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19991 49th Avenue, 

4951-4975 and 4991 200th Street, and 

19990 50th Avenue

Langley, BC

• Proposed Offi  cial Community Plan 

(OCP) amendment to accommodate 

more rental housing than the current 

OCP

• New rebuilt church and community 

space of approximately 900 sq.m. 

• Childcare for 49 children, plus before- 

and after-school care

• 302 residential rental units, with a 

minimum of 20% (61 units) 

below-market

• Mixed use development consisting of 

two connected six-storey buildings

• Five neighbourhood-serving retail 

units

• Total gross fl oor area of 23,500 sq.m.

• Floor Area Ratio of 2.10

• Approximately 429 parking spaces 

(326 secure, covered stalls and 103 

outdoor stalls)

• Secure bike parking for residents and 

visitors

• Entry plaza at 200th Street, facing 

Grade Crescent and providing future 

connection to Conder Park

This proposed development puts 

forward a change to the OCP - from 

Ground-oriented Residential to Low 

Rise Residential - to permit increased 

height and more residential units. The 

proposed public benefi ts are:

1. 60 below-market rental units,

2. A childcare facility serving 49 

children (infants, toddlers, and 

preschool aged) plus before and 

after school care,

3. A new community meeting space 

within a new church facility, and

4. The fi rst step toward providing an 

eventual public greenway between 

200th Street and Conder Park 

(extending northwest from Grade 

Crescent).

Project proposal

Project summary Project Rationale
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Subject site

Municipal boundary

Park

Major road

Arterial road

Collector road

Legend

Area OCP and Zoning

Site opportunities
The subject site is on 200th

Street, which is a major road and 
truck route through the City of 
Langley. The vicinity of the site is 
now dominated by single family 
residential development, but the 
OCP identifi es that this part of 
the city will be a transition zone 
between the more dense 
downtown core to its north and 
the suburbs to the south.

The City of Langley OCP 
currently shows the subject site 
is to be rezoned to ground-
oriented residential use. The 
Applicant, in consultation with 
city staff , is seeking to update 
the OCP to refl ect the highest 
and best use that these church-
owned lands can potentially 
provide, given their adjacency to 
frequent transit.  The proposal 
therefore shows a Low-Rise 
Residential design (permitting 
up to six storeys), similar to 
developments near Nicomekl 
Elementary School.

This proposal builds on the 
OCP’s “Conder Convenience 
Corner” vision, with a 
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Current zoningOffi  cial Community 
Plan uses

Project context

Public transit
The subject site will be a thirty 
minute walk from the future 
Skytrain station planned at 
Industrial Avenue and 203rd

Street. 200th Street is served by 
public transit and there is a bus 
stop at the subject site, and 
another across the street.  This 
major route is also earmarked as 
a potential rapid bus route.

neighbourhood commercial 
community center that includes 
more housing units, a large 
daycare, a renewed church and 
community space, and a greater 
supply of rental and below-
market housing.

The site straddles two Districts 
identifi ed in the OCP: the 
Nicomekl River District and the 
200th Street Corridor. The 
intent for both of these districts 
is to densify residential use 
where there is good proximity to 
major roads and the downtown.  

The OCP shows a mix of 
Suburban, Ground-oriented, 
and Urban Residential in the 

vicinity.  It is the Applicant’s 
position that the proposed 
development aligns with the 
intent of the OCP and provides 
this desired density by off ering 
302 units of rental and below-
market housing. The proposal 
then exceeds expectations by 
providing childcare and service-
oriented retail units at ground 
level, while also including an 
update to the church 
congregation facility.

Appendix A - Nicomekl River Neighbourhood Plan

6.14. CONDER PARK NEIGHBOURHOOD

CONVENIENCE CORNER

VISION

A neighbourhood “convenience corner” with limited, small-scale commercial 

uses, townhomes, and an attractive, pedestrian-friendly design that connects 

to Conder Park, improves walkability and provides convenient services to the 

surrounding areas.

Permit a limited amount of neighbourhood-scale retail stores/

commercial uses oriented towards 200 Street, potentially including a 

and/or restaurant/pub. Child care uses are strongly encouraged 

with appropriate site design and vehicle access. Drive-thru and gas 

station uses are prohibited;

Vehicular Access from 50 Avenue is preferred;

redevelopment parcel fronting 200 Street approximately 0.5 hectares in 

size, and to create similar residential redevelopment parcels further west 

along 50 Avenue towards Conder Park;

Retention of mature trees should be prioritized as part of strengthening

the open space and pedestrian connection between Conder Park and 

the intersection of 50 Avenue and 200 St;

Seek opportunities to enhance and expand Conder Park as part of a 

comprehensive master plan;

strengthen pedestrian connections to the Nicomekl River trail 

network;

along the 50 Avenue and 200 Street frontages through a balance of 

units, tree retention and greenway enhancements, as well as wide 

sidewalks and generous boulevards with new street trees;

Residential development should prioritize ground oriented forms (e.g. 

townhomes with “front doors”) and/or small live/work and/or modest 

retail and 2 storey townhouse above near/along the 200th Street 

frontage, and 3 storey townhouses elsewhere.

Green areas
The site surrounded by 
generous green space in every 
direction. It is a fi ve minute walk 
to the Nicomekl River and Trail 
to the north. A six minute walk to 
the east arrives at Sendall 
Botanical Gardens. Penzer 
Action Park and the Power Line 
Trail are about fi ve minutes 
south, and fi nally Conder Park is 
a three minute walk to the west.

Excerpt from the Nicomekl River District Plan

Location of site

Future townhomes
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200 Street

50 Avenue

49 Avenue

Grade Crescent

Future Townhomes

Future Greenway

Step One
A six storey volume is bifurcated by the 
historical railway path, connecting Grade 
Crescent to Conder Park, where a future 
public node (green space or plaza) is 
planned. This gesture is integral to the 
public benefi ts being off ered as a part of 
the Offi  cial Community Plan amendment 
application.

Step Two
The residential fl oors are adjusted to a 
functional width and the massing is shifted 
to read as two distinct but connected 
buildings.

Step Three
The ground level is proportioned to suit its 
varied uses: residential, commercial, 
assemblly hall, and childcare, plus parking 
below. This confi guration was arrived at 
through an iterative study of the ground 
plane.

Building massing
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Shadow study

Equinox 8am Equinox 12pm Equinox 4pm

Summer 8am Summer 12pm Summer 4pm

Winter 9am Winter 12pm Winter 4pm
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Northeast aerial view

200 Street

50 Avenue

49 Avenue

Grade Crescent

Future Townhomes

N

Design to be fi nalized as a part of the application consideration process
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Southwest aerial view

49 Avenue

Grade Crescent

50 Avenue

Future Townhomes

200 Street

N

Design to be fi nalized as a part of the application consideration process
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200th Street view
N

Design to be fi nalized as a part of the application consideration process

200 Street
Grade Crescent
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Landscape design
SCALE 1:250

N
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Landscape concept - Ground Level

Outdoor amenity space

Entrance plaza

Outdoor child daycare (0-3)

Entrance stairs with ramp

Bike racks

Planting with seating 

Seating platform

Long seating bench with 
planting
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Outdoor Daycare Spaces

Two outdoor child daycare 

areas have been created: one 

for children aged 0-3 and 

another for children aged 3-5.

Within the space for the 0-3 

age group, play elements such 

climbers and a sandbox are 

envisioned. Additionally, 

several play pockets offering a 

range of sensory and tactile 

learning opportunities are 

designed along the linear 

space on the east side of the 

building. These pockets are 

connected by stepping stones 

and surrounded by both edible 

and native plants.

Within the space for the 3-5 

age group, a variety of play 

opportunities such as 

climbers, sand play and free 

play spaces are envisioned. A 

significant planted are 

including edible and pollinator 

attracting plants provides a 

buffer from the parking space 

to the west. 

Community Outdoor 

Space

A flexible outdoor space, 

offers an opportunity for a 

variety of community 

programs for the 

congregation. A harvest table 

and seating integrated within 

a planted buffer offers an 

amenity within the space 

while maintaining flexibility 

for programming.

Mid-block Connection

A pedestrian priority mid-

block connection sets up the 

development for future city 

connections to the west 

while also providing access 

to the underground parking. 

A cohesive and continuous 

paving treatment and a curb-

less cross section, integrates 

this access within the larger 

public realm and creates a 

urban room at the centre of 

the block. Trees and other 

street furnishing such as 

bollards demarcate the 

vehicular movement and 

support a commercial corner 

plaza space.

Streetscapes

Streetscape along 200th 

street follows City of Langley’s 

vision which includes a 

generous sidewalk and a 

separated bike lane.  The 

streetscape is enhanced by a 

second row of trees along the 

commercial frontage in 

addition to the street trees and 

planted boulevard along 

200th street.

49th Avenue as a residential 

street, will include a generous 

sidewalk and a planted 

boulevard with street trees. 

Public Realm Design - Courtyards and Outdoor Amenities
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Landscape concept - Level two Sections - Ground level

Decorative stone ballast

Planted buffer

Raised planter and 
seating

Proposed Building

Proposed Building

Amenity Terrace

An outdoor amenity space on level two supports the indoor 

amenity space within the building. A planted buffer along the 

perimeter of the space creates a green setting while maximizing 

the available flexible space. A raised planter with trees and 

seating creates a more intimate space within the terrace while 

providing amenities such as permanent seating and shade.
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Precedent images

01  - 03    Decorative pavers

04    Sand play area

05    Play  structure

06  - 07      Stepping loggers / stone

08 - 10      Wood bench top

11 - 12     Streetscape
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Materials & furnitures 

01    Belgard: VS5 series: Tofino grey 150 x 300 mm

02    Belgard: VS5 series: Grey 150 x 300 mm

03    Belgard: VS5 series: Shaded grey 150 x 300 mm

04    Thermory: Thermally modified ash

05    Moso bamboo: X-treme

06   Scottywood: Thermowood ash

07   Northwest landscape and stone supply: Whiske  river 

           rock black pebbles 20-50mm

08   Northwest landscape and stone supply: Whiske  river 

           rock dazzling white crushed gravel 20-50mm

09   Northwest landscape and stone supply: Whiske  river 

          autumn gold crushed gravel  20-50mm

10   C.I.P.  concrete paving

11     Wood fibre

13    Bike rack

14    Wood bench

15    Harvest table & seating bench

16    Wood seating platform

17    Play structure

18    Climbing equipment

19    Lighting bollard
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Landscape: planting
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Planting 

Proposed Building

200th Street

199A Street
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Acer davidii - Snake Bark maple

Acer rubrum ‘Armstrong’ - 
Armstrong maple   

Acer rubrum ‘Morgan’ - Morgan
maple   

Carpinus betulus ‘Fastigiata’ - 
Pyramidal European hornbeam

Cercidiphyllum Japonicum
- Katsura tree 

Cornus kousa - Japanese 
dogwood

Magnolia ‘Galaxy’ - Galaxy 
magnolia

Nyssa sylvatica - Black tupelo

Prunus x yedoensis ‘Akebono’

Quercus coccinea - Scarlet oak

Styrax japonicus - Japanese 
snowbell

Tilia americana ‘Redmond’ 
- Redmond linden 
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Shrubs, perennials & grasses 
planting
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Planting - Trees

01    Acer davidii - Snake Bark maple (Summer)

02    Acer davidii - Snake Bark maple (Fall)

03    Acer rubrum ‘Armstrong’ - Armstrong maple  

  (Summer)

04    Acer rubrum ‘Armstrong’ - Armstrong maple  

  (Fall)

05    Acer rubrum ‘Morgan’ - Morgan maple  

  (Summer)

06    Acer rubrum ‘Morgan’ - Morgan maple  

  (Fall)

07   Carpinus betulus ‘Fastigiata’ -   

 Pyramidal European hornbeam (Summer)

08   Carpinus betulus ‘Fastigiata’ -   

 Pyramidal European hornbeam (Fall)

09   Cercidiphyllum Japonicum - Katsura tree  

 (Summer)

10   Cercidiphyllum Japonicum - Katsura tree  

 (Fall)

11   Cornus kousa - Japanese dogwood (Summer)

12   Cornus kousa - Japanese dogwood (Fall)
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06 08 10 1204

Planting - Trees

13  Magnolia ‘Galaxy’ - Galaxy magnolia

14  Magnolia ‘Galaxy’ - Galaxy magnolia

15   Nyssa sylvatica - Black tupelo (Summer)

16   Nyssa sylvatica - Black tupelo (Fall)

17   Prunus x yedoensis ‘Akebono’ (Summer)

18   Prunus x yedoensis ‘Akebono’ (Fall)

19  Quercus coccinea - Scarlet oak (Summer)

20  Quercus coccinea - Scarlet oak (Fall)

21 Styrax japonicus - Japanese snowbell (Summer)

22 Styrax japonicus - Japanese snowbell (Fall)

23  Tilia americana ‘Redmond’ - Redmond linden  

 (Summer)

24  Tilia americana ‘Redmond’ - Redmond linden  

 (Fall)
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Planting - Shrubs, perennials & grasses

01

07 08 09 10 11 12

13 14 15 16 17 18

02 03 04 05 06 19 20 21

22 23 24

25 26

01    Abelia ‘Edward Goucher’ - Pink Abelia

02    Cornus sericea ‘Farrow’- Arctic Fire red twig    

  dogwood

03    Daphne transatlantica ‘BLAFRA’ - Eternal   

  fragrance daphne

04    Lavandula angustifolia ‘Hidcote’ - Lavender

05    Lonicera pileata - Privet honeysuckle

06    Mahonia aquifolium ‘Compactum’ - Oregan  

         grape

07    Nandina domestica ‘Fire Power’- Fire Power  

        Nandina

08    Picea pungens ‘Globosa’- Colorado spruce

09    Prunus lusitanica - Portugal laurel

10    Rhododendron ‘Gumpo White’ - Gumpo White  

        Azalea

11    Spiraea betulifolia - Birchleaf spirea

12    Taxus media ‘Hicksii’ - Yew

13    Agastache aurantiaca ‘Apricot Sprite’ -  

 Apricot Spirte hyssop

14    Anemone x hybrida ‘September   

  Charm’- Anemone

15    Hemerocallis ‘Stella de Oro’ - Daylily

16    Liatris spicata ‘Kobold’ - Blazing star

17   Polystchum munitum - Sword fern

18   Rudbeckia fulgida ‘Goldsturm’ - Goldsturm  

 coneflower

19   Calamagrostis x acutiflora ‘Karl   

 Foerster’ - Feather reed grass

20  Carex oshimensis ‘Everillo’ - Japanese sedge

21   Chasmanthium latifolium - Northern Sea Oats

22   Deschampsia cespitosa - Tufted Hair grass

23   Liriope muscari ‘Big Blue’ - Big Blue lily turf

24   Miscanthus sinensis ‘Gracillimus’ - Chinese  

 Silver grass

25 Sesleria autumnalis - Autumn Moor grass

26   Vaccinium ‘Northcountry’ - Northcountry  

  blueberry
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Landscape sections
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