H.6

THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030
AMENDMENT (LATIMER NEIGHBOURHOOD PLAN) BYLAW 2015 NO. 5101
AMENDMENT (QUALICO DEVELOPMENT (VANCOUVER) INC.) BYLAW 2019 NO. 5451

EXPLANATORY NOTE

Bylaw 2019 No. 5451 amends the Willoughby Community Plan, Yorkson Neighbourhood
Plan and Latimer Neighbourhood Plan by amending the land use designation of a portion of
7720 and 7780 — 202A Street, adding a portion of 7780 — 202A Street to Energy
Conservation and GHG Emission Reduction Development Permit Area, removing a portion of
7720 — 202A Street from Energy Conservation and GHG Emission Reduction Development
Permit Area and changing the Plan boundaries.
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H.6

THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO. 3800
AMENDMENT (YORKSON NEIGHBOURHOOD PLAN) BYLAW 2001 NO. 4030
AMENDMENT (LATIMER NEIGHBOURHOOD PLAN) BYLAW 2015 NO. 5101
AMENDMENT (QUALICO DEVELOPMENT (VANCOUVER) INC.) BYLAW 2019 NO. 5451

A Bylaw to amend the Willoughby Community Plan Bylaw No. 3800, the Yorkson
Neighbourhood Plan Bylaw No. 4300 and the Latimer Neighbourhood Plan Bylaw No. 5101

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

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800
Amendment (Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment
(Latimer Neighbourhood Plan) Bylaw 2015 No. 5101 Amendment (Qualico
Developments (Vancouver) Inc.) Bylaw 2019 No. 5451”.

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 23 and 25 Section 23 Township 8 New Westminster District Plan
2759

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

b) By amending Map 4A to add a portion of the lands to Energy Conservation and
GHG Emission Reduction Development Permit Area and remove a portion of the
lands from Energy Conservation and GHG Emission Reduction Development
Permit Area as shown on Schedule “A” attached to and forming part of this Bylaw

c) By amending Map 5 to change the boundary between the Yorkson
Neighboruhood Plan and the Latimer Neighboruhood Plan as 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 (Yorkson Neighbourhood Plan)
Bylaw 2015 No. 4030” as amended is further amended with respect to lands
described as:

Portions of Lots 23 and 25 Section 23 Township 8 New Westminster District Plan
2759
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a) By amending Maps 1, 2, 3 and 4 to amend the Plan boundary and change the
land use designation for a portion of the lands to “Mixed Residential” 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 (Latimer Neighbourhood Plan)
Bylaw 2015 No. 5101” as amended is further amended with respect to lands
described as:

Portions of Lots 23 and 25 Section 23 Township 8 New Westminster District Plan
2759

a) By amending Maps 1, 2, 3 and 4 to amend the Plan boundary and change the
land use designation for a portion of the lands to “Rowhouse/Townhouse B (8 —
22 upa)” for the area shown on Schedule “A” attached to and forming part of this

Bylaw
READ A FIRST TIME the 15  day of April , 2019
READ A SECOND TIME the 15 dayof April , 2019
PUBLIC HEARING HELD the 13  dayof May , 2019
READ A THIRD TIME the day of , 2019
ADOPTED the day of , 2019

Mayor Township Clerk
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SCHEDULE 'A
BYLAW NO. 5451

| PORTIONS OF LOTS 23 AND 25 SECTION 23 TOWNSHIP 8
NEW WESTMINSTER DISTRICT PLAN 2759

78 AVE

4
I8 AVE
ADD TO LATIMER NEIGHBOURHOOD
PLAN AREA AND REDESIGNATE TO
ROWHOUSE /| TOWNHOUSE B (8-22 N
UPA); ADD TO ENERGY
CONSERVATION AND GHG EMISSION

REDUGTION-DEVEL-OPMENT-PERMI|T—
AREA OF WILLOUGHBY COMMUNITY
PLAN

204 ST

ADD TO YORKSON NEIGHBOURHOOD
PLAN AREA AND REDESIGNATE TO
MIXED RESIDENTIAL; REMOVE FROM /
ENERGY CONSERVATION AND GHG
EMISSION REDUCTION DEVELOPMENT
PERMIT AREA OF WILLOUGHBY
COMMUNITY PLAN
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (QUALICO DEVELOPMENTS (VANCOUVER) INC.)
BYLAW 2019 NO. 5452

EXPLANATORY NOTE

Bylaw 2019 No. 5452 rezones 2.80 ha (6.92 ac) of land at 7720 and 7780 — 202A Street and
7767 — 204 Street from Suburban Residential Zone SR-2 to Residential Zone R-1A and
Residential Compact Lot Zones R-CL(A), R-CL(B), R-CL(RH), and R-CL(SD) to
accommodate a mixed residential development consisting of 56 lots (37 single family lots, 9
rowhouses and 10 semi-detached lots).
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500
AMENDMENT (QUALICO DEVELOPMENTS (VANCOUVER) INC.)

BYLAW 2019 NO. 5452

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 (Qualico Developments (Vancouver) Inc.) Bylaw 2019 No.

5452,
2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further

amended by rezoning the lands described as:
Portions of Lots 23 and 25 Section 23 Township 8 New Westminster District Plan
2759; and
Lot 38 Section 23 Township 8 New Westminster District Plan 47045
As shown delineated on Schedule “A” attached to and forming part of this Bylaw to
Residential Zone R-1A and Residential Compact Lot Zones R-CL(A), R-CL(B), R-
CL(RH) and R-CL(SD) as shown on Schedule “A”.

READ A FIRST TIME the 15 day of

READ A SECOND TIME the 15 day of

PUBLIC HEARING HELD the 13 day of

READ A THIRD TIME the day of

ADOPTED the day of

Mayor

April , 2019
April , 2019
May , 2019
, 2019
, 2019

Township Clerk
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SCHEDULE 'A
BYLAW NO. 5452

1 1 1
PORTIONS OF LOTS 23 AND 25 SECTION 23 TOWNSHIP 8 NEW
WESTMINSTER DISTRICT PLAN 2759
LOT 38 SECTION 23 TOWNSHIP 8 NEW WESTMINSTER \
DISTRICT PLAN 47045
T8 AVE
/
7 ;. AV,
R-CL(SD) Y
R-CL(RH)
RCL(A) § R-CL(SD) f§ ‘7 1
R- CL[B] 3
oA N—— ' N
4
R-CL(B)
}N\
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Township of

Langley

Est. 1873

PRESENTED: APRIL 15,2019 - REGULAR EVENING MEETING
FROM: COMMUNITY DEVELOPMENT DIVISION
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND

REZONING APPLICATION NO. 100162

DEVELOPMENT PERMIT APPLICATION NO. 100978 AND
DEVELOPMENT VARIANCE PERMIT APPLICATION NO. 100105
(QUALICO DEVELOPMENTS / 7720 AND 7780 — 202A STREET, AND

7767 — 204 STREET)

REPORT TO
MAYOR AND COUNCIL

H.6

19-71
08-23-0173

PROPOSAL.:

Application to amend the Willoughby Community Plan,
the Yorkson Neighbourhood Plan, and the Latimer
Neighbourhood Plan, and rezone approximately 2.8 ha
(6.92 ac) of land located in the southwest phase of the
Yorkson Neighbourhood Plan in order to facilitate a
proposed mixed residential development consisting of
56 lots (37 single family lots, nine (9) rowhouses and 10
semi-detached lots).

RECOMMENDATION SUMMARY:

That Council give first and second reading to
Bylaws No. 5451 and 5452, subject to completion of 10
development prerequisites, authorize issuance of
Development Permit No.100978 for 37 single family
lots, and consider issuance of Development Variance
Permit No.100105 to vary siting provisions; and that
staff be authorized to schedule the required Public
Hearing.

RATIONALE:

The proposed development is consistent with the
overall objectives of the Willoughby Community
Plan, the Yorkson Neighbourhood Plan and the
Latimer Neighbourhood Plan.
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OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100162
DEVELOPMENT PERMIT APPLICATION NO. 100978
DEVELOPMENT VARIANCE PERMIT NO. 100105
(QUALICO DEVELOPMENTS (VANCOUVER) INC.
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RECOMMENDATION:

That Council give first and second reading to the Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment
(Yorkson Neighbourhood Plan) Bylaw 2001 No. 4030 Amendment (Latimer Neighbourhood
Plan) Bylaw 2015 No. 5101 Amendment (Qualico Developments (Vancouver) Inc.) Bylaw 2019
No. 5451 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Qualico
Developments (Vancouver) Inc.) Bylaw 2019 No. 5452, rezoning 2.8 ha (6.92 ac) of land
located in the Yorkson Neighbourhood Plan Southwest Phase to Residential Zone R-1A and
Residential Compact Lot Zones R-CL(A), R-CL(B), R-CL(RH), and R-CL(SD), to accommodate
a mixed residential development consisting of 56 lots (37 single family lots, nine (9) rowhouses
and 10 semi-detached lots) subject to the following development prerequisites being satisfied
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 and Yorkson Engineering Services Plan, to the
acceptance of the Township;

2. Completion of an erosion and sediment control plan in accordance with the Erosion and
Sediment Control Bylaw, to the acceptance of the Township;

3. Provision of road dedications, widenings, and necessary traffic improvements for
203 Street, 203A Street, 204 Street, 77A Avenue and 78 Avenue, in accordance with the
Township’s Master Transportation Plan, Subdivision and Development Servicing Bylaw
and the Yorkson Neighbourhood Plan, and the Street Trees and Boulevard Plantings
Policy to the acceptance of the Township;

4. Secure a 15 metre wide ecological greenway along a portion of the southern edge of the
site consistent with the Yorkson Neighbourhood Plan greenway standards, to the
acceptance of the Township, including final acceptance of the greenway landscape
design plans, sidewalk/trail alignment, fencing, signage, landscape details and security;

5. 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), to the acceptance of the Township;

6. Registration of restrictive covenants acceptable to the Township:

a. Restricting development of semi-detached and rowhouse lots until a Development
Permit is issued for the site;

b. Prohibiting clearing of the attached residential portion 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. ldentifying the lots/units (minimum 5% of single family and attached residential lots)
required to incorporate the Adaptable Housing Requirements;

d. Prohibiting driveway access to 204 Street and 78 Avenue;

7. Consolidation of the west portion of 7720 and 7780 — 202A Street and 7742 — 202A
Street;

8. Registration of a statutory right of way between the subject site and 202A Street to allow
pedestrian access from the ecological greenway to 202A Street;

9. Compliance with the Community Amenity Contribution Policy (if applicable) and the
requirements of the Yorkson Greenway Amenity Zoning Policy including payment of
applicable greenway amenity fees;

H.6 - Page 9



H.6
OFFICIAL COMMUNITY PLAN AMENDMENT AND
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10. Payment of applicable Neighbourhood Planning Administration fees, supplemental
Rezoning fees, Site Servicing Review fee, ISDC review fee, Development Works
Agreement (DWA) and Latecomer charges, and compliance with the Township’s
5% Neighbourhood Park Land Acquisition Policy;

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment
(Willoughby Community Plan) Bylaw 1998 No. 3800 Amendment (Yorkson Neighbourhood
Plan) Bylaw 2001 No. 4030 Amendment (Latimer Neighbourhood Plan) Bylaw 2015 No. 5101
Amendment (Qualico Developments (Vancouver) Inc.) Bylaw 2019 No. 5451 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 and Resource
Management Plan, and with the consultation requirement of Official Community Plan
Consultation Policy (07-160);

That Council at time of final reading of Rezoning Bylaw No. 5452 authorize issuance of
Development Permit No. 100978 for the proposed single family portions of the development,
subject to the following conditions:

a. An exterior design control agreement shall be entered into for all lands zoned
Residential Zone R-1A and Residential Compact Lot Zones R-CL(A) and R-CL(B)
ensuring that building design and site development standards are high quality,
consistent and compatible with other lots and development in accordance with Section
4.2.1 of the Yorkson Neighbourhood Plan;

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

That Council at the time of final reading of Bylaw No. 5452 authorize the issuance of
Development Variance Permit No. 100105 (siting variance) as follows:

a) Section 401.5 (1) — Siting of Buildings and Structures of Township of Langley Zoning
Bylaw No. 2500 is hereby varied to reduce the minimum front line setback requirement
from 6.0 metres to 2.5 metres for the principal building on proposed Lots 9, 10, 18 and
56, indicated on Schedule “A”;

b) Section 401.5 (1) — Siting of Buildings and Structures of Township of Langley Zoning
Bylaw No. 2500 is hereby varied to reduce the minimum interior side lot line (abutting a
street) setback requirement from 3.0 metres to 2.5 metres on proposed Lots 9, 10, 18
and 56, indicated on Schedule “A”; and further

That Council authorize staff to schedule the required Public Hearing for the Neighbourhood
Plan amendment bylaw and rezoning bylaw in conjunction with the hearing for proposed
Development Permit No. 100978 and Development Variance Permit No. 100105.

EXECUTIVE SUMMARY:

Qualico Developments has applied to amend the Willoughby Community Plan, Yorkson
Neighbourhood Plan and Latimer Neighbourhood Plan and to rezone 2.8 ha (6.92 ac) of land in
the Yorkson Neighbourhood Plan southwest phase to Residential Zone R-1(A), and Residential
Compact Lot Zones R-CL(A), R-CL(B), R-CL(RH), and R-CL(SD). The proposed rezoning will
allow a mixed residential development consisting of 56 lots (37 single family lots, nine (9)
rowhouses and 10 semi-detached lots).
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Development Permit No. 100978 is being processed in conjunction with the rezoning application
to secure an exterior design control agreement for the R-1(A), R-CL(A), and R-CL(B) zoned lots
at the time of subdivision. Future Development Permits (yet to be applied for) will provide
Council with the opportunity to review the form, character and siting of the rowhouses and
semidetached lots.

Although the development proposal complies with the overall objectives of the Willoughby
Community Plan and the “Mixed Residential” designations of the Yorkson Neighbourhood Plan,
a minor amendment to the Plan is required concerning the boundary of the Yorkson
Neighbourhood Plan and Latimer Neighbourhood Plan. Staff recommend that Council consider
the Neighbourhood Plan amendment and rezoning request, subject to the completion of the
development prerequisites outlined in this report.

PURPOSE:

The purpose of this report is to advise and make recommendations to Council with respect to
Willoughby Community Plan, Yorkson Neighbourhood Plan and Latimer Neighbourhood Plan
Amendment Bylaw No. 5451, Rezoning Bylaw No. 5452, Development Permit No. 100942, and
Develpoment Variance Permit No. 100105.
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REFERENCE:
Owner / Applicant:

Legal Description:

Civic Address:

Area:

Willoughby Community Plan:
(existing)

Willoughby Community Plan:
(proposed)

Yorkson Neighbourhood Plan:

(existing)

Yorkson Neighbourhood Plan:

(proposed)

Latimer Neighbourhood Plan:
(existing)

Latimer Neighbourhood Plan:
(proposed)

Existing Zoning:

Proposed Zoning:

Qualico Developments (Vancouver) Inc.
#310 — 5620 — 152 Street
Surrey BC V3S 3K2

Portion of Lot 25 Section 23 Township 8 New
Westminster District Plan 2759

Lot 38 Section 23 Township 8 New Westminster
District Plan 47045

Portion of Lot 23 Section 23 Township 8 New
Westminster District Plan 2759

7780 — 202A Street
7767 — 204 Street
7720 — 202A Street
2.8 ha (6.92 ac)

Mixed Residential

Mixed Residential

Mixed Residential

Mixed Residential

Rowhouse / Townhouse B (8 — 22 upa);

Rowhouse / Townhouse B (8 — 22 upa);

Suburban Residential Zone SR-2

(0.8 ha / 2.0 ac minimum lot size)

Residential Zone R-1A;

Residential Compact Lot Zone R-CL(A);
Residential Compact Lot Zone R-CL(B);
Residential Compact Lot Zone R-CL(RH); and
Residential Compact Lot Zone R-CL(SD)

H.6 - Page 17



H.6
OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100162
DEVELOPMENT PERMIT APPLICATION NO. 100978
DEVELOPMENT VARIANCE PERMIT NO. 100105
(QUALICO DEVELOPMENTS (VANCOUVER) INC.
7720 AND 7780 — 202A STREET, AND 7767 — 204 STREET)
Page 11...

BACKGROUND/HISTORY:

The subject lands are currently zoned Suburban Residential Zone SR-2. The area under
application consists of three (3) parcels. The three (3) lots in the land assembly are located on
the south side of 78 Avenue and on the west side of 204 Street. The boundary between the
Yorkson Neighbourhood Plan and the Latimer Neighbourhood Plan bisects two of the properties
included in the application. The portion of the properties located in the Yorkson Neighbourhood
Plan are designated “Mixed Residential” (20 — 25 units per hectare / 8 — 10 units per acre). The
Yorkson Neighbourhood Plan identifies a 30 metre wide ecological greenway on the south edge
of the assembly (connecting 204 Street with 202A Street) and a street greenway on the west
side of 204 Street.

Staff note that the first development application to proceed in the Southwest Phase of the
Yorkson Neighbourhood (File No. 08-23-134) provided the community stormwater detention
pond, and school and neighbourhood park for the subject area.

DISCUSSION/ANALYSIS:

Qualico Developments (Vancouver) Inc. has applied to amend the Willoughby Community Plan,
Yorkson Neighbourhood Plan and Latimer Neighbourhood Plan and to rezone 2.8 ha (6.92 ac)
of land in the Yorkson Neighbourhood Plan Southwest Phase from Suburban Residential Zone
SR-2 to Residential Zone R-1A and Residential Compact Lot Zones R-CL(A), R-CL(B), R-
CL(RH) and R-CL(SD). The proposed rezoning will facilitate a mixed residential development
consisting of 56 lots (37 single family lots, nine (9) rowhouses and 10 semi-detached lots).

Adjacent Uses:

North: 78 Avenue, beyond which are lots zoned Suburban Residential Zone SR-2 and
designated Mixed Residential in the Yorkson Neighbourhood Plan;
South: Ecological Greenway, as identified in the Yorkson Neighbourhood Plan, beyond

which are lots zoned Suburban Residential Zone SR-2 and designated Mixed
Residential in the Yorkson Neighbourhood Plan;

East: 204 Street, beyond which are lots zoned Residential Compact Lot Zones

R-CL(B) and R-CL(SD) and designated Mixed Residential in the Yorkson
Neighbourhood Plan; and

West: Lots zoned Suburban Residential SR-2, designated Rowhouse/Townhouse
B (8 — 22 upa) in the Latimer Neighbourhood Plan, beyond which is 202A Street
and RE Mountain Secondary School.

Community Plan Amendment:

The east portion of 7780 and 7720 — 202A Street and 7767 — 204 Street are designated Mixed
Residential in the Willoughby Community Plan, with their west portion designated Multi Family.
Bylaw No. 5451 proposes a minor change to the boundary between the Yorkson
Neighbourhood Plan and the Latimer Neighbourhood Plan to accommodate the development.
The applicant has provided the following rationale for the proposed plan amendment:

The proposed development includes one R-CL(B) lot (proposed lot #46) that falls
on the boundary of the Latimer and Yorkson NPs. This lot is serviceable within the
Yorkson NP. To create a logical transition between the Latimer and Yorkson NPs
land uses, a minor NP boundary adjustment is recommended in order to facilitate

H.6 - Page 18



H.6
OFFICIAL COMMUNITY PLAN AMENDMENT AND
REZONING APPLICATION NO. 100162
DEVELOPMENT PERMIT APPLICATION NO. 100978
DEVELOPMENT VARIANCE PERMIT NO. 100105
(QUALICO DEVELOPMENTS (VANCOUVER) INC.
7720 AND 7780 — 202A STREET, AND 7767 — 204 STREET)
Page 12. ..

the creation of this lot. Similarly, at the north portion of the assembly involving
7780 — 202A Street, the Latimer and Yorkson NP boundary exists as a diagonal
border which does not relate in any logical fashion to the pattern of development
being proposed. In this situation it is suggested that a similar boundary adjustment
take place, logically extending the “Rowhouse/Townhouse B” designation slightly
eastward to match the logical boundary at proposed 203 Street.

The proposed plan amendments are illustrated on the plan below. Staff do not object to
the proposed plan amendment as it results in a consistent land use and building form on
the subject and adjacent site.

From Yorkson
Neighbourhood Plan .
to Latimer W
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: valk:] ¥ ' ® B
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Zoning Amendment:

The subject development site is currently zoned Suburban Residential Zone SR-2. Bylaw

No. 5452 proposes to rezone the site to Residential Zone R-1A and Residential Compact Lot
Zones R-CL(A), R-CL(B), R-CL(RH), and R-CL(SD), The rezoning will facilitate development of
a mixed residential development consisting of 56 lots (37 single family lots, nine (9) rowhouses
and 10 semi-detached lots).
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Development Variance Permit No. 100105:

H.6

As required by the Yorkson Neighbourhood Plan, the proposal includes three (3) single family
residential types consisting of Residential Zone R-1A and Residential Compact Lot Zones
R-CL(A) and R-CL(B). The setbacks of Residential Zone R-1A lots (proposed lots 9, 10, 18 and
56) differ from the setbacks of the proposed compact zone lots. In order to facilitate consistency
in the setbacks of the proposed Residential Zone R-1A lots with the Residential Compact Lot
Zones R-CL(A) and R-CL(B) lots, the applicant is proposing the following building setback

variances:

Lots 9, 10, 18 and 56 (see preliminary subdivision plan below): Reduce the front lot line

setback for the principal building (house) from 6.0m to 2.5m and the side yard setback

(abutting a street) from 3.0m to 2.5m
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17.03

Staff support the proposed siting variances as they will result in consistent siting of future

buildings within the development.

Subdivision:

Preliminary subdivision plans have been submitted in support of the rezoning application.
Details of the subdivision will be addressed at the subdivision stage pursuant to the
requirements of the Subdivision and Development Servicing Bylaw.
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Staff note that, as the remainder portions of 7720 and 7780 — 202A Street do not comply with
Section 110.1 — Minimum Subdivision Requirements of the Township’s Zoning Bylaw, a
condition of Rezoning Bylaw No. 5452 has been added to require the remainders of these lots
be consolidated with 7742 — 202A Street.

Development Permit:

All of the Yorkson Neighbourhood Plan area is designated as a mandatory Development Permit
area in the Willoughby Community Plan. The subject site is located in “Development Permit
Area ‘B — Residential” which establishes objectives and guidelines for the form, character and
siting of residential development. The primary objective of the development permit area
designation is to encourage the development of attractive and safe residential areas and reduce
conflict with adjacent land uses.

The specific development permit area guidelines outlined in the Plan related to single family
residential development are attached to this report (Attachment B). For the single family
residential lots, the Development Permit guidelines are implemented by a Development Permit
requirement that the proponent enter into an exterior design control agreement at the time of
subdivision. The exterior design control agreement typically addresses the form, character and
siting of individual single family homes constructed in a development.

Future Development Permit applications are required for the attached residential component of
the development (rowhouses and semi-detached lots) at which time Council will have an
opportunity to review form, character and siting matters prior to building permits being issued.
The Development Permit typically details the form and character of each development including
siting, access, parking, landscaping, building materials, colours, building elevations and other
site development items. As a condition of final reading, the proponent must register a restrictive
covenant prohibiting development of the attached residential portion of the development until
such time as a Development Permit has been issued.

Adaptable Housing:

In accordance with Section 4.2.1(9) of the Yorkson Neighbourhood Plan a minimum of 5% of
the single family and townhouse units in any residential development shall provide adaptable
housing. Council has chosen to implement this provision through the adoption and
implementation of the Adaptable Housing Requirements. The adaptable units are to be
identified and secured by restrictive covenant prior to final reading.

Community Amenity Contributions:

Staff note that Council on July 23, 2018 adopted a community Amenity Contributions (CAC)
Policy applicable to rezoning applications for residential development. Given this application
was submitted prior to adoption of the policy, a twelve (12) month grace period applies to the
application, requiring it to receive final reading by July 22, 2019 to be exempt from the policy.
After the grace period ends the amenity contribution under the CAC policy will become
applicable.
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School Sites:

School District 35 has provided comments (Attachment D) and anticipates that the proposed
development will generate approximately 23 new students for Willoughby Elementary (located
approximately 850 metres northeast of the site), nine (9) new students for Peter Ewart Middle
School (located approximately 150 metres west of the site) and 11 students for RE Mountain
Secondary School (located approximately 150 metres west of the site).

Parks:

The closest existing park is Willoughby Community Park located approximately 400 metres to
the west of the site. A future neighbourhood park / elementary school site has been secured on
78 Avenue to the northeast of the proposed development. The Yorkson Neighbourhood Plan
identifies a need for a pocket park to serve this quadrant of Yorkson. The exact location of the
park is to be determined.

Greenways and Pedestrian Connections:

The applicant is required to secure a 15 metre wide ecological greenway along the southern
portion of the site (to eventually connect 204 Street and 202A Street). Details of the open space
improvements are required to be finalized to the acceptance of the Township prior to final
reading of the rezoning bylaw. As a condition of final reading the proponent will be required to
transfer any greenway lots to the Township, and secure construction of the greenways as part
of a Servicing Agreement.

A condition of final reading has been included requiring the applicant to provide a statutory right
of way providing access between the subject site and 202A Street to allow pedestrian access
from the ecological greenway to 202A Street.

The Yorkson Neighbourhood Plan implements an amenity charge collected on all developments
within Yorkson. Prior to final reading, details with respect to payment and/or compensation must
be finalized. The proposal also includes a permanent pedestrian connection from the greenway
to 77A Avenue.

Tree Protection/Replacement:

Staff note that, in accordance with the development prerequisites, a restrictive covenant
prohibiting clearing (with the exception of servicing access areas) until such time as a
development permit is issued will be registered on the west portion of 7720 and 7780 — 202A
Street as well as 7742 — 202A Street. As a result, tree management plans for the lands west of
proposed 203A Street will be reviewed in conjunction with future development applications on
these lands.

The Integrated Site Design Concept (ISDC) submitted by the applicant indicates that 231
significant trees exist on the subject site east of proposed 203 Street and within the required
road/greenway dedications, with one (1) tree proposed for retention. According to the
applicant’s arborist report the majority of the noted significant trees are in “fair” condition, are
“suppressed” and growing in close proximity to one another within a “tree row” or “grove”.
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In accordance with the Township’s Subdivision and Development Servicing Bylaw (Schedule | —
Tree Protection), a total of 178 replacement trees are required. The applicant is proposing

61 replacement trees to be planted on the single family compact lots. In addition, approximately
60 street trees are required along the road frontages (in compliance with the Township’s Street
Trees and Boulevard Plantings Policy). Post development approximately 121 trees will be in
place. Funds for the remaining replacement tree requirement will be secured for tree planning
on identified public lands. Final tree retention, protection, and replacement plans are subject to
the final acceptance of the Township. This requirement has been included in the list of
development prerequisites to be completed prior to final reading of the rezoning bylaw.

Environmental Considerations:

The Township’s Sustainability Charter includes environmental objectives to protect and enhance
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These
environmental objectives are supported by policy and guidance outlined in the Township’s
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of
the OCP, Erosion and Sediment Control Bylaw, and Subdivision and Development Servicing
Bylaw (Schedule | — Tree Protection) which promote sound environmental management
practices and outline Township environmental performance expectations. The provision of
stormwater management and sediment control measures and compliance with the Township’s
Subdivision and Development Servicing Bylaw (Schedule | — Tree Protection) satisfies the
objectives of the Sustainability Charter.

Servicing:

Prior to final reading, the applicant is required to enter into a Servicing Agreement to secure
works and services such as construction of road works, greenways, tree replacement and utility
upgrades and/or extensions in accordance with the Subdivision and Development Servicing
Bylaw, the Yorkson Neighbourhood Plan and the Latimer Neighbourhood Plan to the
acceptance of the Township. The applicant will also be required to provide erosion and
sediment control measures in accordance with the Erosion and Sediment Control Bylaw, to the
acceptance of the Township.

Road dedications, widening, and necessary traffic improvements for 203 Street, 203A Street,
204 Street, and 77A Avenue and 78 Avenue will be required in accordance with the Township’s
Master Transportation Plan, the Subdivision and Development Servicing Bylaw, the Yorkson
Neighbourhood Plan and the Latimer Neighbourhood Plan to the satisfaction of the Township.
As the property at 7831 — 204 Street is not included in the proposal, the intersection of

204 Street and 78 Avenue requires an interim and ultimate design in accordance with the
Subdivision and Development Servicing Bylaw to the satisfaction of the Township.

A Class B roadside watercourse is located along the western boundary of the subject site. The
Yorkson Neighbourhood Plan anticipates this watercourse being incorporated into a non-
disturbance area on the west side of 204 Street between 76 and 80 Avenue. Due to the location
of a Metro Vancouver water main west of 204 Street, the dedicated watercourse non-
disturbance area will be located on the east side of 204 Street. This item was secured as part of
the development of the lands on the east side of 204 Street (ToL Project No. 08-23-0134 /
Qualico Developments (Vancouver) Inc.). The street greenway indicated on the west side of
204 Street in the Yorkson Neighbourhood Plan has also been included on the east side of

204 Street.
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Transit:

Transit service is currently provided via the 501 bus on 202A Street (approximately 150 metres
from the subject site) and on 200 Street (approximately 650 metres from the subject site).

Official Community Plan Consultation Policy:

Council’s Official Community Plan Consultation Policy requires Council to consider the OCP
amendment in conjunction with the financial plan and any applicable waste management plan.
Staff recommend that Council consider the proposed OCP amendment consistent with the
Township’s financial plans (both operating and capital) and Metro Vancouver’'s waste
management plans.

Public Consultation:

As per Policy No. 07-164, the applicant held a Public Information Meeting (PIM) for this
(included as Application C) and two (2) other development proposals in the area on July 26,
2018 at the Willoughby Community Centre. Results of the Developer Held Public Information
Meeting were compiled and are provided on Attachment E.

POLICY CONSIDERATIONS:

The proposed Willoughby Community Plan, Yorkson Neighbourhood Plan and Latimer
Neighbourhood Plan amendments, rezoning, Development Permit, and Development Variance
Permit will facilitate the development of a mixed residential development consisting of 56 lots
(37 single family lots, nine (9) rowhouses and 10 semi-detached lots). The proposed
amendments to the Willoughby Community Plan, Yorkson Neighbourhood Plan and Latimer
Neighbourhood Plan are, in staff’s opinion, consistent with the broader objectives, vision and
principles outlined in the Plans. Although the development proposal complies with the overall
objectives of the Willoughby Community Plan and the “Mixed Residential” designations of the
Yorkson Neighbourhood Plan, a minor amendment to the Plan is required concerning the
boundary of the Yorkson Neighbourhood Plan and Latimer Neighbourhood Plan.

Staff recommend that Council give first and second reading to Bylaws No. 5451 and 5452
(subject to eight (8) development prerequisites) and authorize issuance (at time of final reading
of Bylaw No. 5452) of accompanying Development Permit No. 100978 and Development
Variance Permit No. 100105 and authorize staff to schedule the required Public Hearing.

Respectfully submitted,

Joel Nagtegaal

DEVELOPMENT PLANNER

for

COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A Development Permit No.100978

ATTACHMENT B Development Variance Permit No.100105

ATTACHMENT C Willoughby Development Permit Area B — Residential Guidelines
ATTACHMENT D School District 35 comments

ATTACHMENT E Public Information Meeting comments
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ATTACHMENT A
THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Permit No. DP100978

This Permit is issued this day of , 2019 to:

1.

Name: Qualico Developments (Vancouver) Inc.

Address: 310 — 5620 — 252 Street
Surrey BC V3S 3K2

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: Portion of Lot 25 Section 23 Township 8 New Westminster
District Plan 2759
Lot 38 Section 23 Township 8 New Westminster District Plan
47045
Portion of Lot 23 Section 23 Township 8 New Westminster
District Plan 2759

CIVIC ADDRESS: 7720 — 202A Street
7780 — 202A Street
7767 — 204 Street

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. An exterior design control agreement shall be entered into for all lands zoned
Residential Zone R-1A and Residential Compact Lot Zones R-CL(A) and R-CL(B)
ensuring that building design and site development standards are high quality,
consistent and compatible with other lots and development in accordance with Section
4.2.1 of the Yorkson Neighbourhood Plan;

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

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

This Permit is not a Building Permit.

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

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

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

warranties, guarantees, promises or agreement (verbal or otherwise) with the developer
other than those in this Permit.
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This Permit shall enure to the benefit of and be binding upon the parties hereto and their
respective heirs, executors, administrators, successors and assigns.

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2019
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ATTACHMENT B
THE CORPORATION OF THE TOWNSHIP OF LANGLEY

Development Variance Permit No. 100105

This Permit is issued this day of , 2019 to:

1.

Name: Qualico Developments (Vancouver) Inc.

Address: 310 — 5620 — 252 Street
Surrey BC V3S 3K2

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: Portion of Lot 25 Section 23 Township 8 New Westminster
District Plan 2759
Lot 38 Section 23 Township 8 New Westminster District Plan
47045
Portion of Lot 23 Section 23 Township 8 New Westminster
District Plan 2759

CIVIC ADDRESS: 7720 — 202A Street
7780 — 202A Street
7767 — 204 Street

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. Section 401.5 (1) — Siting of Buildings and Structures of Township of Langley Zoning
Bylaw No. 2500 is hereby varied to reduce the minimum front line setback requirement
from 6.0 metres to 2.5 metres for the principal building on proposed Lots 9, 10, 18 and
56, indicated on Schedule “A”;

b. Section 401.5 (1) — Siting of Buildings and Structures of Township of Langley Zoning
Bylaw No. 2500 is hereby varied to reduce the minimum interior side lot line (abutting a
street) setback requirement from 3.0 metres to 2.5 metres on proposed Lots 9, 10, 18
and 56, indicated on Schedule “A”; and further

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 Variance Permit shall be substantially
commenced within two years after the date the Development Variance Permit is issued.

This permit shall have the force and effect of a restrictive covenant running with the land
and shall come into force on the date of an authorizing resolution passed by Council.
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It is understood and agreed that the Municipality has made no representations, covenants,
warranties, guarantees, promises or agreement (verbal or otherwise) with the developer
other than those in this Permit.

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

AUTHORIZING RESOLUTION PASSED BY COUNCIL THIS DAY OF , 2019.

SCHEDULE A - Preliminary Subdivision Plan
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SCHEDULE A
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ATTACHMENTC

4586 41.2 DEVELOPMENT PERMIT AREA “B” - RESIDENTIAL

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

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

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

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

4.1.2.2 SINGLE FAMILY DEVELOPMENT

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

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

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

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

Building Form
0 Pitched roofs are required. Pitched roofs shall have architectural grade roof material,
including ridge caps and shadow lines.
4825
3008/ 4.1.2.3 MULTIPLE UNIT DEVELOPMENT
General
The following guidelines apply to all multiple-unit development including but not limited to
apartment, townhouse, rowhouse, duplex, triplex and fourplex buildings.
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H.6

Site Design

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Exterior Design and Finish

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Landscape planting within residential and commercial areas shall use minimum 50%
native plantings with appropriate character, and mixed with other non-invasive plants.
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o0 Use of materials such as permeable paving to maximize surface permeability to the
greatest extent possible and practical is encouraged.

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

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

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

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

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

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

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

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

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

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

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

Parking and Traffic/Pedestrian Circulation

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

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

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

o0 Tandem parking on all end units is not permitted.

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

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

0 Wheelchair access shall be provided throughout the development.

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

o Highly detailed paving materials are required along the High Street to indicate such
things as storefronts, thru traffic, seating areas, and aesthetic relief areas.
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Without compromising the safety of users, all surface parking shall be visually screened

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

landscaping.

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

visible from the street.

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

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

street frontage of a building.

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

designs are discouraged.

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

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

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

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

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

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

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

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

Pedestrian entrances shall be separate from vehicular access points.

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

between uses.

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

view.

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

for that portion intersecting with the streetscape.

Provide separate parking areas for residential and commercial uses.

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

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

integration for this effect.

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

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

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

parapet.

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

Ornamental lighting shall be used on the rooftop parking areas.

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

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

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

o015 term and long term bicycle parking/storage facilities.

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

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

4825 4.1.24 TOWNHOUSES/ROWHOUSE

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

Site Design

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

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

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

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

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

o Tandem parking on end units is not permitted.

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

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

Architectural Details

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

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

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

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

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

o Avoid blank or undifferentiated facades.

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

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

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

Schools

*

1 March 2019

Joel Nagtegaal
Development Planner
Township of Langley
20338 65 Avenue
Langley, BC V2Y 3J1

Re: Development Application Project 08-23-0173/QUALICO DEVELOPMENTS (VCR) INC

CIVIC: 7720 & 7780 - 202A Street and 7767 - 204 Street

LEGAL: Lots 23 & 25 Plan 2759 and Lot 38 Plan 47045; all of Section 23 Township 8 NWD

We have reviewed the above proposal.
We calculate the approximate number of students generated by this proposal will be as follows:

Type of Housing Number of Units FElementary Middle Secondary
K-5 6-8 9-12
Single Family Units 37 23 9 11

Given the current school catchments this development would impact Willoughby Elementary School, Peter
Ewart Middle School and R.E. Mountain Secondary School. As you know, while the Langley School
District is not responsible for the amount or pace of development we work closely with the Township of
Langley in order to advocate to the Ministry of Education for the development of joint sites to benefit our
students.

We make every effort to keep students in their catchment schools, but if there is insufficient space in the
catchment school we will find them a space at another school in the district.

Please advise if you need any other information.
Yours sincerely,

75

Brian Iseli, CPA, CMA
Secretary Treasurer

School District #35 (Langley) | 4875 222 St, Langley, BC V3A3Z7 | (604) 534-7891
www.sd35.bc.ca | www.facebook.com/LangleySchoolDistrict | @LangleySchools
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ATTACHMENT E
A McElhanney

August 16, 2018
Our File: 2111-03365-04

Township of Langley

Community Development Division
20338 65 Avenue

Langley, BC V2Y 31

Attention: Mr. Joel Nagtegaal, Development Planner

Summary Report - Public Information Meeting

Proposed 57 Lot Development within the Yorkson Neighbourhood Plan Area,
Township of Langley Project No. 08-23-0173

INTRODUCTION

This report is submitted to the Township of Langley in accordance with the Developer Held Public Information
Meetings Policy. The Public Information Meeting (PIM} organization and logistics are also in accordance with the
policy.

The PIM for development application 08-23-0173 represented lands located at 7767 204 St, 7720 202A St, and
7780 202A St in the Yorkson Neighbourhood Plan Area of the Township of Langley, and was held on Thursday,
July 26, 2018,

Since this application is located in close proximity to two other development applications by the same proponent
as part of an overall phased development strategy, a joint PIM was held for all three development applications.
The results presented in this summary report pertain specifically to the above noted application.

The purpose of the meeting was to introduce the project and project team, present the development plans, and
obtain feedback from the community.

NOTIFICATION

The public was notified in two (2} ways: through a direct mail-out to neighbouring properties, and through two (2)
advertisements in a local newspaper (July 11 and July 18, 2018). The Township of Langley staff generated and
provided a mail-out map and prepared mailing labels (Atfachment 1). A total of 88 notifications were mailed out on
July 12, 2018, 14 days prior to the scheduled PIM. A copy of the mail-out invitation is included in Aftachment 1.
Three (3) mail-outs were returned to the McElhanney Office as undeliverable.

The notification provided general information including an overall description of the development and the location
of the PIM, as well as the subject site. A site location map was included to provide context. Contact information
was provided on the invitation for anyone who wished to ask a question, inquire, or make a comment if unable to
attend the meeting.

A newspaper ad was published in the Langley Times in advance of the PIM date and is also included in
Attachment 1.

McElhanney Consulting Services Ltd.
Suite 2300, Central City Tower, 13450 - 102 Ave,, Surrey, BC V3T 5X3

mcelhanney.com
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M

INFORMATION MEETING LOGISTICS

The PIM was held at the Willoughby Community Centre, located at 7888 200 Street, Langley BC. The venue
iocation, parking availability, and total space of the setting were suitable to host the PIM. The meeting was
scheduled from 5:00 p.m. to 7:30 p.m. on Thursday July 26, 2018. The consulting team prepared the meeting
room in advance of the publicly advertised start time.

The consulting team in attendance included the following individuals:

James Pemu - Senior Planner, McElhanney Consulting Services Lid.
Raymond Sull - Senior Engineer, McElhanney Consuiting Services Ltd.
Victoria Salisbury — Planner, McElhanney Consulting Services Lid.
Noah Talbot - Arborist, McEthanney Consulting Services Ltd.

A representative from the Township of Langley Development Services Department and a representative of the
proponent, Qualico Developments Ltd, were in attendance to observe the PIM.
PUBLIC INFORMATION MEETING DETAILS

A total of 21 attendees signed the attendance sheet (Aftachment 2), all of whom provided their addresses. Many
of the attendees appear to reside in the area surrounding the subject site, while some travelled from other parts of
Langley.

The meeting was arranged in an open house format where community members viewed display boards and had

the opportunity to ask questions of project team members, A total of 13 display boards were exhibited at the PIM.
Tables and chairs were set up throughout the room to allow members of the public to fill in their comment sheets.

The following display boards were presented in the meeting space;

Welcome Conceptual Subdivision Layout (C)
Community Context Tree Management Strategy (A)
Yorkson Neighbourhood Plan Tree Management Strategy (B)
Project Information (2) Tree Management Strategy (C)
Conceptual Subdivision Layout (A) Servicing Concept

Conceptual Subdivision Layout (B) Thank you

In addition to these display boards, the following materials were provided to the public:

Project Information Handout Questionnaire / Comment Sheet

The questionnaire / comment sheet could either be completed at the meeting and returned to the project team
immediately or returned by mail or email following the meeting (by August 10, 2018).

Copies of the display boards, project information sheet and completed questionnaires are included in Attachments
3, 4 and 5 respectively,

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS 2111.03365-04
July 26, 2018
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PUBLIC INFORMATION MEETING RESULTS

. 16 Responses
, o 21 sign-ins
88 Mail-Out Invitations

A questionnaire was prepared to gather public input on the proposed development. The questionnaire included
six (6) questions, two (2) of which were specific to this project, and community members were given an
opportunity to provide additional comments. This summary will include only the questions applicable to this
specific project, which are referred to as Question 1 and Question 2.

The Questionnaire / Comment Sheet included the questions shown below. The two (2) questions were
structured so that respondents had five possible options to choose from:

s  Support » Somewhat Oppose
*»  Somewhat Support » Oppose
o Neutral

A total of 11 questionnaires were returned at the conclusion of the PIM, with six (6} additional emails with
comments received by the consultants within the two weeks following the PIM. One of these emails was received
from a resident who could not attend the meeting. This respondent’s comments are summarized in the general
comments section of this report. It should also be noted that one respondent filled out two (2) questionnaires,
which will be counted as one (1) for the purpose of this report. The questionnaires as well as the additional emails
are included in the attachments (see Attachment 5).

Attendee Questionnaire Response Rate 76%

The information collected from the questionnaires is summarized below for the two (2) applicable questions. Two
(2) respondents opted to fill out the comment section of the questionnaire while leaving the questions
unanswered.

Of 16 respondents, 10 stated their home address on their comment sheet. On the below map, properties outlined
in black indicate the respondent’s addresses. For context, properties outlined in blue indicate the project site
boundaries. Of the 10 participants who provided their address, four {4) respondents appear to reside at {55
Avenue, three (3) respondents appear to reside at "PPA 22" one (1) respondent resides at FO°PAs2(0

St, one (1) respondent resides at F¥FPAs22(0 , and one (1) respondent residents at FoPPAS2() (this

property is not in close proximity to the subject sites and therefore is not visible on the map).

It is important to discuss the addresses of the respondents as many households submitted multiple comment
sheets. Almost half of the 16 responses received were from residents of ©"* 22" Avenue and[373*  Avenue,
indicating that the comments were drawn from a very small sample size and are not indicative of the whole

neighbourhood.

PUBLIC INFORMATION MEETING -~ SUMMARY OF RESULTS 2111.03365-04
July 26, 2018
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Question 1

With respect to the proposed fot layout design and road network for TOL project 08-23-017.3 (Application A) that
will result in subdivision of the existing lands into approximately 57 mixed residential lofs, do your:

APPLICATION A ROAD NETWORK AND LOT LAYOUT

Support
12%

Somewhat Support
63%

Of 8 respondents to Question 1, one (1) indicated support for the propased rezoning while an additional five (5)
noted that they somewhat support the initiative. The result of these responses is a combined 75% in support or
somewhat in support of the proposed rezoning. Two (2) respondents indicated that they were opposed.

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS 21110336504
July 26, 2018
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Question 2

The proposed layout would provide 68% single-family residential and 32% muiti-family residential lots, meeting
the requirements of the Yorkson Neighbourhood Plan. With respect ta this housing mix, do yoti:

APPLICATION A HOUSING MIX

Support
12%

Somewhat Support
63%

Question 2 received 8 responses, six (6) of which were either in support or somewhat in suppont of the proposed
housing mix. Two (2) respondents indicated that they oppose the proposal. Thus, 75% of responses were in
support or somewhat in support while 25% were opposed.
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COMMENTS SECTION

The questionnaire included space to provide additional comments. Additional comments were provided on nine
(9) of the questionnaires, plus six (6) emails. These comments are outlined below:

Location of 205B Street

» lam notin support of this project because there is a big road on my property (FOTPAs2

s+ Layout is unfair to some properties as road should be shared

o o Stshould be shared

s From the resident of FoPPAs22N | do not support this development because | do not like how these roads

are impacting some of the properties while other properties are all clear, thus making it very hard for some

people to sell or develop

From the owner of FOFPAs221 - | am very much opposed to the road network being put forward in this

layout. It shows that {227* s going through my property, which is not fair.

205B St needs to be shared with surrounding properties

| object to this layout because it is not fair for neighbouring properties of

The roads should be shared with all surrounding properties and should not be only on

Roads should be shared with all surroundings properties

From the owner's of ToFPAs220) 205B St should not be shared with our property

o Sharing the road prohibits us from developing independently from the property to the west

o It will not allow us to fit a 6m lane and two banks of rear loaded lots on our site

o Ifthe road is not located on our property, we will be able to mirror the road network proposed for {95+
FOIPPA 5.22(1) ve

o We are already losing property to the greenway required along 206 St

o The road should curve to the west so that it is not on our property

FOIPPA $.22{1}
FOIPPA 8.22(1)

* & & o @

Street Alignment

205A street should align across the intersection of 76 Ave

Alignment of intersection on 76 Ave

Too many roads don't line up at intersections

| am very concerned about the road network because so many intersections are not aligned

Not lining up so many intersections creates dangerous driving conditions

Very dangerous to put three roads so close together (206 St, 2058 St, and 205A St)- all of these roads don't
even align

205A St should go through 76 Ave and align to adjacent property

It makes perfect sense to align 205A St through 76 Ave to the other side from the traffic point of view
Concern regarding the proposal of the intersections between the north and south local roads, the north/south
connection to 76 Ave should be aligned with 205A St to the west to provide local road connection at 205A St
(alignment with future 205A St on south side of 76 Ave would be more acceptable)

¢ Important that 205A Ave should be aligned with property west of 20545 76 Ave and 76A Ave should cross to
206 St

Eliminate 2058 Street

Too many roads on 76 Ave, there is no need for 205B St
No 2058 St
There should be no 205B St, it will be very confusing and dangerous if you put 205B St close to the
roundabout as there is also a median there

e 206 St has a roundabout and a meridian and if 205B St goes through there will be too many roads and it will
be too dangerous and congested

PUBLIC INFORMATION MEETING - SUUMMARY OF RESULTS 2111-03365-04
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205B St is not necessary as there are too many local roads intersecting with 76 Ave in close proximity and it
will pose a dangerous situation for traffic flow

The number of local roads intersecting with 76 Ave in close proximity to each other will be dangerous for
traffic flow- there should be no 205B St

There should not be a road cutting though the property aff@FPA 221 nstead, 205A St should connect to
76 Ave using the FOPPAs 2 or share this road with{5y ;"

There are too many roads in this small area, namely 2058 St

Location of Pocket Park and Ecological Greenway

A serious life-safety issue exists should the ecological greenway and associated wildlife tunnel exit directly
into the new high school

Before going ahead with this application it would be best to have the packet park secured for the surrounding
properties, as we develop more and more land in this area the options are becoming more limited
Developing a secure pocket park to the surrounding properties prior to proceeding for the final approval is
significant as we develop more and more land in this area

Before we go ahead with this development pocket park site should be secured

Before you allow any more development in this area the pocket park should be secured

Pocket park should be secured because it is very important for the surrounding properties as we develop
more and more land in this area, we are running out of options where to put the pocket park

Before any more development pocket park should be secured

Pocket park should be decided

Pocket park needs to be decided

Before going through development in this area pocket park should be secured

Pocket park needs to be decided

Pocket park location

General Comments on Road Network

Poor road dedication on 76 Ave

It could be dangerous to have this many “T roads”

76B Ave and 76 Ave should cross to 206 St to east

Too many roads within a short distance of each other and near the future roundabout- on 76 St between 206
St and 205 St there will be traffic coming from 206 St, 205B St, 205A St, and 205 St and all from different
locations because the intersections don't line up

205A St should run though 76 Ave to the adjacent properties

76A Ave and 76B Ave should run though 206 St

There are afready too many “T" intersections in this area, such as at 205A St and 205B St which both end at
76 Ave. 205A St should go through 76 Ave to the adjacent property then there will be not too many roads
between 206 St and 205 St making it much easier to drive

76 Ave and 76B Ave should run west to east to 206 St, this is very important for the servicing of neighbouring
properties

204A St shouldn't be there, instead there should be 204 St, 205 St, and 206 St

There are many problems as follows: offset intersection, alignment of intersection at 76 Ave, traffic
congestion, and dangerous points

Concern about the layout of 76A Ave and 76B Ave, the lane should run from west to east 206 St

Too many local roads intersect with 76 Ave in close proximity to each other

76A Ave and 76B Ave should run west to east to 206 St as this is important for servicing neighbouring
projects

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS 2111-03365-04
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CONCLUSION

The completed questionnaires showed a majority of support for the proposed development. Based on the
comments, the most prevalent concern is in regard to the proposed road network as opposed to the rezening and
subdivision application itself. It should also be noted that these concerns are primarily regarding the road network
to the east of the subject site. Also, based on our analysis of the responses, the majority of concerns emanated
from two (2) properties, further underlining the idea that concerns are very localized and pertain to off-site issues.

If you have questions about this report, please do not hesitate to contact me.
Yours truly,

McELHANNEY CONSULTING SERVICES LTD.

4

James Pernu, M.Sc.
Senior Planner / Project Manager
jpernu@mcelhanney.com

Attachments:

Mail-out catchment map, mail-out invitation, and newspaper advertisement
Sign-in sheets

Display board content

Project information sheet

Completed questionnaire / comment sheets

D ohwWw N
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Attachment 1

Mail-Out Catchment Map, Mail-Out Invitation, & Newspaper
Advertisement

PUBLIC INFORMATION MEETING - SUMMARY GF RESULTS
June 13, 2018 2111-03141-04
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A McElhanney

July 12, 2018

Our File: 2111-03365-02 / 03365-03 / 03365-04
Township of Langley Project No.08-23-0173 / 08-23-0176 / 08-23-0155

Dear Neighbour,

Re: Public Information Meeting Notification for Three Proposed Residential Development Projects

You are invited to attend a Public Information Meeting to review and discuss three proposed
residential development projects in the Southwest portion of the Yorkson Neighbourhood. The
project details are as follows:

TOL Project # Addresses No. of Lots  {Proposed Lots
39 Single Family
Application A 08-23-0173 Lo VR 57 10 Semi-Detachad
7767 204 5t B Rowhouse
7664 204 5t /20431 / 62 Single Family
Application B 08-23-0176 Q2 14 Semi-Detached
i 20495 76 Ave b Dera
22 Singla Family
Application C 08-23-0155 | 20544 /20570 78 Ave 39 4 Semi-Datachad
13 Rowhouse

The Public Information Meeting will be held
on Thursday July 26, 2018 from
> Spm to 7:30pm at the Willoughby
Community Centre
(South Entrance- Meeting Room 1),
located at 7888 200 St, Langley BC

7 //% ABPLICATION €

VLSS IS
APPLICATION A

ST

.

[ I

The project consultants will be available throughout the meeting to answer questions and collect your
input on the proposal, which will be forwarded to Township of Langley Council for consideration.
Please also note that this is NOT a Public Hearing notice.

If you are unable to attend this meeting or require additional information, please do not hesitate to
contact the undersigned either by phone (604-424-4889) or email at jpernu@mcelhanney.com.

Yours very truly,
McELHANNEY CONSULTING SERVICES LTD.

.la es Pernu, M.Sc¢,
ior Planner / Project Manager
15}ernu@mcelhannemr com

cc: Township of Langley, Community Development Division
Suite 2300 Central City Tower Tel 604 5960391
13450 - 102 Avenue Fax 604 534 5050
Surrey BC

Canada V3T 5x3
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DEVELOPER LED PUBLIC INFORMATION MEETING

Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

The proponent has submitted three rezoning and subdivision applications to
the Township of Langley. The project details are as follows:

TOL Project # Addresses No. of Lots |Proposed Lots

39 Single Family

Application A 08-23-0173 e 57 10 Semi-Detached
7767 204 5t

8 Rowhouse

62 Single Family
Application B 08-23-0176 7664 204 5t /20431 / 92 14 Semi-Detached

20495 76 Ave

16 Rowhouse

22 Single Family
Application C 08-23-0155 A e 39 4 Semi-Detached

78 Ave
13 Rowhouse

AVE

| ] —

%
///////%gmunnnnmnn

Residents are
invited to attend a
Public Information

\\T

= \|

N

proposals with the

i@ will be forwarded

The meeting will take place on:

Thursday July 26, 2018
5pm - 7:30pm
at
Willoughby Community Centre
7888 200 St, Langley BC
(South Entrance - Room 1)

For more information, please contact James Pernu at 604-424-4889,
or by email at jpernu@mcelhanney.com

H.6 -

Meeting to discuss
three development

// 1 project team and to
provide input that

® APPLICATION B ‘o Township of
| Langley Council for
% | consideration.
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Attachment 2
Sign-In Sheets

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS
Jure 13, 2018 2111-63141-04
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Attachment 3
Display Board Content

PUBLIC INFORMATION MEETING - SUMMARY OF RESULTS
June 13, 2018 2111-03141-04
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YORKSON NEIGHBOURHOOD PLAN

MAP 1 - LAND USE CONCEPT
I t ~ - . y
i - / _Tg
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|
PORTION OF APPLICATION 5 E | ' | |I ] HJ_L_
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CONCEPTUAL SUBDIVISION LAYOUT

APPLICATION C

|
s Lol 20
78 AVENUE
ASSUMES NO ROAD DEDICATION REQUIRED [ =3

. T [ 1 Y 7 B gi
J

S |
I |
| g
: Wiz
: EENWAY) ’ I
| | " |
: Fui 58 85 23 Z 3 _:; EI —'r'_'l":"j"'l—-—-
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(T7A AVE) §i : K&
| [EE:] LG e | "y li | |
: FXs 2.5 25 3 s | | . 5|
-..__]._ _.._nu_._m.._.__uj_am | ~- t | |
Feological Protection Area . | S|
THn?
F—— - p—-— e, =t \ i I I
LEGEND
3 RCL{A) FRONT
AS PROPOSED: ULTIMATE {___1 RCL{A)REAR
ot pordonons | 75 Pt on of 3 RCLB)REAR
:ﬂc xq 3 N + ] R-CL{B) FRONT
aiE [ ¥ ;E [ R-GLRH) ROWHOUSE
SINGLE FAMELY TOTAL i) 5 F- ) E a E RLCLSD) UPLEX
MULTY- FAMILY TOTAL 17 Fri £ AREA OF 7711 208 ST
DETACH-ATTACHEDUNIT RATIO] _ SI9-42% D82 INCLUDED FOR PURPOSE OF DENSITY
CALCULATION (SHARED LOTS TO
SURIBCT RTEL T T BE DEVELOPED IN THE FUTURE)
::::v m-'_'m - DENSITY RANGE 20-25 7] NO BUILD AREA PENDING
Snodsangafac)l  asd FUTLIRE CONSOLIDATION /
DENSTY {upe) DENSITY RANGE 8-10 SUSDVISION
| GREENWAY
* Mo bulld s for temporary access F senvicing
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H.6
A McElhanney

July 26, 2018
Our File: 2111-03365-02-03-04

PROJECT INFORMATION SHEET

Public Information Meeting for Proposed Development Applications
Township of Langley (TOL) Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

July 26, 2018 5 pm — 7:30 pm
Willoughby Community Centre, 7888 200 St, Langley BC

The proponent has made three applications to the Township of Langley to rezone the subject
properties from Suburban Residential Zone SR-2 to Residential Zones R-CL(A), R-CL(B), R-
CL(SD), and R-CL(RH), and subdivide to create a combined total of 188 lots. The project
details are as follows:

Application A Ha A ’ Hectare Acre =

|Properties

[res7 200 57/ 7720 2028 5T/ IR0 202A Y 28 | 68 57 20.38 826 0.74/11%

IAppIication B

[Properties

I:mn T8 AVE / 7664 204 5T / 20495 76 AVE 404 | 9ss 92 2.7 9.22 1.07/11%
pplication C

Ih'oportlu

[pos44 78 AvE £ 20570 T8 AVE 19 | 484 39 19.90 806 031/6%

| Total (Overall)) 8.8 |2172] 188 2136 | B.66 | 2.12/28%

The rezoning and subdivision proposals are in accordance with Residential Zones R-CL(A), R-
CL(B), R-CL(SD), and R-CL(RH) and the Mixed Residential land use designation indicated in
the Yorkson Neighbourhood Plan. The below table provides information on the proposed
minimum lot widths, depths, and areas for each project.

PROPOSED LOT DETAILS
Min Lot Width (m) |Min Lot Depth (m) |Minlot Area (m?)
Application A
Front Loaded 125 | 266
Rewr Loadted| 81 3 171]
Application B | |
Front Loated| 1.3 25 s
Rear Loaded| &1 28 1
fApplicationC | |
Front Loaded]| 13.03 25.7 335}
Rear Loaded| 61 28 |
Suite 2300 Central City Tower Tel 504 596 0391
13450 - 102 Avenue Fax 604 534 5050
Surrey BC

Canada V3T 5X3
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July 26, 2018
Our File: 2111-03365-02-03-04
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H.6

A McElhanney

Date July 26. 2018
Our File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos, 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018/ 5 - 7 30pm
Willoughby Community Centre
FOIPPA 8.22(1)
Name

Residential Address Lam:!ﬂ-‘-}’

Phone/ Email (optional)

Prior to advancing these development applications to the Township of Langley
Councll for consideration, we would like your input on the proposals.

M avy
Pro -23-0 cation S r I ” ] |
. . .
1. With respect to the proposed lot layout design :
and road network for TOL project 08-23-0173 ] f I |
{Application A) that will result in subdivision of SR
the existing lands into approximately 57 mixed oA
residential lots, do you. ]
A B C D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B C D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

Project No. 08-23-0176 (Application B)

3. In regard to the proposed lot layout design and road
network for TOL project 08-23-0176 (Application B)
that will result in subdivision of the existing lands into . H (o
approximately 92 mixed residential lots, do you: [ ’I ]'"

@ —

| APPLICATION &

1.3
tul

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family

residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B C D

E
Support Somewhat Support Neutral Somewhat Oppose Oppose
T8 AVE
i —
Project No. 08-23-0155 (Application C) : ] e %
5. Inregard to the proposed lot layout design and road %’;L—jr R g™
network for TOL project 08-23-0155 (Application C) I i [ R
that will resuit in subdivision of the existing lands into TN G
approximately 39 mixed residential lots, do you: Ak
(ﬂ'A;AVE) —
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family

residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D E

Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

Ml pant td v My 4 dww'rowmn.zzm .

]
Qraalg i} yotach” OAaren 'f”dﬂ re AL“’ Aedo THANK Youl| okeal Lt ﬂ‘“’ olavelopmant
Please return your comment sheet to the registration table.
ﬂu ﬂam S'-lc You may also send your comments to McElhanney at the address below or by email at

vsalisbury@mcelhanney.com prior to August 10, 2018.
oV u be Seturi) rrForrasz g

<
I
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A McElhanney

Date: July 26, 2018
Our File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 - 7:30pm
Willoughby Community Centre
FOIPPA 8.22(1)

Name o e
Residential Address iz

Phone/ Email (optional) e P b

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

Project No, 08-23-0173 {Application A} l’ ]
APPLICATION A

1. With respect to the proposed lot layout design
and road network for TOL project 08-23-0173
{Application A) that will result in subdivision of
the existing lands into approximately 57 mixed fin.
residential lots, do you

A B C D @

Support Somewhat Support Neutral Somewhat Oppose Oppose

]
QA
e

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B c b @

Support Somewhat Support Neutral Somewhat Oppose Oppose

Project No. 08-2 Appllc "

3. In regard to the proposed lot layout design and road |

network for TOL project 08-23-0176 (Application B) . . e
that will result in subdivision of the existing lands into i i o
approximately 92 mixed residential lots, do you: i |
[L (LA
LI
a B c D
Support Somewhat Support Neutral Somewhal Oppose Oppose
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose
TaAVE
Project No, 08-23-015 nC ”—‘H{—”{ %
5. In regard to the proposed lot layout design and road :]—U——mm, R LR
network for TOL project 08-23-0155 (Application C) T l 1\ &
that will result in subdivision of the existing lands into
approximately 39 mixed residential lots, do you: | | 4 :
o) -
m
A @ c D E
Support Somewhat Support Neautral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A @ C D E

Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

- W

. 1
TR e

Q hﬁd.k(’!mm_xe, So I+ m\umav-o..

CAD R THANK YOU!!
Please return your comment sheet to the registration table.
Pl'f LY AMWAE..  You may also send your comments to McElhanney at the address below or by email at
vsalisbury@mecelhanney.com prior to August 10, 2018.

o Olign  Dos™ st Thiowth 76 Ave jo tha orhe 2100 t&j"”‘ QUL dreflye folut Qb

View . ALSo theve n Q RN chFUS pot v A
7"“ 0w Q“*hmﬁ Cavelopmarg %Mom

v Saud be Sued.
C,Owsd% H.u:. Qrel Heank 'Z'DL&

Orea + | e habeﬂ—

As. izm
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H.6

A McEilhanney

Date: July 26, 2018
Qur File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018/ 5 — 7:30pm
Willoughby Cemmunity Centre
FOIPPA 8.22(1)

Name -

Residential Address .

Phone/ Email {optional)  _

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

Pro 08-23-0173 (Application A — | T
[APPLICATION A | r ' ¢
1. With respect to the proposed lot layout design L
and road network for TOL project 08-23-0173 i i :
(Application A) that will result in subdivision of i J g
the existing fands into approximately 57 mixed Lot
residential lots, do you: | ]
A c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

Prolect No, 08-23-0178 (Application B) 11111

3.

The proposed layout would provide 68% single-family residential and 32% muilti-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A (37 ¢ D E
Support Somewhat Support Neutral Somewhal Oppose Oppose

In regard to the proposed lot layout design and road Lidli
network for TOL project 08-23-0176 (Application B} . : T
that will result in subdivision of the existing lands into # Jiastouad

approximately 92 mixed residential lots, do you:

A B c D
Support Somewhat Support Neutrat Somewhat Oppose %

13
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4, The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D
Support Somewhat Support Neutral Somewhat Oppose

T AVE

oject No. 08- ication C | J“’“ %
5. Inregard to the proposed lot layout design and road ]a;l—“[,- L b'.;

network for TOL project 08-23-0155 (Application C) B K t

that will result in subdivision of the existing lands into | &PPT '-n T

approximately 39 mixed residential lots, do you: | 3
(7TA AVE)
| |

A B c D
Support Somewhat Support Neutral Somewhat Oppose @

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan, With respect to
this housing mix, do you:

A B Cc D E

Support Somewhat Support Neutral Somewhat Oppose Oppose

ARG~ T _QQQAJ.mPaH atal

MQY*U\ oo Y00 Mg, ﬂ\i%‘*(ﬂﬂr‘_ wﬂmlm
3 (w

Suhounding Qrogetirs T N vedr fave 30 mie QN

Please use the below space for anYP;aAdg;t(ii?nal comments:

} ' ‘ 0¥
Lo eds

- 06 Atyeen WY\OQMWK vouuow'Y,\ reridian Yoad (§ Ynee

Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by emait at
vsalisbury@mcelhanney.com prior to August 10, 2018.

(o <™ ¥00d (205® HD ONMeasd Yrnewe W D90 Yoy
Yoodn w it W ne 00 Qornde€10un avd LOT*B-PS—HO\(‘) Fee Natvelhe
~ 3 obJlecy 3O Vs layoud becains W odoesner Bor
NENONOVING P Opeliey  20SUT- 34 Bre

20S Pr Siveet sShordd Yun Yrwrotah 36 Phve Yo e adZeacent
cogevke NI Gre becairm WIS 200d4d e Lup (rver

FOIPPA 8.22(1) a

>RLADYVY O‘&Se_—i\- \“Wevsethon, -Cer/ Featfic sotel.
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Pase a

A McElhanney

Date: July 26, 2018
Our File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173/ 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 - 7 30pm
Willoughby Communily Centre
FOIPPA 2.22(1)

Namne -
Residential Address ' 1

Phone/ Email (optional} | —

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

0 AVE)
Project No. 08-23-0173 I nA , Cn I [ ” H T
APPLICATION A M
1. With respect to the proposed lot layoul design § [ !
and road network for TOL project 08-23-0173 i q :
(Application A) that will result in subdivision of ,
the existing lands into approximately 57 mixed Ll
residential lots, do you: | |
A Q c D E
Support Somewhal Support Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A p c D E
Support Someupport Neutral Somewhat Oppose Oppose

[
o. 08-23 Applica i “ 3 I

P m—

[ F ]

3 Inregard to the proposed lot layout design and road — [
network for TOL. project 08-23-0176 (Application B)
that will result in subdivision of the existing lands into L] e
approximately 92 mixed residential lots, do you: L l

| (7

A B c D E
Support Somewhat Support Neutral Somewhal Oppose

{aPPUCATIONS

"o
m
.
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B C D E
Support Somewhat Support Neutral Somewhat Oppose

TOAVE

ect No, 08-23-0158 (Application C ” I J“H %
5. Inregard to the proposed |ot layout design and road :(I:?.JJET l %
network for TOL project 08-23-0155 {Application C} | i &
that will result in subdivision of the existing lands into N ,
approximately 39 mixed residential lots, do you: | j | Ak
] mA‘A\E) PR
1]

A B c D E
Support Somewhat Support Neutral Somewhat Oppose @

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Pian, With respect to
this housing mix, do you:

A B C ]

Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

= oR¢A YrdevSedhon a\lt v vaea m&_‘[ﬁgg;gda&“ Ibe
: YOO '

= .04 ~ae i dwa v dad Plud Youndalaod
- 220 B o nondd Saverhankyoun WO OV wiegt A oL

Please return your comment sheet to the registration table.
You may alse send your comments to McElhanney at the address below or by email at
vsalisbury@mcelhanney.com prior to August 10, 2018.
Qrowe A

- ’Bef\o\—c 50\\‘*\‘) Yy 0uqfh () YOO QQ\)Q\O@N\ﬁ
YwXks ovvea Pocket Paie Orodd  be S\
Decouh W 1S Vory \ragodery Lot 0 sowmvounding
Rrogenied oy e Aeve\df Ynoreand Tove vand VYo

OeEd WE Ol LR OuY e OPHONS Livere dp Pud e
POy Poxe -
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A McElhanney

Date July 26, 2018
Cur File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 - 7 30pm
Willoughby Community Centre

FOIPPA £.22(1)
Name
Residential Address i
Phone/ Email (optional)
7

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

Project No, 08-23-0173 (Application A ( I ”

APPLICATION A

Lt

1. With respect to the proposed lot layout design
and road network for TOL project 08-23-0173 i i H
{Application A) that will result in subdivision of

the existing lands into approximately 57 mixed L e
residentiaf lots, do you:
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose
|

Erolect No. 08-23-0176 {Application B)

[ERRaN g
[ L]

3. Inregard to the proposed lot layout design and road H LLEIT]
network for TOL project 08-23-0176 (Application B) e !["'”““"9"']
that will result in subdivision of the existing lands into * i ekl
approximately 92 mixed residential lots, do you: Lt a il I

L1

A B (<] D E
Suppont Somewhat Support Neutral Somewhat Oppose Cppose
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose QOppose
N
Project No. 08-23-0156 {Applic c H “J-“‘{ g %
5. Inregard to the proposed lot layout design and road :I:I—l—-mm’ te - ‘_l‘;-,
network for TOL project 08-23-0155 (Application C) IR &
that will result in subdivision of the existing lands into N
approximately 38 mixed residential lots, do you: [ I {1k
{TTA AVE)
a B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:;

A B C D E

Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

| aws Y seciclpt % mmfl qgi-__W s
M&Lhmmuduuy hdw Yhese Gpofs are

mmnuwdﬂﬁ&&_m_@b&_&w&%ﬂu

_ade alf Chos Yo mdlé\a:y_m&ad_#d_&mfw//c
doSed Qeid 09 deyelif It podvs Qofoed Hewse L Pz

THANK YOU!!
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at

\’hp 'bU)E’ C}\ or vsalrsbury@mce a,:“z cca prior {o A gui;z*m1%q l’-'\m/ S0 Wany -ﬁ
a1 thse fu cwf plw, Do vhewy inbeyeckpn ore Mot fyra
up thin C}lveq}\mj )_a.,,ﬂ,uaw) clj..ufﬁ'y (’y":&{\l'l@"@.
25 ot %houc{ R R Y
b*e#l’ﬁf. gUl”tj U gh Cb"? 'Md)!g o(ju‘%/ﬂu‘{’ Y aﬂuﬂﬂl
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H.6

A McEihanney

Date: July 26 2018
Qur File 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 f 08-23-0155

Thursday July 26, 2018/ 5 - 7:30pm

Willoughby Community Centre
FOIFPA 8.22(1)}

Name ki
Residential Address

Phone/ Email {optional) e o e

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

[ Ll

Project No. 08-23-0173 (Application A S i

APPLICATION A .

1. With respect to the proposed lot layout design T ' R 4 ji J
and road network for TOL project 08-23-0173 Tlg - E J
ZEil

{Application A} that will resull in subdivision of !
the existing lands into approximately 57 mixed ! e
residential lots, do you: i H

A c D E
Support Someupport Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you

A c D E
Support SomewtatSupport Neutral Somewhat Oppose Oppose
Project No 3-0176 ication B I J
L]
L L]

3. In regard to the proposed lot layout design and road |
network for TOL project 08-23-0176 (Application B) . c laencnens,
that will result in subdivision of the existing lands into i i e I.
approximately 92 mixed residential lots, do you: [

Wil (O
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppos
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B C D E
Support Somewhat Support Neutral Somewhat Oppose @

T8 AVE
Proje o, 08-23-0155 (A c H { %
5. In regard to the proposed lot layout design and road ]:EDEL - &
network for TOL project 08-23-0155 (Application C) | B E
that will result in subdivision of the existing lands into | APPLICATIONT
approximately 39 mixed residential lots, do you: | | Lk
{TTA AVE)} -
||
A B c D E
Support Somewhat Support Neutral Somewhat Oppose ppos

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect {o
this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

FOIPPA™822({1)

— T 1l an i

L oo Yot in éumﬂ@h@_@wﬂ’?#ﬂ

Yocaue Yene \g \o\3 yoad) O Yo Yoy
20T P sheek Snoadd Nvee U 3L e

oced Yasne NeXey sedian . G B and A B

THANK YQU1!
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by emait at
vsalisbury@mcelhanney.com prior to August 10, 2018.

Shodd  (voss Yo 206 Dywer- Yo Tast
_ OR seX \nivev Secho N
— a\srraent Gf Treysec

_JD“}:'Q;; c}\gd\\'ccc\‘\'o\ﬂ O~e oY e I Fre

Pocker fave shodd ve decded
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A McElhanney

Date: July 26, 2018
Our File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thwsday July 26, 2018 /5 — 7.30pm

Willoughby Community Centre
FOIPPA 5.22(1)

Name

Residential Address ( CAY S\'Gj
Phone/ Email (optional}

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

e Aty
Project No. 08-23-0173 {Application A) reAOns I _ ‘ 11
1. With respect to the proposed lot layout design = !
and road network for TOL project 08-23-0173 § =P
{Application A) that will result in subdivision of i
the existing lands inlo approximately 57 mixed PP e
residential lots, do you: H
a 4 B c D E
Support Som k\hat}ppon Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residentiat and 32% multi-family

residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B c D E
Support Somiewhat Support Neutral Somewhat Oppose Oppose
|
roject No, 08-23-0 lication B B |
| -]
3. Inregard to the proposed lot layout design and road L IT1
network for TOL project 08-23-0176 (Application B) _ pepsamS

that will result in subdivision of the existing lands into “"*"I
approximately 92 mixed residential lots, do you: |

E 1 g
A ST

C
Neutral
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to

this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose
TOAVE
Pro o, 08-23-01565 ion C —Ifl—l ] { %
5. Inregard lo the proposed lot layout design and road pra e "
network for TOL project 08-23-0155 (Application C) | [ R
that will result in subdivision of the existing lands into B
approximately 39 mixed residential lots, do you: I | A
{ITA AVE}) -
A B c D £
Support Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to

this housing mix, do you:

e
A B c D 53
Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

1 oh<ed iy -X?\(\_\__g Q(‘]‘:\JQ({-L be Coiae
*00 Y\ﬁ\\ﬁn\)\j Yoo do YO \9\\\(\0(%()

pdey Secdana
6 Ave e e should ey ovdsS

_ ool <sheek
THANK Youl!

Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at
vsalisbury@mcelhanney.com prior to August 10, 2018.

— N0 need ofr Qos B st
— TR shoeek Sne-dd

ez e wf
— Qo o ek QO\WCY\Q&JO ‘o be O\(’Cw/m‘
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A McElhanney

Date July 26, 2018
Cur File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 - 7:30pm
Willoughby Community Cenire

FOIPPA .22(1)
Name

Residential Address ] T

Phone/ Email (optionat)

Prior to advancing these development applications to the Township of Langley
Council for conslideration, we would like your input on the proposals.

Project No. 08- ication A

1. With respect to the proposed lot layout design : |
and road network for TOL project 08-23-0173 N | ST
(Application A) that will result in subdivision of | : | —
the existing lands into approximately 57 mixed ) s
residential lots, do you: | ]

A B c o E
Support Somewhat Support Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose
P -23-0176 (A |
[ ] ¢

3. Inregard to the proposed lot layout design and road

network for TOL project 08-23-0176 {(Application B} . c e
that will result in subdivision of the existing lands into & i ou oo
approximately 92 mixed residential lots, do you.
| (T
L L
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Qppose
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhoad Plan. With respect to
this housing mix, do you:

A B c E
Support Somewhat Suppert Neutral Someppose Oppose

B AVE \"\.-c,r [ .4 5"‘@\,\&‘”

Project No. 08-23-0155 (Application C) | % e T TR
11 ) i
5. Inregard to the proposed lot layout design and road pep—— %5 as iy '.S
network for TOL project 08-23-0155 (Application C) - l | [ R 1 "‘Q&H ~ \.
that will result in subdivision of the existing lands into CATIONT | S -
approximately 39 mixed residential lots, do you: | [ | = \ Venge el
e | TS Coad st
‘1 ; I Voa  shared
A B - ‘ E
Support Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c @

Support Somewhat Support Neutral Somewhat Oppose

Please use the below space for any additional comments:

3 o Me eSident : :

~gpieday dbud dew dovelipnsdt glot, acd e Re  pear
Cud  ant . X aen not A~ ewt"\‘ Ly n S0 Gt

Jex e hon  weaw . Sads cejasﬂin e ok N Ny

.
¢ — C 3

A lothacn 206 o) 205 d e ) Yo Yu¥c  comin
Coen 200 2e® 205%,2988 3 20S Glhrepy. o & e Xffeqe)
Please return your comment sheet to the registration table.

You may also send your comments to McElhanney at the address below or by email at
vsalisbury@mcelhanney.com prior to August 10, 2018.

\c«a\‘!ns Loe cocse irrerSe C“i PP, vor \"’*a u?.

Fooask fe widy \gueldh
2050 Shreek S\fﬁu\a Carn LK, .)h

16 MNE o Me ojecert  properRy
2072 26~ “7e.§§3~a 76 ONE 3N 7C R QVE
S\r-cg\b Corm Ptau )h -20 G S\YC Q‘ .
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A McElhanney

Date: July 26, 2018
Qur File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 /08-23-0176 / 08-23-0155

Thursday July 26 2018/ 5 = 7.30pm
Willoughby Community Centre
*FOIPPA $.22(1) s
Name . o

Residential Address - e

Phone/ Email (optional} ____ -

Prior to advancing these development applications to the Township of Langley
Councll for consideration, we would like your input on the proposals.

Project No. 08-23-0173 (Application A | e f ” ] (|
1. With respect to the proposed lot layout design | E‘ : [ j
and road network for TOL project 08-23-0173 E g TR
{Application A) that will result in subdivision of | ]
the existing lands into approximately 57 mixed i
residential lots, do you: l_l ] ]

A B c D
Support Som hgkfsupport Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential fots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A c D E
Support Soupporl Neutral Somewhat Oppose Oppose

Pr 08-23-017 [ [
790 Ay 1
3. Inregard to the proposed lot layout design and road _
network for TOL project 08-23-0176 (Application B) iy = ¢ APTLEATIONS
that will result in subdivision of the existing lands inlo L] gy
approximately 92 mixed residential lots, do you:
DRIEN
A B c [ ( E \l
Support Somewhat Support Neutral Somewhat Oppose Oppf:gg

12
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

a B c D E’
Support Somewhat Support Neutral Somewhat Oppose Qppose
T8 AVE
Project No, 08-23-0155 (Application C | I J { %
5. Inregard to the proposed lot layout design and road :]J—I-‘m,m g L "5
network for TOL project 08-23-0155 (Application C) R &
that will result in subdivision of the existing lands into | ;
approximately 39 mixed residential lots, do you: ] k
(MAAVE) .
a B c D
Support Somewhat Support Neutral Somewhat Oppose e

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Opposé

Please use the below space for any additional comments:

100 gy Epadn on F fe

QOQ 0N \(:\\P %\r\(\( \/\ O\\Sm A0 Ivdersedhion
_’ZQQ_’\LMG&\ Y‘m’\(\d\m\n Y(\arl Ovhcﬂ_mm_gjgoaf
Preve, e e Weg\ Sy Qov &

Ann Aunayexou POt Ay f\Yth_‘r, SLRCE

THANK YOU!!
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at
vsalisbury@mcelhanney.com prior to August 10, 2018,

doke o T Roudd
— Qocket park vauds

b e oe c\ 0\{5’

FOIPPA $.22(1T}
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A McElhanney

Date: July 26, 2018
Our File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 — 7:30pm
Willoughby Community Centre
FOIPPA 8.22(1}
Name "

Residential Address e}

Phone/ Email (optional)

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals,

Project -23-0173 {Application A ]

1. With respect to the proposed lot layoul design
and road network for TOL project 08-23-0173
{Application A) that will result in subdiviston of
the existing lands into approximately 57 mixed
residential lots, do you: !

.

A B c D E
Support Some@a;upport Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A c D E
Support Somewpporl Nsutral Somewhat Oppose Oppose

P o, 08-23-0176 ion B [ | |
i o A *
3. Inregard to the proposed lot fayout design and road — A H ;'_
network for TOL project 08-23-0176 {Application B) ol . IfFmcanont |
that will result in subdivision of the existing lands into Bl f e
approximately 92 mixed residential lots, do you | |
PR RHITI
L L] e
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Opp
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4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D E
Support Somewhat Support Neutral Somewhat Oppose Dppose
A AVE
Prolect N -23-0155 {Application C I ] %
5. Inregard to the proposed lot layout design and road ]";IRL- 5 [
network for TOL project 08-23-0155 (Application C) - [ W\ R
that will result in subdivision of the existing lands into |
approximately 39 mixed residential lots, do you: | =
pmp ey
A B c D E
Support Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B c D E

Support Somewhat Support Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

AnLarny Mo Sveae e Q2o (wibn
N0 D ‘XO\:)OU)\-
= @oodp saddd e Shopel
- 2059 stwer allsneent »f Tnlersechim ond

G Ore
= Rouxndaivwt avd voevdviva Yoad N o 20b

THANK YOUI!
Please return your comment sheet to the registration table.
You may alse send your comments to McElhanney at the address below or by email at
vsalisbury@mecelhanney.com prior to August 10, 2018.

Iew & ot need ‘ber 205 B He
— QO(/\{_)P QG\W_, )\OC e !

Poot Yoad Sedicaher O e

FOIPPA 8.22(1)
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A McElhanney

Date: July 26, 2018
Qur File: 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Development Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 / 5 — 7.30pm

Willoughby Community Centre
FOIPPA £.22(1) * Aen

Name

Residential Address sl 2 % gf' 07

Phone/ Email {optional)

Prior to advancing these development applications to the Township of Langley
Council for consideration, we would like your input on the proposals.

M aviy
Projec - 3 S l i ” | |
]
1. With respect to the proposed lot layout design
and road network for TOL project 08-23-0173 3 : ;
(Application A) that will result in subdivision of |
the existing lands into approximately 57 mixed —n
residential lots, do you: 1
A B (< ) E
@ Somewhat Support Neutral Somewhat Oppose Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

P B c D E
éupegﬂ Somewhat Support Neutral Somewhat Oppose Oppose
No. 08-23-0176 {Applicat | |
.t} ¢
3. Inregard to the proposed lot layout design and road I
network for TOL project 08-23-0176 (Application B) . . '|"'”°‘""'"
that will result in subdivision of the existing lands into i i e
approximately 92 mixed residential lots, do you:
| 7]
TR, B c D E
Gup’p/ért Somewhat Support Neutrai Somewhat Oppose Oppose
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4. The proposed layout would provide 67% single-family residential, and 33% muiti-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to

this housing mix, do you:

7 B o D E
5 Somewhat Support Neutral Somewhat Oppose Oppoese

TOAVE

T
1HDE] %

Project No, 08-2 55 {Application C

5. Inregard to the proposed lot layout design and road

network for TOL project 08-23-0155 (Application C) "l"”“'" e H
that will result in subdivision of the existing lands into ONT :
approximately 39 mixed residential lots, do you: | b |
(TTAAVE) = =
n
A B c D E
Somewhat Support Neutral Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-family
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to

this housing mix, do you:

: B C D E
@ Somewhat Sugport Neutral Somewhat Oppose Oppose

Please use the below space for any additional comments:

THANK YOU!!
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at
vsalisbury @mcelhanney.com prior to August 10, 2018.
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A McElhanneay

Date: July 26, 2018
Our File 2111-03365-02/03/04

QUESTIONNAIRE | COMMENT SHEET
Public Information Meeting for Proposed Developmant Applications
Township of Langley Project Nos. 08-23-0173 / 08-23-0176 / 08-23-0155

Thursday July 26, 2018 /5 — 7 30pm

Willoughby Community Centre
FOIPPA 8.22({1)

Name
Residential Address
Phone/ Email {optional)

T —

Prior to advancing these development applications to the Township of Langley
Counclil for consideration, we would like your input on the proposals.

< rd il
Prolect No, 08-23-0173 (Application A) R —— i CH) |
1. With respect to the proposed lot layoul design
and road network for TOL project 08-23-0173 g i '
{Application A) that will result in subdivision of | —
the exisling lands into approximately 57 mixed T mam ;
residential lots, do you: —] | ]
A B c D E
Support Somewhat Support Neutral Somewhat Oppose

2. The proposed layout would provide 68% single-family residential and 32% multi-family
residential lots, meeting the requirements of the Yorkson Neighbourhood Plan. With respect
to this housing mix, do you:

A B (] o] C E >
Support Somewhat Support Neutral Somewhat Oppose Oppose

Brolect No. 08-23-0176 (Application B} .-..*

3, Inregard to the proposed lot layout design and road

network for TOL project 08-23-0176 (Application B) . . frucmss
that will result in subdivision of the existing lands into i i (s
approximately B2 mixed residential lots, do you:
A B . c 2] E
Support Somewhat Support Neutral Somewhat Oppose Oppose

H.6 - Page 97



H.6

4. The proposed layout would provide 67% single-family residential, and 33% multi-family
residential, meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B (>
Supponrt Somewhat Supponl Neutral
Project No, 08-23-0158 (Application C)

5. Inregard to the proposed lot layout design and road
network for TOL project 08-23-0155 (Application C)
that will result in subdivision of the existing lands into
approximately 38 mixed residential lots, do you:

A B D E
Support Somewhat Support Somewhat Oppose Oppose

6. The proposed layout would provide 62% single-family residential and 38% multi-famity
residential meeting the requirements of the Yorkson Neighbourhood Plan. With respect to
this housing mix, do you:

A B C 24 E

Support Somewhat Support Neutral Somewhat Oppose QOppose

Please use the below space for any additional comments:

THANK YOouly
Please return your comment sheet to the registration table.
You may also send your comments to McElhanney at the address below or by email at
vsalisbury@mcelhannay.com prior to August 10, 2018,
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i __S_ULMONA HOLDINGS LTD.

James Pernu, M.Sc. 30 July 2018
McElhennay

Suite 2300 Central City Tower, 13450 — 102nd Avenue

Surrey BC V3T 5X3

Re: Latimer Neighbourhood Plans
Dear Sir:

First, we wish to welcome your client Qualico to the 202a portion of the Latimer
neighbourhood, and wish Qualico all success in this and other nearby endeavours.

Regrettably, we were unavailable for your July 26th event. Nevertheless, we welcome
an opportunity for a discussion on multiple relevant items of mutual interest, including
the storm-water drainage plan that intends for access from our property to the
anticipated detention ponds to the north across your client's sites.

The most significant matter is noted in the Township of Langley, January 30, 2018
letter (attached). While obviously the Latimer Plan was correct with bylaw adoption, yet
recent events no longer warrant the status quo, at least in our estimation. Without
doubt, a serious life-safety issue exists should the Ecological Greenway and associated
Wildlife Tunnel exit directly into the area of the new High School, with the building /
parking area locations indicated in plans provided to us by the SD#35 contractor.

For your further information, we have pursued a Records Access request to ensure our
fullest understanding of this would-be conflict. As such, see attached the School District
response, and the Township Records are expected by August 227, As a courtesy, and
to any neighbour, we will share Record copies with you and Qualico upon our receipt.

| look forward to this dialogue, so please reach out to me at your earliest convenience.

foo Sutinona

Dr. Luigi G (Joe) Sulmona
Managing Director

Copy:

o Brian Iseli, School District #35

. Ryan Jones, Qualico

. Wendy Bauer, Clerk's Office, Township of Langley

. Jason Chu, Community Development, Township of Langley

5504 Union St, Burnaby, B.C. V5B1WS Canada T: +1 604 781 2095 E: sulmona_holdings_ltd@telus.net
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January 30, 2018 Fap File No. LRPOO00O2

Dr. Luigi G (Joe) Sulmona
Sulmona Holdings Ltd.
5504 Union Street
Burnaby, BC V5B 1W5

Dear Dr, Sulmona:

Re: Willoughby Area Secondary School
Impact on East-West Ecological Greenway in Latimer / Jericho Neighbourhoods

This is in response o your letter dated December 28, 2017 regarding ihe above, addressed to Mr. Bakkean,
Chief Administrative Officer at the Township of Langley, which has been relerred to me for review and follow
up. As | understand it, you are concerned about the impact that the location and design of the School may
have on the Ecological Greenway.

| wish to reassure you that the Township ol Langley recognizes the importance of environmental assels and
paricularly, the provision of Ecological Greenways to the community, Furthermore, | confirm that all decisions
in respeci to the School and the Ecological Greenway are consislen! with Township's bylaws and policies.

The Latimer Neighbourhood Plan sets out general guidelines for development in the Latimer area, including
the Ecological Greenway. Map 1 to the Neighbourhood Plan shows a high-level conceptual location of the
Ecological Greenway, with associated policy in Section 6.2.5 and standards noted in Figures 6.7 and 6.8. The
exac! location and dimensions of the Ecological Greenway (and the practicality of any associated wildlife
tunnel), are subject to detailed survey and design review and approval processes.

Varialions 1o the conceptual alignmeni ol the Ecological Greenway are possible, as provided n the referenced
policy Section of the Latimer Plan, subject to compliance with overalt intent. Having said thal, there are
currently no plans or proposals to vary the location of the subject Ecological Greenway.

In the Township's view, the design of the proposed School is consistent with the policies and guidelines set
out in the Neighbourhood Plans for Latimer and Jericho, and no amendment 16 either of these Plans is
warranted al this time.

If you have any concerns specific to your property located at 7680 - 202A Street, slaff would be pleased lo
discuss these with you in greater detail.

S"a?’j:/zi
Rarbin-Sedh, P.Eng., MCIP, APP, R I

GENERAL MANAGER
ENGINEERING & COMMUNITY DEVELOPMENT

copy: Mark Bakken, Chief Administrative Officer,

Township ol Langley

Gord Stewart, Superintendent of Schools
Beard of Educalon Langley K35

Scott MacDonald, Deputy Minister
BC Ministry of Education

Stephen Richardson. Directer Development Services
Township of Langlay

Jason Chu, Manager, Long Range Pianning
Township of Langley

Idatavtempestprosperolrpip00002\20 18 01 30 itr Lo ¢r sulmona re ecologica! greenway.docx

20338 - 65 Avenue | Langley | British Columbia | Canada | V2Y 3J1 | 604 534 3211 | tol.ca
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« @ Langley

February 21, 2018

Sulmona Holdings Ltd.
5504 Union Street
Burnaby, B.C. Canada

Attention: Dr. Luigi G {loe) Sulmona

Re: Request for Access to Information made r F
7 {! "FIPPA" or the "Act”

We write in response to your request for access to information made under the Freedom of information
and Protection of Privacy Act "FIPPA” or the "Act”) which was received by the Board of Education of
School District No. 35 (Langley) ("School District”} and dated January 9, 2018.

You have requested the following records:

1 All documents, site plans, maps, notes, canversation records, etc. with regards to all and
any matters arising from the building/ access/ parking siting decision, as well as any
assessments related to the adjoining Ecological Greenway identified in Township of
Langley Map 1 of Bylaw #5101, including all environmental assessments and internal
80435 / Tol staff / consultant discussions related to the Ecological Greenway.

2. All SD #35 finanoial records with regard to contributions towards the environmental /
ecological functions that surround the new school, with particular regard to Ecolagical
Greenway inteqrity / continuity, and SO #35 contribution towards the wildlife tunnel, or
any related financial requirements beyond Township of Langley Bylaw #5101,

On January 28, 2018 you clarified the scope of your request, which was received by the District an
February 14, 2018.

We have conducted a search for responsive records based on both your origmnal and clarified requests.
We have determined that the School District does not have any records in its custody or control that are
responsive to your request.

If you have any questions about this letter, please respond to the undersigned.

Yours truly,

Brian lseli, CPA, CMA
Secretary Treasurer

Bl/imem

School District #35 (Langley) | 4875 - 222 St Langley, BC V3A 3Z7 | (604) 534-7891
www.sd35.be.ca | www. facebook.com/langleySchoolDistrict LangleySchools
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Erom: FOIPPA 5.22(1)
Sent: August 7, 2018 1:18 PM
To: Victoria Salisbury; zandjelic@tol.ca
Subject: Public information meeting July 26, 2018

| am writing in regards to the public information meeting that took place on July 26, 2018.

| object to this layout because it really does not work for neighboring properties. The roads should be shared
with all the surrounding properties and it should not be one own 2F™ 22 to provide all the road
dedication). There are too many local roads intersecting with 76 Ave in close proximity to each other. This will
not be good and too dangerous for the traffic flow, there shouidn't be a 205 B Street! The lane 76A and 76 B
should run west to east to 206 streets. It is very important for the services point of view of neighboring
projects. Before going ahead with this application it would be best to have the pocket park secured for the
surrounding properties, as we develop more and more land in this area the options are becoming more
limited.

Sincerely,
FOIPPA 5.22{1
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From: FOIFPA 5.22(1)
Sent: August 6, 2018 9:57 AM

To: Victoria Salisbury

Cc: zandjelic@tol.ca

Subject: Please reconsider plans Re: 76 ave Willoughby

Greetings,

My name is ezt I am a resident at o' A #2240 Langley. I am emailing to express my concern over a

proposed development plan in my area.

My close neighbours, ARl informed me of a plan to have a road cut through

their property. They are, for good reason, upset about this proposal. | too wholeheartedly agree with them.

They have done some research and come up with an alternative plan, which | am sure they've shared with you, and it
looks promising to me. 205 A 5t should make its way to 76 ave using 20525's property, or shared with 20545,
Furthermore, there is one too many roads in this small area, namely 2058 St.

| urge you to consider the proposed plans by Ridiahi

Project No. 08-23-0173, 08-23-0176, 08-23-0155

Thank you
FOIPPA 8.22(1)
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FOIPPA 8.22(1
From: 2

Sent: August 7, 2018 1:44 PM
To: zandjelic@tol.ca; Victoria Salisbury
Subject: Concern re: intersection 76, Langley

Good afternoon,

| am concern about the layout of 76 A and 76 B. The lane should really
run from west to east to 206 street.

It would correspond with the layout of neighboring projects.

Before going any further with development in this area this should be
reconsidered.

The roads should be shared with all the surrounding properties.

There are too many local roads intersecting with 76 Avenue in close
proximity to each other.

Please reconsider the proposal,

Sincerely

EOIPPA 5.22{1)
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From: FOIPPA 8.22(1)
Sent: August 7, 2018 3:27 PM
To: Victoria Salisbury
Cc: zandjelic@tol.ca
Subject: RE: public information meeting on July 26, 2018

To whom it may concern,

I am wtiting to express our concerns and disappointment regarding the proposal of the intersections
benween the north and south local roads within this sitc and on opposite side of 76 Avenue. The
North/South connection to 76 Avenue should be aligned with 205 A Street to the West to provide
2 local road connection at 205 A Street (aligned with future 205A street on south side of 76 Avenue
would be motre acceprable).

In retrospect, the roads should be shared with all the surrounding properties, and should not be
only on the property 20545-76 Avenue to provide all the road dedication.

I don't think that a 205B Strect is necessary, as there are too many local roads intersecting with 76
Ave 1 close proximity to each other and it will pose a dangerous situation for the traffic flow.
Therefore, it is very important that 205\ Avenue should be aligned with the property west to 20545
76 Avenue and 76A Avenue and 761 Avenue should cross to 206 Strect.

I also think that developing a secure pocket park to the surrounding properties prior to proceeding
for the final approval is significant as we develop more and more land in this area.

Sincetrely,
FOIPPA 8.22(1) ©
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From: FOIPPA

To: %ﬁﬂlﬂu!‘
Subject: Cancerns regarding the McElhanney Project
Date: August 3, 2018 11:55:57 PM

Dear Ms. Victoria,

We are sending this email in regards to our comments regarding the proposed McElhanney
project and its effect on ouf 2 A #2M Langley property. This is in response to the public
information meeting held on July 26, 2018 In the original proposed project map attached in
this email (the coloured one), there was a road purposed to go through a mixed residential
area in a circle with an entrance and exit on opposite sides of the area, to allow traffic to flow
out to 76 Ave. In the first map, it shows this road curving just west of our property and not
entering our property line. However, in the newer map (also attached), it does show this road
cutting into our property, causing us to lose seven meters on our west side. If this seven
meters is lost, then we will be unable to build a 6m wide centre lane between the planned
houses. As it says on the proposed lot details, it says the minimum lot width must be 6m and
the minimum lot depth must be 28m on both sides of the lane for a rear-loaded lot. With the
loss of 7 meters on the west, this minimum amount won't be met, making it impossible to
develop the property. This centre lane does exist on the far west side of the planned
residential area near the intersection of 76 Ave and 204 St, so it would make little sense to not
build it on the east side as well. As well, we are already losing part of the property on the east
side as a greenway is being built on 206 St.

We believe the developers are trying to split the damage between our property and the
property to the west of us so that they can minimize the amount of damages they will pay to
the owners of the property west of us. Why should our property share the damages from the
road? Also, when we widen 206 St and we put the 6 meter centre lane going from north to
south on our property, we will be able to independently develop our property without
depending on the west, thus making it match the development on the corner near 204 St.
Thank you for listening to our concerns and if you have any questions/concerns, don't hesitate
to email us back. Please let us know if you have received this email as well.

Sincerely,

FOIPPA s.22(1)
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