G.A1

REPORT TO
MAYOR AND COUNCIL

PRESENTED: DECEMBER 15, 2025 - REGULAR MEETING REPORT: 25-197
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 10-24-0107
SUBJECT: REZONING APPLICATION NO. 100721 AND

DEVELOPMENT PERMIT APPLICATION NO. 101430 (LA
TERRA DEVELOPMENT LTD. / 26090 — 30A AVENUE)

PROPOSAL:

Application to rezone 4 ha (10 ac) of land located at 26090 — 30A Avenue to General Industrial
Zone M-2 and issue a Development Permit (including building height variance) to facilitate
development of a 21,005 m? (226,100 ft?) industrial warehouse building.

RECOMMENDATION SUMMARY:

That Council give first, second and third reading to Bylaw No. 6174 subject to nine (9)
development prerequisites being satisfied prior to final reading and authorize issuance (at time of
final reading of Bylaw No. 6174) of Development Permit No. 101430.

RATIONALE:
The proposed development complies with the Aldergrove Community Plan.

RECOMMENDATIONS:

That Council give first, second and third reading to Township of Langley Zoning Bylaw 1987 No.
2500 Amendment (La Terra Development Ltd.) Bylaw No. 6174 rezoning 4 ha (10 ac) of land
located at 26090 — 30A Avenue to General Industrial Zone M-2 to facilitate development of a
21,005 m? (226,100 ft?) industrial warehouse building, 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 and the Addendum to the Bertrand Creek ISMP by KWL
dated November 25, 2013.

2. Provision of road dedications, widenings and necessary traffic improvements for 29
Avenue and 30A Avenue in accordance with the Township’s Master Transportation
Plan, Subdivision and Development Servicing Bylaw and Aldergrove Community Plan.

3. Submission of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw.

4. 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).

5. Registration of a restrictive covenant prohibiting clearing of the site (with the exception
of servicing access areas) until such time as a final tree management plan
incorporating tree retention replacement, protection details and security in compliance
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with the Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection)

is accepted by the Township.

Finalization of landscape and architectural plans.

Approval of the Rezoning Bylaw by the Ministry of Transportation and Transit (MOTT).

Issuance of a Streamside Protection and Enhancement Development Permit including

all required environmental compensation measures and approvals from the Township

and relevant senior government agencies.

9. Payment of applicable supplemental Rezoning fees, Development Engineering and
Green Infrastructure Services administration fees, Development Works Agreement
(DWA) and Latecomer charges.

© N

That Council at time of final reading of Rezoning Bylaw No. 6174 authorize issuance of
Development Permit No. 101430 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 the
Subdivision and Development Servicing Bylaw (Schedule | - Tree Protection) and the
Township’s Street Trees and Boulevard Plantings Policy.

c. Section 702.6 — Height of Building and Structures of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to increase the maximum building height from
12.0 m (39.4 ft) to 13.7 m (44.9 ft) as indicated in Schedule “A”.

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

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

f. All refuse areas to be located in buildings and/or in enclosures 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. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy.

f. Payment of supplemental development permit application fees, Development Cost
Charges and building permit administration fees.

EXECUTIVE SUMMARY:

Lorval Developments Ltd. has applied on behalf of the owner to rezone 4 ha (10 ac) of land
located at 26090 — 30A Avenue to General Industrial Zone M-2 to facilitate development of a
21,005 m? (226,100 ft?) industrial warehouse building.

A development permit (Attachment A) is being processed in conjunction with the rezoning
application to provide Council with the opportunity to review the form and character of the
proposed development that includes a variance to increase the maximum building height from
12.0 m (39.4 ft) to 13.7 m (44.9 ft).
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As the proposed development is consistent with the Aldergrove Community Plan, staff
recommend that Council support the rezoning request, subject to the completion of nine (9)
development prerequisites. Staff also recommend that Council authorize issuance (at time of final
reading of Bylaw No. 6174) of Development Permit No. 101430.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
proposed Rezoning Bylaw No. 6174 and Development Permit No. 101430.
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REFERENCE:
Owner: La Terra Development Ltd.
9785 — 201 Street
Langley, BC V1M 3E7
Agent: Lorval Developments Ltd.

Legal Description:

Location and Lot Area:
Existing Zoning:

Proposed Zoning:

9785 — 201 Street

Langley, BC V1M 3E7

1590

Aldergrove Community Plan: Industrial

BACKGROUND/HISTORY:

e The subject property located at 26090 — 30A Avenue is zoned Suburban Residential Zone

SR-2 and designated Industrial in the Aldergrove Community Plan.
e The site is in Development Permit Area ‘C’ — Industrial in the Aldergrove Community Plan.
e The site is currently vacant.

DISCUSSION/ANALYSIS:

26090 — 30A Avenue (4 ha (10 ac))

Suburban Residential Zone SR-2

General Industrial Zone M-2

G.A1

Lot 8 Section 24 Township 10 New Westminster District Plan

e Lorval Developments Ltd. has applied on behalf of the owner to rezone 4 ha (10 ac) of
land located at 26090 — 30A Avenue to General Industrial Zone M-2 to facilitate
development of a 21,005 m? (226,100 ft?) industrial warehouse building.

¢ The proposed development includes a variance to increase the maximum building height
in the General Industrial Zone M-2 from 12.0 m (39.4 ft) to 13.7 m (44.9 ft).

e The proposal also includes provision of a 0.9 m (3.0 ft) dedication along the full frontage

of 30A Avenue and a 4.9 m (16.0 ft) dedication along the full frontage of 29 Avenue.

¢ Vehicular access to the site is proposed from 30A Avenue and 29 Avenue.
e The proposal is consistent with the Aldergrove Community Plan and is compliant with the
General Industrial Zone M-2, with the exception of the proposed building height variance.

Adjacent Uses:

with existing industrial buildings. Properties
(26013, 26137 and 26153 — 30A Avenue)

currently under application (ToL Project No.

10-24-0109) for a development permit to
facilitate installing mobile docks and office
trailers.

Existing Use: Aldergrove Existing
Community Plan Zoning:
Designation:
North: | 30A Avenue, beyond which are properties Industrial General

Industrial Zone

M-2
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South: | A vacant property and a property with an Industrial Suburban
existing single family dwelling. Residential
Zone SR-2
East: | A property with two existing industrial Industrial General
buildings. Industrial Zone
M-2
West: | A vacant property currently under application | Industrial General
(TOL Project No. 10-24-0092) for a Industrial Zone
development permit to facilities two industrial M-2
warehouse buildings.

Zoning Amendment:

o Bylaw No. 6174 rezones 4 ha (10 ac) of land located at 26090 — 30A Avenue to General
Industrial Zone M-2 to facilitate development of a 21,005 m? (226,100 ft?) industrial
warehouse building.

e The proposal complies with the provisions of the General Industrial Zone M-2, except for
the proposed variance to increase the maximum building height from 12.0 m (39.4 ft) to
13.7 m (44.9 ft).

Development Permit No. 101430:

e The subject site is located in Development Permit Area ‘C’ — Industrial in the Aldergrove
Community Plan.

e Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw), delegated
issuance of Development Permits for industrial developments within the Aldergrove
Community Plan area to a delegated staff official. Development Permit No. 101430 has
been included for Council consideration as it includes a building height variance.

¢ Proposed Development Permit No. 101430, inclusive of the proposed building height
variance, is attached to this report (Attachment A) and includes site plans, building
elevations, renderings and landscape plans.

e The proposed industrial warehouse building is rectangular in shape with a height of 13.7
m (44.9 ft) and a level floor to maximize efficiency in storage and operational activities.

e Development Permit No. 101430 will be further reviewed to ensure compliance with
landscaping, tree and stormwater detention requirements. Resolution of these matters
may result in modifications to the site layout including the servicing and stormwater
detention configuration.

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

Development Variance Permit:

e The applicant is seeking to vary Section 702.6 — Height of Buildings and Structures of
Township of Langley Zoning Bylaw 1987 No. 2500 to increase the maximum building
height from 12.0 m (39.4 ft) to 13.7 m (44.9 ft).

e According to the applicant:

“While serious and significant attempts have been made to comply with the maximum
height requirements of the Township’s Zoning Bylaw, there continues to be a need for a
variance, as reflected in the attached DVP application, in order to accommodate the
proposed industrial functions and associated machinery within the building for an efficient
and economically viable industrial operation, particularly storage and warehousing using
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state-of-the-art machinery and equipment in today’s competitive market, pursuant to the
permitted uses of the site’s proposed zoning and the overall vision of the Aldergrove
Community Plan.”

¢ Staff do not object to the proposed variance, noting the site slopes downward from north
to south by approximately 8.0 m (26.2 ft). To mitigate potential visual and massing
impacts associated with the increased building height, the applicant has incorporated
several design measures, including introducing a stepped building form on the south side
along 29 Avenue and lowering the building on the north side along 30A Avenue.

Streamside Development Permit:

e Dedication and construction of the north half of 29 Avenue is required as a condition of
the proposed development. A watercourse and associated wetland have been identified
on the south side of 29 Avenue and will require environmental compensation, as well as
approvals from the Township and applicable senior government agencies, prior to
securing construction of 29 Avenue.

e Staff understand the proponent is in the process of preparing a comprehensive
Streamside Development Permit application.

¢ Issuance of a Streamside Development Permit, together with all required senior
government approvals, is included as a development prerequisite for the rezoning bylaw.

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 Provided | Development
0 0 298 298 25 323

The landscape plans propose extensive plantings of trees, shrubs, and groundcovers within the
site and road boulevards. Finalization of landscape plans is included as a development
prerequisite for the rezoning bylaw.

Policy Considerations:

The proposed rezoning will facilitate development of a 21,005 m? (226,100 ft?) industrial
warehouse building on the site located at 26090 — 30A Avenue. Staff recommend that Council
give first, second and third reading to Bylaw No. 6174 (subject to nine (9) development
prerequisites) and authorize issuance (at time of final reading of Bylaw No. 6174) of

accompanying Development Permit No. 101430.

Respectfully submitted,

Alex Rowley

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A
ATTACHMENT B

Development Permit No. 101430
Maps and Graphics

G.1-Page 6




G.A1

ATTACHMENT A
THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Permit No. 101430

This Permit is issued this day of , 2025 to:

1. Name: La Terra Development Ltd.

Address: 9785 — 201 Street
Langley, BC V1M 3E7

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 8 Section 24 Township 10 New Westminster District Plan
1590
CIVIC ADDRESS: 26090 — 30A Avenue

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 of
Langley:

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

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

c. Section 702.6 — Height of Building and Structures of Township of Langley Zoning Bylaw
1987 No. 2500 being varied to increase the maximum building height from 12.0 m (39.4
ft) to 13.7 m (44.9 ft) as indicated in Schedule “A”.

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

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

f. All refuse areas to be located in buildings and/or in enclosures 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.

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

Written confirmation from the owner and landscape architect or arborist that tree

protection fencing identified in the tree management plan is in place.

e. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy.

f. Payment of supplemental development permit application fees, Development Cost
Charges and building permit administration fees.

e o
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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 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.
Attachments:

SCHEDULE A Architectural Drawings
SCHEDULE B Landscape Drawings
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ATTACHMENT B

SUBJECT

AERIAL CONTEXT MAP
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SUBJECT

ALDERGROVE COMMUNITY PLAN
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SUBJECT

ZONING BYLAW NO. 2500
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SITE PLAN — SUBMITTED BY APPLICANT
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RENDERINGS — SUBMITTED BY APPLICANT
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (LA TERRA DEVELOPMENT LTD.) BYLAW NO. 6174

EXPLANATORY NOTE

Bylaw No. 6174 rezones land located at 26090 — 30A Avenue to General Industrial Zone M-2
to facilitate development of an industrial warehouse building.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500

G.A1

AMENDMENT (LA TERRA DEVELOPMENT LTD.) BYLAW NO. 6174

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.

amended by rezoning the lands described as:

Lot 8 Section 24 Township 10 New Westminster District Plan 1590

This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (La Terra Development Ltd.) Bylaw No. 6174".

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

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to

General Industrial Zone M-2.

NOTICE WAS ADVERTISED the 8
READ A FIRST TIME the

READ A SECOND TIME the

READ A THIRD TIME the

RECEIVED THE APPROVAL OF
THE MINISTRY OF
TRANSPORTATION AND TRANSIT
the

ADOPTED the

Mayor

day of
day of
day of
day of

day of
day of

December

, 2025
, 2025
, 2025
, 2025

, 2025
, 2025

Township Clerk
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Bylaw No. 6174

Page 2

SCHEDULE ‘A’
BYLAW NO. 6174

| I | | | 1 1 1 1 11 ml
LOT 8 SECTION 24 TOWNSHIP 10 NEW WESTMINSTER DISTRICT PLAN 1590 =

260 ST/
L
2
[S

262 S

N\ 30A AVE

29 AVE

260 ST
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