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OFFICIAL COMMUNITY PLAN - SCHEDULE "B"
TOWNSHIP OF LANGLEY

NORTHWEST LANGLEY COMMUNITY PLAN POLICIES

INTRODUCTION

This report details the Township’s policies for development of the Northwest Langley study
area. The land use concept conforms to the goals and objectives of the Official Community
Plan and this report provides more detailed land use policies to assist in the development of
the subject area.

LAND USE CONCEPT

The Development Concept for this area is shown on Map No. 2. The land use concept that is
shown provides integration between the industrial area of Northwest Langley and the Walnut
Grove residential community to the east.

Industrial

Approximately 93 acres of the study area has been designated as industrial land, thereby
reinforcing Northwest langley as a major industrial area and employment node within the
Township. The types of industrial uses envisaged for this area include warehousing,
wholesaling and distribution, light manufacturing, technical and educational uses, office and
business uses, private utilities and public uses.

Residential

Approximately 182 acres of the study area has been identified for residential uses. Low
density urban residential areas, which consist of single family detached housing at 4 — 6 units
per acre, and Comprehensive Development which permits a mix of land uses have been
located on lands located north of 96™ Avenue. Areas designated Residential west of Yorkson
Creek may include single family or multi family residential development provided density
does not exceed 6 units per acre. Areas above the top-of-bank of watercourses and the area
required for day lighting of the tributary of Yorkson Creek may be considered as developable
land for density purposes. Development on properties adjacent to the CN rail line shall
conform to the requirements of CN Rail, including setbacks, safety berms, noise analysis and
attenuation, evaluation of ground-borne vibration transmission, fencing and registration of
restrictive covenants. Owners of land shall enter into an agreement with CN Rail stipulating
how CN'’s concerns will be resolved. The low Density Residential designation west of 200
Street immediately north of the Trans Canada Highway is restricted to expansion of the
mobile home park located to the north. Suburban residential uses have been proposed for
lands north of 96™Avenue and east of 208" Street. The suburban residential uses consist of
single family detached housing at one to two units per acre.
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Service Commercial

The focal point for the study area is the 200" Street Interchange at the freeway where
approximately 14 acres of service commercial uses have been designated to help expand
and diversify the employment centre emphasis of the Northwest Quadrant. The service
commercial uses are intended to cater to highway trade and to the tourist industry, as well as
to provide support services to the adjacent industrial and residential growth areas. The types
of service commercial uses envisaged for the area include high density tourist services, low
density tourist service and vehicle services.

The high density tourist service designation will encompass motels and hotels, convention
facilities, cafes and restaurants, fast food outlets, limited personal services and commercial
recreation facilities. The low density tourist designation accommodates motels, cafes and
restaurants, tourist trailer parks and commercial recreation facilities. The service commercial
areas include auto, recreation vehicle, and marina sales and service. The commercial
facilities at the 200" Street interchange area are not intended to serve as a community
shopping centre, but rather, their market and service function directs itself to the vehicle
oriented highway trade and the local industrial operations. The Walnut Grove Community
Centre will be the retail and community centre for the area north of Highway no. 1 and west
of 216™ Street.

The existing neighbourhood commercial node at 96™ Avenue and 208" Street has been
incorporated into the plan providing a local convenience facility serving adjacent
neighbourhoods.

Conservation/Open Space Areas

Approximately 42 acres of the lands within the study area have been designated as
conservation/open space areas. The concept’s designation of the Yorkson and Munday
Creek systems north of 96™ Avenue continues the protection policies for these creeks
established by the Walnut Grove Community Plan. The concept plan expands these
conservation policies to the drainage courses and topographically sensitive lands in the
vicinity of the Interchange area.

Transportation

DELETED BY BYLAW #4273 MARCH 1, 2004

Cottage Industrial

Cottage industrial uses will be considered along the north side of 98 Avenue west of 203
Street. Cottage industrial uses would consist of light industrial uses accessory to a
residential use that would not result in excessive noise or traffic. Proposals for a new cottage
industrial uses would be required to provide extensive landscaping to buffer those uses from
neighbouring residential properties. A development permit area shall be created for and
proposed cottage industrial uses.
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2.7.2. (b)

Industrial, Commercial, Residential Interface

The concept plan identifies a buffer zone or interface area between residential areas
and industrial/commercial areas. The interface treatment is of critical importance to
the study area and incorporates conservation features, utility rights-of-way and
landscaping.

The interface between residential and industrial uses north of 96 Avenue will consist
of a variety of treatments. Along the western boundary and a portion of the northern
boundary of the Chelsea Green development a 10m setback consisting of a trial and
landscaping is required. Between Chelsea Green and 98 Avenue the area protected
adjacent to the tributary of Yorkson creek will provide a natural interface. Along 98
Avenue the existing road will separate existing uses and consideration will be given to
cottage industrial uses on lots fronting 98 Avenue. From 98 Avenue north to the CPR
railroad, a landscaped buffer will be provided on industrial properties. South of 96"
Avenue, the creation of an open space system incorporating the BC Hydro right-of-
way, the establishment of a neighbourhood park area and a landscaped buffer system
provides a serviceable approach to the separation of commercial and residential uses.

The provision of buffer land will be created by utilizing industrial and residential design
techniques in order to provide effective interfacing. Landscaping, berming, creation of
deep lots, low profile industrial and commercial uses, low profile building designs and
other site planning techniques are needed to visually separate the uses. Industrial
and commercial areas abutting residential areas will be designated development
permit areas to assist in the development of buffers.

Properties that are designated Commercial, Neighbourhood Commercial, Light
Industrial, and Comprehensive Development Area and are adjacent to 200" Street,
96™ Avenue and 99" Avenue be designated Development Permit Area. The
Development Permit will be used to regulate siting of buildings, exterior finish of
buildings and require landscaping along the street frontage.

Commuter Parking Areas

The prices for land and housing, and the proximity to Greater Vancouver employment
centres have established the Langley’s as commuter communities. As new growth
progresses in the Langley area, commuter traffic will continue to be generated.

The focal point for many commuters is the 200™ Street at the 200™ Street Interchange.
Many commuters presently engage in car pooling leaving their vehicles parked at the
Interchange area. As growth occurs and with improvements to the Interchange to
accommodate this growth, current parking practices will not be possible, identifying a
need for “park and ride” facilities.

Comprehensive Development Areas

The purpose of a “Comprehensive Development Area” designation is to provide for
the creation of special Comprehensive Development zones to accommodate
comprehensively planned and designed projects involving a mix of land use types.
Applications for Comprehensive Development Zones shall include an application for a
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Development Permit to allow Council the opportunity to review the form and character
of the proposed development.

UTILITY SERVICING
Water Supply

The existing water distribution system consists of two basic pressure zones, a lower one
dominated by Strawberry Hill Reservoir (Zone 1) and an upper area serviced by Jericho Hill
Reservoir (Zone 2). See Map No. 1 for Zones and Reservoirs. The projected population of
24, 000 within the Zone 1 area, including Fort Langley, plus an allowance for industrial and
commercial users would require total reservoir storage of two million gallons, including fire
storage.

Since Zone 1 is presently equipped with a one million gallon reservoir, it would be
appropriate to add a further one million gallons of storage to Zone 1, thus providing the
ultimate storage requirement for this zone (two million gallons).

There is a probability of obtaining additional supplies of water from either the Salmon River
Aquifer south of 88™ Avenue and/or the aquifer in Milner. It has been assumed that any
additional flow requirements can be supplied from these potential sources and delivered to
the distribution system in the general area of 76™ Avenue and 216™ Street. Should this,
however, not prove to be the case, then it is assumed that the requisite supplies may be
drawn from the Greater Vancouver Water District and delivered to the system in the region of
76™ Avenue and the Surrey boundary

Map No. 3 identifies the proposed water network layout to meet population and
industrial/commercial requirements for the study area..

Sewage Collection

The sewage treatment plant located at 201°% Street near the Fraser River, was originally
designed for expansion in stages to an ultimate capacity of nine mgpd and the collection
system was sized to match. At this time certain parts of the collection system are in place
and the treatment plant has a capacity of 1.125 mgpd or the ability to serve a population
equivalent of 11,250. The current capacity may be doubled by addition of the rotating
biological contractors for which the civil works have been completed. Present flows to the
plant are in the order of 0.7 mgpd.

Map No. 4 identifies the Proposed Sanitary Sewage network to meet the population and
industrial/commercial requirements. Sewage generated in the areas of South Willoughby,
Brookswood and Murrayville are assumed to be diverted to the G.V.S. and D.D. system. An
exception to this would be the possibility of flows generated in Fort Langley being ultimately
conveyed, by the 96" Avenue sewer and via the 96™ Avenue pump station to 201% Street
and hence the treatment facility. Use of the existing forcemain from the 203" Street pump
station, immediately north of the City of Langley, to 204™ Street in Walnut Grove would be
discontinued. A single crossing of the freeway is proposed in the region of 201* Street to
handle sewage flows from lands both east and west of 200" Street. Flows from the study
area, both north and south of the freeway, are directed to a trunk main alignment through the
central portion of the primary area lands connecting to the existing 201%' Street sewer at 96"
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Avenue. The construction of this main will be a prerequisite for the consideration of
development at the Interchange or for areas south of the freeway. Trunk sewers proposed
will be designed for the ultimate population of the Northwest Langley area.

Storm Water Management

The five year minor and 100 year major system concept will be used as the basis for the
storm water management system in the study area, except in the Northwest Langley Basin
where the existing pipes are sized for a 25 year return period. Due to the environmentally
sensitive streams in the study area, community water storage will be provided to reduce, the
post-development peak flows for the five year return period.

Locations of the proposed community storage facilities and storm sewers, which reflect the
flows generated by the projected population and industrial/commercial uses are shown on
Map No. 5.

(@) Upper Serpentine Basin

The Serpentine River is one of the most important rivers in the Vancouver Lower
Mainland in terms of storm runoff conveyance and fisheries resources. Conventional
drainage discharge from development without sediment control and flow attenuation
would further aggravate the flooding and environmental problems in this river and
would be generally unacceptable. Therefore, community storage will be provided in
the basin to dampen the post-development peak flows.

(b)  Yorkson Creek Basin

The northern portion of the study area is located in the Yorkson Creek basin.
Although the outfall from the study area is located in the lower reaches of Yorkson
Creek, flow attenuation in the basin is still required to minimize downstream erosion
and destruction of fisheries habitat. Only a small drainage network is required in this
basin partly due to the presence of an extensive creek network.

(c) Northwest Langley Basin

The basin is primarily zoned for industrial development. An extensive storm sewer
network has been installed to convey the post-development flow for the 25 year return
period. The existing drainage pipe network discharges to the storm sewer system in
the Surrey Port Kells industrial area which outfalls to the Fraser River. Detention in
this basin is not required due to its proximity to the Fraser River and existing available
sewer capacity. Extension from the existing drainage system is proposed in order to
service the undeveloped land.

Transportation System
Map No. 6 identifies the proposed arterial and collector network to serve the projected

residential, industrial and commercial growth and to facilitate the upgrading of the 200"
Street Interchange to full status.
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New road locations north of the freeway include the diversions of 88" Avenue north to 91A
Avenue, 200" Street o tie into 201% Street at 96™ Avenue, and connector between these two
new locations. 98" Avenue is proposed to be a collector road connecting south to 96 Avenue
along the 203 Street alignment, with 98 Avenue east of 203 Street connecting in a manner
that does not permit industrial traffic through the residential area. Options will be reviewed to
provide better local road access to the portion of the existing residential development north of
98 Avenue west of 203 Street currently accessed by a lane.

PHASING STRATEGY

The phasing strategy is predicated on the following:

1. Initial phasing of expansion will be directed to those service areas which can utilize
existing trunk servicing programs, thus requiring the least financial involvement by the
Township.

2. Service areas will expand systematically from existing trunk utilities providing a cost-

effective approach to growth.

3. Expansion will occur as each land use component is substantially taken up and supply
significantly diminishes.

Current development programs for the N.W. Industrial and Walnut Grove residential
communities have the capacity to accommodate some 10 — 15 years of industrial residential
growth. Incorporate within these programs is a provision to accommodate approximately 35
acres of community and service commercial development. The Township has a considerable
front-end investment in trunk utility services in these community areas. The Township will
therefore direct growth demands to existing development areas, rather than initiate new
development areas, in order to recoup some of this front-end investment and to take
advantage of cost savings inherent in sequential staging of growth.

The need to consider future industrial and residential growth will depend on the rate at which
development occurs in present developing areas and the finances available to extend
services.

WATER SOURCE AND SEWAGE TREATMENT COSTS

A cost/benefit analysis has been prepared of on-site servicing for each service area and the
total costs for the upgrading of the sewage treatment plant and the improvements to water
supply and storage systems (off-site costs) have been identified. These off-site costs will be
required to serve phased growth as it occurs within the Northwest Quadrant Study area. The
timing of these phases is variable and dependent on demand, and also influenced by policies
adopted by Council. The direction and timing of growth will be reviewed by Council on a
cost/benefit approach.
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DEVELOPMENT PERMIT PROVISIONS
Development Permit Area A

Lands identified as “Development Permit Area “A” — Industrial” on Map No. 7, Development
Permit Areas, are hereby designated as development permit areas under Section 919.1(1)(f)
of the Local Government Act to establish objectives and provided guidelines for the form and
character of development.

The objective of this development permit area is to ensure attractive industrial development
and to reduce conflict with adjacent residential uses. The development permit guidelines for
this area are:

Elevations of buildings facing a street should have glazing and other architectural details
to provide visual interest. Building elevations that are visible from adjacent roads or
properties shall be finished and treated similar to the front elevation.

Consolidated site developments are encouraged to reduce street accesses. The number,
location and design of vehicular access egress points shall be regulated in order to avoid
hazards to pedestrian and vehicular traffic. Coordination of access and interconnection of
parking areas and driveways between adjacent properties will be encouraged as access
from major roads will be limited to right turns only. Acquisition of sufficient property to
allow access from roads other than major roads shall be encouraged.

Landscaping shall be required to enhance the appearance of the development and to
screen parking, loading areas and garbage containers from abutting residential
development and adjacent roads. All areas not covered by buildings, structures, roads
and parking areas shall be landscaped. Landscaping shall be provided in the parking
areas to enhance the appearance of the development. A landscaping plan shall be
submitted as part of a development permit application. A 10 metre wide landscaping
area, which may also accommodate a trail, shall be provided along property lines abutting
residential development.

Signs should be designed so that they are compatible with buildings on the site. Sign
design should also be coordinated and compatible with signage on adjacent properties to
establish a unified and attractive industrial area.

Site lighting should be oriented away from adjacent properties and projected downward or
towards on site buildings.

Watercourses shall be protected through maintenance of a non-disturbance area or
restrictive covenant to provide shade to moderate water temperatures, and leaf litter and
insects for food and to contribute debris for fish cover. A building setback from the top of
banks shall be required.

Native trees and vegetation within riparian zones and buffer areas should be preserved.
Where lacking, native trees should be planted along riparian zones for water temperature
control, slope stability, nutrients and large organic debris.

Development Permit Area B

Land identified as “Development Permit Area “B” — Comprehensive Development Area on
Map No. 7 Development Permit Areas, are hereby designated as Development Permit areas
under Section 919.1 (1) (f) of the Local Government Act to establish objectives and provide
guidelines for the form and character of development.



The objective of Development Permit Area B is to ensure attractive, safety and well-designed
commercial/mixed use developments consistent with Township policies. The development
permit guidelines for this area are:

6.2.1 Commercial Mixed Use Development:
(a) Form and Character:

Elevations of buildings facing a street should have glazing and other
architectural details to provide visual interest. Building elevations that are visible
from adjacent roads, driveways, parking lots and municipal trails or adjacent
properties shall be finished and treated similar to the front elevation.
Commercial building design shall be compatible with the surrounding physical
environment as well as the character, scale and form of other buildings on the
same or neighbourijng sites. The compatibility of such features as roof lines,
height, building mass, form, colours, materials, architectural character and
outdoor spaces should be taken into consideration.

Fixed roof overhangs and canopies should be provided to cover pedestrian
walking

All building design should provide street orientation and pedestrian interest.
Third and fourth floors of mixed use buildings should be stepped back as
necessary to enhance light penetration to the street and provide variety to
building form.

Roofscapes should be punctuated by special features that enhance and
compliment the building architectural design.

All mechanical roof equipment should be integrated into architectural roof
treatments, or screened with materials and finishes compatible with the overall
building design.

Crime Prevention Through Environmental Design (CPTED) and child friendly
principles should be applied to all buildings, parking lots and site development
plans.

Outside patio seating areas are encouraged.

(b) Landscaping:

Landscaping shall enhance the appearance of the development and screen
parking, loading areas and garbage containers. A landscaping plan shall be
submitted as part of a development permit.

Additional landscaping shall be provided within parking lots, especially where
residential views extend or will extend over the parking area.

Special attention is to be given to the preservation of significant trees and
mature vegetation. Prior to the design of a project, a detailed tree survey and
assessment indicating the location of existing significant trees on site must be
conducted and provided to the Township as part of the development process in
accordance with the Township’s Tree Protection Policy. The development
should be designed around significant trees so as to ensure their survival. They
also should be protected during the construction process.



(c) Signage:

All signage should have a pedestrian scale and be architecturally integrated with
the buildings and/or landscaping. Sign design should also be coordinated and
be compatible with signage within the mixed use node to establish a unified and
attractive commercial area. All signage must comply with the Township’s Sign
Bylaw unless otherwise varied in a Development Permit.

(d) Parking and Traffic/Pedestrian Circulation:

(e)

Provision of underground or enclosed parking is encouraged for residential
uses. No open upper deck parking is permitted.

Common parking shall be located primarily in the interior of the site or otherwise
screened from view.

Parking lots must provide a pedestrian pathway network through the parking
area to provide convenient and safe pedestrian access between buildings,
parking areas, sidewalks and adjoining streets. Wherever possible, the pathway
system should incorporate landscaping with trees, shrubs, and district surface
treatments (i.e. pavers and other materials).

All vehicular bridges shall be designed with a strong pedestrian component.
Underground parking areas shall be designed in accordance with CPTED
principles.

Exterior Lighting:

There should be sufficient on-site illumination to ensure pedestrian safety and
vehicle security. lllumination, however, should not negatively impact nearby
residential uses. All commercial development within 150 metres of single family
residential uses will be subject to the Township’s Exterior Lighting Impact Policy.
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