
 

 

 

REGULAR MEETING OF 
TOWNSHIP COUNCIL 

AGENDA 
 

Monday, November 4, 2024 at 1:30pm 
Fraser River Presentation Theatre 

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

 

 
 

 ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF  
THE COAST SALISH PEOPLES 

 

 A. ADOPTION AND RECEIPT OF AGENDA ITEMS 

    
  1. Regular Council Meeting – November 4, 2024 

 
That Council adopt the agenda and receive all agenda items of the  
Regular Council meeting held November 4, 2024. 

 

 B. ADOPTION OF MINUTES 

    
  1. Regular Council Meeting – October 21, 2024 

 
That Council adopt the Minutes of the Regular Council meeting held  
October 21, 2024. 

 

 C. DELEGATIONS  

    
  1. Brad Hendy  

File 0550-07  
 
Request by Brad Hendy, to appear before Council to discuss a proposal for 
the use of the salishan by the River facility for their annual production of  
Bard in the Valley.  

 

 

 D. PRESENTATIONS 

    
  1. Langley Community Health & Hospital Foundation 

 
Presentation by Heather Scott, Executive Director, Langley Community 
Health & Hospital Foundation, regarding the Foundation’s rebrand, 
accomplishments and future campaigns. 
 
Clerk’s Note:  Presentation was approved by Council at the October 21, 2024 
Regular meeting. 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100287  
(1104815 BC Ltd. / Paramorph Architecture Inc. /  
6705 and 6731 Willowbrook Connector and  
6785 – 208 Street) 
Bylaw No. 6043 
Bylaw No. 6044 
Report 24-217 
File CD 08-14-0166 
 
That Council give first and second reading to Langley Official Community Plan 
Bylaw 1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw  
No. 1998 No. 3800 Amendment (Northeast Gordon Estate Neighbourhood 
Plan) Bylaw 2005 No. 4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043 
and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment  
(1104815 BC Ltd.) Bylaw No. 6044 rezoning 1.8 ha (4.5 ac) of land located at 
6705 and 6731 Willowbrook Connector and 6785 – 208 Street to 
Comprehensive Development Zone CD-205 to facilitate development of 
approximately 80 townhouses and 12 live-work townhouses, subject to the 
following development prerequisites being satisfied to the acceptance of the 
Township prior to final reading: 
 
 

 E. REPORTS TO COUNCIL 

    
  1. Agricultural Land Commission Application  

No. 100460 (Lee / 6616 – 240 Street) 
Report 24-218 
File CD 11-15-0019 
 
That Council advise the Agricultural Land Commission that the  
subdivision application on behalf of the owners of the property located at 
6616 – 240 Street within the Agricultural Land Reserve complies with the 
minimum parcel size provisions of Suburban Residential Zone SR-1 of the 
Township’s Zoning Bylaw and request consideration based on agricultural 
merits.  
 

  2. Health Canada Emergency Treatment Fund  
Grant Request  
Report 24-216 
File ENG 1855-35 
 
That Council authorize an application to Health Canada’s Emergency 
Treatment Fund for $850,000 for the Community Safety Engagement Unit 
Pilot: Mobile Outreach and Harm Reduction Initiative. 
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 F. BYLAWS FOR FIRST AND SECOND READING 

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

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

2. Provision of road dedications, widenings, enhanced sidewalks, 
greenways, and necessary traffic improvements for 207 Street and 
Willowbrook Connector, including dedications and securing the 
provision and construction of 207 Street from the subject site to  
67 Avenue or 68 Avenue, in accordance with the Township’s Master 
Transportation Plan, Subdivision and Development Servicing Bylaw 
and the Northeast Gordon Estate Neighbourhood Plan.  

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

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

5. Dedication and construction of a 4.5 m (14.7 ft) wide street 
greenway on the west side of Willowbrook Connector and a 3.0 m 
(9.8 ft) wide recreational greenway at the south boundary of the site, 
including final acceptance of the greenway landscape design plans, 
sidewalk/trail alignment, signage, landscape details, and security. 

6. Registration of restrictive covenants acceptable to the Township:  
a. restricting development until a Development Permit is issued 

for the site and incorporating a Landmark Amenity in 
compliance with the Northeast Gordon Estate 
Neighbourhood Plan 

b. prohibiting vehicular access to Willowbrook Connector 
c. prohibiting clearing of the site (with the exception of servicing 

access areas) until such time as 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) 
is accepted by the Township 

d. identifying the units (5% of townhouse units) required in 
accordance with the Schedule 2 – Adaptable Housing 
Requirements of the Township’s Official Community Plan 

e. prohibiting parking on internal strata roadways (other than in 
clearly identified parking spaces) 

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

g. specifying the required building setback from the ALR for the 
townhouse buildings and prohibiting the removal of 
vegetation in the ALR buffer area 

h. notifying property owners of the proximity of the ALR and of 
the potential for sound, odour and airborne impact from 
natural farm activities. 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
7. Registration of a reciprocal access easement over 6705 and  

6731 Willowbrook Connector and 6785 – 208 Street for the 
purposes of access to 68 Avenue via land located to the north at 
20792 – 68 Avenue. 

8. Registration of a statutory right-of-way over 6705 and  
6731 Willowbrook Connector and 6785 – 208 Street for the 
purposes of a shared pedestrian pathway from 207 Street to 
Willowbrook Connector. 

9. Detailed design and construction of the Blue Link, including tree 
retention. 

10. Registration of a statutory right-of-way over 6705 and  
6731 Willowbrook Connector and 6785 – 208 Street for the purpose 
of accommodating the Blue Link. 

11. Dedication, detailed design and construction of the south half of the 
Urban Green (approximately 606 m2 (6,522 ft2)) in coordination with 
adjacent development (ToL Project No. 08-14-0237). 

12. Compliance with the Community Amenity Contributions Policy, the 
Willoughby Greenway Amenity Policy, and the 5% Neighbourhood 
Park Land Acquisition Policy. 

13. 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. 

 
That Council consider that Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 
No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan) 
Bylaw 2005 No. 4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043 is 
consistent with the Township’s Five Year Financial Plan as updated 
annually and with Metro Vancouver’s Integrated Liquid Waste Resource 
Management Plan and Integrated Solid Waste Resource Management 
Plan, Housing Needs Report and with the consultation requirement of 
Official Community Plan Consultation Policy (07-160). 
 
That Council authorize staff to schedule the required Public Hearing for 
Bylaws No. 6043 and 6044. 
 
Explanation – Bylaw No. 6043 
 
Bylaw No. 6043 amends the Willoughby Community Plan by redesignating the 
properties located at 6705 and 6731 Willowbrook Connector from Suburban 
Residential to Multi Family. Bylaw No. 6043 also amends the Northeast 
Gordon Estate Neighbourhood Plan by redesignating the west portion of  
6785 – 208 Street from Medium Density Apartment (1.9 FSR) to Townhouse 
(22 UPA). 
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 F. BYLAWS FOR FIRST AND SECOND READING 

    
Explanation – Bylaw No. 6044 
 
Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at  
6705 and 6731 Willowbrook Connector and 6785 – 208 Street to 
Comprehensive Development Zone CD-205 to facilitate development of 
approximately 80 townhouses and 12 live-work townhouses. 
 

 

 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
  1. Highway Closure, Dedication Removal and Disposal  

(1358212 BC Ltd.) 
Bylaw No. 6068 
Report C24-34 
File CA PM003206 
 
That Council give first, second and third reading to “Highway Closing and 
Dedication Removal (1358212 BC Ltd.) Bylaw No. 6068”. 
 
Explanation – Bylaw No. 6068 
 
Bylaw No. 6068 authorizes the closure and highway dedication removal from 
a portion of 72 Avenue between Crush Crescent and Smith Crescent. 
 
Clerk’s Note:  No report is included in the Regular agenda package as this was dealt 
with as a property matter October 21, 2024. 
 

  2. Council Procedure Bylaw Amendment  
Bylaw No. 6071 
Report 24-214 
File LS 3900-25 
 
That Council give first, second and third reading to “Council Procedure Bylaw 
2016 No. 5199 Amendment Bylaw No. 6071”. 
 
Explanation – Bylaw No. 6071 
 
Bylaw No. 6071 amends the Council Procedure Bylaw to expand the 
permitted use of electronic or other communication meeting attendance by 
Council members. 
 

 

 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
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 I. BYLAWS FOR FINAL ADOPTION 

    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100237 and  
Development Permit No. 101350  
(ML Emporio Project Management Ltd. /  
20117 – 84 Avenue) 
Bylaw No. 5974 
Bylaw No. 5975 
Report 24-03 
File CD 08-26-0227 
 
That Council give final reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1988  
No. 3800 Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995 
Amendment (ML Emporio) Bylaw No. 5974”, and 
 
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (ML Emporio) 
Bylaw No. 5975”. 
 
Explanation – Bylaw No. 5974 
 
Bylaw No. 5974 amends the Carvolth Neighbourhood Plan for 0.95 ha  
(2.3 ac) of land located at 20117 – 84 Avenue to increase the floor space  
ratio permitted in the Medium Density Apartment land use designation. The 
amendment is required to facilitate the development of two apartment 
buildings consisting of 273 apartment units.  
 
Explanation – Bylaw No. 5975 
 
Bylaw No. 5975 rezones 0.95 ha (2.3 ac) of land located at  
20117 – 84 Avenue from Suburban Residential Zone SR-2 to  
Comprehensive Development Zone CD-200 to accommodate the 
development of 273 apartment units. 
 
Development Permit No. 101350 
 
That Council authorize issuance of Development Permit No. 101350  
(ML Emporio Project Management Ltd. / 20117 – 84 Avenue) in accordance 
with Attachment B subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”. 
b. Landscape plans being in substantial compliance with Schedule “B” and in 

compliance with the Subdivision and Development Servicing Bylaw 
(Schedule I - Tree Protection), the Township’s Street Trees and Boulevard 
Plantings Policy and Age-Friendly Amenity Area requirements. 

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. 
e. All refuse areas to be located in an enclosure and screened. 
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 I. BYLAWS FOR FINAL ADOPTION 

    
Although not part of the development permit requirements, the applicant is 
advised that prior to issuance of a building permit, the following items will 
need to be finalized: 
 
a. Completion of an erosion and sediment control plan and provision of 

security in accordance with the Erosion and Sediment Control Bylaw. 
b. Completion of a site servicing and stormwater management plan in 

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

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

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

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

 
Clerk’s Note:  Please note that all development prerequisites listed in the  
Community Development Division report to Council of January 15, 2024 attached to 
the Bylaw have been satisfactorily addressed.  The Public Hearing for the Bylaws was 
held on January 29, 2024 with third reading given on January 29, 2024. 
 

 

 J. ITEMS FROM PRIOR MEETINGS 

    
  The following item was deferred at the October 7, 2024 Public Hearing 

meeting: 
 

  1. Official Community Plan Amendment and  
Rezoning Application No. 100286 and 
Development Permit Application No. 101391  
(Langley Properties / 20615, 20643 and  
20663 – 67 Avenue; 20636, 20657, 20658, 20685,  
20714 and 20738 – 68 Avenue) 
Bylaw No. 6055 
Bylaw No. 6056 
Report 24-192 
File CD 08-14-0237 
 
DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Ferguson, 
That Council defer third reading of “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998  
No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 
2005 No. 4475 (Langley Properties) Bylaw No. 6055”, and 
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 J. ITEMS FROM PRIOR MEETINGS 

    
“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment  
(Langley Properties) Bylaw No. 6056” to the November 4, 2024  
Regular Council Meeting. 
CARRIED 
 
Development Permit No. 101391 
 
Running concurrently with this Bylaw is Development Permit No. 101391 
(Langley Properties / 20615, 20643 and 20663 – 67 Avenue; 20636, 20657, 
20658, 20685, 20714 and 20738 – 68 Avenue) in accordance with  
Attachment A subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”. 
b. Landscape plans included in Schedule “B” and in compliance with the 

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). 

d. All rooftop mechanical equipment to be screened from view by compatible 
architectural treatments. 

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. Completion of an erosion and sediment control plan and provision of 

security in accordance with the Erosion and Sediment Control Bylaw. 
b. Completion of a site servicing and stormwater management plan in 

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

stage. 
d. Landscaping and boulevard treatment being secured by letter of credit at 

the 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. 

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

 
Clerk’s Note:  Please refer to the memorandum from the Community Development 
Division regarding the status of the timeline to construct a necessary school for the 
Willoughby slope, Item N.2. 
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 J. ITEMS FROM PRIOR MEETINGS 

    
  The following item was deferred at the October 21, 2024 Regular Council meeting: 

 
  2. Capital Request - Fraser Highway  

Functional Design and Construction of  
Fraser Highway 24300 to 24600 Block 
Report 24-211 
File ENG 5330-23-159 
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That Council pre-approve in the 2025 Capital Budget the use of up to 
$2,900,000 from Water Capital Works Reserve for the ultimate watermain 
design along the Fraser Highway corridor (228 Street to 264 Street), along 
240 Street (Fraser Highway to 52 Avenue) and along 248 Street  
(Fraser Highway to 44 Avenue). 
 
That Council pre-approve in the 2025 Capital Budget the use of up to 
$1,000,000 from Sewer Capital Works Reserve for the ultimate sanitary trunk 
sewer design along the Fraser Highway corridor (252 Street to 236 Street). 
 
DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That this motion be deferred to the November 4, 2024 Regular Council 
Meeting.  
CARRIED  
 

  Mayor Woodward has directed reconsideration of the following motion, as 
amended, from the October 21, 2024 Regular Meeting of Council in accordance 
with Section 131 of the Community Charter: 
 

  3. Business, Secondary Suite and  
Liquor Licence Reform  
Bylaw No. 5878 
Bylaw No. 6047 
Bylaw No. 6048 
Bylaw No. 6049 
Report 24-201 
File PLI 4320-01 
 
That Council give final reading to “Fees and Charges Bylaw 2007  
No. 4616 Amendment Bylaw No. 6047”, as amended. 
 
Explanation – Bylaw No. 6047 
 
Bylaw No. 6047 amends the Fees and Charges Bylaw 2007 No. 4616 to add 
a fee to Schedule 5. Miscellaneous Corporate to impose an “Annual 
Secondary Suite Infrastructure Fee”. 



November 4, 2024 
Regular Council Meeting Agenda   - 10 - 

 
 

 K. MAYOR AND COUNCIL REPORT 

    
 

 L. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
 

 M. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
CLOSED MEETINGS 

   
  The following information has been brought forward from the  

October 21, 2024 Closed Council meeting for public information: 
 

  1. Recreation, Culture and Parks Advisory Committee 
 
That Councillor Pratt be appointed as a Council representative to the 
Recreation, Culture and Parks Advisory Committee.  
CARRIED  
 
Section 90(1) (a) Personnel 
 

 
 N. FOR INFORMATION 

    
  1. Agricultural Land Commission Decisions Third Quarter 2024 

(July – September) 
Memorandum – Community Development Division 
File 6635-01 
 

  2. School District #35 Response regarding Timeline to 
Construct School for Willoughby Slope 
Memorandum – Community Development Division 
File 08-14-0237 
 

  3. 2025 Collection Area Adjustments 
Memorandum – Public Works Division 
File 5360-02-001 
 

  4. Seniors Advisory Committee 
Minutes – October 16, 2024 
File 0540-20 
 

  5. Agricultural Advisory Committee 
Minutes – October 23, 2024 
File 0540-20 
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O. MOTIONS ARISING FROM INFORMATION

P. OTHER BUSINESS

Mayor Woodward presented the following Notices of Motion within the deadlines
according to Council’s policy:

1. Township of Langley Development Cost Charges Bylaw Considerations

Whereas:

1. Township of Langley’s Development Costs Charges program has been
subject to ongoing significant increases due to higher costs, including for
construction and land acquisitions, as well as other inflationary pressures;

2. The Township of Langley had not previously provided for smaller annual
increases for its Development Cost Charges, in accordance with the
applicable Provincial legislation, necessitating repeated, infrequent and
much larger multi-year catchup increases that have in turn placed
additional economic pressure on in-stream housing development in the
Township of Langley;

Therefore be it resolved that Council directs staff to report to Council with 
options regarding Development Cost Charges Bylaw No. 5897 adopted 
on January 29, 2024, and amended on September 9, 2024, to implement 
a longer-term implementation, if possible. 

2. Urban Road Upgrades for 228 Street

Be it resolved that Council directs staff to report to Council on the potential
upgrade of 228 Street between Fraser Highway and 48 Avenue to an urban
road standard applicable and appropriate for its adjacency to industrial,
institutional and townhouse land uses.

3. Budget Process Streamlining and Refinements

Be it resolved that Council hereby rescinds and refers Council Policy 03-842
Budget Directives back to staff for improvements to achieve staff time
reductions and process refinements that may be appropriate for Council to
consider for the upcoming 2025 and 2026 Five Year Financial Plans.
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 P. OTHER BUSINESS 

   
  Councillor Martens presented the following Notice of Motion within the deadlines 

according to Council’s policy: 
 

  4. Veterans Memorial Crosswalk 
 
Be it resolved that Council direct staff to report to Council on potential 
locations, designs and costs, in consultation with the Royal Canadian Legion, 
for the installation of a special crosswalk that honours our veterans, and to be 
considered for Remembrance Day 2025. 
 

 

 Q. TERMINATE 

   
 
 



REGULAR MEETING OF 
TOWNSHIP COUNCIL 

MINUTES 

Monday, October 21, 2024 at 1:30pm 
Fraser River Presentation Theatre 

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

PRESENT:  Mayor E. Woodward 

Councillors T. Baillie, S. Ferguson, M. Kunst, B. Martens, M. Pratt, K. Richter, R. Rindt 
and M. vanPopta 

C. Kooner, S. Richardson, S. Ruff, A. Ruhl, and J. Winslade

W. Bauer and K. Stepto

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF 
THE COAST SALISH PEOPLES 

Mayor Woodward acknowledged the Traditional Territories of the Coast Salish 
Peoples. 

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

1. Regular Council Meeting – October 21, 2024

Moved by Councillor Ferguson,
Seconded by Councillor Rindt,
That Council adopt the agenda and receive all agenda items of the
Regular Council meeting held October 21, 2024.
CARRIED

B. ADOPTION OF MINUTES

1. Regular Council Meeting – October 7, 2024

Moved by Councillor Rindt,
Seconded by Councillor Baillie,
That Council adopt the Minutes of the Regular Council meeting held
October 7, 2024.
CARRIED

2. Public Hearing Meeting – October 7, 2024

Moved by Councillor Baillie,
Seconded by Councillor Ferguson,

B.1

B.1 - Page 1
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B. ADOPTION OF MINUTES

That Council adopt the Minutes of the Public Hearing meeting held 
October 7, 2024. 
CARRIED  

C. DELEGATIONS

1. Ariadne Boutsakis
Stewardship Centre for BC
File 0550-07

Ariadne Boutsakis, Stewardship Centre for BC, and Tara White, C.A.R.E.S. 
Cat Shelter, appeared before Council to discuss cat control bylaws and 
policies. The Stewardship Centre of BC and its partners work together to 
make BC a safer place for cats, birds and other wildlife. They stated that 
there are approximately 20,000 to 30,000 roaming cats across the Langleys 
which can lead to bird mortality and the transfer of zoonotic diseases. The 
challenges faced by cat rescue organizations include funding, limited shelter 
space, staff capacity and resources and support. They asked Council for the 
following: 

1. Sign a letter of support addressing the roaming cat issue.
2. Implement education and outreach programs.
3. Adopt policies and bylaws to prevent cats from roaming at large.
4. Help increase the impact of animal welfare organizations and

shelters on local cat welfare and wildlife conservation.

D. PRESENTATIONS

E. REPORTS TO COUNCIL

1. Development Permit Application No. 101440
(Zenterra Latimer Ltd. / 7600 Block of 198B Street)
Report 24-209
File CD 08-22-0106

Moved by Councillor Rindt,  
Seconded by Councillor Pratt,  
That Council authorize issuance of Development Permit No. 101440 to 
Zenterra Latimer Ltd. for property located in the 7600 Block of 198B Street 
subject to the following conditions: 

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

in compliance with the Subdivision and Development Servicing Bylaw
(Schedule I - Tree Protection), the Township’s Age-Friendly Amenity

B.1

B.1 - Page 2
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 E. REPORTS TO COUNCIL 

    
Area requirements 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). 

d. Registration of a cross access easement for the purpose of securing 
shared access of the parkade between Lots 3 and 4. 

e. Registration of a restrictive covenant with respect to development 
sequencing to secure provision of parking. 

f. Section 107.1(1) of the Township of Langley Zoning Bylaw No. 2500 
being varied to permit 40 parking spaces required for Lot 4 to be located 
on Lot 3. 

g. Rooftop mechanical equipment to be located so that it is not visible or 
alternatively screened from view by compatible architectural treatments. 

h. All refuse areas to be located within buildings and/or in enclosures and 
screened. 

 
Although not part of the development permit requirements, the applicant is 
advised that prior to issuance of a building permit, the following items will 
need to be finalized: 
 
a. Completion of an erosion and sediment control plan and provision of 

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

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

stage. 
d. Landscaping and boulevard treatment being secured by letter of credit at 

the 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. 

f. Compliance with the Community Amenity Contributions (CAC) Policy, 
comprising a voluntary contribution of $14,006,804.20 based on current 
rates. 

g. Discharge and/or amend as applicable restrictive covenants CB1297899 
and CB1297901 restricting building until such time as CACs have been 
paid and a development permit has been issued. 

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

CARRIED  
 

  2. Development Permit Application No. 101346  
(Lynterra Developments 4177 Ltd. / 4185 – 208 Street) 
Report 24-207 
File CD 07-35-0133 
 
 

B.1

B.1 - Page 3
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 E. REPORTS TO COUNCIL 

    
Moved by Councillor Rindt,  
Seconded by Councillor Pratt,  
That Council authorize issuance of Development Permit No. 101346 to 
Lynterra Developments 4177 Ltd. for property located at 4185 – 208 Street 
subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”. 
b. 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). 

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

e. Section 602.5 – Siting of Building and Structures of Township of 
Langley Zoning Bylaw 1987 No. 2500 being varied to decrease the  
rear lot line setback from 3.0 m (9.8 ft) to 0 m (0 ft) as indicated in 
Schedule “A”. 

f. Section 602.6 – Height of Buildings and Structures of Township of 
Langley Zoning Bylaw 1987 No. 2500 being varied to increase the 
maximum building height from 12.0 m (39.3 ft) to 15.2 m (49.8 ft) as 
indicated in Schedule “A”. 

g. Section 107.5 3) – Design Criteria of the Township of Langley Zoning 
Bylaw No. 2500 being varied to decrease the off-street parking area 
setback from a lot line common to the parking area from 1.5 m (4.9 ft) to 
0.9 m (2.9 ft). 

h. Section 111.3 – Landscaping, Screening and Fencing of the  
Township of Langley Zoning Bylaw 1987 No. 2500 being varied to 
decrease the required landscape screen along the interior side lot line 
from 2.0 m (6.5 ft) to 0.9 m (2.9 ft) and along the rear lot line from  
2.0 m (6.5 ft) to 1.5 m (4.9 ft) as indicated in Schedule “A”. 

i. Rooftop mechanical equipment to be located so that it is not visible 
from adjacent roads or alternatively screened from view by compatible 
architectural treatments. 

j. All refuse areas to be located within buildings and/or in enclosures 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. 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. 

b. Off-site and on-site landscaping being secured by a letter of credit and 
landscaping plans finalized at the Building Permit stage.  
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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. Completion of a site specific on-site servicing and stormwater 
management plan in accordance with the Subdivision and Development 
Servicing Bylaw. 

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

f. Security of Highways Use Permits for all canopies and signage that 
project over municipal road dedications. 

g. Confirmation that sanitary servicing works completed within the City of 
Langley have been completed to the satisfaction of the City of Langley. 

h. Confirmation that any contamination on the site has been adequately 
addressed to the acceptance of the Province of British Columbia.  

i. As proposed by applicant, provision of a 4.0 m (13.1 ft) wide road 
dedication along the full frontage of 208 Street and a 5.0 m (16.4 ft) 
corner truncation at 42 Avenue and 208 Street. 

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

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

CARRIED  
 
MOTION 
Moved by Councillor Pratt, 
Seconded by Councillor vanPopta,  
That any tree planted as part of Development Permit Application No. 
101346, be a coniferous tree. 
 
AMENDMENT 
Moved by Councillor Pratt, 
Seconded by Councillor Kunst, 
That the words “where possible and appropriate” be added to the end of the 
motion.  
CARRIED  
 
MOTION, AS AMENDED 
The question was called on the Motion, as amended, and it was  
CARRIED  
 
Clerk’s Note: 
For clarity, the motion now reads as follows: 
 
That any tree planted as part of Development Permit Application No. 
101346, be a coniferous tree, where possible and appropriate.  
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  3. Development Permit Application No. 101438 

(22652 Fraser Hwy Holdings Ltd. / 22652 Fraser Highway) 
Report 24-208 
File CD 10-32-0111 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council authorize issuance of Development Permit No. 101438  
to 22652 Fraser Hwy Holdings Ltd. for property located at  
22652 Fraser Highway subject to the following conditions: 
 
a. Building plans being in substantial compliance with Schedule “A”.  
b. Landscape plans being in substantial compliance with Schedule “B” and 

in compliance with the Township’s Street Tree and Boulevard Planting 
Policy. 

c. All signage being in substantial compliance with Schedule “A” and with 
the Township’s sign bylaw.  

d. 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). 

e. Section 701.6 – Siting of Buildings and Structures of Township of 
Langley Zoning Bylaw 1987 No. 2500 being varied from 10.0 m to 3.0 m 
for the side lot line setback for proposed Building A, as shown in 
Schedule “A”. 

f. Registration of restrictive covenants pursuant to Section 219 of the  
Land Title Act: 

a. restricting access to Fraser Highway to right in right out only 
movements. 

b. requiring front yard landscape installation as per the ultimate 
landscape design at time of frontage road construction.   

g. Rooftop mechanical equipment to be located so that it is not visible from 
adjacent roads or alternatively screened from view by compatible 
architectural treatments. 

h. All refuse areas to be located within buildings and / or in enclosures and 
screened. 

i. Provision of an 8.0 m wide ALR buffer along relevant property lines to be 
secured by a restrictive covenant registered on title. 

 
Although not part of the Development Permit requirements, the applicant is 
advised that prior to issuance of a building permit the following items will 
need to be finalized: 
 
a. On-site landscaping and boulevard treatment being secured by a letter 

of credit at the Building Permit stage.  
b. 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.  
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c. Submission of a site specific on-site servicing and stormwater 

management plan in accordance with Subdivision and Development 
Servicing Bylaw. 

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

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

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

CARRIED  
 

  4. Election Candidate - Financial Disclosure  
Report 24-194 
File CA 0530-03 
 
Moved by Mayor Woodward,  
Seconded by Councillor Ferguson,  
That Council hereby petition the Province of British Columbia to pass or 
amend legislation to establish rules regarding blind trusts or to require 
additional financial disclosure for candidates for mayor or council. 
CARRIED  
 
Councillors Kunst, Martens, and Richter opposed  
 

  5. TransLink 2025 Funding Requests 
Report 24-206 
File ENG 1855-60 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council authorize applications for $2,514,000 in TransLink cost sharing 
and preapprove Township of Langley cost sharing of $655,000, with 
$123,750 funded from Transportation Development Cost Charges and 
$531,250 from Capital Project Reserve in the 2025 Capital Budget. 
CARRIED  
 

  6. Capital Request – Fort Langley Community Park  
Sewer Upgrades 
Report 24-210 
File FCP 0810-30 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council authorize an increased budget allocation of $260,000 from 
Sewer Capital Works Reserve to complete the Fort Langley Community 
Park Sewer Upgrade project. 
CARRIED  
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  7. Capital Request - Old Yale Road Improvements 

Report 24-204 
File ENG 5330-23-078 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council pre-approve the use of $9,990,000 for the reconstruction of 
Old Yale Road in 2025, funded $1,600,000 from Water Capital Works 
Reserve, $1,500,000 from Sewer Capital Works Reserve, $1,320,000 from 
Canadian Community Building fund, $1,000,000 transfer from the Paving 
Operating Budget, $2,000,000 from prior year operating surplus and 
$2,570,000 from Capital Projects Reserve. 
 
That Council authorize a Grant Application to the BC Vision Zero Road 
Safety Grant Program of $20,000 to implement traffic calming on  
Historic Old Yale Road. 
CARRIED  
 

  8. Capital Request - Fraser Highway  
Functional Design and Construction of  
Fraser Highway 24300 to 24600 Block 
Report 24-211 
File ENG 5330-23-159 
 
Moved by Mayor Woodward,  
Seconded by Councillor vanPopta,  
That Council endorse the functional designs for the Fraser Highway 
corridor, as presented in Attachment A and B.  
 
That Council pre-approve in the 2025 Capital Budget the use of up to 
$9,765,000 for the construction of Phase 2 (24300 Block to 24600 Block) 
widening of Fraser Highway, funded $6,895,350 from Transportation 
Development Cost Charges, $69,650 from Capital Projects Reserve and 
$2,800,000 from Water Capital Works Reserve. 
 
That Council authorize applications to TransLink for $3,535,000 of cost 
sharing towards Phase 2 (24300 Block to 24600 Block) widening of  
Fraser Highway. 
 
That Council authorize an application to the British Columbia Active 
Transportation Infrastructure Grant program for $500,000 of funding for 
Fraser Highway Multi Use Pathway (24300 Block to 24600 Block) on the 
northside.  
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That Council authorize an application to the British Columbia Active 
Transportation Infrastructure Grant program for $500,000 of funding for 
Fraser Highway Multi Use Pathway (24300 Block to 24600 Block) on the 
southside. 
CARRIED 
 
Councillor Richter opposed  
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That Council pre-approve in the 2025 Capital Budget the use of up to 
$2,900,000 from Water Capital Works Reserve for the ultimate watermain 
design along the Fraser Highway corridor (228 Street to 264 Street), along 
240 Street (Fraser Highway to 52 Avenue) and along 248 Street  
(Fraser Highway to 44 Avenue). 
 
That Council pre-approve in the 2025 Capital Budget the use of up to 
$1,000,000 from Sewer Capital Works Reserve for the ultimate sanitary 
trunk sewer design along the Fraser Highway corridor (252 Street to  
236 Street). 
 
DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That this motion be deferred to the November 4, 2024 Regular Council 
Meeting.  
CARRIED  
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Council pre-approve in the 2025 Capital Budget $800,000 for the 
intersection design of Fraser Highway and 240 Street from $792,000 of 
Transportation Development Cost Charges and $8,000 Capital Projects 
Reserve. 
CARRIED 
 
Councillor Richter opposed  
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  1. Official Community Plan Amendment and  

Rezoning Application No. 100246 and  
Development Permit Application No. 101460 and 
Development Variance Permit Application 
No. 100156 (Qualico Communities / 20565, 20577,  
20593, 20605 – 74B Avenue and 20560, 20572, 20596,  
20608 - 76 Avenue) 
Bylaw No. 5957 
Bylaw No. 5958 
Report 24-212 
File CD 08-23-0220 
 
Moved by Councillor Pratt,  
Seconded by Councillor Rindt,  
That Council give first and second reading to Langley Official Community 
Plan Bylaw 1979 No. 1842 Amendment (Willoughby Community Plan) 
Bylaw No. 1998 No. 3800 Amendment (Yorkson Neighbourhood Plan) 
Bylaw 2001 No. 4030 Amendment (Qualico Communities) Bylaw  
No. 5957 and Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Qualico Communities) Bylaw No. 5958 rezoning 4.0 ha 
(9.88 ac) of land located at 20565, 20577, 20593, 20605 - 74B Avenue 
and 20560, 20572, 20596, 20608 - 76 Avenue to Comprehensive 
Development Zone CD-208, Residential Compact Lot Zones R-CL(SD) 
and R-CL(RH) and Residential Zone R-1A to facilitate development of  
52 lots (one townhouse lot with approximately 66 townhouse units, two 
single family lots, 17 rowhouse lots and 32 semi-detached lots) subject to 
the following development prerequisites being satisfied to the acceptance 
of the Township prior to final reading: 
 
1. A Servicing Agreement being entered into with the Township to 

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

2. Provision of road dedications, widenings and necessary traffic 
improvements including dedications for 206 Street, 74B Avenue,  
75 Avenue, 76 Avenue, internal lanes, pedestrian pathways and 
greenway on the west side of 206 Street, in accordance with the 
Township’s Master Transportation Plan and Subdivision and 
Development Servicing Bylaw. 

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

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

5. Registration of restrictive covenants acceptable to the Township:  
a. restricting development of the townhouse lot, semi-detached 

and rowhouse lots until a Development Permit is issued 
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b. identifying the units (5% of single family, townhouse and 

attached residential) required in accordance with the 
Schedule 2 – Adaptable Housing Requirements of the 
Township’s Official Community Plan 

c. prohibiting parking on internal strata roadways of townhouse 
development (other than in clearly identified parking spaces) 

d. on lands zoned Comprehensive Development Zone CD-208, 
Residential Compact Lot Zones R-CL(SD) and R-CL(RH) 
prohibiting development of secondary suites within individual units 
and prohibiting garages from being developed for purposes other 
than parking of vehicles 

e. as proposed by the applicant, maintaining single family uses on 
proposed single family lots 

f. protection of Streamside Protection and Enhancement Areas. 
6. Acceptance of the streamside enhancement plans, fencing, signage and 

security. 
7. Compliance with the requirements of the Community Amenity 

Contributions Policy, Willoughby Greenway Amenity Policy and  
5% Neighbourhood Park Land Acquisition 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. 
 

That Council consider that Langley Official Community Plan Bylaw 1979  
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998  
No. 3800 Amendment (Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 
Amendment (Qualico Communities) Bylaw No. 5957 is consistent with the 
Township’s Five Year Financial Plan as updated annually and with  
Metro Vancouver’s Integrated Liquid Waste Resource Management Plan and 
Integrated Solid Waste Resource Management Plan, Housing Needs Report 
and with the consultation requirement of Official Community Plan Consultation 
Policy (07-160). 
 
That Council at time of final reading of Bylaws No. 5957 and 5958 authorize 
the issuance of Streamside Protection Development Permit No.101460 in 
accordance with Section 4.20 of Schedule 3 of the Official Community Plan, 
subject to the following conditions: 
 
a. Township 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. Protection of Streamside Protection and Enhancement Development 
Permit Areas (SPEAs) as shown on “Schedule B” to the acceptance of the 
Township. 

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

e. Commencement of accepted streamside enhancement and restoration 
works within 30 days of SPEA disturbance. 
 

That Council at the time of final reading of Bylaws No. 5957 and 5958 
authorize the issuance of Development Variance Permit No. 100156 as 
follows:  

a. Section 401.5 (3) – Siting of Buildings and Structures of Township of 
Langley Zoning Bylaw No. 2500 is hereby varied to reduce the 
minimum side lot line setback requirement for a detached garage 
abutting a lane from 1.5 m to 1.2 m on proposed Lots 31 and 32, 
indicated on “Schedule A”.  

b. Section 401.8 – Subdivision Requirements (rear loaded lot) of 
Township of Langley Zoning Bylaw No. 2500 is hereby varied to 
reduce the minimum lot depth requirement on proposed Lot 31 from 
28.0 m to 26.4 m, indicated on “Schedule A”.  

 
That Council authorize staff to schedule the required Public Hearing for 
Bylaws No. 5957 and 5958 in conjunction for Development Permit No. 101460 
and Development Variance Permit No. 100156.  
CARRIED  

 

 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 

    
 

 H. 
BYLAWS FOR FIRST, SECOND, THIRD READING AND 
FOR FINAL ADOPTION 

    
  1. Residential Sales Centres 

Bylaw No. 6046 
Report 24-202 
File CD BA000049 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council give first, second, third and final reading to Township of Langley 
Zoning Bylaw 1987 No. 2500 Amendment (Residential Sales Centres) Bylaw 
No. 6046. 
CARRIED  
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  1. Official Community Plan Amendment and  

Rezoning Application No. 100242  
(Isle of Mann Property Group / 7258, 7240 – 210 Street;  
21031, 21133, 21156, and 21081 – 72 Avenue and  
21300 Block of 72 Avenue) 
Bylaw No. 5836 
Bylaw No. 5837 
Report 24-213 
File CD 08-24-0093 
 
Moved by Councillor Rindt,  
Seconded by Councillor vanPopta, 
That Council give third reading to Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 
No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan) 
Bylaw 2005 No. 4475 Amendment (Isle of Mann Property Group) Bylaw 
No. 5836 and Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Isle of Mann Property Group) Bylaw No. 5837 rezoning  
6.93 ha (17.12 ac) of land located at 7258, 7240 – 210 Street; 21031, 
21133, 21156, 21081 – 72 Avenue and 21300 Block of 72 Avenue to 
Comprehensive Development Zone CD-176 to facilitate the development 
of approximately 315 townhouse units, subject to the following 
development prerequisites being satisfied to the acceptance of the 
Township prior to final reading: 
 
1. A Servicing Agreement being entered into with the Township to 

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

2. Provision of road dedications, widenings, and necessary traffic 
improvements and driveway locations including dedication of the 
north half of 72 Avenue (including greenway), Smith Crescent and 
Crush Crescent to ultimate condition, the east half of 210 Street 
(including turnaround at 73A Avenue) in accordance with the 
Township’s Master Transportation Plan, Subdivision and 
Development Servicing Bylaw and the Northeast Gordon Estate 
Neighbourhood Plan.  

3. Completion of a road closure bylaw for the portion of 72 Avenue 
between Crush Crescent and Smith Crescent. 

4. Completion of a subdivision to create separate lots for each 
townhouse site (and registration of cross access easements), the 
stormwater detention facility and the McGillivray Heritage Residence. 

5. Dedication and construction of a 4.5 m wide street greenway on the 
north side of 72 Avenue and Crush Crescent including final 
acceptance of the greenway landscape design plans, sidewalk/trail 
alignment, signage, landscape details and security. 

6. Provision of an ALR buffer in accordance with the Northeast Gordon 
Estate Neighbourhood Plan, including associated 3 m wide trail 
(Arbour Ribbon). 
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7. In accordance with the provisions of Section 4.2.13 of the  

Northeast Gordon Estate Neighbourhood Plan, provision of a wildlife 
corridor along the south portion of the site connecting the wildlife 
tunnel on the north side of 72 Avenue to 210 Street. 

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

9. 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).  

10. Secure a community stormwater detention site to serve the 
catchment area in compliance with the Subdivision and Development 
Servicing Bylaw to the acceptance of the Township of Langley. 

11. Registration of restrictive covenants acceptable to the Township:  
a. restricting development until a Development Permit is issued 

for the site 
b. prohibiting clearing of the site (with the exception of servicing 

access areas) until such time as 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), 
is accepted by the Township 

c. identifying the units (5% of townhouse units) required in 
accordance with the Schedule 2 – Adaptable Housing 
Requirements of the Township’s Official Community Plan 

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

e. prohibiting parking on internal strata roadways (other than in 
clearly identified parking spaces) 

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

g. prohibiting access to the site from 72 Avenue and  
Crush Crescent 

h. securing building setbacks, buffer areas, and agricultural 
awareness considerations in accordance with Section 4.3.5 of 
the Willoughby Community Plan. 

12. Registration of a cross access easement in favour of the McGillivray 
Heritage Residence property over the proposed Townhouse site. 

13. Registration of cross access easements over the proposed townhouse sites 
in favour of each other to provide access. 

14. Council adoption of a Heritage Revitalization Agreement 
Authorization Bylaw with respect to restoration and relocation of the 
McGillivray Heritage Residence. 

15. Compliance with the Community Amenity Contributions (CAC) Policy, 
comprising a total voluntary community amenity contribution of 
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$7,087,500 in support of the proposed OCP amendment and 
rezoning. 

16. Compliance with the Willoughby Greenway Amenity Policy, and  
5% Neighbourhood Park Land Acquisition Policy. 

17. 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. 
 

That Council consider that Langley Official Community Plan Bylaw 1979  
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005  
No. 4475 Amendment (Isle of Mann Property Group) Bylaw No. 5836 is 
consistent with the Township’s Five Year Financial Plan as updated annually 
and with Metro Vancouver’s Integrated Liquid Waste Resource Management 
Plan and Integrated Solid Waste Resource Management Plan, Housing Needs 
Report and with the consultation requirement of Official Community Plan 
Consultation Policy (07-160). 
 
REFERRAL 
Moved by Councillor Ferguson, 
Seconded by Councillor Baillie,  
That Official Community Plan Amendment and Rezoning Application             
No. 100242 be referred to staff for a public hearing. 
CARRIED  

 

 J. BYLAWS FOR FINAL ADOPTION 

    
  1. Designation of Willowbrook Transit-Oriented Area  

Bylaw No. 6021 
Report 24-110 
File BLSI LRP00026 
 
Moved by Councillor Pratt,  
Seconded by Councillor Baillie,  
That Council give final reading to “Willowbrook Transit-Oriented Area 
Designation Bylaw No. 6021”. 
 
DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That consideration of J.1 be deferred until the 2024 Provincial Election Final 
Count is completed and the election results are officially confirmed, to be 
further considered by Council no sooner than the November 18, 2024, 
Regular Meeting of Council. 
CARRIED  
 
Councillor Richter opposed 
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  2. Provincial Housing Legislation –  

Small-Scale Multi-Unit Housing  
Bylaw No. 6020 
Report 24-114 
File BLSI LRP00026 
 
DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That consideration of J.2 be deferred until the 2024 Provincial Election Final 
Count is completed and the election results are officially confirmed, to be 
further considered by Council no sooner than the November 18, 2024, 
Regular Meeting of Council. 
CARRIED 
 
Councillor Richter opposed  
 

 CONFLICT OF INTEREST 
Councillor Rindt declared a Conflict of Interest under Section 100 of the Community 
Charter due to a pecuniary interest and left the meeting at 2:16pm.  
 

  3. Business, Secondary Suite and  
Liquor Licence Reform  
Bylaw No. 5878 
Bylaw No. 6047 
Bylaw No. 6048 
Bylaw No. 6049 
Report 24-201 
File PLI 4320-01 
 
Moved by Mayor Woodward,  
Seconded by Councillor Pratt,  
That Council give final reading to “Licencing Bylaw No. 5878”, 
 
“Fees and Charges Bylaw 2007 No. 4616 Amendment Bylaw No. 6047”, 
 
“Bylaw Notice Enforcement Bylaw 2008 No. 4703 Amendment Bylaw  
No. 6048”, and 
 
“Development Application Procedures Bylaw No. 5760 Amendment Bylaw  
No. 6049”. 
 
AMENDMENT 
Moved by Mayor Woodward, 
Seconded by Councillor Ferguson,  
That Bylaw No 6047 be amended such that the Annual Secondary Suite 
Infrastructure Fee be $245 in 2025 and $145 in 2026, with the Family  
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category to remain at $145 for 2025, and the Compassionate category to 
remain at $0 for 2025 and 2026. 
CARRIED  
 
Councillor Richter opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  
 
Councillor Richter opposed  
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Pratt,  
That for the existing Family and Compassionate secondary suite categories 
there be a two-year grace period to 2027 for the proposed additional water 
and sewer levies; and 
 
That property owners with secondary suites be given priority within the 
upcoming voluntary residential water metering program, if so requested by 
them. 
CARRIED  
 

 Councillor Rindt re-entered the meeting at 2:19pm. 
 

  4. Land Use Contract Discharge and  
Rezoning Application No. 100588 (McTaft Properties Ltd. / 
6897 Glover Road and 21690 Smith Crescent) 
Bylaw No. 5745 
Bylaw No. 5746 
Report 21-112 
File CD 11-18-0001  
 
Moved by Councillor Pratt,  
Seconded by Councillor Rindt,  
That Council abandon “Township of Langley Land Use Contract No. 31 
Discharge (McTaft Properties Ltd.) Bylaw 2021 No. 5745”. 
 
That Council give final reading to “Township of Langley Zoning Bylaw 1987 
No. 2500 Amendment (McTaft Properties Ltd.) Bylaw 2021 No. 5746”. 
CARRIED  
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  1. Official Community Plan Update  

Terms of Reference 
Report 24-171 
File CPP LRP00026 
 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Council endorse the draft Terms of Reference for the Official Community 
Plan Update (Attachment A). 
 
REFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Pratt,  
That item K.1 be referred back to staff to consider additional objectives and 
opportunities that could be desirable and attainable for the Willoughby 
Community Plan, for Council to consider. 
CARRIED  

 

 L. MAYOR AND COUNCIL REPORT 

    
  Mayor Woodward thanked Township of Langley staff for their efforts during 

the recent atmospheric river event. He further thanked Megan Dykeman 
and Andrew Mercier for their years of service as MLA’s in Langley and 
congratulated Harman Bhangu, Jody Toor, and Misty vanPopta for their 
recent election wins.  

 

 M. 
METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
  Councillor Ferguson thanked Township of Langley and Metro Vancouver 

staff for their efforts during the recent atmospheric river event.  
 

 N. 
ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
CLOSED MEETINGS 

   
  The following item has been brought forward from the October 7, 2024 

Closed Council meeting for public information: 
 

  1. Design Advisory Process – Willowbrook SkyTrain Station and 
Community Engagement Report 
 
That Council request TransLink include input from Vic Leach,  
Pedestrian Safety Advocacy with Walkers' Caucus. 
CARRIED 
 
Section 90(1) (k) Negotiations 
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O. FOR INFORMATION 

    
  1. Financial Report Update – June 20, 2024 

Memorandum – Finance Division 
File 1830-02 
 

  2. Aldergrove Athletic Park Improvements 
Memorandum – Corporate Projects Division 
File 6125-20-AATH1 
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt, 
That Council direct staff to proceed with the requested improvements to the 
park, including: 

• New shelters on the east synthetic field for spectators and players. 

• Additional paving and drainage improvements between the two 
synthetic fields.  

CARRIED  
 

  3. Township Bike Park Improvements 
Memorandum – Corporate Projects Division 
File 1700-01-2025 
 

  4. Seniors Advisory Committee 
Minutes – September 18, 2024 
File 0540-20 
 

  5. Heritage Advisory Committee 
Minutes – October 2, 2024 
File 0540-20 
 

  6. Presentation Request – Langley Community Health &  
Hospital Foundation  
File 0550-10 
 
Correspondence from Amy Kakebeeke, Executive Assistant and  
Office Manager, Langley Community Health & Hospital Foundation, 
requesting Council approve a 20-minute presentation from the Foundation 
for the November 4, 2024 Regular meeting regarding their rebrand, 
accomplishments and future campaigns. 
 
MOTION 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council approve a 20-minute presentation from the Langley 
Community Health & Hospital Foundation for the November 4, 2024 Regular 
meeting regarding their rebrand, accomplishments and future campaigns. 
CARRIED  
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P. MOTIONS ARISING FROM INFORMATION 

    
  1. Seniors Advisory Committee Recommended Motion 

File 0540-20 
 
Moved by Councillor Rindt,  
Seconded by Councillor Pratt,  
That Council consider the following to support food security across the 
Township of Langley, as recommended in the Aldergrove food system pilot 
project report, with specific reference to the needs of seniors: 
 
1. Creating a Township-wide food system study to explore food security 

issues and solutions in all neighbourhoods within the Township of 
Langley; 

2. Encouraging the Township of Langley to maintain and increase supports 
to existing and future food-related initiatives; and 

3. Creating a Community Food Security Coordinator role.  
 
DEFERRAL 
Moved by Councillor Baillie, 
Seconded by Councillor Rindt,  
That this motion be deferred to the January 27, 2025 Regular Council 
Meeting.  
CARRIED  
 

 Councillor vanPopta left the meeting at 2:37pm. 
 

  2. Heritage Advisory Committee Recommended Motion 
File 0540-20 
 
Moved by Councillor Rindt,  
Seconded by Councillor Pratt,  
That Council endorse funding of temporary signs to be posted while repair or 
conservation work is underway under the Heritage Building Incentive 
Program to acknowledge partial funding from the Township.  
 
AMENDMENT 
Moved by Mayor Woodward, 
Seconded by Councillor Kunst, 
That the motion be amended to endorse funding up to a maximum of $5,000 
per year. 
CARRIED 
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  

 
MEETING RECESSED 
The meeting recessed at 2:39pm. 
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MEETING RECONVENED 
The meeting reconvened at 2:45pm. 
 
Councillor vanPopta re-entered the meeting at 2:45pm. 
 

 Q. OTHER BUSINESS 

   
  1. Debt Workshop in 2025 Budget Process 

 
Moved by Councillor Richter, 
Seconded by Councillor Kunst,  
Whereas both long-term and “temporary” borrowing by the current Council 
continues to accumulate and escalate every month;  
 
Therefore be it resolved that Council request staff to hold a separate 
dedicated Council Workshop on the topic of current and projected debt levels 
in the Township of Langley as part of the 2025 Budget process. 
 
Be it further resolved that this Council Workshop on debt include, but not be 
limited to: 
 
1. Debt levels at the start of this current Council term; 
2. New debt totals approved to date in the current Council term; 
3. Expected total $ debt from all sources by the end of this current Council’s 

term; 
4. Current annual and anticipated total carrying/debt servicing costs of all the 

new debt by source and type including, but not limited to, internal 
borrowing;  

5. Debt repayment plans and financing terms for the new debt;  
6. Estimated revenue sources from all sources including, but not limited to, 

property tax increases in both the long and short term to repay the total 
new debt principal and total annual servicing costs of the new debt; and 

7. The Township of Langley’s current 2024 Maximum Debt Ceiling, and the 
Township’s current 2024 position relative to that Maximum Debt Ceiling. 
 

Finally, be it resolved that this Council Workshop on Debt be open to the 
public to attend and/or watch via live streaming. 
DEFEATED  
 
Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and 
vanPopta opposed  
 

  2. Timely and Full Council Access to Critical Decision-Making Information 
 
Moved by Councillor Richter,  
Seconded by Councillor Martens,  
Whereas all members of Langley Township Council need, and must have, 
equal and timely access to the same critical decision-making information 
required to make the group decisions that bind the Corporation of the 
Township of Langley to a particular action path in both Open and Closed 
Township Council Meetings; 
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 Q. OTHER BUSINESS 

   
Whereas the current method of getting critical decision-making information for 
some members of the current Council seems to be limited to what is published 
in the local and regional media; and 
 
Whereas this is a procedurally unfair way of distributing all critical group 
decision-making information, like but not limited to publicly registered legal 
filings and briefings, to all duly elected Langley Township Council members so 
that they can equally make fair and balanced decisions on their own at the 
same time when called upon to do so in a Langley Township Council meeting; 
 
Therefore be it resolved that Council direct all Langley Township staff going 
forward to provide all of Council with exactly the same information at the same 
time and in the same format as both the Mayor and/or his majority CWL Slate 
members currently receive that information.   
DEFEATED  
 
Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and 
vanPopta opposed  
 

  3. Acting Mayor Activities/Events 
 

Moved by Councillor Richter,  
RECEIVED NO SECONDER  
Be it resolved that Council receive a monthly list of Acting Mayor 
Activities/Events and who represented Council at those events during 
the current Acting Mayor term (May to October 2024) and all future 
Acting Mayor terms until the end of this current Council’s term. 
 

  4. Apology to Surrey City Council and Citizens 
 
Moved by Councillor Richter,  
Seconded by Councillor Kunst,  
Whereas the Mayor of Langley Township Council in his official  
mayoral capacity attended the public 2024 Surrey’s Mayor Gala on 
October 4, 2024; 
 
Whereas the Mayor of Langley Township made some speaking 
comments at that public event which were upsetting to some members 
of the current Surrey City Council and Surrey City residents present; 
and 
 
Whereas the City of Surrey is a very large and very important 
neighbour to the Township of Langley, and ongoing cordial relations 
between these two neighbours is important; 
 
Therefore be it resolved that Langley Township Council send an 
official apology to Surrey City Council and its residents for any 
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 Q. OTHER BUSINESS 

   
upsetting or offensive public comments made by the Langley 
Township Mayor at the October 4, 2024 Surrey Mayor’s Gala event. 
DEFEATED  
 
Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and 
vanPopta opposed  
 

  5. Obsolete Bylaw Repeals and/or Updates 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
Whereas: 
 
1. There are numerous bylaws that date back to 1947 that should be 

reviewed and potentially repealed due to obsolescence and/or effective 
replacement by subsequent bylaws; and 

 
2. Many of these bylaws technically remain in law and effect despite 

obsolescence of their intent or replacement by subsequent bylaws; 
 
Therefore be it resolved that Council directs staff to report to Council with the 
necessary bylaw repeals and/or other adjustments for bylaws that are 
obsolete, superseded and/or otherwise unneeded. 
 
AMENDMENT 
Moved by Councillor Richter, 
Seconded by Councillor Pratt, 
That the motion be amended to ask staff to include a list and copies of the 
necessary bylaw repeals. 
CARRIED  
 
Mayor Woodward and Councillors Baillie, Rindt, and vanPopta opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  
 

  6. Obsolete Council Policies 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
Be it resolved that Council hereby rescinds Council Policy 07-159 Agricultural 
Benefit Contributions and Council Policy 07-163 Additional Dwelling - Farm 
Use – ALR;  
 
That Council hereby rescinds Council Policy 07-408 Building Permit – 
Contractors; and 
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 Q. OTHER BUSINESS 

   
That Council hereby rescinds Council Policy 03-823 Non-Metered Utility Bills. 
CARRIED 
 
Councillor Richter opposed  
 

  7. Langley Airport Zoning Regulation Amendment 
 
Moved by Mayor Woodward,  
Seconded by Councillor Pratt,  
Whereas: 
 
1. The Langley Airport Zoning Regulation (AZR) is mandated by the federal 

Aeronautics Act and enforced by Transport Canada; 
 
2. To theoretically ensure safe and unobstructed aircraft operations, the  

AZR limits the maximum height of any building or structure to  
53.95 metres geodetic on all properties within a 4 kilometre radius of the 
Langley Regional Airport; 

 
3. The AZR impacts most of the Willowbrook Community Plan, particularly 

around the planned Willowbrook SkyTrain Station at Willowbrook Drive 
and Fraser Highway; and 

 
4. The in-service date for the Surrey-Langley SkyTrain extension has been 

delayed from 2028 to 2030, and Bus Rapid Transit on 200 Street from 
Willowbrook to Haney remains unfunded with an unknown timeline; 

 
Therefore be it resolved that Council directs staff to: 
 
1) commence a process to seek an amendment and/or exemption for a 

portion of the Langley Airport Zoning Regulation (the “AZR”) within the 
Township of Langley currently in effect for the Willowbrook Community 
Plan area; 

 
2) engage an aerodrome expert to prepare a summary report for the 

purposes of an amendment and/or exemption application to the AZR, with 
a maximum of $150,000 pre-approved within the 2025 Budget; 

 
3) ensure that an aerodrome report is consistent with the future vision and 

development of the new Langley Regional Airport Strategic Plan that is 
currently underway; 

 
4) engage with relevant government agencies such as Transport Canada, 

Nav Canada, BC Ministry of Transportation and Infrastructure and 
TransLink; and further 
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 Q. OTHER BUSINESS 

   
5) defer a new Willowbrook Community Plan until the aerodrome report is 

completed and submitted to Transport Canada for consideration of a 
Township of Langley AZR amendment and/or exemption. 

 
AMENDMENT 
Moved by Mayor Woodward, 
Seconded by Councillor vanPopta,  
That recommendation #1 be amended to include the Langley Memorial 
Hospital.  
CARRIED 
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was 
CARRIED  
 

  8. Ariadne Boutsakis, Stewardship Centre for BC, Delegation 
 
Moved by Councillor Martens,  
Seconded by Councillor Baillie,  
That the delegation from Ariadne Boutsakis regarding roaming cats be 
referred to staff for a report.  
CARRIED  
 

  9. Obsolete Council Policy 
 
Moved by Councillor Richter, 
Seconded by Councillor Kunst,  
That council ask staff to provide a recommendation on how to disperse the 
$66,000 reserve from the now extinct Agricultural Benefit Contributions and 
Council Policy 07-163 Additional Dwelling - Farm Use- ALR, and to consult 
with the Agricultural Advisory Committee on how best to use this balance.  
DEFEATED 
 
Mayor Woodward and Councillors Baillie, Ferguson, Rindt, and vanPopta 
opposed  

 

 

R. MOTION TO RESOLVE INTO CLOSED MEETING 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council now resolve into a 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) (f) Law Enforcement 
Item G.1 - Section 90(1) (i) Solicitor-Client Privilege 
Item I.1   - Section 90(2) (b) Intergovernmental Relations 
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Item I.2   - Section 90(1) (k) Negotiations 
Item I.3   - Section 90(1) (a) Personnel 

CARRIED  
 

 S. TERMINATE 

   
  Moved by Councillor Rindt,  

Seconded by Councillor Baillie,  
That the meeting terminate at 3:14pm.  
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
  
Mayor 
 
 
  
Township Clerk 
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Suzanne Little

From: do_not_reply@notifications.tol.ca
Sent: Friday, October 18, 2024 5:52 AM
To: legservicesinfo
Subject: Delegation Requests by Brad Hendy

Please note the following response to Delegation Requests has been submitted at Friday October 
18th 2024 5:49 AM. 

• I/we would like to appear as a delegation at the Council meeting on (at the
1:30pm Regular Meeting)
11/04/2024

• Name of delegate or organization wishing to appear
Bard in the Valley

• Topic
Bard in the Valley would like to propose an annual winter Shakespeare production in the
Salish by the River building. This joint venture with the Langley Arts Council would include
600 free tickets for the township's residents.
Bard in the Valley has a long history of bringing free or low-cost Shakespeare and off-
Shakespeare productions to the Fraser Valley.

• Purpose of presentation
Other

• for other, describe here:
For our proposal, we would need the Salish performance hall space and a rehearsal space
at no cost.

• Desired resolution
Our proposal is for a three-week production in January/February in the Salish by the River
building. Our performances would run from Wednesday to Sunday.
Our offer to the Township is 600 free tickets at a value of $23,500.00 to offset the use of
the building and rehearsal space.
Bard in the Valley is a volunteer organization. Most of our board members are current or
retired Langley teachers. Our mission is to bring affordable theatre to the Fraser Valley.
Over the last 5 years, Bard in the Valley has grown to be a substantial resource for the
community. We hope to share our resources with the Township.

• Full name
Brad Hendy

• Email address
Brad@bardinthevalley.com
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: NOVEMBER 4, 2024 – REGULAR MEETING REPORT:  24-218 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-15-0019
SUBJECT: AGRICULTURAL LAND COMMISSION APPLICATION 

NO. 100460 (LEE / 6616 – 240 STREET) 

PROPOSAL: 

Subdivision within the Agricultural Land Reserve (ALR) of a 2.56 ha (6.33 ac) parcel located at 
6616 – 240 Street into three (3) rural lots. 

RECOMMENDATION SUMMARY: 

That Council advise the Agricultural Land Commission (ALC) that the proposed subdivision 
complies with the minimum lot size provisions of the Township’s Zoning Bylaw and request 
consideration based on agricultural merits. 

RATIONALE: 

The application complies with the provisions of the Township’s Zoning Bylaw. 

RECOMMENDATION: 

That Council advise the Agricultural Land Commission that the subdivision application on behalf 
of the owners of the property located at 6616 – 240 Street within the Agricultural Land Reserve 
complies with the minimum parcel size provisions of Suburban Residential Zone SR-1 of the 
Township’s Zoning Bylaw and request consideration based on agricultural merits.  

EXECUTIVE SUMMARY: 

The applicant, pursuant to Section 21(2) of the ALC Act, has applied to subdivide a 2.56 ha  
(6.33 ac) property into three (3) rural lots. One of the proposed lot sizes is approximately 0.95 ha 
(2.35 ac), while the other two are approximately 0.8 ha (1.98 ac). 

The subject property is located at 6616 – 240 Street, within the ALR, designated Salmon River 
Uplands in the Rural Plan (adopted in 1993), and zoned Suburban Residential Zone SR-1 
(minimum lot size of 0.37 ha (0.92 ac)). Staff recommend that Council forward the application to 
the ALC as the proposal complies with the minimum lot size requirements of the Township’s 
Zoning Bylaw.   

PURPOSE: 

To provide Council with information and a recommendation with respect to an ALR subdivision 
application submitted under Section 21(2) of the ALC Act. 
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AGRICULTURAL LAND COMMISSION APPLICATION 
NO. 100460 (LEE / 6616 – 240 STREET) 
Page 2 . . . 

REFERENCE: 

Owner: Doo and Moon Lee 
6616 – 240 Street 
Langley, BC V2Y 2H3 

Legal Description: Lot 6 Section 15 Township 11 New Westminster District 
Plan 12101  

Location: 6616 – 240 Street 

Area: 2.56 ha (6.33 ac) 

Existing Zoning: Suburban Residential Zone SR-1  
(minimum lot size of 0.37 ha (0.92 ac)). 

Rural Plan:  Salmon River Uplands 

Agricultural Land Reserve: In the Agricultural Land Reserve 

BACKGROUND/HISTORY: 

● The property is located in the ALR, designated Rural in the OCP, designated Salmon
River Uplands in the Rural Plan and zoned Suburban Residential Zone SR-1.

DISCUSSION/ANALYSIS: 

● An application has been submitted pursuant to Section 21(2) of the ALC Act to subdivide
a 2.56 ha (6.33 ac) property into three (3) rural lots.

● One of the proposed lot sizes is approximately 0.95 ha (2.35 ac), while the other two are
approximately 0.8 ha (1.98 ac).

● The Township’s Subdivision and Development Servicing Bylaw designates the subject
property Level 3 – Suburban. The Level 3 – Suburban service level requires each lot to
be serviced with a connection to a municipal water supply and on-site septic disposal
system (including nitrate removal).

● Should the application proceed to ALC approval, the applicant will be required to provide
connection to the municipal water supply. Staff note that the nearest municipal water
supply is approximately 3.0 km from the subject site.

● Details of the proposed subdivision will be addressed at the subdivision stage in
accordance with the Township’s Subdivision and Development Servicing Bylaw and
Official Community Plan as well as any additional requirements imposed by the ALC as a
condition of approval, should such be granted.

Adjacent Uses: 

Existing Use Rural Plan Designation Existing Zoning 

North: A property with existing 
dwelling and farm 

Salmon River Uplands Suburban Residential 
Zone SR-1 

South: 66 Avenue, beyond which 
are multiple properties with 
existing dwellings not in the 
ALR 

Salmon River Uplands Suburban Residential 
Zone SR-1 
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East: A property with existing 
dwelling and farm 

Salmon River Uplands Suburban Residential 
Zone SR-1 

West: 240 Street, beyond which 
are properties with existing 
dwellings and farms 

Salmon River Uplands Suburban Residential 
Zone SR-1 

Policy Considerations: 

● The subject site is located within the ALR and designated Salmon River Uplands in the
Rural Plan.

● Staff recommend that Council advise the ALC that the subdivision proposal complies with
the Township’s Zoning Bylaw and meets the minimum lot size requirements of the
Suburban Residential Zone SR-1.

● Details of the proposed subdivision will be addressed at the subdivision stage in
accordance with the Township’s Subdivision and Development Servicing Bylaw as well as
any additional requirements imposed by the ALC as a condition of approval, should such
be granted.

● As the Township of Langley does not have the required expertise to assess the
application from an agricultural perspective, the application is being forwarded to the ALC
for their consideration.

Respectfully submitted, 

Mohammad Nemati 
PLANNING TECHNICIAN 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Maps and Graphics 
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ATTACHMENT A 

AERIAL CONTEXT MAP 
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ZONING BYLAW NO. 2500 

SUBJECT 
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REPORT TO 

MAYOR AND COUNCIL

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-216 
FROM: ENGINEERING DIVISION FILE: 1855-35 
SUBJECT: HEALTH CANADA EMERGENCY TREATMENT FUND 

GRANT REQUEST 

RECOMMENDATION: 

That Council authorize an application to Health Canada’s Emergency Treatment Fund for 
$850,000 for the Community Safety Engagement Unit Pilot: Mobile Outreach and Harm 
Reduction Initiative 

ANALYSIS: 

The Government of Canada, through Health Canada, is offering the Emergency Treatment 
Fund (ETF), providing urgent targeted funding to municipalities and Indigenous communities to 
support rapid responses to the overdose crisis. Funding will address urgent and immediate 
needs, as defined by the communities, to bolster local capacity and provide access to culturally 
appropriate, trauma-informed, and evidence-based programs and services. 

Applications to the ETF provide 100 percent cost sharing to a maximum of $2 million per fiscal 
year (April 1 to March 31), from the Government of Canada with activities required to be 
completed by March 31, 2026. Applications to the ETF are due by November 8, 2024.  

Pilot Project: Community Safety Engagement Unit: 

The Township of Langley is experiencing a rise in public health and safety concerns related to 
homelessness and substance use, leading to an increase in sanitation issues and discarded 
drug paraphernalia. The urgency of this project stems from the need to address these issues 
proactively and compassionately, offering support to vulnerable populations while mitigating 
public safety risks.  

Staff are proposing a pilot project to expand the Community Safety Engagement Unit alongside 
community partners. The unit will play a vital role in connecting individuals experiencing 
homelessness or addiction to harm reduction services and other available resources. The 
program will also benefit residents and local businesses by improving public safety and 
sanitation in high-risk areas. 

Specific objectives of the proposed project include: 

• Deploy a trauma-informed team working in conjunction with local providers to engage
with individuals experiencing homelessness and substance use challenges, offering non-
enforcement-based support.

• Facilitate access to mental health, peer support and harm reduction services by building
partnerships with local providers.

• Promote public safety through proactive inspections to address fire risks, sanitation
concerns, and discarded drug paraphernalia.

E.2

E.2 - Page 1



HEALTH CANADA EMERGENCY TREATMENT FUND GRANT REQUEST 
Page 2 . . . 

• Strengthen community relationships by offering consistent, empathetic engagement with
residents, businesses and vulnerable populations.

Proposed Project Activities Include: 

• Specialized Training for Officers:
Officers and partnering outreach workers will undergo advanced mental health crisis
training, crisis management, and trauma-informed care, ensuring they are equipped to
interact effectively with individuals in distress.

• Collaboration with Social and Health Services:
The unit will work closely with local health professionals, Indigenous knowledge keepers,
and peer support workers to ensure timely referrals, follow-ups, and a coordinated
response to the needs of vulnerable populations. The project may include the
rental/purchase of a specialized mobile outreach vehicle. This mobile unit would support
officers and service partners in providing field operations, coordinating services, and
offering immediate assistance to vulnerable individuals.

• Proactive Safety Inspections:
Routine inspections will be conducted in high-risk areas to identify and address hazards
such as fire risks and discarded drug paraphernalia before they escalate into
emergencies.

Financial Implications: 

Should the Township be successful in the funding application, the Township would receive 
$850,000, covering 100 percent of proposed project activities, a breakdown of which is 
presented below: 

Community Safety Engagement Unit 

Item Amount 

Specialized Training $50,000 
Personnel & Equipment (officers, peer 
support workers, contracted providers) $550,000 

Operational Costs (fuel, materials, supplies, 
clean-up costs) $200,000 

Program monitoring, evaluation and 
performance management $50,000 

Total: $850,000 

Future intakes of the program are planned for spring 2025 and spring 2026, which may allow for 
an opportunity to continue future phases of the program, subject to program evaluation, Council 
approval and successful grant applications. 

Respectfully submitted, 

Ryan Chapman 
MANAGER, ADMINISTRATION & BUSINESS SERVICES 
for 
ENGINEERING DIVISION 

This report has been prepared in consultation with the following listed departments. 
CONCURRENCES 

Division / Department Name 

FINANCE DIVISION S. Ruff
PROTECTIVE SERVICES - BYLAW ENFORCEMENT M. Natt
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-217 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0166
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100287 (1104815 BC LTD. / 
PARAMORPH ARCHITECTURE INC. / 6705 AND 6731  
WILLOWBROOK CONNECTOR AND 6785 – 208 STREET) 

PROPOSAL: 

Application to amend the Willoughby Community Plan and the Northeast Gordon Estate 
Neighbourhood Plan and rezone approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731 
Willowbrook Connector and 6785 – 208 Street to Comprehensive Development Zone CD-205 to 
facilitate development of approximately 80 townhouses and 12 live-work townhouses. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws No. 6043 and 6044 subject to 13 
development prerequisites being satisfied prior to final reading of Bylaw No. 6044 and that staff 
be authorized to schedule the required Public Hearing. 

RATIONALE: 

The proposed development complies with the overall objectives of the Willoughby Community 
Plan and Northeast Gordon Estate Neighbourhood Plan.   

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment 
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 Amendment (1104815 BC 
Ltd.) Bylaw No. 6043 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 
(1104815 BC Ltd.) Bylaw No. 6044 rezoning 1.8 ha (4.5 ac) of land located at 6705 and 6731 
Willowbrook Connector and 6785 – 208 Street to Comprehensive Development Zone CD-205 to 
facilitate development of approximately 80 townhouses and 12 live-work townhouses, subject to 
the following development prerequisites being satisfied to the acceptance of the Township prior 
to final reading: 

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

2. Provision of road dedications, widenings, enhanced sidewalks, greenways, and
necessary traffic improvements for 207 Street and Willowbrook Connector, including
dedications and securing the provision and construction of 207 Street from the subject
site to 67 Avenue or 68 Avenue, in accordance with the Township’s Master
Transportation Plan, Subdivision and Development Servicing Bylaw and the Northeast
Gordon Estate Neighbourhood Plan.
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3. Submission of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw.

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

5. Dedication and construction of a 4.5 m (14.7 ft) wide street greenway on the west side
of Willowbrook Connector and a 3.0 m (9.8 ft) wide recreational greenway at the south
boundary of the site, including final acceptance of the greenway landscape design
plans, sidewalk/trail alignment, signage, landscape details, and security.

6. Registration of restrictive covenants acceptable to the Township:
a. restricting development until a Development Permit is issued for the site and

incorporating a Landmark Amenity in compliance with the Northeast Gordon
Estate Neighbourhood Plan

b. prohibiting vehicular access to Willowbrook Connector
c. prohibiting clearing of the site (with the exception of servicing access areas)

until such time as 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) is accepted by
the Township

d. identifying the units (5% of townhouse units) required in accordance with the
Schedule 2 – Adaptable Housing Requirements of the Township’s Official
Community Plan

e. prohibiting parking on internal strata roadways (other than in clearly identified
parking spaces)

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

g. specifying the required building setback from the ALR for the townhouse
buildings and prohibiting the removal of vegetation in the ALR buffer area

h. notifying property owners of the proximity of the ALR and of the potential for
sound, odour and airborne impact from natural farm activities.

7. Registration of a reciprocal access easement over 6705 and 6731 Willowbrook
Connector and 6785 – 208 Street for the purposes of access to 68 Avenue via land
located to the north at 20792 – 68 Avenue.

8. Registration of a statutory right-of-way over 6705 and 6731 Willowbrook Connector and
6785 – 208 Street for the purposes of a shared pedestrian pathway from 207 Street to
Willowbrook Connector.

9. Detailed design and construction of the Blue Link, including tree retention.
10. Registration of a statutory right-of-way over 6705 and 6731 Willowbrook Connector and

6785 – 208 Street for the purpose of accommodating the Blue Link.
11. Dedication, detailed design and construction of the south half of the Urban Green

(approximately 606 m2 (6,522 ft2)) in coordination with adjacent development (ToL
Project No. 08-14-0237).

12. Compliance with the Community Amenity Contributions Policy, the Willoughby
Greenway Amenity Policy, and the 5% Neighbourhood Park Land Acquisition Policy.

13. 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.
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That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 
Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment 
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 Amendment 
(1104815 BC Ltd.) Bylaw No. 6043 is consistent with the Township’s Five Year Financial 
Plan as updated annually and with Metro Vancouver’s Integrated Liquid Waste Resource 
Management Plan and Integrated Solid Waste Resource Management Plan, Housing 
Needs Report and with the consultation requirement of Official Community Plan 
Consultation Policy (07-160). 

That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6043 
and 6044. 

EXECUTIVE SUMMARY: 

Paramorph Architecture Inc. has applied on behalf of the owner to amend the Willoughby 
Community Plan and the Northeast Gordon Estate Neighbourhood Plan and rezone 
approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731 Willowbrook Connector and  
6785 – 208 Street to Comprehensive Development Zone CD-205 to facilitate development of 
approximately 80 townhouses and 12 live-work townhouses with a total density of 50.3 uph 
(20.4 upa). 

To accommodate the proposed townhouse development, the applicant has applied to amend the 
Northeast Gordon Estate Neighbourhood Plan to redesignate the westerly portion of 6785 – 208 
Street from Medium Density Apartment (1.9 FSR) to Townhouse (22 UPA). The Willoughby 
Community Plan is also proposed to be amended from Suburban Residential to Multi Family for 
properties located at 6705 and 6731 Willowbrook Connector to align with the Northeast Gordon 
Estate Neighbourhood Plan. 

The subject lots are currently accessed from Willowbrook Connector. A condition of development 
is removal of access from Willowbrook Connector. As a result, development of this site is reliant 
on coordination with adjacent property owners to achieve acceptable road network access from 
207 Street to 67 Avenue or 68 Avenue consistent with the Northeast Gordon Estate 
Neighbourhood Plan to accommodate access, servicing and construction. 

A development permit for form and character is also being processed for Council’s subsequent 
consideration as it involves a non-delegated commercial component (live-work townhouses). 

As the proposed development complies with the overall objectives of the Willoughby Community 
Plan and the Northeast Gordon Estate Neighborhood Plan, staff recommend Council consider 
the community and neighbourhood plan amendments and rezoning request, subject to the 
completion of 13 development prerequisites. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan 
Amendment Bylaw No. 6043 and Rezoning Bylaw No. 6044. 
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REFERENCE: 

Owner: 

Agent: 

1104815 BC Ltd. 
5250 Buckingham Avenue 
Burnaby, BC V5E 1Z8 

Paramorph Architecture Inc. 
308, 9639 – 137A Street 
Surrey, BC V3T 0M1 

Legal Description: Lot 2 Except: Part Road on Plan LMP43866; District Lot 311 
Group 2 New Westminster District Plan 20869 

Lot 3 Except: Part Road on Plan LMP43866; District Lot 311 
Group 2 New Westminster District Plan 20869 

Lot 5 Except: Part Road on Plan LMP43864; District Lot 311 
Group 2 New Westminster District Plan 68504 

Location and Lot Area: 6705 Willowbrook Connector (0.6 ha (1.6 ac)) 
6731 Willowbrook Connector (0.8 ha (2.0 ac)) 
6785 – 208 Street (0.4 ha (0.9 ac)) 

Total Area: 1.8 ha (4.5 ac) 

Existing Zoning: 

Proposed Zoning: 

Suburban Residential Zone SR-2 

Comprehensive Development Zone CD-205 

Willoughby Community Plan 
(existing): 

Suburban Residential and Multi Family 

Willoughby Community Plan 
(proposed): 

Northeast Gordon Estate 
Neighbourhood Plan 
(existing): 

Multi Family 

Townhouse (22 UPA), Townhouse Live/Work (22 UPA), 
Medium Density Apartment (1.9 FSR), and Significant Tree 
Area 

Northeast Gordon Estate 
Neighbourhood Plan 
(proposed): 

Townhouse (22 UPA), Townhouse Live/Work (22 UPA), and 
Significant Tree Area 

BACKGROUND/HISTORY: 

• The subject property located at 6785 – 208 Street is currently zoned Suburban
Residential Zone SR-2, designated Multi Family in the Willoughby Community Plan, and
designated Townhouse (22 UPA), Medium Density Apartment (1.9 FSR) and Significant
Tree Area in the Northeast Gordon Estate Neighbourhood Plan.

• The subject properties located at 6705 and 6731 Willowbrook Connector are currently
zoned Suburban Residential Zone SR-2, designated Suburban Residential in the
Willoughby Community Plan and designated Townhouse (22 UPA), Townhouse
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Live/Work (22 UPA), and Significant Tree Area in the Northeast Gordon Estate 
Neighbourhood Plan. 

• The site is in Development Permit Area ‘B’ – Residential and Development Permit Area ‘I’
– Agricultural Edge and Escarpment Protection in the Willoughby Community Plan.

DISCUSSION/ANALYSIS: 

• Paramorph Architecture Inc. has applied on behalf of the owners to amend the Northeast
Gordon Estate Neighbourhood Plan and rezone approximately 1.8 ha (4.5 ac) of land
located at 6705 and 6731 Willowbrook Connector and 6785 – 208 Street to
Comprehensive Development Zone CD-205.

• The applicant has applied to amend the Northeast Gordon Estate Neighbourhood Plan to
redesignate the west portion of 6785 – 208 Street from Medium Density Apartment (1.9
FSR) to Townhouse (22 UPA).

• The Willoughby Community Plan is also proposed to be amended from Suburban
Residential to Multi Family for the properties located at 6705 and 6731 Willowbrook
Connector to align with the Northeast Gordon Estate Neighbourhood Plan.

• The proposal will facilitate development of approximately 80 townhouses and 12 live-work
townhouses with a density of 50.3 uph (20.4 upa).

• The proposal includes 12 live-work townhouses fronting 207 Street and the urban green
consistent with the Northeast Gordon Estate Neighbourhood Plan.

• The proposal also includes provision of a portion of 207 Street, greenways, enhanced
sidewalks, a blue link, half of the urban green, a landmark amenity and an ALR buffer.

• The subject lots are currently accessed from Willowbrook Connector. A condition of
development is removal of access from Willowbrook Connector. As a result, development
of this site is reliant on coordination with adjacent property owners to achieve acceptable
road network access from 207 Street to 67 Avenue or 68 Avenue consistent with the
Northeast Gordon Estate Neighbourhood Plan to accommodate access, servicing and
construction.

• Staff note the site plan is conceptual and resolution of the interim and ultimate access and
servicing requirements may result in changes to the layout and proposed number of units.

Adjacent Uses: 

Existing Use: Willoughby CP 
Designation: 

Northeast Gordon 
Estate NP 

Designation: 

Existing 
Zoning: 

North: 20792 – 68 Avenue is 
currently under application 
(ToL Project No. 08-14-
0101) at third reading for 18 
townhouse units  

20750 – 65 Avenue is a 
property with an existing 
single family dwelling 

Multiple properties currently 
under application (ToL 
Project No. 08-14-0237) for 
approximately 509 

Multi-Family and 
Neighbourhood 
Commercial 

Townhouse (22 
UPA), Townhouse 
Live/Work (22 UPA), 
and Medium Density 
Apartment (1.9 FSR) 

SR-2 
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apartments and 99 
townhouse units 

South: 20670 – 67 Avenue and 
6677 Willowbrook Connector 
are currently under 
application (ToL Project No. 
08-14-0240) for
approximately 49 townhouse
units

Residential and 
Suburban 
Residential 

Townhouse (22 
UPA) 

SR-2 

East: Willowbrook Connector, 
beyond which are properties 
in the ALR 

N/A N/A RU-3 

West: Multiple properties currently 
under application (ToL 
Project No. 08-14-0237) at 
second reading for 
approximately 509 
apartments and 99 
townhouse units 

Residential, Multi 
Family, and 
Neighbourhood 
Commercial 

Single Family Mixed 
Residential (10 
UPA), Townhouse 
(22 UPA), Medium 
Density Apartment 
(1.9 FSR), Medium 
Density Mixed Use 
(1.9 FSR), and 
Significant Tree 
Area 

SR-2 

Community / Neighbourhood Plan Amendment: 

• Bylaw No. 6043 amends the Northeast Gordon Estate Neighbourhood Plan by
redesignating the west portion of 6785 – 208 Street from Medium Density Apartment (1.9
FSR) to Townhouse (22 UPA).

• With the exception of the west portion of 6785 – 208 Street, which is designated Medium
Density Apartment (1.9 FSR), the rest of the site is designated Townhouse (22 UPA) and
Townhouse Live/Work (22 UPA).

• The proposed plan amendment results in a more cohesive development by providing
ground-oriented townhouse units on the west portion of 6785 – 208 Street consistent with
the rest of the proposed development.

• The proposal also responds to the Northeast Gordon Estate Neighbourhood Plan by
providing direct access from the townhouses to the blue link and urban green.

• Staff do not object to the proposed amendment as the property located at 6785 – 208
Street is designated Multi Family in the Willoughby Community Plan, which supports multi
family uses, including townhouses.

• The proposed amendment would allow for the site to be developed with approximately 80
townhouses and 12 live-work townhouses with a total density of 50.3 uph (20.4 upa).

• Bylaw No. 6043 also amends the Willoughby Community Plan by redesignating the
properties located at 6705 and 6731 Willowbrook Connector from Suburban Residential
to Multi Family to ensure consistency with the Townhouse (22 UPA) and Townhouse
Live/Work (22 UPA) land use designations currently supported by the Northeast Gordon
Estate Neighbourhood Plan.
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Zoning Amendment: 

• Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731
Willowbrook Connector and 6785 – 208 Street to Comprehensive Development Zone
CD-205 to facilitate development of approximately 80 townhouses and 12 live-work
townhouses with a total density of 50.3 uph (20.4 upa).

• Proposed Comprehensive Development Zone CD-205 permits townhouses and live-work
townhouses with a density of up to 54 uph (22 upa) consistent with the Northeast Gordon
Estate Neighbourhood Plan land use designations.

Development Permit Area ‘B’ – Residential: 

• The subject lands are located in Development Permit Area ‘B’ – Residential in the
Willoughby Community Plan.

• An associated development permit application is being processed concurrently for
subsequent consideration by Council as it involves a non-delegated commercial
component (live-work townhouses).

• The project will be further reviewed as part of the development permit application process
to ensure compliance with, including but not limited to, the following: provisions of the
site’s proposed CD-205 zoning; grading; landscaping; tree retention; age-friendly amenity
area requirements; blue link, urban green; landmark amenity requirements; fire truck
turning radius requirements; and alignment with Development Permit Area ‘B’ –
Residential guidelines.

• Staff note the site plan is conceptual and resolution of the above-mentioned requirements
may result in changes to the site layout and proposed number of units.

Development Permit Area ‘I’ – Agricultural Edge and Escarpment Protection: 

• The subject lands are located in Development Permit Area ‘I’ – Agricultural Edge and
Escarpment Protection in the Willoughby Community Plan.

• Consistent with the development permit area guidelines, a 15 m (49.2 ft) ALR buffer is
incorporated on the east side of the development inclusive of a 7.5 m (24.6 ft) building
setback and a 7.5 m (24.6 ft) vegetative buffer with a street greenway.

• Registration of a restrictive covenant specifying the required building setback for the
townhouse buildings and prohibiting the removal of vegetation in the adjacent ALR buffer
area has been included as a development prerequisite.

• Registration of a restrictive covenant notifying property owners of the proximity of the ALR
and of the potential for sound, odour, and airborne impact from natural farm activities has
also been included as a development prerequisite.

Community Amenity Contributions: 

• The Community Amenity Contributions (CAC) Policy applies to the subject rezoning and
specifies target contribution amounts based on unit types.

• Based on current rates, the CAC calculation for the proposal is as follows:

Unit Count Rate per unit Total 

Townhouses 92 $14,400 $1,324,800 

Total $1,324,800 
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Tree Protection / Replacement: 

The applicant has submitted preliminary tree management plans indicating the following: 

Significant 
Trees on 

Site 

Significant 
Trees 

Retained 

Replacement 
Trees 

Required 

Replacement 
Trees 

Provided 

Street 
Trees 

Provided 

Total Trees 
Post 

Development 

51 6 113 134 27 167 

Detailed tree management and landscape plans will be provided and reviewed in conjunction 
with the development permit. 

Policy Considerations: 

The proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan 
amendment and rezoning will facilitate development of approximately 80 townhouses and 12 live-
work townhouses on the site located at 6705 and 6731 Willowbrook Connector and 6785 – 208 
Street. Staff recommend that Council give first and second reading to Bylaws No. 6043 and 6044 
(subject to 13 development prerequisites) and that staff be authorized to schedule the required 
Public Hearing for the bylaws. 

Respectfully submitted, 

Alex Rowley 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Maps and Graphics 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 

2005 NO. 4475 AMENDMENT (1104815 BC LTD.) BYLAW NO. 6043 

EXPLANATORY NOTE 

Bylaw No. 6043 amends the Willoughby Community Plan by redesignating the properties 
located at 6705 and 6731 Willowbrook Connector from Suburban Residential to Multi Family. 
Bylaw No. 6043 also amends the Northeast Gordon Estate Neighbourhood Plan by 
redesignating the west portion of 6785 – 208 Street from Medium Density Apartment (1.9 
FSR) to Townhouse (22 UPA). 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 

2005 NO. 4475 AMENDMENT (1104815 BC LTD.) BYLAW NO. 6043 

A Bylaw to amend Willoughby Community Plan Bylaw No. 3800 and Northeast Gordon 
Estate Neighbourhood Plan Bylaw No. 4475 

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

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan
Bylaw 1979 No. 1842 (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No.
4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043”.

2. Langley Official Community Official Community Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 as amended is
further amended by:

a. Amending Map 1 to redesignate lands shown in Schedule “A” to Multi Family.

3. Langley Official Community Official Community Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 as
amended is further amended by:

a. Amending Maps 2 and 3 to redesignate lands shown in Schedule “B” to
Townhouse (22 UPA).

READ A FIRST TIME the day of , 2024 

READ A SECOND TIME the day of , 2024. 

PUBLIC HEARING HELD the day of , 2024. 

READ A THIRD TIME the day of , 2024. 

ADOPTED the  day of , 2024. 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1104815 BC LTD.) BYLAW NO. 6044 

EXPLANATORY NOTE 

Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731 
Willowbrook Connector and 6785 – 208 Street to Comprehensive Development Zone  
CD-205 to facilitate development of approximately 80 townhouses and 12 live-work
townhouses.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (1104815 BC LTD.) BYLAW NO. 6044 

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 (1104815 BC Ltd.) Bylaw No. 6044”.

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-205” after the words “Comprehensive
Development Zone CD-204”

b. Adding to Section 110.1 after the words “CD-204” the words “CD-205 – 1 ha”

c. Adding after Section 1104 “Comprehensive Development Zone CD-204” the
following as Section 1105 “Comprehensive Development Zone CD-205”

1105 COMPREHENSIVE DEVELOPMENT ZONE CD-205 

Uses Permitted 

1105.1 In the CD-205 Zone only the following uses are permitted and all other uses are 
prohibited: 
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) townhouses
4) live-work townhouses subject to Section 1105.11

Density 

1105.2 The density permitted shall be no greater than 54 units per hectare (22 units per 
acre).  

Lot Coverage 

1105.3 Buildings and structures shall not cover more than 45% of the lot area. 

Siting of Buildings and Structures 

 1105.4 Siting of buildings and structures shall be in accordance with the provisions of a 
Development Permit.  

Height of Buildings and Structures 

1105.5 The height of buildings and structures shall not exceed three (3) storeys. 
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Parking and Loading 

1105.6 Parking and loading shall be provided in accordance with Section 107. 

Subdivision Requirements 

1105.7 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 

1105.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance 
with Section 111. 

Age-Friendly Amenity 

1105.9 Age-Friendly Amenity areas shall be provided in accordance with Section 111.5. 

Development Permit Requirements 

1105.10 An application for a Development Permit shall be submitted to Council for its consideration 
prior to issuance of a Building Permit. 

Live-Work Townhouses 

1105.11 Live-work townhouses are required and shall be located per the drawing below: 

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

Lot 2 Except: Part Road on Plan LMP43866; District Lot 311 Group 2 New
Westminster District Plan 20869

Lot 3 Except: Part Road on Plan LMP43866; District Lot 311 Group 2 New
Westminster District Plan 20869

Lot 5 Except: Part Road on Plan LMP43864; District Lot 311 Group 2 New
Westminster District Plan 68504

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-205.

READ A FIRST TIME the day of , 2024 

READ A SECOND TIME the day of , 2024. 

PUBLIC HEARING HELD the day of , 2024. 

READ A THIRD TIME the day of , 2024. 

ADOPTED the  day of , 2024. 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

HIGHWAY CLOSING AND DEDICATION REMOVAL 

(1358212 BC LTD.) BYLAW NO. 6068 

EXPLANATORY NOTE 

Bylaw No. 6068 authorizes the closure and highway dedication removal from a portion of 
72 Avenue between Crush Crescent and Smith Crescent. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

HIGHWAY CLOSING AND DEDICATION REMOVAL 

(1358212 BC LTD.) BYLAW NO. 6068 

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 (1358212 BC Ltd.) Bylaw No. 6068”.

2. That portion of 72 Avenue lying between Section 13 and Section 24 Township 8 NWD
shown outlined in heavy black line on Reference Plan EPP141124 prepared by
Zuzana Rijken, BCLS, a copy of which is attached hereto as Schedule “A”, and more
particularly described as:

all that portion of road containing 0.284 hectares and originally dedicated road 
on Plan 1612 and Plan 1389 

shall be closed to traffic. 

3. The dedication as highway shall be removed from that portion of 72 Avenue shown
on Schedule “A”.

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 day of , 2024 

READ A SECOND TIME the day of , 2024 

READ A THIRD TIME the day of , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-214 
FROM: LEGISLATIVE SERVICES DIVISION FILE: 3900-25 
SUBJECT: COUNCIL PROCEDURE BYLAW AMENDMENT 

RECOMMENDATION: 

That Council give first, second and third reading to Council Procedure Bylaw 2016 No. 5199 
Amendment Bylaw No. 6071.  

DISCUSSION/ANALYSIS: 

To provide flexibility and aid Council in achieving quorum for Regular Council meetings, staff are 
providing an amending bylaw to the Council Procedure Bylaw for Council’s consideration.  This 
bylaw expands permitted electronic attendance by Council members for Regular Council 
meetings by adding electronic attendance due to Federal, Provincial, or Township business or 
activities.  

Respectfully submitted, 

Wendy Bauer  
TOWNSHIP CLERK  
for  
LEGISLATIVE SERVICES DIVISION 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

COUNCIL PROCEDURE BYLAW 2016 NO. 5199 

AMENDMENT BYLAW NO. 6071 

EXPLANATORY NOTE 

Bylaw No. 6071 amends the Council Procedure Bylaw to expand the permitted use of 
electronic or other communication meeting attendance by Council members. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

COUNCIL PROCEDURE BYLAW 2016 NO. 5199 

AMENDMENT BYLAW NO. 6071 

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 “Council Procedure Bylaw 2016 No. 5199
Amendment Bylaw No. 6071”.

2. The “Council Procedure Bylaw 2016 No. 5199” as amended is further amended:

a) Replace the text in Section 5.24 a) with the following:

“Attendance at Federal, Provincial, or Township business or activity.”

PUBLIC NOTICE GIVEN THE 28 OF OCTOBER, 2024 

READ A FIRST TIME the day of , 2024 

READ A SECOND TIME the day of , 2024 

READ A THIRD TIME the day of , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW NO. 3800 

AMENDMENT (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995 

AMENDMENT (ML EMPORIO) NO. 5974 

EXPLANATORY NOTE 

Bylaw No. 5974 amends the Carvolth Neighbourhood Plan for 0.95 ha (2.3 ac) of land 
located at 20117 – 84 Avenue to increase the floor space ratio permitted in the Medium 
Density Apartment land use designation. The amendment is required to facilitate the 
development of two apartment buildings consisting of 273 apartment units.  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW NO. 3800 

AMENDMENT (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995 

AMENDMENT (ML EMPORIO) BYLAW NO. 5974 

A Bylaw to amend Carvolth Neighbourhood Plan Bylaw No. 4995 

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

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1988 No. 3800
Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995 Amendment (ML
Emporio) Bylaw No. 5974”.

2. Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw No. 3800 Amendment (Carvolth Neighbourhood Plan) Bylaw
2013 No. 4995 as amended is further amended by:

a) Inserting a new row after the last row in the table found in Section 2.4.17
Additional Land Use and Development Policies with the following:

# Designation Location Permitted 
FSR 

Height 

# Medium Density 
Apartment (1.9 
FSR) 

Northeast corner of 
201 Street and 84 
Avenue 

2.6 max N/A 

and renumbering table / Figure 8 site specific densities and heights 
accordingly.  

b) Amending Figure 8 to add a dashed black outline and corresponding number to
the property shown on Schedule A attached to and forming part of this Bylaw.

READ A FIRST TIME the 15 day of January , 2024 

READ A SECOND TIME the 15 day of January , 2024 

PUBLIC HEARING HELD the 29 day of January , 2024 

READ A THIRD TIME the 29 day of January , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 
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Bylaw No. 5974 
Page 2 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (ML EMPORIO) BYLAW NO. 5975 

EXPLANATORY NOTE 

Bylaw No. 5975 rezones 0.95 ha (2.3 ac) of land located at 20117 – 84 Avenue from 
Suburban Residential Zone SR-2 to Comprehensive Development Zone CD-200 to 
accommodate the development of 273 apartment units. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (ML EMPORIO) BYLAW NO. 5975 
 

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 (ML Emporio) Bylaw No. 5975”. 
 
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-200” after the words “Comprehensive 
Development Zone CD-199” 

b. Adding to Section 110.1 after the words “CD-199” the words “CD-200– 0.1 ha” 

c. Adding after Section 1099 “Comprehensive Development Zone CD-199” the 
following as Section 1100 “Comprehensive Development Zone CD-200” 

1100 COMPREHENSIVE DEVELOPMENT ZONE CD-200 
  
 Uses Permitted 
  

1100.1 In the CD-200 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) apartments 
  
 Density 
  

1100.2 The maximum floor space ratio of all buildings located on lands zoned CD-200 shall 
not exceed 2.6 FSR.  

  
Lot Coverage 

 
1100.3 Buildings and structures shall not cover more than 60% of the lot area.  

 
Siting of Buildings and Structures 
 

1100.4 Siting of buildings and structure shall be in accordance with the provisions of the 
Development Permit.  

 
Height of Buildings and Structures 
 

1100.5 The height of buildings and structures shall not exceed six storeys, plus a rooftop-
enclosure to access rooftop amenity.  
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Bylaw No. 5975 
Page 2 
 

Parking and Loading 
 

1100.6 Parking and loading shall be provided in accordance with Section 107  
  
 Subdivision Requirements 
  
1100.7 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 
  
1100.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance 

with the provisions of a Development Permit. 
  
 Age Friendly Amenity 
  
1100.9 Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and 

in accordance with the Development Permit. 
  
 Development Permit Requirements 
  
1100.10 An application for a Development Permit shall be submitted to Council for its 

consideration prior to issuance of a Building Permit. 

3. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 
amended by rezoning the lands described as: 
 
Lots 57 Section 26 Township 8 New Westminster District Plan 62663 

 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-200. 

     

READ A FIRST TIME the 15 day of  January , 2024 

READ A SECOND TIME the 15 day of January , 2024. 

PUBLIC HEARING HELD the 29 day of January , 2024. 

READ A THIRD TIME the 29 day of January , 2024. 

RECEIVED THE APPROVAL OF 
THE MINISTRY OF 
TRANSPORTATION AND 
INFRASTRUCTURE the 

07 day of February , 2024. 

ADOPTED the   day of  , 2024. 

  
Mayor 

  
Township Clerk 
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ATTACHMENT B THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101350 

This Permit is issued this __________day of _________________, 2024 to: 

1. Name: ML Emporio Project Management Ltd. 

Address: 120, 21900 Westminster Highway 
Richmond, BC V6V 0A8 

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 56 Section 26 Township 8 New Westminster District Plan 
62363 

CIVIC ADDRESS: 20117 – 84 Avenue 

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

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 Subdivision and Development Servicing Bylaw
(Schedule I - Tree Protection), the Township’s Street Trees and Boulevard Plantings
Policy and Age-Friendly Amenity Area requirements.

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

b. Completion of a site servicing and stormwater management plan in accordance
with the Subdivision and Development Servicing Bylaw.

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

protection fencing identified in the tree management plan is in place.
e. Payment of supplemental development permit application fees, Development Cost

Charges and building permit administration fees.

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

This Permit is not a Building Permit.
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DEVELOPMENT PERMIT APPLICATION NO. 101350 
(ML EMPORIO PROJECT MANAGEMENT LTD./ 20117 – 84 AVENUE) 
Page 2 . . . 
 

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 ________, 2024 
 
Attachments: 
SCHEDULE A  Architectural Drawings 
SCHEDULE B  Landscape Drawings
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 

2005 NO. 4475 

AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6055 

EXPLANATORY NOTE 

Bylaw No. 6055 amends the Willoughby Community Plan and Northeast Gordon Estate 
Neighbourhood Plan to redesignate a portion of properties at 20615 and 20636 – 67 Avenue 
to Multi Family and increases the site specific permitted density to 2.02 FSR and the 
permitted height to six storeys to facilitate development of approximately 509 apartments and 
99 townhouses. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800 

AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 

2005 NO. 4475 

AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6055 

A Bylaw to amend Willoughby Community Plan Bylaw No. 3800 and Northeast Gordon 
Estate Neighbourhood Plan Bylaw No. 4475. 

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

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475
(Langley Properties) Bylaw No. 6055”.

2. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 as amended is further amended with respect
to lands described as:

Portions of Lots 1 District Lot 311 Group 2 New Westminster District Plan 68306 and
Lot G District Lot 311 Group 2 New Westminster District Plan BCP28543

a) By amending Map 1 to change the land use designation for the lands to “Multi
Family” for the area shown on Schedule “A” attached to and forming part of this
Bylaw.

3. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate
Neighbourhood Plan) Bylaw 2005 No. 4475” as amended is further amended by:

a) Adding the following bullet point after the last bullet point to Section 4.2.9:

 Notwithstanding the above, the maximum permitted residential density for
lands legally described as Lots 31 and 32 Section 14 Township 8 New
Westminster District Plan 43913, Portion of Lot 81 Except Firstly: Plan
63808 And Secondly: Plan 68306, District Lot 311 Group 2 New
Westminster District Plan 27953, and Lots 1 and 2 District Lot 311 Group
2 New Westminster District Plan 68504 shall be 2.02 FSR and the
maximum permitted height shall be six storeys.

b) Adding the following bullet point as the first bullet point to Section 4.2.10:
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Bylaw No. 6055 
Page 2 

 Notwithstanding the above, the maximum permitted residential density for
lands legally described as Lots 31 and 32 Section 14 Township 8 New
Westminster District Plan 43913, Portion of Lot 81 Except Firstly: Plan
63808 And Secondly: Plan 68306, District Lot 311 Group 2 New
Westminster District Plan 27953, and Lots 1 and 2 District Lot 311 Group
2 New Westminster District Plan 68504 shall be 2.02 FSR.

c) By removing “Densities of 99 to 198 units per hectare (40 to 80 units per acre)
would be permitted.” From the first paragraph of Section 4.2.9.

d) By removing “at densities of 99 to 198 units per hectare (40 to 80 units per acre).”
from the first paragraph of Section 4.2.10.

READ A FIRST TIME the 23 day of September , 2024 

READ A SECOND TIME the 23 day of September , 2024 

PUBLIC HEARING HELD the 07 day of October , 2024 

READ A THIRD TIME the day of , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 

J.1

J.1 - Page 3



Bylaw No. 6055 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6056 

EXPLANATORY NOTE 

Bylaw No. 6056 rezones approximately 4.64 ha (11.47 ac) of land located at 20615, 20643, 
and 20663 – 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 – 68 Avenue 
to Comprehensive Development Zones CD-206 and CD-207 to facilitate development of 
approximately 509 apartments, 99 townhouses and ground-floor commercial uses. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6056 

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 (Langley Properties) Bylaw No. 6056”.

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

a. Adding to the Table of Contents and to Section 104.1 – Zones the words
“Comprehensive Development Zone CD-206” and “Comprehensive
Development Zone CD-207” after the words “Comprehensive Development
Zone CD-205”

b. Adding to Section 110 after the words “CD-205” the words “CD-206 – 0.6 ha”
followed by “CD-207 – 3 ha”

c. By adding after Sections 1105 “Comprehensive Zone CD-205” the following
as Sections 1106 “Comprehensive Development Zone CD-206” and 1107
“Comprehensive Development Zone CD-207”

1106 COMPREHENSIVE DEVELOPMENT ZONE CD-206 

Uses Permitted 

1106.1 In the CD-206 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) residential uses subject to Section 1106.2
4) commercial uses subject to Section 1106.3
5) Licensee Retail Store subject to the provisions of the “Liquor Control and Licensing

Act” and Regulations pursuant thereto and Section 1106.3
6) group children’s day care subject to 1106.3

Residential Uses 

1106.2 Residential uses shall consist of apartments on lands zoned Comprehensive 
Development Zone CD-206  

Commercial Uses 

1106.3 Commercial uses, licensee retail stores and group children’s day care are only permitted  
on the ground floor of the mixed-use buildings as indicated in Section 1106.13 and are  
required be a minimum of 4,000 ft² total and maximum of 8,000 ft² total on each side of  
207 Street south of 68 Avenue and a minimum of 2,000 ft² north of 68 Avenue.  
Commercial uses adjacent to the urban green shall be limited to retail store, convenience 
store and restaurant. Drive-thrus are not permitted.  
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Bylaw No. 6056 
Page 2 

Density 

1106.4 The maximum floor space ratio of all buildings located on lands zoned CD-206 shall not 
exceed 2.02 FSR. 

1106.5 Lot Coverage 

Buildings and structures shall not cover more than 45% of the lot area. 

Siting of Buildings and Structures 

1106.6 Buildings and structures shall be sited in accordance with the provisions of the 
Development Permit. 

Height of Buildings and Structures 

1106.7 Except as provided for in Section 104.5 the height of principal buildings and 
structures shall be in accordance with a Development Permit and not exceed 6 
storeys, plus a rooftop-enclosure to access rooftop amenity, except for Building A on Lot 4 
which shall not exceed 4 storeys plus a rooftop-enclosure to access rooftop amenity. The 
height of accessory buildings and structures shall not exceed 3.75 metres or one storey, 
whichever is lesser. 

Subdivision Requirements 

1106.8 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 

1106.9 Landscaping areas, landscaping screens and fencing shall be provided in accordance with 
Section 111. 

Parking and Loading 

1106.10 Parking and loading shall be provided in accordance with Section 107. 

Age-Friendly Amenity 

1106.11 Age-Friendly Amenity areas shall be provided in accordance with Section 111.5. 

1106.12 Development Permit Requirements 

An application for a Development Permit shall be submitted to Council for its consideration 
prior to issuance of a Building Permit. 

Overall Development Plan 

1106.13 Development in this zone shall conform substantially to the site plan as shown below: 
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Bylaw No. 6056 
Page 3 

1107 COMPREHENSIVE DEVELOPMENT ZONE CD-207 

Uses Permitted 

1107.1 In the CD-207 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) residential units subject to Section 1107.2 and 1107.3

Residential Uses 

1107.2 Residential uses shall consist of 14 townhouse units (2 units attached) and 85 townhouse 
units (minimum 3 units attached, maximum 7 units attached), for a total of 99 units on 
lands zoned Comprehensive Development Zone CD-207. 

Location of Residential Uses

1107.3 The location of each residential use shall be in accordance with the following plan:
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Bylaw No. 6056 
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1107.4 Lot Coverage 

Buildings and structures shall not cover more than 45% of the lot area. 

Siting of Buildings and Structures 

1107.5 Siting of buildings and structures shall be in accordance with the provisions of the 
Development Permit. 

Height of Buildings and Structures 

1107.6 Except as provided for in Section 104.5 the height of principal or amenity buildings and 
structures shall be in accordance with a Development Permit and not exceed three 
storeys. The height of accessory buildings and structures shall not exceed 3.75 metres or 
one storey, whichever is lesser. 

Subdivision Requirements 

1107.7 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 

1107.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance with 
Section 111. 

Parking and Loading 

14 
TOWNHOUSE 

UNITS 
2 ATTACHED 
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Bylaw No. 6056 
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1107.9 Parking and loading shall be provided in accordance with Section 107. 

Age-Friendly Amenity 

1107.10 Age-Friendly Amenity areas shall be provided in accordance with Section 111.5. 

1107.11 Development Permit Requirements 

An application for a Development Permit shall be submitted for consideration prior to 
issuance of a Building Permit. 

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

Lots 31 and 32 Section 14 Township 8 New Westminster District Plan 43913

Lot 81 Except Firstly: Plan 63808 and Secondly: Plan 68306, District Lot 311 Group 2
New Westminster District Plan 27953

Lots 1 and 2 District Lot 311 Group 2 New Westminster District Plan 68504

Lot G District Lot 311 Group 2 New Westminster District Plan BCP28543, and 

Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster District Plan 68306 

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-206 and Comprehensive Development Zone CD-
207. 

READ A FIRST TIME the 23 day of September , 2024 

READ A SECOND TIME the 23 day of September , 2024 

PUBLIC HEARING HELD the 07 Day of October , 2024 

READ A THIRD TIME the day of , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: SEPTEMBER 23, 2024 - REGULAR MEETING REPORT: 24-192 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0237
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100286 AND 
DEVELOPMENT PERMIT APPLICATION NO. 101391  
(LANGLEY PROPERTIES / 20615, 20643 AND 
20663 – 67 AVENUE; 20636, 20657, 20658, 20685, 20714 
AND 20738 – 68 AVENUE) 

PROPOSAL: 

Application to amend the Willoughby Community Plan and Northeast Gordon Estate 
Neighbourhood Plan and rezone approximately 4.64 ha (11.47 ac) of land located at 20615, 
20643 and 20663 – 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 – 68 
Avenue to Comprehensive Development Zones CD-206 and CD-207 to facilitate development of 
approximately 509 apartments, 99 townhouses and 929 m² (10,000 ft²) of commercial space. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws No. 6055 and 6056 subject to 17 
development prerequisites being satisfied prior to final reading of Bylaw No. 6056 and that staff 
be authorized to schedule the required Public Hearing.  

RATIONALE: 

The proposed development complies with the overall objectives of the Willoughby Community 
Plan and Northeast Gordon Estate Neighbourhood Plan.  

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment 
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 (Langley Properties) 
Bylaw No. 6055 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Langley 
Properties) Bylaw No. 6056 rezoning 4.64 ha (11.47 ac) of land located at 20615, 20643 and 
20663 – 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 – 68 Avenue to 
Comprehensive Development Zone CD-206 and CD-207 to facilitate the development of 
approximately 509 apartments, 99 townhouses and 929 m² (10,000 ft²) of commercial space 
subject to the following development prerequisites being satisfied to the acceptance of the 
Township prior to final reading: 

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

2. Provision of road dedications, widenings and necessary traffic improvements including
dedication along 206 Street (including amenity feature), 207 Street (including enhanced
sidewalks), 67 Avenue (including greenway), 68 Avenue (including enhanced sidewalk)
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100286 AND 
DEVELOPMENT PERMIT APPLICATION NO. 101391  
(LANGLEY PROPERTIES / 20615, 20643 AND  
20663 – 67 AVENUE; 20636, 20657, 20658, 20685, 20714 
AND 20738 – 68 AVENUE) 
Page 2 . . . 

and roundabouts at the intersections of 68 Avenue and 206 Street and at 68 Avenue 
207 Street in accordance with the Township’s Master Transportation Plan, Subdivision 
and Development Servicing Bylaw and Northeast Gordon Estate Neighbourhood Plan. 

3. Dedication and construction of a 4.5 m wide street greenway on the north side of 67
Avenue including final acceptance of the greenway landscape design plans,
sidewalk/trail alignment, signage, landscape details and security.

4. Completion of a road closure bylaw for the portion of 67 Avenue cul-de-sac bulb
between 206 Street and 207 Street.

5. Registration of a statutory right-of-way over the portion of the 67 Avenue cul-de-sac bulb
that is subject to a road closure bylaw until such time as 67 Avenue and associated
greenway are constructed to the full standard.

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

7. Consolidation of the lands to facilitate the townhouse and apartment properties,
including completion of a lot line adjustment between 20738 and 20750 – 68 Avenue to
facilitate the full future Blue Link.

8. Design and construction of the west half of the Blue Link on proposed Lot 6 including
interim pedestrian route via statutory right-of-way to connect the Blue Link to 207 Street.

9. Registration of a statutory right-of-way on proposed Lot 6 for the purpose of
accommodating the Blue Link.

10. 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).

11. Registration of restrictive covenants acceptable to the Township:
a. restricting development of the townhouse portion of the site until a Development

Permit is issued
b. prohibiting access to 206 Street
c. prohibiting clearing of the proposed townhouse lot (with the exception of

servicing access areas) until such time as a final tree management plan is
accepted by the Township for each site in compliance with the Subdivision and
Development Servicing Bylaw (Schedule I – Tree Protection)

d. identifying the units (5% of townhouse units and 10% of apartment units)
required in accordance with the Schedule 2 – Adaptable Housing Requirements
of the Township’s Official Community Plan

e. prohibiting parking on internal strata roadways (other than in clearly identified
parking spaces)

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

12. Registration of statutory rights-of-ways for the purpose of a public pedestrian corridor
over the townhouse portion of the site and proposed Lot 5 connecting 206 Street to 207
Street.

13. Registration of a cross access easement between the townhouse site and proposed Lot
5 for the purpose of providing joint access to 68 Avenue.

14. Dedication and construction of a 0.25 ac Urban Green between 67 and 68 Avenue.
15. Finalization of the architectural and landscape plans.
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100286 AND 
DEVELOPMENT PERMIT APPLICATION NO. 101391  
(LANGLEY PROPERTIES / 20615, 20643 AND  
20663 – 67 AVENUE; 20636, 20657, 20658, 20685, 20714 
AND 20738 – 68 AVENUE) 
Page 3 . . . 

16. Compliance with the Community Amenity Contributions Policy, the Willoughby
Greenway Amenity Policy and the Township’s 5% Neighbourhood Park Land
Acquisition Policy.

17. 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.

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate 
Neighbourhood Plan) Bylaw 2005 No. 4475 (Langley Properties) Bylaw No. 6055 is consistent 
with the Township’s Five Year Financial Plan as updated annually and with Metro Vancouver’s 
Integrated Liquid Waste Resource Management Plan and Integrated Solid Waste Resource 
Management Plan, Housing Needs Report and with the consultation requirement of Official 
Community Plan Consultation Policy (07-160).  

That Council at time of final reading of Rezoning Bylaw No. 6056 authorize issuance of 
Development Permit No. 101391 subject to the following conditions: 

a. Building plans being in substantial compliance with Schedule “A”.
b. Landscape plans included in Schedule “B” and in compliance with the 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).

d. All rooftop mechanical equipment to be screened from view by compatible architectural
treatments.

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

b. Completion of a site servicing and stormwater management plan in accordance with the
Subdivision and Development Servicing Bylaw.

c. On-site landscaping to be secured by letter of credit at building permit stage.
d. Landscaping and boulevard treatment to be secured by letter of credit at the 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.
f. Payment of supplemental development permit application fees, Development Cost

Charges and building permit administration fees.

That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6055 and 
6056. 
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EXECUTIVE SUMMARY: 

Langley Properties has applied on behalf of the owners to amend the Willoughby Community 
Plan and the Northeast Gordon Estate Neighbourhood Plan and rezone approximately 4.64 ha 
(11.47 ac) of land located at 20615, 20643 and 20663 – 67 Avenue and  20636, 20657, 20658, 
20685, 20714 and 20738 – 68 Avenue to Comprehensive Development Zones CD-206 and 
CD-207 to facilitate development of 509 apartments (in five 6-storey mixed use buildings and one
4-storey residential building), 99 townhouses and 929 m² (10,000 ft²) of commercial space. A
Development Permit (Attachment A) for the apartments and mixed-use buildings is being
processed in conjunction with the rezoning application to provide Council the opportunity to
review the form and character of the proposed development. A delegated Development Permit
for form and character for the proposed townhouses is being processed concurrently and will be
considered by the delegated official should Council elect to advance the application.

The site is currently designated Single Family Mixed Residential (10 UPA), Townhouse (22 
UPA), Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR) in the 
Northeast Gordon Estate Neighbourhood Plan. Within the Willoughby Community Plan the site is 
designated Residential, Multi Family and Neighbourhood Commercial.  

To accommodate the proposed development, the applicant has applied to amend the Willoughby 
Community Plan by redesignating the westerly portion of the site along 206 Street from 
Residential to Multi Family to be consistent with the provisions of the Northeast Gordon Estate 
Neighbourhood Plan. The applicant has further applied to amend the Northeast Gordon Estate 
Neighbourhood Plan to increase the permitted density on proposed Lots 4, 5 and 6 and permit a 
maximum height of 6-storeys in the Medium Density Apartment (1.9 FSR) land use designation.  
Additionally, the application proposes to rezone the site to Comprehensive Development Zones 
CD-206 and CD-207.

As the proposed development generally supports objectives in the Willoughby Community Plan 
and Northeast Gordon Estate Neighbourhood Plan including locating higher densities around 
commercial nodes, staff recommend that Council consider the community and neighbourhood 
plan amendments and rezoning request, subject to the completion of 17 development 
prerequisites. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan Amendment 
Bylaw No. 6055 and Rezoning Bylaw No. 6056.    
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REFERENCE: 

Agent: Langley Properties 
201, 27617 Fraser Highway 
Abbotsford BC  V4X 1M3 

Owner: 1320581 / 412903 / 412906 BC Ltd. 
J Reimer Investments Ltd. 
Cara and Peter Reimer 
Reimer Pacific Holdings Ltd. 

201, 27617 Fraser Highway 
Abbotsford BC  V4X 1M3 

Legal Description: Lots 31 and 32 Section 14 Township 8 New Westminster 
District Plan 43913 

Lot 81 Except Firstly: Plan 63808 and Secondly: Plan 68306, 
District Lot 311 Group 2 New Westminster District Plan 27953 

Lots 1 and 2 District Lot 311 Group 2 New Westminster 
District Plan 68504 

Lot G District Lot 311 Group 2 New Westminster District Plan 
BCP28543 

Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster 
District Plan 68306 

Location: 20615, 20643 and 20663 – 67 Avenue;  
20636, 20657, 20658, 20685, 20714 and 20738 – 68 Avenue 

Area: 4.64 ha (11.47 ac) 

Existing Zoning: Suburban Residential Zone SR-2 

Proposed Zoning: Comprehensive Development Zones CD-206 and CD-207 

Willoughby Community Plan 
(existing): 

Multi Family, Neighbourhood Commercial and Residential 

Willoughby Community Plan 
(proposed): 

Multi Family and Neighbourhood Commercial 

Northeast Gordon Estate 
Neighbourhood Plan 
(existing): 

Single Family Mixed Residential (10 UPA), Townhouse (22 
UPA), Medium Density Apartment (1.9 FSR) and Medium 
Density Mixed Use (1.9 FSR) 
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BACKGROUND/HISTORY: 

The subject site is currently zoned Suburban Residential Zone SR-2, designated Multi Family 
and Residential in the Willoughby Community Plan (Attachment B) and designated Single Family 
Mixed Residential (10 UPA), Townhouse (22 UPA), Medium Density Apartment (1.9 FSR) and 
Medium Density Mixed Use (1.9 FSR) in the Northeast Gordon Estate Neighbourhood Plan 
(Attachment B).  

DISCUSSION/ANALYSIS: 

• Langley Properties has applied to amend the Willoughby Community Plan and Northeast
Gordon Estate Neighbourhood Plan and rezone the site to Comprehensive Development
Zones CD-206 and CD-207.

• The proposal will facilitate development of approximately 509 apartments, 99 townhouses
and 929 m² (10,000 ft²) of ground-floor commercial space.

• The proposal includes provision of a neighbourhood commercial centre, greenways and
enhanced sidewalks, completion of the north half of 67 Avenue, widening of 68 Avenue,
extension of 207 Street, completion of 206 Street fronting the site, Blue Link,
accommodation of an amenity feature and a portion of Urban Green.

Adjacent Uses: 
Existing Use Northeast / Southwest 

Gordon Neighbourhood 
Plan Designation 

Existing Zoning 

North: 68 Avenue and residential 
properties designated 
Institutional, Medium Density 
Apartment (1.9 FSR) and 
Medium Density Mixed Use 
(1.9 FSR) 

Institutional, Medium 
Density Apartment (1.9 
FSR) and Medium Density 
Mixed Use (1.9 FSR) 

Comprehensive 
Development Zone CD-
160 and Suburban 
Residential Zone SR-2 

South: 67 Avenue and residential 
properties (as well as a 
stormwater detention facility) 
some of which are currently 
under application (ToL 
Project No. 08-14-0166) 

Single Family Mixed 
Residential (10 UPA), 
Townhouse (22 UPA) and 
Townhouse Live Work (22 
UPA) 

Residential Compact Lot 
Zone R-CL(A) and 
Suburban Residential 
Zone SR-2 

East: Residential properties, some 
of which are currently under 
application (ToL Project No. 
08-14-0166)

Townhouse (22 UPA) and 
Townhouse Live Work (22 
UPA) 

Suburban Residential 
Zone SR-2 

West: 206 Street, beyond which are 
single family residential 
properties 

Single Family (6 UPA) Residential Zone R-1A 

Northeast Gordon Estate 
Neighbourhood Plan 
(proposed): 

Single Family Mixed Residential (10 UPA), Townhouse (22 
UPA), Medium Density Apartment (1.9 FSR) and Medium 
Density Mixed Use (1.9 FSR) 
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Willoughby Community Plan Amendment: 
• The westerly portion of the site fronting 206 Street is currently designated Residential in

the Willoughby Community Plan. Section 3.1.7 of the Willoughby Community Plan
indicates a permitted density of 15 UPH (6 UPA) for lands designated Residential.

• The proposed amendment to the Willoughby Community Plan to designate this portion of
the site as Multi Family is consistent with the land use designation and associated density
(10 UPA) permitted in the Northeast Gordon Estate Neighbourhood Plan.

• Staff do not object to the proposed amendment as it brings the Community Plan in
alignment with the Neighbourhood Plan.

Northeast Gordon Estate Neighbourhood Plan Amendments: 
• The subject site consists of the following land use designations in the Northeast Gordon

Estate Neighbourhood Plan: Single Family Mixed Residential (10 UPA), Townhouse (22
UPA), Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR).
The subject site includes two Significant Tree Areas.

• The Northeast Gordon Estate Neighbourhood Plan further indicates permitted densities of
40 – 80 UPA in the Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use
(1.9 FSR) land use designations as well as a maximum height of 4-storeys in the Medium
Density Apartment (1.9 FSR).

• Consistent with the intent of Bylaw No. 5887 (Willoughby Omnibus Bylaw) which received
final reading on June 26, 2023 and proposed that “all apartment densities be calculated
as FSR,” staff recommend removing the “40 – 80 UPA” provision from the Medium
Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR) designations and
calculating the density only on an FSR basis as part of the amendments to the Northeast
Gordon Estate Neighbourhood Plan.

• The proponent has applied to amend the Medium Density Apartment (1.9 FSR) and
Medium Density Mixed Use (1.9 FSR) designations on a site-specific basis to permit up to
2.02 FSR, as well as permitting heights up to 6-storeys in the Medium Density Apartment
(1.9 FSR) land use designation noting a maximum height of 6-storeys is already permitted
in the Medium Density Mixed Use (1.9 FSR) designation.

• The application proposes 73.34 UPA based on a gross developable area of 6.94 ac for
the apartment / mixed use portion of the site.

• Section 3.1 of the Northeast Gordon Estate Neighbourhood Plan indicates that a plan
objective is “Design higher density development around commercial nodes and near
major roads.”

• Section 4.1 of the Northeast Gordon Estate Neighbourhood Plan further states that “The
highest density residential units are located in clusters around two walkable mixed use
commercial centres located at the intersections of 72 Avenue and 208 Street and 68
Avenue and 207 Street. The 68 Avenue node is intended to provide a highly urbanized
node…”

• Staff do not object to the proposed amendments to the Northeast Gordon Estate
Neighbourhood Plan given the location of the commercial node, objectives of the Plan
and the construction and improvements to the local road network, including full dedication
of 207 Street.
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Zoning Amendment: 
• Bylaw No. 6056 proposes to rezone the site to new Comprehensive Development Zones

CD-206 and CD-207 to facilitate development of approximately 509 apartments, 99
townhouses and 929 m² (10,000 ft²) of commercial space.

• Proposed Comprehensive Development Zone CD-206 permits apartments with a density
of up to 2.02 FSR and maximum height of 6-storeys as well as ground-floor commercial
areas that align with the specified overall commercial space requirements of the
Northeast Gordon Estate Neighbourhood Plan.

• Proposed Comprehensive Development Zone CD-207 permits townhouses with a density
of up to 22 UPA and a 3-storey height limit.

• The project complies with the provisions of the site’s proposed Comprehensive
Development Zones CD-206 and CD-207 zoning in terms of siting, site coverage, height,
use and density.

• Securing items specified in the Northeast Gordon Estate Neighbourhood Plan (Blue Link,
Urban Green, greenways, enhanced sidewalks) have been included as development
prerequisites of Rezoning Bylaw No. 6056. Funds for the Amenity Feature identified at 68
Avenue and 207 Street is included in the Willoughby Greenway Amenity Policy.

• On April 29, 2024, Council adopted Bylaw No. 5994 which requires new apartment
developments with ten or more residential units to include a minimum 15% of the units as
at least two-bedrooms and a minimum of 10% of the units as at least three-bedrooms, as
well as an average project unit size of no less than 725 ft² (67.36 m²). As the subject
application was submitted prior to April 29, 2024 it is granted an eighteen month grace
period, meaning the rezoning bylaw must receive final reading by October 29, 2025 in
order to be exempt from the requirements of Bylaw No. 5994.

Development Permits: 
• The subject property is located in Development Permit Area ‘B’ – Residential in the

Willoughby Community Plan.

• Development Permit No. 101391, attached to this report, includes conceptual renderings,
site plans, building elevations and tree and landscaping plans for the apartment and
mixed-use portion of the site.

• The subject site slopes from the north to the south and includes a mixed use
neighbourhood commercial node that requires design considerations with respect to
grading and architectural integration within the neighbourhood at time of finalization of the
Development Permit. A condition of final reading is finalization of the architectural and
landscape plans.

• Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw), delegated
issuance of Development Permits for residential developments without commercial or
industrial components with a density equal to or less than 25 UPA to a delegated staff
official.

• As the proposed townhouse portion of the development is less than 25 UPA (19.34 UPA
proposed), the associated Development Permit application is being processed
concurrently for consideration by a delegated staff official.
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Community Amenity Contributions: 
• The Community Amenity Contribution (CAC) Policy applies to the subject application and

specifies target contribution amounts based on unit types.

• Section 5.2.(g) of the Community Amenity Policy indicates that for an application that
includes an increase in the residential density beyond that established in the plan, an
additional $25 / ft² target contribution for apartment uses (6-storeys or less) is applicable,
in addition to the base contribution.

• The proposed plan amendment results in an additional 25,406.06 ft² of floor space
provided in the Northeast Gordon Estate Neighbourhood Plan. Based on current target
rates, this results in a total contribution of $7,659,751.50 as outlined below:

Unit Count Rate per unit Total 

Townhouses 99 $14,400 $1,425,600 

Low Rise Apartments (6-storeys 
or less) 

509 $11,000 $5,599,000 

ft² exceeding Northeast Gordon 
Estate Neighbourhood Plan 

25,406.06 ft² $25 / ft² $635,151.50 

Total $7,659,751.50 

Tree Protection / Replacement:  
The applicant has submitted preliminary tree management plans indicating the following: 

Significant 
Trees on 

Site 

Significant 
Trees 

Retained 

Replacement 
Trees 

Required 

Replacement 
Trees 

Provided 

Street 
Trees 

Provided 

Total Trees 
Post 

Development 
185 13 304 304 49 353 

Three of the significant trees proposed to be retained are located in the Significant Tree Area that 
overlaps the Blue Link on the easterly portion of the site. 

The landscape plans propose extensive plantings of trees, shrubs and groundcovers within the 
site and within road boulevards. Finalization of landscaping details has been included as a 
development prerequisite. 

Detailed Tree Management and Landscape plans for onsite areas of the townhouse portion of 
the development will be provided in conjunction with a future delegated development permit 
application.  

Policy Considerations: 
The proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan 
amendments and rezoning application facilitate the development of approximately 509 
apartments, 99 townhouses and 929 m² (10,000 ft²) of commercial space. 

In staff’s opinion the proposal is consistent with the overall goals and objectives of the Willoughby 
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Community Plan and Northeast Gordon Estate Neighbourhood Plan. Staff recommend that 
Council give first and second reading to Bylaws No. 6055 and 6056 (subject to 17 development 
prerequisites) and authorize staff to schedule the required Public Hearing for Willoughby 
Community Plan and Northeast Gordon Estate Neighbourhood Plan Amendment Bylaw No. 6055 
and Rezoning Bylaw No. 6056. 

Respectfully submitted, 

Joel Nagtegaal 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No. 101391 

ATTACHMENT B Maps and Graphics 
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ATTACHMENT A THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101391 

This Permit is issued this __________day of _________________, 2024 to: 

1. Name: 1320581 / 412903 / 412906 BC Ltd. 
J Reimer Investments Ltd. 
Cara and Peter Reimer 
Reimer Pacific Holdings Ltd. 

Address: 201, 27617 Fraser Highway 
Abbotsford BC V4X 1M3 

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 32 Section 14 Township 8 New Westminster District Plan 
43913; 

Lot 81 Except Firstly: Plan 63808 And Secondly: Plan 68306, 
District Lot 311 Group 2 New Westminster District Plan 
27953; 

Lot 1 District Lot 311 Group 2 New Westminster District Plan 
68504; 

Lot 31 Section 14 Township 8 New Westminster District Plan 
43913; 

Lot 2 District Lot 311 Group 2 New Westminster District Plan 
68504; 

Lot G District Lot 311 Group 2 New Westminster District Plan 
BCP28543; and 

Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster 
District Plan 68306 

CIVIC ADDRESS: 20615, 20643 and 20663 – 67 Avenue; 20636, 20657, 
20658, 20685, 20714 and 20738 – 68 Avenue 

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

a. Building plans being in substantial compliance with Schedule “A”.
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b. Landscape plans included in Schedule “B” and in compliance with the 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).

d. All rooftop mechanical equipment to be screened from view by compatible architectural
treatments.

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

b. Completion of a site servicing and stormwater management plan in accordance with the
Subdivision and Development Servicing Bylaw.

c. On-site landscaping to be secured by letter of credit at building permit stage.
d. Landscaping and boulevard treatment to be secured by letter of credit at the 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.
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.

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 ________, 2024. 

Attachments: 
SCHEDULE A  Architectural Drawings 
SCHEDULE B  Landscape Drawings 
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REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: OCTOBER 21, 2024 - REGULAR MEETING REPORT: 24-211
FROM: ENGINEERING DIVISION FILE: 5330-23-159
SUBJECT: CAPITAL REQUEST -  FRASER HIGHWAY  

FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 

RECOMMENDATIONS: 

That Council endorse the functional designs for the Fraser Highway corridor, as presented in 
Attachment A and B.  

That Council pre-approve in the 2025 Capital Budget the use of up to $9,765,000 for the 
construction of Phase 2 (24300 Block to 24600 Block) widening of Fraser Highway, funded 
$6,895,350 from Transportation Development Cost Charges, $69,650 from Capital Projects 
Reserve and $2,800,000 from Water Capital Works Reserve. 

That Council authorize applications to TransLink for $3,535,000 of cost sharing towards Phase 
2 (24300 Block to 24600 Block) widening of Fraser Highway. 

That Council authorize an application to the British Columbia Active Transportation 
Infrastructure Grant program for $500,000 of funding for Fraser Highway Multi Use Pathway 
(24300 Block to 24600 Block) on the northside.  

That Council authorize an application to the British Columbia Active Transportation 
Infrastructure Grant program for $500,000 of funding for Fraser Highway Multi Use Pathway 
(24300 Block to 24600 Block) on the southside. 

That Council pre-approve in the 2025 Capital Budget the use of up to $2,900,000 from Water 
Capital Works Reserve for the ultimate watermain design along the Fraser Highway corridor 
(228 Street to 264 Street), along 240 Street (Fraser Highway to 52 Avenue) and along 248 
Street (Fraser Highway to 44 Avenue). 

That Council pre-approve in the 2025 Capital Budget the use of up to $1,000,000 from Sewer 
Capital Works Reserve for the ultimate sanitary trunk sewer design along the Fraser Highway 
corridor (252 Street to 236 Street). 

That Council pre-approve in the 2025 Capital Budget $800,000 for the intersection design of 
Fraser Highway and 240 Street from $792,000 of Transportation Development Cost Charges 
and $8,000 Capital Projects Reserve. 

ANALYSIS: 

To date, the Fraser Highway corridor from the City of Langley boundary to the 23400 Block and 
the section from the 24600 Block to 24900 Block (Phase 1 and completed in 2023) has been 
upgraded and widened to a four-lane arterial standard.  
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 2 . . . 

The section of Fraser Highway between the 24300 Block and 24600 Block (Phase 2) is currently 
under detailed design with construction tentatively scheduled for early 2025, subject to funding 
approval. Table 1 below shows the current sections of Fraser Highway improvements 
completed.  

Table 1 - Previous Fraser Highway Corridor Improvements 

Year Fraser Highway Improvement Locations 

2005 216 Street Intersection 

2007 21600 Block to 22800 Block 

2012 21100 Block to 21600 Block 

2014 22800 Block to 23400 Block 

2018 26900 Block to 27000 Block 

2023 24600 Block to 24900 Block 

Council Resolution: 
On February 27, 2023 Council adopted the following resolution: 

A. Directs staff to report to Council outlining for its consideration an updated plan and
requirements to complete Fraser Highway from 232 Street to 264 Street by 2030,
along with potentially updated financial support mechanisms from TransLink, the
Province of British Columbia and extraordinary land use conversions;

B. Directs staff to include within the aforementioned report to Council the potential
provision of sewerage service along Fraser Highway extended to 248 Street;

C. Directs staff to continue with the current practice of applying to the TransLink
Minor Capital Program, on an annual basis, requiring 50% Township cost-share
funding, for the next scheduled segment of improvements along Fraser Highway
between the 24300 and 24600 Blocks; and

D. Authorizes up to $200,000 from existing budgets to complete functional designs
and more detailed construction estimates to widen Fraser Highway: (1) between
the 23400 and 24300 Blocks; and (2) between the 25000 Block and 264 Street in
time for the 2024 budget process and to inform future discussions with TransLink.

Fraser Highway Functional Design Endorsement: 
Staff worked with qualified consultants to prepare a functional design as presented in 
Attachments A and B. Functional designs for the remaining sections of the Fraser Highway 
corridor and the widening to four lanes were advanced for projected development growth along 
the corridor. This includes Phase 3, which covers the area between the 23400 Block and 24300 
Block and Phase 4, covering the area between the 24900 Block and 26400 Block.  

The designs were also prepared to provide construction cost estimates for budgeting purposes 
and to accommodate the future sanitary trunk sewer and transmission watermain along Fraser 
Highway. Council endorsement for the functional designs along Fraser Highway is requested so 
staff can proceed with the next design phase and is provided in Attachments A and B.  
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 3 . . . 

Phase 2 Construction of Fraser Highway (24300 to 24600 Block): 
The detailed design for the next section of Fraser Highway from the 24300 Block to the 24600 
Block is at 95 percent while the third-party utility review and design (BC Hydro, FortisBC, 
TELUS, Rogers, etc.), working easements and rights-of-way, and approvals are outstanding. 

The following is the current anticipated project schedule: 
• October 2024 – Design Completion
• December 2024 – Tender
• January 2025 – Construction Award
• December 2025 – Substantial Completion

A Class-B construction cost estimate was completed with the associated costs shown in Table 2 
below. 

Table 2 - Fraser Highway 24300 to 24600 Block Construction Cost Estimate 

Construction Component Estimated Cost 

Road Works $23,100,000 

Water Works $2,800,000 

Total $25,900,000 

The cost estimate noted above is based on design work to date and may be subject to change 
as the design progresses and the project is tendered. 

Transmission Watermain in the 24300 to 24600 Block: 
Design and construction of the transmission watermain is recommended to be completed in 
conjunction with the road widening to reduce future construction costs and impacts to traffic. 
The installation of a transmission watermain will provide conveyance capacity from Aldergrove 
into the Salmon River Uplands area. Direct property connections to transmission mains are not 
permitted per Council approved Policy 05-208 and a separate distribution watermain would be 
required for any direct property connections.  

Modeling for the future transmission watermain indicates that a 600mm diameter transmission 
main is required to service the Salmon River Uplands area, the Fraser Highway Corridor and 
provide additional supply to Aldergrove. The estimated cost to install the watermain in the 24300 
Block to the 24600 Block is $2,800,000. 

Transmission Watermain Design: 
It is recommended to complete the detailed design of the transmission and distribution 
watermains for the remainder of the corridor to confirm separations and identify any potential 
conflicts. The scope of the watermain design is shown on Attachment C. The estimated cost to 
complete this watermain design is $2,900,000. 

Sanitary Trunk Sewer Design: 
It is recommended to complete the detailed design of the sanitary sewer; however, the 
construction of the sanitary trunk main is not recommended in interim steps as gravity sewers 
are more susceptible to conflicts should the sewer grading and alignment change in the future. 
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 4 . . . 

The scope of the sewer main design is shown on Attachment C. The estimated cost to complete 
this sanitary design is $1,000,000. 

Phase 3 Design of Fraser Highway and 240 Street: 
The next priority section identified for Fraser Highway widening is the 240 Street intersection. 
This intersection currently experiences significant traffic delays particularly in the peak periods. 
Due to the proximity of 40 Avenue and Old Yale Road, on the south side of the intersection, 
significant realignments are anticipated as illustrated on the functional design recently 
completed. In addition, the Fraser Highway Employment Lands Study is currently underway with 
coordination required for this section of highway. The estimated cost to complete this detail 
design is $800,000. 

Potential Grant Funding: 
For previous sections of Fraser Highway, the Township has also received grant funding from 
TransLink, ICBC and MOTI through their various funding programs each with specific eligibility 
requirements. Staff have summarized these programs in Table 3 below and anticipate these 
programs will continue.  

Table 3 - Available Funding Programs 

Program Agency Criteria 

Approximate 
Annual 
Amount 

(Millions) 

Major Road 
Network Minor 
Capital 

TransLink 

- Limited to improvements on the
Major Road Network
- Up to 50% funding levels
- Four-year timeline for completion
from first funding year

$2.3 

Major Road 
Network 
Bicycle  
Program 

TransLink 

- Cycling projects on the Major Road
Network
- Up to 50% funding levels
- Four-year timeline for completion
from first funding year

$0.6 

Walking 
Infrastructure 
to Transit 

TransLink 

- Expansion of infrastructure to
connect to transit
- Limited to distinct areas around
transit stops

$0.2 

Road 
Improvement 
Program 

ICBC 

- Based on safety improvements
- Separate application required
- Can only apply in year of
construction

Historically ~ 
$0.15 

BC Active 
Transportation 
Grant 

MOTI - Competitive funding to expand active
transportation infrastructure $1 
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 5 . . . 

Funding Applications for the 24300 to 24600 Block of Fraser Highway: 
Staff have previously applied for grant funding for the 24300 Block to 24600 Block section of 
Fraser Highway. Staff are proposing to apply for 2025 funding for this section as noted in Tables 
4 and 5 below, showing allocated and competitive applications, respectively. All required 
Township cost sharing would be in place with the DCC funding also proposed. 

Table 4 - Proposed Allocated Funding Fraser Highway Widening: 24300 to 24600 Block 

Agency Program 2025 Grant Funding Cost Share 

TransLink  MRNB Allocated $2,312,000 50% 

TransLink  BICCS Allocated $623,000 50% 

Total $2,935,000 

Table 5 - Proposed Competitive Funding Fraser Highway Widening: 24300 to 24600 Block 

Agency Program 
2025 Grant 
Funding 

Cost 
Share 

Note 

TransLink BICCS Competitive $600,000 75% 

MOTI 
British Columbia Active 
Transportation 
Infrastructure Grant 

$500,000 50% 
North Side 
Multi-Use Path 

MOTI 
British Columbia Active 
Transportation 
Infrastructure Grant 

$500,000 50% 
South Side 
Multi-Use Path 

Total $1,600,000 

Financial Implications: 
A summary of the required funding to complete Fraser Highway Widening (Phase 2): 24300 
Block to 24600 Block Funding is presented below. Previously approved funding remaining for 
construction is $13,200,000 and includes funding previously received from TransLink, 
Development Cost Charges (DCCS) and Capital Project Reserve.  

After considering allocated TransLink funding, which is anticipated at $2,935,000 for 2025, 
additional funding of $9,765,000 is required. Competitive funding from TransLink and the 
Province of BC is not incorporated into this estimate as the funding is not guaranteed. If this 
competitive Grant Funding of $1,600,000 is received, this may allow for the project scope to be 
expanded and additional portions of the widening of Fraser Highway to be completed or a 
reduction in Township contributions, subject to any tender pricing received. 
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FRASER HIGHWAY 24300 TO 24600 BLOCK 
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Table 6 - Funding Summary for Fraser Highway Widening: 24300 to 24600 Block 

Fraser Highway Widening: 24300 Block to 24600 Block Funding 

Estimated Cost of Construction  $25,900,000 

Previously approved funding remaining for Construction ($13,200,000) 

Additional Funding Required:  $12,700,000 

2025 TransLink Allocated MRNB Program ($2,312,000) 

2025 TransLink Allocated BICCS Program ($623,000) 

Remaining Required: $9,765,000 

Proposed 2025 Township Funding: 

Transportation Development Cost Charges ($6,895,350) 

Capital Project Reserve ($69,650) 

Water Capital Works Reserve ($2,800,000) 

With the previous grant applications and funding of Fraser Highway from the 24300 Block to 
24600 Block, the funding tables for this section are identified below. In addition, tables are also 
presented for the watermain design on Fraser Highway, sanitary sewer main design on Fraser 
Highway and the detailed design for the next section of Fraser Highway, 23400 Block to 24300 
Block. 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Construction (24300 Block to 24600 Block) 

CFWD 
2024 2025 2026 2027 2028 2029 

Requested 
Amount $12,700,000 

Budget 
Remaining $13,200,000 

Total 
Projected 
Cost 

$13,200,000 $12,700,000 

Project Description 
*(Phased Project) 

Continuation of the design and construction of the next phase of 
widening Fraser Highway from 243 Street to 246 Street to four travel 
lanes plus multi-use paths on both sides and ultimate intersection 
improvements with turn bays at 244 Street. Project is 50% funded by 
TransLink (75% for multi-use paths) with additional funding being 
requested for the next two years as part of the MRNB cost share 
program. 

Project Justification 
and Consequences of 
Not Proceeding 
*(Phased Project) 

Existing intersection of 244 Street and Fraser Highway is congested 
during peak hours with high traffic volumes along Fraser Highway. 
Installation of turn lanes and widening Fraser Highway to four lanes 
with multi-use paths will improve traffic flows, reduce vehicle 
conflicts, and improve safety. 

Project Priority 
Ranking (please 
circle applicable 
ranking) 

Critical High Medium Low 

• risk to health and
safety

• legislative obligation
• imminent loss of an

asset

• deterioration or
obsolescence

• leverage external
funding

• emergent conditions

• extend the life of an
asset

• desirable new
infrastructure

• social, cultural and
aesthetic value

• cost effective to
replace or repair
now

• action
recommended in
studies / reports

• promotes inter-
municipal
cooperation

Length of Project (years): 4 Initial Year of Approval: 2022 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Construction (24300 Block to 24600 Block) 

Proposed Funding Sources 

Proposed Funding Sources CFWD 
2024 2025 2026 2027 2028 2029 

Reserve Future Capital 
Expenditure 

Operating Revenue 

Prior Year’s Surplus 

Federal / Provincial / Other 
Grants 

Transportation Development 
Cost Charges 

$5,430,000 $6,895,350 

Reserve: Capital Projects 
Reserve 

$22,000 $69,650 

Reserve: Water Capital 
Works Reserve 

$2,800,000 

Debt 

TransLink $7,748,000 $2,935,000 

ICBC 

Other:___________________ 

Total Currently Funded $13,200,000 $12,700,000 

Total Currently Unfunded 

Estimated Annual Operating Impact $38,956 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Watermain Design 

CFWD 
2024 2025 2026 2027 2028 2029 

Requested 
Amount $2,900,000 

Budget 
Remaining 

Total 
Projected 
Cost 

$2,900,000 

Project Description 
*(Phased Project) 

Watermain design from the 22800 Block to 26400 Block along the 
Fraser Highway corridor. 

Project Justification 
and Consequences 
of Not Proceeding 
*(Phased Project) 

Modeling for the future transmission watermain was completed 
requiring a 600mm diameter main to provide service to the Salmon 
River Uplands area, Fraser Highway corridor, and increased supply 
to Aldergrove. 

Project Priority 
Ranking (please 
circle applicable 
ranking) 

Critical High Medium Low 

• risk to health and
safety

• legislative obligation
• imminent loss of an

asset

• deterioration or
obsolescence

• leverage external
funding

• emergent conditions

• extend the life of an
asset

• desirable new
infrastructure

• social, cultural and
aesthetic value

• cost effective to
replace or repair now

• action recommended
in studies / reports

• promotes inter-
municipal
cooperation

Length of Project (years): 1 Initial Year of Approval: 2025 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Watermain Design 

Proposed Funding Sources 

Proposed Funding Sources CFWD 
2024 2025 2026 2027 2028 2029 

Reserve Future Capital 
Expenditure 

Operating Revenue 

Prior Year’s Surplus 

Federal / Provincial / Other 
Grants 

Development Cost Charges 

Water Capital Works Reserve $2,900,000 

Debt 

TransLink 

ICBC 

Other:___________________ 

Total Currently Funded $2,900,000 

Total Currently Unfunded 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Sanitary Trunk Sewer Design 

CFWD 
2024 2025 2026 2027 2028 2029 

Requested 
Amount $1,000,000 

Budget 
Remaining 

Total 
Projected 
Cost 

$1,000,000 

Project Description 
*(Phased Project) Sanitary trunk sewer design from 23600 Block to 25200 Block. 

Project Justification 
and Consequences 
of Not Proceeding 
*(Phased Project) 

Modeling for the future sanitary was completed requiring a 375mm 
diameter trunk sewer for future development. 

Project Priority 
Ranking (please 
circle applicable 
ranking) 

Critical High Medium Low 

• risk to health and
safety

• legislative obligation
• imminent loss of an

asset

• deterioration or
obsolescence

• leverage external
funding

• emergent conditions

• extend the life of an
asset

• desirable new
infrastructure

• social, cultural and
aesthetic value

• cost effective to
replace or repair now

• action recommended
in studies / reports

• promotes inter-
municipal
cooperation

Length of Project (years): 1 Initial Year of Approval: 2025 
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Township of Langley 
Capital Project Description

Project Title: Fraser Highway Sanitary Trunk Sewer Design 

Proposed Funding Sources 

Proposed Funding Sources CFWD 
2024 2025 2026 2027 2028 2029 

Reserve Future Capital 
Expenditure 

Operating Revenue 

Prior Year’s Surplus 

Federal / Provincial / Other 
Grants 

Development Cost Charges 

Sewer Capital Works Reserve $1,000,000 

Debt 

TransLink 

ICBC 

Other:___________________ 

Total Currently Funded $1,000,000 

Total Currently Unfunded 
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 13 . . . 

Township of Langley 
Capital Project Description

Project Title: Fraser Highway and 240 Street Intersection Improvement 

CFWD 
2024 2025 2026 2027 2028 2029 

Requested 
Amount $800,000 

Budget 
Remaining 

Total 
Projected 
Cost 

$800,000 

Project Description 
*(Phased Project) 

Continuation of the detail design for the next phase of widening 
Fraser Highway from 234 Street to 243 Street to four (4) travel lanes 
plus multi-use paths on both sides and ultimate intersection 
improvements with turn bays at 240 Street.  

Project Justification 
and Consequences 
of Not Proceeding 
*(Phased Project) 

Existing intersection of 240 Street and Fraser Highway is congested 
during peak hours with high traffic volumes along Fraser Highway. 
Installation of turn lanes and widening Fraser Highway to four (4) 
lanes with multi-use paths will improve traffic flows, reduce vehicle 
conflicts, improve safety and incorporate the Fraser Highway 
Employment Lands Study which is currently underway. 

Project Priority 
Ranking (please 
circle applicable 
ranking) 

Critical High Medium Low 

• risk to health and
safety

• legislative obligation
• imminent loss of an

asset

• deterioration or
obsolescence 

• leverage external
funding

• emergent conditions

• extend the life of an
asset

• desirable new
infrastructure

• social, cultural and
aesthetic value

• cost effective to
replace or repair now

• action recommended
in studies / reports

• promotes inter-
municipal
cooperation

Length of Project (years): 1 Initial Year of Approval: 2025 
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CAPITAL REQUEST -  FRASER HIGHWAY  
FUNCTIONAL DESIGN AND CONSTRUCTION OF 
FRASER HIGHWAY 24300 TO 24600 BLOCK 
Page 14 . . . 

Township of Langley 
Capital Project Description

Project Title: Fraser Highway and 240 Street Intersection Improvements 

Proposed Funding Sources 

Proposed Funding Sources CFWD 
2024 2025 2026 2027 2028 2029 

Reserve Future Capital 
Expenditure 

Operating Revenue 

Prior Year’s Surplus 

Federal / Provincial / Other 
Grants 

Development Cost Charges $792,000 

Capital Projects Reserve $8,000 

Debt 

TransLink 

ICBC 

Other:___________________ 

Total Currently Funded $800,000 

Total Currently Unfunded 

Respectfully submitted, 

Richard Welfing 
MANAGER, ENGINEERING SERVICES 
for 
ENGINEERING DIVISION 

This report has been prepared in consultation with the following listed departments. 

CONCURRENCES 

Division / Department Name 

FINANCE DIVISION S. Ruff

ATTACHMENT A Functional Design Phase 3 for 23400 Block to 24300 Block 
ATTACHMENT B Functional Design Phase 4 for 24900 Block to 26400 Block 
ATTACHMENT C Summary Map of Fraser Highway Corridor 
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ATTACHMENT A

Fraser Highway - 23400 Block to 24300 Block - Functional Design
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ATTACHMENT B

Fraser Highway - 24900 Block to 264 Street - Functional Design
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

FEES AND CHARGES BYLAW 2007 NO. 4616 

ADMENDMENT BYLAW NO. 6047 

EXPLANATORY NOTE 

Bylaw No. 6047 amends the Fees and Charges Bylaw 2007 No. 4616 to add a fee to 
Schedule 5. Miscellaneous Corporate to impose an “Annual Secondary Suite Infrastructure 
Fee”. 

J.3
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

FEES AND CHARGES BYLAW 2007 NO. 4616 

ADMENDMENT BYLAW No. 6047 

A Bylaw to Amend the Fees and Charges Bylaw 2007 No. 4616 

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 “Fees and Charges Bylaw 2007 No. 4616
Amendment Bylaw No. 6047”.

2. The Township herby imposes fees and charges for an “Annual Secondary Suite
Infrastructure Fee” to Schedule 5. Miscellaneous Corporate.

Annual Secondary Suite 
Infrastructure Fee 

The Annual Secondary Suite Infrastructure 
Fee (the “Fee”) is payable in the calendar 
year of application for registration of a 
Secondary Suite, except if the Secondary 
Suite Building Permit is issued after May 1, 
in which case the Fee is payable in the 
calendar year subsequent to the calendar 
year that the application for registration was 
received. The Fee is non-refundable upon 
removal of a Secondary Suite, regardless of 
when the Secondary Suite is removed. 

The Fee will be rendered once annually, in 
each year following receipt of an application 
for registration of a Secondary Suite 
Building Permit, in accordance with the 
above, with the billing statement for 
property taxes and is payable in the same 
manner as and by the same due/penalty 
date as ordinary taxes are payable. The 
Fee will continue to be charged annually 
until the Secondary Suite is removed to the 
satisfaction of the Township. 

$245.00 in 2025 
$145.00 in 2026 and 

thereafter 

Existing Secondary 
Suite Family 

$145.00 in 2025 
(category disbanded 

for 2026) 

Existing  
Secondary Suite 
Compassionate 

$0 in 2025 
$0 in 2026 

(category disbanded 
for 2027) 

READ A FIRST TIME the 07 day of October , 2024 

READ A SECOND TIME the 07 day of October , 2024 

READ A THIRD TIME the 07 day of October , 2024 

ADOPTED the  day of , 2024 

Mayor Township Clerk 

J.3
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     M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: NOVEMBER 4, 2024 

FROM: COMMUNITY DEVELOPMENT DIVISION FILE NO: 6635-01 

SUBJECT: AGRICULTURAL LAND COMMISSION DECISIONS THIRD QUARTER 2024 
(JULY – SEPTEMBER) 

The purpose of this memorandum is for information purposes in accordance with Council’s 
October 22, 2007 resolution directing staff to summarize and report to Council the Agricultural 
Land Commission (ALC) decisions on a quarterly basis.  

Att. 
No. File No. Agent/ 

Applicant Proposal Council 
Resolution 

ALC 
Decision 

Date of 
Decision 

Address 
Site Area 

A 11-13-0030
AL100449

Michael McRae Single family 
residential strata 
conversion 

Standing 
Resolution 

Conditionally 
Approved 

July 18, 2024 26393 64 Ave 
0.6 ha 

B 10-15-0020
AL100402

Angela Williams Two lot rural 
residential 
subdivision 

Complies Refused July 23, 2024 2104 240 St 
16.2 ha 

C 07-14-0059
AL100415

Metro 
Vancouver 

Non-farm use for 
improvements to 
Campbell Valley 
Regional Park 

Endorsed Conditionally 
Approved 

July 29, 2024 20491 16 Ave 
45.3 ha 

D 10-30-0017
AL100435

Christopher 
Saunders 

Reconsideration 
of single family 
residential strata 
conversion 

Standing 
Resolution 

Conditionally 
Approved 

July 31, 2024 21810 40 Ave  
0.4 ha 

E 10-35-0031
AL100429

Joel Schacter Reconsideration 
of single family 
residential strata 
conversion 

Standing 
Resolution 

Conditionally 
Approved 

July 31, 2024 24845 
Robertson Cr 
0.2 ha 

F 10-21-0025
AL100443

Colin Fry & 
Associates 
Consulting 

Reconsideration 
of single family 
residential strata 
conversion 

Standing 
Resolution 

Conditionally 
Approved 

August 7, 2024 2438 232 St 
0.49 ha 

G 11-04-0092
AL100436

John Moonen & 
Associates 

Two lot suburban 
residential 
subdivision 

Complies Refused August 8, 2024 5065 238 St 
6.7 ha 

N.1
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Att. 
No. File No. Agent/ 

Applicant Proposal Council 
Resolution 

ALC 
Decision 

Date of 
Decision 

Address 
Site Area 

H 10-32-0110
AL100442

HY Engineering Homesite 
severance 
subdivision 

Complies Refused August 8, 2024 4162 228 St 
2.5 ha 

I 11-32-0124
AL100451

Conwest Non-farm use for 
habitat 
compensation 
works 

Referred Conditionally 
Approved 

August 22, 2024 22700 Blk of 
96 Ave      
2.56 ha 

J 10-01-0017
AL100434

Sager Nairne 
LLP 

Internal lot line 
adjustment 
between two 
properties 

Complies Conditionally 
Approved 

August 22, 2024 753 & 700 Blk 
of 264 St    
6.8 ha 

K 07-03-0020
AL100433

Eleanor Wrigley Homesite 
severance 
subdivision and 
road dedication 

Complies Conditionally 
Approved 

August 8, 2024 
& September 
24, 2024 

19636 8 Ave 
8.1 ha 
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Schedule A: Agricultural Land Commission Decision Sketch Plan
ALC File 66174 (MVRD)

Conditionally Approved Park Improvements to Cambell Valley Park, North of 16th Avenue
ALC Resolution #491/2024
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#6 19501 74 AVENUE,
SURREY, B.C. V4N 6V7
PHONE:  (604) 575-1281

L.G. BURTON DESIGN
Custom Design and Renovation Plans
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T: 604-660-7000
E: ALCBurnaby@Victoria1.gov.bc.ca
201 4940 Canada Way
Burnaby, BC, Canada  V5G 4K6

alc.gov.bc.ca

August 22, 2024
ALC File: 100148

Bianca Bellini
Conwest
Delivered Electronically

Dear Bianca Bellini:

Re: Reasons for Decision - ALC Application 100148

Please find attached the Reasons for Decision for the above noted application 
(Resolution #542/2024). As the agent, it is your responsibility to notify the applicant 
accordingly. 

Please note that the submission of a $150 administrative fee may be required for 
the administration, processing, preparation, review, execution, filing or 
registration of documents required as a condition of the attached Decision in 
accordance with section 11(2)(b) of the ALR General Regulation. 

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant) 
may submit a request for reconsideration. A request to reconsider must now meet 
the following criteria:

No previous request by an affected person has been made, and 
The request provides either: 
o Evidence that was not available at the time of the original decision

that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

ATTACHMENT I
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ALC File 100094
 
 

Page 2 of 2 

 
The time limit for requesting reconsideration of a decision is one year from the 

ALC Policy P-08: Request for Reconsideration. 
 

Information Bulletin 08  Request for Reconsideration for 
more information.  
 
Please direct further correspondence with respect to this application to 
ALC.SouthCoast@gov.bc.ca 
 
Yours truly, 
 
 

 
 
Martin Collins, Regional Planner   
 
 
Enclosures: Reasons for Decision (Resolution #542/2024) 
 Schedule A: Decision Map    
 

cc: Township of Langley 
 
100148d1 
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Agricultural Land Commission File 100148 

Reasons for Decision of the Chief Executive Officer 

 

A Non-Farm Use Application Submitted Under s.20(2) of the Agricultural Land 

Commission Act 

 
Applicant: 
 

Conwest (Gloucester) GP Ltd.  
 

Agent: Bianca Bellini, Conwest (Gloucester) GP Ltd. 
 

Properties: Property # 1 

PID:  002-516-799 
Legal:  LOT 1 EXCEPT: PARCEL E (STATUTORY 
RIGHT OF WAY PLAN 67877), DISTRICT LOT 
80 GROUP 2 NEW WESTMINSTER DISTRICT 
PLAN 1758 
Size:  2.22 ha  entirely in the ALR 
 

Property # 2 

PID: 010-818-766 
Legal:  PARCEL "H" (PLAN WITH FEE 
DEPOSITED 26196E) DISTRICT LOT 79 GROUP 
2 NEW WESTMINSTER DISTRICT 
Size:  0.34 ha  entirely in the ALR  
 

Chief Executive Officer:  
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ALC File 100148 Reasons for Decision 
 

Page 2 of 8 

OVERVIEW 

[1] The Properties are located within the Agricultural Land Reserve (ALR) as 

defined in s. 1 of the Agricultural Land Commission Act (ALCA).  

[2] Pursuant to s. 20(2) of the ALCA, the Applicants are applying to the 

construct ~0.45 ha 

of watercourse and ~1.71 ha of integrated wetland and riparian area(s) 

on the Properties.  The remaining ~0.4 ha of the Properties will be 

improved for farm use  

[3] The Proposal along with related documentation from the Applicant, 

documentation in the Application was available on the ALC Application 

Portal to the Agent in advance of this decision 

[4] Under Section 27 of the ALCA the Commission, by resolution, may 

establish criteria under which the CEO may approve applications for 

exclusion, subdivision, non-farm use, non-adhering residential use, and 

soil or fill use applications. By resolution, the Commission as specified 

that the following applications may be decided by the CEO:  

14. Subdivision, non-farm use, non-adhering residential use and soil or fill use 
that are not consistent with any of the existing approved criteria (Criteria 1  
13) but nonetheless are minor in nature and in the opinion of the CEO, the 
interests of the Commission would be unaffected by an approval of the 
application. In the case of exclusion applications, the CEO may only consider 

N.1

N.1 - Page 113



  

ALC File 100148 Reasons for Decision 
 

Page 3 of 8 

applications submitted to the local government before midnight on September 
29, 2020.  

[5] The Proposal was considered in the context of the purposes and 

priorities of the Commission set out in section 6 of the ALCA: 

6 (1) The following are the purposes of the commission: 

(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. 

 

(2) The commission, to fulfill its purposes under subsection (1), must give 

priority to protecting and enhancing all of the following in exercising its 

powers and performing its duties under this Act:  

(a) the size, integrity and continuity of the land base of the agricultural 

land reserve;  

(b) the use of the agricultural land reserve for farm use.  

 
BACKGROUND  

[6] The Properties are small irregular shaped parcels bordered by the 

Salmon River, the CN rail line and 96th Avenue in the Township of Langley.   

N.1
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ALC File 100148 Reasons for Decision 
 

Page 4 of 8 

[7] There is no active agricultural activity taking place on the Properties.  

However, improvements have been made to the Properties since they 

were purchased by the Applicant in May 2022.  

[8] Prior to the Applicant's purchase of the Properties, unauthorized coarse 

fragment fill had been placed across most of the site dating as far back 

as 2003. The depth and type of fill deposited on the Property varies: with 

the deepest and most varied fill placed near the west driveway access off 

96th Ave. The Northwest portion of the Property was used by the 

previous owner for residential and vehicle/equipment storage use. Since 

the s purchase of the Properties, fill has been removed,  as 

have all the permanent and temporary structures and 20+ assorted 

vehicles, trailers and machines in various states of disrepair and age. The 

Applicant also removed numerous refuse and  burn piles containing 

plastics, glass, metal and other contaminates and re-mediated some 

minor contamination onsite. The Applicant received a Certificate of 

Compliance from the Ministry of Environment for the remediation of the 

site. 

[9] The Agricultural Capability Assessment Report dated December 27, 2023 

prepared by McTavish Resource & Management Consultants Ltd. (the 

McTavish Agrologist Report submitted with the Application, has 

determined that an estimated 95% the site has been impacted by 

unauthorized fill material that contains between 25-60% coarse 

fragments ranging from gravels to cobbles.  The McTavish Agrologist 
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Report submits,  based on field observations and assessments,  that the 

agricultural capability of the Properties is 1.24 ha 4PF (3P); and 1.32 ha  

8:5TP 2:3W (4PF) due to the presence of unauthorized fill. 

[10] The 0.45 ha area being developed as a constructed wetland will be 

planted with a variety of native plant species to provide high value 

habitat for fish and other wetland species. The 1.71 ha area of the 

Properties being developed as an integrated wetland riparian area 

incorporates BC Ministry of Agriculture (2021) integrated (agro-forestry) 

concepts, broadly defined as the integrated management of areas adjacent 

to aquatic zones to enhance or protect habitat and selectively provide for 

other resources and values  

[11] The McTavish Agrologist Report recommends the placement of ~600 m3 

cubic metres of topsoil sourced from another site identified in the report,  

placed on the portions of the site not being used for watercourse or not 

under tree cover.    

[12] The remaining 0.4 ha of the Properties will be improved for farming.  

According to the McTavish Agrologist Report coarse fragments that 

might inhibit farming will be removed from the area and 50 to 70 cm of 

suitable topsoil will be applied to the area.  The intended use is for this 

area is to be an incubator farm for farmers  and a site for potential 

educational opportunities that could be utilized by Kwantlen First Nation. 
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[13] The wetland and riparian features proposed will create natural habitat 

and serve as a Provincial offsetting environmental benefit for the loss of 

nearby wetland resulting from development in the Gloucester area of the 

Township of Langley.  The Proposal is to have the Properties eventually 

transferred to the Township of Langley. 

[14] Kwantlen First Nation was consulted and involved in the design of the 

Proposal and are supportive of the habitat enhancements and the small-

scale agricultural opportunities proposed for the Properties. 

FINDINGS 

[15] The CEO finds that the construction of 2.16 ha of watercourse and 

integrated wetland and riparian areas on the Properties will result in the 

reclamation of land currently in a compromised state, will improve 

drainage and flood resiliency in the area that will be of benefit to 

agriculture in the area, and enhancements to 0.4 ha of the site for 

farming will encourage farm use on the Property and enhance the 

integrity of the ALR. 

DECISION 

[16] After reviewing the Application, I am satisfied the Proposal is consistent 

with Criterion #14 and approve the construction of 2.16 ha of 

watercourse and integrated wetland and riparian areas, and the 
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importation and placement of 599 m3 of topsoil, on the Properties subject 

to: 

(a) siting of the non-farm use watercourse, wetland and riparian areas in 

accordance with Schedule A of this decision;  

(b) construction of the non-farm use watercourse, wetland and riparian 

areas in accordance with Agricultural Capability Assessment Report 

dated December 27, 2023 prepared by McTavish Resource & 

Management Consultants Ltd., and the 96 Avenue landscape package 

dated August 2, 2023 prepared by VDZ+A Landscape Architects; 

(c) reclamation of the remaining approximately 0.4 ha area of the 

Properties for farm use in accordance with the Agricultural Capability 

Assessment Report dated December 27, 2023 prepared by McTavish 

Resource & Management Consultants Ltd.; 

(d) the screening and soil amendment process recommended for 

reclamation of the Properties in the Agricultural Capability Assessment 

Report dated December 27, 2023 prepared by McTavish Resource & 

Management Consultants Ltd. must be overseen by a qualified 

Professional Agrologist; 

(e) the submission of status reports submitted every 2 months prepared by 

a qualified registered professional as per the document ALC Policy P-10: 

Criteria for Agricultural Capability Assessments and Schedule D: Criteria 

for Technical Reports Submitted by Consultants; 

 *Each review of a report will incur a $150 administrative fee, as per 
section 11 of the Agricultural Land Reserve General Regulation.  
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(f) the submission of a closure report prepared by a qualified registered 

professional as per the document ALC Policy P-10: Criteria for 

Agricultural Capability Assessments and Schedule D: Criteria for 

Technical Reports Submitted by Consultants within 6 months of project 

completion. 

*Each review of a report will incur a $150 administrative fee, as per section 
11 of the Agricultural Land Reserve General Regulation.  

[17] 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.  

[18] A decision of the CEO is a decision of the Commission pursuant to s. 27(5) 

of the ALCA.  

[19] Resolution # 542/2024  

Released on August 22, 2024 

 

 

Kim Grout, Chief Executive Officer 

 

N.1

N.1 - Page 119



Rd

Schedule A: Decision Map

SURREY
LANGLEY -
DISTRICT

LANGLEY - CITY

MAPLE RIDGEPITT
MEADOWS

2024 Google Earth Orthoimagery
LOCAL GOVERNMENT:

Langley

MAPSHEET NO:

92G.018

DATA SOURCES & NOTES:

MAP SCALE:

MAP PRODUCED:

ALC FILE NO:

100148

1:2,100

ALC, BCGW and ESRI / Google
Earth. Contains information licensed
under Open Government License -
British Columbia.

Map for reference only. Accuracy not
guaranteed.

Conditionally Approved Wetland Construction Area
(approx.): 2.16 ha

Subject Property

Agricultural Land Reserve

PMBC Parcel Cadastre

¯

0 20 40 60 80 100

Metres

August 19, 2024

RESOLUTION NO:

Conditionally Approved Wetland 
Construction Area (approx.): 2.16 ha 

ALR

ALR

N.1

N.1 - Page 120



T: 604-660-7000
E: ALCBurnaby@Victoria1.gov.bc.ca
201 4940 Canada Way
Burnaby, BC, Canada  V5G 4K6

alc.gov.bc.ca

August 22, 2024
ALC File: 67649

Sager Nairne
LLP Sabrina Ferrari
Delivered Electronically

Dear Sager Nairne:

Re: Reasons for Decision - ALC Application 67649

Please find attached the Reasons for Decision for the above noted application 
(Resolution #540/2024). As the agent, it is your responsibility to notify the applicant 
accordingly. 

Please note that the submission of a $150 administrative fee may be required for 
the administration, processing, preparation, review, execution, filing or 
registration of documents required as a condition of the attached Decision in 
accordance with section 11(2)(b) of the ALR General Regulation. 

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant) 
may submit a request for reconsideration. A request to reconsider must now meet 
the following criteria:

No previous request by an affected person has been made, and 
The request provides either: 
o Evidence that was not available at the time of the original decision

that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

ATTACHMENT J
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The time limit for requesting reconsideration of a decision is one year from the 

ALC Policy P-08: Request for Reconsideration. 
 

Information Bulletin 08  Request for Reconsideration for 
more information.  
 
Please direct further correspondence with respect to this application to 
ALC.SouthCoast@gov.bc.ca 
 
Yours truly, 
 

 
Martin Collins,  Regional Planner   
 
 
Enclosures: Reasons for Decision (Resolution #540/2024) 
 Schedule A: Decision Map     
 
cc: Township of Langley Attention 
 
67649d1 
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Agricultural Land Commission File 67649 

Reasons for Decision of the Chief Executive Officer 

 

Subdivision Application Submitted Under s.21(2) of the Agricultural Land 

Commission Act 

 
Applicant: 
 

1151138 BC Ltd 
 

Agent: Sager Nairne, LLP Sabrina Ferrari  
 

Properties: Property 1:  
Parcel Identifier:013-274-091 
Legal Description: NORTH HALF OF THE 
NORTH HALF OF THE NORTH EAST QUARTER 
SECTION 1 TOWNSHIP 10 NEW 
WESTMINSTER DISTRICT EXCEPT PARCEL "A" 
(EXPLANATORY PLAN 10740), PLANS 55705, 
5766, EPP80439, AND EPP80445 
Civic: 
Area: 6.6 ha  
 
Property 2:  
Parcel Identifier: 011-232-773 
Legal Description: LOT 3 SECTION 1 
TOWNSHIP 10 NEW WESTMINSTER DISTRICT 
PLAN 7472 EXCEPT PLAN EPP80446 EPP80446  
Area: 0.2 ha  
 

Chief Executive Officer:  
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OVERVIEW 

[1] The Properties are located within the Agricultural Land Reserve (ALR) as 

defined in s. 1 of the Agricultural Land Commission Act (ALCA).  

[2] Pursuant to s. 21(2) of the ALCA, the Applicant is applying to the 

right of way under the Land Title Act over a gazetted road (8th Ave) along 

 

[3] The Proposal along with related documentation from the Applicant, 

documentation in the Application was available on the ALC Application 

Portal to the Agent in advance of this decision 

[4] Under Section 27 of the ALCA the Commission, by resolution, may 

establish criteria under which the CEO may approve applications for 

exclusion, subdivision, non-farm use, non-adhering residential use, and 

soil or fill use applications. By resolution, the Commission as specified 

that the following applications may be decided by the CEO:  

14. Subdivision, non-farm use, non-adhering residential use and soil or fill use 
that are not consistent with any of the existing approved criteria (Criteria 1  
13) but nonetheless are minor in nature and in the opinion of the CEO, the 
interests of the Commission would be unaffected by an approval of the 
application. In the case of exclusion applications, the CEO may only consider 
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applications submitted to the local government before midnight on September 
29, 2020.  

[5] The Proposal was considered in the context of the purposes and 

priorities of the Commission set out in section 6 of the ALCA: 

6 (1) The following are the purposes of the commission: 

(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. 

 

(2) The commission, to fulfill its purposes under subsection (1), must give 

priority to protecting and enhancing all of the following in exercising its 

powers and performing its duties under this Act:  

(a) the size, integrity and continuity of the land base of the agricultural 

land reserve;  

(b) the use of the agricultural land reserve for farm use.  
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BACKGROUND  

[6] The adjoining Properties lie wholly in the ALR and 0.2 ha of Property #2 

serves as the driveway access to the existing principal residence on 

Property #1 

[7] According to the Application material, the portion of 8 Avenue under 

Application is already established as road via an 1875 Gazette Notice but 

is not excluded from the title of the Property. 

[8] The Applicant plans to consolidate Property 1 and 2 into one 6.8 ha 

property and in order to do so must dedicate this historically gazetted 

road. 

[9] Although unconstructed, the subject portion of 8 Avenue is open and 

travelled by the public for recreational purposes as part of the South 

Langley Regional Trail system.  The size of the area to be dedicated under 

s. 107 of the Land Title Act is 341 meters long X 10 metres wide (0.343 

ha). 

[10] The BCLI soil capability rating for the proposed right of way is  70 % 

4ATP(3TAP); 20% O5W (7:O3WL 3::O4WL); 10% 5:5AT 5:7T . 
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FINDINGS 

[11] The CEO finds that the Proposal to register a plan under s. 107 of the 

Land Title Act over land historically gazetted as road does not impact the 

continuity and integrity of the ALR given its existing trail use, historic 

gazette designation, and limited size. 

DECISION 

[12] After reviewing the Application, I am satisfied the registration of plan 

under section 107 of the Land Title Act over 0.343 ha of the ALC as a 

condition of consolidating Property #1 and #2 is consistent with Criterion 

#14 and approve registration of the plan subject to the submission of a 

surveyed subdivision plan to the Commission, within five years of the 

date of the release of this decision, that is in compliance with Schedule A 

of this decision;  

[13] When the Commission confirms that all conditions have been met, it will 

authorize the Registrar of Land Titles to accept registration of the 

subdivision plan.  

[14] Should the above conditions of approval not be completed to the 

satisfaction of the ALC within the timeframe(s) specified, the approval will 

expire and a new application may be required.  
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[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.  

[16] A decision of the CEO is a decision of the Commission pursuant to s. 27(5) 

of the ALCA.  

[17] Resolution #540/2024  

Released on August 22, 2024 

 

 

Kim Grout, Chief Executive Officer 
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                                                                                                                                 T:        604-660-7000
  E:        ALCBurnaby@Victoria1.gov.bc.ca

                                                                                                                                              201 4940 Canada Way, Burnaby
                                                                                                                                              B.C., Canada  V5G 4K6

    alc.gov.bc.ca

September 24, 2024

ALC File: 67705
Eleanor Wrigley
DELIVERED ELECTRONICALLY

Dear Eleanor Wrigley:

Re: Reasons for Decision Reconsideration of ALC Resolution #517/2024

The South Coast Panel received correspondence dated August 12, 2024 from Rob 
Nordrum, requesting reconsideration of Resolution # 517/2024. By the Original 
Decision, the South Coast Panel conditionally approved the homesite severance as 
proposed by the Applicant. As agent, it is your responsibility to notify the applicant 
accordingly.

Please note that the submission of a $150 administrative fee may be required for 
the administration, processing, preparation, review, execution, filing or 
registration of documents required as a condition of the attached Decision in 
accordance with s. 11(2)(b) of the ALR General Regulation.

Section 33 of the Agricultural Land Commission Act
Commission may reconsider a decision of the Commission upon written request of 

determines that evidence not available at the time of the original decision has 
become available, and/or the original decision was based on information that was 
in error or false.

After reviewing s. 33 of the ALCA, the file material and the request for 
reconsideration, the South Coast Panel concluded that the request for 
reconsideration met the requirements for reconsideration pursuant to s. 33 of the 
ALCA.

Please direct further correspondence with respect to this application to 
ALC.SouthCoast@gov.bc.ca.
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Yours truly, 
 
 
Jennifer Carson, Land Use Planner   
 
 
Enclosures:   Reasons for Decision (Resolution #621/2024) 
   Schedule A: Decision Map  
   Schedule B: Original Decision (Resolution #517/2024) 
    
cc: Township of Langley (File: 07-03-0020/AL100433). Attention: Rob Nordrum 
 
67705d2 
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AGRICULTURAL LAND COMMISSION FILE 67705 

RECONSIDERATION OF PANEL DECISION 

REASONS FOR DECISION OF THE SOUTH COAST PANEL 

 

Reconsideration of Resolution #517/2024 (a decision made on a Subdivision 
Application Submitted Under s.21(2) of the Agricultural Land Commission Act) 

 

Original Applicant: Beverley Gordon  

Agent: Eleanor Wrigley, Royal LePage Wolstencroft 

(Agent) 

 

Property: Parcel Identifier: 009-609-440 

Legal Description: West Half of the West Half 

of the West Half of the North East Quarter 

Section 3, Township 7, New Westminster 

District 

Civic: 19636 8th Avenue, Langley, BC 

Area: 8.1 ha (Entirely within the ALR) 

 

Panel: Ione Smith, South Coast Panel Chair 

Susan Gimse 

Holger Schwichtenberg 
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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. 21(2) of the ALCA, the Original Applicant applied to the 

Agricultural Land Commission subdivide the 8.1 ha 

Property into a ~3.41 ha pan-handle 

lot (the  ALC Policy L-11 Homesite Severance on ALR 

-   

 

[3] By Resolution #517/2024, dated August 8, 2024, the South Coast Panel 

approved 

Panel concluded that the Applicant qualified for consideration under the 

Homesite Severance Policy and that the proposed Remainder Lot would be 

the size and configuration that would constitute a suitable agricultural parcel. 

 

[4] On August 12, 2024, the Commission received the (the 

 Request for Reconsideration of Resolution #517/2024 (the 

 that 

n existing 

gazetted road along the northern portion of the Property and for a Statutory 

Township of Langley requires both of these if the subdivision is approved. 
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[5] Section 33 of the ALCA states that the Commission may reconsider a decision 

of the Commission upon written request of a person affected or on the 

was not available at the time of the original decision that could not have been 

obtained earlier through the exercise of due diligence has become available, 

and /or if the original decision was based on information that was incorrect or 

false, and the information would have been germane to the review of ALC 

Application 67705. 

 

[6] In this case, the Panel found that the Request for Reconsideration contained a 

request that was overlooked at the time of the Original Decision as 

prescribed by s.33 of the ALCA, that would have been germane to the review 

of ALC Application 67705 and that the Original Decision should be 

reconsidered. 

 

[7] Pursuant to s. 33(3) of the ALCA, the Panel identified Beverley Gordon as an 

affected party and notified her lawyer, J.S. Allen Olson, of its decision to 

reconsider the Original Decision. 

 

EVIDENTIARY RECORD 

 

[8] The Panel considered the following evidence: 

1. The Proposal and the Request for Reconsideration along with related 

documentation from the Original Applicant, Agent, local government, 

and Commission; and 

N.1
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2. The Original Decision. 

 

ANALYSIS AND FINDINGS 

 

[9]

mention requiring road dedication and a SRW, nor did their proposed 

subdivision plan. However, the Panel 

described the proposal as: 

Homesite severance subdivision within the Agricultural Land Reserve (ALR) of an 
8.1 ha (20 ac) parcel located at 19636  8 Avenue into a 3.41 ha (8.4 ac) 
homesite, a 4.69 ha (11.59 ac) remnant lot and dedication of a historically 
gazetted portion of 8 Avenue located within the ALR. 
 

preliminary site plan.  

 

[10] The Panel finds that dedication of the existing road along 8th Avenue will not 

have any impact on agricultural land.  

 

[11] The Township is requesting the 10 m SRW along the eastern property line for 

utility/access/road provisions. Notification of a SRW under section 34 of the 

ALR General Regulation does not require approval of the Commission; 

instead, a notification can be submitted online through the ALC Portal. For 

this reason, the Panel did not contemplate the SRW in the Request for 

Reconsideration. However, the Panel reminds the Township that construction 

within the SRW does require approval of the Commission, and that 

N.1
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establishing a SRW does not compel the Commission to approve construction 

to accommodation a subdivision or a use. 

 

DECISION 

 

[12] For the reasons given above, the Panel varies its decision and approves the 

subdivision of the 8.1 ha Property into a ~3.41 ha pan-handle lot (the 

Severance Policy as well as a road dedication along the northern boundary 

of the Property to formalize 8th Avenue subject to the following conditions 

which replace the conditions of Resolution #517/2024: 

 

a) The subdivision is for the sole benefit of the Applicant and is non-

transferable; 

b) Within three years of the date of this decision (Due by September 24, 

2027), the submission of a surveyed subdivision plan to the Commission 

for authorization for registration with the Land Title Survey authority that 

is in compliance with Schedule A of this decision;  

c) Prior to submission of the subdivision survey plan required in 

condition a) above, the submission of: 

i. A signed affidavit from the Applicant waiving any future consideration 

of subdivision pursuant to ALC Homesite Severance Policy L-11; 

ii. A completed Homesite Severance Agreement (provided in Schedule C) 

stipulating that the homesite cannot be sold for five years from the 

date of this decision except in the case of the death of owner; and 
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iii. Remainder 

Lot; and, 

d) Prior to submission of the subdivision survey plan,  

i) installation of 1.8 m solid wood or chain-link fence on the northern 

boundary of the homesite lot for the purpose of demarking the 

homesite lot and to prevent trespass of people and pets from the 

homesite parcel onto the farm remainder; 

ii) registration of a restrictive covenant on the Homesite Lot requiring 

the owner to maintain the fence; and, 

iii) photographic evidence of the construction of a fence. 

 

[13] When the Commission confirms that all conditions have been met, it will 

authorize the Registrar of Land Titles to accept registration of the subdivision 

plan.  

[14] 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.  

 

[15] These are the unanimous reasons of the Panel. 

 

[16] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3) 

of the ALCA.  
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[17] Resolution #621/2024 

Released on September 24, 2024 

 

 

Ione Smith, Panel Chair 

On behalf of the South Coast Panel 
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     M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: NOVEMBER 4, 2024 

FROM: COMMUNITY DEVELOPMENT DIVISION FILE NO: 08-14-0237 

SUBJECT: SCHOOL DISTRICT #35 RESPONSE REGARDING TIMELINE TO 
CONSTRUCT SCHOOL FOR WILLOUGHBY SLOPE 

On October 7, 2024 at the Regular Meeting of Township Council for the purpose of a Public 
Hearing for Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby 
Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate Neighbourhood 
Plan) Bylaw 2005 No. 4475 Amendment (Langley Properties) Bylaw No. 6055, Council passed 
the following resolution: 

“That Council direct staff to request clarification from the school district on the status of the 
timeline to construct a necessary school for the Willoughby slope.” 

Pursuant to Council’s direction, a letter was sent to School District #35 on October 8, 2024 
(Attachment A, without enclosures). The School District has provided a response which is 
included as Attachment B indicating the following in response to Council’s resolution: 

“The “New South West Latimer Elementary” (73rd Avenue and 198B Street) and the “New 
Jericho Elementary” (6920 206th Street) were listed as priorities for the School District in the 
current 5 Year Capital Plan which was approved by the Board of Education on June 18, 
2024. The Ministry is due to respond to the District’s 5 Year Capital Plan in March 2025 and 
at that time, they will inform us of which projects they have approved and what our next steps 
will be.”   

ATTACHMENT A Township of Langley Correspondence, dated October 8, 2024 
ATTACHMENT B School District #35 Correspondence, dated October 16, 2024 
ATTACHMENT C Map (indicating subject site and location of future elementary school) 
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October 16, 2024 

Township of Langley 
Attention: Mr. Stephen Richardson 
20338 – 65 Avenue  
Langley, BC V2Y 3J1 

Dear Mr. Stephen Richardson,  

Re: October 7, 2024 Public Hearing Council Resolution 

On Tuesday, October 8th, Township of Langley staff informed the District staff that the following 
motion was passed by Council at the Regular Meeting of the Township Council on October 7, 2024: 

That Council direct staff to request clarification from the school district on the status of the 
timeline to construct a necessary school for the Willoughby slope.  

The Ministry of Education and Child Care requires school districts to annual submit a Five-Year 
Capital Plan which you can find on our website. I am also attaching a copy of the Capital Plan that 
was submitted to the Ministry.  

The “New South West Latimer Elementary” (73rd Avenue and 198B Street) and the “New Jericho 
Elementary” (6920 206th Street) were listed as priorities for the School District in the current 5 Year 
Capital Plan which was approved by the Board of Education on June 18, 2024. The Ministry is due 
to respond to the District’s 5 Year Capital Plan in March 2025 and at that time, they will inform us 
of which projects they have approved and what our next steps will be.  

The Ministry approval process has two steps: the first step is the approval of the business case, 
which we hope to receive in March, and the second step is obtaining approval of the funding based 
on the business case. Until we have funding approval from the Ministry we are not able to provide a 
timeline for construction.  

Please let me know if you have any further questions.  

Sincerely, 

Brian Iseli, Secretary-Treasurer 
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M E M O R A N D U M

TO: MAYOR & COUNCIL DATE: NOVEMBER 4, 2024 

FROM: PUBLIC WORKS DIVISION FILE NO: 5360-02-001 

SUBJECT: 2025 COLLECTION AREA ADJUSTMENTS 

The purpose of this memorandum is to update Mayor and Council on upcoming changes to the 
Township’s curbside collection areas for garbage, organics, and recycling collection.  

Staff periodically review the Township’s curbside collection areas in consultation with our 
collection provider (Sierra Waste Services Ltd.) to ensure equipment and crews are used 
efficiently. This is done by balancing service demands over the collection week (Monday 
through Thursday). 

Collection zones were last revised in January 2019 to accommodate population growth and took 
known future construction and zoning into consideration. Since then, continued development 
concentrated in the Willoughby neighbourhood has resulted in service demands on Monday 
being significantly higher than the remainder of the week. If collection zones remain unchanged, 
the Township’s collection provider may become unable to service all homes within the existing 
boundaries as scheduled or accommodate strata complexes seeking to switch from private to 
municipal collection services. 

Two areas currently receiving collection on Mondays will be shifted to Tuesdays or 
Wednesdays, affecting approximately 1,200 properties. These areas are outlined in 
Attachments A and B. Homes will receive garbage collection for two consecutive weeks to help 
them adjust to their new collection schedule before returning to bi-weekly garbage collection. 

Zone changes are scheduled to come into effect the week of January 6, 2025, the first full week 
after the holidays. Affected residents will be notified of the changes by mail in early December 
and through digital communications in the weeks that follow. Once in effect, no further changes 
to collection zones are anticipated for another five years. 

ATTACHMENT A: Map - Zone Change – Monday A to Wednesday B 

ATTACHMENT B: Map - Zone Change – Monday B to Tuesday A 
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Monday A to Wednesday B
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Monday B to Tuesday A
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SENIORS ADVISORY COMMITTEE 

Wednesday, October 16, 2024 at 7:00pm 
Nicomekl River Meeting Room 

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

MINUTES 

Present: 
S. Baker, Community Co-Chair
Councillor T. Baillie, Council Co-Chair

S. Bennett, K. Ludlam, T. Taylor, and S. Tingley

In Attendance: 
P. Crump, Langley Seniors in Action

Staff: 
A. Jensen, Manager, Strategic and Social Planning
K. Stepto, Recording Secretary

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF 
THE COAST SALISH PEOPLES 

S. Baker acknowledged the Traditional Territories of the Coast Salish Peoples.

A. APPROVAL AND RECEIPT OF AGENDA ITEMS

1. Seniors Advisory Committee – October 16, 2024

Moved by S. Tingley,
Seconded by K. Ludlam,
That the Seniors Advisory Committee approve the agenda and receive the
agenda items of the October 16, 2024 meeting.
CARRIED

B. ADOPTION OF MINUTES

1. Seniors Advisory Committee – September 18, 2024

Moved by K. Ludlam,
Seconded by S. Tingley,
That the Seniors Advisory Committee adopt the Minutes of the September 18,
2024 meeting.
CARRIED

N.4
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October 16, 2024 
Seniors Advisory Committee Minutes - 2 -

C. DELEGATIONS AND PRESENTATIONS

D. REPORTS

1. Co-Chair Reports

Councillor Baillie reported that he attended the Union of BC Municipalities
(UBCM) Convention. There was not a lot of discussion regarding seniors. He
noted Homelessness Awareness Week and Fire Prevention Week. He
commented on the Surrey Food Bank’s special “seniors” times and stated that
socialization is a big part of their services.

S. Baker stated that food security relates to seniors as well as families.

E. CORRESPONDENCE

F. WORK PROGRAM

1. Review Work Program

S. Baker commented on the lack of low-income rental units for seniors in the
Township, and the need for the committee to continue to make this a priority topic
to provide Council with meaningful and productive recommendations. Discussion
ensued and the committee felt this topic should be included in the 2025 Work
Plan with a recommendation going to Council early in the new year. Staff
commented that the committee could have the opportunity to provide input at a
high policy level.

K. Ludlam noted that the City of Toronto has created a corporation that focuses
on seniors housing. This corporation provides housing and other supports that
seniors need, including social, medical, mental health, transportation, etc.

Action: Staff to provide information regarding the Toronto Seniors’ Housing 
Corporation to committee.  

G. COUNCIL REFERRALS

H. OTHER BUSINESS AND ITEMS FOR INFORMATION

1. Heat and Smoke Preparedness

As a follow up to the presentation at the September meeting, discussion ensued
regarding how the Township is prepared for heat and smoke events. It was noted
that a program with the Fire Department for smoke awareness specific to seniors

N.4
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October 16, 2024 
Seniors Advisory Committee Minutes - 3 -

H. OTHER BUSINESS AND ITEMS FOR INFORMATION

would be beneficial. This is also a topic that could be added to the 2025 Work 
Plan.  

Action: T. Taylor to prepare a draft recommendation for Council regarding Heat 
and Smoke Preparedness and alerting seniors.  

2. Committee Application Process 2025

Members of the committee were reminded to submit their application if they are
re-applying.

3. salishan Place Update

Memo from staff provided for information.

I. NEXT MEETING

Date: Wednesday, November 20, 2024 
Location:   Salmon River Committee Room 

     4th Floor, 20338-65 Avenue, Langley, BC 
Time:   7:00pm 

J. TERMINATE

Moved by T. Taylor,  
Seconded by S. Bennett, 
That the meeting terminate at 8:30pm. 
CARRIED  

CERTIFIED CORRECT: 

_______________________________ _________________________________ 
Community Representative Co-Chair  Council Representative Co-Chair 
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AGRICULTURAL ADVISORY 
COMMITTEE  

Wednesday, October 23, 2024 at 7:05pm 
Salmon River Committee Room 

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

M I N U T E S 

Present: 
J. Caldarella, Community Co-Chair
Councillor M. Pratt, Council Co-Chair

C. Allison, G. Brar, J. Green, A. Hamer, R. Ross, O. Smid, A. Smith, and J. Walker

Staff: 
K. Robinson, Community and Policy Planner
M. Gunn, Community and Policy Planner
K. Stepto, Recording Secretary

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF 
THE COAST SALISH PEOPLES 

J. Caldarella acknowledged the Traditional Territories of the Coast Salish
Peoples.

A. APPROVAL AND RECEIPT OF AGENDA ITEMS

1. Agricultural Advisory Committee – October 23, 2024

Moved by A. Smith,
Seconded by J. Green,
That the Agricultural Advisory Committee approve the agenda and receive the
agenda items of the October 23, 2024 meeting.
CARRIED

B. ADOPTION OF MINUTES

1. Agricultural Advisory Committee – June 26, 2024

Moved by O. Smid,
Seconded by R. Ross,
hat the Agricultural Advisory Committee adopt the minutes of the June 26, 2024
meeting.
CARRIED
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October 23, 2024 
Agricultural Advisory Committee Minutes - 2 -

C. DELEGATIONS AND PRESENTATIONS

1. Fraser Highway Employment Lands Area Plan

K. Robinson provided a presentation regarding the Fraser Highway Employment
Lands Area Plan. She noted that Metro 2050 states that industrial lands are
critical to supporting a diverse, resilient economy – one that supports businesses
and residents by securing land for economic development and jobs within the
region and reducing costs for commuting and the transportation of goods.

The Fraser Highway Employment Lands Area Plan will include low-impact 
industrial uses, such as: 

• Light industrial production (food and beverage manufacturing)

• Distribution (warehousing, industrial storage)

• Repair (autobody shops, consumer goods repair)

• Construction materials and equipment (building supplies)

• Outdoor storage activities (container storage)

• Wholesale (logistics wholesalers)

Changing this area to “industrial” will require a Regional Growth Strategy (Metro 
2050) amendment to be consistent with land use designations at the regional 
level.  

The committee provided comment on the following two questions: 

1. What agricultural opportunities do you see in the Plan area?

• Cold Storage

• Butcher/processing shop

• Engagement of the broader agriculture community on opportunities

• Farm hub

• Food hub

• Farm equipment repair

• Meat locker (storage locker for those who don’t have room to store their
meat).

• Cidery (gathering place)

2. What should be in place in the Plan to minimize impacts to ALR lands?

• Habitat and livestock protection

• Aquifer protection

• Light and noise pollution

• Water service

• Widening of 232 Street

MOTION 
Moved by J. Caldarella,  
Seconded by R. Ross,  
That the Agricultural Advisory Committee recommends consideration of the 
following in the Fraser Highway Employment Lands Area Plan: 

• Agricultural Land Reserve/Non-Agricultural Land Reserve edge planning
buffer.
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October 23, 2024 
Agricultural Advisory Committee Minutes - 3 -

C. DELEGATIONS AND PRESENTATIONS

• Low impact development that is compatible with adjacent Small
Farms/Country Estates designation in the Rural Plan.

• Agricultural-industrial uses, including abattoirs, farm equipment repairs,
and cold storage.

• Community Amenity Contribution for agricultural amenities as
recommended in the Agricultural Viability Strategy (AVS) Section 2.1.14.

• A Food Hub as recommended in the AVS Section 2.2.5.
CARRIED 

D. REPORTS

1. Co-Chair Reports

Councillor Pratt reported that he attended the Union of BC Municipalities
(UBCM) Convention where he participated in a session on food security. He
noted that the Ministry of Agriculture is developing tools to help with supply and
demand discrepancies in agriculture.

E. CORRESPONDENCE

F. WORK PROGRAM

1. 2024 Farm Tour Report

J. Caldarella reported that the Farm Tour was successful, despite the weather.
The feedback received was positive and attendees really enjoyed the networking
portion of the day.  Networking responses are included as Attachment A.

2. Agriculture Outreach Campaign

M. Gunn reported that the Task Force has been working on a survey to provide to
the participants at the Langley Sustainable Agriculture Foundation/Young
Agrarians workshop on November 2. The survey will include the following
questions:

Do you own or lease the land you farm? 

• Own

• Lease

• Looking for land

• Other

What type of farming do you do? 

What resources or sources do you rely on to stay informed about agriculture? 

• Word of mouth/local farmers

• Ministry of Agriculture and Food

N.5
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October 23, 2024 
Agricultural Advisory Committee Minutes - 4 -

F. WORK PROGRAM

• YouTube/Internet

• Newsletter from organizations

• Commodity groups

• Other

What are your preferences for receiving information? 

• Email/eNewsletter

• In person

• On-farm

• Phone

• Website

• Workshops

What do you see as the biggest challenge/obstacle to increasing farm production 
in the TOL? 

What do you see as the most significant opportunities for strengthening 
agriculture in TOL? 

What examples, if any, have you observed of positive initiatives in other 
municipalities? 

G. COUNCIL REFERRALS

H. OTHER BUSINESS AND ITEMS FOR INFORMATION

1. Farmers’ Institute Update

A. Smith reported that the Institute has partnered with the Langley Animal
Protection Society on the issues of dangerous dogs, and that they are planning a
workshop on water in March.

2. Committee Application Process 2025

Committee members whose terms are expiring were reminded to re-apply by
October 25, 2024.

3. salishan Place by the River Update

Provided in package for information.
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October 23, 2024 
Agricultural Advisory Committee Minutes - 5 -

I. NEXT MEETING

Date: Wednesday, November 27, 2024 
Location:   Salmon River Committee Room 

     4th Floor, 20338-65 Avenue, Langley, BC 
Time:   7:00 pm 

J. TERMINATE

Moved by C. Allison,  
Seconded by A. Smith. 
That the meeting terminate at 8:50pm. 
CARRIED  

CERTIFIED CORRECT: 

_______________________________ _________________________________ 
Community Representative Co-Chair  Council Representative Co-Chair 
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2024 AAC Farm Tour Table Responses 

Farm Tour 2024 – Networking Session on Table Responses 

1. In what ways do you believe local agriculture impacts the quality of life for
residents?

• Greenspace and trees

• Fresh food available locally

• Positive benefit of local produce

• Carbon sequestration

• Breaks up the urban landscape

• Plants and animals vs concrete

• Health benefits

• Makes you aware of the benefits and challenges related to food you’re enjoying

• Permeable surfaces to allow groundwater to recharge

• Many residents are not aware of the amount of agriculture in Langley

• Provides opportunities for education for kids and youth

2. What do you think are the biggest challenges for the agricultural community in the
Township?

• Keeping urban development off of agriculture lands

• Lack of opportunities to sell produce

• Small parcels of agriculture lands

• Water – access and irrigation

• Relationship between levels of government

• Need more awareness around farm practices eg. equipment

• Lack of generational knowledge being shared

• Food processing

• Land prices

• Buying of agricultural land for estate use

• Not having an agriplex

• Urban interface pressures

• Lack of farmers and aging farmers

• Education about supporting “Buy Local” and supporting farmers

• Agricultural education to future generations

• No coordination between organizations

3. What sources or resources do you rely on to stay informed about agriculture?

• Local farmers

• Farm Credit Canada

• LEPS – YouTube webinars
BC Farm Museum

• AAC

• Farmers’ Institute

• Country Life in BC newspaper

• Oeds Smith

• Environmental Farm Planning

• Langley Tourism Circle Farm Tour

• Ministry of Agriculture and Food - Agriservice

• Word of mouth and talking to people

Attachment A 
N.5

N.5 - Page 6



2024 AAC Farm Tour Table Responses 

• David Davis

• Newsletters from organizations
o Businesses
o NGOs
o Government

• BCAC

• AAFC

• Tol Ag Website

• IAF

• Langley Farmer’s Market

• BC Farmer’s Market Association

• Young Agrarians

• Social Media Groups

• Let’s Talk Food Aldergrove food table

• Regional Agrologists

• Export Navigator – connect local produce inter-province

• School visits could be re-introduced

• Tie finished products and experiences to farmers via social media

• ALC Bulletins

• Local Government social media (fb, Instagram)

4. How do you think agriculture shapes the identity and culture of the Township?

• Green space

• Food stands

• Circle Farm Tours

• Horse Competitions

• Agritourism

• Transportation on roadways

• Food production

• Land development and the ALR

• Economic Development

• Employment

• Agri-tourism

• History and Legacy – First Nations

• Way of life – mindset to support agriculture

• Land stewardship

• Watershed management

• Riparian conservation

• Biodiversity

• Land base / tax base – infrastructure and resources

5. What do you see as the most significant opportunities for strengthening the
Township’s agricultural community?

• Starting an agricultural compliance team with the ALC

• Farmgate sales map (online)

• Cooperatively steward farms

• Agritourism

• Strong policies (Zoning Bylaw, etc.)
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2024 AAC Farm Tour Table Responses 

• Protecting soil

• Involving youth through social media

• More engagement opportunities

• Protecting farmland

• Farming as a primary use (actually use for farming)

• Stop truck parking on agricultural lands

• Partnerships with LEPS

• Farm stores and stands

• An actual agriplex to promote local food products, animals, livestock
o Actually connect and see them

6. Who do you think plays a crucial role in supporting and promoting agriculture in
the Township?

• Government – local, provincial, federal

• AAC

• LEPS

• LSAF

• Arboretum

• Horse Council

• 4-H

• Decision makers to keep ag land for agriculture

• Voters

• Educational Institutions

• Commodity groups

• Farmers

• Farmer’s Markets

• Consumers

• First Nations

• Grocery Stores

• Environmental Organizations

7. What, if any, concerns do you have about food security in the Township now and
in the future?

• Pressure to alienate farm land

• Urbanites that object to farm vehicles, noises, odours, etc..

• Trespass onto farmland and leaving garbage behind

• Land cost prohibit farm expansion/growth

• Farm transition to next generation

• Transportation corridors expanding and creating barriers to efficient farm
operations

• Reliance on grocery stores and big box for food

• Climate change and impacts on food production

• Pressure to convert agricultural land into other uses (residential, industrial, etc.)

• Use of agricultural lands to build large homes (agricultural not the primary use)

• High product pricing, competing with large groceries

• Water (recharge aquifers)

• Monitor farm exemptions better – grow food or lose subsidy

• Diversify crops (can’t live on one food product alone)

N.5

N.5 - Page 8



THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897 

CONSOLIDATED FOR CONVENIENCE ONLY 

EXPLANATORY NOTE 

Bylaw No. 5897 repeals the Langley Development Cost Charges Bylaw No. 5555 and 
amendments thereto and establishes a new Development Cost Charges Bylaw. 

Amending Bylaw 6024 – adopted September 9, 2024 
Bylaw No. 6024 amends the Langley Development Cost Charges Bylaw No. 5897 by 
removing the Highway 1 at 232 Street Interchange Project from the Roads Development 
Cost Charges (DCC) and amending the Roads DCC rates accordingly. 

THIS IS A CONSOLIDATED BYLAW PREPARED BY THE CORPORATION OF 
THE TOWNSHIP OF LANGLEY FOR CONVENIENCE ONLY. THE TOWNSHIP 
DOES NOT WARRANT THAT THE INFORMATION CONTAINED IN THIS 
CONSOLIDATION IS CURRENT. IT IS THE RESPONSIBILITY OF THE 
PERSON USING THIS CONSOLIDATION TO ENSURE THAT IT 
ACCURATELY REFLECTS CURRENT BYLAW PROVISIONS. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897 

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 No. 5897”. As a short title, it may be known as “DCC Bylaw No. 5897”.

Definitions 

2. For the purposes of this Bylaw:

Area of Development means that portion of the parcel of land encompassing 
or covered by buildings and structures, including, but 
not limited to, zoning setbacks, storage yards and 
parking areas, driveways, easements, and areas 
encumbered by rights-of-way, landscaping areas, 
detention and siltation ponds, ancillary structures and 
other areas used for a facility or structure to support the 
development or use of the property. Environmental 
reserve areas are not included in the Area of 
Development, provided such areas are protected by a 
restrictive covenant registered in favor of the Township 
of Langley, to the satisfaction of the Director of 
Engineering for the Township of Langley, or their 
designate.  

Commercial 1 means all developments zoned for commercial uses 
under the Zoning Bylaw, and all developments having 
commercial uses undertaken in buildings or on land 
where the zoning designation under the Zoning Bylaw is 
other than commercial: and where the first storey Gross 
Floor Area is 3,700 square metres or less. This 
includes, but is not limited to, all rural commercial uses, 
campgrounds, golf courses, outdoor recreational uses, 
and any other similar uses. 

Commercial 2 means all developments zoned for commercial uses     
under the Zoning Bylaw, and all developments having 
commercial uses undertaken in buildings or on land 
where the zoning designation under the Zoning Bylaw is 
other than commercial; and where the first storey Gross 
Floor Area is more than 3,700 square metres. This 
includes, but is not limited to all rural commercial uses, 
campgrounds, golf courses, outdoor recreational uses, 
and any other similar uses.  
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Bylaw No. 5897 
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Commercial 3 means all developments zoned for commercial uses 
under the Zoning Bylaw; and all developments having 
commercial uses undertaken in buildings or on land, 
where the zoning designation under the Zoning Bylaw is 
other than commercial; and where such commercial 
uses are located only on the second and higher floor 
levels. This includes, but is not limited to all rural 
commercial uses, campgrounds, golf courses, outdoor 
recreational uses, and any other similar uses. 

Development Cost Charges  means the charges payable pursuant to the provisions 
of this Bylaw and in the amounts as calculated in the 
schedules hereto.  The term Development Cost 
Charges may also be referred to as “DCCs” or “DCC” in 
this Bylaw. 

Gross Floor Area means the sum of all floor areas used or intended to be 
used for the undertaking of permitted uses, measured to 
the extreme outer limits of the building or structure, 
excluding areas for parking and unenclosed balconies. 

Industrial means all developments zoned for industrial uses under 
the Zoning Bylaw, and all developments having 
industrial uses undertaken in buildings or on land, 
where the zoning designation under the Zoning Bylaw is 
other than industrial.  

Institutional means: 

(a) all developments zoned for institutional use under
the Zoning Bylaw; or

(b) institutional uses undertaken in buildings or on land
where the zoning designation under the Zoning
Bylaw is other than institutional, including, but not
limited to, schools and other educational facilities,
congregate care facilities and other live/care
accommodation, hospitals and other medical
facilities, government buildings, public recreational
facilities, fire halls, police stations, airport facilities,
communications and energy facilities, waste
disposal and other similar public and Utility uses.

Residential 1 means residential developments having a density of 15 
or less dwelling units (du) per hectare. 

Residential 2 means residential developments having a density 
greater than 15 up to 44 dwelling units per hectare. 

Residential 3 means residential developments having a density 
greater than 44 up to 74 dwelling units per hectare. 
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Residential 4 means residential developments having a density 
greater than 74 dwelling units per hectare. 

Utility means a use providing for public utility structures and 
facilities for road, water, sewer, drainage, electrical, 
telephone, cablevision, gas, and similar services, where 
such use is approved in writing by the Township of 
Langley, by another government body with jurisdiction, 
or by a company regulated by a government 
commission, including broadcast transmission facilities. 

Zoning Bylaw means the Township of Langley Zoning Bylaw No. 
2500, as amended, or replaced. 

Schedules and Notes 
3. Schedules “A”, “B” and “C” are attached hereto and form a part of this Bylaw.

4. The notes found at the bottom of Schedules “A”, “B” and “C” form a part of this Bylaw.

Development Cost Charges 
5. In accordance with Section 559(1) of the Local Government Act, every person who

obtains:

a. approval of a subdivision, or

b. a building permit authorizing the construction, alteration or extension of a
building or a structure, other than a permit authorizing the construction,
alteration or extension of a building or structure or part of a building or
structure where:

the value of the work authorized by the permit does not exceed $50,000;

must pay to the Township of Langley the applicable Development Cost Charges set 
out in Schedules “A”, “B”, and “C” of this Bylaw. 

c. For certainty, this bylaw imposes charges in respect of a building permit or
structure that will, after the construction, contain fewer than four dwelling units
and for which the dwelling unit in the building or structure will be put to no
other than residential use.

6. For a type of development not identified under Schedules “A”, “B”, or “C” of this Bylaw,
the imposition of a Development Cost Charge will be at the sole discretion of the General
Manager of Engineering for the Township of Langley, or their designate, with the amount
payable based on the most comparable type of development, as determined by the
General Manager of Engineering for the Township of Langley, or his or her designate,
acting reasonably.

7. Subject to the Development Cost Charge (Instalments) Regulation, B.C. Reg. 166/84, as
amended or replaced from time to time, Development Cost Charges imposed pursuant to
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this Bylaw must be paid at the time of the approval of the subdivision or the issue of the 
building permit. 

8. A development cost charge is not payable if the development does not impose new
capital cost burdens on the Township of Langley. A new capital cost burden will be
imposed where there is a new demand created for designated services. A determination
of whether a development imposes a new capital cost burden on the Township of
Langley will be in the sole discretion of the Director of Engineering for the Township of
Langley. A determination of whether a new demand for services is created on a
subdivision will be based on, among other things, the number of pre-existing fee simple
lots (but excluding pre-existing stratified lots) prior to the subdivision.  For greater
certainty, and without limiting in any way what else may constitute a new capital cost
burden, the creation of new fee simple lots will be deemed to have imposed a new capital
cost burden on the Township of Langley for which development cost charges may be
imposed.

9. For Development Cost Charges imposed pursuant to this Bylaw on single family
residential subdivisions, a credit will be granted for each existing fee simple lot, but
excluding an existing stratified lot, forming part of the subdivision at the time of the
subdivision, or building permit application. For multiple family residential developments, a
credit will be granted for each existing dwelling unit forming part of the development at
time of the subdivision or building permit application. For non-residential developments,
Development Cost Charges are assessed based on the additional Gross Floor Area or
additional Area of Development, as applicable.

10. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, pursuant to a Development Works Agreement under section 570 of the Local
Government Act, and the cost of the service is included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw,
then the cost of providing the service shall be deducted from the class of Development
Cost Charges applicable to the subdivision or development for the particular service, as
set out in the schedules hereto, the amount of which shall be calculated as the cost of the
work less the amount to be paid by the Township of Langley to the developer under the
Development Works Agreement, other than any amount paid as interest.

11. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, outside the boundaries of land being subdivided or developed, not pursuant to a
Development Works Agreement under section 570 of the Local Government Act, and the
cost of the service is included in the calculations used to determine the amount of
Development Cost Charges imposed pursuant to this Bylaw, then the cost of providing
the service shall be deducted from the class of Development Cost Charges applicable to
the subdivision or development for the service, as set out in the schedules hereto, the
amount of which shall not exceed the lower of the following amounts:

a) the amount of Development Cost Charges identified as “DCC Recoverable” in
the DCC review report prepared as part of the Township of Langley’s DCC
program, as amended, or replaced;

b) the amount of Development Cost Charges calculated for the subdivision or
building project pursuant to the provisions of this Bylaw for the class of
service; or
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c) the estimated amount for providing the service, as determined by the
developer’s qualified professional, acting reasonably.

Expenditures from DCC Reserves to Developers 
12. Where the Township of Langley has entered into an agreement with a developer to

complete works, including a Development Works Agreement under section 570 of the
Local Government Act, and those works are included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw, the
Township of Langley may expend monies from the applicable Development Cost Charge
reserve to repay the developer some or all of the capital costs the developer incurred in
completing a project.

General Provisions 
13. In this Bylaw, words importing the singular number include the plural number, and vice

versa.

14. Langley Development Cost Charge Bylaw No. 5555 and amendments thereto are hereby
repealed.

READ A FIRST TIME the 24 day of July , 2023 
READ A SECOND TIME the 24 day of July , 2023 
READ A THIRD TIME the 24 day of July , 2023 
RECEIVED THE APPROVAL OF THE 
INSPECTOR OF MUNICIPALITIES the 

19 day of January , 2024 

ADOPTED the 29 day of January , 2024 

“ERIC WOODWARD” Mayor “SUZANNE LITTLE” Deputy Township Clerk 
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LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897 

Schedule “A” 

RESIDENTIAL 
DEVELOPMENT COST CHARGES 

Type of 
Development Unit Road Drainage Sewage Water 

Parkland 
Acquisition 

and 
Development 

Total 

Residential 1 du $29,997 $11,067 $1,870 $3,152 $40,701 $86,787 

Residential 2 du $21,270 $4,459 $1,320 $2,225 $28,730 $58,004 

Residential 3 du $18,543 $3,059 $1,265 $2,132 $27,533 $52,532 

Residential 4 du $16,362 $1,948 $825 $1,391 $17,956 $38,482 

NOTE: 

• Residential DCCs are imposed on each dwelling unit (du).
• The residential component of mixed-use developments, other than institutional, is calculated and

assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

#6024 
09/09/24 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897 

Schedule “B” 

COMMERCIAL AND INSTITUTIONAL 
DEVELOPMENT COST CHARGES 

Type of 
Development Unit Road Sewage Water 

TOTALS 

Road, 
Sewage and 

Water 
(based on Gross 

Floor Area) 

Drainage 
(based on Area 
of Development)

Commercial 1 m2 $109.08 $6.27 $10.57 $125.92 $27.12 

Commercial 2 m2 $85.08 $6.27 $10.57 $101.92 $27.12 

Commercial 3 m2 $39.27 $4.68 $7.88 $51.83 $0.00 

Institutional m2 $52.36 $6.27 $10.57 $69.20 $24.13 

NOTE: 

• The residential component of mixed-use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

• Commercial and institutional DCCs, with the exception of the drainage component, are imposed
based on Gross Floor Area (gfa).

• The drainage component is imposed based on Area of Development.
• Commercial developments having a building or buildings with total Gross Floor Area greater than

3,700 m2, shall have the road component of the Commercial 1 rate applied to the first 3,700 m2 and
the road component of the Commercial 2 rates applied to all areas of the buildings exceeding 3,700
m2.

#6024 
09/09/24 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897 

Schedule “C” 

INDUSTRIAL DEVELOPMENT COST CHARGES 

Type of 
Development Unit Road Drainage Sewage Water TOTALS 

Industrial m2 $16.92 $25.66 $2.48 $4.17 $49.23 

NOTE: 

• The residential component of mixed-use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

• Industrial DCCs are imposed based on Area of Development.

#6024 
09/09/24 
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 COUNCIL POLICY 

Subject: Budget Directives Policy No:        
Approved by Council:  
Revised by Council:     

03-842
2023-09-25 

1. Purpose

1.1 This budget policy sets forth the principles and guidelines that govern the
development, implementation, and monitoring of the Township of Langley 
budget.  It seeks to guide the decision making on current and long-term 
operating and capital decisions.  This policy aims to ensure transparent and 
accountable financial management, efficient resource allocation and the 
achievement of Council priorities to meet the needs of the community within 
the regulatory framework. 

2. Background

2.1 In compliance with Section 165 of the Community Charter, all B.C. Municipalities
must adopt a five-year financial plan annually by bylaw before May 15 each year 
and before the annual property tax bylaw is adopted. The financial plan must be 
balanced and set out the following for each year of the five- year period: 
proposed expenditures; proposed funding sources and the proposed transfer to 
or between funds.  In compliance with section 166 of the Community Charter, the 
Five-Year Financial Plan must be available for public consultation prior to being 
adopted. 

3. Objectives and Guiding Principles

3.1 Ensure fiscal responsibility:  The budget policy aims to maintain sound fiscal
practices, promote long term financial sustainability, and manage resources 
efficiently and effectively – balancing financing strategies available between: 
a. Pay-as-you go funding current users pay.
b. Debt financing – future users pay to meet the needs of the Community.

3.2 Enhance accountability:  This policy emphasizes accountability in the budget 
process. 

3.3 Align with Council priorities:  The budget will be aligned with the Township 
Council priorities and provides an action plan to assist staff in focusing 
resources on those priorities. 

3.4 Maintain operational flexibility:  The budget policy allows for flexibility in 
responding to unforeseen circumstances, economic changes and emerging 
needs while maintaining good financial management principals. 

3.5 Provide timely information:  The budget will be completed in a timely manner 
consistent with good financial management practices. 

3.6 Public input:  The budget process will encourage public input. 
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4. Budget Structure 

 
4.1 The budget is organized and presented by fund, consisting of both Operating 

and Capital budgets for: 

• Universal fund 
• Water Utility 
• Sewer Utility 
• Solid Waste Utility 

 
4.2 The Universal fund is further disaggregated into operating divisions or 

business units of responsibility 
4.3 One-time expenditures are presented separately 

 
5. Process and timeline 

  
5.1 The key steps and approximate timeline: 

  

Timeline Process Description 

Jan- June Define Establish Council priorities for the following year; provide direction to staff 

July- August Prepare Capital and Operating submissions are prepared by Divisions/Business 
Units 

September Submit All budgets are submitted to Finance 

Sept- 
October 

Compile Budgets are reviewed and consolidated 

November Presented Budgets are presented to Council 

November Input Public input period 

December Decision Initial budget approval 

January  Approval Final adoption by Council of the Financial Plan and the financial plan bylaw  

  
5.2 Steps: 

  
5.2.1 Define – through Council discussion the priorities for the community 

are established and staff is given direction to ensure that all 
programs, services, and capital requests align with Council’s priorities 
and goals. 

5.2.2 Prepare/Submit – Divisions/business units prepare the financial plan 
at a detailed level and forward to Finance.  Non-discretionary updates 
are made to labour contracts, operating expenditures, revenue, and 
rates.  Discretionary funding requests can be detailed for 
consideration by Council.  Project summaries are also prepared for 
capital projects.  In addition, one time funding requests are detailed 
for Council consideration. 

5.2.3 Compile – all budgets are reviewed and consolidated for further 
review and funding considerations. 

5.2.4 Presented – Financial Plan is presented to Council for consideration 
and adjustments as requested by Council. 
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5.2.5 Input – In accordance with the Community Charter, the Financial Plan 
is made available for public comment and feedback is provided to 
Council. 

5.2.6 Decision – Council receives the five-year Financial Plan 
5.2.7 Approval – Council gives final reading of the Financial Plan and 

Bylaw.  The Tax Rates bylaw will be presented and adopted by 
Council prior to May 15 as required by the Community Charter. 
 

6. Operating Budget Presentation for Approval 
  

6.1 All proposed budget adjustments shall be submitted to Finance in the budget 
format specified by Finance for approval by Council. 

6.2 The format provided to Finance will include adequate details for presentation 
to Council. 

6.3 Council will receive detailed changes by division/business unit. 
 
7. Operating Budget Inclusion and Commitments 

 
7.1 Where the capital budget contemplates debt financing, the estimated cost to 

fund debt obligations must be included in the operating budget in the year in 
which the debt obligation is expected to occur. 

7.2 Amounts transferred to reserves or to the capital budget must be included in 
the operating budget. 

7.3 If actual expenditures and transfers to other funds for a year exceed actual 
revenues and transfers from other funds for the year, the resulting deficiency 
must be included in the next year’s financial plan as an expenditure in that 
year per Community Charter 165 (9). 

7.4 Where the proposed funding to an existing program or a new program is 100% 
from grants or external funding sources and where the expenditures are 
included in the annual financial plan, the expenditures will not be committed 
until such time as written notice is received confirming the funding will be 
received. 

8. Capital Project Presentation for Approval 

8.1 The proposed expenditures for capital projects and the related financing shall 
be included in the budgets in a format specified by Finance for approval by 
Council. 

8.2 This format will include details of the proposed project including drawing as 
suitable, justification, risks (financial and otherwise) as well as the following 
financial information: 

8.2.1.1 Total project cost for all years of the project. 

8.2.1.2 Multi year cashflow if approvable. 

8.2.1.3 Operating Budget impact (OBI) with detail on the timing of the 
OBI as well as the nature of the OBI. 

8.3 Council will receive a current debt schedule including information on renewals 
to occur during the budget year for approval of renewals. 

8.4 Council will receive a schedule of reserve balances. 
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9. Capital Budget Inclusion and Commitments 

9.1 Where the proposed funding for a capital item is 100% from grants or external 
funding sources and where the expenditures are included in the annual 
financial plan, the expenditures will not be committed until such time as written 
notice is received confirming the funding will be received. 

9.2 Where a budgeted capital asset has been ordered but delivery will not be 
made until a subsequent budget year, or where a capital project is in progress, 
the amount of the funding required to fund the entire capital asset expenditure 
shall be retained in the applicable capital project. 

9.3 If a capital project has been open for a minimum of 2 years and is not 
progressing in a reasonable and timely manner, a review by the Business Unit 
Manager and Finance will be completed and unless there are conditions to 
warrant retaining the funding, staff will recommend to Council to close the 
project and return the funding to the originating source. 

9.4 Business unit managers are to notify Finance staff of all capital assets that are 
put in service. 

9.5 The status of all projects must be assessed at least annually and any funding 
greater than required to complete the expenditures will be returned to the 
originating funding source. 

9.6 Where capital project expenditures are expected to exceed the approved 
capital budget the expenditure must be approved by Council.  Additional 
commitments for a capital project shall not be authorized if the value of the 
work will cause the project to be over expended until such expenditure is 
approved by council and the additional funding source is determined. 

10. Roles and Responsibilities 

10.1 Council approves the five-year financial plan. 
10.2 Council is responsible for the Budget and delegates authority to carry out the 

approved expenditures to Township staff. 
10.3 Finance department in consultation with the business units, is responsible to 

provide the tools necessary for the Business Unit managers to prepare, 
manage and monitor budgets. 

10.4 Business unit managers have the responsibility to provide the level of service 
approved by Council within the approved operating and capital budget for their 
division. 

10.5 Finance department monitors the annual operating and capital budgets and 
reports material variances between budgeted and actual expenditures and 
revenues. 

10.6 No Business Unit manager shall incur a capital expense unless it has been 
approved by Council (except in an emergency to protect assets of the 
Township). 

10.7 If a projected operating expenditure will create an over expenditure in the 
budget, the business unit shall propose a plan to reduce expenditures to cover 
the expected deficit.  Details of the plan are to be provided to the Finance 
Department for reallocation of the budget. 

10.8 Council will review the budget policy periodically to assess its effectiveness, 
identify areas for improvement and incorporate emerging best practices as 
appropriate. 
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11. Other Principals 

 
11.1 A Department or Business Unit shall not incur any exceptional or new 

expenditure that alters the budgets unless it is approved by Council. 
11.2 Reallocation of operating budgets between accounts within a business unit are 

permitted on the condition that the over expenditures in one account within a 
business unit will not overspend the total of all accounts for that Business unit. 

11.3 Significant unanticipated revenues from senior government or funding from 
external sources and the related expenditure plans require a report to Council.  

11.4 All grant applications must be approved by Council. 
11.5 Unexpended funds at year end in the annual budget of any Business Unit and 

not otherwise allocated by Council direction shall become part of the Surplus. 
11.6 Requests for increases in budget are to be provided to Council with 

justification and divided into discretionary and non discretionary. 
11.7 One-time expenditures are for items which are one times such as studies etc. 

and are funded from prior year surplus to the extent it is available and is 
approved by Council through the budgeting process. 

11.8 One time carry forwards from prior years are to be summarized with justification 
for review by Council during the budgeting process. 

11.9 One-time transfers from reserve funds should not be used to offset property 
taxes. 

11.10 All reports to Council must include a Financial Implications section whenever 
there are significant financial issues, budget impacts or funding requirements.  
These sections must be concurred with the Finance Department and such 
concurrence must be evidenced. 
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