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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

SITE:

The Langley Mall site is located at 5501 204th St and 20300
Douglas Crescent, City of Langley. The site is bound by Douglas
Crescent on the north, 203rd St to the west, 204th St to the east,
and a private lane along the south property line. The site is currently
comprised of one large contiguous retail building with multiple CRU
tenancies at the south of the site and one small retail building (Tim
Hortons) located at the north-west cormner. The site is otherwise
covered with at-grade parking and encumbered with a number of
easements. Sitting on approx. 36,500 sqm., the property is
neighboured by the Langley Lions and Langley Lodge to the south,
City of Langley City Hall and residential buildings to the north, along
with a mix of commercial and residential uses to the east and west.
The property is relatively flat throughout, with only 0.3 - 0.6m in
grade change across the site.

"HIGH STREET" CONCEPT

MASTER PLAN:

In working closely with the City of Langley's Development Services
Department and Department of Engineering, Parks, and
Environment through multiple pre-application master plan
submissions, the design team has developed a cohesive and
exciting plan to invigorate this iconic downtown Langley property.
When built-out, the site will provide thousands of units of housing,
employment opportunities including office space, a welcoming high-
street, and a variety of public and private greenspaces and
amenities.

As identified in the OCP, this site is within the transit oriented core
that establishes the intent to create a vibrant transit-oriented area
with transit-supportive density and a mix of uses in close proximity to
the future SkyTrain terminus station and existing high-frequency bus
transit.

The project is influenced by other successful master planned urban
centre developments across British Columbia and Morth America,
whilst closely following the City of Langley's OCF vision for the site.
The master plan follows the four Urban Design Principles in the
OCP: people-friendly buildings and streets; great public spaces;
inclusive, memorable and sustainable design and good neighbour
adjacencies. The relationship of commercial and residential uses
has been carefully curated for a sustainable development. The
Master plan centres around the four quadrants divided by the "high
street” (Road A), a pedestnan-focused retail and restaurant row with
engaging public amenities and art ending in the park at the south
end.
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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

GENERAL FORM & CHARACTER GUIDLINES
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Building Siting + Onientation (OCP 8-19)

The building volumes are aligned to engage with public and internal
streets. The massing along Douglas Crescent supports commercial
spaces with the public interface of the busier street. Comer cuts and
larger public plazas along the main retaill spaces on Douglas
Crescent provides an opening into the site from the north. The “high
street” (Road A) running through the middle of the site draws
pedestrians into the pedestrian friendly “market row” of shopping and
restaurants. The architecture along the “high street” will respond and
engage the public through a multitude of open and activated spaces.

Commercial podiums are incorporated in the two northemn blocks
within the site. This locates commercial spaces closer to the busier 1. CIRCULﬂON TH EPUGH SITE 2. |NTERNA“LE££CESS
streets and the transit hubs providing a buffer to the residentially wm@&mesmmm;fqm@nm Melrom im:r)n::madsmly e

focused southern quadrants. The podiums create large outdoor
courtyards for the residential towers. These semi-private amenity
and landscape spaces create opportunities for play that adds
community value. The podiums also provide significant additional
trees and planting that do not currently exist on the site. This lush
landscape contributes to the reduction of the heat island effect within
the development whilst also bringing opportunities for urban fauna to
return to the downtown Langley core.

o

future skytrain
station

The massing of the NW2 and NE1 buildings is onentated in a north-
south direction to limit the shadowing on adjacent sites and public
outdoor areas and to minimize the impact to daylight access,
sunlight and ventilation, whilst maintaining visual pnvacy. These
buildings have been kinked in plan to reduce their visible and
apparent building length. They are the two gateway buildings

juxtaposed in position, creating view cormdors within the site and
openings for wvisual relief at both the ground plane and podium 3. COMMERCIAL RELIEF 4. CQMMERCIAL PODIL_’_M i CEDAR COAST
levels, as is illustrated by the diagrams provided on the following mﬁ;mﬁ;ﬁrﬂ.ﬂm into gg..":\pm mmmm?&,m m e D ORION

page.

NW3 building form has two options within the rezoning, designed
as either a residential or commercial office tower, the flat iron shape
of the building reflects the unique position on the site that it holds.
The leading iconic comer of the development is shaped by the
confluence of Douglas Crescent and 203 St and is the closest point
on the site to the future SkyTrain terminus.

The remaining buildings on the northem quadrants are a point
tower typology, providing a range of unit types in an efficient floor
plate that limits the shadowing impact on the adjacent public
spaces.

S5 204TH AT
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5. RESIDENTIAL DENSITY 6. HEIGHT TRANSITION & GREEN SPACE

building massing and heights allow reduce storeys along residential edge and
for thousands of residential units increase natural spaces for social interactions




LANGLEY MALL MASTER PLAN & REZONING RATIONALE

GENERAL FORM & CHARACTER GUIDLINES Integ ra
The four buildings within the southem quadrants are strictly ARGHITECTURE INC.
residential from the ground up to the 14th floor. The buildings scale i >
has been sensitively considered to transition from the Langley Lions,
utilizing 10 story volumes stepping up to the full 14 storeys in the
northermn end of the quadrant. This transitions appropriately to the
north quadrant tower heights. All buildings maintain 82ft separation
above 10 floors to ensure open sight lines, visual privacy and
adequate solar access for lower levels and landscaped areas
including the park.

Vehicular Access + Parking (OCP 20-27)

Loading and parkade entrances have been located off the lane or
intemnal streets, maintaining the higher quality of building interface
with external streets. Parkade access and projections have been
minimized. The two north quadrants parkade and loading access
face south to the intemal street and are wrapped in ground floor
commercial. The two southem quadrants parkade access are off the S
lane. Small amounts of on street parking and short-term loading are

located on the internal east/west road. 1. DENSITY

2. DIVISION BY THIRDS

maximizing height to provide residential density push and pull to reduce massing &
reduce building stories along residential edge

Massing + Articulation (OCP 2-44)

As previously highlighted, the design team has incorporated "good
neighbour transitions” by stepping building heights and massing to
relate to adjacent buildings and open spaces to soften height
transitions as discussed with the City of Langley Development
Services Department during the master planning process. Although
detailed Architectural articulation and adherence to the OCP
guidelines under this section will be addressed during the
Development Permit application process, the rezoning application
package has suggested building articulation and massing that
addresses appropriate building design.

The architectural diagrams provided show a more detailed
articulation that could be possible for the SW1 building. The building
length along 203 St is broken into three main vertical sections, each
comer addressing the north and south onentation and a middle
section articulated with balcony and framed elements. The building
height also reiterates these three volumes, the northemn volume
stands tall, with an over-height top floor to accentuate the stepping
roof line of the southemn volume. Each section is then also broken
into a base, middle and top, creating a pedestnan friendly scale and
interface whilst also working to reduce the overall height
appearance. The design team has provided these massing diagrams
with the intent of illustrating how successful the building height and
density are on this site. The articulation provided is not intended to
show aesthetic design direction or matenality, however suggest good
design principals to be followed during the Development Permit
application.

3. CENTRAL SPINE

emphasize verticality at central section

X

4. VISUAL INTEREST

create relafionship between building ends &
provide facade interest at street level
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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

GENERAL FORM & CHARACTER GUIDLINES
Pedestrian Circulation + Accessibility (OCP 1-7)

The development seeks to tie into and extend existing street
networks and infrastructure with the introduction of private roads
adjoining adjacent streets. This dissects the development site into a
finer grain block pattern with smaller sites and buildings, with publicly
accessible streets, lanes and walkways running through them.
Clearly defined and well-lit pedesirian connections will be provided
between buildings, pedestrian spaces, the main park and restaurant
row to connection points outside the site. Infrastructure upgrades
have been incorporated in the off-site civil works to accommodate
the new cycling path along Douglas Crescent, as well as dedications
along all road frontages. Applicants will work through the detailed DP
applications for each phase to ensure appropriate secure bicycle
parking adjacent to building entries; primary pedestrian spaces will
be well lit, visible and linked to a comprehensive pedestrian network.
The site design encourages access to buildings and open spaces
through on-site pedestnan routes. Connectivity to adjacent sites
such as the Langley Lions has been introduced at the south of the
site, including traffic calming and defined pedestrian crossing
location that alings with the future design of the Lions site.
Transitions between the public, semi-public, semi-private, and
private realms have been defined to enhance both the privacy of
residences and the pedestrian experience.

p— ) .’.-fj’ f)l\ |7 pp—
.
e
view from Road B (point 1) view from Road B (point 2)

view from Douglas Cres. (point 1)  view from Douglas Cres. (point 2)

VIEW CORRIDORS

strategic massing and view corridors
reduce building length and provide visual relief

Integra

iC CEDAR COAST

_;DORION

S5 204TH AT

CITY OF LAMGLEY, BC

DESIGN
RATIONALE




LANGLEY MALL MASTER PLAN & REZONING RATIONALE

PUBLIC OPEN SPACE

(OCP 69-74.12) The site is reimagined with a focus on public enjoyment, and contains a vanety of
open spaces designed to cultivate inter-site travel, play and exercise, community building,
relaxation, and shopping and dining experiences. These outdoor spaces begin at the north-east and
north-west comers of the Douglas Crescent intersection, offering public plaza space and drawing in
visitors. The public spaces continue down the “high street” to the large greenspace.

The public retail “high street” contains pavilions that create activity nodes and visual interest. The
landscape design of the public plazas and comer spaces contain public art and significant
hardscape which facilitate flexibility of uses and ease of travel. They are accessible and contain
engaging seating and other uses. The streets are lined with trees to define pedestrian spaces and
provide comfort, shade and interest.

The main public open park space is located at the end of the "high street” as a public amenity to
draw visitors through the site and provide amenity space for the surrounding residential buildings.
The park has excellent sightlines into, through, and out of this space, following CPTED best
practices. It will contain public art as well as areas for both play and leisure. It will contain public art
as well as areas for both play and leisure, including multi-generational spaces and activities. These
provide interest for both the younger generation and the elderly neighbours to the south located in
the Langley Lions.

COMMUNITY GARDEN
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VIEW FROM THE NORTH-WEST CORNER
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VIEW FROM THE NORTH-EAST CORNER
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PERSPECTIVE 1
VIEW FROM "HIGH STREET" (ROAD A) TOWARDS CENTRAL INTERSECTION
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PERSPECTIVE 2
VIEW OF COMMERCIAL STREET FRONT ALONG 203 ST
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PERSPECTIVE 3
VIEW OF "HIGH STREET" (ROAD A) FROM DOUGLAS CRESCENT
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PERSPECTIVE 4
VIEW OF RESIDENTIAL BUILDING FROM SW CORNER AT 203 ST AND LANE
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