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1 Introduction 
This document constitutes the Neighbourhood Plan for Southwest Gordon 
Estate.  It guides development of the area in a way that complies with the 
objectives and policies of the Willoughby Community Plan.  More 
specifically, the Neighbourhood Plan: 

a) provides a detailed land use plan that reflects the natural characteristics of 
Southwest Gordon Estate; 

b) identifies community facilities requirements; 

c) defines infrastructure and servicing requirements; 

d) identifies development prerequisites and potential staging, and; 

e) sets design guidelines for liveable and environmentally sensitive 
development. 

The Plan covers an area of 103 hectares (255 acres). It includes the 
southwestern part of the Gordon Estate Neighbourhood and a portion of the 
Willoughby Centre Neighbourhood, north of 72nd Avenue.  It is bounded by 
the BC Gas pipeline right-of-way and a business park on the south, 200th 
Street on the west, and 202B Street, 68th Avenue, 206th Street, and the 
Agricultural Land Reserve (ALR) boundary on the north and east. 

2 Existing Conditions and Context 
This section briefly reviews key features and issues associated with 
development in Southwest Gordon Estate. 

2.1 Existing Conditions 

Southwest Gordon Estate is ready for redevelopment.  With the exception of 
pockets of well-maintained single-family houses on the west side of 202A 
Street and along the east end of 68th Avenue, the area is essentially composed 
of estate lots retained for speculative purposes. 
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2.1.1 Land Use, Land Ownership, and Current 
Zoning 

The area is mostly composed of 1 to 2 hectares (2.5 to 5 acres) parcels, with 
some larger land assemblies along 68th Avenue and 202B Street.  Fifteen 
parcels are bisected by the BC Gas right-of-way, with only portions falling 
within Southwest Gordon Estate.  

The current land use zoning is divided between Rural Zone RU – 3 (roughly 
25% of the area) and Suburban Residential Zone SR - 2(75% of the area). 
Four lots are zoned for Civic Institutional uses (two churches, a school and a 
small community hall).  One of these, owned by the Shepherd of the Valley 
Lutheran Church, is large enough to accommodate some redevelopment. 

The Township and School District have been acquiring land along 202B 
Street for elementary school and neighbourhood park purposes.  The School 
District owns the parcel occupied by the Langley Fundamental Middle 
School. Both the Township and the School District also own 2 hectares each 
along 206th Street, just outside the area covered by the Plan. 

2.1.2 Natural Features 

Southwest Gordon Estate is largely composed of rural lots with gently sloping 
abandoned fields interspersed with well-established woodlots of Big Leaf 
maple, Western Red cedar, and Douglas fir.  Its two striking natural features 
are Jeffries Brook, which runs parallel to 200th Street, and an east-west 
escarpment. 

Jeffries Brook is an ephemeral watercourse composed of a mainstem and a 
number of smaller tributaries.  The mainstem runs north of 68th Avenue, in a 
ravined section that has excellent riparian vegetation.  Upstream of that 
section, and in other tributaries, the vegetation and streambed characteristics 
are indicative of a disturbed area. 

The Escarpment has a slope of 10 to 25 percent, which restricts development 
potential and affects the layout of roads and services. It includes significant 
forested areas.  Other large forested sites are found in the northern section of 
Southwest Gordon Estate, on both sides of the 201st Street alignment. 

The landscape features in the area are important as a defining element of 
neighbourhood character.  This is especially evident in the perimeter plantings 
that line the smaller streets, some of which are indigenous and others common 
species. A Heritage Assessment undertaken by a heritage consultant outlines a 
number of preservation options that are available for individual as well as 
contextual natural assets. 
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2.1.3 Views 

The escarpment offers panoramic views of the valley and Mount Baker. The 
plan area is adjacent to and bordering the historically important farmlands of 
the Hudson's Bay Company, a part of the community that has outstanding 
cultural landscape values and arguably defines Langley's importance as a rural 
community. On the other hand, because the escarpment is the background to 
the agricultural lands in the valley, any development along it will have a 
visual impact on the southeastern sector of the Township. 

Other visual considerations in Southwest Gordon Estate are associated with 
the treatment of edges, particularly along 68th Avenue and 202B Street, where 
existing large-lot houses will be facing new development.  Along 200th Street, 
the Willoughby Plan identifies the need to create a sense of arrival into the 
Township, which should be visually consistent on both sides of the street.  At 
the southern edge, residential uses will coexist with the business park and the 
agricultural lands.  Existing vegetation along the BC Gas right-of-way 
currently provides visual screening of business uses. 

2.1.4 Heritage Resources 

In addition to cultural landscape values, two built heritage resources have 
been identified for possible future attention. Both the 1947 Zaharia House, 
located at 6844-200th Street, and the circa-1929 Lindquist House and 
ancilliary buildings, located at 20128 72nd Ave., are extremely modest in 
scale and size. However, they are amongst the last remaining examples of 
mid-20th Century immigrant settlement housing in the community and, as 
such, deserve special consideration.  A Heritage Assessment prepared by a 
heritage consultant recommends the Lindquist House be included in the 
Township's Heritage Listing and the Zaharia House listed as a heritage 
character site. This same report lists a number of planning and preservation 
options afforded through Municipal Act. 

2.1.5 Community Identity 

The character of Southwest Gordon Estate is largely defined by its historical 
development of rural estate lots, which is still evident in the succession of 
fragmented fields, woodlots, and perimeter plantations.   Attempts should be 
made to preserve this rural character by keeping preserving vegetation where 
practical through the density bonus mechanism and establishing substantial 
new landscaping along public rights-of-way. 

The Gordon Estate neighbourhood is naturally divided in two by a ridge 
running along 204th Street.  Because of this, residents west of 204th will 
readily identify with the area covered by this Plan, and share its services and 
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facilities.  Residents in the southeastern corner of Southwest Gordon Estate 
will more readily identify with the eastern half of the Gordon Estate 
Neighbourhood. 

2.2 Community Context 

The Southwest Gordon Estate Neighbourhood Plan has been developed in 
relation to the neighbourhood’s place within the larger Willoughby 
Community.  This section examines that relationship. 

2.2.1 Willoughby Community Plan 

The policy framework for this plan is established by the Willoughby 
Community Plan.  Overall land uses, building densities, and neighbourhood 
structure identified in the Willoughby Community Plan have been maintained 
in the Neighbourhood Plan. 

Some features of the Willoughby Community Plan have been adjusted to meet 
local site and land ownership characteristics and will be described in more 
detail in the following sections.  The adjustments include: 

a) The boundary of the Gordon Estate neighbourhood has been extended to 
include all land parcels north of the BC Gas right-of-way; 

b) The layout of greenways, the residential bonus density system, and the 
stormwater concept have been adjusted to allow development and 
preservation to coexist in an integrated manner since the Willoughby Plan 
did not identify any preservation requirements for Jeffries Brook; 

c) Neighbourhood commercial designations, which were shown conceptually 
in the Willoughby Plan, have been relocated to locations where there is the 
greatest potential for financial viability and an opportunity to create 
significant neighbourhood cores; 

d) Greenways have been realigned and extended to link existing natural 
features and reflect land ownership boundaries; 

e) Land-use designations have been refined and expanded to permit precise 
location of building densities and mixed uses; 

f) In the south-east corner of the area, designations have been upgraded from 
Suburban Residential to Residential, and from Residential to Multi-Family 
“A”, as a way to provide consistent building character at the bottom of the 
escarpment and compensate for the presence of a new arterial road on 
208th Street. 
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2.2.2 Adjacent Neighbourhoods and Linkages 

Important areas of planning overlap occur where the commercial cores, 
greenways, and linkages proposed in the Willoughby Plan require functional 
and visual consistency across neighbourhoods.  Two key linkages are 
described below. 

The Routley neighbourhood, west of 200th Street, will share sewer and water 
services with Southwest Gordon Estate.  Portions of the Gordon Estate 
Neighbourhood, on both sides of 204th Street, also drain into the area covered 
by this Plan. 

Functional pedestrian and bicycle linkages must also be provided between the 
neighbourhoods and within the Gordon Estate Neighbourhood itself.  Crossing 
200th Street poses a particular challenge to linkages between neighbourhoods. 

2.3 Development Restrictions 

The federal Department of Fisheries and Oceans (DFO) and the provincial 
Ministry of Environment, Lands, and Parks (MoELP) have indicated that their 
long-term goal with respect to fish in Jeffries Brook is to provide spawning 
access to the gravel beds north of 68th Ave.  The implications for development 
are presented in section 4.4. 

No building or building overhang are allowed within the gas pipeline right-of-
way owned by BC Gas.  Under the Township’s Zoning Bylaw, buildings and 
structures must not be sited closer than 2 metres from this right-of-way.  
Proposals to bring roads, services, or utility lines across the right-of-way will 
need to be reviewed by BC Gas to ensure the safety of the pipeline.  
Recreational uses, pathways, and landscaping (low plantings and earthworks) 
are allowed under the same provision.  

3 Development Principles 
The following development principles have guided this plan and will be used 
in reviewing land development proposals: 

Link the neighbourhood to the broader Willoughby Community 

Provide a boundary between the urban and rural areas 

Provide a central neighbourhood node 

Mix land uses 
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Keep streets publicly owned and accessible 

Provide a mix of transportation options 

Ensure neighbourhood cohesiveness through accessible public amenities 
and pedestrian connections 

Maintain viable natural habitats 

Provide a variety of housing types 

Give the neighbourhood a distinct identity 

Pursue practical sustainable development alternatives 

4 Neighbourhood Plan Concept 
The sections which follow describe the land use policies included in the Land 
Use Concept shown on Map 1.  

4.1 Description of Land Use Concept 

In accordance with the Willoughby Community Plan, land uses in Southwest 
Gordon Estate are predominantly residential.  Two neighbourhood 
commercial nodes are identified to serve the nearby residential areas and the 
workers from the adjacent business park (203rd Street and 66th Avenue).  
Mixed uses and higher densities are permitted around these nodes to provide a 
range of complementary services and housing opportunities for residents 
desiring for proximity to such services. 

Multi-family housing is designated in the southern end of the area, where both 
the proximity of the business park and the initial servicing investment make 
other residential options less attractive.  The northern half of the plan area is 
dedicated to single-family housing, with bonus density provisions to 
implement public amenities and preserve outstanding natural features.  
Development along the escarpment is dependent on guidelines that reduce 
visual impacts. 

Linkages are provided throughout the neighbourhood by pedestrian and 
bicycle pathways located in conjunction with existing natural features, views, 
or potential pathway linkages in adjacent neighbourhoods. Jeffries Brook 
becomes a core component of this greenway system. 
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4.2 Land Use Designations 

This section presents the land use designations included in the present Plan.  
The locations of these designations are shown on the Land Use Concept (Map 
1). 

4.2.1 Residential 

The Residential designation is intended to provide for conventional single-
family housing.  The average overall density shall not exceed 15 units per 
hectare (6 units/acre). Density shall be calculated based on developable land 
(i.e. excluding land below the top-of-bank of watercourses, but including road 
dedications or rights-of-way along with utility transmission line rights-of-way 
if developed and upgraded as a linear park system community amenity). 

Favourable consideration will be given to the inclusion of co-housing, co-
operative housing, and similar non-traditional housing forms and projects, as 
well as to clustered housing and other building layouts which preserve 
existing vegetation and other natural features. 

Accessory dwelling units may be considered on a development by 
development basis in compliance with the overall density and with 
consideration of amenities. 

Within Southwest Gordon Estate, Residential areas north of 68th Avenue may 
benefit from special bonus density provisions as described in the Willoughby 
Community Plan. 

4.2.2 Residential Bonus Density 1 

Land in this designation may be developed in accordance with the provisions 
in the Residential designation.  Bonus density guidelines for provision of 
greenways as shown on Map 1 are provided in the Willoughby Community 
Plan. 

4.2.3 Residential Bonus Density 2 

Land in this designation may be developed in accordance with the provisions 
in the Residential designation. Bonus density guidelines for provision of 
community amenities are provided in the Willoughby Community Plan. 

 



 

 

 

 

Southwest 
Gordon Estate 

Neighbourhood 
Plan  

 
 

8 

4.2.4 Multi-Family “A” 

The Multi-Family “A” designation includes both townhouses and low-rise 
apartment buildings with a maximum of 4 stories.  The maximum overall 
density shall not exceed 50 units per developable hectare (20 units/acre). 
Density shall be calculated based on developable land (i.e. excluding land 
below the top-of-bank of watercourses, but including road dedications or 
rights-of-way along with utility transmission line rights-of-way if developed 
and upgraded as a linear park system community amenity). 

In cases where a lot is split by the B.C. Gas right-of-way, the portion on the 
south side of the right-of–way, even though it is located out of the plan area, 
may be included for the purpose of density calculations where: 

·  less than 20% of the gross area of the lot is located south of the right-
of-way, and 

·  no new dwelling units are located on the portion south of the right-of-
way. 

4.2.5 Multi-family “B” 

The Multi-Family “B” designation includes both townhouses and low-rise 
apartment buildings with a maximum of 4 stories.  The maximum overall 
density shall not exceed 74 units per hectare (30 units/acre). Density shall be 
calculated based on developable land (i.e. excluding land below the top-of-
bank of watercourses, but including road dedications or rights-of-way along 
with utility transmission line rights-of-way if developed and upgraded as a 
linear park system community amenity). 

In cases where a lot is split by the B.C. Gas right-of-way, the portion on the 
south side of the right-of–way, even though it is located out of the plan area, 
may be included for the purpose of density calculations where: 

·  less than 20% of the gross area of the lot is located south of the right-
of-way, and 

·  no new dwelling units are located on the portion south of the right-of-
way. 

4.2.6 Mixed-use “A” 

4.2.7 Mixed-use “B” 

4137 
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The Mixed-Use “B” designation is intended to provide neighbourhood 
convenience retail, office, and residential uses either within the same building 
or within separate buildings on the same land parcel.  The form of housing 
shall be Multi-family “B”.   

Ground-floor commercial shall be provided along 203rd Street, in accordance 
with the following provisions: 

·  The gross floor area of any individual commercial unit may not exceed 
450 sq.m. (4,844 sq. ft.); 

·  The architectural character of buildings shall complement adjacent 
residential areas. 

The character of the Mixed-use “B” area shall be of a pedestrian-friendly 
village centre with special streetscape amenities such as wide sidewalks, 
distinct paving, abundant landscaping, benches, and special lighting.  
Examples of convenience retail and services that might be included in this 
designation include coffee stores, restaurants, hair salons, dry cleaner, 
speciality food stores, and other goods and services targeting local residents 
and workers from the adjacent business park. 

Notwithstanding the above, the maximum density may be increased where the 
development is providing special needs housing such as senior housing, rest 
homes, and congregate care.  The density increase shall be subject to the 
compatibility of the proposed development with adjacent residential uses, and 
the provision of additional public amenities. Building heights shall be limited 
to a maximum of four storeys.  Buildings shall not cover more than 50% of 
the site (where at least 75% of required parking is provided in the building or 
underground lot coverage may not exceed 75%). 

Table 1  Residential Density Summary 

Designation Maximum Density  
(Units per Hectare) 

Maximum Density  
(Units per Acre) 

Lot Size 

Residential 15 6 557.4 sq.m. (6,000 sq. 
ft.) average 

Residential Bonus 1 30 12 371.6 sq. m. (4,000 sq. 
ft.) minimum 

Residential Bonus 2 37 15 Not Applicable 

Multi-Family “A” 50 20 Not Applicable 

Multi-Family “B” 74 30 Not Applicable 

Mixed-Use “A” 50 20 Not Applicable 

Mixed-Use “B” 74 30 Not Applicable 
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4.2.8 Commercial 

The Commercial designation is intended to permit the development of a 
commercial node at the intersection of 200th Street and 72nd Avenue serving 
neighbourhood residents and motorists.  Possible retail uses include a gas 
station (on the northeast corner), corner convenience store, video store, 
restaurant, coffee store, and other goods and services targeting residents of 
adjacent neighbourhoods. 

Development in the commercial designation shall proceed in accordance with 
the following provisions: 

a) Street corner treatment shall conform to the provisions in section 4.7. 

b) No parking shall be built adjacent to 200th Street or 72nd Avenue.  All 
parking spaces shall be visually screened from the roads. 

c) Buildings shall be a maximum of 3 storeys; 

d) A 2 metre wide greenway shall be provided adjacent to 200 Street as a 
boulevard between the curb and the sidewalk to create an attractive 
streetscape.  In addition, a 3.5 metre corridor, including a 2.5 metre shared 
use (pedestrian and bicycle) concrete sidewalk shall be provided. 

4.2.9 Institutional 

Institutional uses, such as churches and private schools, will be considered 
based on their ability to complement adjacent residential uses. 

 

4.2.10 Density Averaging for Development Sites 
with Split Designations 

In instances where a development site has more than one designation under 
this Plan, the density permitted for each portion of the site may be averaged 
across the entire development site provided that the total number of units on 
the entire development site does not exceed the aggregate of the units 
permitted under each designation. 

4.3 Housing, Population, and Commercial 
Estimates 

The base densities allocated in this plan imply a total saturation population of 
6,575 people.  The saturation population can be expected to reach 8,780 
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people if an average density of 30 units per hectare (12 units per acre) is 
allocated to areas where a density bonus is available. 

Table 2 Projected Population at Saturation 

Housing Type Gross Area Households Population  

 Hectares Acres Percentage  

Residential 11.43 28.24 12 171 566 

Residential  
Bonus Density 1 

23.65 58.43 24 701 2314 

Residential  
Bonus Density 2 

19.94 49.27 20 598 1974 

Multi-Family A 21.12 52.18 22 1056 2851 

Multi-Family B 6.12 15.13 6 453 770 

Mixed-Use A 0.88 2.17 1 44 119 

Mixed-Use B 1.43 3.52 2 106 180 

Commercial 1.30 3.21 1   

Institutional 2.83 7.00 3   

Elementary School 5.90 14.58 6   

Neighbourhood Park 4.00 9.88 4   

Total:  97.72 241.47 100 3085 8655 

Note: Actual areas may vary in function of future size of neighbourhood parks and elementary schools. 
Total area excludes roads and public rights-of-way. 

Based on the projected population and existing nearby commercial uses, the 
commercial demand for the Commercial designation at the 200th Street/72nd 
Avenue intersection is estimated at 3,250sq.m. (35,000sq. Ft.) for retail and 
930sq. m. (10,000 sq. ft.) for office uses.  For the Mixed-Use “B” designation 
near the 203rd Street/66th Avenue intersection, commercial demand is 
estimated at 1,400sq.m. (15,000sq. ft.) for retail and at 460sq.m. (5,000sq.ft.) 
for office uses. 

4.4 Environmental Protection 

The Southwest Gordon Estate Plan reflects several key environmental 
considerations which are described in the following sections. 

4.4.1 Jeffries Brook 

It is proposed to re-establish Jeffries Brook as fish spawning habitat.  This will 
involve relocation of watercourses south of the plan area.  All plans must be 
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designed to achieve no net loss of existing productive capacity.  Areas to be 
protected shall include land from the centreline of the watercourse to the top-
of-bank, and additional lands to be determined between an applicant and the 
relevant agency, or in accordance with a memorandum of understanding 
between the Township of Langley and environmental agencies. The Ministry 
of Environment has provided correspondence concerning alignment and 
setback options along Jeffries Brook that is available for information.  It is 
proposed that a watershed management plan be prepared that, when approved, 
would replace the letter. 

Because Jeffries Brook obtains its water from ground seepage, development 
on land parcels between 72nd Avenue and 68th Avenue will be required to 
maintain a low surface imperviousness through compact buildings and site 
layout, alternative stormwater and road, and the preservation of existing 
vegetation.  Existing access roads crossing Jeffries Brook should be removed 
and existing culverts improved to improve fish accessibility. 

4.4.2 Woodlots and Established Vegetation 

The layout of new developments should preserve established vegetation, 
where feasible, especially when adjacent to dedicated greenways or 
preservation areas.  Existing vegetation shall be maintained along 200th Street, 
Jeffries Brook tributaries, and on the steeper slopes of the escarpment, in 
accordance with requirements of environmental agencies and the density 
bonus provisions. 

Where established vegetation is used to apply for a bonus density, preference 
shall be given to forested areas that correspond to the alignment of the 
dedicated greenways or to those whose size or location can help create 
continuous wildlife corridors. 

4.5 View Considerations 

To maximize access to good views and limit the visual impact of development 
along the escarpment, developments east of 203rd Street are encouraged to 
adopt a local road and site layout which conforms to the natural contour of the 
land.  Compact site layouts, such as clustered housing, are preferred.  Existing 
vegetation shall be maintained where feasible and complemented with 
generous new plantings of local species.  
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4.6 Heritage Values 

Measures which address the cultural landscape values of the Hudson's Bay 
farm land are treated, to a large extent, in Section 4.5 as are the treatment of 
established woodlots and perimeter vegetation, particularly along the 
escarpment. Design guidelines which address the colours and types of exterior 
materials employed on buildings and fencing which impact visually on the 
farm lands should be employed.   

The Lindquist House, site and ancilliary buildings appear to have the best 
opportunity to be preserved and integrated into a larger whole by either the 
private or the public sector provided a mutually advantageous method is 
agreed upon by both the applicant and the Township within the heritage 
conservation provisions of the “Municipal Act”.  The Zaharia House will 
present a greater challenge. However, it should not be dismissed out of hand 
and, at the very least, should be fully documented prior to undergoing 
significant change. 

4.7 Gateway 

A special neighbourhood landmark feature, visible from all directions along 
200th Street and 72nd Avenue, shall be provided on the southeast corner of the 
200th Street/72nd Avenue intersection, as indicated in the Land Use Concept. 
The design of the feature shall be presented to the Township for approval at 
the time of the development permit review, and shall be coordinated with a 
gateway feature on the west side of 200 Street. 

4.8 Safety and Security 

A good neighbourhood is also a safe and secure neighbourhood. Opportunities 
for ensuring the safety and security of residents include land use policy, and 
urban and landscape design considerations: 

n  By accommodating a range of residential densities, this plan encourages a 
diversity of population and housing types.  This in turn brings activity to 
neighbourhood streets at various times of the day, and encourages 
surveillance by residents. 

n  Opportunities for criminal activity should be reduced or eliminated 
through the implementation of accepted principles of “crime prevention 
through environmental design” (CPTED). 

n  Buildings should be designed with an outlook towards streets and 
greenways, rather than inward-looking or gated enclaves.  This enables 
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greater neighbourhood surveillance by providing more “eyes on the 
street.” 

n  Neighbourhood greenways should be well illuminated and designed to 
allow views through landscaped areas, and surveillance from adjacent 
housing units.  If a greenway is not located adjacent to a roadway, various 
opportunities for access to/egress from the greenway should be provided. 

n  To encourage active use at various times of the day, the neighbourhood 
park (community focal point) should include amenities for various age 
groups and activities (i.e., opportunities for passive and active recreation). 

n  The greenway system is intended to provide a safer, alternative route for 
bicycles – for both commuter cyclists who currently use 200 Street, and 
recreational cyclists who would use neighbourhood streets. 

n  The introduction of sidewalks and walkways will create a separation for 
pedestrians and automobiles throughout the neighbourhood. 

n  Enhanced pedestrian safety will be required at the neighbourhood gateway 
(72 Avenue and 200 Street intersection), adjacent to the neighbourhood 
park/elementary school, and other locations to be determined by the 
Township. 

5 Community Facilities 
The following sections review neighbourhood parks, greenways, and schools 
requirements in relation to the projected population for Southwest Gordon 
Estate. 

5.1 Parks 

Two neighbourhood parks are required in Southwest Gordon Estate.  Land for 
one neighbourhood park has already been acquired by the Township in the 
northern portion of Southwest Gordon Estate.  The general location of the 
second neighbourhood park is shown as a floating designation in the Land Use 
Concept. 

Parks should be centrally located on land with a slope of less than 10%.  To 
provide residents with adequate park space, smaller parks shall be 
implemented at key locations along the greenway system, as shown in the 
Land Use Concept. 
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5.2 Greenways 

The general location of municipal greenways is shown in the Land Use 
Concept.  Minor adjustments to trail alignments may be considered at the time 
of the development permit approval process.  Preference will be given to trail 
alignments that connect established forested patches and natural features or 
provide functional linkages to public amenities (elementary schools, 
neighbourhood parks, transit stops).   

Access to municipal greenways must be provided at an average of 300 metres 
of trail length.  Where no road is available for that purpose, secondary trails 
must be provided. Public access to all municipal greenways and secondary 
trails on private land must be protected by public access right-of-way 
agreements, to be registered on title prior to subdivision approval or at the 
time of issuance of a development permit. 

Municipal and secondary trails are to be constructed to Township standards.  
Where greenways follow road alignments, both rights-of-way, sidewalks, and 
landscaping requirements shall be combined. Views of the valley shall be 
preserved wherever practical.   The design and construction of the greenway 
sections along the gas pipeline right-of-way and Jeffries Brook will need to be 
co-ordinated with BC Gas and relevant environmental agencies. 

Driveways crossing greenways will be discouraged.  Where there is no choice, 
driveways shall be consolidated and minimized and intersections with 
greenways shall be designed for the safety of greenway users. 

Where greenways and municipal trails can not be provided through the 
density bonus mechanism, the Township will consider using provisions of 
Section 941(1) of the Municipal Act to provide land for these purposes. 

Widths of greenways are set out in the following table: 

Table 3 Greenway Standards 

Location Standard 

200 Street 15 m where density bonus is used - Figur es 1 and 2  

201 Street 15 m (6 m minimum) – Figures 3, 4 and 5 

Jeffries Brook 4.5 m with 3.0 m trail – Figure 6 

203 Street. 206 Street 66 Avenue 4.5 m - Figures 7 and 8 

Between 203 and 206 St. and 66 
and 68 Ave. and north of 68 Ave. 
between Jeffries Brook and 202B 
Street 

4.5 m adjacent to road similar to Figures 7 and 8; 
6.0 m if not adjacent to road - Figure 9 

B.C. Gas right-of way width of right-of-way with 4. 5 m trail – Figure 10 

 



 

 

 

 

Southwest 
Gordon Estate 

Neighbourhood 
Plan  

 
 

16 

 
Figure 1: 200 Street Greenway Plan View– 15m right-of-way 

(planted berms) 
 
 

 

 

Figure 2: 200 Street Greenway Section– 15m right-of-way 
(landscaped berm) 
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Figure 3: 201 Street Greenway Plan View - 15m right-of-way 

 

 

 

Figure 4: 201 Street Greenway Section - 15m right-of-way 

(taller berm for privacy) 
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Figure 5:201 Street Greenway Section - 6m right-of-way 

Figure 6: Jeffries Brook Greenway 
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Figure 7: Urban 
Greenway Plan 
View - 4.5m right-
of-way 

Figure 8: Urban Greenway 
Section - 4.5m right-of-way 
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Figure 10: BC Gas Right-of-Way with Multi-use Pathway 

Figure 9: Greenway not Adjacent to Road – 6m right-of-way 
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5.3 Schools 

Two new elementary school sites are required in the Southwest Gordon 
Estate.  Their preferred locations are shown as "floating" designations in the 
Land Use Concept.  The total projected increase in school enrolment is 1,347 
new elementary students and 713 new secondary students. 

School sites should be adjacent to neighbourhood parks, relatively flat (less 
than 10% slope) and easily accessed from all directions. 

6 Infrastructures and Services 

6.1 Transportation 

6.1.1 Roads  

Planned growth within the Southwest Gordon Estate area and surrounding 
communities will necessitate significant changes to the roadway network. The 
impacts of planned growth and the associated roadway network improvements 
are presented for the long-term development strategy (year 2021). The 
planned improvements to support growth external to the Southwest Gordon 
Estate area are examined separately to determine the relative impacts of the 
proposed land use plan. 

The study area for the road network analysis extends beyond the boundaries 
for the Neighbourhood Plan to 80th Avenue to the north, 64th Avenue to the 
south, 200th Street to the west, and 208th Street to the east. Within this area, 
200th Street and 64th Avenue are considered as regionally significant roadways 
and are designated as part of the Major Roadway Network (MRN). These 
corridors are planned and operated jointly by TransLink and the member 
municipalities of the Greater Vancouver Transportation Authority (GVTA). 
The arterial roadways within the study area include 208th Street and 72nd 
Avenue. 208th Street was recently extended north over the Trans Canada 
Highway, providing an enhanced connection between the north and south 
areas of the Township. 208th Street will be extended south to 64th Avenue, 
where it will connect with 204th Street. 204th Street provides a north-south 
connection between 64th Avenue and the Langley Bypass. Within the 
medium-term planning horizon, the Township has identified the provision of a 
new north-south arterial along the current 202B Street and 203rd Street 
corridors. These existing and planned roadway improvements are incorporated 
within the analysis. 
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Several intersection and corridor modifications will be required by the year 
2021 in order to accommodate the forecast background traffic without the 
planned growth within the Southwest Gordon Estate area. Some modifications 
will be required to accommodate additional traffic generated by the proposed 
development. Road widenings will be required along 64th Avenue, 72nd 
Avenue, 80th Avenue, 200th Street, and 208th Street. Signalization will likely 
be required at the following intersections: 

64th Avenue and 203rd Street; 

68th Avenue and 208th Street; 

72nd Avenue and 202nd Street; and 

80th Avenue and 202nd Street. 

Map 1 illustrates the proposed long-term roadway classifications, as well as 
the significant network modifications that will be required to accommodate 
forecast background traffic as well as site-related traffic.  

Developers are encouraged to co-ordinate their development proposals with 
adjacent property owners in order to achieve suitable road patterns. In the 
review of development permits for projects located on or adjacent to Jeffries 
Brook and the escarpment, favourable consideration shall be given to road 
layouts that preserve existing vegetation and conform to the natural contour of 
the land. 

6.1.2 Public Transit 

Transit service through the study area is currently limited to Route 501/590, 
which links the City of Langley to the Surrey Central Skytrain Station along 
200th Street. 

BC Transit has not indicated whether any changes to existing local transit 
services are planned to accommodate future development within Southwest 
Gordon Estate.  Comprehensive service route planning will begin when actual 
building densities and rates of development are determined. 

6.1.3 Pedestrian and Cycle Paths 

There are currently no pedestrian or cycling facilities in the study area. Future 
roadways and greenways are intended to provide for both recreational and 
functional needs, providing residents with non-vehicular access to services 
and key community facilities. 

Roads designated as primary pedestrian and bicycle corridors include the 
202B-203 arterial, 72nd Avenue, and 68th Avenue.  Wider sidewalks and curb 



 

 

 

 

Southwest 
Gordon Estate 

Neighbourhood 
Plan  

 
 

23 

lanes shall be implemented on these roads to accommodate pedestrians and 
cyclists safely.  Provisions for multi-use greenways are provided in section 5.2 
above. 

Connections to pedestrian and bicycle trails in adjacent neighbourhoods are 
planned at 204th Street, 208th Street, and at the intersections of 200th Street 
with 72nd Avenue and 68th Avenue.  Both crossings of 200th Street require re-
design and special features to increase pedestrian and cyclist safety. A 
pedestrian overpass is proposed at 200th Street and 68th Avenue to connect the 
pedestrian walkway along the B.C. Gas right-of-way. The overpass will be 
funded through a levy on adjacent neighbourhoods or a public private 
partnership. Connections are also to be made with the existing bus stop at 
200th Street and 70th Avenue, as well as with the neighbourhood park and 
elementary school sites. 

6.2 Water 

Water requirements for Southwest Gordon Estate are provided in “Southwest 
Gordon Estate Engineering Services Plan”. 

Water supply for the Southwest Gordon Estate is delivered from the Jericho 
Hill Reservoir, which is fed by a Greater Vancouver Regional District 
(GVRD) water transmission main.  This watermain has adequate capacity to 
supply water for the development of SW Gordon Estate. 

The present dividing line for the water pressure zones is approximately 68th 
Avenue. To support an increase in pressure demand south of 68th Avenue, an 
additional watermain will be required from the Jericho Hill Reservoir to the 
pressure-reducing valve at the intersection of 204th Street and 68th Avenue.  
Watermain upgrades will also required on 206th Street through the study area 
to eventually connect to a new dedicated watermain from the Jericho Hill 
Reservoir.   

To supply the necessary flows to Southwest Gordon Estate, both the Jericho 
Hill Reservoir and the Willoughby Pump Station will require upsizing.  This 
will be needed soon after the development is started to provide adequate fire 
protection flows.  The Jericho Reservoir is expected to be upgraded by the 
GVRD in coming years. 

The development of the Routley Neighbourhood, west of 200th Street, will 
bring additional demands on the water system in Southwest Gordon Estate.  
The watermain along 72nd Avenue will need to be sized to accommodate both 
the water needs of Southwest Gordon Estate and Routley. 
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6.3 Sanitary Sewer 

Sanitary sewer requirements for Southwest Gordon Estate are provided in 
“Southwest Gordon Estate Engineering Services Plan”. 

Southwest Gordon Estate is presently serviced by septic tanks.  It slopes to the 
south, providing potential gravity sanitary sewer flows to the existing trunk 
sewer on 64th Avenue.  Sanitary sewers from most of the neighbourhood will 
converge at the entry to a pressure siphon on 203 Street immediately north of 
the B.C. Gas right-of-way. The pressure siphon will discharge into the 203 
Street pump station force main, which discharges into the Nicomekl trunk 
sewer in the City of Langley.  The siphon will eliminate the requirement to 
replace the 203 Street pump station, which is nearing capacity, and will allow 
the pump station to service the Willowbrook area. In addition, upgrades of the 
trunk sewers connecting Southwest Gordon Estate to the Nicomekl trunk are 
required to service the south Willoughby area. 

The southeastern portion of the neighbourhood will flow into an existing 
gravity system at the eastern end of 64 Avenue.  The proposed sewer inflow 
from the Routley Neighbourhood, to be located at he intersection of 200th 
Street and 68th Avenue, will require extension of a gravity sewer from the 
proposed siphon. Future sewer extension within Southwest Gordon Estate 
shall consider the additional demands of the Routley neighbourhood and the 
impact of proposed developments on the existing sewer facilities. 

6.4 Storm Drainage 

Storm drainage requirements for Southwest Gordon Estate are provided in 
“Southwest Gordon Estate Engineering Services Plan”. 

Jeffries Brook, located in the western portion of the area, is the main focus of 
the natural drainage system which is to remain and be protected by a riparian 
corridor north of 68th Avenue.  In order to meet the environmental protection 
requirements for this watercourse, there is a need to provide sufficient base 
flows, while at the same time minimizing adverse effects which may be 
caused by the increased discharge of urban stormwater directly into the 
channel. 

Between 64th Avenue and 68th Avenue, Jeffries Brook is defined 
predominantly by a series of man-made channels before re-entering the 
natural channel south of 64th Avenue.  Over recent years, a storm trunk sewer 
on 203rd Street and the 203rd Street Detention Pond have been constructed to 
service future development within the upstream catchment, which extends 
over most of Southwest Gordon Estate. The future Mufford Detention Pond, 
planned at Mufford Crescent and 64th Avenue, will be required to service the 
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southeast portion of Southwest Gordon Estate. At present, the location for this 
facility has yet to be finalized, as the preferred location was recently turned 
down by the Land Reserve Commission. An interim storm detention facility 
may be considered pending resolution of the ultimate system, or alternatively, 
multiple detention pond sites may be required. 

The remainder of the Plan area, which lies north of 72nd Avenue, will continue 
to discharge to the 200th Street storm sewer system, consistent with current 
conditions. 

While the opportunity for alternative standards may exist within the local 
storm water collection system, a conventional stormwater sewer system 
remains the most practical and reliable approach for the Southwest Gordon 
area.  The primary factors which have cemented this decision are the low 
opportunities for infiltration, particularly during the winter months, the 
relatively high level of development densities, and the steep slopes of the Plan 
area.  The conditions do not provide a high degree of confidence for the long 
term performance of alternative standards.  As a result, proven urban drainage 
systems remain the most appropriate for this area.  The opportunity may exist 
to explore alternative approaches, but on a localized site specific basis. 

The majority of the storm sewer system shall be designed to convey the 1:5 
year design flows, in accordance with current Township standards.  However, 
due to the steep slopes and sudden grade transition at the base of the Plan area, 
it is recommended that the trunk north-south storm sewers be sized at the 
1:100 year level.  This includes the 201st Street, 202B Street and 203rd Street 
sewers.  Proposed sewer routing of the trunk system is shown on Map 4.  High 
capacity inlets will be required at the transition points where the 1:5 year 
system enters into the 1:100 year trunk sewer to maximize the opportunity for 
surface flows to enter the storm sewer system. 

6.4.1 Jeffries Brook 

In order to maintain base flow to the sensitive portion of Jeffries Brook north 
of 68th Avenue, the recommended stormwater management approach is to 
direct low flows directly to the Brook, while providing a diversion system 
which directs high flows to the trunk storm sewer system.  This approach 
provides Jeffries Brook with the necessary base flows, while redirecting 
higher flows which would result in degradation of the watercourse. 

It is a requirement of the Department of Fisheries and Oceans (DFO) that a 
fish accessible route be provided through the Jeffries Brook system south of 
68th Avenue.  As such, between 64th Avenue and 68th Avenue the proposed 
stormwater management strategy will see a number of the existing channels 
consolidated into a single channel constructed along the south boundary of the 
BC Gas Right-of-Way and the 203rd Street alignment.  This channel is to be 
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engineering to adequately convey major flows while also providing fisheries 
habitat features and riparian setbacks. 

The southern limits of the channel works required for Southwest Gordon 
Estate is 66th Avenue. The required works will tie into the existing channel 
and trunk storm sewer south of this point.  

6.4.2 Bio-Filtration Treatment Facilities 

In order to improve the quality of urban stormwater runoff and assist in 
buffering flow rates discharging into the sensitive portion of Jeffries Brook 
north of 68th Avenue, the provision of engineered bio-filtration facilities is 
recommended at four storm sewer discharge points, as shown on Map 4.  Such 
facilities should also be encouraged within each individual development, 
wherever possible. 

6.5 Hydro, Telephone, and Street Lighting 

As required under the subdivision and Development Control Bylaw, new 
hydro and telephone lines shall be underground.  To accomplish this in an 
organized and cost effective way it may be necessary for some areas of new 
development to install underground conduits and other power facilities while 
the power lines remain overhead.  When a sufficient extent on linked 
underground conduits exists, BC Hydro and Power Authority would proceed 
with the transfer from overhead to underground. 

Ornamental street lighting shall be provided on all streets by the developers. 

7 Financial Plan 
The essence of financing for the Southwest Gordon Estate Neighbourhood is: 

1. Services are paid for by the Development Cost Charge program. 

2. A significant increment of facilities and amenities are covered by the 
capital component from new taxes collected as the neighbourhood grows. 

3. “Front-end” financing, risk and funding to make up any shortfall in DCC’s 
or facility and amenity funding are derived through the proponents of 
development through an agreement which is a prior condition to initiation 
of development in the area. 



 

 

 

 

Southwest 
Gordon Estate 

Neighbourhood 
Plan  

 
 

27 

New neighbourhoods cost money.  In the Township of Langley, the 
development process pays for new infrastructure and taxpayers pay for 
maintenance and replacement of existing infrastructure.  New tax revenues 
from new areas also contribute to infrastructure and amenities.  As costs paid 
by developers are reflected in the price of housing, the cost of new 
development is ultimately borne by new homeowners.  New infrastructure is 
financed from two sources: 

·  The Township can “front-end” new infrastructure and recover the cost 
through Development Cost Charges or other mechanisms, or 

·  Developers can pay for new infrastructure directly and have all or part of 
the cost rebated through a reduction in Development Cost Charges or 
other relevant cost recovery mechanisms. 

Usually, a combination of both sources is involved in building the 
infrastructure for a new neighbourhood.  The investment is balanced so that 
the taxpayer is not subsidizing the developer and the developer is not 
subsidizing the existing taxpayer. 

Needs and impacts of this new neighbourhood have been assessed.  Sanitary 
sewer, drainage, road and path network, school and park requirements have 
been determined for the population likely to be in place when the 
neighbourhood is built. 

Integration of these components with the Township’s master plans is an on-
going process.  Broader Township master plans for infrastructure and amenity 
are under constant review, and provide a “self correcting mechanism” to 
accommodate changing conditions.  Similarly, memoranda of understanding 
between the Township and external agencies such as the Department of 
Fisheries and Oceans, and TransLink are in process. 

Master plans and interagency agreements adopted by Council will be 
integrated into the Official Community Plan.  Appending these master plans to 
the Official Community Plan will simplify the referral process and reduce the 
analysis required to ensure that new development pays its fair share. 

Until the appropriate master plans are adopted, each new development will 
demonstrate that it provides appropriate infrastructure, does not impose an 
undue burden on facilities and meets the requirements of outside agencies 
prior to approval. 

Development Cost Charges (DCC’s) are collected as development proceeds to 
fund capital works for road, water, sanitary sewer and storm drainage works 
required to open new neighbourhoods. Surpluses or shortfalls in Southwest 
Gordon Estate by 2017 are projected as follows: 
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Table 4  DCC Program – Southwest Gordon Estate – to 2017 

Utility Revenues Collected 
($Mill) 

DCC Costs 
Attributable ($Mill) 

Surplus (Shortfall) 
($Mill) 

Roads $22.0 $15.0 $7.0 

Storm Drainage $1.6 $3.7 -$2.1 

Storm Sewers $2.5 $2.6 -$0.1 

Water $3.9 $3.4 $0.5 

 

Higher shortfalls are anticipated in the first few years to initiate servicing 
projects that are required for development.  This requires “front-ending” by 
the proponents of development in the neighbourhood. 

A low level of development in the Township could pose a risk in that there 
may be insufficient revenue to meet financial commitments, such as the water 
contract with the Greater Vancouver Regional District.  However, as current 
DCC reserves are low, it is difficult for the Township make the initial 
payments for installing services in Willoughby to allow new development.  
This interim shortfall is accommodated by the agreement with the proponents. 

Park land acquisition is funded by DCC’s. Park DCC’s collected from 
development within Southwest Gordon Estate will fund the purchase of 2 
Neighbourhood Parks, a portion of a Community Park and Municipal Park. 
acreage.  The development costs of Southwest Gordon Estate portion of these 
sites is anticipated to be $5.2 million.  This neighbourhood’s share of 
community facilities (fire hall, recreation facilities) is estimated to cost $5.7 
million.  Both of these costs have been funded in the past through General 
Revenue or reserve funds (for example Walnut Grove), and could continue to 
be funded in the same manner. 

The principles that will be followed in funding projects in Southwest Gordon 
Estate are as follows: 

·  The Township will not contribute funds over and above what can be 
provided through DCC funds available for the area or incremental 
increases to the capital portion of general revenue which may be 
reasonably foreseen to be applicable to facilities and amenities 
required prior to build-out. 

·  The Township will not finance provision of services in the 
neighbourhood. 

·  The Township will not assume financial risk for providing services 
to the neighbourhood. 
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Any shortfall in cash flow to cover infrastructure expenses or provide works 
or facilities for the neighbourhood will be required to be provided by the 
proponents of development as documented in an agreement as a precondition 
of zoning. 

The instruments relating to cost recovery, such as development cost recovery 
and taxation, will be refined from time to time.  Any changes to these 
instruments should continue to reflect the principles set out here. 

8 Implementation 

8.1 Development Prerequisites 

Development in the Southwest Gordon Estate neighbourhood will require full 
urban services, including roads built to urban standards and water, sanitary 
sewer and storm drainage facilities.  It is also anticipated that development 
will require two elementary schools and two neighbourhood parks within the 
plan area.  Other facilities outside the plan area will also be required, 
including secondary school, community park, recreation centre and indoor 
facilities, a library, fire stations and a community police office.  The 
Township will consider the provision of facilities outside the neighbourhood 
plan area when reviewing development applications. 

8.1.1 General Prerequisites 

The following general prerequisites must be satisfied prior to Council’s 
consideration of rezoning bylaw adoption: 

a) an elementary school site must be secured in a location acceptable to the 
School District, that is capable of accommodating the elementary school 
population that would be generated by that development and other 
development in the area approved by Council; 

b) a neighbourhood park site acceptable to the Township adjacent to the 
elementary school site must be secured by the Township; 

c) if development is proposed that exceeds the capacity of the elementary 
school (as determined by the School District based on cumulative 
development approvals in the neighbourhood plan area), new development 
will be considered premature, and would proceed only when a new 
elementary school /neighbourhood park site is secured; and 

d) major roads and utility services must be available to accommodate 
proposed development. 



 

 

 

 

Southwest 
Gordon Estate 

Neighbourhood 
Plan  

 
 

30 

 

Where development appears to pre-empt securing of an elementary school or 
neighbourhood park site, securing of these sites must be resolved prior to 
approval of the development. 

8.1.2 Specific Prerequisites 

Each new development in Southwest Gordon Estate will enter into and secure 
a servicing agreement with the Township as a condition of final approval 
consideration.  The servicing agreement will comply with servicing provisions 
of this neighbourhood plan together with existing servicing standards as set 
out in the Township’s Subdivision and Servicing Bylaw all in accordance with 
good engineering practice. 

Services required as a condition of final consideration will extend beyond the 
neighbourhood if adequate supply or capacity is not available within the 
neighbourhood or when necessary to mitigate impact on the Township’s 
infrastructure. 

Except as agreed with the Director of Planning and Development, extensions 
and over-sizing to accommodate connections to adequate supplies or 
capacities or other development on lands outside those subject to the 
development application will be provided by the developer.  Rebates or 
mechanisms to recover over-sizing costs must comply with policies approved 
by Council (such as Development Cost Charges) or (as in the case of 
Latecomer agreements) be approved individually by Council. 

A number of specific issues must be resolved prior to development, including 
dedication of road widenings for parcels abutting arterial or collector roads, 
transferring designated municipal trails to the Township, providing security 
for trail construction to municipal standards, paying the school charge 
provided in the Municipal Act and outlined in the Agreement between the 
Township and the Langley School, paying administration levies and 
registering covenants acceptable to the Ministry of Environment where 
necessary. 

8.2 Staging 

Under the current Livable Region Strategic Plan and Regional Context 
Statement, the Township has agreed to not exceed a population of 165,000 by 
2021.  Growth rate is measured every five years by Federal Census.  The 
township’s population at the last census (1996) was 80,180 which represented 
26,645 households.  Subsequently, growth has occurred as follows: 
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Table 5  Township Population Growth 

Year Pop. (est.) Hslds. (est>) Growth 
Rate 

(est.) 

Pop. (3% 
growth) 

Hslds. (3% 
growth) 

Difference 

1996 80180 26645  80180 26645 0 

1997 82692 27453 3% 82596 27421 +32 

1998 84938 28199 2.6% 85086 28248 -49 

1999 85852 28502 1% 87651 29100 -598 

2000 88440 29362 1.9% 90293 29977 -615 

 

If Langley reaches a population of 165,000 by 2021, growth can occur at a 
steady annual rate of 2.9%.  From 1997 to 2000, growth occurred at lower 
rates.  Based on the assumption that some of the growth that did not occur 
during this period will be made up by 2006, it is estimated that about 4,655 
new dwelling units will be constructed in the Township by 2006. The 
proportion of the total growth expected to occur in Willoughby is assumed to 
decrease from 75% to 60% from 2001 to 2005, and then 55% from 2006 on, 
to allow for development in other areas of the Township, including 
Brookswood/Fernridge. This would result in about 3,175 new units in 
Willoughby by 2006. 

 

Growth in Southwest Gordon Estate is estimated to be one-third of the growth 
in Willoughby, or 1,130 new units, by 2006.  This figure is not meant as a 
target or a limit, but serves as an estimation of growth for planning purposes.  
The exact number will be dependent on market conditions, growth in other 
neighbourhoods and communities within the Township and housing types.  
Relatively higher growth in the senior housing category could be absorbed 
without a negative effect on schools.  If the bulk of growth is in full size (6000 
sq. ft.) residential lots, then lower numbers may tax the schools. Growth in the 
Township will be reviewed every five years based on census information.  
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