52 
File CD 08-26-0213 
 
That Council give third reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (Isle of Mann Property Group) Bylaw No. 5783”. 
 
Explanation – Bylaw No. 5783 
 
Bylaw No. 5783 rezones the property located in the 20200 Block of  
86 Avenue from Suburban Residential Zone SR-2 to Comprehensive 
Development Zone CD-171 to accommodate development of a mixed use 
development consisting of 203 apartment and 354 m2 of commercial space. 
 
Development Permit No. 101048 
 
Running concurrently with this Bylaw is Development Permit No. 101048 
(Isle of Mann Property Group / 20200 Block of 86 Avenue) in accordance 
with Attachment A subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”;  
b. On-site landscaping plans being in substantial compliance with 

Schedule “B”, and in compliance with Subdivision and Development 
Servicing Bylaw (Schedule I - Tree Protection) and the Township’s 
Street Trees and Boulevard Plantings Policy; 

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

d. All rooftop mechanical equipment to be screened from view; and 
e. 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. Issuance of an Energy Conservation and Green House Gas Emissions 

Reduction Development Permit; 
b. Completion of an erosion and sediment control plan and provision of 

security in accordance with the Erosion and Sediment Control Bylaw; 
c. Completion of an on-site servicing and stormwater management plan in 

accordance with the Subdivision and Development Servicing Bylaw; 
d. On-site landscaping to be secured by letter of credit at building permit 

stage; 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
e. Written confirmation from the owner and landscape architect or arborist 

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

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

 

 I. BYLAWS FOR FINAL ADOPTION 

    
  1. Drainage and Sanitary Development Works Agreement Bylaws  

(Qualico Developments (Vancouver) Ltd.) 
Bylaw No. 5763 
Bylaw No. 5764 
Report 22-37/22-57 
File CD 07-25-0038 
 
That Council give final reading to "Drainage Development Works Agreement 
(Qualico Developments (Vancouver) Ltd.) Bylaw No. 5763”; and 
 
"Sanitary Development Works Agreement (Qualico Developments 
(Vancouver Ltd.) Bylaw No. 5764”. 
 
Explanation – Bylaw No. 5763 
 
Bylaw No. 5763 authorizes the execution of a Development Works 
Agreement between the Township of Langley and Qualico Developments 
(Vancouver) Ltd. for the provision of Drainage Works for the area of Rinn in 
the Brookswood/Fernridge Community Plan area of the Township of 
Langley and the imposition of a charge on the owners of parcels of land 
within the specified area benefiting from the said works. 
 
Explanation – Bylaw No. 5764 
 
Bylaw No. 5764 authorizes the execution of a Development Works 
Agreement between the Township of Langley and Qualico Developments 
(Vancouver) Ltd. for the provision of Sanitary Works for the area of Rinn in 
the Brookswood/Fernridge Community Plan area of the Township of 
Langley and the imposition of a charge on the owners of parcels of land 
within the specified area benefiting from the said works. 
 

  2. Highway Closure and Dedication Removal  
(Township - Fort Block) 
Bylaw No. 5558 
Bylaw No. 5597 
Report C20-12 
File ADM PM002696 
 
That Council give final reading to “Highway Closing and Dedication 
Removal (Township – Fort Block) Bylaw 2020 No. 5558”; and 
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 I. BYLAWS FOR FINAL ADOPTION 

    
“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. 
 

  3. 2022 Development Cost Charges Bylaw Amendment  
Bylaw No. 5770 
Report 22-17 
File ENG/CD BA000026 
 
That Council give final reading to “Langley Development Cost Charges 
Bylaw 2020 No. 5555 Amendment Bylaw No. 5770”. 
 

Explanation – Bylaw No. 5770 
 
Bylaw No. 5770 amends Langley Development Cost Charges Bylaw 2020 
No. 5555 by revising the Highway DCC Program to include components  
of the 232 Street Interchange and Glover Road Overpass to the 
 DCC program,  and to amend the Highway DCC rates. 
 

 

 J. CORRESPONDENCE 

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

requested: 
 

  1. National Consent Awareness Week 
File 0630-01 
 
That Council receive the correspondence from Carolyn Bridgeman,  
High School Too, requesting that September 19- 23, 2022 be proclaimed as 
National Consent Awareness Week. 
 
Clerk’s Note:  Policy No. 01-021 approved by Council, September 18, 2000:  No 
vote or action to be taken on proclamation requests. 
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 K. MINUTES OF COMMITTEES 

    
  1. Tree Protection Advisory Committee – May 24, 2022 

Agricultural Advisory and Economic Enhancement Committee –  
May 25, 2022 
File 0540-20 
 
That Council receive the Minutes of the Council Advisory Committee 
meetings as listed above. 

 
  2. Tree Protection Advisory Committee Recommended Motion 

File 0540-20 
 
That Council direct staff to organize a site visit to Horne Pit for Council and 
TPAC when mutually convenient. 
 

  3. Tree Protection Advisory Committee Recommended Motion 
File 0540-20 
 
That Council fund the development of a Biodiversity Strategy at the earliest 
opportunity. 
 

 

 L. MAYOR AND COUNCIL REPORT 

    
 

 M. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
 

 N. ITEMS FROM PRIOR MEETINGS 

   
  The following item was deferred at the May 30, 2022 Regular Council 

meeting: 
 

  1. Rezoning Application No. 100589 
(Infinity / 23700 Block of 56 Avenue) 
Bylaw No. 5782 
Report 22-54 
File CD 11-09-0034 
 
That Council give first and second reading to Township of Langley 
Zoning Bylaw 1987 No. 2500 Amendment (Infinity) Bylaw No. 5782 
rezoning 43.6 ha (107.8 ac) of land located in the 23700 Block of  
56 Avenue to Suburban Residential Zone SR-1 to facilitate a 
residential development consisting of 42 single family lots subject to 
the following development prerequisites being satisfied to the 
acceptance of the Township of Langley General Manager of 
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 N. ITEMS FROM PRIOR MEETINGS 

   
Engineering and Community Development, unless otherwise noted 
prior to final reading:  
 
1. Secure and transfer to the Township a community stormwater 

management facility to serve the catchment area; 
2. Submit geotechnical and hydro-geotechnical reports to confirm the 

lands are adequate to support the proposed land use; 
3. 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; 

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

5. Provision of road dedications, widenings, and necessary traffic 
improvements in accordance with the Township’s Master 
Transportation Plan and the Subdivision and Development Servicing 
Bylaw; 

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

7. Registration of restrictive covenants: 
a. Identifying the units (minimum 5% single family lots) required to 

comply with the adaptable housing requirements; 
b. Identifying a 30 m wide Streamside Protection and Enhancement 

Area; 
c. For the retention and maintenance of an Agricultural Land Reserve 

buffer located along the western and northern property lines of the 
subject site; 

d. Notifying property owners of the proximity of the ALR and of the 
potential for sound, odour, and airborne impact from natural farm 
activities;  

e. Prohibiting access to 56 Avenue for Lots 40 - 42; 
8. Registration of an exterior design control agreement (informed by a 

neighbourhood character study) ensuring that building design and site 
development standards are of high quality and compatible with other 
lots and development; 

9. Compliance with the Community Amenity Contributions Policy, plus 
provision of an additional $50,000 contribution for park and trail 
enhancement in the Tall Timbers area;  

10. Payment of applicable supplemental Rezoning fees, Development 
Engineering and Green Infrastructure Service Administration fees, 
Development Works Agreement (DWA) and Latecomer charges, and 
compliance with the Township’s 5% Neighbourhood Park Land 
Acquisition Policy; 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. 5782. 
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 N. ITEMS FROM PRIOR MEETINGS 

   
Explanation – Bylaw No. 5782 
 
Bylaw No. 5782 rezones the southern portion of property located in the 
23700 Block of 56 Avenue from Rural Zone RU-1 to Suburban Residential 
Zone SR-1 to accommodate fee simple subdivision of 42 single family lots. 
 

 

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

   
 

 P. OTHER BUSINESS 

   
  Mayor Froese presented the following Notice of Motion within the deadlines 

according to Council’s policy: 
 

  1. Council Remuneration and Indemnities Task Force 
 
Whereas Township of Langley Council initiated a Mayor and Council 
remuneration task force for the purpose of reviewing remuneration and 
indemnities of the Mayor and Council early in 2012; 
 
Whereas a community based remuneration task force was established with 
a terms of reference and Council appointed members of the public to sit on 
the task force in 2012; 
 
Whereas the task force provided a report to Council late in 2012 with 
Council adopting the recommendations with one amendment at the 
December 3, 2012 Regular Afternoon meeting of Council; and 
 
Whereas recommendation number 6 of the report stated, “The process 
and/or formula for determining Mayor and Councillor remuneration be 
reviewed by an independent task force in 2023 or thereafter”; 
 
Therefore be it resolved that Council strike an independent citizen 
committee to: 

 
1. Review and evaluate the current process and formula for determining 

Mayor and Council remuneration and indemnities; 
 
2. Research and gather information from other lower mainland municipal 

governments as to how Mayor and Council remuneration and 
indemnities are established; 

 
3. Research and gather information from other comparable municipal 

governments in the Province of BC, as to how Mayor and Council 
remuneration and indemnities are established; 
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 P. OTHER BUSINESS 

   
4. Review current process for conference and travel expenses to provide a 

process for Council to approve travel and expenses for Conferences 
outside of the Metro Vancouver area, excluding LMLGA, UBCM and 
FCM and make recommendations to Council on a Council conference 
policy; 

 
5. Provide recommendations to Mayor and Council in 2023 as to how 

Mayor and Council remuneration and indemnities shall be established, 
including but not limited to the: 

 
a. timing of remuneration and indemnity reviews; 

 
b. parameters of the remuneration and indemnity review, including 

identification of comparators; 
 

c. formula and/or process for determining remuneration and 
indemnities; 

 
d. timing of any remuneration and indemnity changes; 

 
e. process for implementing remuneration and indemnity changes. 

 
  Councillor Whitmarsh presented the following Notice of Motion within the 

deadlines according to Council’s policy: 
 

  2. Support for First Responders 
 
Whereas the safety of residents and businesses continues to be of 
paramount concern to this Council; 
  
Whereas the appropriate staffing and equipment for Township first 
responders is an integral part of achieving this safety; and 
  
Whereas the Community Plans for the Willoughby and Brookswood-
Fernridge areas continues to include community growth which will 
necessitate additional safety resources in Willoughby and a future full-time 
staffed fire hall in Brookswood–Fernridge; 
  
Therefore be it resolved that Council direct staff to provide a report, to be 
received by Council following the 2022 General Local Election, outlining the 
costs, timing, and other considerations for: 
  

1. An additional first responder staffed fire apparatus for Willoughby 
Fire Hall 4; and 

 
2. Full-time first responders staffing for Brookswood–Fernridge  

Fire Hall 5. 
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 Q. 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 E.1 - Section 90(1) (e) Property; (k) Negotiations;  
Item F.1 - Section 90(2) (c) Ombudsperson;  
Item F.2 - Section 90(1) (k) Negotiations; and 
Item G.1 - Section 90(1) (e) Property. 
 

 

 R. TERMINATE 

   
 
 





 

 

 

REGULAR MEETING OF 
TOWNSHIP COUNCIL 

 
Monday, May 30, 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 
 
D. Anderson, W. Bauer, S. Little, 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 – May 30, 2022 

 
Moved by Councillor Ferguson,  
Seconded by Councillor Long,  
That Council adopt the agenda and receive the agenda items of the 
Regular Council meeting held May 30, 2022, as amended.  
 
AMENDMENT 
Moved by Councillor Arnason, 
Seconded by Councillor Richter, 
That item F.4 be removed from the May 30, 2022 agenda and be moved 
to the June 13, 2022 Regular Agenda.  
CARRIED  
 
Councillors Kunst, Long, and Woodward opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  
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 B. ADOPTION OF MINUTES 

    
  1. Regular Council Meeting – May 9, 2022 

 
Moved by Councillor Kunst,  
Seconded by Councillor Ferguson,  
That Council adopt the Minutes of the Regular Council meeting held  
May 9, 2022. 
CARRIED  

 
Councillor Davis entered the meeting at 1:10pm.  
 

 

 D. PRESENTATIONS 

    
  1. Langley Animal Protection Society (LAPS) 

 
Sarah Jones, Executive Director, provided a presentation regarding the work 
LAPS is doing to support vulnerable animals and their owners in the community. 
LAPS was established in 2003 and provides community programs, bylaw animal 
services, and animal sheltering welfare work. Some of the community programs 
offered include spay/neuter gift certificates for low-income Langley residents and 
a free medical clinic for low-income pet owners. During the flood in November 
2021, LAPS provided pet food and supply distribution, emergency boarding, 
access to veterinary care, and emergency preparedness and a microchip clinic. 
LAPS’ bylaw officers attend many service calls and investigations for issues such 
as dog bites/aggression, barking dogs, stray dogs, parks patrol and dogs in hot 
car reports.  
 

 C. DELEGATIONS  

    
  1. Lisa Dreves 

Langley Environmental Partners Society (LEPS) 
File 0550-07  
 
Lisa Dreves, LEPS, appeared before Council to discuss the Collaborative 
Transboundary Water Quality Improvement project. LEPS is a non-profit 
environmental organization that provides education, watershed 
stewardship, agricultural stewardship, and restoration. Fecal Coliform 
Bacteria is impacting local water quality. It lives in the intestines of warm-
blooded animals and it comes from wildlife, unmanaged manure, 
discarded pet waste, and poorly maintained septic systems. The 
Transboundary Project is a 1.5 year program funded through Environment 
and Climate Change Canada. Currently there is an online survey for rural 
residents, outreach materials developed, and webinars on YouTube. 
Upcoming projects include free on-site consultations, free tarps, free 
plants, community events, and targeted water sampling and outreach to 
coliform hotspots.  
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 D. PRESENTATIONS 

    
  2. Drainage Development Works Agreement 

 
D. Anderson provided a presentation regarding the Drainage Development Works 
(DWA) Agreements for Qualico Developments (Vancouver) Ltd.). This 
development application was granted third reading by Council on March 5, 2018 
and included the requirement for provision of a stormwater management facility. 
The Local Government Act provides for cost recovery through future 
development, when services required as part of the development have the 
potential to benefit others (“latecomer” principle). The proposed DWA is related to 
stormwater management facility required to support the subject development and 
can serve future development within the natural catchment plan, subject to 
Council approve. The proposed stormwater management facility has been 
designed based on the most current engineering standards and is in harmony 
with best practices. The proposed DWA is independent of the Neighbourhood 
Plan process currently underway in Brookswood-Fernridge.  

 

 E. REPORTS TO COUNCIL 

    
  1. 

 

Langley Museum Collections Policy  
Report 22-55 
File ACCI 0340-50 
 
Moved by Councillor Arnason,  
Seconded by Councillor Davis,  
That Council approve the renaming of the Langley Centennial Museum 
Collections Policy 06-201 to Langley Museum Collections Policy 06-201; 
and 
 
That Council adopt the Langley Museum Collections Policy 06-201 as 
amended and attached to this report. 
CARRIED  
 

  2. 
 

Community Donations Policy Update  
Report 22-47 
File ENG 1030-01 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Davis,  
That Council adopt revisions to the Community Donations Policy 06-303 
presented as Attachment A to this report. 
CARRIED  
 
Councillor Woodward opposed  
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 E. REPORTS TO COUNCIL 

    
  3. Greenway Amenity Policy Updates 

Report 22-48 
File CD 6440-01 
 
Moved by Councillor Arnason,  
Seconded by Councillor Davis,  
That Council adopt the revised Greenway Amenity Policies affecting 
neighbourhood plans in Willoughby to reflect current land and construction 
values.  
CARRIED  
 

  4. Willowbrook Community Planning Team 
Terms of Reference 
Report 22-48 
File CD LRP00020 
 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
That Council approve the Terms of Reference for the Willowbrook 
Community Planning Team in the form presented substantially as 
Attachment A in this report. 
 
REFERRAL 
Moved by Councillor Richter,  
Seconded by Councillor Arnason,  
That the Willowbrook Community Planning Team Terms of Reference be 
referred to staff to adjust the planning team membership to encourage 
participation by a wider diversity of the community members including 
youth, older adults and First Nations individuals. 
CARRIED  
 

  5. Agricultural Land Commission Application  
No. 100400 (FortisBC Energy Inc. / 25252 – 48 Avenue) 
Report 22-53 
File CD 10-35-0028 
 
Moved by Councillor Long,  
Seconded by Councillor Davis,  
That Council refer the application to the Agricultural Land Commission 
(ALC) advising that the proposed non-farm use application submitted by 
FortisBC Energy Inc. to permit an additional public utility structure for pipe 
storage on the property located at 25252 – 48 Avenue complies with the 
Township’s Zoning Bylaw (subject to ALC approval). 
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 E. REPORTS TO COUNCIL 

    
REFERRAL 
Moved by Councillor Richter, 
Seconded by Councillor Arnason,  
That ALC Application No. 100400 be referred to staff to provide additional 
details on land use and volume of traffic in and out of the property.  
DEFEATED 
Mayor Froese and Councillors Ferguson, Kunst, Whitmarsh, and 
Woodward opposed  
 
MAIN MOTION 
The question was called on the Main Motion, and it was 
CARRIED  
 
Councillors Arnason and Richter opposed  
 

  6. Soil Removal Application for 26292 – 29 Avenue  
Report 22-46 
File ENG SO2358 
 
Moved by Councillor Davis,  
Seconded by Councillor Whitmarsh,  
That Council direct staff to process a soil removal application for property 
located at 26292 – 29 Avenue. 
CARRIED  
 
Councillors Arnason, Davis, and Richter opposed 
 

  7. Metro 2050 Regional Growth Strategy Update 
Report 22-56 
File CD 6540-04 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Davis,  
That Council advise the Metro Vancouver Regional District (MVRD) Board 
that the Township of Langley refuses to accept MVRD Regional Growth 
Strategy Bylaw No. 1339, 2022, a bylaw to adopt Metro 2050, and that  
(a) the provisions to which it objects, (b) the reasons for its objections, and 
(c) whether it is willing that a provision to which it objects be included in 
the Regional Growth Strategy on the basis that the provision will not apply 
to the jurisdiction of the Township, are as follows:  
 

A. The Township objects to policy 1.4.3(e) as this provision does not 
provide appropriate flexibility to use more detailed local ecological and 
cultural datasets in protecting, enhancing, restoring, and expanding 
ecosystems. The Township is willing that this provision be included in 
Metro 2050 on the basis that it does not apply to its jurisdiction.  

B. The Township objects to policies 2.3.13, 3.2.7(c)(iii), and 4.3.8(b) as 
they are outside of the scope of planning and land use management. 
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 E. REPORTS TO COUNCIL 

    
The Township is willing that these provisions be included in  
Metro 2050 on the basis that they do not apply to its jurisdiction.  

C. The Township objects to policies 4.2.7(d)(iv) and 4.2.8(b) as 
addressing potential impacts on renter households due to renovation is 
a matter of provincial jurisdiction. The Township is willing these 
provisions be included in Metro 2050 on the basis that they do not 
apply to its jurisdiction.     

D. The Township objects to policy 6.9.1 as it introduces conditions to 
sewer servicing in the Rural within the Sewerage Area, not recognizing 
the historic and current entitlement to sewer servicing in this area. The 
Township is not willing that this provision be included in Metro 2050 on 
the basis that it does not apply to its jurisdiction. 

E. The Township objects to maps 2, 3, 4, 5, 6, 8, 9 and 12 as the 
Agricultural designation of the lands designated University District in 
the Township’s Official Community Plan is inconsistent with that Plan, 
and the areas identified as Rural within the Sewerage Area and 
Sewerage Extension Area on map 12 are incorrect. The Township is 
not willing that these maps be included in Metro 2050 on the basis that 
they do not apply to its jurisdiction.   

F. The Township objects to the intent statement for the Employment land 
use designation and policy 2.2.9(d)(v) as these provisions do not 
provide appropriate flexibility for permitting residential uses as part of 
mixed-use developments. The Township is not willing that these 
provisions be included in Metro 2050 on the basis that they do not 
apply to its jurisdiction. 

G. The Township objects to strategy 3.2 as it does not adequately 
address protecting the quality and quantity of ground water. The 
Township is not willing that this provision be included in Metro 2050 on 
the basis that it does not apply to its jurisdiction. 

H. The Township objects to policy 2.3.12(a) as it requires Regional 
Context Statements to denote lands within the Agricultural Land 
Reserve. The Township is willing that this provision be included in 
Metro 2050 on the basis that it does not apply to its jurisdiction.  

I. The Township objects to policy 2.3.4 as it requires Agricultural Land 
Commission (ALC) exclusion of sites subject to Section 23(1) of the 
ALC Act prior to Metro Vancouver consideration of amending the 
Agricultural or Rural land use designation. The Township is willing that 
this provision be included in Metro 2050 on the basis that it does not 
apply to its jurisdiction. 

CARRIED  
 
MEETING RECESSED 
The meeting recessed at 3:17pm. 
 
MEETING RECONVENED 
The meeting reconvened at 3:27pm.  
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
  1. Rezoning Application No. 100646 

(1287539 BC Ltd. / Coastland Engineering / 
6905 and 6947 - 205 Street) 
Bylaw No. 5784 
Report 22-51 
File CD 08-14-0226 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Davis,  
That Council give first and second reading to Township of Langley 
Zoning Bylaw 1987 No. 2500 Amendment (1287539 BC Ltd.) Bylaw  
No. 5784 rezoning 0.92 ha (2.28 ac) of land located at 6905 and  
6947 – 205 Street to Residential Zone R-1A, to facilitate the subdivision 
of 16 single family lots, 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  
Central Gordon Estate Neighbourhood Plan; 

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

3. Provision of road dedications, widenings, and necessary traffic 
improvements for 204A Street, 205 Street, and 69A Avenue in 
accordance with the Township’s Master Transportation Plan, 
Subdivision and Development Servicing Bylaw and the Central Gordon 
Estate Neighbourhood Plan;  

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

5. Registration of restrictive covenants: 
a. Identifying the lots (minimum 5% of single family) required to 

incorporate the Adaptable Housing Requirements; 
b. An Exterior Design Control Agreement on all lots; 
c. Establishing a landscape buffer and a side lot line setback  

on Lot 1 and Lot 16 noted on the Site Plan dated  
November 30, 2021 from the northern edge of a statutory right  
of way;  

6. Compliance with the Community Amenity Contributions Policy, 
Willoughby Arterial Road Completion Amenity Policy (if applicable), and 
the requirements of the Central Gordon Estate Amenity Zoning Policy 
including payment of the applicable Central Gordon Estate amenity fee;  

7. Registration of a 2 m wide statutory right of way along the southern 
portion of Lot 1 and Lot 16 noted on the Site Plan dated  
November 30, 2021 for a pedestrian connection between 205 Street  
and 204A Street;  
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
8. Payment of applicable Neighbourhood Planning Administration fees, 

supplemental Rezoning fees, Development Engineering and  
Green Infrastructure Services administration fees, Development Works 
Agreement (DWA) and Latecomer charges, and compliance with the 
Township’s 5% Neighbourhood Park Land Acquisition Policy; 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. 5784 in the Central Gordon Estate Neighbourhood  
of Willoughby. 
CARRIED 
 
Councillor Arnason opposed  
 

  2. Rezoning Application No. 100670 
(Hauser / Coastland Engineering / 6982 – 206 Street) 
Bylaw No. 5785 
Report 22-50 
File CD 08-14-0187 
 
Moved by Councillor Long,  
Seconded by Councillor Whitmarsh,  
That Council give first and second reading to Township of Langley Zoning 
Bylaw 1987 No. 2500 Amendment (Hauser) Bylaw No. 5785 rezoning  
2.0 ha (5 ac) of land located at 6982 – 206 Street, to Residential Compact 
Lot Zone R-CL(A) to facilitate a residential subdivision consisting of  
30 single family lots, 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. Servicing Agreement being entered into with the Township to secure 

required road and utility upgrades and extensions in accordance with the 
Township’s Subdivision and Development Servicing Bylaw; 

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

3. Provision of road dedications, widenings, and necessary traffic 
improvements in accordance with the Township’s Master Transportation 
Plan, Subdivision and Development Servicing Bylaw, and the  
Northeast Gordon Estate Neighbourhood Plan;  

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

5. Registration of an exterior design control agreement ensuring that 
building design and site development standards are of high quality and 
compatible with other lots and development in accordance with the 
Northeast Gordon Estate Neighbourhood Plan; 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
6. Compliance with the Community Amenity Contributions Policy; 

7. Payment of applicable Neighbourhood Planning Administration fees, 
supplemental Rezoning fees, Development Engineering and  
Green Infrastructure service fees, Development Works Agreement 
(DWA) and Latecomer charges, and compliance with the Township’s 5% 
Neighbourhood Park Land Acquisition Policy; 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. 5785. 
CARRIED  
 

  3. Rezoning Application No. 100553 and 
Development Permit Application No. 101048 
(Isle of Mann Property Group / 20200 Block of 86 Avenue) 
Bylaw No. 5783 
Report 22-52 
File CD 08-26-0213 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Arnason,  
That Council give first and second reading to Township of Langley 
Zoning Bylaw 1987 No. 2500 Amendment (Isle of Mann Property 
Group) Bylaw No. 5783, rezoning 0.95 ha (2.35 ac) of land located in 
the 20200 Block of 86 Avenue to Comprehensive Development Zone 
CD-171 to facilitate development of 203 condominium units and 354 m2 
commercial space subject to the following development prerequisites 
being satisfied to the acceptance of the Township of Langley  
General Manager of Engineering and Community Development, unless 
otherwise noted prior to final reading:  
 
1. A Servicing Agreement being entered into with the Township to secure 

required road and utility upgrades and extensions in accordance with the 
Township’s Subdivision and Development Servicing Bylaw; 

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

3. Provision of road dedications, widenings, and necessary traffic 
improvements in accordance with the Township’s Master Transportation 
Plan, Subdivision and Development Servicing Bylaw, and the Carvolth 
Neighbourhood Plan including the north half of 85 Avenue, the south 
half of 86 Avenue, the west half of 202B Street, and full width east-west 
lane;  

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

5. Approval of Rezoning Bylaw No. 5783 by the Ministry of Transportation 
and Infrastructure; 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
6. Registration of restrictive covenants: 

a. Securing a statutory right of way for the east-west lane; and  
b. Identifying the units (minimum 10% for apartments) required to 

comply with the adaptable housing requirements; 

7. Completion of a lot line adjustment with 20224 – 86 Avenue;  

8. Compliance with the Community Amenity Contributions Policy; and 

9. Payment of applicable Carvolth Neighbourhood Planning Administration 
fees, Carvolth Greenway Amenity Zoning Policy fees, supplemental 
Rezoning fees, Development Engineering and Green Infrastructure 
Services administration fees, 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. 5783 authorize 
issuance of Development Permit No. 101048 subject to the following 
conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”;  

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

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

d. All rooftop mechanical equipment to be screened from view; and 

e. 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. Issuance of an Energy Conservation and Green House Gas Emissions 

Reduction Development Permit; 

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

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

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

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

f. Payment of supplemental development permit application fees, 
Development Cost Charges, and building permit administration fees; 
and further 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
That Council authorize staff to proceed with the written submission 
opportunity notice prior to Council’s consideration of third reading of 
Rezoning Bylaw No. 5783 in conjunction with proposed Development Permit 
No. 101048. 
CARRIED 
 

  4. Rezoning Application No. 100589 
(Infinity / 23700 Block of 56 Avenue) 
Bylaw No. 5782 
Report 22-54 
File CD 11-09-0034 
 
Item deferred to the June 13, 2022 Regular Agenda.  

 

 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
  1. Sanitary Development Works Agreement Bylaw  

(Qualico Developments (Vancouver) Ltd.) 
Bylaw No. 5764 
Report 22-57 
File CD 07-25-0038 
 
Moved by Councillor Long,  
Seconded by Councillor Whitmarsh,  
That Council give first, second, and third reading to Sanitary Development 
Works Agreement (Qualico Developments (Vancouver) Ltd.) Bylaw  
No. 5764 for the provision of off-site sanitary infrastructure for the area of 
Rinn in the Brookswood-Fernridge Community Plan. 
CARRIED 
 
Councillors Arnason, Richter, and Woodward opposed 

 

 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
  1. Highway Closure and Dedication Removal  

(Township - Fort Block) 
Bylaw No. 5558 
Bylaw No. 5597 
Report C20-12 
File ADM PM002696 
 
Moved by Councillor Arnason,  
Seconded by Councillor Whitmarsh,  
That Council give third reading to “Highway Closing and Dedication 
Removal (Township – Fort Block) Bylaw 2020 No. 5558”; and 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 

    
“Highway Closing and Dedication Removal (Township – Fort Block Royal) 
Bylaw 2020 No. 5597”. 
CARRIED 
 
Councillors Davis, Ferguson, Richter, and Woodward opposed  

 

 I. BYLAWS FOR FINAL ADOPTION 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100193 and  
Development Permit Application No. 101154  
(Christian Life Assembly / 21277 – 56 Avenue) 
Bylaw No. 5673 
Bylaw No. 5674 
Bylaw No. 5675 
Report 20-160 
File CD 08-12-0034 
 
Moved by Councillor Ferguson,  
Seconded by Councillor Arnason,  
That Council repeal third reading of “Township of Langley Housing 
Agreement (Christian Life Assembly) Bylaw 2020 No. 5675”, granted on 
January 11, 2021; 
 
That Council give third reading to the revised “Township of Langley Housing 
Agreement (Christian Life Assembly) Bylaw 2020 No. 5675”; 
 
That Council give final reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Murrayville Community Plan) Bylaw 1988  
No. 2661 Amendment (Christian Life Assembly) Bylaw 2020 No. 5673”; 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Christian 
Life Assembly) Bylaw 2020 No. 5674”; and 
 
“Township of Langley Housing Agreement (Christian Life Assembly) Bylaw 
2020 No. 5675”. 
CARRIED  
 
Development Permit No. 101154 
 
Moved by Councillor Arnason,  
Seconded by Councillor Davis,  
That Council authorize issuance of Development Permit No. 101154 
(Christian Life Assembly / 21277 – 56 Avenue) in accordance with 
Attachment A subject to the following conditions: 
 

a. Building plans being in substantial compliance with Schedule “A”; 
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 I. BYLAWS FOR FINAL ADOPTION 

    
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. Section 107.5(7) of the Township’s Zoning Bylaw No. 2500 being 
varied to permit a maximum of 23% of the required residential 
apartment parking spaces to be small car parking; 

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

compatible architectural treatments in compliance with Schedule “A”; 
f. All refuse areas to be located in an enclosure and screened; 
g. Final approval being obtained from Transport Canada with respect to 

the height of the building in relation to the Langley Municipal Airport, 
including incorporation of any recommendations from the federal 
agencies into the final development plans; and 

 
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. Payment of supplemental Development Permit application fees. 
b. Landscaping and boulevard treatment being secured by letter of 

credit at the Building Permit stage; 
c. Tree retention, replacement and protection in compliance with the 

Township’s Subdivision and Development Servicing Bylaw 
(Schedule I – Tree Protection) being secured by letter of credit, 
including payment of associated administration fees; 

d. Written confirmation from owner and landscape architect or arborist 
that the 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; 

f. Payment of applicable Development Cost Charges, Murrayville 
Pedestrian Overpass fee, and Building Permit administration fees. 

CARRIED  
 

 J. CORRESPONDENCE 

    
  Moved by Councillor Arnason,  

Seconded by Councillor Davis,  
That Council receive the correspondence, as presented.  
CARRIED  
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 J. CORRESPONDENCE 

    
  1. Tree Protection Bylaw – Request for Fee Waiver 

 
Letter from Patrick Wenman requesting a waiver of all Township permit fees 
to remove trees from his property and to provide an exemption from the tree 
replacement requirements. 
 

  2. MS Awareness Month 
File 060-01 
 
Correspondence from Patricia Wilson, MS Ambassador, requesting the 
month of May 2022 be proclaimed as  
MS Awareness Month. 

 

 K. MINUTES OF COMMITTEES 

    
  1. Heritage Advisory Committee – May 4, 2022 

Recreation, Culture, and Parks Advisory Committee – May 11, 2022 
Seniors Advisory Committee – May 18, 2022 
File 0540-20 
 
Moved by Councillor Davis,  
Seconded by Councillor Long,  
That Council receive the Minutes of the Council Advisory Committee 
meetings as listed above. 
CARRIED  
 

  2. Heritage Advisory Committee Recommended Motion 
File 0540-20 
 
Moved by Councillor Long,  
Seconded by Councillor Arnason,  
That Council approve the establishment of the following Task Forces for a 
duration of 180 days: 
 

1. Heritage Strategy Review;  
2. Heritage Information, Education, and Awareness; and 
3. Rural Heritage. 

 
and further 
 
That Council approve the draft Terms of Reference, presented as 
Attachment A.  
CARRIED  
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 L. ASSOCIATIONS AND OTHER GOVERNMENT AGENCIES 

    
  1. Joint School District No. 35 / Municipal Liaison Committee -  

May 11, 2022 
 
Moved by Councillor Whitmarsh,  
Seconded by Councillor Arnason,  
That Council receive the minutes of the Joint School District No. 35 / 
Municipal Liaison Committee meeting held May 11, 2022. 
CARRIED  

 

 M. MAYOR AND COUNCIL REPORT 

    
  Mayor Froese and Councillors attended several events during the course 

of their duties.  
 

 N. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
 

 O. ITEMS FROM PRIOR MEETINGS 

    
  1. Drainage Development Works Agreement   

(Qualico Developments (Vancouver) Ltd.) 
Bylaw No. 5763 
Report 22-37 
File CD 07-25-0038 
 
Moved by Councillor Long, 
Seconded by Councillor Whitmarsh,  
That Council give first, second, and third reading to Drainage Development 
Works Agreement (Qualico Developments (Vancouver) Ltd.) Bylaw  
No. 5763 for the provision of off-site drainage infrastructure for the area of 
Rinn in the Brookswood-Fernridge Community Plan. 
CARRIED 
 
Councillors Arnason, Kunst, Richter, and Woodward opposed  
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 O. ITEMS FROM PRIOR MEETINGS 

    
  2. Motion to Reconsider 

 
Moved by Councillor Woodward, 
Seconded by Councillor Richter,  
That Council reconsider the motion: “Financial Viability of the 
Brookswood/Fernridge Neighbourhood Plans” from the May 9, 2022 
Regular Meeting. 
DEFEATED 
 
Mayor Froese and Councillors Arnason, Long, Kunst, and Whitmarsh 
opposed  

 

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

   
 

 Q. OTHER BUSINESS 

   
  1. Proposed Single Use Item Reduction Bylaw 

 
Moved by Mayor Froese,  
Seconded by Councillor Arnason,  
Whereas Metro Vancouver approved a regionally harmonized approach to 
municipal single-use item reduction bylaw to assist local governments to 
implement their own single use item reduction bylaws (see attached  
Zero Waste Committee report of May 13, 2022, “Single Use Item Reduction 
Regulatory Update”); 
  
Whereas the Government of Canada and the Province of BC are in the 
process of enacting regulations to provide a high level of harmonization; 
  
Whereas the federal and provincial regulations would stand alongside 
municipal bylaws.  Municipal bylaws can be stricter than what is proposed in 
the regulation and municipalities may further enforce and or educate at the 
local level; and 
  
Whereas five Metro Vancouver municipalities have already enacted bylaws, 
and three others are in the process of considering bylaws; 
  
Therefore be it resolved that Council direct staff to prepare a report on a 
Township of Langley bylaw to restrict single use items in harmony with 
Metro Vancouver and the Provincial and Federal government regulations 
and policies, for Council’s consideration and further that the report outline 
the steps, public engagement, financial implications and timelines including 
bylaw preparation. 
CARRIED  
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 Q. OTHER BUSINESS 

   
  2. Cancellation of Council Meetings During Nomination and  

Campaign Periods 
 
Moved by Councillor Woodward,  
Seconded by Councillor Richter,  
Whereas: 
 
1. The 2022 Local General Election is scheduled for October 15, 2022, 

with the Nomination Period from August 30 to September 9, 2022; 
2. The last scheduled Regular Meeting of Council is set to occur  

on September 19, 2022, 10 days following the end of the  
Nomination Period; and 

 
3. Conducting a Meeting of Council during a Nomination Period and/or 

Campaign Period could be seen to be contrary to established principles 
of good governance; 

 
Therefore be it resolved that Council direct staff to cancel all scheduled 
Council meetings following August 30, 2022; and further 
 
Be it resolved that should the need for a Special Meeting of Council arise, 
that it be called following the processes outlined and legislated with the 
Community Charter. 
CARRIED  
 
Councillors Arnason, Long, and Whitmarsh opposed  
 

  3. Support for Ukraine Event 
 
Moved by Councillor Kunst,  
Seconded by Councillor Long,  
Whereas Russia’s invasion of Ukraine has caused a humanitarian crisis in 
Ukraine and surrounding countries; 
 
Whereas the many residents of Langley would like to show support and 
provide aid to the citizens of Ukraine; and  
 
Whereas as an organized community event attended by the residents of the 
Township of Langley would demonstrate support for those currently living in 
Ukraine and those that have had to leave and help provide much needed 
humanitarian aid funding; 
 
Therefore be it resolved that Council direct staff to investigate partnering 
with external organizations to help facilitate a fundraising event such as a 
community walk to support humanitarian aid for Ukraine; and 
 
That fees, such as rental and permit fees, be provided for via the  
Council Contingency Fund. 
CARRIED  
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 R. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING 
 
Moved by Councillor Davis,  
Seconded by Councillor Whitmarsh,  
That Council now resolve into a Special Closed Meeting for discussion of the 
following items, in accordance with and as identified under Section 90 of the 
Community Charter: 
Item A.1 - Section 90(1) (n) Consideration;  
Item E.1 - Section 90(1) (e) Property; (k) Negotiations;  
Item E.2 - Section 90(1) (e) Property;  
Item F.1 - Section 90(1) (m) Another Enactment;  
Item F.2 - Section 90(1) (g) Legal; 
Item F.3 - Section 90(1) (a) Personnel; and 
Item F.4 - Section 90(1) (m) Another Enactment. 
CARRIED  

 

 S. TERMINATE 

   
  Moved by Councillor Davis,  

Seconded by Councillor Long,  
That the meeting terminate at 4:27pm.  
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 Dapinder Brar
Date: Wednesday, May 18, 2022 11:46:52 AM

Please note the following response to Delegation Requests has been
submitted at Wednesday May 18th 2022 11:45 AM.

I/we would like to appear as a delegation at the Council
meeting on (at the 1:00pm Regular Meeting) 
6/13/2022

Purpose of presentation 
Information only

Full name 
Dapinder Brar

Email address 

Address 

Primary Phone 

[This is an automated email notification -- please do not respond]

FOIPPA s.22(1)

FOIPPA s.22(1)

FOIPPA s.22(1)
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REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: JUNE 13, 2022 – REGULAR MEETING REPORT: 22-63 
FROM: FINANCE DIVISION FILE: 1830-02 
SUBJECT: 2021 AUDITED CONSOLIDATED FINANCIAL STATEMENTS 

 

RECOMMENDATION: 

That Council receive and accept the 2021 Audited Consolidated Financial Statements for 
inclusion in the Annual Report and Statement of Financial Information. 

EXECUTIVE SUMMARY: 

Under section 167 of the Community Charter, the financial officer must present the Township’s 
audited consolidated financial statements to Council for their acceptance and inclusion in the 
Annual Report. 
 
The 2021 Consolidated Financial Statements include Langley Facilities Society, Ten Feet 
Sports and Entertainment Ltd operations and TOL Facilities and Development Housing Society.  
The statements have been prepared in accordance with public sector accounting standards as 
recommended by the Public Sector Accounting Board of the Chartered Professional 
Accountants of Canada. 
 
It is anticipated that KPMG LLP will give the Township an unmodified audit opinion on the 
consolidated financial statements.  It stated that in their opinion, the consolidated financial 
statements present fairly, in all material respects, the consolidated financial position of the 
Township as at December 31, 2021, and its consolidated operational results, its change in 
consolidated net financial assets and its consolidated cash flows for the year then ended in 
accordance with Canadian public sector accounting standards. 
 
Under Canadian Auditing Standards (CAS – 700 Forming an Opinion and Reporting on 
Financial Statements), an auditors’ final report date must be no earlier than the date of Council’s 
acceptance of the Township’s financial statements, in final form.  The draft status will be 
removed after Council accepts the consolidated financial statements presented at the Regular 
Meeting on June 13, 2022.  The consolidated financial statements, with the final Auditors’ 
Report, will then be included in the Annual Report and made available for the public for 2 weeks 
starting June 13, 2022, after which they will return to Council for final approval on June 27, 
2022, together with the annual Statement of Financial Information. 

PURPOSE: 

Report No. 22-63 presents the Township consolidated financial statements for receipt and 
acceptance by Council, which will enable the Auditors to issue their final Auditors’ Report in 
compliance with Canadian Auditing Standards. 
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2021 AUDITED CONSOLIDATED FINANCIAL STATEMENTS 
Page 2 . . . 

DISCUSSION/ANALYSIS: 

Under section 167 of the Community Charter, the financial officer must present the Township’s 
audited consolidated financial statements to Council for their acceptance and inclusion in the 
Annual Report. 

The 2021 Consolidated Financial Statements include Langley Facilities Society, Ten Feet 
Sports and Entertainment Ltd operations and TOL Facilities and Development Housing Society. 
The statements have been prepared in accordance with public sector accounting standards as 
recommended by the Public Sector Accounting Board of the Chartered Professional 
Accountants of Canada. 

It is anticipated that KPMG LLP will give the Township an unmodified audit opinion on the 
consolidated financial statements.  It stated that in their opinion, the consolidated financial 
statements present fairly, in all material respects, the consolidated financial position of the 
Township as at December 31, 2021, and its consolidated operational results, its change in 
consolidated net financial assets and its consolidated cash flows for the year then ended in 
accordance with Canadian public sector accounting standards. 

Under Canadian Auditing Standards (CAS – 700 Forming an Opinion and Reporting on 
Financial Statements), an auditors’ final report date must be no earlier than the date of Council’s 
acceptance of the Township’s financial statements, in final form.  The draft status will be 
removed after Council accepts the consolidated financial statements presented at the Regular 
Meeting on June 13, 2022.  The consolidated financial statements, with the final Auditors’ 
Report, will then be included in the Annual Report and made available for the public for 2 weeks 
starting June 13, 2022, after which they will return to Council for final approval on June 27, 
2022, together with the annual Statement of Financial Information. 

Respectfully submitted, 

Samuel Nam 
DEPUTY DIRECTOR OF FINANCE 

ATTACHMENT A – Draft 2021 Audited Financial Statements 
ATTACHMENT B – 2021 Audit Findings Report
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ATTACHMENT A

Financial Section
For the year 2021
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Report from the Director, Finance Division 
……………………………………………………………………………………………………………………………………………………………… 

To Mayor Jack Froese and Council; 
 

I am pleased to present the 2021 Financial Statements 
and the audit report of our external auditors, KPMG LLP, 
Chartered Accountants. Pursuant to Section 167 of the 
Community Charter, these statements are prepared and 
presented to provide sufficient information for readers to 
understand the financial position and results of Township 
of Langley operations. 

 
Preparation of the consolidated financial statements is 
the responsibility of the management of the Township of 
Langley and Township Council. The financial statements 
and related information have been prepared in 
accordance with Canadian public sector accounting 
Standards as prescribed by the Public Sector Accounting 
Board (PSAB) of the Chartered Professional 
Accountants of Canada (CPA). 

 
Management is responsible for the accuracy, integrity, 
and objectivity of these statements and for implementing 
and maintaining a system of internal controls to 
safeguard Township assets and provide reasonable 
assurance that financial information is reliable. 

 
The role of our external auditors, KPMG LLP Chartered 
Accountants, is to conduct an independent examination, 
in accordance with Canadian generally accepted auditing 
standards, and to express their opinion on the financial 
statements. To provide reasonable assurance the 
financial statements are presented fairly, their 
examination includes consideration of Township 
systems of internal control and appropriate tests and 
procedures. The external auditors have full and free 
access to Township Council and staff. 

 
KPMG LLP has given the Township an unmodified audit 
opinion on the Township’s financial statements. In their 
opinion, the consolidated financial statements present 
fairly, in all material respects, the consolidated financial 
position of the Township as at December 31, 2021, and 
its consolidated results of operations, its change in 
consolidated net financial assets and its consolidated 
cash flows for the year then ended in accordance with 
Canadian public sector accounting standards. 

 
Township Net Financial Assets increased by $53.1 
million to $56.5 million as at December 31, 2021. 
Increased Development Cost Charge receipts, property 
tax revenue, other fees and charges increases and 
proceeds of disposal of tangible capital assets 
contributed to the increase in financial assets.  This was 
partially offset by the decrease in grants and grants in 
lieu of taxes.  

 
Debt and Agreements Payable balance decreased by 
$8.3 million to $188.9 million. Debt and Agreements 
Payable is repayable from a combination of 
Development Cost Charges, future land sales, utility 
revenue and operating revenue.  
 

Total Tangible Capital Assets for the Township, at 
historical cost, net of accumulative amortization 
expense, amount to $2.1 billion.  

 
Capital asset additions for 2021 amount to $257.9 
million. Each year developers construct capital 
infrastructure that are then contributed to the Township. 
For 2021, this contribution by developers amounts to 
$206.2 million or 80% of total capital asset additions. 
As a percentage of total capital additions, 6% or $14.9 
million was funded from Development Cost Charge.  
Under PSAB requirements, the annual surplus of $266.8 
million includes surplus from operations and additional 
surplus from current investments in capital assets as 
follows:  

• Surplus as a result of recognizing funds received 
for capital projects as income, net of amortization 
expense, without recognizing the related capital 
expense and 

• Surplus as a result of recognizing the value of 
contributed capital assets from developers as 
revenue in the year the assets are put into service 

 
Accumulated Surplus balance of $2.2 billion (2019 - 
$1.9 billion) is comprised of four categories as follows: 

• Operating Surplus $135.6 million 
(2020 - $107.4 million) 

• Capital Surplus $31.8 million 
(2020 - $26.7 million) 

• Statutory Reserve $67.3 million 
(2020 - $55.6 million) 

• Investment in Tangible Capital Assets $1.95 billion 
(2020 - $1.7 billion) 

 
In March 2020, the COVID-19 outbreak was declared a 
pandemic by the World Health Organization. While the 
pandemic resulted in many changes to the operations of 
the Township, measures were taken to mitigate the 
negative financial impact.  The final economic impact is 
yet to be determined 
 
The Township’s economic goals include achieving fiscal 
stability and health, strengthening our economy, and 
investing in effective infrastructure. Our financial plans 
reflect these goals and this year’s financial results are in 
line with financial plans approved by Council. 

 
Sandra Ruff 
S. Ruff CPA, CA 
Director of Finance 
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AUDITED
Consolidated Financial Statements
2021

And Independent Auditors' Report thereon
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KPMG LLP 
PO Box 10426 777 Dunsmuir Street 
Vancouver BC V7Y 1K3 
Canada 
Telephone (604) 691-3000 
Fax (604) 691-3031 

 

KPMG LLP, an Ontario limited liability partnership and member firm of the KPMG global organization of independent member firms  
affiliated with KPMG International Limited, a private English company limited by guarantee. KPMG Canada provides services to KPMG LLP. 

INDEPENDENT AUDITORS' REPORT 
To the Mayor and Council of the Corporation of the Township of Langley 

Opinion 
We have audited the consolidated financial statements of the Corporation of the 
Township of Langley (the “Township”), which comprise: 

• the consolidated statement of financial position as at December 31, 2021 

• the consolidated statement of operations for the year then ended 

• the consolidated statement of change in net financial assets for the year then 
ended 

• the consolidated statement of cash flows for the year then ended 

• and notes and schedules to the consolidated financial statements, including 
a summary of significant accounting policies 

(hereinafter referred to as the “financial statements”). 

In our opinion, the accompanying financial statements present fairly, in all material 
respects, the consolidated financial position of the Township as at 
December 31, 2021, and its consolidated results of operations, its consolidated 
changes in net financial assets and its consolidated cash flows for the year then 
ended in accordance with Canadian public sector accounting standards. 

Basis for Opinion 
We conducted our audit in accordance with Canadian generally accepted auditing 
standards. Our responsibilities under those standards are further described in the 
“Auditors’ Responsibilities for the Audit of the Financial Statements” section 
of our auditors’ report. 

We are independent of the Township in accordance with the ethical requirements 
that are relevant to our audit of the financial statements in Canada and we have 
fulfilled our other ethical responsibilities in accordance with these requirements. 

We believe that the audit evidence we have obtained is sufficient and appropriate 
to provide a basis for our opinion. 

Other Information 
Management is responsible for the other information. Other information comprises 
the information, other than the financial statements and the auditors’ report 
thereon, included in a document entitled “Annual Report 2021”. 
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Our opinion on the financial statements does not cover the other information and 
we do not and will not express any form of assurance conclusion thereon.  

In connection with our audit of the financial statements, our responsibility is to read 
the other information identified above and, in doing so, consider whether the other 
information is materially inconsistent with the financial statements or our 
knowledge obtained in the audit and remain alert for indications that the other 
information appears to be materially misstated.   

We obtained the information, other than the financial statements and the auditors’ 
report thereon, included in the Annual Report 2021 as at the date of this auditors’ 
report.  

If, based on the work we have performed on this other information, we conclude 
that there is a material misstatement of this other information, we are required to 
report that fact in the auditors’ report. 

We have nothing to report in this regard. 

Responsibilities of Management and Those Charged with 
Governance for the Financial Statements 
Management is responsible for the preparation and fair presentation of the 
financial statements in accordance with Canadian public sector accounting 
standards, and for such internal control as management determines is necessary 
to enable the preparation of financial statements that are free from material 
misstatement, whether due to fraud or error. 

In preparing the financial statements, management is responsible for assessing 
the Township’s ability to continue as a going concern, disclosing as applicable, 
matters related to going concern and using the going concern basis of accounting 
unless management either intends to liquidate the Township or to cease 
operations, or has no realistic alternative but to do so. 

Those charged with governance are responsible for overseeing the Township’s 
financial reporting process. 

Auditors’ Responsibilities for the Audit of the Financial 
Statements 
Our objectives are to obtain reasonable assurance about whether the financial 
statements as a whole are free from material misstatement, whether due to fraud 
or error, and to issue an auditors’ report that includes our opinion. 

Reasonable assurance is a high level of assurance, but is not a guarantee that an 
audit conducted in accordance with Canadian generally accepted auditing 
standards will always detect a material misstatement when it exists. 

Misstatements can arise from fraud or error and are considered material if, 
individually or in the aggregate, they could reasonably be expected to influence 
the economic decisions of users taken on the basis of the financial statements. 

As part of an audit in accordance with Canadian generally accepted auditing 
standards, we exercise professional judgment and maintain professional 
skepticism throughout the audit.   
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We also: 

• Identify and assess the risks of material misstatement of the financial 
statements, whether due to fraud or error, design and perform audit 
procedures responsive to those risks, and obtain audit evidence that is 
sufficient and appropriate to provide a basis for our opinion. 

The risk of not detecting a material misstatement resulting from fraud is higher 
than for one resulting from error, as fraud may involve collusion, forgery, 
intentional omissions, misrepresentations, or the override of internal control. 

• Obtain an understanding of internal control relevant to the audit in order to 
design audit procedures that are appropriate in the circumstances, but not for 
the purpose of expressing an opinion on the effectiveness of the Township’s 
internal control. 

• Evaluate the appropriateness of accounting policies used and the 
reasonableness of accounting estimates and related disclosures made by 
management. 

• Conclude on the appropriateness of management's use of the going concern 
basis of accounting and, based on the audit evidence obtained, whether a 
material uncertainty exists related to events or conditions that may cast 
significant doubt on the Township’s ability to continue as a going concern. If 
we conclude that a material uncertainty exists, we are required to draw 
attention in our auditors’ report to the related disclosures in the financial 
statements or, if such disclosures are inadequate, to modify our opinion. Our 
conclusions are based on the audit evidence obtained up to the date of our 
auditors’ report. However, future events or conditions may cause the Township 
to cease to continue as a going concern. 

• Evaluate the overall presentation, structure and content of the financial 
statements, including the disclosures, and whether the financial statements 
represent the underlying transactions and events in a manner that achieves 
fair presentation. 

• Communicate with those charged with governance regarding, among other 
matters, the planned scope and timing of the audit and significant audit 
findings, including any significant deficiencies in internal control that we 
identify during our audit. 

• Obtain sufficient appropriate audit evidence regarding the financial information 
of the entities or business activities within the group entity to express an 
opinion on the financial statements. We are responsible for the direction, 
supervision and performance of the group audit. We remain solely responsible 
for our audit opinion. 

 

 

Chartered Professional Accountants  
 
Vancouver, Canada 
June 13, 2022 
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Consolidated Statement of Financial Position
As at December 31, 2021 (in thousands of dollars)

2021 2020

FINANCIAL ASSETS
Cash and cash equivalents (Note 3) $ 261,463           $ 332,574           
Investments (Note 3) 212,565           61,572             
Accounts receivable (Note 4) 73,564             67,290             
Assets held for sale 2,298               4,231               

549,890           465,667           

LIABILITIES
Accounts payable and accrued liabilities (Note 5) 75,720             112,907           
Employee future benefits (Note 17) 5,411               5,224               
Deposits and prepayments (Note 6) 87,315             50,146             
Deferred revenue (Note 7) 20,405             14,792             
Development cost charges (Note 8) 115,611           81,961             
Debt and agreements payable (Note 9) 188,910           197,200           

493,372           462,230           

NET FINANCIAL ASSETS 56,518             3,437               

NON-FINANCIAL ASSETS
Inventories of supplies 1,404               1,646               
Prepaid expenses 2,389               2,268               
Tangible capital assets (Note 10) 2,119,650        1,905,766        

2,123,443        1,909,680        

ACCUMULATED SURPLUS (Note 11) $ 2,179,961        $ 1,913,117        

Contingencies and commitments (Note 14)

See accompanying Notes and Schedules to the Consolidated Financial Statements

Sandra Ruff, CPA, CA Jack Froese
Director of Finance Mayor, Township of Langley
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Consolidated Statement of Operations
For the year ended December 31, 2021 (in thousands of dollars)

Budget
2021 2021 2020 

(Note 2(a) and 20)

REVENUE
Property taxes $ 154,622            $ 153,920      $ 145,575      
Fees, rates and service charges 75,342              110,525      86,721        
Grants and grants in lieu of taxes 64,797              14,251        20,367        
Service cost recoveries 4,875                6,049          4,248          
Gain on disposal of assets -                    12,424        4,308          
Investment income 736                   4,694          5,082          
Local area service contributions 5,419                122             (148)            
Contribution from development cost charges 105,342            19,010        13,264        
Other developer contributions (Note 10(b)) 37,268              206,151      115,763      
Other income 33,206              5,289          4,530          

481,607            532,435      399,710      

EXPENSES
General government 28,668              29,168        27,219        
Police protection 41,419              37,599        33,371        
Fire protection 19,003              19,290        19,344        
Facilities maintenance 15,875              13,975        13,352        
Community planning and development 13,668              10,920        10,208        
Recreation and culture 28,157              25,454        26,115        
Parks 14,568              17,794        17,591        
Transportation 33,020              45,283        43,900        
Stormwater 6,569                12,378        11,104        
Water 24,097              28,589        26,492        
Sewer 16,032              17,390        17,283        
Solid waste 7,740                7,751          7,312          

248,816            265,591      253,291      

ANNUAL SURPLUS 232,791            266,844      146,419      

ACCUMULATED SURPLUS, beginning of year 1,913,117         1,913,117   1,766,698   

ACCUMULATED SURPLUS, end of year $ 2,145,908         $ 2,179,961   $ 1,913,117   

See accompanying Notes and Schedules to the Consolidated Financial Statements
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Consolidated Statement of Change in Net Financial Assets
For the year ended December 31, 2021 (in thousands of dollars)

Budget
2021 2021 2020

(Note 2(a) and 20)

ANNUAL SURPLUS $ 232,791            $ 266,844        $ 146,419        

  Acquisition of tangible capital assets (392,154)           (52,219)         (109,496)       
  Developer contributed tangible capital assets (37,268)             (205,643)       (115,357)       
  Reclassification of land held for resale -                    457               14                 
  Amortization of tangible capital assets -                    41,461          40,737          
  Gain on disposal of tangible capital assets -                    (7,251)           (3,110)           
  Proceeds on disposal of tangible capital assets -                    9,311            5,896            

(196,631)           52,960          (34,897)         

  Acquisition of inventories of supplies (1,600)               (1,404)           (1,646)           
  Acquisition of prepaid expenses (2,337)               (2,389)           (2,268)           
  Consumption of inventories of supplies 1,600                1,646            1,108            
  Use of prepaid expenses 2,310                2,268            1,972            

(27)                    121               (834)              

CHANGE IN NET FINANCIAL ASSETS (196,658)           53,081          (35,731)         

NET FINANCIAL ASSETS, beginning of year 3,437                3,437            39,168          

NET FINANCIAL ASSETS, end of year $ (193,221)           $ 56,518          $ 3,437            

See accompanying Notes and Schedules to the Consolidated Financial Statements
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Consolidated Statement of Cash Flows
For the year ended December 31, 2021 (in thousands of dollars)

2021 2020
CASH PROVIDED BY (USED IN)

OPERATING ACTIVITIES
  Annual surplus $ 266,844          $ 146,419          
  Items not involving cash:
     Amortization of tangible capital assets 41,461            40,737            
     Gain on disposal of tangible capital assets (7,251)             (3,110)             
     Developer contributed tangible capital assets (205,643)         (115,357)         
  Change in non-cash operating working capital:
     Accounts receivable (6,274)             (6,729)             
     Assets held for sale 2,390              149                 
     Accounts payable and accrued liabilities (37,187)           37,729            
     Employee future benefits 187                 147                 
     Deposits and prepayments 37,169            1,141              
     Deferred revenue 5,613              (424)                
     Development cost charges 33,650            14,707            
     Inventories of supplies 242                 (538)                
     Prepaid expenses (121)                (296)                

  Net change in cash from operating activities 131,080          114,575          

CAPITAL ACTIVITIES
   Cash used to acquire tangible capital assets (52,219)           (109,496)         
   Proceeds on disposal of tangible capital assets 9,311              5,896              

   Net change in cash from capital activities (42,908)           (103,600)         

FINANCING ACTIVITIES
   Issuance of debt and agreements payable 822                 88,626            
   Repayment of debt and agreements payable (9,112)             (6,395)             

   Net change in cash from financing activities (8,290)             82,231            

INVESTING ACTIVITIES
  Change in investments (150,993)         88,006            

CHANGE IN CASH AND CASH EQUIVALENTS (71,111)           181,212          

CASH AND CASH EQUIVALENTS, beginning of year 332,574          151,362          

CASH AND CASH EQUIVALENTS, end of year $ 261,463          $ 332,574          

See accompanying Notes and Schedules to the Consolidated Financial Statements
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Notes to the Consolidated Financial Statements
For the year 2021
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Notes to the Consolidated Financial Statements 
 

 
 

Notes to the Consolidated Financial Statements 
For the year ended December 31, 2021 (in thousands of dollars) 

 

Notes to the consolidated financial statements are an integral part of the statements and explain significant accounting policies and 
principles underlying the statements. They also provide relevant explanatory information. 

1. OPERATIONS 

The Corporation of the Township of Langley (the “Township”) 
is incorporated under the Local Government Act of British 
Columbia. The Township’s principal activities include the 
provision of local government services to residents and 
businesses in the Township of Langley. These services include 
administrative, protective, transportation, recreational, parks, 
library, water, sewer, stormwater, solid waste disposal, and 
recycling. General resources and operations of the Township 
are segregated into operating, capital, and reserve funds. The 
Community Charter of British Columbia requires revenue and 
expenses to be in accordance with the five-year financial plan 
adopted annually by Council. The budget for each year of the 
plan must be balanced so that annual expenses do not exceed 
the total of revenue, transfers from reserves and surplus, and 
proceeds from debt.  

In March 2020, the COVID-19 outbreak was declared a 
pandemic by the World Health Organization.  This resulted in 
governments worldwide, including the Canadian federal and 
provincial governments enacting emergency measures to 
combat the spread of the virus. The economic conditions and 
the Township’s response to the pandemic continued to have a 
material impact on the Township’s operating results and 
financial position in 2021. The situation is dynamic, and the 
ultimate duration and magnitude of the impact on the economy 
and the financial effect on the Township is not known at this 
time. 

2. SIGNIFICANT ACCOUNTING POLICIES 

The consolidated financial statements of the Township are 
prepared in accordance with Public Sector Accounting 
Standards as prescribed by the Public Sector Accounting Board 
(“PSAB”) of the Chartered Professional Accountants of 
Canada. 

a) Basis of Consolidation 

The consolidated financial statements include the 
Township’s Operating, Capital and Reserve Funds 
consolidated with Langley Facilities Society (the 
“Society”), Bedford House Rehabilitation Society 
(“Bedford House”), and Langley Parks and Recreation 
Foundation (the “Foundation”).  

The Society, which is wholly-controlled by the Township, 
was incorporated on March 12, 2009, and was formed to 
operate the Langley Events Centre and other Township 
facilities. Other purposes of the Society include promotion 
and/or sponsorship of educational, recreational, heritage,  

 

cultural, airport operations and assisted housing activities 
and events within the Township of Langley.  

Bedford House, which is wholly-controlled by the 
Township, was incorporated on January 23, 2017 and was 
formed to preserve the heritage elements of the building 
formerly known as the Bedford House Restaurant in Fort 
Langley, in particular the Jacob Haldi House, through 
restoration of buildings in the current location of the 
Bedford House Restaurant, in the vicinity thereof, or 
otherwise within the Township of Langley. Another purpose 
of this society is to advocate for the preservation and 
maintenance of historically significant buildings in local 
communities. Bedford House has had no transactions, fund 
balances or activities. 

The Langley Parks and Recreation Foundation (the 
“Foundation”), which was controlled by the Township, was 
incorporated on September 14, 1979. The purpose of the 
Foundation was to solicit and receive gifts and requests, to 
raise money to be used for public parks, recreation facilities, 
promote capital projects, and supplement maintenance 
programs. The Foundation was inactive for the last five 
years and had no transactions, fund balances or activities. 
The Foundation was dissolved on December 3, 2021. 

Ten Feet Sports and Entertainment Ltd (the “Subsidiary”), a 
wholly-owned subsidiary of the Society, was incorporated 
on April 26, 2010. The purpose of the Subsidiary is to 
operate the Langley Events Centre and facilitate other 
events throughout the community.  

The University District Housing Society (“UDHS”), which 
is controlled by the Society, was incorporated on September 
17, 2018, and was formed to assist with the application for 
funding from other levels of government.  The UDHS has 
had no transactions, fund balances or activities to date. 

The TOL Facilities and Development Housing Society 
(“TFDHS”), which is controlled by the Society, was 
incorporated on April 3, 2019, and was formed to facilitate, 
acquire, construct, hold, supply, operate, manage and/or 
maintain affordable housing accommodations and 
incidental facilities for low and moderate income household 
and to advocate for legislative and policy change relating to 
affordable housing accommodations. 

Interfund and inter-entity transactions, fund balances, and 
activities between the above-related entities have been 
eliminated on consolidation. 
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Budget Reporting 

The budget information presented in the consolidated 
financial statements reflects the 2021 budget component of 
the Township’s 2021 – 2025 Five-Year Financial Plan 
adopted by Council Bylaw No. 5692 on March 8, 2021. The 
operating budgets of all consolidated entities are also 
reflected in the total budget figures for the year.   

Operating Funds 

These funds include the General, Parks, Transportation, 
Stormwater, Water, Sewer, and Solid Waste Operating 
Funds.  They are used to record operating costs of services 
provided by the Township. 

Capital Funds 

These funds include the General, Parks, Transportation, 
Stormwater, Water, and Sewer Capital Funds.  They are 
used to record acquisition costs of tangible and non-tangible 
capital assets.  

Reserve Funds 

Under the Community Charter, Township Council may, by 
bylaw, establish reserve funds for specified purposes.  
Money in a reserve fund, and interest earned thereon, must 
be expended by bylaw only for the purposes for which the 
fund was established.  If the amount in a reserve is greater 
than required, Township Council may, by bylaw, transfer all 
or part of the amount to another reserve.   

Trust Funds 

These funds account for assets which must be administered 
as directed by agreement or statute for certain beneficiaries.  
In accordance with PSAB guidance on financial statement 
presentation for local governments, trust funds are not 
included in the Township’s consolidated financial 
statements.  Trust funds administrated by the Township are 
presented in Note 19. 

b) Basis of Accounting 

The Township follows the accrual method of accounting for 
revenue and expenses.  Revenue is recognized in the year in 
which it is earned and measurable.  Expenses are recognized 
as they are incurred and measurable as a result of receipt of 
goods and services and/or the creation of a legal obligation 
to pay.  

c)  Cash and Cash Equivalents 

Cash and cash equivalents consist of cash, highly liquid 
money market investments, and short-term deposits with 
maturities of less than 90 days at acquisition. 

d) Investments 

Investments are carried at cost which approximates market 
value and are comprised of money market investments and 
bonds issued by Canadian Chartered Banks, Credit Unions, 
and/or government authorities.  Most investments are held 
to maturity and temporary losses or gains in value are not 

recognized in the consolidated financial statements.  
Investments are written down if there is an ‘other than 
temporary’ decline in value. 

e) Assets Held for Sale 
Assets held for sale include inventories held for sale and 
properties which are ready and available to be sold and for 
which there is a market. They are valued at the lower of cost 
or expected net realizable value. 

f) Non-Financial Assets 
Non-financial assets are not available to discharge existing 
liabilities and are held for use in the provision of services. 
They have useful lives extending beyond the current year 
and are not intended for sale in the ordinary course of 
operations. 

i)    Tangible Capital Assets 
Tangible capital assets are initially recorded at cost  
which includes amounts directly attributable to 
acquisition, construction, development, or betterment 
of the asset. The costs of tangible capital assets are 
amortized on a straight line basis over their estimated 
useful lives as follows: 
 

Assets Useful Life (Years) 
Land improvements 20–100 
Building and building improvements 10–60 
Vehicles 8–25 
Machinery and equipment 4–30 
Roads infrastructure:  
- Base 75–100 
- Surface 20–40 
Stormwater infrastructure 40-100 
Water infrastructure 15-78 
Sewer infrastructure 41-78 

Gravel pits are treated as land and as such are  
not amortized. 

Tangible capital assets are amortized in the year the 
asset is acquired or constructed and/or in the year of 
disposal. Assets under construction are not amortized 
until the asset is available for productive use. 

ii)  Contributions of tangible capital assets 
Tangible capital assets received as contributions are 
recorded at their fair value at the date of receipt and the 
fair value of contributions are recorded as revenue at the 
date of receipt.  

iii)  Natural resources 

Natural resources that have not been purchased are not 
recognized as assets in the consolidated financial     
statements. 
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iv)  Works of art and cultural and historic assets 

Works of art and cultural and historic assets are not       
recorded as assets in the consolidated financial    
statements. 

v)   Interest capitalization 

The Township does not capitalize interest costs 
associated with acquisition or construction of a tangible 
capital asset.  

vi) Inventories of supplies 

Inventories of supplies held for consumption are 
recorded at the lower of cost and replacement cost. 

g) Deferred revenue  

Deferred revenue represents licenses, permits, and other 
fees collected, where related services or inspections have yet 
to be performed.  Revenue will be recognized in the fiscal 
year the services are performed. 

h) Government Transfers  

Restricted transfers from governments are deferred and 
recognized as revenue as related expenditures are incurred 
or the stipulations in the related agreement are met. 
Unrestricted transfers are recognized as revenue when 
received or if the amount to be received can be reasonably 
estimated and collection is reasonably assured. 

i) Employee Future Benefits 

The Township and its employees contribute to the Municipal 
Pension Plan. These contributions are expensed as incurred. 
Sick leave and post-employment benefits accrue to some 
Township employees. Accrued liabilities related to sick 
leave benefits are estimated based on actuarial calculations 
of years of service, retirement ages, and expected future 
salary and wage increases. These liabilities are accrued 
based on projected benefits as employees render qualifying 
years of service. Other post-employment benefit liabilities 
are recognized as a liability and expensed in the period when 
the event occurs that obligates the Township to provide the 
benefit.  

 j) Debt and Agreements Payable 

Municipal Finance Authority (“MFA”) debt is recorded net 
of related sinking fund balances.  Interest on debt is recorded 
on an accrual basis. Land acquisition and development 
agreement debt is valued using a present value calculation 
of total future payments using a discount percentage that 
approximates the cost of borrowing through the MFA. 

 

k) Liability for Contaminated Sites 

Contaminated sites are a result of contamination being 
introduced into air, soil, water or sediment of a chemical, 
organic, radioactive material or live organism that exceeds 
an environmental standard.  Liabilities are recorded net of 
any expected recoveries. 

A liability for remediation of contaminated sites is 
recognized when a site is not in productive use and the 
following criteria are met: 

i) An environmental standard exists; 

ii) Contamination exceeds environmental standards; 

iii) The Township is directly responsible or accepts 
responsibility; 

iv) It is expected that future economic benefits will be given 
up; and 

v) A reasonable estimate of the amount can be made. 

The liability is recognized as management's estimate of the 
cost of post-remediation including operation, maintenance, 
and monitoring that are an integral part of the remediation 
strategy for a contaminated site. 

l) Use of Estimates 

The preparation of these consolidated financial statements 
requires management to make estimates and assumptions 
that affect amounts reported. Revised estimates may be 
required, and adjustments will be made in the period that a 
change in estimate is made.  Actual results could differ from 
estimates, and adjustments will be made in the year of final 
determination.   

m) Segmented Information 

A segment is defined as a distinguishable activity or group 
of activities of a government for which it is appropriate to 
separately report financial information to achieve the 
objectives of the standard. Financial information is 
presented in segmented format in Note 21 and the 
Segmented Information Schedule. 
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Notes to the Consolidated Financial Statements 

3. CASH, CASH EQUIVALENTS, AND INVESTMENTS
Cash and cash equivalents are recorded at a cost of $261,463 (2020 - $332,574).

Investments with an initial maturity beyond three months are recorded at amortized cost of $212,565 with a market value of $213,554
(2020 – amortized cost of $61,572 with a market value of $63,393).

Investments maturing within one year of December 31, 2021 have interest rates ranging from 1.10% to 2.72% (2020 - 1.30% to
3.40%); within two to four years have interest rates ranging from 1.35% to 3.37% (2020 - 1.66% to 3.37% ).

The following amounts are exclusive of Cemetery Funds (Note 19).
2021 2020 

$ 261,463 $ 332,574 Cash and cash equivalents 
Investments 212,565 61,572 

$ 474,028 $ 394,146 

4. ACCOUNTS RECEIVABLE
2021 2020 

Taxes $ 7,840 $ 6,792 
Federal Government 887 1,451 
Provincial Government 1,248 2,149 
Municipal Finance Authority 2,302 2,264 
Other local governments 2,681 3,334 
Other accounts 13,437 12,544 
Accrued interest and others 5,660 5,236 
Recoverable work in progress 3,064 3,995 
Receivables secured letters of credit (a) 29,249 20,564 
Local Area Service levies receivable (b) 7,196 8,961 

$ 73,564 $ 67,290 

a) Receivables secured letters of credit balance represents non-interest bearing securities for Development Cost Charge (“DCC”)
amounts due from developers within two years.  Monies collected upon negotiation of the letters of credit are restricted and
can only be expended for DCC purposes (Note 8).

b) Local Area Service levies receivable balance represents amounts due from property owners for specific local improvement
projects in their neighborhood.  Amounts realized upon collection of these receivables are restricted to repayment of Local
Area Service loan balances outstanding.

5. ACCOUNTS PAYABLE AND ACCRUED LIABILITIES
2021 2020 

Trade and other liabilities $ 58,138 $ 57,871 
Payroll liabilities 13,056 9,619 
Collections for other authorities 4,526 45,417 

$ 75,720 $ 112,907 
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6. DEPOSITS AND PREPAYMENTS  
 

The Township holds cash deposits as security to ensure the satisfactory completion of works and other obligations. The Township 
also encourages prepayment of property taxes and pays interest at rates prescribed by the provincial government. 

  2021  2020 

Cash deposits held as security $ 67,668 $ 31,261 
Prepaid property tax  19,647  18,885 

 $ 87,315 $ 50,146 
 
The Township also holds irrevocable letters of credit in the amount of $159,446 (2020 - $137,810) as security to ensure satisfactory 
completion of works within the Township. These letters of credit amounts are not reflected in the consolidated financial statements. 

7. DEFERRED REVENUE  
  2021  2020 

Future works deposit $ 9,983 $ 8,614 
South Coast British Columbia Transportation Authority  1,309  452 
Government grant  3,505  271 
Langley School Board contribution   1,100  1,250 
Trinity Western University contribution   1,283  1,458 
Other  3,225  2,747 

 $ 20,405 $ 14,792 

8. DEVELOPMENT COST CHARGES 

DCC are collected from developers to contribute to capital costs associated with development.  In accordance with the Local 
Government Act, these funds must be deposited into a separate DCC Reserve Fund.  DCC amounts collected are deferred and 
recognized as revenue in the year that related costs are incurred. 

  2021  2020 

Roads  $ 47,302 $ 35,895 
Drainage   5,892  3,234 
Park Land/Development  41,044  23,639 
Water   17,976  16,255 
Sewer   3,397  2,938 

 $ 115,611 $ 81,961 
     
Beginning of year $ 81,961 $ 67,254 
Expenditures in Operating   (4,138)  (4,522) 
Expenditures in Capital   (14,872)  (8,742) 
Receipts  51,125  26,924 
Interest   1,535  1,047 

End of year $ 115,611 $ 81,961 
     

DCC funds consists of restricted investments as well as restricted accounts receivable. 
Investments $ 86,362 $ 61,397  
Receivables secured letters of credit (Note 4)  29,249  20,564 

 $ 115,611 $ 81,961 
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9. DEBT AND AGREEMENTS PAYABLE 
   2021  2020 

MFA debt, net of sinking fund deposits a) $ 176,757 $ 184,580 
Agreements payable b)  10,120  10,587 
Temporary borrowings c)  2,033  2,033 

  $ 188,910 $ 197,200 
 

Estimated future payments on debt and agreements payable for the next five years and thereafter are: 
 

  Principal  Interest  Total 
2022  9,125  4,606  13,731 
2023  9,148  4,620  13,768 
2024  9,408  4,597  14,005 
2025  9,675  4,574  14,249 
2026  9,848  4,416  14,264 
Thereafter  141,706     

 $ 188,910     

a)  MFA Debt 

The Township obtains debt instruments through the MFA pursuant to security issuing bylaws under authority of the Community 
Charter to finance certain expenditures.  Sinking fund balances managed by MFA are netted against related debt. 
            Repayments 

and 
  

 Interest  Gross  Actuarial  Net Debt 
 Rate  Debt  Adjustments  2021  2020 
          
Stormwater, Bylaw 4752, due 2030 4.50% $ 1,800 $ 838 $ 962 $ 1,074 
Stormwater, Bylaw 4829, due 2031 4.20%  2,292  948  1,344  1,478 
Water, Bylaw 4919, due 2037 2.80%  33,535  5,336  28,199  29,678 
Water, Bylaw 4920, due 2037 2.80%  7,015  1,116  5,899  6,208 
General, Bylaw 4455, due 2027 4.82%  3,250  2,003  1,247  1,435 
General, Bylaw 4556, due 2027 4.82%  11,000  6,779  4,221  4,859 
Sewer, Bylaw 4750, due 2030 4.50%  8,500  3,958  4,542  5,073 
Transportation, Bylaw 4751, due 2035 2.20%    8,700  2,067  6,633  7,050 
Transportation, Bylaw 5232, due 2037 3.15%   11,716  1,838  9,878  10,368 
Transportation, Bylaw 5233, due 2037 3.15%   13,744  2,156  11,588  12,163 
General, Bylaw 5346, due 2039 2.24%  7,000  532  6,468  6,739 
Transportation, Bylaw 5347, due 2039 2.24%   12,950  985  11,965  12,468 
General, Bylaw 5507, due 2040 1.28%  1,919  80  1,839  1,919 
General, Bylaw 5508, due 2050 1.28%  16,398  409  15,989  16,398 
General, Bylaw 5509, due 2050 1.28%  67,670  1,687  65,983  67,670 

  $ 207,489 $ 30,732 $ 176,757 $ 184,580 
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9. DEBT AND AGREEMENTS PAYABLE (CONTINUED) 
 
b) Agreements payable 

        

        2021  2020 
Parkland, due 2026        460  580 
Recreation facility, due 2029        7,940  8,940 
Recreation facility, due 2022        120  230 
General, due 2040        778  837 
General, due 2032        822  - 
       $ 10,120 $ 10,587 

           c) Temporary borrowings 
As at December 31, 2021, the Township had secured temporary financing of $2,033 (2020 - $2,033) from the MFA for various 
capital projects to be paid over 20 years pending the issuance of debt instruments through the MFA pursuant to security issuing 
bylaws in 2022. The variable annual interest rate as at December 31, 2021 was 0.97% (2020 – 1.21%). 
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10. TANGIBLE CAPITAL ASSETS 

Cost  

Balance at 
December 31 

2020  
Additions  

(net of transfers)  

Disposals and 
Reclass of Land 
Held for Resale  

Balance at 
December 31 

2021 

Land and improvements $ 906,702 $ 186,963 $ 1,591 $ 1,092,074 
Building and building improvements  227,267  8,453  547  235,173 
Vehicles, machinery and equipment  69,115  6,848  2,437  73,526 
Parks infrastructure  105,162  3,932  740  108,354 
Information technology  14,052  775  144  14,683 
Roads  551,323  31,310  712  581,921 
Stormwater  284,549  14,435  338  298,646 
Sewer  149,519  6,829  260  156,088 
Water  230,215  7,157  488  236,884 
Assets under construction  40,261  (8,840)  -  31,421 

Total $ 2,578,165 $ 257,862 $ 7,257 $ 2,828,770 
         

Accumulated amortization  

Balance at 
December 31 

2020  Amortization   

Accumulated 
Amortization 
on Disposals  

Balance at 
December 31 

2021 
Land and improvements $ 2,186 $ 180 $ 1 $ 2,365 
Building and building improvements  89,080  7,205  546  95,739 
Vehicles, machinery and equipment  37,727  3,900  2,208  39,419 
Parks infrastructure  53,321  3,929  642  56,608 
Information technology  10,485  915  144  11,256 
Roads  270,256  14,343  687  283,912 
Stormwater  85,946  4,607  151  90,402 
Sewer  41,370  2,385  113  43,642 
Water  82,028  3,997  248  85,777 

Total $ 672,399 $ 41,461 $ 4,740 $ 709,120 
         

Net book value  

Balance at 
December 31 

2020      

Balance at 
December 31 

2021 
Land and improvements $ 904,516     $ 1,089,709 
Building and building improvements  138,187      139,434 
Vehicles, machinery and equipment  31,388      34,107 
Parks infrastructure  51,841      51,746 
Information technology  3,567      3,427 
Roads  281,067      298,009 
Stormwater  198,603      208,244 
Sewer  108,149      112,446 
Water  148,187      151,107 
Assets under construction  40,261      31,421 

Total $ 1,905,766     $ 2,119,650 
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10.  TANGIBLE CAPITAL ASSETS (CONTINUED) 
 

Cost  

Balance at 
December 31 

2019  
Additions  

(net of transfers)  

Disposals and 
Reclass of Land 
Held for Resale  

Balance at 
December 31 

2020 

Land and improvements $ 745,140 $ 162,044 $ 482 $ 906,702 
Building and building improvements  224,337  4,942  2,012  227,267 
Vehicles, machinery and equipment  66,394  4,151  1,430  69,115 
Parks infrastructure  91,738  15,145  1,721  105,162 
Information technology  13,411  1,065  424  14,052 
Roads  529,292  22,216  185  551,323 
Stormwater  270,065  15,043  559  284,549 
Sewer  139,886  9,992  359  149,519 
Water  228,224  2,175  184  230,215 
Assets under construction  52,181  (11,920)  -  40,261 

Total $ 2,360,668 $ 224,853 $ 7,356 $ 2,578,165 
         

Accumulated amortization  

Balance at 
December 31 

2019  Amortization   

Accumulated 
Amortization 
on Disposals  

Balance at 
December 31 

2020 
Land and improvements $ 2,072 $ 114 $ - $ 2,186 
Building and building improvements  82,255  7,930  1,105  89,080 
Vehicles, machinery and equipment  34,966  4,040  1,279  37,727 
Parks infrastructure  50,824  3,670  1,173  53,321 
Information technology  10,028  881  424  10,485 
Roads  256,853  13,544  141  270,256 
Stormwater  81,821  4,358  233  85,946 
Sewer  39,178  2,290  98  41,370 
Water  78,221  3,910  103  82,028 

Total $ 636,218 $ 40,737 $ 4,556 $ 672,399 
         

Net book value  

Balance at 
December 31 

2019      

Balance at 
December 31 

2020 
Land and improvements $ 743,068     $ 904,516 
Building and building improvements  142,082      138,187 
Vehicles, machinery and equipment  31,428      31,388 
Parks infrastructure  40,914      51,841 
Information technology  3,383      3,567 
Roads  272,439      281,067 
Stormwater  188,244      198,603 
Sewer  100,708      108,149 
Water  150,003      148,187 
Assets under construction  52,181      40,261 

Total $ 1,724,450     $ 1,905,766 
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10. TANGIBLE CAPITAL ASSETS (CONTINUED) 

a) Assets under construction 

Assets under construction having a value of  $31,421 (2020 - $40,261) have not been amortized.  Amortization of these assets will 
commence when the asset is available for productive use. 

b) Other Developer Contributions 

Other developer contributions include contributed tangible capital assets and non-refundable deposit contributions used to fund capital. 
Contributed tangible capital assets have been recognized at fair value at the date of contribution.  Other developer contributions 
received during the year are as follows:  

  2021  2020 

Land and improvements $ 171,354 $ 84,765 
Road infrastructure  16,238  16,039 
Parks infrastructure  320  126 
Stormwater infrastructure  9,483  9,509 
Water infrastructure  3,745  1,843 
Sewer infrastructure  5,011  3,481 

Total $ 206,151 $ 115,763 

     
Developer contributed tangible capital assets $ 205,643 $ 115,357 
Non-refundable deposit contributions to tangible capital assets  508  406 

Total $ 206,151 $ 115,763 

c) Works of Art and Historical Treasures 

The Township manages and controls various works of art and non-operational historical cultural assets including buildings, artifacts, 
paintings, and sculptures located at Township sites and public display areas.  These assets are not recorded as tangible capital assets 
and are not amortized. 

d) Write-down of Tangible Capital Assets 

There was no write-down of tangible capital assets during the year (2020 - nil). 

11. ACCUMULATED SURPLUS 

Accumulated surplus consists of individual fund surplus, reserves and reserve funds as follows: 

  
Operating 

Funds  
Capital 
Funds  

Statutory 
Reserve 

Funds 
(Note 12)  

Investment 
in 

Tangible 
Capital 
Assets  

(Note 13)  Total 

General Fund $ 84,694 $ 5,949 $ - $ 967,466 $ 1,058,109 
Parks Utility  35,090  3,906  -  236,535  275,531 
Transportation Utility  2,646  10,293  -  296,646  309,585 
Stormwater Utility  (2,870)  5,630  -  207,903  210,663 
Solid Waste  2,177  47  -  301  2,525 
Sewer Utility  6,816  1,342  -  110,360  118,518 
Water Utility  6,998  4,668  -  126,072  137,738 
Statutory Reserve Funds  -  -  67,292  -  67,292 

Total for 2021 $ 135,551 $ 31,835 $ 67,292 $ 1,945,283 $ 2,179,961 

Total for 2020 $ 107,394 $ 26,740 $ 55,573 $ 1,723,410 $ 1,913,117 
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12. STATUTORY RESERVE FUNDS 

Statutory reserve funds are used for the replacement or improvement of capital assets.  The Local Area Service Reserve Fund is used 
to fund upfront costs of capital improvement projects initiated by property owners or Council and is repayable with interest by the 
property owners. 

 
  2021  2020 
General Capital $                   156  $                   203  
Stormwater Capital                 962                  1,010  
Sewer Capital               19,385                17,852  
Water Capital               34,397                34,156  
Infrastructure Renewal & Replacement                 945                  1,332  
Fire Equipment Capital                 2,616                  2,425  
Land Capital Reserve – (deficit)            (20,536)            (33,745) 
Parkland Reserve                8,489                 8,363  
Tax Sale Land                    267                     263  
Local Area Service              15,219              15,981 
Off-Street Parking                      14                       14  
Debt Retirement                 5,378                  7,719  

 $            67,292 $            55,573 
     
Reserve funds, beginning of year $            55,573  $            33,056  
Contribution from operations             14,007             27,310 
Other revenue and contributions  14,503   7,839  
Interest allocated              1,456               1,363  
Used for capital and operating expenses  (18,247)  (13,995) 

Reserve funds, end of year $ 67,292  $ 55,573  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

E.1

E.1 - Page 25



Notes to the Consolidated Financial Statements 
 

 
 

13. INVESTMENT IN TANGIBLE CAPITAL ASSETS 
 
 

 
 2021  2020 

Balance, beginning of year  $ 1,723,410 $ 1,624,550 
Additions of tangible capital assets   257,862  224,853 
Reclassification of land held for sale   (457)  (14) 
Proceeds on disposal of tangible capital assets   (9,311)  (5,896) 
Gain on disposal of tangible capital assets   7,251 3,110 
Recognition of deferred revenue related to tangible capital assets  325 325 
Amortization expense   (41,461) (40,737) 
Cash from issuance of debt and agreements payable    (1,314) (89,071) 
Repayment of debt and agreements payable   8,978  6,290 

Balance, end of year  $ 1,945,283 $ 1,723,410 
 
 

   2021  2020 

Net book value of tangible capital assets  $ 2,119,650 $ 1,905,766 

Less:      
    Debt and agreements payable   (188,910)  (197,200) 
    Deferred revenue – Trinity Western University    (1,283)  (1,458) 
    Deferred revenue – Langley School Board    (1,100)  (1,250) 

Add:      
    Debt for non-capital expenses   1,343  1,477 
    Debt not spent on tangible capital assets   15,583  16,075 

Investment in tangible capital assets 
 

$ 1,945,283 $ 1,723,410 
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14. CONTINGENCIES AND COMMITMENTS 

a) Loan agreements with Metro Vancouver Regional District 
provide that if at any time scheduled payments provided for 
in the agreements are not sufficient to meet MFA’s 
obligations in respect of such borrowing, the resulting 
deficiency becomes the joint and several liability of the 
Township and all other participants of the MFA. 

b) Various lawsuits and claims are pending against the 
Township. Applicable insured claims have been referred to 
Township insurers. Management believes the resolution of 
insured and non-insured claims will not materially affect 
the consolidated financial position of the Township.  

c) The Township has significant future contractual 
commitments for capital acquisitions and completion of 
capital construction projects in progress. 

The Township records capital costs incurred to the end of 
the year as tangible capital assets. To provide for 
completion of capital projects in progress, unexpended 
money is set aside as a capital appropriation. 

d) The Township has entered into various agreements and 
contracts with other governments and businesses that extend 
beyond one year for the provision of operating services and 
supplies and facility rentals. Agreements and contracts may 
provide for annual increases or additional payments that 
may arise due to usage levels or other factors. The 
Township’s five-year financial plan, updated and adopted 
annually by bylaw following public consultation, provides 

funding for these obligations. Services provided include 
policing, fire dispatch, emergency communications, library, 
animal protection and control, sewage disposal, solid waste 
and recycling, arena operations, planted area maintenance, 
tourism, economic development, photocopying, 
environmental, emergency preparedness and education, and 
the Society (Langley Events Centre) operations 
management. 

e) The Township, as a member of the Greater Vancouver 
Water District, the Greater Vancouver Sewerage and 
Drainage District, and Metro Vancouver Regional District, 
is directly, jointly, and severally liable with other member 
municipalities for net capital liabilities of those authorities.  

f)  The Township is a shareholder of E-COMM Emergency 
Communications for British Columbia Incorporated         
(“E-COMM”) whose services include: regional 9-1-1 call 
centre for Metro Vancouver Regional District; Wide Area 
Radio network; dispatch operations; and records 
management. The Township has one Class B share and two 
Class A Shares for a total of three shares. E-COMM has 26 
Class A shareholders holding 36 Class A shares and has 16 
Class B shareholders holding 19 Class B shares. Class A 
shareholders are part of the E-COMM radio network and are 
bound by terms and conditions of the Members’ Agreement 
(Special Users Agreement for the RCMP). Class B 
shareholders are not required to cover E-COMM’s financial 
obligations.    
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15. COLLECTIONS FOR OTHER GOVERNMENTS 

The Township collected and remitted the following amounts on behalf of other government organizations. These amounts are 
recorded on a net basis in the consolidated financial statements. 

  2021  2020 
Province of BC for School Taxes $ 93,483 $ 67,110 
Municipal Finance Authority  13   12 
B.C. Assessment Authority  2,765  2,596 
Metro Vancouver Regional District  3,641  3,094 
South Coast British Columbia Transportation Authority  18,677  16,996 

 $ 118,579 $ 89,808 

 

16. MUNICIPAL PENSION PLAN  

The Township and its employees contribute to the Municipal Pension Plan (the “Plan”), a jointly trusteed pension plan. The board 
of trustees, representing Plan members and employers, is responsible for administering the Plan, including investment of assets and 
administration of benefits. The Plan is a multi-employer defined benefit pension plan. Basic pension benefits are based on a formula.  
As at December 31, 2021, the Plan has about 220,000 active members and approximately 112,000 retired members. Active members 
include approximately 42,000 contributors from local governments of which approximately 916 are contributors from the Township. 

Every three years, an actuarial valuation is performed to assess the financial position of the Plan and adequacy of plan funding. The 
actuary determines an appropriate combined employer and member contribution rate to fund the plan. The actuary’s calculated 
contribution rate is based on the entry-age normal cost method, which produces the long-term rate of member and employer 
contributions sufficient to provide benefits for average future entrants to the plan. This rate may be adjusted for the amortization of 
any actuarial funding surplus and will be adjusted for the amortization of any unfunded actuarial liability. The most recent actuarial 
valuation for the Plan as at December 31, 2018 indicated a $2,866,000 funding surplus for basic pension benefits on a going concern 
basis. The next valuation will be as at December 31, 2021, with results available in 2022.   

Employers participating in the Plan record their pension expense as the amount of employer contributions made during the fiscal 
year (defined contribution pension plan accounting). This is because the Plan records accrued liabilities and accrued assets for the 
Plan in aggregate, resulting in no consistent and reliable basis for allocating the obligation, assets and cost to the individual employers 
participating in the Plan. 

The Township paid $6,440 (2020 - $6,333) for employer contributions to the Plan, while employees contributed $5,460 (2020 - 
$5,377) to the Plan in fiscal 2021. 
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17. EMPLOYEE FUTURE BENEFITS 

The Township provides certain benefits to its employees upon retirement. A sick leave benefit accrues to eligible employees who 
retire from service with the Township at the age of 65. Eligible employees shall be paid all their sick leave credit to a maximum of 
75 days multiplied by the daily rate of pay at retirement. Employees who retire before the age of 60 shall have their benefit factored 
by the percentage of full pension awarded by the Municipal Superannuation Commission. Other post-employment benefits accrue 
to eligible employees as compensation related to additional hours worked beyond their contractual arrangement that are not payable 
until retirement, resignation or termination. 

 
  2021  2020 

Accrued benefit obligation, beginning of year $ 4,615 $ 4,545 
Current service cost  324  340 
Interest cost  95  121 
Long-term disability expense (recovery)  103  (7) 
Actual benefits paid  (272)  (328) 
Amortization of actuarial adjustment  (412)  (56) 
Accrued benefit obligation, end of year  4,453  4,615 
Unamortized actuarial gain  806  433 
Accrued sick leave benefit obligation, end of year  5,259  5,048 
Other post-employment benefit liability  152  176 

Total Employee Future Benefits $ 5,411 $ 5,224 

The actuarial adjustment will be amortized over a period of 12 years which is equal to the employee’s expected average remaining  
service lifetime.  

Other post-employment benefit liability is calculated based on hours worked and accrued interest for 2021 at 1.71% (2020 –
1.90%).  The Township’s sick leave accrued liability is supported by a report from an independent actuarial consulting firm. Sick 
leave liabilities were calculated as at December 31, 2021. The Actuary report is based on standard assumptions concerning salary 
scales, mortality rates, retirement age, and withdrawal rates at the following rates: 

  2021  2020 

Discount rate  2.50%  2.10% 
Expected future inflation rate  2.50%  2.50% 
Expected wage and salary inflation  2.50%  2.50% 
Expected wage and salary increases  2.58% - 4.63%  2.58% - 4.63% 

18. SIGNIFICANT TAXPAYERS 

The Township has a diverse residential, commercial, industrial, and agricultural property tax base and is not significantly reliant 
upon property tax revenue from any one large taxpayer. 
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19. TRUST FUNDS 

The Cemetery Care Trust Fund must be administered in accordance with the Cemetery and Funeral Services Act.   
In accordance with PSAB guidance, trust funds are not included in the Township’s consolidated financial statements.

Assets  2021  2020 

Cash and investments                              $ 2,671 $ 2,527 
Accrued interest receivable                                                 6  5 

 $ 2,677 $ 2,532 
Equity     
Balance, beginning of year                                                 $ 2,532 $ 2,394 
Contributions                                                                       113  85 
Interest revenue                                                                   32  53 

Balance, end of year $ 2,677 $ 2,532 

20. BUDGET DATA  

The budget data presented in these consolidated financial statements is based upon the 2021 operating and capital budgets approved 
by Township Council on March 8, 2021. Amortization was not contemplated on development of the budget and, as such, has not 
been included. Other entities included are the Society and its subsidiaries, excluding inter-entity transactions. The chart below 
reconciles the approved budget to the budget figures reported in these consolidated financial statements. 

 
  2021 Budget   
Revenue   

      Operating Budget Bylaw $ 282,625 
      Capital Budget Bylaw  397,608 
      Other entities  3,330 
Less:   
      Transfer from other funds  (134,095) 
      Proceeds from new debt  (67,861) 
Total Revenue  481,607 

Expenses   

      Operating Budget Bylaw  282,625 
      Capital Budget Bylaw  397,608 
      Other entities  1,918 
Less:   
      Transfer from other funds  (32,394) 
      Capital expenditures  (392,153) 
      Debt principal payments  (8,788) 

Total Expenses  248,816 

Annual Surplus $ 232,791 
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21. SEGMENTED INFORMATION 

The Township is a diversified municipal government that 
provides a wide range of services to its citizens, including: 
• General Government Services 
• Protective Services 
• Facilities Maintenance Services 
• Community Planning and Development Services 
• Recreation, Culture, and Parks Services 
• Engineering Services 

For management reporting purposes, the government’s 
operations and activities are organized and reported by service 
areas. Service areas were created for the purpose of recording 
specific activities to attain certain objectives in accordance 
with regulations, restrictions, or limitations. 

Township services are provided by departments and their 
activities are reported in these service areas. Departments 
disclosed in the Segmented Information Schedule, along with 
the services they provide, are as follows: 

General Government Services 

General Government Services includes Corporate 
Administration, Legislative Services, Human Resources, and 
Finance.  Corporate Administration is responsible for carrying 
out the direction, policies, and priorities set by Council and for 
providing recommendations to Council consistent with the 
needs of the community. Legislative Services department 
provides a secretariat for Council and its Committees.  Human 
Resources provide assistance, advice, and guidance to both 
managers and employees in fulfilling roles and achieving and 
accomplishing their goals. The Finance Division manages the 
Township’s financial resources and provides expert financial 
information, advice, and services while complying with the 
Community Charter and other legislated services. 

Protective Services  

Protective Services includes the RCMP and Fire Departments.  
The RCMP protects and serves the citizens of Langley  
through the prevention and reduction of crime in partnership 
with the community.  

The Fire Department operates through seven fire halls located 
throughout the Township.  Services are delivered through four 
main branches of the Fire Service. Professional expertise is 
provided in the area of fire prevention, emergency operations, 
fire safety, and emergency planning.  

 
 
 
 
 
 

 
 
Facilities Maintenance Services 
 
The Facilities Maintenance Division of Engineering is 
responsible for maintenance on all Township facilities. 
Centralization of this function facilitates more effective 
prioritization of maintenance to protect significant assets 
critical for service delivery. 
 
Community Planning and Development Services 
 
The Community Planning and Development Division provides 
Council, internal divisions, and the general public with 
professional advice on community planning and development 
issues Community Development is also responsible for Bylaw 
Enforcement. 

Recreation, Culture, and Parks Services 

Recreation, Culture, and Parks is responsible for the 
management and provision of leisure services within the 
Township.  

Engineering Services 
 
The Engineering Division delivers municipal transportation, 
water, sewer, solid waste, and stormwater services.  
Transportation manages traffic and transportation systems to 
ensure safe, efficient mobility for pedestrians, cyclists, and 
vehicles. Water, Sewer, and Drainage Utilities operate and 
distribute water and network sewer mains, storm sewers, and 
pump stations. Solid Waste includes waste management 
including recycling, collection, and disposal.  
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22. CONTRACTUAL RIGHTS 

Contractual rights are rights to economic resources arising from contracts or agreements that will result in revenue and assets in the 
future. The Township enters into contracts or agreements for various services, and long term leases in the normal course of operations 
that it expects will result in the realization of assets and revenue in future fiscal years. Contractual rights are not recorded in the 
consolidated financial statements. 

At December 31, 2021, the Township has contractual rights in the following amounts: 

 

Year 

Total  
Contractual 

Rights 
2022    $         19,408 
2023 5,452 
2024 1,381 
2025 1,121 
2026 886 

Thereafter 5,786 
 $       34,034 

 

The Township has cost sharing agreements with other government agencies that are not reflected in the above figures as they cannot 
be quantified. The Township is the recipient of grants from various government agencies. These grants do not guarantee the right to 
future funding and have not been included in the above figures.    

 
23. COMPARATIVE FIGURES 

Certain 2020 figures have been reclassified to conform to the 2021 consolidated financial statement presentation. There is no impact 
on accumulated surplus or annual surplus in 2020 from these reclassifications. 
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Consolidated Finanical Activities - Segmented
For the year ended December 31, 2021 (in thousands of dollars)
(Refer to Note 21 Segmented Information)

General Police Fire Facilities
Community 

Planning and Recreation Parks
Government Protection Protection Maintenance Development  and Culture

Revenue
Property taxes 22,871$       31,523$ 17,701$  15,845$         704$            15,749$      14,136$  
Fees, rates and service charges 11,445         305        130         16                  16,106         4,900          15,665    
Grants and grants in lieu of taxes 4,341           1,636     -              2                    78                414             84           
Service cost recoveries 762              4,309     251         139                98                7                 10           
Gain (Loss) on disposal of assets 13,180         -             -              -                     -                   -                  (98)          
Investment income 1,498           -             -              1                    -                   -                  366         
Local area service contributions -                   -             -              -                     -                   -                  -              
Contribution from development cost charges -                   -             -              -                     -                   -                  4,030      
Other developer contributions 139,529       -             -              -                     -                   -                  32,240    
Other income (7,879)          4,283     2,353      189                590              3,803          1,102      

185,747       42,056   20,435    16,192           17,576         24,873        67,535    
Expenses
Salaries, wages and benefits 15,156         7,436     15,947    6,053             9,171           5,925          6,351      
Service and maintenance contracts 1,253           242        941         3,263             538              6,189          2,902      
RCMP contract -                   29,109   -              -                     -                   -                  -              
Consulting & professional services 3,072           2            16           674                609              291             358         
Insurance 1,215           20          48           -                     -                   192             4             
Material supplies & equipment 352              124        772         1,592             258              226             2,276      
Information systems maintenance 2,385           7            33           36                  75                9                 17           
Aviation and vehicle fuel -                   381        164         5                    25                -                  12           
Advertising publications 90                -             2             -                     7                  6                 -              
Utilities 34                -             -              2,221             1                  -                  576         
Sundry 1,740           6            130         173                191              416             593         
Telephone & communications 268              62          79           65                  48                64               38           
Regional district charges -                   -             -              -                     -                   4,597          -              
Municipal grants 401              -             -              -                     8                  536             -              
Debt interest payments 811              -             -              34                  -                   409             779         
Fiscal and other debt charges 196              5            1             -                     -                   64               1             
Internal cost recoveries (60)               21          182         (141)               (11)               54               (95)          
Amortization Expense 2,255           184        975         -                     -                   6,476          3,982      

29,168         37,599   19,290    13,975           10,920         25,454        17,794    

ANNUAL SURPLUS (DEFICIT) 156,579$     4,457$   1,145$    2,217$           6,656$         (581)$          49,741$  

Recreation, Culture & 
ParksProtective Service
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Transportation Stormwater Water Sewer Solid Reserve 2021 2020
Waste Funds Consolidated Consolidated

26,456$          8,935$       -$      -$      -$      -$     153,920$    145,575$    
3,132              190            29,387  20,715  8,534    -           110,525      86,721        
7,316              255            87         38         -            -           14,251        20,367        

467                 (5)               -            -            11         -           6,049          4,248          
(84)                 (186)           (240)      (148)      -            -           12,424        4,308          
203                 65              (32)        347       36         2,210    4,694          5,082          
120                 -                 -            2           -            -           122             (148)            

11,219            (504)           3,364    901       -            -           19,010        13,264        
16,141            9,483         3,745    5,013    -            -           206,151      115,763      

369                 (543)           11         -            2           1,009    5,289          4,530          
65,339            17,690       36,322  26,868  8,583    3,219    532,435      399,710      

11,387            3,247         5,344    2,881    724       -           89,622        86,891        
11,257            1,570         1,200    742       6,983    -           37,080        33,617        

-                     -                 -            -            -            -           29,109        24,972        
987                 836            3,574    88         10         -           10,517        13,284        
277                 -                 15         15         -            -           1,786          1,617          

7,454              1,679         2,382    747       15         -           17,877        17,355        
137                 4                35         9           10         -           2,757          2,224          

2,057              12              13         7           -            -           2,676          2,198          
10                   1                5           -            4           -           125             141             

1,087              88              454       157       -            -           4,618          4,027          
304                 131            177       24         3           -           3,888          4,735          
134                 22              40         19         2           -           841             876             

-                     -                 10,146  10,122  -            -           24,865        22,654        
-                     -                 -            -            -            -           945             923             

1,302              73              1,135    109       -            -           4,652          4,549          
48                   -                 -            -            -            -           315             239             

(7,758)            108            72         85         -            -           (7,543)         (7,748)         
16,600            4,607         3,997    2,385    -            -           41,461        40,737        
45,283            12,378       28,589  17,390  7,751    -           265,591      253,291      

20,056$          5,312$       7,733$  9,478$  832$     3,219$  266,844$    146,419$    

Engineering
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Schedule 1

Debt and Agreements Payable
For the year ended December 31, 2021 (in thousands of dollars)

MFA DEBT

By-law Date of Issue Issued by Purpose Issue Rate Maturity

DEBENTURE DEBT

GENERAL:
5346 October 9, 2019 M.F.A. Facility Capital Works 149 2.24% October 9, 2039
5508 June 1, 2020 M.F.A. Land Acquisition 151 1.28% June 1, 2050
5509 June 1, 2020 M.F.A. Strategic Land Acquisition 151 1.28% June 1, 2050

STORMWATER:
4752 April 8, 2010 M.F.A. Drainage 110 4.50% April 8, 2030
4829 April 4, 2011 M.F.A. Drainage 116 4.20% April 4, 2031

WATER:
4919 April 7, 2017 M.F.A. Langley Water Utility 141 2.80% April 7, 2037
4920 April 7, 2017 M.F.A. Langley Water Utility 141 2.80% April 7, 2037

TRANSPORTATION:
4751 April 8, 2015 M.F.A. Transportation 131 2.20% April 8, 2035
5232 October 4, 2017 M.F.A. Transportation 142 3.15% October 4, 2037
5233 October 4, 2017 M.F.A. Transportation 142 3.15% October 4, 2037
5347 October 9, 2019 M.F.A. Transportation 149 2.24% October 9, 2039

***4953 M.F.A. Transportation Temporary Borrowing

SEWER:
4750 April 8, 2010 M.F.A. Sewer 110 4.50% April 8, 2030

PARKS:
4455 November 2, 2007 M.F.A. Land Acquisition 102 4.82% December 1, 2027
4556 November 2, 2007 M.F.A. Land Acquisition 102 4.82% December 1, 2027
5346 October 4, 2019 M.F.A. Facility 149 2.24% October 4, 2039
5507 June 1, 2020 M.F.A. Park Capital Works 150 1.28% June 1, 2040
5509 June 1, 2020 M.F.A. Strategic Land Acquisition 151 1.28% June 1, 2050

Total debenture debt

PROPERTY ACQUISITION AGREEMENTS

GENERAL CAPITAL FUND:
* Langley Facilities Society Recreation Centre August 7, 2029

Langley Facilities Society Recreation Centre November 1, 2022

GENERAL FUND:
March 1, 2020 Facility February 1, 2040
December 31, 2021 Facility February 1, 2032

PARKS UTILITY FUND:
** January 3, 2006 Land Acquisition January 3, 2026

The Township issues long-term debenture debt instruments through the Municipal Finance Authority (MFA) pursuant to security issuing 
bylaws. Sinking Fund Reserve balances are managed by the MFA and are used to retire the debt instruments. For reporting purposes, the 
Township nets Sinking Fund Reserve balances against related gross debt.

The MFA Debt Reserve is composed of Cash Reserves and Demand Note Reserves.  The MFA retains these reserves in case any 
municipality defaults on their debt repayment obligations. Upon retirement of the debt and if no municipality has defaulted, the cash will be 
returned to the Municipality and the demand notes will be cancelled.

*The Society has a Canadian commercial bank loan pertaining to the construction of the Langley Events Centre. The bank loan was 
refinanced with a fixed rate structure in 2021.  The rate will expire in 2022. For estimation purposes, future principal and interest payments 
assume constant 2021 rates in effect for the duration of the loan.

**Under this agreement, the vendors retained the right to operate the Redwoods Golf Course for 20 years (4 years remain).  The vendors 
must contribute $100 annually to maintain and improve the  property.  The Township must contribute $50 annually.  The Township is also 
required to make annual repayments at an amount that is variable based on annual property taxes.  Interest rates on related debt are 
approximately 4% to 6%.

***As at December 31,2021, the Township has also secured temporary financing of $2,033 from the MFA for various capital projects to be 
repaid over 20 years pending the issuance of long term debenture securities in 2022. The balance remained the same in 2021 as in 2020. 
The variable annual interest rate as at December 31, 2021 was 0.97%.

E.1

E.1 - Page 37



Net Sinking
Repayments and Fund Principal Interest

Actuarial Net Debt Earnings Repayments Expense Net Debt
Gross Debt Adjustments 2021 2021 2021 2021 2020

1,500              114                       1,386              2                     56                   34                   1,444              
16,398            409                       15,989            5                     404                 210                 16,398            
43,430            1,083                    42,347            12                   1,071              556                 43,430            
61,328            1,606                    59,722            19                   1,531              800                 61,272            

1,800              838                       962                 46                   66                   23                   1,074              
2,292              948                       1,344              57                   77                   50                   1,478              
4,092              1,786                    2,306              103                 143                 73                   2,552              

33,535            5,336                    28,199            231                 1,248              939                 29,678            
7,015              1,116                    5,899              48                   261                 196                 6,208              

40,550            6,452                    34,098            279                 1,509              1,135              35,886            

8,700              2,067                    6,633              109                 308                 191                 7,050              
11,716            1,838                    9,878              54                   436                 369                 10,368            
13,744            2,156                    11,588            63                   512                 433                 12,163            
12,950            985                       11,965            21                   482                 290                 12,468            

2,033              -                            2,033              -                      -                      19                   2,033              
49,143            7,046                    42,097            247                 1,738              1,302              44,082            

8,500              3,958                    4,542              219                 312                 109                 5,073              
8,500              3,958                    4,542              219                 312                 109                 5,073              

3,250              2,003                    1,247              79                   109                 73                   1,435              
11,000            6,779                    4,221              268                 370                 248                 4,859              

5,500              418                       5,082              9                     204                 123                 5,295              
1,919              80                         1,839              1                     79                   25                   1,919              

24,240            604                       23,636            7                     597                 310                 24,240            
45,909            9,884                    36,025            364                 1,359              779                 37,748            

209,522          30,732                  178,790          1,231              6,592              4,198              186,613          

7,940              -                      1,000              377                 8,940              
120                 -                      110                 32                   230                 

8,060              -                      1,110              409                 9,170              

778                 -                      59                   44                   837                 
822                 -                      -                      -                      -                      

1,600              -                      59                   44                   837                 

460                 -                      120                 1                     580                 
460                 -                      120                 1                     580                 

Total agreements payable 10,120            -                      1,289              454                 10,587            
Total debt and agreements payable $ 188,910          $ 1,231              $ 7,881              $ 4,652              $ 197,200          
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Schedule 2

Langley Centennial Museum

Statement of Financial Activities

For the year ended December 31, 2021 (in thousands of dollars)

 2021 2020
REVENUE
Donations, sales and programs $ 182                  $ 33                    
BC Arts Council grant 154                  56                    
Federal grants - other 94                    42                    
Provincial grants - other -                       1                      
Other grants 3                      -                       
Township of Langley funding 473                  624                  

$ 906                  $ 757                  

EXPENSE
Salaries and benefits 458                  554                  
Program and events   68                    48                    
Exhibit maintenance 3                      16                    
Insurance 15                    15                    
Purchases for resale 2                      6                      
Office supplies and sundry 10                    16                    
Utilities 15                    15                    
Telephone and internet 2                      3                      
Amortization expense 10                    14                    
Grounds maintenance 7                      8                      
Advertising 3                      3                      
Travel 2                      1                      
Building maintenance 82                    55                    
Artifact additions 1                      1                      
Total operating expense 678                  754                  
Transfer to Museum Reserve 228                  2                      

$ 906                  $ 756                  

MUSEUM RESERVE
Balance, beginning of year $ 592                  $ 581                  
Contribution from Museum operations 241                  13                    
Operating expense funded by the Reserve Fund (2)                     (2)                     

Balance, end of year $ 831                  $ 592                  
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UNAUDITED
Statistical and Other Information
2021
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COVID-19 Safe Restart Grant
For the year ended December 31, 2021 (in thousands of dollars)

The Township received a grant of $7,608 under the COVID-19 Safe Restart Grant for Local 
Governments in November, 2020. The grant was partially drawn in 2021 as shown in the schedule below:

2021

COVID-19 Safe Restart Grant received $ 7,608       

Eligible costs incurred (163)         

Balance, end of year $ 7,445       
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Audit highlights 
Purpose of this report 
The purpose of this report is to assist you, as a member of Council, in your review of the results of our audit of the consolidated financial statements 
(hereinafter referred to as the “financial statements”) of the Corporation of the Township of Langley (the “Township”) as at and for the year ended 
December 31, 2021. This Audit Findings Report builds on the Audit Plan we provided to the Council dated January 18, 2022.

Status of the audit 

As of the date of this report, we have completed the audit of the financial 
statements, with the exception of certain remaining procedures, which 
include: 

– Completing certain audit documentation and completion processes 

– Completing our discussions with Council; 

– Obtaining the signed management representation letter; 

– Obtaining evidence of Council’s acceptance of the financial 
statements; and, 

– Completing subsequent event review procedures. 

We will update Council on significant matters, if any, arising from the 
completion of the audit, including the completion of the above procedures.  

Our auditors’ report, a draft of which is attached to the financial statements, 
will be dated upon the completion of any remaining procedures. 

 

Significant changes from the audit plan 

There were no significant changes to our audit plan which was originally 
communicated to you in the audit planning report. 

Areas of audit focus 

As part of our audit, we identified areas of audit focus which include: 

− Financial reporting implications of COVID-19 

− Tangible capital assets 

− Development cost charges 

− Expenses, including salaries, wages and benefits 

See pages 4 to 5 for the audit findings related to these areas of audit focus. 

Our audit is risk-focused. We have not identified any significant risks, 
except for the presumed risk of management override of controls, which is 
required by professional auditing standards. See page 6 for the audit 
findings. 

 
This report to Council is intended solely for the information and use of management and Council and should not be used for any other purpose or any other party. KPMG 
shall have no responsibility or liability for loss or damages or claims, if any, to or by any third party as this report to Council has not been prepared for, and is not intended 
for, and should not be used by, any third party or for any other purpose. 
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Audit highlights (continued) 
Audit misstatements 

Audit misstatements include presentation and disclosure misstatements, 
including omissions. Professional standards require that we request of 
management and Council that all identified audit misstatements be 
corrected. We have already made this request of management.  

Uncorrected audit misstatements 

We identified one uncorrected audit misstatement related to the financial 
statement debt note disclosure. 

The management representation letter includes the Summary of 
Uncorrected Audit Misstatements, which discloses the impact of all 
uncorrected misstatements considered to be other than clearly trivial. 

Based on both qualitative and quantitative considerations, management 
have decided not to correct the misstatement and represented to us that 
the misstatement– is, in their judgment, not material to the financial 
statements. This management representation is included in the 
management representation letter. 

We concur with management’s representation that the uncorrected 
misstatement is not material to the financial statements. Accordingly, the 
uncorrected misstatement has no effect on our auditors’ report. 

Corrected audit misstatements 

There were no corrected misstatements noted in our audit. 

See Appendix 2 for further details. 

 

 

 

 

Control deficiencies and other observation 

We did not identify any control deficiencies that we determined to be 
significant deficiencies in internal control over financial reporting.  

There is one other observation that would be of interest to management 
and Council. 

See page 7 for further details. 

Significant accounting policies and practices 

There have been no initial selections of, or changes to, significant 
accounting policies and practices to bring to your attention. 

See page 8 for further details. 

Independence 

We confirm that we are independent with respect to the Township within 
the meaning of the relevant rules and related interpretations prescribed by 
the relevant professional bodies in Canada and any applicable legislation 
or regulation from January 1, 2021 up to the date of this report. 

Current developments 

In our audit planning report, we provided details on the upcoming 
accounting standards. There have been no changes to the standards since 
we provided that information. 

Please refer to Appendix 3 for additional information related to the 
implementation of the PS 3280 Asset Retirement Obligations accounting 
standard.
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Areas of audit focus 
Area of audit focus Our audit approach Significant findings 

Financial reporting implications of 
COVID-19 

˗ We updated our understanding of process activities and controls over 
each significant financial process to identify changes resulting from the 
pandemic. 

˗ We reviewed variances in revenue and expenses from the prior year 
balances to assess whether the variances are reasonable, and the 
revenue and expenses reported in the financial statements are 
complete and accurate.  

˗ We reviewed the COVID-19 financial statement note disclosure to 
ensure it appropriately describes the impact of the pandemic on the 
Township’s operations. 

˗ We obtained an understanding of the nature of the expenditures 
reported in the 2021 unaudited COVID-19 Safe Restart grant schedule 
attached to the financial statements.. 

There were no issues noted in our 
testing. 

Tangible capital assets (“TCA”) ˗ We updated our understanding of the process activities and controls 
over TCA. 

˗ We selected a sample of TCA additions and agreed the balance 
recorded to supporting documentation. We ensured each item tested is 
recorded in the appropriate TCA category and is appropriate to 
capitalize. 

˗ We selected a sample of developer contributed assets and reviewed 
the agreement between the Township and the developer to ensure that 
the appropriate accounting treatment has been applied. We agreed the 
amount recorded to supporting documentation evidencing the fair value 
of the assets. 

˗ We performed analytical procedures on amortization expense to assess 
whether the change in the balance from the prior year is reasonable. 

There were no issues noted in our 
testing. 
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Areas of audit focus (continued) 
Area of audit focus Our audit approach Significant findings 

Development cost charges (“DCC”) ˗ We updated our understanding of the process activities and controls 
over DCC. 

˗ We selected a sample of DCC contributions, recalculated the total 
amount, agreed each factor in the calculation to supporting 
documentation (e.g. approved rates) and agreed the amount recorded 
to cash receipts or letters of credit. 

˗ We selected a sample of DCC expenditures and agreed the amount 
recorded to supporting documentation. 

˗ We reviewed the year-end DCC fund balances and identified any funds 
with a negative balance. For funds with negative balances, we inquired 
with management about the plan for future collection of DCC. 

˗ We selected a sample of letters of credits held for unpaid DCC 
contributions and confirmed the existence and validity of the letter of 
credit with the financial institution. 

There were no issues noted in our 
testing. 

Expenses, including salaries, wages 
and benefits  

˗ We updated our understanding of the process activities and controls for 
expenses, including payroll. 

˗ We performed analytical procedures to understand the change in 
expenses relative to the prior year. We corroborated all significant 
variances noted by reviewing supporting documentation. 

˗ We analyzed the change in salaries, wages and benefits expense 
relative to the prior year based on changes in head count and pay 
rates. 

˗ We selected a sample of invoices received, payments made and 
payables recorded subsequent to year-end to ensure they are recorded 
in the appropriate fiscal year. 

There were no issues noted in our 
testing. 
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Audit risks 
Professional requirements Why is this significant? 

Presumption of the risk of fraud resulting from management override of 
controls. 

Management is in a unique position to perpetrate fraud because of its ability to 
manipulate accounting records and prepare fraudulent financial statements by 
overriding controls that otherwise appear to be operating effectively. Although 
the level of risk of management override of controls will vary from entity to 
entity, the risk nevertheless is present in all entities. 

Our response 

As the risk is not rebuttable, our audit methodology incorporates the required procedures in professional standards to address this risk. These procedures 
include: 

˗ Testing of journal entries and other adjustments. 

˗ Performing a retrospective review of significant estimates. 

˗ Evaluating the business rationale of significant unusual transactions. 

Significant findings 

There were no issues noted in our testing. 
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Control deficiencies and other observation
Consideration of internal control over financial reporting (“ICFR”) 
A significant deficiency in internal control over financial reporting is a deficiency, or combination of deficiencies, in internal control that, in the auditor’s 
professional judgment, is of sufficient importance to merit the attention of those charged with governance. 

In planning and performing our audit, we considered ICFR relevant to the Township’s preparation of the financial statements in order to design audit 
procedures that are appropriate in the circumstances for the purpose of expressing an opinion on the financial statements, but not for the purpose of 
expressing an opinion on ICFR. 

Our understanding of internal control over financial reporting was for the limited purpose described above and was not designed to identify all control 
deficiencies that might be significant deficiencies. The matters being reported are limited to those deficiencies that we have identified during the audit that we 
have concluded are of sufficient importance to merit being reported to those charged with governance. 

Our awareness of control deficiencies varies with each audit and is influenced by the nature, timing, and extent of audit procedures performed, as well as other 
factors. Had we performed more extensive procedures on internal control over financial reporting, we might have identified more significant deficiencies to be 
reported or concluded that some of the reported significant deficiencies need not, in fact, have been reported. 

Significant deficiencies in ICFR 
There were no significant deficiencies in ICFR noted. 

Other observation 
We note that, as disclosed in the notes to the consolidated financial statements, the land capital statutory reserve fund has been in a deficit position for a 
number of years. As at each period-end, this deficit position would have a resultant impact on the available funds for other statutory reserve fund balances. We 
recommend that the Township consider strategies towards approaching the land capital reserve deficit in its future financial planning. 
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Significant accounting policies and practices 
 

Significant accounting policies 

− There were no initial selections of or changes to the new significant accounting polices and practices.  

− There were no significant accounting policies in controversial or emerging areas.  

− There were no issues noted with the timing of the Township’s transactions in relation to the period in which they were recorded. 

− There were no issues noted with the extent to which the financial statements are affected by a significant unusual transaction and extent of disclosure of 
such transactions. 

− There were no issues noted with the extent to which the financial statements are affected by non-recurring amounts recognized during the period and 
extent of disclosure of such transactions. 

 
Significant accounting estimates 

− There were no issues noted with management’s identification of accounting estimates. 

− There were no issues noted with management’s process for making accounting estimates. 

− There were no indicators of possible management bias. 

− There were no significant factors affecting the Township’s asset and liability carrying values. 

 Financial statement presentation and disclosure 

− There were no issues noted with the judgments made, in formulating particularly sensitive financial statement disclosures. 

− There were no issues noted with the overall neutrality, consistency, and clarity of the disclosures in the financial statements. 

− There were no significant potential effects on the financial statements of significant risks, exposures and uncertainties. 
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Appendix 1: Required communications 
Draft auditors’ report Management representation letter 

The conclusion of our audit is set out in our draft auditors’ report attached 
to the draft financial statements. 

In accordance with professional standards, a copy of the management 
representation letter is included in Appendix 2. 

Independence  

In accordance with professional standards, we have confirmed our 
independence. 
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Appendix 2: Management representation letter 
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KPMG LLP 
777 Dunsmuir Street 
P.O. Box 10426 
Vancouver, B.C. V7Y 1K3 

[Date of Auditors’ Report] 

We are writing at your request to confirm our understanding that your audit was for the purpose of 
expressing an opinion on the consolidated financial statements (hereinafter referred to as “financial 
statements”) of the Corporation of the Township of Langley (“the Township”) as at and for the year 
ended December 31, 2021. 

General: 

We confirm that the representations we make in this letter are in accordance with the definitions as 
set out in Attachment I to this letter. 

We also confirm that, to the best of our knowledge and belief, having made such inquiries as we 
considered necessary for the purpose of appropriately informing ourselves: 

Responsibilities: 

1) We have fulfilled our responsibilities, as set out in the terms of the engagement letter dated 
January 3, 2020, including for: 

a) the preparation and fair presentation of the financial statements and believe that these 
financial statements have been prepared and present fairly in accordance with the 
relevant financial reporting framework. 

b) providing you with all information of which we are aware that is relevant to the 
preparation of the financial statements (“relevant information”), such as financial 
records, documentation and other matters, including: 

˗ the names of all related parties and information regarding all relationships and 
transactions with related parties;   

˗ the complete minutes of meetings, or summaries of actions of recent meetings for 
which minutes have not yet been prepared, of Council and committees of Council 
that may affect the financial statements. All significant actions are included in such 
summaries. 

c) providing you with unrestricted access to such relevant information. 

d) providing you with complete responses to all enquiries made by you during the 
engagement. 

e) providing you with additional information that you may request from us for the purpose 
of the engagement. 

f) providing you with unrestricted access to persons within the Township from whom you 
determined it necessary to obtain audit evidence. 
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g) such internal control as we determined is necessary to enable the preparation of 
financial statements that are free from material misstatement, whether due to fraud or 
error. We also acknowledge and understand that we are responsible for the design, 
implementation and maintenance of internal control to prevent and detect fraud. 

h) ensuring that all transactions have been recorded in the accounting records and are 
reflected in the financial statements. 

Internal control over financial reporting: 

2) We have communicated to you all deficiencies in the design and implementation or 
maintenance of internal control over financial reporting of which we are aware. 

Fraud & non-compliance with laws and regulations: 

3) We have disclosed to you: 

a) the results of our assessment of the risk that the financial statements may be materially 
misstated as a result of fraud. 

b) all information in relation to fraud or suspected fraud that we are aware of that involves:  

˗ management; 

˗ employees who have significant roles in internal control over financial reporting; or  

˗ others 

where such fraud or suspected fraud could have a material effect on the financial 
statements. 

c) all information in relation to allegations of fraud, or suspected fraud, affecting the 
financial statements, communicated by employees, former employees, analysts, 
regulators, or others. 

d) all known instances of non-compliance or suspected non-compliance with laws and 
regulations, including all aspects of contractual agreements, whose effects should be 
considered when preparing financial statements. 

e) all known actual or possible litigation and claims whose effects should be considered 
when preparing the financial statements. 

Subsequent events: 

4) All events subsequent to the date of the financial statements and for which the relevant 
financial reporting framework requires adjustment or disclosure in the financial statements 
have been adjusted or disclosed. 

Related parties: 

5) We have disclosed to you the identity of the Township’s related parties. 
6) We have disclosed to you all the related party relationships and transactions/balances of 

which we are aware. 
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7) All related party relationships and transactions/balances have been appropriately accounted 
for and disclosed in accordance with the relevant financial reporting framework. 

Estimates: 

8) The methods, the data and the significant assumptions used in making accounting 
estimates, and their related disclosures are appropriate to achieve recognition, 
measurement or disclosure that is reasonable in the context of the applicable financial 
reporting framework. 

Going concern: 

9) We have provided you with all information relevant to the use of the going concern 
assumption in the financial statements. 

10) We confirm that we are not aware of material uncertainties related to events or conditions 
that may cast significant doubt upon the Township’s ability to continue as a going concern. 

Misstatements: 

11) The effects of the uncorrected misstatement described in Attachment II are immaterial, 
both individually and in the aggregate, to the financial statements as a whole. 

Non-SEC registrants or non-reporting issuers: 

12) We confirm that the Township is not a Canadian reporting issuer (as defined under any 
applicable Canadian securities act) and is not a United States Securities and Exchange 
Commission (“SEC”) Issuer (as defined by the Sarbanes-Oxley Act of 2002).  

13) We also confirm that the financial statements of the Township will not be included in the 
group financial statements of a Canadian reporting issuer audited by KPMG or an SEC 
Issuer audited by any member of the KPMG organization. 

Yours very truly, 

____________________________________ ____________________________________ 
Mark Bakken, Chief Administrative Officer Sandra Ruff, Director of Finance 

cc: Council 
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Attachment I – Definitions 
Materiality 

Certain representations in this letter are described as being limited to matters that are material.  

Information is material if omitting, misstating or obscuring it could reasonably be expected to 
influence the economic decisions of users taken on the basis of the financial statements.    

Judgments about materiality are made in light of surrounding circumstances, and are affected by 
perception of the needs of, or the characteristics of, the users of the financial statements and, the 
size or nature of a misstatement, or a combination of both while also considering the entity’s own 
circumstances. 

Fraud & error 

Fraudulent financial reporting involves intentional misstatements including omissions of amounts or 
disclosures in financial statements to deceive financial statement users. 

Misappropriation of assets involves the theft of an entity’s assets. It is often accompanied by false 
or misleading records or documents in order to conceal the fact that the assets are missing or have 
been pledged without proper authorization. 
An error is an unintentional misstatement in financial statements, including the omission of an 
amount or a disclosure. 
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Attachment II – Summary of Audit Misstatements Schedule 
Uncorrected Audit Misstatements 

Financial statement disclosure 

It is the Township’s practice not to include interest rates for agreements payable in the financial 
statement notes and schedules. This is contrary to required note disclosures under the relevant 
financial reporting framework. 
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Appendix 3: Implications of PS 3280 Asset Retirement Obligations 
PS 3280 Asset Retirement Obligations (“PS 3280”) is a new accounting standard effective for the Township’s December 31, 2023 financial statements. This 
standard addresses the reporting of legal obligations associated with the retirement of certain tangible capital assets by public sector entities. This significant 
new accounting standard has implications that have the potential to go beyond financial reporting. 

Financial reporting implications 

A liability for asset retirement costs will be recorded with a corresponding 
increase in the cost of tangible capital assets in productive use, resulting 
in a decrease (increase) to the net financial assets (net debt) reported in 
the Statement of Financial Position.  

Asset retirement obligations associated with tangible capital assets that 
are not recognized or no longer in productive use are expensed. 

Additional non-cash expenses for the amortization of tangible capital 
assets and accretion will be recognized annually.  

The total cost of legally required retirement activities will be recognized 
earlier in a tangible capital asset’s life. There is no change to the total 
cost recorded over an asset’s life. 

A rigorous process needs to be established to support updates to the 
ARO measurement on an annual basis post-initial implementation. 

Funding implications 

PS 3280 does not provide guidance on how the asset retirement liability 
should be funded. Many public sector entities currently fund retirement 
costs as they are incurred at the end of the asset’s life. Public sector 
entities will need to assess whether this practice remains appropriate or if 
funding will be obtained over the life of the asset. 

Budget implications 

In addition to budgeting for costs associated with the initial 
implementation of PS 3280, public sector entities will need to consider if 
the non-cash accretion expense and additional amortization expense will 
be included in the annual budget.  

Public sector entities operating under balanced budget legislation or 
similar guidelines will need to obtain guidance from the provincial 
government to determine the impact of PS 3280 on current requirements. 

Capital planning implications 

PS 3280 requires legal obligations associated with the retirement of 
tangible capital assets to be recorded when the assets are acquired, 
constructed or developed.  As a result, the cost of legally required 
retirement activities will need to be considered at the inception of a capital 
project to determine the financial viability and impact of the project. 

Asset management implications 

The asset retirement date used to determine the asset retirement liability 
needs to be consistent with the useful life of the related tangible capital 
asset. As a result, public sector entities need to assess whether the 
useful lives of tangible capital assets continue to be accurate and 
consistent with asset management plans.  

Many public sector entities are using the implementation of PS 3280 as 
an opportunity to develop or refine their asset management plans. 
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REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: JUNE 13, 2022 - REGULAR MEETING REPORT:  22-59   
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 13-20-0152  
SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. 101325 

(JANDA GROUP HOLDINGS INC. / 3100 – 272 STREET) 
 

 

PROPOSAL: 

Development Permit application for one 6-storey mixed-use 
retail and residential building containing 66 condominium 
units on 2.6 ha (6.4 ac) of land located at 3100 – 272 
Street.  

RECOMMENDATION SUMMARY: 

That Council authorize issuance of Development Permit No. 
101325 subject to seven (7) conditions plus four (4) 
conditions to be met prior to building permit. 

RATIONALE: 

The proposed development is consistent with the 
Development Permit Area provisions of the Aldergrove 
Community Plan and complies with the site’s 
Comprehensive Development CD-31 Zoning.  
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RECOMMENDATION: 
That Council authorize issuance of Development Permit No. 101325 for a property located at 
3100 – 272 Street 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” and in compliance 

with the Township’s Street Tree and Boulevard Planting Policy; 
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. Registration of a restrictive covenant requiring seven units to be provided as adaptable 
housing; and 

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

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. Confirmation that Age-Friendly Amenity requirements and proposed outdoor space 
design is to the satisfaction of the Manager of Green Infrastructure Services; and 

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. 

EXECUTIVE SUMMARY: 

Focus Architecture Inc. has applied on behalf of Janda Group Holdings Inc. for a Development 
Permit for one 6-storey mixed-use building containing two commercial retail units and 66 
condominium units. The proposed development is part of the second phase of the larger overall 
redevelopment of the 2.6 ha (6.4 ac) Aldergrove Mall property located at 3100 – 272 Street. The 
development complies with the applicable Development Permit Guidelines of the Aldergrove 
Community Plan (Attachment B). 

PURPOSE: 

The purpose of this report is to provide information and recommendations concerning proposed 
Development Permit No. 101325 for a property located at 3100 – 272 Street. 
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ZONING BYLAW NO. 2500 
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RENDERINGS – SUBMITTED BY APPLICANT  
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RENDERINGS – SUBMITTED BY APPLICANT  
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SITE PLAN– SUBMITTED BY APPLICANT 

 

85 AVENUE 

 

 

E.2

E.2 - Page 8



DEVELOPMENT PERMIT APPLICATION NO. 101325 
(JANDA GROUP HOLDINGS INC. / 3100 – 272 STREET) 
Page 9 . . . 
 
REFERENCE: 

Owner:  
 
 
 

Janda Group Holdings Inc. 
4770 – 72 Street 
Delta, BC V4K 3N3 
 

Agent:  
 
 
 
Legal Description: 

Focus Architecture Inc.  
310, 1848 McCallum Road 
Abbotsford, BC V2S 0H9 
 
Lot 1 Section 20 Township 13 NWD Plan EPP97382 
 

Location: 3100 – 272 Street (Aldergrove Mall) 
 

Area: 2.6 ha (6.5 ac)  
 

Existing Zoning: 
 

Comprehensive Development Zone CD-31 
 

Aldergrove Community Plan: 
 

Aldergrove Core Land Use Plan 
 

Aldergrove Core : 
 

Medium Density Mixed Use (2.0 FSR) 
High Density Mixed Use (3.0 FSR) 

BACKGROUND/HISTORY: 

The subject 2.6 ha (6.4 ac) site is zoned Comprehensive Development Zone CD-31 and located 
in the Aldergrove Core area of the Aldergrove Community Plan. The western portion of the 
property is designated Medium Density Mixed Use (2.0 Floor Space Ratio (FSR)) and the 
eastern portion is designated High Density Mixed Use (3.0 FSR). The subject site is bordered 
on the north and east by Bertrand Creek, which is protected by a restrictive covenant, secured 
as part of a previous application.  
 
The proposed location for the subject building was part of a larger rezoning application for the 
overall redevelopment of the 10,442 m2 (112,400 ft2) Aldergrove Mall (constructed in the 1970s) 
which received final reading in 2021. The application amended the property’s existing CD-31 
Zone to increase the height of two buildings from a maximum of 6-storeys to 10-storeys (in 
Phase 1) and 12-storeys (future Phase 3). An accompanying Development Permit for the 
construction of three mixed-use buildings and one commercial building was also approved with 
final reading of that application.  
 
The subject Development Permit application proposes construction of one 6-storey mixed use 
building as part of Phase 2 of the overall three phase redevelopment of the subject site. 

DISCUSSION/ANALYSIS: 

Focus Architecture Inc. has submitted a development application on behalf of Janda Group 
Holdings Inc. proposing one 6-storey mixed use building comprised of 66 condominium units 
and 341 m2 (3,678 ft2) of commercial space.  
 
The site’s overall density (which includes both Phase 1 and 2) of 100 units per hectare (UPH) 
(40.5 units per acre (UPA)) is consistent with the site’s Medium Density Mixed Use and High 
Density Mixed Use designations and CD-31 zoning. 
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The overall development proposal for the site includes three phases of development detailed as 
follows: 
 
Phase 1 Buildings A & B: (6-storey mixed-use buildings comprised of residential 

and commercial);  
Building C: (2-storey commercial); 
Building D: (10-storey mixed-use building comprised of a parkade and 
residential) 
Construction of ‘Aldergrove Town Centre Drive’ 

Phase 2 
 

Building E (6-storey mixed use building comprised of residential and 
commercial) 
(CURRENT PROPOSED DEVELOPMENT PERMIT) 

Phase 3 Building F (12-storey residential building) 
Construction of N/S lane connection between ‘Aldergrove Town Centre 
Drive’ and the existing E/W lane  

 
As part of the overall rezoning of the site, the proponent will be constructing an east to west 
vehicular connection, ‘Aldergrove Town Centre Drive,’ that will connect the development from 
272 Street to the existing east-west lane which runs parallel to Fraser Highway. Statutory rights 
of way allowing for public access for the new vehicular connections as well as enhancements to 
the existing Bertrand Creek trail connection (including pedestrian connections leading from the 
site to the trail system) were secured through the previous rezoning application. 

Adjacent Uses: 
North: Bertrand Creek, beyond which are two vacant properties, one zoned Multiple 

Family Zone RM-2 and one zoned Comprehensive Development Zone CD-41, 
both designated as Medium Density Mixed Use (2.0 FSR) in the Aldergrove Core 
Land Use Plan;  

South: A lane, beyond which are several properties (fronting Fraser Highway) zoned 
Community Commercial Zone C-2, designated Medium Density Mixed Use in the 
Aldergrove Core Land Use Plan. A commercial multi-tenant building is located to 
the southeast of the subject property zoned Community Commercial Zone C-2, 
designated Medium Density Mixed Use (2.0 FSR) in the Aldergrove Core Land 
Use Plan; 

East: Bertrand Creek, beyond which is a townhouse development (fronting 32 Avenue) 
zoned Multiple Family Residential Zone RM-2 designated as High Density 
Residential in the Aldergrove Community Plan and an condominium development 
zoned Multiple Family Residential Zone RM-3A designated as High Density 
Residential in the Aldergrove Community Plan; 

West: 272 Street, beyond which are four properties zoned Community Commercial 
Zone C-2, with the two northern properties designated as High Density Mixed 
Use (3.0 FSR) and two southern properties designated as Medium Density Mixed 
Use (2.0 FSR) in the Aldergrove Core Land Use Plan. 

Development Permit  
As the property is designated a mandatory development permit area, Council review of the form 
and character of the proposed development and issuance of a development permit is required 
prior to building permits being issued. The subject site is located in “Development Permit Area 
‘D’ – Downtown Core Area” in the Aldergrove Community Plan (Attachment B) which 
establishes objectives and guidelines for the form and character of commercial and residential 
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development. Proposed Development Permit No. 101325 is attached to this report (see 
Attachment A). The proponent has submitted building elevations and renderings detailing the 
form, height, exterior finishing and architectural style, and massing of the proposed mixed-use 
site for Council’s consideration. 
 
The proposed building faces the future Aldergrove Town Centre Drive road alignment and is a 
contemporary style mixed-use building comprised of 341 m2 (3,678 ft2) of commercial area 
located in two commercial retail units on the east and west portions of the building. 66 
residential units are dispersed throughout all 6-storeys of the building and are comprised of one, 
two, and three bedroom units ranging in size from 46 m2 (492 ft2) to 995 ft2. The building 
features five shades of hardie cement board panel in white, light and dark beige, brown, and 
gold. The building also utilizes two shades of hardie cement board siding in dark and light grey 
along with metal wood siding. Additionally, the building features corrugated metal siding to 
delineate the commercial spaces from the residential space along the first storey. 
  
The Aldergrove Mall redevelopment site aligns with the Medium Density Mixed Use and High 
Density Mixed Use designation in the Aldergrove Plan and the site’s Comprehensive 
Development CD-31 zoning. To date, Phase 1 and 2 of the proposed redevelopment have been 
advanced to Council, with the Phase 1 Development Permit (at the time of final reading for ToL 
Project No. 13-20-0152 / RZ100573) issued in November 2021. Staff note that the proposed 
overall density of the development site (100 UPH/ 40.5 UPA) site coverage (36%), parking, and 
building siting comply with the CD-31 zoning provisions. 

Adaptable Housing: 
In accordance with Section 3.1.9 of the Township’s Official Community Plan, a minimum of 10% 
of condominium units shall be provided as adaptable housing. Council has chosen to implement 
this provision through the adoption and implementation of Schedule 2 – Adaptable Housing 
Requirements of the Official Community Plan. In compliance with the Official Community Plan,  
seven adaptable units are required and seven adaptable one bedroom units are proposed. A 
condition of the Development Permit is registration of a restrictive covenant identifying/securing 
the units required to comply with Schedule 2 – Adaptable Housing Requirements.  

Tree Protection/Replacement:  
Street and replacement trees were secured as part of the overall rezoning and development 
permit application for all three phases of the project including Phase 2, which is subject to this 
particular application. 

Bertrand Creek Trail:  
Bertrand Creek borders the subject site along the north and east property lines. As part of the 
previous application, the applicant widened the entire length of the trail to 3.0 m (9.8 ft) which 
runs from Fraser Highway to 272 Street (east to west).  

Servicing: 
Full municipal services were secured as part of the previous rezoning application. The applicant 
will also be required to provide erosion and sediment control measures in accordance with the 
Erosion and Sediment Control Bylaw to the acceptance of the Township. 

Environmental Considerations: 
The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
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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.   
 
A red-coded watercourse (Bertrand Creek) exists along the northern property line. Streamside 
Protection Development Permit No.101095 was issued with the overall rezoning application 
which established and protected the required watercourse protection areas. 

Landscaping: 
The landscape plans (provided in Attachment A) propose an urban landscape standard along 
Aldergrove Town Centre Drive. The landscape plans also provide extensive planting around the 
perimeter of the building and adjacent to the protected SPEA areas. 
 
Landscape plans for the overall Aldergrove Mall redevelopment site have been submitted and 
accepted as part of the prior overall rezoning application.  

Age Friendly Amenity Area: 
Section 111.5 of the Township’s Zoning Bylaw requires provision of Age Friendly Amenity areas 
(4 m2 per residential unit) for condominium developments, resulting in a requirement of 256 m2 
(2755 ft2) for this building. As part of this development permit for Building E, the proponent is 
proposing 89 m2 (957 ft2) of outdoor space east of Building E.  
 
As a component of the comprehensive redevelopment of the overall Aldergrove Mall site, the 
proponent will provide surplus amenity space on the fifth level of Building D (parkade building). 
The intention was that amenity space for Building E would be provided largely in Building D. 
This approach was also used in the previous development permit with Building B having a 
portion of its amenity space provided in Building D. The applicant included a total of 1,272 m2 

(13,691 ft2) of age friendly amenity areas as part of Phase 1, proposed in Buildings A, B, and 
mostly D, on the roof top level of each building. The previously approved amenity area is 
sufficient in area to satisfy the Zoning Bylaw requirements for Buildings A, B, D, and E and 
includes garden beds, play equipment, seating areas, and barbeque facilities for the use of 
residents.  

Access and Parking 
Access will be provided to the site by the future Aldergrove Town Centre Drive which will 
provide a connection through the site from the existing east-west lane located south of the 
subject site and the 272 Street alignment.  
 
Access will be provided to the site through: 
 

• Aldergrove Town Centre Drive and 272 Street intersection 
• Northern driveway location at 272 Street (right in/right out location) 
• Aldergrove Town Centre Drive (eastern most connection) and existing east/west lane 
• North/South lane connection adjacent to Building D and existing lane (future connection 

to be provided at Phase 3) 
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A total of 110 parking spaces are allocated as part of Building E, which exceeds the minimum 
requirements of the Zoning Bylaw.  
 

TYPE PARKING SPACES 
REQUIRED 

PARKING SPACES 
PROVIDED 

Retail/Restaurant 
(1 space per 35 m2) 

10 
 

10 

Residential - Condominium  
(1.5 spaces/ unit) 

99 
(10 of which allocated for 

visitor parking) 
 

100 
(10 of which are allocated for 

visitor parking) 

TOTAL 
 

109 110 

School Sites: 
School District 35 has provided comments (Attachment C) estimating that the proposed 
development will ultimately generate approximately two new students for Parkside Elementary 
(located 750 m northwest of the site), one new student for Betty Gilbert Middle School (located 
approximately 1.5 km southeast of the site), and two students for Aldergrove Community 
Secondary School (located approximately 1.4 km southwest of the site). The School District 
notes that there is currently sufficient capacity within the School District to enroll the students as 
noted above at the present time.  
  

PHASE 1 CONNECTION 
 
FUTURE CONNECTION  
 
 
PARKADE ENTRANCE 
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Policy Considerations: 
The proposed development complies with the site’s Comprehensive Development CD-31 
zoning. The proposal, in staff’s opinion is in compliance with the Development Permit Guidelines 
of the Aldergrove Community Plan. Staff recommend that Development Permit No. 101325 be 
issued as attached, subject to seven (7) conditions as outlined in the Development Permit and 
four (4) 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.  
 
 
Respectfully submitted, 
 
 
Ruby Sandher 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Development Permit No.101325 

ATTACHMENT B  Development Permit Area “D” Guidelines  

ATTACHMENT C Letter from School District 35  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101325 

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

1. Name: Janda Group Holdings Inc. 

Address: 4770 – 72 Street 
Delta, BC V4K 3N3 

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

LEGAL DESCRIPTION:   Lot 1 Section 20 Township 13 NWD Plan EPP97382

CIVIC ADDRESS:  3100 – 272 Street

3. This Permit is issued subject to compliance with all of the Bylaws of the Municipality of
Langley applicable thereto, except as specifically varied or supplemented by this permit and
subject to the following conditions being satisfied to the acceptance of the General Manager
of Engineering and Community Development:

a. 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;
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. Registration of a restrictive covenant requiring seven units to be provided as adaptable
housing; and

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

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. Confirmation that Age Friendly Amenity requirements and proposed outdoor space
design is to the satisfaction of the Manager of Green Infrastructure Services; and

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.

ATTACHMENT A
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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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SCHEDULE A
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Aldergrove Core Area Concept Plan and Development Permit 

Area Design Guidelines 

(for Development Permit Area “D” – Downtown Core Area) 
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1.0 INTRODUCTION 

1.1 Designation and Justification 

The Local Government Act Section 919.1 (1) states that an 

official community plan may designate development 

permit areas for the establishment of objectives for the form 

and character of commercial, industrial and multi-family 

residential development (Section 919.1 (1) (f)).  Section 919.1 

(2) states that with respect to areas designated under 

subsection (1), the official community plan must: 

(a) describe special conditions or objectives that justify the 

designation, and 

(b) specify guidelines respecting the manner by which the 

special conditions or objectives will be addressed. 

The Aldergrove Core Area as identified in Figure 1 is 

designated as a development permit area under section 

919.1 (1) of the Local Government Act to guide the form 

and character of multi-family, and commercial 

development. 

 

1.2 Purpose and Intent 

The Aldergrove Core Area Plan (ACAP) provides a 

comprehensive planning framework to accommodate an 

anticipated future downtown population of 5000 residents 

through the creation of a highly sustainable and livable 

town centre.  The Concept Plan described in Section 2.0, 

and the Development Permit Design Guidelines in Section 

3.0, establish the community’s aspirations regarding the 

form and character of public and private realm 

development and overall implementation of the plan.  The 

specific urban design objectives for downtown Aldergrove 

are established in Section 3.1:  Intent and Objectives. 

 

It is important to note that the concept plan is not a master 

or official development plan.  Rather, it is a conceptual 

drawing whose purpose is to illustrate the urban design 

concepts, strategies and guidelines that form the basis for 

implementation of the urban design and planning vision for 

the downtown as described in the ACAP. 

 

 

The Aldergrove core area charrette team 
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Bertrand Mews 

Active retail 

frontage along 

Fraser Highway and 

272 Street  

Aldergrove Transit Plaza 

Fraser Hwy 

Concept Plan Overview 

Downtown Residential Street 

Downtown Greenway 
Enhanced setbacks and 
ecological restoration 
along Bertrand Creek 
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2.0 THE CONCEPT PLAN 

The concept represents a vision to transform downtown Aldergrove into a compact, mixed-use, highly 
walkable and transit oriented town centre.  The land use framework creates significant additional 
residential capacity and a mix of housing types through the introduction of medium and higher-
density residential development in both ground-oriented housing and apartments.  The concept is also 
premised on maintaining and enhancing the Fraser Highway and 272 Street as vibrant commercial 
streets, with a mix of shops, services, cafes and restaurants to serve and provide jobs for local and 
regional residents.  While the concept includes tall buildings, a human scale design is emphasized 
through pedestrian uses, comfort and safety. 
 

2.1 Overview 

The plan emphasizes 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 humanly scaled streets and plazas, and a highly connected pedestrian network, are other 
essential elements of the plan which, together, are intended to foster a functional, aesthetic and vibrant 
downtown Aldergrove.  A reference to downtown Aldergrove’s past is achieved through a modern 
interpretation of historic form and character elements illustrated in a set of urban design guidelines 
intended to foster creative and innovative design responses to sustainability, livability, and sense of 
place, and through public art referencing Aldergrove’s agricultural roots.  Other important plan 
elements are: 

 on and off-street greenways that emphasize 

comfortable, safe and convenient pedestrian travel 

and activities within the downtown, and connect 

to a wealth of parks and other amenities located 

immediately adjacent to the downtown; 

 new street network connections to create more 

route options for pedestrians; 

 Bertrand Mews, a new small scale, one-way local 

street running parallel to Bertrand Creek with 

primarily residential frontage and extensive traffic 

calming measures; 

 mid-block paseos or pass throughs to create 

pedestrian connections to main commercial streets 

and through the downtown; 

 a new civic/recreational precinct located on the 

Aldergrove Elementary School site that includes a 

pool and ice rink; 

 a transit plaza located adjacent to the main bus 

exchange, lined with shops, cafes and other active 

uses, containing pedestrian amenities, public art, 

and able to accommodate outdoor community 

events including a regular farmers market; 

 pedestrian crossings at key locations throughout 

the downtown; and 

 urban parks and plazas located throughout the 

downtown. 

 

 

 

Downtown Aldergrove – Conceptual Planning Framework 
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2.2 Commercial Continuity:  Active Retail Frontage  

 

 

 

27
2 

S
tr

ee
t 

Extent of continuous commercial frontage desired 

Active uses front onto, and can even spill out 
onto, public streets and open spaces 
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2.3 Residential Streets 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Residential buildings present a friendly, welcoming face to the street by 
minimizing the distance they are set back from the sidewalk and by 
incorporating ground floor entrances, patios and upper storey balconies 
that overlook the street, enhancing pedestrian activity and safety 
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2.4 Off-street Greenways 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

 

Greenways incorporate 
integrated stormwater 
source controls 

Greenways are a 
significant and 
functional component 
of the downtown’s 
overall mobility 
network 

Residential buildings 
oriented positively 
towards greenways, 
with entrances, patios 
and upper storey 
balconies overlooking 
the greenway to 
enhance pedestrian 
activity and safety 
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2.5 Downtown Parks and Plazas 

  

 

 

 

 

  

Aldergrove transit plaza is a key activity node located in the heart of the 
downtown, framed and defined by adjacent buildings and active uses 

Small urban parks with formal features and passive programming 

Adjacent buildings and uses front 
onto, activate and define plaza 

Public art incorporating water feature 

Active uses spill out onto plaza 
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2.6 Bertrand Mews 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

   6 m 

Bertrand Mews is a proposed one way local street that runs along and is significantly 
set back from Bertrand Creek with residential frontage and adjacent pedestrian trails 
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3.0 DESIGN GUIDELINES 

3.1 Intent and Objectives 

Urban design is the comprehensive and cohesive combination of 

buildings, streets, and open space which has, as its objective, the 

creation of memorable public space.  The essence of good 

urbanism is determined by the relationship between the public 

and private realm at the street level.  Pedestrian oriented and 

humanly scaled streets, squares, and plazas are essential 

elements to the making of a functional, aesthetic and vibrant 

place. 

 

In order to support vibrant active streets and a sense of 

community, the following three fundamental approaches shall 

guide private development in the downtown: 

 

1) Build to the sidewalk. 

2) Make the street front visually and physically permeable 

(transparent). 

3) Locate off-street parking behind or under the building. 

 

Great Streets 

 

The design guidelines are premised on the creation of great 

streets as described by the general objectives and approaches 

below.  As such, these provide an overview of the following 

guidelines (sections 3.2 – 3.13) 

 

 Streets are places for people to walk leisurely or with a 

purpose.  Streets should have a pleasing experiential and 

social dimension; 

 Building frontages along urban streets and public open 

spaces are the strongest determinants of character and 

quality.  Continuous frontages create interesting and 

attractive walking environments while providing 

friendly and animated streetscapes; 

 Streets should provide physical comfort.  A sense of 

physical comfort derives from both a perceived sense of 

security and the design elements of the street; 

 Streets require definition.  Streets should have clear 

boundaries, or ‘walls’, that define an outdoor room.  

Both buildings and trees can provide a sense of 

definition or enclosure; 
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 Streets require qualities that engage the eye.  Visual 

interest at the human scale adds to the experiential 

dimension of the street; 

 Streets require transparency.  Windows at eye level are 

inviting, engaging, sociable, and provide for natural 

surveillance; 

 Streets must serve adjacent land uses in an appropriate 

manner; and 

 Streets must accommodate emergency, transit, and 

service vehicles. 
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THIS NOT THIS 
 

3.2 Connectivity:  Enhancing the Pedestrian 

Network 

Intent:  To encourage new development or re-

development on large sites to incorporate new streets, 

greenways and pathways that extend the existing 

surrounding network and increase direct connections 

for pedestrians and cyclists. 

 

Guidelines 

 

a) Permeate large blocks with new streets and greenways 

that connect with the existing network of streets and 

pedestrian pathways. 

b) Avoid cul-de-sacs and other physical barriers which 

deter or prevent people from walking or cycling 

through the downtown and remove these as 

opportunities arise. 

c) Where large blocks are unavoidable, provide publicly 

accessible mid-block pedestrian and bicycle pathways 

that connect with the existing, surrounding network. 

d) Increase pedestrian connections across Bertrand Creek 

to create more options for pedestrians and cyclists 

traveling to and from the downtown. 

 
 

 
 
 
 
 
 
 
 

  

Large blocks 
should be broken 
up to create 
smaller ones as 
re-development 
opportunities 
arise 

Greenway increases connectivity of pedestrian 

network 
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3.3 Street Definition 

Intent:  To site and design buildings to positively frame 

and define streets and other public open spaces. 

 

Guidelines 

 

a) Minimize the distance between the building and the 

sidewalk to create good street definition and a sense of 

enclosure. 

b) Generally, ground floor commercial uses should be built to 

the front property line so that a continuous street frontage 

and street definition is maintained.   

A small setback is encouraged where a pedestrian 

courtyard or other similar features benefiting pedestrian 

character are provided, to respond to the building setback 

from an adjacent property and to allow for projecting 

balconies and bay windows while not encroaching on 

public property. 

c) Site and design buildings to respond to specific site 

conditions and opportunities such as oddly shaped lots, 

location on prominent intersections, sites framing 

important open spaces, corner lots, sites with buildings that 

terminate a street end view, and views of natural features. 

d) A minimum 3 storey street-wall and a maximum 4 storey 

street-wall should be maintained throughout the 

downtown except along the Fraser Highway and 272 Street. 

(See scale and massing guidelines in section 3.6) 
 

  

Buildings frame and define streets, creating a 

human scale public realm 

Siting and design responds to location on 

intersection 

Provide distinctive architectural features for 

buildings that terminate a street end view 

Site buildings continuously using a common 

‘build to’ line 
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3.4 Active Frontages:  Transparency 

Intent:  To ensure buildings are sited and designed to 

create welcoming frontages and encourage street vitality, 

visual interest and safety. 

 

Guidelines 

 

Commercial and Mixed Use Buildings 

 

a) the established orthogonal alignment of building face 

to the street is an ordering principle in the 

downtown.  Therefore, provide pedestrian access to 

storefronts and businesses from the adjacent public 

street.  Orient upper storey windows and balconies to 

overlook adjoining public streets, squares, greenways 

and other public open spaces. 

b) On corner sites, develop both street facing facades as 

front elevations with pronounced entrances oriented 

to the corner and/or primary streets. 

c) Shops should have a minimum depth of 10 metres. 

d) Ensure shop fronts are transparent.  Transparency 

occurs where public and private realms meet.  Good 

transparency is when interior (private) uses are 

visible from, and can even spill out onto, the (public) 

sidewalk or plaza, and further, when the use of 

public space is visible from inside buildings to allow 

for casual surveillance.  Use of figured or frosted 

glass is strongly discouraged and is to be avoided. 

e) Recess entrances to buildings from the sidewalk or 

property line a minimum of 1.2 m in order to provide 

for door swings and for weather protection. 

f) Incorporate frequent entrances into commercial 

frontages along the street.  A maximum spacing 

dimension of 8 m along Fraser Highway and 12 m 

along other commercial streets in the downtown is 

preferred. 
 

 
 
 
 
 

 
  

Orient buildings to, and provide direct 
pedestrian access from, the adjacent public 

street/sidewalk 

Transparency creates 
visual interest, activity 

and safety 

A maximum 8 metre frontage module is preferred along 
the Fraser Highway to create human scale and to 

reinforce its function as Aldergrove’s main street 
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g) Large floor plate commercial developments will respond to the 
prevailing street character in the downtown by incorporating 
frequent entrances and transparent shop front windows 
consistent with these guidelines.  Large format commercial 
buildings with compatible uses should incorporate smaller 
shops wrapped around its edges and residential uses above to 
better integrate these buildings and uses and make them more 
compatible with the existing character of downtown streets. 

h) Avoid expansive blank walls (i.e., over 5 m in length) and 
retaining walls adjacent to public streets.  When blank walls 
are unavoidable, they shall be mitigated using appropriate 
design treatments which can include, but are not limited to, the 
following: 

 Installing a vertical trellis in front of the wall with climbing 
vines or plant materials; 

 Setting the wall back to provide room for evergreen and 
conifers to provide year round screening; 

 Providing art (such as a mosaic, mural, relief, etc.) over a 
substantial portion of the wall surface; 

 Employing quality materials and/or different texture and 
colours to make it visually interesting; 

 Providing special lighting, a canopy, awning, horizontal 
trellis or other pedestrian oriented features that break up 
the size of the blank wall’s surface and add visual interest; 
and 

 Incorporating them into a patio or sidewalk café. 
 

 NOT THIS THIS 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
 
 

 

 

 

 

Big Box 

Small 

Shops 

Apartments 

Compatible 

Mixed Use 

Building 

Screen 

When unavoidable, blank walls should be screened with 
landscaping or incorporate a patio café or special materials to 

make it visually more interesting 

into a mixed use building with small shops 

fronting onto the street 

Large format commercial uses incorporated into 
a mixed use building with small shops fronting 

onto the street 
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Residential buildings with ground floor units 
addressing the street with balconies, entries and 
stoops directly accessible from the fronting 

street or open space 

 

 

 Residential Buildings/Frontage 

 

i) Site and orient multi-family residential buildings to 

overlook public streets, parks, and walkways and 

private communal spaces while ensuring the 

security and privacy of its residents. 

j) Incorporate individual entrances to ground floor 

units in residential buildings that are accessible 

from the fronting street.  This provides easy 

pedestrian connections to buildings, encourages 

street use and walking, and overall enhances social 

activity and safety. 

k) Set back residential buildings on the ground floor a 

minimum of 2 m and a maximum of 5 m to create a 

semi-private entry or transition zone to individual 

units and to allow for an elevated entryway or 

‘stoop’. 

l) Apartment lobbies and main building entries shall 

be clearly visible from the fronting street, and have 

direct sight lines into them.  Where possible, 

apartment lobbies should have multiple access 

points to enhance building access and connectivity 

with adjacent open spaces. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Public 

Realm 

“Eyes 

on the 

Street” 

Semi-

Private Private 

E.2

E.2 - Page 50



 

 

Page | 67 

 

Off-street parking and other ‘back-of-house’ 
uses shall be located behind, underneath 
(preferred) or beside (not desired, but 
acceptable), but never between the front of a 
building and the public sidewalk 

Off-street parking and servicing located to 

minimize impacts on pedestrian realm 

3.5 Parking, Servicing and Access 

Intent:  To ensure the provision of adequate servicing, vehicle 

access and parking in the downtown while minimizing negative 

impacts on the safety and attractiveness of the public/pedestrian 

realm. 

 

Guidelines 

 

a) A welcoming pedestrian environment with continuous 

street edge definition is critical to the character of the 

downtown.  Therefore, it is important that vehicular and 

service functions and other ‘back of house’ activities 

remain primarily on the lane where possible, so as not to 

conflict with pedestrian oriented street activity, 

particularly on downtown commercial streets. 

b) Structured underground or ‘tuck-under’ parking is preferred 

over off-street surface parking. 

c) 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. 

d) Locate public on-street parking at the curb to provide 

convenient and direct access to commercial and residential 

entrances along the street. 

e) Off-street parking shall not be located between the front face 

of a building and the public sidewalk. 

f) If located beside the building and adjacent to the public 

sidewalk, screen surface parking 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 personal safety and security.  

Screening could include landscaping, a trellis, or grillwork 

with climbing vines. 

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

there is no lane, and where the re-introduction of a lane is 

difficult or not possible, access may be provided from the 

street, provided: 

 Access is from the long face of the block; 

 There is minimal interruption of the pedestrian realm 

and streetscape treatment; 

 Waiting, or pick-up drop-off areas are located internal to 

the site, not in the public right-of-way; and  

 There is no more than one interruption per block face 

and only one curb cut on the street. 

Mechanical 
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Access to underground parking is 
architecturally integrated to minimize 

impacts on the pedestrian realm 

On street parking at the curb should be 
provided throughout the downtown to 
provide direct access from the street to 

businesses and homes 

h) Any vehicular entrance and its associated components 

(doorways, ramps, etc.), whether from the street or lane, should 

be architecturally integrated into the building so as to minimize 

its exposure.  In particular, avoid ramps located directly off the 

street or lane.  Minimize negative impacts of parking ramps and 

entrances through treatment such as enclosure, screening, high 

quality finishes, sensitive lighting, and landscaping. 

i) Vehicular entrances and curb cuts are not permitted along the 

Fraser Highway within the downtown plan area. 

j) Clear lines of site should be provided at access points to parking, 

site servicing, and utility areas to enable casual surveillance and 

safety. 

k) Share parking and access is encouraged where possible. 
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Vertical setbacks and upper storey step-
backs break up the visual mass of these 
buildings 

Buildings along the Fraser 
Highway should step back after 
the first or second storey to 
reflect the traditional commercial 

building heights in the downtown 

A courtyard can be used to break up the visual mass of large buildings 

3.6 Scale and Massing 

Intent:  To reduce the visual mass of large buildings and 

ensure a sensitive transition to adjacent, less-intensive 

areas.  

 

Guidelines 

 

a) Break up the visual mass of large buildings by 

incorporating minor visual breaks in their facades using 

vertical setbacks and upper storey step-backs (façade 

modulation and articulation).  Commercial/mixed use 

building facades should be articulated into modules that 

are a maximum of 15 m in length, and residential 

buildings a maximum 30 m. 

b) Buildings over three storeys in height shall be a maximum 

of 60 m in length.  Buildings three storeys in height and 

less shall be a maximum of 40 m in length.  This can be 

achieved by incorporating a substantial setback such as a 

courtyard or framed periodic openings to provide public 

views into private open space features. 

c) Buildings up to four storeys in height should step the 

fourth storey back a minimum of 1.5 m. 

d) Buildings between four and six storeys in height should 

step back the top two storeys a minimum of 1.5 m.  

e) A minimum three storey street wall should be maintained 

for buildings in the downtown, except along the Fraser 

Highway and 272 Street, where a maximum one and/or 

two storey street-wall is desired to reflect the traditional 

façade pattern.  An active skyline incorporating 

contemporary interpretations of traditional features such 

as false fronts may be incorporated into the roof line at the 

building setback as a reference to the traditional 

architectural form and character of these streets.  

However, a faux pioneer look or theme is strongly 

discouraged and should be avoided (see also architectural 

concept guidelines in section 3.9).  
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The 
placement of 
awnings and 
canopies 
should reflect 
the building 
façade’s 
articulation 
and 
fenestration 

pattern 

Weather protection in the form of awnings 
or canopies contributes to the character and 

pedestrian comfort of streets 

 
3.7 Weather Protection 

 
Intent:  To provide comfort for pedestrians and 
emphasize the pedestrian orientation and function of 
public streets through the provision of weather 
protection while enhancing the overall appearance and 
character of commercial areas in the downtown. 
 
Overview 
 
Awnings and canopies are the preferred measures for 
providing necessary weather protection as part of private 
development along public streets, or on privately-owned 
property.  Awnings are a light, detachable structure of 
fabric or other flexible material supported from the 
building by a fixed or, preferably, a retractable frame to 
provide shelter from sun, rain and snow.  Canopies are 
rigid structures extending out from the building face and 
entirely supported from the building.  Awnings are 
preferred along the Fraser highway, while awnings 
and/or canopies are acceptable for other commercial 
areas in the downtown. 
 
Guidelines 
 
a) Provide weather protection along all commercial 

streets and plazas.  Enhanced weather protection is 
encouraged at the entrances of major buildings, 
adjacent to bus zones and street corners where 
people wait for traffic lights, over store fronts and 
display windows, and any other areas where 
significant waiting or browsing by people occurs. 

b) Awnings, canopies and overhangs should be 
architecturally integrated and incorporate 
architectural design features of buildings from which 
they are supported. 

c) Place awnings and canopies to reflect the building’s 
architecture and fenestration pattern (placement of 
windows and doors). 

d) Placement of awnings and canopies should balance 
weather protection with daylight penetration.  Avoid 
continuous opaque (solid) canopies that run the full 
length of facades. 

e) Along the Fraser Highway, weather protection 
should be in the form of awnings. 

f) Awnings and/or canopies can be used along other 
commercial streets in the downtown. 
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3-point awning with valance 

4-point awning 
with compatible 

signage 

3-point awning with valance 

Transparent canopies made of glass and 
steel are preferred over solid wood, opaque 

canopies 

Awnings 
 
g) Awnings should have a minimum vertical clearance of 2.5 m 

measured from the sidewalk and shall extend out over the 
sidewalk a minimum of 1.8 m, with greater coverage 
desirable in areas of high pedestrian traffic and where 
sidewalk widths are adequate.  Awnings should not occupy 
more than 2/3 of the total sidewalk width. 

h) Awnings shall have a minimum slope of 30 degrees to allow 
for proper drainage and self cleaning action of rain and wind. 

i) Along the Fraser Highway, awning design should reflect a 
traditional style.  3 or 4-point awnings are preferred.  The use 
of quarter barrel awnings are strongly discouraged and 
should be avoided. 

j) Construct awnings of durable, colour-fast material.  This may 
include reinforced plastic coated fabric provided the look and 
feel of canvas is maintained. 

k) Signage on the front face of a 4 point awning shall not exceed 
0.3 m in height. 

 
Canopies 
 
l) Canopies shall have a minimum vertical clearance of 2.8 m 

measured from the sidewalk and should extend out over the 
sidewalk at least 2.5 m while maintaining a minimum 0.6 m 
setback from the outer face of the curb. 

m) Use transparent and translucent canopies to allow natural 
light to penetrate to storefronts and the sidewalk. 

n) Steel and glass are the preferred materials for canopies. 
o) Design canopies extending over building frontages greater 

than 30 m to reduce their apparent scale and length, so as to 
relate better to the pedestrian scale of the street.  The 
preferred approach is to break up the canopy to reflect the 
building façade’s architecture and fenestration pattern. 

p) Construct canopies of non-combustible material and support 
them entirely from the building.  Post supports for canopies 
within Township property are not permitted. 

q) Incorporate architectural glare-free lighting into the canopy 
soffit that has either a low level light source or one not 
directly visible to pedestrians.  Fluorescent tube lights are not 
permitted for this use. 

 
 
  

Min. 
1.8 m 

Min. 
2.5 m 

Min. 
2.5 m 

Min. 
2.8 m 
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Flush mounted signs, and blade signs 
hanging from weather protection, are 

preferred in downtown pedestrian areas 

Internally lit and plastic box signs, and 
large signage on awnings are 
discouraged and should be avoided. 

 
3.8 Signage and Lighting 

 
Intent and Overview:  Signage and lighting play a significant 
role in the overall quality and character of shopping areas in 
the downtown.  Integrated building lighting can make a 
positive contribution to the sense of safety and security 
pedestrians experience in the downtown through a 
combination of street, pedestrian and architectural lighting.  
A signage and lighting program for any commercial 
development should be designed as a totality, with signs, 
lighting and weather protection architecturally integrated 
from the outset. 
 
Guidelines 
 
Signage 
 
a) Limit signage in number, location and size to reduce 

visual clutter and make individual signs easier to see. 
b) Provide visible signage identifying building address at all 

entrances. 
c) Provide attractive signage on commercial buildings that 

identifies uses and shops clearly but which is scaled to 
the pedestrian rather than the motorist. 

d) Visual or representational and iconic signs are 
encouraged to supplement conventional textual signs to 
help establish a special character to the downtown. 

e) A single external sign band may be applied to each 
façade at the first storey, and may not exceed 0.9 m in 
height along any length. 

f) Signage shall be externally lit.  Signage within shop front 
glazing may be back lit, but shall not exceed 0.5 m in 
height and 2 metres in length. 

g) Signage within residential frontages shall not exceed  
0.1 square m. 

h) The following are preferred or acceptable types of 
commercial signage in the downtown: 

 Projecting two-dimensional or ‘blade’ type signs 
suspended from canopies and awnings (fitting within 
a 92 cm x 153 cm (36” x 60”) horizontal rectangle): 

 Flush mounted fascia signs; 

 Externally lighted signs; 

 Vertical banners; and 

 Individual cut-out or silhouette letter signs mounted 
on storefronts.  Individual letters should not exceed 
45 cm (18”) in any dimension. 

i) The following types of signage are strongly discouraged 
and should be avoided: 

 Signs as awnings/awnings as signs; 

 Internally lighted plastic box signs; 

 Pylon (stand alone) signs; 

 Rooftop signs; and 

 Vertical projecting signs 

THIS 

NOT THIS 
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Sconce and gooseneck lighting are preferred 

for commercial buildings 

A combination of 
wall mounted lights, 
valance and up 
lighting animate this 
building façade and 
adjacent pedestrian 

areas 

L.E.D. lighting along roof lines animates buildings at night 

 
 

Lighting 
 
j) Illuminate building facades and features by providing 

architectural lighting on the face of commercial buildings 
and at main entries to multi-family residential buildings to 
help create a sense of safe and intimate space around a 
building. 

k) Paths and entry areas shall be sufficiently lighted to ensure 
pedestrian comfort and security. 

l) Provide pedestrian scaled lighting with a high quality of 
design detail above sidewalks for night time visibility. 

m) Full-spectrum ‘white’ light or incandescent sources are 
preferred in public areas. 

n) Ensure lighting is sensitive to nearby residential uses.  Avoid 
visible glaring light sources by using down-and/or up-lights 
with cutoff shields. 

o) Gooseneck lights and sconces applied to fascias are the 
preferred type of storefront lighting. 

p) Incorporate valence lighting into canopies and up lighting to 
illuminate pathways. 

q) LED lighting of storefronts and street trees is encouraged. 
r) Avoid the use of exterior fluorescent light sources. 
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These buildings express a unified 
architectural concept that incorporates both 
variation and consistency in a pleasing 

composition 

Breaking up a building’s façade into a series 
of intervals creates a more pleasing and 

human scale expression 

 
3.9 Architectural Concept:  Achieving a  

Human Scale 

Intent and Overview:  The following architectural 
guidelines are not intended to be prescriptive but rather, 
to encourage flexibility and innovation in building design.  
They are focused on form over character, and in achieving 
a timeless architecture that emphasizes a human scale 
through the use of articulation, architectural details and 
features.  A contemporary interpretation of traditional 
building forms and architectural features and details is 
encouraged to reference Aldergrove’s small town, pioneer 
heritage.  However, careful consideration must be taken to 
avoid a faux pioneer look or theme, which is strongly 
discouraged for Downtown Aldergrove. 
 
Human Scale refers to the use of architectural features, 
details and site design elements that are human 
proportioned and clearly oriented towards pedestrian 
activity.  A building has good human scale if its details, 
elements and materials allow people to feel comfortable 
using and approaching it. 
 
Building articulation refers to the many street frontage 
design elements, both horizontal and vertical, that help 
create an interesting and welcoming streetscape.  These 
include building materials, special ground-floor design 
treatments, façade modulation, corner treatments, 
building setbacks for upper stories, and façade elements 
such as window treatments, building entries, and other 
architectural details which help define the public realm as 
a welcoming place. 
 
Guidelines 
 
a) The design of new buildings and renovated existing 

buildings should express a unified architectural 
concept that incorporates both variation and 
consistency in façade treatments by, for example, 
articulating buildings facades into a series of intervals.  
This can be achieved by: 

 Façade modulation – stepping back or extending 
forward a portion of the façade to create a series of 
intervals or breaks in the façade; 

 Repeating window patterns at intervals that 
correspond to extensions and step backs; 

 Providing a porch, patio, deck, or covered entry 
for each interval; 

 Providing a balcony or bay window for each 
interval; and 

 Changing the roof line by alternating dormers, 
stepped roofs, gables, or other roof elements to 
reinforce the modulation or articulation interval. 
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Architectural details and features help to 
create visual interest when approached by 

pedestrians 

b) Incorporate a range of architectural features and design details into 
building facades that are rich and varied in detail to create visual 
interest when approached by pedestrians. 
 
Examples of architectural features include: 
 

 Building  height, massing, articulation and modulation; 

 Bay windows and balconies;  

 Corner feature accents, such as turrets or cupolas; 

 Decorative roof lines and cornices; 

 Building entries; and 

 Canopies and overhangs. 
 
Examples of architectural details include: 
 

 Treatment of masonry (such as ceramic tile, paving stones, brick 
patterns, etc.); 

 Treatment of siding – for example the use of score lines, 
textures and different materials or patterning to distinguish 
between different floors; 

 Articulation of columns and pilasters; 

 Ornament or integrated art work; 

 Integrated architectural lighting; 

 Detailed grills and railings; 

 Substantial trim details and moldings; and 

 Trellises and arbors. 
 

c) When considering ornamental details, emphasis should be placed 
upon exterior wall materials, surface planes and textures, skyline 
articulation, and decorative motifs. 

d) Locate and design entrances to create building identity and to 
distinguish between individual ground floor units.  Use a high level 
of architectural detail and, where appropriate, landscape treatment, 
to emphasize primary entrances, and to provide ‘punctuation’ in 
the overall streetscape treatment. 

e) Clearly distinguish the roof line of the building’s façade from its 
walls, for example, through the use of a cornice, projecting over 
hang, or decorative motif. 

f) Design balconies as integral parts of buildings.  Use glazed or 
narrow metal spindle guardrails to maximize daylight penetration 
into dwellings.  
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A contemporary 
interpretation 
(right) of a 
traditional shop 
front elements 

(above right) 

Contemporary interpretations reference traditional 
architectural styles without being faux, tacky or 

kitschy 

Bands of windows broken up into vertical 

proportions help achieve a human scale 

 
 
g) Windows should be designed to reinforce human scale.  This 

can be accomplished by incorporating individual windows in 
upper stories that: 
 

 are vertically proportioned and approximately the size 
and proportion of a traditional window; 

 include substantial trim or molding; 

 are separated from adjacent windows by a vertical 
element; 

 are made up of small panes of glass; and 

 are separated and grouped together to form larger areas of 
glazing with moldings or jambs. 

 
Commercial Frontage 
 
h) Provide a continuous, transparent and welcoming retail 

frontage which will be a benefit to both the pedestrian and 
merchant. 

i) Establish a dominant frontage rhythm along the street through 
the use of vertical elements and a fenestration pattern (shop 
entrances and windows) arranged into modules.  Frontage 
widths should be limited to 8 m along the Fraser Highway and 
fronting onto plazas and paseos.  A maximum 12 m frontage 
should be maintained along other commercial frontage in the 
downtown. 

j) Shop fronts should incorporate the following design elements 
and details: 

 

 A high percentage of glazing, in the display window area, 
transom windows and in the entry door(s); 

 A recessed entry, with a rectangular or trapezoidal plan; 

 Transom window above the entry, often stretching the full 
width of the shop front above the recessed entry; 

 Paneled display windows; 

 Weather protection, lighting and signage; 

 A shop front cornice which is generally a reduced version 
of the main cornice atop the building; and 

 A modern interpretation of a false front at the first step 
back for buildings along the Fraser Highway is acceptable 
although a faux pioneer look or theme is strongly 
discouraged and should be avoided;   

k) The lower façade of new buildings should be distinguished at 
its uppermost edge by a continuous intermediate cornice or 
similar decorative banding element. 
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Punched windows 
create variation in the 
façade and help create 

human scale 

Substantive natural materials including brick, 
wood and cut stone are preferred for residential 

and commercial buildings 

 
l) The upper facades of buildings should: 
 

 Be ordered by the use of vertical elements such as 
pilasters, columns, projecting bays and recessed 
balconies, and; 

 Incorporate decorative roof lines and cornices to 
define the upper edge of the façade where the building 
steps back and at the top elevation of the building. 

 
m) Windows incorporated into upper facades should: 
 

 Be punched (recessed) a minimum 10 cm and 
incorporate lintels and sills; 

 Be oriented vertically and organized into repetitive 
groups in relationship to the vertical elements which 
frame and divide the façade such as shop front 
modules, pilasters, columns and vertical step backs;  

 Be built of wood, and be painted, stained, or clad; and 

 Incorporate substantial trim and moldings.  
 
Materials 
 
n) An integrated, consistent range of materials and colours 

should be used, and variety between buildings and 
building frontages should be provided. 

o) In general, new buildings should incorporate substantial, 
natural building materials into their façade to avoid a ‘thin 
veneer’ look and feel.  A robust and rugged, as opposed to 
skin like treatment, is preferred. 

p) Materials which are considered for use as an exterior finish 
should respect the nature and style of the original 
materials used on the facades of the prevailing historic 
buildings in downtown Aldergrove, such as brick, 
horizontal wood siding, and cut stone.  Original, historic, 
building materials should be retained whenever possible 
during restorative renovations.  Historic material should 
never be covered with modern materials.  If historic 
materials have been covered over due to a previous 
renovation, they should be uncovered and refurbished to 
as near original condition as possible. 

q) Synthetic materials are generally discouraged in favour of 
natural materials such as masonry, stone and wood. 

r) The following materials are preferred for the downtown: 
 

 Granite, marble, sandstone, facing stone laid in 
regular, coursed, patterns to imitate structural stone, 
and stone tiles such as granite and marble; 

 Traditional brick; 

 Glazed tile; 

 Horizontal wood board siding utilizing traditional 
wood siding sizes, patterns, and methods of 
application such as wood plank, beveled wood, and 
clap board siding. 
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Wood and brick combined with metal, glass, 
and limited stucco to create a pleasing palette 

of materials and colour. 

Vinyl siding and large expanses of stucco are 

strongly discouraged and should be avoided 

 
  Wooden corner boards; 

 Substantial wooden trims and moldings for 
windows and doors; 

 Sawn wood shingles – both plain and fancy shapes 
(e.g. fish scale, diamond); 

 Common brick in traditional sizes and colours and 
traditional textural techniques such as corbelling, 
and inset panels with half and full brick; 

 Metal, formed into traditional decorative elements 
such as flashings, cornice, brackets, finials; 

 Non-ferrous metals such as copper, brass, bronze, 
and zinc, used for decorative purposes; and 

 Wood-like hardboard products (acceptable not 
preferable). 

 
s) The following materials are strongly discouraged for the 

downtown: 
 

 Vinyl; 

 Heavy swirl type stucco such as Bavarian style, and 
excessively bright coloured stucco; 

 Random coursed ‘ashlar’ stone veneers and cobble 
stone; 

 Modern oversized or undersized brick forms, 
modern pastel coloured bricks and artificial brick 
facing; 

 Artificial brick or artificial stone; 

 Asbestos or asphalt shingles or panels as a wall 
covering; 

 Fiberglass panels; 

 Corrugated coloured metal used as a siding 
material; 

 Unfinished form cast concrete; 

 Unfinished plywood, or chip board, used as a finish 
siding; and 

 Vinyl for window frames. 
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Corner and through units facilitate natural 

ventilation and daylight access 

Green roofs and upper storey step-backs 

provide amenity space for residents 

Fixed fins shade 
the interior from 
afternoon sun, 
reducing summer 

cooling loads 

Court yard designs create dual aspect units 

and amenity spaces for residents 

3.10 Green and Healthy Buildings and Landscapes 

 
Intent:  To encourage building design and site planning that 
maximize livability, daylight access and energy efficiency and 
reduce the overall ‘ecological footprint’ (energy use, waste, 
and pollution) of development. 
 
Guidelines 
 
a) Site and design new development to maximize the privacy 

of adjacent outdoor private open spaces. 
b) Site and orient new development so that a majority of 

primary living spaces receive direct sunlight for the 
daylight hours at Equinox. 

c) Residential buildings should be designed to receive 
daylight and natural ventilation from at least two sides of 
a building, or from one side and a roof.  Where possible, 
dwellings should have a choice of aspect, either front and 
back, or on two sides for corner units. 

d) New buildings should be designed with greater floor to 
ceiling heights (i.e., 9’ – 10’) to increase the amount of 
interior space that can be day-lit from windows. 

e) Dwelling units with exterior access on only one side 
should always face a good view, the direction of the sun, 
or ideally both, and are more suitable as wide frontages 
with shallow floor plans to allow adequate penetration of 
daylight.  Dwelling units with exterior access on two sides 
are usually suitable with narrow frontages and deep floor 
plates. 

f) New developments should 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 useable open spaces are minimized. 

g) Residential and mixed-use projects should incorporate 
courtyards and greenways as defining elements of the 
project while providing a common garden area, play 
space, gathering place, walkway, or other use located to 
maximize the amount of direct sunlight received. 

h) Incorporate safe and sunny play areas for children that 
have surveillance from ground oriented and upper storey 
dwellings in residential developments. 
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A landscaped pathway located adjacent to this 
residential building partially screens the lower 
floor units from the park (foreground) while also 
softening the building’s appearance, helping to 

integrate it into the landscape. 

Storm water 
source controls 
like these rain 
gardens reduce 

pollutant run-off 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

i) Roof top common open spaces are encouraged, 
particularly where at-grade space is limited.  Where 
possible, upper storey terraces are encouraged to open 
onto roof top gardens to increase access to semi-
private outdoor amenity space. 

j) Incorporate green roofs where appropriate to help 
absorb storm water and provide outdoor amenity 
space for residents/workers. 

k) Best management practices for retention and 
infiltration of rain water shall be used as appropriate. 

l) Light pollution should be minimized through the use 
of full cut-off lighting, avoiding light reflectance.  
Exceptions may be made for signage and architectural 
lighting. 

m) Make use of existing buildings where possible or 
carefully deconstruct building and re-use materials. 

n) Use of materials with recycled content is strongly 
encouraged. 

o) Each dwelling unit in a residential or mixed-use 
project should incorporate direct access to a usable 
private outdoor space such as a patio, balcony, or 
upper level terrace.  These should be of adequate size 
and be covered to ensure comfort and usability. 

p) New development should minimize the removal of 
existing significant trees.  Where tree removal is 
necessary, trees that were removed should be 
replaced with new trees.  All new developments are 
subject to the provisions of the Township of Langley 
Tree Protection Bylaw 2006 No. 4470. 

q) Landscaping should incorporate and emphasize 
native landscape materials and the use of drought 
resistant plants (xeriscaping) to reduce water usage 
from irrigation needs. 

r) New developments should incorporate a combination 
of landscaping materials to enhance and integrate 
new projects into the surrounding landscape and to 
improve the experience and overall livability of 
residents and users of new developments. 

s) The form of buildings should be softened using plants 
shrubs and trees, and where necessary, hard 
landscaping treatments such as terraced retaining 
walls and planters. 
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Pedestrian scale 
lighting, special 
pavers along 
sidewalks and 
across 
intersections, 
curb extensions, 
lighted bollards, 
rolled curbs, 
street tree with 
pavers in the 
tree well, all 
combine to make 
a pleasing and 
welcoming 
streetscape for 

pedestrians 

Street furniture can enhance the 
functionality and visual interest of 
downtown streets and plazas, and help 
create a unique identity and character 

for the downtown 

3.11 Public Realm Design 

Intent:  To ensure the design of streets and open spaces 
create visual interest, comfort and safety for pedestrians and 
contribute to a unique local identity and sense of place. 
 
Guidelines 
 
a) Maintain a minimum distance of 3.5 m from curb to 

building face along all commercial streets in the 
downtown. 

b) Provide a continuous planting of street trees along both 
sides of streets and along greenways.  Street trees should 
be directly planted into the ground using cutouts and 
ornamental grills in the sidewalk. 

c) Provide zebra or ladder painted crosswalks or 
crosswalks made of special paving materials at all key 
pedestrian crossings to increase driver awareness. 

d) Incorporate corner bulbs to enhance pedestrian 
crossings and provide space for landscaping, seating 
and public art, and raised crosswalks of special paving 
materials to calm traffic and emphasize key pedestrian 
crossings, with a priority for the pedestrian crossing at 
the Aldergrove Transit Plaza on 272 Street.  Corner bulbs 
and raised crosswalks shall not be located along the 
Fraser Highway and 272 Street where curbside travel 
lanes shall remain open for peak period traffic flow and 
for bus travel in the curb lane. 

e) Provide adequate public streetscape amenities including 
benches, planters, trash cans, bike racks, water 
fountains, wayfinding signage, public telephones, and 
newspaper boxes, with a priority for the downtown 
Aldergrove transit plaza and other areas with high 
pedestrian activity.  Furniture and fixtures should 
generally be located within a 1.5 m street furnishing 
zone located adjacent to the curb and should not impede 
pedestrian travel.  

f) Café tables are permitted and encouraged on public 
sidewalks provided safe passage for pedestrians and 
emergency services is maintained. 

g) Pedestrian-oriented lighting should be provided 
throughout downtown streets with priority for high 
pedestrian areas.  These luminaries should be attached 
to existing light standards and incorporate cut-off 
shields to minimize light pollution. 

h) Distinctive bus shelters or deep canopies at building 
facades adjacent to the transit plaza should be provided 
for the comfort of transit users. 
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Public art can play 
an important role 
in reflecting 
Aldergrove’s 
history and sense 

of place 

Shared streets or woonerfs in appropriate 
locations can create a special character for 

certain streets in the downtown 

Raised cross special Sidewalk/ 

 pavers plaza cafes 

public Pedestrian continuous 
 lighting planting of 

  street trees 

 i) Plazas and paseos (pass throughs) should be incorporated 
throughout the downtown at key locations as proposed by 
the concept plan to provide public ‘outdoor’ rooms and 
mid-block pedestrian connections. 

j) Plazas and greenways should be framed by buildings with 
a minimum building face separation of 12 m and a 
maximum building face separation of 20 m 

k) Paseos or mid-block pedestrian pass throughs should have 
a minimum building face separation of 8 m. 

l) Shared streets or woonerf’s (streets that integrate 
vehicular, pedestrian and bicycle traffic together) are 
encouraged in active retail areas where appropriate, as 
indicated by the concept plan. 
 

Public Art 
 
Public art can play an important role in reflecting 
Aldergrove’s history and sense of place.  It can be inspiring or 
playful, serious or whimsical, can be functional or make a 
statement – or all of these.  It can be located to reflect a 
significant historic event, building, activity or natural feature.  
It can be in the form of sculptures, statues, murals, or a range 
of other forms, and should engage viewers of all ages to 
enhance the family-friendly tone of the downtown.  Public art 
with touchable elements can draw active engagement 
transforming a street into a ‘magical place’. 
 
m) Public art should be incorporated into parks, plazas and 

other key activity areas in the downtown, especially at 
gateways and entry points, as a key means of creating a 
unique identity and sense of place in the downtown and 
enhancing the sense of entry into the downtown. 

n) Public art in the downtown should reflect Aldergrove’s 
unique natural and human history, for example, its 
agricultural roots and its local First Nations history.  

 
 
  

MIN. 
12 M 

MAX. 
20 M 

STREET 

PLAZAS and 
PASEOS 
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Ornamental 
grills 
provide 
security 
and visual 

interest 

Buildings should be designed and oriented 
to encourage casual surveillance and ‘eyes 

on the street’ 

3.12 Personal Safety, Security and Accessibility 

 
Intent:  To ensure that building siting, orientation, and design 
enhance personal safety and security.  To ensure buildings and 
open spaces accommodate and provide access for all users and 
abilities. 
 
Guidelines 
 
a) Ensure the design of new development, through the 

placement of windows, balconies, and street-level uses, 
contributes to increased ‘eyes on the street’ and allows for 
casual surveillance of parks, open spaces, and children’s 
play areas. 

b) Avoid blank, windowless walls that do not permit residents 
or workers to observe the street. 

c) Incorporate creative use of ornamental grills over ground 
floor windows or as fencing as necessary and where 
appropriate. 

d) Provide adequate lighting along streets and at entrances to 
enhance the sense of personal safety and security. 

e) Design parking areas to allow natural surveillance by 
retaining clear lines of sight to and between public sidewalks 
and building entrances both for those who park there and 
for users of nearby buildings. 

f) Eliminate structures and/or landscaping and plant materials 
that provide hiding places for undesirable activity.  
Generally, landscaping that is above the head or below the 
knee is appropriate. 

g) Ensure all pedestrian routes including those leading to 
building entrances are safe and easy to use by a wide range 
of persons with disabilities.  Generally, such routes should 
be direct, level, obstacle free, easily identifiable and clearly 
separated from vehicular routes. 
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3.13 Tall Buildings 

Overview:  The overall intent of the tall building guidelines 
is to encourage siting, massing and design that minimize 
negative impacts on views, privacy, and solar access for 
individual units, to reduce the perceived bulk of tall 
buildings, and to 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. 
 
Guidelines 
 
a) An open spacing of tall buildings should be maintained 

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

b) The minimum facing distance between tall buildings 
should be 40 m. 

c) The placement of tall buildings should achieve a diagonal 
spacing to avoid tall buildings looking directly into each 
other. 

d) Tall buildings should have a maximum floor plate size of 
700 sq m. 

e) Tall buildings should have a maximum floor plate width 
of 24 m. 

f) 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 façade forms. 

g) Tall buildings should have a maximum height of 50 m, 
excluding appurtenances and mechanical equipment. 

h) Tall buildings should generally be aligned parallel to the 
street in a north-south direction. 

i) 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). 

 
  

Max. 
24 m 

width 

Max. 
700 sq m 
floor plate 
area 

N 

Vertical and 
horizontal 

articulation 

Min. 5m 
tall 
building 

setback 

Tall 
building 

address 

Incorporation of a 
‘street-wall’ building 

at the base 
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An open spacing of tall 
buildings and their siting 
adjacent to Bertrand 
Creek minimize view, 
shadowing and other 
impacts on residents and 
pedestrians.  Tall 
buildings front onto and 
have direct access from 
adjacent public streets 
and open spaces.  Tall 
buildings incorporate a 
base building to define 

streets and open spaces 

Variation in tower form and design should be 

achieved 

j) Tall buildings should incorporate ground floor uses that 
have views into and, where possible, access to, adjacent 
streets, parks and open spaces. 

k) Tall buildings should be setback 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. 

l) 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. 

m) An interesting and varied roof form should be achieved, 
for example, by incorporating a top penthouse or 
amenity space to conceal appurtenances and mechanical 
equipment. 
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3.14 Master Planning for Tall Buildings and Large Sites 

 
In order to meet the objectives of downtown revitalization as indicated in the Aldergrove Core Area Plan and 
illustrated in the Aldergrove Core Area Concept Plan, proposals for Large Sites and sites with Tall Buildings 
should include a master plan.  The integration of larger sites and sites with tall buildings with adjacent areas is 
important, especially in light of Area Plan policies calling for the provision of new roads, parks, pedestrian 
paths, plazas and open spaces that extend into and complement the existing surrounding area.  Further, 
master planning will enable tall buildings to be sited and organized in a way that provides desirable transition 
to adjacent areas and ensures appropriate tall building separation.  More broadly, a master planning process 
for these sites 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 Core Area Concept Plan 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 site 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(s) showing important views 

 shadowing impacts on adjacent buildings and open spaces using sun/shade diagrams at the following 
times: 
o Equinox: 8am, 12 noon, 4pm 
o Winter Solstice: 9am, 12 noon, 3pm 
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18 May 2022 

Ruby Sandher 
Development Planner 
Township of Langley 
20338 65 Avenue 
Langley, BC   V2Y 3J1 

Re: Development Application Project 13-20-0152 / JANDA GROUP HOLDINGS 

Civic:  3100 272 Street 

Legal: Lot 67 Except Part Subdivided by Plan BCP12803 Section 20 Township 13 NWD Plan 51537 

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-5

Middle 
6-8

Secondary 
9-12

Condos 66 2 1 2 

Given the current school catchments this development would impact Parkside Centennial Elementary 
School, Betty Gilbert Middle School and Aldergrove Community 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 

ATTACHMENT C
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REPORT TO 

MAYOR AND COUNCIL 

 

 
  
PRESENTED: JUNE 13, 2022 - REGULAR MEETING REPORT: 22-61 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: LSP00018 
SUBJECT: EQUITY, DIVERSITY, AND INCLUSION FRAMEWORK 

 

RECOMMENDATIONS: 

That Council endorse the Equity, Diversity, and Inclusion Trailmap presented as Attachment B to 
this report; and further 
 

That Council refer considerations of funding for an additional staff resource to support development 
and implementation of the equity, diversity, and inclusion framework to the 2023 budget. 

EXECUTIVE SUMMARY: 

At its January 17, 2022 Meeting, the Council Process Committee (CPC) received a consultant’s 
presentation and report (Attachment A) on equity frameworks and recommended that Council refer the 
item to staff for a report on potential next steps.  Council adopted the CPC’s recommendation at its 
January 24, 2022 Meeting.  
 

Equity, diversity, and inclusion (EDI) has been considered as part of several recent Township strategic 
plans including the Social Sustainability Strategy (SSS) in 2022, the Climate Action Strategy (CAS) in 
2021, and the Age- and Dementia-friendly Action Plan in 2021.  The SSS recommends development 
of a “social equity policy and handbook that would serve as a lens to help ensure Township policies, 
services, programs, facilities, and infrastructure are inclusive of the full diversity of residents.”   
 

An overarching equity, diversity, and inclusion (EDI) framework would provide an opportunity to 
embed social equity and inclusion concepts across all areas and functions of the organization.  An EDI 
framework can be viewed as a high-level policy along with complementary tools that help a 
municipality advance inclusion by identifying and addressing policies and practices that produce 
inequitable outcomes.  An EDI framework can include internally-focused workplace elements, as well 
as externally-focused elements, for applying an equity lens to services and programs that affect the 
community more broadly.  
  
For Council’s consideration, staff have prepared an “Equity, Diversity, and Inclusion Trailmap” 
(Attachment B) that, as requested by Council, identifies recommended next steps for the potential 
development and implementation of a framework in the Township.  The recommended initial next 
steps involve endorsing the EDI trailmap as a guide to the development of the framework; the delivery 
of preliminary training to an interdepartmental staff team that would be involved in the work; and the 
allocation of an additional staff resource to support the work.  Should Council refer consideration of 
this staff resource to the 2023 budget, staff will explore external sources of funding to support this 
potential resource leading up to the 2023 budget process.    

PURPOSE: 

This report responds to Council’s direction for staff to prepare a report on potential next steps for an 
Equity, Diversity, and Inclusion Framework.  
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EQUITY, DIVERSITY, AND INCLUSION FRAMEWORK  
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BACKGROUND/HISTORY: 

At its January 18, 2021 Special Meeting for Priority Planning for Budget Purposes, Council passed the 
following motion:  
 

That an Equity, Dignity, and Inclusion Framework be placed on the Council Priority List; and  
 
That staff prepare a report on other community frameworks, and what would be required to 
implement a framework in the Township. 

 
At its January 17, 2022 meeting, the Council Process Committee (CPC) received a consultant’s 
presentation and report (Attachment A) on equity frameworks, and passed the following motion:  
 

That Council refer the Equity, Dignity, and Inclusion Framework to staff for a report on potential 
next steps. 

 
Council adopted the CPC’s recommendation at its January 24, 2022 Meeting.  

DISCUSSION/ANALYSIS: 

Recent national and international events such as the #MeToo movement, the COVID-19 pandemic, 
the resurgence of Black Lives Matter following the murder of George Floyd, and the discovery of 
unmarked graves at former residential school sites, have led to increased calls for actions that 
address the inequities that persist in society today.  In response to these calls for action and the 
opportunity to build more inclusive communities, an increasing number of municipalities have 
developed or started to explore an equity, diversity, and inclusion (EDI) framework.1    
 
An EDI framework can be viewed as a high-level policy along with complementary tools that help a 
municipality advance inclusion by identifying and addressing policies and practices that produce 
inequitable outcomes.  The framework may be comprised of elements such as internal training and 
education programs, companion documents like inclusive engagement guidelines or demographic 
profiles, staff resources, and advisory committees or other community-led partnerships.  An EDI 
framework supports the transition from an equality approach, where everyone gets treated the same, 
to an equity approach that addresseses specific needs and reduces barriers to fair outcomes. 

 
1 This report uses the term “equity, diversity, and inclusion framework” as it tends to be more commonplace than “equity, dignity, and 
inclusion framework.”  Dignity, which is the human quality of being worthy of esteem or respect, is an important part of inclusion.    
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In the case of the Township, EDI has been considered as part of several recent strategic plans 
including the Climate Action Strategy, Age- and Dementia-friendly Action Plan, and Social 
Sustainability Strategy.  An overarching framework, as contemplated by Council, would provide an 
opportunity to embed social equity and inclusion concepts across all areas of the organization 
providing guidance for various plans, programs, and operations.  An EDI framework can include 
internally-focused elements such as workplace EDI initiatives and externally-focused elements for 
applying an equity lens to services and programs that affect the community more broadly.   
 
Key terms:2 
 

• Equity recognizes that not everyone is starting from the same place or history and that deliberate 
measures may be needed to ensure fairness. 

• Diversity is the range of human differences, such as race, ethnicity, colour, ancestry, place of 
origin, political belief, religion, marital status, family status, physical disability, mental disability, 
sex, gender identity or expression, sexual orientation, age, class, and/or socio-economic 
situations. 

• Inclusion is the process of building a diverse and welcoming community for all. 

Recommendations on Potential Next Steps: 

For Council’s consideration, staff have prepared an “Equity, Diversity, and Inclusion Trailmap” 
(Attachment B) that identifies recommended next steps for the potential development and 
implementation of a framework in the Township.  The term “trailmap” (as opposed to “roadmap”) is 
intentional, recognizing that walking is more age, ability, and income inclusive than driving.  In 
addition, the trail purposely becomes less clear in the later steps, recognizing the emergent nature of 
this work and the need for flexibility.     
 
The EDI trailmap consists of five main steps, which are in keeping with the recommendations in the 
consultant’s presentation and report received by the CPC on January 17, 2022 (Attachment A).  Step 
one involves endorsing the EDI trailmap as a guide for the development of the framework; the delivery 
of preliminary training to an interdepartmental staff team that would be involved in the work; and the 
allocation of an additional staff resource to lead the work.  Staff note that the development and 
implementation of a comprehensive EDI framework would be a significant work program item requiring 
the focus of a dedicated staff resource.   
 
Step two involves assessing the current state of EDI in the organization and identifying strengths to 
build on and opportunities moving forward.  It is noted that there are external assessment tools that 
can be used to assist organizations in understanding the current state of EDI.  Using the learnings of 
the assessment in step two, step three involves clarifying the goals for the EDI framework including 
engagement with equity-denied communities to identify potential priorities for the framework.3  Step 
four involves developing and implementing the tools and programs that will advance EDI.  These tools 
and programs could include internal training and education programs; demographic profiles, project 
assessment tools, and inclusive community engagement guidelines; and advisory committees or other 
community-led partnerships comprised of equity-denied populations.  Step five involves developing an 
accountable evaluation and reporting program for the framework and continuous improvement through 
implementation.  Council would receive an update on the development of the EDI framework following 
each step on the trailmap.       
 

 
2 Adapted from the University of British Columbia Equity & Inclusion Glossary of Terms. These terms should be reviewed and, as needed, 
refined to suit the local context as part of a process to develop an equity, diversity, and inclusion framework.  
3 Equity-denied communities or populations are groups that experience significant barriers in participating in community. This 
could include attitudinal, historic, social, and environmental barriers based on age, ethnicity, disability, economic status, gender, nationality, 
race, sexual orientation, and transgender status. 
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It is anticipated that the trailmap steps could be undertaken within an approximate three-year 
timeframe depending on resourcing and prioritization. Implementation, monitoring, reporting, and 
continuous improvement of the framework would follow.        

Policy Considerations: 

The development of an EDI framework would advance policies and actions in existing Township 
strategic plans.  The Social Sustainability Strategy, endorsed by Council on January 10, 2022, 
includes the following recommended action: “Develop a social equity policy and handbook that would 
serve as a lens to help ensure Township policies, services, programs, facilities, and infrastructure are 
inclusive of the full diversity of residents, and develop a work plan to review existing policies with this 
lens.”  The Climate Action Strategy, endorsed by Council on January 25, 2021, indicates that 
implementation “will prioritize actions that advance equity,” and further states that the Township will 
“explore a social equity policy that recognizes the diversity of our community and acknowledges that 
different measures may be needed to ensure fair outcomes.” 

Financial Implications: 

It is estimated that the development and ongoing implementation of an EDI framework would require a 
full-time equivalent staff resource in the short term, with other resource implications that be best 
evaluated and quantified over time as part of subsequent phases of implementation.  It is 
recommended that Council refer to the 2023 budget deliberations consideration of funding for a staff 
resource to support the equity, diversity, and inclusion framework work.  Should Council make this 
referral, staff will explore external sources of funding to support this potential staff resource leading up 
to the 2023 budget process.   
 
 
Respectfully submitted, 
 
 
Patrick Ward 
STRATEGIC/SOCIAL PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 

ATTACHMENT A Council Report 22-02 

ATTACHMENT B Draft Equity, Diversity, and Inclusion Trailmap 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: JANUARY 17, 2022 - COUNCIL PROCESS COMMITTEE REPORT: 22-02 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: LSP00018 
SUBJECT: EQUITY, DIGNITY, AND INCLUSION FRAMEWORK 

RECOMMENDATION: 

That Council receive the “Equity, Dignity, and Inclusion Framework” presentation and report for 
information. 

EXECUTIVE SUMMARY: 

At its January 18, 2021 Special Meeting for Priority Planning for Budget Purposes, Council passed a 
motion to place an equity, dignity, and inclusion framework on the Council priority list. Council 
directed staff to prepare a report on other community frameworks along with what would be required 
to implement a framework in the Township. 

Recent national and international events have led to increased calls for actions that address 
observed inequities in society today.  In response to these calls for action, and the opportunity to 
build more inclusive communities, an increasing number of municipalities have developed, or 
started to explore the creation of, an equity framework.  In the case of the Township, equity has 
been considered as part of several recent strategic plans including the Climate Action Strategy, the 
Age- and Dementia-friendly Action Plan, and the Social Sustainability Strategy.  An overarching 
framework, as contemplated by Council, would provide an opportunity to embed social equity and 
inclusion concepts across the various levels of the organization providing guidance for various 
programs, policies, systems, and operations. 

To support a response to Council’s January 18, 2021 motion, consultants with expertise in equity 
and inclusion were engaged to review and prepare a report on other community frameworks and 
provide initial recommendations for the potential implementation of a framework in the Township. 
As described in the consultant’s report, presented as Attachment A, an equity and inclusion 
framework generally consists of a high-level policy document and supporting components such as 
staff training and assessment tools that collectively help enhance equity and inclusion. 

An equity and inclusion framework can include internally focused elements such as workplace 
equity, diversity, and inclusion initiatives, and externally focused elements such as tools for applying 
an equity lens to systems, operations, and programs that affect the community more broadly.  
Recommendations for the potential implementation of a framework in the Township require further 
Council direction as well as additional staff resources, internal training, and engagement with 
affected stakeholders particularly equity-denied groups.  Subject to Council direction, some of the 
next key steps include allocation of additional staff resources to frame the plan in the context of 
existing plans and programs; and generally, support the implementation of the framework in a 
focused and sustained manner as outlined in this report.  

PURPOSE: 

This report responds to Council’s direction for staff to prepare an equity, dignity, and inclusion 
framework in the Township of Langley for Council’s consideration.  

ATTACHMENT A
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EQUITY, DIGNITY, AND INCLUSION FRAMEWORK
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BACKGROUND/HISTORY:

At its January 18, 2021 Special Meeting for Priority Planning for Budget Purposes, Council passed 
the following motion: 

That an Equity, Dignity, and Inclusion Framework be placed on the Council Priority List; and 

That staff prepare a report on other community frameworks, and what would be required to 
implement a framework in the Township.

The Climate Action Strategy, endorsed by Council on January 25, 2021, indicates that 
implementation “will prioritize actions that advance equity,” and further states that the Township will 
“explore a social equity policy that recognizes the diversity of our community and acknowledges that 
different measures may be needed to ensure fair outcomes.”

The Social Sustainability Strategy, endorsed by Council on January 10, 2022, includes the following 
recommended action: “Develop a social equity policy and handbook that would serve as a lens to 
help ensure Township policies, services, programs, facilities, and infrastructure are inclusive of the 
full diversity of residents, and develop a work plan to review existing policies with this lens.”

DISCUSSION/ANALYSIS:

An equity, dignity, and inclusion framework (“equity framework”) can be viewed as a high-level 
policy document that can help a municipality advance social equity and inclusion.  The framework 
may be comprised of other supporting elements such as internal training and education programs, 
companion documents like inclusive engagement guides or demographic profiles, staff resources, 
and advisory committees or other community-led partnerships.  An equity framework supports the 
transition from an equality approach where everyone gets treated the same, to an equity approach 
in a way that addresses their specific needs to be able to reach a common outcome.

Recent national and international events, such as the #MeToo movement, the COVID-19 pandemic, 
the resurgence of Black Lives Matter following the murder of George Floyd, and the discovery of 
unmarked graves at former residential school sites have all led to increased calls for actions that 
address the inequities that persist in society today.  In response to these calls for action, and the 
opportunity to build more inclusive communities, an increasing number of municipalities have 
developed or started to explore an equity framework.  In the case of the Township, equity has been 
considered as part of several recent strategic plans, including the Climate Action Strategy, Age- and 
Dementia-friendly Action Plan, and Social Sustainability Strategy.  An overarching framework is an 
opportunity to embed social equity and inclusion across the organization providing guidance for 
various programs, policies, and operations.

To support a response to Council’s January 18, 2021 motion, consultants with expertise in equity 
and inclusion were engaged to review and prepare a report on other community frameworks and 
provide initial recommendations for the potential implementation of a framework in the Township. 
The consultant’s report is included as Attachment A to this report.

Other Community Frameworks: 

The consultants reviewed thirteen equity frameworks from other municipalities across Canada and 
the United States.  Although some larger jurisdictions were included in the review, most of the 
municipalities reviewed have a population smaller than or comparable to the Township including 
Abbotsford, Delta, Guelph, and Oshawa.  
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EQUITY, DIGNITY, AND INCLUSION FRAMEWORK
Page 3 . . .

The review found three general types of equity frameworks: 

1. Internal/Workforce Frameworks – primarily focused on applying equity, diversity, and
inclusion principles to the organization’s internal human resource practices and support for
the workforce

2. External/Community Frameworks – provide tools and processes to apply equity
considerations into policies, programs, and operations that impact communities

3. Combined Frameworks – include elements of both internal/workforce and
external/community frameworks

The review further found twelve components that may comprise an equity framework (see figure 
below).  It is noted that few of the frameworks reviewed include all twelve components.  These
twelve components are grouped into three categories:

1. Initiating – foundational components that create a platform to build from
2. Supporting – complementary information, programs, and processes
3. Building – implementation and evaluation components

Further details about these twelve common components are included in the consultant’s report 
(Attachment A).

Recommendations for Potential Implementation: 

Based on the review of other community frameworks, learnings from equity practitioners gained 
through interviews, and an inter-departmental staff workshop, the consultant’s report recommends 
the following next steps should the Township wish to develop and implement an equity framework: 

1. Obtain Council direction and resources to support the work;
2. Frame relevant context and existing work (e.g., further consider existing plans and programs

to build on);
3. Undertake baseline staff education and training on terms and concepts;

E.3
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EQUITY, DIGNITY, AND INCLUSION FRAMEWORK
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4. Clarify the goal in consultation with equity-denied populations (e.g., describe the equity
vision and objectives)1;

5. Map out a rough methodology to create a framework;
6. Create simple but meaningful metrics for evaluation; and
7. Embed accountability across the organization.

These steps could be undertaken within a three-year timeframe, depending on resourcing and
prioritization. Further details about these recommendations for potential implementation are 
included in the consultant’s report (Attachment A).

Financial Implications:

There are no financial implications associated with this informational report.  However, should 
Council deem it desirable to provide further direction to staff to develop and implement an equity 
framework, it is estimated that the recommended next steps (as summarized above) and ongoing 
implementation of a framework would require at least one full-time equivalent staff resource in the 
short term with other resource implications best evaluated and quantified over time as part of 
subsequent phases of implementation.   

Respectfully submitted,

Patrick Ward
STRATEGIC/SOCIAL PLANNER
for
COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Consultant’s Report: Municipal Equity Framework Best Practices and 
Considerations 

1 Equity-denied populations are groups that experience significant barriers in participating in community. This 
could include attitudinal, historic, social, and environmental barriers based on age, ethnicity, disability, 
economic status, gender, nationality, race, sexual orientation, and transgender status.
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Introduction
The Township of Langley (TOL) has been exploring the topic of social equity and inclusion within various 
plans and strategies, including the Climate Action Strategy; Child Care Action Plan; Age- and Dementia-
friendly Action Plan; and Housing Action Plan. TOL has also taken a more comprehensive look at social 
issues and priorities through the Social Sustainability Strategy. However, an overarching framework is an 
opportunity to embed social equity and inclusion across the organization, providing guidance for various 
programs, policies, and operations. 

On January 18, 2021 at a Special Meeting for Priority Planning for Budget Purposes, TOL Council 
directed:

● That an Equity, Dignity, and Inclusion Framework be placed on the Council Priority List; and
● That staff prepare a report on other community frameworks, and what would be required to

implement a framework in the Township.

A Social Equity, Dignity, and Inclusion framework (or “equity framework” for short) can be viewed as a 
policy document that provides direction to the municipality on why, and how, social equity and inclusion 
can be improved. The framework may be comprised of other supporting elements, such as training and 
education programs, companion documents (such as engagement guides or demographic profiles), staff 
leads, and advisory or other community-led partnerships, among other things. It is a way to support 
transitioning from an equality approach, where everyone gets treated the same, to an equity approach, 
where everyone gets treated in a way that addresses their specific needs to be able to reach a common 
outcome.

In the diagram, two different 
scenarios are depicted: equality and
equity. Under equality, everyone 
gets the same bicycle regardless of 
their size, ability or age. The bike 
only truly fits one person; it is 
difficult or impossible for everyone 
else to ride. Under equity, each 
figure gets a bicycle that addresses 
their specific need, thus creating a 
fair way of providing added mobility 
to each individual to get where they 
need to go. 

Moving from an equality approach to a fair and equitable approach can help by providing proper 
support to each individual to excel in society. But it doesn’t highlight the reality that dominant 
populations are prioritized and promoted via the systemic exclusion of others, preventing them from 

(Image: Robert Wood Johnson Foundation)
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gaining power and decision-making authority. Conversations of power and privilege are necessary to 
truly get to equitable outcomes, and it is considerations like these that can be part of building a robust 
equity framework.  

Why Create an Equity Framework 
The creation of an overarching equity framework can help TOL in multiple ways: 

1) Improve TOL effectiveness and efficiency - an equity framework can provide clarity and aid in
consistent decision-making, giving clear guidance related to equity in proactive workstreams
such as creation of new policy, programs and plans, as well as reactive workstreams such as
responding to community and stakeholder requests. It can also contribute to a culture of
support and inclusion in the workforce, which influences TOL’s ability to attract and retain talent
from a more diverse pool of candidates.

2) Assist in TOL compliance with existing requirements and legislation - an equity framework can
help ensure TOL is responding to laws and regulations which prohibit discrimination in
employment and requires the creation of a culture of safety, such as the British Columbia
Human Rights Code and WorkSafeBC legislation, and the Canadian Human Rights Act.

3) Respond to issues of national and international significance – an equity framework can help to
create and track commitments around Indigenous reconciliation and respond to movements
such as Black Lives Matter and #MeToo.

4) Build a more inclusive and just community - Data and statistics, as well as personal stories,
consistently reveal that there is a disproportionate burden carried by some communities: in lack
of access to and quality of treatment in health care, in economic opportunities, in interactions
with policing and law, in access to housing and mobility options, and many other facets of life.
Demonstrating a priority for equity considerations is a way to show a commitment to fairness,
justice, dignity and respect. It aligns personal and organizational motivations to act ethically, be
accountable and to live and work with integrity.

Equity frameworks are relatively recent in the municipal planning landscape, but some cities and 
districts have been early adopters. A 2020 CBC News analysis of the 21 municipalities in Metro 
Vancouver found that Vancouver and New Westminster were the only two municipalities that apply an 
equity lens or anti-racism policies in a detailed way to their operations. Since that time, several other 
Metro Vancouver municipalities have initiated RFPS for equity frameworks, including City of North 
Vancouver and Coquitlam.  

A Scan of Equity Framework Best Practices 
To assist in responding to the Council motion, we have conducted a scan of 13 equity frameworks from 
across North America, and four more general equity guides and toolkits, and provided an analysis of the 
content, structure and creation process of these documents. A table with precedents included in the 
research is in Appendix 1. Follow-up interviews with key staff practitioners were then conducted with 
three municipalities, to uncover more details around the process, challenges and learnings of creating 
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and implementing equity frameworks. The results of the analysis were shared with a group of TOL staff, 
to share learnings and get feedback on possible components of an equity framework. 

Types of Equity Frameworks 
In our analysis, we found three broad categories of equity frameworks. These are related to the scope 
covered by the documents, and are as follows:  

1. Internal/Workforce - primarily focused on applying equity, diversity and inclusion principles to
the organization’s own internal human resources (HR) practices and support for the workforce.

2. External/Community - provide tools, processes or a “lens” to apply equity considerations into
municipal policies and practices that affect communities.

3. Combined - look at all the areas an organization touches: both internal policies related to hiring,
workforce retention and support, etc. and also policies, operations and programs that face
community, such as planning, engagement, procurement, and service provision.

Components 
During the content analysis, we reviewed the type of content and structure equity frameworks have, 
looking for commonalities (see Appendix 2 for a matrix of the presence of components in the 
frameworks reviewed). We found 12 categories of common components, though it should be noted that 
very few of the frameworks included all 12 of these. For ease of reference, these 12 components have 
been divided into three sub-categories:  

i. Initiating – foundational components that create a platform to build from
ii. Supporting – complementary information, programs and processes

iii. Building - implementation and evaluation components
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Initiating 

1. Contextual - What led to the establishment of the equity framework?
This tells the background story of the equity framework. It may provide the policy context, link
to other related plans, reference Council motions, or respond to community requests and/or
national imperatives such as reconciliation. It can act to provide organizational legitimacy to the
equity framework by situating it in reference to a broader suite of municipal plans, strategies
and guiding documents.

2. Aspirational - What does the equity framework seek to do?
Aspirational content generally presents the vision, goals and objectives of the equity framework.
It describes the end state that is being sought after, and paints a picture of success.

3. Terminology - What terms and concepts are explained in the equity framework?
Social equity language and terminology is new to many, and may not be widely or commonly
understood. This component provides relevant definitions for many of the key terms and
concepts that are referenced in the equity framework.

4. Methodology - What process was used to develop the equity framework?
This outlines the creation process for how the equity framework was developed. It may list
authors or contributors, or describe how decisions were made. It may provide a timeline of
events or key milestones that occurred as part of the development process.

Supporting 

5. Supports - What supports the life and stability of the equity framework, and its integration?
Supporting an equity framework requires resources. This component may include funding
mechanisms, staff resources, and partnerships. It may also include a suite of other plans, tools
or resources such as staff support programs, aligned community non-profits, and websites.

6. Reflection - How do reflections on topics such as representation, internal bias & inclusion inform
the equity framework?
Honest personal reflection is required for social equity work. This component provides guidance
in looking critically at ourselves. This may include tools, checklists, assessments or training to
encourage reflection on representation, internal bias, inclusion, and related topics.

7. Engagement - How does the equity framework guide engagement?
This component relates to how the equity framework connects to people, such as providing
guidance on engaging with external stakeholders, partners, the public, or advisory bodies. It may
link to supporting resources, such as an engagement guide.

8. Data - How does the equity framework relate to quantitative and qualitative data?
This component consists of background information, both qualitative and quantitative. This
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could include important context such as population data and history, or past engagement with 
affected populations. It could also provide direction on how data should be gathered (e.g. 
disaggregated data), and shared (e.g. open source), in a more equitable way. 

Building 

9. Implementation - How is the equity framework used?
In some cases, the equity framework may act as a high-level document without specific actions,
and implementation occurs within departmental workplans. In others, there may be processes
embedded in the framework to guide implementation, such as action plans. This component
may also include implementation mechanisms to integrate social equity within administrative
processes, such as requirements to include a section on equity impacts in all Council reports.

10. Assessments - How does the equity framework consider the impact of operations, policies, and
practices on equity-denied populations?
This component looks at how to assess the impacts of operations, policies, and practices on
equity-denied populations. It may include a set of questions, a checklist, matrices, or other tools
that attempt to bring explicit attention to how decisions affect equity. Some frameworks may
introduce mechanisms to mitigate impacts - either reducing negative impacts, or enhancing
positive impacts.

11. Internal - How does the equity framework reflect principles in corporate policy and practice?
This component is directed specifically at internal Corporate practices. This can include diversity
& inclusion in the workforce, procurement policies, marketing and communications, and staff
and leadership onboarding and training programs.

12. Evaluation & Accountability - Who is responsible for the equity framework, and how is it
evaluated?
This component addresses the evaluation of, and accountability to, an equity framework. It may
include monitoring and reporting mechanisms, including renewal and revision timelines. There
may be a set of metrics, benchmarks or targets. It may also include who is responsible for the
management of the equity framework, and who the framework is accountable to - such as an
advisory body or leadership team.

Recommendations for Potential Implementation 
This section responds to the second part of Council’s January 18, 2021 motion: “what would be required 
to implement a framework in the Township.” Consider the analogy of renovating a house: undertaking a 
renovation requires choosing some priorities, as you never have unlimited time and budget. You have to 
consider phasing - will you re-do the kitchen first, or add a new addition? Who does the work - is this a 
communal DIY barn-raising, or will you hire a general contractor, or use a combination? An equity 
framework can act as the plan for renovating TOL into a more equitable, just and supportive community 
for all its residents. 
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Based on the best practice review, learnings from equity practitioners gained through interviews (see 
Appendix 3), and a workshop with Township staff, the following next steps are recommended should the 
Township wish to implement an equity framework. These recommendations could be undertaken within 
a 3 year timeframe, depending on resourcing and priorities. 

1. Clear Council direction and resources to support the work
Should the Township of Langley want to move forward with the development of a more explicit equity 
framework, the first step would be for Council to provide clear direction to undertake the work. This 
initial step could also provide an opportunity for Council to identify this work as a priority, acknowledge 
that various structures, including systemic discrimination, have resulted in inequities, and reaffirm its 
commitment to building an inclusive community. 

It is important to keep in mind that this is not quick or straightforward work. It will require additional 
resources in terms of staff time (new or re-allocated staff) and/or consultant support to undertake this; 
it cannot be done as a “side of desk” project on top of existing workloads. Council will need to make 
decisions around priorities, and provide clear direction to establish necessary resources. 

It will also be necessary to determine where these resources are situated. Many municipalities emerging 
as equity leaders are establishing equity work within an organizational structure that allows them to 
touch all departments, rather than existing in a silo. 

Best Practice: Acknowledge the distinct context of Indigenous Peoples 
Woven throughout the recommendations is an overarching consideration: recognize that social equity for 
Indigenous Peoples arises from a distinctly different history and cultural and legal relationship to land than 
other equity-denied groups. It is important to acknowledge this distinction, rather than categorizing the 
experiences and rights of Indigenous Peoples with those of settlers and immigrants. Many believe that 
Indigenous Peoples do not seek equity but rather reconciliation and a restoration of the health, wellness, 
self-determination and sovereignty which were eroded through historical and ongoing colonization. This 
distinction needs to be incorporated into TOL planning and engagement practices, to ensure that relevant 
protocols and the priorities and capacity of local Indigenous Nations - qʼ a:n ʼ n (Kwantlen), Q'éyts'i
(Katzie), Màthexwi (Matsqui) and Semiahmoo First Nations - and urban Indigenous living off-reserve are 
considered. Relevant reports such as those connected to the Truth and Reconciliation Committee, the UN 
Declaration on the Rights of Indigenous People and the National Inquiry into Missing and Murdered 
Indigenous Women and Girls have produced clear, action-oriented recommendations that can be referred to 
and incorporated into the equity framework process. 
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2. Frame relevant context and existing work
The TOL is not starting from scratch with equity. Between existing policy, staff training, and past 
consultations, there is a lot of good work already in place or underway. Compiling these relevant 
initiatives can help provide important context, awareness, and data that will act as a scaffold to build 
from. This can also help determine how existing values and goals can relate to a broader equity vision. 
This step can form part of a self-assessment of TOL, giving a sense of a baseline in terms of 
organizational readiness and gap analysis. 

3. Undertake baseline TOL education and training on terms and concepts
Equity as a concept may be generally understood, but it is important to explicitly define the term as it 
relates and applies to the Township of Langley. Learning about equity and related terms such as 
unconscious bias, privilege, systemic barriers is a critical part of foundation-building for TOL staff and 
Council to move forward with subsequent steps. Just as important are reflection tools that can help us 
“unlearn” many of the patterns, assumptions and ways of working that further entrench inequities. 
Consider how to embed education and training throughout the organization to build a shared 
understanding – one that is not just theoretical, but personal. 

4. Clarify the goal in consultation with equity-denied populations – describe the
equity vision and objectives

What does the Township, and those it serves, see as the goal of an equity framework? What are the 
aspirational elements that will act as a touchstone throughout the creation process, and inform the 
evaluation of its success? It will be important to determine the vision and objectives of this work, 
informed by Council priorities as well as broader engagement with those most impacted by systemic 
inequities. Whether internal (with TOL employees) or external (with community), collaborating with 
those that are impacted by historical and current discrimination and barriers will ensure that any 
solutions or initiatives are informed by lived experience.  

Limited staff resources, consultation fatigue, and health and safety concerns related to the COVID-19 
pandemic can all impact the ability of TOL to undertake engagement. An initial step could be to scan 
through recent past engagement feedback and compile what has already been heard by equity-denied 
communities related to equity. In addition, consider what staff programs, advisory groups, existing 
networks, or other established partnerships might be built on to start to bring lived experience to the 
development of an equity framework. Use these linkages to help create more robust, longer-term 
and/or ongoing engagement, such as the creation of a Lived Experience Equity Advisory Committee. This 
consistent and shared picture of what TOL is trying to achieve, and why, will help ensure that 
throughout the organization and the community, there is a clear understanding of the importance of 
this work. 
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5. Map out a rough methodology to create a framework

Develop a simple, flexible roadmap to guide the methodology to develop an equity framework. Use a 
process that can accommodate pivots and revisions, as the roadmap will most likely need to change as 
new knowledge, contexts, partners and priorities emerge. 

5.1 Confirm approach – start with internal, and work towards combined 

Work towards a combined approach for an equity framework, with the intention of creating a structure 
to help guide the integration of equity both within internal corporate practice and external community-
facing practice. But to begin with, focus on developing some of the more internal-facing elements. This 
can help build momentum for the organization, and embed important education and reflection within 
the workforce. Over time, TOL can use what it is learning through its internal processes to scale this out 
into the community. 

5.2 Prioritize phasing of framework components 

Consider which of the 12 equity framework components feels the most critical to begin with, and/or if 
there are other elements that don’t fit within these categories that should be incorporated. Determine 
the phasing of these priorities, and match these to realities of budgets, staff resources and timelines. 
Consider the balance between “initiating,” “supporting,” and “building” components.  

5.3 Complement steady progress with quick starts 

Aim for slow & steady progress, with smaller bite-sized ‘quick start’ pilot initiatives providing 
momentum to the longer foundational process. This can help balance out attention and commitments 
to the increasing diversity of residents of Langley, as one of the fastest-growing municipalities in the 
Lower Mainland, and the need to build organizational awareness and capacity within the Township staff 
and leadership. 

“If you want to make a big ship move, you can’t be on the very edge pushing really hard when the 
middle is going in a different direction. My purpose is to nudge the ship in the right direction, not act 
as a hot-shot piloting our course in tight turns at speed. But people [community] usually don’t see 
the ship - they see their small part of it and wonder why it’s not moving.”  
- Municipal Equity Practitioner

5.4 Test as you go, in collaboration with those you are serving 

View the development process as an opportunity to experiment, evaluate, learn and change. Building 
equity knowledge and practices is an ongoing process, and inevitably mistakes or missteps will occur. By 
involving equity-denied populations, including staff who are part of equity-denied communities, in pre-
testing design and consultation, it will help to create an environment of shared learning, where mistakes 
are acknowledged and corrected new solutions to try out are co-created. 
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“We drafted questions about identity with these ERGs [Employee Resource Groups – employee-led 
groups that come together around shared identities and experiences]. Then we did the employee 
survey. We shared the resulting high-level data with the ERGs, and asked what intersectional1 data 
they would want to see, and what they wanted to be shared. This was a bit of a blueprint for how to 
do this in community - it will have to be a lighter touch, but we will use the same principles about 
“how to ask” and “how to treat the data.”  
- Municipal Equity Practitioner

6. Create simple but meaningful metrics for evaluation
To begin with, consider a simple yet meaningful set of outcomes that can be used to measure success in 
reaching equity goals. These do not have to be quantitative – they could be based on surveys (employee 
and/or community-facing) that focus on more experiential concepts such as “are you thriving in your 
work?” or “do you have a sense of belonging?” Ensure that surveys are supported with the collection of 
disaggregated data, to enable an analysis by race, gender, and/or other demographic information. Over 
time, additional metrics with more detail can be added but at the beginning the priority should be on 
how the realities of employees and the community are changed by this work. 

7. Embed accountability across the organization
While leadership for the equity framework may come from a designated Equity staff lead or team, a 
degree of accountability needs to be shared throughout TOL. This could involve department-specific 
work plans with associated metrics that feed into the overarching equity framework. To begin with, it 
could be simply making visible what the organization is doing. 

Conclusion 
The best practice scan provided insight not just on the form an equity framework could take, but on 
processes that other municipalities have taken in order to get here. These learnings can help the TOL to 
be strategic with building a foundation, drawing on the previous experiences of others to hurdle forward 
in its equity practice in a resource-efficient manner. Addressing hundreds of years of discrimination, 
oppression and harm cannot be done in one lifetime, but aligning the efforts of the TOL to create an 
updated “home” that better meets the needs and aspirations of all Langley Township residents is a 
powerful step in this journey. 

1 Intersectional/Intersecting identities: The term “intersectionality” was coined in 1989 by Dr. Kimberlé Crenshaw, 
a civil rights activist and legal scholar in critical race theory, to better depict how discrimination can occur on the 
basis of both race and gender, and often, a combination of both. The term is now used to describe how 
discrimination based on race, gender, class and other individual characteristics “intersect” and overlap with one 
another. The experience of a lesbian Black woman will be different from that of other women who may not be 
Black, may not be lesbian, or may not be both. 
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Appendix 1 - Precedents Included in the Review 

Municipality/ 
Institution 

Name of Document Year Size of 
Community 

Description 

New 
Westminster 

2021-2022 Equity 
Key Performance 
Indicator Framework 

2021 58,500 Interim framework to measure 
performance in three equity areas, 
while the broader  
Diversity, Equity, Inclusion and Anti-
Racism (DEIAR) framework is being 
created: Community Representation; 
Policies and Procedures; Service 
Delivery and Programs. 

Victoria Equity Framework (in 
progress) 

2022 
(target 
date) 

90,000 Framework is not yet public. 

Beaverton, 
Oregon 

Diversity, Equity, and 
Inclusion Plan 

Diversity, Equity, and 
Inclusion Plan 
Update (2019) 

2014 
original 

2019 
update 

98,000 Uses race as primary lens for Diversity, 
Equity, Inclusion (D, E, I) work. 
Community-created plan with six 
priority areas, and accompanying goals 
and indicators. Priorities are: public 
engagement; city practices; housing & 
livability; public safety; economic 
empowerment; community building and 
inclusion.   

Delta Council Report: 
Promoting Diversity 
and Inclusion in Delta 

2021 100,000 Analysis based on four pillars of an 
inclusive organization: inclusive culture 
& diverse teams; inclusive marketing; 
supplier diversity; inclusive services & 
product delivery. 

Guelph Employee Diversity 
and Inclusion Plan 

2019 132,000 Starts with internal practices, and then 
suggests other mechanisms to bring 
equity to an external focus E.g. 
incorporate into Strategic Plan to 
embed anti-racism and inclusion. 

Oshawa Diversity and Equity 
Plan 

2017 160,000 A comprehensive strategic plan that 
consists of both internal and external 
focus, outlined in 90 strategies and 
actions for six strategic directions. The 
plan also includes other publications 
such as an ‘Equity and Inclusion Lens 
Handbook’ and ‘Inclusive Language 
Manual.” 
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Abbotsford Diversity and 
Inclusion Strategy 
2020 

2020 161,000 Employee-focused, provides 
background of the strategy and outlines 
four themes of actions and 
opportunities that the city is taking to 
ensure diversity and inclusion in the 
workplace: Recognizing and Celebrating 
Diversity in the Workplace; Improved 
Internal Communications; Ongoing 
Training and Collaboration; Leadership 
Commitment and Engagement. 

Halifax 
Regional 
Municipality 

Diversity and 
Inclusion Framework 

2020 432,000 Provides list of options around five 
goals, which business units can use to 
develop Diversity & Inclusion (D & I) 
action plans. Four main elements: 
Diversity & Inclusion (within the org); 
Policies and Procedures; Leadership and 
Accountability; Resources and 
Professional Development (education, 
materials, tools). 

Vancouver Equity Framework 2021 631,000 High-level foundational document to 
support departmental action planning 
and culture change. Focus Areas are 
defined as Foundational, Internal, 
External and Bridging, following the 
Global Diversity, Equity and Inclusion 
Benchmarks (GDEIB) tool. 

Seattle Racial Equity Toolkit 2012 725,000 The Race and Social Justice Initiative 
(RSJI) division of the City of Seattle has a 
toolkit to assist with assessment of 
policies, initiatives, programs and 
budget issues. However, RSJI also 
provides other resources, and conducts 
periodic employee surveys related to 
equity that are contained in a separate 
document. 

Edmonton Art of Inclusion: Our 
Diversity and 
Inclusion Framework 

2019 981, 000 Primarily employee focused, but 
includes some focus on engagement, 
accessibility of city operations, etc. 
Draws on gender-based analysis (GBA+), 
which focuses on gender as the main 
factor contributing to systemic barriers 
people face. 
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Ottawa Equity + Inclusion 
Lens Handbook 

2010 
(original
) 
2018 
update 

995,000 Comprehensive coverage of how equity 
can be embedded in: Communications; 
Engagement; Research; Supervision; 
Monitoring and Evaluation; Planning; 
Policy Development; Hiring; Strategic 
Planning; Training; Working with 
people.  
Includes worksheets created for using 
an equity lens in many different work 
areas, plus some best practice 
examples. 

King County, 
Washington 

Equity Impact 
Review + Impact 
Awareness Tool 

Equity and Social 
Justice Strategic Plan 

2015 
(original
) 
2016 
update 

2.25 million Includes equity goals and objectives in 
relation to four strategies: Invest 
upstream and where needs are 
greatest; Invest in community 
partnerships; Invest in employees; Do 
our work with accountable and 
transparent leadership. 

Toronto Equity Lens + Equity 
Impact Assessment 

Workforce Equity & 
Inclusion Plan 

2017 2.93 million The focus is on supporting equity in 
decisions made by Council and analysis 
of program and policy reports. A 
separate Workforce Equity and 
Inclusion Plan is also in place in the City 
of Toronto. 

Racial Equity 
Alliance (USA) 

Government Alliance 
on Race & Equity 
(GARE) Racial Equity 
Toolkit 

2015 n/a Includes a “racial equity tool” and 
suggestions on when to use it. The 
toolkit focuses on six areas of racial 
equity work: Proposal, Data, Community 
and Engagement, Analysis and 
Strategies, Implementation, and 
Accountability and Communication. 

Racial Equity 
Alliance (USA) 

Advancing Racial 
Equity and 
Transforming 
Government 

2015 n/a A resource guide developed by 
practitioners, for practitioners. 
Highlights six steps to advancing racial 
equity and transforming governments: 
Using equity frameworks, building 
organizational capacity, implementation 
of racial equity tools, using data as the 
driver, partnering with others, and 
communicating with urgency and care. 
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City for All 
Women 
Initiative 
(Ottawa) 

Advancing Equity and 
Inclusion: A Guide for 
Municipalities 

2015 n/a A guide to help elected officials, 
management, and staff in their equity 
work. Outlines 10 key factors for 
success to help create and sustain 
impact. 

Centre for 
Global 
Inclusion 

Global Diversity, 
Equity & Inclusion 
Benchmarks: 
Standards for 
Organizations 
Around the World 

2017 
Updated 
2021 

n/a Supports organizations globally in the 
development and implementation of 
Diversity and Inclusion best practices. 
Attempts to create a standard to 
establish criteria to measure and 
monitor progress. 275 benchmark 
indicators that relate to four groups: 
foundation; internal; bridging; external. 
15 categories and concrete actions 
spread throughout these groups. 
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Appendix 2 - Presence of Equity Framework Components 
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Appendix 3 – Learning from Practitioners 
Interviews were conducted over Zoom with practitioners working at the City of Victoria (Canada), City of 
Vancouver (Canada) and City of Beaverton (USA) to help consider “what would be required to implement 
a framework in the Township.” The interviews presented opportunities to learn more about what 
happened “behind the scenes,” and to hear more about the origins of their frameworks, responses to 
date from staff and community, what is working well and what the challenges are.  

1. Slow and steady - Equity work is complex, emotional and hugely personal. This is not a quick
process. It can be challenging to balance the urgency and (understandable) impatience of
community groups who have been investing time and attention to this topic for many years,
with the need to build readiness within the organization.

2. Provide training on terminology - Practitioners stressed the importance of developing shared
equity-related terminologies and definitions with staff and leadership in order to cultivate a
stronger institutional and societal understanding of equity. These terms can feel loaded and
uncomfortable, and it is important to build a common platform of what these actually mean.

3. No “right way” to develop a framework - The origins of the need to create an equity framework
was different for each of the practitioners. In some cases, it was rooted in calls from, and
leadership by, the community. Many municipalities seem to start with either an internal or
external-facing plan, and then proceed from there. There is no single “thing” creating success.

4. Equity work is not just HR - Practitioners acknowledged the need to have equity work situated
outside of the Human Resources umbrella, and provide it with its own responsibilities and
accountability channels. They shared that equity is not simply a HR focus but more of a systemic
and institutional focus that touches on many parts of the municipality's operational structure.
The practice of separating internal (HR and workforce) from external (operations, planning and
programs) is arbitrary, and doesn’t really work in practice.

5. Resource the process and roll-out – While the exact scope and breadth of an equity framework
will be unique to each municipality, what they all have in common is going beyond “side of
desk” solutions. Creating a framework, and then implementing and maintaining it, will take staff
time and budget. Many municipalities are creating new positions for an Equity Officer, and staff.

6. Build on existing values - One practitioner recommended framing equity relevant to each
department’s functions and values. For instance, with the Engineering Department, equity is
framed around the concept of safety (in the form of personal and psychological safety), as safety
is something Engineering takes a lot of pride in providing. With the Fire Department, the
concept of “care” as it relates to equity has really resonated. Framing equity integration as
creative, transformative and innovative work has been a way to get some staff more involved.
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7. There is strength in working at the strategic level - The equity framework was positioned by
some practitioners as a strategic high-level policy to guide directions, not as an action plan. The
framework could then be interpreted within departmental workplans at a more action-oriented
level, and accompanied by training, assessment tools, or other supports. It was seen to be an
umbrella document, bringing together existing standalone plans such as those targeting specific
demographic communities (e.g. youth, seniors, LGBTQ2+, accessibility, newcomers, etc).

8. Equity-denied communities need to be at the centre of this work - Several practitioners noted
the strong role of equity-denied communities in initiating and informing this work. One pointed
to the fact that there has been a long history of community leadership within Black, LatinX, and
other communities of colour. “Communities that are traditionally very white may not have as
many advocacy groups present, or they may not be as strong, so it would be slower and harder
to get a start in this work,” one practitioner commented.

9. Test as you go - With the emergent nature of this work, there is a strong role for piloting pieces
of the framework as they are developed. One practitioner reported testing the four dimensions
of equity being considered (structural, procedural, intergenerational, distributional) in the
creation of a new budget package. While it didn’t work well, a lot was learned through
collaborating with departments one on one during this process. Another practitioner shared
their experience in testing a disaggregated data strategy through the development of an
employee benchmark survey. They started with focus groups with Employee Resource Groups
(ERG) to receive guidance on how to ask questions in relation to identity: for instance, how to
ask about Indigeneity.

10. Quality, not quantity in metrics - A common challenge shared by practitioners was how to
create an effective measurement and monitoring system for something as complex as equity.
Metrics were seen more broadly by one participant as being about accountability - making
visible what the organization is doing. Several practitioners indicated that outcomes are what
need to be prioritized, and that these can’t necessarily be measured through quantitative data.
Employee or community-facing surveys were suggested as a key part of an evaluation
framework. These will focus on more experiential and qualitative concepts connected to health
and well-being, such as “do you feel safe? Do you have a sense of belonging?” Surveys will need
collect disaggregated data, to enable an analysis by gender, race, or other demographic
information. This form of survey can also be used to assess organizational readiness.
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REPORT TO 

MAYOR AND COUNCIL 

 
 

  
PRESENTED: JUNE 13, 2022 - REGULAR MEETING REPORT: 22-60 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: LRP00020 
SUBJECT: WILLOWBROOK COMMUNITY PLANNING TEAM 

REVISION TO TERMS OF REFERENCE 
 

RECOMMENDATION: 

That Council approve the Terms of Reference for the Willowbrook Community Planning Team in the 
form presented substantially as Attachment A in this report. 

EXECUTIVE SUMMARY: 

On November 21, 2021, Council endorsed the Terms of Reference for the Willowbrook Community 
Plan (WCP) update. The WCP Terms of Reference include the establishment of a Community Planning 
Team (CPT) representing area residents, key property owners, other community groups, and 
organizations. 
 
The CPT Terms of Reference were presented to Council at its May 30, 2022 Regular Meeting (see 
Attachment B). Council referred the matter to staff to clarify the intent of the Terms of Reference for 
membership on the team around property ownership and to strengthen the requirement around 
diversity and inclusion. 
 
The Terms of Reference have been revised, as directed by Council, to encourage membership by as 
diverse a group of participants as possible including members from First Nations communities, youth, 
and seniors. 
 
The CPT is one component of the public engagement program. In addition to the CPT, additional youth 
engagement opportunities are being explored with all high schools in Langley. The Langley Seniors 
Community Action Table (LSCAT) and the Council-appointed Seniors Adviosry Committee will also be 
consulted thoughout the planning process. Professional staff from local First Nations will be invited to 
participate in Technical Team meetings and will be consulted on an “early and ongoing” basis, 
consistent with the Council Consultation – Official Community Plan Policy No. 07-160 (Attachment C). 

PURPOSE: 

This report seeks Council endorsement of the Terms of Reference for the Willowbrook Community 
Planning Team. 

E.4
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WILLOWBROOK COMMUNITY PLANNING TEAM 
REVISION TO TERMS OF REFERENCE  
Page 2 . . . 

 
BACKGROUND/HISTORY: 

On November 21, 2021, Council endorsed the Terms of Reference for the Willowbrook Community 
Plan (WCP) update. The Terms of Reference define the planning area, goals, scope, work plan, and 
public engagement approach. The Terms of Reference include the establishment of a Community 
Planning Team (CPT) representing area residents, key property owners, and other community groups 
and organizations. 
 
On May 30, 2022, Council referred a report on the Willowbrook CPT Terms of Reference to staff to 
adjust the membership regarding property ownership and inclusion (Attachment B).  

DISCUSSION/ANALYSIS: 

The CPT Terms of Reference have been revised to encourage members from the youth, senior, and 
First Nations communities. 
 
Unlike a Council-appointed advisory committee, the Willowbrook CPT is a “sounding board” to assist 
staff in exploring policy options. It is one of the many aspects of the public engagement program. In 
addition to the CPT, the following components are planned for the Willowbrook Community Plan 
update: 
 

• Youth Engagement: Additional youth engagement opportunities are being explored with all high 
schools in the Langley area, as the Willowbrook area is a popular youth “hangout” for the 
Langley area. 
 

• Senior Engagement: The Langley Seniors Community Action Table (LSCAT) and the Council-
appointed Seniors Adviosry Committee will be consulted thoughout the planning process. 
 

• First Nations Engagement: Together with those from other government agencies, professional 
staff from local First Nations will be invited to participate in Technical Team meetings and will be 
consulted on an early and ongoing basis. 

 
These groups would directly benefit from improved transit services as a result of the proposed SkyTrain 
extension to Langley and a new transit-oriented community around the 196 Street (Willowbrook) 
SkyTrain Station. The planned engagement opportunities are consistent with the Public Engagement 
Strategy for Planning and Development adopted by Council in 2016 and the Council Consultation – 
Official Community Plan Policy No. 07-160 (Attachment C). 
 
 
Respectfully submitted, 
 
 
Jason Chu 
MANAGER, COMMUNITY AND POLICY PLANNING 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Willowbrook Community Planning Team Terms of Reference 

ATTACHMENT B Council Report 22-48  

ATTACHMENT C Council Consultation – Official Community Plan Policy No. 07-160 
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Approved by Township Council on (date) 

WILLOWBROOK COMMUNITY PLANNING TEAM 

Terms of Reference 

1.0 INTRODUCTION 

In November 2021, Council endorsed the Terms of Reference for the Willowbrook Community 
Plan update. The Terms of Reference include the establishment of and consultation with a 
Community Planning Team (CPT) representing area residents, key property owners and other 
community groups and organizations.    

1.1 Purpose of the Community Planning Team (CPT) 

The purpose of the Community Planning Team (CPT) is to provide input to the Township through 
project staff on the update of the Willowbrook Community Plan, as defined by the project’s Terms 
of Reference; specifically, by: 

A. Reviewing and providing input on the following:

i. Material prepared by project staff;

ii. Vision, guiding principles and draft plan policies;

iii. Land use and servicing ideas and options;

B. Sharing their perspectives on the future of the Plan area; and
C. Reporting back to their respective communities and organizations on plan progress and key

discussions.

The primary role of the CPT is to assist and work alongside project staff, through “roundtable” 
discussions.  The CPT is only one of many participants in the community engagement process for 
the Willowbrook Community Plan update.  The CPT is not a Committee, Commission or other body 
under the Community Charter or the Local Government Act.   

1.2 Purpose of this Document 

The purpose of these Terms of Reference is to provide a clear understanding of: 

• The composition of the CPT, including the recruitment and selection process;

• The mandate of the CPT; and

• The roles and responsibilities of the CPT, Township staff and external consultants.

2.0 COMPOSITION OF THE CPT 

To represent a broad range of interests, this volunteer CPT will comprise a maximum of eleven 
(11) members, with preference given to Coast Salish Peoples, individuals who are members of
the youth (ages between 13 and 19), senior (ages 65+), visible minority.   The CPT will include
representation from stakeholders and community organizations and will be composed of:

• 3 persons owning property and/or residing within the Community Plan Area, as
delineated on Map 1;

• 3 persons owning a business within the Community Plan Area;

ATTACHMENT A
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• 3 persons owning property and/or residing in the Township but not within the Community 

Plan Area; and 

• 2 persons representing the development (Urban Development Institute) and/or building 
(Homebuilders Association Vancouver) industry. 
 

Spaces for these member categories are non-transferable. If some of the spaces are not filled 
through the recruitment and selection process, they will remain vacant. 
 
Map 1: Willowbrook Community Plan Area 

 
2.1 Recruitment Process 

The CPT recruitment process will be advertised as follows: 
 

• Newsletter/flyer/postcard to each household and business (including not-for-profit and 
institutional providers in the area) and property owners (both commercial and residential) 
within the Community Plan boundary; 

• Newspaper advertisements; and 

• The Township’s project webpage for the Willowbrook Community Plan. 
 
Interested persons will be required to complete and submit an application form (refer to 
Schedule A) before a specified date, approximately 2 to 3 weeks following Council endorsement 
of the draft Terms of Reference.  The application form will be made available electronically on 
the Township’s webpage and in paper copy at the Civic Facility, and completed application 
forms may be submitted in either format.        
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2.2 Selection Process 

Applications from interested persons shall be sorted into appropriate categories (as per the 
membership composition above) and forwarded to Council for review.  CPT members shall be 
selected by Council resolution.   
 
Any vacancies in the CPT membership, which may occur throughout the term, may be filled by 
Council using the applications received as part of the original recruitment process.     
 
 

3.0  MANDATE OF THE CPT 

The CPT will serve as a valuable contributor to and active participant in the Willowbrook 
Community Plan Update by providing critical input, and important contributions to the planning 
process and by commenting and advising on project deliverables.  As detailed more specifically 
in the Terms of Reference for the Willowbrook Community Plan Update, the CPT will provide 
feedback and input to the following:  

• Community values, opportunities and challenges, ideas and aspirations and “key 
issues”; 

• Vision and Guiding Principles for the Community Plan Area; 

• Initial ideas, opportunities and options for implementing the Vision and Guiding 
Principles; 

• Preliminary options for the land use structure and framework of the Community Plan 
Area; 

• Preferred land use plan and corresponding strategic policy directions for the Community 
Plan Area; and 

• Other ideas and suggestions for the draft Community Plan.   
 
The input, involvement and contributions provided by the CPT are subject to the goals for the 
planning process and project scope, as detailed in the Terms of Reference for the Willowbrook 
Community Plan Update.    
 
 
4.0 ROLES AND RESPONSIBILITIES 
 
4.1 Roles and Responsibilities of the CPT 
 
The CPT shall fulfill its mandate by attending 6 to 8 weekday evening meetings or workshops 
throughout the Community Plan update process (approximately June 2022 – late 2024).  The 
CPT is also encouraged to attend other public engagement events throughout the Plan update 
process. 
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4.2 Roles and Responsibilities of Township staff and external consultants 
 
Township staff and external consultants shall support the work of the CPT by: 
 

• Scheduling the CPT meetings and preparing the agendas; 

• Attending the CPT meetings to facilitate the discussion, provide technical advice and 
obtain input;  

• Ensuring that the work of the CPT is integrated with concurrent public engagement 
activities; 

• Recording summary notes of meetings and workshops; and 

• Providing regular updates about the work of the CPT to Council and the general public.   
 
4.3 Procedures 

• Meetings or workshops will be organized and facilitated by the Township of Langley 

• Invitations to workshop events will be communicated through Canada Post, phone and 
e-mail and determined appropriate by the CPT members 

• Input from the CPT will be reported to Council and will be used along with other input 
and feedback received through other public engagement events in preparing the update 
to the Willowbrook Community Plan. 

 
5.0 ADMINISTRATIVE ITEMS 
 
5.1 Remuneration 
 
Members of the CPT shall not be remunerated by the Township of Langley.   
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SCHEDULE A 
WILLOWBROOK COMMUNITY PLANNING TEAM  

APPLICATION FORM 
 

 
Full Name: _____________________________________________________________  
 
Email Address: ______________________    Phone Number: ____________________ 
 
Home Address: __________________________________________________________ 
 
Please check all the applicable boxes and complete the information below each checked 
box: 
 
 I live or own property in Willowbrook 
 
 Property Address: ________________________  
 
 I own a business in Willowbrook 
 
 Business Address: ______________________ 
 
 Business Name: _________________________ 
 
 I live or own property in the Township of Langley but not in Willowbrook 
 
 Property Address: ________________________  
 
 I represent the development and/or building industry 
 
 Name of Organization or Company: _____________________________  
 
 Please check if you are from the youth, senior or Coast Salish communities. 
 
   Youth  Senior  Coast Salish 
 
 
 
In 100 words or less, tell us why you’re interested in being a member of the Willowbrook 
Community Planning Team? 

E.4
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: MAY 30, 2022 - REGULAR MEETING REPORT: 22-48 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: LRP00020 
SUBJECT: WILLOWBROOK COMMUNITY PLANNING TEAM 

TERMS OF REFERENCE 

RECOMMENDATION: 

That Council approve the Terms of Reference for the Willowbrook Community Planning Team in the 
form presented substantially as Attachment A in this report. 

EXECUTIVE SUMMARY: 

On November 21, 2021, Council endorsed the Terms of Reference for the Willowbrook Community 
Plan (WCP) update. Work is proceeding in accordance with the Terms of Reference. Phase 1 of the 
planning process (from Q1 2022 to Q3 2022) involves undertaking background research to understand 
the key features and issues in the plan area. An open house is being planned for June 2022 to obtain 
initial input on the ideas from the community which will be used for the development of preliminary 
concepts. 

The WCP Terms of Reference include the establishment of a Community Planning Team (CPT) 
representing area residents, key property owners, and other community groups and organizations. 
The Willowbrook CPT is recommended to be formed in Phase 1. Terms of Reference for the CPT have 
been prepared to define the composition, mandate, and roles and responsibilities of the CPT, Township 
staff, and external consultants. 

The CPT would have a maximum of 11 volunteer members including three property owners or 
residents, three business owners, three residents at-large, and one representative from the 
development and/or building industry. It would provide critical input into the planning process by 
commenting and advising on project deliverables. The CPT would meet six to eight times throughout 
the planning process (approximately July 2022 to late 2024). 

The recruitment process would start as soon as Council endorses the CPT Terms of Reference. The 
Phase 1 open house would provide an opportunity for encouraging community members to be part of 
the CPT. It is anticipated that Council would consider appointments to the CPT in July 2022. 

PURPOSE: 

This report seeks Council endorsement of the Terms of Reference for the Willowbrook Community 
Planning Team. 

ATTACHMENT B
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WILLOWBROOK COMMUNITY PLANNING TEAM 
TERMS OF REFERENCE  
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BACKGROUND/HISTORY: 

On November 21, 2021, Council endorsed the Terms of Reference for the Willowbrook Community 
Plan (WCP) update. The Terms of Reference define the planning area, goals, scope, work plan, and 
public engagement approach. The Terms of Reference include the establishment of a Community 
Planning Team (CPT) representing area residents, key property owners, and other community groups 
and organizations. 

DISCUSSION/ANALYSIS: 

Terms of Reference for the Willowbrook CPT have been prepared to define its composition, mandate, 
and roles and responsibilities, as follows: 
 

• Composition: The CPT would have a maximum of 11 volunteer members including three 
property owners or residents, three business owners, three residents at-large, and two 
representatives from the development and/or building industries. 
 

• Mandate: The CPT would be a “sounding board” with active participants providing critical input 
and important contributions to the planning process and by commenting and advising on project 
deliverables. 

 

• Roles and Responsibilities: The CPT would attend six to eight meetings or workshops 
throughout the process (approximately June 2022 – late 2024). CPT members are also 
encouraged to attend other public engagement events such as open houses and public 
workshops.    

Next Steps 

The recruitment process would start as soon as the CPT Terms of Reference are endorsed by Council. 
Advertising for the recruitment process would include a postcard to each household, business, and 
property owners, newspaper advertisements, and the Township’s project webpage. In addition, the 
Phase 1 open house tentatively scheduled for June 2022 would provide an opportunity for encouraging 
community members to be part of the CPT. 
 
It is anticipated that Council would consider appointments to the Willowbrook CPT in July 2022, 
consistent with the outline of the WCP Terms of Reference, as endorsed by Council, to provide for input 
from the CPT as part of the initial phases of the process.  
 
 
Respectfully submitted, 
 
 
Jason Chu 
MANAGER, COMMUNITY AND POLICY PLANNING 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Willowbrook Community Planning Team Terms of Reference 
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COUNCIL POLICY 

Subject: Council Consultation – Official 
Community Plan 

Policy No:        
Previous Policy No:  
Approved by Council:      
Revised by Council:  

07-160
07-621

2012-10-01
2016-05-30

1. Purpose

1.1 To provide, as required under the Local Government Act, one or more
opportunities for consultation with persons, organizations and authorities that the 
local government considers will be affected by the development, repeal or 
amendment of an official community plan.  This document sets out Council’s 
consultation policies for implementing these requirements of the Local 
Government Act 

2. Background

2.1 Section 879(1) of the Local Government Act requires that during the
development of an official community plan, or the repeal or amendment of an 
official community plan, a local government, in addition to a public hearing, must 
provide one or more opportunities it considers appropriate for consultation.  
Section 879(2) of the Local Government Act requires local governments to 
consider whether the opportunities for consultation should be early and ongoing, 
and specifically to consider whether consultation is required with: 

 the board of the regional district in which the area covered by the plan is
located, in the case of a municipal official community plan;

 the board of any regional district that is adjacent to the area covered by the
plan;

 the council of any municipality that is adjacent to the area covered by the plan;

 first nations;

 school district boards, greater boards and improvement district boards; and

 the provincial and federal governments and their agencies.

2.2 The Township of Langley’s Official Community Plan (OCP) is a document with a 
number of schedules that include a community plan for reach community and 
neighbourhood plans for some areas.  All these plans, adopted by bylaw, 
collectively form the Township’s OCP. 

2.3 Nothing in this policy fetters Council’s absolute discretion in relation to any 
particular development of an official community plan, or repeal or amendment of 
an official community plan. 

3. Related Policy

3.1 Policy 07-221, Neighbourhood Plan:  Initiation and Process

ATTACHMENT C
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4. Policy 

4.1 During the development of an official community plan, or the repeal or 
amendment of an official community plan, Council will provide the following 
opportunities it considers appropriate for consultation with the following persons, 
organizations and authorities, being the persons, organizations and authorities 
Council considers will be affected, and the following consultation policy applies to 
the development of an official community plan and any repeal or amendment of 
an official community plan: 

4.1.1 if a new plan under development, or a plan amendment or repeal, is in the 
opinion of the General Manager, Community Development, inconsistent 
with the regional context statement, Metro Vancouver will be invited to 
participate in the early stages of the planning process, as soon as such 
inconsistency has been identified and will be consulted throughout the 
planning process; 

4.1.2 if a new plan under development, or a plan amendment or repeal, requires 
new servicing from the Greater Vancouver Water District or Greater 
Vancouver Sewage and Drainage District, as applicable, they will be 
invited to participate in the early stages of the planning process and will be 
consulted throughout the planning process; 

4.1.3 if a new plan under development, or a plan amendment or repeal, is in an 
area immediately adjacent to another municipality, regional district or First 
Nation Reserve, the applicable municipality, regional district of First Nation 
will be invited to participate in the early stages of the planning process and 
will be consulted throughout the planning process; 

4.1.4 if a new plan under development, or a plan amendment or repeal, is in an 
area that includes the whole or any part of the Langley School District, or 
proposes residential development, the Langley School District will be 
invited to participate in the early stages of the planning process and will be 
consulted throughout the planning process and in any event will be 
consulted at least once in each calendar year; 

4.1.5 if a new plan under development, or a plan amendment or repeal, includes 
land that is within an improvement district, that improvement district will be 
invited to participate in the early stages of the planning process and will be 
consulted throughout the planning process; 

4.1.6 if a new plan under development, or a plan amendment or repeal, affects 
areas of federal or provincial jurisdiction the appropriate department will be 
invited to participate in the early stages of the planning process and will be 
consulted throughout the planning process; and 

4.1.7 if a new plan under development is in the service area of a transit system 
(such as TransLink), the appropriate department will be invited to 
participate in the early stages of the planning process and will be 
consulted throughout the planning process. 

4.2 Consultation in the early stages of the planning process includes initial contact to 
discuss issues at the Staff level. 

4.3 Consultation throughout the planning process will include: 

4.3.1 referral of draft options, concepts or plans for comments; and 
4.3.2 contact among staff members to review, discuss and clarify issues that 

might arise. 
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4.4 Consultation with the Langley School District will include seeking input as to: 

4.4.1 the actual and anticipated needs for school facilities and support services 
in the Langley School District; 

4.4.2 the size, number and location of the sites anticipated to be required for the 
school facilities referred to in Section 4.4.1; 

4.4.3 the type of school anticipated to be required on the sites referred to in 
Section 4.4.1; 

4.4.4 when the school facilities and support services referred to in Section 4.4.1 
are anticipated to be required; and 

4.4.5 how the existing and proposed school facilities relate to existing or 
proposed community facilities in the area. 

4.5 During the planning process for a new or updated Official Community Plan, 
community plan or neighbourhood plan, or repeal of a plan, consultation with the 
public may include the following, subject to Council’s discretion in each case: 

4.5.1 consultation at an early stage to determine a vision and potential design 
for the community or neighbourhood (through a workshop or design 
charrette); 

4.5.2 Neighbourhood Team meetings in the case of Neighbourhood Plans (as 
provided for in Policy 07-202); 

4.5.3 open houses; 
4.5.4 questionnaires and surveys of opinions; and 
4.5.5 meetings with individual landowners. 

4.6 Where an application has been submitted for an amendment to the zoning bylaw, 
which triggers an amendment to an existing community or neighbourhood plan, 
the zoning bylaw and community plan amendments may be processed 
concurrently with consultation conducted as described in Section 4.1 above. 

4.7 After first reading of an official community plan bylaw, Council will, in sequence: 

4.7.1 consider the plan in conjunction with the financial plan and any applicable 
waste management plan; 

4.7.2 if the plan applies to land in the agricultural land reserve, refer the plan to 
the Provincial Agricultural Land Commission for comment; and 

4.7.3 hold a public hearing on the proposed official community plan in 
accordance with the requirements of the Local Government Act, as 
amended 

E.4

E.4 - Page 12



 

 
 

 
 

REPORT TO 

MAYOR AND COUNCIL 

 
 

  
PRESENTED: JUNE 13, 2022 - REGULAR MEETING REPORT: 22-58 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-21-0018 
SUBJECT: LIQUOR LICENCE AMENDMENT APPLICATION NO. 000061 

(ROOTS AND WINGS DISTILLERY / 7897 – 240 STREET) 
 

PROPOSAL: 

Request for Council endorsement (to the Liquor and 
Cannabis Regulation Branch) for a structural change to 
add a patio (addition of a new licenced area), an 
increase in person capacity, and an extension of hours 
of liquor service at Roots and Wings Distillery located at 
7897 – 240 Street.  

RECOMMENDATION SUMMARY: 

That Council consider the request to endorse the 
structural change to add a patio (addition of a new 
licenced area), an increase in person capacity, and an 
extension of hours of liquor service application including 
input received in accordance with Council’s Liquor 
Licencing Policy. 

RATIONALE: 

Council’s consideration of the structural change to add  
a patio (addition of a new licenced area), an increase 
in person capacity request, and an extension of 
hours of liquor service is required in accordance 
with Council’s Liquor Licencing Policy and Liquor 
and Cannabis Regulation Branch regulations.  
 
 

 
 
 

 
 
 
 
 
 
 
 
  

SUBJECT 
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RECOMMENDATIONS: 

That Council consider the endorsement request for a structural change to add a patio (addition 
of a new licenced area), an increase in person capacity, and an extension of hours of liquor 
service for Roots and Wings Distillery located at 7897 – 240 Street; and further 
 

That Council adopt the following resolution, should it decide to endorse Roots and Wings 
Distillery’s request: 
 

“That Council has considered and ENDORSED the request by Roots and 
Wings Distillery for a structural change (addition of a new licenced area), an 
increase in person capacity to 50, and an extension of hours of liquor service 
characterized as having liquor service from 12:00PM to 8:00PM, Monday to 
Wednesday and 12:00PM to 10:00PM, Thursday to Sunday for Roots and 
Wings Distillery located at 7897 – 240 Street, Langley. 
 

In ENDORSING this request, Council deems that it has considered and 
found acceptable the potential for noise and the impact on the community if 
the application is approved.  
 

In ENDORSING this request, Council has considered the views of area 
residents expressed to Council through written submission opportunity prior 
to the June 13, 2022 Council Meeting at the Township of Langley Civic 
Facility (Fraser River Presentation Theatre), 20338 – 65 Avenue, Langley, 
BC, the minutes of which and written submissions provided by the public 
being attached to this resolution. 
 

ENDORSEMENT of this request is subject to compliance with Municipal 
Bylaws and Policies and Liquor Control and Licensing Act Regulations.” 

EXECUTIVE SUMMARY: 

Roots and Wings Distillery, located at 7897 - 240 Street, currently has valid licences for a 
Distillery Lounge and a Distillery Special Event Area and has been operational since 2018, has 
made an application to Council to endorse a structural change to add a patio (addition of a new 
licenced area), an increase in person capacity, and an extension of hours of liquor service. The 
subject application proposes an increase in the Distillery Lounge (indoor and outdoor) occupant 
load from 14 to 50 people through the addition of a new 119.84 m² (1,290 ft²) licenced area, as 
well as the addition of two washrooms. A change to the permitted hours of operation is also 
being proposed from 12:00pm to 8:00pm 7 days a week to 12:00pm to 8:00pm Monday to 
Wednesday and 12:00pm to 10:00pm Thursday to Sunday. 
 

Although the issuance of liquor licence amendments is provincial jurisdiction, the Liquor and 
Cannabis Regulation Branch (LCRB) provides Council with the opportunity to “endorse” or “not 
endorse” applications that involve permanent changes to existing manufacturing licences. 
Council, through its Liquor Licencing Policy, has chosen to participate in the endorsement 
process involving the permanent addition of a patio, increase in the person capacity, and 
extension of hours of liquor service to existing manufacturer licences. Accordingly, Council may 
consider public input prior to consideration of the endorsement request. 

PURPOSE: 

The purpose of this report is to provide Council with information and recommendations with 
respect to the endorsement request for a structural change to add a patio (addition of a new 
licenced area), an increase in person capacity, and an extension of hours of liquor service for 
Roots and Wings Distillery located at 7897 – 240 Street.  
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REFERENCE: 

Owner: 
 

Erwin and Heidi Rindt 
7897 – 240 Street 
Langley BC V1M 3P9 
 
Ecotech Natural Turf Systems Ltd. 
7897 – 240 Street 
Langley BC V1M 3P9 
 

Agent/Applicant: 
 

Ecotech Natural Turf Systems Ltd. 
7897 – 240 Street 
Langley BC V1M 3P9 

  
Legal Description: North 907.5 Feet Lot 1 Section 21 Township 11 

New Westminster District Plan 3241 
 

Civic Address: 7897 – 240 Street 
 

Area: 12.72 ha (31.45 ac)  
 

Rural Plan: 
 

Agricultural / Countryside 
 

Existing Zoning: Rural Zone RU-3 
 

BACKGROUND / HISTORY: 

The subject property is located in the Agricultural Land Reserve, designated Agricultural / 
Countryside in the Rural Plan and zoned Rural Zone RU-3. At the Regular Meeting on July 23, 
2018, Council endorsed the request from Roots and Wings Distillery for a 20-person Distillery 
Lounge (indoor and outdoor) and for a 150-person Distillery Special Event Area at 7897- 240 
Street. However, due to building code items, the Distillery Lounge currently only has a  
14-person occupancy (indoor and outdoor). Roots and Wings Distillery has since added two 
additional washrooms.  
 
As a result of the impacts of the COVID-19 pandemic, provincial health requirements shifted to 
allow for new temporary outdoor expanded service areas (TESA). Consistent with the revised 
permissions, the applicant added a new outdoor seating area. Formalizing that area is the 
subject of this application. 
 
On April 7, 2022, the LCRB approved Policy Directive 22 – 05 Temporary Expanded Service 
Area Authorization, extension of provisions that indicates all TESA provisions will expire on 
March 31, 2023. Roots and Wings Distillery has been operating a TESA since 2020 and is now 
seeking Council’s endorsement to convert the TESA into a permanent licenced area (36-person 
patio). 
 
The structural change endorsement to add a licenced patio, increase the person capacity, and 
extend hours of operation request is being considered pursuant to Policy No. 07-407 - Liquor 
Licencing Policy (Attachment A). The policy requires Council to hold a “Liquor Licencing 
Hearing” prior to considering endorsement (to the LCRB) of the request for a structural change. 
Staff note that consistent with the Professional Health Order, the process has been amended to 
include written submissions opportunities in place of “Liquor Licencing Hearings.” 
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DISCUSSION / ANALYSIS: 

Roots and Wings Distillery has applied to the LCRB for a structural change (addition of a new 
licenced area) to permanently add a 119.84 m2 (1290 ft2) patio, increase the occupancy load by 
36 people, and change the hours of operation. 
 
If approved, the small addition to accommodate two new washrooms and the additional 
permanent patio would be located on the east side of the existing Distillery Lounge (indoor and 
outdoor) area (Attachment B). The establishment would have a total occupant load of 50 people 
(7-person existing indoor lounge, 7-person existing patio, 36-person additional secondary patio). 
 
The current licence for the Distillery Lounge and Distillery Special Events Area specifies 
permitted hours of operation from 12:00pm to 8:00pm, seven days a week. If approved, the 
proposed hours of operation would change to 12:00pm to 8:00pm Monday to Wednesday and 
12:00pm to 10:00pm Thursday to Sunday.  
 
As stated in the Letter of Intent (Attachment C), Roots and Wings Distillery has experienced 
growth over the last two years and feels the need to expand capacity to accommodate the 
customers they are currently serving. 
 
Although the approval of structural change applications is Provincial jurisdiction, the LCRB 
provides Council with the opportunity to “endorse” or “not endorse” applications that involve 
permanent changes to existing manufacturing licence. Council, through its Liquor Licencing 
Policy, has chosen to participate in the endorsement process involving the permanent addition 
of a patio, increase in the person capacity, and extension of hours of liquor service to existing 
manufacturer licences. Accordingly, Council may consider public input prior to consideration of 
the endorsement request. 
 
Adjacent Uses:  

North: An unopened road dedication (80 Avenue), beyond is a rural property designated 
Agricultural / Countryside in the Rural Plan, zoned Rural Zone RU-3, located in 
the ALR; 

South: Rural property designated Agricultural / Countryside in the Rural Plan, zoned 
Rural Zone RU-3 and located in the ALR; 

East: 240 Street, beyond which are rural properties designated Agricultural / 
Countryside in the Rural Plan, zoned Rural Zone RU-3 and located in the ALR; 
and 

West: Rural property designated Agricultural / Countryside in the Rural Plan, zoned 
Rural Zone RU-3 and located in the ALR. 

 
Liquor Licencing Policy: 

Council adopted its Liquor Licence Endorsement Policy in 2004, and approved revisions to the 
Policy in 2017 (Attachment A). The policy requires that Council be consulted with respect to 
applications for the permanent addition of a patio, a permanent increase in the person capacity, 
and a permanent extension of hours of liquor service of a service area to an existing 
manufacturer licence. It also requires Council to hold a “Liquor Licencing Hearing” when it 
considers an endorsement request. Staff note that consistent with the Public Health Official’s 
orders and in accordance with Council direction, the current process has been amended to 
include written submissions opportunities in place of “Liquor Licencing Hearings” due to the 
COVID-19 Pandemic. 
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Liquor Control and Licensing Branch Application Summary: 

The proponent has submitted a structural change application for the permanent addition of a 
patio, an increase in the person capacity, and an extension of hours of liquor service of a 
service area to the LCRB (Attachment B). According to LCRB regulations, the resolution is to 
comment on the following criteria: 
 

a) the impact of noise on the community in the immediate vicinity of the location of the 
service area under the endorsement; 

b) the general impact on the community; 
c) the view of residents; and 
d) the Local Government recommendations and the reasons on which they are based. 

 
The proponent’s application form to the LCRB, including a letter of intent (Attachment C), 
provides more detailed information with respect to the proposal. 

Locational Criteria for Distillery Lounge and Special Event Area Endorsements: 

Council’s Liquor Licencing Policy contains locational criteria intended to guide consideration of 
“Liquor Primary” endorsement requests. However, the Policy does not contain any locational 
criteria for distillery-related endorsement requests. 

RCMP Comments: 

RCMP comments (Attachment D) do not identify any concerns that would impact the granting of 
the licence. 

Parking 

Approximately 68 parking spaces are available adjacent to and around the Distillery Lounge and 
Distillery Special Event Area. 

Policy Considerations: 

Although the issuance of Liquor Licences is a Provincial jurisdiction, the LCRB provides Council 
with the opportunity to “endorse” or “not endorse” applications that involve permanent changes 
to existing manufacturing licences. Council, through the Liquor Licencing Policy, has chosen to 
participate in the endorsement process as it pertains to applications for the permanent addition 
of a patio, increase in the person capacity, and extension of hours of liquor service of a service 
area of manufacturer licences. 
 
Pursuant to Council's Liquor Licencing Policy, staff have advertised the proposal in area 
newspapers and mailed notices to nearby residents for a written submission opportunity 
providing an opportunity for public comment consistent with LCRB requirements.  
 
Following the written submission opportunity, Council has the option of endorsing the 
application as submitted; endorsing the application subject to conditions; or not endorsing the 
application. Assuming Council is supportive of the application, the resolution must be consistent 
with LCRB requirements. Accordingly, a resolution similar to the following will need to be 
adopted.  

Required Council Resolution: 

In accordance with Liquor Control and Licensing Branch requirements subsequent to the 
Liquor Endorsement Hearing, it is recommended that Council adopt the following resolution: 
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“That Council has considered and ENDORSED the request by Roots and 
Wings Distillery for a structural change (addition of new licenced area), 
increase in person capacity to 50, and an extension of hours of liquor service 
characterized as having liquor service from 12:00PM to 8:00PM, Monday to 
Wednesday and 12:00PM to 10:00PM, Thursday to Sunday for Roots and 
Wings Distillery located at 7897 – 240 Street, Langley. 
 
In ENDORSING this request, Council deems that it has considered and 
found acceptable the potential for noise and the impact on the community if 
the application is approved.  
 
In ENDORSING this request, Council has considered the views of area 
residents expressed to Council through written submission opportunity prior 
to the June 13, 2022 Council Meeting at the Township of Langley Civic 
Facility (Fraser River Presentation Theatre), 20338 – 65 Avenue, Langley, 
BC, the minutes of which and written submissions provided by the public 
being attached to this resolution. 
 
ENDORSEMENT of this request is subject to compliance with Municipal 
Bylaws and Policies and Liquor Control and Licensing Act Regulations. 

 
Council may add to or expand upon the items referenced in the resolution however, according 
to the LCRB, all items in the resolution must be referenced. 
 
 
Respectfully submitted, 
 
 
Alexandra Heinen 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 

ATTACHMENT A Policy No. 07-407 Liquor Licencing 

ATTACHMENT B Floor Plan and Site Plan 

ATTACHMENT C Liquor Control and Licensing Branch Application Summary Including 
Proponent’s Application Form and Letter of Intent 

ATTACHMENT D RCMP Comments 
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COUNCIL POLICY 

Subject: Liquor Licencing Policy No:    
Previous Policy No: 
Approved by Council:  
Revised by Council: 
Revised by Council: 
Revised by Council: 

07-407
07-615

2004-06-14 
2016-05-30 
2017-07-10 

1. Purpose

1.1 To define the scope of the Township of Langley’s (the “Township”) involvement in
applications before the Provincial Liquor Control and Licensing Branch (“LCLB”), 
of which the Township of Langley may receive notice pursuant to the Liquor 

Control and Licensing Act (the “Act”) and the Liquor Control and Licensing 

Regulation (the “Regulation”). 

2. Background

2.1 In 2013, the Province initiated a comprehensive process to review legislation
governing liquor. As a result of this process, new legislation was enacted by the 
Province in January 2017. This Policy is in response to applicable legislation. 

3. Related Bylaws

3.1 Zoning Bylaw 1987 No. 2500 and Licencing Bylaw 2016 No. 5192.

4. Notice of Liquor Licence Applications

4.1 The Township wishes to receive notice of the following applications pursuant to
Section 38(1) of the Act, unless the Township expressly states otherwise: 

4.1.1 an application for a new Liquor Primary Licence; 

4.1.2 an application for an amendment to an existing Liquor Primary Licence 
for: 

4.1.2.1 converting a Liquor Primary Club Licence (a subclass of a 
Liquor Primary Licence) into a Liquor Primary Licence; 

4.1.2.2 adding or amending a temporary use area endorsement; 

ATTACHMENT A
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4.1.2.3 a permanent extension of hours of liquor service beyond 1:00 
A.M.; 

4.1.2.4 a permanent increase in the person capacity of a service 
area; 

4.1.2.5 the permanent addition of a patio; 

4.1.2.6 the permanent relocation of an existing Liquor Primary 
Licence establishment to a new location, unless the LCLB is 
satisfied that the residents who will be affected by the new 
location are substantially the same residents who are affected 
by the existing Liquor Primary Licence establishment;  

4.1.3 subject to Section 71(5) of the Regulation, an application for a new 
Manufacturer Licence (i.e. a brewery licence, a distillery licence or a 
winery licence), if the application requests a lounge endorsement and/or 
a special event area endorsement; 

4.1.4 subject to Section 71(5) of the Regulation, an application to add a 
lounge endorsement and/or a special event area endorsement to an 
existing Manufacturer Licence;  

4.1.5 subject to Section 71(5) of the Regulation, an application for any of the 
following amendments to a Manufacturer Licence endorsed with a 
lounge endorsement or a special event area endorsement: 

4.1.5.1 a permanent extension of hours of liquor service for the 
service area under the endorsement; 

4.1.5.2 a permanent increase in the person capacity of the service 
area under the endorsement; and 

4.1.5.3 the permanent addition of a patio; 

4.1.6 an application for a new Food Primary Licence, if the applicant requests 
one or more of the following: 

4.1.6.1 a temporary use area endorsement;  

4.1.6.2 hours of liquor service that extend past 1:00 A.M., and 

4.1.6.3 dancing, karaoke or other types of entertainment that involve 
patron participation in the service area; 

4.1.7 an application for any of the following amendments to an existing Food 
Primary Licence: 
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4.1.7.1 adding or amending a temporary use area endorsement; 

4.1.7.2 a permanent extension of hours of liquor service if the new 
hours extend past 1:00 A.M.; and 

4.1.7.3 permanently allowing, in a service area, dancing, karaoke or 
other types of entertainment that involve patron participation. 

4.2 Notice of an application must be submitted to the Township’s Director of 
Development Services and must include the information and records required 
pursuant to Section 71(6) of the Regulation, and the following, where applicable: 

4.2.1 a complete Development Application Form (see Schedule “A” of the 
Development Application and Fee Bylaw 1987 No. 2470, as amended); 

4.2.2 a state of title certificate or title search which was requested from the 
Land Title Office within the last 30 days; 

4.2.3 application fees in accordance with Section 4 of the Development 
Application and Fee Bylaw 1987 No. 2470;  

4.2.4 a plan of existing and proposed building floor space including outside 
patio(s), existing and proposed number of seats and occupant load; 

4.2.5 a site plan indicating the location and size of all buildings on the lot, 
patio areas, parking spaces, landscaping, buffering, entrance doorways, 
loading space, garbage containers, driveway aisles and access points; 

4.2.6 existing and/or proposed entertainment type; 

4.2.7 existing and/or proposed hours of liquor service; 

4.2.8 a rationale or explanation by the proponent of the character of the 
proposed establishment and the market area and population it is 
intended to service; and 

4.2.9 other details of the proposed establishment as may be required by 
Council to facilitate its review. 

4.3 Council hereby delegates to the Director of Development Services its power 
under Section 38(3) of the Act to provide comments and recommendations to the 
LCLB with respect to applications relating to new and existing Food Primary 
Licences. 

5. Review and Consideration 

5.1 Notice of a Liquor Licence application received pursuant to Section 4.2 above: 
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5.1.1 will first be referred to the Township’s Fire, Engineering, and Permit, 
Licence and Inspection Services Departments, the R.C.M.P, and other 
relevant outside agencies, to obtain comments in respect of the 
application; and 

5.1.2 will subsequently be submitted to Council to obtain Council’s comments 
and recommendations in respect of the application. 

5.2 Notice of a Liquor Licence application received pursuant to Section 4.2 must 
include a “public consultation process”, either in conjunction with an 
accompanying rezoning, development permit or development variance permit 
application, or, if a rezoning/development permit/development variance permit is 
not required, in accordance with the rezoning “public process” which includes 
individual hearing notice mail outs, newspaper notice and a “Liquor Licencing 
Hearing” where affected persons may express their views to Council. 

5.3 Licencing Bylaw 2016 No. 5192 prohibits exotic performances in all Liquor 
Licence establishments, except in a hotel holding a valid and subsistent Class 
“A” Liquor Licence issued on or before December 16, 1991. 

5.4 In considering whether to recommend the rejection or approval of an application 
for a new or relocated Liquor Primary Licence to the LCLB, Council will consider 
the following locational criteria: 

5.4.1 Generally, a new or relocated Liquor Primary establishment should not 
be located within 0.5 km of an existing or proposed elementary school, 
secondary school, church, neighbourhood park, or sub-neighbourhood 
park. This distance may be revised by Council if the establishment is 
located within a community centre or other facility owned or operated by 
or on behalf of the Township, or if Council otherwise considers that 
there are reasons which would merit a departure from this general rule. 

5.4.2 Generally, a new or relocated Liquor Primary establishment should not 
directly abut single or multi-family residential uses or zones, or existing 
or proposed park sites, unless adequate buffer mechanisms are 
incorporated into site development plans specifically approved by 
Council as part of a rezoning or development permit process, or if 
Council otherwise considers that there are reasons which would merit a 
departure from this general rule. 

5.4.3 A new or relocated Liquor Primary establishment may be located on the 
same site as a hotel or community recreational use (such as an arena or 
golf course) subject to adequate access and parking being provided in 
accordance with Township Bylaws and Policies. 

5.5 Notice of Liquor Licence applications received pursuant to Section 4.2 must 
comply with: 
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5.5.1 all applicable Township bylaws including, but not limited to the following 
bylaws as amended from time to time: 

5.5.1.1 Fire Prevention Bylaw 2013 No. 4956; 

5.5.1.2 Langley Building Bylaw 2008 No. 4642; 

5.5.1.3 Licencing Bylaw 2016 No. 5192; 

5.5.1.4 Noise Control Bylaw 2015 No. 5172; 

5.5.1.5 Subdivision and Development Servicing Bylaw 2011 No. 
4861; 

5.5.1.6 Highway and Traffic Bylaw 2010 No. 4758; and 

5.5.1.7 Zoning Bylaw 1987 No. 2500; 

5.5.2 all applicable Township policies including, but not limited to, Exterior 
Lighting Impact Policy No. 07-156; 

5.5.3 Crime Prevention Through Environmental Design (CPTED) criteria; 

5.5.4 requirements and conditions imposed by Council in connection with: 

5.5.4.1 the approval of a zoning or official community plan 
amendment bylaw; 

5.5.4.2 the issuance of a development permit, development variance 
permit, or building permit; or 

5.5.4.3 the application review process outlined in this Section 5; and 

5.5.5 requirements and conditions imposed by the LCLB pursuant to the Act 
or the Regulation. 

6. Comments and Recommendations Provided to the LCLB 

6.1 Comments provided to the LCLB in respect of a Liquor Licence application must 
be in writing and must include: 

6.1.1 the Township’s views on all of the following matters: 

6.1.1.1 the impact of noise on the community in the immediate vicinity 
of the establishment, unless Section 6.1.1.2 or Section 6.1.1.3 
applies; 
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6.1.1.2 in the case of an application that involves a temporary use 
area endorsement, the impact of noise on the community in 
the immediate vicinity of the proposed locations of event sites 
under corresponding temporary use area authorizations; 

6.1.1.3 in the case of an application that involves a lounge or special 
event area endorsement, the impact of noise on the 
community in the immediate vicinity of the location of the 
service area under the endorsement; 

6.1.1.4 the general impact on the community; 

6.1.1.5 if the application is to amend a Food Primary Licence to 
extend the hours of liquor service past 1:00 A.M., or to allow 
entertainment that involves patron participation in a service 
area, whether the amendment may result in the service area 
being operated in a manner that is contrary to section 18(1)(a) 
of the Regulation (which states that the primary purpose of 
the business carried on in the service area when liquor is 
being sold or served must be the service of food); and 

6.1.2 the views of Township residents on the application and a description of 
the method used to gather those views. 

6.2 Recommendations provided to the LCLB in respect of a Liquor Licence 
application must be in writing, must specify whether the application should be 
approved or rejected, and must include the reasons on which they are based. 

6.3 The Township must give the LCLB its comments and recommendations in 
respect of a Liquor Licence application within 90 days after it receives notice of 
the application, or within any further period authorized by the LCLB. 

E.5

E.5 - Page 15



ATTACHMENT B

E.5

E.5 - Page 16



E.5

E.5 - Page 17



To
w

ns
hi

p 
of

 L
an

gl
ey ¸

0
20

40
10

M
et

er
s

Ge
os

ou
rce

 M
ap

M
ap

 p
rin

te
d 

on
: F

rid
ay

, M
ar

ch
 4

, 2
02

2
Th

e 
da

ta
 p

ro
vi

de
d 

is
 a

 c
om

pi
la

tio
n 

of
 g

eo
gr

ap
hi

c 
in

fo
rm

at
io

n 
dr

aw
n 

to
ge

th
er

 fr
om

 a
 v

ar
ie

ty
 o

f s
ou

rc
es

, 
hi

st
or

ic
 a

nd
 c

ur
re

nt
, a

nd
 d

oe
s 

no
t n

ec
es

sa
ril

y 
in

cl
ud

e 
ev

er
yt

hi
ng

 a
nd

 a
ny

th
in

g 
fo

r a
 p

ar
tic

ul
ar

 p
ur

po
se

; 
an

d 
th

e 
pe

rs
on

 u
tili

zi
ng

 th
is 

in
fo

rm
at

io
n 

do
es

 s
o 

en
tir

el
y 

at
 th

ei
r r

is
k 

as
 th

e 
To

w
ns

hi
p 

of
 L

an
gl

ey
 a

ss
um

es
 

no
 o

bl
ig

at
io

n 
or

 li
ab

ili
ty

 fo
r 

th
e 

us
e 

of
 th

is
 in

fo
rm

at
io

n 
by

 a
ny

 p
er

so
n 

an
d 

m
ak

es
 n

o 
re

pr
es

en
ta

tio
ns

 o
r 

pr
om

is
es

 re
ga

rd
in

g 
th

e 
co

m
pl

et
en

es
s 

or
 a

cc
ur

ac
y 

of
 th

e 
in

fo
rm

at
io

n 
or

 it
s 

fit
ne

ss
 fo

r a
 p

ar
tic

ul
ar

 p
ur

po
se

.
To

w
ns

hi
p 

of
 L

an
gl

ey

1:
50

0

E.5

E.5 - Page 18



4/6/22, 3:24 PM Liquor and Cannabis Regulation Branch

https://justice.gov.bc.ca/lcrb/application/1712cf74-6e7c-eb11-b825-005056838fcd 1/7

Alexandra Heinen
Corpora on of the Township of Langley

ATTACHMENT C
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Selected Local Government/Indigenous Na on

Name: Langley - Township

Website:  hƩps://webfiles.tol.ca/CommDev/Development%20Policies//07-

407%20Liquor%20Licence%20Endorsement.pdf
(hƩps://webfiles.tol.ca/CommDev/Development%20Policies//07-
407%20Liquor%20Licence%20Endorsement.pdf)

Selected Police Jurisdic on

Name: Langley RCMP
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*  For you to monitor and control patron entry and exit, and

*  To visually and physically define the service area.

*  You will take appropriate measures to maintain care and control over the service area

and conduct.

The pa o is currently the subject of a Temporary Expanded Service Area (TESA)

Authoriza on

January

February

March

April

May

June

July

August

September

October

Ready to Operate In Progress Not Started
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November

December

Liquor will be carried through any unlicensed area to get to the pa o.

Fixed service bar(s) on pa o Portable service bar(s) on pa o The interior service bar(s)
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The applicant is the owner of the business in respect of which the licence is to be issued or

will become the owner before the licence is issued.

At the Ɵme of this submission, the applicant is:

The owner of or has an agreement to purchase the place or premises that will form

the proposed establishment, or

The lessee or has a binding offer to lease the place or premises that will form the

proposed establishment

At the Ɵme the licence is issued, the applicant will be:

The owner of the place or premises that forms the establishment, or

The lessee of the place or premises that forms the establishment (term no less than

12 months).
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*  I understand and affirm that I am authorized to submit the applicaƟon

*  I understand and affirm that all of the informaƟon provided for this applicaƟon is true

and complete
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Roots and Wings Distillery – Patio Application  

 

4.2.6 Proposed Entertainment  

 Special events with live music twice a month  

4.2.7 Hours of Operation  

Change Hours from Monday to Sunday 12 to 8pm  

To Monday to Wednesday 12 to 8 and Thursday to Sunday 12pm to 10pm  

 

4.2.8 We have experienced growth over the past two years that we feel the need to expand capacity to 

accommodate the customers we are currently serving. We would like to expand service hours on the 

weekends to allow us to stay open later if we need to.  
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From: Sidhu, Bal
To: Alexandra Heinen
Subject: [EXTERNAL] Project 11-21-0018
Date: Friday, May 13, 2022 2:54:34 PM

Hi Alexandra,

I see no issues from a police perspective.

Regards,
Bal

Sgt. Bal SIDHU
Langley RCMP Detachment
Acting NCO i/c Community Policing

Address: 22180 48a Avenue, Langley, BC V3A 8B7
Telephone: 604-532-3200
Direct: 604-532-3389
Email: bal.sidhu@rcmp-grc.gc.ca

ATTACHMENT D
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: JUNE 13, 2022 - REGULAR MEETING REPORT: 22-62 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-22-0097
SUBJECT: REZONING APPLICATION NO. 100585 AND 

DEVELOPMENT PERMIT APPLICATIONS NO. 101263, 
101233, AND 101335 (1273694 BC LTD. / COASTLAND 
ENGINEERING & SURVEYING LTD. / 7445 – 198B STREET) 

PROPOSAL: 

Application to rezone approximately 0.4 ha (1.0 ac) of 
land located at 7445 – 198B Street to Residential 
Compact Lot Zones R-CL(A) and R-CL(SD) to facilitate 
development of eight lots (four single family lots and 
four semi-detached lots).  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5788 subject to eight (8) development 
prerequisites being satisfied prior to final reading; 
that Council authorize issuance (at time of final 
reading of Bylaw No. 5788) of Development Permit 
No. 101263 for four semi-detached lots, 
Development Permit No. 101335 for four single family 
lots, and Development Permit No. 101233  
(streamside protection), and that staff be authorized  
to proceed with the written submission opportunity. 

RATIONALE: 

The proposed development is consistent with 
the overall objectives of the Willoughby  
Community Plan and Latimer Neighbourhood 
Plan.  

SUBJECT 

SUBJECT 
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RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (1273694 BC Ltd.) Bylaw No. 5788, rezoning 0.4 ha (1.0 ac) of land located at 
7445 – 198B Street to Residential Compact Lot Zones R-CL(A) and R-CL(SD) to facilitate 
development of four single family lots and four semi-detached lots subject to the following 
development prerequisites being satisfied to the acceptance of the Township of Langley 
General Manager of Engineering and Community Development, unless otherwise noted prior to 
final reading: 
 
1. A Servicing Agreement being entered into with the Township to secure required road and 

utility upgrades and extensions in accordance with the Township’s Subdivision and 
Development Servicing Bylaw;  

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

3. Provision of road dedications, widenings, and necessary traffic improvements for 198B 
Street and 74A Avenue in accordance with the Township’s Master Transportation Plan, 
Subdivision and Development Servicing Bylaw, the Latimer Neighbourhood Plan, and the 
Street Trees and Boulevard Plantings Policy; 

4. 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); 

5. Registration of restrictive covenants acceptable to the Township: 
a. Prohibiting the development of secondary suites and prohibiting garages from being 

developed for purposes other than parking of vehicles within individual units zoned 
Residential Compact Lot Zone R-CL(SD);  

b. Restricting building on lots 1 – 8 until required road and services are available in 
compliance with the Subdivision and Development Servicing Bylaw; 

6. Dedication of Streamside Protection and Enhancement Areas and acceptance of the 
streamside enhancement plans, fencing, signage, and security including monitoring and 
maintenance;  

7. Compliance with the Community Amenity Contributions Policy and the requirements of the 
Latimer Greenway Amenity Policy; 

8. Payment of applicable Neighbourhood Planning Administration fees, supplemental 
Rezoning fees, Development Engineering and Green Infrastructure Services administration 
fees, 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. 5788 authorize issuance of 
Development Permit No. 101263 (proposed semi-detached lots), subject to the following 
conditions: 
 

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

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

c. 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); 
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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. 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);

c. Registration of an easement securing the required visitor parking stalls;
d. Registration of party wall and common elements maintenance agreements on title of all

lots;
e. Written confirmation from the owner and landscape architect or arborist that the tree

protection fencing identified in the tree management plan is in place;
f. On-site landscaping being secured by a letter of credit at the Building Permit stage;
g. Submission of a site specific on-site servicing and stormwater management plan in

accordance with the Subdivision and Development Servicing Bylaw;
h. Submission of an erosion and sediment control plan or exemption in accordance with the

Erosion and Sediment Control Bylaw; and
i. Payment of supplemental Development Permit fees, Development Cost Charges, and

building permit administration fees;

That Council at time of final reading of Rezoning Bylaw No. 5788 authorize issuance of 
Development Permit No. 101335 (proposed single family lots) subject to the following 
conditions: 

a. An exterior design control agreement shall be entered into for all lands zoned
Residential Compact Lot Zones R-CL(A) ensuring that building design and site
development standards are high quality, consistent and compatible with other lots and
development in accordance with Section 11.4 of the Latimer Neighbourhood Plan;

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

c. Payment of supplemental development fees prior to issuance;

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;

That Council at time of final reading of Rezoning Bylaw No. 5788 authorize the issuance of 
Development Permit No. 101233 (streamside protection), to relocate and reconstruct 
watercourses and Streamside Protection and Enhancement Areas in accordance with Section 
4.20 of Schedule 3 of the Official Community Plan, subject to the following conditions: 

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

b. Dedication of Streamside Protection and Enhancement Development Permit Areas
(SPEAs) as shown on Schedule B to the acceptance of the Township of Langley
General Manager of Engineering and Community Development;
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c. Written designation of an Environmental Monitor for the project acknowledging the
Environmental Monitor has the authority to stop any work(s) that, in the Environmental
Monitor's opinion, have the potential to impact SPEAs;

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

e. Commencement of accepted streamside enhancement and restoration works within 45
days of SPEA disturbance; 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. 5788 in conjunction with 
Development Permits No. 101263, 101233, and 101335. 

EXECUTIVE SUMMARY: 

Coastland Engineering & Surveying Ltd. has applied on behalf of the owner to rezone 
approximately 0.4 ha (1.0 ac) of land located at 7445 – 198B Street to Residential Compact Lot 
Zones R-CL(A) and R-CL(SD) with accompanying development permits to facilitate 
development of eight lots (four single family lots and four semi-detached lots). The proponent’s 
application also includes development permits for the single family lots to secure an exterior 
design control agreement, form, and character for the semi-detached units, as well as a 
development permit (streamside protection) to relocate and reconstruct a watercourse on site. 

The proposed development complies with the land use and density provisions of the Willoughby 
Community Plan and the Latimer Neighbourhood Plan (NP) as well as in staff’s opinion, the 
applicable Development Permit Guidelines. The proposal also complies with the provisions of 
proposed Residential Compact Lot Zones R-CL(A) and R-CL(SD) in terms of siting, lot 
coverage, parking, height, use, and density. Staff recommend that Council support the rezoning 
request subject to the completion of eight (8) development prerequisites. Staff also recommend 
that Council authorize issuance of Development Permits No. 101263, 101233, and 101335 at 
time of final reading of Rezoning Bylaw No. 5788.  

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5788 and Development Permits No. 101263, 101233, and 101335. 
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REFERENCE: 

Owner: 
 

1273694 BC Ltd. 
19766 – 83 Avenue  
Langley BC V2Y 1Z2 
 

Agent:  Coastland Engineering & Surveying Ltd. 
101, 19292 – 60 Avenue  
Surrey BC V3S 3M2 
  

Legal Description: Lot 39 Section 22 Township 8 New Westminster 
District Plan 60187 
 

Civic Address: 7445 – 198B Street 
 

Area: 0.4 ha (1.0 ac)  
 

Willoughby Community Plan: 
 

Residential 
 

Latimer Neighbourhood Plan: 
 

Single Family Residential 3 (6 – 8 upa) 

Existing Zoning: Suburban Residential Zone SR-2  
 

Proposed Zoning: Residential Compact Lot Zones R-CL(A) and  
R-CL(SD)  

 

BACKGROUND/HISTORY: 

The subject lands are currently zoned Suburban Residential Zone SR-2 and designated Single 
Family Residential 3 (6 – 8 units per acre (upa)) in the Latimer NP.      

DISCUSSION/ANALYSIS: 

Coastland Engineering & Surveying Ltd. has applied on behalf of the owner to rezone 0.4 ha 
(1.0 ac) of land located at 7445 – 198B Street to Residential Compact Lot Zones R-CL(A) and 
R-CL(SD) to facilitate the development of eight lots (four single family lots and four  
semi-detached lots). A development permit for the site has been applied for in conjunction with 
the rezoning application to provide Council the opportunity to review the form, character, and 
siting of the semi-detached units. Development permits for the single family detached lots and 
streamside protection (to accommodate relocation and reconstruction of a Class B  
(yellow-coded) watercourse on the site) are being processed in conjunction with the application.  

Adjacent Uses: 

North: Residential property designated Single Family Residential 3 (6 – 8 upa) in the 
Latimer NP and zoned Suburban Residential Zone SR-2 currently under 
application (ToL Projects No. 08-22-0078 and 08-22-0108);  

South: 74A Avenue beyond which is property designated Single Family Residential 3  
(6 – 8 upa) in the Latimer NP and zoned R-CL(B) currently under application 
(ToL Project No. 08-22-0096); 

East: 198B Street, beyond which are properties designated Single Family Residential 3 
(6 – 8 upa) and Rowhouse/Townhouse B (8 – 22 upa) in the Latimer NP and 
zoned Suburban Residential Zone SR-2; and 
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West: Residential property designated Single Family Residential 3 (6 – 8 upa) in the 

Latimer NP and zoned Suburban Residential Zone SR-2 currently under 
application (ToL Projects No. 08-22-0078 and 08-22-0108); 

Zoning Amendment: 

The subject site is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5788 proposes 
to rezone the site to Residential Compact Lot Zones R-CL(A) and R-CL(SD) to facilitate the 
development of eight lots (four single family lots and four semi-detached lots). The project 
complies with the provisions of the site’s Single Family 3 (6 – 8 upa) land use designation in the 
Latimer NP, and with the provisions of the proposed to Residential Compact Lot Zones R-CL(A) 
and R-CL(SD) in terms of siting, lot coverage, parking, height, use, and density (20 units per 
hectare (uph) / 8 upa proposed).  

Development Permit (Semi-Detached Units): 

The semi-detached portion of the development consists of four semi-detached residential units 
in two buildings. All units will have main floor living areas with bedrooms and bathrooms on 
upper floors as well as basements. Secondary suites are not permitted within semi-detached 
units. As a condition of the rezoning application the applicant is required to register restrictive 
covenants on the lots prohibiting the development of secondary suites within the individual 
semi-detached units.  

All semi-detached units are ground-oriented with defined front entrances facing the street. A 
walkway provides a pedestrian connection from the municipal sidewalk to the front door of each 
unit. The rear yards, detached garages, and external parking spaces will be accessed via the 
lane from the rear of the units. 
 
The street facing elevations feature design elements such as gabled roofs, covered entrances 
with front porches, and strongly identifiable entrances. Exterior finishing materials include 
horizontal and shake hardi-siding, battens, and wood trim. The variations in colours and 
materials as well as the building massing proposed is used to highlight the individual units as 
well as the architectural features of the buildings. The proposed building heights (2.5-storeys), 
site coverage (ranging from 44% to 47%), and siting comply with the requirements of the 
Residential Compact Lot Zone R-CL(SD).  
 
The on-site landscape plans propose planting shrubs, trees, and grass in the front, flanking, and 
rear yards of each lot. Rear yard landscaping is designed to provide private backyard space. 
The backyards are fully fenced and graded to provide separation between the individual yards 
and parking areas. 

Development Permit (Single Family Lots): 

The entirety of the Latimer NP area is designated as a mandatory Development Permit area in 
the Willoughby Community Plan. The subject site is located in “Development Permit Area ‘B – 
Residential” which establishes objectives and guidelines for the form, character, and siting of 
residential development. The primary objective of the development permit area designation is to 
encourage the development of attractive and safe residential areas and reduce conflict with 
adjacent land uses. 
 
The specific development permit area guidelines outlined in the Plan related to single family 
residential development are attached to this report (Attachment D). For the single family 

F.1

F.1 - Page 11



REZONING APPLICATION NO. 100585 AND  
DEVELOPMENT PERMIT APPLICATIONS NO. 101263,  
101233, AND 101335 (1273694 BC LTD. / COASTLAND  
ENGINEERING & SURVEYING LTD. / 7445 – 198B STREET) 
Page 12 . . . 

 
residential lots, the Development Permit guidelines are implemented by a Development Permit 
requirement that the proponent enter into an exterior design control agreement at the time of 
subdivision. The exterior design control agreement typically addresses the form, character, and 
siting of individual single family homes constructed in a development. 

Development Permit (Streamside Protection): 

Township of Langley Official Community Plan Bylaw No. 1842 Schedule 3 Development Permit 
Areas: Streamside Protection and Enhancement (OCP Schedule 3) was adopted to establish 
and maintain undisturbed naturally vegetated zones along watercourses. The required widths of 
these no-disturbance zones, referred to as "Streamside Protection and Enhancement 
Development Areas" (SPEA), follows the Township watercourse classification system (i.e., 
Class A, Class B, Class C) which is based on channel type, water flow, and fish presence. Map 
2 (Watercourse Setbacks) of the Latimer NP depicts the protection, relocation, and 
consolidation of SPEAs consistent with the objectives, policies, and guidelines of OCP Schedule 
3 to accommodate the Latimer Land Use Plan. 
 
A Class B (yellow-coded) roadside watercourse is located adjacent to the project site within 
198B Street. The NP designates a 12 m (39 ft) wide SPEA for the 198B Street roadside 
watercourse. As shown in Schedule A of Attachment C, the SPEA on and adjacent to the 
project site encompasses 523 m² (5,629 ft²). 

To accommodate the site plan and 198B Street improvements, the applicant has submitted a 
proposal to relocate and reconstruct the SPEA on the project site. Staff note the applicant's 
submission proposes an alternative SPEA location and size to that envisioned by the NP. As 
shown in Schedule B of Attachment C, the proposed SPEA encompasses 393 m² (4,230 ft²) in 
the southeast portion of the site. The proposed SPEA will connect to the adjacent SPEA being 
dedicated as part of ToL Project No. 08-22-0071. The proposal provides approximately 130 m² 
(1,399 ft²) less SPEA than envisioned the by the NP but the area deficit is offset through an 
enhancement effort that exceeds minimum OCP Schedule 3 requirements. 

Dedication of the SPEAs, acceptance of streamside restoration, enhancement plans, and 
details including longer term monitoring and maintenance of the area, and security have also 
been made a development prerequisite. 

Based on the results of the applicant's streamside submission, the proposed streamside 
enhancements, and adherence to the conditions of this permit, staff believe the proposal is 
consistent with the objectives of OCP Schedule 3 and Latimer NP. The proposal also supports 
the Township's Sustainability Charter objective to enhance rivers, streams, wildlife habitats, and 
environmentally sensitive areas in the Township. Proposed Streamside Development Permit 
No. 101233 is attached to this report (see Attachment C) for Council’s consideration. 

Greenhouse Gas Development Permit: 

The subject property is located in Development Permit Area “O” 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 of Engineering and Community Development or Approving Officer, or designates). 
Staff note that the Energy Conservation and GHG Emissions Permit is being processed 
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concurrently and its issuance is required prior to building permit as indicated in Development 
Permits No. 101263 and 101335. 

Subdivision: 

The applicant is proposing to subdivide the subject parcel to create four single family lots and 
four semi-detached lots. The lot reconfiguration is arranged to match the proposed zoning. The 
four proposed single family lots front on to 74A Avenue and the four proposed semi-detached 
lots front 198B Street. As a condition of development, a no-build restrictive covenant is required 
to be registered on the lots until such time as the required road and associated services, which 
are to be provided through adjacent developments, can be provided to the future lots. Staff note 
that a rezoning / subdivision application (ToL Project No. 08-22-0078) is currently being 
processed on the adjacent site to the north and west. Further details of the subdivision will be 
addressed at the subdivision stage pursuant to the requirements of the Subdivision and 
Development Servicing Bylaw. 

Access and Parking: 

Vehicular access will be provided for each lot via rear lanes. The application complies with the 
Latimer NP and Zoning Bylaw by providing nine parking spaces for the semi-detached units 
(outdoors and within garages) as outlined below:  
 

 Parking Spaces Required Parking Spaces Provided 

Residential Spaces 
four semi-detached units @ 2 
spaces / unit 
 

8 8 

Visitor Parking Spaces @ 0.2 
spaces / unit 
 

1 1 

Total 9 9 

Community Amenity Contributions: 

Staff note that the Community Amenity Contributions (CAC) Policy is applicable to the subject 
residential rezoning application. The policy specifies target contribution amounts based on unit 
types. The applicant has reviewed the policy and has agreed to provide the current target 
contribution amounts specific to this development which are $6,808 per single family lot and 
$5,776 per semi-detached unit for a total of $50,336. 

Landscaping: 

The landscape plans propose planting trees, shrubs, and groundcovers on the perimeter of the 
buildings. A walkway provides a pedestrian connection from the municipal sidewalk to the front 
door of each unit.  

Tree Protection/Replacement:  

The tree management plans submitted by the applicant indicate that no significant trees exist on 
the subject site. In accordance with the Township’s Subdivision and Development Servicing 
Bylaw (Schedule I – Tree Protection), a total of 30 replacement trees are required and 30 
replacement trees are proposed. In addition, approximately eight street trees are required along 
the road frontages (in compliance with the Township’s Street Trees and Boulevard Plantings 
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Policy). Post development approximately 38 trees will be in place. Final tree retention, 
protection, and replacement plans are subject to the final acceptance of the Township. This 
requirement has been included in the list of development prerequisites to be completed prior to 
final reading of the rezoning bylaw.  

Servicing: 

Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure 
works and services such as construction of road works, greenways, tree replacement, and utility 
upgrades and/or extensions in accordance with the Subdivision and Development Servicing 
Bylaw and Latimer NP. A community stormwater detention facility exists in the 7700 block of 
197 Street to support the proposed development and overall catchment area. Road dedications 
and widening, and necessary traffic improvements will be required in accordance with the 
Township’s Master Transportation Plan. The applicant will also be required to provide erosion 
and sediment control measures in accordance with the Erosion and Sediment Control Bylaw, to 
the acceptance of the General Manager of Engineering and Community Development prior to 
the issuance of the Building Permit. 

Environmental Considerations: 

Further to the conditions and particulars of the previously noted streamside development permit, 
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. 

School Sites: 

School District 35 has provided comments (see Attachment E) estimating that the proposed 
development will generate approximately four new students for Donna Gabriel Robins 
Elementary School (located approximately 1.5 km northeast of the subject site), one student for 
Peter Ewart Middle School (located approximately 750 m northeast of the site) and two students 
for RE Mountain Secondary School (located approximately 650 m northeast of the site). 

Parks: 

Willoughby Community Park is located approximately 450 m northeast of the development site. 

Transit: 

Transit service is provided along 200 Street (approximately 400 m northeast of the site) via the 
501 bus route.  

Public Consultation: 

Per Policy No. 07-169, the applicant held a Public Information Meeting on November 2, 2021. In 
accordance with the Policy, the applicant mailed 20 notices to the surrounding area and posted 
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REZONING APPLICATION NO. 100585 AND  
DEVELOPMENT PERMIT APPLICATIONS NO. 101263,  
101233, AND 101335 (1273694 BC LTD. / COASTLAND  
ENGINEERING & SURVEYING LTD. / 7445 – 198B STREET) 
Page 15 . . . 

notification in the local newspaper. The results indicating that no members of the public 
attended are compiled and provided as Attachment F. 

Policy Considerations: 

The proposed rezoning and development permits will facilitate the development of eight lots 
(four single family lots and four semi-detached lots) and complies with the land use and density 
provisions of the Willoughby Community Plan and the Latimer NP. In staff’s opinion, the 
proposed development is in compliance with the Development Permit Guidelines of the 
Willoughby Community Plan and with the provisions of the proposed Residential Compact Lot 
Zones R-CL(A) and R-CL(SD) in terms of siting, site coverage, parking, height, use, and 
density. 

Staff recommend that Council give first and second reading to Bylaw No. 5788 (subject to eight 
(8) development prerequisites) and authorize issuance (at time of final reading of Bylaw No.
5788) of accompanying Development Permit No. 101263 for four semi-detached lots,
Development Permit No. 101335 for four single family lots, and Development Permit No.
101233 (streamside protection), and authorize staff to proceed with the written submission
opportunity.

Respectfully submitted, 

Joel Nagtegaal 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No. 101263 (Semi-Detached) 
ATTACHMENT B Development Permit No. 101335 (Single Family) 
ATTACHMENT C Development Permit No. 101233 (Streamside) 
ATTACHMENT D Willoughby Development Permit Area B – Residential Guidelines 
ATTACHMENT E School District 35 Comments 
ATTACHMENT F Public Information Summary 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101263 

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

1. Name: 1273694 BC Ltd. 

Address: 19766 – 83 Avenue 
Langley BC V2Y 1Z2 

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:  Portion of Lot 39 Section 22 Township 8 New Westminster 
District Plan 60187 

CIVIC ADDRESS: Portion of 7445 – 198B Street 

3. This Permit is issued subject to compliance with all of the Bylaws of the Municipality of
Langley applicable thereto, except as specifically varied or supplemented by this permit and
subject to the following conditions being satisfied to the acceptance of the General Manager
of Engineering and Community Development:

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

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

c. 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);

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. 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);

c. Registration of an easement securing the required visitor parking stalls;
d. Registration of party wall and common elements maintenance agreements on title of all

lots;
e. Written confirmation from the owner and landscape architect or arborist that the tree

protection fencing identified in the tree management plan is in place;
f. On-site landscaping being secured by a letter of credit at the Building Permit stage;
g. Submission of a site specific on-site servicing and stormwater management plan in

accordance with the Subdivision and Development Servicing Bylaw;
h. Submission of an erosion and sediment control plan or exemption in accordance with

the Erosion and Sediment Control Bylaw; and
i. Payment of supplemental Development Permit fees, Development Cost Charges, and

building permit administration fees.

ATTACHMENT A

F.1

F.1 - Page 16



DEVELOPMENT PERMIT NO. 101263 
(1273694 BC LTD. / 7445 – 198B STREET) 
Page 2 . . . 
 

 
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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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101335 

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

1. Name: 1273694 BC Ltd. 

Address: 19766 – 83 Avenue 
Langley BC V2Y 1Z2 

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:  Portion of Lot 39 Section 22 Township 8 New Westminster 
District Plan 60187 

CIVIC ADDRESS: Portion of 7445 – 198B Street 

3. This Permit is issued subject to compliance with all of the Bylaws of the Municipality of
Langley applicable thereto, except as specifically varied or supplemented by this permit and
subject to the following conditions being satisfied to the acceptance of the General Manager
of Engineering and Community Development:

a. An exterior design control agreement shall be entered into for all lands zoned
Residential Compact Lot Zones R-CL(A) ensuring that building design and site
development standards are high quality, consistent and compatible with other lots and
development in accordance with Section 11.4 of the Latimer Neighbourhood Plan;

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

c. Payment of supplemental development fees prior to issuance.

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.

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.

ATTACHMENT B
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DEVELOPMENT PERMIT NO. 101335 
(1273694 BC LTD. / 7445 – 198B STREET) 
Page 2 . . . 
 

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. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101233 

1. This Permit is issued this _______ day of ____________, 2022 to:

Name: 1273694 BC Ltd.

Address: 19766 – 83 Avenue
Langley BC V2Y 1Z2 

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 39 Section 22 Township 8 New Westminster District Plan 
60187 

CIVIC ADDRESS: 7445 – 198B Street 

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

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

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

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

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

e. Commencement of accepted streamside enhancement and restoration works within 45
days of SPEA disturbance.

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 Schedule 3 (Streamside Protection and
Enhancement) of the Langley Official Community Plan Bylaw 1979 No. 1842.

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
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DEVELOPMENT PERMIT NO. 101233 
(1273694 BC LTD. / 7445 – 198B STREET) 
Page 2 . . . 
 

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  Required Streamside Protection Area 
  SCHEDULE B  Proposed Streamside Protection Area 
  SCHEDULE C  Proposed Streamside Enhancement Plan 
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REQUIRED STREAMSIDE PROTECTION AREA 
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PROPOSED STREAMSIDE PROTECTION AREA 

SCHEDULE B
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PROPOSED STREAMSIDE ENHANCEMENT PLAN 

9
 

SCHEDULE C

F.1

F.1 - Page 30



���������

�	
���

����
�����	����
�
����
����
�������
���
����������������
�������
��
�
���������
���������
����
��	�����
���	��
� ��!�����"�������������
�����������
���
����������������
��
�
���
������	
�����
��!����������
���	���"��������������	
��	�����
������	
�
�����������

�����
������������������
��	����	���#��$��
����	
��"�
���������������������������
�
����
����
��������������
�����
����
����
������������	
�
����
�����
�����	
���"��	�� ������"��	����	����
�
����
����
�������
���	���������
���������
� �������������������� �������������������
�������������������������"
���������� ����"��%�
��

���������
����&'( (((��
����
�����)(((�������� �����������
������
�#��*
�
����
����
���������
���
�������	�����
����
���������"�+�� ,�-	
�
����
��������
����
��	�����
��	���
��������
��
����
� ��
"���������������	�����
��
����
������������
�
����!���!�
 ��������
����
�����	�������������
 ���������������������������	����
�����������
��
�����	
���
��
�
����
��#�,�-	
�
����
"�������	���
���������
��
�
���
��������������	
��
�
����
�� ��	
���
��������

����	��������
����������	
���
��
�
����
������������
�"��	��	
��
�����
������	
��
��	����	���#�,�.�������������	�����
����
�������
����
�������������
���
"������
��
����
���!���� ���������
����������
�
���������������
��
�������
���
�#�/��������	
��	���������
����������
�"��	�
��������	���
������	
��
��	����	���#�,�0��!���
�����
"�!����
���"�����
��
�����
���
��
��	��������������
�#��1�����	 ��	
������	���
������������������"�����	��
���
����
��#��0��������
����� ����
���������
"�!����
���"������
��
�����
��������	
���	
�����

�#�,�-	
�
�
���������
 �
�������������
��
�
��������	������
��
����
������
�	���
���!��
"����������#�,�-	
�
��������
 ���������������	������
����
����������������!�������2�������������%������
�#��3453�534�6�789�:�;<=�>>?@�A�9�B�C�D�EBF<G�>=H=��I<JJ�KEF�9��GC�7LMFG�MM5NOOFE����KP�QK��M�A�R�9<SJ�GB�S�KJFB��LFC�9FG�M=��3>53�53��6�789�:�;<=�>@�4�A�9�B�C�D�EBF<G�>=H=T�A�R�9<SJ�GB���KJFB�QK���U7V�W�X�MFC�GBF�9�A�GMFB8�7<GLM��GC�YL9BF6Z�JF98���>=H=��A[\[]N�Y[;̂ ��[XY_̂�QX[Q�̀7a�W�X[D_A[;̂ _Q]�b�������
�����
������c
���
����������d���e �*
�
����
���f
�����1�
�����
�	
�
�!��
������
������
�
����
����
�������
������
��g
������ehhijki
k�����i�k�����	
�b�����l��
���
���1������
�������	���

����
������������
�����
���
�������	
�����������	�����
��������
����
����������������!��
���
�������
�
����
��#��	
���

����
�����	����
�
����
����
�������
���
����������������
�������
��
�
����
���������������
��������
������������!���
��#�$��
����	
��"�
�������������������
�
����
����
���� ������"��	����	����
�
����
����
�������
���	���������
���������
� �������������������� �������������������
�����������������������!��"
������i��������������"�	���
 ���"	���
 �������
�� �����
� ������
�����������
�k�����������
������
�#�*
�
����
����
���������
���
����
���������"�+�>=H=�=H�m[;[XQ]���	
������"�����
�
��������
���
������!���������
�
����
���"��	���*
�
����
���f
�����1�
���/#���
e'hn�(e2()2(h�

F.1

F.1 - Page 31

jnagtegaal
Typewritten Text
ATTACHMENT D



���������

�	
	�	����
��������������������
������������ !"#$%�&'(!$)�*%+%$,-(%"./�/0'$$�%".%1�!".,�'"�23.%1!,1�4%/!#"�5,".1,$�6#1%%(%".�7.,�8%�1%#!/.%1%*�,"�.!.$%�'/�'�1%/.1!9.!+%�9,+%"'".:�-1!,1�.,�&!"'$�/;8*!+!/!,"�'--1,+'$�'"*�.,�.0%�'99%-.'"9%�,&�.0%�<,="/0!->��<0%�'#1%%(%".�/0'$$�!"9,1-,1'.%�.0%�&,$$,=!"#�/!"#$%�&'(!$)�*%+%$,-(%".�-%1(!.�#;!*%$!"%/>��?�@ABC�@CD����E�C�B�F���G,�1%/!*%".!'$�;"!./�/0'$$�8'9H�,".,�'�-;8$!9�1,'*�,1�/.1%%.�#1%%"=')�,.0%1�.0'"�IJI� .1%%.�8%.=%%"�KL�'"*�MN�6+%";%/>���6$$�8;!$*!"#�%$%+'.!,"/�+!/!8$%�&1,(�-;8$!9�$'"*�7!>%>�-'1H/O�1,'*/O�#1%%"=')/�'"*�*%.%".!,"�-,"*�/!.%/:�/0'$$�-1,+!*%�'190!.%9.;1'$�*%.'!$!"#�.,�8%�9,"/!/.%".�=!.0�.0%�&1,".�,&�.0%�8;!$*!"#>��P��QB�R���S�T��UUB@VP�S�FC�B���WB�@D��CBX����Y0%1%�/!"#$%Z&'(!$)�$,./�'8;.�'"�'1.%1!'$�1,'*�,1�'�/.1%%.�#1%%"=')�+%0!9;$'1�'99%//�'"*�-'1H!"#�/0'$$�8%�-1,+!*%*�+!'�'�1%'1�$'"%�,1�'")�,.0%1�+%0!9;$'1�'99%//�&1,(�.0%�1%'1�,&�.0%�-1,-%1.)�=0!$%�1%.'!"!"#�.0%�&1,".�-%*%/.1!'"�'99%//�,&�.0%�8;!$*!"#�&'9!"#�.0%�/.1%%.>��[��SF@�\B�R���]%"9%/�'*̂'9%".�.,�'�/.1%%.�#1%%"=')�/0'$$�",.�%39%%*�JII�9(�7_M�!"90%/:�!"�0%!#0.>��<0%/%�&%"9%/�/0'$$�8%�*%/!#"%*�.,�9,(-$%(%".�.0%�8;!$*!"#�'"*�8%�'"�,-%"�-!9H%.�&%"9%�*%/!#">��]%"9%/�(;/.�-%1(!.�,8/%1+'.!,"�,&�.0%�-;8$!9�1%'$(�'"*�!"9,1-,1'.%�$'"*/9'-!"#�.,�/,&.%"�.0%!1�'--%'1'"9%�&1,(�.0%�1,'*>��D̀B�SB�R�aX�b���c!.90%*�1,,&/�'1%�1%d;!1%*>�c!.90%*�1,,&/�/0'$$�0'+%�'190!.%9.;1'$�#1'*%�1,,&�('.%1!'$O�!"9$;*!"#�1!*#%�9'-/�'"*�/0'*,=�$!"%/>��	
	�	e��f�������f
������������
����������<0%�&,$$,=!"#�#;!*%$!"%/�'--$)�.,�'$$�(;$.!-$%Z;"!.�*%+%$,-(%".�!"9$;*!"#�8;.�",.�$!(!.%*�.,�'-'1.(%".O�.,="0,;/%O�1,=0,;/%O�*;-$%3O�.1!-$%3�'"*�&,;1-$%3�8;!$*!"#/>��gBC��E�FBR����Y0!$%�-1,+!*!"#�!"*!+!*;'$�*%/!#"�90'1'9.%1O�8;!$*!"#/�/0'$$�8%�*%/!#"%*�.,�!".%#1'.%�'"*�9,(-$%(%".�'*̂'9%".�*%+%$,-(%"./�=!.0�1%/-%9.�.,�/!.!"#O�/%.8'9H/O�*%/!#"O�%3.%1!,1�&!"!/0O�$'"*/9'-!"#�'"*�-'1H!"#�'1%'/>��]'9'*%�'"*�1,,&$!"%�'1.!9;$'.!,"�=!.0�-,190%/�'"*�,.0%1�-1,̂%9.!"#�%$%(%"./�!/�1%d;!1%*>��h$'"H�,1�;"*!&&%1%".!'.%*�&'9'*%/�/0'$$�8%�'+,!*%*>���h;!$*!"#/�/0'$$�8%�/!.%*�'"*�*%/!#"%*�.,�('3!(!i%�/;"�-%"%.1'.!,"�.,�'*̂'9%".�1,'*/O�/!*%='$H/�'"*�-1,-%1.!%/>���h;!$*!"#/�/!.%*�,"�9,1"%1/�/0'$$�'**1%//�8,.0�/.1%%.�%*#%/O�/0'$$�%3-1%//�'�+!/;'$$)�/.!(;$'.!"#�j$'"*('1Hk�'190!.%9.;1%O�'"*�8%�('//%*�.,�*%&!"%�.0%�!".%1/%9.!,">���l"�/$,-!"#�/!.%/O�8;!$*!"#/�/0,;$*�8%�('//%*�.,�91%'.%�'�.%11'9%*�&,1(�,&�*%+%$,-(%".�'"*�-1,+!*%�+!%=�,--,1.;"!.!%/�&,1�'�('̂,1!.)�,&�0,;/!"#�;"!./>��� !.%�-$'""!"#�'"*�$'"*/9'-!"#�&,1�1%/!*%".!'$�*%+%$,-(%".�/0,;$*�.'H%�!".,�'99,;".�%/.'8$!/0%*�-1!"9!-$%/�,&�51!(%�c1%+%".!,"�<01,;#0�2"+!1,"(%".'$�4%/!#"�75c<24:�m�!"9$;*!"#�,--,1.;"!.!%/�&,1�"%!#08,;10,,*�/;1+%!$$'"9%�,&�-'.0=')/O�$'"*/9'-%*�'1%'/�'"*�1,'*=')/�'"*�-1,+!/!,"�,&�*%&%"/!8$%�/-'9%�.0'.�!/�9$%'1$)�/%-'1'.%*�8)�&%"9%/O�$'"*/9'-!"#�,1�-'+!"#O�1%'*!$)�+!/!8$%�8)�1%/!*%"./�'"*�'*%d;'.%$)�$!.>�

_MIn�oNpNnpJJ�

F.1

F.1 - Page 32



���������

��	
���
����������������������������
���������
�������
���
�������
���������������
��������
������
�������
�������
���
�����������������������
������������������������
�
��������

����������������
��
������
��������������
���������
������������������

����
����

��
�����������������������������������������������������

������������
����� ����
�����������
!����"����������������
�
������������
����
�
������ ���#������
�
���������$����

���
������

�����������
���

���������������
�
�����������!����"������ �$���$��������
������
������������
�
��������
�������������������
���������������������������������������
�������
��
�������
��������
���

����������
��
%���
������������������$�
�����������������&���!�����'����
��
�����������������������
�����
���������
!��(�������
��������������

��������
������������������
�
������
�������
!��)������������
�����������
!��*��������
������������������������������������
�
���
������������
��
����
������
�������������������
������������������������������������������!���*��������
����������������
������
�
���+�!�!��������
��
�����������
�������
��������
����������
���,������-����
�������
�������������������������
��������������
�.//��

�.0.�+������
�12��

�3/�4��
���,�5������!�����4���
������
���

�����
���������������
�
�����������
��������
�����������
%���
����������������������
����������������������!��'�����������&��������

��������������������������������
���
����
!���4�����
��������������
��������-����
����������
������
���������
������������ ��

�
����������

����������������
��
�����������

�����
��
��
���������
��������
������
�����������������

�������������������
����
��!��6������

���
�������������������������
�
������
�������
������������������
�
��
����
������
�����������������
���������������
%���
����������

���
������
�����
������������!�����7���
�
��������
��������
��
�����������������
������������������������������
�����������
�
������
�
��������������������������������������
�����������������������

��
������������
�
���
�������
�����������������������������
�����������
!���'�
������
�������������������

���
��������
�
������
�����������
�����
�������
��
���
���������
��������
������
�����������

������������!���'����������
������������������
�
���������
�
������
��
����������������������������
������
���������������
���������������
�������
��������������������!��5���&�����������
������������
%���
���������������������������������������������
��
!���'�������
������������������������
����������
������
����
���
��

���
���#�
�����
������� ������������������������������������
���!�'�������
�������������������������
������
�������������
��!��89:;<:=>�?@AB���C�������������
��������
�������
���������
�
��
����
!��D���
��������

�����
������������
�������
��
��������
������������7)�7���
�
��)�
�!�C�����������������
�������
���������
������
�
�����
���!�(��
��������������������������������
����
�����������������������������
���������������
��
����������������������!�'�����
�������������-����
��
�����������
������������
�����������
���������
����

�����
����������
�
!�E�������������������
����
�
�����
��
������������������
%���
������
�
��������������
�
���� ����
��

F����������
������������

�������
���
������������������

��������
������!�G�������
��+�������������
,������
�������
�������
��������������������������� ��
����
�����
��������������
���������������

�����
�
��������������������������������
���������������������������������
��!���D���

��������

������������������
����������$��������������
��������������
���������������������������������
��
�����������H������
�����������I���

�����������������

�����
!�
J0/0�.3F/KF0J�J0/0�.3F/KF0J�

F.1

F.1 - Page 33



���������

��	
��
�����������������
�
�������������
�������
�����������������
�����������
��
������
�����

�������
�����������

�
������������������
����������������������� !"#$%&$�'#(%)*�+*,�-%*%(.���/�������������������������
��
�������
�
�������������
�������
�����������������
�����������
��
������
�����

���
�����������������
���������������0���������0���
��
��
����������������������
���������������������������������12������������������
��
�������������������3
������������
���������������������
��
�������������
�����0���
����������������������������������������12����������������0�����
�����
���2�
��������������������
���
�������
�������������2���������������
���������
���2�
�
���
�����������������������������������
������������������4������������������

������������������

�����
������
����
����
��
������0�����5��������0����
0��������������������������
������
�������0������0���
���������6���������������
������������������������
0��������0�����������������

���������������0���������0�
��������
7�������
�����������
��
���8�
�������

��������������������������
��
0�������������
����
����
0���
������������������������9:;��������������
���������<�������������������������
����������������������������������������
0���������
�
������������������
�����������0�����������������������������������������������������������������=�����������3
�����������������������
�������������
�������������������0���������
����������������������������
��
����0��������������������������������������������������
�����������
��
�������/�������
�����
���������������������������
��
�����������������������������������������
����
��������
���������������������0������
�����
������������0����
���0������
���������������
��
������������0��������	
��
��������������������������������������
>���������
�0��
���������������������������
���������������������
������
�������������������������������
��������������������������������0������
������0�������������0����������
����
�����0���
����������3
���������4����2����
�������
��������������
��
�������������

���������0�������������
���0��
��
�������
������������
���������������������������������������
���������������
�����������������������
��������?��
����
������������
����������������������
���@+*,(A+B%*)���8��������������������
����
�����������
������������������������
����������
������������4�/����=����������C��������������������
���
��
������
������������������������8
�
����������
�D�����������8���������	�����9EFF�G���HIJF�K8���

���L�M�/����C���������N0��������
�
����������������������O���������������������������
�����
��������������
�������������
���������P�Q��������
�������������������3
���
����������������������������������
����������0�����������5���0����
������
�
������������0���
�������������������7������
����������
>�������������������
����
�������	���������������
�
������
������������������������������
���������2�����
�����������4����
���������������������������
���������������
�	�R��S��
������4�������������C������
�
��������������������������
�
0���������
��������������/�������T��R���
�U����
���4�������4������3
��������0��������
�
����1�����������������������
����
��������������������������������
������3
����������
������������
��
��������������������
�������
������������������V������������
���
�����������������K��������������������������������5N�������5������
����������5����������������������
���
�����
������������
��
���L������
�3
���������
�����
��
�����K�����������������������������
����
N�������������9�������������
�����������
�
�������������������
����������������������������������������/�������0�������������������
:FEF�9I7EW7F:�

F.1

F.1 - Page 34



���������

�	
����
����������������
�	������
	��
������	����	������������������������	����������� �������!�����"�#�����������	�����$��%�&�'#����
���
�#�����$������(
�����#�������	$��	��	�)���	�*���	������	������*�#�����$����������+�������$��$��	����	���	
����
���%�&�,�-�������+�����	����	���$�	��	�	���	�#�������	�������������������
����#	���
������������	���$�	�
����$����������$�	����#����������������	�����������������������	���
�����	��$������	���%��.���������
������	��������	��
�����$����	�����#�����	�/	��������������	���
�����$���	�	�����+�����	�����	���%�&�0���
����#������������������������������
���	�����)���$��#������	������
���
�$	���������������������������������
������	����	���	��������������	�1#������
���������
����%��.������	�/	��������	��
�������	��	���+	�������	��������$����+	
���	�������� ������������������������������$��%��0�����#��������	�������������������
�����$�����������#�����$����	�	����)��	����	��)�	�������
�%��.�������
����������������	������#������
�������	���	�����������	����	����	���$������#����������	���	�	����#����������	�%�&�2	����	����	����	���	�������$�)����������������������	���+��������	����$��1�#1+	
��	����������
�������	���)���	��������������������������� ���#�	�/	������������������	��+����	������	�������
���
���	�	����)�	����������
��	�����+��������0�+�����%�&�2	����	����������	����$�	�������$����	�����������	���������	���	�����#���	����	�������
�������#�����������������#�34056%�&�7�����#�����$����$
	����	���
����#�����#���	#��
��
�����������
����8����	�����	�����#��������+�����������	����	��)��
���������
������	������	����	���	�����	���������������
�������#�34056���/�������%�&�,������	����$�+	������	����������������#�������#	����������������*)��	�
�	�������)�����	���������	��1��1��	�����������%��9	����	��������������	������������������ ���#)�	�������$�	���+���������	������	��	���������	�/	���������������%�&�0����
�������	�����	�����������	����������#
����
���	���	��������)������	$��	���#	���)�	����
�����	���������)�������	����������������	��� ���������	����������
������������	�	����)�
���
�	����������
��#��������$���
�����%�&�0�������$�)��	����	���	���#���������#������#
����
���	�����������	��+	�*+	
����	���������������	������
������$����	��
����������������
$��
���������$���
�����%�&�:������	��������#
����
�����	�������
�	����	����	���	���+���#�1�
��������;���������������������
�	$���	��	�����	���
���#����*	����	���	������
;�	����������$�����������������������#�	�+�����	�$���#�
���������
���$���������)��������)�	���������+�������	�����
%�&�<�1�����
�����������	������	��������
�	��
�����$�	�������������������������������������#�������+�����
$��	�������	������#��	���	��8�����#���	����	���$%�&�2	����	�����	����$�+���������������	��	�����������	��	��	����	���
��������
��-!=��	�������	����$��+����	�������	�����	�	����)�	����� ���+�������������1���	�������	���%�&�>����#��	����	����
���	�������	�����	���$�����	 ���?���
�#	��������	�����
��������$��	������ ��������������	�����	����	���������
�	$��%�&�0���#����+��$��
�#	������	���������	��������������	�����������1������	����
�#	����	��8���+	�*+	
�����$��	��	��
�����
���#�������������	���	������������+���	##���	��	�%�&�4���
���	����������	��	��+������+1���*��#�$��
���+	��������	���	����%��4���
���	���������	
����	�����������	���8	��������	��)������+	
�)�	�����+1��	##����	�*��$�	��	�%�� ����� �

F.1

F.1 - Page 35



���������

���	
��
�
���������	���������
����
��	������������
����
�������
������
���	���

�����
����	���������
�������
���	������������� �
����
�����		����!���
���� 
����!�"�� ������� ��#�����$��
�#������
�
�#	��!�����������
�
�	��
�

����	��������
���
��	
%�
���	
����!�����
��	��������������
�"�������������������
���
���	����
�����
	�����	���	���������
���
�	�����
��	�����
���
������

���!��!��	
������
��	�
���	���
�������	
"�
���&�������
���������!�����
��
�	��	���
���
�	��!
��
�
�	��

���	���	�	�
��
�
�����
��
��������������������
����
 ��	��!
�����	�
��
��������

��	� "��'()*+,-�./0�.(,123(4+,-���5��


��������
��
����������
����� �
��	���
����
���
����	���
�����!�
����
���

�����������
����	���!
�����������

���!�	��!����!���
���

�������	����
��!������
������
��
�
�

��"�6!
�
��	�����
����� �
���!	�����
��
�
����
���
�	��!
�������
����������
�	����	���
���
�	������
"���7��������
���� �
����
�����
��
8���
���
��������
����
���

�����������
��������
��!
���������	�����������
���
��
	���
��


��!
�����������

���
���!
�������
�"�9
���
���
�����
���� �
����
����	��!
���	�
	���
��������	���
���
����������

��������
"���$�	���
�����
�����
�����
����	
���!
�
��
��	���������
����
���

�������� �
����
�����
��������	
���!
�
��!
����
���	
��������������

�"�$�	���
���
� ���
��!
�����
����	��	


����!
����
��� ��	���� �����	
��!
����
"�:���
��������
����
��	���!��������

����
���
�	�����
��

�
�"�

;<=<�>?�=@�<;�

F.1

F.1 - Page 36



���������

��	
����
�
�
�����������
����
�����

������
���������
���������������������

����������������������
����
�����

����������
�����
��

�����

������������������
�
�   ����!�


��"#���� $%&�'�(�)*++�,�
�������-���
����
����������
����������
�������
��(���.������
�
���

���
�
���������/�����
�
�����������������������0������
���

����

��������������

���������
�������1�



����
������(��2345678�379�:43;;6<=2>9>?@4637�A64<BC3@6D7���.������
�
���

���
�
��������/�����0
���������������������0������
���

����

��������������

���������
�������1�



����
������(��E�
���
������0

�������
����F���������
�������������
���������/�����G���������
�������������������
�
���

���
�
�(���.��0
�
�
�����
�������
������

��
���
����������
��������/�����
�
����
���H.IJK���

�
����(��L����������
������
�������
��������������������

���������/�����������
��
������
/��(���.���

��������/�����0
����

��
��������
������������������������������

�
0
������

������

�����������
�������
���������(�����I�
��������

���
������
���

���
��
�������
����(���������������

���������/�����0
��������

���
��/������������������������������
��
��������������
��������/������������
���
�#�

�����

���
�����������
������������
��������
��������0
��(��������������

��������

����������
�����

���
�����������
�
������
���������������������

���������

�������(��M��
�������
���
�������������������

��������������/����
���������
������������������������/����/��
���#�/�����
��������
N��
0�����
����/�
�������(���.�
0������
0���#���������0�������
��#���������/����
���
�������
���


�
O�������
�������P
���������#�������������������������
��#(��.�
0������
0���#��������

�������
�����������#�/�������
����(���Q�������
���������������/�����0
���������������������0������
�(���.������
�
���

���
�
��������/��������#�0
�
/������
����������
�����0
�����
�������������������
��/���������������������
����������
��(���R
���#�����
������0

�������
������������
�������
������R
�������������

�
������������

��������������
��������������
�������

����������
���������
�����
��������(�� ��� ��� ���Q
�������������
�

�����������#���������������������������

��������/��0
�����#������
����������/N
�
��/�����������������������������/

��
�
����/�
��

������
����
���
����
�����

�(���L�����������
�����������/�������������
���������
����
�#�������������
�����������

���0
�
/������������������(���M��
��������������
�����������

���������/�����/

����
�����������
����
���������
��������������
���
�����������/�����
�
��������������#����
������

������������������
����������/�
��

�(���R��
O�
�������������
�
����������������������������������
0�������(����
����������������
�
�������
���������(���S�������
���
������������0�����������

�
������
������������
�
��
���
���(�L�����������������
�
��
���
�����������������������/�����0
���(��I�
����#�/�����
�0����������T�U�I��������
0��
������
������������������
���
�����������/#��
��
�

�������������
�
��
���
��(�

F.1

F.1 - Page 37



���������

��	
��
����
�����
���
��
��������
��
�����������������
�����������������

��
�
��
��������
�������
�����
��
�����������������������
����
�
�
��
��
����������������
�����
�������
��
���

�������
�������
������
��������
�
�
���
��
����
���
����
 ���
������������
���

�������
�������
�����!�����"����

�������!��
��
��
����������

��������
��� ��������
!�������
��
������������
������#���
����������������������������

��
�
���
��������������
��
������������
�����
!�
����
���
����	
��
����
������������
���������
���

�
�������
��
�����
������������
�������
��$�%����
�������
�������������&��������
����
!� �����������������
��
���$�#����������������������������
��
��������������������������!��
��
��
���������
�����
�&�
�����������$���!���

�����
�
������ ��������

�&���
�
��������
����
����
���
�������������������
!� �����$�'������������������
��
���������� ���
����
��
��������(�
��
���)��
�
��������!�
�������
��
��
��
�
�
����
�����
������
��
����
���
�������$�%�
 ����������
�����(�����������
���������
���������
!!�������������$�*�����+����������&�������
��
���������
����
�����

�
���&������������

�������������������
!� ������,�������������������
����!���&�����������
!&���
�
����
�������
��
�������
����
�
���
��
���������
��$�-�
&��(����
!��&
 ��
������
����

����������&�����
��
��
�����

�
�����������$�.���

�

�����(���������
 ���������
�
����������������������&����/�������
����
��
���
��%��(����	

�	�������������%���
������
����&
���������&����
 ������
�
���
�������
���
���������
��$�	���
����
��
�����
���
��0����������
����

�1�������&���
����
��
���
��
�����
����&����������2���!��
�������
����������&�������
��
����

�

�����(������������$�%�&����������� �
�����(����������&��������������
������
��
���������
�!�
����!&�������������������$�#������
�������(�����
���
�����������&�����������
��
����
� ����������������
��
�������3��������� ���������������������������������������
��
�
���������
��
��������
� �
�3��������������
��
��
��!

�
�4��
� �
�������
����

�
�������
��
���
��
����!�

�������'��/��
���������)�����
������������������&����������(����&����
 �����
�4��
���
����
�
�
��!������
���
��!�&����������(���5�

�����������
��������-�
�
�
��!�&����������(������
����&���������4��
��
��
�
��������������� ���&�����
!���!����&����������
���������5
����&�����
������
��&����������(��!����
���
����)�
���
4�����
��
�!�
������
��
�����������������
����

�
�����

��
����
��������	
�����
��!�&��������

�������������
 �����0�������������������
���

!5����
��������1�������
�
�������(�����
���
������
����&���
��
�����
���

���� �

���������������
��
�����6787976�:;<=>;?@A@BC;<>;?@A�*���������������������������
�
��

����
�
��D�E�F�G�����������

�����

���
���������
��
������ ��
�!��
����HIJK�LKMINO�$�,�
���4
����
����� ��
�!��
��������&�������������
���
�
����
�����
������������
��������
�

�
�����
���
������������!�
����������������
��
�������
���������.��� ������
������������
��������&������������
��� ����������������
��
�����
!�

������P
���������
��0������
�����������������
����� �
�
�)� ��������

������)� ����
�
�������
���
��!�
������)� ����
�
������
�
���
���
!��
�)����������
��
�������
������1����
DQFR�GS5SR5EE�
RESE�FQ5ST5ER�

F.1

F.1 - Page 38



���������

��	
�
�
��
����������������
��������
�����������
����
����
����
�������������
��������������������
�������
�
��
��
���
�������� ��
���

����
�����������
������
����������
�
���
�����������!�����"������������
�
��
��
���
��������������
��������

����

���#�������������
����������

����$�%�
��
�����
�
����������
!���&���
�����������
����������������������
�
���
���
�
�
������
�!���'��
�
��������
��
���
���������
���
���
����
��
�����
�
�
��
������
��
���(��
������

�������

����

���#���
�������������
�!��)��������
��*�����������������
�����
��������
���
���#��
���
��
�!���+���
�����$����
��
�������������
���
�����
�!��,-./01-23.4���5�
�
���
�
���
��������
�����������
�������
��������������
�����
��
���
���
�
���
�
��
���#���������
��
����������
������
�!�678797:�;�;<=>?@=A�+�
�
�����
���
����
����������
���
��
���
��B!C!D!E���������#��
�����������
����
�
�
��
���!��FG1H3IJ1IKG-L�MJI-3L0���&��

��������������
��
����

*���������������
��������������������
��
����
���
�����
�
�����������
��������
���������
�
#�������
�������#�����
�
�����
����
�����
����

��!���+�
������
��������
��������������������
��
���
�����
�����

���
�����������
�����������
����������
����!�����N��
��
���
���O�

���
����
��P��
���#��#�
������������������
�������
������
��
��
���
����
���
��
���
��
���(��
������������!�����Q���������
������������������������
������
�
���
���
���(��
���
�
������
!���+�
������
������
�
��
����������
��������������
����������
���������������
�#���
��
*�
��
�
�
��
��
��������
�������
�
�
����
���
���
���
�
���
����
����
��
���
�!���R��
�����
���������������
������
��
���
����

��������
���
����
�
����#����������
������
������
�
����������$��
���(��
���������������

�����
���
�
����������
!���'�
�������$�
��������
�
�����
�������
�!���)�
���
��
���
����
�
���
����
�����$������
���
���
���
������
���
�
�����
�����
!��,-./01-23.4���5�
�
���
�
���
��������
�����������
�������
��������������
�����
��
���
���
���
���
��
��
������
����������
���#����!��S-GT3.4�-./�UG-VV31WSJ/J0IG3-.�X3G1KL-I3Y.���Z�����[
���
�
�����
���
(
���
��
�����$������������
�!���)�
���
���
�*
�����
����������
��
�
���
�����
���������������
������
���
�
��
�����
!���)�
���
��
���
������$�������
���
����
�����������
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9 September, 2021 

Joel Nagtegaal 

Development Planner 

Township of Langley 

20338 65 Avenue 

Langley, BC   V2Y 3J1 

Re: Development Application Project 08-22-0097 / MINHAS/SIDHU 

Civic: 7445 - 198B Street 

LEGAL:       Lot 39 Section 22 Township 8 NWD Plan 60187 

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-5

Middle 

6-8

Secondary 

9-12

Single Family Units 8 4 1 2 

Given the current school catchments this development would impact Donna Gabriel Robins Elementary 

School, Peter Ewart Middle School and R.E. Mountain 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 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1273694 BC LTD.) BYLAW NO. 5788 

 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 5788 rezones 0.4 ha (1 ac) of land at 7445 – 198B Street from Suburban 
Residential Zone SR-2 to Residential Compact Lot Zones R-CL(A) and R-CL(SD) to 
accommodate eight lots (four single family lots and four semi-detached lots). 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 
TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1273694 BC LTD.) BYLAW NO. 5788 
 

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 (1273694 BC Ltd.) Bylaw No. 5750”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 
Lot 39 Section 22 Township 8 New Westminster District Plan 60187 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Residential Compact Lot Zones R-CL(A) and R-CL(SD). 

 
READ A FIRST TIME the  day of  , 2022 
READ A SECOND TIME the  day of  , 2022 
NOTICE WAS ADVERTISED the  day of  , 2022 
READ A THIRD TIME the  day of  , 2022 
ADOPTED the   day of  , 2022 
  

Mayor 
  

Township Clerk 
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Bylaw No. 5788 
Page 2 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1287539 BC LTD.) BYLAW NO. 5784 
 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 5784 rezones properties located at 6905 and 6947 - 205 Street from Suburban 
Residential Zone SR-2 to Residential Zone R-1A to accommodate a sixteen (16) lot 
residential subdivision. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1287539 BC LTD.) BYLAW NO. 5784 
 

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 (1287539 BC Ltd.) Bylaw No. 5784”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 

Lot 50 Section 14 Township 8 New Westminster District Plan 63748  
Lot 42 Section 14 Township 8 New Westminster District Plan 46469 

 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Residential Zone R-1A.  

      
READ A FIRST TIME the 30 day of May , 2022 

READ A SECOND TIME the 30 day of May , 2022 

NOTICE WAS ADVERTISED on the 02, 09 day of June , 2022 

READ A THIRD TIME the  day of  , 2022 

ADOPTED the   day of  , 2022 

  
Mayor 

  
Township Clerk 
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Bylaw No. 5784 
Page 2 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: MAY 30, 2022 - REGULAR MEETING REPORT:  22-51 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0226
SUBJECT: REZONING APPLICATION NO. 100646 

(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 

PROPOSAL: 

Application to rezone approximately 0.92 ha  
(2.28 ac) of land located at 6905 and  
6947 – 205 Street to Residential Zone R-1A to 
facilitate a residential subdivision consisting of  
16 single family lots.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to  
Rezoning Bylaw No. 5784 subject to eight (8) 
development prerequisites and that staff be  
authorized to proceed with the written submission 
opportunity. 

RATIONALE: 

The proposal complies with the provisions of the 
both the Willoughby Community Plan and the 
Central Gordon Estate Neighbourhood Plan.

SUBJECT 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 2 . . . 

RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (1287539 BC Ltd.) Bylaw No. 5784 rezoning 0.92 ha (2.28 ac) of land located at 
6905 and 6947 – 205 Street to Residential Zone R-1A, to facilitate the subdivision of 16 single 
family lots, 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 Central Gordon Estate Neighbourhood Plan;

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

3. Provision of road dedications, widenings, and necessary traffic improvements for 204A Street,
205 Street, and 69A Avenue in accordance with the Township’s Master Transportation Plan,
Subdivision and Development Servicing Bylaw and the Central Gordon Estate Neighbourhood
Plan;

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

5. Registration of restrictive covenants:
a. Identifying the lots (minimum 5% of single family) required to incorporate the Adaptable

Housing Requirements;
b. An Exterior Design Control Agreement on all lots;
c. Establishing a landscape buffer and a side lot line setback on Lot 1 and Lot 16 noted on

the Site Plan dated November 30, 2021 from the northern edge of a statutory right of way;
6. Compliance with the Community Amenity Contributions Policy, Willoughby Arterial Road

Completion Amenity Policy (if applicable), and the requirements of the Central Gordon Estate
Amenity Zoning Policy including payment of the applicable Central Gordon Estate amenity fee;

7. Registration of a 2 m wide statutory right of way along the southern portion of Lot 1 and Lot 16
noted on the Site Plan dated November 30, 2021 for a pedestrian connection between 205 Street
and 204A Street;

8. Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning fees,
Development Engineering and Green Infrastructure Services administration fees, Development
Works Agreement (DWA) and Latecomer charges, and compliance with the Township’s 5%
Neighbourhood Park Land Acquisition Policy; 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. 5784 in the Central Gordon Estate 
Neighbourhood of Willoughby. 

EXECUTIVE SUMMARY: 

Coastland Engineering & Surveying Ltd. on behalf of 1287539 BC Ltd. has proposed to rezone 0.92 
ha (2.28 ac) of land located at 6905 and 6947 – 205 Street in the Central Gordon Estate 
Neighourhood Plan Area to Residential Zone R-1A to facilitate a residential subdivision consisting of 
16 single family lots. The development application complies with the Willoughby Community Plan and 
Central Gordon Estate Neighbourhood Plan. Final reading of Bylaw No. 5784 is contingent upon 
completion of the eight (8) development prerequisites outlined in this report.  

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5784. 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 3 . . . 

SUBJECT 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 4 . . . 

SUBJECT 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 5 . . . 

 

ZONING BYLAW NO. 2500 

SUBJECT 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 6 . . . 

SITE PLAN – SUBMITTED BY APPLICANT 
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 7 . . . 

REFERENCE: 

Owner: 

Applicant / Agent: 

1287539 BC Ltd. 
313, 4111 Hastings Street 
Burnaby, BC  
V5C 2J3 

Coastland Engineering and Surveying Ltd. 
101, 19292 – 60 Avenue  
Surrey, BC  
V3S 3M2 

Legal Description: Lot 50 Section 14 Township 8 New Westminster District Plan 
63748  
Lot 42 Section 14 Township 8 New Westminster District Plan 
46469  

Location: 6905 and 6947 – 205 Street 

Area: 0.92 ha (2.28 ac)  

Existing Zoning: Suburban Residential Zone SR-2 

Proposed Zoning: Residential Zone R-1A 

Willoughby Community Plan: Residential  

Central Gordon Estate 
Neighbourhood Plan: 

Residential 1 (8 upa / 19 uph) 

BACKGROUND/HISTORY: 

The subject lands are currently zoned Suburban Residential SR-2 and are designated Residential 1 
(8 units per acre (upa) / 19 units per hectare (uph)) in the Central Gordon Estate Neighbourhood 
Plan. The proposed rezoning and single family subdivision complies with the Central Gordon Estate 
Neighbourhood Plan.  

DISCUSSION/ANALYSIS: 

Coastland Engineering & Surveying Ltd. has applied on behalf of 1287539 BC Ltd. 
to rezone 0.92 ha (2.28 ac) of land in the Central Gordon Estate Neighbourhood Plan to Residential 
Zone R-1A to facilitate a residential development consisting of 16 single family lots.  

Adjacent Uses: 

North: A property zoned Suburban Residential SR-2 designated Residential 1 (8 upa) in the 
Central Gordon Estate Neighborhood Plan; 

South: A property zoned Suburban Residential SR-2 designated Residential 1 (8 upa) in the 
Central Gordon Estate Neighborhood Plan; 

H.1
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 8 . . . 

East: 205 Street, beyond which are properties zoned Residential Compact Zone R-CL(B) 
and designated Residential in the Northeast Gordon Estate Neighbourhood Plan; 

West: Two properties zoned Suburban Residential SR-2 designated Townhouse C  
(12-20 upa) in the Central Gordon Estate Neighbourhood Plan, under development 
application (ToL Project 08-14-0223).   

Central Gordon Estate Neighbourhood Plan: 

The Central Gordon Estate Neighbourhood Plan designates the properties Residential 1, which 
permits a maximum density of 19 uph (8 upa). The proposal satisfies the density requirements of the 
Central Gordon Plan and results in an overall density of 17.4 uph (7 upa). 

Zoning Bylaw: 

Rezoning Bylaw No. 5784 proposes to rezone the subject lands from Suburban Residential Zone 
SR-2 to Residential Zone R-1A. 

Subdivision: 

A preliminary subdivision plan has been submitted in support of the rezoning application that 
proposes the creation of 16 lots, with five lots fronting 205 Street, five lots fronting 204A Street, and 
six lots fronting 69A Avenue.   

An exterior design control agreement is a prerequisite to final reading of Bylaw No. 5784. Details of 
the subdivision will be addressed at the subdivision stage pursuant to the requirements of the 
Subdivision and Development Servicing Bylaw.  

Community Amenity Contributions: 

Staff note that the Community Amenity Contributions (CAC) Policy is applicable to the subject 
residential rezoning application. The policy specifies target contribution amounts based on unit types. 
The applicant has reviewed the policy and has agreed to provide the current target contribution 
amounts specific to this development, which are $6,808 per new single family lot for a total of 
$108,928. 

Tree Protection/Replacement: 

The tree management plans submitted by the applicant indicate 25 significant trees exist on the 
subject site with two being proposed for retention.   

In accordance with the Township’s Subdivision and Development Servicing Bylaw (Schedule  
I – Tree Protection), a total of 62 replacement trees are required, with 62 proposed. In addition, 
approximately 14 street trees are required along the road frontages (in compliance with the 
Township’s Street Trees and Boulevard Plantings Policy). Post development approximately 78 trees 
will be in place. Final tree retention, protection, and replacement plans are subject to the final 
acceptance of the Township. This requirement has been included in the list of development 
prerequisites to be completed prior to final reading of the rezoning bylaw.  

Servicing: 

Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure works 
and services such as construction of road works, tree replacement, and utility upgrades and / or 
extensions to the acceptance of the Township. Road dedications, widening, and necessary traffic  

H.1
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 9 . . . 

improvements (both on-site and off-site) will be required in accordance with the Subdivision and 
Development Servicing Bylaw and the Central Gordon Estate Neighbourhood Plan. The applicant will 
also be required to provide erosion and sediment control measures in accordance with the Erosion 
and Sediment Control Bylaw, to the acceptance of the Township. A community stormwater detention 
facility for the proposed development and an overall catchment area has been secured as part of a 
previous development application and is currently under construction at 206 Street and 67 Avenue.  

Environmental Considerations: 

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

School Sites: 

School District 35 has provided comments (Attachment A) estimating that the proposed 
development will generate approximately seven new students for Donna Gabriel Robins (located 2.2 
km northeast of the site), three students for Peter Ewart Middle School (located approximately 2.4 km 
northwest of the site) and four students for RE Mountain Secondary School (located approximately 
2.2 km northwest of the site).  

Parks: 

RC Garnett Park, with playing fields and playground equipment is located in the 7100 Block of 202B 
Street (approximately 1.3 km to the northwest of the subject site). A future 0.4 ha (1.0 ac) pocket park 
site has been acquired by the Township at the southeast corner of 204 Street and 70 Avenue 
(approximately 220 m northwest of the subject site). 

Transit: 

Transit is currently available on 68 Avenue. 

Public Information Meeting: 

Per Policy No. 07-164, the applicant held a Public Information Meeting on March 1, 2022. In 
accordance with the Policy, the applicant mailed notices to the surrounding area and posted 
notifications in the local newspaper. The results are compiled and provided as Attachment B. 

Policy Considerations: 

The proposed rezoning, will facilitate the subdivision of 16 single family lots. The proposed 
development complies with the land use and density provisions of the Central Gordon Estate 
Neighbourhood Plan. The proposal also complies with the proposed Residential Zone R-1A zoning. 

H.1
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REZONING APPLICATION NO. 100646 
(1287539 BC LTD. / COASTLAND ENGINEERING / 
6905 AND 6947 - 205 STREET) 
Page 10 . . . 

Staff recommend that Council give first and second reading to Rezoning Bylaw No. 5784 subject to 
eight (8) development prerequisites and authorize staff to proceed with the written submission 
opportunity. 

Respectfully submitted, 

Zorica Andjelic  
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A School District 35 Comments 

ATTACHMENT B Public Information Meeting Comments 
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27 April 2022 

Zorica Andjelic 
Development Planner 
Township of Langley 
20338 65 Avenue 
Langley, BC   V2Y 3J1 

Re: Development Application Project 08-14-0226 / Sandhu 

CIVIC: 6947 - 205 Street  

LEGAL: Lot 50 Section 14 Township 8 NWD Plan 63748   

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-5

Middle 
6-8

Secondary 
9-12

Single Family Units 16 7 3 4 

Given the current school catchments this development would impact Donna Gabriel Robins Elementary 
School, Peter Ewart Middle School and R.E. Mountain 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 

ATTACHMENT A
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ATTACHMENT B
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (HAUSER) BYLAW NO. 5785 
 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 5785 rezones a property located at 6982 - 206 Street from Suburban Residential 
Zone SR-2 to Residential Compact Lot Zone R-CL(A) to accommodate a thirty (30) lot 
residential subdivision. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (HAUSER) BYLAW NO. 5785 
 

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 (Hauser) Bylaw No. 5785”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 
 

Lot 4 Section 14 Township 8 New Westminster District Plan 6351  
 

 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Residential Compact Lot Zone R-CL(A). 

 
      
READ A FIRST TIME the 30 day of May , 2022 

READ A SECOND TIME the 30 day of May , 2022 

NOTICE WAS ADVERTISED the 02, 09 day of June , 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: MAY 30, 2022 - REGULAR MEETING REPORT: 22-50 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0187
SUBJECT: REZONING APPLICATION NO. 100670 

(HAUSER / COASTLAND ENGINEERING / 6982 – 206 STREET)

PROPOSAL: 

Application to rezone 2.0 ha (5.0 ac) of land located  
at 6982 – 206 Street to Residential Compact Lot Zone 
R-CL(A) to facilitate a residential subdivision
consisting of 30 single family lots.

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaw  
No. 5785 subject to seven (7) development prerequisites 
being completed prior to final reading and that staff be 
authorized to proceed with the written submission 
opportunity.    

RATIONALE: 

The proposal complies with the provisions of both 
the Willoughby Community Plan and the 
Northeast Gordon Estate Neighbourhood Plan; 
and provide for the extension of 70 Avenue 
between 206 and 207 Streets. 
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REZONING APPLICATION NO. 100670 
(HAUSER / COASTLAND ENGINEERING / 6982 –  206 STREET)
Page 2 

RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Hauser) Bylaw No. 5785 rezoning 2.0 ha (5 ac) of land located at 6982 – 206 
Street, to Residential Compact Lot Zone R-CL(A) to facilitate a residential subdivision consisting 
of 30 single family lots, 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. Servicing Agreement being entered into with the Township to secure required road and
utility upgrades and extensions in accordance with the Township’s Subdivision and
Development Servicing Bylaw;

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

3. Provision of road dedications, widenings, and necessary traffic improvements in accordance
with the Township’s Master Transportation Plan, Subdivision and Development Servicing
Bylaw, and the Northeast Gordon Estate Neighbourhood Plan;

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

5. Registration of an exterior design control agreement ensuring that building design and site
development standards are of high quality and compatible with other lots and development
in accordance with the Northeast Gordon Estate Neighbourhood Plan;

6. Compliance with the Community Amenity Contributions Policy;

7. Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning
fees, Development Engineering and Green Infrastructure service fees, Development Works
Agreement (DWA) and Latecomer charges, and compliance with the Township’s 5%
Neighbourhood Park Land Acquisition Policy; 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. 5785. 

EXECUTIVE SUMMARY: 

Coastland Engineering & Surveying Ltd. has applied to rezone 2.0 ha (5.0 ac) of land located at 
6982 – 206 Street in the Northeast Gordon Estate Neighbourhood Plan to Residential Compact 
Lot Zone R-CL(A) to facilitate a residential subdivision consisting of 30 single family lots.  The 
development application complies with the Willoughby Community Plan and the Northeast 
Gordon Estate Neighbourhood Plan.  Final reading of Bylaw No. 5785 is contingent upon 
completion of seven (7) development prerequisites outlined in this report. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5785.  
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 WILLOUGHBY COMMUNITY PLAN 

SUBJECT 
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NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN 

SUBJECT 
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ZONING BYLAW NO. 2500 

SUBJECT 
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Preliminary Subdivision Plan – SUBMITTED BY APPLICANT 
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REZONING APPLICATION NO. 100670 
(HAUSER / COASTLAND ENGINEERING / 6982 –  206 STREET)
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REFERENCE: 

Owners: 

Agent: 

Robert Hauser  
349, 6014 Vedder Road 
Chilliwack, BC  
V2R 5P5  

Shannon Hawes  
5825 Somerset Avenue 
Peachland, BC  
V0H 1X4  

Laura Hibbs  
4118 – 240 Street 
Langley, BC  
V2Z 2L4  

Coastland Engineering and Surveying Ltd. 
101, 19292 – 60 Avenue  
Surrey, BC  
V3S 3M2 

Legal Description: Lot 4 Section 14 Township 8 New Westminster 
District Plan 6351  

Location: 6982 - 206 Street 

Area: 2.0 ha (5 ac) 

Existing Zoning: 

Proposed Zoning: 

Suburban Residential Zone SR-2  

Residential Compact Lot Zone R-CL(A) 

Willoughby Community Plan: Residential  

Northeast Gordon Estate 
Neighbourhood Plan: 

Residential (15 units per hectare / 6 units per acre) 

BACKGROUND/HISTORY: 

The subject site is currently zoned Suburban Residential Zone SR-2 and is designated 
Residential (15 units per hectare (uph) / 6 units per acre (upa)) in the Northeast Gordon Estate 
Neighbourhood Plan.  

The West Coast Amusement Park was located on the site in the past and the site had to be 
cleaned and remediated.  Site remediation has been completed and a Certificate of Compliance 
has been issued by the Ministry of Environment and Climate Change Strategy.  

DISCUSSION/ANALYSIS: 

Coastland Engineering & Surveying Ltd has applied to rezone 2.0 ha (5.0 ac) ha of land in the 
Northeast Gordon Estate neighbourhood to Residential Compact Lot Zone R-CL(A) to facilitate 
a residential subdivision consisting of 30 single family lots.  
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Adjacent Uses: 

North: Suburban residential lots zoned Suburban Residential Zone SR-2 and 
designated Residential and Residential Bonus Density 2 in the Northeast Gordon 
Estate Neighbourhood Plan, currently under development application (ToL 
Project No. 08-14-0201);  

South: Lands zoned Institutional Zone P-1 and designated Institutional in the 
Northeast Gordon Estate Neighbourhood Plan, reserved for a future school and 
neighbourhood park site;  

East: 207 Street, beyond are residential lots zoned Suburban Residential Zone SR-2 
and designated Townhouse C (10-12 upa) in the Northeast Gordon Estate 
Neighbourhood Plan; and 

West: 206 Street, beyond which are residential lots zoned Residential Compact Lot 
Zone R-CL(B).  

Northeast Gordon Estate Neighbourhood Plan: 

The Northeast Gordon Estate Neighbourhood Plan designates the site Residential, which 
permits a maximum density of 15 uph (6 upa).  The proposal satisfies the density requirements 
of the Northeast Gordon Estate Neighbourhood Plan and results in an overall density of 15 uph 
(6 upa).  

Zoning Amendment: 

Rezoning Bylaw No. 5785 proposes to rezone the subject lands from Suburban Residential 
Zone SR-2 to Residential Compact Lot Zone R-CL(A). 

Subdivision: 

The preliminary subdivision plan submitted in support of the rezoning application proposes 30 
single family lots.  70 Avenue will be extended through the site with 22 lots on the south side of 
70 Avenue and eight lots on the north side of 70 Avenue.  Proposed lots will front 206 Street, 
206A Street, 207 Street and 70 Avenue.  All proposed lots will have lane access.  

An exterior design control agreement is a prerequisite to final reading of Bylaw No. 5785.  
Details of the subdivision will be addressed at the subdivision stage pursuant to the 
requirements of the Subdivision and Development Servicing Bylaw.    

Community Amenity Contributions: 

Staff note that the Community Amenity Contributions (CAC) Policy is applicable to the subject 
residential rezoning application. The policy specifies target contribution amounts based on unit 
types.  The applicant has reviewed the policy and has agreed to provide the current target 
contribution amounts specific to this development which are $6,808 per new single family lot for 
a total of $204,240.   

Public Information Meeting: 

Per Policy No. 07-164, the applicant held a Public Information Meeting on March 8, 2022. In 
accordance with the Policy, the applicant mailed 79 notices to the surrounding area and posted 
notification in the local newspaper.  Two members of the public attended the meeting.  The 
results are compiled and provided as Attachment B. 
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Tree Protection/Replacement: 

The tree management plan submitted by the applicant indicate three significant trees exist on 

the subject site with none proposed for retention.   

In accordance with the Township’s Subdivision and Development Servicing Bylaw (Schedule I – 
Tree Protection), a total of 143 replacement trees are required, with 143 proposed.  In addition, 
approximately 43 street trees are required along the road frontages (in compliance with the 
Township’s Street Trees and Boulevard Plantings Policy).  Post development 
approximately 186 trees will be in place.  Final tree retention, protection, and replacement plans 
are subject to the final acceptance of the Township.  This requirement has been included in the 
list of development prerequisites to be completed prior to final reading of the rezoning bylaw.  

Servicing: 

Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure 
works and services such as construction of road works, greenways, tree replacement, and utility 
upgrades and/or extensions to the acceptance of the Township.  Road dedications, widening, 
and necessary traffic improvements (both on-site and off-site) will be required in accordance 
with the Subdivision and Development Servicing Bylaw and the Northeast Gordon Estate 
Neighbourhood Plan.  The applicant will also be required to provide erosion and sediment 
control measures in accordance with the Erosion and Sediment Control Bylaw, to the 
acceptance of the Township.  A community stormwater detention facility for the proposed 
development and the overall catchment area has been secured previously at 20643 - 68 
Avenue.  

Environmental Considerations: 

The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township.  These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
the Township 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.   

School Sites: 

School District 35 has provided comments (Attachment A) and anticipates the overall 
development will generate approximately 14 new students for Donna Gabriel Robins 
Elementary School (located approximately 2.2 km north of the site), five new students for Peter 
Ewart Middle School (located approximately 1.7 km northwest the site) and eight new students 
for RE Mountain Secondary School (located approximately 1.5 km northwest of the site).   

Parks: 

R.C. Garnett Park is located in the 7100 block of 202B Street (approximately 1.4 km northwest
of the subject site).  The Northeast Gordon Neighbourhood Estate Plan identifies a future school
and neighbourhood park site (which has been secured by the Township) located on the
adjacent property to the south.
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A 0.8 ha (1.9 ac) passive park site is in the process of being secured through development of a 
site approximately 300 m (984 ft) north of the subject site (TOL Project: 08-14-0201). 

Transit: 

Transit is currently available on 208 Street (route 595), and on 202B Street (route 372). 

Policy Considerations: 

The proposed subdivision is located in an area designated for residential purposes in both the 
Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan.  The proposed 
development complies with the land use and density provisions of these plans, which allow 
residential uses at a density of 15 uph / 6 upa, as well as with the Township’s Zoning Bylaw and 
the Subdivision and Development Servicing Bylaw.  Accordingly, staff recommend that Council 
give first and second reading to Bylaw No. 5785 (subject to the seven (7) development 
prerequisites) and authorize staff to proceed with the written submission opportunity. 

Respectfully submitted, 

Zorica Andjelic  
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A School District Comments  

ATTACHMENT B Public Information Meeting Summary 
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10 September, 2021 

Zorica Andjelic 
Development Planner 
Township of Langley 
20338 65 Avenue 
Langley, BC   V2Y 3J1 

Re: Development Application Project 08-14-0187 / HAUSER 

Civic: 6982 206 Street 

LEGAL: Lot 4 Section 14 Township 8 NWD Plan 6351 

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-5

Middle 
6-8

Secondary 
9-12

Single Family Units 30 14 5 8 

Given the current school catchments this development would impact Donna Gabriel Robins Elementary 
School, Peter Ewart Middle School and R.E. Mountain 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 

ATTACHMENT A
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ATTACHMENT B
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (ISLE OF MANN PROPERTY GROUP)  

BYLAW NO. 5783 
 

 

EXPLANATORY NOTE 
 
Bylaw No. 5783 rezones the property located in the 20200 Block of 86 Avenue from 
Suburban Residential Zone SR-2 to Comprehensive Development Zone CD-171 to 
accommodate development of a mixed use development consisting of 203 apartment and 
354 m2 of commercial space. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (ISLE OF MANN PROPERTY GROUP)  

BYLAW NO. 5783 
 

A Bylaw to amend the 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 (Isle of Mann Property Group) Bylaw No. 5783”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by:  
 

a. Adding to the Table of Contents and Section 104.1 – Zones the words 
“Comprehensive Development Zone CD-171” after the words “Comprehensive 
Development Zone CD-170” 

b. Adding to Section 110.1 after the words “CD-170” the words “CD-171 – 5,000 
m2” 

c. Adding after Section 1070 “Comprehensive Development Zone CD-170” the 
following as Section 1071 “Comprehensive Development Zone CD-171” 

 
1071 COMPREHENSIVE DEVELOPMENT ZONE CD-171 
  
 Uses Permitted 
  
1071.1 In the CD-171 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) group children’s day care subject to Section 1071.3 
4) apartments subject to Section 1071.2 
5) commercial uses subject to Section 1071.3 

  
 Residential Uses  
  
1071.2 Apartments are only permitted in Buildings A and B and above the ground floor of 

Building C as shown in Section 1071.12.  
  
 Commercial Uses 

 
1071.3 Commercial uses and group children’s day care uses are only permitted on the ground 

floor of Building C as shown in Section 1071.12. 
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 Gross Floor Area of Buildings and Structures 
  
1071.4 The maximum gross floor area of all buildings and structures shall not exceed       

17,300 m2. The maximum number of residential units shall not exceed 203 units.  
  
 Lot Coverage 
  
1071.5 The maximum permitted lot coverage of buildings and structures shall be in accordance 

with the provisions of a Development Permit.  
  
 Siting of Buildings and Structures 
  
1071.6 Buildings and structures shall be sited in accordance with the provisions of the 

Development Permit.  
  
 Height of Buildings and Structures 

 
1071.7 Except as provided for in Section 104.5 the height of principal buildings and structures 

shall be in accordance with and not exceed Section 1071.12. The height of accessory 
buildings and structures shall not exceed 3.75 metres or one storey, whichever is lesser.  
 

 Parking and Loading 
 

1071.8 Parking and loading shall be provided in accordance with Section 107 and in 
accordance with the provisions of the Development Permit.  

  
 Subdivision Requirements 

 
1071.9 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  

 
1071.10 Landscaping areas, landscaping screens and fencing shall be provided in accordance 

with Section 111 and in accordance with the provisions of the Development Permit. 
  
 Age Friendly Amenity  

 
1071.11 Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and in 

accordance with the Development Permit.  
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Overall Development Plan 
 

1071.12 Development in this zone should conform substantially with the following plan: 

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

amended by rezoning the lands described as: 
 

Lot 1 Section 26 Township 8 New Westminster District Plan EPP103521;  
 

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-171 

 
READ A FIRST TIME the 30 day of May , 2022 

READ A SECOND TIME the 30 day of May , 2022 

NOTICE WAS ADVERTISED the 02, 09 day of June , 2022 

READ A THIRD TIME the  day of  , 2022 

RECEIVED THE APPROVAL OF 
THE MINISTRY OF 
TRANSPORTATION AND 
INFRASTRUCTURE the 

 day of   , 2022 

ADOPTED the   day of  , 2022 

 
  

Mayor 
  

Township Clerk 
      

BUILDING A  
5 STOREYS

BUILDING B  
5 STOREYS B

U
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G
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Y
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REPORT TO 

MAYOR AND COUNCIL 

 
 

  
PRESENTED: MAY 30, 2022 - REGULAR MEETING REPORT: 22-52 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-26-0213 
SUBJECT: REZONING APPLICATION NO. 100553 AND 

DEVELOPMENT PERMIT APPLICATION NO. 101048 
(ISLE OF MANN PROPERTY GROUP / 20200 BLOCK OF 86 AVENUE) 

 

PROPOSAL: 

Application to rezone approximately 0.95 ha (2.35 ac) 
of land located in the 20200 Block of 86 Avenue to 
Comprehensive Development Zone CD-171, with an 
accompanying Development Permit application to facilitate 
development of a mixed use development consisting of 203 
condominium units and 354 m2 commercial space.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5783 subject to nine (9) development 
prerequisites being satisfied prior to final reading, and 
authorize issuance (at time of final reading of Bylaw 
No. 5783) of Development Permit No. 101048; and that staff 
be authorized to proceed with the written submission 
opportunity. 

RATIONALE: 

The proposed development is consistent with the Carvolth 
Neighbourhood Plan.
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REZONING APPLICATION NO. 100553 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101048 
(ISLE OF MANN PROPERTY GROUP / 20200 BLOCK OF 86 AVENUE)   
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RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Isle of Mann Property Group) Bylaw No. 5783, rezoning 0.95 ha (2.35 ac) of land 
located in the 20200 Block of 86 Avenue to Comprehensive Development Zone CD-171 to 
facilitate development of 203 condominium units and 354 m2 commercial space subject to the 
following development prerequisites being satisfied to the acceptance of the Township of 
Langley General Manager of Engineering and Community Development, unless otherwise noted 
prior to final reading:  
 
1. A Servicing Agreement being entered into with the Township to secure required road and utility 

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

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

3. Provision of road dedications, widenings, and necessary traffic improvements in accordance with 
the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw, and 
the Carvolth Neighbourhood Plan including the north half of 85 Avenue, the south half of 86 
Avenue, the west half of 202B Street, and full width east-west lane;  

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

5. Approval of Rezoning Bylaw No. 5783 by the Ministry of Transportation and Infrastructure; 

6. Registration of restrictive covenants: 

a. Securing a statutory right of way for the east-west lane; and  
b. Identifying the units (minimum 10% for apartments) required to comply with the adaptable 

housing requirements; 

7. Completion of a lot line adjustment with 20224 – 86 Avenue;  

8. Compliance with the Community Amenity Contributions Policy; and 

9. Payment of applicable Carvolth Neighbourhood Planning Administration fees, Carvolth Greenway 
Amenity Zoning Policy fees, supplemental Rezoning fees, Development Engineering and Green 
Infrastructure Services administration fees, 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. 5783 authorize issuance of Development 
Permit No. 101048 subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”;  

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

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

d. All rooftop mechanical equipment to be screened from view; and 

e. 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: 
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a. Issuance of an Energy Conservation and Green House Gas Emissions Reduction Development 

Permit; 

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

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

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

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

f. 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. 5783 in conjunction with proposed 
Development Permit No. 101048. 

EXECUTIVE SUMMARY: 

Isle of Mann Property Group has applied to rezone 0.95 ha (2.35 ac) of land located in the 20200 
Block of 86 Avenue to Comprehensive Development Zone CD-171 to facilitate a mixed use 
development consisting of three buildings (two 5-storey residential and one 6-storey mixed use 
building) with 203 condominium units and 354 m2 commercial space. 
 
The proponent’s application also includes a development permit to provide Council the opportunity to 
review the form, character, and siting of the development. A separate delegated development permit 
is being processed concurrently with this application to address the energy conservation and 
greenhouse gas emissions reduction objectives of the Carvolth Neighbourhood Plan.   
 
The proposal is consistent with the overall objectives of the Carvolth Neighbourhood Plan. Staff 
recommend that Council consider the rezoning request, subject to the completion of nine (9) 
development prerequisites. Staff also recommend that Council authorize issuance (at time of final 
reading of Bylaw No. 5783) of Development Permit No. 101048.  

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5783 and Development Permit No. 101048. 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
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RENDERINGS – SUBMITTED BY APPLICANT 
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SITE PLAN– SUBMITTED BY APPLICANT 
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REFERENCE: 

Owner: 
 
 
 

1100027 BC Ltd.  
401, 15336 – 31 Avenue 
Surrey, BC V3Z 0X2 

Legal Description: Lot 1 Section 26 Township 8 NWD Plan EPP103521 
 

Location: 20200 Block of 86 Avenue 
 

Area: 0.95 ha (2.35 ac)  
 

Existing Zoning: 
 
Proposed Zoning: 

Suburban Residential Zone SR-2  
 
Comprehensive Development Zone CD-171 
 

Carvolth Neighbourhood 
Plan: 
 

High Density Residential (1.5 – 2.8 FSR) and High Street 
Mixed Use (max 2.5 FSR) 

BACKGROUND / HISTORY: 

The subject property is currently zoned Suburban Residential Zone SR-2 and is designated High 
Density Residential (1.5 – 2.8 Floor Space Ratio (FSR)) and High Street Mixed Use (2.5 FSR 
maximum) in the Carvolth Neighbourhood Plan. The property was recently subdivided off from a 
larger parcel that was part of a development to the south (ToL Project No. 08-26-0173 given third 
reading by Council on February 28, 2022). As a condition of development, ToL Project No. 08-26-
0173 was required to subdivide off the subject parcel and has subsequently done so. The existing 
property is currently used for suburban residential purposes and the overall site slopes down towards 
the north.  

DISCUSSION/ANALYSIS: 

Isle of Mann Property Group has applied to rezone 0.95 ha (2.35 ac) of land located in the 20200 
Block of 86 Avenue to facilitate development of 203 condominium units and 354 m2 of commercial 
space in three buildings (two 5-storey residential buildings and one 6-storey mixed use building). The 
5-storey residential buildings are designated High Density Residential (1.5 – 2.8 FSR) and have a 
proposed density of 2.7 FSR consistent with the Carvolth Neighbourhood Plan. The 6-storey mixed 
use building is designated High Street Mixed Use (max 2.5 FSR) and has a proposed density of 2.1 
FSR consistent with the Carvolth Neighbourhood Plan. A Development Permit for the site is being 
processed in conjunction with the rezoning application to provide Council the opportunity to review 
the form, character, and siting of the development.  
 
A lot line adjustment with the property to the west (20224 – 86 Avenue, ToL Project No. 08-26-0165) 
is included as a condition of development. The shared lot line is proposed to be adjusted so that a 
future north-south lane is part of 20224 – 86 Avenue. The adjustment will ensure vehicle access is 
available to 20224 – 86 Avenue. The future lane will be secured by public access right-of-way as part 
of ToL Project No. 08-26-0165.  

Adjacent Uses: 

North: 86 Avenue, beyond which is Carvolth Transit Exchange;  

South: A development composed of 220 condominium units and 20 townhouses (ToL Project 
No. 08-26-0173) currently at third reading;  
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East: A development composed of 622 condominium units, 13 townhouses and 1,900 m2 of 

commercial space, currently under construction by Quadra Developments (ToL 
Project No. 08-26-0168); and 

West: A development composed of 170 condominium units and 3,632 m2 of commercial / 
office space, currently under staff review (ToL Project No. 08-26-0165). 

Zoning Amendment: 

The subject land is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5783 proposes to 
rezone the site to Comprehensive Development Zone CD-171 to accommodate the proposed 
development. The project complies with the provisions of the site’s proposed CD-171 zoning in terms 
of siting, site coverage, parking, height, use, and density (2.7 and 2.1 FSR proposed).  

Public Consultation: 

The developer hosted a Public Information Meeting (PIM) April 12, 2022. In total, 808 notices were 
sent out and no members of the public attended. Results of the Developer Held Public Information 
Meeting were compiled and are provided as Attachment D. 

Development Permit: 

The subject site is located in Development Permit Area M of the Carvolth Neighbourhood Plan as 
designated under Section 488 of the Local Government Act to establish objectives for:  
 

• the form and character of development;  

• to promote energy conservation; 

• to promote water conservation; and 

• to promote the reduction of greenhouse gas emissions.  
 
The Carvolth Neighbourhood Plan specifies development permit area guidelines for the subject site 
(Attachment B). In accordance with Council policy, supporting materials have been submitted 
detailing the proposed development’s form, character, and siting. The supporting materials also 
address the measures implemented to promote water conservation. Proposed Development Permit 
No. 101048 is attached to this report (Attachment A).  
 
Development Permit Area M guidelines establish objectives to promote energy conservation 
and reduction of greenhouse gas (GHG) emissions through the issuance of a development 
permit. Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw), delegated 
issuance of Energy Conservation and GHG Emissions Development Permits to the delegated 
official (defined in the bylaw as the General Manager of Engineering and Community 
Development or Approving Officer, or designates). 
 
Staff note that the required Energy Conservation and GHG Emissions Development Permits are 
being processed concurrently with the overall application and that issuance of these 
development permits is required prior to issuance of a building permit as indicated in 
Development Permit No. 101048. 
 
The development is comprised of three buildings. The northern-most building, designated High Street 
Mixed Use, is proposed to be 6-storeys and include ground floor commercial uses facing 86 Avenue 
and 202B Street with 35 condominium units located above the ground floor. The building also 
features at grade parking behind the building for the commercial units, accessed from the rear lane. 
The southern two condominium buildings are both proposed to be 5-storeys in height and contain a 
total of 168 condominium units.  
 

H.3

H.3 - Page 15



REZONING APPLICATION NO. 100553 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101048 
(ISLE OF MANN PROPERTY GROUP / 20200 BLOCK OF 86 AVENUE)   
Page 11 . . . 

 
The site borders 202B Street, future 85 Avenue, 86 Avenue and a future lane, and includes street 
fronting units along the street frontages, stepping with the grade of 202B Street and includes varied 
roof forms and a variety of colours and materials to break up the massing of the buildings and 
individual units.  
 
The proposed density (2.7 and 2.1 FSR) building heights (5- and 6-storeys), lot coverage, parking, 
and building siting, comply with the CD-171 zoning provisions.  

Access and Parking 

As a development prerequisite consistent with the Carvolth Neighbourhood Plan, the applicant is 
required to construct the west half of 202B Street, the north half of 85 Avenue, the south half of 86 
Avenue, and a lane. Access to the site is proposed from the new east/west lane. Pedestrian access 
will be provided from the sidewalks surrounding the site. Parking in compliance with the Zoning 
Bylaw requirements is proposed as follows:  
 

 Parking Spaces Required Parking Spaces Provided 

Apartment:  

1 studio unit @ 1.0 spaces / unit 

202 units @ 1.5 spaces / unit 

10% of total = dedicated visitor 

304 

(of which 30 are dedicated 
visitor) 

308 

(of which 31 are dedicated 
visitor) 

Commercial: 354 m2  

1 space / 35 m2 
10 10 

Total 314 318 

Landscaping, Tree Protection and Replacement:  

The landscape plans propose planting trees, shrubs, and groundcovers around the perimeter of the 
site. The streetscape landscaping includes low picket fencing for the front yards of the condominium 
units to define the private and public realm. 
 
The tree management plans submitted by the applicant indicate that one significant tree exists within 
the subject site and is not proposed for retention.  
 
In accordance with the Township’s Subdivision and Development Servicing Bylaw (Schedule I – Tree 
Protection), a total of 70 replacement trees are required. The applicant is proposing to plant 92 
replacement trees. In addition, approximately 21 street trees are required along the road frontages (in 
compliance with the Township’s Street Trees and Boulevard Plantings Policy). Post development, 
approximately 113 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. 
 
Staff note that approximately 45 trees were removed as part of the development of an adjacent site.  
While the trees were located within the road alignment and would ultimately have been removed, 
removal should have occurred as part of the subject application rather than prematurely as part of  
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development on the neighbouring site.  Accordingly, and pursuant to Tree Protection provisions of 
Township bylaws, the applicant is making a voluntary contribution of $41,400 towards replacement 
tree planting. 

Age Friendly Amenity Area: 

Section 111.5 of the Township’s Zoning Bylaw requires provision of Age Friendly Amenity areas  
(4 m2 per residential unit for apartment developments), resulting in a requirement of 812 m2  
(8,740 ft2) with 1,019 m2 (10,968 ft2) proposed. Three amenity areas are proposed to be located on 
the site and include play equipment, open space, and outdoor exercise equipment for the use of 
residents. 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.  

Adaptable Housing: 

In accordance with Section 3.1.9 of the Township’s Official Community Plan (OCP), a minimum of 
10% of apartment units shall provide adaptable housing. Council has chosen to implement this 
provision through the adoption and implementation of the Schedule 2 - Adaptable Housing 
Requirements of the OCP. In total, 21 adaptable units are required and 22 units are proposed in 
compliance with the OCP.  

Community Amenity Contributions: 

Staff note that the Community Amenity Contributions (CAC) Policy is applicable to the subject residential 
rezoning application. The policy specifies target contribution amounts based on unit types. The applicant 
has reviewed the policy and has agreed to provide the current target contribution amounts specific to this 
development which are $4,539 per apartment unit for a total of $921,417.  

Ministry of Transportation and Infrastructure:  

As the site is located within 800 m of Highway 1 (a controlled access highway), Ministry of 
Transportation and Infrastructure (MOTI) approval of the rezoning bylaw is required prior to final 
reading and is included as a condition of rezoning.  

Transit: 

Transit service is currently provided at the Carvolth Transit Exchange, located on the north side of 86 
Avenue.  

Environmental Considerations: 

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

Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure works 
and services such as construction of road works, greenways, tree replacement, and utility upgrades 
and / or extensions to the acceptance of the Township. Road dedications, widening, and necessary 
traffic improvements will be required in accordance with the Subdivision and Development Servicing 
Bylaw and the Carvolth Neighbourhood Plan. The applicant will also be required to provide erosion 
and sediment control measures in accordance with the Erosion and Sediment Control Bylaw to the 
acceptance of the Township. A community stormwater detention facility exists at 20225 and  
20241 – 86 Avenue to support the proposed development and overall catchment area.  

Schools: 

School District 35 has provided comments (Attachment C) and anticipates that the overall 
development will generate approximately three new students for Willoughby Elementary 
(located approximately 1.6 km southeast of the site), two new students for Yorkson Creek Middle 
School (located approximately 0.7 km southeast of the site) and four new students for R.E. 
Mountain Secondary School (located approximately 1.3 km south of the site). 

Policy Considerations: 

The proposed development is located in an area designated High Density Residential and High 
Street Mixed Use in the Carvolth Neighbourhood Plan. The proposed development complies with the 
provisions of the Carvolth Neighbourhood Plan and with the proposed Comprehensive Development 
CD-171 Zone. The overall form and character of the development is consistent with the objectives of 
the Carvolth Neighbourhood Plan.  
 
Staff recommend that Council give first and second reading to Bylaw No. 5783 and authorize 
issuance (at time of final reading of Bylaw No. 5783) of accompanying Development Permit No. 
101048 and authorize staff to proceed with the written submission opportunity. 
 
 
Respectfully submitted, 
 
 
Colin Moore 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Development Permit No.101048  

ATTACHMENT B Carvolth Neighbourhood Plan DP Guidelines 

ATTACHMENT C School District Comments 

ATTACHMENT D Public Information Meeting Summary 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101048 

This Permit is issued this _______ day of ____________, 2022 to: 

1.      NAME:  Isle of Mann Property Group 

         ADDRESS: 401, 15336 – 31 Avenue 
Langley, BC, V3Z 0X2 

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

LEGAL DESCRIPTION: Lot 1 Section 26 Township 8 NWD Plan EPP103521 

CIVIC ADDRESS:            20200 Block of 86 Avenue 

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

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

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

c. All signage being in compliance with Schedule “A” and the Township’s Sign Bylaw;
d. All rooftop mechanical equipment to be screened from view; and
e. 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. Issuance of an Energy Conservation and Green House Gas Emissions Reduction
Development Permit

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

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

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

protection fencing identified in the tree management plan is in place; and
f. Payment of supplemental development permit application fees, Development Cost

Charges, and building permit administration fees.

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

This permit is not a building permit.

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

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

ATTACHMENT A
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DEVELOPMENT PERMIT NO. 101048 
ISLE OF MANN PROPERTY GROUP / 20200 BLOCK OF 86 AVENUE 
PAGE 2…  

 
 
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 Drawings 
SCHEDULE B Landscape Drawings 
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3. DESIGN GUIDELINES

OVERVIEW 

Urban design is the comprehensive and cohesive combination of buildings, streets, and open 
spaces to create memorable public spaces. The essence of good urbanism is determined by the 
relationship between the public and private realm. Buildings, streets, and other public open 
spaces scaled and designed for human comfort and use are essential to the creation of a 
functional, aesthetically rich and vibrant neighbourhood.  

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 1. 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 2. Mid-block pedestrian 
pathways increase connectivity. 

Figure 3. Buildings and street 
trees can be used to create 
“street definition”. 

Figure 4. 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 5. The base massing of 
this taller building should 
complement setbacks and 
heights of adjacent buildings. 

Figure 6. Step buildings down 
to respond to the natural 
topography of the site. 

Figure 7. Limit the visual mass 
of building façades to lengths of 
40 m or less. 
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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 8. Vertical setbacks 
break up the visual mass of 
buildings. 

Figure 9. When unavoidable, 
blank walls should be screened 
to make it more visually 
interesting. 

Figure 10. 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 11. Weather protection 
to enhance pedestrian comfort. 

Figure 12. 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 13. Retain existing trees 
and buffer ecologically sensitive 
areas. 

Figure 14. Landscape design can 
contribute to local ecosystem 
health. 

Figure 15. Protective barriers 
around existing trees. 

Figure 16. 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 17. Buildings oriented to 
maximize use of solar energy. 

Figure 18. Corner and through 
units facilitate natural ventilation 
and daylight access. 

Figure 19. Sun shade diagrams 
can help determine the siting of 
buildings to minimize 
overshadowing of adjacent open 
spaces and buildings. 

Figure 20. 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 21. Ensure light 
penetration into interior living 
spaces in winter, and protection 
from direct sunlight in the 
afternoon hours of summer. 

Figure 22. Slender building forms 
enhance daylight penetration and 
cooling through cross ventilation. 

Figure 23. 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 24. Shared composting 
facilities. 

Figure 25. 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 26. Buildings oriented to 
the street with clear definition of 
the transition from public to 
private realm help to promote 
neighbourhood safety and 
security. 

Figure 27. 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 28. Tall buildings. 

Figure 29. Ensure vertical and 
horizontal articulation. 

Figure 30. Spacing of tall 
buildings. 

Figure 31. 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 32. 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. 

Figure 33. Off-street parking uses 
should not be located between the 
front of a building and the public 
sidewalk. 

Figure 34. Access to underground 
parking should be architecturally 
integrated to minimize the visual 
impact. 

Figure 35. Screen surface parking 
using a trellis, landscaping, or 
climbing vines that maintain site 
lines. 
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 Incorporate pedestrian pathways and landscaping into 
surface parking areas. Pedestrian sidewalks should be 
incorporated into islands to minimize conflict with 
vehicles. 

 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 36. 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 38. Weirs and check-dams 
help to slow the flow of water and 
facilitate infiltration. 

Figure 39. Storm water source 
controls like these rain gardens 
reduce pollutant run-off. 

Figure 37. 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 40. Map of Character Areas. 
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Figure 41. Illustrative Concept Plan: Gateway Node. 
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Figure 42. View of Carvolth Gateway Looking West From Highway 1. 

3.5.1  Gateway Node 

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

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

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

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

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

 Maintain a minimum facing distance between tall buildings of 35 m to ensure adequate 
light, air and views.  
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 Orient buildings so that they present an attractive facade toward the highway. 
 Utilize buildings and landscaping to effectively screen large parking areas, service and 

loading areas. 
 Where possible buildings should be aligned parallel to the street.  At intersections, 

buildings should be placed at or near the sidewalk of both streets to “hold the corner.” 
 Provide visual design cues to motorists that they are entering an area with higher 

pedestrian activity (i.e., change in paving patterns, narrower lane widths, street trees etc.). 
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Figure 43. Illustrative Concept Plan: Gateway Corridor. 

  

H.3

H.3 - Page 71



Figure 44. View of Carvolth Gateway Corridor along 200 Street. 

3.5.2  Gateway Corridor 

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

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

Office-Mixed Use Design Guidelines 

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

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

 Create visually attractive streetscapes and views along 200 Street.  
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Figure 45. Illustrative Concept Plan: Transit Village. 
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3.5.3  Transit Village 

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

Residential Buildings: 

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

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

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

 Set back residential buildings on the ground floor by 
a minimum of 2 m and a maximum of 4 m, and 
elevate by a minimum of 0.6 m to create a semi-
private entry or transition zone to individual ground 
floor units. For these units, ensure an alternate 
access point that is accessible by wheelchair (as 
required by the B.C. Building Code).  
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 A landscaped transition zone in between the 
entryway and public sidewalk should be considered 
on streets with high traffic volumes.  

 Apartment lobbies and main building entries shall be 
clearly visible from the fronting street with direct sight 
lines into them. Where possible, apartment lobbies 
should have multiple access points to enhance 
building access and connectivity with adjacent open 
spaces.  

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

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

Human Scale: 

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

 Design buildings to express their internal function 
and use.  

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

 Examples of architectural features include: 
» Building height, massing, articulation and 

modulation. 
» Bay windows and balconies. 
» Corner features accent, such as turrets or 

cupolas. 
» Decorative rooflines and cornices. 
» Building entries. 
» Canopies and overhangs. 

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

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

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

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

Figure 46. Architectural details 
and features help to create visual 
interest when approached by 
pedestrians. 

Figure 47. Architectural features 
and details combined in a simple 
and pleasing composition. 

H.3

H.3 - Page 75



 

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

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

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

Windows and Doors 

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

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

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

grouped together to form larger areas of glazing. 
 The use of figured or frosted glass or tinted glazing is 

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

  

Figure 48. Punched windows with 
vertical proportions create variation 
and texture in the façade and help 
achieve a human scale. 
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Exterior Materials 

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

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

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

 Recommended: 
» Natural wood materials, including:  
 Milled and un-milled timbers.  
 Window and door trim.  
 Canopy structures and signage.  

» Brick masonry, glazed tile, stone, concrete 
(painted). 

» Flat profile “slate” concrete tiles. 
» Glass and wood for window assemblies. 
» Standing seam metal roofing. 

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

emphasizing either vertical or horizontal 
arrangements but not both. 

» Limited amounts of stucco. 
 Discouraged: 

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

Landscaping 

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

 Hard landscape treatments such as terraced 
retaining walls and planters should be used to 
transition between grades, where necessary. The 
following are preferred approaches for achieving this 
guideline: 
» Incorporate a planter guard or low planter wall as 

part of the building design. 
» Use distinctive landscaping in open areas created 

by building articulation. 
» Include a special feature such as a courtyard, 

fountain, or pool. 
» Emphasize entries with special planting in 

conjunction with trellises, decorative paving 
and/or lighting. 

Figure 49. Tasteful use of timbers 
integrated with a range of 
complimentary colours and 
materials. 
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Langley 
l Schools 

7 May 2019 

Teresa Hanson 
Senior Development Planner 
Township of Langley 
20338 65 A venue 
Langley, BC V2Y 311 

Re: Development Application Project 08-26-0213 1 1100027 BC LTD/ISLE OF MANN 

CIVIC: 20200 Block of 86 A venue 

LEGAL: Future Lot 1 Plan EPP __ Section 26 Township 8 NWD 

We have reviewed the above proposal. 
W l l t th . t b ft dt e ca cu a e e aoorox1ma e num er o s u en s J! 

Type of Housing Number of 
Units 

Condos 2O3 

enera e ,y 1s proposa w1 t d b  th' l ·n b 
Elementary Middle 

K-5 6-8

3 2 

e as :ti ll 0 ows: 

Secondary 
9-12

4 

Given the current school catchments this development would impact Willoughby Elementary School, 
Yorkson Creek Middle School and R.E. Mountain 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, 

7 
Brian Iseli, CPA, CMA 
Secretary Treasurer 

School District #35 (Langley) I 4875 222 St., Langley, BC V3A3Z7 I (604) 534-7891 
www.sd3S.bc.ca I www.facebook.com/LangleySchoolDistrict I @LangleySchools 
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alvin bartel, architect aibc  

justin dyck, architect aibc

Summary of the 20264 – 86th Avenue 

Condominiums Public Information Meeting 

A Public Information Meeting (PIM) was held on Tuesday, April 12, 2022 between 6:00 pm and 
7:30 pm via Zoom for the rezoning and development permit application for the northern 
portion of a property located at 20264 – 86th Avenue. 

This public information meeting was to provide information about the project, including the 
architectural and landscape drawings, and to provide feedback and comments. 

A notice for the PIM was mailed out on March 31, 2022 to 808 households in the surrounding 
neighborhood. In addition, a notice was placed in the local newspaper and appeared in the 
March 30, 2022 and April 6, 2022 editions of the Langley Advance Times. 

In response to the neighborhood mail out and newspaper notice, no comments were 
received, either via email or physical mail. 

During the PIM via Zoom, there were a total of four attendees: 

- Brent Tedford (developer from Isle of Mann)
- Alvin Bartel, Architect AIBC (architect from Station One Architects)
- Leon Schroeder (senior associate from Station One Architects)
- Colin Moore, RPP MCIP (senior planner from the Township of Langley)

No members of the public joined the PIM during the 1.5 hour timeframe. 

Based on not receiving any written feedback and having no one from the public attend the 
PIM, it would appear that the surrounding neighborhood does not oppose this proposed 
development. 

Regards, 

Leon Schroeder  Senior Associate 
Architectural Technologist AIBC, LEED Green Associate, CPTED Practitioner 

ATTACHMENT D
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

DRAINAGE DEVELOPMENT WORKS AGREEMENT  

(QUALICO DEVELOPMENT (VANCOUVER) LTD.) 

BYLAW NO. 5763  

 
 

EXPLANATORY NOTE 
 
Bylaw No. 5763 authorizes the execution of a Development Works Agreement between the 
Township of Langley and Qualico Developments (Vancouver) Ltd. for the provision of Drainage 
Works for the area of Rinn in the Brookswood/Fernridge Community Plan area of the Township 
of Langley and the imposition of a charge on the owners of parcels of land within the specified 
area benefiting from the said works. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

DRAINAGE DEVELOPMENT WORKS AGREEMENT  

(QUALICO DEVELOPMENT (VANCOUVER) LTD) 

BYLAW NO. 5763  
 

A Bylaw to enter into a development works agreement; 
 

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

1. This Bylaw may be cited for all purposes as "Drainage Development Works Agreement 
(Qualico Developments (Vancouver) Ltd.) Bylaw No. 5763”. 
 

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

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

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

5. This Bylaw is repealed 15 years after the date of its adoption. 

 
READ A FIRST TIME the 30 day of May , 2022 

READ A SECOND TIME the 30 day of May , 2022 

READ A THIRD TIME the 30 day of May , 2022 

ADOPTED the   day of  , 2022 

 
  

Mayor 
  

Township Clerk 
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APPENDIX “A” TO 
BYLAW NO. 5763 

 
 

DEVELOPMENT WORKS AGREEMENT 

FOR DRAINAGE WORKS 
 

Project # 07-25-0038 
 
 

THIS AGREEMENT dated for reference the ______ day of _________________, 2022 
 
 
BETWEEN: 
 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY, a 
municipal corporation under the Municipal Act of the Province of 
British Columbia and having its offices at 20338 – 65 Avenue, 
Langley, BC. V2Y 3J1 

 
(the "Township") 

OF THE FIRST PART 
AND: 
 

QUALICO DEVELOPMENTS (VANCOUVER) LTD., a body corporate, duly 
incorporated under the laws of the Province of British Columbia, having its place 
of business at 201 – 6525 177B, Surrey, BC. V3S 5N4 

 
(the "Developer") 

OF THE SECOND PART 
 
A. WHEREAS real property within a drainage catchment area of the Brookswood-Fernridge 

Community Plan is identified in Schedules "A" and “B” attached hereto. 

B. AND WHEREAS a storm water detention facility and related appurtenances as 
described in Schedule "C" attached hereto is required to be constructed for the 
development of lands owned by the Developer within the Benefiting Area. 

C. AND WHEREAS the Works are not currently scheduled for construction by the 
Township. 

D. AND WHEREAS the Developer has agreed to construct the Works. 

E. AND WHEREAS the Works may benefit the development of other lands within the 
Benefiting Area. 
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F. AND WHEREAS Section 570 of the Act authorizes the Township to enter into an 
agreement with the Developer for the provision of the Works and the allocation of all or 
part of the cost to construct the Works amongst lands within the Benefiting Area. 

G. AND WHEREAS the Township and the Developer have entered into this Agreement to 
provide for the construction of the Works, the allocation of the costs thereof throughout 
the Benefiting Area and the collection and remittance of the Specified Charges imposed 
pursuant to the Development Works Agreement Bylaw. 

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of the sum of ONE 
$1.00 DOLLAR of lawful money of Canada and other good and valuable consideration now paid 
by each of the parties hereto, to each of the other parties hereto, the receipt whereof is hereby 
acknowledged, the parties hereto hereby covenant, promise and agree with each other as 
follows:  

1. DEFINITIONS 

In this Agreement and in the recital above: 

"Act" means the Local Government Act, R.S.B.C. 2015, Chapter 1, as revised, re-enacted 
or consolidated from time to time and any successor statute; 

“Actual Capital Cost of the Works” means the actual Capital Cost of the Works as 
described in Section 4(d); 

"Agreement" means this agreement and all Schedules attached hereto, which form part of 
the agreement; 

"Benefiting Area" means the real property described in Schedule "A" attached hereto; 

"Benefiting Parcel" means the parcels of land situated in the Benefiting Area as of the date 
of this Agreement and described in Schedule “A” and any subdivided portion thereof; 

"Capital Cost" means the cost to design, engineer and construct the Works excluding 
Goods and Services Tax; 

"Council" means the elected council of the Township; 

"Developer" means Qualico Developments (Vancouver) Ltd; 

"Development Works Agreement Bylaw" means Bylaw No. 5763 enacted by the 
Township under the Act as such bylaw is revised, re-enacted or consolidated from time to 
time; 

"Estimated Cost of the Works" means the estimated Capital Cost of the Works. The 
Estimated Cost of the Works for Bylaw No. 5763 is $6,686,414.18;  

"General Manager of Engineering" means the General Manager of Engineering for the 
Township or his designate; 
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"Owner" and "Owners" means each of the registered owners from time to time of a 
Benefiting Parcel; 

"Servicing Agreement" means a servicing agreement in form and substance acceptable to 
the General Manager of Engineering executed by the Developer with respect to the 
construction and provision of the Works; 

"Specified Charge" means $154,615.42 per Net Developable Hectare for each Benefiting 
Parcel located within the Benefiting Area, plus interest calculated in accordance with Section 
5; 

"Term" means the period of time that this Agreement is in effect as specified in Section 6; 

"Works" means the Drainage Works including related appurtenances described in Schedule 
"C". 

2. AREA SUBJECT OF AGREEMENT 

The Benefiting Area is the subject of this Agreement 

3. CONSTRUCTION OF DRAINAGE 

The Developer shall, at its sole cost and expense, construct and provide the Works in 
accordance with the Servicing Agreement. 

4. DRAINAGE COSTS 

(a) Upon development of a Benefiting Parcel during the Term, the Owner of that Benefiting 
Parcel shall pay to the Township the Specified Charge payable with respect to that 
development; 
 

(b) The Specified Charge shall be payable to Township in accordance with the terms of the 
Development Works Agreement Bylaw; 
 

(c) If a Specified Charge is payable, Council, an Approving Officer, a building inspector or 
other municipal authority may, but is not obligated to, approve a subdivision plan, strata 
plan, building permit, development permit, development variance permit or zoning bylaw 
necessary for the development of a Benefiting Parcel, or do any other thing necessary 
for the development of a Benefiting Parcel until the Specified Charge has been paid; 
 

(d) After completion of the construction of the Works and in accordance with the Servicing 
Agreement and to the satisfaction of the General Manager of Engineering, the 
Developer’s engineer or an engineer appointed by the Township shall calculate and 
submit to the General Manager of Engineering for approval, the Actual Capital Cost of 
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the Works. 
 

(e) The Township is not responsible for financing any part of the design or construction of 
the Works; 
 

(f) In consideration of the satisfactory completion of the construction of the Works by the 
Developer, to the acceptance of the General Manager of Engineering without incurring 
any cost to the Township, the Township agrees to collect from each Owner of a 
Benefiting Parcel the Specified Charges levied in accordance with the terms of the 
Development Works Agreement Bylaw; 
 

(g) Subsequent to the completion of the construction of the Works in accordance with the 
Servicing Agreement to the acceptance of the General Manager of Engineering and the 
approval of the Actual Capital Cost of the Works, the Township shall pay to the 
Developer, at the beginning of the next calendar year and each calendar year thereafter, 
the Specified Charges collected from the previous year in respect of the development of 
Benefiting Parcels.  The Township, at its sole discretion, may make partial payments at 
any time during a calendar year. The Township shall have no further obligation to the 
Developer to make any other payment pursuant to this Agreement.  The Developer 
agrees that any interest earned by the Township on Specified Charges from the date of 
their collection to the date of their payment to the Developer shall be retained by the 
Township in consideration of the Township costs of administering this Agreement.  If the 
said payments are returned to the Township unclaimed by the Developer and if the 
Township is unable to locate the Developer after all reasonable efforts, then the 
Township shall hold all monies collected until the expiry of this Agreement.  After the 
expiry of this Agreement, all such unclaimed funds shall be retained forever by the 
Township; and 
 

(h) In the event of the assignment or transfer of the rights of the Developer under Section 
4(g), the Township shall pay any benefits accruing thereunder, after notice, to such 
successor of the Developer as the Township, in its judgment, deems entitled to such 
benefits; and in the event of conflicting demands being made upon the Township for 
benefits accruing under this Agreement, then the Township may at its option commence 
an action in interpleader joining any party claiming rights under this Agreement, or other 
parties which the Township believes to be necessary or proper, and the Township shall 
be discharged from further liability upon payment to the person or persons whom any 
court having jurisdiction of such interpleader action shall determine, and in such action 
the Township shall be entitled to recover its legal fees and costs, which fees and costs 
shall constitute a lien upon all funds accrued or accruing pursuant to this Agreement. 

5. INTEREST 

(i) Interest will be calculated from the later of the date the construction of the Works is 
completed and one year after the adoption of this bylaw to the date the Specified Charge 
is paid at a rate of 3.95% per annum calculated annually in advance. 
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6. TERM 

(j) The term of this Agreement shall commence upon the adoption of the Development 
Works Agreement Bylaw and shall expire on the earlier of: 
 
i) fifteen (15) years from the date of the adoption of the Development Works 

Agreement Bylaw; and 
ii) upon the Developer receiving the maximum Specified Charges imposed upon the 

Benefiting Area pursuant to the Development Works Agreement Bylaw; 
 

(k) The Developer covenants and agrees that no Specified Charges shall be due and 
payable to the Developer subsequent to the expiration of the Term. 

 
The benefits and obligations of this Agreement shall come into force upon the adoption of the 
Development Works Agreement Bylaw. 

7. LATECOMER CHARGES 

(l) The Developer covenants and agrees that it will not apply for nor enter into any 
latecomer agreements with the Township with respect to the Works and the Developer 
hereby releases and discharges the Township, its officers, employees, servants and 
agents and covenants and agrees to indemnify and save harmless the Township, its 
officers, employees, servants and agents from and against all damages, losses, costs, 
actions, causes of action, claims, demands and expenses (including legal fees and 
litigation) which may arise or accrue to any person, firm or corporation against the 
Township, its officers, employees, servants and agents for which the Township, its 
officers, employees, servants and agents may pay, incur, sustain or be put to by reason 
of the application of Section 507 of the Local Government Act as amended from time to 
time to the Works. 

8. INDEMNITY 

The Developer covenants and agrees to indemnify and save harmless the Township against: 
 

(m) all actions and proceedings, costs, damages, expenses, claims and demands 
whatsoever and by whomsoever brought by reason of the construction, installation, 
maintenance or repair of the Works; and 
 

(n) all expenses and costs which may be incurred by reason of the construction, installation, 
maintenance or repair of the Works. 
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9. MUNICIPAL COSTS 

The Developer shall pay to the Township, by cash or bank draft, prior to the Township 
executing this Agreement, a fee of $15,000 for the preparation, registration and 
administration of this Agreement. 

10. NOTICES 

(o) Any notice, demand, acceptance or request required to be given hereunder in writing 
shall be deemed to be given if either personally delivered or mailed by registered mail, 
postage prepaid (at any time other than during a general discontinuance of postal 
services due to a strike, lockout or otherwise) and addressed to the Developer at the 
following address:   
 
Qualico Developments (Vancouver) Ltd.  
201 – 6525 177B Street 
Surrey, BC V3S 5N4 

  
 and to the Township as follows: 
 

Township of Langley 
20338 – 65 Avenue 
Langley, BC V2Y 3J1 
Attention:  Manager of Development Engineering 

 
Or such change of address as the Township has, by written notification, forwarded to the 
other parties. 

(p) Any notice shall be deemed to have been given to and received by the party to which it 
is addressed: 
 
i) if delivered, on the date of delivery; or 
ii) if mailed, then on the fifth (5th) day after the mailing thereof. 

11. BINDING ON SUCCESSORS 

(q) It is hereby agreed by and between the parties hereto that this Agreement shall be 
enforceable by and against the parties, their successors and assigns. 
 

(r) The Developer shall not assign or transfer their interest in this Agreement without the 
prior written consent of the Township  which consent may be arbitrarily withheld. 
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12. ENTIRE AGREEMENT 

This Agreement constitutes the entire Agreement between the parties hereto with respect to the 
subject matter hereof and supersedes any prior Agreements, undertakings, declarations or 
representations, written or verbal, in respect thereof. 

13. LAWS OF BRITISH COLUMBIA 

This Agreement shall be interpreted under and is governed by the applicable laws of Canada 
and the Province of British Columbia. 

14. SCHEDULES 

The Schedules attached hereto, which form part of this Agreement, are as follows: 

(s) Schedule "A" – List of Benefiting Parcels; 
(t) Schedule "B" – Map of Benefiting Area; 
(u) Schedule “C” – Description of the Works; 
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IN WITNESS WHEREOF the parties hereto have executed this contract the day and year first 
above written. 
 
FOR CORPORATE 
BODY 

SIGNED BY:  ) 
  ) 
________________________________ ) 
 ) 
In the presence of: ) 
(witness): ) 
Signature     ____________________ ) 
Name            ____________________ ) 
Address       ____________________ ) 
Occupation ____________________ ) 

  
FOR THE 
CORPORATION OF 
THE TOWNSHIP OF 
LANGLEY 

SIGNED BY GENERAL MANAGER, ) 
ENGINEERING & COMMUNITY  ) 
DEVELOPMENT ) 
For and on behalf of ) 
THE CORPORATION OF THE ) 
TOWNSHIP OF LANGLEY ) 
 ) 
  ) 
GENERAL MANAGER, ENGINEERING ) 
& COMMUNITY DEVELOPMENT  ) 

  ) 
SIGNED BY TOWNSHIP  ) 
CLERK  ) 
For and on behalf of ) 
THE CORPORATION OF THE ) 
TOWNSHIP OF LANGLEY ) 
 ) 
  ) 
TOWNSHIP CLERK  ) 
  ) 
In the presence of: )    
(as to both Township signatures) ) 
 ) 
 ) 
Name: ) 
Address: ) 
Occupation: ) 
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SCHEDULE "A"  
LIST OF BENEFITING PARCELS 

 

Map 

ID 
Parcel Identifier Civic Address Legal Description 

Net Dev. 

Area (ha) 

1 006-712-584 3308 208 ST LT 13, SEC 25, TWP 7, NWD, PL NWP32009 1.07 

2 006-707-203 20875 32B AVE LT 14, SEC 25, TWP 7, NWD, PL NWP32009 1.01 

3 010-606-327 20889 32B AVE LT C, SEC 25, TWP 7, NWD, PL NWP21965 0.78 

4 003-252-647 20917 32B AVE LT 18, SEC 25, TWP 7, NWD, PL NWP34557 0.55 

5 028-347-617 20596 36 AVE LT 1, SEC 26, TWP 7, NWD, PL BCP46288 0 

6 028-347-625 20620 36 AVE LT 2, SEC 26, TWP 7, NWD, PL BCP46288 0 

7 005-670-764 3307 208 ST LT 2, SEC 26, TWP 7, NWD, PL NWP58752 0.6 

8 005-670-730 3305 208 ST LT 1, SEC 26, TWP 7, NWD, PL NWP58752 0.87 

9 009-309-357 3337 208 ST LT 13, SEC 26, TWP 7, NWD, PL NWP23144 1.62 

10 004-389-298 3361 208 ST LT 12, SEC 26, TWP 7, NWD, PL NWP21872 0.96 

11 010-589-171 3381 208 ST LT 11, SEC 26, TWP 7, NWD, PL NWP21872 0.96 

12 009-522-263 3354 208 ST LT 6, SEC 25, TWP 7, NWD, PL NWP11397 1.55 

13 009-261-923 3424 208 ST LT 10, SEC 25, TWP 7, NWD, PL NWP22596 2.24 
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Map 

ID 
Parcel Identifier Civic Address Legal Description 

Net Dev. 

Area (ha) 

14 003-142-612 3430 208 ST LT 9, SEC 25, TWP 7, NWD, PL NWP22596 2.24 

15 013-299-034 3474 208 ST LT B, SEC 25, TWP 7, NWD, PL NWP80733 1.11 

16 013-299-026 3502 208 ST LT A, SEC 25, TWP 7, NWD, PL NWP80733 1.11 

17 005-828-198 3530 208 ST LT 2, SEC 25, TWP 7, NWD, PL NWP59888 1.12 

18 005-828-163 3548 208 ST LT 1, SEC 25, TWP 7, NWD, PL NWP59888 1.12 

19 002-058-502 20820 36 AVE LT 1, SEC 25, TWP 7, NWD, PL NWP11397 0.4 

20 009-522-212 20844 36 AVE LT 2, SEC 25, TWP 7, NWD, PL NWP11397 0.4 

21 009-522-221 20872 63 AVE SEC 25, TWP 7, NWD, PL NWP11397 0.2 

22 009-522-247 20890 36 AVE LT 3, SEC 25, TWP 7, NWD, PL NWP11397 0.2 

23 009-522-255 20922 36 AVE LT 4, SEC 25, TWP 7, NWD, PL NWP11397 0.4 

24 006-225-489 20845 36 AVE LT 19, SEC 25, TWP 7, NWD, PL NWP48107 0.86 

25 003-734-285 20879 36 AVE LT 20, SEC 25, TWP 7, NWD, PL NWP48107 0.86 

26 001-511-807 3497 205 ST LT 9, SEC 26, TWP 7, NWD, PL NWP1967 3.57 

27 012-431-893 20450 36 AVE LT 8, SEC 26, TWP 7, NWD, PL NWP1967 3.84 

I.1

I.1 - Page 12



 

 

Map 

ID 
Parcel Identifier Civic Address Legal Description 

Net Dev. 

Area (ha) 

28 002-377-748 3400 205 ST LT 2, SEC 26, TWP 7, NWD, PL NWP70250 1.41 

29 002-377-730 3438 205 ST LT 1, SEC 26, TWP 7, NWD, PL NWP70250 0.81 

30 012-431-869 3492 205 ST LT 6, SEC 26, TWP 7, NWD, PL NWP1967 3.84 

31 007-413-963 3576 205 ST LT 18, SEC 26, TWP 7, NWD, PL NWP36877 0.96 

32 007-413-955 20550 36 AVE LT 17, SEC 26, TWP 7, NWD, PL NWP36877 0.96 

33 006-747-396 20932 36 AVE LT 15, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

34 006-747-400 20958 36 AVE LT 16, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

35 014-421-909  

LT 2, SEC 26, TWP 7, NWD, PL NWP1967, 
EXCPTPLN EPP99423, LSLCNCNMBR 243274, 

LNDBRNCHFLNMBR 2405468 & LT 3, SEC 26, 
TWP 7, NWD, PL NWP1967, EXCPTPLN 

EPP99423, LSLCNCNMBR 243274, 

LNDBRNCHFLNMBR 2405468 & LT 4, SEC 26, 
TWP 7, NWD, PL NWP1967, PRTN W 1/2 

0 

36 014-421-895 20708 36 AVE 
LT 1, SEC 26, TWP 7, NWD, PL NWP1967, 

EXCPTPLN EPP99423, LSLCNCNMBR 243274, 
LNDBRNCHFLNMBR 2405468 

0 

37 006-747-418 20972 36 AVE LT 17, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

38 012-746-657  LT 2, SEC 25, TWP 7, NWD, PL NWP2542 5.53 

39 007-071-795 20999 32B AVE LT 20, SEC 25, TWP 7, NWD, PL NWP34557 1 

40 003-252-337 20943 32B AVE LT 19, SEC 25, TWP 7, NWD, PL NWP34557 0.87 
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SCHEDULE "B" 
MAP OF BENEFITING AREA 
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SCHEDULE "C" 
DESCRIPTION OF THE WORKS 

 
Drainage works consisting of a detention pond of approximately 82,000 m2 in area complete 
with approximately 145 linear metres of 525 mm diameter storm sewer, 278 linear metres of 675 
mm diameter storm sewer, 178 linear metres of 1350 mm diameter storm sewer, 112 linear 
metres of 1500 mm diameter storm sewer, 2.4m X 2.4m flow control chamber, headwalls, 
erosion protection, landscaping and fencing, having an Estimated Capital Cost of the Works of 
$6,686,414.18 all in accordance with the Qualico Developments (Vancouver) Ltd. Bylaw No. 
5763, as per design drawings numbered and named as follows: 
 
 2111-03141-04 Sheets 1 to 50 inclusive 

Prepared by McElhanney Consultants Ltd. 
 
 2111-05161-00 Sheets L1 to L10 inclusive  

Prepared by McElhanney Consultants Ltd. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

SANITARY DEVELOPMENT WORKS AGREEMENT  

(QUALICO DEVELOPMENTS (VANCOUVER) LTD) 

BYLAW NO. 5764  

 
 

EXPLANATORY NOTE 
 
Bylaw No. 5764 authorizes the execution of a Development Works Agreement between the 
Township of Langley and Qualico Developments (Vancouver) Ltd. for the provision of Sanitary 
Works for the area of Rinn in the Brookswood/Fernridge Community Plan area of the Township 
of Langley and the imposition of a charge on the owners of parcels of land within the specified 
area benefiting from the said works. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

SANITARY DEVELOPMENT WORKS AGREEMENT  

(QUALICO DEVELOPMENTS (VANCOUVER) LTD.) 

BYLAW NO. 5764  
 

A Bylaw to enter into a development works agreement; 
 

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

1. This Bylaw may be cited for all purposes as "Sanitary Development Works Agreement 
(Qualico Developments (Vancouver Ltd.) Bylaw No. 5764”. 
 

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

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

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

5. This Bylaw is repealed 15 years after the date of its adoption. 

 
READ A FIRST TIME the 30 day of May , 2022 

READ A SECOND TIME the 30 day of May , 2022 

READ A THIRD TIME the 30 day of May , 2022 

ADOPTED the   day of  , 2022 

 
  

Mayor 
  

Township Clerk 
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APPENDIX “A” TO 
BYLAW NO. 5764 

 
 

APPENDIX A TO BYLAW NO. 5764 

 

DEVELOPMENT WORKS AGREEMENT 

FOR SANITARY WORKS 
 
 

Project # 07-25-0038 
 
 

THIS AGREEMENT dated for reference the ______ day of _________________, 2022 
 
 
BETWEEN: 
 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY, a 
municipal corporation under the Municipal Act of the Province of 
British Columbia and having its offices at 20338 – 65 Avenue, 
Langley, BC. V2Y 3J1 

 
(the "Township") 

OF THE FIRST PART 
 
AND: 

QUALICO DEVELOPMENTS (VANCOUVER) LTD, a body corporate, duly 
incorporated under the laws of the Province of British Columbia, having its place 
of business at 201 – 6525 177B Street, Surrey, BC. V3S 5N4 

 
(the "Developer") 

OF THE SECOND PART 
 
A. WHEREAS real property within a sanitary catchment area of the Brookswood-Fernridge 

Community Plan is identified in Schedules "A" and “B” attached hereto. 

B. AND WHEREAS a sanitary sewer and related appurtenances as described in Schedule 
"C" attached hereto is required to be constructed for the development of lands owned by 
the Developer within the Benefiting Area. 

C. AND WHEREAS the Works are not currently scheduled for construction by the 
Township. 

D. AND WHEREAS the Developer has agreed to construct the Works. 

I.1

I.1 - Page 18



E. AND WHEREAS the Works may benefit the development of other lands within the 
Benefiting Area. 

F. AND WHEREAS Section 570 of the Act authorizes the Township to enter into an 
agreement with the Developer for the provision of the Works and the allocation of all or 
part of the cost to construct the Works amongst lands within the Benefiting Area. 

G. AND WHEREAS the Township and the Developer have entered into this Agreement to 
provide for the construction of the Works, the allocation of the costs thereof throughout 
the Benefiting Area and the collection and remittance of the Specified Charges imposed 
pursuant to the Development Works Agreement Bylaw. 

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of the sum of ONE 
$1.00 DOLLAR of lawful money of Canada and other good and valuable consideration now paid 
by each of the parties hereto, to each of the other parties hereto, the receipt whereof is hereby 
acknowledged, the parties hereto hereby covenant, promise and agree with each other as 
follows: 

1. DEFINITIONS 

In this Agreement and in the recital above: 

"Act" means the Local Government Act, R.S.B.C. 2015, Chapter 1, as revised, re-enacted 
or consolidated from time to time and any successor statute; 

“Actual Capital Cost of the Works” means the actual Capital Cost of the Works as 
described in Section 4(d); 

"Agreement" means this agreement and all Schedules attached hereto, which form part of 
the agreement; 

"Benefiting Area" means the real property described in Schedule "A" attached hereto; 

"Benefiting Parcel" means the parcels of land situated in the Benefiting Area as of the date 
of this Agreement and described in Schedule “A” and any subdivided portion thereof; 

"Capital Cost" means the cost to design, engineer and construct the Works excluding 
Goods and Services Tax; 

"Council" means the elected Council of the Township of Langley; 

"Developer" means Qualico Developments (Vancouver) Ltd.; 

"Development Works Agreement Bylaw" means Bylaw No. 5764 enacted by the 
Township under the Act as such bylaw is revised, re-enacted or consolidated from time to 
time; 
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"Estimated Cost of the Works" means the estimated Capital Cost entire Works. The 
Estimated Cost of the Works for Bylaw No. 5764 is $2,914,959.30;  

"General Manager of Engineering" means the General Manager of Engineering for the 
Township or his designate; 

"Owner" and "Owners" means each of the registered owners from time to time of a 
Benefiting Parcel; 

"Servicing Agreement" means a servicing agreement in form and substance acceptable to 
the General Manager of Engineering executed by the Developer with respect to the 
construction and provision of the Works; 

"Specified Charge" means $70,417.84 per Net Developable Hectare for each Benefiting 
Parcel located within the Benefiting Area, plus interest calculated in accordance with Section 
5; 

"Term" means the period of time that this Agreement is in effect as specified in Section 6; 

"Works" means the Sanitary Works and related appurtenances described in Schedule "C". 

2. AREA SUBJECT OF AGREEMENT 

The Benefiting Area is the subject of this Agreement 

3. CONSTRUCTION OF SANITARY WORKS 

The Developer shall, at its sole cost and expense, construct and provide the Works in 
accordance with the Servicing Agreement. 

4. SANITARY COSTS 

(a) Upon development of a Benefiting Parcel during the Term, the Owner of that Benefiting 
Parcel shall pay to the Township the Specified Charge payable with respect to that 
development; 
 

(b) The Specified Charge shall be payable to Township in accordance with the terms of the 
Development Works Agreement Bylaw; 
 

(c) If a Specified Charge is payable, Council, an Approving Officer, a building inspector or 
other municipal authority may, but is not obligated to, approve a subdivision plan, strata 
plan, building permit, development permit, development variance permit or zoning bylaw 
necessary for the development of a Benefiting Parcel, or do any other thing necessary 
for the development of a Benefiting Parcel until the Specified Charge has been paid; 
 

I.1

I.1 - Page 20



(d) After completion of the construction of the Works and in accordance with the Servicing 
Agreement and to the satisfaction of the General Manager of Engineering, the 
Developer’s engineer or an engineer appointed by the Township shall calculate and 
submit to the General Manager of Engineering for approval, the Actual Capital Cost of 
the Works. 
 

(e) The Township is not responsible for financing any part of the design or construction of 
the Works; 
 

(f) In consideration of the satisfactory completion of the construction of the Works by the 
Developer, to the acceptance of the General Manager of Engineering without incurring 
any cost to the Township, the Township agrees to collect from each Owner of a 
Benefiting Parcel the Specified Charges levied in accordance with the terms of the 
Development Works Agreement Bylaw; 
 

(g) Subsequent to the completion of the construction of the Works in accordance with the 
Servicing Agreement to the acceptance of the General Manager of Engineering and the 
approval of the Actual Capital Cost of the Works, the Township shall pay to the 
Developer, at the beginning of the next calendar year and each calendar year thereafter, 
the Specified Charges collected from the previous year in respect of the development of 
Benefiting Parcels.  The Township, at its sole discretion, may make partial payments at 
any time during a calendar year. The Township shall have no further obligation to the 
Developer to make any other payment pursuant to this Agreement.  The Developer 
agrees that any interest earned by the Township on Specified Charges from the date of 
their collection to the date of their payment to the Developer shall be retained by the 
Township in consideration of the Township costs of administering this Agreement.  If the 
said payments are returned to the Township unclaimed by the Developer and if the 
Township is unable to locate the Developer after all reasonable efforts, then the 
Township shall hold all monies collected until the expiry of this Agreement.  After the 
expiry of this Agreement, all such unclaimed funds shall be retained forever by the 
Township; and 
 

(h) In the event of the assignment or transfer of the rights of the Developer under Section 
4(g), the Township shall pay any benefits accruing thereunder, after notice, to such 
successor of the Developer as the Township, in its judgment, deems entitled to such 
benefits; and in the event of conflicting demands being made upon the Township for 
benefits accruing under this Agreement, then the Township may at its option commence 
an action in interpleader joining any party claiming rights under this Agreement, or other 
parties which the Township believes to be necessary or proper, and the Township shall 
be discharged from further liability upon payment to the person or persons whom any 
court having jurisdiction of such interpleader action shall determine, and in such action 
the Township shall be entitled to recover its legal fees and costs, which fees and costs 
shall constitute a lien upon all funds accrued or accruing pursuant to this Agreement. 
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5. INTEREST 

(a) Interest will be calculated from the later of the date the construction of the Works is 
completed and one year after the adoption of this bylaw to the date the Specified Charge 
is paid at a rate of 3.95% per annum calculated annually in advance. 

6. TERM 

(a) The term of this Agreement shall commence upon the adoption of the Development 
Works Agreement Bylaw and shall expire on the earlier of: 
 
i) fifteen (15) years from the date of the adoption of the Development Works 

Agreement Bylaw; and 
ii) upon the Developer receiving the maximum Specified Charges imposed upon the 

Benefiting Area pursuant to the Development Works Agreement Bylaw; 
 

(b) The Developer covenants and agrees that no Specified Charges shall be due and 
payable to the Developer subsequent to the expiration of the Term. 

 
The benefits and obligations of this Agreement shall come into force upon the adoption of the 
Development Works Agreement Bylaw. 

7. LATECOMER CHARGES 

(a) The Developer covenants and agrees that it will not apply for nor enter into any 
latecomer agreements with the Township with respect to the Works and the Developer 
hereby releases and discharges the Township, its officers, employees, servants and 
agents and covenants and agrees to indemnify and save harmless the Township, its 
officers, employees, servants and agents from and against all damages, losses, costs, 
actions, causes of action, claims, demands and expenses (including legal fees and 
litigation) which may arise or accrue to any person, firm or corporation against the 
Township, its officers, employees, servants and agents for which the Township, its 
officers, employees, servants and agents may pay, incur, sustain or be put to by reason 
of the application of Section 507 of the Local Government Act as amended from time to 
time to the Works. 

8. INDEMNITY 

The Developer covenants and agrees to indemnify and save harmless the Township against: 
 

(a) all actions and proceedings, costs, damages, expenses, claims and demands 
whatsoever and by whomsoever brought by reason of the construction, installation, 
maintenance or repair of the Works; and 
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(b) all expenses and costs which may be incurred by reason of the construction, installation, 
maintenance or repair of the Works. 

9. MUNICIPAL COSTS 

The Developer shall pay to the Township, by cash or bank draft, prior to the Township 
executing this Agreement, a fee of $15,000 for the preparation, registration and 
administration of this Agreement. 

10. NOTICES 

(a) Any notice, demand, acceptance or request required to be given hereunder in writing 
shall be deemed to be given if either personally delivered or mailed by registered mail, 
postage prepaid (at any time other than during a general discontinuance of postal 
services due to a strike, lockout or otherwise) and addressed to the Developer at the 
following address:   
 
Qualico Developments (Vancouver) Ltd.  
201 – 6525 177B Street 
Surrey, BC. V3S 5N4 
  

 and to the Township as follows: 
 

The Corporation of the Township of Langley 
20338 – 65 Avenue 
Langley, BC. V2Y 3J1 
Attention:  Manager of Development Engineering 

 
Or such change of address as the Township has, by written notification, forwarded to the 
other parties. 

(b) Any notice shall be deemed to have been given to and received by the party to which it 
is addressed: 
 
i) if delivered, on the date of delivery; or 
ii) if mailed, then on the fifth (5th) day after the mailing thereof. 

11. BINDING ON SUCCESSORS 

(a) It is hereby agreed by and between the parties hereto that this Agreement shall be 
enforceable by and against the parties, their successors and assigns. 
 

(b) The Developer shall not assign or transfer their interest in this Agreement without the 
prior written consent of the Township  which consent may be arbitrarily withheld. 
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12. ENTIRE AGREEMENT 

This Agreement constitutes the entire Agreement between the parties hereto with respect to the 
subject matter hereof and supersedes any prior Agreements, undertakings, declarations or 
representations, written or verbal, in respect thereof. 

13. LAWS OF BRITISH COLUMBIA 

This Agreement shall be interpreted under and is governed by the applicable laws of Canada 
and the Province of British Columbia. 

14. SCHEDULES 

The Schedules attached hereto, which form part of this Agreement, are as follows: 

(a) Schedule "A" – List of Benefiting Parcels; 
(b) Schedule "B" – Map of Benefiting Area; 
(c) Schedule “C” – Description of the Works; 
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IN WITNESS WHEREOF the parties hereto have executed this contract the day and year first 
above written. 
 
FOR CORPORATE 
BODY 

SIGNED BY:  ) 
  ) 
________________________________ ) 
 ) 
In the presence of: ) 
(witness): ) 
Signature     ____________________ ) 
Name            ____________________ ) 
Address       ____________________ ) 
Occupation ____________________ ) 

  
FOR THE 
CORPORATION OF 
THE TOWNSHIP OF 
LANGLEY 

SIGNED BY GENERAL MANAGER, ) 
ENGINEERING & COMMUNITY  ) 
DEVELOPMENT ) 
For and on behalf of ) 
THE CORPORATION OF THE ) 
TOWNSHIP OF LANGLEY ) 
 ) 
  ) 
GENERAL MANAGER, ENGINEERING ) 
& COMMUNITY DEVELOPMENT  ) 

  ) 
SIGNED BY TOWNSHIP  ) 
CLERK  ) 
For and on behalf of ) 
THE CORPORATION OF THE ) 
TOWNSHIP OF LANGLEY ) 
 ) 
  ) 
TOWNSHIP CLERK  ) 
  ) 
In the presence of: )    
(as to both Township signatures) ) 
 ) 
 ) 
Name: ) 
Address: ) 
Occupation: ) 
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SCHEDULE "A" 
LIST OF BENEFITING PARCELS 

 

Map 
ID 

Parcel 
Identifier 

Civic Address Legal Description 
Net Dev. 
Area (ha) 

1 012-431-893 20450 36 AVE LT 8, SEC 26, TWP 7, NWD, PL NWP1967 3.84 

2 001-511-807 3497 205 ST LT 9, SEC 26, TWP 7, NWD, PL NWP1967 3.56 

3 012-431-915 3437 205 ST SEC 26, TWP 7, NWD, PL NWP1967 0.60 

4 007-413-955 20550 36 AVE LT 17, SEC 26, TWP 7, NWD, PL NWP36877 0.96 

5 007-413-963 3576 205 ST LT 18, SEC 26, TWP 7, NWD, PL NWP36877 0.96 

6 012-431-869 3492 205 ST LT 6, SEC 26, TWP 7, NWD, PL NWP1967 3.84 

7 002-377-730 3438 205 ST LT 1, SEC 26, TWP 7, NWD, PL NWP70250 0.81 

8 005-670-730 3305 208 ST LT 1, SEC 26, TWP 7, NWD, PL NWP58752 0.87 

9 009-309-357 3337 208 ST LT 13, SEC 26, TWP 7, NWD, PL NWP23144 0.87 

10 004-389-298 3361 208 ST LT 12, SEC 26, TWP 7, NWD, PL NWP21872 0.96 

11 010-589-171 3381 208 ST LT 11, SEC 26, TWP 7, NWD, PL NWP21872 0.96 

12 014-421-909  

LT 2, SEC 26, TWP 7, NWD, PL NWP1967, EXCPTPLN 
EPP99423, LSLCNCNMBR 243274, 

LNDBRNCHFLNMBR 2405468 & LT 3, SEC 26, TWP 7, 
NWD, PL NWP1967, EXCPTPLN EPP99423, 

LSLCNCNMBR 243274, LNDBRNCHFLNMBR 2405468 & 

LT 4, SEC 26, TWP 7, NWD, PL NWP1967, PRTN W 1/2 

0.00 
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Map 
ID 

Parcel 
Identifier 

Civic Address Legal Description 
Net Dev. 
Area (ha) 

13 014-421-895 20708 36 AVE 

LT 1, SEC 26, TWP 7, NWD, PL NWP1967, EXCPTPLN 

EPP99423, LSLCNCNMBR 243274, 
LNDBRNCHFLNMBR 2405468 

0.00 

14 028-347-625 20620 36 AVE LT 2, SEC 26, TWP 7, NWD, PL BCP46288 0.00 

15 028-347-617 20596 36 AVE LT 1, SEC 26, TWP 7, NWD, PL BCP46288 0.00 

16 002-377-748 3400 205 ST LT 2, SEC 26, TWP 7, NWD, PL NWP70250 1.41 

17 002-058-502 20820 36 AVE LT 1, SEC 25, TWP 7, NWD, PL NWP11397 0.40 

18 009-522-212 20844 36 AVE LT 2, SEC 25, TWP 7, NWD, PL NWP11397 0.40 

19 009-522-221 20872 36 AVE SEC 25, TWP 7, NWD, PL NWP11397 0.20 

20 009-522-247 20890 36 AVE LT 3, SEC 25, TWP 7, NWD, PL NWP11397 0.20 

21 009-522-255 20922 36 AVE LT 4, SEC 25, TWP 7, NWD, PL NWP11397 0.40 

22 006-747-396 20932 36 AVE LT 15, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

23 006-747-400 20958 36 AVE LT 16, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

24 006-747-418 20972 36 AVE LT 17, SEC 25, TWP 7, NWD, PL NWP32541 0.85 

25 005-828-163 3548 208 ST LT 1, SEC 25, TWP 7, NWD, PL NWP59888 1.12 

26 005-828-198 3530 208 ST LT 2, SEC 25, TWP 7, NWD, PL NWP59888 1.12 

27 013-299-026 3502 208 ST LT A, SEC 25, TWP 7, NWD, PL NWP80733 1.11 
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Map 
ID 

Parcel 
Identifier 

Civic Address Legal Description 
Net Dev. 
Area (ha) 

28 013-299-034 3474 208 ST LT B, SEC 25, TWP 7, NWD, PL NWP80733 1.11 

29 003-142-612 3430 208 ST LT 9, SEC 25, TWP 7, NWD, PL NWP22596 2.24 

30 009-261-923 3424 208 ST LT 10, SEC 25, TWP 7, NWD, PL NWP22596 2.24 

31 009-522-263 3354 208 ST LT 6, SEC 25, TWP 7, NWD, PL NWP11397 1.55 

32 012-746-657 210 ST LT 2, SEC 25, TWP 7, NWD, PL NWP2542 5.53 

33 005-670-764 3307 208 ST LT 2, SEC 26, TWP 7, NWD, PL NWP58752 0.12 

34 006-712-584 3308 208 ST LT 13, SEC 25, TWP 7, NWD, PL NWP32009 1.07 

35 006-707-203 20875 32B AVE LT 14, SEC 25, TWP 7, NWD, PL NWP32009 1.01 

36 010-606-327 20889 32B AVE LT C, SEC 25, TWP 7, NWD, PL NWP21965 0.78 

37 003-252-647 20917 32B AVE LT 18, SEC 25, TWP 7, NWD, PL NWP34557 0.87 

38 003-252-337 20943 32B AVE LT 19, SEC 25, TWP 7, NWD, PL NWP34557 0.87 

39 007-071-795 20999 32B AVE LT 20, SEC 25, TWP 7, NWD, PL NWP34557 1.00 
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SCHEDULE "B" 
MAP OF BENEFITING AREA 
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SCHEDULE "C" 
DESCRIPTION OF THE WORKS 

 
 Approximately 438 linear metres of 250 mm diameter sanitary sewer trunk main;  

 Approximately 411 linear metres of 300 mm diameter sanitary sewer trunk main;  

 Approximately 1374 linear metres of 375 mm diameter sanitary sewer trunk main; and  

 Approximately 400 linear metres of 450 mm diameter sanitary sewer trunk main and 
related appurtenances. 
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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 30 day of May , 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 30 day of May , 2022 

ADOPTED the   day of  , 2022 

 
 
 
 

 
 
Mayor 

 
 

 
 

Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2020 NO. 5555 

AMENDMENT BYLAW NO. 5770 
 

 

EXPLANATORY NOTE 
 
Bylaw No. 5770 amends Langley Development Cost Charges Bylaw 2020 No. 5555 by 
revising the Highway DCC Program to include components of the 232 Street Interchange 
and Glover Road Overpass to the DCC program, and to amend the Highway DCC rates. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2020 NO. 5555 

AMENDMENT BYLAW NO. 5770 
 
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 Development Cost Charges 

Bylaw 2020 No. 5555 Amendment Bylaw No. 5770”. 
 
2. The “Langley Development Cost Charges Bylaw 2020 No. 5555” is amended by: 
 

a. Replacing the Roads column in Schedule A Residential Development Cost 
Charges as follows: 
 

Type of Development Unit Road 
Residential 1 du $17,617.58 
Residential 2 du $17,177.14 
Residential 3 du $14,974.94 
Residential 4 du $13,213.18 

 
b. Replacing the Roads column in Schedule B Commercial and Institutional 

Development Cost Charges as follows: 
 

Type of Development Unit Road 
Commercial 1 m2 $88.09 
Commercial 2 m2 $68.71 
Commercial 3 m2 $31.71 
Institutional m2 $42.28 

 
c. Replacing the Roads column in Schedule C Industrial Development Cost Charges 

as follows: 
 

Type of Development Unit Road 
Industrial m2 $13.66 

 
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 

RECEIVED THE APPROVAL OF THE 
MINISTRY OF MUNICIPAL AFFAIRS 
AND HOUSING the 

30 day of May , 2022 

ADOPTED the   day of  , 2022 

 
  

Mayor 
  

Township Clerk 
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From: communications@highschooltoo.ca <communications@highschooltoo.ca>  
Sent: Wednesday, June 08, 2022 7:05 AM 
To: MayorCouncil <mayorcouncil@tol.ca> 
Subject: [EXTERNAL] STUDENTS ARE CALLING FOR A CONSENT AWARENESS WEEK 
 
Dear Mayor Froese,  
 
My name is Carolyn Bridgeman, and I am a member of High School Too, a network of high 
school and university students from across Canada working to address sexual violence in our 
schools. High School Too advocates for policy, protocol, and education change so all high 
schools can be places where consent comes first. Our work has been highlighted and 
celebrated in the Toronto Star, CBC, and CTV. 
 
In April, we launched our 10-part platform to prevent and address sexual violence in high 
school. Today, we are writing to you to ask for your support in declaring National Consent 
Awareness Week during the third week of September 19 - 23rd. 
 
Sexual violence against high school students is not just rumours or school drama. It is a 
massive problem in Canada, with 1 in 7 girls saying another student has sexually assaulted 
them. While we applaud the attention and resources that have been placed on sexual violence 
in colleges and universities in recent years, the same attention is vitally needed for high schools. 
The research shows that 15% of girls and 9% of boys between the ages of 14 to 21 identified 
that they have had a sexual act forced upon them by a peer, including oral sex or being forced 
to touch someone sexually (Taylor et al., 2019). Moreover, in a school climate survey, many 
2SLGBTQIA+ students (58%) identified being sexually harassed in the past year and 13% 
reported that this harassment occurred often or frequently (Kosciw et al., 2020). 
Most importantly, only 28% of Canadians fully understand giving consent (Canadian Women’s 
Foundation). It is evident from these statistics that there is not enough prevention, support and 
response regarding sexual violence and harassment for high school students across Canada. 
Given the current circumstances, leaders like yourselves must address the concerns of high 
school students and their supporters across Canada regarding sexual violence support and 
education in high schools.   
 
One of the key ways to address this substantial public health issue is to promote understanding 
of consent in all interactions. The inaugural Consent Awareness Week would allow students, 
employees, and families to engage in education initiatives to understand and navigate 
conversations around boundaries and empathize in all relationships with our friends, family, and 
community members. We call for a week of learning that fosters a culture of consent in schools 
through programming, events, and discussions involving faculty, staff, consent education 
experts, and students. This will be a time to apply, engage, and educate students on consent, 
student rights, and the school’s sexual violence policies. As Mayor of Township of Langley, we 
are asking you to declare Consent Awareness Week and support High School Too in our efforts 
to advocate for Consent education  
 
We chose the third week of September in recognition that those first six weeks of school are 
called the Red Zone, a time when there is an increase in sexual assault in schools. 
Implementing the National Consent Awareness Week includes grade assemblies, in-class 
workshops, embedded class activities, and after-school presentations on sexual violence and 
consent for non-student participants (e.g., parents, guardians).  
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Students deserve a safe, inclusive, and accepting school environment to flourish their learning, 
well-being, and growth. We need adult allies like you to affirm our right to be safe, and declaring 
the third week of September Consent Awareness Week is one fundamental way to do this. We 
want to work with you so that all schools, including high schools too can be places where 
consent comes first.  
 

Most Sincerely, 
Carolyn Bridgeman 
High School Too  
https://www.highschooltoo.ca/ 
communications@highschooltoo.ca 
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TREE PROTECTION ADVISORY COMMITTEE 
 

May 24, 2022 at 7:00pm 
via Zoom 

 
 

MINUTES 

 
Present:   
A. Stewart, Community Co-Chair 
P. Arnason, Council Co-Chair 
B. Whitmarsh, Council Co-Chair  
K. Richter, Councillor  
 
C. Bishop, J. Evanochko, C. Grey, A. Neufeld, H. Sakurai, and J. Turner 
 
Staff: 
T. Buckner, Manager, Parks Operations 
J. Chu, Manager, Community and Policy Planning 
E. Fong, Superintendent, Trees, Trails, Horticulture, and Natural Areas  
R. Nelson, Senior Planner, Community and Policy Planning  
K. Stepto, Recording Secretary 

 

 A. APPROVAL AND RECEIPT OF AGENDA ITEMS 

    
  1. Tree Protection Advisory Committee – May 24, 2022 

 
Moved by H. Sakurai, 
Seconded by J. Turner,  
That the Tree Protection Advisory Committee approve the agenda and receive 
the agenda items of the May 24, 2022 meeting. 
CARRIED  

 

 B. ADOPTION OF MINUTES 

    
  1. Tree Protection Advisory Committee – April 26, 2022 

 
Moved by C. Grey,  
Seconded by H. Sakurai,  
That the Tree Protection Advisory Committee adopt the minutes of the April 26, 
2022 meeting.  
CARRIED  

 

 C. DELEGATIONS AND PRESENTATIONS 
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 D. REPORTS 

    
 

 E. CORRESPONDENCE 

 

 F. WORK PROGRAM 

    
 

 G. COUNCIL REFERRALS 

   
  1. Review of Booth, Fernridge and Rinn Neighbourhood Plans 

 
TPAC reviewed the draft summary statements and motions that staff presented 
based on initial feedback received from committee members. Each motion was 
discussed, and members were given the opportunity to suggest amendments as 
well as provide additional motions. The summary statements and motions are 
presented below. 
 
Motion A: Overall Natural Environment Planning Approach 
Most TPAC members affirmed that they were “pleased” and “very impressed” with 
the overall framework of the Neighbourhood Plans in terms of tree preservation. 
 
Moved by C. Grey,  
Seconded by A. Neufeld,  
That TPAC support the overall natural environment planning approach for the 
Booth, Fernridge and Rinn Neighbourhood Plans, specifically Neighbourhood 
Character Goal #1 – Plan For and With Nature – and the key strategy to establish 
a Neighbourhood Green Infrastructure Network, including the creation of Nature 
Conservation Areas (NCAs – 26% preservation space for the environment), as 
recommended by the Environmental Assessment.   
CARRIED 
 
Motion B: Neighbourhood Green Infrastructure Network 
Most TPAC members suggested increased clarity in the Plans regarding the 
Neighbourhood Green Infrastructure Network strategy and its purpose. 
 
Moved by C. Grey,  
Seconded by C. Bishop,  
That TPAC recommend strengthening the context, purpose description, and 
policy language for the Neighbourhood Green Infrastructure Network strategy, 
including: 

• Relate policy language directly to the Climate Action strategy and the 
Community Forest Management Strategy (overall and throughout); 

• Provide scientific (and defensible) rationale for 26%; 

• Provide measurable indicators that plan checkers can review for; and 

• Provide scientific oversight by Registered Biologist.  
CARRIED 
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 G. COUNCIL REFERRALS 

   
Motion C: Connectivity between Nature Conservation Areas 
Most TPAC Members indicated that policy measures regarding connectivity 
between nature conservation areas was limited and required improvement. 
 
Moved by C. Grey,  
Seconded by J. Evanochko,   
That TPAC recommend strengthening the policy language in relation to Nature 
Conservation Areas (NCAs) and their connectivity to other NCAs and green 
features of the Neighbourhood Green Infrastructure Network, as well as 
avoidance of dividing or separating mature intact forested areas, including:  

• Define connectivity in terms of biological function for known resident native 
species; and 

• Provide Environmental Assessment maps (Assessed Habitat Type, 
Aquatic Habitat, Watercourse Classification, Assessed Habitat Quality, 
Valued Habitat, Environmentally Sensitive Areas), and Canopy mapping 
from the CFMS, in each document as a preliminary framework for 
developer information and developer/staff project consultation.  

CARRIED  
 
Motion D: Protected Trees Beyond NCAs 
Most TPAC members recommended that further guidance on the retention of 
existing mature trees in building portions of development sites is needed. 
 
Moved by C. Grey,  
Seconded by A. Neufeld,  
That TPAC recommend strengthening the policy language in relation to the 
preservation of protected trees outside of the Nature Conservation Areas and 
within land development areas (built environment areas), including: 

• Review and update Schedule I of the Subdivision and Development 
Servicing Bylaw (to standards within the Tree Protection Bylaw); and 

• Define and set goals for diverse age tree stands with appropriate species 
composition for retention, given likely built form impacts on tree health 
(e.g. heat island effects and other negative aspects of climate change) 
and/or need for native habitat succession. 

CARRIED  
 
Motion E: Maintenance and Stewardship 
Most TPAC Members recommended that further guidance is necessary regarding 
maintenance and stewardship responsibilities for natural environment spaces – 
e.g., NCAs – established through implementation of these Plans. 
 
Moved by C. Grey,  
Seconded by A. Neufeld,  
That TPAC recommend strengthening the policy language regarding the 
Township’s active role in the ongoing maintenance and stewardship of Nature 
Conservation Areas that are established through development. This would include 
the establishment of a Township active management program that includes 
regular, minimum bi-annual assessment (and funding options to support) on both 
NCAs that are dedicated to the Township, which is preferred, AND those 
protected through Restricted Nature Areas Covenants, that include Township 
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 G. COUNCIL REFERRALS 

   
approved maintenance and stewardship plans, that are registered on Land Title 
AND that a definition of NCA to be included in the Tree Protection Bylaw and 
Subdivision and Servicing Bylaw. 
CARRIED  
 
Motion F: Restorations Measures for Aquatic Environments  
Most TPAC members recommended that further guidance is needed on 
restoration measures associated with aquatic environments to improve tree 
canopy cover. 
 
Moved by C. Grey,  
Seconded by C. Bishop,  
To further protect riparian areas, TPAC supports strengthening the policy 
language to require minimum 30% tree canopy adjacent to aquatic environments 
and incorporate diverse, multi-layered landscaping between public trails (e.g., 
creek greenways) and said riparian spaces. The required tree canopy should 
have diverse age and species tree composition with diverse, healthy species 
(non-invasive alien) understory layers. 
CARRIED   

 
MEETING EXTENDED 
Moved by C. Grey, 
Seconded by A. Neufeld, 
That the meeting be extended to 9:30pm. 
CARRIED 
 
The agenda order was varied. 
 

 H. OTHER BUSINESS AND ITEMS FOR INFORMATION 

    
  1. Horne Pit Discussion 

 
COUNCIL 
Moved by C. Grey,  
Seconded by C. Bishop,  
That TPAC recommends that Council direct staff to organize a site visit to Horne 
Pit for Council and TPAC when mutually convenient. 
CARRIED  
 

  2. Tree Protection Bylaw – Operational Update 
 
E. Fong provided an update on Tree Permit activity since the amended bylaw was 
approved in July 2021. 

 
The agenda order then resumed.  
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 G. COUNCIL REFERRALS 

   
  1. Review of Booth, Fernridge and Rinn Neighbourhood Plans 

 
Motion G: 3-30-300 Rule 
Some TPAC members recommended the inclusion of the Community Forest 
Management Strategy’s 3-30-300 Rule into the neighbourhood plans. 
 
Moved by C. Grey,   
Seconded by A. Neufeld, 
That TPAC recommend the addition of the 3-30-300 Rule which states, at a 
minimum, that every resident should be able to see at least 3 trees from their 
home; every neighbourhood should have a 30 percent tree canopy cover; and 
every resident in a neighbourhood should be within 300 metres of a public park or 
green space. 
CARRIED  
 

 MEETING EXTENDED 
Moved by C. Grey, 
Seconded by C, Bishop, 
That the meeting be extended to 10:00pm.  
CARRIED  
 

   Motion H: Little Campbell Wetland and Little Campbell River 
In the Fernridge Neighbourhood, the lands surrounding the biologically significant 
Little Campbell Wetland and Little Campbell River (also known as the Tata’lu) 
habitats are proposed for single family development. These habitats would 
receive far larger community benefits if they were restored, with an emphasis on 
increasing tree canopy and connectivity to surrounding green spaces. 
 
Moved by C. Grey,  
Seconded by C. Bishop, 
That TPAC recommend that the Township-owned lands immediately surrounding 
the Little Campbell Wetlands and Little Campbell River (formerly known as Horne 
Pit) be removed from housing and established as a forested habitat with public 
trail access on the upper reaches while maintaining the integrity of these areas as 
sensitive habitats at the lower elevation.  
CARRIED 
 
A. Neufeld and A. Stewart opposed. 
J. Turner abstained. 
 
Motion I: Conceptual Names for Tree Planting Areas 

At numerous places in the Plans, proposed tree planting area designations are 
termed: “tiny forests” or “forested courtyards”, etc. The conceptual names present 
considerable technical challenges to achieving such treed landscapes. A varied 
approach to tree planting and establishing new canopy cover, viable for the long 
term, will require specific site analysis and multiple consultant cooperation. 
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 G. COUNCIL REFERRALS 

   
Moved by C. Grey,  
Seconded by A. Neufeld,  
That TPAC recommend that terms describing future treed areas be more 
accurate.  
CARRIED  
 

Motion J: Soil Permeability 
Permeability of ground surfaces directly affects long term tree health and viability, 
through the development and unimpeded growth of Critical Root Zones, for both 
retained and new trees, and tree access to oxygen, water and nutrients. 
 
Moved by C. Grey, 
Seconded by C. Bishop, 
That TPAC recommend that permeability be given more emphasis in the Plans. 
CARRIED 

 
Motion K: Climate Change and Species Migration 

Landscaping sections of the Plans detail layered plantings with emphasis on 
native conifers. While native trees meet habitat needs, they would not likely meet 
the demands of climate extremes. Species migration research may suggest a 
different approach. Different site demands may mean that drought tolerant non-
native trees, in some situations, pose the best possibility for long term tree 
canopy. 
 

Moved by C. Grey, 
Seconded by J. Evanochko, 

That TPAC recommend that more flexibility be provided for site specific species 
selection. 
CARRIED 

 
Motion L: Parks and Recreation Master Plan Update 

Some TPAC members pointed out that the Parks and Recreation Master Plan 
(2002) might be updated in consideration of the Climate Action Strategy, the 
Community Forest Management Strategy, and with regard to population 
increases and growth pressures in the Township. The existing document states 
that it is a ten-year plan, therefore ten years overdue for updating. 
 

Moved by C. Grey, 
Seconded by A. Neufeld, 
That TPAC recommend that the Township Parks and Recreation Master Plan of 

2002, be updated as soon as feasible. 

CARRIED  

 
Motion M: Biodiversity Strategy 

Much of the discussion of trees in natural areas relates to overall biodiversity 
concepts and goals. Although identified in the Climate Action Strategy as 
important, Council has not yet funded the development of a new biodiversity 
strategy. 
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 G. COUNCIL REFERRALS 

   
COUNCIL 
Moved by C. Grey, 
Seconded by C. Bishop, 
That TPAC recommend that Council fund the development of a Biodiversity 
Strategy at the earliest opportunity. 
CARRIED 
 
Motion N: GeoSource Layer for Nature Conservation Areas 

Moved by H. Sakurai, 
Seconded by C. Bishop, 
That TPAC recommend the creation of a layer in the GeoSource map for areas 
identified as high priority areas which are designated as NCAs for public 
information and inform developers for planning and development. 
CARRIED 

 
Co-Chair Councillor Whitmarsh commended the TPAC members for their advice and guidance 
on three significant projects: preparation (and update) of the Tree Protection Bylaw, 
preparation of the Community Forest Management Strategy (CFMS), evaluation of tree 
protection policies in the Booth, Fernridge and Rinn Neighbourhood Plans. Councillor Arnason 
congratulated the committee on its achievement in the seminal CFMS which would benefit the 
Township for decades to come. Councillor Richter echoed the comments and encouraged the 
committee members to attend the meeting when the minutes of this meeting go Council, as she 
anticipated there would be questions regarding some of these motions. 
 

 I. NEXT MEETING 

    
 

 J. TERMINATE 

    
   Moved by C. Grey,  

That the meeting terminate at 10:03pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
 
_______________________________ 

 
 
 
 
 
_________________________________ 

 Community Representative Co-Chair  Council Representative Co-Chair 
 

K.1

K.1 - Page 7



 

 
 

AGRICULTURAL ADVISORY AND  
ECONOMIC ENHANCEMENT COMMITTEE  

 
Wednesday, May 25, 2022 at 7:00pm 

Langley Regional Airport 
#300, 5385-216 Street 

Langley, BC 

 

M I N U T E S 

 
Present:   
J. Caldarella, Community Co-Chair 
Councillor D. Davis, Council Co-Chair 
 
C. Allison, M. Mann, T. Meyers, A. Smith, and T. Townsley  
 
Guests: 
C. Stewart, Senior Planner, Agriculture and Food Security, Metro Vancouver 
J. Stiver, Division Manager, Regional Land Use Policy, Metro Vancouver 
C. Keyes, Regional Agrologist, B.C. Ministry of Agriculture and Food 
 
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 
 

 A. APPROVAL AND RECEIPT OF AGENDA ITEMS 

    
  1. Agricultural Advisory and Economic Enhancement Committee   -            

May 25, 2022 
 
Moved by T. Townsley,  
Seconded by A. Smith,  
That the Agricultural Advisory and Economic Enhancement Committee approve 
the agenda and receive the agenda items of the May 25, 2022 meeting. 
CARRIED  

 

 B. ADOPTION OF MINUTES 

    
  1. Agricultural Advisory and Economic Enhancement Committee   -           

April 27, 2022 
 
Moved by T. Townsley,  
Seconded by T. Meyers,  
That the Agricultural Advisory and Economic Enhancement Committee adopt the 
Minutes of the April 27, 2022 meeting. 
CARRIED  
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 C. DELEGATIONS AND PRESENTATIONS 

    
  1. Metro Vancouver Climate 2050 Agriculture Roadmap 

 
C. Stewart provided a presentation on the draft Climate 2050 Agriculture 
Roadmap, a 30-year strategy to a carbon neutral, resilient to the impacts of 
climate change agriculture sector.  
 
Changes and impacts affecting agriculture: 
Climate Change: 

• Extreme weather; 

• Water shortages; 

• Fewer pollinators; 

• Drought damage; 

• Soil degradation; and 

• GHG Emissions. 
 
Urban Uses: 

• High land values; 

• Invasive species;  

• Movement restrictions; 

• Illegal dumping; 

• Stormwater runoff; and 

• Non-farm uses.  
 
What is the Agriculture Roadmap? 

• Carries on from Discussion paper 

• Identifies issues and solutions 

• Reflects current knowledge 

• Not a Food System Strategy 

• Guides future work plans 

• Identifies key players.  
 
Vision and Goals: 
Net-zero, resilient agriculture by 2050 

• Contribute to low-carbon future; 

• Clean renewable energy 

• Sustainable, adaptive and resilient; and 

• Long-term food production.  
 
Strategies for Action:  

1. Protect Agricultural Land 
a. Collective effort 

2. Support Farmers as Climate Action leaders 
a. Greenhouses 
b. Soil health 
c. Environmental farm plans 
d. Incentives and pilot studies  

3. Support long-term farm health and resilience 
a. Ecosystems services 
b. Regenerative agriculture 
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 C. DELEGATIONS AND PRESENTATIONS 

    
c. Innovations and technology 

4. Enable long-term investment in agriculture 
a. Financial 
b. Leadership 
c. Support Services 
d. All Government and Industry 

 
Metro Vancouver is requesting feedback on the following questions to help 
shape the final roadmap content: 
 
Questions: 

• What is the most effective means of protecting Agriculture land? 

• How do Ecosystem Services get supported? Expanded? Paid for? 

• How can government contribute to a healthy, sustainable Agriculture 
sector? 

• Is anything missing?  
 

 D. REPORTS 

    
 

 E. CORRESPONDENCE 

    
 

 F. WORK PROGRAM 

    
  1.  Farm Policy and Regulatory Review 

 
The Farm Policy and Regulatory Review working group reported that they further 
discussed getting the relevant information out to farmers regarding zoning bylaws, 
farm uses, the tree bylaw etc.  
 
MOTION 
Moved by T. Townsley,  
Seconded by C. Allison  
That the Farm Policy and Regulatory Review working groups of the AAEEC 
recommends that the 2023 Agricultural Advisory and Economic Enhancement 
Committee consider adding to the workplan community engagement for the 
farming community to address issues identified as per the ongoing work of the 
AAEEC and the Future of Farming Task Force.  
CARRIED  
 

  2. Communications 
 
The Communications working group reported that they spent time discussing the 
most important content to have on the farming/agriculture landing page on the 
website. Some of the suggestions include:  
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 F. WORK PROGRAM 

    

• Bylaws/regulations 

• Business License 

• Circle farm tour 

• Farm gate 

• Water restrictions 

• Community gardens 

• Farmers markets 

• Horses 

• Tree Bylaw 

• Wells 

• New to Farming 

• Helpful links 

• Agricultural Viability Strategy 
 

  3. Farm Tour 
 
M. Gunn reported that 50 people have registered for the Farm Tour on 
Wednesday, June 8 at the Derek Doubleday Arboretum from 12:30 – 3:30pm.  

 

 G. COUNCIL REFERRALS 

   
 

 H. OTHER BUSINESS AND ITEMS FOR INFORMATION 

    
  1. Chamber of Commerce Update 

 
No report.  
 

  2. Farmer’s Institute Update 
 
No report.  
 

  3. BC Government partnership with the Netherlands  
 
V. Gafka reported that the Province of BC and the Netherlands have signed an 
agreement to help further secure British Columbia’s food supply by developing 
agricultural technology opportunities in both jurisdictions.  
  

  4. Canada’s Agricultural Hub – An Economic Impact Analysis of Agriculture in 
Abbotsford 
 
V. Gafka reported that the Abbotsford Chamber of Commerce has released its 
2022 report regarding the economic impact of agriculture in Abbotsford.  
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May 25, 2022 
Agricultural Advisory and Economic Enhancement Minutes  - 5 - 

 

 I. NEXT MEETING 

    
   Date: Wednesday, June 22, 2022 

Location:    Langley Regional Airport 
                    #300, 5385-216 Street 
Time:   7:00 pm 

 

 J. TERMINATE 

    
   Moved by M. Mann,  

That the meeting terminate at 8:56pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
 
_______________________________ 

 
 
 
 
 
_________________________________ 

 Community Representative Co-Chair  Council Representative Co-Chair 
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REPORT TO 

MAYOR AND COUNCIL 

 
 

  

PRESENTED: MAY 30, 2022 - REGULAR MEETING REPORT: 22-54 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-09-0034 
SUBJECT: REZONING APPLICATION NO. 100589 

(INFINITY / 23700 BLOCK OF 56 AVENUE) 
 

PROPOSAL:  

Application to rezone a 43.6 ha (107.8 ac) property 
located in the 23700 Block of 56 Avenue to Suburban 
Residential Zone SR-1 to accommodate a residential 
subdivision consisting of 42 single family lots. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaw 
No. 5782 subject to 10 development prerequisites being 
completed prior to final reading and that staff be 
authorized to proceed with the written submission 
opportunity.  

RATIONALE: 

The proposed development is compatible with the 
objectives of the Rural Plan, and the surrounding area.   
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REZONING APPLICATION NO. 100637 
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RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 
2500 Amendment (Infinity) Bylaw No. 5782 rezoning 43.6 ha (107.8 ac) of land located in 
the 23700 Block of 56 Avenue to Suburban Residential Zone SR-1 to facilitate a residential 
development consisting of 42 single family lots 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. Secure and transfer to the Township a community stormwater management facility to serve 

the catchment area; 

2. Submit geotechnical and hydro-geotechnical reports to confirm the lands are adequate to 
support the proposed land use; 

3. 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; 

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

5. Provision of road dedications, widenings, and necessary traffic improvements in accordance 
with the Township’s Master Transportation Plan and the Subdivision and Development 
Servicing Bylaw; 

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

7. Registration of restrictive covenants: 

a. Identifying the units (minimum 5% single family lots) required to comply with the 
adaptable housing requirements; 

b. Identifying a 30 m wide Streamside Protection and Enhancement Area; 

c. For the retention and maintenance of an Agricultural Land Reserve buffer located along 
the western and northern property lines of the subject site; 

d. Notifying property owners of the proximity of the ALR and of the potential for sound, 
odour, and airborne impact from natural farm activities;  

e. Prohibiting access to 56 Avenue for Lots 40 - 42; 

8. Registration of an exterior design control agreement (informed by a neighbourhood 
character study) ensuring that building design and site development standards are of high 
quality and compatible with other lots and development; 

9. Compliance with the Community Amenity Contributions Policy, plus provision of an 
additional $50,000 contribution for park and trail enhancement in the Tall Timbers area;  

10. Payment of applicable supplemental Rezoning fees, Development Engineering and Green 
Infrastructure Service Administration fees, Development Works Agreement (DWA) and 
Latecomer charges, and compliance with the Township’s 5% Neighbourhood Park Land 
Acquisition Policy; 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. 5782. 
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EXECUTIVE SUMMARY: 

Infinity Properties Ltd. has applied to rezone a 43.6 ha (107.8 ac) property located in the 23700 
Block of 56 Avenue located in the Salmon River Uplands area of the Rural Community Plan 
from Rural Zone RU-1 to Suburban Residential Zone SR-1 to facilitate subdivision of 42 single 
family lots. 
 
The proposal is compatible with the overall objectives of the Rural Plan and the surrounding 
area; with staff recommending that Council consider and approve the rezoning request, subject 
to completion of 10 development prerequisites.   

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5782.  

N.1
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SUBJECT 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
 

RU-1 

SR-1 
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Preliminary Subdivision Plan – SUBMITTED BY APPLICANT  
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REFERENCE: 

Owners: Infinity Properties Ltd.  
A400, 20161 – 86 Avenue 
Langley, BC V2Y 2C1 
 
Benchmark Homes (Tall Timbers) Ltd. 
Benchmark Management Ltd. 
100, 20120 – 84 Avenue 
Langley, BC V2Y 1M8 
 
Homestar Investments Ltd.  
111, 6039 – 196 Street 
Surrey, BC V3S 7X4 
 

Agent:  Infinity Properties Ltd. 
A400, 20161 – 86 Avenue 
Langley, BC V2Y 1M8 

 
Legal Description: 

 
Portion of Lot 9 Except Part Subdivided by Plan 
LMP48318 Section 9 Township 11 New 
Westminster District Plan 78765 

 
Location: 

 
23700 Block of 56 Avenue 

 
Area: 

 
43.6 ha (107.8 ac) 

  
Official Community Plan: 
  
Rural Plan: 

 
Rural 
 
Salmon River Uplands 

 
Existing Zoning: 
 
 
Proposed Zoning: 
 

 
Rural Zone RU-1 and Suburban Residential Zone 
SR-1 
 
Suburban Residential Zone SR-1 

Agricultural Land Reserve: Development area not in ALR 

BACKGROUND / HISTORY: 

The subject property is within the Salmon River Uplands. Tall Timber Estates (directly southeast 
of the subject site) was excluded from the ALR in 1977 and subdivided in 1979 and 1983 
creating 76 single family lots. It is regulated by Land Use Contract 93C with underlying 
Suburban Residential SR-1 zoning.  
 
The proposed development site was excluded from the ALR in 1986. The subject site was 
included as part of a previous rezoning application advanced to Council on November 17, 1986 
(Rezoning Bylaw No. 2502) proposing to rezone and subdivide the site and the property to the 
southeast into 183 single family lots with a 1,340 m2 (0.33 ac) minimum lot size. 
 
Based on the information provided in the November 17, 1986 Report to Council, development in 
the Salmon River Uplands was based on a ‘one acre gross density’ with minimum lot size of 
3,716 m2 (0.92 ac) as per the Subdivision and Development Control Bylaw at that time.  

N.1
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On March 16, 1987 the former rezoning proposal was revised to achieve a ‘3,716 m2 (0.92 ac) 
gross density’ by adjusting the proposal to accommodate 273 lots (81 of which were proposed 
on the subject site as indicated on the map included below in this report) with a minimum lot 
size of 1,200 m2 (0.29 ac). The proposal included park and open space as shown in area 4. 
 
Council granted first and second readings to Rezoning Bylaw No. 2502 on April 6, 1987, and 
denied third reading on June 1, 1987. 
 

 
 

MARCH 16, 1987 PROPOSED LAYOUT 

 

 

SUBJECT 
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DISCUSSION / ANALYSIS: 

Infinity Properties Ltd. has applied to rezone the Rural Zone RU-1 portion of the property to 
Suburban Residential Zone SR-1 to accommodate subdivision of 42 single family lots.  

Adjacent Uses: 

North: Salmon River, beyond which are single family lots zoned Suburban Residential 
Zone SR-1, designated Salmon River Uplands in the Rural Plan and not located 
within the ALR; 

South: 56 Avenue, beyond which are single family lots zoned Suburban Residential Zone 
SR-1, designated Salmon River Uplands in the Rural Plan and located within the 
ALR;  

East:  A residential subdivision (Tall Timber Estates) accommodating single family lots, 
regulated by Land Use Contract 93C, zoned Suburban Residential Zone SR-1, 
designated Salmon River Uplands in the Rural Plan and not located within the 
ALR; 

West: Former Tall Timbers Golf Course, zoned Rural Zone RU-10, designated 
Agriculture / Countryside in the Rural Plan and located within the ALR; 

Policy Review: 

Official Community Plan: 

The Official Community Plan (OCP) designates the subject property as Rural; a designation 
primarily intended to maintain the existing rural character of the area as identified in the below 
excerpt: 
 

2.2.6. Areas designated as Rural are intended to maintain the existing rural residential 
character of the area. Rural residential development and agricultural uses are 
permitted in conformity with the provisions of the Rural Plan and the Zoning Bylaw, 
unless otherwise approved by the Agricultural Land Commission. Development at 
gross densities based on the current Zoning Bylaw is permitted within the Salmon 
River Uplands area as defined in the Rural Plan, subject to the approval of the 
Agricultural Land Commission where applicable. 

 
The OCP goes on to identify the need for further policy development to guide land use in the 
Salmon River Uplands as illustrated below: 

 
2.2.9. Consider undertaking more detailed plans to provide a vision and appropriate 

policies for the Salmon River Uplands and Fraser Highway corridor areas. 

Metro Vancouver Regional Growth Strategy: 

The Metro Vancouver Regional Growth Strategy (RGS) designates the subject property as 
Rural as per the below excerpt: 
 

Rural areas are intended to protect the existing character of rural communities, 
landscapes and environmental qualities. Land uses include low density residential 
development, small scale commercial, industrial, and institutional uses, and 
agricultural uses that do not require the provision of urban services such as sewer or 
transit. Rural areas are not intended as future urban development areas, and 
generally will not have access to regional sewer services. 
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Rural Plan: 

The subject property is designated Salmon River Uplands in the Rural Plan, a designation 
intended to preserve the rural character of the area. Like the OCP, the Rural Plan identifies the 
need for a future detailed land use plan to guide growth in the neighbourhood as per the below 
excerpt: 

5.7.1 The Salmon River Uplands shall be maintained for rural residential and agricultural 
uses. A more detailed plan will be prepared setting out policies for future growth, 
subdivision and agriculture in this area. 

Salmon River Uplands 

At its meeting of October 18, 2021, Council received a Salmon River Uplands – Rural Plan 
Amendments report for information that included a Preliminary Draft Planning Framework to set 
out policies and identify prerequisites that must be addressed by proponents in the Salmon 
River Uplands area of the Rural Plan. The Framework is composed of six categories that 
include: Climate Action, Stormwater Management, Ecological Protection, Trail Connectivity and 
Greenway Amenity, Water Servicing, and Protection of the Rural Character. The proponent has 
provided a response to how the project is addressing the six categories and it is included as 
Attachment C.  
 
The proposed Suburban Residential SR-1 zoning with a 0.37 ha (0.92 ac) minimum lot size is 
consistent with the above noted policy context from the OCP, RGS, Rural Plan, and Salmon 
River Uplands Planning Framework. 

Density: 

The subject site is approximately 43.6 ha (107.8 ac) in size. The applicant proposes to 
subdivide the property into 42 single family lots with a minimum lot size of 3,716 m2 (0.92 ac) 
(as accommodated by the proposed SR-1 zoning). The proposed gross density equates to 1.03 
units per hectare (0.39 units per acre). 

Zoning Amendment: 

The property is split zoned Rural Zone RU-1 and Suburban Residential Zone SR-1. Bylaw No. 
5782 proposes to rezone the Rural Zone RU-1 portion of the property to Suburban Residential 
Zone SR-1. 

Subdivision: 

The preliminary subdivision plan submitted in support of the rezoning application proposes 42 
single family lots and establishes a legal boundary with the portion of the property located in the 
ALR. Of the 42 proposed lots, one will have frontage on 56 Avenue (accessed from 237A 
Street), the remaining 41 proposed lots will have frontages on new local roads dedicated as part 
of this development. Access to all of the lots will be available via a new local road (236 Avenue 
alignment) connecting to 56 Avenue and the existing 60 Avenue road stub provided within the 
existing Tall Timber Estates development to the east. 
 
The portion of proposed new road that connects to 56 Avenue located on the neighbouring 
property to the west (23527 – 56 Avenue) is within the Agricultural Land Reserve. An approval 
from the Provincial Agricultural Land Commission was previously obtained by the applicant to 
provide access to the subject site (see Attachment D). All lot sizes are proposed to be a 
minimum of 3,716 m2 (0.92 ac) consistent with the Suburban Residential SR-1 zone. 
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An exterior design control agreement is a prerequisite to final reading of Bylaw No. 5782.  
Details of the subdivision will be addressed at the subdivision stage pursuant to the 
requirements of the Subdivision and Development Servicing Bylaw.    

Community Amenity Contributions: 

Staff note that the Community Amenity Contributions (CAC) Policy is applicable for the subject 
residential rezoning application. The policy specifies target contribution amounts based on unit 
types. The applicant has reviewed the policy and has agreed to provide the current target 
contribution amounts specific to this development which are $6,808 per single family lot for a 
total of $285,936. Additionally, the proponent has proposed to provide an additional $50,000 for 
future park and trail development in the Tall Timbers area.  

Public Information Meeting: 

In accordance with Policy 07-164, the applicant hosted a Public Information Meeting on March 
9, 2022. In total 126 notices were sent out. The summary of the Public Information Meeting, 
including comments with regards to revisions made to respond to public input is included as 
Attachment B to this report. 

Adaptable Housing: 

In accordance with Section 3.1.9 of the Township’s Official Community Plan, a minimum of 5% 
of the units in the development shall provide adaptable housing. Council has chosen to 
implement this provision through the adoption and implementation of the Adaptable Housing 
Requirements in Schedule 2 of the Official Community Plan. In total, two adaptable units are 
required in the development in compliance with the Official Community Plan.  

Tree Protection / Replacement: 

The tree management plan submitted by the applicant indicates that 10,600 significant trees 
exist on the developable portion of the subject site with 5,630 proposed for retention.  

 
Staff note that an additional 10,399 trees located within the Streamside Protection and 
Enhancement Area are to be retained subject to detailed design. Additionally, approximately 
180 street trees are required along the road frontages.  

 
In accordance with the Township’s Subdivision and Development Servicing Bylaw 
(Schedule I - Tree Protection), no replacement trees are required. Individual landscape plans 
will include additional trees on the proposed lots as part of the exterior design control plans. 
Post development approximately 5,810 trees will be in place on the subject site. Final tree 
retention, protection, and replacement plans are subject to the final acceptance of the 
Township. This requirement has been included in the list of development prerequisites to be 
completed prior to final reading of the rezoning bylaw. 

Landscape: 

A buffer is proposed along the western property line in accordance with the Ministry of 
Agriculture guidelines to provide a buffer to the adjacent properties in the ALR. The buffer 
consists of a retained mature stand of conifer trees, that will be supplemented with evergreen 
and deciduous shrubs. A split rail fence will separate the ALR buffer from the proposed 
residential yards. The provision of the buffer and registration of a restrictive covenant are noted 
as a condition of rezoning. 

N.1

N.1 - Page 13



REZONING APPLICATION NO. 100637 
(INFINITY / 23700 BLOCK OF 56 AVENUE)  
Page 14 . . . 

 
Servicing: 

Prior to final reading the applicant will be required to enter into a Servicing Agreement to secure 
servicing works such as road works, a stormwater detention facility for the catchment area, a  
 
stormwater management plan, and utility upgrades and/or extensions in accordance with the 
Subdivision and Development Servicing Bylaw to the acceptance of the Township. A stormwater 
management facility is proposed to be provided by the applicant as shown on the site plan.  
 
Extension of municipal water will be required in order to meet the site’s Service Level 3 – 
Special Urban designation. The applicant will also be required to provide erosion and sediment 
control measures in accordance with the Erosion and Sediment Control Bylaw, to the 
acceptance of the Township.   

Environmental Considerations: 

The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats, and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
the 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. 
 
The Salmon River, a red-coded watercourse, crosses through the northern portion of the 
property. Additional red coded watercourses exist on the southern portion of the property. 
Consistent with Schedule 3 of the OCP a 30 m wide restrictive covenant is proposed to be 
applied to the lands from top-of-bank of the watercourse. Registration of the restrictive covenant 
is listed as a condition of development of this report.  

School Sites: 

School District 35 has provided comments (Attachment A) and anticipates that the overall 
development will generate approximately 24 new students for Peterson Road Elementary 
(located approximately 2.1 km south of the site) and 12 new students for D.W. Poppy 
Secondary School (located approximately 900 m south of the site). 

Parks: 

Brown Park, which is equipped with playing fields, is located in the 5100 block of 240 Street 
(approximately 1 km to the south of the subject site).  

Transit: 

Transit service is currently provided along Fraser Highway (approximately 3.3 km from the 
subject site) via the 503 bus. 

Policy Considerations: 

The proposed rezoning will facilitate subdivision of the existing property into 42 single family 
lots. The proposed rezoning is compatible with the objectives of the Official Community Plan,  
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Rural Plan, Salmon River Uplands Planning Framework, and Metro Vancouver Regional Growth 
Strategy and with the proposed Suburban Residential SR-1 zoning. Staff recommend that 
Council give first and second reading to Bylaw No. 5782 subject to 10 development 
prerequisites and authorize staff to schedule the written submission opportunity. 
 
 
Respectfully submitted, 
 
 
Colin Moore 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 

ATTACHMENT A School District Comments 

ATTACHMENT B Public Information Meeting Summary 

ATTACHMENT C Planning Framework Response (provided by proponent) 

ATTACHMENT D ALC Approval for Road on Adjacent Property  
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 20 April 2022 

Colin Moore 
Senior Development Planner 
Township of Langley 
20338 65 Avenue 
Langley, BC   V2Y 3J1 

Re: Development Application Project 11-09-0034 / Benchmark/Homestar/Infinity  

CIVIC: 23700 Block of 56 Avenue  

LEGAL: Lot 9 Except Part Subdivided by Plan LMP48318 Section 9 Township 11 NWD  
Plan 78765  

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

Single Family Units 42 24 12 

Given the current school catchments this development would impact Peterson Road 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 

ATTACHMENT A
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APPENDIX III: 
_____________________________________________________________________________________

PPublic Information Meeting Postcard 
Mailout 
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Agricultural Land Commission 
201 – 4940 Canada Way 
Burnaby, British Columbia V5G 4K6 
Tel:  604 660-7000 
Fax:  604 660-7033 
www.alc.gov.bc.ca 

Page 1 of 1 

August 6, 2019 
ALC File: 58929 

Josh Turner 
Infinity Properties Ltd. 
DELIVERED ELECTRONICALLY 

Dear Josh Turner: 

Re:  Application 58929 to construct a road in the Agricultural Land Reserve 

Please find attached the Reasons for Decision of the South Coast Panel for the above noted 
application (Resolution #275/2019). As agent, it is your responsibility to notify the applicant(s) 
accordingly.  

Review of Decisions by the Chair 

Under section 33.1 of the Agricultural Land Commission Act (ALCA), the Chair of the 
Agricultural Land Commission (the “Commission”) has 60 days to review this decision and 
determine if it should be reconsidered by the Executive Committee in accordance with the 
ALCA. You will be notified in writing if the Chair directs the reconsideration of this decision. The 
Commission therefore advises that you consider this 60 day review period prior to acting upon 
this decision.  

Request for Reconsideration of a Decision 

Under section 33(1) of the ALCA, a person affected by a decision (e.g. the applicant) may 
submit a request for reconsideration. The request must be received within one (1) year from the 
date of this decision’s release. For more information, refer to ALC Policy P-08: Request for 
Reconsideration available on the Commission website. 

Please direct further correspondence with respect to this application to Kelsey-Rae Russell at 
ALC.SouthCoast@gov.bc.ca. 

Yours truly, 

Kelsey-Rae Russell, Land Use Planner 

Enclosures: Reasons for Decision (Resolution #275/2019) 
Schedule A: Decision Map 

CC: Township of Langley 

ATTACHMENT D
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AGRICULTURAL LAND COMMISSION FILE 58929 

REASONS FOR DECISION OF THE SOUTH COAST PANEL 
 

Transportation Application Submitted Under s. 6 of the Agricultural Land Reserve General 
Regulation   

 
 

Applicants: Wayne Lindberg 

Marlene Lindberg 

 

Agent: Josh Turner, Infinity Properties Ltd. 

 

Property: Parcel Identifier: 009-722-149 

Legal Description: Lot 1 Section 9 Township 11 

New Westminster District Plan 12662 

Civic: 23235 56 Ave, Langley, BC 

Area: 16.6 ha 

 

Panel:  Ione Smith, South Coast Panel Chair 

Susan Gimse 

Satwinder Bains 
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ALC File 58929 Reasons for Decision 

 

Page 2 of 6 
 

OVERVIEW 

 

[1] The Property is located within the Agricultural Land Reserve (ALR) as defined in s. 1 of the 

Agricultural Land Commission Act (ALCA).  

 

[2] Pursuant to s. 6 of the Agricultural Land Reserve General Regulation (the "Regulation), the 

Applicants are applying to the Agricultural Land Commission (the “Commission”) to construct 

a 0.5 ha access road to provide access to a future development site outside of the ALR (the 

“Proposal”). 

 

[3] The issue the Panel considered is whether the Proposal will impact the agricultural utility 

of the Property. 

 

[4] The Proposal was considered in the context of the purposes of the Commission set out 

in s. 6 of the ALCA. These purposes are: 

(a)  to preserve the agricultural land reserve;  

(b)  to encourage farming of land within the agricultural land reserve in collaboration 

with other communities of interest; and,  

(c)  to encourage local governments, first nations, the government and its agents to 

enable and accommodate farm use of land within the agricultural land reserve 

and uses compatible with agriculture in their plans, bylaws and policies. 

 

EVIDENTIARY RECORD 

 

[5] The Proposal along with related documentation from the Applicants, Agent, local 

government, third parties, and Commission is collectively referred to as the “Application”. All 

documentation in the Application was disclosed to the Agent in advance of this decision. 

 

BACKGROUND 

 

[6] The Property is currently used as a golf course. The Applicant proposes to dedicate and 

construct a road over an area of the Property (0.5 ha) which is currently used as the golf 
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course’s parking lot. The purpose of the Proposal is to provide safe access to a nearby 

subdivision outside of the ALR. 

 

EVIDENCE AND FINDINGS  

 

Issue 1: Whether the Proposal will impact the agricultural utility of the Property. 

 

[7] To assess agricultural capability on the Proposal area, the Panel referred to agricultural 

capability ratings. The ratings are identified using the BC Land Inventory (BCLI), ‘Land 

Capability Classification for Agriculture in B.C.’ system. The improved agricultural capability 

ratings applicable to the Proposal area are Class 2, Class 3, Class 5 and Class 7, more 

specifically 50% (7:3DT 3:3AP) and 50% (8:7T 2:5T). 

Class 2 - land is capable of producing a wide range of crops. Minor restrictions of soil or 

climate may reduce capability but pose no major difficulties in management.  

 

Class 3 - land is capable of producing a fairly wide range of crops under good management 

practices. Soil and/or climate limitations are somewhat restrictive.   

 

Class 5 - land is capable of production of cultivated perennial forage crops and specially 

adapted crops. Soil and/or climate conditions severely limit capability.  

 

Class 7 - land has no capability for soil bound agriculture. 

 

The limiting subclasses associated with this parcel of land are A (soil moisture deficiency), D 

(undesirable soil structure), P (stoniness), and T (topographic limitations) 

 

[8] Based on the agricultural capability ratings, the Panel finds that the Property has mixed 

prime and secondary agricultural capability. 

 

[9] The Panel reviewed the Agent’s submission regarding other road alignment options. The 

Panel notes that there are two options which would not impact the ALR: access from 52nd 

Avenue from the southeast and the southwest; however, due to the curve of 56th Avenue, 
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both of these options result in dangerous sight lines which do not adhere to Transportation 

Association of Canada (TAC) standards for safety. A third alternative option was also 

explored by the Agent; however, this option requires road dedication within the ALR and 

would require significant fill due to the ravine of the Salmon River. The Panel finds that the 

Proposed site access over the pre-existing golf course’s parking is the safest and has the 

least negative impacts on arable land. 

 
[10] In addition, the Panel received a professional Agrologist’s report, prepared by PGL 

Environmental Consultants, dated April 2019 (the “PGL Report”). The PGL Report submits 

that the area of the Proposal has compromised agricultural capability due to paving related 

to the existing golf course’s parking lot. The Panel finds that the Proposal area is no longer 

able to support soil-bound agriculture; however, the Panel is of the mind that paved areas 

on agricultural properties can still be used for non-soil bound agricultural purposes. 

However, Panel acknowledges that the Proposal is required in order to ensure the safety of 

road users in the area, including agriculturalists, and that the location of the Proposal over a 

disturbed site is preferable to locating the Proposal on arable ALR land.  

 

[11] The Panel is aware that the development area which would be served by the Proposal is 

outside of the ALR and thus the Panel does not have jurisdiction over this area; however, 

the Panel notes that the Agent proposes to install buffering on the non-ALR property with 

the intent of preventing conflict between agricultural and residential users. The Panel is 

supportive of buffering on the non-ALR property along the ALR boundary and appreciates 

that agricultural considerations have been considered by the Agent. 

 

[12] In addition, the PGL Report outlines the mitigation measures that the Agent proposes to 

take in order to ensure that the Property remains agriculturally viable in the future. These 

measures include soil salvage from the Proposal area, reclamation of paved pathways 

associated with the existing golf course, and installation of a 15m buffer within a 30m 

setback on the adjacent non-ALR property to minimize potential impacts to farmland from 

the subdivision.  
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[13] For the reasons above, the Panel is amenable to the Proposal, provided that reclamation 

to the remainder of the Property is carried out. As the vegetative buffering is proposed 

outside of the ALR, the Panel encourages the Township of Langley to require a buffer for 

the purposes of mitigating any negative impacts of the non-ALR residential development in 

accordance with the Ministry of Agriculture’s Guide to Edge Planning, Section 3.8c  

(Schedule B). The Panel recommends that the buffer be planted directly adjacent and east 

of the Property and should run along the length of the entire property line.  

 

DECISION 

 

[14] For the reasons given above, the Panel approves the Proposal to construct a 0.5 ha 

access road to provide access to a future development site outside of the ALR subject to 

the following conditions: 

a. the submission of a survey plan for the Commission’s records delineating the area to be 

dedicated and constructed as Right-of-Way; 

b. the Right-of-Way be constructed in substantial compliance with Schedule A of this 

decision; 

c. Reclamation of golf cart paths (totaling 1500 m in length) to an agricultural standard 

equal to or better than the current agricultural capability of the Property; 

d. Reclamation must be carried out no later than one year following the construction of the 

Proposal; and 

e. a post-reclamation assessment of the agricultural capability of the reclaimed area must 

be conducted by the qualified registered professional following the completion of 

reclamation. The post-reclamation assessment must include sign-off from the qualified 

registered professional indicating that the soil has been reclaimed to conditions equal or 

better than pre-disturbance conditions; the post-reclamation assessment must be 

submitted for review by the Commission. 

 

[15] This decision does not relieve the owner or occupier of the responsibility to comply 

with applicable Acts, regulations, bylaws of the local government, and decisions and 

orders of any person or body having jurisdiction over the land under an enactment.  
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[16] These are the unanimous reasons of the Panel. 

 

[17] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(5) of the 

ALCA.  

 

[18] Resolution #275/2019 

   Released on August 6, 2019 

  

 Ione Smith, Panel Chair 

 On behalf of the South Coast Panel 
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Schedule A: Agricultural Land Commission Decision Sketch Plan 

ALC File 58929 (Infinity Properties) 

Conditionally Approved Transportation Corridor 

ALC Resolution #275/2019 

  
 

1 
 

 

 

 

 

  

 

 

 

Conditionally Approved  Right-of-Way and Road 

Construction Area (0.5 ha) 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (INFINITY) BYLAW NO. 5782 
 

 

EXPLANATORY NOTE 
 
Bylaw No. 5782 rezones the southern portion of property located in the 23700 Block of 56 
Avenue from Rural Zone RU-1 to Suburban Residential Zone SR-1 to accommodate fee 
simple subdivision of 42 single family lots. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (INFINITY) BYLAW NO. 5782 
 

Bylaw to amend the 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 (Infinity) Bylaw No. 5782”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by rezoning the lands described as: 

 
Portion of Lot 9 Except Part Subdivided by Plan LMP48318 Section 9 Township 11 
New Westminster District Plan 78765 

 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Suburban Residential Zone SR-1. 
 

 
READ A FIRST TIME the  day of  , 2022 

READ A SECOND TIME the  day of  , 2022 

NOTICE WAS ADVERTISED the  day of  , 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: NOVEMBER 26, 2012 - REGULAR AFTERNOON MEETING REPORT: 12-171 
FROM: HUMAN RESOURCES DIVISION FILE: 0540-20 
SUBJECT: COUNCIL REMUNERATION TASK FORCE 

RECOMMENDATION(S): 

That effective January 1, 2013: 

1. That the existing salary comparators for determining Council remuneration be
abandoned, as they are not independent of Township of Langley Mayor and Council
salaries.  And, that the salary of a Federal Member of Parliament, a BC Provincial Court
judge, a BC Provincial Cabinet Minister, a BC Provincial MLA, the job rate of a
Superintendent of the RCMP and the principal of the largest high school in Langley be
defined as the new comparators; (See Attachment A – Summary of Identified
Comparators)

2. That the Mayor’s salary be benchmarked at 80% of the average salary of the
comparators in No.1 above, less the highest and the lowest salary of the comparators;

3. That the Councillors’ salary be benchmarked at 40% of the Mayor’s salary;

4. That the comparators’ salaries be reviewed in the first quarter of each year commencing
January 2014 and if the average salary has increased, adjustments be made to Mayor
and Councillors’ salaries subject to No. 5 below, retroactive to January 1st of the year in
which the annual review was conducted;

5. That, if based on the annual review of the comparator salaries, the average salary has
decreased, the Mayor and Councillors’ salaries be frozen until it is determined as a
result of the annual review of the comparator salaries that an increase is warranted;

6. The process and/or formula for determining Mayor and Councillor remuneration be
reviewed by an independent task force in 2023 or thereafter; and

7. Given the geographical size of the Township and need / requirement for the Mayor and
Councillors to attend numerous meetings and activities to perform the job throughout the
Township and the Region, as well as a lack of public transportation, that a travel
allowance be provided.  It is recommended that the travel allowance for the Mayor be
80% of the prevailing provincial in-constituency travel allowance for a member of the BC
Legislature in an urban riding, and that Councillors receive 40% of the Mayor’s
allowance.
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EXECUTIVE SUMMARY: 

Council formed a Task Force to review Council Remuneration.  The Task Force was comprised 
of the following individuals: Deanna Horn, Darcy Rezac, Barbara Sharp, Andrea Soberg and 
Bob Wilson. 

Over the course of the last few months, the Task Force researched, reviewed and discussed a 
number of options.  The Task Force has determined that it is no longer appropriate for Council 
remuneration to be based on comparisons with other municipal jurisdictions because the 
process was flawed. Comparator salaries were established by a process not independent of 
each other, which could lead to inappropriate salary escalation.  

The Task Force reviewed a number of salaries and incomes in the broader community and the 
comparable roles and responsibilities of certain jobs chosen to reflect similar levels of 
responsibility and leadership requirements.  It is the analysis done by comparing these 
community positions that led the Task Force to determine that the Mayor and Council are not 
overcompensated.  Furthermore, the practice of adjusting salaries only once every three years 
was found to be both unfair to the Mayor and Councillors but also resulted in increases that 
when compared to annual increases in the labour market appeared to be high.  Furthermore, 
because salary increases were awarded at the beginning of a three year term, rather than 
annually, increases were effectively delayed two years.  Annual salary reviews are the norm in 
the labour market and thus are deemed appropriate for the Mayor and Council.  

Valid comparators are an important component of salary administration.  The Task Force 
concluded that Mayor and Council salaries should be based upon comparing the salaries of 
responsible positions that have impact and influence within the community.  In determining 
which positions would be most appropriate, the Task Force paid particular attention to ensuring 
that as municipal government is a level of government, that comparators include positions within 
the Township community that represent all levels of government. 

Accordingly, the Task Force has recommended that effective January 1, 2013 that the Mayor’s 
salary be based upon the 80% of the average salary of a Federal Member of Parliament, a BC 
Provincial Court judge, a BC Provincial Cabinet Minister, a BC Provincial MLA, the job rates for 
a Superintendent of the RCMP and the principal of the largest high school in Langley, less the 
less the highest and the lowest salary of these six comparators.  And, that Councillors’ salaries 
be based upon 40% of the Mayor’s salary.   

The Task Force has also recommended that both the Mayor and Councillors be provided with a 
monthly travel allowance, given the size of the Township and the lack of public transportation.  
Most positions in both the public and private sectors fund transportation costs if this is a 
significant cost of performing the job.  It is unreasonable to expect the Mayor and Council to be 
out of pocket for transportation costs while performing their duties within the six communities in 
the Township, or outside the Township, except for travel related to their business at the Civic 
Facility.  It is recommended that the appropriate comparator for the Mayor be set at 80% of the 
in-constituency rate for a member of the BC Legislature in an urban riding and the rate for 
Councillors be 40% of the Mayor’s rate. 

In establishing the recommended salaries and travel allowances, the Task Force gave 
consideration to the fact that most individuals who run for office, for the most part, recognize 
that the role includes a civic duty to give back to their community.  As such, the recommended 
salary and travel allowance for the Mayor has been discounted by 20% to reflect this 
contribution.  While the Mayor’s position is full-time, Councillors positions are considered part-
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time and have been assessed at 40% of the rate of salary and travel allowance for the Mayor, 
with the same 20 percent reduction for community service. 

These recommendations will result in a 3.3% ($14,958) increase in 2013 salary costs, $4998 for 
the Mayor and $1245 for each of the Councillors.  The travel allowance is $850 per month for 
the Mayor and $340 per month for Councillors.  The total proposed increase in remuneration for 
the Mayor and Councillors for 2013 is $62,422.  The total 2013 remuneration budget will be 
$547,263, approximately 0.42% of the Township’s budget.  Based on a house with an assessed 
value of roughly $500,000, a residential taxpayer in 2013 will contribute approximately $9 per 
year for the Mayor and Councilors’ remuneration, an annual increase of approximately $1.  

PURPOSE: 

The purpose of this report is to provide Council with the Council Remuneration Task Force 
recommendations with respect to Mayor and Council remuneration and as laid out in the terms 
of reference established for the Task Force. 

P.1

P.1 - Page 3



Council Remuneration Task Force 
Page 4 . . . 

BACKGROUND/HISTORY: 

In 2000 a Remuneration Task Force was established to review and report on Mayor and 
Council remuneration.  In August 2000, Council approved the recommendations from the 
Remuneration Task Force with respect to Mayor and Council Remuneration.  The 
recommendations of the 2000 report required that market surveys be conducted every three 
years commencing in the year 2000 to determine the 60th percentile of direct pay rates for the 
jobs of Mayor and Councillor. 

In accordance with the recommendation from 2000, in 2003 the same six jurisdictions were 
surveyed in 2003 and as a result, adjustments to the Mayor and Council salaries were 
subsequently implemented. 

In February 2006, Council approved the Mayor and Council remuneration process, and passed 
a motion ‘that Council reaffirm the implementation of each 3 year salary review will commence 
on the first day of the each subsequent term; and that review be conducted in the first quarter 
of each election year’.  Subsequently, in the first quarter of 2008 a remuneration review was 
conducted and the Mayor and Council remuneration was adjusted in 2008. 

Based upon the remuneration process approved by Council in 2006, a review again was 
conducted in the first quarter of 2011 and as a result of the information received, on December 
1, 2011, both the Mayor’s and Councillors’ remuneration was increased.  Given the current 
economic environment, this increase which was made public resulted in a significant amount 
of feedback. 

At the February 13, 2012 Council Workshop, Mayor and Council passed a resolution that a 
Council Remuneration Task Force be established for the purpose of reviewing the current 
remuneration and indemnities of the Township of Langley Mayor and Council, and specifically; 

 To review and evaluate the current process and formula for determining Mayor and
Council remuneration and indemnities;

 To research and gather information from other lower mainland municipal
governments as to how Mayor and Council remuneration and indemnities are
established;

 To research and gather information from other comparable municipal governments
in the Province of BC, as to how Mayor and Council remuneration and indemnities
are established;

 To make recommendations to Mayor and Council as to how Mayor and Council
remuneration and indemnities shall be established, including but not limited to the:
 timing of remuneration and indemnity reviews;
 parameters of the remuneration and indemnity review, including

identification of comparators;
 formula and/or process for determining remuneration and indemnities;
 timing of any remuneration and indemnity changes;
 process for implementing remuneration and indemnity changes;

Based upon the criteria established by Mayor and Council, at the June 11, 2012 Council 
meeting, Council endorsed the committee recommendation that the Council Remuneration Task 
Force be comprised of the individuals as identified previously. 
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DISCUSSION/ANALYSIS: 

The first meeting of the Council Remuneration Task Force was held on July 4, 2012, and since 
that time, the Task Force has met on four other occasions.  Over the course of the meetings, 
the Task Force has reviewed, researched and discussed a number of options specific to Council 
Remuneration, including but not limited to: 

 History of the remuneration process for Mayor and Council at the Township of
Langley

 Various legislative documents including Income Tax Act, Community Charter,
Township Policies and Bylaws

 Surveys and statistics of BC municipalities – including salaries and benefits for
Mayor and Councils

 Census data for the Township of Langley

 Annual salaries of MP’s and MLA’s

 Median household incomes – various BC municipalities

 CUPE, Fire, Police Wage increases and CPI comparisons

 Mayor and Council remuneration policies from various BC municipalities

 Mayor and Council remuneration process and benefit comparisons from various BC
municipalities

 Labour force activity and statistics for BC  - Annual averages

 Provincial unemployment rates

 Review of the public input received from the Council Remuneration survey posted
on the Township website by the Task Force and the FAQ’s (see Attachment B and
Attachment C)

The Terms of Reference for the Task Force specified that the purpose was to review the current 
remuneration and indemnities of Mayor and Council.  As the current benefit program available 
to Mayor and Council is typical of what is available in local government, the Task Force 
determined that no changes in benefits, other than a travel allowance, would be recommended.  
The Task Force reviewed the travel allowances paid in other government organizations.  Given 
the size of the Township, with six distinct communities, and the lack of public transportation, the 
Task Force has also included a recommendation that both the Mayor and Councillors receive a 
travel allowance.  The prevailing in-constituency allowance for members of the BC Legislature 
was used as the comparator. 

During the course of reviewing the materials and information as noted, and through discussion, 
the Task Force has determined that it is no longer appropriate for Council remuneration to 
continue to be based upon comparing to other municipal jurisdictions.  It became very evident 
that this type of comparison resulted in inappropriate benchmarking of remuneration as like 
sized jurisdictions were all using the same and each other as comparators.  This lack of 
independence of comparators resulted in the determination that new comparators were 
required.  The Task Force also unanimously agreed that given the roles and responsibilities of 
the Mayor and Council in comparison to other salaries and incomes in the community that they 
are not overcompensated.  

Accordingly, the Task Force determined that having valid comparators was of utmost 
importance, and in particular comparators that residents of the Township could relate to.  As a 
result, the Task Force determined that consideration be given to establishing Council salaries 
based upon comparing the salaries of responsible positions that have impact and influence 
within the community.  In determining which positions would be most appropriate, the Task 
Force paid particular attention to ensuring that as municipal government is a level of 
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government, that comparators should include positions within the Township community that 
represent all levels of government.  Six new comparators were selected.  A new benchmark for 
the Mayor’s salary was established after eliminating the top and bottom comparators (a 
standard practice when determining salaries using averages).  The arithmetic mean of the 
remaining four comparators was then calculated and the Mayor’s salary was set at 80% of this 
number.  Councillors salaries were set at 40% of the Mayor’s salary. 

In addition, in establishing the recommended salary, the Task Force gave consideration to the 
fact that most individuals who run for office, for the most part, recognize that the role of an 
elected official includes a civic duty to give back to their community.  Accordingly, the 
recommended salary and car allowance has been discounted by 20% to reflect this contribution. 

On a final note, it is the position of the Task Force that given the impact of postponing the 
recommendations as outlined in this report that any delay would result in much larger increases 
and that would be a mistake.  The Task Force therefore recommends that Council proceed with 
the recommendations as outlined in their entirety, effective 1 January 2013. 

These recommendations will result in a 3.3% ($14,958) increase in 2013 salary costs, 4.7% 
($4998) for the Mayor and 2.9% ($1245) for each of the Councillors.  The travel allowance is 
$850 per month ($10,200 per year) for the Mayor and $340 per month ($4,080) for Councillors. 
The total proposed increase in remuneration for the Mayor and Councillors for 2013 is $62,422, 
which includes 8% for fringe benefits, a standard provision when budgeting salaries.  The total 
2013 remuneration budget will be $547,263, approximately 0.42% of the Township’s budget 
compared to $484,841 and 0.37% respectively in 2012.  Based on a house with an assessed 
value of roughly $500,000, a residential taxpayer in 2013 will contribute approximately $9 per 
year for the Mayor and Councillors’ remuneration, an annual increase approximately $1.  

Council Remuneration Task Force 

Deanna Horn 
Darcy Rezac 
Barbara Sharp 
Andrea Soberg 
Bob Wilson 

Respectfully submitted, 

Shannon Harvey-Renner 
DIRECTOR, HUMAN RESOURCES 

ATTACHMENT A Summary of Identified Comparators 
ATTACHMENT B Summary of Public Input 
ATTACHMENT C FAQs Posted on the Township Website 
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COUNCIL REMUNERATION SURVEY RESULTS 

DEADLINE:  OCTOBER 21, 2012 

9 Submissions Received 

NAME APPROPRIATE NEEDS 
REVISING 

COMMENTS 

Tiena Steele No yes Use cost of living as a maximum 
amount and only add just before 
an election.  Have a 4 year freeze 
to compensate for economical 
untimely unacceptable recent 
raises. 

Dave Matlock No yes Salaries to be set locally; doesn’t 
matter what other locales pay.  
All elected officials’ salary, per 
diems, regional committee 
income, benefits packages 
should be considered 
renumerations, not just the 
$105,456 or $42,936.  (See back 
of page for further comments.) 

John Barnard No Yes Roll back pay to 2005 levels. 
Raises after that must not be 
more than the cost of living index. 

Sue Leyland No Yes Stick to cost of living rate for 
raises. 

Mei Lin Yeoell No Yes Various questions on committee 
members and comparisons used. 

Katherine Hepper No Yes Cost of living to be used only 

Gilles Vaissade No Yes Freeze wages 

Vicki Urquhart No Yes Complaint re online survey.  
Potholes on 49A and 51st. 

Rick Manuel No Yes Surveys are supposed to be 
anonymous. 

Note: Names protected pursuant to s.22 of the Freedom of Information & Protection of Privacy Act 
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Council Remuneration Task  Force 
FAQ’s

1.	 What are the current salaries for the Mayor and members of Council?

As of December 2011, the annual compensation rate is:

	 Mayor:		 $105,456
8 Councillors:	 $42,936 each

2.	 In total, what is the direct annual cost of the Mayor and Councillors salaries as a percentage of the Township budget?

The direct annual cost of the Mayor and Councillors salaries as a percentage of the Township budget is 0.27%.

The 2012 total budget for Mayor and Councillors salaries is $485,100.  The Township’s total  2012 operating expenditure budget  
is $178,015,300.

COUNCIL REMUNERATION
AS A % OF TOTAL

OPERATING BUDGET

3.	 On an annual basis, how much does a taxpayer contribute toward the Mayor and Councillors salaries?

At the current rate, based on a house with an assessed value of $500,000, a Langley Township taxpayer would pay approximately  
$8 per year toward salaries for the Mayor and Councillors.

TAXES PAYABLE ON A
HOUSE VALUED AT

$500,000

COUNCIL REMUERATION AS A % OF TOTAL OPERATING
BUDGET

Mayor and Councillor 
Salary Budget

2012 Total Operating 
Budget

Chart to go with question 2.

COUNCIL REMUERATION AS A % OF TOTAL OPERATING
BUDGET

Mayor and Councillor 
Salary Budget

2012 Total Operating 
Budget

Chart to go with question 2.Taxes Payable on a 
House Valued at $500,000

Fire

General Government

Mayor and Council

Parks Utility

Police Services

Recreation & Culture

Stormwater

Transportation

Taxes Payable on a 
House Valued at $500,000

Fire

General Government

Mayor and Council

Parks Utility

Police Services

Recreation & Culture

Stormwater

Transportation

Amended:  November 26, 2012

Note:  Based on the current year’s operating budget of $129,829,048, the direct annual cost of the Mayor and Councillors salaries 
as a percentage of the Township budget is 0.37%.  The 0.27% referenced above reflects salaries as a percentage of the Five Year 
Financial Plan bylaw which also includes transfers and carry forwards.
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4.	 What are the Mayor’s responsibilities?

The Mayor is the head and chief executive officer of the municipality. 

In addition to the responsibilities of Council members, under the Community Charter the Mayor must:

•	 provide leadership to Council, including recommending bylaws, resolutions, and other measures that, in the Mayor’s opinion, may 
assist the peace, order, and good government of the municipality

•	 communicate information to Council
•	 preside at Council meetings when in attendance
•	 provide, on behalf of Council, general direction to municipal officers respecting implementation of municipal policies, programs, 

and other directions of Council
•	 establish standing committees
•	 suspend municipal officers and employees
•	 reflect the will of Council and carry out other duties on behalf of Council
•	 carry out other duties assigned by or under the Community Charter or any other Act

5.	 What are the responsibilities of Council members?

Under the Community Charter, every Council member must:

•	 consider the well-being and interests of the municipality and its community
•	 contribute to the development and evaluation of the municipality’s policies and programs respecting its services and other activities
•	 participate in Council meetings, committee meetings, and meetings of other bodies to which the member is appointed
•	 carry out other duties assigned by Council
•	 carry out other duties assigned by or under the Community Charter or any other Act

Council members must also agree to uphold the Township of Langley’s Code of Ethics, Confidentiality, and Conflict of Interest Policy.

6.	 How many hours do the Mayor and Council members commit to their jobs?

The Mayor’s role is a full-time position in the Township of Langley. 

Councillors are considered part-time positions.

Beyond the responsibilities outlined in the Community Charter, the Mayor and Council members attend community events and 
functions and do a considerable amount of reading and research to stay current on local issues.  A round-the-clock job, they often 
work non-standard hours, addressing concerns and responding to residents who phone, email, write, and approach them in person. 

7.	 How are Mayor and Councillor salaries established?

Remuneration decisions are not made by Council itself.

In 2000, an independent remuneration task force consisting of community members was established to review and report on the 
Mayor and Council’s remuneration.  It recommended that market surveys of other same-sized communities within the region be 
held every three years to ensure Council members were equitably remunerated.  Langley Township’s Mayor and Council remuneration 
is 60% of the difference between the top salary and the bottom salary of those comparators, which is added to the lowest salary of 
those comparators.

Council approved the task force’s recommendation and another review was held in 2003.

In 2006, Council moved that any increases coming from the three-year salary surveys were to start on the first day of the next term, and 
the review was to be conducted in the first quarter of each election year.  That way, increases are not received by the current Council but 
by the new Council to be voted in, and members of the incoming Council need not spend time debating their own wages.

Remuneration reviews and adjustments were made in the first quarter of 2008 and 2011.
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8.	 Which communities are current comparators for Langley Township’s remuneration?

Abbotsford, Chilliwack, Coquitlam, Delta, Maple Ridge, and Port Coquitlam.  Refer to the remuneration comparator table below.

The remuneration system is meant to ensure Township of Langley’s pay rates are no higher than the highest communities and 
no lower than the lowest.

9.	 Why was the current Council Remuneration Task Force established?

Given the current economic environment, Council’s 2011 salary increase created significant feedback from the community.

In a February 2012 Council workshop, it was resolved that a Council remuneration task force be established to review the current 
remuneration process.

10.	 How were members of the Council Remuneration Task Force chosen?

In May 2012, an advertisement was posted on the Township website and in local newspapers seeking applications from individuals 
interested in participating on the Council Remuneration Task Force.  A number of applications were received.  All applicants were 
interviewed by a panel consisting of the Mayor, Councillors, and staff representatives.  Based upon the interview process, the panel 
forwarded their recommendation to Council for approval and endorsement.

As per the Terms of Reference established, the Council Remuneration Task Force is comprised of five qualified and experienced 
individuals, the majority of whom are residents of the Township and who bring a mix of experience in business, human resources, 
financial, and post-secondary education.

11.	 What is the purpose of the Council Remuneration Task Force?

The Council Remuneration Task Force was asked to:

•	 review and evaluate the current process and formula for determining Mayor and Council remuneration and indemnities
•	 research and gather information from other Lower Mainland municipal governments as to how Mayor and Council remuneration 

and indemnities are established
•	 research and gather information from other comparable municipal governments in the Province of BC as to how Mayor and Council 

remuneration and indemnities are established
•	 make recommendations to Mayor and Council as to how Mayor and Council remuneration and indemnities shall be established, 

including but not limited to the: 

12.	 When will the task force make its recommendations?

The task force was asked to provide recommendations to Council by September 30, 2012.

However, the task force has asked for an extension to collect public input, which will be considered when preparing recommendations 
to Council.

JURISDICTION EFFECTIVE MAYOR COUNCILLOR

Township of Langley Dec 1, 2011 $105,456 $42,936 

Abbotsford Dec 1, 2011 $94,500 $37,200 

Chilliwack Jan 1, 2012 $89,110 $31,769 

Coquitlam Jan 1, 2011 $123,696 $53,837 

Delta Jan 1, 2012 $110,653 $47,564 

Maple Ridge Jan 1, 2010 $92,300 $37,300 

Port Coquitlam Jan 1, 2012 $87,310 $33,588 

•	 timing of remuneration and indemnity reviews
•	 parameters of the remuneration and indemnity review, including identification of comparators
•	 formula and/or process for determining remuneration and indemnities
•	 timing of any remuneration and indemnity changes
•	 process for implementing remuneration and indemnity changes

Remuneration Comparators

CA12-546
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