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1. CALL TO ORDER
Mayor van den Broek calls the Public Hearing to order.

Mayor van den Broek reads a statement regarding the procedure to be followed
for the Public Hearing.

The Corporate Officer advises how the Hearing has been publicized and of any
correspondence received.

2. BUSINESS

a. Logan Avenue Apartments

1. Bylaw 3113 - Zoning Bylaw Amendment and Development
Permit DP 05-19

1

To amend the Zoning Bylaw, 1996, No. 2100 to rezone the
properties located at 20350 & 20370 Logan Avenue from the C2
Service Commercial and CD12 Comprehensive Development
Zones to the C1 Downtown Commercial Zone to accommodate
a 6-storey, mixed-use development comprising 144
condominium apartments and 287 m2 of commercial floor
space.

The Mayor invites Lukas Wykpis, Keystone Architecture, to
present the proposed bylaw and development permit
application.

The Mayor invites those in attendance who deem their interest
in property affected by the proposed bylaw and development
permit to present their comments.



b. Langley Lions Redevelopment Project

1. Bylaw 3108 - Official Community Plan Amendment - Langley
Lions Housing

46

To amend City of Langley Official Community Plan Bylaw, 2005,
No. 2600 in order to accommodate a 981-unit multi-phase
redevelopment of the Langley Lions seniors housing complex
located at 20355 and 20385 54 Avenue and 5421 204 Street.
The amendments consist of the following:

Section 16.0 Land Use Designations – the addition of a
new Langley Lions Seniors District designation and
related policies;

●

Section 17.0 Development Permit Area Guidelines –
the addition of a Langley Lions Seniors District
Development Permit Area and guidelines;

●

Schedule “A” – Land Use Designation Map - revised
map including Langley Lions Seniors District land use
designation.

●

2. Bylaw 3109 - Zoning Bylaw Amendment and Development
Permit DP 04-19

72

To amend Zoning Bylaw, 1996, No. 2100 to create a CD70
Comprehensive Development zone to accommodate a 981 unit
multi-phase redevelopment of the Langley Lions seniors
housing complex and to rezone the properties located at 20355
and 20385 54 Avenue and 5421 204 Street to the new zone.
Also, to approve the first phase of the redevelopment through
the issuance of Development Permit DP 04-19 for an 8 story
101-unit rental apartment building.

3. Bylaw 3110 - Discharge of Land Use Contracts No. 16-73 and
No. 11-75

155

To authorize the discharge of Land Use Contracts No. 16-73
and No. 11-75 from the property located at 20355 – 54 Avenue
to facilitate a 981-unit multi-phase redevelopment of the Langley
Lions seniors housing complex.



4. Langley Lions Redevelopment Project - Introduction of
Proposed Development
The Mayor invites Carl Johannsen, Director of Development
Services to introduce the Langley Lions Redevelopment Project:

Bylaw 3108 - Official Community Plan Amendment ●

Bylaw 3109 - Zoning Bylaw Amendment &
Development Permit

●

Bylaw 3110 - Discharge of Land Use Contracts No. 16-
73 & 11-75

●

The Director of Development Services invites the applicant to
present the proposal:

Dane K. Jansen, Principal, DYS Architecture●

Glenn Gardner, Senior Associate, DYS Architecture●

Jeanette Dagenais, Executive Director, Langley Lions
Housing Society

●

5. Langley Lions Redevelopment Project - Public Input Opportunity 159
The Mayor invites those in attendance who deem their interest
in property affected by the proposed OCP, Zoning and Land
Use Contract Discharge bylaws and the proposed development
permit for the Langley Lions Redevelopment Project to present
their comments.

3. MOTION TO CLOSE PUBLIC HEARING



 

 
 

ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 166, 2019, BYLAW NO. 3113 

DEVELOPMENT PERMIT APPLICATION DP 05-19 
 

To consider a Rezoning Application and Development Permit Application from L. 
Gosselin to accommodate a 6-storey, mixed-use development comprising 144 
condominium apartments and 287 m2 of commercial floorspace. 
 
The subject properties are currently zoned C2 Service Commercial and CD12 
Comprehensive Development Zone in Zoning Bylaw No. 2100 and designated 
“Downtown Commercial” in the Official Community Plan. All lands designated 
“Downtown Commercial” are subject to a Development Permit to address building form 
and character. 
 
Background Information: 
 

Applicant: L. Gosselin 
Owner: Whitetail Homes (Logan) Ltd.; 

Miat Properties Ltd. 
Civic Addresses: 20350 & 20370 Logan Avenue 
Legal Description: Lots 87 & 88 Except: Part Dedicated 

Road on Plan 82134, District Lots 308 
and 309, Group 2, New Westminster 
District, Plan 39522 

Site Area: 3,995 m2 (0.987 acres) 
Number of Units: 144 apartment 
Density: 360.5 units/ha (145.9 units/acre) 
Gross Floor Area: 

Residential: 
Commercial: 
Total: 

 
10,628 m2 (114,400 sq ft) 
     287 m2       (3,089 sq ft) 
10,915 m2 (117,489 sq ft) 
 

Floor Space Ratio: 2.73 
Lot Coverage: 77.1% 
Parking Required: 214 spaces (including 11 h/c stalls) 
Parking Provided: 

Commercial: 
 
  12 spaces 

Resident: 156 spaces 
Visitor:   24 spaces 
Total 192 spaces (including 11 h/c stalls) 
  

Existing Zoning: C2 Service Commercial 
CD12 Comprehensive Development 

Proposed Zoning: C1 Downtown Commercial 
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OCP Designation: Downtown Commercial 
Variances Requested: Front Setback - 2.0 m (4.0 m variance 

requested; 6.0 m is required setback) 
Rear Setback – 4.0 m (2.0 m variance 
requested; 6.0 m is required setback) 
Ext. Setback – 4.7 m (1.3 m variance 
requested; 6.0 m is required) 
Int. Setback – 0.0 m (6.0 m variance 
requested; 6.0 m is required setback) 
Off-Street Parking – 192 spaces 
provided (214 spaces required) 

Development Cost Charges: $1,947,096.00 (City - $1,375,056.00, 
GVS&DD - $508,320.00, SD35 – 
$63,720.00) 

Community Amenity Charges: 
 

$288,000.00 
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ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 166 

BYLAW NO. 3113 

 

 
A Bylaw to amend City of Langley Zoning Bylaw, 1996, No. 2100 to rezone the 

properties located at 20350 & 20370 Logan Avenue 
to the C1 Downtown Commercial Zone. 

 
WHEREAS the Local Government Act authorizes a local government to zone 
areas of a municipality and to make regulations pursuant to zoning; 

NOW THEREFORE the Council of the City of Langley, in open meeting 
assembled, enacts as follows: 

1. Title 
 
This bylaw shall be cited as the “Zoning Bylaw 1996, No. 2100 Amendment 
No. 166, 2019, No. 3113”. 

2. Amendment  
 
Bylaw No. 2100, cited as the “Zoning Bylaw, 1996, No. 2100” is hereby 
amended by changing the zone classification of: 
 

(a) PID: 008-631-361 
Lot 87, District Lots 308 and 309, Group 2, New Westminster District, 
Plan 39522 
 

(b) PID: 004-888-812 
Lot 88 Except: Part Dedicated Road on Plan 82134, District Lots 308 
and 309, Group 2, New Westminster District, Plan 39522 
 

from the C2 Service Commercial and CD12 Comprehensive Development 
Zones to the C1 Downtown Commercial Zone in Schedule “A” – Official 
Zoning Map. 
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Zoning Bylaw Amendment No. 166  Page 2 
Bylaw No. 3113 
 

READ A FIRST AND SECOND TIME this 16th day of December, 2019. 

A PUBLIC HEARING, pursuant to Section 464 of the Local Government Act was 
held this XXXX day of XXXX, 2019. 

READ A THIRD TIME this XXXX day of XXXX, 2019. 

FINALLY ADOPTED this XXX day of XXX, 2019. 

 

   
      _________________________ 
      MAYOR  
 
   
       ____________________ 
      CORPORATE OFFICER 
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REZONING APPLICATION RZ 05-19 

DEVELOPMENT PERMIT APPLICATION DP 05-19 
 
Civic Address: 20350 & 20370 Logan Avenue 
Legal Description: Lots 87 & 88 Except: Part Dedicated Road on Plan 

82134, District Lots 308 and 309, Group 2, New 
Westminster District, Plan 39522 

Applicant: L. Gosselin 
Owner: Miat Properties Ltd. 
 Whitetail Homes (Logan) Ltd. 
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ADVISORY PLANNING 
COMMISSION REPORT 

 
To: Advisory Planning Commission   
    
Subject: Rezoning Application RZ 05-19 & 

Development Permit Application DP 05-19 
  

  File #: 6620.00 
From: Roy M. Beddow, RPP, MCIP 

Deputy Director of Development Services 
Bylaw #: 3113 

  Doc #:  
Date: November 20, 2019   

 
 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 05-19 and Development Permit Application 
DP 05-19 to accommodate a 6-storey, mixed-use development comprising 
144 condominium apartments and 287 m2 (3,085 sq ft) commercial floorspace 
at 20350 and 20370 Logan Avenue be approved, inclusive of setback and off-
street parking variances, subject to execution of a Development Servicing 
Agreement in compliance with the conditions outlined in the Deputy Director of 
Development Services’ report.  

 
 
PURPOSE OF REPORT: 
 

To consider rezoning and Development Permit applications by L. Gosselin, for 
a 6-storey mixed-use development comprising 144 condominium apartments 
and 287 m2 (3,085 sq ft) commercial floorspace. 

  
POLICY: 
 

The subject properties are currently zoned C2 Service Commercial and CD12 
Comprehensive Development in Zoning Bylaw No. 2100 and designated 
“Downtown Commercial” in the Official Community Plan (OCP) Land Use 
Designation Map. All lands designated for Downtown Commercial use are 
subject to a Development Permit to address building form and character.  
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 2 
 

 

COMMENTS/ANALYSIS: 
Application Summary Table: 
Applicant: L. Gosselin 
Owner: Whitetail Homes (Logan) Ltd.;  

Miat Properties Ltd. 
Civic Addresses: 20350 & 20370 Logan Avenue 
Legal Description: Lots 87 & 88 Except: Part Dedicated Road on 

Plan 82134, District Lots 308 and 309, Group 2, 
New Westminster District, Plan 39522 

Site Area: 3,995 m2 (0.987 acres) 
Number of Units: 144 apartment 
Density: 360.5 units/ha (145.9 units/acre) 
Gross Floor Area: 

Residential: 
Commercial: 
Total: 

 
10,628 m2 (114,400 sq ft) 
     287 m2       (3,089 sq ft) 
10,915 m2 (117,489 sq ft) 
 

Floor Space Ratio: 2.73 
Lot Coverage: 77.1% 
Parking Required: 214 spaces (including 11 h/c stalls) 
Parking Provided: 

Commercial: 
 
  12 spaces 

Resident: 156 spaces 
Visitor:   24 spaces 
Total 192 spaces (including 11 h/c stalls) 
  

Existing Zoning: C2 Service Commercial 
CD12 Comprehensive Development 

Proposed Zoning: C1 Downtown Commercial 
OCP Designation: Downtown Commercial 
Variances Requested: Front Setback - 2.0 m (4.0 m variance 

requested; 6.0 m is required setback) 
Rear Setback – 4.0 m (2.0 m variance 
requested; 6.0 m is required setback) 
Ext. Setback – 4.7 m (1.3 m variance requested; 
6.0 m is required) 
Int. Setback – 0.0 m (6.0 m variance requested; 
6.0 m is required setback) 
Off-Street Parking – 192 spaces provided (214 
spaces required) 

Development Cost 
Charges: 

$1,947,096.00 (City - $1,375,056.00, GVS&DD - 
$508,320.00, SD35 – $63,720.00) 

Community Amenity 
Charges: 

$288,000.00 
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 3 
 

 

Discussion: 
 

1. Context 
 

The application site consists of two properties on Logan Avenue between  
203A Street and the Cascades Casino parkade. The properties currently 
contain three buildings which house or recently housed Joe’s Equipment & 
Garden Supply, Sunshine Autobody and other businesses. Across Logan 
Avenue (a 4-lane arterial road) to the north is the Duncan Way Industrial Area 
including a large storage business and the former Greyhound bus station. 
Several automotive service garages and parts shops are located on the west 
side of 203A Street. To the south and east of the site is the Cascades 
Casino/Coast Hotel & Convention Centre including a multi-storey parking 
garage (20420 Logan Avenue) that abuts the east property line. 
 
The subject properties are part of the “Industrial Arts” Special Design District 
in the Downtown Master Plan and are identified in the Official Community 
Plan for commercial and light industrial uses with provision for some work/live 
units. At the time of the Downtown Master Plan, the area was envisioned as a 
Granville Island-inspired district of workshops and artist studios. In November 
2019 TransLink identified the location of the future 203 Street/Downtown 
Langley SkyTrain station approximately 100 metres south of the development 
application site. 
 

SkyTrain Alignment (green line) & 203 Street Station Location 
 

 
  

8



To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 4 
 

 

2. Design 
 

The proposal features a 6-storey, mixed-use building abutting the Cascades 
Casino parkade and fronting Logan Avenue and 203A Street. Recognizing 
that the OCP is under review and the development site is in close proximity to 
frequent transit service, a future bus transit exchange and recently confirmed 
future SkyTrain station, the applicant and City staff have worked together to 
refine the application design to better address the future SkyTrain. In 
deference to the SkyTrain station and bus exchange to the south, ground floor 
commercial units front a public plaza and outdoor seating area at the corner 
of 203A Street and Locke Lane. This creates an active and attractive frontage 
that reduces the design impact of the above-grade portion of the underground 
parkade (which is partially above grade due to soil conditions) and takes 
advantage of the following factors: 
 

• Year-round sun exposure at the southwest corner of the site 
• Availability of on-street parking on 203A Street and Locke Lane 
• Pedestrian traffic generated by the planned SkyTrain station and bus 

exchange 
 
Functionally the building is serviced by a two-level parkade accessed from 
Locke Lane. The upper parking level includes public parking for the 
commercial units as well as visitor parking for the apartments. Resident 
parking is secured behind a gate and ramps down to a lower (P1) level. The 
apartment entrance is located on Logan Avenue and a large amenity space 
(332 m2) on the second floor opens onto a landscaped private courtyard on 
top of the parking garage. The outdoor amenity space features a children’s 
play area and community garden plots. Ground floor residential units on 
Logan Avenue and 203A Street enjoy direct access to the public sidewalk 
from their patios. 
 
The building consists of three wings that wrap around a south facing central 
courtyard. The 6-storey massing is maintained in each wing, however, an 
interplay of elevation details including recessed windows, balconies, columnar 
elements, colours and finishes is employed by the architect to vary the 
perception of mass. The building height approximates that of the adjacent 
Coast Hotel (6-storeys) and the nearby Landing apartment (5 storeys) at 
20299 Industrial Avenue. The architect is also employing a mix of materials 
and colours on the east-facing façade (party wall interface with Casino 
parkade) to create visual interest on the party wall portion that is visible above 
the parkade. 
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 5 
 

 

3. CPTED 
 

The applicant’s proposal benefited from a comprehensive Crime Prevention 
Through Environmental Design (CPTED) review by a qualified consultant 
whose recommendations were incorporated into the plans. 
 

4. Variances 
 

To provide a required 2.0 metre road dedication along Logan Avenue (for 
future bike lanes) and ground level commercial and residential units that 
address the City’s urban design expectations, the applicant is requesting the 
following variances from C1 zoning provisions: 
 

• Front Setback reduction from 6.0 metres to 2.0 metres 
• Exterior Setback reduction from 6.0 metres to 4.7 metres 
• Rear Setback reduction from 6.0 metres to 4.0 metres 
• Interior Setback reduction from 6.0 metres to 0.0 metres 
• Off-Street Parking requirement relaxation from 214 spaces to 192 

spaces (22 space or approximately 10 percent relaxation) 
 
The requested parking relaxation is supported by a traffic engineer’s report 
that calculates the anticipated parking demand based on traffic engineering 
standards, survey data from similar developments and other factors such as 
proximity to transit services. Staff also note that the proposed 10 percent 
relaxation is consistent with parking relaxation policies used in other 
municipalities for developments near SkyTrain or other frequent transit 
services. Staff support the relaxation, given the application is in close 
proximity to existing frequent transit service and future rapid transit, and the 
parking space reduction has also enabled the current design with ground-floor 
retail oriented towards the future SkyTrain station and bus transit exchange.   
 
The current setback and off-street parking requirements for residential uses in 
the C1 zone will be reviewed as part of work on the new Official Community 
Plan and Zoning Bylaw.  
 
Staff recommend that the above variances be approved to accommodate the 
proposed development. 
 

5. Summary 
 
Recognizing that an OCP update is underway and the location of the 203 
Street SkyTrain station was only recently confirmed, and in the absence of 
updated plans and design guidelines for the area, the proposed building 

10



To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 6 
 

 

reflects cooperation between the applicant and City and balances current 
development realities in the area and the future arrival of SkyTrain. 

 
Engineering Requirements: 
 

These requirements have been issued for a rezoning and development permit 
for a proposed 144-unit mixed-use development.  These requirements may be 
subject to change upon receipt of a development application. 
 
The City’s Zoning Bylaw, 1996, #2100 has requirements concerning 
landscaping for buffer zones, parking, loading areas, and garbage / recycling 
areas, all of which apply to this Development.  

 
A)  The developer is responsible for the following work which shall be designed 

and approved by a Professional Engineer: 
 

1. A Qualified Environmental Professional (QEP) must be engaged to 
implement erosion and sediment control in accordance with the City of 
Langley Watercourse Protection Bylaw #2518. 

2. A storm water management plan for the site is required.  Rainwater 
management measures used on site shall limit the release rate to pre-
development levels to mitigate flooding and environmental impacts as 
detailed in the Subdivision and Development Bylaw. All calculations shall 
be based on the updated IDF data for Surrey Kwantlen Park (1962-2013) 
with 20% added to the calculated results to account for climate change. 

3. New water, sanitary and storm sewer service connections are required. All 
pertinent pipe design calculations shall be submitted in spreadsheet 
format and shall include all formulas for review by the City. The 
developer’s engineer will determine the appropriate main tie-in locations 
and size the connections for the necessary capacity. The capacity of the 
existing water and sanitary sewer mains shall be assessed through 
hydraulic modeling performed by the City’s hydraulic modeling consultant 
at the Developer’s expense. Any upgrades required to service the site 
shall be designed and installed at the Developer’s expense. All existing 
services shall be capped at the main by the City, at the Developer’s 
expense prior to applying for a Demolition permit. 

4. Conduct a water flow test and provide fire flow calculations by a 
Professional Engineer to determine if the existing water network is 
adequate for fire flows. Replacement of the existing watermain may be 
necessary to achieve the necessary pressure and flows to conform to Fire 
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 7 
 

 

Underwriters Survey (FUS) “Water Supply for a Public Fire Protection, a 
Guide to Recommended Practice, 1995”. All calculations shall be 
submitted in spreadsheet format that includes all formulas for review by 
the City. 

5. Additional C71P fire hydrants may be required to meet bylaw and 
firefighting requirements. Hydrant locations must be approved by the City 
of Langley Fire Rescue Service. 

6. To accommodate the City of Langley’s Fire Rescue Service equipment, 
the developer is responsible for providing an 8.0m minimum paved 
laneway along the Locke lane project frontage.  

7. A road dedication of 2.0m will be required along the entire Logan Ave. 
frontage of the proposed development. 

8. A traffic impact study will be required to determine if there will be 
significant impact and traffic concerns with the proposed development. 
The scope of the study must be approved by the Director of Engineering, 
Parks and Environment prior to initiation. 

9. The condition of the existing pavement along the proposed project 
frontage shall be assessed by a geotechnical engineer. Pavements shall 
be adequate for an expected road life of 20 years under the expected 
traffic conditions for the class of road. Road construction and asphalt 
overlay designs shall be based on the analysis of the results of Benkelman 
Beam tests and test holes carried out on the existing road which is to be 
upgraded. If the pavement is inadequate it shall be remediated, at the 
developer’s cost. 

10. Existing sidewalk to be removed and replaced along the project’s Logan 
Ave. and 203A St. frontage complete with boulevard trees. Sidewalk shall 
be as per the Downtown Realm of Influence standard as outlined in the 
Downtown Master Plan. 

11. Design and construct a pedestrian cross-walk on 203A Ave. crossing 
Locke lane complete with concrete let-downs at both ends. 

12. The site layout shall be designed by a civil engineer to ensure that the 
parking and access layout meets minimum design standards, including 
setbacks from property lines. Appropriate turning templates should be 
used to prove parking stalls and drive-aisles are accessible by the design 
vehicle. 

13. Existing and proposed ornamental street lighting along the entire project 
frontage shall be reviewed by a qualified lighting consultant to ensure 
street lighting and lighting levels shall be as per the Downtown Realm of 
Influence standard as outlined in the Downtown Master Plan.  
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 8 
 

 

14. Eliminate the existing overhead hydro/telecommunication wiring and poles 
along the development’s Logan Ave. frontage by replacing with 
underground hydro/telecommunication infrastructure. 

15. Permanent pavement restoration of all pavement cuts shall be as per the 
City of Langley’s pavement cut policy by the developer’s contractor at the 
developer’s expense. 
 

B) The developer is required to deposit the following bonding and connection 
fees: 
1. The City would require a Security Deposit based on the estimated 

construction costs of installing civil works, as approved by the Director of 
Engineering, Parks and Environment. 

2. The City would require inspection and administration fees in accordance to 
the Subdivision Bylaw based on a percentage of the estimated 
construction costs. (See Schedule A – General Requirement - GR5.1 for 
details). 

3. The City plans to construct a future bike lane (future works) on Logan Ave. 
The developer will be required to make a cash-in-lieu contribution for the 
design, construction and administration of said future works (amount to be 
determined).  

4. A deposit for a storm, sanitary and water connection is required, which will 
be determined after detailed civil engineering drawings are submitted, 
sealed by a Professional Engineer. 

5. The City would require a $40,000 bond for the installation of a water meter 
to current standards.  

 
C) The developer is required to adhere to the following conditions: 

2. Undergrounding of hydro, telephone and cable services to the 
development site is required, complete with underground or at-grade 
transformer. 

3. All survey costs and registration of documents with the Land Titles Office 
are the responsibility of the developer/owner. 

4. A water meter is required to be installed outside in a vault away from any 
structures in accordance to the City's  water meter specifications at the 
developer's cost.  

5. An approved backflow prevention assembly must be installed on the 
domestic water connection immediately upon entering the building to 
provide premise isolation. 
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 9 
 

 

6. A "Stormceptor" or equivalent oil separator is required to treat site surface 
drainage.   

7. A complete set of as-built drawings, service record cards, a completed 
tangible capital asset form (TCA) and a completed pavement cut form all 
sealed by a Professional Engineer shall be submitted to the City within 60 
days of the substantial completion date. Digital drawing files in .pdf and 
.dwg formats shall also be submitted. 

8. The selection, location and spacing of street trees and landscaping are 
subject to the approval of the Director of Engineering, Parks & 
Environment  

9. Stormwater run-off generated on the site shall not impact adjacent 
properties, or roadways. 

10. Garbage and recycling enclosures shall accommodated on the site and be 
designed to meet Metro Vancouver’s “Technical Specifications for 
Recycling and Garbage Amenities in Multi-family and Commercial 
Developments - June 2015 Update” 
 

Fire Department Comments: 
 

Fire department access for the whole project was reviewed to ensure 
adequate exterior access was in place to accommodate fire apparatus. 
Interior floor access, fire hydrant and fire department connection locations will 
be evaluated during the building permit stage. 

 
 
Advisory Planning Commission: 
 

In accordance with Development Application Procedures Bylaw No. 2488, the 
subject applications will be reviewed by the Advisory Planning Commission at 
the November 27, 2019 meeting. A copy of the APC minutes will be 
presented to Langley City Council at the December 9, 2019 Regular Council 
meeting. 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed development would 
contribute $1,375,056.00 to City Development Cost Charge accounts and 
$288,000.00 in Community Amenity Charges.  
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To: Advisory Planning Commission  
Date: November 20, 2019 
Subject: Rezoning Application RZ 05-19 & Development Permit Application DP 05-19 
Page 10 
 

 

ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal. 
2. Deny application. 

 
 
Prepared by:  
 
 
  
__________________________________________   
Roy Beddow, RPP, MCIP 
Deputy Director of Development Services 
 
 
 
Concurrence: 

 
__________________________    
Carl Johannsen, RPP, MCIP    
Director of Development Services   
 
 
Concurrence:     Concurrence: 
  
 

 
__________________________   __________________________ 
Rick Bomhof, P.Eng.    Rory Thompson, Fire Chief 
Director of Engineering, Parks &  
Environment      
 
 
attachments 
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EXPLANATORY MEMO 

 
OFFICIAL COMMUNITY PLAN BYLAW, 2005, NO. 

2600 AMENDMENT NO. 10, 2019, BYLAW NO. 3108 
 
 

 
The purpose of Bylaw No. 3108 is to amend the Official Community Plan in order to 
incorporate provisions for a new affordable seniors housing district on the Langley Lions 
Housing Society properties bounded by 203 Street, 54 Avenue and 204 Street. The 
provisions require the following amendments:  
 

• Section 16.0 Land Use Designations – the addition of a new Langley Lions 
Seniors District designation and related policies 

• Section 17.0 Development Permit Area Guidelines – the addition of a Langley 
Lions Seniors District Development Permit Area and guidelines 

• Schedule  “A” – Land Use Designation Map - revised map including Langley 
Lions Seniors District land use designation 

 
The proposed OCP amendments were prepared in response to an application for a 981-
unit, multiphase affordable seniors housing development by DYS Architecture.  
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OFFICIAL COMMUNITY PLAN BYLAW, 2005, NO. 2600 
AMENDMENT NO. 10 

 
BYLAW NO. 3108 

 
A Bylaw to amend City of Langley Official Community Plan Bylaw, 2005, No. 2600.  

 
The Council of the City of Langley, in open meeting assembled, enacts as follows: 
 
1. Title 

 
(1) This bylaw shall be cited as the “City of Langley Official Community Plan Bylaw, 

2005, No. 2600 Amendment No. 10, 2019, No. 3108”. 
 

2. Amendment  
 

(2) The City of Langley Official Community Plan Bylaw, 2005, No. 2600 is hereby 
amended: 

 
(a) by inserting after Section 16.5 Old Yale Road Seniors District the following 

new section and by renumbering subsequent sections accordingly: 
  
 16.6 Langley Lions Seniors District 

 
 

 
Langley Lions Seniors District 

Master Plan 

 
 
Langley Lions Housing Society has provided affordable 
housing for seniors on this 2.5 hectare site south of 
Downtown Langley since 1975. The existing buildings 
comprising a total of 518 apartment units need to be replaced 
to meet contemporary requirements and safety standards. In 
order to provide for the replacement of existing units and 
enable future growth, Langley Lions, with the support of BC 
Housing, has developed a Master Plan for the long term 
redevelopment of the site in multiple phases.   

 Policy 16.6.1 
 
Affordable, non-market seniors housing and associated 
residential, institutional and recreational uses shall be 
permitted including, congregate housing, seniors-
oriented multiple unit residential and multiple-unit 
residential. 
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Birch Building Replacement 

Policy 16.6.2 
 
 Maximum density and building height shall be as 

follows: 
 
Residential density - 340 units/hectare  
Floor space ratio -  2.500 
Building height – 15 storeys 
 

Policy 16.6.3 
 
 Rezoning applications for Langley Lions Seniors 

District developments shall consider and respect   the 
character of adjacent land uses and districts 
including, Downtown Langley, Langley Lodge and the 
surrounding multifamily residential neighbourhood.  

 
Policy 16.6.4 
 
 Housing agreements shall be required for each phase 

of the Langley Lions Seniors District redevelopment. 
 
Policy 16.6.5 
 
 Development Permits shall be required for Langley 

Lions Seniors District developments except as 
provided in Section 17.2. 

 
(b) by deleting the table in Section 16.11 Land Use Designations and 

Permitted Zones and substituting the following in its place: 
  

 Zone 
 
OCP Land Use Designation 

R
S1

 

R
S2

 

R
M

1 

R
M

2 

R
M

3 

C
1 

C
2 

C
3 

I1
 

I2
  

P1
 

P2
 

A1
 

C
D

 

Urban Residential               
Estate Residential               
Low Density Residential               
Medium Density Residential               
High Density Residential               
Old Yale Road Seniors District               
Langley Lions Seniors District               
Downtown Commercial               
Service Commercial               
Mixed Employment               
Industrial               
Agricultural               
Institutional               
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(c) by inserting after 17.5 Old Yale Road Seniors District the following new 

Development Permit Area Guidelines and renumbering subsequent 
sections accordingly: 
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 17.6  Langley Lions Seniors District 
Designation Criteria: 
 
• Establishment of objectives for the form and character of multifamily residential 

development 
 
Land Use Designation Map (Schedule “A”): Langley Lions Seniors District 

Objective: 
 
To facilitate a multi-phase redevelopment of an existing 
seniors housing complex providing affordable, non-
market rental units, according to a master plan that 
features a pedestrian-friendly site design and pleasant 
resident-oriented amenities and open spaces.  

  

 
Langley Lions Seniors District 

Master Plan 

17.6.1 General Site Design 
 Buildings are required to front public streets and enclose 

open spaces, in a ‘quadrangle’ layout in the west and 
central areas of the site, and a ‘tower and podium’ layout 
in the east side of the site, according to the Langley 
Lions Master Plan, Phasing Plan and Landscape Plan 
figures in Development Permit Area Guidelines Section 
17.6; 

 Arrange buildings to reduce shadowing on open spaces, 
create clear sightlines and ensure direct pedestrian and 
vehicular connections through the site; 

 Establish a north-south access road between 54 Avenue 
and Langley Lodge statutory right-of-way, and an east-
west road between the north-south road and 203 Street;   

 Provide fully accessible building and open space 
designs; 

 Provide convenient vehicular drop-offs and parkade 
entrances, and functional loading areas; and  

 Apply CPTED (Crime Prevention Through Environmental 
Design) principles to building and open space design, in 
accordance with the City’s CPTED Checklist. 
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Langley Lions Seniors District – Phasing Plan 

 
 

 
Birch Building Replacement – West Facade 

Building Form and Design  

 Design buildings according to the Phasing Plan and 
Birch Building Replacement figures in Development 
Permit Area Guidelines Section 17.6; 

 Design building massing and heights to maximize 
sunlight access into open spaces between buildings; 

 Reduce the apparent mass of buildings through roof 
design and façade articulation, materials and colours; 

 Break up long building faces with ‘architectural breaks’, 
such as building projections and recesses.  Uniform 
building faces over 50 metres are prohibited;   

 Avoid blank facades; use varying colours, materials and 
articulation for facade areas with no or little fenestration; 

 Provide balconies and roof gardens as amenity space; 

 Require ground floor units, wherever practical, to be 
‘ground oriented’ with direct, gated access between units 
and public streets and open spaces.  These units should 
be elevated above grade and include semi-private 
patios;  

 Require ground floor non-residential spaces (dining 
rooms, amenity rooms, foyers, entrances), wherever 
practical, to provide clear glazing, pedestrian access, 
patios and other features that visually and physically 
interface with adjacent open space and streets.  

 Orient building entrances to fronting streets; 

 Provide drop-off areas at grade level near the main 
building entrances wherever possible; 

 Provide all parking in secured underground parkades; 
and 

 Minimize above-grade projection of parkade structures. 
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Birch Building Replacement – East Facade 

Exterior Finishes and Building Envelope 

 Use high quality exterior finishes to create attractive 
facades and ensure building envelope integrity;  

 Use durable and low maintenance materials, such as 
stone, metal and cementitious tile/siding.  

 Architectural designs that incorporate exterior finishes, 
colours and other features that complement and reflect 
the surrounding area are encouraged; 

 Screen roof top elevator rooms, telecom equipment and 
accesses with additional façade or architectural features;  

 Use stone and/or metal-based materials for fencing and 
other similar applications.  Wood fencing is prohibited; 

 Above-grade parkade walls must be tiered to reduce 
massing at grade level, and treated and/or screened with 
brick/stone or other cementitious material facing, 
landscaping, landscaped berms or combination thereof.  
Exposed concrete parkade walls are prohibited 

  

 17.6.2 Phase-specific Building and Open Space Design 
Phase 1-2 

 Buildings are required to be located according to the 
Langley Lions Master Plan;  

 Provide landscaping according to the Langley Lions 
Landscape Plans; 

 Preserve mature trees within central amenity area and 
program this area for active and passive use by 
residents;  

 Locate a community garden for resident use near the 
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south end of the Birch Building; 

 Orient interior amenity uses towards the central amenity 
area; 

 Step back building façades, at the 6th storey, and provide 
an architectural break along the facades of buildings 
fronting 203 Avenue; 

 Retain pedestrian access to property to north. 

 
Birch Building Replacement Landscape Plan 

 

 
Phase 3-4 

 Buildings are required to be located according to the 
Langley Lions Master Plan; 

 Provide landscaping according to the Langley Lions 
Landscape Plans; 

 Program central amenity area for active and passive use 
by residents; 

 Orient interior amenity uses towards the central amenity 
area; 

 Step down building heights to 6 storeys, for the majority 
of building portions along 54 Avenue, to provide 
increased sunlight access into the central amenity area; 

 Step back building façades, at the 6th storey, and provide 
an architectural break along the facades of buildings 
fronting 203 Avenue;  

 Orient buildings along 54 Avenue to encourage the 
retention of mature trees along the south property line.   
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Overall Landscape Plan 

 

Phase 5-6 

 Buildings are required to be located according to the 
Langley Lions Master Plan;  

 Provide landscaping according to the Langley Lions 
Landscape Plans; 

 Locate a central, ‘great lawn’ open space between the 
buildings, between 204 Street and the east-west road; 

 Locate a plaza west of the south building and community 
garden for resident use west of the north building; 

 Orient ground floor building amenity uses and windows 
towards the great lawn, plaza and community garden;  

 Design buildings in a tower and podium form, where the 
tower portion is set back from the building base or 
podium.  The podiums shall be at least 6 metres high 
and the ground level shall include windows and 
entrances that address streets and open spaces; 

 Design vehicle drop offs, with access from 204 Street, to 
ensure the buildings maintain a street fronting presence 
along 204 Street and 54 Avenue; 

 Create a public amenity space at the corner of 204 
Street and 54 Avenue, to include, as appropriate, 
seating, trees, and/or other landscaping, art or 
interpretative features.   

17.6.3 General Landscaping 
 Landscape plans shall be prepared by a registered BC 

Landscape Architect; 

 Landscaping shall be in accordance with BCNTA/BCSLA 
standards and equipped with in-ground irrigation 
systems; 

 All new trees shall be a minimum 6.0 cm caliper; 
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 Street trees shall comply with the City of Langley Street 
Tree Master Plan and; 

 Provide community garden spaces in easily accessible 
and well-lit areas, near higher traffic pedestrian 
pathways and near buildings with fenestration, entries 
and outdoor amenity areas to maximize passive 
surveillance. 
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e) by redesignating the area shown outlined in bold on Schedule A attached to and 

forming part of this Bylaw from High Density Residential to Langley Lions Seniors 
District in Schedule “A” – Land Use Designation Map: 

 
Schedule A 

 

 
 

 
READ A FIRST AND SECOND TIME this 9th day of December, 2019. 
 
A PUBLIC HEARING, pursuant to Section 464 of the Local Government Act was 
held this ------- day of -----------, 2019. 
 
READ A THIRD TIME this -------- day of ------------- . 
 
FINALLY ADOPTED this ------- day of ------------- . 
 
 
 
      _________________________ 
      MAYOR  

 
 
_________________________ 
CORPORATE OFFICER 
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REPORT TO COUNCIL 

 
To: Mayor and Councillors   
    
Subject: Langley Lions Redevelopment Information Report: 

OCP Amendment Application OCP 01-19  
Rezoning Application RZ 04-19  
Development Permit Application DP 04-19 
Land Use Contract Application LUC 01-19 

File #: 6620.00 

  Doc #:  
From: Roy M. Beddow, MCIP, RPP    
 Deputy Director of Development Services   
    
Date: December 3, 2019   

 
 
RECOMMENDATION: 
 

THAT Council receive the Langley Lions Redevelopment Information Report: OCP 
Amendment Application OCP 01-19 Rezoning Application RZ 04-19; Development 
Permit Application DP 04-19 and Land Use Contract Application LUC 01-19, for 
information. 

 
 
PURPOSE: 

This information report updates and supplements the September 4, 2019 
staff report to the Advisory Planning Commission, in response to revised 
plans and information submitted by the applicant. 
 
To consider applications by DYS Architecture for a 981-unit master planned 
redevelopment of the Langley Lions seniors housing complex, including a 101-
unit building for the first phase of the project (Phase 1 - Birch Building 
replacement). 

 
POLICY: 

The subject properties are currently designated High Density Residential in the 
Official Community Plan. The proposed development exceeds the maximum 
density allowed under the High Density Residential designation. The applicant is 
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therefore proposing to amend the Official Community Plan by creating a new 
Langley Lions Seniors District to accommodate the subject development. 

COMMENTS/ANALYSIS: 

Application Summary Table 
  
Applicant: DYS Architecture  
Owner: Langley Lions Housing Society 
Civic Addresses: 20355 & 20385 – 54 Ave. 5421 – 204 St. 
Legal Description: Lot 172 Except: Part on Plan BCP21385, 

District Lot 36, Group 2, New Westminster 
District, Plan 50923; Lots 262 & 263, 
District Lot 36, Group 2, New Westminster 
District, Plan 65845 

Site Area: 2.889 Hectares (7.140 Acres)   
No. of Units: 

Total: 
Phase 1: 

 
981 units  
101 units (includes 7 accessible units & 94 
adaptable units) 

Density (Total – all phases): 339.6 units/ha (137.4 units/acre) 
Gross Floor Area: 

Total: 
Phase 1: 

 
72,177 m2 (776,913 sq ft) 
7,111 m2 (76,543 sq ft) 

Floor Area Ratio: 2.498 
Lot Coverage: 36.5%  
Total Parking Provided: 

Total: 
Phase 1: 

  
273 spaces  
26 spaces (incl. 2 H/C) 

Land Use Contracts: LUC 16-73, LUC 11-75 
Existing Zoning: RM2 Multiple Residential Medium Density  

RM3 Multiple Residential High Density 
Proposed Zoning: CD70 Comprehensive Development  
Existing OCP Designation: High Density Residential 
Proposed OCP Designation: Langley Lions Seniors District 
Development Cost Charges: 
(Phase 1)  

$349,702.50 (City - $334,215.00, GVS&DD 
- $0 (exempt), SD35 - $15,487.50)  
 
*Includes credits for demolished Birch Building 

Community Amenity Charge 
(Phase 1) 

$202,000.00 
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Discussion: 
 

1. Background 
 

The Langley Lions Senior Citizens Housing complex was originally developed 
between 1974 and 1988 and consisted of 588 subsidized units for independent 
seniors. The development of the Evergreen Timbers building in 2008 and the 
demolition of a portion of the Alder Building (2008) and eventually all of the Birch 
Building (2019) has resulted in the current complex of seven buildings containing 
518 units. 
 
In 2018 a fire damaged the 66-unit Birch Building (5464 – 203 Street) beyond 
repair. The building was later demolished forcing the relocation of tenants. The 
fire highlighted the need to replace the older buildings which no longer meet 
contemporary safety standards. At the same time, the need for affordable seniors 
housing in the community has been growing and the applicant’s plans seek to 
address existing and future requirements. 
 

2. Site Context 
 

The Langley Lions site is comprised of three lots at the southern edge of 
Downtown Langley. To the north is Langley Mall whose service access lane 
backs onto the northern boundary of the site. Langley Lodge, a long-term seniors 
care facility operated by Fraser Health Authority borders the site on the northeast 
and was a part of the original master-planned development of the block 
envisioned by Hamilton Doyle and Associates Architects in 1972. To the west 
(across 203 Street) are the 4-storey Station 54 apartment building and a row of 
six single family dwellings. Several 3-storey apartment buildings constructed 
mostly in the 1970’s frame the site on the south (across 54 Avenue) and east 
(across 204 Street) sides. 
 

3. Development Proposal 
 

The applicant is proposing a multiphase, ‘Master Plan’ redevelopment of the site 
intended to eventually replace all of the existing buildings except for the 
Evergreen Timbers Building (see Attachments 1 and 2). The six new buildings 
proposed would significantly increase density on the site, adding 463 new units 
to the existing total. Building heights would also increase from 3-4 storeys in the 
existing development to 6-15 storeys through the redevelopment. The conceptual 
building plans included in the application show four new mid-rise buildings (6-8 
storeys) in block plans and two new high-rise buildings (15-storeys) in “point 
tower” (small footprint) plans. The redevelopment would be phased generally in a 
counter clockwise procession through the site ending in the southeast corner with 
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the two 15-storey buildings. The phasing plan is closely linked to a tenant 
relocation plan (Attachment 3) designed to ensure that no off-site displacement 
of tenants is required. 
 

4. Official Community Plan 
 
The subject properties are currently part of the High Density Residential area that 
borders Downtown Langley on the south and west sides. The area is intended to 
concentrate population in close proximity to downtown businesses and public 
transit services. Various forms of multifamily housing are allowed up to a 
maximum density of 198 units/hectare (80 units/acre). New developments are 
subject to a set of design guidelines regulating form and character in the 
development permit area. 
 
The long-term redevelopment of the site envisioned by the applicant would result 
in a density of approximately 340 units/hectare (138 units/acre). The proposed 
density significantly exceeds the limit for the High Density Residential land use 
designation and approaches the maximum allowable density in the adjacent 
Downtown Commercial area (371 units/hectare). Staff support the substantial 
increase in density based on the following considerations: 
 

• The site is adjacent to the downtown core and in close proximity to shops 
and services accessible to the intended tenants; 

• The site abuts the Langley Mall property which is designated for high 
density, mixed-use development including high-rise apartments in the 
City’s Downtown Master Plan; 

• The site is located within 500 metres (5-10 minute walk) of the planned 
Downtown Langley SkyTrain station; 

• The proposed redevelopment will provide a substantial component of the 
affordable rental housing units required for seniors in the City of Langley. 

 
Staff have prepared an Official Community Plan amendment bylaw (Bylaw No. 
3108) to accommodate the proposed redevelopment of the Langley Lions site. 
The amendment bylaw would establish a new “Langley Lions Seniors District” 
land use designation and development permit area with associated guidelines. 
 

5. Zoning Bylaw 
 

The subject properties are currently zoned RM2 Multiple Residential Medium 
Density and RM3 Multiple Residential High Density. The existing zoning does not 
permit the proposed densities and land uses in the applicant’s master plan. In 
addition, the RM2 and RM3 zones restrict building height to a maximum of four 
storeys. Since there are no existing zones in the City to accommodate the 
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proposed development, the developer is applying for a custom, site-specific 
CD70 (Comprehensive Development) zoning designation. 
 
The proposed CD70 zone would also include provisions for reduced off-street 
parking requirements based on the recommendations of the applicant’s traffic 
engineer in the Transportation Impact Assessment. The revised parking 
requirement would be 0.25 spaces/unit. The current bylaw requirements for 
“congregate housing” and “seniors-oriented multiple unit residential” are 0.50 
space/unit and 1.00 spaces/unit. The recommended requirements are based on 
a survey of actual parking demand (observed as 0.18 spaces/unit) in the existing 
development as well as an analysis of comparable projects in other 
municipalities.  
 
Staff support the proposed off-street parking requirements as they reflect actual 
demand in a lower income seniors rental housing development, which is also 
located in close proximity to transit services, future rapid transit and downtown 
shops and services.  These parking requirements can also be reviewed as future 
phases come forward as Development Permit applications, if necessary. 
 

6. Master Plan: Phases 
 
The applicant is proposing to redevelop the entire Lions site according to a long-
term Master Plan, with phasing (see Sheet A1.01 in Attachment 1) as follows:  
 

Master Plan - Phases:   
 
Phase 1 (constructed in the next 2 years) 
 

• Birch Replacement.  The first overall phase and first Development Permit 
Application of the Lions redevelopment involves the construction of a 101 
unit, eight storey Birch building.  The new Birch building is to be located in 
the same area as the previous Birch building, and be connected to the 
existing Timbers building (to support shared services provision for 
residents).  

 
Phase 2 (constructed in the next 2-5 years) 

 
• Alder Replacement.   This eight storey building (with approximately 198 

units and located adjacent to 203 Street) is to replace the existing Alder 
building and also connect to the Timbers building.   
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Phase 3 (constructed 5 to 10 years from now)  
 

• Dogwood Replacement:  this phase involves the construction of a new 6 
storey building with approximately 185 units, and replaces the existing 
Dogwood building located adjacent to 54 Avenue. 

 
Phase 4 (constructed 5 to 10 years from now)  
 

• Cedar Replacement:  This phase, located south of the 
‘Birch/Timbers/Alder’ complex, involves the construction of a new 6 storey 
Cedar building with approximately 175 units, and replaces the existing 
Cedar building located adjacent to 203 Street. 

 
Phases 5-6 (long term; constructed 10+ years from now) 
 

• Fir and Elm Replacements:  located in the south-east corner of the site, 
the fifth and sixth phases involve the replacement of the Fir and Elm 
buildings with two 15 storey buildings (approximately 135 units in each 
building).   

 
7. Master Plan: Urban Design Considerations 
 

The applicant’s multi-phase redevelopment seeks to renew the site’s buildings 
and on-site services and amenities, and increase the number of dwelling units to 
serve anticipated future housing needs.  As noted above, staff support the 
proposed increase in density given the site’s proximity to the Downtown and the 
future SkyTrain station, and the proposed significant increase in senior’s housing 
units.  Within this context, it is also important to ensure the overall site design for 
the proposed redevelopment of the Langley Lions property reflects key urban 
design and CPTED principles (ie. as per the OCP, Downtown Urban Design 
Plan) including: 
 

• Facilitating direct and safe pedestrian/vehicular connections through large 
properties; 

• Creating pleasant, safe and resident-oriented public and semi-private 
open/green spaces; 

• Arranging buildings to maximize light, reduce shadowing and provide clear 
sightlines; 

• Supporting pedestrian-friendly streetscapes through building and open 
space design; and 

• Providing logical and convenient vehicular drop-offs, loading areas and 
parkade entrances. 
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Staff reviewed the applicant’s initial Master Plan and worked with the applicant’s 
architect to refine it according to the high-level principles noted above (and noting that 
other ‘grade-level’ urban design best practices, such as ground-oriented dwelling units, 
are required nonetheless).  
 
Master Plan - Key Urban Design Elements 

 
Based on the Langley Lions Master Plan (Sheet A1.01 in Attachment 1) and 
Landscape Plan (Sheet L0.3 in Attachment 2), the following key elements are to 
be incorporated into the site, building and landscape designs of Phases 1-6: 
 

Phases 1-2 
 
The proposed building footprints preserve the existing mature trees in the centre 
of the site, and will create a well-defined, semi-private amenity area for residents.  
This ‘half-quadrangle’ design will provide for easy site surveillance, as well as 
convenient vehicular drop-off and site circulation.  Staff note the proposed Alder 
building should incorporate a step-back at the 6th storey and an architectural 
break along the building face to reduce and differentiate building massing along 
203 Street.  A proposed east-west service road, between 203 Street and 204 
Street, is to be provided to facilitate convenient building access, off-street loading 
opportunities and fire truck access.  The Phase 1-2 design also preserves the 
possibility of future pedestrian connections (or vehicular, as appropriate) to the 
shopping mall property to the north. 
 

Phases 3-4 
 
Recognizing that the proposed redevelopment of the Dogwood and Cedar 
buildings will likely involve phased demolitions of these buildings, the new 
buildings are to be designed and arranged in a manner that provides a central 
public (or semi-private) pedestrian connection/open space between 54 Avenue 
and the central amenity area in Phases 1 and 2.  This will support easy 
pedestrian movement through the site, allow for more sunlight and less 
shadowing in the south west and central portion of the site, and enable the 
creation of a new resident-oriented open/green space that ‘completes the 
quadrangle’ with Phases 1-2.  Taller portions of Phase 3 and 4 buildings are 
oriented towards Phases 1-2 and step down to 6 storeys at the southern edge of 
the site, to allow more sunlight to penetrate the central green space.  Like the 
Alder building in Phase 2, the 8 storey portions of the new Dogwood and Cedar 
buildings should also incorporate a step-back at the 6th storey and architectural 
breaks along building faces as well.  A vehicular connection between the east-
west service road (developed as a part of Phases 1 and 2) and 54 Avenue is also 
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required to support site connectivity, circulation and convenient parkade/loading 
access. 
 

Phases 5-6 
 
The final phases involve two 15 storey high rise buildings, a ‘great lawn’ 
pedestrian and green space connection between 204 Street and the east-west 
service road, and a plaza/urban agriculture component.  Noting these potential 
phases have the longest time frame associated with them, there may be further 
design refinements.  This being said, staff recommend that the design of these 
phases include the following elements: 
 

• General alignment of the northern edge of the great lawn feature with the 
east-west service road, to create a direct pedestrian connection to the 
central and west portions of the site, and through to 203 Street; 

• Convenient and safe parkade entrances, loading and drop-off areas 
(locations to be determined); 

• Staggering the high-rise building footprints (ie. moving the north building 
away from 204 Street, the south building closer to the intersection of 204 
Street and 54 Avenue) to create unobstructed view corridors from each 
building.  This approach also places more distance between the high-rise 
buildings to provide more privacy for high-rise residents, creates space for 
a multi-purpose plaza/open space adjacent to the south high rise and 54 
Avenue, and allows for more noon/afternoon sunlight penetration onto the 
plaza/open space/great lawn and the overall site.   

• Both high rises are to incorporate lower podium building portions, to 
support a height ‘step down’ to a pedestrian scale along the 204 and 54 
Avenue street frontages.  The north high rise is to have a lower podium / 
entrance / drop-off (subject to Engineering review and approval) 
component that addresses 204 Avenue, and the south high rise is to 
incorporate a lower podium building portion fronting 204 Street and 54 
Avenue, to reduce building massing at this intersection;   

• Designing the plaza and urban agriculture spaces to be directly adjacent 
to and integrated with amenity building/dining room components of the two 
high rise buildings (staff suggest these components be on the west side to 
maximize sunlight).  This approach will ensure these spaces are well-
used, safe and easily viewed from interior amenity and dining spaces; and 

• Staff suggest that a small public plaza/feature, complete with the Lions 
plaque marker and additional tree plantings, be incorporated at the 
southwest corner (204 Street/54 Avenue) / along 54 Avenue as a public 
amenity and green space that softens the interface between the 
taller/denser Lions site and adjacent properties. 
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8. Development Permit for Phase 1 (see Sheets A1.07- A4.03 in Attachment 1) 
 
While the applicant has provided a phased Master Plan for the long-term 
redevelopment of the site, the Development Permit application only includes 
Phase 1, for which detailed plans are provided. The plans for Phase 1 
(replacement of the Birch Building) show an 8-storey, 101-unit apartment building 
near the centre of the block bounded by 203 Street, 54 Avenue and 204 Street. 
The building features 7 fully accessible units with the remaining 94 units built to 
B.C. Building Code “adaptable housing” standards enabling future conversion if 
required. The flat roofed structure sits atop an underground parking garage 
accessed from a north-south lane at the rear of the building.  
 
The overall building height is comparable to the height of the mechanical 
penthouse on the adjacent Langley Lodge building (5451 – 204 Street). The 
proposed Phase 1 building is internalized within the site and generally complies 
with the OCP’s multifamily residential development permit area guidelines. 
Where the upper floors of the north building elevation project above the adjacent 
Evergreen Timbers building, the applicant has enhanced the architectural 
treatment (window fenestration, exterior finishes) at the request of staff.  

 
9. Land Use Contracts 
 

Two of the properties were developed under Land Use Contracts from the 
1970’s. The Land Use Contracts are agreements between the owner-developer 
and the City that include land use regulations and servicing requirements. The 
LUC’s are based on the original development plans for the site and would not 
allow the proposed redevelopment. Accordingly, the applicant has applied to 
discharge LUC16-73 and LUC 11-75. 

 
10. Securing Tenure - Housing Agreements 

 
According to their attached ‘Tenant Mix’ document, Langley Lions Housing 
Society, is proposing the following unit and tenant mix for the Birch 
redevelopment and the overall development:  
 

Birch Building Replacement: 
 

• 30% - Moderate Income (Affordable Market Rents) 
• 50% - Housing Income Limits (Rent Geared to Income) 
• 20% - Low Income Deep Subsidy 
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Overall: 
 
• 80% - Seniors (aged 55 years or older) 
• 20% - Non-Seniors (under 55 years) 

 
The current age mix in the Langley Lions housing complex is 86.3% seniors (466 
tenants) and 13.7% under 55 years (74 tenants). The proposed overall tenant 
age mix (80%/20%) for the redevelopment of the site is intended to improve 
flexibility to maximize funding eligibility under existing BC Housing programs 
(Community Housing Fund or ‘CHF’). Staff understand that the funding for the 
101-unit Birch Building replacement was secured on this basis. 
 
To ensure that the proposed housing units are developed and maintained for the 
intended purposes, the owner is required to enter into a housing agreement with 
the City in accordance with Section 483 of the Local Government Act.  
 
The housing agreement is a form of restrictive covenant which secures the 
tenure of the proposed housing units for the life of the building, must be adopted 
by bylaw and is registered against the titles of the properties. It is recommended 
that separate housing agreements be required for each phase of the site’s 
redevelopment.  
 
Since the applicant has already secured Provincial CHF funding to construct the 
Phase 1 Birch Building, based on an 80% seniors / 20% non-seniors tenant mix, 
it is recommended that the Phase 1 housing agreement reflect that mix.  
However, in order to ensure that the Langley Lions site remains a predominantly 
seniors complex as it redevelops over time, staff recommend that future phases 
and the associated housing agreements include a 85% seniors / 15% non-
seniors tenant mix, which closely reflects the current 86.3% seniors / 13.7% non-
seniors tenant mix (see Attachment 4 for details). 
 

Engineering Requirements: 
 
These requirements have been issued for a rezoning and development permit for a 
proposed 981 Unit Senior Complex located at 20355-20385 54 Ave.; 5421 204 St. 
These requirements may be subject to change upon receipt of a development 
application. 
 
The City’s Zoning Bylaw, 1996, #2100 has requirements concerning landscaping for 
buffer zones, parking, loading areas, and garbage / recycling areas, all of which apply to 
this Development.  
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A) The developer is responsible for the following work which shall be designed and 
approved by a Professional Engineer: 

 
1. A Qualified Environmental Professional (QEP) must be engaged to implement 

erosion and sediment control in accordance with the City of Langley Watercourse 
Protection Bylaw #2518. 

2. A storm water management plan for the site is required.  Rainwater management 
measures used on site shall limit the release rate to pre-development levels to 
mitigate flooding and environmental impacts as detailed in the Subdivision and 
Development Bylaw. All calculations shall be based on the updated IDF data for 
Surrey Kwantlen Park (1962-2013) with 20% added to the calculated results to 
account for climate change. 

3. New water, sanitary and storm sewer service connections are required. All 
pertinent pipe design calculations shall be submitted in spreadsheet format and 
shall include all formulas for review by the City. The developer’s engineer will 
determine the appropriate main tie-in locations and size the connections for the 
necessary capacity. The capacity of the existing water and sanitary sewer mains 
shall be assessed through hydraulic modeling performed by the City’s hydraulic 
modeling consultant at the developer’s expense. Any upgrades required to 
service the site shall be designed and installed at the developer’s expense. All 
existing services shall be capped at the main by the City, at the developer’s 
expense prior to applying for a demolition permit. 

4. Conduct a water flow test and provide fire flow calculations by a Professional 
Engineer to determine if the existing water network is adequate for fire flows. 
Replacement of the existing watermain may be necessary to achieve the 
necessary pressure and flows to conform to Fire Underwriters Survey (FUS) 
“Water Supply for a Public Fire Protection, a Guide to Recommended Practice, 
1995”. All calculations shall be submitted in spreadsheet format that includes all 
formulas for review by the City. 

5. Additional C71P fire hydrants may be required to meet bylaw and firefighting 
requirements. Hydrant locations must be approved by the City of Langley Fire 
Rescue Service. 

6. A traffic impact study will be required to determine if there will be significant 
impact and traffic concerns with the proposed development. The scope of the 
study must be approved by the Director of Engineering, Parks and Environment 
prior to initiation. 

7. The condition of the existing pavement along the proposed project frontage shall 
be assessed by a geotechnical engineer. Pavements shall be adequate for an 
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expected road life of 20 years under the expected traffic conditions for the class 
of road. Road construction and asphalt overlay designs shall be based on the 
analysis of the results of Benkelman Beam tests and test holes carried out on the 
existing road which is to be upgraded. If the pavement is inadequate it shall be 
remediated as per the geotechnical engineer’s recommendations to the 
centerline at the developer’s expense. 

8. Existing sidewalk to be removed and replaced along the project’s 204 St. and 54 
Ave. frontages complete with a planting strip, boulevard trees and sidewalk 
bump-outs for appropriately spaced benches.  

9. The site layout shall be designed by a civil engineer to ensure that the parking 
and access layout meets minimum design standards, including setbacks from 
property lines. Appropriate turning templates should be used to prove parking 
stalls and drive-aisles are accessible by the design vehicle. To accommodate the 
City of Langley’s Fire Rescue Service equipment, the developer is responsible 
for providing 8.0m minimum accessible paved laneway widths and appropriate 
radii within the project complex.  

10. Existing and proposed street lighting along the entire project frontage shall be 
reviewed by a qualified lighting consultant to ensure street lighting and lighting 
levels shall be as per current City of Langley standards. 

11. Eliminate the existing utility pole on the 204 St. frontage. 
12. Permanent pavement restoration of all pavement cuts shall be as per the City of 

Langley’s pavement cut policy by the developer’s contractor at the developer’s 
expense. 

13. A 4 meter corner truncation will be required at 203 St. and 54 Ave. for a future 
traffic signal. 

B) The developer is required to deposit the following bonding and connection fees: 
1. The City would require a Security Deposit based on the estimated construction 

costs of installing civil works, as approved by the Director of Engineering, Parks 
and Environment. 

2. The City would require inspection and administration fees in accordance to the 
Subdivision Bylaw based on a percentage of the estimated construction costs. 
(See Schedule A – General Requirement - GR5.1 for details). 

3. The City plans to construct a future bike lane (future works) on 204 St. The 
developer will be required to make a cash-in-lieu contribution for the design, 
construction and administration of said future works (amount to be determined).  

4. A deposit for a storm, sanitary and water connection is required, which will be 
determined after detailed civil engineering drawings are submitted, sealed by a 
Professional Engineer. 
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5. The City would require a $40,000 bond for the installation of a water meter to 
current standards.   

 
C) The developer is required to adhere to the following conditions: 

1. Underground hydro and telephone, and cable services to the development site 
are required. 

2. Consolidate the subject properties. All survey costs and registration of 
documents with the Land Titles Office are the responsibility of the 
developer/owner. 

3. Water meters are required for each water connection and are to be installed 
outside in a vault away from any structure, in accordance with the City's water 
meter specifications, at the developer's cost. 

4. An approved backflow prevention assembly must be installed on the domestic 
water connection immediately upon entering the building to provide premise 
isolation. 

5. A "Stormceptor" or equivalent oil separator is required to treat site surface 
drainage.   

6. A complete set of “as-built” drawings sealed by a Professional Engineer shall be 
submitted to the City after completion of the works. Digital drawing files in .pdf 
and .dwg format shall also be submitted. 

7. The selection, location and spacing of street trees and landscaping shall be in 
accordance with the City of Langley’s Official Community Plan Bylaw, 2005, No. 
2600 and Street Tree Program, November, 1999 manual. 

8. Stormwater run-off generated on the site shall not impact adjacent properties, or 
roadways. 

9. Garbage and recycling enclosures shall be designed to meet Metro Vancouver’s 
“Technical Specifications for Recycling and Garbage Amenities in Multi-family 
and Commercial Developments - June 2015 Update”. 

 
Fire Department Comments: 
 

Fire department access for the whole project was reviewed to ensure 8m wide 
roadways were in place to accommodate fire apparatus. Fire hydrant and Fire 
Department Connection locations will be evaluated during the building permit stage. 

 
Advisory Planning Commission: 
 

In accordance with Development Application Procedures Bylaw No. 2488, the subject 
applications were reviewed by the Advisory Planning Commission at the September 
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11, 2019 meeting. A copy of the APC minutes will be presented to Langley City 
Council at the December 9, 2019 Regular Council meeting.  

 
In response to comments received at the APC meeting and in consultation with City 
staff, the applicant provided revised plans and additional information as follows: 

 
• Colours brightened in renderings 
• Semi-permeable screens used to lighten balconies and improve visibility 
• Scooter parking and plug-ins added in parkade 
• Green roof added to landscape plans 
• Additional information on existing rents/affordability criteria and tenant mix 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed Phase 1 development (Birch 
Building replacement) would contribute $334,215.00 to City Development Cost 
Charge accounts. Community Amenity Charges of $202,000.00 would also apply 
to the Phase 1 development. 
 

SUMMARY:  

The proposed multiphase redevelopment of the Langley Lions complex will 
contribute a substantial component of the affordable housing units for seniors 
required to meet the City’s future needs while providing transit-supportive density 
in a core area.  Staff recommend that Council consider 1st and 2nd Readings of the 
applicable OCP, Zoning Bylaw and Land Use Contract Amendment Bylaws.  

 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal. 
2. Deny application. 
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Respectfully Submitted, 
 
 
__________________________ 
Roy M. Beddow, RPP, MCIP 
Deputy Director of Development Services 
 
Concurrence:      

 
__________________________    
Carl Johannsen, RPP, MCIP 
Director of Development Services 
 
Concurrence:     Concurrence: 

 
__________________________   __________________________ 
Rick Bomhof, P. Eng.    Rory Thompson 
Director of Engineering,    Fire Chief 
Parks & Environment          
  
Attachments: 

1. Architectural plans (DYS Architecture) 
2. Landscape plans (ETA Landscape Architecture) 
3. Tenant Relocation Plan (Langley Lions Housing Society) 
4. Tenant mix (Langley Lions Housing Society) 
5. Affordability Rent Levels (Langley Lions Housing Society) 

 
CHIEF ADMINISTRATIVE OFFICER’S COMMENTS: 
 
I support the recommendation. 

 
_________________________ 
Francis Cheung, P. Eng. 
Chief Administrative Officer 
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ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 165, 2019, BYLAW NO. 3109 
DEVELOPMENT PERMIT APPLICATION DP 04-19 

 
 

 
To consider a rezoning application by DYS Architecture for a 981-unit, multiphase 
redevelopment of the Langley Lions seniors housing complex and a Development 
Permit application for the first phase comprising a 101-unit, 8-storey apartment building. 
 
The subject property is currently zoned RM2 Multiple Residential Medium Density and 
RM3 Multiple Residential High Density in Zoning Bylaw No. 2100 and designated “High 
Density Residential” in the Official Community Plan. In order to accommodate the long 
term redevelopment of the site and its proposed rezoning according to a master plan, 
the applicant has also applied to amend the Official Community Plan to create a new 
“Langley Lions Seniors District” land use designation with associated Development 
Permit Area guidelines (OCP Amendment Bylaw No. 3108). Finally, the applicant has 
applied to discharge Land Use Contracts No. 16-73 and No. 11-75 which currently 
regulate land use and development on Lot 172. All lands designated “Langley Lions 
Seniors District” are subject to a Development Permit to address building form and 
character. 
 
Background Information: 
  

Applicant: DYS Architecture  
Owner: Langley Lions Housing Society 
Civic Addresses: 20355 & 20385 – 54 Avenue; 5421 – 204 

Street 
Legal Description: Lot 172 Except: Part on Plan BCP21385, 

District Lot 36, Group 2, New Westminster 
District, Plan 50923; Lots 262 & 263, 
District Lot 36, Group 2, New Westminster 
District, Plan 65845 

Site Area: 2.889 Hectares (7.140 Acres)   
No. of Units: 

Total: 
Phase 1: 

 
981 units  
101 units  

Density (Total – all phases): 339.6 units/ha (137.4 units/acre) 
Gross Floor Area: 

Total: 
Phase 1: 

 
72,177 m2 (776,913 sq ft) 
7,111 m2 (76,543 sq ft) 

Floor Area Ratio: 2.498 
Lot Coverage: 36.5%  
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Total Parking Provided: 
Total: 
Phase 1: 

  
273 spaces  
26 spaces (incl. 2 H/C) 

Land Use Contracts: LUC 16-73 
LUC 11-75 

Existing Zoning: RM2 Multiple Residential Medium Density  
RM3 Multiple Residential High Density 

Proposed Zoning: CD70 Comprehensive Development  
Existing OCP Designation: 
Proposed OCP Designation: 

High Density Residential 
Langley Lions Seniors District 

Variances Requested: None 
Development Cost Charges: 
(Phase 1) 

$349,702.50* (City - $334,215.00, 
GVS&DD - $0 (exempt), SD35 - 
$15,487.50) 
*Includes credits for demolished 66-unit Birch 
Building 

Community Amenity Charge: 
(Phase 1) 

 101 Units @ $2,000/unit = $202,000.00 
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Bylaw No. 3109 
 

 

 
 

ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 3109 

 
BYLAW NO. 3109 

 

 
A Bylaw to amend City of Langley Zoning Bylaw, 1996, No. 2100 to create a 
CD70 Comprehensive Development zone and to rezone the properties located at 
20355 & 20385 – 54 Avenue and 5421 – 204 Street to the new zone. 
 
WHEREAS the Local Government Act authorizes a local government to zone 
areas of a municipality and to make regulations pursuant to zoning; 
 
NOW THEREFORE the Council of the City of Langley, in open meeting 
assembled, enacts as follows: 
 
1. Title 

 
 This bylaw shall be cited as the “Zoning Bylaw 1996, No. 2100 Amendment 

No. 165, 2019, No. 3109”. 
 

2. Amendment  
 

 (1) Bylaw No. 2100, cited as the “Zoning Bylaw, 1996, No. 2100” is hereby 
amended by adding in Part VII Comprehensive Development Zones 
the following as the new Zone classification of Comprehensive 
Development – 70 (CD70) Zone: immediately after Comprehensive 
Development - 69 (CD69) Zone: 

 
“OOO. CD70  COMPREHENSIVE DEVELOPMENT ZONE  

 
1. Intent 

 
This Zone is intended to accommodate and regulate a 981-unit 
seniors rental housing development according to a master plan. 

 
2. Permitted Uses 

 
The Land, buildings and structures shall only be used for the following 
uses: 
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(a) Congregate Housing; 
(b) Seniors-Oriented Multiple Unit Residential; 
(c) Multiple Unit Residential; 
(d) Accessory uses limited to the following: 

(i) Community Service; 
(ii) Home Occupations excluding bed and breakfast and 

child care centre. 
 

3. Site Dimensions 
 

The following lots shall form the site and shall be zoned CD70 
Comprehensive Development Zone on the Zoning Map, City of 
Langley Zoning Bylaw, 1996, No. 2100, Schedule “A”: 

 
(a) Lot 172 Except: Part on Plan BCP21385, District Lot 36, Group 

2, New Westminster District, Plan 50923; 
(b) Lot 262, District Lot 36, Group 2, New Westminster District, 

Plan 65845; 
(c) Lot 263, District Lot 36, Group 2, New Westminster District, 

Plan 65845. 
 
4. Maximum Density 
 

(a) The maximum number of units permitted in the CD70 zone is 
981units; 

(b) The maximum floor area ratio permitted in the CD70 zone is 
FAR 2.50. 

 
5. Siting, and Maximum Height of Buildings and Structures 
 
 The location and maximum height (in number of building storeys) of 

the buildings and structures of the Development shall generally 
conform to the site master plan prepared by DYS Architecture as 
shown below:  
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6. Lot Coverage 
 

All buildings and structures combined shall not cover more than forty 
(40) percent of the site area.  
 

7. Off-Street Parking 
 

Off-street parking shall be provided and maintained in accordance 
with Section E of Part I of this Bylaw except for the following: 
 

(a) Off-street parking for Congregate Housing, Seniors-Oriented 
Multiple Unit Residential and Multiple Unit Residential shall be 
provided on the basis of 0.25 spaces per unit. 

 
8. Special Regulations 
 

(a) Amenity space shall be provided on the site as follows: 
(i) Indoor amenity space in the amount of 2.3 m2 (24.76 ft2) per 

dwelling unit for all buildings containing more than twenty 
(20) units. 

 
9. Other Regulations  
 

In addition, land use regulations including the following are applicable: 
 

(b) General provisions on use are set out in Section I.D. of the City 
of Langley Zoning Bylaw; 
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(c) Building Permits shall be subject to the City of Langley Building 
and Plumbing Regulation Bylaw and the Development Cost 
Charge Bylaw; and 
 

(d) Subdivisions shall be subject to the City of Langley Subdivision 
and Development Servicing Bylaw, and the Land Title Act.” 

 
READ A FIRST AND SECOND TIME this 9th day of December, 2019. 
 
A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” 
was held this      day of        , XXXX. 
 
READ A THIRD TIME this      day of        , XXXX. 
 
FINALLY ADOPTED this    day of         , XXXX. 
  
       _________________________ 
       MAYOR  
 
 
       _________________________ 
       CORPORATE OFFICER 
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REZONING APPLICATION RZ 04-19 
DEVELOPMENT PERMIT APPLICATION DP 04-19 

 
Civic Address: 20355 & 20385 – 54 Avenue; 5421 – 204 Street 
Legal Description: Lot 172 Except: Part on Plan BCP21385, District Lot 36, 

Group 2, New Westminster District, Plan 50923; Lots 262 
& 263, District Lot 36, Group 2, New Westminster 
District, Plan 65845 

Applicant: DYS Architecture 
Owner: Langley Lions Housing Society 
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ADVISORY PLANNING 

COMMISSION REPORT 

 
To: Advisory Planning Commission   
    
Subject: OCP Amendment Application OCP 01-19 

Rezoning Application RZ 04-19 
Development Permit Application DP 04-19 
Land Use Contract Application LUC 01-19 

  

  File #: 6620.00 
From: Roy M. Beddow, MCIP, RPP 

Deputy Director of Development Services 
Bylaw #: 3108,3109, 

3110 
  Doc #:  
Date: September 4, 2019   

 

 
COMMITTEE RECOMMENDATION: 
 
1. THAT the Official Community Plan Amendment Application OCP 01-19, 

Rezoning Application RZ 04-19 and Land Use Contract Amendment 
Application LUC 01-19 for a 981-unit redevelopment of the Langley Lions 
seniors housing complex be approved, subject to execution of a Development 
Servicing Agreement in compliance with the conditions outlined in the Deputy 
Director of Development Services’ report; and 

 
2. THAT the proposed Langley Lions Master Plan and Development Permit 

Application DP 04-19 for an 8-storey, 101-unit first phase (Phase 1A - Birch 
Building replacement) be approved. 

 

 
PURPOSE OF REPORT: 
 

To consider the form and character and site design of applications by DYS 
Architecture for a 981-unit master planned redevelopment of the Langley 
Lions seniors housing complex, including a 101-unit building for the first 
phase of the project (Phase 1A - Birch Building replacement). 

 
POLICY: 
 

 The subject properties are currently designated High Density Residential 
in the Official Community Plan. The proposed development exceeds the 
maximum density allowed under the High Density Residential designation. 
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The applicant is therefore proposing to amend the Official Community Plan 
by creating a new Langley Lions Seniors District to accommodate the 
subject development. 

 
COMMENTS/ANALYSIS: 
 
Application Summary Table 

  

Applicant: DYS Architecture  

Owner: Langley Lions Housing Society 

Civic Addresses: 20355 & 20385 – 54A Avenue; 5421 – 204 
Street 

Legal Description: Lot 172 Except: Part on Plan BCP21385, 
District Lot 36, Group 2, New Westminster 
District, Plan 50923; Lots 262 & 263, 
District Lot 36, Group 2, New Westminster 
District, Plan 65845 

Site Area: 2.889 Hectares (7.140 Acres)   

No. of Units: 
Total: 
Phase 1A: 

 
981 units  
101 units  

Density (Total – all phases): 339.6 units/ha (137.4 units/acre) 

Gross Floor Area: 
Total: 
Phase 1A: 

 
72,177 m2 (776,913 sq ft) 
6,886 m2 (74,125 sq ft) 

Floor Area Ratio: 2.498 

Lot Coverage: 36.5%  

Total Parking Provided: 
Total: 
Phase 1A: 

  
273 spaces  
26 spaces (incl. 2 H/C) 

Existing Zoning: RM2 Multiple Residential Medium Density  
RM3 Multiple Residential High Density 

Proposed Zoning: CD70 Comprehensive Development  

Existing OCP Designation: 
Proposed OCP Designation: 

High Density Residential 
Langley Lions Seniors District 

Variances Requested: None 

Development Cost Charges: 
(Phase 1A) 

$349,702.50* (City - $334,215.00, 
GVS&DD - $0 (exempt), SD35 - 
$15,487.50) 
*Includes credits for demolished 66-unit Birch 
Building 

Community Amenity Charge: 
(Phase 1A) 

 101 Units @ $2,000/unit = $202,000.00 
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Discussion: 
 

1. Background 
 

The Langley Lions Senior Citizens Housing complex was originally 
developed between 1974 and 1988 and consisted of 588 subsidized units 
for independent seniors. The development of the Evergreen Timbers 
building in 2008 and the demolition of a portion of the Alder Building 
(2008) and eventually all of the Birch Building (2019) has resulted in the 
current complex of seven buildings containing 518 units. 
 
In 2018 a fire damaged the 66-unit Birch Building (5464 – 203 Street) 
beyond repair. The building was later demolished forcing the relocation of 
tenants. The fire highlighted the need to replace the older buildings which 
no longer meet contemporary safety standards. At the same time, the 
need for affordable seniors housing in the community has been growing 
and the applicant’s plans seek to address existing and future 
requirements. 
 

2. Site Context 
 

The Langley Lions site is comprised of three lots at the southern edge of 
Downtown Langley. To the north is Langley Mall whose service access 
lane backs onto the northern boundary of the site. Langley Lodge, a long 
term seniors care facility operated by Fraser Health Authority borders the 
site on the northeast and was a part of the original master-planned 
development of the block envisioned by Hamilton Doyle and Associates 
Architects in 1972. To the west (across 203 Street) are the 4-storey 
Station 54 apartment building and a row of six single family dwellings. 
Several 3-storey apartment buildings constructed mostly in the 1970’s 
frame the site on the south (across 54 Avenue) and east (across 204 
Street) sides. 
 

3. Development Proposal 
 

The applicant is proposing a multiphase, ‘Master Plan’ redevelopment of 
the site intended to eventually replace all of the existing buildings except 
for the Evergreen Timbers Building. The six new buildings proposed would 
significantly increase density on the site, adding 463 new units to the 
existing total. Building heights would also increase from 3-4 storeys in the 
existing development to 6-15 storeys through the redevelopment. The 
conceptual building plans included in the application show four new mid-
rise buildings (6-8 storeys) in block plans and two new high-rise buildings 
(15-storeys) in “point tower” (small footprint) plans. The redevelopment 
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would be phased in a counterclockwise procession through the site ending 
in the southeast corner with the two 15-storey buildings. The phasing plan 
is closely linked to a tenant relocation plan designed to ensure that no off-
site displacement of tenants is required. 
 

4. Official Community Plan 
 
The subject properties are currently part of the High Density Residential 
area that borders Downtown Langley on the south and west sides. The 
area is intended to concentrate population in close proximity to downtown 
businesses and public transit services. Various forms of multifamily 
housing are allowed up to a maximum density of 198 units/hectare (80 
units/acre). New developments are subject to a set of design guidelines 
regulating form and character in the development permit area. 
 
The long term redevelopment of the site envisioned by the applicant would 
result in a density of approximately 340 units/hectare (138 units/acre). The 
proposed density significantly exceeds the limit for the High Density 
Residential land use designation and approaches the maximum allowable 
density in the adjacent Downtown Commercial area (371 units/hectare). 
Staff support the substantial increase in density based on the following 
considerations: 
 

• The site is adjacent to the downtown core and in close proximity to 
shops and services accessible to the intended tenants; 

• The site abuts the Langley Mall property which is designated for 
high density, mixed-use development including high-rise 
apartments in the City’s Downtown Master Plan; 

• The site is located within 500 metres (5-10 minute walk) of the 
planned Downtown Langley SkyTrain station; 

• The proposed redevelopment will provide a substantial component 
of the affordable rental housing units required for seniors in the City 
of Langley. 

 
Staff have prepared an Official Community Plan amendment bylaw (Bylaw 
No. 3108) to accommodate the proposed redevelopment of the Langley 
Lions site. The amendment bylaw would establish a new “Langley Lions 
Seniors District” land use designation and development permit area with 
associated guidelines. 
 

5. Zoning Bylaw 
 

The subject properties are currently zoned RM2 Multiple Residential 
Medium Density and RM3 Multiple Residential High Density. The existing 
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zoning does not permit the proposed densities and land uses in the 
applicant’s master plan. In addition, the RM2 and RM3 zones restrict 
building height to a maximum of four storeys. Since there are no existing 
zones in the City to accommodate the proposed development, the 
developer is applying for a custom, site-specific CD70 (Comprehensive 
Development) zoning designation. 
 
The proposed CD70 zone would also include provisions for reduced off-
street parking requirements based on the recommendations of the 
applicant’s traffic engineer in the Transportation Impact Assessment. The 
revised parking requirement would be 0.25 spaces/unit. The current bylaw 
requirements for “congregate housing” and “seniors-oriented multiple unit 
residential”  are 0.50 space/unit and 1.00 spaces/unit. The recommended 
requirements are based on a survey of actual parking demand (observed 
as 0.18 spaces/unit) in the existing development as well as an analysis of 
comparable projects in other municipalities. Staff support the proposed off-
street parking requirements as they reflect actual demand in a lower 
income seniors rental housing development, which is also located in close 
proximity to transit services, future rapid transit and downtown shops and 
services.  These parking requirements can also be reviewed as future 
phases come forward as Development Permit applications, if necessary. 
 

6. Master Plan: Phases 
 
The applicant is proposing to redevelop the entire Lions site according to a 
long-term Master Plan.   Staff reviewed the applicant’s initial master plan 
(Sheet A1.01 in attached plan set), and then worked with the applicant’s 
architect to update the master plan according to these phases (see Sheet 
A1.01a ‘Master Plan Update’ in attached plan set): 
 

Updated Master Plan - Phases:   
 
Phase 1 (constructed in the next 2 to 5 years) 
 

• Phase 1A: Birch Replacement.  The first overall phase and first 
Development Permit Application of the Lions redevelopment 
involves the construction of a 101 unit, eight storey Birch building.  
The new Birch building is to be located in the same area as the 
previous Birch building, and be connected to the existing Timbers 
building (to support shared services provision for residents).   

• Phase 1B: Alder Replacement.   This eight storey building (with 
approximately 198 units and located adjacent to 203 Street) is to 
replace the existing Alder building and also connect to the Timbers 
building.   
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Phase 2 (constructed 5 to 10 years from now)  

 

• Dogwood Replacement:  this phase involves the construction of a 
new 6 storey building with approximately 185 units, and replaces 
the existing Dogwood building located adjacent to 54 Avenue. 

 
Phase 3 (constructed 5 to 10 years from now)  
 

• Cedar Replacement:  This phase, located south of the 
‘Birch/Timbers/Alder’ complex, involves the construction of a new 6 
storey Cedar building with approximately 175 units, and replaces 
the existing Cedar building located adjacent to 203 Street. 

 
Phase 4-5 (long term; constructed 10+ years from now) 
 

• Fir and Elm Replacements:  located in the south-east corner of the 
site, the fourth and fifth phases involves the replacement of the Fir 
and Elm buildings with two 15 storey buildings (approximately 135 
units in each building).   

 
7. Master Plan: Urban Design Considerations 
 

The applicant’s multi-phase redevelopment seeks to renew the site’s 
buildings and on-site services and amenities, and increase the number of 
dwelling units to serve anticipated future housing needs.  As noted above, 
staff support the proposed increase in density given the site’s proximity to 
the Downtown and the future SkyTrain station, and the proposed 
significant increase in senior’s housing units.  Within this context, it is also 
important to ensure the overall site design for the proposed redevelopment 
of the Langley Lions property reflects key urban design and CPTED 
principles (ie. as per the OCP, Downtown Urban Design Plan) including: 
 

• Facilitating direct and safe pedestrian/vehicular connections 
through large properties; 

• Creating pleasant, safe and resident-oriented public and semi-
private open/green spaces; 

• Arranging buildings to maximize light, reduce shadowing and 
provide clear sightlines; 

• Supporting pedestrian-friendly streetscapes through building and 
open space design; and 

• Providing logical and convenient vehicular drop-offs, loading areas 
and parkade entrances. 
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As noted above staff reviewed the applicant’s initial Master Plan and 
worked with the applicant’s architect to refine it according to the high-level 
principles noted above (and noting that other ‘grade-level’ urban design 
best practices, such as ground-oriented dwelling units, are required 
nonetheless).   
 

Updated Master Plan - Key Urban Design Elements 
 
Based on this updated Master Plan (Sheet A1.01a), the following key 
elements are to be incorporated into the site and building designs of 
Phases 1-5: 
 

Phase 1 (1A - 1B) 
 
The proposed building footprints preserve the existing mature trees in the 
centre of the site, and will create a well-defined, semi-private amenity area 
for residents.  This ‘half-quadrangle’ design will provide for easy site 
surveillance, as well as convenient vehicular drop-off and site circulation.  
Staff note the proposed Alder building should incorporate a step-back at 
the 6th storey and an architectural break along the building face to reduce 
and differentiate building massing along 203 Street.  A proposed east-west 
service road, between 203 Street and 204 Street, is to be provided to 
facilitate convenient building access, off-street loading opportunities and 
fire truck access.  The Phase 1 design also preserves the possibility of 
future pedestrian connections (or vehicular, as appropriate) to the 
shopping mall property to the north. 
 

Phase 2-3 
 
Recognizing that the proposed redevelopment of the Dogwood and Cedar 
buildings will likely involve phased demolitions of these buildings, the new 
buildings are to be designed and arranged in a manner that provides a 
central public (or semi-private) pedestrian connection/open space between 
54 Avenue and the central amenity area in Phase 1.  This will support 
easy pedestrian movement through the site, allow for more sunlight and 
less shadowing in the south west and central portion of the site, and 
enable the creation of a new resident-oriented open/green space that 
‘completes the quadrangle’ with Phase 1.  Taller portions of Phase 2 and 3 
buildings are oriented towards Phase 1 and step down to 6 storeys at the 
southern edge of the site, to allow more sunlight to penetrate the central 
green space.  Like the Alder building in Phase 1, the 8 storey portions of 
the new Dogwood and Cedar buildings should also incorporate a step-
back at the 6th storey and architectural breaks along building faces as 
well.  A vehicular connection between the east-west service road 
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(developed as a part of Phase 1) and 54 Avenue is also required to 
support site connectivity, circulation and convenient parkade/loading 
access. 
 

Phases 4-5 
 
The final phases involve two 15 storey high rise buildings, a ‘great lawn’ 
pedestrian and green space connection between 204 Street and the east-
west service road, and a plaza/urban agriculture component.  Noting these 
potential phases have the longest time frame associated with them, there 
may be further design refinements.  This being said, staff recommend that 
the design of these phases include the following elements: 
 

• General alignment of the northern edge of the great lawn feature 
with the east-west service road, to create a direct pedestrian 
connection to the central and west portions of the site, and through 
to 203 Street; 

• Convenient and safe parkade entrances, loading and drop-off areas 
(locations to be determined); 

• Staggering the high rise building footprints (ie. moving the north 
building away from 204 Street, the south building closer to the 
intersection of 204 Street and 54 Avenue) to create unobstructed 
view corridors from each building.  This approach also places more 
distance between the high rise buildings to provide more privacy for 
high-rise residents, creates space for a multi-purpose plaza/open 
space adjacent to the south high rise and 54 Avenue, and allows for 
more noon/afternoon sunlight penetration onto the plaza/open 
space/great lawn and the overall site.   

• Both high rises are to incorporate lower podium building portions, to 
support a height ‘step down’ to a pedestrian scale along the 204 
and 54 Avenue street frontages.  The north high rise is to have a 
lower podium / entrance / drop-off (subject to Engineering review 
and approval) component that addresses 204 Avenue, and the 
south high rise is to incorporate a lower podium building portion 
fronting 204 Street and 54 Avenue, to reduce building massing at 
this intersection;   

• Designing the plaza and urban agriculture spaces to be directly 
adjacent to and integrated with amenity building/dining room 
components of the two high rise buildings (staff suggest these 
components be on the west side to maximize sunlight).  This 
approach will ensure these spaces are well-used, safe and easily 
viewed from interior amenity and dining spaces; and 

• Staff suggest that a small public plaza/feature, complete with the 
Lions plaque marker and additional tree plantings, be incorporated 
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at the southwest corner (204 Street/54 Avenue) / along 54 Avenue 
as a public amenity and green space that softens the interface 
between the taller/denser Lions site and adjacent properties. 

 
8. Development Permit for Phase 1A (see Sheets A1.07 – A4.03) 

 
While the applicant has provided a phased Master Plan for the long term 
redevelopment of the site, the Development Permit application only 
includes a key component of the immediate first phase, Phase 1A, for 
which detailed plans are provided. The plans for Phase 1A (replacement 
of the Birch Building) show an 8-storey, 101-unit apartment building near 
the centre of the block bounded by 203 Street, 54 Avenue and 204 Street. 
The flat roofed structure sits atop an underground parking garage 
accessed from a north-south lane at the rear of the building.  
 
The overall building height is comparable to the height of the mechanical 
penthouse on the adjacent Langley Lodge building (5451 – 204 Street). 
The proposed Phase 1A building is internalized within the site and 
generally complies with the OCP’s multifamily residential development 
permit area guidelines. Where the upper floors of the north building 
elevation project above the adjacent Evergreen Timbers building, the 
applicant has enhanced the architectural treatment (window fenestration, 
exterior finishes) at the request of staff.  

 
9. Land Use Contracts 
 

Two of the properties were developed under Land Use Contracts from the 
1970’s. The Land Use Contracts are agreements between the owner-
developer and the City that include land use regulations and servicing 
requirements. The LUC’s are based on the original development plans for 
the site and would not allow the proposed redevelopment. Accordingly, the 
applicant has applied to discharge LUC16-73 and LUC 11-75. 

 
10. Securing Tenure - Housing Agreements 

 
According to their attached ‘Tenant Mix’ document, the applicant, Langley 
Lions Housing Society, is proposing the following unit and tenant mix for 
the Birch redevelopment and the overall development:  
 

Birch Building Replacement: 
 

• 30% - Moderate Income (Affordable Market Rents) 

• 50% - Housing Income Limits (Rent Geared to Income) 

• 20% - Low Income Deep Subsidy 
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Overall: 
 

• 80% - Seniors (aged 55 years or older) 

• 20% - Non-Seniors (under 55 years) 
 
In order to ensure that the proposed housing units are developed and 
maintained for the intended purposes, the owner will be required to enter 
into a housing agreement with the City in accordance with Section 483 of 
the Local Government Act. The housing agreement is a form of restrictive 
covenant which must be adopted by bylaw and is registered against the 
titles of the properties.  
 
Further details and analysis regarding the anticipated tenant mix, 
allocation and age/income levels will be presented along with the 
proposed OCP Amendment and Zoning Bylaw amendments at a future 
Council meeting.  

 
 

Engineering Requirements: 
 
These requirements have been issued for a rezoning and development permit for 

a proposed 981 Unit Senior Complex located at 20355-20385 54 Ave.; 5421 204 

St. These requirements may be subject to change upon receipt of a development 

application. 

 
The City’s Zoning Bylaw, 1996, #2100 has requirements concerning landscaping 

for buffer zones, parking, loading areas, and garbage / recycling areas, all of 

which apply to this Development.  

 

A)  The developer is responsible for the following work which shall be designed 

and approved by a Professional Engineer: 

 

1. A Qualified Environmental Professional (QEP) must be engaged to 

implement erosion and sediment control in accordance with the City of 

Langley Watercourse Protection Bylaw #2518. 

2. A storm water management plan for the site is required.  Rainwater 

management measures used on site shall limit the release rate to pre-

development levels to mitigate flooding and environmental impacts as 

detailed in the Subdivision and Development Bylaw. All calculations shall 

be based on the updated IDF data for Surrey Kwantlen Park (1962-2013) 

with 20% added to the calculated results to account for climate change. 
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3. New water, sanitary and storm sewer service connections are required. All 

pertinent pipe design calculations shall be submitted in spreadsheet 

format and shall include all formulas for review by the City. The 

developer’s engineer will determine the appropriate main tie-in locations 

and size the connections for the necessary capacity. The capacity of the 

existing water and sanitary sewer mains shall be assessed through 

hydraulic modeling performed by the City’s hydraulic modeling consultant 

at the developer’s expense. Any upgrades required to service the site shall 

be designed and installed at the developer’s expense. All existing services 

shall be capped at the main by the City, at the developer’s expense prior 

to applying for a demolition permit. 

4. Conduct a water flow test and provide fire flow calculations by a 

Professional Engineer to determine if the existing water network is 

adequate for fire flows. Replacement of the existing watermain may be 

necessary to achieve the necessary pressure and flows to conform to Fire 

Underwriters Survey (FUS) “Water Supply for a Public Fire Protection, a 

Guide to Recommended Practice, 1995”. All calculations shall be 

submitted in spreadsheet format that includes all formulas for review by 

the City. 

5. Additional C71P fire hydrants may be required to meet bylaw and 

firefighting requirements. Hydrant locations must be approved by the City 

of Langley Fire Rescue Service. 

6. A traffic impact study will be required to determine if there will be 

significant impact and traffic concerns with the proposed development. 

The scope of the study must be approved by the Director of Engineering, 

Parks and Environment prior to initiation. 

7. The condition of the existing pavement along the proposed project 

frontage shall be assessed by a geotechnical engineer. Pavements shall 

be adequate for an expected road life of 20 years under the expected 

traffic conditions for the class of road. Road construction and asphalt 

overlay designs shall be based on the analysis of the results of Benkelman 

Beam tests and test holes carried out on the existing road which is to be 

upgraded. If the pavement is inadequate it shall be remediated as per the 

geotechnical engineer’s recommendations to the centerline at the 

developer’s expense. 

8. Existing sidewalk to be removed and replaced along the project’s 204 St. 

and 54 Ave. frontages complete with a planting strip, boulevard trees and 

sidewalk bump-outs for appropriately spaced benches.  
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9. The site layout shall be designed by a civil engineer to ensure that the 

parking and access layout meets minimum design standards, including 

setbacks from property lines. Appropriate turning templates should be 

used to prove parking stalls and drive-aisles are accessible by the design 

vehicle. To accommodate the City of Langley’s Fire Rescue Service 

equipment, the developer is responsible for providing 8.0m minimum 

accessible paved laneway widths and appropriate radii within the project 

complex.  

10. Existing and proposed street lighting along the entire project frontage shall 

be reviewed by a qualified lighting consultant to ensure street lighting and 

lighting levels shall be as per current City of Langley standards. 

11. Eliminate the existing utility pole on the 204 St. frontage. 

12. Permanent pavement restoration of all pavement cuts shall be as per the 

City of Langley’s pavement cut policy by the developer’s contractor at the 

developer’s expense. 

13. A 4 meter corner truncation will be required at 203 St. and 54 Ave. for a 

future traffic signal. 

 

B) The developer is required to deposit the following bonding and connection 

fees: 

1. The City would require a Security Deposit based on the estimated 

construction costs of installing civil works, as approved by the Director of 

Engineering, Parks and Environment. 

2. The City would require inspection and administration fees in accordance to 

the Subdivision Bylaw based on a percentage of the estimated 

construction costs. (See Schedule A – General Requirement - GR5.1 for 

details). 

3. The City plans to construct a future bike lane (future works) on 204 St. The 

developer will be required to make a cash-in-lieu contribution for the 

design, construction and administration of said future works (amount to be 

determined).  

4. A deposit for a storm, sanitary and water connection is required, which will 

be determined after detailed civil engineering drawings are submitted, 

sealed by a Professional Engineer. 

5. The City would require a $40,000 bond for the installation of a water meter 

to current standards.   
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C) The developer is required to adhere to the following conditions: 

1. Underground hydro and telephone, and cable services to the development 

site are required. 

2. Consolidate the subject properties. All survey costs and registration of 

documents with the Land Titles Office are the responsibility of the 

developer/owner. 

3. Water meters are required for each water connection and are to be 

installed outside in a vault away from any structure, in accordance with the 

City's water meter specifications, at the developer's cost. 

4. An approved backflow prevention assembly must be installed on the 

domestic water connection immediately upon entering the building to 

provide premise isolation. 

5. A "Stormceptor" or equivalent oil separator is required to treat site surface 

drainage.   

6. A complete set of “as-built” drawings sealed by a Professional Engineer 

shall be submitted to the City after completion of the works. Digital drawing 

files in .pdf and .dwg format shall also be submitted. 

7. The selection, location and spacing of street trees and landscaping shall 

be in accordance with the City of Langley’s Official Community Plan 

Bylaw, 2005, No. 2600 and Street Tree Program, November, 1999 

manual. 

8. Stormwater run-off generated on the site shall not impact adjacent 

properties, or roadways. 

9. Garbage and recycling enclosures shall be designed to meet Metro 
Vancouver’s “Technical Specifications for Recycling and Garbage 
Amenities in Multi-family and Commercial Developments - June 2015 
Update”. 

 
 
Fire Department Comments: 

 
Fire department access for the whole project was reviewed to ensure 8m 

wide roadways were in place to accommodate fire apparatus. Fire hydrant 

and Fire Department Connection locations will be evaluated during the 

building permit stage. 
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Advisory Planning Commission: 
 

In accordance with Development Application Procedures Bylaw No. 2488, 
the subject applications will be reviewed by the Advisory Planning 
Commission at the September 11, 2019 meeting. A copy of the APC 
minutes will be presented to Langley City Council at the September 30, 
2019 Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed Phase 1A development 
(Birch Building replacement) would contribute $334,215.00 to City 
Development Cost Charge accounts. Community Amenity Charges of 
$202,000.00 would also apply to the Phase 1A development. 
 

 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal. 
2. Deny application. 

 
 
Prepared by:  
 
 

  
 
__________________________________________   
Roy M. Beddow, MCIP, RPP 
Deputy Director of Development Services 
 
 
 
 
Concurrence:      
  
 

 
 
__________________________    
Carl Johannsen, MCIP, RPP    
Director of Development Services   

92



To: Advisory Planning Commission  
Date: September 4, 2019 
Subject: OCP 01-19, RZ 04-19, DP 04-19, LUC 01-19 (Langley Lions Redevelopment) 
Page 15 

 

 

 
Concurrence:     Concurrence: 
  
 

 
__________________________   __________________________ 
Rick Bomhof, P.Eng.    Rory Thompson, Fire Chief 
Director of Engineering, Parks &  
Environment      
 
 
attachments 
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MINUTES OF THE  

ADVISORY PLANNING COMMISSION MEETING  
 

HELD IN LANGLEY CITY HALL  
CKF COMMUNITY BOARDROOM 

 
 

WEDNESDAY, SEPTEMBER 11, 2019 
7:00 PM  

  
Present:  Councillor Rudy Storteboom (Chair) 
 Councillor Nathan Pachal (Vice-Chair) 
 Councillor Paul Albrecht 
 Adrian Brugge 

Jen Cook 
Ellen Hall 
Mike Haney  
Dan Millsip 
John Beimers   
 

Absent:   Trish Wong    
School Trustee Tony Ward    
Constable Berthier Kyobela    
 

Staff: Carl Johannsen, Director of Development Services 
 Roy Beddow, Deputy Director of Development Services 

Paula Kusack, Deputy Corporate Officer 
 

Applicant: Dane Jansen, DYS Architecture 
Glenn Gardner, DYS Architecture 
Nate Mallari, DYS Architecture 
Stuart Thomas, Terra Housing 
Kelly Lin, Terra Housing 
Marg Sherba, Langley Lions Housing Society Board Member 

 Sid Gullion, Langley Lions Housing Society Board Member 

 
The Chair welcomed everyone and introduced the City’s new Director of 
Development Services, Carl Johannsen. Mr. Johannsen provided a brief history of 
his employment and noted he’s excited to be with the City. 
   

1) APPROVAL OF AGENDA 
 
MOVED BY Commission Member Millsip 
SECONDED BY Commission Member Haney 
 
THAT the agenda for the September 11, 2019 Advisory Planning Commission 
meeting be approved.  
 
CARRIED 
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2) RECEIPT OF MINUTES 

 
 MOVED BY Commission Member Cook 
 SECONDED BY Commission Member Brugge  
 

THAT the minutes for the June 12, 2019 Advisory Planning Commission 
meeting be received. 
 
CARRIED 

 
3) Official Community Plan (OCP) Amendment Application OCP 01-19  

Rezoning Application RZ 04-19 Development Permit Application DP 04-19 
 Land Use Contract Application LUC 01-19 

5421 204 Street; 20455 and 20385 54 Avenue 
 

The Director of Development Services welcomed the consulting team from DYS 
Architecture and Terra Housing and provided an overview of the application noting 
it included a master planned redevelopment of the Langley Lions seniors housing 
complex and illustrated a high-level footprint which was consistent with the 
proposed OCP guidelines. He reviewed components of the development and noted 
that as a phased development, each phase would require its own development 
permit application. The project supports the renewal and expansion of much needed 
affordable housing and will benefit from being in close proximity to the planned rapid 
transit hub.  

 

The Deputy Director of Development Services provided a brief overview of the 
development including the following: 

• It is a large site at seven acres; 

• Surrounding developments include a mixture of three and four storey 
buildings;  

• It is located on the edge of the downtown core; 

• Will be about 500m from the future skytrain location; 

• The proposed development exceeds the maximum density currently allowed 
for the site and requires Official Community Plan and Zoning Bylaw 
amendments. A rezoning to a comprehensive development zone is proposed 
for the development to proceed; 

• The site is also affected by Land Use Contracts which are still in effect today 
and registered against title. Development would require a discharge of the 
Land Use Contracts 

 
The Deputy Director of Development Services invited the applicant to present the 
proposal. 
 
Mr. Jansen presented the development. The intent is to replace the current housing 
and increase the stock along the way. He reviewed key elements of the 
development including: 

• Retaining valuable open spaces; 

• Improve vehicular access; 
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• Build in such a way as not to displace current residents from the site; 

• First floor concrete and then timber for remaining floors. 
 
He reviewed the order in which the buildings will be demolished and rebuilt through 
the phases. He noted that the last phase could be as many as fifteen storeys 
depending how Langley evolves between now and then. 
 
Mr. Mallari provided some technical information about the timber construction, soil 
conditions and construction time. He reviewed the following details: 

• Pedestrian access between buildings;  

• Access points for the fire department; 

• Amenity space; 

• Parking plans; 

• Elevations; 

• Tree retention; 

• Outer cladding. 
 

Mr. Gardener reviewed the findings of the security consultant hired to provide input 
on Crime Prevention Through Environmental Design (CPTED) principles which 
included: 

• Access control for pedestrians and vehicles; 

• CCTV monitoring; 

• Intercoms; 

• Natural surveillance; 

• Territoriality using landscape design; 

• Lighting; 

• Resident patios on both sides of the building to increase eyes on the 
property; 

• Glazed vision panels in the parkade, improving sightlines; 

• Anti-graffiti sealant on all exposed concrete; 

• Latchable gates on all outdoor spaces. 
 

It was noted that all of the security recommendations were incorporated into the 
development proposal. 
 
Mr. Gardener further noted that they adhered to a Sustainability Checklist provided 
by the City which included the following provisions: 

• Incorporate recycling for construction materials; 

• Stormwater management plan; 

• Heat recovery ventilation to have an onsite renewable energy system; 

• Water conservation.  
 
It was also noted that the phase one landscape plan includes an urban agriculture 
space. 

 
The Chair invited members to discuss the form and character and site design of the 
proposed development with regard to phase one, Birch building replacement. 
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Discussion ensued about the following: 

• Current number of units and proposed number of units; 

• Upgrades and additions to neighbourhood amenities to accommodate the 
increase in density (sideswalks, street trees etc); 

• Parking; 

• Tenant demographic; 

• Funding for the project. 
 
Further discussion took place about the number of parking stalls proposed for the 
Birch building. It was noted that a parking study was conducted and the proposal 
reflects the recommended number of stalls. The project is mixed income rental 
housing and all of it is below market housing. Most residents that qualify for this 
housing do not have cars and the majority of the parking provided is to 
accommodate visitors. The current parking available at the Timbers building is 
underused. 
 
There was discussion about the current and proposed tenant mix for the Birch 
building and the following was noted: 

• Concern that the Low-Income Deep Subsidy allocation is too low in 
comparison to the needs in the community; 

• Mix of senior versus non-senior tenants; 
o Mr. Thomas noted that the Langley Lions Housing Society Board 

commissioned a third-party firm to assess how safe the current tenants 
felt with the current tenant mix and eighty percent chose the highest 
safety ranking available in the survey. The Board is aware of the 
sensitivities and are training staff to better service the tenants. 

o Staff noted that when the development is presented to Council they 
will have more information on the income mix of existing tenants and 
age group of existing and future tenants. 

• Focus of Langley Lions Senior Housing is to service individual seniors 
needing below market housing. Affordable housing for families is not their 
mandate. 

 
 With regard to the form and character of the proposed building it was noted that: 

• The colours on the east and west elevations could be brightened up; 

• Colour on the north and south sides could be broken up a little and 
brightened as well; 

• Some balconies are boxed in. Would like to see some walls pulled back, 
while maintaining the overall design, to increase the visibility to the street 
without having to lean all the way over the balcony and also increase the 
amount of natural light in the unit. 

 
Mr. Jansen noted that they are considering a green roof to retain water that would 
be reused for irrigation.  
 
Additional comments included: 

• The whole property will be rezoned at the phase one application, however 
staff noted that the comprehensive development zoning allows flexibility and 

97



  

APC Minutes – September 11, 2019 5 

each phase will have its own development permit application where 
modifications can be made. 

• Would like a ‘seniors only’ building considered in future phases; 

• The buildings will be air conditioned; 

• Project included LED lighting throughout; 

• Ensure there is adequate sanitary and storm sewer capacity and water 
supply; 

• Consider having the public hearing at a larger venue as a high turnout is 
expected; 

• Pest management strategy needs to be in place during construction and 
relocation of current tenants; 

• New building life is 60-65 years minimum 

• Consider reducing required parking as the development is in close proximity 
to public transit; 

• Tenant occupation for ‘under 55 years of age’ should be reduced to 10% of 
total, from the approximate 20% that is the current occupation. 

  
The Chair thanked the consultant and the Lions board members adding that the 
housing society is valued in our community as they provide a very important service 
and the City looks forward to working with all the partners on this great addition to 
the community. 
 
The applicants left the meeting at 8:20pm. 
 
The Chair stated that he felt the proposed development is addressing a housing 
crisis need and felt that it was good for the City. He reminded members that they 
are considering amendments that will give approval in principle to the overall plan 
for the entire site. He invited members to speak to the proposal.  
 
Councillor Pachal echoed the Chair’s statement noting that the zoning amendment 
will set the stage for this and remaining phases of the development.  
 
The Chair noted that the OCP will be redone in the near future however the 
amendment they are considering to accommodate this project will allow the 
development to get started. 
 
Members discussed the following: 

• More scooter parking would benefit the residents; 

• Electrical plug ins to charge scooters; 

• Demand for parking will decrease as mass transit opportunities in the City 
increase over time. Proposed parking is more than adequate; 

• The close proximity to services will give residents more mobility; 

• Fire and ambulance access. Staff noted the fire department has determined 
that there is adequate access. 

 
Staff noted that parking ratios can be reviewed at the development permit 
application stage. There will be flexibility for parking as each phase develops. 
Zoning locks in use and density, not parking. 
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MOVED BY Commission Member Millsip  
SECONDED BY Commission Member Haney 
 
1.THAT the Official Community Plan Amendment Application OCP 01-19, 
Rezoning Application RZ 04-19 and Land Use Contract Amendment 
Application LUC 01-19 for a 981-unit redevelopment of the Langley Lions 
seniors housing complex be approved, subject to execution of a 
Development Servicing Agreement in compliance with the conditions 
outlined in the Deputy Director of Development Services’ report; and 
 
2.THAT the proposed Langley Lions Master Plan and Development Permit 
Application DP 04-19 for an 8-storey, 101-unit first phase (Phase 1A - Birch 
Building replacement) be approved. 
 

 CARRIED 
 

  
5) NEXT MEETING: 

 
 October 9, 2019 (Tentative) 
 
    

6) ADJOURNMENT 
 
  MOVED BY Commission Member Haney   
  SECONDED BY Commission Member Cook  
    
  THAT the meeting adjourn at 8:50 P.M. 

 
 CARRIED 

 
 
 

 
____________________________________ 
CHAIR 
 

 
____________________________________ 
DIRECTOR OF DEVELOPMENT SERVICES 
 
Certified Correct                                               
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Langley Lions Housing Society – Rental Housing Project 
RELOCATION PLAN 

 
 

The Langley Lions Housing Society (LLHS) is actively working 
on a master plan to redevelop its freehold real estate site on 
203 Street in the heart of the City of Langley: a seven social 
housing building portfolio on a 5.5-acre lot, mostly constructed 
about 40 years ago. The site is well-located and has amazing 
re-development potential.  The goal is to update the 
deteriorating buildings to modern facilities and accommodate 
the increasing demand for affordable rentals for seniors and 
persons-with-disabilities.  With the support of multiple 
stakeholders, the Society and project team have been 
developing a phasing strategy and working to move forward 
with the redevelopment to best utilize resources and time. 
 

Design & Relocation Plan 
The master plan has created phases to accommodate the most effective and least disruptive relocation 
strategy for the existing residents.   
 
There are 7 existing buildings in the portfolio, Birch (1975), Alder (1975), Cedar (1975), Dogwood (1975), 
Elm (1983), Fir (1989) and Evergreen Timbers (2007.)  The Evergreen Timbers building is a recent 
redevelopment project; the six older buildings are the focus of the master plan redevelopment.  
 
Phase 1A 
As Birch was damaged by fire in 2017, it was most urgently in need of replacement.  The tenants have 
already been relocated and the building has been demolished.  The Phase 1A plan will replace the 
demolished Birch building with a 101-unit, eight-storey building.  The new Birch building will have the 
capacity to house the tenants relocated from the 66 unit Alder building, which has been compromised 
structurally due to soil stability issues.  It will also have 30 Fraser Health funded assisted living units.  
Residents will live independently with some assistance and will access the services provided in the 
Evergreen Timbers through a covered link which will connect the Birch and Evergreen Timbers buildings.  
After rehousing the existing Alder tenants who wish to move to the new building, there will be some 
additional units which can be used for the relocation of the Cedar residents in Phase One B. 
 
Phase 1B 
Phase 1B will demolish the vacated Alder building and will construct a new 8-storey building that is 
structurally sound for the soil conditions on site.  This building will have 198+/- units total that can 
accommodate the existing Cedar residents (98) in preparation for the demolition of existing Cedar 
building in Phase 2.  The additional 100 units in the new Alder building can be used to relocate the 
existing Dogwood tenants (98) with about 2 units available for other tenants in need. 
 
Phase 2 
In Phase 2 the Cedar building will be demolished and replaced with a building that has 8-storey on the 
east wing and 6-storey on the west wing.  It is anticipated to have about 30 units per floor, about 175 
units in total which can house the Elm tenants (102).  The additional 73 units in the new Cedar can be 
used to relocated some of the existing Fir tenants (95) and/or other new tenants. 
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Phase 3 
In Phase 3 the Dogwood building will be demolished and replaced with a 185-unit building that has a 6-
storey east wing and 8-storey west wing.  The new Dogwood can house the residents from Fir (22 of 95) 
and provide additional capacity (about 163 units).  
 
Future Expansion (Phase 4 and 5) 
The Elm and Fir redevelopments can be done in the future including providing additional social housing 
units (Phase Four and Five).  Each new building will be 15 storey.  There is expected to be 135 additional 
units per building, totaling 270 additional affordable housing units for the LLHS portfolio.  
 
The design of the master plan gives the Society the capacity to house relocated residents on-site during 
the redevelopment, reducing the stress for both the Society and residents, allowing the Society to 
maximize its operating capacity and enabling the residents to remain within the community where they 
are comfortable and familiar while offering them updated, modernized homes.  In addition, the plan will 
increase the number of much needed affordable rental units in the growing Langley community, in 
neighborhood close to many amenities including the future Skytrain line.   
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Langley Lions Housing Society 

Tenant Mix - Birch Building 
 
The Langley Lions Housing Society’s purpose and function for the past 40+ years has been to provide 
below-market housing for vulnerable populations: seniors and persons with disabilities.   Most of the 
tenants are independent with some being supported by social or community workers.  Assisted living 
units on the site allow seniors to age-in-place in their community. 
 
The Birch is designed as an 8 storey building to accommodate up to 101 one-bedroom units.  The project 
will encourage a sense of true community, housing tenants with a range of incomes.   As the project has 
received a funding allocation under the Province of BC’s Building BC: Community Housing Fund, a 
requirement of this program is that the project must reflect the following percentages of rents and 
incomes in the building: 
 
30% - Moderate Income (Affordable Market Rents)  The low and moderate income limits per unit size 
are determined by BC Housing.  As of April 2018 those limits were $71, 200 / $104,440.  Those numbers 
are expected to change when the Birch project is in the rent-up phase. 
 
50% - Housing Income Limits (Rent Geared to Income) Housing Income Limits (HILs) represent the 
income required to pay the average market rent for an appropriately sized unit in the private market. 
Average rents are derived from CMHC's annual Rental Market Survey, done in the fall and released in 
the spring. Rents are based on 30 per cent of the household income.  Again, these numbers are revised 
each year so we don’t currently know what they will be when the project is in the rent-up phase.   
 
In Langley, to qualify for the 2019 HILs rates, the household income limit is $51,500 for a one-bedroom. 
 
20% - Low Income Deep Subsidy: Independent households in receipt of Income Assistance or where  
Rent Geared to Income is equal or less than the shelter component of Income Assistance.  For the Birch 
project this will likely primarily refer to seniors in receipt of only Old Age Security and the Guaranteed 
Income Supplement. 
 
As of August 2019, there are 540 independent and assisted living units at Langley Lions Housing Society. 
466 tenants are 55 or above (86.3%) while 13.7% of tenants under 55 (74 tenants).  These 74 tenants 
include 3 housed in assisted living units, 10 in the Acquired Brain Injury Program and 8 in the Mental 
Health Program.    
 
Langley Lions Housing Society defines seniors as 55 years or older.  The Society is committed to having a 
tenant mix ratio of 80/20, 80% of tenants for the entire site will be 55 years or older. Majority of units to 
be allocated to seniors for Phase 1A and overall master plan. 
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Langley Lions Housing Society 

Comparison for Affordability Rent Levels 
 

  # tenants  Rent  
74% of the 

Existing 

(Including old 

Birch)  431 (68) $900 

2019 Maximum Rent (or 33% of income,  

whichever is lower) 

     

26% of the 

Existing  153 Varies 

For Fir, 30% of income;  

For Evergreen, 70% of income  

     

New Birch 

BCH CHF Deep 20 $375 2019 Rent   

 RGI 51 $901 2019 Rent   

 Affordable  30 $1,046 2018 CMHC Average Rent Rate for Langley   

 
There are 7 buildings on the property addressed, 5464 203 Street.  The current rent levels are as 
the following: 
Majority of LLHS buildings on the Property 

 Birch, Alder, Cedar, Dogwood and Elm, total of 431 out of 584 units (74%), no longer has 
an operating agreement with BC Housing. The current rent on the door is $900/unit for 
the one-bedrooms, with tenants paying the lower of $900 or 33% of their monthly 
income. Annual increases follow Residential Tenancy Act guidelines, currently 2.5%.  

 Tenants are seniors (age of 55 or above) and/or persons with disability.   
 

Fir and Evergreen Timber 

 Fir and Evergreen Timber, total of 153 out of 584 units (26%), currently have operating 
agreement.  Maximum annual incomes are currently about $58,000 per unit.   

 For Fir, the rent level is based on 30% of their income; for Evergreen Timber, the rent 
level is based on 70% of their income as these are assisted living units (including rent 
and care services monthly) 

 Tenants are seniors (age of 55 or above) and/or persons with disability.   
 
According to BC Housing Community Housing Fund: 
New Birch 
Following BC Housing’s Community Housing Fund programming:  

 Deep subsidy – 20% of units – Rent $375/mo subsidized by BC Housing. Tenants on 
income assistance or for whom 30% of income is less than $375/mo – includes seniors 
whose only income is Old Age Security and Guaranteed Income Supplement. 

 RGI (Rent Geared to Income) – 50% of units – Tenants pay 30% of income as rent. 
Maximum annual incomes are based on HILS (Housing Income Limits), currently $51,500 
for 1-bedroom units. Average income estimated to be 70% of HILS, leading to average 
rent of $901. The actual rent level will be set before the occupancy according to the 
above standard set forwarded by BC Housing. 
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Langley Lions Housing Society 

 Moderate Income – Affordable Market Rents – 30% of units – Tenants pay 30% of 
income as rent. Maximum income established by BC Housing at $71,200 annually, as of 
2018. The rent level must be maintained at no less than CMHC Average market 
Rent.  Based on CMHC Average Market Rent, the rent would be $1,046 in 2018.  The 
actual rent level will be set before the occupancy according to the above standard set 
forwarded by BC Housing. 

 
With BC Housing’s Community Housing Fund program, more units from the new Birch will enjoy 
deep and RGI subsidies than then the old Birch (71 versus 68 units).  In addition, the new Birch 
building will provide additional 30 units to house more seniors and persons with disabilities of 
moderate income within the community.   Future LLHS rent levels will depend upon government 
or other funding availability.  The intention will always be to uphold the Society’s purpose and 
mission as has been over the past 40+ years.  
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EXPLANATORY NOTE 
 

 BYLAW NO. 3110 
 
 

 
The purpose of Bylaw No. 3110 is to authorize the discharge of Land Use 
Contracts No. 16-73 and No. 11-75 from the property located at 20355 – 54 
Avenue.  
 
The owner has applied to have Land Use Contracts No. 16-73 and No. 11-75 
discharged from the title of the property to facilitate a multiphase redevelopment 
of the Langley Lions seniors complex in accordance with a masterplan prepared 
by DYS Architecture. The proposed redevelopment will be subject to a new 
Langley Lions Seniors District Official Community Plan designation and 
Development Permit Area and a CD70 Comprehensive Development Zone.  
 
City Council has the authority to discharge a land use contract pursuant to 
Section 546 of the Local Government Act. 
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DISCHARGE OF LAND USE CONTRACTS 

NO. 16-73 AND NO. 11-75 
 

BYLAW NO. 3110 
 

 
A Bylaw to authorize the discharge of Land Use Contracts No. 16-73 and No. 11-75 
from the specified property. 

WHEREAS Land Use Contracts No. 16-73 and No. 11-75 are registered against titles 
legally described in Schedule “A”. 

AND WHEREAS the registered owners of the Lands have applied to have Land Use 
Contracts No. 16-73 and No. 11-75 discharged from title to the Lands. 

AND WHEREAS Council has the authority to discharge a land use contract pursuant to 
section 546 of the Local Government Act, 

NOW THEREFORE, the Council of the City of Langley, in open meeting assembled, 
enacts as follows: 

1. The Land Use Contracts registered in the Land Title Office under M37926 and 
K47461 are hereby discharged against the title legally described in Schedule “A” 
which is attached and forms part of this bylaw. 

2. The Mayor and Corporate Officer of the City of Langley are authorized to execute 
such documents on behalf of the City as may be necessary for the purpose 
aforesaid. 
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3. This Bylaw may be cited for all purposes as “Discharge of Land Use Contracts 
 No. 16-73 and No. 11-75 Bylaw, 2019, No. 3110”. 

READ A FIRST AND SECOND TIME this 9th day of December, 2019. 

A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” 
was held this ----- day of -------------, XXXX. 
 
READ A THIRD TIME this ------------ day of -------------, XXXX. 

FINALLY ADOPTED this -------------- of -----------, XXXX. 

 

 

 

  

__________________________ 
MAYOR 

 
  

__________________________ 
CORPORATE OFFICER 

157



BYLAW NO. 3110 
 

SCHEDULE “A” 
 
 
 

Civic Address: 20355 – 54 Avenue 
Legal Description: Lot 172 Except: Part on Plan BCP21385, District Lot 36, 

Group 2, New Westminster District, Plan 50923 
PID: 004-219-775 
Applicant: DYS Architecture 
Owner: Langley Lions Housing Society 
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