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REPORT TO 

ADVISORY PLANNING COMMISSION 

 

 
   

Subject Development Permit Application DP 06-16 

MGBA Architecture Inc.                                           

20393 Fraser Highway 

  

  File #: 6630.00 

From: Development Services Department Doc #:  

    

Date: October 3, 2016   

 

 

COMMITTEE RECOMMENDATION: 

 

That Development Permit Application DP 06-16 to accommodate a 2,142 m
2
 

(23,056 sq ft) restaurant and casino addition at 20393 Fraser Highway be 

approved subject to execution of a Development Servicing Agreement and 

compliance with the conditions outlined in the Director of Development Services 

& Economic Development’s report. 

 

 

PURPOSE OF REPORT: 
 

To consider an application for a 2,142 m
2
 (23,056 sq ft) restaurant and casino 

addition to the Cascades Casino/Coast Hotel/Convention Centre. 

 

POLICY: 

 

The subject property is currently zoned CD15 Comprehensive Development Zone 

and designated Downtown Commercial in the Official Community Plan. As such, 

the application is subject to the Downtown Commercial Development Permit 

Area Guidelines. 
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COMMENTS/ANAYLSIS: 

 

Background Information: 

 

Owner: Gateway Casinos & Entertainment Ltd. 

Civic Address: 20393 Fraser Highway 

Legal Description: Strata Lot 1, District Lots 36, 308, 309, 

Group 2, New Westminster District, Strata 

Plan BCS1615 Together with an interest in 

the common property in proportion to the 

unit entitlement of the strata lot as shown on 

Form V. 

Site Area: 37,510 m
2
 (44,430 sq ft) 

Gross Floor Area: 

 Addition: 2,142 m
2
 (23,056 sq ft) 

 Existing: 15,526 m
2
 (167,122 sq ft) 

 Total: 17,668 m
2
 (190,178 sq ft) 

Lot Coverage: 31.9 % (11,969 m
2
) 

Floor Area Ratio: 0.471 

Parking Required: 1,113 spaces (includes 62 h/c) 

Parking Provided: 738 spaces (including 37 h/c) 

Height: 2 Storeys (10.3 m) 

Exterior Finishes: Precast concrete, composite metal panels, 

wood veneer, living wall. 

Current Zoning: CD15 Comprehensive Development Zone 

OCP Designation: Downtown Commercial (Entertainment 

District) 

DCC’s: $176,240.07 (City: $157,541.65, GVSDD: 

$18,698.42) 

 

Engineering Requirements (PRELIMINARY ONLY): 

  

Additional design changes may be required upon further investigation, site 

inspections and receipt of other supporting reports and documents.  All work 

to be done to the City of Langley Subdivision and Development Bylaw, 

Standard Specifications & MMCD Standards. 
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A)  The developer is responsible for the following work which shall be designed 

and approved by a Professional Engineer: 

1. Implement erosion and sediment control measures designed and approved by 

a qualified professional in accordance with the City of Langley Watercourse 

Protection Bylaw #2518. 

2. 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 

and 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”.  

3. Additional C71P fire hydrants are required to meet bylaw and firefighting 

requirements. Hydrant locations must be approved by the City of Langley Fire 

Department. 

4. New water, sanitary and storm sewer service connections may be required for 

the site.  The developer’s engineer shall determine whether the existing 

connections are adequate for the proposed changes in use.  Should new 

services be required, the developer’s engineer shall determine the appropriate 

main tie in locations and size the connections for the necessary capacity. The 

capacity of the existing water and sewer mains shall be assessed and any 

upgrades required to service the site shall be designed and installed at the 

Developer’s expense. All abandoned existing services shall be capped at the 

main, at the Developer’s expense. 

5. 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. The proposed drive aisle from 203A Street appears to be an 

awkward maneuver for fire trucks.   Appropriate turning templates should be 

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

vehicle. 

6. The condition of the existing pavement on Fraser Highway and Glover Road 

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 
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on the existing road which is to be upgraded.  If the pavement is inadequate it 

shall be remediated, at developer’s cost.  

7. Upgrade streetscape along Fraser Highway and Glover Road frontages, as per 

the Downtown Langley Master Plan - phase 3 Public Realm Plan, including 

replacement of ornamental post top lighting and new sidewalks. Existing 

street trees along Fraser Highway and Glover Road, north of Innes Corner 

Plaza, are to be removed in order to improve sidewalk width for pedestrians.  

Fill in spaces where tree removals are required with new trees planted on-site. 

8. Register a right-of-way along Fraser Highway to account for the existing 

Translink bus shelter which is currently encroaching on private property. 

9. Register a right-of-way at 56 Avenue and entrance to casino to account for 

traffic signals, detector loops, crosswalk and ducting which are currently 

encroaching on private property. 

10. Existing unused driveway letdown along Glover Road north of Innes Corner 

Plaza shall be removed and replaced with barrier curb and gutter. 

11. Construct complete fence along property line at Locke Lane and Glover Road 

to discourage pedestrians from short cutting at the intersection. 

 

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

fees: 

 

1. A Security Deposit of 110% of the estimated offsite works, as approved by the 

Director of Engineering, Parks and Environment, will be required. 

2. 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. A deposit for storm, sanitary and water connections is required, which will be 

determined after detailed civil engineering drawings are submitted, sealed by a 

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

 

1. All survey costs and registration of documents with the Land Titles Office 

are the responsibility of the developer/owner. 

2. 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. 

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

domestic water connection immediately upon entering the building to 

provide premise isolation. 

4. 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. 

5. 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. 

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

properties, or roadways. 

7. 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”.  The current layout does not seem to provide a location for this. 

 

Development Services Comments: 

 

The proposed development would add two new restaurants (“Atlas” and “Chow”), 

and additional gaming area with washrooms on the ground floor and a roof patio 

and special occasion area above. The proposed addition projects out from the 

existing southern façade of the casino building toward Fraser Highway. The site 

plan changes dictated by the building addition require the parking lot and access 

lane to be reconfigured. Despite the loss of 35 spaces, the development will 

maintain a large parking surplus above City requirements. 

 

The building addition substitutes an attractive and animated façade and roof patio 

for a mostly blank wall, improving the casino’s engagement with Fraser Highway 

and the downtown core beyond. 
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The applicant prepared a CPTED (Crime Prevention Through Environmental 

Design) review of the proposed development and the plans submitted reflect the 

CPTED report. 

 

The proposed development complies with the CD15 Comprehensive 

Development Zone and is generally consistent with the Downtown Commercial 

(Downtown Master Plan) Development Permit Area Guidelines. 

 

Fire Department Comments: 

 

Langley City Fire-Rescue Service has reviewed the attached plans and provided 

preliminary comments to the applicant. The department will review, and make 

further comment, as the project continues to the building permit design 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 October 13, 2016 meeting. A copy of the APC minutes will be presented to 

Langley City Council at the October 17, 2016 Regular Council meeting. 

 

BUDGET IMPLICATIONS: 
 

The proposed development would contribute $157,541.65 to City Development 

Cost Charge accounts. 

 

Under existing agreements with the Province, the City of Langley receives 10% of 

the net proceeds of gaming revenue from the Cascades Casino. Thus the City 

would benefit if the proposed building additions result in any increase in gaming 

revenues. 
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ALTERNATIVES: 

 

1. Require changes to the applicant’s proposal. 

  

 

Prepared by:  

 

 
  

Gerald Minchuk, MCIP, RPP 

Director of Development Services & Economic Development 

 

RMB/ 

 

attachment 
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 DEVELOPMENT PERMIT APPLICATION DP 06-16 
 
Civic Address: 20393 Fraser Highway 
Legal Description: Strata Lot 1, District Lots 36, 308, 309, Group 2, New 

Westminster District, Strata Plan BCS1615 Together with 
an interest in the common property in proportion to the 
unit entitlement of the strata lot as shown on Form V 

Applicant: MGBA Architecture Inc. 
Owner: 7588674 Canada Inc. 
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LANGLEY ATLAS & GAMING EXPANSION

AUGUST 26, 2016
ISSUED FOR DEVELOPMENT PERMIT

Mallen Gowing Berzins Architecture Inc.
300 - 7 East 6th Avenue
Vancouver, BC V5T 1J3
Leon Viger
604.484.8285
lviger@mgba.com

ARCHITECTURAL

CLIENT

CIVIC ADDRESS:
20393 Fraser Highway
Langley, BC V3A 7N2

LEGAL ADDRESS:
PID 026-507-552
Strata Lot 1 District Lots
36,308 And 309 Group 2
New Westminster District
Strata Plan BCS1615
Together With An Interest In
The Common Property In
Proportion To The Unit
Entitlement Of The Strata Lot
As Shown On Form V

Gateway Casinos & Entertainment Limited
4331 Dominion Street
Burnaby, BC  V5G 1C7
Rob Ward
604.296.5012
rward@gatewaycasinos.com

Durante Kreuk
102 - 1637 West 5th Avenue
Vancouver, BC V6J 1N5
Dylan Chernoff
604.684.4611
dylan@dkl.bc.ca

LANDSCAPE
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Occupant

Loads

3/32" = 1'-0"

A101

Addition of:

a. Atlas Restaurant - 8 380 ft² (778.5 m²),

b. Gaming expansion - 4 220 ft² (392.5 m²), and

c. CRU - 1 615 ft² (150 m²), and

d. Special Events Rooftop Area - 8 826 ft² (820 m²).

Total Building Area Expansion = 23 045 ft² (2 141 m²).

The building addition to feature a shallow water pool and a fire wall.  New

sidewalks, curbs, reconfigured barrier free parking, and landscaping to be

included in the construction.

SCOPE OF WORK

CASINO

Licensed Areas

General Casino                 3,036 Occupants

Casino Expansion          326 Occupants

Casino Bar                                25 Occupants

Show Lounge                    309 Occupants

TOTAL LICENSED OCCUPANT LOAD   3,696

Non-Licensed Areas

Bar Area                                                     3 Staff

Stage                                             54 Staff

Kitchen                                                     17 Staff

Office                                                       28 Staff

Storage                                                    12 Staff

TOTAL NON-LICENSED OCC. LOAD           114

TOTAL LICENSED OCCUPANT LOAD BY AREA

Match Restaurant             370 Occupants

Casino Buffet                     176 Occupants

Atlas Restaurant   396 Occupants

Special Events   522 Occupants

Casino                                     3,696 Occupants

TOTAL LICENSED OCCUPANT LOAD        5,160

TOTAL STAFF  150

NOTES:

[1] Licensed smoking occupants are considered

part of General Casino occupant load.

"MATCH" RESTAURANT

Licensed Areas

Match Restaurant Liquor Primary    164 Occupants

Match Restaurant Patio                    206 Occupants

TOTAL LICENSED OCCUPANT LOAD            370

Non-Licensed Areas

Bar Area                                                        2 Staff

Kitchen                                              13 Staff

Office                                                            1 Staff

Patio Bar Area                                              1 Staff

Storage                                                         1 Staff

TOTAL NON-LICENSED OCCUPANT LOAD    18

CASINO BUFFET

Minors Permitted                             176 Occupants

TOTAL LICENSED OCCUPANT LOAD            176

Liquor Primary Smoking Patios

   Patio Liquor Primary               45 Occupants

TOTAL LICENSED SMOKING

1

                    45

WCs REQUIREMENTS

Required Provided

  M     F   M     F

Casino   15    29   19    31

Accessible (Unisex) - 2

*2 universal washrooms in hotel lobby for minors

Match    4      8    3      7

Atlas    4      8           4      8

Special Events    5      9          5      9

**4 universal reduces occupant load by 40

CRU    1      1          1      1

***2 universal reduces occupant load by 20

Universal Toilet Room - (3.7.2.2.(2))

ATLAS (minors permitted)

Licensed Areas

Atlas Restaurant                        396 Occupants

TOTAL LICENSED OCCUPANT LOAD   369

Non-Licensed Areas

Bar Area                                                     2 Staff

Kitchen                                                     12 Staff

TOTAL NON-LICENSED OCC. LOAD     14 Staff

SPECIAL EVENTS LIQUOR PRIMARY

Lounge            172 Occupants

Special Events                        350 Occupants

TOTAL LICENSED OCCUPANT LOAD   522

Non-Licensed Areas

Bar Area                                                      4 Staff

TOTAL NON-LICENSED OCC. LOAD       4 Staff

CRU - Restaurant

Restaurant              60 Occupants

Kitchen                            9 Occupants

TOTAL LICENSED OCCUPANT LOAD   522

EXIT REQUIREMENTS

Required Provided

Casino   22 546  22 546

Match     2 210    5 490

Atlas     2 416           2 745

Special Events     3 185           3 660

CRU        800           1 830

British Columbia Building Code 2012 (3.1.17)

Group A2, Assembly Occupancy

Occupant Load

13
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1

Paula Kusack

From: Paula Kusack
Sent: October-13-16 9:48 AM
To: Paula Kusack
Subject: FW: 20393 Fraser Hwy
Attachments: SKM_C224e16101214440.pdf

 

From: Moojan Azizi [mailto:mazizi@intergate.ca]  
Sent: October-12-16 2:42 PM 
To: Carolyn Mushata 
Cc: Impex 
Subject: 20393 Fraser Hwy 
 
Dear madams/sirs, in response to the application noted in the attached. On behalf of the owners of 20316 56th Ave. while we 
become redevelopment of the noted site we absolutely pose a further casino expansion. This will only exasperate the social 
issues it creates and effect in our neighbourhood, and the stigma it creates for our office and retail tenants. 
 
Regards, 
 
 

Moojan Azizi 
Impex Management Ltd. 
500-889 West Pender Street 
Vancouver, B.C., V6C 3B2 
ph: 604-688-9720 
Fax: 604-688-9725 
mazizi@intergate.ca 
 
  
CONFIDENTIALITY WARNING:   The information in this e-mail is confidential and 
privileged.  It is only for the use of the individuals or entity it is intended for.  If the 
reader of this message is not the intended recipient or the authorized agent thereof, the 
reader is hereby notified that the retention, dissemination, distribution or copying of 
this transmission is strictly prohibited.  If you have received this transmission in error 
please notify the sender immediately by return e-mail and delete all copies of the 
original message. 
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ADVISORY PLANNING  

COMMISSION REPORT 

 

To: Advisory Planning Commission   

    

Subject Development Variance Permit Application      

No. 02-16 -20508-46A Avenue 

  

  File #: 6630.00 

From: Development Services & Economic Development 

Department 

Report #: 16-036 

    

Date: October 4, 2016   

 

 

COMMITTEE RECOMMENDATION: 

 

That Development Variance Permit Application DVP 02-16 to vary the lot width in 

the RS1 Single Family Residential Zone from 16.0m to 15.4m relating to the proposed 

two-lot subdivision located at 20508-46A Avenue be approved. 

 

 

 

 

PURPOSE OF REPORT: 
 

To consider a Development Variance Permit application to vary the minimum lot 

width from 16.0m to 15.4m to accommodate one additional lot by subdivision of 

the subject property.  

 

POLICY: 
 

The City’s Development Application Procedures Bylaw requires that all 

Development Variance Permit applications be referred to the Advisory Planning 

Commission. 
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To: Advisory Planning Commission  

Date: October 4, 2016 

Subject: Development Variance Permit Application      No. 02-16 -20508-46A Avenue 

Page 2 

 

  

 

COMMENTS/ANAYLSIS: 

 

Background Information: 

 

Applicant:  H.Y. Engineering Ltd. 

Owners:  Levi Ruhl and Stephanie Paton 

Civic Address: 20508 -46A Avenue 

Legal Description: Lot 34, Except: Part Subdivided by Plan 

60426; Section 35, Township 7,     

New Westminster District Plan 27564 

 Site Area:    1,277 square metres (13,747.6 square feet) 

 Existing Zoning:   RS1 Residential Zone 

Existing Official Community Urban Residential 

Plan (OCP) Designation:  

 

Development Services Comments: 

 

The subject property is zoned RS1 Single Residential Zone and designated 

“Urban Residential” in the Official Community Plan. The RS1 Single Residential 

Zone is intended to accommodate and regulate the development of single family 

residential housing. The proposed two-lot (creating one additional lot) subdivision 

complies with the existing RS1 Zone minimum lot size requirement of 557m
2 

(5,995.69 ft
2
). Proposed Lot 1 is 638.5 m

2
 (6,872.7 ft

2
). Proposed Lot 2 is 638.7 

m
2 

(6,874.9 ft
2
).  

 

However, both of the two proposed lots do not comply with the minimum lot 

width requirement of 16m (52.5 feet). Both proposed lots have a lot width of 

15.4m (47.6 feet). Lot width means the horizontal distance between interior 

and/or exterior lot lines. Minimum lot width is an aspect of the zoning power 

pursuant to the Local Government Act and zoning regulations can only be varied 

by Development Variance Permit authorized by City Council.  

 

There are limited opportunities that exist within the City of Langley for infill 

subdivisions that comply with the current RS1 minimum lot size of 557m
2
. Staff 

support the modest lot width variance that will contribute positively to revitalize 

this neighbourhood with new investment. 

 

Also attached is the subdivision servicing requirements as part of the normal 

subdivision review process (see Attachment 1). 
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To: Advisory Planning Commission  

Date: October 4, 2016 

Subject: Development Variance Permit Application      No. 02-16 -20508-46A Avenue 

Page 3 

 

  

 

Advisory Planning Commission: 

 

In accordance with Development Application Procedures Bylaw No. 2488, the 

subject application will be reviewed by the Advisory Planning Commission at the 

October 13, 2016 meeting. A copy of the APC minutes will be presented to 

Langley City Council at the October 19, 2016 Regular Council meeting. 

 

 

BUDGET IMPLICATIONS: 
 

N.A.  

 

 

 

ALTERNATIVES: 

 

 1. Deny the applicant’s request for a Development Variance Permit. 

  

 

Prepared by:  
 

 

 

  
 

Gerald Minchuk, MCIP, RPP 

Director of Development Services 

& Economic Development/Approving Officer 

 

 

 

Attachments: 

Attachment 1: Subdivision Servicing Requirements-20508-46A Avenue 

Attachment 2: H.Y. Engineering Subdivision Application Submission 
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MINUTES OF A REGULAR COUNCIL MEETING 

 

Monday, October 3, 2016 

8:25 p.m. 

Council Chambers, Langley City Hall 

20399 Douglas Crescent 

 

Present: Mayor Schaffer 

Councillor Albrecht 

Councillor Martin 

Councillor Pachal 

Councillor Storteboom 

Councillor van den Broek 

  

Staff Present: D. Leite, Deputy Chief Administrative Officer  

G. Minchuk, Director of Development Services and Economic 

Development 

R. Bomhof, Director of Engineering, Parks and Environment 

K. Hilton, Director of Recreation, Culture and Community Services 

C. Mushata, Manager of Legislative Services 

 

1. ADOPTION OF THE MINUTES 
 

a. Regular Meeting Minutes from September 19, 2016 

 

Motion #16/174 

MOVED BY Councillor Pachal 

SECONDED BY Councillor Martin 

 

THAT the minutes of the regular meeting held on September 19, 2016 be adopted 

as circulated. 

 

CARRIED 

 

 

2. BUSINESS ARISING FROM PUBLIC HEARING 
 

a. Bylaw 2999 - Zoning Amendment Bylaw 

Third reading of a bylaw to amend City of Langley Zoning Bylaw to add a new 

Comprehensive Development Zone (CD43) (20180, 20190, 20200, 20210, 20220-

20224 – 53A). 

 

Motion #16/175 

MOVED BY Councillor Martin 

SECONDED BY Councillor Storteboom 
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THAT the bylaw cited as the “Zoning Bylaw 1996, No. 2100 Amendment No. 

131, 2016, No. 2999” be read a third time. 

 

BEFORE THE QUESTION WAS CALLED 

 

Councillor Albrecht advised the Advisory Planning Commission is supportive of 

the application and the developer has included many new features since the 

development was originally presented. 

 

In response to questions, the developer advised approximately 30% of the parking 

spaces will be for small cars.  There is no green space on the site but there is 2200 

square feet of amenity space contained within the building. 

 

In response to questions, the Director of Development Services and Economic 

Development advised of the difference between low, medium and high density 

residential multi-family development.  He also advised the Official Community 

Plan is reviewed and updated on a regular basis. 

 

THE QUESTION WAS THEN PUT AND  

 

CARRIED with Councillor van den Broek opposed.  

 

b. Bylaw 2998 - Zoning Amendment Bylaw 

Third reading of a bylaw to amend the City of Langley Zoning Bylaw to add a 

new Comprehensive Development Zone (CD42). (19660, 19674 and 19680 -55A 

Avenue) 

 

Motion #16/176 

MOVED BY Councillor Albrecht 

SECONDED BY Councillor Martin 

 

THAT the bylaw cited as the “Zoning Bylaw 1996, No. 2100 Amendment No. 

130, 2016, No. 2998” be read a third time. 

 

BEFORE THE QUESTION WAS CALLED 

 

In response to questions, the developer advised there is a screening fence 

proposed but it is not a noise attenuation fence.  Most of the patios will contain 

trees to help address privacy issues toward the south.  He advised there will be 

privacy fence installed on top of the retaining wall and the laneway drainage issue 

will be addressed as needed. 

 

Councillor Pachal stated traffic calming and parking issues are beyond this 

application and need to be addressed in this area.  He believes the on-site parking 

provided through the application is sufficient for the number of proposed units. 
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Councillor Albrecht stated the Advisory Planning Commission endorsed the 

application but did question why the density was not higher to which the 

developer replied they felt this provided a nicer transition.  A future connector to 

55A Avenue needs to be considered. 

 

Councillor Storteboom requested Engineering investigate the issues raised about 

the stability of the laneway.  He would support deferring this item and sitting 

down with residents of Huntsfield Green to discuss their concerns but suggested 

bylaw enforcement be increased in this area. 

 

In response to a question, the Director of Engineering, Parks and Environment 

advised the laneway and the retaining wall will be reviewed, designed and 

constructed to address any issues. 

 

Councillor Martin stated there does appear to be an increase on traffic on 198th 

Street since the overpasses were constructed.  Bylaw enforcement needs to be 

increased in this area. 

 

Mayor Schaffer queried how the parkland is currently being utilized.  He 

commended the developer for reducing the development on this property as it 

could have been much higher 

 

CARRIED with Councillor van den Broek opposed.  

 

 

3. BUSINESS ARISING FROM COMMITTEE OF THE WHOLE 
 

a. Bylaw 2997 - Financial Plan Amendment 

Final reading of a bylaw to amend the Financial Plan for 2015 - 2019. 

 

Motion #16/177 

MOVED BY Councillor Martin 

SECONDED BY Councillor Storteboom 

 

THAT the bylaw cited as “Financial Plan 2015-2019 Bylaw, 2015, No. 2951, 

Amendment No. 4 Bylaw, 2997” be read a final time. 

 

CARRIED 

 

 

4. MAYOR’S REPORT 
 

a. Upcoming Meetings 

Regular Council Meeting – October 17, 2016 

Regular Council Meeting – November 7, 2016 - Televised 
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b. Metro Vancouver Update - Councillor Storteboom 

 Langley City Council has received the most recent Metro Vancouver Report 

from the Chair. At the Metro Directors Meetings held on Friday, Sept.23, 

2016 topics included a review of federal gas funding, a review of Metro fleet 

planning and acquisition, a commitment to developing an Ecological Health 

Plan, opening a conversation with the BC Minister of Community Sport and 

Cultural Development and the Minister of Agriculture requesting farm 

property tax reform for the Metro Vancouver region in keeping with a White 

Paper and report titled, “Encouraging Agricultural Production through Farm 

Property Tax Reform in Metro Vancouver” for greater and more practical 

efficiencies in using agricultural lands, awarding & renewing of land use 

agreements, updating personnel appointments and attending various closed 

sessions. 

 Please be advised of the next scheduled Council of Councils Meeting is for 

Saturday, Oct. 22, 2016 at a location to be determined, 

 Council is invited to attend the upcoming Zero Waste Conference that is 

scheduled for Thursday, November 3, 2016 at the Vancouver Convention 

Centre. 

 

c. Tourism Langley Update - Councillor Martin 

 The priority for staff remains in preparing all requirements are in place for the 

MRDT renewal. The City of Langley repeal date is July 1, 2017 and as a 

result, all pertinent documentation including support from the City Langley 

accommodation sector must be received by the Ministry of Finance and 

Destination BC by December 31st. This includes signatures in support of 

renewal from a minimum of 51% of the number of properties and 51% of the 

number of rooms from the City of Langley. As of today, that goal has been 

met in the City of Langley. Tourism Langley has been working closely with 

Gerald Minchuk in preparation of their scheduled presentation to Council on 

November 7th, including the request for a bylaw renewal to be effective for 

another five year period.  

 September has also been extremely busy for staff with the ad sales of two 

publications that will be printed for early 2017 distribution. The annual 

visitor’s guide and the 3rd and revised edition of the Artisan Food & Wine 

Guide. Ad sales will be wrapping up for both publications by mid October. 

Support from Langley businesses has been most favorable. 

 The organization has also ensured their 4th quarter marketing strategies and 

tactics are in place. This includes the launch of the new “Pause” campaign 

which will be mainly driven through social media advertising and 

complimented by some traditional advertising. Over the course of the next 

couple of months you may see increased awareness to Langley in publications 

such as this winter’s edition of the Westjet magazine, increased advertising in 

Washington State and Oregon and advertising at the Abbotsford International 

airport. 
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 Tourism Langley continues to strengthen alliances and build partnerships in 

sport tourism. Last week, they were instrumental in developing overnight stay 

packages with the Coast Cascades and the Vancouver Giants – a package that 

will ensure increased business to the City of Langley services. 

 

d. Engineering Update 

Rick Bomhof, Director of Engineering, Parks and Environment 

  

The Director of Engineering, Park and Environment stated: 

 The City received a $10,000 grant to complete Water and Sewer Master Plans  

 The City also received a federal/provincial grant for $2,988,000 for the 56
th

  

Avenue Roadwork and Utility Replacement 

 Games tables have been installed at Douglas Park; fitness equipment will soon 

be installed around the pathway. 

 The pedestrian bridge at Al Anderson Memorial Pool has been replaced with a 

metal structure. 

 The watermain was replaced on 51
st
 Avenue east of 208

th
 Street through the 

walkway; repaving is scheduled for October but is weather dependent. 

 

In response to questions, the Director of Engineering, Parks and Environment 

stated he will investigate the bridge deck surface at the pool to ensure a non-slip 

surface was installed. 

  

e. Recreation Update 

Kim Hilton, Director of Recreation, Culture and Community Services 

  

The Director of Recreation, Culture and Community Services stated: 

 Fall Harvest Exhibit is currently on display on the first floor of City Hall. 

 Haunted Maze is October  

 Saturday, November 19 is an excursion to the Extreme Air Park. 

 New wheelchair sports and activities programs; turnout has been great thus 

far. 

 Drop-in volleyball is ongoing. 

 Home Alone Program is offered for children aged 10 years and older. 

 Badminton Court Rentals are available for 45 minute sessions. 

 Childminding has been expanded at the Timms Community Centre during 

various hours. 

 Babysitter Training is also offered for 11 to 16 year olds. 

 Cardio Kick and Core is Thursdays 5:15 to 6:15 pm at Timms Community 

Centre 

 Barre Strength & Balance is Tuesdays from 11:00 am to noon at Timms. 

 Watercolour Painting Class is Thursdays from 1:00 to 3:00 pm. 

 Youth night is offered Sautrday evenings from 7:00 to 10:00 pm at Timms. 
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f. UBCM Debrief - Mayor and Council 

 Mayor Schaffer advised the City’s resolution respecting commercial truck 

permitting passed however, the resolution respecting varied residential tax 

rates did not.  He further advised the City has been able to obtain significant 

grants for a City the size of Langley. 

 Councillor Pachal noted there was significant discussion around the issue of 

homelessness which is a common challenge in municipalities throughout the 

province. 

 Councillor Martin stated she particularly enjoyed the forums discussing 

density in urban areas which the City of Langley has already done.  She 

advised there were also many good discussions surrounding the issue of 

homelessness. 

 Councillor Storteboom stated the conference was very educational and it was 

interesting to learn of challenges experienced by other municipalities. 

 Councillor Albrecht noted he found it interesting to learn what other 

communities have tried, what has been successful and what has not.   

g. Neighbourhood Meetings - Mayor Schaffer 

 

Meeting #1 - Nicomekl & Douglas Neighbourhood: Wednesday, October 5, 2016 

from 6pm-8pm at Nicomekl Elementary School 

 

Meeting #2 - Simonds & Blacklock Neighbourhoods: Wednesday, October 11, 

2016 from 6pm - 8pm at HD Stafford Middle School 

 

Meeting #3 - Uplands & Alice Brown Neighbourhoods: Wednesday, October 19 

from 6pm - 8pm at Alice Brown Elementary School 

 

 

5. BYLAWS 
 

a. Bylaw 2964 

First, second and third reading of a bylaw to close the road behind 20797 Langley 

Bypass. 

 

Motion #16/178 

MOVED BY Councillor Pachal 

SECONDED BY Councillor van den Broek 

 

THAT the bylaw cited as the “Road Closure Bylaw No. 2964, 2016” be read a 

first time. 

 

THAT the bylaw cited as the “Road Closure Bylaw No. 2964, 2016” be read a 

second time. 
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THAT the bylaw cited as the “Road Closure Bylaw No. 2964, 2016” be read a 

third time. 

 

CARRIED 

 

 

6. ADJOURNMENT 
 

Motion #16/179 

MOVED BY Councillor van den Broek 

SECONDED BY Councillor Storteboom 

 

That the meeting be adjourned at 9:34 pm. 

 

 

 

 

_________________________ 

MAYOR 

 

_________________________ 

CORPORATE OFFICER 
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MINUTES OF A PUBLIC HEARING MEETING 

 

Monday, October 3, 2016 

7:00 p.m. 

Council Chambers, Langley City Hall 

20399 Douglas Crescent 

 

Present: Mayor Schaffer 

Councillor Albrecht 

Councillor Martin 

Councillor Pachal 

Councillor Storteboom 

Councillor van den Broek 

  

Staff Present: D. Leite, Deputy Chief Administrative Officer 

G. Minchuk, Director of Development Services and Economic 

Development 

R. Bomhof, Director of Engineering, Parks and Environment 

K. Hilton, Director of Recreation, Culture and Community Services 

C. Mushata, Manager of Legislative Services 

 

1. CALL TO ORDER 

Mayor Schaffer calls the Public Hearing to order. 

 

Mayor Schaffer read a statement regarding the procedure to be followed for the Public 

Hearing.  

 

The Corporate Officer advised that one letter was received for Bylaw 2998 expressing 

concern about the proposed laneway. 

2. BUSINESS 

a. Bylaw 2999 - Zoning Amendment Bylaw 

20180, 20190, 20200, 20210, 20220 – 53A Avenue 

 

The Mayor invited Lukas Wykpis, Keystone Architecture and Joel McGovern, 

owner, to provide an overview of the proposed project.  

 

The Mayor invited those in attendance who deem their interest in property 

affected by the proposed bylaw and development permit to present their 

comments. 

Mr. Bill Yeung, 20226 53A Avenue, stated: 
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• He owns the property directly east of the development and supports the 

development. 

In response to questions, Mr. Wykpis stated: 

• The fencing will be aluminum guard rail 3 1/2 feet tall. 

• There will be landscaping on the top of the parkade to help screen the lower 

units from neighbouring properties. 

 

Ms. Susan Yu, 20189 53
rd

 Avenue, stated: 

• She believes they are going to lose their privacy as a result of this 

development. 

• Their house shakes everyday as a result of the development being constructed 

next door at 20175 53
rd

 Avenue. 

• She has experienced problems exiting her property as a result of the increased 

traffic on the street. 

  

Ms. Stephanie Strachan, 20277 53
rd

 Avenue, stated: 

• She is concerned a traffic hazard will be created with the extra traffic created 

from this development and other developments accessing the laneway, 

 

A gentleman declining to provide his name and address reminded Council of the 

Constitution, the Interpretation Act and the Local Government Act as they pertain 

to public hearings and stated he is opposed to the bylaw as if approved, it will 

advance the private interests over those of the public. 

In response to questions, the Director of Development Services and Economic 

Development stated the developers are aware of the issues affecting surrounding 

property owners and advised they will be required to adhere to the noise bylaw 

related to construction and encouraged the property owners to document any 

damage that may occur through neighbouring developments.  To address safety 

issues in the laneway, the applicant has been required to dedicate additional 

laneway for widening and provide additional corner truncation. 

  

b. Bylaw 2998 - Zoning Amendment Bylaw 

19660, 19674, 19680 55A Avenue 

 

The Mayor invited Fred Adab, Architect of F. Adab Architects, Ruchir Dhall, 

Landscape Architect of Bent Picture Design Group and Irwin Radinovic, Civil 

Engineer of HY Engineering, to present the proposed development. 

 

The Mayor invited those in attendance who deem their interest in property 

affected by the proposed bylaw and development permit to present their 

comments. 
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Mr. K. and Mrs. H. Green, #58-19649 53
rd

 Avenue, stated: 

• They have put two ideas forward to Council regarding the laneway and 

wondered questioned whether the laneway will be completed constructed or 

end at the end of the proposed development. 

• They cannot afford a levy to replace one third of the retaining wall and 

questioned who will pay for it. 

• They believe there may also be a safety issue where the pressure will be 

applied at the open end of the retaining wall. 

• They questioned why this 19 unit complex cannot exit out onto 55A Avenue 

rather than the laneway.  The noise will affect the quality of their lifestyles 

and will have negative financial impact on their property. 

• This is a driving community; the nearest grocery store is 2 kilometres from 

their homes. 

• She will not be able to continue to live there if she has traffic running 13 feet 

from her bedroom window. 

• She requested adjustments be made to the development to address their 

concerns which are outlined in their written submission. 

 

The Director of Engineering, Parks and Environment stated the laneway will stop 

short of 196 Street as there are other properties yet to be developed that will need 

to contribute to the construction.  He also advised the design of the retaining wall 

will be built to proper design standards with the information available and would 

not be left in a precarious position. 

The Director of Development Services and Economic Development stated the 

Official Community Plan (the OCP) states laneways should be used for vehicular 

access where possible and there is a proposed hammerhead turnaround at the 

western edge of the subject property.  Emergency personnel have reviewed the 

proposal and support the access.  The OCP is a guide for community development 

in the City and is reviewed on a regular basis.  Significant amendments have 

recently been made to parent bylaw to reflect changes to the plan.  This area was 

earmarked for developed in 1985. 

Mr. Paul Fitzgerald, #1-19752 55A Avenue, stated: 

• He provided a written submission which was circulated to Council. 

• He purchased his unit in the Marquis six months ago. 

• He is journeyman pipefitter and built many townhouse and condo 

developments. 

• This is not a 19 unit townhouse complex; it is an 80 unit complex with one 

exit.  He does not understand how this can be approved from the standpoint of 

safety. 

• He circulated pictures of vehicles blocking the views north and south along 

198
th

 Street. 
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• Vehicles parked in front of the daycare on 198th Street block the views of 

traffic on a regular basis; he requested a traffic light be installed at the 

intersection of 198 Street and 55A Avenue. 

• Egress from the neighbourhood in the event of an emergency will be a 

disaster; an additional access from 55A Avenue through to the laneway 

between the 28 and 19 unit complexes should be required. 

 

Mr. Lloyd Lemky, #26-19649 53 Avenue, stated: 

• He is a resident of Huntsfield Green and the lane on 55A is very unstable as 

there are two artesian wells located there which have flooded their backyards; 

the laneway will not be able to handle heavy traffic. 

• The traffic  and parking on 198 Street needs to be addressed from the 

perspective of safety.  

 

Mr. and Mrs. Lee, 19650 55A Avenue, stated: 

• They reside directly west of the development; there is a significant grade 

difference between their property and the subject property and questioned 

how it will be addressed through the development. 

• He is concerned the green spaces on the rooftops will significantly impact 

their privacy. 

• The issue of speeding on 198 Street needs to be addressed; additionally there 

is no school speed limit signage surrounding the Montessori School to direct 

drivers to slow them down. 

• Traffic issues limiting the view of oncoming traffic have been compounded 

with the recent development; they cannot exit their development without 

entering the roadway. 

• Their natural light into their home will be significantly decreased due to the 

height of the proposed development. 

**************************************************************************************** 

8:18 pm – Councillors van den Broek and Pachal left the meeting.  Councillor Pachal returned to the meeting 
at 8:20 pm; Councillor van den Broek returned to the meeting at 8:21 pm 

*************************************************************************************** 

 A gentleman declining to provide his name and address stated the private 

interests will be advanced as a result of the development and will override the 

public interests.  

 Ms. M. Fisher, 5475 201 Street, Chair of AAA Senior Housing, stated: 

• They are concerned with affordable, accessible housing for seniors and she 

does not believe any of this proposed housing will be made available to low-

income residents. 

• She asked whether some consideration could be given to creating an 

affordable housing fund to housing for seniors in the City. 
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In response, Mayor Schaffer advised 35% of the housing stock in the City of 

Langley is affordable housing and 7% is subsidized.   

  

3. MOTION TO CLOSE PUBLIC HEARING 

Motion #16/173 

MOVED BY Councillor Storteboom 

SECONDED BY Councillor Pachal 

To close the Public Hearing at 8:24 pm. 

CARRIED 

 

 

 

_________________________ 

MAYOR 

 

_________________________ 

CORPORATE OFFICER 
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CITY OF LANGLEY 

"The Place to Be!" 

 

MOTION 
 

 

 

THAT Development Permit Application DP 06-16 to accommodate a 2,142 m2 (23,056 sq ft) 

restaurant and casino addition at 20393 Fraser Highway be approved subject to execution of a 

Development Servicing Agreement and compliance with the conditions outlined in the Director 

of Development Services & Economic Development’s report. 
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REPORT TO 

ADVISORY PLANNING COMMISSION 

 

 
   

Subject Development Permit Application DP 06-16 

MGBA Architecture Inc.                                           

20393 Fraser Highway 

  

  File #: 6630.00 

From: Development Services Department Doc #:  

    

Date: October 3, 2016   

 

 

COMMITTEE RECOMMENDATION: 

 

That Development Permit Application DP 06-16 to accommodate a 2,142 m
2
 

(23,056 sq ft) restaurant and casino addition at 20393 Fraser Highway be 

approved subject to execution of a Development Servicing Agreement and 

compliance with the conditions outlined in the Director of Development Services 

& Economic Development’s report. 

 

 

PURPOSE OF REPORT: 
 

To consider an application for a 2,142 m
2
 (23,056 sq ft) restaurant and casino 

addition to the Cascades Casino/Coast Hotel/Convention Centre. 

 

POLICY: 

 

The subject property is currently zoned CD15 Comprehensive Development Zone 

and designated Downtown Commercial in the Official Community Plan. As such, 

the application is subject to the Downtown Commercial Development Permit 

Area Guidelines. 
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COMMENTS/ANAYLSIS: 

 

Background Information: 

 

Owner: Gateway Casinos & Entertainment Ltd. 

Civic Address: 20393 Fraser Highway 

Legal Description: Strata Lot 1, District Lots 36, 308, 309, 

Group 2, New Westminster District, Strata 

Plan BCS1615 Together with an interest in 

the common property in proportion to the 

unit entitlement of the strata lot as shown on 

Form V. 

Site Area: 37,510 m
2
 (44,430 sq ft) 

Gross Floor Area: 

 Addition: 2,142 m
2
 (23,056 sq ft) 

 Existing: 15,526 m
2
 (167,122 sq ft) 

 Total: 17,668 m
2
 (190,178 sq ft) 

Lot Coverage: 31.9 % (11,969 m
2
) 

Floor Area Ratio: 0.471 

Parking Required: 1,113 spaces (includes 62 h/c) 

Parking Provided: 738 spaces (including 37 h/c) 

Height: 2 Storeys (10.3 m) 

Exterior Finishes: Precast concrete, composite metal panels, 

wood veneer, living wall. 

Current Zoning: CD15 Comprehensive Development Zone 

OCP Designation: Downtown Commercial (Entertainment 

District) 

DCC’s: $176,240.07 (City: $157,541.65, GVSDD: 

$18,698.42) 

 

Engineering Requirements (PRELIMINARY ONLY): 

  

Additional design changes may be required upon further investigation, site 

inspections and receipt of other supporting reports and documents.  All work 

to be done to the City of Langley Subdivision and Development Bylaw, 

Standard Specifications & MMCD Standards. 
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A)  The developer is responsible for the following work which shall be designed 

and approved by a Professional Engineer: 

1. Implement erosion and sediment control measures designed and approved by 

a qualified professional in accordance with the City of Langley Watercourse 

Protection Bylaw #2518. 

2. 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 

and 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”.  

3. Additional C71P fire hydrants are required to meet bylaw and firefighting 

requirements. Hydrant locations must be approved by the City of Langley Fire 

Department. 

4. New water, sanitary and storm sewer service connections may be required for 

the site.  The developer’s engineer shall determine whether the existing 

connections are adequate for the proposed changes in use.  Should new 

services be required, the developer’s engineer shall determine the appropriate 

main tie in locations and size the connections for the necessary capacity. The 

capacity of the existing water and sewer mains shall be assessed and any 

upgrades required to service the site shall be designed and installed at the 

Developer’s expense. All abandoned existing services shall be capped at the 

main, at the Developer’s expense. 

5. 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. The proposed drive aisle from 203A Street appears to be an 

awkward maneuver for fire trucks.   Appropriate turning templates should be 

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

vehicle. 

6. The condition of the existing pavement on Fraser Highway and Glover Road 

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 
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on the existing road which is to be upgraded.  If the pavement is inadequate it 

shall be remediated, at developer’s cost.  

7. Upgrade streetscape along Fraser Highway and Glover Road frontages, as per 

the Downtown Langley Master Plan - phase 3 Public Realm Plan, including 

replacement of ornamental post top lighting and new sidewalks. Existing 

street trees along Fraser Highway and Glover Road, north of Innes Corner 

Plaza, are to be removed in order to improve sidewalk width for pedestrians.  

Fill in spaces where tree removals are required with new trees planted on-site. 

8. Register a right-of-way along Fraser Highway to account for the existing 

Translink bus shelter which is currently encroaching on private property. 

9. Register a right-of-way at 56 Avenue and entrance to casino to account for 

traffic signals, detector loops, crosswalk and ducting which are currently 

encroaching on private property. 

10. Existing unused driveway letdown along Glover Road north of Innes Corner 

Plaza shall be removed and replaced with barrier curb and gutter. 

11. Construct complete fence along property line at Locke Lane and Glover Road 

to discourage pedestrians from short cutting at the intersection. 

 

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

fees: 

 

1. A Security Deposit of 110% of the estimated offsite works, as approved by the 

Director of Engineering, Parks and Environment, will be required. 

2. 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. A deposit for storm, sanitary and water connections is required, which will be 

determined after detailed civil engineering drawings are submitted, sealed by a 

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

 

1. All survey costs and registration of documents with the Land Titles Office 

are the responsibility of the developer/owner. 

2. 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. 

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

domestic water connection immediately upon entering the building to 

provide premise isolation. 

4. 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. 

5. 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. 

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

properties, or roadways. 

7. 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”.  The current layout does not seem to provide a location for this. 

 

Development Services Comments: 

 

The proposed development would add two new restaurants (“Atlas” and “Chow”), 

and additional gaming area with washrooms on the ground floor and a roof patio 

and special occasion area above. The proposed addition projects out from the 

existing southern façade of the casino building toward Fraser Highway. The site 

plan changes dictated by the building addition require the parking lot and access 

lane to be reconfigured. Despite the loss of 35 spaces, the development will 

maintain a large parking surplus above City requirements. 

 

The building addition substitutes an attractive and animated façade and roof patio 

for a mostly blank wall, improving the casino’s engagement with Fraser Highway 

and the downtown core beyond. 
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The applicant prepared a CPTED (Crime Prevention Through Environmental 

Design) review of the proposed development and the plans submitted reflect the 

CPTED report. 

 

The proposed development complies with the CD15 Comprehensive 

Development Zone and is generally consistent with the Downtown Commercial 

(Downtown Master Plan) Development Permit Area Guidelines. 

 

Fire Department Comments: 

 

Langley City Fire-Rescue Service has reviewed the attached plans and provided 

preliminary comments to the applicant. The department will review, and make 

further comment, as the project continues to the building permit design 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 October 13, 2016 meeting. A copy of the APC minutes will be presented to 

Langley City Council at the October 17, 2016 Regular Council meeting. 

 

BUDGET IMPLICATIONS: 
 

The proposed development would contribute $157,541.65 to City Development 

Cost Charge accounts. 

 

Under existing agreements with the Province, the City of Langley receives 10% of 

the net proceeds of gaming revenue from the Cascades Casino. Thus the City 

would benefit if the proposed building additions result in any increase in gaming 

revenues. 
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ALTERNATIVES: 

 

1. Require changes to the applicant’s proposal. 

  

 

Prepared by:  

 

 
  

Gerald Minchuk, MCIP, RPP 

Director of Development Services & Economic Development 

 

RMB/ 

 

attachment 
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 DEVELOPMENT PERMIT APPLICATION DP 06-16 
 
Civic Address: 20393 Fraser Highway 
Legal Description: Strata Lot 1, District Lots 36, 308, 309, Group 2, New 

Westminster District, Strata Plan BCS1615 Together with 
an interest in the common property in proportion to the 
unit entitlement of the strata lot as shown on Form V 

Applicant: MGBA Architecture Inc. 
Owner: 7588674 Canada Inc. 
 

 

71



LANGLEY ATLAS & GAMING EXPANSION

AUGUST 26, 2016
ISSUED FOR DEVELOPMENT PERMIT

Mallen Gowing Berzins Architecture Inc.
300 - 7 East 6th Avenue
Vancouver, BC V5T 1J3
Leon Viger
604.484.8285
lviger@mgba.com

ARCHITECTURAL

CLIENT

CIVIC ADDRESS:
20393 Fraser Highway
Langley, BC V3A 7N2

LEGAL ADDRESS:
PID 026-507-552
Strata Lot 1 District Lots
36,308 And 309 Group 2
New Westminster District
Strata Plan BCS1615
Together With An Interest In
The Common Property In
Proportion To The Unit
Entitlement Of The Strata Lot
As Shown On Form V

Gateway Casinos & Entertainment Limited
4331 Dominion Street
Burnaby, BC  V5G 1C7
Rob Ward
604.296.5012
rward@gatewaycasinos.com

Durante Kreuk
102 - 1637 West 5th Avenue
Vancouver, BC V6J 1N5
Dylan Chernoff
604.684.4611
dylan@dkl.bc.ca

LANDSCAPE
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PARKING DATA: PARKADE: Parking Provided    Regular H/C     Small  Total Regular H/C     Small  Total H/C     Small  Total     Small  Total Total Level 1      51  14  22   87   51  14  22   87 14  22   87 22   87  87 Level 2     115   0  22  137  115   0  22  137  0  22  137 22  137 137 Level 3     115   0  22  137  115   0  22  137  0  22  137 22  137 137 Level 4     105   0  25  130  105   0  25  130  0  25  130 25  130 130 Total all levels (unchanged)  386  14  91  491  386  14  91  491 14  91  491 91  491 491 SITE PARKING SUMMARY: Parking Provide   Existing    New    Existing    New      New    Lot A      49 Spaces  Unchanged  49 Spaces  Unchanged Unchanged Lot B     105 Spaces  Unchanged 105 Spaces  Unchanged Unchanged Lot C     214 Spaces  179 Spaces 214 Spaces  179 Spaces 179 Spaces Lot D     138 Spaces  136 Spaces 138 Spaces  136 Spaces 136 Spaces Lot E     151 Spaces  150 Spaces 151 Spaces  150 Spaces 150 Spaces Total        657 Spaces  619 Spaces (-38 spaces)     657 Spaces  619 Spaces (-38 spaces) 657 Spaces  619 Spaces (-38 spaces) 619 Spaces (-38 spaces) TOTAL PARKING PROVIDED: 491 + 620 = 1 111 Spaces PARKING REQUIREMENTS: (ZONING BY-LAW 1996, No. 2100 - Consolidated as of July 31, 2016) Required Liquor Primary  = 3/93 m   ((1342.6 / 93) X 3  =  44    = 3/93 m   ((1342.6 / 93) X 3  =  44    2((1342.6 / 93) X 3  =  44    =  44    Food Primary  = 3/93 m   ((976.7 / 93) X 3   =  32 = 3/93 m   ((976.7 / 93) X 3   =  32 2((976.7 / 93) X 3   =  32 =  32 Gaming Activity = 1/10 m²  (3 429.52 / 10)   = 343 = 1/10 m²  (3 429.52 / 10)   = 343 (3 429.52 / 10)   = 343 = 343 Convention  = 1/10 m²  (2 415 / 10)   = 242 = 1/10 m²  (2 415 / 10)   = 242 (2 415 / 10)   = 242 = 242 Hotel   = 1/Hotel room + 1/3 Staff (77 + Staff)  =  77   = 1/Hotel room + 1/3 Staff (77 + Staff)  =  77   (77 + Staff)  =  77   =  77   Total    738 + staff     738 + staff   1 110 (provided) - 738 (required) = up to 372 staff parking spaces (1 116 staff) HANDICAP REQUIREMENTS: (5% of total parking) Required: 37 Provided: 60       
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ADDITION AND
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Occupant

Loads

3/32" = 1'-0"

A101

Addition of:

a. Atlas Restaurant - 8 380 ft² (778.5 m²),

b. Gaming expansion - 4 220 ft² (392.5 m²), and

c. CRU - 1 615 ft² (150 m²), and

d. Special Events Rooftop Area - 8 826 ft² (820 m²).

Total Building Area Expansion = 23 045 ft² (2 141 m²).

The building addition to feature a shallow water pool and a fire wall.  New

sidewalks, curbs, reconfigured barrier free parking, and landscaping to be

included in the construction.

SCOPE OF WORK

CASINO

Licensed Areas

General Casino                 3,036 Occupants

Casino Expansion          326 Occupants

Casino Bar                                25 Occupants

Show Lounge                    309 Occupants

TOTAL LICENSED OCCUPANT LOAD   3,696

Non-Licensed Areas

Bar Area                                                     3 Staff

Stage                                             54 Staff

Kitchen                                                     17 Staff

Office                                                       28 Staff

Storage                                                    12 Staff

TOTAL NON-LICENSED OCC. LOAD           114

TOTAL LICENSED OCCUPANT LOAD BY AREA

Match Restaurant             370 Occupants

Casino Buffet                     176 Occupants

Atlas Restaurant   396 Occupants

Special Events   522 Occupants

Casino                                     3,696 Occupants

TOTAL LICENSED OCCUPANT LOAD        5,160

TOTAL STAFF  150

NOTES:

[1] Licensed smoking occupants are considered

part of General Casino occupant load.

"MATCH" RESTAURANT

Licensed Areas

Match Restaurant Liquor Primary    164 Occupants

Match Restaurant Patio                    206 Occupants

TOTAL LICENSED OCCUPANT LOAD            370

Non-Licensed Areas

Bar Area                                                        2 Staff

Kitchen                                              13 Staff

Office                                                            1 Staff

Patio Bar Area                                              1 Staff

Storage                                                         1 Staff

TOTAL NON-LICENSED OCCUPANT LOAD    18

CASINO BUFFET

Minors Permitted                             176 Occupants

TOTAL LICENSED OCCUPANT LOAD            176

Liquor Primary Smoking Patios

   Patio Liquor Primary               45 Occupants

TOTAL LICENSED SMOKING

1

                    45

WCs REQUIREMENTS

Required Provided

  M     F   M     F

Casino   15    29   19    31

Accessible (Unisex) - 2

*2 universal washrooms in hotel lobby for minors

Match    4      8    3      7

Atlas    4      8           4      8

Special Events    5      9          5      9

**4 universal reduces occupant load by 40

CRU    1      1          1      1

***2 universal reduces occupant load by 20

Universal Toilet Room - (3.7.2.2.(2))

ATLAS (minors permitted)

Licensed Areas

Atlas Restaurant                        396 Occupants

TOTAL LICENSED OCCUPANT LOAD   369

Non-Licensed Areas

Bar Area                                                     2 Staff

Kitchen                                                     12 Staff

TOTAL NON-LICENSED OCC. LOAD     14 Staff

SPECIAL EVENTS LIQUOR PRIMARY

Lounge            172 Occupants

Special Events                        350 Occupants

TOTAL LICENSED OCCUPANT LOAD   522

Non-Licensed Areas

Bar Area                                                      4 Staff

TOTAL NON-LICENSED OCC. LOAD       4 Staff

CRU - Restaurant

Restaurant              60 Occupants

Kitchen                            9 Occupants

TOTAL LICENSED OCCUPANT LOAD   522

EXIT REQUIREMENTS

Required Provided

Casino   22 546  22 546

Match     2 210    5 490

Atlas     2 416           2 745

Special Events     3 185           3 660

CRU        800           1 830

British Columbia Building Code 2012 (3.1.17)

Group A2, Assembly Occupancy

Occupant Load

76
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9.  NO MEASUREMENTS ARE TO BE TAKEN DIRECTLY FROM THIS DRAWING. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS ON SITE.

Cascades Casino Expansion – Detail

325 Railway Street
Vancouver BC V6A 1A4
604 734 0791 tel
604 734 8613 fax

letterboxdesign.com

ATLAS SITE PLAN – DETAIL
SCALE: NTS
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PROJECT

Cascades Casino, Langley – Development Permit 18.08.16 25.08.16 -

DRAWING

DATE DD.MM.YY REVISED PROJECT NO. DRAWING NO.

NOTES
1.  ALL FINAL WORKING DRAWINGS AND SHOP DRAWINGS TO BE PROVIDED BY THE SIGNAGE CONTRACTOR FOR APPROVAL BY LETTERBOX DESIGN GROUP, PRIOR TO FABRICATION, 
 TOGETHER WITH PAINT AND MATERIAL SAMPLES.
2.  ALL CONSTRUCTION AND MUNICIPAL PERMITS TO BE OBTAINED BY SIGNAGE CONTRACTOR.
3.  ALL SIGNAGE MUST MEET LOCAL AND GENERAL ELECTRICAL AND MECHANICAL REQUIREMENTS AND SAFETY CODES.
4.  ENGINEERING DRAWINGS AND APPROVALS ARE THE RESPONSIBILITY OF THE SIGNAGE CONTRACTOR.
5.  ALL SIGNAGE MUST MEET STRUCTURAL AND LONGEVITY REQUIREMENTS.
6.  NO ALTERATIONS OR AMENDMENTS TO THE DESIGN SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF LETTERBOX DESIGN GROUP.
7.  CONTRACTUAL COMMITMENTS WILL BE MADE BETWEEN THE OWNERS OR OWNER’S CONTRACTOR.
8.  LETTERBOX DESIGN GROUP ACTS AS DESIGN CONSULTANTS ON BEHALF OF THE OWNERS OR OWNER’S REPRESENTATIVES AND ITS LIABILITIES THEREFORE ARE RESTRICTED TO CONCEPTUAL ASPECTS ONLY.
9.  NO MEASUREMENTS ARE TO BE TAKEN DIRECTLY FROM THIS DRAWING. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS ON SITE.

Cascades Casino Expansion – South Elevation

325 Railway Street
Vancouver BC V6A 1A4
604 734 0791 tel
604 734 8613 fax

letterboxdesign.com

SOUTH ELEVATION
SCALE: 1:225

A

CASCADES CASINO IDENTIF ICATION – DETAIL
SCALE: 1:50

B

 LEVEL 1

 LEVEL 3

HOTEL / CASINO

CASINO 

33 33

EL.= 56.07'

EL.= 37.07'

Atlas Steak + Fish
Identification (south)
(see G2.1 for sign details)

Atlas Steak + Fish
Identification (west)

Rendering of Atlas Steak + Fish restaurant (south elevation)

Chow Lucky Noodle Bar
Identification (east)
(see G3.0 east elevation)

Cascades Casino
Langley (new location)

Chow Lucky Noodle Bar
Identification (south)
(see G3.0 east elevation
for sign details) 

Living Wall location
approx. area: 42’-0” x 10’-3”

Sign Type 1
Ex.01.04
Precision-cut aluminum letters with white acrylic face
Internally illuminated; logo: with coloured translucent vinyl application
to opaque white acrylic disc

1'-8 1/4"

4'
-2

 3
/4

"

15'-6 1/2"
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DRAWING

DATE DD.MM.YY REVISED PROJECT NO. DRAWING NO.

NOTES
1.  ALL FINAL WORKING DRAWINGS AND SHOP DRAWINGS TO BE PROVIDED BY THE SIGNAGE CONTRACTOR FOR APPROVAL BY LETTERBOX DESIGN GROUP, PRIOR TO FABRICATION, 
 TOGETHER WITH PAINT AND MATERIAL SAMPLES.
2.  ALL CONSTRUCTION AND MUNICIPAL PERMITS TO BE OBTAINED BY SIGNAGE CONTRACTOR.
3.  ALL SIGNAGE MUST MEET LOCAL AND GENERAL ELECTRICAL AND MECHANICAL REQUIREMENTS AND SAFETY CODES.
4.  ENGINEERING DRAWINGS AND APPROVALS ARE THE RESPONSIBILITY OF THE SIGNAGE CONTRACTOR.
5.  ALL SIGNAGE MUST MEET STRUCTURAL AND LONGEVITY REQUIREMENTS.
6.  NO ALTERATIONS OR AMENDMENTS TO THE DESIGN SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF LETTERBOX DESIGN GROUP.
7.  CONTRACTUAL COMMITMENTS WILL BE MADE BETWEEN THE OWNERS OR OWNER’S CONTRACTOR.
8.  LETTERBOX DESIGN GROUP ACTS AS DESIGN CONSULTANTS ON BEHALF OF THE OWNERS OR OWNER’S REPRESENTATIVES AND ITS LIABILITIES THEREFORE ARE RESTRICTED TO CONCEPTUAL ASPECTS ONLY.
9.  NO MEASUREMENTS ARE TO BE TAKEN DIRECTLY FROM THIS DRAWING. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS ON SITE.

Cascades Casino Expansion – Atlas ID south

325 Railway Street
Vancouver BC V6A 1A4
604 734 0791 tel
604 734 8613 fax

letterboxdesign.com

SOUTH ELEVATION –DETAIL
SCALE: 1:100

A

SOUTH ELEVATION –DETAIL
SCALE: 1:50

B SOUTH ELEVATION –SECTION
SCALE: 1:50

C

Atlas Steak + Fish
Identification (south)

Atlas Steak + Fish Sign Sign Section

WALL

4  1/2”

5 1/2”

6 3/4”

3048 mm
10’-0”  

4 1/4”

4 1/4”

4 1/4”

1’-9”

9”

2”4895 mm
16’-3/4”

3048 mm
10’-0”

1’-9” high x 6 3/4” thick channel letter flush mounted
to wall; router cut white acrylic face; 
returns painted white; white LED lighting external grade  

Router cut opaque acrylic; 
pin-mounted flush to wall surface.
White acrylic, gloss finish  

Router cut opaque acrylic;
pin-mounted flush to wall surface.

White acrylic, matte finish

Router cut opaque acrylic;
pin-mounted flush to wall surface.

White acrylic, gloss finish

8 1/4” high, 5 1/2” thick white acryl letters
pin-mounted to wall surface.

Router cut opaque acrylic;
pin-mounted flush to wall surface.

White acrylic, gloss finish

9'-6"

19
'-

6"
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NOTES
1.  ALL FINAL WORKING DRAWINGS AND SHOP DRAWINGS TO BE PROVIDED BY THE SIGNAGE CONTRACTOR FOR APPROVAL BY LETTERBOX DESIGN GROUP, PRIOR TO FABRICATION, 
 TOGETHER WITH PAINT AND MATERIAL SAMPLES.
2.  ALL CONSTRUCTION AND MUNICIPAL PERMITS TO BE OBTAINED BY SIGNAGE CONTRACTOR.
3.  ALL SIGNAGE MUST MEET LOCAL AND GENERAL ELECTRICAL AND MECHANICAL REQUIREMENTS AND SAFETY CODES.
4.  ENGINEERING DRAWINGS AND APPROVALS ARE THE RESPONSIBILITY OF THE SIGNAGE CONTRACTOR.
5.  ALL SIGNAGE MUST MEET STRUCTURAL AND LONGEVITY REQUIREMENTS.
6.  NO ALTERATIONS OR AMENDMENTS TO THE DESIGN SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF LETTERBOX DESIGN GROUP.
7.  CONTRACTUAL COMMITMENTS WILL BE MADE BETWEEN THE OWNERS OR OWNER’S CONTRACTOR.
8.  LETTERBOX DESIGN GROUP ACTS AS DESIGN CONSULTANTS ON BEHALF OF THE OWNERS OR OWNER’S REPRESENTATIVES AND ITS LIABILITIES THEREFORE ARE RESTRICTED TO CONCEPTUAL ASPECTS ONLY.
9.  NO MEASUREMENTS ARE TO BE TAKEN DIRECTLY FROM THIS DRAWING. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS ON SITE.

Cascades Casino Expansion – East Elevation

325 Railway Street
Vancouver BC V6A 1A4
604 734 0791 tel
604 734 8613 fax

letterboxdesign.com

EAST ELEVATION
SCALE: 1:225

A

CHOW IDENTIF ICATION
SCALE: 1:50

B CHOW IDENTIF ICATION – SECTION
SCALE: 1:50

C ATLAS IDENTIF ICATION
SCALE: 1:50

D

T/O RF. DECK

 LEVEL 1

CASINO LEVEL 3

HOTEL / CASINO LEVEL 1

 LEVEL 3

HOTEL / CASINO

CASINO

EL.= 56.07'

EL.= 37.07'

Atlas Steak + Fish
Identification (south)

Chow Lucky Noodle Bar
Identification (south)

Chow Lucky Noodle Bar
Identification (east)

canopy

3’-3” high x 1’-0” thick channel letter flush mounted
to wall; router cut white acrylic face; 
returns painted white; white LED lighting external grade  

Router cut opaque acrylic; 
pin-mounted flush to wall surface.
White acrylic, gloss finish  
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NOTES
1.  ALL FINAL WORKING DRAWINGS AND SHOP DRAWINGS TO BE PROVIDED BY THE SIGNAGE CONTRACTOR FOR APPROVAL BY LETTERBOX DESIGN GROUP, PRIOR TO FABRICATION, 
 TOGETHER WITH PAINT AND MATERIAL SAMPLES.
2.  ALL CONSTRUCTION AND MUNICIPAL PERMITS TO BE OBTAINED BY SIGNAGE CONTRACTOR.
3.  ALL SIGNAGE MUST MEET LOCAL AND GENERAL ELECTRICAL AND MECHANICAL REQUIREMENTS AND SAFETY CODES.
4.  ENGINEERING DRAWINGS AND APPROVALS ARE THE RESPONSIBILITY OF THE SIGNAGE CONTRACTOR.
5.  ALL SIGNAGE MUST MEET STRUCTURAL AND LONGEVITY REQUIREMENTS.
6.  NO ALTERATIONS OR AMENDMENTS TO THE DESIGN SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF LETTERBOX DESIGN GROUP.
7.  CONTRACTUAL COMMITMENTS WILL BE MADE BETWEEN THE OWNERS OR OWNER’S CONTRACTOR.
8.  LETTERBOX DESIGN GROUP ACTS AS DESIGN CONSULTANTS ON BEHALF OF THE OWNERS OR OWNER’S REPRESENTATIVES AND ITS LIABILITIES THEREFORE ARE RESTRICTED TO CONCEPTUAL ASPECTS ONLY.
9.  NO MEASUREMENTS ARE TO BE TAKEN DIRECTLY FROM THIS DRAWING. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS ON SITE.

Cascades Casino Expansion – West Elevation

325 Railway Street
Vancouver BC V6A 1A4
604 734 0791 tel
604 734 8613 fax

letterboxdesign.com

WEST ELEVATION
SCALE: 1:225

A

CASCADES CASINO IDENTIF ICATION – DETAIL
SCALE: 1:50

B ATLAS IDENTIF ICATION – DETAIL
SCALE: 1:50

C

 LEVEL 1

 LEVEL 3

HOTEL / CASINO

CASINO

EL.= 56.07'

EL.= 37.07'

Atlas Steak + Fish
Identification (west)

Cascades Casino
Langley

Precision-cut aluminum letters with white acrylic face
Internally illuminated; Atlas: 1’-6”; thick letters; 
Steak + Fish: 1’-3” thick letters

Sign Type 1
Ex.01.05
(west elevation)
Precision-cut aluminum letters with white acrylic face;
internally illuminated; logo: with coloured translucent vinyl application
to opaque white acrylic disc
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1. All work shall meet or exceed the requirements as outlined 
in the Current Edition of the B.C. Landscape Standard. 

2. Plant sizes and related container classes are specified 
according to the Current Edition of the B.C. Landscape 
Standard. For container classes #3 and smaller, plant sizes 
shall be as shown in the plant list and the Standard; for  all 
other plants, both plant size and container class shall be as 
shown in the plant list.  Specifically, when the plant list call 
for #5 class containers, these shall be as defined in the 
BCNTA (ANSI) Standard.

3. All trees in planted areas to be staked in accordance with 
BCNTA Standards.

4. Irrigation system capped off in areas being removed and 
expanded to new planting areas.

NOTES
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1

Paula Kusack

From: Paula Kusack
Sent: October-13-16 9:48 AM
To: Paula Kusack
Subject: FW: 20393 Fraser Hwy
Attachments: SKM_C224e16101214440.pdf

 

From: Moojan Azizi [mailto:mazizi@intergate.ca]  
Sent: October-12-16 2:42 PM 
To: Carolyn Mushata 
Cc: Impex 
Subject: 20393 Fraser Hwy 
 
Dear madams/sirs, in response to the application noted in the attached. On behalf of the owners of 20316 56th Ave. while we 
become redevelopment of the noted site we absolutely pose a further casino expansion. This will only exasperate the social 
issues it creates and effect in our neighbourhood, and the stigma it creates for our office and retail tenants. 
 
Regards, 
 
 

Moojan Azizi 
Impex Management Ltd. 
500-889 West Pender Street 
Vancouver, B.C., V6C 3B2 
ph: 604-688-9720 
Fax: 604-688-9725 
mazizi@intergate.ca 
 
  
CONFIDENTIALITY WARNING:   The information in this e-mail is confidential and 
privileged.  It is only for the use of the individuals or entity it is intended for.  If the 
reader of this message is not the intended recipient or the authorized agent thereof, the 
reader is hereby notified that the retention, dissemination, distribution or copying of 
this transmission is strictly prohibited.  If you have received this transmission in error 
please notify the sender immediately by return e-mail and delete all copies of the 
original message. 
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CITY OF LANGLEY 

"The Place to Be!" 

 

MOTION 
 

 

 

THAT Development Variance Permit Application DVP 02-16 to vary the lot width in the RS1 

Single Family Residential Zone from 16.0m to 15.4m relating to the proposed two-lot 

subdivision located at 20508-46A Avenue be approved. 
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ADVISORY PLANNING  

COMMISSION REPORT 

 

To: Advisory Planning Commission   

    

Subject Development Variance Permit Application      

No. 02-16 -20508-46A Avenue 

  

  File #: 6630.00 

From: Development Services & Economic Development 

Department 

Report #: 16-036 

    

Date: October 4, 2016   

 

 

COMMITTEE RECOMMENDATION: 

 

That Development Variance Permit Application DVP 02-16 to vary the lot width in 

the RS1 Single Family Residential Zone from 16.0m to 15.4m relating to the proposed 

two-lot subdivision located at 20508-46A Avenue be approved. 

 

 

 

 

PURPOSE OF REPORT: 
 

To consider a Development Variance Permit application to vary the minimum lot 

width from 16.0m to 15.4m to accommodate one additional lot by subdivision of 

the subject property.  

 

POLICY: 
 

The City’s Development Application Procedures Bylaw requires that all 

Development Variance Permit applications be referred to the Advisory Planning 

Commission. 
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To: Advisory Planning Commission  

Date: October 4, 2016 

Subject: Development Variance Permit Application      No. 02-16 -20508-46A Avenue 

Page 2 

 

  

 

COMMENTS/ANAYLSIS: 

 

Background Information: 

 

Applicant:  H.Y. Engineering Ltd. 

Owners:  Levi Ruhl and Stephanie Paton 

Civic Address: 20508 -46A Avenue 

Legal Description: Lot 34, Except: Part Subdivided by Plan 

60426; Section 35, Township 7,     

New Westminster District Plan 27564 

 Site Area:    1,277 square metres (13,747.6 square feet) 

 Existing Zoning:   RS1 Residential Zone 

Existing Official Community Urban Residential 

Plan (OCP) Designation:  

 

Development Services Comments: 

 

The subject property is zoned RS1 Single Residential Zone and designated 

“Urban Residential” in the Official Community Plan. The RS1 Single Residential 

Zone is intended to accommodate and regulate the development of single family 

residential housing. The proposed two-lot (creating one additional lot) subdivision 

complies with the existing RS1 Zone minimum lot size requirement of 557m
2 

(5,995.69 ft
2
). Proposed Lot 1 is 638.5 m

2
 (6,872.7 ft

2
). Proposed Lot 2 is 638.7 

m
2 

(6,874.9 ft
2
).  

 

However, both of the two proposed lots do not comply with the minimum lot 

width requirement of 16m (52.5 feet). Both proposed lots have a lot width of 

15.4m (47.6 feet). Lot width means the horizontal distance between interior 

and/or exterior lot lines. Minimum lot width is an aspect of the zoning power 

pursuant to the Local Government Act and zoning regulations can only be varied 

by Development Variance Permit authorized by City Council.  

 

There are limited opportunities that exist within the City of Langley for infill 

subdivisions that comply with the current RS1 minimum lot size of 557m
2
. Staff 

support the modest lot width variance that will contribute positively to revitalize 

this neighbourhood with new investment. 

 

Also attached is the subdivision servicing requirements as part of the normal 

subdivision review process (see Attachment 1). 
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To: Advisory Planning Commission  

Date: October 4, 2016 

Subject: Development Variance Permit Application      No. 02-16 -20508-46A Avenue 

Page 3 

 

  

 

Advisory Planning Commission: 

 

In accordance with Development Application Procedures Bylaw No. 2488, the 

subject application will be reviewed by the Advisory Planning Commission at the 

October 13, 2016 meeting. A copy of the APC minutes will be presented to 

Langley City Council at the October 19, 2016 Regular Council meeting. 

 

 

BUDGET IMPLICATIONS: 
 

N.A.  

 

 

 

ALTERNATIVES: 

 

 1. Deny the applicant’s request for a Development Variance Permit. 

  

 

Prepared by:  
 

 

 

  
 

Gerald Minchuk, MCIP, RPP 

Director of Development Services 

& Economic Development/Approving Officer 

 

 

 

Attachments: 

Attachment 1: Subdivision Servicing Requirements-20508-46A Avenue 

Attachment 2: H.Y. Engineering Subdivision Application Submission 
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1 

 

For Metro Vancouver meetings on Friday, September 23, 2016 
Please note these are not the official minutes. Board in Brief is an informal summary. Material relating to any of the 
following items is available on request from Metro Vancouver. For more information, please contact Greg Valou, 604-
451-6016, Greg.Valou@metrovancouver.org 

 

Greater Vancouver Regional District - Parks 
 

Tynehead Regional Park ‐ Serpentine Enhancement Society Licence Agreement APPROVED 

The Board approved a Licence Agreement between the Greater Vancouver Regional District and the 
Serpentine Enhancement Society for a five year term commencing October 1, 2016 and ending on 
September 31, 2021. 

The Serpentine Enhancement Society maintains an ongoing program of salmonid and other species 
enhancement for the Serpentine River and associated tributaries, educates the community about 
stream habitat and water quality issues, and collaborates with other groups and agencies sharing similar 
aims and interests. 

 
Regional Parks Outdoor Fire Program APPROVED 

The Board approved the proposed Regional Parks Outdoor Fire Program which includes uniform design 
standards for fire pits, a public education program, sustainable firewood supply and future planning.  

The program proposes incremental actions which will help ensure that Regional Parks’ practices begin 
to align with intended corporate air quality and climate change policies and initiatives. 

 
Greater Vancouver Regional District  

 
Fleet Planning and Acquisition Policy APPROVED 

Metro Vancouver’s fleet comprises approximately 400 vehicles and 300 other mobile assets, which 
provide a wide range of essential functions across the organization. Fuel used by the corporate fleet 
produced almost 3,000 tonnes of greenhouse gas emissions in 2015, which represents almost half of 
the corporate total. Staff have prepared the Fleet Planning and Acquisition Policy to provide clear 
direction and guidance for the planning and acquisition of fleet assets. The Policy aims to minimize fleet 
greenhouse gas emissions in a financially responsible manner while ensuring operational service 
requirements are met. 

The Board approved the Fleet Planning and Acquisition Policy. 
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2 

 

Consultation on Amendments to GVRD Non-Road Diesel Engine Emission 
Regulation Bylaw No. 1161, 2012 
 

APPROVED 

The GVRD Non-Road Diesel Engine Emission Regulation Bylaw No. 1161 is contributing to Metro 
Vancouver’s air quality management goals of protecting public health and minimizing contributions to 
climate change. However, the Bylaw’s low-use engine registration option and its reporting requirements 
have not served their intended purpose, which is to provide flexibility to registrants who can 
demonstrate that their use of non-road diesel engines is limited to a maximum of 200 hours within the 
year. The current Bylaw requires engine owners to apply for low-use registration, but failure to report 
hours of operation as a condition of low-use registration has resulted in the need for more inspections 
to confirm compliance with the operating limit for low-use engines. Staff time to conduct these 
inspections has occurred at the detriment of enforcing other elements of the bylaw. 

The Board directed staff to consult on proposed amendments to GVRD Non-Road Diesel Engine 
Emission Regulation Bylaw regarding provisions for low-use engines as well as administration and 
overall clarity of the bylaw. 

 
Renewal of the Ecological Health Action Plan – Initiation of Consultation APPROVED 

In October 2011, Metro Vancouver adopted an Ecological Health Action Plan that identified twelve 
projects within that could be implemented in a two- to five-year timeframe. In order to allow for an 
assessment of the direction and approach of the Ecological Health Action Plan, the Plan proposed a 
review within three years of its adoption. 

At its June 17, 2015 meeting, the Climate Action Committee directed staff to initiate a review of the 
Ecological Health Action Plan, and to report back on options for moving forward.  

That the GVRD Board direct staff to initiate consultation on an Ecological Health Plan, and to report back 
with the results of the consultation process. 

 
Greater Vancouver Regional District Air Quality Management Bylaw No. 1082, 2008 – 
Officer Appointment 
 

APPROVED 

The Board, pursuant to the Environmental Management Act and Greater Vancouver Regional District Air 
Quality Management Bylaw No. 1082, 2008, appointed Metro Vancouver employee Mona Sardashti as 
an Officer, and rescinded the appointment of former Metro Vancouver employee Susy Marble as an 
Officer. 
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Association for Generational Equity Request for Funding – Homes First 2016 APPROVED 

The Board approved a $7,000 sponsorship contribution to the Association for Generational Equity 
(Generation Squeeze) in support of hosting Homes First: Building on Common Ground. 

The Association for Intergenerational Equity, known as Generation Squeeze, advocates on behalf of 
young people in their 20s, 30s and 40s, based on the premise that government policy and the market 
disadvantage or ignore the needs of this generation. 

 
Encouraging Agricultural Production through Farm Property Tax Reform in 
Metro Vancouver 
 

APPROVED 

Metro Vancouver staff have prepared a White Paper on agricultural tax reform based on a three year 
investigation that included three separate consultants’ reports, staff analysis and stakeholder input. The 
White Paper informs decision makers about existing farm property tax policy and the necessity of tax 
reform to encourage farming on agricultural land in the Metro Vancouver region. 

The Board will send a letter to the BC Minister of Community Sport and Cultural Development and the 
Minister of Agriculture requesting farm property tax reform for the Metro Vancouver region, plus 
consideration of similar reform for the entire province of British Columbia. The report will also be 
conveyed to member municipalities, the Fraser Valley Regional District, the Capital Regional District, the 
Okanagan-Similkameen Regional District, the Central Okanagan Regional District and the Agricultural 
Land Commission. 

 
Progress Update on the Metro Vancouver Mixed Income Transit-Oriented Rental 
Housing Study – Transit Ridership Effects 
 

APPROVED 

The Board will communicate the transit ridership findings from the Metro Vancouver Mixed Income 
Transit-Oriented Rental Housing Study to the following parties emphasizing the findings’ relevance and 
timeliness to current and upcoming regional, provincial and federal housing and transportation 
decisions: 

• the Federal Minister of Infrastructure and Minister of Communities and Families, Children and Social 
Development 

• the Provincial Minister of Finance, Minister of Transportation and Infrastructure, Minister of 
Community, Sport and Cultural Development and Responsible for TransLink, and Minister of Natural 
Gas Development and Responsible for Housing 

• Mayors’ Council on Regional Transportation and TransLink Board of Directors, 
• Member local governments 
• Other housing and transportation stakeholders in the Metro Vancouver region 
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2016 TransLink Application for Federal Gas Tax Funding from the Greater Vancouver 
Regional Fund 
 

APPROVED 

The Board approved funding for nine projects proposed by TransLink from Federal Gas Tax Funding 
under the Greater Vancouver Regional Fund. Metro Vancouver will also send a letter to the TransLink 
Board communicating the importance of considering environmentally sustainable alternative 
approaches for technologies for its fleet, consistent with the Regional Growth Strategy and regional 
environmental objectives. 

 
Metro Vancouver Legal Entities Name Change APPROVED 

The GVRD Board will petition the Minister of Community, Sport and Cultural Development to amend the 
letters patent of the GVRD to rename it “Metro Vancouver Regional District”. 

 
Food Scraps Campaign Update RECEIVED 

The Board received for information an update on the next phase of the food scraps campaign in support 
of the Organics Disposal Ban and increasing food scraps recycling. The 2016 campaign will feature two 
new items – grease and chopsticks – as items that can be put into the green bin. The campaign will be 
promoted across the region in collaboration with members who will be able to use and leverage the 
creative in their communities and across their own advertising and online channels. 

 
Delegations Received at Committee September 2016 RECEIVED 

The Board received for information summaries of delegations received at committees:  

Regional Planning Committee - Dr. Paul Kershaw, Founder, Generation Squeeze 

Intergovernment and Finance Committee - Craig Richmond, President and Chief Executive Officer; 
Wayne Wright, Metro Vancouver Nominee; and Marion Town, Director Environment, YVR Vancouver 
Airport Authority. 

 
Adoption of Greater Vancouver Regional District Electoral Area A Zoning 
Amendment Bylaw No. 1231, 2016  
 

APPROVED 

The Board finally adopted the GVRD Electoral Area A Zoning Amendment Bylaw No. 1231, 2016 to revise 
certain definitions and references, and to amend the Strachan Point Residential Zone - RS-3. 
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Metro Vancouver 2040: Shaping our Future Amendment – Sewerage Extension 
Provisions 
 

APPROVED 

Sewerage extension provisions under Metro 2040 provide an important tool for managing urban 
containment, implementation to date indicates that the provisions would be enhanced by including 
more specific policy content and an implementation guideline to address sewerage extension 
applications.  

The Board approved a proposed Type 2 amendment to Metro Vancouver 2040: Shaping our Future 
(Metro 2040) to amend Metro 2040 provisions for the extension of regional sewerage services. 

 
Proposed Amendments to the Board and Committee Remuneration Bylaw 1057 – 
Additional Information 
 

APPROVED 

The Board considered amendments to the Remuneration Bylaw at its July 2016 meeting, and 
subsequently referred the Bylaw back to the Intergovernment and Finance Committee for further 
consideration of remuneration for the Board Chair and Vice Chair when appointed to a standing 
committee. Proposed changes in the bylaw include limiting the number of standing committee 
meetings that a Chair or Vice Chair would receive remuneration as committee members to a maximum 
of 18 standing committee meetings per year. 

The Board approved the updated GVRD Board and Committee Remuneration Amending Bylaw No. 
1235, 2016. 

 

Greater Vancouver Water District  
 

Metro Vancouver Legal Entities Name Change APPROVED 

The GVWD Board will petition the Minister of Community, Sport and Cultural Development to amend the 
Greater Vancouver Water District Act to rename it “Metro Vancouver Water District”. 

 

Greater Vancouver Sewerage and Drainage District  
 

Metro Vancouver Legal Entities Name Change APPROVED 

The GVS&DD Board will petition the Minister of Community, Sport and Cultural Development to amend 
the Greater Vancouver Sewerage and Drainage District Act to rename it “Metro Vancouver Sewerage 
and Drainage District”. 
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East Fraser Sewerage Area Servicing Plan APPROVED 

In view of the significant GVS&DD capital expenditures required to address projected population 
growth, a comprehensive servicing and facility planning assessment was recently completed for the 
eastern portion of the Fraser Sewerage Area. 

The Board endorsed implementation of the East Fraser Sewerage Area Servicing Plan. 

 
Greater Vancouver Sewerage and Drainage District Sewer Use Bylaw No. 299, 2007 – 
Staff Appointments 
 

APPROVED 

The Board, pursuant to the Environmental Management Act and Greater Vancouver Sewerage and 
Drainage District Sewer Use Bylaw No. 299, 2007, appointed Metro Vancouver employee Mona 
Sardashti as a Municipal Sewage Control Officer; and rescinded the appointment of former Metro 
Vancouver employee Susy Marble as a Municipal Sewage Control Officer. 

 
Award of Phases B and C, Detailed Design Services and Construction Management 
Services: Gilbert Trunk Sewer Twinning 
 

APPROVED 

The Board authorized award of a contract for Phase B - Detailed Design Services for the Gilbert Trunk 
Sewer Twinning project, to the Phase A consultant, AECOM, at a sum of $2,862,216 (exclusive of taxes). 

 

Award of Contract Resulting from Invitation to Tender No. 16‐034: Sapperton Pump 
Station Replacement Project 
 

APPROVED 

The Board authorized award of a contract for an amount up to $38,566,000 (exclusive of taxes) to NAC 

Constructors Ltd. resulting from Tender No. 16‐034 for the construction of the replacement of 
Sapperton Pump Station. 

 
Award of Contract Resulting from RFP No. 16‐114 for Maple Ridge and Langley 
Transfer Stations Operating and Maintenance Services Agreement 
 

APPROVED 

The Board authorized award of a contract for operation and maintenance of the Maple Ridge and 

Langley Transfer Stations to SSG Holdings Ltd. as a result of RFP No. 16‐114 for an anticipated value of 
$17,677,000 (exclusive of taxes) over a seven year term. 
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Greater Vancouver Sewerage and Drainage District Municipal Solid Waste and 
Recyclable Material Regulatory Bylaw – Staff Appointments 
 

APPROVED 

The Board, pursuant to the Environmental Management Act and Greater Vancouver Sewerage and 
Drainage District Municipal Solid Waste and Recyclable Material Regulatory Bylaw No. 181, 1996, 
appointed Metro Vancouver employee Mona Sardashti as an Officer, and rescinded the appointment of 
former Metro Vancouver employee Susy Marble as an Officer. 

 
Integrated Solid Waste and Resource Management Plan Dispute Resolution 
Procedure 
 

APPROVED 

The Board approved the “Integrated Solid Waste and Resource Management Plan Dispute Resolution 
Procedure” as presented and directed staff to send the report to the BC Ministry of Environment 
Regional Director. 
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EXPLANATORY MEMO 
 

2017 PERMISSIVE PROPERTY TAX EXEMPTION 

BYLAW NO. 3003 

 
 

 
Under the Community Charter, Council has the ability to pass bylaws which exempt certain 

properties from property taxes. 

 

The bylaw presented continues all exemptions included in the 2016 Permissive Property Tax 

Exemption Bylaw for a 1 year period. 

 

Properties owned or occupied by the City 

 

Community Police Office 

The City of Langley Community Police Office is leased from a private company.  To reduce the 

operating cost of the space, the City was able to exempt our portion of the building since we are 

the principal occupant.  This exemption has been in place since 2007.  

 

Non-profit occupiers of City land 

The BC Assessment Authority considers any municipal owned land which is leased to a second 

party to be taxable.  Under Section 224 of the Community Charter the City has the authority to 

provide a permissive exemption to these properties if they are occupied by a Non-profit Agency.  

In 2016, these exemptions reduced the City’s portion of taxation revenue by $90,965, which is 

0.37% of the annual property taxes. 

   

1. Langley Seniors Resource Society. The senior’s centre is constructed on land leased 

from the City. The land and improvements became taxable in 1996 triggered by the 

registration of the lease. It was not the intent of the lease to change the taxable status 

of the facility; therefore, City Council approved a permissive exemption for the 1996 

tax year, and has done so since.  

 

2. Langley Stepping Stones Rehabilitative Society. In 1995, the Stepping Stones Society 

constructed a new facility on land leased to them by the City. When the lease was 

registered at the Land Titles Office the property reverted to a taxable status for the 

year 1996. City Council approved a permissive exemption for the 1996 tax year, and 

has done so since.  

 

3. A portion of City Park owned by the City and leased to the Langley Community 

Music School Society (4809 207th Street). The property became taxable after the BC 

Assessment Authority undertook a review of non-municipal use of City owned land 

in 1997. City Council first approved a permissive exemption for the 1998 tax year.  

 

4. Outdoor Langley Lawn Bowling Club. This is the Club's current outdoor facility 

adjacent to Douglas Park (20471 54th Ave). The property became taxable after the 
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BC Assessment Authority undertook a review of non-municipal use of City owned 

land in 1997. City Council first approved a permissive exemption for the 1998 tax 

year.  

 

5. Langley Community Services which leases the City owned land at 5339 207th Street. 

The property became taxable after the BC Assessment Authority undertook a review 

of non-municipal use of City owned land in 1997. City Council first approved a 

permissive exemption for the 1998 tax year. 

 

6. The Governing Council of the Salvation Army has constructed a shelter at 5787 

Langley Bypass on land leased from the City of Langley.  To reduce the operating 

costs of the new facility the City passed a permissive exemption for this property 

which commenced in 2009. In 2011 this property was assessed as a supportive living 

facility and the majority of the property assessment was reduced to $2 similar to other 

designated facilities within the City.  The entire property is being included in the 

bylaw, to ensure its exemption status is continued if the property class was to change. 
 

 
*Permissive Exemption Other includes taxes from other governments such as Translink, School 

Taxes, etc. 

 

Other existing Permissive Exemptions 

There are 13 other properties within the City that currently have permissive exemptions.  The 

properties are all non-profit and fall within our current Tax Exemption Policy.  In 2016, these 

exemptions reduced the City’s portion of taxation revenue by $93,887, which is 0.38% of the 

annual property taxes. 

 

1. A property owned by the Provincial Rental Housing Corporation and used for the Ishtar 

Transition House.  The organization's original property was first exempted in 1983.  They 

have since relocated to another property in the City but continued to be exempted each 

year since then.  

 

2. Global School Society, a non-profit society which operates a Montessori school.  

Although this property receives a partial statutory exemption for the building and the land 

directly beneath it, the City has historically provided a permissive exemption for the 

remaining property, similar to churches.  This exemption has been in place since 2001. 

 

3. Southgate Christian Fellowship currently leases space at the Langley Mall (5501 204 St.).  

The property is not eligible for a statutory exemption like other churches because it is not 

the registered owner.  In order to treat the church consistently with the other churches in 

Organization Property Address

 Permissive

Exemption

City 

 Permissive

Exemption

Other 

 Permissive

Exemption

Total 

Langley Seniors Resource Society 20605 51B Ave 32,427$            12,559$            44,986$            

Langley Stepping Stones 20101 Michaud Cr 4,540                2,726                7,266                

Langley Community Music School 4901 207 St 27,576              21,358              48,934              

Langley Lawn Bowling (Outdoor) 20471 54 Ave 16,064              6,222                22,286              

Langley Community Services 5339 207 St 8,297                4,983                13,280              

Governing Council of the Salvation Army 5787 Langley Bypass 2,061                1,238                3,299                

90,965$            49,086$            140,051$          
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the community, Council provided a permissive exemption for the church occupied space 

in 2009. 

 

4. Langley Care Society.  In 2005, the City was informed by BC Assessment they would be 

revoking a partial property tax exemption from the Langley Lodge located at 5451 204 

St.  The property had been receiving the partial exemption since 1974, the year following 

its opening. The City granted a permissive exemption which took effect in 2006 to 

continue the tax exemption on the property. During 2009 this society expanded its facility 

and requested an extension of the permissive exemption to cover the newly constructed 

facility. In 2010, the City continued the same exemption based on the original & new 

building value using the historical percentage of 18% for land and 93% for the buildings. 

 

5. Langley Hospice Society purchased a property located at 20660 48 Ave in the fall of 

2009.  In the fall of 2010 City Council approved a permissive exemption which has been 

in place since. 

 

6. Langley Association for Community Living approached the City in 2010 requesting 

permissive exemptions for 8 properties owned by the association used to support adults 

with developmental disabilities and children with special needs.  In the fall of 2010 City 

Council approved a permissive exemption which has been in place since. 
 

 

 
 

*Permissive Exemption Other includes taxes from other governments such as Translink, School 

Taxes, etc. 

 

Organization Property Address

 Permissive

Exemption

City 

 Permissive

Exemption

Other 

 Permissive

Exemption

Total 

Ishtar Transition Housing 2,742$             1,647$             4,389$             

Global School Society 19785 55A Ave 3,317               2,569               5,886               

Southgate Christian Fellowship 5501 204 St 19,661             7,614               27,275             

Langley Care Society 5451 204 St 55,199             33,151             88,350             

Langley Hospice Society 20660 48 Ave 3,495               2,099               5,594               

Langley Association for Community Living 208-20239 Michaud Cr 612                  368                  980                  

Langley Association for Community Living 210-20239 Michaud Cr 650                  390                  1,040               

Langley Association for Community Living 19977 45A Ave 2,014               1,210               3,224               

Langley Association for Community Living 4570 209A St 1,989               1,194               3,183               

Langley Association for Community Living 4830 196 St 2,309               1,387               3,696               

Langley Association for Community Living 210-5650 201A St 497                  298                  795                  

Langley Association for Community Living 218-5650 201A St 627                  377                  1,004               

Langley Association for Community Living 312-5650 201A St 775                  465                  1,240               

93,887$           52,769$           146,656$         
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New applications for 2017 

 

The City has received three new applications requesting permissive exemptions for 2017.  Brief 

descriptions of the applications are below. The applicants are eligible for a permissive exemption 

under the Community Charter.  In conjunction with the policy, City Council can consider 

applications for permissive property tax exemptions from non-profit organizations which are 

viewed to provide a benefit to the residents of the City on a case by case basis. 

 

 Langley Memorial Hospital Auxiliary (20560 Fraser Hwy) – The Langley 

Memorial Hospital Auxiliary purchased the property in December 2014 and 

operates Penny Pinchers at this location.  A small portion of one of the buildings 

is being leased to a private company and that portion would be not included in a 

permissive exemption if it was to be granted. 

 Langley Food Bank (Portions of 5768 & 5784 203 St) – The Langley Food Bank 

has leased its current location (5768 203 St) since 1997, adding additional storage 

space at 5784 203 St in 2010.  

 Canadian Red Cross (106-20530 Langley Bypass) – The Canadian Red Cross has 

leased its current location since February 2016. 

 

 
*Permissive Exemption Other includes taxes from other governments such as Translink, School 

Taxes, etc. 

 

 

The bylaw has been drafted as the status quo, extending all existing permissive exemptions for 

an additional 1 year period.  The three new applications, from the Langley Memorial Hospital 

Auxiliary, the Langley Food Bank, and the Canadian Red Cross, have not been included.  This 

has been recommended by staff considering the current pressures on the financial resources of 

the City.  Council would need to propose an amendment if they choose to include any of the 

exemption applications for the Langley Memorial Hospital Auxiliary, the Langley Food Bank, or 

the Canadian Red Cross with the bylaw. 

 

 

Organization Property Address

 Permissive

Exemption

City 

 Permissive

Exemption

Other 

 Permissive

Exemption

Total 

Langley Memorial Hospital Auxiliary 20560 Fraser Hwy 22,454$           17,390$           39,844$           

Canadian Red Cross 106-20530 Langley Bypass 1,511               1,170               2,681               

Langley Food Bank 5768 203 St 2,498               1,935               4,433               

Langley Food Bank 5784 203 St 3,557               2,755               6,312               

30,020$           23,250$           53,270$           
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PERMISSIVE TAX EXEMPTION 

 

BYLAW NO. 3003 

 

 

A bylaw to exempt certain lands and improvements from municipal 

taxation for the year 2017 

 

WHEREAS Council may, by bylaw, exempt properties from taxation for a fixed period of time 

pursuant to section 224 of the Community Charter, S.B.C. 2003, c. 26; 

 

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

follows: 

 

1. Schedule “A” is attached to and forms parts of this bylaw. 

 

2. The lands and improvements on the properties listed in Schedule “A” are hereby exempt 

from taxation under section 197(1)(a) [municipal property taxes] under the Community 

Charter, S.B.C. 2003, c. 26 for the calendar year of 2017 in accordance with the 

percentages set out in Schedule “A”. 

 

3. This Bylaw may be cited as the “Permissive Tax Exemption Bylaw, 2016, No. 3003”. 
 

 

READ A FIRST, SECOND AND THIRD TIME this nineteenth day of September, 2016. 

 

NOTICE FOR THE PERMISSIVE TAX EXEMPTION was placed in the Langley Times 

Newspaper this fifth and twelfth day of October, 2016. 

 

 

ADOPTED this – day of --, 2016. 

 

 

 

  

       _____________________ 

       MAYOR 
 

  

       ______________________ 

       CORPORATE OFFICER 
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PERMISSIVE TAX EXEMPTION 

BYLAW NO. 3003 

 
Schedule “A” 

List of Exempt Properties 

 

 
 

Organization Property Address Property 

Roll #

Legal Description Percentage of Exemption

Langley Community Music School 4901 207 St 000010 DL 304 NWD 100%

Community Police Office (City of Langley) #100-20408 Douglas Cr 001730 LT 2 DL 36 NWD PL NWP9350 40% (Land & Improvements attributable 

to the main floor leased for the CPO)

Langley Community Services 5339 207 St 003471 LT 1 DL 36 GR 2 PL BCP25710 100%

Langley Care Society 5451 204 St 003520 LT 88 DL 36 NWD PL 43610 18% of Land & 93% Improvements

Langley Seniors Resource Society 20605 51B Ave 006531 LT 1 DL 36 NWD PL NWP86944 100%

Langley Lawn Bowling (Outdoor) 20471 54 Ave 007950 LT 247 DL 36 NWD PL NWP60882 100%

Governing Council of the Salvation Army 5787 Langley Bypass 021080 LT 67 DL 37 NWD PL NWP57552 100%

Langley Stepping Stones 20101 Michaud Cr 030029 LT 2 DL 305 NWD PL LMP09453 100%

Southgate Christian Fellowship 5501 204 St 035450 LT 375 DL 36 NWD PL NWP46221 100% (Class 8)

Langley Association for Community Living #208 - 20239 Michaud Cr 044065 LT 15 DL 305 NWD PL LMS2725 100%

Langley Association for Community Living #210 - 20239 Michaud Cr 044066 LT 16 DL 305 NWD PL LMS2725 100%

Langley Association for Community Living #210 - 5650 201A St 052730 LT 30 DL 309 NWD PL BCS3568 100%

Langley Association for Community Living #218 - 5650 201A St 052737 LT 37 DL 309 NWD PL BCS3568 100%

Langley Association for Community Living #312 - 5650 201A St 052754 LT 54 DL 309 NWD PL BCS3568 100%

Langley Association for Community Living 19977 45A Ave 072151 LT 1 SEC 34 TWP 7 NWD PL NWP85148 100%

Langley Hospice Society 20660 48 Ave 090670 LT 33 SEC 35 TWP 7 NWD PL NWP25953 100%

Langley Association for Community Living 4570 209A St 100970 LT 99 SEC 36 TWP 7 NWD PL 37498 100%

Langley Association for Community Living 4830 196 St 113253 LT 3 SEC 3 TWP 8 NWD PL LMP30562 100%

Global School Society 19785 55A Ave 120462 SEC 3 TWP 8 NWD PL LMP30865 100%

Ishtar Transition Housing 120800 LT 5 SEC 3 TWP 8 NWD PL NWP12439 100%
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