
 
 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800  

AMENDMENT (SOUTHWEST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 
1999 NO. 3911 

AMENDMENT (SHEPHERD OF THE VALLEY LUTHERAN CHURCH)  

BYLAW 2018 NO. 5406 
 

 

EXPLANATORY NOTE 
 
Bylaw 2018 No. 5406 amends the Willoughby Community Plan by re-designating the western 
portion of property at 20097 – 72 Avenue from Residential to Multi Family and amends the 
Southwest Gordon Estate Neighbourhood Plan by re-designating the subject site from 
Institutional to Multi-Family “D”.  The amendments will facilitate the development of 82 
apartment units and five single family dwellings. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY  
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800  

AMENDMENT (SOUTHWEST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW 
1999 NO. 3911 

AMENDMENT (SHEPHERD OF THE VALLEY LUTHERAN CHURCH) BYLAW 2018 NO. 
5406 

 
A Bylaw to amend Southwest Gordon Estate Neighbourhood Plan Bylaw No. 3911 

 
WHEREAS it is deemed necessary and desirable to amend “Southwest Gordon Estate 
Neighbourhood Plan Bylaw No. 3911” 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 “Langley Official Community Plan Bylaw 

1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 
Amendment (Southwest Gordon Estate Neighbourhood Plan) Bylaw 1999 No. 3911 
Amendment (Shepherd of the Valley Lutheran Church) Bylaw 2018 No. 5406”. 
 

2. Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby 
Community Plan) Bylaw 1998 No. 3800 as amended is further amended by changing 
the designation of the lands as described as: 

 
Portion of Lot 167 Section 23 Township 8 New Westminster District Plan BCP14267 
 
as set out on Schedule “A” attached to and forming part of this Bylaw from 
Residential to Multi Family on Map 1. 
 

3. Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby 
Community Plan) Bylaw 1998 No. 3800 Amendment (Southwest Gordon Estate 
Neighbourhood Plan) Bylaw 1999 No. 3911 as amended is further amended by 
changing the designation of the lands as described as: 
 
Portion of Lot 167 Section 23 Township 8 New Westminster District Plan BCP14267 
 
as set out on Schedule “A” attached to and forming part of this Bylaw from 
Institutional to Multi Family “D” on Map 1. 

 
READ A FIRST TIME the 23 day of July , 2018. 

READ A SECOND TIME the 23 day of July , 2018. 

PUBLIC HEARING HELD the 17 day of September , 2018. 

READ A THIRD TIME the  day of  , 2018. 

RECONSIDERED AND ADOPTED the   day of  , 2018. 

 
  

Mayor 
  

Township Clerk 
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Bylaw No. 5406 
Page 2 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (SHEPHERD OF THE VALLEY LUTHERAN CHURCH) 

BYLAW 2018 NO. 5407 
 
 

EXPLANATORY NOTE 
 
 
Bylaw 2018 No. 5407 rezones the western portion of property located at 20097 - 72 Avenue 
from Civic Institutional Zone P-1 to Comprehensive Development Zone CD-127 to permit a 
comprehensive residential development consisting of three (3) apartment buildings (82 
apartment units) and five (5) single family lots.  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 

AMENDMENT (SHEPHERD OF THE VALLEY LUTHERAN CHURCH)  

BYLAW 2018 NO. 5407 
 

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 (Shepherd of the Valley Lutheran Church) 2018 Bylaw No. 
5407”. 

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

amended by: 
 

a. Adding to the Table of Contents and Section 104.1 – Zones the words 
“Comprehensive Development Zone CD-127” after the words “Comprehensive 
Development Zone CD-126” 

b. Adding to Section 110.1 after the words “CD-126” the words “CD-127 – In 
accordance with Section 1027” 

c. Adding after Section 1026 “Comprehensive Development Zone CD-126” the 
following as Section 1027 “Comprehensive Development Zone CD-127” 

 
 1027 COMPREHENSIVE DEVELOPMENT ZONE CD-127 
  
  Uses Permitted 
    

 1027.1 In the CD-127 Zone, only the following uses are permitted and all other uses are 
prohibited: 

 1) accessory buildings and uses 
 2) accessory home occupations subject to Section 104.3 
 3) residential uses subject to 1027.2  
   
  Residential Uses  
  

  1027.2 Residential uses shall consist of 82 apartments and 5 single family dwellings.  Overall 
density shall be in accordance with the provisions of the Southwest Gordon Estate 
Neighbourhood Plan.  No more than one single family dwelling is permitted per single 
family lot (Lot A, B, C, D, E as indicated in Section 1027.12)  

   
  Location of Residential Uses 
  
 1027.3 The location of each residential use shall be in accordance with Section 1027.12. 
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Bylaw No. 5407 
Page 2 
 

  Lot Coverage 
  
 1027.4 The maximum permitted lot coverage of buildings and structures shall be in 

accordance with the following: 
 
Lot (1) Lot Coverage Provisions 
Lots A, B, C, D, E Section 403.4 
Lot F a Development Permit 

(1) As indicated in Section 1027.12 
   
  Siting of Buildings and Structures 
  

 1027.5 Buildings and structures shall be sited in accordance with the following: 
 

 Lot (1) Siting Provisions 
Lots A, B, C, D, E Section 403.8 
Lot F a Development Permit 

(1) As indicated in Section 1027.12 
 

  Height of Buildings and Structures 
 

 1027.6 Except as provided for in Section 104.5, the height of buildings and structures shall  
be in accordance with the following: 
 

 Lot (1) Building Height Provisions 
Lots A, B, C, D, E Section 403.5 
Lot F Principal buildings and structures 

shall not exceed five storeys for 
Building C(1) and two storeys for 
Buildings A(1) and B(1), and a 
Development Permit.  Accessory 
buildings and structures shall not 
exceed 3.75 metres in height or one 
storey, whichever is lesser. 

(1) As indicated in Section 1027.12 
 

  Parking and Loading 
   

1027.7 Parking and loading shall be provided in accordance with the following: 
 
Lot (1) Parking and Loading Provisions 
Lots A, B, C, D, E Section 403.9 
Lot F Section 107 

(1) As indicated in Section 1027.12    
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Bylaw No. 5407 
Page 3 
 

  Subdivision Requirements 
  
1027.8 All lots created by subdivision shall comply with Section 110 of this Bylaw, the 

Township of Langley Subdivision and Development Servicing Bylaw 2011 No. 4861 
as amended and the following: 
 
Lot (1) Subdivision Provisions 
Lots A, B, C, D, E Sections 403.6 and 403.7 
Lot F Minimum lot size:  8,100 m2 

(1) As indicated in Section 1027.12   
 

  
  Landscaping, Screening and Fencing 
   
1027.9 Landscaping areas, landscaping screens and fencing shall be provided in accordance 

with Section 111 and in accordance with the Development Permit and the following: 
 

Lot (1) Landscaping, Screening and 
Fencing Provisions 

Lots A, B, C, D, E Sections 403.10 
Lot F Section 111 

(1) As indicated in Section 1027.12 
  
  Age Friendly Amenity 
   
1027.10 Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and 

with a Development Permit. 
  
  Development Permit Requirements 
   
1027.11 
 
 
 

A Development Permit shall be issued by Council prior to issuance of a Building 
Permit.  For Lots A, B, C, D and E as shown in Section 1027.12, an Exterior Design 
Control Agreement as per Section 403.11 is required to be implemented at time of 
subdivision.   
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Bylaw No. 5407 
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  Sub-Zone Plan 
  
 1027.12 Development in this zone shall conform substantially with Drawing titled:  Site Plan 

prepared by Craven / Huston / Powers /Architects (CHPA) as shown below: 
 

 
 
 

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

Portion of Lot 167 Section 23 Township 8 New Westminster District Plan BCP14267 

As shown delineated on Schedule “A” attached to and forming part of this Bylaw to 
Comprehensive Development Zone CD-127. 

 
READ A FIRST TIME the 23 day of July , 2018. 

READ A SECOND TIME the 23 day of July , 2018. 

PUBLIC HEARING HELD the 17 day of September , 2018. 

READ A THIRD TIME the  day of  , 2018. 

RECONSIDERED AND ADOPTED the   day of  , 2018. 

  
Mayor 

  
Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

TOWNSHIP OF LANGLEY HOUSING AGREEMENT 

(SHEPHERD OF THE VALLEY LUTHERAN CHURCH) BYLAW 2018 NO. 5414 

 
 

EXPLANATORY NOTE 
 
Bylaw 2018 No. 5414 authorizes the Township of Langley to enter into a Housing Agreement 
with Shepherd of the Valley Lutheran Church to secure rental housing and affordable rental 
units on the subject property.   
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

 TOWNSHIP OF LANGLEY HOUSING AGREEMENT 

(SHEPHERD OF THE VALLEY) BYLAW 2018 NO. 5414 

 

A Bylaw to authorize a Housing Agreement.    

      
WHEREAS Section 483 of the Local Government Act provides that Council may enter into a 
housing agreement with an owner which may include terms and conditions agreed to 
regarding the occupancy of the housing units identified in the Agreement; and 
 
WHEREAS Council wishes to enter into such an agreement with respect to certain housing 
units located in the Township of Langley;  
 
NOW THEREFORE the Council of the Township of Langley in open meeting assembled 
enacts as follows: 
 

1. This Bylaw may be cited as the “Township of Langley Housing Agreement Bylaw 
2018 No. 5414”. 

2. The Council of the Township of Langley hereby authorizes the Mayor and Clerk to 
enter into an Agreement with SHEPHERD OF THE VALLEY LUTHERAN CHURCH 
on behalf of the Township of Langley, as set out in Schedule “A”, attached hereto and 
forming part of the bylaw (the “Agreement”). 

3. The lands identified in the Agreement are legally described as: 

LOT 167 SECTION 23 TOWNSHIP 8 NEW WESTMINSTER DISTRICT PLAN 
BCP14267 

PID: 026-095-939 

4. Upon execution of the Agreement by the Mayor and the Clerk and application of the 
seal of the Township of Langley, this Agreement shall be validly entered into as 
authorized by this Bylaw.  

5. The Clerk is authorized to sign and file in the Land Title Office notices of the 
Agreement as required by the Local Government Act.  

 
READ A FIRST TIME the 23 day of July , 2018. 

READ A SECOND TIME the 23 day of July , 2018. 

READ A THIRD TIME the  day of  , 2018. 

RECONSIDERED AND ADOPTED the   day of  , 2018. 

 
  

Mayor 
  

Township Clerk 
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HOUSING AGREEMENT 

THIS AGREEMENT dated for reference ____________________ affects: 

LEGAL DESCRIPTION OF PROPERTY SUBJECT TO THE AGREEMENT: 

LOT 167 SECTION 23 TOWNSHIP 8 NEW WESTMINSTER DISTRICT PLAN 
BCP14267 

PID: 026-095-939 

(“Lands”) 

AND IS BETWEEN: 

SHEPHERD OF THE VALLEY LUTHERAN CHURCH, a society under the 
Societies Act, having offices at 20097 72 Avenue, Langley, V2Y 1S7 

(“Owner”) 

AND: 

CORPORATION OF THE TOWNSHIP OF LANGLEY, a municipal corporation 
incorporated pursuant to the Local Government Act, having offices at 20338 65 Avenue, 
Langley, BC, V2Y 3J1 

(“Township”) 

GIVEN THAT: 

A. the Owner is the registered owner of the Lands and has applied, in partnership with
Catalyst Community Developments Society, to the Township for amendments to the
Southwest Gordon Estate Neighbourhood Plan and the Willoughby Community Plan, as
well as for rezoning of the Lands to permit the construction of three buildings—Building
A, Building B, and Building C—for the purposes of affordable housing and seniors
housing;

B. the Township may, pursuant to section 483(1) of the Local Government Act, enter into an
agreement with an owner of land that includes terms and conditions regarding the
occupancy, tenure, availability of Dwelling Units, as well as regarding rents and lease,
sale or share prices that may be charged, and the rates at which these may be increased
over time;

C. the Owner and the Township wish to enter into this Agreement to provide for housing on
the terms and conditions set out in this Agreement, and this Agreement is both a covenant

Schedule A to Bylaw No. 5414
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under section 219 of the Land Title Act and a housing agreement under section 483 of the 
Local Government Act; 

D. the Council of the Township of Langley has enacted a bylaw under section 483 of the 
Local Government Act to enter into this Agreement; 

In consideration of good and valuable consideration (the receipt and sufficiency of which is 
acknowledged by both parties), and in consideration of the promises exchanged below, the 
Owner and the Township covenant and agree as follows: 

ARTICLE 1 
DEFINITIONS AND INTERPRETATION 

1.1 Definitions - In this Agreement the following words have the following meanings: 

(a) “Agreement” means these standard charge terms together with the General Instrument; 

(b) “Affordable Unit” means any of the twelve (12) Dwelling Units that together comprise 
Building A and Building B; 

(c) “Affordable Unit Eligibility Criteria” means a household income at or below the 
applicable Housing Income Limit; 

(d) “BC Housing” means the British Columbia Housing Management Commission or any 
successor organization or authority that assumes the powers and obligations of the British 
Columbia Housing Management Commission; 

(e) “Building A” means the two-storey building containing six (6) Affordable Units 
identified as Building A in Appendix 2; 

(f) “Building B” means the two-storey building containing six (6) Affordable Units 
identified as Building B in Appendix 2; 

(g) “Building C” means the five-storey building containing seventy (70) Seniors’ Units 
identified as Building C in Appendix 2; 

(h) “Dwelling Unit” has the meaning given in the Township’s Zoning Bylaw; 

(i) “General Instrument” means the Form C under the Land Title (Transfer Forms) 
Regulations, as amended, and all appendices and addenda to the Form C charging the 
Lands and citing these Standard Charge Terms; 

(j) “Housing Income Limit” means the housing income limit for the corresponding size of 
Dwelling Unit located within the Township as set out in the current housing income 
limits table published by BC Housing, or an equivalent publication; 
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(k) “Lands” means the lands described in the General Instrument and any part, namely those 
lands legally described as: 

LOT 167 SECTION 23 TOWNSHIP 8 NEW WESTMINSTER DISTRICT 
PLAN BCP14267 

PID: 026-095-939 

(a) “LTO” means the Land Title Office in Vancouver/New Westminster, British Columbia 
or its successor; 

(b) “Owner” means the Transferor described in the General Instrument, namely Shepherd of 
the Valley Lutheran Church and any permitted successor or assign, and includes any 
future or subsequent owner of the Lands, an Affordable Unit, or a Senior’s Unit; 

(c) “Rental Purposes” means an occupancy or intended occupancy which is or would be 
governed by a tenancy agreement as defined in section 1 of the Residential Tenancy Act, 
SBC 2002, c 78, as amended or replaced from time to time, between the Owner and the 
tenant; 

(d) “Senior’s Unit” means any of the seventy (70) Dwelling Units that comprise Building C; 

(e) “Senior’s Unit Eligibility Criteria” means a household income at or below the 
applicable Housing Income Limit and with at least one occupant who is 55 years of age 
or older; 

(f) “Statutory Declaration” means a Statutory Declaration in the form attached as 
Appendix 1 to this Agreement; 

(g) “Subdivide” means to divide, apportion, consolidate or subdivide the Lands, or the 
ownership or right to possession or occupation of the Lands into two or more lots, strata 
lots, parcels, parts, portions or shares, whether by plan, descriptive words or otherwise, 
under the Land Title Act, the Strata Property Act, or otherwise, and includes the creation, 
conversion, organization or development of "cooperative units" or "shared interests in 
land" as defined in the Real Estate Act;  

(h) “Township” means the Township of Langley or any employee, contractor, agent, 
delegate or assignee designated by Township Council to act on its behalf with respect to 
this Agreement or any rights or powers granted to the Township hereunder; and 

(i) “Zoning Bylaw” means Township of Langley Zoning Bylaw 1987 No. 2500, as amended 
or replaced from time to time. 
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1.2 Interpretation - In this Agreement:  

(a) reference to the singular includes reference to the plural, and vice versa, unless 
the context requires otherwise; 

(b) article and section headings have been inserted for ease of reference only and are 
not to be used in interpreting this Agreement; 

(c) if a word or expression is defined in this Agreement, other parts of speech and 
grammatical forms of the same word or expression have corresponding meanings; 

(d) reference to any enactment includes any regulations, orders or directives made 
under the authority of that enactment; 

(e) reference to any enactment is a reference to that enactment as consolidated, 
revised, amended, re-enacted or replaced, unless otherwise expressly provided; 

(f) the provisions of the Interpretation Act with respect to the calculation of time 
apply; 

(g) time is of the essence; 

(h) all provisions are to be interpreted as always speaking; 

(i) reference to a “party” is a reference to a party to this Agreement and to that 
party’s respective successors, assigns, trustees, administrators and receivers. 
Wherever the context so requires, reference to a “party” also includes agents, 
officers and invitees of the party; 

(j) reference to a “day”, “month”, “quarter” or “year” is a reference to a calendar 
day, calendar month, calendar quarter or calendar year, as the case may be, unless 
otherwise expressly provided; and 

(k) where the word “including” is followed by a list, the contents of the list are not 
intended to circumscribe the generality of the expression preceding the word 
“including”. 

1.3 Purpose of Agreement - The Owner and the Township agree that: 

(a) this Agreement is intended to serve the public interest by restricting occupancy of 
the Affordable Units and Seniors’ Units to tenants who meet the Affordable Unit 
Eligibility Criteria and Senior’s Unit Eligibility Criteria, respectively; 

(b) damages are not an adequate remedy to the Township in respect of any breach of 
this Agreement by the Owner, such that the Owner agrees the Township will be 
entitled to an order for specific performance and an injunction or other specific 
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relief respecting any breach of this Agreement by the Owner and to legal costs on 
a solicitor and client basis. 

1.4 Appendices – The following appendices are attached and form part of this Agreement: 

(a) Appendix 1 – Statutory Declaration 

(b) Appendix 2 – Site Plan 

ARTICLE 2 
USE OF LAND 

2.1 Land Use Restrictions – The Owner covenants and agrees with the Township that: 

(a) the Lands, Building A, Building B, and Building C must be used only in 
accordance with this Agreement; 

(b) no Affordable Unit or Senior’s Unit shall be occupied except for Rental Purposes; 

(c) the Owner will at all times ensure that the Lands are used and occupied in 
compliance with all statutes, laws, regulations, and orders of any authority having 
jurisdiction and without limiting the generality of the foregoing all bylaws of the 
Township and all federal, provincial, municipal or local laws, statutes or 
regulations relating to environmental matters, including all rules, regulations, 
policies, guidelines, criteria or the like promulgated under or pursuant to any such 
laws; 

(d) the Owner will do everything necessary, at the Owner’s expense, to ensure that 
this Agreement will be registered against title to the Lands and that a notice under 
section 483(5) of the Local Government Act will be filed on the title to the Lands 
at the LTO (except, in the case of the notice, if the LTO requires the Township to 
submit the notice); and  

(e) the Owner will not apply for a building permit for any construction or 
development on the Lands unless and until the Owner complies with the 
requirements of section 2.1(d) of this Agreement. 

ARTICLE 3 
TENANCY RESTRICTIONS 

3.1 Tenancy and Transfer Restrictions – The Township and the Owner agree as follows: 

(a) Notification of this Agreement – The Owner of any Affordable Unit or Senior’s 
Unit must in every tenancy agreement and purchase and sale agreement: 

(i) disclose the existence of this Agreement; 
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(ii) disclose the restrictions applicable to the Affordable Unit or Senior’s Unit 
under this Agreement; 

(iii) ensure every tenancy for the rental of an Affordable Unit or Senior’s Unit 
and every purchase and sale agreement is made conditional upon 
complying with section 3.1(b) or (c), whichever is applicable, of this 
Agreement; and 

(iv) provide the prospective tenant or owner with a copy of this Agreement; 

(b) Affordable Unit Tenancy Restrictions – The Owner agrees that no Affordable 
Unit shall be rented unless the Affordable Unit Eligibility Criteria are met by the 
tenants; 

(c) Senior’s Unit Tenancy Restrictions – The Owner agrees that no Senior’s Unit 
shall be rented unless the Senior’s Unit Eligibility Criteria are met by the tenants; 

(d) at least seven (7) days prior to the occupation of an Affordable Unit or Senior’s 
Unit by an individual, the Owner of the Affordable Unit or Senior’s Unit who is 
renting to the individual must collect and store for a period of two years a 
Statutory Declaration sworn by the individual under oath before a commissioner 
for taking affidavits in British Columbia, containing all of the information 
required to complete the Statutory Declaration; 

(e) upon written request by the Township, the Owner must provide the Township 
with a copy of the Statutory Declaration, such copy to be used only in accordance 
with the Township’s requirements under the Freedom of Information and 
Protection of Privacy Act, as amended or replaced from time to time; and 

(f) Applies to all Owners – For clarity, the restrictions in this section 3.1 shall apply 
to Owners of all Affordable Units and Seniors’ Units. 

3.2 Application of Agreement - The Owner acknowledges and agrees that this Agreement 
will apply to the Lands upon which Building A, Building B, and Building C are located. 

3.3 Owner’s Duty to Comply – The Township may provide written notice to the Owner of 
any matter involving a failure by the Owner or the Owner’s household to comply with 
this Agreement and upon receipt of such notice, the Owner shall take all necessary steps 
at its own expense to bring itself back into compliance with this Agreement. Any failure 
or inability by the Owner to comply with this Agreement within thirty (30) days of 
receiving notice from the Township shall constitute a default of this Agreement and shall 
entitle the Township to exercise any of its rights in respect such default under this 
Agreement, including its rights under Article 6. 
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ARTICLE 4 
ADMINISTRATION OF THIS AGREEMENT 

4.1 Township to Administer - Except as otherwise provided for in this Agreement, the 
Township may monitor, administer, enforce and implement the terms of this Agreement.  

4.2 Township Inquiries - The Owner hereby irrevocably authorizes the Township to make 
such inquiries as it considers necessary with the Owner, any strata corporation or 
otherwise in order to confirm that the Owner and any occupiers of any part of the Lands 
are complying with this Agreement, and irrevocably authorizes and directs the recipient 
of the request for information from the Township to provide such information to the 
Township. 

ARTICLE 5 
INTENTIONALLY DELETED 

ARTICLE 6 
DEFAULT AND REMEDIES 

6.1 Specific Performance - The Owner and all subsequent Owners acknowledge that in the 
event of a breach of this Agreement, in addition to any damages that may have occurred 
as a result of the breach, the Township is entitled to an order for specific performance of 
one or more of the obligations set out in the Agreement and shall also be entitled to its 
legal costs on a solicitor and client basis. 

ARTICLE 7 
INTENTIONALLY DELETED 

ARTICLE 8 
SECTION 219 COVENANT 

8.1 Agreement Constitutes Section 219 Covenant - The Owner agrees, pursuant to section 
219 of the Land Title Act, that: 

(a) the terms and conditions of this Agreement constitute a covenant in respect of the 
use of the Lands and annexed to and running with the Lands; and 

(b) the Township may register this Agreement in the LTO against title to the Lands 
and any Affordable Unit or Senior’s Unit as a covenant pursuant to section 219 of 
the Land Title Act. 
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ARTICLE 9 
MISCELLANEOUS 

9.1 Housing Agreement - The Owner acknowledges and agrees that: 

(a) this Agreement constitutes a housing agreement entered into under section 483 of 
the Local Government Act; and 

(b) the Township may register a notice of housing agreement under section 483 of the 
Local Government Act in the LTO against title to the Lands or any Affordable 
Unit or Senior’s Unit. 

9.2 Modification - This Agreement may be modified or amended from time to time, by bylaw 
duly passed by the Council of the Township, and provided the amended Agreement is 
signed by the Township and the Owner. 

9.3 Indemnity - The Owner will indemnify and save harmless the Township and each of its 
elected officials, officers, directors, and agents, and their heirs, executors, administrators, 
personal representatives, successors and assigns, from and against all claims, demands, 
actions, loss, damage, costs and liabilities, which all or any of them will or may be liable 
for or suffer or incur or be put to by reason of or arising out of: 

(a) any act or omission of the Owner, or its officers, directors, agents, contractors or 
other persons for whom at law the Owner is responsible relating to this 
Agreement; 

(b) the Owner’s construction, maintenance, ownership, lease, operation, management 
or financing of the Lands or any Affordable Unit or Senior’s Unit; 

(c) without limitation, any legal or equitable wrong on the part of the Owner or any 
breach of this Agreement by the Owner. 

9.4 Release - The Owner by this Agreement releases and forever discharges the Township 
and each of its elected officials, officers, directors, and agents, and its and their heirs, 
executors, administrators, personal representatives, successors and assigns, from and 
against all claims, demands, damages, actions, or causes of action by reason of or arising 
out of or which would or could not occur but for the: 

(a) ownership, lease, operation or management of the Lands or any Affordable Unit 
or Senior’s Unit under this Agreement; and 

(b) the exercise by the Township of any of its rights under this Agreement or an 
enactment. 

9.5 Municipal Powers Unaffected - This Agreement does not: 
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(a) affect or limit the discretion, rights, duties or powers of the Township under any 
enactment or at common law, including in relation to the use or subdivision of the 
Lands; 

(b) impose on the Township any legal duty or obligation, including any duty of care 
or contractual or other legal duty or obligation, to enforce this Agreement; 

(c) affect or limit any enactment relating to the use or subdivision of the Lands; or 

(d) relieve the Owner from complying with any enactment, including in relation to 
the use or subdivision of the Lands. 

9.6 Agreement for Benefit of Township only - The Owner and the Township agree that: 

(a) this Agreement is entered into only for the benefit of the Township; 

(b) this Agreement is not intended to protect the interests of the Owner, any tenant, or 
any future owner, lessee, occupier or use of the Lands, an Affordable Unit or 
Senior’s Unit or any portion thereof; 

(c) the Township may at any time execute a release and discharge of this Agreement, 
without liability to anyone for doing so and without obtaining the consent of the 
Owner. 

(d) Upon expiry of this Agreement, the Township at the written request of the owner, 
will execute a release and discharge of the agreement at the cost of the Owner. 

9.7 No Public Law Duty - Where the Township is required or permitted by this Agreement to 
form an opinion, exercise a discretion, express satisfaction, make a determination or give 
its consent, the Owner agrees that the Township is under no public law duty of fairness or 
natural justice in that regard and agrees that the Township may do any of those things in 
the same manner as if it were a private party and not a public body. 

9.8 Notice - Any notice required to be served or given to a party herein pursuant to this 
Agreement will be sufficiently served or given if delivered, to the postal address of 
Owner set out in the records at the LTO, and in the case of the Township addressed: 

To: Township of Langley  
General Manager of Engineering and Community Development 

 20338 – 65 Avenue 
 Langley, British Columbia  V2Y 3J1 

H.4

H.4 -  Page 20



And to: the Owner: 
Shepherd of the Valley Lutheran Church 
20097 72 Avenue 
Langley, BC  V2Y 1S7 

With a copy to: 
Catalyst Community Developments Society 
90-425 Carrall Street 
Vancouver, BC  V6B 6E3 
 

or to the most recent postal address provided in a written notice given by each of the 
parties to the other or recorded on title at the LTO. Any notice which is delivered is to be 
considered to have been given on the first day after it is dispatched for delivery. 

9.9 Enuring Effect - This Agreement will extend to and be binding upon and enure to the 
benefit of the parties hereto and their respective successors and permitted assigns. 

9.10 Severability - If any provision of this Agreement is found to be invalid or unenforceable 
such provision or any part thereof will be severed from this Agreement and the resultant 
remainder of this Agreement will remain in full force and effect. 

9.11 Waiver - All remedies of the Township will be cumulative and may be exercised by the 
Township in any order or concurrently in case of any breach and each remedy may be 
exercised any number of times with respect to each breach. Waiver of or delay in the 
Township exercising any or all remedies will not prevent the later exercise of any remedy 
for the same breach of any similar or different breach. 

9.12 Sole Agreement - This Agreement, and any documents signed by the Owners 
contemplated by this Agreement, represent the whole agreement between the Township 
and the Owner respecting the use and occupation of the Affordable Units and Seniors’ 
Units, and there are no warranties, representations, conditions or collateral agreements 
made by the Township except as set forth in this Agreement. 

9.13 Further Assurance - Upon request by the Township the Owner will forthwith do such acts 
and execute such documents as may be reasonably necessary in the opinion of the 
Township to give effect to this Agreement. 

9.14 Covenant Runs with the Lands - This Agreement burdens and runs with the Lands and 
every parcel into which it is Subdivided. All of the covenants and agreements contained 
in this Agreement are made by the Owner for itself, its personal administrators, 
successors and assigns, and all persons who after the date of this Agreement, acquire an 
interest in the Lands.  
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9.15 Limitation on Owner’s Obligations - The Owner is only liable for breaches of this 
Agreement that occur while the Owner is the registered owner of the Lands. 

9.16 Equitable Remedies - The Owner acknowledges and agrees that damages would be an 
inadequate remedy for the Township for breach of this Agreement and that the public 
interest strongly favours specific performance, injunctive relief (mandatory or otherwise), 
or other equitable relief, as the only adequate remedy for a default under this Agreement. 

9.17 No Joint Venture - Nothing in this Agreement will constitute the Owner as the agent, 
joint venture, or partner of the Township or give the Owner any authority to bind the 
Township in any way. 

9.18 Applicable Law - Unless the context otherwise requires, the laws of British Columbia 
will apply to this Agreement and all statutes referred to herein are enactments of the 
Province of British Columbia. 

9.19 Deed and Contract - By executing and delivering this Agreement the Owner intends to 
create both a contract and a deed executed and delivered under seal. 

9.20 Real Estate Services Act – For greater certainty, nothing in this Agreement prevents the 
Owner from retaining a real estate service provider licensed under the Real Estate 
Services Act in respect of an Affordable Unit or Senior’s Unit 

ARTICLE 10 
INTENTIONALLY DELETED 

 
IN WITNESS WHEREOF, the parties hereby affixed their signatures on the day and year first 
above written. 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY, by its 
authorized signatories: 

      

SHEPHERD OF THE VALLEY LUTHERAN CHURCH, by its 
authorized signatories: 
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APPENDIX 1 
 

STATUTORY DECLARATION 

IN THE MATTER OF A 
HOUSING AGREEMENT BETWEEN 

THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
AND 

_____________________________ 

(the “Housing Agreement”) 

TO WITNESS: 

I, __________________________ of ________________________________, British Columbia,  
 [Print name] [Address] 

 

DO SOLEMNLY DECLARE THAT: 

1. This declaration is made with respect to the Dwelling Unit municipally described as 
__________________________________, Langley, British Columbia and legally 
described as PID: _________________________________________________________ 
(the “Unit”). 

2. I am the prospective tenant of the Unit and make this declaration to the best of my 
personal knowledge and believe the statements in this declaration are true. 

3. I confirm at least one occupier of the Unit has reached the age of 55 or older: 

[   ] Yes 

[   ] Not Applicable 

4. I confirm that the prospective household occupying the Unit has an income that is equal 
to or lower than the applicable housing income limit as determined by BC Housing for 
the Unit. 

5. This declaration is made pursuant to the Housing Agreement registered against title to the 
Unit (the “Housing Agreement”). 

6. I have received and reviewed a copy of the Housing Agreement and acknowledge that the 
terms and definitions in the Housing Agreement also apply to this declaration. 
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7. The names of all persons in my household who occupy the Unit and have reached the age 
of 55 or older are as follows: 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________ 
[Insert names and addresses of all relevant occupants of Unit] 

8. I agree to comply with the Owner’s obligations under the Housing Agreement and other 
charges in favour of the Township registered in the Land Title Office against the Unit for 
so long as I am an occupier of the Unit. 

9. I make this solemn declaration, conscientiously believing it to be true and knowing that it 
is of the same force and effect as if made under oath and pursuant to the Canada 
Evidence Act. 

DECLARED BEFORE ME AT ) 
____________________________ THIS ) 
_____ DAY OF_______________, 20___ ) 
 ) 
 ) 
 ) 
Print name:  
A commissioner of oaths for the ) 
the Province of British Columbia ) 
[Affix Commissioner’s stamp or seal ) 
 ) 
 ) 
 ) 

 
 
 
 
 
  
DECLARANT 

 

NOTE: A false declaration may result in a fine of up to $2000.00, up to six months’ 
imprisonment, or both. 
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APPENDIX 2 – SITE PLAN 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: JULY 23, 2018 - REGULAR EVENING MEETING REPORT: 18-124 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-23-0141
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 

PROPOSAL: 

Application to amend the Willoughby Community 
Plan and Southwest Gordon Estate 
Neighbourhood Plan and rezone a portion of the 
site located at 20097 - 72 Avenue to facilitate 
development of 82 affordable rental apartment 
units and five (5) single family lots.  

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaws No. 5406, 5407 and 5414 subject to 
completion of seven (7) development prerequisites 
prior to final reading, issuance of Development 
Permit No. 101000 subject to six (6) conditions 
noting seven (7) building permit conditions, and 
that staff be authorized to schedule the required 
public hearing. 

RATIONALE: 

Staff are supportive of the development 
proposal as it meets the overall goals and 
objectives of the Willoughby Community 
Plan, Southwest Gordon Estate 
Neighbourhood Plan, and Township of 
Langley’s Sustainability Strategy, Official 
Community Plan and Housing Action Plan.  
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 2 . . . 

RECOMMENDATIONS: 

That Council give first and second reading to Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment 
(Southwest Gordon Estate Neighbourhood Plan) Bylaw 1999 No. 3911 Amendment (Shepherd of 
the Valley) Bylaw 2018 No. 5406, and Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (Shepherd of the Valley) Bylaw 2018 No. 5407, rezoning the lands from Civic 
Institutional Zone P-1 to Comprehensive Development Zone CD – 127, to facilitate development 
of 82 affordable rental apartment units and five (5) single family lots, subject to the following 
prerequisites being satisfied prior to final reading: 

1. A Servicing Agreement being entered into with the Township to secure stormwater
management and required service connections in accordance with the Township’s
Subdivision and Development Servicing Bylaw, to the acceptance of the Township;

2. Completion of an erosion and sediment control plan and provision of security in accordance
with the Erosion and Sediment Control Bylaw to the acceptance of the Township;

3. Provision of final off-site landscape design drawings including street trees, sidewalk and
pedestrian walkway materials and layout, fencing, signage, landscaping details and security
to the acceptance of the Township;

4. 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;

5. Execution of a Housing Agreement and adoption of related Bylaw 5414 pursuant to
Section 483 of the Local Government Act, to limit rental occupancy of Buildings A, B, and C
(as indicated in Development Permit No.101000) to qualified tenants and to limit rental
occupancy of Building C to adults aged 55 years and older;

6. Registration of restrictive covenants acceptable to the Township:
a. Restricting left-hand turns on 72 Avenue to the development and prohibiting off-site

parking on 72 Avenue;
b. Identifying nine (9) units and nine (9) parking stalls to be built with adaptable design

features in accordance with Schedule 2 – Adaptable Housing Requirements of the
Township’s Official Community Plan;

7. Payment of applicable supplemental Rezoning and Development Permit fees,
Neighborhood Plan Administration Fee, Site Servicing Review fee, ISDC review fee, and
compliance with the Township’s 5% Neighbourhood Park Land Acquisition Policy;

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Willoughby Community Plan) Bylaw 1988 No.3800 Amendment (Southwest Gordon Estate 
Neighbourhood Plan) Bylaw 1999 No. 3911 Amendment (Shepherd of the Valley ) Bylaw 2018 
No. 5406, is consistent with the Township’s Five Year Financial Plan as updated annually and with 
Metro Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid 
Waste and Resource Management Plan, and with the consultation requirement of 
Official Community Plan Consultation Policy (07-160); 

That Council grant first and second reading to Housing Agreement (Shepherd of the Valley ) 
Bylaw 2018 No. 5414 which authorizes a Housing Agreement to secure rental housing and 
affordable rental units on the subject property;   

H.4

H.4 -  Page 27



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 3 . . . 

That Council authorize issuance of Development Permit No. 101000 at time of final reading of 
Bylaw No. 5407, subject to the following conditions: 

a. Building plans being in compliance with Schedules “A” through “H”;
b. On-site landscaping plans being in substantial compliance with Schedules “I” through “O”,

and in compliance (subject to Township acceptance of lot grading) with Subdivision and
Development Servicing Bylaw (Schedule I - Tree Protection), Township’s Zoning Bylaw,
and the Township’s Street Trees and Boulevard Plantings Policy, to the acceptance of the
Township;

c. Section of 107.3.a) iii) of the Township’s Zoning Bylaw No. 2500 being varied to reduce the
total number of required parking spaces for apartment units from 111 to 101 spaces;

d. Rooftop mechanical equipment to be screened from view by compatible architectural
treatments;

e. All refuse areas to be located underground or in an enclosure and screened to the
acceptance of the Township;

f. An exterior design control agreement being entered into for all proposed single family lots,
ensuring that building design and site development standards are high quality, consistent
and compatible with other lots and development and conform to the single family
development permit guidelines contained in the Willoughby Community Plan;

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

c. Written confirmation from owner and landscape architect or arborist that the tree protection
fencing identified in the tree management plan is in place;

d. Provision of CPTED (Crime Prevention through Environmental Design) review of the
development (including design and operation of parkades, elevators, pedestrian walkways
/ connections, amenity areas, playgrounds, and lighting) by a qualified CPTED professional
(in consultation with the Langley RCMP), to the acceptance of the Township, including
incorporation of CPTED recommendations into the final development plans;

e. Submission of a site specific on-site servicing 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;

f. Payment of supplemental Development Permit application fees, applicable Development
Cost Charges and Building Permit Administration Fees; and,

g. Registration of a restrictive covenant requiring provision of stormwater infiltration measures
to the acceptance of the Township; and further

That Council authorize staff to schedule the required public hearing for the Community and 
Neighbourhood Plan amendment and rezoning bylaws in conjunction with the hearing for proposed 
Development Permit No. 101000. 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 4 . . . 

EXECUTIVE SUMMARY: 

Catalyst Community Development Society, in partnership with the Shepherd of the Valley Lutheran 
Church, has applied to amend the Willoughby Community Plan and Southwest Gordon Estate 
Neighbourhood Plan and to rezone the western 1.02 ha (2.52 ac) portion of a site located at 
20097 - 72 Avenue.  The proposed development consists of five (5) single family lots and 
82 affordable rental units (70 apartments for seniors and 12 apartments for families). 
A Development Permit (incorporating a parking variance) is being processed in conjunction with the 
rezoning and Plan amendment applications to provide Council the opportunity to review the form, 
character and siting of the development.  

The proposal is consistent with the overall objectives of the Willoughby Community Plan, 
Southwest Gordon Estate Neighbourhood Plan, and the Township of Langley Housing Action Plan. 
Furthermore, the proposed non-market housing development is consistent with the goals and 
objectives of the Township’s Sustainability Charter, Official Community Plan and Housing Action 
Plan.  

Specifically, the Township’s Official Community Plan has a goal to “provide flexible, affordable, and 
mixed housing options” with an aspiration to have a diverse range of housing options for people of 
different abilities, incomes, and ages.”  The proposal also meets the goals of the Housing Action 
Plan by expanding the supply and diversity of housing through provision of affordable and non-
market housing for seniors and families close to transit, jobs and services. 

Staff recommend that the Community and Neighborhood Plan amendment and rezoning application 
be considered subject to the development prerequisites listed in this report being satisfied prior to 
Council’s consideration of final reading.  

PURPOSE: 

This report is to advise and make recommendations with respect to Willoughby Community Plan 
and Southwest Gordon Estate Neighbourhood Plan Amendment Bylaw No. 5406, Rezoning Bylaw 
No. 5407, Housing Agreement Bylaw No. 5414, and Development Permit No. 101000. 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
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SUBJECT 
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REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 6 . . . 

SUBJECT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
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ZONING BYLAW NO. 2500 

SUBJECT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 8 . . . 

SITE PLAN – SUBMITTED BY APPLICANT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
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APARTMENT RENDERING – SUBMITTED BY APPLICANT 
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OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 10 . . . 

ADDITIONAL INFORMATION: 

REFERENCE: 

Owner:  

Agent: 

Shepherd of the Valley Lutheran Church 
20097-72 Avenue 
Langley, BC  
V2Y 1S7  

Catalyst Community Developments Society 
#90 – 425 Carrall Street  
Vancouver, BC  
V6B 633  

Legal Description: Lot 167 Section 23 Township 8 New Westminster 
District Plan BCP14267  

Location: 20097 - 72 Avenue 

Area: Western 1.02 ha (2.52 ac) portion 
 of a 1.86 ha / 4.6 ac site 

Existing Zoning: Civic Institutional Zone P-1 

Proposed Zoning: 

Willoughby Community 
Plan   (existing): 

  (proposed): 

Southwest Gordon Estate 
Neighborhood Plan (existing): 

 (proposed) 

Comprehensive Development Zone CD-127 and 
Civic Institutional Zone P-1  

Residential 

Residential and Multi Family 

Institutional  

Institutional and Multi Family “D” 

BACKGROUND/HISTORY: 

The subject site consists of a 4.6 ac (1.86 ha) lot owned by the Shepherd of the Valley Lutheran 
Church since 1984. The eastern portion of the site is occupied by the church while the western 
portion is currently vacant.  The site is designated “Residential” in the Willoughby Community Plan 
and “Institutional” in the Southwest Gordon Estate Neighbourhood Plan.   

The church has entered into a partnership with Catalyst Development Society, a non-profit 
developer and operator, to create 82 affordable apartment units for senior citizens and families. 
BC Housing has provided provisional project approval with allocation of $5 million from the 
Investment in Housing Innovation program.  This provisional approval and funding from 
BC Housing is subject to BC Housing's final project approval process as well as the regulatory 
processes at the Township of Langley.  

H.4

H.4 -  Page 35



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 11 . . . 

DISCUSSION/ANALYSIS: 

The proposed development site consists of a westerly 1.02 ha (2.52 ac) portion of a property 
located at 20097 – 72 Avenue.  The subject site is designated “Residential” in the Willoughby 
Community Plan and “Institutional” in the Southwest Gordon Estate Neighbourhood Plan and is 
zoned Civic Institutional Zone P-1.  The proponent has applied to change the land use designation 
of the western portion of the site from “Residential” to “Multi Family” in the Willoughby Community 
Plan, and from “Institutional” to “Multi Family D” in the Southwest Gordon Estate Neighbourhood 
Plan.  The proposal also includes rezoning of the western portion of the site from Civic Institutional 
Zone P-1 to Comprehensive Development Zone CD-127.  The Neighbourhood Plan designation 
and zoning of the eastern portion of the site will remain unchanged.  The proposal is accompanied 
by a Development Permit application for three (3) apartment buildings, and incorporates a parking 
variance.  

The proposal is intended to facilitate development of 82 affordable rental apartment units and five 
(5) single family lots.  Buildings A and B shown on the site plan included in this report are two
(2) storey buildings with a total of twelve (12) family oriented units.  Building C fronting 72 Avenue
is a five (5) storey building with an underground parking garage.  Five (5) single family lots
proposed at the northern portion of the site fronting 73 Avenue are not part of the affordable
housing project and the applicant indicates that the subject lots will be sold at market value.

A Development Permit for the site is being processed in conjunction with the rezoning 
application to provide Council the opportunity to review the form, character, and siting of the 
development. 

Surrounding land uses include: 

North: 73 Avenue beyond which are single family lots zoned Residential Compact Lot 
Zone R-CL, designated “Residential Bonus Density 1” in the Southwest Gordon 
Estate Neighbourhood Plan;  

East: Single family lots zoned Residential Compact Zone R-CL, designated “Residential 
Bonus Density 1” in the Southwest Gordon Estate Neighbourhood Plan;  

South: 72 Avenue, beyond which is the townhouse development zoned Comprehensive 
Development Zone CD-38, designated “Residential Bonus Density 1” in the 
Southwest Gordon Estate Neighbourhood Plan; and  

West: Commercial development consisting of a gas station and convenience store zoned 
Service Commercial Zone C-3, a multi-tenant commercial site zoned Commercial 
C-2, and Township’s stormwater detention pond, designated “Commercial” in in the
Southwest Gordon Estate Neighbourhood Plan.

Plan Amendment: 
The proposed development is located in the Willoughby Community Plan and Southwest 
Gordon Estate Neighbourhood Plan. The subject site is designated “Residential” in the 
Willoughby Community Plan and “Institutional” in the Southwest Gordon Estate Neighbourhood 
Plan.  
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Bylaw No. 5406 proposes to change the designation of the western portion of the site (1.02 ha / 
2.52 ac) to “Multi Family” in the Willoughby Community Plan”, and to “Multi Family ”D” in the 
Southwest Gordon Estate Neighbourhood Plan to accommodate the proposed development of 
82 apartment units and five (5) single family lots.  The “Multi Family “D” land use designation 
allows a maximum permitted density of 127 units per ha (51units per ac) and accommodates the 
overall proposed density of 86 units per ha (35 units per ac) for the proposed 82 apartments and 
five single family lots.  The “Multi Family “D” land use designation also allows single family uses 
where included in a site specific Comprehensive Development Zone.  The applicant has provided 
the following rationale in support of the proposed amendment: 

This development proposes a mix of affordable housing for a variety of age groups 
in this lively community. The architecture and landscape proposed would provide a 
high-quality homes and environment for residents to live and raise their families. 
Through open spaces and connections to existing greenways, residents can enjoy 
the outdoors and mingle amongst their neighbours, enhancing this very livable 
community. It is a responsible development alternative to institutional zoning 
identified within the Willoughby Community Plan and is consistent with the socially 
sustainable goals of the Township of Langley. 

Zoning Amendment:  
The subject site is currently zoned Civic Institutional Zone P-1.  Bylaw No. 5407 proposes to create 
a site specific Comprehensive Development CD-127 Zone for the western portion of the lands with 
a maximum permitted density of 86 units per ha (35 units per ac) to accommodate the proposed 
apartment and single family development.  The proposed Comprehensive Development CD-127 
Zone will permit the proposed development with specific reference to the proposed number of units 
as well as the applicant’s site plan to indicate the siting and height of the proposed structures. 

Development Permit: 
The subject site is designated a mandatory Development Permit area to provide Council the 
opportunity to review the form, character and siting of any proposed development.  The proposal 
has been considered in accordance with the existing Development Permit Guidelines included in 
the Willoughby Community Plan (Attachment C). Proposed Development Permit No.101000 is 
attached to this report (Attachment A). The proponent has submitted building elevations and 
renderings detailing the form and character of the proposed apartment buildings for Council’s 
consideration. 

The proposal includes a five-storey apartment building (Building C shown on the site plan) that 
fronts 72 Avenue and two (2) two-storey apartment buildings (Buildings A and B) in the central 
portion of the site.  Building C (targeted for seniors) will contain 70 apartments consisting of 
24 studios, 29 one-bedroom units, 9 one-bedroom adaptable units and 8 two-bedroom units.  
Buildings A and B each contain two (2) two-bedroom units and four (4) three- bedroom units 
targeted to families.  The distribution of unit types is outlined in the table below: 

Unit type Building A 
(Family units) 

Building B 
(Family units) 

Building C 
(Seniors units) 

Studio 24 
One-bedroom 29 
One bedroom adaptable 9 
Two bedroom 2 2 8 
Three bedroom 4 4 0 
Total 6 6 70 
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According to the applicant, the exterior design of the three (3) apartment buildings is a 
contemporary design that still maintains a residential feel. Distinction is provided with a variety of 
colours and forms, including randomly placed cantilevered box forms in a different colour.  

Cementitious panels in modern colours compliment the design form and provide a non-
combustible exterior cladding that is also low maintenance and long lasting. Brick veneer at the 
first floor of the main apartment building provides a visual focus for the main and secondary entries 
into the building. Some corrugated metal cladding also brings a modern design element to the 
building. 

The project includes a shared outdoor amenity space that includes picnic tables, community 
garden plots and children’s  play area.  The pedestrian network on the site is designed to provide 
comprehensive connections between the proposed development to the church, 72 Avenue, 
73 Avenue, and surrounding neighbourhood.  

The specific Development Permit area guidelines outlined in the Plan related to single family 
residential development are attached to this report (Attachment B).  For the single family 
residential lots, the Development Permit guidelines are implemented by a Development Permit 
requirement that the proponent enter into an exterior design control agreement.  The exterior 
design control agreement typically addresses the form, character and siting of individual single 
family homes constructed in a development. 

The development, in staff’s opinion, complies with the intent of the Community and Neighborhood 
Plans, and with the Development Permit Area guidelines for the area (Attachment B).  

Subdivision: 
The proposal includes subdivision of the subject property into seven lots: eastern portion of the 
property where the church is located, western portion of the site with the proposed apartment 
development and five (5) single family lots. At the time of the subdivision, a cross access 
easement will be registered between the church and apartment sites.   Details of the subdivision 
will be addressed at the subdivision stage pursuant to the requirements of the Subdivision and 
Development Servicing Bylaw. 

Adaptable Housing: 
In accordance with Section 3.1.9 and Schedule 2 of the Township of Langley Official Community 
Plan, a minimum of 10% (8 units) of the proposed apartments are required to be provided with 
adaptable design features.  The applicant is proposing nine (9) units with adaptable design 
features as per Schedule 2 of the Township of Langley Official Community Plan.  The adaptable 
units will be secured by restrictive covenant prior to final reading of the rezoning bylaw.   

Access and Parking: 
The subject site is currently accessed from 72 Avenue (right in/right out turning movements) and 
73 Avenue (one access point located at the eastern portion of the site).  The existing access on 
72 Avenue will remain right in / right out and will function as a shared access between the church 
site and the affordable housing development.   The proposed apartment development, church site 
and single family lots will also have separate access points from 73 Avenue.   
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For the proposed 82 apartment units, 111 parking paces are required. The proposal includes 
101 parking spaces (a 10 stall or 10% reduction from Bylaw requirements) as outlined below.  

Parking Spaces 
Required 

Parking Spaces 
Provided 

Apartment Resident 
Parking Spaces 111 101 (of which 9 are adaptable) 

Apartment Visitor Parking 
Spaces 

11 (10% of the required 
parking spaces shall be for 

visitors)  

11 stalls (11% of the total 
proposed parking spaces) 

Total 111 101 

A parking study prepared by Bunt & Associates indicates a correlation between affordable rental 
and seniors housing and lower vehicle ownership compared to standard housing units. The 
Township’s Transportation Department has reviewed the parking study and parking variance 
rationale and does not object to  the proposed parking reduction of ten (10) parking stalls.  

For the existing church, a total of 76 parking stalls are required (109 provided). 

Policy Framework for Non-Market Housing:  
The proposed non-market housing development is consistent with the goals of the Official 
Community Plan the Township of Langley Housing Action Plan.  

The Official Community Plan has a goal to “provide flexible, affordable, and mixed housing options” 
with an aspiration to have a diverse range of housing options for people of different abilities, 
incomes, and ages.”   

The proposal is also meeting the goals of the Housing Action Plan by expanding the supply and 
diversity of housing through provision of affordable and non-market housing for seniors and 
families close to transit, jobs and services. 

Housing Agreement Bylaw No. 5414 secures the rental tenure and affordability of the proposed 
apartment units.  Occupants of the seniors building will be limited to adults 55 years of age and 
over.  The occupants of all of the buildings will need to meet maximum income limits in order to 
qualify as tenants. 

Development Cost Charges Waiver 

On July 9, 2018 Council adopted Bylaw 5380 which provides for waiving of Development Cost 
Charges (DCCs) for affordable housing projects which qualify under the provisions of the 
bylaw.  Staff anticipate that the Shepherd of the Valley Housing Society will make application for 
waiver of DCCs related to the 82 proposed affordable apartment units. 
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Official Community Plan Consultation Policy: 
In accordance with the Official Community Plan Consultation Policy (07-160), the Langley School 
District was consulted during the early stages and throughout the Official Community Plan (OCP) 
amendment application process. The School District did not express any concerns regarding the 
proposed amendments (Attachment C). Staff recommends that Council consider the consultation 
completed consistent with the requirements of the Official Community Plan Consultation Policy 
(07-160).  The Official Community Plan Consultation Policy also requires Council to consider the 
OCP amendment in conjunction with the financial plan and any applicable waste management 
plan. Staff recommend that Council consider the proposed OCP amendment consistent with the 
Township’s financial plans (both operating and capital) and Metro Vancouver’s waste Management 
Plans as the plans anticipate development in the Willoughby Community Plan.  

Public Consultation: 
The applicant hosted a Public Information Meeting (PIM) on Wednesday, July 11, 2018 at the 
Shepherd of the Valley Lutheran Church.  According to a summary provided by the applicant 
attached to this report as Attachment D , seventeen (17) signed in at the meeting and 20 people 
provided comment sheets.  After the meeting, additional 12 emails with comments were received. 
Comment sheets are included in the summary of the PIM in Attachment D.  

Age Friendly Amenity Area: 
Section 111.5 of the Township’s Zoning Bylaw requires provision of one or more “Age Friendly 
Amenity Areas” on the basis of 4 m² (43 ft²) per apartment unit.  Based on the 82 apartment units 
proposed, the applicant is proposing approximately 750 m² (8,072.9  ft²) of Age Friendly Amenity 
Area to be located central to the development.   Prior to issuance of a building permit, the Age 
Friendly Amenity Area requirements must be secured to the acceptance of the Township. This 
requirement has been included in the Development Permit conditions to be completed prior to 
issuance of a building permit. 

Tree Protection/ Replacement: 
The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 43 significant 
trees exist on the subject site, 40 of which are currently proposed to be retained.  In accordance 
with the Township’s Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection), 
a total of 18 replacement trees are required to be planted on-site.  The applicant is proposing to 
plant 63 trees. In addition, approximately 14  street trees are already in place along the existing 
road frontages. Final tree retention, protection, and replacement plans are subject to the final 
acceptance of the Township. This requirement has been included in the list of development 
prerequisites to be completed prior to final reading of the rezoning bylaw.  

Transit:  
The subject site is within 100 metres a bus stop located on 200 Street at 72 Avenue.  The area is 
served by the 372 Clayton Heights / Langley Centre route (on 72 Avenue) and the 501 Langley 
Centre / Surrey Central route (on 200 Street). 

Servicing: 
Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure 
stormwater management and service connections in accordance with the Subdivision and 
Development Servicing Bylaw 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. 

H.4

H.4 -  Page 40



OFFICIAL COMMUNITY PLAN AMENDMENT AND  
REZONING APPLICATION NO. 100163 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101000 
(SHEPHERD OF THE VALLEY LUTHERAN CHURCH / 20097 - 72 AVENUE) 
Page 16 . . . 

School Sites: 
School District 35 has provided comments (Attachment C) and anticipates that the proposed 
development will generate approximately three (3) new students for RC Garnett Elementary, 
Elementary, one (1) new student for Yorkson Creek Middle School and two (2) new students for 
R.E. Mountain Secondary School.   

Parks: 
The proposed development is located 350 metres from RC Garnett Park located on the east side 
of 201 Street adjacent to RC Garnett Elementary School.  

Environmental: 
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’s 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. The 
provision 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. 

POLICY CONSIDERATIONS: 

The proposed Plan amendments includes changes in land use designations from “Institutional” to 
“Multi Family” (Willoughby Community Plan) and from “Institutional” to “Multi Family D” (Southwest 
Gordon Estate Neighbourhood Plan). The proposed rezoning to Comprehensive Development 
Zone CD-127 and concurrent Development Permit No. 101000 will facilitate development of 
82 affordable housing units and five (5) single family residential lots.   

The proposed affordable housing development complies with the housing policies from the 
Willoughby Community Plan, Southwest Gordon Estate Neighbourhood Plan and Housing Action 
Plan.  In staff’s opinion, accompanying Development Permit No. 100100 complies with the 
Development Permit Area “B” Guidelines . Accordingly, staff recommend that Council give first and 
second reading to Bylaws No. 5406, 5407, and 5414 and authorize issuance of the accompanying 
Development Permit No. 101000 (to be issued at time of final reading of Bylaw No. 5407), and 
authorize staff to schedule the required public hearing. 

Respectfully submitted, 

Zorica Andjelic  
Development Planner  
COMMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A Development Permit No. 100100 and Schedules ‘A’ to ‘O’ 

ATTACHMENT B Southwest Gordon Estate Neighbourhood Plan : Excerpt from Development 
Permit Area B Guidelines 

ATTACHMENT C School District Comments 

ATTACHMENT D Public Information Meeting Summary 
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ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101000 

This Permit is issued this __________day of _________________, 2018 to:  

1. Name: Shepherd of the Valley Lutheran Church 

Address: 20097 – 72 Avenue 
Langley, BC 
V2Y 1S7  

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 167 Section 23 Township 8 New Westminster District Plan
BCP14267

CIVIC ADDRESS: 20097 – 72 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 plans being in compliance with Schedules “A” through “H”;
b) On-site landscaping plans being in substantial compliance with Schedules “I” through

“O”, and in compliance (subject to Township acceptance of lot grading) with Subdivision
and Development Servicing Bylaw (Schedule I - Tree Protection), Township’s Zoning
Bylaw,  and the Township’s Street Trees and Boulevard Plantings Policy, to the
acceptance of the Township;

c) Section of 107.3.a) iii) of the Township’s Zoning Bylaw No. 2500 being varied to reduce
the total number of required parking spaces for apartment units from 111 to 101 spaces.

d) Rooftop mechanical equipment to be screened from view by compatible architectural
treatments;

e) All refuse areas to be located underground or in an enclosure and screened to the
acceptance of the Township;

f) An exterior design control agreement being entered into for all proposed single family
lots, ensuring that building design and site development standards are high quality,
consistent and compatible with other lots and development and conform to the single
family development permit guidelines contained in the Willoughby Community Plan.

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

c. Written confirmation from owner and landscape architect or arborist that the tree
protection fencing identified in the tree management plan is in place;

d. Provision of CPTED (Crime Prevention through Environmental Design) review of the
development (including design and operation of parkades, elevators, pedestrian
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DEVELOPMENT PERMIT NO. 1001000 
(SHEPHERD OF THE VALLEY  / 200 72 AVENUE) 
Page 2 . . . 

walkways  / connections, amenity areas, playgrounds, and lighting) by a qualified 
CPTED professional (in consultation with the Langley RCMP), to the acceptance of the 
Township, including incorporation of CPTED recommendations into the final 
development plans; 

e. Submission of a site specific on-site servicing 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;

f. Payment of supplemental Development Permit application fees, applicable
Development Cost Charges, and Building Permit Administration Fees;

g. Registration of a restrictive covenant requiring provision of stormwater infiltration
measures to the acceptance of the Township.

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  Building C Elevations (North and East) 
SCHEDULE D  Building C Elevations (South and West) 
SCHEDULE E  Buildings A and B Elevations (South and West) 
SCHEDULE F Buildings A and B Elevations (North and East) 
SCHEDULE G Building C Parkade Plan 
SCHEDULE H Colour and Material Scheme 
SCHEDULE I Landscape Plan  
SCHEDULE J Landscape Plan - Building C 
SCHEDULE K Landscape Plan  -Building A 
SCHEDULE L Landscape Plan – Building B 
SCHEDULE M Landscape Plan – Age Friendly Amenity Area 
SCHEDULE N Landscape Details 
SCHEDULE O Landscape Details 
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To:	 Zorica	Andjelic		
Planner	
Township	of	Langley	

From:		 Robin	Petri	
Vice‐President,	Development	
Catalyst	Community	Developments	Society	

Date:	 	 July	12,	2018	

RE:	Public	Information	Meeting	Summary‐	20097	72nd	Avenue,	Langley	BC	

Project	Overview:	
The	development	proposed	for	20097	72nd	Avenue	is	to	allow	for	82	affordable	rental	homes	(two	2‐
storey	buildings	with	6	homes	each,	one	5‐storey	building	with	70	homes)	and	5	single	family	lots.		

An	application	for	rezoning,	OCP	amendment,	subdivision	and	development	permit	was	submitted	in	
April	2018.	The	proposal	is	to	subdivide	and	rezone	the	western	portion	of	the	site	to	a	Residential	
Compact	Lot	(R‐CL)	zone	to	permit	5	single	family	lots	on	73rd	Avenue,	and	to	rezone	to	a	
Comprehensive	Development	(CD)	Zone	to	permit	development	of	82	affordable	rental	homes.	The	P‐
1	Institutional	zoning	would	remain	on	the	eastern	part	of	the	site	for	the	lot	to	be	created	for	the	
existing	Shepherd	of	the	Valley	Lutheran	Church.		

Event	Details:	
A	public	information	meeting	was	held	for	the	proposed	project	at	20097	72nd	Avenue	in	Langley	BC.	
The	event	details	are	outlined	below:	

Date:	Wednesday,	July	11,	2018		
Time:	5:00pm	–	8:00pm	
Place:	Shepherd	of	the	Valley	Lutheran	Church	

20097	72nd	Avenue	
Langley,	BC				

Notification	Details:	

Mail	Notification		
A	notification	was	sent	by	Canada	Post	to	all	property	owners	within	100	metres	of	20097	72nd	
Avenue	(approximately	275	addresses)	to	notify	them	of	the	meeting.			

A	copy	of	the	notification	is	attached	in	the	Appendix.	

ATTACHMENT D
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Newspaper	Advertisement	
Advertisements	were	placed	in	the	Langley	Advance	newspaper	on	June	25,	2018	and	July	5,	2018.	

A	copy	of	the	advertisement	is	attached	in	the	Appendix.	

Number	of	Attendees:	
There	were	17	people	who	signed	in	at	the	meeting.	

Feedback:	
There	were	20	comment	forms	received	during	the	public	information	meeting	and	12	emails	that	
followed	the	next	day.		The	forms	and	emails	that	have	been	provided	to‐date	are	included	in	the	
Appendix	and	the	comments	are	summarized	below.		

The	comments	included	concerns	about:	
 the	date	of	the	public	information	meeting	being	in	the	summer	when	many	neighbours	are

away	on	vacation;
 notification	of	the	event	as	some	neighbours	only	learned	from	other	neighbours,	not	the	mail

outs	or	the	ads	in	the	paper;
 not	being	able	to	include	comments	from	previous	public	meetings	done	pre‐application;
 lack	of	translation	of	notifications	and/or	other	efforts	made	to	include	ESL	neighbours;
 increased	traffic	along	201Street	and	73rd	Avenue	because	of	the	access	to	the	development

site	from	73rd	Avenue;	there	were	many	requests	for	left	turn	access	to	the	development	site
for	eastbound	vehicles	on	72nd	Avenue;		there	were	also	many	requests	for	speed	bumps	and
traffic	calming	along	200a,	200b,	73rd,	74th,	and	201	Streets	and	a	request	for	a	traffic	circle	at
201	Street	and	72nd	Avenue;

 the	requested	parking	variance	of	10	stalls	below	the	bylaw	requirement	and	potential	for
increased	parking	issues	in	the	neighbourhood	that	already	has	parking	issues;

 the	project	being	too	high	and	too	dense;
 there	being	too	many	units	proposed;
 the	local	schools	already	being	at	capacity	and	concerns	about	where	any	new	children	from

the	12	proposed	family	units	might	go	to	school;
 security	that	the	seniors	housing	would	always	be	for	seniors	and	not	change	in	the	future	as	a

change	could	impact	school	capacities	and	parking;	and
 tenant	selection.

There	were	also	positive	comments	about:	
 the	provision	of	affordable	rental	housing	for	seniors;
 the	provision	of	affordable	rental	housing	for	a	small	number	of	families	as	proposed;
 the	landscape	design,	community	garden	and	play	structure.
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APPENDIX	

Mail	Notification	‐	Page	1	of	2	
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Mail	Notification	‐	Page	2	of	2	
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Newspaper	Advertisement	(Langley	Advance)	
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Completed	Comment	Forms		
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