
 

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: JULY 9, 2018 - REGULAR EVENING MEETING REPORT: 18-100 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 13-19-0336 
SUBJECT: REZONING APPLICATION NO. 100510                                                        

(WICKRAMARATNE / 26489 FRASER HIGHWAY 
 

PROPOSAL: 

Application to rezone 1,126 m2 (12,118 ft2) of land 
located at 26489 Fraser Highway from Residential 
Zone R-2 to a new Community Care Facility Zone 
P-2R to facilitate development of a group children’s 
day care centre for a maximum of up to fifty 
(50) children.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5400 subject to completion of ten 
(10) development prerequisites noting two 
(2) building permit conditions and authorize staff 
to schedule the required Public Hearing. 

RATIONALE: 

The application may be considered by Council on 
the basis of child care services being a 
complementary component of residential 
neighbourhoods. 
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RECOMMENDATIONS: 

That Council give first and second reading to Rezoning Bylaw No. 5400 rezoning 1,126 square 
metres (12,118 square feet) of land in Aldergrove located at 26489 Fraser Highway to 
Community Care Facility Zone P-2R, subject to the following development prerequisites being 
satisfied prior to final reading: 
 

1. Building plans being in compliance with Zoning Bylaw No. 2500, the BC Building Code, 
Fire Code (including installation of fire suppression sprinklers) and the Community Care 
and Assisted Living Act requirements, to the acceptance of the Township; 

2. Reconstruction of the frontage road along the frontage of the property to a modified lane 
standard (TLR-13) to the acceptance of the Township; 

3. Upgrade the existing storm sewer connection in accordance with the Subdivision and 
Development Servicing Bylaw, to the acceptance of the Township; 

4. Upgrade existing municipal water connection to accommodate fire protection in 
accordance with the Building and Fire Codes and the Subdivision and Development 
Servicing Bylaw, to the acceptance of the Township; 

5. Provision of a report from a qualified Professional Engineer regarding the adequacy of 
the existing water main and existing sanitary sewer connection for the intended use; 

6. Submission of a site specific on-site servicing and stormwater management plan and 
drainage certificate, 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; 

7. Submission of a soils report from a qualified Professional Engineer indicating the 
minimum road structure required for the proposed frontage road;  

8. Provision of the required replacement trees being secured in accordance with the 
Subdivision and Development Servicing Bylaw, to the acceptance of the Township; 

9. 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, to the acceptance of the Township; and further 

10. Approval of the rezoning bylaw by the Ministry of Transportation and Infrastructure;  
 
Although not part of the rezoning requirements, the applicant is advised that prior to issuance of 
a building permit, the following items will need to be finalized: 
 

1. Provision of final landscape design drawings in accordance with the Zoning Bylaw and 
security to the acceptance of the Township;  

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

 
That Council authorize staff to schedule the required public hearing. 

EXECUTIVE SUMMARY: 

A family day care (Green Tree Montessori Children’s Centre Inc.) operated by Rajeev and 
Dilanie Wickramaratne purchased the subject property located at 26489 Fraser Highway with 
the intent to establish a group children’s day care facility for up to fifty (50) children.  The owners  
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have applied to rezone the subject property from Residential Zone R-2 to Community Care 
Facility Zone P-2R to accommodate the proposed use.  The applicants have tentative approval 
from Fraser Health for a childcare licence under the Community Care and Assisted Living Act. 
 
The site’s Low Density Residential designation in the Aldergrove Community Plan does not 
preclude the location of a Group Children’s Day Care Centre on the site, subject to rezoning and 
subsequent licencing pursuant to the Community Care and Assisted Living Act. 

PURPOSE: 

This report is to provide information and recommendations to Council concerning the 
Wickramaratne rezoning application. 
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SUBJECT 
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ZONING BYLAW NO. 2500 

 
SITE PLAN – SUBMITTED BY APPLICANT 
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Conceptual Site Design Detail – SUBMITTED BY APPLICANT 
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Reference: 
Owners/Agents : Rajeev and Dilanie Wickramaratne 

6041 – 194A Street 
Surrey, BC  V3S 7L2 
 

Legal Description: Lot 4 Except: Parcel “A” (Explanatory 
Plan 44945), Section 19 Township 13 
New Westminster District Plan 17584 

Location: 26489 Fraser Highway 
 

Area:  1,126 m2 (12,118 ft2)  
 

Existing Zoning: Residential Zone R-2 
 

Proposed Zoning: Community Care Facility Zone P-2R 
 

Aldergrove Community Plan:   Low Density Residential 
 

BACKGROUND/HISTORY: 

The subject property is located on the periphery of a residential neighbourhood west of the 
downtown core area adjacent to commercial uses.  The subject site accommodates a single 
family dwelling that was altered in 2014 when it was purchased by the Aldergrove Elks Club 
with the intent of converting the single family dwelling to a club house. The applicants have 
purchased the property and now intend to renovate the single family dwelling to accommodate 
a Group Children’s Day Care facility to be operated by the proponent (Green Tree Montessori 
Children’s Centres Inc.). If the rezoning application is approved, Green Tree Montessori 
Learning Centres Inc. will be required to secure a group child care license in accordance with 
the Community Care and Assisted Living Act issued by Fraser Health Authority. 
 
The P-2R Zone proposed is a site specific zone that will apply to only this location.  The zone is 
written to specifically limit permitted community care  facilities to a Group Children’s Day Care 
Centre as defined in the Zoning Bylaw, providing care to a maximum of fifty (50) children. The 
proponent indicates they anticipate beginning operation with a licence for 43 children and 
four employees with the potential for future expansion to 50 children. 
 
The property is within the Aldergrove Community Plan area which designates the site for 
Low Density Residential purposes. Part III – Land Use Policies provides some guidance for the 
location of facilities serving residential neighbourhoods in the following statements: 
 

The residential land use designations on the plan map indicate areas in which 
residential dwellings will be the predominant use. Subject to the policies of the 
plan, the following uses may be permitted: 
 
Education, community public servicing uses, which by nature scale and design 
are compatible with residential uses, and open space and recreation uses. 
 
Land Use Relationship – Functional Design 
Elementary schools and neighbourhood facilities shall be located central to their 
service areas. 
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The Zoning Bylaw regulates children’s day care centres by permitting family day cares for the 
care of up to eight (8) children outright in all single family residential zones. The Zoning Bylaw 
defines a Group Children’s Day Care centre as follows: 
 

GROUP CHILDREN’S DAY CARE" means a use providing for the care of 
children and licensed under the Community Care and Assisted Living Act as 
amended. Includes a nursery school, pre-school, and other like child minding 
facility for more than 8 children under the age of 12, including those of the 
operator.   

 
Group children’s day care centres with more than eight (8) children in care are currently 
permitted in a range of zones including some institutional, commercial, industrial and site 
specific comprehensive development. Day care facilities are required to obtain a license for the 
number and age of children in care from the Community Care Licencing Facilities Branch of the 
Fraser Health Authority. 

DISCUSSION/ANALYSIS: 

The subject property accommodates a 160 m2 (1,728 ft2) single family dwelling on the north side 
of Fraser Highway just east of 264 Street on the edge of residentially zoned lands designated 
Low Density Residential in the Aldergrove Community Plan and adjacent to commercially zoned 
lands designated Commercial in the Aldergrove Community Plan. 

Adjacent Uses: 
North:  Residential uses (zoned Residential Zone R-2) designated Low Density Residential in 

the Aldergrove Community Plan, beyond which is 32 Avenue and further residential 
uses; 

South:  Fraser Highway road frontage (servicing the adjacent properties on either side), 
beyond which is Fraser Highway. Further beyond, is a residential subdivision 
(regulated by Land Use Contract #45) designated Low Density Residential in the 
Aldergrove Community Plan.  

East:  Single-family homes and George E Ross Park, all zoned Residential Zone R-2 and 
designated Low Density Residential in the Aldergrove Community Plan.  

West:  A commercial property (zoned Liquor Primary Zone C-12) with tenants including 
Fox and Hounds Pub and Aldergrove Liquor Store, designated Commercial in the 
Aldergrove Community Plan. 

The applicant has provided a rationale letter (Attachment A) requesting consideration of rezoning 
the subject property from Residential Zone R-2 to a newly created Community Care Facility Zone 
P-2R. The rezoning will accommodate establishment and operation of a Montessori day care 
facility in the existing building (subject to building upgrades).  The building will require upgrading 
(washrooms and fire suppression etc.) to meet BC Building and Fire Codes for an assembly 
occupancy use.  
 
Traditionally, group children’s day care centres have tended to locate on the edge of single 
family neighbourhoods, adjacent to school and church sites, as well as in purpose built buildings 
in commercial areas.  These locations are generally well suited to address land use context, 
Building Code, zoning, parking and access considerations.  The Aldergrove Community Plan 
indicates institutional uses are a complementary component of residential neighbourhoods as 
illustrated in the following excerpt: 
 

Policy 3.4.25  Encourage civic, recreational, community and institutional uses in 
the areas designated for Residential, Commercial, and Mixed Use. 
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Assembly Use Locational Guidelines: 
An “Assembly Use Locational Guideline” has been developed by the Township in order to assist 
in determining the best location for an assembly type use (Attachment E). The proposal meets a 
number of the locational criteria for assembly uses, as follows: 
 

1.  Not in the Agricultural Reserve; 
 The subject property is not located in the Agricultural Land Reserve. 
 
2.  Not in a single family area, although may be located on the perimeter of one;  

The subject property is located in an area that contains rural residential, 
commercial and industrial uses. 

 
3.  In an area where an adequate traffic circulation system exists; 
 The property is situated on a frontage road to the north side of Fraser Highway. 
 
4. On a collector or arterial street as opposed to a local residential street; 
 The property fronts Fraser Highway, an arterial roadway. 
 
5.  In an area where full municipal services are provided, or such other level of 

service deemed acceptable to the Manager of Development Engineering; 
 Full municipal services exist to the subject site. 
 
6.  Be provided with adequate off-street parking; 
 The proposed 14 parking stalls of off-street parking provided vs. 6 stalls required 
  exceeds the zoning bylaw requirements. 

 
The proposed institutional use provides a transition in land use creating an additional buffer 
between the service commercial uses to the west and the residential uses to the north and 
east of the proposed location. The subject property is accessed via a frontage road along 
Fraser Highway providing parents with a convenient location for day care needs.  The applicant 
notes there is a pub and liquor retail store located on the commercial property adjacent 
(Fox and the Hounds) and has provided explanation in the rationale letter (Attachment A) 
indicating there are no anticipated issues noted by Liquor Licencing Branch and have further 
noted similar scenarios of day care centres located adjacent to liquor licensees.  The applicant 
indicates that Fraser Health Authority staff have inspected the site in conjunction with the 
licence application and have given tentative approval of the proposed location and facility for 
43 children (Attachment D). 

Proposed Zoning: 
The subject site is currently zoned Residential Zone R-2.  Bylaw 2018 No. 5400 proposes to 
create a site-specific Community Care Facility Zone P-2R to accommodate the proposed 
development.  The proposed development complies with the provisions of the site’s proposed 
zoning with respect to siting, site coverage, parking, height and use. 

Access and Parking: 
The site is accessed via a frontage road on Fraser Highway that services both adjacent 
properties.  The Zoning Bylaw requires group children’s day care uses to provide one 
(1) parking space per employee plus a designated pick up and drop off area.  The applicant 
indicates that up to six (6) employees are anticipated to operate the facility.  The site plan 
indicates a total of fourteen (14) parking spaces to be provided, exceeding the Zoning Bylaw 
requirements of six (6) spaces. 
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Aldergrove Enhancement Committee: 
Comments received from the Aldergrove Community Enhancement Committee (ACE) are 
included as Attachment C.  ACE expressed concerns related to: access, parking, safety, 
exterior changes to the building and location adjacent to a liquor store. Staff note the 
proponents’ rationale (Attachment A) provides information regarding these items.  

Public Consultation: 
In accordance with the Developer Held Public Information Meeting (PIM) Policy No. 07-164, the 
applicant held a PIM on June 14, 2018 from 6:00 pm to 8:00 pm at the Saints Joachim and 
Anne Parish.  According to the applicant’s summary of the PIM, 38 people signed in at the PIM, 
and six (6) comment forms were received following the PIM.  The applicant’s summary of the 
PIM is included as Attachment B to this report.  

Servicing: 
Full municipal services exist to the subject site; however, as a condition of final reading, the 
proponent is required to upgrade the storm sewer connection and to upgrade the existing 
municipal water connection to accommodate fire suppression sprinklers. The applicant will also 
be required to reconstruct the frontage road along the property frontage in accordance with the 
Subdivision and Development Servicing Bylaw, noted as a condition of rezoning.  Upgrades to 
the existing single family dwelling are also required (such as fire suppression sprinklers) in 
accordance with the BC Building and Fire Codes and to comply with the requirements of the 
Community Care and Assisted Living Act.  Prior to final reading of the proposed rezoning bylaw, 
the applicant is required to enter into a Servicing Agreement to secure works and services 
including construction of road works, tree replacement, stormwater management plan, 
geotechnical report and utility upgrades and/or extensions to the acceptance of the Township. 
The applicant will also be required to provide erosion and sediment control measures in 
accordance with the Erosion and Sediment Control Bylaw to the acceptance of the Township 

Landscaping: 
Landscaping meeting the requirements of the Zoning Bylaw will be addressed at the time of 
Building Permit. 

Tree Protection and Replacement: 
There are currently no significant trees on the subject property.  The applicant will be required to 
provide eight (8) replacement trees in compliance with the Subdivision and Development 
Servicing Bylaw (Schedule I – Tree Protection), noted as a condition of rezoning. 

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 Township of Langley Official Community Plan, Erosion and Sediment Control Bylaw, and 
Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection) which promote 
sound environmental management practices and outline Township environmental performance 
expectations.  Full urban services exist to the subject site.  The provision of storm water 
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.  
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POLICY CONSIDERATIONS: 

Rezoning of the subject property from Residential Zone R-2 to Community Care Facility Zone 
P-2R to allow the proposed group children’s day care is compatible with the provisions of the 
Aldergrove Community Plan.  The proposed location near the interface of commercial and 
residential uses on a fully serviced property fronting an arterial roadway meets the objectives 
of the Township’s Assembly Use Locational Guidelines (Attachment E).  Staff recommend 
that Council give first and second reading to Rezoning Bylaw No. 5400 (subject to ten 
(10) development prerequisites, noting two (2) building permit conditions) and authorize staff 
to schedule the required public hearing. 
 
Respectfully submitted, 
 
 
Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
 
ATTACHMENT A Applicant Rationale Letter 
 
ATTACHMENT B Public Information Meeting Summary 
 
ATTACHMENT C Aldergrove Community Enhancement Committee Comments 
 
ATTACHMENT D Fraser Health Inspection Report and Licence Application 
 
ATTACHMENT E Township Assembly Use Locational Guidelines 
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Public Information Meeting 

Township of Langley Project No. 13-19-0336 

Green Tree Montessori has applied to the Township of Langley to rezone 
the property located at 26489 Fraser Highway from Residential Zone R-2 

to Community Care Facility Zone P-2 to allow for a group children’s 
daycare. 

You are invited to attend a public information meeting to view the rezoning proposal and 
provide comments and feedback prior to Township Council’s consideration of this application. 

Thursday, June 14, 2018 pm 6:00 pm to 8:00 pm STS. JOACHIM AND ANN PARISH 
2827 - 273rd Street, Aldergrove, BC  

Project team members will be available at the meeting to answer any questions about the 
rezoning and to receive your comments. 

For more information, contact: 
Rajeev Wickramaratne 
Green Tree Children’s Centre. Inc. 
(604) 724-4459
rajeev@wicksaccounting.com
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Green Tree Montessori Children's Centre INC. 

�·" 
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y 

26489 Fraser Hwy, Aldergrove. V4W 3E2 

From R-2 to a custom P-2 zone specifically created for the above property 

to allow children's group daycare. 

First name Last Name 
FOIPPA s.22(1)
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Green Tree Montessori Children's Centre INC. 
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26489 Fraser Hwy. Aldergrove, V4W 3E2 

From R-2 to a custom P-2 zone specifically created for the above property 

to allow children's group daycare. 

Last Name 

.. ...  

FOIPPA s.22(1)
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From: Doug Bloomfield
To: Daniel Graham
Subject: Project 13-19-0336/Wickramaratne
Date: Thursday, April 05, 2018 1:53:02 PM

Hello Mr. Graham

The members of ACE reviewed your correspondence regarding the above-referenced development
application.  The concerns expressed were:

Difficult vehicle access.  It is right-in, right-out only on to a busy stretch of Fraser Hwy.
Parking.  Is there plans for a staff/visitor lot?
Location.  Besides the fact it is beside a liquor store, it is not within reasonable walking
distance to elementary schools.
Child safety.  Again, the property is on a busy highway.
Form & character.  The building has gone under recent questionable renovations.  As a
daycare, one would think bright colours, more windows, and a fenced outdoor play area
would be in order.

Thank you for inviting ACE to participate in this project review.

Regards
Aldergrove Community Enhancement
Doug Bloomfield, Chair
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Assembly Use 

F:\data\Planning\RECORDS MANAGEMENT\6630  DEVELOPMENT - GENERAL\- 25 Forms Masters and  
Templates\Counter Brochures\P & D Forms\Information Brochures (Bylaws & Policies)\Originals\Assembly_Use.pub 

□ in a designated ‘urban’ area in the Official Community Plan;

□ not in the Agricultural Land Reserve;

□ in a Community Plan area (where one
exists) deemed suitable for ASSEMBLY
USE;

□ not in a single family area, although may
be located on the perimeter of one;

□ in an area where an adequate traffic
circulation system exists;

□ on a collector or arterial street as opposed to a local residential
street;

□ in an area where full municipal services are provided, or such oth-
er level of service deemed acceptable to the Manager of
Development Engineering;

□ be provided with adequate off-street parking; and

□ have sufficient water supply and pressure available to satisfy fire
department requirements including the need for the building to
be “sprinklered” to bylaw requirements.

“ASSEMBLY USE”  
means a use providing for 
the assembly of persons for 
religious, cultural,  or    
educat iona l  purposes .    
Excludes boarding and     
residential uses with the 
exception of one dwelling 
unit.

An “Assembly use” may be considered on a site (subject to rezoning to 
P-1 Civic Institutional Zone) where all of the following locational criteria
have been satisfied;

Phone: 604.533.6034 

Fax: 604.533.6110 

20338 - 65 Avenue 

Langley, BC  V2Y 3J1 
 

ATTACHMENT E
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (WICKRAMARATNE) BYLAW 2018 NO. 5400 

EXPLANATORY NOTE 

Bylaw 2018 No. 5400 rezones a 1,126 square metres (12,118 square feet) parcel of land 
located at 26489 Fraser Highway to Community Care Facility Zone P-2R to permit operation 
of a group children’s day care facility.  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (WICKRAMARATNE) BYLAW 2018 NO. 5400 

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

WHEREAS it is deemed necessary and desirable to amend “Township of Langley Zoning 
Bylaw 1987 No. 2500” as amended; 

NOW THEREFORE, 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 (Wickramaratne) Bylaw 2018 No. 5400”.

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

a) Adding P-2R to the list of zones contained in the Table of Contents Section
800 – Institutional Zones

b) Adding to Section 104.1 – Zones the words “Community Care Facility Zone
P-2R” after the words “Community Care Facility Zone P-2O”

c) Adding to Section 110.7 the following as item (9):
“The minimum lot area in a P-2R zone shall be 0.11 ha”

d) Adding the following as Section 802.2(16):
“In the P-2R zone, community care facilities shall be limited to a group
children’s day care for a maximum of 50 children.”

e) Adding the following as Section 802.5(4):
“In the P-2R zone, all buildings and structures shall be sited in accordance
with Section 410.4.”

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

Lot 4 Except: Parcel "A" (Explanatory Plan 44945) Section 19 Township 13
New Westminster District Plan 17584

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Community Care Facility Zone P-2R.

READ A FIRST TIME the day of , 2018. 
READ A SECOND TIME the day of , 2018. 
PUBLIC HEARING HELD the day of , 2018. 
READ A THIRD TIME the day of , 2018. 
RECEIVED THE APPROVAL OF THE 
MINISTRY OF TRANSPORTATION 
AND INFRASTRUCTURE the day of , 2018 

RECONSIDERED AND ADOPTED the day of , 2018. 

Mayor Township Clerk 
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