
 

 
 

REPORT TO 

MAYOR AND COUNCIL 
 
 

  
PRESENTED: APRIL 27, 2015  -  PUBLIC HEARING REPORT: 15-47 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 09-02-0104 
SUBJECT: TELECOMMUNICATION TOWER APPLICATION NO. 000001 

(CYPRESS LAND SERVICES / TELUS / 20289 - 102 AVENUE) 
 

PROPOSAL: 

Application by Cypress Land Services to 
construct a 40 m (131 ft.) high 
telecommunication tower and accessory 
compound at 20289 - 102 Avenue. 

RECOMMENDATION SUMMARY: 

That Council consider Cypress Land Service’s 
application, and advise Industry Canada (the 
Federal agency responsible for 
telecommunication towers) whether Council 
objects or not, to the proposed 40 metre 
(131 ft.) high telecommunication tower and 
accessory compound at 20289 - 102 Avenue. 

RATIONALE: 

Although Cypress Land Services has complied 
with Council’s Telecommunication Tower 
Master Plan Policy, the application and 
Council’s recommendation must also be 
submitted to Industry Canada which has 
jurisdiction over telecommunication tower 
location and construction.  
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RECOMMENDATIONS: 

That Council authorize staff to forward this report, the minutes of the telecommunication tower 
hearing and any accompanying correspondence from area residents, to Industry Canada for 
information;  
 
That Council consider Cypress Land Services application to Industry Canada regarding a 
proposed 40 metre (131 ft.) high telecommunication tower and accessory compound at  
20289 - 102 Avenue and adopt one of the following resolutions: 
 
“That Council advise Industry Canada that it objects to Cypress Land Services Ltd. application 
to construct a 40 metre (131 ft.) high telecommunication tower and accessory compound at 
20289 - 102 Avenue.” 
 
OR 
 
“That Council advise Industry Canada that it does not object to Cypress Land Services Ltd. 
application to construct a 40 metre (131 ft.) high telecommunication tower and accessory 
compound at 20289 - 102 Avenue.” 

EXECUTIVE SUMMARY: 

Cypress Land Services Ltd. has requested Council concurrence (to Industry Canada) regarding 
a proposed 40 metre (131 ft.) high telecommunication tower and an accessory compound at 
20289 - 102 Avenue.  Information available to Council in considering a recommendation 
includes the Township’s Telecommunication Tower Master Plan Policy, which sets out the need 
for a public consultation process.  
 
This application is being processed in accordance with the Township’s Telecommunication 
Tower Master Plan Policy revised by Council on September 9, 2013, which, amongst other 
revisions, added a requirement for applications to undergo a petition process, prior to being 
considered by Council. 
 
Staff note that the application was submitted prior to Council’s December 8, 2014 amendment 
with respect to telecommunication towers taking the form of an appropriate type of tree native to 
the west coast. Accordingly, the application is being forwarded on the basis of the Policy in 
effect at that time.   As required under Section 3.4 of the Township’s Telecommunication Tower 
Master Plan Policy, staff advise that the Level of Public Support threshold of 80% has not been 
achieved.  

PURPOSE: 

This report is to provide information concerning a proposed telecommunication tower at  
20289 - 102 Avenue. 
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ZONING BYLAW NO. 2500 

 

Site Plan – SUBMITTED BY APPLICANT  
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Compound Layout – SUBMITTED BY APPLICANT 

 
Tower Elevations / Antennas – SUBMITTED BY APPLICANT
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REFERENCE: 

Owner: 20289 102 Avenue Ltd. 
4649 Hastings Street 
Vancouver, BC V5C 2K6 

 
Applicant / Agent: 
 
 

 
Cypress Land Services Ltd.  
#120 736 Granville Street 
Vancouver, BC V6Z 1G3 

Legal Description: Lot F District Lot 50 Group 2  
New Westminster District Plan LMP46141 

 
Location: 

 
20289 - 102 Avenue 

 
Compound Area: 

 
156 m2 (1,679 ft2) 

 
Zoning: 

 
Heavy Industrial Zone M-3 

  
Official Community Plan: 
  

Floodplain 

BACKGROUND/HISTORY: 

This application is being processed in accordance with the Township’s Telecommunication 
Tower Master Plan Policy revised by Council on September 9, 2013, which, amongst other 
revisions, added a requirement for applications to undergo a petition process, prior to being 
considered by Council. 
 
Although Council has adopted a Telecommunication Tower Master Plan Policy, final jurisdiction 
over the location of telecommunication antenna structures rests with the federal government 
(Industry Canada).  Freestanding telecommunication installations are permitted in all zones of 
the Township.  However, proposed installations not exempted from Industry Canada’s 
requirements for consultation (i.e. installations 15 metres (49 feet) or more in height) are subject 
to the Township’s public consultation process.  Following this consultation, Council’s 
recommendation with respect to the proposed tower is forwarded to Industry Canada for their 
consideration. 

DISCUSSION/ANALYSIS:  

Cypress Land Services Ltd. on behalf of Telus has proposed to install a 40 metre (131 ft.) high 
telecommunication tower at 20289 - 102 Avenue utilizing a monopole design.  The applicant has 
delivered co-location offers to the various wireless carriers. Rogers has agreed to co-locate on 
the proposed tower at this time. The applicant has provided a letter (Attachment B) summarizing 
the application, with co-location offers and supporting information attached. 
 
A 156 m2 (1,679 ft2) chain-link fenced (2.0 metres in height) compound (to accommodate 
equipment cabinets associated with the tower) is proposed at the base of the tower.  The tower 
and compound are proposed to be located at the southwest end of the site away from the street 
in order to maximize the screening of the tower. As required by the Policy and indicated by the 
applicant, the tower is proposed to be painted grey. Transport Canada regulations with regards 
to lighting on top of the tower (if required) will be addressed further upon approval. 
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The subject property is designated Floodplain in the Township’s Official Community Plan and is 
zoned Heavy Industrial Zone M-3.  The property is currently used in conjunction with the 
adjacent site to the east for industrial purposes and currently occupied by Trailer Wizards. All 
access to the site is from 102 Avenue. There are no watercourses located on the property. A 
red coded watercourse is located south of the subject property.  

Adjacent Uses: 

North: 102 Avenue beyond which is Clover Towing zoned Heavy Industrial Zone M-3; 
South: An industrial property zoned (Costco Wholesale warehouse) Heavy Industrial 

Zone M-3; 
East: An industrial property also occupied by Trailer Wizard, zoned Heavy Industrial 

Zone M-3; and   
West: An industrial property occupied by FGI Truck and Trailer Equipment Sales, zoned 

Heavy Industrial Zone M-3.  

Telecommunication Tower Policy: 

Council adopted a revised Telecommunication Tower Policy (Attachment A) on 
September 9, 2013.  The policy outlines the manner in which telecommunication tower 
applications are processed for Council’s consideration. 
 
On December 8, 2014 Council directed staff to amend the policy “…to permit only those 
telecommunication towers which take the form of an appropriate type of tree native to the West 
Coast.” This language has been added into the telecommunication tower policy. Staff note that 
this application was submitted July 25, 2014 prior to the amendment to the policy and 
accordingly is being forwarded on the basis of the policy in effect at time of application.   
 
Co-location:  

The Telecommunication Tower Master Plan Policy encourages the co-location of 
telecommunication antennas on existing structures.  Where co-location is not feasible, the 
applicant is required to identify all telecommunication tower structures within a 500 metre radius 
of the proposed location and provide a written explanation as to why co-location on these 
existing structures is not a viable alternative.   
 
The applicant has indicated in their rationale that there are no existing structures in the area that 
meet the needs of the Telus equipment (Attachment B).   
 
Industry Preconsultation:  

Where co-location on existing structures is not feasible, the applicant is encouraged to make 
arrangements with other carriers for co-location on the new tower. The applicant has delivered 
co-location offers (Attachment B) to the major wireless carriers, Rogers has indicated an interest 
in co-locating on the proposed tower as indicated in the applicant’s rationale (Attachment B).  
 
Community Consultation: 

Pursuant to the Telecommunication Tower Master Plan Policy, the applicant is responsible for 
hosting a public information meeting and mailing notifications to owners / occupants of 
properties located within 500 metres of the proposed tower. A notification of the public 
information meeting is also required to be placed in a local newspaper. The mailing information 
for owners / occupants was identified within the 500 metre notification area and was provided to 
Cypress Land Services by Township staff.  A copy of the applicant’s public information meeting 
mail-out notice and the newspaper advertisement is attached to this report (Attachment C).   
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The applicant hosted the public information meeting on October 14, 2014 at the Sandman Hotel.  
One (1) individual attended the public information meeting. The applicant has provided a 
summary of the public information meeting, and a copy of the sign-in sheet and comment forms 
received at the public information meeting (Attachment D).  
 

In accordance with the Telecommunication Tower Master Plan Policy, staff has notified property 
owners / occupants within a 500 metre radius of the proposed tower of the Council meeting at 
which the proposed telecommunication tower will be considered.   
 

Petition Process:  
Consistent with the Township’s Telecommunication Tower Master Plan Policy (Attachment A), 
following the developer consultation process the Township, at the applicant’s expense, mailed a 
letter of petition to the owners of properties within 500 metres of the proposed tower to 
determine the level of support for the application. The owners of the property were deemed to 
support the application when they returned to the Township the petition form, indicating support 
for the application. Letters that were not returned to the Township were deemed as being 
opposed to the application. The following table summarizes the results of the petition:  
 

Number of Notices sent 152 
Number Returned in favour 11 
Number Returned opposed 
 

Number not returned * 
(*Not returned also counted as opposition per policy) 

0 
 

141 

Level of Public Support ** 
(** # of notices / opposed and not returned) 

7.2% 

 

As required under Section 3.4 of the Township’s Telecommunication Tower Master Plan Policy, 
staff advise that the Level of Public Support threshold of 80% has not been achieved.  

POLICY CONSIDERATIONS: 

Jurisdiction with respect to the licensing of telecommunication towers rests with the Federal 
Government (Industry Canada).  Council provides Industry Canada with a recommendation 
where telecommunication towers are proposed to exceed 15 metres (49 feet) in height.  
Information available to Council in considering a recommendation includes the Township’s 
Telecommunication Tower Policy, which sets out the need for a public consultation process.  The 
proponent has complied with the consultation requirements of this policy.  Council’s decision will 
be forwarded (along with accompanying information) to Industry Canada for its decision. 
 

Respectfully submitted, 
 
 
Colin Moore 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 

CM/cm 
 

ATTACHMENT A 

ATTACHMENT B 
ATTACHMENT C 

Telecommunication Tower Policy 
Applicant’s application summary and co-location offers to other carriers 
Applicant’s public information meeting notification and newspaper advertisement 

ATTACHMENT D 
 

Applicant’s October 14, 2014 public information meeting summary and comment 
forms / sign-in sheet  
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Subject: Telecommunication Tower Master 

Plan Policy 
Policy No:    
Approved by Council: 
Revised by Council: 
Revised by Council: 
Revised by Council: 
Revised by Council: 

07-331 
Jan. 7/91 

Apr. 26/99 
June 11/01 
Feb. 19/07 
Sept. 9/13 

 

1. Purpose 

To set out the means by which public utility tower applications are managed for Council’s 
consideration. 

2. Background 

The jurisdiction for the location of telecommunication antenna structures is with the Federal 
Government. Specifically, Industry Canada recognizes the importance of considering the 
potential impact of antennas and their supporting structures on their surroundings. As such, 
Industry Canada has instituted procedures for users of the radio frequency spectrum that 
gives consideration to the following three areas: 

 
i) The environment.  
ii) Health Canada’s limits of Exposure to Radio frequency Field at Frequencies from 

10kHz to 300 GHz, safety code 6.   
iii) Land use consultation. 
 
In this regard, a number of concepts with respect to regulatory reform in the Township of 
Langley have been considered. These reforms are suggested as a result of extensive 
research on Canadian examples of zoning and siting regulations as well as research into 
the American zoning ordinances for similar practices. The following considerations are 
proposed. 

3. Policy 

A. Freestanding telecommunication installations are permitted in all zones.   
B. Co-location shall be encouraged for new tower installations. Applicants for free standing 

structures will be required to identify any other such structure within a radius of 500 
metres of the proposed location, and provide an explanation as to why co-utilization of 
the existing structure is not a viable alternative to a new structure. 

 

POLICY MANUAL 
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C. All transmission towers are to be painted gray except as required otherwise by 
Transport Canada. Telecommuncation towers should also take the form of an 
appropriate type of tree native to the West Coast.  

D. Telecommunication installations that are not excluded by Industry Canada from the 
requirement to consult with the Township of Langley and the public, shall be the subject 
of a consultation process in accordance with the following guidelines. 
  

3.1  PRECONSULTATION 
 

• The Carrier will contact, in writing, the other Wireless Carriers, indicating their need, 
location and the potential siting area, and request information regarding other Carriers’ 
interest in locating in the same area. The other Carriers will respond in writing to a 
request for interest within fourteen days. 

• If the contacted Carrier(s) confirms a desire to co-locate in the area, a meeting will be 
scheduled between the carriers within fourteen days, to exchange further information 
and determine if co-utilization is possible. 

 
3. 2 CONSULTATION PROCESS (to be followed for both new single user tower locations  

and co-location tower locations, which necessitate community consultation). 
 
• Carriers submit an application to the Township of Langley’s Community Development 

Division which shall include the following items: 
• A completed application form 
• A title search 
• The application fee 
• Tower design plans 
• A letter of intent (including the identification of any other structures within a 500 m 

radius of the proposed location and an explanation as to why co-utilization of the 
existing structure is not a viable alternative) 

• Copies of the returned co-location offer letters (or copies of the original co-location 
offer letters if no response was received)  

• Carriers will meet with Community Association Executives of the selected community 
(where such associations exist) or other community representatives as suggested by 
the Community Development Division to discuss the proposed installation. 

• Carriers will be responsible for holding a community consultation meeting to provide the 
public with an opportunity to review and provide comments on the proposal.  The carrier 
shall discuss the scheduling and location of the community consultation meeting with 
Community Development Division staff before notifying the public.    

• Carriers will notify and invite Community Association Executive members (if one exists), 
Community Development Division staff, and property owners and residents within a 500 
metre radius of the proposed tower location to the community consultation meeting.   
The notification shall be delivered at least 14 days before the meeting.  A notice shall 
also be placed in the local newspaper not less than 3 and not more than 14 days before 
the meeting. 

• The Community Development Division will inform Mayor and Council about the 
community consultation meeting. 

• The Carrier(s) are responsible for the meetings, including the presentation of common 
content elements. The Carrier(s) should comply with general procedures set out by the 
Township of Langley with respect to public information meetings. 

• The public shall be provided 21 days after the community consultation meeting to 
submit comments to the Carrier.   
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• At the conclusion of the public consultation process (21 days after the community 
consultation meeting), the Carrier(s) will provide the following to the Community 
Development Division: 
• A list of people who attended the community consultation meeting. 
• An accurate record of the community consultation meeting. 
• A copy of any comments / correspondence provided by the public up to the 

conclusion of the public consultation process. 
• An explanation of how issues were resolved. 
• An explanation of how remaining issues either will be resolved, or of the efforts 

made and reasons why they cannot be resolved. 
 
3.3 PETITION PROCESS 

 
• Following completion of the Consultation Process outlined in Section 3.2 of this policy, 

the Township will, at the applicant’s expense, mail a letter of petition to the owners of 
the properties described in Section 3.2 of this policy to determine if they support the 
application. 
 

• The owners of a property will be deemed to support the application when they return to 
the Township the petition form, signed by all of the registered owners of the property, 
indicating support of the application. Residents will be given 21 days from the date of 
the petition to complete and return it to the Township.  
 

• Not earlier than four (4) weeks after the date of the Township’s petition under Section 
3.3 of this policy, the Township will determine the level of support for the application by 
dividing the total number of statements of support submitted to the Township, with only 
one per property, by the total number of separate properties described in Section 3.2 of 
this policy and converting that number to a percentage amount (Level of Public 
Support). 

 
3.4 COUNCIL CONSIDERATION OF APPLICATION 

 
Following completion of the Petition Process outlined in Section 3.3 of this policy, staff will 
forward a report to Council outlining the details of the application and the results of the 
Petition Process.  As part of that staff report, staff will advise if an 80% threshold resulting 
from the petition process, has been achieved.  The Township will mail or otherwise deliver 
notice to property owners (within the notification area outlined in Section 3.2 of this Policy) 
at least 10 days before Council’s consideration of the application and will provide an 
opportunity for public input at the Council meeting at which the staff report is considered.  
After considering the staff report, the Level of Public Support, and any written submissions 
from the applicant and the public, Council may pass a resolution indicating its objection or 
non-objection to the application.  The Township of Langley will then provide the carrier(s) 
and Industry Canada with a letter within 10 days of the Council meeting indicating Council’s 
resolution. 
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