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CITY OF ADVISORY DESIGN PANEL
WEDNESDAY, OCTOBER 16, 2024 AT 7:00 PM

CKF Room
Langley City Hall
(In-Person Meeting)

AGENDA

AGENDA

Adoption of the October 16, 2024 agenda.

MINUTES

Adoption of minutes from the September 11, 2024 meeting.

DEVELOPMENT PERMIT APPLICATION DP 06-24
ZONING BYLAW AMENDMENT APPLICATION RZ 05-24

6-storey, 283-unit apartment building at 5360 204 Street.

DEVELOPMENT PERMIT APPLICATION DP 05-24
ZONING BYLAW AMENDMENT APPLICATION RZ 04-24

6-storey, 80-unit apartment building at 20130-20150 53 Avenue & 20139-20152
52 Avenue.

2025 ADVISORY DESIGN PANEL MEMBERSHIP

Notice that members will be contacted for interest in 2025 ADP membership.

NEXT MEETING

November 6, 2024 (TBC).

ADJOURNMENT




CITY OF

MINUTES OF THE
ADVISORY DESIGN PANEL

HELD IN CKF ROOM,
LANGLEY CITY HALL

WEDNESDAY, SEPTEMBER 11, 2024
AT 7:02 PM

Present: Councillor Paul Albrecht (Chair)
Councillor Mike Solyom (Co-Chair)
Mayor Nathan Pachal
Tony Osborn
Matt Hassett
Leslie Koole
Dammy Ogunseitan
Ritti Suvilai

Absent: Blair Arbuthnot
Ella van Enter
Jaswinder Gabri

Staff: C. Johannsen, Director of Development Services
K. Kenney, Corporate Officer
A. Metalnikov, Planner

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

1) AGENDA

Adoption of the September 11, 2024 agenda.
It was MOVED and SECONDED
THAT the agenda for the September 11, 2024 Advisory Design Panel be approved.

CARRIED

Document Number: 196961
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2)

3)

MINUTES
Adoption of minutes from the July 18, 2024 meeting.
It was MOVED and SECONDED

THAT the minutes of the June 27, 2024 Advisory Design Panel meeting be approved
as circulated.

CARRIED

LANGLEY CITY CENTRE SKYTRAIN STATION

SkyTrain station at 5710-5740 203 Street & 5673 203A Street.

Mr. Metalnikov spoke to the staff report dated September 5, 2024 providing information
on the proposed development.

Mr. Johannsen provided further history and context regarding the project, responded
to questions from Panel members regarding various elements of the station design,
and noted next steps.

It was noted that Panel members should limit their feedback to the form and character
of the station design, and that the Province and design-build contractor South Fraser
Station Partners (SFSP) are not bound by ADP Recommendations, given that the
SkyTrain is a Provincial project that does not require municipal approvals. Further to
this it was also noted that the Province and SFSP will, however, carefully consider
comments from the ADP and City of Langley as outlined in the previously agreed
Design Advisory Process (DAP).

The following individuals entered the meeting via teleconference:

e Aneela Atta, Transportation Investment Corporation (TIC)
Jeanne Lee, Transportation Investment Corporation (TIC)
Charlotte Zhao, Transportation Investment Corporation (TIC)
Judy Liu, Francl Architecture (for SFSP)

Jose Gonzalez, Francl Architecture (for SFSP)

Judy Liu, the project architect, provided a PowerPoint presentation, with information on
the following:
e Station site and context;
Urban context and development;
Site plan;
Accessibility features;
North transit exchange rendering;
Station design;
Station materials and finishes; and
Elevation renderings.
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Jose Gonzalez, landscape architect, provided information on the landscape design with
details on the following:

lllustrative landscape plan;
Site materials and finishes; and
Planting palette.

Panel members provided feedback on the form and character of the station design and
discussion took place with respect to the following:

Entry connection and flow through to commercial retail unit;

Stairwell security concerns;

Lack of pedestrian crosswalk at the northwest site bus access;

Consider providing more covered space for people waiting for buses in transit
area to the north;

Potential for adding broad leafed trees to along walkways to station entrances
in order to counter heat island effect;

Importance of having adequate lighting on throughout station even when trains
not running;

Consider opportunities for public art installations at terminus; and

Consider using permeable pavers on walkways.

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

Design of gender neutral washrooms;

Bike room storage location, capacity, amenities, and automatic entry;
Correcting rendering of stair design to show it is fully enclosed;

Lighting design inside and outside of station;

What area adjacent to the terminus of the line would look like;

Landscaping for area reserved for future bus charging electric vehicle
infrastructure;

Location of transit exchange;

Whether the interior of station is air-conditioned;

Use of anti-graffiti panel system on exterior wall of power station to create more
visual interest;

Use of transit-tested interlocking pavers for walkways;

Design takes into account anticipated ridership; and

Potential for station design to accommodate bus rapid transit and transit police
office.

The project team left the meeting.

Staff responded to further questions from Panel members regarding the following:

Parking options;
Bus Rapid Transit location; and
Expansion of the SkyTrain line from terminus.
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It was MOVED and SECONDED
THAT:

1. The ADP receive the staff report dated September 5, 2024 for information; and

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

a.

Strengthen the engagement between the CRU, the station interior, and the
southeast plaza (i.e. with additional glazing).

Reconsider the location and design of the exit stair (e.g. moving it to the east
side of the station) to avoid CPTED issues and improve access.

Provide additional attention to the tail tracks to ensure they’re an integrated and
attractive part of the overall station design, including with art.

Incorporate automatic doors into the bike parkade.

Confirm a pedestrian crosswalk will be provided over the northwest bus
exchange entrance.

Add more shade trees to the landscape plans, especially in line with the station
entrance paving treatments.

Enhance the appearance of the PPS (e.g. panelling shading and texture, art).

Ensure durability and vandalism-resistance of project materials (e.g. unit pavers,
walls).

Ensure adequate lighting is provided throughout the entire station site and is kept
on 24/7.

Review plaza and landscaping design for rain water management and drainage
(i.e. preventing pooling, ice build-up, etc.).

CARRIED

The meeting recessed at 8:36 pm and reconvened at 8:40 pm.
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4) DEVELOPMENT PERMIT APPLICATION DP 09-23

Triplex at 5135 208A Street.

Anton Metalnikov, Planner introduced the project and provided context to the
application. He further spoke to the staff report dated August 26, 2024 and provided a
brief overview of the Development Permit application.

Staff responded to questions from Panel members regarding the following:
e Rationale as to why the ADP needs to review these types of applications; and
e Whether the building was the applicant’s personal project or a commercial
property.

The Applicant team entered the meeting:

e Dino Barbucci, Owner, Barbucci Construction
Constance Hedd, Designer, Outdoor Décor and Design
Ashley Zhou, Barbucci Construction
Mark Barlow, Owner, Method Design Group
Kevin Zhang, Barbucci Construction

Mr. Barbucci provided a PowerPoint presentation on the proposed development,
providing information on the following:
e Building design and features;
landscaping;
soundproofing;
parking garages;
green oriented building features;
EV charging;
Site location;
Floor plan (basement floor);
Floor plan (main floor);
Floor plan (upper floor);
Our vision:
o Affordable housing
o Living experience
e Privacy;
e Material specifications; and
e Location.

Mr. Barlow advised the lower unit could be made adaptable and is a flexible space.

Ms. Hedd provided details on the landscaping design as follows:
e Outdoor parking spaces screened with low shrubs and hedging;
e Use of similar plant materials as surrounding neighbourhood; and
¢ Low maintenance gardens.
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Panel members provided feedback on the form and character of the development
and discussion took place regarding the following:
e Consider incorporating more wood into the design;
o Differentiate pedestrian and vehicle areas on driveway;
e Consider different design for interior stairs that eliminates open area under
stairs;
e Consider adding landscaping near exterior stairs to break up expanse of
driveway;
e Correct ground floor plan showing double doors;
e Make main floor exterior more distinctive to reduce raised house feel; and
e Ensure outdoor lighting is not a nuisance to neighbouring properties.

Staff responded to a question from a Panel member regarding how this building
design will integrate with other types of homes developed around it.

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

e Rationale for location of walking path;

e What the actual colour palette will look like; and

e Type of fencing that will be provided along 208t Street.

The applicant team left the meeting.

ADP members provided further feedback on the development as follows:
e Consider more creative pattern with pavers.

Staff responded to questions from Panel members regarding the following:
e The intention of the developer to rent the units;
e The ability, due to recent housing legislation, to have plex-home developments
in cul-de-sac blocks; and
e Addressing challenges that arise when developments such as this one front two
streets.

It was MOVED and SECONDED
THAT:

1. The ADP receive the staff report dated August 26, 2024 for information; and

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

a. Reconfigure the path and backyard treatment to maintain privacy;

b. Introduce more variety and an improved pedestrian experience in the
driveway (e.g. greenery, surface treatment);

c. Update the stairs in the plans for accuracy and CPTED (e.g. hiding spots)

d. Strengthen the ground floor frontage (e.g. adding glazing);
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e. Ensure soffit lights do not create a nuisance for neighbours;

f. Consider incorporating more wood into the elevations for warmth, especially
on west;

g. Ensure the design does not turn its back on 208 Street.

CARRIED

5) NEXT MEETING

October 2, 2024

6) ADJOURNMENT

It was MOVED and SECONDED
THAT the meeting adjourn at 9:23 pm.

CARRIED

s

ADVISORY DESIGN PANEL CHAIR

4

CORPORATE OFFICER




CITY OF

ADVISORY DESIGN PANEL

REPORT
To: Advisory Design Panel
Subject: Development Permit Application DP 06-24
Rezoning Application RZ 05-24
(5360 204 Street)
File #. 6620.00
From: Anton Metalnikov, RPP, MCIP Bylaw #: 3294
Planner
Doc #:

Date: October 4, 2024

RECOMMENDATION:

THAT this report be received for information.

PURPOSE OF REPORT:

To consider Development Permit and Zoning Bylaw amendment applications by
1337204 B.C. LTD. for a 6-storey, 283-unit apartment development at 5360 204
Street.

POLICY:

The subject property is currently zoned RM2 Multiple Residential Medium
Density in Zoning Bylaw No. 2100 and designated “Mid Rise Residential” in the
Official Community Plan Land Use map. The property is also located within the
Nicomekl River District Neighbourhood Plan “Living Room” area. All lands
designated for multi-unit residential use are subject to a Development Permit to
address building form and character.

The density of the proposed development complies with the Official Community
Plan but exceeds the parameters in the current Zoning Bylaw. As such, a
Comprehensive Development Zone is proposed to accommodate it.

rrLangIey City
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To: Advisory Design Panel
Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24

Page 2

COMMENTS/ANALYSIS:

Background Information:
Applicant: 1337204 B.C. LTD.
Owner: 1337204 B.C. LTD.

Civic Address:
Legal Description:

Site Area:

Number of Units:
Gross Floor Area:
Floor Area Ratio:

Lot Coverage:

Total Parking Required:

Parking Provided:
Resident
Visitor
Total

OCP Designation:

Existing Zoning:

Proposed Zoning:

Variances Requested:

Development Cost Charges:

Community Amenity
Contributions (CACs):

5360 204 Street

Lot 178, District Lot 36, Group 2, New
Westminster District, Plan 53282
7,151.85 m? (1.77 acres)

283 apartments

18,545.69 m? (199,625 ft?)

2.593

46.9%

14 h/c spaces (Provincial Transit-Oriented
Area)

302 spaces

46 spaces
348 spaces (including 22 h/c spaces)
Mid Rise Residential
RM2 Multiple Residential Medium Density
CD103 Comprehensive Development
5.5 m long h/c parking stalls (5.8 m min.)
$4,860,543.00 (City - $2,282,211.00,
GVS&DD - $1,020,291.00, GVWD -
$1,018,379.00, SD35 - $143,400.00,
TransLink - $396,262.00)

$566,000.00
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 3

Discussion:
1. Context

The proposed development site consists of a single property currently hosting a
3-storey, 44-unit rental apartment building and is located in a residential area
composed primarily of low-rise apartment buildings and townhome complexes.
The owner of the property had initially submitted a development application in
2022 for a 12-storey, 370-unit apartment building on the same site, which
received 3™ Reading from Council in 2023, but has since updated the proposal
to a 6-storey, 283-unit apartment building to be able to shift from steel to wood-
frame construction for economic reasons. The revised design required updated
Development Permit and rezoning applications to be submitted, while the original
land use contract discharge application (submitted in conjunction with the original
rezoning and Development Permit applications) remained in effect. This land use
contract discharge application is now unnecessary due to the elimination of all
land use contracts province-wide in accordance with Provincial law.

8-storey : .y ’-_ 17 i = b Douglas Park

apartment :
building Community

u/c ; A ] | : School

Brighton
Apartments

McMillan
Place

Countryside |
Estates "

Site context
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 4

The site’s sole frontage is formed on the west by 204 Street, a collector road
across from which sit the 4-storey Brighton Apartments building and the McMillan
Place townhome complex. The Countryside Estates apartment complex,
composed of three separate 4-storey buildings, shares a treed property line on
the subject property’s east and is buffered from it by a private drive lane on the
south. On the north, the site is bounded by two 3-storey apartment buildings:
Ridgewood Manor and Wheatcroft Manor.

The site is well-positioned with connections to retail and service areas, with
Downtown located with a few-minutes’ walk. It also benefits from proximity to key
neighbourhood amenities, including:

e Portage Park (5-minute walk);

e Douglas Park Community School (5-minute walk); and

e Timms Community Centre (5-to-10-minute walk).

The site is also located near several transportation services, including:
e Local transit lines (directly adjacent);
e The Langley Centre transit exchange and the fifteen bus routes it serves,
including the frequent 503 Fraser Highway Express (10-minute walk); and
e The planned Langley City Centre SkyTrain station and its associated
transit exchange (10-minute walk).

2. Proposed Rezoning and the Official Community Plan (OCP)

The subject site is designated Mid Rise Residential in the City’s OCP, which
allows for apartment development of up to 12 storeys in height and a Floor Area
Ratio (FAR) of up to 3.5.

The property is proposed to be rezoned to a site-specific Comprehensive
Development (CD) Zone as no existing zones adequately accommodate the Mid
Rise Residential designation. A new Zoning Bylaw is currently in development,
and the project was designed to conform to the preliminary draft zoning
regulations associated with this designation. Should the CD rezoning be adopted
it is anticipated that, as part of adopting the new Zoning Bylaw, the City will
rezone this site from its CD Zone to the new zone created to implement the Mid
Rise Residential designation.

The existing Pyramid Apartments building on site consists of 44 purpose-built
rental units. Under Policy 1.16.1. of the City’'s OCP, the proposed new
development must replace any existing rental units at a minimum one-to-one
ratio, with these replacement units secured by a Housing Agreement. The
applicant has proposed to meet this requirement by including 53 rental units in
the new development, with the Housing Agreement to secure the replacement
units to be executed prior to the application proceeding to consideration of Final
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 5

Reading by Council. The other 230 units will be sold as condominiums. This
approach supports OCP Policy 1.16.2., which encourages mixed-tenure (rental
and strata) developments.

3. Tenant Relocation Plan

As the current building on site contains purpose-built rental units, the applicant
is undertaking a Tenant Relocation Plan, as required by Policy 1.18 (Tenant
Relocation Plans) of the City’s OCP. As the site has continued to be subject to a
development application, the applicant has continued to implement their Tenant
Relocation Plan, including throughout the process of updating the proposal. The
explanatory memo with additional details on the applicant’s efforts and
communication with existing tenants that was previously provided to Council with
the original concept remains relevant, and an updated explanatory memo will be
provided when this updated application is considered by Council. The Provincial
Residential Tenancy Act legislation also applies.

4. Design

The applicant is proposing a near-perimeter block building that responds to this
large square site near existing transit, the planned Langley City Centre SkyTrain
station, and Downtown and maximizes density supporting these destinations
within a wood-frame form. The building sits atop a two-level underground
parkade which is partially extruded above ground due to geotechnical conditions
and the property’s floodplain location. The extruded parkade wall is tiered with a
step along the street frontage, clad with brick, and screened by landscaping to
reduce the wall’'s height against the sidewalk and soften its interface with the
public realm. On the remaining three sides, the extruded parkade and podium
level is painted to match the building’s colour scheme and set back at various
points on the south and east sides to enable the preservation of existing trees on
the neighbouring properties.

The building wraps a courtyard with an opening near the site’s northwest to
accommodate vehicle and pedestrian access to each building wing and a central
parking area, provide adequate fire rescue vehicle travel paths, and create
convenient loading and PMT service access. The dimensions of the interior
courtyard, of approximately 30 metres north-south and 35 metres east-west,
maintain light and air access into it and support the 10-12 metre minimum
separation distance between low-rise apartment buildings identified in the OCP’s
Development Permit Area guidelines. These minimum separation distances are
also achieved with neighbouring buildings through the building’s siting nearer to
the street and setbacks of 6 metres or more from its shared property lines.
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 6

The applicant has chosen to accommodate the rental-unit replacement
requirement by separating the development into a strata wing, with its entrance
facing 204 Street, and a rental wing, with its entrance on the interior courtyard
and access to the street provided through an accessible and landscaped
walkway. The architecture treats the development as a single cohesive building,
with a brick base transitioning to light grey fibre cement panelling above. Thick
white extruded frames rise and fall over the fagade to help break the building’s
massing up into narrower blocks, with this effect repeated through sections of
vertical wood-tone striping. As with the brick base, the original design is
referenced through the use of small light blue panels as an accent.

The proposed landscaping uses various shrubs and grasses in a linear form to
soften podium walls at and above grade, demarcate unit patios and exit paths,
and highlight courtyard features. Larger planting areas, on the street frontage,
the northeast corner, and within the courtyard, host dogwood, maple, and
magnolia trees. The courtyard, which acts as an outdoor amenity area shared
between both the strata and rental wings, connects to indoor amenities on all
three sides and is programmed with cooking, dining, and children’s play space.

The unit type distribution of the building includes 212 one-bedroom units, 65 two-
bedroom units, and 6 three-bedroom units. 58 (20%) of the units are adaptable.
Average unit sizes and the proportion of different unit types are comparable in
both the strata and rental wings. Resident storage facilities are provided in
common storage rooms on all residential floors.

992 m? (10,678 ft?) of total amenity space is provided in the development. This
includes 277 m? (2,983 ft?) of indoor amenity space in the strata wing and 91 m?
(983 ft?) of indoor amenity space in the rental wing, which results in the rental
wing having more indoor amenity space on a per-unit basis. Both wings share
the 624 m? (6,719 ft?) outdoor amenity courtyard. Three separate elevator cores
serve the overall building, including two cores with three elevators in the strata
wing and a single core and elevator in the rental wing.

5. Sustainability

The proposal incorporates several sustainable development features, including:

e Using construction techniques that minimize site disturbance and protect
air quality;

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

¢ Using non-water dependent materials in the landscape design served by
an irrigation system with central control and rain sensors;

e Using water-conserving toilets; and
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 7

e Providing 34 resident parking stalls with Level Il electric vehicle (EV)
chargers, with the remaining resident spaces pre-wired and visitor spaces
pre-ducted for future installation.

6. CPTED

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

7. Variances

As noted above, the applicant’s proposed development is generally consistent
with the draft 6-12 storey apartment building zoning regulations that are being
considered for the new Zoning Bylaw to implement the Official Community Plan’s
Mid Rise Residential land use designation. However, given the proponent has
applied to redevelop the site prior to the adoption of the new Zoning Bylaw, a
site-specific Comprehensive Development (CD) Zone is proposed to be created
to accommodate the redevelopment.

Despite the use of a CD Zone, the proposal requires a variance to reduce the
length of accessible parking spaces from 5.8 metres to 5.5 metres. The 5.5 metre
length is consistent with the City’s standard parking stall dimension requirements
and, in a review of nearby municipalities (Langley Township, Surrey, Maple
Ridge, and Abbotsford), found that all used the same stall length for both
standard and accessible parking spaces. Staff are also considering making
standard and accessible parking stall lengths consistent in the City’s upcoming
new Zoning Bylaw. As such, staff support this variance.

8. Summary
The proposed development is consistent with the City’s OCP and Development
Permit Area guidelines for the area and presents a transit-supportive and efficient
design providing housing in close proximity to parks, transit, and Downtown.

Engineering Requirements:

Since the original 12-storey concept, the applicant has been working through the
City and its Engineering, Parks, & Environment Department’s process to meet
the civil engineering requirements for the application. The civil design and
associated materials are near-finalized and remain applicable to the updated 6-
storey design. However, the initial engineering requirements have been provided
below as additional information and context.
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 8

Additional design changes may be required upon further investigation, site
inspections and receipt of other supporting reports and documents.

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

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

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

These requirements have been issued to reflect the application for development
for a proposed 370 Unit Apartment Development located at 5360 204 St.
These requirements may be subject to change upon receipt of a development
application.

The City’s Zoning Bylaw, 1996, #2100 has requirements concerning landscaping
for buffer zonings, parking and loading areas, and garbage and recycling
containers, all of which applies to this design.

A) The Developer is responsible for the following work which shall be designed
by a Professional Engineer:

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

II.  As this project is located within the new designated floodplain for the
Nicomekl River, the Flood Construction Level shall be calculated as per the
City of Langley Floodplain Elevation Bylaw No. 2768

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

IV. All existing services shall be capped at the main by the City, at the
Developer’s expense prior to applying for a demolition permit.
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To: Advisory Design Panel
Date: October 4, 2024
Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24

Page 9

V.

VL.

VII.

VIII.
IX.

XI.

XIl.

XIII.

New water, sanitary and storm sewer service connections are required. All
pertinent pipe design calculations shall be submitted in spreadsheet format
and shall include all formulas for review by the City. The Developer’s
engineer will determine the appropriate main tie-in locations and size the
connections for the necessary capacity.

The capacity of the existing water and sanitary sewer mains shall be
assessed through hydraulic modeling performed by the City’s hydraulic
modeling consultant at the Developer’s expense.

a. Any upgrade requirement for either sanitary or water mains not
covered under the City’s DCC bylaw shall be designed and installed
by the Developer at the Developer’'s expense.

b. Atthe Developer’s expense, the City’s hydraulic modeling consultant
shall conduct a fire hydrant flow test to be used in the City’s water
modeling to determine if the existing water network is adequate for
fire flows (based on architectural data supplied by the Developer’s
Architect). Upgrading of the existing watermain(s) may be necessary
to achieve the necessary pressure and flows to conform to Fire
Underwriters Survey (FUS) “Water Supply for a Public Fire
Protection, a Guide to Recommended Practice, 1995.”

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

A 1.2m wide easement is required along the 204 Street frontage.

New sidewalk, bike path, barrier curb, gutter will be required along the entire
project frontage, complete with boulevard trees and a planting strip, and
appropriate curb bulges as per the City’s DCM x-section SS-R06 standard
and section 11.0 - Specifications and Standards for Landscaping.

A traffic impact assessment will be required as per the City’s DCM. The
proposed terms of reference for the traffic study shall be submitted for
review and approval.

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

The site layout shall be designed by a civil engineer to ensure that the
parking and access layout meets minimum design standards, including
setbacks from property lines. Appropriate turning templates should be used
to prove parking stalls and drive-aisles are accessible by the design vehicle.
Existing and proposed street lighting along the entire project frontage shall
be reviewed by a qualified lighting consultant to ensure street lighting and
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To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 10

XIV.

XV.

lighting levels meet the City’s DCM standards (SS-EO03 in the updated DCM
— DEC 2022).

Eliminate the existing overhead BC Hydro/telecommunication infrastructure
along the development’s 204" St. frontage by replacing with underground
infrastructure.

A dedicated on-site loading zone shall be provided by the developer.

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

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

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

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

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

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

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

C) The Developer is required to adhere to the following conditions:

Unless otherwise specified by the City Engineer, all engineering works shall
be designed based on the City’s DCM specifications in accordance with the
City’s Subdivision and Development Servicing Bylaw 2021, No. 3126
(updates coming — Dec. 2022)

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

All survey costs and registration of documents with the Land Titles Office
are the responsibility of the developer/owner. Please refer to the City’s

rrLangIey City

BB THEPLACE TOBE



To: Advisory Design Panel

Date: October 4, 2024

Subject: Development Permit Application DP 06-24 & Rezoning Application RZ 05-24
Page 11

Subdivision and Development Servicing Bylaw 2021, No. 3126 for more
details.

V. A water meter is required to be installed on private property, preferably in
the mechanical room, in accordance to the City's DCM standards at the
Developer's cost.

VI.  An approved backflow prevention assembly must be installed on the
domestic water connection immediately upon entering the building to
provide premise isolation.

VII. A Stormceptor or equivalent oil separator is required to treat site surface
drainage.
VIIl. A complete set of record drawings (as-built) of off-site works, service record

cards and a completed tangible capital asset form (TCA) all sealed by a
Professional Engineer shall be submitted to the City within 60 days of the
substantial completion date. Digital drawing files in .pdf and .dwg formats
shall also be submitted. All the drawing submissions shall:
a. Use City’s General Note Sheet and Title Block; and
b. Closely follow the format and sequence outlined in the City’s DCM
that will be provided to the Developer’s Consulting Engineer.

IX. The selection, location and spacing of street trees and landscaping are
subject to the approval of the City Engineer. Please refer to the City’s DCM
for more details.

X.  Stormwater run-off generated on the site shall not impact adjacent
properties, or roadways.

I.  Garbage and recycling enclosures shall accommodate on the site and be
designed to meet Metro Vancouver's “Technical Specifications for
Recycling and Garbage Amenities in Multi-family and Commercial
Developments - June 2015 Update.” Please refer to the City’s Subdivision
and Development Servicing Bylaw 2021, No. 3126 for more details..

Fire Department Comments:

Fire department access for the whole project was reviewed to ensure adequate
access was in place for apparatus and firefighters. A construction fire safety plan
shall be completed, complete with crane inspection records. Ensure any crane
on site is registered with the BC Construction Safety Alliance. A progressive
standpipe installation will be required as construction rises. Standpipes will be
required at the parkade entrance, and in elevator lobby at all parking levels. All
garbage/recycling containers must be stored in a fire rated, sprinklered room,
and must be of adequate size to prevent spillover into adjacent area. Stairwells
must be constructed to accommodate shelter in place applications. Marked Exits
must not be on a fob. Consideration will be given to the installation of power
banks in the storage room lockers for e-bikes charging. A Fire Safety plan and
FD lock box (knox box) will be required before occupancy. The 4” FDC will be
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located on a pedestal detached from the front of the building, exact location to
be discussed with the Fire Department at a later date.

Advisory Design Panel:

In accordance with Development Application Procedures Bylaw No. 2488, the
subject Zoning Bylaw amendment and Development Permit application will be
reviewed by the Advisory Design Panel (ADP) at the October 16, 2024 meeting.

According to the Council-approved ADP Terms of Reference, the ADP is to
provide form and character and urban design-related advice and
recommendations for Council’'s consideration. ADP recommendations will be
presented to Council through the ADP meeting minutes and, if applicable,
through an additional City staff report, prior to Council consideration of the
proposed Zoning Bylaw amendment and Development Permit Applications.

A copy of the ADP minutes will be presented to Langley City Council at a future
Regular Council meeting.

BUDGET IMPLICATIONS:
In accordance with Bylaw No. 2482, the proposed development would contribute

$2,282,211.00 to City Development Cost Charge accounts and $566,000.00 in
Community Amenity Contributions.
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Prepared by:

ik

Anton Metalnikov, RPP, MCIP
Planner

Concurrence:

75 %

Roy M. Beddow, RPP, MCIP
Deputy Director of Development Services

Concurrence:

Carl Johannsen, RPP, MCIP
Director of Development Services

Concurrence:

U Ml

David Pollock, P.Eng.
Director of Engineering, Parks,
& Environment

Attachments

Concurrence:

Scott Kennedy, Fire Chief
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CITY OF

DEVELOPMENT PERMIT APPLICATION DP 06-24
REZONING APPLICATION RZ 05-24

Civic Addresses: 5360 204 Street
Legal Description: Lot 178, District Lot 36, Group 2, New Westminster
District, Plan 53282
Applicant: 1337204 B.C. LTD.
Owner: 1337204 B.C. LTD.
54 Ave
54 Ave § g 5379
2 Sutject proparty NWSS515 NWS936 NWS2483
C h_
S6TT LMPOB0OE2 -
J(_D 5375
Jv 178
o
} N 3282 NWS3198 4
845 5303
- LMS1236 - -
g g g NWS2618
53 Ave
1 .
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1.3.0 GROSS BUILDABLE AREA SUMMARY NOTES
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1.4.0 UNIT COUNT SUMMARY BUILDING A

T T T conmgars
lruseemia o .
A= CIoy
1 2o (v Tani T
i FiTY
80 (AR |2
leuseceia & 08 a0
] pam
1.4.0 UNIT COUNT SUMMARY BUILDING B
CTFLY
[¥TY
am
[
(mam
oo
1.4.0 UNIT COUNT SUMMARY BUILDING C
limrve | LT CounT ITTwE S |COMMENTS
i
wan
.
Ha%
e
wam
0008
P ™ wasL: 12 AT WALL: CENTE L WWALL € CORMEXI/STARE S WAl O WALL- Ll THERESSOF WAL
h. AE NATTE S TRATA ARE a .

1.4.2 UNIT FLOOR AREASUMMARY

i

.
£
s
1

-

&
iE]
s

I
s
5
0

T AREAm )

Himd

T
47
ATmt
Htma
Ham?
Htmi
m®

48m?
Bim?
Sam?
Bam?
T

Wimi
bt
A8md
mi
Simi
Sim?
am?
Simd
Tam?
m?
Tam?

[as10%

JES L
{205
[asne
|21z

EIr]
FrTr

Adaw

e

AEAT

1amaw
nssw
amas

paAnTam
AT
1Ml nd
4R AT
(1136w
AR
HEm
T

e
nsde
N
FTTETT]
8833 e
i

sl
B3
T
ABmATm
YT
3paTdmt
14BEH m?

KEYSTONE

JETYITIPOND | 11 S8 ST PR

e | s (577

ALY AR | 411 201 11 NS S

T | s s
LTS TEREA R

o

WHITETAIL 204
STREET
APARTMENTS

5350 - 204 STREET, LANGLEY, BC

PROJECTH 211721
COTYRIEN

PROJECT DATA

SCME

sD1.12



PROJECT DATA
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1.6.0 GROSS FLOOR AREA (FSR) SUMMARY NOTES
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DESIGN RATIONALE

PROJECT DESCRIPTION

THE PROPOSED DEVELOPMENT ON 204TH 5T IN THE
CITY OF LANGLEY 5 (DMPRISED OF THREE
SD-STOREY MASSESS OF WOOD FRAME
COMBUSTIBLE CONSTRUCTION HOUSING ATOTAL
283 UNITS OF MULTIFAMILY RESIDENTIAL
OCCUPANCY OVER A 2-LEVEL CONCRETE PARKADE
COVERING THE ENTIRE SITE. THE THREE MASSES
ARE ARRANGED TO DEFINE A LANDSCAPED
INTERIOR COURTYARD PROVIDING AMPLE
OUTDOOR AMENITY SPACE FOR THE OVERALL
DEVELOPMENT.

MASSING, FORM & CHARACTER

THE BUILDING MASSING OF FERS CONNECTION FOR

ENVIRONMENTAL SUSTAINABILITY

WITHIN THE ITBY
(OF BIKE RACKS AND BIKE STORAGE, LARGE OPEN GREEN
SPACES, LIGHT POLLUTION REDUCTION BY MEANS OF DARK
SKY COMPUANT EXTERIOR IGHTING SYSTEMS, WATER
EFFICIENT LANDS CAPING AND PLUMBING SYSTEMS, NATURAL
VENTILATION THROUGH OPERABLE WINDOWS AND ENERGY
EFFICIENT HVAC SYSTEMS, STORAGE AND COLLECTION OF
RECYCLABLES, AND HEAT SLAND EFFECT REDUCTION
THROUGH MINIMIZING EXTERIOR PARKING AND
INCORPORATING UIGHT CDLOURED ROOFING FINEHES.

CRIME PREVENTION

ENVIRDNMENTAL DESIGN PRINCIPLES {CPTED} HAVE BEEN

THE RESIDENTS TD THE COURTYARD AND INCOR INTO THE DESIGN BY \TURAL
SURROUNDING CONTEXT WITH TS COMPACTED SURVEILLANCE THROUGHOUT THE PERIMETER, INTERIOR
FRONT DOOR, BACK DOOR SITING. VISUAL o PARKADE LEVELS BY QEAR
CONNECTIONS BOTH FROM AN EXTERIORAND WVIEWING LINES FRAOM THE RESIDENTIAL UNITS AND
INTERIOR PERSPECTIVE ALLOW FOR BALCOMIES, DARK AREAS AT
S00ALC ASWELLAS ACC (CLEARLY DEFINED MAIN
PRIVACY FROM SURRDUNDING DEVELOPMENTS. ENTRANCES AND SECURE AND FULLY ACCESSIBLE PARKING..
VERTICAL ARTICULA SECH ARE WELL-DEFINED AND MONITORED BY
TO BREAX DOWN THE OVERALL PRESENCE OF THE CAMERA AND A SECURE ACCESS SYSTEM.

ITWHILE THE FACS STD

FURTHER SOFTENTHE PERCEPTION OF THE
BUILDING FROM THE ADJACENT CONTEXT. A
STRONG MASONRY PODIUM HELPS GROUND THE
BUILDING TO THE STREET LEVEL ADDING FURTHER
BREAX DOWNOF THE MASSING'S SCALETO
BYPASSERS.
CONCEPTUALLY, THE FORM 15 BASED ONAN
ARCHITECTURAL INTERPRETATION OF THE

OF WEST (DAST! TH FORESTS
- THE MASSIVE TREE STUMPS OF OLD FORMING THE
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CITY OF

ADVISORY DESIGN PANEL

REPORT
To: Advisory Design Panel
Subject: Development Permit Application DP 05-24
Rezoning Application RZ 04-24
(20130-20150 53 Avenue & 20139-20152 52
Avenue)
File #: 6620.00
From: Anton Metalnikov, RPP, MCIP Bylaw #. 3293
Planner
Doc #:

Date: October 3, 2024

RECOMMENDATION:

THAT this report be received for information.

PURPOSE OF REPORT:

To consider Development Permit and Zoning Bylaw amendment applications by
T.M. Crest Homes (2022) Ltd. for a 6-storey, 80-unit apartment development at
20130-20150 53 Avenue & 20139-20152 52 Avenue.

POLICY:

The subject properties are currently zoned RS1 Single Family Residential in
Zoning Bylaw No. 2100 and designated “Low Rise Residential” in the Official
Community Plan Land Use map. The properties are also located within the
Nicomekl River District Neighbourhood Plan “Sun Room” area. All lands
designated for multi-unit residential use are subject to a Development Permit to
address building form and character.

The density of the proposed development complies with the Official Community
Plan but exceeds the parameters in the current Zoning Bylaw. As such, a
Comprehensive Development Zone is proposed to accommodate it.
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To: Advisory Design Panel
Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24

Page 2

COMMENTS/ANALYSIS:

Background Information:
Applicant: T.M. Crest Homes (2022) Ltd.
Owner: T.M. Crest Homes (2022) Ltd.

Civic Addresses:

Legal Description:

Site Area:

Number of Units:
Gross Floor Area:
Floor Area Ratio:

Lot Coverage:

Total Parking Required:

Parking Provided:
Resident
Visitor
Total

OCP Designation:

Existing Zoning:

Proposed Zoning:

Variances Requested:

Development Cost Charges:

Community Amenity
Contributions (CACs):

20130-20150 53 Avenue & 20139-20152
52 Avenue

Lots 428-430, District Lot 305, Group 2,
New Westminster District, Plan 50423; &
Lots 256-258, District Lot 305, Group 2,
New Westminster District, Plan 42228
3,406.4 m? (0.842 acres)

80 apartments

6,979 m? (75,121 ft?)

2.049

48%

119 spaces (including 6 h/c spaces)
*RM3 requirement

96 spaces

16 spaces
112 spaces (including 6 h/c spaces)
Low Rise Residential
RS1 Single Family Residential
CD102 Comprehensive Development
5.5 m accessible stall length (min. 5.8 m)
0.3 m additional stall width near walls (min.
0.6 m)
Note a resident parking variance is not
required due to the use of CD Zone — see
staff commentary in Variances section of
this report for further details and rationale
$2,186,502.00 (City - $1,426,302.00,
GVS&DD - $303,996.00, GVWD -
$300,728.00, SD35 - $42,000.00,
TransLink - $113,476.00)

$320,000.00
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 3

Discussion:
1. Context

The applicant is proposing to develop a 6-storey, 80-unit apartment building on
a site consisting of six single detached home properties. The site is in a
residential area transitioning to higher densities, with several apartment buildings
recently completed, under construction, or in the application process.

The site has two frontages, including 52 Avenue, a local road, to the south, and
53 Avenue, an arterial street, to the north, across from which a 5-storey
apartment building is currently under construction. On its east side, the site is
neighboured by Kensington Court, a 3-storey townhome complex completed in
2005. Single-detached properties sit on the other two sides of the site, with those
to the west having themselves been the subject of land assembly and
development interest. Nicomekl Elementary School is located immediately
beside these properties and connects to 52 Avenue, and the subject site, with a
mid-block pathway. The school will be connected by a new crosswalk across 53
Avenue in the future, leading to a new mid-block greenway.

b 1 7 6-storey [! Fourplex
' apartment [ application
6-storey I puilding || o
| apartment | approved
building

u/ic 5-storey apartment

- : building
5-storey = application
apartment &
building
u/ic

building o 5-srttoreyt
application apartmen

building
approved

Nicomekl
Elementary

Site ontext
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 4

The site is well positioned with connections to retail and service areas, with
Downtown located within a 10-minute walk. It also benefits from proximity to
key neighbourhood amenities, including:

Nicomekl Elementary School (<5-minute walk);

Nicomekl floodplain trail network (<5-minute walk);

Linwood Park (5-to-10-minute walk); and

Timms Community Centre (15-minute walk).

The site is also located near several transportation services, including:
e Three bus lines (<5-minute walk);
e The frequent service 503 Fraser Highway Express bus (15-minute walk);
and
e The planned Langley City Centre SkyTrain station and its associated
transit exchange (15-minute walk).

2. Proposed Rezoning and the Official Community Plan (OCP)

The site is designated Low Rise Residential in the City’s OCP, which allows for
apartment development of up to 6 storeys in height and a Floor Area Ratio (FAR)
of up to 2.1.

The subject properties are proposed to be rezoned to a site-specific
Comprehensive Development (CD) Zone as no existing zones adequately
accommodate the Low Rise Residential designation. A new Zoning Bylaw is
currently in development and the project was designed to conform to the
preliminary draft zoning regulations associated with this designation. Should the
CD rezoning be adopted it is anticipated that, as part of adopting the new Zoning
Bylaw, the City will rezone this site from its CD Zone to the new zone created to
implement the Low Rise Residential designation.

3. Design

The applicant is proposing a wood-frame L-shaped building that orients its 6-
storey massing east-west to its 53 Avenue frontage and steps down to a 5-storey
height on the north-south portion running parallel to the neighbouring townhome
complex, with these townhomes also primarily oriented north-south with their
entrances and primary windows. Equally prominent building entrances are
provided on both frontages, with the vehicle access taken off 52 Avenue. This
access splits on-site to an underground resident parking level and an at-grade
parking level hosting both visitor and resident parking spaces. Both the
underground and at-grade resident parking areas are fully secured. In addition
to being hidden from view by the entrance lobbies on the north and south, the at-
grade parking area is screened to the east by a single-loaded apartment corridor.
The underground parking level is extruded above grade due to geotechnical
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 5

conditions, and is softened on the street frontages with tiered landscaping, and
with a landscaped setback on the east side beside the neighbouring townhomes.
On the upper floors, the building transitions to a double-loaded configuration, with
the second floor hosting indoor amenity rooms which connect to an outdoor
amenity courtyard covering the rest of the parking and service space below.

The building emphasizes a 2-storey base with a grey brick finish that transitions
to lighter off-white cementitious panelling on the floors above. Darker wood grain
cementitious siding runs vertically between the base and cornice line to break up
these primary materials while also tying them together. Lighter wood tone soffits
provide an additional warmer accent. The parkade entrance and service area is
treated with the same brick and cementitious panelling, windows, and
landscaping to soften its appearance from the 52 Avenue cul-de-sac.

The landscaping wraps the site’s perimeter with a variety of shrubs and grasses
to soften the tiered parkade walls along both frontages and to setback and screen
the extruded parkade wall on the east from the neighbouring townhome complex.
This edge landscaping makes use of larger planting areas to host various trees,
including a row of vine maples along the east interior lot line, for a total of 19
proposed trees. Low-lying plantings also line the outside of the outdoor amenity
area and separate unit patios from each other on the ground floor and from the
outdoor amenity area on the second floor. The amenity area hosts a hardscaped
dining and lounge area flanked by grass lawns with resident garden plots.

The unit type distribution of the building includes 45 one-bedroom units, 30 two-
bedroom units, and 5 three-bedroom units. 16 (20%) of the units are adaptable.
Resident storage facilities are provided in storage rooms in both parkade levels.
531.7 m? (5,723 ft?) of total amenity space is provided, including 205.3 m? (2,210
ft?) of indoor amenity space and 326.4 m? (3,513 ft?) of outdoor amenity space.
Two separate elevator cores (one at each entrance lobby) service the building.

4. Sustainability

The proposal incorporates several sustainable development features, including:

e Using construction techniques that minimize site disturbance and protect
air quality;

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

¢ Incorporating a construction recycling plan;

e Reducing the heat island effect by use of landscaping and a courtyard
amenity area covering surface parking;

e Using non-water dependent and drought-tolerant materials in the
landscape design served by an irrigation system with central control and
rain sensors;
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 6

e Using water-conserving toilets;

e Providing 11 resident parking stalls with Level Il electric vehicle (EV)
chargers, with the remaining resident spaces pre-wired and visitor spaces
pre-ducted for future installation; and

e Providing resident garden plots.

5. CPTED

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

6. Variances

As noted above, the applicant’s proposed development is generally consistent
with the draft 4-6 storey apartment building zoning regulations that are being
considered for the new Zoning Bylaw to implement the Official Community Plan’s
Low Rise Residential land use designation. However, given the proponent has
applied to redevelop the site prior to the adoption of the new Zoning Bylaw, a
site-specific Comprehensive Development (CD) Zone is proposed to be created
to accommodate the redevelopment.

Despite the use of a CD Zone, the proposal requires variances from general
Zoning Bylaw provisions to reduce the length of accessible parking spaces and
reduce the space between parking spaces and walls. Staff support these
variances per the rationales below.

The accessible parking space variance requested is to reduce their length from
5.8 metres to 5.5 metres. The 5.5 metre length is consistent with the City’s
standard parking stall dimension requirements and a review of nearby
municipalities (Langley Township, Surrey, Maple Ridge, and Abbotsford) found
that all used the same stall length for both standard and accessible parking
spaces. Staff are also considering making standard and accessible parking stall
lengths consistent in the City’s upcoming new Zoning Bylaw.

The variance for the distance between parking spaces and walls is requested to
reduce the width from 0.6 metres to a minimum of 0.3 metres. Staff note the
Township of Langley, Coquitlam, Richmond and Surrey all permit the distance
between parking spaces and parkade walls to be as low as 0.3 metres. This
proposed variance is considered to be minor and is under consideration for
inclusion in the upcoming new Zoning Bylaw.
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 7

Proposed Parking

If the current Zoning Bylaw requirement for a similar type of building (i.e. RM3
Zone) was applied to this application, the applicant’s proposed overall parking
amount is 5.9% less than what would be required. Given that a CD zone is being
proposed for this development, technically only the previous dimension-related
variances are required. However, it is important to note that staff support the
applicant’s overall parking approach, as the proposal (less 7 spaces or 5.9%)
meets the rates under preliminary consideration for the new Zoning Bylaw. These
rates are being contemplated based on research work conducted by the City’s
Zoning Bylaw update consultant and staff to date, which has included a review
of the Metro Vancouver Parking Study as well as of parking rate requirements in
other municipalities within the Lower Mainland.

If the preliminary rates being considered for the draft new Zoning Bylaw were
applied to this application, 112 parking spaces would be required, based on rates
of 1.1 spaces per 1-bedroom unit, 1.3 spaces per 2-bedroom unit, 1.5 spaces
per 3-bedroom unit (=96 resident spaces), and 0.2 visitor spaces per unit (=16
visitor spaces). This total is equal to the proposed parking amount of 112 spaces,
which includes 16 visitor spaces, and is 45.9% less than the current RM3 Zone
requirement of 119 spaces, which is based on rates of 1.2 spaces per 1-bedroom
unit, 1.3 spaces per 2-bedroom unit, 2.0 spaces per 3-bedroom unit (=103
resident spaces) and 0.2 visitor spaces per unit (=16 visitor spaces). Greater
variances have recently been approved by Council in the nearby area at 20191
53A Avenue (13% reduction), 20145 53 Avenue (13.2% reduction), and 20142
53A Avenue (14.5% reduction).

Based on the above commentary and analysis, staff support these variances.

7. Summary

The proposed development is consistent with the City’s OCP and Development
Permit Area guidelines for the area and presents an efficient and compatible
design providing housing in close proximity to parks, transit, and Downtown.

Engineering Requirements:

Additional design changes may be required upon further investigation, site
inspections and receipt of other supporting reports and documents.

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

Per the City’s DCM requirement, the developer and their consulting
engineer shall submit to the City Engineer a signed and sealed copy of

rrLangIey City

BB THEPLACE TOBE



To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 8

Form F-1 (Commitment by Owner and Consulting Engineer) prior to
starting their design works.

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

These requirements have been issued to reflect the application for development
for a proposed 80-unit Apartment Development, located at 20130-50 53 Ave;
20139-53 52 Ave.

These requirements may be subject to change upon receipt of a development
application.

The City’s Zoning Bylaw, 1996, #2100 has requirements concerning
landscaping for buffer zonings, parking and loading areas, and garbage and
recycling containers, all of which applies to this design.

A) The Developer is responsible for the following work which shall be designed
by a Professional Engineer:

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

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

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

IV. New water, sanitary and storm sewer service connections are required. All
pertinent pipe design calculations shall be submitted in spreadsheet format
and shall include all formulas for review by the City. The Developer’s
engineer will determine the appropriate main tie-in locations and size the
connections for the necessary capacity..

V. Atthe Developer's expense, the capacity of the existing water and sanitary
sewer mains shall be assessed through hydraulic modeling performed by
the City’s standing hydraulic modeling consultant per DCM 3.8 and 6.5.

a. Any upgrade requirement for either sanitary or water mains not
covered under the City’s DCC bylaw shall be designed and installed
by the Developer at the Developer’'s expense.

rrLangIey City

BB THEPLACE TOBE



To: Advisory Design Panel
Date: October 3, 2024
Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24

Page 9

VI.

VILI.

VIII.

XI.

b. At the Developer’s expense, the City’s standing hydraulic modeling
consultant shall conduct a fire hydrant flow test to be used in the
City’s water modeling to determine if the existing water network is
adequate for fire flows (based on architectural data supplied by the
Developer’s Architect). Upgrading of the existing watermain(s) may
be necessary to achieve the necessary pressure and flows to
conform to Fire Underwriters Survey (FUS) “Water Supply for a
Public Fire Protection, a Guide to Recommended Practice, 1995.”
Additional C71P fire hydrants may be required to meet bylaw and firefighting
requirements. Hydrant locations must be per DCM Section 3.10 and
approved by the City Engineer and the City of Langley Fire Rescue Service.
A property dedication of approximately 2.6m will be required along the 53
Ave. Frontage of the proposed development to provide an ultimate ROW of
25m to be determined by a legal surveyor. No dedication requirement for
52 Ave.
At the Developer's expense, a Traffic Impact Assessment (TIA) will be
completed per the DCM Section 8.21. The proposed development plan and
statistics, once ready, should be forwarded to the City Engineer along with
the proposed terms of reference for the traffic study. TIA reports must be
approved by the City Engineer prior to taking the application to Council. The
TIA completion timing must be:
a. For OCP Amendment/ Rezoning Applications: Prior to Council’s first
and second readings; and
b. For Development Permits (DP): Prior to Council consideration of the
application.
The scope and extent of the off-site works be determined in part from the
TIA. New sidewalk, barrier curb, gutter will be required along the entire 52
& 53 Ave, frontages, complete with boulevard trees and a planting strip as
per the City DCM cross-section SS-R07 for 52 Ave; City concept, details to
be provided for 53 Ave. and Section 11.0 - Specifications and Standards for
Landscaping.
The condition of the existing pavement along the proposed project’s
frontages shall be assessed by a geotechnical engineer. Pavements shall
be adequate for an expected road life of 20 years under the expected traffic
conditions for the class of road. Road construction and asphalt overlay
designs shall be based on the analysis of the results of Benkelman Beam
tests and test holes carried out on the existing road which is to be upgraded.
If the pavement is inadequate, it shall be remediated by the Developer, at
the Developer’s expense.
The site layout shall be reviewed by a qualified Professional Engineer to
ensure that the parking layout, vehicle circulation, turning paths and access
design meet applicable standards and sightline requirements, including
setbacks from property lines. Appropriate turning templates should be used
to prove parking stalls, loading areas and drive aisles are accessible by
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To: Advisory Design Panel
Date: October 3, 2024
Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24

Pag

e 10

XIl.

XIII.

service vehicles. Refer to DCM Section 8. The design shall be adequate for
MSU trucks as the design vehicle.

Existing street lighting along the entire project frontage shall be analyzed
(excluding any BC Hydro lease lights) by a qualified electrical consultant to
ensure street lighting and lighting levels meet the criteria outlined in DCM
9.0. Any required street lighting upgrades, relocation, and/or replacement
shall be done by the Developer at the Developer’s expense. Any existing
BC Hydro lease-lights to be removed and disposed of off-site.

A dedicated on-site loading zone shall be provided by the developer. The
design shall be adequate for MSU trucks as the design vehicle.

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

C

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

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

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

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

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

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

) The Developer is required to adhere to the following conditions:

The Developer's Consulting Engineer shall perform their periodic Field
Reviews, As required by EGBC, and send a copy of the Review to the City
Engineer within a week of completion of each Review

Unless otherwise specified by the City Engineer, all engineering works shall
be designed based on the City’s DCM specifications in accordance with the
City’s Subdivision and Development Servicing Bylaw 2021, No. 3126
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To: Advisory Design Panel
Date: October 3, 2024
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Development Permit Application DP 05-24 & Rezoning Application RZ 04-24

V.

VI.

VILI.

VIII.

XI.

XIl.

Undergrounding of hydro, telecommunication to the development site is
required, complete with underground or at-grade transformer
Transformers servicing developments are to be located on private property
with maintenance access located on private property. All transformers to be
wrapped upon installation by the Developer.
All survey costs and registration of documents with the Land Titles Office
are the responsibility of the developer/owner. Please refer to the City’s
Subdivision and Development Servicing Bylaw 2021, No. 3126 for more
details.
A water meter is required to be installed on private property, preferably in
the mechanical room, in accordance to the City's DCM standards at the
Developer's cost.
An approved backflow prevention assembly must be installed on the
domestic water connection immediately upon entering the building to
provide premise isolation.
A Stormceptor or equivalent oil separator is required to treat site surface
drainage.
A complete set of record drawings (as-built) of off-site works, service record
cards and a completed tangible capital asset form (TCA) all sealed by a
Professional Engineer shall be submitted to the City within 60 days of the
substantial completion date. Digital drawing files in .pdf and .dwg formats
shall also be submitted. All the drawing submissions shall:

a. Use City’s General Note Sheet and Title Block; and

b. Closely follow the format and sequence outlined in the City’s DCM

that will be provided to the Developer’s Consulting Engineer.

The selection, location and spacing of street trees and landscaping are
subject to the approval of the City Engineer. Please refer to the City’s DCM
for more details.
Stormwater run-off generated on the site shall not impact adjacent
properties, or roadways.
Garbage and recycling enclosures shall accommodate on the site and be
designed to meet Metro Vancouver's “Technical Specifications for
Recycling and Garbage Amenities in Multi-family and Commercial
Developments - June 2015 Update.” Please refer to the City’s Subdivision
and Development Servicing Bylaw 2021, No. 3126 for more details.

Fire Department Comments:

Fire department access for the whole project was reviewed to ensure adequate
access was in place for apparatus and firefighters. A construction fire safety plan

shall

be completed, complete with crane inspection records. Ensure any crane

on site is registered with the BC Construction Safety Alliance. A progressive
standpipe installation will be required as construction rises. Standpipes will be

requi

red at the parkade entrance, and in elevator lobby. All garbage/recycling
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To: Advisory Design Panel

Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
Page 12

containers must be stored in a fire rated, sprinklered room, and must be of
adequate size to prevent spillover into adjacent area. Stairwells must be
constructed to accommodate shelter in place applications. Marked Exits must not
be on a fob. Consideration will be given to the installation of power banks in the
storage room lockers for e-bikes charging. A Fire Safety plan and FD lock box
(knox box) will be required before occupancy. The 4” FDC will be located on a
pedestal detached from the front of the building, exact location to be discussed
with the Fire Department at a later date. A Radio Amplification Bylaw is being
developed by the City of Langley, although not currently adopted, preparation for
this should be given consideration.

Advisory Design Panel:

In accordance with Development Application Procedures Bylaw No. 2488, the
subject Zoning Bylaw amendment and Development Permit application will be
reviewed by the Advisory Design Panel (ADP) at the October 16, 2024 meeting.
According to the Council-approved ADP Terms of Reference, the ADP is to
provide form and character and urban design-related advice and
recommendations for Council’s consideration. ADP recommendations will be
presented to Council through the ADP meeting minutes and, if applicable,
through an additional City staff report, prior to Council consideration of the
proposed Zoning Bylaw amendment and Development Permit Applications.

A copy of the ADP minutes will be presented to Langley City Council at a future
Regular Council meeting.

BUDGET IMPLICATIONS:
In accordance with Bylaw No. 3256 and the City’s Amenity Contributions Policy,

the proposed development would contribute $1,426,302.00 to City Development
Cost Charge accounts and $320,000.00 in Community Amenity Contributions.
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To: Advisory Design Panel
Date: October 3, 2024

Subject: Development Permit Application DP 05-24 & Rezoning Application RZ 04-24
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Prepared by:

Anton Metalnikov, RPP, MCIP
Planner

Concurrence:

75 %

Roy M. Beddow, RPP, MCIP
Deputy Director of Development Services

Concurrence:

=

Carl Johannsen, RPP, MCIP
Director of Development Services

Concurrence:

U Ml

David Pollock, P.Eng.
Director of Engineering, Parks,
& Environment

Attachments

Concurrence:

Scott Kennedy, Fire Chief
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CITY OF

LANGLEY
B

DEVELOPMENT PERMIT APPLICATION DP 05-24
REZONING APPLICATION RZ 04-24

Civic Addresses:

Legal Description:

Applicant:
Owner:

20130-20150 53 Avenue & 20139-20152 52 Avenue

Lots 428-430, District Lot 305, Group 2, New
Westminster District, Plan 50423; & Lots 256-258,
District Lot 305, Group 2, New Westminster District,
Plan 42228

T.M. Crest Homes (2022) Ltd.

T.M. Crest Homes (2022) Ltd.
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ZONING : EXISTING - RS -|
PROPOSED - COMPREHENSIVE DEVELOPMENTIC.D.) BASED ON RM-3
SITE AREA (GROSS): 36667 5q.Ft. 0842 acres 34064 M7 034 Ha

ROAD DEDICATION: 1324 5q. Ft.  O0F acres (224 W 0013 Ha
SITE AREA (NETh 35343 5. Ft.  OBllocres 32835 M7 0328 Ha.
DENSITY (NET) q86 UPA. 2436 UFHa.  (BOUNITS )
205 15021 5q. i 6419.0 M? | EXCLUDING PARKING STORAGE )

GROSS FLOOR AREA 3.3 114825 Sq. Ft. 108676 M INCLUDING PARKING STORAGE )
SITE COVERAGE (NET) = 48% 16300 Sq. Bt 5101 M2
SETBACKS 1«
HORTH . 45M
EAST | B6.OM 1B (BARASE)
SOUTH . 45M
FEST . BOM
EUILDING HEIGHT 1

STORIES . & STORIES, WTH IST STOREY MAX 3M ABOVE EXISTING GRADE
HEIGHT «  20362M (66'-9 /8"
AVERAGE GRADE : 8.57T25M = (4344 440+ 552+ B23)/4

GARBASE AND RECTCLING STORASE SPACE :
REGUIRED SIZE « (016m2 x £ UNITS) + Sm2 = |T8m2
PROPOSED SIZE : 512m2

PARKING - AMENITT -
REGUIRED | REGUIRED -
| BED || SPACES x 45 UNITS = 495 SPACES INDOOR. =
2 BED 13 SPACES x 30 WNITS = 34 SPACES PROVIDED |
3 BED 15 SPACES x5 UNITS = 15 SPACES INDOOR. «
VISITOR : 0.2 SPACES PER INIT = 16 SPACES OUTDOOR (OPEN SPACE)
TOTAL = 112 SPACES BIETOLE LOCKERS .
RESIDENTIAL a6 SPACES evipED
YISITOR - 16 SPACES STORAGE LOCKERS -
TOTAL 1 112 SPACES
(INCLD & Hic, SPACE 58 REGUIRELYS
428 SMALL CAR SPACE =25%) PREVIDED |
WNIT SAMMART
| BEDROOM APARTHMENT | 45 INITS 5625
2 BEDROOM APARTMENT . 30 WNITS 5%
3 BEDROCH APARTMENT i 5 INITS  6.25%
TOTAL 1 80 LNITS 100%
{INCL'D 16 ADAPTABLE UNIT 205%)
UNIT BREAKDOWN
WNIT TYFE ‘&' | BED +DEN  8025F. 35 WNITS 201081,
UNIT TYFE ‘Al | BED +DEN  6035F 4 INITS 2412 5F,
UNIT TYPE 'A2"scsrmmar | BED 658 5F, | INITS s,
UNIT TYFE B' | BED 562 5F, | LNITS 562 5F,
UNIT TYFE ¢! | BED +DEN  60TSF 4 UNITS 2428 5F
UNIT TYFE &' 2 EED 454 SF, Il UNITS 10544 S,
UNIT TYFE E' 2 BED B44 5F | UNITS B4
UNIT TYFE F* 2EEDDEN  9I0SF 3 UNITS 24i0
UNIT TYPE '6' wowmer 2 BED +DEN 998 5F, 3 UNITS 2494 5F,
UHIT TYPE '8l sosrmsens 2 BED 843 SF, | UNTS 483
UNIT T¥PE 'H' -sowrmiers 2 BED 848 SF 4 UNTS 23342 5F,
UNIT TYPE HI' -soarmaer 2 BED B3E S, T UNITS 566
IMIT TYPE ' 3 BED 1,054 SF. 5 UNTS 5245 5F,
TOTAL « BO UNITS  B4463 5F

23 M? PER UNIT = 184 M¥

2053 M (2200 &F)
3264 M (353 SF)

OS5 FERWNIT = 40
40
| FER UNIT = =]
&0

PRELIMINARYT BUILDHNG CODE SUMMART

GENERAL [NFORMATION PER DIVISION &
SENTENCE 2.2.2.02) OF THE B.C. BUILDING CODE 2018

BESIDENTIAL BUILDNG STORAGE GARASE
a) HEW BUILD NG = RESIDENTIALs al NEW BUILEANG
SROWP C TO PART
3 oF pIVISION B
AS FER DIVISION
A, SUBCLAUSE 1232 1) el 1) 133210 eV

bl APPLICABLE CODE BLBC, 2018
ERITION

= LOW HAZARL IHEUSTRIAL
OCCUPANCIES: GROUP F TO
PART 3 of DIVISION B

AS PER DIVISION A, SUBCLAUSE

Iz} APPLICABLE CODE: BLBE, 2018 EDITION

<) AFPLICABLE UNDER PART 2

) APPLICABLE UNDER PART 3

d) MAJOR OCCUPANCT.

Lot HAZARE INDUSTRIAL

dl MAIOR OCCUPANCT:  RESIDENTIAL: OCCUPANCIES: GROUP F
GROP C: UP DIVISIoN 3

TO & STOREYS ARTICLE 22282
ARTICLE

32250
SPRINKLERED @) BUILDING AREA: 28805 5F, / 2767 M2

BUILDING HEISHT: A
el BIJILD'LNS AREA: 202 5F. f) STREETS: FACES 2 STREETS
BAldS M
BULDING HEIGHT: 6 STORETS g) ACCESSIBLE ENTRANCE: |

FAGES 2 h} ACCESSIBLE FACILITIES: 2 ELEVATORS, & HiC

F) STREETS:
STREETS PARKING STALLS
g) ACCESSIBLE ENTRANCE: 2
h ACCESSIBLE FACILITIES: 2

ELEVATORS,

INDOOR, AND

CATDOOR
AMENITY

e
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PLANT LIST

NOTES / GENERAL

1) PLANT SIZES IN THIS LIST ARE SPECIIED ACCORDING T0 BC LANDSCAPE. STANDARD "LATEST
EDITION". CONTANER SIZES ARE stﬂED AS PER CNIA STANDARDS aom PLANI swz{ AND
CONTAINER SIZE ARE THE MINMUM ACCEP
MATERIAL AVAILABLE FOR OPTIONAL REIIEW BY uNDStAPE ARCH\TECT AT S(JLIRCE of SUPPLY
AREA OF SEARCH TO INCLUDE LOWER MANLAND AND FRASER VALLEY. "SUBSTITUTIONS” MUST
OBTAN WRITTEN APPROVAL FROM THE "LANDSCAPE ARCHITECT' PRIGR TO MAKING ANY
‘SUBSTITUTIONS T0 SPECIIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW
A MNMUM OF FIVE WORKING DAYS PRIOR 10 DELIVERY FOR REQUEST T0 SUBSTIUTE.
SUBSTITUTIONS ARE SUBJECT TO "B.C. LANDSCAPE STANDARD"

ALL PLANT WATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE" NURSERY. AL PLANT
MATERIAL MUST CONFORM TO THE LATEST EDITION OF THE “BC LANDSCAPE STANDARD'. PROVIDE
CERTFICATION UPON REQUEST. ALL LANDSCAPING AND LANDSCAPE MATERIALS TO CONFORM TO
THE LATEST EDITION OF THE BCLNA/BCSLA "LANDSCAPE. STANDARDS”

MN. GROWNG MEDIUM DEPTHS OVER PREPARED SUBGRADE SHALL BE :

LAWN AREAS 300 mm
CROUND COVER AREAS 450 mm
SHRUB AREAS 450 mm
TREE PITS 300 mm AROUND ROOT BALL

3)  GROWNG MEDIUM SHALL HAVE PHYSICAL AND CHEMICAL PROPERTIES AS DESCRIED IN THE
STANDARDS FOR LEVEL 2 AND LEVEL 3 AREAS, EXCEPT FOR AREAS OVER STRUCTURES WHERE
THE MEDIUM SHALL CONFORM TO THE REQUREMENTS FOR LEVEL 1 APPLICATIONS. PROCESSING AND
MDING OF GROWNG MEDIUM COVPONENTS SHALL BE DONE OFF-SITE USING A MECHANIZED
‘SCREENNG PROCESS. PROPOSED GROWNG MEDIUV SHALL BE TESTED BY A RECOGNIZED
LABORATORY. THE CONTRACTOR SHALL GUARANTEE THAT THE SOL SUBMITTED FOR TESTNG IS 4
REPRESENTATIVE SAMPLE TAKEN FROM THE SOIL THAT WLL BE USED AT THE SITE.

4)  ON-SITE OR MPORTED SOLS SHALL SATISFY THE REQUREMENTS OF THE STANDARDS FOR
GROMNG MEDUA SOLS SHALL BE VRTUALY FREE FROM SUBSOL, 400D ICL 0o PLANT

PARTS, WEED O REPRODUCTIVE PARTS OF WEEDS, PLANT PATHOGENIC ORGANISMS, Toxlc
MATERIALS, STONES OVER 30 WM AND FOREIGN OBJECTS.

5) AL PLANTING BEDS SHALL RECEIVE MIN. 50 MM BARK MULCH.

6)  PLANT SPECIES AND VARIETIES MAY NOT BE SUBSTITUTED WTHOUT THE APPROVAL OF THE
LANDSCAPE ARCHITECT.

7)  THE CONTRACTOR SHALL GUARANTEE ALL MATERIALS AND WORKMANSHIP FOR A PERIOD OF ONE
(1) FULL YEAR FROM THE DATE OF FINAL ACCEPTANCE, UNLESS OTHERWSE SPECFIED. ALL PLANT
MATERIAL NOT SURVIMING, OR IN POCR CONDITION DURING THE G(IARANTE[ PERIOD SHALL BE
REPLACED BY THE CONTRACTOR AT NO EXTRA COST TO THE OWNE

8)  THE CONTRACTOR SHALL CLEAR AWAY FROM THE SITE ALL RUBBISH AS IT ACCUMULATES, AND
SHALL, AT THECOMPLETION OF THE WORK, LEAVE THE WORK AND THE SITE THEREOF IN A CLEAN
AND PRESENTABLE CONDITION, FREE FROM ALL OBSTRUCTIONS.

BOTANICAL NAME COMMON NAME QTY. SIZE SPACING REMARKS
ACER GRISEUM PAPERBARK MAPLE 4 6 CN. CAL AS SHOWN B &8
CERSIS CANADENSIS "FOREST PANSY' REDBUD 3 6 CM. CAL AS SHOWN B. & B
CORNUS FLORIDA "RUBRUM’ RED FLOWERING DOGWOOD 1 6 CM. CAL  AS SHOWN B. & B
ACER CIRCINATUM VINE MAPLE 1 300 METERS  AS SHOWN B &B

©  SARCOCOCCA HOOKERANA HUMILIS HIMALAYAN SWEET BOX 160 43P0T 65 CM. OC.

@ AZALEA JAPONICA "HINO CRIMSON CRIMSON AZALEA 5 #3 POT 85 CM. 0.C.

AZALEA NORTHERN LIGHTS 'MANDARIN LIGHTS  NORTHERN LIGHTS AZALEA 46 43 POT 90 CM. 0.C.

O ABELIA 'EDWARD GOWCHER’ EDWARD GOUCHER ABELIA 10 #3 POT 90 CM. 0.C.

O BUXUS MACROPHYLLA "WINTER GEM’ ASIAN BOXWOOD 134 43 POT 45 CM. 0.C.

©  HYDRANGEA MACROPHYLLA "NIKKO BLUE HYDRANGEA 30 43 POT 90 CM. 0.C.

@  MEDIUM RHODODENDRON (VARIOUS) RHODODENDRON 153 43 POT 90 CM. 0.C.

®  POLYSTUCHUM MUNITUM SWARD FERN 48 3 P01 90 CM. 0.C.

® HOSTA (VARIOUS) HOSTA 3 43 POT 90 CM. 0.C.

@ SYRINGA VULGARIS MICHEL BUCHNER' LILAC ® #3 POT 90 CM. 0.C.

©  LAVANDUAL ANGUSTIFOLIA "MUNSTEAD' LAVENDER 33 43 POT 45 CM. 0.C.

®  HEVEROCALLIS "AUTUMN RED' AUTUMN RED LILY 71 43 POT 45 CM. 0.C.

@  GAUTHERIA SHALLON SALAL 144 43 POT 45 CM. 0.C.
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	ADP Agenda - October 16, 2024.pdf
	ADP Minutes - September 11, 2024.pdf
	It was MOVED and SECONDED
	CARRIED
	It was MOVED and SECONDED
	CARRIED
	SkyTrain station at 5710-5740 203 Street & 5673 203A Street.
	Mr. Metalnikov spoke to the staff report dated September 5, 2024 providing information on the proposed development.
	Mr. Johannsen provided further history and context regarding the project, responded to questions from Panel members regarding various elements of the station design, and noted next steps.
	It was noted that Panel members should limit their feedback to the form and character of the station design, and that the Province and design-build contractor South Fraser Station Partners (SFSP) are not bound by ADP Recommendations, given that the S...
	The following individuals entered the meeting via teleconference:
	Judy Liu, the project architect, provided a PowerPoint presentation, with information on the following:
	 Station site and context;
	 Urban context and development;
	 Site plan;
	  Accessibility features;
	 North transit exchange rendering;
	 Station design;
	 Station materials and finishes; and
	 Elevation renderings.
	Jose Gonzalez, landscape architect, provided information on the landscape design with details on the following:
	 Illustrative landscape plan;
	 Site materials and finishes; and
	 Planting palette.
	Panel members provided feedback on the form and character of the station design and discussion took place with respect to the following:
	 Entry connection and flow through to commercial retail unit;
	 Stairwell security concerns;
	 Lack of pedestrian crosswalk at the northwest site bus access;
	 Consider providing more covered space for people waiting for buses in transit area to the north;
	 Potential for adding broad leafed trees to along walkways to station entrances in order to counter heat island effect;
	 Importance of having adequate lighting on throughout station even when trains not running;
	 Consider opportunities for public art installations at terminus; and
	 Consider using permeable pavers on walkways.
	The project team responded to questions from Panel members regarding the following:
	 Design of gender neutral washrooms;
	 Bike room storage location, capacity, amenities, and automatic entry;
	 Correcting rendering of stair design to show it is fully enclosed;
	 Lighting design inside and outside of station;
	 What area adjacent to the terminus of the line would look like;
	 Landscaping for area reserved for future bus charging electric vehicle infrastructure;
	 Location of transit exchange;
	 Whether the interior of station is air-conditioned;
	 Use of anti-graffiti panel system on exterior wall of power station to create more visual interest;
	 Use of transit-tested interlocking pavers for walkways;
	 Design takes into account anticipated ridership; and
	 Potential for station design to accommodate bus rapid transit and transit police office.
	The project team left the meeting.
	Staff responded to further questions from Panel members regarding the following:
	 Parking options;
	 Bus Rapid Transit location; and
	 Expansion of the SkyTrain line from terminus.
	It was MOVED and SECONDED
	THAT:
	1. The ADP receive the staff report dated September 5, 2024 for information; and
	2. The ADP recommends the applicant give further consideration to the following prior to the application proceeding to Council:
	a. Strengthen the engagement between the CRU, the station interior, and the southeast plaza (i.e. with additional glazing).
	b. Reconsider the location and design of the exit stair (e.g. moving it to the east side of the station) to avoid CPTED issues and improve access.
	c. Provide additional attention to the tail tracks to ensure they’re an integrated and attractive part of the overall station design, including with art.
	d. Incorporate automatic doors into the bike parkade.
	e. Confirm a pedestrian crosswalk will be provided over the northwest bus exchange entrance.
	f. Add more shade trees to the landscape plans, especially in line with the station entrance paving treatments.
	g. Enhance the appearance of the PPS (e.g. panelling shading and texture, art).
	h. Ensure durability and vandalism-resistance of project materials (e.g. unit pavers, walls).
	i. Ensure adequate lighting is provided throughout the entire station site and is kept on 24/7.
	j. Review plaza and landscaping design for rain water management and drainage (i.e. preventing pooling, ice build-up, etc.).
	CARRIED
	The meeting recessed at 8:36 pm and reconvened at 8:40 pm.
	Triplex at 5135 208A Street.
	Anton Metalnikov, Planner introduced the project and provided context to the application. He further spoke to the staff report dated August 26,  2024 and provided a brief overview of the Development Permit application.
	Staff responded to questions from Panel members regarding the following:
	 Rationale as to why the ADP needs to review these types of applications; and
	 Whether the building was the applicant’s personal project or a commercial property.
	The Applicant team entered the meeting:
	The applicant team left the meeting.
	ADP members provided further feedback on the development as follows:
	Staff responded to questions from Panel members regarding the following:
	 The intention of the developer to rent the units;
	 The ability, due to recent housing legislation, to have plex-home developments in cul-de-sac blocks; and
	 Addressing challenges that arise when developments such as this one front two streets.
	It was MOVED and SECONDED
	CARRIED
	THAT the meeting adjourn at 9:23 pm.
	CARRIED
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