
 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 
Heritage Alteration Permit No. 101502 
 
This Permit is issued this 15th day of June, 2026 to:  
 

1. NAME: Pro Edge Developments Ltd.  
  
ADDRESS: 2613 Klassen Court 
 Port Coquitlam, BC  V3C 5Z2 

 
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 
  

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. 

c. Tree retention, replacement and protection in compliance with the Township’s 
Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection) being 
secured by letter of credit, including payment of associated administration fees. 
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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 15TH DAY OF JUNE, 2026. 
 

Attachments:  
SCHEDULE A  Architectural Drawings 
SCHEDULE B  Landscape Drawings 
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SITE PLAN  - 21528 OLD YALE ROAD, LANGLEY BC
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GENERAL NOTES
THESE DRAWINGS HAVE BEEN PREPARED IN ACCORDANCE

CONTRACTOR SHALL VERIFY ALL DIMENSIONS PRIOR TO
CONSTRUCTION AND WILL BE RESPONSIBLE FOR SAME.

ALL WORK SHALL CONFORM TO THE  B.C. BUILDING CODE (2024)
AND ALL LOCAL MUNICIPAL CODES AND BY-LAWS.

CONCRETE STRENGTH SHALL CONFORM TO 

ROOF TRUSS MANUFACTURER TO PROVIDE SHOP DRAWINGS
SEALED BY A REGISTERED PROFESSIONAL ENGINEER PRIOR 
TO INSTALLATION.

WALL PLATES SHALL BE #2 OR BETTER KD SPRUCE.  ALL B/U
BEAMS SHALL BE #2 OR BETTER KD SPRUCE.  STUDS SHALL CONFORM
TO RESIDENTIAL STANDARDS OF THE CURRENT B.C.B.C.

FRAMING TO BE ANCHORED WITH 1/2" DIA. ANCHOR BOLTS
@ 4'-0" O.C. MAXIMUM OR ANCHOR STRAPS @ 4'-0" O.C.
POSTS TO BE ANCHORED WITH METAL POST ANCHORS.

DIMENSIONS SHOWN TO THE OUTSIDE OF BUILDING FACE ARE
TO THE OUTSIDE FACE OF WALL SHEATHING.

DOUBLE FLOOR JOISTS UNDER ALL PARALLEL PARTITIONS.

LINTELS TO BE 2 - 2" X 10" WITH DOUBLE PLATE ON TOP
UNLESS NOTED OTHERWISE.

ALL WOOD IN CONTACT WITH CONCRETE TO BE DAMP
PROOFED WITH 50# BUILDING FELT.

ROOF VENTING SHALL BE 1/300 OF INSULATED CEILING
SPACE.  VENTS SHALL BE UNIFORMLY DISTRIBUTED.

ELECTRICAL, PLUMBING AND VENTILATION MUST COMPLY WITH 
ALL RELEVANT CODES AND REGULATIONS IN ALL RESPECTS.

EVERY EFFORT HAS BEEN MADE TO CAREFULLY PREPARE
THESE DRAWINGS AND AVOID MISTAKES, HOWEVER, THE
POSSIBILITY OF HUMAN ERROR DOES EXIST AND THEREFORE
THE BUILDING CONTRACTOR MUST CHECK AND VERIFY ALL
DIMENSIONS, MATERIALS AND CONDITIONS SHOWN ON THE
STRUCTURAL NOTES AND FLOOR PLANS AND ASSUME
RESPONSIBILITY FOR ALL.  BY USING THE PLANS HE
ACCEPTS THAT RESPONSIBILITY.

THE SCOPE OF THIS HOME DESIGN DOES NOT ALLOW FOR
SITE CONDITIONS WHICH MAY AFFECT THE STRUCTURAL
INTEGRITY OF THE RESIDENCE.  IT IS HIGHLY ADVISED THAT
THE CONTRACTOR AND/OR OWNER ENGAGE THE SERVICES
OF A PROFESSIONAL STRUCTURAL ENGINEER TO FULLY
ASSES THE ABILITY OF THE STRUCTURE TO HANDLE ALL THE
LOADS TO WHICH IT MAY COME IN CONTACT WITH.

3.

6.

11.

12.

13.

14.

15.

16.

10.

22.

23.

24.

CONTRACTOR OR BUILDER TO VERIFY ROUGH OPENINGS
OF ALL DOORS, WINDOWS, FITTINGS, APPLIANCES, AND
BUILT-IN EQUIPMENT PRIOR TO CONSTRUCTION.

SLOPE FINISHED GRADE AWAY FROM THE BUILDING
MINIMUM 1/4" / 1'-0" TO PROVIDE ADEQUATE DRAINAGE.

FASTEN ALL GYPSUM WALL BOARD (G.W.B.) IN
CONFORMANCE WITH SUB SECTION 9.29.5 OF THE B.C.
BUILDING CODE (2024 EDITION).

9.29.5.8.(1) - B.C.B.C. 2024 -  FOR SINGLE-LAYER

SPACED NOT MORE THAN 180 mm O.C. ON CEILING SUPPORTS
AND NOT MORE THAN 200 mm APART ALONG VERTICAL
WALL SUPPORTS, EXCEPT THAT NAILS MAY BE SPACED
IN PAIRS ABOUT 50 mm APART EVERY 300 mm ALONG
SUCH WALL OR CEILING SUPPORTS.

9.29.5.9 B.C.B.C. 2024  -  WHERE SINGLE-LAYER

SCREWS, THE SCREWS SHALL BE SPACED NOT MORE THAN
300 mm O.C. ALONG SUPPORTS, EXCEPT ON VERTICAL
SURFACES THE SCREWS MAY BE SPACED NOT MORE THAN 400 mm O.C.
WHERE THE SUPPORTS ARE NOT MORE THAN 400 mm O.C.

PRE-FAB. GAS FIREPLACE INSTALLED TO
MANUFACTURER'S SPECIFICATIONS AND TO THE
REQUIREMENTS OF THE CANADIAN GAS ASSOCIATION.
INSTALL NON-COMBUSTIBLE HEARTH TO MEET THE
REQUIREMENTS OF SUBSECTION 9.22.5 OF THE B.C. BUILDING
CODE (2024 EDITION).  FINISH MATERIALS AS PER OWNER'S
SPECIFICATIONS.

ARCHITECTURAL CONCRETE TO BE WELL VENTILATED,
CLEAR OF ANY HONEYCOMB AND TO HAVE A SMOOTH
EVEN TEXTURED FINISH

CONCRETE SLABS TO BE SEALED IN ACCORDANCE
WITH SUBSECTION 9.13.4.7 OF THE B.C. BUILDING CODE
(2024 EDITION).

PROVIDE ATTIC ACCESS HATCHES AS PER ARTICLE
9.19.2 OF THE B.C. BUILDING CODE (2024 EDITION).  ALL
HATCHES TO BE MINIMUM 21.5" X 23.25" (545 mm X 590 mm)

4.

8.

CONFIRM WITH STRUCTURAL ENGINEER.

CONFIRM WITH STRUCTURAL ENGINEER.

CONFIRM WITH STRUCTURAL ENGINEER.

9.3.1.6. B.C. BUILDING CODE 2024

GYPSUM BOARD APPLICATION, NAILS SHALL BE

GYPSUM BOARD IS APPLIED WITH DRYWALL

WITH THE B.C. BUILDING CODE 2024.

PLACE JOISTS TO SUIT PLUMBING, HEATING, ETC.

THE DESIGNER HAS NEITHER THE LEGAL ABILITY OR THE
RESPONSIBILITY TO COUNSEL THE OWNER IN THIS REGARD.

1.

2.

9.

5.

7.

21.

17.

18.

19.

20.

SITE INFO
LEGAL DESCRIPTION: LOT 1, SECTION 1, TOWNSHIP 8, NEW WEST DISTRICT, PLAN NWP10655 PART SE1/4. 4.

PID: 009-378-219
CIVIC ADDRESS: 21528 OLD YALE ROAD, LANGLEY BC

ZONE: SR-1
LOT AREA 6771 S.F. (629m2)

PERMITTED PROPOSED
SITE COVERAGE AREA (33%) 2234 S.F. 2456 S.F.

*VARIANCE MAXIMUM SITE COVERAGE = 2456 S.F. = 36.3%

VARIANCE RATIONALE

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.

FLOOR AREA N/A 3862 S.F.
MAIN FLOOR AREA 1931 S.F.
UPPER FLOOR AREA 1931 S.F.

BUILDING HEIGHT 29.53’ (9.0m) 27.18' (8.28m)

DUPLEX SETBACKS MINIMUM PROPOSED ROOF PROJECTION
FRONT SETBACK (NORTH) 31.99' (9.75m) 21.83' (6.65m) 19.05' (5.81m)

LEFT SETBACK (EAST) 9.84' (3.0m) 9.84' (3.0m) 7.83' (2.39m)
RIGHT SETBACK (WEST) 9.84' (3.0m) 6.23' (1.90m) *VARIANCE 4.23' (1.29m)
REAR SETBACK (SOUTH) 24.61' (7.5m) 24.61' (7.5m) 22.58' (6.88m)

EXISTING GRADE 50.56' (15.41m)
FINISHED GRADE 50.87' (15.51m)

ACCESSORY SETBACKS MINIMUM PROPOSED ROOF PROJECTION
FRONT SETBACK (NORTH) 31.99' (9.75m) N/A N/A

LEFT SETBACK (EAST) 4.92' (1.5m) 4.92' (4.15m) 11.63' (3.54m)
RIGHT SETBACK (WEST) 4.92' (1.5m) 4.92' (1.5m) 2.93' (0.89m)
REAR SETBACK (SOUTH) 4.92' (1.5m) 4.92' (1.5m) 2.92'  (0.89m)
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TREE TO BE REMOVED

EXISTING SANITARY CONNECTION
100MM PVC
INV @ PL. = 13.30M
CITY ENGINEER TO CONFIRM DEPTH
AND LOCATION

PROPOSED WATER CONNECTION
20MM COPPER
CITY ENGINEER TO CONFIRM DEPTH
AND LOCATION

EXISTING GAS CONNECTION
19MM
CITY ENGINEER TO CONFIRM DEPTH
AND LOCATION
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