Township of

Langley SPECIAL MEETING FOR THE
PURPOSE OF PUBLIC HEARING

Monday, May 11, 2020 at 7:00 PM
Fraser River Presentation Theatre
Est. 1873 4th Floor, 20338 — 65 Avenue, Langley, BC

AGENDA

A Public Hearing is a statutory requirement under Section 464 of the Local Government Act,
and must be held before third reading of a community plan, rural land use bylaw, zoning
bylaw, land use contract amendment bylaw, heritage designation bylaw or heritage
revitalization agreement bylaw which would change the use, or density of use, of property.

During a Public Hearing, Council acts in a quasi-judicial role for the purpose of allowing
persons who believe their interest in property is affected by a bylaw, permit or other matter, to
make representations to Council either orally or by written submission, or add comments or
elaborate upon correspondence that may have already been presented to Council concerning
the bylaws. It is important to note that Council is not in a position to receive any additional
information on the bylaws following the Public Hearing, as dictated by case law.

The hearing procedure involves an explanation from the Community Development Division on
the purpose of the proposed bylaws and to hear from individuals regarding the bylaws. In
order to ensure that all interested parties have a reasonable opportunity to be heard,
speakers are requested to keep representations as brief and succinct as possible and no
longer than five minutes, excluding time required for questions from Council. Speakers will
be asked to state their name, neighbourhood and city for the record and if referring to
prepared remarks, to submit copies of these to the Township Clerk. Decorum must be
maintained at all times, this includes refraining from applause, booing, or heckling.

To assist with large numbers of speakers, individuals may advise the Township Clerk and
sign the speakers list prior to the commencement of the Public Hearing. The names on the
speakers list will be read out during the hearing; however, the Chair will also call for any other
speakers wishing to present their views once the speakers on the list have all been heard.
Individuals who have already addressed Council and wish to add further submissions will wait
until the people that have not yet addressed Council have had an opportunity to speak. All
submissions and speakers lists are considered part of the public record.

Council members should not express their views nor debate the bylaws, but may question
speakers to clarify particular points in the submissions. Council may consider third reading,
or third and final adoption, at this meeting or at a future meeting.
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Township Council AGENDA May 11, 2020

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

A1 Special Meeting for Public Hearing and Development Permits -
May 11, 2020
Recommendation: That Council adopt the agenda and receive the agenda items of the

Special Meeting for Public Hearing and Development Permits held
May 11, 2020.

B. DEVELOPMENT PERMITS

C. PUBLIC HEARING

CA1 Official Community Plan Amendment and
Rezoning Application No. 100200
Development Permit Application Nos. 100851 and 101143
(1094941 BC Ltd. / 8192 - 208 Street)
Bylaw No. 5589
Bylaw No. 5590
Bylaw No. 5591
Report 20-57
File CD 08-25-0099

Recommendation: "Langley Official Community Plan Bylaw 1979 No. 1842 Amendment

(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment
(Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment
(1094941 BC Ltd.) Bylaw 2020 No. 5589";

"Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(1094941 BC Ltd.) Bylaw 2020 No. 5590"; and

"Township of Langley Phased Development Agreement
(1094941 BC Ltd.) Bylaw 2020 No. 5591"

Explanation - Bylaw No. 5589

Bylaw 2020 No. 5589 amends the Yorkson Neighbourhood Plan to
permit a maximum building height of six storeys for an apartment
development on lands located at 8192 - 208 Street.

Explanation - Bylaw No. 5590

Bylaw 2020 No. 5590 rezones land at 8192 - 208 Street from
Suburban Residential Zone SR-2 to Comprehensive Development
Zone CD-145 to permit an apartment development consisting of
144 apartment units in two (2) six storey buildings and a daycare
building.
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Township Council AGENDA May 11, 2020

Explanation - Bylaw No. 5591

Bylaw 2020 No. 5591 authorizes the Township of Langley to enter
into a phased development agreement with 1094941 BC Ltd.

Development Permit No. 100851

Running concurrently with this Bylaw is Development Permit
No. 100851 (1094941 BC Ltd. / 8192 - 208 Street) in accordance with
Attachment A subject to the following conditions:

a. Building plans being in substantial compliance with Schedule "A";
b. On-site landscaping plans being in substantial compliance with
Schedule "B", and in compliance with Subdivision and Development
Servicing Bylaw (Schedule | - Tree Protection) and the Township's
Street Trees and Boulevard Plantings Policy, to the acceptance of the
Township; and

c. All signage being in compliance with Schedule "A" and the
Township Sign Bylaw.

Although not part of the development permit requirements, the
applicant is advised that prior to issuance of a building permit, the
following items will need to be finalized:

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

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

c. Submission of a site specific on-site servicing and stormwater
management plan in accordance with the Subdivision and
Development Servicing Bylaw and an erosion and sediment control
plan in accordance with the Erosion and Sediment Control Bylaw, to
the acceptance of the Township;

d. Payment of supplemental development permit application fees,
Development Cost Charges, and building permit administration fees.

Development Permit No. 101143

Running concurrently with this Bylaw is Development Permit

No. 101143 (1094941 BC Ltd. / 8192 - 208 Street) (streamside
protection), in accordance with Attachment B subject to the following
conditions:
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Township Council AGENDA May 11, 2020

a. Protection of Streamside Protection and Enhancement
Development Permit Areas (SPEAs) as shown on Schedule A and B
to the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

b. Township of Langley General Manager of Engineering and
Community Development acceptance of a submission addressing
information requirements outlined in Section 4.20 of Schedule 3 of
Langley Official Community Plan Bylaw 1979 No. 1842;

c. Written designation of an Environmental Monitor for the project
acknowledging the Environmental Monitor has the authority to stop
any work(s) that, in the Environmental Monitor's opinion, have the
potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental
regulatory agency approvals and/or submission of notifications and
provisions of copies of approval/submissions to the Township.

Clerk's Note: Council may consider third reading of this application at
the conclusion of the item's Public Hearing.

Submissions from the pubilic.

Explanation by the proponent.
Attachments: C.1 cd 1094941 BC Ltd RO DP.pdf

C.2 Official Community Plan Amendment and
Rezoning Application No. 100129
(Pacific Land Group Inc. / 920 - 272 Street)
Bylaw No. 5556
Bylaw No. 5557
Report 20-55
File CD 13-08-0011

Recommendation: "Langley Official Community Plan Bylaw 1979 No. 1842 Amendment

(Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific Land Group
Ltd.) Bylaw 2020 No. 5556";

"Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(Pacific Land Group Ltd.) Bylaw 2020 No. 5557"

Explanation - Bylaw No. 5556

Bylaw 2020 No. 5556 amends the Rural Plan by adding
provisions to the "Agricultural / Countryside" designation to
accommodate development of a cemetery on a site specific
basis at 920 - 272 Street.
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Township Council AGENDA May 11, 2020

Explanation - Bylaw No. 5557

Bylaw 2020 No. 5557 amends Rural Zone RU-2 to permit a cemetery
use on property located at 920 - 272 Street.

Clerk's Note: Council may consider third reading of this application at
the conclusion of the item's Public Hearing.

Submissions from the pubilic.

Explanation by the proponent.
Attachments: C.2 cd Pacific Land Group Cemetery RO.pdf

D. TERMINATE
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C.A

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5589

EXPLANATORY NOTE
Bylaw 2020 No. 5589 amends the Yorkson Neighbourhood Plan to permit a maximum

building height of six storeys for an apartment development on lands located at 8192 — 208
Street.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5589

A Bylaw to amend the Yorkson Neighbourhood Plan Bylaw No. 4030

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting
Assembled, ENACTS AS FOLLOWS:

1.

This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw

1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment

(1094941 BC Ltd.) Bylaw 2020 No. 5589".

Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby

Community Plan) Bylaw 1998 No. 3800 Amendment (Yorkson Neighbourhood Plan)
Bylaw 2001 No. 4030 is further amended by amending Map 1 — Land Use Concept by
including the properties shown on Schedule A attached to and forming part of this
Bylaw in the “Permitted Maximum Building Height of 6 storeys” designation.

READ A FIRST TIME the
READ A SECOND TIME the
PUBLIC HEARING HELD the
READ A THIRD TIME the
ADOPTED the

Mayor

20
20

day of
day of
day of
day of
day of

April , 2020.
April , 2020.
, 2020.
, 2020.
, 2020.

Township Clerk
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C.A

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590

EXPLANATORY NOTE

Bylaw 2020 No. 5590 rezones land at 8192 — 208 Street from Suburban Residential Zone
SR-2 to Comprehensive Development Zone CD-145 to permit an apartment development
consisting of 144 apartment units in two (2) six storey buildings and a day care building.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590

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 (1094941 BC Ltd.) Bylaw 2020 No. 5590”.

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

a) Adding to the Table of Contents and Section 104.1 — Zones the words
“Comprehensive Development Zone CD-145" after the words “Comprehensive
Development Zone CD-144"

b) Adding to Section 110.1 after the words “CD-144" the words “CD-145 — 2,500 m*’

c) Adding after Section 1044 “Comprehensive Development Zone CD-144" the
following as Section 1045 “Comprehensive Development Zone CD-145"

1045 COMPREHENSIVE DEVELOPMENT ZONE CD-145

Uses Permitted

10451 In the CD-145 Zone, only the following uses are permitted and all other uses are

prohibited:

1) accessory buildings and uses

2) accessory home occupations subject to Section 104.3
3) apartments

4) group children’s day care

Density

1045.2  The density permitted shall be no less than 99 units per hectare (40 units per
acre) and no greater than 198 units per hectare (80 units per acre).

Lot Coverage
1045.3  Building and structures shall not cover more than 55% of the /ot area.

Siting of Buildings and Structures

1045.4 Buildings and structures shall be sited in accordance with the provisions of a
Development Permit.
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Bylaw No. 5590
Page 2

1045.5

1045.6

1045.7

1045.8

1045.9

1045.10

C.A

Height of Buildings and Structures

Except as provided for in Section 104.5 the height of principal buildings and
structures shall be a maximum of 6 storeys for apartments and a maximum of 1
storey for the group children’s day care. The height of accessory buildings and
structures shall not exceed 3.75 metres or one storey, whichever is lesser.

Subdivision Requirements

All lots created by subdivision shall comply with Section 110 of this Bylaw and the
Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended.

Landscaping, Screening and Fencing

Landscaping areas, landscaping screens and fencing shall be provided in
accordance with Section 111 and in accordance with the Development Permit.

Parking and Loading

Parking and loading shall be provided in accordance with Section 107.

Age Friendly Amenity

Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and
in accordance with the Development Permit.

Development Permit Requirements

A Development Permit shall be issued by Council prior to issuance of a Building
Permit.

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

Lot 34 Section 25 Township 8 New Westminster District Plan 48812

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-145.

READ A FIRST TIME the 20 day of April , 2020.
READ A SECOND TIME the 20 day of April , 2020.
PUBLIC HEARING HELD the day of , 2020.
READ A THIRD TIME the day of , 2020.
ADOPTED the day of , 2020.

Mayor Township Clerk
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C.A

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY PHASED DEVELOPMENT AGREEMENT
(1094941 BC LTD.) BYLAW 2020 NO. 5591

EXPLANATORY NOTE

Bylaw 2020 No. 5591 authorizes the Township of Langley to enter into a phased development
agreement with 1094941 BC Ltd.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY PHASED DEVELOPMENT AGREEMENT
(1094941 BC LTD.) BYLAW 2020 NO. 5591

A Bylaw to enter into a phased development agreement;

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 Phased

Development Agreement (1094941 BC Ltd.) Bylaw 2020 No. 5591”.

Appendix “A” is a copy of the phased development agreement.

If any section, subsection, sentence, clause or phrase of this Bylaw is for any reason

held to be invalid by a court of competent jurisdiction, the invalid portion shall be
severed and the holding of invalidity shall not affect the validity of the remainder of

The Township enters into, and the Mayor and Corporate Officer, are authorized to

execute that certain form of phased development agreement attached to and forming

2.
3.
the Bylaw.
4.
part of this bylaw as Appendix “A”.
READ A FIRST TIME the 20
READ A SECOND TIME the 20

NOTICE WAS ADVERTISED ON
PUBLIC HEARING HELD the
READ A THIRD TIME the
ADOPTED the

Mayor

day of
day of
day of
day of
day of
day of

April , 2020.
April , 2020.
, 2020.
, 2020.
, 2020.
, 2020.

Township Clerk
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Appendix A to
PHASED DEVELOPMENT AGREEMENT Bylaw No. 5591

(1094941 BC Ltd.)

THIS AGREEMENT dated for reference , 2020

BETWEEN:1094941 BC Ltd. (BC1094941)
#207 12639 — 80 Avenue
Surrey BC V3W 3A6

(the “Developer”) AND:

The Corporation of the Township of Langley
20338-65 Avenue

Langley, BC

V2Y 3J1

(the “Township™)

THIS AGREEMENT WITNESSES that, pursuant to section 516 of the Local Government
Act, and in consideration of the promises hereby contained, the parties agree as follows:

Definitions

1. In this Agreement

“Amenities” means collectively the Cash in Lieu, the dedication of the Roads and
Greenway and the grant of the covenant and/or right of way in respect to the Streamside
Protection and Enhancement Area and Pedestrian Connection pursuant to this
Agreement; “Authorized Assignee” has the meaning in section 23;

“Cash in Lieu” has the meaning set out in section 2;

“Development” means the design and construction on the Lands of residential
development consisting of two apartment buildings containing a total of 144 apartment
units and a daycare building, together with all servicing works and landscaping, as
shown on the Site Plan;

“Greenway” means an approximately 4.5 metre wide area to be dedicated and
constructed as a greenway to the satisfaction of the Township, along the 208 Street and
82 Avenue frontages of the Lands, materially as shown on the Site Plan;

“Lands” means the lands and premises legally described as:

PID: 004-709-667, Lot 34 Section 25 Township 8 New Westminster
District Plan 48812

as subdivided from time to time;

“PDA Bylaw” means the bylaw authorizing the entering into of this Agreement, being
the “Township of Langley Phased Development Agreement Bylaw 2020 No. 5591;

“Pedestrian Connection” means a pedestrian connection between the eastern boundary
{00615960; 2 }
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C.A

of the Lands and 82 Avenue, materially as shown on the Site Plan;

“Policy” means the Community Amenity Contributions Policy No. 07-166, as
amended from time to time;

“Rezoning Bylaw” means Township of Langley Zoning Bylaw 1987 No. 2500
Amendment 2020 No. 5590, a copy of which is attached as Schedule C, rezoning the
lands to Comprehensive Development Zone CD-145;

“Roads” means 82 Avenue and 208 Street, as generally shown on the Site Plan, and as
otherwise necessary in accordance with the Township’s Master Transportation Plan,
Subdivision and Development Servicing Bylaw and Yorkson Neighbourhood Plan;

“Site Plan” means the plan attached as Schedule A;
“Specified Bylaw Provisions” means any and all provisions of the Rezoning Bylaw
that regulate:  the use of land, buildings and other structures;
(b) the density of the use of land, buildings and other structures;
(©) the siting, size and dimensions of:
(1) buildings and other structures; and
(i1) uses that are permitted on the land; and

(d) the location of uses on the land and within buildings and other
structures;

(e) the shape, dimensions and area, including the establishment of
minimum and maximum sizes, of parcels of land that may be created
by subdivision; or

63} the conditions that will entitle an owner to different density regulations;

“Streamside Protection and Enhancement Area” means the areas cumulatively
measuring approximately 1,820 square meters, or as may otherwise be lawfully required
by the Township, along the north boundary of the Lands, as shown on the Site Plan,
which area is meant to be planted with native plants;

“Term” means three years from the date on which the Township executes this
Agreement, following the adoption of the PDA Bylaw; and

“Zoning Bylaw” means Township of Langley Zoning Bylaw 1987 No. 2500, as
amended by the Rezoning Bylaw.

Amenities and Restrictions

2. The Developer will deliver to the Township the amount of $571,824.00 (the “Cash in
Lieu”). The Cash in Lieu represents an amount in lieu of municipal facilities and
services for the benefit of the residents of the Township contemplated in the Policy and
calculated in accordance with the Policy.

3. The Cash in Lieu will be payable at a time in accordance with the Policy, being one of

{00615960; 2 }
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the following, at the discretion of the Township:
(a) prior to the adoption of the Rezoning Bylaw; or

(b) at the time of issuance of a development permit or a building permit for the
Development, provided that the entire Cash in Lieu amount is secured by a
letter of credit, and provided that if the Developer has not applied for a
development permit or a building permit one week before the end of the Term,
the Cash in Lieu will be due and payable on the day that is one week before the
end of the Term.

4, The Developer will survey and diligently seek all necessary approvals to dedicate areas
necessary to widen or to create the Roads as municipal roads pursuant to section 107 of
the Land Title Act, or as otherwise may be acceptable to the Township, with the intent
of transferring the freehold in the Roads to the Township. The areas required as Roads
will be consistent with the Township’s Master Transportation Plan, the Subdivision and
Development Servicing Bylaw and the Yorkson Neighbourhood Plan.

5. The Developer will survey and diligently seek all necessary approvals to dedicate the
Greenway as a public area pursuant to section 107 of the Land Title Act, or as otherwise
may be acceptable to the Township, with the intent of transferring the freehold in the
Greenway to the Township.

6. The Developer will grant to the Township one or more covenants and or statutory rights
of way in respect to the use of the Streamside Protection and Enhancement Area and
Pedestrian Connection, in the form and substance acceptable to the Township.

7. The Developer will not apply for any development permit, building permit or
subdivision of the Lands or the Development, and the Township or the Township’s
approving officer will have no obligation to consider any such application, until the
Developer has complied with sections 2, 4, 5, and 6 to the satisfaction of the Township.

8. The Lands will only be subdivided as necessary to create the layout shown on the Site
Plan, unless authorized by the Township in writing in advance. The Developer will not
apply to file a subdivision plan (under the Land Title Act), a strata plan (under the Strata
Property Act) or otherwise create shared interest in the Lands that is different from the
layout shown on the Site Plan. The Township and the Township’s approving officer
will have no obligation to consider any application for subdivision inconsistent with the
Site Plan.

9. Compliance with sections 2, 4, 5, and 6 does not exempt the Developer or the
Development from any other requirements or conditions imposed in connection with
the Rezoning Bylaw, in connection with the subdivision of the Lands, or in connection
with any development or building permit for the Development.

Bylaw Changes

10. Changes made during the Term to the Specified Bylaw Provisions will not apply to the
Development or the Lands, unless:

(a) the changes fall within the limits established by section 516 of the Local
{00615960; 2 }
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Government Act, being:

(1) changes to enable the Township to comply with an enactment of British
Columbia or of Canada;

(1))  changes to comply with the order of a Court or arbitrator or another
direction in respect of which the Township has a legal requirement to
obey;

(ii1))  changes that, in the opinion of the Township, are necessary to address a
hazardous condition of which the Township was unaware at the time it
entered into this Agreement; and

(iv)  other changes that may be made as a result of an amendment to the
Local Government Act;

(b) this Agreement has been terminated; or

(c) the Developer has agreed in writing that the changes apply.

11. In the event of the repeal of the Zoning Bylaw in its entirety, including where that bylaw
is replaced by one or more bylaws under the Local Government Act, the Specified Bylaw
Provisions will continue to apply to the Lands for the balance of the Term, despite such
repeal.

12. The agreement of the Developer that changes to provisions of the Zoning Bylaw that
fall within the definition of the Specified Bylaw Provisions will apply to the
Development or the Lands will only be effective if it is in writing and includes the terms
set out in Schedule B.

13. Changes made to the provisions of the Zoning Bylaw that do not fall within the
definition of the Specified Bylaw Provisions will apply to the Development and the
Lands. The interpretation of whether a section in the Zoning Bylaw is one of the
Specified Bylaw Provisions is not impacted by the headings used in the Zoning

Bylaw.
Amendment
14. No amendment to this Agreement will be effective unless it is made in writing and is

duly executed by the Developer and the Township.

15. The Township, by resolution without a new public hearing, and the Developer, may
agree to “minor amendments” of this Agreement. For the purposes of this Agreement,
a “minor amendment” is any amendment other than one that proposes the renewal or
extension of this Agreement or changes to any of the following provisions of this
Agreement:

(a) the Lands;
(b) the definition of the Specified Bylaw Provisions;

(©) the Term of this Agreement;

{00615960; 2 }
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(d) the provision of this Agreement regarding what cannot constitute a
minor amendment; or

(e) the provisions of this Agreement regarding transfer.

16. Nothing in section 15 prevents the Township from deciding to hold a public hearing in
advance of a minor amendment to this Agreement if it so chooses.

17. A public hearing is required as a precondition to an amendment to this Agreement that
is not a minor amendment.

Term, Termination and Enforcement

18. This Agreement will be in place during the Term after which it will expire and all
rights granted herein will terminate, except as expressly stated otherwise.

19. The parties may terminate this Agreement by mutual written agreement at any time
before the transfer of a subdivided parcel within the Lands to a third party.

20. Without limiting the Township’s rights at law or in equity, if the Developer is in
default of one or more of its obligations, and has not corrected the default within 30
days of written notice by the Township, the Township may terminate this Agreement
by written notice to the Developer. If Cash in Lieu has not been delivered, Cash in
Lieu will be due and payable immediately upon the Township issuing the notice of
termination.

21. Whether or not the Developer proceeds with the Development during the Term:

(a) the expiry or termination of this Agreement will not entitle the Developer to
recover any portion of the Amenities or to seek restitution in relation thereto or
in relation to any other obligation of the Developer as performed. The
Developer further agrees that the Township’s covenant that the Specified
Bylaw Provisions will not be amended during the Term constitutes sufficient
consideration for the Amenities; and

(b) the Developer will not commence or advance a legal proceeding of any kind to
seek to quash, set aside, hold invalid this Agreement, or the Zoning Bylaw, or
to recover any portion of the Amenities, or seek restitution in relation to any of
the Amentities, and if does any of the foregoing, the Township may provide this
Agreement to a Court as a full and complete answer.

Rights and obligations upon title transfer

22. Nothing in the Agreement limits the right of the Developer to sell all, or any portion
of, the Lands.

23. The Developer may only assign its rights under this Agreement to a transferee of
registered fee simple interest in the Lands, or a portion of the Lands, provided that the
transferee is a company, partnership, individual or other entity that is not in
receivership or bankruptcy (the “Authorized Assignee(s)”).

{00615960; 2 }
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24, In the event of a transfer of the registered fee simple interest in the Lands or a
subdivided portion of the Lands the following will apply:

(a) The Developer’s obligations under this Agreement and all restrictions
on land use and subdivisions contained in this Agreement will be
automatically binding on the transferee;

(b) If the transferee is an Authorized Assignee, the rights of the Developer
under section 10 of this Agreement will be automatically assigned to
the transferee either: 1) in respect to the Lands, if the transferee
acquired the Lands; or 2) in respect to a portion of the Lands acquired
by the transferee, if the transferee acquired a portion of the Lands. For
greater certainty, in respect to a transfer of a portion of the Lands, the
transferee’s agreement under section 10(c) is only required in respect to
the portion of the Lands acquired by the transferee; and

(c) Unless otherwise stated in a written assignment and assumption
agreement between the Township, the Developer and the transferee, in
the form satisfactory to the Township:

(1) the obligations of the Developer to the Township under this
Agreement will remain in place, jointly and severally with the
transferee and the Township may enforce this Agreement
against the Developer, the transferee or both, in its discretion;
and

(i1) the Developer will be liable for any breach of this Agreement
that occurred while the Developer was the owner of or had an
interest in the Lands.

Other

25. This Agreement will enure to the benefit of and will be binding upon the parties hereto,
and their respective successors and permitted assigns.

26. All obligations of the Developer hereunder are subject to the Developer being able to
obtain all bylaw and statutorily required approvals therefor.

27. This Agreement does not restrict any discretion of the Township’s Council or officials
under its or their statutory powers, apart from the restrictions expressly provided for
herein and as provided for in section 516 of the Local Government Act.

28. The Developer and the Township will do all further acts as may be necessary for
carrying out this Agreement, including without limitation execution of all required
documentation and alterations required to achieve registration at the Land Title Office.

29. This Agreement (including consequential agreements contemplated herein) is the entire
agreement (verbal or written) between the parties regarding the Specified Bylaw
Provisions and the payment of Cash in Lieu. The parties acknowledge and agree that
the Developer and the Township may enter into other agreements and covenants in
respect to the Rezoning Bylaw, the Development and the Lands, including a servicing
agreement for the construction of the Roads, the Pedestrian Connection and the
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31.

32.

33.

C.A

Streamside Protection and Enhancement Area, other servicing for the Development,
development works agreement, latecomer agreements, statutory rights of way pursuant
to section 218 of the Land Title Act, and covenants pursuant to section 219 of the Land
Title Act.

Time is of the essence of this Agreement.

All obligations of the parties will be suspended so long as the performance of such
obligation is prevented, in whole or in part, by reason of labour dispute, fire, act of
nature, unusual delay by common carriers, earthquake, riot, civil commotion or inability
to obtain necessary materials on the open market, and the period in which any party is
required to perform any such obligation is extended for the period of such suspension,
but not including the Developer’s financial trouble or the fluctuations in the
development market. The impact of the Developer’s financial circumstances upon the
Developer’s ability to perform this Agreement does not suspend the Developer’s
obligations under this Agreement. This provision does not extend the Term.
Furthermore, delays in Development (for any reason) will not result in extension of the
Term.

No provision of this Agreement is to be considered to have been waived by a party
unless the waiver is expressed in writing by the party. The waiver by a party of any
breach by another party of any provision is not to be construed as or constitute a waiver
of any further or other breach.

If any part of this Agreement other than section 10 is held to be invalid, illegal or
unenforceable by a Court having the jurisdiction to do so, that part is to be considered
to have been severed from the rest of this Agreement and the rest of this Agreement
remains in force unaffected by that holding or by the severance of that part. In the event
that section 10 is held to be invalid, illegal or unenforceable by a Court having
jurisdiction to do so, such a holding will not limit such nonconforming use protection
as has accrued to the Developer or transferee in connection with the subdivision and
development of the Lands in keeping with the Site Plan, including by way of the doctrine
of “commitment to use”, nor the application of the law related to unjust enrichment.

Interpretation

34.

In this Agreement:

(a) the headings and captions are for convenience only and do not form a part of
this Agreement and will not be used to interpret, define or limit the scope,
extent or intent of this Agreement or any of its provisions;

(b) the word “including” when following any general term or statement is not to be
construed as limiting the general term or statement to the specific items or
matters set forth or to similar terms or matters but rather as permitting it to
refer to other items or matters that could reasonably fall within its scope;

(©) a reference to currency means Canadian currency;

(d) a reference to a statute includes every regulation made pursuant thereto, all
amendments to the statute or to any such regulation in force from time to time
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and any statute or regulation that supplements or supersedes such statute or any
such regulation;

(e) a reference to time or date is to the local time or date in Langley, British
Columbia;

® a word importing the masculine gender includes the feminine or neuter, and a
word importing the singular includes the plural and vice versa;

(2) a reference to approval, authorization, consent, designation, waiver or notice
means written approval, authorization, consent, designation, waiver or notice;
and

(h) a reference to a section means a section of this Agreement, unless a specific
reference is provided to a statute.

35. This Agreement is to be construed in accordance with and governed by the laws
applicable in the Province of British Columbia.

Indemnity and Release

36. The Developer will, jointly and severally, indemnify and save harmless the Township
from and against all claims (first and third person) demands, fines, penalties, costs, and
expenses (including legal fees) (collectively, “Claims and Expenses”) that the
Township may suffer as a result of a breach by the Developer of this Agreement.

37. The Developer, jointly and severally, hereby releases and forever discharges the
Township from all Claims and Expenses that the Developer may suffer as a result of
this Agreement or the exercise by the Township of its rights under this Agreement.

38. The indemnity and release provisions of sections 36 and 37 will survive the expiry or
termination of this Agreement.

39. If the Developer is comprised of more than one person, the Developer’s obligations
under this Agreement, including indemnity and release obligations, will be joint and
several.

Notice

40. A notice, demand, statement, request or other evidence required or permitted to be given

hereunder must be written and will be sufficiently given if delivered in person or by
registered mail, as follows:
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(a) if to the Developer:

1094941 BC Ltd.#207 12639 — 80 Avenue
Surrey BC V3W 3A6

(b) if to the Township:

The Corporation of the Township of Langley
20338-65 Avenue
Langley, BC V2Y 3J1

Attention: General Manager, Engineering and Community Development

Either party may give notice to the others of a change of address after which the address
so specified will be considered to be the address of the party who gave the notice. Any
notice, demand, statement, request or other evidence delivered in person will be
considered to have been given at the time of personal delivery and if delivered by
registered mail, on the date of receipt.

Execution
41. This agreement may be executed in counterparts and may be electronically delivered.

Costs

42. Every obligation of the Developer under this Agreement must be satisfied by the
Developer at its sole cost.

Schedules

43. The following schedules are annexed to and form part of this Agreement:

Schedule A — Site Plan

Schedule B — Form for Agreement to Bylaw Changes

Schedule C — Copy of the Rezoning Bylaw
IN WITNESS WHEREOF the parties have executed this Agreement as of the date first
written above.

[signature blocks follow]
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1094941 BC LTD.

Per:
Authorized Signatory

Per:
Authorized Signatory

THE CORPORATION OF THE TOWNSHIP
OF LANGLEY

Per:

Per:
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SCHEDULE A

Site Plan
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SCHEDULE B
FORM FOR AGREEMENT TO BYLAW CHANGES
This AGREEMENT dated for reference the  day of 2020
BETWEEN:

1094941 BC Litd.
4207 12639 — 80 Avenue
Surrey BC V3W 3A6

(the “Developer™)
AND:
The Corporation of the Township of Langley
20338-65 Avenue
Langley, BC
V2Y 3J1

(the “Township”)

WHEREAS:

A. The Township has entered into a Phased Development Agreement authorized by Bylaw
2020 No.5591 dated the  day of , (the “PDA”);

B. The Developer is the registered owner of the lands described below, being all or part of
the lands that are the subject of the PDA:

PID: 004-709-667, Lot 34 Section 25 Township 8
New Westminster District Plan 48812

as subdivided from time to time (the “Lands”);

C. The Township has, pursuant to Bylaw 2020 No. 5590 amended the provisions of its
Zoning Bylaw as set out below:

[set out the amendments that the Township and the
Developer agree apply to the Lands]

(the “Amended Provisions”)

D. The Developer and the Township wish to agree that the Amended Provisions apply to the
Lands;

NOW THEREFORE THIS AGREEMENT WITNESSES THAT:
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1. The Developer and the Township hereby agree, further to section 516 of the Local
Government Act, that the Amended Provisions apply to the development of the Lands.

2. Apart from the amendment of the Amended Provisions, the agreement of the Township and
the Developer hereunder is not intended to, and does not, in any way:

(a) limit or otherwise alter the rights and responsibilities of the Developer and the
Township under the PDA, which will continue in full force and effect, and be
enforceable by both parties, notwithstanding section 1; or

(b) impact lands that may be the subject of the PDA other than the Lands.

3. Without limiting the generality of section 1, the Township and the Developer, noting that
neither the definition of Specified Bylaw Provisions in the PDA, nor the provisions of the
PDA relating to the Specified Bylaw Provisions, have been amended, agree and confirm that:

(a) the foregoing agreement in respect of the Amended Provisions does not imply, and
will not be construed as implying, that the Developer has waived the protection that
the PDA provides to it in respect of the Specified Bylaw Provisions, apart from the
application of the Amended Provisions; and

(b) any further or subsequent changes to the Specified Bylaw Provisions, other than the
Amended Provisions, will not apply to the development of the Lands unless the
Developer agrees in writing that they apply on the basis set out at sections 2 and 3 of
this Agreement.

IN WITNESS WHEREOF the Parties have executed this Agreement as of the date first
written above.

1094941 BC LTD.

Per:
Authorized Signatory

Per:
Authorized Signatory

THE CORPORATION OF THE TOWNSHIP
OF LANGLEY

Per:

Per:
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SCHEDULE C

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590

EXPLANATORY NOTE

Bylaw 2020 No. 5590 rezones land at 8192 — 208 Street from Suburban Residential Zone
SR-2 to Comprehensive Development Zone CD-145 to permit a an apartment development
consisting of 144 apartment units in two (2) six storey buildings and a daycare building.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1094941 BC LTD.) BYLAW 2020 NO. 5590

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 (1094941 BC LTD.) Bylaw 2020 No. 5590”.

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

(1) Adding to the Table of Contents and Section 104.1 — Zones the words
“Comprehensive Development Zone CD-145" after the words “Comprehensive
Development Zone CD-144"

(2) Adding to Section 110.1 after the words “CD-144” the words “CD-145 — 2,500 m*”’

(3) Adding after Section 1044 “Comprehensive Development Zone CD-144" the
following as Section 1045 “Comprehensive Development Zone CD-145"

1045 COMPREHENSIVE DEVELOPMENT ZONE CD-145

Uses Permitted

10451 In the CD-145 Zone, only the following uses are permitted and all other uses are
prohibited:
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) apartments
4) group children’s daycare

Density

1045.2 The density permitted shall be no less than 99 units per hectare (40 units per acre) and no
greater than 198 units per hectare (80 units per acre).

Lot Coverage
1045.3 Building and structures shall not cover more than 55% of the /ot area.

Siting of Buildings and Structures

1045.4 Buildings and structures shall be sited in accordance with the provisions of a Development
Permit.
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1045.5

1045.6

1045.7

1045.8

1045.9

1045.10

C.A

Height of Buildings and Structures

Except as provided for in Section 104.5 the height of principal buildings and structures shall
be a maximum of 6 storeys for apartments and a maximum of 1 storey for the group
children’s daycare. The height of accessory buildings and structures shall not exceed 3.75
metres or one storey, whichever is lesser.

Subdivision Requirements

All Jots created by subdivision shall comply with Section 110 of this Bylaw and the Subdivision
and Development Servicing Bylaw 2019 No. 5382 as amended.

Landscaping, Screening and Fencing

Landscaping areas, landscaping screens and fencing shall be provided in accordance with
Section 111 and in accordance with the Development Permit.

Parking and Loading

Parking and loading shall be provided in accordance with Section 107.

Age Friendly Amenity

Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and in
accordance with the Development Permit.

Development Permit Requirements

A Development Permit shall be issued by Council prior to issuance of a Building Permit.

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

Lot 34 Section 25 Township 8 New Westminster District Plan 48812

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-145.

READ A FIRST TIME the day of , 2020.

READ A SECOND TIME the day of , 2020.

PUBLIC HEARING HELD the day of , 2020.

READ A THIRD TIME the day of , 2020.

ADOPTED the day of , 2020.
Mayor

Township Clerk
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LOT 34 SECTION 25 TOWNSHIP 8 NEW
WESTMINSTER DISTRICT PLAN 48812
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SCHEDULE ‘A’

BYLAW NO. 5590

C.A
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REPORT TO

MAYOR AND COUNCIL

PRESENTED: APRIL 20, 2020 — SPECIAL MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION

SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND

REZONING APPLICATION NO. 100200

REPORT:
FILE:

DEVELOPMENT PERMIT APPLICATION NOS. 100851 AND 101143

(1094941 BC LTD. / 8192 — 208 STREET)

C.A

20-57
08-25-0099

PROPOSAL:

Application to amend the Yorkson Neighbourhood Plan
and rezone 1.01 ha (2.5 ac) of land located at

8192 - 208 Street to Comprehensive Development
Zone CD-145, and issue an accompanying
development permit application to facilitate the
development of 144 units in two (2) six (6) storey
apartment buildings and a single storey daycare
building. A streamside protection Development Permit
has also been submitted to accommodate the
development proposal.

RECOMMENDATION SUMMARY:

That Council give first and second reading to
Bylaws No. 5589 and 5590 subject to nine

(9) development prerequisites, and that Council give
first and second reading to accompanying Phased
Development Agreement Bylaw No. 5591, and
authorize issuance (at time of final reading of Bylaw
No. 5590) of Development Permit No. 100851 and
Development Permit No. 101143; and that staff be

authorized to schedule the required Public
Hearing.

RATIONALE:

Staff are supportive of the development proposal
as it is consistent with the overall objectives of the
Willoughby Community Plan and Yorkson
Neighbourhood Plan.
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CcA
OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100200
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)
Page 2. ..

RECOMMENDATIONS:

That Council give first and second reading to Langley Official Community Plan Bylaw 1979

No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1988 No. 3800 Amendment
(Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment (1094941 BC LTD.)

Bylaw 2020 No. 5589 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(1094941 BC LTD.) Bylaw 2020 No. 5590, rezoning 1.01 ha (2.5 ac) of land located at

8192 - 208 Street to Comprehensive Development Zone CD-145, to facilitate the development
of two (2) apartment buildings and a daycare building, subject to the following development
prerequisites being satisfied to the acceptance of the Township of Langley General Manager of
Engineering and Community Development unless otherwise noted, 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;

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

3. Provision of road dedications, widenings, and necessary traffic improvements including
dedication of the east half of 208 Street (including greenway), and a portion of 82 Avenue
(including greenway) in accordance with the Township’s Master Transportation Plan,
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan;

4. Dedication and construction of a 4.5 metre wide street greenway on the east side of
208 Street and the south side of 82 Avenue;

5. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with Subdivision and Development Servicing
Bylaw (Schedule | - Tree Protection);

6. Compliance with Age Friendly Amenity Area requirements;
7. Registration of restrictive covenants acceptable to the Township:

a. Prohibiting parking on internal strata roadways (other than in clearly identified parking
spaces);
Prohibiting access from the site to 208 Street and prohibiting parking on 208 Street;
Identifying the units (minimum 10%) required in accordance with the
Schedule 2 - Adaptable Housing Requirements of the Township’s Official Community
Plan; and

d. Registration of a public access right of way for a pedestrian access between 82 Avenue
and the east side of the site;

e. Protecting Streamside Protection and Enhancement Areas;

8. Compliance with the requirements of the Yorkson Greenway Amenity Zoning Policy
including payment of applicable Yorkson amenity fee; and further

9. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Site Servicing Review fee, ISDC review fee, extraordinary charges
(PDA review), Development Works Agreement (DWA) and Latecomer charges, and
compliance with the Township’s 5% Neighbourhood Park Land Acquisition Policy;
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100200
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)
Page 3. ..

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment
(Willoughby Community Plan) Bylaw No. 1998 No. 3800 Amendment (Yorkson Neighbourhood
Plan) Bylaw 2001 No. 4030 Amendment (1094941 BC LTD.) Bylaw 2020 No. 5589, is
consistent with the Township’s Five Year Financial Plan as updated annually and with Metro
Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid Waste
Resource Management Plan, and with the consultation requirement of Official Community Plan
Consultation Policy (07-160);

That Council authorize the issuance of Development Permit No. 100851 at the time of final
reading of Rezoning Bylaw No. 5590 subject to the following conditions:

a. Building plans being in substantial compliance with Schedule “A”; and

b. On-site landscaping plans being in substantial compliance with Schedule “B”, and in
compliance with Subdivision and Development Servicing Bylaw (Schedule | - Tree
Protection) and the Township’s Street Trees and Boulevard Plantings Policy, to the
acceptance of the Township; and

c. All signage being in compliance with Schedule “A” and the Township Sign Bylaw.

Although not part of the development permit requirements, the applicant is advised that prior to
issuance of a building permit, the following items will need to be finalized:

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

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

c. Submission of a site specific on-site servicing and stormwater management plan in
accordance with the Subdivision and Development Servicing Bylaw and an erosion and
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, to the
acceptance of the Township;

d. Payment of supplemental development permit application fees, Development Cost Charges,
and building permit administration fees; and further

That Council at time of final reading of Rezoning Bylaw No. 5590 authorize the issuance of
Development Permit No. 101143 (streamside protection), to relocate and reconstruct on-site
watercourses in accordance with Section 4.20 of Schedule 3 of the Official Community Plan,
subject to the following conditions:

a. Protection of Streamside Protection and Enhancement Development Permit Areas (SPEAS)
as shown on Schedule A and B to the acceptance of the Township of Langley General
Manager of Engineering and Community Development;

b. Township of Langley General Manager of Engineering and Community Development
acceptance of a submission addressing information requirements outlined in Section 4.20
of Schedule 3 of Langley Official Community Plan Bylaw 1979 No. 1842;

c. Written designation of an Environmental Monitor for the project acknowledging the
Environmental Monitor has the authority to stop any work(s) that, in the Environmental
Monitor's opinion, have the potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental regulatory agency approvals
and/or submission of notifications and provisions of copies of approval/submissions to the
Township; and further

That Council authorize staff to schedule the required Public Hearing for the Community /
Neighbourhood Plan amendment bylaw and rezoning bylaw in conjunction with the hearing for
proposed Development Permit Nos. 100851 and 101143.
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100200
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)
Page 4. ..

EXECUTIVE SUMMARY:

1094941 BC Ltd. has applied to amend the Yorkson Neighbourhood Plan, and to rezone
1.01 ha (2.5 ac) of land located at 8192 — 208 Street to Comprehensive Development Zone
CD-145 to facilitate development of 144 apartment units in two (2) six (6) storey apartment
buildings and a daycare building. An amendment to the Yorkson Neighbourhood Plan is
required to accommodate the proposed six (6) storey building heights.

The proponent’s application also includes a Development Permit for the site in conjunction with
the rezoning application to provide Council the opportunity to review the form and character of
the proposed development. An additional Development Permit for streamside protection is also
being processed to relocate and reconstruct a watercourse on the site.

The proposal is consistent with the overall objectives of the Willoughby Community Plan and
Yorkson Neighbourhood Plan. Staff recommend that Council consider the plan amendments
and rezoning request, subject to the completion of nine (9) development prerequisites, and
issue Development Permit Nos. 100851 and 101143 at time of final reading.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
Yorkson Neighbourhood Plan Amendment Bylaw No. 5589, Rezoning Bylaw No. 5590,
Phased Development Agreement Bylaw No. 5591 and Development Permits No. 100851 and
101143.
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REZONING APPLICATION NO. 100200

DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)

Page5. ..

SUBJECT
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REZONING APPLICATION NO. 100200

DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)

Page 6. ..

O SUBJECT
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REZONING APPLICATION NO. 100200

DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)

Page 7. ..

ZONING BYLAW NO. 2500
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REZONING APPLICATION NO. 100200

DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)

Page 8. ..

RENDERINGS — SUBMITTED BY APPLICANT
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|

SITE PLAN — SUBMITTED BY APPLICANT
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100200
DEVELOPMENT PERMIT APPLICATION NO. 100851 AND 101143
(1094941 BC LTD. / 8192 — 208 STREET)

Page 10. ..
REFERENCE:
Owner: 1094941 BC Ltd.
#207 12639 — 80 Avenue
Surrey, BC, V3W 3A6
Legal Description: Lot 34 Section 25 Township 8
New Westminster District Plan 48812
Location: 8192 — 208 Street
Area: 1.01 ha (2.5 ac) total
Existing Zoning: Suburban Residential Zone SR-2
Proposed Zoning: Comprehensive Development Zone CD-145

Willoughby Community Plan:  Multi-Family

Yorkson Neighbourhood Plan: Apartment

BACKGROUND/HISTORY:

The subject property is currently zoned Suburban Residential Zone SR-2 and is designated
“Apartment” (99 - 198 units per hectare / 40 - 80 units per acre) in the Yorkson Neighbourhood
Plan.

To align with changes to the BC Building code (maximum four storey building height previously
permitted by the Yorkson Neighbourhood Plan and BC Building Code) and consistent with
surrounding context in the neighbourhood, 1094941 BC Ltd. has applied to amend the Yorkson
Neighbourhood Plan to allow six storey building heights as part of their development application.
The proposal is also consistent with a Polygon development on the west side of 208 Street that
also received approval for a Yorkson Neighbourhood Plan amendment for apartment buildings
that are up to six (6) storeys in height.

DISCUSSION/ANALYSIS:

The subject 1.01 ha (2.5 ac) site is zoned Suburban Residential SR-2, and located in the
Yorkson Neighbourhood Plan. The Yorkson Neighbourhood Plan designates the site as
“Apartment”. The applicant has applied to rezone the site to Comprehensive Development Zone
CD-145 to facilitate the development of two (2) six (6) storey apartment buildings, and an
amenity building that will allow daycare uses. To accommodate the proposed development, the
proponent has applied for an amendment to the Yorkson Neighbourhood Plan to increase the
height of the apartment buildings from four (4) to six (6) storeys. In support of the neighborhood
plan amendment application, an amenity building is proposed in the middle of the site between
the apartment buildings that will also be available to be operated as a daycare to serve the
neighbourhood.

A development permit for the site is being processed in conjunction with the rezoning

application to provide Council the opportunity to review the form, character and siting of the
development.
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Adjacent Uses:

North: A property designated Apartment in the Yorkson Neighbourhood Plan, and zoned
Suburban Residential Zone SR-2;
South: A property designated Apartment in the Yorkson Neighbourhood Plan, zoned

Suburban Residential Zone SR-2, currently under application for a development
consisting of three (3) storey townhouses and a four (4) storey apartment
building (ToL Project No. 08-25-0075);

East: A property designated Apartment and Mixed Residential in the Yorkson
Neighbourhood Plan, zoned Suburban Residential Zone SR-2, currently under
application for a three (3) storey townhouse development (ToL Project
No. 08-25-0083);

West: 208 Street, beyond which is Polygon Union Park (ToL Project No. 08-26-0135)
where four apartment building are currently under construction that will be six
(6) storeys in height fronting 208 Street and 82 Avenue and four (4) storeys in
height at the westerly portion of the site, and zoned Comprehensive
Development Zone CD-123.

Community Plan Amendment:

The subject development is designated “Apartment” in the Yorkson Neighbourhood Plan. The
applicant proposes to amend the Yorkson Neighbourhood Plan to permit up to six (6) storey
building heights, consistent with the apartment buildings that are currently under construction to
the west of the development site.

The Yorkson Neighbourhood Plan “Apartment” designation permits a density range from 99 to
198 units per hectare (40 to 80 units per acre). The proposal is consistent with the density
requirements of the Yorkson Neighbourhood Plan Apartment designation and results in an
overall density of 149 units per hectare (58 units per acre).

Official Community Plan Consultation Policy:

In accordance with the Official Community Plan Consultation Policy (07-160), the Langley
School District was consulted during the early stages and throughout the Official Community
Plan (OCP) amendment application process. The School District did not express any concerns
regarding the proposed amendments. Staff recommends that Council consider

the consultation completed consistent with the requirements of the Official Community Plan
Consultation Policy (07-160).

The Official Community Plan Consultation Policy also requires Council to consider the

OCP amendment in conjunction with the financial plan and any applicable waste management
plan. Staff recommend that Council consider the proposed OCP amendment consistent with the
Township’s financial plans (both operating and capital) and Metro Vancouver’s waste
management plans as the plans anticipate development in the Willoughby Community Plan and
Yorkson Neighbourhood Plan.

Public Consultation:

As per Policy No. 07-164, the applicant held a public information meeting on October 17, 2019.
Results of the Developer Held Public Information Meeting were compiled and are provided in
Attachment D.
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Zoning Amendment:

The subject site is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5590 proposes
to rezone the site to Comprehensive Development CD-145 zone to accommodate the proposed
development. The project complies with the provisions of the site’s proposed CD-145 zoning in

terms of siting, site coverage, parking, height, use and density.

Development Permit No. 100851 (Apartment):

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 Residential Development Permit Area guidelines
included in the Willoughby Community Plan (see Attachment C). Proposed Development Permit
No. 100851 is attached to this report (see Attachment A).

The proponent has submitted elevations and a rendering detailing the form, height, exterior
finishing, architectural style and massing. The apartment buildings are proposed to be six

(6) storeys in height. A total of 144 units are proposed in a combination of one, two and

three bedroom unit types. An amenity building is proposed in the middle of the site between the
two apartment buildings that is proposed to be available for use as a daycare.

The buildings feature hardie panel siding, cement panel siding, metal and wood trims/fascia.
The colouring is provided in complementary tones which aids in breaking up the mass of the
building.

The proposed building heights, site coverage (33%) and building siting comply with the
provisions of the Comprehensive Development CD-145 zone. The development in staff's
opinion complies with the Development Permit Area “B” guidelines (Attachment C) of the
Willoughby Community Plan.

Development Permit No. 101143 (Streamside Development Permit):

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.

A Class B (yellow-coded) constructed watercourse is located along the northern boundary of the
project site. OCP Schedule 3 designates a 15 metre wide SPEA adjacent to the watercourse
and, as shown in Schedule A of Attachment B, the required SPEA encompasses approximately
2,901 m? (31,226 ft?) on the project site. As shown in Schedule B of Attachment B, the
applicant has submitted a proposal to provide approximately 1,826 m? (19,655 ft?) of SPEA.
While the proposed quantity of SPEA is reduced, the applicant's proposal includes a
comprehensive restoration and enhancement effort that exceeds minimum OCP Schedule 3
requirements for plant sizing. Additionally, the proposal provides increased base flows through
the watercourse which increase SPEA contributions to downstream fish habitats. The increased
restoration and enhancement effort responds to the SPEA reduction by providing higher
functioning SPEA.
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Staff note that Class B (yellow-coded) watercourses are located on adjacent properties to the
south (8184-208 Street) and east (8170-208 Street). As shown in Schedule A of Attachment B,
the 15m wide SPEAs associated with these watercourses currently extend onto the project site.

However, off-site watercourses will be relocated as part of future development on adjacent
lands (Township Project 08-25-0075) as previously negotiated with Fisheries and Oceans.
Upon completion of watercourse relocation works, SPEAs associated with those watercourses
would no longer extend on to the project site. In anticipation of future works, SPEAs are not
required along the south and east boundaries of the project site.

Township streamside requirements include protection of the SPEA in a restrictive covenant,
installation of fencing and signage along the SPEA boundary, provision of streamside
restoration and enhancement plans and details, monitoring of restoration works, and provision
of a financial security. Acceptance of a submission addressing Township streamside
requirements is a development permit condition

Access and Parking:

Vehicular access to the development will be provided temporarily via a driveway near the west
end of the site from a new section of 82 Avenue. The ultimate access to the site will be from a
driveway on the east side of the site, that will not be available until the neighbouring site to the
north is redeveloped. No vehicular access to the site will be permitted from 208 Street.

In compliance with the Zoning Bylaw, 245 parking spaces are proposed for the development as
shown below:

Parking Spaces Required Parking Spaces Provided

Apartment:
14_4 units @ 1.5 spaces per 216 (of which 22 are 245 (of which 16 are
unit adaptable and 22 are

dedicated visitor)

10% of total = dedicated visitor dedicated visitor)

Adaptable Housing:

In accordance with Section 3.1.9 of the Township’s Official Community Plan a minimum of

10% of the units in a apartment development shall provide adaptable housing. Council

has chosen to implement this provision through the adoption and implementation of

Schedule 2 - Adaptable Housing Requirements of the Official Community Plan. In compliance
with the Official Community Plan, 16 adaptable units will be provided. Adaptable units are
proposed to be provided in each of the apartment buildings. As a prerequisite of final reading of
the rezoning bylaw, the applicant will be required to register a restrictive covenant identifying /
securing the units required to comply with Schedule 2 - Adaptable Housing Requirements.

Landscaping:

The landscape plan proposes the planting of trees, shrubs and groundcovers around the
perimeter of the site as well as along the internal roadways and the common areas. The
streetscape landscaping includes low picket fencing with pedestrian entrances to the individual
street fronting units to define the private and public realm. Additionally, plaza areas are also
proposed at the entrances to each building.

A greenway is proposed as required under the Yorkson Neighbourhood Plan fronting site along
208 Street and 82 Avenue.
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Age Friendly Amenity Area:

Section 111.5 of the Township’s Zoning Bylaw requires provision of age friendly amenity areas
(4 m? per residential unit) for apartment developments, resulting in a requirement of 576 m?
(6,200 ft?). The applicant’s landscape architect has incorporated an amenity spaces on the roof
top of each apartment building totaling 750 m? (8,073 ft?). Final age friendly amenity area plans
are subject to the final acceptance of the Township. This requirement has been included in the
list of development prerequisites to be completed prior to final reading of the rezoning bylaw.

Community Amenity Contributions:

Staff note that the Community Amenity Contributions (CAC) Policy (adopted by Council on

July 23, 2018 and subsequently revised on April 15, 2019 and November 18, 2019) is applicable
to the subject residential rezoning application. The policy specifies target contribution amounts
based on unit types. The current target contribution amounts specific to this development are
$3,971 per apartment unit for a total of $571,824. Accordingly, a Phased Development
Agreement (Bylaw No. 5591) has been prepared indicating a contribution of $571,824.
Compliance with the CAC policy and payment of extraordinary charges (PDA legal review) is
included in the list of rezoning prerequisites for this application.

Tree Protection/Replacement:

The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that

3 significant trees exist on the subject site with none proposed for retention. In accordance with
the Township’s Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection), a
total of 59 replacement trees are required and 69 replacement trees are proposed. In addition,
approximately 15 street trees are required along the road frontages (in compliance with the
Township’s Street Trees and Boulevard Plantings Policy). Post development approximately

84 trees will be in place. Final tree retention, protection, and replacement plans are subject to
the final acceptance of the Township. This requirement has been included in the list of
development prerequisites to be completed prior to final reading of the rezoning bylaw.

Servicing:

Prior to final reading, the applicant is required to enter into a Servicing Agreement to

secure works and services such as construction of road works, greenways, tree replacement,
stormwater management plan and utility upgrades and/or extensions to the acceptance of

the Township. Road dedications, widening, and necessary traffic improvements (both

on-site and off-site) for 208 Street and 82 Avenue will be required in accordance with the
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan. 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.

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
the Township’s Official Community Plan (Streamside Protection), Erosion and Sediment Control
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Bylaw, and Subdivision and Development Servicing Bylaw (Schedule | — 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 | — Tree Protection) satisfies the objectives of the Sustainability Charter.

School Sites:

School District 35 has not provided comments for inclusion in this report, due to the current
situation related to staff resources during the Covid-19 pandemic. Township staff note that the
development proposal is consistent with the Yorkson Neighbourhood Plan designation for the
site, which has formed the basis for school site planning in the area. Students generated by the
development proposal will fall in the catchment areas for Lynn Fripps Elementary

(located approximately 150 m (east of the site), Yorkson Creek Middle School (located
approximately 360 m northwest of the site) and R.E. Mountain Secondary School (located
approximately 1.5 km southwest of the site)..

Parks:
The nearest neighbourhood park is Lynn Fripps Park (located approximately 150 m to the east
of the site).

Transit:
Currently, transit service (595 bus) is provided along 208 Street.

POLICY CONSIDERATIONS:

The proposed development is located in an area designated Apartment in the Yorkson
Community Plan. A neighbourhood plan amendment is required to permit the proposed
apartment building height to be increased from four (4) to six (6) storeys. The proposal is
consistent with six (6) storey apartment buildings being constructed to the west and in other
areas of Yorkson.

The proposal is consistent with the overall objectives of the Township of Langley Sustainability
Chatrter, the Willoughby Community Plan and Yorkson Neighbourhood Plan. In staff’'s opinion
accompanying Development Permit No. 100851 complies with the Development Permit Area “B”
Guidelines of the Willoughby Community Plan.

Staff recommend that Council give first and second reading to Bylaw No. 5589 and 5590
(subject to nine (9) development prerequisites) and to accompanying Phased Development
Agreement Bylaw No. 5591, and authorize issuance (at time of final reading of Bylaw 5590) of
the accompanying Development Permit Nos. 100851 and 101143, and authorize staff to
schedule the required Public Hearing.

Respectfully submitted,

Colin Moore

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit No.100851 (Apartment)

ATTACHMENT B Development Permit No. 101143 (Streamside)
ATTACHMENT C Willoughby Community Plan — Development Permit Guidelines
ATTACHMENT D Public Information Meeting Comments

C.1- Page 41



C.A

ATTACHMENT A
THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Permit No. 100851

This Permit is issued this day of , 2020 to:

1. NAME: 1094941 BC Ltd.

ADDRESS: #207 12639 — 80 Avenue
Surrey, BC, V3W 3A6

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 34 Section 25 Township 8 New Westminster District Plan
48812
CIVIC ADDRESS: 8192 — 208 Street

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 substantial compliance with Schedule “A”;

b. On-site landscaping plans being in substantial compliance with Schedules “B”, and in
compliance with Subdivision and Development Servicing Bylaw (Schedule | - Tree
Protection) and the Township’s Street Trees and Boulevard Plantings Policy, to the
acceptance of the Township; and

c. All signage being in compliance with Schedule “A” and the Township Sign Bylaw.

Although not part of the development permit requirements, the applicant is advised that prior to
issuance of a building permit, the following items will need to be finalized:

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

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

c. Submission of a site specific on-site servicing and stormwater management plan in
accordance with the Subdivision and Development Servicing Bylaw and an erosion and
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, to the
acceptance of the Township;

d. Payment of supplemental development permit application fees, Development Cost
Charges, and building permit administration fees.

4. The land described herein shall be developed strictly in accordance with the terms, conditions
and provisions of this Permit and any plans and specifications attached as a schedule to this
permit which shall form a part hereof.

This permit is not a building permit.

All developments forming part of this development permit shall be substantially commenced
within two years after the date the development permit is issued.

This permit shall have the force and effect of a restrictive covenant running with the land and
shall come into force on the date of an authorizing resolution passed by Council.
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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

Schedule A

Architectural Drawings

Schedule B

Landscaping Drawings

, 2020.

C.1- Page 43



ONImMva

133HS ¥3A00

F1L L3S

N
A8 aBioIHO

e
A8 Nmvaia

potoN sy
awva

potoN sy
T8

80202481
ON 103r08d

08 *Aajbuen Jo diysumo L.
1001 802 - 2618
Juswdojenaq Buisnoy
Awe 4

1N ppL pasodoid
1S3N

1o3roud

oo enjoeNyRIREOR G MMM,
9PLL 128 094

2911 128109 L

SZE X9/ epeued

58 puoway

PEON SIGWED 06GLL

o€z ains

:EOVH3LNI

SINVLINSNOD

NOWLYOITddY da¥04 9402 Anf 62

NOISSINGNS3H d0 2107 1005

NOISSINGNS 3 40 8L0Z W 21

NOISSINGNS' 34 d0 8107 1985 87

(s)NOISSINGNS‘ B da 6102 BV 6
(9Iid-da 6402 190 21

(NOISSINGNS-34 d0 6102 900 o)

(BINOISSINGNS-34 d0 0207 903 52

SNOISIABY

SCHEDULE A

V3YV ALINIWY X030 4008 21
S7IV130 3dvOSANYT 91

NVd TVIN3LYN 8 ONIOVYO 61
NYId TVIHILYIN B ONIOYHO ¢
NV1d 3dvOSANVY1 €1

NV1d 3dVOSANV1 21

NV1d 3dVOSANYT 11

S§7I¥130 3dvOSANY1 TO'L

S1IVL30 3dVOSANY 1 TO'L

3LYAILIN - NV1d 3dVOSANYT 3LIS440
WIM3LNI - NV1d 3dVOSANY1 31IS440

adeosp

(€0Z1'6L02) 9°AFH  NVId Ld3ONOD NOISIA 3LIS A3LVHOILNI

SM3IA ae

2% L NOILO3S ONIATINg ‘NOILO3S 31IS TYNIANLIONOT

SNOILYA3 13 € ONIATING ‘SNOILYAI T3 1SV3 8 HLNOS Z ONIATING

SNOILYATT3 LS3M B HLYON Z ONIGTINg
SNOLLVAZT3 1SIM B HLHON | ONITINgG
SNOILYAZT3 1SV3 8 HLNOS | ONIATING
NYd 400 (1589) Z ONIaTINgG

918 611331 (se9) Z ONIQTING

18 £113A31 (se9) Z ONIQTING

2173 1173A31 (s89) Z ONIGTING

NYd ¥OO14 ONIATING 3¥VO ATIHO B NY1d 4004 (1sem) L ONIaTINg

978 6173AT1 (sem) L ONIGTING

18 €113A31 (sem) L ONIQTING

2718 1113731 (sem) L ONITING

(1529) Nv'1d 3aVMHVd Zd (241u90) NY1d 3avMYVd 2d
(1som) Nv'1d 3aVXIVd 2d

(1528) NV'1d 3AVXYVd Ld (84U20) NY1d 3AVMYVd Ld
(159M) NY1d 3QVMUYd d

NOILO3S TYNIGNLIONOT ‘SNY'1d 3QVMNYd Zd 8 hd
NYd 31IS 0398V INI

SNV1d SS300V ONILHOI4THI4 'SSIDOV QYO ANVHOdNIL
SNVd 31IS ANV V1vd 103rodd

133HS ¥3A00

IS0
€1S0
21s0
11s0
ue
L4011

IND

1'5da

(1s89) NOILO3S 3LIS TYNIGNLIONOT ‘(39M) NOILOIS 31IS TYNIANLIONOT Z'+da

V'vda
¥'eda
€€da
zeda

1'eda

€l'zda
Zl'eda
Li'eda
oi'zda
62da
8zda

Lzda
92da
gzda
v'zda
€7da

zeda

1'2da
€1da
z'ida
1'ida

0da

[enjoa)Iyoy
1SIT ONIMVYA

089 ‘AFTONVT 'LIFHLS 80¢C - 2618

1G8001dd LL¥001Zd 6600-G2-80 "ON LO3rodd 101

(uoidoH yeuuenes) e1samonrus@uUOIdoy 13
2050746709 L

2ZIN9 DEA BIGWIN[OD Usiug ‘Wweninbod Hod
Je0u1S Aempeoig G151 - LOL SIS

“ONI SINVLINSNOD LSIMONIANT

CUENINE]

(Lol UewLEH) Woo 0eBuUNEIGD UMWY (3
06LY-€15709 'L

£SE NYA ‘08 Aeuing

anuBAY Y56 6v061 - 204

“aL7 IVOINHO3L039 NNvHE

———

(1oH wiioN) eo'dnosBipE@uwiou 13
YBYE-SLTH09 L

322 3/A 08 ‘GNOWHOIY

13341S WVHLVHO 0b.€ - 002#

‘AL ONILTNSNOD HO3LHOoadY

|B21UY08}085)

(meup uees) eo'asHDMEI URSS 13

89/1-€/8409 L

€M1 ASA 08 "YIANOONVA

3INN3AV H19 1S3M 12}

*ONI ONIIIANIONT TVENLONHLS ONNITSYWOHL

1SUNoquy

(diA ueyD Asepy) woo adeospuejbwd@Aiew :3
L100-¥62-709-1 ‘L

699 OGA 08 ‘AGVNMNE

IAI™YA HIFHO TLS G8LY 0LLD

"aL7 SLO3LIHOYY 3dVOSANVT ONd

Joaulbug jeunjonns

(zodo

1) woo Asuueyeowd®zadol) :3
L6€0-965-409 'L

EXS LEA 08 'AFYdNS
HIMOL ALID TVHLNIO 'INNIAV 204 0SVEL - 00EZ#
S3DIANIS ONILTNSNOD AINNVHTIN

108)1yo.y odeospuen

(MoyD Usy) Woo"BINIBYIEE0BLAUDUSY 3
LLL DA 2911128509 1L

SZ€ X9A "0'8 'ANOWHOIY

Qavoy I8NV 065t - 0ET#

*ONI 3HNLOILIHONY JOVANILINI

Jaaulbug |IAD

109)1Y21y
SLOVINOD

ANINGOTINTGA TVILNIAISTH ATINYS-ILTNN LINN-vY L

02-24-L40Z A3SINFH
Z4-€0-840Z A3SINFH
62-20-0202 GISINIY 82-60-8L02 AISINIY
94-24-6L02 AISINIY 60-80-6L02 AISINIY

020z ‘Gz Aieniqe4 - NOISSINGNS-3Y LINY¥Id LNIWNJOTIAIA

C.1- Page 44



ONImMva

SNV1d 3LIS ANV
V.1va L03rodd

F1L L3S

N
A8 aBioIHO

e
A8 Nmvaia

potoN sy
awva

potoN sy
T8

80202481
ON 103r0Nd

08 *Aajbuen Jo diysumo L.
1001 802 - 2618
Juswdojenaq Buisnoy
Awe 4N

N byl pesodoid
1S3N

1o3roud

OLLYd ¥O ANOOTYE Wo0sL
XUWOOSL WAINIW ‘ONINIO ¥00d W08 TSINOIVE ¥ SOV

w00z} 0L AZHIMOT ONIZE
40 318YdYO 413HS ONY GOY ¥IONVH SIHLOTO ‘13S0 1V FOVdS
MO0 HYITD WLIQNZ} X WIS, "WQDG 5O ONINIO L3SOD SIHLOTO
‘038 40 30S 3NO NO ¥3LINYIO ONINUNL Wwo0S, “13SOTO ¥ WOOHa3s

(30vds
HILNNOD ¥IANN JAIM WL0LE WNWININ ¥ SNIS ‘JAOLS ) ¥3LNNOD
HIANN / JOVASHHOM HIANN YUY JOVAIS IINH UV 10 NIHILDY

‘SHYE BYNO 40 SNOLLYOOT JNLN4
LV STIVAM NI INIWIOHOANIZS TYHNLONYLS ‘8N 1V VIUY ¥00T4 ¥V310
6L 40 HLONIT X W08 NIS LY V34V HOOTH HYI1O Wi0DL L X Wig0g
TATT ONIAIT NIVW NO WOORHLYS 4TVH JT8ISS300V INO ONY 13A31
WOONA38 ANYINE NO WOONHLYS 3181SS300V INO ‘SWOORHLVE

40O FAOBY Wit} LEL WNWIXYIN TANVA TYORILOTTA ‘SIHOLIMS
3dAL 3100Vd / ¥3400Y RH00A LNOA 40 JAISLNO ONY 3AISNI

NO L31LN0 YORLOTTA + 0014 WOMH WWO0ZL OL WSSy G3LYD0T
‘SHOVI INOHITAL NY SLI1LNO RHOOT4 WOM WWQ0Z) OL WWgO§
G31¥0071 SNOLLNG ‘SLYISOWSIHL ‘SIHOLIMS "SIHOLIMS ¥ SITTLNO

‘GNVH STONIS HLIM MOGNIM J18YNAO L WOWINIA
OO 3A08Y LHOIZH T1IS MOGNIM WNWIXYI Wiios, SMOGNIA

w001 L WNWINIW "SHIGIM HOAIIN0D

4000
HSNd 40 3AIS HOLYT NO 30VdS ¥YZ10 W0E SN1d ¥00A 40 HLAIM X
wu0zz1, “NOLLOZIA ¥00A TINd 40 JIS HOLYT NO 3OVdS VIO Wiioo
SN1d HOOQ 40 HLAIM X WI0ZZ | 'SAVMHO00G 1V 30VdS ONSANINVA

(4000 ONIMS) ONINIO SAVMHO00T
Y370 W08 QTOHSIUHL LY IS WIIEL WAWIXYW SAYME0OT ¥ H00G

LINN FT8YLVQY HOV3 ¥O4 30VdS ONIREYA 3AIM WLe 3NO TONDIEVA

HOLYAIT3 WILNIQISIY FHNLNS HOS WODZ. X WI006 50 FOVdS
004 LNOMOONY HLIM S13S070 GIXOVLS HO LIMIVLS TNOILVINOHID

“ONISNOH 31gV.LdvaVv OISVE AFTONV1

08=.1 FIVOS

LTI

O4NI'3SN ANV 8 Ld3ONOD ONIT30HVd

4

1S3M - V3ds

BT YOn

RO o R

133415 807

—

(3AILVINAL)
NOILY¥NOINOD
avod 3LYWILTIN

| T13vevinnmoL /N

ﬁ IVIOHIWNOD

9bLL 128 ¥09
2911 128 709 L

SZ€ X9/ epeueg

:EOVH3LNI

SINVLINSNOD

12007 '8 799oTON-UOHE5Y BUSUS3TT 8123 PIYD OF SoUa1oja]
40-001q | B YeIs b d popinoId

Kelq 100PING JO (NER) < L3 £26') PUE BUPING (NOILE) oLd LOV'E
ONIQTING F4V0 QTIHO

(5401 x22) 7 6uping .
(o401 x22) 1 Buping .
(2 6uping 10) s1un g + | BUPING 0} SUN § ) SLINN 91 SNISNOH F18VLAVAY

(:14201') WSL'RLY  Q3AINON

vXSWNZL) SR QIUINOIY 2 buping - vy
(L4 1pVE) W EL6Z  Q3AINONI

(wpxswnzs)wese  3WIN0IY 1 BupIng - WAy

V3OV ALINSAY ATONGIES 35V 1 WAV

Bunyieg 99epns 9pei 1o SHOLISIA 6
(po1eD) 9pENEd | U SHOLISIAZ
) opeyieg Ui 801
STIVISGHL  G3AIAONd

sTvis

IA - %01 X 801) STIVAS |
NNJod G4 xZ2) STIVIS 801 ‘GIUINOTY  (SLINN 22) ONDRIVE
“Tises) Z ONIATING

SHOLISIA - (poIeD) apexed | u
(9H 8 Popnou ) spexieg U g0
STIVISGHL  ‘Q3INONd

sTvIS 6L

(SHOLISIA - %01 X 801) STIVAS 11

INNJed §°) xZ2) STIVAS 801 G3MINDFY  (SLINN 22) ONDRV
“Tisam) | ONIGTING

30>V ONNOMONIANN T3NT1Z
AJHOLS | = 3UVO QTHO
SAZMOLS 9 = ZONIOTING

SATHOLS 9 = | ONIGTING 1HOI3H ONIGTING
(UBLL'V6 I UBREVOL) ¥hL (aLis) usd
(WBLL'VE 1 L0010 ) %L TE 39V43/00 101

Q3S0dO¥d WS 7| NS 1sv3

Q350dOMd WS 7| WS HLNOS

Q350d0¥d WS 7 NS (15 802) 153M

Q3SOdOMAWSEIWGE  (3AV Z8) HLMON SHOVALIS NI

0350d0Y¥d VN 25| O3 VAN 08-0y  (NVId VANY) ALISNZQ

(U3N) vauy 3us
Va4V NOLLYOIa3a
[CEORENET

[340V 2012 4 8L
130V ¥BE0 'l 11
[380V 052 4 626'801

(HaN 861 0166 VAN 080L0K D (1394VL) ONINOZ

(NOILYNSIS3Q 35N ONYT LNIWLNYAY) NOSYHOA  GOOHMOBHOIIN 10L
(8, v3uY da) ASHONOTIM 'ALINNWIWOO 0L

21887 NV1d ‘GMN ‘8 dIHSNMOL ‘62 038 ‘%€ 0T NOILJINOS3A ¥o 31
ATTONVT 30 dIHSNMOL 'LIIMLS 807 2618 SS3MAQY OINID

NOILVINJOANI ONINOZ

0=, TVOS

(WIM3LNI)

NV1d 31IS

1 I S |

] o] a3 )
5] 5] o

TIROUSH, 15NN 554 B¢ Y305 OIOUN,

(2w 8'5v8 45 G016 xoudde) eale vIdS

C.1- Page 45

o4 01 opue flem

3 2U1 0 808 BUIIEBYS B) O] PRINSERW 5| Ba2y 100]3 SSOID .

woe BEp

SNIGTING 38V ATHD

WZEE L3 ZesIor

NOWLYOITddY da¥04 9402 Anf 62

NOISSINGNS34 d0  £107 109 |

NOISSINGNS 3 40 8L0Z W 21

MINTH W 8102 POZZ

(SINOISSINGNSTH da 610z By 6
(GIid-da 6102 190 L1

(NOISSINGNS-34 d0 6102 900 o)

(BINOISSINGNS-34 d0 0207 903 52

SNOISIABY

‘INLL SIHL LV LHONOS 34V STONVINYA ONINOZ ON

MYTAS INFHINO FHL 133N SINGWIHINOTY
ONIMYd HOLISIVINIQIS ONY Y34V ALINIWY HOOQLNO ATANI4-30Y

L3FIFULS V60Z (ILVWILIN) 3HL OL LOINNOD

0L GN3 LS¥3 3HL LV Q3LV34O 38 TIIM LNIOd SS300Y ATNO Ni41S303d
M3N “LNIOd SS300V 3LIS-QIA ¥ OL HION 3HL WO¥4 G3AINONd 38

TUM SS300Y MIN ¥ ONY (SS300Y LNIWLYYAIA 314 IUNLN ONIMOTTY
AINO) G3S0T0 38 TIIM SSIOOV SIHL ATALVWILIN “(GNI 1SIM FHL 1Y)
1S 802 WO QVOY SS300V WHAL-LHOHS ¥ AG QAN 38 TIM SS300¥
3UIS WILINI 3HL SOV NI SI GVOY YOLOINNOD ALVAILTN IHL R0438

(¥l 26) GIATIHOY I ALISNIA Vel 0 WOWININ 3HL “TTR3A0

ALITIOVA YO GTIHO FUNLNA ¥ ILYAONOIOY
QN 'J0V>RIYA 91N TIATTOML ¥ ¥3A0 SONIQTING
INN-Z2 OML (1) ‘SININOAINOD € SVH 103rO¥d 3HL

OL ONIGTING TI3HS ¥
ANINLUVAY ATHOLS

QYO HOLOINNOD £8/28 ‘GIANND-S ‘3N ¥ ILYAONODOY OL 3903 HLMON
3HL LY GNV (133415 802 1V) 3LIS 3HL 40 1S3M SNOLLYOIGIA AVINTZHO
NV QY0¥ 30IACkd O1 G3MIND3Y S1 3LIS LOINENS IHL GOOHMNOBHOIEN
\NOSYOA FHL NI ININAOTINIA WILNICISTS LINN b1 V LIN3d

0L (0 1'Z L3N) LIS 3OV §Z SIHL 4O 03S0d0Md S1 G0 OL ONINOZ3 ¥

NOILdIYOS3A LO3rodd

T3avYIEVd O/ Zd ¥ b TAATT

MYOPL L4696l SINaNLvY 22 wioL
e (paz'pa1z) 0f LT
s6L'st 2anat
s6L'tL (pezz1 pI) 71 13831
s6L'EL (P22 PRI) 71 y13A31
96Lk (pae-z paz-0L PaIT) v s 13n31
oL (baz-» PaIZ)o 973831

s ove'e - 514019 13831
TWISSONS  GLIISSONS  SINMON ZoNng
OIS LdeHL SININLNvY 22 wioL
(paz'pa1z) 0f LT

zanat

1ana1

soL2s v

soLzs (pee-z paz-0L PaIZ) i s 13n31

2w (vez-> Pa1T)o 913831

ve6 - 5140719 13831

WSS0o¥6  CLIISS086  SINAON ToNGTIng
‘NMOAMVYIHE YVIHY 0014 SSOHO

sunz wooupog &

swn 09 woospog 2

Uegswoospe |

(syun oigeidepy 8) wooupog |

1501 01 el (SN 2Z) ZONIGTING - (SWun2Z) | SNIGTing

‘AYYININNS LINN TVILNZAIS3Y

A00€ =.1 :3TVOS
NV1d LX31NOD @

009 =.} :3TV0S

( AOOHYNOFHOIAN NOSHHOA ) NV1d NOILYOOT

N.\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\V
Dot =
=

"INV 28

"INV 28




Z'1dd

ONImMva

PN
CHhnva ssaoov
ONILHOIATIA

8 $S300V avoy
AYVHOdW3L

F1L L3S

N
A8 aBioIHO

e
A8 Nmvaia

potoN sy
awva

potoN sy
T8

80202481
ON 103r08d

0’8 L
18
Juswdojenaq Buisnoy
Awe 4

1N ppL pasodoid

183N

1o3roud

oez.

:EOVH3LNI

NOISSINGNS3H d0 2107 1005

NOISSINGNS 3 40 8L0Z W 21

MINTH W 8102 POZZ

(BINOISSINGNS-3H d0 0207 903 62

SNOISIABY

0€=.1 FIVOS

(3LVYWILTIN) SSTOOV ONILHOI4THIL - NV1d 3LIS

e

s
Q >
€ _anv1 e300 20m é\ [~

> =%

RO

om

—_— T T = — = = S —
TTLLTTTLT LTI /
i ” i ! i ” ! i ” i
!l sinBwdotiaza | sinbdownza || y
' | whidsonod | ! TWhLdIONOD | '

A N ~
i ! i ! i ! ! i ! i
i ! i ! i ! ! i ! i N
i ! i ! i ! ! i ! i
Lo o “
[ S e W S e W S SO e, B B

SIN3NJOT3AIA
IWNL4ZONOD

NOIS3A ONIY3INIONI VNI
ONION3d ¥HOMAVOX 40 LNOAY1

133418 80¢

0€=.1 FIVOS

(NrE3LNI
k

)

SS30JV AVOYH AUVHOdNTL

I
|
(sLINnzZ m Buipiing N

('sLINnz.) | Buipiing
5 5
2 o
5
=
2 a 8
08 g3 o o o
B [B] © o
el ubhdabe T T T T T T T TTTTTTTTTT
|

C—

Rog

133418 80¢

C.1- Page 46



W01 =.94/1 “3TVOS
m”. rn_D (IG3LNI) - (SLINNZZ) L ONIQTING - 31IS 40 NOILHOd 1S3M

cA

ONImMva - - o - P 5 ENIPAEE =ay] I~
\\\\\\\ measawier B e ] \\\\\\\\\\\%ﬁhﬁ\éﬁ\gw%\\\\\\\\\\nﬂww\ = I \w ﬂ |
— - ; 25 T R |
NY1d ALIS i ___oNding wa 0 Yo —_ V\LW\.
S ,
Q39VINg oy § 1R !
$ ,
=] = 13 | \ ,
Fuu 1338 | i £ & 8 |
o I b . . === g3 LE ENER , | o]
1 A \
A8 ai03HO T oo : 8 ?IE s / | .
., < [T L == = 5 3 i \
ww e w1 [ a A | Vo
A8 NMYVED g ==V | ol L L o L] L E [P T.L
poioN sy = Y PR k=g | B
2 ©] = | .. ,M /W M / -
poloN Y. 2 jes i geis |7 jms i \ ,m m 2 ,, bt
T8 i H ! WM | : 11 A
pr——— ihed dieokep NN =i i z g |
'ON 123ro¥d !
[mj]

. / j I S s 2 <
- ] a __ TavOs = ] i (ov
. S S Y ! \ . 1 —== o >
Juswdojensq Buisnoy e (] f L N - -
Anwe4-nn > | o

RS2 N Fenind
1N ppL pasodoid

183N [ ]

——
103ro¥d {19043y, 1S3k N

—

\
TSN
SoNMVA 3T, 3

20
NI

oez.

:EOVH3LNI

13341S 80¢

£071 =91/ :3TV0S

(WIE3LNI) - (SLINN2Z) 2 ONIaTiNg - 31IS 40 NOILJOd 1SV3

IS FaVOSaNVIWZ

S e
— Tl —=s NN AvvadoEIIoN L S L )N s ONIINg wah
T T
u i
i
)

5
=01l = T I it =
af= e iy Rays p WY uj= s Y Nay= FTRAOTNOa

100,
Aunoe fesouod

%8k I

ES)

|

E |

: BT 8}

i N ALINZWY

ieokep

oo o Tp ool S RO e O F
e 83 E vl el N iy of
g - _ | SR /S s T x| I . S
G o i G X B
™ .
| e )
HEEEEEEEEEEE NN =21 L :
NOISSINNS 3 da - 21021055 (1¥0d3Y . LSIMONIANT . ¥3d SV ) VIdS ONNOUY FOVNOIS HLIM FONIA O] B i i i i i i i i i i

NOISSINGNS 3 40 8L0Z W 21

(180d3Y, ISIMOHIANT , ¥3d SV ) V3dS ANNOYY IOVNOIS HLIM FONIS

MINTH W 8102 POZZ

(BINOISSINGNS-3H d0 0207 903 62

ﬂ T T T T T T T T T e 3NN AL203d p
L

C.1- Page 47



1'€dd

C.1- Page 48

onmvsa
|eoldA L “pajunopy
Sioueld UBPOOM Jewdinb3 usens - LY 7
15v3 3nos B 4 = 220 v0n
Sowiel WUy PaZipouy
s poums R (3aIS 1Sv3) + ONIaTINg
J440S pIeOg JepeD 9x| Ui syun paleas Buizeo ajanoa
on
JaapioaHo
; fe19 1611 4NOT0D
w oo somesiroon = [ BOR® O 85
pauiers - come1 poom (02 = T T —— e
R e 219 481 9N0T00 0% Maﬁ [ I INRR E ) T
poioN sy Ae19 e :N0100 ereioued . S dv 7 :\ﬂ i
B 1 E
s potuiea - 100G peowsono mow B ) A B = S ol
Ae19 sed :4N0100 i = : . 2T
80eL09b pajuled - PIEOg WL MOPUIM 9XZ — | 3
ON 103r0Nd el yieq MNOI0D ] l lw 3 i
Sl - 1000 [e19 MO0 4 = 5l
Pajuled - 4Sd 8 400 [EIOW MOJIOH . fe16 %eq HNOT00 ]/j/‘““ S
0'g ‘AelBuen Jo diysumoy.
1004S 80Z - 2618 B — . B
Ae1 %2 WNOT00 wnuwnty u sseB perssigpuss (2] = = ] = T
juswdojenaq BuisnoH 1000 oned W. HH [ ] .IW B
Apweg-niny = = || ES
N vy pasodoig UM DY HNOTO0D = %
g fei9 e :N0100 o |oued BI0SE S JUBWSD 2114 = _— ST
1S3IN 100 ofled Buiplis — — | R
= = iy
I fo45 1120 410700 [ [ 14 L =
9 %ed 0100 MopUI KA BN
28700 4 Ieueq % Buizelo espueds — S
128400 1 — R
Aei9 e 2IN0T0D = — | E
57¢ Xon epeued UEIS 12PD EMEN NOT0D 7] sunsens o LE) = = B
Sg ey wesg pesancinied poon . o = g5
SHUM 21V HNOTO0 { S
. fe19 ywed :MN0100 pozipouy seald [z T — | o
ZOVHaLNI Burzelo yim 100q Aau3 . M BuIpIS oued 1UaWe) 211 = [ HY
UEIS 8p0 BITIEN HNOTOO 7] umoIg W3 2ANOTO0 7] RS TR
Sueag SS0I) PUE 1S0d POOM 8 X 8 Buipis uswe 21qid [eluoziioH o oT A

aN3Iog Iw_zfn_ L[olt-EINE]
1S3IM) L ONIaTINgG

W0n) =28/ 3TVOS

(3ais HLNOS) L ONIaTINg

T e 0 i T
i =N E: E +@ &
{
zee = ~ e T
g 7] g
% 1= 1= m
TLe @ i mi i
g R
N = = = E 8- i
E =l 5
T e -
ED : i
3 B = RCIL
s = T e T
sinvansNoD o B [ ] ] HEE HMG
\. ToRmeT T i TBURO SN |
NOISSINGNS 34 da 2102 106 T e = [ wwg
N = =
i e
NOISSINGNS-34 da. 8102 W 2 3= m 7 N
. 1
pinlEnE o
(sINOISSINENS-38 &0 6402 BV 6 m T Z] [v] 6 il "

(olid-da 60210 Lt

(UNOISSINNS-3M da 6102 900 91

(BINOISSINGNS-34 d0 0207 494 57

SNoIsIAZ




25Feb.2020  DP RE-SUBMISSION(S)
16Dec. 2019 DP RE-SUBMISSION(T)

REVISIONS

g g N
z z z ] 1]

H 8| 5| 2

2 2| 8|3 o -
: IR I ) 5 CA1
23 H- A < £ - .
AR i 5 8 7

ik A 3.8 - 8o

&8 &1 & & [+ Iz3 gl 3| % -2z

. I w 3E5 gg| 2| g solu 232

2% g 2 = s 88 g ZE| 2] 2 §<|E GES o

& 5| 8 = g gis & |u R =

3 gl = - oy | £y 2

g £ 2 °53 g & 504

32 HIR = ¢ £32 g |2 |¥ g8 2%z |3

&3 &2 H g3 |5 5 s H

:
[we) [wreg] [weie] [weve] [weig] [woes]
«9-01 .0-5 H/L e H/1e-0L H/1e-ot S-0b
H 5 H g E
E g

L1l

[
[T

Bl
[

[T LI I

TR
BB
LI || LI T T

PIEE
I

I

m

Sjr
[l

h_‘

BUILDING 1 (NORTH SIDE)

F/re-or 1 w/ie-or 1 w/te—gr |

g
[were] [were] q [woge]
=00

SCALE: 3/32" = 1-0°
1
: )
o[
s | N
3

1

1] [3] [io]

[

Il
=4
L]

m]

BUILDING 1 (WEST SIDE)

SCALE: 3/32"= 1-0"

==

[T

fdt b o

|
<! o o o o E

3 3l

§ § Hi § |

[wse ) [wred) [weic] fuere] [wsie] | [weve) [wozs] |
&S] 08 w/uesol 1 ow/bema o/t f—‘ud /1 g0l R dE

C.1- Page 49



€€da

onmvsa
SNOILYAZT3 . _muaﬁ.um__soz
1S3M 3 HIMON Siolueld USPOOM . ewdinb3 usass - NLY
ZoNIaTing
Sowiel WUy PaZipouy
EpNESTS ‘edA . “paurers Jea|) uavoig Ajjeunay L
‘J4jos pieog 1epaD 9X| Ui syun paleas Buizeo ajanoa
on
JaapioaHo
- fe19 1611 4NOT0D
o 1U1ed - EIOSE/LIL| POO)
A8 AV poy 10SE4/WL | PO
poullS - 2omeT POOM
8102 o
awa Ae19 146 :4NOT00
aj10U00)
peion v Ae19 3ieq 2INOT00
Fw0s SlUled - 1000 PEBLIAAQ [EIal
016091 Polied 1000 peowiono o fe19 %ieq :4NOT00
SlUled - PIEOG WL MOPUIM OX;
oN 10310¥d fes0 WBd HNOTOD pajuleq - PIEOG WYL MOPUIM 9XZ

0'g *Aeibuen o dysumoy
199115 80Z - 2618

1uswdojeragq BuisnoH
Anwed-niny
wun vy} pasodosg

103rovd

WY QINIDBYIREIBIBIUY MMM
9vLL 128 ¥09 4
2911 128 09 L

SZ€ X9 epeued
58 puowiory

PeOY B1qWeD 0651 1
0gz auns

SIOV=HS.LNI

SINVAINSNOD

NOLLYOIddY da®0d 910z A 62

NOISSINGNS-34 d0 2107 e |

NOISSINGNS 34 40 8107 UoIeW 21

(SINOISSINENS T da 6102 B
d-da 6102190 L

(UNOISSINNS-3M da 6102 900 91

(BINOISSINGNS-34 d0 0207 494 57

SNoIsIAZ

Pajuted - 4Sd 8 J00Q [EI8IN MOJIoH

e xieg MNOT0D
100Q oned

Ae19 yied :¥NO100
Jooq ofied Buiplis

Ae19 3ieq 2INOT00
joued % Buizeo [eipueds

ulelS 4epaD [eJMIEN NOTOD
weag paisAd|jued Poom

fe19 3ieq 2INOTOO
Buizeio yum Jooq Anuz

Ule)s Jepao [eInieN :NOT00
sweag SS0ID PUE 1S0d POOM § X §

fe19 3ieq 2INOT00
waysAs iespiens Auoojeg
wnuwnyy u; sseib pajsejgpues

BNUM 1Y HNOT00
|sued BloSES JUBWa) 8iql4

Ae19 e :¥NO100
MOpUI IKUIA

fe19 %1eq NOT00
Buiyseld el

SUUM OV :HNOTOD
swi| pezipouy Jes|)

um BUIPIS o JuBWa) 21013

UMOIg WNIPO “HNOT0D
BuIpIS JusWaD 211 [EIUOZLOH

ANIO3THSINIH HOIR¥ILXT
(Lsv3) z oNIaTIng

S0nb =.28/€ “FIVOS

(3ais 1sam) z oNIaTiNg

@Oy T T A T D :
o v
5 v j
[
i A=
nooE AT
A \\I’
T T e T u H
i 5
a5 <
5 z
~ 5 —-12
S I K ]
A
i
5 <
ST
; ; 1
s
T F- it

W0} =.28/€ :3TV0S

(3AIS HLYON) Z ONIaT1INg

oy T T [ i

% - = Fis

1SS = — = HE

— =
Lo e T

ke 1 9|

G — e 55
e T T

a5 a7

H [

2 Sl :

N T s

i a7

iz iz
e | U R

I

il H
T e i M;M_ wiwosi [\

3 2

o, s e T T

AR

O

C.1- Page 50



y'€dd

oNmvia

C SNOILYAIT3

¥OR3LX3 - € ONIATING

SNOILVA3T3 1SV3
B HLNOS - 2 ONIATING

J1L L3S

W0nb =.28/€ “TIVOS

SJeJ pPIYD ) € ONIATING

N
A8 aBHOIHO

AW
A8 NMvia

8102 osen
awva

poloN sY.
308

80216004
ON 103r0Nd

'8 ‘AeiBuen Jo diysumoy.
199415 80 - 2618
1uswdojeragq BuisnoH
Anwed-niny

wun vy} pasodoid

1o3roud

W0n) =.28/€ :3TV0S

3dIs Lsv3 -

¢ ONIATINg

B [ Eio

7 T

(NN RRANININ

A\

Vav

7 [ HINOS [ mE[ [
!

Yava4

ara

W09'0INIIRNYDIBSTRL BN MMM
9vLL 128 ¥09 4

2911 128 09 L

SZ€ X9 epeued

58 puowiory

PeOY B1qWeD 0651 1

0gz auns

sEOVuILNI

was

= = =

W

B 1SIM mE
B0 2l

—

SINVAINSNOD

“wnly “pouy ur smopuiNy BUIZelD elanog

NOLLYOIddY da®0d 910z A 62

NOISSINGNS-34 d0 2107 e |

NOISSINGNS 34 40 8107 UoIeW 21

(SINOISSINENS T da 6102 B
(lid-da 60210 Lt

(UNOISSINNS-3M da 6102 900 91

(BINOISSINGNS-34 d0 0207 494 57

SNoIsIAZ

[eoidA L pauiers
“I4OS SpIeOg JEPSD) 9X 1

1210 (padols vzZ lisiedng
M/ BUOJS-XB L JNg Lessaq
L¥2X,91 SOIPINOUS 0} JejLls)
BUPPEID B18I10U0D [BINPBYYONY

SoWeI WnUIWN)Y Pazipouy
18910 UaOIG AlleLIBUL Ul SYUN
pojeas Buizei aignog JyBIAYS

useI9 6! UN0100
Jooy [E1ON Weas Buipuels

Ae19 »ieq :¥NO100
SWUL PEID BN X, b M/0 SalelS

T

[were)

T

BEO S

e

d .s—.n»d “o—.sd Feo | w/ie-ol | a0 z—.ad “s—‘mé

W0n) =28/ :3TVOS

3dIS HLNOS -

¢ ONIaTINgd

[320m] @

Kei9 sueq :¥NOT0D
Pajuted - 4Sd 8 100Q [EISIN MOJIoH

[ESE]

Tt

ulels Jepap [eJmeN :HNOT0D
SWweag SSOID PUB 1S0d POOM 8 X 8

Sowiel WUy PazIpouy
18310 UaN0Ig AjleuLayL
Ul syun pajeas Buizeo ajanoa it

BYUM oY HNOTOD
|aued BloSES JUBWaD) B1q14

{

fe19 ieq N0T00
MopUIM, IKUIA

Ae19 wied :¥NOT00
Buwyse|4 el

SUUM oY HNOT0O
swiy pazpouy Jeal)
im BIPIS [BUBd JuBWSD 801

umoig wnipe 4N0100  [H]
BuIpIS JusWaD 81014 [EIUOZLOH

[(NERERNISIINERSIOISEINE]
ONIATING 34V A1HD

FioweT

BRgSI

|| | ||

| | &

|| || P |

21T

om0 ¥

[1][z7om]d [mm]d [Jum]d [mm]d (e

C.1- Page 51



1'da

O

SM3IA Qe

J1L L3S

N
A8 aBHOIHO

AW
A8 Nmvaa

patoN sy
awva

patoN sy
Fv08

80216004
ON 103r0Nd

'8 ‘AeiBuen Jo diysumoy.
10918 80Z - 2618
1uswdojeragq BuisnoH
Anwed-ninpy

wun vy} pasodoid

1S3aN

1o3roud

W09'0INIIRNYDIBSTRL BN MMM
9vLL 128 ¥09 4
2911 128 09 L

SZ€ X9 epeued
58 puowiory

PeOY B1qWeD 0651 1
0gz auns

sEOVuILNI

was

SINVAINSNOD

NOILYOITddY da 804 910Z A 82

NOISSINGNS3H &0 2407 1005

NOISSINGNS 34 40 8107 UoIeW 21

(SINOISSINGNS-34 40 6102 B 60

(SINOISSINGNS T 40 6102 B 60

(UNOISSINGNS3M da 6102 900 91

(SINOISSINGNS3d 40 0202 494 57

SNoIsIAZ

(ubiS 389\ - | Bulpling ) 2 M3IA

(ubig 1seq - z Buipling ) 9 MIIA

(158 yinog BupjooT - | Buipiing ) G MIIA

(1se3 yinog Burjoo - Z Buipling ) ¥ MIAIA

(3se3 ynog Buptoo) € MIAIA

(yinog Burjoo) z MIINA

(yHoN Bu007) L MIIA

C.1- Page 52



C.1- Page 53

2191 . WIONON 10TONG ONG [ Az LEIST
140 o asio
o Noisaa m
— — o v
00eet Tvos L
MBGNONONMVHG  oronvar ava ]
T oNmvEa L
24 'AJ19NV1 40 dIHSNMOL 62 :43BNNN 3341 SNONCID3A 03SOLONd
. 06 HIBANN 3341 SIOUZAINGD d3SO4ON
sassoz-zos | Q) L
55 IBANN 331 INW3OVIa3 30T
SONIaTINg 33 LSO V3LV INVIG T1Y - NOLLIGS LS31Y] GVONYAS Ja¥OSONY] NVIGYNYO ONY GHYONVLS 3dvOSONY OB 03303 O L3 LS dIHSNVFDRION
GNY VIN3LVIN 34VOSCNYI TV« ALITIGVIVAY 40 SNOILIGNOD 40 NOLLINIJE0 - GVONVS 3eYOSONY NVIOYNVO GNY GHYONVLS 3avOSONV1 58 G Loarans
ININLYVAY LINN-ZL OML 3 SNOLLNLILSANS “3LNLLLSANS OL 1SINO HO ANIAIII OL Ol SAV I 40 NAWININY MOTTY ‘GILO313 38 TIIM SNOLLLLLSENS GIAOHAYNN
WIM3LVA 031410345 3L 01 SNOILNLILSANS ANV NIV OL ¥OIKd 103LHOUY SAVOSONV JHL NN TVACHGY NALLINAA NIVISO SNOILALILSENS
+"ATTIVA H3SVRLA ONY ONVINIVA 340" S0TTONI OL HONVS 40 V3V ATddns 40 30UNOS LY L03LIKONY 34VOSONYT AG MIINJ TYNOLLGO HOJ TTGVIVAY
— V3LV LNYTd DAVH MIINTH GNY HOMVES . ‘SINSWIHINOSH VNIIVI LNV1d HIHIO ON NINVINOD G3NI4E0 104
014334, ‘53715 TTAVLAZ00V WNNIN 31 Tuv 3215 Y3NVINOO ONY 218 LNVTd HIOG GSVONVIS VINO 34 SV 31410348 S321S NINIVINGO
NOLLIOS 1831V ‘Q¥VANYLS 3dVOSONY1 NVIAYNYO ANV Q¥VANYLS 3dVOSANY O 3HL OL ONIGHOOOY Q3IH103dS MY 18I SIHL NI S3ZIS INVd » ‘SILON
va LN AvG30 03 NUBLSIM ¥STION, VIO VKL
98 '0LS WE'L “IVO WO9 “TI3EMONS ISINVAV SNOINOCVI XVHALS
avaLine 3008 NVIB3S VINONO V30Id
A% QIS T WO WO 400900 vSnoN VSO SINE0D
ve LN SSTUAOVILOONONIZIM N INON3d, SISNALYALOON SISYAAOIVHYHO
98 '0LS WE'L “VO Wo9 INVIENHOH INIVLNOS SNV \3NIVLNOA SNY¥4, SNINLIE SNNIdHYD
698 '0LS WZ VO Wo9 F1dYW ONOHLSINYY ¥YNWNT0D ONOYLSIWYY. WNHENY ¥I3OV
av8 QIS WEL WO WOY EUVIENS WOLYNOHO 20V
SYHVINZY [ 37IS G3INVd IWVYN NOWNOD IWVYN TVOINVLOS ALD A
N3 £21-9T 438NN LO3(0Hd OWd "3 avnoe -s3awiausvo ITNAIHIS LNV Id
M0 NOLJMOSIONOISAZN  3UvO ON
w TETTEY Tronw o T
oo syow s oY egonvine: ¢
W o srow e toonvert
W wavorgans worvemo: 3
o0 SINIAROD 0L/ WIS MIN 2003060 _L |
s o wea s sewrer s
v HOLVH340 3u¥0 QO
48 OINMY3L30 38 01 |
[/ nouoaiondzaui WIRONO V0l AG CINML30 38 oL |
WNLYNIONID 830V ONOMLSWAIY. WNXENY 30V |
e e e 2 et B - B A 4 A o = D N )
— . ) @)
/ RE e i) g ) S e ) S e 13 i R ¢ ; =) oy 5% (B ey B LT ) Bl o]
snowoavr _/ Yy 2y 0y [p oy jagatel L s ey 14 BT &2 O e £300 0 w
AL = = = 208 7] o ks . Sz 7 ’
\ = === 1 1 | ONITTING.
/ vy iy el Y
— - | m
/ 4 Ny g Ny ==t = o Wi P W R0 B | ™
(1x0dhy| el sionbin g {ufed dieoseh 11| ouues dors DL R B
LSIMBUIANG, ¥3d )] b Peg-ad el Felak: [ Rl =] = eH ) 63 D F o] = = \ -
ovasas wa el | 08 gy LEy oLy o L s e i T oseT T iyl = ol 5 SNVId 34OSONYT
/ il - g A : 3115440 0L 333
(1¥0d3y Bt =l =
153MbUIAN3, ¥3d SV) L i
N3 AvsOdNaL = = — —ba
\ 3 % < S e > B = . T
i Sa o de > : SR s =
/ e 1P R D © 5
Tt e iy X Bt IR G LY = g £ B (sdlo
/ o S inarNoMS O w52 G : 457685y s minanwoua o1 wasay 3
ree it B R ] T T OB o SR o S SNY1d 3dVOSONY
7o 0 DR AW 22 o @ S . 3015340 0L ¥3434
Z : S i = s = =
e ; e T -
et R A B el B ./ &S
| | J — £ % A 74
, , , H , , Ay N Y Y
| ~ Ve
was
220062 $09 5 © 1400-+62 409 4
699 S €Iquio0 usiug “Ageuing
8AUQ Ye8ID IINS G8LY - 001D 8INS.
S1O3LIHOYVY
3dVOSANVT
worssiuiod
ot o siofoud 5o oj posn 1o ponpocdes
29 10U Aew pue sioeyuory 8deospUEn DN Jo Auadoid
ol 1 UBISOp puB BUMEP SIL PONIGSa) LDUAI0DD




-

€21-9T C- UIGNNN 103M0Nd OWd
L40 Aon aMHO
oa N9ISIa

Nl— 00 e
012,911 08

NIGNNONIMYNA  0T'ONY'ST aiva

NV1d 3dVISANV1

FUUIL ONIMVYG

24 ‘AI19NV1T 40 dIHSNMOL
133415 80Z - 2618

SONIalng

o0 SaAno o0
i SN 10L/ N¥1a 315 MaN

wasvn__zos

S

ININLYVAY LINN-ZL OML
103r0Nd

e

¥0_ NOIJMOSIGNOISINZY  31va ‘ON
Oy [ENIEY onvew 1
w SN0 5¥OAY YA ORI czonw 102
[y W o N coonveror s
[y “0v0saanss soonvews 5
7

0

was

2200462 709 4 © 1100¥62 b09 d

“eiquinog usnug ‘Aqeung
S8LY - 0010 OUNS
S1O31IHOHV
3dVOSANV

wosssuod
Uy 1noum s Jou1o 1o posn Jo paonpoudes

2q 10U Aew pue sioaIYoLy adeospueT D Jo Auadosd
U1 S1UBISop pUR BUMEIp SILL “POAaSE) 1UBAGOD @

aiz ezior

(18043 |
LSIMONIANG, ¥3d SV)
30N34 ANVHOGIAL

ToztmoR
34VOSGNYT AG G3ZMOHLNY SS3TNN HNIG3N ONIMONO NI G3LLINN3 LON SQIIOS0IG . AN3SHNN 3344 38V3S1Q Q314430 WOUS G30IAON 38 1SN VALV 1NV1d
TIV. NOLLIOS LSSL CHVONVLS SevISGNVI VIOV GRY GUVGNYS 34¥OSCNY] 98 330X 4O L33 LO1IN d-SNVIORIOM ORY WIM3LYIN SVOSRVA 11V ALIIGYIVAY
ool 3avosaN GHYONVLS 34v0SONY 08 0L LO3r8NS 34 SNOILNLILSANS IUNLILSANS OL 183N03Y ¥Os
U330 OL HOMG SAVG I 50 ANAININY MOTTY 310334 387 3nloL ANY SNV L Hola
03110V 34VOSCANI SHI NOHS AOHAGY NSLLINM NIVLG0 SNOLTLLLSANS + AZTIVA H35VAl3 GNY CNVINIVA ¥3101 SARTONI O HOWYS 40 VMY A1adn 40 S08N0S
1V LO3LIHOUY SAVOSONVI AS MAAS: TiNOILAO O3 STBVAIVAY WALV 1NV SIVA . VAL V1
SANIVING N30 4O SNOILYOIIO3S OL U3J3M . ‘$3215 318Y14300V NN SHL 38V 3215 USNIVINGO GNV 3215 INV1d HLOB. CUVCNYLS VIND tad SV G io3ds
S321S HINVINGD ‘NOILIGS LS3LY1 GUNGNVLS 34vOSONYT NVICYNV ONY GHVONYLS SvOSONN 08 SH1 OL SNIGO00Y G314103dS 3V LS SIHL NI 3218 INV1d . ‘S3LON
WOk 104 1# 30unds ISINVAVT SIVNINILVIONYSAHOYG 621 ”
Loz SHONSAINOH L3NNI vivaldwizonol  sor @
%
10d WOsH uva sam A3duv0 INTS, WNILVNZAB SAHovas w1 @
104 WSk 30V NvissnY vrodondmLy viisnosad 2z (9
10d 1#:104 WOSE ¥IONIAVT HSITON viodusnenvvinananwt s @
NG
10414 Sivma ~r WNLISNNGD el ()
10d1# Sswaio Lvo 38 SNIMIANZANIS NOHORLOLOMAH  vor ()
10d 1 SSVAI9 IVH 0aLaNL vsoudsTovisdnvkos3a  so (D)
10d1# SSVHO O3 ¥IMIVIS  HILSHIOS T VHOHLNOY SUSOOVIYIVO €5 (D
v
WooE 10d z# WONNNGIA SINVD nanvawonanan  isl @
a8 LH N Y030 N3O OWHING Qowvvws STVINIODOO VKL ¢ @)
evawoL M3ASHOH s
WY :10d Z# SINId 'Y3VaIdS SSIONRS TULLI | @
WOOE *10d 2# VIANIS SSINVVT w @
%8 WODE L0d ¥ AV LHM FYRNC)
WoOY 10d 7# T30V NVISSI JINVYANAZY, SNSVEE0ONNVISINNA  z6t (D)
WO0S °10d £# ATIOH 357v4 weaasnHinwso o @
WS 10 £ HSNG ONINNNE GIONIM vivivsnmanona sz ()
Wo0y 110d £ JOOMXOB NOHHOD snanuaanassoxng oz @
ans
ST ETTERSETaT] SR NORHGS SR TVONVIoE A5 A3y
G2reT_waERn 1o3tond ond JINAIHOS LNV 1d
S30110vid OV
1538
25VI ORY SCOHLSN LOVONIMO" L3MIG ‘SN 100K SIN3ONN
oL (241) 302 NOLLOS 0w S50 HL OL (N0 LI 31) NEOWIY
X n
AN 40 NOLLVIVISNI 03 NOLIVeNG32d ‘NN
PN 40 oLV I NOLIVAVOXS WAONN
ANNLSI334L SNOLLVONNOA SNICING MN L o NOLVAVDXS ‘SNICVHS
31 ShMOM ANY SINNG 3115 NG 36 LS LSINOBUY 10810Ud S
o e
HOLYH340 34¥0 THO
\WU‘X A8 O3NIWY3130 38 0L av1S 3aVHvd
HINoLo3L0Nd o) 7 VEHY AY1d HO0OLNO 403903
Tl & —wmonnpms -
%2078 313¥INOD VA NEML38
7 JoN34 1301 -
e Q0OM LH.2¥ T
o T e
T m m T D0en t0ane6s00e VOUGNLIOT VODUUCOONEYOPEHIDEDO0OONE 2 IULRAO0IS N0 0OeHAAAEANN0NOHHO000 Q08 ©
o kit =0 5000 9G6CI0 X AA DO sooRden e 3% SO E A et Go%) oLy
00 SEOS® saies: B9SG ,_ 5
el T T T T T T T N T o} - = = 0 Tn= e O -
i Yo ) : , G
T N s 020
- s N ESRE s SN NS G Z L
Ll Lt £3 N £3 N (
= oy
3] ol
02VK08 )
) peo
o = == 0 o ! ah ] ward~ b
5| 3owois B \
Ol | B === el )| 1 : g
ALININY ) ) \
: =T
Lo ] o o ] 15 : g le5e
Ik vJed dieokel 1oy1s| i
AL o b
o (3 [ | < LB o
o i Bele e R - n—
feus] R [, -1

[#03903

3UTUONOD NI,
Q3SIVA ATLHONS

N9 ONISSON) d]

S50, oL uasmm 3034 vads
~UURNTS 0 & \ sy, s
SNVId TVNINNGMIANS OL W32 S

()
63

EES

3NN ALY3d0dd

N ALe3d0dd

Sh AN ST T\

INT ALad0Ed

C.1- Page 54



-

€210t n u- ¥IBNON 10310Na DG

40 on asio

oa Nors3a

MI— o0 v

W0-1=,91/T 3IvOS

MmN ONMYEG  oronvaT ava

NV1d 3dVOSANV1

e

8 ‘A1ONV1 40 dIHSNMOL

133415 80T - 2618

SONIdlIng

INIWLYVCVY LINN-ZL OML

103r0Nd

ey

0 NOUJNOSIONOSIAZY  3iva ON
o

- o

o o

o0 S o R w0 L

W el e §

was

2200-¥62 $09 3 © LL00-¥6Z $09 ‘d
699 91 '@1quNI00 sng ‘Aqeuing
8AlQ Yo G8LY - 001D @Uns
SLOILIHOYY
3dVOSANY1

voissiwed
184} 100w $199101d 19410 Jo} POSN 1o PaANpOIa

3 10u ew pue s3Iy adEISPUET DN J0 Aadoid
U} 51 UBIsap pue Bumesp Siu L ‘poriesel 1UBAdOD @

aiz ezior

SNOLLYOI NI
NOIS30 3AVH AYI ONY NOLLOMELSNOD 40 NOLLYANG 3HL 804 LIS IHL NIELIM
G3UNINZ1dNI 38 OL Q3HIND3R 38 TIIM LVHL SNOLLYONANOOM NOLLOLONS

04 ¥ 38 TIM 301440 GaNIVig0

38 LONNYD WAONddY 4| IHL

WO 1INS34 TIM LVHL SLOVAII 3NSSIOXE ONV NOLLIGNOD ONLLSIXE- 304 MISHL
01:3n0 S334L 353HL INON3A OL YINMO SNIHNOBHOIIN FHL WOM TVACHddY 338

g

v TV SNINIVLZ

30018 313HONGD 3
avis 3w sovEET
J05003 SoN5 L0l
Goom 1 25
T
Do TG
aoomainos 1 A .
Y, '
PR OIS aeoa B 9ug 4 DG 40 GRS o 10 B , = = S
RS o S : T ST 21
eonme | (W el I el sl O o
s s n (N9 A e oo 5 o2
J : f %‘\K\\@\g\i\\\ \\\\ oy SECR N ey SRR (I oy NSRS B Dogie
! wrl 2
| ] > b ] =0 | i
oo | | by o€ £33 o2po S E A 1
deu T — — L L
- e MMM MMMW [ [ [ [ <
unejjuel nol o uased fjainb — - (=)
g ! i o] FOVoLs g ALINGWY S —= ¢
ETIETTETTITTTTET [ == . | ONIGINg I e
. = %4 7 D
- : | I I - (=)
N I I 5 A S
I ALININY am _ S
o I 1 N R 10601 24 | |
Buppied sioys| I i T I w o1 IR (. st ] X 2 o @ o
4 : g U b oy el oo 83 > |1
j v 777 [ S - i
e / =T T |
{ AN el (0o DS G0l fas] H
P_ o ) 1 Agd07 153m il Lo 8 DOIOES DO 560 N
)| | E U ) A LT P )
on
— o - [ o » I ey I y
oo o gt s wee/
s >< -3 4 6 y
A - N
\\\\\\\\\\\\ L D __ S )
o

S

3LTHONOO AV,
Q3SIV ATLHOIS, )

L

SOMA HOYY T35

NIT AL¥3d0dd 3N ALE3d0sd

C.1- Page 55



€21-9T A v UIGNNN 103M0Nd OWd

L0 on omo
w e

.ql— o
5o

——— 2o

NV1d
TVI¥3LVIA '8 ONIAVYD

FUUIL ONIMVYG

24 ‘AI19NV1T 40 dIHSNMOL
133415 80Z - 2618

SONIalINg
ININLYVAY LINN-ZL OML

103r0Nd

AN3MD

ava oN

was

2200462 ¥09 3 1100462 $09 d

09 usnug “Ageuing
S8LY - 0010 OUNS
S1O31IHOHV
3dVOSANV

voissiwed
foud 13Ujo 1o} Pasn 10 paanpoIds
sqi0u o1y adeospue O Jo Auedoid

UMEIP SIUL POAIOSaI 1UBIA0D @

NUILLVd BYTHSY {LTVHASY Q3dAVLS

SNMNL SIVL ILIHM 50 SMOY &
% ¥OT00 TVINLYN =0 SMOY 51

00°00
S30vyo 3903 31IS *

S3avy9 ALIS-NO o om

N¥3LLVd SNOSONINUIH TWINOOLX0S HX00E

[ENEQERESE(eL 4 5]

ks! RS}

Fau

<

3NN ALHIHOMd

3

c3

1 19|

P e P S

Aungoe fesoucd

fi

X

R-ECE/4 ANNO¥Y 3OV

-

Od3y

- ISIMOYA

(&

ISVNOIS HLIM X Gy

M ALd3d0da

C.1- Page 56




£21-91 1- MIINN LOIMOUAONG [ dIZ L2191
L40 C on 0O
oa NoIs3a
ml_ w e
W0 1=91/T 3v0S
MINONONIMVNG  0TONV'ST ava

NV1d
TVIYILVIA B ONIAVYDO

JLTONOD A3dWVLS
T ONMvT

28 ‘AT19NV1 40 dIHSNMOL JLFHONOD LNOMYS
133415 80Z - 2618

HOTW Yive
SONIalng

ININLYVAY LINN-ZL OML

NMELLYd MYTHSY ‘LTVHASY Q3dWVLS
103r0Nd

SNMNL IHVL JLIHM 50 SMOY &
%4000 TYHNLYN 40 SMOH Sl
‘WNOBXEXZZE

SYMVOHE NYINHIYE

didLS TINVHD

ONIT¥ILS
“WINSIXO00EX00E
WINS9 AVMAVO¥E ‘NYIH VS

00°00
S30vHo 3903 31IS *

AN3MD

TOOUYHO
N NYLLVd INOSONISNIH ‘WINOOL X0S1X00E
WINOOL AVMQVORE ‘NYINDRYE

-0
$S3aVYO JLIS-NO o0 %
wa v

AN3931 TVINALYIN AN3IO3T S3AVHEO

o o S o
@@@ 2 % )

o

3 §
T T b ety Z T b RO ] £ N - i
| 3
= — : e = I
L T == P e R [ Le s
D\REN\\\ = - o C A RSB e Hi o hlis=: S 2
) WS ;] =1 g T
R s 2 mw £ o £3 .1 €3 oliE '
_ y ! H = o3
- €3 - R

s

ALINZWY

1OVNOIS HLIM X ©

was

2200462 $09 J © 110062 $09 d

8AUQ Ye8ID IINS G8LY - 001D 8INS. =
SLO3LIHONY Ftgge QU S P e
Q@ @O

3dvOSaNy
—_—~ =
N Q
p— R ///v

13U} 100U $199101d 3910 0] PASN 10 PR
3 10u ew pue s3Iy adEISPUET DN J0 Aadoid
U} 51 UBIsap pue Bumesp Siu L ‘poriesel 1UBAdOD @

C.1- Page 57



€21-91 C- UIGNNN 103M0Nd OWd
L40 on 0O
oa NoIs3a

NMOHS SV T8

MINONONIMVNG  0TONV'ST ava

Sliviia
3dVISANY1

FUUIL ONIMVYG

24 ‘AI19NV1T 40 dIHSNMOL
133415 80Z - 2618

SONIalng

ININLYVAY LINN-ZL OML
103r0Nd

e

¥0_ NOIJMOSIGNOISINZY  31va ‘ON
Oy [ENIEY onvew 1

W SINENNY S RO 34 NOSIATE 229N £10E

Zwonver
soonveroz
aas

i SINAANGY 0L/ N IS NN s eas0t

was

2200-v6Z ¥09 100-¥6Z 09 :d
699 91 '@1quNI00 sng ‘Aqeuing
8AUQ %8210 IINS G8LY - 001D 8UNS.
SLOILIHOYY
3dVOSANY1

voissiwed
184} 100w $199101d 19410 Jo} POSN 1o PaANpOIa

3 10u ew pue s3Iy adEISPUET DN J0 Aadoid
U} 51 UBIsap pue Bumesp Siu L ‘poriesel 1UBAdOD @

aiz ezior

'V40S ¥3LV3S - §20°G INIWI 13 ‘YNVLVY

378834

‘319Y1 334400 - 0°'S INIWT T3 'YNVLVY

IMOE3YI4 INTH SNT0S  HIVHD IONNOTONINIOIY IOVHIN MIN ‘YNVLVY

¥0T0D 0SS3HdS3

IN3W3D

3avEO NO ¥3AVd \ 2 J

3SNOH ¥3IMOT4 ¥31QAOL ‘NVAWOM

¥OT00 LANTYM 9-Ld1

378V.L OINOId NOS¥HY 1 “INOSHSIM

00LLYIN 08029
44NYD 1VOD ATIE ‘NYdNOM

anavos 71N

9 JON34 13MN0Id TVLIW HOIH .2v \ S

1000-015000NOd
Z°¥3ANN 13NNNL HLIM 319NNL 8 XYL ‘NYDNOM

SZYOOSIN
3SNOH 3341 ANV ¥3IMOL ‘NYdNOM

o TN

3QVHO NO TTVM ONINIVLTY SLFHONOD \ v/

SNOILYOI4I03S SHFUNLOVANNYA OL GSTIVASNI 38 OL S¥3AVA

310N

ngszz_ééw;
/NOILO3LOYd) ‘8Y1S O3VdTd
Gaownes | Lo KOO

ovia

n
R
R

0¥ NIVia
40 WINSZ NO ONILOOA
ONOD NI LH 150d Qaie/t

Q3HSINIA 38 0L S130Id WLIN TV
NMOYE AT - £4002-ASO INOLSIOATT ALNNOO - HSINIA HO¥Y HOLYW OL INOLS INLINO

310N

[ —

TTTTT

SNOLLYOIID3dS SHIUNLOVANNYI ¥3d SV
QITIVLSNI 11 ¥Sid - TI¥M SNINIVLI ONINOOTHILNI
310N

S0VH9ENS LOVEHOD

358N0D 3SVE 0ALOVANOD 8

TIVA ONIH3E LYA NIVHQ NAOMANON

W03 ¥O %0018 NYTTV O 11 VSid

HOINN V8 4330 .
TIVM 0L 034N03S
PrLXMEXUE ' LINN ONIGOD
d¥D JLFIONOD

SHINOO ONNONO.
MO7% SeNnHS

&

0 1
31VO ANV 3ON3J 13X01d .2v \ 1T/

Suanvd ax TEAVEO V3d 343 S.0418 HLd30.5 |-
W WOLLO8 . X 21t —
S¥anva 3THONOD
(SdoL a38070)
D07 !S13N0Id 0S .
150401
oL iz
TTTTUTITT
o \A_J
LO3UHORY 10310 3HL 48 G3AONAY Y ONITTING HOLWA OL HIOT0D Y NI ONY
SNOILYD 40368 SA3HLOVAINYA O1 SNGHOIW VLS 20 SI¥00 OMLATGSH
CIZNVATYO 034010 LOW 38 OL JWYMOMYH TV ¢
1010 0N TIV O I\LVAS3SIH SLYOO O K1eY T
/N (0311035 35 HEHLO SEETING SOV NOLLOMIILENO 24 AAININ 36 01
L3108 SHIGWIW HIHLO TV 'SOHVONYLS YSO OL 031V I¥NSSIMd I8 OL LSO TV 'k
‘0078 ® dRILS NIvEa \ €/ SaIoN
SNOILYOLA030 SHZSNLOVATNYH 534 S¥
QITIVASNI Il VSId - TIVM ONINIVAIY ONIMOOTHILNI O0Y NIVHA H1d30.
ALON 30VH98NS A31OVAINOD-
oVNIV0 404 3003
T, PR 20133075 SN0+
> M . k3 313HONOD FTXZIXZL
P SUIMIOAI VIS O T, 5
[ - - dvo.
N < 3 VO30 9xi- doe
l , oo
H00Y NIV¥Q HLd3 .¢- N\ NIYHaavEIn
T 1508 T
anise
Niavan
N0 s
31 HN0T00 SQ¥YO8 ¥YQ3O 8xt
e
SLINN GVGNLS O
G - NOLS wSia : : : : : :
a3 et rave
oz e
TIVM VSId OL 038NJ3S d¥d 150d-
yIXEXLS LN ONIGOO>
oS OIS vSId

-9°¢ 38 0L d¥9 ‘J0VYO HSINI MOTIO4 OL 30YD OL SdvO
(XYW S43LS .8-.24 NI 38 OL 30O NI SIONVHO T3AT1 38 OL SFONZA TV

LO3LIHOYY 1O3M0¥d A8 GIAOUddY SY NOLLOF T3S HSINI
NOILYOII03S SHFUNLOVANNVIV OL NIVLS HORLX3 SLVOO 2 AlddV

‘QIZINVATYO Q3ddI0 LOH FHYMONYH TV
WONINIA 30¥49 (NOLLONMLSNOO) 2¢ O30 38 OL SYIANIM 3HLO TIV.

SALIANISTUG HLIM G3LVIHL
S1N0 GN3 GNY GHVNYLS VSO OL G3LV3HL JNSSIrid SLSOd TV

Eic

00Y NIV¥A € NO
ONLLOO4 ILTHONOD NI

RECEREE T

pronnonnng

5 =
arooroTrd

140ddNS SSOMD,
ONY IV P

SA0UN AN ANVEH—

Ee)
HoLY

/

f% WOLLOBIGOL P

2

C.1- Page 58



.
ezr-ot C WIIAON LOI0¥d OWd
Li0 Jow o
o Nois3a

Nl— o v
W0 1=,2€/€ 3v0S

wEENONONMVEG  oTonver awva

V3V ALININY
%23a 400y

FUUIL ONIMVYG

24 ‘AI19NV1T 40 dIHSNMOL
133415 80Z - 2618

SONIalINg
ININLYVAY LINN-ZL OML

103r0Nd
AN3MD

¥a NOILGINOSIANOISIAZY  31va ON
W W1a s Cronvai 1
W SINENNY S oY 34 NOSIATE 2o EI0e ¢
w wonvet s
w svonveroz 5
o0 SIAWO ToL/Nia S NI zr3a6t_L
i SINAANG 0L/ NS MIN 9283502 _§
was

2200462 ¥09 3 1100462 $09 d

“eiquinog usnug ‘Aqeung
S8LY - 0010 OUNS
S1O31IHOHV
3dVOSANV

voissiwed
184} 100w $199101d 19410 Jo} POSN 1o PaANpOIa

3 10u ew pue s3Iy adEISPUET DN J0 Aadoid
‘au) 51 UBISBp pue Bumesp SIU L -Portasal UBIAdOD @

aiz ezior

'LO3LIHONY JdVOSONY1 Afl QIZINOHLNY SSTTNN WNIGIW NIMOHO NI Q3LLINH3A LON SOOS-OIE . ANISHNN 3344 3SV3SIQ
Q31411430 WO GIAINOMNA 38 LS VRILYW LNYId TIV . NOL 3a¥9SaNYT 5vosaNv1 98
Q330X HO L33 LSNI dIHSNIRIOM ONY TWRSZLYIN 3AYOSONY] 11V - ALITEYIVAY 4O SNOLLIGNOD 40 NOLLINI430 - GHYONYLS 3d¥OSONV1

4004 40074 W9
¢ ONIaINg

ONYS 143530 HNOTOO,
S8Y1S QISSRIAVHAAH VAVXIL

HILNVId 3800

oexvexzL
ANOE3

NVIDRIVE

oexvexey
ANOEZ

HILNVIA I8N0

NYASHYE

[SEER) o,zur._‘;

GNVS 143530 MN010D
S8Y1S QISSTUVHAAH YAVXIL—]

SINNILF8YL—
QuYOBIANHS —

LO3LIHONY AG SL3dVaVe

0oL
“3SNOH HAMOT4 NVANOM
080z9N

'33N49 LVOD ATIIE NVAHON

34¥OSANY1 98 OL 12 153M03¥ ¥04 ANIAITIA OL
40 WNWININ Y MOTYY ‘0310313 38 3HLOL N

1D31IHONY JdVOSONYT SHL WOMS TVAONddY N3L - ATTIVA NSV 1301

40 Y3HY "A1ddNS 40 30UN0S Ly LOTUHONY IAVOSNY] A8 MIINT4 TVNOLLO O3 T1VIVAY VI3LYI LNV1d XA MIIAZRS ONY HONVES

+ 'SINZWAMIND=H TVREZLYW LNV z 343, §321S J1EV1A300V

WWININ 3L 35V 3215 HNIVINOD GNY 3215 INVId HLOB GUYONYAS VIND ¥3d SV 03141938 S321S ¥3NIVINOD NOLLIG3 1S3Lv1

‘QHVONYLS 3dYOSON GYONVLS 34¥OSONY1 08 3HLOL 141038 34 1811 SHLNI S321S LNY1d . ‘SZLON

VNN

104141104 W05 waONINVT HSTTOND )

L0a1 SSVHO QI3 MIHIVAS  MBLSHIO TVAL VHOTALNO SUSOMOVAVIVO  9b
S0
WODr'104Z6  SNIGV3NGS MOTI00BYE ANIVH AVENOOK.VOLUSINOOWNIGNYN £
s
E-
STTIETTERET) S NORRGS SN TVomvIos 116 i3
Sever_umanny oaroud ona 3INAIHOS INV 1d

103LHONY 3dvSONVI INn NI L3

13141130 WOMS 33 LSV TYINILYIN LNYI TTY . NOLLIG3 1S3LV] GHYONYLS 3dYOSONY NYIGYNYD ONY.

153 WLV 3AVOSONY] TV« ALITIEYTVAY 40 SNOLLIGNOD 20 NOLUINIZ30

~ GMYGNVLS 34¥OSGNYT NVIGVNYO ONY GHYONVS J&¥OSONY] 08 O1 LO3raNS 34 SNOLLNLLISENS FNLILSENS OL 1SIN0I ¥03 AUATIA
‘OL HORd SAYQ 3A13 40 WONINI ¥ MOTIV ‘0310334 38 T oL

AN NIV OL HORid LOZUHONY 3dYOSONY SHL WOMS VAOHAAY N3LLINM NIYLEO ‘SNOLLNLILSENS . A3 TTYA H3SVA1 ONY ONVINIVH H3MOT

S0TIONI OL HONYAS 20 V34 ATddNS 40 30HNOS LY LOFLIHOMY 3dVOSONY AB MIINZH TYNOILHO MO 318V VAV TYIILYIN LNV XV

AIIAZ ONY HOUV3S . “SININHINDI WRIILVA LNV ey

. '$321S 318V14300Y NWINIK 341 3 3218 H3NIVINOD ONY 3215 LNV1d HLO8 ‘GAVONYLS VINO t3d SV Q314103dS S32IS ¥3NIVINGD NOLLIG

Lsann 28NV /250N 98 3HL 0L E 1 SIKL NI 3218 LNY1d . SSZLON

aNVS 143530 4N0100
L sav1s 035S3udvHaAH vawxaL

4004 J007d W9

L ONIATINg

104 1#:106 W05 ¥3ONINVTHSTTONT vioausnowvvinonawt oz @
?%&
s

1041 SSVHO Q33 EHLYES  NALSHIO TVYL VEOTHLLIOY SILSOHOVIYIVO
s
WOO'104ZH  ONIVINS MOT:00BYE ATNIVEH AVENOOM. VOILSINOVNIONYN 51
s
Ha
VI 37 G TGRS ST WONVIon 15 i3y
czrar_waanon 1o3coud oW 31NA3HOS LNV 1d

ONILY3S ANV _ |
3781 3ONNOT YNVIV

sanLsnar

NI G3HSHYA3D.
Q3HS NIQHYD
818 3SOH

3781 ONIHOM ——

Nos¥v1 InogHsIM _|
F18VLOINOId

(aoom) N3aHYD
ALINANAWOD

ama An0100
L ¥38Eny SL

szreosn

oexgExeE
ANog3
43UNVId 380
NIV

VEUY ALINFWY J00Y SIHL NI G3AIAC¥d Y SEI8 3SOH OML ‘FLON

S8Y1S QISSTIAVHAAH YAVXIL—]

Q34 ANV 3078 AN0T00
“FLyIGENY X
QUYO8 ¥IHOIHO

xsuL

'3SNOH 334L ANV HIMOL NVANOM

GNVS 143530 4N0T0D

WNOINOGVF ¥3OV

IWH SN10S_
MO8 il
SHIVHO J9NNOT ONINITOZY
FOVIN AN VNVLVY

oexvexeL
ANOEZ

HILNYIS I8N0

NVWRIVE
ONVS 143530 410100

S8Y1S QISSTUVHAAH YAVXIL—]

0100 F1883d
1206 INGWIT3
VA0S YNVIVY

=

mEp| NRNRNI

XX

T

(goom) N3GHVD
ALINANAWOD
NOSHY1 INOBHSIM,

F1BVLONOI

ama 0100
3L Y388 SL1XSLL

QNVS 143530 MN0100

L sav1s 038S34AVHAAH VavXaL

1000-015000N0d
Lz 430NN TINNNL HLM TT8WNL B VL
NVANOM

L 103uHouY A8 s13dvave



C.1
ATTACHMENT B

THE CORPORATION OF THE TOWNSHIP OF LANGLEY
Development Permit No. 101143

This Permit is issued this day of , 2020 to:

1. NAME: 1094941 BC Ltd.

ADDRESS: #207 12639 — 80 Avenue
Surrey, BC, V3W 3A6

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 34 Section 25 Township 8
New Westminster District Plan 48812

CIVIC ADDRESS: 8192 — 208 Street

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. Protection of Streamside Protection and Enhancement Development Permit Areas
(SPEASs) as shown on Schedule A and B to the acceptance of the Township of
Langley General Manager of Engineering and Community Development;

b. Township of Langley General Manager of Engineering and Community
Development acceptance of a submission addressing information requirements
outlined in Section 4.20 of Schedule 3 of Langley Official Community Plan Bylaw
1979 No. 1842;

c. Written designation of an Environmental Monitor for the project acknowledging the
Environmental Monitor has the authority to stop any work(s) that, in the
Environmental Monitor's opinion, have the potential to impact on SPEAs; and

d. Obtainment of relevant senior government environmental regulatory agency
approvals and/or submission of notifications and provisions of copies of
approval/submissions to the Township;

4. The land described herein shall be developed strictly in accordance with the terms,
conditions and provisions of this Permit and any plans and specifications attached as a
Schedule to this Permit which shall form a part hereof.

This Permit is not a Building Permit.

All developments forming part of this Development Permit shall be substantially
commenced within two years after the date the Development Permit is issued.

This permit shall have the force and effect of a restrictive covenant running with the land
and shall come into force on the date of an authorizing resolution passed by Council.

It is understood and agreed that the Municipality has made no representations, covenants,

warranties, guarantees, promises or agreement (verbal or otherwise) with the developer
other than those in this Permit.
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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 , 2020

Schedule A Required Streamside Protection and Enhancement Areas

Schedule B Proposed Streamside Protection and Enhancement Areas
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SCHEDULE A

SCHEDULE A —
REQUIRED STREAMSIDE PROTECTION AND
ENHANCEMENT AREAS
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SCHEDULE B —
PROPOSED STREAMSIDE PROTECTION AND
ENHANCEMENT AREAS
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C.1
ATTACHMENT C

4586 41.2 DEVELOPMENT PERMIT AREA “B” - RESIDENTIAL

%% | ands identified as “Residential” on Map 4, Development Permit Areas are hereby designated as
development permit areas under Section 488(1)(e) and (f) of the Local Government Act to
establish objectives and provide guidelines for the form and character of intensive and multi family
residential development.

The objective of this development permit area designation is to encourage development of
attractive and safe multi family areas.

Unless the owner first obtains a development permit, land within this development permit area
shall not be subdivided, and construction of, addition to or alteration of a multi family dwelling
(including a townhouse, rowhouse, apartment, duplex, triplex or fourplex) must not be started.
Development permit guidelines are as follows:

4.1.2.1 GENERAL
The following general guidelines apply to all development within Development Permit Area “B.”

4.1.2.2 SINGLE FAMILY DEVELOPMENT

General
o Single family developments shall enter into an Exterior Design Control Agreement (to be
registered on title as a restrictive covenant) prior to final subdivision approval and to the
acceptance of the Township. The agreement shall incorporate the following single family
development permit guidelines.

Architectural Details
o0 No residential units shall back onto a public road or street greenway other than 212 Street
between 76 and 80 Avenues.
o All building elevations visible from public land (i.e. parks, roads, greenways and detention
pond sites) shall provide architectural detailing to be consistent with the front of the
building.

Parking and Traffic/Pedestrian Circulation
o0 Where single-family lots abut an arterial road or a street greenway vehicular access and
parking shall be provided via a rear lane or any other vehicular access from the rear of the
property while retaining the front pedestrian access of the building facing the street.

Landscaping
o0 Fences adjacent to a street greenway shall not exceed 122 cm (48 inches) in height.
These fences shall be designed to complement the building and be an open picket fence
design. Fences must permit observation of the public realm and incorporate landscaping
to soften their appearance from the road.

Building Form
0 Pitched roofs are required. Pitched roofs shall have architectural grade roof material,
including ridge caps and shadow lines.
4825
3008/ 4.1.2.3 MULTIPLE UNIT DEVELOPMENT
General
The following guidelines apply to all multiple-unit development including but not limited to
apartment, townhouse, rowhouse, duplex, triplex and fourplex buildings.
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Site Design

o While providing individual design character, buildings shall be designed to integrate and
complement adjacent developments with respect to siting, setbacks, design, exterior
finish, landscaping and parking areas. Facade and roofline articulation with porches and
other projecting elements is required. Blank or undifferentiated facades shall be avoided.

o0 Buildings shall be sited and designed to maximize sun penetration to adjacent roads,
sidewalks and properties.

o0 Buildings sited on corners shall address both street edges, shall express a visually
stimulating ‘landmark’ architecture, and be massed to define the intersection.

o0 On sloping sites, buildings should be massed to create a terraced form of development
and provide view opportunities for a majority of housing units.

o Site planning and landscaping for residential development should take into account
established principles of Crime Prevention Through Environmental Design (CPTED) —
including opportunities for neighbourhood surveillance of pathways, landscaped areas
and roadways and provision of defensible space that is clearly separated by fences,
landscaping or paving, readily visible by residents and adequately lit.

o In order to allow for stormwater infiltration to maintain flow in watercourses, development
is encouraged to maintain low surface imperviousness through compact building form and
site layout, consideration shall be given to alternative stormwater and road standards, use
of pervious surface materials where feasible and preservation of existing vegetation.

o0 Multi family buildings shall be designed to maximize avoidance of leaky condominium
syndrome by using industry best building practices.

o Mail box kiosks located within a stratified development shall be protected from the
weather, be architecturally integrated into the development and be located adjacent to a
visitor parking stall with pull-out.

0 Presenting garages to public roads is discouraged. Offsetting garages behind the front
face of the building is encouraged. Carports are not permitted. Developments shall
register a restrictive covenant on title preventing conversion of the garage to any other
use that prohibits vehicle storage.

o Development of street facing buildings (i.e. the front door is facing towards the municipal
roadway) is required abutting a street or street greenway, other than 200 and 212
(between 76 and 80 Avenues) Streets.

0 A pedestrian connection shall be provided from each development site to adjacent streets,
street greenways, or public spaces. Public, semi-public and private space shall be clearly
delineated.

0 A strong street presence is required through inclusion of elements such as extended
porches and patios, recessed entries, ground oriented units with direct pedestrian street
access, and other similar arrangements. Where individual street access to residential
units is not practical, building design should foster a relationship with the adjacent street
and pedestrians using the street.

o Buildings should be oriented to streets, greenways, or other public spaces, neither gated
nor turning away from the public realm, to provide overview for safety and encourage
resident involvement with the activities of the neighbourhood.

0 Pedestrian street access to individual residential units is strongly encouraged in order to
reinforce pedestrian activity and street life.

o Private outdoor spaces of residential buildings fronting public streets shall provide a sense
of separation while still contributing to the streetscape. Semi-private outdoor spaces
adjacent to the public realm shall be similarly arranged.

5101 o Private driveway access over greenways should be consolidated and minimized to
28/09/15 ensure maximum safety of the users of the greenway. Private driveways may be
restricted to laneway access only.
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Building Form
s101 o0 Roofscape is an important element of building design. Green roofs and green walls are
28/09/15 encouraged in compliance with the BC Building Code. Roofs may also be developed to

provide resident amenity. Open areas of flat roofs shall be finished with pavers or other
coloured materials to enhance the view from above. Pitched roofs are required unless a
green roof or amenity space incorporating landscaping is provided. Flat roofs shall be
designed to enhance the view from adjacent buildings with patterned, textured and/or
coloured materials and also include activity areas and or green roofs. Low albedo (light
coloured) roofing should be used to the greatest possible extent consistent with
appearance from above and avoidance of glare from light reflection for the visual comfort
of occupants.

o0 Ground level and roof areas created by setbacks shall be used as active outdoor space
wherever possible, arranged to create ‘eyes on the street’, and appropriately
landscaped.

o0 Building entrances should be clearly identified by the architecture of the building and
include articulation or added elements to provide weather protection.

Exterior Design and Finish

o0 The main entrance of the building should be clearly identified by the architecture of the
building and include such elements as pedestrian awnings, canopies, and building
overhangs to provide protection from the weather.

o Exterior finish of buildings shall be high quality to ensure integrity of the building
envelope design, and to present an attractive appearance.

o0 Exterior materials, colours and textures shall be selected and applied in the context of
newer residential and mixed use developments as well as overall community character.

0 Acceptable wall cladding materials include natural and manufactured stone, brick
masonry, wood, fiber cement composite siding and panels, metal, and glass. Vinyl as a
secondary material is permitted, however, a variety of cladding orientation, material,
design and/or colour shall be used. Stucco cladding materials may also be used, however
are discouraged, and may not fill more than 25% of any wall surface.

0 Glass elements incorporated into weather protection shall be frosted, or provided with
other translucent finish, to maintain acceptable appearance between maintenance cycles.

0 Mechanical equipment shall be screened or integrated with the roof form, as viewed from
the street or higher buildings, in a manner consistent with the overall architecture of the
building.

o To provide visual interest elevations of buildings facing a street shall have architectural
details such as roofline height, varied colour treatments, windows, articulation in the
building envelope, etc.

o Building elevations that are visible from adjacent roads, municipal greenway or other
public spaces shall be designed with the same level of care and attention in terms of
character, articulation, fenestration, architectural detail, and material quality.

0 All exposed base supports for structures that include signage, amenity features, building
appurtenances and other site elements shall be architecturally integrated into the overall
site design. Unadorned concrete and metal is not permitted.

Landscaping
s101 o0 Significant tree stands and tree corridors shall be incorporated into the development. A
28/09/15 Tree Management Plan shall be prepared and submitted in compliance with the
Subdivision and Development Servicing Bylaw 2011 No. 4861 (Schedule | — Tree
Protection), as amended from time to time.
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Roof top patios shall be landscaped with water and electrical outlets.

On-site landscaping shall be required to enhance the appearance of the development,
screen parking, loading and utility areas, and garbage containers/enclosures from
adjacent properties and roadways. Best efforts should be made to appropriately screen
all utility boxes and meters.

A landscape plan shall be prepared by a registered B.C. Landscape Architect.
Playground facilities shall be provided, in accordance with the Township’s Child Friendly
Amenity Area requirements, as amended.

Entrances shall be articulated with appropriate low fencing and high quality features to
provide distinction between public and private space.

Where lots abut municipal property (i.e. environmental area or a park) a black coated chain
link fence shall be constructed to municipal standard. If an adequately landscaped buffer
(native plant species are encouraged) of at least 2 metres in width is provided on the
greenway side of the fence to the acceptance of the Township, other fence types may be
used provided they are visually permeable above 122 cm (48 inches) and do not exceed
180cm (6 feet) in total height.

If security fencing is required for storage areas, black coated chain link fencing screened
with hedging material may be used.

A 5 metre wide landscaping area and a fence shall be provided on multi family properties
along abutting lots designated for non residential development (other than municipal
greenspace). Fences should be aesthetically designed and reflect adjacent residential
building character where applicable.

The use of perimeter berms (in most circumstances), high fences and security gates is not
permitted to provide surveillance and a more pedestrian-friendly street system. Fences
adjacent to a public road allowance or a street greenway shall not exceed 122 cm (48
inches) in height. These fences shall complement the building in terms of design
character, materials, and colour. Fences must permit observation of the public realm and
incorporate landscaping to soften their appearance form the road.

Landscape materials and design, on development sites and within road right-of-ways and
other public spaces, shall be selected in the context of adjacent developments as well as
overall community character, all in consultation with the Township.

Landscape site planning and design shall incorporate both hard and soft materials in
support of the principles of CPTED.

Where fencing or guards are used for life safety purposes or public/private space definition
within the landscape, such enclosures shall be as transparent as possible in support of
CPTED objectives.

All retaining walls shall be composed of split face concrete block, natural stone, or
patterned cast-in-place concrete. Material selection shall be in the context of, and
integrate with similar installations on adjacent properties.

The public realm shall incorporate street furniture and amenities, heritage artifacts, and
public art pieces, to enhance the pedestrian experience and contribute to the character,
unity and identity of the neighbourhood.

The design, materials and finishes of site furniture and pedestrian walkways shall be
selected and should be generally consistent throughout the neighbourhood.

Street and site furniture shall be durable and have a low life-cycle cost; be selected to
discourage vandalism and use for skateboard activity; and be designed to meet the needs
of a wide range of users including children, seniors, and those with disability.

On-site utilities shall be architecturally integrated into the development or screened from
view through a combination of hard and/or soft landscaping.

Landscape planting within residential and commercial areas shall use minimum 50%
native plantings with appropriate character, and mixed with other non-invasive plants.
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0 Use of materials such as permeable paving to maximize surface permeability to the
greatest extent possible and practical is encouraged.

o The following surface treatments shall be incorporated into on-site hard surfaces and/or
walkway design as a substitute for conventional pavement in low traffic areas.

0 Porous pavement in areas with low-risk of ground water contamination. Porous
pavements may be applied to lanes/access roads, driveways, and low-traffic parking
areas.

o0 Concrete grid / modular pavers in low-traffic areas and may be applied to lanes/access
roads, driveways, and low-traffic parking areas, footpaths and bike paths.

0 Grass Pave/Grasscrete/Golpha plastic reinforcement products used in conjunction with
gravel or grass surfaces.

0 Curb cuts may be used to divert runoff from road surfaces into swales or rainwater
gardens which contribute to evapotranspiration.
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0 Multi-use trails shall be incorporated into the development to promote pedestrian and

cyclist activity and link to the surrounding trail network.
20100115 Parking Lot Landscaping

0 Screen at-grade and structured parking or service areas located within a residential
building from the public street through such treatments as soft and hard landscaping
elements. Where possible, parking should be integrated into the building structure or
provided below grade.

o |If surface parking areas are required in multi-unit residential buildings, place them away
from public view and not between the public street and the building. Design landscape
parking areas so they do not detract from any rear yard amenity space.

o0 Provide a landscape buffer along the edges of multi-unit residential parking areas, in
situations where they are along a public street. Provide breaks in the buffers to connect
the sidewalk to walkways on the site. Buffers may include low shrubs, trees, and
decorative fences.

o In addition to trees and landscaping around the perimeter of surface parking areas,
shade trees and landscaping are required within parking lots as per Section 111 of
Zoning Bylaw 1987 No. 2500 Landscape Requirements, as amended from time to time.

o0 Pedestrian connections should be facilitated throughout the development, including
through parking lots, and to adjoining land uses.

Parking and Traffic/Pedestrian Circulation

0 Pedestrian connections shall be provided throughout the development, including through
parking lots, and to adjoining land uses. Ornamental paving materials (stamped and
coloured concrete or better) are required for all pedestrian connections.

0 Provision of underground parking is encouraged and shall be designed with CPTED
principles. Access to either underground or structured parking should be from a lane if
possible.

o Parking shall be provided in enclosed and secured garages attached to individual units or
in a secure underground parkade.

o0 Tandem parking on all end units is not permitted.

0 Surface parking should be provided for in a number of smaller areas rather than one large
lot, and shall be located primarily in the interior of the site or otherwise screened from
view. Surface parking shall integrate landscaping and other design elements to reduce
the massing of parking areas. Vehicular entrances to surface parking areas shall be
landscaped, not gated, to create a subtle boundary between the semi-private and public
areas.

o0 Private driveway access over greenways should be consolidated and minimized to ensure
maximum safety of the users of the greenway. Private driveways accessing arterial roads
may be restricted.

0 Wheelchair access shall be provided throughout the development.

0 Pedestrian connections shall be clearly visible, landscaped, and provided with hard
surfaces suitable for older people and wheelchairs.

o Highly detailed paving materials are required along the High Street to indicate such
things as storefronts, thru traffic, seating areas, and aesthetic relief areas.

C.1- Page 69



C.A

Without compromising the safety of users, all surface parking shall be visually screened

from sub-neighbourhood streets through a combination of building arrangement and

landscaping.

At grade frontage shall be for commercial uses with only the access and egress points

visible from the street.

Vehicular access and egress points shall be combined and the presence and

appearance of garage entrances should be designed so that they do not dominate the

street frontage of a building.

Horizontal floor designs are preferred to allow for adaptive reuse. Scissored floor

designs are discouraged.

Garage entrances shall have less prominence than the pedestrian entrances. A separate

pedestrian entrance to the garage shall be provided. . This may be achieved through:

e The relative importance of the garage entrance reduced by enhancing the pedestrian
entrance.

e Locating the entry on the side of the facade where it will draw less attention than if it
is centered on the facade.

e Recessing the portion of the facade where the entry is located to help conceal it.
Extending portions of the structure over the garage entry to help conceal it.

e Emphasizing other elements of the facade to reduce the visual prominence of the
garage entry.

e Use of screening and landscaping to soften the appearance of the garage entry from
the street.

o Locating the garage entry where the topography of the site can help conceal it.

Pedestrian entrances shall be separate from vehicular access points.

Uses near access and egress points shall include design elements that reduce conflict

between uses.

Ramps to additional levels are to be contained within the structure and screened from

view.

Access and egress points shall have consistent sidewalk texture, colours and material

for that portion intersecting with the streetscape.

Provide separate parking areas for residential and commercial uses.

The facade shall be architecturally integrated into the building and otherwise screened

from view. Green walls and planters may be used in combination with architectural

integration for this effect.

Setbacks from above the second storey shall be incorporated into the design.

If rooftop parking is provided additional landscaping shall be required consistent with

Parking Lot Landscaping. Planters with arbors shall be provided continuously along the

parapet.

Lighting on the exterior (including the roof) shall be consistent with the entire building.

Ornamental lighting shall be used on the rooftop parking areas.

Public and private parking shall be clearly identified through a system of numbering and

signage.
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0 Underground parking structures shall be planned for the convenience and safety of
users; shall have walls and ceilings finished in a light coloured paint for reflectivity; and
shall incorporate motion-activated lighting to the greatest extent permitted.

0 Adequate secured, sheltered and screened bicycle parking be provided on-site for short

o015 term and long term bicycle parking/storage facilities.

o Short term bicycle parking should be in well-lit locations and clearly visible from a
main building entrance and/or public roads with bicycle racks made of sturdy, theft-
resistant material that is securely anchored to the floor or ground.

e Longer term bicycle storage areas provided (secured in a separate room/enclosed
area) as part of a parking structure should be located close to elevators and access
points.

4825 4.1.24 TOWNHOUSES/ROWHOUSE

30/05/11
These guidelines are in addition to section 4.1.2.3 and apply to all townhouse and rowhouse
developments.

Site Design

o Ground-oriented developments shall be designed with continuity in the design with
respect to the exterior finishing materials and architectural detailing. Individual or paired
units shall be significantly visually differentiated from other adjoining units (i.e.
staggering in plan or elevation, varying rooflines, variation in exterior materials, variation
in colour treatments, and architectural detailing).

o0 Developments which include multiple buildings on the same site shall include significant
variation in the exterior design, fagade, roofline articulation, material and colour of
buildings.

o Units shall be oriented towards public roads, street greenways, natural areas, and
greenlinks/commons where applicable.

0 Scale building height and massing in proportion to open spaces.

0 A pedestrian connection shall be provided from each development site to adjacent streets,
street greenways, or public spaces. Public, semi-public and private space shall be clearly
delineated.

o Tandem parking on end units is not permitted.

Landscaping
0 Where there are multiple buildings on a site, buildings should be located to enclose
courtyards and other landscaped spaces.

4825 4.1.2.5 APARTMENTS
S0/t These guidelines are in addition to section 4.1.2.3 and apply to all apartment developments.

Architectural Details

o Street facing facades of free-standing apartment buildings shall be designed for a
pedestrian scale with the first storey architecturally differentiated from upper floors.

0 The apparent mass of a building shall be reduced through roof design, facade articulation
and shadowing.

o0 Incorporate a ‘good neighbour’ policy by ensuring building heights being stepped or
terraced to relate to adjacent buildings.

o0 Building height and massing shall be in proportion to adjacent open space.
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o0 The main entrance of each apartment building should include an awning, canopy, porte-
cochere or other architectural element to provide protection from the weather.

o Orient the main building entrance to the street and provide a secondary building entrance
and pedestrian link to adjacent municipal greenspace where applicable.

o Avoid blank or undifferentiated facades.

o0 Provide weather protection from parking area to front entrance where appropriate.

Landscaping

0 Where there are multiple buildings on a site, buildings should be located to provide
common space such as courtyards.

Parking and Traffic/Pedestrian Circulation
0 Minimize above grade projection of parking structures.
o0 Provide drop-off areas at grade level near the main building entrance where possible.
0 Provide resident parking underground or within the building.
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ATTACHMENTD

October 30, 2019

Township of Langley Community Development Division
20338 65 Avenue
Langley, BC V2Y 3J1

Dear Sir/Madam,

Re: Summary of Public Information Meeting
(TOL Project No. 08-25-0099, 144-unit Multi-Family Development, 8192 208 Street)

A Public Information Meeting was held to present our proposed multi-family development in the Yorkson
neighbourhood. The following is a summary of the event and the results, up to the date of this letter.

Date: Monday, October 17, 2019

Time: 5:00 — 7:00 pm

Location: Langley Events Centre (Level 3 Banquet Room)

Notification: Placed 2 adverts in the Langley Advance (October 9 & 11, 2019).

Information flyers mailed on Oct 5, 2019 to £1449 addresses (supplied by TOL).
Developer doesn’t believe any came back undelivered.

PIM setup: Displayed architectural/landscape plans and 3D renderings on coloured boards.
Guests were encouraged to formally sign-in (20 people signed in).
Guest were encouraged to comment on feedback forms (6 forms were completed).
Refreshments were provided by the Developer.
In attendance: Developer Team (Mortise Construction Ltd.)
Travijit Johal
Aman Dhaliwal
Architect Team (Interface Architecture Inc.)
Victor Tan
Hung Duong
City Staff (TOL)
Colin Moore, Development Planner

Event Photos: Pre-event set up

1
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Guests sign-ins:

Feedback forms:

Email feedback:

Summary:

CA

Guest interaction during event

CoNOhwWN =

WN= ook

Oct 17): lose view, too much density, lack infrastructure, pkg
(Oct 18): feedback form — wait until infrastructure completed
ct 20): ‘shocked to learn about ultimate road on their property’

Many guests arrived on time; others came later and stayed until the end.

Most expressed concerns about traffic volume, high density, lack of infrastructure.
The proposed road realignment seemed like surprise to a few guests.

Some were not against development, just the 6-storey height blocking some views.
Our team felt that concerns were milder as they learned more about the project.

Should you have any questions, please contact the undersigned at 604-821-1162 ext 111.

Sincerely,

Ken Chow, Architect AIBC
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C.2

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250
AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5556

EXPLANATORY NOTE
Bylaw 2020 No. 5556 amends the Rural Plan by adding provisions to the “Agricultural /

Countryside” designation to accommodate development of a cemetery on a site specific
basis at 920 — 272 Street.
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C.2

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250
AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5556

A Bylaw to amend Rural Plan Bylaw 1993 No. 3250

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting
Assembled, ENACTS AS FOLLOWS:

1.

This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw

1979 No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific

Land Group Ltd.) Bylaw 2020 No. 5556”.

The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Rural Plan)

Bylaw 1993 No. 3250” as amended is further amended by adding Section 5.5.6 after

Section 5.5.5

5.5.6 Cemetery use is permitted on a site specific basis on lands described as North
Half of the West Half of the South Half of the South West Quarter Section 8 Township 13

New Westminster District.

READ A FIRST TIME the
READ A SECOND TIME the
PUBLIC HEARING HELD the
READ A THIRD TIME the
ADOPTED the

Mayor

20
20

day of
day of
day of
day of
day of

April 2020.
April 2020.
2020.
2020.
2020.

Township Clerk
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C.2

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5557

EXPLANATORY NOTE

Bylaw 2020 No. 5557 amends Rural Zone RU-2 to permit a cemetery use on property
located at 920 — 272 Street.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500

C.2

AMENDMENT (PACIFIC LAND GROUP LTD.) BYLAW 2020 NO. 5557

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 (Pacific Land Group Ltd.) Bylaw 2020 No. 5557”.

7) Cemetery use on North Half of the West Half of the South Half of the
South West Quarter Section 8 Township13 New Westminster District

“‘cemetery” means land that is set apart or used as a place of burial of
human remains or cremated remains and includes any incidental or

April
April

2020.
2020.
2020.
2020.

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by:
a) Amending Section 202.1 Uses Permitted in Rural Zone RU-2 by adding the
following:
b) Amending Section 102 —Definitions by adding the following:
ancillary buildings on the land.
READ A FIRST TIME the 20 day of
READ A SECOND TIME the 20 day of
PUBLIC HEARING HELD the day of
READ A THIRD TIME the day of
ADOPTED the day of

Mayor

2020.

Township Clerk
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C.2

REPORT TO
MAYOR AND COUNCIL

PRESENTED: APRIL 20, 2020 — SPECIAL MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION

SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND

REZONING APPLICATION NO. 100129

(PACIFIC LAND GROUP INC. /920 — 272 STREET)

20-55
13-08-0011

PROPOSAL:

Application to amend the Township of Langley Rural Plan
and Zoning Bylaw, Rural Zone RU-2, to provide for
cemetery as a permitted use on a site specific basis at
920 - 272 Street.

RECOMMENDATION SUMMARY:

That Council give first and second reading to

Bylaws No. 5556 and 5557, subject to completion of six
(6) development prerequisites, and that staff be
authorized to schedule the required Public Hearing.

RATIONALE:

The proposed Rural Plan and Zoning Bylaw amendments
are consistent with the Township of Langley Cemetery
System Overview Studies from 2007 and 2019 that
identified a need for more land for cemeteries.
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C.2
OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
Page 2. ..

RECOMMENDATION:

That Council give first and second reading to Langley Official Community Plan Bylaw 1979

No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Pacific Land Group Inc.)
Bylaw 2020 No. 5556 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(Pacific Land Group Inc.) Bylaw 2020 No. 5557, to permit a cemetery on a site specific basis at
920 — 272 Street, subject to the following development prerequisites being satisfied to the
acceptance of the Township of Langley General Manager of Engineering and Community
Development, unless otherwise noted prior to final reading:

1. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with the Subdivision and Development
Servicing Bylaw (Schedule | — Tree Protection);

2. Provision of a detailed landscape plan for Phase | and Il and an overall landscape plan for
the entire site;

3. Provision of a detailed engineering plan for Phase | and II, submission of an erosion and
sediment control plan in accordance with the Erosion and Sediment Control Bylaw, and
submission of an overall engineering plan for the entire site;

4. Registration of restrictive covenants:

a. Requiring parking for all phases of the cemetery to be developed in accordance with the
Cemetery Use Master Plan prepared by the Pacific Land Group dated March 11, 2020,
Parking Demand Analysis prepared by the Pacific Land Group dated April 7 2020, and
accepted engineering plans.

b. Requiring cemetery layout, road layout, location and type of burials to be developed in
accordance with the Cemetery Use Master Plan prepared by the Pacific Land Group
dated March 11, 2020 and Groundwater Contamination Mitigation Measures Report
prepared by Active Earth Engineering dated August 8, 2019;

c. Prohibiting development of phases Ill, 1V, V and VI (identified in the Cemetery Use
Master Plan prepared by the Pacific Land Group dated March 11, 2020) until detailed
landscape plans and engineering plans are finalized for each phase;

d. Provision of a septic field and detention pond to be located in accordance with the
accepted engineering plans,

e. Requiring a new well to be located as per the Groundwater Contamination Mitigation
Measures Report prepared by Active Earth Engineering dated August 8, 2019 and
accepted engineering plans;

f. Requiring installation of landscaping for Phase | and Il of the cemetery, as per the
accepted landscape plan.

5. Requiring bonding to be provided for on-site landscaping for Phase | and Il, interim
landscaping for Phases lll — VI, ALR buffer, overflow parking lot with 28 parking spaces, and
on-site storm work and servicing.

6. Payment of applicable administration fees and Site Servicing Review fee;

That Council consider Langley Official Community Plan Bylaw 1979 No. 1842 Amendment
(Rural Plan) Bylaw 1993 No. 3250 Amendment, (Pacific Land Group Inc.) Bylaw 2020 No. 5556,
consistent with the Township’s Five Year Financial Plan, as updated annually and with

Metro Vancouver’s Integrated Liquid Waste Resource Management Plan and Integrated Solid
Waste and Resource Management Plan, and with the consultation requirements of the Official
Community Plan Consultation Policy (07-160); and further
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C.2
OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
Page 3. ..

That Council authorize staff to schedule the required public hearing for the Rural Plan
Amendment Bylaw No. 5556 and Rezoning Bylaw No. 5557.

EXECUTIVE SUMMARY:

Pacific Land Group has applied to amend the Rural Plan with respect to a property located at
920 — 272 Street to permit a cemetery within the “Agriculture / Countryside” land use
designation and to add a cemetery as a permitted use to the Rural Zone RU-2 on a site specific
basis for a property located at 920 — 272 Street. The proposed cemetery will be developed as
indicated in this report and the Cemetery Use Master and Phasing Plan included

in Attachment “A”.

The proposed privately owned, multi-faith cemetery is to be developed in six (6) phases on a
7.93 ha (19.6 ac) site located at 920 — 272 Street. The services proposed at the facility include
inground urn burials, traditional concrete lined plots, green burials and above ground interment.
No buildings are proposed as part of this development application.

Phase | and Il at the west end of the property are proposed to be developed concurrently, with
the remaining four (4) phases secured for long-term needs. The estimated capacity of the
proposed cemetery is 7,106 graves and 13,674 urns. The first two (2) phases are estimated to
accommodate 2,632 traditional graves and 2,810 urns.

Staff recommend that Council consider the amendments to the Rural Plan and Rural Zone
RU-2, subject to the completion of the development prerequisites outlined in this report.

PURPOSE:

The purpose of this report is to provide Council with information with respect to Rural Plan
Amendment Bylaw No. 5556 and Rezoning Bylaw No. 5557.
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
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SUBJECT
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
Page5. ..

SUBJECT

ZONING BYLAW NO. 2500
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REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
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MASTER PLAN — SUBMITTED BY APPLICANT
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
Page 7. ..

REFERENCE:

Owner: N&J Developments Ltd.
25469 — 84 Avenue
Langley, BC V1M 3N2

Cut Bank Holdings Ltd.
2573 Marleau Road
Prince George, BC V2N 5G5

D.S.F. Enterprises Ltd.
6265 - 236A Street
Langley, BC V2Y 1M2

437508 British Columbia Ltd.
2830 - 188 Street
Surrey, BC V35 9V5

Otter Developments Ltd.
4336 — 247 Street
Langley, BC V2Z 2LB

497285 British Columbia Ltd.
7688 Taulbut Street
Mission, BC V2V 3W6
801921 BC. Ltd.
7000 Bradner Road
Abbotsford, BC V4X 2C6
Agent: Pacific Land Resource Group Inc.
212 12992 76 Avenue
Surrey, BC V3W 2V6
Legal Description: North Half of the West Half of the South Half of the
South West Quarter Section 8 Township13
New Westminster District
Civic Address: 920 — 272 Street
Area: 7.93 ha (19.6 ac)
Rural Community Plan: Agricultural / Countryside

Existing Zoning: Rural Zone RU-2

Proposed Zoning: Rural Zone RU-2(amended)
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REZONING APPLICATION NO. 100129
(PACIFIC LAND GROUP INC. /920 — 272 STREET)
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BACKGROUND/HISTORY:

The subject site at 920 — 272 Street is not located in the Agricultural Land Reserve, is
designated “Agriculture / Countryside” in the Rural Plan and is zoned Rural Zone RU-2. The site
is located north of the 272 Street and 8 Avenue intersection.

The site was previously used for gravel extraction and is currently used for residential purposes.
The existing buildings consist of a single family house and several accessory buildings. The
existing single family residence is proposed to remain on the property and will be used as a
caretaker residence for the cemetery, pending Council approval of this application.

DISCUSSION/ANALYSIS:

Pacific Land Group (PLG) has applied to amend the Rural Plan and Rural Zone RU-2, on a
site specific basis, to permit development of a privately operated multi-faith cemetery at

920 - 272 Street, south of Aldergrove. In support of this application, the applicant has submitted
a letter of intent that provides information related to the proposed use (Attachment C).

The cemetery is proposed to be developed in six (6) phases in accordance with the Cemetery
Use Master Plan and Phasing Plan (“the Master Plan”) included in this report. No new buildings
are proposed as part of this development application.

Adjacent Uses:

North: A rural property zoned Rural Zone RU-2, designated Agriculture / Countryside in
the Rural Plan, not in the ALR, and currently under application to facilitate a
development of an agricultural distribution centre (Project No. 13-08-0013).

South: Two rural properties zoned Rural Zone RU-2, designated Agriculture /
Countryside in the Rural Plan, not in the ALR.

East: A rural property zoned Rural Zone RU-2, designated Agriculture / Countryside in
the Rural Plan, located in the ALR.

West: 272 Street, beyond which is Jackman Wetlands Park, zoned Limited Institutional

Zone P-5, designated Agricultural / Countryside in the Rural Plan, not in the ALR.

Regional Growth Strategy:

The Metro Vancouver Regional Growth Strategy (RGS) designates the site as “Rural”, in which
institutional land uses (such as cemeteries) which do not require provision of urban services are
permitted. The applicant’s Letter of Intent (Attachment C) states:

“As the proposed cemetery is considered a small-scale institutional use, maintains the
existing rural character, and will not require urban services such as sewer or transit, the
proposal is consistent with the RGS. Metro Vancouver regional planning staff have also
confirmed that cemeteries uses are permitted in the “Rural” designation.”

Rural Plan:

The subject site is designated “Agricultural / Countryside” in the Rural Plan. Section 2.1 of the
Rural Plan states “The primary goal of the Rural Plan is to enhance agricultural viability through
recognition and protection of the diverse agricultural lands, preservation of larger lot sizes,
creation of policies that reinforce designation of much of the land as ALR and encouragement of
the agricultural industry within Langley...”
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Policies for the Agriculture / Countryside designation (Section 5.5 of the Rural Plan) give priority
to agricultural over non-agricultural uses. Non-agricultural uses may be considered if they
comply with the Rural Plan policies. Specifically, the Rural Plan policies state the following:

a) In areas designated “Agriculture / Countryside”, agricultural uses and
considerations shall have priority over non-agricultural uses, where such uses
would have an adverse impact on agriculture. Non agricultural uses that don’t
comply with provisions of this Plan are not permitted.

b) Non-agricultural uses that comply with other provisions of this Plan shall provide
buffers adjacent to agricultural land and the siting of buildings and access shall
minimize negative impacts on agricultural uses.

Based on the above policies, a cemetery, which is considered an institutional use, is not
permitted within the Agriculture / Countryside land use designation. Policy 5.15 of the

Rural Plan encourages institutional uses to be located in the Agro-Service Centre and

Rural Commercial Community Centres. According to the applicant, cemeteries generally
require larger parcels to accommodate various types of interment and as such are not
compatible with the Agro-Service Centres or Rural Commercial Centres. The applicant is
proposing a site specific text amendment to the Rural Plan to permit the cemetery use within
the Agriculture / Countryside land use designation at the subject site.

As part of the development application, the applicant submitted the following rationale:

..Township of Langley’s civic cemeteries are currently all located in urban
areas. Cemeteries generally require larger land parcels to create a serene,
park-like setting. With a growing population and dwindling land base in urban
areas, locating new cemeteries in urban areas or commercial areas may not be
the highest and best use of land intended for higher residential densities and
commercial clusters. Rather, the proposed location is able to maintain the rural
character as envisioned by the Rural Community Plan while located only 2.7 km
from Aldergrove’s urban area.

Within the Aldergrove area, there are two funeral homes offering funeral and
cremation services, and one specialized cremation business. There are
approximately 11 churches in the Aldergrove area, with several Sikh, Hindu,
and Buddhist temples located in neighbouring Abbotsford and Surrey..

The applicant also maintains that the subject property is located in an area with several
institutionally zoned sites owned by the Township and that adjacent properties, except the one
to the east, are not located in the ALR. The applicant indicates the cemetery development will
be phased over a relatively long time period and its development will commence along the

272 Street frontage. An eight (8) metre wide ALR buffer will be provided along the east property
line as part of the initial two (2) phases of the development.

Bylaw No. 5556 amends the Rural Plan by adding provisions to the Agriculture / Countryside
designation to accommodate development of a cemetery on a site specific basis at 920 — 272 Street.
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Township of Langley Cemetery System Overview Study

Lee + Associates completed Cemetery System Overview Studies for the Township of Langley in
2007 and 2019. The Study from 2019, presented to Council on May 13, 2019, reviewed
operations of the Township’s three cemeteries and provided recommendations to position the
cemetery system in the next 30 years with anticipated population growth.

Based on changing demographics, death rates, demand for sustainable burials and other
factors, both studies identified the need for additional cemetery capacity. The studies state that
the three (3) existing Township cemeteries will not be able to meet the expected demand for
cemetery services over the next 30 years with the existing inventory.

Zoning Amendment:

The subject site is currently zoned Rural Zone RU-2 which permits the following uses:

1) all uses permitted in the Rural Zone RU-1

2) animal pounds established by Council subject to the “Township of Langley Animal
Control Bylaw 2005 No. 4440” as amended

3) dog daycare subject to “Township of Langley Noise Control Bylaw 1988” as amended
4) fur farms subject to “Langley Fur Farm Control Bylaw 1964 No. 1128 as amended

5) kennels subject to the “Township of Langley Animal Control Bylaw 2005 No. 4440" as
amended

6) Municipal storage facilities and compounds accessory to a permitted use

Bylaw No. 5557 amends the Rural Zone RU-2 to allow a cemetery as a permitted use on the
subject lot located at 920 — 272 Street. The bylaw also adds the term “Cemetery” to Section
102 - Definitions of the Zoning Bylaw to define the use, as follows:

“cemetery" means land that is set apart or used as a place of burial of human
remains or cremated remains and includes ancillary buildings on the land”

Proposed Cemetery:

The applicant is proposing to develop a privately operated, multi-faith cemetery at 920 — 272 Street,
in accordance with the Master and Phasing Plan (“Master Plan”) included in this report
(Attachment A).

Phase | and Il proposed at the western end of the property will be developed concurrently, while
the remaining four (4) phases are secured for long-term needs. Phase | with an area of 2.2 ha
(5.5 ac) is located along the western portion of the subject property and includes approximately
1,600 graves and 2,810 urns. Phase Il with an area of 0.77 ha (1.9 ac) is located at the
southwest portion of the property and includes approximately 1,032 graves. The remaining
phases with an area of 4.96 ha (12.2 ac) will include 4,474 graves and 10,864 urns.

(The estimated capacity of the entire cemetery is 7,106 graves and 13,674 urns).

According to the Master Plan, the traditional grave plots will be aligned in a north-south
orientation, with small clusters of trees placed in small pockets. A row of trees is proposed
along the main road between Phases | and Il, which will be continued through the cemetery as
phases progress. The frontage of 272 Street will have landscaping and fencing. A columbarium
garden and a memorial garden are proposed as above ground interment spaces. Provision of
detailed landscaping and engineering plans for Phase | and Il are condition of final reading.
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According to the applicant, Phases | and Il will provide adequate interment capacity for at least
30 - 40 years. The applicant also states that the development timeframe of a cemetery is over
several decades and that at this point is not possible to estimate specific time frame for

Phases Il — VI. As these phases will not be developed in a foreseeable future, the applicant will
provide overall, more functional landscape and engineering plans prior to final reading. In
addition, a no build covenant is required to be registered for Phases Il to VI requiring detailed
landscape and engineering plans for each subsequent phase.

The existing house will be converted for use as a caretaker’s residence. A 40 stall parking lot
fronting 272 Street will be constructed as part of Phase |, accessed from the southern driveway.
Parking pockets along the main access road and an overflow parking area (east of Phase II) will
provide additional parking) for Phase | and II.

Landscaping:

The eastern property line of the subject property abuts the ALR. An eight (8) metre wide
landscape buffer along the ALR edge of the site will be installed as part of Phase | and Il to
mitigate impacts on agricultural land. Proposed landscaping for Phase | and Il includes
landscaping along 272 Street, landscape screening along the southern property line to the
extent of Phase Il and landscaping of the proposed detention pond (along the east edge of the

property).

As an interim landscape treatment, the portion of the site reserved for Phases Ill — VI is
proposed to be seeded with pasture mix. As a condition of the final reading, provision of a
detailed landscape plan for Phase | and II, an overall landscape plan for the entire site including
bonding for proposed landscaping included in Phase | and I, and an interim landscaping work
for Phases 1lI-VI is also required. As part of the final reading conditions, a no build covenant will
be registered for Phases Il to VI requiring detailed landscape plans to be submitted for each
subsequent phase.

Access and Parking:

The cemetery is proposed to be accessed from one main driveway from 272 Street with a
secondary access between Phase Il and Il accessible to emergency vehicles only. The internal
road network is designed to loop through the site with parking provided on both sides of internal
roads.

Although the Township’s Zoning Bylaw does not have a specific requirement for cemeteries,
application of its requirement for commercial assembly uses (including funeral homes) would
result in a requirement of 16 parking spaces.

Staff note the applicant has provided a Parking Demand Analysis study which examined several
cemeteries in other jurisdictions (Surrey and West Vancouver). Based on an evaluation of
parking at these sites, the study recommends a minimum parking standard of 6 parking spaces
per acre of cemetery be considered, which would result in a total of 118 stalls for the subject
19.6 acre site. The applicant is proposing to provide a total of 156 parking spaces upon
completion of all phases. Phase | proposes to provide 40 parking spaces, with an additional

14 spaces provided in Phase Il. An additional overflow parking area with 28 spaces is shown
on the site plan for Phase | and Phase Il (Attachment A). Parking for subsequent phases will be
developed in accordance with the Master Plan and the Parking Demand Analysis and will be
secured through a restrictive covenant.
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Applicable Provincial Legislation:

The Cremation, Interment and Funeral Services Act (“the Act”) establishes the regulatory
framework for disposition of human remains, general duties of funeral providers and the
operational procedures of places of interment in British Columbia. The Act requires a certificate
of public interest to be issued, designating land where rights of interment may be granted.

The issuance of a certificate of public interest requires the municipal Council to confirm that the
proposed use is permitted by its bylaws. In the case of this application, this means that site
specific Rural Plan and Zoning Bylaw amendments are required to be passed by Council before
a certificate is issued.

Groundwater Contamination Mitigation Measures Report:

As part of this proposal, a Groundwater Contamination Mitigation Measures Report was
prepared by Active Earth Engineering. This report provides recommendations for mitigation
measures to prevent groundwater contamination from burial of human remains. The
proponent’s Cemetery Use Master Plan has been prepared as per the recommendations from
this report.

Site suitability for the proposed use will be further addressed once the applicant applies to the
Ministry of Health for a certificate of public interest. As per Part 2 of the Cremation, Interment
and Funeral Services Act the applicant will be required to provide information such as drainage
on the site in respect to the adjacent properties and soil conditions, and an assessment by a
professional engineer or geoscientist of the suitability of the site for the proposed use.

Tree Protection/Replacement:

The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that

130 significant trees exist on the subject site. Fourteen (14) significant trees are proposed to be
retained within Phase | and Il and nineteen (19) trees are proposed to be retained in future
Phases Il — VI. In accordance with the Township’s Subdivision and Development Servicing
Bylaw (Schedule | — Tree Protection), a total of 489 replacement trees are required. Post
development approximately 522 trees will be in place for all six (6) phases. Three hundred
forty-five (345) of the total replacement trees will be installed as part of the landscape works for
Phase | and Il (207 coniferous and 138 deciduous). Final tree retention, protection, and
replacement plans are subject to the final acceptance of the Township. This requirement has
been included in the list of development prerequisites to be completed prior to final reading of
the rezoning bylaw.

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
the OCP, Erosion and Sediment Control Bylaw, and Subdivision and Development Servicing
Bylaw (Schedule | — 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 | — Tree Protection) satisfies the
objectives of the Sustainability Charter. Staff also note the proposal is subject to the
requirements of the Cremation, Interment and Funeral Services Act.
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Servicing:

The site is located in Rural Service Level 4 requiring the provision of rural services (septic and
well) as minimum requirements. Prior to final reading, the applicant will be required to provide a
detailed engineering plan for Phase | and Il and an overall engineering plan for the entire site.
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.
As part of the final reading conditions, a covenant will be registered for Phases Il to VI
prohibiting their development until such time as detailed engineering plans are submitted and
approved for each phase.

Public Consultation:

The applicant held a Public Information Meeting (PIM) for the proposed development on
November 29, 2018 at the Aldergrove Credit Union Community Centre. A summary of the
meeting provided by the applicant is presented in Attachment B. Eighteen (18) attendees
signed the attendance sheet. Eight (8) questionnaires were returned to the applicant (see
Attachment “B”).

POLICY CONSIDERATIONS:

The proposed site specific amendments to the Rural Plan and Rural Zone RU-2 wiill
accommodate expansion of cemetery capacity in the Township and are consistent with the
Township of Langley Cemetery System Overview Studies that identified a need for more land
for cemeteries.

Staff recommend that Council give first and second reading to Bylaws No. 5556 and 5557
subject to completion of six (6) development prerequisites, and authorize staff to schedule the
required Public Hearing.

Respectfully submitted,

Zorica Andjelic

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Cemetery Master and Phasing Plan
ATTACHMENT B Public Information Meeting Summary
ATTACHMENT C Letter of Intent
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C.2
ATTACHMENT B
PACIFICLAND GROUP Pacific Land Resource Group Inc.

Land Use, Development & Environmental Strategists VANCOUVER = SURREY

Suite 212 - 12992 76 Avenue
Surrey, British Columbia
Canada, V3W 2V6
December 4, 2018
Tel: 604-501-1624
Fax: 604-501-1625

PLG File: 12-1028 B
Township of Langley File: 13-08-0011 wiww-pacitic andgroup.ca

info@pacificlandgroup.ca

Summary of November 29, 2018 Public Information Meeting for
920 272nd Street, Aldergrove

Location: Aldergrove Credit Union Community Centre - 27032 Fraser Highway, Aldergrove
Date: November 29, 2018

Time: 5:00 - 7:30 PM

Advertisements/Invitations

Twenty-four postcard invitations were mailed to local residents within the notification area
determined by the Township of Langley. A similar invitation was also advertised in the Langley
Advance in the November 15th and 22nd editions of the newspaper. Copies of these invitations
are attached for reference.

Project Representatives

Pacific Land Resource Group Inc.: Oleg Verbenkov

Laura Jones
Tyler Erickson

Active Earth Engineering Ltd.: David Kneale
Township of Langley: Zorica Andjelic
Format

The format of the Public Information Meeting was conducted as an Open House, where details
on the application were provided on display boards. Any questions or comments concerning
the information presented were answered by representatives of Pacific Land Resource Group
Inc. or Active Earth Engineering Ltd. A copy of the display boards is attached for reference.

Attendees

The open-house took place in the Multi-Purpose Room of the Aldergrove Community Centre. 18
entries were recorded into the Sign-in sheet. A copy of the Sign-in Sheet is attached for
reference.

Email Correspondences

One resident requested additional information via email prior to the open-house to which a

Project Overview Letter was prepared and provided to the individual via email. A copy of that
document is attached for reference.

PROJECT MANAGEMENT o PLANNING o ENGINEERING & SURVEY
ENVIRONMENTAL & LAND DEVELOPMENT SERVICES
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C.2

Comment Form Response Summary

Pacific Land Resource Group Inc. requested attendees to fill out a comment form to highlight
any comments or questions they may have concerning the application. 8 Comment Forms were
received and a copy of each is attached for reference.

Of the 8 comment forms received, 3 responses expressed support for the proposal citing the
benefits of providing a variety of burial options. 5 responses conveyed concern that the
proposal would result in increased traffic, soil contamination, increased vandalism and conflict
with neighbouring agricultural uses.

Conclusion:

The overall response to the proposal was positive with the majority of people who attended the
open house choosing not to submit written feedback. The concerns provided by those who
were opposed to the proposal have largely been accounted for in the proposal and include
several design characteristics including a buffer from groundwater wells for traditional burial
plots to provincial standards, a landscaped buffer to the adjoining agricultural lands to the
standards established by the Agricultural Land Reserve, and a phasing strategy that addresses
increased parking demand during burial events. PLG will also work with the project
hydrogeologist to develop specific recommendations for each burial category to provide
assurances with regard to groundwater. PLG will also follow-up in this regard with the adjacent
land owners who attended the meeting.

Sincerely,

PACIFIC LAND RESOURCE GROUP INC.

%

Laura Jones, MCIP, RPP

Attachments
Postcard Notification
Newspaper Ad
Project Information Display Boards
Attendee Sign-In Sheet
Project Overview Letter
Comment Forms

CC: Ali Khan

PACIFIC LAND RESOURCE GROUP INC. - VANCOUVER ¢ SURREY 2
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C.2

WELCOME

Thank you for coming.
I O I I I E Pacific Land Group has applied for a rezoning

for the property at 920 272 Street from Rural

D EV E LO P E R RU-2 to Civic Institutional P-1.
The rezoning proposes the development

of a multi-phase cemetery.

I N FO RM A I I O N Information on the application is presented

here for your review so that we can
understand your feedback.

S E S S I O N Please sign in and take a comment form

to record your feedback. The form can be
dropped off in the box once you are finished.

920 272 STREET,
ALDERGROVE

“eacini€uanc exoue

PACIFIC LAND RESOURCE GROUP INC. - VANCOUVER ¢ SURREY
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PACIFIC LAND RESOURCE GROUP INC. - VANCOUVER ¢ SURREY 4
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PACIFIC LAND RESOURCE GROUP INC. - VANCOUVER ¢ SURREY 5
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PACIFIC LAND RESOURCE GROUP INC. - VANCOUVER ¢ SURREY 6
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C.2
Public Information Meeting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
dllow the development of a multi-phase cemetery at 920 272 Street. The property is
current zoned Rural RU-2. The primary purpose of this public information meeting is to
obtain community input on the proposed rezoning to Civic Institutional P-1 to facilitate the

development of a cemetery.

Do you have any comments or questions on the proposed rezoning and development concept?

, / JO— A r— - .
L / -
/

- Zg S ¢ /LW/Z [ R Cprg 2 TR
PRGN A .
‘ g Ze= <" o e
Z 4 o AT
O oA i U AT

Name: FOIPPA 5.22(1)
Address: | 7
FOIPPA s.22(1) % E /? C_-/ it

Telephone Email:

/n 'y Y Tt Yt 1D 1IZR 6

Please return your completed Feedback Form to the registration de . A completed F  dback
Form may also be submitted via email to laura@pacificiandgroup. by Thursda mber 13,
2018.

For more information on this proposal, please coritact:

Laura Jones by email at [aura@pacificlandgroup.ca orb  pho 4-  -1624.

Pacific Land Resource Group Inc. me;\ \DGROUP

Land Use, Development & Environmental Strategisis

C.2- Page 31



C.2

Public Information eeting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
dllow the development of a multi-phase cemetery at 920 272 Street. The property is
current zoned Rural RU-2. The primary purpose of this public information meeting is to
obtain community input on the proposed rezoning to Civic Insfitutional P-1 to facilitate the

development of a cemetery.

Do you have any comments or questions on the proposed rezoning and development concept?

N
N

( o

" e d St

FOIPPA s.22(1)

Name:
Address:

Wy~

FOIPPA s.22(1) FOIPPA s.22(1)

Telephone: Email:

Please return your completed Feedback Form to the registration desk. A completed Feedback
Form may also be submitted via email to laura@pacificlandgroup.ca by Thursday, December 13,

2018.
For more information on this proposal, please contact:

Laura Jones by email at laura@pacificlandgroup.ca or by phone at 604-501-1624.

Pacific Land Resource Group Inc. Aﬁéfﬁé‘? D GROUP

Land Use, Development & Envitronmental Strategists
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C.2
Public Information eeting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
allow the development of a multi-phase cemetery at 920 272 Street. The property is
cumrent zoned Rural RU-2. The primary purpose of this public information meeting is to
obtain community input on the proposed rezoning to Civic Institutional P-1 o facilitate the

development of a cemetery.

Do you have any commenis or questions on the proposed rezoning and development concept?

N ’\' e - C;‘A' =
’ Q
o—— (_ -
FOIPPA s.22(1)
Name:
Address: E
Telephone: Email;

Please return your completed Feedback Form to the registration desk. A completed Feedback
Form may also be submitted via email to laura@pacificlandgroup.ca by Thursday, December 13,

2018.
For more information on this proposal, please contact:

Laura Jones by email at laura@pacificlandgroup.ca or by phone at 604-501-1624.

Pacific Land Resource Group Inc. PACIFIC D GROUP

Land Use, Development & Environmental Strategists
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C.2

Public Information ting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
allow the development of a multi-phase cemetery at 920 272 Street. The property is
current zoned Rural RU-2. The primary purpose of this public information meeting is fo
obtain community input on the proposed rezoning to Civic Institutional P-1 to facilitate the
development of a cemetery.

Do you have any comments or questions on the proposed rezoning and development concept?

( € 5\' Y S
X - R
o ©
(
STLO L -

FOIPPA s.22(1)
Name:
Address: ~\"

FOIPPA s.22(1) FOIPPA s.22(1)

Telephone: Email;

Please return your completed Feedback Form to the registration desk. A completed Feedback
Form may also be submitted via email to laura@pacificlandgroup.ca by Thursday, December 13,
2018.

For more information on this proposal, please contact:

Laura Jones by email at laura@pacificlandgroup.ca or by phone at 604-501-1624.

Pacific Land Resource Group Inc. PAEII-'I"G. \D GROUP

Land Use, Development & Environmental Strategists

C.2- Page 34



C.2

Public Information eeting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
adllow the development of a multi-phase cemetery at 920 272 Street. The property is
cumrent zoned Rural RU-2. The primary purpose of this public information meeting is to
obtain community input on the proposed rezoning to Civic Institutional P-1 fo facilitate the

development of a cemetery.

Do you have any comments or questions on the proposed rezoning and development concepi?
C \'\Q V28

Ll O N

\ { =
FOIPPA s.22(1)
Name:
Address:
FOIPPA s.22(1) FOIPPA s.22(1)
Telephone: - Emaiil;

Please return your completed Feedback Form to the registration desk. A completed Feedback
Form may also be submitted via emadil to laura@pacificlandgroup.ca by Thursday, December 13,

2018.
For more information on this proposal, please contact:

Laura Jones by email at laura@pacificlandgroup.ca or by phone at 604-501-1624.

Pacific Land Resource Group Inc. PACIFiC D GROUP

Land Use, Development & Epvironmentel Strategists
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C.2

Public Infformation eeting Feedback Form

Pacific Land Group is planning to apply to the Township of Langley for a Rezoning fo
adllow the development of a multi-phase cemetery at 920 272 Street. The property is
current zoned Rural RU-2. The primary purpose of this public information meeting is fo
obtain community input on the proposed rezoning to Civic Institutional P-1 to facilitate the

development of a cemetery.

Do you have any comments or questions on the proposed rezoning and development concepi?
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Name:
FOIPPA s.22(1)
Address:
FOIPPA s.22(1)
FOIPPA s.22(1) .
Telephone: Email:

Please return your completed Feedback Form 1o the registration desk. A completed Feedback
Form may also be submitted via email to laura@pacificlandgroup.ca by Thursday, December 13,

2018.
For more information on this proposal, please contact:

Laura Jones by email at laura@pacificlandgroup.ca or by phone at 604-501-1624.

Pacific Land Resource Group Inc, ;1‘5;:"‘@ D GROUP

Land Use, Developmen! & Environmentel Strategists
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Pacific Land Group is planning to apply to the Township of Langley for a Rezoning to
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C.2
ATTACHMENTC

Pacific Land Resource Group Inc.

Land Use, Development & Environmental Strategists

Updated March 18, 2020

PLG File #: 12-1028
TOL File #: 13-08-0011

Zorica Andjelic
Township of Langley
Community Development Division

VANCOUVER u SURREY

Vancouver Office

Suite 1500 - 701 West Georgia Street
Vancouver, British Columbia

Canada, V7Y1C6

Surrey Office

Suite 101 - 7485 130 Street
Surrey, British Columbia
Canada, V3W 1H8

Tel: 604-501-1624
Fax: 604-501-1625

www.pacificlandgroup.ca
info@pacificlandgroup.ca

20338 65 Avenue
Langley, BC V2Y 3J1

Dear Ms. Andjelic,

RE: Letter of Intent: Cemetery Proposal at 920 272 Street
Rural Plan Amendment and Rezoning Application 13-08-0011

Pacific Land Group (PLG) is submitting a development application to the Township of Langley
(“the Township”) on behalf of 897694 BC Ltd. in order to allow a privately-operated cemetery
development at 920 272 Street (“subject property”) in Aldergrove. This proposal requires an
amendment to the Rural Community Plan and a site-specific text amendment to the RU-2 to
allow for the cemetery use.

1. Site Context

The 19.6-acre site is located north of the 272 Street and 8 Avenue intersection, south of the 272nd
Street transfer station. The subject property is not in the Agricultural Land Reserve (“ALR"),
designated “Rural” in the Metfro Vancouver Regional Growth Strategy (“RGS”) and designated
“Rural” in the Regional Growth Strategy (which allows cemetery uses). Township of Langley's
Rural Community Plan (“Rural Plan”) designates this area as Agriculture/Countryside, and the site
is zoned Rural (“RU-2").

The surrounding neighbourhood context is predominantly rural, with vacant parcels to the south,
Township-owned institutional lands to the east and west, and other area businesses such as a
dog kennel, a landscaping company, and an excavation operator training facility. The property
to the north, 1030 272 Street, was recently rezoned to permit storage and distribution facilities for
wood and soil-based products including parking of commercial vehicles in Township File 13-08-
0013. The subject property abuts a parcel within the ALR to the east.

2. Background

2.1 Current cemetery services in Township of Langley

The Township has three municipal cemeteries: Murrayville, Fort Langley, and Langley Lawn. Fort
Langley and Murrayville cemeteries, established in 1881 and 1891, respectively, are essentially

PROJECT MANAGEMENT o PLANNING o ENGINEERING & SURVEY
ENVIRONMENTAL & LAND DEVELOPMENT SERVICES
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full; Langley Lawn is now the primary cemetery and has approximately half of its capacity
remaining.

Lees + Associates conducted a Cemetery System Overview Study for Township of Langley’s
Department of Parks, Recreation and Culture in May of 2007. The study reviewed key
components of the Township's cemetery system with recommendations on planning, design,
administrative and budget for implementation. The study also reviewed Township's burial
statistics, site information and cemetery data.

The study outlined several long-term trends affecting interment service provision in the Township
of Langley, including:

e Changing demographics, cultural and religious diversity;

¢ Increasing death rate (9.1 deaths/thousand by 2030);

¢ Increasing cremation rates in Township (approximately 82%), and an unmet demand for
cremation interment in the Township;

o Demand for sustainable burials (i.e. green burials) is expected to rise;

o Need for expansion of interment services (i.e. memorialization options, columbatria,
scattering gardens, etc.);

o Cemeteries viewed as crucial community open spaces;

¢ Approximately 8.5 acres of cemetery space needed by 2032.

Based on these long-term trends and a future needs assessment, the study recommended that
the Township of Langley designate new cemetery lands encompassing at least two full
generations.

2.2 Applicable Provincial Legislation

The Cremation, Interment, and Funeral Services Act (“the Act”) establishes the regulatory
framework for disposition of human remains, general duties of funeral providers, and the
operational procedures of places of interment in British Columbia. It also provides the “right of
interment” by designating “a right, in perpetuity, for the intferment of human remains or
cremated remains, in a lot” (s. 1 Definitions). This means that the establishment of a cemetery
use is permanent, and the interment which takes place is intended to remain forever.

The Act also requires a certificate of public interest to be issued (attached), designating land
where rights or interment may be granted. The issuance of a certificate of public interest
requires the municipal council to confirm that the proposed use is permitted by its bylaws; in this
case, an OCP amendment and rezoning are required to be passed by Township council.

PACIFIC LAND RESOURCE GROUP INC. 2
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3. The Proposal

The proposed development of cemetery lands at the subject property requires the following
amendments:

e An OCP Amendment to the Rural Plan
e A Site-Specific Text Amendment to the Rural Zone (“RU-2") to permit a cemetery use on
the subject property

Six phases are envisioned for the long-term build-out of the cemetery as shown in the Master
Plan. Detailed landscaping and grading for Phases | and Il have been provided as part of the
application submission. Landscaping and grading plans have provided interim conditions for the
remainder of the site (e.g., prior to development of Phases Il through VI) for consideration.

3.1 Policy Background

Metro Vancouver Regional Growth Strategy

The subject property is designated “Rural” in the RGS, intended to protect the existing character
of rural communities and environmental qualities. Permitted land uses include low density
residential development, small scale commercial, industrial, institutional uses, and agricultural
uses that do not require provision of urban services. As the proposed cemetery is considered a
small-scale institutional use, maintains the existing rural character, and will not require urban
services such as sewer or transit, the proposal is consistent with the RGS. Metro Vancouver
regional planning staff have also confirmed that cemeteries uses are permitted in the “Rural”
designation with Pacific Land Group.

Township of Langley Rural Community Plan

The intent of the Rural Community Plan (“Rural Plan”) is to recognize the predominant rural
nature of the Township, protect diverse agricultural lands, and retain and/or enhance the
countryside character of areas designated Rural Residential/Agricultural in the Official
Community Plan. The Rural Plan provides policies for six land use designations:

e Agriculture/Countryside

¢ Small Farms/Country Estates
¢ Salmon River Uplands

e Special Study Area

e Agro-Service Centre

e Rural Commercial Centre

The Agriculture/Countryside is the predominant land use designation in the Rural Plan. Policies
for the Agriculture/Countryside designation give priority to agricultural uses over non-agricultural
uses. Non-agricultural uses may be considered so long as the use complies with other Rural Plan
provisions and buffers to adjacent agricultural land and efforts to minimize negative impacts on
agricultural uses are provided (Policy 5.5.2).

PACIFIC LAND RESOURCE GROUP INC. 3
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The proposed cemetery is considered an institutional use. Policy 5.15 of the Rural Plan speaks to
institutional uses, and generally encourages such uses to be located in the Agro-Service Centre
and Rural Commercial Centres. Parcels within Agro-Service or Rural Commercial Centres are
generally smalller in size and should ideally focus on allowing retail and service commercial uses
directly related to agricultural activities. Cemeteries generally require larger parcels to
accommodate traditional burials and other types of interment in perpetuity and are not
compatible with the typical uses in the Agro-Service Centres or Rural Commercial Centres.
Based on the above policies, the proposed cemetery use would not wholly meet Policy 5.5.2
and 5.15 and would require an amendment to the Plan.

3.2 Amendment to the Rural Plan

The Rural Plan currently does not contain a designation that is well suited for a cemetery use.
Given the unique characteristics of a cemetery and the rare occurrence of cemetery
developments within the Lower Mainland, two amendment options to the
Agriculture/Countryside designation may be considered for the cemetery use.

Option 1 - Site Specific Text Amendment to Section 5.5 Agriculture/Countryside policies to allow
for cemetery uses on the subject property only

A site-specific text amendment to Section 5.5 of Agriculture/Countryside policies will add an
additional policy to permit the cemetery use on the subject property, as follows:

5.5.6 Notwithstanding the provisions of Section 5.15, cemetery uses shall be permitted
on lands described as:

NORTH HALF OF THE WEST HALF OF THE SOUTH HALF
OF THE SOUTH WEST QUARTER SECTION 8 TOWNSHIP 13
NEW WESTMINSTER DISTRICT

Option 2 = General Text Amendment to Section 5.5 Agriculture/Countryside policies to allow for
cemetery uses in all non-ALR lands within the designation

The second option adds an additional policy to the 5.5 Agriculture/Countryside to allow for
cemetery uses for all lands not within the Agricultural Land Reserve.

5.5.6 Notwithstanding the provisions of Section 5.15, cemetery uses may be permitted
in certain parts of the Agriculture/Countryside area, specifically on lands not within an
agricultural land reserve established under the Agricultural Land Commission Act.

The proposed cemetery will meet all other provisions within the Rural Plan. The land use context
around the subject property is rural, with a mix of civic-owned properties, dog kennels, a

PACIFIC LAND RESOURCE GROUP INC. 4

C.2- Page 43



C.2

regional park, and an agricultural use immediately to the east. The cemetery development will
be phased over a long time period and will commence along the 272 Street frontage. An 8-
metre wide ALR buffer will be provided along the east property line as part of the initial two
phases of the cemetery development.

3.3 Land Use Implications

The subject property is located in an area with several institutionally zoned lands (Limited
Institutional) owned by the Township of Langley. Other adjacent properties are zoned RU-2 to
the east and south.

e The property immediately to the north, 1030 272 Street, is not located in the ALR and has
been rezoned to permit storage and distribution facilities for wood and soil-based
products including parking of commercial vehicles. The cemetery will provide landscape
screening along the north property line.

e 27413 8 Avenue, located east of the subject property, is an agricultural use zoned RU-2
and within the ALR. The first two phases of the cemetery development will mainly be
contained in the western portion of the subject property, and will not negatively impact
the long-term viability of the agricultural use. Future phases of the cemetery will be
adequately buffered from the agricultural operation in the ALR by a 8-metre landscape
buffer.

e 27351 8t Ave to the south of the subject property is not within the ALR and is used as a
rural-residential lot. The proposed cemetery use is not expected to negatively impact
this lot in the long term.

¢ To the west, are several acres of vacant P-5 zoned lands, now a closed landfill, owned by
the Township of Langley with a temporary film set visible from 272 Street. The proposed
cemetery use is not expected to negatively impact these lands in the long term.

Township of Langley's civic cemeteries are currently all located in urban areas and were
established many decades ago. Cemeteries generally require larger land parcels to create a
serene, park-like setting. With a growing population and dwindling land base in urban areas,
locating new cemeteries in urban areas or commercial areas may not be the highest and best
use of land intended for higher residential densities and commercial clusters. Rather, the
proposed location is able to maintain the rural character as envisioned by the Rural Plan while
located only 2.7 km from Aldergrove’s urban area.

Within the Aldergrove area, there are two funeral homes offering funeral and cremation
services, and one specialized cremation business. There are approximately 11 churches in the
Aldergrove area, with several Sikh, Hindu, and Buddhist temples located in neighbouring
Abbotsford and Surrey.

PACIFIC LAND RESOURCE GROUP INC. 5
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3.4 Public Benefits of a New Multi-Faith Cemetery

The recommendations from Lees + Associates’ 2007 Cemetery System Overview Study strongly
urged the Township to designate new lands for cemetery uses in the long term. Increasing
interment service options such as memorialization monuments, columbaria, and green burials
will reflect the needs and demands of the community in the long term.

The proposed cemetery is committed to providing burial and interment space to reflect the
diversity found in Langley’s population. Consultation with funeral industry experts and leaders of
religious congregations indicate a high level of interest in designated burial space allowing for
religious and traditional rites and rituals. With limited civic cemetery space available,
congregations may face limited access to blocks of interment spaces to reserve for religious and
cultural practices. With additional cemetery space, this proposal will allow a variety of religious
and cultural groups to provide burial procedures unique to their cultural traditions.

As part of the cemetery design, pedestrian pathways are also proposed within the subject
property. Integrating pedestrian pathways through the site provides visitors and nearby residents
opportunities to enjoy the landscaping in a park-like setting. Cemeteries are increasingly
perceived as oases of quiet, contemplation, and sacredness. The cemetery will house a full-time
caretaker onsite with gates locked at night, restricting access to the trails for safety.

4.0 Cemetery Master Plan and Phasing

The cemetery proposal is expected to develop in (6) phases over many decades . A master
plan has been prepared to demonstrate the intended interment areas, vehicle circulation, and
high-level design elements intended for the cemetery development. Key features detailed in the
proposed master plan include:

e Various interment options and designs;
e Looped road network;

e Tree-lined roads; and

e Parking pockets;

The master plan is subject to adjustments as the cemetery development progresses and adapts.

Vehicular Circulation and Parking

Vehicle access to the cemetery will be from one main driveway off 272 Street, secured by a
gate and decorative fencing along the street. A secondary fire access is proposed between
Phase Il and Phase Il and will only be accessible to emergency vehicles. This access will be
constructed in Phase lll. A Parking Demand Study was prepared as part of the application and
identified a proposed parking rate for the cemetery use from a per acre rate.

A Phasing Plan showing the build out of the roads, circulation, and parking demand per phase
has been included in the submission.

PACIFIC LAND RESOURCE GROUP INC. 6
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4.1 Phase | and Il Details and Design

Phases | and Il identified in the Master Plan will be developed concurrently. As discussed with
Township of Langley staff, detailed Phase | and Phase Il plans have been prepared as part of the
initial stages of the application. Phase | covers a total area of 2.2 Ha (5.5 Ac) and is located
along in the western portion of the subject property. Phase Il is approximately 0.77 Ha (1.9 Ac)
and is located at the southwestern portion of the property.

The caretaker’s residence, which will be converted from the existing house, is part of Phase |,
along with a proposed maintenance shed to the south of the house. The septic system for the
house was recently installed in 2012 with adequate capacity for the caretaker’s residence.

A water feature used for stormwater detention purposes is located at the eastern portion of the
subject property. The water feature is designed for the ultimate build-out of the cemetery (e.qg.,
completion of Phase VI) and will be installed as part of Phases | and Il. The 8-metre ALR Buffer is
located east of the water/detention feature and will also be installed as part of Phases | and |l.

A 40-stall parking lot fronting 272 Street will be constructed as part of Phases | and Il, accessed
from the southern driveway, and will provide the bulk of the parking for Phase I. Parking pockets
along the main access road and overflow parking provides additional parking for Phases | and II.

Interment Options

A mix of traditional burial and urn interment (above ground and in ground) are proposed for the
first phase of development. Phases | and Il contain 2,632 traditional grave plots and 2,810 urn
plots. Upright and flat grave markers will be sectioned into different areas to create a consistent
landscape across Phase | (Figures 1 and 2).

The traditional grave plots will be aligned in a north-south orientation, with small clusters of trees
placed in small pockets throughout.

An allée of trees is proposed along the main road between Phases | and I, which will be
continued throughout the cemetery as the phases progress. The frontage of 272 Street will also
receive landscaping treatments and fencing to provide a decorative edge to 272 Street.

A columbarium garden and a memorial garden are proposed as above-ground interment
spaces. The placement of the columbarium garden and memorial space takes into account the
location of the existing well located on 1030 272 Street and the proposed relocated well
location onsite. The applicant will be working with the owner of 1030 272 Street to relocate the
well. This area will provide spaces for urn interment or memorial plaques (Figures 3 to 6). As
highlighted in Lees + Associates’ Cemetery System Overview Study, the cremation in 2004 was at
81.5% with the in-ground burial rate at 18.5%. The projected cremation rate in 2030 is expected
to be approximately 84%. The columbarium garden and memorial garden will provide interment
options for the cremation demand.

PACIFIC LAND RESOURCE GROUP INC. 7
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It is anticipated that Phases | and Il will provide adequate interment capacity for at least 30 to 40
years.

Figure 1 — Upright Graves Figure 2 — Flat Grave

Figure 3 — Memorial Garden Figure 4 — Columbaria Garden

Figure 5 — Memorial Garden Figure 6 — Columbaria Garden

PACIFIC LAND RESOURCE GROUP INC. 8
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4.2 Development of Future Phases lll to VI

The build-out of Phases Ill to VI are illustrated in the Phasing Plans submitted with the application.
The Phasing Plans provide a concept of each phase and the interim conditions of undeveloped
phases. Based on discussions with the Township of Langley, the Master Plan and the Phasing
Plans will be registered on title through restrictive covenants on the Subject Property.

4.0 Summary

We trust that this Letter of Intent provides the details of the overall cemetery development and

demonstrates the value the proposed multi-faith cemetery can bring to the community and to

Langley residents. Should you require further information, please do not hesitate to contact the
undersighed at 604-501-1624.

Sincere Regards,

PACIFIC LAND RESOURCE GROUP INC.

Oleg Verbenkov, MCIP RPP
Principal

PACIFIC LAND RESOURCE GROUP INC. 9
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