
  

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

      
PRESENTED: MARCH 8, 2021 – REGULAR MEETING REPORT: 21-18 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-01-0106 
SUBJECT: HERITAGE ALTERATION PERMIT APPLICATION  

NO. 101201 (BOUWMAN / 21393 OLD YALE ROAD) 
 

PROPOSAL: 

Heritage Alteration Permit application to facilitate 
subdivision of 21393 Old Yale Road into two (2) lots 
and construction of two (2) single family dwellings. 

RECOMMENDATION SUMMARY: 

That Council authorize issuance of Heritage Alteration 
Permit No. 101201 subject to three (3) conditions, 
noting six (6) subdivision conditions.  

RATIONALE: 

The proposal complies with the Murrayville Heritage 
Conservation Area policies and requirements, as 
outlined in the Murrayville Community Plan. 
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RECOMMENDATION: 

That Council authorize issuance of Heritage Alteration Permit No. 101201 for property located 
at 21393 Old Yale Road to facilitate subdivision into two (2) lots and the construction of two (2) 
single family dwellings, subject to the following conditions being satisfied to the acceptance of 
the General Manager of Engineering and Community Development: 

a. Building plans being in substantial compliance with Schedule “A”;
b. On-site landscape plans and tree management plans being in substantial compliance

with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy;

c. Section 110.1 – Minimum Subdivision Requirements of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum lot frontage requirement in
the Residential Zone R-1E from 22 m (72 ft) to 18.27 m (59.94 ft) for proposed “Lot 1”
and 18.26 m (59.90 ft) for proposed “Lot 2.”

Although not part of the Heritage Alteration Permit requirements, the applicant is advised that 
prior to final subdivision approval the following items will need to be finalized: 

a. Completion of a Servicing Agreement with the Township to secure required road and 
utility upgrades and extensions, including Old Yale Road and the lane in accordance 
with the Township’s Subdivision and Development Servicing Bylaw;

b. Completion of an erosion and sediment control plan in accordance with the Erosion and 
Sediment Control Bylaw;

c. Written confirmation from the owner and Landscape Architect or Arborist that tree 
protection fencing is in place;

d. Payment of applicable administration fees, Murrayville Pedestrian Overpass fee and 
Heritage Alteration Permit fees;

e. Installation of an on-site infiltration system in accordance with the Subdivision and 
Development Servicing Bylaw;

f. Registration of a restrictive covenant, pursuant to Section 219 of the Land Title Act, to 
restrict the location of driveways to the rear lane.

EXECUTIVE SUMMARY: 

Jared Bouwman has applied for a Heritage Alteration Permit to facilitate subdivision of 21393 
Old Yale Road into two (2) lots and the construction of two (2) single family dwellings. As the 
subject property is located within the Murrayville Heritage Conservation Area, Council issuance 
of a Heritage Alteration Permit is required. The applicant is requesting a variance to reduce the 
minimum frontage requirement in the Residential Zone R-1E from 22 m (72 ft) to 18.27 m  
(59.94 ft) for proposed “Lot 1” and 18.26 m (59.90 ft) for proposed “Lot 2”. The proposal, in 
staff’s opinion, complies with the Heritage Conservation Area policy and requirements as 
outlined in the Murrayville Community Plan. 

PURPOSE: 

The purpose of this report is to advise and make recommendations to Council with respect to 
proposed Heritage Alteration Permit No. 101201 in Murrayville.
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REFERENCE: 

Owner/Applicant: Jared Bouwman 
21393 Old Yale Road 
Langley BC V3A 4M6 

Legal Description: Lot 2 Section 1 Township 8 New Westminster 
District Plan 8997 

Civic Address: 21393 Old Yale Road 

Area: 0.21 ha (0.52 ac)  

Murrayville Community Plan: Single Family One 

Existing Zoning: Residential Zone R-1E 

BACKGROUND / HISTORY: 

The subject property is currently designated Single Family One in the Murrayville Community 
Plan and zoned Residential Zone R-1E. In January 2018, Council approved a Heritage 
Alteration Permit (HAP) to facilitate the demolition of the existing dwelling, subdivision into two 
(2) lots and the construction of two (2) new single family dwellings. As the proponent opted not
to move forward with the development at the time the previous HAP has expired and the
proponent has now applied for a new HAP.

DISCUSSION / ANALYSIS: 

Similar to the previous application, Jared Bouwman has applied for a HAP to facilitate the 
demolition of the existing dwelling, subdivision into two (2) lots, and the construction of two (2) 
single family dwellings. As the subject property is located in the Murrayville Heritage 
Conservation Area, Council issuance of a Heritage Alteration Permit is required to facilitate the 
demolition, subdivision and development of the proposed residential dwellings.  

Adjacent Uses: 
North: A municipal lane, beyond which are single family residential properties zoned 

Residential Zone R-1E and designated Single Family One in the Murrayville 
Community Plan; 

South: Old Yale Road, beyond which is a property zoned Rural Zone RU-1, located in 
the ALR and designated Agriculture in the Murrayville Community Plan; 

East: Single family residential properties zoned Residential Zone R-1E and designated 
Single Family One in the Murrayville Community Plan; and 

West: Single family residential properties zoned Residential Zone R-1E and designated 
Single Family One in the Murrayville Community Plan. 

Heritage Alteration Permit: 
The subject property is located in the Murrayville Heritage Conservation Area, which provides 
Council the opportunity to review the form, character and siting of all new infill development. The 
guidelines for new construction in the conservation area outlined in the Murrayville Community 
Plan seek to preserve and enhance the historic character of the buildings and elements that 
comprise historic Murrayville. Accordingly, new construction should be compatible with the 
existing streetscape and surrounding buildings in form, scale, design and detail following the 
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principles of form, rhythm, and detailing outlined in the Murrayville Heritage Conservation Area 
design guidelines.  

Heritage Alteration Permit No. 101201 facilitates the demolition of the existing dwelling, the 
subdivision of the subject property into two (2) lots, and the development of two (2) new single 
family dwellings per the site plan and building elevations shown in Attachment A. The existing 
dwelling to be removed is not a listed heritage residence, nor is it deemed to have heritage 
value. 

The residences proposed for the two (2) single family lots reflect the traditional styling 
characteristic of the area in their gable roofs, dormers, architectural detail, and choice of 
materials. The long narrow building footprints are sited to front Old Yale Road with parking 
access from the rear lane in order to project a more traditional street front appearance free from 
parking garages, while eliminating the need for direct vehicular driveway access onto Old Yale 
Road.  Both residences are designed for family living with open front porches and balustrades 
characteristic of many early residences in historic Murrayville. The front setbacks of the two 
residences from the road are additionally staggered to differentiate one from the other. 
Contrasting light/dark colour palettes are proposed for the two residences the first with blue-grey 
siding; white shutters and trim; and coloured doors. The second with light off-white siding and 
white trim, black framed windows, and natural wood doors.  

To facilitate the subdivision, the applicant is proposing a variance to the requirements of Section 
110.1 – Minimum Subdivision Requirements of the Township’s Zoning Bylaw. Section 110.1 of 
the Zoning Bylaw permits a minimum frontage of 22 m (72 ft) in Residential Zone R-1E. The 
applicant is proposing a frontage of 18.27 m (59.94 ft) for proposed “Lot 1” and 18.26 m  
(59.90 ft) for proposed “Lot 2”. Staff note that Section 1.3 of Appendix A of the Murrayville 
Community Plan provides Council the opportunity to vary zoning requirements as part of a 
Heritage Alteration Permit. The applicant has provided the following rationale for the proposed 
variance: 

Bylaw 2500 Section 110.1 stipulates a minimum lot area of 930 square meters 
and a minimum frontage of 22 metres (m) for properties zoned R1-E. While 
the subdivided lots fit within the bylaw minimum lot area requirements, we 
request the relaxation of the frontage requirements from 22m to create two 
equal frontages. 

We request a frontage variance to ensure the lot frontages are balanced. 
Balanced frontages:  

1. Are very important to the heritage look and feel and to harmonize with the
regularity and rhythm of the wider heritage neighborhood. (Examples
include the properties 21507, 21513, 21523, 21531, 21518, 21650, 21658,
21662, 21674, and 21680 on adjacent 48 Ave)

2. Allow for consistent massing of the proposed heritage looking homes on
the lots and allow for regularity with the immediately adjacent properties,

3. Provide sufficient room for building within the appropriate setbacks and

4. Allow for the driveway and garage to be on the back for both lots, with both
lots accessed from the lane. This is consistent with the Township’s plan for
the upgrade to Old Yale Road (Commemoration Option) adopted by
Council in June 2016.
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In view of these considerations, we request that the proposed equal frontages 
be viewed favorably. 

The proposal, in staff’s opinion, complies with the intent of the Heritage Conservation Area 
policy and requirements as outlined in the Murrayville Community Plan (Attachment B). Staff 
note that although a variance is required for the frontage of the proposed lots, the proposed lot 
areas (1,056 m² / 11,367 ft²) and depth (57.8 m / 189.6 ft) exceed the requirements of Section 
110.1 of the Zoning Bylaw (minimum 930 m² / 10,010.4 ft² area and 22m / 72.2 ft depth 
required).  

Heritage Review: 
Between December 14 – 18, 2020, the Murrayville Heritage Review Panel provided comment 
on the subject Heritage Alteration Permit application. The panel expressed support for the 
proposed lot configurations and residences based on their compatibility with the existing context 
and Murrayville Heritage Conservation Area Guidelines. The Heritage Advisory Committee 
supported the comments of the Panel for this project on January 6, 2021. 

Compliance with the Zoning Bylaw: 
The applicant is proposing a variance to the required lot frontage in the Residential Zone R-1E 
from 22 m (72 ft) to 18.27 m (59.94 ft) for proposed “Lot 1” and 18.26 m (59.90 ft) for proposed 
“Lot 2”. The lot frontage variance is incorporated in the subject Heritage Alteration Permit. The 
proposed single family dwellings comply with the requirements of Residential Zone R-1E. 

School Sites: 
School District 35 has provided comments (Attachment C) and anticipates that the proposed 
development will generate approximately one (1) new student for James Hill Elementary School 
(located approximately 1.6 km southeast of the site) and one (1) new student for Langley 
Secondary School (located approximately 1 km north of the site).  

Parks: 
Porter Park is located approximately 150 metres to the east of the subject site. Denny Ross 
Memorial Park is located approximately 950 metres to the southeast of the subject site. 

Transit: 
Transit service (route 560 on 216 Street, and route 503 on Fraser Highway) is available in 
proximity to the proposed development. 

Tree Protection / Replacement: 

15 significant trees were identified on the site. 11 trees are proposed to be retained.  Because of 
the proposed tree retention, no replacement trees are required by the Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection). Final tree replacement plans are 
subject to the final acceptance of the Township.  

Environmental Considerations: 
The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of 
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the OCP, 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. Staff note that Township watercourse maps indicate a 
watercourse on the north side of Old Yale Road, however, the maps are currently being updated 
to reflect that the former watercourse has been piped. As built drawings indicate the 
watercourse was piped in 1986.  

Landscape: 
Proposed landscaping for the two (2) lots follow the informal patterning of a country garden with 
an appropriate selection of traditional shrubs and plantings in keeping with the 
recommendations of the Murrayville Heritage Conservation Area Guidelines.   

Servicing and Access: 
Access for the proposed lots will be provided from the rear lane. Prior to subdivision, the 
applicant is required to enter into a servicing agreement to secure road and utility upgrades and 
extensions in accordance with the Township’s 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. 

Public Consultation: 
Policy 07-164 requires the subject application to hold a Public Information Meeting prior to 
proceeding to Council. Staff note that due to the COVID-19 pandemic, Council has temporarily 
suspended the requirement for a Public Information Meeting. 

POLICY CONSIDERATIONS: 

The subject site is designated Single Family One in the Murrayville Community Plan and is 
zoned Residential Zone R-1E. The site is also located within the Murrayville Heritage 
Conservation Area. The Heritage Alteration Permit includes a variance for the proposed lot 
frontages from 22 m (72 ft) to 18.27 m (59.94 ft) for proposed “Lot 1” and 18.26 m (59.90 ft) for 
proposed “Lot 2”. The subject application has complied with the heritage review processes 
outlined in the Murrayville Community Plan for the conservation area and has the support of the 
Murrayville Heritage Review Panel and Heritage Advisory Committee. Staff support issuance of 
the Heritage Alteration Permit based on the proposed development being in compliance with the 
Heritage Conservation Area policy and requirements.  

Staff have notified adjacent property owners that this Heritage Alteration Permit application is 
being considered at the March 8, 2021 Regular Council Meeting, and they may submit written 
input regarding the matter should they deem necessary. 
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ATTACHMENT A 

ATTACHMENT B 

ATTACHMENT C 

Heritage Alteration Permit No. 101201 

Excerpt from Murrayville Community Plan – Heritage Conservation Area 

School District Comments 

Staff have notified adjacent property owners that this Heritage Alteration Permit application is being 
considered at the March 8, 2021 Regular Council Meeting, and they may submit written input 
regarding the matter should they deem necessary. 

Respectfully submitted, 

Joel Nagtegaal 

DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

Heritage Alteration Permit No. 101201 

This Permit is issued this __________day of _________________, 2021 to:  

1. Name: Jared Bouwman 

Address: 21393 Old Yale Road 
Langley BC V3A 4M6 

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 2 Section 1 Township 8 New Westminster District Plan 8997

CIVIC ADDRESS: 21393 Old Yale Road

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 and
subject to the following conditions being satisfied to the acceptance of the General Manager
of Engineering and Community Development:

a. Building plans being in substantial compliance with Schedule “A”;
b. On-site landscape plans and tree management plans being in substantial compliance

with Schedule “B” and in compliance with the Township’s Street Tree and Boulevard
Planting Policy;

c. Section 110.1 – Minimum Subdivision Requirements of Township of Langley Zoning
Bylaw 1987 No. 2500 being varied to reduce the minimum lot frontage requirement in
the Residential Zone R-1E from 22 m (72 ft) to 18.27 m (59.94 ft) for proposed “Lot 1”
and 18.26 m (59.90 ft) for proposed “Lot 2.”

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. Completion of a Servicing Agreement with the Township to secure required road and
utility upgrades and extensions, including Old Yale Road and the lane in accordance
with the Township’s Subdivision and Development Servicing Bylaw;

b. Completion of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw;

c. Written confirmation from the owner and Landscape Architect or Arborist that tree
protection fencing is in place;

d. Payment of applicable administration fees, Murrayville Pedestrian Overpass fee and
Heritage Alteration Permit fees;

e. Installation of an on-site infiltration system in accordance with the Subdivision and
Development Servicing Bylaw;

f. Registration of a restrictive covenant, pursuant to Section 219 of the Land Title Act to
restrict the location of driveways to the rear lane.

ATTACHMENT A
E.2
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(BOUWMAN / 21393 OLD YALE ROAD) 
Page 2 . . . 

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 Heritage Alteration Permit shall be substantially
commenced within two years after the date the Heritage Alteration 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 ________, 2021. 

Attachments: 
SCHEDULE A  Architectural Drawings 
SCHEDULE B  Landscape Drawings 
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WINDOWS

SIDING, TRIM

TRIM

SIDING

WEST LOT FRONT ELEVATION EAST LOT FRONT ELEVATION

CEDAR SHINGLES BM-2122-20 STEEP CLIFF GREY 

HARDI PLANK SIDING BM-2122-20 STEEP CLIFF GREY 

BOARD AND BATTON BM-2122-20 STEEP CLIFF GREY 

ASPHALT ROOF SHINGLES IKO CAMBRIDGE DUAL BLACK

PREFINISHED VINYL WINDOWS WHITE

PAINTED METAL ENTRANCE DOOR BM-CC-62 SUNDRIED TOMATO 

PAINTED WOOD POSTS, 
KNEE BRACING

BM-OC-117 SIMPLY WHITE 

WINDOW DOOR TRIM / FASCIA BM-OC-117 SIMPLY WHITE 

METAL GARAGE DOOR BM-OC-117 SIMPLY WHITE 

GUTTER AND DOWNSPOUTS ALUMINUM, WHITE

SOFFITS WHITE

CEDAR SHINGLES BM-OC-118 SNOWFALL WHITE

HARDI PLANK SIDING BM-OC-118 SNOWFALL WHITE

BOARD AND BATTON BM-OC-118 SNOWFALL WHITE

ASPHALT ROOF SHINGLES IKO CAMBRIDGE DUAL BLACK

PREFINISHED VINYL WINDOWS BLACK

WOOD MAIN DOOR, REAR DOOR CEDAR STAIN

STAINED EXTERIOR WOOD POSTS, 
GARAGE KNEE BRACING

CEDAR STAIN

WINDOW DOOR TRIM / FASCIA BM-OC-118 SNOWFALL WHITE

GARAGE DOOR, FRENCH DOORS BM 2119-10 SPACE BLACK

GUTTER AND DOWNSPOUTS ALUMINUM, BLACK

SOFFITS WHITE

FRONT & REAR DOORSFRONT & REAR DOORS
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