
 

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: MARCH 19, 2018 - PUBLIC HEARING REPORT: 18-32 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-23-0123 
SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. 100952  

(YORKSON DOWNS WEST DEVELOPMENTS LTD. / 20673 - 78 AVENUE) 
 

PROPOSAL: 

Development Permit application for a six (6) storey 
apartment building containing a total of 144 units at 
20673 – 78 Avenue in the Willoughby Town Centre 
area of Yorkson. 

RECOMMENDATION SUMMARY: 

That Council authorize issuance of Development 
Permit No 100952 subject to six (6) conditions, plus 
seven (7) conditions to be met prior to issuance of a 
building permit. 

RATIONALE: 

Staff are supportive of the development as it meets 
the intent of the Development Permit Area 
provisions of the Willoughby Community Plan and 
complies with the site’s Comprehensive 
Development CD-89(I) zoning. 
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RECOMMENDATION: 

That Council authorize issuance of Development Permit No. 100952 to Yorkson Downs West 
Developments Ltd. for property located in the 20673 - 78 Avenue subject to the following conditions: 
 

a. Building and signage plans being in substantial compliance with Schedules “A” through “G”; 
b. Landscape plans being in substantial compliance with Schedules “H” through “J” and in 

compliance with the Township’s Street Tree and Boulevard Planting Policy and Age Friendly 
Amenity Area Requirements, to the acceptance of the Township; 

c. Provision of a final tree management plan incorporating tree retention, replacement and 
protection details in compliance with the Township’s Subdivision and Development Servicing 
Bylaw (Schedule I – Tree Protection), to the acceptance of the Township; 

d. Rooftop mechanical equipment to be located so that it is not visible from adjacent roads or 
alternatively screened from view by compatible architectural treatments;  

e. Registration of a restrictive covenant requiring a minimum of 15 of units to be provided as 
adaptable housing and identifying the adaptable units; and, 

f. All refuse areas to be located within buildings and/or in enclosures and screened to the 
acceptance of the Township. 
 

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 all items listed in, and discharge of, restrictive covenant BB4047896 to the 
acceptance of the Township; 

b. Completion of all items listed in, and discharge of, restrictive covenant BB4047897 to the 
acceptance of the Township; 

c. Completion of all items listed in, and discharge of, restrictive covenant BB1492122 to the 
acceptance of the Township; 

d. Landscaping and boulevard treatment being secured by letter of credit at the Building Permit stage; 
e. 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; 

f. Submission of a site specific on-site servicing, including construction of the works within the 
existing access right of way, and stormwater management plan in accordance with the 
Subdivision and Development Servicing Bylaw; and, an erosion and sediment control plan in 
accordance with the Erosion and Sediment Control Bylaw, to the acceptance of the 
Township; and, 

g. Payment of the 5% Neighbourhood Parkland Fee, applicable Development Cost Charges, 
supplemental development permit application fees and building permit administration fees. 

EXECUTIVE SUMMARY: 

Yorkson Downs West Developments Ltd. has applied for a development permit for a six (6) storey 
apartment building containing a total of 144 units.  Staff are supportive of the development proposal 
as it meets the intent of the Development Permit Area provisions of the Willoughby Community Plan 
and complies with the site’s current Comprehensive Development Zone CD-89(I).  Issuance of 
Development Permit No. 100952 is recommended subject to six (6) conditions, plus seven 
(7) conditions to be applied at the building permit stage.  

PURPOSE: 

The purpose of this report is to provide information and recommendations regarding proposed 
Development Permit No. 100952 for property located at 20673 – 78 Avenue in the Willoughby Town 
Centre area of Yorkson.  
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ZONING BYLAW NO. 2500 
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View of the building from the south side of 78 Avenue. 
 

 
View of the southwest corner of the building from the south side of 78 Avenue. 
 

RENDERINGS – SUBMITTED BY APPLICANT 
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SITE PLAN – SUBMITTED BY APPLICANT 
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REFERENCE: 

Owner / Applicant: 
 
 
 

Yorkson Downs West Developments Ltd. 
201 - 3550 Mt. Lehman Road 
Abbotsford, BC  V4X 2M9 

Legal Description: Lot 9 Section 23 Township 8 NWD Plan BCP50948 
 

Location: 20673 - 78 Avenue 
 

Area: 0.586 ha (1.45 ac) 
 

Existing Zoning: 
 

Comprehensive Development Zone CD-89 
[Sub-zone CD-89(I)] 
 

Willoughby Community Plan: 
 
Yorkson Neighbourhood Plan: 

Willoughby Town Centre 
 
Town Market Mixed Use 
 

BACKGROUND/HISTORY: 

The subject site is designated Town Market Mixed Use in the Yorkson Neighbourhood Plan and 
was rezoned to Comprehensive Development Zone CD-89(I) in 2011 by QC Holdings Ltd.  
Since 2011, properties to the north and east have developed in keeping with the intent of the 
Yorkson Neighbourhood Plan. 
 
Conditions of the rezoning application included registration of “scorched earth” restrictive 
covenants prohibiting issuance of a building permit for a residential building until such time as 
the neighbourhood park and elementary school site are secured for the catchment, the basic 
adaptable housing requirements policy is fulfilled, the 5% Neighbourhood Parkland Policy is 
satisfied and security for construction of the green link and 78 Avenue is provided.  The 
applicant understands that a building permit will not be issued for the proposed development 
until such time as the remaining outstanding items listed in the restrictive covenants are 
satisfied.  Included as conditions of the building permit are completion of all items listed in the 
restrictive covenants and discharge of the restrictive covenants. 

DISCUSSION/ANALYSIS: 

Yorkson Downs West Developments Ltd. has applied for a development permit to facilitate 
construction of a six (6) storey apartment building containing a total of 144 units on a vacant 
parcel at 20673 - 78 Avenue in the Willoughby Town Centre.   

ADJACENT USES: 

North:  the Willoughby Town Centre commercial development (zoned Comprehensive 
Development Zone CD-89(A)), beyond which is Willoughby Town Centre Drive with 
additional commercial development under construction beyond; 

South:  78 Avenue, beyond which is a 10.8 ha (26.7 ac) land assembly (zoned Suburban 
Residential Zone SR-2), currently under application (third reading granted 
February 2014) to rezone and subdivide to allow 303 apartment units, 75 mixed 
residential units and 239 townhouse units; a Development Permit application is 
currently being processed for 93 of the townhouse units on the portion of the site 
directly south of 78 Avenue across from the subject site; 
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East:  A greenlink (providing a pedestrian route from 78 Avenue to Willoughby Town 

Centre Drive), beyond which is a property (zoned Comprehensive Development Zone 
CD-89(H)) on which two (2) six (6) storey apartment buildings containing a total of 
136 apartment units are currently under construction; 

West:  a suburban residential property (zoned Suburban Residential SR-2) designated 
“Town Market Mixed Use” in the Yorkson Neighbourhood Plan. 

DEVELOPMENT PERMIT: 
The Yorkson Neighbourhood Plan area is designated a mandatory development permit area in 
the Willoughby Community Plan.  The site is located in Development Permit Area K – 
Town Market Mixed Use, the guidelines for which are contained in the Willoughby Community 
Plan (Attachment B).  The Development Permit Area K guidelines establish objectives and 
provide guidelines for the form and character of commercial and residential development.  The 
primary objective of this development permit area is to encourage development in support of a 
pedestrian oriented Town Market. 
 
At six (6) storeys tall, the proposed apartment buildings are defined as mid-rise buildings (five 
(5) to twelve (12) storeys in height).  As a result, the High Density Development Permit N 
Guidelines (Attachment C) contained in the Willoughby Community Plan are also applicable.  
The objective of the High Density Development Permit Guidelines is to ensure that new 
buildings are compatible with surrounding development.  In accordance with Council’s policy, 
supporting materials have been provided detailing the development’s form, character and siting.  
Proposed Development Permit No. 100952 is attached to this report (Attachment A).    
 
The project is comprised of a six (6) storey apartment building containing 144 units.  The 
building is proposed on a site fronting 78 Avenue on the southern edge of the Willoughby 
Town Centre, located south of commercial buildings fronting Willoughby Town Centre Drive.  
Vehicular access to the site is proposed from 78 Avenue (in the southwest corner of the 
property).  The proposed access will connect to the adjacent commercial development to the 
north, providing a vehicular connection (via a previously secured access easement) from the 
commercial development to 78 Avenue.  Pedestrian access routes are proposed to the west 
and north of the building connecting to a “greenlink” along the east edge of the site, providing a 
route from 78 Avenue through adjacent commercial sites (to the north) to Willoughby Town 
Centre Drive.   
 
The proposed building consists of two (2) six (6) storey apartments joined at the ground level by 
the common facilities for the building (lobby and indoor amenity areas for use of all residents).  
A total of 144 units is proposed ranging in size from 55 to 102 m2 (589 to 1,102 ft2) and including 
13 one bedroom units, 119 two bedroom units and 12 three bedroom units.  Each unit is 
provided a deck, a storage locker (in the parking level) and an electric car ready plug for the 
parking stall.   
 
Outdoor amenity areas are proposed on the north and south sides of the building, and on the 
roof of the lobby.  Indoor amenity space is proposed on the ground floor level adjacent to the 
building lobby.  An outdoor amenity area was constructed on the eastern end of the site as part 
of a previous development permit application.  The outdoor amenity area is secured by 
easement for use by the residents of 20728 Willoughby Town Centre Drive and is also available 
for use by the future residents of the subject building. 
 
The overall mass and height of the proposed building is reduced by the proposal to provide the 
building in two compartments connected by the ground floor common spaces.  The colour and 
material distribution and building articulation further moderate the overall mass and height of the 
building.  Ledgestone cladding and a horizontal moulding applied to the first two floors help  
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define a pedestrian scale base to the development.  Each ground floor unit is provided a direct 
connection to the adjacent pedestrian sidewalks further supporting the pedestrian orientation of 
the development.  The top of the building is defined by a colour and material change from blue 
horizontal clapboard siding to a light cementitious panel siding.  Timber details and decorative 
trellises at the roof, entrances and base of the decks provide visual interest.  The proposed 
peaked roofs allow all mechanical equipment to be completely screened from view.  The open 
decks incorporate black and glass railings to provide visual interest.  Colours and materials 
were selected by the applicant to coordinate with the existing commercial and mixed-use 
buildings to the north in the Willoughby Town Centre as well as the recently approved buildings 
to the east.  At grade utilities (i.e. PMT’s) and parkade exit stairs are screened by wood slat 
trellis structures consistent with the detailing provided on the building.     
 
The proposed density (245 uph / 99 upa), height (six storeys), lot coverage (40%), and siting 
comply with the provisions of the Comprehensive Development CD-89(I) zone.  The 
development, in staff’s opinion, is in keeping with the applicable development permit area 
guidelines (Attachments B and C).   

Access and Parking: 
Access to the site (and the parkade access ramp on the west edge of the proposed building) is 
provided by a shared driveway connecting to 78 Avenue in the southwest corner of the site.  
The driveway also connects to the adjacent commercial development to the north, providing 
access to 78 Avenue from the commercial development.  This driveway was not constructed at 
time of construction of the adjacent commercial development to the north as 78 Avenue was not 
built at an urban standard capable of supporting the traffic.  Adjacent and nearby development 
applications will be constructing 78 Avenue between 204 Street and 208 Street to an urban 
standard.  As a result, the restrictive covenant prohibiting access to 78 Avenue from the subject 
site may be discharged once 78 Avenue is available to use.  Discharge of the restrictive 
covenant is included as a condition of the Building Permit. 
   
Pedestrian access to the adjacent neighbourhood and commercial services will be provided by 
a sidewalk on 78 Avenue, and pedestrian routes to the west, southeast and north of the 
building.  Pedestrian access is also provided by way of the greenlink connecting 78 Avenue to 
Willoughby Town Centre Drive along the eastern edge of the site. 
 
The applicant is proposing two (2) levels of underground parking to accommodate 255 parking 
spaces, 149 storage lockers and the waste management facilities for the development.  A 
summary of the proposed parking is provided below: 
 

 Parking Spaces Required Parking Spaces Provided 
Residential Spaces  
(144 units) 
(1.5 spaces per unit) 

216 (includes 22 visitor 
parking spaces) 
194 residential spaces 

233 

Visitor Parking Spaces 
(10% of total spaces required) 

22 (included in total) 22 

Total 216 255 
 
A total of 255 parking spaces are proposed on the site consisting of 233 spaces for the units 
and 22 visitor parking spaces.   
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Adaptable Housing: 
In accordance with Section 4.2.1(9) of the Yorkson Neighbourhood Plan, a minimum of 10% of 
the units (14 units for this development) in an apartment building shall provide adaptable 
housing.  Council has chosen to implement this provision through the adoption and 
implementation of Schedule 2 Adaptable Housing Requirements of the Township’s Official 
Community Plan.  The applicant proposes to provide 15 adaptable units in compliance with the 
Policy.  A condition of the Development Permit is registration of a restrictive covenant identifying 
the 15 units proposed and requiring them to be constructed in accordance with the Policy. 

Landscaping: 
The landscape plans (Attachment A – Schedule H) propose planting of trees, shrubs and 
groundcovers on the perimeter of the site to soften the edge of the site and to define private 
patios and ground floor entrances to the individual units in the building.  The individual 
entrances are further developed with trellis and fencing features at the edge of the site.  The site 
grading design considers the anticipated site grading for future development on the adjacent 
property.  Planting beds are stepped to screen the parkade wall and to ensure a transition to the 
pedestrian realm on adjacent sidewalks.   

Age Friendly Amenity Area: 
Section 111.5 of the Zoning Bylaw requires provision of Age Friendly Amenity Areas (4 m2 per 
apartment unit) for apartment buildings, resulting in a requirement of 576 m2 (6,200 ft2) for this 
development. In addition to the amenity area already constructed on the eastern end of the site 
(secured by easement for the use of the residents of 20728 Willoughby Town Centre Drive), the 
landscape architect has included a total Age Friendly Amenity Area of 581 m2 (6,254 ft2).  The 
Age Friendly Amenity Area incorporates two (2) amenity areas to the north and south of the 
proposed building consisting of natural and structured play equipment and a roof top deck over 
the lobby.  The overall design and inclusion of the amenity area satisfies the Age Friendly 
Amenity Area requirements of the Zoning Bylaw. 

Tree Protection / Replacement: 
Tree retention, protection and replacement plans were secured by the Township as part of the 
original rezoning application for the Willoughby Town Centre.  The applicant proposes to plant 
59 trees on the site in keeping with the replacement tree requirements.  Final tree retention, 
protection and replacement plans are subject to final acceptance of the Township prior to 
Building Permit. 

School Sites: 
School District 35 has provided comments (Attachment D) and anticipates that the proposed 
development will generate approximately 11 new students for Willoughby Elementary School 
(located approximately 220 m north of the subject site), 5 students for Yorkson Creek 
Middle School (located approximately 1.2 km north of the subject site) and 8 students for 
RE Mountain Secondary School (located approximately 1.9 km west of the subject site). 

Parks: 
The closest park to the proposed development is Richard Bulpitt Park located approximately 
750 m south east of the subject site across 208 Street.   

Servicing: 
Full municipal services were secured to the site through previous rezoning and subdivision 
applications.  At the building permit stage, the applicant will be required to submit a site specific 
on-site servicing, including construction of the works within the existing access right of way, and  
  

C.1

C.1 - Page 11



DEVELOPMENT PERMIT APPLICATION NO. 100952  
(YORKSON DOWNS WEST DEVELOPMENTS LTD. / 20673 – 78 AVENUE 
Page 12 . . . 
 
stormwater management plan in accordance with the Subdivision and Development Servicing 
Bylaw; and, an erosion and sediment control plan in accordance with the Erosion and 
Sediment Control Bylaw to the acceptance of the Township.   

Environmental Considerations: 
The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township.  These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
the Langley Official Community Plan Streamside Protection and Enhancement, Erosion and 
Sediment Control Bylaw, and the Subdivision and Development Servicing Bylaw (Schedule I – 
Tree Protection) which promote sound environmental management practices and outline 
Township environmental performance expectations.  The provisions of stormwater management 
and sediment control measures and compliance with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection) satisfies the objectives of the 
Sustainability Charter.  There are no watercourses on the subject site. 

Transit: 
Transit service (route 595 linking Langley Centre to Carvolth Exchange and Maple Meadows 
Station) operates on 208 Street with stops east of the subject site on 208 Street and Willoughby 
Town Centre Drive. 

Public Information Meeting: 
In keeping with Section 4.1 Meeting Criteria of the Developer Held Public Information Meetings 
Policy 07-614, a Public Information Meeting is not required for a stand-alone Development 
Permit, as is proposed in this application.  As a result, no Developer Held Public Information 
Meeting was held. 
 
POLICY CONSIDERATIONS: 

The proposed development is located in an area designated as Town Centre in the Willoughby 
Community Plan and Town Market Mixed use in the Yorkson Neighbourhood Plan.  The 
proposed development complies with the intent of the land use plan and development permit 
area provisions of these plans, and with the current CD-89(I) zoning.  Council consideration of 
the Development Permit must be based on the form, character and siting of the proposal.  Staff 
recommend that Development Permit No. 100952 be issued as attached, subject to six 
(6) conditions as outlined in the Development Permit and seven (7) conditions noted at time of 
building permit.  Staff have notified adjacent property owners that this development permit 
application is being considered at this meeting and that they may attend and speak to the matter 
should they deem it necessary.   
 
Respectfully submitted, 
 
Teresa Hanson 
SENIOR PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
ATTACHMENT A Development Permit No. 100952 and Schedules “A” through “J”: 
ATTACHMENT B Excerpt from the Willoughby Community Plan – Development Permit Area 

K Guidelines 
ATTACHMENT C Excerpt from the Willoughby Community Plan – Development Permit Area 

N Guidelines 
ATTACHMENT D School District 35 Comments  

C.1

C.1 - Page 12



ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 
Development Permit No. 100952 
 
This Permit is issued this __________day of _________________, 2018 to:  
 

1. Name: Yorkson Downs West Developments Ltd. 
 
Address: 201 - 3550 Mt. Lehman Road 
 Abbotsford, BC  V4X 2M9 
 

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 9 Section 23 Township 8 NWD Plan BCP50948 

 
CIVIC ADDRESS:  20673 - 78 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 as 
follows: 

  
a. Building and signage plans being in substantial compliance with Schedules “A” through 

“G”; 
b. Landscape plans being in substantial compliance with Schedules “H” through “J” and in 

compliance with the Township’s Street Tree and Boulevard Planting Policy and Age 
Friendly Amenity Area Requirements, to the acceptance of the Township; 

c. Provision of a final tree management plan incorporating tree retention, replacement and 
protection details in compliance with the Township’s Subdivision and Development 
Servicing Bylaw (Schedule I – Tree Protection), to the acceptance of the Township; 

d. Rooftop mechanical equipment to be located so that it is not visible from adjacent roads 
or alternatively screened from view by compatible architectural treatments;  

e. Registration of a restrictive covenant requiring a minimum of 15 of units to be provided 
as adaptable housing and identifying the adaptable units; and, 

f. All refuse areas to be located within buildings and/or in enclosures and screened to the 
acceptance of the Township. 
 

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 all items listed in, and discharge of, restrictive covenant BB4047896 to 

the acceptance of the Township; 
b. Completion of all items listed in, and discharge of, restrictive covenant BB4047897 to 

the acceptance of the Township; 
c. Completion of all items listed in, and discharge of, restrictive covenant BB1492122 to 

the acceptance of the Township; 
d. Landscaping and boulevard treatment being secured by letter of credit at the Building 

Permit stage; 
e. 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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f. Submission of a site specific on-site servicing, including construction of the works within 
the existing access right of way, and stormwater management plan in accordance with 
the Subdivision and Development Servicing Bylaw; and, an erosion and sediment 
control plan in accordance with the Erosion and Sediment Control Bylaw, to the 
acceptance of the Township; and, 

g. Payment of the 5% Neighbourhood Parkland Fee, applicable Development Cost 
Charges, supplemental development permit application fees 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. 
 
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 ________, 2018. 
 

Attachments:  
SCHEDULE A  Rendering 
SCHEDULE B  Site Plan 
SCHEDULE C  North Building Elevations 
SCHEDULE D  East and West Building Elevations 
SCHEDULE E  South Building Elevations 
SCHEDULE F North and South Lobby Building Elevations 
SCHEDULE G East and West Internal Building Elevations 
SCHEDULE H Landscape Plan 
SCHEDULE I Amenity Area Landscape Plan 
SCHEDULE J Rooftop Amenity Area Landscape Plan 
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Signage 
o

o
o

o

Exterior Lighting 
o

4.4.2 DEVELOPMENT PERMIT AREA “K” – TOWN MARKET MIXED USE  
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General 
o

o

 
Site Design 

o

o
o

o

o

Building Form
o
o

o
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o
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o

o
 
Exterior Design and Finish 

o
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o

Landscaping 
o

o

o

o
o

 
Parking Lot Landscaping 

o

•

 

•

•

Parking and Pedestrian Circulation 
o

o

o
 

o
 

o  
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Structured Parking  
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Signage 
o

o
o

o

Exterior Lighting 
o

o

o

o

o

4.4.3 DEVELOPMENT PERMIT AREA “L” – YORKSON MIXED USE  

General 

Site Design 
o

o

o
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o
o
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o

o

o

 
Signage 

o  
•

 
•

 
•

 
•  
•  

o

 
Lighting 

o

4.5 DEVELOPMENT PERMIT AREA “N” – HIGH DENSITY 
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•

•
•
•
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o

o
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o

o

o

•

o

•

•

o

o

o

o

o

•

o

o

o

•
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•

•

•

•

•

•

•

4.6 DEVELOPMENT PERMIT AREA “O” - ENERGY CONSERVATION AND GHG 
EMISSION REDUCTION 

•
•

•
•

•
•
•
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