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Township of

Langley

REPORT TO
MAYOR AND COUNCIL

Est. 1873
PRESENTED: JANUARY 27, 2025 - REGULAR MEETING REPORT: 25-07
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0165
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100267 AND
DEVELOPMENT PERMIT NO. 101270 (1342692 BC LTD.
/ COMMON GROUND / 6815 — 204 STREET)
PROPOSAL:

Application to amend the Central Gordon Estate Neighbourhood Plan and rezone approximately
0.6 ha (1.5 ac) of land located at 6815 — 204 Street to Comprehensive Development Zone
CD-212 to facilitate the development of 143 apartment units.

RECOMMENDATION SUMMARY:

That Council give first and second reading to Bylaws No. 6093 and 6094 subject to nine (9)
development prerequisites being satisfied prior to final reading; authorize issuance (at time of
final reading of Bylaw No. 6094) of Development Permit No. 101270; and that staff be authorized
to schedule the required Public Hearing.

RATIONALE:

The proposed development complies with the overall objectives of the Willoughby Community
Plan and Central Gordon Estate Neighbourhood Plan.

RECOMMENDATIONS:

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 No.
1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment (Central
Gordon Estate Neighbourhood Plan) Bylaw 2012 No. 4924 Amendment (1342692 BC Ltd.) Bylaw
No. 6093 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1342692 BC Ltd.)
Bylaw No. 6094 rezoning 0.6 ha (1.5 ac) of land located at 6815 — 204 Street to Comprehensive
Development Zone CD-212, subject to the following development prerequisites being satisfied to
the acceptance of the Township prior to final reading:

1. A Servicing Agreement being entered into with the Township to secure required road
and utility upgrades and extensions in accordance with the Township’s Subdivision and
Development Servicing Bylaw.

2. Provision of road dedications, widenings and necessary traffic improvements including
dedications in accordance with the Township’s Master Transportation Plan, Subdivision
and Development Servicing Bylaw and the Central Gordon Estate Neighbourhood Plan.

3. Submission of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw.
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4. Compliance with Age-Friendly Amenity Area requirements.

5. Provision of a final tree management plan incorporating tree retention, replacement,
protection details and security in compliance with the Subdivision and Development
Servicing Bylaw (Schedule | — Tree Protection).

6. Registration of a restrictive covenant acceptable to the Township identifying a minimum
of 10% of the apartment units in accordance with the Schedule 2 — Adaptable Housing
Requirements of the Township’s Official Community Plan.

7. Finalization of landscape and architectural plans.

8. Compliance with the Community Amenity Contributions Policy and the requirements of the
Willoughby Greenway Amenity Policy.

9. Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning
fees, Development Engineering and Green Infrastructure Services administration fees,
Development Works Agreement (DWA) and Latecomer charges and compliance with the
Township’s 5% Neighbourhood Park Land Acquisition Policy.

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment
(Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment (Central Gordon Estate
Neighourhood Plan) Bylaw 2012 No. 4924 Amendment (1342692 BC Ltd.) Bylaw No. 6093 is
consistent with the Township’s Five Year Financial Plan as updated annually and with Metro
Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid Waste
Resource Management Plan, Housing Needs Report and with the consultation requirement of
Official Community Plan Consultation Policy (07-160).

That Council at time of final reading of Rezoning Bylaw No. 6094 authorize issuance of
Development Permit No. 101270 subject to the following conditions:

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

b. Landscape plans being in substantial compliance with Schedule “B” and in compliance
with the Subdivision and Development Servicing Bylaw (Schedule | - Tree Protection), the
Township’s Street Trees and Boulevard Plantings Policy and Age-Friendly Amenity Area
requirements.

c. All signage being in compliance with Schedule “A” and the Township’s Sign Bylaw.

d. All rooftop mechanical equipment to be screened from view.

e. All refuse areas to be located in an enclosure and screened.

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

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

b. Completion of a site servicing and stormwater management plan in accordance with the
Subdivision and Development Servicing Bylaw.

c. On-site landscaping to be secured by letter of credit at building permit stage.

d. Written confirmation from the owner and landscape architect or arborist that tree
protection fencing identified in the tree management plan is in place.

e. Payment of supplemental development permit application fees, Development Cost
Charges and building permit administration fees.
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That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6093 and
6094 in conjunction with the hearing for the proposed Development Permit No. 101270.

EXECUTIVE SUMMARY:

1342692 BC Ltd. has applied to rezone approximately 0.6 ha (1.5 ac) of land located at

6815 — 204 Street to Comprehensive Development Zone CD-212 to facilitate the development of
143 apartment units in two 4-storey buildings. Additionally, to facilitate the development, the
applicant is requesting to amend the Central Gordon Estate Neighbourhood Plan (NP) to
redesignate the site from Townhouse A (15 UPA) to Medium Density Apartment (1.5 - 2.5 FSR).

A development permit (Attachment B) is being processed in conjunction with the rezoning
application to provide Council the opportunity to review the form and character of the proposed
development.

As the proposal is consistent with and supports the overall objectives of the Willoughby
Community Plan and Central Gordon Estate NP, staff recommend that Council consider the
neighbourhood plan amendment and rezoning request, subject to the completion of nine (9)
development prerequisites.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
Central Gordon Estate NP Amendment Bylaw No. 6093, Rezoning Bylaw No. 6094 and
Development Permit No. 101270.
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REFERENCE:
Owner: 1342692 BC Ltd.
5330 — 160 Street
Surrey, BC V3S 2J7
Agent: Common Ground Consulting
204, 15292 Croydon Drive
Surrey, BC V3Z 025
Legal Description: Lot 2 Section 14 Township 8 New Westminster District Plan
69173
Location: 6815 — 204 Street
Area: 0.6 ha (1.5 ac)
Existing Zoning: Suburban Residential Zone SR-2
Proposed Zoning: Comprehensive Development Zone CD-212

Willoughby Community Plan: Multi-Family

Central Gordon Estate Townhouse A (15 UPA) / Enhanced sidewalk
Neighbourhood Plan:

BACKGROUND/HISTORY:

e The subject lands are currently zoned Suburban Residential Zone SR-2 and designated
Townhouse A (15 UPA) / Enhanced sidewalk in the Central Gordon Estate
Neighbourhood Plan.

e The Townhouse A designation allows a bonus of up to 40 UPA if underground or
structured parking is provided for all units.

DISCUSSION/ANALYSIS:

e The applicant proposes two 4-storey buildings comprised of 143 units at a density of 1.62
FSR.

e To facilitate the development, the applicant has applied to redesignate the site from
Townhouse A to Medium Density Apartment (1.5 — 2.5 FSR).

e Staff do not object to the proposal as the current land use designation provides for up to
40 UPA if underground or shared parking is provided. A plan amendment is required to
accommodate the proposed change in form from townhouse to apartment.

Adjacent Uses:

Existing Use Neighbourhood Plan Existing Zoning
Designation
North & A property under active Townhouse (15 UPA) Suburban Residential
West: application (ToL Project No. SR-2
08-14-0224) for 100 unit
townhouse development
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South: 68 Avenue, beyond which is | Townhouse (20 UPA) Comprehensive
a townhouse development Development Zone CD-
37
East: A property part of a two-lot | Townhouse (20 UPA) Suburban Residential
assembly currently under SR-2
active application for 41
townhouse units (TOL
Project No. 08-14-0220)

Community / Neighbourhood Plan Amendment:

e The site is designated as Townhouse A (15 UPA) in Central Gordon Estate NP.
e The applicant has applied to redesignate the site to Medium Density Apartment (1.5 - 2.5
FSR) to facilitate the development.

Zoning Amendment:

¢ Bylaw No. 6094 proposes to rezone the site to a new Comprehensive Development Zone
CD-212 which permits a 1.6 FSR to facilitate the two proposed 4-storey buildings
comprised of 143 apartment units.

e The CD-212 zone limits buildings to a 4-storey maximum height.

e The project complies with the provisions of the site’s proposed Comprehensive
Development Zone CD-212 zoning in terms of siting, site coverage, height, use and
density.

Development Permit:

e The subject site is located in Development Permit Area ‘B’ — Residential (for form and
character) in the Willoughby Community Plan. Proposed Development Permit No. 101270
is attached to this report and includes renderings, site plans, building elevations and
landscape plans.

¢ To respond to the grade, adjacent developments and to consider views, the proposed
apartment buildings are designed to step down the slope and present a 3-storey form to
204 Street and to the northern property line. Along 68 Avenue, the fourth floor is
recessed to present a 3-storey form to 68 Avenue.

¢ Vehicular access to the site is proposed from 68 Avenue.

¢ Finalization of the architectural and landscape plans to form the final development permit
prior to final reading has been included as a rezoning development prerequisite.

Community Amenity Contributions:

The Community Amenity Contributions (CAC) Policy applies to the subject rezoning and specifies
target contribution amounts based on unit types.

Section 5.2.g of the Community Amenity Policy outlines where an application includes an
increase in the residential density beyond that established in the plan, an additional $25 per
square foot per Apartment (6-storeys or less) is applicable. The proposed plan amendment
results in an additional 61,826 ft? of achievable floor space. Based on current rates, the CAC
calculation for this proposal is as follows:
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Count Rate Total
Low Rise Apartments 143 $11,000 / unit $1,573,000
(6-storeys or less)
FSR exceeding Central Gordon 61,826 ft? $25 / ft? $1,070,975
Estate NP max
Total $2,643,975

Tree Protection / Replacement:

The applicant has submitted tree management plans indicating the following:

Significant | Significant | Replacement Replacement Street Total Trees
Trees on Trees Trees Trees Trees Post
Site Retained Required Provided Provided | Development
7 0 46 46 11 57

e The landscape plans propose extensive plantings of trees, shrubs, and groundcovers
within the site and within road boulevards. Finalization of landscaping details has been
included as a development prerequisite.

Policy Considerations:

The proposed Central Gordon Estate Neighbourhood Plan amendment, rezoning and
development permit application facilitates:

o development of two 4-storey buildings comprised of 143 apartment units
e an amendment to the plan to redesignate the site to Medium Density Apartment
(1.5-2.5FSR)

The proposal is consistent with the overall goals and objectives of the Willoughby Community
Plan and Central Gordon Estate Neighbourhood Plan. Staff recommend that Council give first
and second reading to Bylaws No. 6093 and 6094 (subject to nine (9) development prerequisites)
and authorize staff to schedule the required Public Hearing for Central Gordon Estate
Neighbourhood Plan Amendment Bylaw No. 6093 and Rezoning Bylaw No. 6094.

Respectfully submitted,

Ruby Sandher

SENIOR PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A
ATTACHMENT B

Maps and Graphics
Development Permit N0.101270
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AERIAL PHOTO
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ZONING BYLAW NO. 2500
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RENDERINGS — SUBMITTED BY APPLICANT
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RENDERINGS — SUBMITTED BY APPLICANT
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SITE PLAN — SUBMITTED BY APPLICANT
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY ATTACHMENT B
Development Permit No. 101270

This Permit is issued this day of , 2025 to:

1. Name: 1342692 BC Ltd.

Address: 5330 — 160 Street
Surrey, BC V3S 2J7

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

LEGAL DESCRIPTION: Lot 2 Section 14 Township 8 New Westminster District Plan
69173
CIVIC ADDRESS: 6815 — 204 Street

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

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

b. Landscape plans being in substantial compliance with Schedule “B” and in
compliance with the Subdivision and Development Servicing Bylaw
(Schedule | - Tree Protection), the Township’s Street Trees and Boulevard Plantings
Policy and Age-Friendly Amenity Area requirements.

c. All signage being in compliance with Schedule “A” and the Township’s Sign Bylaw.

d. All rooftop mechanical equipment to be screened from view.

e. Allrefuse areas to be located in an enclosure and screened.

Although not part of the development permit requirements, the applicant is advised that
prior to issuance of a building permit, the following items will need to be finalized:
a. Completion of an erosion and sediment control plan and provision of security in
accordance with the Erosion and Sediment Control Bylaw.
b. Completion of a site servicing and stormwater management plan in accordance with
.the Subdivision and Development Servicing Bylaw.
c. On-site landscaping to be secured by letter of credit at building permit stage.
d. Written confirmation from the owner and landscape architect or arborist that tree
protection fencing identified in the tree management plan is in place.
e. Payment of supplemental development permit application fees, Development Cost
Charges, and building permit administration fees.

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

This Permit is not a Building Permit.
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All developments forming part of this Development Permit shall be substantially
commenced within two years after the date the Development Permit is issued.

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

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

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

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2025.
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F.2

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (CENTRAL GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 2012
NO. 4924
AMENDMENT (1342692 BC LTD.) BYLAW NO. 6093

EXPLANATORY NOTE

Bylaw No. 6093 amends the Central Gordon Neighbourhood Plan for 0.6 ha (1.5 ac) of land
located at 6815 — 204 Street to ‘Medium Density Apartment (1.5 — 2.5 FSR)’ designation.
The amendment is required to facilitate the development of two apartment buildings
comprised of 143 apartment units.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (CENTRAL GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 2012
NO. 4924
AMENDMENT (1342692 BC LTD.) BYLAW NO. 6093

A Bylaw to amend Central Gordon Estate Neighbourhood Plan No. 4924

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting
Assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan
Bylaw 1979 No. 1842 (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Central Gordon Estate Neighbourhood Plan) Bylaw 2012 No. 4924
Amendment (1342692 BC Ltd.) Bylaw No. 6093".

2. Langley Official Community Official Community Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 Amendment No. 3800
(Central Gordon Estate Neighbourhood Plan) Bylaw 2012 No. 4924 as amended
is further amended by:

a. Amending Map 1 to redesignated lands shown in Schedule “A” to Medium
Density Apartment (1.5 — 2.5 FSR).

READ A FIRST TIME the day of , 2025.
READ A SECOND TIME the day of , 2025.
PUBLIC HEARING HELD the day of , 2025.
READ A THIRD TIME the day of , 2025.
ADOPTED the day of , 2025.

Mayor Township Clerk

F.2 - Page 49



F.2

Bylaw No. 6093
Page 2

SCHEDULE 'A’
BYLAW NO. 6093

I
LOT 2 SECTION 14 TOWNSHIP 8 NEW WESTMINSTER DISTRICT PLAN 69173 |E
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1342692 BC LTD.) BYLAW NO. 6094

EXPLANATORY NOTE

Bylaw No. 6094 rezones 0.6 ha (1.5 ac) of land located at 6815 — 204 Street from Suburban
Residential Zone SR-2 to Comprehensive Development Zone CD-212 to accommodate the
development of 143 apartment units.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1342692 BC LTD.) BYLAW NO. 6094

A Bylaw to amend Township of Langley Zoning Bylaw 1987 No. 2500

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting
Assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (1342692 BC Ltd.) Bylaw No. 6094".

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by:

a. Adding to the Table of Contents and Section 104.1 — Zones the words
“Comprehensive Development Zone CD-212" after the words “Comprehensive
Development Zone CD-211"

b. Adding to Section 110.1 after the words “CD-211" the words “CD-212 — 0.4 ha”

c. Adding after Section 1111 “Comprehensive Development Zone CD-212" the
following as Section 1112 “Comprehensive Development Zone CD-211"

1112 COMPREHENSIVE DEVELOPMENT ZONE CD-212

Uses Permitted

1112.1 In the CD-212 Zone only the following uses are permitted and all other uses are
prohibited:
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) apartments
Density

1112.2 The maximum floor space ratio of all buildings located on lands zoned CD-212 shall
not exceed 1.62 FSR.

Lot Coverage

1112.3 Buildings and structures shall not cover more than 55% of the lot area.

Siting of Buildings and Structures

1112.4  Siting of buildings and structure shall be in accordance with the provisions of the
Development Permit.
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Height of Buildings and Structures

1112.5 The height of buildings and structures shall not exceed four storeys, plus a rooftop-
enclosure to access rooftop amenity.

Parking and Loading

1112.6  Parking and loading shall be provided in accordance with Section 107

Subdivision Requirements

1112.7  All lots created by subdivision shall comply with Section 110 of this Bylaw and the
Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended.

Landscaping, Screening and Fencing

1112.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance
with Section 111 and the provisions of a Development Permit.

Age-Friendly Amenity

1112.9  Age-Friendly Amenity Areas shall be provided in accordance with Section 111.5 and
in accordance with the Development Permit.

Development Permit Requirements

1112.10 An application for a Development Permit shall be submitted to Council for its
consideration prior to issuance of a Building Permit.

3. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by rezoning the lands described as:

Lot 2 Section 14 Township 8 New Westminster District Plan 69173

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-212.

READ A FIRST TIME the day of , 2025.
READ A SECOND TIME the day of , 2025.
PUBLIC HEARING HELD the day of , 2025.
READ A THIRD TIME the day of , 2025.
ADOPTED the day of , 2025.

Mayor Township Clerk
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SCHEDULE 'A’
BYLAW NO. 6094

I
LOT 2 SECTION 14 TOWNSHIP 8 NEW WESTMINSTER DISTRICT PLAN 69173
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	The proposed development complies with the overall objectives of the Willoughby Community Plan and Central Gordon Estate Neighbourhood Plan.
	RECOMMENDATIONS:
	BACKGROUND/HISTORY:
	DISCUSSION/ANALYSIS:



