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TOWNSHIP OF LANGLEY

BROOKSWOOD/FERNRIDGE COMMUNITY PLAN

INTRODUCTION

This Plan details the Township's policies for the development of Brookswood/Fernridge. The
Brookswood/Fernridge Community Plan conforms to the goals and objectives of the Langley
Official Community Plan and provides more detailed land use policies.

THE CONCEPT PLAN

REGIONAL CONTENT

Brookswood/Fernridge is seen, in the long term, as a community of 35,000 people functioning
as a southern satellite of the Langley Regional Town (Langley City and adjacent Township
commercial and industrial areas). The Langley Regional Town because of its substantial
head-start in overall development and with its ultimate hinterland population will be the major
commercial and service area.

LAND USE CONCEPT

The land use concept for the Brookswood/Fernridge area is shown on the Plan Map. The
ultimate population forecast for the area is approximately 35,000 people with 30,000 living in
single family areas, 3,000 living in townhouses or mobile homes and 2,000 in apartments.
The land use concept provides for a range of housing types, a commercial core to support the
needs of the proposed population, limited service commercial lands, institutional, recreational
and conservation areas. The neighbourhood areas are centered on elementary school/park
areas and will encourage interrelation of conservation areas, walkways and road design to
provide safe, attractive and identifiable neighbourhoods.

COMMERCIAL

COMMERCIAL CORE

The Brookswood/Fernridge commercial core is planned for the 200th Street and 32nd Avenue
area. The objective is to provide a focal point for the community which will provide for retail
commercial, personal services and offices. Automobile oriented services should not be
located within the area identified as the Town Centre.

NEIGHBOURHOOD COMMERCIAL

The provision of convenient neighbourhood shopping facilities for common daily requirements
is an objective of the community plan. The Brookswood commercial area at 40th Avenue and
200th Street, an expanded Fernridge commercial area at 24th Avenue and 200th Street and
the 42nd Avenue and 208th Street commercial area will function as neighbourhood
commercial areas.
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Brookswood Fernridge Community Plan

LOCAL CONVENIENCE

The plan provides for local convenience stores close to residences is an objective of the plan.
Land use conflict between convenience stores and residences is of concern. The
convenience store locations are not identified but in order to reduce potential conflicts the
following criteria shall apply when considering rezoning applications:

1. The site should abut a collector or arterial road;

2. The stores should be spaced approximately 0.8 km from each other;

3. The floor area should not exceed a gross floor area of 450 m? ; and,

4, The site should be suitable for commercial use and be compatible with surrounding
land uses.

SERVICE COMMERCIAL

The objective within the Brookswood/Fernridge area is to provide a limited area to
accommodate the service commercial requirements of the projected population. The service
commercial area will be used for the sale of building supplies, motor vehicles, boats,
automotive parts and accessories, trailers, mobile homes, farm equipment, warehousing and
other uses not incompatible with service commercial uses. The land designated service
commercial is lower than the residential area to the north and this helps to physically separate
the land uses. The proposed community park, conservation area and 24th Avenue will also
provide a separation between service commercial and residential uses. Service commercial
development will also be required to landscape front and exterior side yards and areas that
abut residential uses.

DEVELOPMENT PERMIT AREA A, TOWN CENTRE
DESIGNATED UNDER SECTION 945(4)(e) OF THE MUNICIPAL ACT

The Town Centre is that part of the commercial core on the north east corner of 200th Street
and 32nd Avenue. The Township will require a detailed plan to be prepared of the Town
Centre before development within the Town Centre occurs.

The Town Centre is designated a Development Permit Area under Section 945 (4) (e) of the
Municipal Act with the objective of creating a compact, viable and pedestrian oriented
"downtown" area. The Development Permit Area Map 7 delineates the Town Centre
Development Permit Area.

The commercial core area is designed to serve the office, retail and personal service needs of
the Brookswood/Fernridge area. To support the commercial core major community facilities
such as a civic centre should be located adjacent to and integrated with the commercial core.

The development guidelines within the Town Centre are:

1) Buildings will be required to be sited with the front of the building oriented towards, not
close to the street. The desire is to co-ordinate development to create a downtown
commercial area. Integration of buildings will be a prime consideration;

2) Individual access onto 200th Street will be limited.

3) Consideration should be given to the provision of a covered walkway along the

building frontage. Continuous weather protected walkways shall be encouraged
between public streets, buildings and parking areas.



Bylaw 2475
Page 3

2.3.6

4)

5)

6)

7

8)

Brookswood Fernridge Community Plan

Signs should be applied to buildings so that they appear as part of the building
design.

Building elevations which are visible from adjoining or nearby streets or pedestrian
ways should be treated as a "front" elevation. These elevation treatments do not
have to be extensive as the building's "true" front, but can be improved by painting,
architectural details, screening and landscaping.

The use of "untreated" concrete or the use of "unfinished" metal/aluminum as a final
building finish shall not be permitted. Building materials and building massing shall
support the creation of a pedestrian oriented and attractive environment. Pitched
roofs shall be encouraged.

Landscaping of the site shall be required to enhance the appearance of the
building(s), and screen the parking and loading areas from residential uses, other
uses and adjacent roadways. The landscaping plans are to be submitted as part of
the Development Permit application.

Notwithstanding the above, a Development Plan prepared for the Town Centre and
adopted by Council will take precedence over the above guidelines.

DEVELOPMENT PERMIT AREA B, COMMERCIAL AND SERVICE COMMERCIAL

DESIGNATED UNDER SECTION 945(4)(e) OF THE MUNICIPAL ACT

The Development Permit Area B lands are designated commercial or service commercial by
the Community Plan Map |. The objective is to permit commercial uses but also ensure that
the character of development, siting and landscaping is co-ordinated, attractive and reduces
residential and commercial land use conflicts.

The development guidelines within Area B are:

1)

2)

3)

4)

Landscaping of the site shall be required to enhance the appearance of the
commercial building(s), and screen the parking and loading areas from residential
uses, other commercial uses and adjacent roadways. The landscaping plans are to
be submitted as part of the Development Permit application.

Buildings should be designed and sited so that their mass does not restrict sun
penetration to roadways, sidewalks and adjacent land uses. Pitched roofs shall be
encouraged.

Building elevations which are visible from streets, pedestrian walkways or adjacent
land uses shall be improved by painting, architectural details or screening in order to
avoid unsightly "rear" elevations.

Building siting shall be required to consider adjacent development and provide for
pedestrian and traffic movement to surrounding land uses.
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Brookswood Fernridge Community Plan

RESIDENTIAL OBJECTIVES AND POLICIES

RESIDENTIAL OBJECTIVES

The objective is to provide the opportunity for the development of an attractive, safe and
desirable living environment.

SINGLE FAMILY

The majority of the plan area is designated as "Residential Single Family" on the Community
Plan map. The developed single family area of Brookswood will remain the same with a
minimum lot size of 930 m? . The developed area of "Brookswood" is defined as that area
north of 33A Avenue, west of 200 Street and north of 36 Avenue, west of 208 Street. This
"Brookswood" area contains approximately 400 hectares (ha) of single family residential land
and had a 1981 population of 7,700. There is approximately 14 ha of undeveloped single
family land in "Brookswood" which could be developed and would add approximately 300
people to the existing population. Total projected population is 8,000. Sidewalks, curb and
gutter, community storm drainage, street lighting and underground wiring shall be required of
all future subdivisions in this area.

The remainder of the single family area will be required to develop to full urban services as
defined by the Township Subdivision and Development Control Bylaw. The lot sizes may be
determined by a neighbourhood plan prepared, but the minimum lot size shall be 650 m?.

Areas designated as Residential Single Family shall be developed as single family and shall
have minimum parcel sizes as stated.

SUBURBAN RESIDENTIAL

The area designated “Suburban Residential” on the Community Plan map is intended to
accommodate larger lot country residential housing and to provide a low density buffer to
adjacent agricultural activities and park uses. The minimum lot size for the Suburban
Residential designation shall be 3,716 m?, subject to submission of technical reports as
described in Section 3.3. Agricultural activities are not permitted in the Suburban Residential
designation.

RESIDENTIAL MULTI-FAMILY ONE

Areas designated as "Residential Multi-Family One " on the Plan Map shall be developed as
townhouse or apartment development and have a maximum permitted density of 44 dwellings
per hectare.

RESIDENTIAL MULTI-FAMILY TWO

Areas designated as "Residential Multi-Family Two" shall be developed as apartments or
townhouses and shall have a maximum permitted density of 74 dwellings per hectare.

MOBILE HOME PARK

Areas designated as "Mobile Home Park" shall be for off-site manufactured homes and shall
have a maximum permitted density of 20 units per hectare.
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Brookswood Fernridge Community Plan

GENERAL POLICIES

a) To maximize safety and maintain good traffic movement residential access and new
road intersections on arterial roads shall be kept to a minimum.

b) Where residential uses are adjacent to industrial areas, or arterial roads,
development shall be designed and screened to minimize noise and visual impact.
All single family lots created which abut industrial, commercial or agricultural land or
an arterial or collector road shall have increased depth.

C) All multi-family and single family development south of 36th Avenue and the area east
of 208th Street shall be required to be serviced by community water, community
sanitary sewer, community drainage, curb and gutter, street lighting, sidewalks and
underground wiring (Hydro, Cable, and B.C. Telephone)

DEVELOPMENT PERMIT AREA C, MULTI-FAMILY
DESIGNATED UNDER SECTION 945(4)(e) OF THE MUNICIPAL ACT

The Development Permit Area C lands are designated Multi-Family One and Multi-Family
Two. The objective will be to permit low rise multi-family residential development that has
excellent access to commercial facilities, establishes adequate building setbacks from
adjacent residential lands to act as a transition zone between commercial and single family
residential lands, considers the safety of residents and provides for an identifiable
neighbourhood.

1) Individual access onto 200th Street shall be limited.

2) Landscaping of the site shall be required to screen the residential building(s), parking
and loading areas from single family residential uses, commercial uses and adjacent
highways. The landscaping plans are to be submitted as part of the Development
Permit application.

3) The building massing should be low rise to reflect the low profile and low density
character projected for Brookswood/Fernridge. Buildings should be designed and
sited so that their mass does not restrict sun penetration to roadways, sidewalks and
adjacent land uses. Pitched roofs shall be encouraged.

4) Walkways shall be developed between groups of buildings, recreational facilities and
public pedestrian walkways/sidewalks and to provide a link with commercial facilities.
For security, residential walkways should be lighted and allow overview from adjacent
dwellings.

INSTITUTIONAL

Institutional uses include educational and public community facilities. Schematic locations for
public elementary and secondary schools are identified on the Plan Map. Elementary schools
are located within and assist in defining residential neighbourhoods. The objective is to have
each elementary school accommodate a maximum student population of 450 on
approximately 2.8 ha of land. To maximize the use of facilities and the use of land,
elementary school and neighbourhood park facilities should be developed adjacent to each
other. The Plan Map identifies ten elementary school sites, 4 existing and 6 proposed. Two
elementary schools within the City of Langley also serve part of the Brookswood area.

The Plan Map identifies the need for three secondary schools to serve the projected
population. The secondary schools are located adjacent to community parks and will assist in
defining community areas.
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Brookswood Fernridge Community Plan

Churches and private schools require individual review. Where the church or school is
intended to serve a neighbourhood, it may be located in a residential area. However, to
reduce potential land use conflicts the facility should be located on a collector road. Buffering
from adjacent residential use must be incorporated into site plans. Those facilities intended to
serve more than the neighbourhood should be located in designated commercial areas.

Government services or offices should locate within or close to the commercial core at 200th
Street and 32nd Avenue.

The school and park sites shown on Plan Map | are schematic and the actual location will be
determined at a later date by a detailed service area (neighbourhood) plan approved by
Council.

Development and objectives and guidelines require that:

i. Development be designed to be integrated and compatible with adjacent development
in respect to building height, siting of buildings, exterior finish and design, landscaping
and design of parking areas. Buildings in areas adjacent to residential development
should be low profile to reduce visual impacts on nearby homes.

ii. Building materials, design and massing shall support the creation of an attractive
environment. The use of “untreated” concrete or “unfinished” metal or aluminum as a
final building finish shall not be permitted. Building elevations that are visible from
adjacent roads or walkways should be improved by painting, architectural details,
landscaping or screening.

iii. Landscaping of the site shall be required to enhance the appearance of the
development. Parking, loading, maintenance and storage areas and garbage
receptacles are to be screened from adjacent roads and residential developments.
A landscape plan shall be submitted as part of a development permit application

PARKS AND CONSERVATION AREAS

The objective is to provide park land and facilities for the educational, social and recreational
enjoyment of the community.

COMMUNITY PASSIVE PARK S

Community passive parks are intended to provide areas of open space for the community to
relax and to enjoy an outing and to pursue passive recreational activities. Community passive
parks will also provide a high aesthetic value to the developing area.

COMMUNITY ATHLETIC PARK S

Community athletic parks are intended to serve an area equivalent to the catchment area of a
secondary school and provide extensive activity area and special recreational facilities.

To encourage sharing of facilities and to create a community recreational, social and
educational focal point community athletic parks and secondary schools should be developed
adjacent to each other.

NEIGHBOURHOOD PARK S

Neighbourhood parks are intended to serve an area equivalent to the catchment area of an
elementary school and to provide for the active athletic and recreational requirements of the
neighbourhood.
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To encourage sharing of facilities and to create a neighbourhood recreation and social
neighbourhood focal point elementary schools and neighbourhood parks should be developed
adjacent to each other.

(deleted by
#4485 27.03.06)
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TABLE I: SUMMARY OF DEVELOPMENT CONCEPT

Density Dwelling Area

Land Use Persons/ha Units Ha (Ac) Population
Single Family (Remainder) 37 6,820 576 (1423) 21,312
Single Family(Brookswood) 20 2,556 400 (988) 8,000
Suburban Residential 7 40 16 (40) 112
Multi-Family One 70-116 450 16 ( 40) 1,415
Multi-Family Two 185 632 11 ( 27) 1,980
Mobile Home Park 60 575 36 ( 89) 2,145
Commercial

32nd and 200th Street 13 ( 32)

Remainder 15 ( 37)
Institutional

Secondary School 15 ( 37)

Elementary School 28 ( 69)

Recreation Centre 6 ( 15)

Cemetery 5( 12)

Other 2( 5
Service Commercial 16 ( 40)
Parks and Open Space

Community Park Active 33( 82)

Community Park Passive 26 ( 64)

Neighbourhood Park 30 ( 74)
Conservation/Walkways 107 ( 264)

TOTAL 11,213 1345 (3324) 34,964
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SERVICING

Servicing information is provided in schematic form for public information. The utility services
may change when detailed designs are completed.

TRANSPORTATION

The major transportation objective is to provide an integrated system for the movement of
vehicles, pedestrians, cyclists and the handicapped. Other transportation objectives are to
minimize the number and extent of new roads in the growth areas and to limit through traffic in
residential areas.

ARTERIAL ROADWAYS

Arterial, collector and local collector roads are shown on the Plan Map and the Major Street
Map.

Arterial roads provide through traffic movement between municipalities and within municipal
areas.

The primary function of an arterial road is to facilitate the flow of traffic and, accordingly, the
road is generally developed to a high standard. Multiple lanes, bus bays, turning lanes and
traffic islands are characteristic of this road class. Ideally, arterial streets should have no
direct access to adjacent development. Access to arterial roads should be achieved by
collector roadways. To accommodate these features a 24 m right-of-way is recommended.

Table 2 provides the recommended right of way widths for arterial and collector roads.
Arterial and collector roads that go through the developed area of Brookswood may retain the
existing road right-of-way with widening required only at intersections.
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TABLE 2: ARTERIAL AND COLLECTOR ROADS

EXISTING PROPOSED
RIGHT-OF-WAY RIGHT-OF-WAY PROPOSED
ROAD CLASSIFICATION WIDTH WIDTH LANES
(m) (m)
200th Street Arterial 20 30 4t06
208th Street Arterial 20 24 4
210th Street (1) Arterial 20 24 4
16th Avenue Arterial 20 24 4
24th Avenue Arterial 20 24 4
32nd Avenue Arterial 20 24 4
36th Avenue Arterial 20 24 4
40th Avenue (2) Arterial 20 24 4
196th Street Collector 20 22 2
204th Street Collector 20 22 2
28th Avenue Collector 20 22 2
40th Avenue (3) Collector 20 22 2to 4
NOTE: (1) 210th Street from 36th Avenue to

40th Avenue only

(2) 40th Avenue from 210th Street to
216th Street

(3) 40th Avenue from 200th Street to
210th Street

STANDARDS
REQUIRED ONLY AT MAJOR INTERSECTIONS

TYPE OF ROAD WIDTH OF PAVEMENT
RIGHT-OF-WAY (m) WIDTH (m)

Arterial 24 - 30 14

Collector 22 11.0/12.2

Local Collector 20 8.6/11.0

cul-de-sac 18 8.6
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COLLECTOR ROADWAYS

Collector roads carry traffic between arterial and local streets. Collector roads provide both
traffic service and land access. Collector roads generally have two lanes in each direction
and may have parking restricted to off-peak hours.

The arterial and collector road system is shown on the Plan Map and Major Street Plan Map.
OTHER

Sidewalks with access for the handicapped will be provided on both sides of all arterial,
collector and local collector roads and on at least one side of local roads. Cul-de-sac roads
may not have sidewalks. 204th Street should become a main cycle collector for
Brookswood/Fernridge and should provide a link to the Campbell Valley Regional Park and
Langley City cycle systems. All collector roads shall have an extra wide curb lane to
accommodate cycle traffic.

WATER

Urban development of Brookswood/Fernridge is contingent on securing a sufficient supply of
water to meet projected demands and fire protection. Presently six wells in the Brookswood
area serve an estimated population of 8,000.

A groundwater analysis of Brookswood/Fernridge was completed in 1985. Locally there
would appear to be sufficient groundwater reserves to service Brookswood/Fernridge. It is
estimated well yields of 30 to 40 L/SEC are feasible; necessitating approximately 26 wells to
meet projected peak day demands. The problems operating 26 wells, the reliability of
groundwater and the water requirements of the other Township developing areas dictate
consideration of a regional source of water.

A phased urban development program may be permitted on groundwater sources subject to
the development being connected to a community sanitary sewage system. The
recommended water distribution system is shown on Map No. 3.

SANITARY SEWAGE

Further development utilizing septic disposal systems is not recommended for the following
reasons:

1. Septic disposal systems in large numbers present the possibility of aquifer
contamination.

2. Abandonment of the aquifer to support septic disposal is not foreseeable in the
immediate future due to the high cost of connecting to the Greater Vancouver Water
District.

3. The cost of servicing lands in the Brookswood and Fernridge areas, which cannot

support septic systems, would be prohibitive if not preceded by an orderly and
progressive establishment of trunk sewers through Brookswood.

4. Residential developments with septic disposal systems near free-standing bodies of
water (i.e. flooded gravel pits) may create algae blooms and subsequent odor
problems in the nearby waters.

5. If septic disposal systems were retained and water imported from an outside source,
the resulting increased recharge to the aquifer would raise the water table in many
areas with resultant flooding and failure of drainage fields.
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Brookswood Fernridge Community Plan

6. The range and density of residential and commercial development that could develop
in the Brookswood/Fernridge area would be restricted.

Development north of 33A Avenue, west of 200th Street, and north of 36 Avenue and west of
208 Street may continue to be serviced by septic disposal systems.

In the area designated Suburban Residential (along both sides of 204A Street [between 20
Avenue and 24 Avenue] and the north side of 20 Avenue [between 204A Street and 206
Street]), new developments with lot sizes less than 8,094 m? but not less than 3716 m? may
be approved, if technical reports indicate that the quality and quantity of ground water or
surface water resources within 1 kilometre radius will not be adversely affected by the
proposed development. Development proposals with innovative wastewater treatment
(including re-circulating sand filters on septic tanks) or water conservation approaches may be
given special consideration for approval. Projects that are implementing new technology
should be encouraged but contingency plans should also be provided

The remainder of the community plan area shall be connected to a community sanitary
sewage system. The community sanitary sewage system is identified by Map No. 4.

Notwithstanding, the Community Plan policies when institutional development and local
convenience stores are required to serve the existing population and a community sanitary
sewage system is not available at that time, development may be considered based on the
use of septic disposal. Also residential development at a density equal to or less than 3.0
dwelling units per hectare may continue to develop on septic disposal systems.

STORM WATER

The Brookswood/Fernridge area is within three drainage catchment basins. They are the
Anderson Creek and Murray Creek catchment basins which flow into the Nicomekl River and
the Campbell River watersheds.

The existing storm drainage system for Brookswood/Fernridge consists of open ditches,
natural watercourses, gravel infiltration and a small amount of storm sewers.

A master drainage plan for the Brookswood/Fernridge area is shown on Map No. 5. Major
catchment areas are shown subdivided into smaller drainage basins. Each basin contains a
sewer system which directs water into the street draining the catchment area. Detention
ponds are also shown. Only trunk sewers have been shown. Lateral sewers connecting
development to the trunk sewers will be the responsibility of the developer.

The general design criteria for development of the master drainage plan were:

- Drainage systems would be designed for 5 and 100 year storm events.

- The 100 year system would consist of designated overland flow routes to minimize
property damage.

- The five year system would convey flows to the respective streams by conventional
methods, combining use of ditches, culverts, pipes and detention ponds.

- Major road crossings would be sized for 100 year storm events.

- The five year system would be designed to produce no increase in predevelopment
stream flow.

- Rainfall patterns, rainfall data, runoff coefficients, would be the same as those used for
the Anderson creek drainage study.

- The upstream watersheds of Murray Creek and Campbell River would remain
essentially unchanged outside of the Plan area boundaries.

IMPLEMENTATION
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The Plan Map, objectives and policies of this Plan will provide direction for the development of
the Brookswood/Fernridge area. The adoption of this Plan does not commit or authorize the
Township to undertake any projects or services outlined in the Plan.

In order to provide direction to the servicing and development of Brookswood/Fernridge the
Township has developed a phasing strategy. The phasing strategy is shown on Map No. 6
and is based on the following:

1. Initial phasing of services and zoning of land will be directed to those areas which can
connect to existing trunk lines with the least cost.

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 developed and
supply of serviced development areas diminish.

The projected population growth for the Brookswood/Fernridge area is given in Table 3. The
initial phases of development are close to major commercial and recreational services and
should be attractive to development.

In order for development of any service area to proceed, the Township will adopt a capital
works program and capital cost recovery program. The Township will also prepare a detailed
service area (neighbourhood) plan to be adopted by Council resolution before development is
permitted.

Developments that wish to proceed in advance of the Township's servicing programs may be
considered based on the development of required services and contribution to the capital
costs of all off site services.
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TABLE 3: SERVICE AREA POPULATION

POPULATION TOTAL
Brookswood
Service Area A-B-C-D 7700
Infill 300 8000

Service Area 1 1600 9600
2 1575 11175
3 2280 13455
4 5855 19310
5 3595 22905
6 880 23785
7 810 24595
8 1005 25600
9 1740 27340

10 1875 29215

11 2080 31295

12 1680 32975

13 2480 35455
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BROOKSWOOD/FERNRIDGE - DEVELOPMENT PERMIT AREAS - MAP 7
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