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THE CORPORATION OF THE TOWNSHIP OF LANGLEY
LANGLEY OFFICIAL COMMUNITY PLAN 1979 BYLAW NO. 1842
AMENDMENT (WILLOWBROOK COMMUNITY PLAN)
BYLAW 1991 NO. 3008
A Bylaw to amend Langley Official Community Plan By-law 1979 No. 1842

WHEREAS the Municipal Council of the Corporation of the Township of Langley deems it
necessary and desirable to amend the Langley Official Community Plan By-law 1979 No. 1842 to
provide revised land use policies for the Willowbrook area;

AND WHEREAS the Municipal Council has prepared a revised Willowbrook Community Plan;

NOW THEREFORE, the Municipal Council of the Corporation of the Township of Langley, In
Open Meeting, ENACTS AS FOLLOWS:

1. This bylaw may be cited as the "Langley Official Community Plan Bylaw 1979 No. 1842"
Amendment (Willowbrook Community Plan) Bylaw 1991 No. 3008".

2. The "Langley Official Community Plan Bylaw 1979 No. 1842 is hereby amended by:

a) adding Schedule "A" to this Bylaw as a Schedule to the Langley Official
Community Plan.

b) repealing the following bylaws:

0] Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Browse) Bylaw 1988 No. 2602,

(i) Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Homestar) Bylaw 1988 No. 2624,

(i) Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Tatton) Bylaw 1988 No. 2678,

(iv) Langley Official Community Plan 1979 Bylaw No. 1842 Amendment (Noran
West) Bylaw 1989 No. 2682,

(V) Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Landbank) Bylaw 1990 No. 2816,



Bylaw 3008 - Willowbrook
Page 2...

(vi) Langley Official Community Plan 1979 Bylaw No. 1842 Amendment

(Shato) Bylaw 1990 No. 2875,

(vii)  Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Drysdale) Bylaw 1990 No. 2936, and

(viii)  Langley Official Community Plan 1979 Bylaw No. 1842 Amendment
(Langley Crossing) Bylaw 1990 No. 2973.

READ A FIRST TIME the 22nd day of
READ A SECOND TIME the 22nd day of
PUBLIC HEARING held the 18th day of

READ A THIRD TIME the 7th day of

RECONSIDERED AND ADOPTED the 7th day of

"JOHN H. BEALES" MAYOR_ "ROD EDWARDS"

April
April
June

October

October

Certified A True Copy:

Municipal Clerk

, 1991.

, 1991.

, 1991.

, 1991.

, 1991.

CLERK
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WILLOWBROOK COMMUNITY PLAN

PART 1 - BACKGROUND

Introduction

This community plan provides a statement of the Township of Langley's policies for the
development of the Willowbrook area as shown on Map 1. The plan covers the area
immediately north of the City of Langley and east of the District of Surrey and includes all
the land that can be served by a gravity sewer system to the Greater Vancouver
Sewerage and Drainage District pumping station located at 62nd Avenue and 203rd
Street.

The plan encompasses approximately 615 ha (1,520 acres) including the Willowbrook
Mall and adjacent commercial development, the Mufford Industrial area, the Langley
Meadows subdivision and multi family development along 64th Avenue. The remainder of
the area consists mainly of rural residential development, with many lots about one acre
in size.

The Willowbrook area is designated as Urban Growth and Industrial Growth in the
Township Official Community Plan. The Willowbrook Community Plan provides more
detailed policies to guide the development of this area.

Land to the east of the plan area is in the Agricultural Land Reserve and designated Rural
Residential/Agricultural in the Township Official Community Plan. Land to the north is
designated as urban growth, but no detailed community plan for this area has been
completed.

The Official Community Plan for the City of Langley designates land adjacent to
Willowbrook in the area of 200 Street and Langley Bypass intersection westward as
Peripheral Commercial and Arterial Commercial, while designating land to the east as
Industrial. The District of Surrey Official Community Plan designates land adjacent to the
Fraser Highway as General Commercial with a Single Family land use designation in the
area to the north to 64th Avenue Avenue. Land north of 64th Avenue is designated as
Suburban Residential (one acre).

The plan consists of a written text and the following maps which are attached to and form
part of this bylaw:

Map | Plan Area

Map 2 Land Use Concept and Major Road System
Map 3 Development Permit Areas

Map 4 Water System Plan

Map 5 Sanitary Sewer System Plan

Map 6 Drainage System Plan



1.2

1.3

1.4

Purpose of Plan

The Willowbrook Community Plan is a statement of the goals, objectives and policies
which will guide future development of the area. It contains policies to allocate
residential, commercial, industrial, institutional, recreational and open space land uses
and to ensure provision of adequate services and utilities.

The purpose of this plan is to provide:

€)) the basis for long range orderly development of the community;

(b) a guide for day-to-day decision making in the development process for the area
and investment decisions of individuals;

(© the basis for preparation, adoption and amendment of land use regulating bylaws;
and

(d) the basis for the preparation and adoption of a capital works program.

Plan Concept

The plan promotes the development of Willowbrook as part of the Langley regional town
centre, which also includes the downtown area of the City of Langley and a portion of the
District of Surrey along the Fraser Highway and Highway 10 adjacent to Langley. Retail
and service commercial activities are encouraged to locate in the southern part of the
plan area to concentrate commercial activity and contribute to the development of a
regional centre. To reinforce this area as a regional centre, further industrial, business
and office development is also encouraged in the area east of 200th Street.

In the longer term it is expected that some areas designated for Industrial/Business or
Business/Office Park will be redeveloped to accommodate high density multi family
development. Such development will occur as population grows in the Langley area, as
commercial use intensifies in the Willowbrook - downtown Langley area and when better
public transportation links are available.

The northern portion of the plan area will be developed for residential uses, including
multi-family housing, accommodating a potential population of approximately 15,000.

Development of the plan area requires provision of adequate roads, water, sanitary sewer
and storm drainage facilities as well as allocation of land for park and school needs.
Policies also address the desire to maintain the 200 Street corridor as an attractive
entrance to the community with provision of a landscaped area on both sides of the
roads.

Interpretation

1.4.1 Maps attached to and forming part of this bylaw are intended to show general
locations and distribution of major land uses, relative relationships between
various uses and general locations of service facilities.

1.4.2 This plan does not commit the Corporation of the Township of Langley or other
administrative bodies to provide any services or undertake any project outlined or
suggested in this plan.



2.1

2.2

2.3

PART 2 - GOALS AND OBJECTIVES

Discussion

Development in Willowbrook is based on goals, objectives and policies. A goal is a long
range statement of intent, expressing the ultimate desired character of the community.
Goals are supported by objectives which define the steps that will achieve the desired

goals.

Policies are statements indicating a specific course of action to guide development

in the community toward the objectives. Polices are presented in Part 3.

Goals
2.2.1

To encourage commercial, business, office and industrial uses as well as
residential accommodation in the Willowbrook area to promote development of a
regional centre in conjunction with downtown Langley.

2.2.2 To provide for adequate services and public facilities.

2.2.3 To provide an aesthetically pleasing environment and protect significant natural
features.

Objectives

2.3.1 To provide for a variety of housing opportunities.

2.3.2 To promote retail and office commercial development in the Willowbrook area.

2.3.3 To provide for additional industrial and business park expansion.

2.3.4 To make provision for adequate parkland, recreation facilities and public school
sites.

2.3.5 To identify and protect natural watercourses.

2.3.6 To provide regulatory mechanisms to ensure a high quality of development.

2.3.7 To separate uses which are physically and functionally incompatible and ensure
provision of adequate buffering where potentially incompatible uses may abut
each other.

2.3.8 To ensure provision of adequate road, water, sanitary sewer and storm sewer

services.



3.1

PART 3 - DEVELOPMENT POLICIES
Land Use Designation

For the purposes of this plan the Willowbrook area is divided into the following land use
designations, as shown on Map 2, Land Use Concept.

Suburban Residential
Single Family

Residential Density Bonus
Multi Family One

Multi Family Two

Regional Commercial

#3846 22.03.99 Regional Commercial/Business/Office Park

3.2

Neighbourhood Commercial
Business/Office Park
Industrial/Business Park

Institutional
Neighbourhood Park
Community Park
Conservation Area

Residential Development Policies

3.2.1 Development of land at densities exceeding those presently permitted under
current zoning shall not be permitted prior to provision of full services and
completion of a neighbourhood control plan (see Section 6.3).

3.2.2 Residential development shall be permitted in areas designated Suburban
Residential, Single Family, Residential Density Bonus and Multi Family One and
Two. The following housing types and densities shall be permitted in these areas
designated on Map 2 and provided with full urban services:

Minimum Lot Area or

Designation Type of Dwellings Maximum Density

Suburban Residential Single Family 1,765 m2 (.44 acre)

Single Family and Single Family 650 m2 (7000 sq.ft.)

Residential Density

Bonus

Multi Family One Townhouses; Apartments; 44 dwelling units per
Senior Citizen Housing; hectare (18 dwelling
Rest Homes units per acre)

Multi Family Two Townhouses; Apartments; 74 dwelling units per
Senior Citizen Housing; hectare (30 dwelling
Rest Homes units per acre)

-4 -



3.2.3 During the neighbourhood control plan process, consideration shall be given to
providing for larger lots in the eastern portion of the plan area designated as
Single Family and Suburban Residential. Lots with a minimum area of 930 m?2
(.23 acres) to 3,716 m2 (.92 acres) shall be considered to complement existing
rural estate development.

3.2.4 Permitted densities in the Residential Density Bonus Area may be increased to 30
dwelling units per hectare (12 dwelling units per acre) to provide for townhouses,
senior citizens housing and rest homes:

(@)

(b)

where the development proposal incorporates land abutting 200 Street

along one entire side

() all buildings and structures, including fences, are set back an
additional 30 m from 200 Street above that required under the
provisions of the zoning bylaw; and

(i) this 30 m area is landscaped to provide a parkway appearance with
suitable trees, shrubs, grassed areas and walking and cycle paths; or

where the proposed development abuts an existing development to the
east or west that has already complied with the requirements of Section

3.2.4 (a).

Figure 1 shows the greenway concept.

3.2.5 Table 1 details the approximate number of dwelling units and population that can
be accommodated based on provision of full services and densities proposed in
Sections 3.2.2 and 3.2.4.

Table 1

Residential Development Summary
Approximate Number of Dwelling Units

Residential Multi

Area Suburban Single Density Family Total Projected
Family Bonus land?2 Units Population
West of 200 St.
North of 68 Ave. 505 835 1,340 3,450
West of 200 St.
South of 68 Ave. 725 405 1,130 3,100
East of 200 St.
North of 68 Ave. 105 815 150 2,145 6,490
East of 200 St.
South of 68 Ave. 60 140 600 800 1,960
165 3,025 1,225 1,005 5,414 15,000



3.3

#3846
22.03.99

3.2.6

3.2.7

3.2.8

3.29

3.2.10

Public schools, parks, conservation areas and public utility structures and facilities
may be located in areas designated for residential development. Private schools
and churches may be permitted in residential areas subject to review and rezoning
of specific sites. Churches should be located adjacent to arterial or collector
roads. A fire hall may be located in a residential area provided it is on an arterial
or collector road.

Assembly uses may be considered in the Residential Density Bonus area provided
provisions referred to in Section 3.2.4 are satisfied.

Developers of residential property are encouraged to take advantage of scenic
views, natural vegetation and existing topography to create a desirable residential
quality.

Single family residential lots adjacent to 200 Street should be 55 metres (180 feet)
in depth and single family residential lots adjacent to commercial, industrial or
institutional uses and other arterial roads should be 45 metres (147.6 ft.) in depth.
Provision should be made for screening in all these cases.

Residential Density Bonus and Multi Family One and Two areas are designated
development permit areas in Part 4 to provide guidelines for the form and
character of development.

Commercial and Business/Office Park Development Policies

3.3.1

3.3.2

3.3.3

3.34

Retail and office commercial development shall be permitted in the areas
designated Regional Commercial.

Commercial areas on 200 Street between 64 and 66 Avenues are intended to be
planned and designed as an integrated development with coordinated and
complimentary design and shared access where access is from 200 Street.

The Business/Office Park designation provides for office uses, light industrial uses
which are wholly enclosed in buildings, retail uses that have a
wholesale/warehouse component, commercial recreation, instruction and
entertainment uses, restaurants and institutional uses. No outside storage shall
be permitted.

3.3.3.1 The Regional Commercial/Business/Office Park designation provides
for a combination of uses included in the Regional Commercial and
Business/Office Park designations to facilitate the continuing develop-
ment of the Willowbrook Town Centre, including the location of “big
box” retail uses and other commercial, business and office park uses.

The Neighbourhood Commercial designation provides for only small scale retalil
and service establishments to serve the daily needs of nearby residents.
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3.3.5

#3846 3.3.6
22.03.99

#3362 3.3.7
11.04.94

#3362 3.3.8
11.04.94

Where commercial uses are located adjacent to residential developments,
landscaping along lot lines abutting residential uses shall be used to create a
buffer between the uses.

Commercial and Business/Office Park and Regional Commercial/Business/Office
Park areas are designated development permit areas in Part 4 of this plan to
provide guidelines for the form and character of development.

Relevant policies of "Langley Official Community Plan Bylaw 1979 No. 1842
Amendment (Langley Town Centre Plan) Bylaw 1994 No. 3361 shall apply to the
the plan area where applicable.

Multi family residential uses may be considered in areas designated Regional
Commercial.

3.4 Industrial/Business Park Development Policies

34.1

3.4.2
#3581 3.4.3
09.09.96

The Industrial/Business Park area is intended for warehousing, wholesaling, truck
transport, vehicle servicing and repair, contractors' shops, general manufacturing
and other similar uses as well as offices and commercial recreation, instruction
and entertainment uses.

Industrial/Business Park areas are designated development permit areas in Part 4
to provide guidelines for the form and character of development.

The ready-mix concrete plant at 20574 Mufford Crescent (Lot 63 and 65, Plan
2466) is acknowledged as an existing heavy industrial use with potential for
redevelopment and upgrading in the future as a continuing heavy industrial use.

3.5 Institutional Development Policies

3.5.1

#4397
27.03.06

3.5.2

Institutional uses, including schools, recreation centres, rest homes, community
and seniors assisted living care facilities with complementary commercial uses,
community halls, churches and other assembly uses and utility uses shall be
located in areas designated Institutional on Map 2 or in residential areas subject to
Section 3.2.6.

Locations of future school sites are shown conceptually on Map 2, indicating a
general location only. Elementary school sites are generally 2to 3 ha (5t0 7.5
acres) in area, while a secondary school site would be 5 to 6 ha (13 to 15 acres) in
area.

3.6 Park and Conservation Area Policies

3.6.1

Locations of neighbourhood and community parks are shown conceptually on Map
2, indicating a general location only. Neighbourhood parks provide for low level
organized sports for youth and passive recreational needs for an area served by
an elementary school. Community parks provide for both active organized sports
and passive recreational activities and serve a number of neighbourhoods. The
community park will also be the site of a community recreation facility.

-7 -



#4680
27.10.08

3.7

3.6.2 Education and recreational facilities shall generally be encouraged to be
integrated to provide for efficient and economical use of these facilities.
Elementary schools and neighbourhood parks should be developed adjacent to
each other, and a community park should be located adjacent to a secondary
school.

3.6.3 Conservation areas identify watercourses to be protected for drainage and fish
habitat. Conservation areas are shown on Map 2 and are designated
development permit areas in Part 4 to protect the natural environment and protect
development from hazardous conditions.

Comprehensive Development Policies

#4457 23.07.07

3.7.1

3.7.2

3.7.3

4.1

The Comprehensive Development designation is intended to provide for mixed use
developments including multiple family, seniors’ congregate housing, neighbourhood
convenience retail, and office uses either within the same building or within separate
buildings. Mixed use developments are supported in Comprehensive Development areas
on the basis of:

e contributing to the mix of uses in the Willowbrook Community Plan

e being consistent with Langley Town Centre Plan objectives

e incorporating neighbourhood oriented commercial uses along road frontages

e taking advantage of the municipal greenway network

e providing needed seniors’ congregate housing to the community

e providing a compatible interface with adjacent residential uses

The maximum overall residential density shall not exceed 136 units per hectare (55 units
per acre). Density shall be calculated based on gross site area prior to rezoning.

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%).

Ground floor commercial shall be provided along 66 Avenue. The gross floor area of any
individual commercial unit may not exceed 450 m? (4,844 ft?).

PART 4 - DEVELOPMENT PERMIT AREAS

Introduction

Development permit areas may be designated in certain circumstances as set out in the
Municipal Act. This section designates development permit areas for the Willowbrook
Plan area, describes their objectives and provides guidelines to achieve these objectives.
All development permit areas are shown on Map 3.

Where an area is designated a development permit area, subdivision of land and
construction of, addition to or alteration of a building can only take place after a

development permit has been issued by Council.
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4.2

Development Permit Area A - Multi Family and Residential Density Bonus
Multi Family and Residential Density Bonus areas are designated development permit
areas under Section 945(4)(e) of the Municipal Act to establish objectives and provide
guidelines for the form and character of development. These areas are shown as
Development Permit Area A on Map 3.

The objective of this development permit area designation is to promote development of
safe and attractive multi family neighbourhoods, reduce conflicts with adjacent uses and
provide a buffer along 200 Street. The guidelines for Development Permit Area A are:

42.1

4.2.2

4.2.3

42.4

425

4.2.6

4.2.7

4.2.8

New development should be based on a comprehensive design concept and
integrate with and be compatible with adjacent development with respect to siting,
height, exterior finish and design of buildings, landscaping and design of access
and parking areas.

Siting of buildings and individual dwelling units should take advantage of views
and natural amenities and should provide the maximum number of units with good
sun exposure. Buildings should be designed and sited so that sun exposure to
roads and adjacent property is maximized.

Building material, design and massing shall support the creation of an attractive
residential development.

Surface parking should be provided for in a number of smaller areas rather than
one large lot. Provision of underground parking is encouraged. Attention shall be
paid to landscaping within parking areas to soften the visual impact, especially
where residential views extend over the parking area.

Multi family developments shall make adequate provision for access for
emergency and service vehicles and delivery and moving vans.

Provision of an attractive and identifiable entrance feature for each development
will be encouraged.

Signs shall be designed to be compatible with the buildings.

Landscaping shall be required to enhance the appearance of the development,
particularly along abutting roads or adjacent single family development.
Consideration shall be given to retaining existing trees. Garbage containers
should be incorporated into the building design and be screened. All areas not
covered by buildings, structures, roads and parking areas shall be landscaped. A
landscaping plan shall be submitted as part of a development permit application.



#3362
11.04.94

4.3

#3846
22.03.99
#4457
23.08.07

4.2.9 No building, structure or fence shall be constructed within 30 metres of 200 Street.
Land in this area shall be landscaped with grass, shrubs or trees and may be
bermed to reduce noise impacts from traffic along 200 Street. Careful
consideration shall be given to retaining existing trees in this area. A right-of-way
will be required for public walkway and/or bicycle paths.

4.2.10 The provisions of Section 6.6 of "Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Langley Town Centre Plan) Bylaw 1994 No. 3361" shall be
considered as development guidelines for this area.

Development Permit Area B - Commercial and Business/Office Park and
Regional Commercial/Business/Office Park
and Comprehensive Development

Commercial and Business/Office Park and Regional Commercial/Business/Office Park
and Comprehensive Development areas are designated a development permit area
under Section 945(4)(e) of the Municipal Act to establish objectives and provide
guidelines for the form and character of development. This area is shown as
Development Permit Area B on Map 3.

The objective of this development permit area is to encourage the development of an
attractive and functional commercial and business area. The development permit area
guidelines for this area are:

4.3.1 New development should be designed to integrate with and be compatible with
existing development with respect to siting of buildings, exterior finish and design
of buildings, landscaping and design of parking areas.

4.3.2 Building elevations that are visible from adjacent roads or properties shall be
finished and treated similarly to the front elevation.

4.3.3 Buildings should be designed and sited to maximize sun exposure to adjacent
roads and properties.

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

4.3.5 For properties adjacent to 200 Street, coordination of access and interconnection
of parking areas and driveways between adjacent properties will be encouraged
as access from 200 Street will be limited to right turns only. Acquisition of
sufficient property to allow access from roads other than 200 Street shall be
encouraged.
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#3362
11.04.94

4.4

4.3.6 Parking areas are not encouraged to be located adjacent to arterial or collector
roads. Where parking areas are located adjacent to roads, they shall be screened
by means of landscaping, berming or low decorative fences or walls. Attention
shall be paid to landscaping within parking lots, especially where residential views
extend or will extend over the parking area.

4.3.7 Landscaping shall be required to enhance the appearance of the development
and to screen buildings, parking, and loading areas and garbage containers from
abutting residential development and adjacent roads. A 5 metre wide landscaping
area and a fence shall be provided along abutting lots designated for residential
development. Fences should be aesthetically designed and reflect adjacent
residential building character where applicable. Commercial areas adjacent to
200 Street between 64 and 68 Avenue shall provide a 5 m wide landscaping area
adjacent to 200 Street. Garbage containers should be incorporated into the
building design and screened. All areas not covered by buildings, structures,
roads and parking areas shall be landscaped. A landscaping plan shall be
submitted as part of a development permit application.

4.3.8 The provisions of Sections 6.2 and 6.5 of "Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Langley Town Centre Plan) Bylaw 1994 No. 3361"
shall be considered as development guidelines for this area.

Development Permit Area C - Industrial/Business Park

The Industrial/Business Park area is designated a development permit area under
Section 945(4)(e) of the Municipal Act to establish objectives and provide guidelines for
the form and character of development. This area is shown as Development Permit Area
C on Map 3.

The objective of this development permit area is to encourage the development of an

attractive industrial/business park and reduce conflicts with adjacent uses. The

development permit area guidelines for this area are:

4.4.1 New development should be designed to integrate with and be compatible with
existing development with respect to siting, exterior finish and design of buildings
and landscaping.

4.4.2 Building elevations that are visible from adjacent roads or properties shall be
finished and treated similarly to the front elevation.

4.4.3 Buildings should be designed and sited to maximize sun exposure to adjacent
roads and properties.

4.4.4 Signs should be designed so that they are compatible with buildings on the site.
Sign design should also be co-ordinated with and compatible with signage on
adjacent properties to establish a unified and attractive industrial/business park
area.

- 11 -



445

#3362 4.4.6
11.04.94

4.5

Deleted by
#4485 27.03.06

Landscaping shall be required to enhance the appearance of the development
and to screen buildings and parking, loading and storage areas from abutting
residential development and adjacent roads. A 5 metre wide landscaping area
and a fence shall be provided along abutting lots designated for residential
development. Landscaping shall also be provided within parking lots and around
garbage containers. All areas not covered by buildings, roads and parking shall
be landscaped. A landscaping plan shall be submitted as part of a development
permit application.

The provisions of Section 6.5 of the "Langley Official Community Plan Bylaw 1979

No. 1842 Amendment (Langley Town Centre Plan) Bylaw 1994 No. 3361" shall be
considered as development guidelines for this area."
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5.1

PART 5 - TRANSPORTATION AND SERVICING

Discussion
Development of the Willowbrook area at urban densities will require provision of adequate
road, water, sanitary sewer and storm sewer systems.

The major road system, consisting of arterial and collector roads, is shown on Map 2.
Arterial roads are intended to carry large volumes of traffic and serve as the main
transportation routes with minimum direct access to adjacent uses permitted. Collector
roads provide for movement from local roads to arterial roads and provide for both traffic
movement and access to adjacent land.

The provincial government is currently studying options to provide grade separations on
some roads crossing the railroad tracks in the City of Langley and District of Surrey.
Some changes in the major road network in the City and Surrey as well as in the plan
area, may occur as a result of this study. One change may be a more significant role for
64th and 72nd Avenues in terms of traffic movement.

Water is supplied from two wells in the Fort Langley area to the Jericho Hill reservoir
located in the area of 73A Avenue and 204 Street. In the future, water will be supplied
from the Greater Vancouver Drainage District system. The existing system was designed
to service land south of 68 Avenue. In the area north of 68 Avenue operating pressure
and fire flow are below the current municipal requirement. A pumping system is required
to improve pressures and some distribution mains and pressure reducing valve stations
will be required to reinforce the water supply system as shown on Map 4.

The Willowbrook commercial, Langley Meadows and the Mufford Industrial areas are
presently served by a sanitary sewer system through the Greater Vancouver Sewerage
and Drainage District. The remainder of the area is served by septic disposal or alternate
systems. Urban development in the plan area will require extension of trunk sewers to
each of three drainage basins. Proposed improvements to the systems are shown on
Map 5.

The existing drainage system, other than in the Langley Meadows, Willowbrook
commercial and Mufford Industrial areas consists of open ditches and culverts. The
proposed drainage system is shown on Map 6 and includes storm sewers, culverts,

watercourses and detention basins.

Local services will have to be provided by developers.
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5.2

6.1

Policies

5.2.1

5.2.2

5.2.3

524

525

Arterial and collector roads are shown conceptually on Map 2. Exact alignments
may vary somewhat from those based on detailed engineering design. Arterial
and collector roads, other than 200 Street, shall have a minimum right-of-way of
25 m. Additional right-of-way may be required at intersections to accommodate
turning lanes.

Access to and from 200 Street shall be minimized to protect its function of moving
traffic. New intersections on 200 Street shall not be permitted. Accesses to
commercial uses shall be limited in number, should be shared where possible and
shall be limited to right turns only. A road located on the eastern side of
commercially designated land east of 200 Street shall provide access to properties
between 64 and 68 Avenues.

All new development in the plan area shall be serviced to full urban standards in
conformity with the Township's Subdivision and Development Control Bylaw,
including community water, sanitary sewer and storm sewer systems, curbs and
gutters, sidewalks, streetlighting and underground wiring.

The water, sanitary sewer and storm sewer system shall be expanded as shown
on Maps 4, 5 and 6 to serve new development in the area. Location of facilities
may vary somewhat from those shown on the maps based on detailed engineering
design.

The Township shall consider alternatives to the existing overhead wires along 200

Street. Alternatives may include changing the design or location of poles to
minimize their visual impact or providing underground wiring.

PART 6 - IMPLEMENTATION

Staging

6.1.1

6.1.2

Development shall occur in stages based on logical boundaries for providing
roads and water, sanitary sewer and storm sewer services as well as school and
park sites.

Development in this area will require expenditure of substantial public funds for
road, water, sanitary sewer and storm sewer services as well as park acquisition
and development. In addition to these costs, there will also be expenses for
building schools and providing more police, fire, ambulance, library and similar
services. Council shall consider the costs of servicing this area in relation to
revenue that can be generated from the development to pay for the costs and also
in relation to the cost effectiveness of development in other parts of the Township.

- 14 -



6.2

6.3

6.4

6.1.3

6.1.4

6.1.5

Initiation of new development in the Willowbrook area and expansion to
subsequent stages will occur when Council adopts a capital budget to provide
services and when adequate land is owned by the Township and School District in
the area under consideration to accommodate school and park needs.

In areas designated Commercial, Industrial/Business Park and Business/Office
Park, Council may consider permitting development to occur earlier than indicated
in Section 6.1.3 if developers are willing to provide the services ordinarily
constructed under the development cost charge program.

Council shall consider a zoning bylaw amendment that increases the minimum lot
area to retain land in larger parcels and facilitate efficient land development and
servicing in the future.

Regional Centre Development

6.2.1

The Township shall cooperate with the City of Langley and District of Surrey to
develop a regional centre in the Willowbrook - downtown Langley - eastern Surrey
area. Consideration shall be given to undertaking further work to develop a more
detailed concept for development of a regional centre and appropriate design
guidelines.

Neighbourhood Control Plans

6.3.1

6.3.2

Neighbourhood control plans shall be completed for each stage prior to
development of that stage.

Neighbourhood control plans shall indicate:

(a) the location, type and density of land use;

(b) the location of schools, parks, open space and other public facilities; and
(© the alignment of roads and utility services.

Municipal Regulations

6.4.1

6.4.2

6.4.3

This plan shall be implemented by appropriate amendments to the Zoning Bylaws
of the Township of Langley.

Subdivision development and servicing shall be regulated by the Municipality's
Subdivision and Development Control Bylaw.

The Municipality shall impose development cost charges for the purpose of
providing funds to assist in paying the capital costs of providing services.

- 15 -
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