E.9

REPORT TO
MAYOR AND COUNCIL

PRESENTED: JUNE 15, 2026 - REGULAR MEETING REPORT: 26-65
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-01-0112
SUBJECT: HERITAGE ALTERATION PERMIT APPLICATION NO. 101502

(PRO EDGE DEVELOPMENTS / 21528 OLD YALE ROAD)

PROPOSAL:

Heritage Alteration Permit application to facilitate construction of a small-scale multi-unit
housing development consisting of two dwelling units at 21528 Old Yale Road.

RECOMMENDATION SUMMARY:

That Council authorize issuance of Heritage Alteration Permit No. 101502 subject to six (6)
conditions.

RATIONALE:

The proposal complies with the Murrayville Heritage Conservation Area policies and
requirements, as outlined in the Murrayville Community Plan.

RECOMMENDATION:

That Council authorize issuance of Heritage Alteration Permit No. 101502 for the property
located at 21528 Old Yale Road to facilitate construction of a small-scale multi-unit housing
development consisting of two dwelling units, subject to the following conditions:

a. Building plans being in substantial compliance with Schedule “A” including demolition of
existing single family home.

b. On-site landscape plans and tree management plans being in substantial compliance
with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy.

c. Section 301.5 (1)(a) Siting of Buildings and Structures of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum setback from the front lot line
in Suburban Residential Zone SR-1 from 9.75 m (32.0 ft) to 6.6 m (21.7 ft), as shown in
Schedule “A”.

d. Section 104.4(1) Siting Exceptions of Township of Langley Zoning Bylaw 1987 No. 2500
being varied to increase the siting exception for eaves from 0.6 m to 0.8 m, as shown on
Schedule “A”.

e. Section 301.5 (1)(c) Siting of Buildings and Structures of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum setback from the interior side
lot line in Suburban Residential Zone SR-1 from 3.0 m (9.8 ft) to 1.9 m (6.2 ft), as shown
on Schedule “A”.

f. Section 301.4 (1) Lot Coverage of Township of Langley Zoning Bylaw 1987 No. 2500
being varied from increase the lot coverage from 33% of the lot area to 36.3% in
Suburban Residential Zone SR-1.
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Although not part of the heritage alteration permit requirements, the applicant is advised that
prior to issuance of a building permit the following items will need to be finalized:

a. Issuance of a demolition permit for the existing single family home.

b. Completion of a Servicing Agreement with the Township to secure required road and
utility upgrades and extensions, including Old Yale Road and the lane in accordance
with the Township’s Subdivision and Development Servicing Bylaw.

c. Tree retention, replacement and protection in compliance with the Township’s
Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection) being
secured by letter of credit, including payment of associated administration fees.

d. Landscaping and boulevard treatment being secured by letter of credit at the building
permit stage.

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

f. Payment of applicable administration fees, Murrayville Pedestrian Overpass fee and
Heritage Alteration Permit fees.

g. Payment of applicable Development Cost Charges and building permit administration
fees.

h. Installation of an on-site infiltration system in accordance with the Subdivision and
Development Servicing Bylaw.

i. Registration of a statutory right-of-way over the 3.0 m x 3.0 m corner cut at the
intersection of the two lanes.

j. Registration of a restrictive covenant, pursuant to Section 219 of the Land Title Act, to
require individual on-site infiltration systems.

k. Registration of rights-of-ways / easements / restrictive covenants as required resulting
from design review.

EXECUTIVE SUMMARY:

Pro Edge Developments has applied for a Heritage Alteration Permit to facilitate the demolition
of the existing single family home and construction of a two dwelling unit small-scale multi-unit
housing development at 21528 Old Yale Road. As the subject property is located within the
Murrayville Heritage Conservation Area, Council issuance of a Heritage Alteration Permit is
required.

The applicant is requesting variances to the Suburban Residential Zone SR-1 to reduce the
minimum setback from the front lot line from 9.75 m (32.0 ft) to 6.6 m (21.7 ft), to reduce the
minimum setback from the interior side lot line from 3.0 m (9.8 ft) to 1.9 m (6.2 ft) and increase
the lot coverage from 33% of the lot area to 36.3%. The applicant is also requesting a variance
to increase the siting exception for the eaves from 0.6 m to 0.8 m. Staff recommend Council
authorize issuance of Heritage Alteration Permit No.101502 subject to six (6) conditions, noting
the eleven (11) conditions to be completed prior to issuance of a Building Permit.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
proposed Heritage Alteration Permit No. 101502 in Murrayville.
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REFERENCE:
Owner: Pro Edge Developments Ltd.
2613 Klassen Court
Coquitlam, BC V3C 522
Agent: Christophe Vaissade Designs Inc.
1933 Yukon Avenue
Port Coquitlam, BC V3C 0G5
Legal Description: Lot 1 Section 1 Township 8 New Westminster
District Plan 10655
Civic Address: 21528 Old Yale Road
Area: 629 m?2 (6,771 ft?)
Murrayville Community Plan: Single Family Two
Murrayville Heritage Conservation Area
Existing Zoning: Suburban Residential Zone SR-1

BACKGROUND/HISTORY:

e The subject site is zoned Suburban Residential Zone SR-1, desighated Single Family
Two in the Murrayville Community Plan (Attachment B) and located in the Murrayville
Heritage Conservation Area.

e On November 18, 2024, the Township of Langley Zoning Bylaw 1987 No. 2500 was
amended to permit the small-scale multi-unit housing (SSMUH) development use in
eligible zones, including the Suburban Residential Zone SR-1, subject to conditions
incorporated into the definition under Section 102. The proposed two dwelling unit
SSMUH development meets the conditions.

e On April 27, 2026, the Township-wide SSMUH Development Permit Area was adopted
by Council to establish objectives and guidelines for form and character of SSMUH on
eligible lots. Consistent with the Murrayville Heritage Conservation Area requirements,
the applicant has reviewed the SSMUH DP guidelines and confirms the proposal is in
substantial compliance.

DISCUSSION/ANALYSIS:

o Pro Edge Development Ltd. has applied for a Heritage Alteration Permit to facilitate
demolition of the existing single family home and construction of a two dwelling unit
small-scale multi-unit housing development in the Murrayville Heritage Conservation
Area.

Adjacent Uses:

Existing Use Murrayville Community Existing Zoning
Plan Designation

North: | Old Yale Road, a protected Single Family Two Residential Zone R-1D
road on the scheduled
heritage appendix in the
Murrayville Community Plan,
beyond which are residential
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properties in the Heritage
Conservation Area

South: | A lane, beyond which are Single Family Two Suburban Residential
residential properties in the Zone SR-1
Heritage Conservation Area

East: A lane, beyond which is the Institutional Civic Institutional Zone
Sharon Presbyterian Church, P-1
a protected scheduled
heritage property in the
Murrayville Community Plan

West: A residential property in the Single Family Two Suburban Residential
Heritage Conservation Area Zone SR-1

Heritage Alteration Permit:

The site is located in the Murrayville Heritage Conservation Area. The Murrayville
Heritage Conservation Area Design Guidelines provide guidance for new construction to
respect the heritage character of the area.

The proponent has proposed vehicular access via a rear lane to be constructed as noted
in Attachment A.

The subject proposal was reviewed by the Heritage Review Panel (HRP) on March 25,
2026, with the comments endorsed by the Heritage Advisory Committee (HAC) on April
1, 2026.

The proponent has responded to the recommendations of the HAC by increasing the
overhang on the east and north gables, adjusting the position and scale of the east
gable and windows on the second storey to align with the porch below, increasing the
size of the porch posts, adding lighting to the front entrances and replacing the windows
on the north facing gable with a centralized window aligned with the door below.

To facilitate the Heritage Alteration Permit, the applicant is requesting variances to the
Suburban Residential Zone SR-1 to reduce the minimum setback from the front lot line
from 9.75 m (32.0 ft) to 6.6 m (21.7 ft), reduce the minimum setback from the interior
side lot line in the zone from 3.0 m (9.8 ft) to 1.9 m (6.2 ft) and increase the lot coverage
of the zone from 33% of the lot area to 36.3%. The applicant is also requesting a
variance to increase the siting exception for the eaves from 0.6 m to 0.8 m.

The applicant has provided a rationale for the proposed variances to support site
planning and building design in alignment with the surrounding streetscape and Heritage
Conservation Area design guidelines on the irregularly shaped lot (Attachments A and
C).

Heritage Alteration Permit No. 101502 (Attachment A) includes a rendering, site plans,
building elevations and landscaping plans.

Tree Protection / Replacement:

The applicant has submitted preliminary tree management plans indicating the following:

Significant | Significant | Replacement | Replacement Street Total Trees
Trees on Trees Trees Trees Trees Post
Site Retained Required Provided Proposed | Development
0 0 5 5 2 7
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¢ The landscape plans propose plantings of trees, shrubs and groundcovers within the
site. Finalization of landscaping details has been included as a condition of the Heritage
Alteration Permit.

Policy Considerations:

The proposed Heritage Alteration Permit facilitates demolition of the existing single family home
and construction of a two dwelling unit small-scale multi-unit housing development. As the site is
located in the Murrayville Heritage Conservation Area, issuance of a Heritage Alteration Permit
is required and is included as Attachment A.

The proposal includes siting and lot coverage variances to facilitate site planning and building

design in alignment with the surrounding streetscape and Heritage Conservation Area design
guidelines on the irregularly shaped lot.

Respectfully submitted,

Lindsay Roberts

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Heritage Alteration Permit No. 101502
ATTACHMENT B Maps and Graphics

ATTACHMENT C Letter of Rationale
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ATTACHMENT A
THE CORPORATION OF THE TOWNSHIP OF LANGLEY
Heritage Alteration Permit No. 101502

This Permit is issued this day of , 2026 to:

1. NAME: Pro Edge Developments Ltd.

ADDRESS: 2613 Klassen Court
Port Coquitlam, BC V3C 522

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 1 Section 1 Township 8 New Westminster District Plan 10655

CIVIC ADDRESS: 21528 Old Yale Road
Langley, BC V3A 4M8

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 and
subject to the following conditions being satisfied to the acceptance of the Township:

a. Building plans being in substantial compliance with Schedule “A” including demolition of
existing single family home.

b. On-site landscape plans and tree management plans being in substantial compliance
with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy.

c. Section 301.5 (1)(a) Siting of Buildings and Structures of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum setback from the front lot line
in Suburban Residential Zone SR-1 from 9.75 m (32.0 ft) to 6.6 m (21.7 ft), as shown in
Schedule “A”.

d. Section 104.4(1) Siting Exceptions of Township of Langley Zoning Bylaw 1987 No.
2500 being varied to increase the siting exception for eaves from 0.6 m to 0.8 m, as
shown on Schedule “A”.

e. Section 301.5 (1)(c) Siting of Buildings and Structures of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum setback from the interior side
lot line in Suburban Residential Zone SR-1 from 3.0 m (9.8 ft) to 1.9 m (6.2 ft), as
shown on Schedule “A”.

f. Section 301.4 (1) Lot Coverage of Township of Langley Zoning Bylaw 1987 No. 2500
being varied from increase the lot coverage from 33% of the lot area to 36.3% in
Suburban Residential Zone SR-1.

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

a. Issuance of a demolition permit for the existing single family home.

b. Completion of a Servicing Agreement with the Township to secure required road and
utility upgrades and extensions, including Old Yale Road and the lane in accordance
with the Township’s Subdivision and Development Servicing Bylaw.
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c. Tree retention, replacement and protection in compliance with the Township’s
Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection) being
secured by letter of credit, including payment of associated administration fees.

d. Landscaping and boulevard treatment being secured by letter of credit at the building
permit stage.

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

f. Payment of applicable administration fees, Murrayville Pedestrian Overpass fee and
Heritage Alteration Permit fees.

g. Payment of applicable Development Cost Charges and building permit administration
fees.

h. Installation of an on-site infiltration system in accordance with the Subdivision and
Development Servicing Bylaw.

i. Registration of a statutory right-of-way over the 3.0 m x 3.0 m corner cut at the
intersection of the two lanes.

J.  Registration of a restrictive covenant, pursuant to Section 219 of the Land Title Act, to
require individual on-site infiltration systems.

k. Registration of rights-of-ways / easements / restrictive covenants as required resulting
from design review.

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.

All developments forming part of this heritage alteration permit shall be substantially
commenced within two years after the date the heritage alteration 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 , 2026.
Attachments:

SCHEDULE A Architectural Drawings
SCHEDULE B Landscape Drawings
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ATTACHMENT B

SUBJECT

AERIAL CONTEXT MAP
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SUBJECT
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SUBJECT
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SUBJECT ol

ZONING BYLAW NO. 2500
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SITE PLAN — SUBMITTED BY APPLICANT
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RENDERING — SUBMITTED BY APPLICANT
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ELEVATIONS — SUBMITTED BY APPLICANT
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ELEVATIONS — SUBMITTED BY APPLICANT
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Jun 3, 2026

Township of Langley Development Department
20338 65 Ave

Langley, BCV2Y 3J1

Re: Variance Letter
Subject Site - 21528 Old Yale Road, Langley
Subject Zone - SR-1

On behalf of Christophe Vassaide Designs Inc., we are submitting this variance letter to
be read in conjunction with the new and revised documents.
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We are requesting variances to the required North (front) and West (right) setbacks for
the proposed duplex development. We are also requesting a variance to the maximum
lot coverage.

The SR-1 zone requires a 9.75 m front yard setback. We are requesting a reduced front
setback of 6.65 m, representing a relaxation of 3.10 m. The subject property is uniquely
affected by its location along Old Yale Road, where properties directly across the street
are zoned R1-D and require front setbacks between 6.0 m and 7.5 m. This zoning
interface creates a site-specific hardship, as strict compliance with the SR-1 requirement
would result in a building significantly recessed relative to the prevailing streetscape. The
proposed setback reduction restores visual continuity along the street and enables the
inclusion of a covered porch along the North and east fagade, which was requested as
part of the application to better reflect the surrounding heritage architecture within the
Murrayville Heritage Conservation Area.

The SR-1 zone also requires a 3.0 m interior side yard setback. We are requesting a
reduction to 1.90 m, a relaxation of 1.10 m. This setback reduction is necessary to
accommodate heritage-consistent building massing and the continuation of the covered
porch along the east fagade, which increases the building’s effective width while
maintaining a simplified roofline and overall heritage-appropriate form. Without the
requested side yard relaxation, the porch element and associated heritage detailing
could not be incorporated in a functional and proportionate manner. The proposed side
yard maintains adequate separation from neighbouring buildings and avoids adverse
impacts to access.

In addition, the SR-1 zone permits a maximum lot coverage of 33% (2,234 sq. ft.). We
are proposing a lot coverage of 2,456 sq. ft., requiring a relaxation of 222 sq. ft. The
additional coverage is necessary to accommodate the duplex building form, including the
wrap-around porch, while maintaining appropriate interior space and heritage-aligned
massing. The increase in lot coverage is modest and does not adversely affect
neighbouring properties or the overall streetscape.

The requested variances arise from site-specific conditions, including the zoning
interface across Old Yale Road and the heritage design requirements of the Murrayville
Heritage Conservation Area. The proposed relaxations maintain compatibility with
surrounding properties and are necessary to achieve a context-sensitive,
heritage-appropriate design. We respectfully request approval

Christophe Vaissade
President of Christophe Vaissade Designs Inc.
Residential Building Designer, ASTTBC
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