e REGULAR MEETING OF COUNCIL

Monday, September 14, 2020 at 1:00 PM
Fraser River Presentation Theatre
Est. 1873 4th Floor, 20338 — 65 Avenue, Langley, BC

AGENDA

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

A1 Regular Council Meeting - September 14, 2020
1:00pm approximately

Recommendation: That Council adopt the agenda and receive the agenda items of the
Regular Council meeting held September 14, 2020.

A.2 Director of Finance
1:02pm approximately
Recommendation: That Council welcome Sandra Ruff as the new Director of Finance.

B. ADOPTION OF MINUTES

B.1 Regular Council Meeting - July 27, 2020
1:04pm approximately

Recommendation: That Council adopt the Minutes of the Regular Council meeting held
July 27, 2020.

Attachments: B.1 07_27 Regular minutes.pdf

C. DELEGATIONS

D. PRESENTATIONS

E. REPORTS TO COUNCIL

E.1 Agricultural Land Commission Application
No. 100380 (Linke / 6357 - 248 Street)
Report 20-113
File CD 11-10-0075
1:05pm approximately

Recommendation: That Council advise the Agricultural Land Commission that the

subdivision application submitted by Donna Linke for a property
located at 6357 - 248 Street, within the Agricultural Land Reserve,
complies with the requirements of Section 110.8 - Homesite
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Severance Subdivisions of the Zoning Bylaw, subject to compliance
with the Agricultural Land Commission's Homesite Severance Policy
and request consideration based on agricultural merits.

Attachments: E 1 cd Linke ALC Homesite Sev.pdf

E.2 Clerk’s Note: Development Application Procedures Bylaw 2018
No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council
on April 20, 2020, allows for Written Submission Opportunities
only when in person Public Input Opportunities or Public
Hearings are not required pursuant to provincial regulations.

Heritage Alteration Permit Application No. 101015
(Township of Langley / 23400 Block Mavis Avenue)
Report 20-116

File CD 11-33-0128

1:15pm approximately

Recommendation: That Council authorize issuance of Heritage Alteration Permit
No. 101015 for properties located at 23418, 23428, 23438 and
23448 Mavis Avenue, 9134 King Street and 9113 Royal Street, to
allow construction of Salishan Place, a new cultural centre and
museum, and consolidation of the subject properties, subject to the
following conditions being satisfied to the acceptance of the
General Manager of Engineering and Community Development:

a. Section 104.5(2) of the Township's Zoning Bylaw 1987 No. 2500
(Height of Buildings and Structures) being varied to permit a three (3)
storey building with a building height of 13.05 m and rooms above the
second storey as shown in Schedule "A";

b. Section 107.3.b)v. of the Township's Zoning Bylaw 1987 No. 2500
(Required Off-Street Parking Spaces) being varied to permit

52 parking spaces;

c. Section 402.3 of the Township's Zoning Bylaw 1987 No. 2500 (Lot
Coverage) being varied to permit a lot coverage of 52% as shown in
Schedule "A";

d. Section 402.4.1)b) of the Township's Zoning Bylaw 1987 No. 2500
(Siting of Buildings and Structures) being varied to permit a setback
from the rear lot line of 4.03 m to the edge of canopy and 6.02 m to
the supporting column as shown in Schedule "A";

e. Section 402.4.1)d) of the Township's Zoning Bylaw 1987 No. 2500
(Siting of Buildings and Structures) being varied to permit a setback
from a side lot line abutting a flanking street of 0.3 m to the edge of
canopy and 1.19 m to the supporting column as shown in

Schedule "A";

f. Building plans being in substantial compliance with Schedule "A";
g. Consolidation of the properties and closure of the lane in
substantial compliance with Schedule "A";
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h. Landscape plans being in substantial compliance with

Schedule "B" and the Township's Street Tree and Boulevard Planting
Policy;

i. 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);

j- All signage being in substantial compliance with Schedule "A", the
Fort Langley Building Facade Design Guidelines and the Township's
Sign Bylaw, and architecturally compatible with the building;

k. Rooftop mechanical equipment being located so that it is not
visible from adjacent roads or alternatively screened from view by
compatible architectural treatments;

I. All refuse areas to be located inside the building and screened in
substantial compliance with Schedule "A".

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

a. Provision of an exterior lighting impact plan prepared by an
electrical engineer in compliance with the provisions of the
Township's Exterior Lighting Impact Policy;

b. Landscape and boulevard improvements being secured by letter
of credit at Building Permit stage;

c. A Servicing Agreement being entered into with the Township to
secure required road and utility upgrades and connections including
provision of a minimum of 16 parking spaces in Royal Street in
accordance with the Township's Subdivision and Development
Servicing Bylaw;

d. Submission of a site specific on-site servicing and stormwater
management plan in accordance with the Subdivision and
Development Servicing Bylaw, and an erosion and sediment control
plan in accordance with the Erosion and Sediment Control Bylaw;
e. A Highways Use Permit being secured for any projections

(i.e. awnings and signage) onto municipal roads, if any;

f.  Submission of a geotechnical report prepared by a geotechnical
engineer; and,

g. Payment of supplemental heritage alteration permit application
fees, and applicable Development Cost Charges and Building Permit
Administration Fees.

Attachments: E 2 cd HAP ToL Museum.pdf
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F. BYLAWS FOR FIRST AND SECOND READING

F.A1 Licence Bylaw Amendment

Cannabis Processing, Research and Development and
Non-Profit Businesses
Bylaw No. 5573
Report 20-115
File CD 3900-25-5130
1:25pm approximately

Recommendation: That Council give first and second reading to Township of Langley
Licencing Bylaw 2016 No. 5192 Amendment Bylaw 2020 No. 5573
and authorize staff to schedule the required public input opportunity,
to ensure the imposition of appropriate fees, as necessary related to
business operations involved in research, development and
processing of cannabis.

Explanation - Bylaw No. 5573

Bylaw 2020 No. 5573 amends the Township of Langley Licencing
Bylaw 2016 No. 5192 to provide for the issuance of business licences
for cannabis retail, processing, and research and development, and
to provide requirements for non-profit entities.

Attachments: F 1 cd Licencing Bylaw Amendment.pdf

F.2 Rezoning Application No. 100613

(Janda Group Holdings Inc. / 20178 - 96 Avenue)
Bylaw No. 5636
Report 20-117
File CD 08-35-0198
1:35pm approximately

Recommendation: That Council give first and second reading to Township of Langley
Zoning Bylaw 1987 No. 2500 Amendment (Janda Group Holdings
Inc.) Bylaw 2020 No. 5636, amending Comprehensive Development
Zone CD-14 to add pharmacy as a site specific permitted use; and
further

That Council authorize staff to schedule the written submission
opportunity notice prior to Council's consideration of third reading of
Rezoning Bylaw No. 5636.

Explanation - Bylaw No. 5636
Bylaw 2020 No. 5636 amends the Comprehensive Development

Zone CD-14 by adding pharmacy to the list of permitted uses to
accommodate a pharmacy at 20178 - 96 Avenue.
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Attachments: F 2 cd Janda RZ.pdf

G. BYLAWS FOR FIRST, SECOND AND THIRD READING

H. BYLAWS FOR CONSIDERATION AT THIRD READING

H.1 Clerk’s Note: Development Application Procedures Bylaw 2018
No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council
on April 20, 2020, allows for Written Submission Opportunities
only when in person Public Input Opportunities or Public
Hearings are not required pursuant to provincial regulations.

Rezoning Application No. 100601 and
Development Permit Application No. 101151
(19708 86 Ave Langley Holdings Corp. /
Denciti Development Corp. / 19700 Block of 86 Avenue)
Bylaw No. 5628
Report 20-105
File CD 08-27-0069
1:45pm approximately
Recommendation: That Council give third reading to "Township of Langley Zoning Bylaw
1987 No. 2500 Amendment (19708 86 Ave Langley Holdings Corp.)
Bylaw 2020 No. 5628".

Explanation - Bylaw No. 5628

Bylaw 2020 No. 5628 rezones property located in the 19700 block of
86 Avenue in the Carvolth Neighbourhood Plan Area to Carvolth
Business Park Zone C-18 to accommodate construction of two (2)
multi-tenant industrial buildings.

Development Permit No. 101151

Running concurrently with this Bylaw is Development Permit

No. 101151 (19708 86 Ave Langley Holdings Corp. / Denciti
Development Corp. / 19700 Block of 86 Avenue) in accordance with
Attachment A subject to the following conditions:

a. Building plans being in compliance with Schedule "A";

b. Landscape plans being in substantial compliance with

Schedule "B" and in compliance with the Township's Street Tree and
Boulevard Planting Policy, to the acceptance of the Township of
Langley General Manager of Engineering and Community
Development;

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

d. Rooftop mechanical equipment to be screened from view by
compatible architectural treatments in compliance with Schedule "A";
e. All refuse areas to be located in an enclosure and screened to the
acceptance of the Township of Langley General Manager of
Engineering and Community Development;

f. All outdoor storage areas being covered by a dust free surface;

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

a. Issuance of an Energy Conservation and GHG Emissions
Reduction Development Permit;

b. Submission of a site specific onsite servicing and storm water
management plan (including onsite detention) in accordance with the
Subdivision and Development Servicing Bylaw, to the acceptance of
the Township of Langley General Manager of Engineering and
Community Development;

c. Onsite landscaping being secured by a letter of credit at the
building permit stage;

d. Completion of an erosion and sediment control plan or exemption
in accordance with the Erosion and Sediment Control Bylaw to the
acceptance of the Township of Langley General Manager of
Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of
the Land Title Act regarding on-site detention, biofiltration and
infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an
electrical engineer in compliance with the provisions of the
Township's Exterior Lighting Impact Policy to the acceptance of the
Township of Langley General Manager of Engineering and
Community Development;

g. Payment of supplemental Development Permit application fees;
and

h. Payment of applicable Development Cost Charges and Building
Permit administration fees.

Attachments: H.1 cd Langley Holdings Denciti RZ DP.pdf
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H.2 Clerk’s Note: Development Application Procedures Bylaw 2018
No. 5428 Amendment Bylaw 2020 No. 5615, approved by Council
on April 20, 2020, allows for Written Submission Opportunities
only when in person Public Input Opportunities or Public
Hearings are not required pursuant to provincial regulations.

Rezoning Application No. 100579
Development Permit Application No. 101113
(Pollyco Yorkson Centre Inc. / 20365, 20375 and
20387 - 80 Avenue)
Bylaw No. 5612
Report 20-104
File CD 08-26-0159
1:55pm approximately
Recommendation: That Council give third reading to "Township of Langley Zoning Bylaw
1987 No. 2500 Amendment (Pollyco Yorkson Centre Inc.) Bylaw
2020 No. 5612".

Explanation - Bylaw No. 5612

Bylaw 2020 No. 5612 rezones land at 20365, 20375 and

20387 - 80 Avenue from Suburban Residential Zone SR-2 to
Community Commercial Zone C-2 to facilitate the development of a
commercial development.

Development Permit No. 101113

Running concurrently with this Bylaw is Development Permit

No. 101113 (Pollyco Yorkson Centre Inc. / 20365, 20375 and
20387 - 80 Avenue) 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;

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

d. Section 107.3 - Required Off-Street Parking Spaces of Township
of Langley Zoning Bylaw No. 2500 is hereby varied to reduce the
number of parking spaces required from 132 to 118; and
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e. Section 107.5 (sub-section 6) - Design Criteria of Township of
Langley Zoning Bylaw No. 2500 is hereby varied to increase the
maximum number of permitted small car parking spaces from 20% to
22%.

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; and

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

Attachments: H.2 cd Pollyco RZ DP 2nd Report.pdf

l. BYLAWS FOR FINAL ADOPTION

1.1 Highway Closure, Dedication Removal and Exchange (Blaney)
Bylaw No. 5610
Report C20-22
File ADM PM002871
2:05pm approximately
Recommendation: That Council give final reading to "Highway Closing and Dedication
Removal (Blaney) Bylaw 2020 No. 5610".

Explanation - Bylaw No. 5610

Bylaw 2020 No. 5610 authorizes the closure and highway dedication
removal from a portion of road bisecting 8412 Armstrong Road.

Attachments: |1 adm Blaney Road Closure.pdf
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J. CORRESPONDENCE

J.1 Request for Support for Expanded Patio Permissions
File 4320-01
2:10pm approximately
Recommendation: That Council receive the letter from the BC Restaurant and
Foodservices Association, Alliance of Beverage Licensees and
BC Craft Brewers Guild, requesting support for expanded patio
permissions.

Clerk's Note: Report to Council will be provided at the
September 21, 2020 Regular Council meeting.

Attachments: J 1 COVID-19 Letter to Municipalities Fall 2020.pdf

K. MINUTES OF COMMITTEES

L. MAYOR AND COUNCIL REPORT

M. METRO VANCOUVER REPRESENTATIVES REPORT

N. ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM SPECIAL
CLOSED MEETINGS

O. OTHER BUSINESS

At the July 27, 2020 Regular Meeting of Council, Councillor Richter provided the following
Notices of Motion:

0.1 Control of Nuisance Animals Policy
2:25pm approximately

Recommendation: \Whereas Report 20-88 "Control of Nuisance Animals Policy Update"
was adopted unanimously by Council on July 13, 2020;

Whereas 43 Avenue from 272 Street east to the Abbotsford border
apparently still floods continuously from November to February each
year even though extensive mitigation works have occurred there;
and

Whereas this prolonged annual flooding on 43 Avenue creates health
and safety concerns for area residents;
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Therefore be it resolved that Council ask staff to provide a report on
the mitigation efforts and costs taken to date on 43 Avenue from
272 Street east to the Abbotsford border, and whether additional
efforts are needed under the Control of Nuisance Animal Policy
Update in order to protect the health and safety of area residents.

Attachments: Q.1 en Control of Nuisance Animals.pdf

0.2 Council Procedure Bylaw
2:35pm approximately
Recommendation: \Whereas substantive information pertinent to Council decisions
needs to be available to Council members well prior to Council
meetings so that this information is able to be fully read and
understood by Council members prior to the meeting; and

Whereas there has been a recent increase in the amount of
significant information being sent to Council members only a few
hours before Council meetings start;

Therefore be it resolved that Council amend the Procedure Bylaw to
include the following items:

a. Substantive information relative to Council meeting agenda items
must be received no later than 5pm, 72 hours before the Council
meeting to which it pertains is called to order;

b. When substantive material is received after the 72 hour deadline
n "a", the agenda item to which the substantive material pertains will
be automatically deferred to the next scheduled Council meeting; and

c. Substantive material pertaining to a Council meeting and Council
decision received late by Council will not be allowed to defer the
Agenda matter for more than one Council meeting.

Councillor Richter presented the following Notice of Motion within the deadlines according to
Council’s policy:
0.3 Prohibited Use of “Anti-Coagulant Rodenticides”
2:45pm approximately
Recommendation: \Whereas "anticoagulant rodenticides" can very negatively affect both

animals and birds in the Township of Langley due to secondary
poisoning of predators that ingest poisoned rodents;

Whereas significant TOL resident concern has been expressed to
Council members about the use and impact of "anticoagulant
rodenticides" on wildlife as a result of a recent BCSPCA public
campaign;
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Whereas TOL employees do not use rodenticides but pest control
contractors providing services to the TOL for Township properties
and municipal infrastructure may be using "anti-coagulant
rodenticides"; and

Whereas the current TOL pest control contracts are due to expire at
the end of this year (2020);

Therefore Be It Resolved that Council direct staff to:

a. Request that current contractors stop the use of any
"anti-coagulant rodenticides"; and

b. Incorporate "anti-coagulant rodenticide" prohibitions as part of the
preparation of the next Request for Proposal (RFP) for pest control
services in the Township of Langley."

P. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING

2:50pm approximately

Recommendation: That Council now resolve into a Special Closed Meeting for
discussion of the following items, in accordance with and as identified
under Section 90 of the Community Charter:

Item A.1 - Section 90(1) (n) Consideration;
Item C.1 - Section 90(1) (f) Law Enforcement;
Item E.1 - Section 90(1) (e) Property;

Iltem E.2 - Section 90(1) (e) Property; (k) Negotiations;
Item E.3 - Section 90(1) (a) Personnel,

Item F.1 - Section 90(1) (f) Law Enforcement;
Item F.2 - Section 90(1) (a) Personnel;

Item F.3 - Section 90(1) (a) Personnel;

Item F.4 - Section 90(1) (f) Law Enforcement;
Item F.5 - Section 90(1) (f) Law Enforcement;
Item G.1 - Section 90(1) (e) Property; and
Iltem H.1 - Section 90(1) (f) Law Enforcement.

Q. TERMINATE
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B.1

Township of REGULAR MEETING OF
Langley TOWNSHIP COUNCIL

Est. 1873

Monday, July 27, 2020 at 10:52am
Fraser River Presentation Theatre
4" Floor, 20338 — 65 Avenue, Langley, BC

Clerk’s Note: The meeting was conducted with Council members and staff attending electronically

MINUTES

as per Council Procedure Bylaw 2016 No. 5199 Amendment Bylaw 2020 No. 5592.

PRESENT: Mayor J. Froese

Councillors P. Arnason, D. Davis, S. Ferguson, M. Kunst, B. Long, K. Richter,
B. Whitmarsh, and E. Woodward

M. Bakken, S. Gamble, R. Seifi, K. Sinclair, P. Tulumello, and J. Winslade

W. Bauer, S. Little, R. Stare, K. Stepto, and P. Ward

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

1.

Regular Council Meeting — July 27, 2020

Moved by Councillor Ferguson,

Seconded by Councillor Long,

That Council adopt the agenda and receive the agenda items of the
Regular Council meeting held July 27, 2020.

CARRIED

B. ADOPTION OF MINUTES

Regular Council Meeting — July 13, 2020

Moved by Councillor Long,

Seconded by Councillor Ferguson,

That Council adopt the Minutes of the Regular Council meeting held July
13, 2020.

CARRIED

C. MOTION TO RESOLVE INTO SPECIAL CLOSED MEETING

Moved by Councillor Long,

Seconded by Councillor Whitmarsh,

That Council now resolve into a Special Closed Meeting for discussion of the
following items, in accordance with and as identified under Section 90 of the
Community Charter:
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Item A.1 - Section 90(1) (n) Consideration;

Item D.1 - Section 90(1) (f) Law Enforcement;

Iltem F.2 - Section 90(1) (f) Law Enforcement;

Iltem F.3- Section 90(1) (g) Legal;

Item E.1 - Section 90(1) (e) Property; (k) Negotiations;
Item E.2 - Section 90(1) (e) Property; (k) Negotiations;
Item E.3 - Section 90(1) (k) Negotiations;

Item F.1 - Section 90(1) (i) Solicitor-Client Privilege;

Item F.4 - Section 90(1) (m) Another Matter;

Item F.5 - Section 90(1) (i) Solicitor-Client Privilege;

Item G.1 - Section 90(1) (f) Law Enforcement;

Item G.2 - Section 90(1) (e) Property;

Item H.1 - Section 90(2) (b) Intergovernmental Relations;
Item H.2 - Section 90(2) (b) Intergovernmental Relations;
Item H.3 - Section 90(1) (e) Property; (k) Negotiations;
Item H.4 - Section 90(1) (e) Property;

Item H.5 - Section 90(1) (e) Property; (k) Negotiations;
Item H.6 - Section 90(1) (g) Legal; (m) Another Matter;
Iltem H.7 - Section 90(1) (i) Solicitor-Client Privilege; (m) Another Matter; and
Item H.8 — Section 90(1) (f) Law Enforcement; (g) Legal.
CARRIED

MEETING RECESSED
The meeting recessed at 10:54pm.

MEETING RECONVENED
The meeting reconvened at 1:16pm.

D. DELEGATIONS

1. David Fawley
Denciti Development Corp.
File 0550-07

David Fawley, Denciti Development Corp., appeared before Council to
request the Carvolth Greenway Community Amenity Contributions for
Rezoning Application RZ100601 at 19708 — 86 Avenue be waived. He
commented that they have applied to rezone the property to permit the
development of two light industrial, strata titled buildings and that 44% of the
property contributes to green infrastructure. They are asking to waive the
Greenway Community Amenity Contributions due to the economic burdens,
and to allow them to deliver this light industrial development which will
support employment in the Township.

2. Teresa O’Callaghan
Aldergrove Minor Hockey Association Executive
File 0550-07

Teresa O’Callaghan, on behalf of the Aldergrove Minor Hockey Association

Executive, appeared before Council to discuss the opening of the
Aldergrove Credit Union Community Centre ice arena. She commented on
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D. DELEGATIONS

the importance of healthy bodies and minds of kids, especially during this
health crisis. She asked Council to direct staff to open the ice arena in
September and noted that all safety protocols will be followed.

3. Carly Leakey
Langley Girls Ice Hockey Association
File 0550-07

Carly Leakey, on behalf of the Langley Girls Ice Hockey Association,
appeared before Council to discuss opening the ice arenas for user groups
by September 1, 2020. She commented that all Lower Mainland Hockey
Associations across the country have been in dialogue regarding safety
protocols. Not being able to have ice time in September will impact the
players greatly, both physically and mentally. She would like to see George
Preston Ice Arena open in September to help retain girls in the sport of
hockey.

E. PRESENTATIONS

1. Child Care Action Plan

Patrick Ward provided a presentation regarding the Township of Langley
Child Care Action Plan. He noted that Council authorized staff in
December 2018 to apply for UBCM grant funding to prepare a child care
needs assessment and action plan. The following areas were reviewed:
Roles and responsibilities of the Township and other organizations;
Strengths, gaps, and trends;

Coverage rates and space creation targets; and

Priorities and actions.

The following priorities and actions were identified:

Increase the number of licensed child care spaces;
Improve child care affordability;

Strengthen partnership and collaboration;

Address staffing challenges; and

Enhance before- and after-school recreation programming.

Next steps will be to share the Needs Assessment and Action Plan with
the Province, and begin implementation of the Action Plan.
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F. REPORTS TO COUNCIL

1. Child Care Action Plan
Report 20-95
File CD LSP00009

That Council endorse the Child Care Action Plan, presented as Attachment
A to this report.

REFERRAL

Moved by Councillor Richter,

Seconded by Councillor Woodward,

That the motion be amended to read as follows:

That Council receive the Child Care Action Plan, and refer it to a future
Council Process Committee for a detailed policy discussion.

MOTION DIVIDED

Moved by Councillor Ferguson,
Seconded by Councillor Long,
That the motion be divided.
CARRIED

MOTION 1
That Council receive the Child Care Action Plan.
CARRIED

MOTION 2

That the Child Care Action Plan be referred to a future Council Process
Committee for a detailed policy discussion.

CARRIED

Mayor Froese and Councillors Ferguson, Kunst, and Whitmarsh opposed

2. Revised Council Calendar for September to December 2020
Report 20-97
File ADM 0550-06

Moved by Councillor Davis,

Seconded by Councillor Woodward,

That Council approve the proposed revised September to December 2020
Council Calendar.

AMENDMENT

Moved by Councillor Woodward,

Seconded by Councillor Richter,

That the December 21, 2020 meeting be moved to December 14, 2020.
CARRIED
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F. REPORTS TO COUNCIL

MAIN MOTION, AS AMENDED
The question was called on the Main Motion, as amended, and it was
CARRIED

3. Recycling Depot Assessment
Report 20-107
File ENG 5380-01

Moved by Councillor Davis,

Seconded by Councillor Whitmarsh,

That Council request Metro Vancouver to move towards establishing
recycling depots at the Langley and Surrey transfer stations operated by
Metro Vancouver as soon as possible, to be funded in a manner that
recognizes the regionally-serving nature of such facilities; and further

That Council request Metro Vancouver investigate relocating the Langley
Transfer Station to a more suitable geographic area, subject to appropriate
zoning and locational considerations, in collaboration with the Township of
Langley.

CARRIED

4, Climate Action Strategy Update
Report 20-108
File ENG 5280-31

Moved by Councillor Whitmarsh,

Seconded by Councillor Arnason,

That Council authorize staff to proceed with public consultation on the draft
Climate Action Strategy; and further

That Council direct staff to bring forward the final Climate Action Strategy
and financial plan for Council’s consideration of adoption.
CARRIED

COUNCILLOR DECLARES CONFLICT OF INTEREST

Councillor Woodward declared a Conflict of Interest under Section 100 of the
Community Charter as he has a property interest, and left the meeting at 2:44pm.

5. Investing in Canada Infrastructure Program
British Columbia — Community, Culture and
Recreation Infrastructure
Report 20-106
File ENG 5330-20-024

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council approve a grant application to the Federal-Provincial
Investing in Canada Infrastructure Program — Community, Culture and
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F. REPORTS TO COUNCIL

Recreation Infrastructure Fund, for eligible costs related to the Fort
Langley Pedestrian Overpass Project; and further

That Council pre-approve the Township’s required share of the funding at
26.67% of the overall costs, equivalent to $1,400,000 utilizing committed
external third party funding, with any shortfall, up to a maximum of
$250,000 from the 2021 Transportation Operating Contribution to Capital
funding envelope.

CARRIED

COUNCILLOR DECLARES CONFLICT OF INTEREST

Councillor Woodward declared a Conflict of Interest under Section 100 of the
Community Charter as he has a property interest, and left the meeting at 2:44pm.

6. Heritage Alteration Permit
Application No. 101182
(Fort Langley Properties Ltd. /9121 Church Street)
Report 20-99
File CD 11-33-0132

Moved by Councillor Ferguson,

Seconded by Councillor Kunst,

That Council authorize issuance of Heritage Alteration Permit No. 101182
for property located at 9121 Church Street to allow demolition of the
existing building, subject to the following conditions:

a. Demolition of buildings and structures as shown in Schedule “A”;

b. Restoration plans being in substantial compliance with Schedule
“A” to the acceptance of the General Manager of Engineering and
Community Development;

c. Provision and maintenance of turf over the subject site in
substantial compliance with Schedule “A”;

d. Retention of the existing trees on the subject site until time of
Heritage Alteration Permit issuance for redevelopment of the
subject site, subject to the conditions of the future Heritage
Alteration Permit; and

e. Provision of a final tree management plan incorporating tree
retention, protection details, and security in compliance with
Subdivision and Development Servicing Bylaw (Schedule | - Tree
Protection), to the acceptance of the General Manager of
Engineering and Community Development.

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

a. Disconnection of municipal services;
b. Security of a driveway removal permit;
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c. Written confirmation from the owner and landscape architect or
arborist that the tree protection fencing identified in the tree
management plan is in place; and

d. Payment of applicable administration fees.

CARRIED

Councillors Davis and Long opposed
Councillor Woodward re-entered the meeting at 2:55pm.

7. Agricultural Land Commission
Application No. 100379
(Toor / 1457 — 248 Street)
Report 20-98
File CD 10-10-0030

Moved by Councillor Long,

Seconded by Councillor Kunst,

That Council advise the Agricultural Land Commission that the subdivision
application submitted by Greenline Management Ltd, on behalf of the
owner of the property located at 1457 — 248 Street within the Agricultural
Land Reserve, complies with the minimum parcel size provisions of Rural
Zone RU-2 of the Township’s Zoning Bylaw and request consideration
based on agricultural merits.

CARRIED

Councillors Arnason, Davis, and Richter opposed

8. Development Permit Application No. 101149
(Sandhill Homes Ltd. / 4400 Block of 222 Street)
Report 20-101
File CD 10-31-0164

Moved by Councillor Whitmarsh,

Seconded by Councillor Kunst,

That Council issue Development Permit No. 101149 (Streamside
Protection) to relocate Streamside Protection and Enhancement
Development Permit Areas on site in accordance with Section 4.20 of
Schedule 3 (“Development Permit Areas: Streamside Protection and
Enhancement”) of the Langley Official Community Plan Bylaw 1979
No. 1842 (OCP Schedule 3), subject to the following conditions:

a. Protection of Streamside Protection and Enhancement
Development Permit Areas (SPEAs) as shown on Schedule A 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
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information requirements outlined in Section 4.20 of Schedule 3 of
Langley Official Community Plan Bylaw 1979 No0.1842;

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;

d. Provision of security deposit for completion of enhancement works
and three year monitoring to the acceptance of the Township of
Langley General Manager of Engineering and Community
Development; and

e. Obtainment of relevant senior government environmental
regulatory agency approvals and/or submission of notifications and
provisions of copies of approval/submissions to the Township of
Langley General Manager of Engineering and Community
Development.

CARRIED

Councillors Arnason, Davis, and Richter opposed

9. Banking Resolution - Signing Authority
Report 20-110
File FIN 1970-02

Moved by Councillor Davis,

Seconded by Councillor Ferguson,

That Council approve the updated list of bank signatories required for bank
signing authorization on behalf of the Corporation of the Township of
Langley.

CARRIED

10. 2019 Annual Report and 2019 Statement of Financial Information
Report 20-111
File FIN 0640-20/1830-25

Moved by Councillor Davis,

Seconded by Councillor Whitmarsh,

That Council approve the 2019 Annual Report including 2019 Audited
Financial Statements upon receiving and considering submissions and
questions from the public; and

That Council approve the 2019 Statement of Financial Information (SOFI).
CARRIED
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11. Development Management Process Review
File 0540-20

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council receive the Mayor’s Standing Committee Development
Management Process Review report;

That Council endorse the recommendations included in the report under
the four headings:

1. Relieve pressure on staff;

2. Streamline process;

3. Update policies;

4. Focus on innovation; and

That the Mayor’s Standing Committee Development Management Process
Review Report be referred to staff to report back to Council to provide
recommendations as to the implementation and costs of the proposed
recommendations contained in the report.

MOTION DIVIDED

Moved by Councillor Richter,
Seconded by Councillor Woodward,
That the motion be divided.
CARRIED

MOTION 1

That Council receive the Mayor’s Standing Committee Development
Management Process Review report.

CARRIED

MOTION 2
That Council endorse the recommendations included in the report under
the four headings:
1. Relieve pressure on staff;
2. Streamline process;
3. Update policies; and
4. Focus on innovation.
CARRIED

Councillors Richter and Woodward opposed

MOTION 3

That the Mayor’s Standing Committee Development Management Process
Review Report be referred to staff to report back to Council to provide
recommendations as to the implementation and costs of the proposed
recommendations contained in the report.

CARRIED

B.1- Page9



B.1
July 27, 2020
Regular Council Meeting Minutes -10-

F. REPORTS TO COUNCIL

Councillor Woodward opposed

MOTION

Moved by Councillor Kunst

Seconded by Councillor Davis,

That a letter of thanks be sent to the other municipalities who participated
in the study.

CARRIED

MEETING RECESSED
The meeting recessed at 3:35pm.

MEETING RECONVENED
The meeting reconvened at 3:46pm.

12. Reopening of Recreation Facilities and Services
Report 20-112
File PR 7710-01

Moved by Councillor Richter,

Seconded by Councillor Davis,

That Township of Langley’s initial Reopening Plan for Recreation Services
and Facilities affected by COVID-19, included herein, be received by
Council; and

That regular updates to the Township of Langley Reopening Plan be
presented to Council as details are developed in consideration of
recreation sector guidance, specific facility and program risk assessments;
and all COVID-19 Safety plans are developed.

CARRIED

MOTION

Moved by Councillor Long,

Seconded by Councillor Whitmarsh,

That Council direct staff to implement the Alternate Stage 3 Re-opening
strategy, including opening the following as soon as practical,

George Preston Recreation Centre arena for ice rentals;
e Aldergrove Credit Union Community Centre arena for ice rentals;
e Aldergrove Credit Union Community Centre pool for pool rentals
and public use; and
e George Preston Recreation Centre curling rink.
CARRIED

MOTION

Moved by Mayor Froese,

Seconded by Councillor Richter,

That Council endorse Staff continuing to focus the Township’s COVID-19
response through the Township of Langley Emergency Operations Centre,
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including following Provincial Health Orders and Worksafe BC
requirements, with a goal of working together with viaSport, Provincial
Sport Organizations, and Local Sport Organizations to accommodate
youth sports and game play as soon as practical.

CARRIED

G. BYLAWS FOR FIRST AND SECOND READING

1. Official Community Plan Amendment and
Rezoning Application No. 100194 and
Development Permit Application No. 101164
(Essence Holdings (Parc Central 1) Inc. / 20261 — 72B Avenue)
Bylaw No. 5632
Bylaw No. 5633
Report 20-100
File CD 08-23-0200

Moved by Councillor Whitmarsh,

Seconded by Councillor Kunst,

That Council give first and second reading to Langley Official Community
Plan Bylaw 1979 No. 1842 Amendment (Willoughby Community Plan)
Bylaw No. 1998 No. 3800 Amendment (Central Gordon Estate
Neighbourhood Plan) Bylaw 2012 No. 4924 Amendment (Essence Holdings
(Parc Central 1) Inc.) Bylaw 2020 No. 5632 and Township of Langley
Zoning Bylaw 1987 No. 2500 Amendment (Essence Holdings (Parc Central
1) Inc.) Bylaw 2020 No. 5633, amending Comprehensive Development
Zone CD-124 to facilitate the development of 30 townhouse units on a 0.8
ha (1.9 ac) of land located at 20261 — 72B Avenue, subject to the following
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
Subdivision and Development Servicing Bylaw (Schedule | - Tree
Protection);

2. Amend Restrictive Covenant CA7529153 to reflect the current layout
and identify a minimum 5% of the townhouses are required to comply
with the adaptable housing requirements;

3. Compliance with the Community Amenity Contributions Policy (with an
additional contribution of $127,080), Township’s 5% Neighbourhood
Park Land Acquisition Policy, and Willoughby Arterial Road Completion
Amenity Policy if applicable.

4. Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Site Servicing Review fee, ISDC review
fee, DWA and Latecomer charges;
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That Council consider that Langley Official Community Plan Bylaw 1979 No.
1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800
Amendment (Central Gordon Estate Neighbourhood Plan) Bylaw 2012 No.
4924 Amendment (Essence Holdings (Parc Central 1) Inc.) Bylaw 2020 No.
5624, 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 at time of final reading of Rezoning Bylaw No. 5633 authorize
issuance of Development Permit No. 101164 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;

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

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. Completion of an onsite servicing and stormwater management plan
in accordance with the Subdivision and Development Servicing
Bylaw;

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

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

That Council authorize staff to schedule the required Public Hearing for the
Central Gordon Estate Neighbourhood Plan Amendment Bylaw No. 5632,
and Rezoning Bylaw No. 5633 in conjunction with the hearing for proposed
Development Permit No. 101164.

CARRIED

Councillors Arnason and Richter opposed
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2. Rezoning Application No. 100601 and
Development Permit Application No. 101151
(19708 86 Ave Langley Holdings Corp. /
Denciti Development Corp. /19700 Block of 86 Avenue)
Bylaw No. 5628
Report 20-105
File CD 08-27-0069

Moved by Councillor Ferguson,

Seconded by Councillor Davis,

That Council give first and second reading to Township of Langley Zoning
Bylaw 1987 No. 2500 Amendment (19708 — 86 Ave Langley Holding Corp.)
Bylaw 2020 No. 5628, rezoning 2.42 ha (5.98 ac) of land located in the
19700 block of 86 Avenue to Carvolth Business Park Zone C-18, to facilitate
development of two (2) industrial buildings, subject to the following
development prerequisites being satisfied to the acceptance of the
Township of Langley General Manager of Engineering and Community
Development, unless noted otherwise 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. Provision of road dedications, widenings, and necessary traffic
improvements for 86 Avenue in accordance with the Township’s Master
Transportation Plan, Subdivision and Development Servicing Bylaw and
the Carvolth Neighbourhood Plan;

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

4. 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);

5. Provision of final off-site servicing landscape design drawings including
street trees, sidewalk, landscaping details and security;

6. Approval of the rezoning bylaw by the Ministry of Transportation and
Infrastructure;

7. Protection of Streamside Protection and Enhancement Areas in a
restrictive covenant and acceptance of the streamside enhancement
plans, fencing, signage, and security;

8. Registration of the following restrictive covenants:
a. Prohibiting left-hand turns for ingress and egress;
b. Prohibiting reliance on street parking;
c. Providing for cross access in favor of 19676 — 86 Ave;

9. Compliance with the requirements of the Carvolth Greenway Amenity
Policy;
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10. Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Site Servicing Review fee, ISDC review
fee, Development Works Agreement (DWA) and Latecomer charges;

That Council at time of final reading of Rezoning Bylaw No. 5628 authorize
issuance of Development Permit No. 101151 to 19708 — 86 Ave Holdings
Corp., for property located in the 19700 block of 86 Avenue, subject to the
following conditions:

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

b. Landscape plans being in substantial compliance with Schedule
“B” and in compliance with the Township’s Street Tree and
Boulevard Planting Policy, to the acceptance of the Township of
Langley General Manager of Engineering and Community
Development;

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

d. Rooftop mechanical equipment to be screened from view by
compatible architectural treatments in compliance with Schedule
HA”;

e. Allrefuse areas to be located in an enclosure and screened to
the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

f. All outdoor storage areas being covered by a dust free surface;

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

a. Issuance of an Energy Conservation and GHG Emissions
Reduction Development Permit;

b. Submission of a site specific onsite servicing and storm water
management plan (including onsite detention) in accordance with
the Subdivision and Development Servicing Bylaw, to the
acceptance of the Township of Langley General Manager of
Engineering and Community Development;

c. Onsite landscaping being secured by a letter of credit at the
building permit stage;

d. Completion of an erosion and sediment control plan or
exemption in accordance with the Erosion and Sediment Control
Bylaw to the acceptance of the Township of Langley General
Manager of Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of
the Land Title Act regarding on-site detention, biofiltration and
infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an
electrical engineer in compliance with the provisions of the

B.1 - Page 14



B.1
July 27, 2020
Regular Council Meeting Minutes -15-

G. BYLAWS FOR FIRST AND SECOND READING

Township’s Exterior Lighting Impact Policy to the acceptance of
the Township of Langley General Manager of Engineering and
Community Development;

g. Payment of supplemental Development Permit application fees;
and

h. Payment of applicable Development Cost Charges and Building
Permit administration fees; and further

That Council authorize staff to proceed with the written submission
opportunity notice prior to Council’s consideration of third reading of
Rezoning Bylaw No. 5628, in conjunction with proposed Development
Permit No. 101151.

CARRIED

3. Rezoning Application No. 100579
Development Permit Application No. 101113
(Pollyco Yorkson Centre Inc. / 20365, 20375 and 20387 — 80 Avenue)
Bylaw No. 5612
Report 20-104
File CD 08-26-0159

Moved by Councillor Whitmarsh,

Seconded by Councillor Davis,

That Council receive the submission and grant first and second reading to
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Pollyco
Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of
land located at 20365, 20375 and 20387 — 80 Avenue to Community
Commercial Zone C-2, to facilitate the development of a commercial
development, subject to the following development prerequisites being
satisfied to the acceptance of the General Manager of Community
Development and Engineering 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 west half of 204 Street and the
north half of 80 Avenue, in accordance with the Township’s Master
Transportation Plan, Subdivision and Development Servicing Bylaw and
the Yorkson Neighbourhood Plan, to the acceptance of the Township;

4. Dedication and construction of a 4.5 metre wide street greenway on the
north side of 80 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. Registration of restrictive covenants:
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a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;
b. Limiting access to 80 Avenue to right-in and right-out only;
c. Requiring roof-top mechanical equipment to be screened from view;
and
d. Registration of a public access right of way for a pedestrian access
between 204 Street and the western property line;
7. Compliance with the requirements of the Yorkson Greenway Amenity
Zoning Policy including payment of applicable Yorkson amenity fee; and
8. Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Site Servicing Review fee, ISDC review
fee, extraordinary charges Development Works Agreement (DWA) and
Latecomer charges;

That Council authorize the issuance of revised Development Permit No.
101113 at the time of final reading of Rezoning Bylaw No. 5612 consistent
with Attachment A to this report 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;

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

d. Section 107.3 — Required Off-Street Parking Spaces of Township of
Langley Zoning Bylaw No. 2500 is hereby varied to reduce the
number of parking spaces required from 132 to 118; and

e. Section 107.5 (sub-section 6) — Design Criteria of Township of
Langley Zoning Bylaw No. 2500 is hereby varied to increase the
maximum number of permitted small car parking spaces from 20% to
22%.

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; and

d. Payment of supplemental development permit application fees,
Development Cost Charges, and building permit administration fees;
and further
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That Council authorize staff to proceed with the written submission
opportunity notice prior to Council’s consideration of third reading of
Rezoning Bylaw No. 5612, in conjunction with proposed Development
Permit No. 101113.

CARRIED

Councillors Richter and Woodward opposed

4. Rezoning Application No. 100622 and
Cannabis Retail Sales Endorsement Application No. 000002
(Barbieri Developments Ltd. /20125 - 64 Avenue)
Bylaw No. 5631
Report 20-102
File CD 08-14-0116

That Council give first and second reading to Township of Langley Zoning
Bylaw 1987 No. 2500 Amendment (Barbieri Developments Ltd.) Bylaw 2020
No. 5631, to amend Regional Commercial Zone C-1 to allow for a non-
medical cannabis retail store on the property located at 20125 - 64 Avenue
within the Willowbrook Community Plan area , subject to the following
development prerequisites being satisfied to the acceptance of the
Township of Langley General Manager of Engineering and Community
Development prior to final reading:

1. Approval of Rezoning Bylaw No. 5631 by the Ministry of Transportation
and Infrastructure;

2. Confirmation of “fit and proper” stage completed by the Provincial Liquor
and Cannabis Regulation Branch;

That Council consider the endorsement request for a new non-medical
cannabis retail store for #105 — 20125 — 64 Avenue;

That Council authorize staff to proceed with the written submission
opportunity notice prior to Council’s consideration of third reading of
Rezoning Bylaw No. 5631, in conjunction with the endorsement request for
a new non-medical cannabis retail store; and further

That Council, upon final reading of Rezoning Bylaw No. 5631, should the
application proceed, adopt the following resolution, should Council decide to
endorse 1151761 BC Ltd.’s request:

“That Council has considered and ENDORSED the request by
1151761 BC Ltd. to locate a non-medical cannabis retail store at #105
- 20125 - 64 Avenue, Langley, as meeting the objectives of the
Cannabis Retail Sales Policy No. 07-410.

In ENDORSING this request, Council deems that it has considered
and found acceptable the location of the non-medical cannabis retail
store; the proximity of the store to other special or recreational
facilities and public buildings; the size of the store; potential traffic,
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noise and parking impacts; zoning; and the impact on the community if
the application is approved.

In ENDORSING this request, Council has considered the views of
area residents expressed to Council at a written submission
opportunity held September 14, 2020 virtually at the Township of
Langley Civic Facility (Fraser River Presentation Theatre), 20338 — 65
Avenue, Langley, BC, the minutes of which and written submissions
provided by the public being attached to this resolution.
ENDORSEMENT of this request is subject to compliance with
Municipal Bylaws and Policies and Cannabis Control and Licensing
Act Regulations.”

MOTION

Moved by Mayor Froese,

Seconded by Councillor Richter,

That staff be directed that items G.4 and G.5 be deferred and that cannabis
rezoning applications received by August 31, 2020 be presented together by
area and that staff develop selection criteria that Council may use in
selecting the appropriate retail outlet for each area.

CARRIED

5. Rezoning Application No. 100621 and
Cannabis Retail Sales Endorsement
Application No. 000001 (Visco / 8860 - 201 Street)
Bylaw No. 5630
Report 20-103
File CD 08-26-0219

Clerk’s Note: See motion under item G.4.

That Council give first and second reading to Township of Langley Zoning
Bylaw 1987 No. 2500 Amendment (VISCO) Bylaw 2020 No. 5630 to amend
Comprehensive Development Zone CD-48 within the Carvolth
Neighbourhood Plan area, to allow for a non-medical cannabis retail store
on the property located at 8860 - 201 Street, subject to the following
development prerequisites being satisfied to the acceptance of the
Township of Langley General Manager of Engineering and Community
Development prior to final reading:

1. Approval of Rezoning Bylaw No. 5630 by the Ministry of Transportation
and Infrastructure;

2. Confirmation of “fit and proper” stage completed by the Provincial Liquor
and Cannabis Regulation Branch;

That Council consider the endorsement request for a new non-medical
cannabis retail store for #102 8860 — 201 Street;

That Council authorize staff to proceed with the written submission
opportunity notice prior to Council’s consideration of third reading of
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Rezoning Bylaw No. 5630, in conjunction with the endorsement request for
a new non-medical cannabis retail store; and further

That Council, upon final reading of Rezoning Bylaw No. 5630, should the
application proceed, adopt the following resolution, should Council decide to
endorse L&M Business Consulting Ltd.’s request:

“That Council has considered and ENDORSED the request by L&M
Business Consulting Ltd. to locate a non-medical cannabis retail store
at #102 - 8860 - 201 Street, Langley, as meeting the objectives of the
Cannabis Retail Sales Policy No. 07-410.

In ENDORSING this request, Council deems that it has considered
and found acceptable the location of the non-medical cannabis retalil
store; the proximity of the store to other special or recreational
facilities and public buildings; the size of the store; potential traffic,
noise and parking impacts; zoning; and the impact on the community if
the application is approved.

In ENDORSING this request, Council has considered the views of
area residents expressed to Council at a written submission
opportunity held September 14, 2020 virtually at the Township of
Langley Civic Facility (Fraser River Presentation Theatre), 20338 — 65
Avenue, Langley, BC, the minutes of which and written submissions
provided by the public being attached to this resolution.
ENDORSEMENT of this request is subject to compliance with
Municipal Bylaws and Policies and Cannabis Control and Licensing
Act Regulations.”

H. BYLAWS FOR FIRST, SECOND AND THIRD READING

1. Highway Closure, Dedication Removal and Exchange (Blaney)
Bylaw No. 5610
Report C20-22
File ADM PM002871

Moved by Councillor Ferguson,

Seconded by Councillor Kunst,

That Council give first, second, and third reading to “Highway Closing and
Dedication Removal (Blaney) Bylaw 2020 No. 5610”.

CARRIED
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1. Deferral of 2020 Tax Sale to 2021
Bylaw No. 5629
Report 20-109
File FIN 1970-07

Moved by Councillor Davis,

Seconded by Councillor Long,

That Council give first, second, third reading and final adoption to 2020 Tax
Sale Deferment Bylaw 2020 No. 5629.

CARRIED

J. BYLAWS FOR CONSIDERATION AT THIRD READING

1. Rezoning Application No. 100581 and
Development Permit Application No. 101118 (1180863 BC Ltd. /
Flat Architecture Inc. / 20370 and 20392 — 73A Avenue)
Bylaw No. 5622
Report 20-92
File CD 08-23-0185

Moved by Councillor Davis,

Seconded by Councillor Ferguson,

That Council give third reading to “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (1180863 BC Ltd.) Bylaw 2020 No. 5622”.
CARRIED

Councillor Richter opposed
Development Permit No. 101118

Running concurrently with this Bylaw is Development Permit No. 101118
(1180863 BC Ltd. / Flat Architecture Inc. / 20370 and 20392 — 73A Avenue)
in accordance with Attachment A subject to the following conditions:

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

b. Landscape plans being in substantial compliance with Schedule “B”
and in compliance the Township’s Street Tree and Boulevard
Planting Policy and Age Friendly Amenity Area requirements;

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

d. All signage being in compliance with the Township’s Sign Bylaw;

Requiring rooftop mechanical equipment to be screened from view;
and

f. All refuse areas to be located in an enclosure and screened.
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Although not part of the development permit requirements, the applicant is
advised that prior to issuance of a building permit, the following items will
need to be finalized:

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

b. Completion of an on-site servicing and stormwater management plan
in accordance with the Subdivision and Development Servicing
Bylaw;

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

d. Written confirmation form the owner and landscape architect or

arborist that tree protection fencing identified in the tree
management plan is in place; and

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

K. BYLAWS FOR THIRD READING AND FINAL ADOPTION

1. Official Community Plan Amendment and
Rezoning Application No. 100184
(Ganchar / 23600 - 23900 Block of 36A Avenue)
Bylaw No. 5526
Bylaw No. 5527
Report 20-96
File CD 10-28-0042

Moved by Councillor Davis,

Seconded by Councillor Long,

That Council repeal third reading of Township of Langley Zoning Bylaw
1987 No. 2500 Amendment (Ganchar) Bylaw 2019 No. 5527, granted on
January 13, 2020;

That Council give third reading to the revised Township of Langley Zoning
Bylaw 1987 No. 2500 Amendment (Ganchar) Bylaw 2019 No. 5527,
rezoning six (6) rural residential properties located in the 23600 — 23900
blocks of 36A Avenue to Rural Zone RU-3A, subject to the provision of
security for a hydrogeological study, to the acceptance of the General
Manager of Engineering and Community Development; and further

That Council give final reading to Langley Official Community Plan Bylaw
1979 No. 1842 (Rural Plan) Bylaw 1993 No. 3250 Amendment (Ganchar)
Bylaw 2019 No. 5526 and Township of Langley Zoning Bylaw 1987 No.
2500 Amendment (Ganchar) Bylaw 2019 No. 5527, rezoning six (6) rural
residential properties located in the 23600 — 23900 blocks of 36A Avenue to
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K. BYLAWS FOR THIRD READING AND FINAL ADOPTION

Rural Zone RU-3A, noting that all development prerequisites have been
satisfactorily completed.
CARRIED

L. BYLAWS FOR FINAL ADOPTION

1. Rezoning Application No. 100131
(Sandhill Homes Ltd. / 4400 Block of 222 Street)
Bylaw No. 5379
Report 18-72
File CD 10-31-0164

Moved by Councillor Whitmarsh,

Seconded by Councillor Ferguson,

That Council give final reading to “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (Sandhill Homes Ltd.) Bylaw 2018 No. 5379”.
CARRIED

Councillors Davis and Richter opposed

2. Official Community Plan Amendment and
Rezoning Application No. 100160 and
Development Permit Application Nos. 100971, 101091 and 101092
(Mitchell Latimer 80 /197 Inc. / 19648 and 19678 — 80 Avenue and
7661 — 197 Street)
Bylaw No. 5491
Bylaw No. 5492
Report 19-127
File CD 08-22-0083 / 0091

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council give final reading to “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No.
3800 Amendment (Latimer Neighbourhood Plan) Bylaw 2015 No. 5101
Amendment (Mitchell Latimer 80 / 197 Inc.) Bylaw 2019 No. 5491”; and

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Mitchell
Latimer 80 / 197 Inc.) Bylaw 2019 No. 5492”.

CARRIED

Councillor Richter opposed

Development Permit No. 100971

Moved by Councillor Davis,
Seconded by Councillor Kunst,
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That Council authorize issuance of Development Permit No. 100971
(Mitchell Latimer 80/ 197 Inc. / 19648 and 19678 — 80 Avenue and 7661 —
197 Street) in accordance with Attachment A subject to the following
conditions:

a. An exterior design control agreement shall be entered into for all
lands zoned Residential Compact Lot Zone R-CL(A) and R-CL(B);

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

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. lIssuance of an Energy Conservation and GHG Emissions Reduction
Development Permit;

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

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

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

CARRIED

Councillor Richter opposed
Development Permit No. 101091

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council authorize issuance of Development Permit No. 101091
(Mitchell Latimer 80/ 197 Inc. / 19648 and 19678 — 80 Avenue and 7661 —
197 Street) in accordance with Attachment B subject to the following
conditions:

a. Protection of Streamside Protection and Enhancement Development
Permit Areas (SPEASs) as shown on Schedule A to the acceptance of
the 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
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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.

CARRIED

Councillor Richter opposed
Development Permit No. 101092

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council authorize issuance of Development Permit No. 101092
(Mitchell Latimer 80 / 197 Inc. / 19648 and 19678 — 80 Avenue and 7661 —
197 Street) in accordance with Attachment C subject to the following
conditions:

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

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

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

a. Issuance of an Energy Conservation and GHG Emissions Reduction
Development Permit;

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

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

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

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

CARRIED

Councillor Richter opposed
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3. Official Community Plan Amendment and
Rezoning Application No. 100187
(Oakbrook Foundation / 23400 — 44 Avenue)
Bylaw No. 5486
Bylaw No. 5487
Report 19-104
File CD 10-33-0091

Moved by Councillor Long,

Seconded by Councillor Kunst,

That Council give final reading to “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (Oakbrook Foundation) Bylaw 2019 No. 5486”; and

“Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Rural
Plan) Bylaw 1993 No. 3250 Amendment (Oakbrook Foundation) Bylaw
2019 No. 5487".

CARRIED

4. Rezoning Application No. 100537
(Denbow Transport Ltd. / 1030 — 272 Street)
Bylaw No. 5503
Report 19-157
File CD 13-08-0013

Moved by Councillor Davis,

Seconded by Councillor Kunst,

That Council give final reading to “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (Denbow Transport Ltd.) Bylaw 2019 No. 5503”.
CARRIED

Councillor Woodward opposed

M. CORRESPONDENCE

1. International Decade for People of African Descent
File 0630-01

Moved by Councillor Ferguson,

Seconded by Councillor Long,

That Council receive the correspondence from Pulcherie Mboussi, Founder
of the African Arts & Cultural Society, requesting the decade of 2015-2024
be recognized as International Decade for People of African Descent.
CARRIED
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N. MINUTES OF COMMITTEES

1. Council Process Committee — July 20, 2020
File 0540-20

Moved by Councillor Davis,

Seconded by Councillor Long,

That Council adopt the Minutes from the Council Process Committee
meeting held July 20, 2020.

CARRIED

O. MAYOR AND COUNCIL REPORT

Mayor Froese reported that he visited Ace Berries and presented awards
to recipients for Volunteer Appreciation.

P. METRO VANCOUVER REPRESENTATIVES REPORT

Councillor Richter reported that Metro Vancouver has commented that
the wet weather this spring has created a mosquito infestation. Residents
can report problems and concerns to the Township at 604.432.6228.

Q. [TEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM
SPECIAL CLOSED MEETINGS

R. ITEMS FROM PRIOR MEETINGS

1. Richard and Stephanie Hather Delegation

Moved by Councillor Davis,

Seconded by Councillor Whitmarsh,

That staff be directed to remove the Willow tree at the Hather residence,
with the appropriate communication that removal does not indicate
admission of liability.

CARRIED

Councillors Arnason and Long opposed

S. OTHER BUSINESS

1. Open the Pools

MOTION WITHDRAWN
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Whereas the reopening of recreational facilities such as outdoor pools is
being recommended by the Provincial Health Officer Dr. Henry during the
Covid-19 outbreak; and

Whereas the Aldergrove Credit Union Community Centre (ACUCC) has one
of the best outdoor pool facilities in the area;

Therefore be it resolved that the Township of Langley reopen the pools at
ACUCC as soon as possible.

2. Advancement of the Smith Neighbourhood Plan

Moved by Councillor Woodward,
Seconded by Councillor Richter,
Whereas:

1. The Smith Neighbourhood Plan is one of the few neighbourhood
plans within Willoughby that is experiencing significant, ongoing
difficulty meeting the conditions necessary for development to
advance;

2. The relatively large quantity of smaller parcels combined with the
lack of a single group proceeding on any known timeline to assemble
the necessary land holdings to be able to justify providing the
necessary school(s), park site(s) and detention pond(s) is together
causing an indefinite delay in the Smith Neighbourhood Plan’s
advancement;

3. The provision of the necessary elements for a neighbourhood plan to
advance is recoverable via the development process from benefiting
landowners; and

4. The delay in advancement of the Smith Neighbourhood Plan is
causing indefinite delays in the provision of road and sidewalk
infrastructure along 208 Street and 72 Avenue badly needed for the
entire Willoughby area, and all Township of Langley residents as a
whole;

Therefore be it resolved that staff be directed to review, consider and report
to Council, as soon as practical, possible options for the Township of
Langley to coordinate the provision of necessary drainage infrastructure and
school / park site acquisition(s) within and for the advancement of the Smith
Neighbourhood Plan.

CARRIED

Councillor Long opposed
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S. OTHER BUSINESS

3. Fire Protection — Top Floor Balconies

Council discussed changes to the building code requirements regarding
balcony or attic sprinklers and/or fire extinguishers.

Councillor Richter provided the following Notices of Motion for consideration at
the next Regular Meeting:

4. Control of Nuisance Animals Policy

Whereas Report 20-88 “Control of Nuisance Animals Policy Update” was
adopted unanimously by Council on July 13, 2020;

Whereas 43rd Avenue from 272nd Street east to the Abbotsford border
apparently still floods continuously from November to February each year
even though extensive mitigation works have occurred there;

Whereas this prolonged annual flooding on 43rd Avenue creates health and
safety concerns for area residents;

Therefore be it resolved that Council ask staff to provide a report on the
mitigation efforts and costs taken to date on 43rd Avenue from 272nd Street
east to the Abbotsford border, and whether additional efforts are needed
under the Control of Nuisance Animal Policy Update in order to protect the
health and safety of area residents.

5. Council Procedure Bylaw

Whereas substantive information pertinent to Council decisions needs to be
available to Council members well prior to Council meetings so that this
information is able to be fully read and understood by Council members
prior to the meeting;

Whereas there has been a recent increase in the amount of significant
information being sent to Council members only a few hours before Council
meetings start;

Therefore be it resolved that Council amend the Procedure Bylaw to include
the following items:

a) substantive information relative to Council meeting agenda items must be
received no later than 5 pm 72 hours before the Council meeting to which it
pertains is called to order;

b) when substantive material is received after the 72 hour deadline in “a)”,

the agenda item to which the substantive material pertains will be
automatically deferred to the next scheduled Council meeting; and
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¢) substantive material pertaining to a Council meeting and Council decision
received late by Council will not be allowed to defer the Agenda matter for
more than 1 Council meeting.

T. TERMINATE

Moved by Councillor Davis,

Seconded by Councillor Whitmarsh,
That the meeting terminate at 6:17pm.
CARRIED

CERTIFIED CORRECT:

Mayor

Township Clerk
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REPORT TO
MAYOR AND COUNCIL

E.1

PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING REPORT: 20-113
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-10-0075
SUBJECT: AGRICULTURAL LAND COMMISSION APPLICATION
NO. 100380 (LINKE / 6357 — 248 STREET)
PROPOSAL:

Homesite severance subdivision within the Agricultural
Land Reserve (ALR) of a 4.0 hectare (ha) (9.9 acre
(ac)) parcel located at 6357 — 248 Street into a 0.6 ha
(1.4 ac) homesite and a 3.5 ha (8.6 ac) remnant lot.

RECOMMENDATION SUMMARY:

That Council advise the Agricultural Land Commission
(ALC) that the proposed subdivision complies with the
minimum lot size requirements of the Township’s
Zoning Bylaw, subject to compliance with the ALC's
Homesite Severance Policy, and request consideration

based on agricultural merits.

RATIONALE:

The application complies with the provisions of the
Township’s Zoning Bylaw, subject to compliance with
the Agricultural Land Commission’s Homesite

Severance Policy.
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RECOMMENDATION:

That Council advise the Agricultural Land Commission that the subdivision application
submitted by Donna Linke for a property located at 6357 — 248 Street, within the Agricultural
Land Reserve, complies with the requirements of Section 110.8 — Homesite Severance
Subdivisions of the Zoning Bylaw, subject to compliance with the Agricultural Land
Commission’s Homesite Severance Policy and request consideration based on agricultural
merits.

EXECUTIVE SUMMARY:

The applicant, pursuant to Section 21(2) of the ALC Act, has applied for a homesite severance
subdivision of a 4.0 ha (9.9 ac) parcel located at 6357 — 248 Street into a 0.6 ha (1.4 ac)
homesite and a 3.5 ha (8.6 ac) remnant lot. Staff recommend that Council advise the ALC that
the subdivision complies with Sections 110.1 and 110.8 of the Township’s Zoning Bylaw,
provided it is deemed a homesite severance by the ALC and request consideration based on
agricultural merits.

PURPOSE:

This report is to provide Council with information and a recommendation with respect to an ALR
homesite severance subdivision application submitted under Section 21(2) of the ALC Act.
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SUBJECT
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SUBJECT
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SUBJECT

ZONING BYLAW NO. 2500
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vV

=/
BROROSED
SUBJECT

\

PRELIMINARY SITE PLAN — PROVIDED BY APPLICANT
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REFERENCE:
Owner: John and Donna Linke
6357 — 248 Street
Langley BC V4W 1C3
Legal Description: Lot 4 Section 10 Township 11 New Westminster
District Plan 29507
Location: 6357 — 248 Street
Area: 4.0 ha (9.9 ac)
Existing Zoning: Suburban Residential SR-1
Minimum Lot Size: 3716 m? (0.9 ac)
Rural Plan: Salmon River Uplands
Agricultural Land Reserve: In the Agricultural Land Reserve

BACKGROUND/HISTORY:

The ALC Act allows Council the opportunity to provide recommendations on subdivision
applications made to the ALC. Information available to Council to consider making
recommendations are policies contained in the Rural Plan and Township Zoning Bylaw.

The subject property is located at 6357 — 248 Street, within the ALR and designated

Salmon River Uplands in the Rural Plan (adopted in 1993). The property is currently zoned
Suburban Residential Zone SR-1 in accordance with Zoning Bylaw No. 2500 (enacted in 1987),
which permits a minimum lot size for subdivision of 3716 m? (0.9 ac).

The applicant indicates that the landowners meet the eligibility criteria established by the ALC
for a homesite severance (ALC Policy L-11). The owners would like to retain a portion of the
property and are proposing to create a homesite severance on the east portion of the lot.

DISCUSSION / ANALYSIS:

ALC policy makes provision for subdivision for the purposes of a homesite severance. A
homesite severance subdivision application may be considered by the ALC where property
under application has been the principal residence of the applicant as owner-occupant since
December 21, 1972 and the applicant wishes to dispose of the parcel but retain a homesite on
the land.

The subject application has been submitted pursuant to Section 21(2) of the ALC Act and
proposes a homesite severance subdivision of a 4.0 ha (9.9 ac) site located at 6357 — 248 Street
into two (2) parcels, a 0.6 ha (1.4 ac) homesite and a 3.5 ha (8.6 ac) remnant parcel. The
proposed lots conform to the minimum subdivision requirements for the Suburban Residential
Zone SR-1.
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Homesite Severances are guided by ALC Policy L-11, which states:

“The purpose of this policy is to provide a consistent approach to situations
where property under application has been the principal residence of the
applicant as

owner-occupant since December 21, 1972 and the applicant wishes to dispose of
the parcel but retain a homesite on the land”.

The applicant has submitted details of the ownership history in support of the residency and
ownership requirements of ALC Policy L-11. This is a determination that must be made by the
ALC, not the Township.

Should the ALC decide that the application complies with the ALC’s Homesite Severance
Policy, the application may be considered for approval.

Should the ALC determine the current application does not comply with the Homesite
Severance Policy, any subsequent subdivision application would be evaluated based on its
ability to meet the Township’s Zoning Bylaw Section 110.1 Minimum Subdivision Requirements
(SR-1 zone 3716 m? ha (0.9 ac)) and would also require ALC approval.

Description of the Property:
The subject site is 4.0 ha (9.9 ac) in size and contains a single family dwelling accessed via a
driveway from 248 Street.

Adjacent Uses and Property Sizes:

North: 64 Avenue, beyond which is a rural property zoned Suburban Residential SR-1,
located within the ALR and designated Salmon River Uplands in the Rural Plan;

South: A rural property zoned Suburban Residential SR-1, located within the ALR and
designated Salmon River Uplands in the Rural Plan;

East: 248 Street, beyond which is a rural property zoned Rural Zone RU-3, located
within the ALR and designated Agricultural/Countryside in the Rural Plan;

West: A rural property zoned Suburban Residential SR-1, located within the ALR and
designated Salmon River Uplands in the Rural Plan.

Servicing:
The Township’s Subdivision and Development Servicing Bylaw 2019 No. 5382 designates the

subject property Suburban - Level 3.

Additional servicing details and requirements are to be addressed at time of subdivision, should
the application be approved by the ALC.

POLICY CONSIDERATIONS:

The subject site is located within the ALR in an area designated Salmon River Uplands in the
Rural Plan. The proposed lots conform to the minimum subdivision requirements for the
Suburban Residential Zone SR-1. Staff recommend that Council advise the ALC that the
proposal complies with the Township’s Zoning Bylaw as a homesite severance subdivision
application. If the ALC’s approval of the subdivision indicates that the application is consistent
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with the provisions and intent of the Commission’s Homesite Severance Policy, the application
can be considered as a homesite severance. Section 110.8 of the Township’s Zoning Bylaw
states that the Approving Officer may approve an application for a homesite severance
subdivision subject to the remnant lot being not less than 2.0 ha (4.9 ac) in size. The remnant lot
is in compliance with this requirement as it is proposed to be 3.5 ha (8.6 ac) in size. Details of
the proposed subdivision will be addressed at the subdivision stage in accordance with the
Subdivision and Development Servicing Bylaw requirements and any additional requirements
imposed by the ALC as a condition of approval should such be granted.

Respectfully submitted,
Rob Nordrum
PLANNING TECHNICIAN

for
COMMUNITY DEVELOPMENT DIVISION
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING REPORT: 20-116
FROM: COMMUNITY DEVELOPMENT DIVISION 11-33-0128
SUBJECT: HERITAGE ALTERATION PERMIT APPLICATION NO. 101015
(TOWNSHIP OF LANGLEY /23400 BLOCK MAVIS AVENUE)
PROPOSAL:

Heritage Alteration Permit application to allow
construction of a new cultural centre and museum
known as Salishan Place and consolidation of six lots in
the 23400 Block of Mavis Avenue in Fort Langley. The
proposed Heritage Alteration Permit includes

variances to height, lot coverage, siting and

parking provisions of the Zoning Bylaw.

RECOMMENDATION SUMMARY:

That Council authorize issuance of Heritage Alteration
Permit No. 101015 subject to twelve (12) conditions,
noting seven (7) building permit conditions.

RATIONALE:

The proposal is in keeping with the Fort Langley
Community Plan and associated Heritage Conservation
Area Guidelines. Variances to the Zoning Bylaw are
required to accommodate Salishan Place within the
existing Residential R-1E zoning.
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RECOMMENDATION:

That Council authorize issuance of Heritage Alteration Permit No. 101015 for properties located at
23418, 23428, 23438 and 23448 Mavis Avenue, 9134 King Street and 9113 Royal Street, to allow
construction of Salishan Place, a new cultural centre and museum, and consolidation of the
subject properties, subject to the following conditions being satisfied to the acceptance of the
General Manager of Engineering and Community Development:

a.

Section 104.5(2) of the Township’s Zoning Bylaw 1987 No. 2500 (Height of Buildings and
Structures) being varied to permit a three (3) storey building with a building height of 13.05 m
and rooms above the second storey as shown in Schedule “A”;

Section 107.3.b)v. of the Township’s Zoning Bylaw 1987 No. 2500 (Required Off-Street
Parking Spaces) being varied to permit 52 parking spaces;

Section 402.3 of the Township’s Zoning Bylaw 1987 No. 2500 (Lot Coverage) being varied to
permit a lot coverage of 52% as shown in Schedule “A”;

Section 402.4.1)b) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from the rear lot line of 4.03 m to the edge of
canopy and 6.02 m to the supporting column as shown in Schedule “A”;

Section 402.4.1)d) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from a side lot line abutting a flanking street of
0.3 m to the edge of canopy and 1.19 m to the supporting column as shown in Schedule “A”;

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

Consolidation of the properties and closure of the lane in substantial compliance with
Schedule “A”;

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

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);

All sighage being in substantial compliance with Schedule “A”, the Fort Langley Building
Facade Design Guidelines and the Township’s Sign Bylaw, and architecturally compatible
with the building;

Rooftop mechanical equipment being located so that it is not visible from adjacent roads or
alternatively screened from view by compatible architectural treatments;

All refuse areas to be located inside the building and screened in substantial compliance with
Schedule “A”.

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

a.

b.

Provision of an exterior lighting impact plan prepared by an electrical engineer in compliance
with the provisions of the Township’s Exterior Lighting Impact Policy;

Landscape and boulevard improvements being secured by letter of credit at Building Permit
stage;

A Servicing Agreement being entered into with the Township to secure required road and
utility upgrades and connections including provision of a minimum of 16 parking spaces in
Royal Street in accordance with the Township’s Subdivision and Development Servicing
Bylaw;

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;

A Highways Use Permit being secured for any projections (i.e. awnings and signage) onto
municipal roads, if any;
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f. Submission of a geotechnical report prepared by a geotechnical engineer; and,
g. Payment of supplemental heritage alteration permit application fees, and applicable
Development Cost Charges and Building Permit Administration Fees.

EXECUTIVE SUMMARY:

Site Lines Architecture Inc. has applied on behalf of the Township of Langley for a Heritage
Alteration Permit for a new cultural centre and museum called Salishan Place on lands located in the
23400 block of Mavis Avenue in Fort Langley. Salishan Place also accommodates a new public
library and conference facilities.

A subdivision is included in the Heritage Alteration Permit to provide for the consolidation of the
subject properties and the existing lane dedication for the project. As the subject properties are
located within the Fort Langley Heritage Conservation Area, Council issuance of a Heritage Alteration
Permit is required to allow the construction of Salishan Place and the proposed consolidation.

The proposed development is compatible with the Township’s land use policies, the Fort Langley
Community Plan and requirements of the Heritage Conservation Area outlined in the Fort Langley
Community Plan (Attachment B) with the exception of the variances to building height, parking, lot
coverage and siting.

Staff recommend issuance of Heritage Alteration Permit No. 101015, including the variances
requested to accommodate the specific design in the context of the community and surrounding area,
subject to twelve (12) conditions and seven (7) conditions applicable at building permit stage.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
proposed Heritage Alteration Permit No. 101015 in Fort Langley.
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REFERENCE:
Owner: The Corporation of the Township of Langley
20338 - 65 Avenue
Langley, BC V2Y 3J1
Agent: Site Lines Architecture Inc.
200 — 23160 96 Avenue
Langley, BC V1M 2R6
Legal Description: Lots 1 through 5 and 12 District Lot 19 Group 2
New Westminster District Plan 8856
Portion of lane proposed for closure by Highway
Closing and Dedication Removal (Township — Fort
Block North Lane) Bylaw 2020 No. 5634
Civic Address: 23418, 23428, 23438 and 23448 Mavis Avenue,
9134 King Street and 9113 Royal Street
Area: Total: 3,578 m? (0.88 ac)
Fort Langley Community Plan: Institutional
Existing Zoning: Residential Zone R-1E

BACKGROUND / HISTORY:

The subject site is the northern portion of a block designated for Institutional uses in the Fort Langley
Community Plan and located within the Fort Langley Heritage Conservation Area. The lands in the
block were acquired by the Township beginning in the 1970’s to support development of community,
cultural and historical amenities to support Fort Langley. The site is currently zoned Residential Zone
R-1E which allows for residential uses. The proposed Salishan Place is a public cultural/recreation
facility, and as such is considered a use permitted in any zone in accordance with Section 104.10 of
the Zoning Bylaw.

Future development on the remainder of the block to accommodate uses other than institutional may
require an amendment to the Fort Langley Community Plan and rezoning in addition to a Heritage
Alteration Permit. As per Council’s resolution of April 20, 2020 at time of first and second reading of
road closure bylaws 5558 and 5597, the future development process will also include a public
hearing for the closure of Royal Street and the remainder of the lane.

The existing museum, located at 9135 King Street, and library, located at 9167 Glover Road, are
proposed to be operated in their current location until the new building is complete.

DISCUSSION / ANALYSIS:

Site Lines Architecture Inc. has applied on behalf of the Township of Langley for a Heritage Alteration
Permit to allow construction of Salishan Place, a 3,652 m? (39,305 ft?) museum and cultural centre,
on lands located in the 23400 block of Mavis Avenue in Fort Langley. Salishan Place includes the
community library for Fort Langley and conference facilities. A subdivision proposal is included in the
Heritage Alteration Permit to provide for the consolidation of the subject properties and the lane for
the project. Staff note that Highway Closing and Dedication Removal (Township — Fort Block North
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Lane) Bylaw 2020 No. 5634 is being advanced concurrently with the subject Heritage Alteration
Permit to achieve closure of a portion of the lane is required to accommodate construction of the
museum. Should the lane closure not proceed, in order to meet the economic realities of the project,
the Museum will by necessity be constructed on the lane in anticipation of its formal future closure

As the subject properties are located within the Fort Langley Heritage Conservation Area, Council
issuance of a Heritage Alteration Permit is required to allow the construction of Salishan Place and
the subdivision. The application is considered in relation to the requirements of the Zoning Bylaw
(both the Administration section and the Residential R-1E Zone section), the Fort Langley
Community Plan, and requirements for the Heritage Conservation Area as outlined in the

Fort Langley Community Plan (Attachment B).

The lots had previously been developed for single family homes with associated landscaped yards
and trees. There are currently eight (8) structures (single family dwellings and accessory buildings)
on the subject properties. Heritage Alteration Permit No. 101184 was issued by Council on

June 15, 2020 granting permission for removal of the structures. Staff is currently working on the
hazard assessments of the structures and demolition is anticipated to be undertaken this fall.

Adjacent Uses:

North: Mavis Avenue, beyond which is the Fort Langley National Historic Site.

West: King Street, beyond which are two lots occupied by the Langley Centennial Museum
and BC Farm Museum (zoned P-1) and two lots occupied by single family houses
(zoned R-1E).

South: the remainder of the block comprised of six (6) lots (zoned R-1E) beyond which is
Mary Avenue.
East: Royal Street, beyond which is the Fort Langley National Historic Site.

Heritage Values:

As described in the report to Council regarding Heritage Alteration Permit No. 101184, the subject
site’s proximity to a registered archaeological site having both pre- and post-contact heritage values
places it within an area of high archaeological potential. In order to address the potential sensitivity of
the site, a process of archaeological monitoring and permitting has been undertaken and will be
maintained throughout the demolition and construction process, to ensure that land altering and
construction processes are in strict accordance with provincial requirements.

Heritage Alteration Permit:

The Fort Langley Community Plan designates the subject site as part of the Heritage Conservation
Area (HCA) for the purpose of protecting the heritage character of downtown Fort Langley. The
guidelines for the HCA encourage new development and building alterations that complement and
enhance buildings with heritage value and the heritage character of the area.

The subject properties are located in the Fort Langley Heritage Conservation Area. In accordance
with the requirements of the Local Government Act for designated heritage areas, a Heritage
Alteration Permit is required to authorize the proposed construction of Salishan Place as well as the
subdivision of the lands. In a HCA, a Heritage Alteration Permit (HAP) is required for new
construction, subdivision and demolitions and is similar to a Development Permit in that Council is
provided the opportunity to review the form, character and siting of the proposed development. The
proposal is required to demonstrate conformance with the general building guidelines for the HCA.
Supporting information detailing the proposed development (renderings, site plan, building
elevations, landscape plans, sighage plan, colour palette and materials board) are provided in
Attachment A.
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The applicant proposes to construct a three (3) storey, 3,652 m? (39,305 ft?) museum and cultural
centre in partnership with the Kwantlen First Nation. The architect for the project has provided the
following design rationale:

“The proposed building is located at the Northeast corner of the village of Fort
Langley, adjacent to the Fort Langley National Historic site on Mavis Avenue and
two museums on King Street. The Fort’s wood palisade wall and the roofs of its
buildings are visible from the project site. Its presence and that of the other nearby
museums, define a museum district within Fort Langley’s heritage conservation area
that is distinct from the Glover Road commercial area.

Although not ‘built’, the oldest and most significant historic elements that define the
subject site are its sloping topography and the decades-old historic Douglas Fir tree
which is located at the corner of King and Mavis at the west end of the subject site.
These features, in combination with a prominent clump of Douglas Firs at the east
end of the site, inspired a building that achieves harmony with its context by
thoughtful interaction with the landscape. The building’s long form links the

two significant tree stands at each end of the site and expresses the site’s changing
elevation in its overall form and massing as one travels from west to east. The
canopy along the north side of the building (on Mavis Avenue) is built of Douglas Fir
as a note to the nearby trees, and recalls the timbers of the Fort to the north. The
building’s earthen material, texture and undulating mass are intended to echo the
topography on which it sits.

The landscape — aware approach to the streetscape is also reflective of the project’s
attitude toward the architectural evolution of Fort Langley. First Nations history in and
around present-day Fort Langley extends far before colonial settlement and has its
own rich architectural heritage. The project is inspired by the First Nations’ respect of
landscape and traditions. The project’s goal has not been to reproduce First Nations’
building practices and styles since attempting to do so would only reduce their
complexity and sophistication. Rather, the goal of the architecture has been to speak
with symbolic value, stirring up curiosity and thus leading people into the dialogue
with the authentic artifacts inside the museum.

The above concepts have been further developed as follows:

- The wood canopy along Mavis Avenue, on the north side of the building, engages
pedestrians and provides shelter of a long public promenade from which people are
invited to peer into the museum (just as those within can look out toward the street,
trees and sky).

- The spaces between trees and building define courtyards for public gathering.

- The weaving texture and motif around the building’s entire facade symbolizes the
importance of weaving within First Nations traditions.

- The longitudinal orientation of the building and canopy follows the alignment of the
river, as traditional longhouses did.

- The incorporation of a community programming area on the lane to the south of the

building has been designed to act as a community space, complete with a sloping
amphitheater located at its east end.
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- Despite its necessary size as a public facility, the building maintains a low-slung feel
in its form and massing that follows the site’s slope and in its relationship to the trees
that tower above it, it is two storeys at each end of the slope and on the south side
(the community lane), it uses depth, colour, and shadow to further break down its
apparent height and mass in this location.”

The proposed building fronts King Street, Mavis Avenue and Royal Street with the main entrance
to the facility proposed at the intersection of King Street and Mavis Avenue. Access to the library
is proposed either directly from King Street or through the museum. A second access is provided
to the east end of the building from Mavis Avenue. Access to underground parking is proposed
from King Street beside the access to the rear of the building for delivery and waste management
vehicles.

The onsite waste management facilities are contained within the building and accessed from the
loading bay. Royal Street along the eastern edge of the site is proposed to be converted to surface
parking. Street parking is provided along Mavis Avenue. Pedestrian circulation is proposed around
the perimeter of the site as both sidewalks and paths with a trail connection along the Royal Street
alignment tying into the Trans Canada Trail.

Salishan Place is currently proposed to house a museum and cultural centre including indigenous
and community museums, program spaces, community archives, conference/reception facilities, a
theatre and the Fort Langley Community Library (relocated from the Fort Langley Community Hall).
The museum, library and archives with associated programming spaces, are proposed to occupy the
first two storeys of the building. The exhibit space steps down from east to west with the majority of
the windows facing north. The library faces west. The theatre and conference/reception facilities,
including a north facing rooftop deck are proposed to occupy the third floor of the building.

A large canopy projects from the north and west ends of the building providing covered areas for
gathering, exploring the native plantings and peering into the building. The canopy is supported by
Douglas fir posts and the finished surface of the underside of the canopy is also Douglas fir. A green
roof and river rock are proposed on top of the canopy. A scupper will release water collected from
the roof onto the green roof.

The walls are clad in concrete coloured iron oxide and white. The basket weave pattern is achieved
by applying three different intensities of sand blasting to the concrete in addition to reveal patterns.
Smooth concrete and rippled concrete are also incorporated in the design. This finish approach
layers texture and colour on the building in addition to the reveal patterns. The applicant is also
proposing lighting consistent with the Township’s Exterior Lighting Impact Policy to highlight the
patterning at night.

Proposed Variances:

The applicant is requesting variances to the Zoning Bylaw related to building height, parking, lot
coverage and siting provisions as described in the following text.

Building height:

The proposed building exceeds the measured height limit of 9 m (29.5 ft) permitted in the Zoning
Bylaw with a proposed overall height of 13.05 m (42.8 ft) as well as the permitted number of storeys
(two (2)) with three (3) storeys proposed. The building also includes rooms above the second storey.
As a result, variances to Section 104.5(2) — Height of Buildings and Structures of the Zoning Bylaw
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are requested to accommodate the proposed development. Staff note that although the overall
height of the building is three (3) storeys, the building is designed to step with the slope of the site
resulting in two (2) storey exposures at Royal Street and King Street. The canopy and the reduction
in footprint of the third storey serve to further reduce the scale of the building.

Parking:

The Township’s Zoning Bylaw requires parking for a recreation facility based on one parking space
per 45 m? of gross floor area plus one (1) parking space per 10 spectator seats. For the subject
facility, the required parking is 98 parking spaces. 52 parking spaces are proposed onsite for the
facility meaning that a parking variance is required. Staff note that the proposal includes conversion
of a portion of Royal Street to a parking lot providing an additional 16 parking spaces.

The applicant has provided analysis by a transportation consultant indicating that the proposed
parking is sufficient for the proposed facility. The consultant notes that the theatre included in the
proposal is not the primary function of the facility but will be used during museum hours to support
the programming within the facility. The theatre is also anticipated to be used out of museum hours
for other events meaning that the onsite parking will be available. The consultant also indicates that
when using the Institute of Transportation Engineers Parking Generation Manual, the average peak
demand for the proposed museum facility would be 29 parked vehicles on a weekday and 35 parked
vehicles on a Saturday. The applicant indicates that they are exploring opportunities to share parking
with the Fort Langley National Historic site to coordinate event planning and to share parking for
special events.

The Zoning Bylaw includes a parking relaxation of 50% for commercial developments within

Fort Langley. As a recreation facility, the proposed museum does not technically qualify for the
relaxation. However, staff note that the proposed 52 plus 16 parking spaces is 69% of the parking
required for the site. The applicant has noted that the retention of existing trees as a key component
of the design and the budget for the facility have limited the feasibility of providing additional parking
on the site. The applicant also notes that the current museum facility is served by street parking,
which the current design for the subject project retains. The availability of street parking within the
community, walkability and access to multiple destinations, provision of additional parking in the
Royal Street road dedication, and potential for shared parking with the Fort Langley National Historic
site lead staff to recommend Council consideration of the requested parking variance.

Lot Coverage:

The facility is proposed to cover 52% of the subject site which exceeds the lot coverage permitted in
the Residential Zone R-1E. The applicant notes that the proposed lot coverage is suitable for a
community amenity building. The proposed canopy increases the footprint of the building resulting in
a larger lot coverage. Staff note that the proposed lot coverage is higher than the 50% lot coverage
permitted in the Zoning Bylaw for institutional uses in the Civic Institutional P-1 zone. The applicant
indicates that the proposed building meets the needs of the community moving forward. The
proposed canopy supports the development of a strong public streetscape in the Fort Langley
commercial area consistent with the objectives of the Fort Langley Community Plan.

Siting:

The canopy for the building is proposed to be sited closer to the lot line on King Street (3.6 m rather
than 7.5 m) and Mavis Avenue (0.3 m rather than 4.5 m) than permitted in the Residential Zone
R-1E. The canopy is considered by the applicant as an extension of the public sidewalk creating a
covered public space. Staff note that the proposed siting is closer to the street than the 7.5m where
the building fronts a street permitted in the Zoning Bylaw for recreation facilities in the Civic
Institutional P-1 zone. The proposed siting supports the development of a strong public streetscape
in the Fort Langley commercial area consistent with the objectives of the Fort Langley Community
Plan.
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Signage:

The architectural drawings indicate general locations for proposed banners and public art on the
building elevations. A condition of the Heritage Alteration Permit is that signage developed for the
facility architecturally integrates with the building overall, conforms with the guidelines for signage in
the Fort Langley Building Facade Design Guidelines and complies with the Township’s Sign Bylaw.

Access and Parking:

Parking requirements for the site are calculated as follows:

Proposed Use Proposed GFA (m?) Parking Spaces Parking Spaces
Required Proposed

Institutional uses

(1 space per 45 m? of gfa 3,652 including
plus 1 space per 10 167 seat theatre
spectator seats)

Total 98 52

81+ 17 52

As noted and rationalized above, a parking variance is required to allow the 52 proposed parking
spaces. Staff note that the proposal includes development of a 16 stall parking lot in Royal Street
resulting in 68 parking spaces in total being available at time of development.

Vehicle access is provided to the underground parking, and by separate driveway, to the loading
area from King Street. Access to surface parking is provided from Mavis Avenue.

Tree Protection:

The subject property contains 29 significant trees. Four (4) trees are proposed to be retained onsite
at the east end. A tree is also proposed for retention on the King Street frontage of the museum.
The tree retention is a key component of the site design. Although Township lands are exempt,
consistent with the Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection),

14 replacement trees are required and proposed to be planted on the subject site. 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
issuance of a Building Permit.

Landscaping:

The on-site landscape plan proposes plantings and hardscaping to support retention of the significant
trees and to allow for programming in support of Salishan Place. Along the north and eastern edge
of the building, a trail wraps through the trees and along the windows of the museum through native
plantings. The western frontage is designed as an entrance plaza to the museum. South of the
building, the loading area doubles as a community gathering space and opportunity to view public art.
Plantings are designed to screen utility structures and to complement the building. A final landscape
plan to the satisfaction of the Township is required as a condition of the Heritage Alteration Permit.

Subdivision:

The subject site is currently comprised of six (6) lots and a lane dedication. The proposed
subdivision application will consolidate the lots and the lane dedication to create the lot for
Salishan Place.
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Public Consultation:

In 2018, the Township hosted an Open House regarding upcoming projects in Fort Langley including
Salishan Place. Township staff have been in continuous and ongoing discussion with Parks Canada
regarding the proposal to ensure support and coordination of common interests. Following standard
practice for applications in the Fort Langley commercial district, the application was referred to the
Fort Langley Community Association (FLCA) and the Fort Langley Business Improvement
Association (FLBIA) for comments. The response from the FLCA is included as Attachment C to this
report. The FLBIA did not provide a response within the referral timeframe.

Heritage Review:

On June 17, 2020, a presentation/workshop led by Site Lines Architecture and the Project Team was
presented to the Heritage Advisory Committee and Fort Langley Heritage Review Panel to obtain
comment on the proposal. The presentation included a contextual analysis of the site, description of
the concepts that shaped the overall design, architectural plans and elevations, a three-dimensional
model and a proposed landscaping plan. Overall, the project was well-received, with the following
items identified for further consideration: incorporation of a green roof along Mavis Avenue; a
permeable surface for the proposed parking on Royal Street; reducing the apparent width of the
loading access and underground parking on King Street; increasing the functionality of the stepping
stones in the rain forest garden along Mavis to provide for public access; and addressing the minimal
amount of glazing area on the second floor fronting Mavis Avenue and King Street. All of these
recommendations have now been considered and addressed within the revised drawings, with the
exception of the glazing that cannot be altered due to the functional controls required for managing
museum artifacts.

Servicing:

Full urban services front the subject site. As a condition of Building Permit, the applicant will be
required to enter into a Servicing Agreement with the Township to secure off-site improvements and
service connections to the satisfaction of the Township. Prior to work commencing on the site,
site-specific servicing and stormwater management plans (including detention/infiltration) must be
submitted in accordance with the Township’s Subdivision and Development Servicing Bylaw to the
acceptance of the Township. In addition, an erosion and sediment control plan is required in
accordance with the Erosion and Sediment Control Bylaw to the acceptance of the Township.

Exterior Lighting Impact Policy:

Although the Exterior Lighting Impact Policy applies only to commercial and industrial developments,
in recognition of the context and scale of the proposed Salishan Place, the applicant is proposing to
implement the provisions of the Exterior Lighting Impact Policy. Compliance with the exterior lighting
policy is included in the Heritage Alteration Permit and will be secured through provision of an
Exterior Lighting Impact Plan prior to building permit issuance.

Environmental Considerations:

The Township’s Sustainability Charter includes environmental objectives to protect and enhance
rivers, streams, wildlife habitat and environmentally sensitive areas in the Township. These
environmental objectives are supported by policy and guidance outlined in the Township’s
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of the
Township’s Official Community Plan, Erosion and Sediment Control Bylaw, and Subdivision and
Development Servicing Bylaw (Schedule | — 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. There are no watercourses on the subject site.
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POLICY CONSIDERATIONS:

The site is designated Institutional in the Fort Langley Community Plan, zoned Residential Zone
R-1E and located in the Fort Langley Heritage Conservation Area. The proposed development of a
museum and cultural centre at the subject site is consistent with the policies of the Fort Langley
Community Plan as well as the Zoning Bylaw with the exception of the requested variances. Staff is
supportive of the requested variances as they achieve the required scale of building for the needs of
the facility and contribute to development of the public streetscape in Fort Langley. The proposed
building is compatible with the Township’s land use policies and the Heritage Conservation Area
requirements outlined in the Fort Langley Community Plan (Attachment B).

Staff further note that a process of archaeological monitoring and permitting has been undertaken
and will be maintained throughout the demolition and construction process, to ensure that land
altering and construction processes are in accordance with provincial requirements.

Staff recommend that Council consider issuance of the Heritage Alteration Permit for construction of
Salishan Place in Fort Langley including subdivision of the subject lands and requested variances.

Staff have notified the surrounding property owners that this Heritage Alteration Permit is being
considered at this meeting, and they may submit written input regarding the matter should they deem
it necessary.

Respectfully submitted,

Teresa Hanson

SENIOR DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Heritage Alteration Permit No. 101015
ATTACHMENT B Excerpt from Fort Langley Community Plan — Heritage Conservation Area
ATTACHMENT C Letter from the Fort Langley Community Association
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ATTACHMENT A

THE CORPORATION OF THE TOWNSHIP OF LANGLEY
Heritage Alteration Permit No. 101015

This Permit is issued this day of , 2020 to:

1. Name: The Corporation of the Township of Langley

Address: 20338 - 65 Avenue
Langley, BC V2Y 3J1

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: Lots 1, 2, 3, 5, and 12 District Lot 19 Group 2 New Westminster District
Plan 8856
Portion of lane proposed for closure by Highway Closing and Dedication
Removal (Township — Fort Block North Lane) Bylaw 2020 No. 5634

CIVIC ADDRESS: 23418, 23428, 23438 and 23448 Mavis Avenue,
9134 King Street and 9113 Royal 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 and subject to the
following conditions being satisfied to the acceptance of the General Manager of Engineering and
Community Development:

a. Section 104.5(2) of the Township’s Zoning Bylaw 1987 No. 2500 (Height of Buildings and
Structures) being varied to permit a three (3) storey building with a building height of 13.05 m and
rooms above the second storey as shown in Schedule “A”;

b. Section 107.3.b)v. of the Township’s Zoning Bylaw 1987 No. 2500 (Required Off-Street Parking
Spaces) being varied to permit 52 parking spaces;

c. Section 402.3 of the Township’s Zoning Bylaw 1987 No. 2500 (Lot Coverage) being varied to permit
a lot coverage of 52% as shown in Schedule “A”;

d. Section 402.4.1)b) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from the rear lot line of 4.03 m to the edge of canopy
and 6.02 m to the supporting column as shown in Schedule “A”;

e. Section 402.4.1)d) of the Township’s Zoning Bylaw 1987 No. 2500 (Siting of Buildings and
Structures) being varied to permit a setback from a side lot line abutting a flanking street of 0.3 m to
the edge of canopy and 1.19 m to the supporting column as shown in Schedule “A”;

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

g. Consolidation of the properties and closure of the lane in substantial compliance with Schedule “A”;

h. Landscape plans being in substantial compliance with Schedule “B” and the Township’s Street Tree
and Boulevard Planting Policy;

i. 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);

j. All signage being in substantial compliance with Schedule “A”, the Fort Langley Building Facade
Design Guidelines and the Township’s Sign Bylaw, and architecturally compatible with the building;

k. Rooftop mechanical equipment being located so that it is not visible from adjacent roads or
alternatively screened from view by compatible architectural treatments;

I.  All refuse areas to be located inside the building and screened in substantial compliance with
Schedule “A”.
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Although not part of the Heritage Alteration Permit requirements, the applicant is advised that prior to
issuance of a building permit the following items will need to be finalized:

a. Provision of an exterior lighting impact plan prepared by an electrical engineer in compliance with
the provisions of the Township’s Exterior Lighting Impact Policy;

b. Landscape and boulevard improvements being secured by letter of credit at Building Permit stage;

c. A Servicing Agreement being entered into with the Township to secure required road and utility
upgrades and connections including provision of a minimum of 16 parking spaces in Royal Street in
accordance with the Township’s Subdivision and Development Servicing Bylaw;

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

e. A Highways Use Permit being secured for any projections (i.e. awnings and signage) onto
municipal roads, if any;

f. Submission of a geotechnical report prepared by a geotechnical engineer; and,

g. Payment of supplemental heritage alteration permit application fees, and applicable 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 Heritage Alteration Permit shall be substantially commenced
within two years after the date the Heritage Alteration Permit is issued.

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

It is understood and agreed that the Municipality has made no representations, covenants, warranties,
guarantees, promises or agreement (verbal or otherwise) with the developer other than those in this
Permit.

This Permit shall enure to the benefit of and be binding upon the parties hereto and their respective
heirs, executors, administrators, successors and assigns.

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2020.
Attachments:

SCHEDULE A Architectural Drawings
SCHEDULE B Landscape Drawings
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E.2
ATTACHMENT B
Prior to the preparation of this Community Plan, the regional road network indicated a future
diversion of River Road immediately east of the Fort to climb the face of the cliff on the eastern
edge of the community and join 88th Avenue at Hudson Bay Street. This diversion had been
considered desirable to divert truck traffic from the downtown core of Fort Langley.

The cost of this diversion was estimated at approximately $2,000,000 for construction costs
only. Land acquisition and the cost of underpasses to provide continuity of existing farm
access roads would have been additional. Furthermore, the diversion would have placed truck
traffic on 88th Avenue between Hudson Bay Street and Glover Road, which is currently a quiet
residential area. It was considered that the costs and impact of construction of the diversion
route would not have been justified by the benefits it would have achieved. Consequently, the
future link has not been shown on the Major Road Map (2).

A more cost effective approach to limiting the gravel truck traffic on Mavis Avenue and Glover
Road is for the Township of Langley to insert clauses in new gravel pit development permits to
prohibit the use of River Road by gravel trucks from new pits.

5. IMPLEMENTATION

5.1 HERITAGE CONSERVATION AREA

#3204 The area shown on Map 4 is designated a heritage conservation area under
93/03/05 Section 945 (c) of the Municipal Act for the protection of municipal heritage sites.

As noted previously in this plan, heritage is a very important element in the community. Fort
Langley was the first settlement in the Township and one of the earliest towns in B.C. as well
as its first capital. Fort Langley's heritage significance is enhanced by several buildings of
heritage interest in the heritage conservation area, including two that have been designated as
heritage sites.

The purpose of heritage conservation area designation is to protect the heritage character of
downtown Fort Langley. This will be accomplished by encouraging new development and
alterations that complement and enhance buildings with heritage value and the heritage
character of the area.

General building design guidelines are as follows:

a) historic buildings should be renovated and restored in a manner appropriate to their
individual period and style and, whenever possible, original forms, materials and details
should be uncovered or left in place and preserved;

b) new construction and infill projects should be designed to blend harmoniously with
historic elements of the streetscape; and

c) decorative styles which are out of place with the architectural evolution of Fort Langley
should be avoided.

#3710 New signs that are not covered by a heritage alteration permit require a permit under the Sign
97/12/01 Bylaw and must conform to the general building design guidelines.

#5063 . . " :

14/04/28 A heritage alteration permit is not required for:

a) facade improvements (any reconstruction or improvements including new siding, doors,
windows, cornices or awnings or canopies to an elevation of an existing building) or
signage that is in conformity with the general building design guidelines;

b) minor additions that are less than 50m? (538 ft?) in floor area, do not front a road (other
than a lane) and are in conformity with the general building design guidelines; or
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E.2
c) minor additions that are less than 50m? (538 ft?) in floor area, do not front a road (other
than a lane) and are constructed in a similar style and of similar materials as the
existing building.

The Fort Langley Building Facade Design Guidelines are non-binding policy guidelines for the
Fort Langley Heritage Conservation Area. They are not part of the Fort Langley Community
Plan and may be amended or repealed by Council resolution.

5.2 PROVINCIAL GOVERNMENT FUNDING

Fort Langley is already recognized by the Provincial government as a tourist destination. The
fact that Fort Langley's downtown area serves out-of-town visitors as well as local residents
may entitle the community to consideration for funding of future programs and projects. At
present, improvements to Glover Road, funded by the Ministry of Transportation and Highways
and by the Township of Langley have responded to design objectives for Glover Road,
especially with respect to the pedestrian environment.

As Fort Langley continues to improve its visitor and community amenities, its role as a
Provincial tourist destination will be enhanced. Dialogue with Provincial agencies should be
continued with an eye to obtaining funding which is appropriate to community objectives.

5.3 HERITAGE AREA FUNDING

The Heritage Canada Foundation administers the Main Street Program for the revitalization of
downtown commercial areas with significant heritage resources within them. The Program is
currently in its second phase, which follows after an initial period which focused on
demonstration projects such as Nelson, B.C. The current phase provides training, technical
services, and consultant support to downtown revitalization efforts sponsored by the local
community.

The costs of participation in the Main Street Program are probably beyond the resources
available to a community of the small sized of Fort Langley, particularly under current economic
conditions. Nevertheless, consideration should be given to the potential of using programs
administered by the Heritage Canada Foundation in the future and use should be made of the
literature generated by the Foundation from its experience with both the demonstration projects
and the current program.

5.4 LIAISON WITH ENVIRONMENT CANADA, PARKS

Fort Langley National Historic Park and the community of Fort Langley will both benefit from
efforts made to promote increased, appropriate tourist activities. The current jointly funded
marketing study will lead to a coordinated marketing strategy for both the Federal ministry and
the Township to follow. Continued liaison and coordination of plans and programs by each
group will benefit the objectives of the community.

5.5 DEVELOPMENT PERMIT AREA

The area shown on Map 4 is designated a mandatory Development Permit area under Section
919.1 of the Local Government Act. Prior to issuance of a building permit, a Development
Permit must be approved by Council. Developments within the Development Permit area must
be developed in a manner sympathetic with the Heritage Conservation Area guidelines
contained in Section 5.1 and be compatible with adjacent development and uses.
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. .ATTACHMENT C
Fort Langley Community Association
P.O. Box 642 Fort Langley B.C. V1M 2S1
info@fortlangleycommunity.com

June 06, 2020

Teresa Hanson

Re: Development Application Project No. 11-33-0128

Generally the response from the membership felt the information provided in this
release and request is poorly lacking in detail, No internal drawings or floorplans.

No mention or explanation of traffic or lanes when that section of Royal Ave is
closed.

No mention or info about the accompanying condos or townhouses also going on
this site.

Very hard to give feedback without all the information.

Thank you for the opportunity to respond

Andy Schildhorn
President
Fort Langley Community Association
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING REPORT: 20-115
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 3900-25-5130
SUBJECT: LICENCE BYLAW AMENDMENT

CANNABIS PROCESSING, RESEARCH AND DEVELOPMENT
AND NON-PROFIT BUSINESSES

RECOMMENDATION:

That Council give first and second reading to Township of Langley Licencing Bylaw 2016 No. 5192
Amendment Bylaw 2020 No. 5573 and authorize staff to schedule the required public input
opportunity, to ensure the imposition of appropriate fees, as necessary related to business
operations involved in research, development and processing of cannabis.

EXECUTIVE SUMMARY:

The proposed bylaw amendments to the Township’s Licencing Bylaw are intended to ensure that
business operations, specifically those related to the production and processing, including research
and development of cannabis products, are administered appropriately and in full compliance with
the Township’s regulatory requirements, consistent with all other businesses operating in the
Township of Langley.

In light of the current regulatory framework in the Township, providing for separate and distinct
cannabis-related business operations, from growth and manufacturing to production, research,
processing and development to most recently retail, it is necessary to amend the Township’s
Licencing Bylaw to add definitions and relevant licencing fees for cannabis related businesses,
wishing to operate in the Township of Langley.

The proposed amendments to the Licencing Bylaw will impose business licence fees for cannabis
research and development and cannabis processing. Section 194 of the Community Charter states
that Council may, by bylaw, impose a fee payable in respect to all or part of a service of the
municipality, as well as exercise authority to regulate, prohibit or impose requirements.

The proposed licensing fees for cannabis research and development and cannabis processing have
been determined based on the level of inspections and regular monitoring that staff anticipates will
be necessary to provide the required administration and ensure continued compliance with all
Township bylaws and applicable building and safety requirements.

The requirement for non-profit operations to obtain a Business Licence from the Township is
proposed to be confirmed and clarified in the subject amendments to the Licencing Bylaw.
Non-profit operations are not required to pay licencing fees; however, consistent with for-profit
businesses operating in the Township, the premises for non-profit operations must be inspected to
ensure compliance with applicable Building Code and Fire Department safety regulations.

PURPOSE:

To obtain Council approval for proposed bylaw amendments to the Township’s Licencing Bylaw
2016 No 5192 Amendment Bylaw 2020 No. 5573.

F.1- Page 1



F.1
LICENCE BYLAW AMENDMENT
CANNABIS PROCESSING, RESEARCH AND DEVELOPMENT
AND NON-PROFIT BUSINESSES
Page 2. ..

BACKGROUND/HISTORY:

On April 20, 2020 Township Council adopted the Cannabis Retail Sales Policy No. 07-410 and the
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment Bylaw 2020 No. 5575. These
changes included defining different areas of cannabis operations, including cannabis processing,
cannabis production, cannabis research and development and cannabis retail, and permitted
cannabis retail sales to occur in the Township.

The existing Licencing Bylaw addresses cannabis production and cannabis retails sales; however, it
does not include licencing fees for cannabis processing and cannabis research and development.
As these are also defined in the Zoning Bylaw as separate uses, it is appropriate to implement
licencing fees for each of these uses.

As recommended by legal counsel, the ongoing requirement for non-profit operations to obtain a
Business Licence from the Township needs to be clarified in the Licencing Bylaw. Non-profit
operations are not required to pay licencing fees; however, consistent with for-profit businesses
operating in the Township, the premises for non-profit operations will be inspected to ensure
compliance with the Building Code and Fire Department safety regulations.

DISCUSSION/ANALYSIS:

To-date, there have been five industrial zoned properties that have been rezoned to allow for
cannabis use. With the recent definition changes distinguishing the different uses, such as
cannabis production, processing, and research and development, it is necessary to designate
specific licencing fees for each of these uses.

The proposed licensing fees for cannabis research and development and cannabis processing have
been determined based on the level of inspections and regular monitoring that staff anticipates will
be necessary to ensure continued compliance with all Township bylaws and applicable building and
safety requirements.

The proposed bylaw amendments to the Township’s Licencing Bylaw are intended to ensure that all
business operations, including specifically cannabis and non-profit organizations, that wish to
operate in the Township of Langley, are administered appropriately and are otherwise operated in
compliance with the Township’s regulatory requirements.

Respectfully submitted,
Britta Bieberstein
LICENCE AND INSPECTION SERVICES COORDINATOR

for
COMMUNITY DEVELOPMENT DIVISION
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LICENCING BYLAW 2016 NO. 5192
AMENDMENT BYLAW 2020 NO. 5573

EXPLANATORY NOTE
Bylaw 2020 No. 5573 amends the Township of Langley Licencing Bylaw 2016 No. 5192 to

provide for the issuance of business licences for cannabis retail, processing, and research
and development, and to provide requirements for non-profit entities.
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F.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LICENCING BYLAW 2016 NO. 5192
AMENDMENT BYLAW 2020 NO. 5573

A Bylaw to Amend the Licencing Bylaw 2016 No. 5192

WHEREAS it is deemed necessary and desirable to regulate businesses within the
Municipality; and

WHEREAS Council wishes to amend the Licencing Bylaw 2016, No. 5192;

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

1. This Bylaw may be cited for all purposes as “Licencing Bylaw 2016 No. 5192
Amendment Bylaw 2020 No. 5573".

2. The Township of Langley Licencing Bylaw 2016 No. 5192, as amended, is further
amended by:

1) Adding the following to Section 2.2:

a. “, Non-Profit” after the first instance of the word “Business” under
subsection (3) “Applicable Law”

b. the words “or Non-Profit” after both instances of the word “Business” under
subsection (9) “Business Premises”, to read:

“Business Premises” means the vehicle from which a Business or
Non-Profit is carried out or the Property, or portion of the Property,
upon which a Business or Non-Profit is carried out.

2) Adding, in alphabetical order, the following definitions to Section 2.2:

“Cannabis” has the meaning ascribed to it in the Township of Langley Zoning
Bylaw 1987 No. 2500;

“Cannabis Processing” has the meaning ascribed to it in the Township of
Langley Zoning Bylaw 1987 No. 2500;

“Cannabis Research and Development” has the meaning ascribed to it in the
Township of Langley Zoning Bylaw 1987 No. 2500;

“Cannabis Retail” has the meaning ascribed to it in the Township of Langley
Zoning Bylaw 1987 No. 2500;

3) Adding the words “or Non-Profit” following the word “Business” under Section 3.1;

4) Adding the words “or Non-Profit” following each instance of the word “Business”
under Section 3.5, except where immediately followed by the word “Premises”;
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Bylaw No. 5573
Page 2

5) Adding the words “or Non-Profits” following the word “Businesses” under Section
3.5(1);

6) Adding the words “or Non-Profit” following each instance of the word “Business”
under Sections 4.1, except where immediately followed by the word “Premises”;

7) Adding “, Non-Profit” after each instance of the word “Business” under Sections
4.3 (1), (2) and (3), except where immediately followed by the word “Premises”;

8) Adding the words “or Non-Profit” after the word “Business” under Section 4.3 (5);

9) Adding the words “or Non-Profit” after each instance of the word “Business” under
Section 4.4;

10) Adding the words “or Non-Profit” after the word “Business” under Section 5.1,
except where immediately followed by the word “Premises”;

11) Adding the words “or Non-Profit” after the word “Business” under Section 5.2,
except where immediately followed by the word “Premises”;

12) Adding the words “or Non-Profit” after the word “Business” under Sections 5.4 and
5.5, except where immediately followed by the word “Premises”;

13) Adding the words “or Non-Profit” after the word “Business” under Sections 6.2 (2)
and (3), except where immediately followed by the word “Premises”;

14) Adding “, Non-Profit” after the word “Business” under Sections 6.2 (4) and 6.3,
except where immediately followed by the word “Premises”;

15) Adding the words “or Non-Profit” after the word “Business” under Section 7.2 (2),
except where immediately followed by the word “Premises”;

16) Adding “, Non-Profit” after the word “Business” under Sections 7.2 (5) and 7.3
except where immediately followed by the word “Premises”;

17) Adding “, Non-Profit” after the first two instances of the word “Business” under
Section 8.1, except where immediately followed by the word “Premises”;

18) Adding the words “or Non-Profit” after the word “Business” under Sections 8.1 (1),
(2), (3) and (6);

19) Adding “, Non-Profit” after the word “Business” under Section 8.2, except where
immediately followed by the word “Premises”;

20) Adding “, Non-Profit” after each instance of the word “Business” under Sections
10.1 and 10.2, except where immediately followed by the word “Premises”;

21) Adding the words “or Non-Profit” after the word “Business” under Section 10.4,
except where immediately followed by the word “Premises”;
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22) Adding “or Non-Profit” after each instance of the word “Business” under Section
10.6;

23) Adding the words “or Non-Profit” after the word “Business” under Section 11.7,
except where immediately followed by the word “Premises”;

24) Schedule A

a) Adding “or Cannabis Research and Development” after each instance of
the word “Industrial” to read:

Licence

Licence Type Licence Description Fee

Industrial or Cannabis
Research and Development
Industrial or Cannabis

0-200 Sqg. Meters gross floor area (GFA) 140.00

Research and Development 201-500 Sq. Meters GFA 165.00
Industrial or Cannabis, 501-1500 Sq. Meters GFA 240,00
Research and Development

Industrial or Cannabis,

Research and Development 1501-3500 Sq. Meters GFA 315.00
Industrial or Cannabis 3501 & greater Sq. Meters GFA 390.00

Research and Development

b) Adding “and/or Cannabis Processing” after the words “Cannabis
Production” to read:

Licence Type Licence Description L'?:ilce
Cannab!s Productl_on and/or 5.000.00
Cannabis Processing
READ A FIRST TIME the day of , 2020.
READ A SECOND TIME the day of , 2020.
READ A THIRD TIME the day of , 2020.
RECONSIDERED AND ADOPTED the day of , 2020.
Mayor Township Clerk
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REPORT TO

MAYOR AND COUNCIL

PRESENTED: SEPTEMBER 14, 2020 - REGULAR MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION
SUBJECT: REZONING APPLICATION NO. 100613

(JANDA GROUP HOLDINGS INC. / 20178 — 96 AVENUE)

REPORT:
FILE:

F.2

20-117
08-35-0198

PROPOSAL:

Application to amend Comprehensive Development
Zone CD-14 to accommodate a pharmacy on a 3,547 m?
(38,176 ft?) property located at 20178 - 96 Avenue.

RECOMMENDATION SUMMARY:

That Council give first and second reading to
Bylaw No. 5636 and authorize staff to schedule the
required written submission opportunity.

RATIONALE:

The proposal is compatible with the existing site
context and is consistent with the provisions of
the Walnut Grove Community Plan.
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REZONING APPLICATION NO. 100613
(JANDA GROUP HOLDINGS INC. /20178 — 96 AVENUE)
Page 2. ..

RECOMMENDATIONS:

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (Janda Group Holdings Inc.) Bylaw 2020 No. 5636, amending Comprehensive
Development Zone CD-14 to add pharmacy as a site specific permitted use; and further

That Council authorize staff to schedule the written submission opportunity notice prior to
Council’'s consideration of third reading of Rezoning Bylaw No. 5636.
EXECUTIVE SUMMARY:

The applicant has applied to amend the text of the Comprehensive Development Zone CD-14
(on a site specific basis) in order to accommodate a pharmacy in the four (4)-storey mixed use
building (currently under construction) located at 20178 - 96 Avenue.

Pharmacies are currently accommodated in many existing commercial and comprehensive
developments within the ‘commercial uses’ definition in the Township of Langley Zoning Bylaw.

The proposal aligns with the site context and is compatible with the objectives of the site’s
Neighbourhood Mixed Use Centre designation in the Walnut Grove Community Plan.

PURPOSE:

This report is to provide information and recommendations to Council concerning the proposed
rezoning application.
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(JANDA GROUP HOLDINGS INC. /20178 — 96 AVENUE)
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SUBJECT
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REZONING APPLICATION NO. 100613
(JANDA GROUP HOLDINGS INC. /20178 — 96 AVENUE)
Page 4. ..

ZONING BYLAW NO. 2500

S
| |
>

SUBJECT PORTION

SITE PLAN — SUBMITTED BY APPLICANT
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REZONING APPLICATION NO. 100613

F.2

(JANDA GROUP HOLDINGS INC. /20178 — 96 AVENUE)

Page5. ..

Reference:

Owners/Agents :

Legal Description:

Location:

Area:
Existing Zoning:

Proposed Zoning:

Janda Group Holdings Inc.
4770 — 72 Street
Delta, BC V4K 3N3

Lot 1 Section 35 Township 8
New Westminster District Plan LMP36055

20178 — 96 Avenue

3,547 m? (38,176 ft?)
Community Commercial Zone C-2
Comprehensive Development Zone CD-14

Community Commercial Zone C-2

Amended Comprehensive Development
Zone CD-14

Walnut Grove Community Plan: Neighbourhood Mixed Use Centre

BACKGROUND:

The subject property is located at the corner of 201 Street and 96 Avenue amongst other office
commercial uses in Walnut Grove. The subject site is designhated Neighbourhood Mixed Use
Centre in the Walnut Grove Community Plan and accommodates a mix of commercial uses on
the site. Development Permit No. 100905 was issued September 17, 2018 accommodating
development of a four (4) storey office building (currently under construction) on the southerly
portion of the property.

A subdivision application has also been submitted on the subject site to create an airspace
parcel for the four (4) storey building currently under construction.

In addition, Development Permit and Development Variance Permit applications have been
submitted proposing to construct a drive through restaurant on the northerly portion of the
subject site.

DISCUSSION/ANALYSIS:

The subject property is zoned Community Commercial Zone C-2 (northerly portion) and
Comprehensive Development Zone CD-14 (southerly portion) and designated Neighbourhood
Mixed Use Centre in the Walnut Grove Community Plan. This designation provides a mix of
retail commercial uses and employment-generating office uses as reflected in the site’s ‘split
zoning'. A pharmacy is not currently among the uses permitted on the southerly portion of the
site zoned Comprehensive Development Zone CD-14. The subject rezoning application is
necessary to accommodate the proposed use on the southerly portion of the site.

The proposed pharmacy could be accommodated on the northerly portion of the site within the
existing Community Commercial C-2 zoning, however, the applicant has applied to amend the
text of Comprehensive Development Zone CD-14 (on a site specific basis for the southerly
portion of the site) to accommodate a pharmacy in a proposed new four (4) storey building
(currently under construction).
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Page6. ..

The existing CD-14 zoning is a hybrid of service industrial and office park zones, and
accommodates a variety of uses such as:

1) all uses permitted in the Service Industrial Zone M-1A except the
following M-1A uses which are prohibited:
a) vehicle towing uses and vehicle storage compounds (temporary and
permanent);
b) public works yards, maintenance yards, and accessory open storage
uses unless located in a fully screened rear yard on a lot greater than
6,000 mzin size;
¢) transportation and trucking terminals and compounds including
public transportation depots;
d) service stations and gas bars;
e) vehicle body shops;
f) vehicle servicing and vehicle repair shops unless located on a lot
greater than 3,000 mzin size; and
g) parking of commercial vehicles
2) business and professional offices and research and development
laboratories
3) computer sales, service and repair stores (excluding home electronic
retail stores)
4) medical clinics
5) custom brokers
6) funeral homes excluding crematoria and accessory crematoria
7) assembly uses excluding residential institutional uses
8) new automotive parts and accessory stores
9) servicing and repair of household appliances and goods
10) home improvement centres excluding outside building material storage
yards
11) mail order, mailbox and business service uses

Comprehensive Development Zone CD-14 accommodates a medical clinic as a permitted use,
which often have a pharmacy located in close proximity for convenience. The applicant
indicates there is a large population in the area that could support the proposed pharmacy use
and that the nearest alternative pharmacy location is Thunderbird Village (see Attachment A).

Surrounding Land Uses:

Surrounding land uses include the following:

North: 96 Avenue, beyond which is an industrial property accommodating a two
(2) storey commercial building with multiple tenants, zoned Service Industrial
Zone M-1A, designated Light Industrial in the Northwest Langley Community
Plan;

South: Langley Lane Greenway and B.C. Hydro right-of-way, zoned Rural Zone RU-1,

accommodating a trail, parking and a basketball court, designated
Institutional/Comprehensive Development in the Walnut Grove Community Plan;

East: A property zoned Comprehensive Development Zone CD-17 accommodating
multifamily residential uses (Windsor Gardens), designated Low Density
Residential in the Walnut Grove Community Plan;
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West: 201 Street, beyond which, is a commercial property with a three (3) storey office
building accommodating multiple tenants, zoned Comprehensive Development
Zone CD-14 and designated Light Industrial in the Northwest Langley Community
Plan.

Zoning Amendment:

The subject site is currently zoned Community Commercial Zone C-2 and Comprehensive
Development Zone CD-14. Bylaw 2020 No. 5636 proposes to add pharmacy to the list of
permitted uses in the CD-14 zone on a site-specific basis for the southerly portion of the subject
site.

Public Information Meeting:

At its Special Meeting of April 20, 2020 Council resolved to temporarily suspend Council Policy
No. 07-164, requiring Developer Held Public Information Meetings.

Access and Parking:

The site is accessed via a driveway on 201 Street and a driveway on 96 Avenue. No changes
are proposed in conjunction with this application. The most recent parking calculation provided
at time of Development Permit No. 100905 met the requirements of the Zoning Bylaw and is
summarized in the table below.

Required Provided
Building 1 (existing) 46 46
Building 2 (existing) 27 27
Building 3 (under construction) 113 142
TOTAL 186 215

Servicing:
Full municipal services exist to the subject site.

POLICY CONSIDERATIONS:

The proposed amendment to the Comprehensive Development Zone CD-14 is consistent
with the provisions of the Walnut Grove Community Plan and compatible with the
surrounding area. Staff recommend that Council give first and second reading to Rezoning
Bylaw No. 5636 and authorize staff to schedule the required written submission opportunity.

Respectfully submitted,

Daniel Graham

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Applicant Rationale Letter
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ATTACHMENT A

LETTER OF INTENT
Supplemental Document to Zoning Text Amendment Application

To Staff, Council and Mayor,

This Letter of Intent is prepared to provide a rationale for a site specific, zoning text amendment to CD14,
at the Fraser Point project located at 20178 96 Avenue, Langley, B.C. (the “Property™), for a pharmacy use.

BACKGROUND

The Property is a commercial mixed-use business centre located in the Walnut Grove community of
Langley, British Columbia. The Property currently hosts two retail strip buildings, with a third mixed-use,
retail and office building, currently under construction. The Property is odd shaped and split zoned, with a
northern, odd shaped block, zoned C2, and the southern, odd shaped, block, zoned CD-14'. The Property
currently has 3 access points, 2 from 201% Street with a right-in and right-out privilege, and from 96*
Avenue, with a right-in, right-out and a left-in privilege.

RATIONALE
There are the main arguments for rationale:

1. The Property is one contiguous parcel with 2 non—lineér(ﬁblygorl%h%pes':sélitta\n(g;{he' C-2 and CD-
14 zoned areas. Under the C-2 zoned area, pharmacy use is an allowed use and under the CD-14
zoned area, it is not. However, if the true intent, of this split zone, was to have a unique property
with specific uses, the restricted uses on the CD-14 zoned area are permitted, in close proximity
and eyesight, in one of the other two buildings on the Property;

2. Within 1 kilometer of the Property there is a total population of 3,893 compared to a daytime
population of 9,040 people?, meaning there is 3X as many people travelling to this trade area during
working hours. Even if a small percentage of this demographic, has medical needs, children or
value convenience, a pharmacy would have the opportunity to service a large demographic,
currently being underserved. The closest pharmacy that we can find is over a 1 kilometer away,
due south of the Property, located at the interchange, which is not the primary arterials for this
Property; and

3. Lastly, pharmacy and medical clinics have and are more increasingly being a syndicated offering
within a retail shopping experience. CD-14 and C-2 zones both allow for medical clinics use, but
CD-14 does not allow for pharmacy use, and as most pharmacies and medical clinics will take

space only if the other is there, having one or the other, over a contiguous parcel is important.

We hope the rationale provided above has presented enough evidence to justify a site specific, zoning text
amendment for pharmacy use.

Thank you for considering our application.

! — See Exhibit A — Site Plan showing split zone configuration.
2 — See Exhibit B — “Market Breakdown”, a report by Colliers depicting the demographics in relation to this Property.
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Exhibit A to Letter of Intent

Fraser Point - 20178 96 Ave.
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Fraser Point - 20178 96 Avenue, Langley, B.C.

Exhibit B to the Letter of Intent Colliers
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Market Breakdown

Total Population
within Trade Area (1 km Radius)

3,893

Daytime Population
within Trade Area (1 km Radius)

9,040

Retail Landscape (Trade Area)

@® Restaurants - 18 (66.7%)

Financial Services - 4 (14.8%)

@® Cafes-1(3.7%)

Custom Demographics

Your Demographics

Criteria

Total Population
Average household income

Number of people in private
households

Total Househalds

Annual spending on Child care
Total Dwellings

Average household size

Annual spending on Health care

Average size of families

Aggregation

Sum

Average

Sum

Sum

Average

Sum

Average

Average

Average

Trade Area (1
km Radlus)

3,893
108,863.2

3,715.1

1,389.9
532.9
1,417.8
2.7

2,996.9

F.2

Total Households

within Trade Area (1 km Radius)

1,390

] _’;T:- _._’-
7]

Personal Care - 3 (11.1%)

® Bars-1(3.7%)

3 km Radius

25,7433

103,900.3

25,186.3

9,598.5

496.1

9,895.3

2.6

2,769.1

2.9

5 km Radius

60,992.6
105,702.1

59,807.8

21,387.1
508.8
22,150.9
2.8

2,804
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Demographic Overview

oy
&8
Median Household Income Median Age
within Trade Area (1 km Radius) within Trade Area (1 km Radius)
$99,270 44
4 10% higher than Langley 4 6% higher than Langley
c 400
2 1300 B Male i Female
T 200 & 200
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Education Employment Rate Visible Minorities
within Trade Area (1 km Radius) within Trade Area (1 km Radius) within Trade Area (1 km Radius)
93% 64% 17%
same as Langley < 0% lower than Langley ¥ 7% lower than Langley
Demographic Projections
Total Population
5.0k
| o=
S 40 o — -0 -0-0-0-0-0-0-00
—g_ 3.0k &
a 20k
T 10k '
s 1
0.
2004 2006 2008 2010 2012 2014 2016 2018 2020 2022 2024 2026
Year
Criteria 2006 2011 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Gro
wth
Total 3.2k 3.7k 3.8k 3.9k 3.9k 4.0k 41k 41k 42k 42k 43k 4.3k 33.5
Population 5%
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Custom Demographic Tables

Households, Income (Current Year $)

Variable Trade Area (1 km Radius) 3 km Radius 5 km Radius
Median Household Income 99,269.7 92,073.6 95,898

Total Households 1,417.8 9,895.3 22,150.9

$0 to $4,999 12.9 (0.9%) 147.6 (1.5%) 314.6 (1.4%)
$5,000 to $9,999 7 (0.5%) 74.6 (0.8%) 173 (0.8%)
$10,000 to $14,999 7.5 (0.5%) 103.4 (1.0%) 261.1 (1.2%)
$15,000 to $19,999 18.4 (1.3%) 183.9 (1.9%) 404.8 (1.8%)
$20,000 to $24,999 46.3 (3.3%) 251.6 (2.5%) 520.4 (2.3%)
$25,000 to $29,999 36.9 (2.6%) 256 (2.6%) 499.8 (2.3%)
$30,000 to $34,999 43.9 (3.1%) 291.6 (2.9%) 561.3 (2.5%)
$35,000 to $39,999 31.3 (2.2%) 296 (3.0%) 642.2 (2.9%)
$40,000 to $45,999 30.6 (2.2%) 299.8 (3.0%) 611.4 (2.8%)
$45,000 to $49,899 55.9 (3.9%) 338.3 (3.4%) 643.5 (2.9%)
$50,000 to $59,999 82.8 (5.8%) 645.9 (6.5%) 1,316.1 (5.9%)
$60,000 to $69,999 94.8 (6.7%) 650.9 (6.6%) 1,324 (6.0%)
$70,000 to $79,999 91.8 (6.5%) 680.5 (6.9%) 1,394.7 (6.3%)
$80,000 to $89,999 75 (5.3%) 569.8 (5.8%) 1,312.1 (5.9%)
$90,000 to $99,999 79.1 (5.6%) 558.7 (5.6%) 1,293.6 (5.8%)
$100,000 to $124,999 190 (13.4%) 1,266.1 (12.8%) 2,949.4 (13.3%)
$125,000 to $149,999 138.1 (9.7%) 1,030.4 (10.4%) 2,316.1 (10.5%)
$150,000 to $199,999 203.4 (14.3%) 1,148.5 (11.6%) 2,797.4 (12.6%)
$200,000 and Over 142.2 (10.0%) 758.9 (7.7%) 1,817 (8.2%)

All demographic data is based on 2017 census information from Statistics Canada.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (JANDA GROUP HOLDINGS INC) BYLAW 2020 NO. 5636

EXPLANATORY NOTE

Bylaw 2020 No. 5636 amends the Comprehensive Development Zone CD-14 by adding
pharmacy to the list of permitted uses to accommodate a pharmacy at 20178 — 96 Avenue.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500

F.2

AMENDMENT (JANDA GROUP HOLDINGS INC.) BYLAW 2020 NO. 5636

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 (Janda Group Holdings Inc.) Bylaw 2020 No. 5636".

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

(2) By amending “Section 914 — Comprehensive Development Zone CD-14" by
adding as Section 914.1(5) after Section 914.1(4) the following and renumber

accordingly:

“pharmacy not exceeding 450 m? (4,844 ft?) in gross floor area, on Lot 1
Section 35 Township 8 New Westminster District Plan LMP36055”

READ A FIRST TIME the

READ A SECOND TIME the
NOTICE WAS ADVERTISED the
READ A THIRD TIME the
ADOPTED the

Mayor

day of
day of
day of
day of
day of

, 2020.
, 2020.
, 2020.
, 2020.
, 2020.

Township Clerk
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (19708 86 AVE LANGLEY HOLDINGS CORP.) BYLAW 2020 NO. 5628

EXPLANATORY NOTE

Bylaw 2020 No. 5628 rezones property located in the 19700 block of 86 Avenue in the
Carvolth Neighbourhood Plan Area to Carvolth Business Park Zone C-18 to accommodate
construction of two (2) multi-tenant industrial buildings.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (19708 86 AVE LANGLEY HOLDINGS CORP.) BYLAW 2020 NO. 5628

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 (19708 86 Ave Langley Holdings Corp.) Bylaw 2020 No. 5628”.

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

amended by rezoning the lands described as:

Lot 1 Section 27 Township 8 New Westminster District Plan EPP92489

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to

Carvolth Business Park Zone C-18.

READ A FIRST TIME the 27 day of
READ A SECOND TIME the 27 day of
NOTICE WAS ADVERTISED on the 3,10 day of
READ A THIRD TIME the day of
RECEIVED APPROVAL FROM THE day of

MINISTRY OF TRANSPORTATION
AND INFRASTRUCTURE

ADOPTED the day of

Mayor

July , 2020.
July , 2020.
September , 2020.
, 2020.
, 2020.
, 2020.

Township Clerk
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Bylaw No. 5628
Page 2

1 1 r1 11

SCHEDULE 'A’
BYLAW NO. 5628

H.1

LOT 1 SECTION 27 TOWNSHIP 8 NEW WESTMINSTER
DISTRICT PLAN EPP92489

L

86 AVE/

198A ST

o

N

—
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REPORT TO

MAYOR AND COUNCIL

PRESENTED: JULY 27, 2020 - REGULAR MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION
SUBJECT: REZONING APPLICATION NO. 100601 AND

DEVELOPMENT PERMIT APPLICATION NO. 101151

(19708 86AVE LANGLEY HOLDINGS CORP. /

REPORT:
FILE:

DENCITI DEVELOPMENT CORP. / 19700 BLOCK OF 86 AVENUE)

H.1

20-105
08-27-0069

PROPOSAL:

Application to rezone 2.42 ha (5.98 (ac) of land located in
the 19700 block of 86 Avenue to Carvolth Business Park
Zone C-18 with an accompanying Development Permit
Application to accommodate construction of two industrial
buildings totalling 8,395 m? (90,363 ft?) of floor area.

RECOMMENTATION SUMMARY:

That Council give first and second reading to

Bylaw No. 5628 subject to ten (10) development
prerequisites being satisfied prior to final reading,
authorize issuance (at time of final reading of Bylaw
No. 5628) of Development Permit No. 101151 subject
to six (6) conditions, noting eight (8) building permit
conditions and that staff be authorized to proceed
with the written submission opportunity.

RATIONALE:

The proposal complies with the Willoughby
Community Plan, Carvolth Neighbourhood Plan,
and the Township’s land use policies.
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REZONING APPLICATION NO. 100601 AND
DEVELOPMENT PERMIT NO. 101151

(19708 86AVE LANGLEY HOLDINGS CORP. /
19700 BLOCK OF 86 AVENUE)

Page 2. ..

RECOMMENDATION:

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (19708 86Ave Langley Holdings Corp.) Bylaw 2020 No. 5628, rezoning 2.42 ha
(5.98 ac) of land located in the 19700 block of 86 Avenue to Carvolth Business Park Zone C-18,
to facilitate development of two (2) industrial buildings, subject to the following development
prerequisites being satisfied to the acceptance of the Township of Langley General Manager of
Engineering and Community Development, unless noted otherwise prior to final reading:

1. A Servicing Agreement being entered into with the Township to secure required road and
utility upgrades, extensions and improvements, including provision of a stormwater
management and detention as required in accordance with the Township’s Subdivision and
Development Servicing Bylaw;

2. Provision of road dedications, widenings, and necessary traffic improvements for 86 Avenue
in accordance with the Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Carvolth Neighbourhood Plan;

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

4. 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);

5. Provision of final off-site servicing landscape design drawings including street trees,
sidewalk, landscaping details and security;

6. Approval of the rezoning bylaw by the Ministry of Transportation and Infrastructure;

7. Protection of Streamside Protection and Enhancement Areas in a restrictive covenant and
acceptance of the streamside enhancement plans, fencing, signage, and security;

8. Registration of the following restrictive covenants:
a. Prohibiting left-hand turns for ingress and egress;
b. Prohibiting reliance on street parking;
c. Providing for cross access in favor of 19676 — 86 Ave;
9. Compliance with the requirements of the Carvolth Greenway Amenity Policy;

10. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Site Servicing Review fee, ISDC review fee, Development Works Agreement
(DWA) and Latecomer charges;

That Council at time of final reading of Rezoning Bylaw No. 5628 authorize issuance of
Development Permit No. 101151 to 19708 86Ave Holdings Corp., for property located in the
19700 block of 86 Avenue, subject to the following conditions:

a. Building plans being in compliance with Schedule “A™;

b. Landscape plans being in substantial compliance with Schedule “B” and in
compliance with the Township’s Street Tree and Boulevard Planting Policy, to the
acceptance of the Township of Langley General Manager of Engineering and
Community Development;

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

d. Rooftop mechanical equipment to be screened from view by compatible architectural
treatments in compliance with Schedule “A”;

e. All refuse areas to be located in an enclosure and screened to the acceptance of the
Township of Langley General Manager of Engineering and Community
Development;
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f. All outdoor storage areas being covered by a dust free surface;

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

a. Issuance of an Energy Conservation and GHG Emissions Reduction Development
Permit;

b. Submission of a site specific onsite servicing and storm water management plan
(including onsite detention) in accordance with the Subdivision and Development
Servicing Bylaw, to the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

c. Onsite landscaping being secured by a letter of credit at the building permit stage;

d. Completion of an erosion and sediment control plan or exemption in accordance with
the Erosion and Sediment Control Bylaw to the acceptance of the Township of
Langley General Manager of Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of the Land Title Act
regarding on-site detention, biofiltration and infiltration systems;

f.  Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy to
the acceptance of the Township of Langley General Manager of Engineering and
Community Development;

Payment of supplemental Development Permit application fees; and

Payment of applicable Development Cost Charges and Building Permit
administration fees; and further

= Q@

That Council authorize staff to proceed with the written submission opportunity notice prior to
Council’s consideration of third reading of Rezoning Bylaw No. 5628, in conjunction with
proposed Development Permit No. 101151.

EXECUTIVE SUMMARY:

Denciti Development Corp., on behalf of the property owners, has applied to rezone a 2.42 ha
(5.98 ac) site to Carvolth Business Park Zone C-18 to construct two (2) industrial buildings
totalling 8,395 m? (90,363 ft?) of floor space. The proposed development complies with the site’s
Flex Employment | and Conservation Area designations and the Development Permit
Guidelines of the Carvolth Neighbourhood Plan (Attachment B).

The proponent’s application package also includes a Development Permit to provide Council the
opportunity to review the proposed development’s form and character. A separate delegated
Development Permit is being processed concurrently with these applications to address the
Energy Conservation and Greenhouse Gas Emissions Reductions objectives of the Carvolth
Neighbourhood Plan.

PURPOSE:

This report provides information and recommendations concerning proposed Rezoning and
Development Permit Applications for property located in the 19700 Block of 86 Avenue.
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SUBJECT
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SUBJECT

ZONING BYLAW NO. 2500
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SITE PLAN — SUBMITTED BY APPLICANT

RENDERING — SUBMITTED BY APPLICANT
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REFERENCE:
Owners: 19708 86AVE Langley Holdings Corp
1620 — 1185 West Georgia Street
Vancouver, BC VG6E 4E6
Applicant / Agent: Denciti Development Corp.
1620 — 1185 West Georgia Street
Vancouver, BC V6E 4E6
Legal Description: Lot 1 Section 27 Township 8 New Westminster
District Plan EPP92489
Location: 19700 Block of 86 Avenue
Area: 2.42 ha (5.98 ac)
Existing Zoning: Suburban Residential Zone SR-2
Proposed Zoning: Carvolth Business Park Zone C-18
Willoughby Community Plan: Business Park
Greenbelt
Carvolth Neighbourhood Plan: Flex Employment |
Conservation Area
BACKGROUND:

The subject site is currently vacant and was recently subdivided along the boundary of a
tributary to Latimer Creek into two parcels approximately 2.4 ha (5.9 ac) and 1.4 ha (3.5 ac) in
size. The subject site is designated Flex Employment | and Conservation Area in the Carvolth
Neighbourhood Plan, Business Park and Greenbelt in the Willoughby Community Plan, and
zoned Suburban Residential Zone SR-2.

A tributary to Latimer Creek traverses the northwest corner and southerly portions of the subject
site. These portions are designated Conservation Area in the Carvolth Neighbourhood Plan.
Protection of the watercourse in accordance with the requirements of Schedule 3 of the
Township of Langley Official Community Plan has been identified as a prerequisite of rezoning
and discussed further in this report.

As the property is designated as a mandatory Development Permit Area in the Carvolth
Neighbourhood Plan, Council is provided the opportunity to review the form, character and siting
of the proposed development. Issuance of the Development Permit is required prior to the
issuance of a Building Permit

DISCUSSION/ANALYSIS:

The applicant has applied to rezone the subject property from Suburban Residential Zone SR-2
to Carvolth Business Park Zone C-18 (with accompanying Development Permit Applications)
to accommodate development of two (2) single storey (with mezzanine) industrial buildings
totalling 8,395 m? (90,363 ft?) of floor area. The buildings are proposed to be divided into

28 separate units, each with warehouse and accessory office space.
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The proponent’s application package also includes the following:

e Rezoning application to rezone the subject site to Carvolth Business Park Zone C-18,

e Development Permit to provide Council the opportunity to review the form and character
of the proposed development, and water conservation measures included in the
development, and

o Delegated Energy Conservation and Greenhouse Gas Emission Reduction
Development Permit

Property adjacent to the west (19676 — 198 St) is similarly designated Flex Employment | and
Conservation Area, but with a potential development area being isolated from 86 Avenue by a
red coded watercourse (Latimer Creek). In order to provide access to the future development of
this portion of the adjacent lot outside the streamside protection area, the applicant proposes to
provide a 6 m (19 ft) wide all-purpose easement from 86 Avenue, southwest through the subject
property, to that portion of the adjacent lands at west property line.

Surrounding Land Uses

North: 86 Avenue, beyond which are residential properties zoned Suburban Residential
Zone SR-2, designated Office/Mixed Use | and Conservation Area in the Carvolth
Neighbourhood Plan;

South: A vacant property (previously subdivided from the subject property) zoned
Suburban Residential Zone SR-2, designated as Conservation Area in the
Carvolth Neighbourhood Plan and designated Single Family Residential 2 in the
Latimer Neighbourhood Plan;

East: A vacant property with a recently issued Development Permit (TOL Project:
08-27-0045) for construction of an industrial building, zoned Carvolth Business
Park Zone C-18, designated as Flex Employment | in the Carvolth
Neighbourhood Plan. A property containing Fraser Health Support Services
Facility zoned Carvolth Business Park Zone C-18, designated as Flex
Employment | in the Carvolth Neighbourhood Plan.

West: A residential property zoned Suburban Residential Zone SR-2, with the majority
being designated Conservation Area and the remainder designated Flex
Employment | in the Carvolth Neighbourhood Plan;

Zoning Amendment:

The subject site is currently Zoned Suburban Residential Zone SR-2. Bylaw No. 5628 proposes
to rezone the subject property to Carvolth Business Park Zone C-18 based on the site’s Flex
Employment | designation in the Carvolth Neighbourhood Plan in order to accommodate the
proposed industrial development. The proposed development as shown in Development Permit
No. 101151 complies with the provisions of the site’s proposed C-18 zoning in terms of siting,
parking, height, use and lot coverage.

Public Information Meeting:

At its Special Meeting of April 20, 2020 Council resolved to temporarily suspend Council Policy
No. 07-164, requiring Development Held Public Information Meetings.
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Development Permit No. 101151

The subject site is located in Development Permit Area “M” as designated under section 488 of
the Local Government Act to establish objectives for:

¢ the form and character of development,

e to promote energy conservation,

e to promote water conservation, and

e to promote the reduction of greenhouse gas emissions.

The Carvolth Neighbourhood Plan specifies Development Permit Area guidelines

(Attachment B) for the subject site. In accordance with Council policy, supporting materials have
been submitted detailing the proposed development’s form, character and siting. The supporting
materials also address the measures implemented to promote water conservation.

Development Permit Area “M” guidelines establish objectives to promote energy conservation
and reduction of greenhouse gas (GHG) emissions through the issuance of a Development
Permit. Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw) delegated
issuance of Energy Conservation and GHG Emissions Development Permits to the Delegated
Official (defined in the bylaw as the General Manager Engineering and Community
Development or Approving Officer, or designates). Staff note that the required Energy
Conservation and GHG Emissions Development Permit is being processed concurrently with
the overall application and that issuance of this Development Permit is required prior to
issuance of a building permit as indicated in Development Permit No. 101151.

The applicant is proposing to construct two (2) single storey industrial buildings totalling

8,395 m? (90,363 ft?) of floor area. The buildings will be constructed from tilt up concrete panels
painted grey with blue and dark-grey accents (Attachment A — Schedule A). The site has
relatively limited road frontage due to the streamside protection area located in the
northwesterly portion of the property. Building 1 is proposed to be located adjacent to

86 Avenue and Building 2 is located internally to the site. In order to provide visual interest and
street presence, the applicant proposes a curtain wall on the northeast corner of Building 1 and
glazing along the north elevation. The main entry to the street facing unit is framed with a raised
brow style articulation that wraps the building corner while the northwest corner features a
projection element that wraps the opposite corner with a roof line articulation and man door
facing the street with supplementary steel canopy.

The landscape plan provided by the applicant proposes landscape screening along the road
frontage adjacent to the drive aisles with trellises and vertical plantings in order to further screen
parking areas. The site plan indicates refuse bins are proposed to be located and enclosed at
the rear of the site. As a condition of the Development Permit, refuse bins are to be located in
an enclosure and screened to the acceptance of the Township. A similar condition has been
included in the Development Permit requiring the screening of rooftop mechanical equipment
and is indicated accordingly in Attachment A — Schedule A.
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The applicant indicates that the proposed buildings are consistent with the character of the
neighbourhood as per the following excerpt:

“The building design for this application offers a similar aesthetic, typical
for light industrial buildings. The design incorporates additional visual
interest elements including:

e A higher percentage of glazing (70%) with reduced amount of solid wall
panel (30%);

e A corner entry incorporating a strong visual ‘eyebrow’ element and a
two storey curtain glazing; and

e Colour and rhythm on the concrete panels, which extends internally to the
front facades of Buildings 1 and 2.”

The proposal is consistent with the applicable Development Permit Guidelines (Attachment B) of
the Carvolth Neighbourhood Plan. The proposed development also complies with the Carvolth
Business Park Zone C-18 provisions concerning use, site coverage (27%), height and building
setbacks.

Landscaping:

The landscape plan proposes landscape screening along property lines and parking lot
landscaping as required by the Zoning Bylaw. A 4 m (13 ft) landscape area with plantings and
vertical screening elements including trellises is proposed along the front lot line with shrubs
and ground cover plantings proposed adjacent to other lot lines (Attachment A — Schedule B).
Details of the landscape plan are subject to final approval of the Township prior to issuance of a
building permit.

Access and Parking:

Access will be provided to the site by two (2) driveways on 86 Avenue (restricted to right in / out
movements).

A total of 113 parking spaces are required and 118 parking spaces are provided as summarized
below:

Use Required Provided
Office 80 85
Warehouse 33 33
Total 113 118

Four (4) at grade loading spaces are proposed at the rear of the site and each proposed
industrial unit includes an overhead door.
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Sighage:

Individual channel letter fascia signage is proposed above the main entry to each unit along the
interior elevations. Freestanding signage is proposed at the northeast corner of the site. The
proposed signage is illustrated in Attachment A - Schedule “A” of the Development Permit, and
is required to comply with the Township’s Sign Bylaw.

Tree Protection/Replacement

The tree management plans submitted by the applicant indicate that 23 significant trees exist on
the developable portion of 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 104 replacement trees are required (104 proposed). In addition, seven (7) street

trees are required along the road frontage (in compliance with the Township’s Street Trees and
Boulevard Plantings Policy). Post development approximately 111 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 of the rezoning bylaw, the applicant is required to enter into a Servicing
Agreement to secure works and servicing including construction of road works,
greenways/trails, tree replacement, stormwater management plan, including provision of on-site
detention as required, and utility upgrades and/or extensions, all to the acceptance of the
General Manager of Engineering and Community Development. The applicant will also be
required to provide erosion and sediment control measures in accordance with the Erosion and
Sediment Control Bylaw to the acceptance of the Township and also to register any legal
documents identified through the detailed engineering design stage.

Road dedication and widening and necessary traffic improvements (both on and off site) for
86 Avenue are required in accordance with the Subdivision and Development Servicing Bylaw
and the Carvolth Neighbourhood Plan Mobility Network.

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 Official Community Plan (OCP), Erosion and Sediment Control Bylaw, and Subdivision and
Development Servicing Bylaw (Schedule I-Tree Protection) which promote sound environmental
management practices and outline Township environmental performance expectations.

Township of Langley OCP 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.
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Portions of two watercourses are located on the subject site. A 50 m (164 ft) long segment of
watercourse and associated wetland is located in the north west corner of the site and an 80 m
(262 ft) long segment of watercourse is located in the south portion of the site. Both
watercourses are Class A (red-coded) fish bearing tributaries to Latimer Creek. OCP Schedule
3 designates a 30 m wide SPEA (measured from watercourse top-of-bank) adjacent to a Class
A watercourse.

Section 4.15 of OCP Schedule 3 allows for modification, or "flex", of the SPEA width to
accommodate a proposed site plan. OCP SPEA flex guidelines require a SPEA modification to
be offset through an equivalent SPEA increase elsewhere on the project site and SPEA
enhancements to be completed over an area that is two times the area of SPEA modification.
To accommodate the land use and 86 Avenue improvements, the applicant is utilizing the SPEA
"flex" provision of OCP Schedule 3. The applicant's proposal includes a portion of the SPEA
being decreased by 357 m? (3,842 ft?) and a portion of SPEA being increased by 371 m?

(3,993 ft?). Staff note the proposal exceeds minimum OCP Schedule requirements by providing
an additional 13 m? (140 ft?) of SPEA and a minimum of 714 m? (7685 ft?) of SPEA
enhancements (i.e. native riparian plantings).

Based on the results of the applicant’s assessment and proposed streamside enhancements,
the proposal is, in staff's opinion, consistent with the objectives of Schedule 3 of the OCP.
Protection of the SPEA in a restrictive covenant and acceptance of the streamside
enhancement plans, fencing, signage, and security is a development prerequisite.

Based on the results of the applicant’s assessment and proposed streamside enhancements,
the proposal is, in staff's opinion, consistent with the objectives of Schedule 3 of the OCP.
Protection of the SPEA in a restrictive covenant and acceptance of the streamside
enhancement plans, fencing, signage, and security is a development prerequisite.

Exterior Lighting:

As the subject site is located within 150 m (492 ft) of land zoned for residential purposes,
compliance with the Township’s Exterior Lighting Impact Policy is required. Provision of an
exterior lighting impact plan prepared by an electrical engineer to the acceptance of the
Township is required prior to the issuance of a building permit.

Ministry of Transportation and Infrastructure:

As the site is located within 800 metres of Highway 1 (a controlled access highway), the
Ministry of Transportation and Infrastructure (MOTI) is required to approve the proposed
rezoning bylaw prior to final reading.

POLICY CONSIDERATIONS:

The proposed development complies with the site’'s Flex Employment | and Conservation Area
designations in the Carvolth Neighbourhood Plan and Willoughby Community Plan in addition to
its proposed Carvolth Business Park C-18 zoning. The overall form and character of the
development and water conservation measures are consistent with the objectives of the
Carvolth Neighbourhood Plan.
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Accordingly, staff recommend that Council give first and second reading to Bylaw No. 5628
(subject to ten (10) development prerequisites), authorize issuance of the accompanying
Development Permit No. 101151 (to be issued at the time of final reading of the rezoning
bylaw), and authorize staff to proceed with the written submission opportunity.

Respectfully submitted,

Daniel Graham

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit No. 101151

ATTACHMENT B Excerpt from the Carvolth Neighbourhood Plan —
Development Permit Area ‘M’ — Carvolth

ATTACHMENT C Applicant Design Rationale
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ATTACHMENT A

THE CORPORATION OF THE TOWNSHIP OF LANGLEY
Development Permit No. 101151

This Permit is issued this day of , 2020 to:

1. Name: 19708 86AVE Langley Holdings Corp.
Address: 1620 — 1185 West Georgia Street
Vancouver, BC V6E 4E6

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 1 Section 27, Township 8, New Westminster District Plan
EPP92489
CIVIC ADDRESS: 19700 Block of 86 Avenue

3. This Permit is issued subject to compliance with all of the Bylaws of the Municipality of
Langley applicable thereto, except as specifically varied or supplemented by this permit as
follows:

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

b. Landscape plans being in substantial compliance with Schedule “B” and in compliance
with the Township’s Street Tree and Boulevard Planting Policy, to the acceptance of the
Township of Langley General Manager of Engineering and Community Development;

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

d. Rooftop mechanical equipment to be screened from view by compatible architectural
treatments in compliance with Schedule “A”;

e. Allrefuse areas to be located in an enclosure and screened to the acceptance of the
Township of Langley General Manager of Engineering and Community Development;

f. All outdoor storage areas being covered by a dust free surface;

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

a. Issuance of an Energy Conservation and GHG Emissions Reduction Development
Permit;

b. Submission of a site specific onsite servicing and storm water management plan
(including onsite detention) in accordance with the Subdivision and Development
Servicing Bylaw, to the acceptance of the Township of Langley General Manager of
Engineering and Community Development;

c. Onsite landscaping being secured by a letter of credit at the building permit stage;

d. Completion of an erosion and sediment control plan or exemption in accordance with
the Erosion and Sediment Control Bylaw to the acceptance of the Township of Langley
General Manager of Engineering and Community Development;

e. Registration of a restrictive covenant pursuant to Section 219 of the Land Title Act
regarding on-site detention, biofiltration and infiltration systems;

f. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy to the
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acceptance of the Township of Langley General Manager of Engineering and
Community Development;

g. Payment of supplemental Development Permit application fees; and

h. Payment of applicable 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.

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 , 2020.
Attachments:

SCHEDULE A Architectural Drawings
SCHEDULE B Landscape Plan

H.1 - Page 20



21

H.1

02¢0¢ @de ATNr -LINd3d LININJO13AIA/ONINOZ3IY HO4 d3NSSI-3Y

SCHEDULE A

68926dd3 NY1d NOISIAIGENS
E0'SI0AOAINS-J0PLOO@UOIE0R (j2ue)
6789858709 ()

1220869509 (121) 216HeA 08
937 39A ‘08 'HIANOONVA HOVMITIHO
1S VI9HO3O 1SIM 5841-0291 QY 1HOINX §1557-8

'dH00 INIWJOT3A3A ILION3A ALTONIA3IAHNS ANY1HOANOD

IN3NO L AJAHNS 9
(Zglwoy| (9:6HwWesy| TNONNOD Ag| (3018 1437 153m
SAVE ONIQYOT NIFIAIHA 82
(a36vHS) STIVLS ONIGYOT ¥ 25) W09l | (.8-99) W 2694 | TIONNOD Ag| (1S 1How) 1S3
030IN0Hd (.0-28) wo'se| (.9-€6) WLG'8Z| TIONNOO Ag (4v34) HNOS

(.0-71) w92y | TIONNOO Ag 96 NO (LNOH4) HLHON|

(14 £°0€) WSz'6 X (L486) NE :32IS STIVLS

Q38IN03Y STIVLS 2 ONIQTING AYIAZ HO4 30VdS INO 3ars|
‘SININZHINO3Y ONIQYOT WONINIW | 03S0dOkd | 3moTv NOWLYATTE
SHOVE13S

STIVIS 744 :030QINOHd
(STIVLS €11} 1624} = 1'6€ + 1862 :03HINOIY TYLOL (ws/'6) Wge  03S0dOHd

STIVLS 166 = 98L/V6 6519

g
“¥34Y HOO14 SSOHD 40 2N98+ AHIAI HOS 30VdS + Rl 1 L

IHOEH ONIGTING

(VIHLSNANI) 3SNOHIHYM
STIVIS 1961 = 825462 14 1920 = £95192 / 25669 mmwwﬂﬂmmﬂs, %«_ﬂmsﬂ,%,\w M%su
¥3d¥ HOOT4 SSOHO 40 2W 82 H3d 30VdS + JOVE3A00 101

301440
20T MVTA8 TO'L §3d SV 'SINGWHIND3H ONDHEVd

(emscveee)
(e ve'61'9)

(ew Loer)
(eno009z2)

(ewoo'ies's)
(ew 00'006°¢)

Ld30NOQ N9IS3A 3LIS GILYHOIINI Qas!

WooBIRWAYRIQUENO A ([2LsR)
920699909 (1)

900 HSA 08 AGYNHNE
'AVMSONIM 0€Ly HOOT4 H18}

“ONI WBHOOHIANS YHINNSH

TYINIWNOHIANI 'S

14708 §50'72 :(301440) HOO'4 ANOD3S WLOL
"1 DS §0€'99 :(3SNOHIHYM) HOOTH ONNOHD TWLOL

1470 €892 (301340) HOO4 ANOO3S
1408 92€72 {(3SNOHIHYM) HOO4 ANNOHD
ZONIaTINg

1408 2891 (301340) HOO4 ANOO3S
1408 6461 {(3SNOHIHYM) HOO4 ANNOHD
| ONIGTING

V3HY ONITTING

WooaUG@PUELRL (1EWe)
VL b0z v09 ()

9 D3N ‘08 AGYNHNE

AV VYNV 076006
3INNIE

TWAID ¥

$301440 - 0 dNOHO
TYIHLSNANI LOVAWI LHOM - 24 dNOHD
AAONYdNJ0 G3S0d0Hd

Md¥d SSINISNE HLIOAEYO 810 :03S0d0OHd
TWILNIAIS3H NYBHNENS Z¥S  :INJHHND
BNINOZ

EBHEPT
RECTENS

68v26dd3 NY1d LOIHLSIO
HILSNINLSIM M3N 8 dIHSNMOL L2 NOILO3S + 101
NOILdIHOS3a Y931

08 ‘AJTONY1 3AV HL98 80461
$S36AAY JIAID

AJTONY 40 dIHSNMOL
NOILOIGSIENT ONIAVH ALIHOHLNY

SOILSILYLS 103r0Hd

wooaUIa@sBN (fews)
VoL b0z y09 ()

9 5N ‘08 AGYNHNG

AV YOYNYO 0465-00€

3INNIg

1Sldogdy '€

AI1ONV1
H198 80/6}

S1v130 3dVOSANY 3
NY1d BNEHS HLNOS n
NV1d 8N4HS HLEON Il
NV1d ONIQYED a
NVd 3dVOSANVT n
woo'sdeospue/BuId Peanage ([ewe)
1100962709 (91)

699 0SA “0'8 ‘AGYNHNG
INIHQ Y3380 TIILS §84 - 0040 3LINS
SLO3LIHOHY 3dYOSANYT ONd

3dVOSANY1 e

JINA3HOS JOVNDIS ey
SHIAN3Y INILOIdSHId ey
SN33HS400H B SINIT LHOIS ey
2ONIQTING SNOILYATT zev

1 ONIQTING SNOILYATT Vey

NV1d H004 vy

NY1d 3LIS 3%

SOLOHd LX3INOD Loy

133HS H3IN0D 0oy

WooNISINOI@IIS! (jewe)
00£€'862709 (o))

9AE 05N “0'8 'ABYNENE
‘3NNIAY 81 L026

Q17 19311HOHY 11008 YOIAOT

1031IHOYY '+

“LSITONIMYHA

13361S H198 WOYJ SHIAN3Y 1SILHY

"0'd "AFTONVT IAV HL98 8026+ ILIONIA A9 TVIHLSNANI

H 1T="Page




1LION3Q 650-6}

22

ﬁ;oogil 1X3INOD

08 ‘AT1ONV1
‘IAV HLI8 BOLE)
Lo3n0us

VS Sy

03006y iy

s oo
VYW VYS ‘YYY O8IV IHL 40 HIAWIN
WOO'LLOOSHOIAOT MMM 00LE 862 709
WOO LLOOSMOIAOT®ONINAY

9NE DGA 08 ABYNENE
INNIAY 1St L0L€
sosuvom

sam

s s

wnsiey

NOI1d183530 ETR ]

LIneEd JO/ONINOZ3 04 a3NSsI |6L0z/L1/S
LIM3d "'Q/ONINOZ3Y 04 03nss—3H [0z02/2/1)
2 LIN3d d'Q/ONNOZ3Y 04

£ LN¥3d "d'Q/INNOZ3Y ¥04 qanssi-3] 020e/L/¢

azmos
3B 10N IS SO T A

MNVE 40 dO1 NOdd VIS HLNOS ‘:OLOHd 31IS mo

“ANIT ALHd3d0dd 1SIM WOYH HLYON ONIXOOT :OL0OHd 3LIS @O

"INV H198 WOYH VIYV LNVYNIAOD HLHYON

‘0LlOHd 3lIs mo

31IS 40 Y3LN3O WOHH 3NIT ALHY3d0dd LSIM ‘:OLOHd ALIS wo

'V3dS HLHON ‘OLOHd 31IS mo

H198 WOYd HLNOS ONIMOOT ¥ 3341 ‘:OLOHd 3LIS NO

"IAV H198 ® ISYNOD ¥ILVM AIWVNNN :OLOHd LIS NO

'HLNOS ONIXOOT AYVANNO4G VIdS HLYON :OLOHd 31IS .vo

H198 NOYd HLNOS ONIXOOT ANIT ALHId0dd 1SV3 ‘:OL0OHd 3LIS |_”O

H 1T="Page




1LION30 650-64

23

0202 HLOE 610¢ Q¥EZ 9NV
o

ailon

5

BG0-B1

N 03108

Nvd LIS

oo

08 “AF1NV1
NV HL98 80L6)

Lo30ug

[0z 05081 99v'€ 130 sv oo 3n08Y .20 © v v oL

HOU3H LSHOSKY ¥ SNIVEQ 3vOSONYI 335 STIHL ONHORHOI
203503 1A 0l0AY O1 0350 30024 OV TIvA SNIVISH [E]

Sy ‘ONIMYAO 3dVOSONYT 335 YOV DI
sanivio A
YHL JHON ON ONVHD INFIOVED v % L
N St ave 30 (s-61 W9 B 3

T3S WenOaLKOY

VYN YYS 'vYY O8IV 3HL 40 HIEWINW
WOO'LLOOSHOINOT' MMM 00LE 862 709
WOO LLOOSXOIAOT@NIWAY

HLIM G31VNIGHOO0 38 OL WHO3SNYAL TWORL
‘STVI30 O NIV TIAI 33 HIVAMIAIS 311550 (N
‘STV130 503 ONIMYE NI 335 110 8D (N)

3H10 A8 NOIS ONINVST14 40 NOLLYO01 G3S0ON

31103 () GIOVAIYS (S) M3N (V) ONLSIX3 (3) 310N

SILONAIM LIS

'STV130 TWNOILIOY HOH SONMYQ AZNHNS 01 433
(37SIV 3140 W9) ININFSV3 G3SOdOYd 50 INMUNO
INGE5Y3 03504084
NI WZHOOHIANE VEZNEH

A8 LHOG3H AMYNANS TYINFNNOHIANG OL 43434 35V31d STV130
WNOLLIGGY 403" T 65T6T AJAMNS 3L1S HOGNOD NO JLONIA ¥ NVE

9AE DSA 08°A8YNHNSE
INNIAY 1St L0L¢€
woaow
e
3 Do SHOD
ouwso
NOTLTHIS 3T 390 A3
LINg3d SO/ONINOZ3Y ¥0d 03NS |6102/11/S
L3d "d'Q/aNINOZ3 ¥4 a3NSSI-3Y [0202/2/41|

T L34 "4Q/9NNOZ3Y ¥04 a3NS5I-3y|

locoe/v /52|

10 dOL GNY 33D OL ¥YINJIINIAId NHVL SYAUILNI WS NO G3SVE
WSL'Z 918 HLNOS %08 135 Y3dS WIAINI
WevTE 2-£00 HLNOS %0Y8 135 Y3dS 30V
WIOSZ. 128 HLYON %08 135 Y3dS WIAINI
WSO 00T HLUON YOV8 135 V3dS 30V
SHOVELES Vads
60T oy
14056121 VNOLLIGQY * 3ONZU3HI0

‘STVL30 NOILIOOY 10 SONIMYHA JdVOSTNY] OL H3:43 _H_

a7 31d¥050NY1 ABVH0NEL

‘STVL30 TNOILIOOY 10 SONIMYHA JdYOSTNY] OL H3:43 D

V3HY 34V0SANVT

1408 98 966' - TYLOL YOVE NI Y3

€ LNd3d "d'Q/ININOZ3 04 QINSSI-3|

0z07/L/z

VSO 315 NO SHOSNBHIO TIY A3 ¥

1408 92¥812= 19

Va8V NOLLVSN3dN0D

1508 97 716’8 - V10L GIBYOSEY VY

1408 8165 = 7Y

aEY ONFOVOEONS

[’

INVE 0 dOL WOYS XOVE 135 NOE 038040t
OIS Vads

(vHEr2) S5 906092 3y 3UIS

N Y3Y INVNGADD

3N AL¥3d0Nd

VEBLIE08 NYId
11669708 NY1d INVNGAOD

NOILVYSN3dNOD
VINIANOHIANT 8 ANIOTTALS

SE6/1d08 NY'Td ASOLYNYTdXT LNNISYT

0seT Fwos
NV1d 31IS VvdNLOTLIHOYY NO

<

60Z LIND A

802 1IN0

202 1IN0 E

902 Linn +

S0z 1IN0

#02 1IN0

£0z 1IN0

20z Linn

102 1n0

L OO

o

RS RS

7>

0541 3908

NV1d ONIAvd9/3LIS 11Nd

10

2

H.1- Page




1LION30 650-64

24

6102 HISL AN 6107 QM6 9N D
N a1v0
05l =
o (]
L s Be0-61 e ze) 1408 €891 (301440) HOO'4 ANOO3S (an00922) 14089252 (ISNOHIHYM) HOOTS ONNOKD (enoizs'h) 1408 2LE9) (301440) HOO'4 ANOO3S (@N0006®)  L4OS6I6MY  (3SNOHILVA) HOOT4 ONNOHO o
: IMYED 3NN 103064 2 ONIaTINg 2ONIqINg LONIaTINE SLONITING
ose1 3OS o561 3W0S 0se1 308 0561 308 1
H SNYId ¥0014 ANOD3S Z ONIATNg ‘NV1d .qo ANNOYD ¢ ONIATING ‘NV1d mo ANOD3S T ONIA1INg :NV1d NO ANNOYO T ONIATING :NV1d Ho —
N [wszs] [usrst] N -
oo 9 i 1 . s T
, _ [ E— B N J— B
298 “AFTONV o - o o 2l
g & R
ol ] - >
- o — -
ny
— 00— o
. o0z [ M g H | " W I
s nioasou e =
VYN YYS VYV 08IV JHL 40 H3gWIN - = - - 1 <
WOO'LLOOSHOIAOT MMM 00LE 862 09 = E _ Fl w53 =] =l
WOO LLIOOSMOIAOTONINGY Elis - il glagr K
9NE OSA 08 ABYNENE 2 5 SER B e
INNIAY 1St L1028 1 £—o— — mu 55
E - . Bl i
gla BN ‘:‘u B
3 e
- - 5 - | =
e e B gk
I D = L.
! - - fwacon] i |
— ol K= B8 | 3| 2% |2
oszad ﬂw e o~ = LN S : LibgE
0 0= - -
-~
s wision g5 . g&
5l& 2=
N D
e — C
NOTLJ139S30 SIv0_|A33] | e
LINd3d JQ/ONINOZ3Y ¥4 03NSSI  |BLOZ/1L/G! m .u,,.w oo Ws H
LIME3d J0/NINOZ3 03 QINSS-3 02022/ 2% £ ="
7 LIN¥3d "d'Q/ININOZ3Y ¥4 Q3NSSI-3upznz/v/aa] _ —— m 5 \
< 11032 “40/ONNGZ3N 504 QanSS—2| 0207/ L/ s HL £ Bzl
H L 3 m.m o
D
B B
5% s I
] 5
I <
sl& 2=
N D
D
ga T B
5 A |
A o] ;
| S ! | =
I gle ! gl
| B | D E
| - | L
= i B
= = o Bl E 5
Liwes] | 27 gl
3 EN
[w0651]
=

s
38 LON TIVHS SOV SUSNO SHOISEO T A3 TIHS UOLOVUINGD




25

0Z0Z ANZ ANnP 60T Q¥eT 9NV
a0

oS3

e

05T 3905

TOT LINN @ 1SV3 :NOILVAIT3 @O

05T 308

1LION30 650-64

3AvVY9 NI IONVHO ® LSV INOILYAIII mgd

—‘ @EZg)wamonavis oL .
I ——

— 8% ONIaTINg . ) v,

SNOILYATT3

(aNnous) av1s O'L

H.1-"Page

VYW 'YYS 'YVYV 081V 3HL
WOO'LLOJSHIINOT MMM
WOO LLOOSMXIIAO

9NE OSA LER >m<zm:m
INNIAY 1St L0L€
(MO 13dvavd Dh
Gom zavava oL W) T T T T T T T T T T T I
Lot 1
00z1 308 o0zt 308
T ONIATINg HLHON ‘NOILVYAT T3 .vo T ONIAING HLNOS NOILYAZT3 MUO
e 1
i
d
& o
GNox3a  aNoxTa

00T 3 VoS

T ONIATING LSIM NOILVATTT NO

£3)(Z2 TS &d zd 7o ® z P

00T FVDS

T ONIATING 1SV3 :NOILVAIT3 |_H O

GEED [ G @D HE GDED

azmos
38 LON TIVHS SOV 2L NOSHOIHEMIO T A3 TIHS OLOVHLNG




1LION30 650-64

26

0207 ONZ

B10Z Q¥ET w@<=
Q3LON SY

s

BG0-B1

AN 03108

I ¢ onamns

SNOLLYA3T3

oo

08 “AF1NV1
NV HL98 80L6)

Lo30ms

T3S WenOaLKOY
VYW 'YYS 'YVYV 081V 3HL 40 HIGWINW
WOO'LLOOSHOINOT' MMM 00LE 862 709
WOO LLOOSXOIAOT@NIWAY
9AE OGN 08°AgYNHNSE

INNIAY 1St L0L8

ey
v

s 0

wnsoo

NOTLJ180530 SIv0_|A33]

LINd3d JO/ONINOZ3Y ¥0d 03NS [6102/11/S
LINd3d "d'Q/ININOZ3 ¥04 Q3NSSI-3y [0202/7/ 41|
7 134 "4'Q/INNOZ3Y 404 Q3NS5 v/E

(annous) avis 01 WIE/
4

(@noo3s) wo3a 01 gV

T0Z LINN ® LSV3 :NOILVATTI

10c

8

051308
1INN dAL ® 1SV3 INOILVATT3 mo
i)

(@noo3s) wo3a 01 WY

H. 1~ Page

M0 139w 01 WEEE

(HOIH) 13dvaivd ‘O

=
_ ]

- __ |

4004 0L G
Mo 13avavd 01 T

(HOIH) 13dveivd O

o0zt 310 o0zt :3v0S
¢ ONIATINg HLNOS NOILVATT3 .vo 2 ONIATINg HLYON NOILVAIT3 mo

STv130 YNOLLIGQY.
04 NY1d TLIS 335 NIGNY] ONY VLS LiXE 40 N0

‘SONIMYEO SNIGYOSTNY] 335 NIZHOS SITIL
14 335 ONOAZ 4315 ONIGTING

V130 404 SNIMYIO TN OL H3434 - 84D ‘INOD
‘STV130 403 ONIMYA NI OL 353
‘AL LTVHASY Q34015 -30v49 G3HSINS

ALITYIDININ AR NOLLYOOTIY T¥NI4 - SSZHQQY 3115

10M TaNvS.

€ LN43d "d'Q/ININOZ3 304 QINSSI-3u|020e/L/Z.

s
310N TIVHS SONMYHO T A3 TIVHS HOLOVELNGD

(AL ¥00Q OWTH 31NV
'30VHO GIHSINGA NI SONVHO HO4 %€ 1y G340TS XTeM 3aIS

NOLLYONNOA NI 4315 GNY NOLLYAG3S O

(A 1anva 3ais
GNY HOOQ NIHOHA TYWHIHL LNOF HOLS FONVELNG LN
Caa) 30v8

ONITING WO NIHOHE TVINEIHL AJONYD TINNVHD 0
L0 AB LINE3A FOVNOIS - AONVNIL HOS NOIS VIDSV:S
LSO YOYIYD GNY ALITYIOINI A8

a]
o]
@]
a]
a]
a]
o]
a]
B]

51104 () G3OVATYS () M3N (V) ON

S3LON AINM HORIALXT

3

13

o0zt :3v0s
2 ONIATING LSIM NOILVATT3 NO

(QI200NY HYE10) FVE - ELSAS TV NIVLEND
(IVODRIVHO) Vet - WILSAS INOXS OIS
(GI2100NY HYET) IV - WELSAS INCES JHOLS
(015512 WG HOLYA OL) 3NOVAO - T3V T3ANYS
(4va19) SEVI9 NOISIA - TNV ONIZYI

(204 WG HOLYM OL TUHA) IHSING T

(027212 18 V30 10K - a3LNIVE

(@d wa 3~ Q31N

(IVOOYHD VLN VIGYOSY0) LS VRIS IHSINGS Tid
(WOOHYHO TYLIN VIGVOSYO) TNNVHO 3 TYLIH QIHSIN B
(VOIHVHO VAN VIGUOSYO) ONIHSYTH dv CIHSING i
(02212 W8 AVEHO 1N0ML) TENVA LTLL SLSHONOD LNV

(25562 INOLNVA 3118 NLNCHS) T3V LT SUIHOND LNV
(01512 WA VBN T3V LT SU3HONOD 1NV

Sz

ANIOTT S3HSINI HOIH3LX3

o0zt 3OS
¢ ONIA1INg 1sv3 “ZO_._.K>m_._m_ Ho

4

w
It
&




27

3 A A ()
5
o NANBAOHI LNV pr—
ja) 85061 ozt w08 _ oorawos (n I
m w0308 wo ‘"dAL N3I3HOS 4004 IvLi3a .vo 4004 NV1d mo .
TChzaw0s ooy oo L
® SINIT LHOIS connea 15 0o - pEg "
s - e 3. T
08 ATIONVT < s g
NV ISR 80L61 - S
= =
B

> v
VYN YYS 'vYY O8IV 3HL 40 HIEWIN
WO LLOJSHIIAOT MMM 00LE 862 ¥09
WOO LLOOSXOIAOT@NIWAY

9AE OGN 08°A8YNHNSE
INNIAY 1St L0L¢€
woaow
m
2035 Do SNOD
oo
NOTL193530 ENCTa DT |
LINd3d JO/ONINOZ3Y ¥0d 03NS [6102/11/S

LI3d "d'Q/NIN0Z3 ¥4 a3nsSI-3Y [0z0e/2/ 41
2 LM¥3d "d'QU/INNOZ3Y ¥04 Q3NSSI-3020z/v/82)
€ LN43d "d'Q/ININOZ3 304 QINSSI-3u|020e/L/Z.

10 31N SHOISBHIO TIY A3 ¥

SININTHIND3Y M4 SNTING B WONHOILOID WNINIS 0L 1930
02T FW0S

‘dAL 30N34 39VadVO 1Iv1l3d O3S

N

NI3HO ‘SLHISNI OLISYI “TYDILKIA i 30N NITNIVHD

‘SONUVEQ 1S 335[ONLLODS ONOD

SAUGHEHND3H L3 NI 3 VoM

10

[seai] 0-3

05T oS
¢ 34NSOTON3T 39VadVO 1IVL3A NV1d @O

8

OVTE 31¥0D HEAMOd ‘3H¥e 150d GIZINVATY) ——1

W80 NIN NIV 157335

[avoc] o-1

(7] 8-

[esve] -t

057 3108

T 34NSOTONT 39VadVO IVLAd NV1d

Torst] 58
[evec] a-o
Tosve] =k

[6z81] -9 [6z81] ,0-8

Tsozs] 0-z2

Tondd -5t

ATd3dOY¥d 40 3903
WO¥4 3NIN LHOIS

=10;

HL198 40 3aIS ¥v4
WOYH INIT LHOIS

‘4AL HIVA INOD O1 1504 HOONY.

'4AL'D0 S B 1504 G3LV3HL NSS4

Joow o saanva onoo

 —

MIHNLOVANNYI HLUMW JONVEVETD G3HIND3H WHLNCD

Junssaud Xz

um»02._.__>>mzummommmuxsazfmmm.—mEoEu._m_mS ‘\
389 LON T1IM N1 3Y3IHM NOILYIOT SILON V3HY A3AVHS

a3xdINd3IY

e aiss

aN3OF1

0021 31v08
SANIT LHOIS ONIMOHS H198 @ NOILO3S 3LIS No

H198 40 3AIS ¥vaAN

SS300V NIV
WO¥4 3NIT LHOIS

gy R

aNOA3d Z 9NIa1iNg

ANOAZE TONIQTING ™

|z|

“\\\“;_\“\“\;

00z 308
SANIT LHOIS ONIMOHS L33HLS H198 ® :NOILVAI T3 Ho

|
ATd3dO¥d 40 3903
WOY¥H INIT LHOIS




1LION30 650-64

e8]
N
0207 ANZ AINM B10Z Q¥EZ anv

s ©
e 6061 N

S S _
I oo -
JAILO3dSH3d SONIMYHA 3dVOSANYT HO 39Vd HIAOD 335 'NV1d ONILNYId TWNI4 LOF 1434 LON 3500 2 ATNO FONIS3Y HOH S| ONIdVISANY “3LON SONIMYHA IVOSANY1 HO 39V HIA0D 33S ‘N¥1d ONLLNY I TWNIS LOF 1534 LON 3SOA ® ATNO FONIFH HO4 SI ONIdWISANYT SLON -
s Z ONIQTING dvOANT ‘IAILOIdSHId NOILVAT T3 HLYON ONIMOO01 2 ® T ONIA1ING NIAMLIE :FAILOTISHId NOILVAT 13 I

08 “AF1NV1

NV HL98 80L6)

Lo30ms

cnlld Jannth

T3S WenOaLKOY
VYW 'YYS 'Y¥V 081V 3HL 40 HIGWINW
WOO'LLOOSHOINOT' MMM 00LE 862 709
WOO LLOOSXOIAOT@NIWAY

9AE OGN 08°AgYNHNSE
INNIAY 1St L0L¢€
oo

o

s o

oo

NETLIT935 90 T |

LINd3d JO/ONINOZ3Y ¥0d 03NS [6102/11/S

LI3d "d'Q/NIN0Z3 ¥4 a3nsSI-3Y [0z0e/2/ 41

T L34 "4Q/9NNOZ3Y ¥0d Q3NS5 /%

€ LN43d "d'Q/ININOZ3 304 QINSSI-3u|020e/L/Z.

azmos
310N TIVHS SONMYHO T A

3AV H198 WOYH T ONIATING dvOANT ‘:3AILD3dSH3d NOILYAT TS




1LION30 650-64

29

0Z0Z ANZ ANnP 020Z ¥Z lddv
oS3 Ao
Q3LON SV

s

=tV 66061

gD

AN 03108

H 3INAIHIS

JOVNOIS
oo
08 “AF1ONV1
NV HL98 80/6)
L0309
Vs Sy
30N Jivig

N0 10310Hd GILYNOIS30 3HLNO 350 O3 SINACHS

NOLYWEO:N 017 SLOSLHOLY L1008 YOA01 0 3HYN ONY LN3SNOONaLLI

J0u 1351

40 1434084
LS S 19N S QL1 SLO3LHOY LIODS YOO LADALOD

STIOK3 4L SIL TY Ly SHVEE ONY D35 10

T3S WenOaLKOY

VYW 'YYS 'YVYV 081V 3HL 40 HIGWINW

WOO'LLOJSHIINOT MMM

00.L€ 862 ¥09

WOO LLOOSXOIAOT@NIWAY

9AE OGN

08°AgYNHNSE

INNIAY 1St L0L8

Loauwouy

o

1638 SNOD

LINd3d JO/ONINOZ3Y ¥0d 03NS [6102/11/S

wnsoo
NOTLJ180530 SIv0_|A33]

LI3d "d'Q/NIN0Z3 ¥4 a3nsSI-3Y [0z0e/2/ 41

2 LM¥3d "d'QU/INNOZ3Y ¥04 Q3NSSI-3020z/v/82)

€ LN43d "d'Q/ININOZ3 304 QINSSI-3u|020e/L/Z.

10N

azmos
N T A3 TIVHS HOLOVELNGD

190S 0 1408 06T 0 56 HINOS

1405 0 1305 550 8 252 Asam
1408 vTE 140S 5508 -8 252 1sva

140 0 1405 02T HLMON
a3sodod VEHY QIMOTIV XYW 3ovd oNaIng 30v4 oNIaTING

40 HLONZT

2 ONIATINg SNOIS VIOSY4

1405 0 1305 06T 0 56 Hinos
1305 822 130 v20T v LES 1sam
1305 95 1305 v20T v L85 1sv3
1305 s 1308 vzt 0 29 HLNON

a3s0doyd VIYY AIMOTIV XV 30v4 oNIaTINg 30v4 ONIaTINg

40 HLONT

T ONIATINg SNOIS VIOSvd

HOLOVHINGD NOIS A 4O G31ddY 38 OL LIN3d SNOIS
TO'L HOINY VIVALS A 3NONAAY FSIMAZHLO SSIN

ATNO SONIMYHQ NOILVAZT3 NO NMOHS SY SNOILYOOT NI QYO0 36 01 J0VNOIS TIV

GIMOTIV S3X08 NOIS ON

‘SNIQTING 0L A1LITUI GINALSY- HO AVMIOVY NO SOS0TRALITT T3NNYHO TVNGIAIGNI 36 OL SNOIS TV
1267 MYIAG NOIS ATTONYI 30 dIHSNMOL HLIM ATAHOD OL SNIS TIY

S3LON TVH3INIO

0z:1 308

NOIS ONIANVLS 3344

o0

SNOIS LINN 117 %0v8 I

HINITd ONOD
QILNIVS NO VL3N QIHSINIA-3dd 14458y 89X 99 FONVHINT 3UIS a es
ONIGING NO J3LNIVd. 14dS 20 09X.02 UIENON LINN VoSS )
(310IH3A / NVI¥1S303d)
S¥ILLFTTINNVHO 14452t 9IX.08 | S¥O0J JONVHING IA08Y vIosv4 g ONIGOD TVLIN
(JONVHINI LIS NIVIY)
S¥ILLFTTINNVHO 13435 58 19.ZX.0 4T T 30V4 ONIGING HL¥ON VIoSYS v
S vy SWIO XVIN NOLLYDO1 JdAL ovL
3INAIHOS IDOVYNOIS

o
[
Lw

£

05T IS
TOT LINN ® HLYON NOILVAFT13 No

s
(438WNN LINN) NOIS VIOSYH U

H. 1T="Page

0-2

0zT WS

(LINN) NDIS VIOSV4 m

dOVNDOIS

-

X71,0-8 SIVA

0z1 3108

w98 80461

X¥H,9-T

XN 031

05T 3908

L1INN TVOIdAL @ 1SV :NOILVAI T3

9




ETT-6T HINNN 1OTC0¥d DN
Sd40 AW AMHD
» NoIS3a

» NMVQ

oseT W08

UIBNONONIMVHA 801206 a1va

NV1d
3dVISANV1

FLIL ONIMYED

6900-£2-80 #7101

28 ‘AJ19NV1
INN3AV Y198 80L6T

1N3dO13AIa
IVIYLSNANI LHOIN

‘103roNd

"dd40J LN3INO13A3A LLIDN3A

AZTEETIET

SCHEDULE B

A

NIV13 OL S33UL ONILSIX3

VINANI, SISNILYHLOON
SIHVIADIVAVHO

SOAMYA.

VRINWEH AS
ONION33 ANY ONLNYId
IVANSWNOYIANT

VOLLYATAS SNOV4

J3NLNES
S.OTONEY, YHOIN SNId

ALLIANOHTIS ¥IANTTS,
VNTHDVHEALS HYEAVAINON

A

72
!

) @ ¢

>,

V130 L0dTL
¥3d %OV18 GUNIV
‘30N3H INI NIVHO We'T

|

N3
ua NOLLGROSIANOISIAZY  31va ON
W o e+
W SINANNOD 10L 54 5/ VoRvor v
w a3 M 34 338 wwor s
4 W14 5 AN ‘SLNIANO? T0L ¥34 353 ZONAToL_ 9
w IS N 834 S5 onnror v
W NESHDS ST 00w w6
w SN 10L 34 A3 sennro_or
w SN 10L 34 TATE onnro 1t

v3s

2200462 709 4 * TT0046Z v09 ‘d
699 DGA “B1qIN|0D ysnug ‘Aqeuing
aAQ $RR1D IS SBTY - 00TD UNS
S103LIHOHV
IdvOSANVT

uossiuad
1341 INoum sioafoid 8410 10j pasi 10 paonpoIda:
510U Aew pue 18Uy 2deISPUET O 0 Auadosd
941 51 UBISP Pue BUIMEIP SIUL PINSAI 1UBUAIOD O

R

JANLNES
S.ATONHY. VHOIN SNId

o
¢
¢
x

¥INaNad,
VONV19 VaoId

ar
o

ALLANOHTIS ¥IANTTS.
VNTIOVHALS ¥YEWYAINOI

;£

X

[

It

x
s
3
i

R

J 8%

J

wecvorevion b s

3INAIHOS ML 133ULS

(SNONAIOAA L7 B SUIINOD £6) ¥OT ‘GIAINOY STL INWIOV I
(SHZHINOD 25 WNWINIA) 70T ‘03MINOTY STL INWIOVTdT

‘x*,‘i

M
s
)
38

SE6L1d08 NVTd AYOLYNY ToX3 LNINISYT

TINGIHOS 3391 LIS NO

NIZUOS SITIFL
103LIHONY Ag

OIS INGWAO T5ATT

92 1L ONY
£2 d1L ¥3d ¥3lnive LOOY
QNY ONLINYd 3301 1FFILS

N3OS SIT

R_ ovas 3518 v00 aNY Honaa
QHO4HIHLNY INOGHSIM

= 1v130 20411
43d OV GILNIVd
‘FONSH ¥NITNIVHO We'T

NIV13d OL
3341 ONILSIX3

VHINNIH AT
ONION3 ANV ONILNYTd
WININNOHIANT
A
N
S~V |
=l
7z N
N
@ > <
& v [ o[- Ko e
. Lo3Lmouv Aa
] Pl 3UNSOTONE AOVENYD <
5 814 1IN = —H 60Z LINN
5 v
B Id
81| LN 802 LN i
. o || Y
s |
7l 20z 1NN 48
LU 1IN0
ot
—a i
1
or 902 LIND g
9k LN 5
L £l
L 2! A
) i
g GLi| LN 1 507 LIND
6 g
- 8
gl 02 LIND
| #H|LIND
i$ o ||
E s | 3
E 8 £0z 1IN0 5
, £u|umn I ’
—H
s¢
v 20z 1IN0 ’
) Zu|Linn 2
7 2
. s .
] ‘T s—1T]| 102 LIND 4
| LN
NS
HE DR —
s 3 1103 Gupooj dway
14 1NN 11o3s $uipog dway
25 buppo)
: 1975 bupooy
H J
L 604 LIND
LO3LIHONY .~
11008 YOIACT A8
| 04 LINT FUNSQITNT IDVEIVO
" HINWET AS
L ONIDKZA GNV ONLNVTd
[ “WINIWNOHIANS
] Jot 1NN
-
3 -
: z
s 01 LINN z
4 ¢
. {
S04 1IN bra ) . w
§ — NN NN
3 z - N
- bz
aa #01 LN —H . M
: \
l \ S
204 1IN 4 C
vz 35 \ N
¢ 2 N N
N
e N
61
01 LINN %
4 A} wvizazodn
L 43d %0V18 A3LNIVd
& ‘FONIH ¥NITNIVHD We'T
- = {SONIMVHA VHIWNIH 335
01 1INN N
- A V130 ZTNL ¥3d
30N34 JaISYRILS

NIV134 OL
IIL ONISIXT

vZ16/ NYTd

11
V130 L0d1L
43d %OV18 AIINIVd
‘3ONI ¥NITNIVHO we'T

ANIWFSVE NI
Q33S XIW NOILYWY 1034
/MOHD HOINO HLIM
IISOUAAH

H.1 - Page 30



1161 H3ANON 103r0Hd O
540 on amo
» —

» wvaia

oset -

MEEWONONMVNG 80101 ava
NV1d

ONIaQVyo

FLIL ONIMYED

6900-£2-80 #7101

28 ‘AJ19NV1
INN3AV Y198 80L6T

1N3dO13AIa
IVIYLSNANI LHOIN

‘103roNd

"dd40J LN3INO13A3A LLIDN3A

N3
ua NOLLGROSIANOISIAZY  31va ON
W o e+
W SINANNOD 10L 54 5/ VoRvor v
w a3 M 34 338 wwor s
4 W14 5 AN ‘SLNIANO? T0L ¥34 353 ZONAToL_ 9
w IS N 834 S5 onnror v
W NESHDS ST 00w w6
w SN 10L 34 A3 sennro_or
w SN 10L 34 TATE onnro 1t

v3s

2200-¥62 Y09 3 * TT00-¥6Z 709 d
699 DG/ “BIqUINIOD yshug ‘Aqeuing
BIQ Y3910 IS S8TY - 00TO NS,
S103LIHOHV
IdvOSANVT

voissiad

2184} INouym s19801d 1310 10} P3SN 10 PAONPOIUI
30 10U Aew pue sP3UYIY BdEISPUET D J0 Aiadoid
‘U1 51 UBIsap pue Bueip S L ‘pariasal 1UBAd0D @

AZTEETIET

¥€9l X3 Q

2891 X3

N TIE]

9/l X3

LY Ll X3

S
50621408 KR AMOLYNY T3 ININTSY S

0871 X3

vEI6L NY Id
i4

@

U N
. 1sTate X
19 e 0L
- | & | o | @ | ™\ 5 T >
1 o | GOz 07 T al
Bro x 611l L = - 60z 1NN
& 3 i
STAE] B £t g
o9 suiLnn 2 50z 1nn (08791
I b o ||
1% vl 202 1Nn
69 21 amn ~
AN | " g
| | =
-~ 0r 902 1NN b
z guiLnn o 1 ]
| o a EFT—
W : suijumn 1 502 1IN
o (\@O GO'/L 6
o : 3
5l 02 1NN
o PuiLND 7T
o : s
= s il 26 g
= culinn = ElENGINGE]
| g < (ggan”
ﬁs ! e 20z 1INn
zuiunn
5 £ t
_— Eonas 9 -
4— mv‘ s—ir 10z 1IN0 2
il 1 LN (K] g
% -G £
] I5 -
8 owreasa 7
22 : 0e'/L - s e
oD e T
. 1L LNA e o
5.9
06 !
i I 600 1IN o
26 : =
6 i P
T dor L
- 2 oL
L1886 3 ULl
96 3 404 1N
— 8 |z R
7 6 I ux
— : Z J
i 2 04 1IN —H
001 4 /
= | =
08 mNS dor L — &
& R £19] "X, N A
0/ ‘] Z d= RESER S
#01 i bl | ea/ N \
Z J \
S Aot 1nn t—H W\
901 7]
- > 1151 %3
L1201 q04 LIND R
801 R
4 oo A
| ou " s 1NN 09791 X3
1
ERZD - o
- o+ 1
- aﬁ (VA [ £0°91 X3
oLl )
T 3 SR
b L8'El

YZI6L NYTd
4

ED)
/rE

mos

80'88

~ o

H.1 - Page 31



H.1 - Page 32

“ I
HIBWNN LO3C0Md ONd dIZTT-ETT6T .@ =
RO ® S
mM I L4 2NN o
sanoonmsa 006 Iz el
NV1d : e J)/03s buipooy duis) |
9NYHS _W.A__.,_F.MW,«_“ 11 1NN //01S Eblo@\ duwia )
6900-£2-80 # 101 u \\Elm buipooy
28 ‘AFIONV1
INNIAV Y4198 80L6T J|p3s buipoof
IN3NdOT3AIa 01 1INN | or
VILSNANI LHO ‘Z =
10308d : 97
01 1iINn
*d¥02 INIWdOTIAIA ILIDNIA 0L 1IN
N lzz 05
> [lee >
v g & =
: 3 » |z os )
2 - = 01 1INN /
s > /)
5 N 7
: = 7
3 (
% g0t 1IND \f
= J#¢ 05
hS i
5 | lezos :
© : lez os
e -l #OL 1IN
1SIYILNI TYNOSYIS ANY ONINIFHOS ONIMEVd YO ONILNYId aNYHS U 5
©
& %
- S0t 1IN : { \
. 17 0S
g 7 0S X
6405 ) \
m
\
1
2200-762 $09 ) ! TT00-¥6Z +09 :d
102 ustug ‘Agqeuing
S8TY - 001D auNs
S1OALIHOYY I =
JdvOSanyl erren 3TINA3HOS INV1d 31IS NO
adeaspue OWd jo Auadoid
1L “paniasal ybuAdoD @




ETT-6T HINNN 1OTC0¥d DN
Sd40 AW AMHD
» NoIS3a

» NMVQ

oozt 308

UIBNONONIMVHA 801206 a1va

NV1d
gNYHS HLNOS

FLIL ONIMYED

6900-£2-80 #7101

28 ‘AJ19NV1
INN3AV Y198 80L6T

1N3dO13AIa
IVIYLSNANI LHOIN

‘103roNd

"dd40J LN3INO13A3A LLIDN3A
N3

W3y 3wa on

v3s

2200-¥62 Y09 3 * TT00-¥6Z 709 d
699 DS/ “BIqUINIOD yshug ‘Aqeuing
BIQ Y3910 IS S8TY - 00TO NS,
S103LIHOHV
IdvOSANVT

voissiad
1841 oM 13410 10} Pasn 10 paONPOIdaI
30 10u kew pue s

U1 51 uBisap pue

Sav250N) AR 03ZOHINY S5

9 N 3N

0

avanse

o 353NV

ame

i vIaa XL

SLOYNO LY TY STHANONS

ONOw B WACH

oo

S0 s3ay

SV TVoRvIon 15 o

37NA3HIS LNVd LIS NO

.

H.1 - Page 33

602 LINMN

80¢ 1INN

£0¢ 1INN

90¢ 1INN

G0 1INN

v0¢ 1INN

£0C 1INN

c0c 1INN

L0 1INN




H.1
ATTACHMENT B

JUSTIFICATION AND INTENT

The broad intent of these design guidelines is to help shape and support high quality, attractive,
functional urban design and a unique sense of place in the various Carvolth character areas.
Specifically, the intent of the Carvolth Design Guidelines is:

e To emphasize building and open space design that enhances pedestrian activity, amenities,
and safety.

e To encourage energy efficiency and low carbon building and neighbourhood design.

e To foster transit oriented design.

e To guide development of the Carvolth Neighbourhood as a major urban gateway to the
Township with a high quality of design and a unique identity and sense of place.

The Carvolth Design Guidelines translate Township objectives and policies and into a set of design
strategies and approaches to help guide the development review process for both private and
public realm development.

DESIGNATION

The Carvolth Development Permit Area is identified in the Willoughby Community Plan as
Development Permit Area “M”. The lands identified on Figure 42: Carvolth Development Permit
Area are designated under the following sections of the Local Government Act:

e 919(1) (e) establishment of objectives for the form and character of intensive residential
development.

e 919(1) (f) establishment of objectives for the form and character of commercial, industrial or
multi-family residential development.

e 919(1) (h) establishment of objectives to promote energy conservation.

e 919(1) (i) establishment of objectives to promote water conservation.

e 919(1) (j) establishment of objectives to promote the reduction of greenhouse gas
emissions.

These sections of the Local Government Act allow regulation respecting the character of
development within the Development Permit Area, including landscaping, and the siting, form,
exterior design and finish of buildings and other structures, as justified by the special conditions and
objectives in Section 3.2 of this Plan.
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In addition, Development Permit Area “F” - Agricultural Land Reserve, as identified in the
Willoughby Community Plan, also applies to the Carvolth Neighbourhood Plan area. See Section

4.3.2 of the Willoughby Community Plan for details.

Figure 42. Carvolth Development Permit Area.
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GENERAL GUIDELINES

The general guidelines described below will apply to all new
development in the Carvolth area. They are premised on urban
design principles that will create a vibrant and accessible urban
environment that promotes pedestrian activity and street life.

3.4.1 Connectivit
y Figure 43. Mid-block pedestrian

The intent of these guidelines is to ensure a highly connective street pathways increase connectivity.
and open space network that creates more route options for

pedestrian and bicycle traffic traveling to, from and within the

downtown, and direct connections to key amenities and destinations

within and adjacent to Carvolth.

e Look for opportunities to create additional mid-block
pedestrian pathways to increase the number of pedestrian

connections within and through the site. Figure 44. Buildings and street
o trees can be used to create
3.4.2 Street Definition “street definition”.

The intent of these guidelines is to site and design buildings to
positively frame and define streets and other public open spaces,
and to ensure a positive response to specific site conditions and
opportunities.

e Minimize the distance buildings are set back from the
sidewalk to create good street definition and a sense of
enclosure.
e Build ground floor commercial uses up to the front property
line to maintain a continuous commercial street frontage and rigyre 45. Use a common
positive street definition. A setback may be considered “build to line” to create a street
where there is a courtyard or other feature that benefits the gﬁfc'lrggapea”d a sense of
pedestrian experience or responds to the building setback of
an adjacent property.
e New developments with tall buildings (over 4 storeys in
height) should incorporate a base building or street-wall at a
scale similar to adjacent buildings and appropriate to the
street width.
e Buildings should be sited and designed to create the
following general building height to street width proportions:
» 1:1-1:5 for mews or courtyards.
» 1:2 - 1:3.5 for residential and commercial streets.
» 1:3 - 1:5 for squares, plazas or wide boulevards.
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3.4.3 Height and Massing

The intent of these guidelines is to reduce the visual mass of large
buildings, and ensure the sensitive transition from new development
or redevelopment to existing adjacent buildings and open spaces.

e Site and design buildings to respond to specific site
conditions and opportunities, including: prominent
intersections, corner lots, steep topography, natural features,
prominent open spaces and views.

* New development should reflect significant natural
topographic features. Buildings should be designed to step ¢ 46 The base massing of
down hillsides to accommodate significant changes in this taller building should
elevation and to connect with and transition well to the complement setbacks and
. heights of adjacent buildings.
sidewalk and street.

e Break up the visual mass of large buildings to reduce their
visual impact on the pedestrian realm and create variation
along the street. Limit the visual mass of building facades to
lengths of 40m or less.
e Buildings over 3 storeys in height shall have a maximum
frontage length of 80m.
e Buildings 3 storeys in height or lower shall have a maximum -
Figure 47. Step buildings down
frontage length of 40m. to respond to the natural
« Buildings up to 4 storeys in height should step back the top ~ t©oPography of the site.
storey back by a minimum of 1.5m.
e Building of 5 to 6 storeys in height should step back the top
two storeys by a minimum of 1.5m.
e Minimize impacts from sloping sites on neighbouring
development. Examples of treatments to minimize impacts

include using terraced retaining walls of natural materials, or
stepping a building to respond to the slope.

3.4.4 Active Frontages

The intent of these guidelines is to ensure buildings are sited and
designed to be welcoming, and encourage street vitality, visual

interest, and safety. Figure 48. Limit the visual mass
) ) o ) of building facades to lengths of
e Site and orient buildings to overlook public streets, parks, 40 m or less.

walkways and communal spaces.

e Incorporate frequent entrances into commercial frontages
facing the street with a maximum spacing of 15m. Ensure
that these are active entrances. A maximum spacing of 10m
for entrances is desired along retail high streets.
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Recess building entrances by a minimum of 0.6m to provide
for door swings, weather protection and to visually
emphasize the building entrance.

Large floor plate commercial developments shall respond to
the prevailing street character along all commercial streets
by incorporating small, transparent storefronts with frequent
entrances.

Large format commercial buildings with compatible uses
should incorporate smaller shops wrapped around outside
edges to better integrate these buildings and uses and make
them more compatible with the desired character of the
Carvolth area.

Avoid expansive blank walls (over 5m in length) and

retaining walls adjacent to public streets. When blank walls

and retaining walls are unavoidable, use design treatments

to break up the visual impact such as:

» A vertical trellis with climbing vines or other plant
materials.

» Wall setbacks to provide room for planters.
» Wall murals, mosaics or other artistic features.
» Quality materials of different colours and textures.

» Special lighting, canopies, awnings, horizontal trellises or
other human-scale features.

Provide pedestrian access to buildings from the adjacent
public street, and orient upper-storey windows and balconies
to overlook adjoining public open spaces.

On corner sites, develop street-facing frontages for both
streets and design front elevations with pronounced
entrances oriented to the corner and/or primary streets.

Maintain site lines from inside the buildings to public open
space to allow for casual surveillance of the street and
sidewalk.

Ensure a minimum glazing area of 75% for frontages at
grade along all commercial streets.

H.1

Figure 49. Vertical setbacks
break up the visual mass of
buildings.

Figure 50. When unavoidable,
blank walls should be screened
to make it more visually
interesting.

Figure 51. Orient buildings to,
and provide direct pedestrian
access from, the adjacent
public street/sidewalk.
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3.4.5 Weather Protection

The intent of these guidelines is to provide comfort for pedestrians
and enhance the pedestrian function of public streets through the
provision of weather protection.

e Provide continuous weather protection along building
frontages immediately adjacent to public streets, sidewalks
or open space.
e Ensure that the depth, height and angle of weather
protection are adequate to protect pedestrians from rain or
snow that may be blown by the wind.
» The width to height ratio should be 1:1 to 1:1.4. _ .
Figure 52. Weather protection
» The minimum height should be 2.5 m. to enhance pedestrian comfort.
e Where sloping sidewalks occur, break up awnings and
canopies into modules, and terrace them down to follow the
profile of the street.
» Design canopies extending over building frontages greater
than 30 m to reduce their apparent scale and length by, for
example, breaking up the canopy to reflect the architecture
and fenestration pattern of the building facade.

Figure 53. Canopies provide
weather protection over a large
area in front of buildings.
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3.4.6

Green Development

The intent of these guidelines is to encourage building design and
site planning that maximizes livability, daylight access, and energy
efficiency and reduces the overall “ecological footprint” (energy use,
waste, and pollution) of development.

Site Design

The intent of these guidelines is to preserve or enhance the natural
habitat, energy performance and ecosystem processes of the site
and the neighbourhood.

Creating sustainable buildings starts with proper site
selection. The location of a building affects a wide range of
environmental factors such as ecosystem function, energy
consumption and mobility. If possible, locate buildings in
areas of existing development to concentrate development
and take advantage of existing infrastructure. Consider
conserving resources by renovating existing building for new
uses. Maximize the restorative impact of site design.
Additional guidelines related to landscaping and stormwater
control can be found in Section 3.4.11 and 3.4.12
respectively.

Minimize site disturbance during construction and retain or
enhance existing vegetation where possible, particularly
remnant riparian zones, watercourses, and urban forests.

Enhance habitat, biodiversity and ecosystem processes
through plant selection and landscape design. Include native
or adaptive plant species.

Minimize impervious surfaces such as roads, parking lots
and sprawling buildings and infiltrate rainwater on-site using
retention and infiltration best management practices as
appropriate (bioswales, infiltration trenches, rain gardens,
etc.).

Incorporate green roofs, where appropriate, to help absorb
stormwater, improve thermal efficiency, and provide outdoor
amenity space for residents and workers.

Improve service, minimize light pollution and maximize
energy efficiency through the use of full cut-off lighting
(avoiding light reflectance) and by directing lighting
downwards. Exceptions may be made for signage and
architectural lighting.

H.1

Figure 54. Retain existing trees
and buffer ecologically sensitive
areas.

Figure 55. Landscape design can
contribute to local ecosystem
health.

Figure 56. Protective barriers
around existing trees.

Figure 57. Roof openings can
provide lighting where typical side
lighting is restricted.
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e Where possible, locate new buildings within a five minute
walk (400 metres) of frequent public transit and provide
alternative transportation incentives such as bike storage,
change rooms and priority parking for bicycles, carpool
vehicles or alternative fuel vehicles.

e Retrofit existing building where possible and look for
opportunities to intensify use adjacent to existing
infrastructure.

Energy Performance

The intent of these guidelines is to optimize building energy
performance and where possible use energy from renewable
sources.

e Inthis section it is important to balance complementary and
competing priorities for passive design (efficiency, heating, Figure 58. Buildings oriented to
cooling, daylighting and ventilation) to optimize energy maximize use of solar energy.
performance and cost. Consider site and building constraints
and the specific commercial, residential and institutional
application in building design.
e Orient buildings to optimize passive solar energy potential.
Most solar energy gain can be achieved when facing within
around 20 degrees of solar south. For single loaded
buildings, orient the building on an east-west axis and/or _
ensure a south facing roof aspect. For buildings that are Eln%tusr?aiigl)i'tgtgrgaetru?gldvtet]r:gIl;a%irz)n
double loaded, consider orienting the building on a north- and daylight access.
south axis to ensure that units on both sides of the building
receive some amount of solar exposure.

e To cost-effectively limit heat loss, limit fenestration to 40% of
the total facade area (window to wall ratio). If higher
fenestration ratios are desired, compensate with highly
efficient windows. Fenestration should be emphasized on
southern and western exposures and be minimized on

northern and eastern exposures. , _
Figure 60. Sun shade diagrams

e Maximize daylight penetration by locating windows high on  can help determine the siting of

walls or by using clerestories and light shelves. buildings to minimize
overshadowing of adjacent open

e Ensure solar shading with an emphasis on those buildings spaces and buildings.
with high window to wall ratios. The benefits of reducing
solar gains in summer should be balanced with the benefit of
solar gains in the winter by taking advantage of the different
seasonal sun angles. External shading such as recessed
balconies, overhangs, and louvers are preferable over Figure 61, Through units allow for

internal shading such as internal blinds. natural ventilation and increased
daylight access.
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Balance narrow floor plans that increase the potential for
cross ventilation and penetration of daylight into the building
with minimizing the envelope to floor area ratio to optimize
thermal efficiency.

Design with greater floor-to-ceiling heights to increase the
amount of interior space that can be lit from windows.

Buildings should be narrow to increase the amount of interior

space with access to day-lighting and winds for passive

ventilation. Buildings with through units (i.e., units with

exterior walls on at least two sides) can be created by

incorporating a mews or central courtyard into the form and

design of low rise buildings or into the base massing of tall  rigyre 62. Ensure light

buildings. penetration into interior living

. . . I~ . . spaces in winter, and protection
Design residential buildings to receive daylight and natural frrém direct sunlight in ?he

ventilation from at least two sides of the building, or from one afternoon hours of summer.
side and a roof. Where possible, dwellings should have a

choice of aspect: front and back, or on two sides (for corner

units).

Ensure that the siting, form, and scale of buildings do not

block significant views and solar access from existing or

anticipated development, and that shadowing impacts on

adjacent residential buildings and usable open spaces are

minimized. Proposals for new projects should include

sun/shade diagrams of the subject development and the

surrounding properties at the following times: Figure 63. Slender building forms

. . enhance daylight penetration and
» Equinox: 8 a.m., 12 noon, 4 p.m. cooling through cross ventilation.
» Winter Solstice: 9 a.m., 12 noon, 3 p.m.

Incorporate courtyards and greenways in residential and
mixed-use projects to maximize the amount of direct sunlight
received.

Landscaping and building design should ensure solar access
in winter and in summer provide shading of afternoon sun
and reduce the urban heat island effect. Provide deciduous
landscaping and/or shading devices on southern and
western exposures.

For all outdoor lighting, use efficient lighting design such as  Figure 64. Sun shading devices

LEDs and motion or photo-sensitive lighting. reduce lighting and cooling
demands and protect the building

Use energy efficient fixtures and design lighting for specific  envelope from pre-mature aging.
needs to reduce ambient lighting requirements.
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e Acquire at least 5% of the building’s total energy through the
use of on-site renewable energy systems with an emphasis
on heating and cooling systems such as geo-exchange, air-
source heat pumps, heat recovery from wastewater,
biomass, or solar thermal. If a District Energy system is
established in Carvolth, connection to the system could be
considered to meet this guideline.

Figure 65. Shared composting

facilities.
Water

The intent of these guidelines is to protect and conserve fresh water resources.

e Limit or eliminate the use of potable water for landscape irrigation by using high-efficiency
irrigation technology, captured rain or recycled site water and/or drought tolerant plant
species.

e Design landscaping and select plants that are appropriate for the local climate, minimizing
irrigation needs.

e Design lawns for residential and commercial use, rather than aesthetics, minimizing
unnecessary irrigation.

¢ Reduce the generation of wastewater and potable water demand by using captured
rainwater for sewage conveyance or by treating wastewater on site to tertiary standards.

e Employ water efficiency strategies such as water-conserving plumbing fixtures, appliances
and control technologies.

3.4.7 Public Realm

The intent of these guidelines is to ensure that the design of streets
and open spaces creates visual interest, comfort and safety for
pedestrians and contributes to a unique local identity and sense of
place.

e Provide a continuous planting of street trees along both
sides of streets in residential, commercial and office
neighbourhoods.

e Provide a zebra- or ladder-painted crosswalks, or crosswalks
made of special paving materials, at all key pedestrian
crossings to increase driver awareness.

e Curb to curb widths of local streets should be as narrow as

practical to accommodate expected traffic and services. _ o
Figure 66. Buildings should be

e Incorporate corner bulges into streetscape design to designed and oriented to
enhance pedestrian crossings and provide space for encourage casual surveillance
. . . and “eyes on the street.”
landscaping, stormwater management, seating and public

art.

e Ensure a continuous public sidewalk on both sides of the
street throughout the Carvolth area.
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Provide street furnishings, including transit shelters, benches, lighting, and waste

receptacles to enhance the public realm.

Cafes are permitted and encouraged on public sidewalks in commercial areas provided that
safe passage for pedestrian and emergency services is maintained.

Pedestrian-oriented lighting should be provided throughout residential, commercial and

office areas.

Distinctive bus shelters or deep canopies should be provided along major transit routes to

provide comfort for transit users.

Hydro kiosk/utility boxes to be incorporated wherever possible into landscape areas to

reduce visual impact.

Safety, Security and Accessibility

The intent of these guidelines is to enhance personal safety and
security through building siting, orientation, and design, and to
ensure buildings and open spaces accommodate and provide
access for all users and abilities.

Ensure the design of new development increases “eyes on
the street” with the placement of windows, balconies and
street-level uses, and allows for casual surveillance of parks,
open spaces, and children’s play areas.

Avoid blank, windowless walls that do not permit residents or
workers to observe public streets and open spaces.

Incorporate the creative use of ornamental grilles over
ground-floor windows or as fencing, as
necessary/appropriate.

Provide adequate lighting along streets and at entrances to
enhance the sense of personal safety and security.

Design parking areas to allow natural surveillance by
retaining clear lines of sight to and between public sidewalks
and building entrances for those who park there and for
users of nearby buildings.

Ensure CPTED principles are adhered to with respect to
landscape design and construction.

Ensure all pedestrian routes including those leading to
building entrances are safe and easy to use by a wide range
of pedestrian abilities. Generally, such routes should be
direct, level, obstacle-free, easily identifiable and clearly
separated from vehicular routes.

Figure 67. Buildings oriented to
the street with clear definition of
the transition from public to
private realm help to promote
neighbourhood safety and
security.

Figure 68. Security grilles can be
incorporated in an attractive way.
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3.4.9 Tall Buildings

The intent of these guidelines is to encourage siting, massing and
design that minimizes negative impacts on views, privacy, and solar
access for individual units, reduce the perceived bulk of tall
buildings, and minimize impacts of tall buildings on adjacent public
streets and open spaces.

Tall Buildings are defined as buildings over 6 storeys or 18 min
height. In addition to the preceding general guidelines (Sections 3.1
- 3.12), the following tall building guidelines are applicable to Figure 69. Tall buildings.
development proposals that include buildings over 6 storeys in
height.

Min. 1.5m
/" building
/ sethack
/

)
—~—_ /ﬁ —~<Direct street
g

-~ access to lobby/
7 entrance of tall
building

An open spacing of tall buildings should be maintained to
ensure adequate light, air, access and views for residents.

The minimum facing distance between tall buildings should
be 40 m.

The placement of tall buildings should achieve a diagonal
spacing to avoid tall buildings looking directly into each

other. i /
" Incorporation of a
Tall buildings should have a maximum floor plate size of “street-wall’ building at

700 sg. m. S

Tall buildings should have a maximum floor plate width of Figure 70. Ensure vertical and
24 m horizontal articulation.

The bulk of towers should be minimized using vertical and
horizontal articulation, for example, by incorporating changes
of plane, stepped terraces or modulated plan and facade
forms.

A\
—

Tall buildings should have a maximum height of 50 m,
excluding appurtenances and mechanical equipment.

Tall buildings should generally be aligned parallel to the
street in a north-south direction.

New developments with tall buildings should incorporate a Figlur_e 71. Spacing of tall
base building sited and scaled to complement adjacent bulldings.

buildings and to create a strong street edge definition. (See

section Street Definition Guidelines, section 3.3).

Tall buildings should incorporate ground floor uses that have
views into and, where possible, access to, adjacent streets,
parks and open spaces.

Tall buildings should be set back a minimum of 5 m from the Figure 72. Variation in tower form
fronting public street or open space, while still achieving and design should be achieved.
good address on the fronting public street or open space.
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e Tall building address should be achieved by stepping back the base building (podium) at the
primary entrance of tall buildings to allow the tall building to meet the street and by locating
main building entrances so that they are clearly visible and directly accessible from the
public sidewalk, plaza or other open space.

e Aninteresting and varied roof form should be achieved, for example, by incorporating a top
pent house or amenity space to conceal appurtenances and mechanical equipment.

3.4.10 Master Planning Tall Buildings and Large Sites

The intent of these guidelines is to ensure the integration of larger
sites and sites with tall buildings with adjacent areas.

Proposals for Large Sites and sites with Tall Buildings should
include a master plan. Master planning will enable tall buildings to
be sited and organized in a way that provides desirable transitions
to adjacent areas and ensures appropriate tall building separation.
More broadly, a master planning process will help knit the public
realm into a single, cohesive whole as demonstrated by the
illustrative concept plan and encouraged by the design guidelines.

A Master Plan is to be provided at both the neighbourhood scale
and the site or block scale and should reflect the intent of the
Integrated Area Concept Plan (Figure 7) and Design Guidelines.

Tall Buildings are defined as buildings over 6 storeys or 18 m in
height. Large Sites are defined as those over 5000 sqg. m in size.
However, the Township may, at its discretion, identify other sites
with special characteristics or conditions where master plans will be
required. A Master Plan for Large Sites and sites with Tall Buildings
should describe in drawings and words for the site and its context
the following issues:

e The location and dimensions of public streets, parks and

accessible open spaces.

» General location and dimensions of pedestrian circulation Figure 73. Master planning should
reflect the pattern of streets, open

and relationship to pedestrian sidewalks and paths, transit spaces and built form described in
stops and shelters. this plan.

e General location of building footprints - base buildings and taller buildings.

e General layout and dimensions of setbacks from streets, parks and open spaces, as well as
dimensions between base and tall buildings on the same site.

e General location of building entrances for each building.

e General location and dimensions of site access, service areas, ramps, drop-off and parking
for each building.

e The location of watercourses including non-disturbance areas.
e Phasing plan and schedule.
e Perspective showing important views.
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Shadowing impacts on adjacent buildings and open spaces using sun/shade diagrams at

the following times:
» Equinox: 8 a.m., 12 noon, 4 p.m.
» Winter Solstice: 9 a.m., 12 noon, 3 p.m.

Parking, Servicing and Access

The intent of these guidelines is to ensure the provision of adequate
servicing, vehicle access, and parking while minimizing negative
impacts on the safety and attractiveness of the pedestrian realm.

Structured underground or “tuck-under” parking is preferred
over off-street surface parking.

Where off-street surface parking is unavoidable, it should be
located to the rear of the building with parking access from
the lane or side street.

Off-street parking located between the front face of a
building and the public sidewalk is not permitted.

If surface parking is located beside the building and adjacent
to the public sidewalk, screen these areas from sidewalks
and other active open spaces using materials that provide a
visual buffer while still allowing clear visibility into the parking
areas to promote passive surveillance.

Locate public on-street parking at the curb to provide
convenient and easy access to commercial/residential
entrances.

In general, vehicular access should be from the lane. Where
there is no lane, and where the reintroduction of a lane is not
possible, access may be provided from the street, provided
that:

» The street is not a primary retail high street.

» Access is from the long face of the block.

» There is no more than one interruption per block face
and only one curb cut on the street.

Any vehicular entrance and its associated components
(doorways, ramps, etc.) should be architecturally integrated
into the building so as to minimize the visual impact.

» Avoid ramps located directly off the street or lane.

» Use treatments such as screening, high-quality finishes,
sensitive lighting and landscaping to minimize the visual
impact of parking ramps and entrances.

Incorporate pedestrian pathways and landscaping into

surface parking areas. Pedestrian sidewalks should be

incorporated into islands to minimize conflict with vehicles.

Figure 74. Off-street parking uses
should not be located between the
front of a building and the public
sidewalk.

Figure 75. Access to underground
parking should be architecturally
integrated to minimize the visual
impact.

Figure 76. Screen surface parking
using a trellis, landscaping, or
climbing vines that maintain site
lines.
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Bicycle parking should be located in a visible, active and well lighted area convenient to

primary building access and bike route access.

Lighting

The intent of these guidelines is to contribute to the overall quality,
character and safety of the Carvolth area.

3.4.13

llluminate building facades and features by providing
architectural lighting on the face of commercial and office
buildings and at the main entrances to multi-family
residential buildings to help create a sense of safety and
intimate space around the building.

Light paths and entry areas sufficiently to ensure pedestrian
comfort and safety while avoiding visible, glaring light
sources.

Landscaping

The intent of these guidelines is to contribute to the overall quality,
character and ecological function of the Carvolth area.

Use landscaping to create a positive interface between
buildings and streets by using perennials, shrubs, and trees
to soften buildings where appropriate.

Use hard landscape features such as terraced retaining
walls and planters to transition between grades.

Provide a continuous planting of street trees along both
sides of all public streets with a maximum tree spacing of 10
meters.

Use native or adaptive plant species to enhance ecological
function and reduce the need for external inputs such as
additional watering and fertilizers.

Irrigate landscape material during plant establishment.

Existing healthy trees should be preserved where possible.

Figure 77. A combination of wall-
mounted lights and up lighting
animate the building fagade and
adjacent pedestrian areas.
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3.4.14 Stormwater Source Control

The intent of these guidelines is to provide guidance and inspiration
on innovative means of achieving stormwater management
objectives.

Absorbent Landscape:

e Maximize the area of absorbent landscape on site and
conserve as much existing vegetation and undisturbed soll
as possible.

e Disconnect impervious areas (such as roofs and parking
lots) from the storm sewer system and have them drain into
an absorbent landscape.

e Maximize the vegetation canopy cover over the site and
provide multi-layered canopies where possible.

e Ensure adequate growing medium depth for horticulture and
stormwater needs: a minimum of 150 mm for lawn areas,
and 450 mm for shrub/tree areas.

Infiltration Swale:

¢ Flow to the swale should be distributed sheet flow (i.e.,
travelling through a grassy filter area). Provide pre-treatment
and erosion control to avoid sedimentation in the swale.

e Provide a 25 mm drop at the edge of paving to swale soll
surface.

e Provide longitudinal slope of 1-2% and ensure side slopes
are not more than 3 (horizontal): 1 (vertical).

e Provide weirs or check dams to slow water flow with a
maximum ponding level of 150 mm.

Infiltration Rain Garden:

e At point source inlets, install non-erodible material, sediment
cleanout basins, and weir flow spreaders; install a non-
erodible outlet or spillway to discharge overflow.

e Soil depths of 450 mm to 1200 mm are desirable; use soils
with a minimum infiltration rate of 13 mm/houir.

e Surface planting should be primarily trees, shrubs, and
groundcovers, with planning designs respecting the various
soil moisture conditions in the garden.

e Drain rock reservoir and perforated drain pipe may be
avoided where infiltration tests by a design professional
show subsoil infiltration rate that exceeds the inflow rate.

H.1

Figure 78. Stormwater infiltration
as an amenity for residents.

Figure 79. Weirs and check-dams
help to slow the flow of water and
facilitate infiltration.

Figure 80. Storm water source
controls like these rain gardens
reduce pollutant run-off.
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Pervious Paving:

e Ensure protection of pervious paving from sedimentation
during and after construction.

e Surface slow should be at least 1% to avoid ponding and
related sedimentation of fine particulate matter.

e Wrap paver bedding material with geotextile filter cloth on
bottom and sides to maintain water quality performance.

Extensive Green Roof
e Ensure at least 2% slope for drainage.

e Avoid monocultures to increase success of establishing a
self-maintaining plant community.

e Provide plan free zones along the perimeter, adjacent
facades, expansion joints, and around each roof penetration.

e Ensure intensive maintenance during establishment (2
years).

Infiltration Trench
e Locate infiltration trenches at least 3.0 m from any building.
e Provide access for periodic inspection and clean-out.

e Install the infiltration trench in native ground, and avoid
over-compaction of the trench sides and bottom.
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CHARACTER AREA GUIDELINES

The character area guidelines described below will provide additional detail about the unique
character and urban design of the various character areas in Carvolth. These guidelines are
intended to supplement the general design guidelines described in the previous section.

Figure 81. Map of Character Areas.
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Figure 82. lllustrative Concept Plan: Gateway Node.
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Figure 83. View of Carvolth Gateway Looking West From Highway 1.

3.5.1 Gateway Node

The subject planning area, or ‘node’, is comprised of properties adjacent to the 200 Street
Interchange at Carvolth. The location presents a significant opportunity to evoke a strong sense of
arrival to this emerging community within the Township of Langley BC. The vehicle interchange is a
strategic access point to the Township from the regional transportation network. Approximately
80,000 vehicles travel through this interchange every day and for many visitors it is their first
impression of the community.

It is intended that the area adjacent to the roadway interchange be developed as an urban
Gateway. It will serve as a landmark that builds anticipation and celebrates arrival at Carvolth.
Thoughtful urban design can improve the quality of experience and convenience of a street and a
district. It can establish the physical character of Carvolth as a unique and definable place. Its
image and identity can be partially formed by the placement, scale and architectural design of the
buildings, open spaces and streetscapes.

The composition and aesthetics of these elements can visually communicate the transition from
highway to urban community. Along with individual expressive components overlaid on the
buildings and spaces, the initiatives and activities of the people living and working Carvolth will
animate the place and provide visual cues to motorists of a vital commercial, cultural and
pedestrian- friendly precinct.

To achieve the visual qualities and experience of an urban gateway, start with the following:

e Site prominent buildings with signature architecture in areas of key visibility. Design
gateway buildings to emphasize the focal nature of these locations.

e Maintain a minimum facing distance between tall buildings of 35 m to ensure adequate light,
air and views.

e Orient buildings so that they present an attractive facade toward the highway.

e Utilize buildings and landscaping to effectively screen large parking areas, service and
loading areas.

e Where possible buildings should be aligned parallel to the street. At intersections, buildings
should be placed at or near the sidewalk of both streets to “hold the corner.”

e Provide visual design cues to motorists that they are entering an area with higher pedestrian
activity (i.e., change in paving patterns, narrower lane widins, Street trees etc.).
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Figure 84. lllustrative Concept Plan: Gateway Corridor.

Carvolth Neighbourhood Plan| 83

H.1 - Page 54



H.1

Figure 85. View of Carvolth Gateway Corridor along 200 Street.

3.5.2 Gateway Corridor

The 200 Street corridor between 88 Avenue and 83 Avenue is intended to be a high quality
employment node and urban gateway into the Township of Langley. It is intended as part of a major
transit oriented, high density, mixed use corridor along 200 Street, building on the existing office
mixed use developments already located here and the status of 200 Street as part of TransLink’s
Frequent Transit Network.

The gateway corridor will allow corporate headquarters and business and professional offices to
locate in a contemporary business park with complimentary commercial facilities and other
amenities that support the employment area. It will be a high quality, well designed business park at
this major gateway that will stimulate and promote economic growth in the Township.

Office-Mixed Use Design Guidelines

e Provide a high standard of building and site design appropriate for a prestigious business
park.

e Promote a development form which is sensitive to the natural environment and creates new
natural features which can become part of the parks and open space network.

e Create visually attractive streetscapes and views along 200 Street.
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Figure 86. lllustrative Concept Plan: Transit Village.
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3.5.3 Transit Village

The Carvolth Transit Village is comprised of a compact mix
of housing, local shops and services, parks and plazas. An
interconnected network of pathways, pedestrian streets and
greenways creates safe, attractive and accessible pedestrian
and cycling connections to the Carvolth Transit Exchange,
local shops and services, and the employment
node/Frequent Transit Corridor along 200 Street.

Residential Buildings:

e Site and orient townhouses and apartments to
overlook public streets, parks, walkways, and
communal spaces, while ensuring the security and
privacy of residents.

e Ground floor residential uses should emphasize
‘doors on the street’ by incorporating individual
entrances to ground floor units in residential buildings
that are accessible from the fronting street. This
provides easy pedestrian connections to buildings,
encourages street activity and walking, and enhances
safety.

e Residential entries should be clearly visible and
identifiable from the fronting public street to make the
project more approachable and create a sense of
association amongst neighbours.

e Set back residential buildings on the ground floor by a
minimum of 2 m and a maximum of 4 m, and elevate
by a minimum of 0.6 m to create a semi-private entry
or transition zone to individual ground floor units. For
these units, ensure an alternate access point that is
accessible by wheelchair (as required by the B.C.
Building Code).

e Alandscaped transition zone in between the
entryway and public sidewalk should be considered on
streets with high traffic volumes.
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e Apartment lobbies and main building entries shall be
clearly visible from the fronting street with direct sight
lines into them. Where possible, apartment lobbies
should have multiple access points to enhance building
access and connectivity with adjacent open spaces.

e Lobbies and main building entries should be clearly
visible from the street, and have direct sight lines into
them. Seating in the lobby should be provided to ensure
people with mobility issues have a comfortable secure
place to sit while waiting for rides.

e Incorporate lobbies with multiple access points to
enhance building access and connectivity with adjacent
open spaces.

Human Scale:

e The design of new buildings and renovated existing
buildings should express a unified architectural concept
that incorporates both variation and consistency in
facade treatments (for example, by articulating facades
into a series of intervals).
e Design buildings to express their internal function and
use.
e Incorporate into building facades a range of architectural
features and design details that are rich and varied to Figure 87. Architectural details
create visual interest when approached by pedestrians. ~ 2nd features help to create visual
o Examples of architectural features include: ggzzstt”\g;f " approached by
» Building height, massing, articulation and modulation.
» Bay windows and balconies.
» Corner features accent, such as turrets or cupolas.
» Decorative rooflines and cornices.
» Building entries.
» Canopies and overhangs.
o Examples of architectural details include:
» Treatment of masonry (ceramic tile, paving stones,
brick patterns, etc.).
» Treatment of siding (for example, the use of score
lines, textures, and different materials or patterning to  rigure 88. Architectural features
distinguish between different floors). and details combined in a simple
» Articulation of columns and pilasters. and pleasing composition.
» Ornament or integrated artwork.
» Integrated architectural lighting.
» Detailed grilles and railings.
» Substantial trim details and moldings.
» Trellises and arbors.
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Locate and design entrances to create building identity
and to distinguish between individual commercial and/or
residential ground floor units. Use a high level of
architectural detail and, where appropriate, landscape
treatment to emphasize primary entrances and to provide
“punctuation” in the overall streetscape treatment.
Design balconies as integral parts of buildings and to
maximize daylight access into dwellings through the use
of glazed or narrow metal spindle guardrails.

Clearly distinguish the roofline from the walls of buildings
(for example, through the use of a cornice, overhang, or
decorative motif).

Windows and Doors

Windows can be used to reinforce the human scale of

architecture by incorporating individual windows in upper

storeys that:

» Are vertically proportioned and approximately the
size and proportion of a traditional window.

» Include substantial trim or molding.

» Are separated from adjacent windows by a vertical
element.

» Are made up of small panes of glass.

» Are separated with moldings or jambs but grouped
together to form larger areas of glazing.

The use of figured or frosted glass or tinted glazing is

discouraged for windows facing the street except for

compatible use of stained glass or where figured or

frosted glass comprises a maximum 20% of the glazing.

This creates a welcoming, visually interesting and

transparent street frontage.

H.1

-
Figure 89. Punched windows with
vertical proportions create variation

and texture in the facade and help
achieve a human scale.
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Exterior Materials

e A key objective is to encourage the use and expression
of wood as a renewable resource. This can be achieved
through the use of wood in facade design and the
architectural expression of buildings.

e In general, new buildings should incorporate natural
building materials into facades to avoid a “thin veneer”
look and feel, incorporated with more modern treatments,
including glass curtain walls for office buildings.

The following materials are recommended, acceptable, or
discouraged for use:

e Recommended:
» Natural wood materials, including:
= Milled and un-milled timbers.
=  Window and door trim.
= Canopy structures and signage. Figure 90. Tasteful use of timbers
» Brick masonry, glazed tile, stone, concrete (painted).  integrated with a range of
» Flat profile “slate” concrete tiles. ‘r;o;‘;'i';?s”tary colours and
» Glass and wood for window assemblies. '
» Standing seam metal roofing.
e Acceptable:
» Pre-finished metal, non-corrugated type,
emphasizing either vertical or horizontal
arrangements but not both.
» Limited amounts of stucco.
e Discouraged:
» Vinyl siding or window frames.
»  Swirl Type Stucco.

Landscaping

e Landscaping should be used to create a positive
interface between buildings and streets by using
perennials, shrubs, and trees to soften buildings, where
appropriate.

e Hard landscape treatments such as terraced retaining
walls and planters should be used to transition between
grades, where necessary. The following are preferred
approaches for achieving this guideline:

» Incorporate a planter guard or low planter wall as part
of the building design.

» Use distinctive landscaping in open areas created by
building articulation.

» Include a special feature such as a courtyard,
fountain, or pool.

» Emphasize entries with special planting in
conjunction with trellises, decorative paving and/or
lighting.
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3.54 Flex Employment Parking is tucked in behind
. . . . buildings but lacks pedestrian
This area provides future capacity for employment uses. It is circulation and plantings.

constrained by the Agricultural Land Reserve (ALR) to the west,
Highway 1 to the north and Latimer Creek to the south. Access
within and through this area is highly constrained therefore it is
important to carefully consider traffic impacts of new development.

Light industrial development is preferred in this location because it

is a fairly low intensity land use and generates less traffic than

office, retail and residential uses. There is provision for an Outlet

Distribution Centre in this area but any development of this type

would require a detailed traffic impact assessment and

management plan and would need to conform to the design Better surface parking design

Al : ; : includes pedestrian connections
guidelines outlined in this plan. throughout and extensive plantings.

Flex Employment Il - Outlet Distribution Centre

The intent of these guidelines is to provide direction on the
development of a potential Outlet Distribution Centre in the
Carvolth area. These guidelines emphasize a higher quality, more
pedestrian oriented design that integrates large format retail into
the surrounding context and provides amenities for the adjacent
community.

Any development in this zone should adhere to the general design
guidelines in Section 3.2 of this document. Where the type of land
use presents additional challenges the following guidelines should
be used to supplement the general guidelines.

e Any inward-looking, pedestrian-oriented circulation must
be counter-balanced with a strong outward facing Figure 91. Strong pedestrian
relationship between the development and the adjacent connections improve safety and
- e , accessibility and large planted
street network. Buildings must present a ‘friendly face’to  zreas break up the visual impact of

the street in addition to any internal ‘high-street’ condition  the surface parking and provide
that may be desired opportunities for on-site infiltration.

e Large surface parking lots should be avoided where
possible. Where it is not possible, parking lots must be
broken up with plantings and a clear, direct and defined
(i.e., with different paving material) pedestrian network
must be incorporated into the parking area to provide
access between where people park and where they will

enter the Outlet Distribution Centre. Figure 92. Facade articulation and
. . . . variation of the building height help
» Orient parking pattern to allow for logical pedestrian to define the main entrance and
circulation from parking area to buildings. reduce the visual impact.

» Provide preferential parking close to buildings for clean
or alternative fuel vehicles, carpool, co-op cars,
families and handicap person’s vehicles.
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» Provide trees in planting strips and parking lot islands
to provide shade and minimize the heat island effect.

» Direct runoff to landscape filter strips, bioswales and/or
rain gardens within or adjacent to parking areas.

» Use permeable materials to increase infiltration of
stormwater into soils.

» Install oil/water and soil/grit separators in the storm
drainage system within parking areas.

Provide a scale transition between existing large format
retail buildings and their surrounding streets and adjacent
properties to minimize the visual bulk of developments
and/or create a street frontage by “wrapping or capping” a
larger retail unit with smaller retail units that front the street
edge or units directly around the existing building.

Corner elements are required at major intersections and at
the end of streets to ensure street definition is maintained.

New development should address streets and other public
spaces using entrances, windows and patios that are
clearly visible from and, where appropriate overlook, public
sidewalks and open spaces.

Modulation of building facades at grade level should be
used to enable street activity.

Commercial buildings should be located to the edge of the
sidewalk with parking located underground or in the rear.

Ensure clear sight lines and accessible grades from the
public sidewalk to the primary building entrance.

Buildings should be sited in a manner that provides safe,
attractive and accessible pedestrian networks that
supplement the streetscape network.

Public seating areas, nodes and gathering places should
be appropriately scaled and located logically in relation to
buildings and the overall pedestrian circulation network.
Provide spatial definition and character through landscape
elements and building facades while carefully considering
climate and sun orientation.

Locate loading bays, reduce, recycling, service and maintenance areas so they are easily
accessible but not prominent from commercial entries or the street.

Provide non-compacted soil and subsoil (30 cm) in landscape areas designed to absorb
stormwater and to ensure healthy plant growth.

Design and construct roofs to detail stormwater and capture and use rainwater for
landscape irrigation.
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H.1
ATTACHMENT C

Design Rationale
19708 86 Avenue

Located at 19708 86 Avenue in Langley, we are proposing to build two light industrial buildings of 41,691 sqgft &
22,921 Sqft on 3.4 Acres of developable area. The site is currently zoned SR-2 and are requesting rezoning to
C18 — Carvolth Business Park. The lot is 5.98 acres total, with 2.58 Acres of protective covenant and is subject to
the SPEA bylaw to protect Latimer creek.

The two light industrial buildings will be constructed of tilt up insulated concrete wall panels that will incorporate
reveals, a mixture of beige, charcoal and blue vertical painted panels and canopies over all entrance doors. A
touch of whimsy is added to the building by incorporating large vertical numbers for each of the strata lots. The
prominent corner face for the large building, will have a glazed corner that is embraced with a metal canopy that
curves around it on 3 sides. The rear of this building has individual loading doors. The smaller industrial building
will have their front doors and warehouse doors along the same face, side by side. We have incorporated glazed
panels into the warehouse doors to provide additional light into the space. Both buildings have mezzanines
provided in the units that include upper floor glazing.

The landscape design features preserved natural areas at the perimeter of the site, 90 replacement trees, and
low maintenance, seasonally interesting planting. The planting consists of a mixture of deciduous and coniferous
trees, shrubs, ornamental grasses and perennials for scale, texture and interest. The overall planting design
focuses on providing low maintenance spring flowers, summer shade and fall colour. Plants selection is also
aimed at providing habitat for birds and pollinators along the edges of the natural areas. An enhanced sidewalk
with street trees is proposed along the 86th Avenue frontage. The proposed tree species include Chamaecyparis
nootkatensis ‘pendula’, Cornus kousa ‘chinensis’, Fagus sylvatica ‘dawyck’, Liquidambar styraciflua ‘slender
silhouette’, Magnolia Kobus stellata ‘royal star’, Picea glauca ‘pendula’, Picea omorika ‘bruns’, Pinus nigra ‘arnold
sentinel’.

Yours truly,

Andrea Scott, Principal
Architect AIBC, AAA, LEED AP
c/o Lovick Scott Architects Ltd.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (POLLYCO YORKSON CENTRE INC.)
BYLAW 2020 NO. 5612

EXPLANATORY NOTE

Bylaw 2020 No. 5612 rezones land at 20365, 20375 and 20387 — 80 Avenue from Suburban
Residential Zone SR-2 to Community Commercial Zone C-2 to facilitate the development of
a commercial development.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (POLLYCO YORKSON CENTRE INC.)
BYLAW 2020 NO. 5612

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 (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612”.

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

Lots 3, 4 and 6 Section 26 Township 8 New Westminster District Plan 12426

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Community Commercial Zone C-2.

READ A FIRST TIME the 27 day of July , 2020.
READ A SECOND TIME the 27 day of July , 2020.
NOTICE WAS ADVERTISED on the 3,10 day of September , 2020.
READ A THIRD TIME the day of , 2020.
ADOPTED the day of , 2020.

Mayor Township Clerk
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Bylaw No. 5612
Page 2

SCHEDULE 'A’
BYLAW NO. 5612

H.2

LOTS 3,4 AND 6 SECTION 26 TOWNSHIP 8
NEW WESTMINSTER DISTRICT PLAN 12426

80 AVE
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: JULY 27, 2020 - REGULAR MEETING REPORT: 20-104
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-26-0159
SUBJECT: REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)

RECOMMENDATIONS:

That Council receive the submission provided by the applicant, and should Council consider the
proposed amendments to be consistent with Council’'s May 11, 2020 and June 15, 2020
resolutions, grant first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of
land located at 20365, 20375 and 20387 — 80 Avenue to Community Commercial Zone C-2, to
facilitate the development of a commercial development, subject to the following development
prerequisites being satisfied to the acceptance of the General Manager of Community
Development and Engineering 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;

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

Provision of road dedications, widenings, and necessary traffic improvements including
dedication of the west half of 204 Street and the north half of 80 Avenue, in accordance with
the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw
and the Yorkson Neighbourhood Plan, to the acceptance of the Township;

Dedication and construction of a 4.5 metre wide street greenway on the north side of
80 Avenue;

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);

Registration of restrictive covenants:

a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;

b. Limiting access to 80 Avenue to right-in and right-out only;

c. Requiring roof-top mechanical equipment to be screened from view; and
d

Registration of a public access right of way for a pedestrian access between 204 Street
and the western property line;
Compliance with the requirements of the Yorkson Greenway Amenity Zoning Policy
including payment of applicable Yorkson amenity fee; and

Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning
fees, Site Servicing Review fee, ISDC review fee, extraordinary charges Development
Works Agreement (DWA) and Latecomer charges;
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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 2. ..

That Council authorize the issuance of revised Development Permit No. 101113 at the time of
final reading of Rezoning Bylaw No. 5612 consistent with Attachment A to this report 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;

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

d. Section 107.3 — Required Off-Street Parking Spaces of Township of Langley Zoning Bylaw
No. 2500 is hereby varied to reduce the number of parking spaces required from 132 to
118; and

e. Section 107.5 (sub-section 6) — Design Criteria of Township of Langley Zoning Bylaw No.
2500 is hereby varied to increase the maximum number of permitted small car parking
spaces from 20% to 22%.

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; and

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

That Council authorize staff to proceed with the written submission opportunity notice prior to
Council’'s consideration of third reading of Rezoning Bylaw No. 5612, in conjunction with
proposed Development Permit No. 101113.

EXECUTIVE SUMMARY:

On May 11, 2020 Council referred Rezoning Application No. 100579 and Development Permit
Application No. 101113 concerning commercial development (Pollyco Yorkson Centre Inc.) to
staff to work with the proponent for a mixed-use development.

A supplemental Council motion made on June 15, 2020 directed staff to work with the
proponent to also explore multi-storey options, consistent with uses permitted under the
Community Commercial C-2 zone. Staff have advised the proponent of Council’'s motions and
been in communication with a view to bringing forward revisions for Council’s consideration.

In response, the applicant has proposed to add a daycare use on the second storey of one (1)
of the proposed buildings. However, to accommodate the proposed revision, the applicant has
requested a parking variance for the number of stalls and the percentage of small car stalls to

address the parking requirements for the additional floor area required as a daycare use.
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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 3. ..

Staff have reviewed the information provided and do not support the proposed parking variance.
Firstly, the proposed reduction appears to have been based on the currently proposed uses.
Staff note that the Township’s Zoning Bylaw provides for a variety of potentially permitted uses,
which may change in the future resulting in a shortage of parking stalls available on-site. The
second concern relates to the proposed reduction being based on the ‘shared’ nature of the
parking demand for the mix of uses. In this case, the subject site’s context does not provide for
support of a variance, based on the Township’s observed experience in similar mixed-use
developments. A revised Development Permit is presented for Council’s consideration.

PURPOSE:
The purpose of this report is to provide information to Council with respect to Rezoning Bylaw
No. 5612, and Development Permit No. 101113.
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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 4. ..

BACKGROUND/HISTORY:

On May 11, 2020 Council considered first and second reading of Rezoning Application

No. 100579 and Development Permit No. 101113 submitted by Pollyco Yorkson Centre Inc. to
facilitate a commercial development at 20365, 20375 and 29387 — 80 Avenue. Council did not
grant first and second reading, and instead resolved as follows:

“That Rezoning Application No. 100579 Development Permit Application
No. 101113 (Pollyco Yorkson Centre Inc. / 20365, 20375 and 20387 — 80 Avenue)
Bylaw No. 5612 be referred back to staff to work with the proponent to make it a
mixed-use development in conjunction with staff recommendations.”; and

“The signalization or a roundabout be installed at the corner of 80 Avenue and
204 Street running concurrently with this application, and that the WARCAP policy
be applied if applicable.”

On June 15, 2020 the project was reconsidered by Council as an item under Other Business
where Council resolved as follows:

“Whereas Rezoning Application No. 100579 (Pollyco Yorkson Centre Inc. / 20365,
20375 and 20387 — 80 Avenue) was referred back to staff to work with the
proponent with the intention to provide for a mixed-use development;

Whereas the discussion during the Council meeting reflected that some members of
Council objected to a single storey use of the site, not the use of the site for
commercial purposes; and

Whereas the wording of the referral motion may lead the proponent and staff not to
include solutions that would conform to the requested zoning of Community
Commercial Zone C2; Therefore be it resolved that Council direct staff to work with
the proponent to also explore multi-storey options to include uses consistent with
those allowed under the contemplated Community Commercial Zone C2.”

DISCUSSION/ANALYSIS:

Based on the background and history presented, the applicant has proposed revisions to the
development to address Council’s resolutions. The applicant has proposed to increase the
height of the northern building (Building A) from one (1) storey to two (2) to accommodate a
group children’s daycare use on the second storey of the building with a rooftop outdoor play
area for the daycare use. The proposed addition increases the floor area of the development
from 2,490 m? (26,812 ft?) to 3,070 m? (33,060 ft?) an increase of 580 m? (6,248 ft?).

As a result of the proposed floor area increase, the parking requirements for the site have also
increased from 118 spaces required, to 132 spaces required. No additional parking stalls have
been proposed by the applicant from the original application, Pollyco has requested a parking

variance to accommodate the proposed parking short fall.

A revised version of Development Permit No. 101113 is provided as Attachment A to this report

for Council’'s consideration. Overall revisions to the proposal are summarized in Table 1 and the
below site plan, and are further outlined in subsequent sections of this report.
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REZONING APPLICATION NO. 100579
DEVELOPMENT PERMIT APPLICATION NO. 101113
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)

H.2

Page5. ..
Table 1 - Comparison of Original and Revised Proposals
Original Proposal Revised Proposal
Floor Area 2,490 m? (26,812 ft?) 3,070 m? (33,060 ft?)

Building Heights

Building A — 1 Storey
Building B — 1 Storey
Building C — 1 Storey

Building D — 1 Storey

Building A — 2 Storeys
Building B — 1 Storey
Building C — 1 Storey

Building D — 1 Storey

Parking

118 required

118 proposed

132 required

118 proposed (14 stall parking

variance proposed
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REZONING APPLICATION NO. 100579
DEVELOPMENT PERMIT APPLICATION NO. 101113
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 6. ..

Revised Site Plan

H.2 - Page 9



H.2
REZONING APPLICATION NO. 100579
DEVELOPMENT PERMIT APPLICATION NO. 101113
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 7. ..

Previously considered Building A - South Elevation

Currently proposed Building A - South Elevation
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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 8. ..

The overall internal site layout of the development remains consistent with the original proposal.

The use, form and character, and internal road network of the revised proposal is consistent
with the original proposal. The proposed building height increase and group children daycare
use are consistent with the proposed Community Commercial C-2 zone. As a result of the
increased floor area a parking variance is required. The proposed changes (including the
proposed parking variance) have been included in revised Development Permit No. 101113
(Attachment A) for Council’'s consideration.

In support of the revised proposal, the applicant has submitted a rationale that is provided as
Attachment C.

Access and Parking:

Vehicular access to the development will be provided via a driveway near the northern end of
the site on 204 Street and at the south end of the site to 80 Avenue.

The applicant has proposed to vary the parking requirements for the site. The Zoning Bylaw
requires a minimum of 132 parking spaces for the site and a maximum of 20% of those spaces
to be small car spaces. The applicant has proposed 118 parking spaces and 22% of spaces to
be small car spaces as shown below:

Parking Spaces Required Parking Spaces Provided

Retail
1 space / 20m? 99 99
Financial Institution / Office: 18 18

1 space / 28 m?

Group Children’s Daycare:

1 space / employee + drop off 15 1
area

132 (maximum of 20% of 118 (22% of spaces are
Total

spaces may be small car) proposed to be small car)

In support of the proposed parking variance, the proponent has submitted a traffic study as part
of their rationale (Attachment C).

Staff have reviewed the information provided and do not support the proposed parking variance
based on a number of key point, highlights of which are provided below. Firstly, the proposed
reduction appears to have been based on the currently proposed uses. Staff note that the
Township’s Zoning Bylaw provides for a variety of potentially permitted uses, which may change
in the future resulting in a shortage of parking stalls available on-site. The second concern
relates to the proposed reduction being based on the ‘shared’ nature of the parking demand for
the mix of uses. In this case, the subject site’s context does not provide for support of a
variance, based on the Township’s observed experience in similar mixed-use developments.
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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 9. ..

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 204 Street, and 80 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.

The subject application is not identified on Schedule B of the Willoughby Arterial Roads
Completion Amenity Program and therefore not required to contribute to the program.
Signalization at the intersection of 204 Street and 80 Avenue is currently under review as part of
the Qualico project south of 80 Avenue (Project No. 08-23-0179). A development application
has not been submitted for the southeast corner of the intersection. As only three (3) of the four
(4) corners of the intersection have applications, staff are working on mechanisms to secure
signalization of the intersection in a temporary condition until such time as the property at the
southeast corner of the intersection is developed when the ultimate condition may be achieved.

POLICY CONSIDERATIONS:

The applicant has made revisions to the development proposal (increasing the height of

Building A from one (1) storey to two (2) storeys, increasing the total floor area from 2,490 m?
(26,812 ft2) to 3,070 m? (33,060 ft?) to accommodate a group children’s daycare and requested a
parking variance of 14 stalls and 22% small car spaces) in response to Council’'s May 11, 2020
and June 15, 2020 resolutions.

Staff recommend that Council receive this report for information and should Council consider
the proposed amendments consistent with its May 11, 2020 and June 15, 2020 resolutions that
Bylaw No. 5612 be considered for 15t and 2" reading and issuance of revised Development
Permit No. 101113 (incorporating the revised plans) be authorized at the time of final reading.

Respectfully submitted,

Colin Moore

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit N0.101113 (Revised)
ATTACHMENT B May 11, 2020 Council Report
ATTACHMENT C Applicant’'s Rationale
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ATTACHMENT A
THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Permit No. 101113

This Permit is issued this day of , 2020 to:

1. NAME: Pollyco Yorkson Centre Inc.

ADDRESS: #320 20780 — Willoughby Town Centre Drive
Surrey, BC V2Y OM7

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 3, 4 and 6 Section 26 Township 8 New Westminster
District Plan
CIVIC ADDRESS: 20365, 20375 and 20387 — 80 Avenue

3. This permit is issued subject to compliance with all of the bylaws of the Municipality of Langley
applicable thereto, except as specifically varied or supplemented by this permit as follows:

a. Building plans being in 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;

All signage being compliance with Schedule “A” and the Township Sign Bylaw;

Section 107.3 — Required Off-Street Parking Spaces of Township of Langley Zoning

Bylaw No. 2500 is hereby varied to reduce the number of parking spaces required from

132 to 118; and

e.  Section 107.5 (sub-section 6) — Design Criteria of Township of Langley Zoning Bylaw
No. 2500 is hereby varied to increase the maximum number of permitted small car
parking spaces from 20% to 22%.

e o

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; and

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.

[Type here]
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DEVELOPMENT PERMIT NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)

PAGE 2...

H.2

This permit is not a building permit.

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

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

It is understood and agreed that the Municipality has made no representations, covenants,
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer other
than those in this permit.

This permit shall enure to the benefit of and be binding upon the parties hereto and their
respective heirs, executors, administrators, successors and assigns.

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2020.
Schedule A Architectural Drawings (Revised)
Schedule B Landscaping Drawings
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REPORT TO

H.2

ATTACHMENT B

MAYOR AND COUNCIL

PRESENTED: MAY 11, 2020 — SPECIAL MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION
SUBJECT: REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

REPORT: 20-67
FILE: 08-26-0159

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)

PROPOSAL:

Application to rezone 1.04 ha (2.58 ac) of land
located at 20365, 20375 and 20387 — 80 Avenue to
Community Commercial Zone C-2, and issue an
accompanying development permit to facilitate the
development of a commercial development consisting
of four (4) single-storey buildings.

RECOMMENDATION SUMMARY:

That Council give first and second reading to

Bylaw No. 5612 subject to eight (8) development
prerequisites; authorize issuance of Development Permit
No. 101113 (at time of final reading of Bylaw No. 5612);
and that staff be authorized to proceed with the written
submission opportunity.

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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REZONING APPLICATION NO. 100579

DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 2. ..

RECOMMENDATIONS:

That Council give first and second reading to Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (Pollyco Yorkson Centre Inc.) Bylaw 2020 No. 5612, rezoning 1.04 ha (2.58 ac) of
land located at 20365, 20375 and 20387 — 80 Avenue to Community Commercial Zone C-2, to
facilitate a commercial development, 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. Submission 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 west half of 204 Street and the north half of 80 Avenue, in accordance with
the Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw
and the Yorkson Neighbourhood Plan, to the acceptance of the Township;

4. Dedication and construction of a 4.5 metre wide street greenway on the north side of
80 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. Registration of restrictive covenants acceptable to the Township:
a. Prohibiting reliance on street parking on 80 Avenue and 204 Street;
b. Limiting access to 80 Avenue to right-in and right-out only; and

c. Registration of a public access right of way for a pedestrian access between 204 Street
and the western property line;

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

8. Payment of applicable Neighbourhood Planning Administration fees, supplemental Rezoning
fees, Site Servicing Review fee, ISDC review fee, extraordinary charges Development
Works Agreement (DWA) and Latecomer charges;

That Council authorize the issuance of Development Permit No. 101113 at the time of final
reading of Rezoning Bylaw No. 5612 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;

c. Requiring roof-top mechanical equipment to be screened from view; and
d. All sighage 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;
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(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
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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. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy; and

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

That Council authorize staff to proceed with the written submission opportunity notice prior to
Council’s consideration of third reading of Rezoning Bylaw No. 5612 in conjunction with
Development Permit No. 101113.

EXECUTIVE SUMMARY:

Pollyco Yorkson Centre Inc. has applied to rezone 1.04 ha (2.58 ac) of land located at 20365,
20375 and 20387 — 80 Avenue to Community Commercial Zone C-2 to facilitate a commercial
development consisting of four (4) single storey buildings.

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.

The proposal is consistent with the overall objectives of the Willoughby Community Plan and
Yorkson Neighbourhood Plan. Staff recommend that Council consider the rezoning request,
subject to the completion of eight (8) development prerequisites, and issue Development Permit
No. 101113 at time of final reading.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
Rezoning Bylaw No. 5612 and Development Permit No.101113.
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SUBJECT
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O SUBJECT

H.2 - Page 44



H.2
REZONING APPLICATION NO. 100579
DEVELOPMENT PERMIT APPLICATION NO. 101113
(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page6. ..

ZONING BYLAW NO. 2500
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RENDERINGS — SUBMITTED BY APPLICANT
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SITE PLAN — SUBMITTED BY APPLICANT
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Page 9. ..
REFERENCE:
Owner: Pollyco Yorkson Centre Inc.
#320 20780 — Willoughby Town Centre Drive
Langley, BC, V2Y OM7
Antoine Do
#109 4061 — 200 Street
Langley, BC, V3A 1K8
Legal Description: Lots 3, 4 and 6 Section 26 Township 8
New Westminster District Plan 12426
Location: 20365, 20375 and 20387 — 80 Avenue
Area: 1.04 ha (2.58 ac)
Existing Zoning: Suburban Residential Zone SR-2
Proposed Zoning: Community Commercial Zone C-2

Willoughby Community Plan:  Neighbourhood Commercial

Yorkson Neighbourhood Plan: Neighbourhood Commercial

DISCUSSION/ANALYSIS:

The subject 1.04 ha (2.58 ac) site is zoned Suburban Residential SR-2, and is designated
“Neighbourhood Commercial” in the Yorkson Neighbourhood Plan. The applicant has applied to
rezone the site to Community Commercial Zone C-2 to facilitate a commercial development
consisting of four (4) single storey buildings located around the perimeter of the site. The
commercial buildings are proposed to have a combined commercial floor area of 2,490 m?2
(26,812 ft2). Access to the site is proposed from 80 Avenue (right-in and right-out only) and from
204 Street.

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.

Adjacent Uses:

North: The Church of Jesus Christ of Latter-day Saints, zoned Civic Institutional Zone
P-1;
South: 80 Avenue, beyond which are two (2) properties, designated townhouse in the

Yorkson Neighbourhood Plan, zoned Suburban Residential Zone SR-2, currently
under application by Streetside Developments for a townhouse development
(ToL Project No. 08-23-0079);

East: 204 Street beyond which is the Ashbury and Oak townhouse development,
zoned Comprehensive Development CD-77;
West: A property, designated townhouse in the Yorkson Neighbourhood Plan, zoned

Suburban Residential Zone SR-2.
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DEVELOPMENT PERMIT APPLICATION NO. 101113

(POLLYCO YORKSON CENTRE INC. / 20365, 20375 AND 20387 — 80 AVENUE)
Page 10. ..

Public Consultation:

As per Policy No. 07-164, the applicant held a public information meeting on December 10, 2019.
Results of the Developer Held Public Information Meeting were compiled and are provided in
Attachment C.

Zoning Amendment:

The subject site is currently zoned Suburban Residential Zone SR-2. Bylaw No. 5612 proposes
to rezone the site to Community Commercial Zone C-2 to accommodate the proposed
development. The project complies with the provisions of the site’s proposed C-2 zoning in
terms of siting, site coverage, parking, height, use and density.

Development Permit:

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 Local Commercial Development Permit Area “C”
guidelines included in the Willoughby Community Plan (see Attachment B). Proposed
Development Permit No. 101113 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 four (4) commercial buildings are proposed to be
one (1) storey in height located around the perimeter of the site with a central parking lot area.
The buildings are proposed to be between 283 m? (3,050 ft?) and 860 m? (9,256 ft?) in size. In
total 2,490 m? (26,812 ft?) of commercial space is proposed.

The buildings are proposed to feature hardi-plank siding, brick, steel canopies, metal and wood
trims/fascia. The colouring is provided in complementary tones which aids in breaking up the
massing of the buildings. Canopies project over the pedestrian realm within the site.

Fascia signage (raised channel letters) are proposed on the buildings. A monument sign is
proposed fronting 80 Avenue and a smaller monument sign is proposed at the entrance to the
site at 204 Street. All signage is required to comply with Township’s Sign Bylaw, and to be sized
and located in keeping with the Development Permit (Attachment A).

Rooftop mechanical is to be centrally located on the buildings and enclosed with screening so
as to not be visible from street level.

The applicant indicates that the development has been designed with a “Rural Langley
Heritage” theme. A mural has been proposed by the applicant on the building at the corner of
204 Street and 80 Avenue. The applicant’s design rationale states:

“The addition of elements for Building C to create a gateway feature include an
articulated corner with landscaping, furnishings and a corner mural with historical
reference. The mural is derived from a painting by Heidi Lambert of the traditional
Langley May Day Parade in Fort Langley. We have conducted a lengthy search
of historical Langley artwork and consulted with some local historians regarding
the mural selection before arriving at our final choice.”

An additional mural feature wall is proposed on Building B facing 204 Street. Landscaping,
arbours, and fencing are also proposed along the property line of 204 Street to mitigate the
view of the proposed drive-through aisle that wraps around Building B from 204 Street. The
drive-through window is proposed on the north side of Building B.
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The proposed building heights, site coverage (30%) and building siting comply with the
provisions of the Community Commercial C-2 zone. The development in staff’s opinion complies
with the Development Permit Area “C” guidelines (Attachment B) of the Willoughby Community
Plan.

Access and Parking:

Vehicular access to the development will be provided from 204 Street and 80 Avenue. Access
at 80 Avenue will be limited to right-in and right-out movements only.

In compliance with the Zoning Bylaw, 118 parking spaces are proposed for the development as
shown in the table below:

Parking Spaces Required Parking Spaces Provided

Retail: 1 space per 20 m? 100 100

Financial Institution / Office:
5 18 18
1 space per 28 m

Total: 118 118

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 is proposed to be developed to a commercial standard with a combination of
hard-scape features and plantings allowing for separation between the pedestrian and
commercial environments. Additionally, a plaza area is proposed at the corner of 204 Street

and 80 Avenue incorporating seating, paving and plantings. Fencing and trellis features along
204 Street and 80 Avenue also assist in shielding the drive-through and parking areas from view
from the street.

Tree Protection/Replacement:

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

61 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 75 replacement trees are required and 77 replacement trees are
proposed. Post development 77 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
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on-site and off-site) for 204 Street and 80 Avenue will be required in accordance with the
Subdivision and Development Servicing Bylaw and the Yorkson Neighbourhood Plan. The
subject site is located in the catchment for the existing stormwater detention pond located at
204 Street and Highway 1. 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
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.

Parks:
The nearest neighbourhood park is Yorkson Community Park located 350 metres to the east of
the site.

Transit:
Currently, transit service (595 bus) is provided along 208 Street and on 200 Street on (501 bus).

POLICY CONSIDERATIONS:

The proposed development is located in an area designated Neighbourhood Commercial in the
Yorkson Community Plan. The proposed development complies with the land use provisions of
the plan and with provisions of the proposed Community Commercial C-2 zone. In staff’s
opinion, accompanying Development Permit No. 101113 complies with the Development Permit
Area “C” — Local Commercial Guidelines of the Willoughby Community Plan.

Staff recommend that Council give first and second reading to Bylaw No. 5612 (subject to eight
(8) development prerequisites) and authorize issuance of the accompanying Development
Permit No. 101113 (to be issued at time of final reading of the rezoning bylaw), and authorize
staff to proceed with the written submission opportunity.

Respectfully submitted,

Colin Moore

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit No.101113
ATTACHMENT B Willoughby Community Plan — Development Permit Guidelines
ATTACHMENT C Public Information Meeting Comments
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—ATTFACHMENTA—

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Permit No. 101113

This Permit is issued this day of , 2020 to:

1. NAME: Pollyco Yorkson Centre Inc.

ADDRESS: #320 20780 — Willoughby Town Centre Drive
Surrey, BC V2Y OM7

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 3, 4 and 6 Section 26 Township 8 New Westminster
District Plan 12426

CIVIC ADDRESS: 20365, 20375 and 20387 — 80 Avenue

3. This permit is issued subject to compliance with all of the bylaws of the Municipality of Langley
applicable thereto, except as specifically varied or supplemented by this permit as follows:

a. Building plans being in 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

C. Requiring roof-top mechanical equipment to be screened from view;

d.  All signage being 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. Provision of an exterior lighting impact plan prepared by an electrical engineer in
compliance with the provisions of the Township’s Exterior Lighting Impact Policy; and
e. 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.
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This permit is not a building permit.

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

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

It is understood and agreed that the Municipality has made no representations, covenants,
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer other
than those in this permit.

This permit shall enure to the benefit of and be binding upon the parties hereto and their
respective heirs, executors, administrators, successors and assigns.

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2020.
Schedule A Architectural Drawings
Schedule B Landscaping Drawings

H.2 - Page 53



id ¥E:91:C 0Z0Z_'‘¥Z _YOIOW NO 9ELSM A8 O3LNI¥G BMP000-v508%!

£~ uo]

SS/LLUQNSay U01pdNddy g4 buluozay —yZz—£0—0z0z \)uswdoanag ubisag (z2\608%\:d

1S MO -2y

oy SPeYPIo

NI FOVTTIA NOSHHOA 0JATIOd 104
20N IS 10) 3908 L6 DS
LAJQ TINWOI F9YTTIANOSHHOA

T PaGI0Y] N1 0051 1-0081

TVOINHOFIOTY

AIAINS

TIATO

OIS 30¥18 ONY AJONVO 30 V130~

VMIAIS 1V NOILOSS WOlAL €1V

N330S NL4 VONVHOIN 30 V130

VWOV NVIEISI03d 90 V30 21V

OIS (NOTAd] SNINVIS 333 40 W30 ___ VLV

(Q34N0100] SNOLVAZH - GO0 18

(03¥N0100] SNOILVATTE - 0508

01001 SNOLLVAZ T3 - 89078

NOLVA3 13- Vo018

[3WN0T100) SNOILVAT 13

INOE33501S - [G38n0100) SNOIVAT 13

EIECES

WVid

SONEA0NEE - 09018

SONEAANGE - 09018

SONIg3aNGY - 89018

SONEaNGE - V-OU T8

[TS702) FONVALNG NVIHLS303d 1V SR - SONIIaNTY

STVI30 3dVOSANVT 3115330 A3TONV1 0 JHSNMOL Gl

1S 702 SNOY SHIA - SONIES

STV130 3dvOSANV1 3530 AZ1ONV1 30 JIHSNMOL [l

S 08 ONOW SWin - SONHIANEY

FINAIHOS JUVNINNT % STVL30 SNILHOT 3L

©3

NV1d 3dVOSONV1 3115340 €

NY1d NOLLVINO8ID

NV1d 3115 WORRLO3 13

73

NV1d BNGHS 34VOSNVT Gl

NV1d IX3INOD 3115

STOBMAS & QN30T SILON V43N0 LSITONIVAD

NV1d 3dVOSONVT &l

JEELCRE

TVOIFIOTT

3
El

IdVOSANVT

TVANIOFIHOEY

1S17 ONIMVAHA

MOIAGNNS ¥31LN8

woo keuueyEOWDITEI_jeur-g
TOEI HVON

1680-965 (v00) ‘uoUd

£X5 €A 08 Aouns.

NUBAY PUZOL - 0GVEL

J9M0L A0 [€AUSD 00EZ OMNS.

0L7S30IAY3S ONILINSNOD AINVHTIZOW

woo auveyEWBINSI ew-
TINS ONANAVE

1680-965 (v09 ‘ououg

JowoL A 1oeD Q06 IS
QLTS0S ONLLTNSNOD ASNYHTIHON

woo'sdesspueipudDiew yewr3

AQ %0010 IS SBLY - 004D BUNS
QLTSLO3LIHOYY 3dVOSANYT NOd

oniq @usO umoL AGUBNOIIA 0BLOZ - 0Z&#
ONI 34IN3D NOSHHOA 00ATIOd

RLAITRERE]

HNOAIAYNS

1siogdy

AND

3dVOSANY1

103LIHOYY

YINMO

S1OVINOD

ININdOTIAIA TVIOHINWNOD
AOVTTIIA NOSHHOA d04
NOILVOIlddV LNIWNdOT13AZIA

Hizon

J

IS 70

N

NVd A3X 31LIS

Page o4

RA.Z

(IVIDHIWWOD ALINNWWOD) 2-O : INOZ 03S0d0dd
(IVILN3QIS3Y NY8dNENS) Z-4S 3NOZ ONILSIX3

NOILdIEOS3Id TvodT

08"AZONY1 ‘3AV 08 L8E0Z ¥ SLE0Z S9E0Z

SS3IIAav JIAID

V1va 1o3roydd

N

NV1d AIX TVIH3V




ST

BC WEOG

NI EIOV'I'II/\ NOSMHOA 0JAT10d 404
08431007 S 02) 3008 U802 2181 602

LA3QTANOD FO¥TIIANOSHAOA

6872334

architects fd
420
\ANGOL
THEH
s
EL ~ W

RENDERINGS

VIEWS ALONG 108 AVE

.%QOUTHAWEST VIEW (80 AVE)

_r3\4809A-003.dwg PRINTED BY WS136 ON March 24, 2020 5:17:02 PM

HZ-Page 55

P\4B09\2) Design Development\2020—03—24_Rezon

ing.DF Application Resubmission



ST

BC WEOG

NI EIOV'I'II/\ NOSMHOA 0JAT10d 404
08431007 S 02) 3008 U802 2181 02

LA3QTANOD FO¥TIIANOSHHOA

b 6872334

architects fd
420
\ANGOL
THEH
s
EL ~ W

RENDERINGS

VIEWS ALONG 204 ST

.%NOQTHAEAST VIEW 204 ST)

_r3\4809A—003.dwg PRINTED BY WS136 ON March 24, 2020 5:17:08 PM

HZ - Page 56

P\#B09\2) Design Development\2020—03-24_Rezoni

ing.DP Application Resubmission



Nd SZTiLL'S 0207 'z UoIoW NO 92 LSM A8 JIINIId BMp£00v—v608Y\e 1 uoissiuanssy uonnonddy dg-buuozey—yz—c0—0z0z\Iuswdoisnsg ubisaq_(z\6087\'d

v-odd
SONIYIANTY

VEET/89 HHL
S03IN 4 IONVA
1S MO -Qzv

oY SPeYPIo

01

S =<
DO
OgE >
—85O
OMN
O3 =
SEE
oS =
=G>
wm
o =
==

=30
==
—s=
>
[ ]
mam
= ==
o —

T o 08 [/ ©

ATTITT

o 3o ford)
M3IA ISVZ-HISON vV-2a18\/

o 3o for)
M3IA ISSM-HLI3ON v-2a18\/

LINSA €299 MS SlVITTIM NIMNIHS

SNOTOD DNIdIe JVT dvod INFWNFO-J3Ei2

3NITINO ZLOL M8 SWVITTIM NIMS3HS

SNOTOD DNIdIe JVT dvod INFWNFO-J3Ei2

a0 v dIINIVE
HGINIZ TIINSVd3D SNV IS TSvH
DNl VT INFWFDO-J3FI4

SIv3d FLINVED @522 MS SWVITTIM NIMS3HS
SNOTOD TaINVG dvod INFWEFD-J3di2

o 3 vos far
M3IA ISSM-HINOS v-2d718\/

SN Y@@ MS SWVITTIM NIMSIHS
ANOTIOD TANVS davod INSWFED-J3FH

VOvaTY 2oL MS SWVITIIM NIMSIHS

ANOTOD TaINVG davod INFWEFD-J3Ei2

2LIHM 3116 OLOL MS SWVITTIM NIMIHS

ANOTOD TAINVS dvOod INIFWNFDO-J3G2

ZvdOoL LIHOWS

Lilome SWvITTIM NImS=HS
WL
davog INTWIO-J=E=

a3
SoISg TVanlvN

o 3o B.
M3A ISVZ-HINOS v-2d18

Page 57

RA.Z




No £8:41:S 0707 vz U2IoN NO ¢ LSM A8 J3INIdG BMp £008— V6087 \el Uoissiugnsey uonpoiddy dg buiuozey vz—c0—0z0z\Juawdojonag ubiseg (z\608%\:d

Joquny | -8 oy

d-odnd
SONIYIANTY

aug s

u palot
[

VEET/89 HHL
S03IN 4 IONVA
1S MO -Qzv

NI FOVTTIA NOSHHOA 0JATIOd 104
20N S 10) 3908 L6 DS T
LAJQ TINWOI F9YTTIANOSHHOA

o mvos foa
(NSHI-IANIAA - 1S ¥O2) MIA ISVI-HIAON g-2a1a

s swos Gy
MIA ISEIM-HINOS €-2a18 >/

WINIA €252 MG SWVITTIM NIMSIHS
ANOTOD DNIdIS VT davod INSFWID-J3dld

INITINO ZLOL MG SvITTIM NIMSIHS
SNOTOD DNIdIs VT davod INFWFO-J3dH

azid03ds sv d3INIvd
HEINIZ TTINVAID SNV 1d3aSVH
DNIdIe SV INFWIDO-JF3EE

SIvEd FLNVID @G22 MG SWVITTIM NIMNIHS
SNCTOS TANVS ddvog INFWFD-J3dH

s 31v08 foad

IS 700 M3A ISY=HINOS 8-901e

SINIW $@22 MG SWVITTIM NIMSIHS
ANOTOD TaENVd davod INSWFD-J3dld

VOVETY ZZOL MS SvITTIM NIMNIHS

SNCTOS TANVS davog INFHFD-J3dH

2LIHM 2LS SLOL MG SHVITTIM NIMSIHS
SNOTOD TEINVE davod INFWIDO-J3dld

ZVdHOL LAFHOoWS

Lilomg SkvITTIm NImM&EHS
WL

aavod INFWED-3=3dl3

a=
SoiEE TVANLYN

o 3o D@
M3IA ISEM-H1JON g-92d18

Page 58

RA.Z




Ng SSi/1is 0Z0T vz UoIoN NO 9¢LSM A8 J3INIdd BMp £000—v6087 \el Uoissiugnsey uonpoiddy dg buiuozey vz—c0—0z0z\Juawdojonag ubiseg (z\608%\:d

O-9dnd
SONIYIANTY

aug s

VEET/89 HHL
S03IN 4 IONVA
1S MO -Qzv

09 OV TTIANOSHH0A

01
o
o~
oF
—&
O
O3
<&
Ss
==
wn™
o=
=&
—
=z
—3s
=
Gy—
ms
=
()

LA3Q TN

o rvos faoh
(LS ¥OO) M3IIN LSVZ-HI3ON O-Od1g s

o arvos faoh
M3IA L1SSIM-HLAON O-0071g™:

WINZA €262 M8 SWVITTIM NIMSIHS
SNOTOD DNIdIS JVT davod INFWFO-J3di2

SNITNO LDL MS SWvITTIM NIM=3HS
SANOTOD DNIdIS JdVT davod INSWED-J3dH

dld10348 oV d3INIvd
HSINIZ TSV JID SNV 13 aSvH
ONIdIS JvT INFWED-S=di3

LINVSO @529 MS SVITTIM NIMSZIHS
103 TaNVd Qavod INIFWFD-JFdi4

ZvdoLl L3HoWe

LIloMS SlivITIMm NIMS3HS
WIEL

davog INFWFD-JFdi4

azd
SIoIEE TVANLYN

[a]

SIN #1vs foow)

(1S yOZ/3INVY O8) MIIN LSV3-HINOS O-Od71gN

SNIW ¥@22 MS SV TTIM NIMNZIHS
SNOTOD TINVS dIvo=a INFWFO-J3di2

VOVLTY ZdL MS SWVITTIM NIMSHS
SNOTIOD TANVS davod INSWED-J3dH

FLIHM FLIS GLTL MG SVITTIM NIMNIHS
ANOTOD TANVS davod INSWFD-J3dH

Page 59

RA.Z




Nd_60'81:S 0707 "z U2IoN NO 9¢LSM A8 J3INIdG BMp 2000 V6087 \el Uoissiugnsey uonpoiddy dg buiuozey vz—c0—0z0z\Juawdojonag ubiseg (z\608%\:d

O o o fagd e Twos o o Twos fadh
a-oalg M3A L1S3IM-HLIJON a-9a19~/ (3IAV O8) MIIA L1S3IM-HINOS d-2d71g™: M3A 1SV3-HLAON d-9d71g
SONIHIANIH (T ey
VEEZL89 ] =p:1
0IN X ONWA
1S MO -2y

o 3 vos faa

3NV OB M3A ISVZ-HINOS d50 8\

NI FOVTTIA NOSHHOA 0JATIOd 104
20N S 10) 3908 L6 DS T
LAJQ TINWOI F9YTTIANOSHHOA

WINZA €262 MS SvVITTIM NIMSZHS SNIW ¥@22 MS SVITTIM NIMSFHS
SNOTOD DNIdIe JvT davog INIFWZD-JFdi4 SINOTOD TANVS ddvog INFWID-J3dH

SNITINO ILL MS SvITTIM NIMZHS VOvaTIY Z@L MS SWYITTIM NIMSIHS
ANOTOD DNIdIS VT davod INSFWID -3 SNOTOD TANVS davog INFHID-J3dH

d3d03dS oV dIINIvd
HEINIZ TTIWEVdID SNV Id3TIVH
ONIdIS SV INFWNID-S3di4

2LIHM 3116 SLOL MG SWVITTIM NIMSNIHS
SNOTOD TANVS davog INFHID-J3dH

ZvdOoL AFHOWS

LIl2Mms Sliv77im NImaSHS
Siv3d SLINYED @G22 MS SWvITTIMm NImEHS TISL a=y
SNoToo TaENvd davod INSW=o-SaglE aSvos INSEo-S5ad SoE VanvN

Page 60

RA.Z




WJ 657219 020Z_'¥Z_U2DW NO_8ELSM AS U3INIYD BMP'L0L—v608Y \eu_Uoissiugnsay uonpalddy gg-buiuozay—yz—£0—-0202 \suswdoiansg ubisag (2\6087\'d

“ALT 630IA3S DNILTENOD ASNVHTTZOW ¥IINIENT A2 AG
Cvdad 71-60-6107 A3Lvd TAZ 00-GrIE0-IIIZ ON Nv1d 308 OL SNCNOIIY 51 SNAVAD L6
$350ciiNg LINSWIO 13430 B0 SV RV A0 SNOISNIWIC 40 NOILYNIWRIZLFA SHL OL JORId A3ANG
NV1d 3LIS Ag C3WRIENOD 38 JONA ANV SC0IT SNILSIXS Woa d3ARIE Saly NIZRIEH NOHS $3RivaNnoa
DILVINIHOS :3LON TVYINIO
e
(S30VdS BNIQYOT) HLAIM TSIV ONIHANZONYIN P 1@
VT80 WTEL :(3ZIS WNINININ) 30VdS ONIQYOT
e v
1S MO -Qazy R * m
) y (3UNLONKLS OL INIOVFQY) TIVLS HYO e o1 oo wRlsica s N0/ =
. Y
Py speypo (%02 XYW) TIVLS YO TIVWS — m B o
== = (W0g'S X Wog'E) (wg'2) vz v aaalosaYaL Gl gﬁéneﬂﬁj% - T - — — == 25 H
) ! A B\ mEs =EE T — — -
(wog's X w2 (wz9) 22 Y 3 s2=
(W0g's X WOGD (W0'9) 02 HLAM TSIV o s 1 o e NI/ -
¥ aavootal s f
TIVLS BYO HYINO3Y 11-€0-020; Ty OLVIA  §510d 2E00d Bsba aELyoo T 3oL E
ONIAvoS L R AT 05 w ol st / E I et
. a er
‘S37ZIS TIVLS ONIMYYd o2 o 2 m>< Ow Vv
PN m
(530vds 6 “G30INOHd DNDIEVd FTAOIE) Ed==
A =52
16 =4551042/STIVIS 8L = V49 35 0004 H3d OILVH DNV s Paliosilod
v o= SIILMIEYSIA /M SNOSEId
(%22 ‘JONVIEVA) 92 = (2=9%02 XYI) BYO TIVVS
88 = HYO HYIND3H
STIVIS 81 +G30INOHd DNIMEYd TVIOL
0_ 1 — STWISZ =  V4ONSszHd} 7301410
- (> ) STVIS L = V49 WSB82H3d | “LSNI TVIONVNIA
o = O STVISZL =  V4OWS0ZH3d} :INVHNVISIH | I 5 N O ¢
(@) _ ol : & WS g61 =Y
= = STIVLS 88 V4O NS 02134 | B IET] L HE| ] [am e L =R 5
_l_ B2 D STIVIS 8 Q3HIND34 DNIMEVd TVI0L a o F = [ s 3 -
8O - 20018 | i3 o 3 @
(e =N — ‘SININIHINOIH ONIMHYd s N 2isvn g
O3 = [.9:46] a3 —_ 3 el
== WeSTT iy I L) 3 =
<SSr— [ By ®
() — WS 6052 4851022 V35V YOO SSOHO W10L s SR g S
oo = F B
s = WS <18 45618 [v134] a-ONIaTING | g’ "] «—— @ —————— 2 &
=G> WS 862 48912' :[TIVLIW/NOLLNLILSNI TVIONYNIA] 0-ONIGTING 28 i — - ju 2
Oou\.d rm WS 968 48 v8L's ‘IV13/INVENYLS3] 8-ONIaTINg == [ s .3 e 4 s
= 20D WS 198 450426 :[301440MVL34] v-ONICING B =
w P owen == et ———— = — ]
O ==
= = 'SY3dY 0014 SSOHD - G
— = Slo [
—3sS WI 9%0E = %001 X §H1'06/G102C  :(%0v XvW) 3DVHIAQD 10T e EE
> ]
9 —~ G TWAOHdY ALIO OL L3NS JONVIKYA YOYEL3S ONICING«
ms IS 05 45686'9¢ «Y3HY ONICTING =7
— A___ Nl sl =B
ANJ 3 s 28’8 4397511106 V3dY 3LIS LIIN | Ol ol |27 =
- WS €502 451686022 NOLLYOIG3a QvOH SS31 S & H Br mm N
WsSer'ol  [S340v 9.5 S LLEIZ T V34 311 WLOL == (0] el AsEL gl s e W09'ST
Bl Ja = 2| ls zr92]
== |3y _ ik
NOSYHOA ‘N¥1d GOOHHNOBHOIN  ABHONOTIIM :NY1d ALNNWINOD Ay 1«
20 "ONINOZ 03S0dOHd ZHS 'ONINOZ ONILSIXI ,m,x e z,ﬁ.ﬂ N sisvm
oy WReeueee 3 a5
D8 AFTONV1 3A 08 28202 % GLE0C S9E02 53400V JIND ,WW &2
92921 Nv'ld LOIBLSIQ H3LSNINLSIM M3N K
8 dIHSNMOL 92 NOILD3S 40 TIV 9 ONV ‘¥ '€ 101 NOLLAIHOS30 931 i3
‘NOILYWHOANI 3LIS
HLAON
s awos @
NVId A= %
> Tkl
S iiadca
=g
% | o5 | %% NYIHLS 3034 (35A|
=P
JAV 08 Lz-z1] 7]
soms 48—~ {T/E WL
WeLO
[ lod ]
WoT'9 WoT'9.
| s | bsown | ey | Eswon |
A8y RSB QT
| W | W | o
| | | =
=2
| | | 152
_ _ v-9079 _ _ B
| | sobeize ovaudn 0 o |
IS (W 1)
P 7 o [T
Le-01] FEmn.en Lotp.1)
oo'ee (45

Page 61

RA.Z




Nd Zvi8LIS 0207 b2 UoIDA NO STLSM A8 03INIdd BMP'|0e—v608Y \e Uoissiuanssy uonnonddy dg-buozey—yz—£0—0z0z\Juswdoisnsg ubisaq_(z\6087\'d

SIN 1706 [Ie-v

SINOY43401S NOILVAT 12 1SV d-90718\"
(034n0100) SholLwA3 13

SIN 1706 [Ie-v

NOILVAT 13 ALNOS V90 18~

T N USSR T <\<)\<\<d

I R e
A A A A A A AN A A A A A

e A A A A A A A A A A A A A A A A A A A A A A AN A AN AN AN AN
SIN T8 (e

NOILVATSH LS3IM g-90719™

LA3QTANOD FO¥TIIANOSHHOA

01
o
o~
=
—&
O
O3
<&
=E
==
wn™
o=
=&
—
=c
—s
=
Gy—
ms
=
()

SIN 1706 [Ie-v

NOILVASH L1S3IM O-9d71g ™

IST0C

LU L L

1

Page 62

R.Z -




Nd_IS8LIS 0207 b2 UoIDA NO STLSM A8 03INIdd BMP'|0e—v608Y \e Uoissiuanssy uonponddy dg buozey—yz—£0—0z0z\Juswdoisnsg ubisaq_(z\6087\'d

(9NIDY4-av0Y)
SNOILYAI 13

aug s

01

IS =<
DO
OgE >
—85O
OMN
O =
So—=
oS =
=G>
wm
OB —
=5

=20
==
—s=
>
Do
mam
= =
o

SIN 3TY8 (Tew

(1S ¥O0) NOILVATTE 1SV3 O-9d 92

B e e e N e N N N e e e e e e e e N e e e e e e e = =N

s D e A R

A A A A A A A AN NN AN AN A

SIN 3TY8 (76w

(LS 700 NOILVAS 3 1SV &§-90 19~

R N N N = 2N
)

IST0C

o o /R
NV 1d L=

iy 3
LU

I

LU L L

_

SIN FTvO6 (7o

GAV O8) NOILVATH HLNOS O-9d719 =

SIN FTvO6 (7e

GAV O8) NOILVATT=E HLNOS a-9d719

SIN FTvO6 /7o

SNV O9) NOILVATTE HLINOS V-9d71g™

SIN FTvO6 (7e

(LS ¥OO NOILVAT E 1LSVv= vV-2018\

Page 63

R.Z -




Nd_80'61°C_020Z 'z UoIoW NO 92 LSM A8 JIINIId BMb'L0ev—v608Y \e 1 uoissiuanssy uonnonddy dg-buuozey—yz—£0—0z0z\Iuswdoisnsg ubisaq_(z\6087\'d

ey

v-©odand
SNOILVAZT3

VREZ/894 3HL
S03IN 4 IONVA
1S MO -Qzv

oY SPeYPIo

01
IS =<
DO
OgE >
—85O
OMN
O =
SoE
oS =
=)
wTm
OB —
=5

=20
==
—s=
>
Do
MErm
= =
o 43

T o 08 [/ ©

TS0

ASTENTT 40 dHGNIOL 3L 40 M7 TAG NDIS INGRBND ML H

3HL N TS 2 SONMTYRIC F9EHL N NTDHS GNPIS 3L
£

o e oo (5]

S ————

00D NG NIV HOLVW OL

078 $TVI3H YIQV26YO 101y oL
0v7Td GEINel Sivta TEE1S N 6571 v

FE———

s ainlp 0s29 g s s 15
HOLYW OL 4129 >8iva CAUNYS

3UHN S GLOL 15 SWYITIN NIRLaHG
HOLVI OL 4120 eiva CAUNYS

WIS €249 15 SHyITIN NIt
0Ll OL 3TTE HEIAYRD GELNYe

N0 1L 18 S
HOLYWOL Ave

NI ¥029 16 8!
Holv oL Ay

s
et 2]

vordny ol s g |5
FOLYL OL Ly Leivh CaUNYe

e omso smmmaro oo [7]

SNOILYOI4I93dS ¥N0T0D 40 FINAIHIS

awrosarms (2]

P

e [a]

v ooy ‘awisn wmeren 11]

sosmran 14

st o [2]

——

———

Icamle
NG LTIVLEEHL A2V 5-T1N0a QWL HITY

PR

S

s oo vames [2]

U N TrCE- sl v e T
ENCIS VINDTRICH INAWED- Sl

NI HEIN HIOOKS - TRN7lSICRivH
GUNOF 1Y STYIAT Lal-6V3 /M CRiYOR IN3ED-Biald

PSS

v e 1]

S3HSINIA YOI¥ALX3 40 IINAIHOS

00 N NIYW O/L

L ZO0H NS NV O

H ooV FTv8 (fevp)

NOILVATH L1S3IM V-Ood18\:

HOOT N4 NIV OrL

Yooz

4 OO0 H NS NV O

EaEad

gy
[

Lz-v2)
WL

4 |

ol v [as]]zr]|oe][ve| ]

H oo FTv8 (fevp)

(LS ¥OO NOILVAT = 1SV v-od18

OO NS NIV OrL

Yooz

EaEad

Loy
WOE

H oo FT78 (fevp)

NOILVAT 13 H1IJON vV-94d714

oo N2 NVH O/

> -
Veo1a TR

o S e

a% L\ EE]

4o
[s] ] Il EZREIRE Bl Jeelze] [oelw]
1001 T for
NOILVAS 3 HINOS V-9d1g™

1 B00T N N 1L oo 4 N oL
Veo1a TR

Loy

WHE

[0z]
WHe

(8]
WSS

[vew| |[n] e ve|vi| |ar[=s|zr

Lz-p2)
W'

Lol

(4]
JE1]
WSS

WHe

M

e wi el [ [far][2]

Wezr

W9

Page 64

RA.Z




Nd 6Li61iS 0Z0Z "z USIon NO 9eLSM A8 J3INIdG BMp L0sa—v6087 \el Uoissiugnsey uonpoiddy dg-buiuozey vz—c0—0z0z\Iuawdojonag ubiseg (z\608%\:d

1 oo avos e\
NOILVAZ 1= HINOS g-92d1a\/

g9-oa19g
J—— oo oA
TR ) -

VEEZL89 HHL

S0IN 8 ONWA

5 hO o e e e

e Gl A T o
oY SPeYPIo sk En %

oy
T 9
=T R — — -
S — _
oo wvor oo, (3] g
w1 ] |cellar [ve[wi] Ta] [oefa]

078 $TVIH YIaYo6YD ol -
0v7Td GEINel Sivta TEE1S N 6571 v

FE———

[=]
p— i oo avos e\
o Gl 175 G GANYS NOIIVAZ 1= HIJON g-2d18

g, BO0TE N NITH O/ OO N N O
[=] S e

s e e mavoRD s e [ ¥ | i o £

BZ Leg H EH B

new =
SNOILYOI4ID3dS ¥NOT0D 40 3INAIHOS
cvmrosms [1] o
o v e [3] _

o [a] [velw] [e][kellaezr]  [mve[w] ] Jve[w]

v ooy ‘awisn wmeren 11]

B

[}
o

Lovus)
W

sosmran [4]

AN CUNOH-TIVN FAL70030
[=] o s1s g

| IS 70D NOIIVAZ = Isv3 8508

———

Icamle
NG LTIV AT H-T1N0a QW KTy 4 300 N N O/ OO N NIV O

Voo - a=h
PES—
comcaronn o [1]
— : ; ol A

s oo vames [1]

01
o
O~
oF
—&
o
o5
<&
Ss
=
==
wn ™
o=
=5
=z
—s
=
Gy—
mes
=
')

LA3QTANOD FO¥TIIANOSHHOA

ol

o2

U N TrCE- sl v e T
ENCIS VINDTRICH INAWED- Sl

TN HOOKS - TRNYLIICRIYH
GUNOF 1Y STYIAT Lal-6V3 /M CRiYOR IN3ED-Biald

CEINYH VIRV CaivOs 1Nl [ [AEIES 19| |velwi {9 @ a9l |ar|4a]ve|vi
o} (4] [ae] [nfalel o] Jrel] - [nf[alle Josi[av]se[ve]vi]

v e 1]

il Lew) () ol Loz
T W d o d o d L

S3HSINIA YOI¥ALX3 40 3INAIHOS Lo

L oo a1v08 feaP\

4 300 N N O/ OO N NV O
Yoo oY

k h o | i [ne]oe e [ar[we

s ) Loal Lovsil Lo-anl 7]

e d T WS e WS T
Lra)

— s

A

Lotz
W
o)
I
WS
o)
T

TS0

IAIRIRARS

u][[te] [ e [[oefpol i [ ] [re[]r|[7e] t

=F—

T o 08 [/ ©

z.

Page 65

RA.Z




Nd_6Z:61:S 0Z0Z "z UoIoN NO 9¢LSM A8 J3INIdG BMp L0so—v6087 \el Uoissiugnsey uonpoiddy dg buiuozey vz—c0—0z0z\Juawdojonag ubiseg (z\608%\:d

W ool =108 /oo

Z
O
=
g
>
i
i
m
=
U
<
o
O
la)
i

O-9dnd

o= e TR
VREZ/894 3HL
S0IN 8 ONWA ATTENYT 40 HENTOL 3L 40 My TAG NDIS NSRRI SHL HUIM st
o INA SRS B e T e 2
L2 el 0l 2o b Y
PNkt Ak F
[P} SPEILPO RS ﬂ
st coonwars || |
U % H %
]
L] Tl e Toefoelv] (] ]
078 $TVIH YIaYo6YD ol I %
o SREESNHA
PR e T | ‘ Loc) Lo
= = o
L oo =S /(W
NOILVAT 13 HLIJON O-2d 18/
y
o - o, 200 NN O oo N o1
= O =] e e
O =0 i
[ <]
— D P ——— i .
ﬂ SNOILYDI4ID3dS ¥NOT0D 40 IINAIHOS .ﬂ ...ﬂ
o= 4
O < " o ol ’ ’
<Zr— awamosmme o]
O - [ —
oS
=
a2 v [ o] Tel] Bl [elledl]  Jofelloe] o] feel]
o8 — s i 33cn00 (1]
=
SO
== smemsoratm [a]
=T =
— = e aos i neoia [a ]
—==
=2 — woa st [0 Hoa .ﬂg
Feays! (IS vO2) NOILVAT 3 1Sv3 O0-901E
M= O wresrsans coon s (1]
- orrTi
= = e cTsen v Tva A e oo N o
] Vo= aCEEad
@ — P —r]
P .
P |
s gz v ey T | % %
pEgaethec ol
PO —
anorwers ST IBENSS: BSSH
G vows awvom s |1 [ve[] [aa] o o [ua][ =
S —
S3HSINI4 HOI¥ILX3 40 3INAIHOS ﬁ;wwd

oz )
GV O NOILVAT 12 HINOS 0-2d 18>

L TO0H N NI O/ HOOTH N NIV O7L
Y eo= = oY

d

ez = Livz)
3 1 D

1]

[ ][=]=] [elelle] [elwefn]]

IST0C

z.

Page 66

RA.Z




Nd 0vi61:S 0Z0Z "z UoIoN NO 9eLSM A8 J3INIdG BMp L0ea_v6087 \el Uoissiuansey uonpoiddy dg buiuozey vz—c0—0z0z\Juawdojonag ubiseg (z\608%\:d

: i oo avos )
a-oang NOILVAZ 1= 1S=M d-2d18\

AOOH N NIVH /1 20072 NI NIYW 011
Qoo 9 oo =0

VREZ/894 HHL A

S03IN 4 IONVA “AZTENY 4O IHGNTOL ZH 40 MMy TAG NDIS INGARIND 3L HLM ==

1S MO -Qzv

oY SPeYPIo

R
—————
R ——— |
— o [ I o] o] T
e TR [
B —————
73 UNVAD 0429 M6 SHYI TTIN NITTHG e
R
e ] oo v
e NOIIVAT 2 HL3ON a-od 18~/
R <
o OO0 N Nivi 071 20074 NI NYI O/
- O MrEsmees o] sow o
D~ SO
— 4
o8E= nE e o]
—e ﬁOD R, =
< s =M
O M N SNOILVOI4ID3dS ¥NOT0D 40 3INA3HOS uw SF
Os =
<S8 a0 o e [ ik
o
oS = soro awes camey [9]
=
ol o [2] [l f==] L] o[ o]
o= ‘
S von 008 wisen oo 71|
=5 i i
=390 ——— o
= =
= TN N TN Fiva005a
—= =
(] = T
oy — O L gov w08 feaR)
o= NOILVAT 2 1SV d-oaiE™
3 w A0 ‘Sdvall dOON ALYN '
—<m
= = o o AP soor o e
2~ 3 ? @@ E
& — JRT—
P
—f . .
PR : . :
v T sucs oraame [ o I 9 o
e :
CEINI ‘HEINIE HIOOWS = TaNveICaTH “ ? o
anorir o SN TR
s arcasaeraes o] =10 o] Telel| ] ] R o A G ) e E N 3
S —T ]
'S3HSINI4 ¥OI¥3LX3 40 IINAIHOS _v”mw:
L gov w08 fea®)
@GNV O9) NOLVAT 2 ALNOS a-od g
// OO N NV 074 00T NiE NIV O/

N
B
R
5 % A %
&
T
AT
T v
STE [o [o[n e [w] [n] o [[oxfue] Jox[[r ] [

T o 08 [/ ©

z.

Page 67

RA.Z




Wd_LY:6L°S 0207 'vZ U2IDN NO STLSM A8 O3INIJ BMP |0/ -v608Y \e Uoissiuanssy uonnonddy dg-buuozey—yz—£0—0z0z\Iuswdoiansg ubisag_(z\608%\'d

NOIS ONIONYLS-33
(NY AdONYD 40 TI¥130

aug s

608Y  pott

R S B D B B B R I I T

a1+ en_wwos B. o1t Ew .Bw. P .Bw. ot 935.
NOLLVAZT3 3dS - 1S ¥07 LV & NOILVASTE INO2H - 1S ¥O7 LV & NOLLVAZT3 3dS - AV 08 1V NOLLVAZTE INO2= - ZAV 08 Lv =
NOIS (NOTAD ONIANY 16T =0 130 dAL NOIS (NO A SNIONYLS-Z= =0 "13d ‘dAL NOIS (NO A ONIONY ST 0 130 AL NOIS (NOTAD ONIONY L6-T=30 40 130 dAL

Lol Le]

W W30
Lol
[

Page 638

RA.Z

o1
o —<
- )
og=
o
SO
—<g
o=
Oo==
SSE
S =
=G
LRTIM
OWO
==
Awuo
=c =
—3s =
>
D=
mEm
=
o -

Le-81)
WeIS

Le-2)
Wig

Le-01)
[ED

Wegs

Lir)
WiE

1 [T

| sl

63503 Ly d3T13A3d
HGINI4 HLOOWS ‘35S 2LTHONOD

(HGINIH 3NV WIS dxvH ANV
HEINIH T30 JNv Td3IaavH)
Cavod NLLye ONv

ONIQIS Jv1 TVINOZINOH INSWIO- Faidix

(INVNEL AQ)
ANV 3LISOSNOD WY NO
FOYNDIS AALYNWNTI———=

HSINIZ AaINIYLS “Lsod doom:

FOVYNDIS TALVNIWNTL

WRL DDA WTv /M
3NV 3LISOINOD WY

Y9574 doom——— =

V1084 davOd INSWED-d3E4 NO
ONIHEY T4 WL ANV -Tald:

63503 Ly d3T13A3d
H6INI2 HLOOWS ‘35S 2LTNONOD

(HSINIH AIINIVE WALIIaYH ANV
HEINIA TTIWavd=0 NV T GxvH)
Calvog NLLye aNv

ONIQIS Jv 1 TWINOZIMNOH INSWIO- gz

(INVNEL A2)
TENV 3LISOSNOD WY NO
FOUNDIS AILYNINTTL

HEINI4 dANIVIS ‘160 doom

FOVNDIS amzzfjj,i M

WL ONDAT WY /M W Q
TNV FLSOHWOD WY

Y125+ doom _
VI28V4 QaiVOS INAWED-3SH NO il | =
ENHEY H LI NIV Tid——=f ] L,

SOVNOIS

SOVNSIS

SOVNOIS

SOVNOIS

SOVNEIS

SOVNOIS

Loi-zg)
o5

SOVNOIS

SOVNEIS

SOVNOIS

SOVNOIS

SOV IIN
NOSYTEIOA

Lel
W50

Le-g1)
[E5)

Lie2)
WOV

Lo-#)
WO




o1
o
=1
O
S§
—&
D=
OW
So
o8
==
wn ™
=F
—
=z
—3s
=
G
ms
=
()

LA3QTANOI FOYTTIANOSHAOA

Wd_ZS'6L'S 0207 'vZ U2IoN NO STLSM A8 O3INIJ BMP |0/ -v608Y \e Uoissiuanssy uonnanddy dgbuuozey—yz—£0—0z0z\Iuswdoiansg ubisag (z\608%\'d

W0l =t AWs (T
NOILYAZTZ LNO2 =<
NZZ0S Nl 20 '[3d ‘dhl

e ()
Zdja.&

N3=210S N1d =40 '13a 'dAL

Ao @+ '2'9-9078 oL 631 Tadv NIZa08 Mud FIoN |

R Y
NOILVAZTZ 2dIS S
NZZ20S NI 20 12a diL

N0 GH WITIY A€ X ol

i awos (D

AVMATVM NVIJLSEAEd 1V ZOFOMm gL

Dov4HoMS
‘zva 11200

38
i

B T
25 00N TYINGZRON
NG HENS 94,2

Page 69

R.Z -




o1
o
=2
O
S§
—&
D=
OW
So
o8
==
wn ™
=F
—
=z
—3s
=
G
ms
=
()

Wd_LS6L'S 0207 'vZ U2IDN NO STLSM A8 O3INI¥J BMP |0/ -v608Y \e Uoissiuanssy uonnanddy dgbuuozey—yz—£0—0z0z\Iuswdoiansg ubisag (z\608%\'d

AN

NOIS 3av18 ANV AJONVO - XTVMIAS 1V ZO_HOmw n;U.

NALLNL LN L

N L LNL LN L L

NL LNL LNL LNL L NL LNL LNE LNL LNL L NL L NL LN ¢

LA3QTANOI FOYTTIANOSHAOA

Lol

Hy3toxilel
Wrve

Ilmoim;m

o AONVD ONY.

NBIg S0V 20 3N THRINED

Lel

W0

Lol

WS0E

WeL'0

Le-)l
[ED

HGIN AaNI7LS
‘Sl aoom

301 HOVE NO BNIACVd W2
vy 10D

G3LITT TANNVHD AZLYNIWN Tl
ANV 73l TANA dTN0TOD HLM
S04 HLOG NO (NOG-Id)
TENVS 3USONOD WITY S

L)

Wee't

= N9I$ INYN3L

XOFNDIS HOIHL 7

LH 4 LIHO$ T ENISVIYA dIOAY OL ENImS OL
TENve AvI=SId MOTTY OL NDISEA NOIS “SLON
ANOTOD HOV'Ia AIUNV'E ‘Ao AFDNVH NDIS ¢,%

SOv1a 3NV ANV d3WNE
(SONT LOMALS OL) TENNVHO 13318 a2

SOv1a 3NV ANV d3kid
(Nv13d GAONT LOrRiLG OL)
00 \8r & WIDININO SH TFALS W IXt

a4 THS NO
55710 AZATAEISHL f

Page 70

RA.Z




oL1-8T uzafon oroudoNd | ez coutsT

540 a0
a NoIs3a 3AVOSONYT VN3O 3115440-
.H |_ ——
017 aws | A S~
wIENONONMYIG  £0acl va < —

5 = e

T o 7/ S o S P N

— = OV18 410100 Ik
Lt onmvia [ < \ > J-w

WVIHLS 7 ISIRIS 007 SONHSINANA BUS NIV & @
TIOVLAIO T0AO

G T T T T T e e el A b0 i i, Ul it Tl D X 11390 ¥010I 40100 SV
‘AFIONVT u 30VS 2 MINAYE SONKSINENA LS SNOBHSIM 5 3
sizuonoodwvis | Sov i
3NNIAY Hi0g LS Hivoz HO SH3AVd LINN 313HONOD-

S1340N00 38 0L ONIAVA WI03dS

| I HUM HON38 v OISSYTD ‘SONIHSINENS LS InoBKHSI, 5 =
ININd013Aka : i I
VIDYININOI NOSHUPA s 2 « T N T
¥ ] S50 SONIHSINGNG 31IS
2J-DA1g I
4 NOLLTLUSNI VNN

310V.1d303Y 3T0AD3Y 00Z FUNLINGNG LIS NITOVIN

=
I
I
I
I
I
120 .’LI\-}(
DRI B

@

4
S3IINVJINOD 30 dNOYD 0JATIOd 7 7 N TVOIIAL
, o
wano | b
oS NOBASS 30 08 7 7 1%

L] wnioniis so ana

1

sy

-

S0va ONiadaLS

W U3HONOD 1l

N

oo
NS

"4

3OVdS Z MIINAVE SONIHSINYNG 3LIS INOSHSIM

£

EX

S oo

jog

1S v0T
G R
Yoo

§

[eleiom of E

Tov1d303
Tror0R

L
INIWJOT3AIA ISNOHNMOL FANLNS

.

W1 98

s 19

HON38 Y4V OISSY10 SONIHSINYNS 3LIS INOSHSIM

d4-Ddid

D=0 /A INVSISR

30N33 000M
anos 149

senvavsornios— Lz varneaas soious
VRIS 20 IN31S5

LwHasy

JAVIS %0 SUANVe
3134ONOD 38 OL ONIAVA WD3dS

S N
U7 i 1 oML
¥
— == e
A
%
U N v v 2 —_—

=2

soasom | Y-
oo
|
|
I
|
I
|
|

— 3ON34 3AILYH0O3a ._.I ,
g o i S —
_ 7 fildin TGOS AR R
] e AV JN T/ AW N VAW < 7w R i SEAAEK S A
i 3 T SRR 1L RN
1 ONORLSHAY, NN B30V — a3 Goomanos i o) FLS HONNHO ONILSHE R R R 1 R R R < R

H.2 - Page 71

|
o - ﬁ - 1
e
(ANVISI ONIIE V) T10S TYENLONYLS HONOYHL NOILO3S T 1T T T
w08 | | 4L
S SO 05 L TNLONHLS H3d S¥ LNOAY1 ONY SNOISNING f - 1
LNBNIAY H30KN 08 TVENLONKLS R
L 4O SNOLLONHLSEO Y6 SSOMIIS \_ | | | |
was GNAGHSHIGN ANY 40 NOLLVOOT AdINZA
ToaLOMY 3avosany] v niaan L34 1N SAT0S. 01 -
58 LS IVIMALVN LNVT TV . NOLLIOS 1311 GUVONVLS 3dYOSONV1 IAVOSONY 133M SN o9 SV ANV 91— 1504966
ONY TNV 3AYOSONYT TIY . ALY IVAY 50 NOLLIN P ¥198 01 Lo3rans 313%0N00 05 7
30 SNOILNLIISENS ‘UNLISANS OL SIN03A 404 ANIATIA OL HORkd SAY 313 0 NANINIA Y AOTIV ‘0310332 38 TIM SNOLLNLILSENS G3AONAAYNN NG ONIOXD ~ios WanLonLS
oy o LORLHOUN SADSCN T I ORI VORI NELIRM Y10 SN LSBT r
+ ATTIVAM3SVRES OV ONVINIVA H3MOT S7TONI O HOWY3S 40 Y3HY ~ATddNS 40°3OHNOS 1V 10TLIRONY I4vOSONYT A8 WIIAT YNOLLIO B0 TGV TVAY I RETLIIILRN sisouss
MLV 1NV HOwvaS . RV LNV > —
oL y343 . S321S AV e 215 1NV1d HIOG 4 SV HINVINGD S atatotetetato setetotoretetetotosetatossl
Sdvosanyt NOLLIG3 1311 GEVONVIS 3 198 3HLOL LS SIHL NI S32IS INV1d - ‘S3ON OO sososoteetetetetesssssososocetocese [N
XX CIILLLLLRRKS:
e oz san3 azmno
avaitnie 030 3 NSALSIM VSTIDGVIVONAVIHL 52 & 1
@vaals WSt Vo109 AREHO ONISIMOTS NVZNYDL NVZNHHOL VLIRS SOt 24
ava e Sonas wwigu3s \ionovaod > — L
998 'LH WE ‘SSTUAAO VILOON ONIGTIM MINON3d, SISNILYHLOON SRIVAADTVINYHO v L L L L L L L L L} L T ] ] ] ] ]
a9 01S Wz O 09 E « 904
Py onseva AL (aionan
” SRR ERS AT SRR RORROD IR N RT] .
i siooloud 500 Joj pasn 1o poanpoidai OLT'ST_MIENNN LO3rOHd ONd ausvo FTNAIHOS INVId

1 51 UBISBp pue Bumesp S ‘parISSel 1BUAODD




7 oLt-81 MIWN LOIOUI SN [ 47 L-0L18T

540 som a0
o NoIs3a
Nl— w o
01 w08

wIRNONONMWVNG  LodaasT va <

N
L advosanwi RS

g
S N
28 ‘AT19NVT - ARy
3NNIAY H108 8 133U1S HLP0T mmwn. \;.WWWWMWM
ININO13AIQ ”

VIDHININOD NOSHHOA
opolayl:)

NOLLMLUSN TN

SIINVANOD 40 dNOYD 0JATIOd

Nao

EEETCE

AN
S T T T O )

O3LHoRY 34vOSONYI A8 G3ZIHOHLNY SSITNN WIG3N SNIMOHS N GaLLI3 LON SQIIOS-O1d - AN3SHNN 3353 35v3810 GaAILNE0 NOM GI0N0Na
36 LS VIN3LVI LNV1d TV . NOLLIGS 1531 Savosawn 3an
anv ATV ATIVIVAY 5 Loarans
5103 404 AU O Ty 034033 38 T
NN3LVN 0310305 3HL OL SNOLNLILSANS ANY ONDIVA OL N0 103LIHONY 3dVOSONYI ML NOW4 TVAOKGAY NILLMM NIVLEO SNOILNLLLSENS
+ ATTIVA H3SVAL ONY NVINIVIV HZMOT STTONI O HOMYES 40 VMY 'A10dNS 40 Z0HN0S Ly LO3LINONY 3cvOSINY A8 MIIAZH THNOLLAO HOL SIGVIVAY
RSILN LNYTd VIV VI ONY HOMVIS VISV LNV
O 133, 'S3718 T1aVL4I00V 3718 1NV HIO ‘GMVONVLS VIND N34 SV 314035 S321S HINVINGD
NOLIG3 1S3IVT P 34¥0SaN1 08 3L OL. (Ga1410348 3 151 SIHL N S32715 1NW1d « ‘SBLON
s wosz 10 1 THIONSAINOH Lo VivIIaveEONOT 655
ooz 104 SONNDINNY 3V H3AMOONVA. ISHIYAN SOTAHAVISOLONY
&)
N4 2-4110d 1# 03 3 MOTIZA ATNAY SIVH SNV, SITIVOOMNGH 108 %
10amos 3508 NBINTY SnORBAHXSTHOBITIN 0
TINNZTS
WOS '10d ‘£ WONENBIA v L3NDNOE ONIYAS. SINLLNONNEIA 18 ()
S1OTLIHOYY Wo0E 104 2 WONANGIA SOV ionvannenan o @
3dvOSANY 58 L1 030 NI VAN aovewes. siNaaOOVIHL 5 ()
WOOY :10d 24 V3IdS INV1TI0D ANV1TI09, VOWANG X vaviias oy ()
WOOY '10d 2¢ LH 3HNLYI 180 03 ‘3508 ONVIIOIEN O34, ONVIQISNVSON 19 @)
005 104 6 ane @ @
WOS 110d 04 TRINVINBIATT OLLO NIYANT OLLO, SNSVRI00UNYT SN T C)
WOOY :10d £ X08 J¥ITILLT WE9 UIINIM, VTIAHIOBOM STXNE &5 (@)
SRVREETI7E GV TN NORRGS TN WONVIon 1151w
worssuod GLTET_w3ANON 10300Nd OMd auswo 3 1NA3HOS LNV 1d

foxd ougo 1oy pasn Jo poonpoidos
jy adeospue Oy Jo usdoid
UBIS3p pue BuESp S ‘paAISSSI 1UBUAI0OO

H.2 - Page 72



7 oLt-81 MIN LOIOUI SN [ 47 L-0LTFT

540 som a0
o NoIs3a

ml_ I —
01 w08

wIRNONONMWVNG  LodaasT va

N

d 3dVISANY1
31Is440 : - - —

T oNmvE

—
, [y—

28 ATIONVI A0 TN S300NYLYTG Y somsavaa s e | ALY 50 3903 1V s

3NNIAY H108 8 133U1S HLP0T —dtd L3 NMY QOS 30IM WS

e ava 33800 N [y —

FRU e et S0 (v ) ova 3139000 N HONEE—
IN3INdOT3IAIA (o1 cuavos LR .n._>< Ow
ONISSOMO AVMNIIUO FLIONOD_ 20N,

331 NS
n

— ONION34 NOLLO310¥d 3341

H.2 - Page 73

ANOMVS’ SISNAUVMLOON SRIVAASVIVHO (68€1#) OINIVLFH 38 OL.
WIDYIWINOD NOSHEOA [ —— db gy e p—
— — = NMYTgos" - 3 o

U3MONOD LnoMvS
ONv8 31340800 30 21— /. - — —

— ; 5 = 7 I

E%&ef vs: 2

s leduuad
SV GALVOIHI ATIVOILYWOLNY 38 OL SYIHY AVMINIZHO NVEMN TV 3

JAYLS S30IAIS TANLONULSVENI NITO

A8 M3UAIH J00HS NOIS ONY 313 LY NOIS ALLLN3Q VAL 3HL
WALINGD 68 1L ONY 51 1 ¥3d SV SNOIS ALILN3AI VAL TV 804 0

‘SI0IANIS TNLONMLSVENI NI3HO

o 40 UIOVNVI 40 NOLLOVSILYS 3HL OL 38 TIVHS ‘SIFUL LTIALS

o4 GNY UNLINNA 311540 40 NOLLYIOT ONIGNTON| SKYAINITNS
6o WAIDINAN 40 NOLLONALSNGO GNY STYRSLYIN LNOAYT "D

L3N 40 NOLLYTIVISNI 0L

OIS (V09 CES'¥0 T3L) J4VLS SIOIANIS FHNLONY, N0

38 01 1 430vosONY 8
SIINVAINOD 40 dNOYD 0IATIOd v
NSO AV
saton
anano
na  ava on Lo3LHoRY SavOSaNT T ~zsun Gaanoud
e 30 LS VISZLVIN ANVId TIV . NOLLIGS 1S31V] QHVONVAS SAVOSONVT 1330
GV V2LV 30VOSONYT T » ALTIBYIVAY SONOLIN P w158 01 L03rans
- F4Y SNOLLNLILSANS "ILNLILSENS OL LSINOI HO4 AYIAITIA OL HOR SAVA 3AI4 50 WNWINIW ¥ MOTTY “G3LOINT 38 TIIM SNOILNLILSENS QIAOHADVNN
3nLoL o SOIA LO3UHOMY 3VOSONY 1 WOMA TVAONAAY NILLIA NYLSO SNOLLNLLLSENS
+ ATTIVAN3SVRES ONV NV INIVA H3MOT STTONI O HOMYES 40 VMY ~ATddNS 40 3OHNOS 1y 10FLINONY I4VOSONY] A8 MIIAZ YNOLLIO B0 TTGVIVAY
WIM3LVM LNV SV MEIAZH ONY HOUVES . WL 1NV
e e L u343n. S35 Tnavia 718 1NV 1108 sy ENvINGD
SO s T > _ NOLLIG3 ISTIVT GHYONVLS 3VOSONYY 198 3HL 0L 410365 3y 1S SHL NI S321S INV1d - SZLON
Nv4 7 10 bt G343 moTEA ATAVD S SNvIa STVOOMANEH 601 @)
L0414 anosas3ma vauaNo vonLs34
v o 30035 Q315084 BONY 301, X0
o
ML ST WO0E '10d 2# WNNSNEIA SAIAVA 1IQIAYA WNNENEIA
w0y 10424 NId VAVEIGS SSIONINA TILIN SSIONNA T1LLI. VOINOGVT VaVEIGS
woor 10 2 4TIV W0 ‘03 ‘3508 ONVTIGIE 34, aNV 103 vSOH
1005 104 5 IOV NDIAN OLLO NEMANT OLLO, SNSVHZ00KNY SN
Wo0E 10424 Q34 033NONID AGENNHS 30 03, YSOOLLMA VTIINALOd
ava e SSTUAAOVILOON ONGIZM  WINON3K, SISNALYALOON SRVGAOTVIVHO
N — avaaus e WO WO TavwEans WONVHOOVS N30
o ) 998015 WZ WO W09 E N3INO Q@ V14 w30y
58°01S WEL O WO T RvasIv IS ¥30Y
A ST S A SR OGS ENTTNTETe
.— QLTS 3NN 10310Nd OMd suss0_ 3 INAIHOS LNV 1d

e

NoUvaaY. oLy
301 3d1d 9nd 04 3d1d g
oaLvHoaNad a0 s\\
z
o) 7
Have
4 Avnazo

oot LT

NS

TL

A

: 5 R e e
i A | . L I
P oS
A hr
A h .
o
i —
[ryrTE=——
b
OIS HIVM3IS” OhyEv4 ¥3LS- - INJA ON3 N3O
o
i s fonso
usra
,.ﬁ ACOE, o Sy
@ 11 )
A 3341 30N ONILSIXE
v | WGy b =1 et
| lPam
1&s
S | v R
< 7 ” ﬁ “\H;R I*
| B
| 1o
148z N
| 1ot
was ING:d
| |
AANTAWA —TT
SIS0 DG
DL CRTIIEL ZODSIORZODQIONGOQ
o0 (D 0 D T 0 S DD

SLO3LIHOYY
3dVOSANV

worssiued
foxd ougo 1oy pasn Jo poonpoidos
jy adeospue Oy Jo usdoid
UBIS3p pue BuESp S ‘paAISSSI 1UBUAI0OO




—ATTACHMENT B—

o 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.

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

o 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
o 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

30/05/
o 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.

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

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

o Building height and massing shall be in proportion to adjacent open space.

o 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.

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

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

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

42 COMMERCIAL DEVELOPMENT PERMIT PROVISIONS

4.21 DEVELOPMENT PERMIT AREA “C”- LOCAL COMMERCIAL

Lands identified as “Development Permit Area “C’— Local Commercial” on Map 4, Development
4475 Permit Areas are hereby designated as development permit areas under Section 488(1) (f) of
0ei0206  the Local Government Act. Act to establish objectives and provide guidelines for the form and

character of development.
4825
30/05/11
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The objective of this development permit area designation is to encourage development of
attractive and safe commercial areas and reduce conflict with adjacent land uses.

Development permit guidelines are as follows:

e Developments in each commercial node shall be coordinated in terms of architectural
design, landscaping, fencing and signage. The height, massing and siting of buildings
and design of signage and other elements should contribute to creating a sense of
gateway into the neighbourhood.

e The architectural and landscape design should be appropriate for the local context.
Architectural design should draw inspiration from Langley’s rural heritage.

e The architectural design and exterior finish of commercial buildings should be
compatible with and/or complementary to adjacent residential developments.

¢ All commercial signage is to be architecturally integrated with the building(s) and/or
landscaping. Sign design should also be coordinated and compatible with signage on
adjacent properties to establish a unified and attractive commercial area.

¢ Functional elements, such as mechanical equipment and roof penetrations, shall be
located to minimize exposure to the street. Mechanical equipment shall be screened or
integrated with the roof form in a manner consistent with the overall architecture of the
building.

e There should be sufficient on-site illumination for pedestrian/vehicle safety and good
exposure for retail uses. lllumination should not, however, encroach onto adjacent
residential properties.

e While commercial uses will be oriented to automobile users, attention should also be
given to enhancing the pedestrian environment — through safe pedestrian movement,
and outdoor seating or other public amenity.

¢ Site planning for commercial development should take into account established
principles of crime prevention through environmental design.

e Landscaping shall be required to enhance the appearance of the development and to
screen parking, loading areas and garbage containers from abutting residential
development and adjacent roads. Garbage containers are encouraged to be fully
enclosed in a building. All areas not covered by buildings, structures, roads and parking
areas shall be landscaped. Landscaping shall be provided in the parking areas to
enhance the appearance of the development. A landscaping plan shall be submitted as
part of a development permit application.

1475 e A 2 metre wide landscaping area shall be provided adjacent to arterial roads as a

06/02/06 boulevard between the curb and the sidewalk to create an attractive streetscape. In
addition, a 3.5 metre corridor, including a 2.5 metre shared use (pedestrian and bicycle)
concrete sidewalk, shall be provided. Each proponent will have to show how this can be
accommodated. Additional right-of-way may be required.

e Consolidated site developments are encouraged to reduce street accesses. The
number, location and design of vehicular access and egress points shall be regulated in
order to avoid hazards to pedestrian and vehicular traffic. Coordination of access and
interconnection of parking areas and driveways between adjacent properties will be
encouraged as access from major roads will be limited to right turns only. Acquisition of
sufficient property to allow access from roads other than major roads shall be
encouraged.
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‘T BUFFER/GREENWAY L

L
ON-SITE LANDSCAPE BUFFER

200TH STREET OR
INTERCHANGE ROADWAYS

(e

2.0M LANDSCAPE
SEPARATION (1.0M HT. MAX)

Typical Cross-section for the Landscaping Area along 200 Street

e Adequate off-street parking, loading and service areas shall be required in the
commercial areas. Parking and loading should be located in the rear of buildings. Where
parking needs to be in front, a minimum of 2 metre landscaping buffer strip between the
property line and the parking shall be provided. Additional landscaping shall be provided
within parking lots, especially where residential views extend or will extend over the
parking area. Site layouts should provide for truck loading areas located away from
adjacent residential areas.

Outdoor seating areas for restaurants and cafes are encouraged.

e Commercial building front fagade shall be designed to appear as small scale tenancies
with a maximum frontage of 10.0 metres (33 feet). Variation of infill design, consistent
with the character of the tenancy, is encouraged.

e Building front facades shall have extensive windows across their width to provide
transparency and visual permeability.

e No wall in a commercial building shall have a blank, uninterrupted length exceeding 5.0
metres (16.5 feet) without including at least one of the following: change in plane,
change in cladding material texture or pattern, windows, entrances, or a landscape
device such as a trellis with vines or green wall.

e Commercial buildings and retain frontages shall incorporate weather protection
comprised of canopies, structured awnings, or building overhangs. Such elements
should be selected to create variety and interest along the street, and to provide
relatively continuous cover to pedestrians. Combinations of the above protective
elements are preferred.

Signage
o Custom-designed backlist and neon signage is acceptable, however, standard sign
boxes with lettering applied to clear or translucent panels shall not be permitted.

Parking and Pedestrian Circulation
e Adequate secured, sheltered and screened bicycle parking be provided on-site for short
Sobors term and long term bicycle parking/storage facilities.

e 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.
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December 19, 2018
Our File: 2111-03645-00

Township of Langley

Community Development Division
20338 65 Avenue

Langley, BC V2Y 3J1

Attention: Mr. Colin Moore, Development Planner

Proposed Commercial Development within the Yorkson Neighbourhood
Plan Area, Township of Langley Project No. 08-26-0159

INTRODUCTION

This report is submitted to the Township of Langley in accordance with the Developer Held Public
Information Meetings Policy. The Public Information Meeting (PIM) notification, organization and logistics
are also in accordance with the policy.

e Application: 08-26-0159

e Lands under application: 20365 / 20375 / 20387 80 Avenue

e Proposal: Rezone from Suburban Residential Zone SR-2 to Community Commercial Zone C-2 for
development of four (4) one-storey commercial buildings

The purpose of the meeting was to introduce the project and project team, present the development
plans, and obtain feedback from the community.

NOTIFICATION

PIM notification was in accordance with the Township of Langley Developer Held Public Information
Meetings Policy.

e The public was notified in two (2) ways
o 537 mail-out invitations sent to neighbouring properties selected by the Township of
Langley. Five (5) mail-out invitations were returned to McElhanney as undeliverable.
0 Advertised in the Langley Times on December 4, 2019 and December 6, 2019
e Contact information was also provided for those unable to attend the PIM

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS

December 10, 2019 2111-03645-00
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PUBLIC INFORMATION MEETING ORGANIZATION

e Meeting format: Open house

e Materials provided:
0 Questionnaire (to be completed by December 17, 2019)
0 Project Information Sheet

e The following 12 display boards were presented:

Welcome Architectural Rendering — Building C
Community Context Architectural Rendering — Building D
Site Statistics Architectural Elevations — Store Front
Architectural Rendering — Street Views Architectural Elevations — Road Facing
Architectural Rendering — Building A Landscape Plan

Architectural Rendering — Building B Thank you

INFORMATION MEETING LOGISTICS

PIM organization and logistics are in accordance with the Township of Langley Developer Held Public
Information Meeting Policy.

e Location: Mountainview Alliance Church, 7640 200 Street, Langley BC
e Date: Tuesday December 10, 2019
e Time: 5:00 — 7:00 pm
e The consulting team in attendance included the following individuals:
o0 Kasel Yamashita —Planner / Project Manager, McElhanney Ltd.
Victoria Salisbury — Planner, McElhanney Ltd.
Paul Chiu — Architect, Urban Design Group
Merceditas Munoz — Architect, Urban Design Group
Augustine Hii — Architect, Urban Design Group
Yiwen Ruan — Landscape Architect, PMG Landscape Architects
o Jim Ingram — Electrical Consultant, Williams Engineering
e Representatives from the proponent, Pollyco Group, and the Township of Langley were also in
attendance

O O O O Oo

PUBLIC INFORMATION MEETING RESULTS

e Attendees: 14 (Attachment 1)
e Respondents to questionnaire: 11 (Attachment 2)
e The provided questionnaire included one (1) question and space for additional comments
e The question provided five (5) multiple choice options:
0 Support / Somewhat Support / Neutral / Somewhat Oppose / Oppose

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS

December 10, 2019 2111-03645-00
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Question 1

With respect to the proposed development as presented this evening [rezoning from Suburban
Residential Zone SR-2 to Community Commercial Zone C-2 for the development of four (4) one-storey
commercial buildings], do you:

Results
e Support: 9
e Somewhat Support: 2

Support of Proposed Development

Somewhat
Support 18%

Support
82%

= Support = Somewhat Support

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS
December 10, 2019 2111-03645-00
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COMMENTS SECTION

Comments in Support

This development will help offset the density of existing and future residential. Look forward to seeing
the product mix of new retail!

| think this development will be an asset to the Yorkson area! The aesthetics of the proposed
development will suit Langley well. Looking forward to using the centre once it’'s fully completed and
running. | like shopping at WTC and this will be a great addition.

| like the overall look of the development and | think it is a good location for small stores close to all
the other new residential developments in the area.

Very nice architecture. Great project.

Well needed, design should work well. Current demand for space is unfulfilled. Should be very
successful.

Other Comments

Need traffic lights before begin with project.

| hope the building exterior would be nice and also plant lots of beautiful trees along the street. There
is already heavy traffic on 80 Ave and I'm afraid that there might be heavier traffic due to shoppers. |

am supportive about your new project as long as you build round abouts at the intersection at 80 Ave
and 204 St.

| am afraid that the building C and B would block the view from my place. However, | somewhat
support this project if developer builds new round about in the intersection on 80 Ave and 204 St. And
please do your best to reduce (control) noise and dust during construction.

Parking space could be added. Will the drive through affect the roadway when there are too many
cars queued?

Parking space could be a potential issue. The cohesive Langley heritage design may not be
distinguishable enough.

| only have concern for the amount of parking space.

CONCLUSION

The completed questionnaires showed 100% of respondents either in support or somewhat in support of
the proposed development. Based on the comments, several attendees were concerned about parking or
increased traffic due to development, while several others were very supportive of design/architecture of
this project and increasing commercial access in this area. It should be noted that the proposed
development meets the Township of Langley parking requirements.

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS

December 10, 2019 2111-03645-00
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If you have questions about this report, please do not hesitate to contact me.

Yours truly,

McElhanney Ltd.

Kasel Yamashita, MCIP, RPP
Planner / Project Manager
kyamashita@mcelhanney.com

Attachments:
1. Sign-in sheets
2. Completed questionnaire / comment sheet

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS

December 10, 2019 2111-03645-00
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Attachment 1
Sign-In Sheet

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS
December 10, 2019 2111-03645-00
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Attachment 2
Completed Questionnaires

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS
December 12, 2019 2111-03645-00
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Date: December 10, 2019 A cElhanney
Our File: 2111-03645-00

Public Information Meeting for Proposed Development Application
Township of Langley Project 08-26-0159

FOIPPA s.22(1)
Name

FOIPPA s.22(1)

Residential Address - Lancle.. &C.
U oo

Prior to advancing this development application to the Township of Langley council for consideration, we
would like your input on the development application.

With respect to the proposed rezoning from Suburban Residential Zone SR-2 to Community
Commercial Zone C-2 for the development of four (4) one-storey commercial buildings, do you
Somewhat Somewhat Oppose

O
Support Support Neutral Oppose

Please use the below space for any additional comments:

This Aeveldamont null Welo nlldedt Mne Aensids ~L ovictina & Suhice
J J

VesiAertiol. / molinn Lhvracd 4 <ering the bendinrd miv & Newc ré-l—aﬂ-z
J J

THANK YOU!
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at
kyamashita@mcelhanney.com prior to December 17, 2019.

McElhanney Ltd Tuesday December 10, 2019 5:00 — 7:00pm

Suite 2300, Central City Tower, 13450 — 102" Ave. Mountainview Alliance Church
Surrey, BC V3T 5X3 mcelhanney.com 7640 200 St, Langley BC
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URBAN DESIGN GROUP ARCHITECTS LTD. #420 - 745 THURLOW STREET, VANCOUVER, BC V6E 0C5 (604) 687-2334

ATTACHMENT C

Paul Chiu, Architect AIBC, MRAIC, AAA, SAA, MAA, OAA, SBA, Principal Rick Jones, Founding Principal
Fariba Gharaei, Architect AIBC, MRAIC, OAA, LEED AP, SBA, Vice President Aaron Vornbrock, Principal
Crosbby Chiu, MRAIC, SBA, Senior Associate Eric Ching, CSBA, Principal
Martin Grube, Associate Bojan llic, Associate

Sarah Chappell, Associate

June 12, 2020

Township of Langley
20338 - 68 Avenue
Langley, BC V2Y 3J1

Attention: Colin Moore, Development Planner
RE: Yorkson Neighbourhood Commercial Centre: Application No. 100579 DP No. 101113

(Pollyco Yorkson Village Inc. / 20365, 20375 and 20387 — 80 Avenue)
80 Avenue & 204 Street, Township of Langley Our Project No. 4809

Dear Colin,
We refer to your letter dated May 15, 2020.

Further to our meeting of June 1, 2020 with Ramin Seifi and Stephen Richardson, and our client Hugh Carter
at the Township of Langley, we are proposing revisions to our DP drawings as discussed, in response to
Council’'s comments of May 11 and May 25, 2020. We would appreciate staff’'s earliest review of this
proposal in the interests of moving our application forward again for First & Second Reading.

As you are aware, Yorkson Vilage is a Rezoning and Development Permit application under the
Community Commercial C2 Zone with a permitted use including “Group Children’s Day Care” facilities.
The initial development permit submission consists of 4 single-storey buildings with a total building area of
2,490 m2 (26,812 ft2). The current proposed development consists of 4 buildings with a total building area
of 3,070 m2 (33,060 ft2). All will be single-storey except Building A which is now proposed to be two-storey.

Site Context

Located at the north-west corner of 204 Street and 80 Avenue, the subject site is surrounded by lower
density townhomes (existing, under application or planned) and the Mormon Church with green open
space as shown on the attached. Densities in Yorkson intentionally transition from higher to lower densities
away from the Willoughby Town Centre core at 80 Ave. and 208t Street.

The site is in the Yorkson Neighborhood Plan Area and is just 2 blocks west of the Willoughby Town Centre.
From an urban planning and architectural perspective, the scale, form and character of the proposed
development is that of a walkable "urban retail village”. As such, it fits contextually with the surrounding
land uses and is consistent with the "Neighbourhood Commercial” designation in both the Willoughby
Community Plan and the Yorkson Neighbourhood Plan. The proposed addition of a children’s day care on
the second storey of Building A aims to support the needs of the upcoming households while remaining
consistent with the overall design intent and the neighbourhood plan.
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Yorkson, Commercial Development, Langley Our Project No. 4809

80 Avenue & 204 Street, Township of Langley, BC Page 2

Proposed Buildings

There are four buildings planned for the Yorkson Village development. Building A is a two-storey building.
On its main storey will be a dental office and multiple retail uses. On the second storey will be a group
children’s day care facility with an outdoor play area on the roof (similar to the successful Tiny Hoppers in
the Willoughby Town Centre shown below).

Buildings B and D are single-storey buildings and are intended to be multi-tenanted with retail and
restaurant uses. There is a proposed drive-thru facility for the restaurant at Building B. A historical mural plus
enhanced landscaping and a fence alongside the drive-thru lane facing 204 Street will provide screening
for the drive-thru lane. Building C is a signature single-storey building that is intended to be a single retail or
financial institution use. It features a prominent historical mural being on the corner of 80 Ave and 204 St.

Planning layout for the development is based on the neighborhood context. All four buildings are planned
at the periphery of the site with a strong street presence. A pool of surface parking is at the centre of the
development which will be convenient for patrons. Car-sharing stalls and bicycle racks are strategically
provided on site.

Site access will be via 204 Street and 80 Avenue. Vehicular access at 204 Street will have a full turning
movement while access at 80 Avenue will have a right-in and out movement only.

Each building has a generous concrete sidewalk at its storefronts. There are weather protection canopies
over the sidewalk and they are predominantly continuous. The buildings are connected by a continuous
network of delineated pedestrian walkway, which is in turn connected to the city sidewalk at 80 Avenue
as well as 204 Street that is further enhanced by a pergola design. Future walkway access to the
neighbouring site on the west side is also planned for connectivity of the upcoming residential townhomes
development.

Building form and character is intended to be in keeping with the context of the neighborhood, while

ensuring the design supports the intended function of the development. Simple, clean lines characterize
the heritage-inspired design with a linear parapet cap and pilasters that anchor the building to the ground.
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Yorkson, Commercial Development, Langley Our Project No. 4809

80 Avenue & 204 Street, Township of Langley, BC Page 3

Roof overhang and contemporary cornice gestures are applied to the parapet lines to create visual
interest and distinct shadow lines.

Different material finishes subdivide the facade and accentuate facade edges. There is provision for metal
framed glazed canopies at each building to shelter patrons from weather elements. The primary exterior
finish material is fiber cement panel siding in neutral color. Brick in accent color is applied at key facade
portions to provide contrast.

Murals by local artists with a heritage commemoration theme on the facade of Buildings B and C facing
204 Street and the corner intersection of 80 Avenue will engage the public and animate the streetscape.
Signage guidelines will be provided to ensure consistency and quality of the proposed individually lit letters
type of fascia signs and blade signs along the storefront promenade.

Conclusion

We believe the current proposal creates a walkable “urban retail village” that aligns and enhances the
“Neighbourhood Commercial” land use designation. We would hope that the proposed addition of a
Group Children's Day Care on the second storey of Building A demonstrates our willingness to work with

the Township Council while continuing to respect the scale, form and character intent of the Yorkson
Neighbourhood Plan in the context of the surrounding townhouse developments.

Yours Truly,

Paul Chiu, Architect AIBC, MRAIC, AAA, SAA, MAA, OAA, SBA, Principal

URBAN DESIGN GROUP ARCHITECTS LTD.

Encl. Revised Architectural DP Submission Drawings (revision for June 8t, 2020)

Cc: Pollyco Yorkson Village Inc. — Connie Chow (President), Hugh Carter (General Manager), Fiona Tao
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Our Project No. 4809
Page 4

Yorkson, Commercial Development, Langley
80 Avenue & 204 Street, Township of Langley, BC

Yorkson Neighbourhood Plan and Adjacent Townhome Designated Properties
Mormon Church to North
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Yorkson, Commercial Development, Langley Our Project No. 4809
80 Avenue & 204 Street, Township of Langley, BC Page 5

Context Plan from TOL Development Activity Map

showing Existing and Proposed/Future Neighbourhood Commercial Site and Adjacent Townhomes
consistent with the Yorkson Neighbourhood Plan)

3. Two
Townhomes L. nggglr; and
(App.) Townhomes

4. Purchased
Future
Townhomes

2. Streetside
Townhomes

(App.)

1. Subject Site and adjacent Polygon Townhomes

x
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Yorkson, Commercial Development, Langley Our Project No. 4809

80 Avenue & 204 Street, Township of Langley, BC Page 6

And Royale Properties Townhomes further east on 80th Avenue

2. Streetside (Qualico) Townhomes (Under Application) to Immediate South
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TECHNICAL MEMORANDUM

TO: Fiona Tao, Development Manager, Pollyco Group of Companies

FROM: Dominique Bram Guevarra, P.Eng., Creative Transportation Solutions Ltd.
(CTS)

DATE: 02 July 2020

RE: Yorkson Village Mixed Use Development Parking Assessment

CTS FILE NO: 5631-02

Creative Transportation Solutions Ltd. (CTS) is pleased to submit this technical memorandum
summarizing our assessment of the parking variance for the proposed mixed use development
at 20365, 20375, & 20387 80 Avenue in the Township of Langley, BC. The primary objects of
this assignment were as follows:

1. To undertake a study to assess the parking requirements for the proposed mixed use
development at 20365, 20375, & 20387 80 Avenue in the Township of Langley;

2. To determine if a variance of 10% in the overall off-street parking requirements can
be supported based on the application of shared use parking principles;

3. To document the findings in a technical memorandum.

This memo documents our analyses and findings.

1.0 BACKGROUND

1.1 Proposed Site

The development site is proposed to be rezoned as C-2 (Community Commercial Zone),
and will consist of four buildings, referred to as Buildings A through D.

e Building A will consist of one (1) dental/medical office, six (6) retail units, and a
group children’s day care occupying the second floor.

e Building B will consist of a restaurant with drive through, and three (3) retail units.
e Building C will consist of one (1) bank.
e Building D will consist of six (6) retail units.

Vehicle access will be provided on both 204 Street and also on 80 Avenue. The referenced
architectural site plan is included in APPENDIX A.

innovative. functional. comprehensive. )
established 1993
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1.2 Site Context

The development site is located within the Willoughby Community and more specifically within
the northwest quadrant of the Yorkson Neighbourhood. The site is on the northwest corner of
204 Street and 80 Avenue as illustrated in FIGURE 1.

FIGURE 1
SITE CONTEXT

The development is surrounded by new and planned multi-family/town home
developments, as noted in the Willoughby Community Plan Land Use maps. A 400
meter radius is illustrated, which shows an approximately 5 minute walking distance and
highlights the planned land uses within this range. The study site is noted as a
Neighbourhood Commercial Area.

It is also noted on FIGURE 1, that the Willoughby Town Centre is located to the south
east. To the south west are the Langley Events Centre, Willoughby Community Centre,
and also RE Mountain Secondary School. These points of interest are an approximately
11-12 minute walking distance from the development site.

The Township of Langley has development guidelines that are specific to the Yorkson
Neighbourhood, contained within the Yorkson Neighbourhood Plan document. The
objectives in this plan include the desire to provide safe and efficient cycling and
pedestrian opportunities through the neighbourhood.

Yorkson Village Mixed Use Development Parking Assessment — Technical Memo (02 July 2020) $
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This includes transportation specific guidelines such as:

e Develop the community so that 50% of the population is within a 400 to 600
meter walking distance of basic daily needs.

e Balance Jobs Close to Home.

e Provide some land for Business/Office Park uses to provide employment for
residents of the neighbourhood.

e The neighbourhood commercial centre shall be designed to provide retail
services for adjacent residential area within a five minute walking distance.

The proposed development is well aligned with these guidelines, in its land use and
location.
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PARKING REQUIREMENT REVIEW

Parking Requirements as Per Zoning Bylaw

The required parking stalls are summarized in TABLE 1 with reference to the Township
of Langley Zoning Bylaw 2500 Section 107: Parking and Loading Requirements. The
gross floor areas are as noted in the attached site plans in APPENDIX A.

TABLE 1
PARKING REQUIREMENTS FOR PROPOSED DEVELOPMENT
TOWNSHIP OF LANGLEY ZONING BYLAW

Required Number of

Land Use Variable Parking Requirement Rate Bylaw Reference Parking Stalls

1S Per Empl , pl designated drop-
Group Children's Day Care 14 Employees* pace Fertmp oyee' plus a designated drop 107.3 b)iii 14.0
off and pick-up area.

Retail 1727 m2 (GFA) 1 Space per 20 m2 of gross floor area 107.3 b)iv 86.4
Office/Financial Office 499 m2 (GFA) 1 Space per 28 m2 of gross floor area 107.3 b)v 17.8
Restaurant 247 m2 (GFA) 1 Space per 20 m2 of gross floor area 107.3 b)vi 12.4
Overall Vehicle Parking Requirements for Overall Development 131

Parking Stalls for Persons with Disabilities 1 every 100 or part thereof 107.11 2

Maximum Number of Small Car Parking 20% of Required Parking Stalls 107.56) 26

*the greatest number of employees at work at any time

Based on the proposed land uses, the Township of Langley Zoning Bylaw requires that
131 vehicle parking stalls be provided. In addition, an area shall be designated as drop-
off and pick-up for the group children’s day care.

Of these 131 vehicle parking stalls, two (2) must be designated for persons with
disabilities and a maximum of 20% or 26 stalls shall be designed as small car stalls.

It is noted that there is no requirement of bicycle parking for the proposed development.

Shared Parking

The parking requirements as per the Township of Langley Zoning Bylaw are expected to
provide sufficient parking for a typical scenario. Parking requirements are provided for
specific land uses, and when different land uses are mixed it is noted that the
requirements are to be added together.

However, it is expected that for a mixed use development, different land uses will have
different peak parking periods and may be able to share the parking supply. The
principles of shared use parking are based on the use of a parking stall to serve two or
more land uses over the course of the day. Striving for a balance of just enough parking,
will allow for a more efficient utilization of land and reduce the risk of oversupplying
parking.

The quantity of parking that can be shared will vary significantly depending on the
proposed land uses. For this reason, a shared parking analysis is conducted with
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reference to the Urban Land Institutes (ULI) Shared Parking 3" Edition (2020), to
determine an effective parking supply for the proposed development. Referenced base
parking ratios and time of day factors are included in APPENDIX B.

Land Use

The proposed development will comprise of group children’s day care, retail, office and
restaurant land uses:

Group Children’s Day Care

A group children’s day care is expected to have the highest parking demand during
the weekday morning and afternoon, when parents are dropping off and picking up
their children. This peak demand is expected to occur around 9:00 AM in the
morning and 4:00 PM in the afternoon. Unlike a school which typically experiences
very significant spikes in demand, there are no specific drop-off or pick-up times for
a group children’s day care. This results in a more gradual rise in demand during
the peak periods. The proposed group children’s day care is presumed to be closed
on weekends (Saturday and Sunday).

The Tiny Hoppers Day care located in the Willoughby Town Centre was contacted
to discuss their general operations. They have reported that peak visitor times
generally range from 7:30 AM to 9:30 AM and 3:30 PM to 5:00 PM, which is
consistent with the expectations noted above.

Retail

A retail establishment is expected to have its peak periods in the middle of the day
for both the weekday and weekend. It is noted that typically the highest parking
demand for a retail land use is noted on the weekend. This is reflected in the base
parking ratios recommended by ULI. This is also consistent with parking demand
data available from the Institute of Transportation Engineers (ITE) Parking
Generation Manual 5" Edition, for Shopping Centres (Land Use Code 820). Both of
these sources note an approximately 10% difference between the weekend
(Saturday) peak and the weekday (Friday) peak.

Some municipalities have adopted shared use parking factors in their respective
Zoning Bylaws. For example, the City of Delta and the District of Squamish have
included consideration to shared parking and have provided time of day factors for
various uses. They have both specified a peak occupancy of 90% for commercial
uses between 8:00 AM and 5:00 PM for a weekday, which is consistent with the
sources above that have been considered. These additional references have been
included in APPENDIX C.
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Office

The proposed development will have two units designated as office. More
specifically, they have been identified as one dental/medical office and one bank.

In reference to the ULI time of day factors, a dental/medical office is expected to
have its peak periods in the late morning and early afternoon.

In order to evaluate the time of day factors for a bank, the parking demand for a
drive through bank will be considered. Although the proposed bank does not
include a drive through, parking demand patterns are influenced predominantly by
the walk-in service, of which both facilities will have similar characteristics. It is
expected that the peak parking demand will occur in the morning around 9:00 AM
and afternoon around 4:00 PM, in reference to the ULI time of day factors for a
bank with a drive though.

The Willoughby Town Centre was researched in regards to the operating hours for
its dental/medical offices and banks. It was noted that the majority of these facilities
operate on Saturday. It will be assumed in this shared parking analysis, that both of
these proposed land uses will be operating similarly for weekdays and for Saturday.

Restaurant

The proposed development will have a fast food restaurant with a drive-through
window. It is expected that a fast food restaurant will have its highest peak period in
the middle of the day, generally when visitors are having lunch. Although the drive-
through will facilitate many visitors who will not be parked, there will be some
parking demand for visitors that will eat in at the establishment. It is expected that
weekday and weekend parking demands will be similar.

Based on the characteristics of the above land uses there is some opportunity for shared
parking. This is due to the group children’s day care having its peak periods in the
weekday morning and afternoon, while the retail and restaurant uses will peak in the
middle of the day. Furthermore, the retail is expected to have its peak parking demand
on the weekend, when the group children’s day care is expected to be closed.

2.2.2 Base Ratios

In the Shared Parking methodology, a base parking ratio is applied to each land use
within a development. These base parking ratios are intended to provide sufficient
parking for an individual land use, already in consideration of effective supply, and
assuming nearly 100 percent modal split to automobile use.

For this shared parking analysis, the base parking ratios will be based on the parking
requirements as noted in the Township of Langley Zoning Bylaw as per TABLE 1.
These are assumed to be sufficient for an individual land use, and more appropriate for
application within the Township of Langley.
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2.2.3 Time of Day Factors

To analyse the temporal differences in parking demands, the time of day factors broken
down by weekday/weekend and employee/visitor is referenced. It is ideal to separate the
employee and visitor parking, as it is expected that they will have different time-of-day
variation. The parking demand ratios comparing weekday and weekend, as well as
employee and visitor parking are based on the base parking ratios recommended by
ULI. These factors are summarized in TABLE 2 and TABLE 3 for a weekday and for a
weekend (assumed Saturday).

TABLE 2
TIME OF DAY FACTORS FOR PROPOSED LAND USES
WEEKDAY

Fast Food Restaurant

Land Use Group Children's Daycare REET Dental/Medical Office

Parking Requirement
e Pergz(m?ng F 14.0 86.4 7.1 10.7 124
Wi ekyiE e 100% 90% 100% 100% 98%
Factor
Employee/Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
Factor 57% 43% 19% 81% 65% 35% 58% 42% 14% 86%
6:00 AM 0% 0% 10% 1% 0% 0% 0% 0% 20% 5%
7:00 AM 50% 2% 15% 5% 20% 0% 0% 0% 20% 10%
8:00 AM 75% 25% 25% 15% 100% 90% 60% 50% 30% 20%
9:00 AM 90% 75% 45% 35% 100% 90% 100% 90% 40% 30%
10:00 AM 90% 20% 75% 60% 100% 100% 100% 100% 75% 55%
11:00 AM 90% 20% 95% 75% 100% 100% 100% 50% 100% 85%
12:00 PM 90% 20% 100% 100% 100% 30% 100% 50% 100% 100%
1:00 PM 90% 20% 100% 100% 100% 90% 100% 50% 100% 100%
2:00 PM 90% 20% 100% 95% 100% 100% 100% 70% 95% 90%
3:00 PM 100% 20% 100% 85% 100% 100% 100% 50% 70% 60%
4:00 PM 100% 100% 100% 85% 100% 90% 100% 80% 60% 55%
5:00 PM 100% 50% 100% 85% 100% 80% 100% 100% 70% 60%
6:00 PM 60% 20% 100% 90% 67% 67% 0% 0% 90% 85%
7:00 PM 40% 5% 100% 80% 30% 30% 0% 0% 90% 80%
8:00 PM 10% 0% 90% 65% 15% 15% 0% 0% 60% 50%
9:00 PM 0% 0% 60% 45% 0% 0% 0% 0% 40% 30%
10:00 PM 0% 0% 40% 15% 0% 0% 0% 0% 30% 20%
11:00 PM 0% 0% 20% 5% 0% 0% 0% 0% 20% 10%
12:00 AM 0% 0% 0% 0% 0% 0% 0% 0% 20% 5%
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TABLE 3
TIME OF DAY FACTORS FOR PROPOSED LAND USES
WEEKEND (SATURDAY)

Land Use Group Children's Daycare Retail Dental/Medical Office Fast Food Restaurant

Parking Requirement
" Perngm‘i‘ng E— 14.0 86.4 7.1 10.7 12.4
UL SETATEEC 0% 100% 100% 100% 100%
Factor
Employee/Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
Factor - - 20% 80% 65% 35% 37% 63% 14% 86%
6:00 AM - - 10% 1% 0% 0% 0% 0% 15% 5%
7:00 AM - - 15% 5% 20% 0% 0% 0% 20% 10%
8:00 AM - - 40% 30% 100% 90% 60% 50% 30% 20%
9:00 AM - - 75% 50% 100% 90% 100% 90% 40% 30%
10:00 AM - - 85% 70% 100% 100% 100% 100% 75% 55%
11:00 AM - - 95% 90% 100% 100% 100% 50% 100% 85%
12:00 PM - - 100% 95% 100% 30% 100% 50% 100% 100%
1:00 PM - - 100% 100% 100% 90% 100% 50% 100% 100%
2:00 PM - - 100% 100% 100% 100% 100% 70% 95% 90%
3:00 PM - - 100% 95% 100% 100% 100% 50% 70% 60%
4:00 PM - - 100% 90% 100% 90% 100% 80% 60% 55%
5:00 PM - - 95% 80% 100% 80% 100% 100% 70% 60%
6:00 PM - - 85% 75% 67% 67% 0% 0% 90% 85%
7:00 PM - - 80% 70% 30% 30% 0% 0% 90% 80%
8:00 PM - - 75% 65% 15% 15% 0% 0% 60% 50%
9:00 PM - - 65% 50% 0% 0% 0% 0% 40% 30%
10:00 PM - - 45% 30% 0% 0% 0% 0% 30% 20%
11:00 PM - - 15% 10% 0% 0% 0% 0% 20% 10%
12:00 AM - - 0% 0% 0% 0% 0% 0% 20% 5%

This time of day, weekday/weekend, employeelvisitor factors are applied to the base
parking ratios to determine the overall parking requirements by time of day. It is
assumed that the group children’s day care zoning bylaw parking requirement only
considers employee demand. For all other uses, the zoning bylaw parking requirement is
assumed to consider both employee and visitor demand. This is summarized in TABLE
4 for a weekday, and in TABLE 5, for a weekend (Saturday).
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TABLE 4
OVERALL PARKIING REQUIREMENT BY TIME OF DAY
WEEKDAY
Land Use Group Children's Daycare Retail Dental/Medical Office Fast Food Restaurant
. . Overall Parking
Parking Regunement Requirement By
As Per Zoning Bylaw Time of Day
BT REE NS Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor
6:00 AM 0.0 0.0 1.5 0.6 0.0 0.0 0.0 0.0 0.3 0.5 3.0
7:00 AM 7.0 0.2 2.3 3.1 0.9 0.0 0.0 0.0 0.3 1.1 14.9
8:00 AM 10.5 2.6 3.8 9.4 4.7 2.2 3.7 2.2 0.5 2.1 41.8
9:00 AM 12.6 7.9 6.8 21.9 4.7 2.2 6.2 4.0 0.7 3.2 70.2
10:00 AM 12.6 2.1 11.3 37.6 4.7 2.5 6.2 4.4 1.3 5.8 88.5
11:00 AM 12.6 2.1 14.4 47.0 4.7 2.5 6.2 2.2 1.7 9.0 102.3
12:00 PM 12.6 2.1 15.1 62.6 4.7 0.7 6.2 2.2 1.7 10.6 118.6
1:00 PM 12.6 2.1 15.1 62.6 4.7 2.2 6.2 2.2 1.7 10.6 120.1
2:00 PM 12.6 2.1 15.1 59.5 4.7 2.5 6.2 8l 1.6 9.6 116.9
3:00 PM 14.0 2.1 15.1 53.2 4.7 2.5 6.2 2.2 1.2 6.4 107.6
4:00 PM 14.0 10.5 15.1 53.2 4.7 2.2 6.2 3.6 1.0 5.8 116.4
5:00 PM 14.0 58 15.1 53.2 4.7 2.0 6.2 4.4 1.2 6.4 112.5
6:00 PM 8.4 2.1 15.1 56.3 3.1 1.7 0.0 0.0 1.5 9.0 97.3
7:00 PM 5.6 0.5 15.1 50.1 1.4 0.7 0.0 0.0 1.5 8.5 83.5
8:00 PM 1.4 0.0 13.6 40.7 0.7 0.4 0.0 0.0 1.0 58 63.1
9:00 PM 0.0 0.0 9.1 28.2 0.0 0.0 0.0 0.0 0.7 3.2 41.1
10:00 PM 0.0 0.0 6.0 9.4 0.0 0.0 0.0 0.0 0.5 2.1 18.1
11:00 PM 0.0 0.0 3.0 Sl 0.0 0.0 0.0 0.0 0.3 1.1 7.6
12:00 AM 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.5 0.9
TABLE 5

OVERALL PARKIING REQUIREMENT BY TIME OF DAY
WEEKEND (SATURDAY)

Land Use Group Children's Daycare Dental/Medical Office Fast Food Restaurant
" o Overall Parkin
Time of Day
SIS Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor

6:00 AM 0.0 0.0 1.7 0.7 0.0 0.0 0.0 0.0 0.3 0.5 3.2
7:00 AM 0.0 0.0 2.6 85 0.9 0.0 0.0 0.0 0.3 ot 8.4
8:00 AM 0.0 0.0 6.9 20.7 4.7 2.2 2.4 3.4 0.5 251 42.9
9:00 AM 0.0 0.0 13.0 34.5 4.7 2.2 3.9 6.1 0.7 3.2 68.3
10:00 AM 0.0 0.0 14.7 48.4 4.7 225) 3.9 6.7 1.3 5.9 88.0
11:00 AM 0.0 0.0 16.4 62.2 4.7 225) 3.9 3.4 1.7 9.1 103.8
12:00 PM 0.0 0.0 17.3 65.6 4.7 0.7 3.9 3.4 1.7 10.7 108.0
1:00 PM 0.0 0.0 17.3 69.1 4.7 2.2 3.9 3.4 1.7 10.7 112.9
2:00 PM 0.0 0.0 17.3 69.1 4.7 2.5 850 4.7 1.6 9.6 113.3
3:00 PM 0.0 0.0 17.3 65.6 4.7 2.5 3.9 3.4 1.2 6.4 104.9
4:00 PM 0.0 0.0 17.3 62.2 4.7 2.2 3.9 5.4 1.0 5.9 102.5
5:00 PM 0.0 0.0 16.4 55.3 4.7 2.0 3.9 6.7 1.2 6.4 96.6
6:00 PM 0.0 0.0 14.7 51.8 3.1 1.7 0.0 0.0 1.5 9.1 81.9
7:00 PM 0.0 0.0 13.8 48.4 1.4 0.7 0.0 0.0 1.5 8.5 74.4
8:00 PM 0.0 0.0 13.0 44.9 0.7 0.4 0.0 0.0 1.0 5.3 65.3
9:00 PM 0.0 0.0 11.2 34.5 0.0 0.0 0.0 0.0 0.7 3.2 49.6
10:00 PM 0.0 0.0 7.8 20.7 0.0 0.0 0.0 0.0 0.5 2.1 31.1
11:00 PM 0.0 0.0 2.6 6.9 0.0 0.0 0.0 0.0 0.3 1.1 10.9
12:00 AM 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.5 0.9
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The above analysis has identified that a weekday at 1:00 PM represents the critical
parking needs of the proposed development. This is the time period that is expected to
observe the highest parking demand in consideration of the temporal demand
differences among the proposed land uses. To determine an overall appropriate parking
supply, adjustments must be made to consider shared parking in the context of
noncaptive visitors, and also for modal split.

2.2.4 Noncaptive Adjustments

In shared parking, the noncaptive ratio is an estimate of the percentage of parkers at a
land use in a mixed use development or district who are not already counted as parking
at another of the land uses.

This adjustment factor will only consider concurrent trips, and will not consider
sequential trips. Concurrent trips will serve two or more land uses at the same time with
the use of a single parking stall. Sequential trips will reduce vehicle traffic, but are not
expected to reduce parking demand.

Specific to this development, this will allow consideration to employees who are already
counted as parked for the proposed land uses, and will visit the adjacent retalil,
restaurant, or office. As the critical period is noted as a weekday at 1:00 PM, this is
generally expected to be employees within the development taking the opportunity to
dine at the restaurant or do errands during a lunch break.

The also allows consideration to visitors that will visit the dental/medical or bank for
appointments, and while waiting to be served or waiting as their travel companions are
being served, may visit the other businesses.

A parking supply of approximately 85 stalls is the base parking supply for all visitors for
the combined proposed land uses (for the 1:00 PM Weekday Critical Period). A 5%
adjustment factor is applied to the visitor parking supply in consideration of the
concurrent trips that are enabled due to this mixed use development.

2.2.5 Modal Adjustments

As previously discussed, the Yorkson Neighbourhood and the overarching Willoughby
Community are striving to develop more walkable communities. This development is an
excellent opportunity to encourage walking in the neighbourhood, due to its close
proximity to several multi-family and town home developments.

The Translink 2017 Trip Diaries is referenced for its available data on modal split within
the Township of Langley region (the reference data is attached in APPENDIX D). It
notes that within the Township of Langley there is a 6.7% modal split for walking. This is
an overall number including trips for commuting, leisure, and errands.

It is understood that the Township of Langley region is large and a majority of the

walking trips will be within town centres. This development location is identified as a
Neighbourhood Commercial Area with the primary intent to serve and create
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employment for the local population. It is expected that relative to other parts of the
Township of Langley this area will have a more diverse modal split.

The critical period as previously noted is at 1:00 PM on a weekday. In addition to the
adjacent town home developments, as previously noted the Willoughby Town Centre,
Langley Events Centre, Willoughby Community Centre, and RE Mountain Secondary
School are located within a 11-12-minute walking distance. There is potential during the
critical period, for visitors from these populated locations, to walk or cycle to this
development.

In consideration of the development location’s intent and the Township’s desire to create
safer and more convenient pedestrian and cycling opportunities, a 5% modal adjustment
factor for all land uses is applied.

2.3 Shared Parking Supply

A shared parking analysis was conducted as outlined in Section 2.2, in order to
determine what would be an appropriate parking supply, in consideration of shared use
parking principles.

The Township of Langley Zoning Bylaw was used to establish base parking ratios and
an analysis of the temporal differences in parking demand between land uses was
conducted. In addition, adjustment was made for the consideration of noncaptive trips
and trips using non-automobile modes of travel. The resulting parking supply is
summarized in TABLE 6.

TABLE 6
SHARED PARKING SUPPLY

Group Children's Daycare Dental/Medical Office Fast Food Restaurant Overall Parking

Adjustment Factors X
Requlrement

Employee Visitor Employee Visitor Employee Visitor Employee Visitor Employee Visitor

Base Parking Ratio
During Critical Period 12.6 2.1 15.1 62.6 4.7 2.2 6.2 2.2 1.7 10.6 120.1
(Weekday 1PM)

Noncaptive

12.6 2.0 15.1 59.5 4.7 2.1 6.2 2.1 1.7 10.1 116.1
Adjustment (-5%)

Modal Adjustment

(-5%) 12.0 1.9 14.4 56.5 4.4 2.0 5.9 2.0 1.6 9.6 110.3

Based on this analysis, it is expected that that the provision of 111 vehicle parking stalls
(rounded up) will be adequate for the proposed mixed use development.
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PROPOSED PARKING CONFIGURATION

The proposed parking configuration is shown in the attached site plan in APPENDIX A.
A summary of the number of proposed stalls, by parking stall type is summarized in
TABLE 7.

TABLE 7
OVERALL PROPOSED PARKING PROVISION

Parking Stall Type Provision

Regular Car 88
Small Car 26
Accessible Stall 4
Total 118
Pick Up/Drop Off 1
Bicycle Parking 9

The proposed development will be providing a total of 118 vehicle parking stalls. Of
which, 26 will be designed as small car stalls and 4 will be designed for persons with
disabilities. An additional stall will be provided that is intended to help facilitate pick up
and drop off activity for the proposed group children’s day care.

Nine (9) short term bicycle stalls will be provided. It is also noted that the proposed drive
through has capacity for eleven (11) vehicles to queue.

Overall Parking Supply

The development site is proposed to provide an overall total of 118 vehicle parking
stalls. It is noted in the Township of Langley Zoning Bylaw as per TABLE 1, that the
provision of 131 vehicle parking stalls is required. As such, a parking variance of 13
stalls or 10% is necessary.

As noted in the analysis conducted in Section 2, it was determined that by applying the
principles of shared used parking, the provision of 111 vehicle parking stalls is
determined to be adequate. Therefore, this overall provision of 118 vehicle parking stalls
is expected to be sufficient for the proposed land uses, and an overall vehicle parking
stall variance of 10% can be supported.

Small Car Stalls

Of the provided 118 vehicle parking stalls, 26 will be designed as small car stalls, or 22%
of the provided stalls. It is noted in the Township of Langley Zoning Bylaw that a
maximum of 20% of the required number of stalls, or 24 vehicle stalls be designated as
small car stalls. As such, a variance in the provision of small cars of 2 stalls is
necessary.
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It is noted that the proposed development will be providing 118 vehicle parking stalls,
which is above the 111 vehicle parking stalls determined to be adequate for the site, by
seven (7) stalls.

It is understood that the intent of the small car maximum, is to ensure that there is
sufficient availability of vehicle parking stalls that can accommodate larger vehicles. With
maximum of 20% small car stalls, it follows that a minimum of 80% of the required
parking stalls should be able accommodate larger vehicles.

The proposed development will be providing 88 regular sized stalls, and 4 accessible
stalls, for a total of 92 vehicle parking stalls that may accommodate larger vehicles. This
provision of 92 vehicle parking stalls represents 82.8% of the 111 vehicle parking stalls
determined to be adequate for the development.

In consideration of the surplus parking supply that is in addition to the 111 vehicle
parking stalls determined to be adequate for the site, it is expected that this proposed
parking configuration will accommodate the vehicle parking stall type demand.

In addition, CTS has reviewed data on new motor vehicle sales available from Statistics
Canada, that shows that in the past 5 years (Aug 2014 — Aug 2019) approximately
31.5% of new vehicles purchased are passenger cars, within the region of British
Columbia and the Canadian Territories.

Statistics Canada defines two vehicle categories, Trucks and Passenger Cars. The
definition of Trucks includes minivans, sport-utility vehicles, light and heavy trucks, vans
and buses. These are the types of vehicles that may require a regular size stall of 5.8
meters in length. The majority of vehicles models that would fall under the passenger car
category, which would include typical full sized sedans, can be supported by a small car
stall of 4.88 meters in length. It is noted that even some vehicle models in the truck
category can also be supported by small car stalls, such as minivans and small sized
sports utility vehicles.

In consideration of the above, a variance in the proposed number of small car stalls can
be supported.

Group Children’s Day Care Pick Up and Drop Off

As noted, there will be a parking stall that will be located near one of the group children’s
day care entrances to facilitate the pickup and drop off activity.

The shared parking analysis conducted in Section 2 indicates that the visitor pick up and
drop off demand is expected to peak at 9:00 AM and at 4:00 PM on a weekday. These
peaks do not overlap with the expected peaks of the other land uses. The analysis has
demonstrated that this group children’s day care visitor demand can be accommodated.

The additional Pick Up and Drop Off stall is not considered necessary. However, it will
help to improve operation by allowing some pick up and drop off activity to be more
convenient. It is recommended that this additionally provided pick up and drop off stall
be signed as 5-minute parking.
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The group children’s day care will be providing care for young children and toddlers that
will typically be accompanied by their parents when being picked up and dropped off. It
is expected that although pickup and drop off duration will be short; this activity will
typically have parents leaving their vehicles parked and walking to the facility as
opposed to an elementary school where children may be dropped off from a queue. With
the excellent pedestrian connectivity in the parking lot, and the spare capacity expected
during the peak periods, the proposed parking configuration is expected to be sufficient
for the group children’s day care operations.

Bicycle Parking

The proposed development will be providing nine (9) short term bicycle stalls, in the form
of outdoor bicycle racks. It is noted that the Township of Langley Zoning Bylaw does not
require bicycle parking. The Willoughby Community Plan however, does encourage the
provision of bicycle parking within the Development Permit Area “C” - Local Commercial.

This provision of short-term bicycle stalls will support alternative modes of travel within

the neighbourhood and work towards providing more safe and efficient cycling
opportunities, as desired in the Yorkson Neighbourhood Plan.
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CONCLUSIONS AND RECOMMENDATIONS

Conclusions

In assessing the parking requirements for the proposed mixed use development, CTS
determined the following:

1. The proposed development will be located within the Yorkson Neighbourhood at the
northwest corner of 204 Street and 80 Avenue in the Township of Langley.

2. The development will consist of a mix of land uses including group children’s day
care, retail, office, and restaurant.

3. The proposed development is noted as a Neighbourhood Commercial Area within
the Yorkson Neighbourhood Plan, with the intent of providing services to
local residents within a 5-minute walking distance.

4. The Township of Langley Zoning Bylaw requires that the proposed development
provide 131 vehicle parking stalls, which is based on summing the individual parking
requirements of each land use.

5. A shared use parking analysis was conducted to consider how the proposed mix of
land uses may more effectively share the parking supply. This analysis considers the
land use type, temporal difference in demand, opportunity for concurrent trips
(noncaptive adjustments), and modal split.

6. The shared use parking analysis determined that the critical design period is on a
weekday at 1:00 PM, and the provision of 111 vehicle parking stalls will be adequate
for the proposed development.

7. The proposed development will be providing a total of 118 vehicle parking stalls. Of
which, 26 will be designed as small car stalls and 4 will be designed for persons with
disabilities. An additional stall will be provided to help facilitate pick up and drop off
activity for the group children’s day care. Based on the findings of the shared use
parking analysis, this parking configuration is expected to be sufficient for the
proposed development.

8. In addition, the development will be providing nine (9) bicycle parking stalls. This
provision will support alternative modes of travel within the community.

Yorkson Village Mixed Use Development Parking Assessment — Technical Memo (02 July 2020) $
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4.2 Recommendations
Based on the findings within this assessment, CTS recommends the following:

1. That an overall 10% (or 13 parking stall) variance in the supply of required on-site
parking stalls be supported.

2. That an overall 2 stall variance in the maximum supply of on-site small car parking
stalls be supported.

We would like to take this opportunity to thank you for this unique project and we look forward to
working with you again in the future. Please call the undersigned should you have any questions
or comments.

Yours truly,

CREATIVE TRANSPORTATION SOLUTIONS LTD.

‘:trc.-‘.

S8y .
Prepared by: , ‘ Reviewed by:

|, kY
g D.B. GUEVARHA “g
M # 51062 3
‘i °o nman K Iy
9 7] u‘ ﬂ‘)
%”Gmef—“a”
-’:,))l .
Domlmque Bram Guevarra, p. Eng J"’S ~2020 Gary Vlleg,.P.Eng. .
Traffic Engineer Senior Traffic Engineer

Attachment
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APPENDIX B

Referenced Base Ratios & Time of Day
Factors (Urban Land Institute)
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APPENDIX C

Example Zoning Bylaws with Shared
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8.4.3

H.2

Number of
Visitor Spaces

Number of Parking Spaces Required

Skating rink,

swimming pool, 2 spaces per 100 m? of floor area, PLUS 1
e el space per 4 spectator seats

practice facilities

For boating activities: same as marina.

For activities other than boating: 3 spaces
per 100 m? of gross leasable floor area used
for office operation, PLUS 1 space per 100 m?
of gross leasable floor area for other uses.

Water oriented
recreation

JOINT USE PARKING

(a) Required parking spaces for non-residential uses for 2 or more buildings, structures or lots
may be provided jointly in the same parking facilities in accordance with Subsections (b)
and (c).

(b) The joint use of the parking spaces shall require the registration of a Section 219
restrictive covenant in favour of the City and an access easement on the lot
or lots securing the right of joint use of the parking spaces prior to the commencement
or expansion of any use as determined by the issuance of an occupancy permit or a
business licence.

(c) The joint use of the parking spaces shall be calculated in accordance with the following steps:

(i)  Determine the parking requirements for each use separately according to
Sections 8.4.1 and 8.4.2;

(ii) Multiply the parking requirements for each use by the percentage in each occupancy
period column in the following table;

(iii) Sum up the parking requirements for each occupancy period column;

(iv) Find the largest sum, which shall be the joint use parking requirement.

DELTA ZONING BYLAW PART 8 | OFF-STREET PARKING | Page 8-11
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Occupancy Period

Weekday | Weekend
Classes of Use

8:00am 5:00pm-  12:00am 8:00am 5:00pm-  12:00am
-5:00pm 12:00am  -8:00am  -5:00pm 12:00am - 8:00am

o | s | s |t | s | s
90% 80% 5% 100% 70% 5%
oo | 2w | | sm | % | s
wow | 2w | | wm | % | s

Indoor recreation

facility or outdoor 40% 80% 10% 80% 100% 10%
recreation facility

Restaurant, coffee shop,
liquor primary 70% 100% 10% 70% 100% 100%
establishment, or brew pub

70% 100% 100% 70% 100% 100%

(d) Any joint use parking agreements may be cancelled provided that

i all parking spaces required for any existing or new uses on the ot or lots are
p g sp q y g
provided in accordance with Section 8.4.2, and

(ii) the covenant and easement required under Subsection (b) are discharged.

8.4.4 PROXIMITY TO FREQUENT TRANSIT NETWORK

For all multi-unit residential buildings or mixed use buildings with 3 or more dwelling units and
all commercial buildings, the required minimum number of parking spaces shall be reduced by
15% where the building is constructed on a lot that is within 125 m of Scott Road.

8.4.5 CAR SHARING PARKING

For all multi-unit residential buildings or mixed use buildings with more than 8 dwelling units,
parking spaces for car sharing programs may be provided in accordance with the following
provisions:

(a) A maximum of 5% of the total parking spaces required, excluding required visitor parking
spaces, may be designated for the sole use by car sharing programs;

(b) Each car sharing parking space shall be counted as equivalent to 1.5 required parking spaces;

(c) Car sharing parking spaces shall be clearly marked by using signs above or at the end of
the parking spaces, or paint markings on the pavement;

(d) Registration of a Section 219 restrictive covenant in favour of the City stating that the
parking spaces are for car sharing purposes only is required;

(e) Registration of a Section 219 restrictive covenant and a statutory right of way in favour of the
City for public access to, from and over the car sharing parking spaces is required;

Page 8-12 | PART 8 | OFF-STREET PARKING DELTA ZONING BYLAW
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the requirement for the various classes of uses calculated separately, and the
parking space required for one use shall not be included in calculations for any
other use.

(c) Notwithstanding subsection 41.7(b), if the owner or occupier of the land,
building or use for which off-street parking spaces are required provides to the
District’s satisfaction a parking study completed by a Professional Engineer and
based on Table 2 demonstrating that peak parking demand of the classes of use
occurs at different periods of time, a reduced amount of off-street parking may
be calculated according to Table 3.

(d) Table 2 shall be used in determining the distribution of peak parking demand by
time of day and day of week for different classes of use. The percentages in
Table 2 are applied to the off-street parking requirements of Table 3 in
subsection 41.8 for each class of use with the highest total obtained from all
occupancy periods being the total of shared off-street parking spaces required.

(e) If the District approves an arrangement for shared parking in accordance with
subsection 41.7(c):

(i)  arestrictive covenant shall be registered against the lot on which the
use benefiting from the shared parking arrangement is or will be
located, prior to the commencement of that use, limiting the use of
that lot to the class of use whose peak parking demand was considered
in the parking study referred to in that subsection, and to other classes
of use having the same or a lesser peak parking demand; and

(ii)  no business license or occupancy permit shall be issued to authorize a
use of the lot unless the use is within the class of use whose peak
parking demand was considered in the parking study, or another class
of use having the same or a lesser peak parking demand, and the
District may require the applicant for the license or permit to provide a
parking study as described in subsection (c) demonstrating that the
proposed class of use has the same or a lesser peak parking demand.

(f) Shared off-street parking spaces shall not be reserved for any owner, employee,
customer or visitor of the uses involved in the shared arrangements.

437
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Table 2: Shared Parking Percentages by Peak Period

Classes of Use Occupancy Period

Weekday Weekend

8:00- | 18:00-|0:00- |8:00- | 18:00- | 0:00 -

17:00 | 0:00 6:00 17:00 | 0:00 6:00
Residential 60% 100% | 100% | 80% 100% | 100
Office / Warehouse / 100% | 20% 5% 5% 5% 5%
Industrial
Other Commercial 90% 80% 5% 100% | 70% 5%
Hotel 70% 100% | 100% | 70% 100% | 100%
Food primary 70% 100% | 10% 70% 100% | 20%
establishment
Theatre 40% 80% 10% 80% 100% | 10%
Entertainment 40% 100% 10% 80% 100% | 50%
Conference / 100% 100% | 5% 100% 100% | 5%
convention
Institutional 100% | 20% 5% 10% 10% 5%
Religious 10% 5% 5% 100% | 50% 5%

(g) An off-street loading space shall not be considered as an off-street parking space
for the purpose of calculating the parking spaces required, except for
commercial uses under 929 sg. m of gross floor area.

(h) If a use is not listed in Section 41.8, the number of spaces shall be calculated on
the basis of the most similar use that is listed.

(i) Where the calculation of total required spaces is based upon gross floor area for
the purposes of this section of the Bylaw, gross floor area shall be calculated
according to Section 4.25

438
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TransLink Trip Diary (2017) — Township of
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1.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

HIGHWAY CLOSING AND DEDICATION REMOVAL
(BLANEY) BYLAW 2020 NO. 5610

EXPLANATORY NOTE

Bylaw 2020 No. 5610 authorizes the closure and highway dedication removal from a portion
of road bisecting 8412 Armstrong Road.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

HIGHWAY CLOSING AND DEDICATION REMOVAL
(BLANEY) BYLAW 2020 NO. 5610

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 ““Highway Closing and Dedication
Removal (Blaney) Bylaw 2020 No. 5610”.

2. That portion of road lying in Section 27 Township 11 NWD shown outlined in heavy
black line on the reference plan attached hereto as Schedule “A”, prepared by Jason
G. Hamel, BCLS, completed on the 10th day of July, 2020, and more particularly
described as:

i. all that portion of Parcel A containing 0.552 hectares and originally dedicated
on Plan 626 (the “Road”);

shall be closed to traffic.
3. The dedication as highway shall be removed from the Road.
4. The Township Clerk is hereby authorized to sign the plan(s) of survey and any such

other instrument(s) as may be required to carry into effect the closure and dedication
removal described in this bylaw.

READ A FIRST TIME the 27  day of July , 2020
READ A SECOND TIME the 27  day of July , 2020
READ A THIRD TIME the 27  day of July , 2020
ADOPTED the day of , 2020
Mayor Township Clerk
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REFERENCE PLAN
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E"‘EISE%"!E“S ({ b ALLIANCE OF BEVERAGE LICENSEES

FOR A RESPONSIBLE LIQUOR INDUSTRY

BCRFA

BRITISH COLUMBIA
RESTAURANT &
FOODSERVICES
ASSOCIATION

0]
/4

August 26, 2020

VIA EMAIL
Your Worship and Council:
REQUEST FOR SUPPORT FOR EXPANDED PATIO PERMISSIONS

On behalf of the BC Restaurant and Foodservices Association, the Alliance of Beverage
Licensees, and the BC Craft Brewers Guild, we are writing to thank you for expanding outdoor
dining in your municipality and to request that you consider:

1. Expediting applications for businesses to winterize patios in public and private spaces to
provide operators with the opportunity to capitalize on the confidence of outdoor space

2. Approving temporary patios for Summer 2021 now so operators are able to plan ahead;
and

3. Creating a program for designated pick up zones so that businesses can enhance
contactless curbside pick up in the fall and winter months.

Outside dining has been a significant benefit to operators and customers. It has helped build
confidence in dining out and activated streets in new ways that have helped keep patrons and
employees safe amid this global pandemic. We hope that we can work with you to build on this
positive messaging going forward.

The financial pressures felt by British Columbia’s hospitality industry as a result of the COVID-
19 pandemic continue to be substantial.

British Columbia’s 14,000 restaurants and pubs employ over 190,000 people and contribute
$13 billion dollars to the economy annually. Our craft beer and wine industries also play
significant roles in the vibrancy, innovation, and economic impact of our industry and the
province. At this point in the crisis, 15% of hospitality businesses have already closed. With the
end of summer approaching combined with the end of temporary layoff and CERB as well as
the extended closure of the border, the potential for additional businesses closing is significant.

The COVID-19 crisis has driven devastating declines in both sales and guest-count in the
hospitality industry.

* 51% of British Columbians surveyed by Leger Marketing at the end of July felt that just
leaving the house was stressful. 64% remain afraid of contacting the virus.

BC Restaurant and Foodservices Association 600-890 West Pender Street, Vancouver, BC, V6C 1J9
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* Datassential survey of August 7 reports that the number of people concerned about J 1
eating out is rising: 47% are definitely avoiding eating out and 34% are nervous but will
still eat out.

In face of real threats of business closures across the province, we ask you to consider
extending your permissive licensing for restaurant, pub, bar, and brewery businesses around
outdoor spaces. Extensions of the incredible support and creativity you have already offered
would make a significant difference to the hospitality businesses that operate and employ
people in your community:

* Extend approvals for short-term patios in public and private spaces to provide operators
with the opportunity to capitalize on the confidence of outdoor space and expand the
businesses ability to create physical distancing between tables.

* Support expedited applications for businesses to winterize temporary spaces, including
by preapproving styles of canopies and heater units that meet your jurisdictions needs.

* Renew the extended patio program for 2021 now. This will ensure that operators plan
to keep materials and generates cost savings.

* Create a program for businesses to apply for curbside pick up zones. We suggest that
these include standardized signage that lists the businesses using the pick up stop and
phone number for curbside pick up.

* Ensure coordinated communication and reduced red tape to make these changes
possible.

* Support expanded permissions in discussions with the Provincial Government.

* Practice Sympathetic Administration and set new ways of doing streamlined business.

Our industry has never faced a crisis of this magnitude. It is our sincere hope that we can work
with your council to find material and hard-hitting measures to ensure this industry survives. It
will require bold and quick moves to help industry restore itself. We are working with the LCLB
to extend their liquor service regulations in conjunction with this request.

Thank you in advance. We remain at your disposal to offer advice and perspective on these
issues. Please do not hesitate to contact the undersigned at any time.

Sincerely,

& TZ? g

Ian Tostenson, President and CEO cell: 604.986.1429
Brltlsh Columb|a Restaurant and Foodservices Association

Jw m

ff Gu|gnard xecutive Director cell: 604-499-2566
Alliance of Beverage Licensees

ot

Ken Beattie, Executive Director cell: 604.306.1500
BC Craft Brewers Guild

BC Restaurant and Foodservices Association 600-890 West Pender Street, Vancouver, BC, V6C 1J9
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: JULY 13, 2020 - REGULAR MEETING REPORT: 20-88
FROM: ENGINEERING DIVISION FILE: 0340-20
SUBJECT: CONTROL OF NUISANCE ANIMALS

POLICY UPDATE

RECOMMENDATION:

That Council adopt revisions to Control of Nuisance Animals Policy No. 05-205, presented as
Attachment D to this report.

EXECUTIVE SUMMARY:

At its Regular Afternoon meeting of July 8, 2019, Council directed staff to review the Control of
Nuisance Animals Policy (the Policy). In particular, direction was given to staff to review best
management practices in other jurisdictions and more specifically the principle of removing a
beaver dam, should lack of action result in serious harm to fish or fish habitat.

The Policy, in conjunction with the Township of Langley’'s Beaver Dam Management Guidelines,
sets out the framework for managing beaver activity, which includes a progressive regime that
begins with non-invasive steps of monitoring, hand removal, wrapping of trees, installation of
exclusion fencing, and installation of pond levelers. Since the 2017 revision of the Policy, staff
have primarily utilized non-invasive measures and are currently managing 64 sites with beaver
activity throughout the Township.

A review of seven other jurisdictions revealed the Township is aligned with best management
practices throughout the region. Outside the scope of the Policy, staff plan to implement
installation of signage as an additional tool to provide public education/information, similar to
Metro Vancouver’s as seen in Figure 1, at select locations where beaver activity has been
observed no observed impact to infrastructure.

Staff are not recommending adding a policy directive regarding dam removals that could
potentially cause serious harm to fish or fish habitat. Although beaver dams may cause
hindrances to the movement of fish through a system, they are natural features and obstacles
that fish have adapted to managing naturally. Fish are often able to migrate via small rivulets
around the dam or over the dam when stream flows permit.

Staff have not recommended any substantial revisions to the Policy, however minor
housekeeping changes are being recommended. These changes are listed in detail later in the
Housekeeping section of this report and presented in the proposed amended Policy, included as
Attachment D.

PURPOSE:

This report is in response to Council’s resolution of July 8, 2019, requesting staff to review the
Control of Nuisance Animals Policy No. 05-205.
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CONTROL OF NUISANCE ANIMALS
POLICY UPDATE
Page 2. ..

BACKGROUND/HISTORY:

At the June 10, 2019 Regular Afternoon meeting, Council referred a motion in regards to
Beavers and Wetlands to the Agricultural Advisory and Economic Enhancement Committee for
comment, as cited below:

“Therefore be it resolved that Council direct staff to review our current policy on
beaver dam removal and alteration, in order to reflect adherence to the following
primary principles:

Removal or alteration of beaver dams subject to the jurisdiction of the Township of
Langley local authority or managed by the Township on behalf of private property
owners, will only be authorized with respect to imminent flooding or water damage
from over-height water compounding that could negatively affect TOL infrastructure,
and for no other purpose or cause; and further

That any necessary removal, or lowering, of beaver dams on Township property or
properties managed by the Township, conform to best management practices to
ensure the protection of downstream and adjacent water quality and quantity, and
that all such alterations only be undertaken in a manner that minimizes disturbance to
the banks or bed of any waterbody or watercourse in support of critical wetland
integrity protection.”

At its Regular Afternoon meeting of July 8, 2019, following a recommendation made on
June 26, 2019 by the Agricultural Advisory and Economic Enhancement Committee, Council
directed staff to review Council adopted Policy 05-205 Control of Nuisance Animals. The
resolution stated:

“That Council direct staff to review the Control of Nuisance Animals Policy, in
particular to look at the best practices in other jurisdictions; and

That the review explore a principle that states that if a dam may result in serious harm
to fish or fish habitat, that this would be an additional reason for removal.”

Protection of beavers and their dams fall under the jurisdiction of the provincial government and
are regulated pursuant to applicable legislation, including the Wildlife Act and the Water
Sustainability Act (WSA). While the regulations generally prohibit disturbance or destruction of
beaver dams, houses, and dens, they do provide municipalities the ability to control beaver
activity, including removal of dams, where the beaver activity is deemed to pose a risk to public
safety, municipal drainage systems, public assets or infrastructure, property, or the
environment.

With the Township’s significant land area and rural setting, it is necessary to manage beaver
activity, which has the potential to conflict with human activity including farming and agricultural
operations, to ensure public safety and protect infrastructure and private property.

The Policy has been in effect since 1998, and recognizes that municipal infrastructure, including
roads and drainage systems, as well as private property, may be subject to flooding by beaver
activities resulting in potential damage to property, public safety and the environment due to
erosion, with significant cost and liability implications.
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DISCUSSION/ANALYSIS:

The Policy, in conjunction with the Township’s Beaver Dam Management Guidelines
(Guidelines) included as Attachment A, set out the framework for managing beaver activity. The
Guidelines are based on a progressive regime that begins with non-invasive steps without any
use of machinery or trapping. The guidelines are updated from time to time, as new methods or
technologies for managing beaver activity become available and can be refined based on best
management practices without the need for an amendment to the Policy, which as a more high
level document, provides for a regulatory framework, rather than being prescriptive. Non-
invasive measures typically include, but are not limited to, monitoring the site, hand removal of
dams, debris, and blockages, wrapping of trees, installation of exclusion fencing, and installation
of pond levelers.

The Township has also developed a Beaver and Beaver Dam Management Fact Sheet which is
periodically updated to provide the public and land owners with information regarding beaver
management and the governing regulations. The fact sheet has been included as Attachment
B.

Currently, within Township owned property, right-of-ways, and road allowances, staff are
regularly managing beaver activities at 64 sites utilizing methods described above. A map
displaying the locations of active and inactive sites along with sites where staff have installed
pond levelers is presented as Attachment C.

Where non-invasive measures are not effective staff employ methods such as removing dams
with machinery or as a last resort trapping the animals. These methods are always completed
under the guidance of or by qualified professionals and pursuant to all acts and regulations.
Since 2017, staff have only trapped beavers at two sites and in those instances a licensed
trapper utilized live traps to move the animals to another location.

Best Practices in Other Jurisdictions:

Staff reviewed the best practices of 6 local jurisdictions and King County in Washington State.
Table 1 below summarizes the practices of the other jurisdictions compared to the Township’s
practices.

Table 1. Summary of Other Jurisdictions

Jurisdiction

Plan/Policy
Monitoring
Exclusion

ANOSANLNANE % BN Fence

Machine
Trapping

AN Removal

City of Abbotsford
City of Coquitlam

ANETRNE S 3 S BN Approved
AN NANLNANLNANDN
AN N NLNA N NA NN Wrapping
ANLSANLNANNE BN | cvelers
AN Removal
ANDNAND NN NA NN
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While the majority of jurisdictions reviewed do not have a Council endorsed plan or policy, most
follow similar best practices when managing beaver activity. The majority of those reviewed only
use trapping as a last resort when all other methods have failed, similar to the Township. The
City of Port Moody and Metro Vancouver were two jurisdictions with some different practices,
which the Township does not currently utilize; these are described below in further detail.

The City of Port Moody’s 2019 Beaver Management Plan, in addition to the methods in Table 1,
also includes the use of repellants. Repellents can be used to protect trees by painting the
trunk with a paint and sand mixture, which deters the beavers from chewing. Other repellents
include predator odours, and some studies suggest that beavers avoid that of coyote, lynx, and
river otter. These repellents can also be applied to trees, but need to be reapplied regularly and
they can be unpleasant smelling. In 2018, staff tested the use of predator repellent along with
a coyote decoy at a beaver dam. Unfortunately, the repellent and decoy did not deter the
beavers from working on their dam. Staff's experience is that tree wrapping and exclusion
fencing are generally more effective and therefore are not recommending adding repellants to
the Policy.

Port Moody also included the use of vegetation madification in their Beaver Management Plan
which involves selecting plant species that are less preferred by beavers. Beavers do prefer
certain species as food and for building materials, although they may utilize less desirable
species faced with a situation where their preferred species are unavailable. While the
Township has used this method in the past at select locations, staff are not recommending
adding vegetation modification to the Policy.

In areas of Metro Vancouver Parks where beavers can be left to build dams and flood lands,

Metro Vancouver Regional Parks deploys non-invasive measures, such as tree wrapping and
exclusion fencing, and installs signage, similar to the one shown in Figure 1 below.

Figure 1. Metro Vancouver Signage
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The signage explains why the area is flooded, how Metro Vancouver balances protecting
infrastructure with conserving nature, measures staff are undertaking, and informs the public
that water levels are monitored and control options are assessed and changed as necessary.
Staff are planning to develop similar signage at sites which can be left to flood with minimal to
no impact to Township infrastructure.

After reviewing practices of other jurisdictions, staff do not recommend any best management
practice amendments to the Policy. However, staff will be updating the Guidelines to include the
use of informative signs, similar to the Metro Vancouver example.

Serious Harm to Fish or Fish Habitat:

In reviewing a principle that states: “'that if a dam may result in serious harm to fish or fish

habitat that this would be an additional reason for removal”, it should be noted that “serious
harm to fish or fish habitat” is no longer a term used in the Fisheries Act. In late 2019, the

Fisheries Act was revised which resulted in the change to “harmful alteration, disruption or

destruction of fish habitat and/or death of fish”.

Over the years staff have conversed with Fisheries and Oceans Canada (DFO) and Ministry of
Forest Lands Natural Resource Operations and Rural Development (FLNRORD) agencies and
have been advised although beaver dams may cause hindrances to the movement of fish
through a system, they are natural features and obstacles that fish must manage in nature.

Additionally, provincial WSA Instream Works Standards and Best Practices (MOE 2004)
recognizes that beaver dams may restrict fish passage, but that fish are often able to migrate
through dams via small rivulets around the dam or when stream flows overtop the dam. Itis
also recognized that flooding caused by beaver activity can create valuable off-channel and
overwintering fish habitat and permanent ponds that can be critical in supporting ecological
diversity, seasonal changes within streams, renewal of riparian vegetation and organic soils,
and provide water reserves for fish and aquatic wildlife habitat during the summer months. “In
that respect, beaver dams contribute to overall watershed health and biodiversity” (MOE 2004).

Subsequently, staff do not recommend including “serious harm to fish or fish habitat” in the
Policy as a principal for beaver dam removal. In the infrequent situation where there is enough
evidence that a natural dam (beaver or debris) is causing “serious harm to fish or fish habitat”
staff would report it to DFO and/or FLNRORD for review and advice, as they are the regulatory
authorities over fish and wildlife.

Housekeeping Amendments:

A number of housekeeping amendments are proposed in Table 2 along with a brief rationale.
The housekeeping changes are also presented in the amended Policy, included as Attachment D.
These amendments reflect experience gained following previous implementation of the Policy.
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Section

I

2.3

N

N
N

N
w

N
N

o [ [

4.4(ii)

4.4(ii)

4.4(iv)

4.4(v)

4.4(vi)

(6]

N

0.1

Table 2. Summary of Housekeeping Changes

Replaced “such as” with “including, but
limited to”

Added period to end of sentence

Replaced “water courses” with
“watercourses”

Replaced “such as” with “including, but
limited to”

Added “acts and”; Replaced *,
including” with “; as well as,”; Replaced
“guidelines” with “Guidelines”

Replaced “and non-invasive steps,
including” with “steps starting with the
least invasive. Steps may include, but
are not limited to,”

Replaced “wrapping” with “protection”

Added “or culvert protection”

Added “Installing exclusion fencing”

Replaced “Hand removal of dams” and
“Removal of debris and blockages” with
“Hand removal of dams, debris and
blockages”

Removed “Other non-invasive
approaches, as possible.”

Added “If other less invasive options
prove unsuccessful, machine removal of
dams, debris and blockages, as
necessary.”

Replaced “damage, and risk to public
safety” with “risk to public safety and
damage to property and infrastructure is
available”; Replaced “is available” with
“ they”

Amendment for clarification
Grammar

Grammar

Amendment for clarification

Amendment to reword for clarification and
reflection of current practice

Amendment to reword for clarification and
reflection of current practice

Amendment to reword for clarification as tree
protection may include wrapping or installation
of fencing or other methods as best
management practices evolve

Amendment to reflect current practice

Amendment to reflect current practice

Amendment for clarification and to reflect current
practice

Amended as this is covered by amendment of
4.4 above

Additional item added to policy to document
current practice

Amendment for clarification
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Financial Implications:
Since the 2017 Policy update and the reduction in trapping, costs for managing beaver dams

have increased. However, Council has been supportive in approving the requested budget
increases, which have allowed staff to continue to primarily use non-invasive methods. The
recommendations made in this report can be implemented within existing operating budgets.
Staff will continue to stay up to date with the latest methods for beaver management, and as
new methods or technologies become available the Guidelines will be updated, and any Policy
amendments will be presented to Council for their consideration.

Respectfully submitted,

Jennifer Elderkin

CONSTRUCTION MANAGER

for
ENGINEERING DIVISION

ATTACHMENT A Beaver and Beaver Dam Management Guidelines
ATTACHMENT B Beaver and Beaver Dam Management Fact Sheet
ATTACHMENT C 2020 Beaver Site Map

ATTACHMENT D Policy No. 05-205, as amended
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ATTACHMENT A

BEAVER AND
BEAVER DAM MANAGEMENT

Legal Requirements

Local Government

Acts and regulations exist at both the provincial and Act

federal levels to protect fish and wildlife species and |

their habitats; as well as, protecting water quality Wildlife Act |
and quantity. Local governments may also have Wl Y°“',a:‘d
local bylaws that deal with works in and around ater yau d
Sustainability propose
water. Act works
Under the BC Wildlife Act it is an offence to “disturb, _ \
molest, or destroy” a beaver den, house, or dam  |_Fisheries Act | Local Government
unless you are a trapper as licensed under the Act. Bylaws

Alteration or removal of a dam is permitted under

the BC Wildlife Act “to provide irrigation or drainage under lawful authority for the protection of property” and
under the BC Water Sustainability Act “for drainage purposes with specific restrictions”. To remove a beaver dam,
located in a watercourse, one must have the permission of the landowner and have applicable Wildlife Act
Permits and Water Sustainability Act Notifications via the BC Ministry of Forests, Lands, Natural Resource
Operations, and Rural Development (FLNRORD) prior to the commencement of works.

The federal Fisheries Act regulates fish and fish habitat in Canada. Section 35 of the Act prohibits “harmful
alteration, disruption or destruction of fish habitat” (HADD) unless authorized by Fisheries and Oceans Canada
(DFO). For works that may result in a ‘HADD’ DFO must be contacted/notified prior to commencement of works.

Township of Langley’s Approach

According to Township of Langley (Township) policies #05-002 Private Property — Entering And Working On
(revised 2016) and #05-205 Control of Nuisance Animals (revised 2017) the Township will typically only
undertake works on Township property* unless under specific circumstances (i.e. risk to public safety).

*Township property = simple parcels of land and/or improvements as well as roads, right-of-ways, or
works owned or operated by the Township including those held in trust by the Township.

When a problem beaver dam is identified on Township property, staff only considers complete removal of the dam
or other structures if it is deemed an emergency, and after all other management tools and options have been
reviewed. To remove a beaver dam in a watercourse, the Township follows the BC “Best Management Practices
for Instream Works” protocols (MOE, 2004). This involves the Township working with a Qualified Environmental
Professional (QEP) to assess the proposed works. In some cases, the QEP will also monitor the works and
submit notifications and reports to FLNRORD (and DFO if applicable).

In the event that removal of a beaver(s) is deemed necessary (i.e. immediate threat to public safety), beaver
trapping is undertaken by a licensed trapper. All trapping is conducted in accordance with local, provincial, and
federal regulations. However, in all instances the Township tries to work with area landowners and residents to
accept a certain level of flooding caused by beavers; therefore, reducing the need to conduct dam removals,
habitat alterations, and trapping.

Note: All beaver management issues / works on private land are the responsibility of the property owner.

Township of Langley Beaver Management, 2020
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0.1

BEAVER MANAGEMENT
ON PRIVATE LANDS

For beaver management issues on private lands, the landowner (owner) is responsible for all management
activities and applicable regulatory agency contacts. To remove a beaver structure located within a watercourse
the BC Ministry of Forests, Lands, Natural Resource Operations, and Rural Development (FLNRORD) will require
contact prior to works in order to notify and obtain applicable permits/approvals for said works. Should the project
result in “harmful alteration, disruption or destruction of fish habitat” (HADD), Fisheries and Oceans Canada
(DFO) would also require contact. In the event that beaver trapping works are necessary, the owner may be
required to hire a fully licensed professional trapper (trapper).

Beaver Dam, Den, or House Management Procedures:

e Removal or alteration via powered machinery must be conducted under BC Natural Resources (and
potentially DFO) notifications/permits. Typically, notifications must be submitted to the agencies at least 45-
days prior to works.

e For removal or alteration via hand-tools or non-mechanized methods - a registered trapper may have a
standing agreement for selective hand removal of beaver dams and related debris under their Trapping
License. If there is such an agreement, the trapper may be able to conduct these works without prior
notification or approval from FLNRORD. Alternatively, the owner may use this method of dam removal if the
owner notifies the appropriate regulatory agencies prior to works (see above).

Some alternative Beaver Management Methods:

1. Installing fences and/or barriers around culverts, drains, structures, and trees to keep beavers away.

2. Wrapping heavy gauge wire mesh around trees to prevent beavers from "working" on them.

3. Using low-voltage electric fencing to isolate areas or stands of vegetation from the beavers.

4. |Installing a beaver pond leveler or other device in the dam in order to maintain desired water levels
upstream and downstream of the dam; must be done under FLNRORD (and possibly DFO)
notifications/permits/approvals).

Contacts:

Front Counter BC (BC Permitting and Licensing — for FLNRORD contact) / Ph: 604.586.4400 or 1-877-855-3222
E-Mail: FrontCounterBC@gov.bc.ca / website: http://www.frontcounterbc.gov.bc.ca/
More information — https://portal.nrs.gov.bc.ca/web/client/-/dens-and-dam-management

Fisheries and Oceans Canada (British Columbia Regional Office)/ Ph. 1-866-845-6776
200 - 401 Burrard Street, Vancouver, British Columbia V6C 3S4 / Email: ReferralsPacific@dfo-mpo.gc.ca
More information - http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html

Langley Environmental Partners Society (LEPS) — assistance with alternative beaver management methods
Unit 201 - 22071 48" Avenue, Langley, BC
Ph. 604.532.3511 - Website: http://www.leps.bc.ca/

Professional Trappers: look up ‘wildlife trappers’ or ‘BC Trapping Association’ in the yellow pages or search on-
line for additional companies/services.

Disclaimer: It is the responsibility of the landowner to determine if any applicable regulatory notifications/permits/approvals
are required, submitting for said notifications/permits/approvals (if applicable), and for the scheduling of works and all of the
associated costs involved with the beaver management issues. The owner is also responsible to ensure that the chosen
trapper (if applicable) has current, up-to-date, professional certification, government licensing, and any withstanding
agreements. The Township encourages the use of alternative beaver management methods wherever feasible; however, it
neither promotes nor discourages the use of beaver trapping, beaver dam removal, or beaver habitat alteration as a
control/management method.

Township of Langley Beaver Management, 2020
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ATTACHMENT B

FACT SHEET

BEAVER & BEAVER DAM
MANAGEMENT

Definition: Actions taken to control beaver populations and their effects on local watercourses.

Why Is Beaver Control Needed?

As we know, beavers build dams to create habitat for themselves. In doing so, they can
create chaos for others. In urban environments, beaver activity can cause flooding,
damage to infrastructure (e.g., culverts and roads), loss of trees, and other hazards and
risks to private and public property and public safety. Therefore, management of
beavers, dens, and dams is a necessary part of municipal operational activities.
However, it is important to note that beavers, through the construction of dams and the
ponds that form behind them, create some excellent summer and winter habitat for fish
and other wildlife.

Tips for Beaver Management

Improper removal of a beaver dam can have negative impacts to fish/wildlife, fish/wildlife
habitat, channel stability, and downstream users and landowners. When possible, one
must consider options other than complete removal of a dam. For example, partial
removal of the dam may provide adequate drainage conveyance. Alternatively, various
products are available to help beavers and people to coexist (e.g. installation of a pond
leveler).

Steel fence post

Beaver dam

www.flemingoutdoors.com
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FACT SHEET

BEAVER & BEAVER DAM
MANAGEMENT

Beaver Dam Removal

If dam removal is necessary, it is important to ensure that accumulated sediment upstream of the dam is not released
in a concentrated pulse and that flow velocities will not erode the banks of downstream reaches. The following are
some ‘KEY’ best management practices for dam removal:

e Remove the dam SLOWLY. By notching the dam, lower the water levels in steps allowing water levels
to equalize before notching again to a lower level. This will minimize the chance of releasing a sudden
flush of sediment downstream and minimize the potential for fish/amphibian stranding upstream.

e Remove all dam materials from the site so other beavers do not re-use the material, and to ensure that
the material does not end up in the watercourse where it could impede flow and cause flooding.

e Install sediment control measures downstream of the dam to contain sediment stored behind the dam.
e It may be important to install some type of beaver exclusion methods or consider having a licensed

trapper physically remove the beaver(s) before undertaking dam removal activities, as the beaver(s) will
try to re-build the dam and any removed or disturbed structures within their territory.

You can find further information on best management practices for beaver
and beaver dam removal in the BC’'s Standards and Best Practices for
Instream Works, available online at:

https://www?2.gov.bc.ca/assets/gov/environment/natural-resource-
stewardship/best-management-practices/iswstdsbpsmarch2004.pdf

0.1 - Page 11
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0.1
ATTACHMENT D

COUNCIL POLICY

Subject: Control of Nuisance Animals Policy No: 05-205
Previous Policy No: 05-745
Approved by Council: 1998-09-21
Revised by Council: 2016-05-30
Revised by Council: 2017-03-06

Revised by Council:

1. Purpose

1.1. To provide direction for Township staff in resolving drainage problems
resulting from activities of animals including, but not limited to, beavers
and muskrats.

2. Background

2.1.  Flooding of municipal and private property and damage to culverts, roads
and dykes has resulted from activities of animals such as beavers and
muskrats.

2.2. Itis important to manage the activities of animals to protect municipal
infrastructure and public safety.

2.3. Managing the activities of wildlife must reflect a balanced approach to
protecting infrastructure, public safety and the environment.

3. Related Policy
3.1. 05-002 Private Property - Entering and Working On

4. Policy

4.1.  Township property, including roads and gravel pits, and private property
has been subject to flooding by activities of beavers. Culverts and
watercourses of various sizes have been obstructed by these animals
resulting in potential liability from flooding, and road damage from
overtopping and erosion. Significant costs are incurred in clearing these
obstructions.

4.2. Dykes are subject to damage from burrowing by animals including, but
not limited to, muskrats and beavers. Burrowing can result in weakening
of the dykes, and can provide a passage for flood waters that could
eventually compromise the structural integrity of the dyke and flood public
and private land and improvements.

0.1 - Page 13
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Control of Nuisance Animals
Page 2

4.3. Management of beavers shall be performed in accordance with
applicable acts and regulations; as well as, Township of Langley’s Beaver
and Beaver Management Guidelines, as amended from time to time, to
reflect best management practices, industry standards and latest
technology.

4.4. Management of beavers shall consist of a series of progressive,
coordinated steps starting with the least invasive. Steps may include, but
are not limited to, the following:

i. Monitoring

ii. Tree protection

iii. Installing pond levelers or culvert protection
iv. Installing exclusion fencing

V. Hand removal of dams, debris and blockages

4.5. If other less invasive options prove unsuccessful, machine removal of
dams, debris and blockages, as necessary.

4.6. When no other effective means of preventing or controlling the potential
risk to public safety and damage to property and infrastructure is
available, due to the activities of these animals, they may be removed by

trapping.

4.7.  Atrapper, duly licensed under the provisions of Provincial and/or Federal
legislation, must be contracted to remove the nuisance animals.
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