
 

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: MAY 13, 2019 - REGULAR EVENING MEETING REPORT: 19-74 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-31-0045 
SUBJECT: REZONING APPLICATION NO. 100529 AND  

DEVELOPMENT PERMIT APPLICATION NO. 101008 
(CREWH (REDWOOD PARK) HOMES LTD. / 21750 – 96 AVENUE) 

  

RECOMMENDATIONS: 

That Council give third reading to Township of Langley Zoning Bylaw 1987 No. 2500 
Amendment (CrewH (Redwood Park) Homes Ltd.) Bylaw 2019 No. 5454, rezoning a 1.0 ha 
(2.4 ac) site located at 21750 - 96 Avenue, to Comprehensive Development Zone CD-34, to 
facilitate development of 14 townhouses, subject to the following development prerequisites 
being satisfied prior to final reading: 
 

1. A Servicing Agreement being entered into with the Township to secure required road 
and utility upgrades and extensions in accordance with the Township’s Subdivision and 
Development Servicing Bylaw, to the acceptance of the Township; 

2. Provision of road dedications, widenings and necessary traffic improvements to the 
acceptance of the Township, including dedication of the west half of 217A Street, in 
accordance with the Township’s Subdivision and Development Servicing Bylaw and the 
Walnut Grove Redwoods Neighbourhood Plan; 

3. 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; 

4. Dedication and enhancement of the lands being added to the environmental 
conservation area identified on the Land Use Concept in accordance with the Redwoods 
Neighbourhood Plan, including final acceptance of the landscape design plans, trail 
alignment, fencing, signage, landscape details and security; 

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

6. Registration of a cross access easement in favour of the properties to the west, to the 
acceptance of the Township; 

7. Registration of restrictive covenants acceptable to the Township: 
a. Identifying one (1) unit to be built in accordance with Schedule 2 of the OCP - 

Basic Adaptable Housing Requirements; 
b. Prohibiting parking on internal strata roadways (other than in clearly identified 

parking spaces);  
c. prohibiting reliance on offsite parking; 
d. Prohibiting garages from being developed for purposes other than the parking of 

vehicles, and prohibiting the development of secondary suites within individual 
units; 
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e. Prohibiting access to 96 Avenue;  
f. Non disturbance covenant and an all purpose right of way protecting the heritage 

redwood trees fronting the subject site; and 
g. Notifying owners of the presence of a golf course and the potential noises, 

nuisances and errant balls associated with operation of a golf course; 
8. Compliance with Age Friendly Amenity Area requirements to the acceptance of the 

Township; 
9. Compliance with the requirements of the Community Amenity Contribution Policy (if 

applicable) including payment of applicable amenity fees; 
10. Compliance with the Township’s 5% Neighbourhood Park Land Acquisition Policy 

No. 07-231 to the acceptance of the Township; and 
11. Payment of applicable supplemental rezoning fees, Redwoods Neighbourhood Plan  

fees, site servicing review fee, ISDC review fee, Development Works Agreements 
(DWA) and Latecomer charges; and further 

 
That Council authorize the issuance of Development Permit No. 101008, at time of final reading 
of Bylaw No. 5454, subject to the following conditions: 
 

a. Building plans being in compliance with Schedules “A” through “I”; 
b. Landscape plans being in substantial compliance with Schedules “J” through “P” and 

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

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

 
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. Payment of supplemental Development Permit application fees, applicable 
Development Cost Charges, and Building Permit administration fees; 

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

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

d. 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, both with accompanying legal documents as required, to the acceptance of 
the Township. 
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EXECUTIVE SUMMARY: 

On April 15, 2019 Council referred Rezoning Application No. 100529 and Development Permit 
No. 101008 concerning a townhouse development (CrewH (Redwood Park) Homes Ltd.) to staff 
to work with the proponent to address concerns raised at the Public Hearing (primarily regarding 
parking issues in the area). 
 
The applicant has subsequently revised the development proposal and is proposing to provide 
two (2) additional parking spaces on site, bringing the overall parking stalls accommodated on 
site to 40, exceeding the 31 parking spaces required by the Zoning Bylaw. A revised 
Development Permit (Attachment A) is presented for Council’s consideration, reflective of the 
revised proposed development. 
 

PURPOSE: 

The purpose of this report is to provide Council with information and recommendations 
concerning Rezoning Bylaw No. 5454 and Development Permit No. 101008. 
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REVISED SITE PLAN – SUBMITTED BY APPLICANT 

TWO  
ADDITIONAL 
ONSITE PARKING 
SPACES 
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PREVIOUS SITE PLAN – SUBMITTED BY APPLICANT 
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BACKGROUND/HISTORY: 

On March 11, 2019 Council considered and gave first and second reading to Rezoning Bylaw 
No. 5454 and Development Permit No. 101008 submitted by Focus Architecture Inc. to facilitate 
a 14 unit townhouse development at 21750 – 96 Avenue. The March 11, 2019 Council Report is 
provided as Attachment B. On April 15, 2019 Council considered and did not grant third reading 
to rezoning Bylaw No. 5454, and instead resolved as follows: 
 

“That the application be referred to staff to address issues raised during 
the Public Hearing.” 

 
Three submissions from the public were received at the Public Hearing held April 1, 2019 
indicating concerns such as: environmental protection, flooding, protection of the heritage 
redwood trees, shared access and parking issues in the area. An excerpt of the April 1, 2019 
Public Hearing minutes is provided as Attachment C. 

DISCUSSION / ANALYSIS: 

The applicant has revised the proposed layout to include two (2) additional parking spaces 
bringing the total parking provision to 40 spaces (exceeding the 31 required by the Zoning 
Bylaw).  
 
The property is currently mound shaped as it slopes up toward the centre portion. The site is 
proposed to be regraded to accommodate development of 14 townhouses. The southern portion 
of the property accommodates trees and a watercourse/pond area to be transferred to the 
Township for conservation. 
 
Three (3) heritage redwood trees located along the 96 Avenue frontage are identified for 
protection by restrictive covenant and statutory right of way, consistent with the objectives of the 
Plan.  
 
The property is adjacent to existing townhouse developments to the west (Redwood Bridge) and 
a single family subdivision to the east. Access to the site is accommodated via cross access 
agreement over the lands to the west and a proposed driveway on 217A Street. This 
development completes the northeast portion of the Redwoods Neighbourhood Plan area 
located east of 216 Street and north of the BC Hydro/Fortis BC right of way.  
 

Tree Protection / Replacement: 
The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 
40 significant trees exist on the subject site, 1 of which is proposed to be retained within 
common area to the west of units 6 - 8. Consistent with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I - Tree Protection) provisions, a total of 
34 replacement trees are required to be planted and 37 are proposed. In addition, three 
(3) existing Redwood trees will be retained inside a non-disturbance area along 96 Ave and 
approximately 4 street trees are required to be planted along the road frontages in compliance 
with the Township’s Street Tree and Boulevard Planting Policy.  Final tree retention, protection 
and replacement plans, including security for all replacement trees, 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.     
  

H.4

H.4 -  Page 6



REZONING APPLICATION NO. 100529 AND  
DEVELOPMENT PERMIT APPLICATION NO. 101008 
(CREWH (REDWOOD PARK) HOMES LTD. / 21750 - 96 AVENUE) 
Page 7 . . . 
 
Streamside Protection: 
Township of Langley Official Community Plan Bylaw No. 1842 Schedule 3 Development Permit 
Areas: Streamside Protection and Enhancement (OCP Schedule 3) was adopted to establish 
and maintain undisturbed naturally vegetated zones along watercourses. The required widths of 
these no-disturbance zones, referred to as “Streamside Protection and Enhancement 
Development Areas” (SPEA), follows the Township watercourse classification system 
(i.e. Class A, Class B, Class C) which is based on channel type, water flow and fish 
presence. The southern portion of the site accommodates a class B watercourse and 
associated ponds that are tributary to East Munday Creek.  The OCP Schedule 3 designates a 
20 m wide SPEA (measured from watercourse top-of-bank) adjacent to a Class B watercourse 
and pond.  The SPEA on the site encompasses approximately 2,885 m2 (31,054 ft2). 
 
OCP Schedule 3 allows for modification, or "flex", of the SPEA width provided the overall 
average SPEA width is maintained and SPEA enhancements are completed to mitigate habitat 
impacts of the modification. The proposed land use proposes modification of approximately 
93.3 m2 (1,004 ft2) of SPEA.  The applicants proposal dedicates 4,911 m2 (52,862 ft2) of land to 
the Township for park and conservation purposes with approximately 2,887 m2 (31,075 ft2) of 
the dedication consisting of SPEA.   A public trail will be constructed through the central portion 
of the SPEA.  Restoration and enhancement of approximately 200 m2 (2,153 ft2) of SPEA with 
native riparian plantings to provide fish habitat functions to downstream East Munday Creek is 
also proposed.  Based on the results of the applicant’s assessment and proposed streamside 
enhancements, the proposal is in staff's opinion consistent with the objectives of Schedule 3 of 
the OCP. 

Redwood Trees: 
The Township’s listing of heritage resources identifies the redwood trees along 96 Avenue as 
heritage trees (planted circa 1909). The Redwoods Neighbourhood Plan requires a tree 
protection buffer a minimum of 3 m (10 ft) beyond the drip line of the redwood trees, or 10 m 
(33 ft) south of 96 Avenue, whichever is greater. Three (3) redwood trees exist on the site 
(adjacent to 96 Avenue). The trees will be protected by a non-disturbance covenant area 
measured 3 m (10 ft.) beyond the existing dripline. The redwood trees are incorporated into 
the tree survey and arborist report which outlines protection measures. Prior to final reading, 
protection measures are required to be finalized and secured by a right of way, a non-
disturbance restrictive covenant setback and protective fencing to the acceptance of the 
Township. 

Access and Parking: 
As a development prerequisite, the applicant is required to dedicate and construct the west half 
of 217A Street to full municipal standard, including sidewalk. Primary access to the site is 
proposed from 217A Street. In addition, a cross access easement (BX279804) was secured at 
the time of rezoning of the Redwood Bridge multifamily site (adjacent to the west) to enable 
future access to the subject site. The site plan submitted by the applicant proposes utilizing and 
implementing the subject existing cross access easement on the site to the west (Redwood 
Bridge). Staff note additional cross access easements exist over the multifamily sites to the west 
between 216 Street and the subject property.  
 
Each townhouse unit is provided a double car garage.  No tandem parking spaces within 
garages are proposed. Three (3) units accommodate additional parking spaces on the garage 
aprons. Restrictive covenants are required as a condition of rezoning prohibiting reliance on 
offsite parking and access to 96 Avenue. The Zoning Bylaw requirement for visitor parking in  
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townhouse developments is one (1) space per five (5) units.  The applicant is proposing eight 
(8) visitor parking spaces in compliance with the three (3) spaces required. Overall, 31 parking 
spaces are required and the applicant is proposing 40 parking spaces, as summarized in the 
table below. 
 

 Previous Proposal Current Proposal 

 Parking Spaces 
Required 

Parking Spaces 
Provided 

Parking Spaces 
Provided 

Residential Spaces 
(14 Double Wide Units) 
(2.0 spaces required / 
unit) 

28 32 32 

Visitor Parking Spaces  
(0.2 spaces required / 
unit)  

3 6 8 

Total 31 38 40 
 
A revised version of Development Permit No. 101008 is provided as Attachment A to this report. 
The revised layout (indicating the additional parking spaces) is incorporated in Schedules “B”, “C”, 
“J”, “K” and “M”. 

POLICY CONSIDERATIONS: 

The applicant has made revisions to the development proposal (to increase onsite parking) to 
address Council’s April 15, 2019 resolution. The revised proposal is consistent with the 
provisions of the Comprehensive Development CD-34 Zone.  The overall form and character of 
the development are in keeping with the objectives of the Redwoods Neighbourhood Plan.   
Dedication of 0.5 ha (1.2 ac) of land for open space purposes permits the site to be developed 
with fourteen (14) townhouse units in accordance with the density transfer mechanism of the 
Neighbourhood Plan.  
 
Accordingly, staff recommend that Council receive this report for information and that Bylaw 
No. 5454 be considered for third reading (subject to eleven (11) development prerequisites), 
authorize issuance of the accompanying Development Permit No. 101008 (to be issued at time 
of final reading of the rezoning bylaw). 
 
Respectfully submitted, 
 
 
Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
 
 
ATTACHMENT A Development Permit No. 101008 and Schedules A through P (revised) 
ATTACHMENT B March 11, 2019 Report to Mayor and Council 
ATTACHMENT C Excerpt from April 1, 2019 Public Hearing Minutes 
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ATTACHMENT A 
THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 
Development Permit No. 101008 
 
This Permit is issued this __________day of _________________, 2019 to:  
 

1. Name: Crewh (Redwood Park) Homes Ltd.  
  
Address: 20414 – 67A Avenue 
 Langley, BC  V2Y 2X5 

 
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:  East Half Lot 2 Section 31 Township 11 NWD Plan 8683  
 

CIVIC ADDRESS:  21750 - 96 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 “I”; 
b. Landscape plans being in substantial compliance with Schedules “J” through “P” and in 

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

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

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. Payment of supplemental Development Permit application fees, applicable 

Development Cost Charges, and Building Permit administration fees; 
b. Landscaping and boulevard treatment being secured by letter of credit at the Building 

Permit stage; 
c. Written confirmation from owner and landscape architect or arborist that the tree 

protection fencing identified in the tree management plan is in place; and 
d. 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, both 
with accompanying legal documents as required, 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. 
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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 ________, 2019. 
 

Attachments:  
SCHEDULE A  Rendering 
SCHEDULE B  Site Plan 
SCHEDULE C  Site Plan Detail 
SCHEDULE D  Streetscapes 
SCHEDULE E Building 1 Elevations 
SCHEDULE F Building 2 Elevations 
SCHEDULE G  Building 3 Elevations 
SCHEDULE H Building 4 Elevations 
SCHEDULE I Building 5 Elevations 
SCHEDULE J Landscape Plan 
SCHEDULE K Planting Plan 
SCHEDULE L Environmental Area Landscape Plan 
SCHEDULE M Landscape Grading Plan 
SCHEDULE N Landscape Details 
SCHEDULE O Landscape Details 
SCHEDULE P Landscape Details 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MARCH 11, 2019 - REGULAR EVENING MEETING REPORT: 19-36 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-31-0045
SUBJECT: REZONING APPLICATION NO. 100529 AND 

DEVELOPMENT PERMIT APPLICATION NO. 101008 
(CREWH (REDWOOD PARK) HOMES LTD. / 21750 – 96 AVENUE) 

PROPOSAL: 

Application to rezone 1.0 ha (2.4 ac) of land 
located at 21750 - 96 Avenue to Comprehensive 
Development Zone CD-34 with an accompanying 
Development Permit Application to facilitate a 
14 unit townhouse development. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to 
Bylaw No. 5454, subject to completion of eleven 
(11) development prerequisites prior to final
reading, issuance of Development Permit
No. 101008 subject to three (3) conditions,
noting four (4) building permit conditions,
and authorize staff to schedule the
required Public Hearing.

RATIONALE: 

The application complies with the 
Walnut Grove Stage 9 
Redwoods Neighbourhood 
Plan. 
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RECOMMENDATIONS: 

That Council give first and second reading to Township of Langley Zoning Bylaw 1987  
No. 2500 Amendment (CrewH (Redwood Park) Homes Ltd.) Bylaw 2019 No. 5454, rezoning 
a 1.0 ha (2.4 ac) site located at 21750 - 96 Avenue, to Comprehensive Development Zone  
CD-34 to facilitate development of 14 townhouses, subject to the following development
prerequisites being satisfied prior to final reading:

1. A Servicing Agreement being entered into with the Township to secure required road
and utility upgrades and extensions in accordance with the Township’s Subdivision and
Development Servicing Bylaw, to the acceptance of the Township;

2. Provision of road dedications, widenings and necessary traffic improvements to the
acceptance of the Township, including dedication of the west half of 217A Street, in
accordance with the Township’s Subdivision and Development Servicing Bylaw and the
Walnut Grove Redwoods Neighbourhood Plan;

3. 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;

4. Dedication and enhancement of the lands being added to the environmental
conservation area identified on the Land Use Concept in accordance with the Redwoods
Neighbourhood Plan, including final acceptance of the landscape design plans, trail
alignment, fencing, signage, landscape details and security;

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

6. Registration of a cross access easement in favour of the properties to the west, to the
acceptance of the Township;

7. Registration of restrictive covenants acceptable to the Township:
a. Identifying one (1) unit to be built in accordance with Schedule 2 of the

OCP - Basic Adaptable Housing Requirements;
b. Prohibiting parking on internal strata roadways (other than in clearly identified

parking spaces);
c. Prohibiting reliance on offsite parking;
d. Prohibiting garages from being developed for purposes other than the parking of

vehicles, and prohibiting the development of secondary suites within individual
units;

e. Prohibiting access to 96 Avenue;
f. Non disturbance covenant and an all purpose right of way protecting the heritage

redwood trees fronting the subject site; and
g. Notifying owners of the presence of a golf course and the potential noises,

nuisances and errant balls associated with operation of a golf course;
8. Compliance with Age Friendly Amenity Area requirements to the acceptance of the

Township;
9. Compliance with the requirements of the Community Amenity Contribution Policy

(if applicable) including payment of applicable amenity fees;
10. Compliance with the Township’s 5% Neighbourhood Park Land Acquisition Policy

No. 07-231 to the acceptance of the Township; and
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11. Payment of applicable supplemental rezoning fees, Redwoods Neighbourhood Plan
fees, site servicing review fee, ISDC review fee, Development Works Agreements
(DWA) and Latecomer charges;

That Council authorize the issuance of Development Permit No. 101008, at time of final reading 
of Bylaw No. 5454, subject to the following conditions: 

a. Building plans being in compliance with Schedules “A” through “I”;
b. Landscape plans being in substantial compliance with Schedules “J” through “P” and

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

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

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. Payment of supplemental Development Permit application fees, applicable
Development Cost Charges, and Building Permit administration fees;

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

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

d. 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, both with accompanying legal documents as required, to the acceptance of
the Township; and further

That Council authorize staff to schedule the required public hearing for the Rezoning Bylaw in 
conjunction with the hearing for proposed Development Permit No. 101008. 

EXECUTIVE SUMMARY: 

Focus Architecture Inc. has applied on behalf of CrewH (Redwood Park) Homes Ltd. to rezone a 
1.0 ha (2.4 ac) site located at 21750 – 96 Avenue to facilitate a townhouse development consisting 
of 14 units in five buildings.   

The proponent’s application package also includes a Development Permit to provide Council the 
opportunity to review the proposed development’s form and character.  Additional details are 
contained in the attached materials. 

The proposal is consistent with the Walnut Grove Community Plan and the Redwoods 
Neighbourhood Plan.  Staff recommend that Council consider the rezoning request, subject to 
completion of eleven (11) development prerequisites, and issue Development Permit No. 
101008 at time of final reading, subject to three (3) conditions and noting four (4) additional 
conditions to be completed prior to issuance of a Building Permit.  

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
Rezoning Bylaw No. 5454 and Development Permit No. 101008. 
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SUBJECT 
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SUBJECT 
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ZONING BYLAW NO. 2500 
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SITE PLAN – SUBMITTED BY APPLICANT 
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RENDERING – SUBMITTED BY THE APPLICANT 

.

96 AVENUE AND 217A STREET STREETSCAPES – SUBMITTED BY THE APPLICANT 
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Reference: 
Owner: CrewH (Redwood Park) Homes Ltd. 

20416 – 67A Avenue 
Langley, BC  V2Y 2X5 

Agent: Focus Architecture Inc. 
109 – 1528 McCallum Road 
Abbotsford, BC  V2S 8A3 

Legal Descriptions: East Half Lot 2 Section 31 Township 11 
New Westminster District Plan 8683 

Location: 21750 – 96 Avenue 

Area:  0.985 ha (2.434 ac)  

Existing Zoning: Suburban Residential Zone SR-2 

Proposed Zoning: Comprehensive Development Zone CD-34 

Walnut Grove CP: Medium Density Residential (maximum net 
density 6 to 18 units per acre) and 
Conservation Area 

Redwoods NP: Comprehensive Residential Development 
CRD-1 (maximum net density 9 to 12 units 
per acre) and Environmental Area 

DISCUSSION / ANALYSIS: 

The subject 1.0 ha (2.4 ac) site is zoned Suburban Residential SR-2 and located in the Walnut 
Grove Community Plan and the Redwoods Neighbourhood Plan Area.  The Redwoods 
Neighbourhood is the ninth and final neighbourhood planning area within the Walnut Grove 
Community Plan. The site currently accommodates a single family house and outbuildings. The 
property slopes up toward the centre portion and the southern portion of the property 
accommodates trees and a watercourse/pond area to be transferred to the Township for 
conservation. Three (3) heritage redwood trees located along the 96 Avenue frontage are 
identified for protection by restrictive covenant and statutory right of way, consistent with the 
objectives of the Plan.  

The property is adjacent to existing townhouse developments to the west (Redwood Bridge) and 
a single family subdivision to the east. Access to the site is accommodated via cross access 
agreement over the lands to the west and a proposed driveway on 217A Street. This 
development completes the northeast portion of the Redwoods Neighbourhood Plan area 
located east of 216 Street and north of the BC Hydro/Fortis BC right of way.  
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Surrounding Land Uses: 
North: 96 Avenue, beyond which is a 0.62 ha (1.53 ac) rural property zoned Rural Zone 

RU-1, located in the ALR, and designated Small Farms/Country Estates in the 
Rural Community Plan, beyond which is the CN Rail right of way.   

East: 217A Street, beyond which is a single family subdivision zoned Residential 
Compact Lot Zone R-CL, designated Comprehensive Residential Development 
CRD-1 in the Redwoods Neighbourhood Plan. 

South: BC Hydro right of way, beyond which is the Redwoods Golf Course, zoned Rural 
Golf Course Zone RU-10 and designated Small Farms/Country Estates in the 
Rural Community Plan.  

West: Multifamily dwellings (Redwood Bridge) zoned Comprehensive Development 
Zone CD-34, designated Comprehensive Residential Development CRD-1 in the 
Redwoods Neighbourhood Plan. 

Density: 
The subject property is designated Environmental Area and Comprehensive Residential 
Development CRD-1 in the Redwoods Neighbourhood Plan (the Plan), which accommodates a 
density of 22.2 – 30 units per hectare (9-12 units per acre). The Plan recognizes the importance 
of the environmentally sensitive lands east of 216 Street and has designated them for 
conservation and to minimize the visual impact of higher density residential areas. The Plan 
accommodates development of the subject lands at a net base density of 22 uph (9 upa) with a 
density transfer provision of up to and additional 17 uph (7 upa) up to a maximum of 30 uph  
(12 upa) for land transferred to the environmental protection area, provided the specified net 
density range is maintained. Based on the density transfer mechanism above, the applicant is 
transferring 0.5 ha (1.2 ac) of land in the environmental area/BC Hydro/Fortis BC right of way to 
the Township. As a result, the net density for the site can be increased by up to 21 uph (8 upa) 
to the maximum net density of 30 uph (12 upa). Therefore, the 14 townhouse units at a net 
density of 30 uph (12 upa) proposed by the applicant complies with the density transfer policy.   

Zoning Amendment: 
The subject site is currently zoned Suburban Residential Zone SR-2.  The site is designated 
Comprehensive Residential Development CRD-1 in the Redwoods Neighbourhood Plan which 
allows for development of ground-oriented housing for families with children, seniors and “empty 
nesters” within a density range of 22.2 – 30 uph (9 – 12 upa).  The subject development 
application proposes a net density of 30 uph (12 upa) in compliance with the  Redwoods 
Neighbourhood Plan.  Bylaw No. 5454 proposes to rezone the site to Comprehensive 
Development Zone CD-34 to accommodate the proposed development.  The zone also 
accommodates subdivision of the development site.  The three (3) multifamily developments to 
the west of the subject site are similarly zoned Comprehensive Development Zone CD-34. The 
development as shown in Development Permit No. 101008 complies with the provisions of the 
site’s proposed CD-34 zoning in terms of siting, lot coverage, parking, height, and use.  

Public Information Meeting: 
The applicant hosted a Public Information Meeting (PIM) on September 27, 2018 at the West 
Langley Hall.  According to a summary provided by the applicant (Attachment D), approximately 
24 individuals attended the PIM. Eleven (11) comment sheets were returned and are included in 
the summary of the PIM.  
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Tree Protection / Replacement: 
The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that  
40 significant trees exist on the subject site, 1 of which is proposed to be retained. Consistent 
with the Township’s Subdivision and Development Servicing Bylaw (Schedule I  - Tree 
Protection) provisions, a total of 34 replacement trees are required to be planted and 37 are 
proposed. In addition, three (3) existing Redwood trees will be retained inside a non-disturbance 
area along 96 Ave and approximately 4 street trees are required to be planted along the road 
frontages in compliance with the Township’s Street Tree and Boulevard Planting Policy.  Final 
tree retention, protection and replacement plans, including security for all replacement trees, 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.     

Servicing: 
Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure 
works and servicing such as construction of road works, conservation space, tree replacement, 
stormwater management and utility upgrades and/or extensions 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 and also to 
register any legal documents identified through the detailed engineering design stage.   

School and Park Sites: 
School and park site development prerequisites in the Redwoods Neighbourhood Plan have 
been satisfied.  School District 35 has provided comments (Attachment C) and anticipates that 
the overall development will generate approximately 5 new elementary students and 3 new 
secondary students. Topham Elementary School and Park are located approximately  
1200 m southwest of the subject site. The applicant is proposing to dedicate and construct an 
approximately 0.5 ha (1.2 ac) portion of the park system at the southern portion of the site, 
completing the Langley Lane Greenway in this area. Prior to final reading the proponent is also 
required to comply with the Township’s 5% Neighbourhood Parkland Acquisition Policy. 

Transit: 
Bus service is available on 96 Avenue approximately 1 km west of the subject site.    

Streamside Protection: 
Township of Langley Official Community Plan Bylaw No. 1842 Schedule 3 Development Permit 
Areas: Streamside Protection and Enhancement (OCP Schedule 3) was adopted to establish 
and maintain undisturbed naturally vegetated zones along watercourses. The required widths of 
these no-disturbance zones, referred to as “Streamside Protection and Enhancement 
Development Areas” (SPEA), follows the Township watercourse classification system 
(i.e. Class A, Class B, Class C) which is based on channel type, water flow and fish 
presence. The southern portion of the site accommodates a class B watercourse and 
associated ponds that are tributary to East Munday Creek.  The OCP Schedule 3 designates a 
20 m wide SPEA (measured from watercourse top-of-bank) adjacent to a Class B watercourse 
and pond.  The SPEA on the site encompasses approximately 2,885 m2 (31,054 ft2). 
 
OCP Schedule 3 allows for modification, or "flex", of the SPEA width provided the overall 
average SPEA width is maintained and SPEA enhancements are completed to mitigate habitat 
impacts of the modification. The proposed land use proposes modification of approximately 
93.3 m2 (1,004 ft2) of SPEA.  The applicants proposal dedicates 4,911 m2 (52,862 ft2) of land to 
the Township for park and conservation purposes with approximately 2,887 m2 (31,075 ft2) of 
the dedication consisting of SPEA.   A public trail will be constructed through the central portion 
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of the SPEA.  Restoration and enhancement of approximately 200 m2 (2,153 ft2) of SPEA with 
native riparian plantings to provide fish habitat functions to downstream East Munday Creek is 
also proposed.  Based on the results of the applicant’s assessment and proposed streamside 
enhancements, the proposal is in staff's opinion consistent with the objectives of Schedule 3 of 
the OCP. 

Development Permit No. 101008: 
The 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 site has been 
considered in accordance with the existing Comprehensive Residential Development Permit 
Area guidelines included in the Redwoods Neighbourhood Plan (see Attachment B). Proposed 
Development Permit No. 1001008 is attached to this report (see Attachment A). The proponent 
has submitted elevations and renderings detailing the form, height, exterior finishing and 
architectural style and massing of the proposed townhouse development for Council’s 
consideration. 
 
The site is bordered by 96 Avenue on the north and 217A Street to the east. Fourteen (14) 
townhouse units are proposed in five (5) buildings. Vehicular access to the site is proposed from 
217A Street. An age friendly amenity area is proposed on the easterly portion of the site. In 
keeping with the Development Permit Area guidelines, the site is proposed to be developed with 
architectural characteristics compatible with the surrounding area as outlined in the Architect’s 
design rationale (Attachment E): 
 

The architecture is designed to be compatible with the single family 
neighbourhood and features steep pitched gable roofs, large expanses of 
glass, and Tudor inspired half-timber gable elements. Materials include 
horizontal cement board siding on lower floors, horizontal vinyl siding on 
upper floors, and cement board panels with stucco finish and wood trims on 
the gable elements. Two complimentary colour schemes are proposed to 
provide variety within this small development. Colours are generally dark 
and muted to fit into the existing context. 

 
All units are proposed to be three (3) storeys in height, four bedrooms and range in size from 
199 m2 - 222 m2 (2,147 ft2 - 2,398 ft2). All units will be ground oriented with garages and outside 
parking spaces accessed from the internal strata roads. The “Tudor” architectural styling 
continues the existing style from the completed multifamily site adjacent (Redwood Bridge) and 
is compatible with the traditional style single family homes to the east of the site. Elevations 
feature design elements such as pitched roofs, covered entrances on both front and rear 
elevations and extensive glazing. The rear elevations of all units include decks from the second 
storey. Cladding materials include hardie-panel stucco, hardie-plank and batten, horizontal vinyl 
and wood trim. Two colour schemes are proposed with variation to the colour of the horizontal 
siding. The variations in colours and materials proposed are used to break up the visual 
massing and highlight the architectural features of the buildings.  
 
The proposed building heights (3 storeys), parking, site coverage (31.9%) and siting comply 
with the provisions of the proposed Comprehensive Development Zone CD-34.  
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Community Amenity Contributions: 
Staff note that Council on July 23, 2018 adopted a Community Amenity Contributions (CAC) 
Policy applicable to rezoning applications for residential development.  Given this application 
was submitted prior to adoption of the policy, a twelve (12) month grace period applies to the 
application, requiring it to receive final reading by July 22, 2019 to be exempt from the policy. 
After the grace period ends the amenity contribution under the CAC policy will become 
applicable. 

Adaptable Housing: 
In accordance with Section 3.1.9 of the Township’s Official Community Plan, a minimum of  
5% of the units in the development shall provide adaptable housing. Council has chosen to 
implement this provision through the adoption and implementation of the Adaptable Housing 
Requirements in Schedule 2 of the Official Community Plan. In total one (1) adaptable unit is 
required in the development in compliance with the Official Community Plan.  

Landscaping: 
The landscape plans (Attachment A – Schedules J through P) propose extensive plantings of 
evergreen and deciduous trees, shrubs and groundcovers on the edge and throughout the site 
to enhance the development. A comprehensive planting plan is proposed to enhance the 
streamside/environmental area at the southern portion of the site (proposed to be transferred 
the Township of Langley).  

Redwood Trees: 
The Township’s listing of heritage resources identifies the redwood trees along 96 Avenue as 
heritage trees (planted circa 1909). The Redwoods Neighbourhood Plan requires a tree 
protection buffer a minimum of 3 m (10 ft) beyond the drip line of the redwood trees, or  
10 m (33 ft) south of 96 Avenue, whichever is greater. Three (3) redwood trees exist on the site 
(adjacent to 96 Avenue). The trees will be protected by a non-disturbance covenant area 
measured 3 m (10 ft.) beyond the existing dripline. The redwood trees are incorporated into the 
tree survey and arborist report which outlines protection measures. Prior to final reading, 
protection measures are required to be finalized and secured by a right of way, a  
non-disturbance restrictive covenant setback and protective fencing to the acceptance of the 
Township. 

Age Friendly Amenity Area: 
The Township’s Zoning Bylaw requires provision of Age Friendly Amenity Areas (AFAA) for 
each townhouse unit.  The developer has incorporated an active outdoor amenity area within 
the landscape plans on the eastern portion of the site: 
 

Townhouses 
(8m2 per unit) 

Required AFAA Proposed AFAA 

14 units 112 m2 171 m2 
 
As shown in the above table, the applicant is proposing to meet the AFAA requirements of the 
Zoning Bylaw.  A condition of the Development Permit is provision of a final landscape plan 
including AFAA requirements to the acceptance of the Township.    
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Access and Parking: 
As a development prerequisite, the applicant is required to dedicate and construct the west half 
of 217A Street to full municipal standard, including sidewalk. Primary access to the site is 
proposed from 217A Street. In addition, a cross access easement (BX279804) was secured at 
the time of rezoning of the Redwood Bridge multifamily site (adjacent to the west) to enable 
future access to the subject site. The site plan submitted by the applicant proposes utilizing and 
implementing the subject existing cross access easement on the site to the west (Redwood 
Bridge). Staff note additional cross access easements exist over the multifamily sites to the west 
between 216 Street and the subject property.  
 
Each townhouse unit is provided a double car garage.  No tandem parking spaces within 
garages are proposed. Three (3) units accommodate additional parking spaces on the garage 
aprons. Restrictive covenants are required as a condition of rezoning prohibiting reliance on 
offsite parking and access to 96 Avenue. The Zoning Bylaw requirement for visitor parking in 
townhouse developments is one (1) space per five (5) units.  The applicant is proposing six (6) 
visitor parking spaces in compliance with the three (3) spaces required. Overall, 31 parking 
spaces are required and the applicant is proposing 38 parking spaces, as summarized in the 
table below. 
 
 Parking Spaces 

Required 
Parking Spaces 

Provided 
Residential Spaces 
(14 Double Wide Units) 
(2.0 spaces required / unit) 

28 32 

Visitor Parking Spaces  
(0.2 spaces required / unit)  

3 6 

Total 31 38 
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POLICY CONSIDERATIONS: 

The proposed development is located in an area designated as “Medium Density Residential” 
in the Walnut Grove Community Plan and “Comprehensive Residential Development” and 
“Environmental Area” in the Redwoods Neighbourhood Plan.  Dedication of 0.5 ha (1.2 ac) of 
land for open space purposes permits the site to be developed with fourteen (14) townhouse 
units in accordance with the density transfer mechanism of the Neighbourhood Plan. The 
proposed development complies with the provisions of the Comprehensive Development  
CD-34 Zone.  The overall form and character of the development are in keeping with the 
objectives of the Redwoods Neighbourhood Plan.   
 
Accordingly, staff recommend that Council give first and second reading to Bylaw No. 5454 
(subject to eleven (11) development prerequisites), authorize issuance of the accompanying 
Development Permit No. 101008 (to be issued at time of final reading of the rezoning bylaw), 
and authorize staff to schedule the required Public Hearing. 
 
Respectfully submitted, 
 
 
Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
 
 
ATTACHMENT A Development Permit No. 101008 and Schedules A through P 
ATTACHMENT B Development Permit Area Guidelines 
ATTACHMENT C Letter from School District 35 
ATTACHMENT D Summary of Public Information Meeting provided by applicant 
ATTACHMENT E Architect’s Design Rationale  
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Development Permit No. 101008 

This Permit is issued this __________day of _________________, 2019 to:  

1. Name: Crewh (Redwood Park) Homes Ltd. 

Address: 20414 – 67A Avenue 
Langley, BC  V2Y 2X5 

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:  East Half Lot 2 Section 31 Township 11 NWD Plan 8683

CIVIC ADDRESS:  21750 - 96 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 “I”;
b. Landscape plans being in substantial compliance with Schedules “J” through “P” and in

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

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

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. Payment of supplemental Development Permit application fees, applicable
Development Cost Charges, and Building Permit administration fees;

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

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

d. 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, both
with accompanying legal documents as required, 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.

Attachment A_________________
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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 ________, 2019. 

Attachments: 
SCHEDULE A  Rendering 
SCHEDULE B  Site Plan 
SCHEDULE C  Site Plan Detail 
SCHEDULE D  Streetscapes 
SCHEDULE E Building 1 Elevations 
SCHEDULE F Building 2 Elevations 
SCHEDULE G  Building 3 Elevations 
SCHEDULE H Building 4 Elevations 
SCHEDULE I Building 5 Elevations 
SCHEDULE J Landscape Plan 
SCHEDULE K Planting Plan 
SCHEDULE L Environmental Area Landscape Plan 
SCHEDULE M Landscape Grading Plan 
SCHEDULE N Landscape Details 
SCHEDULE O Landscape Details 
SCHEDULE P Landscape Details 
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SECTION 4 

4.0 Design Guidelines 
All Comprehensive Residential Development areas are designated as development 
permit areas, to provide an opportunity for Council and the public to review the form 
and character of future development. 

Several design guidelines will apply to new residential comprehensive developments, as 
follows: 

4.1 Setbacks and buffers 
4.1.1 A building setback of 15 metres (50 feet) measured from the ALR 

boundary (i. e. the eastern edge of the Redwoods neighbourhood) is 
required. 

4.1.2 To help protect the heritage Redwood trees along 96 Avenue, a tree 
protection buffer is required equal to a minimum of 3 metres (10 feet) 
beyond the dripline of the Redwood trees, or 10 metres (33 feet) south of 
96 Avenue, whichever is greater.  Except as provided by development 
permit, this buffer zone shall be protected by a no-disturbance restrictive 
covenant, to be registered on the property title. 

4.1.3 The boundaries of the designated Environmental Areas have been 
determined in consultation with the Ministry of Environment and Federal 
Fisheries.  These boundaries include a 15-metre no-disturbance setback 
from top-of-bank/ravine, except for 30-metre setbacks affecting a portion 
of Lot 8, Plan 8683 and Lot 1, Plan 70419.  Designated municipal trails, 
when located parallel to a designated Environmental Area, are to be 
located outside of the environmental no-disturbance area.  The 
Environmental Area boundaries are shown on mapping available from 
the Township office.  More detailed environmental requirements can be 
found in the ‘conditions of approval’ letter from the Ministry of 
Environment/Department of Fisheries and Oceans also available at the 
Township Office. 

4.1.4 For all developments abutting a designated Environmental Area: 
• the rear yard setback for buildings and structures is to be a minimum

of 7.5 metres (24.6 ft.);
• the amount of pervious surface area is to be maximized within a

setback area, for those setback areas located adjacent to designated
Environmental Area;

• roof run-off from structures into adjacent soils should be maximized;
• trail surfaces located within or adjacent to designated Environmental

Areas may be constructed of impervious materials, subject to
compliance with Ministry of Environment design guidelines; and

27/07/98 
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• a certified arborist will be required to:
• assess the condition and wind firmness of any trees located near

the outside edge of the environmental no-disturbance leavestrip;
and

• provide recommendations on the conditions for replacing trees in
the area, if necessary, to ensure the integrity of any remaining
trees and the safety of existing or potential future buildings or
structures.

4.2 Municipal Trails 
4.2.1 General 

4.2.1.1 The general location of municipal trail corridors through the 
Redwoods neighbourhood is shown on the Development 
Concept Map.  Some refinements to the trail alignments may be 
considered and will be finalized through the development 
permit approval process. 

4.2.1.2 Municipal trails are to be constructed to Township standards. 

4.2.1.3 Municipal trails are to be linked with the broader community 
trail/sidewalk network. 

4.2.2 Ravine Trails 
4.2.2.1 A typical cross section design of a ravine or top-of-bank trail is 

shown in Figure 1. 

4.2.2.2 Ravine trails shall be designed to accommodate pedestrians 
only. 

4.2.3 B. C. Hydro Corridor Trail 
4.2.3.1 A cross section design of the B. C. Hydro corridor trail is shown 

in Figure 2. 

4.2.4 Walking Trail through Private Development Sites 
4.2.4.1 A typical cross section design of a municipal trail through a 

private development site is shown in Figures 3 and 4. 

4.2.4.2 Where a pedestrian trail corridor links a street end and a ravine 
through a private development site, the trail corridor shall have 
a minimum width of 6 metres (19.7 feet). 

4.2.4.3 Public access to all trails and trail corridors on private land is to 
be protected by public access right-of-way agreements, to be 
registered on title prior to subdivision approval or at the time of 
issuance of a Development Permit. 

4.2.4.4 The number of municipal trail crossings of internal roads is to be 
minimized and, where necessary, must intersect perpendicular 
to the traffic flow. 

H.4

H.4 -  Page 61



Page 11

4.2.4.5 Driveway crossings of municipal trails are to be avoided. 

4.2.4.6 Connections into street ends ensure that the municipal trail 
system is fully integrated with the public road network.  Where 
practical, public trails should link with municipal sidewalks.  
Trail conflicts with vehicular entries, emergency access routes 
and parking should be minimized. 

4.2.4.7 Municipal trails that link adjacent development parcels must 
allow for practical access by the public. 

4.3 Housing Form 
4.3.1 Each home that is adjacent to a public street must face its front door 

towards the public road allowance (front porches are encouraged). 

4.3.2 No direct driveway access from individual residences is permitted onto 
arterial roads.  Garages and carports must not face major roads. 

4.3.3 Projecting elements such as porches and bay windows are encouraged on the 
fronts of homes.  Where single-family homes have vehicle access at the front, on 
non- major roads only, garages are encouraged to be set back at least 2.0 metres 
(6.6 feet) behind the front wall of the home in order to create a more attractive, 
people-oriented streetscape. 

4.3.4 All homes are encouraged to have ground-oriented access. 

4.3.5 Multiple family developments should be organized around common 
amenities internal to the project, with common parking located primarily in 
the interior of the site or otherwise screened from view.  Ideally, the 
common amenities should create a focal point near the main entrance to the 
development or along the required pedestrian corridor. 

4.3.6 Through the use of landscaping or portal elements, entries to multiple 
family developments should be inviting without portraying an image of a 
closed gate.  Boundaries between public and semi-private areas should be 
subtly established.  The main entrance driveway should not be gated. 

4.3.7 Multiple family developments are encouraged to have no more than six 
units joined together into a cluster.  Where possible, individual units or 
pairs of units should be visually differentiated from other adjoining units 
(i. e. staggering in plan or elevation, varied roof-lines and changes in 
architectural detail). 

4.3.8 Articulated roof forms are encouraged throughout the neighbourhood.  
They help define building massing, provide visual interest and add 
character to an area. 

H.4

H.4 -  Page 62



Page 12

4.4 Fencing and Landscaping 
4.4.1 Where open style fences are provided along public streets, they are not to 

exceed 107 cm (42 inches) in height.  Fences should integrate with 
landscaping to soften their visual impact on the street. 

4.4.2 As a minimum in multi-family developments, pairs of units must provide a 
pedestrian path from the front doors of the units to the sidewalk; where fences 
are used, visible gates or openings must be incorporated to mark entries. 

4.4.3 The use of Redwood trees is encouraged within feature planting areas. 

4.4.4 A black vinyl chain link fence, six feet in height, is required along the 
Agricultural Land Reserve boundary, in areas where there is no 
designated Environmental Area abutting the Land Reserve. 
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October 12, 2018 

Township of Langley 
20338 – 65 Avenue 
Langley, BC  V2Y 3J1 

Attention:  Daniel Graham, Planner 

Re: ToL’s application number 11-31-0045 at  21750 – 96th Avenue 
Public Information Meeting (PIM) Summary 

Dear Daniel, 

The Public Information Meeting for the CREW H (Redwood Park) Homes Ltd. project was held at 
the West Langley Hall on Thursday, September 27, 2018 from 5pm to 8pm. 133 neighbours were 
notified by mail and two advertisements were made in the Langley Times on September 12th & 
19th, 2018. The invitation is enclosed. 24 persons attended and signed in.  The sign-in sheet and 
comment sheets are included for your records. 

Per the attached comment sheets, neighbouring residents are not opposed to the development of 
the site.  Comments included the following: 

• A number of residents expressed concern about additional traffic flowing through the
townhouse sites to the west.  We replied that ToL had initially indicated a preference for our
site to connect to the Redwood Bridge site to the east, but that we would explore removing
this connection.

• Several residents expressed concern regarding speed enforcement / traffic calming on
217A and 96 Avenue, and the ability to turn onto 96 Avenue from 217A.  A suggestion was
made to limit speed to 30 km/h on 217A, and another suggestion about considering a
flashing light on 96 Ave at 217A.  We replied that the widening of 217A by 8.5m to a full
20m road standard will improve the turning/visibility condition, as will the removal of the tall
retaining wall on the current edge of pavement on 217A.  Regarding speed enforcement
and flashing lights, we advised that we would forward these comments to ToL Engineering
for consideration.

• One resident expressed concern about environmental setbacks.  We replied that the project
is compliance with the ToL Streamside Protection Bylaw.

• One resident in the Redwood Bridge townhouse development to the west expressed
concern regarding the health of the maple tree which is proposed for retention, citing
examples of many limbs falling over the past 3 years.  We replied that ToL has strongly
encouraged the retention of at least one tree on site (in addition to the redwoods and trees
in the environmental area) and that this maple is the only candidate that can be
accommodated within the development.

• Several residents enquired about purchase opportunities for units.
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In addition to the comments received at the meeting, Focus received two phone calls regarding the 
project: 

1. Mr. Bob Stone lives in the single family development to the east and expressed concern
about having 3 storey townhouses adjacent to 2 storey houses.  We replied that the site
plan has been organized to minimize the impact to existing single family neighbours.  Only
one unit is proposed immediately adjacent, and it presents a side yard condition to the
single family, with limited glazing on the east side of unit 14.

2. Mr. Gord Skidmore enquired about the timing of the project.  We replied that the project is
going through the approvals process now and that if it proceeds as expected, construction
could begin in spring 2019.

We trust this is the information that you require at this time.  Please contact the undersigned should 
you require additional information. 

Yours very truly, 

FOCUS Architecture Incorporated 

Colin A. Hogan, Architect AIBC 
Principal File: 1801

Enclosures: 

PIM meeting invitation 
Sign-in sheet 
Comment sheets 
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Developer Led PUBLIC INFORMATION MEETING 
Township of Langley Project # 11-31-0045 

CREW H (Redwood Park) Homes Ltd. has applied to the Township of Langley to rezone land 
from Suburban Residential Zone (SR-2) to Comprehensive Development Zone (CD) to 
accommodate development of fourteen (14) Townhouse Units. 

21750 – 96th Avenue, Langley 

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

Thursday, September 27, 2018 
5:00-8:00pm 

West Langley Hall 
9400 – 208 Street 

Langley, BC 

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

For more information contact:  Focus Architecture Incorporated, tel. (604) 853-5222. 
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September 11, 2018 

Township of Langley 
20338 – 65 Avenue 
Langley, BC  V2Y 3J1 
Attn: Daniel Graham, Development Planner 

RE: File Review for Project No. 11-31-0045 
21750 96 Avenue – Crew H (Redwood Park) Homes Ltd. 
Design Rationale 

Dear Daniel, 

As requested, the Design Rationale for the project is as follows. 

The 2.4 acre subject site is a small infill property that falls within the Redwoods neighbourhood in 
the Walnut Grove Community Plan.  The Redwoods plan permits a maximum density of 12 upa on 
net land area (after road and environmental dedications).  Per the submitted survey, the net lot area 
of 1.131 acres x 12 upa = 13.572 units, which rounds up to 14 units maximum per ToL’s rounding 
convention.  The site is currently zoned SR-2, and we are proposing to rezone the lot to CD.  

The site interfaces are as follows: 

• North:  96 Avenue, with a series of Redwood trees that will be preserved within a covenant
area

• South:  an extensive environmental dedication area which includes a small pond, retained
trees, and a public east-west path that connects to an existing walkway

• East:  an existing small-lot single family neighbourhood with two and three storey houses in
a contemporary style of architecture with “Tudor” style half-timber accents

• West: an existing three storey townhouse development called “Redwood Bridge Estates”

Our site dedicates 8.5m on the west side of 217A to complete this street to municipal standards.  
The main site access is located on 217A, and second reciprocal access is located on the west side 
of the site, connecting to Redwood Bridge.  To maintain visual privacy to the single family 
neighbours, the age-friendly amenity area is located on the east side of the site, and a single 
townhouse unit has a side yard condition that faces east.  On the west side, only three townhouse 
units have rear yards facing Redwood Bridge site, but are set back significantly (15.0m and 10.0m) 
to accommodate the preservation of maple tree 2820.  The site includes a central AFA area with 
children’s play equipment, and a meandering trail that leads past the existing pond to the multi-use 
path to the south. 
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The architecture is designed to be compatible with the single family neighbourhood and features 
steep pitched gable roofs, large expanses of glass, and Tudor inspired half-timber gable elements.  
Materials include horizontal cement board siding on lower floors, horizontal vinyl siding on upper 
floors, and cement board panels with stucco finish and wood trims on the gable elements.   Two 
complimentary colour schemes are proposed to provide variety within this small development.  
Colours are generally dark and muted to fit into the existing context. 

Please do not hesitate to contact our office should you require any further clarification. 

Yours very truly, 

FOCUS Architecture Incorporated 

Colin A. Hogan, Architect AIBC 
Principal 

File: 1801 
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MINUTES

REGULAR MEETING FOR THE PURPOSE OF PUBLIC HEARING

Monday, April  1, 2019 at 8:50 PM

Fraser River Presentation Theatre

4th Floor, 20338 – 65 Avenue, Langley, BC

PRESENT:  Mayor J. Froese 

Councillors P. Arnason, D. Davis, S. Ferguson, M. Kunst, B. Long,

K. Richter,  B. Whitmarsh and E. Woodward

R. Seifi

W. Bauer, S. Richardson, and K. Stepto

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

A.1 Regular Meeting for Public Hearing and Development Permits - April 

1, 2019

Moved by Councillor Ferguson, 

Seconded by Councillor Arnason, 

That Council adopt the agenda and receive the agenda items of the 

Regular Meeting for Public Hearing and Development Permits held April 1, 

2019.

CARRIED

B. DEVELOPMENT PERMITS

B.1 Heritage Alteration Permit Application No. 101033

(Aitcheson / 21485 - 48 Avenue)

Report 19-46

File CD 08-01-0108

Moved by Councillor Whitmarsh, 

Seconded by Councillor Kunst, 

That Council authorize issuance of Heritage Alteration Permit No. 101033 

for property located at 21485 – 48 Avenue, to facilitate demolition of an 

existing single family dwelling and construction of a new single family 

dwelling, subject to the following conditions:

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

through “C”;

b. On-site landscape plans and tree management plans being in

substantial compliance with Schedule “D” and in compliance with the

Township’s Street Tree and Boulevard Planting Policy to the acceptance of
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April 1, 2019Township Council MINUTES

the Township;

c. Provision of a final tree management plan incorporating tree retention,

replacement and protection details in compliance with the Township’s

Subdivision and Development Servicing Bylaw (Schedule I - Tree

Protection), to the acceptance of the Township;

Although not part of the Heritage Alteration Permit requirements, the 

applicant is advised that

prior to issuance of a building permit, the following items will need to be 

finalized:

a. Submission of an Erosion and Sediment Control Plan or exemption in

accordance with the Erosion and Sediment Control Bylaw, to the

acceptance of the Township;

b. Written confirmation from the owner and Landscape Architect or

Arborist that tree protection fencing is in place;

c. Installation of an on-site infiltration system in accordance with the

Subdivision and Development Servicing Bylaw 2011 No. 4861; and

d. Payment of applicable administration fees.

Submissions from the public:

There were no submissions received from the public. 

CARRIED

B.2 Development Variance Permit Application No. 100099 

(DLRL Investments Ltd. / 20467 - 92A Avenue)

Report 19-48

File CD 08-35-0268

Moved by Councillor Long, 

Seconded by Councillor Ferguson, 

That Council consider Development Variance Permit No. 100099 for 

property located at 20467   92A Avenue, to facilitate a subdivision into 

three (3) lots, subject to the following:

a. Section 110.1 – Subdivision Requirements of Township of Langley

Zoning Bylaw 1987 No. 2500 being varied to reduce the minimum lot

frontage requirements in the

Residential Zone R-1E from 22 m (72 ft) to 19.8 m (65 ft) as indicated in

Schedule A; and

b. Registration of an exterior design control agreement at the time of

subdivision, to the acceptance of the Township; and further

That Council authorize issuance of Development Variance Permit No. 

100099 for property located at 20467 – 92A Avenue.

Page 2Township of Langley

H.4

H.4 -  Page 79



April 1, 2019Township Council MINUTES

Submissions from the public:

The following written submissions were received from the public:

1. R. Buttazzoni, a Langley resident, stating that this development

variance permit will negatively impact his property.

CARRIED

Councillors Arnason and Richter opposed

C. PUBLIC HEARING

C.1 Rezoning Application No. 100512

Development Permit Application No. 100969

(Khotso Investment Ltd. / 8157 - 198A Street)

Bylaw No. 5446

Report 19-34

File CD 08-27-0063

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Khotso 

Investment Ltd.) Bylaw 2019 No. 5446”

Explanation – Bylaw No. 5446

S. Richardson explained that Bylaw 2019 No. 5446 rezones a 1.0 ha (2.4

ac) site located at 8157 – 198A Street to Comprehensive Development

Zone CD-135 to facilitate development of a two storey 2,305 square

metres (24,811 square feet) group children’s daycare building. 87 public

notices were mailed out.

Development Permit No. 100969

Running concurrently with this Bylaw is Development Permit No. 100969 

(Khotso Investment Ltd. / 8157 – 198A Street) in accordance with 

Attachment A subject to the following conditions:

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

through “H”;

b. Landscape plans being in substantial compliance with Schedules “I”

through “K” and in compliance with the Township’s Street Tree and

Boulevard Planting Policy, to the acceptance of the Township;

c. Provision of final tree retention, replacement, protection details and

security in compliance with the Township’s Subdivision and Development

Servicing Bylaw (Schedule I – Tree Protection) to the acceptance of the

Township;
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April 1, 2019Township Council MINUTES

d. All signage being in compliance with Schedules “D” and in compliance

with the Township’s Sign Bylaw;

e. Rooftop mechanical equipment to be screened from view by compatible

architectural treatments; and

f. All refuse areas to be located in an enclosure and screened to the

acceptance of the Township;

Although not part of the Development Permit requirements, the applicant is 

advised that prior to issuance of a building permit, the following items will 

need to be finalized:

a. Issuance of an Energy Conservation and GHG Emissions Reduction

Development Permit;

b. Onsite landscaping being secured by a letter of credit at the building

permit stage;

c. Submission of a site specific onsite servicing and storm water

management plan in accordance with the Subdivision and Development

Servicing Bylaw, to the acceptance of the Township and an erosion and

sediment control plan or exemption in accordance with the Erosion and

Sediment Control Bylaw, to the acceptance of the Township;

d. Provision of an exterior lighting impact plan prepared by an electrical

engineer in compliance with the provisions of the Township’s Exterior

Lighting Impact Policy to the acceptance of the Township;

e. Payment of supplemental Development Permit application fees;

f. Payment of applicable Development Cost Charges and Building Permit

administration fees.

Submissions from the public:

There were no submissions received from the public.

C.2 Official Community Plan Amendment and

Rezoning Application No. 100155 and 

Development Permit Application No. 100942 

(1041129 BC Ltd. / 19875, 19887, and 19929 - 75A Avenue)

Bylaw No. 5439

Bylaw No. 5440

Report 19-37

File CD 08-22-0082

“Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment (Latimer 

Neighbourhood Plan) Bylaw 2015 No. 5101 Amendment (1041129 BC 

Ltd.) Bylaw 2019 No. 5439”; and
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April 1, 2019Township Council MINUTES

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (1041129 

BC Ltd.) Bylaw 2019 No. 5440”

Explanation – Bylaw No. 5439

S. Richardson explained that Bylaw 2019 No. 5439 amends the

designation of a portion of property located at 19875 – 75A Avenue in the

Willoughby Community Plan and the Latimer Neighbourhood Plan to

accommodate a townhouse development on lands located at 19875,

19887, and 19929 – 75A Avenue. 42 public notices were mailed out.

Explanation – Bylaw No. 5440

S. Richardson explained that Bylaw 2019 No. 5440 rezones 1.13 ha (2.80

ac) of land at 19875, 19887, and 19929 – 75A Avenue from Suburban

Residential Zone SR-2 to Comprehensive Development Zone CD-131 to

accommodate 61 townhouse units

Development Permit No. 100942

Running concurrently with this Bylaw is Development Permit No. 100942 

(1041129 BC Ltd. / 19875, 19887, and 19929 – 75A Avenue) in 

accordance with Attachment A subject to the following conditions:

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

through “P”;

b. On-site landscaping plans being in substantial compliance with

Schedules “Q” through “R”, and in compliance with Subdivision and

Development Servicing Bylaw (Schedule I   Tree Protection) and the

Township’s Street Trees and Boulevard Plantings Policy, to the

acceptance of the Township;

Although not part of the development permit requirements, the applicant is 

advised that prior to issuance of a building permit, the following items will 

need to be finalized:

a. Issuance of an Energy Conservation and GHG Emissions Reduction

Development Permit;

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

stage;

c. Written confirmation form the owner and landscape architect or arborist

that tree protection fencing identified in the tree management plan is in

place;

d. Submission of a site specific on-site servicing and stormwater

management plan in accordance with the Subdivision and Development
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April 1, 2019Township Council MINUTES

Servicing Bylaw and an erosion and sediment control plan in accordance 

with the Erosion and Sediment Control Bylaw, to the acceptance of the 

Township; 

e. Payment of supplemental development permit application fees,

Development Cost Charges, and building permit administration fees.

Submissions from the public:

The following written submissions were received from the public:

1. C. Renker, a Langley resident, expressing concerns about the impact

this development will have on wildlife and the serenity of the

neighbourhood.

C.3 Rezoning Application No. 100529 and 

Development Permit Application No. 101008

(CrewH (Redwood Park) Homes Ltd. / 21750 - 96 Avenue)

Bylaw No. 5454

Report 19-36

File CD 11-31-0045

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (CrewH 

(Redwood Park) Homes Ltd.) Bylaw 2019 No. 5454”

Explanation – Bylaw No. 5454

S. Richardson explained that Bylaw 2019 No. 5454 rezones property

located at 21750 – 96 Avenue from Suburban Residential Zone SR-2 to

Comprehensive Development Zone CD-34 to facilitate a fourteen (14) unit

townhouse development. 134 public notices were mailed out.

Development Permit No. 101008

Running concurrently with this Bylaw is Development Permit No. 101008 

(CrewH (Redwood Park) Homes Ltd. / 21750 – 96 Avenue) in accordance 

with Attachment A subject to the following conditions:

a. Building plans being in compliance with Schedules “A” through “I”;

b. Landscape plans being in substantial compliance with Schedules “J”

through “P” and in compliance with the Township’s Street Tree and

Boulevard Planting Policy and Age Friendly Amenity Area requirements, to

the acceptance of the Township;

c. Provision of a final tree management plan incorporating tree retention,

replacement and protection details in compliance with the Township’s

Subdivision and Development Servicing Bylaw (Schedule I - Tree

Protection), to the acceptance of the Township;
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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. Payment of supplemental Development Permit application fees,

applicable Development Cost Charges, and Building Permit administration

fees;

b. Landscaping and boulevard treatment being secured by letter of credit

at the Building Permit stage;

c. Written confirmation from owner and landscape architect or arborist

that the tree protection fencing identified in the tree management plan is in

place; and

d. 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, both with accompanying

legal documents as required, to the acceptance of the Township.

Submissions from the public:

1. D. Waymark, a Langley resident, was in attendance and stated

opposition due to lack of parking in the area, the impact on the

environmentally sensitive area, and the potential for flooding on his

property.

2. C. Burris, a Langley resident, was in attendance and expressed

concerns about the use of a common driveway for three developments and

traffic impacts.

The following written submissions were received from the public:

1. Doug Hawley, Redwoods Golf Course, expressing support for the

application, but want to see the Redwood trees along 88 Avenue protected

before demolition of the site starts.

2. D. and J. Waymark, Langley residents, stating opposition due to lack of

parking, impact on the environmentally sensitive area, and potential

flooding of their property.

Explanation by the proponent:

C. Hogan, Focus Architecture, was in attendance and commented that the

subject site has a dedicated environmental area, that the project is

providing more parking than required, that the Redwood Trees have

prohibited access to 96 Avenue, and that the road access through the site

could have traffic calming.
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D. TERMINATE

Moved by Councillor Davis, 

Seconded by Councillor Long, 

That the meeting terminate at 9:21pm. 

CARRIED 

CERTIFIED CORRECT:

________________________

Mayor

_______________________

Township Clerk
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (CREWH (REDWOOD PARK) HOMES LTD.) BYLAW 2019 NO. 5454 

EXPLANATORY NOTE 

Bylaw 2019 No. 5454 rezones property located at 21750 – 96 Avenue from Suburban 
Residential Zone SR-2 to Comprehensive Development Zone CD-34 to facilitate a fourteen 
(14) unit townhouse development.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (CREWH (REDWOOD PARK) HOMES LTD.) BYLAW 2019 NO. 5454 

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

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 (CrewH (Redwood Park) Homes Ltd.) Bylaw 2019 No. 5454”.

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

East Half Lot 2 Section 31 Township 11 New Westminster District Plan 8683

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-34.

READ A FIRST TIME the 11 day of March , 2019. 
READ A SECOND TIME the 11 day of March , 2019. 
PUBLIC HEARING HELD the 01 day of April , 2019. 
READ A THIRD TIME the day of , 2019. 
ADOPTED the  day of , 2019. 

Mayor Township Clerk 
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