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ADVISORY DESIGN PANEL
WEDNESDAY, JANUARY 29, 2025 AT 7:00 PM
Council Chambers

Langley City Hall
(In-Person Meeting)

UPDATED AGENDA

AGENDA

Adoption of the January 29, 2025 agenda.

MINUTES
Adoption of minutes from the January 15, 2025 meeting.
INFORMATION UPDATE:

DEVELOPMENT PERMIT APPLICATION DP 08-23
ZONING BYLAW AMENDMENT APPLICATION RZ 07-23

20625 Eastleigh Crescent.

DEVELOPMENT PERMIT APPLICATION DP 13-24
ZONING BYLAW AMENDMENT APPLICATION RZ 09-24
OCP AMENDMENT APPLICATION OCP 01-24

19991 49 Avenue, 19990 50 Avenue, and 4951-4975 & 4991 200 Street.

DEVELOPMENT PERMIT APPLICATION DP 11-24

20501 Logan Avenue.

NEXT MEETING

To be confirmed.

ADJOURNMENT




MINUTES OF THE
ADVISORY DESIGN PANEL

HELD IN CKF ROOM,
LANGLEY CITY HALL

WEDNESDAY, JANUARY 15, 2025
AT 7:04 PM

Present: Councillor Paul Albrecht (Chair)
Councillor Mike Solyom (Co-Chair)
Himanshu Chopra
Melissa Coderre
Jaswinder Gabri
Matt Hassett
Leslie Koole
Tracey Macatangay

Absent: Tana McNicol
Samantha Stroman
Ritti Suvilai
Staff: C. Johannsen, Director of Development Services

K. Kenney, Corporate Officer

Chair Albrecht began by acknowledging that the land on which we gather is on the
traditional unceded territory of the Katzie, Kwantlen, Matsqui and Semiahmoo First
Nations.

1) AGENDA

Adoption of the January 15, 2025 agenda
It was MOVED and SECONDED
THAT the January 15, 2025 agenda be adopted as circulated.

CARRIED

Document Number: 199150
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2) MINUTES
Adoption of minutes from the December 11, 2024 meeting
It was MOVED and SECONDED

THAT the minutes of the December 11, 2024 Advisory Design Panel meeting be
approved as circulated.

CARRIED

3) ADVISORY DESIGN PANEL INTRODUCTION & ORIENTATION

Welcome and brief orientation and review of ADP Terms of Reference.

Mr. Johannsen provided an overview of the ADP process.

Ms. Kenney provided an orientation on meeting procedures.

Councillor Albrecht provided further information and guidance on procedures for

the benefit of new members.

4) DEVELOPMENT PERMIT APPLICATION DP 09-24
ZONING BYLAW AMENDMENT APPLICATION RZ 08-24

5080 & 5096 208 Street

Mr. Johannsen spoke to the staff report dated January 6, 2025 providing
information on the proposed development.

Staff responded to questions from Panel members regarding:
e Differences in the old and new building design;
e Potential lane connection to two neighbouring undeveloped lots;
e Larger setbacks required between the subject building and neighbouring
lots;
Requirement for cross access easements;
Review of plan by Fire Department
Maneuverability of garbage trucks through the development
Possibility of expanding internal apron.

The Applicant team entered the meeting:

Rajinder Warraich, Principle, Founder, Architect, AIBC

Akshay Chatterji, BIM Manager, AIBC

Caelan Griffiths, Landscape Architect, PMG Landscape Architects
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Mr. Warraich provided a PowerPoint presentation on the proposed development,
providing information on the following:

Site context;

Overall site plan Phases 1 and 2;
Phase 2 — Building 8;

Building 9;

Elevations;

Material board; and

Parking stalls.

Mr. Griffiths highlighted information on the landscape plan, providing information
on the following:

plant schedule;

use of climate resilient trees;
flowering plants;

native plantings;

Permeable fencing on street side;
bike racks;

Material board;

Lighting, use of bollards; and
Concrete pavers.

The applicant team responded to questions from Panel members regarding the
following:

Rationale for different sizes of roof peaks;

Size of bed that can be maneuvered through stairway in top floor plan and
potential to remove door at top to create more room in stairwell;

If there is pedestrian access from 208 Street to park;

Additional sound attenuation measures for units facing 208 Street; and
Whether there are entry doors to units from lane side;

Panel members provided feedback on the form and character of the development
and discussion took place regarding the following:

Some floorplans appear to show some doors overlapping;

Add more architectural interest on south/north elevations

Add more visual interest, such as a decorative element to the broader
gable on building 9;

Adjust pedestrian access on 208 Street so it does not look like a route to
the park;

Provide more distance between the ground floor unit entrance doors and
the lane for safety;

Simplify and straighten 3" floor roof plan by removing nine inch niche on
outside face;

Increase width of driveway aprons along lane to provide better turning
radius;

Provide more basic u-shaped bike racks;

Remove plantings from apron; and
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e Correct south elevation windows that are not centered on the wall.

Staff responded to questions from panel members regarding the following:

e Rationale for not providing direct access to the park from yards of units
facing the park;

e Potential to have City Parks Department plant row of trees along property
line of complex on City property to complement landscaping of the
development.

The applicant team left the meeting.

There was further discussion regarding the following:

e Potential for residents to use apron area in front of units for personal use if
surface material was different from lane surface material;

e Potential to provide gated access to the park for residents in the complex;

e Location of pedestrian crossing for residents of the complex; and

¢ Removal of laneway plantings.

It was MOVED and SECONDED
THAT:

The ADP receive the staff report dated January 6, 2025 for information; and

The ADP recommends the applicant give further consideration to the following
prior to the application proceeding to Council:

a.

Consider wider driveway aprons along lane to narrow lane asphalt width (to
reduce apparent width of lane driving surface and better delineate space
between buildings).

Review interior door placement and swing on ground floors to reduce
conflicts.

Review interior corridor width and stairwell design to maintain ability to move
furniture, including mattresses, around corners.

Review north elevation of Building 8 and south elevation of Building 9 to add
more facade variety and visual interest.

Consider additional fagcade variety under top of large gable on Building 9.

Review design of pedestrian access from 208 Street into site, and design this
access in a way that doesn’t indicate public park access from 208 Street.

Consider stairwell placement at garage level, involving moving the entry door
further into the unit to create more landing space where the entry door opens
to the lane.
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h. Consider depth of facade variation on top floor of Building 8 (bedrooms).
I. Provide basic ‘u-shaped’ design bike racks.

j. Consider grouping townhomes together to make turnaround larger.

k. Remove plantings in laneway/apron areas.

l.  Review and fix alignment of windows in elevations on all buildings to match as
necessary.

CARRIED

Staff note: engage Parks staff re: possibility of planting new trees in Nicholas Park
parallel to fence line, and providing gate access to the Park for residents in complex

(along west side of Park).

5) NEXT MEETING

January 29, 2025

6) ADJOURNMENT

It was MOVED and SECONDED
THAT the meeting adjourn at 8:40 pm.

CARRIED

s

ADVISORY DESIGN PANEL CHAIR

CORPORATE OFFICER



ADP Minutes — January 15, 2025



ADVISORY DESIGN PANEL
REPORT

To: Advisory Design Panel

Subject: Development Permit Application DP 13-24
Rezoning Application RZ 09-24
OCP Amendment Application OCP 01-24
(19991 49 Ave., 19990 50 Ave., and 4951-4975 & 4991 200 St.)

From: Anton Metalnikov, RPP, MCIP Bylaw #: 3305 &
Planner 3306
File #: 6620.00
Date: January 21, 2025 Doc #:

RECOMMENDATION:

THAT this report be received for information.

1. PROPOSAL:

Development Permit, rezoning, and Official Community Plan (OCP) amendment
applications for a 6-storey rental apartment building including below-market
units, daycare, church and community hall, and commercial space.

2. CITY BYLAWS & POLICIES:

Applying to the subject properties:
a. Official Community Plan (OCP): Ground Oriented Residential and
Corner Commercial (townhome residential and local commercial);
b. Zoning: P2 Private Institutional/Recreation Zone and RS1 Single Family
Residential Zone; and
c. Environmentally Sensitive Areas (ESAS): The site hosts both Low and
Moderately Low sensitivity areas which would be affected by the proposal.

The proposed development:

a. Includes an OCP amendment to Low Rise Residential to enable the
proposed apartment uses, height, and density. The applicant’s rationale
for this amendment is that it would deliver public benefits, including:

o 60 below-market rental homes (20 percent below appraised market
rent), supported by the Provincial BC Builds program;
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o A large child care facility (approximately 49 infant, toddler and
preschool spaces, plus approximately 24 after school spaces);

> A new church and community hall; and

o The establishment of a greenway plaza and connection to a future trail
to be extended to Conder Park through future development.

b. Includes a rezoning to CD108 Comprehensive Development Zone to
enable the proposed development, due to the absence of a standard zone
accommodating the Low Rise Residential and Corner Commercial OCP
designations in the current Zoning Bylaw; and

c. Requires a Development Permit for a mixed-use multi-unit development
and development within ESAs. An environmental assessment will be
conducted and the results, including any compensation as necessary, will
be provided when this application proceeds to Council.

3. DETAILED BACKGROUND INFORMATION

Applicant: Pacific Nazarene Housing Society, Inc.

Owners: Church of the Nazarene Canada Pacific District, Inc. & City of Langley

Civic Addresses: 19991 49 Avenue, 19990 50 Avenue, and 4951-4975 & 4991 200 Street

Legal Description: Parcel “A” (Reference Plan 9135), Lot 1, Except: Firstly; Part Outlined
Red on Plan with Bylaw Filed 58930, Secondly: Part Subdivided by Plan
37325, Thirdly: Part Dedicated Road on Plan LMP11207, Section 3,
Township 8, New Westminster District, Plan 5752; Lot 16, Except: Part
Dedicated Road on Plan LMP10777, Section 3, Township 8, New
Westminster District, Plan 26103; Lots 118 & 119, Section 3, Township
8, New Westminster District, Plan 49001; Lots 364 & 365, Section 3,
Township 8, New Westminster District, Plan 57025;

Site Area: 11,198.3 m? (2.77 acres)

Number of Units: 302 apartments

Gross Floor Area:  23,522.2 m? (253,191.2 ft?)

Floor Area Ratio: 2.10

Lot Coverage: 39%

Total Parking 565 spaces (including 28 accessible spaces)

Required: *RM3 Zone Requirements

Parking Provided: 429 spaces (including 20 accessible spaces)

Existing OCP Ground Oriented Residential

Designation:

Proposed OCP Low Rise Residential

Designation:

Existing Zoning: P2 Private Institutional/Recreation & RS1 Single Family Residential
Proposed Zoning: CD108 Comprehensive Development

Variances Parking spaces shared among different uses

Requested: 5.5 m long accessible parking stalls (5.8 m min.)

Estimated $11,689,850.95 (City - $6,523,776.93, GVS&DD - $2,273,436.62,

Development Cost GVWD - $2,119,018.93, MV Parks - $94,616.14, SD35 - $176,200.00,
Charges (DCCs): TransLink - $502,802.33)
*Subject to further review
Community $1,025,000.00
Amenity *Subject to further review
Contributions
(CACs):
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4. SITE CONTEXT (19991 49 Avenue, 19990 50 Avenue, and 4951-4975 &
4991 200 Street)

The proposed development site consists of six properties: a church and five
single-detached home lots. Single-detached homes designated Ground
Oriented Residential in the OCP (envisioning townhome development)
neighbour the site on all four sides. Additionally, its surroundings include:
North: 50 Avenue (collector street);

East: 200 Street (arterial street within TransLink’s Major Road Network);
South: 49 Avenue (collector street); and

West: 199A Street (local street).

Conder
Park

Subject
Site

Context Map

The site is located in a distinctly residential area but would itself create a variety
of local-serving amenities including commercial businesses, child care, and an
enlarged church and community hall. It also has convenient walking
connections to:

e Three transit routes (directly adjacent). The 200 Street corridor has also
been identified in TransLink’'s Access for Everyone plan for a future
RapidBus line;

e Conder Park (5-to-10-minute walk); and

e Simonds Elementary School (10-minute walk).
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5. PROPOSED SITE AND BUILDING DESIGN

A.

Site Layout and Building Massing

The proposed development is for a flat-roofed wood-frame building. At
ground level, it is separated into two halves by a private internal street
extension aligned with Grade Crescent to take advantage of the access
provided by the existing traffic light on 200 Street and route the majority of
vehicles through this connection to reduce the number of vehicles using the
adjacent lower-traffic roads. Public pedestrian access will be permitted
along a path through this private connection, which is intended to be
extended as an 8-metre-wide greenway with a multi-use path and trees
through to Conder Park as part of any future development of the properties
to the west. A secondary vehicle connection is provided on 50 Avenue.
There will be no general vehicle access to 49 Avenue or 199A Street, but
an emergency-only access, secured with bollards, will be provided onto
199A Street to ensure emergency services have adequate access.

The ground floor of the southern half includes a residential lobby and
amenity spaces, a large child care space, and a church and community hall.
The north side includes an additional residential lobby and five commercial
units. Commercial tenants are yet to be determined, but are envisioned in
the OCP Appendix A: Nicomekl River District Neighbourhood Plan as
potentially including a café/bakery, convenience retail/food service, and/or
small-scale office. Drive-through establishments and gas stations are
prohibited. Underground parking is provided beneath the majority of the site,
and has been designed to be expanded if the remaining area to the north is
also developed in the future. Surface parking is also provided to the back of
the buildings.

The upper floors rise to a height of 6-storeys over this podium level and
bridge the space created by the central access in an S-shape. This
configuration allows for an efficient layout that maximizes rental housing
supply on site, while breaking up the massing from all views with gaps
between building wings reducing the street wall lengths.

The building has also been designed to minimize shadowing on adjacent
properties, and enable potential future mixed-use development on the
properties to the north (between the proposed building and 50 Avenue).

Building Elevations and Materials

The building’s ground floor is wholly treated with white brick cladding and
expansive fenestration into the commercial and church spaces. The same
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white brick is used for partial walls separating the outdoor child care spaces.
The upper residential floors are decorated with prominent coloured square-
patterned metal panelling with alternating angles and thicknesses.
Balconies are inset into the residential units and set back from these square
modules, with glass railings in line with the panels. Wood-finish walls are
provided within the balconies and serve as a warmer natural contrast.

. Landscaping

The landscaping reflects the project’s varied mix of uses with various
outdoor spaces provided beside the child care spaces (play areas), church
(seating and dining), and commercial units (pocket plazas), and
programmed to relate to these functions. The pocket plaza concrete unit
paver surface treatment extends over the private street connection and its
sidewalks to reinforce its intention as a public place and path. Landscape
beds, featuring a variety of shrubs and trees, are provided around the
perimeter of the site to add greenery and soften the site’s edge while
maintaining visibility and engagement between the active ground floors and
the street, with some incorporating benches. Strip LED lighting is integrated
into this seating, bollard lighting is provided along the central vehicle court,
and additional lighting is incorporated elsewhere to accent select trees. An
outdoor amenity deck is provided on the second floor, on the roof of the
commercial units below, which includes additional plantings and trees.

The development would also upgrade the public realm frontage. In addition
to new sidewalks on all sides and a bike path along 200 Street, this would
include new street trees along 49 and 50 Avenues and 199A Street, as well
as new trees along the west property line. New street trees would also be
provided along 200 Street which, together with new private trees to be
planted on the property, would create a double row of trees that flanks the
sidewalk and bike path on both sides.

Building Program and Details

The building’s unit mix includes:

75 studios (25%));

154 one-bedroom units (51%);
58 two-bedroom units (19%); and
15 three-bedroom units (5%).

61 (20.2%) of the units are adaptable. Resident storage facilities are
provided in storage rooms in the residential floors as well as within in-unit
storage rooms. 1,045 m? (11,248 ft?) or total amenity space is provided,
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including 400 m? (4,306 ft?) of indoor space and 645 m? (6,943 ft?) of outdoor
space split between the second-floor deck and a ground-floor space outside
the southern indoor amenity rooms.

6. SUSTAINABILITY FEATURES

e Construction techniques that minimize site disturbance and protect air
quality;

e Lighting systems meeting ground-level and dark skies light pollution
reduction principles;

e Incorporating a construction recycling plan and the use of recycled
building materials;

e Achieves an energy performance of 25% better than the current Model
National Energy Code for multi-unit residential buildings;

e Reduced heat island effect with a high-reflectivity roof;

e Non-water dependent and drought-tolerant materials in the landscape
design served by an irrigation system with central control and rain
sensors; and

e Water-conserving toilets.

7. CPTED
The applicant’s proposal benefited from a comprehensive Crime Prevention
Through Environmental Design (CPTED) review by a qualified consultant
whose recommendations were incorporated into the plans.

8. VARIANCES

A. Parking spaces shared among different uses.

The proposed building includes a diverse variety of uses, including
apartments, child care, a church and community hall, and commercial units.
Parking for apartment residents will be provided in full by the dedicated and
secured underground parking level. Other parking requirements, namely
apartment visitor (0.2 spaces/unit), child care (1 space/employee), church
(1 space/10 m? floor area), and commercial parking (3 spaces/93 m? floor
area), are required to be calculated and provided independently in the
current Zoning Bylaw.

This would result in a total non-resident parking requirement of 184 spaces.
However, the parking demand for these different uses generally peaks at
different times. For example, parking use is greatest for resident visitors in
the evenings and weekends, for child care and commercial spaces during
business hours, and for churches on Sundays. The proposed development
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includes 103 surface parking spaces to take advantage of these offset
peaks in parking demand to make more efficient use of space and allow the
various neighbourhood-serving uses to all be provided while ensuring that
each has adequate parking available. This approach has previously been
taken on other mixed-use buildings in the City, where certain parking
spaces are shared between commercial customers and residential visitors,
while others are dedicated to one function or the other at all times, as
informed by a parking study prepared by a professional engineer. Staff are
considering formalizing and standardizing this shared parking approach in
the new Zoning Bylaw currently under development.

A parking study is currently being conducted for this proposal. It will provide
more information and recommendations on how the shared parking can
best be organized, including what number of stalls needs to be available for
which different uses at which different times. Based on this, there may be
updates made to the design, number and location of surface parking spaces
prior to the application proceeding to Council. Once the shared parking
arrangement is confirmed, the shared parking spaces will be signed and
managed accordingly by the landowner. These results will be presented
when the application proceeds to Council.

Accessible stall length

The length of the accessible stalls is proposed at 5.5 metres, compared to
the 5.8 metres required in the Zoning Bylaw. The 5.5 metre length is
consistent with the City’s standard parking stall dimension requirements and
several other surrounding municipalities (including Langley Township,
Surrey, Maple Ridge, and Abbotsford) use the same stall length for both
standard and accessible parking spaces. Staff are also considering making
standard and accessible parking stall lengths consistent in the City’s
upcoming new Zoning Bylaw.

Residential parking

If the current Zoning Bylaw requirement for a similar type of building (i.e.
RM3 Zone) was applied to this application, the applicant’s proposed overall
parking amount is 14.4% less than what would be required. Given that a CD
zone is being proposed for this development, technically only the previous
parking-related variances are required. However, it is important to note that
staff support the applicant’s residential parking approach, as the proposal
(less 55 spaces of 14.4%) exceeds the rates under preliminary
consideration for the new Zoning Bylaw. These rates are being used for
apartment applications to the north, including those along 53 and 53A
Avenues, and are based on research work conducted by the City’s Zoning
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Bylaw update consultant and staff to date, recent parking-related Provincial
legislation and guidance, a review of parking requirements in other Lower
Mainland municipalities, and the Metro Vancouver Parking Study, which
concluded that rental homes, and especially below-market rental homes,
have notably lower parking demand.

If the preliminary rates being considered for the draft new Zoning Bylaw
were applied to this application, 323 resident parking spaces would be
required, based on rates of 1.0 spaces per studio and 1-bedroom unit, 1.25
spaces per 2-bedroom unit, and 1.45 spaces per 3-bedroom unit. This total
is 3 spaces (1%) less than the proposed parking amount of 326 resident
spaces and is 15.2% less than the current RM3 Zone requirement of 381
spaces, which is based on rates of 1.2 spaces per studio and 1-bedroom
unit, 1.3 spaces per 2-bedroom unit, and 2.0 spaces per 3-bedroom unit.

Based on the above rationales, staff support these variances.

. ENGINEERING

These requirements have been issued to reflect the application for a rezoning
development application proposing institutional, and commercial & residential
mixed-use development located at:

e 19991 49 Avenue

e 19990 50 Avenue

e 4951, 4961, 4975, and 4991 200 Street

Note: all works are to be done to the City of Langley’s Design Criteria Manual
(DCM), and the City’s Subdivision and Development Servicing Bylaw (SDSB).

Per the City’s DCM requirement, the developer and their consulting engineer
shall submit to the City Engineer a signed and sealed copy of Form F-1
(Commitment by Owner and Consulting Engineer) prior to starting their design
works.

Per the City’s Watercourse Protection Bylaw No. 3152, the developer’'s
consulting engineer shall submit to the City Engineer a signed and sealed
copy of Form F-1 (Confirmation of Commitment by Qualified Environmental
Professional - QEP) prior to starting their site monitoring works.
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ENGINEERING SERVICING COMMENTS — PRELIMINARY ONLY

Off-site servicing drawing submission will not be accepted until traffic impact

assessment (TIA) report, existing road structure assessment report, and
water & sanitary hydraulic modelling report recommendations are finalized.

A) Offsite Servicing Requirement

1.

2.

Garbage and recycling enclosures, and collection vehicle access route
and turning radius shall be accommodated on the site

A Qualified Environmental Professional (QEP) must be engaged to
implement erosion and sediment control in accordance with the City of
Langley Watercourse Protection Bylaw #3152, as amended.

A storm water management plan for the site is required. Rainwater
management measures used on site shall limit the release rate to pre-
development levels to mitigate flooding and environmental impacts as
detailed in the City’s DCM. All calculations shall be based the City’ DCM
with 20% added to the calculated results to account for climate change. A
safety factor of 20% shall be added to the calculated storage volume. Pre-
development release rates shall not include climate change effect.

A Qualified Environmental Professional (QEP) must be engaged to
implement erosion and sediment control in accordance with the City of
Langley Watercourse Protection Bylaw #3152, as amended.

All existing services shall be capped at the main by the City, at the
Developer’'s expense prior to applying for a demolition permit.

New water, sanitary and storm sewer service connections are most likely
required and they shall be provided from 49 or 50 Avenue. Service
connection off arterial road is typically not supported. All pertinent service
connection design calculations shall be submitted in spreadsheet format
and shall include all formulas for review by the City.

Road Dedication and Easement

a. Consultant shall submit the proposed road dedication, consolidation,
subdivision, and/or SROW legal plan for Engineering staff review.

b. 5m x 5m corner truncation is required at all intersections at 200 Street

c. 4m x 4m corner truncation is required at 49 Ave @ 199A Street

d. Itappears 199A Street meet the required road ROW width for a local
road.

e. It appears 49 and 50 Avenue meet the required road ROW width for
a collector road.
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f.

g.

It appears 200 Street fronting 4951, 4961, and 4975 meets the
required road ROW width, west side of road, for an arterial road.
Approximately 1.5m of road dedication is required fronting 4981 and
4991 200 Street. Additional road dedication from the east side of
200 Street will be required to achieve the required 30m road ROW
for an arterial road.

Approximately 3.5m of road dedication is required off the 200 Street
frontage of 19991 49 Avenue.

8. Road Work
a. The scope and extent of the off-site road works shall be determined

b.

—h

in part from the TIA recommendation.

200 Street frontage shall be constructed to include raised separated
bike lane per standard road drawing #SS-R01. Pedestrian and bike
facility connectivity must be considered from 50 Avenue to Grade
Crescent.

49 Avenue shall be constructed to meet collector road standard per
standard road drawing #SS-R06

50 Avenue shall be constructed to meet collector road with bike lane
standard per standard road drawing #SS-R05

Curb return entrance off 200 Street shall be used.

The condition of the existing pavement along the proposed project’'s
frontages shall be assessed by a geotechnical engineer. Pavements
shall be adequate for an expected road life of 20 years under the
expected traffic conditions for the class of road. Road construction
and asphalt overlay designs shall be based on the analysis of the
results of Benkelman Beam tests and test holes carried out on the
existing road which is to be upgraded. If the pavement is inadequate,
it shall be remediated by the Developer, at the Developer’'s expense.

9. At the Developer's expense, a Traffic Impact Assessment (TIA) will be
completed by the City’s standing traffic consultant per the DCM Section
8.21. The applicable fee toward completing the TIA must be paid via a
cheque issued to the City’s selected traffic consultant and delivered to the
City. TIA reports must be approved by the City Engineer prior to taking the
application to Council. The TIA completion timing must be:

a.

b.

For OCP Amendment / Rezoning Applications: Prior to Council’s first
and second readings; and

For Development Permits (DP): Prior to Council consideration of the
application.

10. Watermain and Water Service Connection

a.

New water service connection shall be provided from a collector or
local road.
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b.

The existing 150mm AC watermain on 49 Ave and 50 Ave shall be
upgraded to current material standard and meet minimum size
requirement.

At the Developer’'s expense, the capacity of the existing watermains
shall be assessed through hydraulic modeling performed by the
City's standing consultant. Any upgrade requirement for
watermain(s) not covered under the City’'s DCC bylaw shall be
designed and installed by the Developer at the Developer’s expense.
Additional C71P fire hydrants may be required to meet bylaw and
firefighting requirements. Hydrant locations must be per DCM
Section 3.10 and approved by the City Engineer and the City of
Langley Fire Rescue Service.

11. Storm & Sanitary Mains and Service Connections

a.

b.

New service connection shall be provided from collector or local
roads.

A Stormceptor or equivalent oil separator is required to treat site
surface drainage.

Civil consultant shall complete a catchment area analysis per DCM
section 4.0 to confirm that the City storm sewer system has sufficient
capacity to accommodate the minor flow, and identify the floor route
for the major rain event. Developer will need to upgrade/improve any
capacity deficiency or negative impacts to the downstream system
due to the proposed development.

Part of this development falls under South Langley Integrated
Rainwater Management. Infiltration is part of the runoff collection
system. Please see section 5.7 in DCM for more details.

Culvert crossing at 199A Street shall be reviewed by the designer to
confirm it can meet the 1:100 year event.

At the Developer's expense, the capacity of the existing sanitary
main shall be assessed through hydraulic modeling performed by the
City’s standing consultant. Any upgrade requirement for sanitary
main(s) not covered under the City’s DCC bylaw shall be designed
and installed by the Developer at the Developer’s expense.

12. Street Light

a.

New street lights will be required along 49 Ave and 50 Ave frontages.
Any required street lighting upgrades, relocation, and/or replacement
shall be done at the Developer’s expense. Any existing BC Hydro
lease-lights to be removed and disposed of off-site.

Existing street lighting along 200 Street and 199A Street frontages
shall be analyzed by a qualified electrical consultant to ensure street
lighting and lighting levels meet the criteria outlined in DCM.
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13.

14,

15.

Street Tree
a. Street trees will be required all frontages as part of the road work.
Pending final boulevard design, soil cell and irrigation may be
required as per DCM section 11.

Eliminate the existing overhead BC Hydro/telecommunication
infrastructure along the development’'s 200 Street and 49 Avenue by
replacing with underground infrastructure. The developer is responsible
for contacting BCHydro and telecom companies to start the design work.
If undergrounding is not possible at this time, pre-ducting the frontage is
typically required by the developer with cash in-lieu contribution for the
incomplete portion of the work.

Undergrounding of hydro, telecommunication to the development site is
required, complete with underground or at-grade transformer.
Transformers servicing developments are to be located on private
property with maintenance access located on private property. All
transformers to be wrapped upon installation by the Developer.

B) The Developer is required to deposit the following bonding and fees:

1.

The City will require a Security Deposit based on the estimated
construction costs of installing civil works, as approved by the City
Engineer.

The City will require inspection and administration fees in accordance to
the Subdivision Bylaw based on a percentage of the estimated
construction costs, as per the City’s Subdivision and Development
Servicing Bylaw 2021 #3126.

A deposit for a storm, sanitary and water services is required, which will
be determined by City staff after detailed civil engineering drawings are
submitted, sealed by a Professional Engineer.

The City will require a $40,000 bond for the installation of a water meter
to current City standards as per the DCM.

A signed and sealed pavement cut form (Form F-2 of the City’s DCM)
shall be completed by the developer’s consulting engineer. Upon the
review and approval of the City Engineer of the submitted form, the
corresponding Permanent pavement cut reinstatement and degradation
fees shall be paid by the Developer.
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10.

11.

NOTE: Deposits for utility services or connections are estimates only. The
actual cost incurred for the work will be charged. The City will provide the
developer with an estimate of connections costs, and the Developer will
declare in writing that the estimate is acceptable.

FIRE DEPARTMENT COMMENTS

Fire department access for the whole project was reviewed to ensure adequate
access was in place for apparatus and firefighters. Fire apparatus access for
the whole site must consider access route, including maneuverability, hydrant
location and coverage, over height issues as well as weight bearing
considerations. Bollard access to 199A St must be redesigned to support
maneuverability of large firetruck apparatus. A construction fire safety plan shall
be completed, complete with crane inspection records. A progressive standpipe
installation will be required as construction rises. Standpipes will be required at
the main entrance of the parkade, and in elevator lobbies. Stairwells act as an
area of refuge and should be made as wide as possible (607) All
garbage/recycling containers must be stored in a fire rated, sprinklered room,
and must be of adequate size to prevent spillover into adjacent area. Marked
Exits must not be on a fob. A radio amplification bylaw is currently in
development and will need to he adhered to. Consideration will be given to the
installation of power banks in the storage room lockers for e-bikes charging. A
Fire Safety plan and FD lock box (Knox box) will be required before occupancy.
Two 4” FDC will be located on concrete pedestal at the front and rear of the
building, not building mounted. exact location to be discussed with the Fire
Department at a later date.

BUDGET IMPLICATIONS

In accordance with Development Cost Charges Bylaw, 2024, No. 3256 and the
City’s Amenity Contributions Policy, the proposed development would typically
be estimated to contribute the following to the City:

e Development Cost Charges (DCCs): $6,523,776.93

e Community Amenity Contributions (CACs): $1,025,000.00

Given the proposal’s inclusion of below-market rental homes and backing by a
Provincial housing program, these figures are subject to change based on
further consideration with Council.
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DEVELOPMENT PERMIT APPLICATION DP 13-24
REZONING APPLICATION RZ 09-24
OCP AMENDMENT APPLICATION OCP 01-24

Civic Addresses:

Legal Description:

Applicant:
Owners:

19991 49 Avenue, 19990 50 Avenue, and 4951-4975
& 4991 200 Street

Parcel “A” (Reference Plan 9135), Lot 1, Except:
Firstly; Part Outlined Red on Plan with Bylaw Filed
58930, Secondly: Part Subdivided by Plan 37325,
Thirdly: Part Dedicated Road on Plan LMP11207,
Section 3, Township 8, New Westminster District,
Plan 5752; Lot 16, Except: Part Dedicated Road on
Plan LMP10777, Section 3, Township 8, New
Westminster District, Plan 26103; Lots 118 & 119,
Section 3, Township 8, New Westminster District,
Plan 49001; Lots 364 & 365, Section 3, Township 8,
New Westminster District, Plan 57025

Pacific Nazarene Housing Society, Inc.

Church of the Nazarene Canada Pacific District,
Inc. & City of Langley
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Project Statistics
OCP District areas: Zoning: Proposed Building:
Nicomekl River District Existing ___P2ZandRS1 Storeys Al B
200 Street Corridor Proposed oD Height (m)  South Building 207
North Building
229
Street Address: Legal Description: Assembly Information: Lot Area:
Ej
19991 49 Avenue Langely, BC Plan NWP5752 Lot 1 Living Hope Church of the Nazarene 6636.8 71,438
4951200 Street Langley, BC Plan 49001 Lot 119 City of Langley 7847 8,446
4961200 Street Langley, BG Plan 49001 Lot 118 City of Langley 8083 8700
4975 200 Street Langley, BG Plan NWP26103 Lot 16 Gity of Langley 16072 17,300
4991200 Street Langley, BG Plan NWP57025 Lot 365 Private 684.6 7,369
19990 50th Avenue Langley, BC Plan NWP57025 Lot 364 Living Hope Church of the Nazarene 676.8 7,285
[FoTAC 1,198.3 120,538
.12 ha)

Lot Area After Dedication: C1Zone Minimum Setbacks:
Residential storeys: ‘All other storeys:
Pre-dedication area 11983 1205380 m it m ft
Front 6 19.7 18 59
Dedication A 387.6 41719 Rear 6 197 00 0.0
Dedication B 511 55041 Side (interior) 6 197 00 0.0
Dedication G 78 839 Side (exterior) 6 197 18 59
[ToTAL 10,7519 115,732.1] Proposed Setbacks:
(1.08 ha) Residential storeys: All other storeys:
m ft ft
Lot Coverage: Front 3.0 9.8 3.0 9.8
sqm. Rear 30 98 30 98
riginal Lol Side (interior) 4.0 131 40 131
New Lot Area Side (exterior) 30 98 30 98
Gross Floor Area:
Parking South Building North Building Total
sq.m. sq.m. sf sq.m. sf sq.m. sf
Level P1 9,256.0 99,6308
Level One Parking excluded from GFA 21450 23,0882 837.0 9,004 2,9819 32,0972
Level Two calculation 27780 29,9021 1437.0 16,467.7 42150 453699
Level Three 26210 282122 1415.0 15,230.9 4,086.0 43,4431
Level Four 26210 282122 14150 15,2309 4,036.0 43,4431
Level Five 26210 282122 14150 15,2309 4,036.0 43,4431
Level Six 26210 282122 14150 15,2309 4,036.0 43,4431
Roof Level 87.9 946.1 934 10053 1813 19515
[TOTAL 5,494.9 166,785.3 B,027.4___ 86,4050 23,5222 __ 253,191.2]

Dwelling Units Summary:

South Building

North Building

Studio 1Bedroom 2 Bedrooms 3 Bedrooms Studio 1Bedroom 2 Bedrooms 3 Bedrooms
Level One 0 0 [} 0 0 0 0 0
Level Two 1 20 7 2 4 10 3 1
Level Three 1 20 7 2 4 1 5 1
Level Four 1 20 7 2 4 1 5 1
Level Five 1 20 7 2 4 1 5 1
Level Six 1 20 7 2 4 1 5 1
Subtotal 55 100 35 10 20 54 23 5
BUILDING TOTAL 200 102
[sraND TOTAL 302|
Dwelling Units per hectare
=302 units / 112 ha 269.7]
Dwelling Unit Mix:
Studio 1Bedroom 2 Bedrooms 3 Bedrooms Total
75 (25%) 154 (51%) 58 (19%) 15 (5%) 302
20% Adaptable required (per OCP) [ 15 31 12 3 | 61
Development Data:
Tinstitationar Commercial Residential
Assembly Hall Childcare Non-rentable ~[Rentable Non-rentable [Amenity Girculation &  Rentable Rentable Units
Non-rentable ~ Storage
South Building
Level One 906.0 800.0 19.1 0.0 0.0| 2374 1825 0.0 0.0
Level Two 306.4 755 23961
Level Three 314.2 755 22813
Level Four 314.2 755 22813
Level Five 314.2 755 22813
Level Six 314.2 755 22813
Roof Level 87.9
Subtotal (sq.m) 906.0 0.0 0.0| 2374 18335 3775 113213
Subtotal (sf) 97521 0.0 255554 19,735.8 4,063.4 121,861,
S. Bidg. Subtotals by Use (sq.m.) m
(sf) 0.0 48,2165
North Building
Level One 0.0 0.0 0.0 597.9 63.5| 0.0 1756 0.0 0.0
Level Two 165.8 1833 577 10302
Level Three 180.6 0.0 1234.4
Level Four 180.6 0.0 1234.4
Level Five 180.6 0.0 12344
Level Six 180.6 0.0 1234.4
Roof Level 93.4
Subtotal (sq.m) 0.0 00 0.0, 597.9 635| 165.8 11747 57.7 5967.8
Subtotal (sf) 0.0 00 0.0 6,435.7 683.5) 17847 12,644.0 6211 64,236.9
N. Bldg. Subtotals by Use (sq.m.) 0.0 661.4] 7,366.0)
(sf) 0.0 7,19.3 79,286.6
[FOTAL GROSS FLOOR AREA (sa.m.) 23,522.2] FAR. 2.10
(sf) 253,191.2

Parking Requirement:

Distribution of Parking Spaces:

Use Area (sqm.)  Units Multiplier Required Stalls Provided Stalls Regular Small
Assembly Hall 906.0 x1/10sqm. 90.6 Level P1 231 101)
Childcare 12 x1/ emplyee 2 Level One 33 68
Commercial 597.9 x3/93sam. 19.3 Subtotal 264 169
Residential [roTaL 433]
Studio 75 12 90
One Bedroom 154 12 184.8
Two Bedrooms 58 13 75.4
Three Bedrooms 15 2 30
Visitors 302 0.2 60.4
[roTaL 565] 433|
Accessible Stalls minimum 5% of all stalls = 428%0.05
Small Stalls maximum 40% of all stalls 428 x 0.4 = 171 [ i69|39%
Loading Requirement:
Commercial GFA Required Provided
2 spaces for commercial GFA of 456 - 2323 sq.m., plus 23039 2 2
1space for each additional 2323 sq.m. or fraction
thereof
Col. requirements for this development is:
Two 3m x 9m Loading Spaces 2 2
Two 3m x 7m Loading Spaces 2 2
Bicycle Space Requirement: Residential Bicycle Spaces:
Multiplier Required Provided Horizontal Vertical
Class 1 Class 2 Class 1 Class 2 Level P1 79 3
Multifamily Residential Class 1= 0.5 / unit 161.0 151.0 Level One 29 1
Class 2=6/ 12 12 [Toi 108 64]
Retail Class 1=1/500 sq.m. 13 1.0 62.8% 37.2%
Class 2 = 6 / unit 30 30
Assembly Hall 10 spaces 10 10
Childcare. 10 spaces 10 0
[FoTAC 1523 62] 52 52]
Amenity Spaces (sg.m.):
Multiplier South Building North Building Combined
Required Proposed Required Proposed Required Proposed
Indoor Amenity 2.3 sq.m./ unit* 200 230 102 170 302 400
Outdoor Amenity 400 395 204 250 604 645
[TOTAL 600 625 306 420 | 906 1,045

“or variance of 3m2 total per unit on indoor and outdoor but with a min of 1m2 per unit on both indoor and outdoor amenities

Proposed Grade Calculation (mm):

North

East West
Property Bulding _ Average Property Buiding _ Average
Line Face Line Face
17,620 17499 17,560 16500 17,399 16,950
17,681 17499 17,590 16500 17,732 17,116
17,742 18089 17916 16500 17,839 17,170
17,559 17499 17,529 17500 17,854 17,677
17,498 17499 17499 17881 17,500 17,691
17,438 17,499 17,469 17918 17500 17,709
17,378 17,499 17,439 17946 17,500 17,723
17.314 17499 17,407 17970 17500 17,735
17,235 17,499 17,367 17986 17,500 17,743
17,150 17500 17,325 17,996 17500 17,748
17,053 17499 17276 17983 17,500 17,742
16,975 17,499 17,287 17946 18000 17,973
16,500 16,868 16684 17957 18,000 17,979
16,500 16746 16623 17936 18,000 17,968
16,500 16,609 16,555 17925 18,000 17,963
16,500 16473 16487 17916 18,000 17,958
16,500 16337 16419 15512 16,585 16,049
16,500 16200 16350 15652 16,601 16,127
16,500 16064 16262 15791 16,616 16204
16,500 15935 16218 15931 16,639 16,285
15,720 16228 15974 16,071 16749 16410
16,144 15,536 15,840 16,211 16,859 16,535
16,117 15338 15728 16300 16,970 16,635
15144 15500 15322 16300 17,081 16,691
14,919 15500 15210 16,300 17,173 16,737
14,697 14,800 14,749 16300 17,189 16,745
14,481 14800 14,641 16300 17,204 16,752
14244 13887 14,066 16,436 17,220 16,828
13,892 18952 13922 16676 17,287 16,957
13,800 13449 13625 16917 17,257 17,087
13517 13800 13,659 757 17276 17,217
17397 17,205 17,346
[Average North 57
[Average South A7,170]

General Notes:
of are hown in

vary:
1. Residential unit areas are counted from the centreline of the wall that separates units, to
the exterior glazing at the outsidewall, and the exterior face of the walls on internal
corridors.

2. Commercial units Areas are counted from the centreline of the walls in between units, to
the exterior glazing at the outsidewall, and the exterior face of the walls on internal
corridors.

3. All Congregation and Childcare areas ares are measured from the interior face of the
walls. (From interior wall face to interiror wall face).

Property Bulding _ Average
Line Face

13630 11650 12,640
18,799 ngil 12805
14321 12256 13289
15465 12701 14,083
15500 13146 14,323
15500 13591 14,546
15502 14036 14,769
15480 14307 14,894
15480 14461 14,971
South
Property  Building ~ Average
Li ace
18059 18088 18,074
18105 18135 18120
8151 18175 18163
18183 18190 18187
18193 18190 18192
18197 18190 18194
18192 18190 18,191
18167 18109 18138
18118 18090 15,104
[Average South 8,151]

Proposed Grade (meters)

Storage Summary:

South Building North Building

In-suite  not in-suite  Total In-suite  not in-suite  Total
Level One 0 0 0 0 0 0
Level Two 30 2 42 15 10 25
Level Three 30 2 2 1 0 17
Level Four 30 2 42 17 0 17
Level Five 30 2 42 1 0 17
Level Six 30 12 42 17 0 7
Subtotal 150 60) 210] 83 10§ 93]
BUILDING TOTAL 303
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Overview

Asagesture of respect, peace, and friendship, we acknowledge that the site of this development
the unceded I fthe Coast Salish People - specificaly the

Kwantlen, Matsqui, Katzie and Semiahmoo, and all their

faithful stewards of these lands.

iger ot

, block-long site that straddles the 200"
Streel Corridor and Nicomekl River Districts of the City of Langley Official Community Plan (OCP).

This applicationis in support of a proposal to revise the OCP and rezone the subject site from P2
and RS1to CD zone to permit the increased density to 210 FAR.

Tt i il ility, service-oriented retail space, and 302 units of
rental iith amenity in addition hallfor the Owner the Living
Hope Church of e (Pacific Nazarene Housi iety),

‘community support.

Areaplan

Site opportunities

The subject site is on 200" Street, whichii isa major road and truck route Ihrough the City of
Langley. The vicinity of the site is. ingle famil i butthe
OCPidentifies that this part of the city will be a transition zone between the more dense
downtown core toits north and the suburbs to the south.

Public transit

The subject site will be a thirty minute walk from the i nedat Industrial

Avenue and 203" Street. 200" Street is served by public transit and there is abus stop at the
subject site, and another across the street. This major route is also earmarked as a potential rapid
bus route.

Greenareas

The site surrounded by ger direction. Itis afive minute walk to the
Nicomekl River and Trail to the north. A six minute walk to the east arrives at Sendall Botanical
Gardens. Penzer Action Park and the Power Line Trail are about five minutes south, and finally
Conder Park is a three minute walk to the west.

Site assembly

Subjectsite

Legend
N Subject site

Municipal boundary
Park

 Mjor road
e Arterialroad
Collector road

The subjectsite will be the result of

the City of Langley and the Pacific

(PNHS). Withthe sh:

f growing ar the

community of Langley, the applicant is pleased to put forward this development proposal.

The southernmost parcelis Ihe longstanding home of the Living Hope Church of the Nazarene.

The nor thwest parcel

. The northeast lot is arecent purchase

fromapr - Finally,

rescentare City

Th iation of these properties willer

density of that

Official Community Plan uses

pes—

B N

Legend I e s

[ Subject site
RS1zoning
ark

assembly. This
housingin Langley, and will help the City to hitits targets for new houslng units.

the shortage of such

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

This proposal builds onthe OCP's “Conder
Convenience Corner” vision, witha
neighbourhood commercial community
centre thatincludes more housing units, a
large daycare, arenewed church and
community space, and a greater supply of
rental and below-market housing.

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

The OCP shows a mix of Suburban, Ground-
oriented, and Urban Residential. Itis the
Applicant's position that the proposed
development aligns with the intent of the OCP
ffering
302units of rental and below-market housing.
The proposal then exceeds expectations by
providing childcare and service-oriented retail
units at ground level, while also including an
update tothe church congregation facility.

Heritage: Vancouver, Victoria, & Eastern Rail

Subject site

[ P ———

Subject site

Building massing

‘Subjectsite

[ —————

Step One Step Two Step Three
A
path, connecting Grade Crescent to Conder Park, where a residential,commercial, assemblly hall and childcare, plus
future public node (green space or plaza) is planned. This. buildings.

iterative study of the ground plane.
partof the OCP amendment application.

49 Avenue
Future Townhomes
| away
ree!
Future G
Grade Crescent 200 Street
-
50 Avenue

The City of Langley has identified the historic
VV&E Railway as a heritage feature of interest.
The path of this former train track bifurcates
the subject site. Its location has driven the
building parti. The proposed development
offers circulation and a visual connection from
Grade Crescent to Conder Park, the location
of aformer train stop.

This connectionis an access point for the site.
Anassembly hall, retail units, and vehicular
and pedestrian traffic will animate it as the
outdoor heart of the development.

hema
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Consultants

Streetscape The ground level uses onsite require varying

The subjectsi i i

homes and residential local roads to the north, g the street. Tt

south,and east. In contrast, the east side of i 1perhaps the

major  most i

roadway thatis also a primary truck route amenity, and retail space. Key plan

through the city. Running north to south the The walkway itselfis broad, ranging between

grade of the site changes by over 6 meters, 9m and 14m from building to curb. This means

amounting to an average slope of 3%withthe  ample space for times of high pedestrian

highest point at the south corner. traffic, as well as room for landscaping buffer.

Thegroundfloor of the proposed

willho ial amenity Vehicles

childcare, an assembly hall,and retail units. Underground parkingis provided and

Thessite s bifurcated by what was once a vehicular access s located on the east side

regional electricrailway track, and the bulldlng across from Grade Crescentand at the T

King a northwest corner of the site. At ground level,
this pointalong 200" Street. parkingis distributed along the north and west
ends of the site. This configuration serves all

Pedestrians tr ingastrong

Anir isatthe fac:

heart of the site concept, andthe gentle slope  elevation. It loads the density towards the

of the site is handled with care to minimize busiest street and maximizes the buffer

stairsand offer efficient and comfortable between thesix storey proposed

paths of travel. For pedestrian safety, modes and j ingle famil

are separated by keeping vehicularaccessat  homes.

therear of the site.
Pro
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NOTE AND EXTRA COSTS INCURRED WILL NOT BE ACCETED.

REPORT.
‘CONSULTANT FOR REVIEW AND RESPONSE.

3. ALLLINES AND DINENSIONS ARE PARALLEL OF PERPENDIGULAR TO THE LIVES
OMWHCH 3

UTIITY AND LIGHTING ARE INDICATED FOR REFERENCE ONLY. REFER TOENG.
DRAWINGS FOR LOGATIONS, DETAILS, AND SPECIFICATIONS.

. REFER
PAVED SURFAGES INROADWAYS.

" T TReS,
‘SHRUBS, PERENNIALS, GRASSES AND GREENROOF.

8. SEE CVIL AND ARGHITECTURAL DRAVINGS FOR BUILDING PERIETER AND
ROADWAY GRADING.

9. ALL PLANT MATERIAL AND LANDSCAPE GONSTRUCTION TO CONFORMTO CSLA
STANDARDS.

10, ENSURE POSITIVE DRAINAGE.
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PLANTING NOTES:

1. ALL PLANT MATERIAL SHALL CONFORI TO THE STANDARD SPECIFIED IN THE CURRENT EDITION
%

OF LANDSGAPE. (A AND THE SC L ASSOCIATION

(BOLNA).

PLANT MATERIAL SIZES SPECIFIED ARE THE MINIMUM ACCEPTABLE SIZES TO BE SUPPLEDTO

THIS PROJECT.

ALLPLANT MATERIAL SHALL E WELL-ESTABLISHED AND UNIFORM N SHAPE AND SIZE.

ALL PLANT MATERIAL SHALL BE NURSERY GROWN UNLESS OTHERWISE NOTED. ONLY CERTIFIED
S.0.0. NURSERY STOCK WILL BE ACCEPTED.

e

RALLPL

VIATER EFFICIENCY.

Carpinus betulis Fastigats

Quercus coccinea

200TH STREET

PLANT SCHEDULE

TREES
Q. ke BOTANICAL NAME COMMON NAVE size DESCRIPTION
4 0 S davdi Snake Barkmagle BCMCALWE.  FULL UNIFORM SIZE & QUALITY
8 "M p— Amsrongmagle BCMCALWE.  FULL UNIFORM SIZE & OUALITY

A Aosrrubrum Wergant Norgen magle GOMCAL VB, FULL UNIFORM SIZE 8 QUALITY

0 o Carpinus et Fastgins Pyramidal Eucpeanhobeam  SCMCAL WB.  FULL UNIFORM SIZE & OUALITY
s o Corcdphytam Japonicum Katsuraree GOMCAL VB, FULL UNIFORM SIZE & QUALITY
3 = Comus kousa Jspanese doguood BCMCALWE,  FULL UNIFORM SIZE & QUALITY
2 o Magnola Gy’ Goloxy magncka GOMCAL VB, FULL UNIFORM SIZE 8 QUALITY
5 NS Nyssa yhatca Blackpelo BCMCALWE.  FULL UNIFORM SIZE & QUALITY
s oY Prunus xyedoenss Akebons Avebono chery GOMCAL VB, FULL UNIFORM SIZE 8 QUALITY
s a Quereus occinea Scatl osk BCMCALWE,  FULL UNIFORM SIZE & QUALITY
N s Stracjapoicus Jspanese snovbel GOMCALWE.  FULL LIFORM SIZE & QUALITY
7 ™ Tia ameicana Rednond Rednond nden GOMCAL VB, FULL UNIFORM SIZE & QUALITY

Cerddpiytum Japenicam Comusousa

Straxjapoicus T americana Rednond

Magnofia Galasy”

50TH AVENUE

e

o Tom 5
v | R o Espee o
7 [ove s | e ronmwe
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SHRUBS, PERENNIALS & GRASSES:

Aoska Evard Goucher

Rhododendron Gumpo White'

Calamagrosts x acutfora arl Foerser

Comus serivea Farow

Spimea betuifola

Carex shimensis Everle’

Daphne tansatintca BLAFRA'

Tarus media Hicksi

Chasmanthium lafolum

PLANT SCHEDULE

200TH STREET

'/ M)
/ { I
y
TS —
A -
60000000 00,
Cs. Sb
5

SHRUBS
arv.Kev BOTANICAL NAME COMMON NAME size DESCRIPTION *® e Hemerocalis ‘el de O Daylly #1poT [EYS
216 3 Liatis piata obold Blazing sar #pOT omoc.
£ he Abeia Edward Goucher’ Pink Abeka #por toMoc.
01 pm Pobstohum munitan Swordfem #1pOT amoc.
3 o Farow < Fr o u 1Moc.
” © Comusseea P freferedigopiood - #2PO Moo B 3 Rudbecka fuide Golisur Gostum conefioue #poT amoc.
] o BLAFRA #2por
GRASSES
® 6 Gauteria shalln Sell npor
arv. KeY BOTANICAL NAME COMMON NAME size DESCRIPTION
79 La Lavandila angustiofa Hideoe' Lavencer #por
£ 1 Lonicorapkata Pivet honeysucle #2por 2 @ Calamagrosts x autfoa arl Forster  Feaths roed rass #1pOT oMo,
193 va Matonia aguioium Compastun’ Oregan grape #poT tMoc. ® @ Carex ostimensis Eveil Japenese secge #pOT odsmoC.
W Nandna damesica Fie Powe Fire Pover Nandna P oMo, n o Chasmanthiumltfolur Northem Sea Oats #1poT
E Py Ficeapungens Globcsa’ Caloradospruce #2por 1amoc. 2 @ Deschampsiacospiosa Tuted Har grass #pOT
2 Al Prunus stanica Portugallauel #wpor 1Moc. 20 in Liope muscar g Bhe” i Bhe iyt #1POT
1 Ro Rhododendron Gumpo Whie Gunpo White Azslea mpor tMoc. El ms Miscantu sinenss Graciimus’ Crinese Siver grass #pOT
a5t B Spiraeabetuffof Bichieafsprea #2por comoc. 533 s Sesteria autunnals At Moorgrass #pOT
1 ™ Tarus medta Hiosi' Yew #por 1MoC. EDIBLE PLANTS
PERENNALS arv.KeY BOTANICAL NAME COMMON NAME size DESCRIPTION
ary. KEY BOTANICAL NAIE CCOMMON NAME SIZE DESCRIPTION 2 vn Vaceinium Northcounlry' Northcouniry blueberty #poT 0MOC.
2 w Agastache aurantaca ot Sprte’ Aol Spte hyssop #1pOT omoc.
19 @ Anemone x hybrida Sepenber Charm Anemone. #1pOT omoc.
Lavandula angustiora Hidote” Lonicerapikata Wahonia aqufokum Compactunt Handna damestca FirePower Piceapungens Globosa’ Prunus stanica
Agastache urantaca Aot Sprte Anemone x ybida‘September Charm' Hemerocals'Seta de O’ Latis siate Kobeld Polstohum munitum Rudbecki fulgida Goestrn!

Deschanpsia cespiosa

Liiope muscar Big Bue'

Miscanthus sinensis Graclimus'

‘Seskria auturmals

Vacanium Northcounty'
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507 DEPTHMULCH

50mm DEPTH GROWING MEDIUM

1507 SCARIFIED SURFACE

(COMPACTED SUBGRADE

SHRUBS ON GRADE

S0mmDEPTHMULCH

900mm DEPTH GROWING MEDIUM

COMPACTED SUBGRADE.

TREES ONGRADE

/™ SOIL PORFILES - ON GRADE
e @

e DISTANCEFROM EDGE ISHALF
SOmmDERTHMLLCH THE SPECIFIED ON CENTER SPACING
450mm DEPTH GROWING MEDIUM EDGEPLANTING BED
TRANGULAR SPAGING AT SPEGIFED
FLTER FABRIC ON CENTER DISTANGE, SEE PLANTS
SCHEDULE
o
PLANT GENTER

ReFER FoR
BULDUP ABOVE STRUCTLRAL SLAB TO ALLOW FOR SEWLEMENY PUNI SHRUB.

TO ALLOW FOR SETTLEMENT, PLANT SHRUB

VAN 25mm ABOVE ANISH G
D LAY EACK LR 1 BEFERE

TREESONSUB

Somm DEPTHMUCH oL e BACKFILLING
FERTLZER TABLETS

- FERTLZER TABLETS

GROAING VEDIM

1000 N, DEPTH 5 RIVER ROCK

an SUB SOl PROFLE

LrERFRe SHRUB SOIL PROFILE ONSL Sol i

REFER FOR o (SEE DETAIL)

BUILDUP ABOVE STRUCTURAL SLAB. (SEE DETAIL)

SHRUPUNTNG NRAE ‘SHRUB PLANTING ON SLAS

/7 SOIL PORFILES - ON SLAB
e 12

NoTES

TREE STAES TOGE REUOVED ATER R FULLYEIR FROM

TIVE OF SUBSTANTIAL COMPLETI
-REMO!

e TREE WRIP, PACKAGIG D TAGS AT T OF STAONG,

“REHOVE OLY DEAD R BROKEN BRANCHES.
~DONOT CUT LEA
T WATER 10 SHURATION REUOVE AR SPACE WITHSHL PR

HLLTREES T0 5 NRTLRALFORM N0 TFPING, SHEAAING ALLOWED.

S0mm(2) (ML) WIDE “ARBOLR TIE" BANDING
ECLRE )

G,
REFERTOPLAN

o mj

FERTLEER TABLETS

comiciep

‘GALVANZED ROOFINGNALS (OR APPROVED EQUAL)

22T X8 G St Xt LONGPFESSLRE
EXTENDING 150mm PAST ROOTBALL

KEEP LA OF ROOTEALL

SET TREE AT S0rm (MIN) TO 100mm (MAX. ABOVE ORIGINAL

NURSERY GRADE AND SURROLNDING GRADE TO ALLOWFOR

SETTLEMENT

S0mmBARK MULOH

(CLP CONGRETE PAVING - ON GRADE (SEE DETAL)

ROOT BARRIER, DEEPROOT LBH8-2 1" (£50mw) DEPTH

(GROWING MEDIUM AROUND ROOTEALL

(CUT 21D REMOVE BURLAP AND WIRE BASKET FROM
TOP 172 ROOTBALL

PLACE TREE ROOTBALL ON COMPACTED GROWING
MEDIUMTO 5% 5D

/7 SHRUBS PLANTING
e

NoTES.

- REMOVE TREE WRAP, PACKAGING AND TAGS AT TIVE OF STAKING.

~REMOVE ONLY DEAD OR BROKEN BRANGHES.

-DONOT CUT LEADER.

- WATER T0 SATLRATION. REUOVE AR SPACE WITH SOIL PORES.

- ALL TREES TO B2 NATURAL FORM.NO TIPPING, SHEARING ALLOWED.
a

REFER

STRUCTURAL SLA8

SET TREE AT S0mm (M) TO 100mm (WAX,) ABOVE ORIGINAL
RY GRADE AND SURROUNDING GRADE TO ALLOWFOR

SETTLEMENT

S0mmBARK MULCH

PTG ARER

‘CUT AND REMOVE BURLAP AND WIRE BASKET FROIA
TOP 12 ROOTRALL FERTLZER TAELETS

FILTER FAGRIC

1000 1N,

ace
MEDIUMTO 85%SPD.

s arrcren  steeL chme eep JI .
D WIRE SASKET FOR NSTA ATIOU A RENOVE BURLAP W £ STFANG

AND LAY BACK BURLAP 112 BEFORE

100mm DEPTH DECORATIVE
RIVER ROCK SCREENING W/
FLTER FABRIC

—— ADIAGENT SURFACE
(sE€ DWGS)

X84 (3mX f40mm) Wi 12" 305
ALUMNMSTAKES.

FORBULDUP

REFER
ABOVE STRUCTURAL SLA8

DECORATIVE ROCK
€ )smf E]

NOTES:
- TREE STAKES TOBE REMOVED AFTER ONE FULL YEAR FROM

TIME OF SUBSTANTIAL COMPLETION.
<FENUE REEWRIP, PACKIGIG ADTAGO AT THE OF STARE,

e 70 SATURATION. REWOVE AR SPAGE WTH SOIL PORES.
TREES TOBE NATLRAL FORM NO TIFPIG, SHEARING ALLOWED.

S0mm(2) (ML) WIOE "ARBOLR TIE* BANDING
SECLRE

REFERTOFLAN
FERTILIZER TABLETS oo ke
‘GROWING NEDIUM AROUND ROOTEAL l

TREE ROOTBALL ON COMPACTED GROWING oS

FROM TOP HALF OF ROOTBALL AFTER TREE IS STABILIZED

BuP AV
STRUETRAL SUB
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ADVISORY DESIGN PANEL

REPORT
To: Advisory Design Panel
Subject: Development Permit Application DP 11-24
(20501 Logan Avenue)
File #:
From: Anton Metalnikov, RPP, MCIP Bylaw #: N/A
Planner
Doc #:

Date: January 21, 2025

RECOMMENDATION:

THAT this report be received for information.

1. PROPOSAL:

Development Permit application for a 6-storey mixed-use residential and
commercial building at 20501 Logan Avenue consisting of 145 apartment units
and 297 m? (3,195 sq ft) of commercial floorspace within the site plan associated
with the multi-phase rezoning application active on the subject property.

2. CITY BYLAWS & POLICIES:

Applying to the subject property:
a. Official Community Plan (OCP): Transit-Oriented Core (maximum 15-
storey height and maximum Floor Area Ratio of 5.5);
b. Zoning: C2 Service Commercial; and
c. Transit Oriented Area (TOA): Tier 2 (minimum allowable 12-storey
height and Floor Area Ratio of 4, no residential parking requirements).

The proposed development:

a. Is consistent with the OCP (6-storey height and 2.3 FAR);

b. Is proceeding alongside an active application (Bylaw 3287; 3" Reading
given October 21, 2024) to rezone the subject property to the CD98
Comprehensive Development Zone to enable the subject development;
and

c. Requires a Development Permit for a multi-unit residential development.
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3. DETAILED BACKGROUND INFORMATION

Applicant:

Owner:

Civic Address:
Legal Description:

Site Area:
Number of Units:
Gross Floor Area:

Floor Area Ratio:

Lot Coverage:

Total Parking Required:
Parking Provided:

OCP Designation:

Existing Zoning:

Proposed Zoning:

Variances Requested:
Estimated Development Cost
Charges (DCCs):

Community Amenity
Contributions (CACs):

Keystone Architecture & Planning Ltd.
Argus Holdings Ltd.

20501 Logan Avenue

Lot A, Except Part in Plan LMP24382,
District Lots 308 and 309, Group 2, New
Westminster District, Plan NWP88217
5,329 m? (1.32 acres) — post subdivision
145 apartments

12,019 m? (129,374 ft?) — Includes 297 m?
(3,195 sq ft) commercial floorspace
2.255

40.82%

18 spaces (including 9 accessible spaces)
163 spaces (including 9 accessible
spaces)

Transit-Oriented Core Residential

C2 Service Commercial

CD98 Comprehensive Development
N/A

$5,591,452.95 (City - $3,126,869.70,
GVS&DD - $1,076,074.95, GVWD -
$1,001,628.50, MV Parks - $44,701.80,
SD35 - $87,000.00, TransLink -
$255,178.00)

$580,000.00

4. SITE CONTEXT (20501 Logan Avenue)

The proposed development site consists of a portion of the property addressed
20501 Logan Avenue which would be subdivided prior to Council consideration
of approval of the subject Development Permit. This portion is currently occupied
by a business which uses the area for RV storage. Its surroundings include:

e North: Two small bay light industrial buildings and a single-storey

commercial building

e East: Glover Road (arterial street) and an older townhome complex
e South: Eastleigh Crescent extension (local street) and single-storey

commercial buildings

e West: Single-storey self-storage building.
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Key neighbourhood amenities within walking distance include:
e Innes Corners Plaza (5-to-10-walk);
e Timms Community Centre (5-to-10-minute walk); and
e Douglas Park Community School (10-minute walk).

Future phases of the subject multi-phase development would also contribute
additional pedestrian open spaces.

Nearby transportation services include:
e Fourteen bus routes within a 5-minute walk;
e The frequent 503 Fraser Highway Express bus (5-minute walk); and
e The planned Langley City Centre SkyTrain station and its associated
transit exchange (5-to-10-minute walk).

6-Storey
apartment
application

A

Subject property
& phase 1
development
site

6-Storey
apartment
u/c

6-Storey
apartment
application

Context map
5. Proposed Site and Building Design

A. Site Layout and Building Massing

The building is proposed to be sited on a new parcel subdivided from the
existing larger property in accordance with the multi-phase plan currently
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the subject of a rezoning application, which received third reading in
October, 2024. This includes a partial extension of Eastleigh Crescent,
which would be dedicated to the City as a public street and be extended to
the west lot line with future phases, to serve the new building while retaining
the existing business functions on the remainder of the larger property.

The building is proposed in an extended shallow “U” shape, with a
commercial frontage along Glover Road to the east and residential entrance
and vehicle access on the Eastleigh Crescent extension. These frontages
wrap a ground level parking area and sit atop a larger underground parking
level, with residential floors rising above to a 6-storey height. To maximize
parking supply and create a buffer for the apartments, these parking areas
extend to near the property lines on the building’s other two sides, and will
be screened with future development. A private courtyard serves as an
outdoor amenity area and sits within the inside of the building’s “U” to the
east. Both the parkade and the building itself are set back from the east
property line to accommodate a Telus right-of-way.

The subject development site is subject to the City’s Floodplain Elevation
Bylaw, and the building has been raised accordingly. This elevation
difference has been designed to interface softly along the Eastleigh
Crescent frontage with tiered walls and landscaping, and to keep an open
engaging relationship between the Glover Road commercial frontage and
the public realm with a wide continuous stair that also incorporates seating.

. Building Elevations and Materials

The parkade extrudes slightly above grade and is clad with brick veneer.
The elevations above employ a mix of cement board panel siding of various
shades and corrugated metal as the primary materials, with wood-tone
panel and lap siding providing contrast and extruded frames and a varied
cornice line creating articulation and highlighting storefronts and building
entrances. Both glass and black picket aluminum balcony railings are used.

C. Landscaping

Planted landscaping lines the building’s frontage within integrated planter
boxes, including several kousa dogwood trees. Additional street trees would
also be provided along a widened Glover Road public realm and the new
Eastleigh Crescent extension. The courtyard amenity area includes a play
area with a climbing feature and ping pong table, a lending library, a
barbecue station, and various dining and lounge areas separated with larger
planter boxes.
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D. Building Program and Details

The building’s unit mix includes:
e 76 one-bedroom units (52%); and
e 69 two-bedroom units (48%).

29 (20%) of the units are adaptable. Resident storage facilities are provided
in storage rooms in the ground-level parkade as well as within in-unit
storage rooms. 944 m? (10,161 ft?) or total amenity space is provided,
including 176 m? (1,889 ft?) of indoor space and 768 m? (8,269 ft?) of outdoor
space.

6. Sustainability Features

e Construction techniques that minimize site disturbance and protect air
quality;

e Lighting systems meeting ground-level and dark skies light pollution
reduction principles;

e Incorporating a construction recycling plan and incorporating the use of
recycled building materials; and

¢ Non-water dependent and drought-tolerant plantings and materials in
the landscape design.

7. CPTED

The applicant’s proposal benefited from a comprehensive Crime Prevention
Through Environmental Design (CPTED) review by a qualified consultant
whose recommendations were incorporated into the plans.

8. Variances

No variances are required for this application. Under recent Provincial
legislation the City cannot require a specific number of residential and
residential visitor parking spaces at this location (Transit Oriented Area, TOA).

9. Engineering

These requirements have been prepared for 20501 Logan Avenue in regards
to a rezoning application, and Phase 1 development permit (DP) and
subdivision (RZ) application proceeding concurrently for a commercial &
residential mixed-use development.

As a condition of this rezoning application, Engineering will require a restrictive
covenant in the form of a phased development agreement (PDA) to be
registered on title over the undeveloped lot. The covenant shall stipulate that
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all of the servicing obligations are to be fulfilled as each phase develops,
including road dedication, utility upgrades, report/study updates, etc.

Given that the development will proceed in phases, Engineering off-site
servicing requirements will be required at the Development Permit (DP) stage
for the corresponding phase, with the exception where continuity of City
service(s) is deemed critical. Additional servicing work may be required upon
Council requirement, site condition/ inspections, or receipt of other supporting
reports and documents.

All work to be done to the City of Langley’s Design Criteria Manual (DCM), and
the City’s Subdivision and Development Servicing Bylaw (SDSB).

As per the City’s DCM requirement, the Owner / Developer and their Consulting
Engineer shall submit to the City Engineer a signed and sealed copy of Form
F-1 (Commitment by Owner and Consulting Engineer) prior to starting their
design works.

In accordance with the City’s Watercourse Protection Bylaw No. 3152, the
Developer’s Consulting Engineer shall submit to the City Engineer a signed and
sealed copy of Form F-1 (Confirmation of Commitment by Qualified
Environmental Professional - QEP) prior to starting their site monitoring works.

ENGINEERING SERVICING COMMENTS - PRELIMINARY ONLY

Off-site servicing drawing submissions will not be accepted until the Traffic
Impact Assessment (TIA) report, existing road structure assessment report,
and water & sanitary hydraulic modelling report recommendations are finalized.

A) Offsite Servicing Requirement

1. The City’'s Zoning Bylaw, 1996, #2100 has requirements concerning
landscaping for buffer zonings, parking and loading areas, and garbage
and recycling containers, all of which applies to this design. A dedicated
on-site loading zone shall be provided by the developer.

2. Garbage and recycling enclosures, and collection vehicle access route
and turning radius shall be accommodated on the site. Please refer to the
City’s Subdivision and Development Servicing Bylaw 2021, No. 3126 for
more details. For Phase 1, it is noted that staff and the applicant’s
professionals are exploring variances to this requirement.

3. The Developer’s Consulting Engineer shall review the site layout to ensure
that the parking layout, vehicle circulation, turning paths and access
design meet applicable standards and sightline requirements, including
setbacks from property lines. Appropriate turning templates should be
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used to prove parking stalls, loading areas and drive aisles are accessible
by service vehicles in accordance with Section 8 of the DCM.

A Qualified Environmental Professional (QEP) must be engaged to
implement erosion and sediment control (ESC) in accordance with the City
of Langley Watercourse Protection Bylaw #3152, as amended. The ESC
plan must address the off-site works. The on-site ESC plan will be
required at the Building Permit stage.

Storm Sewer and Service Connection. A rain water management plan for
the site is required and the used on site shall limit the release rate to pre-
development levels to mitigate flooding and environmental impacts as
detailed in the City’s DCM. All calculations shall be based the City’ DCM
with 20% added to the calculated results to account for climate change. A
safety factor of 20% shall be added to the calculated storage volume. Pre-
development release rates shall not include climate change effect.

a. Storm water run-off generated on the site shall not impact adjacent
properties or City roadways and must be shown on the lot grading
plan.

b. A new storm main will be required to extend from the Glover Road
intersection to the end of Eastleigh Crescent. The Developer’'s
Consulting Engineer shall ensure that the design will accommodate
future extension of the mains.

c. Service connections for Phase 1 shall come off the new mains. The
Developer's Consulting Engineer shall confirm that the existing
services for the remaining lot can be transferred to the new mains.

Service Connections. If applicable, any unused existing services shall be
capped at the main by the City, at the Developer’'s expense. New water,
sanitary and storm sewer service connections will be required for the
proposed development. Service connections off arterial roads are typically
not supported. The Developer's Consulting Engineer will need to
determine the appropriate main tie-in locations and size the connections
for the necessary capacity. All pertinent pipe design calculations shall be
submitted in spreadsheet format and shall include all formulas for review
by the City.

7. Watermain and Water Service Connection

a. A new watermain (ultimate size to be confirmed) will be required to
extend along Eastleigh Crescent from the Glover Road intersection to
the end of the road with a temporary blow off.

b. Water service connections for Phase 1 and the remaining lot shall be
serviced off the new water main.
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C.

Additional C71P fire hydrants may be required to meet bylaw and
firefighting requirements. Hydrant locations must be per DCM Section
3.10 and approved by the City Engineer and the City of Langley Fire
Rescue Service.

The existing 200mm AC water main on Logan Avenue does not meet
current bylaw standard for pipe size or material and will need to be
upgraded to a minimum 250mm diameter PVC main. However, given
the limited development activity along Logan Avenue at this stage this
requirement will be deferred to a future development phase.

At the Developer's expense the City’s hydraulic modeling consultant
shall undertake an analysis of the water network to ensure there is
sufficient water supply capacity for the ultimate site development as
well as each development phase and confirm that any future
development does not negatively impact existing City infrastructure.

8. Sanitary Sewer

a.

C.

A new sanitary sewer main (ultimate size to be confirmed) will be
required to extend from the Glover Road intersection to the end of
Eastleigh Crescent. The Developer's Consulting Engineer shall
ensure that the design will accommodate future extension of the
mains.

Service connections for Phase 1 shall come off the new main on
Eastleigh Crescent. The Developer's Consulting Engineer shall
confirm that the existing service from the remaining lot can be
transferred to the new main.

At the Developer’s expense, the capacity of the sanitary sewer system
shall be assessed for the ultimate site development as well as each
development phase through hydraulic modeling performed by the
City’s standing hydraulic modeling consultant per DCM Section 6.5.

9. Road Dedication and Easement

a.

The Consulting Engineer shall submit the proposed road dedication,
subdivision, and Statutory Right-of-Way legal plan for review by the
City.

The extension of Eastleigh Crescent will require a road dedication of
18.0 metres with additional Statutory Right-of-Ways granted to the City
at a width of 0.75 metres on each side of this dedication.

Logan Avenue will require approximately 4.6m of road dedication and
a 2.0 metre Statutory Right-of-Way.

Glover Road will require an approximately 3m of road dedication and
a 2.0 metre Statutory Right-of-Way.

5.0 metre corner truncations are required at the following intersections:
i.  Glover Road and Logan Avenue

ii. Eastleigh Crescent and Glover Road
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lii. Logan Avenue and the new westerly lane (note: lane to be
finalized and required under future DP submission)

iv. A 4.0 metre corner truncation is required at the intersection of
Eastleigh Crescent extension and the new westerly lane.

10. Road Work
a. The scope and extent of the off-site road works shall be determined in

b.

part from the TIA recommendation.

The condition of the existing pavement along the proposed project’s
frontages shall be assessed by a geotechnical engineer. Pavements
shall be adequate for an expected road life of 20 years under the
expected traffic conditions for the class of road. Road construction and
asphalt overlay designs shall be based on the analysis of the results
of Benkelman Beam tests and test holes carried out on the existing
road which is to be upgraded. If the pavement is inadequate, it shall
be remediated by the Developer at their expense.

Glover Road will need to be widened to accommodate a parking lane
from northern site property line to Logan Ave. A new bike lane,
sidewalk, barrier curb & gutter will also be required, complete with
street lights, boulevard trees, and a planting strip as per modified SS-
RO1 cross-section provided by the City and Section 11.0 -
Specifications and Standards for Landscaping.

The extension of Eastleigh Crescent west into the subject property
shall be from the existing intersection at Glover Road. A temporary
turn-around facility shall be provided at the end of the road extension.
New sidewalk, barrier curb & gutter will be required along the entire
Eastleigh Crescent extension frontage, complete with boulevard trees
and a planting strip as per modified SS-R07 provided by COL and
Section 11.0 - Specifications and Standards for Landscaping. It is
understood that the dedication and construction of Eastleigh Cres
through the site will be completed as future development phases
proceed.

Logan Avenue will need to be widened to accommodate a parking lane
from the northerly site property line to Logan Ave. A new bike lane,
sidewalk, barrier curb & gutter will also be required, complete with
street light, boulevard trees, and a planting strip. However, given the
limited development activity along Logan Avenue at this stage, the City
will defer this requirement to a future development phase.

11. At the Developer's expense, for the ultimate site development as well as
each development phase a Traffic Impact Assessment (TIA) report or
supplemental memo will be required per the DCM Section 8.21.

The proposed development phase plans and statistics, along with a draft
Terms of Reference (TOR) shall be forwarded to the City Engineer and the
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scope of the final TOR determined. TIA reports or supplemental memos
must be approved by the City Engineer prior to taking the application to
Council._The TIA completion timing must be:
a. For OCP Amendment / Rezoning Applications: Prior to Council’s first
and second readings; and
b. For Development Permits (DP): Prior to Council consideration of the
application.

12. Street Lights

a. New street lights will be required along Eastleigh Crescent extension.

b. The existing street lighting along Glover Road frontage shall be
analyzed (excluding any BC Hydro lease lights) by a qualified electrical
consultant to ensure street lighting and lighting levels meet the criteria
outlined in DCM.

c. The existing street lighting along Logan Avenue frontage shall be
analyzed, and upgraded if necessary, at future development phase
when road widening is planned.

d. Any required street lighting upgrades, relocation, and/or replacement
shall be done by the Developer at the Developer's expense. Any
existing BC Hydro lease-lights to be removed and disposed of off-site.

13. Street Trees

a. Street trees will be required along Glover Road frontage as part of the
widening work. Pending final boulevard design, soil cells and irrigation
may be required as per DCM section 11.

b. Streettrees with soil cells and irrigation will be required along Eastleigh
Crescent road extension. Irrigation system shall consider future
development phase extension with the number of control and kiosk
units minimized.

c. Street trees will be required along Logan Avenue frontage at a future
development phase when road widening is planned.

14. Eliminate the existing overhead BC Hydro/telecommunication infrastructure
along the development’'s Glover Road and Logan Avenue frontage by
replacing with underground infrastructure. The developer is responsible for
contacting BC Hydro and telecom companies to start the design work. If
undergrounding is not possible at this time, pre-ducting the frontage is
typically required by the developer with cash in-lieu contribution for the
incomplete portion of the work.

15. Undergrounding of hydro, telecommunication to the development site is
required, complete with underground or at-grade transformer. Transformers
servicing developments are to be located on private property with
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maintenance access located on private property. All transformers to be
wrapped upon installation by the Developer.

B) The Developer is required to deposit the following bonding and fees:

1. Once the civil servicing drawing package is accepted by the City, a
servicing agreement will be prepared for issuance.

2. The City will require a Security Deposit based on the estimated
construction costs of installing civil works for each development phase, as
approved by the City Engineer.

3. The City will require inspection and administration fees in accordance to
the Subdivision Bylaw based on a percentage of the estimated
construction costs for each development phase, as per the City’s
Subdivision and Development Servicing Bylaw 2021 #3126.

4. If completed by City crew, then a deposit for a storm, sanitary and water
services for each phase will be required. Deposits for utility services or
connections are estimates only. The actual cost incurred for the work will
be charged. The City will provide an estimate of connections costs, and
the Developer will declare in writing that the estimate is acceptable.

5. Asigned and sealed pavement cut form (Form F-2 of the City’s DCM) shall
be completed by the Developer's Consulting Engineer. Upon the review
and approval of the City Engineer of the submitted form, the
corresponding Permanent pavement cut reinstatement and degradation
fees shall be paid by the Developer.

10.Fire Department Comments

Fire department access for the whole project was reviewed to ensure adequate
access was in place for apparatus and firefighters. A construction fire safety
plan shall be completed, complete with crane inspection records. A progressive
standpipe installation will be required as construction rises. Standpipes will be
required at the parkade elevator lobby and just inside the parade gate.
Stairwells act as an area of refuge and should be made as wide as possible
(60”) All garbage/recycling containers must be stored in a fire rated, sprinklered
room, and must be of adequate size to prevent spillover into adjacent area.
Marked Exits must not be on a fob. A radio amplification bylaw is currently in
development and will need to he adhered to. Consideration should be given to
the installation of power banks in the storage room lockers for e-bikes charging,
as the use of extension cords is prohibited. A Fire Safety plan and FD lock box
(Knox box) will be required before occupancy. The 4” Storz FDC will be located
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on a pedestal at the front of the building, exact location to be discussed with
the Fire Department at a later date.

11.Budget Implications

In accordance with Development Cost Charges Bylaw, 2024, No. 3256 and the
City’s Amenity Contributions Policy, the proposed development is estimated to
contribute the following to the City:

¢ Development Cost Charges (DCCs): $3,126,869.70

e Community Amenity Contributions (CACs): $580,000.00

Prepared by:

Anton Metalnikov, RPP, MCIP

Planner

Concurrence: Concurrence:
747/%-—**1-————

Roy M. Beddow, RPP, MCIP Carl Johannsen, RPP, MCIP

Deputy Director of Development Services Director of Development Services

Concurrence: Concurrence:

David Pollock, P.Eng. Scott Kennedy, Fire Chief

Director of Engineering, Parks,
& Environment

Attachments
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DEVELOPMENT PERMIT APPLICATION DP 11-24

Civic Address:
Legal Description:

Applicant:
Owner:

20501 Logan Avenue

Lot A, Except Part in Plan LMP24382, District Lots
308 and 309, Group 2, New Westminster District,
Plan NWP88217

Keystone Architecture & Planning Ltd.

Argus Holdings Ltd.





















































































ARGUS HOLDINGS MIXED USED DEVELOPMENT - PHASE 1, 20501 LOGAN AVENUE, LANGLEY, BC
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DESIGN RATIONALE

THE LANDSCAPE DESIGN FOR PHASE ONE OF 20501 LOGAN AVENUE IS INTENDED TO HAVE AN AIR OF SOPHISTICATION WITH SLEEK,
MODERN, AND ARCHITECTURALLY COMPLIMENTARY BOLD TONES OF BLACK, WHITE, AND GRAY THROUGHOUT. GATHERING NODES
ARE THE PRIMARY USE OF THE OUTDOOR AMENITY SPACE, WHICH IS LOCATED ON PODIUM ON THE NORTH SIDE OF THE SECOND
FLOOR. THESE GATHERING SPACES ALLOW FOR SELF PROGRAMMING OF SMALL OR LARGE GROUPS BY CREATING AREAS FOR
SOCIALIZING, RELAXING, AND CASUAL GATHERING. THE PLAYGROUND STRUCTURE IS SELECTED TO BE NOT ONLY AN ITEM OF HIGH
PLAY VALUE, BUT ALSO AS AN ARCHITECTURALLY STRONG COMPONENT THAT CAN BE VIEWED UPON AS A SCULPTURAL ELEMENT
WITHIN THE LANDSCAPE. FINALLY, AN OUTDOOR BBQ IS PROVIDED TO ALLOW RESIDENTS TO ENJOY THE AMENITY SPACE IN THE

SPRING-FALL MONTHS AND GATHER TOGETHER.

AT GRADE, THE COMMERCIAL ENTRANCE HAS A LARGE COVERED UPPER PLAZA WITH BIKE STORAGE AVAILABLE. THE
PUBLIC/PRIVATE/STREET INTERFACE FOLLOWS THE CITY REQUIREMENTS, WITH A WIDE CONCRETE SIDEWALK ALONG GLOVER ROAD
THAT WELCOMES PEDESTRIANS INTO THE SITE. ENLARGED PATIOS AND PEDESTRIAN CONNECTIONS FROM THE PRIVATE UNITS TO THE
STREET ALLOW FOR A BETTER CONNECTION BETWEEN BUILDING AND SITE. IT ALSO PRESENTS THE FEELING OF SECURITY KNOWING
THAT PEOPLE ARE NEARBY AND ACCESSIBLE. FINALLY, A MID-LEVEL OUTDOOR AMENITY SPACE, WITH RAISED PLANTERS AND SEATING,
WILL BE THE START OF A FUTURE EXPANSIVE PLAZA THAT WILL SERVE THE ENTIRE DEVELOPMENT IN THE FUTURE.

ARGUS HOLDINGS LTD.

20501 LOGAN AVENUE
LANGLEY, BCV3A4L8

KEYSTONE ARCHITECTURE & PLANNING LTD.

300 - 33131 SOUTH FRASER WAY
ABBOTSFORD, BC V25 2B1
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