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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Development Permit Application DP 03-18   
  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: January 30, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Development Permit Application DP 03-18 to accommodate a new 288 
m2  (3,100 ft2) commercial building located at 5501-204th Street be approved 
subject to execution of a Development Servicing Agreement in compliance 
with the conditions outlined in the Director of Development Services & 
Economic Development report. 

 

 
PURPOSE OF REPORT: 
 

To consider an application by Turner Architecture for a 288 m2 (3,100 ft2) 
commercial building. 

 
 
POLICY: 
 

The subject property is zoned C1 Downtown Commercial and designated 
Downtown Commercial in the Official Community Plan. All land designated 
Downtown Commercial are subject to a Development Permit to address 
building form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: Turner Architecture 
Owner: First Capital (Langley Mall) Corporation  
Civic Addresses: 5501 -204th Street 
Legal Description: Lot 375, District Lot 36, Group 2, New 

Westminster District Plan 46221 
Gross Floor Area: 288 m2 (3,100 ft2) 
Total Parking Required: 10 spaces (including 2 H/C stalls) 
Total Parking Provided: 10 spaces (including 2 H/C stalls) 
Existing Zoning: C1 Downtown Commercial Zone 
OCP Designation: Downtown Commercial 
Variances Requested: None 
Exterior Finishes: Brick Veneer, Metal Façade, Glass, Wood 

Trim 
   
 

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

a proposed 288 square metre commercial building.  These requirements may 

be subject to change upon receipt of a development application. 

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

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

which apply to this Development.  

 

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

and approved by a Professional Engineer: 

 
1. Implement erosion and sediment control measures designed and 

approved by a qualified professional as per 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 in the 
area is adequate for fire flows.  Replacement of the existing watermain 
may be necessary to achieve the necessary pressure and flows to 
conform to Fire Underwriters Survey (FUS) “Water Supply for a Public Fire 
Protection, a Guide to Recommended Practice, 1995”.  
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3. Assess the capacity of the existing sanitary and storm sewer system for 
full future development conditions and loadings from the catchment area 
surrounding and including the development site. Upgrade sanitary/storm 
system capacity as required. 

4. A water meter is required to be installed in accordance with the City's 
specifications. This shall be provided in a vault located outside of any 
buildings and immediately adjacent to the property line.  

5. Street lighting on Douglas Crescent fronting the development shall be 
assessed.  Additional streetlights shall meet City of Langley downtown 
streetlight specifications.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department. 

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

1. The City would require a Security Deposit of 110% of the estimated 
construction costs of installing civil works, as approved by the Director of 
Engineering, Parks and Environment. 

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

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

4. The City would require a $20,000 bond for the installation of a water meter 
to current standards.  

 
NOTE:  Deposits are estimates only.  The actual cost incurred for the 
work will be charged. 

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

1. Provide underground hydro and telephone, and cable services to the 
development site. 

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

3. A "Stormceptor" oil separator or equivalent is required for surface drainage 
such as a paved parking lot, and is to drain into the storm sewer. 
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4. An approved backflow prevention assembly must be installed on the 
domestic water connection immediately upon entering the building to 
provide premise isolation. 

5. The garbage enclosure shall be located on the developed parcel. 
Garbage, green waste and recycling enclosures shall be designed to meet 
Metro Vancouver's Technical Specifications for Recycling Storage Space 
and access for Commercial properties. 

6. The selection, location and spacing of street trees shall be subject to the 
approval of the Manager of Parks Operations. 

7. The City’s Pavement Cut Policy sets out pavement restoration 
requirements for any servicing of this development. 

8. 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. 

9. Grant a reciprocal access agreement to enable access through the 
Langley Mall property to the adjacent lot (20300 Douglas Crescent). 
 

 
Development Services Comments: 
 
 
Langley Mall is located within one of the eight ‘Special Design Districts’ of 
the Downtown Master Plan (DMP). The DMP envisions significant 
redevelopment opportunities at Langley Mall, including infill 
commercial/retail pads along the Douglas Crescent frontage to reinforce 
the street wall and use of largely underutilized space. The owners of 
Langley Mall, First Capital (Langley Mall) Corporation, are proposing a 
modest 288 m2 (3,100 ft2) commercial addition to their property at the 
northwest corner of the site. The anticipated tenant uses for the building 
are unknown at this time. 
The new building is visually important from all four sides and each 
elevation has been designed to be architecturally appealing from each 
compass point of view.  
Exterior finish materials are in accordance with the Downtown 
Development Permit area guidelines. The architectural palette uses 
products and colors to create a refined composition. The use of brick and 
wood trellis elements on the proposed and anticipated future pad buildings 
will complement and reinforce the hard and soft landscape treatment for 
the Douglas Crescent street edge and ultimately achieve a visually 
pleasing, continuous street wall. 
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Fire Department Comments: 
 

Langley City Fire-Rescue Service has reviewed the attached plans. 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 application will be reviewed by the Advisory Planning 
Commission at the February 14, 2018 meeting. A copy of the APC 
minutes will be presented to Langley City Council at the February 19, 2018 
Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
 In accordance with Bylaw No. 2482, the proposed development would 
 contribute $13,309.85 to City Development Cost Charge accounts. 

 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal.  
 

 
Prepared by:  
 

  
__________________________________________   
Gerald Minchuk, MCIP, RPP 
Director of Development Services & Economic Development 
 
 
Concurrence:     Concurrence: 

 
_______________________   __________________________ 
Kara Jefford, P.Eng     Rory Thompson, Fire Chief 
Manager of Engineering 
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EXPLANATORY MEMO 
 

ROAD CLOSURE BYLAW NO. 3045 
 

 

The purpose of Bylaw 3045 is to remove the dedication of highway and to close 
the portion of road (532.8 m2) located adjacent to 199A Street dedicated by Plan 
33088 as the City intends to the sell the property and the road is no longer 
required.  
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ROAD CLOSURE BYLAW NO. 3045 
 

 
A bylaw to close and remove the dedication of a portion of highway adjacent to 199A 
Street dedicated by Plan 33088. 
 

WHEREAS, pursuant to Section 40 of the Community Charter, Council may, by 
bylaw, close all of a highway to traffic and remove the dedication of the highway 
if, prior to adopting the bylaw, Council publishes notice of its intention in a 
newspaper and provides an opportunity for persons who consider they are 
affected by the bylaw to make representations to Council; 
 
AND WHEREAS the Council of the City of Langley deems it expedient to close to 
traffic and remove the dedication of highway from the public highway comprising 
532.8 square metres, created by the deposit of Plan 33088, which area is shown 
outlined in bold black on Schedule A -  Reference Plan Of Closed Road 
EPP78542; 
 
AND WHEREAS the City of Langley has published notice of its intention to close 
that portion of highway to traffic and to remove its dedication as highway, has 
delivered notice to the operators of utilities whose transmission or distribution 
facilities or work Council considers will be affected, and has provided an 
opportunity for persons who consider they are affected by the closure and 
disposition to make representations to Council;  
 
NOW THEREFORE the Council of the City of Langley in open meeting 
assembled enacts as follows: 
 
1. Title 

 

 (1) This bylaw shall be cited as the “Road Closure Bylaw No. 3045, 2018”. 
 

2. Authorization and Road Closure 
 

(1) Attached to this Bylaw as Schedule “A” and forming part of this Bylaw 

is a copy of the reference plan of highway closure EPP78542 prepared 

by Gene Nikula., BCLS #803 completed and checked on the 5th day of 

December, 2017 (the “Road Closure Plan”) 

 

(2) The City hereby authorizes the closure to traffic and removal of 

highway dedication of the approximate 532.8 square metre portion of 

highway created by the deposit of Plan 33088, labeled “Closed Road 

Dedicated Road on Plan 33088” on the Road Closure Plan (the 

“Closed Road”). 
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(3) On deposit of the Road Closure Plan and all other documentation for 

the closure of the Closed Road in the New Westminster Land Title 

Office, the Closed Road is closed to public traffic, it shall cease to be 

public highway, and its dedication as a highway is cancelled. 

 
(4) The Mayor and Corporate Officer are authorized to execute all deeds 

of land, plans, and other documentation necessary to effect this road 

closure.  

 
READ A FIRST, SECOND AND THIRD TIME this 5

th
 day of February, 2018. 

 
OPPORTUNITY FOR PUBLIC COMMENT this     day of        , 2018. 
 
FINALLY ADOPTED this     day of        , 2018. 
 

       
   
      _________________________ 
      MAYOR  

 
________________________ 
CORPORATE OFFICER
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SCHEDULE “A” 

 

REFERENCE PLAN OF CLOSED ROAD EPP78542 
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MINUTES OF A REGULAR COUNCIL MEETING 

 
Monday, February 5, 2018 

7:00 p.m. 
Council Chambers, Langley City Hall 

20399 Douglas Crescent 
 
 
Council Present: 

 
Mayor Schaffer 
Councillor Arnold 
Councillor Albrecht 
Councillor Martin 
Councillor Pachal 
Councillor Storteboom 
Councillor van den Broek 

  
Staff Present: F. Cheung, Chief Administrative Officer 

R. Beddow, Deputy Director of Development Services and 
Economic Development 
R. Bomhof,  Director of Engineering, Parks and Environment 
K. Hilton, Director of Recreation, Culture and Community 
Services 
D. Leite, Director of Corporate Services 
G. Flack, Deputy Director of Corporate Services 
K. Kenney, Corporate Officer 

 

1. ADOPTION OF AGENDA 

a. Adoption of the February 5, 2018 Regular Agenda 

MOVED BY Councillor Albrecht 
SECONDED BY Councillor Storteboom 
 

THAT the February 5, 2018 agenda be adopted as circulated. 

CARRIED 
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2. COMMITTEE OF THE WHOLE 

a. Bylaw 3051 - 2018-2022 Financial Plan Bylaw 

Darrin Leite, Director of Corporate Services, provided an overview of the 
2018-2022 Financial Plan, highlighting information with respect to: 

 Capital Improvement Plan 

 Operating Budget 

 Tax Rate Effect 

 
The Mayor invited members of the public to provide comments or 
questions on the Financial Plan Bylaw. 

 
Warner Smith 4655, 204A Street: 

 expressed his opinion that this meeting was not sufficiently 
advertised to residents; 

 expressed concern that retired seniors will soon not be able to 
afford to live in their own homes due to inflated property values, 
inflation and rising taxes; 

 indicated young adults cannot afford homes so are staying at home 
longer; 

 suggested Council needs to cut back on spending and redirect 
funds to where they are needed instead of asking for additional 
funds; 

 indicated that, although a significant amount of the budget is spent 
on policing enforcement, he didn’t see RCMP members out on the 
street catching speeders and suggested they should be 
concentrating more on enforcement; 

 suggested Council needs a plan for long-time residents to keep 
taxes at a manageable level. 

 

Howard Searle, 4690 204 Street: 

 advised his assessment was considerably higher than the average 
single family home assessment value indicated in the Director of 
Corporate Services’ presentation;   

 indicated City of Langley has a responsibility to seniors and retired 
residents to keep its budget within cost of living increases as it is 
becoming unaffordable when taxes rise each year and land values 
have increased so much. 

 indicated that he didn’t think it was equitable that single family 
home owners pay more for municipal services than multi-family 
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home-owners because he doesn’t use more police or ambulance 
services than other citizens; 

 asked Council to keep budget within cost of living increase 
annually. 

Barbara Cunningham, 4601 203A Street: 

 expressed concern that, as a senior, she has seen her taxes go up 
substantially and she lives as a single person and is trying to keep 
her home; 

 suggested that the City’s re-branding on trucks was not a 
necessary expense and asked Council to re-examine the budget to 
remove any projects that aren’t really necessary in order to reduce 
the budget and help seniors out. 

Murray Johnson, 20410 46 Avenue: 

 asked if the RCMP has advised Council what the municipality will 
be getting as a result of the increased RCMP budget; 

 expressed frustration with the homeless issue in the City; 

 suggested some beautification projects in the City and bike lanes 
were not necessary or too elaborate and could have been done 
more simply at less cost; 

 expressed concern that in a couple of years he may not be able to 
afford to stay in his home. 

 
The Mayor called for further comments from the public.  There were no 
further speakers. 

Mayor Schaffer provided the following comments:  

 The City is looking ahead to what up and coming generations will 
need in terms of housing, modes of transportation, job opportunities 
in the future; 

 Land values are increasing here as they are in the rest of the Lower 
Mainland; 

 There is a mix of housing stock in the city, including rental and 
subsidized housing; 

 The City is a livable community with a range of services and 
amenities; 

 Every community is vying for businesses and light industry.  Light 
Industries are moving out of larger cities in the Lower Mainland, to 
the Fraser Valley.  The City wants to ensure there is housing for 
these workers; 

 Council spent many hours looking through this year’s budget and 
asked staff to cut where they could and have done so in past years 
as well; 

 The City of Langley is still debt free; and is not into borrowing. 
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MOVED BY Councillor Storteboom 
SECONDED BY Councillor Albrecht 
 

THAT the Committee of the Whole rise and report. 

CARRIED 

 

3. ADOPTION OF THE MINUTES 

a. Regular Meeting Minutes from January 29, 2018 

MOVED BY Councillor van den Broek 
SECONDED BY Councillor Pachal 
 
THAT the minutes of the regular meeting held on January 29, 2018 be 
adopted as circulated. 
  
CARRIED 
 
 

b. Special (Pre-Closed) Meeting Minutes from January 29, 2018 

MOVED BY Councillor Martin 
SECONDED BY Councillor Storteboom 
 
THAT the minutes of the special (pre-closed) meeting held on January 29, 
2018 be adopted as circulated. 
 
CARRIED 
 

c. Public Hearing Meeting Minutes from January 29, 2018 

MOVED BY Councillor Albrecht 
SECONDED BY Councillor Storteboom 
 
THAT the Public Hearing Meeting minutes from January 29, 2018 be 
adopted as circulated. 
 
CARRIED 
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4. BUSINESS ARISING FROM COMMITTEE OF THE WHOLE 

a. Bylaw 3051 

Third reading of a bylaw to adopt the Financial Plan for 2018 - 2022. 

MOVED BY Councillor Storteboom 
SECONDED BY Councillor van den Broek 
 
THAT the bylaw cited as the “Financial Plan 2018 - 2022 Bylaw, 2018, No. 
3051” be read a third time. 
 
CARRIED 

 

5. COMMUNITY SPOTLIGHTS 

a. Intensive Case Management Team (ICMT)   

Sanjeev Nand, Executive Director, Langley Community Services Society 
Corinne Blasius, Program Manager, Langley ICMT 

Mr. Nand provided information on the Intensive Case Management Team 
as follows: 
 

 History; 

 ICM program overview; 

 ICM target population; 

Ms. Blasius provided information on: 

 Goals of the ICMT; 

 Statistics on community referrals, gender distribution, age at referral, 
clients with previous mental health treatment; 

 Housing support; 

 Case studies on two individuals assisted by the ICMT. 
 

The presenters responded to questions from Council members, advising that: 

 If the trend in referrals continues, it is likely there will be a need for more 
supportive care subsidized housing so Langley Community Services 
Society will be in communication with Fraser Health and BC Housing to 
keep them informed; 

 Those individuals who are ineligible for the program are referred to 
Langley Mental Health Services; 

 The ICMT has education/training contacts in the community to connect 
clients with should they express that as a need; 

 Discussions with respect to conversion of the Quality Inn into supportive 
housing for the homeless are still ongoing; ICMT is supposed to be 
housed at the Quality Inn once it is converted; 
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 It is unclear whether the province has jurisdiction over local government to 
proceed with the project if the Township of Langley declines to provide the 
required zoning for the site. 

Council members expressed their appreciation and support for the program. 

6. MAYOR’S REPORT 

a. Upcoming Meetings 

Regular Council Meeting – February 19, 2018 
Regular Council Meeting – March 5, 2018 

b. Metro Vancouver Update - Councillor Storteboom 

I’m happy to advise Council that Climate 2050 is being proposed to be an 
overarching climate action strategy for Metro Vancouver in order to 
encourage the reduction of greenhouse gas emissions and to adapt to 
climate impacts through education and by sharing best practices with 
member jurisdictions. 

Also, Metro Vancouver is looking at ways to reduce odour emissions 
across the region, following an increasing number of complaints from the 
public about unpleasant odours coming from a variety of sources. 
Information about the consultation process and providing public input can 
be found at the Metro Vancouver website. Recommendations for 
managing odorous air contaminants will be accepted until March 31, 2018. 

The South Surrey Interceptor is getting an upgrade. This is a pipe built in 
the early 1970s to collect and convey sewage from communities south of 
the Fraser to the Annacis Island Wastewater Treatment Plant. Significant 
growth has necessitated adding a second pipe, about 10 kilometres long, 
beside the existing sewer pipe to increase the amount of wastewater that 
the system can carry. 

At tonight’s meeting we will be voting to amend the parks service area by 
removing Abbotsford as a participant in the regional park-function. In my 
opinion, this can be considered to be a housekeeping matter as 
Abbotsford is located in the Fraser Valley Regional District. A 2/3 majority 
approval from member jurisdictions will forward the Bylaw to the Inspector 
of Municipalities for approval. 

In closing, please let me congratulate Councillor Martin for being 
appointed to the Metro Vancouver Regional Parks Committee as well as 
continuing with the Metro Vancouver Aboriginal Relations Committee and 
as Alternate Director at the Board. 

 

29



Council - Regular Meeting Minutes - February 5, 2018
Page 7 

 

c. Engineering Update 

Rick Bomhof, Director of Engineering, Parks & Environment 

Rick Bomhof, Director of Engineering, Parks & Environment provided an 
update on departmental activities as follows: 
 
Completed projects 

 New water service – Michaud Park Community garden site 

 New frost sensors installed 200 St. at 44 Ave and 5700 block 198 
St. 

 50th Ave. traffic calming – curb bulges in front of Conder Park 

 New sanitary sewer manhole at 20200 Block 56 Ave. 
 

Current projects 

 Penzer Park Washroom  

 Spray park expansion at City Park 

 48 Ave. Sewer Replacement near 210 St. 

 Culvert Re-lining – Fraser Highway under rail tracks at Production 
Way 

 Langley Bypass Culvert Replacement 

 Concept development – Fraser Highway 203 St. to 206 St. 

 Booster Pump Station Decommissioning (on 200 St) 

 SCADA System Upgrades 

 Michaud Park Community Garden 

  

Staff responded to questions and comments from members of Council, 
advising that: 

 Smart City technologies is part of the program, not a pilot project 
and will allow City to deploy limited resources more effectively; 

 Frost sensors are remote; 

 Staff will determine how many garden plots will be on Michaud and 
advise Council; 

 Staff will be monitoring the impact of the traffic calming measures 
installed between 201A Street and 201Street;  

 There is a greenway plan for Michaud Cres., so staff will be 
reviewing putting in narrowing of street, depending on budget 
approval, in 2019 or 2020; 

 Staff can obtain data on speeds of traffic travelling east/west on 
201A; 

 Staff will recommend to the RCMP to set up speed watch in the 
area. 
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d. Recreation Update 

Kim Hilton, Director of Recreation, Culture & Community Services 

Kim Hilton, Director of Recreation, Culture & Community Services 
provided an update on upcoming special events and programs for 
February as follows: 
 
Special Events 

 Youth Adventure Club activities 

 Cookie Monster Pre-school 

 Family Day 

 Coldest Night of the Year Winter Walk 

 MEC Langley City 5k/10k Runs 
 

Programs 

 Youth Drop-in Sports (grades 7-12) 

 Jam Night (grades 7-12) 

 Youth Night & Teen Time (grades 7-12) 

 Adapted Boccia 

 Home Alone Program 

 Parent and Tot Drop-ins 

 After 3 (grades 6-8) 

 Bootcamp – Indoor 

 Zumba Plus 

 55+ Circuit 

 Feel the Rhythm 

 Power Yoga 

  
Staff responded to questions and comments from members of Council, 
advising that: 

 Highlights of statistics on Timms Community Centre usage can be 
brought forward for Council’s information; 

 On-line registration is available 24/7 on the City’s website 

 This will be the second year for MEC Langley City 5k/10k Runs in 
the city; 

 Feel the Rhythm program is more of a fitness program rather than a 
dance class. 
 

e. Passing of Rhys Griffiths 

Mayor Schaffer expressed Council’s sadness at hearing of the passing of 
long-time resident and volunteer Rhys Griffiths.  
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7. BYLAWS 

a. Bylaw 3045 - Road Closure Bylaw 

First, second and third reading of a bylaw to close and remove the 
dedication of a portion of highway adjacent to 199A Street dedicated by 
Plan 33088. 

MOVED BY Councillor Martin 
SECONDED BY Councillor Arnold 
 

THAT the bylaw cited as the “Road Closure Bylaw No. 3045, 2018” be 
read a first time. 

THAT the bylaw cited as the “Road Closure Bylaw No. 3045, 2018” be 
read a second time. 

THAT the bylaw cited as the “Road Closure Bylaw No. 3045, 2018” be 
read a third time. 

CARRIED 
 

8. NEW AND UNFINISHED BUSINESS 

a. Motions/Notices of Motion 

b. Correspondence  

1. Metro Vancouver 

Resolution to approve consent to Metro Vancouver Regional Parks 
Service Amendment Bylaw, No. 1255 

 

MOVED BY Councillor Storteboom 
SECONDED BY Councillor Albrecht 

 
THAT Langley City Council approve adoption of Metro Vancouver 
Regional District Regional Parks Service Amending Bylaw No. 
1255, 2017 by providing consent on behalf of the electors. 

CARRIED 
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2. Canadian Cancer Society 

Permission to conduct Door-to-Door Canvassing from April 1 - April 
30, 2018 

 

MOVED BY Councillor van den Broek 
SECONDED BY Councillor Albrecht 
 
THAT the Canadian Cancer Society be permitted to conduct door-
to-door canvassing from April 1 to April 30, 2018. 

CARRIED 

 

3. TNI Network 

Permission to conduct Door-to-Door Canvassing for 3 weeks per 
client, in 2018 for the following: 

• World Vision 

• Red Cross 

• BC Children's Hospital 

• World Wildlife Fund 

 

MOVED BY Councillor van den Broek 
SECONDED BY Councillor Arnold 
 
THAT TNI Network be authorized to conduct door-to-door 
canvassing on behalf of World Vision, Red Cross, BC Children's 
Hospital and World Wildlife Fund up to (3) three weeks per 
organization, per calendar year in 2018. 

BEFORE THE QUESTION WAS CALLED 

Staff responded to a question from Councillor Storteboom advising 
that staff would review the Request to Conduct Door-to-Door 
Canvassing Policy to determine if the policy pertains to religious 
groups that proselytize door to door for their particular faith. 

Councillor Martin noted that some for-profit companies solicit door-
to-door which is not permitted. 

THE QUESTION WAS CALLED and same was 

CARRIED 
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c. New Business 

 

9. ADJOURNMENT 

 
MOVED BY Councillor Pachal 
SECONDED BY Councillor van den Broek 
 
That the meeting be adjourned at 8:44 pm. 

 CARRIED 
 
 

 
_________________________ 

MAYOR 

 

_________________________ 

CORPORATE OFFICER 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 142, 2018, BYLAW NO. 3036 

DEVELOPMENT PERMIT APPLICATION DP 15-17 
 

 

 

To consider a Rezoning Application and Development Permit Application by F. Adab Architects 

Inc. to accommodate a 3-storey, 33-unit townhouse development. 

 

The subject property is currently zoned RS1 Single Family Residential Zone  in Zoning Bylaw 

No. 2100 and designated “Medium Density Residential” in the Official Community Plan. All 

lands designated “Medium Density Residential” are subject to a Development Permit to address 

building form and character. 

 

Background Information: 

  

Applicant: F. Adab Achitects Inc. 

Owner: 1126337 B.C. Ltd. 

Civic Addresses: 19607, 19619, 19629, 19649, 19655 -55A Ave. 

Legal Description: Lots 69,70,71, Section 3, Township 8, Except 

Plan BCP50018, New Westminster District 

Plan 29479 and Lots A and B, Section 3, 

Township 8, New Westminster District Plan 

19555 

Site Area:  4,998 m
2
 (53,800 ft

2
 ) 

Lot Coverage: 44% 

Total Parking Required: 75 spaces (includes 7 designated visitor spaces) 

Total Parking Provided: 75 spaces (includes 7 designated visitor spaces) 

Existing Zoning: RS1 Single Family Residential Zone 

Proposed Zoning: CD51-Comprehensive Development Zone 

OCP Designation: Medium Density Residential 

Variances Requested: None 

Development Cost Charges: $462,792 (includes 5 SF DCC Credits) 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 142 

 

BYLAW NO. 3036 

 

 

A Bylaw to amend City of Langley Zoning Bylaw, 1996, No. 2100 to add a new  

Comprehensive Development Zone (CD51) and to rezone the property located at  

19607, 19619, 19629, 19649, 19655 -55A Avenue to the new zone. 

 

WHEREAS the Local Government Act authorizes a local government to zone areas of a 

municipality and to make regulations pursuant to zoning; 

 

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

enacts as follows: 

 

1. Title 

 

 This bylaw shall be cited as the “Zoning Bylaw 1996, No. 2100 Amendment No. 142, 

2018, No. 3036”. 

 

2. Amendment  

 

 (1) Bylaw No. 2100, cited as the “Zoning Bylaw, 1996, No. 2100” is hereby 

amended by adding in Part VII Comprehensive Development Zones the 

following as the new Zone classification of Comprehensive Development – 51 

(CD51) Zone: immediately after Comprehensive Development -50 (CD50) 

Zone: 

 

“VV. CD51  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 3-storey, 33-unit 

townhouse development. 

 

 

2. Permitted Uses 

 

The Land, buildings and structures shall only be used for the following 

uses only: 

 

(a) Multiple-Unit Residential; and  
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(b) Accessory uses limited to the following: 

(i) Home Occupations excluding bed and breakfast and child care 

centre. 

 

3. Site Dimensions 

 

The following lot shall form the site and shall be zoned CD 51 

Comprehensive Development Zone on the Zoning Map, City of Langley 

Zoning Bylaw, 1996, No. 2100, Schedule “A”: 

 

(a) PID:  002-167-948 

Lot 69, Section 3, Township 8, New Westminster District Plan 29479 

 

(b) PID:  009-021-116 

Lot 70, Section3, Township 8, New Westminster District Plan 29479 

 

(c) PID: 007-733-381 

Lot 71, Section 3, Township 8, New Westminster District Plan 29479 

Except Plan BCP50018 

 

(d) PID: 004-492-498 

 Lot “A”, Section 3, Township 8, New Westminster District Plan 19555 

 

(e) PID: 010-519-386 

Lot “B”, Section 3, Township 8, New Westminster District Plan 19555 

 

 

(c) Siting and Size of Buildings and Structures and Site Coverage 

 

 The location, size and site coverage of the buildings and structures of the 

Development shall generally conform to the plans and specifications 

comprising 30 pages and November, 2017 prepared by F. Adab Architects 

Inc.  and PMG Landscape Architects 1 copy of which is attached to 

Development Permit 15-17. 

 

(d) Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

prescribed in the respective zones under different Parts of this bylaw. 

 

 

(e) Other Regulations  
 

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

 

(i) General provisions on use are set out in Section I.D. of this bylaw; 
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(ii) Building Permits shall be subject to the City of Langley Building and 

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

(iii) Subdivisions shall be subject to the City of Langley Subdivision and 

Development Servicing Bylaw, and the Land Title Act.” 

 

 

READ A FIRST AND SECOND TIME this twenty-ninth day of January, 2018. 

 

A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” was held 

this -- day of  --, 2018. 

 

READ A THIRD TIME this -- day of --, 2018. 

 

APPROVED PURSUANT TO SEC 52 (3)(a) OF THE TRANSPORTATION ACT this -

- day of --, 2018. 

 

FINALLY ADOPTED this -- day of --, 2018. 

 

 

  

       _________________________ 

       MAYOR  

 

 

       _________________________ 

       CORPORATE OFFICER 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 09-17 

Development Permit Application DP 15-17 
  

  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: December 15, 2017   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 09-17/Development Permit Application DP 15-
17 to accommodate a 33 unit, 3-Storey townhouse development located at 
19607, 19619, 19629, 19649, 19655-55A Avenue be approved subject to 
execution of a Development Servicing Agreement in compliance with the 
conditions outlined in the Director of Development Services & Economic 
Development report. 

 

 
PURPOSE OF REPORT: 
 

To consider a Rezoning Application and Development Permit Application by F. 
Adab Architects Inc. to accommodate a 33 unit, 3 Storey townhouse 
development. 

 
 
POLICY: 
 

The subject properties are zoned RS1 Single Family Residential Zone in 
Zoning Bylaw No. 2100 and designated as Medium Density Residential in the 
Official Community Plan. All lands designated Medium Density Residential are 
subject to a Development Permit to address building form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: F. Adab Architects Inc. 
Owners: 1126337 BC Ltd. 
Civic Addresses: 19607, 19619, 19629, 19649, 19655 -55A 

Avenue 
Legal Description: Lots 69,70,71, Section 3, Township 8, 

Except Plan BCP50018, New Westminster 
District Plan 29479 and Lots A and B, 
Section 3, Township 8, New Westminster 
District Plan 19555 

Site Area: 4,998 m2 (53,800 ft2)  
Lot Coverage: 44% 
Total Parking Required: 75 stalls (including 7 visitor stalls) 
Total Parking Provided: 75 stalls (including 7 visitor stalls) 
Existing Zoning: RS1 Single Family Residential Zone 
Proposed Zoning: CD 51 Comprehensive Development  Zone 
OCP Designation: Medium Density Residential 
Variances Requested: None 
Development Cost 
Charges: 

$446,110.25 (includes 5 SF credits) 

Community Amenity 
Charge: 

 $66,000 

  
  
 
 

 

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

a proposed 33 unit townhouse development.  These requirements may be 

subject to change upon receipt of a development application. 

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

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

which apply to this Development.  

 

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

and approved by a Professional Engineer: 
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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.  Replacement of the existing watermain may be 

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

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

Guide to Recommended Practice, 1995”.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department.  A hydrant is required within a ROW in the lane 

north of the site.   

4. Design and construct a half-width road on 55A Avenue along the property 

frontage to a City of Langley Collector standard; including pavement, 

barrier curb and gutter, sidewalk, boulevard, street lighting, street trees 

and storm drainage. Additionally, any widening of the pavement structure, 

required to meet the design road width, will need to be designed by a 

geotechnical engineer. A cash-in-lieu amount for the top lift of pavement 

will be paid to the City, amount to be calculated by the developer’s 

engineer. 

5. The full construction of the rear lane north of the site and construction of 

an 8.0m wide lane along the west side of the site, to 55A Avenue, is 

required.  A corner truncation is required at the intersection of the lanes.  A 

decorative concrete wall along the 196 Street fence line, adjacent the lane, 

is required.  Drainage infrastructure shall be provided to collect and 

convey runoff generated within the lanes. There will be no vehicle access 

to the site from 55A Avenue. 

6. New water, sanitary and storm sewer service connections are required. 

The developer’s engineer will determine the appropriate main tie in 

locations and size the connections for the necessary capacity. The 

capacity of the existing water and sewer mains should be assessed and 

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

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

main, at the Developer’s expense, upon application for Demolition permit. 

7. Undergrounding of the existing overhead Hydro and Telus is required 

along the 55A Avenue frontage. 

8. A stormwater management plan for the site, including 55A Avenue and the 

lanes, is required.  Rainwater management measures used on site shall 
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limit the release rate to mitigate flooding and environmental impacts as 

detailed in the Subdivision and Development Bylaw. 

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

complete an assessment of the proposed development to ensure 

compliance with the Riparian Area Regulations. The QEP shall propose 

measures to mitigate environmental impacts and compensate for lost 

habitat due to the infilling of the ditches along 55A Avenue and the lane, 

and must apply to DFO for approval.  

10. The site layout shall be designed by a civil engineer to ensure that the 

parking and access layout meets minimum design standards, including 

setbacks from property lines. Appropriate turning templates should be 

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

vehicle. 

11. Upgrade existing 150mm AC watermain on 55A Avenue to 200mm PVC 

for the full property frontage and tie-in at 196 Street. Replace existing fire 

hydrant. 

 

 

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

fees: 

1. A Security Deposit of 110% of the estimated offsite works construction 

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

Parks and Environment. 

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 a storm, sanitary and water connection is required, which will 

be determined after detailed civil engineering drawings are submitted, 

sealed by a Professional Engineer. 

4. A $20,000 bond for the installation of a water meter to current standards.  

 

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

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

site are required. 

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

are the responsibility of the developer/owner. 

3. A water meter is required to be installed outside in a vault away from any 

structures in accordance to the City's  water meter specifications at the 

developer's cost. A double detector check valve assembly is required to 
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be installed outside away from any structure in a vault as per the City's 

specifications. 

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

domestic water connection immediately upon entering the building to 

provide premise isolation. 

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

drainage.   

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

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

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

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

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

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

manual. 

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

properties, or roadways. 

9. The development falls within the area requiring approval from the Ministry 

of Transportation and Infrastructure for rezoning. The developer agrees to 

comply with any requirements that the Ministry may impose on the 

development. 

10. 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” 

 
 
Discussion: 
 
 The applicant is proposing to redevelop the last five existing single family 
 residential properties at the north-west corner of 55A Avenue with an
 attractive, 3 storey, 33 unit townhouse development. Vehicular access is 
 provided from the rear lane and internal  roads. Units are oriented toward 
 the 55 A Avenue where possible. Resident parking is provided in enclosed 
 secure garages with a combination of tandem parking and side by side 
 double garages. 
 
 The current unconstructed gravel lane to the north will be upgraded and 
 constructed by the developer. In addition, an 8.0m wide lane will be 
 dedicated and constructed along the western side of the site in order to 
 allow for the lane to be connected to 55A Avenue. 
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 The form and character of the townhouse complex integrates a variety of   
 exterior finishes, including cultured stone, hardie siding/board and 
 horizontal siding, providing a contemporary west coast architectural 
 expression. All units will have private root top decks providing desired 
 outdoor amenity space. 
 
 The proposed development benefited from a Crime Prevention Through 
 Environmental Design (CPTED) report by a qualified consultant whose 
 recommendations are incorporated in the plans. 
 
 The subject application complies with the Official Community Plan’s 
 Development Permit Area Guidelines for Townhouse Developments. 
  
 
 
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 their January 10, 2018 meeting. A copy of the APC 
 minutes will be presented to Langley City Council at the January 29, 2018 
 Regular Council meeting. 
 
BUDGET IMPLICATIONS: 

 
 In accordance with Bylaw No. 2482, the proposed development would 
 contribute $446,110.25 to Development Cost Charge accounts and 
 $66,000 in Community Amenity Charges.  

 
 
ALTERNATIVES: 
 

1) Require changes to the applicant’s proposal. 
2) Deny application. 
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Prepared by:  
 

  
__________________________________________   
Gerald Minchuk, MCIP, RPP 
Director of Development Services & Economic Development 
 
 

Concurrence:                                                           Concurrence: 
 

 
__________________________                          _________________________ 
Rick Bomhof, P.Eng.       Rory Thompson, Fire Chief 
Director of Engineering, Parks & 
Environment 
 
 
 
Attachment(s): 
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CITY OF LANGLEY 

 

MOTION 

 
Development Permit No. 03-18 (Langley Mall) – 5501 204 Street 
 
THAT Development Permit Application DP 03-18 to accommodate a new 288 m2  
(3,100 ft2) commercial building located at 5501-204th Street be approved subject to 
execution of a Development Servicing Agreement in compliance with the conditions 
outlined in the Director of Development Services & Economic Development report. 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Development Permit Application DP 03-18   
  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: January 30, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Development Permit Application DP 03-18 to accommodate a new 288 
m2  (3,100 ft2) commercial building located at 5501-204th Street be approved 
subject to execution of a Development Servicing Agreement in compliance 
with the conditions outlined in the Director of Development Services & 
Economic Development report. 

 

 
PURPOSE OF REPORT: 
 

To consider an application by Turner Architecture for a 288 m2 (3,100 ft2) 
commercial building. 

 
 
POLICY: 
 

The subject property is zoned C1 Downtown Commercial and designated 
Downtown Commercial in the Official Community Plan. All land designated 
Downtown Commercial are subject to a Development Permit to address 
building form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: Turner Architecture 
Owner: First Capital (Langley Mall) Corporation  
Civic Addresses: 5501 -204th Street 
Legal Description: Lot 375, District Lot 36, Group 2, New 

Westminster District Plan 46221 
Gross Floor Area: 288 m2 (3,100 ft2) 
Total Parking Required: 10 spaces (including 2 H/C stalls) 
Total Parking Provided: 10 spaces (including 2 H/C stalls) 
Existing Zoning: C1 Downtown Commercial Zone 
OCP Designation: Downtown Commercial 
Variances Requested: None 
Exterior Finishes: Brick Veneer, Metal Façade, Glass, Wood 

Trim 
   
 

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

a proposed 288 square metre commercial building.  These requirements may 

be subject to change upon receipt of a development application. 

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

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

which apply to this Development.  

 

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

and approved by a Professional Engineer: 

 
1. Implement erosion and sediment control measures designed and 

approved by a qualified professional as per 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 in the 
area is adequate for fire flows.  Replacement of the existing watermain 
may be necessary to achieve the necessary pressure and flows to 
conform to Fire Underwriters Survey (FUS) “Water Supply for a Public Fire 
Protection, a Guide to Recommended Practice, 1995”.  
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3. Assess the capacity of the existing sanitary and storm sewer system for 
full future development conditions and loadings from the catchment area 
surrounding and including the development site. Upgrade sanitary/storm 
system capacity as required. 

4. A water meter is required to be installed in accordance with the City's 
specifications. This shall be provided in a vault located outside of any 
buildings and immediately adjacent to the property line.  

5. Street lighting on Douglas Crescent fronting the development shall be 
assessed.  Additional streetlights shall meet City of Langley downtown 
streetlight specifications.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department. 

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

1. The City would require a Security Deposit of 110% of the estimated 
construction costs of installing civil works, as approved by the Director of 
Engineering, Parks and Environment. 

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

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

4. The City would require a $20,000 bond for the installation of a water meter 
to current standards.  

 
NOTE:  Deposits are estimates only.  The actual cost incurred for the 
work will be charged. 

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

1. Provide underground hydro and telephone, and cable services to the 
development site. 

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

3. A "Stormceptor" oil separator or equivalent is required for surface drainage 
such as a paved parking lot, and is to drain into the storm sewer. 

85



To: Advisory Planning Commission  
Date: January 30, 2018 
Subject: Development Permit Application DP 03-18 
Page 4 

 

 

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

5. The garbage enclosure shall be located on the developed parcel. 
Garbage, green waste and recycling enclosures shall be designed to meet 
Metro Vancouver's Technical Specifications for Recycling Storage Space 
and access for Commercial properties. 

6. The selection, location and spacing of street trees shall be subject to the 
approval of the Manager of Parks Operations. 

7. The City’s Pavement Cut Policy sets out pavement restoration 
requirements for any servicing of this development. 

8. 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. 

9. Grant a reciprocal access agreement to enable access through the 
Langley Mall property to the adjacent lot (20300 Douglas Crescent). 
 

 
Development Services Comments: 
 
 
Langley Mall is located within one of the eight ‘Special Design Districts’ of 
the Downtown Master Plan (DMP). The DMP envisions significant 
redevelopment opportunities at Langley Mall, including infill 
commercial/retail pads along the Douglas Crescent frontage to reinforce 
the street wall and use of largely underutilized space. The owners of 
Langley Mall, First Capital (Langley Mall) Corporation, are proposing a 
modest 288 m2 (3,100 ft2) commercial addition to their property at the 
northwest corner of the site. The anticipated tenant uses for the building 
are unknown at this time. 
The new building is visually important from all four sides and each 
elevation has been designed to be architecturally appealing from each 
compass point of view.  
Exterior finish materials are in accordance with the Downtown 
Development Permit area guidelines. The architectural palette uses 
products and colors to create a refined composition. The use of brick and 
wood trellis elements on the proposed and anticipated future pad buildings 
will complement and reinforce the hard and soft landscape treatment for 
the Douglas Crescent street edge and ultimately achieve a visually 
pleasing, continuous street wall. 

 

 
 
 

86



To: Advisory Planning Commission  
Date: January 30, 2018 
Subject: Development Permit Application DP 03-18 
Page 5 

 

 

Fire Department Comments: 
 

Langley City Fire-Rescue Service has reviewed the attached plans. 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 application will be reviewed by the Advisory Planning 
Commission at the February 14, 2018 meeting. A copy of the APC 
minutes will be presented to Langley City Council at the February 19, 2018 
Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
 In accordance with Bylaw No. 2482, the proposed development would 
 contribute $13,309.85 to City Development Cost Charge accounts. 

 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal.  
 

 
Prepared by:  
 

  
__________________________________________   
Gerald Minchuk, MCIP, RPP 
Director of Development Services & Economic Development 
 
 
Concurrence:     Concurrence: 

 
_______________________   __________________________ 
Kara Jefford, P.Eng     Rory Thompson, Fire Chief 
Manager of Engineering 
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EXPLANATORY MEMO 
 

ROAD CLOSURE BYLAW NO. 3045 
 

 

The purpose of Bylaw 3045 is to remove the dedication of highway and to close 
the portion of road (532.8 m2) located adjacent to 199A Street dedicated by Plan 
33088 as the City intends to the sell the property and the road is no longer 
required.  
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ROAD CLOSURE BYLAW NO. 3045 
 

 
A bylaw to close and remove the dedication of a portion of highway adjacent to 199A 
Street dedicated by Plan 33088. 
 

WHEREAS, pursuant to Section 40 of the Community Charter, Council may, by 
bylaw, close all of a highway to traffic and remove the dedication of the highway 
if, prior to adopting the bylaw, Council publishes notice of its intention in a 
newspaper and provides an opportunity for persons who consider they are 
affected by the bylaw to make representations to Council; 
 
AND WHEREAS the Council of the City of Langley deems it expedient to close to 
traffic and remove the dedication of highway from the public highway comprising 
532.8 square metres, created by the deposit of Plan 33088, which area is shown 
outlined in bold black on Schedule A -  Reference Plan Of Closed Road 
EPP78542; 
 
AND WHEREAS the City of Langley has published notice of its intention to close 
that portion of highway to traffic and to remove its dedication as highway, has 
delivered notice to the operators of utilities whose transmission or distribution 
facilities or work Council considers will be affected, and has provided an 
opportunity for persons who consider they are affected by the closure and 
disposition to make representations to Council;  
 
NOW THEREFORE the Council of the City of Langley in open meeting 
assembled enacts as follows: 
 
1. Title 

 

 (1) This bylaw shall be cited as the “Road Closure Bylaw No. 3045, 2018”. 
 

2. Authorization and Road Closure 
 

(1) Attached to this Bylaw as Schedule “A” and forming part of this Bylaw 

is a copy of the reference plan of highway closure EPP78542 prepared 

by Gene Nikula., BCLS #803 completed and checked on the 5th day of 

December, 2017 (the “Road Closure Plan”) 

 

(2) The City hereby authorizes the closure to traffic and removal of 

highway dedication of the approximate 532.8 square metre portion of 

highway created by the deposit of Plan 33088, labeled “Closed Road 

Dedicated Road on Plan 33088” on the Road Closure Plan (the 

“Closed Road”). 
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(3) On deposit of the Road Closure Plan and all other documentation for 

the closure of the Closed Road in the New Westminster Land Title 

Office, the Closed Road is closed to public traffic, it shall cease to be 

public highway, and its dedication as a highway is cancelled. 

 
(4) The Mayor and Corporate Officer are authorized to execute all deeds 

of land, plans, and other documentation necessary to effect this road 

closure.  

 
READ A FIRST, SECOND AND THIRD TIME this 5

th
 day of February, 2018. 

 
OPPORTUNITY FOR PUBLIC COMMENT this     day of        , 2018. 
 
FINALLY ADOPTED this     day of        , 2018. 
 

       
   
      _________________________ 
      MAYOR  

 
________________________ 
CORPORATE OFFICER
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SCHEDULE “A” 

 

REFERENCE PLAN OF CLOSED ROAD EPP78542 
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                  Backgrounder:
                Canadian Pharmacare

Unifor advocates for the creation of a public, national pharmacare program. Providing a robust social system 
that includes universal access to health care is critically essential for Canada to succeed in a global economy.  
However, Canada remains the only developed country with a universal health care system that has no 
universal prescription drug coverage.

The High Cost of Prescription Drugs in Canada

Canadians (and often employers on their behalf through workplace drug plans) pay more for 
pharmaceuticals than almost any country in the world. Our country’s drug spending on a per capita basis is 
30 per cent above the OECD average and second amongst OECD countries only after the United States. This 
is clearly unsustainable in the longer term and workplace drug plans are under enormous pressure to contain, 
if not shift costs (possibly onto the workforce).  

When it comes to prescription drug coverage, Canadians face a bewildering patchwork of programs and 
plans. An estimated 43 per cent of spending on prescription drugs is through publicly-funded plans providing 
coverage for the elderly, disabled and/or low-income Canadians. More than one third, or 35 per cent, is 
funded by private insurance, with the remainder including another 22 per cent that is paid out-of-pocket by 
Canadians. 

 Prescription drug spending in the private sector has increased drastically over the last two decades from 
$3.6 billion in 1993 to almost $11 billion  in 2015. The lack of universal access often results in real harm - with 
non-adherence or drug interactions resulting in hospital admissions and additional public costs and loss of 
life. It is estimated that private drug plans reimbursed for $5.1 billion in 2012 alone without evidence of that 
spending yielding any therapeutic benefi ts in return.

Recent research has documented a signifi cant international di� erence in average per capita expenditures 
on primary care pharmaceuticals - those routinely prescribed by primary care providers in six therapeutic 
categories: hypertension, pain, cholesterol, diabetes, ulcers and antidepressants - across other high-income 
nations with universal health systems. Spending was consistently lower among single-payer pharmaceutical 
systems due to lower prices and selection of lower cost treatment options. Compared to the ten countries 
with universal coverage of outpatient prescription drugs, Canada recorded list prices about 61 per cent higher 
despite having a comparable volume - representing an estimated $2.3 billion ‘oversend’ relative to average 
costs in these other countries.

What Pharmacare Can Do For Us

A universal pharmacare plan for Canada would improve access and a� ordability through bulk purchase 
and negotiated pricing with drug manufacturers; it would eliminate duplication and cost-shifting amongst 

                  
                Canadian Pharmacare
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existing payers while promoting integration amongst health care providers. A universal pharmacare plan 
including an evidence-driven drug assessment process could also help distinguish and discriminate between 
drug products in order to ensure the quality, safety, and cost-e� ectiveness of prescribed medicines. Recent 
studies show a national drug plan through bulk purchasing could lower the costs of drugs enough to fi nance 
a full pharmacare system with no increase to government costs, and in fact a net savings of up to $7 billion 
annually to Canadians. Even the federal Parliamentary Budget O�  ce (PBO) estimates minimum savings of at 
least $4 billion annually based on the most comprehensive drug coverage.

 As far back as 1964, the Royal Commission on Health Services recommended that a universal drug 
insurance plan be established for all Canadians. The National Health Forum, under Jean Chrétien in 1997, 
also recommended universal drug coverage. The Romanow Commission in 2002 recommended catastrophic 
drug coverage as a fi rst step towards universal pharmacare. 

The Time to Act is Now

We stand at a unique juncture in Canadian history in terms of the transformative change necessary 
to address the critical issues of access, appropriateness, value and safety through a universal national 
pharmacare strategy. Unifor’s call for a national pharmacare program in Canada is not only rooted in the 
well-established economic benefi ts of implementing such a program, but is also based on the principle that 
all Canadians should have equitable access to medically necessary prescription drugs without fi nancial or 
other barriers. Currently, about 8.4 million working Canadians do not have any prescription drug coverage.

A universal pharmacare has even more pharmacare champions today such as Ontario’s Health Minister Eric 
Hoskins, a passionate advocate willing to state the obvious case that access to prescription medicine must 
be more equitable in Canada and would improve health outcomes, but also that such a plan would generate 
savings for all Canadians of up to $10.7 billion in prescription drugs. Both the Ontario Liberal and Ontario 
New Democratic Party have proposed signifi cant policy initiatives to support evolving towards a universal 
pharmacare plan. At the Premiers conference this past July, Premiers, including Ontario Premier Kathleen 
Wynne, Newfoundland Premier Dwight Ball and Manitoba Premier Brian Pallister all joined together to call on 
the Federal government to bring prescription medications under our Medicare system.

Latest polls show 91 per cent of Canadians want a national drug plan.

Take Action

Visit www.unifor.org/en/take-action/campaigns/universal-pharmacare to  sign the petition and fi nd out 
more about getting involved in the campaign for a national pharmacare plan.

SA:amvcope343
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CITY OF LANGLEY 

 
REQUEST TO APPEAR AS A DELEGATION / 

COMMUNITY SPOTLIGHT 
 

To appear before Council as a Delegation or Community Spotlight at a Council Meeting, please 
submit a written request to the Corporate Officer by 12:00 p.m. noon on the Wednesday prior to 
the scheduled Council Meeting.  You may complete this form or provide a letter however please 
ensure the letter contains the information requested on this form.  You can submit your request 
by email to pkusack@langleycity.ca, in person or by mail at City Hall (20399 Douglas Crescent, 
Langley BC V3A 4B3), or by fax at 604-514-2838. A staff member will contact you to confirm the 
meeting date at which you are scheduled to appear before Council.   
Council meetings take place at 7:00 p.m. in the Council Chambers on the second floor of 
Langley City Hall. Delegations are defined as an individual, group of organization making a 
request of Council. A Community Spotlight is an individual, group or organization providing 
information or updates on an event or activity.  Delegations are limited to a five (5) minute 
presentation and Community Spotlights are limited to a ten (10) minute presentation. You may 
speak on more than one (1) topic but you must keep your presentation within the prescribed time 
limit. 
Please attach any material that you wish Council to review in advance of the meeting to this 
form. 
 
DATE:   January 26, 2018    REQUESTED  MEETING DATE: February 19, 2018 
 
NAME: Leanne Cassap and Karen Klein 
 
ORGANIZATION NAME: Insurance Corporation of British Columbia 
 
ADDRESS: 6000 Production Way, Langley  V3A 6L5 
 
CONTACT NUMBER:  604-533-7472 or 604-789-7483 
 
EMAIL ADDRESS: Leanne.cassap@icbc.com  
 
TOPIC: ICBC would like to acknowledge the partnerships with both the City of Langley  

and the Lower Mainland District Integrated Road Safety Unit by presenting 
plaques/letters of appreciation for their strong commitment and support of road 
safety, specifically distracted driving, over the past two years. 

  
AUDIO/VISUAL NEEDS: possibly 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 143, 2018, BYLAW NO. 3049 

DEVELOPMENT PERMIT APPLICATION DP 02-18 
 

 

 

To consider a Rezoning Application and Development Permit Application by F. Adab Architects 

Inc. to accommodate a 3-storey, 26-unit townhouse development. 

 

The subject property is currently zoned RS1 Single Family Residential Zone  in Zoning Bylaw 

No. 2100 and designated “Medium Density Residential” in the Official Community Plan. All 

lands designated “Medium Density Residential” are subject to a Development Permit to address 

building form and character. 

 

Background Information: 

  

Applicant: F. Adab Architects Inc. 

Owners: R. Hans, G. Hans, G. Hans, G. Hans, J. Gill, 

S. Gill 

Civic Addresses: 19608, 19618, 19630, 19642-56
th

  Ave. 

Legal Description: Lots 1 &2, Section 3, Township 8, New 

Westminster District, Plan 9565; Lot 3, Section 

3, Township 8, New Westminster District, Plan 

9565 Except Plan BCP50413; Lot 63, Section 

3, Township 8, New Westminster District, Plan 

25734 Except Plan BCP50080  

Site Area: 3,671.2m
2
 (39,516.44 ft

2
 ) 

Lot Coverage: 44% 

Total Parking Required: 52 spaces (plus 5 designated visitor spaces) 

Total Parking Provided: 52 spaces (plus 5 designated visitor spaces) 

Existing Zoning: RS1 Single Family Residential Zone 

Proposed Zoning: CD52-Comprehensive Development Zone 

OCP Designation: Medium Density Residential 

Variances Requested: None 

Development Cost Charges: $350,215.50 (includes 4 SF DCC Credits) 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 143 

 

BYLAW NO. 3049 

 

 

A Bylaw to amend City of Langley Zoning Bylaw, 1996, No. 2100 to add a new  

Comprehensive Development Zone (CD52) and to rezone the property located at  

19608, 19618, 19630, 19642-56th Avenue to the new zone. 

 

WHEREAS the Local Government Act authorizes a local government to zone areas of a 

municipality and to make regulations pursuant to zoning; 

 

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

enacts as follows: 

 

1. Title 

 

 This bylaw shall be cited as the “Zoning Bylaw 1996, No. 2100 Amendment No. 143, 

2018, No. 3049”. 

 

2. Amendment  

 

 (1) Bylaw No. 2100, cited as the “Zoning Bylaw, 1996, No. 2100” is hereby 

amended by adding in Part VII Comprehensive Development Zones the 

following as the new Zone classification of Comprehensive Development – 52 

(CD52) Zone: immediately after Comprehensive Development -48 (CD51) 

Zone: 

 

“WW”. CD52  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 3-storey, 26-unit 

townhouse development. 

 

 

2. Permitted Uses 

 

The Land, buildings and structures shall only be used for the following 

uses only: 

 

(a) Multiple-Unit Residential; and  
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(b) Accessory uses limited to the following: 

(i) Home Occupations excluding bed and breakfast and child care 

centre. 

 

3. Site Dimensions 

 

The following lot shall form the site and shall be zoned CD 52 

Comprehensive Development Zone on the Zoning Map, City of Langley 

Zoning Bylaw, 1996, No. 2100, Schedule “A”: 

 

(a) PID:  011-412-682 

Lot 1, Section 3, Township 8, New Westminster District Plan 9565 

 

(b) PID:  011-412-704 

Lot 2, Section3, Township 8, New Westminster District Plan 9565 

 

(c) PID: 011-412-712 

Lot 3, Section 3, Township 8, New Westminster District Plan 9565 

Except Plan BCP50413 

 

(d) PID: 004-492-498 

 Lot 63, Section 3, Township 8, New Westminster District Plan 25734 

 Except Plan BCP50080 

 

 

 

(c) Siting and Size of Buildings and Structures and Site Coverage 

 

 The location, size and site coverage of the buildings and structures of the 

Development shall generally conform to the plans and specifications 

comprising 35 pages and dated November, 2017 prepared by F. Adab 

Architects Inc.  and M2 Landscape Architecture 1 copy of which is attached 

to Development Permit 15-17. 

 

(d) Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

prescribed in the respective zones under different Parts of this bylaw. 

 

 

(e) Other Regulations  
 

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

 

(i) General provisions on use are set out in Section I.D. of this bylaw; 
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(ii) Building Permits shall be subject to the City of Langley Building and 

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

(iii) Subdivisions shall be subject to the City of Langley Subdivision and 

Development Servicing Bylaw, and the Land Title Act.” 

 

 

READ A FIRST AND SECOND TIME this -- day of --, 2018. 

 

A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” was held 

this -- day of  --, 2018. 

 

READ A THIRD TIME this -- day of --, 2018. 

 

APPROVED PURSUANT TO SEC 52 (3)(a) OF THE TRANSPORTATION ACT this -

- day of --, 2018. 

 

FINALLY ADOPTED this -- day of --, 2018. 

 

 

  

       _________________________ 

       MAYOR  

 

 

       _________________________ 

       CORPORATE OFFICER 
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 REZONING APPLICATION RZ 02-18 
DEVELOPMENT PERMIT APPLICATION DP 02-18 

 
Civic Address: 19608, 19618, 19630, 19642 – 56 Avenue 
Legal Description: Lots 1 & 2, Section 3, Township 8, New Westminster 

District, Plan 9565; Lot 3, Section 3, Township 8, New 
Westminster District, Plan 9565 Except Plan BCP50413; 
Lot 63, Section 3, Township 8, New Westminster District, 
Plan 25734 Except Plan BCP50080 

Applicant: M. Brar 
Owner: R. Hans, G. Hans, G. Hans, G. Hans, J. Gill, S. Gill,  

1141632 B.C. Ltd. 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 02-18 

Development Permit Application DP 02-18 
  

  
 

File #: 6620.00 

From: Development Services & Economic 
Development Department 

Doc #:  

    
Date: February 2, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 02-18/Development Permit Application DP 02-
18 to accommodate a 26-unit 3-storey townhouse development located at 
19608, 19618, 19630, 19642 -56th Avenue be approved subject to execution of 
a Development Servicing Agreement in compliance with the conditions 
outlined in the Director of Development Services & Economic Development 
report. 

 

 
PURPOSE OF REPORT: 
 

To consider a Rezoning Application and Development Permit Application by 
Quadstar Development Ltd. to accommodate a 26-unit townhouse 
development. 
 
     

POLICY: 
 

The subject properties are currently zoned RS1 Single Family Residential 
Zone in Zoning Bylaw No. 2100 and designated as Medium Density 
Residential in the Official Community Plan. All lands designated Medium 
Density Residential are subject to a Development Permit to address building 
form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant’s Architect: F.Adab Architects Inc. 
Owner: Quadstar Development Ltd. 
Civic Addresses: 19608, 19618, 19630, 19642 -56th Avenue 
Legal Description: Lots 1 and Lot 2, Section 3, Township 8,   

New Westminster District Plan 9585, Lot 3, 
Section 3, Township 8, New Westminster 
District Plan 9585, Except Plan BCP 
50413, and Lot 63, Section 3, Township 8, 
New Westminster District Plan 25734, 
Except Plan BCP 50080 

Site Area: 39,516.44 ft2 (3,671.2 m2) 
Lot Coverage: 44% 
Total Parking Required: 52 stalls, plus 5 visitor stalls 
Total Parking Provided: 52 stalls, plus 5 visitor stalls 
Existing Zoning: RS1 Single Family Residential Zone 
Proposed Zoning: CD52 Comprehensive Development Zone 
OCP Designation: Medium Density Residential 
Variances Requested: None 
Development Cost 
Charges: 

$350,215.50 (including 4 SF DCC credit) 

Community Amenity 
Charge: 

 $52,000 

  
  
 
 

 

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

a proposed 26 unit townhouse development.  These requirements may be 

subject to change upon receipt of a development application. 

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

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

which apply to this Development.  
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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.  Replacement of the existing watermain may be 

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

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

Guide to Recommended Practice, 1995”.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department.   

4. The condition of the existing pavement on 56 Avenue shall be assessed 

by a geotechnical engineer.  Pavements shall be adequate for an 

expected road life of 20 years under the expected traffic conditions for the 

class of road. Road construction and asphalt overlay designs shall be 

based on the analysis of the results of Benkelman Beam tests and test 

holes carried out on the existing road which is to be upgraded.  If the 

pavement is inadequate it shall be remediated, at the developer’s cost. 

5. Access to the site shall be limited to the laneway.  All existing driveway 

crossings from 56 Avenue shall be removed. 

6. A property dedication of 2.13m is required along 56 Avenue for future road 

widening.  Property dedication along the west side of site to match existing 

ROW and corner truncation. 

7. The full construction of the rear lane fronting the site is required.  Drainage 

infrastructure shall be provided to collect and convey runoff generated by 

the lane.  A temporary hammerhead turn around at the west side of the 

lane may be required. 

8. New water, sanitary and storm sewer service connections are required. 

The developer’s engineer will determine the appropriate main tie in 

locations and size the connections for the necessary capacity. The 

capacity of the existing water and sewer mains should be assessed and 

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

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

main, at the Developer’s expense, upon application for Demolition permit. 
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9. Undergrounding of the existing overhead Hydro and Telus is required 

along the 56 Avenue frontage. 

10. A stormwater management plan for the site and the lane is required.  

Rainwater management measures used on site shall limit the release rate 

to mitigate flooding and environmental impacts as detailed in the 

Subdivision and Development Bylaw. 

11. The site layout shall be designed by a civil engineer to ensure that the 

parking and access layout meets minimum design standards, including 

setbacks from property lines. Appropriate turning templates should be 

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

vehicle. 

 

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

fees: 

1. A Security Deposit of 110% of the estimated offsite works construction 

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

Parks and Environment. 

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 a storm, sanitary and water connection is required, which will 

be determined after detailed civil engineering drawings are submitted, 

sealed by a Professional Engineer. 

4. A $20,000 bond for the installation of a water meter to current standards.  

 

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

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

site are required. 

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

are the responsibility of the developer/owner. 

3. A water meter is required to be installed outside in a vault away from any 

structures in accordance to the City's  water meter specifications at the 

developer's cost. A double detector check valve assembly is required to 

be installed outside away from any structure in a vault as per the City's 

specifications. 

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

domestic water connection immediately upon entering the building to 

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

drainage.   

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

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

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

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

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

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

manual. 

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

properties, or roadways. 

9. The development falls within the area requiring approval from the Ministry 

of Transportation and Infrastructure for rezoning. The developer agrees to 

comply with any requirements that the Ministry may impose on the 

development. 

10. 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” 

 

Discussion: 
 
 The applicant is proposing to redevelop 4 lots at the south east corner of 
 196 Street and 56 Avenue with an attractive, 3-storey, 26-unit townhouse 
 development. Vehicular access is provided form the rear lane and internal 
 road, with pedestrian access provided from 56 Avenue.  
  
 The current un-constructed lane to the south that will be will be paved by 
 this developer and the developer of the townhouse development to the 
 south. This lane turns southward and will be connected to 55A Street. 
 In addition, a 2.13 metre road dedication is required along 56th 
 Avenue frontage. 
 
 Southern portion of the site faces a 6'.0” high concrete block along 196 
 Street. This wall is intended to create a sound buffer between 196 Street 
 and the developments to the south. The site faces single family lots to the 
 east which are all designated for future multi-family developments. The 
 site faces commercial uses across the roads to the north and west.  
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The project’s intent is to create a vibrant pedestrian friendly development with 
Identifiable entries and Individual canopies, and a sense of community. The 
development offers a variety of unit types and sizes. The average size of the 
two bedroom townhome is 1,350 ft2 and the average size of a three bedroom 
townhouse is 1,500 ft2. 
 
The form and character of the townhouse development integrates a variety of 
exterior finishes, including brick, hardie siding/paneling, PVS Siding, 
providing a contemporary architectural expression. All units will have private 
roof top patios providing desired outdoor amenity space. 

  
The site is designated as Medium Density Residential in the Official 
Community Plan. This density allows for a 4 storey condominium multiple 
family development, with a density of 70 units per acre. This proposed 
development is 3 stories in height, and has a proposed density of 28.6 units 
per acre. In addition, the subject application complies with the Official 
Community Plan’s Development Permit Area Guidelines for Townhouse 
Developments. 

 
The proposed development benefited from a Crime Prevention Through 
Environmental Design (CPTED) report by a qualified consultant whose 
recommendations are incorporated in the plans. 

 
 
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 February 14th, 2018 meeting. A copy of the APC minutes will be presented 
to Langley City Council at the February 19th, 2018 Regular Council meeting. 

 
 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed development would 
contribute $350,215.50 to Development Cost Charge accounts and $52,000 
in Community Amenity Charges.  
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ALTERNATIVES: 
 

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

 
 
Prepared by:  
 

  
__________________________________________   
Gerald Minchuk, MCIP 
Director of Development Services & Economic Development 
 
 
Concurrence:     Concurrence: 
 

 
__________________________   __________________________ 
Kara Jefford, P.Eng.    Rory Thompson, Fire Chief 
Manager of Engineering     
 
 
 
Attachment(s): 
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.2    Fertilizer:  An organic and/or inorganic compound containing Nitrogen (N), Phosphate (25), and Potash (soluble 2) in proportions required by soil test. .3    Lime:  Ground agricultural limestone.  Meet requirements of the B.C. Landscape Standard. .4    Organic Additive: Commercial compost product to the requirements of the B.C. Landscape Standard, LATEST EDITION and pre-approved by the Landscape Architect.  Recommended suppliers: Yardworks, The Answer Garden Products, Fraser Richmond Soils & Fibre, Stream Organics Management. .5    Sand:  Clean, washed pump sand to meet requirements of the B.C. Landscape Standard. .6    Composted Bark Mulch:  10mm (3/8") minus Fir/Hemlock bark chips and fines, free of chunks and sticks, dark brown in colour and free of all soil, stones, roots or other extraneous matter.  Fresh orange in colour bark will be rejected. .7    Herbicides and Pesticides:  If used, must conform to all federal, provincial and local statutes.  Appliers must hold current licenses issued by the appropriate authorities in the area. .8    Filter Fabric:  A non biodegradable blanket or other filtering membrane that will allow the passage of water but not fine soil particles.  (Such as MIRAFI 140 NL, GEOLON N40 OR AMOCO 4545 or alternate product pre-approved by the Landscape Architect.) .9    Drainage Piping if required: Schedule 40 PVC nominal sizes. .10    Drain Rock:  Clean, round, inert, durable, and have a maximum size of 19mm and containing no material smaller than 10mm. .11    Plant Material:  To the requirements of the B.C. Landscape Standard.  Refer to 3.9, Plants and Planting.  All plant material must be provided from a certified disease free nursery.  Provide proof of certification. .12    Sod:  Refer to individual sections in this specification. .13    Supplier and installers of segmental block walls to provide engineered drawings for all walls: signed and sealed drawings for all walls, individually, in excess of 1.2m, or combinations of walls collectively in excess of 1.2m.  Installations must be reviewed and signed off by Certified Professional Engineer; inlcude cost of engineering services in Tender price. .14    Miscellaneous:  Any other material necessary to complete the project as shown on the drawings and described herein.
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TABLE ONE:  PROPERTIES OF GROWING MEDIUM FOR LEVEL 2 GROOMED AND LEVEL 3 MODERATE AREAS
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Low Traffic Areas.
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Trees and Large Shrubs
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High Traffic
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Lawn Areas
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and Planters
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Planting Areas
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Growing Medium Types
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2L
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2H
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2P
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Texture
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Coarse Gravel:
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larger than 25mm
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All Gravel:
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larger than 2mm
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Sand:

AutoCAD SHX Text
larger than 0.05mm
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smaller than 2.0mm

AutoCAD SHX Text
Silt:

AutoCAD SHX Text
larger than 0.002mm
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smaller than 0.05mm
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Clay:
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smaller than 0.002mm
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Clay and Silt Combined
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0 - 1%
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0 - 5%
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50 - 80%
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10 - 25%
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0 - 25%
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maximum 35%
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0 - 1%
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0 - 5%
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70 - 90%
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0 - 15%
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0 - 15%
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maximum 15%
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0 - 1%
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0 - 5%

AutoCAD SHX Text
40 - 80%
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maximum 35%
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Percent Of Dry Weight of Total Growing Medium
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Percent Of Dry Weight of Growing Medium Excluding Gravel
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Organic Content (coast):
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3 - 10%
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3 - 5%
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10 - 20%
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Acidity (pH):
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6.0 - 7.0
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6.0 - 7.0
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4.5 - 6.5
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Drainage:
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Percolation shall be such that no standing water is visible 60 minutes after at least 10 minutes of moderate to heavy rain or irrigation.

AutoCAD SHX Text
.1    Prior to any work on site - protect individual trees or plant groupings indicated as retained on landscape plans as vegetation retention areas. .1.1    In some instances the Landscape Architect will tag trees or areas to remain.  Discuss tree retention areas at a start-up meeting with the Landscape Architect. .2    A physical barrier must be installed to delineate clearing boundaries.  Refer to physical barrier detail.  If detail not provided, comply with local municipal requirements. .3    No machine travel through or within vegetation retention areas or under crowns of trees to be retained is allowed. .4    Do not stockpile soil, construction materials, or excavated materials within vegetation retention areas. .5    Do not park, fuel or service vehicles within vegetation retention areas. .6    No debris fires, clearing fires or trash burning shall be permitted within vegetation retention areas. .7    No excavations, drain or service trenches nor any other disruption shall be permitted within vegetation retention areas without a review of the proposed encroachment by the Landscape Architect. .8    Do not cut branches or roots of retained trees without the approval of the Landscape Architect. .9    Any damage to existing vegetation intended for preservation will be subject to evaluation by an I.S.A. Certified Arborist using the "Guide for Plant Appraisal", LATEST EDITION. .9.1    Replacement planting of equivalent value to the disturbance will be required.  The cost of the evaluation and of the replacement planting will be the responsibility of the General Contractor and or the person(s) responsible for the disturbance.  .10    In municipalities with specific tree retention/replacement bylaws ensure compliance to bylaws. .11    In situations where required construction may disturb existing vegetation intended for preservation, contact Landscape Architect for review prior to commencing construction.
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1.1  REFERENCES
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1.2  TESTING
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1.4  SITE REVIEW
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1.5  WORKMANSHIP
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1.6  WARRANTIES
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2.1  SCOPE OF WORK
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2.2  MATERIALS
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3.1  RETENTION OF EXISTING TREES
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.1    Ensure subgrade is prepared to conform to depths specified in Section 3.5, Growing Medium Supply, below.  Where planting is indicated close to existing trees, prepare suitable planting pockets for material indicated on the planting plan.  Shape subgrade to eliminate free standing water and conform to the site grading and drainage plan. .2    On slopes in excess of 3:1 trench subgrade across slope to 150mm (6") minimum at 1.5m (5 ft.) intervals minimum. .3    Scarify the entire subgrade immediately prior to placing growing medium.  Re-cultivate where vehicular traffic results in compaction during the construction procedures.  Ensure that all planting areas are smoothly contoured after light compaction to finished grades. .4    Eliminate standing water from all finished grades.  Provide a smooth, firm and even surface and conform to grades shown on the Landscape Drawings.  Do not exceed maximum and minimum gradients defined by the B.C. Landscape Standard. .5    Construct swales true to line and grade, smooth and free of sags or high points.  Minimum slope 2%, maximum side slopes 10%.  Assure positive drainage to collection points. .6    Slope not to exceed the following maximums: Rough Grass 3:1, Lawn 4:1, Landscape plantings 2:1. .7    Finished soil/mulch elevation at building to comply with municipal requirements. .8    Inform Landscape Architect of completion of finish grade prior to placement of seed, sod, plants or mulch.
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3.2  GRADES
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.1    Related Work:  Growing medium and Finish Grading, Grass areas, Trees Shrubs and Groundcovers, Planters, Crib Walls. .2    Work Included:  Site finish grading and surface drainage.  Installation of any drainage systems detailed on landscape plans. Note: Catch basins shown on landscape plans for coordination only, confirm scope of work prior to bid. .2.1    Coordinate all landscape drainage work with rest of site drainage, Refer to engineering drawings and specifications for connections and other drainage work. .2.2    Determine exact location of all existing utilities and structures and underground utilities prior to commencing work, which may not be located on drawings and conduct work so as to prevent interruption of service or damage to them.  Protect existing structures and utility services and be responsible for damage caused. .2.3    Planter drains on slab:  Refer to Section 3.10, Installing Landscapes on Structures. .3    Execution .3.1    Do trenching and backfilling in accordance with engineering details and specifications. .3.2    Lay drains on prepared bed, true to line and grade with inverts smooth and free of sags or high points.  Ensure barrel of each pipe is in contact with bed throughout full length. .3.3    Commence laying pipe at outlet and proceed in upstream direction. .3.4    Lay perforated pipes with perforations at 8pm and 4pm positions. .3.5    Make joints tight in accordance with manufacturer's directions. .3.6    Do not allow water to flow through the pipes during construction except as approved by Engineer. .3.7    Make watertight connections to existing drains, new or existing manholes or catchbasins where indicated or as directed by Landscape Architect. .3.8    Plug upstream ends of pipe with watertight clean out caps. .3.9    Surround and cover pipe with drain rock in uniform 150mm layers to various depths as shown in details, minimum 100mm. .3.10    Cover drain rock with non-woven filter cloth lap all edges and seams minimum 150mm. .3.11    Assure positive drainage.   .3.12    Back fill remainder of trench as indicated.  .3.13    Protect subdrains from floatation during installation.
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.1    Submit representative sample of growing medium proposed for use on this project to an independent laboratory.  Provide test results to Landscape Architect prior to placing.  Test results to include: .1.1    Physical properties, % content of gravel, sand, silt, clay and organics. .1.2    Acidity PH and quantities of lime or sulphur required to bring within specified range. .1.3    Nutrient levels of principle and trace elements and recommendations for required soil amendments. .1.4    Carbon/Nitrogen level.

AutoCAD SHX Text
3.3  LANDSCAPE DRAINAGE
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3.4  GROWING MEDIUM TESTING
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3.5  GROWING MEDIUM SUPPLY AND PLACEMENT
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.1    Supply all growing medium required for the performance of the Contract.  Do not load, transport or spread growing medium when it is so wet that its structure is likely to be damaged. .2    Supply all growing medium admixtures as required by the soil test.  Amended growing medium must meet the specification for growing medium as defined in Table One for the various areas. .2.1    Thoroughly mix required amendments into the full depth of the growing medium. .2.2    Special mixes may be required for various situations.  Refer to drawing notes for instructions. .3    Place the amended growing medium in all grass and planting areas.  Spread growing medium in uniform layers not exceeding 6" (150mm), over unfrozen subgrade free of standing water. .4    Minimum depths of growing medium placed and compacted to 80%: .4.1    On-grade: .4.1.1    Seeded and sodded lawn....................................................6" (150mm) .4.1.2    Mass planted shrubs & groundcovers..........................15" (400mm) .4.1.3    Groundcover only areas, if defined on plan................9" (225mm) .4.1.4    Tree & large shrub pits.....................................................depth to conform to depth of rootball - width shall be at least twice the width of the root ball with saucer shaped sides. .4.2 On-Slab: .4.2.1    Irrigated lawn........................................................................9" (210mm) .4.2.2    Groundcover areas.............................................................12" (300mm) .4.2.3    Lawn without automatic irrigation................................12" (300mm) .4.2.4    Shrub & groundcover areas...........................................15" (380mm) .4.2.5    Trees and specimen shrubs*..........................................30" (760mm) over columns and/or edge of slab (verify column locations on-site for tree locations.) .4.2.6    Depth noted includes 1" to 2" (25-50mm) sand over filter fabric .4.2.7    Maximum 18" depth growing medium except where mounded for trees over column points. .5    Manually spread growing medium/planting soil around existing trees, shrubs and obstacles. .6    In perimeter seeded grass areas, feather growing medium out to nothing at edges and blend into existing grades. .7    Finished grades shall conform to the elevations shown on landscape and site plans.
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.1    General:  Rough grass areas are noted on the drawings as "Rough Grass". Treat all areas defined as rough grass between all property lines of the project including all boulevards to edge of roads and lanes. .2    Preparation of Surfaces:  To B.C. Landscape Standard Class 3 Areas (Rough grass) Section 7.1.1.3  .2.1    Clean existing soil by mechanical means of debris over 50mm in any dimension.   .2.2    Roughly grade surfaces to allow for maintenance specified and for positive drainage. .3    Time of Seeding: Seed from early spring (generally April 1st) to late fall (September 15th) of each year.  Further extensions may be obtained on concurrence of the Landscape Architect. .4    Seed Supply & Testing:  All seed must be obtained from a recognized seed supplier and shall be No. 1 grass mixture delivered in containers bearing the following information: .4.1    Analysis of the seed mixture .4.2    Percentage of each seed type .5    Seed Mixture: All varieties shall be rated as strong performers in the Pacific Northwest and are subject to client approval.           70% Creeping Red Fescue           20% Annual Rye           5% Saturn Perennial Rye           5% Kentucky Bluegrass           For Wildflower Areas use a mixture of Wildflowers with Hard Fescues (Terralink Coastal Wildflowers) with Hard Fescue or pre-approved alternate. .6    Fertilizer:  Mechanical seeding: Apply a complete synthetic slow-release fertilizer with maximum 35% water soluble nitrogen and a formulation ratio of 18-18-18 - 50% sulphur urea coated , 112 kg/ha(100lbs/acre) using a mechanical spreader. .7    Seeding:  Apply seed at a rate of 112k/H (100lbs /acre) with a mechanical spreader.  Incorporate seed into the top 1/4" (6mm) of soil and lightly compact. .8    Acceptance: Provide adequete protection of the seeded areas until conditions of acceptance have been met.  Comply with Section 3.7 Hydroseeding.
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3.6  ROUGH GRASS AREA - SEEDING
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3.8  LAWN AREAS - SODDING
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Grass - public parks, industrial and institutional sites
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Lawn, all areas noted on drawings as lawn in urban
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development sites including boulevard grass
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TABLE 2 SPECIFIED TURFGRASS BY AREA
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Rough Grass
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Description
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SPECIAL
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CLASS 3
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CLASS 2
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CLASS 1
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Area
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see hydroseeding
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No. 2 Standard
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No. 1 Premium
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Quality Grade
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Kentucky Blue for sun, Fescues for shade
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Major Species
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same
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.1    General:  Treat all areas defined as lawn areas on the landscape plan between all property lines of the project including all boulevards to edge of roads and lanes. .2    Growing Medium:  Comply with Section 2.2.1, Growing Medium.  Prior to sodding, request an inspection of the finished grade, and depth and condition of growing medium by the Landscape Architect. .3    Time of Sodding:  Sod from April 1st to October 1st.  Further extensions may be obtained on concurrence of the Landscape Architect. .4    Sod Supply:  Conform to all conditions of B.C. Landscape Standard, Section 8, B.C. Standard for Turfgrass Sod. .5    Specified Turfgrass by area:  Refer to Table 2 below. .6    Lime:  The lime shall be as defined in Section 2.2.3, Materials.  Apply at rates recommended in required soil test.  Refer to Section 3.4 for method. .7    Fertilizer:  Refer to Section 2.2.2 Materials.  Apply specified fertilizer at rates shown in the required soil test.  Apply with a mechanical spreader.  Cultivate into growing medium 48 hours prior to sodding.  Apply separately from lime. .8    Sodding:  Prepare a smooth, firm, even surface for laying sod. Lay sod staggered with sections closely butted, without overlapping or gaps, smooth and even with adjoining areas and roll lightly.  Water to obtain moisture penetration of 3" to 4" (7 - 10cm).  Comply with requirements of BC Landscape Standard Section 8, BC Standard for Turfgrass Sod. .9    Maintenance:  Begin maintenance immediately after sodding and continue for 60 days after Substantial Completion and until accepted by the Owner.  Protect sodded areas from damage with temporary wire or twine fences complete with signage until lawn is taken over by the Owner. Water to obtain moisture penetration of 3" to 4" (7-10cm) at intervals necessary to maintain sufficient growth.  Keep grass cut at height of between 1-1/2" (4cm) and 2" (5cm).  Provide adequate protection of sodded areas against damage until the turf has been taken over by Owner.  Repair any damaged areas, re-grade as necessary.  Aeration may be required if in the Landscape Architect's opinion, drainage through the sod base medium is impaired. .10    Acceptance of Lawn Areas:  The turf shall be reasonably well established, with no apparent dead spots or bare spots and shall be reasonably free of weeds (to B.C. Landscape Standard, Section 13 Maintenance Level 2 (Appearance).  Use herbicides if necessary for weed removal unless other conditions of contract forbid their use.  After the lawn has been cut at least twice, areas meeting the conditions above will be taken over by the Owner.
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3.9  PLANTS AND PLANTING
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.1    Conform to planting layout as shown on Landscape Plans.  .2    Obtain approval of Landscape Architect for layout and preparation of planting prior to commencement of planting operations. .3    Make edge of beds with smooth clean defined lines. .4    Time of Planting: .4.1    Plant trees, shrubs and groundcovers only during periods that are normal for such work as determined by local weather conditions when seasonal conditions are likely to ensure successful adaptation of plants to their new location. .5    Standards: .5.1    All plant material shall conform to the requirements of the B.C. Landscape Standard, LATEST EDITION, unless exceeded by drawing Plant Schedule or this specification. .5.1.1    Refer to B.C. Landscape Standard, Section 9, Plants and Planting and in Section 12, BCLNA Standard for Container Grown Plants for minimum standards. .5.1.2    Refer to Plant Schedule for specific plant and container sizes and comply with requirements. .5.2    Plant material obtained from areas with less severe climatic conditions shall be grown to withstand the site climate. .6    Review: .6.1    Review at the source of supply and/or collection point does not prevent subsequent rejection of any or all planting stock at the site. .7    Availability: .7.1    Area of search includes the Lower Mainland and Fraser Valley.  Refer to Plant Schedule for any extension of area. .7.2    Supply proof of the availability of the specified plant material within 30 days of the award of the Contract. .8    Substitution: .8.1    Obtain written approval of the Landscape Architect prior to making any substitutions to the specified material.  Non-approved substitutions will be rejected. .8.2    Allow a minimum of 5 days prior to delivery for request to substitute. .8.3    Substitutions are subject to BC Landscape Standard - definition of Conditions of Availability. .9    Plant Species & Location: .9.1    Plants shall be true to name and of the height, calliper and size of root ball as shown on the landscape/site plan plant schedule.  Calliper of trees is to be taken 6" (15cm) above grade. .9.2    Plant all specified species in the location as shown on the landscape drawings.  Notify Landscape Architect if conflicting rock or underground/overhead services are encountered. .9.3    Deviation of given planting location will only be allowed after review of the proposed deviation by the Landscape Architect. .10    Excavation: .10.1    Trees and large shrubs: Excavate a saucer shaped tree pit to the depth of the rootball and to at least twice the width of the rootball.  Assure that finished grade is at the original grade the tree was grown at. .11    Drainage of Planting Holes: .11.1    Provide drainage of planting pits where required. ie. on sloped conditions, break out the side of the planting pit to allow drainage down slope; and in flat conditions, mound to raise the rootball above impervious layer.  Notify the Landscape Architect where the drainage of planting holes is limited. .12    Planting and Fertilizing Procedures: .12.1    Plant all trees and shrubs with the roots placed in their natural growing position.  If burlapped, loosen around the top of the ball and cut away or fold under.  Do not pull burlap from under the ball.  Carefully remove containers without injuring the rootballs.  After settled in place, cut twine.  For wire baskets, clip and remove top three rows of wire. .12.2    Fillthe planting holes by gently firming the growing medium around the root system in 6" (15cm) layers. Settle the soil with water.  Add soil as required to meet finish grade.  Leave no air voids.  When 2/3 of the topsoil has been placed, apply fertilizer as recommended by the required soil test at the specified rates. .12.3    Where planting is indicated adjacent to existing trees, use special care to avoid disturbance of the root system or natural grades of such trees. .12.4    Where trees are in lawn areas, provide a clean cut mulched 900mm (3 ft.) diameter circle centered on the tree. .13    Staking of Trees: .13.1    Use two 2"x2"x5' stakes, unless superseded by municipal requirements. Set stakes minimum 2 ft. in soil.  Do not drive stake through rootball. .13.2    Leave the tree carefully vertical. .13.3    Tie with pre-approved commercial, flat woven polypropylene fabric belt, minimum width 19mm (3/4").  Approved product: ArborTie - available from DeepRoot. .13.4    Coniferous Trees over 6 ft. height:  Guy with three 2-strand wires (11 gauge).  Drive three stakes equidistant around the tree completely below grade. .13.5    Trees 6 ft.+  on Wood or Concrete Decks:  Guy as above using three deadmen (min. 2'x2"x4") buried to the maximum possible depth instead of stakes. .13.6    Mark all guy wires with visible flagging material. .14    Pruning: .14.1    Limit pruning to the minimum necessary to remove dead or injured branches.  Preserve the natural character of the plants, do not cut the leader.  Use only clean, sharp tools.  Make all cuts clean and cut to the branch collar leaving no stubs.  Shape affected areas so as not to retain water.  Remove damaged material. .15    Mulching: .15.1    Mulch all planting areas with an even layer of mulch to 2-1/2 - 3" (65 - 75mm) depth.  Confirm placement of mulch in areas labeled "Groundcover Area" on drawings. Mulch a 3 ft. (900mm) diameter circle around trees in lawn areas, leave a clean edge. .16    Acceptance: .16.1    The establishment of all plant material is the responsibility of the Landscape Contractor. .17    Plant Material Maintenance: .17.1    Maintain all plant material for 60 days after landscape work has received a Certificate of Completion. .17.2    Watering:  Conform to B.C. Landscape Standard, Section 13.3.2 - Watering and generally as follows:   .17.2.1    Water to supplement natural rainfall such that the soil moisture content is kept to 50% to 100% of field capacity.  Water to the full depth of the root zone each time.  The Owner is responsible to supply water at no extra cost to the Contract.  Confirm source of water prior to beginning work. .17.3    Use appropriate measures to combat pests or diseases damaging plant material.  Comply with all local governing statutes and guidelines for chemical control. .17.4    Plant material which fails to survive shall be replaced in the next appropriate season as determined by the Landscape Architect. .17.5    Repair tree guards, stakes, and guy wires, when necessary. .17.6    Maintain areas relatively weed free. (Appearance level 2, B.C. Landscape Standard, Chapter 13). .17.7    Maintain mulch to specified depths. .18    Plant Warranty: .18.1    Replace all unsatisfactory plant material except those designated "Specimen" for a period of one (1) year after the Certificate of Completion.  Replace all unsatisfactory plant material designated "Specimen" for a period of two (2) years after the Certificate of Completion.  Replace all unsatisfactory trees and shrubs and continue to replace these until the specified number is complete and satisfactory to the Landscape Architect.  Such replacement shall be subject to the notification, inspection and approval as specified for the original planting, and shall not constitute an extra to the Contract. .18.2    Those Plants, identified as hardy within one zone of the Canada Department of Agriculture tonal class for the area, specified by the Landscape Architect and installed by the Landscape Contractor which are killed through below normal temperatures (below the average of the extreme minimum temperatures officially recorded in the area concerned, in the last 10 years), will not be replaced without cost of replacement borne by the Owner. .18.3    A review may be requested during the latter part of the warranty growing season.  All plant material showing well developed foliage, healthy growth and bud forming, will then be taken over.
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3.10  INSTALLING LANDSCAPE ON STRUCTURES
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.1    Verify that drainage and protection material is completely installed and acceptable before beginning work. Contact Landscape Architect for instructions if not in place. .2    Coordinate work with construction of planters and planter drainage.  .2.1    Verify that planter drains are in place and positive drainage to roof drains is present prior to placing any drain rock or soil. .3    Provide clean out at all through-slab drain locations . Use 300mm min. dia. PVC Pipe filled with drain rock unless specific drawing detail shown. .4    Install drain rock evenly to a minimum depth of 4" (100mm)or alternate sheet drain if specified.  Install sheet drain as per manufacturer's recommendations. .5    Cover drain rock (or alternate sheet drain if specified on drawing details) with filter fabric lapping 6" (150mm) at all edges.  Obtain approval of drainage system prior to placing growing medium. .6    Place an even layer of 25 - 50mm clean washed pump sand over filter fabric. .7    Place growing medium to depths specified in Section 3.5 above for various surface treatments.  Refer to Drawing details for any light weight filler required to alter grade. Use Styrofoam block over drain rock shaped to provide smooth surface transition at edges.  Butt each piece tightly together and cover with filter fabric to prevent soil from migrating downward.
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.1    Intent:  The intent of "establishment" maintenance is to provide sufficient care to newly installed plant material for a relatively short period of time to ensure or increase the long term success of the planting.  The objective is the adaptation of plants to a new site in order to obtain the desired effect from the planting while reducing the rate of failure and unnecessary work associated with improper establishment.  Establishment of maintenance procedures apply to all new and retained vegetation including cultivated turfgrass areas and new trees and shrubs. .2    Maintenance Period:  Provide maintenance of installed landscaping for 12 months following substantial completion. .3    Related Standards and Legislation:  B.C. Landscape Standard, latest edition; Fertilizer Code., B.C. Pesticide Control Act. .4    Site Review:  In addition to the inspections at substantial completion, at final progress draw application, and at the end of the guarantee period, there should be three other reviews during the 12 months attended by the Contractor and a designated representative of the Owner.  Maintain a logbook and reporting procedures and submit to the designated representative. .5    Scheduling:  Prepare a schedule of anticipated visits and submit to designated representative at start-up.  Maintenance operations shall be carried out predominately during the growing season between March 1st and November 30th, however visits at other times of the year may be required. .6    Maintenance Level: Comply with B. C. Landscape Standard, Section 13, Table 7, Maintenance Level "Medium". .7    Materials: Comply with Part Two of this specification. .7.1    Fertilizers:  To the requirements of the B.C. Landscape Standard. Formulations and rates as required by soil testing. .8    Plant Material Establishment: .8.1    Watering:  During the first growing season, water new plants at least every ten (10) days between April 1st and July 31st, and every twenty (20) days between August 1st and September 15th.  Minimum 25 gallons per tree per application.  During the second growing season, water new plants at least every twenty days between April 1 and July 31 and once between August 1st and September 31st.  Apply water at a rate and duration such that the water content reaches field capacity to the full depth of the growing medium.  Apply water again when the water content reaches 25% of field capacity.  Provide and irrigate with water in the event that any automatic irrigation system malfunctions or has not been completely installed.  Scheduled applications of water shall be missed only when rainfall has penetrated the soil fully as required. .8.2    Mulch:  Maintain mulches in the original areas and to the original depths. .8.3    Weed Control:  Remove all weeds from all areas at least once per month during the growing season by hoeing or cultivation to a maximum depth of 80mm, hand-pulling, or, if necessary, by the use of herbicides. .8.4    Pest and Disease Control:  Inspect all planted areas for pests and diseases periodically and at least every two months during the growing season by an experienced person. Carry out treatment for pests or diseases promptly and consistently for maximum effectiveness.  Comply with all B.C. Pesticide Control Act and municipal requirements. .8.5    Tree Support:  Maintain stakes, guy wires and ties one full growing season.  Check ties at least every two months to ensure that they are not causing a depression in the bark.  Loosen, repair or replace ties as necessary.  Remove all stakes guy wires and ties after the first growing season except where large trees require continuing support in the opinion of the Landscape Architect.  All flagging of guy wires shall be visible and in good repair. .8.6    Pruning:  Inspect all trees and shrubs at least every two months during the growing season; prune to remove all dead, weak or diseased wood.  Maintain the natural shape of the plant.  Carry out clipping or shaping only if required in the maintenance contract for specific varieties or conditions. .8.7    Fertilizing:  Once during the twelve month period of establishment maintenance fertilize shrubs, trees and groundcovers according to soil analysis requirements. .9    Grass Areas Establishment: .9.1    Watering:  Use hoses and sprinklers, irrigation systems or other methods to apply water to Class 1 and Class 2 grassed areas (B.C. Landscape Standard, Section 7, Lawns and Grasses) such that the grass is maintained in a turgid condition.  Supply and irrigate with water in the event of any irrigation system malfunction, or incomplete installation at no expense to the owner.  Apply water to prevent packing or erosion of the soil.  Apply water at a rate and duration so that the water content in the growing medium reaches field capacity to the full depth of the growing medium.  Apply water again when the water content reaches 25% of field capacity. .9.2    Weed, Insect and Disease Control:  Inspect grass areas each time they are mowed for weeds, insect pests, and diseases and treat promptly when necessary by appropriate manual methods, or by the use of chemicals in compliance with the B.C.S.L.A./B.C.L.N.A. Landscape Standards latest edition. Kill broadleafed weeds in grassed areas by a general application of a suitable herbicide if the weed population exceeds 10 Broadleaf weeds or 50 annual weeds or weedy grasses per 40 square meters.  This application shall reduce the weed population to zero. .9.3    Fertilizing:  According to soil analysis. .9.4    Liming According to soil analysis .9.5    Mowing and Trimming - All areas:  The first four cuts shall be a sharp rotary type mower.  Excess grass clipping shall be removed after each cut.  Mow all grassed areas with a sharp reel or rotary mower when the grass reaches a height of 60mm.  Mow to a height of 40mm.  Edge with a mechanical vertical cutting edger once per year in March. Remove all grass clippings after each cut. .9.6    Aeration:  Aeration not required in the first growing season. If necessary, in the second growing season, aerate in early May with a suitable mechanical corer.  Core to a depth of 100mm. (4"), and remove cores. .9.7    Repairs:  Re-grade, re-seed or re-sod when necessary to restore damaged or failing grass areas.  Match the grass varieties in the surrounding area.  Re-sod, if required, throughout the growing season.  Re-seed between April 1st and April 15th or between September 1st and September 15th.  Protect re-seeded areas and keep moist until the first mowing.
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3.11  ESTABLISHMENT MAINTENANCE (Provide a separate price for this section)
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.1    Any alternate products differing from that contained in the contract documents must be pre-approved by the Landscape Architect. .2    Submittals to consist of product sample or manufacturer's product description.
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3.7  HYDROSEEDING
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.1    May be used as an alternate to mechanical seeding in rough grass areas. .2    May not be used in areas of lawn unless pre-approved by the Landscape Architect prior to bidding. .3    Preparation and Growing Medium: .3.1    In areas of Rough Grass: Comply with Section 3.6 Rough Grass. .3.2    Where approved for use in areas of lawn, comply with Section 3.8 Lawn Areas: Sodding. .4    Protection:  Ensure that fertilizer in solution does not come in contact with the foliage of any trees, shrubs, or other susceptible vegetation.  Do not spray seed or mulch on objects not expected to grow grass.  Protect existing site equipment, roadways, landscaping, reference points, monuments, markers and structures from damage.  Where contamination occurs, remove seeding slurry to satisfaction of and by means approved by the Landscape Architect .5    Mulch shall consist of virgin wood fibre or recycled paper fibre designed for hydraulic seeding and dyed for ease of monitoring application. If using recycled paper material for wood fibre substitute use 135% (by weight). Conform to B.C. Landscape Standard for mulch requirements. .6    Water:  Shall be free of any impurities that may have an injurious effect on the success of seeding or may be harmful to the environment. .7    Equipment:  Use industry standard hydraulic seeder/mulcher equipment with the tank volume certified by an identification plate or sticker affixed in plain view on the equipment. The hydraulic seeder/mulcher shall be capable of sufficient agitation to mix the material into a homogenous slurry and to maintain the slurry in a homogenous state until it is applied.  The discharge pumps and gun nozzles shall be capable of applying the materials uniformly over the designated area.
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.8    Application Rate: .8.1    Seed Mixture:  136 kg/ha (125 lbs/acre) .8.2    Fertilizer:  112 kg/ha (100 lbs/acre) .8.3    Coastal Wildflower Mix:  Where specified, apply (31 lbs/acre) (1/4 lb.: 1 lb. of grass seed)  .8.4    Notes: .8.4.1    At the time of Tender provide a complete chart of all components of the mix proposed including mulch, tackifier, water etc.  Sloped sites require tackifier. .8.4.2    Fertilizer: .8.4.2.1    Rough Grass: If a soil analysis is available, comply with results. .8.4.2.2    Lawn: Where hydroseeding is approved, comply with soil analysis recommendations. .9    Accurately measure the quantities of each of the materials to be charged into the tank either by mass or by a commonly accepted system of mass-calibrated volume measurements.  The materials shall be added to the tank while it is being filled with water, in the following sequence; seed, fertilizer.  Thoroughly mix into a homogenous slurry.  After charging, add no water or other material to the mixture.  Do not leave slurry in the tank for more than four (4) hours. .10    Distribute slurry uniformly over the surface of the area to be hydroseeded.  Blend application into previous applications and existing grass areas to form uniform surfaces. .11    Clean up:  Remove all materials and other debris resulting from seeding operations from the job site. .12    Maintenance:  Begin maintenance immediately after seeding and continue for 60 days after Substantial Completion and until accepted by the Owner.  Re-seed at three week intervals where germination has failed. Protect seeded areas from damage with temporary wire or twine fences complete with signage until grass area is taken over by the Owner.  Water in sufficient quantities to ensure deep penetration and at frequent intervals to maintain vigorous growth until grass is taken over by the Owner.  It is the Owner's responsibility to supply water at no extra cost to the Contract. .13    Acceptance of the Rough Grass Areas:  Proper germination of all specified grass species is the responsibility of the Landscape Contractor. The grass shall be reasonably well established, with no apparent dead or bare spots and shall be reasonably free of weeds (to B.C. Landscape Standard, Section 13 Maintenance Level 4 (Open space).  Sixty days after substantial completion, areas meeting the conditions above will be taken over by the Owner.  Areas seeded in Fall will be accepted in Spring one month after start of growing season, provided that the above conditions for acceptance are fulfilled.
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.18.4    For all plant material, the Landscape Architect reserves the right to extend the Contractor's responsibility for another growing season if, in his opinion, leaf development and growth is not sufficient to ensure future satisfactory growth. .18.5    Where the Owner is responsible for plant maintenance and has not provided adequate maintenance, the plant replacement section of the contract may be declared void.  The Landscape Architect shall determine whether maintenance has been satisfactory using the B.C. Landscape Standard, Section 13, Maintenance as the guide.  The required maintenance standard is a minimum of Level Three - Medium.  Refer to Section 3.11, Establishment Maintenance. .18.6    The Landscape Contractor is responsible to replace any plant material or repair any construction included in the Contract that is damaged or stolen until the issuance of the Certificate of Completion. .18.7    Deviation from the specifications may require extension of the Warranty Period as determined by the Landscape Architect.
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 144, 2018, BYLAW NO. 3050 

DEVELOPMENT PERMIT APPLICATION DP 01-18 
 

 

 

To consider a Rezoning Application and Development Permit Application by Atelier Pacific 

Architecture Inc. to accommodate a 3-storey, 64-unit townhouse development. 

 

The subject property is currently zoned RM1 Multiple Residential Low Density Zone and RS1 

Single Family Residential Zone in Zoning Bylaw No. 2100 and designated “Medium Density 

Residential” in the Official Community Plan. All lands designated “Medium Density 

Residential” are subject to a Development Permit to address building form and character. 

 

Background Information: 

  

Applicant: Atelier Pacific Architecture Inc. 

Owner: 1103300 BC Ltd. and Provincial Rental 

Housing Corporation 

Civic Addresses: 19728, 19738, 19752, 19762, 19770, 19780,  

55 Avenue and -5453-198
th

 Street  

Legal Description: Lots 4, 5, and 6, Section 3, Township 8, New 

Westminster District, Plan 19625; Lots 5, 6, 7, 

and 8, Section 3, Township 8, New 

Westminster District, Pan 12439 

Site Area: 1.92 Acres (.78 Hectares) 

Lot Coverage: 46.9% 

Total Parking Required: 145 spaces (including 17 designated visitor 

spaces) 

Total Parking Provided: 145 spaces (including 17 designated visitor 

spaces) 

Existing Zoning: RS1 Single Family Residential Zone and RM1 

Multiple Residential Low Density Zone 

Proposed Zoning: CD53-Comprehensive Development Zone 

OCP Designation: Medium Density Residential 

Variances Requested: None 

Community Amenity Charges: $128,000 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 144 

 

BYLAW NO. 3050 

 

 

A Bylaw to amend City of Langley Zoning Bylaw, 1996, No. 2100 to add a new  

Comprehensive Development Zone (CD53) and to rezone the property located at  

19728, 19738, 19752, 19762, 19770, 19780-55 Avenue and 5453-198
th

 Street to the new 

zone. 

 

WHEREAS the Local Government Act authorizes a local government to zone areas of a 

municipality and to make regulations pursuant to zoning; 

 

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

enacts as follows: 

 

1. Title 

 

 This bylaw shall be cited as the “Zoning Bylaw 1996, No. 2100 Amendment No. 144, 

2018, No. 3050”. 

 

2. Amendment  

 

 (1) Bylaw No. 2100, cited as the “Zoning Bylaw, 1996, No. 2100” is hereby 

amended by adding in Part VII Comprehensive Development Zones the 

following as the new Zone classification of Comprehensive Development – 53 

(CD53) Zone: immediately after Comprehensive Development -52 (CD52) 

Zone: 

 

“XX. CD53  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 3-storey, 64-unit 

townhouse development. 

 

 

2. Permitted Uses 

 

The Land, buildings and structures shall only be used for the following 

uses only: 

 

(a) Multiple-Unit Residential; and  
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(b) Accessory uses limited to the following: 

(i) Home Occupations excluding bed and breakfast and child care 

centre. 

 

 

3. Site Dimensions 

 

The following lot shall form the site and shall be zoned CD 53 

Comprehensive Development Zone on the Zoning Map, City of Langley 

Zoning Bylaw, 1996, No. 2100, Schedule “A”: 

 

(a) PID:  002-170-396 

Lot 4, Section 3, Township 8, New Westminster District Plan 19625 

 

(b) PID:  000-558-303 

Lot 5, Section 3, Township 8, New Westminster District Plan 19625 

 

(c) PID: 010-523-707 

Lot 6, Section 3, Township 8, New Westminster District Plan 19625 

 

(d) PID: 009-702-687 

 Lot 5, Section 3, Township 8, New Westminster District Plan 12439 

 

(e) PID: 009-702-695 

 Lot 6, Section 3, Township 8, New Westminster District Plan 12439 

 

(f) PID: 005-770-904 

 Lot 7, Section 3, Township 8, New Westminster District Plan 12439 

 

(g) PID: 002-844-532 

 Lot 8, Section 3, Township 8, New Westminster District Plan 12439 

 

 

 

(c) Siting and Size of Buildings and Structures and Site Coverage 

 

 The location, size and site coverage of the buildings and structures of the 

Development shall generally conform to the plans and specifications 

comprising 60 pages and dated December, 2017 prepared by Atelier Pacific 

Architecture Inc.  and Vander der Zalm & Associates Landscape Architecture 

1 copy of which is attached to Development Permit 15-17. 
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(d) Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

prescribed in the respective zones under different Parts of this bylaw. 

 

 

(e) Other Regulations  
 

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

 

(i) General provisions on use are set out in Section I.D. of this bylaw; 

 

 

(ii) Building Permits shall be subject to the City of Langley Building and 

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

(iii) Subdivisions shall be subject to the City of Langley Subdivision and 

Development Servicing Bylaw, and the Land Title Act.” 

 

 

 

READ A FIRST AND SECOND TIME this -- day of , 2018. 

 

A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” was held 

this -- day of  , 2018.  

 

READ A THIRD TIME this -- day of , 2018. 

 

FINALLY ADOPTED this -- day of , 2018. 

 

 

  

       _________________________ 

       MAYOR  

 

 

       _________________________ 

       CORPORATE OFFICER 
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 REZONING APPLICATION RZ 01-18 
DEVELOPMENT PERMIT APPLICATION DP 01-18 

 
Civic Address: 19728, 19738, 19752, 19770, 19780, 5453 – 198 Street 
Legal Description: Lots 4, 5 & 6, Section 3, Township 8, New Westminster 

District, Plan 19625; Lots 5, 6, 7, & 8 Section 3, 
Township 8, New Westminster District, Plan 12439 

Applicant: Atelier Pacific Architecture Inc. / 
 Waterstock Properties Limited Partnership 
Owners: 1103300 B.C. Ltd. 
 Provincial Rental Housing Corporation 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 01-18 

Development Permit Application DP 01-18 
  

  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: February 2, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 01-18/ Development Permit Application DP 
01-18 to accommodate a 3-storey 64 -unit townhouse complex located at 
5453-198th Street, 19728, 19738, 19752, 19762, 19770, and 19780 -55 
Avenue be approved subject to execution of a Development Servicing 
Agreement in compliance with the conditions outlined in the Director of 
Development Services & Economic Development report. 

 

 
PURPOSE OF REPORT: 
 

To consider a Rezoning Application and Development Permit Application by 
Atelier Pacific Architecture Inc. to accommodate a 64 unit townhouse 
development  located at 5453-198th Street, 19728, 19738, 19752, 19762, 
19770, and 19780 -55 Avenue. 

 
 
POLICY: 
 

The subject properties are zoned RM1 Multiple Residential Low Density Zone 
and RS 1 Single Family Residential Zone, and designated as Medium Density 
Residential in the Official Community Plan. All lands designated as Medium 
Density Residential are subject to a Development Permit to address form and 
character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant:  Atelier Pacific Architecture Inc. 
Owner:  1103300 B.C. Ltd. 
Civic Addresses:  5453-198th Street, 19728, 19738, 19752, 

19762, 19779,19880-55 Avenue 
Legal Description: Lot 4, Lot 5, Lot 6, Section 3, Township 8, 

New Westminster District Plan 19625, 
Lot 5, Lot 6, Lot 7,Lot 8, Section 3, 
Township 8, New Westminster District Plan 
12439. 

Site Area:  1.92 Acres (.78 Hectares) 
Lot Coverage:  46.9% 
Total Parking Required: 145 spaces (including 17 visitor spaces) 
Total Parking Provided: 145 spaces (including 17 visitor spaces) 
Existing Zoning: RM1 Multiple Residential Low Density 

Zone and RS 1 Single Family Residential 
Zone 

Proposed Zoning: CD 53 (Comprehensive Development 
Zone) 

OCP Designation: Medium Density Residential -70 Units/Acre 
Variances Requested: None 
Community Amenity 
Charge: 

$128,000 

Exterior Finishes: Brick, Hardie Paneling/Siding, Metal Rails 
Permitted Density in OCP 116 Units (4 Stories) 
Proposed Project Density 64 Units (3 Stories) 
 
 

 

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

a proposed 64 unit townhouse development.  These requirements may be 

subject to change upon receipt of a development application. 

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

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

which apply to this Development.  
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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.  Replacement of the existing watermain may be 

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

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

Guide to Recommended Practice, 1995”.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department.   

4. Design and construct a half-width road on 55 Avenue along the property 

frontage to a City of Langley modified local road standard (curb to curb 

width 11.0m); including pavement, barrier curb and gutter, 1.5m wide 

sidewalk, boulevard, street lighting, street trees and storm drainage. 

Additionally, any widening of the pavement structure, required to meet the 

design road width, will need to be designed by a geotechnical engineer. A 

cash-in-lieu amount for the top lift of pavement will be paid to the City, 

amount to be calculated by the developer’s engineer. 

5. The full construction of the rear lane south of the site is required. Drainage 

infrastructure shall be provided to collect and convey runoff generated 

within the lane. A trailhead shall be provided at the west end of the lane 

and a connection to Brydon Park may be required. 

6. Vehicular access to the site will be from the laneway south of the site. One 

access will be permitted from 55 Avenue.  Access from the laneway south 

of the site will include a public right-of-way for vehicles to turn around in. 

7. The condition of the existing pavement surrounding the site shall be 

assessed by a geotechnical engineer.  Pavements shall be adequate for 

an expected road life of 20 years under the expected traffic conditions for 

the class of road. Road construction and asphalt overlay designs shall be 

based on the analysis of the results of Benkelman Beam tests and test 

holes carried out on the existing road which is to be upgraded.  If the 

pavement is inadequate it shall be remediated, at developer’s cost. 

8. Removal of driveway crossings, new street trees, street lighting, curb and 

gutter, curb bulges, and 1.8m wide sidewalk is required along 198 Street.  
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Construction of speed humps and curb bulges along 198 Street will aid in 

traffic calming. 

9. Existing street lighting along 55 Avenue and 198 Street shall be reviewed, 

by an approved lighting consultant, to ensure existing street lighting and 

lighting levels meet current City of Langley standards. 

10. New water, sanitary and storm sewer service connections are required. 

The developer’s engineer will determine the appropriate main tie in 

locations and size the connections for the necessary capacity. The 

capacity of the existing water and sewer mains should be assessed and 

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

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

main, at the Developer’s expense, upon application for Demolition permit. 

11. Undergrounding of the existing overhead Hydro and Telus is required 

along the 55 Avenue frontage. 

12. A stormwater management plan for the site, including 55 Avenue and the 

lane, is required.  Rainwater management measures used on site shall 

limit the release rate to mitigate flooding and environmental impacts as 

detailed in the Subdivision and Development Bylaw. 

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

complete an assessment of the proposed development to ensure 

compliance with the Riparian Area Regulations. The QEP shall propose 

measures to mitigate environmental impacts and compensate for lost 

habitat due to the infilling of the ditches along 55 Avenue and the lane, 

and must apply to DFO for approval.  

14. The site layout shall be designed by a civil engineer to ensure that the 

parking and access layout meets minimum design standards, including 

setbacks from property lines. Appropriate turning templates should be 

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

vehicle. 

 

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

fees: 

1. A Security Deposit of 110% of the estimated offsite works construction 

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

Parks and Environment. 

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

be determined after detailed civil engineering drawings are submitted, 

sealed by a Professional Engineer. 

4. A $20,000 bond for the installation of a water meter to current standards.  

 

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

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

site are required. 

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

are the responsibility of the developer/owner. 

3. A water meter is required to be installed outside in a vault away from any 

structures in accordance to the City's  water meter specifications at the 

developer's cost. A double detector check valve assembly is required to 

be installed outside away from any structure in a vault as per the City's 

specifications. 

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

domestic water connection immediately upon entering the building to 

provide premise isolation. 

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

drainage.   

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

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

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

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

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

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

manual. 

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

properties, or roadways. 

9. Garbage and recycling enclosures shall be designed to meet Metro 

Vancouver’s “Technical Specifications for Recycling and Garbage 

Amenities in Multi-family and Commercial Developments - June 2015 

Update” 
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Discussion: 
 
 
The proposed site is located on the southeast corner of 55th Avenue and 
198th Street and comprises 7 single family lots. The form of development 
proposes a three storey townhouse residential use with clusters of five- to 
six- unit blocks that have an appearance of row-house style residences, 
each with a direct access to grade at the front and the rear of the unit. 
Access to garages is from an internal strata road (with the exception of the 
lane units) with convenient visitor parking provided at grade. 

 
 The building design and site planning complement the adjacent multi-
 family developments Buildings are designed to front or have the 
 appearance of fronting onto a public road through direct pedestrian access 
 to the outside and through appropriate treatment of exteriors. The overall 
 development accommodates varying unit types and sizes, including 
 rooftop amenity decks for outdoor useable space, secured within each 
 unit. Form of development is a compact townhouse cluster to allow for a 
 densified urban environment, yet maintaining an individual identity for 
 each home.  
 
 The architectural aesthetics of the proposed project takes its cues from the 
 architectural style / language of the Pacific West Coast Urban. It uses a 
 simple yet elegant repeating rowhouse building form topped by a roof 
 trellises.  The project uses ‘noble finishing materials’ throughout such as 
 brick, hardie panels/siding and metal railings, and combined with a neutral 
 West Coast colour palette. 
 
 The site is designated as Medium Density Residential in the Official 
 Community Plan. This density allows for a 4 storey condominium 
 development, with a density of 70 units per acre. This proposed 
 development is 3 stories in height and has a proposed density of 33 units 
 per acre. In addition, the subject application complies with the Official 
 Community Plan’s Development Permit Area Guidelines for Townhouse 
 Developments. 
 
 The proposed development benefited from a Crime Prevention Through 
 Environmental Design (CPTED) report by a qualified consultant whose 
 recommendations are incorporated in the plans. 
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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 February 14th, 2018 meeting. A copy of the APC 
 minutes will be presented to Langley City Council at the February 19th 
 Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
 In accordance with Bylaw No. 2482, the proposed development would 
 contribute $788,732.00 to City Development Cost Charge accounts and 
 $128,000.00 in Community Amenity Charges.  
 

 
ALTERNATIVES: 

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

 
 Prepared by:  
 

 
   
 Gerald Minchuk, MCIP 
 Director of Development Services & Economic Development 
 
 Concurrence:     Concurrence: 
 

  
____________________   __________________________ 

 Kara Jefford, P.Eng.   Rory Thompson, Fire Chief 
 Manager of Engineering      
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CONTEXT PLAN & NEIGHBOURHOOD ANALYSIS
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OFFICIAL COMMUNITY PLAN COMPLIANCES
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OFFICIAL COMMUNITY PLAN COMPLIANCES
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SITE PLAN
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SECOND FLOOR PLAN ON PROPERTY
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THIRD FLOOR PLAN ON PROPERTY
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ROOF DECK PLAN ON PROPERTY
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PARKING PLAN
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SUSTAINABILITY FEATURES:

ON SITE:

•STORM WATER MANAGEMENT TO MITIGATE AGAINST FLOODING AND HABITAT 

DESTRUCTION;

•DESIGNED TO PREVENT GROUND WATER CONTAMINATION

•NO ADDITIONAL EXTERIOR LIGHTING TO CONTROL LIGHT POLLUTION CREATED;

•LIGHT COLOR PAVING MATERIAL ON ROOF DECK TO REDUCE HEAT ISLAND 

AFFECT;

•DROUGHT TOLERANT PLANTS ARE PROPOSED TO MITIGATE IRRIGATION;

•IRRIGATION SYSTEM.
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SUSTAINABILITY FEATURES:

WITHIN UNITS:

•HEAT RECOVERY SYSTEM TO REDUCE ENERGY CONSUMPTION;

•DUAL FLUSH TOILETS;

•ENERGY STAR EFFICIENT APPLIANCES.

CONSTRUCTION:

•INCORPORATING CONSTRUCTION TECHNIQUES TO PROTECT AIR QUALITY 

TO REDUCE SITE DISTURBANCE;

•RECYCLE PLAN FOR WASTE BUILDING MATERIALS.
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CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN:

• HIGH QUALITY DESIGN TO IMPROVE EXISTING SITE CONDITION

• CREATE A SENSE OF OBSERVATION/NATURAL SURVEILLANCE AND TERRITORIALITY ON 

198th STREET, 55th AVE., AND LANE;

• NATURAL SURVEILLANCE AND ACCESS CONTROL THROUGH EYES ON THE STREET BY 

WINDOW FACING YARDS, STREETS, INTERNAL DRIVEWAYS;

• GARAGE DOORS WILL BE OVERLOOKED FROM TOWNHOUSES AND THE PUBLIC REALM;

• LAMINATE WRAPPED UTILITY BOX TO RESIST GRAFFITI AND MAKE CLEAN UP EASIER;

• WOOD FENCE ON THE WEST SIDE OF THE PROPERTY TO DELINEATE PRIVATE 

PROPERTY AND DETER INTRUDERS;

• 1.2m HIGH FENCE AND GATE BETWEEN BUILDINGS TO DEFINE AND CONTROL  ACCESS 

INTO YARDS;

• ALL OUTDOOR SPACES TO BE PRIVATE, ABOVE GRADE AND CONTROLLED BY EACH 

UNIT;

(REPORT BY: LIAHONA SECURITY CONSORTIUM INC.)
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STREETSCAPE AND COLOURED ELEVATIONS:
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STREETSCAPE AND COLOURED ELEVATIONS:
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STREETSCAPE AND COLOURED ELEVATIONS:

194



STREETSCAPE AND COLOURED ELEVATIONS:
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LANDSCAPE DESIGN:

196



LANDSCAPE DESIGN:
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EXPLANATORY NOTE  

 
BYLAW NO. 3051 

 

The purpose of Bylaw No. 3051 is to adopt the 2018 - 2022 Financial Plan.  
In 2018, our five year financial plan includes $48.3 million in operating 
expenditures and a further $11.8 million in capital expenditures.  
Approximately 74% of the operating expenditures are funded through 
property taxes and utility charges billed at the end of May each year. 
 
New assessment growth in 2018 will generate additional tax revenues of 
$230,000.  The total net increase in expenditures is $1,268,790 or a 4.94% 
taxation increase.   
 
Based on the results from the neighbourhood meetings, there were a 
number of priority areas identified for the City to focus on such as public 
safety, homelessness, the upkeep of parks, boulevards and trails, 
infrastructure renewal and recreational opportunities. City Council has heard 
from the taxpayer, and this financial plan was developed to address these 
priority areas.   
 
One of our biggest priorities for 2018 is to address some concerns 
surrounding homelessness and public safety.  The City has included in the 
budget a provision for additional bylaw enforcement staffing.  The RCMP 
costs represent the largest departmental expenditure in the budget, and the 
proposed policing increase will lower the vacancy rate at the detachment, 
resulting in more of the RCMP members being deployed in the City.   
 
Improving parks, boulevards and trails will be a continued priority in 2018.  
The Financial Plan will include floodplain pedestrian bridge upgrades, a 
number of park facility capital upgrades, as well as median renovations. 
 
To enhance City services, an additional Building Inspector position will be 
added as well as additional recreational supplies and programs.     
 
Although the total net increase in expenditures results in a 4.94% overall 
taxation increase, including utility rate increases, the average changes in 
2018 are as follows: 
 

Single-family Home $828,285 $  45 1.47% 
Multi-family Home $327,350 $130 10.48% 
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The same tax rate under provincial law must be applied to both types of 
residential properties.  The different percentage increase is due to the 
assessed value of multifamily homes, increasing on average 17% more than 
single family homes, reversing the trend seen in the last 5 years.  
 
Multifamily Homes: 

Year Assessment Taxes $ % 

2014 $ 206,029 $1,275   
2015 $ 200,656 $1,238 ($  37)  
2016 $ 205,161 $1,209 ($  29)  
2017 $ 249,849 $1,236 $   27  
2018 $ 327,350 $1,366 $ 130  

Increase $ 121,321  $   91 7.14 
 
Multifamily homes taxes on average have increased 7.14% since 2014 
including the sizable increase in 2018.   
 
Business class properties will see an average increase of 3.23% and Light 
Industrial properties a 3.66% increase.  This rate maintains a competitive 
ratio between residential and business class properties, ensuring the City of 
Langley remains an attractive municipality to locate a business. 
 
The City is anticipating $6.8 million in casino proceeds to be received in 
2018 up $400,000 from the prior year.  This funding will be used to address 
infrastructure renewal for capital projects like: 

 Duncan Way pedestrian improvements 

 Sidewalks on 46A Avenue 

 Logan Creek culvert replacement 

 Douglas Crescent rehabilitation between 206 Street, 208 Street 

 Rehabilitation on 56th Avenue between 200 St and Production Way 

 Playground equipment in City Park and Douglas Park.   
 
In addition, the City will allocate $168,000 of casino proceeds towards 
community grants and a further $168,000 to the Enterprise Fund to be used 
at Council’s discretion for expenditures that are not otherwise anticipated 
during the year and budget cycle.   
 
Using casino proceeds to fund larger capital projects avoids borrowing, 
paying principal and interest charges and has helped to keep the City’s tax 
rates lower by 1.6% in 2018.  So casino dollars are at work in our 
community!   
 
The City of Langley’s 2018 Financial Plan provides for a number of 
improvements which will enhance the community.  By strengthening public 
safety, addressing some of the issues surrounding homelessness, improving 
parks and trails, focusing on infrastructure renewal and recreational 
opportunities, the City of Langley will reinforce its reputation as the  
Place to Be!   
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2018 – 2022 FINANCIAL PLAN 
 

BYLAW NO. 3051 
 

A Bylaw to adopt the Financial Plan for 2018 - 2022. 
 
WHEREAS Section 327 of the Local Government Act provides that a Council 
must have a Financial Plan that is adopted annually, by Bylaw, before the annual 
property tax Bylaw is adopted; 
 
AND WHEREAS the City has undertaken a process of public consultation prior to 
the adoption of the Financial Plan; 
 
NOW THEREFORE, the Council of the City of Langley, in open meeting 
assembled, enacts as follows: 
 
1) Schedule "A", attached hereto and made part of the Bylaw, is adopted as 

the Financial Plan of the City of Langley for the period 2018 - 2022. 
 
2) Schedule “B”, attached hereto and made part of the Bylaw, is adopted as 

the Capital Improvement Plan of the City of Langley for the period 2018 – 
2027. 

 
3) Schedule “C”, attached hereto and made part of the Bylaw, is adopted as 

the “Financial Plan Objectives and Policies” of the City of Langley for the 
period 2018 – 2022. 

 
3) This Bylaw may be cited for all purposes as the "Financial Plan 2018 – 

2022 Bylaw, 2018, No. 3051.” 
 
READ A FIRST AND SECOND TIME this fifteenth day of January, 2018. 
 
ADVERTISEMENTS WERE PLACED in the Langley Advance on the eighteenth 
day of January, 2018 and the twenty fifth day of January, 2018. 
 
AN OPPORTUNITY FOR PUBLIC COMMENT this fifth day of February, 2018. 
 
READ A THIRD TIME this fifth day of February, 2018. 
 
FINALLY ADOPTED this -- day of February, 2018. 
   

  
        _____________________ 
        MAYOR 
  

  
        _____________________ 
        CORPORATE OFFICER 

200



Schedule “A” 

 
 

2016 Actual 2017 Budget 2017 YTD 2018 Budget 2019 Budget 2020 Budget 2021 Budget 2022 Budget

Consolidated Revenues

Property Value Taxes 24,658,376$   25,710,425$   25,611,686$   27,113,085$   27,852,310$   28,451,260$   29,057,960$   29,669,840$   

Fees and Charges 9,606,494       10,292,930     10,887,044     10,866,685     11,337,665     11,813,005     12,330,155     12,899,685     

Revenue Other Services 10,402,345     9,703,845       8,920,789       10,319,380     10,318,830     10,317,990     10,317,130     10,316,240     

44,667,215     45,707,200     45,419,519     48,299,150     49,508,805     50,582,255     51,705,245     52,885,765     

ConsolidatedExpenditures

General Government Services 3,802,907       4,100,135       3,861,403       4,489,655       4,551,260       4,613,060       4,676,190       4,790,600       

Policing Service 10,239,867     11,725,840     6,993,706       12,261,750     12,562,960     12,864,050     13,165,130     13,466,210     

Fire Rescue Service 4,267,175       4,257,645       3,889,782       4,536,665       4,746,830       4,850,470       4,956,670       5,065,490       

Other Protective Services 723,473          814,245          656,017          826,425          831,905          834,955          838,045          841,185          

Engineering and Operations 2,705,976       3,067,495       2,925,586       3,033,665       3,080,025       3,118,455       3,157,505       3,197,405       

Development Services 1,023,510       1,099,730       955,661          1,281,595       1,314,615       1,227,875       1,246,485       1,265,485       

Solid Waste 619,254          622,110          538,827          657,410          679,890          684,470          690,480          695,090          

Recreation 3,639,663       3,778,010       3,637,429       3,972,750       3,978,675       4,021,805       4,065,855       4,110,755       

Parks 1,799,870       1,835,955       1,859,816       1,941,825       1,961,875       1,986,005       2,010,625       2,035,755       

Sewer & Drainage 2,554,193       2,770,175       2,643,720       2,874,315       3,156,315       3,400,025       3,668,265       3,963,615       

Water 3,285,759       3,437,605       2,987,976       3,539,235       3,710,595       3,942,225       4,191,135       4,465,315       

Interest 10,374            9,000              13,353            24,750            24,750            24,750            24,750            24,750            

Amortization 5,026,725       4,750,000       -                 5,278,040       5,541,940       5,819,030       6,109,990       6,415,480       

39,698,746     42,267,945     30,963,276     44,718,080     46,141,635     47,387,175     48,801,125     50,337,135     

4,968,469       3,439,255       14,456,243     3,581,070       3,367,170       3,195,080       2,904,120       2,548,630       

Add:

Transfer from Reserve Accounts 594,691          1,273,490       -                     1,236,605       1,236,605       1,236,605       1,236,605       1,236,605       

Transfer from Statutory Reserves -                     -                     -                     -                     -                     -                     -                     -                     

Transfer from General Surplus -                     -                     -                     155,000          105,000          -                     -                     50,000            

Transfer from Equity 5,026,725       4,750,000       -                     5,278,040       5,541,940       5,819,030       6,109,990       6,415,480       

5,621,416       6,023,490       -                     6,669,645       6,883,545       7,055,635       7,346,595       7,702,085       

Deduct:

Transfer to Reserve Accounts 8,840,729       8,042,695       6,730,660       8,680,745       8,680,745       8,680,745       8,680,745       8,680,745       

Transfer to Statutory Reserves 1,739,633       1,420,050       1,529,636       1,569,970       1,569,970       1,569,970       1,569,970       1,569,970       

10,580,362     9,462,745       8,260,296       10,250,715     10,250,715     10,250,715     10,250,715     10,250,715     

Surplus (Deficit) 9,523$            -$               6,195,947$     -$               -$               -$               -$               -$               

Excess of revenue over expenditures

CONSOLIDATED FINANCIAL PLAN SUMMARY
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Schedule “B”        

 
                                     

Capital Projects 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

General Government 146,600       107,500        567,500       47,500         47,500        47,500        47,500         47,500        47,500         47,500           

Protective Services 654,530       962,000        115,000       102,500       1,430,000   115,000      2,582,000    92,000        82,000         82,000           

Engineering Operations 4,926,900    3,790,700     5,160,200    4,043,975    5,272,395   2,677,115   5,333,990    3,552,700   2,691,690    21,442,140    

Development Services 189,000       50,000          40,000         -               -             30,000        -              -              -              -                

Parks & Recreation 2,661,665    1,191,500     1,593,000    1,940,000    1,245,000   1,175,000   830,000       740,000      795,000       11,180,000    

Sewer Utility 2,620,000    1,225,635     1,193,500    1,289,025    1,231,250   883,750      1,883,870    2,017,615   1,105,355    8,853,745      

Water Utility 590,000       535,000        1,100,325    1,251,090    1,114,910   892,405      2,794,910    1,558,805   926,925       2,771,280      

Total Projects 11,788,695  7,862,335     9,769,525    8,674,090    10,341,055 5,820,770   13,472,270  8,008,620   5,648,470    44,376,665    

Available funding

Capital Works Reserve 1,668,000    609,515        1,127,736    925,416       442,592      1,105,123   1,097,233    790,953      940,342       850,809         

Casino Revenues 5,955,675    4,073,435     4,773,435    2,308,435    5,553,435   1,823,435   8,753,435    3,123,435   1,923,435    22,620,450    

Community Works (Gas Tax) 127,675       133,800        133,800       133,800       133,800      133,800      133,800       133,800      133,801       133,800         

DCC's 1,098,900    861,795        1,504,430    2,027,300    2,485,368   1,749,828   1,513,833    2,346,533   1,403,595    17,006,606    

Fire Department Equipment 47,500         -               -               -               220,000      -              -              -              -              -                

Future Police Cost Reserve 399,030       635,000        35,000         35,000         35,000        35,000        35,000         35,000        35,000         35,000           

Grants 280,000       -               715,000       -               -             -              -              -              -              500,000         

Machinery Replacement 425,000       534,000        170,000       415,000       180,000      175,000      155,000       190,000      180,000       180,000         

Municipal Road Network Reserve -              -               -               1,690,000    -             -              -              -              -              1,600,000      

Office Equipment 47,500         47,500          47,500         37,500         37,500        47,500        47,500         47,500        47,500         47,500           

Off Street Parking -              -               -               -               -             -              -              -              -              -                

Parks & Recreation 203,665       (37,925)        177,500       77,500         77,500        77,500        77,500         77,500        77,500         77,500           

Sewer Future Capital 945,750       470,215        460,000       384,140       535,860      33,585        703,970       623,900      267,298       685,000         

Special Bond Reserve -              -               -               -               -             -              -              -              -              -                

Water Future Capital 590,000       535,000        625,125       640,000       640,000      640,000      955,000       640,000      640,000       640,000         

    Surplus Allocation -              -               -               -               -             -              -              -              -              -                

Total Funding 11,788,695  7,862,335     9,769,525    8,674,090    10,341,055 5,820,770   13,472,270  8,008,620   5,648,470    44,376,665    

CAPITAL IMPROVEMENT PLAN - SUMMARY
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FINANCIAL PLAN 2018 – 2022 
 

BYLAW NO. 3051 
Schedule ‘C’ 

Financial Plan Objectives and Policies 

 
In accordance with Section 165(3.1) of the Community Charter, the City of Langley 
is required to include in the Five Year Financial Plan, objectives and policies 
regarding each of the following: 
 

1. The proportion of total revenue that comes from each of the funding sources 
described in Section 165(7) of the Community Charter,  

2. The distribution of property taxes among the property classes, and  
3. The use of permissive tax exemptions 

 
 
1)  Funding Sources 
The following table shows the proportion of total revenue to be raised from each 
funding source in 2018.   
 

Revenue Source % of Total 
Revenues 

Dollar Value 

Property Value Taxes                56.1% $27,113,085 

User Fees and Charges                22.5% 10,886,685 

Revenue from Other 
Sources 

                 3.7% 1,765,190 

Casino Proceeds                 14.1% 6,800,000 

Government Grants                  3.6% 1,754,190 

Total                100% $48,299,150 

 
Property taxes form the greatest proportion of revenues. As a revenue source, 
property taxation is efficient to administer and understandable for the residents.  It 
is a stable and reliable source of revenue to fund core services like general 
administration, police services, fire services, bylaw enforcement, and street lighting 
which would be difficult to fund on a user pay basis.    
 
User fees and charges form the second largest portion of the revenues.  Water and 
sewer usage are billed based on the water meter consumption.  Building permit, 
business licenses and sale of services are also on a user pay basis which attempts 
to apportion the value of the services provided to those who use the service.  
 
Casino proceeds are used primarily to fund capital infrastructure renewal.   
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Objective  
To maintain the property value tax proportion to the same proportion that it is 
currently.   
 
Policies 
The City will review all user fee levels to ensure they are adequately meeting both 
the capital and delivery costs of the services. 
 
 
2) Distribution of Property Tax Rates 
The following table outlines the distribution of property taxes among the property 
tax classes.   
 

Property Class % of Total 
Property 
Taxation  

Dollar Value 

Residential (1)           47.9% $12,991,071        

Utilities (2)             0.5% 127,448                         

Light Industrial (5)             6.0%    1,621,510 

Business & Other (6)           45.4%  12,305,700 

Recreation / Non Profit (8)             0.2%                    
67,326 

Farmland (9)             0.0%                           
30 

Total           100% $27,113,085 

 
The residential property tax class provides the largest proportion of property tax 
revenue which is consistent with most other jurisdictions.   
 
Objective 
To maintain the 1:3 ratio between the residential and business class properties.  
The ratio in 2018 will be 1:3.089 between the residential and business class and 
1:3.190 for between the residential and light industrial class.   
 
Policies 
Continue where possible to supplement the revenues from user fees and charges 
to help offset the burden on the entire property tax base.  Maintain the ratio of the 
residential to business class close to the average ratio in Metro Vancouver.  
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3)  Permissive Tax Exemption  
The City has an existing permissive tax exemption policy which guides the 
administration and approval of permissive tax exemptions every year. 
 
Objective 
The City will continue to support those organizations that have received a 
permissive tax exemption in the past and review new applications as they arise.   
 
Policies 
The City adopted a new permissive tax exemption bylaw in the Fall of 2017.  The 
City also adopted a revitalization tax exemption to support the efforts identified in 
the Downtown Master Plan. 
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EXPLANATORY MEMO 
 

DISCHARGE OF LAND USE CONTACT NO. 23-73 
BYLAW NO. 3053 

 

 

The purpose of Bylaw No. 3053 is to authorize the discharge of Land Use 
Contract No. 23-73 from the property located at 20217 – 44 Avenue.  
 
The owner has applied to have Land Use Contract No. 23-73 discharged from 
the title of the property to facilitate a Building Permit application for a secondary 
suite. 
 
City Council has the authority to discharge a land use contract pursuant to 
Section 546 of the Local Government Act. 
 
The City amended Zoning Bylaw 1996, No. 2100 in December 2006 to allow 
secondary suites. Current records indicate that 268 suites have been approved 
or are in the building permit application process for approval. In the same 
timeframe, 671 property owners discharged the land use contracts affecting their 
single family residential lots. There are 477 single family residential lots still 
affected by land use contracts in the City. 
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DISCHARGE OF LAND USE CONTACT  
NO. 23-73 

BYLAW NO. 3053 
 

 
A Bylaw to authorize the discharge of Land Use Contract No. 23-73 from the 
specified property. 
 
WHEREAS Land Use Contract No. 23-73 is registered against titles legally 
described in Schedule “A”. 
 
AND WHEREAS the registered owners of the Lands have applied to have 
Land Use Contract No. 23-73 discharged from title to the Lands. 
 
AND WHEREAS Council has the authority to discharge a land use contract 
pursuant to section 546 of the Local Government Act, 
 
NOW THEREFORE, the Council of the City of Langley, in open meeting 
assembled, enacts as follows: 
 

1. The Land Use Contract registered in the Land Title Office under 
L80942 is hereby discharged against the title legally described in 
Schedule “A” which is attached and forms part of this bylaw. 
 

2. The Mayor and Corporate Officer of the City of Langley are authorized 
to execute such documents on behalf of the City as may be necessary 
for the purpose aforesaid. 
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Discharge Land Use Contract No. 23-73, Bylaw No. 3053  Page 3 

 

 

3. This Bylaw may be cited for all purposes as “Discharge of Land Use 
 Contract No. 23-73 Bylaw, 2018, No. 3053”. 
 
READ A FIRST AND SECOND TIME this -- day of --, 2018. 
 
A PUBLIC HEARING, pursuant to Section 464 of the “Local Government Act” 
was held this -- day of --, 2018. 
 
READ A THIRD TIME this -- day of --, 2018.. 
 
FINALLY ADOPTED this -- of --, 2018. 

       
   
      _________________________ 
      MAYOR  

 
________________________ 
CORPORATE OFFICER
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BYLAW 3053 

 
SCHEDULE “A” 

 
 Civic Address: 20217 – 44 Avenue 

Legal Description: Lot 278, Section 35, Township 7, New Westminster District, 
Plan 49277 

 PID:   006-381-570 
 Applicant:  A. Bains 
 Owner:  A. Bains; R. Bains 
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COMMITTEE REPORT 

 
To: Mayor Schaffer and Councillors   
    
Subject Crime Prevention Recommendations   
  File #: 18-11 
From: Crime Prevention Task Group Doc #:  
    
Date: February 13, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT the City continue to distribute the CPTED “An Investment in Security is an 
Investment in Your Business” brochure annually with the Business License 
Renewal Notice, as an ongoing crime prevention initiative. 

 

 
SUMMARY: 
 
On January 18, 2018, during the Crime Prevention Task Group meeting, Inspector 
Boudreau from the RCMP noted that there have been four requests for CPTED reviews 
from local businesses since business licence renewals were mailed out.  In the most 
recent mailings of business licence renewals a CPTED brochure (attached) was sent 
out to Langley City businesses as a call for action.  The brochure outlined the CPTED 
program and encouraged businesses to contact the RCMP to request a CPTED review 
and take advantage of this free service in the interest of Crime Prevention.   
 
As an ongoing Crime Prevention initiative the Crime Prevention Task Group requested 
that the mailing of the brochure inserted in the business licence renewals continue 
annually in future years. 
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An Investment  
in Security is an  
Investment in  
Your Business

Crime Prevention Through Environmental Design

Langley City Hall
20399 Douglas Crescent
Langley, BC., V3A 4B3  

T: 604.514.2800
W: LANGLEYCITY.CA

CPTED Success

•	 7-Eleven reduced losses by 
50% and robbery by 65%.

•	 US and Canadian retailers 
have reduced crime  
incidents by 24%.

Learn how to make your 
space safer and less  
attractive to criminal  
behaviour. Get a FREE  
Crime Prevention Through 
Environmental Design  
(CPTED) Business  
Assessment. Contact  
the Langley City RCMP 
Community Policing Office.

INFORMATION IS PROVIDED BY:

FOR A FREE CPTED BUSINESS ASSESSMENT, CONTACT:

Langley City RCMP 
Community Policing Office

604.514.2870 Get a FREE 
Crime Prevention  
Through Environmental  
Design (CPTED)  
Business Assessment.
Contact the Langley City 
RCMP Community 
Policing Office.211



Guide people through your space and limit  
opportunities for undesired access.
•	 Make clear and definitive entrances and exits.
•	E mploy fences, landscaping, and other  

physical barriers to guide exterior movement.
•	 Consider employing interior obstacles, like 

maze entrances, to cut off straight-line access 
to potential targets, such as the cashier.	

•	U se curbing and bollards to direct automobile 
and foot traffic into a controlled visible area.

•	 Use lights, security devices and tamper-
resistant materials to make your property  
less of a target.

Put a clear line of distinction between your 
private property and public property.  This  
gives legitimate occupants a sense of ownership 
and a willingness to defend their property while 
putting intruders on the defensive.
•	E mploy unique facades, projected awnings, 

different coloured entrances, patios, and  
flower boxes to delineate your space.  

•	 Install short walls or plant gardens to 
discourage trespassing.

•	 Make security signage clearly visible at all 
entrances.

•	 Consider escorting visitors or provide badges.

Crime Prevention Strategies
Reduce crime, prevent losses, 
and create safer environments 
with these Crime Prevention 
Through Environmental Design 
(CPTED) strategies. It’s good for the 
community and it’s good for business.

NATURAL ACCESS CONTROL 

Natural Surveillance 

Maximize the ability to spot suspicious people 
and activities from inside and outside a business.
•	 Place the Point of Sale location where it is 

visible throughout the store and from the 
public realm outside the store.

•	E nsure that window displays, signage, and 
other obstacles do not obscure sight lines.

•	 Trim landscaping below ground level windows 
and keep trees pruned above eye level.

•	 Add lighting to enhance visibility, but avoid 
directing the lighting so that it glares into the 
eyes of the cashier or passersby.

Territorial or Defensible Space

Maintenance and Management 

A well maintained area communicates that 
people care and are monitoring the area, 
deterring vandalism and other crimes.
•	E nsure that the building and area is clean 

and free of clutter, such as outdoor storage 
items, which may give an impression of 
abandoned property.

•	R emove graffiti promptly. Consider getting 
mural artwork to deter future graffiti.

•	 Paint and repair exteriors. The “Broken 
Window Theory” conveys that one broken 
window will entice vandals to break another, 
thereby inviting higher levels of crime.
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REPORT TO COUNCIL 

 
To: Mayor Schaffer and Councillors   
    
Subject 2018 Community Grants Report #: 18-09 
  File #: 1850.00 
From: Darrin Leite, CPA, CA 

Director of Corporate Services 
Doc #: 153992 

    
Date: February 5, 2018   

 

 
RECOMMENDATION: 
 

THAT City Council endorse the recommendation of the Community Grant 
Committee to award community grants totalling $ 125,976.79 to the following 
organizations; 
 

Alano Club of Langley $      1,000.00 

Bard in the Valley $    11,174.56 

Big Brothers Big Sisters of Langley $      4,808.00 

Boys and Girls Club of Langley $      3,250.00 

Brookswood Baptist Church – Homeless Feeding Program $         203.67 

Cerebral Palsy Association of BC $         500.00 

Children of the Street Society $      1,000.00 

Civix $      1,000.00 

DLBA – Arts Alive and Fork & Finger Events $    11,000.00 

DLBA – Start It Up Langley $      5,000.00 

Douglas Park Community School Society $      2,550.00 

Encompass Support Services Society – Best Babies $      3,660.00 

Fibromyalgia Well Spring Foundation $      1,000.00 

Fraser Region Community Justice Initiatives – Black Book $      2,000.00 

Fraser Valley Cultural Diversity Awards $         500.00 

Ishtar Transitional Housing Society $      1,350.00 

Kiwanis Fraser Valley Music Festival Society $      5,000.00 

Langley 4H District Council $         150.00 

Langley Amateur Radio Association $         262.60 

Langley Arts Council $      1,600.00 

Langley Baseball $      8,000.00 

Langley Cares Foundation – Langley Lodge $      7,500.00 
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Langley Community Farmers Market Society $      5,300.00 

Langley Field Naturalists $      1,000.00 

Langley Flippers Swim Club $      1,232.00 

Langley Fundamental Secondary School  - Dry Grad $         500.00 

Langley Lawn Bowling Club $      6,000.00 

Langley Literacy Association $      2,500.00 

Langley Meals on Wheels $      1,009.40 

Langley Pos-Abilities Society $         985.31 

Langley Royal Canadian Legion – Remembrance Day $      2,400.00 

Langley Scholarship Committee $      4,500.00 

Langley Secondary School – Dry Grad $         500.00 

Langley Senior Resources Society $    15,000.00 

Langley Sponsorship Advertising $      2,000.00 

Langley Ukulele Association $      1,650.00 

Lower Fraser Valley Aboriginal Society $      2,500.00 

Mountain Secondary School Dry Grad $         500.00 

Parkinson Society BC – Langley Chapter $         236.25 

Pitch In Canada $         425.00 

Pucks Powerplay Foundation $      2,660.00 

Seniors of Langley $         270.00 

Terry Fox Run $         800.00 

Valley Therapeutic Equestrian Association $         500.00 

Youth Parliament $      1,000.00 

  

 $   125,976.79 

 
 

 
PURPOSE: 

To seek Council’s support of the Community Grant Committee recommendations 
regarding the distribution of the community grants.  
 

 
POLICY: 

Community Grant Policy CO-51 
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COMMENTS/ANALYSIS: 

The City has allocated $168,000 of casino proceeds to provide community grants to 
organizations that to the general interest and advantage of the City.  The Community 
Grant Committee reviewed 59 applications received for the grant application intake 
ending December 15, 2017. 
 

 
BUDGET IMPLICATIONS: 

The 2018 grant requested totalled $195,740.57 of which $125,976.79 was identified 
for distribution to 45 organizations.  There is $42,023.21 remaining for the 2nd 
community grant application intake at the end of June 2018. 
 

 
ALTERNATIVES: 

Council could alter the amounts of the grants being considered and/or approve other 
grant requests.   
 

 
Respectfully Submitted, 
 
 

 
Darrin Leite, CPA, CA 
Director of Corporate Services 

 
 
CHIEF ADMINISTRATIVE OFFICER’S COMMENTS: 
 

Since the inception of the Community Grant Program in 2006 the City has contributed 
over $1,640,410 to non-profit and community organizations. 
 
I support the recommendation. 

 
__________________________ 
Francis Cheung, P. Eng. 
Chief Administrative Officer 
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REPORT TO COUNCIL 

 
To: Mayor Schaffer and Councillors   
    
Subject Community Emergency Preparedness Fund Grant 

Application 
Report #: 18-10 

  File #: 0110.00 
From: Rory Thompson, Fire Chief Doc #:  
    
Date: February 19, 2018   

 

 
RECOMMENDATION: 
 

THAT City Council support the application for a $25,000 grant from the Community 
Emergency Preparedness Fund and to management of any grant monies received. 
 

 

 
PURPOSE: 

To seek Council support for Langley Emergency Program’s application for funding 
from the Community Emergency Preparedness Fund. 
 
 

COMMENTS/ANALYSIS: 

The Community Emergency Preparedness Fund (CEPF) is a suite of funding 
programs intended to enhance the resiliency of local governments and their residents 
in responding to emergencies. Funding is provided by the Province of BC and is 
administered by Union of BC Municipalities (UBCM). 
  
 The funding streams include:  
 

• Emergency operations centres and training  
• Emergency social services  
• Evacuation route planning  
• Flood risk assessment, flood mapping and flood mitigation plans  
• Structural flood mitigation  
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The Langley Emergency Program will apply a grant of up to $25,000 from the 
Emergency Operations Centres (EOCs) funding stream to purchase supplies and 
equipment to enhance emergency communications capacity within the City EOC and 
to build 4 portable communications kits to ensure site communications capabilities 
back to the EOCs. 
 

 
BUDGET IMPLICATIONS: 

None. 
 

 
ALTERNATIVES: 

Not apply for a grant under the BC Community Emergency Preparedness Fund. 
 

 
Respectfully Submitted, 
 

 
 
 

__________________________ 
Rory Thompson, Fire Chief 
 
 
 
Attachment: 1. Community Emergency Preparedness Fund 2018 Program & Application 
Guide 
 
  
CHIEF ADMINISTRATIVE OFFICER’S COMMENTS: 
 
I support the recommendation. 

 
__________________________ 
Francis Cheung, P. Eng. 
Chief Administrative Officer 
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CEPF Emergency Operation Centres Program Guide, updated October 16, 2017 1 

 
 
 
 

 

 

Community Emergency Preparedness Fund  

Emergency Operations Centres & Training 
 

2018 Program & Application Guide 

1. Introduction 
The Community Emergency Preparedness Fund (CEPF) is a suite of funding programs intended to 
enhance the resiliency of local governments and their residents in responding to emergencies. Funding 
is provided by the Province of BC and is administered by Union of BC Municipalities (UBCM). 

The funding streams include: 

• Emergency operations centres and training 

• Emergency social services 

• Evacuation route planning 

• Flood risk assessment, flood mapping and flood mitigation planning 

• Structural flood mitigation 

Background 

An Emergency Operations Centre is a physical location where representatives come together during an 
emergency to coordinate response and recovery actions and resources, support emergency response 
personnel in the field, and coordinate all official communications regarding the emergency. 

Under the Emergency Program Act, municipalities, First Nation communities and regional districts are 
responsible for responding to emergencies in their area. 

Emergency Operations Centres & Training Program 

The intent of this funding stream is to support the purchase of equipment and supplies required to 
maintain or improve Emergency Operations Centres (EOC) and to enhance EOC capacity through 
training and exercises. Ongoing operational costs are not eligible. 

2. Eligible Applicants 
All local authorities (as defined by the Emergency Program Act) and Treaty First Nations (as defined by 
the Interpretation Act) in BC are eligible to apply. 

Eligible applicants can submit one application per funding stream per intake. 
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3. Eligible Projects 
In order to qualify for funding, applications must demonstrate the extent to which proposed projects 
will maintain or improve EOCs and/or enhance EOC capacity. 

In addition, to qualify for funding, projects must be:  

• A new project (retroactive funding is not available) 

• Capable of completion by the applicant within one year from the date of grant approval 

• In alignment with Emergency Operations Centre Operational Guidelines (2nd Edition) 

4. Eligible & Ineligible Costs & Activities 

Eligible Activities & Expenditures 

Eligible costs are direct costs that are approved by the CEPF Evaluation Committee, properly and 
reasonably incurred, and paid by the applicant to carry out eligible activities.  Eligible costs can only be 
incurred from the date of application submission until the final report is submitted. 

Eligible activities must be cost-effective and may include: 

• Purchase of equipment and supplies to maintain or improve EOCs (e.g. information technology, 
communication systems, generators, etc.) 

• Training and exercises to increase EOC capacity 

• Establishing public emergency communications systems or programs 

The following expenditures are also eligible provided they relate directly to the eligible activities 
identified above: 

• Consultant costs  

• Applicant staff and administration costs  

• Public information costs  

Ineligible Activities & Expenditures 

Any activity that is not outlined above or is not directly connected to activities approved in the application 
by the CEPF Evaluation Committee is not eligible for grant funding.  This includes: 

• Routine or ongoing operating costs 

• Use of an EOC during an emergency 

5.  Grant Maximum 
The Emergency Operations Centres & Training program can contribute a maximum of 100% of the cost 
of eligible activities to a maximum of $25,000.00. 

In order to ensure transparency and accountability in the expenditure of public funds, all other grant 
contributions for eligible portions of the project must be declared and, depending on the total value, 
may decrease the value of the grant.   
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6. Application Requirements & Process  

Application Deadlines 

Funding permitting, two application intakes are planned for the Emergency Operations Centres & 
Training program.   

The first application deadline will be February 2, 2018.  The second application deadline will be 
confirmed at a later date. 

Applicants will be advised of the status of their application within 60 days of the application deadline. 

Required Application Contents 

• Completed Application Form 

• Local government Council or Board resolution, or First Nation Band Council resolution, indicating 
support for the current proposed activities and willingness to provide overall grant management 

Submission of Applications 

Applications should be submitted as Word or PDF files. If you choose to submit your application by  
e-mail, hard copies do not need to follow.  
 
All applications (from local authorities and Treaty First Nations) should be submitted to:  
 

Local Government Program Services, Union of BC Municipalities  
 
E-mail: cepf@ubcm.ca  Mail: 525 Government Street, Victoria, BC, V8V 0A8 

Review of Applications 

UBCM will perform a preliminary review of applications to ensure the required application elements 
(identified above) have been submitted and to ensure that basic eligibility criteria have been met.  Only 
complete application packages will be reviewed. 

Following this, the Evaluation Committee will assess and score all eligible applications based on the 
funding priorities.  Higher application review scores will be given to applications that: 

• Clearly demonstrate how EOCs will be maintained or improved and/or demonstrate that EOC 
capacity will be enhanced 

• Consider mass care scenarios 

• Support recommendations or requirements identified in the local Emergency Plan 

• Demonstrate transferability to other local governments and Treaty First Nations in BC 

• Include in-kind or cash contributions to the project from the eligible applicant, community 
partners or other grant funding 

• Are cost-effective 

The Evaluation Committee will also consider the location of each application in order to ensure a 
balanced representation of projects across the province. 

All application materials will be shared with the Province of BC. 
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7. Grant Management & Applicant Responsibilities 
Please note that grants are awarded to eligible applicants only and, as such, the applicant is responsible 
for completion of the project as approved and for meeting reporting requirements.   

Applicants are also responsible for proper fiscal management, including maintaining acceptable 
accounting records for the project.  UBCM reserves the right to audit these records. 

Notice of Funding Decision & Payment 

All applicants will receive written notice of funding decisions, which will include the terms and conditions 
of any grant that is awarded.   

Grants under the Emergency Operations Centres & Training program are paid at the completion of the 
project and only when the final report requirements have been met.   

Changes to Approved Projects 

Approved grants are specific to the project as identified in the application, and grant funds are not 
transferable to other projects.  Approval from the CEPF Evaluation Committee will be required for any 
significant variation from the approved project.   

To propose changes to an approved project, approved applicants are required to submit: 

• Revised application package, including an updated Council, Board or Band Council resolution 

• Written rationale for proposed changes to activities and/or expenditures 

The revised application package will be reviewed by the CEPF Evaluation Committee at the next 
scheduled meeting. 

Extensions to Project End Date 

All approved activities are required to be completed within one year of approval and all extensions 
beyond this date must be requested in writing and be approved by UBCM. 

8. Final Report Requirements & Process 
All funded activities are required to take place within one year of notification of funding approval and 
the final report will be due within 30 days of project completion. 

Applicants are required to submit an electronic copy of the complete final report, including the 
following: 

• Completed Final Report Form 

• Copies of any training or capacity building materials that were produced with grant funding 

• Optional: photos and/or media directly related to the funded project 

Submission of Final Reports 

All final reports (from local authorities and Treaty First Nations) should be submitted to:  
 

Local Government Program Services, Union of BC Municipalities  
 
E-mail: cepf@ubcm.ca  Mail: 525 Government Street, Victoria, BC, V8V 0A8 
 

All final report materials will be shared with the Province of BC. 
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9. Additional Information 
For enquiries about the application process or general enquiries about the program, please contact:  

Union of BC Municipalities 
525 Government Street 
Victoria, BC, V8V 0A8 

E-mail: cepf@ubcm.ca  

Phone: 250 387-4470 
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REPORT TO COUNCIL 

 
To: Mayor Schaffer and Councillors   
    
Subject Proposed “Substantial Change” of Cascades 

Casino 
Report #: 18-08 

  File #: 0110.00 
From: Francis Cheung, P. Eng. 

Chief Administrative Officer 
Doc #:  

    
Date: February 1, 2018   

 

 
RECOMMENDATION: 
 

1. THAT the letter from BCLC dated January 15, 2018 regarding Cascade Casino’s 
application for a proposed “Substantial Change” be received for information. 
 

2. THAT City Council endorse the consultation process as outlined in the attached 
report relating to Cascades Casino’s application for a proposed “Substantial 
Change” to their gaming facility pursuant to the Gaming Control Act. 

 

 
PURPOSE: 

The purpose of this report is to advise Council that the British Columbia Lottery 
Corporation (BCLC) outlined information pertaining to the statutory requirements 
pursuant to the Gaming Control Act for a proposed “substantial change” to the 
Cascades Casino gaming facility located at 20393 Fraser Highway (copy attached). 
The proposed substantial change would be to add bingo as a gaming product at their 
existing gaming facility. 

 
 
POLICY: 

Gaming Control Act and Gaming Control Regulation 
 
Pursuant to the Gaming Control Act and Gaming Control Regulation, as a host local 
government, the City of Langley is required to undertake a specific process before it 
can provide approval to BCLC for the proposed substantial change to Cascades 
Casino’s gaming facility. 
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City of Langley Zoning Bylaw 
 

In 2003, the subject property was re-zoned to CD15 Comprehensive Development 
Zone pursuant to City of Langley Zoning Bylaw, 1996, No. 2100. This zone is 
intended to accommodate and regulate the development of an integrated hotel, 
convention centre, and gaming activity facility with complementary accessory uses, 
based on a comprehensive development plan.  Gaming Activity is defined as: “the 
use of land, buildings or structures or any part thereof for any game of chance played 
with cards, dice, or any mechanical or electronic device or machine for money, token 
or anything of value”.  Therefore, the proposed substantial change to add bingo as a 
gaming product at the Cascades Casino is permitted. 
 
 

COMMENTS/ANALYSIS: 

In order to comply with the Gaming Control Act and the Regulation, the City must 
complete the following steps: 
 

1. Consult with Potentially Affected Local Governments: 
Section 19 (1) of the Gaming Control Act requires that before BCLC can 
approve a substantial change at a gaming facility, they must be satisfied that 
the host local government has consulted with each potentially affected local 
government. Section 12.1 (11) of the Gaming Control Regulation specifies that 
“potentially affected local government” is a municipality, regional district or first 
nation that has authority over land use planning for an area that is within 5 km 
from the perimeter of the gaming facility.  A copy of all consultation letters 
must be forwarded to Legal Services at BCLC.  The consultation process must 
be completed and any responses considered before the City can approve the 
proposal. 
 

2. Community Input: 
Prior to giving approval to the proposal, the City must demonstrate that it 
sought and considered community input by: 
 
A. Giving adequate public notice which includes the particulars of the new 

type of casino gaming that is proposed to be added; and 
 

B. Providing an opportunity for local residents and representatives to provide 
comments, information and representations concerning the proposal either 
by public hearing, public meeting or referendum. 
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Recommended Consultation Process 
 
1. Potentially Affected Local Governments 

 
The Township of Langley and City of Surrey are located within 5 km of the 
gaming facility.  Therefore, it is recommended that a letter will be sent to both 
municipalities informing them of the proposed substantial change and that they 
may provide written comments to the City within 30 days after the receipt of the 
consultation notice.   
 

2. Community Input 
 

It is recommended that a Public Notice be placed on the City’s website and in the 
Langley Advance community newspaper.  The Notice will include the particulars 
of the new type of casino gaming that is proposed to be added to the facility.  
Members of the public will be invited to submit written comments and / or attend 
the public meeting. 
 
It is recommended that a Public Meeting be held on Monday, February 26, 2018 
at 7:00pm at the Langley City Hall Council Chambers to provide an opportunity 
for local residents and representatives to provide comments, information and 
representations concerning the proposed substantial change.  The format of the 
Public Meeting is proposed as follows: 
 

 A speaker sign-up sheet will available in the Council Chambers.   

 Representatives from BCLC and Cascades Casino will each make a 
presentation to provide information regarding the proposed Substantial 
Change to accommodate the bingo facility.   

 After the presentations, attendees will be provided with the opportunity to 
provide feedback and to ask questions regarding the proposed Substantial 
Change.  Each speaker will be allotted up to 5 minutes to speak.   

 
 
BUDGET IMPLICATIONS: 

A notice in the newspaper will cost approximately $500.00. 
 
Host local governments where gaming facilities are located receive a 10 percent 
share of the net income generated by the gaming facility. 

 
 

ALTERNATIVES: 

That City Council consider changing the format of the Public Meeting. 
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That City Council consider changing the type of public consultation process for local 
residents and representatives (e.g. public hearing or referendum). 

 
 
Respectfully Submitted, 

 
__________________________ 
Francis Cheung, P. Eng. 
Chief Administrative Officer 
 
Attachments:  1: Letter from BCLC dated January 15, 2018 

2: City of Langley Zoning Bylaw CD 15 Zone  
3: Zoning Bylaw definition of ‘Gaming Activity’ 
4. Project Overview: Playtime Langley Bingo Relocation to   
Cascades Casino Langley 
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January 15, 2018 
 
 
His Worship Mayor Ted Schaffer 
Langley City Hall 
20399 Douglas Crescent 
Langley, BC V3A 4B3 
 
Dear Mayor Schaffer: 
 
Re: Proposed Substantial Change of Cascades Casino   
 
As a Crown corporation governed by the Gaming Control Act (British Columbia) 
(the “GCA”), the role of the British Columbia Lottery Corporation (“BCLC”) is to 
conduct and manage commercial gaming in the Province of British Columbia.  
As such, BCLC would like to provide the City of Langley (the “City”) with 
information pertaining to the statutory requirements for a proposed substantial 
change to the gaming facility located at 20393 Fraser Highway, Langley, BC V3A 
7N2.  The proposed substantial change would be add bingo as a gaming product 
at the facility.  BCLC confirms that Gateway Casinos & Entertainment Limited, 
BCLC’s Service Provider for Cascades Casino, is authorized to discuss this 
proposed substantial change with the City. 
 
As host local government (“HLG”), the City is required by the GCA and the 
Gaming Control Regulation (the “Regulation”) to perform a specific process in 
order to provide HLG approval to BCLC for the proposed substantial change.     
Below is an outline of the approval process required of the City, as HLG, before 
it can approve a substantial change to a gaming facility.  This summary is not a 
substitute for your own review of the wording of the GCA and Regulation which, 
for your reference, can be found online at:  http://www.bclaws.ca/. 
 
To comply with the GCA and the Regulation, the City must complete the following 
four steps: 
 

1. Consult with potentially affected local governments; 

2. Receive adequate community input; 

3. Provide formal written approval to BCLC and the Gaming Policy 
Enforcement Branch (“GPEB”); and 

4. Comply with the objection and non-binding dispute resolution process 
outlined within the GCA. 

 
1.  Consultation with Potentially Affected Local Governments 
 
Consultation notices in writing must be sent to potentially affected local 
governments which are municipalities, regional districts and first nations within 5 
km of the gaming facility informing them of the proposed substantial change. 
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The notices must: 
 

A. Clearly identify the name, street address and the type of gaming facility; 

B. Clearly state the proposal for the addition of bingo gaming to the current 
gaming facility; 

C. Include any other information that, in the City’s opinion, is relevant to the 
recipients’ consideration of the proposal;  

D. Advise the recipients that they may provide written comments (which 
must be limited to the subject matters in the Regulation) to the City within 
30 days after the receipt of the notice. 

 
A copy of all consultation letters must be forwarded to Legal Services at BCLC.  
The consultation process must be completed and any responses considered 
before the City can approve the proposal. 
 
2. Community Input 
 
Prior to giving approval to the proposal, the City must show that it sought and 
considered public input by: 
 

A. Giving adequate public notice which includes the particulars of the new  
type of casino gaming that is proposed to be added; and 

B. Providing an opportunity for local residents and representatives to 
provide comments, information and representations concerning the 
proposal either by public hearing, public meeting or referendum. 

 
3. Formal Approval 
 
The formal approval of the substantial change by the City is required to be in the 
form of a resolution or of a letter on the City’s official letterhead and be delivered 
in duplicate to both to BCLC and GPEB as follows: 
 

Vice President, Casino and Community Gaming  
Casino & Community Gaming Division 
British Columbia Lottery Corporation 
2940 Virtual Way, Vancouver, BC  V5M 0A6 
 
Legal Services 
British Columbia Lottery Corporation 
74 West Seymour Street, Kamloops, BC  V2C 1E2 

 
and 
 

General Manager 
Gaming Policy Enforcement Branch 
Ministry of Finance 
PO Box 9311, Stn Prov Govt 
Victoria, BC  V8W 9N1 
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The approval letter must: 
 

A. Specify the effective date of the approval; 

B. Be executed by the duly authorized official or officials of the City; 

C. Identify the potentially affected  local governments that were consulted; 

D. Summarize the outcome of the consultations; and 

E. Confirm the manner in which the City obtained community input. 

 
The approval letter should also include: 
 

A. A copy of the resolutions or other instruments passed by the City with 
respect to the proposal; 

B. A copy of any comments received from potentially affected local 
governments in response to the consultation notices; 

C. A copy of all public notices and details about how the proposal was 
publicized; and 

D. A summary of the community input received including minutes of any 
public hearing or meeting. 
 

4. Objection and Non-Binding Dispute Resolution Process 
 
Once the consultation and community input requirements have been completed 
and the City has provided its official approval to BCLC and GPEB, the Regulation 
requires the City to notify, in writing, each potentially affected local government 
consulted of the City’s decision.   The receipt of this letter starts a two-week 
period in which an objection may be filed with BCLC. 
 
If an objection that meets the criteria of the GCA is properly filed with BCLC, the 
City will be required to participate in a non-binding dispute resolution process 
with the objector.  BCLC must refer the parties to non-binding dispute resolution 
and the parties have 60 days after referral to complete that process.  Further 
details on the dispute resolution process can be obtained from BCLC.   
 
As a reminder, compliance with the GCA and Regulation as a HLG does not 
preclude the City from its responsibilities under any other legislation. 
 
If you have any questions or require further information, please contact Jerry 
Williamson, Director Gaming Facilities, Casino & Community Gaming, at (604) 
228-3005.  Thank you for your attention to this matter. 
 
Sincerely, 

 
Brad Desmarais 
Vice President, Casino & Community Gaming 
 
cc:   Jagtar Nijjar, CAO, Gateway Casinos & Entertainment 
 Greg Walker, Director, Public Affairs 
 Jerry Williamson, Director Gaming Facilities, Casino & Community Gaming 
 Carmen Minger, Legal Services & Casino Compliance Specialist 
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Project Overview: 
Playtime Langley Bingo Relocation to 
Cascades Casino Langley  
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gatewaycasinos.com 
604.412.0166 

4331 Dominion Street 
Burnaby, BC, V5G 1C7 

 

Project Overview: Playtime Langley Bingo Relocation to Cascades Casino Langley 
 

The following is the Gateway Casinos & Entertainment Limited (“Gateway”) proposal for the relocation of its 
existing Bingo operations from the Playtime Langley facility in the Township of Langley to Cascades Casino in the 
City of Langley. 
 
Background 
In December 2015, Gateway acquired Playtime Gaming, which included Playtime Langley, a community gaming 
facility that housed 50 slot machines and 400 Bingo seats. Gateway’s plan, from the beginning, was to relocate the 
Playtime Langley operation to a facility that better reflected Gateway’s commitment to its customers – both in 
service, products, and aesthetics. To date, Gateway has not found a suitable location within the Township of 
Langley to relocate the operations.  
 
In Spring 2016, Gateway relocated the Playtime Langley slots machines to Cascades Casino. They are now looking 
to move the Bingo operations as their next step.  
 
 
Project Overview 
Gateway wants to ensure that its current Bingo customers are afforded the opportunity to play their preferred 
game of Bingo. They are proposing to relocate both the equipment and staff from the Playtime Langley facility into 
the former Summit Theatre location at Cascades Casino (picture below). 
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Gateway’s experience and research indicates that Bingo players are also strong slot players and that, typically, 
during Bingo session breaks, the slot floor will see an increase in volumes.  
For those Bingo players that do not play slots, Gateway is confident that they will appreciate the Cascades Casino 
food and beverage offerings; these options are far superior to the minimal offerings at the Playtime Langley 
facility.  
 
Impact to the Summit Theatre 
For the past several years, Gateway has been using local promoters to source, market and produce the live 
entertainment offerings in its Summit Theatre. While moderately successful, the Summit Theatre has, 
unfortunately, been limited for two reasons: 

1. The room capacity of 420 restricts the economies of scale for popular available acts 
2. The 19+ venue, limits the community engagement and the types of acts that can be shown 

 
Live entertainment 
Gateway intends to renovate the current convention space so as to allow the ability to host live performances in 
the space – a fantastic addition to their current meeting and banquet offerings. The renovations required would 
include the modification of the ceiling structure to allow for retractable sound and lighting; and the new 
configuration will allow for up to 600 guests, including those under the age of 19.  
The relocation of live entertainment will create a dynamic atmosphere with a feeling of community and allowing 
for family-friendly events. 
 
Summary 
Gateway proposes that the existing Bingo operations be moved to the former Summit Theatre at Cascades Casino.  
 
With the introduction of Bingo to the former Summit Theatre, the Cascades Casino convention space will be 
renovated to accommodate live entertainment. The renovation and reconfiguration will allow for an increase in 
capacity for live and family-friendly events.  
 
Slot-playing Bingo patrons will have access to Cascades Casinos’ exciting slot floor during Bingo sessions, and all 
Bingo patrons will have access to greater food and beverage offerings and options. This relocation will allow for 
Gateway to showcase their focus on the superior customer experience.  
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