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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Development Permit Application DP 08-18   
  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: May 29, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Development Permit Application DP 08-18 located at 20286 Michaud 
Crescent  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; and 
 
THAT City Council approve the request for cash-in-lieu of 3 parking spaces 
associated with this subject Development Permit application. 

 

 
PURPOSE OF REPORT: 
 

To consider a Development Permit Application to accommodate a four-
storey, mixed-use building located at 20286 Michaud Crescent 

 
 
POLICY: 
 

The subject property is zoned C1 Downtown Commercial Zone and 
designated Downtown Commercial in the Official Community Plan. As 
such, the application is subject to the Downtown Master Plan 
Development Permit Area Guidelines.  
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: David Danyluck Architect 

Owner: NVN Investments Inc. 

Civic Addresses: 20286 Michaud Crescent 

Legal Description: Lot 376, District Lot 305, Group 2, New   
Westminster District, Plan 46221 Except: 
Firstly Part Dedicated Road on 
Reference Plan 66239, and Secondly 
Part Dedicated Road on Plan BCP35185 
and Thirdly Part Dedicated Road on Plan 
EPP69691 

Site Area: 579 m2 (6,229 ft2)  

Dwelling Units/  
Commercial Area: 

6 (2-BR) 
111 m2 (1,202 ft2) 

Total Parking Required: Residential: 7 spaces (including 1 visitor 
space)  
Commercial: 3 spaces 

Total Parking Provided: 7 spaces 

Existing Zoning: C1 Downtown Commercial Zone 

OCP Designation: Downtown Commercial 

Exterior Finishes: Painted Hardie Board, Aluminum 
Railings 

Development Cost Charges : $93,436.61 (City - $65,507.27, GVS&DD 
- $24,389.34, SD35 - $3,540.00) 

Community Amenity Charge: $12,000.00 

Variances Requested: Front and Exterior Setback Variances 
(from 1.8m to 0.0m 

Cash in Lieu of Parking 3 spaces (@$7,500/stall) = $22,500.00 

  
  

Engineering Requirements: 
 

Additional design changes may be required upon further 

investigation, site inspections and receipt of other supporting 

reports and documents.  All work to be done to the City of Langley 

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

designed and approved by a Professional Engineer: 

 

1. Implement erosion and sediment control measures designed and 

approved by a qualified professional in accordance with the City of 

Langley Watercourse Protection Bylaw #2518. 

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

Professional Engineer to determine if the existing water network is 

adequate for fire flows and achieve the necessary pressure and 

flows to conform to Fire Underwriters Survey (FUS) “Water Supply 

for a Public Fire Protection, a Guide to Recommended Practice, 

1995”.  

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

firefighting requirements. Hydrant locations must be approved by 

the City of Langley Fire Department. 

4. New water, sanitary and storm sewer service connections are 

required for the site.  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 shall 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. 

5. A stormwater management plan for the site 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. 

6. The condition of the existing pavement on 203 Street, Michaud 

Crescent and the laneway 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. Additionally, any widening of the pavement structure, required 

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

geotechnical engineer.   
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7. A laneway dedication is required. The current width of the laneway 

shall be widened to City of Langley standard of 6.0m. The 

dedication of laneway shall permit the release of the statutory right-

of-way fronting the site.  

8. Street lighting, fronting the site, along 203 Street shall be upgraded 

as per the Downtown Langley master Plan. The new lighting shall 

be designed by an approved lighting consultant, to ensure lighting 

levels meet current City of Langley standards. 

9. Undergrounding of overhead hydro/tel, along Michaud Crescent is 

required.  As the overhead wiring is minimal, a cash in lieu payment 

of $1,500.00 per meter will be acceptable. 

10. A Landscape plan prepared by a licensed professional is required 

and will address boulevard landscaping fronting the site. 

 

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

fees: 

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

approved by the Director of Engineering, Parks and Environment, 

will be required. 

2. Inspection and administration fees in accordance to the Subdivision 

Bylaw based on a percentage of the estimated construction costs. 

(See Schedule A – General Requirement - GR5.1 for details). 

3. A deposit for storm, sanitary and water connections is required, 

which will be determined after detailed civil engineering drawings 

are submitted, sealed by a Professional Engineer. 

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

standards is required.  

 

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

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

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

4. An approved backflow prevention assembly must be installed on 

the domestic water connection immediately upon entering the 

building to provide premise isolation. 
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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. 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”. 

 
 
Development Services Comments: 
 
Council approved Development Permit DP 09-16 for a 4-storey, 7-unit 
apartment building on the subject property on November 21, 2016. The 
owner did not proceed with the development, however, and is now 
proposing a 4-storey mixed-use building, (6-apartment units and 1,202 ft2 
ground floor commercial space) for the same property. Other than the 
change to first floor commercial use, the current proposal is nearly 
identical to the project approved in 2016. 
 
The subject property, located at the southwest corner of 203 Street and 
Michaud Crescent, is a small remnant parcel created from the realignment 
of 203 Street in 2008. The proposed development features an apartment 
building consisting of three floors on top of the ground floor commercial 
space and parkade. The pedestrian entrance and lobby are located at the 
corner of Michaud Crescent and 203 Street while the parkade  access is 
derived from a short north-south lane that also serves 5521 – 203 Street. 
 
The flat-roofed building includes balconies for all of the units and steps 
back on the fourth floor level to provide a roof patio and garden area for 
the 2,590 ft2 penthouse unit. The building creates a strong architectural 
presence on a prominent corner and provides ample fenestration and 
glazing at the street level on 203 Street. The wide City boulevard areas on 
203 Street and Michaud Crescent will be enhanced with generous 
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Downtown Public Realm Plan elements including pavers, street trees and 
rain garden landscape features. The proposed development generally 
complies with the Downtown Master Plan Guidelines for the transitional 
areas along the multifamily residential edges of the downtown core. 
 
The proposed development benefited from a comprehensive Crime 
Prevention Through Environmental Design (CPTED) review by a qualified 
consultant whose recommendations were incorporated into the plans. 
 
Pursuant to Cash in Lieu of Parking Bylaw No. 2616, notwithstanding the 
off-street parking requirements set out in the Zoning Bylaw, an owner of 
property in an area designated as “Downtown Commercial” by the Official 
Community Plan who proposes to develop, may apply to Council to pay 
cash to the City in lieu of providing off-street parking on the property. 
Council may approve, by way of a Development Permit, an application to 
pay cash in lieu of providing off-street parking. The fee for paying cash in 
lieu of providing off-street parking is $7,500.00 per parking space. 
Therefore, the subject Development Permit application requests Council 
approval to enable them to pay for three off-street spaces ($22,500). 
 
The proposed cash in lieu payment is for deficient commercial parking 
only; resident parking is provided on-site in accordance with the zoning 
bylaw requirements. 
 
In order to accommodate an economically viable development on this 
constrained site, the applicant is requesting variances to the minimum 
front and exterior yard setbacks (reduced from 1.8 metres to 0 metres). 
Staff support the proposed variances and cash in lieu of parking payment 
given the unusually small size of the lot and the wide City boulevards 
flanking the property. 

 
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 June 13th meeting. A copy of the APC minutes will be presented to 
Langley City Council at the June 25th, 2018 Regular Council meeting. 
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BUDGET IMPLICATIONS: 
 

In accordance with Bylaw No. 2482, the proposed development would 
contribute $65,507.27 to City Development Cost Charge accounts and 
$12,000 in Community Amenity Charges. A $22,500 cash in lieu of parking 
payment would be allocated to the Downtown Parking Reserve Fund. 

 
 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal relating to building form and 
 character. 
 

 
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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Council  approved DP 09-16 for a 4 Storey 7Unit apartment building in 
November 2016. There is a new owner proposing a 4-Storey Mixed Use 
building (6 apartments, 1 commercial). The new proposal’s aesthetic is 
unchanged except for the Ground level, 203 Street Facade.
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The subject property at the SW corner of 203 St. and Michaud Cr. is a
small remnant parcel created from the realignment of 203 St. in 2008.
The site is Zoned C1 Downtown Commercial and is designated
the same in the OCP.
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The proposed development will feature 3 levels of Residential living over a Ground level Commercial Unit. 
Being a very constrained site, and in order to make this an economically viable development we are 
requesting 2 Variances: Reduction of the setbacks from 1.8 m to 0 m to the front and exterior yard setbacks 
(this variance was approved in the DP of 2016.
Cash in lieu payment = $22,500 for 3 deficient Commercial parking stalls.
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Parking is at grade totally secure under the building. The site, being small, constrained and of an odd 
shape can provide 6 stalls for Residential use and 1 stall for Commercial use totaling 7 spaces. Entry for 
Residential use is from Michaud Crescent, entry to the Commercial space is
from 203 Street. At grade Parking access is from the Lane off Michaud Crescent. 
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2nd Floor Plan has 3 Units, 2 Bedrooms
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3rd Floor Plan has 2 Units, 2 Bedrooms
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4th Floor 2 Bedroom Penthouse Unit has a roof Deck and a Roof Garden
Unit size varies from 1050 to 2590 sq. ft. All Units have large decks facing East and North15



203 Street Elevation and 
Lane Elevation The 
shape of the property 
determined the shape of 
the building-exaggerated 
stepping at the street 
corner ties the 
land, streetscape and 
building into a single 
entity.
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Michaud Crescent Elevation 
Colors chosen are inspired 
from colors of a dried flower 
petal in the same sequence 
as presented on the 
building. Hint of Art Deco 
in the facades—Adjoining 
triangular shapes expressed 
in 2 colours5 Long, tapered, 
façade mounted back lit 
Torches.2 Glass triangulated 
Marquis over the 
Residential and                                                        
Commercial entries.
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Incorporated into the design are several CPTED recommendations from 
our security consultant Liahona. In the consultant’s opinion the revised 
proposal with the security strategies  incorporated will be a Positive 
Activity Generator  that will relate well to the on-site property, immediate 
adjacencies and the surrounding ¼ km area of CPTED influence.
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The Owner dedicated last year a 
portion of the property for Lane 
upgrading off Michaud, further 
reducing the site size and creating 
more design restrictions, in 
particular on-site parking. The City 
will receive $83,700 in off-site works, 
$93, 436 in DCC’s,
$12,000 CAC’s and 
$22,500 cash in lieu of parking fees 
with this DP application.
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In closing, we believe the presence of this mixed-use building will be a positive and 
attractive addition to the City of Langley’s Downtown Master Plan success.
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MINUTES OF A REGULAR COUNCIL MEETING 

 
Monday, June 25, 2018 

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

20399 Douglas Crescent 
 
Present: Mayor Schaffer 

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

  
Staff Present: F. Cheung, Chief Administrative Officer 

D. Leite, Director of Corporate Services 
G. Minchuk, Director of Development Services and Economic 
Development 
R. Bomhof, Director of Engineering, Parks and Environment 
P. Kusack, Deputy Corporate Officer 

 

1. ADOPTION OF AGENDA 

a. Adoption of the June 25, 2018 Regular Agenda 

 MOVED BY Councillor Storteboom 
SECONDED BY Councillor Albrecht 

THAT the June 25, 2018 agenda be adopted as circulated. 

CARRIED 
 

2. COMMITTEE OF THE WHOLE 

MOVED BY Councillor van den Broek  
SECONDED BY Councillor Pachal  

THAT Council commence Committee of the Whole. 

CARRIED 

 

a. 2017 Annual Report 

  Mayor Schaffer invited the public to comment on the 2017 Annual Report.  
  There were no speakers. 
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b. Bylaw No. 3056 - Road Closure Bylaw 
5423, 19900, 19910, 19920 and 19930 Brydon Crescent 

 
  Mayor Schaffer invited the public to comment on Bylaw 3056, Road  
  Closure Bylaw.  

  There were no speakers. 

 

MOVED BY Councillor Martin 
SECONDED BY Councillor van den Broek 

THAT the Committee of the Whole rise and report. 

CARRIED 

 

3. ADOPTION OF THE MINUTES 

a. Regular Meeting Minutes from June 11, 2018 

MOVED BY Councillor Martin 
SECONDED BY Councillor Pachal 

THAT the minutes of the regular meeting held on June 11, 2018 be 
adopted as circulated. 

CARRIED 
 

b. Special (Pre-Closed) Meeting Minutes from June 11, 2018 

MOVED BY Councillor Storteboom  
SECONDED BY Councillor Arnold 

THAT the minutes of the special (pre-closed) meeting held on June 11, 
2018 be adopted as circulated. 

CARRIED 
 

c. Public Hearing Minutes from June 11, 2018 

 MOVED BY Councillor Storteboom 
SECONDED BY Councillor Albrecht 

THAT the minutes of the Public Hearing held on June 11, 2018 be 
adopted as circulated. 

CARRIED 
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4. BUSINESS ARISING FROM COMMITTEE OF THE WHOLE 

a. 2017 Annual Report 

MOVED BY Councillor van den Broek 
SECONDED BY Councillor Martin 

THAT the 2017 Annual Report be approved. 

BEFORE THE QUESTION WAS CALLED the Chief Administrative Officer 
noted that the report provides an overview of the progress that was made 
on the City’s strategic initiatives in 2017.  

Council thanked staff for a thorough report and for providing a snapshot of 
where the tax dollars are being spent. It is a good indicator of the services 
being provided to residents.  

THE QUESTION WAS CALLED and same was 

CARRIED 

b. Bylaw 3056 
Final reading of a bylaw to close and remove the dedication of a portion of 
highway adjacent to 5423, 19900, 19910, 19920 and 19930 Brydon 
Crescent dedicated by Plan 56234 
 
MOVED BY Councillor Pachal  
SECONDED BY Councillor Martin   
 
THAT the bylaw cited as “Road Closure Bylaw No. 3056, 2018” be read a 
final time. 
 
BEFORE THE QUESTION WAS CALLED it was noted that staff are 
looking at options to provide pedestrian access to the parkland behind the 
development and will advise the options at a future meeting. 

   
  THE QUESTION WAS CALLED and same was 

 
CARRIED 
 

5. DELEGATIONS 

a. Brady Lumsden 
Weekend Fuelbag 

 
Mr. Lumsden introduced himself and provided information about the 
effects that poverty has on community. In grade 9, he learned that poverty 
existed in the community and in schools when a friend of his told him he 
was struggling to get food. Many schools provide breakfast and lunch, but 
nothing on the weekends or during spring and summer breaks. To fill the 
gap and tackle the effects of poverty in his school, he and his cousins 

23



Council - Regular Meeting Minutes - June 25, 2018
Page 4 

 

started Weekend Fuelbag in 2016. They went door to door to businesses 
asking for donations. Since then they have raised $80,000 and are helping 
80 kids every day of the year. Their goal is to enable students to take the 
first step to overcoming poverty, become healthier, attend school and 
learn which will provide an opportunity to get a better education and later a 
good job. Another goal is to inspire people to create change. Everyone 
can have their voice heard. Their mission is to allow students to make the 
change and then inspire others to make changes in the world, making it a 
better world to live in. 

Mr. Lumsden asked Council and the public at large to create change. He 
advised that HD Stafford Middle School has 20 students on the program, 
costing about $200 per week. He asked Langley City to sponsor the 
school. 

Mr. Lumsden was invited to complete and submit a Community Grant 
application for City funding. He was further encouraged to contact local 
service groups like Rotary and the Soroptimists as they may have funding 
to contribute. It was also noted that youth in need can go to Encompass to 
be connected with services. 

When asked about expanding to more schools, Mr. Lumsden advised that 
he has a waitlist of 35 students from the schools that they currently serve. 
In order to expand to more schools, he would need to secure more 
funding. 

Next year, in an effort to make the program self-sustainable, Mr. Lumsden 
plans to work with individual school leadership clubs to teach them how to 
order and get the food and put the meals together for their students and 
he will focus his efforts on raising funds and sponsorships.  

  Weekend Fuelbag website: www.weekendfuelbag.ca and phone number  
  604-716-7871.  
 

6. COMMUNITY SPOTLIGHTS 
 
a. Rosemary Wallace 
 Terry Fox Run Committee 

 
Ms. Wallace started by thanking Brady Lumsden for all the work he does 
in the schools to fight poverty. 
 
The Terry Fox Committee is looking to the City to put a team together for 
this year’s Run and to come out to be part of the event. She provided the 
background about how the Run started and the efforts of Terry Fox. 

The Run will take place on Sunday, September 16th at Douglas Park. She 
encouraged Council to support the cause by challenging them, and City 
staff to put together teams. She noted there is no entry fee and the 
committee can supply promotional materials and pledge forms. If the 
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public want to contribute another way, there are many volunteer 
opportunities on Run day.  

For every dollar raised, 82 cents goes to research. Go to www.terryfox.org 
and register a team today. 

Councillor van den Broek accepted the challenge and will put a City team 
together. 

 
7. MAYOR’S REPORT 

a. Upcoming Meetings 
Regular Council Meeting – July 9, 2018 
Regular Council Meeting – July 23, 2018 

b. Metro Vancouver Update - Councillor Storteboom 
There’s a global shift underway and Metro Vancouver wants to be a part 
of it! It is a new way of doing business and developing policy with an 
approach that eliminates the very concept of waste. It's called the 'Circular 
Economy.'  
What may have been common sense to previous generations is being 
reconsidered by keeping resources in use for as long as possible, 
extracting the maximum value from them when they are in use and then 
recovering and regenerating the products and materials at the end of each 
service life.  
Also, designing production and consumption systems that produce little or 
no waste, from the start, a circular economy keeps materials and products 
at their highest and best use or value for as long as that is materially 
possible. 
Innovative ideas about recycling, reusing and repurposing are generating 
new strategies from the playroom to the boardroom. Please check out 
what is being said about the Circular Economy online. 
Now that Summer has arrived, it’s a good time to remind everyone about 
Metro Vancouver’s many regional parks. This summer visitors are 
welcome to investigate the natural beauty of our parks for themselves 
plus, there are many organized programs and presentations being made 
available through FREE online registration. 
In particular, the Campbell Valley Regional Park’s Country Celebration is a 
favourite of mine. This national award winning fair will be on September 8 
& 9 with special attractions that include: live animals, homesteader 
demonstrations, a vibrant marketplace, food trucks, live music and a quest 
for adventure in a giant straw maze. Please provide a small donation for 
admission to this wonderful event.  
For more information about our regional parks please go to the Metro 
Vancouver website and click on the Regional Parks Program Guide. 

 
c. Library Happenings - Councillor Martin 

The library was on board for Seniors Week with two popular events, 
including a chance to experience virtual reality. The program was booked 
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solid, with the underwater experience being by far the most popular 
choice. The participants were astonished by the immersion and realism of 
all the available themes. An older woman with very limited vision was 
completely enthralled with the underwater experience because she could 
actually see it! She remarked that this was a “wonderful experience for a 
visually impaired person.” 
FVRL is now offering CELA, the Centre for Equitable Library Access, for a 
one year pilot. CELA is a collection of items in accessible formats, 
including downloadable titles, DAISY books, print and electronic braille, 
and e-text newspapers and magazines for Canadians with perceptual 
disabilities. 
Coming up next is Summer Reading Club! Move, groove, and prove that 
you can make a Motion Commotion this summer when you join FVRL’s 
2018 Summer Reading Club. There is a club for everyone in the family! 
Sign up starts June 13 and continues throughout the summer. Please see 
www.fvrl.ca for full program listings. 
Breastfeeding Circle - Wednesdays, June 27 and July 4, 10am–11:30am 
Drop in for a relaxing and safe place to ask questions and share 
breastfeeding experiences. The circle will feature short information 
sessions on a variety of topics. Offered in partnership with Fraser Health. 
Wednesday Wonders - Wednesday, June 27, 11-12 pm 
This is a drop in program for adults and teens with developmental 
challenges and their caregivers. Participants join library staff for songs, 
stories, crafts and other entertaining activities that make Wednesdays 
wonderful! 
Library and Friends at the Farmers Market (at KPU) - Wednesday, 
June 27, 12-4:30 pm 
Visit our table at the Langley Community Farmers Market to learn more 
about the library and our Friends group, test out Playground items like 
ukuleles and telescopes, as well as browse our book sale. 
Norden the Magician - Friday, July 13, 11-11:45 am 
Join Master Magician Norden for a show filled with amazing tricks, tons of 
gags, and lots of laughs! 

 
The City of Langley Library recently played host to one of the true wonders 
of nature: the transformation of caterpillars to butterflies. Customers of all 
ages were fascinated to watch the life cycle of these beautiful creatures 
unfold before their very eyes. The culmination came when more than 100 
customers met staff at the library to make butterfly masks, and then joined 
in a grand procession up the street to Douglas Park. There was a short 
ceremony where everyone sent up a wish for the butterflies to take away, 
and then staff set the butterflies free to the delight of everyone who 
gathered! 
A short video of the event was played. 
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d. Discover Langley City - Councillor Albrecht 
Website Overview 
July will be solely focused on the website, completing revisions and 
updating images, content, and new videos.  We will also continue to focus 
on driving traffic to the website through social media and attending DLBA 
events, while also encouraging people to sign up for the e-newsletter.  
Social Media 
Instagram continues to be our top social media outlet.  As of mid-June, we 
have grown to 924 followers (an increase of 187 from middle of May) with 
660 user generated images (an increase of 180 from middle of May) using 
the #discoverlangleycity hashtag.  Monday, May 14th, kicked off our 
summer Facebook/Instagram campaign, Summer Fun in the City where 
our followers to have a chance to win $250 downtown dollars! The goal is 
to increase our followers, building awareness of DLC on social media, 
promote Langley City as a new tourism destination, showcase all types of 
activities for travellers/locals of all ages, and to grow user generated 
content on Instagram. 
One Year Tactical Plan 
Logistical planning with partners for the 2019 Parkour event has slowly 
begun.  DLC is waiting on some information from the City in terms of 
“metal concerns” with the power lines at the park, once we have the 
information we will be able to begin our event layout and planning.  
We have received one co-operative marketing program application and 
are in the final stages of reviewing.  This new experience was initiated 
from the Coast hotel, Cascades Casino, Match and Chaberton 
Winery.  The funding request on the application was for DLC to cover 
transportation.  Packages booked at the hotel will receive GC’s to Match, 
Casino play, round trip transportation, one-night hotel stay, and a GC 
towards a purchase at the winery.  DLC has also in talks with another 
application for a January 2019 event which includes the Coast hotel, and 2 
retail stores.  More info to follow. 
DLC was approved for the Canada Student Jobs Program and we are 
happy to share we have filled the 8-week summer position of “Brand 
Ambassador”.  Lisa will be joining DLC starting on Tuesday, July 3rd and 
work with us until Tuesday, August 28th.  She will be contributing to 
stakeholder engagement, assisting in writing new website content, 
photography, social media, and visitor servicing for the summer!  Be sure 
to come by and say hello during the DLBA events as DLC will be attending 
all day events! 

 
e. Langley City Video Spotlight "Dancing in the Park" - Mayor Schaffer 

Langley City is the Place to Be - for families, adults and seniors alike. 
You’ll find everything you need here. There is so much to do and see, and 
to showcase the variety of opportunities available, the City has developed 
a video spotlights series to promote what Langley City has to offer. Each 
video snippet is approximately 1-2 minutes long, and at every Council 
meeting, one will be revealed until all have be released. 
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Today, we will be watching – Dancing & Movie in the Park 

Summer Movies in the Park series will start on June 29.  Bring your chairs 
or a blanket, play some games, and meet new friends. Activities begin at 
7:30pm and the movie screening Jumanji: Welcome to the Jungle (PG) 
begins at 9:15pm. Bring your own snacks or buy food at the concession. 

The next Dancing & Movie in the Park event is July 6. Dancing starts at 
7:00pm, and Dirty Dancing (14A) will start at 9:00pm. 

Now, let’s watch the next video spotlight with all of Council for the first 
time, and learn why Langley City is “the Place to Be.” 

 
8. BYLAWS 

 
a. Bylaw 3050 - Zoning Amendment Bylaw 

Final reading of a bylaw to amend the Zoning Bylaw to accommodate a 3 
storey, 64 unit townhouse complex located at 5453 198 Street, 19728, 
19738, 19752, 19762, 19770, and 19780 55 Avenue 
 
MOVED BY Councillor Arnold  
SECONDED BY Councillor Albrecht 
 
THAT the bylaw cited as the “Zoning Bylaw 1996, No. 2100 Amendment 
No. 144, 2018, No. 3050” be read a final time. 
 
CARRIED 
 
1. Development Permit No. 01-18 

5453 198th Street, 19728, 19738, 19752, 19762 and 19780 55 
Avenue 
 
MOVED BY Councillor Storteboom  
SECONDED BY Councillor Arnold 

THAT 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. 

CARRIED 

 
b. Bylaw 3061 - Zoning Amendment Bylaw 

First and second reading of a bylaw to rezone the properties located at 
19727, 19737, 19755 and 19763 55 Avenue from RS1 Single Family 
Residential Zone to CD57 Comprehensive Development Zone to 
accommodate a 36 unit, 3 storey townhouse development 
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MOVED BY Councillor Martin  
SECONDED BY Councillor Arnold   

THAT the bylaw cited as the “Zoning Bylaw, 1996, No. 2100, Amendment 
No. 148, 2018, No. 3061” be read a first time. 

THAT the bylaw cited as the “Zoning Bylaw, 1996, No. 2100, Amendment 
No. 148, 2018, No. 3061” be read a second time. 

BEFORE THE QUESTION WAS CALLED the Mayor invited Councillor 
Arnold to review the Advisory Planning Commission comments on the 
project. Councillor Arnold advised that the APC supported the project. 

   
  THE QUESTION WAS CALLED and same was 
   
  CARRIED 
 

c. Bylaw 3068 - Zoning Amendment Bylaw 
First and second reading of a bylaw to rezone the properties located at 
20105, 20109, 20119 and 20129 53A Avenue from RS1 Single Family 
Residential Zone to CD60 Comprehensive Development Zone to 
accommodate a 48 unit, 4 storey condominium apartment 
 
MOVED BY Councillor Storteboom  
SECONDED BY Councillor Arnold 
 
THAT the bylaw cited as the “Zoning Bylaw 1996, no. 2100 Amendment 
No. 151, 2018, No. 3068” be read a first time. 
 
THAT the bylaw cited as the “Zoning Bylaw 1996, no. 2100 Amendment 
No. 151, 2018, No. 3068” be read a second time. 
 
BEFORE THE QUESTION WAS CALLED Councillor Arnold advised that 
the APC supported the project. 

   
  THE QUESTION WAS CALLED and same was 
   
  CARRIED 

 

d. Bylaw 3072 - Zoning Amendment 
First and second reading of a bylaw to rezone the properties located at 
5471 and 5481 199A Street from RS1 Single Family Residential Zone to 
CD61 Comprehensive Development Zone to accommodate a 13 unit, 3 
storey townhouse development 
 
MOVED BY Councillor van den Broek  
SECONDED BY Councillor Martin 
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THAT the bylaw cited as the “Zoning Bylaw, 1996, No. 2100 Amendment 
No. 152, 2018, No. 3072” be read a first time. 
 
THAT the bylaw cited as the “Zoning Bylaw, 1996, No. 2100 Amendment 
No. 152, 2018, No. 3072” be read a second time. 
 
BEFORE THE QUESTION WAS CALLED Councillor Arnold advised that 
the APC supported the project. 

   
  THE QUESTION WAS CALLED and same was 
   
  CARRIED 
 

e. Bylaw 3074 - Zoning Amendment Bylaw 
First and second reading of a bylaw to designate an un-zoned portion of 
road located adjacent to the lane off 204th Street and Park Avenue to C1 
Downtown Commercial Zone 
 
MOVED BY Councillor Pachal  
SECONDED BY Councillor van den Broek 
 
THAT the bylaw cited as the “Zoning Bylaw 1996, No. 2100 Amendment 
No. 153, 2018, No. 3074” be read a first time. 
  
THAT the bylaw cited as the “Zoning Bylaw 1996, No. 2100 Amendment 
No. 153, 2018, No. 3074” be read a second time. 
 
CARRIED 
 
Mayor Schaffer noted that a major review of the City’s Zoning Bylaw will 
be done in 2019 and as part of that process, tandem parking for multi-
family developments will be reviewed.  

 
f. Bylaw 3070 - Animal Control Bylaw Amendment 

Final reading of a bylaw to amend the Animal Control Bylaw, 2006, No. 
2622 with respect to the definition of 'run at large' 
 
MOVED BY Councillor Pachal 
SECONDED BY Councillor van den Broek 
 
THAT the bylaw cited as “Animal Control Bylaw, 2006, No. 2622, 
Amendment No. 5, 2018, No. 3070” be read a final time. 
 
CARRIED 
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g. Bylaw 3071 - Municipal Ticketing Information Bylaw Amendment (Animal 
Control Bylaw) 
Final reading of a bylaw to amend the Animal Control Bylaw schedule in 
the Municipal Ticket Information System Bylaw 
 
MOVED BY Councillor Storteboom 
SECONDED BY Councillor Arnold 
 
THAT the bylaw cited as “Municipal Ticket Information System Bylaw, 
2011, No. 2846, Amendment No. 12, 2018, No. 3071” be read a final time. 
 
CARRIED 

 

9. ADMINISTRATIVE REPORTS 

a. 2017 Council Remuneration & Financial Information Act 

MOVED BY Councillor Storteboom 
SECONDED BY Councillor Albrecht 
 
1. THAT the Report on Council Remuneration and Expenses as required 

by Section 168 of the Community Charter be adopted.    

 

2. THAT the Statement of Financial Information as required by the 
Financial Information Act be adopted. 

 
BEFORE THE QUESTION WAS CALLED the Director of Corporate 
Services noted that the report is required under provincial legislation. 
 
THE QUESTION WAS CALLED and same was 
 
CARRIED 

 
b. Traffic Calming on Grade Crescent fronting HD Stafford Middle School 

 
MOVED BY Councillor Pachal  
SECONDED BY Councillor van den Broek 
 
THAT Council endorse the traffic calming concept plan on Grade Crescent 
fronting HD Stafford Middle School. 

   
  CARRIED 
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10. NEW AND UNFINISHED BUSINESS 

a. Motions/Notices of Motion 

b. Correspondence  

c. New Business 

 

11. ADJOURNMENT 

 MOVED BY Councillor Martin 
SECONDED BY Councillor van den Broek 

 
THAT the meeting adjourn at 7:57pm 

  
 CARRIED 

 
_________________________ 
MAYOR 
 

 

_________________________ 
CORPORATE OFFICER 
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MINUTES OF A SPECIAL (PRE-CLOSED) COUNCIL MEETING 

 
Monday, June 25, 2018 

5:36 p.m. 
CKF Boardroom, Langley City Hall 

20399 Douglas Crescent 
 
Present: Mayor Schaffer 

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

 
Staff Present: 

 
F. Cheung, Chief Administrative Officer 
D. Leite, Director of Corporate Services 
G. Minchuk, Director of Development Services and Economic 
Development 
R. Bomhof, Director of Engineering, Parks and Environment 
P. Kusack, Deputy Corporate Officer 

 

1. MOTION TO HOLD A CLOSED MEETING 

MOVED BY Councillor Martin  
SECONDED BY Councillor van den Broek 

THAT the Council Meeting immediately following this meeting be closed to the 
public as the subject matter being considered relates to items which comply with 
the following closed meeting criteria specified in Section 90 of the Community 
Charter: 

(e) the acquisition, disposition or expropriation of land or improvements, if the 
council considers that disclosure could reasonably be expected to harm the 
interests of the municipality; 

(k) negotiations and related discussions respecting the proposed provision of a 
municipal service that are at their preliminary stages and that, in the view of the 
council, could reasonably be expected to harm the interests of the municipality if 
they were held in public. 

 CARRIED 

 

2. ADJOURNMENT 

 MOVED BY Councillor Pachal  
SECONDED BY Councillor Albrecht 
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THAT the Special (pre-closed) Council meeting adjourn at 5:37pm 

 CARRIED 
  

_________________________ 

MAYOR 

 

_________________________ 

CORPORATE OFFICER 

 

 

 

34



 

 

 

ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 148, 2018, BYLAW NO. 3061 

DEVELOPMENT PERMIT APPLICATION DP 06-18 
 

 

 

To consider a Rezoning Application and Development Permit Application by 55 Avenue 

Holdings Inc. to accommodate a 3-storey, 36-unit townhouse development. 

 

The subject properties are 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: 55 Avenue Holdings Inc. 

Owner: 55 Avenue Holdings Inc., 1103300 BC Ltd. 

Civic Addresses: 19727, 19737, 19755, 19763 -55 Avenue 

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

Westminster District, Plan 19625; Lot 4, 

Section 3, Township 8, New Westminster 

District, Plan 12439 

Site Area: 4,550 m
2
 (1.124 acres) 

Lot Coverage: 50.8% 

Total Parking Required: 72 spaces ( plus 7 designated visitor spaces) 

Total Parking Provided: 72 spaces (plus 7 designated visitor spaces) 

Existing Zoning: RS1 Single Family Residential Zone 

Proposed Zoning: CD57 Comprehensive Development Zone 

OCP Designation: Medium Density Residential 

Variances Requested: None 

Development Cost Charges: $688,725 (City: $448,472, GVS&DD: 

$147,308, SD35: $20,945) 

Community Amenity Charge:

  

$72,000 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 148 

 

BYLAW NO. 3061 

 

 

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

Comprehensive Development Zone (CD57) and to rezone the property located at  

19727, 19737, 19755, 19763 -55 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. 148, 

2018, No. 3061”. 

 

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 – 57 

(CD57) Zone: immediately after Comprehensive Development -56 (CD56) 

Zone: 

 

“BBB. CD57  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 3-storey, 36-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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1.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 CD57 

Comprehensive Development Zone on the Zoning Map, City of Langley 

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

 

(a) PID:  010-523-618 

Lot 1, Section 3, Township 8, New Westminster District, Plan 19625 

 

(b) PID:  010-523-634 

Lot 2, Section 3, Township 8, New Westminster District, Plan 19625 

 

(c) PID: 010-523-677 

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

 

(d) PID: 002-324-733 

 Lot 4, Section 3, Township 8, New Westminster District, Plan 12439 

 

 

4. 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 31 pages and dated April 16, 2018 prepared by F. Adab 

Architects Inc. and M2 Landscape Architecture one copy of which is 

attached to Development Permit No. 06-18. 

 

5. Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

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

 

 

6. Other Regulations  
 

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

 

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

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

c. 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 fifth day of June, 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 05-18 
DEVELOPMENT PERMIT APPLICATION DP 05-18 

 
Civic Address: 19727, 19737, 19755, 19763 – 55 Avenue 
Legal Description: Lots 1, 2, 3, Section 3,  Township 8, New Westminster 

District,  Plan 19625; Lot 4, Section 3, Township 8, New 
Westminster District, Plan 12439 

Applicant: 55 Avenue Holdings Inc. 
Owner: 55 Avenue Holdings Inc., 1103300 BC Ltd. 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 06-18/ 

Development Permit Application DP 06-18 
  

  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: May 29, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 06-18 and Development Permit Application 
DP 06-18 to accommodate a 36-unit, three-storey townhouse development 
located at 19727, 19737, 19755, 19763 – 55 Avenue be approved subject to 
execution of a Development Servicing Agreement in compliance with the 
conditions outlined in the Deputy Director of Development Services & 
Economic Development report. 

 

 
PURPOSE OF REPORT: 
 

To consider a Rezoning Application and Development Permit Application by 
55 Avenue Holdings Inc. for a 36-unit, three storey townhouse development. 
 

 
POLICY:  
 

The subject properties are designated “Medium Density Residential” in the 
Official Community Plan and are thus part of the Multifamily Residential 
Development Permit Area to address building form and character. 

 
  

40



To: Advisory Planning Commission  
Date: May 29, 2018 
Subject: Rezoning Application RZ 06-18/ Development Permit Application DP 06-18 
Page 2 

 

 

COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: 55 Avenue Holdings Inc. 

Owner: 55 Avenue Holdings Inc., 1103300 BC 
Ltd. 

Civic Addresses: 19727, 19737, 19755, 19763 – 55 
Avenue 

Legal Description: Lots 1, 2, 3, Section 3,  Township 8, New 
Westminster District,  Plan 19625; Lot 4, 
Section 3, Township 8, New Westminster 
District, Plan 12439 

Site Area: 4,550 m2 (1.124 acres) 

No. of Units: 36 units 

Density: 79.1 units/ha (32.0 units/acre) 

Lot Coverage: 50.8% 

Building Height: 3 storeys 

Total Parking Required: 72 spaces plus 7 visitor spaces 

Total Parking Provided: 72 spaces plus 7 visitor spaces 

Existing Zoning: RS1 Single Family Residential  

Proposed Zoning: CD57 Comprehensive Development 

OCP Designation: Medium Density Residential 

Variances Requested: None 

Development Cost Charges: $688,725 (City: $448,472, GVS&DD: 
$147,308, SD35: $20,945) 

Community Amenity Charge: $72,000 

Exterior Finishes : Brick facing, Hardie siding and panels, 
pvc panels 

 
Engineering Requirements: 
 
  

These requirements have been issued to reflect the application for rezoning and 

development for a proposed Multi Family Development, at 19727 to 19763 55 

Avenue. 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. 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. 

2. Implement erosion and sediment control measures designed and 

approved by a qualified professional in accordance with the City of 

Langley Watercourse Protection Bylaw #2518. 

3. 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”.  

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

firefighting requirements. Hydrant locations must approved by the City of 

Langley Fire Department.   

5. Primary vehicular access to the site will be from the laneway north of the 

site. 

6. 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. 

7. 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.  

8. All existing site 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 55 Avenue site frontage. 

10. A stormwater management plan for the site 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. 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 applicable regulatory approvals.  

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

parking and access layout meets minimum design standards, including 

setbacks from property lines. Appropriate turning templates should be 

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

vehicle. 

 

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. 
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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 accommodated on the site and be 

designed to meet Metro Vancouver’s “Technical Specifications for 

Recycling and Garbage Amenities in Multi-family and Commercial 

Developments - June 2015 Update” 

 

Discussion: 
 

The proposed 36-unit, three storey townhouse development is intended to fill 
the existing gap between townhouse development site currently under 
construction and  Huntsfield Green townhouse complex, at the west end of 55 
Avenue. Situated on the site of four existing single family homes, the project 
is laid out with a north-south 8m wide internal laneway providing vehicular 
access to the City lane at the rear (and emergency access to 55 Avenue) and 
a single east-west lane for interior access only. Seven building blocks are 
arranged to frame the perimeters of the site. Four of the buildings feature side 
by side garages while the other three have tandem garages. 
 
The overall development accommodates varying unit types and sizes, 
including rooftop amenity decks for outdoor space , secured within each unit.. 
Exterior finishes include brick facing, hardie siding/ panels and pvc panels to 
achieve a contemporary urban effect. 
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The proposed development benefited from a comprehensive Crime 
Prevention Through Environmental Design (CPTED) review by a qualified 
consultant whose recommendations were incorporated into the plans. 
 
The subject application is consistent with the City’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 
the June 13, 2018 meeting. A copy of the APC minutes will be presented to 
Langley City Council at the June 25, 2018 Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed development would 
contribute $448,472 to City Development Cost Charge accounts and $72,000 
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 and 
Environment      
 
 
 
Attachment(s): 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 151, 2018, BYLAW NO. 3068 

DEVELOPMENT PERMIT APPLICATION DP 10-18 
 

 

 

To consider a Rezoning Application and Development Permit Application by Keystone 

Architecture & Planning Ltd. to accommodate a 4-storey, 48-unit condominium apartment. 

 

The subject properties are currently zoned RS1 Single Family Residential Zone in Zoning Bylaw 

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

designated “High Density Residential” are subject to a Development Permit to address building 

form and character. 

 

Background Information: 

  

Applicant: Keystone Architecture & Planning Ltd. 

Owner: RKDI (Langley) Homes Ltd. 

Civic Addresses: 20105, 20109, 20119, 20129 -53A Avenue 

Legal Description: Lots 238, 239, 240, 241, District Lot 305, 

Group 2, New Westminster District, Plan 

19625; Lot 4, Section 3, Township 8, New 

Westminster District, Plan 39394 

Site Area: 26,173 ft
2 

(2,431 m
2
 ) 

Lot Coverage: 42.8% 

Total Parking Required: 71 spaces ( including 10 designated visitor 

spaces) 

Total Parking Provided: 71 spaces (including 10 designated visitor 

spaces) 

Existing Zoning: RS1 Single Family Residential Zone 

Proposed Zoning: CD60 Comprehensive Development Zone 

OCP Designation: High Density Residential 

Variances Requested: None 

Development Cost Charges: $554,274 (City: $348,716, GVS&DD: 

$147,728, SD35: $21,830) 

Community Amenity Charge:

  

$96,000 

 

 

 

 

 

 

 

 

 

 

65



Zoning Bylaw Amendment No.151  Page 2 
Bylaw No. 3068 
 

 

 

 

ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 151 

 

BYLAW NO. 3068 

 

 

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

Comprehensive Development Zone (CD60) and to rezone the property located at  

20105, 20109, 20119, 20129  -53A 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. 151, 

2018, No. 3068”. 

 

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 – 60 

(CD60) Zone: immediately after Comprehensive Development -59 (CD59) 

Zone: 

 

“EEE. CD60  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 4-storey, 48-unit 

condominium apartment. 

 

 

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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1.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 CD60 

Comprehensive Development Zone on the Zoning Map, City of Langley 

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

 

(a) PID:  008-575-142 

Lot 238, District Lot 305, Group 2, New Westminster District, Plan 

39394 

 

(b) PID:  008-575-169 

Lot 239, District Lot 305, Group 2, New Westminster District, Plan 

39394 

 

(c) PID: 008-575-177 

Lot 240, District Lot 305, Group 2, New Westminster District, Plan 

39394  

 

(d) PID: 001-497-715 

 Lot 241, District Lot 305, Group 2, New Westminster District, Plan 

39394 

 

 

4. 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 15 pages and dated May 30, 2018 prepared by Keystone 

Architecture & Planning Ltd. and C. Kavolinas & Associates Inc. Landscape 

Architecture one copy of which is attached to Development Permit No. 10-

18. 

 

5. Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

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

 

 

6. Other Regulations  
 

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

 

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

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

c. 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 fifth day of June, 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 08-18 

DEVELOPMENT PERMIT APPLICATION DP 10-18 
 
Civic Address: 20105, 20109, 20119, 20129 – 53A Avenue 
Legal Description: Lots 238, 239, 240, 241, District Lot 305, Group 2, New 

Westminster District, Plan 39394 
Owner/Applicant: RKDI (Langley) Homes Ltd. 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 08-18/ 

Development Permit Application DP 10-18 
  

  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: May 29, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 08-18/ Development Permit Application DP 
10-18 located at 20105, 20109, 20119, 20129-53A Avenue to accommodate a 
4 storey, 48 unit condominium apartment 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 
Keystone Architecture and Planning to accommodate a four-storey, 48 unit 
condominium apartment. 

 
 
POLICY: 
 

The subject properties are designated as High Density Residential in the 
Official Community Plan. All lands designated High Density Residential are 
subject to a Development Permit to address building form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: Keystone Architecture & Planning Ltd. 

Owner: RKDI (Langley) Homes Ltd. 

Civic Addresses: 20105, 20109, 20119, 20129-53A Ave. 

Legal Description: Lots 238, 239, 240, 241, District Lot 
305, Group 2, New Westminster 
District Plan 39394 

Site Area: 26,173 ft2  (2431.6 m2) 

Lot Coverage: 42.8% 

No. of Units: 48 

Density: 80 units per acre 

Total Parking Required: 71 (including 10 visitor spaces) 

Total Parking Provided: 71 (including 10 visitor spaces) 

Existing Zoning: RS1 Single Family Residential 

Proposed Zoning: CD60 Comprehensive Development  

OCP Designation: High Density Residential (HDR) 

Variances Requested: None 

Development Cost Charges: $554,274.00 (City - $348,716.00, 
GVS&DD - $147,728.00, SD35 - 
$21,830.00 

Community Amenity Charge: $96,000.00  

Exterior Finishes : Stone Veneer, Hardie Board 
Siding/Panelling, Vinyl Windows 

 
Engineering Requirements: 
 
Additional design changes may be required upon further investigation, site 

inspections and receipt of other supporting reports and documents.  All 

work to be done to the City of Langley Specifications & MMCD Standards. 

 

These requirements have been issued to reflect the application for rezoning and 

development for a proposed Multi Family Development, at 20105-20129 53A 

Ave.  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.  Pressure and flows to conform to Fire 

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

Guide to Recommended Practice, 1995”.  

3. Design and construct a half-width road on 53A Avenue and 201 Street 

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, curb bulges, boulevard, driveway removal, 

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. 

4. A Property dedication of approximately 2.5m (to be determined during 

detailed design and legal survey) along the frontage of 53A Ave will be 

required to provide an ultimate Road Right of Way of 20m. 

5. Vehicular access to the site will be from the laneway east of the site. 

Access from the laneway east of the site will include a public right-of-way 

for vehicles to turn around in. 

6. 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. 

7. The condition of the existing pavement surrounding the site, including the 

lane, 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. 
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8. Existing street lighting along 53A Avenue and 201 Street shall be 

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

lighting and lighting levels meet current City of Langley standards. 

9. 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. 

10. A stormwater management plan for the site, including 53A Avenue, 201 

Street 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. 

 

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. 
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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. A "Stormceptor" or equivalent oil separator is required for all surface 

parking areas, and is to drain into the storm sewer.  

6. A "Stormceptor" or equivalent oil separator is required for all underground 

parking areas, and shall meet building and plumbing code requirements. 

7. 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. 

8. 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. 

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

properties, or roadways. 

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 proposed development is located on the northeast corner of 53A Avenue 
and 201st Street. The subject site proposes a four-storey, 48 –unit condominium 
apartment, with unit sizes ranging from 580 ft2 to 998 ft2. 
Access to the underground parkade for tenant parking is off 53A Avenue, with 
convenient surface parking for visitors off of the laneway at the east side of the 
proposed building.  
The architecture is a conservative blend of natural simulated materials including 
exposed timber roof braces, balcony supports and entrance feature with 
some modern contemporary elements on the ground plane intended to enrich the 
neighborhood and blend into the existing west-coast/woodland design theme 
common in the area. 
Exterior materials include cementitious board lap siding, flat panel siding with 
batten board, shakes and a blend of brick veneer stepped exterior treatments 
complementing a variation of colour, materials and tones, balance, interest, and a 
sense of human scale to the façade at the street level.  
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The colour palette follows a “west coast” woodland design theme, using natural 
earth tones which will blend seamlessly into the neighborhood. The roof is a 
pitched asphalt shingle design to provide a residential appearance that will 
complement the existing surrounding buildings.  
Tiered planters are provided along the street to define the semi-private from 
public spaces, and to limit the height of any exposed wall along the parkade. 
 
The proposed development benefitted from a Crime Prevention Through 
Environmental Design (CPTED) review by a qualified consultant whose 
recommendations were incorporated into the plans. 
 
The subject application complies with the Official Community Plan’s Development 
Permit Area Guidelines for Multifamily Residential Areas. 
 
 
 
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 June 13, 2018 meeting. A copy of the APC minutes will be presented to 
Langley City Council at the June 25, 2018 Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed development would 
contribute $348,716.00 to City Development Cost Charge accounts and 
$96,000.00 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 
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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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 152, 2018, BYLAW NO. 3072 

DEVELOPMENT PERMIT APPLICATION DP 11-18 
 

 

 

To consider a Rezoning Application and Development Permit Application by Wensley 

Architecture Ltd. to accommodate a 3-storey, 13-unit townhouse development. 

 

The subject properties are currently zoned RS1 Single Family Residential Zone in Zoning Bylaw 

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

designated “High Density Residential” are subject to a Development Permit to address building 

form and character. 

 

Background Information: 

  

Applicant: Wensley Architecture Ltd. 

Owners: Geniale Russo, Gagandeep Chouhan, 

Dharambir Chouhan, Gurcharan Chouhan 

Civic Addresses: 5471 and 5481 -199A Street 

Legal Description: Lots 73, 74, Section 3, Township 8, New 

Westminster District, Plan 33088 

Site Area: 16,399 ft
2 

(1,523 m
2
 ) 

Lot Coverage: 46.8% 

Total Parking Required: 26 spaces ( plus 3 designated visitor spaces) 

Total Parking Provided: 26 spaces (plus 3 designated visitor spaces) 

Existing Zoning: RS1 Single Family Residential Zone 

Proposed Zoning: CD61 Comprehensive Development Zone 

OCP Designation: High Density Residential 

Variances Requested: None 

Development Cost Charges: $209,053 (includes $49.149 SF DCC Credit) 

Community Amenity Charge:

  

$26,000 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 151 

 

BYLAW NO. 3068 

 

 

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

Comprehensive Development Zone (CD61) and to rezone the property located at  

5471 and 5481 -199A 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. 152, 

2018, No. 3072”. 

 

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 – 61 

(CD61) Zone: immediately after Comprehensive Development -60 (CD60) 

Zone: 

 

“FFF. CD61  COMPREHENSIVE DEVELOPMENT ZONE  

 

1. Intent 

 

This Zone is intended to accommodate and regulate a 3-storey, 13-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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1.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 CD61 

Comprehensive Development Zone on the Zoning Map, City of Langley 

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

 

(a) PID:  001-766-511 

Lot 73, Section 3, Township 8, New Westminster District, Plan 33088 

 

(b) PID:  004-067-819 

Lot 74, Section 3, Township 8, New Westminster District, Plan 33088 

 

 

4. 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 13 pages and dated May, 2018 prepared by Wensley Architecture 

Ltd. and Van Der Zalm & Associates Inc. Landscape Architecture one copy 

of which is attached to Development Permit No. 11-18. 

 

5. Special Regulations 

 

Special regulations shall comply with subsection 9 Special Regulations 

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

 

 

6. Other Regulations  
 

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

 

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

 

 

b. Building Permits shall be subject to the City of Langley Building and 

Plumbing Regulation Bylaw and the Development Cost Charge Bylaw; 

and 

 

c. Subdivisions shall be subject to the City of Langley Subdivision and 

Development Servicing Bylaw, and the Land Title Act.” 
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READ A FIRST AND SECOND TIME this twenty fifth day of June, 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 09-18 
DEVELOPMENT PERMIT APPLICATION DP 11-18 

 
Civic Address: 5471 & 5481 – 199A Street 
Legal Description: Lots 73 & 74, Section 3, Township 8, New Westminster 

District, Plan 33088 
Applicant: Wensley Architecture Ltd. 
Owner: G. Russo, G. Chouhan, D, Chouhan, G. Chouhan 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Rezoning Application RZ 09-18/   
 Development Permit Application DP 11-18 

 
File #: 6620.00 

From: Development Services & Economic 
Development Department 

Doc #:  

    
Date: June 1, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Rezoning Application RZ 09-18 and Development Permit Application 
DP 11-18 to accommodate a 13-unit, 3-Storey townhouse development 
located at 5471 and 5481 -199A 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 a Rezoning Application and Development Permit Application by 
Wensley Architecture Ltd. to accommodate a 13-unit, 3-Storey townhouse 
development. 

 
 
POLICY: 
 

The subject property is located within the High Density Residential area in the 
Official Community Plan. All lands designated as High Density Residential are 
subject to a Development Permit to address building form and character. 
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: Wensley Architecture Ltd. /Concosts 
Management Inc. 

Owners: Geniale Russo and Gagandeep Chouhan, 
Dharambir Chouhan, Gurcharan Chouhan  

Civic Addresses: 5471 and 5481- 199A Street 
Legal Description: Lot 73, and Lot 74, Section 3, Township 8, 

New Westminster District Plan 33088 
Site Area: 16,399 ft2 
Lot Coverage: 46.8% 
Total Parking Required: 26 stalls, plus 3 visitor stalls 
Total Parking Provided: 26 stalls, plus 3 visitor stalls 
Existing Zoning: RS1 Single Family Residential Zone 
Proposed Zoning: CD 61 Comprehensive Development Zone 
OCP Designation: High Density Residential 
Variances Requested: None 
Development Cost 
Charges: 

$209,053.75 (includes $49,149 SF DCC 
Credit 

Community Amenity 
Charge: 

$26,000.00 

  
  
 
 

 

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

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”.  

98



To: Advisory Planning Commission  
Date: June 1, 2018 
Subject: Rezoning Application RZ 09-18/ 
Page 3 

 

 

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. 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 must 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. 

5. A new driveway, sidewalk, curb, gutter and street trees will be required 

along the development frontage. 

6. The street lighting fronting the site shall be analyzed and, if necessary, 

upgraded to City of Langley Standards. 

7. A stormwater management plan for the site 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. 

8. 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. 

9. The existing pavement on 199A frontage requires final overlay.  This 

requirement will be fulfilled by a cash-in-lieu payment.  

10. 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. 

 

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

fees: 

 

1. The City requires a Security Deposit based on the estimated construction 

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

Parks and Environment. 
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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 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. The City would require 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. Undergrounding of hydro, 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. A "Stormceptor" or equivalent oil separator is required to treat parkade 

drainage.   

5. 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. 

6. 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. 

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

properties, or roadways. 

8. Garbage and recycling enclosures shall accommodated on the site and be 

designed to meet Metro Vancouver’s “Technical Specifications for 

Recycling and Garbage Amenities in Multi-family and Commercial 

Developments - June 2015 Update” 
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Discussion: 
 
 The proposed development is located off 199A Street and consists of two 

single family lots. The subject site proposes a three-storey, 13-unit 
townhouse development, with unit sizes ranging from 1,371 ft2 to 1,426 ft2. 

 Each townhouse unit will be three bedrooms and include a private roof top 
patio. Access will be provided from an internal 8m wide lane. Parking is 
accommodated through tandem parking for each unit, with 3 visitor spaces 
located at the back of the building. 

 The proposed architectural style for this townhouse development will be 
contemporary modern style with roof overhangs and flat roofs, 
complementary with their adjacent townhouse development recently 
approved. 

 The proposed development benefitted from a comprehensive CPTED report 
by a qualified consultant whose recommendations were incorporated into the 
project 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 June 13, 2018 meeting. A copy of the APC minutes will be presented to 
Langley City Council at the June 25, 2018 Regular Council meeting. 

 
BUDGET IMPLICATIONS: 

 
In accordance with Bylaw No. 2482, the proposed development would 
contribute $209,053.75 to Development Cost Charge accounts and 
$26,000.00 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 
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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PROJECT STATISTICS

Twins Townhouses, Langley, BC
Project No.18036

REVISION NO.01 DATE: 6-Jun-18

LEGAL DESCRIPTION

CIVIC ADDRESS

ZONING PROPOSED CD

SITE AREA (ft²) 16,399 TBC BY SURVEYOR 1.11 FSR

ALLOWED PROPOSED

DENSITY 80 units/acre 35 units/acre

SITE COVERAGE 46.81

BUILDING HEIGHT 4 storeys 4 Storeys

SETBACKS Front 24.61' (7.5m) 14.00' [4.27m]

Side (West) 24.61' (7.5m) 8.12' [2.50m]

Side (East) 24.61' (7.5m) 8.04' [2.47m]

Rear 24.61' (7.5m) 11.58' [3.53m]

UNIT GROSS AREA DESCRIPTION AREA (ft²) # OF UNITS COMBINED (ft²)

3 BR

A 3BR + 3BATH 1,389.00 9 12,501.00

B 3BR  + 3BATH 1,457.00 3 4,371.00

2 BR

E 2BR  + 3BATH 1,459.00 1 1,459.00

TOTAL GROSS AREA (Saleable Area) 13 18331

TOTAL BUILDING AREA (Horizontal Projection) 7677

PARKING DATA

DESCRIPTION QUANTITY # OF UNITS PROVIDED

REQUIRED PARKING Spaces per Studio/1 Bed 1.2 0

Spaces per 2 Bed 1.3 1 1.3

Spaces per 3 Bed 2 12 24

Visitor Parking 0.2/unit 13 2.6

0

TOTAL REQUIRED PARKING 27.9

PROPOSED PARKING Spaces per Unit 2 13 26

Visitor Parking 3 3

TOTAL PROPOSED PARKING 29

**Suite areas have been calculated using center line of party walls and outside face of exterior wall sheathing. 

Resulting areas have been rounded up to the nearest whole number. Legal surveys of suite areas may differ from 

*Building height calculated from proposed grade (at driveway), to top of gable roof peak.

SITE DATA

BUILDING DATA

SITE INFORMATION

Plan NWP33088 Lot 73 & 74

5471, 5481 199A St., Langley, BC  V3A 1J7

RM3

Accessible Parking -min 5%      Small car parking-max 40%
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THANK YOU 
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EXPLANATORY NOTE 

ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 153, 2018, BYLAW NO. 3074 

 
The purpose of Zoning Bylaw 3074 is to designate the unzoned portion of road  
(294.7 m2) located adjacent to the lane off 204th Street and Park Avenue, dedicated by 
Plan EPP80213 to C1 Downtown Commercial Zone, as the City intends to the sell the 
property as the subject portion of the road is no longer required. 
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ZONING BYLAW, 1996, NO. 2100 
AMENDMENT NO. 153, 2018, BYLAW NO. 3074 

A Bylaw to amend the Zoning Bylaw 
 
WHEREAS the Council adopted City of Langley Zoning Bylaw, 1996, No. 2100, and 
wishes to amend the bylaw; 
 
NOW THEREFORE the Council of the City of Langley in an open meeting assembled 
enacts as follows: 
 
1. Title 
 

 This bylaw shall be cited as “Zoning Bylaw 1996, No. 2100 Amendment No. 153, 
2018, No. 3074”. 

 
2. Effective Date 

 
 This bylaw shall come into force on the date of adoption. 

 
3. Amendment to Zoning Bylaw 

 
City of Langley Zoning Bylaw, 1996, No. 2100 is amended by designating the zoning 
of land shown on Schedule A attached to this bylaw (outlined in black and labeled 
“Plan EPP80213), as C1 – Downtown Commercial Zone on the Zoning Map, 
attached as Schedule “A” to City of Langley Zoning Bylaw, 1996, 2100 and by 
amending that Zoning Map accordingly.  

 
READ A FIRST and SECOND TIME this twenty fifth day of June, 2018. 
 
PUBLIC HEARING HELD this -- day of --, 2018. 
 
READ A THIRD TIME this -- day of --, 2018. 
 
ADOPTED this -- day of --, 2018.    
        _______________________ 
        MAYOR  
          
 
        ________________________ 
        CORPORATE OFFICER 
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SCHEDULE “A” 
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CITY OF LANGLEY 

 

MOTION 

 
Development Permit No. 08-18 

 

THAT Development Permit Application DP 08-18 located at 20286 Michaud Crescent 
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; and  
 
THAT City Council approve the request for cash-in-lieu of 3 parking spaces associated 
with this subject Development Permit application. 
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ADVISORY PLANNING COMMISSION 

REPORT 

 
To: Advisory Planning Commission   
    
Subject Development Permit Application DP 08-18   
  File #: 6620.00 
From: Development Services & Economic 

Development Department 
Doc #:  

    
Date: May 29, 2018   

 

 
COMMITTEE RECOMMENDATION: 
 

THAT Development Permit Application DP 08-18 located at 20286 Michaud 
Crescent  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; and 
 
THAT City Council approve the request for cash-in-lieu of 3 parking spaces 
associated with this subject Development Permit application. 

 

 
PURPOSE OF REPORT: 
 

To consider a Development Permit Application to accommodate a four-
storey, mixed-use building located at 20286 Michaud Crescent 

 
 
POLICY: 
 

The subject property is zoned C1 Downtown Commercial Zone and 
designated Downtown Commercial in the Official Community Plan. As 
such, the application is subject to the Downtown Master Plan 
Development Permit Area Guidelines.  
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COMMENTS/ANALYSIS: 
 
Background Information: 
 

Applicant: David Danyluck Architect 

Owner: NVN Investments Inc. 

Civic Addresses: 20286 Michaud Crescent 

Legal Description: Lot 376, District Lot 305, Group 2, New   
Westminster District, Plan 46221 Except: 
Firstly Part Dedicated Road on 
Reference Plan 66239, and Secondly 
Part Dedicated Road on Plan BCP35185 
and Thirdly Part Dedicated Road on Plan 
EPP69691 

Site Area: 579 m2 (6,229 ft2)  

Dwelling Units/  
Commercial Area: 

6 (2-BR) 
111 m2 (1,202 ft2) 

Total Parking Required: Residential: 7 spaces (including 1 visitor 
space)  
Commercial: 3 spaces 

Total Parking Provided: 7 spaces 

Existing Zoning: C1 Downtown Commercial Zone 

OCP Designation: Downtown Commercial 

Exterior Finishes: Painted Hardie Board, Aluminum 
Railings 

Development Cost Charges : $93,436.61 (City - $65,507.27, GVS&DD 
- $24,389.34, SD35 - $3,540.00) 

Community Amenity Charge: $12,000.00 

Variances Requested: Front and Exterior Setback Variances 
(from 1.8m to 0.0m 

Cash in Lieu of Parking 3 spaces (@$7,500/stall) = $22,500.00 

  
  

Engineering Requirements: 
 

Additional design changes may be required upon further 

investigation, site inspections and receipt of other supporting 

reports and documents.  All work to be done to the City of Langley 

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

designed and approved by a Professional Engineer: 

 

1. Implement erosion and sediment control measures designed and 

approved by a qualified professional in accordance with the City of 

Langley Watercourse Protection Bylaw #2518. 

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

Professional Engineer to determine if the existing water network is 

adequate for fire flows and achieve the necessary pressure and 

flows to conform to Fire Underwriters Survey (FUS) “Water Supply 

for a Public Fire Protection, a Guide to Recommended Practice, 

1995”.  

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

firefighting requirements. Hydrant locations must be approved by 

the City of Langley Fire Department. 

4. New water, sanitary and storm sewer service connections are 

required for the site.  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 shall 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. 

5. A stormwater management plan for the site 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. 

6. The condition of the existing pavement on 203 Street, Michaud 

Crescent and the laneway 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. Additionally, any widening of the pavement structure, required 

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

geotechnical engineer.   
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7. A laneway dedication is required. The current width of the laneway 

shall be widened to City of Langley standard of 6.0m. The 

dedication of laneway shall permit the release of the statutory right-

of-way fronting the site.  

8. Street lighting, fronting the site, along 203 Street shall be upgraded 

as per the Downtown Langley master Plan. The new lighting shall 

be designed by an approved lighting consultant, to ensure lighting 

levels meet current City of Langley standards. 

9. Undergrounding of overhead hydro/tel, along Michaud Crescent is 

required.  As the overhead wiring is minimal, a cash in lieu payment 

of $1,500.00 per meter will be acceptable. 

10. A Landscape plan prepared by a licensed professional is required 

and will address boulevard landscaping fronting the site. 

 

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

fees: 

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

approved by the Director of Engineering, Parks and Environment, 

will be required. 

2. Inspection and administration fees in accordance to the Subdivision 

Bylaw based on a percentage of the estimated construction costs. 

(See Schedule A – General Requirement - GR5.1 for details). 

3. A deposit for storm, sanitary and water connections is required, 

which will be determined after detailed civil engineering drawings 

are submitted, sealed by a Professional Engineer. 

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

standards is required.  

 

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

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

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

4. An approved backflow prevention assembly must be installed on 

the domestic water connection immediately upon entering the 

building to provide premise isolation. 
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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. 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”. 

 
 
Development Services Comments: 
 
Council approved Development Permit DP 09-16 for a 4-storey, 7-unit 
apartment building on the subject property on November 21, 2016. The 
owner did not proceed with the development, however, and is now 
proposing a 4-storey mixed-use building, (6-apartment units and 1,202 ft2 
ground floor commercial space) for the same property. Other than the 
change to first floor commercial use, the current proposal is nearly 
identical to the project approved in 2016. 
 
The subject property, located at the southwest corner of 203 Street and 
Michaud Crescent, is a small remnant parcel created from the realignment 
of 203 Street in 2008. The proposed development features an apartment 
building consisting of three floors on top of the ground floor commercial 
space and parkade. The pedestrian entrance and lobby are located at the 
corner of Michaud Crescent and 203 Street while the parkade  access is 
derived from a short north-south lane that also serves 5521 – 203 Street. 
 
The flat-roofed building includes balconies for all of the units and steps 
back on the fourth floor level to provide a roof patio and garden area for 
the 2,590 ft2 penthouse unit. The building creates a strong architectural 
presence on a prominent corner and provides ample fenestration and 
glazing at the street level on 203 Street. The wide City boulevard areas on 
203 Street and Michaud Crescent will be enhanced with generous 
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Downtown Public Realm Plan elements including pavers, street trees and 
rain garden landscape features. The proposed development generally 
complies with the Downtown Master Plan Guidelines for the transitional 
areas along the multifamily residential edges of the downtown core. 
 
The proposed development benefited from a comprehensive Crime 
Prevention Through Environmental Design (CPTED) review by a qualified 
consultant whose recommendations were incorporated into the plans. 
 
Pursuant to Cash in Lieu of Parking Bylaw No. 2616, notwithstanding the 
off-street parking requirements set out in the Zoning Bylaw, an owner of 
property in an area designated as “Downtown Commercial” by the Official 
Community Plan who proposes to develop, may apply to Council to pay 
cash to the City in lieu of providing off-street parking on the property. 
Council may approve, by way of a Development Permit, an application to 
pay cash in lieu of providing off-street parking. The fee for paying cash in 
lieu of providing off-street parking is $7,500.00 per parking space. 
Therefore, the subject Development Permit application requests Council 
approval to enable them to pay for three off-street spaces ($22,500). 
 
The proposed cash in lieu payment is for deficient commercial parking 
only; resident parking is provided on-site in accordance with the zoning 
bylaw requirements. 
 
In order to accommodate an economically viable development on this 
constrained site, the applicant is requesting variances to the minimum 
front and exterior yard setbacks (reduced from 1.8 metres to 0 metres). 
Staff support the proposed variances and cash in lieu of parking payment 
given the unusually small size of the lot and the wide City boulevards 
flanking the property. 

 
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 June 13th meeting. A copy of the APC minutes will be presented to 
Langley City Council at the June 25th, 2018 Regular Council meeting. 
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BUDGET IMPLICATIONS: 
 

In accordance with Bylaw No. 2482, the proposed development would 
contribute $65,507.27 to City Development Cost Charge accounts and 
$12,000 in Community Amenity Charges. A $22,500 cash in lieu of parking 
payment would be allocated to the Downtown Parking Reserve Fund. 

 
 
ALTERNATIVES: 
 

1. Require changes to the applicant’s proposal relating to building form and 
 character. 
 

 
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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Council  approved DP 09-16 for a 4 Storey 7Unit apartment building in 
November 2016. There is a new owner proposing a 4-Storey Mixed Use 
building (6 apartments, 1 commercial). The new proposal’s aesthetic is 
unchanged except for the Ground level, 203 Street Facade.
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The subject property at the SW corner of 203 St. and Michaud Cr. is a
small remnant parcel created from the realignment of 203 St. in 2008.
The site is Zoned C1 Downtown Commercial and is designated
the same in the OCP.
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The proposed development will feature 3 levels of Residential living over a Ground level Commercial Unit. 
Being a very constrained site, and in order to make this an economically viable development we are 
requesting 2 Variances: Reduction of the setbacks from 1.8 m to 0 m to the front and exterior yard setbacks 
(this variance was approved in the DP of 2016.
Cash in lieu payment = $22,500 for 3 deficient Commercial parking stalls.
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Parking is at grade totally secure under the building. The site, being small, constrained and of an odd 
shape can provide 6 stalls for Residential use and 1 stall for Commercial use totaling 7 spaces. Entry for 
Residential use is from Michaud Crescent, entry to the Commercial space is
from 203 Street. At grade Parking access is from the Lane off Michaud Crescent. 
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2nd Floor Plan has 3 Units, 2 Bedrooms
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3rd Floor Plan has 2 Units, 2 Bedrooms
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4th Floor 2 Bedroom Penthouse Unit has a roof Deck and a Roof Garden
Unit size varies from 1050 to 2590 sq. ft. All Units have large decks facing East and North147



203 Street Elevation and 
Lane Elevation The 
shape of the property 
determined the shape of 
the building-exaggerated 
stepping at the street 
corner ties the 
land, streetscape and 
building into a single 
entity.
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Michaud Crescent Elevation 
Colors chosen are inspired 
from colors of a dried flower 
petal in the same sequence 
as presented on the 
building. Hint of Art Deco 
in the facades—Adjoining 
triangular shapes expressed 
in 2 colours5 Long, tapered, 
façade mounted back lit 
Torches.2 Glass triangulated 
Marquis over the 
Residential and                                                        
Commercial entries.
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Incorporated into the design are several CPTED recommendations from 
our security consultant Liahona. In the consultant’s opinion the revised 
proposal with the security strategies  incorporated will be a Positive 
Activity Generator  that will relate well to the on-site property, immediate 
adjacencies and the surrounding ¼ km area of CPTED influence.
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The Owner dedicated last year a 
portion of the property for Lane 
upgrading off Michaud, further 
reducing the site size and creating 
more design restrictions, in 
particular on-site parking. The City 
will receive $83,700 in off-site works, 
$93, 436 in DCC’s,
$12,000 CAC’s and 
$22,500 cash in lieu of parking fees 
with this DP application.
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In closing, we believe the presence of this mixed-use building will be a positive and 
attractive addition to the City of Langley’s Downtown Master Plan success.
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REPORT TO COUNCIL 

 
To: Mayor Schaffer and Councillors   
    
Subject Regional Transit B-Line Proposal (Translink) Report #: 18-40 
  File #:  
From: Rick Bomhof, P.Eng, 

Director of Engineering, Parks & Environment 
Doc #:  

    
Date: July 3, 2018   

 

 
RECOMMENDATION: 
 

1. THAT Council receive the Translink presentation (delegation at July 9 meeting), 
‘Fraser Highway B-Line Consultation Results & Transit Priority’; and 
 

2. THAT Council endorse the Fraser Highway B-Line & Transit Priority concept in 
the City of Langley; and 
 

3. THAT staff be directed to continue to work collaboratively with Translink and 
stakeholders to maximize B-Line opportunities for transit priority, assess traffic 
and possible parking impacts, and address concerns arising from the 
implementation of the project; and 
 

4. THAT staff report back with further details of recommended transit priority 
measures and the implications for all transportation users along the corridor. 

 

 
PURPOSE: 

The purpose of this report is to provide an update, and request Council’s 
endorsement and direction, regarding the proposed Fraser Highway B-Line & Transit 
Priority project scheduled for implementation in the Fall of 2019. 
 

 

POLICY: 

N/A 
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COMMENTS/ANALYSIS: 

Translink will appear as a delegation at the July 9, 2018 Council meeting to provide 
an update on the proposed new transit B-Line route is being planned along Fraser 
Highway for implementation in the Fall of 2019. This project is identified within 
Translink’s 10-year Transit Vision.  
 
The new B-Line route will: 

 provide additional service 

 improve passenger experience 

 provide faster and more reliable service  

 Build up ridership in support of the future Rapid Transit Corridor along this 
same route 

 
A high level overview of the project progress to date is provided in the Translink 
presentation. 
 
The proposed B-Line includes the use of queue jumper lanes at intersection 
approaches within the City of Langley and bus only or high occupancy vehicles 
(HOV). In this case the queue jumper lanes would typically be combined with right 
turn lanes. These changes would provide the opportunity for transit or HOV’s to pass 
by congestion thereby improving speed and reliability of service. The challenge to 
adding the B-line service to an already busy corridor is that the bus only or HOV 
lanes would be converted from existing through lanes, and would potentially impact 
to parking and other turning movements at the intersections.  Therefore, staff will be 
carrying out further analysis and additional traffic count information at high traffic 
locations and parking impacts is recommended to ensure an acceptable level of 
service is maintained for all traffic along the corridor.    
 
Staff supports the Fraser Highway B-Line Consultation & Transit Priority results and 
recommends that the City continue to work with Translink and stakeholders for transit 
priority opportunities, to assess traffic and parking impacts, and address concerns 
arising from the implementation of the project, and to report back to Council with the 
findings in the Fall.   
   
 

BUDGET IMPLICATIONS: 

None 
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To: Mayor Schaffer and Councillors  
Date: July 3, 2018 
Subject: Regional Transit B-Line Proposal (Translink) 
Page 3 

 

 

ALTERNATIVES: 

Not approve B-Line service in the City (not recommended) 
 
 

Respectfully Submitted, 
 

 
__________________________ 
Rick Bomhof, P.Eng 
Director of Engineering, Parks & Environment 
 
 
 
CHIEF ADMINISTRATIVE OFFICER’S COMMENTS: 
 
I support the recommendation. 

 
 
__________________________ 
Francis Cheung, P. Eng. 
Chief Administrative Officer 
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ZONING BYLAW, 1996, NO. 2100 

AMENDMENT NO. 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 nineteenth day of February, 2018. 

 

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

this fifth day of March, 2018. 

 

READ A THIRD TIME this fifth day of March, 2018. 

 

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

thirteenth day of March, 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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CITY OF LANGLEY 

 

MOTION 

 
Development Permit No. 02-18 

 

THAT 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. 
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EXPLANATORY MEMO 

BUSINESS IMPROVEMENT AREA BYLAW  

NO. 3066 

PURPOSE: 

The purpose of this bylaw is to establish and designate a Business Improvement Area in the 

City of Langley. 

 

BACKGROUND: 
 
May 14, 2018:  
On its own initiative Council began the process of adopting a Business Improvement Area 
Bylaw by giving Bylaw 3066 first, second and third reading. 
 
May 23, 2018: 
Owners of affected parcels of land were mailed a Petition Against Business Improvement Area 
Bylaw No. 3066 which explained the counter petition process and provided instructions of how 
to submit a petition against the initiative, if they so wished.  
 
May 24 & 31, 2018: 
A public notice was placed in the Langley Advance advising of Council’s intention to adopt 
Business Improvement Area Bylaw No. 3066 on its own initiative unless Council received a 
sufficient counter-petition not to proceed. 
 
July 3, 2018: 
A Certificate of Determination (attached) was certified by the Deputy Corporate Officer stating 
that, in accordance with section 213 of the Community Charter, the City met the requirements to 
establish a local area service on ‘council initiative subject to a petition against it’ and may 
proceed with adoption of “Business Improvement Area Bylaw, 2018, No. 3066.” 
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THE CITY OF LANGLEY  

BUSINESS IMPROVEMENT AREA BYLAW 

BYLAW NO. 3066 

 

A Bylaw to establish and designate a Business Improvement Area in the City of Langley 

 

WHEREAS the City may establish a business improvement area service to grant money to an 

organization that has the planning and implementation of a business promotion scheme as one 

of its aims, functions or purposes; 

 

AND WHEREAS the owners of certain properties within the municipal boundaries have formed 

an association known as the "Downtown Langley Business Association", a registered not for 

profit society in the Province of British Columbia to undertake certain works and services and to 

market and promote business; 

 

AND WHEREAS a City Council may propose to undertake a business improvement area, as a 

local service area, on its own initiative; 

 

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

follows: 

 

Definitions 

1) For the purpose of this Bylaw: 

“Area” means the lands and improvements contained within the area of the City of Langley as 

shaded in heavy black on the map attached to and forming part of this bylaw as Schedule "A"; 

 

“Association” means the Downtown Langley Merchants Association or any other name that the 

members of the association may approve; 

 

“Business Promotion Scheme” means the development and undertaking of projects and 

initiatives to encourage business and commerce in the Area; 

 

“City” means the City of Langley; 

 

“Council” means the Council for the City; 
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“Taxable Property” means land and improvements in the Area that fall within the Class 6 

property class for assessment purposes. 

 

Grant 

2) Subject to the conditions and limitations set out in this bylaw Council hereby grants the 

following sums to the Association to undertake its Business Promotion Scheme: 

 

a) in 2020, a sum not to exceed $ 497,976.00; 

b) in 2021, a sum not to exceed $ 532,834.00; 

c) in 2022, a sum not to exceed $ 570,132.00; 

d) in 2023, a sum not to exceed $ 610,041.00; 

e) in 2024, a sum not to exceed $ 652,744.00; 

f) in 2025, a sum not to exceed $ 698,436.00; 

g) in 2026, a sum not to exceed $ 747,327.00; 

h) in 2027, a sum not to exceed $ 799,640.00; 

i) in 2028, a sum not to exceed $ 855,615.00; 

j) in 2029, a sum not to exceed $ 915,508.00. 

 

3) The City will pay the applicable grant to the Association on or before July 15th of the 

calendar year in which the funds are collected. 

Expenditures and Indebtedness 

4) Monies granted to the Association pursuant to this bylaw will be expended only: 

 

a) by the Association; 

b) in accordance with the conditions and limitations set out in the bylaw; and 

c) for the Business Promotion Scheme. 

 

5) Monies granted pursuant to Section 2 of this bylaw must be expended by the 

Association only for expenses provided for in the annual budget submitted pursuant to 

section 8. 

 

6) The Association must not incur any indebtedness or other obligations beyond the sum 

granted for each calendar year. 

Budget 

7) The Association must submit annually to Council for information, on or before March 1st 

of each year, 2020 through 2029 inclusive, a budget for that calendar year which 

contains information sufficient in detail to describe all anticipated expenses and 

revenues. 
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Recovery and Tax Levy 

8) All of the money granted to the Association pursuant to this bylaw will be recovered as a 

local service tax from the owners of the Taxable Property within the Area. 

9) For the purpose of recovering the monies granted to the Association, the City will impose 

each year a levy rate per $1,000 of assessment on the Taxable Property within the Area 

which when multiplied by the total assessment for land and improvements will yield the 

maximum amount of the respective grants set out in this bylaw. 

Financial Statements 

10) The Association must submit to the City on or before May 15 each year an annual 

financial statement for the previous calendar year which will be prepared in accordance 

with generally accepted account principles and will include a balance sheet and a 

statement of revenue and expenditures. 

 

11) The financial statement submitted by the Association must also be prepared in 

accordance with the requirements of the Societies Act [SBC 2015] Chapter 18, as 

amended from time to time. 

 

12) The Association will permit the Director of Corporate Services for the City or his or her 

nominee to inspect during normal business hours on reasonable notice all books of 

account, receipts, invoices and other financial position records which the Director of 

Corporate Services deems advisable for the purposes of verifying and obtaining further 

particulars of the budget and any financial statements of the Association as they relate to 

the monies granted to the Association by the Council pursuant to this bylaw. 

Insurance 

13) The Association must carry at all times a policy of comprehensive general liability 

insurance in the amount of $5,000,000 with: 

 

a) the City as an additional named insured; 

b) a cross coverage provision; and 

c) an endorsement to provide the Director of Corporate Services with 30 days notice of 

change or cancellation. 

 

14) The Association will deliver a copy of the insurance policy to the Director of Corporate 

Services within 60 days of payment of the premiums for the insurance policy. 

Alterations to the Association's Constitution 

15) The Association may not alter or approve amendments to its constitution and bylaws 

without providing the Director of Corporate Services with 30 days’ notice of its intention 

to make such alteration or amendment and where any alteration or amendment is made 
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without such notice, the City may withhold any payments of the grant referred to in 

section 2. 

Independent Entity 

16) The Association is independent from the City. 

 

17) The Association will bear all the responsibility of managing its own affairs, hiring its own 

employees and paying all its own expenses including all salaries, office rent, subject to 

this Bylaw. 

 

18) Employees of the Association are not employed by the City and, as such, are not bound 

by or benefit from the terms or conditions set out in agreements made between the City 

and its employees. 

 

19) The Association will not in any manner whatsoever commit or purport to commit the City 

to the payment of any money to any person. 

General Provisions 

20) This bylaw comes into force on January 1, 2020 and will be operative only until 

December 31, 2029. 

 

21) This bylaw may be cited for all purposes as the "Business Improvement Area Bylaw No. 

3066, 2018”. 

 

READ A FIRST, SECOND, AND THIRD TIME this fourteenth day of May, 2018. 

NOTICE of Council’s intention mailed to the owners of parcels liable to be charged on the 

twenty-third day of May, 2018 and published in the Langley Advance on the twenty-fourth day of 

May, 2018 and the thirty-first day of May, 2018. 

 

Council did not receive a sufficient petition against the proposed bylaw before the third day of 

July, 2018. 

 

ADOPTED this ___ day of ______________, 2018. 

 

 

   ____________________________ 
            MAYOR 

  _______________________ 
 CORPORATE OFFICER 
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Schedule “A” – Business Improvement Area Boundaries 
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EXPLANATORY NOTE  

 
BYLAW NO. 3076 

 
 

The purpose of Bylaw No. 3076 is to amend the 2018 – 2022 Capital 
Improvement Plan.   

 
1. Douglas Crescent 206 St to 208 St (#60193) 

The Council report #18-35 noted that the City received $84,208 in developer 
contributions held in the Special Bonds Reserve which will be used towards the 
water and road infrastructure on the project. In addition, $148,940 in casino 
proceeds are needed to augment the contingency provision for the project. The 
remaining balance ($123,757.82) in the Douglas Crescent design account 
#60188 will be transferred into the construction account #60193 for easier 
administration of the total project.   
 

2. Langley Bypass Culverts (Logan Creek) (#68033) 
The City received a $977,000 grant from Translink’s MRN Structures Program 
funding in order to replace the culverts along Logan Creek under the Langley 
Bypass.  These funds will add $306,055 to the project bringing the total to 
$1,954,000.  The remaining $670,945 of the grant money will replace the 
previous funding allocated from Casino Proceeds which will become available 
for other projects.   
 

3. 48 Ave & 202 St Culvert (#68032)  
The culvert replacement costs are anticipated to be $215,000 higher than 
initially budgeted based on other recent culvert tender results. The additional 
costs are proposed to be funded by Casino Proceeds. The total project costs 
would be $708,927. 
 

4. 50 Ave & 201A St Culvert (#68035) 
The culvert replacement costs are anticipated to be $220,000 higher than 
initially budgeted based on other recent culvert tender results. The additional 
costs are proposed to be funded by Casino Proceeds. The total project costs 
would be $713,927. 

 
5. Bicycle Facilities (#70172) 

The City has been awarded $284,000 by Translink to install bike lanes on 208 
St.  This is a multi-year project, with a total proposed budget of $2,184,000.   
The plan is to apply for additional Translink grants in the next three years.  The 
first phase will include design work and the City will match the Translink funding 
with $281,160 from Road DCC’s and $2,840 from the Capital Works Reserve.   
 
A second bike lane project, on Glover Road was awarded $269,000 by 
Translink / BICCS funding.  This is again a multi-year project, with a total 
proposed budget of $1,880,000.  The plan is to apply for additional Translink 
grants in the next three years. The first phase will include design work and the 

206



City will match the Translink funding with $266,310 from Road DCC’s and 
$2,690 from the Capital Works Reserve.   
   

6. DRC Preschool Improvements (#63172)  
The City has been awarded a $10,000 grant by the Province of BC to replace 
the Preschool cabinets and cubbies at the Douglas Recreation Centre.  These 
funds will be added to the account bringing the total project budget to $22,000. 
  

7. Tempest.NET upgrade 
The City is required to switch from Cold Fusion to .NET to power the online 
services like Easy Pay, MyCity and Tax Certificates. The cost of the upgrade is 
$18,010 funded by the Capital Works Reserve.  
 

8. City Park Electrical Repair  
The City has identified a need to install a 3-phase electrical load break switch in 
City Park.  An additional $14,500 is requested from the Capital Works Reserve. 
 

9. Volunteer Support Training Video 
The City would like to develop a training video in order to enhance the training 
for volunteers who assist the City in delivery of various programs and to comply 
with WorkSafeBC requirements. The cost for the training materials will be 
$4,000 coming from the Capital Works Reserve. 
 

10. Contingency for Future Land Acquisition (#62030) 
The City entered into sales agreements on 4 different right of way / portions of 
laneways which total $2,685,700.  These funds will be allocated to the Capital 
Works Reserve and added as a funding source for future land acquisitions.   
 

11. Park Benches, Picnic Tables and Shelter (#73006) 
The City has identified the need for additional benches and picnic tables and 
other amenities in various parks.  An increase of $100,000 is requested from the 
Community Amenity Funds.  

 
12. Community Gardens (#63190) 

The City would like to enhance the community gardens in the community using 
$10,000 in Community Amenity Funds.  
 

13. Recreation Utility Trailer / Special Event Supplies  
The Recreation Department would like to acquire additional garbage containers 
to be used during special events and a utility trailer to more easily move special 
event equipment.  The $6,000 funding will come from the Community Amenity 
Funds.  
 

14. Hunter Park (#63059) 
The revitalization of the Hunter Park requires $5,000 to finish the project.  The 
funding will come from the Community Amenity Funds.    
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2018 – 2022 FINANCIAL PLAN, BYLAW 2018, NO. 3051 
 

BYLAW NO. 3076 
 

A Bylaw to amend the Financial Plan for 2018 - 2022. 
 
The Council of the City of Langley, in open meeting assembled, enacts as 
follows: 
 
1. Title 

 
 This bylaw shall be cited as the “Financial Plan 2018 – 2022 Bylaw, 

2018, No. 3051, Amendment No. 1 Bylaw, 3076”. 
 

2. Amendment  
 

(1) Financial Plan 2018 – 2022 Bylaw, 2018, No. 3051 is hereby amended by 
deleting Schedule “B” and substituting a new Schedule “B” attached to 
and forming part of this bylaw. 

 
READ A FIRST, SECOND AND THIRD TIME this -- day of --, 2018. 
 
AN OPPORTUNITY FOR PUBLIC COMMENT this – day of --, 2018. 
 
FINALLY ADOPTED this -- day of --, 2018. 
   

  
        _____________________ 
        MAYOR 
  

  
        _____________________ 
        CORPORATE OFFICER 

208



 

CITY OF LANGLEY                                                                                    Schedule “B” 

CAPITAL IMPROVEMENT PLAN - SUMMARY 

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

 General Government      2,850,310       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      6,306,048    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      2,811,165    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      3,361,055    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    16,762,108    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      4,435,740      571,590      1,127,736         925,416       442,592    1,105,123       1,097,233         790,953       940,342         850,809  

 Casino Revenues      5,868,670    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  
 

    1,646,370        861,795      1,504,430      2,027,300    2,485,368   1,749,828    1,513,833      2,246,533    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  
 

    1,941,000                -           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                   -                   -                    -        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                 -        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          84,208                      -                -                -                -                -                -                -                -                - 

 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    16,762,108    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  
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EXPLANATORY MEMO 
 

COMMUNITY STANDARDS BYLAW, 
 2018, NO. 3075 

 
 
 

 
PURPOSE:  
 
The purpose of Bylaw No. 3075 is to consolidate in a single bylaw, and make 
consistent, provisions previously contained in the Community Standards Bylaw adopted 
in 2004; the Abandoned Properties Bylaw adopted in 2014; and one section of the Fire 
Protection and Safety Bylaw that deals with abandoned buildings. The bylaw 
establishes community standards for the upkeep and maintenance of properties and for 
the securing of abandoned buildings from unauthorized entry and occupancy. A 
consistent procedure is provided for giving notice of bylaw contraventions to owners and 
occupiers, following up with inspections and direct City action if necessary, and 
recovery of costs incurred from owners via the property tax procedure.  
 

210



 

 

  

 
 

Community Standards Bylaw, 
2018, No. 3075 

 
 

 
A Bylaw to regulate, prohibit and impose requirements in relation to the use of public 

places and the protection and enhancement of the well-being of the community. 
 
The Council of the City of Langley, in open meeting assembled, enacts as follows: 
 
Title 
 

1. This bylaw may be cited as the “Community Standards Bylaw, 2018, No. 3075”. 
 
Repeal 
 

2. The following are repealed: 
(a) City of Langley Abandoned Properties Bylaw, 2014, No. 2922; 
(b) Community Standards Bylaw, 2003, No. 2487; and 
(c) Section 10 of Fire Protection and Safety Bylaw, 2009, No. 2784 and the 

definition of “Vacant Premises” in Section 2 of the bylaw. 
 
Public Places 
 

3. No person shall do any of the following on any highway or in any other public 
place: 
(a) deposit any rubbish, debris or other discarded or recyclable materials except 

in a container provided and placed by the City for that purpose; 
(b) foul or pollute any water body; 
(c) place graffiti on or otherwise damage or deface any wall, building, fence, sign, 

bench, sculpture, water fountain or other structure or any sidewalk or 
pavement; or 

(d) post or affix to any building or other structure, fence or utility pole any bill, 
poster, placard, notice or advertisement without the written permission of the 
City.  

 
Nuisances on Private Property 
 

4. No person shall, being the owner or occupier of premises in the City, do any of 
the following: 
(a) allow the premises to become or remain unsightly, and for this purpose any of 

the following is deemed to render premises unsightly:
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i. the storage, location or accumulation of rubbish, debris or any other 
discarded materials so as to be visible to a person standing on an 
adjacent highway or parcel; 

ii. the exterior storage or parking of  dilapidated motor vehicles, recreational 
vehicles, vessels of any kind or other equipment or machinery, or parts  

iii.  not more than one unlicensed or uninsured motor vehicle may be stored 
or parked on any parcel of land. ; 

iv. landscaping or other vegetation that is dead, diseased, damaged, or 
unsightly as a result of lack of maintenance or uncontrolled growth; 

v. an area of grass or other vegetation that exceeds 30 cm in height and is 
unkempt or unmaintained; 

vi. fencing that has not been maintained and that is characterized by rot, 
corrosion, breakage, collapse, impact damage, peeling of paint or other 
evidence of physical deterioration; 

vii. graffiti on an building or other structure including a fence, that is visible to 
a person standing on an adjacent highway or parcel; 

viii. demolition waste, construction waste or trade waste accumulated on a 
construction site; 

ix. rubbish or recyclable material overflowing from or accumulated in the 
vicinity of any container or receptacle of any type situated on the 
premises; or 

x. any other condition of disrepair, dilapidation or deterioration of the 
premises or any building or structure on the premises; 

(b) allow the accumulation of water on the premises; 
(c) permit or allow an infestation of the premises by noxious or destructive 

rodents or insects;  
(d) permit or allow the growth of noxious weeds or the accumulation of prunings, 

cuttings or other flammable material constituting a fire hazard; or 
(e) cause, suffer or permit any nuisance on the premises. 

5. An Inspector may, in writing, order an owner or occupier of premises to comply 
with this bylaw by taking such measures as are reasonably determined by the 
Inspector to be required to abate the condition that contravenes the bylaw, within 
the time specified in the order, and upon receiving such order the owner must 
comply with the order. 

6. An order made under Section 5 may be delivered to the owner or occupier by 
any method that the Inspector determines will give the owner actual notice of its 
contents, including mail, facsimile transmission, email, courier, and personal 
service, and in the case of an imminent hazard to persons or property, including 
the premises that are the subject of the order, may provide oral notice of the 
order by telephone or in person, as long as the order is subsequently confirmed 
in writing. 

 
Unoccupied Buildings 
 

7. Every owner of premises in the City that are unoccupied shall, within 24 hours of 
the termination of the last lawful occupancy of the building and, where a building 
permit is required for the work, within 24 hours of the issuance of the permit, 
make the premises secure against unauthorized entry or occupancy, intentional 
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damage and any other condition constituting a fire hazard by one or more of the 
following methods: 
(a) affixing solid barriers to doors, windows and other points of ingress using 

materials and installation methods that effectively preclude easy entry, and 
reinstate such barriers immediately upon becoming aware that they have 
been removed, damaged or compromised in any way; 

(b) installing security fencing or other perimeter barriers that effectively preclude 
entry, and reinstate such barriers immediately upon becoming aware that they 
have been removed, damaged or compromised in any way; 

(c) installing a security alarm system complying with all applicable city bylaws; 
(d) employing security guards on a regular and frequent basis; or 
(e) utilizing or installing such other security measures or devices as the Inspector 

may approve, including without limitation the installation of exterior lighting 
that does not shed direct light on any neighbouring premises.  

8. Section 7 applies to every building or structure that is accessory to an 
unoccupied building, including any garage, garden shed or other structure that 
can reasonably be expected to present a fire hazard if occupied unlawfully. 

9. Section 7 applies to every building or structure that has been damaged by fire or 
any other cause to the point that it cannot safely be occupied.    

10. Every owner of unoccupied premises in the City that have been damaged by 
unauthorized entry or occupancy must promptly effect such repairs as are 
required to make the premises secure against further entry or occupancy and 
mitigate any fire hazard. 

11. Sections 7 and 10 do not apply in respect of premises for which the City has 
issued a demolition permit, provided that the building is demolished within 48 
hours of the issuance of the permit. 

12. An Inspector may, in writing, order an owner of unoccupied premises to comply 
with this bylaw by taking measures described in Section 7 or 10, or other 
measures reasonably determined by the Inspector to be required to make the 
premises secure against unauthorized entry or occupancy, within the time 
specified in the order, and upon receiving such order the owner must comply with 
the order. 

13. An order made under Section 12 may be delivered to the owner by any method 
that the Inspector determines will give the owner actual notice of its contents, 
including mail, facsimile transmission, email, courier, and personal service, and 
in the case of an imminent hazard to persons or property, including the 
unoccupied premises, may provide oral notice of the order by telephone or in 
person, as long as the order is subsequently confirmed in writing.       

 
Inspections and Inspection Fees 
 

14. An Inspector may enter on any land at reasonable times and in a reasonable 
manner to inspect the land to determine whether the condition of the land and 
any buildings and structures on the land complies with this bylaw. 

15. No person shall obstruct or interfere with an Inspector in the performance of 
duties under this bylaw, or any employee of the City or contractor engaged by the 
City to perform work under this bylaw on default of the owner or occupier. 
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16. In making an order under Section 5 or 12, the Inspector must specify a time for 
compliance that is reasonable in view of the condition of the premises and the 
time that is required to carry out the work required by the order.   

17. If an Inspector issues an order under Section 5 or 12, the owner or occupier must 
advise the Inspector when compliance with the order has been effected, and the 
Inspector may inspect the premises to confirm such compliance. 

18. If the Inspector requires an inspection under Section 17, the owner must pay in 
advance the inspection fee set out in the Fees and Charges Bylaw, which fee is 
imposed in respect of both the inspection that preceded the making of the order 
and the inspection that confirms compliance with the order. 

 
City Action on Default 
 

19. An order made under Section 5 or 12 must specify that if the person to whom the 
order is addressed fails to comply with the order within the time specified in the 
order, the City may without further notice enter on the land and perform the work 
required by the order, at the cost of the owner of the land. 

20. Upon the failure of an owner or occupier to comply with an order made under 
Section 5 or 12 within the time specified in the order, the City may without further 
notice enter on the land and perform the work required by the order, at the cost 
of the owner of the land. 

21. The City may not perform work under Section 20 in relation to an order that has 
been delivered to an occupier of premises unless a copy of the order was also 
delivered to the owner. 

22. The City may not perform work under Section 20 in relation to an order of which 
oral notice was given, until the owner has been provided written confirmation of 
the order. 

23. The City may, if an owner has not paid the City its cost in undertaking work under 
Section 20 by December 31 in the year in which the work was performed, 
recover the cost from the owner in the manner authorized by Section 258 of the 
Community Charter. 

24. If the Inspector is not, having made reasonable efforts, able to locate an owner 
for the purpose of providing notice of an order under Section 12 or Section 21, 
the City may perform work under Section 20 at the cost of the owner as if the 
owner had been notified and had not complied with the order, provided that the 
City may not incur costs under this Section in excess of $5000   

 
Penalties and Enforcement 
 

25. The maximum penalty for a contravention of this bylaw, upon conviction of an 
offence under the Offence Act, is $10,000.00. 

26. Each day on which a contravention of this bylaw continues constitutes a separate 
offence. 

27. The City may enforce this bylaw by ticketing under Municipal Ticket Information 
System Bylaw, 2011, No. 2846or by prosecution under the Offence Act 
notwithstanding that it has taken action on default of the owner or occupier of 
land under Section 20. 
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Interpretation 
 

28. In this bylaw, 
 
Discarded material includes, for the purposes of Section 4(a)(i), material having little or 
no economic value that is accumulated or stored and includes without limitation used 
lumber or other building supplies, newspapers, household appliances, plumbing fixtures 
or furniture or the parts of any of them, and broken or unused equipment of any kind.   
 
Graffiti does not include any mural or similar graphic design authorized by the City to 
be placed on City property. 
 
Inspector means the Bylaw Enforcement Officer, Chief Building Inspector, and any 
other person designated by the Council to administer this bylaw, and includes, for the 
purposes of Section 12 of this bylaw, the Fire Chief as defined in Fire Protection and 
Safety Bylaw, 2009, No. 2784.  
 
Noxious weed means a weed designated under Section 2 of the Weed Control 
Regulation B.C. Reg. 66/85 under the Weed Control Act. 
 
Owner includes, in relation to any provision of this bylaw that requires notice to be given 
to an owner in respect of any parcel of land, a representative of the owner who has 
been authorized by the owner, in writing, to deal with the City with respect to matters 
involving that parcel, or with respect to matters involving any of that owner’s parcels of 
land within the City.   
 
Recreational vehicle includes a travel trailer, tent trailer, fifth wheel trailer, camper 
whether mounted on a vehicle or not, park model recreational vehicle and motor home. 
 
Rubbish includes without limitation household or garden waste of any kind whether 
mixed with soil or not; incinerator ash; used or broken glass; recyclable material of any 
kind that is not being stored at a recycling facility or depot; and barrels, boxes, crates, 
totes and other containers.  
 

 
READ A FIRST, SECOND AND THIRD time this       day of    , 2018. 
 
ADOPTED on the      day of       , 2018. 
 
 
 
            
       MAYOR 
 
            
       CORPORATE OFFICER 
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EXPLANATORY MEMO 

 
FEES AND CHARGES AMENDMENT  BYLAW 2837, 

AMENDMENT NO 25, 2018 
BYLAW NO. 3079 

 

 

PURPOSE: 

 
To amend the Fees and Charges Bylaw to delete the repealed Abandoned Properties 
Bylaw and insert the new Community Standards Bylaw. 
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FEES AND CHARGES BYLAW, 2010, NO. 2837,  
AMENDMENT NO. 25 BYLAW, 2018 

NO. 3079 
 

 

A Bylaw to amend fees and charges for various services offered by the City of Langley. 
 

1. Title 

 
(1) This bylaw shall be cited as the “Fees and Charges Bylaw, 2010, No. 2837, 

Amendment No. 25 Bylaw, 2018, No. 3079.” 

 

2. Amendments 

 
(1) Fees and Charges Bylaw, 2010, No. 2837 is hereby  amended by: 

 
(a) Delete the phrase “Schedule 1 – Abandoned Properties” in Section 3(2) and 

replacing it with the phrase “Schedule 1 - Community Standards”. 
 

(b) Inserting a new Schedule 1 – Community Standards Fees attached to and 
forming part of this bylaw. 

 

3. Severability 

 
If any portion of this bylaw is declared invalid by a court of competent jurisdiction, 
then the invalid portion must be severed and the remainder of the bylaw is deemed 
valid. 

 
READ A FIRST, SECOND AND THIRD TIME on this -- day of --, 2018. 
 
ADOPTED this -- day of --, 2018. 
 
 
            
      MAYOR 
 
            
      CORPORATE OFFICER 
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Schedule 1 – Community Standards Fees 
Community Standards Bylaw, 2018, No. 3075 

 

Community Standards Fees 
(all fees are subject to applicable taxes) 

Description Fees 

(1) Initial investigation and inspection of property, 
including attendance by any inspector 

$60.00 plus $60.00/hour or part thereof 

(2)  Initial building inspection $100.00/hour 

(3) City coordination of inspections of other 
authorities having jurisdiction 

$100.00 for each agency. 

(4) Calculation of fee for Building Permit 
authorizing remediation 

As set out in the City of Langley Building and 
Plumbing Regulation Bylaw 

(5) Issuance of City Re-Occupancy Certificate $500.00 
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EXPLANATORY MEMO 

 
MUNICIPAL TICKET INFORMATION SYSTEM  

BYLAW 2846,  
AMENDMENT NO. 14 BYLAW, 2018 

NO. 3080 
 

 

PURPOSE: 

 
To update the Municipal Ticketing Bylaw to reflect the repeal of the Abandoned 
Properties Bylaw and the incorporation of its contents into the new Community 
Standards Bylaw.  
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MUNICIPAL TICKET INFORMATION SYSTEM  
BYLAW 2846,  

AMENDMENT NO. 14  BYLAW, 2018 
NO. 3080 

 

 
 

A Bylaw to amend fees in the Municipal Ticket Information System. 
 

1. Title 

 
(1) This bylaw shall be cited as the “Municipal Ticket Information System Bylaw, 

2011, No. 2846, Amendment No. 14, 2018, No. 3080.” 

 

2. Amendments 

 
(1) Municipal Ticket Information System Bylaw, 2011, No. 2846 is hereby amended: 

 
(a) By deleting Schedule B1 – Abandoned Properties Bylaw and renumbering 

the subsequent schedules listed; 
 

(b) By deleting references to the Abandoned Properties Bylaw in Schedule A – 
Enforcement Officers; 
 

(c) By deleting Schedule B7 – Community Standards Bylaw and replacing it 
with Schedule B6 – Community Standards Bylaw attached to and forming 
part of this bylaw. 
 

(d) By deleting section B7 – Community Standards Bylaw, 2003, No. 2487 in 
Schedule A – Enforcement Officers and replacing it with: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

B6 Community Standards Bylaw, 2018, No. 3075 
Bylaw Enforcement Officer 
RCMP Officer 
Fire Member 
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Municipal Ticket Information System Bylaw Amendment No.14  
Page 3 of 4 
Bylaw No. 3080 
 

(e) By deleting the following section in Schedule B11 – Fire Protection and 
Safety Bylaw: 

 

Fail to Secure Premises 10(1) $200.00 

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

      
            
      CORPORATE OFFICER 
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Municipal Ticket Information System Bylaw Amendment No.14  
Page 4 of 4 
Bylaw No. 3080 
 

Schedule B6 – Community Standards Bylaw  
Community Standards Bylaw 2018, No. 3075 

 
Column 1 

Offence 

Column 2 

Section 

Column 3 

Fine 

Failure to make an unoccupied 
property secure 

7, 10 $500.00 

Failure to make building repairs 
and/or prevent unauthorized entry or 
occupation within 24 hours of notice 
by Building Official 

7 $500.00 

Failure to demolish building within 48 
hours of issuance of a demolition 
permit 

11 $500 

Unsightly Property 4 (a) $100.00 

Nuisance In, About or Upon Property 4 (e) $100.00 

Graffiti 4 (a) $100.00 

Accumulation of Rubbish or 
Discarded Materials 

4 (a) $100.00 

Accumulation of Water on Premises 4 (b)  

Infestation 4 (c) $100.00 

Dead Landscaping/Noxious Weeds 4 (a) , 4 (d) $100.00 

Deposit Rubbish or Discarded 
Materials in a Public Place 

3 (a) $100.00 

Pollute Water in Public Place 3 (b) $100.00 

Damage Public Property 3 (c) $100.00 

Placement of Unauthorized Signage 3 (d) $100.00 

Obstruct Inspector 15 $100.00 
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CITY OF LANGLEY 

"The Place to Be!" 

 

REQUEST TO CONDUCT  

DOOR-TO-DOOR CANVASSING  

 

 

This application form is a request for permission to conduct door-to-door canvassing 

campaigns.  Canvassing shall not be permitted before 9:00 am or after 8:00 pm Mondays 

through Saturdays and not on Sundays or Statutory Holidays.  Canvassers are required to carry 

with them a copy of the approved application while they are working. 

You may submit your request in person, by mail to 20399 Douglas Crescent, Langley,  

BC  V3A 4B3 or by fax at 604-514-2838. 

 

Name of Group:  

Langley City Crime Prevention Task Group - “Know Your Neighbour Campaign” 
 

Duration of Canvass (exact dates to begin and end):  

Saturday, July 21, 2018 – 11am – 3pm 

Saturday, July 28, 2018 – 11am – 3pm 

 

Purpose of Campaign:   

An important goal of Langley City Council is to foster strong community ties among 

residents in the City of Langley. Neighbourhood safety is a team effort and it is evident 

that when residents work together to improve community safety it results in a reduction 

in crime.  

 

To realize this goal, the Task Group has developed the “Know Your Neighbour” 

campaign! An initiative that will have volunteers hitting the streets July 21 & July 28 

(11am-3pm), going door to door to educate residents one household at a time, about 

crime prevention strategies and to share tips about how to easily improve neighbourhood 

safety. We want residents to get to know one another and help us build a strong, safe 

community. 

 

If you’d like to volunteer to spread the message door to door, canvassers will be going 

out two Saturdays - July 21 and July 28, 11am - 3pm. Please contact Dave Selvage, 

Manager of Bylaw Enforcement by Friday, July 13 to sign up and help out! 

dselvage@langleycity.ca or 604-514-2822. 

 

Contact Information (mailing address/phone & fax numbers):  

City of Langley 

20399 Douglas Crescent 

Langley, BC V3A 4B3 

Ph: 604-514-2940 
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Special Olympics British Columbia 

210 – 3701 Hastings St., Burnaby, BC  V5C 2H6  Tel 604.737.3078  Toll-free 1.888.854.2276  www.specialolympics.bc.ca  

Email info@specialolympics.bc.ca  Facebook specialolympicsbc  Twitter @sobcsociety  
Created by the Joseph P. Kennedy Jr. Foundation for the benefit of persons with intellectual disabilities 

British Columbia 

2018 Global Day of Inclusion Proclamation by the City of Langley 

 

A Proclamation to declare July 21, 2018, as the “Global Day of Inclusion” in the City of Langley. 

WHEREAS, 2018 marks the 50th Anniversary of the global Special Olympics movement, with the first 

International Special Olympics Games being held on 20 July 1968 at Soldier Field in Chicago, Illinois, 

USA; and  

 

WHEREAS, Special Olympics’ vision for a more inclusive world has grown over 50 years to become a 

global movement for change and social justice that uses sport, health, and education to empower 

people with and without intellectual disabilities around the world; and 

 

WHEREAS, Special Olympics is the global leader - with more than five million participants in more than 

170 countries – in providing continuing opportunities through sports for people with intellectual 

disabilities to realize their potential, develop physical fitness, demonstrate courage, and experience joy 

and friendship; and 

 

WHEREAS, Special Olympics builds communities of understanding, inclusion, and respect; and 

 

WHEREAS, Special Olympics’ goal for the next 50 years is to end discrimination against people with 

intellectual disabilities; and 

 

WHEREAS, in July of 2018, Special Olympics will kick off a one-year 50th anniversary; and 

 

WHEREAS, Special Olympics is calling for people around the world to commit to making their 

communities more inclusive by joining in a “Global Day of Inclusion” on July 21, 2018;  

 

Let it be proclaimed by the City of Langley, B.C.,that members of this legislative body congratulate 

Special Olympics International on its 50th anniversary. The City of Langley, B.C. recognizes and applauds 

Special Olympics for 50 years of building a more inclusive world and empowering people with and 

without intellectual disabilities, and encourage the citizens of Langley of all ages to join in their local 

Special Olympics organizations’ activities on this day of celebration and unity.  

We hereby proclaim our support of Special Olympics British Columbia and declare July 21, 2018 as a 

“Global Day of Inclusion” in the City of Langley. 
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