
 
 

 

 
REGULAR MEETING OF 

TOWNSHIP COUNCIL 
AGENDA 

 
Monday, May 12, 2025 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 – May 12, 2025 

 
That Council adopt the agenda and receive all agenda items of the  
Regular Council meeting held May 12, 2025. 

 

 B. ADOPTION OF MINUTES 
    
  1. Regular Council Meeting – April 28, 2025 

 
That Council adopt the Minutes of the Regular Council meeting held  
April 28, 2025. 

 

 C. DELEGATIONS  
    
  1. Kimberley Seifert 

Manor Farm  
File 0550-07  
 
Request by Kimberley Seifert, Manor Farm, to appear before Council to 
discuss building permit issuance for Manor Farm. 

 

 D. PRESENTATIONS 
    
  1. Langley RCMP 

 
Presentation by Superintendent Harm Dosange regarding Langley RCMP 
policing and stats.  
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 E. REPORTS TO COUNCIL 
    
  1. Pedestrian and Active Transportation Safety  

Within the Salmon River Uplands  
Report 25-73 
File ENG 5460-06-001 
 
That Council direct staff to include $475,000 in the 2026–2030 financial plan 
for consideration, with $450,000 for long-term active transportation design, 
including geotechnical, bridge, environmental, and civil design, and $25,000 
for short-term road safety improvements, including rumble strips on 
56 Avenue curves and a pedestrian interval at the 248 Street and 
56 Avenue traffic signal. 
 

  2. Capital Request – 6700 Block 248 Street  
Coghlan Creek Bridge Rehabilitation  
Report 25-68 
File PW 5330-20-003 
 
That Council authorize the use of $575,000 from the Capital Projects 
Reserve for rehabilitation work on the Coghlan Creek Bridge in the  
6700 Block of 248 Street to facilitate a full reopening of 248 Street. Of the 
$575,000, $440,000 is returned funding that is not required from the  
Mufford Overpass Rehabilitation Project (RDS1378). 
 

  3. Heritage Alteration Permit Application No. 101484  
(Township of Langley / 9272 Glover Road) 
Report 25-67 
File CD 11-33-0142 
 
That Council authorize issuance of Heritage Alteration Permit No. 101484 to 
the Township of Langley for property located at 9272 Glover Road subject 
to the following conditions being satisfied to the acceptance of the Township 
of Langley: 
 

a. Demolition of portions of the existing structure. 
b. Building plans being in substantial compliance with Schedule “A”. 
c. On-site landscape plans and tree management plans being in 

substantial compliance with Schedule “B” and in compliance with the 
Township’s Street Tree and Boulevard Planting Policy. 

d. Sections 104.5(2) and 602.6 of Township of Langley Zoning Bylaw 
No. 2500 being varied to increase the maximum permitted height 
and number of storeys as indicated in Schedule “A”. 

e. 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). 

f. All signage being in substantial compliance with Schedule “A”, the 
Township’s Sign Bylaw and Section 4: Signage of the Fort Langley 
Building Façade Design Guidelines. 
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 E. REPORTS TO COUNCIL 
    

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 enclosures and 
screened. 

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

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

b. Completion of 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. 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 supplemental heritage alteration permit application fees, 
Development Cost Charges and building permit administration fees. 

 
  4. Development Variance Permit Application No. 100190  

(Reimer / 8813 Glover Road) 
Report 25-65 
File CD 11-32-0001 
 
That Council authorize issuance of Development Variance Permit  
No. 100190 for property located at 8813 Glover Road subject to the 
following:  
 

a. That condition g) of “Small-Scale Multi-Unit Housing Development” 
in Section 102 – Definitions of Township of Langley Zoning Bylaw 
1987 No. 2500 be varied to permit vehicular access to a lot from an 
arterial road to facilitate a small-scale multi-unit housing 
development at 8813 Glover Road. 

b. Registration of a joint access easement for a shared driveway with 
the neighbouring property (22987 – 88 Avenue) prior to Building 
Permit issuance. 

c. Provision of a 5.0 m by 5.0 m corner truncation at the intersection of 
88 Avenue and Glover Road prior to Building Permit issuance.  

d. Registration of a restrictive covenant regarding left hand turn 
restriction and no reliance on off-site parking prior to Building Permit 
issuance. 
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 F. BYLAWS FOR FIRST AND SECOND READING 
    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100279 and  
Development Permit No. 101428  
(1268833 BC Ltd./ Matte Homes Inc. / 8400 Block of 202B Street) 
Bylaw No. 6123 
Bylaw No. 6124  
Report 25-69 
File CD 08-26-0235 
 
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 (Carvolth Neighbourhood Plan)  
Bylaw No.  4995 Amendment (1268833 BC Ltd.) Bylaw No. 6123, and 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1268833 BC 
Ltd.) Bylaw No. 6124 rezoning 0.38 ha (0.95 ac) of land located in the  
8400 Block of 202B Street to Comprehensive Development Zone CD-198, 
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 in accordance with the 
Township’s Master Transportation Plan, Subdivision and 
Development Servicing Bylaw and the Carvolth Neighbourhood 
Plan. 

 E. REPORTS TO COUNCIL 
    
  5. Development Variance Permit Application No. 100178  

(Plett / 8877 Wright Street) 
Report 25-66 
File CD 11-32-0125 
 
That Council authorize issuance of Development Variance Permit  
No. 100178 for the property located at 8877 Wright Street subject to the 
following: 
 

a. Section 110.1 – Minimum Subdivision Requirements of Township of 
Langley Zoning Bylaw 1987 No. 2500 being varied to reduce the 
minimum lot frontage requirement of Residential Zone R-1E from 
22.0 m to 17.8 m for a two lot subdivision as indicated in  
Schedule A. 

b. Registration of an exterior design control agreement guided by the 
A.J. Muir Design Ltd. Neighbourhood Character Study at the time of 
subdivision. 
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 F. BYLAWS FOR FIRST AND SECOND READING 
    

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

4. Compliance with Age-Friendly Amenity Area requirements. 
5. Provision of a final tree management plan incorporating tree 

retention, replacement, protection details and security in 
compliance with the Subdivision and Development Servicing 
Bylaw (Schedule I – Tree Protection). 

6. Registration of a restrictive covenant acceptable to the 
Township:  
a. identifying a minimum of 10% of the apartment units in 

accordance with the Schedule 2 – Adaptable Housing 
Requirements of the Township’s Official Community Plan 

b. identifying the type and number of units required to comply 
with Section 3.1.6 of TOL OCP.  

7. Completion of conditions and subsequent discharge of no-build 
restrictive covenant CA9866006. 

8. Dedication and construction of a 4.5 metre wide street greenway on 
the north side of 84 Avenue to the acceptance of the Township, 
including final acceptance of the greenway landscape design plans, 
sidewalk/trail alignment, signage, landscape details and security. 

9. Finalization of landscape and architectural plans. 
10. Approval of the Rezoning Bylaw by the Ministry of Transportation 

and Transit. 
11. Compliance with the Community Amenity Contributions Policy, and 

compliance with the Township’s 5% Neighbourhood Park Land 
Acquisition Policy and Willoughby Greenway Amenity Policy. 

12. 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 (Carvolth Neighourhood Plan) Bylaw 2012 No. 4995 
Amendment (1268833 BC Ltd.) Bylaw No. 6123 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. 6124 authorize 
issuance of Development Permit No. 101428 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 
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 F. BYLAWS FOR FIRST AND SECOND READING 
    

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 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. 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. 

 
That Council authorize staff to schedule the required Public Hearing for 
Bylaws No. 6123 and 6124 in conjunction with the hearing for the proposed 
Development Permit No. 101428.  
 
Explanation – Bylaw No. 6123 
 
Bylaw No. 6123 amends the Carvolth Neighbourhood Plan to permit  
High Density Apartment (2.8 FSR) on a property in the 8400 Block of  
202B Street. 
 
Explanation – Bylaw No. 6124 
 
Bylaw No. 6124 rezones land located in the 8400 Block of 202B Street from 
Suburban Residential Zone SR-2 to Comprehensive Development Zone  
CD-198 to permit development consisting of an apartment building. 
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 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 
    
  1. Housing Agreement (Township of Langley  

Housing Trust Society / 3000 Block of 272 Street) 
Bylaw No. 6125  
Report 25-70 
File CD 13-20-0158 
 
That Council grant first, second and third reading to Township of Langley 
Housing Agreement (Township of Langley Housing Trust Society –  
Aldergrove Site) Bylaw No. 6125. 
 
Explanation – Bylaw No. 6125 
 
Bylaw No. 6125 authorizes the Corporation of the Township of Langley to 
enter into a housing agreement with the Township of Langley Housing Trust 
Society to secure rental housing and affordable rental units on the subject 
properties located at the 3000 Block of 272 Street.  
 

  2. Housing Agreement (Township of Langley  
Housing Trust Society / 20230 – 72B Avenue) 
Bylaw No. 6126  
Report 25-71 
File CD 08-23-0236 
 
That Council grant first, second and third reading to Township of Langley 
Housing Agreement (Township of Langley Housing Trust Society –  
Central Gordon Site) Bylaw No. 6126. 
 
Explanation – Bylaw No. 6126 
 
Bylaw No. 6126 authorizes The Corporation of the Township of Langley to 
enter into a housing agreement with the Township of Langley Housing Trust 
Society to secure rental housing and affordable rental units on the subject 
property located at 20230 – 72B Avenue. 

 

 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    
  1. Official Community Plan Amendment and  

Rezoning Application No. 100256 and  
Development Permit Application No. 101402  
(1308728 BC Ltd. / 21588 – 96 Avenue) 
Bylaw No. 6069 
Bylaw No. 6070  
Report 25-72 
File CD 08-36-0219 
 
Clerk’s Note: At the January 27, 2025 Regular Meeting, Council referred Bylaws  
No. 6069 and 6070 back to staff to report to Council on alternative development 
options. 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    

That Council consider the three (3) alternative development scenarios 
summarized in this report and adopt one the of the following resolutions. 
 
1. That Council direct staff to work with the applicant on a revised 

development proposal as per Option 1 OR Option 2 OR Option 3 as 
summarized in this report. 

 

OR 
 

2. That Council give third reading to Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Walnut Grove Community Plan) Bylaw 1978 
No. 1836 Amendment (1308728 BC Ltd.) Bylaw No. 6069 and Township 
of Langley Zoning Bylaw 1987 No. 2500 Amendment (1308728 BC Ltd.) 
Bylaw No. 6070 rezoning a 0.19 ha (0.46 ac) site located at  
21588 – 96 Avenue to Comprehensive Development Zone CD-209 to 
facilitate the development of 12 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 and necessary traffic 
improvements in accordance with the Township’s Master 
Transportation Plan, Subdivision and Development Servicing 
Bylaw and the Walnut Grove Community 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. Registration of restrictive covenants acceptable to the Township: 
i. identifying the unit required in accordance with the 

Schedule 2 – Adaptable Housing Requirements of the 
Township’s Official Community Plan 

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

iii. 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. 

6. Compliance with the Community Amenity Contributions Policy and 
5% Neighbourhood Park Land Acquisition Policy. 

7. 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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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    

That Council consider the Langley Official Community Plan Bylaw 1979  
No. 1842 Amendment (Walnut Grove Community Plan) Bylaw 1978 No. 1836 
Amendment (1308728 BC Ltd.) Bylaw No. 6069 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 amend the Walnut Grove Redwoods Neighbourhood Plan 
adopted by Council Resolution May 26, 1997 at time of final reading of 
Rezoning Bylaw No. 6070 by adding a new Section 2.2.4 Comprehensive 
Residential development CRD-4 following Section 2.2.3 Comprehensive 
Residential Development CRD-3 as follows: 
 
2.2.4 Comprehensive Residential Development CRD-4 

 maximum net residential density: 63 units per hectare (26.1 units 
per acre) 

 residential development shall be in a townhouse form 
 
and by changing the land use designation on Map 2: Redwoods 
Neighbourhood Development Concept from “Neighbourhood Commercial” to 
“Comprehensive Residential Development CRD-4” for the lands legally 
described as Lot 3 Section 36 Township 8 New Westminster District Plan 
LMP37851. 
 
That Council consider the Langley Official Community Plan Bylaw 1979  
No. 1842 Amendment (Walnut Grove Community Plan) Bylaw 1978 No. 1836 
Amendment (1308728 BC Ltd.) Bylaw No. 6069 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 amend the Walnut Grove Redwoods Neighbourhood Plan 
adopted by Council Resolution May 26, 1997 at time of final reading of 
Rezoning Bylaw No. 6070 by adding a new Section 2.2.4 Comprehensive 
Residential development CRD-4 following Section 2.2.3 Comprehensive 
Residential Development CRD-3 as follows: 
 
2.2.4 Comprehensive Residential Development CRD-4 

 maximum net residential density: 63 units per hectare (26.1 units 
per acre) 

 residential development shall be in a townhouse form 
 
and by changing the land use designation on Map 2: Redwoods 
Neighbourhood Development Concept from “Neighbourhood Commercial” to 
“Comprehensive Residential Development CRD-4” for the lands legally 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    

described as Lot 3 Section 36 Township 8 New Westminster District Plan 
LMP37851. 
 
That Council at time of final reading of Rezoning Bylaw No. 6070 consider 
issuance of Development Permit No. 101402 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. 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 southern 
interior side lot line from 2.0 m (6.5 ft) to 0.8 m (2.6 ft) as indicated 
in Schedules “A” and “B”. 

d. Section 111.5.2) b) – Age-Friendly Amenity Area Zoning Bylaw 
1987 No. 2500 being varied to allow the age-friendly amenity area 
to be located in the lot line setback as shown in Schedules “A” and 
“B”. 

e. Section 111.5.2) d) – Age-Friendly Amenity Area Zoning Bylaw 
1987 No. 2500 being varied to allow the age-friendly amenity area 
dimension to be less than 6.0 m as shown in Schedules “A” and 
“B”. 

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

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

h. All signage being in substantial compliance with Schedules “A” 
and “B” and with the Township’s Sign Bylaw. 

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

a. 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. 
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 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    

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

 
Explanation – Bylaw No.6069 
 
Bylaw No. 6069 amends the Walnut Grove Community Plan for land located 
at 21588 – 96 Avenue to change the land use from Neighbourhood 
Commercial to High Density in the Community Plan to facilitate the 
development of 12 townhouses.  
 
Explanation – Bylaw No.6070 
 
Bylaw No. 6070 rezones land located at 21588 – 96 Avenue to 
Comprehensive Development Zone CD-209 to permit development of 12 
townhouse units. 
 
Development Permit No. 101402 
 
Running concurrently with this Bylaw is Development Permit No. 101402 
(1308728 BC Ltd. / 21588 – 96 Avenue) in accordance with Attachment C 
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. 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 southern interior 
side lot line from 2.0 m (6.5 ft) to 0.8 m (2.6 ft) as indicated in 
Schedules “A” and “B”. 

d. Section 111.5.2) b) – Age-Friendly Amenity Area Zoning Bylaw 
1987 No. 2500 being varied to allow the age-friendly amenity area 
to be located in the lot line setback as shown in Schedules “A” and 
“B”. 

e.  Section 111.5.2) d) – Age-Friendly Amenity Area Zoning Bylaw 
1987 No. 2500 being varied to allow the age-friendly amenity area 
dimension to be less than 6.0 m as shown in Schedules “A” and 
“B”. 

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

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

h. All signage being in substantial compliance with Schedules “A” and 
“B” and with the Township’s Sign Bylaw. 
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 I. BYLAWS FOR FINAL ADOPTION 
    
  1. Public Spaces Regulation Bylaw Replacement 

Bylaw No. 6059 
Bylaw No. 6060 
Report 25-38 
File PW 6130-01 
 
That Council give final reading to “Public Spaces Regulation Bylaw No. 6059”, 
and 
“Bylaw Notice Enforcement Bylaw 2018 No. 4703 Amendment Bylaw  
No. 6060”. 
 
Explanation – Bylaw No. 6059 
 
Public Spaces Bylaw No. 6059 repeals and replaces Langley Public Spaces 
Regulation Bylaw 2018 No. 5298 and regulates the use of public spaces in the 
Township of Langley. 
 
Explanation – Bylaw No. 6060 
 
Bylaw No. 6060 updates Bylaw Notice Enforcement Bylaw 2008 No. 4703 to 
update the bylaw descriptions, bylaw cross section references as a result of 
the adoption of the Public Spaces Bylaw No. 6059. 
 
Clerk’s Note: Council amended the Public Spaces Regulation Bylaw No. 6059 at the 
April 28, 2025 Regular Council Meeting.  
 

  2. 2025 Langley Annual Rates and Tax Collection Bylaw for  
Universal Services 
Bylaw No. 6128 
Report 25-57 
File FIN 1700-80 
 
That Council give final reading to Langley Annual Rates and Tax Collection 
Bylaw No. 6128. 
 
Explanation – Bylaw No. 6128 
 
Bylaw No. 6128 provides for the 2025 levying of rates for General Municipal, 
Fire, Police, Parks, Transportation, Regional Library and Greater Vancouver 
Regional District purposes. 
 
The bylaw is a requirement of Section 197 of the Community Charter.  The 
Community Charter states that this bylaw must be adopted after adoption of 
the Five-Year Financial Plan and must be adopted by May 15th of each year. 
 
Sections 233 to 236 of the Community Charter outline the process for 
establishing an Alternative Municipal Tax Collection Scheme, including 
penalties to be applied in relation to payments made after specified tax due 
dates established by such bylaw. 
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 J. MAYOR AND COUNCIL REPORT 
    

 

 K. METRO VANCOUVER AND OTHER REGIONAL COMMITTEE 
REPRESENTATIVES REPORT 

    
 

 L. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
CLOSED MEETINGS 

   
 

 M. FOR INFORMATION 
    
  1. 40 Avenue Culvert Replacement Project Update 

Memorandum – Engineering Division 
File 5330-30-089 
 

  2. Proposed 2025 Traffic Calming Program 
Memorandum – Engineering Division 
File 5460-04-001 
 

  3. Property Tax Detail Per Representative Household From 2022 To 2025 
Memorandum – Finance Division 
File 1700-80 
 

  4. School Site Acquisition Charge 
File 0440-80 
 
Letter received from Brian Iseli, Secretary-Treasurer, SD#35, regarding the 
School Site Acquisition Charge Bylaw.  
 

  5. Agricultural Advisory Committee 
Minutes – April 23, 2025 
File 0540-20 

 
 N. MOTIONS ARISING FROM INFORMATION 
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 O. OTHER BUSINESS 
   
  Mayor Woodward presented the following Notice of Motion within the deadlines 

according to Council’s policy: 
 

  1. 2025 Local Area Service Reserve Transfer to Capital Projects 
 
That Council direct staff to confirm the current balance in the Local Area 
Service statutory reserve and bring forward for Council’s consideration the 
necessary bylaw(s) to transfer its 2025 balance to the Capital Projects 
Reserve. 
 

  Councillor Ferguson presented the following Notice of Motion within the deadlines 
according to Council’s policy: 
 

  2. 2025 Community Grant Award Volunteer Cancer Drivers Society 
 
Whereas: 

1. The Volunteer Cancer Drivers Society has applied for and received a 
Community Grant since 2017, 
 

2. The Volunteer Cancer Drivers Society submitted an application for the 
2025 Community Grant – General and inadvertently received an 
automated rejection response, 
 

Therefore be it resolved that Council directs staff to process the Volunteer 
Cancer Drivers Society’s 2025 grant application for a Community Grant – 
General in the amount of $2,000, to be paid from Council Contingency. 
 

  Councillor Martens presented the following Notice of Motion within the deadlines 
according to Council’s policy: 
 

  3. Township Policing Communications Protocol 
 
Whereas: 

1. The Langley RCMP are an important component of our community, 
 

2. The Langley RCMP's position in regard to their priorities and activities 
are important for Council and community to hear, 
 

3. The Langley RCMP Officer in Charge (OIC) is attending a future 
meeting of Council, 
 

Now therefore be it resolved that the Langley Officer in Charge (OIC) be 
requested to attend at Council meetings quarterly with an update as to the 
Langley RCMP's priorities and service levels. 
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P. MOTION TO RESOLVE INTO CLOSED MEETING 
 
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 G.1 - Section 90(1) (e) Property 
Item G.2 - Section 90(1) (e) Property 
Item G.3 - Section 90(1) (a) Personnel 
Item I.1   - Section 90(1) (g) Legal 

 

 Q. TERMINATE 
   

 
 





REGULAR MEETING OF 
TOWNSHIP COUNCIL 

MINUTES 

Monday, April 28, 2025 at 1:30pm 
Fraser River Presentation Theatre 

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

PRESENT:  Mayor E. Woodward  

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

D. Anderson, C. Kooner, S. Ruff, A. Ruhl, and J. Winslade

W. Bauer, R. Cesaratti, 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 – April 28, 2025

Moved by Mayor Woodward,
Seconded by Councillor Rindt,
That Council adopt the agenda and receive all agenda items of the
Regular Council meeting held April 28, 2025, as amended.
CARRIED

Clerk’s Note: Items A.3, C.4 and C.5 were added to the agenda.

2. Day of Mourning

A moment of silence was observed for the annual Day of Mourning for
workers killed and injured on the job.

3. Lapu Lapu Remembrance

A moment of silence was observed to honour those who were killed and
injured at the Lapu Lapu Festival.

B.1

B.1 - Page 1



April 28, 2025 
Regular Council Meeting Minutes   - 2 - 

 

 B. ADOPTION OF MINUTES 
    
  1. Regular Council Meeting – April 7, 2025 

 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council adopt the Minutes of the Regular Council meeting held  
April 7, 2025. 
CARRIED  

 

 C. DELEGATIONS  
    
  1. Theresa Pidcock 

New Westminster & District Labour Council  
File 0550-07  
 
Theresa Pidcock, New Westminster & District Labour Council (NWDLC), 
appeared before Council to discuss the Day of Mourning for workers killed 
and injured on the job. She noted that April 28, 2025 is the Day of Mourning 
and a time to recognize unionized workers who have suffered from 
workplace injury, accident and disease. The NWDLC is dedicated to making 
workplaces safer for unionized workers in regards to health and safety 
issues.  She noted the increase of invisible diseases and the need for more 
education and accountability.  
 

  2. Patricia Wilson 
MS Canada  
File 0550-07  
 
Patricia Wilson, MS Canada, appeared before Council to discuss  
MS Awareness Month. The month of May is an opportunity to raise 
awareness for MS and its impact on all Canadians. On average, 12 
Canadians are diagnosed with MS every day. She asked Council to 
recognize MS Awareness Month by flying the flag and illuminating a 
structure in red.  
 

  3. Herb Jamieson 
Reunion Townhomes  
File 0550-07  
 
Herb Jamieson, on behalf of Reunion Townhomes Strata Council, appeared 
before Council to discuss care and maintenance of the Belmont Oaks in 
Murrayville. He noted that Reunion Townhomes is the former site of 
Murrayville Elementary School, originally built as Belmont Superior in 1911. 
It is believed the Red Oaks (Belmont Oaks) along 48 Avenue were planted 
at the same time the school was built in 1911 and are considered “trees of 
significance”. Given the age, declining condition, susceptibility to disease, 
and decay, the scope of work required for the care and maintenance to 
sustain the Belmont Oaks’ longevity is beyond the Strata’s capacity and 
resources. In recognition of the trees’ legacy and importance to the 
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Township and Murrayville Community, Reunion’s Strata Council requests 
that the Township of Langley assume ongoing care and maintenance of 
these significant trees.  

4. Brian Harder
Back Country Horseman of BC
File 0550-07

Brian Harder, Back Country Horseman of BC, appeared before Council to
discuss Public Spaces Regulation Bylaw Replacement Bylaw No. 6059. He
stated that horse manure on public roads and trails is still an issue for horse
riders. He asked Council to amend the Bylaw to reduce restrictions on
horses.

5. Deb Bisson
File 0550-07

Deb Bisson appeared before Council to discuss Public Spaces Regulation
Bylaw Replacement Bylaw No. 6059. She stated that the proposed wording
in the Bylaw is still an issue for horse riders as it states that horses are not
permitted in any public space and that manure must be picked up
immediately.  She asked for an amendment to the Bylaw.

D. PRESENTATIONS

1. Langley Regional Airport Governance Review

Noel Szelewski, InterVISTAS Consulting, provided a presentation regarding
the Langley Regional Airport Governance Review. He noted that the Airport
has been operated by the Township of Langley since 1967 and all final
decisions are under the purview of Mayor and Council. The Airport is
funded through a combination of user fees, land rents/fees, fuel revenues
and government related grants. It is currently self-sufficient to cover
operations but cannot support the needed capital improvements through
current revenue generation/reserve funds. Current issues for the Airport
include:

• Funding
• Agility/adaptability
• The Township must balance the needs of the airport with other

issues
• Alignment with strategic plan and land-use

Short-term recommendations (1-2 years) are as follows: 
• Continuation of municipal governance model but with clear guidance

and greater flexibility for airport management regarding operational
and technical items.

• Develop a Langley regional Airport Bylaw (2025).
• Complete an airport-specific Operations Review (2025).
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 D. PRESENTATIONS 
    

• Conduct an airport-specific Operations Strategy (2025).  
• Transparency and communications with stakeholders and 

community (ongoing).  
 
Medium/Long-term recommendations (5-10 years) are as follows: 

• Another governance review should be completed, based on the 
projected growth and investments from the land-use plan.  

• Rates and charges review to ensure the structure and level support 
the Operations Strategy for the airport.  
 

  2. Langley Regional Airport 2045 Strategic Plan 
 
Steven Derengowski, InterVISTAS Consulting, provided a presentation 
regarding the Langley Regional Airport 2045 Strategic Plan. He stated that 
the Project Goal is to create a strategic plan to optimize available land at 
Langley Regional Airport that promotes long-term economic growth, 
compatible with tenant and user operations, aligns with industry trends, and 
promotes development for the community. The Strategic Land Use Plan 
tasks include: 

1. Task kickoff and stakeholder visioning 
2. Existing conditions inventory 
3. Establishment of facility requirements 
4. Strategic land use concepts 
5. Development program 
6. Project results 

 
100 people participated in focus group sessions in November 2024 with 
eight focus group sessions were held. The project team met for 10 hours to 
understand current operations, challenges, and future needs. 15 people 
provided follow-up feedback. Based on tenant feedback, the helicopter 
operators’ land use was integrated with business aviation. The facility 
requirements summary, ultimate airfield configuration, and refined land use 
concepts were presented, along with the recommended land use concept 
and facility concept plan.  To advance the implementation of the ultimate 
land use for the airport, the following recommended actions and next steps 
are recommended:  

1. The proposed land use concept for the Langley Regional Airport. 
2. The 20-year Capital Improvement Plan, which outlines capital 

project priorities. 
3. The short-, medium- and long-term actions to support the 

implementation of both the land use concept and the Capital 
Improvement Plan.  

 
  3. Fraser Valley PreKast / Vancouver Ready Mix 

 
Roberto Cesaratti provided a presentation regarding Fraser Valley  
PreKast / Vancouver Ready Mix. He stated that the Lands are located in a 
M1-B Zone under the Township of Langley’s Zoning Bylaw. The 
manufacturing and sale of ready-mix concrete has not been a permitted use 
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 D. PRESENTATIONS 
    

in the M1-B Zone since 2015 when the Zoning Bylaw was amended to 
restrict this use and is only permitted in the M-3 Zone. As the operation 
predates the Township’s 2015 amendment to the Zoning Bylaw, the use of 
the Lands qualifies as a lawful, non-conforming use under the  
Local Government Act, however, this is only applicable for the scale, scope 
and intensity of the operations present at the Lands as of September 2015. 
The operator is not entitled to increase or expand its operations at the 
Lands or neighbouring properties. If the operator wants to expand, they will 
need to relocate to a property where such use is permitted (M3 zone) or get 
the Lands rezoned. Options for the Township to consider include: 

• Continue to regulate the existing lawful non-conforming use 
operation existing at the Lands (the operations cannot expand is 
scope or size). 

• Authorize the owner to construct new replacement silos at the 
Lands, so long as this does not increase the scope/size of the     
non-conforming use (this could reduce the existing issues on the 
Lands).  

• Authorize a temporary use permit for the use of the adjacent 
property for certain aspects of the operation, such as vehicle 
staging. 

• Encourage the owner to relocate the operation to a property that is 
zoned for such use under the Township’s Zoning Bylaw, recognizing 
that the Township is unable to force such relocation.  

 E. REPORTS TO COUNCIL 
    
  1. Langley Regional Airport Governance Review  

Report 25-60 
File ENG 8400-01 
 
Moved by Councillor Pratt,  
Seconded by Mayor Woodward,  
That Council direct staff to continue operating the Langley Regional Airport 
under the municipal council model and undertake the further 
recommendations contained in the Langley Regional Airport Governance 
Review, presented as Attachment A to this report and summarized herein. 
CARRIED  
 

  2. Langley Regional Airport 2045 Strategic Plan 
Report 25-61 
File ENG 8400-01 
 
Moved by Mayor Woodward,  
Seconded by Councillor Pratt,  
That Council endorse the Langley Regional Airport 2045 Strategic Plan, 
presented as Attachment A to this report, and direct staff to initiate planning 
for short-term actions while preparing for medium and long-term actions, 
subject to funding and future Council approvals. 
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DEFERRAL 
Moved by Mayor Woodward, 
Seconded by Councillor Pratt,  
That the Langley Regional Airport 2045 Strategic Plan be deferred to be 
considered simultaneously with the proposed Langley Airport Bylaw.  
CARRIED  
 
MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Pratt, 
That the Advanced Air Mobility Feasibility Study be approved and the 
$37,500 be funded from the capital projects reserve. 
CARRIED 
 

 MEETING RECESSED 
The meeting recessed at 3:33pm. 
 
MEETING RECONVENED 
The meeting reconvened at 3:47pm. 
 

  3. Council Travel and Expense Accounts Revisions to  
Council Policy 01-017 
Report 25-59 
File CA 0340-20 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council amends Council Policy 01-017, Section 3.3 Taxes and 
Reimbursement Expenses as detailed in Attachment A hereto.  
 
AMENDMENT 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Section 3.3.2 be amended to remove “pre-approved and funded”. 
 
That Section 3.3.4 be amended to remove “for destinations outside of  
British Columbia”. 
CARRIED 
 
Councillors Martens and Richter opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED  
 
Councillors Martens and Richter opposed 
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  4. Implementation of Non-Resident Surcharge and  

Expanded Resident Priority Access 
Report 25-63 
File RAC 8020-20 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council approve the expansion of resident priority access registration, 
currently in place for all swim lessons and at the waterpark at the 
Aldergrove Community Centre, to include all Recreation, Arts, and Culture 
registered programs starting in Fall 2025. 
 
That Council approve a 35% non-resident surcharge be implemented for a 
trial period for the upcoming fall/winter seasons and applied to select high 
demand registered programs including personal swim lessons, pre-school 
swim lessons, swimmer 1-4, and Learn to Skate programs. 
 
MOTION TO DIVIDE 
Moved by Councillor Richter, 
Seconded by Councillor Martens, 
That the motion be divided. 
DEFEATED ON A TIE VOTE 
 
Mayor Woodward and Councillors Baillie, Rindt and vanPopta opposed  
 
MAIN MOTION 
The question was called on the Main Motion, and it was  
CARRIED 
 
Councillor Richter opposed  
 

  5. 2025 Capital Improvement Grants and Community Grants 
Report 25-58 
File CA 1850-20 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council approves the total payment of $64,253 in 2025 Capital 
Improvement Grants, as detailed in Attachment A to this report.  
 
That Council approves the total payment of $201,550 in 2025 Community 
Grants, as detailed in Attachments B to K to this report. 
 
That Council approves the total payment of $15,000 to the Langley Seniors 
Society, in accordance with the conditions contained in section 8 of the 
Community Grant Program Council Policy No. 06-022. 
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AMENDMENT #1 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Community Association Grants B03 and B04 totalling $2,000 be 
funded within the remaining 2025 Grant Program base budget surplus. 
CARRIED  
 
AMENDMENT #2 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That H01 to H09 Dry Grad Grants be increased to $3,500 each within the 
remaining 2025 Grant Program base budget surplus. 
CARRIED  
 
AMENDMENT #3 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt, 
That Community Grants C28, C29 and C33 totalling $7,500 be funded 
within the existing Community Grant budget surplus, and the balance of 
$1,428 from Council Contingency. 
CARRIED  
 
AMENDMENT #4 
Moved by Councillor Richter, 
Seconded by Councillor Martens,  
That the Jazz Festival Grant be increased to $10,000, funded from  
Council Contingency.  
DEFEATED 
 
Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and 
vanPopta opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED  
 
MOTION 
Moved by Councillor vanPopta, 
Seconded by Councillor Ferguson,  
That staff report to Council with draft amendments to Community Grant 
Program Council Policy 06-022 to increase annual Dry Grad maximums to 
$3,000, for Dry Grad Grants to be available to all schools with Dry Grad 
programs, and to provide the scholarship grant opportunity to students 
within all high schools. 
CARRIED  
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 F. BYLAWS FOR FIRST AND SECOND READING 
    

 
 

 E. REPORTS TO COUNCIL 
    
  6. Capital Request – Concrete Pavement Works at 

Aldergrove Community Centre  
Report 25-64 
File FCP 0810-30 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council authorize the use of $70,000 from the Capital Projects 
Reserve to undertake concrete pavement works at the entrance to the 
Aldergrove Community Centre. 
CARRIED  
 

  7. Capital Request – 86 Avenue and 202 Street  
Pressure Reducing Valve Station  
Report 25-56 
File ENG 5330-27-109 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council authorize the use of $897,000 for the design and construction 
of the 86 Avenue and 202 Street Pressure Reducing Valve Station, funded 
by $888,030 from Water Development Cost Charges (DCC) and $8,970 
from the Water Capital Works Reserve. 
CARRIED  
 

  8. Capital Request – 27 Avenue Roadworks  
West of 200 Street 
Report 25-54 
File ENG 5330-28-014 
 
Moved by Councillor Baillie,  
Seconded by Councillor Rindt,  
That Council authorize the use of $900,000 for the construction of the  
27 Avenue extension, from the Brookswood-Fernridge Fire Hall west to  
the Employment Lands. Funding is to be provided through $445,500 from 
the Roads Development Cost Charges (DCC) and $454,500 from the 
Capital Projects Reserve, reallocated from Project RDS1378 –  
Mufford Overpass Rehabilitation. 
CARRIED  
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 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 
    
  1. Public Spaces Regulation Bylaw Replacement 

Bylaw No. 6059 
Bylaw No. 6060 
Report 25-38 
File PW 6130-01 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council give first, second, and third reading to the Public Spaces 
Regulation Bylaw No. 6059. 
 
That Council give first, second, and third reading to the Bylaw Notice 
Enforcement Bylaw 2008 No. 4703 Amendment Bylaw No. 6060. 
 
Clerk’s Note: The following amendment has been brought forward from the 
March 24, 2025 Regular Council Meeting: 
 

AMENDMENT #1 
Moved by Mayor Woodward, 
Seconded by Councillor Baillie,  
That the additional paragraph within Section 5.1 referencing “greater 
certainty” for horses, and no other animal, be removed. 
CARRIED  

 
AMENDMENT #2 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That a fourth item be added to Section 5.3 to read as follows:  
 
“Notwithstanding items (1) through (3), horses are permitted in Public Spaces 
to the extent that such Public Spaces are designated by the Township or the 
Administrator as horse trails or are Highways and roadways, and horse 
manure is only required to be removed by riders where it is safe and practical 
to do so.” 
CARRIED 
 
AMENDMENT #3 
Moved by Councillor Richter, 
Seconded by Councillor Martens, 
That in Section 5.3.3 the words “and horse manure is only required to be 
removed by riders where it is safe and practical to do so” be removed. 
DEFEATED   
 
Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and 
vanPopta opposed  
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 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 
    

AMENDMENT #4 
Moved by Councillor Richter, 
Seconded by Councillor Martens,  
That section 5.35 be amended to remove idling of vehicles. 
DEFEATED 
 
Mayor Woodward and Councillors Baillie, Ferguson, Martens, Pratt, Rindt, 
and vanPopta opposed 
 
AMENDMENT #5 
Moved by Councillor Richter, 
Seconded by Councillor Martens, 
That smoking in private vehicles not be included in section 5.25. 
DEFEATED 
 
Mayor Woodward and Councillors Baillie, Ferguson, Martens, Pratt, Rindt, 
and vanPopta opposed 
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED  
 
Councillor Richter opposed  
 

  2. Facilities Renewal Loan Authorization Bylaw and  
Alternative Approval Process  
Bylaw No. 6127  
Report 25-62 
File FIN 1760-20 
 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Facilities Renewal Loan Authorization Bylaw No. 6113 be abandoned. 
 
That Council give first, second and third reading to Facilities Renewal Loan 
Authorization Bylaw No. 6127 for the purpose of borrowing funds in the 
amount of $9,858,586 for the Facilities Renewal capital program within the 
2025-2029 Capital Budget repayable from general revenue. 
 
That Council provide an Alternative Approval Process, in accordance with 
Section 86 of the Community Charter, for Facilities Renewal Loan 
Authorization Bylaw No. 6127 as outlined in items (a) to (e) below with respect 
to the Alternative Approval Process. 
a) Elector responses shall be in the form set out in Attachment “A”. 
b) The deadline for the submission of elector responses forms shall be  

4:30 PM on Tuesday, July 15, 2025 (the “Deadline”). 
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 G. BYLAWS FOR FIRST, SECOND AND THIRD READING 
    

c) The Township Clerk is authorized to prepare an Alternative Approval 
Process Notice which must be published as per Township of Langley 
Public Notice Bylaw No. 6003. 

d) This Alternative Approval Process applies to the entire area of the 
Township and a fair determination of the total number of electors of the 
Township of Langley is 96,390. 

e) The Township Clerk is authorized to undertake any further steps required 
to carry out the Alternative Approval Process in accordance with the 
Community Charter. 

CARRIED  
 
Councillor Richter opposed  
 

  3. 2025 Langley Annual Rates and Tax Collection Bylaw for  
Universal Services 
Bylaw No. 6128 
Report 25-57 
File FIN 1700-80 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council give first, second and third reading to the Langley Annual Rates 
and Tax Collection Bylaw No. 6128. 
CARRIED 
 
Councillor Richter opposed  

 

 H. BYLAWS FOR CONSIDERATION AT THIRD READING 
    

 

 I. BYLAWS FOR FINAL ADOPTION 
    
  1. Old Yale Road Loan Authorization Bylaw and 

Alternative Approval Process 
Bylaw No. 6084 
Report 24-280 
File FIN 1760-20 
 
Moved by Councillor Rindt,  
Seconded by Councillor Baillie,  
That Council give final reading to “Old Yale Road Loan Authorization Bylaw 
No. 6084”. 
CARRIED  
 
Councillor Richter opposed 
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  2. Aldergrove Parkade Loan Authorization Bylaw and 

Alternative Approval Process 
Bylaw No. 6085 
Report 24-281 
File FIN 1760-20 
 
Moved by Councillor Rindt,  
Seconded by Councillor Ferguson,  
That Council give final reading to “Aldergrove Parkade Loan Authorization 
Bylaw No. 6085”. 
CARRIED 
 
Councillor Richter opposed  

 

 J. ITEMS FROM PRIOR MEETINGS 
    
  1. Motion to Reconsider 

 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council reconsider the following motion: 
 

Williams Neighbourhood Plan Update 
 

ASSOCIATED MOTIONS 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council direct staff to conduct additional, sufficient public and 
property owner consultation on potential community amenity contributions 
for the Williams Neighbourhood Plan; 
 
That staff subsequently report to Council with draft policy amendments  
to Community Amenity Contributions Policy 07-166 for the  
Williams Neighbourhood Plan for its consideration; and 
 
That Council hereby further defers consideration of Final Adoption of the 
Williams Neighbourhood Plan Bylaw No. 5799 until such time as an 
updated Community Amenity Contributions Policy 07-166 for the  
Williams Neighbourhood Plan is to be considered by Council. 
 
ASSOCIATED MOTIONS 
The question was called on the associated motions and it was  
CARRIED 
 
Councillors Kunst, Martens, and Richter opposed 

CARRIED  
 
Councillor Martens and Richter opposed  
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MOTION 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Council direct staff to conduct additional, sufficient public and property 
owner consultation on potential community amenity contributions for the 
Williams Neighbourhood Plan; 
 
That staff subsequently report to Council with draft policy amendments  
to Community Amenity Contributions Policy 07-166 for the  
Williams Neighbourhood Plan for its consideration; and 
 
That Council hereby further defers consideration of Final Adoption of the 
Williams Neighbourhood Plan Bylaw No. 5799 until such time as an updated 
Community Amenity Contributions Policy 07-166 for the  
Williams Neighbourhood Plan is to be considered by Council. 
 
AMENDMENT  
Moved by Mayor Woodward, 
Seconded by Councillor Rindt, 
That the last paragraph be removed.  
CARRIED 
 
Councillor Martens and Richter opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED 
 
Councillor Martens and Richter opposed  
 

  2. Motion to Reconsider 
 
Moved by Mayor Woodward,  
Seconded by Councillor Ferguson,  
That Council reconsider the following motion: 
 

Williams Neighbourhood Plan Update  
Bylaw No. 5799 
Report 24-120 
File CPP LRP00012 
 
Moved by Mayor Woodward, 
Seconded by Councillor Pratt,  
That Council give third reading to “Langley Official Community Plan 
Bylaw 1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 
1998 No. 3800 Amendment (Williams Neighbourhood Plan) Bylaw No. 
5799”. 
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AMENDMENT #1 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That the first sentence, second paragraph under ”Section 6.3 Schools” be 
replaced with:  
 
“The Langley School District has developed a Long-Term Facilities Plan 
which covers a 10-year planning horizon and is reviewed annually and a 
full update approximately every 5 years to align with municipal community 
and neighbourhood reviews.” 
CARRIED  
 
AMENDMENT #2 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Policy 3 for Medium Density Apartment and High Density Apartment 
be amended to read as follows: 
 
“Design, orient and site buildings to improve and provide for passive and 
active solar building design, including the application of solar 
(photovoltaic) panels, if applicable. If used, the ridge of pitched roofs 
should orient east-west to position the largest portion of the roof directly 
south to maximize all-season solar sequestration.” 
CARRIED  
 
AMENDMENT #3 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That a Policy 3 be added to Civic Institutional Policies to read as follows:  
 
“Provide a municipal operations centre at a size of approximately 8 to  
15 acres (3.24 to 6 hectares)”. 
CARRIED 
 
Councillor Kunst opposed  
 
AMENDMENT #4 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Policy 3 within Section 11.2.1 be deleted, existing Section 11.2.3 be 
renumbered to 11.2.2, and a new Section 11.2.2 be added titled  
“11.2.2 Civic Institutional Uses in Employment District” to read: 
 
“Prior to Council’s consideration of third reading of a Zoning Bylaw 
amendment in the Employment District in this Plan, secure lands for  
Civic Institutional as outlined in Section 5.8, prior to rezoning of lands that 
have not received third reading.” 
CARRIED  
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Councillor Kunst opposed  
 
MAIN MOTION, AS AMENDED 
The question was called on the Main Motion, as amended, and it was  
CARRIED 
 
Councillor Kunst opposed 

CARRIED 
 
Councillor Martens and Richter opposed  
 
MOTION TO GIVE THIRD READING 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council give third reading to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998  
No. 3800 Amendment (Williams Neighbourhood Plan) Bylaw No. 5799”. 
 
That the first sentence, second paragraph under ”Section 6.3 Schools” be 
replaced with:  
 
“The Langley School District has developed a Long-Term Facilities Plan which 
covers a 10-year planning horizon and is reviewed annually and a full update 
approximately every 5 years to align with municipal community and 
neighbourhood reviews.” 
 
That Policy 3 for Medium Density Apartment and High Density Apartment be 
amended to read as follows: 
 
“Design, orient and site buildings to improve and provide for passive and 
active solar building design, including the application of solar (photovoltaic) 
panels, if applicable. If used, the ridge of pitched roofs should orient east-west 
to position the largest portion of the roof directly south to maximize all-season 
solar sequestration.” 
 
AMENDMENT #1 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt, 
That Section 11.2.1(3) of the Williams Neighbourhood Plan (proposed Bylaw 
No. 5799) be removed. 
 
That Section 5.8 of the Williams Neighbourhood Plan (proposed Bylaw 
No. 5799) be removed. 
 
That the Civic Institutional land use symbols in Map 1 and Map 2 of the 
Williams Neighbourhood Plan (proposed Bylaw No. 5799) be removed. 
CARRIED 
 
Councillor Richter opposed  
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 J. ITEMS FROM PRIOR MEETINGS 
    

AMENDMENT #2 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That 6.3(2) be amended to read: “Identifying the joint site along with the 
rezoning of all lands designated for residential development. For the 
purposes of development, designation, where applicable, constitutes a 
securing of the joint site." 
 
That 6.3(3) be amended to read: “Ensure that the joint site as designated is 
appropriately located to serve the intended purpose and to the acceptance of 
the Township of Langley and the Langley School District.” 
 
That 11.0 be amended to read: “Development of the Williams neighbourhood 
shall proceed based on the drainage catchment areas, and the need to 
identify a combined neighbourhood park and elementary-middle schools.” 
 
That 11.1(1) be amended to read: “Identifying a joint elementary school and 
neighbourhood park site to the acceptance of the Township of Langley and 
the Langley School District, subject to other provisions of this Plan, before any 
development may occur in the are, with the exception of non-residential 
development.” 
CARRIED 
 
Councillor Richter opposed  
 
AMENDMENT #3 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Policy 5.6(8)(i) be removed, with the lettering for all subsequent policies 
updated. 
CARRIED 
 
Councillor Richter opposed  
 
AMENDMENT #4 
Moved by Mayor Woodward, 
Seconded by Councillor Rindt,  
That Policy 8.5(4) to be updated to require 2.5 off-street parking spaces. 
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  
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 J. ITEMS FROM PRIOR MEETINGS 
    

MOTION TO GIVE FINAL ADOPTION 
Moved by Mayor Woodward,  
Seconded by Councillor Rindt,  
That Council give final adoption to “Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998  
No. 3800 Amendment (Williams Neighbourhood Plan) Bylaw No. 5799”, as 
amended. 
CARRIED 
 
Councillor Richter opposed  

 

 K. MAYOR AND COUNCIL REPORT 
    
  Mayor Woodward congratulated Deputy Township Clerk, S. Little, on her 

retirement from the Township of Langley.  
 
He further reported that he and Council members attended ceremonies for the  
Day of Mourning for workers killed and injured on the job.  
 
Councillor Ferguson commented on the Ceremonial Tree Planting event.  

 

 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  

March 24, 2025 Closed Council Meeting for public information: 
  

  1. Memorial Tree Planting Ceremony 2025 
 
Whereas the Township of Langley will be planting trees for the annual 
Memorial Tree Planting Ceremony; and 
 
Whereas Council may direct staff to arrange commemorative tree plantings for 
the following individuals at the 2025 Memorial Tree Planting Ceremony; 
 
Therefore be it resolved that funds derive from the Parks Operation Budget for 
the below named individuals: 
 
1. Reid McDonald 
2. Ed Gaetner 
3. Gordon Smith 
4. Dolly Harding 
CARRIED 
 
Section 90(1) (b) Personal 
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 M. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM 
CLOSED MEETINGS 

   
  The following information has been brought forward from the April 7, 2025 

Closed Council Meeting for public information: 
 

  2. Memorial Tree Planting Ceremony 2025 
 
Whereas the Township of Langley will be planting trees for the annual 
Memorial Tree Planting Ceremony; and 
 
Whereas Council may direct staff to arrange commemorative tree plantings for 
the following individuals at the 2025 Memorial Tree Planting Ceremony; 
 
Therefore be it resolved that funds derive from the Parks Operation Budget for 
the below named individuals: 
 
1.  Zosia Ettenberg 
2. Sylvia Anderson 
CARRIED  
 
Section 90(1) (b) Personal 

 
 N. FOR INFORMATION 
    
  1. Water Restrictions in Effect May 1 to October 15, 2025 

Memorandum – Public Works Division 
File 5600-01 
 

  2. Portable Event Seating 
Memorandum – Municipal Administration Division 
File 0810-30 
 

  3. Willoughby Elementary Motion – Extension 
Memorandum – Municipal Administration Division 
File 0810-30 
 

  4. Four-Way Stop at 72 Avenue and 248 Street 
Memorandum – Engineering Division 
File 5460-05 
 

  5. Progress on Official Community Plan Update  
Memorandum – Community and Policy Planning Division 
File LRP00026 
 

  6. 2024 Soil Deposit Permit and Stop Work Order Statistics 
Memorandum – Engineering Division 
File 5280-14 
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 N. FOR INFORMATION 
    
  7. Agricultural Land Commission Decisions First Quarter 2025  

(January – March) 
Memorandum – Community Development Division 
File 6635-01 
 

  8. Heritage Advisory Committee 
Minutes – April 2, 2025 
File 0540-20 
 

  9. Recreation, Culture and Parks Advisory Committee 
Minutes – April 9, 2025 
File 0540-20 
 

  10. Seniors Advisory Committee 
Minutes – April 16, 2025 
File 0540-20 
 

  11. Prostate Cancer Awareness Month  
File 0630-01 
 
Letter from Shelley Werk, Donor Relations, Prostate Cancer Foundation 
Canada, requesting the Civic Facility be lit up in blue the month of 
September for Prostate Cancer Awareness Month.   

 
 O. MOTIONS ARISING FROM INFORMATION 
    

 

 P. OTHER BUSINESS 
   
  1. Potentially Reducing Barriers for Urban Trail Users 

 
Moved by Councillor Pratt, 
Seconded by Councillor Baillie,  
Whereas the Township of Langley’s Subdivision and Development Servicing 
Bylaw includes Section L4 – ‘Trails’, which details the design standards that 
all Urban and Rural trails are built to, 
   
Whereas Section L4.4 – ‘Restrictive Barriers’ details the types of barriers that 
are used where trails intersect with driveways and intersecting roads, which 
includes a “bicycle stop baffle” at the entrance of trails,  
 
Whereas these bicycle stop baffles are designed to reduce negative 
interactions between cyclists and pedestrians, but limit the ability for various 
users, such as those with cargo bikes and bikes with passenger trailers, in 
using the Township’s expanding trail network, and 
  

B.1

B.1 - Page 20



April 28, 2025 
Regular Council Meeting Minutes   - 21 - 

 

 P. OTHER BUSINESS 
   

Whereas there are potentially other barrier types that can be used to slow 
cyclists and prevent access to automobiles while still facilitating the safe use 
of trails by all users, 
  
Therefore be it resolved that Council be updated by staff on work being 
undertaken to identify potential changes to the Subdivision and Development 
Servicing Bylaw that may eliminate the use of bicycle stop baffles on the 
Township of Langley’s Urban Trail network in favour of other, more accessible 
trail barriers, and 
 
Be it further resolved that staff include in the update to Council a list of 
locations of current bicycle stop baffles in areas of key importance to the 
Township’s urban cycling network, and that this list include potential costs 
associated with the replacement of the bicycle stop baffles with more 
accessible trail barriers.   
CARRIED  
 

 COUNCILLOR DECLARES CONFLICT OF INTEREST 
Councillor Rindt declared a Conflict of Interest under Section 100 of the Community 
Charter due to a non-pecuniary interest and left the meeting at 4:50pm.  
 

  2. Potential Rural Sign Bylaw Reform 
 
Moved by Councillor Pratt, 
Seconded by Mayor Woodward,  
Whereas the Township of Langley Sign Bylaw 2012 No. 4927 includes  
Part 4 - Signs Permitted in Rural Areas, 
  
Whereas the fair application of Part 4 depends on the interpretation of staff 
and Rural Community which can, on occasion, differ, and 
 
Whereas this difference in interpretation causes added complexity and causes 
unnecessary work for both staff and those in the Rural Community who are 
attempting to advertise their farm-based businesses, 
 
Therefore be it resolved that Council request staff to consult with the 
Agriculture Advisory Committee on potential changes to Part 4 of Township of 
Langley Sign Bylaw 2012 No. 4927 with the goal of simplifying the language 
and reducing opportunities for confusion, and 
 
Be it further resolved that staff report back to Council with the potential 
changes alongside possible opportunities for public engagement and further 
refinements. 
CARRIED  

  
Councillor Rindt re-entered the meeting at 4:51pm.  
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 P. OTHER BUSINESS 
   
  3. Herb Jamieson, Reunion Townhomes, Delegation 

 
Moved by Councillor Richter, 
Seconded by Mayor Woodward,  
That the delegation from Herb Jamieson, Reunion Townhomes, be referred to  
staff for a report.  
CARRIED  
 

  4.  Council Members Attending Conferences 
 
Moved by Councillor Richter, 
Seconded by Councillor Martens,  
That Council approve attendance for all Council members at the following 
conferences:  

• 2025 Federation of Canadian Municipalities AGM 
• 2025 Lower Mainland Local Government Association AGM 
• 2025 Union of British Columbia Municipalites AGM 

 
MOTION RULED OUT OF ORDER 
Mayor Woodward ruled the motion out of order. 
 
CHALLENGE TO THE CHAIR 
Councillor Richter challenged the Chair.  
 
The question was called on the motion to sustain the Chair, and it was  
CARRIED  
 
Councillors Martens and Richter opposed  

 

 

Q. MOTION TO RESOLVE INTO CLOSED MEETING 
 
Moved by Councillor Pratt,  
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 D.1 - Section 90(1) (g) Legal 
Item E.1 - Section 90(1) (k) Negotiations 
Item E.2 - Section 90(1) (e) Property (k) Negotiations 
Item E.3 - Section 90(1) (e) Property (k) Negotiations 
Item F.1 - Section 90(1) (k) Negotiations 
Item G.1 - Section 90(1) (k) Negotiations 
Item G.2 - Section 90(1) (f) Law Enforcement 
Item G.3 - Section 90(1) (k) Negotiations  
Item I.1   - Section 90(1) (g) Legal 
Item I.2   - Section 90(1) (g) Legal 
CARRIED  
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 R. TERMINATE 
  Moved by Councillor Pratt,  

Seconded by Councillor Baillie,  
That the meeting terminate at 4:56pm. 
CARRIED  

 
 CERTIFIED CORRECT: 

 
 
 
  
Mayor 
 
 
 
  
Township Clerk 

 

B.1

B.1 - Page 23





From: do not reply@notifications.tol.ca
To: legservicesinfo
Subject: Delegation Requests by Kimberley Seifert
Date: Wednesday, May 07, 2025 11:17:26 AM

Please note the following response to Delegation Requests has been
submitted at Wednesday May 7th 2025 11:14 AM.

I/we would like to appear as a delegation at the Council
meeting on (at the 1:30pm Regular Meeting) 
5/12/2025

Name of delegate or organization wishing to appear 
The Manor Farm

Topic 
Building Permit Issuance- Supporting documents to be sent to
legservicesinfo@tol.ca

Purpose of presentation 
Other

for other, describe here: 
BP Issuance

Desired resolution 
Prompt Building permit Issuance

Full name 
Kimberley Seifert

Email address 
themanorcidery@gmail.com

Address 

Primary Phone 

Alternate Phone 

FOIPPA s.22(1)

FOIPPA s.22(1)
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I would like to attach a presentation or additional information
for Council 
Yes

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

FOIPPA s.22(1)
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Agricultural Assessment and Farm Plan

For
Jamie  Smith

The Manor Farm
23252-20th Avenue

Langley, BC

Prepared by: 
Dave Melnychuk, P.Ag 
19915-37A Avenue 
Langley, BC 
V3A 2S8 
davidmelnychuk@telus.net 
604 812-3276 
November 17,  2023 
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Introduction: 
Upon a request by the landowner an agricultural assessment and farm plan has been prepared for 
property located at 23252 -20th Avenue, Langley. The report includes a description of property 
features (existing land uses, structures, the agricultural capability, soils classification) existing 
along with potential agricultural uses and a farm plan.    

Property features: 
 Location: 23252 - 20th avenue, Langley
 Size: 4.9 acres
 Zoning: RU-3
 Agriculture Land Reserve;
 Structures: Residence, livestock barn, multi-purpose building and huts
 Other improvements: pasture fields, livestock fencing, farm access roadways, wells,

tennis court.
 Granular pad for daily turn out and lead-time riding of ponies and horses. Provides

parking space for less than 10 events yearly.

  The following photograph illustrates the key property structures and improvements; 
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Existing land uses 
Field 1:  covers an area of approximately 0.36 acre, seeded to grass species but is not presently 
used for forage production nor livestock grazing, although it is capable of being used for hay 
production and more intensive agricultural uses which will be explored in a later section of the 
Agrologist report. 
 
Field 2:  contains approximately 1.04 acre of forage production, fenced and utilized for grazing by 
livestock. The following photograph illustrates surface condition of field 2 with cattle grazing.  
 

 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 

Field 3: Contains approximately 0.34 acres, seeded to grass but not presently used for hay 
production nor grazing. This field has potential for limited agricultural use which will be 
addressed in a following section of this Agrologist report.  
 
Barn: Houses ponies and goats and supplies and covers approximately 0.09 acre 
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Residential footprint: covers approximately 0.46 acre. 
 
Multi-purpose building& and associated huts (0.15 acre): Used for storage of farm equipment, 
along with livestock footing supplies and feed. The storage structure is used up to 10 times yearly 
to host events on the property. This building supports ongoing and future agricultural initiatives 
on the farm. As the farm moves forward with diversifying agricultural operations, this building is 
ideal for supporting direct marketing and agrotourism which will be explained in a following 
section of this report. 
 
Granular Pad: (0.36 acre) The granular pad is located adjacent to the multi-purpose storage 
building and used for the daily turn out of the ponies and horses, and lead-time riding. This area 
is used as parking by event visitors up to 10 events yearly, along the general public who visit the 
farm to view and interact with the livestock. The majority of property contains high soil moisture 
conditions during the wet rainy period of the year, making the grass fields unsuitable for riding 
horses. The owner’s daughter rides and turns out her ponies in this area which has a well drained 
and stable condition due to the granular surface. 
 
   
Agricultural capability ratings   
According to the Canada Land Inventory mapping system, the agricultural capability rating for the 
land on this property include the following ratings. 

 Class: 4:4TA – 3:3TAW – 3:5W  
The southern portion of the property (Field 1) is primarily 4TA with topography and 
droughtiness being the major soil challenges.  
The central portion of the property (Field 2) is a class 3TAW with (topography, 
droughtiness and excess water are the main soil challenges.  
The northwest portion of the property (Field 3) is primarily a class 5W, indicating 
excessive moisture conditions which is a serious challenge for most crops.   

 
 
Soils classification 
According to the Soils of the Langley-Vancouver Map, published by the Province of BC, the 
property contains the following soil type:   
The dominant soil series is a Whatcom-Scat soil complex. 

 Whatcom soil type: The Whatcom soil is dominant in the higher elevation, southern 
portion of the property (Field 1), and there have been some physical changes in the 
elevations to this with topsoil movement.   

 Whatcom transitioning to Scat soil is dominant in the middle area (Field 2) of the property 
in this area as well, some soil movement has taken place. 

 Scat soil type is dominant in the Field 3 area. 
 The soils in field 1 and 2 have been improved as a result of the preparation of the site 

where the multi-purpose building and granular pad now exist and extensive grading in 
each of these two fields.  The topsoil from the multi-purpose and granular pad sites have 
been removed and spread onto the areas which are identified as fields 1 and 2.   
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Crop suitability 
With the appropriate land improvements (drainage where required and irrigation where 
required) the soils on the property are suitable for a range of crops, although each soil type is 
primarily suited for certain crops while poorly suited for other crops, as follows: 

 Whatcom soils (upland mineral soil type). With introduction of fertility improvements and 
implementation of irrigation and drainage this is soil is suitable for perennial forage crops, 
blueberries, cereals, cole crops, corn, strawberries, nursery, fruit trees, Christmas trees. 

 Scat soils have a much lower range of suitable crops because of poor drainage, dense sub 
soils and high-water tables.  This soil type is commonly used for perennial forage, shallow 
rooted annual vegetable crops, blueberries.   

Soil analysis 
The following table summarizes the laboratory analysis of 2 soil samples, one from field 1 and 
one from field 2. 
 
Soil properties Field 1 (ppm) Field 2 (ppm) 

Nitrogen 2 2 

Phosphorous 86 15 

Potassium 140 111 

Sulfur 32 1 

Calcium 3110 668 

Magnesium 275 189 

ph 7.5 6.3 

EC(dS/m) 0.57 0.1 

Organic matter (%) 4.6 4.7 

Texture Loam Sandy loam 

 
Interpretations of the soil test results 
 

 Overall, the soil properties of field 1 and 2 are typical of mineral soils in the Fraser Valley, 
which have not been intensively farmed over the last several years. Normally the soil 
properties of intensively farmed fields would have higher nutrient levels, particularly 
Nitrogen, Phosphorous (P) and Potassium (K) which are the most important nutrients 
required for crop production. 

 Nitrogen is particularly deficient, which is an indication of the lack of fertilization over the 
last several years. 

 There are a few obvious differences between the levels of P and K between these 2 soil 
samples. The levels of P and K in field 1 are ample for most crop’s annual requirements 
while the level of P and K in field 2 are deficient.   

 The ph, EC and organic matter in both soil samples are within acceptable range for a wide 
range of crops. 
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 Nutrient deficiencies can be addressed through an appropriate fertilization program, 
including manures and compost. 

 A fertilization program should be based upon a specific crop’s nutrient requirements, 
considering that every crop type requires a specific ration of macro and micronutrients.  

 Crop nutrient recommendations will be provided prior to the implementation of the farm 
plan, because at this time, the type of crop has not yet been determined. For illustration 
purposes, the fertilizer requirements for apple tree production are completely different 
than the nutrient requirement for Christmas trees and Holly plants.   

  
 Determining an appropriate crop type for each of the 3 fields  
In determining an appropriate crop for each field, a farmer should take into consideration several 
factors, including: 

  Is crop suitable for the field, considering the soil type? 
  What is the drainage condition of the field? Because of the high rainfall in South Coastal BC, 

good field drainage is very important. This factor is particularly critical for perennial crops 
which are susceptible to disease issues if winter drainage is not adequate. 

 Is irrigation available, if needed by a specific crop? 
 What are the farm machinery requirements to grow any crop? 
 Are the fields large enough to justify capital investments in machinery? 
 Is labour available to manage and harvest the crop? 
 How and where will the crop be sold? 

 
 
Agricultural options and farm plan for the Manor Farm 
Developing a conventional farm operation on the Manor Farm has several challenges.  
The primary hurdle is the small size of the property. With only 4.9 acres, conventional large scale 
farming operations are not possible, therefore Manor Farm fits into the category of a small lot 
farming operation. Several of these types of small-scale operations exist in Langley with an 
emphasis on specialty crops, direct marketing, and agro tourism.   
 
 Manor Farm may wish to move more aggressively in the direction of direct farm marketing and 
agro tourism since the present activities on Manor farm are consistent with a small lot farm 
theme. Manor Farm raises ponies, goats, and cows, and offers space to host temporary single-day 
event in their facility which exhibit components of agro-tourism.   To complement these present 
activities, the 3 fields can be converted to specialty products which would add to the activities 
occurring on the property. 
 
The following are some suggestions for crops on the 3 fields which would be compatible with the 
theme of direct marketing and agro-tourism, and which would make use of the multi-purpose 
building and granular pad which presently exist on the property.   
 
 Field 1: With improvements to fertility, drainage, and irrigation this field of 0.5 acre could be 
planted to apple trees, with the product being direct marketed to people who visit the farm or 
sold at the Langley Farmers Market in the Langley at the Double Day Arboretum. Another option 
for the utilization of the apples would be the establishment of a cidery, similar to the Fraser 
Valley Cider Company, which is located in Langley, on 16th avenue.   
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There are several apple varieties suitable for the climate conditions in south coastal BC.  All apple 
varieties are suitable for apple cider, although different varieties are needed when the target is a 
bitter-sweet tasting cider versus mild tasting cider. 
Just to name a few apple varieties: the Kidd’s Orange Red and Cox’s Orange Pippin are sweet 
tasting eating apple while Ashmead’s Kernel is good for eating and cider-making. 
The farm would have to make a critical decision, whether farm wants to direct market eating 
apples or grow apples to support a cidery. Beyond the decision on which apple variety best suits 
the farm’s goal, the farm needs to consider the capital investment associated with establishing a 
cidery. The farm already has a suitable multi-purpose building in which the cidery could be 
established, but additional capital investment for cidery equipment would be required.  
 
Direct marketing of fresh apples has the advantage of reduced capital investment. In addition, 
with some minor alterations (cooling and storage features) the multi-purpose building is well 
suited for storage of apples and can play a critical role in direct farm marketing by offering a 
hub/location for meeting and engaging with the public on apple production techniques, 
displaying the apple products, and collection of revenue. 
 
Field 2: With improvements to fertility, drainage and irrigation, a portion of field 2 (South half) 
could also be planted to apple trees and the north half planted to Christmas trees, or the entire 
field could be planted to Christmas trees.  
Several tree species, suitable for the Christmas tree market, are grown in the Fraser Valley with 
the following being the most common: (Douglas Fir, Noble Fir, Fraser Fir). Each of these trees 
have distinctive advantages and down sides.  
Douglas fir is the most prolific in terms of annual growth but also is subject to the quickest 
needle drop when set up indoors. Noble Fir has a soft beautiful blue ting to the needle, grows 
slowly, has good needle retention, but is subject to root rot and disease when grown in soils with 
a high water table during the winter. 
Fraser Fir combines the best features of both the Douglas Fir and Noble Fir. 
Christmas trees can be direct marketed on farm through a u-cut of already cut system. 
The multi purpose building would be an excellent facility for welcoming customers, directing 
them to the areas open for u-cut and serving them a hot chocolate after they return to pay for 
their tree, come inside to talk about their farm experience and learn how to take care of the tree.  
  
 
Field 3 Because of the high water table and poor drainage in this area, Apple trees and 
Christmas trees would not do well on this field. With some minor drainage improvements and 
using a raised bed growing technique, this field could be planted to Western Red Cider, Yellow 
Cider and Holly plants. These trees and plants would be a source of products for production of 
Christmas wreaths which can be sold directing to customers who are visiting the farm to 
purchase Apples and/or Christmas Trees, as well as, to those visitors who have come to the farm 
just to see and interact with the ponies and goats.   
The multi purpose building would be an excellent facility to display the wreaths and explain to 
customers how wreaths are built using local material grown on the farm. 
Other options: 
In addition to the options already mentioned in regard to production and marketing apples, 
Christmas trees and Christmas wreaths, the farm could also consider some other promising 
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agricultural options which are well suited for a small farm operation.   
 Growing pumpkins in portions of field 1 and/or field 2 for the Halloween market.  The 

multi-purpose building could be used for storage and sales and the granular pad used as 
an excellent display area for pumpkins.  

 Hydroponic herb production, with grow lights, can be grown year-round in-doors, using the 
vertical wall growing technique located on one of the interior walls of the multi-purpose 
building. There is a high demand for locally grown herbs which can easily be sold directly 
to those customers who are visiting the farm to purchase apples or Christmas trees and to 
the general public coming to the farm, just to experience a visit to a farm.  

 There are several other farming options in the horticultural and livestock sectors which are 
suitable for a small lot in Langley, although from a practical perspective, Manor farm 
should perhaps focus on 3 or 4 agricultural activities, at this initial stage.   
 

 Direct farm marketing and agro-tourism criteria and principles: 
The key to establishing a successful direct farm marketing and agro-tourism operation is based 
upon a commitment to adopt and adhere to the following criteria and principles: 

  Provide a quality agricultural product at a reasonable price.  
 Provide uncluttered, pleasant, and clean facilities – this is the role of the existing multi-

purpose building.    
 Provide easy access and suitable parking, particularly in wet and rainy weather conditions 

which normally occurs during the festive seasons of Halloween and Christmas- this is the 
role of the existing granular pad adjacent to the multi-purpose building.  

 Provide a knowledgeable agricultural experience for suburbanites. 
 Establish a sociable and welcoming atmosphere. 

 Manor Farm has demonstrated, by the way the property is presently managed and how well 
livestock are looked after, that the farm has a strong commitment to these principles.   
 
Final Comments  
The Township of Langley contains numerous small lots in the Agriculture Land Reserve as was 
outlined in the 2013 Agricultural Viability Strategy (AVS). The report indicated that 73% of the 
land in the ALR is under 10 acres in size and many of those small parcels have little to no 
agricultural activity. 
Because of this significant underutilization of ALR land, the AVS recommended that efforts by the 
Township of Langley in cooperation with the Province of BC, be directed towards encouraging 
landowners of small lots to make greater and better agricultural use of their land.  
Manor Farm has ventured down the path towards increasing and diversifying farming on their 
small lot and can serve as an excellent example of what can be achieved on a small lot in the 
Agriculture Land Reserve in Langley. 
Through their efforts, the entire farming community will benefit by increasing public awareness 
and support for farming in Langley. 
 
Dave Melnychuk, PAg – November 17, 2023 
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  Farm Plan 

Addendum to the November 17, 2023, Agricultural Assessment 

 
 
 

For 

The Manor Farm 

23252-20th Avenue 

Langley, BC 

 
 
  

 
 
 
 
 
 

Prepared by: 
Dave Melnychuk, P.Ag 
19915-37A Avenue 
Langley, BC 
V3A 2S8 
davidmelnychuk@telus.net 
604 812-3276 
November 12, 2024 
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Introduction:  
 
Developing a conventional farm operation on The Manor Farm has several challenges.  
The primary hurdle is the small size of the property. With only 5 acres, conventional large scale 
farming operations are not possible, therefore The Manor Farm fits into the category of a small 
lot farming operation. Several of these types of small-scale operations exist in Langley with an 
emphasis on specialty crops, direct marketing, and agro-tourism.   
 
The Manor Farm is aggressively advancing in the direction of on-farm processing, direct farm 
marketing, and agro-tourism to build upon the present small lot farm activities taking place on 
The Manor farm. The Manor Farm raises cattle, ponies, goats, and hosts limited events 
temporarily set up in their farm facility, which demonstrate components of agro-tourism. To 
complement these present activities, The Manor Farm plans to convert the forage fields to an 
apple orchard and establish an apple cidery which will be the main agricultural focus on The 
Manor Farm.   
 
Over the last year, owners of The Manor Farm have evaluated and researched the various 
potential farming options which were outlined in the Agricultural Assessment and Farm Plan 
report prepared by David Melnychuk, P.Ag on November 17th, 2023. Based upon their research 
findings and the unique characteristics of their property, they have decided to proceed with 
establishing an Apple Cidery, along with some potential companion crops.  
The next sections of the Agrologist report provides information on the actions taken to date, as 
well as detailed information on The Manor Farm’s farm plan moving forward.    
  
 
Actions taken by the owners to date: 

1. Application process has been commenced engaging the Provincial licensing bodies (Liquor 
and Cannabis regulation brand & Liquor Distribution Branch) to establish an Apple Cidery 
at 23252-20th avenue, Langley. 

2. Engaged Environmental Health within Fraser Health Authority and is in working 
consultation with designated Health Official for their region. 

3. Drawings are being finalized for the work to be completed inside the existing farm 
infrastructure for the on-farm processing and marketing of their product. 

4. Arrangements have been made with a nursery grower in the Okanagan (Similkameen 
Nurseries) for the supply of 1,700 apples trees (bare root – 2 years old), scheduled for 
delivery March 30, 2025, at a cost of $32,881.80. 

5. Arrangements have been made with Terralink (a horticultural supplier in Abbotsford) to 
provide professional advice on the cultural and nutritional requirements for apple trees. 

6. Commitments have been made with (Cellartek) for the supply of the equipment to set up 
the apple cidery (fermentation tanks, bottling equipment, etc) at a cost of over 
$200,000??????? 

7. An agricultural professional (Agrologist) has been hired to prepare the details of the farm 
plan and provide ongoing consultation in support of the current and planned farming. 
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Farm Plan 
 
Farm Field Outline 
The Manor Farm is embarking on a very comprehensive agricultural venture with several 
components, which embody the principles of diversification, complementary crops, value added, 
direct farm marketing, and agro-tourism. The following drawing outlines the fields, and the crops 
proposed for each of the fields. 
 
 

 
1. Diversification:  

The core agricultural activity of The Manor Farm will be the establishment and operation 
of an apple orchard along with an apple cidery.  The apple orchard will cover 
approximately 2.1 acres which amounts to approximately 40% of the land base on this 
property. Along with the apple orchard, a variety of companion crops, primarily beneficial 
herbs, will be incorporated into the orchard areas. 
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2. Complementary and companion crops: 

The Manor Farm is committed to minimizing the amount of commercial chemicals and 
pesticides used in the apple orchard as well as throughout the farm property. There are a 
series of companion crops (primarily herbs suitable for apple orchards) which are 
beneficial to the health of the apple trees as well as being compatible with the natural 
environment. In addition, these plants are marketable directly on farm or through the 
farmer’s markets in Langley. The following are some of the companion crops being 
considered. 
◦  Basil – this plant repels pests and can enhance the flavour of apples 
◦  Chamomile – attracts beneficial insects such as certain wasps, lady bugs, and 

honeybees 
◦  Coriander- deters aphids and attracts beneficial insects 
◦  Chives – deters apple scab and other fungal diseases 
◦  Fennel – attracts beneficial insects which prey on pests 
◦  Lemon grass- deters pests such as mosquitos 
◦  Mint – repels insects and attracts pollinators like bees 
◦  Yarrow – attracts pollinators and predatory insects such as lady bugs. In addition, this 

plant develops deep roots that are capable of breaking up compacted soil and bringing 
up nutrients to the surface and enhancing fertility. 
 
These plants are annual and perennials which will be harvested, then packaged in the 
multi-purpose building and marketed to the public along with apple cider. 
 

3. Value added and on-farm processing:  
The Province of British Columbia through the Ministry of Agriculture recommends 
farmers in BC consider on-farm value added and processing activities in order to diversify 
farming income and increase the opportunities for the general public to learn about 
farming and where their food comes from. The owners of The Manor Farm have adopted 
this philosophy and are committed to diversifying their farm activities following the 
suggestions from the Ministry of Agriculture. The key value-added activity on The Manor 
Farm will be the processing of raw apples (grown on farm) into apple cider. The cidery will 
be established as planned in the existing multi-purpose building. The following drawing 
illustrates the location for the various agricultural activities within the multi-purpose 
building which are supportive of the cidery, including receiving tanks, crushing and 
screening equipment, fermentation tanks, bottling and labeling, storage of finished 
product, tasting tables, display and sales tables. 
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4. Direct farm marketing:  
Sale of apple cider and companion crops (herbs) will be sold directly to the public with the 
centre of the marketing activity occurring within the multi-purpose building. Any surplus 
product will be marketed at the Langley Farmer’s Market which is located at the Double 
Day Arboretum, as well as in organic vegetable and fruit outlets in the Langley area. 
 

5. Agro-tourism:  
To complement The Manor Farm’s existing activities in agro-tourism, the new agricultural 
venture will encourage more urbanites to enjoy a visit to a small diversified farm. The 
experience here at The Manor Farm, like other farms in the Fraser Valley who have 
welcomed the urban population to their homesteads, re-enforces the belief by the 
agricultural community and by the Ministry of Agriculture that the general public has a 
strong interest to learn about farming and the farm to table process.   
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Direct Farm Marketing Criteria and Principles 
The key to establishing a successful direct farm marketing and agro-tourism operation is based   
upon a commitment to adopt and adhere to the following criteria and principles: 
 Provide a quality agricultural product at a reasonable price  
 Provide uncluttered, pleasant, and clean facilities – this is the role of the existing multi-

purpose and accessory buildings.  
 Provide easy access and suitable parking, particularly in wet and rainy weather conditions 

which normally occurs during the festive seasons of Halloween and Christmas- this will be 
the role of the existing granular pad (riding/turn out) adjacent to the multi-purpose 
building. 

 Provide a knowledgeable agricultural experience for suburbanites. 
 Establish a sociable and welcoming atmosphere. 

 
The Manor Farm has demonstrated, in the manner in which the property is presently managed, 
that the farm has a strong commitment to these principles.   
 

Apple Tree Production 
       To establish a successful and productive apple orchard, the following steps are important. 

1. Soil analysis: Every farm which grows food in the soil, should start off with a detailed 
soil analysis of the nutrients which plants require for growth and health. Soil samples 
were taken from The Manor Farm’s fields in 2023 and sent to Element labs for analysis 
and the following characteristics were identified.: 
◦  Overall, the soil properties are typical of mineral soils in the Fraser Valley, which have 

not been intensively farmed over the last several years.  
◦  Nitrogen is particularly deficient, which is an indication of the lack of fertilization over 

the last several years.  
◦  There are a few obvious differences between the levels of P and K between the soil 

samples. The levels of P and K in one of the samples are ample for most crop’s annual 
requirements while the level of P and K in the other sample are deficient.   

◦  The EC and organic matter in both soil samples are within acceptable range for a wide 
range of crops. 

◦  The soil ph should be in the 6.0 to 7.0 range which is ideal for apple trees. 
◦  Nutrient deficiencies can be addressed through an appropriate fertilization program, 

including application of manures and compost, although the manures and compost 
should be tested to determine the type and level of nutrients within these materials. 

◦  Before the apple trees are planted in April/2025, it would be advisable to take soil 
samples in early March and develop a fertilization program for each individual field, 
considering present soil nutrient levels as well as the specific nutrient requirements of 
different apple variety.    

2. Soil preparation: The goal of soil preparation is to provide the apple trees with a strong 
foundation. This includes replenishing the soil with vital minerals and nutrients with 
fertilizers and/or organic matter, as well as breaking up and loosening compacted soils. 
Soil preparation can be done at any time of the year when the ground is not overly 
saturated with water or frozen.  Work should start at least 6 weeks prior to planting the 
apples trees. During this process addition of compost and/or well rotted manure will 
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improve soil textures, microbial activity and fertility, particularly micro-nutrients which 
are commonly not available in commercial fertilizer. 

  
 

3. Drainage 
Good field drainage is particularly important in South Coastal B.C. because of the high 
rainfall in this region of British Columbia. With good drainage, comes a wide range of 
agricultural benefits, including the following: 

Increased trafficability: Trafficability is one of the most important aspects of land 
drainage. The decision to drain a field may be based entirely on avoiding problems of 
practical management during spring and autumn, when tillage and harvesting 
operations may be impeded because of water logging. Trafficability and workability 
depend upon soil strength which is largely determined by soil water tension. Higher 
tension creates stronger attraction between soil particles which strengthens the soil. 
In a functional drainage system, the water table should be lowered to 0.5 meters 
below the soil surface.   

Optimum rooting depth: Water table control is necessary to allow the development of an 
extensive and healthy rooting system. The minimum water table depth varies between a 
wide range of plants.  Tree Fruits and Grapes need a minimum water table depth of 0.6+ 
meters below the soil surface. 

Increase crop yields; maximizing crop yield is influenced by many factors which are 
directly related to drainage conditions. Plants utilize fertilizers and nutrients more 
efficiently in well-drained soils. Good drainage allows a plant’s root system to develop 
extensively and reach out to greater soil area and draw moisture and nutrients from a 
larger volume of soil. This ability allows the apple plants to withstand drought and 
plant diseases. 

Recommendation: Based upon field inspections in 2023, it is recommended that drain 
tiles be installed in the lower fields (northern portion of the property) at 25 feet 
intervals and at a depth of 0.9 to 1.2 meters) 

4. Apple Tree Planting Procedures:  

Apple trees may be planted even when the temperatures are cool, especially if they arrive 
bareroot and dormant. Do not expose the roots to temperatures that are freezing or 
below.  The bareroot mass should be soaked in a tub of water for 1 to 2 hours before 
planting. When digging the planting sites for the trees, make sure the hole is deep and 
wide enough so that the apple tree’s root system has plenty of room to easily expand. With 
the tree placed in the centre of the hole and vertical, the topsoil can be placed around the 
roots carefully (with or without a small amount of compost or peat at no more than 25% 
concentration) and tamped down firmly to eliminate any air pockets. If planting trees on a 
slope, it would be advisable to create a rim of soil around each tree about 2 inches high to 
catch any water before it runs off and to avoid any soil erosion issues. Thoroughly water 
the newly planted trees shortly after planting. 
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5. Post Apple Tree planting  
Based upon agronomy advise from Terralink and other professionals, a multi-year 
program should be prepared which addresses several key operation protocols, as the 
apple trees progress through different growing stages over the life of the trees: 
 irrigation scheduling, 
 fertilization including foliar sprays,    
 integrated pest management,  
 pruning,  
 rodent control and 
 apple harvesting and storage 

 
 
  
Final Comments  
The Township of Langley contains numerous small lots in the Agriculture Land Reserve as 
outlined in the 2013 Agricultural Viability Strategy (AVS). The report indicated that 73% of the 
land in the ALR is under 10 acres in size and many of those small parcels have little to no 
agricultural activity.  
 
Because of this significant underutilization of ALR land, the AVS recommended that efforts by the 
Township of Langley in cooperation with the Province of BC, be directed towards encouraging 
landowners of small lots to make greater and better agricultural use of their land.  
 
The Manor Farm has ventured down the path towards increasing and diversifying farming on 
their small lot and serves as an excellent example of what can be achieved on a small lot in the 
Agriculture Land Reserve in The Township of Langley. 
Through their efforts, the entire farming community will benefit by increasing public awareness 
and support for farming in Langley. 
 
Dave Melnychuk, PAg – November 12, 2024 
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Agricultural Land 
Commission Act 

 
ACTIVITIES DESIGNATED AS FARM USE: 

 
FARM PRODUCT PROCESSING IN THE ALR 

 
POLICY L-01 

 

Amended April 2019 
Amended April 2018 

February 2016 

 

 
This policy is intended to assist in the interpretation of the Agricultural Land Commission Act, 2002, (the “ALCA”) and, 
BC Regulation 30/2019 (Agricultural Land Reserve Use Regulation), (the “Use Regulation”). In case of ambiguity or 
inconsistency, the ALCA and the Use Regulation will govern. 

 

INTERPRETATION: 
The Use Regulation designates as farm use the storing, packing, preparing, and/or processing of farm 
products in the ALR if the conditions of section (11)(2) are met. 
The Use Regulation designates as farm use the storing, packing, preparing, and/or processing of farm 
products and related activities on a farm in the ALR provided at least 50% of the farm product is produced 
(i.e. grown or raised) on the farm on which the storing, packing, preparing and/or processing of farm 
products or related activity takes place or on the farms of a (cooperative) association to which the owner of 
the farm belongs.  

The farm may be comprised of one or several parcels of land owned or operated as a farm business by a 
farmer or by the coop members of the association to which the member belongs. 

In the case of feed used to raise animals or fish on a farm, farm product that originates elsewhere may be 
processed into feed on a farm provided at least 50% of the feed is required and used for animal or fish 
feed on that farm. The feed not used on the farm (i.e. the remainder) may be sold from the farm. 

The 50% threshold is based on the quantity (measured by volume or weight) of processed farm products 
used, calculated over the full product line. 

 

Necessary Structures And Ancillary Services 
Subject to the placement of fill thresholds, the use of agricultural land to construct, maintain or operate a 
structure, other than a residential structure, that is necessary for a farm use and a driveway or utility that is 
necessary for that farm use, is permitted as per section 5(1) of the Use Regulation. 

Related uses that are not included in the Use Regulation for storing, packing, preparing and/or processing 
farm products or uses above the threshold require application to and approval from the Agricultural Land 
Commission (the “Commission”). 

The retail sale of processed farm products on a farm for the purpose of onsite or offsite consumption is a 
farm use as per the Use Regulation (See Policy L-02). 

 
Placement of Fill or Removal of Soil 
Except as otherwise permitted in section 35 of the Use Regulation, a person must not place Fill or 
undertake any action which results in the placement of Fill on any land in the ALR without a Notice of 
Intent (NOI) or Application approval. 

The placement of Fill (or removal of soil) for the purpose of constructing or maintaining a structure for farm 
use is permitted without an NOI or Application approval if: 

1. The total area from which soil is removed or fill placed is 1,000 m2 or less, and  
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2. If the location is in a flood plain, the resulting elevation does not exceed the minimum level 
required to satisfy Flood Protection Requirements. 

If the removal of soil or placement of Fill does not meet the conditions in the Use Regulation, an NOI or a 
Soil or Fill Use Application approval is required before any activity can commence. See ALC Information 
Bulletin 07 – Soil or Fill Uses in the ALR. 

The following materials are listed as prohibited fill and must not be used as fill in the ALR: construction or 
demolition waste - including masonry rubble, concrete, cement, rebar, drywall and wood waste; asphalt; 
glass; synthetic polymers (plastic); treated wood; and, unchipped lumber (Section 36, Use Regulation). 
 

LOCAL GOVERNMENT: 
 
Bylaw Development 
There is no building threshold area in the Use Regulation beyond the maximum 1,000 m2 area for the 
removal of soil or placement of fill in section 35.  

A local government may regulate these uses, for example by setting a maximum building area or 
maximum site coverage, but may not prohibit the uses, except through a farm bylaw approved by the 
Minister of Agriculture under section 552 of the Local Government Act. 

Building Permits 
When reviewing building permit applications, only structures that are necessary to a farm use are 
permitted in the ALR. Building permits for structures should not be issued unless the local government is 
satisfied that the structure is necessary for the farm use on the parcel. 

 
TERMS: 
processing means the process of adding value to a primary farm commodity or product by physical, 
biological or other means including, but not limited to, fermentation, cooking, canning, smoking or drying. 
association means an association as defined in the Cooperative Association Act which was incorporated 
for farm purposes. 

Unless defined in this policy, terms used herein will have the meanings given to them in the ALCA or the 
Use Regulation. 
 
 
RELATED POLICY: 
ALC Policy L-02 Activities Designated as Farm Use: Farm Retail Sales in the ALR 
 
 
REFERENCE: 
Agricultural Land Reserve Use Regulation (BC Reg. 30/2019), Sections 1, 3, 4, 5(1), 11(1) (2), 35(a), and 36.  

 
Definitions 
Section 1 In this regulation: 

“farm product” means a commodity that is produced from a farm use but does not include water.  
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If farming extends over multiple parcels 

Section 3 Unless a contrary intention appears, a reference to a use of agricultural land includes all of the agricultural 
land on which a single farm operation is conducted, regardless of 

(a) whether activities are conducted over one parcel or multiple parcels, or 

(b) whether, in the case of multiple parcels, the parcels are adjacent. 

 
Farm uses that may not be prohibited 
Section 4 The farm uses referred to in this Part may not be prohibited 

(a) by a local government enactment except a bylaw under section 552 [farming area bylaws] of the Local 
Government Act, or 

(b) by a first nation government law, if the activity is conducted on settlement lands. 
 

Necessary structures and ancillary services 
Section 5 (1) Subject to any limits and conditions set out in this Part, the use of agricultural land to construct, maintain 
or operate any of the following is designated as a farm use and may not be prohibited as described in section 4: 

(a)  a structure, other than a residential structure, that is necessary for a farm use; 
(b)  a driveway or utility that is necessary for a farm use 

 
Farm products 
Section 11 (1) In this section, “association” has the same meaning as in the Cooperative Association Act. 

(2)  The use of agricultural land for storing, packing, preparing and processing farm products is designated as a 
farm use and may not be prohibited as described in section 4 if at least 50% of the farm product is 

 
(i)  produced  either on that agricultural land or by an association to which the owner of the agricultural land 

belongs, or 
(ii) feed required for farm use on that agricultural land  

Permitted soil or fill uses 
Section 35 Subject to section 36 [prohibited fill], the removal of soil from, or the placement of fill on, agricultural land 
for one or more of the following purposes is permitted if all applicable conditions are met: 

(a) constructing or maintaining a structure for farm use or for a principal residence if both of the following 
conditions are met: 

(i) the total area from which soil is removed or on which fill is placed is 1 000 m2 or less; 

(ii) if the area from which the soil is removed or on which the fill is placed is in a floodplain, the resulting 
elevation level is consistent with the minimum elevation level established under all applicable local 
government enactments and first nation government laws, if any, respecting flood protection in the 
floodplain; 

Prohibited fill 
Section 36 The following must not be used as fill on agricultural land: 

(a) construction or demolition waste, including masonry rubble, concrete, cement, rebar, drywall and wood 
waste; 

(b) asphalt; 
(c) glass; 

(d) synthetic polymers; 
(e) treated wood; 

(f) unchipped lumber. 
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Agricultural Land Commission Act, S.B.C. 2002, c. 36, Section 1. 

 

Definitions 

Section 1(1) 

“agricultural land” means land that 

(a) is included in the agricultural land reserve under section 15 (1.1), 17(3.1) or 45(1) of this Act, or 

(b) was included under a former Act as agricultural land or land in an agricultural land reserve, 

Unless the land has been excluded from the agricultural land reserve under this Act of from an agricultural land 
reserve under a former Act; 

 
"fill" means any material brought onto agricultural land other than materials exempted by regulation; 
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Smith and Sons

From: Smith and Sons
Sent: May 5, 2025 2:41 PM
To: rcesaretti@tol.ca; ckooner@tol.ca
Subject: The Manor Farm  (23252 20 Ave, Langley): Requested Information for BP Issuance
Attachments: alc_-_policy_l-01_-_farm_product_processing.pdf

Importance: High

Hi Roberto & Chan, 
 
It was requested that we show in writing permittance by the ALC that our farming can extend over 
multiple parcels to supplement the required threshold for the primary farm product; please find 
attached ALC policy L-01 (Activities Designated as Farm Use: Farm Product Processing in the ALR), 
which is intended to assist in the interpretation of the Agricultural Land Commission Act along with 
the Agricultural Land Reserve Use Regulations. Below emails with the ALC Regional Planner echoed 
this by confirming that when agricultural land is referenced the ALC understands this to be 
“potentially multiple parcels owned/leased by the applicant”, but in fulfilling the requirements of 
section 3 of the ALR UR the intention across these agricultural lands must be akin. 

 
The current farming at the Manor Farm was also brought into question. We understand the diligence 
municipalities must exercise when ensuring a processing facility is not being constructed on 
agricultural land in which no farming practices are taking place; however, this is not the case at the 
Manor Farm. Daily we tend to over 1700 high density apple trees sprawling over two acres on this 
small lot parcel, in addition to carrying out the farm tasks associated with our family’s hobby farm and 
produce garden. Having a successful and establish orchard requires us to employ various farming 
practices before reaching the point of harvesting. These include but are not limited to cultivating the 
land, planting and caring for the trees, soil management, irrigation, pest and disease control, and 
pruning; these are no idle tasks as other farmers can attest to. As we move forward, it is our intention 
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is to continue to farm this property to its greatest extent and expand our farms footprint through our 
land lease to meet our operational and consumer requirements. 
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Similarly, the below images show a neighbouring ALR winery located within the Township of Langley 
completing construction of their winery’s restaurant and processing facility without the primary farm 
product being available for harvest. The red markup indicates the vacant 2-acre space where the 
future vineyard would be situated beside the farm structure which was nearing construction 
completion in late 2023/ early 2024. Historical imagery below on the left dated September 30, 2023, 
indicates blueberry fields occupying what would be their future 2-acre vineyard, and that construction 
on the facility had not begun. Imagery on the right dated March 30, 2024, shows the structure had 
reached substantial completion and the addition of the newly planted vineyard that is not yet 
producing a harvest. 
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This property has 2 acres of grapes (their primary farm product), which is needed to qualify as a land-
based winery within the ALR; but in order to achieve their minimum 50% threshold, they supplement 
their processing requirements through their 17.5-acre Oliver based vineyard as described below, and 
in compliance with section 3 of the ALR Use Regulations. 
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We hope that upon review of attached policy L-01 and prior Township of Langley decisions, 
appropriate clarification has been received in order to advance with BP issuance. Can you please 
provide an update by noon tomorrow (Tuesday May 5, 2025) whether this is sufficient to proceed with 
processing our building permit application for issuance, and advise where our file stands in this 
process? If satisfaction has not been achieved by providing the information the building department 
has requested, we intend to make a delegation request to bring this matter before council at the next 
meeting. Thank you both for your time, consideration, and assistance. 
 
Regards, 
 
Kim Seifert  
Office Manager  
Smith and Sons Developments Inc. 
Office: (604) 532-2188 
23252 20 Ave 
Langley, BC 
V2Z 2Z7 
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 Liquor and Cannabis  
Regulation Branch 

Mailing Address:  
PO Box 9292 Stn Prov Govt 
Victoria BC V8W 9J8 

Location: 
400-645 Tyee Road 
Victoria BC V9A 6X5 
 

Website: 
 www.gov.bc.ca/lcrb 
Phone: 1-866-209-2111 
Fax: 250-952-7066 
 

Job #: 117987 
February 14, 2025 
 
Cloudera Holdings Inc. 
9-8880 202 St 
Langley, BC 
V1M 4E7 
 
Email: themanorcidery@gmail.com  
 
Dear Jamie Smith: 
 
Re: Approval in Principle (AIP) – Winery Licence 

Applicant Name: Cloudera Holdings Inc. 
Proposed Establishment Name: The Manor Cidery 
Proposed Location: 23252 20 Ave, Langley 
AIP Expiry Date: February 14, 2026 

 
This letter is to acknowledge receipt of application and supporting documents by the Liquor and 
Cannabis Regulation Branch (the LCRB) for a winery licence proposed to be located at the above-
noted address. 
 
I have had the opportunity to review your application and supporting material for criteria including 
business intent, eligibility and applicant suitability, as well as preliminary review of your 
manufacturing site and building floor plans. 
 
Based on my review, your application is deemed complete as of today and Approval in Principle 
(AIP) for the manufacturing facility is granted, and the plans have been signed and dated as such.  
This AIP allows you to proceed with construction/renovations of the manufacturing facility; this AIP 
does not allow you to begin manufacturing. 
 
I have enclosed a copy of the AIP plan which includes the manufacturing facility, the secured 
storage area, and the tasting room lined in yellow. You may construct or renovate the 
manufacturing area in accordance with the approved plan. If this is not an accurate assessment of 
the plan, or the plan changes significantly during construction, please contact the writer as new 
plans may be required to be submitted to determine if a new application is required. 
 
Licensees are responsible for ensuring their establishment is compliant with all local fire and 
building, zoning, jurisdictional bylaws, ALC, and health authority approvals. You will also need 
to contact Canada Revenue Agency – Excise Duty Pacific Region to inquire about the federal 
winery licence requirements if you have not done so already. 
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The Manor Cidery 
New Distillery Licence AIP Page 2 of 4  

 
 
 
Terms and Conditions 
Terms and Conditions for the operation of the manufacturing facility and endorsement area(s) are 
detailed in the Manufacturer Terms and Conditions Handbook, which is available on our website.   
Please ensure you review the handbook prior to scheduling a final inspection as it will also be an 
opportunity to discuss any questions that you may have regarding the operation of your manufacturing 
business in accordance with the Liquor Control and Licensing Act (the Act) and Regulation (the 
Regulations). Note: the guide is updated periodically – it is your responsibility to keep apprised of any 
changes that may occur. 
 
Winery Minimum Production and Facility Requirements 
Under the Regulation of the Act, a winery must meet minimum production and facility 
requirements. 
 
This and other regulatory requirements are established variously in the Liquor Control and 
Licensing Act, Liquor Control and Licensing Regulation, and relevant Terms & Conditions 
handbook. 
 
As a part of this application, you are required: 

• Produce a minimum of 4500 litres of their own wine on-site each year (at the licensed 
winery establishment) and they must meet this on-site production requirement in order to 
renew their annual licence; 

• Production for this purpose is defined as “fermentation and at least one other significant 
winemaking step from the following list: blending, crushing, filtering, aging the wine for 
at least three months, secondary fermentation or carbonation (sparkling), packaging.” 

• Licensee must own or lease the equipment used to produce the wine on-site. 
 
Liquor Distribution Branch Manufacturer’s Agreement 
The applicant is required to enter into a Manufacturer’s Agreement with the Liquor Distribution 
Branch (LDB), which provides the authority for the applicant to make sales in the province and 
ensures the applicant understands the appropriate policies, procedures and reporting 
requirements associated with these sales. The LCRB has provided the LDB with a copy of your 
Manufacturers application, floor and site plans, and business proposal documents. LDB staff will 
be in contact with you to arrange for your signing of the LDB Manufacturer’s Agreement. If you 
have questions relative to the LDB agreement and your obligations, contact 
regemail@bcldb.com or 604-252-2877. 
 
Signage 
LCRB has reviewed and approved a sample of your signage denoting the name The Manor 
Cidery. Off-site directional signs are permitted provided the appropriate municipal or provincial 
approvals have been obtained. Drawings of directional signs must also be submitted to the LCRB 
for approval. 
 
Serving It Right 
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Serving It Right is a self-study course that educates licensees, managers and servers about their 
legal responsibilities when serving liquor, and provides effective techniques to prevent problems 
related to over service. The course packages, exams and certificate numbers can be found online 
at www.responsibleservicebc.gov.bc.ca, or by phoning 1-888-461-9080. 
 
Serving It Right must be completed by all sales staff, servers, managers and licensees, before 
opening for business, and the certificates must be available at all times. 
 
Final Inspection Requirements 
When construction of the manufacturing facility is complete and ready to operate, with the 
manufacturing equipment in place, please contact Liquor and Cannabis Inspector Yuriy Bolgak 
by phone at 604-398-6139 or by email at Yuriy.Bolgak@gov.bc.ca to arrange for a final 
inspection. 
 
It is recommended that an authorized signatory attend the final inspection; however, you may ask 
someone to attend on your behalf. Please ensure that the person attending the final inspection can 
make a decision or answer questions with respect to any compliance concerns on behalf of the 
licensee. 

 
At the final inspection:  

• Provide the Inspector with a colour copy of the stamped AIP floor and site plans and a 
copy of this letter, 

• The Inspector will verify that the establishment matches the approved floor plans, 
• The Inspector will take photographs of the manufacturing facility, manufacturing 

equipment and on-site store endorsement area; and 
• The Inspector will advise you of anything else that may be required to complete the final 

inspection 
 

The final inspection report, photographs and confirmed floor plan will then be forwarded to me 
for review and if all is in order, I can proceed with final approval.  
 
Licensing fee: Upon completing the final review phase of the application, you will receive a 
notice on your portal dashboard allowing you to pay the first-year licensing fee pro-rated to 
March 31st.  
 
This AIP expires on February 14, 2026. An extension to this approval will only be considered 
where a written request is received by the LCRB no less than 30 days prior to the expiry of the 
AIP. The request should be accompanied by evidence demonstrating that the delay is beyond the 
control of the applicant. Where another authority is responsible for the delay, a letter from that 
authority outlining current status and schedule for completion should accompany the request for 
extension. Failure to request an extension will result in the application being considered 
abandoned and therefore, terminated on the expiry date noted. No further notice will be given. 
 
Should you have any questions please contact me by email at Anna.Smith@gov.bc.ca or by 
phone at 250-952-2789. 
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Sincerely, 
 
 
 
Anna Smith 
Senior Licensing Analyst 
Liquor and Cannabis Regulation Branch 
 
cc: Yuriy Bolgak, Liquor and Cannabis Inspector 
 Liquor Distribution Branch regemail@bcldb.com  

Excise Duty Pacific Region 94ANP270G2@cra-arc.gc.ca 
BC Assessment building.permit@bcassessment.ca  
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April 9, 2025 Sent by email to: 

themanorcidery@gmail.com 
 
 
James Smith 
Cloudera Holdings Inc dba The Manor Cidery 
9-8880 202 Street 
Langley, BC  V1M 4E7 
 
 
 
Dear James Smith: 
 
Re: Approval in Principle: The Manor Cidery 
 Establishment Address: 23252 20 Avenue, Langley, BC, V2Z 2Z7 
 
 
This letter is further to advice received from the Liquor and Cannabis Regulation Branch (“LCRB”) that 
Approval in Principle has been granted to Cloudera Holdings Inc for the establishment of a Winery 
manufacturing facility located at 23252 20 Avenue, Langley, BC. 
 
Winery Sales Agreement 
Given the above, I enclose a copy of the Land Based Winery Sales Agreement that must be in place between 
Cloudera Holdings Inc and the BC Liquor Distribution Branch (“LDB”). Please complete the Sales 
Agreement as follows and then mail or email it to my attention. For your convenience, please forward only 
the first eight pages of the Agreement. 
 
Page 1: Enter the Winery’s legal entity name, establishment name, and addresses including postal code. 

Page 7: Under section 36, enter the contact information where communications related to this Agreement 
should be sent. 

Page 8: Under section 39 Manufacturer, sign beside Authorized Signatory and then enter the Winery’s name, 
the authorized signatory’s title, and the date. Do not complete the first part of section 39, which must be 
completed by the LDB’s Chief Financial Officer. 
 
Please note that the signing of the LDB Land Based Winery Sales Agreement is a prerequisite to obtaining a 
manufacturer license from the LCRB. Therefore, I request that you complete, sign, and return the 
Agreement to my attention in a timely manner. 
 
The LDB is responsible for sales reporting and the terms and conditions related to direct sales to Retail and 
Wholesale customers. Once your Winery is licensed and your products have been registered and approved 
by the LDB, a financial reporting number will be assigned to your Winery by the LDB’s Finance Department. 
An LDB representative will also contact you to provide instructions on how to complete the financial 
reporting documents.  
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BCeID 
Please apply for a Business BCeID by following the instructions in the enclosed BCeID Information document. 
All sales reporting is completed using Direct Sales Web Reporting (“DSWR”) and a BCeID is one of the 
prerequisites to begin reporting. 
 
GST Number 
To advance the product registration process, please send your GST Number via email to 
regemail@bcldb.com.  
 
If you have any questions regarding the Sales Agreement, please don’t hesitate to contact me by phone or 
email using the details noted below. 
 
Kind regards, 
 
 
 
Kimmi Leonard 
Industry Programs Coordinator 
Finance – Regulatory & Compliance 
Phone: 604-252-6233 
Email: regemail@bcldb.com 
 
Attachments: LDB Land Based Winery Sales Agreement 
 BCeID Information 
 
Cc: Anna Smith, Senior Licensing Analyst, LCRB 
 Yuriy Bolgak, Liquor and Cannabis Inspector, LCRB 
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February 13, 2025 

Agricultural Land Commission 
201- 4940 Canada Way 
Burnaby, BC, Canada 
V5G 4K6 
 

Re: Sarah Newman/ James Smith of 23252 20 Ave, Langley BC, Canada 

I, Kristen Trovato, am writing this letter of support for The Manor Cidery's in regards to their use of their 
agriculture land and land-based cidery in Langley, BC 

Our company, Okanagan Mobile Juicing Inc. (doing business as Okanagan Beverage Co.) was established 
in 2012 and works closely with farmers across the province. In this time, we have seen more orchards 
removed than established. We have seen the struggles growers face, be it the weather, the market 
conditions, or the most recent loss of BC Tree Fruits, a 150-year old processing co-operative.  

The Manor Cider is taking the initiative to plant a new orchard; this should be celebrated. 

Our mission to support agriculture through processing is supported by our ability to match buyers directly 
to growers. In the case of The Manor Cidery, we are working to securing a land lease with an established 
orchard which will expand their farming operation and footprint in the reserve, and provide necessary 
fruti for cider production.  This match will also provide a necessary income to the farm during a 
particularly difficult time.  

We hope this letter of confirmation and support helps The Manor Cidery advance with their farming 
operation as it is great to see a small lot farm with big farm goals. Projects such as this are vital to our 
economy and ensuring agricultural activities are available to be carried forward by future generations. 

If you have any questions or would like to discuss the contents of this letter further, please contact me, 
Kristen Trovato at info@okbevco.com or at (250) 550-8885. 

 

Sincerely, 

 
Kristen Trovato 

Okanagan Beverage Co.   -   10030 Ricardo Road, Coldstream, BC V1B 3C1   -   250-550-8885 
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February 13, 2025 

 

To: 

Agricultural Land Commission 
201- 4940 Canada Way 
Burnaby, BC, Canada 
V5G 4K6 
 

Re: The Manor Farm/ Sarah Newman & James Smith 

 

To Whom It May Concern, 

Please see below confirmation of varietal, yield range, and tree count purchased by Sarah Newman 
and James Smith to be delivered to 23252 20 Ave, Langley BC, in March 2025. 

Varietal: Yield Range: Tree Count Total Yield Range: 
Wickson Crab 30-50lbs/ tree 100 3,000 - 5,000 lbs 
Frequin Rouge 30-50lbs/ tree 300 9,000 -15,000 lbs 
Porter’s Perfection 30-50lbs/ tree 700 21,000 - 35,000 lbs 
Airlie Red Flesh/ Hidden Rose 30-50lbs/ tree 160 4,800 – 8,000 lbs 
Cap of Liberty 30-50lbs/ tree 340 10,200 - 17,000 lbs 
Bulmer’s Norman 30-50lbs/ tree 130 3,900 - 6,500 lbs 

Total: 1,730 51,900 – 86,500 lbs 
 

If you have any questions or would like to discuss the contents of this letter further, please contact 
Corey Brown at corey.brown@similkameennurseries.ca or at (250)499-9044. 

 

Sincerely, 

Similkameen Nurseries Ltd. 
186 Beecroft River Rd. 

Cawston, BC 

V0X 1C1 
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The Manor Farm On-farm Processing and Direct Marketing Initiative 
 
Introduction: The owners of the Manor Farm have initiated an ambitious agricultural project by 
converting their 4.9-acre property, located at 23252-20th avenue, Langley into an on-farm processing 
and direct marketing operation based upon growing and processing apples into apple cider and 
marketing the final product on-farm. Because of the small size of the property along with topographical 
and soils limitations, traditional agricultural options are not practical, therefore after careful 
investigation and based upon professional advise, the owners have decided to proceed with establishing 
an apple cidery. 
One of the motivating factors for The Manor Farm has been the growing interest in and demand for 
locally produced agricultural products not only in the Township of Langley but also through out the 
many diverse agricultural areas in British Columbia. 
 
Benefits of on-farm processing and marketing: 
On farm processing and marketing allow farmers to sell products directly to consumers, passing 
traditional retailers and intermediaries, generating several agricultural benefits, including: 

• Farmers can capture a larger share of the consumer dollar by cutting out intermediaries 
• Farmers have more control over what they produce, how they sell, and the size of their business 
• On-farm processing and increased local food production can off-set imported food products 

from United States 
• Direct marketing can help diversify farm income and reduce reliance on wholesale markets 
• Consumers may be willing to pay a premium for locally sourced fresh or processed products 
• Direct marketing fosters a direct connection between farmers and consumers. 
• Direct marketing provides an opportunity for urban consumers to be educated on farming and 

food production practices 
 
Critical steps in establishing on-farm processing and direct marketing 
On-farm processing and marketing operations tend to be more successful if the following 
considerations are addressed: 
Step 1: preparation of sound farm business, financial and marketing plans 
Step 2: establishing an ALR land-lease to supplement quality apple trees from a certified orchard in the 
Okanagan to meet on farm processing requirements. 
Step 3: Complete the necessary land preparation work including drainage, irrigation and fertilization, 
based upon preliminary soils investigation and professional recommendations 
Step 4: Establish effective weed and plant disease protection protocols, along with regular monitoring 
of the health of the apple trees. 
 
Step 5: Establish appropriate facilities for the apple storage, processing equipment, bottling equipment, 
tasting area, public viewing and purchasing. These facilities need to be sufficient in size to handle 
consumer tasting, viewing and circulation. The existing multi-purpose building located in the southeast 
corner of the property is well located and is adequate to provide these functions, although some minor 
interior modifications are required to support the cider processing equipment. The facilities should be 
well presented, clean, tidy with sanitary services. 
 
Step 6: Parking is an essential requirement for on-farm marketing. We are very mobile society 
dependent upon the car. To accommodate customers, through out the year, ample all-weather vehicle 
parking must be provided. This is particularly important on the Manor Farm, because of the dense 
heavy clay soils which are poorly drained and can easily deteriorate into mud holes and ruts during 
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winter rains, unless appropriate structural material (gravel or asphalt) is placed on the parking area. 
Customers who get their car stuck in a mud hole, will never return to the farm. If adequate parking is 
not provided, the on-farm direct marking business will eventually fail.  An area with a sturdy gravel 
base already exists in the southwest corner of the property and is suitable for parking. This area has 
been used by the owner’s daughter for training and exercising her ponies during the winter when the 
pasture fields are too wet for use by animals. 
 
Step 7. The quality and price of the apple cider and apples should be of a high quality and priced 
within the existing market range. 
 
Step 8. Operator skills and personal abilities: Farmers need to be friendly and welcoming, and 
operators of the on-farm marketing facility should be knowledgeable about apple production, apple 
varieties, cider making process and many other facets of farming. There is growing interest by 
consumers about a wide range of topics about farming and food production. Farmers have a wonderful 
opportunity to establish repeat customers by how they treat and interact with customers. 
 
Step 9: The operation should be maintained in a clean and uncluttered condition. The Manor Farm has 
excelled in this category by maintaining their buildings, fields and animals in immaculate condition.    
 
Step 10: Regulations. Farmers are required to meet numerous provincial and local government rules 
and regulations, when it comes to on-farm processing and direct marketing, which is a daunting and 
challenge task. At times the communication between the ALC and the Township has been blurred and 
the messages back to the Manor Farm have been confusing and at times contradictory.  Manor Farm as 
well as many other enterprising farmers would welcome a clearer and more supportive process. In view 
of the province’s recent directive which focuses on increasing local food production through 
diversification and on-farm processing, perhaps the creation of a streamlined process would improve 
the connection between farmers and approving agencies. 
 
Final Comments on establishing the apple cidery: 
Over the last couple of years, the Manor Farm has worked diligently on addressing the first 9 steps 
outlined above but is presently bogged down and challenged with navigating through the regulations as 
indicated in the final step 10.   
 
Conclusion 
On January 16/25, Premier Eby sent a mandate letter to Minister Popham and on page 3, the third bullet 
reads as follows, “Ensure that ALR land use restrictions are consistent with the potential and available 
uses of the actual land in the reserve and that provision is made to expand food processing in the 
province to grow our food processing sector”   
In view of this directive from the province, now may be an opportune time for provincial agencies and 
local government to review their rules, regulations and administrative procedures regarding on farm 
processing and marketing and establish a stream-lined process that can assist farmers in producing 
more food for the citizens of British Columbia.    
It takes a lot of effort, energy and financial resources, on the part of a farmer to establish a capital-
intensive agricultural venture such as an Apple cidery, therefore, encouragement, support and 
cooperation from provincial agencies and local government is all farmers are asking for.   
 
Respectfully submitted, 
David Melnychuk, P.Ag 
davidmelnychuk@telus.net 
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Jamie Smith & Sarah Newman 
23252 20 Ave 
Langley, BC, V2Z2Z7 
Tel: (604)992-3132 
Email: themanorcidery@gmail.com 

 

 
May 2, 2025 

 

Eric Woodward 

Township of Langley Civic Facility 

20338 65 Avenue 

Langley, BC, V2Y 3J1 

        

Re: Urgent need for Issuance of Building Permit to facilitate ten (10) weddings 

 

Dear Mayor Woodward, 

 

We write to request a meeting to discuss our file and to request the issuance of a building permit related 

to the property located at 23252 20 Ave, Langley, B.C. 

 

Summary: 

The Manor Farm has always prioritized compliance by exercising procedure outlined by both the local 

municipal and provincial agencies. The Manor Farm remains in compliance as outlined in section 13 

(2)(a) of the Agricultural Land Use Regulations (ALRUR) and in consideration of section 3 of the 

ALRUR, given that farming extends over multiple parcels. Township of Langley staff, on behalf of their 

respective departments previously met with the ALC director of operations and regional ALC compliance 

and enforcement officer at the Township civic office, and confirmed that all buildings, bylaws, and soils 

are compliant, that all necessary requirements had been met, and that there are no outstanding issues 

with the subject property. The principle issue The Manor Farm is facing with the Township of Langley is 

that the building department will not issue a building permit for the required minor interior alterations to a 

previously approved and constructed farm structure. It is important to note that the BP being sought is 

not to construct a new agricultural building, but rather to alter an existing in-use farm structure. 

Issue Details: 

In December 2024, building department manager Ms. Bieberstein returned our December 2, 2024, 

stamped building permit application package, relaying that it could not be accepted at that time; stating 

that they had spoken and confirmed the requirements with the ALC and that “planting on the subject 

property must be established and producing at least 50% of the required yield before a building permit 

can be issued”. It was additionally noted by township staff that “If [we] have documentation from the ALC 

allowing the use of materials from other properties to manufacture products on the subject property prior 

to achieving this production threshold” to provide it for their staff to review. In response to this request 

and in support of what we had previously relayed, the ALC South Coast Regional Planner (Martin Collins) 

reconfirmed in writing via email correspondence that a farm or agricultural land can be comprised of 
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multiple parcels and separated by some distance; therefore, our 50% requirement can be satisfied 

through a land lease so long as an akin intention appears in consideration of section 3 and section 

13(2)(a) of the ALR use regulations. 

If farming extends over multiple parcels 

3 unless a contrary intention appears, a reference to a use of agricultural land includes all of the agricultural land on which 

a single farming operation is conducted, regardless of 

a) Whether activities are conducted over one parcel or multiple parcels, or 

b) Whether, in the case of multiple parcels, the parcels are adjacent. 

Alcohol Production 

13 (2) The use of agricultural land for constructing, maintaining and operating an alcohol production facility and the use of 

the facility for ancillary uses are designated as farm uses and may not be prohibited as described in section 4 if 

(a)at least 50% of the primary farm product used to make the alcohol product produced each year is harvested 

from the agricultural land on which the alcohol production facility is located, or 

(b)the agricultural land on which the alcohol production facility is located is more than 2 ha in area and at least 

50% of the primary farm product used to make the alcohol product produced each year is 

(i)harvested from that agricultural land, or 

(ii)both harvested from that agricultural land and received from a farm operation located in British 

Columbia that provides that primary farm product to the alcohol production facility under a contract 

having a term of at least 3 years. 

 

 

 

 

Left image: Manor 

Farm’s Office manger 

to ALC regional 

planner. 

 

 

 

 

 

 

 

 

 

 

 

 

Right image: ALC 

regional planner, Martin 

Collin’s reply to Manor 

Farm’s Office manger. 

 
 

Please note, given the 1.98-hectare size of the Manor Farm, section 13 (2) (a) is the applicable provision 

in the use regulations and is permitted as outlined in section 3 of the Agricultural Land Use Regulations. 

Despite Township staff being advised as such, this clarification did not change their stance and instead 

building department director, Mr. Cesaretti, stated that he had spoken at length with an alternate ALC 

regional planner, Mike Bandy, a subordinate of Mr. Collins, who argued otherwise. We do not understand 

why staff went to great lengths to review a matter already resolved. Mr. Cesaretti reiterated that 

“historically [the Township has] not issued permits for alcohol production facilities unless there is product 

being harvested from the property where the facilities going”, and that the Township has never 
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acknowledged section 3 of the ALR use regulations wherein collective and akin parcels are viewed as a 

farm unit. We a find no policy, resolution or bylaw passed by Council and do not understand why staff 

would take such a position which appears contrary to the legislative scheme and without Council 

direction. Furthermore, it may be that such a position is not uniform in the Township as can be seen 

below at a neighbouring winery. 

 
Above Image: Neighbouring ALR winery located within the Township of Langley. Red markup indicating vacant 2-acre vineyard 
beside restaurant and processing facility nearing construction completion in late 2023 or early 2024.  

 
Above Images: Historical imagery on the left indicates blueberry fields occupying the red marked area above, and that construction 
on the facility had not begun as of September 30, 2023. Whereas imagery on the right dated March 30, 2024, shows the structure 
had reached substantial completion and the addition of a newly planted vineyard. 
 

Again, this is troublesome as it opposes what is clearly outlined in the ALR Use Regulations and 

prevents the Manor Farm from receiving building sign off and in turn licensing for our farming operation. 

This obstruction is having an increasingly detrimental effect on the financial security of our family and 

businesses along with our health and quality of life; the obstructive measures imposed directly threaten 

and compromise the future of our farm and infringes on our “Right to Farm” as outlined in the Farm 

Practices Protection Act. Lastly, it is jeopardizing ten (10) weddings this summer that at this late date 

have no where else to go. 

Request: 

We hope that the Township of Langley reconsiders their position and proceeds to issue our building 

permit in consideration of the above and adhering to municipal roles and reach, and we remain hopeful 

that the building department will not continue to impede issuance of the building permit. 

 

Sincerely, 

 

James Smith 

(604) 992-3132 
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REPORT TO 
MAYOR AND COUNCIL

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT: 25-73 
FROM: ENGINEERING DIVISION FILE: 5460-06-001 
SUBJECT: PEDESTRIAN AND ACTIVE TRANSPORTATION SAFETY 

WITHIN THE SALMON RIVER UPLANDS 

RECOMMENDATION: 

That Council direct staff to include $475,000 in the 2026–2030 financial plan for consideration, 
with $450,000 for long-term active transportation design, including geotechnical, bridge, 
environmental, and civil design, and $25,000 for short-term road safety improvements, including 
rumble strips on 56 Avenue curves and a pedestrian interval at the 248 Street and 56 Avenue 
traffic signal. 

EXECUTIVE SUMMARY: 

Following Council's direction on September 23, 2024, and February 24, 2025, staff reviewed 
pedestrian and cyclist safety in the Salmon River Uplands, identifying significant constraints 
along 56 Avenue due to winding alignment, steep gradients, and narrow sidewalks. 

Short-Term Improvements Proposed: 
• Installation of center line and edge line rumble strips along curves on 56 Avenue.
• Implementation of a leading pedestrian interval at the traffic signal at 248 Street and 56

Avenue.
• Estimated installation cost: $25,000.

Long-Term Improvements Proposed: 
• Design and upgrade of active transportation infrastructure along 56 Avenue, including

geotechnical investigation, bridge structural assessment, environmental impact study,
and civil design.

• Estimated design cost: $450,000.

Crosswalk Evaluation: 
• A pedestrian crosswalk at 56 Avenue and 250 Street is not justified based on the

technical evaluation.
• Estimated installation cost: $235,000 (for information only).

Staff recommend that the short-term improvements and the design phase of the long-term 
improvements be included in the 2026 Capital Budget for Council’s consideration. These 
measures aim to enhance road safety, improve accessibility and comfort for pedestrians and 
cyclists, and strengthen connectivity within the Township’s transportation network. 

PURPOSE: 

To present findings on pedestrian and cyclist safety in the Salmon River Uplands, recommend 
road safety and active transportation improvements, and seek Council’s direction. 
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PEDESTRIAN AND ACTIVE TRANSPORTATION SAFETY  
WITHIN THE SALMON RIVER UPLANDS  
Page 2 . . . 
 
BACKGROUND/HISTORY: 

At its Regular Meeting on September 23, 2024, Council passed the following resolution: 
 
“Therefore be it resolved that Council directs staff to report to Council with reviews 
of existing state of the pedestrian and active transportation infrastructure within the 
Salmon River Uplands linking applicable residential areas to Brown Park, DW Poppy 
Secondary School, Peterson Road and North Otter Elementary schools; ICBC collision 
data to identify areas within a higher frequency of collisions and potential improvements 
that may be possible; and the increasing use of and vehicle speeds along 56 Avenue 
from 256 Avenue to 232 Avenue with potential options to address resident concerns to 
reduce vehicle speed and improve pedestrian and active transportation safety.”  

 

At its Regular Meeting on February 24, 2025, Council passed the following resolution: 
 

“That staff report to Council on potential options and costs for a crosswalk at 56 Avenue 
and 250 Street.” 

 
Over the years, several initiatives and improvements have been implemented in the Salmon 
River Uplands area. 
 
In 2015, as directed by Council, staff prepared a traffic calming plan for the route from 62A 
Crescent at 64 Avenue to the intersection of 56 Avenue at 56 Avenue in the Salmon River 
Uplands area. A ballot was subsequently sent to affected residents, receiving 54% support from 
respondents. However, since this did not meet the required level of support, staff did not 
proceed with the traffic calming plan at that time. 
 
In 2021, in response to schools' and parents' concerns regarding the challenges of walking and 
cycling to school, staff explored options to improve connectivity and safety along 56 Avenue and 
enhancements at school bus stops. However, these proposed improvements were not pursued 
due to high costs and fluctuations in school enrollment, making it difficult to predict future school 
bus routes and stop locations. 
 
Several improvements have since been implemented, including: 
 

• installation of a traffic signal at 56 Avenue and 240 Street 
• upgrade of the intersection at Robertson Crescent and 248 Street to four-way stop 

control 
• installation of speed humps on 52 Avenue in front of DW Poppy Secondary School 
• installation of speed humps on 54 Avenue in front of North Otter Elementary School 
• installation of Rectangular Rapid Flashing Beacons (RRFB) at 54 Avenue and 248 

Street. 
 
DISCUSSION/ANALYSIS 
 
Walking and Cycling Routes: 
 
The Salmon River Uplands area is a rural residential and agricultural community where walking 
and cycling are primarily accommodated through road shoulders without dedicated walking and 
cycling facilities. In accordance with the Township’s Subdivision and Development Servicing 
Bylaw and 2009 Master Transportation Plan, roads in this area adhere to rural standards. 
According to Langley School District’s Transportation Policy, school bus service is not provided 
within 4.8 km for secondary school students and 3.2 km for elementary school students unless 
they qualify as courtesy riders.  
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PEDESTRIAN AND ACTIVE TRANSPORTATION SAFETY  
WITHIN THE SALMON RIVER UPLANDS  
Page 3 . . . 
 
Accordingly, the study area boundary was defined to include residential areas in the Salmon 
River Uplands area that fall within walking distance of DW Poppy Secondary School, Peterson 
Road Elementary, and North Otter Elementary School. 
 
Within this boundary, the most direct and practical connections between residential areas and 
schools/parks were identified as the key walking and cycling routes. These routes were then 
validated using Strava’s activity heatmap, a third-party tool that tracks the walking and cycling 
activity of its users. While Strava data primarily reflects trips made by experienced active 
transportation users and may not fully represent all age and ability groups, it provided valuable 
insights by confirming active usage along the identified routes in the absence of other available 
data. The heatmap also indicated generally low levels of walking and cycling activity within the 
area during a seven-day week period, which aligns with the surrounding land use, low 
population density, and site observations. 
 
The identified walking and cycling routes consist of asphalt sidewalks, multiple-use pathways, 
paved shoulders, and gravel shoulders, as illustrated in Attachment A. However, as these roads 
were constructed under older design standards, some of them do not fully meet the Township’s 
current rural road cross-section standard. This situation is common across many of the 
Township’s rural roads.  
 
56 Avenue Review: 
 
56 Avenue is the most direct route and the only major crossing over the Salmon River in the 
Salmon River Uplands area between Highway 1 and Fraser Highway. It is classified as a Major 
Arterial Road with a posted speed limit of 50 km/h between 232 Street and 248 Street and is 
also designated as a Truck Route, carrying an average daily traffic volume of approximately 
14,200 vehicles. A spot speed survey conducted in March 2025 near 246 Street measured an 
85th percentile speed of 60 km/h. 
 
Walking and cycling on this route are accommodated by sidewalks and shoulders. However, 
between the 24200 block and 246 Street, these facilities become narrower approaching and on 
the Salmon River bridge, with minimal to no separation from vehicle traffic. The limited space for 
pedestrians and cyclists, combined with winding road geometry, steep gradients through the 
ravine, high traffic volumes, and truck traffic, poses significant challenges to safe and 
comfortable walking and cycling. 
 
In March 2025, a peak 8-hour turning movement count was conducted on a sunny day at the 
intersection of 56 Avenue and 56 Avenue to collect data on vehicle, pedestrian, and cyclist 
movement. The data indicated minimal pedestrian and cyclist activity along 56 Avenue between 
240 Street and 246 Street, with only one pedestrian recorded crossing the northwest leg toward 
240 Street. 
 
A turning movement count, including vehicles, pedestrians, and cyclists, was also conducted at 
the intersection of 56 Avenue and 250 Street. The count indicated that a total of ten (10) 
pedestrians crossed 56 Avenue during a peak 8-hour counting period: four (4) during the 
morning 2-hour count, four (4) during the mid-day 2-hour count, and two (2) during the afternoon 
4-hour count. The observed pedestrian volume (10 pedestrians in 8 hours) is well below the 
Transportation Association of Canada (TAC) Pedestrian Crossing Control Guide threshold of 
100 pedestrians over 8 hours. Therefore, a pedestrian crosswalk is not justified at this location. 
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Therefore, a pedestrian crosswalk is not warranted at this location. The observation of peak 
hour traffic volumes also confirmed the presence of sufficient gaps in traffic for pedestrians to 
cross 56 Avenue. However, if a special crosswalk were to be installed at this location, the 
estimated cost would be $235,000. 
 
ICBC Collision History Review: 
 
Staff reviewed the most recent ICBC collision data from 2019 to 2023 for all locations, including 
mid-blocks and intersections along these identified routes. Locations with an average of two (2) 
or more collisions per year, as well as those involving pedestrian or cyclist collisions, underwent 
an in-depth review. It is important to note that intersection collision frequencies are generally 
related to vehicular exposure. Signalized intersections, which typically experience higher traffic 
volumes, tend to have relatively higher collision frequencies. 
 
Based on the criteria above, the locations that underwent an in-depth review are: 
 

• 56 Avenue and 240 Street 
• 56 Avenue and 248 Street 
• Robertson Crescent and 240 Street 
• Robertson Crescent and 248 Street 

• 46 Avenue and 232 Street 
• 48 Avenue and 248 Street 
• 56 Avenue and 56 Avenue 
• 5000 Block of 236 Street 

 
Traffic control devices at the intersection of 56 Avenue and 240 Street, as well as Robertson 
Crescent and 248 Street, were upgraded between 2019 and 2023. As a result, the collision data 
may not accurately reflect the current conditions at these locations, and ongoing monitoring is 
needed. Collision patterns at the reviewed locations align with expected trends based on the 
intersection control type. No locations were identified with an overrepresented collision type or 
significant safety concerns warranting immediate improvements. 
 
56 Avenue Improvements: 
 
Staff developed a series of short-term road safety measures and long-term active transportation 
improvements along 56 Avenue, between the 24200 block and 248 Street, as illustrated in 
Attachment B. These improvements aim to enhance road safety for all users, improve 
accessibility and comfort for pedestrians and cyclists, and strengthen connectivity within the 
transportation network. While pedestrian and cyclist activity on 56 Avenue is currently low, 
enhancements in this key corridor of the Salmon River Uplands may support the Township’s 
long-term sustainable transportation goals. 
 
The short-term road safety improvements aim to reduce vehicle lane departures, enhance 
visibility, and improve pedestrian crossing safety. Measures include installing milled rumble 
strips along the centerline and raised-profile thermoplastic pavement markings along the edge 
lines. Additionally, a proposed leading pedestrian interval for the traffic signal at 248 Street and 
56 Avenue is expected to improve pedestrian safety, with an estimated cost of $25,000. 
 
Long-term active transportation improvements focus on upgrading infrastructure along 56 
Avenue between the 24200 block and 246 Street. Proposed enhancements include expanding 
the Salmon River Bridge to accommodate sidewalks, installing street lighting, widening the 
shoulder, adding crosswalks, and incorporating safety features such as handrails and improved 
separation from vehicle traffic. 
 
 

E.1

E.1 - Page 4



PEDESTRIAN AND ACTIVE TRANSPORTATION SAFETY  
WITHIN THE SALMON RIVER UPLANDS  
Page 5 . . . 
 
Due to past slope stability issues along 56 Avenue, uncertainties about the existing bridge 
structure, and potential environmental impacts, the estimated cost of these long-term active 
transportation improvements cannot be determined at this stage; however, it is expected to be 
in the multiple-million-dollar range. Staff will be able to provide a detailed cost estimate upon 
completion of the required design work, including geotechnical investigation, bridge structural 
assessment, environmental impact study, and civil design. The estimated cost for the required 
design work is $450,000. 
 
Additionally, staff evaluated an alternative off-street pedestrian crossing over Salmon River on 
54 Avenue between 242 Street and 245A Street. The span between the existing road at the 
24200 and 24400 block of 54 Avenue is approximately 430 meters, with an elevation drop of 
over 30 meters to the Salmon River. Constructing a pedestrian crossing to connect both ends of 
the road would require either a multi-span bridge over 400 meters long or shorter-span bridges 
with extensive switchback walkways, crossing multiple, red-coded watercourses. Due to 
significant private property and environmental impacts, along with the construction challenges 
posed by the ravine, this option is deemed impractical to pursue. 
 
In the future, staff will continue collaborating with Langley School District to identify and 
implement safety improvements along the walking, cycling, and school bus routes within the 
Salmon River Uplands area. 
 
Financial Implications: 
 
The cost of the initiatives noted in the report are outlined in the following table. 
 
Item  Estimated Cost 
Short-term road safety improvements: including the installation of both 
center line and edge line rumble strips along the curves on 56 Avenue 
and a leading pedestrian interval for the traffic signal at 248 Street and 
56 Avenue. 

$25,000 

Design of long-term active transportation improvements: including 
geotechnical investigation, a bridge structural assessment, an 
environmental impact study, and civil design. 

$450,000 

Crosswalk at 56 Avenue and 250 Street (not recommended): provided 
for information only; includes overhead signs with downlighting, 
flashers, and pedestrian activation buttons. 

$235,000 

 
Staff recommend submitting a capital project request for $475,000 in the 2026–2030 financial 
plan to fund both the short-term and long-term improvements noted in this report.  
 
Respectfully submitted, 
 
 
Paul Cordeiro 
MANAGER, TRANSPORTATION  
for 
ENGINEERING DIVISION 
 

ATTACHMENT A Salmon River Uplands Walking and Cycling Routes 
 
ATTACHMENT B Proposed Improvements 
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REPORT TO 
MAYOR AND COUNCIL

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT: 25-68 
FROM: PUBLIC WORKS DIVISION FILE: 5330-20-003 
SUBJECT: CAPITAL REQUEST – 6700 BLOCK 248 STREET COGHLAN 

CREEK BRIDGE REHABILITATION  

RECOMMENDATION: 

That Council authorize the use of $575,000 from the Capital Projects Reserve for rehabilitation 
work on the Coghlan Creek Bridge in the 6700 Block of 248 Street to facilitate a full reopening of 
248 Street. Of the $575,000, $440,000 is returned funding that is not required from the Mufford 
Overpass Rehabilitation Project (RDS1378). 

ANALYSIS: 

The existing Coghlan Creek Bridge, constructed in the early 1950s, is an integral-style structure 
oriented along a north-south axis. It consists of precast reinforced concrete U-girders supported 
by tall cast-in-place reinforced concrete retaining walls at each abutment. Rehabilitation work 
completed in 2016 addressed a vertical crack in the northeast wing wall and included concrete 
infill at the bridge's northeast corner. In addition to carrying vehicular traffic, the bridge also 
supports a Fortis gas main. 

As part of the Township’s ongoing bridge inspection and maintenance program, significant 
undermining was identified at the north abutment retaining wall and both the northwest and 
northeast wing walls. Based on these findings and in consultation with the Township’s external 
bridge engineering consultant, the bridge was closed to all traffic effective April 23, 2025, to 
ensure public safety. A detour route has been implemented to maintain traffic flow (Attachment 
A), along with public notifications and onsite signage. 

A rehabilitation project, intended as an interim measure to facilitate the reopening of the 
structure, is planned at an estimated cost of approximately $575,000. 

In addition to the interim solution, the engineer has also recommended full replacement of the 
bridge as the long-term solution. A further budget request for design funding will be submitted 
for Council’s consideration as part of the 2026 budget process.  

Environmental Implications: 
Coghlan Creek is a recognized fish-bearing stream, and the surrounding area includes sensitive 
habitats that support a range of native wildlife and species at risk. Given these environmental 
sensitivities, the proposed bridge rehabilitation work will require regulatory reviews under both 
the Water Sustainability Act and the Fisheries Act. 

A Water Sustainability Act Change Approval application will be submitted to the Ministry of 
Water, Land and Resource Stewardship. Although the standard review period is typically 12 to 
18 months, the urgency of the structural repairs and associated public safety concerns supports 
an expedited review request.  
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In addition, a Fisheries Act Request for Project Review will also be submitted to Fisheries and 
Oceans Canada (DFO), also under an expedited review request as detailed above.  

Subject to the required approvals, the rehabilitation is planned to take place during the 2025 
window of least risk to fish and fish habitat, currently identified as August 1 to September 15. 

Any future bridge replacement will follow non-expedited regulatory pathways under the Water 
Sustainability Act and Fisheries Act as above. 

Scheduled Bridge Inspections: 
The Township retains a qualified professional to complete a comprehensive inspection of all 
transportation bridges every five (5) years. The last full inspection was completed in 2020, and 
the next inspection cycle is scheduled to begin in Q3 of 2025. 

In addition to these professional inspections, Township staff also carry out visual inspections of 
all bridges at least once per year during years when a third-party engineering inspection is not 
performed. These regular assessments help ensure early identification of maintenance needs 
and support ongoing public safety. 

Financial Implications: 
The total cost of the interim rehabilitation work is estimated at $575,000 and is proposed to be 
funded from the Capital Projects Reserve. Of this figure, $440,000 is proposed to be reallocated 
from the Mufford Overpass Rehabilitation Project (RDS1378), which was completed under 
budget as less work was required than originally anticipated. Further details are provided in the 
tables below for Council’s consideration. 

Optional - Temporary Bridge: 
To facilitate the reopening of 248 Street on an expedited basis, Council may consider the 
installation of a temporary bailey bridge in advance of the planned rehabilitation work. This 
approach would allow the road to reopen for vehicle traffic from approximately June through 
August while design and planning efforts are underway. 

The existing road geometry can accommodate a 7.3-metre-wide bailey bridge, allowing for two-
way traffic with some modifications. Installation and removal are each expected to take 
approximately one (1) week. The total estimated cost for installation, use, and removal of the 
structure over a two-month period is $382,000. Any extension beyond two months would be 
subject to an additional monthly rental fee of approximately $24,000. 

To meet the proposed schedule, staff recommend a direct award of the contract for the 
installation, removal, and supply of the temporary bridge. Once the interim structure is removed, 
248 Street will be closed again to complete the rehabilitation work.  

Recommendation (should Council choose to proceed): 

That Council authorize the use of $382,000 from the Capital Projects Reserve for the 
installation of a temporary bailey bridge, enabling 248 Street to reopen to vehicle traffic while 
rehabilitation works are planned and designed, and direct staff to proceed with a direct award 
for the installation, removal, and supply of the structure to meet the required timelines. Of the 
$382,000, $128,000 is funding that is not required from the 204 Street Storm Sewer Project 
(STW1206). 
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Township of Langley 
Capital Project Description

Project Title: Bridge Rehabilitation: 6700 Block of 248 Street 

CFWD 
2024 2025 2026 2027 2028 2029 

Requested 
Amount $575,000 

Budget 
Remaining 

Total 
Projected 
Cost 

$575,000 

Project Description 
*(Phased Project) Repair the undermined north abutment and wingwalls. 

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

The abutment walls serve as primary load-bearing elements, 
providing critical support for the concrete girders spanning the 
watercourse. At present, the abutment is fully undermined and no 
longer provides adequate support, rendering it structurally unsafe to 
carry loads. 

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: Bridge Rehabilitation: 6700 Block of 248 Street 

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       

Reserve: Capital Projects  $135,000     

Reserve: Capital Projects 
(Transfer from RDS1378) 

 $440,000     

TransLink       

ICBC       

Other:___________________       

Total Currently Funded  $575,000     
       

Total Currently Unfunded       
 
 

Respectfully submitted, 
 
 
 
Michael Stang 
ENGINEERING TECHNOLOGIST III 
for 
PUBLIC WORKS DIVISION 
 
 
 This report has been prepared in consultation with the following listed departments. 
  

CONCURRENCES 
Division / Department Name 
FINANCE DIVISION S. Ruff 

 
 
ATTACHMENT A Detour Route 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT:  25-67 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-33-0142
SUBJECT: HERITAGE ALTERATION PERMIT APPLICATION NO. 

101484 (TOWNSHIP OF LANGLEY / 9272 GLOVER ROAD) 

PROPOSAL: 

Heritage Alteration Permit application to facilitate demolition of portions of the existing building 
and relocation and restoration of the Haldi House at 9272 Glover Road. 

RECOMMENDATION SUMMARY: 

That Council consider issuance of Heritage Alteration Permit No. 101484 subject to eight (8) 
conditions, noting six (6) conditions to be completed prior to issuance of a Building Permit. 

RATIONALE: 

The proposed development is located in the Fort Langley Heritage Conservation Area subject 
to the applicable guidelines and complies with the Community Commercial C-2 Zone. 

RECOMMENDATION: 
That Council authorize issuance of Heritage Alteration Permit No. 101484 to the Township of 
Langley for property located at 9272 Glover Road subject to the following conditions being 
satisfied to the acceptance of the Township of Langley: 

a. Demolition of portions of the existing structure.
b. Building plans being in substantial compliance with Schedule “A”.
c. On-site landscape plans and tree management plans being in substantial compliance

with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy.

d. Sections 104.5(2) and 602.6 of Township of Langley Zoning Bylaw No. 2500 being varied
to increase the maximum permitted height and number of storeys as indicated in
Schedule “A”.

e. 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).

f. All signage being in substantial compliance with Schedule “A”, the Township’s Sign
Bylaw and Section 4: Signage of the Fort Langley Building Façade Design Guidelines.

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 enclosures and screened.

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

Charges and building permit administration fees. 
 
EXECUTIVE SUMMARY: 

The Township of Langley has applied for a Heritage Alteration Permit to facilitate the demolition 
of portions of an existing building as well as relocation and restoration of the “Haldi House.” Staff 
recommend Council authorize issuance of Heritage Alteration Permit No. 101484 subject to eight 
(8) conditions, noting six (6) conditions to be completed prior to issuance of a Building Permit. 
 
PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
proposed Heritage Alteration Permit No. 101484. 
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REFERENCE: 

Owner 
 

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

Legal Description: Lot 1 District Lot 19 Group 2 New Westminster 
District Plan BCP7975 
 

Civic Address: 9272 Glover Road 
 

Area: 3,990 m² (0.99 ac)  
 

Fort Langley Community Plan: 
 

Commercial 
Fort Langley Heritage Conservation Area 
 

Existing Zoning: Community Commercial Zone C-2 

BACKGROUND/HISTORY: 

• The subject site is zoned Community Commercial Zone C-2 and designated Commercial 
in the Fort Langley Community Plan (Attachment B). 

• The site is located in the Fort Langley Heritage Conservation Area. The Fort Langley 
Community Plan states that “the purpose of the heritage conservation area 
designation is to protect the heritage character of downtown Fort Langley. This will be 
accomplished by encouraging new development and alterations that complement and 
enhance buildings with heritage value and the heritage character of the area.” 

• The Conservation Plan included with the application indicates that the original house was 
constructed in 1908 with subsequent additions in 1965 and 2003 to facilitate conversion 
of the house to restaurant / commercial uses. 

DISCUSSION/ANALYSIS: 

• The Township of Langley has applied for a Heritage Alteration Permit to facilitate 
demolition of the additions to the building and relocation and restoration of the original 
Haldi House in the Fort Langley Heritage Conservation Area. 

• According to the applicant, preservation and rehabilitation of this heritage feature is a key 
first step in the Fort Langley Public Waterfront Redevelopment. The next stages of the 
Fort Langley Waterfront Redevelopment project will require consideration of a future 
Heritage Alteration Permit by Council. 

• As part of the relocation and restoration of the house, a new basement will be constructed 
that will serve as temporary storage and be converted to parkade when integrated into the 
overall waterfront redevelopment plan. 

• The applicant indicates that the proposed works also include rehabilitating the existing 
interior layout of the Haldi House for public, multi-purpose uses. 

Adjacent Uses: 
 Existing Use Fort Langley Community 

Plan Designation 
Existing Zoning 

North: Bedford Channel and Brae 
Island 

N/A Fraser River Zone RU-7 
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South: CN Railway track, beyond 

which are commercial 
properties 

Commercial Community Commercial 
Zone C-2 

East: Church Street, beyond which 
is Marina Park 

Park Civic Institutional Zone 
P-1 

West: Glover Road, beyond which 
are commercial properties  

Commercial Community Commercial 
Zone C-2 

Heritage Alteration Permit: 
• The site is located in the Fort Langley Heritage Conservation Area. The following general 

guidelines from the Fort Langley Community Plan are applicable to the proposed 
development: 

o 5.1(a) historic buildings should be renovated and restored in a manner appropriate 
to their individual period and style and, whenever possible, original forms, 
materials and details should be uncovered or left in place and preserved; 

o 5.1(b) new construction and infill projects should be designed to blend 
harmoniously with historic elements of the streetscape 

• The subject proposal was reviewed by the Heritage Review Panel on January 17, 2024 
with the comments subsequently endorsed by the Heritage Advisory Committee on March 
5, 2025.  

• Heritage Alteration Permit No. 101484 (Attachment A) includes renderings, site plans, 
building elevations and landscaping plans. 

Proposed Variance: 
• The site is located in the Fort Langley Building Height Area identified in Section 104.5(3) 

of the Zoning Bylaw.  
• Section 104.5(2) of the Zoning Bylaw indicates that “Within the Fort Langley area as 

indicated more particularly on the map in Section 104.5 3), the height of buildings shall 
not exceed 9m. No building shall exceed two (2) storeys, nor shall any room be allowed 
above the second storey. For the purpose of this section, a basement is not included as a 
storey provided the surface of the first floor is less than 800mm above the average grade 
around the building.” 

• According to the applicant, “The objective is to retain all existing floors of the house and 
place the building on a new basement foundation to set the main floor above the new 
flood plain. The final building height will depend on the construction details of how the 
existing house rests (and gets moved) onto the new foundation. The current foundation 
design has yet to be finalized. The over-height measurement conditions are considered 
temporary, with future Fort Langley Waterfront Park development changing grade to 
approximately 900[mm] below the Main Floor elevation, to create a parkade and podium. 
Once the future plaza is completed the building height will be similar to the west side.”  

• Staff do not object to the proposed height variance given the proposal restores the 
original scale of the heritage house, improves the relationship of the house to Glover 
Road and will be a component in the future redevelopment of the waterfront. 

Tree Protection / Replacement:  
• The applicant has submitted preliminary tree management plans indicating the following:  
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HERITAGE ALTERATION PERMIT APPLICATION NO. 
101484 (TOWNSHIP OF LANGLEY / 9272 GLOVER ROAD) 
Page 5 . . . 
 

Significant 
Trees on 

Site 

Significant 
Trees 

Retained 

Replacement 
Trees 

Required 

Replacement 
Trees 

Provided 

Street 
Trees 

Provided 

Total Trees 
Post 

Development 
6 5 3 3 0 8 

The landscape plans propose plantings of trees, shrubs, and groundcovers within the site as well 
as benches and reconstructed pavers to enhance the entrance of the building from Glover Road. 
Finalization of landscaping details has been included as a condition of the heritage alteration 
permit.  

Policy Considerations: 
The proposed Heritage Alteration Permit facilitates demolition of a portion of an existing building 
as well as relocation and restoration of the Haldi House at 9272 Glover Road. As the site is 
located in the Fort Langley Heritage Conservation Area, it addresses the relevant guidelines 
included in the Fort Langley Community Plan. Staff recommend Heritage Alteration Permit No. 
101484 be issued as attached. 
 
 
Respectfully submitted, 
 
 
Joel Nagtegaal 
MAJOR PROJECT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Heritage Alteration Permit No. 101484 
ATTACHMENT B Maps and Graphics 
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ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Heritage Alteration Permit No. 101484 

This Permit is issued this __________day of _________________, 2025 to: 

1. Name: The Corporation of the Township of Langley 

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

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

LEGAL DESCRIPTION:   Lot 1 District Lot 19 Group 2 New Westminster District Plan
BCP7975

CIVIC ADDRESS: 9272 Glover Road 

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. Demolition of portions of the existing structure.
b. Building plans being in substantial compliance with Schedule “A”.
c. On-site landscape plans and tree management plans being in substantial compliance

with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy.

d. Sections 104.5(2) and 602.6 of Township of Langley Zoning Bylaw No. 2500 being
varied to increase the maximum permitted height and number of storeys as indicated in
Schedule “A”.

e. 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).

f. All signage being in substantial compliance with Schedule “A”, the Township’s Sign
Bylaw and Section 4: Signage of the Fort Langley Building Façade Design Guidelines.

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 enclosures and screened.

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

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

b. Completion of 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.
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HERITAGE ALTERATION PERMIT APPLICATION NO. 101484 (TOWNSHIP OF LANGLEY / 9272 
GLOVER ROAD) 
Page 2 . . . 

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

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

This Permit is not a Building Permit.

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

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

It is understood and agreed that the Municipality has made no representations, covenants,
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer
other than those in this Permit.

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

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS ____ DAY OF ________, 2025. 

Attachments: 
SCHEDULE A  Architectural Drawings 
SCHEDULE B  Landscape Drawings 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT: 25-65 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-32-0001
SUBJECT: DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 

100190 (REIMER / 8813 GLOVER ROAD) 

PROPOSAL: 

Development Variance Permit application to vary condition g) of “Small-Scale Multi-Unit 
Housing Development” in Section 102 – Definitions of Township of Langley Zoning Bylaw 1987 
No. 2500 to permit vehicular access to a lot from an arterial road to facilitate a small-scale  
multi-unit housing development at 8813 Glover Road. 
RECOMMENDATION SUMMARY 

That Council issue Development Variance Permit No. 100190. 
RATIONALE:  

The proposed variance would permit vehicular access to a lot from an arterial road to facilitate a 
small-scale multi-unit housing development at 8813 Glover Road. 
RECOMMENDATION: 

That Council authorize issuance of Development Variance Permit No. 100190 for property 
located at 8813 Glover Road subject to the following:  

a. That condition g) of “Small-Scale Multi-Unit Housing Development” in Section
102 – Definitions of Township of Langley Zoning Bylaw 1987 No. 2500 be varied to
permit vehicular access to a lot from an arterial road to facilitate a small-scale multi-unit
housing development at 8813 Glover Road.

b. Registration of a joint access easement for a shared driveway with the neighbouring
property (22987 – 88 Avenue) prior to Building Permit issuance.

c. Provision of a 5.0 m by 5.0 m corner truncation at the intersection of 88 Avenue and
Glover Road prior to Building Permit issuance.

d. Registration of a restrictive covenant regarding left hand turn restriction and no reliance
on off-site parking prior to Building Permit issuance.

EXECUTIVE SUMMARY: 

The applicant is seeking approval to vary condition g) of “Small-Scale Multi-Unit Housing 
Development” in Section 102 – Definitions of Township of Langley Zoning Bylaw 1987 No. 2500 
to permit vehicular access to a lot from an arterial road to facilitate a small-scale multi-unit 
housing development at 8813 Glover Road. Staff recommend that Council consider issuance of 
Development Variance Permit No. 100190 provided as Attachment A to this report.  
PURPOSE: 

The purpose of this report is to provide information to Council regarding proposed Development 
Variance Permit No. 100190 for property at 8813 Glover Road. 
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100190 (REIMER / 8813 GLOVER ROAD) 
Page 2 . . . 
 
REFERENCE: 

Owner:  
 
 
 
Agent: 
 
 

Lies and Jean Reimer 
PO Box 1052 
Langley, BC  V1M 2S4 
 
Lies Reimer 
PO Box 1052 
Langley, BC  V1M 2S4 
 

Location: 
 
Legal Description:  
 

8813 Glover Road 
 
Lot 3 District Lot 35 Group 2 New 
Westminster District Plan 69812  

 
Area: 
 

 
1,659 m2 (17,860 ft2) 

Existing Zoning: Residential Zone R-1E  
 

Fort Langley Community Plan: 
 

Single Family  

BACKGROUND/HISTORY: 

• The subject property is zoned Residential Zone R-1E and designated Single Family in 
the Fort Langley Community Plan. 

• The subject property accommodates the 1912 George Towle Residence, a single family 
dwelling listed on the Heritage Interest Inventory considered significant for its 
craftsmanship, prominent location and association with a historical individual. 

• Council adopted amendments to Zoning Bylaw 1987 No. 2500 on November 18, 2024 to 
permit small-scale multi-unit housing developments subject to eligibility outlined in the 
Provincial Housing Legislation and conditions defined in “Small-Scale Multi-Unit Housing 
Development” in Section 102 – Definitions of the Township of Langley Zoning Bylaw 
1987 No. 2500. 

• The site is not currently located in a Development Permit Area in the Fort Langley 
Community Plan, however the proposed development may be subject to a development 
permit once a form and character development permit area for small-scale multi-unit 
housing options has been adopted by Council. 

DISCUSSION/ANALYSIS: 

• Section 102 – Definitions of Township of Langley Zoning Bylaw 1987 No. 2500 includes 
the following definition with conditions for “Small-Scale Multi-Unit Housing 
Development”: 
 

“means up to four (4) dwelling units, which may be attached or detached, located on a 
single lot. The following conditions apply:  
a) The lot must be located within the urban containment boundary; and  
b) The lot area must be less than 4,050m2; and  
c) The lot must be serviced with both a municipal sanitary sewer system and a 

municipal water system; and  
d) The lot must not have heritage designation protection under a bylaw made on or 

before December 7, 2023 under Section 611 of the Local Government Act; and 
e) The lot must not be located within lands designated in the Willowbrook Transit-

Oriented Area Designation Bylaw No. 6021 as a Transit Oriented Area; and  
f) If a lot area of 280m2 or less, the maximum number of dwelling units is three (3); 

and 
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100190 (REIMER / 8813 GLOVER ROAD) 
Page 3 . . . 
 

g) Vehicular access to a lot must not be to an arterial road as identified in the Master 
Transportation Plan or Official Community Plan.” 

 

• The applicant proposes to vary condition g) of “Small-Scale Multi-Unit Housing 
Development” in Section 102 – Definitions of Township of Langley Zoning Bylaw 1987 
No. 2500 to permit vehicular access to a lot from an arterial road to facilitate a small-
scale multi-unit housing development at 8813 Glover Road. 

• The applicant has provided a preliminary site plan indicating the proposed small-scale 
multi-unit housing development would have a total of four units including the existing 
single family dwelling with heritage interest that would be retained and relocated on the 
site and a newly constructed triplex (Attachment B). 

• The development proposal includes registration of a joint access easement for a shared 
driveway with the neighbouring property (22987 – 88 Avenue) to reduce the number of 
driveways on 88 Avenue. 

• The development proposal also includes provision of a 5.0 m by 5.0 m corner truncation 
at the intersection of 88 Avenue and Glover Road and registration of a restrictive 
covenant regarding left hand turn restriction and no reliance on off-site parking. 

Adjacent Uses: 
 Existing Use: Fort Langley 

 Community Plan 
Designation: 

Existing Zoning: 

North: Properties with existing single 
family dwellings 

Single Family Residential Zone R-1E 

South: 88 Avenue, beyond which is 
the Fort Langley Lions Hall, 
Hudson Park and properties 
with existing single family 
dwellings 

Institutional and Single 
Family 

Institutional Zone P-1 and  
Residential Zone R-1E 

East: Seniors housing (Fort 
Langley Seniors Community 
Partnership) and properties 
with existing single family 
dwellings 

Institutional and Single 
Family  

Institutional Zone P-1 and 
Residential Zone R-1E  
 

West: Properties with existing single 
family dwellings 

Single Family  Residential Zone R-1E 

Proposed Variance: 
• Driveway access to the subject property is currently provided from 88 Avenue which is 

an arterial road. Glover Road is also an arterial road. 
• The applicant proposes to vary condition g) of “Small-Scale Multi-Unit Housing 

Development” in Section 102 – Definitions of Township of Langley Zoning Bylaw 1987 
No. 2500 to permit vehicular access to a lot from an arterial road to facilitate a small-
scale multi-unit housing development at 8813 Glover Road. Conditions a) and b) are 
satisfied for the subject site, condition c) is to be determined through provision of a water 
study at time of building permit application, and conditions d), e), and f) are not 
applicable for the subject site. 

• Proposed Development Variance Permit No. 100190 is included as Attachment A.  
• The proposed variance is required to facilitate a small-scale multi-unit housing 

development with access to 88 Avenue as rear lane access cannot currently be 
achieved for this site. 
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100190 (REIMER / 8813 GLOVER ROAD) 
Page 4 . . . 
 
Policy Considerations: 
Development Variance Permit No. 100190 proposes to vary Section 102(g) of the Township of 
Langley Zoning Bylaw 1987 No. 2500 to permit vehicular access to a lot from an arterial road to 
facilitate a small-scale multi-unit housing development at 8813 Glover Road. The proposed 
development is consistent with the overall objectives of the Fort Langley Community Plan.  
 
Staff recommend that Council consider issuance of Development Variance Permit No. 100190 
provided as Attachment A. 
     
 
Respectfully submitted, 
 
 
Alex Rowley  
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Development Variance Permit No. 100190 
ATTACHMENT B Maps and Graphics 
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ATTACHMENT A THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Variance Permit No. 100190 

This Permit is issued this __________day of _________________, 2025 to:  

1. Name: Lies and Jean Reimer 

Address: PO Box 1052 
Langley, BC  V1M 2S4 

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

LEGAL DESCRIPTION:  Lot 3 District Lot 35 Group 2 New Westminster District Plan 69812

CIVIC ADDRESS:   8813 Glover Road

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. That condition g) of “Small-Scale Multi-Unit Housing Development” in Section 102 – Definitions
of Township of Langley Zoning Bylaw 1987 No. 2500 be varied to permit vehicular access to a
lot from an arterial road to facilitate a small-scale multi-unit housing development at 8813 Glover
Road.

b. Registration of a joint access easement for a shared driveway with the neighbouring property
(22987 – 88 Avenue) prior to Building Permit issuance.

c. Provision of a 5.0 m by 5.0 m corner truncation at the intersection of 88 Avenue and Glover
Road prior to Building Permit issuance.

d. Registration of a restrictive covenant regarding left hand turn restriction and no reliance on off-
site parking prior to Building Permit issuance.

4. The land described herein shall be developed strictly in accordance with the terms, conditions and
provisions of this Permit.

This Permit is not a Building Permit.

All developments forming part of this Development Variance Permit shall be substantially commenced
within two years after the date the Development Variance 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 ________, 2025. 
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ATTACHMENT B 

AERIAL CONTEXT MAP 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 – REGULAR MEETING REPORT: 25-66 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-32-0125
SUBJECT: DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 

100178 (PLETT / 8877 WRIGHT STREET) 

PROPOSAL: 

Development Variance Permit application to vary Section 110.1 – Minimum Subdivision 
Requirements of the Township of Langley Zoning Bylaw 1987 No. 2500 to reduce the minimum 
lot frontage requirement of Residential Zone R-1E from 22.0 m (72.2 ft) to 17.8 m (58.4 ft) for a 
two lot subdivision. 
RECOMMENDATION SUMMARY: 

That Council issue Development Variance Permit No. 100178. 
RATIONALE:  

In support of the proposed variance, the applicant has provided a Neighbourhood Character 
Study and committed to registering an exterior design control agreement covenant at time of 
subdivision. 
RECOMMENDATION: 

That Council authorize issuance of Development Variance Permit No. 100178 for the property 
located at 8877 Wright Street subject to the following: 

a. Section 110.1 – Minimum Subdivision Requirements of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum lot frontage requirement of
Residential Zone R-1E from 22.0 m to 17.8 m for a two lot subdivision as indicated in
Schedule A.

b. Registration of an exterior design control agreement guided by the A.J. Muir Design Ltd.
Neighbourhood Character Study at the time of subdivision.

EXECUTIVE SUMMARY: 

The applicant is seeking approval to vary the minimum subdivision requirements to reduce the 
minimum lot frontage requirement in the Residential Zone R-1E from 22.0 m (72.2 ft) to 17.8 m 
(58.4 ft) for a proposed two lot subdivision as shown in the preliminary subdivision plan included 
in this report. 

In support of the proposed variance, the applicant has provided a Neighbourhood Character 
Study and has committed to registering an exterior design control agreement at time of 
subdivision. Should Council issue the variance, the resultant lots will be larger than the 
minimum lot size (and other lots in the area) with the narrowest frontage in the area. Staff 
recommend that Council issue Development Variance Permit No. 100178, provided as 
Attachment A to this report.  
PURPOSE: 

The purpose of this report is to provide information to Council regarding proposed Development 
Variance Permit No. 100178 for property at 8877 Wright Street. 
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100178 (PLETT / 8877 WRIGHT STREET) 
Page 2 . . . 
 
REFERENCE: 

Owner:  
 
 
 

Kelsey and Troy Plett 
8575 – 240 Street 
Langley, BC  V1M 3R2 
 

Location: 
 
Legal Description:  
 

8877 Wright Street 
 
Lot 169 District Lot 80 Group 2 New 
Westminster District Plan 44610 
 

Area: 
 

2,260 m2 (24,326 ft2) 
 

Zoning: Residential Zone R-1E  
 

Fort Langley Community Plan: 
 

Single Family 

BACKGROUND/HISTORY: 

The subject 2,260 m2 (24,326 ft2) property is zoned Residential Zone R-1E and designated 
Single Family in the Fort Langley Community Plan. There is an existing single family dwelling on 
the property. 

Adjacent Uses: 
 Existing Use Community Plan 

Designation 
Zoning 

North: Single Family property Fort Langley: Single Family Residential Zone R-1E 

South: Single Family property Fort Langley: Single Family Residential Zone R-1E 

East: Wright Street, beyond 
which are Single Family 
properties  

Fort Langley: Single Family Residential Zone R-1E 

West: Rural / Fort Langley 
Community Plan Boundary 
and Metro 2040 Urban 
Contaiment Boundary. 
Beyond which is the 
Agricultural Land Reserve 
(ALR) and an agrigultural / 
residential property.  

Rural: Agricultural/Countryside 

 

Rural Floodplain Zone 
RU-4 

 

DISCUSSION/ANALYSIS: 

• The applicant proposes a two lot subdivision which requires a variance to reduce the 
minimum lot frontage requirement in the Residential Zone R-1E from 22.0 m (72.2 ft) to 
17.8 m (58.4 ft). 

• The proposed lots comply with the minimum lot depth (25 m (82 ft)) and minimum lot 
area (930 m2 (10,010.4 ft2)) requirements of the Residential Zone R-1E  
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100178 (PLETT / 8877 WRIGHT STREET) 
Page 3 . . . 
 

 Residential Zone R-1E 
Requirements 

Proposed  

Minimum Lot Area: 930.0 m2 1,130 m2 

Minimum Frontage: 22.0 m 17.8 m 

Minimum Lot Depth: 25.0 m 61.1 m 

 
• In support of the application, the proponent has provided: 

o a letter of intent outlining the rationale for the variance (Attachment C) 
o a Neighbourhood Character Study (Attachment D) 
o a commitment to register an exterior design control agreement at the time of 

subdivision 

Proposed Variance: 
The applicant has provided the attached letter (Attachment C) in support of their request to vary 
the minimum lot frontage including the following rationale: 
 

“The subject property has more than the required area and depth. The area of each new 
lot to be proposed would be 1160 sq m or 24.7% over the minimum and the depth of 61 
meters is over double the 25 meter minimum. A Development Variance Permit to allow 
frontages of 17.90 meters is requested. The following consideration support a variance 
of the lot frontages: 

• The legislative intent of Development Variance Permits recognizes that 
circumstances change over time and that some flexibility in the Zoning Bylaw is 
required. The changes in the community over time has put increased pressure 
for more housing 

• The local Government Act states that a DVP may vary the provisions of a zoning 
bylaw providing there is no variance to land use (single family residential) nor 
density. 

• The proposed lots each 1130 sq m, exceed the minimum lot size 930 sq m. 
• The proposed lots are each 61 m in depth, exceeding the minimum depth of 25 

m. 
• With the exception … of lot frontage, any proposed siting provisions (coverage, 

front, rear and side setbacks, depth and height) will comply with the R-1E zoning 
requirements. 

• Existing trees are all near the perimeter of the lot and should not be affected… 
 

This applicaton is for the Development Variance Permit to allow for a reduced frontage 
for potential subdivision into 2 lots that are in keeping with the size and character of the 
neighbourhood and meeting all zoning requirements with the frontage being the only 
variance. This will add to the potential housing stock by infilling an existing developed 
area in support of the Regional Growth Strategy and the new province of British 
Columbia announcements.” 

 
• The applicant’s qualified professional (A.J. Muir Design Ltd.) has prepared a 

Neighbourhood Character Study (Attachment D) identifying key architectural features of 
surrounding homes. 

• If the Development Variance Permit is approved by Council, the Neighbourhood 
Character Study will guide an exterior design control agreement registered at the time of 
subdivision to ensure compatible home designs along Wright Street. 
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DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 
100178 (PLETT / 8877 WRIGHT STREET) 
Page 4 . . . 
 

• The subject lot is the largest by both area and street frontage among the nine properties 
on the west side of Wright Street. 

Policy Considerations: 
Development Variance Permit No. 100178 proposes to vary Section 110.1 – Minimum 
Subdivision Requirements of the Township of Langley Zoning Bylaw 1987 No. 2500 to reduce 
the minimum lot frontage requirement in Residential Zone R-1E from 22.0 m to 17.8 m (19% 
approximate reduction). Staff note that proposed lot sizes (1,130 m2) exceed the required 
minimum (930 m2). Registration of an exterior design control agreement will ensure that the 
homes to be constructed, while on narrower lots, have compatible architectural elements with 
the existing streetscape.  
 
Staff recommend that Council issue Development Variance Permit No. 100178 provided as 
Attachment A to this report.     
 
 
Respectfully submitted, 
 
 
Rob Nordrum 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
  
 

ATTACHMENT A Development Variance Permit No. 100178 

ATTACHMENT B Maps and Graphics 

ATTACHMENT C Letter of Intent 

ATTACHMENT D Neighbourhood Character Study 
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ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Variance Permit No. 100178 

This Permit is issued this __________day of _________________, 2025 to:  

1. NAME: Kelsey and Troy Plett 
ADDRESS: 8575 - 240 Street 

Langley, BC  V1M 3R2 

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 169 District Lot 80 Group 2 New Westminster
District Plan 44610 

CIVIC ADDRESS: 8877 Wright Street 

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

a. Section 110.1 – Minimum Subdivision Requirements of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum lot frontage requirement of
Residential Zone R-1E from 22.0 m to 17.8 m for a two lot subdivision as indicated in
Schedule A.

b. Registration of an exterior design control agreement guided by the A.J. Muir Design Ltd.
Neighbourhood Character Study at the time of subdivision.

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 variance permit shall be substantially
commenced within two years after the date the development variance 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 ________, 2025. 

Attachments: 
SCHEDULE A  Site Plan 
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SCHEDULE A 
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ATTACHMENT B 

AERIAL CONTEXT MAP – WITH FRONTAGES (METRES) 
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ZONING BYLAW NO. 2500 
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SITE PLAN – SUBMITTED BY APPLICANT 
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LETTER OF INTENT 

Applica�on for a Development Variance Permit in R-1E Zone, Fort Langley, to allow for reduced frontage 

from 22m to 17.90m. on two lots. 8877 Wright Street 

Applicant: Troy & Kelsey Plett

The subject property is 2260 sq m in an area zoned for 930 sq m. The Fort Langley Official Community 

Plan was enacted in 1987 and there have been many amendments since to allow for increased density. 

The average home size to lot ra�o has drama�cally increased in that �me. There would not be a change 

in use as it would s�ll be suitable for single family development. 

The 2 lots immediately to the north of the property have the same combined frontage as the subject lot 

so the change would s�ll fit the area for size. 

Subject property 

Smaller 

property next 

Troy & Kelsey Plett
8877 Wright Street
Langley, BC V1M 3T1
604-644-7776

ATTACHMENT C
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Planning Ra�onale for Frontage Variance 

The subject property has more than the required area and depth. The area of each new lot to be 

proposed would be 1160 sq m or 24.7% over the minimum and the depth of 61 meters is over double 

the 25 meter minimum.  A Development Variance Permit to allow frontages of 17.90 meters is 

requested. The following considera�on support a variance of the lot frontages: 

 The legisla�ve intent of Development Variance Permits recognizes that circumstances change

over �me and that some flexibility in the Zoning Bylaw is required. The changes in the

community over �me has put increased pressure for more housing

 The local Government Act states that a DVP may vary the provisions of a zoning bylaw providing

there is no variance to land use (single family residen�al) nor density.

 The proposed lots each 1130 sq m, exceed the minimum lot size 930 sq m.

 The proposed lots are each 61 m in depth, exceeding the minimum depth of 25 m.

 With the excep�on if of lot frontage, any proposed si�ng provisions (coverage, front, rear and

side setbacks, depth and height) will comply with the R-1E zoning requirements.

 Exis�ng trees are all near the perimeter of the lot and should not be affected.

Subject property 

showing the size 

difference to 

neighbouring 

proper�es 
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The original street subdivision plan from 1973 is shown below prior to the subdivision of the lot 

immediately north of the subject property showing the same frontage for the next lot. The pictures 

above show the added lot that is significantly smaller in frontage. 
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Summary 

This applica�on is for the Development Variance Permit to allow for a reduced frontage for poten�al 

subdivision into 2 lots that are in keeping with the size and character of the neighbourhood and mee�ng 

all zoning requirements with the frontage being the only variance. This will add to the poten�al housing 

stock by infilling an exis�ng developed area in support of the Regional Growth Strategy and the new 

province of Bri�sh Columbia announcements. 

Respec�ully submi�ed, 

Troy Plett

Kelsey Plett
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CHARACTER STUDY 
Township of Langley Project no: Not Yet Assigned 
Parent Parcel(s): 8877 Wright Street, Langley B.C.  
Design Consultant: AJ Muir Design Ltd. – Angus Muir 
Date: October 02, 2024 

This Character Study is supported by two additional documents included at the end: 
Appendix A – Context Neighborhood Plan 
Appendix B – Context Neighborhood Photos 

1. Context Neighborhood

1.1 Establishing the Context Neighborhood:

The Context Neighborhood includes the parent parcel(s) of the proposed development (herein 
called the Subject Site) and surrounding properties. The Context Neighborhood (as outlined 
graphically on Appendix A) was established by considering the geographical area, road system, 
and generally what would be perceived as the neighborhood to which the parent parcel(s) 
belongs. This includes consideration of homes visible from the Subject Site and along the main 
access route. The Context Neighborhood should be seen as the area to which the parent 
parcel(s) is part of, and would be affected by development of the Subject Site as new lots are 
created and added to the neighborhood.  

The Context Neighborhood is bounded by Young Avenue to the north of the Subject Site, 88 
Avenue to the south of the Subject site, Hadden Street to the east of the Subject Site and the 
Salmon River to the west of the Subject Site. The Context Neighborhood includes all properties 
which are adjacent to the Subject Site, on both sides of Wright Street, which create the visual 
streetscape to which the Subject Site is part of.  

The Context Neighborhood has not included the agricultural land immediately to the west of the 
subject site, between Wright Street and the Salmon River. The broader neighborhood to the 
north and east of the subject site is very similar to the Context Neighborhood. A broader range of 
homes is not required to be included as the homes within the Context Neighborhood are a fair 
representation of the homes in the broader area, and including additional homes would not alter 
the findings of this Character Study. 

1.2 Establishing Context Homes within the Context Neighborhood: 

This section is to identify which homes within the Context Neighborhood that should be included 
as Context Homes, and will be considered when developing the restrictions in Design Guidelines 
to be registered as a Building Scheme in an Exterior Design Control Agreement on the newly 
created lots. Often the Context Neighborhood will include homes that are anomalous and do not 
contribute to, or establish, the overall character, or are currently undergoing development and 
subdivision, so it is important to identify the Residential Character of the entire Context 
Neighborhood but only consider specific elements of the identified Context Homes to develop 
restrictions which suit the neighborhood and encourage high quality and consistency.  

ATTACHMENT D
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Another consideration when identifying Context Homes is the age of the homes and properties 
found within the Context Neighborhood. The Context Neighborhood may be entirely comprised 
of older homes, be a mix of older and more current homes, or be mostly current newer homes. 
Design Guidelines included in the Building Scheme to be registered on the new lots should not 
require industry standard levels of quality and materials which were indicative of homes built 30 
years ago or older. Where the entire context neighborhood consists of older homes there may be 
elements such as similar massing and form that can be encouraged and respected in the Design 
Guidelines. Where the Context Neighborhood is a mix of older and current homes the older 
homes may not contribute unless they are very well organized and have very similar elements. 
Where the Context Neighborhood is mostly newer current homes then the Design Guidelines 
should include restrictions that promote very similar levels of massing and form but also detailing 
and materials and generally similar quality. 
 
The Context Neighborhood consists of 21 properties and homes, not including the Subject Site 
or homes on the Subject Site. The homes in the Context Neighborhood range in age from 
relatively new to more than 50 years old. Of the 21 homes identified approximately 9 would be 
considered “current”, or basically the design, materials and quality are what is expected for a 
new home and follow industry standards for new homes in the greater Vancouver area. The 
balance of the homes are significantly older and most likely were built in the 1970’s to 1980’s. 
However, the older homes represent the broader area, which is well established and includes 
many homes of a similar era. These older homes are also typically well-kept and many have 
renovated or upgraded the materials on the exterior of the homes. The landscaping on all of lots 
within the Context Neighborhood appears to be well kept and none of the lots appear overgrown 
or neglected. The overall appearance of the Context Neighborhood is that all homes and 
properties are well maintained and may remain the same for many more years. 
 
After careful consideration of the existing homes in the Context Neighborhood it has been 
determined that all homes will be considered as Context Homes and will be considered when 
developing the Design Guidelines to be registered on the new lots. The Context Homes are 
referenced by address in the Context Neighborhood Plan on Appendix A, a photo of each 
property is included in Appendix B, and each property is listed by address below; 
 

- 8810 Wright Street 
- 8817 Wright Street 
- 8824 Wright Street 
- 8829 Wright Street 
- 8836 Wright Street 
- 8841 Wright Street 
- 8848 Wright Street 
- 8853 Wright Street 
- 8854 Wright Street 
- 8865 Wright Street 
- 8882 Wright Street 

 

- 8895 Wright Street 
- 8902 Wright Street 
- 8907 Wright Street 
- 8908 Wright Street 
- 8918 Wright Street 
- 8921 Wright Street 
- 8929 Wright Street 
- 8930 Wright Street 
- 8935 Wright Street 
- 22775 88 Avenue 
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2. Residential Character 
 

2.1 General Description of the Existing and/or Emerging Residential 
Character of the Subject Site and Context Neighborhood: 
 
The parent parcel for the proposed subdivision is located on the west side of Wright Street and is 
an interior lot. The property to the rear (west) of the parent parcel, which runs along the length of 
the west side of the Context Neighborhood and separates it from the Salmon River, is 
agricultural land and represents the boundary between the residential neighborhoods to the east 
and the agricultural land to the west. The parent parcel appears to be much wider than the 
adjacent properties. The proposed subdivision will create two new lots which both front onto 
Wright Street. The layout of the lots will be similar to adjacent lots and will not appear to have an 
odd layout or look out of place. 
 
Considering the layout of the roads, infrastructure and lots in the Context Neighborhood it is 
unlikely that any future development will significantly alter the overall layout of the neighborhood 
or create new roads and lanes which might affect the new lots on the Subject Site at some time 
in the future. The existing lots adjacent to the Subject Site are all similar in size and suited to the 
zoning, and will most likely not undergo further subdivision unless significant densification of the 
overall neighborhood happens at some time in the future.  
 
The properties in the Context Neighborhood and in the area immediately surrounding the parent 
parcel are a fairly even mix of older and current homes. All homes in the Context Neighborhood 
appear established and well maintained, and include mature yet well-kept landscaping. The 
more current homes are typically a mix of neo-heritage and neo-traditional. The older homes are 
typically basement entry and bungalows, and have a style range including traditional, west coast 
and post war.  
 
It can be expected that older homes within the Context Neighborhood will eventually be 
renovated and upgrade, such as one of the homes which is currently being renovated, or they 
will be replaced. It is very common in the Greater Vancouver area and Lower Mainland for 
homes to start being replaced when they are more than 30 years old. Most likely all of the more 
current homes in the Context Neighborhood have replaced older homes which were similar to 
the remaining older homes in the area. The older homes will continue to be individually upgraded 
or replaced, one at a time, and this may happen over a period of one or two decades. The 
Residential Character of the Context Neighborhood will slowly change as older homes are 
replaced, but the newer homes in the area appear to suit and respect the existing Residential 
Character that is well established. 
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2.2 Prevailing Features of the Context Homes significant to the proposed 
Design Guidelines and Building Scheme, with recommendations: 
 
The Context Homes established in Section 1 have been reviewed for individual components 
which contribute to the overall character of the Context Neighborhood. In this section the major 
components which contribute have been identified, Context Homes are reviewed for each major 
component, and recommendations are made for the Design Guidelines of the new lots. 
 
House Styles 
- The Context Homes are a mix of neo-heritage and neo-traditional, traditional, basement 

entry, west coast and post war. They include detailing and materials indicative of several 
sub-styles such as craftsman, prairie, farm House, etc. Some of the Context Homes include a 
more contemporary use of materials and massing to have cleaner lines and bold geometric 
shapes. However, there is very little use of modern building materials and none would be 
considered to be of a significantly Contemporary or Modern design.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage styles similar to the Context Homes and should discourage styles that are 
drastically different such as Modern, Minimalist, French Provincial, California Contemporary, 
etc. More important is to ensure that homes should maintain consistency in form and 
detailing with the specific style they are trying to achieve. Specific styles should be supported 
or restricted by identifying which contributing elements, massing, roof form and materials 
create the overall style, then restrictions specific to these items should be carefully crafted. 

 
Building Massing 
- Three of the Context Homes appear to be split-level and four are single storey ranchers, with 

the balance having two stories above ground. While some of the two-storey homes have two 
storey elements on the front of the home, most of the homes have a reduced upper floor 
massing. Many of the two storey homes appear to have an upper floor which is only half the 
size of the main floor, and tend to have a significantly reduced upper floor massing. All of the 
homes have elements which break up any two storey massing and soften the front façade.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
discourage full two storey massing and limit two storey elements by requiring portions of the 
upper floor to be set back from the main floor, and where two storey elements occur they 
should be broken up by design elements such as skirt roofs and boxed out windows. 

 
Corner Lot Design 
- There are no corner lots in the proposed new layout. This section is not applicable. 
 
Roof Form and Material 
- The Context Homes have predominantly low to medium pitched roofs while a few have 

steeper roof pitches and some have very steep roof pitches. The Context Homes have roofs 
with a mixed use of hips and gables, but none of the homes have modern roof forms such as 
monoplane roofs. Most of the homes have asphalt shingle roofing while three have metal 
roofing and one has cedar. At least one of the homes has a portion of flat roof which makes 
the roofing not visible from the road and it can be anticipated that this may have tar & gravel 
or sheet roofing. Some homes have feature roofs that have flat, gable, curved or flared roof 
lines. None of the Context Homes have main roof forms which are flat.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage similar roof forms by limiting the main roof form to a pitched roof and composed of 
primarily hips and/or gables. Modern monoplane roof forms should not be permitted but the 
some feature roofs, such as shed roofs, may be permitted to be monoplane. Feature roofs 
should be encouraged and alternate materials for feature roofs should be permitted. Asphalt 
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roofing should be the primary roofing material but metal roofing, concrete tile and cedar 
should also be permitted along with sheet roofing but only if the sheet roofing is not visible 
from the road. 

 
Cladding and Detailing 
- The Context Homes include a mix of traditional building materials and cladding such as 

stone, brick, horizontal siding, vertical board & batten siding, stucco and wall shakes. Some 
of the horizontal siding may be vinyl but most appears to be either cedar or cementitious 
siding. Some street facing facades include window and door trim, layered fascias and barge 
boards, and architectural details such as timber braces, ornamental gable vents and stone 
bases on columns and feature walls. Many of the homes, especially the older homes, have 
very little detailing and have a limited amount of trim around openings or fascia/barge boards 
beyond the bare minimum. Modern cladding materials such as metal panel systems are not 
visible in the Context Neighborhood. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage the use of similar cladding, materials and detailing that is used on the more 
current homes in the Context Neighborhood. Cladding should be limited to traditional 
materials used on the Context Homes and not permit modern cladding systems such as 
paneling systems to be the main cladding material for the new homes. Minimum 
requirements for trim, fascias, barge boards and use of feature elements should be required 
on street facing facades. Vinyl siding should be permitted on secondary elevations but not on 
street facing facades. 

 
Surfacing Materials: 
- The Context Homes include a fairly even mix of concrete and asphalt driveway surfaces, but 

at least three homes have concrete unit pavers. Where concrete is used the finishes are 
primarily exposed aggregate or smooth. Some driveways have borders with a finish that is 
different from the infill. Most have an asphalt driveway skirt from the road to the front lot line. 
Several of the homes have a full asphalt driveway. Front walkways typically match the 
driveway material. A couple of homes have additional parking areas of crushed gravel. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage driveway and walkway surfacing to be concrete with finishes similar to the 
Context Homes, and where asphalt is permitted to be used it should only be for the driveway 
skirt between the road and the font lot line. Walkways should only be permitted to match the 
driveway material. Unit pavers, which are generally considered to be a high quality surfacing 
material, should be permitted in place of concrete. Gravel driveways and front walkways 
should not be permitted but it may be acceptable to have gravel in the side and rear yards 
where it is not visible from the street. 

 
Garages and Carports: 
- The Context Homes have a mix of one, two and three car garages. Most homes have a two 

car garage. Some have a one or two car carport while others appear to previously have had 
a garage or carport that was filled in, and now there is no covered parking on these lots. At 
least one home has a detached garage in the rear yard. Most of the garages have front 
facing overhead doors but some of the homes have the garage in an L shape configuration 
with side facing overhead doors.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
require attached garages which are minimum two car but permit additional detached 
garages. Garages should have overhead doors that close and carports should not be 
permitted. 
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Front Entry and Porches 
- All of the Context Homes have front entry doors but many of the porches are very modest 

without a feature porch roof. Some of the homes have a feature porch roof but only a couple 
are dominant enough to be a focal point of the home. Many porch roofs are part of the main 
roof form and none of the porch roofs are overly large or disproportionate. Porches are 
typically limited to one storey and porte-cocheres are not present.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage a dominant front entry porch and door which is visible from the road, and forms a 
focal point on the front façade, but should be limited to a single storey. 

 
Landscaping 
- All of the Context Homes have well-appointed and mature landscaping in the front yards and 

typically include a combination of lawn and planting beds. Driveways and walkways often 
include a boarder of low shrubs or hedging. Planting beds include some features such as 
boulders or ornamentation and do not appear sparsely planted. Many properties have large 
trees but most have been pruned so they do not block the view of the home from the road. 
Some properties have large shrubs, hedging or ornamental trees in the front yard which 
partially block the view of the home from the road. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
require a minimum ratio of planting beds to lawn area in the front yards along with guidelines 
for hedging and planting materials.  

 
Retaining: 
- The overall area of the Context Neighborhood is relatively level so significant grade 

transitions are not apparent. Retaining is present in some front yards for aesthetic purposes 
only and are not required to deal with significant grade changes. Retaining walls that are 
present are mostly concrete block retaining systems such as Allan Block, cast-in-place 
concrete, or treated wood ties. The only significant retaining appears beside a sunken 
garage, in which case the grade transition is within the property and not from lot to lot. None 
of the retaining appears tall and most appear to be used for planting borders or decorative 
elements rather than retaining grade changes. Retaining is all lower than 0.6m. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should limit 
retaining walls visible from the street to be 0.6m or less and include guidelines for approved 
material and finish that match the materials which are used within the Context Neighborhood.  

 
2.2 Conclusion: 

 
The Context Neighborhood has an established and existing character which should be respected 
to ensure new homes and properties within the neighborhood fit in and suit the area. The new 
homes built on the subject site should suit the neighborhood and the Design Guidelines for the 
lots should ensure compatibility. However, it is difficult to encourage the new homes and 
landscaping to have all features of all homes in the Context Neighborhood, especially the older 
homes. By identifying elements and features which contribute to the residential character, and 
considering the nature of new home construction with current trends and industry standard levels 
of quality, the Design Guidelines for the home can provide flexibility while ensuring the new 
homes suit the neighborhood and maintain levels of quality which will safeguard all home owners 
in the area. 
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APPENDIX “A” ‐ CONTEXT NEIGHBORHOOD PLAN 
Township of Langley Project no: Not Yet Assigned 
Parent Parcel(s): 8877 Wright Street, Langley B.C.  
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APPENDIX “B” ‐ CONTEXT NEIGHBORHOOD PHOTOS 
Township of Langley Project no: Not Yet Assigned 
Parent Parcel(s): 8877 Wright Street, Langley B.C.  
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT:   25-69 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-26-0235
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100279 AND  
DEVELOPMENT PERMIT NO. 101428 (1268833 BC LTD. 
/ MATTE HOMES INC. / 8400 BLOCK OF 202B STREET) 

PROPOSAL: 

Application to amend the Carvolth Neighbourhood Plan and rezone approximately 0.38 ha  
(0.95 ac) of land located in the 8400 Block of 202B Street to Comprehensive Development Zone 
CD-198 to facilitate the development of 100 apartment units.

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws No. 6123 and 6124 subject to 12 
development prerequisites being satisfied prior to final reading; authorize issuance (at time of 
final reading of Bylaw No. 6124) of Development Permit No. 101428; 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 Carvolth 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 (Carvolth 
Neighbourhood Plan) Bylaw No. 4995 Amendment (1268833 BC Ltd.) Bylaw No. 6123 and 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1268833 BC Ltd.) Bylaw No. 
6124 rezoning 0.38 ha (0.95 ac) of land located in the 8400 Block of 202B Street to 
Comprehensive Development Zone CD-198, 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 in accordance with the Township’s Master Transportation
Plan, Subdivision and Development Servicing Bylaw and the Carvolth
Neighbourhood Plan.

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

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

6. Registration of a restrictive covenant acceptable to the Township:  
a. identifying a minimum of 10% of the apartment units in accordance with the 

Schedule 2 – Adaptable Housing Requirements of the Township’s Official 
Community Plan 

b. identifying the type and number of units required to comply with Section 3.1.6 of 
ToL OCP.  

7. Completion of conditions and subsequent discharge of no-build restrictive covenant 
CA9866006. 

8. Dedication and construction of a 4.5 metre wide street greenway on the north side of 84 
Avenue to the acceptance of the Township, including final acceptance of the greenway 
landscape design plans, sidewalk/trail alignment, signage, landscape details and security. 

9. Finalization of landscape and architectural plans. 
10. Approval of the Rezoning Bylaw by the Ministry of Transportation and Transit. 
11. Compliance with the Community Amenity Contributions Policy, and compliance with the 

Township’s 5% Neighbourhood Park Land Acquisition Policy and Willoughby Greenway 
Amenity Policy. 

12. 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 (Carvolth Neighourhood 
Plan) Bylaw 2012 No. 4995 Amendment (1268833 BC Ltd.) Bylaw No. 6123 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. 6124 authorize issuance of 
Development Permit No. 101428 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 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. 
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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. 

 
That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6123 and 
6124 in conjunction with the hearing for the proposed Development Permit No. 101428.  

EXECUTIVE SUMMARY: 

1268833 BC Ltd. has applied to rezone approximately 0.38 ha (0.95 ac) of land located in the 
8400 Block of 202B Street to Comprehensive Development Zone CD-198 to facilitate the 
development of 100 apartment units in a 6-storey building. To facilitate the development, the 
applicant is requesting to amend the Carvolth Neighbourhood Plan to increase the permitted 
density on a portion of the site from Townhouse (50 UPA) to High Density Apartment (2.8 FSR).  
 
A development permit (Attachment B) is being processed in conjunction with the rezoning 
application to provide Council the opportunity to review the form and character of the proposed 
development.  
 
As the proposal is consistent with and supports the overall objectives of the Willoughby 
Community Plan and Carvolth NP, staff recommend that Council consider the neighbourhood 
plan amendment and rezoning request, subject to the completion of 12 development 
prerequisites.  
 
PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Carvolth NP Amendment Bylaw No. 6123, Rezoning Bylaw No. 6124, and Development Permit 
No. 101428. 
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REFERENCE: 

Owner:  
 
 

1268833 BC Ltd. 
5536 – 127 Street 
Surrey, BC  V3X 3V1 

Legal Description: Lot 3 Section 26 Township 8 NWD Plan EPP103521 

Location: 8400 Block of 202B Street 
 

Area: 0.38 ha (0.95 ac) 

Existing Zoning: 
 

Suburban Residential Zone SR-2 
 

Proposed Zoning: 
 

Comprehensive Development Zone CD-198 
 

Willoughby Community Plan: 
 
Carvolth Neighbourhood Plan:  

Transit Village 
 
Townhouse (50 UPA), and High Density Apartment (2.8 FSR) 

BACKGROUND/HISTORY: 

• The subject lands are currently zoned Suburban Residential Zone SR-2 and designated a 
combination of Townhouse (50 UPA) and High Density Apartment (2.8 FSR) in the 
Carvolth Neighbourhood Plan.  

• The property was part of a larger overall application (ToL Project No. 08-26-0173) that 
subdivided off the subject property from the original larger lot, that is currently at third 
reading.  

• ToL Project No. 08-26-0173 proposed 220 apartments and 20 townhouse units. The 
townhouse units were proposed on the subject lot.   

• As part of 08-26-0173, the land for a future pocket park to the west of the subject site was 
dedicated to the Township. A restrictive covenant has been registered over the subject 
site and the original larger lot (08-26-0173 lands) to prohibit construction until construction 
of the pocket park and adjacent roads and greenways has been provided. Prior to final 
reading of this project, those works are required to be completed.   

DISCUSSION/ANALYSIS: 

• The applicant proposes a 6-storey building comprised of 100 units at a density of 2.8 
FSR. 

• To facilitate the development, the applicant has applied to redesignate a portion of the site 
from Townhouse (50 UPA) to High Density Apartment (2.8 FSR). 

Adjacent Uses: 
 Existing Use Neighbourhood Plan 

Designation 
Existing Zoning 

North: A property currently under 
active application (TOL 
Project No. 08-26-0173) that 
the subject property was 

Townhouse (50 UPA) 

 

Suburban Residential 
SR-2 
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subdivided from.  

South: 84 Ave, beyond which is an 
existing townhouse 
development 

Rowhouse / Townhouse 
(22 UPA) – Latimer NP 

 

Comprehensive 
Development Zone CD-
108 

East: 202B Street, beyond which is 
a property currently under 
construction (TOL Project No. 
08-26-0178) for 183 
townhouse units. 

Townhouse (50 UPA) 

 

Comprehensive 
Development Zone CD-
128 

West A pocket park High Density Apartment 
(2.8 FSR) 

Suburban Residential 
SR-2 

Community / Neighbourhood Plan Amendment:  

• The northern half of the subject site is designated Townhouse (50 UPA), while the 
southern portion is designated High Density Apartment (2.8 FSR). The applicant has 
applied to amend Carvolth Neighbourhood Plan to designate the entire site as High 
Density Apartment (2.8 FSR). 

Zoning Amendment: 

• Bylaw No. 6124 proposes to rezone the site to a new Comprehensive Development Zone 
CD-198, to permit a maximum density of 2.8 FSR to facilitate the proposed 6-storey 
building comprised of 100 apartment units. 

• The project complies with the provisions of the site’s proposed Comprehensive 
Development Zone CD-198 zoning in terms of siting, site coverage, height, use and 
density. 

Development Permit: 

• The subject site is located in Development Permit Area ‘M’ – Residential (for form and 
character) in the Carvolth Neighbourhood Plan. Proposed Development Permit No. 
101428 is attached to this report and includes renderings, site plans, building elevations, 
and tree and landscaping plans.  Finalization of landscape plans is required prior to final 
reading. 

• Vehicular access to the site is proposed from 202B Street. 

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 
this proposal is as follows: 
 
 Count Rate  Total 

Apartment 100 $11,000 / unit $1,100,000 
FSR exceeding Carvolth NP max 23,838 ft2 $25 / ft2 $595,950 
Total $1,695,950 
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Tree Protection / Replacement:  
The applicant has submitted 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 
23 0 29 29 17 46 

 
• 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. 

Policy Considerations: 
The proposed Carvolth Neighbourhood Plan amendment, rezoning and development permit 
application facilitates development of a 6-storey building comprised of 100 apartment units.  

 
The proposal is consistent with the overall goals and objectives of the Willoughby Community 
Plan and Carvolth Neighbourhood Plan. Staff recommend that Council give first and second 
reading to Bylaws No. 6123 and 6124 (subject to 12 development prerequisites); and authorize 
staff to schedule the required public hearing for Carvolth Neighbourhood Plan Amendment Bylaw 
No. 6123 and Rezoning Bylaw No. 6124. 
 
 
Respectfully submitted, 
 
 
Colin Moore 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Maps and Graphics 
ATTACHMENT B Development Permit No.101428 
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ZONING BYLAW NO. 2500 
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SITE PLAN – SUBMITTED BY APPLICANT 
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RENDERINGS – SUBMITTED BY APPLICANT 
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RENDERINGS – SUBMITTED BY APPLICANT 
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ATTACHMENT B THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101428 

This Permit is issued this _______ day of ____________, 2025 to: 

1.      NAME:  1268833 BC Ltd. 

  ADDRESS: 5536 – 127 Street 
Surrey BC,  V3X 3V1 

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

LEGAL DESCRIPTION: Lot 3 Section 26 Township 8 NWD Plan EPP103521 

CIVIC ADDRESS:   8400 Block of 202B Street 

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

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

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

F.1
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DEVELOPMENT PERMIT NO. 101428 
(1268833 BC LTD. / MATTE HOMES INC. / 8400 BLOCK OF 202B STREET)  
Page 2…  
 

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 ________, 2025. 

 
Attachments:  
 
SCHEDULE A  Architectural Drawings 
SCHEDULE B Landscaping 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 (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995 
AMENDMENT (1268833 BC LTD.) BYLAW NO. 6123 

 
EXPLANATORY NOTE 

 
Bylaw No. 6123 amends the Carvolth Neighbourhood Plan to permit High Density Apartment 
(2.8 FSR) on a property in the 8400 Block of 202B Street. 
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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 (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995 
AMENDMENT (1268833 BC LTD.) BYLAW NO. 6123 

 

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 1998 No. 3800 
Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995 Amendment 
(1268833 BC Ltd.) Bylaw No. 6123”. 

 
2.  Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby 

Community Plan) Bylaw 1998 No. 3800 Amendment (Carvolth Neighbourhood Plan) 
Bylaw 2013 No. 4995 is further amended by amending Figure 7 – Integrated Area 
Concept and Figure 8 – Land Use Plan by including the property shown on Schedule 
A attached to and forming part of this bylaw as “High Density Apartment (2.8 FSR)”. 

 
 

 
READ A FIRST TIME the  day of  , 2025 

READ A SECOND TIME the  day of  , 2025 

PUBLIC HEARING HELD the  day of  , 2025 

READ A THIRD TIME the  day of  , 2025 

ADOPTED the   day of  , 2025 

 
  

Mayor 
  

Township Clerk 
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TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1268833 BC LTD.) BYLAW NO. 6124 

 
 

EXPLANATORY NOTE 
 
 
Bylaw No. 6124 rezones land located in the 8400 Block of 202B Street from Suburban 
Residential Zone SR-2 to Comprehensive Development Zone CD-198 to permit development 
consisting of an apartment building. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1268833 BC LTD.) BYLAW NO. 6124 

 
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 (1268833 BC Ltd.) Bylaw No. 6124”. 
 
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further 

amended by: 
 

(1) Adding to the Table of Contents and Section 104.1 – Zones the words 
“Comprehensive Development Zone CD-198” after the words “Comprehensive 
Development Zone CD-197” 

(2) Adding to Section 110.1 after the words “CD-197” the words “CD-198 – 2000 m²” 
(3) Adding after Section 1097 “Comprehensive Development Zone CD-197” the 

following as Section 1098 “Comprehensive Development Zone CD-198” 
 

 1098 COMPREHENSIVE DEVELOPMENT ZONE CD-198 
   
  Uses Permitted 
    

  1098.1 In the CD-198 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) apartment uses  

   
  Density 
   
 1098.2 The maximum floor space ratio of lands zoned CD-198 shall not exceed 2.8 FSR. 

 
  Lot Coverage 
   
 1098.3 Lot coverage of buildings and structures shall be in accordance with the provisions of 

a Development Permit. 
   
  Siting of Buildings and Structures 
   
 1098.4 Buildings and structures shall be sited in accordance with the provisions of a 

Development Permit. 
   
  Height of Buildings and Structures 
   
 1098.5 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 six (6) 
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storeys. The height of accessory buildings and structures shall not exceed 3.75m or 
one (1) storey, whichever is less.  

   
  Subdivision Requirements 
   
 1098.6 All lots created by subdivision shall comply with Section 110 of this Bylaw and the 

Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended. 
   
  Landscaping, Screening and Fencing 
   
 1098.7 Landscaping areas, landscaping screens and fencing shall be provided in 

accordance with Section 111 and the Development Permit. 
   
  Parking and Loading 
   
 1098.8 Parking and loading shall be provided in accordance with Section 107.  
   
  Age-Friendly Amenity 
   
 1098.9 Age-Friendly Amenity Areas shall be provided in accordance with Section 111.5 and 

in accordance with the Development Permit. 
   
  Development Permit Requirements 
   
 1098.10 A Development Permit shall be issued by Council prior to issuance of a Building 

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

amended by rezoning the lands described as: 
 
Lot 3 Section 26 Township 8 NWD Plan EPP103521 
 
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-198. 

 
 
READ A FIRST TIME the  day of  , 2025 

READ A SECOND TIME the  day of  , 2025 

PUBLIC HEARING the  day of  , 2025 

READ A THIRD TIME the  day of  , 2025 

RECEIVED THE APPROVAL OF 
MINISTRY OF TRANSPORTATION 
AND TRANSIT the 

  

day of 

  

, 2025 

ADOPTED the   day of  , 2025 

  
Mayor 

  
Township Clerk 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 – REGULAR MEETING REPORT: 25-70 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 13-20-0158
SUBJECT: HOUSING AGREEMENT (TOWNSHIP OF LANGLEY 

HOUSING TRUST SOCIETY / 3000 BLOCK OF 272 STREET) 

RECOMMENDATION: 

That Council grant first, second and third reading to Township of Langley Housing Agreement 
(Township of Langley Housing Trust Society – Aldergrove Site) Bylaw No. 6125. 

EXECUTIVE SUMMARY: 

On April 7, 2025, Council issued Development Permit No. 101464 to the Township of Langley to 
facilitate the development of 128 apartment units. An additional 1,881 m2 (20,246 ft2) of commercial 
area was also proposed in the development. 

At the April 7, 2025 Regular Meeting, Council by resolution waived the payment of Township of 
Langley Development Cost Charges (DCC) pursuant to DCC Waiver Bylaw No. 5901 as the project 
qualifies as an “Eligible Development”. The applicant is seeking a further waiver for Metro Vancouver 
DCCs and TransLink DCCs which require the establishment of a Housing Agreement. 

PURPOSE: 

The purpose of this report is to provide information and recommendations concerning Bylaw No. 
6125. 
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HOUSING AGREEMENT (TOWNSHIP OF LANGLEY  
HOUSING TRUST SOCIETY / 3000 BLOCK OF 272 STREET) 
Page 2 . . . 
 
BACKGROUND/HISTORY: 

• On January 29, 2024, Council adopted Bylaws No. 5927 and 5928 to designate the 
subject site High Density Mixed Use (3.0 FSR) and to rezone the property to 
Comprehensive Development Zone CD-192 to accommodate a future high density 
mixed-use proposal for non-market housing.  

• The subject site is being developed in partnership with the Province of British Columbia 
as part of the BC Builds program that assists municipal governments to build middle 
income rental homes. 

• Township DCCs are regulated through the Development Cost Charges Bylaw (as 
amended) and through the accompanying DCC program. The Township’s DCC Waiver 
Bylaw No. 5901 allows eligible developments to qualify for a waiver from payment of 
these charges.   

• On April 7, 2025, with the issuance of Development Permit No. 101464 to facilitate the 
development, Council also waived the Township of Langley DCCs applicable to the 
development as it qualified as an eligible development pursuant to Bylaw No. 5901. 

DISCUSSION/ANALYSIS: 

• Township DCCs are regulated through the Development Cost Charges Bylaw (as 
amended) and through the accompanying DCC program. The Township’s DCC Waiver 
Bylaw No. 5901 allows eligible developments to qualify for a waiver from payment of 
these charges.   

• As part of the Township’s DCC program, the Township also collects DCCs on behalf of 
Metro Vancouver (water, liquid waste, parks), TransLink and the School Board.  

• Establishment of a housing agreement provides a mechanism for DCC waivers for Metro 
Vancouver and TransLink to qualify as an eligible development for each organization.  

Policy Considerations: 
Staff recommend Council consider Housing Agreement Bylaw No. 6125 for first, second and 
third reading.  
 
 
Respectfully submitted, 
 
 
Ruby Sandher 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 

CONCURRENCES 
Division / Department Name 
LEGAL SERVICES C.Konrad 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY HOUSING AGREEMENT 
(TOWNSHIP OF LANGLEY HOUSING TRUST SOCIETY – ALDERGROVE SITE) 

BYLAW NO. 6125 
 
 

EXPLANATORY NOTE 
 
Bylaw No. 6125 authorizes the Corporation of the Township of Langley to enter into a 
housing agreement with the Township of Langley Housing Trust Society to secure rental 
housing and affordable rental units on the subject properties located at the 3000 Block of 272 
Street.  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY HOUSING AGREEMENT 
(TOWNSHIP OF LANGLEY HOUSING TRUST SOCIETY – ALDERGROVE SITE)  

BYLAW NO.  6125 
 

A Bylaw to authorize a Housing Agreement 
 
The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as the “Township of Langley Housing 

Agreement (Township of Langley Housing Trust Society – Aldergrove Site) Bylaw No. 
6125”. 

 
2. The Council of the Township of Langley hereby authorizes the Corporation of the 

Township of Langley to enter into an agreement with the Township of Langley 
Housing Trust Society on behalf of the Township of Langley, as set out in Schedule 
“A”, attached hereto and forming part of the bylaw (the “Agreement”). 

 
3. The lands identified in the Agreement are legally described as: 
 
 Lot 1 Section 20 Township 13 NWD Plan EPP132527 
 
4. Upon execution of the Agreement by the Mayor and the Township Clerk (or Deputy 

Clerk), the Agreement shall be validly entered into as authorized by this Bylaw. 
 
5.  The Township Clerk (or Deputy Clerk) is authorized to sign and cause to be register in 

the Land Title office, notices of the Agreement as may be required under the Local 
Government Act.  

 
 
READ A FIRST TIME the  day of  , 2025 

READ A SECOND TIME the  day of  , 2025 

READ A THIRD TIME the  day of  , 2025 

ADOPTED the   day of  , 2025 

 
  

Mayor 
  

Township Clerk 
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SCHEDULE A 
TERMS OF INSTRUMENT - PART 2 

HOUSING AGREEMENT AND SECTION 219 COVENANT 
(Section 483 of the Local Government Act and Section 219 of the Land Title Act) 

THIS AGREEMENT made as of the  day of , 202. 

BETWEEN: 

Township of Langley Housing Trust Society 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

(the “Leasehold Owner”) 

AND: 

The Corporation of the Township of Langley 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

(the “Local Government”) 

WHEREAS: 

A. The Corporation of the Township of Langley is the registered owner of those lands and
premises located at the south-east corner of the Fraser Highway and 272 Street in
Langley, B.C. and legally described as:

PID: 032-465-718  
Lot 1, Section 20 Township 13 New Westminster District Plan EPP132527 

(the “Lands”); 

B. The Leasehold Owner is the registered owner of a leasehold interest in the Lands
pursuant to a lease registered in the Land Title Office with document number
CB1977126;

C. The Leasehold Owner may, pursuant to section 483 of the Local Government Act, enter
into a housing agreement with an owner regarding the occupancy of the housing units
identified in the agreement, including but not limited to terms and conditions referred to
in section 483(2) of the Local Government Act;

D. Section 219 of the Land Title Act permits the registration of a covenant of a positive or
negative nature in favour of the Local Government in respect of the use of land or
construction on land;
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Housing Agreement (BC Builds Rental Supply) 
AC/12816932.5 

E. The Leasehold Owner and the Local Government wish to enter into this Agreement to 
provide for rental housing units on the Lands, on the terms and conditions set out in this 
Agreement, and agree that this Agreement is a housing agreement pursuant to section 483 
of the Local Government Act and a covenant pursuant to section 219 of the Land Title 
Act. 

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of $1.00 paid by 
each of the Parties to the other (the receipt and sufficiency of which is acknowledged by each 
party) and in consideration of the promises exchanged below, the Parties covenant and agree as 
follows: 

1. Definitions 

1.1 In this Agreement, unless otherwise defined, the following words have the 
following meanings: 

(a) “Agreement” means this agreement and includes all recitals, instruments, 
schedules, and amendments thereto; 

(b) “BC Housing” means British Columbia Housing Management 
Commission or its successor in function; 

(c) “Below Market Rent Unit” means any Dwelling Unit more particularly 
set forth in section 2.1(c);  

(d) “Building” means the building(s) and all other structures to be constructed 
on the Lands, together with all alterations or repairs thereto and all 
improvements from time to time constructed upon or affixed or 
appurtenant to the Lands; 

(e) “Dwelling Units” means collectively, all of the dwelling units expected to 
be constructed on the Lands, and any one, a “Dwelling Unit”; 

(f) “Land Title Act” means the Land Title Act, R.S.B.C. 1996, c. 250, 
together with all amendments thereto and replacements thereof; 

(g) “Land Title Office” means the applicable Land Title Office or its 
successor in function; 

(h) “Local Government Act” means the Local Government Act, R.S.B.C. 
2015, c. 1, together with all amendments thereto and replacements thereof; 

(i) “Market Rent” means rent for a Dwelling Unit that is based on an 
independent market rent appraisal and determined in accordance with the 
requirements of the BC Builds Rental Supply Program; 

(j) “Middle Income Limit” means the gross annual household income that 
does not exceed the 75th income percentile: 
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(i) with respect to Dwelling Units with less than two (2) bedrooms, 
for families without children; or  

(ii) with respect to Dwelling Units with two (2) or more bedrooms, for 
families with children, 

as determined from time to time by BC Housing; 

(k) “Parties” means together, the Leasehold Owner and the Local 
Government; 

(l) “Real Estate Act” means the Real Estate Act, S.B.C. 1979, c. 356, 
together with all amendments thereto and replacements thereof; 

(m) “Residential Tenancy Act” means the Residential Tenancy Act, S.B.C. 
2002, c. 78, together with all amendments thereto and replacements 
thereof; 

(n) “Strata Property Act” means the Strata Property Act, S.B.C. 1998, c. 43, 
together with all amendments thereto and replacements thereof; 

(o) “Subdivide” or “Subdivision” means to divide, apportion, consolidate or 
subdivide the Lands, or the ownership or right to possession or occupation 
of the Lands into two or more lots, strata lots, parcels, parts, portions or 
shares, whether by plan, descriptive words or otherwise, under the Land 
Title Act, the Strata Property Act, or otherwise, and includes the creation, 
conversion, organization or development of “cooperative units” or “shared 
interests in land” as defined in the Real Estate Act; 

(p) “Tenants” means one or more individuals that occupy or propose to 
occupy Dwelling Units, and any one, a “Tenant”; and 

(q) “Tenancy Agreement” means a tenancy agreement, lease, license or other 
agreement granting rights to occupy a Dwelling Unit that is governed by 
the Residential Tenancy Act. 

2. Section 219 Covenant – Land Use Restrictions 

2.1 The Leasehold Owner hereby covenants and agrees with respect to the use of the 
Lands and Building from the date of this Agreement set forth on the first page of 
the Terms of Instrument – Part 2 as follows: 

(a) once the Dwelling Units have been constructed and the Local Government 
has issued an occupancy permit(s) for the Dwelling Units, the Dwelling 
Units shall be used only in accordance with this Agreement; 

(b) any development on the Lands shall include the Dwelling Units to be used 
in a manner consistent with this Agreement; 
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(c) at least thirty percent (30%) of the Dwelling Units must be: 

a. rented to Tenants for rents that are at least twenty percent (20%) below 
Market Rent; and 

b. occupied by households with incomes at or below housing income 
limits for the corresponding size of housing unit, as set out in the 
current “Housing Income Limits” table published by BC Housing, or 
equivalent publication; and 

c. occupied by households that comply with the Eligibility Criteria and 
are rented to Tenants in accordance with Township of Langley 
Development Cost Charge Waiver For Not-For-Profit Housing Bylaw 
No. 5901 as amended or replaced from time to time; 

(d) each Dwelling Unit shall only be occupied by Tenants whose gross annual 
income does not exceed the applicable Middle Income Limit and each 
rented at a rate determined by BC Housing; 

(e) the Leasehold Owner shall endeavour to rent each Below Market Rent 
Unit to Tenants who generally have lower gross annual income as at the 
date of initial occupancy than the average gross annual income as at the 
date of initial occupancy of Tenants who occupy a Dwelling Unit for 
Market Rent; 

(f) each Dwelling Unit shall only be used for rental purposes, pursuant to a 
Tenancy Agreement; 

(g) every Tenancy Agreement shall identify all Tenants of a Dwelling Unit; 

(h) no Dwelling Unit on the Lands may be rented to or tenanted by any 
Tenant for a term of less than thirty (30) days; and 

(i) the Leasehold Owner shall operate the Dwelling Units in compliance with 
the terms, conditions, requirements and restrictions contained in this 
Agreement. 

2.2 The Local Government may permit the Leasehold Owner to Subdivide the Lands 
to Subdivide any excess lands within the Lands (which are not required as part of 
the Building in which the Dwelling Units will be built), provided that the 
Leasehold Owner will be able to ensure that the Dwelling Units can be built 
within current bylaws on the remainder portion of the Lands (the “Remainder 
Lands”), in which case the Local Government will upon Subdivision in this 
manner, discharge this Agreement from title to the excess lands, with this 
Agreement remaining in full force and effect against the Remainder Lands. The 
Leasehold Owner may Subdivide the Building pursuant to the Strata Property 
Act, in which case, the Local Government will, upon Subdivision in this manner, 
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discharge this Agreement from title to all strata lots other than those strata lots 
that comprise the Dwelling Units.  

2.3 The Leasehold Owner shall not sell or transfer, or agree to sell or transfer, any 
interest in the Dwelling Units, other than a full interest in the Leasehold Owner’s 
leasehold title, to a purchaser that agrees to assume the terms and conditions of 
this Agreement.  

3. Notice to be Registered in the Land Title Office 

3.1 The Leasehold Owner hereby acknowledges and agrees that: 

(a) this Agreement constitutes both a covenant under section 219 of the Land 
Title Act and a housing agreement entered into under section 483 of the 
Local Government Act; 

(b) notice of this Agreement shall be registered in the Land Title Office by the 
Local Government at the cost of the Leasehold Owner in accordance with 
section 483 of the Local Government Act; and  

(c) pursuant to section 483(6) of the Local Government Act, this Agreement 
shall be binding on all persons who acquire an interest in the Lands from 
the Leasehold Owner after registration of this notice, and unless 
discharged in accordance with this Agreement, shall run with and bind the 
Lands in perpetuity. 

4. Compliance with Agreement 

4.1 The Leasehold Owner hereby irrevocably authorizes the Local Government to 
make such inquiries as it considers reasonably necessary in order to confirm that 
the Leasehold Owner is complying with this Agreement. 

5. Enforcement and Waiver 

5.1 Nothing contained or implied herein shall prejudice or affect the rights and 
powers of the Local Government in the exercise of its functions under any public 
or private statutes, bylaws, orders and regulations, all of which may be fully and 
effectively exercised in relation to the Lands. The waiver by a party of any failure 
on the part of the other party to perform in accordance with any of the terms or 
conditions of this Agreement shall not be construed as a waiver of any future or 
continuing failure, whether similar or dissimilar.   

5.2 The Parties agree that the Local Government is not obligated to inspect the Lands 
or to otherwise ensure compliance with this Agreement, nor is the Local 
Government obligated to remedy any default of this Agreement. A failure by the 
Local Government to enforce this Agreement shall not constitute a waiver of any 
of the Local Government‘s rights herein.   
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5.3 Notwithstanding any provision to the contrary in this Agreement, if the Leasehold 
Owner is in default of its obligations set forth in this Agreement then the Local 
Government may, by written notice to the Leasehold Owner, as the case may be: 

(a) require such default to be corrected within thirty (30) days after receipt of 
such notice; and 

(b) if within the thirty (30) days after receipt of such notice the default has not 
been corrected or reasonable steps to correct the default have not been 
taken, the Local Government, without limiting any other right it might 
have, may, but is under no obligation to, enter onto the Lands and rectify 
such default to the extent considered necessary by the Local Government, 
or pursue any other remedy consistent with the provisions set forth in 
sections 5.4 and 5.5. 

5.4 No remedy under this Agreement is deemed to be exclusive but will, where 
possible, be cumulative with all other remedies available at law or in equity.   

5.5 The Leasehold Owner hereby covenants and agrees that, in addition to any 
remedies that are available under this Agreement or at law, the Local Government 
is entitled to all equitable remedies, including specific performance, injunction 
and declarative relief to enforce its rights under this Agreement. The Leasehold 
Owner each acknowledges that specific performance, injunctive relief (mandatory 
or otherwise) or other equitable relief may be the only adequate remedy for a 
default by the Leasehold Owner under this Agreement. 

6. Discharge or Amendment 

6.1 This Agreement shall be discharged or amended only by an instrument duly 
executed by the Parties. Notwithstanding the foregoing, a unilateral discharge is 
the right of the Local Government pursuant to section 8.1(c).   

6.2 Pursuant to section 483(4) of the Local Government Act, this Agreement may be 
amended only by a bylaw adopted with the consent of the Parties. 

7. Indemnity and Release 

7.1 The Leasehold Owner hereby releases, indemnifies and saves harmless the Local 
Government from all loss, damage, costs (including without limitation legal 
costs), expenses, actions, suits, debts, accounts, claims and demands (collectively, 
the “Claims and Losses”), including without limitation any and all claims of 
third parties (and including personal injury, death or damage occurring in or on 
the Lands), which the Local Government may suffer, incur or be put to arising 
directly or indirectly out of or in connection with this Agreement, including: 

(a) any breach by the Leasehold Owner of any covenant or agreement 
contained in or related to this Agreement; 
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(b) any negligent act or omission of the Leasehold Owner or its officers, 
directors, agents, contractors or other persons for whom at law the 
Leasehold Owner is responsible; 

(c) the exercise of discretion by any employee or official of the Local 
Government for any matter relating to this Agreement; 

(d) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands, the Building or any portion 
thereof, including any Dwelling Unit; and/or 

(e) the exercise by the Local Government of any of its rights under this 
Agreement or an enactment. 

Notwithstanding the foregoing or anything to the contrary set forth in this 
Agreement, the indemnity being granted by the Leasehold Owner hereunder shall 
exclude such Claims and Losses arising from the negligent acts or omissions, bad 
faith or willful misconduct of the Local Government. 

7.2 The indemnity and release set forth in section 7.1 shall survive the termination of 
this Agreement.  

8. Agreement for Benefit of Local Government Only 

8.1 The Parties agree that: 

(a) this Agreement is entered into only for the benefit of the Local 
Government; 

(b) this Agreement is not intended to protect the interests of the Leasehold 
Owner, any tenant, or any future owner, lessee, occupier or user of the 
Lands, the Building or any portion thereof, including any Dwelling Unit; 
and 

(c) the Local Government may at any time execute a release and discharge of 
this Agreement, without liability to anyone for doing so, and without 
obtaining the consent of the Leasehold Owner.  

9. Miscellaneous 

9.1 Time will be of the essence of this Agreement and will remain of the essence 
notwithstanding the extension of any of the dates under this Agreement. 

9.2 This Agreement represents the whole agreement between the Parties, and there 
are no warranties, representations, conditions or collateral agreements made by 
the Parties except as set forth in this Agreement. 
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9.3 The captions and headings throughout this Agreement are for convenience and 
reference only and the words and phrases contained therein will in no way be held 
or deemed to define, limit, describe, explain, modify, amplify or add to the 
interpretation, construction or meaning of any provision of or the scope or intent 
of this Agreement or in any way affect this Agreement. 

9.4 If any provision of this Agreement is found to be invalid or unenforceable, such 
provision or any part thereof will be severed from this Agreement and the 
remainder of this Agreement will remain in full force and effect.  

9.5 Each of the Parties shall at all times and from time to time and upon reasonable 
request do, execute and deliver all further assurances, acts and documents for the 
purpose of evidencing and giving full force and effect to the covenants, 
agreements and provisions in this Agreement.  

9.6 All notices, demands and requests which may or are required to be given pursuant 
to this Agreement will be in writing and will be sufficiently given if served 
personally upon the party for which it is intended, or mailed prepaid and double 
registered: 

(a) in the case of the Leasehold Owner, addressed to: 

Township of Langley Housing Trust Society 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

Attention:  President 

(b) in the case of the Local Government, addressed to: 

Township of Langley 
202338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

Attention:  Township Clerk 

or at such other addresses as each of the Parties may from time to time advise by 
notice in writing. The date of receipt of any such notice, demand or request will 
be deemed to be the date of delivery if such notice, demand or request is served 
personally or if mailed as aforesaid on the fifth business day next following the 
date of such mailing; provided, however, that if mailed, should there be between 
the time of mailing and the actual receipt of the notice a mail strike, slow down of 
postal service or other labour dispute which affects the delivery of such notice, 
then such notice will be deemed to be received when actually delivered. 

9.7 Unless the context otherwise requires, the laws of British Columbia will apply to 
this Agreement and all statutes referred to herein are enactments of the Province 
of British Columbia. Without limiting the above, in the event of any conflict 
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between any provision of this Agreement and the Residential Tenancy Act, this 
Agreement is without effect to the extent of the conflict, except that the Leasehold 
Owner shall be responsible for ensuring that every Tenancy Agreement fairly 
reflects the material terms of this Agreement. 

9.8 Any reference to a statute includes and is a reference to such statute and to the 
regulations made pursuant thereto, with all amendments made from time to time 
to such statute and regulations and as they are in force from time to time, and to 
any statute and regulations that may be passed which have the effect of 
supplementing or superseding such statutes and regulations. 

9.9 The Leasehold Owner will do everything necessary, at the expense of the 
Leasehold Owner, to ensure that a notice under section 483(5) of the Local 
Government Act will be filed on the title to the Lands and that this Agreement will 
be noted and registered against title to the Lands in priority to all financial charges 
and financial encumbrances which may have been registered or are pending 
registration against title to the Lands save and except those specifically approved 
in advance in writing by the Local Government or in favour of the Local 
Government. 

9.10 The Leasehold Owner is only liable for breaches of this Agreement that occur 
while the Leasehold Owner is the registered owner of the leasehold interest in the 
Lands provided however that notwithstanding that the Leasehold Owner is no 
longer the registered owner of the leasehold interest in the Lands, the Leasehold 
Owner will remain liable for breaches of this Agreement that occurred while the 
Leasehold Owner was the registered owner of the leasehold interest in the Lands. 

9.11 This Agreement shall enure to the benefit of and be binding upon the Parties 
hereto and their respective successors and permitted assignees. 

By signing the General Instrument Part I, the Parties have agreed to be bound by their respective 
obligations contained in this Agreement. 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 – REGULAR MEETING REPORT: 25-71 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-23-0236
SUBJECT: HOUSING AGREEMENT (TOWNSHIP OF LANGLEY 

HOUSING TRUST SOCIETY / 20230 – 72B AVENUE) 

PROPOSAL: 

That Council grant first, second and third reading to Township of Langley Housing Agreement 
(Township of Langley Housing Trust Society – Central Gordon Site) Bylaw No. 6126. 

EXECUTIVE SUMMARY: 

On April 7, 2025, Council issued Development Permit No. 101463 to the Township of Langley to 
facilitate development of a building containing 118 apartment units located at 20230 – 72B Avenue. 

At the April 7, 2025 Regular Meeting, Council by resolution waived the payment of Township of 
Langley Development Cost Charges (DCC) pursuant to DCC Waiver Bylaw No. 5901 as the project 
qualifies as an “Eligible Development”. The applicant is seeking a further waiver for Metro Vancouver 
DCCs and TransLink DCCs which require the establishment of a Housing Agreement. 

PURPOSE: 

The purpose of this report is to provide information and recommendations concerning Bylaw No. 
6126. 
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HOUSING AGREEMENT (TOWNSHIP OF LANGLEY  
HOUSING TRUST SOCIETY / 20230 – 72B AVENUE) 
Page 2 . . . 
 
BACKGROUND/HISTORY: 

• On January 29, 2024, Council adopted Bylaws No. 5861 and 5862 to redesignate the 
subject site as Medium Density Apartment (1.5 – 2.5 FSR) and rezone the site to 
Comprehensive Development Zone CD-193 to accommodate a future multi-family 
proposal for non-market housing.  

• The subject site is being developed in partnership with the Province of British Columbia 
as part of the BC Builds program that assists municipal governments to build middle 
income rental homes. 

• On April 7, 2025, along with the issuance of Development Permit No. 101463 to facilitate 
the development of 118 apartment units, Council also waived the Township of Langley 
Development Cost Charges as it qualified as an eligible development under the DCC 
waiver bylaw. 

DISCUSSION/ANALYSIS: 

• Township DCCs are regulated through the Development Cost Charges Bylaw (as 
amended) and through the accompanying DCC program. The Township’s DCC Waiver 
Bylaw No. 5901 allows eligible developments to qualify for a waiver from payment of 
these charges.   

• As part of the Township’s DCC program, the Township also collects DCCs on behalf of 
Metro Vancouver (water, liquid waste, parks), TransLink and the School Board.  

• Establishment of a housing agreement provides a mechanism for DCC waivers for Metro 
Vancouver and TransLink to qualify as an eligible development for each organization.  

Policy Considerations: 
Staff recommend Council consider Housing Agreement Bylaw No. 6216 for first, second and 
third reading.  
 
 
Respectfully submitted, 
 
 
Ruby Sandher 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 

CONCURRENCES 
Division / Department Name 
LEGAL SERVICES C. Konrad 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY HOUSING AGREEMENT 
(TOWNSHIP OF LANGLEY HOUSING TRUST SOCIETY – CENTRAL GORDON SITE)  

BYLAW NO.  6126 
 
 

EXPLANATORY NOTE 
 
Bylaw No. 6126 authorizes The Corporation of the Township of Langley to enter into a 
housing agreement with the Township of Langley Housing Trust Society to secure rental 
housing and affordable rental units on the subject property located at 20230 – 72B Avenue. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY HOUSING AGREEMENT 
(TOWNSHIP OF LANGLEY HOUSING TRUST SOCIETY – CENTRAL GORDON SITE)  

BYLAW NO.  6126 
 

A Bylaw to authorize a Housing Agreement 
 
The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as the “Township of Langley Housing 

Agreement (Township of Langley Housing Trust Society – Central Gordon Site) Bylaw 
No. 6126”. 

 
2. The Council of the Township of Langley hereby authorizes the Corporation of the 

Township of Langley to enter into an agreement with the Township of Langley 
Housing Trust Society on behalf of the Township of Langley, as set out in Schedule 
“A”, attached hereto and forming part of the bylaw (the “Agreement”). 

 
3. The lands identified in the Agreement are legally described as: 
 

Lot A Section 23 Township 8 NWD Plan EPP135578 
 
4. Upon execution of the Agreement by the Mayor and the Township Clerk (or Deputy 

Clerk), the Agreement shall be validly entered into as authorized by this Bylaw. 
 
5.  The Township Clerk (or Deputy Clerk) is authorized to sign and cause to be register in 

the Land Title office, notices of the Agreement as may be required under the Local 
Government Act.  

 
 
READ A FIRST TIME the  day of  , 2025 

READ A SECOND TIME the  day of  , 2025 

READ A THIRD TIME the  day of  , 2025 

ADOPTED the   day of  , 2025 

 
  

Mayor 
  

Township Clerk 
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SCHEDULE A 
TERMS OF INSTRUMENT - PART 2 

HOUSING AGREEMENT AND SECTION 219 COVENANT 
(Section 483 of the Local Government Act and Section 219 of the Land Title Act) 

THIS AGREEMENT made as of the  day of , 202. 

BETWEEN: 

Township of Langley Housing Trust Society 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

(the “Leasehold Owner”) 

AND: 

The Corporation of the Township of Langley 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

(the “Local Government”) 

WHEREAS: 

A. The Corporation of the Township of Langley is the registered owner of those lands and
premises located at 20230 72B Avenue in Langley, B.C. and legally described as:

PID: 032-186-673  
Lot A, Section 23 Township 8 New Westminster District Plan EPP135578 

(the “Lands”); 

B. The Leasehold Owner is the registered owner of a leasehold interest in the Lands
pursuant to a lease registered in the Land Title Office with document number
CB1898612;

C. The Leasehold Owner may, pursuant to section 483 of the Local Government Act, enter
into a housing agreement with an owner regarding the occupancy of the housing units
identified in the agreement, including but not limited to terms and conditions referred to
in section 483(2) of the Local Government Act;

D. Section 219 of the Land Title Act permits the registration of a covenant of a positive or
negative nature in favour of the Local Government in respect of the use of land or
construction on land;
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Housing Agreement (BC Builds Rental Supply) 
AC/12816932.5 

E. The Leasehold Owner and the Local Government wish to enter into this Agreement to 
provide for rental housing units on the Lands, on the terms and conditions set out in this 
Agreement, and agree that this Agreement is a housing agreement pursuant to section 483 
of the Local Government Act and a covenant pursuant to section 219 of the Land Title 
Act. 

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of $1.00 paid by 
each of the Parties to the other (the receipt and sufficiency of which is acknowledged by each 
party) and in consideration of the promises exchanged below, the Parties covenant and agree as 
follows: 

1. Definitions 

1.1 In this Agreement, unless otherwise defined, the following words have the 
following meanings: 

(a) “Agreement” means this agreement and includes all recitals, instruments, 
schedules, and amendments thereto; 

(b) “BC Housing” means British Columbia Housing Management 
Commission or its successor in function; 

(c) “Below Market Rent Unit” means any Dwelling Unit more particularly 
set forth in section 2.1(c);  

(d) “Building” means the building(s) and all other structures to be constructed 
on the Lands, together with all alterations or repairs thereto and all 
improvements from time to time constructed upon or affixed or 
appurtenant to the Lands; 

(e) “Dwelling Units” means collectively, all of the dwelling units expected to 
be constructed on the Lands, and any one, a “Dwelling Unit”; 

(f) “Land Title Act” means the Land Title Act, R.S.B.C. 1996, c. 250, 
together with all amendments thereto and replacements thereof; 

(g) “Land Title Office” means the applicable Land Title Office or its 
successor in function; 

(h) “Local Government Act” means the Local Government Act, R.S.B.C. 
2015, c. 1, together with all amendments thereto and replacements thereof; 

(i) “Market Rent” means rent for a Dwelling Unit that is based on an 
independent market rent appraisal and determined in accordance with the 
requirements of the BC Builds Rental Supply Program; 

(j) “Middle Income Limit” means the gross annual household income that 
does not exceed the 75th income percentile: 
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Housing Agreement (BC Builds Rental Supply) 
AC/12816932.5 

(i) with respect to Dwelling Units with less than two (2) bedrooms, 
for families without children; or  

(ii) with respect to Dwelling Units with two (2) or more bedrooms, for 
families with children, 

as determined from time to time by BC Housing; 

(k) “Parties” means together, the Leasehold Owner and the Local 
Government; 

(l) “Real Estate Act” means the Real Estate Act, S.B.C. 1979, c. 356, 
together with all amendments thereto and replacements thereof; 

(m) “Residential Tenancy Act” means the Residential Tenancy Act, S.B.C. 
2002, c. 78, together with all amendments thereto and replacements 
thereof; 

(n) “Strata Property Act” means the Strata Property Act, S.B.C. 1998, c. 43, 
together with all amendments thereto and replacements thereof; 

(o) “Subdivide” or “Subdivision” means to divide, apportion, consolidate or 
subdivide the Lands, or the ownership or right to possession or occupation 
of the Lands into two or more lots, strata lots, parcels, parts, portions or 
shares, whether by plan, descriptive words or otherwise, under the Land 
Title Act, the Strata Property Act, or otherwise, and includes the creation, 
conversion, organization or development of “cooperative units” or “shared 
interests in land” as defined in the Real Estate Act; 

(p) “Tenants” means one or more individuals that occupy or propose to 
occupy Dwelling Units, and any one, a “Tenant”; and 

(q) “Tenancy Agreement” means a tenancy agreement, lease, license or other 
agreement granting rights to occupy a Dwelling Unit that is governed by 
the Residential Tenancy Act. 

2. Section 219 Covenant – Land Use Restrictions 

2.1 The Leasehold Owner hereby covenants and agrees with respect to the use of the 
Lands and Building from the date of this Agreement set forth on the first page of 
the Terms of Instrument – Part 2 as follows: 

(a) once the Dwelling Units have been constructed and the Local Government 
has issued an occupancy permit(s) for the Dwelling Units, the Dwelling 
Units shall be used only in accordance with this Agreement; 

(b) any development on the Lands shall include the Dwelling Units to be used 
in a manner consistent with this Agreement; 
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Housing Agreement (BC Builds Rental Supply) 
AC/12816932.5 

(c) at least thirty percent (30%) of the Dwelling Units must be: 

i. rented to Tenants for rents that are at least twenty percent (20%) below 
Market Rent; and 

ii. occupied by households with incomes at or below housing income 
limits for the corresponding size of housing unit, as set out in the 
current “Housing Income Limits” table published by BC Housing, or 
equivalent publication; and 

iii. occupied by households that comply with the Eligibility Criteria and 
are rented to Tenants in accordance with Township of Langley 
Development Cost Charge Waiver For Not-For-Profit Housing Bylaw 
No. 5901 as amended or replaced from time to time; 

(d) each Dwelling Unit shall only be occupied by Tenants whose gross annual 
income does not exceed the applicable Middle Income Limit and each 
rented at a rate determined by BC Housing; 

(e) the Leasehold Owner shall endeavour to rent each Below Market Rent 
Unit to Tenants who generally have lower gross annual income as at the 
date of initial occupancy than the average gross annual income as at the 
date of initial occupancy of Tenants who occupy a Dwelling Unit for 
Market Rent; 

(f) each Dwelling Unit shall only be used for rental purposes, pursuant to a 
Tenancy Agreement; 

(g) every Tenancy Agreement shall identify all Tenants of a Dwelling Unit; 

(h) no Dwelling Unit on the Lands may be rented to or tenanted by any 
Tenant for a term of less than thirty (30) days; and 

(i) the Leasehold Owner shall operate the Dwelling Units in compliance with 
the terms, conditions, requirements and restrictions contained in this 
Agreement. 

2.2 The Local Government may permit the Leasehold Owner to Subdivide the Lands 
to Subdivide any excess lands within the Lands (which are not required as part of 
the Building in which the Dwelling Units will be built), provided that the 
Leasehold Owner will be able to ensure that the Dwelling Units can be built 
within current bylaws on the remainder portion of the Lands (the “Remainder 
Lands”), in which case the Local Government will upon Subdivision in this 
manner, discharge this Agreement from title to the excess lands, with this 
Agreement remaining in full force and effect against the Remainder Lands. The 
Leasehold Owner may Subdivide the Building pursuant to the Strata Property 
Act, in which case, the Local Government will, upon Subdivision in this manner, 
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discharge this Agreement from title to all strata lots other than those strata lots 
that comprise the Dwelling Units.  

2.3 The Leasehold Owner shall not sell or transfer, or agree to sell or transfer, any 
interest in the Dwelling Units, other than a full interest in the Leasehold Owner’s 
leasehold title, to a purchaser that agrees to assume the terms and conditions of 
this Agreement.  

3. Notice to be Registered in the Land Title Office 

3.1 The Leasehold Owner hereby acknowledges and agrees that: 

(a) this Agreement constitutes both a covenant under section 219 of the Land 
Title Act and a housing agreement entered into under section 483 of the 
Local Government Act; 

(b) notice of this Agreement shall be registered in the Land Title Office by the 
Local Government at the cost of the Leasehold Owner in accordance with 
section 483 of the Local Government Act; and  

(c) pursuant to section 483(6) of the Local Government Act, this Agreement 
shall be binding on all persons who acquire an interest in the Lands from 
the Leasehold Owner after registration of this notice, and unless 
discharged in accordance with this Agreement, shall run with and bind the 
Lands in perpetuity. 

4. Compliance with Agreement 

4.1 The Leasehold Owner hereby irrevocably authorizes the Local Government to 
make such inquiries as it considers reasonably necessary in order to confirm that 
the Leasehold Owner is complying with this Agreement. 

5. Enforcement and Waiver 

5.1 Nothing contained or implied herein shall prejudice or affect the rights and 
powers of the Local Government in the exercise of its functions under any public 
or private statutes, bylaws, orders and regulations, all of which may be fully and 
effectively exercised in relation to the Lands. The waiver by a party of any failure 
on the part of the other party to perform in accordance with any of the terms or 
conditions of this Agreement shall not be construed as a waiver of any future or 
continuing failure, whether similar or dissimilar.   

5.2 The Parties agree that the Local Government is not obligated to inspect the Lands 
or to otherwise ensure compliance with this Agreement, nor is the Local 
Government obligated to remedy any default of this Agreement. A failure by the 
Local Government to enforce this Agreement shall not constitute a waiver of any 
of the Local Government‘s rights herein.   
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5.3 Notwithstanding any provision to the contrary in this Agreement, if the Leasehold 
Owner is in default of its obligations set forth in this Agreement then the Local 
Government may, by written notice to the Leasehold Owner, as the case may be: 

(a) require such default to be corrected within thirty (30) days after receipt of 
such notice; and 

(b) if within the thirty (30) days after receipt of such notice the default has not 
been corrected or reasonable steps to correct the default have not been 
taken, the Local Government, without limiting any other right it might 
have, may, but is under no obligation to, enter onto the Lands and rectify 
such default to the extent considered necessary by the Local Government, 
or pursue any other remedy consistent with the provisions set forth in 
sections 5.4 and 5.5. 

5.4 No remedy under this Agreement is deemed to be exclusive but will, where 
possible, be cumulative with all other remedies available at law or in equity.   

5.5 The Leasehold Owner hereby covenants and agrees that, in addition to any 
remedies that are available under this Agreement or at law, the Local Government 
is entitled to all equitable remedies, including specific performance, injunction 
and declarative relief to enforce its rights under this Agreement. The Leasehold 
Owner each acknowledges that specific performance, injunctive relief (mandatory 
or otherwise) or other equitable relief may be the only adequate remedy for a 
default by the Leasehold Owner under this Agreement. 

6. Discharge or Amendment 

6.1 This Agreement shall be discharged or amended only by an instrument duly 
executed by the Parties. Notwithstanding the foregoing, a unilateral discharge is 
the right of the Local Government pursuant to section 8.1(c).   

6.2 Pursuant to section 483(4) of the Local Government Act, this Agreement may be 
amended only by a bylaw adopted with the consent of the Parties. 

7. Indemnity and Release 

7.1 The Leasehold Owner hereby releases, indemnifies and saves harmless the Local 
Government from all loss, damage, costs (including without limitation legal 
costs), expenses, actions, suits, debts, accounts, claims and demands (collectively, 
the “Claims and Losses”), including without limitation any and all claims of 
third parties (and including personal injury, death or damage occurring in or on 
the Lands), which the Local Government may suffer, incur or be put to arising 
directly or indirectly out of or in connection with this Agreement, including: 

(a) any breach by the Leasehold Owner of any covenant or agreement 
contained in or related to this Agreement; 
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(b) any negligent act or omission of the Leasehold Owner or its officers, 
directors, agents, contractors or other persons for whom at law the 
Leasehold Owner is responsible; 

(c) the exercise of discretion by any employee or official of the Local 
Government for any matter relating to this Agreement; 

(d) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands, the Building or any portion 
thereof, including any Dwelling Unit; and/or 

(e) the exercise by the Local Government of any of its rights under this 
Agreement or an enactment. 

Notwithstanding the foregoing or anything to the contrary set forth in this 
Agreement, the indemnity being granted by the Leasehold Owner hereunder shall 
exclude such Claims and Losses arising from the negligent acts or omissions, bad 
faith or willful misconduct of the Local Government. 

7.2 The indemnity and release set forth in section 7.1 shall survive the termination of 
this Agreement.  

8. Agreement for Benefit of Local Government Only 

8.1 The Parties agree that: 

(a) this Agreement is entered into only for the benefit of the Local 
Government; 

(b) this Agreement is not intended to protect the interests of the Leasehold 
Owner, any tenant, or any future owner, lessee, occupier or user of the 
Lands, the Building or any portion thereof, including any Dwelling Unit; 
and 

(c) the Local Government may at any time execute a release and discharge of 
this Agreement, without liability to anyone for doing so, and without 
obtaining the consent of the Leasehold Owner.  

9. Miscellaneous 

9.1 Time will be of the essence of this Agreement and will remain of the essence 
notwithstanding the extension of any of the dates under this Agreement. 

9.2 This Agreement represents the whole agreement between the Parties, and there 
are no warranties, representations, conditions or collateral agreements made by 
the Parties except as set forth in this Agreement. 
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9.3 The captions and headings throughout this Agreement are for convenience and 
reference only and the words and phrases contained therein will in no way be held 
or deemed to define, limit, describe, explain, modify, amplify or add to the 
interpretation, construction or meaning of any provision of or the scope or intent 
of this Agreement or in any way affect this Agreement. 

9.4 If any provision of this Agreement is found to be invalid or unenforceable, such 
provision or any part thereof will be severed from this Agreement and the 
remainder of this Agreement will remain in full force and effect.  

9.5 Each of the Parties shall at all times and from time to time and upon reasonable 
request do, execute and deliver all further assurances, acts and documents for the 
purpose of evidencing and giving full force and effect to the covenants, 
agreements and provisions in this Agreement.  

9.6 All notices, demands and requests which may or are required to be given pursuant 
to this Agreement will be in writing and will be sufficiently given if served 
personally upon the party for which it is intended, or mailed prepaid and double 
registered: 

(a) in the case of the Leasehold Owner, addressed to: 

Township of Langley Housing Trust Society 
20338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

Attention:  President 

(b) in the case of the Local Government, addressed to: 

Township of Langley 
202338 – 65 Avenue 
Langley, B.C., V2Y 3J1 

Attention:  Township Clerk 

or at such other addresses as each of the Parties may from time to time advise by 
notice in writing. The date of receipt of any such notice, demand or request will 
be deemed to be the date of delivery if such notice, demand or request is served 
personally or if mailed as aforesaid on the fifth business day next following the 
date of such mailing; provided, however, that if mailed, should there be between 
the time of mailing and the actual receipt of the notice a mail strike, slow down of 
postal service or other labour dispute which affects the delivery of such notice, 
then such notice will be deemed to be received when actually delivered. 

9.7 Unless the context otherwise requires, the laws of British Columbia will apply to 
this Agreement and all statutes referred to herein are enactments of the Province 
of British Columbia. Without limiting the above, in the event of any conflict 
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between any provision of this Agreement and the Residential Tenancy Act, this 
Agreement is without effect to the extent of the conflict, except that the Leasehold 
Owner shall be responsible for ensuring that every Tenancy Agreement fairly 
reflects the material terms of this Agreement. 

9.8 Any reference to a statute includes and is a reference to such statute and to the 
regulations made pursuant thereto, with all amendments made from time to time 
to such statute and regulations and as they are in force from time to time, and to 
any statute and regulations that may be passed which have the effect of 
supplementing or superseding such statutes and regulations. 

9.9 The Leasehold Owner will do everything necessary, at the expense of the 
Leasehold Owner, to ensure that a notice under section 483(5) of the Local 
Government Act will be filed on the title to the Lands and that this Agreement will 
be noted and registered against title to the Lands in priority to all financial charges 
and financial encumbrances which may have been registered or are pending 
registration against title to the Lands save and except those specifically approved 
in advance in writing by the Local Government or in favour of the Local 
Government. 

9.10 The Leasehold Owner is only liable for breaches of this Agreement that occur 
while the Leasehold Owner is the registered owner of the leasehold interest in the 
Lands provided however that notwithstanding that the Leasehold Owner is no 
longer the registered owner of the leasehold interest in the Lands, the Leasehold 
Owner will remain liable for breaches of this Agreement that occurred while the 
Leasehold Owner was the registered owner of the leasehold interest in the Lands. 

9.11 This Agreement shall enure to the benefit of and be binding upon the Parties 
hereto and their respective successors and permitted assignees. 

By signing the General Instrument Part I, the Parties have agreed to be bound by their respective 
obligations contained in this Agreement. 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 12, 2025 - REGULAR MEETING REPORT: 25-72 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-36-0219
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100256 AND DEVELOPMENT 
PERMIT APPLICATION NO. 101402 (1308728 BC LTD. /  
21588 – 96 AVENUE) 

PROPOSAL: 

On January 27, 2025, Council considered third reading of an application to amend the Walnut 
Grove Community Plan and Walnut Grove Redwoods Neighbourhood Plan from Neighbourhood 
Commercial to High Density Residential and Comprehensive Residential Development 4 and 
rezone a 0.19 ha (0.46 ac) site located at 21588 – 96 Avenue to Comprehensive Development 
Zone CD-209 with an accompanying Development Permit application (including landscape 
variances) to facilitate development of 12 townhouses. Council did not grant third reading and 
passed the following resolution: 

“That the application be referred back to staff to report to Council on alternative 
development options given its significant access constraints, and to review the possibility 
and merits of its preservation for future redevelopment and interim uses for Council’s 
consideration.” 

In response to Council’s resolution, staff have reviewed the development potential of the site 
and are providing information for three (3) alternative development scenarios. 

RECOMMENDATIONS: 

That Council consider the three (3) alternative development scenarios summarized in this report 
and adopt one the of the following resolutions. 

a) That Council direct staff to work with the applicant on a revised development proposal as
per Option 1 OR Option 2 OR Option 3 as summarized in this report.

OR 

b) That Council give third reading to Langley Official Community Plan Bylaw 1979 No. 1842
Amendment (Walnut Grove Community Plan) Bylaw 1978 No. 1836 Amendment (1308728
BC Ltd.) Bylaw No. 6069 and Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (1308728 BC Ltd.) Bylaw No. 6070 rezoning a 0.19 ha (0.46 ac) site located at
21588 – 96 Avenue to Comprehensive Development Zone CD-209 to facilitate the
development of 12 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.
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2. Provision of road dedications, widenings and necessary traffic improvements in 
accordance with the Township’s Master Transportation Plan, Subdivision and 
Development Servicing Bylaw and the Walnut Grove Community 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. Registration of restrictive covenants acceptable to the Township: 
i. identifying the unit required in accordance with the Schedule 2 – Adaptable 

Housing Requirements of the Township’s Official Community Plan 
ii. prohibiting parking on internal strata roadways (other than in clearly identified 

parking spaces) 
iii. 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. 

6. Compliance with the Community Amenity Contributions Policy and 5% 
Neighbourhood Park Land Acquisition Policy. 

7. 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 the Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Walnut Grove Community Plan) Bylaw 1978 No. 1836 Amendment (1308728 BC Ltd.) Bylaw 
No. 6069 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 amend the Walnut Grove Redwoods Neighbourhood Plan adopted by Council 
Resolution May 26, 1997 at time of final reading of Rezoning Bylaw No. 6070 by adding a new 
Section 2.2.4 Comprehensive Residential development CRD-4 following Section 2.2.3 
Comprehensive Residential Development CRD-3 as follows: 
 
2.2.4 Comprehensive Residential Development CRD-4 

 maximum net residential density: 63 units per hectare (26.1 units per acre) 
 residential development shall be in a townhouse form 

 
and by changing the land use designation on Map 2: Redwoods Neighbourhood Development 
Concept from “Neighbourhood Commercial” to “Comprehensive Residential Development CRD-
4” for the lands legally described as Lot 3 Section 36 Township 8 New Westminster District Plan 
LMP37851. 
 
That Council at time of final reading of Rezoning Bylaw No. 6070 consider issuance of 
Development Permit No. 101402 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. Section 111.3 – Landscaping, Screening and Fencing of the Township of Langley 
Zoning Bylaw 1987 No. 2500 being varied to decrease the required landscape 
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screen along the southern interior side lot line from 2.0 m (6.5 ft) to 0.8 m (2.6 ft) as 
indicated in Schedules “A” and “B”. 

d. Section 111.5.2) b) – Age-Friendly Amenity Area Zoning Bylaw 1987 No. 2500 being 
varied to allow the age-friendly amenity area to be located in the lot line setback as 
shown in Schedules “A” and “B”. 

e. Section 111.5.2) d) – Age-Friendly Amenity Area Zoning Bylaw 1987 No. 2500 being 
varied to allow the age-friendly amenity area dimension to be less than 6.0 m as 
shown in Schedules “A” and “B”. 

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

g. All refuse areas to be located within buildings and/or in enclosures and screened. 
h. All signage being in substantial compliance with Schedules “A” and “B” and with the 

Township’s Sign Bylaw. 
 

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

a. 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. 

EXECUTIVE SUMMARY: 

On January 27, 2025, Council considered third reading of Bylaws No. 6069 and 6070 with 
accompanying Development Permit No. 101402 to facilitate the development of 12 townhouses 
at 21588 – 96 Avenue. Council did not grant third reading and passed the following resolution: 
 

“That the application be referred back to staff to report to Council on alternative 
development options given its significant access constraints, and to review the possibility 
and merits of its preservation for future redevelopment and interim uses for Council’s 
consideration.” 

 
In response to Council’s resolution, staff have reviewed the development potential of the site 
and provide information on three (3) alternative development options including a reduced yield 
townhouse development, a lot layout and a neighbourhood commercial option.   
 
Staff recommend that Council either instruct staff to work with the proponent to revise the 
development to one of the alternative development options OR grant third reading to Bylaws No. 
6069 and 6070 with associated motions as originally presented. 

PURPOSE: 

The purpose of this report is to provide information on alternative development options for the 
site at 21588 – 96 Avenue and to provide a recommendation for advancing the application.  
 

H.1

H.1 - Page 3



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100256 AND DEVELOPMENT 
PERMIT APPLICATION NO. 101402 (1308728 BC LTD. /  
21588 – 96 AVENUE) 
Page 4 . . . 
 
BACKGROUND / HISTORY: 

• Council granted first and second reading of Bylaws No. 6069 and 6070 on November 18, 
2024 (Attachment B and C).   

• Council requested additional information with regards to site access and a memorandum 
was advanced (Attachment D) providing information about the 216 Street Complete 
Street Project. 

• The Public Hearing was held on January 13, 2025 with two written submissions and 
three speakers. The items identified at Public Hearing were: 

o lack of parking in the area 
o functionality of the access limited to right in right out only 
o traffic 
o increased density 

• Council considered third reading on January 27, 2025 and passed the following motion: 
“That the application be referred back to staff to report to Council on alternative 
development options given its significant access constraints, and to review the 
possibility and merits of its preservation for future redevelopment and interim 
uses for Council’s consideration.” 

DISCUSSION / ANALYSIS: 

In response to Council’s motion, staff reviewed three (3) alternative development options for the 
subject site as illustrated in Attachment A. 

• Option 1: 
o continue with a townhouse form of development with physical restrictions limiting 

access to right in right out to 216 Street but reduce the yield by one unit to 11 
units.   
 The reduced building footprint allows for reconsideration of the visitor 

parking configuration and an additional parking stall.   
 The reduced building footprint could also provide space on the 

development site to accommodate the age-friendly amenity area with 
reduced variances.   

 The change would require the owner’s consent to decrease the density, 
alteration of Zoning Bylaw No. 6070 to reduce the maximum number of 
units to 11 and a revised Development Permit prior to final reading. 

 

• Option 2  
o advance a three-lot subdivision in keeping with the Residential Zone R-1(C) 

consistent with neighbouring lots to the west and south.   
 From a process perspective, a new Walnut Grove Community Plan and 

associated Redwoods Neighbourhood Plan amendment would be 
required from Neighbourhood Commercial to Low Density Residential. If 
approved, a subsequent subdivision application would be required.  

 Approximately three (3) lots could be achieved with shared access 
restricted to right-in right-out only from 216 Street, noting that the access 
would require detailed design to ensure safety given the proximity to the 
intersection.    

 The lots would be eligible for small-scale multi-unit housing with up to four 
(4) units per lot subject to securing a variance for access from an arterial 
road. 

 Parking would be required at a rate of one (1) space per dwelling unit with 
a minimum of two (2) parking spaces per lot. 
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• Option 3  
o advance a commercial development in keeping with the Neighbourhood 

Commercial land use designation and existing Neighbourhood Commercial C-4 
zoning.   
 The neighbourhood commercial use is intended to satisfy those limited 

basic daily needs of residents.  
 From a process perspective, Bylaws No. 6069 and 6070 would be 

abandoned and a new Development Permit application would be 
required.   

 Access would be restricted to right-in from 216 Street and right-out only to 
96 Avenue.   

 The Walnut Grove Community Plan and Neighborhood Commercial C-4 
zone restrict the size of the convenience store use to 450 m2 (4,844 ft2) 
and provides for an optional dwelling unit within the convenience store 
building for the owner, manager or caretaker and family.   

 The Walnut Grove Community Plan seeks consideration of buffer planting 
by the commercial site when adjacent to residential uses.  

 Parking would be required at a rate of one (1) parking space per 35m2 
(355 ft2) of gross floor area or approximately 13 parking spaces for the 
450m2 convenience store use plus 1.5 for the residential use.  
    

• Staff note that the 216 Street Complete Street Project introduces a full traffic signal at 
the intersection of 216 Street and 96 Avenue with median defined left turn bays that 
extend south of the extents of the subject site. As a result of the site’s limited frontage on 
both 96 Avenue and 216 Street, driveway access is limited to right-in right-out only in all 
alternative development options. Staff note that there are similar situations on 208 Street 
south of 96 Avenue in Walnut Grove. Transportation staff have reviewed the options 
conceptually and note that detailed design review of a specific proposal is required.   

• The Fire Department has reviewed the development options and indicate that the 
proposals align with the BC Building Code access requirements and that they can 
provide service to the options.      

• Corresponding preliminary site plans for Options 1, 2 and 3 have been provided for 
information purposes only. A proposed site plan and/or subdivision plan prepared by the 
applicant would be required to confirm compliance with all Township of Langley bylaws. 

• Staff note that interim uses could also be considered using the Temporary Use Permit 
provisions in the Zoning Bylaw (including a Development Permit as the site is located in 
a Development Permit area). Appropriate uses would be further reviewed based on the 
policy context and current C-4 zoning. To date, Temporary Use Permit applications have 
included commercial uses such as seasonal greenhouse sales.     

Policy Considerations: 
The Walnut Grove Community Plan and Walnut Grove Redwoods Neighbourhood Plan 
designate the site for neighbourhood commercial uses and the site is currently zoned 
Neighbourhood Commercial Zone C-4. The applicant has advanced an application to change 
the land use and zoning to achieve a 12 unit townhouse development. The 12 unit townhouse 
application relied on variances to achieve the twelfth unit and, although supported, the site plan 
could be modified and variances reduced by reducing a unit.   
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The three (3) lot alternative development option with shared access to 216 Street would provide 
a similar lot size to the adjacent subdivision. Access and functionality of the site would depend 
on the proposed lot design and how many units the developer elected to construct on each lot.   
 
The neighbourhood commercial option would be in keeping with the land use plans and would 
require design development to ensure fit within the neighbourhood consistent with the land use 
plans. It is currently unknown if the floor space limitation in the Neighbourhood Commercial C-4 
Zone will affect development feasibility. The lot has been zoned for neighbourhood commercial 
uses since 1988, but development of the site consistent with the zone has not advanced.   
 
Staff recommend that Council either direct staff to work with the proponent on a development 
plan in keeping with one of the alternative development options or grant third reading of Bylaws 
No. 6069 and 6070 with associated motions. 
 
 
Respectfully submitted, 
 
 
Teresa Hanson 
MANAGER, DEVELOPMENT PLANNING 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A Alternative Development Options 

ATTACHMENT B Site Plan (Bylaws No. 6069 and 6070) 

ATTACHMENT C November 18, 2024 Report to Council 

ATTACHMENT D December 2, 2024 Memorandum to Council  
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Potential Visitor Parking Area 

Potential Age Friendly Amenity Area 

ATTACHMENT A 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: NOVEMBER 18, 2024 - REGULAR MEETING REPORT: 24-215 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-36-0219
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100256 AND 
DEVELOPMENT PERMIT APPLICATION NO. 101402 
(1308728 BC LTD. / 21588 – 96 AVENUE) 

PROPOSAL: 

Application to amend the Walnut Grove Community Plan and Walnut Grove Redwoods 
Neighbourhood Plan from Neighbourhood Commercial to High Density Residential and 
Comprehensive Residential Development 4 and rezone a 0.19 ha (0.46 ac) site located at 
21588 – 96 Avenue to Comprehensive Development Zone CD-209 with an accompanying 
Development Permit application (including landscape variances) to facilitate development of 12 
townhouses. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws No. 6069 and 6070 subject to seven (7) 
development prerequisites being satisfied prior to final reading of Bylaw No. 6070 and that staff 
be authorized to schedule the required Public Hearing. 

RATIONALE: 

Development of the site for Neighbourhood Commercial uses has not advanced despite existing 
Neighbourhood Commercial zoning. The proposed infill residential development will add to 
housing available in the Walnut Grove Redwoods Neighbourhood Plan area.    

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 No. 
1842 Amendment (Walnut Grove Community Plan) Bylaw 1978 No. 1836 Amendment 
(1308728 BC Ltd.) Bylaw No. 6069 and Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (1308728 BC Ltd.) Bylaw No. 6070 rezoning a 0.19 ha (0.46 ac) site located at 
21588 – 96 Avenue to Comprehensive Development Zone CD-209 to facilitate the development 
of 12 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 and necessary traffic improvements in
accordance with the Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Walnut Grove Community Plan.

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

ATTACHMENT C
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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. identifying the unit required in accordance with the Schedule 2 – Adaptable

Housing Requirements of the Township’s Official Community Plan
b. prohibiting parking on internal strata roadways (other than in clearly identified

parking spaces)
c. 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.

6. Compliance with the Community Amenity Contributions Policy and 5% Neighbourhood
Park Land Acquisition Policy.

7. 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 amend the Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Walnut Grove Community Plan) Bylaw 1978 No. 1836  Amendment (1308728 BC Ltd.) Bylaw 
No. 6069 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 amend the Walnut Grove Redwoods Neighbourhood Plan adopted by Council 
Resolution May 26, 1997 at time of final reading of Rezoning Bylaw No. 6070 by adding a 
new Section 2.2.4 Comprehensive Residential development CRD-4 following Section 2.2.3 
Comprehensive Residential Development CRD-3 as follows: 

2.2.4 Comprehensive Residential Development CRD-4 
• maximum net residential density: 63 units per hectare (26.1 units per acre)
• residential development shall be in a townhouse form

and by changing the land use designation on Map 2:  Redwoods Neighbourhood 
Development Concept from “Neighbourhood Commercial” to “Comprehensive Residential 
Development CRD-4” for the lands legally described as Lot 3 Section 36 Township 8 New 
Westminster District Plan LMP 37851. 

That Council at time of final reading of Rezoning Bylaw No. 6070 consider issuance of 
Development Permit No. 101402 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. 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 southern interior side lot line from 2.0 m (6.5 ft) to 0.8 m (2.6 ft) as indicated
in Schedules “A” and “B”.

d. Section 111.5.2) b) – Age-Friendly Amenity Area Zoning Bylaw 1987 No. 2500 being
varied to allow the age-friendly amenity area to be located in the lot line setback as
shown in Schedules “A” and “B”.
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e. Section 111.5.2) d) – Age-Friendly Amenity Area Zoning Bylaw 1987 No. 2500 being
varied to allow the age-friendly amenity area dimension to be less than 6.0 m as
shown in Schedules “A” and “B”.

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

g. All refuse areas to be located within buildings and/or in enclosures and screened.
h. All signage being in substantial compliance with Schedules “A” and “B” and with the

Township’s Sign Bylaw.

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

a. 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.

That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6069 
and 6070. 

EXECUTIVE SUMMARY: 

The owner has applied to amend the Walnut Grove Community Plan and rezone a 0.19 (0.46 ac) 
site located at 21588 – 96 Avenue to Comprehensive Development Zone CD-209 to facilitate 
development of 12 townhouses. The Walnut Grove Community Plan amendment and associated 
Walnut Grove Redwoods Neighbourhood Plan amendment propose to change the use from 
‘Neighbourhood Commercial’ to ‘High Density Residential’ and a new ‘Comprehensive 
Residential Development – 4’ land use designation. A development permit for form and 
character, incorporating variances to minimum landscape requirements, is being processed 
concurrently.  

As the proposed development represents a land use designation change in an infill situation, staff 
recommend that Council consider the plan amendment and rezoning request subject to the 
completion of seven (7) development prerequisites. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
proposed Walnut Grove Plan Amendment Bylaw No. 6069, Walnut Grove Redwoods 
Neighbourhood Plan amending resolution, Rezoning Bylaw No. 6070 and Development Permit 
No. 101402 incorporating variances. 
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REFERENCE: 

Owner: 1308728 BC Ltd. 
5438 – 188 Street 
Surrey, BC V3S 6R4 

Legal Description: Lot 3 Section 36 Township 8 New Westminster District Plan 
LMP 37851 

Location and Lot Area: 21588 – 96 Avenue (0.19 ha (0.46 ac)) 

Existing Zoning: 

Proposed Zoning: 

Neighbourhood Commercial Zone C-4 

Comprehensive Development Zone CD-209 

Current Walnut Grove 
Community Plan designation: 

Current Walnut Grove 
Redwoods Neighbourhood 
Plan designation: 

Neighbourhood Commercial 

Neighbourhood Commercial 

Proposed Walnut Grove 
Community Plan Designation: 

High Density Residential 

Proposed Walnut Grove 
Redwoods Neighbourhood 
Plan Designation 

Comprehensive Development 4 

BACKGROUND/HISTORY: 

• The subject property is designated Neighbourhood Commercial in the Walnut Grove
Community Plan, Neighbourhood Commercial in the Walnut Grove Redwoods
Neighbourhood Plan and is currently zoned Neighbourhood Commercial Zone C-4.

DISCUSSION/ANALYSIS: 

• The owner has applied to amend the Walnut Grove Community Plan and the Walnut
Grove Redwoods Neighbourhood Plan and rezone a 0.19 ha (0.46 ac) site to
Comprehensive Development Zone CD-209 to facilitate the development of 12
townhouses with a resulting density of 63 uph (26.1 upa).

• The land use accommodated in the Walnut Grove Community Plan, Walnut Grove
Redwoods Neighbourhood Plan and existing Neighbourhood Commercial Zone C-4 are
intended to provide “commercial uses shall be for the convenience of local residents and
are intended to help satisfy those limited basic needs, which occur daily or frequently.”
The next available commercial uses are located at 88 Avenue and 216 Street, at 96
Avenue and 208 Street, or in the Walnut Grove centre at 88 Avenue and Walnut Grove
Drive.

• The proposed development accommodated a Township capital project to construct 216
Street and the intersection at 96 Avenue.
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Adjacent Uses: 
Existing Use Community Plan 

Designation 
Walnut Grove 

Redwoods 
Neighbourhood Plan 

Designation 

Existing 
Zoning 

North: 96 Avenue, beyond 
which is a property in 
the ALR 

Rural:  Small Farms 
Country Estates 

n/a RU-1 

South: Single family dwellings Walnut Grove: Low 
Density Residential 

Existing Residential R-1C

East: 216 Street, beyond 
which are townhouses 

Walnut Grove:  
Medium Density 
Residential 

Comprehensive 
Residential 
Development CRD-1 

CD-34

West: Single family dwellings Walnut Grove: Low 
Density Residential 

Existing Residential R-1C

Community and Neighbourhood Plan Amendment: 

• The subject property is designated Neighbourhood Commercial in the Walnut Grove
Community Plan (1978) and Redwoods Neighbourhood Plan (1997). The Neighbourhood
Commercial land use designation is intended to provide limited basic needs for the
convenience of local residents.

• Bylaw No. 6069 proposes to amend the Walnut Grove Community Plan by changing the
land use designation to High Density Residential and providing for a Comprehensive
Development comprised of townhouse form at a density of up to 27 upa on a site specific
basis. An associated Council resolution amends the Walnut Grove Redwoods
Neighbourhood Plan by adding a new Comprehensive Residential Development land use
designation providing for residential development in a townhouse form at a density of up
to 27 upa.

Zoning Amendment: 

• Bylaw No. 6070 proposes to rezone a 0.19 ha (0.46 ac) site at 21588 – 96 Avenue to a
new Comprehensive Development Zone CD-209 to facilitate development of 12
townhouse units at 63 uph (26.1 upa).

• The proposed development complies with the Comprehensive Development Zone CD-
209 and general provisions of the Zoning Bylaw with the exception of the requested
variances.

Development Permit: 

• The subject lands are located in the Comprehensive Development Permit area in the
Walnut Grove Community Plan with associated guidelines in the Redwoods
Neighbourhood Plan.

• As the proposed townhouse density is greater than 25 upa, Development Permit No.
101402 is included with this report for Council’s consideration.

• Given the adjacent established single family uses to the east, the applicant has been
encouraged to advance a proposal which sympathetically responds in form and scale.
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The limited size of the site has resulted in the applicant’s requests to vary minimum 
landscape and age-friendly amenity area requirements. Staff note, the applicant proposes 
to retain trees on the common lot line. 

• The proposed development aligns with the development permit area guidelines with the
exception of the location of the common parking proposed at the front entrance.

• Access to the site from 216 Street is restricted to right-in right-out movements only.
• One adaptable housing unit is incorporated in the proposed townhouse development.

Development Variance Permit: 

• The applicant has applied for a variance to the landscape buffer width requirement of
2.0 m to less than 1.0 m for a portion of the site.

• The applicant has also applied for a variance to the locational and dimensional
requirements for the age friendly amenity area to allow the age friendly amenity area to
be located in the 2.0 m landscape area and to be less than 6.0 m wide (3.3 m width
proposed).

• The requirements in the Zoning Bylaw establish a minimum standard for landscape areas
between development that create privacy for residents and buffer adjacent uses. The
dimensional requirements for the age friendly amenity area are defined to ensure that the
age friendly amenity area is functional and comfortable for use by residents.

• The applicant provides the following rationale for the proposed variances:
“To address privacy concerns and enhance the Age-Friendly Amenity Area (AFAA), 
we have implemented a comprehensive design strategy.  Landscape Architect has 
proposed 1800mm high perimeter fence along the south and west boundaries of the 
property.  This fence is intended to provide effective screening and privacy for the 
amenity area and adjacent properties.  Additionally, 1.5m high evergreen hedge is 
included to complement the fence, ensuring that the space remains visually appealing 
while maintaining functionality.”  

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 $20,000 target contribution for townhouse uses is applicable, in addition to the
base contribution.

• The proposed plan amendment results in an additional 12 townhouse units provided in
the Walnut Grove Community Plan. Based on current target rates, this results in a total
contribution of $412,800 as outlined below:

Unit Count Rate per unit Total 

Townhouses 12 $14,400 $172,800 

Units exceeding Walnut Grove 
Community Plan 

12 $20,000 $240,000 

Total $412,800 
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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 
19 7 0 20 7 34 

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

Policy Considerations: 
The proposed Walnut Grove Community Plan and Walnut Grove Redwoods Neighbourhood Plan 
amendments and rezoning will facilitate development of 12 townhouse units on the property. 
Staff recommend that Council give first and second reading to Bylaws No. 6069 and 6070 
(subject to seven (7) development prerequisites) and that staff be authorized to schedule the 
required Public Hearing for the bylaws. 

Respectfully submitted, 

Teresa Hanson 
MANAGER, DEVELOPMENT PLANNING 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Maps and Graphics 

ATTACHMENT B Development Permit (with variances) 
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SITE PLAN – SUBMITTED BY APPLICANT 
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ATTACHMENT B 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101402 

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

1. Name: 1308728 BC Ltd. 

Address: 5438 – 188 Street 
Surrey, BC V3S 6R4 

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

LEGAL DESCRIPTION:   Lot 3 Section 36 Township 8 New Westminster District Plan
LMP37851

CIVIC ADDRESS: 21588 – 96 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”.
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. 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 southern interior side lot line from 2.0 m (6.5 ft) to 0.8 m (2.6 ft) as indicated in
Schedules “A” and “B”.

d. Section 111.5.2) b) – Age-Friendly Amenity Area of the Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to allow the age-friendly amenity area to be located
in the lot line setback as shown in Schedules “A” and “B”.

e. Section 111.5.2) d) – Age-Friendly Amenity Area of the Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to allow the age-friendly amenity area dimension to
be less than 6.0 m as shown in Schedules “A” and “B”.

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

g. All refuse areas to be located within buildings and/or in enclosures and screened.
h. All signage being in substantial compliance with Schedule “A” and “B” and with the

Township’s Sign Bylaw.

4. 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.

___________________
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DEVELOPMENT PERMIT NO. 101402  
(1308728 BC LTD. / 21588 – 96 AVENUE) 
Page 2 . . . 

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.

5. 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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SCHEDULE A_________________
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 
AMENDMENT (WALNUT GROVE COMMUNITY PLAN) BYLAW 1978 NO. 1836 

AMENDMENT (1308728 BC LTD.) BYLAW NO. 6069 

EXPLANATORY NOTE 

Bylaw No. 6069 amends the Walnut Grove Community Plan for land located at 21588 – 96 
Avenue to change the land use from Neighbourhood Commercial to High Density in the 
Community Plan to facilitate the development of 12 townhouses.  

H.1

H.1 - Page 37



THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 
AMENDMENT (WALNUT GROVE COMMUNITY PLAN) BYLAW 1978 NO. 1836 

AMENDMENT (1308728 BC LTD.) BYLAW NO. 6069 

A Bylaw to amend Walnut Grove Community Plan Bylaw No. 1836. 

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 (Walnut Grove Community Plan) Bylaw 1978 No. 1836
Amendment (1308728 BC Ltd.) Bylaw No. 6069”.

2. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Walnut
Grove Community Plan) Bylaw 1978 No. 1836 Amendment as amended is further
amended by:

a) Changing the land use designation on the Walnut Grove Community Plan from
“Neighbourhood Commercial” to “High Density Residential” for the lands legally
described as:

Lot 3 Section 36 Township 8 New Westminster District Plan LMP37851

as shown delineated on Schedule “A” attached to and forming part of this Bylaw.

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 (1308728 BC LTD.) BYLAW NO. 6070 

EXPLANATORY NOTE 

Bylaw No. 6070 rezones land located at 21588 – 96 Avenue to Comprehensive Development 
Zone CD-209 to permit development of 12 townhouse units. 

H.1

H.1 - Page 40



THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (1308728 BC LTD.) BYLAW NO. 6070 

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 (130828 BC Ltd.) Bylaw No. 6070”.

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-209” after the words “Comprehensive
Development Zone CD-208”

b. Adding to Section 110.1 after the words “CD-208” the words “CD-209 – 1,500
m2”

c. Adding after Section 1108 “Comprehensive Development Zone CD-208” the
following as Section 1109 “Comprehensive Development Zone CD-209”

1109 COMPREHENSIVE DEVELOPMENT ZONE CD-209 

Uses Permitted 

1109.1 In the CD-209 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 in accordance with Section 1109.2

Residential Uses 

1109.2 Residential uses shall consist of townhouses, on lands zoned Comprehensive 
Development Zone CD-209. A maximum of 12 residential units are permitted in 
Comprehensive Development Zone CD-209. 

Lot Coverage 

1109.3 The maximum permitted lot coverage of buildings and structures shall not exceed 
45% of the lot area. 

Siting of Buildings and Structures 

1109.4 Buildings and structures shall be sited in accordance with the provisions of the 
Development Permit. 

Height of Buildings and Structures 
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Page 2 

1109.5 Except as provided for in Section 104.5 the height of principal buildings and structures 
shall be a maximum of three storeys for townhouses.  The height of accessory buildings 
and structures shall not exceed 3.75 metres or one 
storey, whichever is lesser. 

Parking and Loading 

1109.6 Parking and loading shall be provided in accordance with Section 107. 

Subdivision Requirements 

1109.7 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 

1109.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance 
with Section 111. 

Age-Friendly Amenity 

1109.9 Age-Friendly Amenity Areas shall be provided in accordance with Section 111.5. 

Development Permit Requirements 

1109.9 A Development Permit shall be issued prior to issuance of a Building Permit. 

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

Lot 3 Section 36 Township 8 New Westminster District Plan LMP37851

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-209

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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     M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: DECEMBER 2, 2024 

FROM: COMMUNITY DEVELOPMENT DIVISION FILE NO: 08-36-0219 

SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND REZONING APPLICATION 
NO. 100256 AND DEVELOPMENT PERMIT APPLICATION NO. 101402 
(1308728 BC LTD. / 21588 – 96 AVENUE) 

At the November 18, 2024 Meeting, Council granted first and second reading to Official 
Community Plan Amendment and Rezoning Bylaws No. 6069 and 6070. This memorandum 
provides information regarding intersection improvements at 216 Street and 96 Avenue in 
relation to the proposed development project (Attachment A). 

On July 15, 2024, Council received report 24-157 – 216 Street Complete Street Project Update 
(Attachment B) regarding design for potential road improvements to 216 Street including the 
intersection of 216 Street and 96 Avenue.   

As part of the development review for the subject application, road dedication requirements for 
the 216 Street project have been incorporated into the design including required road 
dedications on 96 Avenue, 216 Street and southwest corner intersection truncation, to 
accommodate ultimate works. Staff note that the following development prerequisite must be 
satisfied prior to final reading: 

“Provision of road dedications, widenings and necessary traffic improvements in accordance 
with the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw 
and the Walnut Grove Community Plan.” 

Staff also note that access to the development site is restricted to 216 Street with right-in right-
out movements only. 

ATTACHMENT A Site Plan 
ATTACHMENT B Council Report 24-157 (excluding Attachments D and E) 

ATTACHMENT D
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: JULY 15, 2024 - REGULAR MEETING REPORT: 24-157 
FROM: ENGINEERING DIVISION FILE: 5330-23-162 
SUBJECT: 216 STREET COMPLETE STREET PROJECT UPDATE 

RECOMMENDATIONS: 

That Council endorse modifying the preliminary design to incorporate the optional design 
elements illustrated in Attachment B, to optimize the on-street parking supply on 216 Street. 

That Council direct staff to include the 216 Street Complete Street project in the 2025 Capital 
Budget for Council’s consideration. 

EXECUTIVE SUMMARY: 

At its September 25, 2023 Regular Meeting, Council authorized staff to proceed with the 
detailed design and public consultation for the ultimate road dieting project on 216 Street 
between 88 Avenue and 96 Avenue, including intersection improvements at 91 Avenue and  
96 Avenue.  

In Q1 2024, a qualified engineering consulting firm, was engaged by the Township of Langley 
(Township) to undertake the detailed design work, parking study, and public consultation. The 
design embraces a ‘Complete Streets’ approach, which considers people of all ages and 
abilities traveling by various modes. As such, the following key design features have been 
incorporated into the preliminary design (Attachment A) to enhance corridor safety and 
community livability: 

 Unidirectional protected bike lanes on both sides of the street. 
 Raised center median with left turn bays. 
 Realignment of the north leg of 216 Street to create a four-legged signalized 

intersection. 
 Conversion of the existing pedestrian signal at 91 Avenue to a full traffic signal. 
 New crosswalk with overhead warning flashers at 92 Avenue. 
 Removal of the southbound channelized right turn at 88 Avenue. 

In May of 2024, public engagement was initiated as part of the project to provide an opportunity 
for the public to comment on the preliminary design. Public engagement included an online 
survey, a public open house, and a stakeholder meeting, supported by various marketing and 
promotional materials to raise awareness, and provide opportunities for public participation. The 
proposed design received strong support from both the community and stakeholders.  

However, public concerns about street parking along certain segments of 216 Street were 
raised and corroborated by the findings of the parking study conducted in April of 2024. In 
response, the project team thoroughly examined the public feedback and explored viable 
options to optimize the on-street parking arrangements to support community needs and project 

ATTACHMENT B___________________
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216 STREET COMPLETE STREET PROJECT UPDATE  
Page 2 . . . 
 
goals. As a result, parking focused optional design elements (Attachment B) were developed for 
three (3) segments of the 216 Street corridor to retain additional street parking spaces.  
 
At present, there are approximately 258 signed temporary street parking spaces along  
216 Street between 88 Avenue and 96 Avenue. Upon completion of this project with the 
modified design illustrated in Attachment B, approximately 127 street parking spaces will be 
retained as permanent. 
 
The preliminary (Class D) construction cost estimate for the preliminary design of the 216 Street 
Complete Street Project is $9,386,000. 
 
Subject to endorsement of the preliminary design and optional design elements, the project 
team will continue to improve and refine the design, collaborating with relevant authorities to 
secure necessary approvals. The final design, along with a detailed cost estimate, will be 
presented to the Council in the fall of 2024 along with a funding request to begin construction  
in 2025. 

PURPOSE:  

To provide Council with updated information on the design of 216 Street from 88 Avenue to 
96 Avenue, present the results of the public consultation, and seek endorsement of 
incorporating the optional design elements into the final design.  
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216 STREET COMPLETE STREET PROJECT UPDATE  
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BACKGROUND/HISTORY: 

216 Street between 88 Avenue and 96 Avenue is part of TransLink’s Regional Major Road 
Network and Major Bikeway Network. It is designated as a Major Arterial Road in the 
Township’s 2009 Master Transportation Plan (MTP) and a Truck Route in the Township 
Highway and Traffic Bylaw. The route provides regional connections, facilitate the movement  
of goods and people, and provide intra-community connectivity, particularly in relation to 
recreational, commercial, and educational needs. 
 
On May 13, 2019, the Council directed staff to proceed with a study to determine potential 
improvements to 216 Street, between Telegraph Trail and 96 Avenue, with a two-phased 
approach. Phase 1 of the 216 Street Corridor Study (Study) reviewed the conditions prior to  
the opening of the 216 Street interchange and developed potential improvement options and 
strategies to meet the future needs of the corridor while addressing public concerns. Phase 2, 
completed after the interchange opened, examined the post-interchange conditions of the 
corridor. 
 
Both phases of the Study confirmed that four (4) vehicle travel lanes are not needed on this 
section of 216 Street. The key improvement strategy identified for the corridor was road dieting, 
allowing for the implementation of active transportation infrastructure, and other safety 
improvements to reconfigure the road into a "complete street" that accommodates multiple 
modes. 
 
To minimize the impact on existing sidewalks and mature landscaping, options were developed 
to reallocate the road space within the curb-to-curb width. Three (3) road dieting options were 
presented to the public in 2020. From these three (3) design options, a community-preferred 
conceptual design (Attachment C) was selected based on technical analysis and input received 
through the consultation process. 
 
In early 2024, a qualified professional was engaged to advance the community's preferred 
conceptual design into detailed design. Their scope also includes conducting a parking study 
and public engagement. 

DISCUSSION/ANALYSIS: 

216 Street Complete Street Design 

The 216 Street Complete Street Design builds upon the community-preferred conceptual design 
(Attachment C) from the 2021 Study. The previous design was revisited with a ‘Complete 
Streets’ approach, considering the needs of people of all ages and abilities using various modes 
of transportation. The primary objective of the 216 Street Complete Street Project is to enhance 
community livability and safety, and increase comfort levels for pedestrians and cyclists, while 
maintaining road capacity and service levels for passenger vehicles and trucks. 
 

H.1

H.1 - Page 48



216 STREET COMPLETE STREET PROJECT UPDATE  
Page 4 . . . 
 
The key design features included in the preliminary design (Attachment A) of the 216 Street 
Complete Street Project and their associated benefits are summarized in the following table: 
 

Feature Description Benefits 
All Ages and Abilities 
Unidirectional 
Protected Bike Lanes 

Bike lanes on both sides of 
the street, separated from 
vehicle traffic by physical 
barriers. 

- Enhances cyclist safety, encourages 
cycling by reducing interaction with 
vehicular traffic. 

Raised Center Median 
with Left-Turn Bays 

A raised median that includes 
designated lane for vehicles 
to wait while making left 
turns. 

- Channelizes vehicle movements, reduce 
the likelihood of head-on collisions, and 
naturally slow traffic speeds. 

- Provides landscaping opportunity to 
enhance the aesthetics of the roadway. 

Realignment of North 
Leg of 216 Street 

Converting two offset  
T-intersections to a  
four-legged signalized 
intersection by realigning the 
north leg of 216 Street. 

- Improves intersection operations and 
safety and supports safe crossings for 
pedestrians and cyclists. 

Full Traffic Signal 
Upgrade at  
91 Avenue 

Upgrade of existing 
pedestrian signal to full traffic 
signal with protected 
northbound left turn phase. 

- Provides for the orderly movement of 
traffic by assigning right-of-way to 
conflicting movements of traffic.  

- Improves the overall safety and operation 
of the intersection. 

Special Crosswalk at 
92 Avenue 

Installation of a crosswalk 
with overhead warning 
flashers. 

- Aids pedestrians in crossing the road by 
warning motorists of the presence of 
pedestrians waiting to cross. 

Removal of 
Channelized Right 
Turn at 88 Avenue 

Elimination of the southbound 
channelized right-turn.  

- Reduces right turning speed.  
- Improves pedestrians and cyclists’ safety. 

Parking Study 

The design prioritizes minimizing the impact on existing infrastructure, preserving mature 
landscaping, and retaining as much on-street parking as possible. However, due to insufficient 
curb-to-curb width in some segments of the corridor, some of the current signed temporary  
on-street parking will be removed to facilitate the previous community-preferred design concept. 
 
To assess the parking impacts on residents along 216 Street and the surrounding area two (2) 
parking surveys were conducted in April of 2024; one at 10:00pm on a weekday and another at 
1:00pm on a weekend. This study estimated the current and future parking supply for both the 
216 Street corridor and the connecting local streets, as well as the existing and future street 
parking utilization. At a more localized level, three (3) segments have been identified that may 
experience high on-street parking utilization due to the reduction in on-street parking availability: 
 

 East side of 216 Street from 88 Avenue to 125m north of 88B Avenue. 
 West side of 216 Street from 88 Avenue to 100m north of 88B Avenue. 
 West side of 216 Street from 91 Avenue to 180m south of 93A Avenue. 
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While the project corridor and adjacent public side streets, along with neighboring private 
communities, are expected to accommodate the parking demand under the proposed scenario, 
the project team explored opportunities to increase the number of permanent on-street parking 
spaces along 216 Street to address current and future parking needs. 
 
The detailed results of the parking study are summarized in the 216 Street (88 Avenue to  
96 Avenue) Parking Survey (Attachment D). 

Public Engagement 

Public engagement efforts were undertaken to gauge community support for the proposed 
preliminary design and assist the project team in refining the design. Launched in May of 2024, 
these efforts included various marketing and promotional materials aimed at raising awareness 
and encouraging public participation. Key engagement activities included: 

 Social media marketing and newspaper advertisements. 
 Notification postcards sent to over 1,000 addresses in the project area. 
 An online survey with over 640 participants. 
 A virtual stakeholder meeting with representatives from nine stakeholder groups. 
 A public open house attended by over 150 individuals. 

 

In the online survey, most respondents agreed that the design meets the objectives of improving 
community livability and safety, enhancing comfort for walking, and cycling, and addressing 
local and regional travel needs. At the public open house, 57 attendees expressed that they 
were very or somewhat supportive of the proposed design improvements, while 43 indicated 
they were very or somewhat unsupportive. 
 
Despite the strong support for the proposed preliminary design from the community and 
stakeholders, concerns about street parking along certain segments of 216 Street were 
prominent. These concerns were among the most common feedback received through online 
surveys, public open house, and other channels. 
 
Details on these public engagement activities and the feedback received are summarized in the 
“What We Learned Report” (Attachment E). 

Optional Design Elements 

During the public engagement process, parking emerged as a major concern among residents 
along 216 Street, consistent with the findings of the parking study for some segments of the 
corridor. In response, staff thoroughly examined public feedback and explored viable options to 
optimize street parking arrangements, balancing community needs and project goals. Four (4) 
segments of 216 Street were closely analyzed: 

 
1. 216 Street between 88 Avenue and 88B Avenue:  

 

 Options Considered: Converting the southbound curb lane into a parking lane. 
 Conclusion: Due to the numerous existing driveways and potential disruptions to 

traffic operations at the 88 Avenue intersection, this change was deemed 
unfeasible. 

 

2. 216 Street between 88B Avenue and 90 Avenue:  
 

 Option Considered: Narrowing the planned center median to 0.8 meters, shifting 
the northbound travel lane west and creating a parking lane on the east side of 
216 Street. 
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 Outcome: This adjustment would retain approximately seven (7) parking spaces 
on the east side of 216 Street. 
 

3. 216 Street between 91 Avenue and 92 Avenue:  
 

 Option Considered: Narrowing the planned center median to 0.8 meters, shifting 
the southbound travel lane to the east, and creating a parking lane on the west 
side of 216 Street. 

 Outcome: This adjustment would retain approximately eleven (11) parking 
spaces on the west side of 216 Street. 
 

4. 216 Street between 95A Avenue and 96 Avenue:  
 

 Option Considered: Switching parking from the west side to the east side of  
216 Street. 

 Outcome: This adjustment would increase street parking by seven (7) spaces 
and mitigate potential conflicts with the driveway planned for the development 
project at the southwest corner of the 96 Avenue intersection. 

 

Modified, parking-focused designs (Attachment B) were developed for segments 2, 3, and 4 to 
increase the on-street parking supply by an additional 25 spaces while maintaining the corridor's 
functionality. In addition, shifting the travel lanes east and west also provides an improved traffic 
calming design. In contrast, the original preliminary design presented to the public prioritized 
landscaping opportunities and geometric layout. 
 
At present, there are approximately 258 signed temporary street parking spaces along  
216 Street between 88 Avenue and 96 Avenue. Upon completion of this project with the 
modified design illustrated in Attachment B, approximately 127 street parking spaces will be 
retained as permanent. 
 
Staff recommend modifying the current preliminary design to include the optional design for 
segments 2, 3, and 4 on 216 Street. This will address the community's parking concerns while 
ensuring the project's overall goals and functionality are maintained. 

Estimated Cost 
A preliminary (Class D) cost estimate has been prepared and the completion of works for  
216 Street Complete Street Project is estimated to cost $9,386,000. The details of the cost 
estimates are summarized in the following table: 
 

 Civil Works & 
Traffic Signals 

Corridor 
Resurfacing* 

Property 
Acquisition 

Construction 
Services Total 

216 Street 
Corridor 
Improvements $4,328,000 $1,109,000 $1,260,000 $272,000 $6,969,000 

96 Avenue 
Intersection 
Realignment $2,154,000 - $173,000 $90,000 $2,417,000 

*Note: Not included within the DCC Program 
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Given the conceptual nature of the design, the civil works and traffic signal installations cost 
estimate includes a 30% contingency for the corridor improvements and a 40% contingency for 
the intersection realignment. Additionally, the cost estimate for corridor resurfacing includes a 
25% contingency. 
 
Following completion of the design work, staff will provide a more detailed cost estimate 
including potential funding sources for Council’s consideration. 

Next Steps 

Subject to Council endorsement of the preliminary design with the optional design elements, the 
project team will continue to improve and refine the design, collaborating with relevant 
authorities to secure necessary approvals. The final design, along with a detailed cost estimate, 
will be presented to the Council in the budget process for consideration. 
 
Respectfully submitted, 
 
 
 
Paul Cordeiro 
MANAGER, TRANSPORTATION ENGINEERING  
for 
ENGINEERING DIVISION 
 
 
ATTACHMENT A 216 Street Complete Street Preliminary Design  
ATTACHMENT B 216 Street Optional Design Elements 
ATTACHMENT C 216 Street Corridor Study Preferred Design 
ATTACHMENT D 216 Street (88 Avenue to 96 Avenue) Parking Survey 
ATTACHMENT E What We Learned Report 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

PUBLIC SPACES REGULATION  

BYLAW NO. 6059 

EXPLANATORY NOTE 

Public Spaces Bylaw No. 6059 repeals and replaces Langley Public Spaces Regulation Bylaw 
2018 No. 5298 and regulates the use of public spaces in the Township of Langley. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

PUBLIC SPACES REGULATION  

BYLAW NO. 6059 

 
WHEREAS section 8(3) of the Community Charter, SBC 2003, c 26 authorizes Council to, by 
bylaw, regulate, prohibit, and impose requirements in relation to, among other things, public 
places, the protection of the natural environment, trees, animals, and nuisances; 

WHEREAS it is deemed necessary and desirable to repeal and replace Public Spaces 
Regulation Bylaw 2018, No. 5298; 

NOW THEREFORE, the Municipal Council of the Corporation of the Township of Langley, in 
Open Meeting Assembled, ENACTS AS FOLLOWS: 
 
PART 1: TITLE 

1. This Bylaw may be cited for all purposes as “Public Spaces Regulation Bylaw No. 6059”. 

PART 2: INTERPRETATION 

Interpretation 

2.1 In this Bylaw: 
 

(1) words importing the singular number include the plural, and vice versa, and 
words importing the neutral gender include the masculine and the feminine 
genders; 

(2) headings given to sections are for convenience of reference only and do not form 
part of this Bylaw;  

(3) unless expressly stated otherwise, a reference to a “section” is a reference to a 

section in this Bylaw and a reference to a “Part” is a reference to a Part in this 

Bylaw; and 

(4) unless expressly stated otherwise, a reference to an enactment is a reference to 
an enactment of British Columbia and regulations promulgated thereto, as 
amended, revised, consolidated or replaced from time to time, and a reference to 
a bylaw or policy is a reference to a Township bylaw or policy, as amended, 
revised, consolidated or replaced from time to time.
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Definitions 

2.2 In this Bylaw and unless the context otherwise requires, words and terms will have the 
meaning indicated: 

(1) “Administrator” means the person appointed to the position of Director of 
Engineering and Public Works or its equivalent, and their designates and 
authorized agents;  

(2) “Council” means the elected council of the Township; 

(3) “Drugs” means “controlled substance” as defined in the Controlled Drugs and 

Substances Act (S.C. 1996, c. 19), as amended or replaced from time to time; 

(4) "Drug Paraphernalia" means any product, equipment, thing or material of any 
kind primarily used or intended to be primarily used to produce, process, 
package, store, inject, ingest, inhale or otherwise introduce into the human body 
a “controlled substance” as defined in the Controlled Drugs and Substances Act 
(S.C. 1996, c. 19), as amended or replaced from time to time; 

(5) “Fireworks” has the meaning ascribed to it in the Fire Prevention Bylaw No. 

6061, as amended or replaced from time to time; 

(6) “Geocache” means a container, usually containing a logbook and small trading 

items, hidden for persons to find generally through the use of a global positioning 
system; 

(7) “Highway” has the meaning ascribed to it in the Community Charter (S.B.C. 
2003, c. 26), as amended or replaced from time to time; 

(8) “Highway and Traffic Bylaw” means the Highway and Traffic Bylaw 2010 No. 

4758, as amended or replaced from time to time; 

(9) “Hoverboard or Motorized Cycle” means any motorized bicycle, scooter, e-
scooter, segway or hoverboard; 

(10) “Idle” means operating a Vehicle engine when the Vehicle is stationary and not 

providing power for authorized work equipment or conducting authorized work 
activities;  

(11) “Liquor” has the meaning ascribed to it in the Liquor Control and Licensing Act 

(S.B.C. 2015, c. 19), as amended or replaced from time to time; 

(12) “Liquor License” means a licence issued pursuant to the Liquor Control and 

Licensing Act (S.B.C. 2015, c. 19) and its regulations, as amended or replaced 
from time to time; 

(13) “Outside Waste” means Waste generated outside Public Space;   
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(14) “Park” means land and improvements owned, occupied or controlled by the 
Township dedicated and open for the use, recreation or enjoyment of the general 
public including, but not limited to, land gifted, dedicated, open and reserved for 
use as a park; 

(15) “Prohibited Vehicle” means: 

(a) a device designed to be moved by animal power like a horse-drawn 
carriage; and 

(b) a recreational vehicle, including without limitation, a go-kart, a golf cart, a 
motorcross bike, a snowmobile, and an all-terrain vehicle, but does not 
include a Hoverboard or Motorized Cycle; 

(16) “Public Space” means all spaces that are open to the public and are owned or 
controlled by the Township, and includes, without limitation, all Parks, natural 
areas, forests, playgrounds, driveways, Highways, roadways, sidewalks, paths, 
trails, boulevards, beaches, wading pools, swimming pools, spray parks, water 
playgrounds, skateboard parks, community recreation and other civic facilities, 
museums, Sport Fields, cemeteries, buildings and structures, and which also 
includes School Spaces;  

(17) “Public Space Permit” has the meaning ascribed to it in section 4.3;  

(18) “Public Space Permit Application” has the meaning ascribed to it in section 

4.3; 

(19) “Restriction Notice” has the meaning ascribed to it in section 4.17; 

(20) “School District” means the Board of Education of School District No. 35 
(Langley); 

(21) “School Spaces” means playgrounds, recreational facilities, trails and parking 

lots owned or occupied by the School District that are open to the public and that 
the School District permits the general public to use for recreation or enjoyment, 
subject to such rules and policies as the School District may impose; 

(22) “Service Dog” has the meaning ascribed to it in the Guide Dog and Service Dog 

Act (S.B.C. 2015, c. 17), as amended or replaced from time to time;  
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(23) “Smoke” means: 

(a) to burn a cigarette, cigar, or cannabis cigarette; or 
 

(b) to burn or heat any substance, including, but not limited to, tobacco, 
cannabis, or any other plant or herb, including any oils, e-liquids or e-
juices, using any type of smoking device, including, but not limited to, a 
pipe, a bubbler, a bong, a hookah, an e-cigarette, a vaporizer, an 
electronic smoking device or a home-made smoking device; 

 
(24) “Special Event” means a gathering at a Public Space which less than 300 but 

more than 100 persons are expected to attend or any other event otherwise 
designated by the Administrator as a Special Event in their sole discretion, 
including, without limitation, any event planned in a Public Space that is pre-
planned, where members of the public are invited to attend, and/or where the 
Administrator has concerns over insurance, safety, capacity, noise, disturbance, 
nuisance or any other concerns with the event, in their sole discretion; 

(25) “Sport Field” means an area in a Public Space used to play one or more outdoor 
sports and includes, but is not limited to, a soccer field, a football field, a rugby 
field, a baseball field, a field hockey field, a basketball court, a volleyball court, a 
pickleball court and a tennis court; 

(26) "Temporary Shelter" means a tent or other form of shelter that is not fixed to 
the ground, which is temporary and portable in nature that is constructed from 
nylon, plastic, cardboard or other similar non-rigid material; 

(27) “Township” means the Corporation of the Township of Langley; 

(28) “Township Clerk” means the person appointed by Council to the position having 

that name, and their designates and authorized agents; 

(29) “Township of Langley” means the geographic area subject to regulation by the 
Township; 

(30) “Unhoused Person” means a person who has no fixed address or a predictable 
residence to return to on a daily basis and who has no reasonable means to 
acquire a predictable residence;   

(31) “Unmanned Aerial Vehicle” means a device or machine capable of flight without 

an onboard human pilot and includes all drones, with or without camera or video 
capabilities; 

(32) “Vehicle” means a device, other than a Prohibited Vehicle, in, on or by which a 

person or thing is or may be transported or drawn on a Highway including, but 
not limited to: 
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(a) a device designed to be moved by human power like a cycle or a 
skateboard, 

(b) a Hoverboard or Motorized Cycle, and 

(c) a device designed to provide mobility to a person with a disability like a 
scooter; 

(33) “Vessel” means any boat or craft designed, used or capable of being used for 
marine navigation, whether self-propelled or not and without regard to the 
method of propulsion, and includes a raft or boom of logs or lumber; 

(34) “Waste” means any litter, garbage, rubbish, refuse, or other form of waste 

(including organic waste); 

(35) “Weapon” means any thing designed, used or capable of being used to inflict 

bodily harm and includes, but is not limited to, a firearm, a bow, a crossbow, a 
knife, a sword, pepper spray, bear spray, a taser, a slingshot, a catapult, and 
nunchucks; and 

(36) “Wildlife” means a species, subspecies, variety or geographically or genetically 

distinct population of animal, plant or other organism, other than a bacterium or 
virus, that is wild by nature and includes fish. 

PART 3: APPLICATION 

Public Spaces 

3.1 Every Public Space shall be subject to the provisions of this Bylaw except to the extent 
that the provisions of this Bylaw directly conflict with a condition under which the Public 
Space was acquired by the Township or the School District.  

Exemptions 

3.2 Other than the prohibition in section 5.25 [Smoking], and unless required by the 
Administrator, the prohibitions in this Bylaw do not apply to: 

(1) a Township officer or employee engaged in the performance of their lawful 
duties; 

(2) a Township contractor, agent, volunteer or other invitee engaged in the 
performance of their lawful duties at the Township’s request or pursuant to an 
agreement with the Township;  

(3) a School District officer or employee engaged in the performance of their lawful 
duties; 
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(4) a School District contractor, agent, volunteer or other invitee engaged in the 
performance of their lawful duties at the School District’s request or pursuant to 
an agreement with the School District; or 

(5) a police officer engaged in the performance of their lawful duties. 

PART 4: ADMINISTRATION 

Administration 

4.1 The Administrator is responsible for the administration and enforcement of this Bylaw. 

4.2 The Administrator may make rules for the administration, management, use, and 
protection of Public Spaces. 

Public Space Permits 

4.3 A person may submit an application (a “Public Space Permit Application”) to the 

Administrator for a permit (a “Public Space Permit”) authorizing them to host a Special 
Event, including engaging in one or more of the activities prohibited under this Bylaw. 
Where the Administrator has designated an event as a Special Event under this Bylaw, 
the organizer of that Special Event must submit a Public Space Permit Application.  

4.4 A Public Space Permit Application must comply with the requirements of any applicable 
Council policy or rules made by the Administrator. 

4.5 A Public Space Permit Application for: 

(1) a Special Event must be submitted to the Administrator at least 30 days prior to 
commencement of the Special Event; and 

(2) an activity other than a Special Event must be submitted to the Administrator at 
least 14 days prior to commencement of the activity in respect of which the 
Public Space Permit is sought. 

4.6 The Administrator may consult with Township staff with respect to the merits of a Public 
Space Permit Application. 

4.7 Within 30 days of receiving an application under section 4.5(1), or within 14 days of 
receiving an application under section 4.5(2), the Administrator shall: 

(1) issue a Public Space Permit, with terms and conditions in the sole discretion of 
the Administrator; or 

(2) refuse a Public Space Permit. 

4.8 A Public Space Permit issued pursuant to section 4.7(1) must be in writing and must 
specify: 
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(1) the activity in relation to which the Public Space Permit is issued; 

(2) the time period during which the Public Space Permit is effective; and 

(3) any terms or conditions of the Public Space Permit. 

4.9 A Public Space Permit which is refused pursuant to section 4.7(2) must be in writing and 
must specify: 

(1) the reasons for refusing the Public Space Permit; and 

(2) the applicant’s right to request reconsideration of the decision to refuse the 

Public Space Permit in accordance with this Bylaw. 

4.10 An applicant who has been refused a Public Space Permit pursuant to section 4.7(2) 
may request reconsideration of the decision to refuse the Public Space Permit in 
accordance with the following procedures: 

(1) the applicant may apply for reconsideration by Council by providing written notice 
to the Township Clerk within 14 days of receiving the written decision; and  

(2) the applicant shall within 14 days of providing written notice to the Township 
Clerk make written submissions to Council, which submissions must be no more  
than five (5) pages in length, explaining why a Public Space Permit should be 
issued to the applicant. 

4.11 Upon receiving an application for reconsideration under section 4.10, Council shall 
review the written submissions of the applicant and either: 

(1) issue a Public Space Permit with terms and conditions in Council’s sole 

discretion; or 

(2) uphold the decision to refuse the Public Space Permit. 

4.12 A Public Space Permit issued pursuant to section 4.11(1) must be in writing and must 
specify: 

(1) the activity in relation to which the Public Space Permit is issued; 

(2) the time period during which the Public Space Permit is effective; and 

(3) any terms or conditions of the Public Space Permit. 

4.13 A decision made pursuant to section 4.11(2) must be in writing and must specify the 
reasons for upholding the decision to refuse the Public Space Permit. 

4.14 A Public Space Permit issued pursuant to section 4.7(1) or 4.11(1) may be revoked by 
the decision-maker who issued the Public Space Permit, if the decision-maker is of the 
opinion that the person to whom the Public Space Permit was issued: 
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(1) contravened, or permitted a person to contravene, a term of the Public Space 
Permit or did not comply, or permitted a person not to comply, with a condition of 
the Public Space Permit;  

(2) contravened a Township bylaw; or 

(3) for any other reason, acting reasonably. 

4.15 No person shall violate, or permit the violation of, the terms or conditions of a Public 
Space Permit. 

4.16 Every person who receives a Public Space Permit shall indemnify and save harmless 
the Township, and its elected and appointed officials, employees and agents from and 
against any and all claims, demands, suits or compensation arising, directly or indirectly, 
from the granting of the permission contained in the Public Space Permit.  

Restrictions on use of Public Spaces 

4.17 If a person has contravened this Bylaw more than three (3) times over the course of the 
period of one (1) year, which period starts from the first contravention, the Administrator, 
in their sole discretion, may provide the person with a written notice (a “Restriction 
Notice”) which: 

(1) prohibits the person from using one (1) or more specified Public Spaces for a 
specified period of time not to exceed one year; and 

(2) imposes conditions on the person’s use of one (1) or more specified Public 
Spaces for a specified period of time not to exceed one (1) year. 

4.18 No person shall violate, or permit the violation of, the terms or conditions of a Restriction 
Notice. 

Seizure and detention of chattels left in a Public Space contrary to this Bylaw 

4.19 The Administrator may in their sole discretion: 

(1) seize, remove and store, or cause to be seized, removed, and stored, any chattel 
placed within a Public Space contrary to this Bylaw or otherwise without written 
authorization from the Township; 

 
(2) seize and remove any chattel left unclaimed within a Public Space for more than 

twelve (12) hours; and 
 
(3) immediately seize and remove any chattel located within a Public Space that, in 

the opinion of the Administrator in their sole discretion, causes an obstruction, 
hazard, or which otherwise threatens the safety, security or integrity of the Public 
Space.   
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4.20 If the contact information for the owner of a chattel seized under section 4.19 can be 
reasonably identified by the Administrator, the Administrator must make reasonable 
efforts to contact the owner of the chattel and notify them of the seizure and their rights 
to reclaim the chattel seized under this Bylaw. 

 
4.21 If the contact information for the owner of a chattel seized under section 4.19 cannot be 

reasonably identified by the Administrator, the Administrator is not required to make any 
efforts to contact the owner of the chattel or to notify them of the seizure or their rights to 
reclaim the chattel under this Bylaw. 

4.22 Within seven (7) days of receipt of notification under section 4.20, or if notification cannot 
be achieved in accordance with this Bylaw, within seven (7) days of seizure of a chattel 
described in section 4.19, the owner of a chattel seized under section 4.19 may obtain 
possession of the chattel only after:  

(1) providing the Administrator with proof of ownership of the chattel; and 

(2) paying the Township a sum equal to all expenses incurred by the Township to 
seize, remove, and store the chattel. 

4.23 If the owner of a chattel seized under section 4.19 has not obtained possession of the 
chattel in accordance with section 4.21, within seven (7) days of receipt of notification 
under section 4.20, or if notification cannot be achieved in accordance with this Bylaw, 
within seven (7) days of seizure of a chattel described in section 4.19: 

(1) the Administrator may cause the chattel to be sold by public auction to the 
highest bidder, or through other reasonable means determined by the 
Administrator in their sole discretion; or 

(2) the Administrator may otherwise dispose of the chattel in their sole discretion. 

4.24 The Administrator must apply the proceeds of an auction or other sale held under 
section 4.23(1) in the following manner: 

(1) firstly, deduct the costs of the auction or other means of sale; 

(2) secondly, deduct the expenses incurred by the Township to seize, remove, and 
store the chattel; and 

(3) thirdly, pay the surplus, if any, to the owner of a chattel sold, if the Administrator 
can reasonably locate the owner of the chattel. 

4.25 If an auction or other sale under section 4.23(1) generates a surplus, and the 
Administrator cannot reasonably locate the owner of the chattel sold in the auction to 
pay them the surplus, the Administrator shall: 

(1) hold the surplus for six (6) months from the date of the auction or other sale; and 
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(2) pay the amount of the surplus into the Township’s general revenues if the surplus 

is not claimed within six (6) months from the date of the auction or other sale. 

4.26 An amount paid into the Township’s general revenues under section 4.25(2) is 
absolutely forfeited to the Township. 

Closing Public Space 

4.27 The Administrator may close part or all of a Public Space if, in their sole discretion, such 
closure is necessary to protect the environment or the health, safety or security of the 
public, or for maintenance, renovation, or other work in the Public Space, or for any 
other reason determined by the Administrator acting reasonably. 

4.28 A Public Space, or a portion of a Public Space, closed pursuant to section 4.27 shall 
only be closed for so long as the closure is necessary to protect the environment or the 
health, safety or security of the public or for maintenance, renovation, or other work in 
the Public Space, or for any other reason determined by the Administrator acting 
reasonably. 

4.29 Unless otherwise authorized by the Township or the School District, a person must not 
enter or remain in any Public Space, or part of the Public Space, that has been closed 
under this Bylaw. 

PART 5: GENERAL REGULATIONS 

Animals 

5.1 A person who owns or has custody, care or control of an animal shall ensure that such 
animal does not do any of the following in a Public Space: 

(1) run at large or be uncontrolled except in an area specifically designated by the 
Administrator for such activity; 

(2) kill or injure a person or animal; 

(3) harass, disturb or frighten a person or animal; 

(4) bathe or swim in a body of water except in a body of water specifically 
designated by the Administrator for such activity; or 

(5) damage property. 

5.2 Without limiting the generality of section 5.1(1), a person who owns or has custody, care 
or control of a dog, other than a Service Dog whose owner or guardian has on their 
person a copy of the required certification for the Service Dog, shall ensure that dogs are 
leashed in all Public Spaces, except in areas designated by identified signage as off-
leash areas.  
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An owner or guardian of a dog, other than a Service Dog whose owner or guardian has 
on their person a copy of the required certification for the Service Dog, must also ensure 
that such dog does not enter onto any Sports Field (with or without a leash), or in any 
other area of a Public Space where dogs are not permitted on identified signage.  

5.3 A person who owns or has custody, care, or control of an animal shall ensure that: 

(1) they are in posession of means to dispose of the animal’s waste in a reasonable 
and sanitary manner;  
 

(2) the animal does not enter onto any Public Space where the animal is not 
authorized to be under this Bylaw or under according to any signage in the Public 
Space; and 

(3)  any waste deposited by such animal in a Public Space is immediately
 disposed of in a sanitary manner. 

(4) Notwithstanding items (1) through (3), horses are permitted in Public Spaces to 
the extent that such Public Spaces are designated by the Township or the 
Administrator as horse trails or are Highways and roadways, and horse manure is 
only required to be removed by riders where it is safe and practical to do so.  

Boats 

5.4 No person shall operate a Vessel in a Public Space except on water in a Public Space 
as authorized by and in compliance with a Public Space Permit.  

Commercial activities 

5.5 No person shall display, distribute, post, paint, or affix any advertisements or other 
promotional material of any kind whatsoever in a Public Space except: 

(1) on information boards provided expressly for that purpose; 

(2) in a Public Space, other than a School Space, as authorized by and in 
compliance with a Public Space Permit or a written agreement with the 
Township; or 

(3) in a School Space as authorized by and in compliance with a written agreement 
with the School District. 

5.6 No person shall offer for sale, or sell, any goods or services, including without limitation, 
food, in a Public Space except: 

(1) in a Public Space, other than a School Space, as authorized by and in 
compliance with a Public Space Permit or a written agreement with the 
Township; or  

(2) in a School Space as authorized by and in compliance with a written agreement 
with the School District. 
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5.7 No person shall offer for sale, or sell, food in a Public Space using materials that are not 
recyclable, biodegradable or compostable. 

5.8 No person shall solicit funds in a Public Space for any commercial purpose except: 

(1) in a Public Space, other than a School Space, as authorized by and in 
compliance with a Public Space Permit or a written agreement with the 
Township; or 

(2) in a School Space as authorized by and in compliance with a written agreement 
with the School District. 

Conduct 

5.9 No person shall: 

(1) conduct themselves in an indecent manner or use abusive, profane, or grossly 
insulting language in a Public Space;  

(2) harass, disturb, frighten, or endanger any other person in a Public Space; 

(3) interfere with, obstruct, or impede the lawful free use and enjoyment of any 
Public Space by any other person; 

(4) violate any rule, notice or order of the Township which applies in a Public Space, 
other than a School Space, and which is posted in the Public Space or is 
otherwise available to the public;  

(5) make any noise or sound that breaches the noise provisions of the Township’s 

Community Standards Bylaw, as amended or replaced from time to time or that, 
in the discretion of the Administrator, disturbs, or tends to disturb, the quiet, 
peace, rest, enjoyment, comfort or convenience of persons in the Public Space, 
or in the adjacent neighborhood or surrounding properties, whether amplified or 
not;  

(6) operate any amplifying system or loud speaker in any Public Space unless 
permitted under a Public Space Permit or other written authorization from the 
Administrator; 

(7) urinate or defecate in a Public Space, except in a facility designed for that 
purpose;  

(8) in any way damage, disturb, deface, or otherwise interfere with any natural 
feature, amenity or facility within a Public Space; 

(9) violate any rule, notice, or order of the School District which applies in a School 
Space and which is posted in the School Space or is otherwise available to the 
public; or 
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(10) interfere with, obstruct, or impede within a Public Space: 

(a) a Township officer or employee in the performance of their lawful duties; 

(b) a Township contractor, agent or volunteer in the performance of their 
lawful duties at the Township’s request;  

(c) a School District officer or employee engaged in the performance of their 
lawful duties; 

(d) a School District contractor, agent or volunteer engaged in the 
performance of their lawful duties at the School District’s request;  

(e) a police officer in the performance of their lawful duties; or 

(f) signage posted or placed in a Public Space by the Township. 

Construction of buildings, structures and shelters 

5.10 No person shall construct, erect, or install a building, structure or shelter of any kind, 
whether permanent or temporary, other than a temporary canopy that is 3 by 3 metres in 
size, or less, and which is not be used as a Temporary Shelter, in a Public Space, 
except: 

(1) in a Public Space, other than a School Space, as authorized by and in 
compliance with a Public Space Permit or a written agreement with the 
Township; or  

(2) in a School Space as authorized by and in compliance with a written agreement 
with the School District. 

5.11 The Administrator may, in addition to any other authority granted under this Bylaw, and 
in their sole discretion, remove or cause to be removed from any Public Space, and 
dispose of or cause the disposal of any Temporary Shelter that is not in compliance with 
this Bylaw, including any possessions, waste, Outside Waste, and all other materials 
located in or around the Temporary Shelter.  

Drug paraphernalia 

5.12 No person shall use or consume Drugs or possess or use Drug Paraphernalia in a 
Public Space or any other place under the ownership, custody, care, operation, or 
management of the Township of Langley or the School District.  

Further, no person shall use or consume Drugs or possess or use Drug Paraphernalia in 
any area within 15 metres of a Public Space or any other place under the ownership, 
custody, care, operation, or management of the Township of Langley or the School 
District, but excluding any property under the ownership, custody, care, operation, 
oversight or management of a provincial health authority, and any private property, 
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including private residences, unless under the ownership, custody, care, operation, or 
management of the Township of Langley or the School District. 

Footwear and sporting equipment 

5.13 No person shall play any organized sports in a Public Space unless wearing appropriate 
footwear, and using sporting equipment, specifically designed for such activity. For 
certainty, footwear with metal spikes is not permitted on synthetic turf Sport Fields.   

Fires 

5.14 No person shall light a fire within a Public Space, except in a self-contained propane, 
white gas or natural gas barbeque or CSA approved fire pit, but only if such device or 
the use of such device is done safely and in a reasonable manner and is not otherwise 
banned by the Township, or such other regulatory authority with jurisdiction. 

 
Fireworks 

5.15 No person shall discharge Fireworks in a Public Space, except as authorized by, and in 
compliance with, a permit issued pursuant to the Fire Prevention Bylaw No. 6061, as 
amended or replaced from time to time. 

Geocaches 

5.16 A person placing a Geocache in a Public Space must ensure that: 

(1) the Geocache is marked “Geocache” on the outside; 

(2) the Geocache contains the person’s name and contact information on the inside; 

(3) the Geocache is not permanently attached to any building, structure or natural 
feature in the Public Space; and 

(4) the Geocache is not placed anywhere that will interfere with, obstruct, or impede 
the lawful free use and enjoyment of any Public Space by any person, or is 
otherwise in breach of this Bylaw. 

Golf 

5.17 No person shall hit a golf ball or any other object with a golf club in a Public Space, 
except in an area expressly designated for that activity. 

Hours of use 

5.18 No person shall enter or remain in a Public Space, other than a School Space or an 
open Highway, roadway or sidewalk, during the hours when the Public Space is closed, 
as indicated by Township signage or otherwise, or where no hours are posted by the 
Township, between dusk and dawn, except as authorized by, and in compliance with, a 
Public Space Permit or other written authorization from the Administrator. 
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5.19 No person shall enter or remain in a School Space during the hours when the School 
Space is closed to the general public as indicated by School District signage or 
otherwise, or where no hours are posted by the School District, between dusk and dawn, 
except as authorized by the School District. 

Liquor 

5.20 No person shall possess or consume Liquor in a Public Space, except as authorized by, 
and in compliance with, a Liquor Licence and a Public Space Permit. 

Parachuting  

5.21 No person shall parachute or skydive into a Public Space except: 

(1) in a Public Space, other than a School Space, as authorized by, and in 
compliance with, a Public Space Permit or written agreement with the Township; 
or  

(2) in a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

Park facilities and equipment 

5.22 No person shall misuse, alter, damage, or move any facility, building, structure, 
equipment, sign, landscaping, art, or ornament located, constructed, or installed in a 
Public Space. 

Plants and vegetation 

5.23 No person shall, alter, damage, or move any tree, plant, or any other vegetation within a 
Public Space, or remove any tree, plant, or any other vegetation from a Public Space, 
except: 

(1) from a Public Space, other than a School Space, as authorized by, and in 
compliance with, a Public Space Permit or written agreement with the Township; 
or  

(2) from a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

Research 

5.24 No person shall conduct research in a Public Space except: 

(1) in a Public Space, other than a School Space, as authorized by, and in 
compliance with, a Public Space Permit or written agreement with the Township; 
or 
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(2) in a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

Smoking 

5.25 No person shall Smoke within a Public Space, except on an open Highway, roadway or 
sidewalk, and in accordance with all applicable smoking regulations, whether municipal, 
provincial, federal, or other regulatory jurisdiction with authority, unless in an area of a 
Public Space which has been designated by the Township, by signage or otherwise, to 
permit Smoking. For greater certainty, this provision applies whether or not a person is 
located within a Vehicle in a Public Space. 

Special events 

5.26 No person shall hold a Special Event in a Public Space except: 

(1) in a Public Space, other than a School Space, as authorized by, and in 
compliance with, a permit issued pursuant to the Township of Langley Special 
Events Bylaw 1997 No. 3733, as amended or replaced from time to time;   

(2) as authorized by, and in compliance with, a Public Space Permit; or 

(3) in a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

Swimming and bathing 

5.27 No person shall change into or out of a bathing suit in a Public Space except in an area 
specifically designated by the Township or the School District, as applicable, for that 
purpose.  

5.28 No person shall enter, bathe, or swim in any body of water in a Public Space without a 
bathing suit. 

5.29 No person shall enter, bathe, or swim in any body of water in a Public Space except: 

(1) in an area specifically designated by the Township or the School District, as 
applicable, for that purpose; 

(2) in compliance with rules and signage of the Township or the School District, as 
applicable; and  

(3) in compliance with the directions of any person charged by the Township or the 
School District, as applicable, with managing, controlling or supervising the body 
of water, including without limitation, bathing or swimming in the body of water. 
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Unmanned Aerial Vehicles 

5.30 No person shall operate an Unmanned Aerial Vehicle in a Public Space except as 
authorized by and in compliance with the Aeronautics Act (R.S. 1985, C. A-2) and its 
regulations, and any applicable codes, regulations, rules, and conditions imposed by 
Transport Canada with respect to the operation of Unmanned Aerial Vehicles, as 
amended or replaced from time to time, and: 

(1) in an area of a Public Space specifically designated for such activity;  

(2) in a Public Space, other than a School Space, as authorized by, and in 
compliance with, a Public Space Permit or written agreement with the Township; 
or  

(3) in a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

Vehicles  

5.31 No person shall operate, stop or park a Prohibited Vehicle in a Park or School Space, 
unless authorized by the Administrator. 

5.32 No person shall operate, stop or park a Vehicle in a Park or School Space except: 

(1) in an area specifically designated by the Township or the School District, as 
applicable, for that purpose;   

(2) in a Park in compliance with Township signage and during operating hours for 
the Park or as otherwise authorized by and in compliance with a Public Space 
Permit or written agreement with the Township;  

(3) in a School Space, in compliance with School District signage or as authorized 
by and in compliance with a written agreement with the School District; 

(4) if applicable, in compliance with the Highway and Traffic Bylaw; or  

(5) if authorized by the Administrator. 

5.33 No person shall operate a skateboard or Hoverboard or Motorized Cycle in a Public 
Space except in accordance with all provincial regulations for the operation of a 
skateboard or Hoverboard or Motorized Cycle, including, without limitation all restrictions 
related to weight, speed limit, use of a helmet, and any applicable age and licensing 
requirements.  

5.34 No person shall ride or use a bicycle, roller skates, roller blades, Hoverboard or 
Motorized Cycle or skateboard in any Public Space:  

(1)  contrary to a posted Township sign; or  
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(2)  without wearing a Helmet, unless that person is a person for whom the wearing 
of a Helmet would interfere with an essential religious practice. 

5.35  No person shall Idle a Vehicle in a Public Space for a period greater than one (1) minute. 

5.36  No person shall clean a Vehicle in a Public Space, other than on a Highway or other 
roadway directly affronting private property where the person is an owner or an occupier 
and where the Vehicle is legally parked. 

Water 

5.37 No person shall travel on or across any body of water in a Public Space which is frozen 
or appears to be frozen.   

Weapons 

5.38 No person shall use a Weapon in a Public Space except: 

(1) in a Park as authorized by and in compliance with the Discharge of Firearms 
Regulation Bylaw 1991 No. 3001, as amended or replaced from time to time, if 
applicable; or 

(2) in a Park as authorized by, and in compliance with, a Public Space Permit. 

Waste and combustible materials 

5.39 No person shall transport Outside Waste into a Public Space for the purpose of 
depositing it in the Public Space. 

5.40 No person shall deposit Outside Waste in a Public Space. 

5.41 No person shall deposit Waste in a Public Space except: 

(1) in receptacles specifically provided by the Township or the School District, as 
applicable, for that purpose;  

(2) composted organic waste in a community garden in a Park for the purpose of 
growing plants;  

(3) in a Public Space, other than a School Space, as authorized by, and in 
compliance with, a Public Space Permit or written agreement with the Township; 
or 

(4) in a School Space, as authorized by, and in compliance with, a written 
agreement with the School District. 

5.42 No person shall deposit any lighted match, cigarette, cigar, or other burning substance in 
a Public Space, except in a receptacle specifically provided by the Township or the 
School District, as applicable, for that purpose. 
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Wildlife 

5.43 No person shall feed, molest, harass, disturb, frighten, injure, hook, trap, or snare any 
Wildlife in a Public Space, except as authorized by, and in compliance with, a federal or 
provincial permit, unless catching fish in a Public Space designated for such use, and in 
accordance with all municipal, provincial and federal regulations. 

PART 6: OFFENCES AND PENALTIES 

6.1 A person who violates a provision of this Bylaw or a Restriction Notice, commits an 
offence under this Bylaw. 

6.2 In the case of a continuing offence, each day that the offence continues constitutes a 
separate offence under this Bylaw. 

6.3 A person who commits an offence under this Bylaw is subject to any remedies or 
penalties available to the Township under provincial law including, but not limited to: 

(1) a bylaw notice fine issued under the Bylaw Notice Enforcement Bylaw 2008 No. 
4703, as amended or replaced from time to time; and 

(2) a fine of up to $10,000 or a term of imprisonment of up to 3 months upon 
summary conviction. 

PART 7: GENERAL 

7.1 If any part, section, subsection, or sub-clause of this Bylaw is, for any reason, held to be 
invalid by the decision of a court of competent jurisdiction, it shall be severed and the 
validity of the remaining provisions of this Bylaw shall not be affected. 

7.2 In the event there is any conflict between this Bylaw and the Highway and Traffic Bylaw, 
the provisions of the Highway and Traffic Bylaw shall in all cases take precedence.  

7.3 Public Spaces Regulation Bylaw 2018, No. 5298, and all subsequent amendments, is 
hereby repealed. 

7.4  This Bylaw is to come into force and take effect on the date of its adoption. 

READ A FIRST TIME the 28 day of April , 2025 

READ A SECOND TIME the 28 day of April , 2025 

READ A THIRD TIME the 28 day of April , 2025 

ADOPTED the   day of  , 2025 

 
 

 

Mayor 

 

 

 

Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

BYLAW NOTICE ENFORCEMENT BYLAW 2008 NO. 4703 
AMENDMENT BYLAW NO. 6060 

 
 

EXPLANATORY NOTE 
 
Bylaw No. 6060 updates Bylaw Notice Enforcement Bylaw 2008 No. 4703 to update the 
bylaw descriptions, bylaw cross section references as a result of the adoption of the Public 
Spaces Bylaw No. 6059. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 BYLAW NOTICE ENFORCEMENT BYLAW 2008 NO. 4703  
AMENDMENT BYLAW No. 6060 

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 “Bylaw Notice Enforcement Bylaw 2018
No. 4703 Amendment Bylaw No. 6060”.

2. The “Bylaw Notice Enforcement Bylaw 2008 No. 4703 ” as amended is further
amended by:

A. The current designated bylaw contraventions under Schedule A with reference to
Public Spaces Regulation Bylaw 2018 No. 5298 be replaced with:

Public Spaces Regulation Bylaw No. 6059 

Column 1 
Offence 

Column 2 
Bylaw 

Section 

Column 3 
Fine 

• Violation of Public Spaces
Permit

4.15 $100.00 

• Violation of Restriction Notice 4.17 $100.00 

• Failure to control animal as
required

5.1 $250.00 

• Permitting dog on sports field 5.2 $100.00 

• Failure to dispose of animal
excrement

5.3 $100.00 

• Unauthorized use of a vessel on
water

5.4 $100.00 

• Unauthorized advertising 5.5 $500.00 

• Unauthorized sale of goods or
services in a Park

5.6(1) $250.00 

• Unauthorized sale of goods or
services in a School Space

5.6(2) $250.00 
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Column 1 
Offence 

Column 2 
Bylaw 

Section 

Column 3 
Fine 

• Sale of food using materials that 
are not recyclable, 
biodegradable or compostable 

5.7 $100.00 

• Unauthorized soliciting of funds 
for commercial purpose in a 
Park 

5.8(1) $250.00 

• Unauthorized soliciting of funds 
for commercial purpose in a 
School Space 

5.8(2) $250.00 

• Prohibited conduct 5.9 $100.00 

• Unauthorized construction 
(general) in a Park 

5.10(1) $100.00 

• Unauthorized construction 
(general) in a School Space 

5.10(2) $100.00 

• Unauthorized use or 
consumption of Drugs or 
possession or use of Drug 
Paraphernalia 

5.12 $100.00 

• Inappropriate footwear or 
sporting equipment 

5.13 $100.00 

• Unauthorized fire 5.14 $250.00 

• Unauthorized Fireworks 5.15 $500.00 

• Unauthorized placement of 
Geocache 

5.16 $100.00 

• Prohibited use of golf clubs 5.17 $100.00 

• Unauthorized use of Park when 
closed 

5.18 $150.00 

• Unauthorized use of School 
Space when closed 

5.19 $150.00 
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Column 1 
Offence 

Column 2 
Bylaw 

Section 

Column 3 
Fine 

• Unauthorized possession or 
consumption of Liquor 

5.20 $100.00 

• Unauthorized parachuting or 
skydiving in a Park 

5.21(1) $100.00 

• Unauthorized parachuting or 
skydiving in a School Space 

5.21(2) $100.00 

• Unauthorized alteration of Park 
facilities or equipment 

 
 

5.22 $500.00 

• Unauthorized alteration of plants 
or vegetation in a Park 

5.23(1) $500.00 

• Unauthorized alteration of plants 
or vegetation in a School Space 

5.23(2) $500.00 

• Unauthorized research in a Park 5.24(1) $100.00 

• Unauthorized research in a 
School Space 

5.24(2) $100.00 

• Smoking in a prohibited area 5.25 $100.00 

• Unauthorized special event 5.26 $250.00 

• Undressing or dressing in a 
prohibited area 

5.27 $100.00 

• Bathing or swimming in a 
prohibited area 

5.28 $100.00 

• Unauthorized bathing or 
swimming 

5.29 $100.00 

• Unauthorized operation of an 
Unmanned Aerial Vehicle 

5.30 $100.00 

• Unauthorized operation, 
stopping or parking of a 
Prohibited Vehicle 

5.31 $100.00 
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Column 1 
Offence 

Column 2 
Bylaw 

Section 

Column 3 
Fine 

• Unauthorized operation, 
stopping or parking of a Vehicle 

5.32 $150.00 

• Operation of a Hoverboard at a 
rate of speed greater than 15 
km/hour 

5.33 $100.00 

• Operation of bicycle contrary to 
posted signage 

5.34(1) $100.000 

• Not wearing a Helmet 5.34(2) $100.00 

• Idling a Vehicle for a period 
greater than one minute 

5.35 $100.00 

• Cleaning a Vehicle 5.36 $100.00 

• Unauthorized travel on or across 
frozen water or apparently 
frozen water in a Park 

5.37 $100.00 

• Unauthorized use of Weapon 5.38 $100.00 

• Unauthorized transport of 
Outside Waste  

5.39 $100.00 

• Unauthorized deposit of Outside 
Waste 

5.4 $100.00 

• Unauthorized deposit of Waste 5.41 $100.00 

• Unauthorized deposit of 
combustible material 

5.42 $100.00 

• Unauthorized interaction with 
Wildlife 

5.43 $100.00 
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READ A FIRST TIME the  day of  , 2025 

READ A SECOND TIME the  day of  , 2025 

READ A THIRD TIME the  day of  , 2025 

ADOPTED the   day of  , 2025 

 
  

Mayor 
  

Township Clerk 
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 THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY ANNUAL RATES AND TAX COLLECTION BYLAW NO. 6128 
EXPLANATORY NOTE 

Bylaw No. 6128 provides for the 2025 levying of rates for General Municipal, Fire, Police, 
Parks, Transportation, Regional Library and Greater Vancouver Regional District purposes. 

The bylaw is a requirement of Section 197 of the Community Charter.  The Community 
Charter states that this bylaw must be adopted after adoption of the Five-Year Financial Plan 
and must be adopted by May 15th of each year. 

Sections 233 to 236 of the Community Charter outline the process for establishing an 
Alternative Municipal Tax Collection Scheme, including penalties to be applied in relation to 
payments made after specified tax due dates established by such bylaw. 

I.2

I.2 - Page 1



   

 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY ANNUAL RATES AND TAX COLLECTION BYLAW NO. 6128 
 
 
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 the “Langley Annual Rates and Tax 

Collection Bylaw No. 6128. 
 

2. The following rates are hereby imposed and levied for the year 2025: 
 
a) For general purposes, on the value of land and improvements taxable for general 

municipal purposes, rates appearing in Column “A” of Schedule “A” attached. 
 
b) For general purposes, on the value of land and improvements taxable for general 

fire purposes, rates appearing in Column “B” of Schedule “A” attached. 
 
c) For general purposes, on the value of land and improvements taxable for general    

police purposes, rates appearing in Column “C” of Schedule “A” attached. 
 
d) For purposes of the Parks Utility, on the value of land and improvements taxable 

for general municipal purposes, rates appearing in Column “D” of Schedule “A” 
attached. 

 
e) For purposes of the Transportation Utility, on the value of land and improvements 

taxable for general municipal purposes, rates appearing in Column “E” of 
Schedule “A” attached. 

 
f) For Library purposes, on the value of land and improvements taxable for general 

municipal purposes, rates appearing in Column “F” of Schedule “A” attached. 
 
g) For the Greater Vancouver Regional District purposes, on the value of land and 

improvements taxable for hospital purposes, rates appearing in Column “G” of 
Schedule “A” attached. 
 

3. The minimum amount of taxation upon a parcel of real property shall be One Dollar 
($1.00). 
 

4. On the second business day in July 2025, the Township Collector will add a 5% 
penalty to the current year’s unpaid taxes, for each parcel of land and its 
improvements on the property tax roll for which taxes have not been paid.  The 
unpaid taxes, together with the 5% penalty added, will be deemed taxes of the 
current year due upon those lands and improvements. 

 
5. On the third business day in September 2025, the Township Collector will add an 

additional 5% penalty to the current year’s unpaid taxes, for each parcel of land and its 
improvements on the property tax roll for which taxes have not been paid (exclusive of 
the 5% penalty authorized by section 4).  
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6. Where a penalty in accordance with section 4 would otherwise be applied, and a 
property owner is eligible and claims the current year home owner grant, to the 
Province of BC on or before September 3, 2025, the penalty of 5% will not be applied 
to the portion of the taxes which is equal to the current year home owner grant amount.  
If the home owner grant is claimed after September 3, 2025, all penalties in section 4 
and 5 will apply to the home owner grant amount. 

 
 

7. Pursuant to sections 235 and 236 of the Community Charter, the alternative municipal 
tax collection scheme shall apply unless a property owner makes an election under 
section 236 on or before July 2, 2025. 

 
 
READ A FIRST TIME the 28 day of April , 2025 

READ A SECOND TIME the 28 day of April , 2025 

READ A THIRD TIME the 28 day of April , 2025 

ADOPTED the   day of  , 2025 

 
  

Mayor 
  

Township Clerk 
      
  

I.2

I.2 - Page 3



Bylaw No. 6128   
Page 3 
 
 

 

LANGLEY ANNUAL RATES AND TAX COLLECTION BYLAW NO. 6128 
 

SCHEDULE A  
 
 

Rates per $1,000 of Assessment Value 
 

 

A B C D E F G

Property 
Class

Property Class 
Description

General 
Purposes

General 
Purposes - 

Fire 

General 
Purposes - 

Police

Parks 
Purposes

Transportation 
Purposes  Library   

Metro 
Vancouver 
Regional 
District

1 Residential 0.6693 0.2655 0.4147 0.1483 0.3003 0.0777 0.05780

2 Utility 8.4493 3.3519 5.2361 1.8727 3.7907 0.9812 0.20231

3 Supportive 
Housing 0.6693 0.2655 0.4147 0.1483 0.3003 0.0777 0.05780

4 Major Industrial 0.9223 0.3659 0.5715 0.2044 0.4138 0.1071 0.19653

5 Light Industrial 1.1305 0.4485 0.7006 0.2506 0.5072 0.1313 0.19653

6 Business & 
Other 1.9111 0.7581 1.1843 0.4236 0.8574 0.2219 0.14162

8 Recreation/  
Non Profit

1.0213 0.4051 0.6329 0.2264 0.4582 0.1186 0.05780

9 Farm 5.2174 2.0698 3.2333 1.1564 2.3407 0.6059 0.05780
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M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: MAY 12, 2025 

FROM: ENGINEERING DIVISION FILE NO: 5330-30-089 

SUBJECT: 40 AVENUE CULVERT REPLACEMENT PROJECT UPDATE 

The purpose of this memorandum is to provide an update to Mayor and Council on the status of 
the 40 Avenue Culvert Replacement Project. The section of 40 Avenue between 212 Street and 
216 Street has remained closed since October 19, 2024, following a culvert failure caused by an 
atmospheric river event. 

Current Project Status: 

• Project Funding: At the December 2, 2024 Regular Meeting, Council pre-approved
$4.84 million in funding for the project as part of the 2025 Capital Budget.

• Concrete Box Culvert Procurement: Approximately 70 metres of concrete box culvert
was pre-ordered on January 10, 2025. The box culvert will be supplied and delivered in
alignment with project construction needs.

• Temporary Watermain Bypass: A temporary watermain bypass was installed in
February 2025 to mitigate the risk of watermain failure and to enable construction work
during culvert installation.

• Environmental Permitting: The project has secured the required environmental
approvals, including an Emergency Authorization from Fisheries and Oceans Canada
and a Notice of Authorized Changes under the Water Sustainability Act from the
Province. The approved construction window for any in-stream work is between June 1,
2025, and September 30, 2025.

• Construction Work: Construction was awarded to GCL Contracting Inc. following a
competitive tender process. Construction is scheduled to commence on May 14, 2025,
and achieve substantial completion on September 8, 2025. The construction schedule is
contingent on weather, creek flow conditions, and other site conditions.

The Township’s appeal to the Province’s Disaster Financial Assistance program, which could 
recover up to 90% of the project cost, remains under review. A separate application to the BC 
Disaster Resilience & Innovation Program was unsuccessful as the program received 
significantly more applications than available funding.  

Staff will provide further updates to Mayor and Council, as necessary. 
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M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: MAY 12, 2025 

FROM: ENGINEERING DIVISION FILE NO: 5460-04-001 

SUBJECT: PROPOSED 2025 TRAFFIC CALMING PROGRAM 

The purpose of this memorandum is to inform Mayor and Council about the proposed traffic 
calming measures scheduled for implementation in 2025, and to provide information on 
potential for traffic calming on 209A Street due to anticipated increased traffic volumes following 
the completion of developments on 83 Avenue. 

2025 Traffic Calming Program: 

The 2025 budget includes $250,000 allocated for traffic calming measures, with the majority 
directed to roads fronting playgrounds and schools and a portion supporting traffic calming / 
anti-racing measures in the Gloucester Industrial Area. 

Traffic calming / anti-racing measures have been installed in the Gloucester Industrial Area as 
directed by Council, at a total cost of approximately $30,000. These measures were 
implemented to address the ongoing concerns regarding speeding and street racing within this 
area. The installation included raised transverse rumble strips at 30 locations along Gloucester 
Way, 272 Street, and 275 Street. 

Utilizing Neighbourhood Traffic Calming Policy No. 05-110, staff reviewed the most recent traffic 
calming priority list to identify playground and school locations with the highest priority for traffic 
calming. Ten locations were prioritized and further reviewed to determine the specific types of 
traffic calming measures that could be installed. 

Additionally, at the April 7, 2025, Regular Meeting, Council passed the following amendment: 

That traffic calming be installed on 82 Avenue between 201 Street and 202 Street and 
on 201 Street between 82 Avenue and 82B Avenue, with completion before September 
1, 2025.  

As all listed locations front schools or playground zones, they are exempt from the community 
ballot requirement per Neighbourhood Traffic Calming Policy No. 05-110, Section 4.2.3. The 
following table summarizes the recommended locations and types of traffic calming measures to 
be installed, with a total estimated construction cost of $220,000, scheduled for implementation 
in Q3 2025, subject to weather conditions and resource availability. 
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Rank Location Address/Location Traffic Calming 
Measures Cost 

1 Josette Dandurand 
Elementary School 

201 Street: 82 Avenue to 
83 Avenue 

82 Avenue: 201 Street to 
202 Street 

82B Avenue: 201 Street 
to 202 Street 

Two (2) Speed Humps on 
201 Street 

Two (2) Speed Humps on 
82 Avenue 

Two (2) Speed Humps on 
82B Avenue 

$50,000 

2 Discovery Town 
Park 

87 Avenue and 206 
Street 

Two (2) Speed Humps on 
206 Street $17,000 

3 Aldergrove Tot Lot 28A Avenue and 264 
Street 

One (1) Speed Hump on 
264A Street. One (1) 
Speed Hump on 28A 
Avenue. 

$17,000 

4 Fraser Valley 
Adventist Academy 26026 – 48 Avenue Two (2) Speed Activated 

Flashing Beacons $15,000 

5 
St. Catherine's 
Catholic 
Elementary School 

20244 – 32 Avenue Two (2) Speed Activated 
Display Devices $24,000 

6 Khalsa School of 
the Fraser Valley 26345 – 62 Avenue 

Two (2) Speed Activated 
Flashing Beacons on new 
“School Area” signs 

$15,000 

7 Credo Christian 
School 21846 – 52 Avenue 

Remove One (1) Speed 
Hump, Replace with One 
(1) Speed Cushion. (Pilot 
Project) 

$20,000 

8 Goldenview Park 

85 Avenue: 202B Street 
to 203A Street 

84 Avenue: 202B Street 
to 203A Street 

One (1) RRFB Crosswalk  

One (1) RRFB Crosswalk 
$23,000 

9 Wix-Brown 
Elementary School 23851 – 24 Avenue  Two (2) Speed Activated 

Flashing Beacons $15,000 

10 

R.E. Mountain 
Secondary School / 
Peter Ewart Middle 
School 

7633 / 7755 – 202A 
Street 

76 Avenue and 202A 
Street 

Two (2) Speed Activated 
Display Devices on 202A 
Street 

Install One (1) “School 
Area” sign on 76 Avenue 

$24,000 

Total  $220,000 
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Potential 209A Street Traffic Calming: 

The completion of new developments on 83 Avenue is anticipated to increase traffic volumes on 
209A Street, prompting local residents to raise concerns about potential impacts. To address 
this, proposed traffic calming measures for 209A Street, as illustrated in Attachment A, include: 

• Installation of three (3) speed humps along 209A Street.

• Conversion of the temporary road narrowing at 84 Avenue and 209A Street to a
permanent installation using concrete curb and gutter, replacing the existing temporary
delineator posts.

As 209A Street does not front schools or parks, the Township’s Neighbourhood Traffic Calming 
Policy No. 05-110 requires a neighbourhood ballot, with at least 60% of respondents in favor, to 
proceed. Staff will initiate a ballot process, notifying residents along 209A Street. Implementing 
traffic calming on 209A Street may divert some traffic to 209B Street, a collector road per the 
Township’s Master Transportation Plan, whereas 209A Street is classified as a local road. As a 
collector road, 209B Street is designed to accommodate higher traffic volumes. 

Subject to a successful ballot, staff will engage with the developer active in the area to explore 
potential contributions toward the cost of these traffic calming measures and will report back to 
Council with funding recommendations.  

ATTACHMENT A 209A Street Traffic Calming 
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ATTACHMENT A
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     M E M O R A N D U M

TO: MAYOR AND COUNCIL DATE: MAY 12, 2025 

FROM: FINANCE DIVISION FILE NO: 1700-80 

SUBJECT: PROPERTY TAX DETAIL PER REPRESENTATIVE HOUSEHOLD FROM 2022 
TO 2025 

The purpose of this memorandum is to inform Mayor and Council of the property tax detail per 
representative household from 2022 to 2025. 

The representative house in 2022 was valued at $1,353,926. 

UNIVERSAL SERVICES – Property Tax Per Representative 
Household 

Levy $ 

Parks 222.52 
Transportation (Roads) 421.37 
General Tax – Fire Services 279.76 
General Tax – Police Services 518.06 

The representative house in 2023 was valued at $1,485,086. 

UNIVERSAL SERVICES – Property Tax Per Representative 
Household 

Levy $ 

Parks 202.64 
Transportation (Roads) 433.28 
General Tax – Fire Services 300.08 
General Tax – Police Services 557.05 

The representative house in 2024 was valued at $1,502,344. 

UNIVERSAL SERVICES – Property Tax Per Representative 
Household 

Levy $ 

Parks 213.04 
Transportation (Roads) 478.44 
General Tax – Fire Services 348.95 
General Tax – Police Services 567.35 
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The representative house in 2025 was valued at $1,502,344. 

UNIVERSAL SERVICES – Property Tax Per Representative 
Household  
 

Levy $ 

Parks 222.25 
Transportation (Roads) 450.05 
General Tax – Fire Services 397.90 
General Tax – Police Services 621.50 
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April 30, 2025 

Township of Langley 

Attention: Mr. Chanpreet Kooner 

20338 – 65 Avenue  

Langley, BC V2Y 3J1 

Dear Mr. Chanpreet Kooner,  

Re:  School Site Acquisition Charge 

I am writing to advise you that Capital Bylaw No. 2025-01 School Site Acquisition Charge Bylaw was 

adopted by the Board of Education for School District No. 35 (Langley) on April 29, 2025. 

Following the adoption of the SSAC bylaw, the Local Government Act mandates a sixty-day grace 

period before the bylaw will come into force. This allows applicants time to receive notice and to submit 

subdivision or building permit applications that concern mature proposals. 

The legislation also allows for the new rates not to apply to applications in respect of eligible 

developments received by you prior to the enactment of this bylaw for a period of 12 months after the 

bylaw comes into effect. 

The legislation envisages the on-going collection of SSAC to be done by local governments in 

conjunction with their development cost charges. SSAC is payable at the same time as a local 

government DCC – upon approval of a subdivision or issuance of a building permit. More specific 

guidelines for the collection of these charges, as well as the fee entitlement for administering the SSAC 

on behalf of the school district, are contained in the Implementation Guide and in the School Site 

Acquisition Charge Regulation, both of which can be found at: 

Capital Planning - Province of British Columbia 

I have attached a copy of the bylaw for your records and invite you to contact me if there are any further 

questions. 

Sincerely, 

Brian Iseli, Secretary-Treasurer 

cc: Mal Gill, Superintendent 

Tristan Schaufler, Director of Facilities 
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AGRICULTURAL ADVISORY 
COMMITTEE  

Wednesday, April 23, 2025 at 7:00pm 
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

A. Hamer, R. Ross, O. Smid, A. Smith, and B. Venechuk

Staff: 
C. Gemino, Planning Technician, Community and Policy Planning
M. Gunn, Planner II, Community and Policy Planning
C. Quin, Recording Secretary

Guests: 
C. Keyes, Regional Agrologist, Ministry of Agriculture

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 – April 23, 2025

Moved by O. Smid,
Seconded by B. Venechuk,
That the Agricultural Advisory Committee approve the agenda and receive the
agenda items of the April 23, 2025 meeting.
CARRIED

B. ADOPTION OF MINUTES

1. Agricultural Advisory Committee – March 26, 2025

Moved by B. Venechuk,
Seconded by A. Hamer,
That the Agricultural Advisory Committee adopt the minutes of the
March 26, 2025 meeting.
CARRIED
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 C. DELEGATIONS AND PRESENTATIONS 
    
  1. Ministry of Agriculture  

 
C. Keyes, Regional Agrologist from the Ministry of Agriculture and Food 
presented an overview of the programs, complaints and suggestions for 
strengthening agriculture.  
 
Knowledge and Technology Transfer Program (KTTP) 

- Accepting applications 
- Financial support for hosting events, field days and workshops 
- Funding for industry experts to share knowledge 

Investment Agriculture Foundation of BC 
- Accepting applications 

o Agriculture Water Infrastructure Program 
o Beneficial Management Practices Program  
o Livestock Waste Tissue Initiative 

- Upcoming  
o Extreme Weather Preparedness – later in 2025 
o Traceability Adoption Program – May 1, 2025 

Complaints and Inquiries 
- Most complaints come from neighbour non-farmer not living in the 

Agricultural Land Reserve (ALR) and neighbour non-farmer living in the 
ALR. 

- Most inquiries from established farmers and new entrant farmers.  
Top 3 Threats to Agriculture  

- Increasing water shortages 
- Threatened Agricultural Land Reserve 
- Lack of support and protection for agriculture 

Key actions 
- Reduce burdens 
- Create stronger buffers between farmland and other uses  
- Recognize non-farm uses are having a cumulative affect on the ALR  
- Have a strong Farmers’ Institute  
- Township to continue to work closely with the agricultural sector 
- Consider updating the Agricultural Viability Strategy 

 
    

 
 D. REPORTS 
    
  1. Co-Chair Reports 

 
Councillor Pratt reported on Council updates of the recent bylaws for 
consideration by Council. 

 
 E. CORRESPONDENCE 
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 F. WORK PROGRAM 
    
  1. Agriculture Profile 

 
C. Gemino, Planning Technician, presented an overview of the State of 
Agriculture in Metro Vancouver and Township of Langley.   
 
Agricultural Land Use Inventories (ALUI) 

- Collection of consistent and comprehensive data by the Ministry of 
Agriculture about land use and land cover on agricultural land  

Regional Overview 
- 20% of Metro Vancouver is in the ALR 
- Farmer Profile showed that the average age of a farmer was 57 and that 

62% had no succession plan 
- Land Use in 2022 and Land Use in 2016-2022 

o 43.8% of land was ‘Actively Farmed’, 34.7% ‘Natural Area’, and 
21.4% ‘Not Farmed’ 

o There was a decrease in farmland and natural area from 2016 – 
2022, while there was an increase in not farmed area 

- Cultivated Land in 2022 
o 45% of cultivated land was forage, 33% berries, 12% vegetables, 

8% for ‘other’ (combination of newly cultivated land, tree fruits, nut 
trees, and more), and 2% in nursey 

- Industrial Expansion 
o 121% increase (from 2016 – 2022) in parcels with industrial use  
o Majority of growth in light industrial use and only 3% is related to 

agriculture 
- Residential Expansion 

o 42% of new homes built from 2016 – 2022 were estate homes 
(>465 m2) 

Township of Langley Overview 
- Farmer Profile showed that the average age of a farmer was 59.5 and that 

73% of farmers had no succession plan. The average age of farmers in 
the Township was older than the regional average, and the Township had 
more farmers with no succession plan 

- Land Use in 2022 
o 38% of the agricultural land was ‘Actively Farmed’, 37% ‘Natural 

Area’, and 24% ‘Not Farmed’ 
o Compared to the regional data, the Township had a lower 

percentage of farmland being actively farmed, but had more 
natural and not farmed area 

- Cultivated Land in 2022 
o 71% of cultivated land was forage, 20% berries, 2% vegetables, 

4% for ‘other’ (combination of newly cultivated land, tree fruits, nut 
trees, and more), and 3% in nursey 

- Industrial Expansion 
o 125% increase (from 2016 – 2022) of parcels that had industrial 

use 
o This was higher than the regional average 

- Residential Expansion 
o 35% of new homes built (from 2016 – 2022) were estate homes 

(>465 m2) 
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 F. WORK PROGRAM 
    

o The continued prevalence of estate homes (especially new estate 
homes) was not conducive to agricultural use 

- Economic Overview  
o The Township had the 3rd highest Farm Net Income compared to 

all municipalities in Metro Vancouver 
o 75% of farm capital was held in Land & Buildings owned 
o The Township saw a 22% increase in full-time farm workers which 

was above the regional average 
o 25.5% of Township farmers were reporting Operating Revenue 

over $100,000. This was an increase from 17.9% reported in 2010 
 

  2. Farm Tour 
 
M. Gunn reported that the Farm Tour will be on June 24, 2025 and asked 
members to let her know of any individuals that could be invited. 

 
 G. COUNCIL REFERRALS 
    

 
 H. OTHER BUSINESS AND ITEMS FOR INFORMATION 
    
  1. Farmers’ Institute Update 

 
A. Smith reported on her meeting with Mayor Woodward regarding farm activity 
diversities and their individual challenges.  

 
 J. NEXT MEETING 
    
   Date: Wednesday, May 28, 2025 

Location:   Salmon River Committee Room 
                   4th Floor, 20338-65 Avenue, Langley, BC 
Time:   7:00 pm 

 
 K. TERMINATE 
    
   Moved by B. Venechuk,  

Seconded by A. Hamer,  
That the meeting terminate at 9:00pm.  
CARRIED  
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CERTIFIED CORRECT: 

_______________________________ _________________________________ 
Community Representative Co-Chair  Council Representative Co-Chair 
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