Township of REGULAR MEETING OF
Langley TOWNSHIP COUNCIL
o AGENDA

Monday, November 4, 2024 at 1:30pm
Fraser River Presentation Theatre
4t Floor, 20338 — 65 Avenue, Langley, BC

Est. 1873

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF
THE COAST SALISH PEOPLES

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

1. Regular Council Meeting — November 4, 2024

That Council adopt the agenda and receive all agenda items of the
Regular Council meeting held November 4, 2024.

B. ADOPTION OF MINUTES

1. Regular Council Meeting — October 21, 2024

That Council adopt the Minutes of the Regular Council meeting held
October 21, 2024.

C. DELEGATIONS

1. Brad Hendy
File 0550-07

Request by Brad Hendy, to appear before Council to discuss a proposal for

the use of the salishan by the River facility for their annual production of
Bard in the Valley.

D. PRESENTATIONS

1. Langley Community Health & Hospital Foundation

Presentation by Heather Scott, Executive Director, Langley Community
Health & Hospital Foundation, regarding the Foundation’s rebrand,
accomplishments and future campaigns.

Clerk’s Note: Presentation was approved by Council at the October 21, 2024
Regular meeting.
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E. REPORTS TO COUNCIL

1. Agricultural Land Commission Application
No. 100460 (Lee / 6616 — 240 Street)
Report 24-218
File CD 11-15-0019

That Council advise the Agricultural Land Commission that the
subdivision application on behalf of the owners of the property located at
6616 — 240 Street within the Agricultural Land Reserve complies with the
minimum parcel size provisions of Suburban Residential Zone SR-1 of the
Township’s Zoning Bylaw and request consideration based on agricultural
merits.

2. Health Canada Emergency Treatment Fund
Grant Request
Report 24-216
File ENG 1855-35

That Council authorize an application to Health Canada’s Emergency
Treatment Fund for $850,000 for the Community Safety Engagement Unit
Pilot: Mobile Outreach and Harm Reduction Initiative.

F. BYLAWS FOR FIRST AND SECOND READING

1. Official Community Plan Amendment and
Rezoning Application No. 100287
(1104815 BC Ltd. / Paramorph Architecture Inc. /
6705 and 6731 Willowbrook Connector and
6785 — 208 Street)
Bylaw No. 6043
Bylaw No. 6044
Report 24-217
File CD 08-14-0166

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 (Northeast Gordon Estate Neighbourhood
Plan) Bylaw 2005 No. 4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043
and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(1104815 BC Ltd.) Bylaw No. 6044 rezoning 1.8 ha (4.5 ac) of land located at
6705 and 6731 Willowbrook Connector and 6785 — 208 Street to
Comprehensive Development Zone CD-205 to facilitate development of
approximately 80 townhouses and 12 live-work townhouses, subject to the
following development prerequisites being satisfied to the acceptance of the
Township prior to final reading:
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F. BYLAWS FOR FIRST AND SECOND 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, enhanced sidewalks,
greenways, and necessary traffic improvements for 207 Street and
Willowbrook Connector, including dedications and securing the
provision and construction of 207 Street from the subject site to
67 Avenue or 68 Avenue, in accordance with the Township’s Master
Transportation Plan, Subdivision and Development Servicing Bylaw
and the Northeast Gordon Estate Neighbourhood Plan.

3. Submission of an erosion and sediment control plan 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 the Subdivision and Development Servicing Bylaw
(Schedule | — Tree Protection).

5. Dedication and construction of a 4.5 m (14.7 ft) wide street
greenway on the west side of Willowbrook Connector and a 3.0 m
(9.8 ft) wide recreational greenway at the south boundary of the site,
including final acceptance of the greenway landscape design plans,
sidewalk/trail alignment, signage, landscape details, and security.

6. Registration of restrictive covenants acceptable to the Township:

a. restricting development until a Development Permit is issued
for the site and incorporating a Landmark Amenity in
compliance with the Northeast Gordon Estate
Neighbourhood Plan

b. prohibiting vehicular access to Willowbrook Connector

c. prohibiting clearing of the site (with the exception of servicing
access areas) until such time as 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)
is accepted by the Township

d. identifying the units (5% of townhouse units) required in
accordance with the Schedule 2 — Adaptable Housing
Requirements of the Township’s Official Community Plan

e. prohibiting parking on internal strata roadways (other than in
clearly identified parking spaces)

f. prohibiting garages from being developed for purposes other
than the parking of vehicles for the townhouse units and
prohibiting the development of secondary suites within
individual units

g. specifying the required building setback from the ALR for the
townhouse buildings and prohibiting the removal of
vegetation in the ALR buffer area

h. notifying property owners of the proximity of the ALR and of
the potential for sound, odour and airborne impact from
natural farm activities.
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10.

11.

12.

13.

Registration of a reciprocal access easement over 6705 and

6731 Willowbrook Connector and 6785 — 208 Street for the
purposes of access to 68 Avenue via land located to the north at
20792 — 68 Avenue.

Registration of a statutory right-of-way over 6705 and

6731 Willowbrook Connector and 6785 — 208 Street for the
purposes of a shared pedestrian pathway from 207 Street to
Willowbrook Connector.

Detailed design and construction of the Blue Link, including tree
retention.

Registration of a statutory right-of-way over 6705 and

6731 Willowbrook Connector and 6785 — 208 Street for the purpose
of accommodating the Blue Link.

Dedication, detailed design and construction of the south half of the
Urban Green (approximately 606 m? (6,522 ft?)) in coordination with
adjacent development (ToL Project No. 08-14-0237).

Compliance with the Community Amenity Contributions Policy, the
Willoughby Greenway Amenity Policy, and the 5% Neighbourhood
Park Land Acquisition Policy.

Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Development Engineering and

Green Infrastructure Services administration fees, Development
Works Agreement (DWA) and Latecomer charges.

That Council consider that Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998
No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan)
Bylaw 2005 No. 4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043 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, Housing Needs Report and with the consultation requirement of
Official Community Plan Consultation Policy (07-160).

That Council authorize staff to schedule the required Public Hearing for
Bylaws No. 6043 and 6044.

Explanation — Bylaw No. 6043

Bylaw No. 6043 amends the Willoughby Community Plan by redesignating the
properties located at 6705 and 6731 Willowbrook Connector from Suburban
Residential to Multi Family. Bylaw No. 6043 also amends the Northeast
Gordon Estate Neighbourhood Plan by redesignating the west portion of
6785 — 208 Street from Medium Density Apartment (1.9 FSR) to Townhouse
(22 UPA).
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F. BYLAWS FOR FIRST AND SECOND READING

Explanation — Bylaw No. 6044

Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at
6705 and 6731 Willowbrook Connector and 6785 — 208 Street to
Comprehensive Development Zone CD-205 to facilitate development of
approximately 80 townhouses and 12 live-work townhouses.

G. BYLAWS FOR FIRST, SECOND AND THIRD READING

1. Highway Closure, Dedication Removal and Disposal
(1358212 BC Ltd.)
Bylaw No. 6068
Report C24-34
File CA PM003206

That Council give first, second and third reading to “Highway Closing and
Dedication Removal (1358212 BC Ltd.) Bylaw No. 6068”.

Explanation — Bylaw No. 6068

Bylaw No. 6068 authorizes the closure and highway dedication removal from
a portion of 72 Avenue between Crush Crescent and Smith Crescent.

Clerk’s Note: No report is included in the Regular agenda package as this was dealt
with as a property matter October 21, 2024.

2. Council Procedure Bylaw Amendment
Bylaw No. 6071
Report 24-214
File LS 3900-25

That Council give first, second and third reading to “Council Procedure Bylaw
2016 No. 5199 Amendment Bylaw No. 6071”.

Explanation — Bylaw No. 6071
Bylaw No. 6071 amends the Council Procedure Bylaw to expand the

permitted use of electronic or other communication meeting attendance by
Council members.

H. BYLAWS FOR CONSIDERATION AT THIRD READING
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. BYLAWS FOR FINAL ADOPTION

1. Official Community Plan Amendment and
Rezoning Application No. 100237 and
Development Permit No. 101350
(ML Emporio Project Management Ltd. /
20117 — 84 Avenue)

Bylaw No. 5974
Bylaw No. 5975
Report 24-03

File CD 08-26-0227

That Council give final reading to “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1988

No. 3800 Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995
Amendment (ML Emporio) Bylaw No. 5974”, and

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (ML Emporio)
Bylaw No. 5975”.

Explanation — Bylaw No. 5974

Bylaw No. 5974 amends the Carvolth Neighbourhood Plan for 0.95 ha

(2.3 ac) of land located at 20117 — 84 Avenue to increase the floor space
ratio permitted in the Medium Density Apartment land use designation. The
amendment is required to facilitate the development of two apartment
buildings consisting of 273 apartment units.

Explanation — Bylaw No. 5975

Bylaw No. 5975 rezones 0.95 ha (2.3 ac) of land located at
20117 — 84 Avenue from Suburban Residential Zone SR-2 to
Comprehensive Development Zone CD-200 to accommodate the
development of 273 apartment units.

Development Permit No. 101350

That Council authorize issuance of Development Permit No. 101350
(ML Emporio Project Management Ltd. / 20117 — 84 Avenue) in accordance
with Attachment B 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 with the Subdivision and Development Servicing Bylaw
(Schedule | - Tree Protection), the Township’s Street Trees and Boulevard
Plantings Policy and Age-Friendly Amenity Area requirements.

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

Sign Bylaw.

All rooftop mechanical equipment to be screened from view.

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

Q
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. BYLAWS FOR FINAL ADOPTION

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 a 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 from the owner and landscape architect or arborist
that tree protection fencing identified in the tree management plan is in
place.

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

Clerk’s Note: Please note that all development prerequisites listed in the

Community Development Division report to Council of January 15, 2024 attached to
the Bylaw have been satisfactorily addressed. The Public Hearing for the Bylaws was
held on January 29, 2024 with third reading given on January 29, 2024.

J. ITEMS FROM PRIOR MEETINGS

The following item was deferred at the October 7, 2024 Public Hearing
meeting:

1.

Official Community Plan Amendment and
Rezoning Application No. 100286 and
Development Permit Application No. 101391
(Langley Properties / 20615, 20643 and

20663 — 67 Avenue; 20636, 20657, 20658, 20685,
20714 and 20738 — 68 Avenue)

Bylaw No. 6055

Bylaw No. 6056

Report 24-192

File CD 08-14-0237

DEFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Ferguson,

That Council defer third reading of “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998

No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw
2005 No. 4475 (Langley Properties) Bylaw No. 6055”, and



November 4, 2024
Regular Council Meeting Agenda -8-

J. ITEMS FROM PRIOR MEETINGS

“Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(Langley Properties) Bylaw No. 6056” to the November 4, 2024
Regular Council Meeting.

CARRIED

Development Permit No. 101391

Running concurrently with this Bylaw is Development Permit No. 101391
(Langley Properties / 20615, 20643 and 20663 — 67 Avenue; 20636, 20657,
20658, 20685, 20714 and 20738 — 68 Avenue) in accordance with
Attachment A subject to the following conditions:

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

b. Landscape plans included in Schedule “B” and in compliance with the
Subdivision and Development Servicing Bylaw (Schedule | - Tree
Protection) and the Township’s Street Trees and Boulevard Plantings
Policy.

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 rooftop mechanical equipment to be screened from view by compatible
architectural treatments.

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

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

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

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

Clerk’s Note: Please refer to the memorandum from the Community Development
Division regarding the status of the timeline to construct a necessary school for the
Willoughby slope, Item N.2.
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J. ITEMS FROM PRIOR MEETINGS

The following item was deferred at the October 21, 2024 Regular Council meeting:

2.

Capital Request - Fraser Highway
Functional Design and Construction of
Fraser Highway 24300 to 24600 Block
Report 24-211

File ENG 5330-23-159

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Baillie,

That Council pre-approve in the 2025 Capital Budget the use of up to
$2,900,000 from Water Capital Works Reserve for the ultimate watermain
design along the Fraser Highway corridor (228 Street to 264 Street), along
240 Street (Fraser Highway to 52 Avenue) and along 248 Street

(Fraser Highway to 44 Avenue).

That Council pre-approve in the 2025 Capital Budget the use of up to
$1,000,000 from Sewer Capital Works Reserve for the ultimate sanitary trunk
sewer design along the Fraser Highway corridor (252 Street to 236 Street).

DEFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Baillie,

That this motion be deferred to the November 4, 2024 Regular Council
Meeting.

CARRIED

Mayor Woodward has directed reconsideration of the following motion, as
amended, from the October 21, 2024 Regular Meeting of Council in accordance
with Section 131 of the Community Charter:

3.

Business, Secondary Suite and
Liquor Licence Reform

Bylaw No. 5878

Bylaw No. 6047

Bylaw No. 6048

Bylaw No. 6049

Report 24-201

File PLI 4320-01

That Council give final reading to “Fees and Charges Bylaw 2007
No. 4616 Amendment Bylaw No. 6047”, as amended.

Explanation — Bylaw No. 6047
Bylaw No. 6047 amends the Fees and Charges Bylaw 2007 No. 4616 to add

a fee to Schedule 5. Miscellaneous Corporate to impose an “Annual
Secondary Suite Infrastructure Fee”.
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K.

MAYOR AND COUNCIL REPORT

METRO VANCOUVER AND OTHER REGIONAL COMMITTEE
REPRESENTATIVES REPORT

ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM
CLOSED MEETINGS

The following information has been brought forward from the
October 21, 2024 Closed Council meeting for public information:

1.

Recreation, Culture and Parks Advisory Committee

That Councillor Pratt be appointed as a Council representative to the
Recreation, Culture and Parks Advisory Committee.

CARRIED

Section 90(1) (a) Personnel

FOR INFORMATION

Agricultural Land Commission Decisions Third Quarter 2024
(July — September)

Memorandum — Community Development Division

File 6635-01

School District #35 Response regarding Timeline to
Construct School for Willoughby Slope
Memorandum — Community Development Division

File 08-14-0237

2025 Collection Area Adjustments
Memorandum — Public Works Division
File 5360-02-001

Seniors Advisory Committee
Minutes — October 16, 2024
File 0540-20

Agricultural Advisory Committee
Minutes — October 23, 2024
File 0540-20
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O. MOTIONS ARISING FROM INFORMATION

P. OTHER BUSINESS

Mayor Woodward presented the following Notices of Motion within the deadlines
according to Council’s policy:

1. Township of Langley Development Cost Charges Bylaw Considerations

Whereas:

1. Township of Langley’s Development Costs Charges program has been
subject to ongoing significant increases due to higher costs, including for
construction and land acquisitions, as well as other inflationary pressures;

2. The Township of Langley had not previously provided for smaller annual
increases for its Development Cost Charges, in accordance with the
applicable Provincial legislation, necessitating repeated, infrequent and
much larger multi-year catchup increases that have in turn placed
additional economic pressure on in-stream housing development in the
Township of Langley;

Therefore be it resolved that Council directs staff to report to Council with
options regarding Development Cost Charges Bylaw No. 5897 adopted
on January 29, 2024, and amended on September 9, 2024, to implement
a longer-term implementation, if possible.

2. Urban Road Upgrades for 228 Street
Be it resolved that Council directs staff to report to Council on the potential
upgrade of 228 Street between Fraser Highway and 48 Avenue to an urban
road standard applicable and appropriate for its adjacency to industrial,
institutional and townhouse land uses.

3. Budget Process Streamlining and Refinements

Be it resolved that Council hereby rescinds and refers Council Policy 03-842
Budget Directives back to staff for improvements to achieve staff time
reductions and process refinements that may be appropriate for Council to
consider for the upcoming 2025 and 2026 Five Year Financial Plans.



November 4, 2024
Regular Council Meeting Agenda -12 -

P. OTHER BUSINESS

Councillor Martens presented the following Notice of Motion within the deadlines
according to Council’s policy:

4. Veterans Memorial Crosswalk

Be it resolved that Council direct staff to report to Council on potential
locations, designs and costs, in consultation with the Royal Canadian Legion,
for the installation of a special crosswalk that honours our veterans, and to be
considered for Remembrance Day 2025.

Q. TERMINATE
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Township of REGULAR MEETING OF
Langley TOWNSHIP COUNCIL
MINUTES

Monday, October 21, 2024 at 1:30pm
Fraser River Presentation Theatre
4" Floor, 20338 — 65 Avenue, Langley, BC

Est. 1873

PRESENT: Mayor E. Woodward

Councillors T. Balillie, S. Ferguson, M. Kunst, B. Martens, M. Pratt, K. Richter, R. Rindt
and M. vanPopta

C. Kooner, S. Richardson, S. Ruff, A. Ruhl, and J. Winslade
W. Bauer and K. Stepto

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF
THE COAST SALISH PEOPLES

Mayor Woodward acknowledged the Traditional Territories of the Coast Salish
Peoples.

A. ADOPTION AND RECEIPT OF AGENDA ITEMS

1. Regular Council Meeting — October 21, 2024

Moved by Councillor Ferguson,

Seconded by Councillor Rindt,

That Council adopt the agenda and receive all agenda items of the
Regular Council meeting held October 21, 2024.

CARRIED

B. ADOPTION OF MINUTES

1. Regular Council Meeting — October 7, 2024

Moved by Councillor Rindt,

Seconded by Councillor Baillie,

That Council adopt the Minutes of the Regular Council meeting held
October 7, 2024.

CARRIED

2. Public Hearing Meeting — October 7, 2024
Moved by Councillor Baillie,

Seconded by Councillor Ferguson,

B.1 - Page 1
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B. ADOPTION OF MINUTES

That Council adopt the Minutes of the Public Hearing meeting held
October 7, 2024.
CARRIED

C. DELEGATIONS

1. Ariadne Boutsakis
Stewardship Centre for BC
File 0550-07

Ariadne Boutsakis, Stewardship Centre for BC, and Tara White, C.A.R.E.S.
Cat Shelter, appeared before Council to discuss cat control bylaws and
policies. The Stewardship Centre of BC and its partners work together to
make BC a safer place for cats, birds and other wildlife. They stated that
there are approximately 20,000 to 30,000 roaming cats across the Langleys
which can lead to bird mortality and the transfer of zoonotic diseases. The
challenges faced by cat rescue organizations include funding, limited shelter
space, staff capacity and resources and support. They asked Council for the
following:

Sign a letter of support addressing the roaming cat issue.

Implement education and outreach programs.

Adopt policies and bylaws to prevent cats from roaming at large.
Help increase the impact of animal welfare organizations and
shelters on local cat welfare and wildlife conservation.

PwWDNE

D. PRESENTATIONS

E. REPORTS TO COUNCIL

1. Development Permit Application No. 101440
(Zenterra Latimer Ltd. / 7600 Block of 198B Street)
Report 24-209
File CD 08-22-0106

Moved by Councillor Rindt,

Seconded by Councillor Pratt,

That Council authorize issuance of Development Permit No. 101440 to
Zenterra Latimer Ltd. for property located in the 7600 Block of 198B Street
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 with the Subdivision and Development Servicing Bylaw
(Schedule | - Tree Protection), the Township’s Age-Friendly Amenity

B.1 - Page 2
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E. REPORTS TO COUNCIL

Area requirements and the Township’s Street Trees and
Boulevard Plantings Policy.

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. Registration of a cross access easement for the purpose of securing
shared access of the parkade between Lots 3 and 4.

e. Registration of a restrictive covenant with respect to development
sequencing to secure provision of parking.

f. Section 107.1(1) of the Township of Langley Zoning Bylaw No. 2500
being varied to permit 40 parking spaces required for Lot 4 to be located
on Lot 3.

g. Rooftop mechanical equipment to be located so that it is not visible or
alternatively screened from view by compatible architectural treatments.

h. All refuse areas to be located within buildings and/or in enclosures and
screened.

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. Landscaping and boulevard treatment being secured by letter of credit at
the building permit stage.

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

f. Compliance with the Community Amenity Contributions (CAC) Policy,
comprising a voluntary contribution of $14,006,804.20 based on current
rates.

g. Discharge and/or amend as applicable restrictive covenants CB1297899
and CB1297901 restricting building until such time as CACs have been
paid and a development permit has been issued.

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

CARRIED

2. Development Permit Application No. 101346
(Lynterra Developments 4177 Ltd. / 4185 — 208 Street)
Report 24-207
File CD 07-35-0133

B.1 - Page 3
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E. REPORTS TO COUNCIL

Moved by Councillor Rindt,

Seconded by Councillor Pratt,

That Council authorize issuance of Development Permit No. 101346 to
Lynterra Developments 4177 Ltd. for property located at 4185 — 208 Street
subject to the following conditions:

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

b. 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. 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 substantial compliance with Schedule “A” and with
the Township’s Sign Bylaw.

e. Section 602.5 — Siting of Building and Structures of Township of
Langley Zoning Bylaw 1987 No. 2500 being varied to decrease the
rear lot line setback from 3.0 m (9.8 ft) to 0 m (O ft) as indicated in
Schedule “A”.

f.  Section 602.6 — Height of Buildings and Structures of Township of
Langley Zoning Bylaw 1987 No. 2500 being varied to increase the
maximum building height from 12.0 m (39.3 ft) to 15.2 m (49.8 ft) as
indicated in Schedule “A”.

g. Section 107.5 3) — Design Criteria of the Township of Langley Zoning
Bylaw No. 2500 being varied to decrease the off-street parking area
setback from a lot line common to the parking area from 1.5 m (4.9 ft) to
0.9 m (2.9 ft).

h. Section 111.3 — Landscaping, Screening and Fencing of the
Township of Langley Zoning Bylaw 1987 No. 2500 being varied to
decrease the required landscape screen along the interior side lot line
from 2.0 m (6.5 ft) to 0.9 m (2.9 ft) and along the rear lot line from
2.0m (6.5 ft) to 1.5 m (4.9 ft) as indicated in Schedule “A”.

i. Rooftop mechanical equipment to be located so that it is not visible
from adjacent roads or alternatively screened from view by compatible
architectural treatments.

j.  Allrefuse areas to be located within buildings and/or in enclosures and
screened.

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. 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.

b. Off-site and on-site landscaping being secured by a letter of credit and
landscaping plans finalized at the Building Permit stage.

B.1 - Page 4
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E. REPORTS TO COUNCIL

c. Tree retention, replacement, and protection in compliance with the
Township’s Subdivision and Development Servicing Bylaw
(Schedule | — Tree Protection) being secured by letter of credit including
payment of associated administration fees.

d. Completion of a site specific on-site servicing and stormwater
management plan in accordance with the Subdivision and Development
Servicing Bylaw.

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

f.  Security of Highways Use Permits for all canopies and signage that
project over municipal road dedications.

g. Confirmation that sanitary servicing works completed within the City of
Langley have been completed to the satisfaction of the City of Langley.

h. Confirmation that any contamination on the site has been adequately
addressed to the acceptance of the Province of British Columbia.

i. As proposed by applicant, provision of a 4.0 m (13.1 ft) wide road
dedication along the full frontage of 208 Street and a 5.0 m (16.4 ft)
corner truncation at 42 Avenue and 208 Street.

j.  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.

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

CARRIED

MOTION

Moved by Councillor Pratt,

Seconded by Councillor vanPopta,

That any tree planted as part of Development Permit Application No.
101346, be a coniferous tree.

AMENDMENT

Moved by Councillor Pratt,

Seconded by Councillor Kunst,

That the words “where possible and appropriate” be added to the end of the
motion.

CARRIED

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

Clerk’s Note:
For clarity, the motion now reads as follows:

That any tree planted as part of Development Permit Application No.
101346, be a coniferous tree, where possible and appropriate.
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3. Development Permit Application No. 101438
(22652 Fraser Hwy Holdings Ltd. / 22652 Fraser Highway)
Report 24-208
File CD 10-32-0111

Moved by Councillor Rindt,

Seconded by Councillor Baillie,

That Council authorize issuance of Development Permit No. 101438
to 22652 Fraser Hwy Holdings Ltd. for property located at

22652 Fraser Highway 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 with the Township’s Street Tree and Boulevard Planting
Policy.

c. All signage being in substantial compliance with Schedule “A” and with
the Township’s sign bylaw.

d. 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).

e. Section 701.6 — Siting of Buildings and Structures of Township of
Langley Zoning Bylaw 1987 No. 2500 being varied from 10.0 m to 3.0 m
for the side lot line setback for proposed Building A, as shown in
Schedule “A”.

f. Registration of restrictive covenants pursuant to Section 219 of the
Land Title Act:

a. restricting access to Fraser Highway to right in right out only
movements.

b. requiring front yard landscape installation as per the ultimate
landscape design at time of frontage road construction.

g. Rooftop mechanical equipment to be located so that it is not visible from
adjacent roads or alternatively screened from view by compatible
architectural treatments.

h. All refuse areas to be located within buildings and / or in enclosures and
screened.

i. Provision of an 8.0 m wide ALR buffer along relevant property lines to be
secured by a restrictive covenant registered on title.

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 and boulevard treatment being secured by a letter
of credit at the Building Permit stage.

b. Tree retention, replacement and protection in compliance with the
Township’s Subdivision and Development Servicing Bylaw
(Schedule | — Tree Protection) being secured by letter of credit,
including payment of associated administration fees.
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c. Submission of a site specific on-site servicing and stormwater
management plan in accordance with Subdivision and Development
Servicing Bylaw.

d. Submission of an erosion and sediment control plan or exemption in
accordance with the Erosion and Sediment Control Bylaw.

e. 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.

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

CARRIED

4. Election Candidate - Financial Disclosure
Report 24-194
File CA 0530-03

Moved by Mayor Woodward,

Seconded by Councillor Ferguson,

That Council hereby petition the Province of British Columbia to pass or
amend legislation to establish rules regarding blind trusts or to require
additional financial disclosure for candidates for mayor or council.
CARRIED

Councillors Kunst, Martens, and Richter opposed

5. TransLink 2025 Funding Requests
Report 24-206
File ENG 1855-60

Moved by Councillor Rindt,

Seconded by Councillor Baillie,

That Council authorize applications for $2,514,000 in TransLink cost sharing
and preapprove Township of Langley cost sharing of $655,000, with
$123,750 funded from Transportation Development Cost Charges and
$531,250 from Capital Project Reserve in the 2025 Capital Budget.
CARRIED

6. Capital Request — Fort Langley Community Park
Sewer Upgrades
Report 24-210
File FCP 0810-30

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council authorize an increased budget allocation of $260,000 from
Sewer Capital Works Reserve to complete the Fort Langley Community
Park Sewer Upgrade project.

CARRIED
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7. Capital Request - Old Yale Road Improvements
Report 24-204
File ENG 5330-23-078

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council pre-approve the use of $9,990,000 for the reconstruction of
Old Yale Road in 2025, funded $1,600,000 from Water Capital Works
Reserve, $1,500,000 from Sewer Capital Works Reserve, $1,320,000 from
Canadian Community Building fund, $1,000,000 transfer from the Paving
Operating Budget, $2,000,000 from prior year operating surplus and
$2,570,000 from Capital Projects Reserve.

That Council authorize a Grant Application to the BC Vision Zero Road
Safety Grant Program of $20,000 to implement traffic calming on
Historic Old Yale Road.

CARRIED

8. Capital Request - Fraser Highway
Functional Design and Construction of
Fraser Highway 24300 to 24600 Block
Report 24-211
File ENG 5330-23-159

Moved by Mayor Woodward,

Seconded by Councillor vanPopta,

That Council endorse the functional designs for the Fraser Highway
corridor, as presented in Attachment A and B.

That Council pre-approve in the 2025 Capital Budget the use of up to
$9,765,000 for the construction of Phase 2 (24300 Block to 24600 Block)
widening of Fraser Highway, funded $6,895,350 from Transportation
Development Cost Charges, $69,650 from Capital Projects Reserve and
$2,800,000 from Water Capital Works Reserve.

That Council authorize applications to TransLink for $3,535,000 of cost
sharing towards Phase 2 (24300 Block to 24600 Block) widening of
Fraser Highway.

That Council authorize an application to the British Columbia Active
Transportation Infrastructure Grant program for $500,000 of funding for
Fraser Highway Multi Use Pathway (24300 Block to 24600 Block) on the
northside.
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That Council authorize an application to the British Columbia Active
Transportation Infrastructure Grant program for $500,000 of funding for
Fraser Highway Multi Use Pathway (24300 Block to 24600 Block) on the
southside.

CARRIED

Councillor Richter opposed

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Baillie,

That Council pre-approve in the 2025 Capital Budget the use of up to
$2,900,000 from Water Capital Works Reserve for the ultimate watermain
design along the Fraser Highway corridor (228 Street to 264 Street), along
240 Street (Fraser Highway to 52 Avenue) and along 248 Street

(Fraser Highway to 44 Avenue).

That Council pre-approve in the 2025 Capital Budget the use of up to
$1,000,000 from Sewer Capital Works Reserve for the ultimate sanitary
trunk sewer design along the Fraser Highway corridor (252 Street to
236 Street).

DEFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Baillie,

That this motion be deferred to the November 4, 2024 Regular Council
Meeting.

CARRIED

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council pre-approve in the 2025 Capital Budget $800,000 for the
intersection design of Fraser Highway and 240 Street from $792,000 of
Transportation Development Cost Charges and $8,000 Capital Projects
Reserve.

CARRIED

Councillor Richter opposed
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F. BYLAWS FOR FIRST AND SECOND READING

1. Official Community Plan Amendment and
Rezoning Application No. 100246 and
Development Permit Application No. 101460 and
Development Variance Permit Application
No. 100156 (Qualico Communities / 20565, 20577,
20593, 20605 - 74B Avenue and 20560, 20572, 20596,
20608 - 76 Avenue)

Bylaw No. 5957
Bylaw No. 5958
Report 24-212

File CD 08-23-0220

Moved by Councillor Pratt,

Seconded by Councillor Rindt,

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 (Yorkson Neighbourhood Plan)
Bylaw 2001 No. 4030 Amendment (Qualico Communities) Bylaw

No. 5957 and Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (Qualico Communities) Bylaw No. 5958 rezoning 4.0 ha
(9.88 ac) of land located at 20565, 20577, 20593, 20605 - 74B Avenue
and 20560, 20572, 20596, 20608 - 76 Avenue to Comprehensive
Development Zone CD-208, Residential Compact Lot Zones R-CL(SD)
and R-CL(RH) and Residential Zone R-1A to facilitate development of

52 lots (one townhouse lot with approximately 66 townhouse units, two
single family lots, 17 rowhouse lots and 32 semi-detached lots) subject to
the following development prerequisites being satisfied to the acceptance
of the Township 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 including dedications for 206 Street, 74B Avenue,

75 Avenue, 76 Avenue, internal lanes, pedestrian pathways and
greenway on the west side of 206 Street, in accordance with the
Township’s Master Transportation Plan and Subdivision and
Development Servicing Bylaw.

3. Submission of an erosion and sediment control plan 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 the Subdivision and Development Servicing Bylaw
(Schedule | — Tree Protection).

5. Registration of restrictive covenants acceptable to the Township:

a. restricting development of the townhouse lot, semi-detached
and rowhouse lots until a Development Permit is issued
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b. identifying the units (5% of single family, townhouse and
attached residential) required in accordance with the
Schedule 2 — Adaptable Housing Requirements of the
Township’s Official Community Plan

c. prohibiting parking on internal strata roadways of townhouse
development (other than in clearly identified parking spaces)

d. onlands zoned Comprehensive Development Zone CD-208,
Residential Compact Lot Zones R-CL(SD) and R-CL(RH)
prohibiting development of secondary suites within individual units
and prohibiting garages from being developed for purposes other
than parking of vehicles

e. as proposed by the applicant, maintaining single family uses on
proposed single family lots

f. protection of Streamside Protection and Enhancement Areas.

6. Acceptance of the streamside enhancement plans, fencing, signage and
security.

7. Compliance with the requirements of the Community Amenity
Contributions Policy, Willoughby Greenway Amenity Policy and
5% Neighbourhood Park Land Acquisition Policy.

8. Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Development Engineering and Green
Infrastructure Services administration fees, Development Works
Agreement (DWA) and Latecomer charges.

That Council consider that Langley Official Community Plan Bylaw 1979

No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998

No. 3800 Amendment (Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030
Amendment (Qualico Communities) Bylaw No. 5957 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, Housing Needs Report
and with the consultation requirement of Official Community Plan Consultation
Policy (07-160).

That Council at time of final reading of Bylaws No. 5957 and 5958 authorize
the issuance of Streamside Protection Development Permit No.101460 in
accordance with Section 4.20 of Schedule 3 of the Official Community Plan,
subject to the following conditions:

a. Township acceptance of a submission addressing information
requirements outlined in Section 4.20 of Schedule 3 of Langley Official
Community Plan Bylaw 1979 No. 1842.

b. Protection of Streamside Protection and Enhancement Development
Permit Areas (SPEASs) as shown on “Schedule B” to the acceptance of the
Township.

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.
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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.

e. Commencement of accepted streamside enhancement and restoration
works within 30 days of SPEA disturbance.

That Council at the time of final reading of Bylaws No. 5957 and 5958
authorize the issuance of Development Variance Permit No. 100156 as
follows:

a. Section 401.5 (3) — Siting of Buildings and Structures of Township of
Langley Zoning Bylaw No. 2500 is hereby varied to reduce the
minimum side lot line setback requirement for a detached garage
abutting a lane from 1.5 m to 1.2 m on proposed Lots 31 and 32,
indicated on “Schedule A”.

b. Section 401.8 — Subdivision Requirements (rear loaded lot) of
Township of Langley Zoning Bylaw No. 2500 is hereby varied to
reduce the minimum lot depth requirement on proposed Lot 31 from
28.0 m to 26.4 m, indicated on “Schedule A”.

That Council authorize staff to schedule the required Public Hearing for
Bylaws No. 5957 and 5958 in conjunction for Development Permit No. 101460
and Development Variance Permit No. 100156.

CARRIED

G. BYLAWS FOR FIRST, SECOND AND THIRD READING

BYLAWS FOR FIRST, SECOND, THIRD READING AND
FOR FINAL ADOPTION

1. Residential Sales Centres
Bylaw No. 6046
Report 24-202
File CD BA000049

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council give first, second, third and final reading to Township of Langley
Zoning Bylaw 1987 No. 2500 Amendment (Residential Sales Centres) Bylaw
No. 6046.

CARRIED
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l. BYLAWS FOR CONSIDERATION AT THIRD READING

1. Official Community Plan Amendment and
Rezoning Application No. 100242
(Isle of Mann Property Group / 7258, 7240 — 210 Street;
21031, 21133, 21156, and 21081 — 72 Avenue and
21300 Block of 72 Avenue)
Bylaw No. 5836
Bylaw No. 5837
Report 24-213
File CD 08-24-0093

Moved by Councillor Rindt,

Seconded by Councillor vanPopta,

That Council give third reading to Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998
No. 3800 Amendment (Northeast Gordon Estate Neighbourhood Plan)
Bylaw 2005 No. 4475 Amendment (Isle of Mann Property Group) Bylaw
No. 5836 and Township of Langley Zoning Bylaw 1987 No. 2500
Amendment (Isle of Mann Property Group) Bylaw No. 5837 rezoning
6.93 ha (17.12 ac) of land located at 7258, 7240 — 210 Street; 21031,
21133, 21156, 21081 — 72 Avenue and 21300 Block of 72 Avenue to
Comprehensive Development Zone CD-176 to facilitate the development
of approximately 315 townhouse units, subject to the following
development prerequisites being satisfied to the acceptance of the
Township 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 and driveway locations including dedication of the
north half of 72 Avenue (including greenway), Smith Crescent and
Crush Crescent to ultimate condition, the east half of 210 Street
(including turnaround at 73A Avenue) in accordance with the
Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Northeast Gordon Estate
Neighbourhood Plan.

3. Completion of a road closure bylaw for the portion of 72 Avenue
between Crush Crescent and Smith Crescent.

4. Completion of a subdivision to create separate lots for each
townhouse site (and registration of cross access easements), the
stormwater detention facility and the McGillivray Heritage Residence.

5. Dedication and construction of a 4.5 m wide street greenway on the
north side of 72 Avenue and Crush Crescent including final
acceptance of the greenway landscape design plans, sidewalk/trail
alignment, signage, landscape details and security.

6. Provision of an ALR buffer in accordance with the Northeast Gordon
Estate Neighbourhood Plan, including associated 3 m wide trail
(Arbour Ribbon).
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7. In accordance with the provisions of Section 4.2.13 of the
Northeast Gordon Estate Neighbourhood Plan, provision of a wildlife
corridor along the south portion of the site connecting the wildlife
tunnel on the north side of 72 Avenue to 210 Street.

8. Submission of an erosion and sediment control plan in accordance
with the Erosion and Sediment Control Bylaw.

9. 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).

10. Secure a community stormwater detention site to serve the
catchment area in compliance with the Subdivision and Development
Servicing Bylaw to the acceptance of the Township of Langley.

11. Registration of restrictive covenants acceptable to the Township:

a. restricting development until a Development Permit is issued
for the site

b. prohibiting clearing of the site (with the exception of servicing
access areas) until such time as 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),
is accepted by the Township

c. identifying the units (5% of townhouse units) required in
accordance with the Schedule 2 — Adaptable Housing
Requirements of the Township’s Official Community Plan

d. protection of Streamside Protection and Enhancement Areas
and acceptance of the streamside enhancement plans,
fencing, signage, and security

e. prohibiting parking on internal strata roadways (other than in
clearly identified parking spaces)

f. prohibiting garages from being developed for purposes other
than the parking of vehicles for the townhouse units, and
prohibiting the development of secondary suites within
individual units

g. prohibiting access to the site from 72 Avenue and
Crush Crescent

h. securing building setbacks, buffer areas, and agricultural
awareness considerations in accordance with Section 4.3.5 of
the Willoughby Community Plan.

12. Registration of a cross access easement in favour of the McGillivray
Heritage Residence property over the proposed Townhouse site.

13. Registration of cross access easements over the proposed townhouse sites
in favour of each other to provide access.

14. Council adoption of a Heritage Revitalization Agreement
Authorization Bylaw with respect to restoration and relocation of the
McGillivray Heritage Residence.

15. Compliance with the Community Amenity Contributions (CAC) Policy,
comprising a total voluntary community amenity contribution of
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$7,087,500 in support of the proposed OCP amendment and
rezoning.

16. Compliance with the Willoughby Greenway Amenity Policy, and
5% Neighbourhood Park Land Acquisition Policy.

17. Payment of applicable Neighbourhood Planning Administration fees,
supplemental Rezoning fees, Development Engineering and Green
Infrastructure Services administration fees, Development Works
Agreement (DWA) and Latecomer charges.

That Council consider that Langley Official Community Plan Bylaw 1979

No. 1842 Amendment (Willoughby Community Plan) Bylaw No. 1998 No. 3800
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005

No. 4475 Amendment (Isle of Mann Property Group) Bylaw No. 5836 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, Housing Needs
Report and with the consultation requirement of Official Community Plan
Consultation Policy (07-160).

REFERRAL

Moved by Councillor Ferguson,

Seconded by Councillor Baillie,

That Official Community Plan Amendment and Rezoning Application
No. 100242 be referred to staff for a public hearing.

CARRIED

J.  BYLAWS FOR FINAL ADOPTION

1. Designation of Willowbrook Transit-Oriented Area
Bylaw No. 6021
Report 24-110
File BLSI LRP00026

Moved by Councillor Pratt,

Seconded by Councillor Baillie,

That Council give final reading to “Willowbrook Transit-Oriented Area
Designation Bylaw No. 6021”.

DEFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That consideration of J.1 be deferred until the 2024 Provincial Election Final
Count is completed and the election results are officially confirmed, to be
further considered by Council no sooner than the November 18, 2024,
Regular Meeting of Council.

CARRIED

Councillor Richter opposed
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2. Provincial Housing Legislation —
Small-Scale Multi-Unit Housing
Bylaw No. 6020
Report 24-114
File BLSI LRP00026

DEFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Baillie,

That consideration of J.2 be deferred until the 2024 Provincial Election Final
Count is completed and the election results are officially confirmed, to be
further considered by Council no sooner than the November 18, 2024,
Regular Meeting of Council.

CARRIED

Councillor Richter opposed

CONFLICT OF INTEREST
Councillor Rindt declared a Conflict of Interest under Section 100 of the Community
Charter due to a pecuniary interest and left the meeting at 2:16pm.

3. Business, Secondary Suite and

Liguor Licence Reform

Bylaw No. 5878

Bylaw No. 6047

Bylaw No. 6048

Bylaw No. 6049

Report 24-201

File PLI 4320-01

Moved by Mayor Woodward,
Seconded by Councillor Pratt,
That Council give final reading to “Licencing Bylaw No. 5878”,

“Fees and Charges Bylaw 2007 No. 4616 Amendment Bylaw No. 6047,

“Bylaw Notice Enforcement Bylaw 2008 No. 4703 Amendment Bylaw
No. 6048”, and

“Development Application Procedures Bylaw No. 5760 Amendment Bylaw
No. 6049".

AMENDMENT

Moved by Mayor Woodward,

Seconded by Councillor Ferguson,

That Bylaw No 6047 be amended such that the Annual Secondary Suite
Infrastructure Fee be $245 in 2025 and $145 in 2026, with the Family
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category to remain at $145 for 2025, and the Compassionate category to
remain at $0 for 2025 and 2026.
CARRIED

Councillor Richter opposed

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

Councillor Richter opposed

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Pratt,

That for the existing Family and Compassionate secondary suite categories
there be a two-year grace period to 2027 for the proposed additional water
and sewer levies; and

That property owners with secondary suites be given priority within the
upcoming voluntary residential water metering program, if so requested by
them.

CARRIED

Councillor Rindt re-entered the meeting at 2:19pm.

4. Land Use Contract Discharge and
Rezoning Application No. 100588 (McTaft Properties Ltd. /
6897 Glover Road and 21690 Smith Crescent)
Bylaw No. 5745
Bylaw No. 5746
Report 21-112
File CD 11-18-0001

Moved by Councillor Pratt,

Seconded by Councillor Rindt,

That Council abandon “Township of Langley Land Use Contract No. 31
Discharge (McTaft Properties Ltd.) Bylaw 2021 No. 5745”.

That Council give final reading to “Township of Langley Zoning Bylaw 1987

No. 2500 Amendment (McTaft Properties Ltd.) Bylaw 2021 No. 5746”.
CARRIED
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K. ITEMS FROM PRIOR MEETINGS

1. Official Community Plan Update
Terms of Reference
Report 24-171
File CPP LRP00026

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council endorse the draft Terms of Reference for the Official Community
Plan Update (Attachment A).

REFERRAL

Moved by Mayor Woodward,

Seconded by Councillor Pratt,

That item K.1 be referred back to staff to consider additional objectives and
opportunities that could be desirable and attainable for the Willoughby
Community Plan, for Council to consider.

CARRIED

L. MAYOR AND COUNCIL REPORT

Mayor Woodward thanked Township of Langley staff for their efforts during
the recent atmospheric river event. He further thanked Megan Dykeman
and Andrew Mercier for their years of service as MLA’s in Langley and
congratulated Harman Bhangu, Jody Toor, and Misty vanPopta for their
recent election wins.

METRO VANCOUVER AND OTHER REGIONAL COMMITTEE

M. REPRESENTATIVES REPORT
Councillor Ferguson thanked Township of Langley and Metro Vancouver
staff for their efforts during the recent atmospheric river event.

N ITEMS BROUGHT FORWARD FOR PUBLIC INFORMATION FROM

CLOSED MEETINGS

The following item has been brought forward from the October 7, 2024
Closed Council meeting for public information:

1. Design Advisory Process — Willowbrook SkyTrain Station and
Community Engagement Report

That Council request TransLink include input from Vic Leach,
Pedestrian Safety Advocacy with Walkers' Caucus.
CARRIED

Section 90(1) (k) Negotiations
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O. FOR INFORMATION

1. Financial Report Update — June 20, 2024
Memorandum — Finance Division
File 1830-02

2. Aldergrove Athletic Park Improvements
Memorandum — Corporate Projects Division
File 6125-20-AATH1

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council direct staff to proceed with the requested improvements to the

park, including:
¢ New shelters on the east synthetic field for spectators and players.
e Additional paving and drainage improvements between the two

synthetic fields.
CARRIED

3. Township Bike Park Improvements
Memorandum — Corporate Projects Division
File 1700-01-2025

4. Seniors Advisory Committee
Minutes — September 18, 2024
File 0540-20

5. Heritage Advisory Committee
Minutes — October 2, 2024
File 0540-20

6. Presentation Request — Langley Community Health &
Hospital Foundation
File 0550-10

Correspondence from Amy Kakebeeke, Executive Assistant and

Office Manager, Langley Community Health & Hospital Foundation,
requesting Council approve a 20-minute presentation from the Foundation
for the November 4, 2024 Regular meeting regarding their rebrand,
accomplishments and future campaigns.

MOTION

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

That Council approve a 20-minute presentation from the Langley
Community Health & Hospital Foundation for the November 4, 2024 Regular
meeting regarding their rebrand, accomplishments and future campaigns.
CARRIED
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P. MOTIONS ARISING FROM INFORMATION

1. Seniors Advisory Committee Recommended Motion
File 0540-20

Moved by Councillor Rindt,

Seconded by Councillor Pratt,

That Council consider the following to support food security across the
Township of Langley, as recommended in the Aldergrove food system pilot
project report, with specific reference to the needs of seniors:

1. Creating a Township-wide food system study to explore food security
issues and solutions in all neighbourhoods within the Township of
Langley;

2. Encouraging the Township of Langley to maintain and increase supports
to existing and future food-related initiatives; and

3. Creating a Community Food Security Coordinator role.

DEFERRAL

Moved by Councillor Baillie,

Seconded by Councillor Rindt,

That this motion be deferred to the January 27, 2025 Regular Council
Meeting.

CARRIED

Councillor vanPopta left the meeting at 2:37pm.

2. Heritage Advisory Committee Recommended Motion
File 0540-20

Moved by Councillor Rindt,

Seconded by Councillor Pratt,

That Council endorse funding of temporary signs to be posted while repair or
conservation work is underway under the Heritage Building Incentive
Program to acknowledge partial funding from the Township.

AMENDMENT

Moved by Mayor Woodward,

Seconded by Councillor Kunst,

That the motion be amended to endorse funding up to a maximum of $5,000
per year.

CARRIED

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

MEETING RECESSED
The meeting recessed at 2:39pm.
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MEETING RECONVENED
The meeting reconvened at 2:45pm.

Councillor vanPopta re-entered the meeting at 2:45pm.
Q. OTHER BUSINESS

1. Debt Workshop in 2025 Budget Process

Moved by Councillor Richter,

Seconded by Councillor Kunst,

Whereas both long-term and “temporary” borrowing by the current Council
continues to accumulate and escalate every month;

Therefore be it resolved that Council request staff to hold a separate
dedicated Council Workshop on the topic of current and projected debt levels
in the Township of Langley as part of the 2025 Budget process.

Be it further resolved that this Council Workshop on debt include, but not be
limited to:

1. Debt levels at the start of this current Council term;

2. New debt totals approved to date in the current Council term;

3. Expected total $ debt from all sources by the end of this current Council’s
term;

4. Current annual and anticipated total carrying/debt servicing costs of all the
new debt by source and type including, but not limited to, internal
borrowing;

5. Debt repayment plans and financing terms for the new debt;

6. Estimated revenue sources from all sources including, but not limited to,
property tax increases in both the long and short term to repay the total
new debt principal and total annual servicing costs of the new debt; and

7. The Township of Langley’s current 2024 Maximum Debt Ceiling, and the
Township’s current 2024 position relative to that Maximum Debt Ceiling.

Finally, be it resolved that this Council Workshop on Debt be open to the
public to attend and/or watch via live streaming.
DEFEATED

Mayor Woodward and Councillors Balillie, Ferguson, Pratt, Rindt, and
vanPopta opposed

2. Timely and Full Council Access to Critical Decision-Making Information

Moved by Councillor Richter,

Seconded by Councillor Martens,

Whereas all members of Langley Township Council need, and must have,
equal and timely access to the same critical decision-making information
required to make the group decisions that bind the Corporation of the
Township of Langley to a particular action path in both Open and Closed
Township Council Meetings;
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Q. OTHER BUSINESS

Whereas the current method of getting critical decision-making information for
some members of the current Council seems to be limited to what is published
in the local and regional media; and

Whereas this is a procedurally unfair way of distributing all critical group
decision-making information, like but not limited to publicly registered legal
filings and briefings, to all duly elected Langley Township Council members so
that they can equally make fair and balanced decisions on their own at the
same time when called upon to do so in a Langley Township Council meeting;

Therefore be it resolved that Council direct all Langley Township staff going
forward to provide all of Council with exactly the same information at the same
time and in the same format as both the Mayor and/or his majority CWL Slate
members currently receive that information.

DEFEATED

Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and
vanPopta opposed

3. Acting Mayor Activities/Events

Moved by Councillor Richter,

RECEIVED NO SECONDER

Be it resolved that Council receive a monthly list of Acting Mayor
Activities/Events and who represented Council at those events during
the current Acting Mayor term (May to October 2024) and all future
Acting Mayor terms until the end of this current Council’s term.

4. Apology to Surrey City Council and Citizens

Moved by Councillor Richter,

Seconded by Councillor Kunst,

Whereas the Mayor of Langley Township Council in his official
mayoral capacity attended the public 2024 Surrey’s Mayor Gala on
October 4, 2024;

Whereas the Mayor of Langley Township made some speaking
comments at that public event which were upsetting to some members
of the current Surrey City Council and Surrey City residents present;
and

Whereas the City of Surrey is a very large and very important
neighbour to the Township of Langley, and ongoing cordial relations
between these two neighbours is important;

Therefore be it resolved that Langley Township Council send an
official apology to Surrey City Council and its residents for any
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Q. OTHER BUSINESS

upsetting or offensive public comments made by the Langley
Township Mayor at the October 4, 2024 Surrey Mayor’s Gala event.
DEFEATED

Mayor Woodward and Councillors Baillie, Ferguson, Pratt, Rindt, and
vanPopta opposed

5. Obsolete Bylaw Repeals and/or Updates

Moved by Mayor Woodward,
Seconded by Councillor Rindt,
Whereas:

1. There are numerous bylaws that date back to 1947 that should be
reviewed and potentially repealed due to obsolescence and/or effective
replacement by subsequent bylaws; and

2. Many of these bylaws technically remain in law and effect despite
obsolescence of their intent or replacement by subsequent bylaws;

Therefore be it resolved that Council directs staff to report to Council with the
necessary bylaw repeals and/or other adjustments for bylaws that are
obsolete, superseded and/or otherwise unneeded.

AMENDMENT

Moved by Councillor Richter,

Seconded by Councillor Pratt,

That the motion be amended to ask staff to include a list and copies of the
necessary bylaw repeals.

CARRIED

Mayor Woodward and Councillors Baillie, Rindt, and vanPopta opposed

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

6. Obsolete Council Policies

Moved by Mayor Woodward,

Seconded by Councillor Rindt,

Be it resolved that Council hereby rescinds Council Policy 07-159 Agricultural
Benefit Contributions and Council Policy 07-163 Additional Dwelling - Farm
Use — ALR;

That Council hereby rescinds Council Policy 07-408 Building Permit —
Contractors; and
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That Council hereby rescinds Council Policy 03-823 Non-Metered Utility Bills.
CARRIED

Councillor Richter opposed
7. Langley Airport Zoning Regulation Amendment

Moved by Mayor Woodward,
Seconded by Councillor Pratt,
Whereas:

1. The Langley Airport Zoning Regulation (AZR) is mandated by the federal
Aeronautics Act and enforced by Transport Canada;

2. To theoretically ensure safe and unobstructed aircraft operations, the
AZR limits the maximum height of any building or structure to
53.95 metres geodetic on all properties within a 4 kilometre radius of the
Langley Regional Airport;

3. The AZR impacts most of the Willowbrook Community Plan, particularly
around the planned Willowbrook SkyTrain Station at Willowbrook Drive
and Fraser Highway; and

4. The in-service date for the Surrey-Langley SkyTrain extension has been
delayed from 2028 to 2030, and Bus Rapid Transit on 200 Street from
Willowbrook to Haney remains unfunded with an unknown timeline;

Therefore be it resolved that Council directs staff to:

1) commence a process to seek an amendment and/or exemption for a
portion of the Langley Airport Zoning Regulation (the “AZR”) within the
Township of Langley currently in effect for the Willowbrook Community
Plan area;

2) engage an aerodrome expert to prepare a summary report for the
purposes of an amendment and/or exemption application to the AZR, with
a maximum of $150,000 pre-approved within the 2025 Budget;

3) ensure that an aerodrome report is consistent with the future vision and
development of the new Langley Regional Airport Strategic Plan that is
currently underway;

4) engage with relevant government agencies such as Transport Canada,

Nav Canada, BC Ministry of Transportation and Infrastructure and
TransLink; and further
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5) defer a new Willowbrook Community Plan until the aerodrome report is
completed and submitted to Transport Canada for consideration of a
Township of Langley AZR amendment and/or exemption.

AMENDMENT

Moved by Mayor Woodward,

Seconded by Councillor vanPopta,

That recommendation #1 be amended to include the Langley Memorial
Hospital.

CARRIED

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

8. Ariadne Boutsakis, Stewardship Centre for BC, Delegation

Moved by Councillor Martens,

Seconded by Councillor Baillie,

That the delegation from Ariadne Boutsakis regarding roaming cats be
referred to staff for a report.

CARRIED

9. Obsolete Council Policy

Moved by Councillor Richter,

Seconded by Councillor Kunst,

That council ask staff to provide a recommendation on how to disperse the
$66,000 reserve from the now extinct Agricultural Benefit Contributions and
Council Policy 07-163 Additional Dwelling - Farm Use- ALR, and to consult
with the Agricultural Advisory Committee on how best to use this balance.
DEFEATED

Mayor Woodward and Councillors Baillie, Ferguson, Rindt, and vanPopta
opposed

R.  MOTION TO RESOLVE INTO CLOSED MEETING

Moved by Councillor Rindt,

Seconded by Councillor Baillie,

That Council now resolve into a 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 E.1 - Section 90(1) (e) Property, (k) Negotiations
ltem E.2 - Section 90(1) (f) Law Enforcement

Iltem G.1 - Section 90(1) (i) Solicitor-Client Privilege

Item 1.1 - Section 90(2) (b) Intergovernmental Relations
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ltem .2 - Section 90(1) (k) Negotiations
ltem 1.3 - Section 90(1) (a) Personnel
CARRIED

S. TERMINATE

Moved by Councillor Rindt,

Seconded by Councillor Baillie,

That the meeting terminate at 3:14pm.
CARRIED

CERTIFIED CORRECT:

Mayor

Township Clerk
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Suzanne Little

From: do_not_reply@notifications.tol.ca
Sent: Friday, October 18, 2024 5:52 AM
To: legservicesinfo

Subject: Delegation Requests by Brad Hendy

Please note the following response to Delegation Requests has been submitted at Friday October
18th 2024 5:49 AM.

I/we would like to appear as a delegation at the Council meeting on (at the
1:30pm Regular Meeting)
11/04/2024

Name of delegate or organization wishing to appear
Bard in the Valley

Topic

Bard in the Valley would like to propose an annual winter Shakespeare production in the
Salish by the River building. This joint venture with the Langley Arts Council would include
600 free tickets for the township's residents.

Bard in the Valley has a long history of bringing free or low-cost Shakespeare and off-
Shakespeare productions to the Fraser Valley.

Purpose of presentation
Other

for other, describe here:
For our proposal, we would need the Salish performance hall space and a rehearsal space
at no cost.

Desired resolution

Our proposal is for a three-week production in January/February in the Salish by the River
building. Our performances would run from Wednesday to Sunday.

Our offer to the Township is 600 free tickets at a value of $23,500.00 to offset the use of
the building and rehearsal space.

Bard in the Valley is a volunteer organization. Most of our board members are current or
retired Langley teachers. Our mission is to bring affordable theatre to the Fraser Valley.
Over the last 5 years, Bard in the Valley has grown to be a substantial resource for the
community. We hope to share our resources with the Township.

Full name
Brad Hendy

Email address
Brad@bardinthevalley.com
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Township of

Langley

REPORT TO
MAYOR AND COUNCIL

Est. 1873
PRESENTED: NOVEMBER 4, 2024 — REGULAR MEETING REPORT: 24-218
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 11-15-0019
SUBJECT: AGRICULTURAL LAND COMMISSION APPLICATION
NO. 100460 (LEE / 6616 — 240 STREET)
PROPOSAL:

Subdivision within the Agricultural Land Reserve (ALR) of a 2.56 ha (6.33 ac) parcel located at
6616 — 240 Street into three (3) rural lots.

RECOMMENDATION SUMMARY:

That Council advise the Agricultural Land Commission (ALC) that the proposed subdivision
complies with the minimum lot size provisions of the Township’s Zoning Bylaw and request
consideration based on agricultural merits.

RATIONALE:

The application complies with the provisions of the Township’s Zoning Bylaw.

RECOMMENDATION:

That Council advise the Agricultural Land Commission that the subdivision application on behalf
of the owners of the property located at 6616 — 240 Street within the Agricultural Land Reserve
complies with the minimum parcel size provisions of Suburban Residential Zone SR-1 of the
Township’s Zoning Bylaw and request consideration based on agricultural merits.

EXECUTIVE SUMMARY:

The applicant, pursuant to Section 21(2) of the ALC Act, has applied to subdivide a 2.56 ha
(6.33 ac) property into three (3) rural lots. One of the proposed lot sizes is approximately 0.95 ha
(2.35 ac), while the other two are approximately 0.8 ha (1.98 ac).

The subject property is located at 6616 — 240 Street, within the ALR, designated Salmon River
Uplands in the Rural Plan (adopted in 1993), and zoned Suburban Residential Zone SR-1
(minimum lot size of 0.37 ha (0.92 ac)). Staff recommend that Council forward the application to
the ALC as the proposal complies with the minimum lot size requirements of the Township’s
Zoning Bylaw.

PURPOSE:

To provide Council with information and a recommendation with respect to an ALR subdivision
application submitted under Section 21(2) of the ALC Act.
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NO. 100460 (LEE / 6616 — 240 STREET)

Page 2. ..
REFERENCE:
Owner: Doo and Moon Lee
6616 — 240 Street
Langley, BC V2Y 2H3
Legal Description: Lot 6 Section 15 Township 11 New Westminster District
Plan 12101
Location: 6616 — 240 Street
Area: 2.56 ha (6.33 ac)
Existing Zoning: Suburban Residential Zone SR-1
(minimum lot size of 0.37 ha (0.92 ac)).
Rural Plan: Salmon River Uplands
Agricultural Land Reserve: In the Agricultural Land Reserve

BACKGROUND/HISTORY:

e The property is located in the ALR, designated Rural in the OCP, designated Salmon
River Uplands in the Rural Plan and zoned Suburban Residential Zone SR-1.

DISCUSSION/ANALYSIS:

e An application has been submitted pursuant to Section 21(2) of the ALC Act to subdivide
a 2.56 ha (6.33 ac) property into three (3) rural lots.

e One of the proposed lot sizes is approximately 0.95 ha (2.35 ac), while the other two are
approximately 0.8 ha (1.98 ac).

e The Township’s Subdivision and Development Servicing Bylaw designates the subject
property Level 3 — Suburban. The Level 3 — Suburban service level requires each lot to
be serviced with a connection to a municipal water supply and on-site septic disposal
system (including nitrate removal).

e Should the application proceed to ALC approval, the applicant will be required to provide
connection to the municipal water supply. Staff note that the nearest municipal water
supply is approximately 3.0 km from the subject site.

e Details of the proposed subdivision will be addressed at the subdivision stage in
accordance with the Township’s Subdivision and Development Servicing Bylaw and
Official Community Plan as well as any additional requirements imposed by the ALC as a
condition of approval, should such be granted.

Adjacent Uses:

Existing Use Rural Plan Designation Existing Zoning
North: | A property with existing Salmon River Uplands Suburban Residential
dwelling and farm Zone SR-1
South: | 66 Avenue, beyond which Salmon River Uplands Suburban Residential
are multiple properties with Zone SR-1
existing dwellings not in the
ALR
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E.1

Page 3. ..
East: A property with existing Salmon River Uplands Suburban Residential
dwelling and farm Zone SR-1
West: 240 Street, beyond which Salmon River Uplands Suburban Residential
are properties with existing Zone SR-1
dwellings and farms
Policy Considerations:

The subject site is located within the ALR and designated Salmon River Uplands in the

Rural Plan.

Staff recommend that Council advise the ALC that the subdivision proposal complies with
the Township’s Zoning Bylaw and meets the minimum lot size requirements of the

Suburban Residential Zone SR-1.

Details of the proposed subdivision will be addressed at the subdivision stage in
accordance with the Township’s Subdivision and Development Servicing Bylaw as well as
any additional requirements imposed by the ALC as a condition of approval, should such

be granted.

As the Township of Langley does not have the required expertise to assess the
application from an agricultural perspective, the application is being forwarded to the ALC

for their consideration.

Respectfully submitted,

Mohammad Nemati
PLANNING TECHNICIAN

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A

Maps and Graphics
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SUBJECT

AERIAL CONTEXT MAP

E.1-Page 4



E.1

SUBJECT

E.1-Page 5



E.1

SUBJECT

E.1-Page6



E.1

SUBJECT

ZONING BYLAW NO. 2500
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-216
FROM: ENGINEERING DIVISION FILE: 1855-35
SUBJECT: HEALTH CANADA EMERGENCY TREATMENT FUND

GRANT REQUEST

RECOMMENDATION:

That Council authorize an application to Health Canada’s Emergency Treatment Fund for
$850,000 for the Community Safety Engagement Unit Pilot: Mobile Outreach and Harm
Reduction Initiative

ANALYSIS:

The Government of Canada, through Health Canada, is offering the Emergency Treatment
Fund (ETF), providing urgent targeted funding to municipalities and Indigenous communities to
support rapid responses to the overdose crisis. Funding will address urgent and immediate
needs, as defined by the communities, to bolster local capacity and provide access to culturally
appropriate, trauma-informed, and evidence-based programs and services.

Applications to the ETF provide 100 percent cost sharing to a maximum of $2 million per fiscal
year (April 1 to March 31), from the Government of Canada with activities required to be
completed by March 31, 2026. Applications to the ETF are due by November 8, 2024.

Pilot Project: Community Safety Engagement Unit:

The Township of Langley is experiencing a rise in public health and safety concerns related to
homelessness and substance use, leading to an increase in sanitation issues and discarded
drug paraphernalia. The urgency of this project stems from the need to address these issues
proactively and compassionately, offering support to vulnerable populations while mitigating
public safety risks.

Staff are proposing a pilot project to expand the Community Safety Engagement Unit alongside
community partners. The unit will play a vital role in connecting individuals experiencing
homelessness or addiction to harm reduction services and other available resources. The
program will also benefit residents and local businesses by improving public safety and
sanitation in high-risk areas.

Specific objectives of the proposed project include:

e Deploy a trauma-informed team working in conjunction with local providers to engage
with individuals experiencing homelessness and substance use challenges, offering non-
enforcement-based support.

o Facilitate access to mental health, peer support and harm reduction services by building
partnerships with local providers.

o Promote public safety through proactive inspections to address fire risks, sanitation
concerns, and discarded drug paraphernalia.
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e Strengthen community relationships by offering consistent, empathetic engagement with
residents, businesses and vulnerable populations.

Proposed Project Activities Include:

e Specialized Training for Officers:
Officers and partnering outreach workers will undergo advanced mental health crisis
training, crisis management, and trauma-informed care, ensuring they are equipped to
interact effectively with individuals in distress.

e Collaboration with Social and Health Services:
The unit will work closely with local health professionals, Indigenous knowledge keepers,
and peer support workers to ensure timely referrals, follow-ups, and a coordinated
response to the needs of vulnerable populations. The project may include the
rental/purchase of a specialized mobile outreach vehicle. This mobile unit would support
officers and service partners in providing field operations, coordinating services, and
offering immediate assistance to vulnerable individuals.

e Proactive Safety Inspections:
Routine inspections will be conducted in high-risk areas to identify and address hazards
such as fire risks and discarded drug paraphernalia before they escalate into
emergencies.

Financial Implications:

Should the Township be successful in the funding application, the Township would receive
$850,000, covering 100 percent of proposed project activities, a breakdown of which is
presented below:

| Community Safety Engagement Unit |

Item Amount
Specialized Training $50,000
Personnel & Equipment (officers, peer $550,000
support workers, contracted providers) ’
Operational Costs (fuel, materials, supplies, $200,000
clean-up costs) ’
Program monitoring, evaluation and $50.,000
performance management ’
Total: $850,000

Future intakes of the program are planned for spring 2025 and spring 2026, which may allow for
an opportunity to continue future phases of the program, subject to program evaluation, Council
approval and successful grant applications.

Respectfully submitted,

Ryan Chapman

MANAGER, ADMINISTRATION & BUSINESS SERVICES
for

ENGINEERING DIVISION

This report has been prepared in consultation with the following listed departments.

CONCURRENCES
Division / Department Name
FINANCE DIVISION S. Ruff
PROTECTIVE SERVICES - BYLAW ENFORCEMENT M. Natt E.2 - Page 2
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REPORT TO
MAYOR AND COUNCIL

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-217
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0166
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND

REZONING APPLICATION NO. 100287 (1104815 BC LTD. /
PARAMORPH ARCHITECTURE INC. / 6705 AND 6731
WILLOWBROOK CONNECTOR AND 6785 — 208 STREET)

PROPOSAL:

Application to amend the Willoughby Community Plan and the Northeast Gordon Estate
Neighbourhood Plan and rezone approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731
Willowbrook Connector and 6785 — 208 Street to Comprehensive Development Zone CD-205 to
facilitate development of approximately 80 townhouses and 12 live-work townhouses.

RECOMMENDATION SUMMARY:

That Council give first and second reading to Bylaws No. 6043 and 6044 subject to 13
development prerequisites being satisfied prior to final reading of Bylaw No. 6044 and that staff
be authorized to schedule the required Public Hearing.

RATIONALE:

The proposed development complies with the overall objectives of the Willoughby Community
Plan and Northeast Gordon Estate Neighbourhood Plan.

RECOMMENDATIONS:

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
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 Amendment (1104815 BC
Ltd.) Bylaw No. 6043 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment
(1104815 BC Ltd.) Bylaw No. 6044 rezoning 1.8 ha (4.5 ac) of land located at 6705 and 6731
Willowbrook Connector and 6785 — 208 Street to Comprehensive Development Zone CD-205 to
facilitate development of approximately 80 townhouses and 12 live-work townhouses, subject to
the following development prerequisites being satisfied to the acceptance of the Township 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, enhanced sidewalks, greenways, and
necessary traffic improvements for 207 Street and Willowbrook Connector, including
dedications and securing the provision and construction of 207 Street from the subject
site to 67 Avenue or 68 Avenue, in accordance with the Township’s Master
Transportation Plan, Subdivision and Development Servicing Bylaw and the Northeast
Gordon Estate Neighbourhood Plan.
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3. Submission of an erosion and sediment control plan 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 the Subdivision and Development
Servicing Bylaw (Schedule | — Tree Protection).

5. Dedication and construction of a 4.5 m (14.7 ft) wide street greenway on the west side
of Willowbrook Connector and a 3.0 m (9.8 ft) wide recreational greenway at the south
boundary of the site, including final acceptance of the greenway landscape design
plans, sidewalk/trail alignment, signage, landscape details, and security.

6. Registration of restrictive covenants acceptable to the Township:

a. restricting development until a Development Permit is issued for the site and
incorporating a Landmark Amenity in compliance with the Northeast Gordon
Estate Neighbourhood Plan

b. prohibiting vehicular access to Willowbrook Connector

c. prohibiting clearing of the site (with the exception of servicing access areas)
until such time as 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) is accepted by
the Township

d. identifying the units (5% of townhouse units) required in accordance with the
Schedule 2 — Adaptable Housing Requirements of the Township’s Official
Community Plan

e. prohibiting parking on internal strata roadways (other than in clearly identified
parking spaces)

f. prohibiting garages from being developed for purposes other than the parking of
vehicles for the townhouse units and prohibiting the development of secondary
suites within individual units

g. specifying the required building setback from the ALR for the townhouse
buildings and prohibiting the removal of vegetation in the ALR buffer area

h. notifying property owners of the proximity of the ALR and of the potential for
sound, odour and airborne impact from natural farm activities.

7. Registration of a reciprocal access easement over 6705 and 6731 Willowbrook
Connector and 6785 — 208 Street for the purposes of access to 68 Avenue via land
located to the north at 20792 — 68 Avenue.

8. Registration of a statutory right-of-way over 6705 and 6731 Willowbrook Connector and
6785 — 208 Street for the purposes of a shared pedestrian pathway from 207 Street to
Willowbrook Connector.

9. Detailed design and construction of the Blue Link, including tree retention.

10. Registration of a statutory right-of-way over 6705 and 6731 Willowbrook Connector and
6785 — 208 Street for the purpose of accommodating the Blue Link.

11. Dedication, detailed design and construction of the south half of the Urban Green
(approximately 606 m? (6,522 ft?)) in coordination with adjacent development (ToL
Project No. 08-14-0237).

12. Compliance with the Community Amenity Contributions Policy, the Willoughby
Greenway Amenity Policy, and the 5% Neighbourhood Park Land Acquisition Policy.

13. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Development Engineering and Green Infrastructure Services
administration fees, Development Works Agreement (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
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 Amendment
(1104815 BC Ltd.) Bylaw No. 6043 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, Housing
Needs Report and with the consultation requirement of Official Community Plan
Consultation Policy (07-160).

That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6043
and 6044.

EXECUTIVE SUMMARY:

Paramorph Architecture Inc. has applied on behalf of the owner to amend the Willoughby
Community Plan and the Northeast Gordon Estate Neighbourhood Plan and rezone
approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731 Willowbrook Connector and
6785 — 208 Street to Comprehensive Development Zone CD-205 to facilitate development of
approximately 80 townhouses and 12 live-work townhouses with a total density of 50.3 uph
(20.4 upa).

To accommodate the proposed townhouse development, the applicant has applied to amend the
Northeast Gordon Estate Neighbourhood Plan to redesignate the westerly portion of 6785 — 208
Street from Medium Density Apartment (1.9 FSR) to Townhouse (22 UPA). The Willoughby
Community Plan is also proposed to be amended from Suburban Residential to Multi Family for
properties located at 6705 and 6731 Willowbrook Connector to align with the Northeast Gordon
Estate Neighbourhood Plan.

The subject lots are currently accessed from Willowbrook Connector. A condition of development
is removal of access from Willowbrook Connector. As a result, development of this site is reliant
on coordination with adjacent property owners to achieve acceptable road network access from
207 Street to 67 Avenue or 68 Avenue consistent with the Northeast Gordon Estate
Neighbourhood Plan to accommodate access, servicing and construction.

A development permit for form and character is also being processed for Council’s subsequent
consideration as it involves a non-delegated commercial component (live-work townhouses).

As the proposed development complies with the overall objectives of the Willoughby Community
Plan and the Northeast Gordon Estate Neighborhood Plan, staff recommend Council consider
the community and neighbourhood plan amendments and rezoning request, subject to the
completion of 13 development prerequisites.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan
Amendment Bylaw No. 6043 and Rezoning Bylaw No. 6044.
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WILLOWBROOK CONNECTOR AND 6785 — 208 STREET)

Page 4. ..

REFERENCE:
Owner:

Agent:

Legal Description:

Location and Lot Area:

Existing Zoning:
Proposed Zoning:

Willoughby Community Plan
(existing):

Willoughby Community Plan
(proposed):

Northeast Gordon Estate
Neighbourhood Plan
(existing):

Northeast Gordon Estate

Neighbourhood Plan
(proposed):

BACKGROUND/HISTORY:

1104815 BC Ltd.
5250 Buckingham Avenue
Burnaby, BC V5E 178

Paramorph Architecture Inc.
308, 9639 — 137A Street
Surrey, BC V3T OM1

Lot 2 Except: Part Road on Plan LMP43866; District Lot 311
Group 2 New Westminster District Plan 20869

Lot 3 Except: Part Road on Plan LMP43866; District Lot 311
Group 2 New Westminster District Plan 20869

Lot 5 Except: Part Road on Plan LMP43864; District Lot 311
Group 2 New Westminster District Plan 68504

6705 Willowbrook Connector (0.6 ha (1.6 ac))
6731 Willowbrook Connector (0.8 ha (2.0 ac))
6785 — 208 Street (0.4 ha (0.9 ac))

Total Area: 1.8 ha (4.5 ac)
Suburban Residential Zone SR-2
Comprehensive Development Zone CD-205

Suburban Residential and Multi Family

Multi Family

Townhouse (22 UPA), Townhouse Live/Work (22 UPA),
Medium Density Apartment (1.9 FSR), and Significant Tree
Area

Townhouse (22 UPA), Townhouse Live/Work (22 UPA), and
Significant Tree Area

e The subject property located at 6785 — 208 Street is currently zoned Suburban
Residential Zone SR-2, designated Multi Family in the Willoughby Community Plan, and
designated Townhouse (22 UPA), Medium Density Apartment (1.9 FSR) and Significant
Tree Area in the Northeast Gordon Estate Neighbourhood Plan.

e The subject properties located at 6705 and 6731 Willowbrook Connector are currently
zoned Suburban Residential Zone SR-2, desighated Suburban Residential in the
Willoughby Community Plan and designated Townhouse (22 UPA), Townhouse
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Page5. ..

Live/Work (22 UPA), and Significant Tree Area in the Northeast Gordon Estate
Neighbourhood Plan.

o The site is in Development Permit Area ‘B’ — Residential and Development Permit Area ‘I’
— Agricultural Edge and Escarpment Protection in the Willoughby Community Plan.

DISCUSSION/ANALYSIS:

o Paramorph Architecture Inc. has applied on behalf of the owners to amend the Northeast
Gordon Estate Neighbourhood Plan and rezone approximately 1.8 ha (4.5 ac) of land
located at 6705 and 6731 Willowbrook Connector and 6785 — 208 Street to
Comprehensive Development Zone CD-205.

e The applicant has applied to amend the Northeast Gordon Estate Neighbourhood Plan to
redesignate the west portion of 6785 — 208 Street from Medium Density Apartment (1.9
FSR) to Townhouse (22 UPA).

e The Willoughby Community Plan is also proposed to be amended from Suburban
Residential to Multi Family for the properties located at 6705 and 6731 Willowbrook
Connector to align with the Northeast Gordon Estate Neighbourhood Plan.

e The proposal will facilitate development of approximately 80 townhouses and 12 live-work
townhouses with a density of 50.3 uph (20.4 upa).

e The proposal includes 12 live-work townhouses fronting 207 Street and the urban green
consistent with the Northeast Gordon Estate Neighbourhood Plan.

e The proposal also includes provision of a portion of 207 Street, greenways, enhanced
sidewalks, a blue link, half of the urban green, a landmark amenity and an ALR buffer.

e The subject lots are currently accessed from Willowbrook Connector. A condition of
development is removal of access from Willowbrook Connector. As a result, development
of this site is reliant on coordination with adjacent property owners to achieve acceptable
road network access from 207 Street to 67 Avenue or 68 Avenue consistent with the
Northeast Gordon Estate Neighbourhood Plan to accommodate access, servicing and
construction.

¢ Staff note the site plan is conceptual and resolution of the interim and ultimate access and
servicing requirements may result in changes to the layout and proposed number of units.

Adjacent Uses:

Existing Use: Willoughby CP Northeast Gordon Existing
Designation: Estate NP Zoning:
Designation:
North: | 20792 — 68 Avenue is Multi-Family and | Townhouse (22 SR-2
currently under application Neighbourhood UPA), Townhouse
(ToL Project No. 08-14- Commercial Live/Work (22 UPA),
0101) at third reading for 18 and Medium Density
townhouse units Apartment (1.9 FSR)

20750 — 65 Avenue is a
property with an existing
single family dwelling

Multiple properties currently
under application (ToL
Project No. 08-14-0237) for
approximately 509
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F.1

apartments and 99
townhouse units

South:

20670 — 67 Avenue and
6677 Willowbrook Connector
are currently under
application (ToL Project No.
08-14-0240) for
approximately 49 townhouse
units

Residential and
Suburban
Residential

Townhouse (22
UPA)

SR-2

East:

Willowbrook Connector,
beyond which are properties
in the ALR

N/A

N/A

RU-3

West:

Multiple properties currently
under application (ToL
Project No. 08-14-0237) at
second reading for
approximately 509
apartments and 99
townhouse units

Residential, Multi
Family, and
Neighbourhood
Commercial

Single Family Mixed
Residential (10
UPA), Townhouse
(22 UPA), Medium
Density Apartment
(1.9 FSR), Medium
Density Mixed Use

SR-2

(1.9 FSR), and
Significant Tree
Area

Community / Neighbourhood Plan Amendment:

Bylaw No. 6043 amends the Northeast Gordon Estate Neighbourhood Plan by
redesignating the west portion of 6785 — 208 Street from Medium Density Apartment (1.9
FSR) to Townhouse (22 UPA).

With the exception of the west portion of 6785 — 208 Street, which is designated Medium
Density Apartment (1.9 FSR), the rest of the site is designated Townhouse (22 UPA) and
Townhouse Live/Work (22 UPA).

The proposed plan amendment results in a more cohesive development by providing
ground-oriented townhouse units on the west portion of 6785 — 208 Street consistent with
the rest of the proposed development.

The proposal also responds to the Northeast Gordon Estate Neighbourhood Plan by
providing direct access from the townhouses to the blue link and urban green.

Staff do not object to the proposed amendment as the property located at 6785 — 208
Street is designated Multi Family in the Willoughby Community Plan, which supports multi
family uses, including townhouses.

The proposed amendment would allow for the site to be developed with approximately 80
townhouses and 12 live-work townhouses with a total density of 50.3 uph (20.4 upa).
Bylaw No. 6043 also amends the Willoughby Community Plan by redesignating the
properties located at 6705 and 6731 Willowbrook Connector from Suburban Residential
to Multi Family to ensure consistency with the Townhouse (22 UPA) and Townhouse
Live/Work (22 UPA) land use designations currently supported by the Northeast Gordon
Estate Neighbourhood Plan.
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Zoning Amendment:

Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731
Willowbrook Connector and 6785 — 208 Street to Comprehensive Development Zone
CD-205 to facilitate development of approximately 80 townhouses and 12 live-work
townhouses with a total density of 50.3 uph (20.4 upa).

Proposed Comprehensive Development Zone CD-205 permits townhouses and live-work
townhouses with a density of up to 54 uph (22 upa) consistent with the Northeast Gordon
Estate Neighbourhood Plan land use designations.

Development Permit Area ‘B’ — Residential:

The subject lands are located in Development Permit Area ‘B’ — Residential in the
Willoughby Community Plan.

An associated development permit application is being processed concurrently for
subsequent consideration by Council as it involves a non-delegated commercial
component (live-work townhouses).

The project will be further reviewed as part of the development permit application process
to ensure compliance with, including but not limited to, the following: provisions of the
site’s proposed CD-205 zoning; grading; landscaping; tree retention; age-friendly amenity
area requirements; blue link, urban green; landmark amenity requirements; fire truck
turning radius requirements; and alignment with Development Permit Area ‘B’ —
Residential guidelines.

Staff note the site plan is conceptual and resolution of the above-mentioned requirements
may result in changes to the site layout and proposed number of units.

Development Permit Area ‘I' — Agricultural Edge and Escarpment Protection:

The subject lands are located in Development Permit Area ‘I’ — Agricultural Edge and
Escarpment Protection in the Willoughby Community Plan.

Consistent with the development permit area guidelines, a 15 m (49.2 ft) ALR buffer is
incorporated on the east side of the development inclusive of a 7.5 m (24.6 ft) building
setback and a 7.5 m (24.6 ft) vegetative buffer with a street greenway.

Registration of a restrictive covenant specifying the required building setback for the
townhouse buildings and prohibiting the removal of vegetation in the adjacent ALR buffer
area has been included as a development prerequisite.

Registration of a restrictive covenant notifying property owners of the proximity of the ALR
and of the potential for sound, odour, and airborne impact from natural farm activities has
also been included as a development prerequisite.

Community Amenity Contributions:

The Community Amenity Contributions (CAC) Policy applies to the subject rezoning and
specifies target contribution amounts based on unit types.
Based on current rates, the CAC calculation for the proposal is as follows:

Unit Count Rate per unit Total
Townhouses 92 $14,400 $1,324,800
Total $1,324,800
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Tree Protection / Replacement:

F.1

The applicant has submitted preliminary tree management plans indicating the following:

Significant Significant | Replacement | Replacement Street Total Trees
Trees on Trees Trees Trees Trees Post
Site Retained Required Provided Provided Development
51 6 113 134 27 167

Detailed tree management and landscape plans will be provided and reviewed in conjunction
with the development permit.

Policy Considerations:

The proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan
amendment and rezoning will facilitate development of approximately 80 townhouses and 12 live-
work townhouses on the site located at 6705 and 6731 Willowbrook Connector and 6785 — 208
Street. Staff recommend that Council give first and second reading to Bylaws No. 6043 and 6044
(subject to 13 development prerequisites) and that staff be authorized to schedule the required

Public Hearing for the bylaws.

Respectfully submitted,

Alex Rowley

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A

Maps and Graphics
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ATTACHMENT A

SUBJECT

AERIAL CONTEXT MAP
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SITE PLAN — SUBMITTED BY APPLICANT
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW
2005 NO. 4475 AMENDMENT (1104815 BC LTD.) BYLAW NO. 6043

EXPLANATORY NOTE

Bylaw No. 6043 amends the Willoughby Community Plan by redesignating the properties
located at 6705 and 6731 Willowbrook Connector from Suburban Residential to Multi Family.
Bylaw No. 6043 also amends the Northeast Gordon Estate Neighbourhood Plan by
redesignating the west portion of 6785 — 208 Street from Medium Density Apartment (1.9

FSR) to Townhouse (22 UPA).
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842

AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800

AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW

2005 NO. 4475 AMENDMENT (1104815 BC LTD.) BYLAW NO. 6043

A Bylaw to amend Willoughby Community Plan Bylaw No. 3800 and Northeast Gordon

Estate Neighbourhood Plan Bylaw No. 4475

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

1.

This Bylaw may be cited for all purposes as “Langley Official Community Plan
Bylaw 1979 No. 1842 (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No.
4475 Amendment (1104815 BC Ltd.) Bylaw No. 6043".

Langley Official Community Official Community Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 as amended is
further amended by:

a. Amending Map 1 to redesignate lands shown in Schedule “A” to Multi Family.

Langley Official Community Official Community Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 as
amended is further amended by:

a. Amending Maps 2 and 3 to redesignate lands shown in Schedule “B” to
Townhouse (22 UPA).

READ A FIRST TIME the day of , 2024
READ A SECOND TIME the day of , 2024.
PUBLIC HEARING HELD the day of , 2024.
READ A THIRD TIME the day of , 2024.
ADOPTED the day of , 2024,

Mayor Township Clerk
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SCHEDULE 'A
BYLAW NO. 6043

F.1

e

NEW WESTMINSTER DISTRICT PLAN 20869

LOT 2 EXCEPT: PART ROAD ON PLAN LMP43866; DISTRICT LOT 311 GROUP 2

LOT 3 EXCEPT: PART ROAD ON PLAN LMP43866; DISTRICT LOT 311 GROUP2 [=Z__

NEW WESTMINSTER DISTRICT PLAN 20869 ﬂ__
o @ l ~

N\ -

L 68 AVE —_—

67 AVE

1

66A AVE
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SCHEDULE 'B’
BYLAW NO. 6043

1 1 1 1 1 1 1 1 11
I_ PORTION OF LOT 5 EXCEPT: PART ROAD ON PLAN LMP43864; DISTRICT LOT
311 GROUP 2 NEW WESTMINSTER DISTRICT PLAN 68504

N - - [ —
\ o o |[—a—
N~ 0] =
e (?l 8 \ t
N 68 AVE —_—

AN

67 AVE

66A AVE

T ¥ T ' — —
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1104815 BC LTD.) BYLAW NO. 6044

EXPLANATORY NOTE

Bylaw No. 6044 rezones approximately 1.8 ha (4.5 ac) of land located at 6705 and 6731
Willowbrook Connector and 6785 — 208 Street to Comprehensive Development Zone
CD-205 to facilitate development of approximately 80 townhouses and 12 live-work

townhouses.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (1104815 BC LTD.) BYLAW NO. 6044

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 (1104815 BC Ltd.) Bylaw No. 6044".

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

a. Adding to the Table of Contents and Section 104.1 — Zones the words
“Comprehensive Development Zone CD-205" after the words “Comprehensive
Development Zone CD-204"

b. Adding to Section 110.1 after the words “CD-204" the words “CD-205 — 1 ha”

c. Adding after Section 1104 “Comprehensive Development Zone CD-204" the
following as Section 1105 “Comprehensive Development Zone CD-205"

1105 COMPREHENSIVE DEVELOPMENT ZONE CD-205

Uses Permitted

1105.1 In the CD-205 Zone only the following uses are permitted and all other uses are
prohibited:
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) townhouses
4) live-work townhouses subject to Section 1105.11
Density

1105.2 The density permitted shall be no greater than 54 units per hectare (22 units per
acre).

Lot Coverage
1105.3 Buildings and structures shall not cover more than 45% of the lot area.

Siting of Buildings and Structures

1105.4  Siting of buildings and structures shall be in accordance with the provisions of a
Development Permit.

Height of Buildings and Structures

1105.5 The height of buildings and structures shall not exceed three (3) storeys.
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Bylaw No. 6044
Page 2

Parking and Loading

1105.6  Parking and loading shall be provided in accordance with Section 107.

Subdivision Requirements

1105.7  All lots created by subdivision shall comply with Section 110 of this Bylaw and the
Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended.

Landscaping, Screening and Fencing

1105.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance
with Section 111.

Age-Friendly Amenity

1105.9 Age-Friendly Amenity areas shall be provided in accordance with Section 111.5.

Development Permit Requirements

1105.10 An application for a Development Permit shall be submitted to Council for its consideration
prior to issuance of a Building Permit.

Live-Work Townhouses

1105.11 Live-work townhouses are required and shall be located per the drawing below:

Live-Work
Townhouses

aa—
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F.1

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

Lot 2 Except: Part Road on Plan LMP43866; District Lot 311 Group 2 New

Westminster District Plan 20869

Lot 3 Except: Part Road on Plan LMP43866; District Lot 311 Group 2 New

Westminster District Plan 20869

Lot 5 Except: Part Road on Plan LMP43864; District Lot 311 Group 2 New

Westminster District Plan 68504

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-205.

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

Mayor

day of
day of
day of
day of
day of

, 2024
, 2024.
, 2024.
, 2024.
, 2024.

Township Clerk
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SCHEDULE 'A
BYLAW NO. 6044

F.1

NEW WESTMINSTER DISTRICT PLAN 20869
NEW WESTMINSTER DISTRICT PLAN 20869

NEW WESTMINSTER DISTRICT PLAN 68504

1 1 1 1 1
I_ LOT 2 EXCEPT: PART ROAD ON PLAN LMP43866; DISTRICT LOT 311 GROUP 2
LOT 3 EXCEPT: PART ROAD ON PLAN LMP43866; DISTRICT LOT 311 GROUP 2

LOT 5 EXCEPT: PART ROAD ON PLAN LMP43864; DISTRICT LOT 311 GROUP 2

AN

68 AVE —

67 AVE

66A AVE

T ¥ T : —
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
HIGHWAY CLOSING AND DEDICATION REMOVAL

(1358212 BC LTD.) BYLAW NO. 6068

EXPLANATORY NOTE

Bylaw No. 6068 authorizes the closure and highway dedication removal from a portion of
72 Avenue between Crush Crescent and Smith Crescent.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

HIGHWAY CLOSING AND DEDICATION REMOVAL

(1358212 BC LTD.) BYLAW NO. 6068

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 (1358212 BC Ltd.) Bylaw No. 6068”.

2. That portion of 72 Avenue lying between Section 13 and Section 24 Township 8 NWD
shown outlined in heavy black line on Reference Plan EPP141124 prepared by
Zuzana Rijken, BCLS, a copy of which is attached hereto as Schedule “A”, and more
particularly described as:

all that portion of road containing 0.284 hectares and originally dedicated road
on Plan 1612 and Plan 1389
shall be closed to traffic.

3. The dedication as highway shall be removed from that portion of 72 Avenue shown
on Schedule “A”.

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 day of , 2024
READ A SECOND TIME the day of , 2024
READ A THIRD TIME the day of , 2024
ADOPTED the day of , 2024

Mayor Township Clerk
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SCHEDULE “A”
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Township of

Langley

REPORT TO
MAYOR AND COUNCIL

Est. 1873

PRESENTED: NOVEMBER 4, 2024 - REGULAR MEETING REPORT: 24-214
FROM: LEGISLATIVE SERVICES DIVISION FILE: 3900-25
SUBJECT: COUNCIL PROCEDURE BYLAW AMENDMENT

RECOMMENDATION:

That Council give first, second and third reading to Council Procedure Bylaw 2016 No. 5199
Amendment Bylaw No. 6071.

DISCUSSION/ANALYSIS:

To provide flexibility and aid Council in achieving quorum for Regular Council meetings, staff are
providing an amending bylaw to the Council Procedure Bylaw for Council’s consideration. This
bylaw expands permitted electronic attendance by Council members for Regular Council
meetings by adding electronic attendance due to Federal, Provincial, or Township business or
activities.

Respectfully submitted,

Wendy Bauer

TOWNSHIP CLERK

for

LEGISLATIVE SERVICES DIVISION
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

COUNCIL PROCEDURE BYLAW 2016 NO. 5199
AMENDMENT BYLAW NO. 6071

EXPLANATORY NOTE

Bylaw No. 6071 amends the Council Procedure Bylaw to expand the permitted use of
electronic or other communication meeting attendance by Council members.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

COUNCIL PROCEDURE BYLAW 2016 NO. 5199
AMENDMENT BYLAW NO. 6071

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 “Council Procedure Bylaw 2016 No. 5199

Amendment Bylaw No. 6071.

2. The “Council Procedure Bylaw 2016 No. 5199” as amended is further amended:

a) Replace the text in Section 5.24 a) with the following:

“Attendance at Federal, Provincial, or Township business or activity.”

PUBLIC NOTICE GIVEN THE 28 OF OCTOBER, 2024

READ A FIRST TIME the
READ A SECOND TIME the
READ A THIRD TIME the
ADOPTED the

Mayor

day of
day of
day of
day of

, 2024
, 2024
, 2024
, 2024

Township Clerk
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW NO. 3800
AMENDMENT (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995
AMENDMENT (ML EMPORIO) NO. 5974

EXPLANATORY NOTE

Bylaw No. 5974 amends the Carvolth Neighbourhood Plan for 0.95 ha (2.3 ac) of land
located at 20117 — 84 Avenue to increase the floor space ratio permitted in the Medium
Density Apartment land use designation. The amendment is required to facilitate the
development of two apartment buildings consisting of 273 apartment units.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW NO. 3800

AMENDMENT (CARVOLTH NEIGHBOURHOOD PLAN) BYLAW 2013 NO. 4995

A Bylaw to amend Carvolth Neighbourhood Plan Bylaw No. 4995

AMENDMENT (ML EMPORIO) BYLAW NO. 5974

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

1.

1.1

This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1988 No. 3800

Amendment (Carvolth Neighbourhood Plan) Bylaw 2013 No. 4995 Amendment (ML
Emporio) Bylaw No. 5974”.

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

Community Plan) Bylaw No. 3800 Amendment (Carvolth Neighbourhood Plan) Bylaw
2013 No. 4995 as amended is further amended by:

a) Inserting a new row after the last row in the table found in Section 2.4.17
Additional Land Use and Development Policies with the following:

Apartment (1.9
FSR)

201 Street and 84
Avenue

# | Designation Location Permitted | Height
FSR
# | Medium Density | Northeast corner of 2.6 max N/A

and renumbering table / Figure 8 site specific densities and heights
accordingly.

b) Amending Figure 8 to add a dashed black outline and corresponding number to

the property shown on Schedule A attached to and forming part of this Bylaw.

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

ADOPTED the

Mayor

15 day of January

15  day of January

29 day of January

29  day of January

day of

, 2024
, 2024
, 2024
, 2024
, 2024

Township Clerk

1.1 - Page 2
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1.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (ML EMPORIO) BYLAW NO. 5975

EXPLANATORY NOTE

Bylaw No. 5975 rezones 0.95 ha (2.3 ac) of land located at 20117 — 84 Avenue from
Suburban Residential Zone SR-2 to Comprehensive Development Zone CD-200 to
accommodate the development of 273 apartment units.
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1.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (ML EMPORIO) BYLAW NO. 5975

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 (ML Emporio) Bylaw No. 5975”.

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

a. Adding to the Table of Contents and Section 104.1 — Zones the words
“Comprehensive Development Zone CD-200” after the words “Comprehensive
Development Zone CD-199”

b. Adding to Section 110.1 after the words “CD-199” the words “CD-200- 0.1 ha”

c. Adding after Section 1099 “Comprehensive Development Zone CD-199” the
following as Section 1100 “Comprehensive Development Zone CD-200"

1100 COMPREHENSIVE DEVELOPMENT ZONE CD-200

Uses Permitted

1100.1 In the CD-200 Zone only the following uses are permitted and all other uses are
prohibited:
1) accessory buildings and uses
2) accessory home occupations subject to Section 104.3
3) apartments
Density

1100.2 The maximum floor space ratio of all buildings located on lands zoned CD-200 shall
not exceed 2.6 FSR.

Lot Coverage

1100.3 Buildings and structures shall not cover more than 60% of the /ot area.

Siting of Buildings and Structures

1100.4  Siting of buildings and structure shall be in accordance with the provisions of the
Development Permit.

Height of Buildings and Structures

1100.5 The height of buildings and structures shall not exceed six storeys, plus a rooftop-
enclosure to access rooftop amenity.

I.1-Page 5



1.1

Bylaw No. 5975
Page 2

Parking and Loading

1100.6  Parking and loading shall be provided in accordance with Section 107

Subdivision Requirements

1100.7  All Jots created by subdivision shall comply with Section 110 of this Bylaw and the
Subdivision and Development Servicing Bylaw 2019 No. 5382 as amended.

Landscaping, Screening and Fencing

1100.8 Landscaping areas, landscaping screens and fencing shall be provided in accordance
with the provisions of a Development Permit.

Age Friendly Amenity

1100.9  Age Friendly Amenity areas shall be provided in accordance with Section 111.5 and
in accordance with the Development Permit.

Development Permit Requirements

1100.10 An application for a Development Permit shall be submitted to Council for its
consideration prior to issuance of a Building Permit.

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

Lots 57 Section 26 Township 8 New Westminster District Plan 62663

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Comprehensive Development Zone CD-200.

READ A FIRST TIME the 15 day of January , 2024
READ A SECOND TIME the 15 day of January , 2024.
PUBLIC HEARING HELD the 29 day of January , 2024.
READ A THIRD TIME the 29 day of January , 2024.
RECEIVED THE APPROVAL OF 07 day of February , 2024.

THE MINISTRY OF
TRANSPORTATION AND
INFRASTRUCTURE the

ADOPTED the day of , 2024.

Mayor Township Clerk
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1.1

THE CORPORATION OF THE TOWNSHIP OF LANGLE\ATTACHMENT B
Development Permit No. 101350

This Permit is issued this day of , 2024 to:

1. Name: ML Emporio Project Management Ltd.

Address: 120, 21900 Westminster Highway
Richmond, BC V6V 0A8

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 56 Section 26 Township 8 New Westminster District Plan
62363
CIVIC ADDRESS: 20117 — 84 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”.

b. Landscape plans being in substantial compliance with Schedule “B” and in
compliance with the Subdivision and Development Servicing Bylaw
(Schedule | - Tree Protection), the Township’s Street Trees and Boulevard Plantings
Policy and Age-Friendly Amenity Area requirements.

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

d. All rooftop mechanical equipment to be screened from view.

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

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 a 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 from the owner and landscape architect or arborist that tree
protection fencing identified in the tree management plan is in place.

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.

This Permit is not a Building Permit.

1.1 -Page 8



1.1
DEVELOPMENT PERMIT APPLICATION NO. 101350
(ML EMPORIO PROJECT MANAGEMENT LTD./ 20117 — 84 AVENUE)
Page 2. ..

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 , 2024
Attachments:

SCHEDULE A Architectural Drawings

SCHEDULE B Landscape Drawings
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J.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW
2005 NO. 4475
AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6055

EXPLANATORY NOTE

Bylaw No. 6055 amends the Willoughby Community Plan and Northeast Gordon Estate
Neighbourhood Plan to redesignate a portion of properties at 20615 and 20636 — 67 Avenue
to Multi Family and increases the site specific permitted density to 2.02 FSR and the
permitted height to six storeys to facilitate development of approximately 509 apartments and

99 townhouses.

J.1-Page 1



J.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (NORTHEAST GORDON ESTATE NEIGHBOURHOOD PLAN) BYLAW
2005 NO. 4475
AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6055

A Bylaw to amend Willoughby Community Plan Bylaw No. 3800 and Northeast Gordon
Estate Neighbourhood Plan Bylaw No. 4475.

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

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475
(Langley Properties) Bylaw No. 6055”.

2. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 as amended is further amended with respect
to lands described as:

Portions of Lots 1 District Lot 311 Group 2 New Westminster District Plan 68306 and
Lot G District Lot 311 Group 2 New Westminster District Plan BCP28543

a) By amending Map 1 to change the land use designation for the lands to “Multi
Family” for the area shown on Schedule “A” attached to and forming part of this
Bylaw.

3. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate
Neighbourhood Plan) Bylaw 2005 No. 4475” as amended is further amended by:

a) Adding the following bullet point after the last bullet point to Section 4.2.9:

¢ Notwithstanding the above, the maximum permitted residential density for
lands legally described as Lots 31 and 32 Section 14 Township 8 New
Westminster District Plan 43913, Portion of Lot 81 Except Firstly: Plan
63808 And Secondly: Plan 68306, District Lot 311 Group 2 New
Westminster District Plan 27953, and Lots 1 and 2 District Lot 311 Group
2 New Westminster District Plan 68504 shall be 2.02 FSR and the
maximum permitted height shall be six storeys.

b) Adding the following bullet point as the first bullet point to Section 4.2.10:

J.1-Page 2



Bylaw No. 6055
Page 2

J.1

¢ Notwithstanding the above, the maximum permitted residential density for
lands legally described as Lots 31 and 32 Section 14 Township 8 New
Westminster District Plan 43913, Portion of Lot 81 Except Firstly: Plan
63808 And Secondly: Plan 68306, District Lot 311 Group 2 New
Westminster District Plan 27953, and Lots 1 and 2 District Lot 311 Group
2 New Westminster District Plan 68504 shall be 2.02 FSR.

c) By removing “Densities of 99 to 198 units per hectare (40 to 80 units per acre)
would be permitted.” From the first paragraph of Section 4.2.9.

d) By removing “at densities of 99 to 198 units per hectare (40 to 80 units per acre).”
from the first paragraph of Section 4.2.10.

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

Mayor

23
23
07

day of
day of
day of
day of
day of

September , 2024
September , 2024
October , 2024
, 2024
, 2024

Township Clerk
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Bylaw No. 6055

Page 3
SCHEDULE 'A’
I I I - 1 1
PORTION OF LOT G DISTRICT LOT 311 GROUP 2 NEW WESTMINSTER DISTRICT
PLAN BCP28543
PORTION OF LOT 1 DISTRICT LOT 311 GROUP 2 NEW WESTMINSTER DISTRICT
PLAN 68306
w— =
68A AVE = 2
« N~
1 o
- N
\\
J \ 4 N

68 AVE

67BAVE "\ e

\
(CAN :'-)J — M)
ont—%
< ]
5 =
- s N
il o 67 AVE N
{ | ] o of -
== A,

J.1
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J.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6056

EXPLANATORY NOTE

Bylaw No. 6056 rezones approximately 4.64 ha (11.47 ac) of land located at 20615, 20643,
and 20663 — 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 — 68 Avenue
to Comprehensive Development Zones CD-206 and CD-207 to facilitate development of
approximately 509 apartments, 99 townhouses and ground-floor commercial uses.
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J.1

THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (LANGLEY PROPERTIES) BYLAW NO. 6056

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 (Langley Properties) Bylaw No. 6056”.

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

a. Adding to the Table of Contents and to Section 104.1 — Zones the words
“Comprehensive Development Zone CD-206” and “Comprehensive
Development Zone CD-207” after the words “Comprehensive Development
Zone CD-205”

b. Adding to Section 110 after the words “CD-205" the words “CD-206 — 0.6 ha”
followed by “CD-207 — 3 ha”

c. By adding after Sections 1105 “Comprehensive Zone CD-205" the following
as Sections 1106 “Comprehensive Development Zone CD-206” and 1107
“Comprehensive Development Zone CD-207"

1106 COMPREHENSIVE DEVELOPMENT ZONE CD-206

Uses Permitted

1106.1  In the CD-206 Zone only the following uses are permitted and all other uses are
prohibited:
1) accessory buildings and uses

accessory home occupations subject to Section 104.3

residential uses subject to Section 1106.2

commercial uses subject to Section 1106.3

Licensee Retail Store subject to the provisions of the “Liquor Control and Licensing

Act” and Regulations pursuant thereto and Section 1106.3

6) group children’s day care subject to 1106.3

oLser

Residential Uses

1106.2  Residential uses shall consist of apartments on lands zoned Comprehensive
Development Zone CD-206

Commercial Uses

1106.3  Commercial uses, licensee retail stores and group children’s day care are only permitted
on the ground floor of the mixed-use buildings as indicated in Section 1106.13 and are
required be a minimum of 4,000 ft? total and maximum of 8,000 ft? total on each side of
207 Street south of 68 Avenue and a minimum of 2,000 ft north of 68 Avenue.
Commercial uses adjacent to the urban green shall be limited to retail store, convenience
store and restaurant. Drive-thrus are not permitted.

J.1-Page 6



J.1

Bylaw No. 6056

Page 2

1106.4

1106.5

1106.6

1106.7

1106.8

1106.9

1106.10

1106.11

1106.12

1106.13

Density

The maximum floor space ratio of all buildings located on lands zoned CD-206 shall not
exceed 2.02 FSR.

Lot Coverage

Buildings and structures shall not cover more than 45% of the /ot area.

Siting of Buildings and Structures

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

Height of Buildings and Structures

Except as provided for in Section 104.5 the height of principal buildings and

structures shall be in accordance with a Development Permit and not exceed 6

storeys, plus a rooftop-enclosure to access rooftop amenity, except for Building A on Lot 4
which shall not exceed 4 storeys plus a rooftop-enclosure to access rooftop amenity. The
height of accessory buildings and structures shall not exceed 3.75 metres or one storey,
whichever is lesser.

Subdivision Requirements

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

Landscaping, Screening and Fencing

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

Parking and Loading

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

Age-Friendly Amenity

Age-Friendly Amenity areas shall be provided in accordance with Section 111.5.

Development Permit Requirements

An application for a Development Permit shall be submitted to Council for its consideration
prior to issuance of a Building Permit.

Overall Development Plan

Development in this zone shall conform substantially to the site plan as shown below:
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Uses Permitted

In the CD-207 Zone only the following uses are permitted and all other uses are
prohibited:

1) accessory buildings and uses

2) accessory home occupations subject to Section 104.3

3) residential units subject to Section 1107.2 and 1107.3

Residential Uses

Residential uses shall consist of 14 townhouse units (2 units attached) and 85 townhouse
units (minimum 3 units attached, maximum 7 units attached), for a total of 99 units on
lands zoned Comprehensive Development Zone CD-207.

Location of Residential Uses

The location of each residential use shall be in accordance with the following plan:
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Lot Coverage

Buildings and structures shall not cover more than 45% of the /ot area.

Siting of Buildings and Structures

Siting of buildings and structures shall be in accordance with the provisions of the
Development Permit.

Height of Buildings and Structures

Except as provided for in Section 104.5 the height of principal or amenity buildings and
structures shall be in accordance with a Development Permit and not exceed three
storeys. The height of accessory buildings and structures shall not exceed 3.75 metres or
one storey, whichever is lesser.

Subdivision Requirements

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

Landscaping, Screening and Fencing

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

Parking and Loading

J.1-Page9



J.1
Bylaw No. 6056
Page 5

1107.9 Parking and loading shall be provided in accordance with Section 107.

Age-Friendly Amenity

1107.10 Age-Friendly Amenity areas shall be provided in accordance with Section 111.5.

1107.11 Development Permit Requirements

An application for a Development Permit shall be submitted for consideration prior to
issuance of a Building Permit.

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by rezoning the lands described as:
Lots 31 and 32 Section 14 Township 8 New Westminster District Plan 43913

Lot 81 Except Firstly: Plan 63808 and Secondly: Plan 68306, District Lot 311 Group 2
New Westminster District Plan 27953

Lots 1 and 2 District Lot 311 Group 2 New Westminster District Plan 68504

Lot G District Lot 311 Group 2 New Westminster District Plan BCP28543, and
Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster District Plan 68306
as shown delineated on Schedule “A” attached to and forming part of this Bylaw to

Comprehensive Development Zone CD-206 and Comprehensive Development Zone CD-
207.

READ A FIRST TIME the 23 day of September , 2024
READ A SECOND TIME the 23 day of September , 2024
PUBLIC HEARING HELD the 07 Day of October , 2024
READ A THIRD TIME the day of , 2024
ADOPTED the day of , 2024
Mayor Township Clerk
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SCHEDULE ‘A’
BYLAW NO. 6056

| I N N N N N | L1 || 1

LOTS 31 AND 32 SECTION 14 TOWNSHIP 8 NEW WESTMINSTER DISTRICT PLAN 43913
LOT 81 EXCEPT FIRSTLY: PLAN 63808 AND SECONDLY: PLAN 68306, DISTRICT LOT 311
GROUP 2 NEW WESTMINSTER DISTRICT PLAN 27953

LOTS 1 AND 2 DISTRICT LOT 311 GROUP 2 NEW WESTMINSTER DISTRICT PLAN 68504
LOTS 1, 2 AND 3 DISTRICT LOT 311 GROUP 2 NEW WESTMINSTER DISTRICT PLAN 68306
LOT G DISTRICT LOT 311 GROUP 2 NEW WESTMINSTER DISTRICT PLAN BCP28543
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Township of

Langley

REPORT TO
MAYOR AND COUNCIL

Est. 1873
PRESENTED: SEPTEMBER 23, 2024 - REGULAR MEETING REPORT: 24-192
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 08-14-0237
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100286 AND
DEVELOPMENT PERMIT APPLICATION NO. 101391
(LANGLEY PROPERTIES / 20615, 20643 AND
20663 — 67 AVENUE; 20636, 20657, 20658, 20685, 20714
AND 20738 — 68 AVENUE)
PROPOSAL.:

Application to amend the Willoughby Community Plan and Northeast Gordon Estate
Neighbourhood Plan and rezone approximately 4.64 ha (11.47 ac) of land located at 20615,
20643 and 20663 — 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 — 68
Avenue to Comprehensive Development Zones CD-206 and CD-207 to facilitate development of
approximately 509 apartments, 99 townhouses and 929 mz2 (10,000 ft2) of commercial space.

RECOMMENDATION SUMMARY:

That Council give first and second reading to Bylaws No. 6055 and 6056 subject to 17
development prerequisites being satisfied prior to final reading of Bylaw No. 6056 and that staff
be authorized to schedule the required Public Hearing.

RATIONALE:

The proposed development complies with the overall objectives of the Willoughby Community
Plan and Northeast Gordon Estate Neighbourhood Plan.

RECOMMENDATIONS:

That Council give first and second reading to Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment
(Northeast Gordon Estate Neighbourhood Plan) Bylaw 2005 No. 4475 (Langley Properties)
Bylaw No. 6055 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Langley
Properties) Bylaw No. 6056 rezoning 4.64 ha (11.47 ac) of land located at 20615, 20643 and
20663 — 67 Avenue; and 20636, 20657, 20658, 20685, 20714 and 20738 — 68 Avenue to
Comprehensive Development Zone CD-206 and CD-207 to facilitate the development of
approximately 509 apartments, 99 townhouses and 929 mz2 (10,000 ft2) of commercial space
subject to the following development prerequisites being satisfied to the acceptance of the
Township 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 including
dedication along 206 Street (including amenity feature), 207 Street (including enhanced
sidewalks), 67 Avenue (including greenway), 68 Avenue (including enhanced sidewalk)
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and roundabouts at the intersections of 68 Avenue and 206 Street and at 68 Avenue
207 Street in accordance with the Township’s Master Transportation Plan, Subdivision
and Development Servicing Bylaw and Northeast Gordon Estate Neighbourhood Plan.

3. Dedication and construction of a 4.5 m wide street greenway on the north side of 67
Avenue including final acceptance of the greenway landscape design plans,
sidewalk/trail alignment, signage, landscape details and security.

4. Completion of a road closure bylaw for the portion of 67 Avenue cul-de-sac bulb
between 206 Street and 207 Street.

5. Registration of a statutory right-of-way over the portion of the 67 Avenue cul-de-sac bulb
that is subject to a road closure bylaw until such time as 67 Avenue and associated
greenway are constructed to the full standard.

6. Submission of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw.

7. Consolidation of the lands to facilitate the townhouse and apartment properties,
including completion of a lot line adjustment between 20738 and 20750 — 68 Avenue to
facilitate the full future Blue Link.

8. Design and construction of the west half of the Blue Link on proposed Lot 6 including
interim pedestrian route via statutory right-of-way to connect the Blue Link to 207 Street.

9. Registration of a statutory right-of-way on proposed Lot 6 for the purpose of
accommodating the Blue Link.

10. 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).

11. Registration of restrictive covenants acceptable to the Township:

a. restricting development of the townhouse portion of the site until a Development
Permit is issued

b. prohibiting access to 206 Street

c. prohibiting clearing of the proposed townhouse lot (with the exception of
servicing access areas) until such time as a final tree management plan is
accepted by the Township for each site in compliance with the Subdivision and
Development Servicing Bylaw (Schedule | — Tree Protection)

d. identifying the units (5% of townhouse units and 10% of apartment units)
required in accordance with the Schedule 2 — Adaptable Housing Requirements
of the Township’s Official Community Plan

e. prohibiting parking on internal strata roadways (other than in clearly identified
parking spaces)

f. prohibiting garages from being developed for purposes other than the parking of
vehicles for the townhouse units and prohibiting the development of secondary
suites within individual units.

12. Registration of statutory rights-of-ways for the purpose of a public pedestrian corridor
over the townhouse portion of the site and proposed Lot 5 connecting 206 Street to 207
Street.

13. Registration of a cross access easement between the townhouse site and proposed Lot
5 for the purpose of providing joint access to 68 Avenue.

14. Dedication and construction of a 0.25 ac Urban Green between 67 and 68 Avenue.

15. Finalization of the architectural and landscape plans.
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16. Compliance with the Community Amenity Contributions Policy, the Willoughby
Greenway Amenity Policy and the Township’s 5% Neighbourhood Park Land
Acquisition Palicy.

17. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Development Engineering and Green Infrastructure Services
administration fees, Development Works Agreement (DWA) and Latecomer charges.

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment
(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate
Neighbourhood Plan) Bylaw 2005 No. 4475 (Langley Properties) Bylaw No. 6055 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, Housing Needs Report and with the consultation requirement of Official
Community Plan Consultation Policy (07-160).

That Council at time of final reading of Rezoning Bylaw No. 6056 authorize issuance of
Development Permit No. 101391 subject to the following conditions:

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

b. Landscape plans included in Schedule “B” and in compliance with the Subdivision and
Development Servicing Bylaw (Schedule | - Tree Protection) and the Township’s Street
Trees and Boulevard Plantings Policy.

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 rooftop mechanical equipment to be screened from view by compatible architectural
treatments.

e. Allrefuse areas to be located in an enclosure and screened.

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 a 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. Landscaping and boulevard treatment to be secured by letter of credit at the building
permit stage.
e. Written confirmation from the owner and landscape architect or arborist that tree
protection fencing identified in the tree management plan is in place.
f.  Payment of supplemental development permit application fees, Development Cost
Charges and building permit administration fees.

That Council authorize staff to schedule the required Public Hearing for Bylaws No. 6055 and
6056.
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EXECUTIVE SUMMARY:

Langley Properties has applied on behalf of the owners to amend the Willoughby Community
Plan and the Northeast Gordon Estate Neighbourhood Plan and rezone approximately 4.64 ha
(11.47 ac) of land located at 20615, 20643 and 20663 — 67 Avenue and 20636, 20657, 20658,
20685, 20714 and 20738 — 68 Avenue to Comprehensive Development Zones CD-206 and
CD-207 to facilitate development of 509 apartments (in five 6-storey mixed use buildings and one
4-storey residential building), 99 townhouses and 929 m? (10,000 ft?) of commercial space. A
Development Permit (Attachment A) for the apartments and mixed-use buildings is being
processed in conjunction with the rezoning application to provide Council the opportunity to
review the form and character of the proposed development. A delegated Development Permit
for form and character for the proposed townhouses is being processed concurrently and will be
considered by the delegated official should Council elect to advance the application.

The site is currently designated Single Family Mixed Residential (10 UPA), Townhouse (22
UPA), Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR) in the
Northeast Gordon Estate Neighbourhood Plan. Within the Willoughby Community Plan the site is
designated Residential, Multi Family and Neighbourhood Commercial.

To accommodate the proposed development, the applicant has applied to amend the Willoughby
Community Plan by redesignating the westerly portion of the site along 206 Street from
Residential to Multi Family to be consistent with the provisions of the Northeast Gordon Estate
Neighbourhood Plan. The applicant has further applied to amend the Northeast Gordon Estate
Neighbourhood Plan to increase the permitted density on proposed Lots 4, 5 and 6 and permit a
maximum height of 6-storeys in the Medium Density Apartment (1.9 FSR) land use designation.
Additionally, the application proposes to rezone the site to Comprehensive Development Zones
CD-206 and CD-207.

As the proposed development generally supports objectives in the Willoughby Community Plan
and Northeast Gordon Estate Neighbourhood Plan including locating higher densities around
commercial nodes, staff recommend that Council consider the community and neighbourhood
plan amendments and rezoning request, subject to the completion of 17 development
prerequisites.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan Amendment
Bylaw No. 6055 and Rezoning Bylaw No. 6056.

J.1-Page 15



J.1

OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100286 AND
DEVELOPMENT PERMIT APPLICATION NO. 101391
(LANGLEY PROPERTIES / 20615, 20643 AND

20663 — 67 AVENUE; 20636, 20657, 20658, 20685, 20714

AND 20738 — 68 AVENUE)
Page5. ..

REFERENCE:
Agent:

Owner:

Legal Description:

Location:

Area:
Existing Zoning:
Proposed Zoning:

Willoughby Community Plan
(existing):

Willoughby Community Plan
(proposed):

Northeast Gordon Estate
Neighbourhood Plan
(existing):

Langley Properties

201, 27617 Fraser Highway
Abbotsford BC V4X 1M3

1320581 /412903 / 412906 BC Ltd.
J Reimer Investments Ltd.

Cara and Peter Reimer
Reimer Pacific Holdings Ltd.

201, 27617 Fraser Highway
Abbotsford BC V4X 1M3

Lots 31 and 32 Section 14 Township 8 New Westminster
District Plan 43913

Lot 81 Except Firstly: Plan 63808 and Secondly: Plan 68306,
District Lot 311 Group 2 New Westminster District Plan 27953

Lots 1 and 2 District Lot 311 Group 2 New Westminster
District Plan 68504

Lot G District Lot 311 Group 2 New Westminster District Plan
BCP28543

Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster
District Plan 68306

20615, 20643 and 20663 — 67 Avenue;
20636, 20657, 20658, 20685, 20714 and 20738 — 68 Avenue

4.64 ha (11.47 ac)
Suburban Residential Zone SR-2
Comprehensive Development Zones CD-206 and CD-207

Multi Family, Neighbourhood Commercial and Residential

Multi Family and Neighbourhood Commercial

Single Family Mixed Residential (10 UPA), Townhouse (22
UPA), Medium Density Apartment (1.9 FSR) and Medium
Density Mixed Use (1.9 FSR)
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Northeast Gordon Estate
Neighbourhood Plan
(proposed):

Single Family Mixed Residential (10 UPA), Townhouse (22
UPA), Medium Density Apartment (1.9 FSR) and Medium
Density Mixed Use (1.9 FSR)

BACKGROUND/HISTORY:

The subject site is currently zoned Suburban Residential Zone SR-2, designated Multi Family
and Residential in the Willoughby Community Plan (Attachment B) and designated Single Family

Mixed Residential (10 UPA), Townhouse (22 UPA), Medium Density Apartment (1.9 FSR) and
Medium Density Mixed Use (1.9 FSR) in the Northeast Gordon Estate Neighbourhood Plan
(Attachment B).

DISCUSSION/ANALYSIS:

e Langley Properties has applied to amend the Willoughby Community Plan and Northeast
Gordon Estate Neighbourhood Plan and rezone the site to Comprehensive Development
Zones CD-206 and CD-207.

e The proposal will facilitate development of approximately 509 apartments, 99 townhouses
and 929 m2 (10,000 ft2) of ground-floor commercial space.

e The proposal includes provision of a neighbourhood commercial centre, greenways and
enhanced sidewalks, completion of the north half of 67 Avenue, widening of 68 Avenue,
extension of 207 Street, completion of 206 Street fronting the site, Blue Link,
accommodation of an amenity feature and a portion of Urban Green.

Adjacent Uses:

Existing Use Northeast / Southwest Existing Zoning
Gordon Neighbourhood
Plan Designation

North: | 68 Avenue and residential Institutional, Medium Comprehensive
properties designated Density Apartment (1.9 Development Zone CD-
Institutional, Medium Density | FSR) and Medium Density | 160 and Suburban
Apartment (1.9 FSR) and Mixed Use (1.9 FSR) Residential Zone SR-2
Medium Density Mixed Use
(1.9 FSR)

South: | 67 Avenue and residential Single Family Mixed Residential Compact Lot
properties (as well as a Residential (10 UPA), Zone R-CL(A) and
stormwater detention facility) | Townhouse (22 UPA) and | Suburban Residential
some of which are currently Townhouse Live Work (22 | Zone SR-2
under application (ToL UPA)

Project No. 08-14-0166)

East: Residential properties, some | Townhouse (22 UPA) and | Suburban Residential
of which are currently under | Townhouse Live Work (22 | Zone SR-2
application (ToL Project No. UPA)

08-14-0166)

West: 206 Street, beyond which are | Single Family (6 UPA) Residential Zone R-1A
single family residential
properties
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Willoughby Community Plan Amendment:

The westerly portion of the site fronting 206 Street is currently designated Residential in
the Willoughby Community Plan. Section 3.1.7 of the Willoughby Community Plan
indicates a permitted density of 15 UPH (6 UPA) for lands designated Residential.

The proposed amendment to the Willoughby Community Plan to designate this portion of
the site as Multi Family is consistent with the land use designation and associated density
(10 UPA) permitted in the Northeast Gordon Estate Neighbourhood Plan.

Staff do not object to the proposed amendment as it brings the Community Plan in
alignment with the Neighbourhood Plan.

Northeast Gordon Estate Neighbourhood Plan Amendments:

The subiject site consists of the following land use designations in the Northeast Gordon
Estate Neighbourhood Plan: Single Family Mixed Residential (10 UPA), Townhouse (22
UPA), Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR).
The subject site includes two Significant Tree Areas.

The Northeast Gordon Estate Neighbourhood Plan further indicates permitted densities of
40 — 80 UPA in the Medium Density Apartment (1.9 FSR) and Medium Density Mixed Use
(1.9 FSR) land use designations as well as a maximum height of 4-storeys in the Medium
Density Apartment (1.9 FSR).

Consistent with the intent of Bylaw No. 5887 (Willoughby Omnibus Bylaw) which received
final reading on June 26, 2023 and proposed that “all apartment densities be calculated
as FSR,” staff recommend removing the “40 — 80 UPA” provision from the Medium
Density Apartment (1.9 FSR) and Medium Density Mixed Use (1.9 FSR) designations and
calculating the density only on an FSR basis as part of the amendments to the Northeast
Gordon Estate Neighbourhood Plan.

The proponent has applied to amend the Medium Density Apartment (1.9 FSR) and
Medium Density Mixed Use (1.9 FSR) designations on a site-specific basis to permit up to
2.02 FSR, as well as permitting heights up to 6-storeys in the Medium Density Apartment
(1.9 FSR) land use designation noting a maximum height of 6-storeys is already permitted
in the Medium Density Mixed Use (1.9 FSR) designation.

The application proposes 73.34 UPA based on a gross developable area of 6.94 ac for
the apartment / mixed use portion of the site.

Section 3.1 of the Northeast Gordon Estate Neighbourhood Plan indicates that a plan
objective is “Design higher density development around commercial nodes and near
major roads.”

Section 4.1 of the Northeast Gordon Estate Neighbourhood Plan further states that “The
highest density residential units are located in clusters around two walkable mixed use
commercial centres located at the intersections of 72 Avenue and 208 Street and 68
Avenue and 207 Street. The 68 Avenue node is intended to provide a highly urbanized
node...”

Staff do not object to the proposed amendments to the Northeast Gordon Estate
Neighbourhood Plan given the location of the commercial node, objectives of the Plan
and the construction and improvements to the local road network, including full dedication
of 207 Street.
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Zoning Amendment:

¢ Bylaw No. 6056 proposes to rezone the site to new Comprehensive Development Zones
CD-206 and CD-207 to facilitate development of approximately 509 apartments, 99
townhouses and 929 mz2 (10,000 ft2) of commercial space.

o Proposed Comprehensive Development Zone CD-206 permits apartments with a density
of up to 2.02 FSR and maximum height of 6-storeys as well as ground-floor commercial
areas that align with the specified overall commercial space requirements of the
Northeast Gordon Estate Neighbourhood Plan.

e Proposed Comprehensive Development Zone CD-207 permits townhouses with a density
of up to 22 UPA and a 3-storey height limit.

e The project complies with the provisions of the site’s proposed Comprehensive
Development Zones CD-206 and CD-207 zoning in terms of siting, site coverage, height,
use and density.

e Securing items specified in the Northeast Gordon Estate Neighbourhood Plan (Blue Link,
Urban Green, greenways, enhanced sidewalks) have been included as development
prerequisites of Rezoning Bylaw No. 6056. Funds for the Amenity Feature identified at 68
Avenue and 207 Street is included in the Willoughby Greenway Amenity Policy.

e On April 29, 2024, Council adopted Bylaw No. 5994 which requires new apartment
developments with ten or more residential units to include a minimum 15% of the units as
at least two-bedrooms and a minimum of 10% of the units as at least three-bedrooms, as
well as an average project unit size of no less than 725 ft2 (67.36 m2). As the subject
application was submitted prior to April 29, 2024 it is granted an eighteen month grace
period, meaning the rezoning bylaw must receive final reading by October 29, 2025 in
order to be exempt from the requirements of Bylaw No. 5994.

Development Permits:

e The subject property is located in Development Permit Area ‘B’ — Residential in the
Willoughby Community Plan.

o Development Permit No. 101391, attached to this report, includes conceptual renderings,
site plans, building elevations and tree and landscaping plans for the apartment and
mixed-use portion of the site.

e The subject site slopes from the north to the south and includes a mixed use
neighbourhood commercial node that requires design considerations with respect to
grading and architectural integration within the neighbourhood at time of finalization of the
Development Permit. A condition of final reading is finalization of the architectural and
landscape plans.

e Council, through Bylaw No. 5246 (Development Permit Delegation Bylaw), delegated
issuance of Development Permits for residential developments without commercial or
industrial components with a density equal to or less than 25 UPA to a delegated staff
official.

e As the proposed townhouse portion of the development is less than 25 UPA (19.34 UPA
proposed), the associated Development Permit application is being processed
concurrently for consideration by a delegated staff official.
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Community Amenity Contributions:

J.1

e The Community Amenity Contribution (CAC) Policy applies to the subject application and
specifies target contribution amounts based on unit types.

e Section 5.2.(g) of the Community Amenity Policy indicates that for an application that
includes an increase in the residential density beyond that established in the plan, an
additional $25 / ft2 target contribution for apartment uses (6-storeys or less) is applicable,
in addition to the base contribution.

e The proposed plan amendment results in an additional 25,406.06 ft? of floor space
provided in the Northeast Gordon Estate Neighbourhood Plan. Based on current target
rates, this results in a total contribution of $7,659,751.50 as outlined below:

Unit Count Rate per unit Total
Townhouses 99 $14,400 $1,425,600
Low Rise Apartments (6-storeys | 509 $11,000 $5,599,000
or less)
ft2 exceeding Northeast Gordon 25,406.06 ft2 $25 / ft2 $635,151.50
Estate Neighbourhood Plan
Total $7,659,751.50

Tree Protection / Replacement:

The applicant has submitted preliminary tree management plans indicating the following:

Significant Significant Replacement | Replacement Street Total Trees
Trees on Trees Trees Trees Trees Post
Site Retained Required Provided Provided | Development
185 13 304 304 49 353

Three of the significant trees proposed to be retained are located in the Significant Tree Area that
overlaps the Blue Link on the easterly portion of the site.

The landscape plans propose extensive plantings of trees, shrubs and groundcovers within the
site and within road boulevards. Finalization of landscaping details has been included as a
development prerequisite.

Detailed Tree Management and Landscape plans for onsite areas of the townhouse portion of
the development will be provided in conjunction with a future delegated development permit
application.

Policy Considerations:

The proposed Willoughby Community Plan and Northeast Gordon Estate Neighbourhood Plan
amendments and rezoning application facilitate the development of approximately 509
apartments, 99 townhouses and 929 mz2 (10,000 ft2) of commercial space.

In staff's opinion the proposal is consistent with the overall goals and objectives of the Willoughby
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Page 10. ..

Community Plan and Northeast Gordon Estate Neighbourhood Plan. Staff recommend that
Council give first and second reading to Bylaws No. 6055 and 6056 (subject to 17 development
prerequisites) and authorize staff to schedule the required Public Hearing for Willoughby
Community Plan and Northeast Gordon Estate Neighbourhood Plan Amendment Bylaw No. 6055
and Rezoning Bylaw No. 6056.

Respectfully submitted,

Joel Nagtegaal

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit No. 101391
ATTACHMENT B Maps and Graphics
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THE CORPORATION OF THE TOWNSHIP OF LaNGLEYAT TACHMENT A

Development Permit No. 101391

This Permit is issued this day of , 2024 to:

1.

3.

Name: 1320581 / 412903 / 412906 BC Ltd.
J Reimer Investments Ltd.
Cara and Peter Reimer
Reimer Pacific Holdings Ltd.

Address: 201, 27617 Fraser Highway
Abbotsford BC V4X 1M3

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 32 Section 14 Township 8 New Westminster District Plan
43913;

Lot 81 Except Firstly: Plan 63808 And Secondly: Plan 68306,
District Lot 311 Group 2 New Westminster District Plan
27953,

Lot 1 District Lot 311 Group 2 New Westminster District Plan
68504;

Lot 31 Section 14 Township 8 New Westminster District Plan
43913,

Lot 2 District Lot 311 Group 2 New Westminster District Plan
68504;

Lot G District Lot 311 Group 2 New Westminster District Plan
BCP28543; and

Lots 1, 2 and 3 District Lot 311 Group 2 New Westminster
District Plan 68306
CIVIC ADDRESS: 20615, 20643 and 20663 — 67 Avenue; 20636, 20657,
20658, 20685, 20714 and 20738 — 68 Avenue
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 Township of
Langley:

a. Building plans being in substantial compliance with Schedule “A”.
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DEVELOPMENT PERMIT APPLICATION NO. 101391

(LANGLEY PROPERTIES / 20615, 20643, AND 20663 — 67 AVENUE;
20636, 20657, 20658, 20685, 20714, AND 20738 — 68 AVENUE)
Page 2. ..

b. Landscape plans included in Schedule “B” and in compliance with the Subdivision and
Development Servicing Bylaw (Schedule | - Tree Protection) and the Township’s Street
Trees and Boulevard Plantings Policy.

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 rooftop mechanical equipment to be screened from view by compatible architectural
treatments.

e. Allrefuse areas to be located in an enclosure and screened.

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 a site servicing and stormwater management plan in accordance with the

Subdivision and Development Servicing Bylaw.

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

Landscaping and boulevard treatment to be secured by letter of credit at the building

permit stage.

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

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

e o

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 , 2024.
Attachments:

SCHEDULE A Architectural Drawings
SCHEDULE B Landscape Drawings

J.1-Page 23



<

<
N
$10IYdJey s ‘  vve e voo ooz o Q00HYOBHOIIN AGHINOTEM
9ULO Uon} ‘U NOQHOD 1SVd :E%c
odga @ LIIHS HIA0D
1] -
L

ANNIAV &ww ANV 13341S HLZ02 NOH4 9 ANV ‘S ‘v 1O 1V LSIMHLNOS DNDIOO1

NOQHOO 1LSVIHLHON



jnagtegaal
Typewritten Text
SCHEDULE A


[Tg)

’S]108}1y01B0S 2
m“—.omu._r_o.hm 1s Kemiey 'm om%mm.wmw Py wczmmmm_mm mmwmw“N ¥09 “, 60102 onsor
061z 202 unop ssce ., 0z d AOOHYOFHDIAN >m_1039®v>
9UO uoljels NOQHOD LSVA :E%,_
ips
vaga NVId ALIS TIVJIAO
h
=
&
1729
Zo T
19
6z 29
5
=3
L
=]
o
Es
1
e N
23S o
)
, 9 o8 / -
_“ N & 000 _W% T
i e
|
i . i
v w
a oMdng p=sol
A@801 wi g mg_
1
=0 nuo 0
i : e s
i s O I 1 o | A P 5

ago1

in Gz

g -

YL

oo | WOD (6 | sU

| e

E
@

@

133HKYS HL1S8




©
S]o9ydJe é‘g s et e 00H¥OaHD1IN éggnws
auo uoljels o e o NOGIOD LSVIHIEN
0'dp-da LIIHS HIA0D
]
1334H1S H1Z02 ANV INN3AVY H189 NWOHH ¥ 101 LV LSIMHLHON DSNIOO1 .v l—lOI—




N~

'S}0811Yyd.ie0S 2
s$1oa)yo.e é‘g 15 oo Opts o8 oy Bunon 6568 O evre 58, v0 otor QOOHYOFHDIAN A8 Io39®w>
ploysioqqy Soemifiyo VIS
oULO uoljels NOGYUOD LSVIHLUGN
SONIIIANTH

1'G-da St
5

ONDIHVd 3avdd IA08aVY NWOHH VvV ©a19 1V 1SIMHLNOS DNIOOT

ONDHVd 3AavdO IA08Y NOHL g ©a1d 1V LSVIHLNOS DNIMOO1

JNN3IAV H189 WOHAL vV ©a19 1V LSVIaHLHON DNIOO1 1334H1S H1Z02 NOH4 g9 ©a19 1V 1SIMHLNOS DNDOO1T




s109yoJe

sito uones @

W09°$19811Y2IB0S
py Bunoj sse6 SYv6 €6 ¥09
pi0js30qqy RECTAITIIVG)
N.m_u-aﬁ

oNsgor

[e0)
N

AOOHYOEHDIAN >m1039®w>

ELeS

v
ROt

NOQHOD hmﬁ__:a%c
SONRIIANTY

-

3HNLV3d 3dVOSANV1 1LV HLNOS ODNIMOO1

1334H1S H1Z02 NOHL 3dNLVvad AHLN3 SIT134H1 TVOIdAL LV HLNOS DNIMOO1




()]

N

WHOQH—SOLM 232 s2A €St deA W09'539811Y0IE0S ,,ﬁ_fooxwms\
Kem| y - uno, S NG P
. s 4 M 0612-€02 py BunoA sse6 Sv6 £6L 709 O %, oNsor AJOOHYOGHDIAN AGHDNOT
olLO uoljels e A 2 e
: oz SVIH
: NOQHOD I E%c
EN
=S
¢ Qy-dd 2 SISATVNYV DNINOZ 7® VLVA .LOIrodd
S
&
ot
i —
—J
TWMAOOL ML TIVAS ONEVH O34VOIONYH - O
TvmaonoLI0E - ma ssvoame o4
HOOTHENS 40 dOL - 28L INand00H - AW
YIS HLONUIS S0 40L - SL HEOVET LA NIVE - M
soveosodoL L SSUMSIHIO GILON SSTTNN - ONN
3U3MONCO GIHSINIE 40401 - OL AV 40 LHO SONUZS - MUS
Livhdsva0doL  wi QanuNoo 3 OL -o|L
NIHONON HIDUYHO FTOHEA OIMLOTTI - HAZ NvHaH00H - au
HIOUVHO IO OIOTT - OAT NVHOOUVY - ad
uvisowia X NvHaY030  -aa
v s - ns NSVEHOYO <80
TIVAS DNV YO TIVIVS - O/ NvHOvaRY - av
a3ainoud sTIvIS 22 —
aasinoay sTIViS 22
Twvas v WoIINOD
VIS HOLISIA
STIVLS 07 = 1 X SLNN T8VLAVOY 0T vunaasI
Tooe oL paunbo 59080 1oL
oyLL y'LL 0 9 v e o m "
sop'1 sog'es 0 s
Soost et H H . 1001903 150 10 001 4949 10 03 q oupied
e e ? g e T GalLIIaveIa Hilm SNOSU3 HOA STIVLS DNNIVE 11 201
90551 sas 0 z
9966 9966 ° v Q3AINOHd STIVIS 662 'POPINOIY IBI0L
auv wioL auy 0o XaHols
a3uINo3Y STIVLS 667
aaLInSM STIViS 8 IVIOHINNOD
(NS) 45 - VaHY OO sTviS 62 = 10X L6z HOLISIA
STIVIS 292 = 62~ 162 - 54 X SLNN ¥61 NS
war TwioL poInbo S30808 1oL
s 61t z w (pouoods
B ote t " i1 ous o e s popriouy 15,910 Bune s Sutons 1od co0ds OB 13 1)
i oL us sa0as
o S ' o i Buliomp 4566 10} 50008 51 SLIOwLLGY
o oc2 ' v SSINIWIHINOTY DNDIEVY
H cos ' o
H prin z 20
o siol z io
o cce ' [
o cis ' JE] shesois o
o +90s z za 1B1oH BupIng posodor
o ou01 H ia
o 160'4 z 20 Shoio1s 9 Po0IX® 10U S SEIMONS puUE SBUPIN 0 1BOY OUL
@ [y z ) S3WNLONKLS GNV SONIGTING 40 1HOITH
B 96 H s
Exe 299 ' v wo'e zops
o or9 ' v wo's \ ops
o 089 ' v (100018 WL02) wOE  Wwos
(onuony ige) woe wosd
SINN  45-vauv  SWOONGIE  3dALUNN
1o suorsmosd o uipovs sq pus souping
AMYWNS LINN S3UNLONKLS ONY SONIATING 40 ONLLIS
NOLLYWHO-INI § ONIaTing (5 16599/ WS ¥b6r'E) 70w posodoi
8012101 0L 0 %07 UBL BIOLUI JOAD3 10U LS SBINTONAS PUE SBUIPING
30vH3A00 107
oo secor | Dosaseco | 0000 wior wsaert F—
; (652 OLLY 30798 HOO
asvn zsrus o v
o et 0 < (892y 107 85019 U0 POSSA) UFOINOH SLINN H6 |- ‘TICIAOHA Vel 16
SNOILYAZT3 ﬂw.m v-dd oL o z (224 307 550 U P2sEQ) AIMOTTV SLINN LLL ‘AIMOTIV N 08 V3HOV k3d SLINN
SNOLLVAZT3 aL'e-b-da @9l 0 ‘ s s'sse'st kv TvLNIOIS3H
o WS GLe L V3 400 55059
NVd HOO4 H19 99'Z-v-da vauy swoaa Aaois AUSNZG WLINIaISSH
NVd HOOT HIS Gget-da caen s O3QINOHd WS 0'94L 'O3HINDIH WS 0'9LL = SLINN ¥64 + LINN H3d WS 0'7 ALNIWY ATONSIHS 30V
§ " - . »
NVd HOOH HLy av'2-v-da o (WS) 4S - VaHV HOO
- o 1UoUoIONSG) B4 10 SUOISOKS OL L SOURPIODIR Ui POPIAGII B4 [E4S SBRR ALY
NV1d OO QHE 9EZ-r-da o o sooss Apsouny
NVd HOO14 ANZ 9z'2-v-da
NVd HOOH IS} Ak'g-v-da o oot H w (a0) 3NOZ INFWAOTIAIA INSNIHIHANOD
SNOILVAZT3 ez'e-v-da € 629 b 24 METASH MV IAE BNINGZ
SNOILVAZTA eL'e-b-da 9 4 ' I
NVd HOO4 HLY 8b'2-b-da 0 o B L4 —. 1A
NV1d HOO4 QHE BE'Z-b-da o o101 4 13 e 158 Nouvoa3g gyl
Nv1d HOO4 ONZ ®2'2-4-da H e i a vauv 101
eLz-b- ;
NV1d HOOd ISt Bl'g-v-dd H bty H w@ Qo a3s0doud
Ld AT - V ONDIEYD ONNOHOHIANN €' k-v-da H ot Z S IVLLNQISIH NVEHNENS Z-HS  ONLLSIXD
SNOLLOIS AUIS  Z'b-b-dd o [ H [ anoz
PLOTNVIdILS b b-p-da H = H 8 INFNGOTINI TVIOHINNOOINIALLVAY AHOLS 9 NolLdOs3a
9 5 : & € 180 8 UOBING 9500 BUPING 08 810Z aivanvis
SISATYNY ONINOZ 8 ¥AvVA LO3rOHd  £0-v-da o o K e 8 dIHSNAMOL ‘¥ | NOLLO3S 40 HLOB 'S168% NY1d ‘ZE ONY 16 5101 NOLLdINOS3a TvOI1
SONIZANSY  Z'0--da 8 ‘ATONYY ‘SNNEAY 89 SBO0E PUS L6902 ‘Ssasaav 2N
SONISANSY  10--da SUNN  45-vauv  SwooMase  3aALuNn
133HS HINOO  0'0--da AHVWINS LIND
4Q - XZANI ONIMYEG NOLLYWHOINI v SNIGTINg NOILVINHOLNI 1LO3rodd




o

wﬁ%ﬁ%ﬁﬁé‘@ B
1'I3-da

[se]
QOOHJOgHYIAN >mIO:O._%/

NOQdOD Pﬂeﬂ—.—.ﬁd@
¥ LOTNVId ALIS

130433 LSIHOGNY 336 'aANIVLTY S3TAL INVOHINOIG = .

pinmhiininliainiilsl

vﬂ”Z

N%




~

™
QOOHYOgHDIAN >mxo39®v>

\asm NOQHOD Pé@c
SNOLLOJIS dLIS

-

S$1oa)iyoJe 15 Remea 06t 202 u Bunon s50s  vve e v0o
mf_.o CO_“—.mu_.m piojsioqqy oemi|Iyd

¢’ Ly-dd

-4 =.9UL Fivdy
| uonoes \ 2z /

R R R R R R R R R R R R R R R R e R R R R R R R R & Ry e ke e R e R R R R R R R R
“ -“ ‘ uBaT-avevavion - —r ‘X\/,\\,
M ,\\\//\\ , ONDIHVd IN3aIS3H ONDIHVd INIAISIH
wooo avemawewodr | | g == ——
00w Le1-a - et
NSk - =i i o : HOQIHOO : Lo NN
3 H
w000 sz n ] 1
0 20 _ _ g I _ K
e uomaae N : LW LINN : HOQIHOO = 1o 1NN
wovo owensmene &l L ;
00 @¥e-a 3 3 3
é M m m_ LW LINN : HOQIHHOD = 1O LINN _m
w000 suszowpe _ LS . 1 I _m
e aqfonis-a H m" LW LINN : HOQHOD = 1o 1NN Iz
wooo owmsmwenw K] & o _m
égxﬁ ‘ M _ LW LINN : HOQIHHOD = 1O LINN H
W000 owmimwspi _ Bl _ _ S |
ESE ‘ M _ LW LINN : HOQIHHOO : 1O LINN , _
w000 _ssmumnsn _ _ L3 R S o :
o SR ey
o
RO TR LT,
, SN S N
N S NN TN NN YNNI N NN I NN %
@Wg.mgzé | NS //A& NI AN NN -
| , i By
W00 oV dNaG 0L = . . NN
N T T d 4
esa_ ! N e | 1P LNA Agg01 i T = ] m@s,%@
3 , | | v 1NN :|= Lv 1NN | —
wooo owssmwon Pl [ - o 5| "PBunmwnn &
e egorian-a m { e 1NN ;Ei I3t LIND T ﬁ_ LV LINA ? ;7 LV LINN , e
vovo musswse By - - o i __ownumwen
o 1T EINEEN T e [E] e g
w00y susvwens M\‘\f%\ W_ | - o  ounumwnn
‘< R m_ i TN ; Li LY LINA i 1 LV 1INA : : LV LINN e <§.
w000 sumiuzow i _ _ i B i _ o _ _ _
(o o aa-a R K W, v 1D ; 7 . ” oG
w000 oz _ _ 5 S _ _
WoLHS-¢ 8
E m i 1P LINN : 7 : 11 UNA ;
W000 skemuion0en _ _ % ] I _ _ .
@7 2 Dieiaacaru -2 eSS
T - T




AN

™
QOOHYOgHDIAN >mxo39®us

o NOQHOD hmﬁ__:d%c
AT - V DNIMAvd QZDO&G&MQ@D

HiedN

W“Hwom“——_‘_.%“.—ﬁumé‘g s o m iz oz onéste  svveseLros

¢ IF-da

EDIR] Cummwum -1 = UL
- I B I T T T - @. Ld T3A31 - 3avyHvd v 101

xwt ()

1
|

58 e a

oo T

s R
&) Y
5 9 —
o e e I
e sl ! I
. ' L :
i M | Il | I
A A | :
19 , ?
s K a _ :
R 0 T |
. A ~
4

B8 88

&
R |

3

0

55

o8 " 28

)

5
B8

4

s
am s E=EE T

55

o8 " 28

“5F

g

&

ER =z
50" 2611 28

o
I A

88" B-8 -,
2

pave,DETRNGE =47 - I—

58

55
HE

R

2o 0D 5 B8

]

ey

| ST11VLS ©/n 05z
| oNDIvVY INIaIs3y

9.4

1
i
14
i
I

"
3
ki
p!
%
3




™

W09'$309}1Y2180S
S¥v6 €6 ¥09

stio voess @

elle-p-dd

™
AOOHYOEHDIAN >m1o39®v>

V DNIATING ‘NOTHOD bmﬁE,E%c
SNOLLVATH

0k =8k
NOILVAIT3 HLHON - V

¢
(118~ 161) 400U HIF -V

|

|

|
owomsooon | | |

i -

|

|

MANLATOND 0 04

¢
go‘iﬁn ol -V

‘ML 20000 .01

: :
q?zﬁﬁ%&é 1

- 3w 0 z
TN A0V SV VU
a NENIONA - TVM- )

ITNA3IHOS HSINI4 HOIH3LX3

04 =8/
NOILVA3T3 1SV3a - V.




<

W09'$309}1Y2180S
S¥v6 €6 ¥09

stio voess @

eZe-p-dd

™
AOOHYOEHDIAN >m1o39®v>

NOQHOD Pﬂeﬂ:&ﬂ@_
SNOLLVATH

0-4= 8L
ZO_._.<>m._m:»30m.<

4 owunamoo o

Nz

P

Gs@%; [

18~ 28] 400U HF -V

,

|

|

|
I I |
I I |
. . !

¢ ewwoowwn | | o 1

[ [ |
I I ,
| ] |

,

|

|

1

4 onanaEon o)

& onunamon o)

g&zﬁn SBL-V

ITNA3IHOS HSINI4 HOIH3LX3

04 =8/
zO_._.<>m._mrwW>>.<




(o)

™
AOOHYOEHDIAN >m1o39®v>

4 ONIQTINg ‘NOQdOD hmﬁ__:d%c
SNOLLVATH

W09'$309}1Y2180S
S¥v6 €6 ¥09

stio voess @

qi¢-p-dd

W00 ansmase 00

(@ Jumsiss |
N
B

W OO0 ons azonen 30 4ot

ﬂsﬁeﬂ.n

W 000 onakoLazoNe 3 dot

15~ 98)) B0 GG -G

W00 oMaRLATOND .01 [

¥11G - 961) SO0 HIY -3

W00 oNakLUTOND 3 01

G%E_%.n

WO NN 30401

Gg_&&

ITNA3IHOS HSINI4 HOIH31LX3

W Q00 s395ma om0 5

@ ONAVaE STl -

01 = 8lb
ZO_._.(>mn_m._.w<W-m

w000 om0




©

™

S1oe3iydde < ‘ st cor 505 ov 00H¥O8HDIIN AGHINOTRM
oLLO uoljels ‘g v 9 DNIQTING ‘NOGHOD LSVIHLUGN
qe-p-dd SNOLLVAT

WO ensamame0n

exﬁtg [l !
|

W OO0 onk azoNe) 30 4ot

i et e A

W00 ovasoLazoNe 0 dot

ﬁm.gséam.n\\[\‘\{\‘\‘\‘\‘\‘\

W 000 oNakLATON 3 4oL

‘38.3«85%&\\m[\‘\‘,\‘\‘\‘\‘\‘\

W00 oNakL TN 0 1

o

R |

WOOD s o005 :
mﬁuwggmmaﬂg e B 4 -
|

& o=

My a3 20 401

6T UGN

w
@@sﬁn sem-g T

AV AONIAITTY GIUYMNYIZ - NETAOS KVAR = 11

ITNA3IHOS HSINI4 HOIH31LX3

T NOuWvAZ1Z1Sam -8 hmm>> m

\\\\\ Mﬂﬂ+h




s109yoJe

sito uones @

W09°$19811Y2IB0S
py Bunoj sse6 SYv6 €6 ¥09
pi0js30qqy SoemMIlIIy0
c.@ -dd

oNsgor

N~

ELeS

v
ROt

™
AOOHYOEHDIAN >m1039®w>

NOQHOD hmﬁ__:a%c

1334H1S H1Z02 ANV INN3IAV H189 WOHAH S 101 1V 1SIMHLNOS DNDOO1

LITHS JIN0D

-

S 101




[e0)

°S1081142Je0s 3
s$1oa)yo.e é‘g 15 oo Opts o8 oy Bunon 6568 O evre 58, v0 otor QOOHYOFHDIAN A8 Io39®w>
pio4syoqqy HOEMINIIYD TS
oULO uoljels NOGYUOD LSVIHLUGN
1'G6-da SONRIIANTI
b
J.

1334H1S H1Z02 NOH4 g9 ©a19 1V 1SIMHLHON DNDOO1T 1334H1S H1Z02 NO4H4d vV ©ad19 1V 1SIMHLNOS DNIOOT

JNN3IAV H189 NWOHL Vv ©a179 1V HLNOS ODNIMOO1 INN3IAV H189 WOHAL vV ©a1g 1v LSVIHLNOS DNIOO1




())

3]
QOOHY¥OgHDIAN >m1o39®.w>

o NOGHOD LSVIHIHEN
SISATVNYV DNINOZ ® VLVd ,.—.\Um:vONMIQ

b,

S}093yoJe USRS 5 ORNP £ S t rope
auo uolnels .

g&s-da

o
ottt

Oy

=
TVSOJOL ML VIS ORIV CHAVOONW - oM

v sonosica - ma R

sooaNs s0doL - dsL inansoou - u

avis wenionws 0401 -8 PR
OvDU0dOL DL ISMMENLOGILONSSTWN -oNN

s13u0n00 CaKSINA 0401 - 01 AV 50 0w 30535 - i
N, asnuunoo 3oL -om

NFHONON UIDYHO TTONEN OMIOHT - 8 w04 -
usowHO TTOKEN oML - on8 Nwsouva -ad
uvismwos xa [ROP—

v xrans s wsvarowo a0

TS o VO TS - 6 RO —
aN3Io31

a3ainoHd STIVIS 61 PoPNOL w101
a3INo3y STIVLS 61
TS 1 WIOHINNOD
VS HOLISIA
STIWIS L1 = £ X SLNN STBVLAVTY L1 TvunaCisH
ooz nevee | pescleze | 0000 wioL PoINDON 89984 (0L
prve o 5 5 « anpayos J04 pabos 5 208 1)
ceoe ceos ° H 081 12 10 00, A19AS | J0 O B4 1 PEPIAGLC 34 (84S SIGESIP LA SUOSIE L0} SIEAS DU
w05t woct 0 v Do o1 Bts BUpR 03 S G100t Sien BTN h Suthed A YBSESS o615y VPSS SO o
Geoe opo 0 €
st s0st s H S3UUNIEVSIQ HLM SNOSHAA HOM STIVS DNV 1120
auv wioL auy o Aauors a3aInoud STIVIS 952 popnOLd w101
LIS aauiNoay sTIVLS 95z
. sTviS§ WiomINOD
(NS) 35 - vauy 20014 STIVIS 52 = 10X 8T HOLSIA
T o STIVIS €22 = 52 - 892 = & | X SLNN 91 IUNCISH
ad painbo 520833 101
o 961t z w
0 ors ' 1 (pouosds
o = ' o 12101 0w jo ued s 10 00 BuIEL Jun BuIIOMP Jod 99808 BUIE A3 1)
° - : e ‘BLect JovSn 1o} POPIAGIG 0d U S3BGS DU USULLEAE PAINDS 10 XL
o s ' " un Bullomp 0B Joj SeoBds & SIGLLEAY
H o : 0 *SINIWIHINOIH ONDILVY
0 pris H 20
E sior z io
o cca ' [
s cis ' e
H - H wn shosois o
o 0L0't z ia 1601 BupINg posodory
H 160'4 z 2
2 Leot H 2 0101 9 P2OIXD 10U [PUS SIMONLIS PUE SBUPING JoWBIGY SuL
s a0 : 1 S3NLONKLS GNY SONIGTING 40 1HOITH
o 299 ' v
H o0 : & woz zops
se 080 ' v wos 1 ops
(19088 W202) oS wos
SINN  45-vauv  SWOOHGIE  3dALLNN (enueny tige) woe o
AMYWWNS LINN 1o suosmosd ol ui poys oq pus sBupIng
S3WNLONKLS ANV SONIATING 40 ONILIS
NOILLYWHOANI 8 ONIgTing 204y 107 19N O POSEQ I (S 0'009'L/ IS €'585'2) %0'PE
01y 107 53029 U0 pasea | (NS P'ZPL'S | WS £'685'2) %9'6Z posodos
. . 8818 101 8L 0 %07 UBL SIOLLI 19RO 10U LS SBINYONAS PLE SEUIPING
oo 096658 | o0 96658 | 0000 wior 30vH3A00 107
sz sszas o o voy 107 10N U0 POSEq S 2L
. e e 0 s iy 101 5501 Uo pesea ) US4 o6 NS
SNOLLYAZTS 92'€-6-da st azol o v (454 OLLVH 30vdS HOO
SNOLLYAZTS A1'e-6-da are areh 0 z (801 107 8509 U0 POSEC) USIAOHE SLINN 591 ‘TICINOK Veln 9L
NVId HOOH HI9 49'2-6-da o e 3 i (501 107 5501 U0 oSEa) GZMOTTY SLNN E£1 ‘GIMOTIV v 08 V3OV 34 SLNN
. WS PreseL VY VINIOISIY
NV1d HOOTH HIS d5'2-6-da auy wioL auy S Aauois WS rese'st V3HY 40O SSOHD
NVd HOOT4 Hiy av'g-5-dd CHVINSNL - EHvam Y AUSNQ WILN3aIS3Y
Nv1d HOOH Qde 9e'2-6-dd (WS) 48 - VaHY HOOT4 Q3010 WS 0099 ‘03HINDIH WS 0'099 = SLINN 591 » LINN 13d WS 0 AUNIAY ATONIS 3OV
NV1d HOO AN G2'Z-6-da oy ior Watiog WoLIdOIOASQ 9U 40 SUCISAOI oUR popnosd oq Imus
NV1d HOOTH IS} dL'g-5-da SVAY ALINTWY
) o 961t z w
SNOLLYAZS ©Z'€-6-da o ots H e (a0) 3NOZ INSWAOTIAIA INSNIHIHAWOD
elg-g- 0 629 v o
SNOWVAZTS ©1'e-5-da 0 26 ' o FASIASE MYTAE SNINGZ
NVId HOOH HI9 ©9'2-6-da 0 oL ' i
NV1d HOO1d HIS ©§'2-6-da ° S H By WS 0'009'. 13y
NVId HOOH HLy Bb'2-6-da B Freits Z 4 WS varlt NOWLY¥OI030 YO
7 o H i WS vees ss0u0
NV1d HOOd QHE BE'2-5-dd H o : I vauy 101
NV1d HOO ONZ ©2'2-5-da ° reot H @ G0 aasodond
NVd HOOH IS} 2L'2-5-da ° o H S ILNSOISSH NVEHNENS Z-HS  ONLISHA
§ anoz
+d AT - V ONMHYD ONNOWOHIANN  €'4-6-dd I tae i I
o ¢ INIWNAOTINIQ WIOHINNOONINIEVAY ASHOLS © NolLdOs3a
SNOLOIS 3LIS 2540 9 2 : Y e e A 2oLS e
SIOTNVI LS  1'i-6-dd & o ' ™ €962 NY1d '90E89 NY1d :ATONOOSS ONY 08E9 NYld A LSHLS Ld30¥3 18 101 NOILdIOS3a WO
SISATVAY ONINOZ ' YAV LOSrobd  2'0-6-da 08 'AZTONYT ‘SNNSAY 89 85902 ‘Ssasaav 2N
| SUNN  45-vaHv  SWOOHGZE  3aALLNN
SONIHIANIH  +'0-5-dd
< oriaing NOLLYWHOSNI LO3rodd
da - X3aNI ONIMYEA NOLLVIWHOSNI V ONIaTIng




o

stio voess @
1'iz6-da

<
QOOHJOgHYIAN >mIG:O._%/

NOQdOD Pﬂeﬂ—.—.—.‘ﬂ—%@
¢ LOTNVd LS

T




~

stio voess @

¢’ 156-dd

232 s2A
1s kemjiey 'm o6l2-£02
piojsioqqy

£S¥ d2A
py Bunoj sse6
RECTAITIIVG)

<
AOOHYOEHDIAN >m1o39®v>

NOQHdOD PS*E@_

W09'$309}1Y2180S
S¥v6 €6 ¥09 'ON€HOP

O-L=,91/L TS

. L ORI
‘ﬂe,:z%mndﬁé‘ - //\\MW}\\/W\\A/\AN/M//\\
2

@&Sm Ho-a

OO R R R

SNOLLOHS dLS

-

04 = 9L
8 NOILO3S als

XXX R R R X R R R R X R R IR R R R ,v%\/Y\\/\ DRI

¢ X P
¢ (R
oo\ A/\xm/\\ww\\/m\\v//\\\ N

% ONDHVd LN3IAIS3d

PG
wew (bl |
5

_—— -

S#NIM ALdadoud |

I

T T T e

N/MOQ OL diAvY

SANTT ALTFd0H

IHSISH ONIGTINg

04 =911
V NOILO3S LS

— NN IO R . arsemmsen_wogo
(o-an Jun-vionina 1 AN wir-viova{ 224 )
o ONDBIHVd INIaISaH s
w000 enscamstsni B
W00 151-9 53 -
5 1aunn 18 LN 2v LNn Ag=E01 181N 19 LINN — = | ascsemeni wogo
v |5 L H o o < SSEI@
124~ 50 M0 OV~ @ 3 +8 LN e N
wy & La LN 18 LN 2v uNn 131NN 18 NN 10 LINN ]
e I _ L ® | _ owomowsa wooo
o m i [ T
o La unn 18 LNN ; 7 Zv LNN ; 7 13 1NN ; 7 18 LNN 1O LINN ; | 18 1NN +8 4NN i3 m e
ovsnmaioa |3 — - - —g 7 joumimmwan S0
ixs.zﬁ?n\ & B 18 LNN 18 LNN H : R é.
» La unn 18 LN 2v UNn 13 UNN 18 1NN 1O LINN | Q 13 ]
w000 owmazamon |5 | — - 3 - i o e e
W073H9-8 5 K E 5 N é
o La uNn 18 LNN 2Zv 1NN 13 1NN 18 LNN 1D 1INN | +8 LNn +8 liNn 16 m
w0 |3 — = - R T e e
smes § [ - )
ﬁ & La unn 18 LNN ; 7 Zv LNn ; 7 13 1NN ; 7 18 LNN : : 1D LINN 19 1NN ; ta1iNn | H
¢ : B ohay a0 04114000
w000 ouansoas b — - - HI— =
T =) 12/L9 - £9 | & Sa.mx.oéé
TSR SNIGnG 18 UNn 18 LNN : 2
: o _ _ 5] e 11000
: | zns-s %@%@
S R
7 ! |
" 5 &




A

<
QOOHYOgHDIAN >mxo39®us

e NOGHIOD LSVIHLYEN
Id IAT - V DNDMAvVd A—ZDO%N—MQZ.D

s1oajyo.le 15 Kemea m 0B1z-c0e b Sunon et st cor 505
auo CO_“—.mu—.m piojsioqqy RECTATIITEY

¢'I6-d

o e

® ,

gl

|
I

=
E
H
aJ
Le-o T -0

8
ea T ea e d
-~

;

|

i

|

i

; |
ik

T

i

030
VR DSTANGE = 442

Gid
B8 B-8
rd

& 11

T

T
o-6 " B-8

Ll
Tt
1

8
£
£

28 B8 ES B B8 B8 B4
|

e g4

1 & 11

g4

T

I
EZC A

\
e

Qs
o-8 " B-8

98
5
£

Ligda

Z-208

\f@‘
§I
g
g
7

R R AR AR

Ty
o-6 " 2-8
Za

ERE ]
L
T
T
\
\

|
|
'B\ e s T es 26 98 06 28 B8 A 88
|
|
|
M
55

pm
98 a8

58T @0 1z
e

a4

T

1

gy
o6 o6

2

48" 28 85 B

|
¥
a1 ea T oe ea it

%
&
%

g4
IR

w7
o
9

|

|

|
=T

|

4

g, H‘A'ym\zge'v >
40

HERIE

g

4

=
a5

==

STIVLS /N S61
ONINHVd INIaIS3H

joome

Bp-a 28 @B 8B 286 B8 28 28"

o
_._ »:mma 4 L]




™

s109yo.Je

auo co_pmpmé‘g

°’¢-6-da

W09'$309}1Y2180S
S¥v6 €6 ¥09

<
AOOHYOEHDIAN >m1o39®v>

V DNIATING ‘NOTHOD hmﬁ__:d%c
SNOLLVATH

WOO0 oMk AR D 0L

é HWOUHY -V

W00 oML AR D0k

g B00THIS -V

V1000 oMkl UMD 2001

E Y00V

1000 wouans 0

é ‘ONaV3d S5 -V

—_——— - — - — - — -

01 =8l
NOILVA3T3 1SVA - V

-

TiEd L
S3L1ON

AQNNOANG A0 INEZDY.
‘SH0GNVLS NO TNVl FLVNORIVIXTO INIOTIGNVALL - 91

STV NI A3ATIS HI
VR WONIFTIY QFUVAINY A - NEERDS ADVAR - 41
NIV1G A0V - AJONVD TS - B1

vpaEN
&eﬁ;&;é&i:ﬁ;.m.

YOVILAOLOVS - LUS08 WIEH - ¥

AV VTG AJOLVA - TVMNIVINND - ONZVIO - &1

TEI I ITIET

HEmOO

A 2010V
HOREIN'Y Y0¥1d 010V HORELE - WL UNIA- SNZYD - 20

37NA3IHOS HSINI4 HOIH31X3

0k =8k
NOILVASTS HLHON - V

R r r

: f !
4 | |
e f , , ,

P f , f f

£ f , , f
e ,

| | |




<

<

W09'$309}1Y2180S

$1093iydJe < ‘ 5916 862 105 o 00HYOEHDIIN ABHONOTEM

olLO uoljels ‘g B V DNICTING ‘NOGHOD LSVIHLUGN

le%anQﬁ— WZOFA\\VM—\;—I@
NOILVAIT3 ._.mm>\>m< )

W00 EGONSTE 001

@XSEQ;‘\

1000wty AN 004

Gx&é%«‘d

V1000wl AN 004

SR

U000 oNAMLAITEND 001

st: WV

W00 Nk Amoner 004

eus:% v

w000 o oL

G- g v s

TiEd L
S3L1ON

AQNNOANG A0 INEZOY.
‘S=HOONVS NO TNVl SLVNORIVIXT0M INSIMIGHVALL - 81

STV TN XIS HI
S NIV VT TSS-NESES VAN 2
N0V1G KOOV - JdONVO TS - B

VRV
ACLLAOOM - 14305 VAN - )

YOVIAHOLOVS - 108 WIEN - H

AV SOVIA ASLIVS - TVMNVINND - ONZVI - &b

TEI M ITIET

HEmOO

WA AB0IVS
UOREIN 7 Y0V19 AA010V- HORELE - WAL TINIA - SNZYTD - 2

37NA3IHOS HSINI4 HOIH31X3

0= 8L
NOILVAST3 HINOS -V

mmmmm iR
e ]

@ o @ ®




(o)

<

W09°$198}1Y2Ie0S
s1oajyo.le é‘g Svv6 £6L Y09 ova QOOHYOGHDIAN A9 Io39®v>
P P! TV
SULo uoljels d DNIATING ‘NOGHOD hmﬁ__:d%c
qii¢-¢-dd SNOILVAT
b
NOILVATII3 Ih”ﬂ,”— |mvm J-
| | | | I "
PSS i T I (R N S o B
W074161-9 VI3
% , i , , , S31ON
§ [ [ [
U 1 O O S S N N -l
WEe ey wriae-c | | | | , | = - .
5 . Lo Lo
g [ [ I e ]
wooo owmwewwrow | | L ol .
Nl o o o -l
5 [ [ [ U ——
B I i ssconis oo o || . W
gss_eﬁﬁ%"“mrw‘#‘f“““JT‘W““““”‘,#“‘ SRR =i B | |
m P P P wesssoms-sawzs o [} e [
i i i
&ﬁ%ﬁ\a‘\‘\[W\ﬁT\T\‘\‘\‘\L”‘L‘\ ——— e — arsacoon-irn o [ A |
s [ [ [ e
m [ I i N——— A
T I I + B T S Jr ‘”‘ B S "‘ ,ﬂ o awvis oo one-ovzvo- o [J] . B
s ” ” ” | ” ” wancrorssnovoa-w e o [ B
2
i ,
i M - M 31NAIHOS HSINI HOIHALX3
o
©
T o%

01 = .8/b
ZO_._.<>m._mhm<w.m




©

s109yoJe

auo uolnels

qfe-¢-dd

X4 o

W09'$309}1Y2180S
S¥v6 €6 ¥09

<
AOOHYOEHDIAN >m1o39®v>

4 ONIQTINg ‘NOQdOD hmﬁ__:d%c
SNOLLVATH

WOo0 avisaansn.

&Sstm_.\n

WOOO  onusios uBoe) 0408

é Y007 dve -4

W00 onusd0L UMD 0401

WO00 ool v D40

G%:.\n

W00 St ABND B do1

e

WOooD swiumo 0L

@gn

WO00 oguens 001

- s s

H H H

s ,
| % |

b -

& T taa 1

66 B

o]

0401

1

0= 8k
NOILVA313 HLNOS - 8

,
i
[ 5 S I

,
,
|
4
|
|
r ,
-—t ]
,
|
,
J
,
|
,

RN

-

TiEd L
S3L1ON

AQNNOANG A0 INEZOY.
‘S=HOONVS NO TNVl SLVNORIVIXT0M INSIMIGHVALL - 81

STV TN XIS HI
BV WININTIV QYN WS - NSRS ADVAR - L1
N0V1G KOOV - JdONVO TS - B

VRV
ACLLAOOM - 14305 VAN - )

YOVIAHOLOVS - 108 WIEN - H

AV SOVIA ASLIVS - TVMNVINND - ONZVI - &b

TEI M ITIET

HEmOO

WA AB0IVS
UOREINF Y0¥19 AA010V- HORKELE - WAL TINIA - ONZYTD - 21

37NA3IHOS HSINI4 HOIH31X3

0 =8k
NOILVA313 1S3M - 8




s109yoJe

sito uones @

W09°$19811Y2IB0S
py Bunoj sse6 SYv6 €6 ¥09
pi0js30qqy SoemMIlIIy0
c.ﬂ.&-&ﬁ

oNsgor

N~

ELeS

v
ROt

<
AOOHYOEHDIAN >m1039®w>

NOQHOD hmﬁ__:a%c

1334H1S H1Z02 ANV INN3IAV H189 WOHAH 9 101 1V 1LSVaHLNOS DNIMOO1

LITHS JIN0D

-

9 1071




[ce)

°S1081142Je0s 4
s$1oa)yo.e é‘g 15 oo Opts o8 oy Bunon 6568 O evre 58, v0 otor QOOHYOFHDIAN A8 Io39®w>
pio4syoqqy HOEMINIIYD TS
oULO uoljels NOGYUOD LSVIHLUGN
1'3:9-da SONRIIANTI
b
J.

1334H1S H1Z02 NOHL 9 ©a149 1V LSVIHLHON ONIMOO1 JNN3IAV H189 NOHL vV ©AT19 1V LSVIHLNOS DYNIOOT

JNN3IAV H189 NWOHL V ©a1g 1V LSVaHLNOS DNIOO1 INNIAV H189 WOHL V ©Ad179 1V LSIMHLNOS DNIMOO1




)

S}oajiyole é‘g 15 Kemiey m ogs-oes b Bunon So56  sovt cor 905 e, onsor Q00HO0EHDIIN ABHONOTEM
pioysioqqy ) L=/l TS

olLo uonels NOGRIOD LSVIHIIEN

gd9-da SISATVNV DNINOZ 8 VLVd LDJrOdd

o
ottt

0,294y

=
TVSOJOL ML VIS ORIV CHAVOONW - oM

v sonosica - ma R

sooaNs s0doL - dsL inansoou - u

avis wenionws 0401 -8 PR
OvDU0dOL DL ISMMENLOGILONSSTWN -oNN

s13u0n00 CaKSINA 0401 - 01 AV 50 0w 30535 - i
N, asnuunoo 3oL -om

NFHONON UIDYHO TTONEN OMIOHT - 8 w04 -
usowHO TTOKEN oML - on8 Nwsouva -ad
uvismwos xa [ROP—

v xrans s wsvarowo a0

TS o VO TS - 6 RO —
aN3Io31

a3ainoud sTIVIS 21 popROLd 101
a3sinoan sTIVLS Z1
VIS - WioMINNOD
TIVIS & HOLISIA
VIS Sk = X ¥ ' A
(60000 ssc'aL | (6560 se'aL 0000 vioL STViS S SUNNTIOVIAVAVSL NS o
sz e o o . 2 anpouos sed J03 panbos st aoeds 1)
sor'zy s 0 H
souel s 0 v Jo0i0un 126l 10 001 1980 1 o onEs O od
szl s o € popnosd 10w oioum o 1PN o
saeh g 0 H SILIIGVSIC HLIM SNOSHIA HO3 STIVAS ONINHV 41201
sovy s 3 i
a3ainoud sTIVIS oz popnOId 101
auv wioL auy 0o Xawols
aavinen a3uINo3Y STIV1S 08T
. sTivis s WIoHINNOD
(N9) 4S - vauv 500 sTvIS 22 = 10X 122 HOLISIA
STIVIS 002 = 22 - 222 = & | X SUNN 8P IviNaCiSIH
o vioL peuboy So0eds e101
o 961t z w
(pouoads
o oss ' 1 J—— 10 010 BuiNe 3un Bullomp Jod 038G BUIBRLS A 1)
0 o : > Bumiedt us 3000 %01
° = t F un Buillemp 9Be Joj seoeds &1 ‘BLLIEdY
o <08 ' i
o pris H 20
L sior z io
o cca ' [
s cis ' e
shosis o
H o't z za 10H Bulping posodos
o 0L0't z ia 109K DUpING posodoid
K 60t H @ ‘SAo01S § P99XG 10U [2US SEITIONAS PUE SBUIPING J0 1B OLL
i e < 2 S3NLONKLS GNY SONIGTING 40 1HOITH
o 299 ' v e iz ops
H : & praddo:
e 089 : ad (19088 W202) woe  wos
SINN  45-vauv  SWOOHGIE  3dALLNN (onuenv ige) wo'e  auesd
AHYWIANS LINN 1o suosmosd i u pevs aq pus sBuping
S3NLONKLS ANV SONIATING 40 ONILIS
NOILVWHO4NI 8 DNIgTIing ©O1Y 10710 UO POSEQI (NS 7112/ IS L'SLE'Z) %6'EE
01y 107 5302 U0 Pasea ) (NS E'ELE'S / WS LGLE'E) KL'BE pasodoid
‘BB 10/ 841 0 %0 LB BJ0LL J9NOD 10U /BLS SUNIONAS PUE SBUIPING
G059 05092 | G069 056w | 0000 wior 30vH3A00 107
sicor sisor o o 1y 107 10N U0 PoSE ) 1S 8L
. w0621 s 0 s a1y 107 55010 Uo posea )l S4 &L NS
SNOILVAZT3  dz'8-9-da e Lo 0 v (u54) OLLVH 30vdS HOO
o e Lo 0 €
SNOLVAZ  dl'e-9-da e Loves 0 z (s01 107 85049 U0 PaSE) USAIOKE SLINN B L ‘GICINOK Veln €L
NVId HOOTH HI9  99°2-9-dd w02 w0k 3 i (501107 5501 U0 oSEa) GZMOTTY SLNN €91 ‘GIMOTIV v 08 V3OV 434 SUNN
o WS 00621 VY VINIOISI
NVId HOOT4 HIS  95'2-9-dd auy wioL auy S XaHols WS Z100'PL V3HY 40O SSOHD
NV1d HOOT4 HLy  9v'2-9-dd Gavinsn aHwvaM TV AUISN3Q WiLNZaISIH
NvId HOO4 HE  A£'2-9-da (N9) 45 - vaHY 40O G30INOHe WS 0265 ‘3HINDIH WS 0265 = SLINN 81 . LINN 13d WS 0 ALNSY ATONSIE 30V
NV1d HOOT4 NG 622-9-d0 = oL Niiiog WoIoIOROT O 10 SUOISINGIG o PopIosd oq IS
NVId HOOT4 ISL  d1'2-9-da SvaNY ALNIWY
SNOUVAZT  e2€-9da ° sert H w {05} INOZ INIWHOTEARD SNSNEHBHAWOO
SNOLLYAZTE  ®l'€-9-da ° 554 H o MIINTE MVIAE SNINOZ
NVId HOOT4 HI9  ©9'2-9-da H 4 ' I
NVId HOOT4 HIS  ¥52-9-dd ° o L - WS v i
NVId HOOT4 HLb  B5'2-9-da S Lor c ®° W 6Lt NOILYOI030 aVOH
. 7
NV1d HOO4 QHE  8€'2-9-da o ce8 v [ nseeEe vaseaeg
s cis ' 3
NV1d HOO4 ONZ  ©2'2-9-da H 90 z za 0o a3sodoud
NV1d HOOd ISL  BL'2-9-da H Sl 4 S IVIINIOIS3Y NYBHNENS 285 BNILSIXA
Ld IAT- V ONIMEYD ONNOYOY3ANN  €'k-9-da oz s c 0 anoz
SNOLO3S 3LS  2'k-9-da H 4 H o INFNAOTINIG WVIOHINNOOUNINLIVAY ATHOLS 9 Noldmos3a
€ Ved § UOIING / 3900 DURING OB 8102 aivanvis
9I0TNVId3LS  F'1-9-da 2 o : M 0569 N1d ‘2 ONY & SL01 NOWdINOS3a BT
SISATVNY ONINOZ 8 Viva 103rotd  2'0-9-da 08 'ASTONYT ‘SNNEAY 89 8202 ONY ¥ LL0Z ‘Ssasaav 2N
SONIHIONTH  1'0-9-da SUNN  d4S-vauv  SWOOHGZE  3dALLNN
133HS H3IAOO  0°0-9-dd AUVWWINS LINN
44 - X3aNI ONIMVET NOLLVWHOSNI v SNIGTIng NOILVINHOLNI 1LO3rodd




o

$1093iyd.Je é‘ U 15 Fomen .ﬁwmmmm oy m“”mmm_mmm  sovt cor 905 ™ QOOHYO8HOIIN >m:o:o.__mv>
aLLO uoljels - . - NOGQHOD LSVIHIUGN
1'[z9-da 9 LOTNVId ALIS

—— s B

P OTAVAASY A 0%0%
S E S EIRRESEES

130433 LSIHOGNY 336 'aANIVLTY S3TAL INVOHINOIG = .

2020 7S <
X Naaas nvEg 3uov 8/t
RSEKSGRRAIIERLKKL,
LXK I XA
SN 0.0:025,009%
XX KRR KK PR

K
“““ EBERIIEIHKAIKS]

MNMaNIa

7 Dllss i \\0\&%&%&%;

sl s ot os bsssss




~

s109yoJe

olLLo Co_umpmé‘g

g 9-da

232 s2A
1s kemjiey 'm o6l2-£02
piojsioqqy

£S¥ d2A
py Bunoj sse6
RECTAITIIVG)

W09'$309}1Y2180S

Svv6 €64 V09

Yo}
AOOHYOEHDIAN >m1o39®>

NOGHOD LSVAHLAGN
SNOLLOJS dLIS

oNsgor
O-L=,91/L TS

W00 aViE Qe 001
eﬂié&s_u{

W00 anis@aiens 01

WOg'0 Lol uzoND 040t

[maAa‘mz-oﬂmzAm‘mz-mw.mz-m‘.mz-a‘ oz

INL O

4 &

RIS,

N N R R RN RN RN,

-

P
g uonoes \ z )

NPAVARN
IR \//\\/\\\//\

AN

QL
2 %

ONINHVd INIaISTH

20 LNN

[ |

LV LINN

oo |

LV LINN

13 LINN

1O LINN

20 LINN

=

LV LINN

=

LV LINN

13 LINN

WV LINA

1O LINN

20 LINN

7 7 LV LINN

LV LINN

[ ]

LV LINN

13 LINN

LV LINN

LD LINN

n
z 20 LINN
m
@

7 7 LV LN

LV LINN

=

LV LINN

13 LINN

WV LINA

1O LINN

20 LINN

: LV LINN

LV LINN

[ ]

LV LINN

13 LINN

LV LINN

LD LINN

LV LINN

=

LV LINN

13 LINN

LV LINN

1O LINN

IHBIEH DNITING

R

NN
X

CASEAN

<,

e

DR
NI

ONIEVd thn_mmm

| orsciamsts i w000
gkg.é

| swunasowse w000

\géﬁ.é
19 ownumwone wooo
JABND 0 L. W 000

' éfé

OO DLW 000

w00 zﬁ;‘q

ML AT D0 W 000

\ésm:s.é

Wouans 0L W 000

E

IE=Si
Hm.,\_m\LF \_ 18 LNN m
L—|_ 18 LNN 7”

[E=FTIN) H ,

oHd

SET-‘ puiT=!

ok =our Fiody
v uonoes \ 1/

XCASELILAS

BcnEELL W 000

R
W/\\ XN

X

L5

S3ANIT ALH3dOHd

/ﬁ\x;
e
WX

|

PRUEETT) é

2\

Fy

aneaaiTa DL W 000

Wozor

18 LUNN

LV LINN

18 1NN

LV LINN

19 UNN

LV LINN

18 LUNA

LV LINN

19 LUNN

LV LINN

18 LUNN

LV LINN

2L 9- 89

| |
sann Luzsola ‘

TUTYTrTrT T T T

IHSISH ONIGIAE

,ﬁ,,,,,,,,

s
R
_v{

N Y

#1280~ 01 #1aT- OF Wae- O, ¥RT- O

|

@;é

DO D01 W 000

S\Sm%.né_

O UMD D0 W 000
ki S@é
MLOROND DLW 000

01 x—fné

N

Wouans 0L W 00'0

m%@%ﬁ..ng




AN

] [Te)

Spajdle | eyl o pe———
auo uoinels § : .

NOQHOD LSVIHLHGN
¢ w-aﬁ K 1d "IAT - V ONIMAVd ANNOEDHIAN

-

HLHON

0-1 = 9L/L
Ld AT - V 3avyidvd

34 e
E R .::.wa A A.a e .@az?a A AR AR TR
- —— =

S 772 [ rﬁ‘% B it —ed b
| [ ___

‘i\ﬁ e g

e es e et e aeaa e

w....«rw,QS 8L
ONINHVd ANIQISTH




™

stio uopeys V@

©1’¢-9-da

W09'$309}1Y2180S

Yo}
AOOHYOEHDIAN >m1o39®v>

V DNIQTING ‘NOTHOD hmﬁ__:d%c
SNOILLVAI A

0L = 8/t

§E§a§

w000 enscuesmon | gy

,
,
u f ,
"gﬁ\é‘\‘\‘%ﬂ‘\‘\‘\‘\\«
|
|

AQNNOANG A0 INEZDY
‘94100NY1S N0 TNV TIVNOGIVIXTO INIITIGIVAL - @1

STV NI A3ATIS H
AV NONIFTTY GRUVAONVITS - NSIOS ADVARG - 41

Y0V1G KOOV - AJONVD TEIS - 91

vREIN
AL GOOM - 1430 WIAW -

YOVIEAOLIVA - L1405 WIEN - ¥

3NV OVTG AUOLVA - TVMNIVINND - ONZVID - €1

ilDMlDl
EC N EEEEE

A dosovs
‘JORELINI YOV1A AUQIOVS YO - RAL KNI - SNIZYTE -

37NA3HOS HSINI4 HOIH31X3

" NOILVASTI HLHON -V :._.moz <

e e

000 w0 0h1
7014~ 122] ONV34 S5 -¥




<

[T}
AOOHYOEHDIAN >m1o39®v>

V DNIQTING ‘NOTHOD bmﬁ_:bm%c
SNOLLVATH

W09'$309}1Y2180S

stio uopeys V@

©Z¢-9-da

01 = .8

000 ez e e .0
N RN il T
|
|
|
i

| I
r I I
N , . I
s [ S N N R SN A NN U S
@R o wote-y T T T
s I I I
§ . . .
§;EE[\‘\\,\,‘\‘\‘\‘\k\r\‘\‘\‘\rp‘\‘\‘
- omiae-y [ [ o
@
N I [ Lol o ey
§ P P P oo T LA T 1
[ [ [

W00 oNakLATOND .01

e s wmene-y N

STV TN XTI HIM

T NN ROV - 08 VAR 1
| | | | |
I I I I I sovia s o s 01
| | | | |

svnarvn
ee§§;.k§§s.g

YOVIEAIOLOVA - L4403 WIEH - ¥

3Ny 0VTG AUOLIYA - TVMNIVLIND - ONZYIO - 21

ilDMlDl

A iosors
‘JOREINI YIV19 KA1V YORFELE - RAL UNIA - SNZYIE -

37NA3HOS HSINI4 HOIH31X3

oz

! ! ! O ! ! ! !
,T I 7 — \‘\\f\ \‘\‘\‘\T\L‘\‘\ R \i‘
| | | | | | |
? ! ? , ? ? , ?
| | | | | | |
u ? ! ? , ? ? , ?
\Ee-agfiemacy T T T e e e e e e e T e N S
N ? ? ? , , , ? , ?
g , r r , , , , , r
B B I A S O I
§§D.< i | i i
3 ? ? ? ?
H | | | |
H , !
w000 onuniazowy v _|H ) () I
‘§§E.< mn 7 7 7 7
g r r r r
¢ f B , , , , , f
4000 avnia v \W\‘f‘\‘\‘\‘\ \‘T‘\‘\‘\‘\L‘ | | | | \‘\‘\‘\‘\V‘\‘\\
i i , , , , , r
i i , , , , , ?
s%&;Euﬁ%ss \W\‘T ‘\L\‘T‘\‘\‘\‘\\T - -
| ! ! I ! ?
wooo srmasion: , , , ? ? ?
21\~ 122] ONv3a G5MiL - \‘7 \‘\\ﬁ 7 M\ﬁ\‘\‘\ %\‘\‘\ w - - - T - - 0
@ @® i i _ i ] ; %m&




[Tg)

S1093yo.Je
alo uoljels

qi¢-9-dd

X4 o

[T}
AOOHYOEHDIAN >m1o39®v>

d ONIQTINg ‘NOQHOD hmﬁ__:d%c
SNOLLVATH

WOO0 avie@avaiens 0 oL

q&s&.&.n

000 onuskosatzom0 0 4ok

w
@g ae-g

000 onasos kom0 0 dos

WOO0  WEGRSTSN 0

0
€§=§.n

W00 oNAMLATOND 3004

és@%.n

w
é&@%.m

W OO0 oMkl uBONGD 0401

ésﬁ.ﬁ a

W OO0 oMk umONGD 0401

‘.m..s, HgTHIG-a

W00'0 oNAkLADOND 0401

S

000 wouans.0 X

w000 0L
GEE&S?.

AQNNOANG N0 INGZOY
‘B4400NV1S N0 TNV ZIVNOGIVIXTO INIOMGNVAL - 91

STV TN XTI HIM

NN YINZO
VR AINIFTTY GRIVAONY S - NEEROS ADVARA - 21 IV - ONHE VIV J3dValva
SHON NOVINES
YV1G A0V - AJONVD TEIS - 91 o LINSWZD GRINVA - TIVA
vRE E:
SCALAOOM - 14306 VAW - )

YOVIEAIOLOVA - L4403 WIEH - ¥

3Ny 0VTG AUOLIYA - TVMNIVLIND - ONZYIO - 21

| § FENIN EEE |
£
i
€5
§E

A LS0IVS
‘JOREINI YIV19 KA1V YORFELE - RAL UNIA - SNZYIE -

|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|

ZnE- .
L
v

T T P

IR R

R TO ,,,,%,,,,,,%,,,,,, N

IO S——

i i
i i
| |
e
| | |
i i i
i i i -
| | |
i i i
% % %
I S R
| | |
i i i
| | |
R
| | |
i i i
| | |
+tr—— -t —
| |
| Hm
k 9
|

®
°
=

,
, |
,




©

s109yoJe

olLLo Co_umpmé‘g

q¢-9-dd

W09'$309}1Y2180S

Yo}
AOOHYOEHDIAN >m1o39®v>

d ONIQTINg ‘NOQHOD hmﬁ__:d%c
SNOLLVATH

wooo
egm_,n

WOO0 ko) 10N 0L

Ggaz«.n

W00 ko) UMD 040k

essm_an.a

W00 Srusd0s L) 0401

GSEE?»

W00 okl UM 00k

Sl

WO00 ko) RN 0408

éss&%.n

W00 ouuns 001

ﬁméﬁ»%@.n{}»

0 oV BavE 0 s

w000
@55_3

W OO0 A0l LR 0404

égﬁnﬁ.n

WO0'0 kol RN 0408

E&s&%.g

WO0'0 ko) uBOND 0401

é&ﬁ.ﬁ.n

WOO'0 ko) uBOND 040l

R

EZE

‘b.&_ 3001 WG -d

WO0'0 ukio) 10N 0401

WS

OO0 do0ens 040

szﬁﬁ» ELR]

- —_— = EEESSES = \\m\\‘\\‘\‘\ = =
U N
: i o i
-——f—f— - -
R [ [ [
N I I I I I I
i Lo I L
L
N Lo . .
g [ i i

i [ [
I e e
5 [ [ [
§ [ [ [
S AN

. . .
N . . .
H [ [ [
I Y SO A A

I o
N i i [
N ?

AQNNOANG N0 INGZOY
INVLS NO TNV ZIVNOTAVILT0L INDMGNVALL - G

s,

AV1G Ad0IV
RV
SCALAOOM - 14306 VAW - )

YOVIEAIOLOVA - L4403 WIEH - ¥

300V TA KIOLIYA - TIVANI

JOREINIY YOV19 4401V YORIELE - WL LANUA - O

/4 TN XATIE
NNV GRLOVANY IS - NEEOS ADVARA - 21

2376 i

-doNVO IS - 9

vnaLy

IviuND-oNZYID - Gl

EE O NECN

A LS0IVS
2vio-

37NA3HOS HSINI4 HOIH31X3

,,o.,-u,,m;
NOILVA3T3 1S3M - 8

— o o %ﬂ% L ! GOW%%% C0m
§YS N O 1 V9 S 0 SV
@ w6 290961 @ @ @ 096 W @ @ @




J.1

o
o) o
@) L

2 & IEETI

(/)

0’8 "ATIINYT
SLTRIS L0 01 902
SINAY 9 1 B
1N3INGOT3A3A
JAISNIHIHANOD
1d430N0D 3dVISANYT

M3 NYId

T

408
73 sen
08 ‘Q0ISL088Y
LTS AVKIIVE 1S 0612
coet aLns
3QI0NHOS NOT1 *NOLNALLY
SLOALHONY N0 NOLVLS

vam

9£82-198 (+08) 3NOHd
EEY

08 ‘QDIEL08EY
L4000 TINONOP 2857

VIS0 visog

ONI SILYIO0SSY % SYNITOAY N

16 LaxC

ey

WLS

121 - AROIS §
8 ONIC1NG
20w
-
w0t
5 sason
g
H
CEE e e g
o
noa
na ; :
66 Eiim 000
o s&

pres

Tonn

rgff;‘fgfff .& e e 7777%

N

N

[BN)

J.1-Page 57


jnagtegaal
Typewritten Text
SCHEDULE B


L=M9O

J.1

e @

Lne sv s

o) o

aw) a0

Y2/ 00z:L

'8 'ATTONVT
SLTRIS L0z 1 902
SINAY 29 ) 8
N30 3AISNIHIIANOD ¥ -
8 ONIdINg ¥ 101 = Hr -
NY1d 3dVISANYT - e

—T]1

TTTTT

L# NEO

NYTd AYMNIZHO Lip—-3

u

LNA

g 9NIalng

-+08
23 sen
08 ‘HDI5L088Y
L3S AVNTVH LSI 0612

2# NEO.

J.1-Page 58

ROLENS S O %ﬁ

AgE01

3qI0HOS NOT1 NOLLNALLY
SLOILHOMY IO NOLYIS

121 — A3¥01S 9 —F
al
al

e

4

9/52-458 (+09) INOHd

935 ocA
08 ‘0035088
LoD TINONOr 2852

e

viso  visos

ONI S3LVIOOSSY % SYNITOAYM" @ | 5

———
[
1

o e e

HEE

|
| | . - | ] H—
] ] B _m

1S £0c

|
|
P
7 I 3¢
! - ——
| : aim g
| | fudl
Ha — —
(d] MR
o b A
I L Q
2
! £
o o
7 £ 70 W08 lod of 56 N¥33 QHONS AOLNAN WKDIUSKTD @
. L D0 WS lod sf ecl ATV 0400 YTUS STWIWANH  ©
IS SSYH9 | X P R - WM oyl KINAV0 034 NARLY 034 NARY, STVORANH @
JOM WOS0 ® 2 00 WO 59 10d € 6 Ny34 4330 INVDIS WINHOZTE  ®
3UIM oS0 7 |l T T S 90 W63 lod of u 39035 HONOTS VIAINED XD ©
(awvoa | o T TTTTT 3 D0 MGy lod of e HSNY 1405 SASNA43 SN ©
NIGE VY g 0 WD) 0B Lod of 65 ARAGIIIONH NIRISHIN NOLYAO NNINITDVA
o g 90 W Ss lod of 151 WS NOTIVHS VRBHLTWY @
, ] J0°M 6 lod of 49 ARIFINTE MOT WAMOALSNINY. NANIGOVA @
! [ D0 WO G lod of 6el S NVINNON SISNIUNOSSA S ©
90 WSS lod of 08 NSNS G3A3-40Y18 VA0 W0 ©
7 0 WSS 1od of v YN (OVIISNON, WIT04LSNONY TWNONWAY] O
|
| Ll gng NWOHS SY 70 WO 9 ¥ TGRS NOUSTIHOM "VAIS HYEHVOINON
H ] NWOHS S¥ 70 WO 9 ¥ T1adv8TD NOSNIOY STV
v ﬁ oo 7 W00 D sn 7 sm ] NIOHS S¥ ¥D WO 9 ° e SNV, SISNIOWNYO SIDN30
g% g NMOHS S¥ 7D WO 9 z TIdvN HvEIdYd ANISS 430V
o
L‘ T SRS INOVaS ES ALD JAVN NOWNOD JNYN TWOINVLOB =3

7 Z:zja
x4
S2




J.1

L=1

BT @

e v o

o) o

o) L

$2/d L0 00z°L

'8 'ATIONVT
SUTRUS L0291 902
SINAY 23 ) B
1ININGOT3A3A
Y ONIQTING ¥ 101
NV1d 3dVOSANYT

M3 NYId

T

—+09
oI sen
08 ‘QuDS108BY.
LTS AYMIIVE 1S 06T
cozé s
3qI0HHOS NOT1 ANOLNALLY
SLOALINOAY N0 NOLYIS

wao

9152158 (¥09) INOHd
35 96A

08 "Q¥DIEL08BY.
L4000 TINONOP 2862

ViSO viso8
ONI S3LYIO0SSY % SYNITOAV N

on o e

N/M 10 80GL

[ONY
= —= =]

ST ee

T

TTILTTT
L

J.1-Page 59



J.1

vi=1
e 51 oaay
arol o
Y2/d35 40 00T 1
a8 ST

SLI3ls £0Z o) 807
SINIY L9 ©F 89

A3Q 3FAISNIHISINOD
g oNidling ¥ 101
NV1d 3dVOSONYT

M3IA NYId

Em

12l — A3¥0LS 9

-b08
23 sen
0'g "Qu04SLogAY
LIRS AVAIIVY 1ST 0612
£0z# 3uns

3QIONHOS NOTT INOLLNALLY
SLOALHOYY N0 NOWVLS

9Lg2-£s8 (¥08) INOH
€3 9A

0'd ‘quoJsLogay
L4092 INONOT 2972

vIS) VISR

NI S3LYIO0SSY % SYNITOAVN

8 oNIalng

]

\\\\d\\\
EERENE]

Ag=01

e e e e
T
e

15 £07

J.1-Page 60




J.1

@ zzzzzzzz
uuuuu
,,,,, .g
o) wn
Y2/d35 5y (TR
018 431NN

SLIIULS L0C 0 907
SINAY L5 0} 89

N30 3AISNIHIIINOO
¥ 101
NVId V34V ALINIAY

MIIA NYId

mmmmmmmm

il
=1

HA@H :

I

DT

i

SSVH:

~n—

T

1

LW b L

[

N=

o

|

Vd ¥3AD SM3

A

‘8Yv9

ONIavO1
ONIOVLS

Na

L

J.1-Page 61



J.1

an aor g

e 5| ey

al o

awal 1m0

Y2/d38 L0 SIN e
08 ATION

SLIRLS £0Z 9 807
SINIAY 49 ©F 89

1IN3IN4013A3d
JAISNIHIESNOD
STIVL3Q 3d¥OSANYT

M3IN NvId

Em

08
73 sen
'8 “Qi0SLOBAY
LTS AVMIIVH 1ST 0BLE
cozé s
¥30308HOS NOZT INOLLNALLY
SIOALHOAV N0 NOLVLS

vam

9£62-458 (+09) 3NOHd
3¢ 9A

'8 "Qu0:SL08AY
L4100 TINONOF 2842

Vi viso

ONI SILYIQ0SSY % SYNITOAV A

o Srama Fe)

NoILo3S

qIY13Q ONILNYIE 33dL

s1N

@ronau 2 3. o ¥/4 01

36 01 o3 3w SRS T
357 il S Wouos
A 0. Uit Qv a31GE001
0L e oNions

g N MR S0t o 0%

avon w0 s
o mmvava Eaver o

4 5 SIS, S on Vi
S ok Gl HrsESa ¢

e 36 oL ton ‘07

NOILo3S

SLNY1d ¥3A0D 'QdD % SEMNHHS — 1IV13Q ONILNYId

S A
.

SAozo CaivEIae

GG % 1008 98 301

v 10 vounvars S

SHEE. TS

e 0T Y NN 05

“SHOLINALSED TIY W0 3344 N0LLOND) TEVLIES3MA ONY
WD ¥ N JO3HL IS 3L ONY RN L YT) “ROA 3L 10 NOUTINOD 3L 1Y TVHS
QW SIVINOV L SY HSHN TIV LS L N0 AVHY VT2 TIHS olondiod L (@

AEUAD 3L 01 1500 VA3 ON Ly H0LIVALND SHL A8 GOV
38 TIVHS QO34 AU 3HL BT NOLIGNGD 4004 NI 80 ‘SNARATS 10N TYRLYN

0V1d TH 13038 SMEHI0 SSTIN "TONVLA0¥ 1N 10 10 3L MO 3L Tind (1)

30 0 (ORGA ¥ 404 JHSNYIDRION ONY STWLYA TIY TLNVAND TIVHS HOLOMILNY L (£

LOHOY HOSONY
JHL 40 WACHd FHL LNOHLM ILNLUSENS 38 LON AV S3LIWVA ONY SI03S INvid (9

HOTIN B W 05 “NIW SAGO3A TIVHS SO38 DMWY T (5

SIOED N0 ONY I OF H30 SIS STVELYN
0L ‘SASINYEH0 QWEOHLYG LNV1A ‘SUZ3A 20 SLivd DTN 0 033 SLavd
WY1 AGOOA "DNI QUOH "TOSENS N T34 ATIVALHA 38 TIVHS STOS “NKEN ONACHD
04 STAVONVLS 3HL 40 SINGNBAIZE 3HL ASSUVS TIVHS STOS (BLAOANI 40 -0 (v

LS 34 Ly N 38 TI LYHL 105 3H RO 1YL ZTANVS ALVLNGEIHE

¥ S1 SNUSIL 404 CLLVGS 105 HL LYHL TUNVAND TIVES 20LOVAINGD L “L¥DIVEGY
OI20O003 ¥ A8 IS 38 TIVHS KN SHINOKD Q350400 SSTo0d NS

L N @8IROSI0 SV S04 TVIMIHD ONY TYOIAH IAVH TIVHS WIGH oMoKD (&

TIVE L003 QNA0Y i 0o Siid T
uw g} SYRHY BHHS
G SRV Y00 ONRE
s 00e P WV

38 TIVHS J0VAOBNS VAT HIAD SHLAID WG SN WA (2

SIUVONVLS 3dYOBONY, VISOB/YNT28 L 40 NOLIH LS 3L

1 I0INDD OL STHRELYN JAVSONYT QN ONCHISINYT TIY I3 Nod NOLYOHILED
30NN " GHVINVLS 3c¥ISONY 98, 3L 40 NOLITS IS3I¥Y 3HL 0L NAOH00 LSTW TWRLYA
LNV T3S T 35V, QAL NS G0ACH 38 SO WALV 1NV TV

_ONONVIS JAISONY] 0%, OL JO1SIS 24 SNOUALUSENS.
“UNLUSENS OL LSIN03H H04 NENTHO OL 200 SAYQ SRR 303 0 W ¥
HOTIY ‘L2 3 T SNOLILSEIS CBAGicINN "WRELYN GBHI3S 01 SNDLALLISENS

oo no 08 3o s 0 NN OL 400 SLHOS V00N, 3HL N0 WA IGLLLH V50
o vy 1570 SADLAULSEIS, ‘T, 235744 QY OV E3NCT 00N L HOBY35 0 VY
o S 434S 0 304005 1Y IOV A0S0V 4B AGHS WAOLED 804 THVIVAY WAL
AN BAYN MINI ONY HOY3S ‘SIS TIBWLA300Y WIMINWA JHL 3u¥ 376 HINWLNOO
0N 326 (V14 HIOB.SCHVONVLS YLD, 3 SY 30365 34 ST B3N 0L
ISALY1, OHYONYLS 3d¥OSONYT 08 0L ONKHOOOY (BUCIRS Jo¥ ISTT SHL NI STZE IWid (1
TN /SO
00 WO G 10d ¢f WS NOTIVHS VRELTYD @
00 NI &b 10d of NYSNS 31340718 VEOTRL VIOIBANY @
00 WO G 10d of ¥IANINVT LQV3LSNOA, ¥IMOALSNINY TWNaNvAYT @
00 WO 0L S¥ALIM 0§ IYLNS0BYY QTv3N3 LOVHYIS, SIVINIO0O0 ¥rHL &3
20 N0 06 10d of TRNYT NDANT OLLO NZIAMT OLLO, SMSYH3004NYT SINAYd @
90 WO 06 10d of il HINHONE TIHOIN, SRVITNA YONIAS @)
20 N 08 10d of VISOH (SnoIvA) YISOH @
00 N0 08 1od ¢f N34 QHVMS AN ANHONISATOd @
20 N0 06 10d ef NOYONITOTOHY (SNOI¥A) NOHON3OGOHH ANIGIN @
20 WO 06 10d of 3504 ONYICIN JINIG, ONYTIIN Y0 @
20 WO 06 10d ef Y3 1304v0 38 L3d4v0 3IM8, SMYINOZINOH SNA3dINne &
20 WO 06 10d of T04INOND ABENSHS H3dSHI INIG, ¥SOOILING YTILN3LOd @
20 WO 06 10d of VIS VT 0109 3NY14 0109, YOIWANG X ¥VAIdS O
20 WO 06 10d o ARIBITHONH NI3HOY3I3 WNLYAO WNINDOYA @
70 WO 06 10d ¢f YIONYHOAH 38 OWIN, YTIRHAORIYN YIONYIUH O
00 W) S 10d of Q00MX08 NYISY 139 LN, YTIRHAONOYI SNXN8 o
20 WO 06 10d ¢f VITI8Y ¥3HON0I QYYMA3 A3HIN0D QUYMAZ, YrIgY O
00 "NO 06 1od of YWY (SNORYA) YOINOGYP YITVZY @
70 WO 06 10d of VIVZY SLHOM NIHLNON  SLHOM NIYONYA, SLHOM Na3HLYON YIWZY ©
20 WO 06 10d ¢f YIWZY NOSHIMD NOSHID ONIH, YOINOdYP ¥3Wzy €D
20 WD 09 10d X08 LIS NYAYTYHIH SITINNH YNYAIO0H YI000008YS  ©
8% 8 NHOHS SY W WO 9 F1dvA 03 TIVHMOS TIVHIOB, MN8Ny ¥30¥
8% 8 NHOHS SY "V N0 9 000MO0T INKIMOTS 03y NYBNY, YT SNNY0D
‘8% 8 NHOHS SY "0 "NO 9 000M900 OL0¥d 3003 ¥IANOM 3LIHM S31003, IMTYLLAN SANY0D
SEMES INIOVdS zs "ALD INVN NOWWOD INYN TYOINVLOS

1S INVd

J.1-Page 62



J.1

0-1
e i
e s/ s
ool e
awo Lavia
Y2/d38 g 0szil o
08 ANV

SLIRUS L0 9 902
SINANY £9 01 89

N30 JAISNIHIAINOD
S 101
1d3ONOD 3dVISANY

M3 NYId

T

—+08
T van
28 ‘G40351088Y.
L3S AVMTIVY LS 061
cozé NS

3QI0HOS NOT1 NOLLNALLY
SLOALIHONY N0 NOLLYLS

v

9152158 (09) INOHd
935 ocA

08 ‘QuD351088Y.
1400 TINONOF 2852

ViSO viso8
ONI' SALYIDOSSY % SYNIOAYM”

wa

[Gonevis e

oo | moo | nao | nea noo |

aver g ,/K

oo

ge01
e
i
SLINN {g
18 —|A3d0LS 9 =
a alipa
9 Ne
E
sn
v 0 sn
&
&
¢
o nuo
rms0n

¥8 — ATMOLS 9

vV ONITTINg

i

W=, 7 1
:

J.1-Page 63



J.1

»»»»»

Y2/d35 0 [ .

S 101
NV1d 334l 13341S

M3IN NvId

VD visom
ONI SILYIQ0SSY % SYNITOAV A

wwwwww

T

$8 — AZWOLS g I

v oNiaTng

]
———
A W
i — .///'/

,,,,,,,,,,,,,,,,,,,,, IRl
T
S

“ALD

J.1-Page 64



J.1

1=
@ o swavn
o eor o
s 5 oy
o) w0
Y2/d35 ogliL o

A3Q 3AISNIHISANOD
¥ ONIQTING & 107
NVId 3dVOSANY

M3IIA NY1d

-bo9
[ERT
0’8 ‘040451088Y
LIRS AVIIVY LSI OBIZ
20z# LIS

¥3QIOUHIS NOTT N
SLOALIKOMY N0 N

e

NOD | NOD
OH
0)1)/00/0.00)')¢)D0 0001

wh

9££2-£58 (v08) INOHY

i 95A
0'8 ‘00351088Y
L4100 TINONOF 2942

¥is0  viso8
NI S3LVIOOSSY % SYNITOAYM

I
N

78 — AJd0L

%]

ET

L# NHO

Ag801

v ONIaTINg

,LD@ I EcEne WG

O DT

DENEYE DO

WL /

INFATe3dodd /

S3RL ONILSIXT

S33L ONLSIXT \

- — - — ) —

Il

ey, I

AV 89 W

| N

ﬂ
|
, -
|
|
|

— ——— ] — — — — (] — — — —

— i —

- — i —— ) —— N E— O E—

———— ] — — ——

I
|
|

PR I
[

-

J.1-Page 65



J.1

Vi=1
vV -
o eor G
s s G
YZ/d3S 4y, 051t
1l _Aly 3d OmmZL S33UL ONLSIXI op
08 ATONYT

133418 202 ©) 90

SINAY 28 ) 88
N30 3AISNIHISANOD
8 ONIgTINg § 101
NVId 3dVOSANYT

DO OEEE DEREETET DO EEEE - DO

MIIA NYId

43I08HOS 031 NOLNELLY
SLOALHONY N0 NOLVLS
INaD. |
I
ﬂ\ ALININY ATON3IY 39V
el
[ Aga01
9/57-158 (¥09) INOHd !
Il
B3E 9EA \1\[L
"0'8 '0H04SL08aY
14n00 INDNOP 29%Z
Vi visos
NI SILVIDOSSY % SYNMOAWH . D EDOE
ol
O/
£
C %
on El ¥ &
G 4
12 >
SLINN OO0 T — g
18 —|A3d0LS 9 00C ﬁ
(¥ 3
g oNiang HH P
HIH
avol Nd
|
oSO
]
I
p# NHO O
)
)

J.1 - Page 66



J.1

a1
@ o owva
EE o
o) wn
Y2/d3 4y ogkil

A3A 3AISNIHIHAWOO
S 101
NYId ¥Y3dY ALINIAY

MIIA NYId

9452258 (709) INOHY

'8 '0HDIS1088Y
14703 INDNOF Z8+Z

¥iS0  vis08
NI S3LVIOOSSY % SYNIMOAYM"

o S E)

M3 INO¥H

M3 os!

NWN102

a31¥ng 40 WoLLog S
[ww yt6] (0€)-  \ |28

3QvH9 A310VdINOD ¢

3avH9 Q3HSINIS

[ww 6T2T] .0~

208-005% “ON T3GOW
ITNVHOS 901
3QvOSYO VIgNN100

M3IA INOYS

[ww 0].0-0 TT R

|

M3IA DIHLINOSI

205-005% "ON 30N
SNIWNTOD ONIdd3LS
3QVOSYO VIBWN 100

ALINIWY AION3IM4 39V

Hl

H_”SN\DVLS ‘ayvo H_”

SIN

SIN

avot

\
&

J.1-Page 67



J.1

al-1
@ o owava
ol o
) o
¥2/d3S 30 SIN o
28 4T

SLTILS 107 O 90T
SINIY £9 ©F 89

A3Q 3AISNIHISINOD
S 101
STV130 IdVOSANY

NOWLO3S

w oog 1g

05 ILYN YHIING L SIS TIvE
100K AVALING 10N TIoHs SHIIS

TIVL3Q ONILNVI 3381

ONLNYTA 0L Yo

SNOLINAISEO TV N0 3344 NOLIANDO TIGVINITAd ONY

NVITO W N SOB3HL 305 3HL QY Y0M 3L V31 “We0 3HL 0 NOLTTANOD 3HL 1Y TIVHS

QN SIVINNAIDY LI ¥ HSIBANY TV 3LE 3L WOMS AVAY V0 TIVHS MOLDVEINGD L (8

N0 3HL OL 1S00 V4L)G ON LY HOLOVHINGD 3HL AG Q0Vd3

GNONG T 3L 40 /1 0L
AW TIVHS SLDISYE T TV
“aanonz

33 0L L3 3L "ONBIS TV

ALSNG H0LI0Hd QHYONYIS
%9 01 G3LOvaMCD TIvE 1008
‘aunGy 10S40L WA i 0T

Tva Loou

MIIA NVId

-r09
23 Ve
'8 ‘Qu0ASIOBEY
LIRS AVAIIVY LSI 0BIZ
cozé 3Lns
MIQIONHOS NOTT INOLLNALLY
SLOALIKIMY N0 NOLYIS

9L£2-£58 (¥09) INOHd
€38 oA

78 ‘Q0451088Y
L4N09 TINONOF 2947

ViSO V108
NI SILYID0SSY % SYNITOAYM

A=,

Horon
Ve W ool
wolog,  cavno =

o 04

SIN

(]
|

30 0L dVTHN/ONDIOYS
v e
N ¥Ys IsH

TWILN 803 HOTIN 3V % oS40l
NI G0} H30NVS 30 W 0

STIYN TONLS 1L SPIVIS Q1 GaHOVLLY
SNIONYS NOTAN I3HOM 30 Wi 06

‘avou o vMaus

oL TG QoMY oG
W SIS SIS 000K vig Wi
5705 ONnos TaLvaHl Junsedid ¢

30 TIVHS Q03 TUNVAVND 3L N0 NOLICNOO H00d NI 20 ‘ONWANS LON TYRELYN
INV1d TIV "T3403S 5MABHLO SSTIN "DNYLA0Y TN 40 21¥0 JHL KA ¥k TInd (1)
30 40 0034 ¥ 03 JHSNYIDRON ONY STYRLYN TV JANVHVND TIVHS OLOVAINGD L (L

LO3HIY VIV
L 40 WACHGY FHL INOHLI CILALUSENS 38 LON AN SILIWVA NV 3038 TNV (9

HOTUA S48 NN 02 NIN N30 TIVHS SO38 SNINVI TV (&

SUOIED NOGOA ONY NN OF A3\0 SINOLS STYRALYN

IOL SNSINY9HO ONIOOHLYA INVTd ‘SO33 40 SLivd AUINAONCE H0 TN ‘SLavd

LNYTd ACODN "TONI QOO "IDSENS NOW4 F3ki ATIVILA 3 TWHS ST0S "N SNAOMD
04 SOMVONVLS 3L 40 SININBID3H 3HL AJSLYS TIVHS ST0S C3L0dW 40 3LS-N0 (¥

IS 3HL 1Y G351 38 TIA IVHL 105 FHL 044 NDIVL TIdNYS INLVINTSI3
¥ S1 ONUS3L H0J GRLUWENS T0S JHL IVHL TUNYHYND TIVHS HOLIVALNGD JHL “AHOIVAOEV
CIZINGDO3 v A9 GLIS3L 38 TIVHS N INHOHD Q500N ‘S5304d ONNGINS
QIZNVHOIN v NS JLE-5:0 IN00 38 TIVHS SLNINOGHOD A3 ININCHD 0 NN

QY INSST004 "SNOLYOMGdY | 9031 404 SLNINZHINO3H 3HL OL NONOO TI¥HS MIGH 3L

@I 33 oL Lon ‘003
307’ N0 TS

NOLLOZS,

SLNV1d ¥3A0D "Qd49 ® SENYHS

— WVL3Q ONILNVId

SL00Y 110 Y1 % OV SNV

L e B

ONMON VA —
Tva 100

o o1
[

00 WO 06 10d

00 WO 06 10d
00 WO 08 10d
00 WO 06 10d
00 WD 08 104
00 WO 06 10d
00 WO 08 104
00 WO 06 104
00 WO Sy 104
00 WO 06 10d
00 WD 08 104
00 WO 08 10d
00 WO 06 10d
00 W 08 104

of
0 WD 0L SYALIN 051

of
of
of
of

TIZNANYINGO ¥ 100K 3uva 404

sty
99 N0 NOWYAYOX3 OL
N0 CETIOU ¥ NG
(TN Yva NN 0
J0vae N
NNV sy
XTLYIGINNL B2 HLN
3mos 38 kS Haonvs

VIANIMS
IVLINIOBHY aTvHIN3
3NV NIANT OLLO

VN HINHONG TT3HOIW, SIIVIINA YONIYAS
Y1SOH (SNORYVA) ¥ISOH
NOJANIA0dOHY (SNOI¥YA) NOJANIAOGOHY WNIGIN

TI043NONID ABENYHS
A¥IFITMONH NIRIOYIAT
YIONVIAAH

JOOMX08 NVISY

Y138V 43HON0O duvmd3
YIvzy

VITVZY SLHOIT NY3HLHON
VIIVZY NOSNIHO

X08 L3IMS NYAVIVAIH

TIHY SIALONLS 43N0 SVIY ¥03 LoEOXT 'SV £ TAT] QNY 2 T3AT1 A0 STAVONVLS
NI 0384530 5¥ S3U3404d TWOI3HO ONY T¥OISAHA JAVH TIVHS MIICEN DNWOdS (&

TI¥ 100N ONAOHY Wi Q0¢ Slid Tl
uw gy REETT
WS SYAN M0 ONIRD
005 SV NNV

38 TIVHS J0va98nS CHYARid 430 SHLA0 WIEN INNGHO 1

STIYONYLS 3vISTNV, VISOB/YNTOB L 40 NOLLIG3 IS3LY1 IHL

0L W404NC OL STHABLYN JA¥OSONYT ONY ONIGYISONYY T1¥ S3N03M NOdn NOILYOLILAT
3004 ", QAVONVLS 3¥OSONY] 08, 3HL 40 NOLLITS ISTLY] 3HL L WHOSNCO LSIN WRELYN
INVIG TIYAUISHIN TR F5VISI0, QIULY30 N0l G300 38 LSTIN THRELYN LYY 1Y

LGHVONYS J4VOSONYT 98, OL LOFFES 34 SNOLLUSBNS
NUSENS 0L LSIN3 804 AUIATIQ OL HOBK SAVD INRIOM 3414 40 NN v
NOTIV ‘LIIIZY 38 TIN SNOLALLSSNS GA0SAYNN “TVIHELYN G3L93d5 0L SNOLALLSENS
ANV SNDAYN 0L 401 LOAUHONY J7OSONYT, 3HL NOMS T9AOHdY NaLLIAW NIVLZO
LS SNOLLTUUISBNS, “ASTIVA 33644 ONY ONYINIYH 3301 JOTIONI OL HOMVS 40 3v
AW 40 0UN0S 14 LOALIHONY IAVISONY, A8 H3ATY TNOLLAD 304 TI8YIVAY TWRALYN
INVId DAV WIT ONY HOUY3S SIS TIBWLAT00W MANININ 3L 347 TS 43NVINGD
ONY 3255 INVTd HI0S ,SQENONYLS VIND, ¥3d S¥ 03J03S 3V ST A3NVING ,NOUIG3
1531V, GHYONVLS 34¥ISONY1 98 0L ONICHOGDY 03435 Ju LS SIHL NI S325 INv1d (1

T 7 S

(FIYN) YTTAHJOHOYI YOINOGY VINKINS
(OVHYINS, SMVLINIAID00 YrAHL
NIMANT OLLO, SNSYY300NYT SNNNY

H3dSIHW NI, YSOOLLINYA YTTILNILOd
NNLYAO WAINIDOYA

N8 OMAIN, YTIAHAOSOVIN ¥IONYYOAH
39 HILNIM, YTIAHAOYOYN SNXna
HIHOMO9 Q¥vMa3, vnaey

(SNOIIYA) VOINOYP YIVZY

SLHIMT NIYYONYA, SLHOM NYFHLYON vIvz¥
NOSNI¥O ONIH, YOINOdYP YIWWZY
SITINH YNYYINO0H YI000008YS

CIEEISIIORIGICICICE-L « IE)

‘a% 9 NMOHS S SY3LIN 00°¢ F1dvIN "dvr 4009000718 000900078, NNLYWNTYd d30V
‘a% 8 NMOHS SY VO WO 9 JOOMI0Q ONIYIMOTS 43 JNYENY, ¥a™oT4 SNNY0O
‘a% 9 NMOHS SY SY3LIN 00°¢ F1dYW 3INIA NNLYNIDYID 30V
SHIVINIY ONIOYdS 3715 'ALD FNYN NOWNOD JNVN T¥OINYL08 AN

LSIT INV1d

J.1-Page 68



J.1

0-1
V o
o s
10a 5 ooy
sl e
oo 1w
Y2/d38 L0 oSkl

A3Q FAISNIHISINOD
9 101
NV1d Ld3ONOD

M3 NYId

Em

006-205-409
[
0’8 040351088y
LIRS AVKIIVY 1ST 0612

¥30208H0S OLLNZLLY
SLOILHONY N0 NOWYLS

vamw

0£62-£59 ($08) INOHY
836 oA

0'8 0403S1088Y
L4000 TINDNDF 2842

VIS0 viso8

NI SILVIOOSSY % SYNIIOAVYM

o Sramas v

MNMENTg

sn | avor | sn | sm | sn

oo | noa | sn

woo

noo

ALY ATaNId 30V

woo

o
aH

noo

nod

X

/\
)
N

[

—"

SLIND

XII0IS 9
v gNIaTing

= A

S R

Eslzy
5
>

_—
-
1S /0
Gy
2
S

A

J.1-Page 69



< l=1S 0 //

xxxxxxxxx

J.1

A\

ppppp e 1|4

ua — [y

vI
N

NIZHO NvEadn 35OV 8/1

L 05T

i
D) |

N
e
—

e
4

A3Q 3AISNIHISINOD
g 101
NVId 3341 L33HLS

1 _(_

MIIA NYId

_g-\_
N
==

= 7
\ {
>

_—
{
N

—

-~

——

08
Lo

VIS0 visas

NI SILVID0SSY % SYNITOAYM

Noo | moa | moa | mes

o

<
H
g
=
5
@

ﬁ R FHF ,

— i 1H

A, BN S RSN S i o R
CER MOHS SV WO 9 v é A »VMWN/M B «\n\@wvl« B i
878 MOSS M L 1 o

SOV INIDYdS 378 "ALD

J.1-Page 70




J.1

g

a5 ausey

ol oa

w0 1w

VZ/d3S L0 ogliL
98 AT

133418 £02 0 80T
SINIAV 29 0} 89

A3A 3JAISNIHIAJNOD
v ONIQING 9 101
NVId 3dVOSANYT

MIIA NY1d

006-285—+D9
Z3z szn
'8 040451088V
LIRS AVIIVH LSI 0612
£0z# 3UINS

¥3AI0HHOS NOTT NOLLNALLY
SLOALKAYY N0 NOLLYIS

>

9252258 (708) INOHY
236 957
‘'8 '1H0351088Y
14700 TINONOF 2842
VIS0 vIs08
NI S3LVIOOSSY % SYNITOAYM:

&l S EX

MNIMaNnia

0

UoO®

i

v,
HHHH

J.1-Page 71



J.1

/

Vi=1

"

3N

o | owns I Ald3d40dd
owe o] wn R OOEE N
il 20
¥2/d35 140 (e[S p— 3 H\MHMWH@MHH g
SINAAY 29 03 89
A3Q 3FAISNIHISINOD p# NEO
g ONId1INg 9 101 D
NV1d 3dvOSANYT I DD DVILDD NN DVI DN i@
NV i
MIA NV H xa
®)
i

00L6-265-+08

cozd NS

I0I0HHOS NOTT “NOLLNALLY
SLOALHONY N0 NOLVLS

van

0.62-£58 ($08) INOHY

Vi) vIso8
NI SILVIOOSSY % SYNITOAYM

osnT

o Srama )

St

MNIMANTg

YEL3S XN13NT

ALINGAY ATAN3IM4 30V )

SIA “SIA

SIA

avol

WOo | SIA SIN

“Nod

Na Ve H3A0 SIMT3EL

Agg01

9L — |A3HOLS 9
g ON|d1Ing

Aggaol

J.1-Page 72



J.1

al-1
e e
ne sv| assey
awal oa
o ma
VZ/d3S L0 ogliL o
28 ATIONT

SIFIULS L0 01 90T
SINIAV 29 ) §I

A3Q FAISNIHISINOD
9 107
NV1d V34V ALINIAY

AL d340

MIIA NYId

00L6-285—+4D8
[y
0’8 '0H03S1088Y
LIRS AVIIVH LSI 0612
€0z# 3Lns

¥30I0NHIS NOTT NOLLNALLY
SLOALIKIYY N0 NOLLYIS

wano

9££2-258 (v08) INOHY
838 957

‘'8 ‘0H03SI088Y
14700 TINONOF 2942

¥iso  viso8
NI S3LVIO0SSY % SYNITOAYM

o Sme EXg

MNITaNg

M3IA LNOYHS

150d 40 WOLLO8
[ £66] (.£-8)-

30%49 Q3HSINI
[ww 0].0-0

[ww 6ss] ,0T-T

M3 OSI

¢0€-00S7 "ON T13A0N
318WVYEOS 901
3AvOSyO YIGANNT00

N33HO Nval

il

il

]

1]

!
y

SV 43N0 SMI3AL

‘Woo

“WOD | SIA

‘Woa

“Noo

“Woo
OH

“WOD | SIA

‘Woa

ONIOVYLS
84vo

(ARIRRE

J.1-Page 73



J.1

ol
@ o o
oo o
ar L
YT/ d3S 34, SUIN
98 ATONYI

SLI3UIS 207 ©) 90
SINANY £8 o 8g

N30 IAISNIHIIINOD
S 101
STIVL3IA 3dVOSANYT

MIIA NYId

00£6-2£5-+09

L3IIS AYN WY LS 0B1C
0z# NS

IQI0NHDS NOT NOILNILLY
SLOILIHOAY 3NO NOLYIS

9452158 (08) INOHd
30 9en

98 040451088V
14N00 TNONOP Z8¥2

ViSO ¥1508
NI S3LVIDOSSY % SYNIMOAYM'

SLN NOWO3S

TIVL30 ONILNVId 33l

i 005 4g
05 INUYN BvaNd 0L SHIMIS TvE
1004 AUVHIINGA JON THHS SIHVLS
ALSN3 %0108 GAYONYLS

%50 0 Q@LDVAN0D 1Tv8 1008

“aNnoNY T0SdoL N Wi 0oF

Tva ooy

1 PR
TIAON3Y IUM FHL 40 £/1 dOL
s BRI L

_amnona
33 01 913 3UML ‘ONRIIS TIY
10 SMINVIG 3HL 0 ROLIOE
HL DL (Gd0N0 ONY 3NZS00T
5501 dvTne/aNovs

v N
ran

a8 004 NIV Bvan sl
TWILINI Y04 HOTIN ¥ % losdol
P N CE=T N G303 23S d330 b O

"o 081

SN TONHS HUW SIIVLS Q1 GIHOVLLY
NIGNYS NOTAN N3KOW 30M i 05
“0Y04 40 VNIQS

oL TG Ny THLSNT

w Z-53HVIS ‘SIHVLS Qoow ¥id Ui
5705 QNnoN GaLv3al eSS ¢

L 38 oL Lon g3
3091 INVNIG FTONS

TIN NOWO3S

SINVId ¥3A00 "dy¥d % SENYHS — TIVL3A ONILNVId

avoEns Qavaze
L 1008 110 AY1 % Qv3HS SINVI

DIINYLNG 7 L00H TvE 504

SN

%8 N NOLYAYOX3 OLNI
e
N B AN 05

Woigan
ONMOHD QaHvaTHd

ove0 W

ONINY1d 33187
KTELYGIV BN Hi
IS 38 TIVHS H30MVE

SNOLLOTALSED TIY NOW 3344 “NOILIONOD JTBYLNGS34d QNY
N0 N O33HL 3015 JHL ONY 0K KL 3AY31 0N 3L 0 NOLTINGD 3HL LY 'TIVHS
OV STYIINIOY LI 5V HSISANY TIV LIS HL HOMS AVNY ¥T10 TIVHS HOLOVALNOO HL (B

43N0 3HL OL 1500 VALY ON LY H0L9VALNOD 3HL A8 TOV1Ea
38 TIVHS 0R3d ANYAND 3HL ONIAND NOLLGNOO 800 NI 40 "SNIIAHNS LON TYRLYN

INYTd TIV "03I03S FSUREGHLO SSTINN TONVLA300¥ TYNU 40 31¥0 ML 0¥ ¥v3k TN (1)

3N 40 00RI3d V' 304 SN0 ONY STYRALYW TIv FALNVHVND TIVHS ¥0LOVALNGD L (¢

LALHOYY 3dVISONYT
FHL 40 WAQHddY HL LNOHLW GILALLISENS 38 10N AVN SILIMVA ONY S303S LNVl (9

HITON NS WN 0S NI NI TIVHS SO38 ONLNVIA TN (5

SIO3780 N304 ONY I 0F 43AD SINOLS 'SVIALVN

MOL ‘SNSINVOH0 INFD0HLY LNY1d ‘SO 0 SLvd NIONDONA3M B0 0 'SLuvd

LNVId ADOOH “TINI QOOM “WOSBNS NOKI T3 ATIVALMA 38 TIVHS 5105 WAKIN INNOHD
04 SQHVONVLS L 0 SININHIO3 3HL ASILYS TIVHS STI0S GLH0NI 0 3US-NO (¥

3HL NI 0380530 SV S3L4304A TWONGH ONY TWIBKHd IAVH TIVHS WOKEIN ONNORD (¢

TIVE 1004 QNAOHY Wi 00 Siid 3L
uw 0gy SYIY BN
WGy SYAM 4300 ONNOYD
ww g SV YT

+38 TIVHS J0VHOBS (a¥c3ud 43N0 SHLA3D MICIN ONNOKI W (2

JSOUYONYLS 3YISONY, V1508/¥NTD8 JHL 30 NOWGB LSLIY HL

0L 4040 OL STYRELYA 3dVISTNY GNY ONIVOSONY] TV 1SIND34 NOdN NOLLYILALAZ)
J0A04d ".CVANYLS 34VOSONYT OB, 3HL 40 NOLLIG3 1SAL¥T JHL OL NAONCO LSIN TVRLYN
INVId TIY A43S40N 3304 3SV3SI0, 03UL¥3D N0 030A0d 38 LSNN TYRALLYN LNYd TIV

JQUYONYLS 3d¥OSONY1 “3'G, OL L3NS Ja¥ SNOLALILSENS
UNLUSENS OL 1SINVT 404 ASATA OL 30K SKYQ SNIROM N 0 WIVINN ¥
NOTY ‘GO 38 T SNOUALUSENS G3A0HdYNN TYIALYA 034935 0L SNOLALILSENS
ANY SNDIY OL ¥ORd LO3LHONY 3dYOSONYI, JHL NOM TAOHdA NBLLIAA NIYLED
LS, SNOWALULSENS, “ATTI¥A 43523 ONY ONYINIYN 201 JUTIONI OL HOYS 10 V3jiY
“KTdd 10 304n0S 1V AOILIHOEY JcNOSONV, A8 NIA3H TWNOLLO 04 TIBVIVAY WIALVN
NI VN WIN3H ONY HOMVIS ‘S3ZS TIBVL4300Y NOININ 3L 34V 3715 MNVLNGO
NV 3725 LN HLOF,SOAYONYLS VLND, 33 SV 034035 oV SIZIS MINNLNGD “,NolIo
1S31¥], GHYONVLS 3vOSONYT 08 0L ONICHOD0Y 030345 N ST SHL NI SIZE 1N (1

o S v

WG 7 SI0R

00 WO S 10d ¢t VS NOTIVHS YREBHLINYD
00 W Sy 10d t# Sl 030438 SNORIVA (SnowvA) Si¥l q3Cyv3g TvL  ©
00 N Gy 10d ¢f ¥IANIAVT (QYILSNAW, YITOAISNONY TYNONVAYT @
00 WO 0L S¥ALIN 06 WLINYOBYY TTVHING (9VYAS, SIVINIAID00 VrAHL &
00 NI 06 10d ¢f TINYT NINANT OLLO NIMANT OLLO, SNSYHIV0HNYT SINNYd @
00 WO 06 10d ¢f el HINHONG TIHOIN, SIYIINA YONIAS (D
0 WO 06 10d ¢f Y1SOH (SNONYA) VISOH @
00 "N 06 10d ¢ N34 0HYMS ANLINAN NNHONLSATOd @
00 "W 06 10d ¢# NOYANITOA0HY (SNOI¥YA) NOMONIOOGOHY WNIAIW @
00 WO 06 10d of TI043N0NID ABBNYHS H3SIHM YINI, ¥SOOILINYS YTILNALOd @
00 N 06 10d ¢ v3valdS I14 G109 ANV 0109, YOIWANG X ¥IVIHS O
00 "N 08 1od s# SIINOId SMOINYA (SNOYA) ANOId @
00 N 06 10d ¢ff AYHIGIHIONH NI4T NNLYAO WNINIOOYA @
00 NI 06 10d ¢f YIONVIOAH I8 OMIN, YTIAHAOHOYN ¥IONVIOAH O
0 N G 10d ¢# Q00MX08 N¥ISY 39 HILNIM, YTIAHJOMOYN SNXN8 o
00 WJ 06 10d of VIT38Y ¥3HONOI Q¥VMa3 HIHOMO9 Q¥vMa3, vaey O
00 N 06 lod ¢# vIwzy (SNOI¥YA) YOINOdYP vIWZY @
00 WJ 06 10d ¢f vIWZY SLHOM NYFHIJON  SIHOM NIIYONYN, SLHOM NYIHLHON ¥ITWzZY @
00 WD S8 10d ¢ YIWZY NOSWIZD NOSNIYO ONIH, YOINOdYr vAlvzy €D
00 WO 09 10d of X08 L3NS NVAYIVINIH SIIANH YNYYIN00H ¥O000008¥S  ©
a% g NMOHS SY  S¥3L3N 00°€ F4¥A INIA NNLYNIOYIO ¥30Y
B% 8 NMOHS SV W N 9 000M90Q O40¥d S3I003 ¥3ONOM 3LIHIW S,3003, IMVLLAN SNNY0D
g% g NMOHS S¥ WO MO 9 803y N¥3LSY3 ASNVd 153404, SISNIQVNYO SIoy30
EEA| NMOHS SY  S¥3L3n 00°¢ F1dvN 039 TIVHMOS TIVHIOE, Wn¥any ¥3ov
SHYVINTY INIOVdS 371S ALD JWYN NOWNWOD JNVN T¥OINYLOS A

1SIT INV'1d

J.1-Page 74



J.1

o e s

08 5v) Qe

axa oa

axal 1m0

Y2/ L0 [l pp—
08 ATONT

SLINUS 107 0 07
SINAY £9 01 B9

N30 3JAISNIHIHAWOD
MNIM3NTE
NVId 3dvOSANYT

M3 NvId

Em

00L6-285-+08
7 sen
'8 “QH03SL0BEY
LTS AVMIVY 1SI 061Z
coz# s

¥IQIOHHOS NOZT INOLLNALLY
SLOAHON IO NOUVLS

SN Nowoss

SIOUIELSD T Nt T4 “YOLOCD
WD ¥ N A5HL LS 34, O 10 L 31 RO 3.0 NOLZIND
TIvA3A ONLNYIS 33wt 00 PTG 1 S NS T LS 30 MG AW BT TS LDV 34

vam

e 200 3H,L 1550 VA 0 1Y 100N H. 48 CVl
o b by 35 THHS DI TLNOEATD ) NI LD 2003 W 0 NG O WLoN
o 10714 T O3 O SSTNN DN T 10 140 4 Ko L T )

0,513 3wy R 0 10 05 ¥ B3 HSHVORIDA 0 SIEELAN TV INGATD TIHS OGN 3 (¢

oL e Y e Lo 100001

9£62-158 (+09) INOHY 341 0 TVNDHHY ML LIOHLN CRLNLLSBNS 3 LON YN SILFHA ONY 5303 NV

YIS WA 05 08 U203 T SII8 NNV TH

36 o8h
'8 “QU0ISL0BEY
L4100 TINONOF 2842

L9750 1B 0 N0 1900 SIS STV
0 SNHD MY 0 ST D SLavd NN 0 (N v
10V JCO0K T OOA “CSATS N1 53 LTVIUEN 35 THIS S NN 91N

S T TS PR o S S GG 1 LRLYS TS 10k T 8 e 0
Vo vios o TS T U 30 1 050 38T L S L P D T S
ONI S3LVID0SSY % SYNITOAVN
303 TS 30 S L1 S Y € N ¢ T ) SO
3 N GEROSI0 SY SAHI0N TONEHD ONY TWOSAHA AVH TIVHS WKEW SHMOW (¢
e Tmn s T8 1003 QunDgK W e SUd T
ot s s
s D a0
s S
san Nouos

38 TIHE 30RAS CB1 190 SHLAI0 M DINCID 0

o S e SLNVId ¥3A0D ‘0¥O % SENAHS — TIVA3 ONLLNVId

SGHOILS 05NN, VORI L 10 1IE 15311 3

E—— 0L 1000 0L SYRELYN 30T OIY NSO T L5331 0 LKL

I/ m—— a0 VLS SIETNT B, 3 0 03 1S . AGLADD ISTN T
Eiciwics + 00 30 LI T ESAN T4 VSN, L) WO NG 1 LSTW EGLYA NV T

T g o S LTAVONIS NS D, 0 LOVSTS ¥ SIOLMLLSHTS.

:

VRSSO
NHOHS S¥ lod 7 A WIS NOTIVHS YRIHLINVD -~ ®
NNOHS SV lod 7 A [EEERETS WILINOW ANHILSATOd @
NMOHS S¥ lod o 891 VINOHYA 4Y31IN0T VSOAYIN VINOHVW @
NMOHS SV lod o ¥l N34 4330 INY3IdS WONHD3TE  ©
NNOHS SV lod z# 4] 3303 HONO™S VIdINED X3WYD @
NMOHS SV lod o 1z HSNY 1408 SSN4A3 sNaNMr @
Q3HONYHE TN NMOHS S¥ lod 7 By AMMIBIDONH NIIOUNI WALYAD WAINIDIVA — ®
Q3HONYYE TN NMOHS ¥ lod z# e AYYIENONTYS SNIgvLo3ds Snany @
Q3HONYYE TN NMOHS ¥ lod 7 oe AMMIENIML 3OV18 VIVHONIOANI Va30NOT - @D
Q3HONYHE TN NMOHS SV lod o 414 Ad¥38 JTBNIHL SNHOTHINYYD SNENY @
Q3HONYYE TN NMOHS SV lod o 62 PRRERENRE RGeS YSONZOVY SNONBNYS ~ ®
SENYHS
‘4% 8 NMOHS S¥  “T¥D "ND 00'9 6 AB¥3HY ¥3LLI8 VLIVNI9YYII SINNd e
8% 8 NHOHS S¥  S¥3LIN 00T 4] vl 3N WLYNIDHID ¥30¥ @
SIRL SNONAR3T
9% 8 NHOHS S¥  S¥3LIN 00T 9 30N¥dS WALIS SISNIHOLIS V30l @
8% 8 NHOHS S S¥3L3IN 00T 4 03D A3 NAALSIM VLYId VrHL .
'S33AL SNOFIINOT
SHYYIIY ONIDYdS 1S g INVN NOWNOD INVN TWOINYLOS A

1S LNVd

J.1-Page 75




J.1

ATTACHMENT B

AERIAL PHOTO

J.1-Page 76


jnagtegaal
Typewritten Text
ATTACHMENT B


J.1

SUBJECT

J.1-Page 77



J.1

SUBJECT \

J.1-Page 78



J.1

ZONING BYLAW NO. 2500

J.1-Page 79



J.1

SITE PLAN — SUBMITTED BY APPLICANT

J.1-Page 80



J.2

Township of

Langley

REPORT TO
MAYOR AND COUNCIL

Est. 1873
PRESENTED: OCTOBER 21, 2024 - REGULAR MEETING REPORT: 24-211
FROM: ENGINEERING DIVISION FILE: 5330-23-159
SUBJECT: CAPITAL REQUEST - FRASER HIGHWAY
FUNCTIONAL DESIGN AND CONSTRUCTION OF
FRASER HIGHWAY 24300 TO 24600 BLOCK
RECOMMENDATIONS:

That Council endorse the functional designs for the Fraser Highway corridor, as presented in
Attachment A and B.

That Council pre-approve in the 2025 Capital Budget the use of up to $9,765,000 for the
construction of Phase 2 (24300 Block to 24600 Block) widening of Fraser Highway, funded
$6,895,350 from Transportation Development Cost Charges, $69,650 from Capital Projects
Reserve and $2,800,000 from Water Capital Works Reserve.

That Council authorize applications to TransLink for $3,535,000 of cost sharing towards Phase
2 (24300 Block to 24600 Block) widening of Fraser Highway.

That Council authorize an application to the British Columbia Active Transportation
Infrastructure Grant program for $500,000 of funding for Fraser Highway Multi Use Pathway
(24300 Block to 24600 Block) on the northside.

That Council authorize an application to the British Columbia Active Transportation
Infrastructure Grant program for $500,000 of funding for Fraser Highway Multi Use Pathway
(24300 Block to 24600 Block) on the southside.

That Council pre-approve in the 2025 Capital Budget the use of up to $2,900,000 from Water
Capital Works Reserve for the ultimate watermain design along the Fraser Highway corridor
(228 Street to 264 Street), along 240 Street (Fraser Highway to 52 Avenue) and along 248
Street (Fraser Highway to 44 Avenue).

That Council pre-approve in the 2025 Capital Budget the use of up to $1,000,000 from Sewer
Capital Works Reserve for the ultimate sanitary trunk sewer design along the Fraser Highway
corridor (252 Street to 236 Street).

That Council pre-approve in the 2025 Capital Budget $800,000 for the intersection design of
Fraser Highway and 240 Street from $792,000 of Transportation Development Cost Charges
and $8,000 Capital Projects Reserve.

ANALYSIS:

To date, the Fraser Highway corridor from the City of Langley boundary to the 23400 Block and
the section from the 24600 Block to 24900 Block (Phase 1 and completed in 2023) has been
upgraded and widened to a four-lane arterial standard.
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CAPITAL REQUEST - FRASER HIGHWAY
FUNCTIONAL DESIGN AND CONSTRUCTION OF
FRASER HIGHWAY 24300 TO 24600 BLOCK
Page 2. ..

The section of Fraser Highway between the 24300 Block and 24600 Block (Phase 2) is currently
under detailed design with construction tentatively scheduled for early 2025, subject to funding
approval. Table 1 below shows the current sections of Fraser Highway improvements
completed.

Table 1 - Previous Fraser Highway Corridor Improvements

Year Fraser Highway Improvement Locations
2005 216 Street Intersection

2007 21600 Block to 22800 Block

2012 21100 Block to 21600 Block

2014 22800 Block to 23400 Block

2018 26900 Block to 27000 Block

2023 24600 Block to 24900 Block

Council Resolution:
On February 27, 2023 Council adopted the following resolution:

A. Directs staff to report to Council outlining for its consideration an updated plan and
requirements to complete Fraser Highway from 232 Street to 264 Street by 2030,
along with potentially updated financial support mechanisms from TransLink, the
Province of British Columbia and extraordinary land use conversions;

B. Directs staff to include within the aforementioned report to Council the potential
provision of sewerage service along Fraser Highway extended to 248 Street;

C. Directs staff to continue with the current practice of applying to the TransLink
Minor Capital Program, on an annual basis, requiring 50% Township cost-share
funding, for the next scheduled segment of improvements along Fraser Highway
between the 24300 and 24600 Blocks; and

D. Authorizes up to $200,000 from existing budgets to complete functional designs
and more detailed construction estimates to widen Fraser Highway: (1) between
the 23400 and 24300 Blocks; and (2) between the 25000 Block and 264 Street in
time for the 2024 budget process and to inform future discussions with TransLink.

Fraser Highway Functional Design Endorsement:

Staff worked with qualified consultants to prepare a functional design as presented in
Attachments A and B. Functional designs for the remaining sections of the Fraser Highway
corridor and the widening to four lanes were advanced for projected development growth along
the corridor. This includes Phase 3, which covers the area between the 23400 Block and 24300
Block and Phase 4, covering the area between the 24900 Block and 26400 Block.

The designs were also prepared to provide construction cost estimates for budgeting purposes
and to accommodate the future sanitary trunk sewer and transmission watermain along Fraser
Highway. Council endorsement for the functional designs along Fraser Highway is requested so
staff can proceed with the next design phase and is provided in Attachments A and B.
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CAPITAL REQUEST - FRASER HIGHWAY
FUNCTIONAL DESIGN AND CONSTRUCTION OF
FRASER HIGHWAY 24300 TO 24600 BLOCK
Page 3. ..

Phase 2 Construction of Fraser Highway (24300 to 24600 Block):

The detailed design for the next section of Fraser Highway from the 24300 Block to the 24600
Block is at 95 percent while the third-party utility review and design (BC Hydro, FortisBC,
TELUS, Rogers, etc.), working easements and rights-of-way, and approvals are outstanding.

The following is the current anticipated project schedule:
e October 2024 — Design Completion
o December 2024 — Tender
e January 2025 — Construction Award
o December 2025 — Substantial Completion

A Class-B construction cost estimate was completed with the associated costs shown in Table 2
below.

Table 2 - Fraser Highway 24300 to 24600 Block Construction Cost Estimate

Construction Component Estimated Cost
Road Works $23,100,000
Water Works $2,800,000
Total $25,900,000

The cost estimate noted above is based on design work to date and may be subject to change
as the design progresses and the project is tendered.

Transmission Watermain in the 24300 to 24600 Block:

Design and construction of the transmission watermain is recommended to be completed in
conjunction with the road widening to reduce future construction costs and impacts to traffic.
The installation of a transmission watermain will provide conveyance capacity from Aldergrove
into the Salmon River Uplands area. Direct property connections to transmission mains are not
permitted per Council approved Policy 05-208 and a separate distribution watermain would be
required for any direct property connections.

Modeling for the future transmission watermain indicates that a 600mm diameter transmission
main is required to service the Salmon River Uplands area, the Fraser Highway Corridor and
provide additional supply to Aldergrove. The estimated cost to install the watermain in the 24300
Block to the 24600 Block is $2,800,000.

Transmission Watermain Design:

It is recommended to complete the detailed design of the transmission and distribution
watermains for the remainder of the corridor to confirm separations and identify any potential
conflicts. The scope of the watermain design is shown on Attachment C. The estimated cost to
complete this watermain design is $2,900,000.

Sanitary Trunk Sewer Design:

It is recommended to complete the detailed design of the sanitary sewer; however, the
construction of the sanitary trunk main is not recommended in interim steps as gravity sewers
are more susceptible to conflicts should the sewer grading and alignment change in the future.
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The scope of the sewer main design is shown on Attachment C. The estimated cost to complete

this sanitary design is $1,000,000.

Phase 3 Design of Fraser Highway and 240 Street:
The next priority section identified for Fraser Highway widening is the 240 Street intersection.
This intersection currently experiences significant traffic delays particularly in the peak periods.
Due to the proximity of 40 Avenue and Old Yale Road, on the south side of the intersection,
significant realignments are anticipated as illustrated on the functional design recently
completed. In addition, the Fraser Highway Employment Lands Study is currently underway with
coordination required for this section of highway. The estimated cost to complete this detail
design is $800,000.

Potential Grant Funding:
For previous sections of Fraser Highway, the Township has also received grant funding from
TransLink, ICBC and MOT]I through their various funding programs each with specific eligibility
requirements. Staff have summarized these programs in Table 3 below and anticipate these
programs will continue.

Table 3 - Available Funding Programs

Approximate

Program Agency Criteria :r?]gtilt
(Millions)
- Limited to improvements on the
Maijor Road Major Road Network
Network Minor | TransLink - Up to 50% funding levels $2.3
Capital - Four-year timeline for completion
from first funding year
. - Cycling projects on the Major Road
Major Road Network
gz%cl;rk TransLink - Up to 50% funding levels $0.6
Program - Four-year timeline for completion
from first funding year
) - Expansion of infrastructure to
Walking , connect to transit
Infrastructure | TransLink Limited to disti q $0.2
to Transit - |m!te to distinct areas aroun
transit stops
- - Based on safety improvements
Irr?r?rovement ICBC - Separate application required Historically ~
Program - Can only apply in year of $0.15
construction
BC Active . . .
Transportation | MOTI - Competltlye f.urf1d|ng to expand active $1
Grant transportation infrastructure
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CAPITAL REQUEST - FRASER HIGHWAY
FUNCTIONAL DESIGN AND CONSTRUCTION OF
FRASER HIGHWAY 24300 TO 24600 BLOCK
Page5. ..

Funding Applications for the 24300 to 24600 Block of Fraser Highway:

Staff have previously applied for grant funding for the 24300 Block to 24600 Block section of
Fraser Highway. Staff are proposing to apply for 2025 funding for this section as noted in Tables
4 and 5 below, showing allocated and competitive applications, respectively. All required
Township cost sharing would be in place with the DCC funding also proposed.

Table 4 - Proposed Allocated Funding Fraser Highway Widening: 24300 to 24600 Block

Agency Program 2025 Grant Funding Cost Share
TransLink MRNB Allocated $2,312,000 50%
TransLink BICCS Allocated $623,000 50%

Total $2,935,000

Table 5 - Proposed Competitive Funding Fraser Highway Widening: 24300 to 24600 Block

Agenc Program Az el st Note
gency 9 Funding Share
TransLink BICCS Competitive $600,000 75%
British Columbia Active North Side
MOTI Transportation $500,000 50% | Multi-Use Path
Infrastructure Grant
British Columbia Active South Side
MOTI Transportation $500,000 50% Multi-Use Path
Infrastructure Grant
Total $1,600,000

Financial Implications:

A summary of the required funding to complete Fraser Highway Widening (Phase 2): 24300
Block to 24600 Block Funding is presented below. Previously approved funding remaining for
construction is $13,200,000 and includes funding previously received from TransLink,
Development Cost Charges (DCCS) and Capital Project Reserve.

After considering allocated TransLink funding, which is anticipated at $2,935,000 for 2025,
additional funding of $9,765,000 is required. Competitive funding from TransLink and the
Province of BC is not incorporated into this estimate as the funding is not guaranteed. If this
competitive Grant Funding of $1,600,000 is received, this may allow for the project scope to be
expanded and additional portions of the widening of Fraser Highway to be completed or a
reduction in Township contributions, subject to any tender pricing received.
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CAPITAL REQUEST - FRASER HIGHWAY
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Table 6 - Funding Summary for Fraser Highway Widening: 24300 to 24600 Block

Fraser Highway Widening: 24300 Block to 24600 Block Funding

Estimated Cost of Construction $25,900,000
Previously approved funding remaining for Construction ($13,200,000)
Additional Funding Required: $12,700,000
2025 TransLink Allocated MRNB Program ($2,312,000)
2025 TransLink Allocated BICCS Program ($623,000)
Remaining Required: $9,765,000

Proposed 2025 Township Funding:

Transportation Development Cost Charges ($6,895,350)
Capital Project Reserve ($69,650)
Water Capital Works Reserve ($2,800,000)

With the previous grant applications and funding of Fraser Highway from the 24300 Block to
24600 Block, the funding tables for this section are identified below. In addition, tables are also
presented for the watermain design on Fraser Highway, sanitary sewer main design on Fraser
Highway and the detailed design for the next section of Fraser Highway, 23400 Block to 24300
Block.
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Township of Langley
Capital Project Description

Project Title: Fraser Highway Construction (24300 Block to 24600 Block)

CFWD

2024 2025 2026 2027 2028 2029
Requested
Amount $12,700,000
oudget 1 $13,200,000

emaining

Total
Projected | $13,200,000 | $12,700,000
Cost

Continuation of the design and construction of the next phase of
widening Fraser Highway from 243 Street to 246 Street to four travel
lanes plus multi-use paths on both sides and ultimate intersection
improvements with turn bays at 244 Street. Project is 50% funded by
TransLink (75% for multi-use paths) with additional funding being
requested for the next two years as part of the MRNB cost share
program.

Project Description
*(Phased Project)

Existing intersection of 244 Street and Fraser Highway is congested
during peak hours with high traffic volumes along Fraser Highway.
Installation of turn lanes and widening Fraser Highway to four lanes
with multi-use paths will improve traffic flows, reduce vehicle
conflicts, and improve safety.

Project Justification
and Consequences of
Not Proceeding
*(Phased Project)

Critical Medium Low
: of o extend the life of an
PrOJeF:t Priority asset S
Ranking (please | ., risk to health and « deterioration or o desirable new recommended in
circle applicable safety obsolescence infrallstructure studies / reports
k. « legislative obligation . Ieven:age external e social, cultural and e promotes inter-
ran mg) e imminent loss of an funding aesthetic value municipal
e e emergent conditions |e cost effective to cooperation
replace or repair
now
Length of Project (years): 4 Initial Year of Approval: 2022
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CAPITAL REQUEST - FRASER HIGHWAY
FUNCTIONAL DESIGN AND CONSTRUCTION OF
FRASER HIGHWAY 24300 TO 24600 BLOCK
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Township of Langley
Capital Project Description

Project Title: Fraser Highway Construction (24300 Block to 24600 Block)

Proposed Funding Sources

Proposed Funding Sources CQ'BVQV4D 2025 2026 2027 | 2028 | 2029

Reserve Future Capital
Expenditure

Operating Revenue

Prior Year’s Surplus

Federal / Provincial / Other
Grants

Transportation Development $5,430,000 | $6,895,350
Cost Charges

Reserve: Capital Projects $22,000 $69,650
Reserve

Reserve: Water Capital $2,800,000
Works Reserve

Debt
TransLink $7,748,000 | $2,935,000
ICBC
Other:

Total Currently Funded $13,200,000 | $12,700,000

Total Currently Unfunded

| Estimated Annual Operating Impact | $38,956
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Township of Langley
Capital Project Description

Project Title:

Fraser Highway Watermain Design

CFWD
2024

2025

2026

2027

2028

2029

Requested
Amount

$2,900,000

Budget
Remaining

Total
Projected
Cost

$2,900,000

Project Description
*(Phased Project)

Watermain design from the 22800 Block to 26400 Block along the
Fraser Highway corridor.

Project Justification
and Consequences
of Not Proceeding
*(Phased Project)

Modeling for the future transmission watermain was completed

requiring a 600mm diameter main to provide service to the Salmon
River Uplands area, Fraser Highway corridor, and increased supply
to Aldergrove.

Critical

< High )

Medium

Low

Project Priority
Ranking (please

circle applicable safety

e risk to health and

o deterioration or
obsolescence
» leverage external

e extend the life of an

asset
o desirable new
infrastructure

e action recommended
in studies / reports
e promotes inter-

rankin . !egis_lative obligation . e social, cultural and municipal
g) e imminent loss of an funding diti aesthetic value cooperation
asset e emergent conditions g T
replace or repair now
Length of Project (years): 1 Initial Year of Approval: 2025
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Proposed Funding Sources

CFWD
2024

2025

2026

2027

2028

2029

Reserve Future Capital
Expenditure

Operating Revenue

Prior Year’s Surplus

Federal / Provincial / Other
Grants

Development Cost Charges

Water Capital Works Reserve

$2,900,000

Debt

TransLink

ICBC

Other:

Total Currently Funded

$2,900,000

Total Currently Unfunded
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Township of Langley
Capital Project Description

Project Title:

Fraser Highway Sanitary Trunk Sewer Design

CFWD
2024

2025

2026

2027

2028

2029

Requested
Amount

$1,000,000

Budget
Remaining

Total
Projected
Cost

$1,000,000

Project Description
*(Phased Project)

Sanitary trunk sewer design from 23600 Block to 25200 Block.

of Not Proceeding
*(Phased Project)

Project Justification
and Consequences

Modeling for the future sanitary was completed requiring a 375mm
diameter trunk sewer for future development.

Project Priority
Ranking (please
circle applicable

Critical

( High )

Medium

Low

e risk to health and

safety

o deterioration or
obsolescence
» leverage external

e extend the life of an

asset
o desirable new
infrastructure

e action recommended
in studies / reports
e promotes inter-

rankin . !egis_lative obligation ] e social, cultural and municipal
g) e imminent loss of an el diti aesthetic value cooperation
asset e emergent conditions o cost effective to
replace or repair now
Length of Project (years): 1 Initial Year of Approval: 2025
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Proposed Funding Sources

CFWD
2024

2025

2026

2027

2028

2029

Reserve Future Capital
Expenditure

Operating Revenue

Prior Year’s Surplus

Federal / Provincial / Other
Grants

Development Cost Charges

Sewer Capital Works Reserve

$1,000,000

Debt

TransLink

ICBC

Other:

Total Currently Funded

$1,000,000

Total Currently Unfunded
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Township of Langley
Capital Project Description

Project Title:

Fraser Highway and 240 Street Intersection Improvement

CFWD
2024

2025

2026

2027

2028

2029

Requested
Amount

$800,000

Budget
Remaining

Total
Projected
Cost

$800,000

Project Description
*(Phased Project)

Continuation of the detail design for the next phase of widening
Fraser Highway from 234 Street to 243 Street to four (4) travel lanes
plus multi-use paths on both sides and ultimate intersection
improvements with turn bays at 240 Street.

Project Justification
and Consequences
of Not Proceeding
*(Phased Project)

Existing intersection of 240 Street and Fraser Highway is congested
during peak hours with high traffic volumes along Fraser Highway.
Installation of turn lanes and widening Fraser Highway to four (4)
lanes with multi-use paths will improve traffic flows, reduce vehicle
conflicts, improve safety and incorporate the Fraser Highway
Employment Lands Study which is currently underway.

Project Priority
Ranking (please

Critical

( High >

Medium

Low

e risk to health and

o deterioration or

o extend the life of an
asset
e desirable new

e action recommended

. . in studies / reports
circle applicable safety obsolescence infrastructure « promotes inter-
P legislative obligation | * leverage external i e
rankmg) e legls 9 o e social, cultural and municipal
* imminent loss of an * emer ?ant conditions aesthetic value cerREton
asset 9 e cost effective to
replace or repair now
Length of Project (years): 1 Initial Year of Approval: 2025
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Township of Langley
Capital Project Description
Project Title: Fraser Highway and 240 Street Intersection Improvements

Proposed Funding Sources

Proposed Funding Sources

CFWD

2024 2025 2026

2027 2028

2029

Reserve Future Capital
Expenditure

Operating Revenue

Prior Year’s Surplus

Federal / Provincial / Other
Grants

Development Cost Charges

$792,000

Capital Projects Reserve

$8,000

Debt

TransLink

ICBC

Other:

Total Currently Funded

$800,000

Total Currently Unfunded

Respectfully submitted,

Richard Welfing

MANAGER, ENGINEERING SERVICES

for
ENGINEERING DIVISION

This report has been prepared in consultation with the following listed departments.

CONCURRENCES
Division / Department Name
FINANCE DIVISION S. Ruff

ATTACHMENT A Functional Design Phase 3 for 23400 Block to 24300 Block
ATTACHMENT B Functional Design Phase 4 for 24900 Block to 26400 Block

ATTACHMENT C Summary Map of Fraser Highway Corridor
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Fraser Highway - 23400 Block to 24300 Block - Functional Design

J.2
ATTACHMENT A
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ATTACHMENT B

Fraser Highway - 24900 Block to 264 Street - Functional Design
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ATTACHMENTC
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

FEES AND CHARGES BYLAW 2007 NO. 4616
ADMENDMENT BYLAW NO. 6047

EXPLANATORY NOTE
Bylaw No. 6047 amends the Fees and Charges Bylaw 2007 No. 4616 to add a fee to

Schedule 5. Miscellaneous Corporate to impose an “Annual Secondary Suite Infrastructure
Fee”.

J.3-Page 1



THE CORPORATION OF THE TOWNSHIP OF LANGLEY

FEES AND CHARGES BYLAW 2007 NO. 4616
ADMENDMENT BYLAW No. 6047

J.3

A Bylaw to Amend the Fees and Charges Bylaw 2007 No. 4616

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

1.

Amendment Bylaw No. 6047”.

Infrastructure Fee” to Schedule 5. Miscellaneous Corporate.

This Bylaw may be cited for all purposes as “Fees and Charges Bylaw 2007 No. 4616

The Township herby imposes fees and charges for an “Annual Secondary Suite

Annual Secondary Suite
Infrastructure Fee

The Annual Secondary Suite Infrastructure
Fee (the “Fee”) is payable in the calendar
year of application for registration of a
Secondary Suite, except if the Secondary
Suite Building Permit is issued after May 1,
in which case the Fee is payable in the
calendar year subsequent to the calendar
year that the application for registration was
received. The Fee is non-refundable upon
removal of a Secondary Suite, regardless of
when the Secondary Suite is removed.

The Fee will be rendered once annually, in
each year following receipt of an application
for registration of a Secondary Suite
Building Permit, in accordance with the
above, with the billing statement for
property taxes and is payable in the same
manner as and by the same due/penalty

$245.00 in 2025
$145.00 in 2026 and
thereafter

Existing Secondary
Suite Family

$145.00 in 2025
(category disbanded
for 2026)

Existing
Secondary Suite
Compassionate

date as ordinary taxes are payable. The gg :2 3852

Fee will continue to be charged annually .

until the Secondary Suite is removed to the (cate%g:yzglzs%a nded

satisfaction of the Township.
READ A FIRST TIME the 07 day of October , 2024
READ A SECOND TIME the 07 day of October , 2024
READ A THIRD TIME the 07 day of October , 2024
ADOPTED the day of , 2024

Mayor Township Clerk

J.3 - Page 2




Township of

Langley

Est. 1873

TO:

FROM:

SUBJECT:

MEMORANDUM

MAYOR AND COUNCIL

COMMUNITY DEVELOPMENT DIVISION

DATE:

FILE NO:

N.1

NOVEMBER 4, 2024

6635-01

AGRICULTURAL LAND COMMISSION DECISIONS THIRD QUARTER 2024
(JULY — SEPTEMBER)

The purpose of this memorandum is for information purposes in accordance with Council’s
October 22, 2007 resolution directing staff to summarize and report to Council the Agricultural
Land Commission (ALC) decisions on a quarterly basis.

Att. File No Agent/ Proposal Council ALC Date of Address
No. : Applicant p Resolution Decision Decision Site Area
A 11-13-0030 [Michael McRae [Single family Standing Conditionally  |July 18,2024 26393 64 Ave
AL100449 residential strata  |Resolution  Approved 0.6 ha
conversion
B 10-15-0020 |Angela Williams [Two lot rural Complies Refused July 23,2024 2104 240 St
IAL100402 residential 16.2 ha
subdivision
Cc 07-14-0059 |Metro Non-farm use for |[Endorsed Conditionally  |July 29, 2024 20491 16 Ave
AL100415  |Vancouver improvements to Approved 45.3 ha
Campbell Valley
Regional Park
D 10-30-0017 |Christopher Reconsideration  [Standing Conditionally |July 31,2024 1810 40 Ave
AL100435  [Saunders of single family Resolution  Approved 0.4 ha
residential strata
conversion
E 10-35-0031 (Joel Schacter  Reconsideration Standing Conditionally  |July 31, 2024 24845
AL100429 of single family Resolution  |Approved Robertson Cr
residential strata 0.2 ha
conversion
F 10-21-0025 |Colin Fry & Reconsideration  [Standing Conditionally |August 7, 2024 2438 232 St
AL100443  |Associates of single family Resolution  Approved 0.49 ha
Consulting residential strata
conversion
G 11-04-0092 John Moonen & [Two lot suburban [Complies Refused August 8, 2024 5065 238 St
AL100436  |Associates residential 6.7 ha
subdivision
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Att. File No Agent/ Proposal Council ALC Date of Address
No. : Applicant p Resolution Decision Decision Site Area
H 10-32-0110 [HY Engineering Homesite Complies Refused August 8, 2024 4162 228 St
AL100442 severance 2.5 ha
subdivision
| 11-32-0124 |Conwest Non-farm use for |[Referred Conditionally  |August 22, 2024 22700 Blk of
AL100451 habitat Approved 96 Ave
compensation 2.56 ha
works
J 10-01-0017 [Sager Nairne Internal lot line Complies Conditionally |August 22, 2024 753 & 700 Blk
AL100434  LLLP adjustment Approved of 264 St
between two 6.8 ha
properties
K 07-03-0020 [Eleanor Wrigley Homesite Complies Conditionally  |August 8, 2024 [19636 8 Ave
AL100433 severance Approved & September 8.1 ha
subdivision and 24, 2024
road dedication
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N.1
PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

ATTACHMENT A
July 18, 2024

ALC File: 70170
Michael McRae
DELIVERED ELECTRONICALLY
Dear Michael McRae:

Re: Reasons for Decision - ALC Application 70170

Please find attached the Reasons for Decision of the Executive Committee for the
above noted application (Resolution #463/2024). As the agent, it is your
responsibility to notify the other applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA"), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this
decision and determine if it should be reconsidered by the Executive Committee in
accordance with the ALCA. You will be notified in writing if the Chair directs the
reconsideration of this decision. The Commission therefore advises that you
consider this 60 day review period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:
o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at

alc.govNclcaPage 3



N.1
ALC File 70170

the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

Yours truly,

JepniferLarson, Land Use Planner

Enclosures: Reasons for Decision (Resolution #463/2024)
Schedule A: Decision Map

cc: Township of Langley (File: AL100449). Attention: Mohammad Nemati

70170d1

N.1 - Page 4
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AGRICULTURAL LAND COMMISSION FILE 70170

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicants: Sandra and Michael McRae
Agent: Michael McRae
Property: Parcel Identifier: 031-781-268

Legal Description: Lot 1, Plan EPP112018,
Section 13, Township 11, New Westminster
District

Civic: 26393 - 64" Avenue, Langley, BC

Area: 0.6 ha (entirely within the ALR)

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Janice Tapp
Jerry Thibeault

Gerry Zimmerman
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l‘ ALC File 70170 Reasons for Decision

OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the
Property under the Strata Property Act (“SPA”) into two 0.28 ha strata lots

(the “Proposal”).

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

N.1 - Page 6
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l‘ ALC File 70170 Reasons for Decision

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicants, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

ANALYSIS AND FINDINGS

[51 The Applicants purchased the Property on September 11, 2009.

[6] The Propertyis 0.6 ha (~1.5 acres) and the Property contains two residences.
The Applicants indicate that, if granted approval to subdivide, they would

subdivide to create a strata lot for each residence.

N.1-Page 7
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l‘ ALC File 70170 Reasons for Decision

[71 OnJuly 16, 2020, the Commission confirmed in writing to the Agent that the
exception from the restrictions on the use of agricultural land under s. 23(1)
of the ALCA applied to the Property. Section 23 of the ALCA states that the
restrictions on the use of agricultural land do not apply to land that, on
December 21, 1972, was, by separate certificate of title issued under the

Land Registry Act, R.S.B.C. 1960, c. 208, less than 2 acres in area.

[81 Whereitapplies, s. 23(1) of the ALCA provides an exception from the
restrictions on the use of agricultural land set out in the ALCA and its
regulations (the Agricultural Land Reserve Use Regulation and Agricultural
Land Reserve General Regulation), such as the restrictions on non-adhering

residential use, non-farm use, and soil and fill use.

[91 Although the s. 23 (1) exception on use impacts matters such as non-
adhering residential uses, the exception is limited. In this regard, it does

not provide for a general exemption from the ALCA or its regulations.

[10] Inaccordance with s. 19 of the ALCA, a Registrar of Titles must not, under
the Land Title Act or the SPA, accept an application for the deposit of a plan
(or permit the creation of a new parcel of land by metes and bounds
description or abbreviated description) if it would cause the subdivision of
ALR land unless the subdivision is permitted under s. 3 of the ALR General
Regulation or if the Commission has granted permission after an

application.

N.1 - Page 8
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l‘ ALC File 70170 Reasons for Decision

[11] Depositing a strata plan in a Land Title Office under s. 239 of the SPA causes
subdivision of land in the ALR and Commission’s permission (or compliance
with s. 3 of the ALR General Regulation) is therefore required as with any
other subdivision. This is the case for all types of plans under the SPA,
including strata plans where the lot boundaries are defined with reference

to a building (“sometimes referred to a “Building strata”).

[12] Section 21(1) of the ALCA provides that a person must not subdivide
agricultural land unless permitted under s. 25 or 45 or the regulations.
Section 21(2) provides that an owner of agricultural land may apply to the

Commission for permission under s. 25 to subdivide agricultural land.

[13] Section 25(1)(b) provides that on receiving a use or subdivision application,
the Commission may (i) refuse permission for the use or subdivision applied
for, (ii) grant permission, with or without limits or conditions, for the use or
subdivision applied for, or (iii) grant permission for an alternative use or

subdivision, with or without limits or conditions, as applicable.

[14] Correspondingly, the Applicants appropriately submitted an application to

the Commission under s. 21 of the ALCA.

[15] This decision is the Executive Committee’s adjudication of the Application
brought before it. In making a decision under s. 25, the Commission must

consider the purposes and priorities of the Commission set out in s. 6 of the

N.1-Page 9
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l‘ ALC File 70170 Reasons for Decision

ALCA, as outlined above, and in this regard must consider the Application

within the context of the ALCA and the ALR.

[16] The Executive Committee has reviewed applications to stratify parcels that
meet the exceptions of use under s. 23(1) ALCA. In certain cases, the
Executive Committee has considered the timeline of events and degree of
preparation undertaken by Applicants prior to the ALC communicating
clarification of the interpretation of s. 23(1) ALCA in relation to subdivision.
The Executive Committee considered the following events to be informative

in its deliberations.

[171 The Applicants’ understanding of the Exception Letter they received is

that they would be able to stratify the Property.

[18] The Applicants received a building permit for the second residence from

the Township of Langley (the “Township”) on March 18, 2022.

[19] In April 2022, the Commission updated ALC Policy P-02 - Potential
Exceptions from Restrictions of Use in the ALCA: Parcels Less Than 2
Acres (ALC Policy P02) to clarify that the s. 23(1) exception for use is
limited. The Commission did so in response to the fact that it appeared

subdivision plans under the Land Title Act and SPA were being deposited

N.1 - Page 10
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l‘ ALC File 70170 Reasons for Decision

by the BC Land Title and Survey Authority in the ALR without ALC

authorization where a parcel had a “use” exception under the ALCA.

[20] Since stratification of the Property is a form of subdivision, the Executive
Committee considered the size of the proposed strata lots in the context of

the parcels surrounding the Property.

[21] The Property is an irregular shaped that is surrounded on three sides by
road, specifically 64" Avenue, 64B Avenue, and 264" Street and immediately

abuts the CN Rail corridor along the Property’s southern boundary.

[22] Generally, the Commission is concerned about the concentration of small
lots in agricultural areas as it can lead to increased conflicts between small
lot residential owners and adjacent agricultural operators, and as small lot
subdivision may increase speculation in the ALR driving the price of
farmland up and out of reach of those who want to acquire land for
farming., and as farming on small lots may be more difficult than on larger

lots.

[23] In this particular case, however, given the specific circumstances related to
this Property’s size, configuration, and location, specifically its separation
from surrounding ALR on all sides by three roads and an active rail line, the
Executive Committee finds that stratification of the Property would not have

a negative impact on agriculture.

N.1 - Page 11
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l‘ ALC File 70170 Reasons for Decision

[24] The Executive Committee’s approval should not be misconstrued as the
Commission’s general support for continued subdivision and/of stratification

of small lots in the ALR.

DECISION

[25] For the reasons given above, the Executive Committee approves the

Proposal to subdivide the Property under the Strata Property Act into two

0.28 ha strata lots subject to:

a. the submission of a surveyed subdivision plan, that is in compliance with
Schedule A of this decision, to the Commission, within three years of the
date of the release of this decision; and,

b. approval for subdivision is granted for the sole benefit of the Applicants

and is non-transferable.

[26] These are the unanimous reasons of the Executive Committee.

[27] A decision of the Executive Committee is a decision of the Commission

pursuant to s. 10(4) of the ALCA.

[28] Resolution #463/2024

On behalf of the Executive Committee

N.1 - Page 12
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N.1
PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

July 23, 2024 ATTACHMENT B

ALC File: 65218
Angela Williams

DELIVERED ELECTRONICALLY
Dear Angela Williams:

Re: Reasons for Decision - ALC Application 65218

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #476/2024). As the primary contact, it is your
responsibility to notify the other applicant accordingly.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

alc.goWpkzFage 14
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ALC File 65218

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

Yours truly,

nnif€r Carsén, Land Use Planner

Enclosure: Reasons for Decision (Resolution #476/2024)

cc: Township of Langley (File: 10-15-0020/AL100402). Attention: Rob Nordrum

65218d1
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AGRICULTURAL LAND COMMISSION FILE 65218

REASONS FOR DECISION OF THE SOUTH COAST PANEL

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicants: Angela and Terry Williams
Primary Contact: Angela Williams
Property: Parcel Identifier: 013-292-731

Legal Description: Parcel “A” (Reference Plan
5191), North West Quarter Section 15,
Township 10, New Westminster District

Civic: 12104- 240t Street, Langley, BC

Area: 16.2 ha (entirely within the ALR)

Panel: Ione Smith, South Coast Panel Chair
Susan Gimse

Holger Schwichtenberg

N.1 - Page 16
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l‘ ALC File 65218 Reasons for Decision

OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the 16.2 ha

Property into an 8.2 ha parcel and 8.0 ha parcel (the “Proposal”).

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its

powers and performing its duties under this Act:

N.1 - Page 17
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l‘ ALC File 65218 Reasons for Decision

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicants, local
government, and Commission is collectively referred to as the “Application”.
All documentation in the Application was disclosed to the Primary Contact in

advance of this decision.

BACKGROUND

[5] The Property contains infrastructure from a former mink farm that ceased
operations following regulatory changes which phased out mink farming
in BC in April 2023. The majority of the mink farm infrastructure, including
a residence, freezer/warehouse building, and 59 recently built mink barns,
would be retained on the southern 8.2 ha lot. The northern 8.0 ha lot

would largely consist of pasture and a ~84 m? residence.

[6] The Application submits that the Property’s agricultural use currently
consists of grazing six cows and hay production. The Application also

submits that the existing mink barns could be repurposed for horticultural

N.1 - Page 18
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use and the freezer/warehouse building could be used for berry

processing, storage and freezing.

[7] Atits meeting of February 26, 2024, the Township of Langley Council
resolved to forward the Application to the Commission advising that the
Proposal complies with the 8.0 ha minimum parcel size provisions of Rural
Zone RU-2 of the Township’s Zoning Bylaw, and requesting consideration

based on agricultural merits.

ANALYSIS AND FINDINGS

[8] The Application explains that the subdivision is being proposed because
the Applicants no longer require a parcel large enough to accommodate
the necessary setbacks for the mink operation. The Application submits
that the subdivision would create a parcel that would be available for

another type of agricultural operation.

[91 The Applicants also state that many of the surrounding properties are of a

similar size to the proposed lots and that both proposed lots have access.

[10] The Panel recognizes that the Applicants are in the difficult position of being
required to shut down their mink farming operation and understands that
this likely has caused economic hardship for the Applicants. While the Panel
has sympathy for the Applicants’ circumstance, the Commission is unable to

make decisions based on economic rationale and instead must focus on the
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agricultural land base and must consider the impacts of subdivision within
the context of section 6 of the ALCA. This requires that the Commission give
priority to protecting and enhancing the size, integrity and continuity of the
land base of the ALR; and the use of the ALR for farm use. The Panel further
notes that it must consider the impacts of the subdivision over the long

term.

[11]1 Inthe Panel's experience, large agricultural parcels provide a wider range of
agricultural options than smaller parcels and provide more area for
agricultural activities, improving opportunities for commodity variety, crop
and grazing rotation, and economies of scale. Further, it is the Panel’s
experience that smaller parcels may cost more per hectare than larger
parcels and are less likely to be used for agriculture than larger parcels. The
Panel therefore finds that the Proposal to subdivide the Property would
have a negative impact on the size, continuity, and the integrity of the ALR

over the long term.

DECISION

[12] For the reasons given above, the Panel refuses the Proposal to subdivide the

Property into an 8.2 ha parcel and 8.0 ha parcel.

[13] These are the unanimous reasons of the Panel.
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[14] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3)

of the ALCA.

ALC File 65218 Reasons for Decision

[15] Resolution #476/2024

Released on July 23, 2024

On behalf of the South Coast Panel
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

July 29, 2024 ATTACHMENTC

ALC File: 66174
Pascale Rozada

Metro Vancouver Regional District
DELIVERED ELECTRONICALLY

Dear Pascale Rozada:

Re: Reasons for Decision - ALC Application 66174

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #491/2024). As the agent, it is your
responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA"), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this
decision and determine if it should be reconsidered by the Executive Committee in
accordance with the ALCA. You will be notified in writing if the Chair directs the
reconsideration of this decision. The Commission therefore advises that you
consider this 60 day review period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:
o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
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the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

Youys truly,

r Carsén, Land Use Planner

Enclosures: Reasons for Decision (Resolution #491/2024)
Schedule A: Decision Map

cc: Township of Langley (File: 07-14-0059/AL100415) Attention: Rob Nordrum

66174d1
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AGRICULTURAL LAND COMMISSION FILE 66174

REASONS FOR DECISION OF THE SOUTH COAST PANEL

Non-Farm Use Application Submitted Under s.20(2) of the Agricultural Land
Commission Act

Applicant: Metro Vancouver Regional District (MVRD)
Agent: Pascale Rozada, MVRD
Properties: Property 1

Parcel Identifier;: 025-021-010

Legal Description: Lot A Section 11 and 14
Township 7 New Westminster District Plan
LMP49435

Civic: n/a

Area: 45.3 ha (Entirely within the ALR)

Property 2
Parcel Identifier: 009-327-258

Legal Description: Lot 6 Section 14 Township
7 New Westminster District Plan 10452

Civic: 208 St, Langley, BC

Area: 1.9 ha (Entirely within the ALR)
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ALC File 66174 Reasons for Decision

Panel:

Ione Smith, South Coast Panel Chair
Susan Gimse

Holger Schwichtenberg
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OVERVIEW

[11  The Properties are located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicantis applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 20(2) of the ALCA to to improve park
amenities within a ~47 ha area of Campbell Valley Regional Park (the
“Park”) in the vicinity of McLean Pond, north of 16™" Avenue. The proposed
improvements (the “Proposal”) consist of:

e Trail network upgrades: improving 2.4 km of existing multi-use trails and
establishing 2.6 km of new pedestrian trails;

e New parking area off of 208th St on Property 2;

¢ New washroom facilities west of the parking lot (pit toilets);

e A group camping area with pit toilet;

e A covered multi-functional shelter;

e Afloating canoe dock for the existing canoe use area on McLean Pond;

e Two picnic areas;

e Three habitat restoration areas for native planting and pollinator
habitat;

¢ Two new wetland areas; and,

e Placement of ~2,700 m3 of fill over ~1.5 ha to construct the
improvements.

The total footprint of the proposed improvements, with the exception of
the wetland and habitat restoration areas, totals approximately 2.5 ha.

N.1 - Page 26
Page 3 of 16



N.1

l‘ ALC File 66174 Reasons for Decision

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicant, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.
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[51 The Panel conducted a walk-around and meeting site visit on June 12, 2024
in accordance with the ALC Policy Regarding Site Visits in Applications, (the
“Site Visit”). A site visit report was prepared in accordance with the Policy
Regarding Site Visits in Applications. The site visit report was certified as
accurately reflecting the observations and discussions of the Site Visit by the

Agent on June 19, 2024 (the “Site Visit Report”).

BACKGROUND

[6] The Park was established in the early 1970s. Various improvements to park
infrastructure have been made since that time, some of which may have

been permitted under previous iterations of the ALCA.

[71 In 2020, ALC Staff reviewed a draft of the Campbell Valley Regional Park
Management Plan (the “Draft Park Plan”) which proposed substantial
improvements to recreation and natural amenities throughout the Park .
ALC staff advised MVRD that any expansion of park amenities or
infrastructure not permitted under the ALCA would require an application

be approved by the Commission prior to construction.

[8] 1In 2022, by ALC Resolution #91/2022, the Commission conditionally
approved an application for the construction of improvements over 3.1 ha of
the Park that is south of 16" Ave. The improvements included a new

perimeter trail, new parking areas with washroom facilities, water at the
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Langley Heritage Speedway, entrance kiosks, and decommissioning
informal road shoulder parking areas. To accommodate the improvements,
placement of 9,500 m?® of gravel fill and granular base was approved at a
depth of 0.3 m over a total area of 3.1 ha. In its decision, the South Coast
Panel noted that the improvements were consistent with the existing park
use and on lands that had been part of the Park since its establishment. The
Panel also noted that the improvements would not adversely impact the
agricultural uses of ALR lands within the Park, and that MVRD will provide
buffering as needed between neighbouring recreational and agricultural

uses.

[91 The current Proposal is for the McLean Pond area of the Park. Together, the
Properties total approximately 47.2 ha of ALR land and are separated from

the remainder of the Park by 16" Ave. The Properties currently contain:
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e Agricultural use area (17 ha) (hay fields and rotational crops)

e Forest and vegetation (21 ha)

e Riparian/wetland (8 ha). The Application states that McLean Pond was
constructed on Property 1 in the 1960s and is currently used for
occasional canoe instruction.

e Trails and service routes (1 ha). The Application states that public
access is limited to the service roads and undeveloped trails for
hiking, equestrian, and nature viewing.

e Aseasonal pedestrian underpass under 16th avenue.

[10] Atits meeting of October 23, 2023, the Township of Langley Council resolved
to endorse and refer the Application to the Commission for consideration of
approval pursuant to the procedural requirements of the Act and applicable
regulations. The Proposal is consistent with the current and zoning and OCP

designations.

[11] After the Site Visit the Agent provided the Panel with an updated map of the

Proposal.

ANALYSIS AND FINDINGS

[12] The Application states that the Proposal is necessary to support a steady
increase in recreational use of the Park and to reduce parking pressure on

neighbouring streets. Further, that the Proposal will enhance the ecosystem
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services the Park provides to nearby natural and agricultural areas, while

maintaining most of the existing agricultural activities.

[13] The Application explains that, while MVRD has made no agricultural
improvements to the Properties, MVRD employs an active field management
program in the Park that “retains cultural connections with the Park's
agricultural past” by maintaining some areas using agricultural methods
such as haying and rotational cutting. After discussions during the Site Visit,
the updated proposal indicates that the MVRD will continue to do so on the
two lower fields east of McLean Pond. In addition, the MVRD indicates that
the Park as a whole supports agriculture by way of opportunities for

equestrian use, interpretive programming, and community events.

Habitat

[14] The Application proposes to convert some of the hayfields to old field

management for the purposes of biodiversity and drainage management.

[15] Pursuantto s. 22 of the ALR Use Regulation, open land parks that are
established by a local government for biodiversity conservation, passive
recreation, heritage, wildlife, or scenery viewing purposes are a permitted

use in the ALR.

[16] The Panel understands that the new habitat areas, both the restoration
areas for native planting and pollinator habitat through old field

management will not require any fill to be brought onto or removed from
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the Properties. As such these proposed uses of the Properties are permitted

uses within the ALR Use Regulation.

Wetland Development

[17] The Application proposes to establish two new wetlands on the Properties.

[18] While the maintenance of an existing wetland is permitted under s.22, the
creation of new wetlands on the Properties exceeds the permissions under
s.22 and require Commission approval. The Agent explained that the
wetland development would not only benefit the biodiversity of the Park but
would also assist in improving drainage on the Properties and the

surrounding ALR properties.

[19] During the site visit, the Commission did note that there did appear to be
some drainage issues on Property 1 and the existing ditches on the
Properties need to drain somewhere. The Panel also notes that one of the
proposed wetlands was in a low-lying area of the Properties with an existing
ditch which was already experiencing more drainage issues. The Panel finds
that there could be agricultural benefits to the establishment of two new
wetlands on the Properties and is amenable to their establishment on the

Properties.

N.1 - Page 32
Page 9 of 16



N.1

l‘ ALC File 66174 Reasons for Decision

Trails

[20] The Panel understands from the Application and site visit that there is
already approximately 2.4 km of existing informal trails on the Property that
require some upgrading to become more defined and accessible through
the addition of material such as gravel, as well as widening in some places to
allow for safe trail sharing between user groups. The Application states that
the existing trails already have compacted soils and in some cases they are
old gravel/asphalt access roads. The Panel notes that the existing trails

adjacent to the hayfields are low profile to accommodate haying.

[21] The Application has indicated that the MVRD is proposing an additional 2.6
km of new trails on the Properties. The Agent further explained that these
trails are being proposed in a manner to limit and focus the footprint of park

development and access.

[22] The Agent explains that the proposed trails build on existing routes and site
disturbances to ensure natural resources are protected and left intact. For
the most part, the new trails will follow existing informal trails. The Agent
submits that by formalizing these existing routes with a more defined and
accessible surface, visitors' use of the Park can be more effectively managed.
The Agent states that the already compacted soils, as well as old
gravel/asphalt access roads, present an opportunity to limit and focus the

footprint of park development and access.
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[23] The Panel notes that the siting of these trails does not bisect fields, and that
only permeable materials, such as gravel will be used to establish and
upgrade the trails, and that the proposed trails are formalizing existing trails
to encourage park uses to remain on the trail while continuing to use

portions of the park for agriculture.

[24] As trails will increase recreational use in an agricultural area, the Panel
requires signage to educate trail users on the agricultural history of the
Properties and surrounding areas, as well as current practices including the
management of the hayfields, the old fields and invasive species

management.

[25] Based on the above rationale, the Panel is amenable to the portion of the
Proposal to update and in some cases widen existing 2.4 kms of trails on the
Properties, and to construct 2.6 km of trails as per the updated proposal

map, also found in Schedule A.

Parking and entry way

[26] The new parking area is being proposed because Park users are also
unsafely parking their cars on the busy 16" Ave to access the Park. The
Panel notes that the area impacted by the proposed parking lot has been
substantially reduced through the updated proposal map (Schedule A), and

that only permeable surfaces would be used for the parking area.
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[27] The Panel finds that the location, construction (using permeable materials)
and scale of the proposed parking area to be appropriate, as MVRD has
substantially reduced the size of the parking lot to the minimum size needed
to reduce unsafe parking on 16" Avenue and to accommodate a bus
turnaround. The Panel notes and appreciates that the updated proposal
retains a significant portion of Property 2 for haying and is amenable to the

updated proposal map.

Group Camping Area

[28] The Panel understands that the current proposal is for group camping in a
field, with a pit toilet. The Panel finds the group camping site as proposed is
acceptable, but that if any further infrastructure is required, that the MVRD

must have permission from the Commission.

Other Park infrastructure

[29] The Panel also has no objection to the remaining proposed park
infrastructure; the pit toilets, a covered multi-functional shelter, a floating
canoe dock for the existing canoe use area on McLean Pond, and two picnic
areas. The Panel finds that this proposed park infrastructure will have
minimal impact on the ALR land on the Properties and will help contain the

increasing recreational use to specific areas on the Properties.

Fill
[30] The Proposal requests 2,700 m?3 of fill for the construction and updating of

the 5 km of trails and the parking lot. However, the Agent indicates that the
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Proposal is still in the design stage for the trail and parking lot construction,

ALC File 66174 Reasons for Decision

and that the park improvements will likely require less fill than proposed.
The Panel therefore finds that the proposed fill placement, up to a
maximum of 2700 m3, is commensurate with the approved trail and parking

area.

[311 The Panel confirmed that the Properties have been in Park usage since the
establishment of the ALR and that the proposed non-farm use activities are
consistent with the use of the Properties for park purposes. The Panel finds
that the proposed park developments will not adversely impact the
agricultural use of the ALR land within the Park or the long term agricultural

potential of the ALR within the Park.

[32] The Panel would like to note that it appreciates the ongoing dialogue with
MVRD throughout the application process and the MVRD's continued
refinement of the Proposal to accommodate and support active agricultural
use on the Properties over the long term, and to minimize the impacts of

recreational infrastructure on ALR land.
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DECISION

[33] For the reasons given above, the Panel approves the Proposal to the
following park improvements:

a. Trail network: improving 2.4 km of existing multi-use trails and
establishing 2.6 km of new pedestrian trails;

b. New parking area off of 208th St on Property 2;

c. New washroom facilities west of the parking lot (pit toilets);

d. A group camping area with pit toilet;

e. A covered multi-functional shelter;

f. Afloating canoe dock for the existing canoe use area on McLean
Pond;

g. Two picnic areas;

h. Three habitat restoration areas for native planting and pollinator
habitat;

i. Two new wetland areas; and,

j. Placement of ~2,700 m3 of fill over ~1.5 ha to construct the
improvements.

subject to the following conditions:
(a) Siting of the non-farm uses in accordance with Schedule A of this
decision;
(b) Maintaining the drainage on the Properties for the hayfields;
(c) Interpretive signage informing trail users that they are in the
Agricultural Land Reserve, trail etiquette when hayfields are being

harvested, information on the historical and existing agricultural
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[34]

[35]

[36]

[37]

use of the Properties, agricultural uses in the area, and weed
management, etc.;

(d) Fill placement activities restricted to the trails, parking area and
where applicable the other proposed infrastructure, as outlined in
Schedule A of this decision;

(e) Total volume of fill must be limited to 2,700 m?3 for the purposes of
the Proposal; and,

(f) As per Section 36 of the Agricultural Land Reserve Use Regulation,
prohibited fill must not be placed on the Property. Prohibited fill
includes: construction or demolition waste, including masonry
rubble, concrete, cement, rebar, drywall and wood waste; asphalt;

glass; synthetic polymers; treated wood; unchipped lumber.

This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government,
and decisions and orders of any person or body having jurisdiction over the

land under an enactment.

These are the unanimous reasons of the Panel.

A decision of the Panel is a decision of the Commission pursuantto s. 11.1(3)

of the ALCA.

Resolution #491/2024
Released on July 29, 2024
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e Smi nel Chair

On behalf of the South Coast Panel
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Schedule A: Agricultural Land Commission Decision Sketch Plan
ALC File 66174 (MVRD)
ﬂnditionally Approved Park Improvements to Cambell Valley Park, North of 16" Avenue
ALC Resolution #491/2024
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201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

July 31, 2024 ATTACHMENTD

ALC File: 66715
Christopher and Pauline Saunders
DELIVERED ELECTRONICALLY

Dear Christopher and Pauline Saunders:

Re: Reasons for Decision - Reconsideration of ALC Resolution #432/2023

The Executive Committee received your correspondence dated May 9, 2024,
requesting reconsideration of Resolution #432/2023. After reviewing the file
material and the request for reconsideration, the Executive Committee agreed to
reconsider its decision pursuant to s. 33 of the ALCA.

The Commission'’s decision on reconsideration is attached and as the Applicants’
representative, it is your responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with s. 11(2)(b) of the ALR General Regulation.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

, Land Use Planner

Enclosures: Reasons for Decision (Resolution #495/2024)
Schedule A: Decision Map
Schedule B: Airphoto Map
Schedule C: 66715d1

cc: Township of Langley (File AL100435) Attention: Alex Rowley

66715d2
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AGRICULTURAL LAND COMMISSION FILE 66715

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE ON
RECONSIDERATION

Reconsideration of Resolution #432/2023 (a decision made on an Subdivision
Application Submitted Under s.21(2) of the Agricultural Land Commission Act)

Original Applicants: Pauline & Christopher Saunders
Agent: Christopher Saunders
Property: Parcel Identifier: 006-125-891

Legal Description: West Half Parcel “C”
(Reference Plan 3059) North West Quarter,
Section 30, Township 10, New Westminster
District

Civic: 21810 40 Avenue, Langley, BC

Area: 0.4 ha (Entirely within the ALR)

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Jerry Thibeault
Gerry Zimmerman
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OVERVIEW

[11 The Property is located within the Agricultural Land Reserve (ALR) as defined

in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuanttos. 21(2) of the ALCA, the Original Applicants applied to the
Agricultural Land Commission (the “Commission”) to subdivide the Property
(shown in Schedule B) under the Strata Property Act (“SPA”) into one strata lot
of 0.17 ha (“Proposed 0.17 ha Lot") and 0.23 ha (“Proposed 0.23 ha Lot") with

limited common property area for each strata lot (the “Proposal”)

[3]1 By Resolution #432/2023, dated August 24, 2023, the Executive Committee

refused the Proposal (the “Original Decision”).

[4] On May 9, 2024, the Commission received the Original Applicants' Request for
Reconsideration of Resolution #432/2023 (the “Request”). The Request for
explains in more detail how the Applicants purchased the Property with the
understanding that it could be stratified, as well as further information on

preparation and investment based on that understanding.

[5] After reviewing the file material and the Request for Reconsideration, the
Executive Committee determined that the information submitted in the

request would have been germane to the Original Decision.
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[6] Inthis case, the Executive Committee found that it was appropriate to
reconsider the Original Decision. In reconsidering its decision the Executive

Committee may confirm, reverse or vary its decision.

EVIDENTIARY RECORD

[71 The Executive Committee considered the following evidence:
1. The Proposal and the Request for Reconsideration along with related
documentation from the Original Applicants, Agent, local government,
third parties, and Commission; and

2. The Original Decision.

ANALYSIS AND FINDINGS

[8] The Applicants submit in their Request that the only reason they purchased
the Property was because the realtors involved assured them that an ALC
exemption letter would give them the right to stratify the Property and build
two homes with separate titles. Based on this advice the Applicants offered
to purchase the Property in March 2022 on the sole condition that the
owner/realtor provide them with an ALC exception letter, which they did. The
Applicants submit that through their research with realtors and several
conversations with the Township of Langley they were mistakenly led to

believe that no further approvals were required from the ALC.
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[9] The Executive Committee considered the timeline of events and finds that the
Applicants appear to have purchased the Property in the mistaken, but good
faith belief that the ALCA's restriction on subdivision did not apply to the

Property because of the s. 23(1) exception.

[10] The Request also provided additional information regarding the Applicants’
preparation and investment in the Proposal including topographic surveys,
geotechnical consultants, building plans, undertaking Township of Langley
pre-requisite requirements for building permit issuance, hiring a contractor
to line up all the trades and commencing construction of the 2" residence

prior to their understanding that an application to the ALC was required.

[11] The Executive Committee considered the Applicant’'s additional details
regarding preparation and finds that the Applicant was substantially far along

in the strata subdivision process and therefore approves the Proposal.

DECISION

[12] For the reasons given above, the Executive Committee approves the Proposal
to subdivide the Property under the Strata Property Act into strata lots of 0.17
ha and 0.23 ha subject to the following conditions:

a. the submission of a survey plan delineating the area to be subdivided in
substantial compliance with Schedule A of this decision within three

years from the date of release of this decision; and,
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b. Approval for non-farm use is granted for the sole benefit of the Applicant

and is non-transferable.

[13] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the subdivision

plan.

[14] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government, and
decisions and orders of any person or body having jurisdiction over the land

under an enactment.

[15] These are the unanimous reasons of the Executive Committee.

[16] A decision of the Executive Committee is a decision of the Commission

pursuant to s. 10(4) of the ALCA.

[17] Resolution #495/2024
Released on July 31, 2024

On behalf of the Executive Committee
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BE =™ PROVINCIAL AGRICULTURAL T 604-660-7000
o | S

" LAND COMMISSION E:  ALCBurnaby@Victorial.gov.bc.ca
201 - 4940 Canada Way, Burnaby

B.C., Canada V5G 4K6

August 24, 2023
ALC File: 66715

Christopher Saunders
DELIVERED ELECTRONICALLY

Dear Christopher Saunders:

Re: Reasons for Decision - ALC Application 66715

Please find attached the Reasons for Decision of the Executive Committee for the
above noted application (Resolution #432/2023). As agent, it is your responsibility
to notify the applicants accordingly.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.
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Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

nnifér Carson, Land Use Planner

Enclosure: Reasons for Decision (Resolution #432/2023)

cc: Township of Langley (File AL100435) Attention: Alex Rowley

66715d1
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AGRICULTURAL LAND COMMISSION FILE 66715

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicants: Pauline & Christopher Saunders
Agent: Christopher Saunders
Property: Parcel Identifier: 006-125-891

Legal Description: West Half Parcel “C”
(Reference Plan 3059) North West Quarter,
Section 30, Township 10, New Westminster
District

Civic: 21810 40 Avenue, Langley, BC

Area: 0.4 ha (Entirely within the ALR)

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Jerry Thibeault

Gerry Zimmerman
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l‘ ALC File 66715 Reasons for Decision

OVERVIEW
[11  The Property is located within the Agricultural Land Reserve (ALR) as defined

in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the Property
under the Strata Property Act (“SPA”) into one strata lot of 0.17 ha (“Proposed
0.17 ha Lot") and 0.23 ha (“Proposed 0.23 ha Lot") with limited common

property area for each strata lot (the “Proposal”).

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in s. 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its

powers and performing its duties under this Act:

N.1 - Page 52
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l‘ ALC File 66715 Reasons for Decision

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicants, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

ANALYSIS AND FINDINGS

[51 The Property is 0.4 ha (~0.99 acres) and has been confirmed by the ALC that
it meets the exceptions under section 23(1) of the ALCA:
Exceptions 23(1)
Restrictions on the use of agricultural land do not apply to land that, on
December 21, 1972, was, by separate certificate of title issued under the Land

Registry Act, R.S.B.C. 1960, c. 208, less than 2 acres in area.

[6] The Application states that the Applicants purchased the Property on June
18, 2022. The Applicants submits that they purchased the Property on the
assumption that it could be stratified (i.e., subdivided) because of the

exceptions on the restriction of use under section 23(1) ALCA.
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l‘ ALC File 66715 Reasons for Decision

Timeline

[71 The Executive Committee has recently reviewed several applications to
stratify parcels that meet the exceptions of use under section 23(1) ALCA. In
certain cases, the Executive Committee has considered the timeline of
events and degree of preparation undertaken by Applicants prior to the ALC
communicating clarification of the interpretation of section 23(1) ALCA in
relation to subdivision. The Executive Committee considered the following

events to be informative in its deliberations.

[8] Correspondence from the Applicants indicates that they made an offer to
purchase the Property on March 4, 2022, under the condition that the

Property meets the exception criteria under s. 23(1) of the ALCA.

[9] On March 2, 2022 the previous landowners contacted the ALC to request
confirmation that the Property met the exceptions on the restrictions of use

under section 23(1) of the ALCA.

[10] On March 10, 2022, ALC staff provided a letter (File 52484) to the previous
landowner confirming that the Property is not subject to restrictions on the
use of agricultural land contained in the ALCA and BC Regulation 30/2019
(Agricultural Land Reserve Use Regulation) per s. 23(1) of the ALCA. The May
11th letter states that:

Where applicable, section 23(1) of the ALCA provides an exception from

the restrictions on the use of agricultural land set out in the ALCA and its
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l‘ ALC File 66715 Reasons for Decision

regulations (the Agricultural Land Reserve Use Regulation and

Agricultural Land Reserve General Regulation), such as the restrictions on

non-adhering residential use, non-farm use, and soil and fill use. The

exception is limited and does not provide a general exemption from the

ALCA or its regulations.” [emphasis added]

[11] The ALCA's restrictions on subdivision apply to the registration of strata
plans: ALCA, s. 18(5), 19(2); Strata Property Act, SBC 1998, c. 43, s. 239; and
Land Title Act, RSBC 1996, c. 250, s. 1 “parcel”, “subdivision”, 3.

[12] In April 2022, the Commission updated ALC Policy P-02: Potential Exceptions
from Restrictions of Use in the ALCA: Parcels Less Than 2 Acres ("Policy P-02"), to
clarify that the section 23(1) exception for use is limited and does not
provide for a general exemption from the ALCA or its regulations and does
not apply to the ALCA's restriction on subdivision of land in the ALR, since a
“use” of land does not include a subdivision. The policy was updated to
correct misinterpretation and misunderstanding by some local government,
Land Title Survey Authority (“LTSA”) registrars, and other officials about

subdivision in the ALR.

[13] Onjune 13, 2022, the ALC issued a letter to the attention of all Approving
Officers (both local government and provincial), Managers of Planning, and
the Registrar and Deputy Registrar of Land Titles to remind them that
section 23(1) exception is limited and does not provide a general exemption

from the ALCA or its regulations, and that the section 23(1) exception does
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l‘ ALC File 66715 Reasons for Decision

not apply to the ALCA's restrictions on subdivision of land in the ALR. Under
the ALCA, “use” and “subdivision” are legally distinct concepts. The letter

included a copy of the updated Policy P-02.

[14] The Certificate of Title provided with the Application indicates that the
application for title transfer was submitted to LTSA on June 15, 2022, and

was entered on June 17, 2022.

[15] On October 18, 2022, the ALC issued another letter to the attention of all
Approving Officers (both local government and provincial), Managers of
Planning, BC Land Surveyors, and the Registrar and Deputy Registrar of
Land Titles to advise of the new ALC Information Bulletin 09: Subdivision and
Plans that Cause Subdivision in the ALR. The ALC advised that the ALCA has not
changed; but that the ALC is providing information to assist in interpreting
the ALCA and its regulation in relation to subdivision in the ALR. The letter

explained that:

It has recently come to the ALC’s attention that there is confusion
about the registration of strata plans in the ALR. A Registrar of Titles
must not, under the Land Title Act or the Strata Property Act, accept an
application for the deposit of a plan (or permit the creation of a new

parcel of land by metes and bounds description or abbreviated
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l‘ ALC File 66715 Reasons for Decision

description) if it would cause the subdivision of ALR land, including a

strata plan under the Strata Property Act”.

[16] The Applicants indicated that by late October 2022 they had compiled and
submitted all the geotechnical reports, engineering reports, soil tests, water

level tables and other documents to the Township of Langley.

[17] On February 28, 2023 the Applicants submitted Application 66715 to stratify
the Property to the Township of Langley. The Application was forwarded to
the ALC from the Township of Langley on May 19, 2023.

[18] On June 23, 2023, the Applicants received their building permits from the
Township of Langley.

[19] OnJuly 4, 2023, the Applicants had pinned the Property and had additional
work scheduled at the time of Application, including:
a. having BC Hydro place the power pole (scheduled for July 10, 2023);
b. pouring the foundation of the new residence (scheduled for July 17,
2023); and

c. Delivery of the lumber package (August) and roof installation
(September).

[20] ALC Staff sent an email on July 13, 2023, to the Agent indicating that “[a]s
Commission approval for the stratification is not guaranteed, ALC staff suggest
that you take this into consideration before pursuing additional development of

the property.”
N.1 - Page 57
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The Proposal

[21] There is an existing residence on the Property and the Applicants have
begun the process of constructing a new residence on the Property. The
Applicants propose to retain the new residence they are building on the
Proposed 0.23 ha Lot and sell the existing residence on the Proposed 0.17

ha Lot.

[22] The Executive Committee carefully considered the timeline of events
associated with the Applicants’ Proposal. The Executive Committee noted
that the previous landowner was provided with a letter dated March 10,
2022 that advising that the exception of use on the Property such as the
restrictions on non-adhering residential use, non-farm use, and soil and fill
use, with no mention of subdivision, and that clarification was provided to
the previous landowners prior to transfer of the Property to the Applicants,
prior to submitting this Application to the Township of Langley in February
2023, and prior to the Applicant submitting building and engineering plans

to the Township of Langley for review on June 23, 2023.

[23] The Executive Committee understands that the Applicants may have
purchased the Property in the belief that the use exceptions under s. 23(1)
of the ALCA extended to subdivision. Clarification was provided by the ALC
regarding how s. 23(1) applied to the Property prior to the transfer of the
Property’s title in July 2022. The Executive Committee emphasizes that the
relevant provisions of the ALCA, the Land Title Act and the Strata Property Act

were not amended between early 2022 and the date of this decision The
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l‘ ALC File 66715 Reasons for Decision

[24]

Executive Committee further addressed the evidence submitted by the
Applicants demonstrating preparatory work including building and
engineering plans. However, the Executive Committee finds that planning to
place a BC Hydro power pole (scheduled for July 10, 2023), pouring the
foundation of the new residence (scheduled for July 17, 2023); and, delivery
of the lumber package (anticipated August) and roof installation (anticipated
September) all took place after the Applicant submitted this Application in
February 2023 and was undertaken at the Applicant’s risk while awaiting an

outcome of this decision.

For these reasons, the Executive Committee finds that the Applicants were
given notice, via the March 10, 2022 letter, that section 23(1) only exempted
the Property from the ALCA's restrictions on use, without the specific
mention of subdivision. As noted above, the relevant legislation has at all
material times stated that deposit of a strata plan under the Strata Property
Act is a subdivision for purposes of the ALCA, and section 23(1) has at all
material times referred only to restrictions on “use” of agricultural land. The
April 2022 Policy P-02 amendment, the June 2022 letter, and the October
2022 Information Bulletin 09 were issued to correct misinterpretation and
misunderstanding by some local government and other officials of the
subdivision restrictions in the ALCA, not in response to a legislative
amendment. If the ability to stratify the Property was of critical importance
to the Applicants, the Applicants ought to have made further inquiries of the
ALC after receiving the March 10, 2022 letter and before closing on the

Property. They did not.
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[25] Despite the Executive Committee’s findings regarding the Applicant's
assumptions regarding section 23(1) of the ALCA, the Executive Committee
considered the impacts of subdivision of the Property into two strata lots.
The Executive Committee considered that the Property is a small residential
parcel, and the surrounding parcels are larger. In the Commission’s
experience, an increased concentration of small lots in agricultural areas can
lead to increased conflicts between residential small lot owners and
adjacent agricultural operators over normal farm practices that generate
noise, dust, and odors. Another issue with the fragmentation of ALR as
proposed in this Proposal is that it drives up the land value making it difficult
for farmers to purchase agricultural land. For this reason, the Executive
Committee finds that the proposed strata subdivision creates two separate

titles that increases residential density in an agricultural area.

DECISION

[26] For the reasons given above, the Executive Committee refuses the Proposal
to subdivide the Property under the Strata Property Act into strata lots of 0.17
ha and 0.23 ha.

[27] These are the unanimous reasons of the Executive Committee.

[28] A decision of the Executive Committee is a decision of the Commission

pursuant to s. 10(4) of the ALCA.
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[29] Resolution #432/2023
Released on August 24, 2023

Je

On behalf of the Executive Committee

fer Dyson, Chair
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

July 31,2024 ATTACHMENT E

ALC File: 67645
Douglas Conolly
McQuarrie Hunter LLP
DELIVERED ELECTRONICALLY

Dear Douglas Conolly:

Re: Reasons for Decision - Reconsideration of ALC Resolution #518/2013

The Executive Committee received correspondence dated May 21, 2024 from
Douglas Conolly, on behalf of the Applicants, requesting reconsideration of
Resolution #518/2013. After reviewing the file material and the request for
reconsideration, the Executive Committee agreed to reconsider its decision
pursuant to s. 33 of the ALCA.

The Commission’s decision on reconsideration is attached and as the Applicants’
representative, it is your responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with s. 11(2)(b) of the ALR General Regulation.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

nifer'Carson, Land Use Planner

Enclosures: Reasons for Decision (Resolution #494/2024)
Schedule A: Decision Map
Schedule B: 67645d1

cc: Township of Langley (File AL100429) Attention: Alex Rowley
alc.golNpt cdage 62
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AGRICULTURAL LAND COMMISSION FILE 67645

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE ON
RECONSIDERATION

Reconsideration of Resolution #518/2013 (a decision made on a Subdivision
Application Submitted Under s.21(2) of the Agricultural Land Commission Act)

Original Applicant: 0889570 B.C. Ltd.
Applicant: 0889570 B.C. Ltd.
Property: Parcel Identifier: 000-531-090

Legal Description: Parcel “E” (Reference Plan
15090) Except: Parcel One (Explanatory Plan
16337), Section 35, Township 10, New
Westminster District

Civic: 24845 Robertson Crescent, Langley, BC
Area: 0.2 ha (Entirely within the ALR)

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Jerry Thibeault

Gerry Zimmerman
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l‘ ALC File 67645 Reasons for Decision

OVERVIEW

[11 The Property is located within the Agricultural Land Reserve (ALR) as defined

in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuanttos. 21(2) of the ALCA, the Original Applicant applied to the
Agricultural Land Commission (the “Commission”) to subdivide the Property
under the Strata Property Act (“SPA”) into two strata lots; resulting in one
0.065 ha (the “Proposed 0.065 ha Lot”) and 0.145 ha (“Proposed 0.145 ha

Lot”) with limited common property area for each strata lot (the “Proposal”).

[3]1 By Resolution #518/2013, dated October 19, 2023, the Executive Committee

refused the Proposal (the “Original Decision”).

[4] On May 21, 2024, the Commission received a Request for Reconsideration of
Resolution #518/2013 (the “Request”). The Request for Reconsideration
explains in more detail how the Applicant purchased the Property with the
understanding that it could be stratified, as well as further information on

the preparation and investment based on that understanding.

[6] After reviewing the file material and the Request for Reconsideration, the
Executive Committee determined that the information submitted in the

request would have been germane to the Original Decision.
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[6] In this case, the Executive Committee found that it was appropriate to
reconsider the Original Decision. In reconsidering its decision the Executive

Committee may confirm, reverse or vary its decision.

EVIDENTIARY RECORD

[71 The Executive Committee considered the following evidence:
1. The Proposal and the Request for Reconsideration along with related
documentation from the Original Applicant, Agent, local government,
third parties, and Commission; and

2. The Original Decision.

ANALYSIS AND FINDINGS

[8] The Request submits that the Applicant purchased the Property on March 12,
2021 and paid a premium price based on their understanding that the
Property could be stratified (i.e., subdivided) and provided evidence of the

premium price paid for the Property.

[91 The Request further explains that the Applicant went on to invest time and
financial resources towards the stratification of the Property with the
understanding that it would be permitted and applied to the Township of
Langley for their building permit in September 2022.
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[10] According to the Request the Township of Langley issued the Applicants a
building permit on January 12, 2023 and on January 16, 2023, the Township
implemented a procedure change for lots with an exception under s. 23(1) of
the ALCA that the Applicant, having already received their building permit

was unaware of and they commenced construction of the second residence.

[11] The Applicant submits in their request that wasn’t until in or around
February 2023 that the Applicant was made aware of the need for

Commission approval and on February 17, 2023 submitted an application.

[12] The Executive Committee considered the Applicant’'s additional details
regarding preparation and investment in the Proposal and construction costs
incurred prior policy clarification issued by the Commission and finds that the
Applicant was substantially far along in the strata subdivision process and

therefore approves the Proposal.

DECISION

[13] For the reasons given above, the Executive Committee approves the Proposal
to subdivide the Property under the Strata Property Act (“SPA”) into two strata
lots; resulting in one 0.065 ha and 0.145 ha with limited common property
area for each strata lot subject to the following conditions:

a. the submission of a survey plan delineating the area to be subdivided in
substantial compliance with Schedule A of this decision within three

years from the date of release of this decision; and,
N.1 - Page 66
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b. Approval for non-farm use is granted for the sole benefit of the Applicant

and is non-transferable.

[14] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the subdivision

plan.

[15] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government, and
decisions and orders of any person or body having jurisdiction over the land

under an enactment.

[16] These are the unanimous reasons of the Executive Committee.

[17] A decision of the Executive Committee is a decision of the Commission

pursuant to s.10(4) of the ALCA.

[18] Resolution #494/2024
Released on July 31, 2024

Dyson, Chair

On berhalf of the Executive Committee
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" LAND COMMISSION E:  ALCBurnaby@Victorial.gov.bc.ca
201 - 4940 Canada Way, Burnaby

B.C., Canada V5G 4K6

October 19, 2023

ALC File: 67645
Joel Schacter
Elevation Real Estate Group
DELIVERED ELECTRONICALLY

Dear Joel Schacter:

Re: Reasons for Decision - ALC Application 67645

Please find attached the Reasons for Decision of the Executive Committee for the
above noted application (Resolution #518/2023). As agent, it is your responsibility
to notify the applicants accordingly.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.
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Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

ennifer Carson, Land Use Planner

Enclosure: Reasons for Decision (Resolution #518/2023)

cc: Township of Langley (File AL100429) Attention: Alex Rowley

67645d1
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AGRICULTURAL LAND COMMISSION FILE 67645

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicant: 0889570 B.C. Ltd.
Agent: Joel Schacter, Elevation Real Estate Group
Property: Parcel Identifier: 000-531-090

Legal Description: Parcel “E” (Reference Plan
15090) Except: Parcel One (Explanatory Plan
16337), Section 35, Township 10, New
Westminster District

Civic: 24845 Robertson Crescent, Langley, BC
Area: 0.2 ha (Entirely within the ALR)

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Janice Tapp
Jerry Thibeault

Gerry Zimmerman
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OVERVIEW
[11  The Property is located within the Agricultural Land Reserve (ALR) as defined
in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the Property
under the Strata Property Act (“SPA”) into two strata lots; resulting in one
0.065 ha (the “Proposed 0.065 ha Lot") and 0.145 ha (“Proposed 0.145 ha
Lot”) with limited common property area for each strata lot (the “Proposal”).
The Applicants indicate that, if granted subdivision, they will sell both
proposed lots upon the construction of the new residence and the

completion of stratification.

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in s. 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

N.1-Page 73
Page 2 of 9



N.1

l‘ ALC File 67466 Reasons for Decision

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicant, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

ANALYSIS AND FINDINGS

[5]1 The Property is 0.2 ha (~0.49 acres) and has been confirmed by the ALC that
it meets the exceptions under section 23(1) of the ALCA in a letter dated
March 9, 2021.

Exceptions 23(1)
Restrictions on the use of agricultural land do not apply to land that,

on December 21, 1972, was, by separate certificate of title issued
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under the Land Registry Act, R.S.B.C. 1960, c. 208, less than 2 acres in

area.

[6] The Application states that the Applicants purchased the Property on March
12, 2021. The Applicants submits that they purchased the Property for a
premium based on the assumption that it could be stratified (i.e.,
subdivided) because of the exceptions on the restriction of use under

section 23(1) ALCA.

Timeline

[71 The Executive Committee has reviewed applications to stratify parcels that
meet the exceptions of use under section 23(1) ALCA. In certain cases, the
Executive Committee has considered the timeline of events and degree of
preparation undertaken by Applicants prior to the ALC communicating
clarification of the interpretation of section 23(1) ALCA in relation to
subdivision. The Executive Committee considered the following events to be

informative in its deliberations.

[8] On March9, 2021, ALC staff provided a letter to the Applicants confirming
that the Property is not subject to restrictions on the use of agricultural land
contained in the ALCA and BC Regulation 30/2019 (Agricultural Land Reserve
Use Regulation) per s. 23(1) of the ALCA.
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[91 The ALCA's restrictions on subdivision apply to the registration of strata
plans: ALCA, s. 18(5), 19(2); Strata Property Act, SBC 1998, c. 43, s. 239; and
Land Title Act, RSBC 1996, c. 250, s. 1 “parcel”, “subdivision”, 3.

[10] The Certificate of Title provided with the Application indicates that the
application for title transfer to the Applicant was submitted to Land Title

Survey Authority (“LTSA”) on April 29, 2021, and was entered on May 3, 2021.

[11] In April 2022, the Commission updated ALC Policy P-02: Potential Exceptions
from Restrictions of Use in the ALCA: Parcels Less Than 2 Acres ("Policy P-02"), to
clarify that the section 23(1) exception for use is limited, and does not
provide for a general exemption from the ALCA or its regulations and does
not apply to the ALCA's restriction on subdivision of land in the ALR, since a
“use” of land does not include a subdivision. The policy was updated to
correct misinterpretation and misunderstanding by some local government,
LTSA registrars, and other officials about subdivision in the ALR. The

legislation had not changed.

[12] OnJune 13, 2022, the ALC issued a letter to the attention of all Approving
Officers (both local government and provincial), Managers of Planning, and
the Registrar and Deputy Registrar of Land Titles to remind them that
section 23(1) exception is limited and does not provide a general exemption
from the ALCA or its regulations, and that the section 23(1) exception does

not apply to the ALCA's restrictions on subdivision of land in the ALR. Under

N.1 - Page 76
Page 5 of 9



N.1

l‘ ALC File 67466 Reasons for Decision

the ALCA, “use” and “subdivision” are legally distinct concepts. The letter

included a copy of the updated Policy P-02.

[13] On October 18, 2022, the ALC issued another letter to the attention of all
Approving Officers (both local government and provincial), Managers of
Planning, BC Land Surveyors, and the Registrar and Deputy Registrar of
Land Titles to advise of the new ALC Information Bulletin 09: Subdivision and
Plans that Cause Subdivision in the ALR. The ALC advised that the ALCA has not
changed; but that the ALC is providing information to assist in interpreting
the ALCA and its regulation in relation to subdivision in the ALR. The letter

explained that:

“A Registrar of Titles must not, under the Land Title Act or the Strata
Property Act, accept an application for the deposit of a plan (or permit
the creation of a new parcel of land by metes and bounds description
or abbreviated description) if it would cause the subdivision of ALR

land, including a strata plan under the Strata Property Act”.

The Application states that the Property “was purchased well before the ALC
changed their process restricting subdivision by way of stratification for
parcels under 2 acres in the Langley Township”. The Executive Committee
can confirm that the legislation did not change, only that the ALC provided
clarification on the interpretation of section 23(1) ALCA as it applies to all

applicable parcels in the ALR.
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[14] The Applicants indicate that the Proposal would result in two strata lots with
frontage onto Robertson Crescent and at the time of this Application, the
Applicants explain that they have approval from the Township of Langley for
the additional residence; the building permit was granted by the Township
of Langley on January 12, 2023, and the construction of the second

residence is underway.

The Proposal

[15] There is one older 185 m? residence on the Property and one 380 m?
residence that is currently under construction. The roof has been placed on
the new residence and as of July 31, 2023, the residence was 75% complete.
The Agent indicates that the 380 m? residence would be located on the
Proposed 0.065 ha Lot and the 185 m? residence would be on the Proposed
0.145 ha Lot. The Application also indicates that there is a large ravine on

the Property which is classified as an environmentally restricted area.

[16] The Executive Committee carefully considered the timeline of events
associated with the Applicants’ Proposal. Based on the information provided
by the Agent, the Applicant continued construction after making their
application to the Commission. In an email to ALC staff the Agent indicated
that the roof was on the home and then in a separate email on July 31, 2023
that the Applicant continued with construction and the home was 75%
complete. The Executive Committee finds that the Applicant was made
aware that subdivision required ALC approval while continuing
construction.
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[17] The Executive Committee must consider the Application within the context
of the ALCA. The Executive Committee considered that the Property is a
small residential parcel and with the exception of the property to the west,
the surrounding parcels are larger. In the Commission’s experience, an
increased concentration of small lots in agricultural areas can lead to
increased conflicts between residential small lot owners and adjacent
agricultural operators over normal farm practices that generate noise, dust,
and odors. Another issue with the fragmentation of ALR as proposed in this
Proposal is that it drives up the land value making it difficult for farmers to
purchase agricultural land. For this reason, the Executive Committee finds
that the proposed strata subdivision creates two separate titles that

increases residential density in an agricultural area.

DECISION

[18] For the reasons given above, the Executive Committee refuses the Proposal

to subdivide the Property under the Strata Property Act into two strata lots.

[19] These are the unanimous reasons of the Executive Committee.

[20] A decision of the Executive Committee is a decision of the Commission

pursuant to s. 10(4) of the ALCA.
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[21] Resolution #518/2023
Released on October 19, 2023

Je

On behalf of the Executive Committee

Fer Dyson, Chair
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e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

August 7, 2024 ATTACHMENT F

ALC File: 68868
Colin Fry
Colin Fry & Associates Consulting Ltd.
DELIVERED ELECTRONICALLY

Dear Colin Fry:

Re: Reasons for Decision - Reconsideration of ALC Resolution #196/2024

The Executive Committee received your correspondence dated May 21, 2024,
requesting reconsideration of Resolution #196/2024. After reviewing the file
material and the request for reconsideration, the Executive Committee agreed to
reconsider its decision pursuant to s. 33 of the ALCA.

The Commission’s decision on reconsideration is attached and as the Applicants’
representative, it is your responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with s. 11(2)(b) of the ALR General Regulation.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

nnifer Carson, Land Use Planner

Enclosures: Reasons for Decision (Resolution #512/2024)
Schedule A: Decision Map
Schedule B: Airphoto Map

cc: Township of Langley (File AL100443) Attention: Alex Rowley

68868d2
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AGRICULTURAL LAND COMMISSION FILE 68868

REASONS FOR DECISION OF THE EXECUTIVE COMMITTEE ON
RECONSIDERATION

Reconsideration of Resolution #196/2024 (a decision made on a Subdivision
Application Submitted Under s.21(2) of the Agricultural Land Commission Act)

Original Applicants: Pawan Sidhu, Deepinder Sidhu & Shitiz
Chodha

Agent: Colin Fry, Colin Fry & Associates Consulting
Ltd.

Property: Parcel Identifier: 009-298-746

Legal Description: Lot 2, Section 21, Township
10, New Westminster District, Plan 22806

Civic: 2438 - 232" Street, Langley, BC

Area: 0.49 ha

Executive Committee: Jennifer Dyson, Chair
Richard Mumford
Brenda Schoepp
Ione Smith
Jerry Thibeault

Gerry Zimmerman
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OVERVIEW

[11 The Property is located within the Agricultural Land Reserve (ALR) as defined

in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuanttos. 21(2) of the ALCA, the Original Applicants applied to the
Agricultural Land Commission (the “Commission”) to subdivide the Property
(shown in Schedule B) under the Strata Property Act (“SPA”) into two strata
lots; resulting in one 0.25 ha (the “0.25 ha Strata Lot”) and one of 0.24 ha (the
“0.24 ha Strata Lot”) with limited common property area for each strata lot

(the “Proposal”).

[3] By Resolution #196/2024, dated April 8, 2024, the Executive Committee

refused the Proposal (the “Original Decision”).

[4] On May 21, 2024, the Commission received a Request for Reconsideration of
Resolution #196/2024 (the “Request for Reconsideration”). The Request for
Reconsideration provides further details respecting the purchase of the
Property with the understanding it could be stratified, as well as further

information on preparation and investment based on that understanding.

[6] After reviewing the file material and the Request for Reconsideration, the
Executive Committee determined that the information submitted in the

request would have been germane to the Original Decision.
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[6] Inthis case, the Executive Committee found that it was appropriate to
reconsider the Original Decision. In reconsidering its decision the Executive

Committee may confirm, reverse or vary its decision.

EVIDENTIARY RECORD

[7] The Executive Committee considered the following evidence:
1. The Proposal and the Request for Reconsideration along with related
documentation from the Original Applicants, Agent, local government,
third parties, and Commission: and

2. The Original Decision.

ANALYSIS AND FINDINGS

[8] The Request submits that the Property was put up for sale on June 1, 2022
with a listing that stated the Property had the potential to create two strata

lots based on the ALC's March 29, 2022 exception letter.

[91 The Request submits that the Applicants are two separate families, the
Chodha family and the Sidhu family, who were unknown to each other until a
realtor brought them together in August 2022 and suggested they jointly
purchase the Property, which neither could afford on their own. The realtor
suggested they purchase the property jointly, build two new homes, and then
stratify the Property so that each family could enjoy sole ownership of their
respective strata lot.
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[10] The Request submits that the decision to co-purchase the property and
intermix their financial obligations was a significant decision for both families,
but one that was made on the understanding that the Property could be

stratified based on the March 29, 2022 letter.

[11] The Request explains that on September 12, 2022, the Applicants’ realtor
reached out to the Township of Langley to confirm the construction of two
homes was permitted on the Property and that the Applicants’ sought legal
advice on September 20, 2022 regarding subdivision and were advised that “a
strata subdivision should be straightforward provided all other TOL
development requirements are met such as compliance with zoning, building
permits, etc.” The Request further submits that none of the parties involved
in the sale or purchase of the Property or their legal advisors were aware of
updates to ALC policy or the ALC's communication with approving officers
and the Registrar of Titles regarding subdivision requirements under the

ALCA.

[12] The Request indicates that the Applicants purchased the Property on
September 24, 2022, at a premium, based on their understanding that the
Property could be stratified (i.e., subdivided). The Executive Committee notes
that when referring to the purchase date, the Application materials and the
Original Decision mistakenly cites the purchase date June 18, 2023. The
Commission finds that this new understanding of the timeline indicates that

the Original Decision was also based on incorrect information.
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[13] The Request further explains that the Applicant invested substantial time and
financial resources towards the stratification of the Property, with the
understanding that it was permitted, immediately following its purchase
including retaining an architect to design the two homes, riparian area
assessments, Property surveys, septic geotechnical work, and applying for

building permits.

[14] The Executive Committee considered the Applicants’ additional details
regarding their investment in the Property, and the costs they incurred and
finds that the Applicants demonstrated due diligence and proceeded based

on the advice they received and therefore approves the Proposal.

DECISION

[15] For the reasons given above, the Executive Committee approves the Proposal
to subdivide the Property under the Strata Property Act (“SPA”") into two strata
lots; resulting in one 0.25 ha and one of 0.24 ha with limited common
property area for each strata lot subject to the following conditions:

a. the submission of a survey plan delineating the area to be subdivided in
substantial compliance with Schedule A of this decision within three
years from the date of release of this decision; and,

b. Approval for non-farm use is granted for the sole benefit of the

Applicants and is non-transferable.
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[16] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the subdivision

plan.

[17] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government, and
decisions and orders of any person or body having jurisdiction over the land

under an enactment.

[18] These are the unanimous reasons of the Executive Committee.

[19] A decision of the Executive Committee is a decision of the Commission

pursuant to s. 20(4) of the ALCA.

[20] Resolution #512/2024
Released on August 7, 2024

Dyson, Chair

On behalf of the Executive Committee
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

ATTACHMENT G
August 8, 2024

ALC File: 68217
John Moonen

DELIVERED ELECTRONICALLY
Dear John Moonen:

Re: Reasons for Decision - ALC Application 68217

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #519/2024). As the agent, it is your
responsibility to notify the applicant accordingly.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.
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Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

Yours truly,

hiteyCarso an se Planner

Enclosure: Reasons for Decision (Resolution #519/2024)

cc: Township of Langley (File: 11-04-0092/AL100436. Attention: Rob Nordrum

68217d1
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REASONS FOR DECISION OF THE SOUTH COAST PANEL

Subdivision Application Submitted Under s.21(2) of the Agricultural Land

Commission Act
Applicant: Clearview Horticultural Products Inc.
Agent: John Moonen, John Moonen & Associates Ltd.
Property: Parcel Identifier: 026-357-119

Legal Description: Lot B, Section 4, Township
11, New Westminster District, Plan BCP18879

Civic: 5065 238 Street, Langley, BC

Area: 6.7 ha (Entirely within the ALR)
Panel: Ione Smith, South Coast Panel Chair

Susan Gimse

Holger Schwichtenberg
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OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the 6.7 ha
property into a 0.4 ha parcel and a 6.3 ha parcel (the “Proposal”). The
Applicants are proposing to sell the proposed 0.4 ha parcel to invest in their

horticultural operation.

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.
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(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicant, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

BACKGROUND

[5] The Application states that Clearview Horticultural Products Inc. is a nursery
owned and operated by the Wein family who have been farming in the
Township of Langley (the “Township”) for over 50 years and employ 150

people at its nurseries and the Garden Shop.

[6] The Applicant currently farms approximately 21 ha of land within the

Township. The Property is fenced, has drainage in place and contains a
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18,589 m? greenhouse used for growing clematis, climbing roses, vines,

geraniums, annuals and hanging baskets.

[71  There are currently no residential structures on the Property.

[81 In 1975, ALC Application 581 was submitted to the Commission by a
previous landowner to exclude the Property for the purpose of subdivision.
The Commission refused the application by Resolution #2271/1975 on the

grounds that the Property is capable of agricultural use.

[91 In 1985, a group of landowners referred to as the Salmon River Uplands
Group submitted ALC Application 19689 to the Commission to exclude
fourteen properties, totalling ~34 ha, from the ALR. This proposed exclusion
area included the Property. The Commission refused the application by
Resolution #353/1986 on the grounds that the properties had potential for

agricultural purposes.

[10] 1In 2005, Application 35768 was submitted to the Commission by a previous
landowner to adjust the boundaries between two properties of 0.8 ha and
6.3 ha to create a 0.4 ha lot and a 6.7 ha lot. The Commission considered
that the proposed boundary adjustment would be a benefit to agriculture as
it would increase the area that could be dedicated to farming and approved
the application by Resolution #68/2005. This approval created the Property

in its current configuration.
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[11] The Applicant purchased the Property on September 28, 2020.

[12] The Township's Local Government Report indicates that the Proposal is
consistent with both the zoning designation of Suburban Residential (SR-1)

and Township’s Rural Plan designation of Salmon River Uplands.
[13] Atits meeting of February 26, 2024, the Township Council resolved to
forward to the Commission with the request that it be considered based on

agricultural merits.

ANALYSIS AND FINDINGS

[14] The Applicants are proposing to subdivide the Property into a 0.4 ha parcel
and a 6.3 ha parcel to sell the proposed 0.4 ha parcel to invest in automation

for certain aspects of their horticultural operation.

[15] The Application submits that the Proposal will create a residential parcel
which is similar in size to other parcels in the area. The Panel reviewed
mapping of the area and finds that the small parcels directly north of the
proposed 0.4 ha parcel are outside of the ALR, and the approximately 0.9 ha
parcels within the ALR to the south of the Property were created prior to the
establishment of the ALR. The 0.4 ha lot directly adjacent to the west of the
proposed 0.4 ha parcel was the result of the approved boundary adjustment

under ALC Resolution #68/2005 in which the Commission found that the
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proposal would be a benefit to agriculture as it would increase the area that

could be dedicated to farming on the Property.

[16] Although the Proposal is consistent with the Township’s Suburban
Residential (SR-1) zoning that has a minimum parcel size of 3,716 m? (0.9
acres), the Panel is not compelled to approve subdivision to a size setin a
local government bylaw. Instead, the Panel finds that the minimum parcel
size in a local government bylaw does not outweigh the priorities of the
Commission to preserve and enhance the size, integrity and continuity of
the ALR and its use for agriculture, which often takes the site-specific

considerations of a parcel into account.

[17] Although the 2005 boundary adjustment was submitted and approved on
the grounds that the current configuration would benefit agriculture, the
Applicant submits that the proposed 0.4 ha area proposed for subdivision is
not suitable for farming due to the location of a water course, the
Township's setback requirements from the water course and for farm
buildings, a restrictive covenant for sewage disposal, a stand of trees that
shades the area, and that the area limits access for heavy equipment for
greenhouse or soil-based farming. The Application further submits that the
area is appropriate for subdivision because the new parcel would have
access from 237t Street to the north. Based on the foregoing, the Panel
understands that the Applicant submits that the 0.4 ha area is not suitable

for agricultural use but would be suitable for residential use.
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[18] The Panel notes that there are no residences currently on the Property. In
the Panel's experience, the 0.4 ha area may be a suitable place in which to
locate a residence on the Property if desired in future, given its proximity to
237% Street and that farms often locate their residential infrastructure in a
manner that does not interfere with the productive areas of a property. For
this reason, the Panel finds that the 0.4 ha area has utility for permitted uses
in the ALR such as residential use, even if not of interest under the current

ownership.

[19] The Applicant submits that the sale of the proposed lot would be reinvested
into the nursery operation. The Panel appreciates that the Applicant wishes
to further invest into their horticultural operation, but the Panel finds that
subdivision for investment is at odds with the purpose and priorities of the
Commission to preserve agricultural land. First, there is no guarantee that
the funds will be reinvested into the agricultural operation, and there is no
means for the Commission to ensure the funds are spent as proposed once
subdivision is completed. In any event, a regular practice of subdividing
farmland to create residential parcels would inevitably fragment and erode
the ALR and long-term impacts on the efficiency/productivity of farming and
would negatively impact the agricultural integrity and continuity of the ALR

in this area.
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DECISION

[20] For the reasons given above, the Panel refuses the Proposal to subdivide the

6.7 Property into a 0.4 ha parcel and a 6.3 ha parcel.

[21] These are the unanimous reasons of the Panel.

[22] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3)

of the ALCA.

[23] Resolution #519/2024
Released on August 8, 2024

Ione Smith,Panel Chair

On behalf of the South Coast Panel
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201 - 4940 Canada Way, Burnaby
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August 8, 2024 ATTACHMENTH

ALC File: 69011
Fahad Abrahani

DELIVERED ELECTRONICALLY
Dear Fahad Abrahani:

Re: Reasons for Decision - ALC Application 69011

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #515/2024). As the agent, it is your
responsibility to notify the applicants accordingly.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.
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Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

Yours truly,

Jenyaiter Garson, jand USe Planner

Enclosure: Reasons for Decision (Resolution #515/2024)

cc: Township of Langley (File: 10-32-0110/AL100442). Attention: Rob Nordrum

69011d1
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AGRICULTURAL LAND COMMISSION FILE 69011

REASONS FOR DECISION OF THE SOUTH COAST PANEL

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicants: Angela & Allen Price
Agent: Fahad Abrahani, H.Y. Engineering Ltd.
Property: Parcel Identifier: 004-440-366

Legal Description: Section 32, Township 10,
New Westminster District, Plan NWP2219 S
469.2' of Lot 19

Civic: 4162-228th Street, Langley, BC

Area: 2.5 ha (entirely within the ALR)

Panel: Ione Smith, South Coast Panel Chair
Susan Gimse

Holger Schwichtenberg
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l‘ ALC File 69011 Reasons for Decision

OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicants are applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the 2.5 ha
Property into a ~0.33 ha lot to sell and a ~2.15 ha homesite lot to retain as
their homesite (the “Proposal”). The Applicants are applying pursuant to ALC

Policy L-11 Homesite Severance on ALR Lands (“Policy L-11").

[31 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.
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(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[4] The Proposal, along with related documentation from the Applicants, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

BACKGROUND

[5] The Property currently contains one residence and a shed which was
previously used for the storage of farm equipment. There is currently no

agricultural use of the Property.

[6] Atits meeting of February 12, 2024, the Township of Langley Council
resolved that the Proposal complies with the requirements of Section 110.8

- Homesite Severance Subdivisions of the Zoning Bylaw, subject to
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Agricultural Land Commission approval and request considerations based

on agricultural merits.

ANALYSIS AND FINDINGS

[71  Policy L-11 provides a consistent approach to decision-making in situations
where a property under application has been the principal residence of the
applicant as owner/occupant since December 21, 1972 and the applicant

wishes to sell the farming operation but retain a homesite on the land.

[8] Guideline #1 of ALC Policy L-11 states that a homesite severance may be
permitted where the applicant submits documentary evidence that they
have continuously owned and occupied the property as their principal place
of residence since December 21, 1972. In correspondence date June 21,
2024 the Agent explained that the Applicants purchased the Property in
December 1971; however they moved onto the Property in a trailer in
December 1973 and constructed a house in 1975. The Agent provided
building permit documents for the septic tank (which was installed in 1973,
and the house (constructed in 1975). The Agent has indicated that they were
not able to find any further documentation as to the Applicants’ continued

occupancy on the Property.

[9] Based on the evidence submitted, the Panel finds that the Applicants have
demonstrated that they have continuously owned the Property prior to

December 21, 1972, but they have not continuously occupied the Property
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since that time. As such, the Panel finds that the Applicants do not meet the

criteria for consideration under ALC Policy L-11.

[10] Guideline #3 of Policy L-11 states that an application for a homesite
severance will be considered only where the applicant submits documentary
evidence showing a legitimate intention to sell the remainder of the
property upon the approval of the homesite severance application. Typically,
a homesite severance proposes to subdivide a small parcel to retain as the
homesite lot and to sell the larger remainder. Policy L-11 explains that the
remainder of the subject property after severance of the homesite must be
of a size and configuration that will, in the Commission’s opinion, constitute
a suitable agricultural parcel. In this case, the Applicants are proposing to
retain the existing residence on the 2.15 ha lot for future generations to
farm and sell the 0.33 ha lot. In this case, the Panel finds that the Proposal
does not meet Guideline #3 of Policy L-11 because the Applicant wishes to

retain the larger remainder parcel.

[11] Given that the Applicants have not continuously occupied the Property prior
to December 21, 1972 and they intend to retain the larger remainder lot, the
Panel finds that the Proposal does not meet the criteria for consideration
under Policy L-11. Considering the foregoing, the Panel evaluated the

subdivision without consideration of Policy L-11.

[12] To assess agricultural capability on the Property, the Panel referred to

agricultural capability ratings. The ratings are identified using the BC Land

N.1 - Page 106
Page 5 of 8



N.1

l‘ ALC File 69011 Reasons for Decision

Inventory (BCLI), ‘Land Capability Classification for Agriculture in B.C.
system. The unimproved agricultural capability ratings applicable to the
polygon encompassing the Property are 50% Class 4WD, 30% 3ADW, and
20% 5W, and an improved agricultural capability ratings of 70% Class 3DW
and 30% Class 3D.

Class 3 - land is capable of producing a fairly wide range of crops under
good management practices. Soil and/or climate limitations are somewhat
restrictive.

Class 4 - land is capable of a restricted range of crops. Soil and climate
conditions require special management considerations.

Class 5 - land is capable of production of cultivated perennial forage crops
and specially adapted crops. Soil and/or climate conditions severely limit

capability.

The limiting subclasses associated with this parcel of land are A (soil moisture
deficiency), C (adverse climate), D (undesirable soil structure), and W (excess

water).

[13] Based on the agricultural capability ratings, the Panel finds that the Property
has potential for prime agricultural capability which would allow for the

production of a wide range of crops.

[14] The Panel considered that the Property is currently 2.5 ha (~6 acres) which,
in the Commission’s experience is still of a size that could be used for soil

bound or non-soil bound agriculture. In this case, the Proposal would
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introduce a small 0.33 ha residential lot into the ALR and decrease the size
of the agricultural area on the 2.15 ha remainder parcel. In the Panel’s
experience, small lots reduce the size, and therefore, the range of
agricultural options available on a parcel; or eliminates the use of the parcel
for agriculture occurring in the future. Small residential lots in agricultural
areas can also lead to conflicts between residential and agricultural uses
over normal farm practices that may generate noise, dust, odors, etc. In
addition, the Panel finds that the Proposal would create a small residential
lot in the ALR that would be subject to the ALCA and receive the benefits
afforded to ALR land which is intended to apply to agricultural parcels such
as the permitted uses in the ALR Use Regulation and exemptions from
certain taxation. For this reason, the Panel finds that the Proposal to
subdivide the Property into two lots does not protect or prioritize the
integrity of continuity of the ALR or its use for farming and would negatively
impact the agricultural integrity and continuity of the ALR in this area. The
Panel finds that retaining the Property in its current size and configuration
would better ensure its suitability and likelihood for agricultural use in the

future.

DECISION

[15] For the reasons given above, the Panel refuses the Proposal to subdivide the

2.5 ha Property into a ~0.33 ha lot and a ~2.15 ha homesite lot.

[16] These are the unanimous reasons of the Panel.
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[171 A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3)

of the ALCA.

[18] Resolution #515/2024

Released on August 8, 2024

Ione Smit nel Chair

On behalf of the South Coast Panel
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way
Burnaby, BC, Canada V5G 4K6

ATTACHMENT |
August 22, 2024

ALC File: 100148

Bianca Bellini
Conwest
Delivered Electronically

Dear Bianca Bellini:

Re: Reasons for Decision - ALC Application 100148

Please find attached the Reasons for Decision for the above noted application
(Resolution #542/2024). As the agent, it is your responsibility to notify the applicant
accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and

e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.
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The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 — Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca

Yours truly,

Martin Collins, Regional Planner

Enclosures: Reasons for Decision (Resolution #542/2024)
Schedule A: Decision Map

cc: Township of Langley

100148d1
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Agricultural Land Commission File 100148

Reasons for Decision of the Chief Executive Officer

A Non-Farm Use Application Submitted Under s.20(2) of the Agricultural Land

Commission Act

Applicant: Conwest (Gloucester) GP Ltd.
Agent: Bianca Bellini, Conwest (Gloucester) GP Ltd.
Properties: Property # 1

PID: 002-516-799

Legal: LOT 1 EXCEPT: PARCEL E (STATUTORY
RIGHT OF WAY PLAN 67877), DISTRICT LOT
80 GROUP 2 NEW WESTMINSTER DISTRICT
PLAN 1758

Size: 2.22 ha - entirely in the ALR

Property # 2

PID: 010-818-766

Legal: PARCEL "H" (PLAN WITH FEE
DEPOSITED 26196E) DISTRICT LOT 79 GROUP
2 NEW WESTMINSTER DISTRICT

Size: 0.34 ha - entirely in the ALR

Chief Executive Officer: Kim Grout (the “CEQ")
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OVERVIEW

[11 The Properties are located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuant tos. 20(2) of the ALCA, the Applicants are applying to the
Agricultural Land Commission (the “Commission”) to construct ~0.45 ha
of watercourse and ~1.71 ha of integrated wetland and riparian area(s)
on the Properties. The remaining ~0.4 ha of the Properties will be

improved for farm use (the “Proposal”).

[31 The Proposal along with related documentation from the Applicant,
Agent, and Commission, is collectively referred to as the “Application”. All
documentation in the Application was available on the ALC Application

Portal to the Agent in advance of this decision

[4] Under Section 27 of the ALCA the Commission, by resolution, may
establish criteria under which the CEO may approve applications for
exclusion, subdivision, non-farm use, non-adhering residential use, and
soil or fill use applications. By resolution, the Commission as specified

that the following applications may be decided by the CEO:

14. Subdivision, non-farm use, non-adhering residential use and soil or fill use
that are not consistent with any of the existing approved criteria (Criteria 1 -
13) but nonetheless are minor in nature and in the opinion of the CEOQ, the
interests of the Commission would be unaffected by an approval of the
application. In the case of exclusion applications, the CEO may only consider
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applications submitted to the local government before midnight on September
29, 2020.

[51 The Proposal was considered in the context of the purposes and

priorities of the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and
its agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in

their plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

BACKGROUND

[6] The Properties are small irregular shaped parcels bordered by the

Salmon River, the CN rail line and 96" Avenue in the Township of Langley.
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[71  Thereis no active agricultural activity taking place on the Properties.
However, improvements have been made to the Properties since they

were purchased by the Applicant in May 2022.

[8] Priorto the Applicant's purchase of the Properties, unauthorized coarse
fragment fill had been placed across most of the site dating as far back
as 2003. The depth and type of fill deposited on the Property varies: with
the deepest and most varied fill placed near the west driveway access off
96th Ave. The Northwest portion of the Property was used by the
previous owner for residential and vehicle/equipment storage use. Since
the Applicant’s purchase of the Properties, fill has been removed, as
have all the permanent and temporary structures and 20+ assorted
vehicles, trailers and machines in various states of disrepair and age. The
Applicant also removed numerous refuse and burn piles containing
plastics, glass, metal and other contaminates and re-mediated some
minor contamination onsite. The Applicant received a Certificate of
Compliance from the Ministry of Environment for the remediation of the

site.

[91 The Agricultural Capability Assessment Report dated December 27, 2023
prepared by McTavish Resource & Management Consultants Ltd. (the
“McTavish Agrologist Report”) submitted with the Application, has
determined that an estimated 95% the site has been impacted by
unauthorized fill material that contains between 25-60% coarse

fragments ranging from gravels to cobbles. The McTavish Agrologist
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Report submits, based on field observations and assessments, that the
agricultural capability of the Properties is 1.24 ha 4PF (3P); and 1.32 ha
8:5TP 2:3W (4PF) due to the presence of unauthorized fill.

[10] The 0.45 ha area being developed as a constructed wetland will be
planted with a variety of native plant species to provide high value
habitat for fish and other wetland species. The 1.71 ha area of the
Properties being developed as an integrated wetland riparian area
incorporates BC Ministry of Agriculture (2021) integrated (agro-forestry)
concepts, “broadly defined as the integrated management of areas adjacent
to aquatic zones to enhance or protect habitat and selectively provide for

other resources and values.”

[111 The McTavish Agrologist Report recommends the placement of ~600 m?3
cubic metres of topsoil sourced from another site identified in the report,
placed on the portions of the site not being used for watercourse or not

under tree cover.

[12] The remaining 0.4 ha of the Properties will be improved for farming.
According to the McTavish Agrologist Report coarse fragments that
might inhibit farming will be removed from the area and 50 to 70 cm of
suitable topsoil will be applied to the area. The intended use is for this
area is to be an incubator farm for farmers and a site for potential

educational opportunities that could be utilized by Kwantlen First Nation.
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[13] The wetland and riparian features proposed will create natural habitat
and serve as a Provincial offsetting environmental benefit for the loss of
nearby wetland resulting from development in the Gloucester area of the
Township of Langley. The Proposal is to have the Properties eventually

transferred to the Township of Langley.

[14] Kwantlen First Nation was consulted and involved in the design of the
Proposal and are supportive of the habitat enhancements and the small-

scale agricultural opportunities proposed for the Properties.

FINDINGS

[15] The CEO finds that the construction of 2.16 ha of watercourse and
integrated wetland and riparian areas on the Properties will result in the
reclamation of land currently in a compromised state, will improve
drainage and flood resiliency in the area that will be of benefit to
agriculture in the area, and enhancements to 0.4 ha of the site for
farming will encourage farm use on the Property and enhance the

integrity of the ALR.

DECISION

[16] After reviewing the Application, I am satisfied the Proposal is consistent
with Criterion #14 and approve the construction of 2.16 ha of

watercourse and integrated wetland and riparian areas, and the
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importation and placement of 599 m?3 of topsoil, on the Properties subject

to:

(a) siting of the non-farm use watercourse, wetland and riparian areas in

accordance with Schedule A of this decision;

(b) construction of the non-farm use watercourse, wetland and riparian
areas in accordance with Agricultural Capability Assessment Report
dated December 27, 2023 prepared by McTavish Resource &
Management Consultants Ltd., and the 96 Avenue landscape package

dated August 2, 2023 prepared by VDZ+A Landscape Architects;

(c) reclamation of the remaining approximately 0.4 ha area of the
Properties for farm use in accordance with the Agricultural Capability
Assessment Report dated December 27, 2023 prepared by McTavish

Resource & Management Consultants Ltd.;

(d) the screening and soil amendment process recommended for
reclamation of the Properties in the Agricultural Capability Assessment
Report dated December 27, 2023 prepared by McTavish Resource &
Management Consultants Ltd. must be overseen by a qualified

Professional Agrologist;

(e) the submission of status reports submitted every 2 months prepared by
a qualified registered professional as per the document ALC Policy P-10:
Criteria for Agricultural Capability Assessments and Schedule D: Criteria
for Technical Reports Submitted by Consultants;

*Each review of a report will incur a $150 administrative fee, as per
section 11 of the Agricultural Land Reserve General Regulation.
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(f) the submission of a closure report prepared by a qualified registered
professional as per the document ALC Policy P-10: Criteria for
Agricultural Capability Assessments and Schedule D: Criteria for
Technical Reports Submitted by Consultants within 6 months of project
completion.

*Each review of a report will incur a $150 administrative fee, as per section
11 of the Agricultural Land Reserve General Requlation.
[17]1 This decision does not relieve the owner or occupier of the responsibility
to comply with applicable Acts, regulations, bylaws of the local
government, and decisions and orders of any person or body having

jurisdiction over the land under an enactment.

[18] A decision of the CEO is a decision of the Commission pursuant to s. 27(5)

of the ALCA.

[19] Resolution # 542/2024

Released on August 22, 2024
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way
Burnaby, BC, Canada V5G 4K6

ATTACHMENT J
August 22, 2024
ALC File: 67649

Sager Nairne
LLP Sabrina Ferrari
Delivered Electronically

Dear Sager Nairne:

Re: Reasons for Decision - ALC Application 67649

Please find attached the Reasons for Decision for the above noted application
(Resolution #540/2024). As the agent, it is your responsibility to notify the applicant
accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and

e The request provides either:

o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.
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The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 — Request for Reconsideration for

more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca

Yours truly,

TG e, Ll
Martin Collins, Regional Planner
Enclosures: Reasons for Decision (Resolution #540/2024)
Schedule A: Decision Map

cc: Township of Langley Attention

67649d1
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Agricultural Land Commission File 67649

Reasons for Decision of the Chief Executive Officer

Subdivision Application Submitted Under s.21(2) of the Agricultural Land

Commission Act

Applicant: 1151138 BC Ltd
Agent: Sager Nairne, LLP Sabrina Ferrari
Properties: Property 1:

Parcel Identifier:013-274-091

Legal Description: NORTH HALF OF THE
NORTH HALF OF THE NORTH EAST QUARTER
SECTION 1 TOWNSHIP 10 NEW
WESTMINSTER DISTRICT EXCEPT PARCEL "A"
(EXPLANATORY PLAN 10740), PLANS 55705,
5766, EPP80439, AND EPP80445

Civic:

Area: 6.6 ha

Property 2:

Parcel Identifier: 011-232-773

Legal Description: LOT 3 SECTION 1
TOWNSHIP 10 NEW WESTMINSTER DISTRICT
PLAN 7472 EXCEPT PLAN EPP80446 EPP80446
Area: 0.2 ha

Chief Executive Officer: Kim Grout (the “CEQ")
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OVERVIEW

[11 The Properties are located within the Agricultural Land Reserve (ALR) as

defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuanttos. 21(2) of the ALCA, the Applicant is applying to the
Agricultural Land Commission (the “Commission”) to register a s. 107
right of way under the Land Title Act over a gazetted road (8th Ave) along

the northern boundary of Property #1 (the “Proposal”).

[31 The Proposal along with related documentation from the Applicant,
Agent, and Commission, is collectively referred to as the “Application”. All
documentation in the Application was available on the ALC Application

Portal to the Agent in advance of this decision

[4] Under Section 27 of the ALCA the Commission, by resolution, may
establish criteria under which the CEO may approve applications for
exclusion, subdivision, non-farm use, non-adhering residential use, and
soil or fill use applications. By resolution, the Commission as specified

that the following applications may be decided by the CEO:

14. Subdivision, non-farm use, non-adhering residential use and soil or fill use
that are not consistent with any of the existing approved criteria (Criteria 1 -
13) but nonetheless are minor in nature and in the opinion of the CEOQ, the
interests of the Commission would be unaffected by an approval of the
application. In the case of exclusion applications, the CEO may only consider
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applications submitted to the local government before midnight on September
29, 2020.

[51 The Proposal was considered in the context of the purposes and

priorities of the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and
its agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in

their plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.
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BACKGROUND

[6] The adjoining Properties lie wholly in the ALR and 0.2 ha of Property #2
serves as the driveway access to the existing principal residence on

Property #1

[71  According to the Application material, the portion of 8 Avenue under
Application is already established as road via an 1875 Gazette Notice but

is not excluded from the title of the Property.

[81 The Applicant plans to consolidate Property 1 and 2 into one 6.8 ha
property and in order to do so must dedicate this historically gazetted

road.

[9] Although unconstructed, the subject portion of 8 Avenue is open and
travelled by the public for recreational purposes as part of the South
Langley Regional Trail system. The size of the area to be dedicated under
s. 107 of the Land Title Act is 341 meters long X 10 metres wide (0.343
ha).

[10] The BCLI soil capability rating for the proposed right of way is 70 %
AATP(3TAP); 20% O5W (7:03WL 3::04WL); 10% 5:5AT 5:7T .
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FINDINGS

[111 The CEO finds that the Proposal to register a plan under s. 107 of the
Land Title Act over land historically gazetted as road does not impact the
continuity and integrity of the ALR given its existing trail use, historic

gazette designation, and limited size.

DECISION

[12] After reviewing the Application, I am satisfied the registration of plan
under section 107 of the Land Title Act over 0.343 ha of the ALC as a
condition of consolidating Property #1 and #2 is consistent with Criterion
#14 and approve registration of the plan subject to the submission of a
surveyed subdivision plan to the Commission, within five years of the
date of the release of this decision, that is in compliance with Schedule A

of this decision;

[13] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the

subdivision plan.

[14] Should the above conditions of approval not be completed to the
satisfaction of the ALC within the timeframe(s) specified, the approval will

expire and a new application may be required.
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[15] This decision does not relieve the owner or occupier of the responsibility
to comply with applicable Acts, regulations, bylaws of the local
government, and decisions and orders of any person or body having

jurisdiction over the land under an enactment.

[16] A decision of the CEO is a decision of the Commission pursuant to s. 27(5)

of the ALCA.

[17] Resolution #540/2024
Released on August 22, 2024

Kim , Chief BYecutive Officer
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PROVINCIAL AGRICULTURAL T:  604-660-7000
e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

August 8, 2024 ATTACHMENT K
ALC File: 67705

Eleanor Wrigley
DELIVERED ELECTRONICALLY

Dear Eleanor Wrigley:

Re: Reasons for Decision - ALC Application 67705

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #517/2024). As the agent, it is your
responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA"), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this
decision and determine if it should be reconsidered by the Executive Committee in
accordance with the ALCA. You will be notified in writing if the Chair directs the
reconsideration of this decision. The Commission therefore advises that you
consider this 60 day review period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:
o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
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the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

nnifér Carsof, Land Use Planner

Enclosures: Reasons for Decision (Resolution #517/2024)
Schedule A: Decision Map

cc: Township of Langley (File: 07-03-0020/AL100433). Attention: Rob Nordrum

67705d1
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AGRICULTURAL LAND COMMISSION FILE 67705

REASONS FOR DECISION OF THE SOUTH COAST PANEL

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicant: Beverley Gordon

Agent: Eleanor Wrigley, Royal LePage Wolstencroft
(Agent)

Property: Parcel Identifier: 009-609-440

Legal Description: West Half of the West Half
of the West Half of the North East Quarter
Section 3, Township 7, New Westminster
District

Civic: 19636 8th Avenue, Langley, BC

Area: 8.1 ha (Entirely within the ALR)

Panel: Ione Smith, South Coast Panel Chair

Susan Gimse

Holger Schwichtenberg
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OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as
defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicant is applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the 8.1 ha
Property into a ~3.41 ha pan-handle lot (the “Homesite Lot”) and a ~4.69 ha
lot (the “Remainder Lot"”) under ALC Policy L-11 Homesite Severance on ALR

Lands (“ALC Policy L-11") (the “Proposal”).

[31 Thefirstissue the Panel considered is whether the Application meets the

criteria for a homesite severance set out in Policy L-11.

[4] The second issue the Panel considered is whether the proposed
Remainder Lot will be the size and configuration that will constitute a

suitable agricultural parcel.

[51 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:

(a) to preserve the agricultural land reserve;

N.1 - Page 133
Page 2 of 9



N.1

l‘ ALC File 67705 Reasons for Decision

(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,

(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[6] The Proposal, along with related documentation from the Applicant, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

BACKGROUND

[71 The Application submits that Applicant, Beverley Gordon, has been living on

the Property since she and her husband purchased it in 1971. The Applicant
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is now looking to subdivide her residence from the remainder of the
Property so that she can continue to live in her home on the Homesite Lot
and sell the proposed Remainder Lot. In this instance, the northern
residence, horse barn and fields would be retained in the 4.69 ha remainder
while the proposed 3.41 ha parcel would contain the Applicant’s residence.
The Homesite Lot would include a ravine, creek and treed area which the
Application submits has not been used as part of the farm since the

Applicant has owned it.

[8] The Property currently contains two residences. The Applicant lives in the
southern residence and her family lives in the northern residence, fronting
on 8th Avenue. There is also a large horse barn, in the northern portion of
the Property and the Application states that the Property is used to raise
horses and produce hay. The Property is fenced and includes paddocks, stall

and fields.

[91 The Agent has noted that the size of the homesite parcel cannot be reduced
due to the location of the Applicant’'s home, existing septic tank and fields,

and access requirements.

[10] There have been no previous subdivisions/applications on the Property

since the inception of the ALR on December 21, 1972.
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[11] Atits meeting of April 29, 2024, the Township of Langley Council resolved to
forward the Application to the Commission and requests consideration

based on agricultural merits.

ANALYSIS AND FINDINGS

Issue 1: Whether the Applicants qualify for consideration under the Homesite

Severance Policy set out in Policy L-11.

[12] Policy L-11 provides a consistent approach to decision-making in situations
where a property under application has been the principal residence of the
applicant as owner/occupant since December 21, 1972, and the applicant

wishes to sell the farming operation but retain a homesite.

[13] Guideline #1 of ALC Policy L-11 states that a homesite severance may be
permitted where the applicant submits documentary evidence that they
have continuously owned and occupied the property as their principal place
of residence since December 21, 1972. The documentation provided in the
Application confirms that the Property was sold by way of Agreement for
Sale in September 1971 to the Applicant’'s husband (Donald Gordon), that
the Applicant married Donald Gordon in 1957, and that the Applicant has
lived on the Property continuously since before December 21, 1972. Donald
Gordon has passed away and steps are underway to transfer title of the
Property into the Applicants name. The Panel finds that Beverley Gordon,

the Applicant, meets the occupancy criteria for Guideline #1 of Policy L-11.
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[14] The Commission also considered Guidelines #2 and #3 of Policy L-11 and
finds that there has been no previous subdivision applications on the
Property and the Applicant intends to sell the remainder of the Property

upon the creation of the Homesite Lot consistent with Policy L-11.

Issue 2: Whether the proposed Remainder Lot will be the size and
configuration that will constitute a suitable agricultural parcel.

[15] Guideline #5 of ALC Policy L-11 states that the remainder of the subject
property, after severance of the homesite, must be of a size and
configuration that will, in the Commission’s opinion, constitute a suitable

agricultural parcel.

[16] The Agent submits that the 3.41 ha proposed Homesite lot includes a steep
ravine south of the Applicant's home, and a fish-bearing stream that are not
viable for farming and that the subdivision would leave intact the area which
the family has used for their horse farm since they purchased it in 1971. The

Panel noted the steep topography in the available google imagery.

[17]1 While the Commission generally prefers the homesite parcels to be as small
as possible, it understands that in this case, due to the location of the
Applicant’'s home and existing septic field, the steep ravine, and the fish-
bearing stream, the homesite parcel is as small as possible. Further, the
Panel notes that the Remainder Lot is of a substantial size, contains the

other residence on the Property, as well as the horse barn and fields.
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[18] The Panel also finds that the proposed location and size of the Homesite Lot
has the least amount of impact on the overall agricultural utility of the

Remainder Lot.

DECISION

[19] For the reasons given above, the Panel approves the Proposal to subdivide
the 8.1 ha Property into a ~3.41 ha pan-handle lot (the “Homesite Lot”) and a
~4.69 ha lot (the “Remainder Lot") under the Homesite Severance Policy

subject to the following conditions:

a) The subdivision is for the sole benefit of the Applicant and is non-
transferable;

b) Within three years of the date of this decision, the submission of a
surveyed subdivision plan to the Commission for authorization for
registration with the Land Title Survey authority that is in compliance
with Schedule A of this decision;

c) Prior to submission of the subdivision survey plan required in
condition a) above, the submission of:

i. A signed affidavit from the Applicant waiving any future consideration
of subdivision pursuant to ALC Homesite Severance Policy L-11;

ii. A completed Homesite Severance Agreement (provided in Schedule C)
stipulating that the homesite cannot be sold for five years from the

date of this decision except in the case of the death of owner; and
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iii. Evidence of the Applicant’s legitimate intention to sell the Remainder
Lot; and,

d) Prior to submission of the subdivision survey plan,

i) installation of 1.8 m solid wood or chain-link fence on the northern
boundary of the homesite lot for the purpose of demarking the
homesite lot and to prevent trespass of people and pets from the
homesite parcel onto the farm remainder;

ii) registration of a restrictive covenant on the Homesite Lot requiring
the owner to maintain the fence; and,

iii) photographic evidence of the construction of a fence.

[20] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the

subdivision plan.

[21] Should the above conditions of approval not be completed to the
satisfaction of the ALC within the timeframe(s) specified, the approval will

expire and a new application may be required.

[22] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government,
and decisions and orders of any person or body having jurisdiction over the

land under an enactment.

[23] These are the unanimous reasons of the Panel.
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[24] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3)

of the ALCA.

[25] Resolution #517/2024
Released on August 8, 2024

Ione Smi

anel Chair

On behalf of the South Coast Panel
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Schedule A: Agricultural Land Commission Decision Map - Conditionally Approved Homesite Severance Subdivision
(ALC Application 67705, Resolution # 517/2024)
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e LAND COMMISSION E: ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

September 24, 2024

ALC File: 67705
Eleanor Wrigley
DELIVERED ELECTRONICALLY

Dear Eleanor Wrigley:

Re: Reasons for Decision - Reconsideration of ALC Resolution #517/2024

The South Coast Panel received correspondence dated August 12, 2024 from Rob
Nordrum, requesting reconsideration of Resolution # 517/2024. By the Original
Decision, the South Coast Panel conditionally approved the homesite severance as
proposed by the Applicant. As agent, it is your responsibility to notify the applicant
accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with s. 11(2)(b) of the ALR General Regulation.

Section 33 of the Agricultural Land Commission Act (the “ALCA") states that the
Commission may reconsider a decision of the Commission upon written request of
a person affected or on the Commission’s own initiative, if the Commission
determines that evidence not available at the time of the original decision has
become available, and/or the original decision was based on information that was
in error or false.

After reviewing s. 33 of the ALCA, the file material and the request for
reconsideration, the South Coast Panel concluded that the request for
reconsideration met the requirements for reconsideration pursuant to s. 33 of the
ALCA.

The Commission’s decision on reconsideration is attached.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.
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nnifeér Carsoh, Land Use Planner

Enclosures: Reasons for Decision (Resolution #621/2024)
Schedule A: Decision Map
Schedule B: Original Decision (Resolution #517/2024)

cc: Township of Langley (File: 07-03-0020/AL100433). Attention: Rob Nordrum

67705d2
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AGRICULTURAL LAND COMMISSION FILE 67705

RECONSIDERATION OF PANEL DECISION
REASONS FOR DECISION OF THE SOUTH COAST PANEL

Reconsideration of Resolution #517/2024 (a decision made on a Subdivision
Application Submitted Under s.21(2) of the Agricultural Land Commission Act)

Original Applicant: Beverley Gordon

Agent: Eleanor Wrigley, Royal LePage Wolstencroft
(Agent)

Property: Parcel Identifier: 009-609-440

Legal Description: West Half of the West Half
of the West Half of the North East Quarter
Section 3, Township 7, New Westminster
District

Civic: 19636 8th Avenue, Langley, BC

Area: 8.1 ha (Entirely within the ALR)

Panel: Ione Smith, South Coast Panel Chair
Susan Gimse

Holger Schwichtenberg
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OVERVIEW

[11 The Property is located within the Agricultural Land Reserve (ALR) as defined

in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] Pursuantto s. 21(2) of the ALCA, the Original Applicant applied to the
Agricultural Land Commission (the “Commission”) to subdivide the 8.1 ha
Property into a ~3.41 ha pan-handle lot (the “Homesite Lot") and a ~4.69 ha
lot (the “Remainder Lot") under ALC Policy L-11 Homesite Severance on ALR

Lands (“ALC Policy L-11") (the “Proposal”).

[3]1 By Resolution #517/2024, dated August 8, 2024, the South Coast Panel
approved the Proposal (the “Original Decision”). In reaching its decision, the
Panel concluded that the Applicant qualified for consideration under the
Homesite Severance Policy and that the proposed Remainder Lot would be

the size and configuration that would constitute a suitable agricultural parcel.

[4] On August 12, 2024, the Commission received the Township of Langley's (the
“Township”) Request for Reconsideration of Resolution #517/2024 (the
“Request for Reconsideration”). The Request for Reconsideration submits that
the Township's staff report also included the road dedication of an existing
gazetted road along the northern portion of the Property and for a Statutory
Right of Way (the “SRW") along the eastern boundary of the Property. The

Township of Langley requires both of these if the subdivision is approved.
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[5]

(6]

[7]

Section 33 of the ALCA states that the Commission may reconsider a decision
of the Commission upon written request of a person affected or on the
Commission’s own initiative, if the Commission determines that evidence that
was not available at the time of the original decision that could not have been
obtained earlier through the exercise of due diligence has become available,
and /or if the original decision was based on information that was incorrect or
false, and the information would have been germane to the review of ALC

Application 67705.

In this case, the Panel found that the Request for Reconsideration contained a
request that was overlooked at the time of the Original Decision as
prescribed by s.33 of the ALCA, that would have been germane to the review
of ALC Application 67705 and that the Original Decision should be

reconsidered.

Pursuant to s. 33(3) of the ALCA, the Panel identified Beverley Gordon as an
affected party and notified her lawyer, J.S. Allen Olson, of its decision to

reconsider the Original Decision.

EVIDENTIARY RECORD

(8]

The Panel considered the following evidence:
1. The Proposal and the Request for Reconsideration along with related
documentation from the Original Applicant, Agent, local government,
and Commission; and
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2. The Original Decision.

ANALYSIS AND FINDINGS

[9] The Panel notes that the Applicant’s description of the Proposal did not
mention requiring road dedication and a SRW, nor did their proposed
subdivision plan. However, the Panel reviewed Township's April 29, 2024
report that was part of the Original Application. Township’s report stated
described the proposal as:

Homesite severance subdivision within the Agricultural Land Reserve (ALR) of an
8.1 ha (20 ac) parcel located at 19636 - 8 Avenue into a 3.41 ha (8.4 ac)
homesite, a 4.69 ha (11.59 ac) remnant lot and dedication of a historically
gazetted portion of 8 Avenue located within the ALR.

The Township's report also identified the 10 m SRW and gazetted road on a

preliminary site plan.

[10] The Panel finds that dedication of the existing road along 8" Avenue will not

have any impact on agricultural land.

[11] The Township is requesting the 10 m SRW along the eastern property line for
utility/access/road provisions. Notification of a SRW under section 34 of the
ALR General Regulation does not require approval of the Commission;
instead, a notification can be submitted online through the ALC Portal. For
this reason, the Panel did not contemplate the SRW in the Request for
Reconsideration. However, the Panel reminds the Township that construction

within the SRW does require approval of the Commission, and that
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establishing a SRW does not compel the Commission to approve construction

to accommodation a subdivision or a use.

DECISION

[12] For the reasons given above, the Panel varies its decision and approves the
subdivision of the 8.1 ha Property into a ~3.41 ha pan-handle lot (the
“Homesite Lot"”) and a ~4.69 ha lot (the “Remainder Lot”) under the Homesite
Severance Policy as well as a road dedication along the northern boundary
of the Property to formalize 8" Avenue subject to the following conditions

which replace the conditions of Resolution #517/2024:

a) The subdivision is for the sole benefit of the Applicant and is non-
transferable;

b) Within three years of the date of this decision (Due by September 24,
2027), the submission of a surveyed subdivision plan to the Commission
for authorization for registration with the Land Title Survey authority that
is in compliance with Schedule A of this decision;

c) Prior to submission of the subdivision survey plan required in
condition a) above, the submission of:

i. Asigned affidavit from the Applicant waiving any future consideration
of subdivision pursuant to ALC Homesite Severance Policy L-11;

ii. Acompleted Homesite Severance Agreement (provided in Schedule C)
stipulating that the homesite cannot be sold for five years from the

date of this decision except in the case of the death of owner; and
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iii. Evidence of the Applicant’s legitimate intention to sell the Remainder
Lot; and,

d) Prior to submission of the subdivision survey plan,

i) installation of 1.8 m solid wood or chain-link fence on the northern
boundary of the homesite lot for the purpose of demarking the
homesite lot and to prevent trespass of people and pets from the
homesite parcel onto the farm remainder;

ii) registration of a restrictive covenant on the Homesite Lot requiring
the owner to maintain the fence; and,

iii) photographic evidence of the construction of a fence.

[13] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the subdivision

plan.

[14] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government, and
decisions and orders of any person or body having jurisdiction over the land

under an enactment.

[15] These are the unanimous reasons of the Panel.

[16] A decision of the Panel is a decision of the Commission pursuantto s. 11.1(3)

of the ALCA.
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[17] Resolution #621/2024
Released on September 24, 2024

anel Chair

On behalf of the South Coast Panel
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Schedule A: Agricultural Land Commission Decision Map - Conditionally Approved Homesite Severance Subdivision

and Road Dedication of Gazetted Road - 10.06 m wide (ALC Application 67705, Resolution # 621/2024)
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201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

August 8, 2024
ALC File: 67705

Eleanor Wrigley
DELIVERED ELECTRONICALLY

Dear Eleanor Wrigley:

Re: Reasons for Decision - ALC Application 67705

Please find attached the Reasons for Decision of the South Coast Panel for the
above noted application (Resolution #517/2024). As the agent, it is your
responsibility to notify the applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for
the administration, processing, preparation, review, execution, filing or
registration of documents required as a condition of the attached Decision in
accordance with section 11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA"), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this
decision and determine if it should be reconsidered by the Executive Committee in
accordance with the ALCA. You will be notified in writing if the Chair directs the
reconsideration of this decision. The Commission therefore advises that you
consider this 60 day review period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant)
may submit a request for reconsideration. A request to reconsider must now meet
the following criteria:

e No previous request by an affected person has been made, and
e The request provides either:
o Evidence that was not available at the time of the original decision
that has become available, and that could not have been available at
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the time of the original decision had the applicant exercised due
diligence, or

o Evidence that all or part of the original decision was based on
evidence that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the
date of the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca.

nnifér Carsof, Land Use Planner

Enclosures: Reasons for Decision (Resolution #517/2024)
Schedule A: Decision Map

cc: Township of Langley (File: 07-03-0020/AL100433). Attention: Rob Nordrum

67705d1
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AGRICULTURAL LAND COMMISSION FILE 67705

REASONS FOR DECISION OF THE SOUTH COAST PANEL

Subdivision Application Submitted Under s.21(2) of the Agricultural Land
Commission Act

Applicant: Beverley Gordon

Agent: Eleanor Wrigley, Royal LePage Wolstencroft
(Agent)

Property: Parcel Identifier: 009-609-440

Legal Description: West Half of the West Half
of the West Half of the North East Quarter
Section 3, Township 7, New Westminster
District

Civic: 19636 8th Avenue, Langley, BC

Area: 8.1 ha (Entirely within the ALR)

Panel: Ione Smith, South Coast Panel Chair

Susan Gimse

Holger Schwichtenberg
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OVERVIEW

[11  The Property is located within the Agricultural Land Reserve (ALR) as
defined in s. 1 of the Agricultural Land Commission Act (ALCA).

[2] The Applicant is applying to the Agricultural Land Commission (the
“Commission” or “ALC") under s. 21(2) of the ALCA to subdivide the 8.1 ha
Property into a ~3.41 ha pan-handle lot (the “Homesite Lot”) and a ~4.69 ha
lot (the “Remainder Lot”) under ALC Policy L-11 Homesite Severance on ALR

Lands (“ALC Policy L-11") (the “Proposal”).

[31 Thefirstissue the Panel considered is whether the Application meets the

criteria for a homesite severance set out in Policy L-11.

[4] The second issue the Panel considered is whether the proposed
Remainder Lot will be the size and configuration that will constitute a

suitable agricultural parcel.

[51 The Proposal was considered in the context of the purposes and priorities of

the Commission set out in section 6 of the ALCA:

6 (1) The following are the purposes of the commission:

(a) to preserve the agricultural land reserve;
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(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,

(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give
priority to protecting and enhancing all of the following in exercising its
powers and performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural
land reserve;

(b) the use of the agricultural land reserve for farm use.

EVIDENTIARY RECORD

[6] The Proposal, along with related documentation from the Applicant, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was disclosed to the

Agent in advance of this decision.

BACKGROUND

[71 The Application submits that Applicant, Beverley Gordon, has been living on

the Property since she and her husband purchased it in 1971. The Applicant
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is now looking to subdivide her residence from the remainder of the
Property so that she can continue to live in her home on the Homesite Lot
and sell the proposed Remainder Lot. In this instance, the northern
residence, horse barn and fields would be retained in the 4.69 ha remainder
while the proposed 3.41 ha parcel would contain the Applicant’s residence.
The Homesite Lot would include a ravine, creek and treed area which the
Application submits has not been used as part of the farm since the

Applicant has owned it.

[8] The Property currently contains two residences. The Applicant lives in the
southern residence and her family lives in the northern residence, fronting
on 8th Avenue. There is also a large horse barn, in the northern portion of
the Property and the Application states that the Property is used to raise
horses and produce hay. The Property is fenced and includes paddocks, stall

and fields.

[91 The Agent has noted that the size of the homesite parcel cannot be reduced
due to the location of the Applicant’'s home, existing septic tank and fields,

and access requirements.

[10] There have been no previous subdivisions/applications on the Property

since the inception of the ALR on December 21, 1972.
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[11] Atits meeting of April 29, 2024, the Township of Langley Council resolved to
forward the Application to the Commission and requests consideration

based on agricultural merits.

ANALYSIS AND FINDINGS

Issue 1: Whether the Applicants qualify for consideration under the Homesite

Severance Policy set out in Policy L-11.

[12] Policy L-11 provides a consistent approach to decision-making in situations
where a property under application has been the principal residence of the
applicant as owner/occupant since December 21, 1972, and the applicant

wishes to sell the farming operation but retain a homesite.

[13] Guideline #1 of ALC Policy L-11 states that a homesite severance may be
permitted where the applicant submits documentary evidence that they
have continuously owned and occupied the property as their principal place
of residence since December 21, 1972. The documentation provided in the
Application confirms that the Property was sold by way of Agreement for
Sale in September 1971 to the Applicant's husband (Donald Gordon), that
the Applicant married Donald Gordon in 1957, and that the Applicant has
lived on the Property continuously since before December 21, 1972. Donald
Gordon has passed away and steps are underway to transfer title of the
Property into the Applicants name. The Panel finds that Beverley Gordon,

the Applicant, meets the occupancy criteria for Guideline #1 of Policy L-11.
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[14] The Commission also considered Guidelines #2 and #3 of Policy L-11 and
finds that there has been no previous subdivision applications on the
Property and the Applicant intends to sell the remainder of the Property

upon the creation of the Homesite Lot consistent with Policy L-11.

Issue 2: Whether the proposed Remainder Lot will be the size and
configuration that will constitute a suitable agricultural parcel.

[15] Guideline #5 of ALC Policy L-11 states that the remainder of the subject
property, after severance of the homesite, must be of a size and
configuration that will, in the Commission’s opinion, constitute a suitable

agricultural parcel.

[16] The Agent submits that the 3.41 ha proposed Homesite lot includes a steep
ravine south of the Applicant's home, and a fish-bearing stream that are not
viable for farming and that the subdivision would leave intact the area which
the family has used for their horse farm since they purchased it in 1971. The

Panel noted the steep topography in the available google imagery.

[17]1 While the Commission generally prefers the homesite parcels to be as small
as possible, it understands that in this case, due to the location of the
Applicant’'s home and existing septic field, the steep ravine, and the fish-
bearing stream, the homesite parcel is as small as possible. Further, the
Panel notes that the Remainder Lot is of a substantial size, contains the

other residence on the Property, as well as the horse barn and fields.
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[19]

[18] The Panel also finds that the proposed location and size of the Homesite Lot
has the least amount of impact on the overall agricultural utility of the
Remainder Lot.

DECISION

For the reasons given above, the Panel approves the Proposal to subdivide

the 8.1 ha Property into a ~3.41 ha pan-handle lot (the “Homesite Lot") and a

~4.69 ha lot (the “Remainder Lot") under the Homesite Severance Policy

subject to the following conditions:

a)

b)

The subdivision is for the sole benefit of the Applicant and is non-

transferable;

Within three years of the date of this decision, the submission of a

surveyed subdivision plan to the Commission for authorization for

registration with the Land Title Survey authority that is in compliance

with Schedule A of this decision;

Prior to submission of the subdivision survey plan required in

condition a) above, the submission of:

i. Asigned affidavit from the Applicant waiving any future consideration
of subdivision pursuant to ALC Homesite Severance Policy L-11;

ii. Acompleted Homesite Severance Agreement (provided in Schedule C)
stipulating that the homesite cannot be sold for five years from the

date of this decision except in the case of the death of owner; and
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iii. Evidence of the Applicant’s legitimate intention to sell the Remainder
Lot; and,

d) Prior to submission of the subdivision survey plan,

i) installation of 1.8 m solid wood or chain-link fence on the northern
boundary of the homesite lot for the purpose of demarking the
homesite lot and to prevent trespass of people and pets from the
homesite parcel onto the farm remainder;

ii) registration of a restrictive covenant on the Homesite Lot requiring
the owner to maintain the fence; and,

iii) photographic evidence of the construction of a fence.

[20] When the Commission confirms that all conditions have been met, it will
authorize the Registrar of Land Titles to accept registration of the

subdivision plan.

[21] Should the above conditions of approval not be completed to the
satisfaction of the ALC within the timeframe(s) specified, the approval will

expire and a new application may be required.

[22] This decision does not relieve the owner or occupier of the responsibility to
comply with applicable Acts, regulations, bylaws of the local government,
and decisions and orders of any person or body having jurisdiction over the

land under an enactment.

[23] These are the unanimous reasons of the Panel.
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[24] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3)

of the ALCA.

[25] Resolution #517/2024
Released on August 8, 2024

Ione Smi anel Chair

On behalf of the South Coast Panel
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Schedule A: Agricultural Land Commission Decision Map - Conditionally Approved Homesite Severance Subdivision
(ALC Application 67705, Resolution # 517/2024)
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Township of
Langley
Est. 1873
TO: MAYOR AND COUNCIL DATE: NOVEMBER 4, 2024
FROM: COMMUNITY DEVELOPMENT DIVISION  FILE NO: 08-14-0237

SUBJECT: SCHOOL DISTRICT #35 RESPONSE REGARDING TIMELINE TO
CONSTRUCT SCHOOL FOR WILLOUGHBY SLOPE

On October 7, 2024 at the Regular Meeting of Township Council for the purpose of a Public
Hearing for Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate Neighbourhood
Plan) Bylaw 2005 No. 4475 Amendment (Langley Properties) Bylaw No. 6055, Council passed
the following resolution:

“That Council direct staff to request clarification from the school district on the status of the
timeline to construct a necessary school for the Willoughby slope.”

Pursuant to Council’s direction, a letter was sent to School District #35 on October 8, 2024
(Attachment A, without enclosures). The School District has provided a response which is
included as Attachment B indicating the following in response to Council’s resolution:

“The “New South West Latimer Elementary” (73 Avenue and 198B Street) and the “New
Jericho Elementary” (6920 206" Street) were listed as priorities for the School District in the
current 5 Year Capital Plan which was approved by the Board of Education on June 18,
2024. The Ministry is due to respond to the District’s 5 Year Capital Plan in March 2025 and
at that time, they will inform us of which projects they have approved and what our next steps
will be.”

ATTACHMENT A Township of Langley Correspondence, dated October 8, 2024
ATTACHMENT B School District #35 Correspondence, dated October 16, 2024
ATTACHMENT C Map (indicating subject site and location of future elementary school)
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Township of

Langley N2
ATTACHMENT A
Est. 1873
October 8, 2024 File No. 08-14-0237

Brian Iseli

Secretary Treasurer
School District #35
4875 222 Street
Langley, BC V3A 327

Dear Brian Iseli:
Re: October 7, 2024 Public Hearing Council Resolution

On October 7, 2024 at the Regular Meeting of Township Council for the purpose of a Public
Hearing for Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 Amendment (Northeast Gordon Estate Neighbourhood
Plan) Bylaw 2005 No. 4475 Amendment (Langley Properties) Bylaw No. 6055, Council passed
the following resolution:

“That Council direct staff to request clarification from the school district on the status of the
timeline to construct a necessary school for the Willoughby slope.”

A response by Thursday, October 24, 2024 would be greatly appreciated as consideration of the
proposed Neighbourhood Plan Amendment has been deferred to the November 4, 2024
Regular Council Meeting.

Please find previous correspondence from the School District regarding the proposed
amendment (dated August 23, 2023), the accompanying Report to Council and draft October 7,
2024 Public Hearing Minutes attached for reference.

ichardson
DIRECTOR, COMMUNITY DEVELOPMENT

Enclosure: Correspondence dated August 23, 2023
Council Report #24-192
Draft October 7, 2024 Public Hearing Minutes

Copies to: Chanpreet Kooner, Acting CAO

20338 - 65 Avenue | Langley | British Columbia | Canada | V2Y 3J1 | 604-534-3211 | tol.ca
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{ Schools

October 16, 2024

Township of Langley

Attention: Mr. Stephen Richardson
20338 — 65 Avenue

Langley, BC V2Y 3J1

Dear Mr. Stephen Richardson,
Re: October 7, 2024 Public Hearing Council Resolution

On Tuesday, October 8", Township of Langley staff informed the District staff that the following
motion was passed by Council at the Regular Meeting of the Township Council on October 7, 2024:

That Council direct staff to request clarification from the school district on the status of the
timeline to construct a necessary school for the Willoughby slope.

The Ministry of Education and Child Care requires school districts to annual submit a Five-Year
Capital Plan which you can find on our website. I am also attaching a copy of the Capital Plan that
was submitted to the Ministry.

The “New South West Latimer Elementary” (73" Avenue and 198B Street) and the “New Jericho
Elementary” (6920 206" Street) were listed as priorities for the School District in the current 5 Year
Capital Plan which was approved by the Board of Education on June 18, 2024. The Ministry is due
to respond to the District’s 5 Year Capital Plan in March 2025 and at that time, they will inform us
of which projects they have approved and what our next steps will be.

The Ministry approval process has two steps: the first step is the approval of the business case,
which we hope to receive in March, and the second step is obtaining approval of the funding based
on the business case. Until we have funding approval from the Ministry we are not able to provide a
timeline for construction.

Please let me know if you have any further questions.

Sincerely,

Brian Iseli, Secretary-Treasurer

School District #35 (Langley) | 4875 222 St., Langley, BC V3A3Z7 | (604) 534-7891

www.sd35.bc.ca | www.facebook.com/LangleySchoolDistrict | @LangleySchools
N.2 - Page 3
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Township of
Langley
Est. 1873
TO: MAYOR & COUNCIL DATE: NOVEMBER 4, 2024
FROM: PUBLIC WORKS DIVISION FILE NO: 5360-02-001

SUBJECT: 2025 COLLECTION AREA ADJUSTMENTS

The purpose of this memorandum is to update Mayor and Council on upcoming changes to the
Township’s curbside collection areas for garbage, organics, and recycling collection.

Staff periodically review the Township’s curbside collection areas in consultation with our
collection provider (Sierra Waste Services Ltd.) to ensure equipment and crews are used
efficiently. This is done by balancing service demands over the collection week (Monday
through Thursday).

Collection zones were last revised in January 2019 to accommodate population growth and took
known future construction and zoning into consideration. Since then, continued development
concentrated in the Willoughby neighbourhood has resulted in service demands on Monday
being significantly higher than the remainder of the week. If collection zones remain unchanged,
the Township’s collection provider may become unable to service all homes within the existing
boundaries as scheduled or accommodate strata complexes seeking to switch from private to
municipal collection services.

Two areas currently receiving collection on Mondays will be shifted to Tuesdays or
Wednesdays, affecting approximately 1,200 properties. These areas are outlined in
Attachments A and B. Homes will receive garbage collection for two consecutive weeks to help
them adjust to their new collection schedule before returning to bi-weekly garbage collection.

Zone changes are scheduled to come into effect the week of January 6, 2025, the first full week
after the holidays. Affected residents will be notified of the changes by mail in early December
and through digital communications in the weeks that follow. Once in effect, no further changes
to collection zones are anticipated for another five years.

ATTACHMENT A: Map - Zone Change — Monday A to Wednesday B
ATTACHMENT B: Map - Zone Change — Monday B to Tuesday A
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Township of

Langley Monda
BC

y A to Wednesday B

Map printed on: Monday, October 28, 2024
Township of Langley

0 300 600

N.3

ATTACHMENT A

1,200
Meters

1:15,000

The data provided is a compilation of geographic information drawn together from a variety ofsources,
historic and current, and does notnecessarily include everything and anything for a particular purpose;
and the person uflizing this information does so entirely attheir risk as the Township of Langley assumes
no obligaion or liability for he use of this information by any person and makes no representations or
promises regarding he completeness or accuracy of e information orits fitness for a particular purpose
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Township of . == =

‘Langley Monday B to Tuesday A
BC

The data provided s a compilation of geographic information drawn together from a variety of sources,

- ) historic and current, and does notnecessariy include everything and anything for a particular purpose;

Map printed on: Monday, October 28, 2024 and the person uflizing this information does so entirely attheir risk as the Township of Langley assumes
Township of Langley no obligation or liability for he use of this information by any person and makes no representations or

promises regarding he completeness or accuracy of e information orits fitness for a particular purpose.
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Township of

Langley

SENIORS ADVISORY COMMITTEE

Wednesday, October 16, 2024 at 7:00pm
Nicomekl River Meeting Room
4" Floor, 20338-65 Avenue, Langley, BC

Est. 1873

MINUTES
Present:
S. Baker, Community Co-Chair
Councillor T. Baillie, Council Co-Chair

S. Bennett, K. Ludlam, T. Taylor, and S. Tingley

In Attendance:
P. Crump, Langley Seniors in Action

Staff:
A. Jensen, Manager, Strategic and Social Planning
K. Stepto, Recording Secretary

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF
THE COAST SALISH PEOPLES

S. Baker acknowledged the Traditional Territories of the Coast Salish Peoples.

A. APPROVAL AND RECEIPT OF AGENDA ITEMS

1. Seniors Advisory Committee — October 16, 2024

Moved by S. Tingley,

Seconded by K. Ludlam,

That the Seniors Advisory Committee approve the agenda and receive the
agenda items of the October 16, 2024 meeting.

CARRIED

B. ADOPTION OF MINUTES

1. Seniors Advisory Committee — September 18, 2024

Moved by K. Ludlam,

Seconded by S. Tingley,

That the Seniors Advisory Committee adopt the Minutes of the September 18,
2024 meeting.

CARRIED
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C. DELEGATIONS AND PRESENTATIONS

D. REPORTS

1. Co-Chair Reports

Councillor Baillie reported that he attended the Union of BC Municipalities
(UBCM) Convention. There was not a lot of discussion regarding seniors. He
noted Homelessness Awareness Week and Fire Prevention Week. He
commented on the Surrey Food Bank’s special “seniors” times and stated that
socialization is a big part of their services.

S. Baker stated that food security relates to seniors as well as families.

E. CORRESPONDENCE

F. WORK PROGRAM

1. Review Work Program

S. Baker commented on the lack of low-income rental units for seniors in the
Township, and the need for the committee to continue to make this a priority topic
to provide Council with meaningful and productive recommendations. Discussion
ensued and the committee felt this topic should be included in the 2025 Work
Plan with a recommendation going to Council early in the new year. Staff
commented that the committee could have the opportunity to provide input at a
high policy level.

K. Ludlam noted that the City of Toronto has created a corporation that focuses
on seniors housing. This corporation provides housing and other supports that
seniors need, including social, medical, mental health, transportation, etc.

Action: Staff to provide information regarding the Toronto Seniors’ Housing
Corporation to committee.

G. COUNCIL REFERRALS

H. OTHER BUSINESS AND ITEMS FOR INFORMATION

1. Heat and Smoke Preparedness

As a follow up to the presentation at the September meeting, discussion ensued
regarding how the Township is prepared for heat and smoke events. It was noted
that a program with the Fire Department for smoke awareness specific to seniors
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H. OTHER BUSINESS AND ITEMS FOR INFORMATION

would be beneficial. This is also a topic that could be added to the 2025 Work
Plan.

Action: T. Taylor to prepare a draft recommendation for Council regarding Heat
and Smoke Preparedness and alerting seniors.

2. Committee Application Process 2025

Members of the committee were reminded to submit their application if they are
re-applying.

3. salishan Place Update

Memao from staff provided for information.

. NEXT MEETING

Date: Wednesday, November 20, 2024
Location: Salmon River Committee Room

4" Floor, 20338-65 Avenue, Langley, BC
Time: 7:00pm

J. TERMINATE

Moved by T. Taylor,

Seconded by S. Bennett,

That the meeting terminate at 8:30pm.
CARRIED

CERTIFIED CORRECT:

Community Representative Co-Chair Council Representative Co-Chair
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Township of

Langley

AGRICULTURAL ADVISORY
COMMITTEE

Wednesday, October 23, 2024 at 7:05pm
Salmon River Committee Room
4" Floor, 20338-65 Avenue, Langley, BC

Est. 1873

MINUTES

Present:
J. Caldarella, Community Co-Chair
Councillor M. Pratt, Council Co-Chair

C. Allison, G. Brar, J. Green, A. Hamer, R. Ross, O. Smid, A. Smith, and J. Walker

Staff:

K. Robinson, Community and Policy Planner
M. Gunn, Community and Policy Planner

K. Stepto, Recording Secretary

ACKNOWLEDGEMENT OF THE TRADITIONAL TERRITORIES OF
THE COAST SALISH PEOPLES

J. Caldarella acknowledged the Traditional Territories of the Coast Salish
Peoples.

A. APPROVAL AND RECEIPT OF AGENDA ITEMS

1. Agricultural Advisory Committee — October 23, 2024

Moved by A. Smith,
Seconded by J. Green,

That the Agricultural Advisory Committee approve the agenda and receive the
agenda items of the October 23, 2024 meeting.
CARRIED

B. ADOPTION OF MINUTES

1. Agricultural Advisory Committee — June 26, 2024

Moved by O. Smid,
Seconded by R. Ross,

hat the Agricultural Advisory Committee adopt the minutes of the June 26, 2024
meeting.
CARRIED
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C. DELEGATIONS AND PRESENTATIONS

1. Fraser Highway Employment Lands Area Plan

K. Robinson provided a presentation regarding the Fraser Highway Employment
Lands Area Plan. She noted that Metro 2050 states that industrial lands are
critical to supporting a diverse, resilient economy — one that supports businesses
and residents by securing land for economic development and jobs within the
region and reducing costs for commuting and the transportation of goods.

The Fraser Highway Employment Lands Area Plan will include low-impact
industrial uses, such as:
¢ Light industrial production (food and beverage manufacturing)
Distribution (warehousing, industrial storage)
Repair (autobody shops, consumer goods repair)
Construction materials and equipment (building supplies)
Outdoor storage activities (container storage)
Wholesale (logistics wholesalers)

Changing this area to “industrial” will require a Regional Growth Strategy (Metro
2050) amendment to be consistent with land use designations at the regional
level.

The committee provided comment on the following two questions:

1. What agricultural opportunities do you see in the Plan area?
¢ Cold Storage
Butcher/processing shop
Engagement of the broader agriculture community on opportunities
Farm hub
Food hub
Farm equipment repair
Meat locker (storage locker for those who don’t have room to store their
meat).
e Cidery (gathering place)

2. What should be in place in the Plan to minimize impacts to ALR lands?
Habitat and livestock protection

Aquifer protection

Light and noise pollution

Water service

Widening of 232 Street

MOTION

Moved by J. Caldarella,

Seconded by R. Ross,

That the Agricultural Advisory Committee recommends consideration of the
following in the Fraser Highway Employment Lands Area Plan:

e Agricultural Land Reserve/Non-Agricultural Land Reserve edge planning
buffer.
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C. DELEGATIONS AND PRESENTATIONS

e Low impact development that is compatible with adjacent Small
Farms/Country Estates designation in the Rural Plan.

e Agricultural-industrial uses, including abattoirs, farm equipment repairs,
and cold storage.

e Community Amenity Contribution for agricultural amenities as
recommended in the Agricultural Viability Strategy (AVS) Section 2.1.14.

e A Food Hub as recommended in the AVS Section 2.2.5.

CARRIED

D. REPORTS

1. Co-Chair Reports

Councillor Pratt reported that he attended the Union of BC Municipalities
(UBCM) Convention where he participated in a session on food security. He
noted that the Ministry of Agriculture is developing tools to help with supply and
demand discrepancies in agriculture.

E. CORRESPONDENCE

F. WORK PROGRAM

1. 2024 Farm Tour Report

J. Caldarella reported that the Farm Tour was successful, despite the weather.
The feedback received was positive and attendees really enjoyed the networking
portion of the day. Networking responses are included as Attachment A.

2. Agriculture Outreach Campaign
M. Gunn reported that the Task Force has been working on a survey to provide to
the participants at the Langley Sustainable Agriculture Foundation/Young
Agrarians workshop on November 2. The survey will include the following
questions:

Do you own or lease the land you farm?

e Own

e |Lease

e Looking for land
e Other

What type of farming do you do?

What resources or sources do you rely on to stay informed about agriculture?
e Word of mouth/local farmers
e Ministry of Agriculture and Food
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F. WORK PROGRAM

YouTube/Internet

Newsletter from organizations
Commaodity groups

Other

What are your preferences for receiving information?
e Email/leNewsletter

In person

On-farm

Phone

Website

Workshops

What do you see as the biggest challenge/obstacle to increasing farm production
in the TOL?

What do you see as the most significant opportunities for strengthening
agriculture in TOL?

What examples, if any, have you observed of positive initiatives in other
municipalities?

G. COUNCIL REFERRALS

H. OTHER BUSINESS AND ITEMS FOR INFORMATION

1. Farmers’ Institute Update
A. Smith reported that the Institute has partnered with the Langley Animal
Protection Society on the issues of dangerous dogs, and that they are planning a
workshop on water in March.

2. Committee Application Process 2025

Committee members whose terms are expiring were reminded to re-apply by
October 25, 2024.

3. salishan Place by the River Update

Provided in package for information.
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. NEXT MEETING

Date: Wednesday, November 27, 2024
Location: Salmon River Committee Room

4" Floor, 20338-65 Avenue, Langley, BC
Time: 7:00 pm

J. TERMINATE

Moved by C. Allison,

Seconded by A. Smith.

That the meeting terminate at 8:50pm.
CARRIED

CERTIFIED CORRECT:

Community Representative Co-Chair Council Representative Co-Chair
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Farm Tour 2024 — Networking Session on Table Responses

1. In what ways do you believe local agriculture impacts the quality of life for
residents?
e Greenspace and trees
Fresh food available locally
Positive benefit of local produce
Carbon sequestration
Breaks up the urban landscape
Plants and animals vs concrete
Health benefits
Makes you aware of the benefits and challenges related to food you’re enjoying
Permeable surfaces to allow groundwater to recharge
Many residents are not aware of the amount of agriculture in Langley
Provides opportunities for education for kids and youth

2. What do you think are the biggest challenges for the agricultural community in the
Township?

Keeping urban development off of agriculture lands

Lack of opportunities to sell produce

Small parcels of agriculture lands

Water — access and irrigation

Relationship between levels of government

Need more awareness around farm practices eg. equipment

Lack of generational knowledge being shared

Food processing

Land prices

Buying of agricultural land for estate use

Not having an agriplex

Urban interface pressures

Lack of farmers and aging farmers

Education about supporting “Buy Local” and supporting farmers

Agricultural education to future generations

No coordination between organizations

3. What sources or resources do you rely on to stay informed about agriculture?
e Local farmers
¢ Farm Credit Canada
e LEPS - YouTube webinars
BC Farm Museum
AAC
Farmers’ Institute
Country Life in BC newspaper
Oeds Smith
Environmental Farm Planning
Langley Tourism Circle Farm Tour
Ministry of Agriculture and Food - Agriservice
Word of mouth and talking to people

2024 AAC Farm Tour Table Responses
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David Davis
o Newsletters from organizations
o Businesses
o NGOs
o Government
BCAC
AAFC
Tol Ag Website
IAF
Langley Farmer’s Market
BC Farmer’s Market Association
Young Agrarians
Social Media Groups
Let’s Talk Food Aldergrove food table
Regional Agrologists
Export Navigator — connect local produce inter-province
School visits could be re-introduced
Tie finished products and experiences to farmers via social media
ALC Bulletins
Local Government social media (fb, Instagram)

4. How do you think agriculture shapes the identity and culture of the Township?
e Green space

Food stands

Circle Farm Tours

Horse Competitions

Agritourism

Transportation on roadways

Food production

Land development and the ALR

Economic Development

Employment

Agri-tourism

History and Legacy — First Nations

Way of life — mindset to support agriculture

Land stewardship

Watershed management

Riparian conservation

Biodiversity

Land base / tax base — infrastructure and resources

5. What do you see as the most significant opportunities for strengthening the
Township’s agricultural community?
e Starting an agricultural compliance team with the ALC
Farmgate sales map (online)
Cooperatively steward farms
Agritourism
Strong policies (Zoning Bylaw, etc.)

2024 AAC Farm Tour Table Responses
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Protecting soil

Involving youth through social media

More engagement opportunities

Protecting farmland

Farming as a primary use (actually use for farming)

Stop truck parking on agricultural lands

Partnerships with LEPS

Farm stores and stands

An actual agriplex to promote local food products, animals, livestock
o Actually connect and see them

6. Who do you think plays a crucial role in supporting and promoting agriculture in
the Township?

Government — local, provincial, federal

AAC

LEPS

LSAF

Arboretum

Horse Council

4-H

Decision makers to keep ag land for agriculture

Voters

Educational Institutions

Commodity groups

Farmers

Farmer’'s Markets

Consumers

First Nations

Grocery Stores

Environmental Organizations

7. What, if any, concerns do you have about food security in the Township now and
in the future?
e Pressure to alienate farm land
Urbanites that object to farm vehicles, noises, odours, etc..
Trespass onto farmland and leaving garbage behind
Land cost prohibit farm expansion/growth
Farm transition to next generation
Transportation corridors expanding and creating barriers to efficient farm
operations
Reliance on grocery stores and big box for food
Climate change and impacts on food production
Pressure to convert agricultural land into other uses (residential, industrial, etc.)
Use of agricultural lands to build large homes (agricultural not the primary use)
High product pricing, competing with large groceries
Water (recharge aquifers)
Monitor farm exemptions better — grow food or lose subsidy
Diversify crops (can’t live on one food product alone)

2024 AAC Farm Tour Table Responses
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897

CONSOLIDATED FOR CONVENIENCE ONLY

EXPLANATORY NOTE

Bylaw No. 5897 repeals the Langley Development Cost Charges Bylaw No. 5555 and
amendments thereto and establishes a new Development Cost Charges Bylaw.

Amending Bylaw 6024 — adopted September 9, 2024

Bylaw No. 6024 amends the Langley Development Cost Charges Bylaw No. 5897 by
removing the Highway 1 at 232 Street Interchange Project from the Roads Development
Cost Charges (DCC) and amending the Roads DCC rates accordingly.

THIS IS A CONSOLIDATED BYLAW PREPARED BY THE CORPORATION OF
THE TOWNSHIP OF LANGLEY FOR CONVENIENCE ONLY. THE TOWNSHIP
DOES NOT WARRANT THAT THE INFORMATION CONTAINED IN THIS
CONSOLIDATION IS CURRENT. IT IS THE RESPONSIBILITY OF THE
PERSON USING THIS CONSOLIDATION TO ENSURE THAT IT
ACCURATELY REFLECTS CURRENT BYLAW PROVISIONS.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897

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

1. This Bylaw may be cited for all purposes as “Langley Development Cost Charges
Bylaw No. 5897”. As a short title, it may be known as “DCC Bylaw No. 5897”.

Definitions
2. For the purposes of this Bylaw:

Area of Development means that portion of the parcel of land encompassing
or covered by buildings and structures, including, but
not limited to, zoning setbacks, storage yards and
parking areas, driveways, easements, and areas
encumbered by rights-of-way, landscaping areas,
detention and siltation ponds, ancillary structures and
other areas used for a facility or structure to support the
development or use of the property. Environmental
reserve areas are not included in the Area of
Development, provided such areas are protected by a
restrictive covenant registered in favor of the Township
of Langley, to the satisfaction of the Director of
Engineering for the Township of Langley, or their
designate.

Commercial 1 means all developments zoned for commercial uses
under the Zoning Bylaw, and all developments having
commercial uses undertaken in buildings or on land
where the zoning designation under the Zoning Bylaw is
other than commercial: and where the first storey Gross
Floor Area is 3,700 square metres or less. This
includes, but is not limited to, all rural commercial uses,
campgrounds, golf courses, outdoor recreational uses,
and any other similar uses.

Commercial 2 means all developments zoned for commercial uses
under the Zoning Bylaw, and all developments having
commercial uses undertaken in buildings or on land
where the zoning designation under the Zoning Bylaw is
other than commercial; and where the first storey Gross
Floor Area is more than 3,700 square metres. This
includes, but is not limited to all rural commercial uses,
campgrounds, golf courses, outdoor recreational uses,
and any other similar uses.
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Commercial 3 means all developments zoned for commercial uses
under the Zoning Bylaw; and all developments having
commercial uses undertaken in buildings or on land,
where the zoning designation under the Zoning Bylaw is
other than commercial; and where such commercial
uses are located only on the second and higher floor
levels. This includes, but is not limited to all rural
commercial uses, campgrounds, golf courses, outdoor
recreational uses, and any other similar uses.

Development Cost Charges means the charges payable pursuant to the provisions
of this Bylaw and in the amounts as calculated in the
schedules hereto. The term Development Cost
Charges may also be referred to as “DCCs” or “DCC” in
this Bylaw.

Gross Floor Area means the sum of all floor areas used or intended to be
used for the undertaking of permitted uses, measured to
the extreme outer limits of the building or structure,
excluding areas for parking and unenclosed balconies.

Industrial means all developments zoned for industrial uses under
the Zoning Bylaw, and all developments having
industrial uses undertaken in buildings or on land,
where the zoning designation under the Zoning Bylaw is
other than industrial.

Institutional means:

(a) all developments zoned for institutional use under
the Zoning Bylaw; or

(b) institutional uses undertaken in buildings or on land
where the zoning designation under the Zoning
Bylaw is other than institutional, including, but not
limited to, schools and other educational facilities,
congregate care facilities and other live/care
accommodation, hospitals and other medical
facilities, government buildings, public recreational
facilities, fire halls, police stations, airport facilities,
communications and energy facilities, waste
disposal and other similar public and Utility uses.

Residential 1 means residential developments having a density of 15
or less dwelling units (du) per hectare.

Residential 2 means residential developments having a density
greater than 15 up to 44 dwelling units per hectare.

Residential 3 means residential developments having a density
greater than 44 up to 74 dwelling units per hectare.
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Residential 4 means residential developments having a density
greater than 74 dwelling units per hectare.

Utility means a use providing for public utility structures and
facilities for road, water, sewer, drainage, electrical,
telephone, cablevision, gas, and similar services, where
such use is approved in writing by the Township of
Langley, by another government body with jurisdiction,
or by a company regulated by a government
commission, including broadcast transmission facilities.

Zoning Bylaw means the Township of Langley Zoning Bylaw No.
2500, as amended, or replaced.

Schedules and Notes
3. Schedules “A”, “B” and “C” are attached hereto and form a part of this Bylaw.

4. The notes found at the bottom of Schedules “A”, “B” and “C” form a part of this Bylaw.

Development Cost Charges

5. In accordance with Section 559(1) of the Local Government Act, every person who
obtains:

a. approval of a subdivision, or

b. a building permit authorizing the construction, alteration or extension of a
building or a structure, other than a permit authorizing the construction,
alteration or extension of a building or structure or part of a building or
structure where:

the value of the work authorized by the permit does not exceed $50,000;

must pay to the Township of Langley the applicable Development Cost Charges set
out in Schedules “A”, “B”, and “C” of this Bylaw.

c. For certainty, this bylaw imposes charges in respect of a building permit or
structure that will, after the construction, contain fewer than four dwelling units
and for which the dwelling unit in the building or structure will be put to no
other than residential use.

6. For a type of development not identified under Schedules “A”, “B”, or “C” of this Bylaw,
the imposition of a Development Cost Charge will be at the sole discretion of the General
Manager of Engineering for the Township of Langley, or their designate, with the amount
payable based on the most comparable type of development, as determined by the
General Manager of Engineering for the Township of Langley, or his or her designate,
acting reasonably.

7. Subject to the Development Cost Charge (Instalments) Regulation, B.C. Reg. 166/84, as
amended or replaced from time to time, Development Cost Charges imposed pursuant to
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this Bylaw must be paid at the time of the approval of the subdivision or the issue of the
building permit.

8. A development cost charge is not payable if the development does not impose new
capital cost burdens on the Township of Langley. A new capital cost burden will be
imposed where there is a new demand created for designated services. A determination
of whether a development imposes a new capital cost burden on the Township of
Langley will be in the sole discretion of the Director of Engineering for the Township of
Langley. A determination of whether a new demand for services is created on a
subdivision will be based on, among other things, the number of pre-existing fee simple
lots (but excluding pre-existing stratified lots) prior to the subdivision. For greater
certainty, and without limiting in any way what else may constitute a new capital cost
burden, the creation of new fee simple lots will be deemed to have imposed a new capital
cost burden on the Township of Langley for which development cost charges may be
imposed.

9. For Development Cost Charges imposed pursuant to this Bylaw on single family
residential subdivisions, a credit will be granted for each existing fee simple lot, but
excluding an existing stratified lot, forming part of the subdivision at the time of the
subdivision, or building permit application. For multiple family residential developments, a
credit will be granted for each existing dwelling unit forming part of the development at
time of the subdivision or building permit application. For non-residential developments,
Development Cost Charges are assessed based on the additional Gross Floor Area or
additional Area of Development, as applicable.

10. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, pursuant to a Development Works Agreement under section 570 of the Local
Government Act, and the cost of the service is included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw,
then the cost of providing the service shall be deducted from the class of Development
Cost Charges applicable to the subdivision or development for the particular service, as
set out in the schedules hereto, the amount of which shall be calculated as the cost of the
work less the amount to be paid by the Township of Langley to the developer under the
Development Works Agreement, other than any amount paid as interest.

11. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, outside the boundaries of land being subdivided or developed, not pursuant to a
Development Works Agreement under section 570 of the Local Government Act, and the
cost of the service is included in the calculations used to determine the amount of
Development Cost Charges imposed pursuant to this Bylaw, then the cost of providing
the service shall be deducted from the class of Development Cost Charges applicable to
the subdivision or development for the service, as set out in the schedules hereto, the
amount of which shall not exceed the lower of the following amounts:

a) the amount of Development Cost Charges identified as “DCC Recoverable” in
the DCC review report prepared as part of the Township of Langley’s DCC
program, as amended, or replaced,;

b) the amount of Development Cost Charges calculated for the subdivision or

building project pursuant to the provisions of this Bylaw for the class of
service; or
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c) the estimated amount for providing the service, as determined by the
developer’s qualified professional, acting reasonably.

Expenditures from DCC Reserves to Developers

12. Where the Township of Langley has entered into an agreement with a developer to
complete works, including a Development Works Agreement under section 570 of the
Local Government Act, and those works are included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw, the
Township of Langley may expend monies from the applicable Development Cost Charge
reserve to repay the developer some or all of the capital costs the developer incurred in
completing a project.

General Provisions

13. In this Bylaw, words importing the singular number include the plural number, and vice
versa.

14. Langley Development Cost Charge Bylaw No. 5555 and amendments thereto are hereby
repealed.

READ A FIRST TIME the 24 day of July , 2023
READ A SECOND TIME the 24  day of July , 2023
READ A THIRD TIME the 24  day of July , 2023
RECEIVED THE APPROVAL OF THE 19  day of January , 2024
INSPECTOR OF MUNICIPALITIES the

ADOPTED the 29 dayof January , 2024
“‘ERIC WOODWARD” Mayor “SUZANNE LITTLE” Deputy Township Clerk
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46024 LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897
09/09/24
Schedule “A”
RESIDENTIAL
DEVELOPMENT COST CHARGES
Parkland
De\-:-glzir(:\fent Unit Road Drainage Sewage Water Acq:rl‘sdltlon Total
Development
Residential 1 du $29,997 $11,067 $1,870 $3,152 $40,701 $86,787
Residential 2 du $21,270 $4,459 $1,320 $2,225 $28,730 $58,004
Residential 3 du $18,543 $3,059 $1,265 $2,132 $27,533 $52,532
Residential 4 du $16,362 $1,948 $825 $1,391 $17,956 $38,482
NOTE:

¢ Residential DCCs are imposed on each dwelling unit (du).
The residential component of mixed-use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897
Schedule “B”
COMMERCIAL AND INSTITUTIONAL
DEVELOPMENT COST CHARGES
TOTALS
T £ Road,
ype o Unit Road Sewage Water Sewage and Drainage
Development Water (based on Area
(based on Gross | ©f Development)
Floor Area)
Commercial 1 m2 $109.08 $6.27 $10.57 $125.92 $27.12
Commercial 2 | m? $85.08 $6.27 $10.57 $101.92 $27.12
Commercial 3 | m? $39.27 $4.68 $7.88 $51.83 $0.00
Institutional m2 $52.36 $6.27 $10.57 $69.20 $24.13
NOTE:

The residential component of mixed-use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable

to other uses in the development.

Commercial and institutional DCCs, with the exception of the drainage component, are imposed

based on Gross Floor Area (gfa).

The drainage component is imposed based on Area of Development.
Commercial developments having a building or buildings with total Gross Floor Area greater than

3,700 m?, shall have the road component of the Commercial 1 rate applied to the first 3,700 m? and
the road component of the Commercial 2 rates applied to all areas of the buildings exceeding 3,700

mZ.
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#6024 THE CORPORATION OF THE TOWNSHIP OF LANGLEY
09/09/24
LANGLEY DEVELOPMENT COST CHARGES BYLAW NO. 5897
Schedule “C”
INDUSTRIAL DEVELOPMENT COST CHARGES
Type of OTALS
Development | Unit Road Drainage Sewage Water TOTAL
Industrial m?2 $16.92 $25.66 $2.48 $4.17 $49.23
NOTE.:

¢ The residential component of mixed-use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

e Industrial DCCs are imposed based on Area of Development.
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Township of
Langley
COUNCIL POLICY
) P
Est. 1873
Subject: Budget Directives Policy No: 03-842

Approved by Council: 2023-09-25
Revised by Council:

Purpose

1.1 This budget policy sets forth the principles and guidelines that govern the
development, implementation, and monitoring of the Township of Langley
budget. It seeks to guide the decision making on current and long-term
operating and capital decisions. This policy aims to ensure transparent and
accountable financial management, efficient resource allocation and the
achievement of Council priorities to meet the needs of the community within
the regulatory framework.

2. Background

2.1 In compliance with Section 165 of the Community Charter, all B.C. Municipalities
must adopt a five-year financial plan annually by bylaw before May 15 each year
and before the annual property tax bylaw is adopted. The financial plan must be
balanced and set out the following for each year of the five- year period:
proposed expenditures; proposed funding sources and the proposed transfer to
or between funds. In compliance with section 166 of the Community Charter, the
Five-Year Financial Plan must be available for public consultation prior to being
adopted.

3.  Objectives and Guiding Principles

3.1 Ensure fiscal responsibility: The budget policy aims to maintain sound fiscal
practices, promote long term financial sustainability, and manage resources
efficiently and effectively — balancing financing strategies available between:
a. Pay-as-you go funding current users pay.

b. Debt financing — future users pay to meet the needs of the Community.

3.2 Enhance accountability: This policy emphasizes accountability in the budget
process.

3.3 Align with Council priorities: The budget will be aligned with the Township
Council priorities and provides an action plan to assist staff in focusing
resources on those priorities.

3.4 Maintain operational flexibility: The budget policy allows for flexibility in
responding to unforeseen circumstances, economic changes and emerging
needs while maintaining good financial management principals.

3.5 Provide timely information: The budget will be completed in a timely manner
consistent with good financial management practices.

3.6 Public input: The budget process will encourage public input.
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4. Budget Structure

4.1 The budget is organized and presented by fund, consisting of both Operating
and Capital budgets for:

. Universal fund

. Water Utility

. Sewer Utility

. Solid Waste Utility

4.2 The Universal fund is further disaggregated into operating divisions or
business units of responsibility
4.3 One-time expenditures are presented separately

5. Process and timeline

5.1 The key steps and approximate timeline:

Timeline Process Description
Jan- June Define Establish Council priorities for the following year; provide direction to staff
July- August |Prepare Capital and Operating submissions are prepared by Divisions/Business
Units
September  |Submit All budgets are submitted to Finance
Sept- Compile |Budgets are reviewed and consolidated

October
November |Presented |Budgets are presented to Council

November  |Input Public input period

December |Decision |lInitial budget approval

January Approval |Final adoption by Council of the Financial Plan and the financial plan bylaw

5.2 Steps:

5.21 Define — through Council discussion the priorities for the community
are established and staff is given direction to ensure that all
programs, services, and capital requests align with Council’s priorities
and goals.

5.2.2  Prepare/Submit — Divisions/business units prepare the financial plan
at a detailed level and forward to Finance. Non-discretionary updates
are made to labour contracts, operating expenditures, revenue, and
rates. Discretionary funding requests can be detailed for
consideration by Council. Project summaries are also prepared for
capital projects. In addition, one time funding requests are detailed
for Council consideration.

5.2.3  Compile — all budgets are reviewed and consolidated for further
review and funding considerations.

5.2.4  Presented — Financial Plan is presented to Council for consideration
and adjustments as requested by Council.
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5.2.5 Input — In accordance with the Community Charter, the Financial Plan
is made available for public comment and feedback is provided to
Council.

5.2.6  Decision — Council receives the five-year Financial Plan

5.2.7  Approval — Council gives final reading of the Financial Plan and
Bylaw. The Tax Rates bylaw will be presented and adopted by
Council prior to May 15 as required by the Community Charter.

6. Operating Budget Presentation for Approval

6.1 All proposed budget adjustments shall be submitted to Finance in the budget
format specified by Finance for approval by Council.

6.2 The format provided to Finance will include adequate details for presentation
to Council.

6.3 Council will receive detailed changes by division/business unit.

7.  Operating Budget Inclusion and Commitments

7.1 Where the capital budget contemplates debt financing, the estimated cost to
fund debt obligations must be included in the operating budget in the year in
which the debt obligation is expected to occur.

7.2 Amounts transferred to reserves or to the capital budget must be included in
the operating budget.

7.3 If actual expenditures and transfers to other funds for a year exceed actual
revenues and transfers from other funds for the year, the resulting deficiency
must be included in the next year’s financial plan as an expenditure in that
year per Community Charter 165 (9).

7.4 Where the proposed funding to an existing program or a new program is 100%
from grants or external funding sources and where the expenditures are
included in the annual financial plan, the expenditures will not be committed
until such time as written notice is received confirming the funding will be
received.

8. Capital Project Presentation for Approval

8.1 The proposed expenditures for capital projects and the related financing shall
be included in the budgets in a format specified by Finance for approval by
Council.

8.2 This format will include details of the proposed project including drawing as
suitable, justification, risks (financial and otherwise) as well as the following
financial information:

8.2.1.1  Total project cost for all years of the project.
8.2.1.2  Multi year cashflow if approvable.

8.2.1.3  Operating Budget impact (OBI) with detail on the timing of the
OBI as well as the nature of the OBI.

8.3 Council will receive a current debt schedule including information on renewals
to occur during the budget year for approval of renewals.
8.4  Council will receive a schedule of reserve balances.
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9. Capital Budget Inclusion and Commitments

9.1 Where the proposed funding for a capital item is 100% from grants or external
funding sources and where the expenditures are included in the annual
financial plan, the expenditures will not be committed until such time as written
notice is received confirming the funding will be received.

9.2 Where a budgeted capital asset has been ordered but delivery will not be
made until a subsequent budget year, or where a capital project is in progress,
the amount of the funding required to fund the entire capital asset expenditure
shall be retained in the applicable capital project.

9.3 If a capital project has been open for a minimum of 2 years and is not
progressing in a reasonable and timely manner, a review by the Business Unit
Manager and Finance will be completed and unless there are conditions to
warrant retaining the funding, staff will recommend to Council to close the
project and return the funding to the originating source.

9.4 Business unit managers are to notify Finance staff of all capital assets that are
put in service.

9.5 The status of all projects must be assessed at least annually and any funding
greater than required to complete the expenditures will be returned to the
originating funding source.

9.6 Where capital project expenditures are expected to exceed the approved
capital budget the expenditure must be approved by Council. Additional
commitments for a capital project shall not be authorized if the value of the
work will cause the project to be over expended until such expenditure is
approved by council and the additional funding source is determined.

10. Roles and Responsibilities

10.1 Council approves the five-year financial plan.

10.2 Council is responsible for the Budget and delegates authority to carry out the
approved expenditures to Township staff.

10.3 Finance department in consultation with the business units, is responsible to
provide the tools necessary for the Business Unit managers to prepare,
manage and monitor budgets.

10.4 Business unit managers have the responsibility to provide the level of service
approved by Council within the approved operating and capital budget for their
division.

10.5 Finance department monitors the annual operating and capital budgets and
reports material variances between budgeted and actual expenditures and
revenues.

10.6 No Business Unit manager shall incur a capital expense unless it has been
approved by Council (except in an emergency to protect assets of the
Township).

10.7 If a projected operating expenditure will create an over expenditure in the
budget, the business unit shall propose a plan to reduce expenditures to cover
the expected deficit. Details of the plan are to be provided to the Finance
Department for reallocation of the budget.

10.8 Council will review the budget policy periodically to assess its effectiveness,
identify areas for improvement and incorporate emerging best practices as
appropriate.
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11. Other Principals

11.1 A Department or Business Unit shall not incur any exceptional or new
expenditure that alters the budgets unless it is approved by Council.

11.2 Reallocation of operating budgets between accounts within a business unit are
permitted on the condition that the over expenditures in one account within a
business unit will not overspend the total of all accounts for that Business unit.

11.3 Significant unanticipated revenues from senior government or funding from
external sources and the related expenditure plans require a report to Council.

11.4 All grant applications must be approved by Council.

11.5 Unexpended funds at year end in the annual budget of any Business Unit and
not otherwise allocated by Council direction shall become part of the Surplus.

11.6 Requests for increases in budget are to be provided to Council with
justification and divided into discretionary and non discretionary.

11.7 One-time expenditures are for items which are one times such as studies etc.
and are funded from prior year surplus to the extent it is available and is
approved by Council through the budgeting process.

11.8 One time carry forwards from prior years are to be summarized with justification
for review by Council during the budgeting process.

11.9 One-time transfers from reserve funds should not be used to offset property
taxes.

11.10All reports to Council must include a Financial Implications section whenever
there are significant financial issues, budget impacts or funding requirements.
These sections must be concurred with the Finance Department and such
concurrence must be evidenced.
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