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1.0

NEIGHBOURHOOD PLAN PURPOSE

The purpose of this plan is to guide future growth and development in the Northeast Gordon
Estate neighbourhood in order to create a community that is livable, environmentally
sustainable, fiscally responsible, and respectful of neighbouring land uses, heritage resources,
and viewscapes. The Northeast Gordon Estate Plan ("the Plan") provides a detailed decision
making framework for future land use including guidelines for residential and commercial
development, protection of the natural environment, provision of community facilities and
municipal services including water, sewer, storm drainage and transportation. The plan was
revised in 2012 based on a review of the 208 Street corridor as described in Section 1.1.1.

1.1

PLANNING PROCESS

The Plan’s goals, objectives and decision-making framework result from consultation with the
local community and municipal staff. The planning process provided an opportunity for
community members to contribute local knowledge and insight. Three public open houses were
held during the planning process allowing community members to help establish goals and
objectives and to identify a preferred land use strategy.
A Neighbourhood Team consisting of approximately 20 neighbourhood property owners and
other interested parties provided guidance and local insight into the planning process. A
Technical Team, consisting of Township of Langley and School Board staff, played a similar
role.
Other participants in the preparation of the Neighbourhood Plan included McElhanney
Consulting Services Ltd., Phoenix Environmental Services Ltd. and C. Kavolinas & Associates
Inc., which were retained by the Township to provide community planning, engineering,
environmental, and landscape architecture expertise.

1.1.1. 208 Street Density Review
In 2007 Council initiated a density review of the Northeast Gordon Estate Plan lands along
the 208 Street corridor (see Figure 1.1). Input into the plan was provided by the public
through public open houses, a design charrette and Neighbourhood Team. Further input
was provided from the Technical Team who refined the plan concepts throughout the
process. Through the public process and subsequent Technical Team review a refined land
use plan was produced and combined with the existing Northeast Gordon Estate Plan.
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Figure 1.1 208 Street Density Review Area

2.0

EXISTING CONDITIONS AND CONTEXT

The Northeast Gordon Estate Neighbourhood is located in the Willoughby Community (see
Figure 2.1). The Willoughby Community is the Township’s primary growth area and is expected
to absorb much of its future population growth over the next several decades. Willoughby is
divided into a number of smaller neighbourhoods, including Northeast Gordon Estate, which are
typically based on an elementary school catchment area.
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Figure 2.1 Neighbourhood Location
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2.1

EXISTING CONDITIONS

2.1.1 Current Land Use
The Northeast Gordon Estate Neighbourhood Plan area’s most prevalent land use is
suburban-estate, characterized by relatively large holdings and low-density development.
The bulk of existing lots range in size from 0.4 hectares (0.99 acres) to 2.0 hectares (4.94
acres). These lands are presently zoned Suburban Residential Zone SR-2 which permits
low intensity residential development and other suburban/rural land uses, such as
agriculture. The entire 84 hectare (209 acre) neighbourhood is outside the Agricultural Land
Reserve. There are no schools or parks in the neighbourhood although School District 35
and the Township of Langley have secured land along 206 Street, north of 68 Avenue, for
future facilities. The school site is zoned Civic Institutional Zone P-1.

2.1.2 Natural Features
Northeast Gordon Estate’s identity and character is largely attributable to its physical
environment, including the escarpment overlooking the Milner lowlands, forested areas,
open fields, and watercourses. Perhaps the neighbourhood’s most striking characteristic is
the dominance of native tree species, such as Western Red Cedars, Douglas Fir, Black
Cottonwoods, Red Alder, Bigleaf Maple, and Paper Birch, many of which are found in small
groupings of 30-plus trees scattered throughout the neighbourhood. There are also mixed
deciduous/coniferous forests in the northern and southern portions of the neighbourhood
that are valued for biodiversity and wildlife habitat. Pastures and fields in close proximity to
mature forests are important foraging and breeding habitats for many animal and bird
species including Townsend’s Vole, Coyote, Red-tailed Hawk, Barn Owl, and Great Blue
Heron.
Two watercourses, Crush Creek and Worrell Creek, are headwater tributaries of North
Creek, which flows to the Nicomekl River. Both are Class A watercourses that have
intermittent flows and are inhabited with fish, or potentially inhabited during over-wintering
periods. Fish, including salmon and trout, have been found beyond the neighbourhood
boundaries. The habitat value of the watercourses could be improved by controlling flows,
improving water quality, and correcting obstacles, such as impassable culverts.
Tree and environmental features are documented and discussed in two reports prepared as
part of this neighbourhood plan: an environmental assessment, focusing on water and
wildlife habitat (Phoenix Environmental, 2001), and a tree assessment and protection
strategy (C. Kavolinas & Associates, 2001).

2.1.3 Heritage Resources
Northeast Gordon Estate is located in an area rich in history that has played a central role in
shaping the Township of Langley’s character and identity for over 150 years. It is sited both
above and on the escarpment that defines the once natural prairie lowlands to the east,
which in turn, gave rise to settlements known variously as Milner and Langley Prairie.
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Milner has been important to both First Nations people (pre- and post-contact) and
Europeans. The Coast Salish People (including the Sto:lo) used the Nicomekl and Salmon
Rivers as a shortcut between Boundary Bay and fishing camps along the Fraser River.
While no settlements were established in the Willoughby area (most were located along the
Fraser River, including at the mouth of Yorkson Creek), the area is believed to have been
used for peripheral and transitory activities, such as hunting and gathering. At the present
time, the provincial Archaeology Branch has recorded evidence on the prairie but not in the
North East Gordon Estate area.
In the 1820’s, the first Europeans traveled and explored the region following the First
Nations route. It appears that the agricultural potential of the natural prairie was an
important factor deciding where Fort Langley, the first Hudson Bay Company fort, would be
situated in 1827. Permanent European presence in Milner began in the 1830s when the
Hudson’s Bay Company established an 800-hectare farm. The topography of the treed
escarpment to the west of the prairie limited how the land was developed and used. Over its
approximately 30-year life, the farm provided food to the fort, as well as to other settlements
along the Fraser River and, for a time, surplus products such as butter and meat were
exported internationally, including to Russia and Hawaii. Although the farm was subdivided
into a number of smaller holdings over the next 150 years, it is in a relatively untouched
state and remains one of the Township’s most valuable and significant historical resources,
especially as a cultural landscape. Scenic views both looking west from Glover Road and
east from the escarpment are equally stunning and, in many ways, define both the area and
the community.
As noted, the Milner Escarpment, which separates the Milner Valley from Willoughby, is
located along the eastern edge of the neighbourhood. Today this prominent feature
includes large areas of second growth trees that provide a scenic vista from the Milner
Valley as well as habitat for birds and small mammals. As in times past the natural heritage
resources continue to provide a division between the prairie and upland vegetation and
development. In 1998 the Langley Heritage Society initiated a study of Willoughby’s built
heritage resources. Entitled the Willoughby Heritage Inventory and prepared by Legacy
Heritage Consultants, the study identified two historic buildings located in Northeast Gordon
Estate. A Heritage Study of Willoughby completed in 2004 by the Arlington Group,
evaluated the heritage resources identified in the 1998 study. The Edward Deglan House,
built in the 1930’s at 6879 206 Street, was considered of moderate neighbourhood heritage
value and the McGillivray House, built in 1933 at 21031 72 Avenue, was considered of high
value.
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2.1.4 Views
The treed escarpment along the eastern edge of
Northeast Gordon Estate provides an impressive
view from the Milner Valley and contributes to the
Township’s long-held rural and agricultural
character. The Hudson’s Bay Farm was located
in the Milner Valley in 1833, one of the most
fertile sites in the Fraser Valley. The view of the
treed escarpment is a very important landscape
for residents. The Northeast Gordon Estate
escarpment also offers dynamic views of the
Milner agricultural lowlands and the coastal
mountains (including Mount Baker) to the
southeast. The 208 Street Density Review
reaffirmed the value of the views from the Milner
valley. Although it is expected some buildings
will be visible from the valley, the majority of the
buildings, including the higher buildings, will be
screened from view by the existing trees. The
location of higher buildings were determined with
view retention in mind. Tree retention and
replacement will aid in protecting and enhancing
the views of the treed escarpment from the Milner
valley.

2.1.5

Map showing that existing trees
can block up to 5-6 storeys from
view from portions of the Milner
Valley

Community Identity

Neighbourhood residents who participated in the preparation of the plan recognized the
area’s rich agricultural and rural history as the foundation of Northeast Gordon Estate’s
current and future identity. Questionnaires provided at public information meetings
(including November 29, 2001 and March 26, 2002), illustrated resident’s desire to maintain
the neighbourhood’s rural nature as much as possible as it evolves in the future. As well,
they want a safe, family oriented neighbourhood with schools, parks, and outdoor amenities,
and a healthy natural environment in which to raise families.

2.1.6 Community Context
The Northeast Gordon Estate Neighbourhood Plan has been prepared in accordance with
the provisions of the Local Government Act and is consistent with the goals and objectives
of the Langley Township Official Community Plan and the Willoughby Community Plan. The
Plan will be implemented through the Township of Langley’s Zoning, Subdivision, Capital
Works and other bylaws. All bylaws relating to development within the neighbourhood shall
be consistent with this Neighbourhood Plan.
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2.2

WILLOUGHBY COMMUNITY PLAN

Northeast Gordon Estate is located in the Willoughby community, which is one of the Township
of Langley’s primary growth areas. The Northeast Gordon Estate Neighbourhood Plan must
generally follow the policy direction of the Willoughby Community Plan.
Adopted by Council in 1998, the Willoughby Plan seeks to manage future growth and
development by establishing a generalized land use approach. Its land use strategy provides
for a wide range of residential land uses (from low density suburban to medium density multiple
family) and places to work, shop, study, and play. The plan identifies and protects sensitive
environmental features, such as fish-bearing streams and natural habitat areas, establishes an
integrated system of outdoor recreation opportunities, and lays the foundation for future
improvements to the transportation network and infrastructure servicing systems.
The Willoughby Community Plan’s land use strategy for Northeast Gordon Estate consists of a
lower density suburban development buffer between the neighbouring agricultural lands and
upland urbanized areas. Creeks are given a greenbelt designation to ensure their long-term
protection. Greenways, or linear corridors, also traverse the neighbourhood. Townhouse and/or
low-rise apartment buildings are planned in the area adjacent to the 208 Street and 72 Avenue
intersection. The remainder of the neighbourhood is designated residential on conventionalsized lots (i.e., 15 units per hectare/6 units per acre). A small neighbourhood commercial centre
is planned at the southeast corner of 208 Street and 72 Avenue.

2.3

ADJACENT NEIGHBOURHOODS AND LINKAGES

Northeast Gordon Estate’s central location is one of its primary advantages. Shopping and
commercial opportunities are readily accessible in Willowbrook, Walnut Grove, and the City of
Langley. Future opportunities will be available in the Yorkson neighbourhood and along the
200 Street corridor. These areas are also important local employment centres. Northeast
Gordon is centrally located with respect to Langley’s industrial areas (the Willowbrook Industrial
Area, Carvolth Business Park, Northwest Langley Industrial Area, Aldergrove Industrial Area,
and Gloucester Industrial Estates) and the City of Surrey’s Cloverdale and Port Kells industrial
areas. Recent and proposed road network improvements will enhance linkages with
surrounding Willoughby neighbourhoods and adjacent communities.

2.4

DEVELOPMENT OPPORTUNITIES AND CONSTRAINTS

The lack of municipal sanitary sewer and stormwater services is the most significant barrier to
development at present time. Water service is available in the neighbourhood but upgrades
are required. Similarly, the road network needs to be upgraded and expanded to accommodate
the growing population. Servicing and transportation upgrades are discussed in Section 6.0.
The neighbourhood’s relatively large land holdings provide improved opportunities to protect
and enhance environmental features (such as trees and watercourses) and secure
neighbourhood amenities (such as greenways). Topography, although sloping, is not excessive
and should not hinder land development or servicing activities. Sensitive planning and
implementation will be required to protect watercourses, views from the Milner Valley, forested
areas, wildlife habitat, and agricultural activities on neighbouring farm lands. Development
activities and yields may be affected as a result.

3.0

NEIGHBOURHOOD PLAN OBJECTIVES

Future growth, development and decision making within the Northeast Gordon Estate
Neighbourhood is grounded in a number of underlying objectives, focusing on the key issues of
environmental protection and the form and type of future housing. The objectives, or guiding
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principles, are the result of neighbourhood resident’s responses to questionnaires distributed at
key points during the planning process, as well as input from the Neighbourhood and Technical
Teams. The objectives are:
1. The future Northeast Gordon Estate neighbourhood should be primarily residential in
nature.
2. Future land uses should be based on the Willoughby Community Plan.
3. Density bonusing that helps to facilitate environmental protection and acquisition of
neighbourhood amenities should be encouraged.
4. A diverse mix of dwelling unit types, ranging from single family on suburban and urban
sized lots to multiple family, should be encouraged.
5. A high quality urban design and architectural standard should be encouraged.
6. The protection of the natural environment, including watercourses, open spaces and
trees, especially those on the escarpment, will be encouraged. Compact development
forms and sensitive design should be encouraged to assist in the retention of natural
vegetation.
7. Sustainable development practices that preserve and protect the natural environment
will be encouraged.
8. A full range of outdoor neighbourhood amenities and facilities, such as playgrounds,
pedestrian and cycling trails, and natural areas, should be provided.
9. Agricultural awareness and good neighbour relationships shall be encouraged along the
urban/ALR interface area.
10. The protection of heritage resources, such as buildings, trees, or views, should be
encouraged.
11. The creation of a safe and secure living environment should be encouraged.
12. A small-scale commercial area that services the local neighbourhood should be
provided.
13. Servicing infrastructure should be provided in an efficient and cost effective manner.

3.1

208 STREET DENSITY REVIEW PLAN OBJECTIVES

1. Design higher density development around commercial nodes and near major roads.
2. Provide buildable space for approximately 160 - 270 new jobs in the commercial/retail
sector: approximately 8,000 ft2 (743 m2) of commercial and retail space.
3. Locate a range of housing types and tenures suited to a mix of ages, incomes, and
abilities.
4. Incorporate multi-family units, including townhouses, residential infill, and secondary
suites.
5. Maintain a minimum gross density of 27 dwelling units per hectare (11 per acre), with a
maximum gross density of approximately 49 dwelling units per hectare (20 per acre)
within a 5 minute walk of main nodal intersections.
6. Establish an interconnected network of streets that use traffic calming methods to allow
easy local traffic access to neighbourhood streets and direct through-traffic to arterials.
7. Develop an interconnected system of municipal open spaces and trails connecting areas
of community value. Link trails to the public street and greenway network and to other
community trails beyond the study neighbourhoods.
8. Provide pedestrian/bike linkages across arterials at maximum 800 metre intervals and
access onto the greenway system every 300 metres.
9. Ensure 100% of residents are within 500 metres of basic daily needs, and a park or an
access point to the open space and trails network.
10. Ensure 100% of residential and commercial units are within 800 metres of a transit stop.
11. Provide a minimum of 5% Adaptable Housing.
12. Orient all development to front on publicly owned and accessible streets.
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13. Provide one acre for a Pocket Park and one acre for a Wildlife Habitat Patch.
14. Preserve large stands of evergreen trees. Where trees must be cleared replant open
areas to provide a minimum 40% tree canopy cover within 20 years of planting.
15. Achieve no net loss of all watercourses, riparian areas, wetlands, and ponds.
16. Preserve and accentuate view sheds.
17. Reduce impacts to streams and groundwater through the use of low impact
infrastructure and drainage to conserve water and improve water quality, and to infiltrate
2.5 cm (1”) of rainwater per day.
18. Achieve a minimum of 50% effective permeable surface area.
19. Provide infrastructure that is both functional and ‘readable’.
20. Provide public art and amenity features to establish a strong neighbourhood ‘sense of
place’.

3.2

208 STREET DENSITY REVIEW VISION

The vision for the area was developed by stakeholders at the
design charrette. Envisioned is a complete community which
has “bulges of density” with easy access to daily needs and
amenities by foot, yet people can take public transit in and
out of the neighbourhood if they choose. It is a safe
community that is architecturally linked and provides a full
range of land uses and housing types, where heights up to
six storeys is desirable in mixed use nodes and a variety
green space is provided (see Figures 3.1). It is a place
where the natural environment provides passive recreation
as well as habitat protection and “blending human culture
and environment.” It is a place where culture and life is
celebrated through public art, access is provided to all, and
people “can live through all their life stages”.

Figure 3.1 Concept drawing of 207
Street looking north to 68 Avenue
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4.0

NEIGHBOURHOOD PLAN CONCEPT

This section presents the land use designations included in the Land Use Concept. The
locations of these designations are shown on the Land Use Concept (Maps 1 and 2). Map 3
provides context with the two plan areas merged.

4.1

DESCRIPTION OF LAND USE CONCEPT

In accordance with the Willoughby Community Plan and in accordance with the Township’s
Official Community Plan, the Northeast Gordon Estate Neighbourhood will provide a range of
land uses and provide residential housing opportunities at a range of densities. The highest
density residential units are located in clusters around two walkable mixed use commercial
centres located at the intersections of 72 Avenue and 208 Street and 68 Avenue and 207
Street. The 68 Avenue node is intended to provide a highly urbanized node where vehicles and
pedestrians intermix in a safe and effective manner through urban design techniques and
controls. The 72 Avenue node is expected to have more of a car oriented nature. Relatively
higher residential densities, provided in Residential Bonus Density designations, facilitate the
protection and acquisition of environmental features, buffers, and treed areas. Lands along the
rural-urban interface are designated Suburban Bonus Density. The standard density
Residential designation is primarily proposed west of 208 Street, while Commercial use is
proposed at the 72 Avenue and 208 Street intersection. Innovative housing forms are
encouraged in the neighbourhood. A trail and greenway network connects key neighbourhood
destinations, including the school and neighbourhood park located along 206 Street.

4.2

LAND USE DESIGNATIONS

Land use designations provide a framework for future development, specifying the permitted
uses and density of development. Proposed land use designations are discussed below.
•
•
•
•
•
•
•

Density shall be calculated on the basis of developable land. Developable land includes
land dedicated for new roads and biofiltration ponds and rights-of-way for transmission lines
and other utilities provided they are upgraded as a linear park system.
Undevelopable land includes land below the top-of-bank of watercourses.
Density transfer may be considered as provided in Section 3.1.9 of the Willoughby
Community Plan.
Significant trees shall be protected through the Township’s Subdivision and Development
Servicing Bylaw Schedule I – Tree Protection.
A Development Permit will be required for all developments in accordance with the
Willoughby Community Plan Development Permit Guidelines.
Amenities are to be provided in accordance with the requirements of the bonus density
calculations and/or the applicable amenity zoning policy.
Multi Family buildings to act as noise barriers along major roads.

Within the 208 Street Density Review a minimum of 5% of single family and townhouse units
(strata or rental) and a minimum of 10% of apartment units (strata or rental) in any development
shall meet the standards of the Basic Adaptable Housing Requirements Policy.
Basic adaptable housing requirements ensure
residential housing units are built with
adaptable housing features that allow for
future conversion to universal housing
features without extensive or expensive
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renovations. Adaptable housing requirements are modest improvements to provide and
enhance accessibility, making it easier for residents to remain in place as they age and /or
experience illness or injury. Adaptable housing features are virtually unnoticeable and allow
increased flexibility in selling or renting homes. If developers choose to take advantage of the
proposed densities within the plan they will trigger the requirement for basic adaptable units.

4.2.1. Suburban Bonus Density 1
The Suburban Bonus Density 1 designation is located along the neighbourhood’s eastern
boundary, adjacent to the Agricultural Land Reserve. The base density is 5 units per
hectare (2 units per acre). In accordance with Section 3.1.4C of the Willoughby Community
Plan, a maximum density of 10 units per hectare (4 units per acre) is permitted provided all
areas designated as Stream Protection, Ecological Greenway, Urban/ALR Interface or Other
Greenway on the Land Use Concept are protected and dedicated and all walkways or trails
on the Land Use Concept are constructed. Alternative subdivision arrangements (i.e.,
clusters, panhandles) and housing forms (i.e., duplex) shall be considered provided all the
above conditions are met. Development in this area is subject to a development permit in
accordance with Section 4.3.5 of the Willoughby Community Plan.
#5429
01.13.20

In accordance with Section 3.1.4C of the Willoughby Community Plan, the permitted density
of Lot 1 Section 13 Township 8 New Westminster District Plan 72586 shall be 11.5 units per
hectare (4.5 units per acre) when all elements described above and shown on Map 1 are
met, along with provisions of a wildlife tunnel under 72 Avenue and a minimum of 200 m2
(2,153 ft2) additional Streamside Protection Area, to the acceptance of the Township.
There shall be no new roads created adjacent to the ALR. 210 Street south of Worrell
Creek may be maintained as a rural standard local road.
The area lying between Crush Creek and 72 Avenue/Crush Crescent may develop only if
there is a consolidated access to 72 Avenue/Crush Crescent that will serve all properties
requiring access to those roads.

4.2.2. Residential
The Residential designation allows for development of standard single family lots at a
density of 15 units per hectare (6 units per acre). Trails, greenways, and blue links identified
on the land use concept must be accommodated within this density. Where Residential
uses are directly adjacent to commercial land use designations, buffering is required in the
form of setbacks and landscaping on the commercial property.

4.2.3. Residential Bonus Density 2
#5176
06.26.17

The Residential Bonus Density 2 designation is applied to two areas: 1) between 206 Street
and 207 Street south of 72 Avenue; and 2) at the northwest corner of 206 Street and
70 Avenue. The designation has a base density of 15 units per hectare (6 units per acre),
however, a bonus density up to a maximum 37.5 units per hectare (15 units per acre) is
permitted. The allowable density depends on the amount of land protected and dedicated for
environmental protection or public amenity as indicated in Section 3.1.4 of the Willoughby
Community Plan.
With respect to the area between 206 and 207 Street south of 72 Avenue, bonus density will
be applied only if the area designated as “Significant Tree Area” on Map 1 is protected and
dedicated to the Township. Development shall be ground-oriented and in the form of single
family, duplex, or townhouse units. Development in this area is subject to a development
permit in accordance with Section 4.1.3 of the Willoughby Community Plan.

Page 11

With respect to the northwest corner of 206 Street and 70 Avenue, a bonus density will be
applied only if the majority of the significant trees adjacent to 206 Street are protected and
dedicated to the Township. For the purposes of calculating the allowable density under
Section 3.1.4 of the Willoughby Community Plan, the amount of land being dedicated to
protect the significant trees shall exclude the area of the street greenway on Map 1.
Development shall be restricted to single family development and shall enter into an Exterior
Design Control Agreement.

4.2.4. Residential Bonus Density 3
#5166
25.04.16

The Residential Bonus Density 3 designation is applied to lands shown on Map 1 generally
located between 208 Street and Crush Creek, south of 72 Avenue. This area includes
stream protection areas adjacent to Worrell Creek, lands between the two northern
tributaries of Worrell Creek, a 30 metre ecological greenway connecting Worrell Creek to
72 Avenue, significant treed areas, and recreational greenways. The base density for this
designation is 15 units per hectare (6 units per acre). In accordance with Section 3.1.4A of
the Willoughby Community Plan, a maximum density of 21 units per hectare (8.5 units per
acre) is permitted if all the environmental areas and amenities shown on Map 1 are secured,
including:
Stream protection areas (30 metres for Class A watercourses and 15 metres for Class B
watercourses);
• areas adjacent to Worrell Creek that are to be protected as an ecological greenway;
• a 30 metre ecological greenway extending north from Worrell Creek to 72 Avenue (as
detailed in Figures 5.4 and 5.5);
• a 4.5 metre street greenway adjacent to 208 Street and 72 Avenue;
• areas adjacent to Crush Creek that are to be protected as an ecological greenway;
• an urban/ALR interface as shown on Map 1; and,
• any other greenways shown on Map 1.
In accordance with Section 3.1.4A of the Willoughby Community Plan, the permitted density
of Lots 44 and 45 Section 13 Township 8 New Westminster District Plan 64795 shall be 27
units per hectare (11 unit/acre) if all environmental areas and amenities shown on Map 1 are
secured as above and traffic improvements are provided to the acceptance of the Township.
•

#4940
11.05.12

#5078
12.08.14

In accordance with Section 3.1.4A of the Willoughby Community Plan, the permitted density
of the lands south of 72 Avenue, west of 210 Street, east of the ecological greenway and
north of Worrell Creek shall be 22 units per hectare (9 units per acre) when all elements
described above, along with 14 adaptable housing units, 2,062 m2 of child friendly amenity
space and the natural play area are provided to the acceptance of the Township.
Residential development shall be ground-oriented and in the form of single family, duplex, or
townhouse. Development in this area is subject to a development permit in accordance with
Sections 4.1.1 and 4.1.2 of the Willoughby Community Plan.

4.2.5. Residential 1
The Residential 1 designation is intended to provide lower density residential uses up to
20 units per hectare (8 units per acre) to address the objective to provide a range of housing
types within the area.
Individual units shall be oriented towards public roads, with parking located in the rear of
units. High quality architectural and site design shall be encouraged.

4.2.6. Attached Single Family
The attached single family designation allows up to 25 units per hectare (10 units per acre)
and is intended to provide a transition of duplexes along 206 Street to provide a buffer of
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densities between the existing single family residences outside the plan area and planned
single family on the west side of 206 Street.
•

Duplexes are required and shall be designed to have similar massing and designs that
help integrate them into the neighbourhood.

4.2.7. Townhouse
The mix of townhouse designations are intended to provide the widest range of housing
types while respecting existing and planned adjacent densities. These townhouse
designations provide the bulk of the density required to support viable commercial nodes.
•

Townhouse designations adjacent to the Blue Link are responsible for the policies under
section 4.3.1.4.

Townhouse A
This designation provides standard higher density townhouse/rowhouse forms at 40 to
54 units per hectare (16 to 22 units per acre).
•

Where minimum densities cannot be achieved, due to site constraints (e.g. awkwardly
shaped lots); lower minimum densities will be considered.

Townhouse B
This designation provides for development at 40 to 54 units per hectare (16 to 22 units per
acre) but allows flexibility to respond to market demand, provide higher profile buildings
close to a neighbourhood centre, and protect trees.
•
•

•

Townhouses/rowhouses are required
A mixture of townhouse, apartment and/or single family residential housing forms are
permitted if:
o Permitted densities are maintained;
o Apartment buildings are maximum four storeys with common underground and/or
structured parking;
o Apartment buildings are located adjacent to a collector road, arterial road and/or
designated apartment uses, but not adjacent to single family residential uses; and
o Single family residential units are not located adjacent to an arterial road, other
apartment uses or the blue link.
Protection of additional trees and open space within this designation is best achieved
through providing apartment development subject to above policies.

Townhouse C
This designation provides lower density housing forms at 25 to 30 units per hectare (10 to
12 units per acre).
•
•

Development shall be ground-oriented and in the form of single family, duplex, or
townhouse units.
Development shall provide lower density housing forms adjacent to lower density
designations
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4.2.8. Townhouse Live/Work
This designation provides standard higher density townhouse/rowhouse forms at 40 to
54 units per hectare (16 to 22 units per acre).
This designation is intended to enhance the neighbourhood’s
‘sense of place’ while providing opportunities for people to live and
work in the same unit they own (see Figure 4.1). This will provide
local residents with convenient services within their local
neighbourhood and serve as a hybrid designation between full
commercial units and residential units with a home occupation.
The designs of these units are intended to accommodate
commercial uses so that people may take advantage of economic
opportunities. It is expected that these units may have limited
seating capacity inside and have the ability to include a direct
service walk-up window bay on the street. The form of the units
will be designed so units facing 207 Street will
Figure 4.1 TownhouseLive/Work
accommodate low impact commercial activity.
Example
•

•
•
•
•
•
•
•
•
•
•
•

Only limited low impact commercial uses will be
permitted (retail, service, or office) including, but not limited to professional offices,
barbers, ice cream parlours, coffee shops, art galleries, dog grooming, etc. Generally,
any kiosk/mobile vender type low impact commercial use would be considered within the
building.
Appearance of the live/work units is expected to be semi-commercial fronting the street.
Requires buildings designed for potential street fronting ground floor commercial.
Requires continuous or near continuous street fronting buildings
Where setbacks from the street are provided they are to be minimized to ensure a street
presence for the commercial units. Exceptions for zero lot line buildings will be
considered as part of a dynamic street front design.
Short term patron parking for commercial uses to be provided on street.
Small clusters of on street parking are to be defined and augmented by traffic calming
elements.
Parking for residential use shall not be provided to the front of the buildings (no direct
access for the residential complex from the street).
On-site and street landscaping is to be combined to create a more urban streetscape.
The scale and character of the commercial units should be complementary and
architecturally integrated into the other buildings in the development and/or area.
Commercial unit entrances shall be provided facing the street. Building design elements
of increased setbacks and/or different heights of entrances may be used in defining the
public and private realms.
The entire ground floor of the residence cannot be dedicated to the commercial use, nor
can the garage space be converted to another use.
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4.2.9. Apartment

Figure 4.2 Apartment Example

This designation provides the density and massing
necessary to support the adjacent commercial area
and help frame the identity of each neighbourhood
node. Densities of 99 to 198 units per hectare (40
to 80 units per acre) would be permitted.
•
•

•

•
•

This designation provides higher density
residential units (apartments/condominiums)
immediately adjacent the neighbourhood core.
Ground oriented units with direct access to the
street and/or greenway or blue link for each
unit shall be provided. Lobby entrances shall
be from a public road for all buildings facing a
street.
Public/private separation of space should be
provided through vertically separating the
private space above the public space with the
application of ample screening and landscaping
while ensuring the principle of achieving ‘eyes
on the street’ is provided.
Setback from 207 Street and 68 Avenue shall
be limited to ensure a more urban streetscape
is provided.
Four (4) storey maximum.

4.2.10.

Apartment Mixed Use

This designation provides uses in support of the main focal point of the neighbourhood core
at densities of 99 to 198 units per hectare (40 to 80 units per acre). Small scale ground floor
commercial units in combination with higher density residential will help create a more
livable neighbourhood core. Neighbourhood identity will be reinforced with buildings
slightly higher than those surrounding. The vision for the commercial component for any
mixed use development is expected to be focused on the intersection of 68 Avenue and
207 Street with the primary focus south of 68 Avenue along both sides of 207 Street.
Commercial uses north of 68 Avenue are not mandatory if the minimum commercial floor
space has been provided south of 68 Avenue. The policies below are intended to ensure a
complete neighbourhood centre is provided at build-out.
•

Commercial floor space shall be limited to
approximately 8,000-16,000 ft2 total, with
approximately 4,000-8,000 ft2 provided on either
side of 207 Street (see Fig. 4.3 for examples of
acceptable commercial floor space configurations).
o All commercial units located at the intersection
of 68 Avenue and 207 Street shall access either
on 207 Street and/or 68 Avenue and onto the
plaza (Fig. 4.3).
o A minimum of 4,000 ft2 of commercial floor
space is required for the initial development on
either side of 207 Street south of 68 Avenue.
o A minimum of 2,000 ft2 of commercial floor

Figure 4.3 Commercial Unit
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•

•
•

•
•
•
•

•
•

space is required for the initial development on either side of 207 Street north of
68 Avenue.
o Subsequent developments on the opposing side of 207 Street shall have
approximately the same amount of commercial
floor space and under no circumstances have
less.
o Small scale commercial activities are
contemplated including financial institutions,
medical and professional offices, retail stores,
convenience stores, delicatessens, bakery,
barber shops, beauty salons, dry cleaning and
laundromat establishments, restaurants and
cafes, travel agencies, fitness centres, and
Layout Example Options at
veterinary clinics. Gas station(s) are not
intersection of 207 Street and 68
permitted.
Avenue (small scale units indicated by
small rectangles with grocery store
 Small scale commercial units should not
2
indicated by large rectangle).
exceed 1,000 ft for any one commercial
tenant.
o At-grade parking may be provided to the side of the building only when the majority
of parking is provided to the rear of the building; and
o If side parking is permitted soft and hard design elements shall ensure it is screened
from view from the street.
Commercial floor space for an additional single 4,000 - 5,000 ft2 commercial tenant shall
be considered if it is included into a mixed use building and:
o a grocery component is provided as the primary use with ancillary uses considered;
o a minimum of one street front pedestrian public access is provided onto 207 Street;
o parking is provided via underground and/or structured parking. Ancillary at-grade
parking may be provided to the rear or side of the building only when the majority of
the ancillary parking is provided to the rear of the building; and
o if side parking is permitted soft and hard design elements shall ensure it is screened
from view from the street.
The scale and character of the commercial units should be complementary to the design
of the rest of the development and/or the area.
Height of buildings shall not exceed six (6) storeys residential above one (1) storey of
ground oriented commercial. All buildings that combine at-grade residential units within a
mixed use building shall comply with the Apartment policies listed above. Six (6) storeys
are permitted where at grade residential units are provided.
Large buildings shall be set back above the second storey in order to avoid the canyon
effect.
Additional public space at the intersection will be required and should include
streetscape amenities which define and support a small urban plaza atmosphere.
Short term patron parking for commercial uses to be provided on streets. All other
parking is to be provided through underground and/or structure parking.
Residential units shall be directly above commercial units. Only minor/limited setbacks
will be considered above the first storey and only if those setbacks are intended to be
accessed for individual use or commercial amenity space. These setbacks are intended
to be sufficient to provide adequate patio/balcony space (approximately 10 ft. depth) for
each residential unit.
Continuous weather protection required for pedestrians on all commercial use frontages.
No drive-through services permitted.
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#5166
25.04.16
#5202
12.09.16

Apartment Mixed Use (west side of intersection of 208 Street and 72 Avenue)
•
•
•
•
•
•

All above policies applies except there is no total limit for commercial floor space.
Commercial floor space for any individual commercial unit shall not exceed 5,000 ft2.
All above policies apply except that the residential density east of 208 Street may be
85 units per hectare (34 units per acre)
Street access determined through the application process.
Adjacent portion of 71A Avenue to be closed.
No parking provided on 208 Street or 72 Avenue.

4.2.11.

Commercial

A Commercial area located at the southeast corner of the 72 Avenue and 208 Street
intersection is intended to provide commercial opportunities within easy walking distance of
local residences.
•
•
•
•
•
•
•
•

Commercial uses shall be limited to retail and personal services and other uses that are
compatible with neighbouring residential uses.
Service stations are not permitted.
Commercial buildings shall not exceed six (6) stories in height with the ground-oriented
commercial required for the first storey.
A minimum three (3) storey commercial building is required immediately adjacent the
intersection
Individual commercial units should not exceed 464.5 m2 (5,000 ft2) in floor area.
Imaginative and high quality architectural design and landscaping is required to create
both enhanced building appearance and character, and safe and secure environments.
Access to the commercial area will be limited to one driveway from each road
(72 Avenue and 208 Street) and restricted to right turn movements only.
Development in this area is subject to a development permit in accordance with Section
4.2.1 of the Willoughby Community Plan.

4.2.12.

Institutional

Sites for a future school and neighbourhood park are located along 206 Street. Buildings
and sites should be sensitively located and designed to maximize accessibility and minimize
conflicts with surrounding residential land uses. Buildings should be oriented towards public
roads. The installation of fences or other visual barriers along 206 Street shall be
discouraged.
Municipal infrastructure, such as stormwater detention ponds, may be located on the school
or neighbourhood park site, provided a suitable, equally-sized, alternative site in an
immediately abutting location approved by the Township and School District is secured and
conveyed to either the Township or School District, as required, prior to development.
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4.2.13.

Special Study Area

The area north of 72 Avenue and east of 210 Street is designated as Special Study Area. A
review of planning policies for this area will be carried out to determine a road network and
land use design that respects the environmentally sensitive nature of the area and the
adjacent agricultural land.
Appropriate policies and land use designations will be added to the Neighbourhood Plan in
the future to replace the Special Study Area designation to address:
land use and density;
alignment of roads;
protection of treed areas;
preservation of views from Glover Road;
minimizing potential land use conflicts along the ALR;
continuity of wildlife corridors and provision of greenways, trails, and public open space;
and
• provision of stormwater management and water and sewer systems.
Amendments may be required to the Yorkson Neighbourhood Plan and the Willoughby
Community Plan. Agreement of the Agricultural Land Commission will be required for any
development proposed within the ALR.

•
•
•
•
•
•

4.3

SPECIFIC 208 STREET DENSITY REVIEW AREA POLICIES

4.3.1. 208 Street Area Character
4.3.1.1.

Identity

208 Street through the Northeast Gordon Estate neighbourhood is envisioned to be a highly
urbanized compact corridor characterized by a vibrant and varied streetscape, with two
walkable, higher density neighbourhood centres at either end. These centres are to be
surrounded by lower density housing and set within a consistent framework designed to
encourage pedestrian activity and interaction of residents and visitors.
4.3.1.2.

Amenity Features

There are four (4) locations identified within the neighbourhood where amenity features can
be developed including;
intersection of 207 Street and 68 Avenue (see Figure 4.4 and Public Art Section 4.3.1.3);
intersection of 208 Street and 72 Avenue (see Public Art Section 4.3.1.3);
south end of 208 Street on the east side of the intersection with the Willowbrook
Connector (see Figure 4.6 and Public Art Section 4.3.1.3); and
• south end of 207 Street at the intersection with 67 Avenue (see Figure 4.5).
These features are intended to act as gateways and landmark features for the
neighbourhood, become focal points and places for people to meet and socialize, and
provide additional public realm space within the neighbourhood.

•
•
•

•
•
•

Amenity features are expected to be fully funded on a per acre basis through the
208 Street Amenity Zoning Policy as amended from time to time (see Map 2 for
applicable area).
Amenity features are to be designed and constructed in substantial accordance with
Figures 4.4 thru 4.9, inclusive.
The Landmark Amenity is a privately owned amenity building with iconic building design
included to make it a focal point for the neighbourhood.
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•

Amenity heritage structures may be located on the Blue Link, Greenways or any other
open space as determined by the Township (see Figure 4.9).
Figure 4.4 Intersection of 207 Street and 68 Avenue
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Figure 4.5 Landmark Amenity Precedent Images

4.3.1.3.

Public Art

Public art features can assist in creating an attractive
neighbourhood with a unique identity. A public art contribution
is required and is collected through a neighbourhood plan
greenway amenity policy tailored for this plan. Contributions
are collected at time of rezoning and placed in an interest
bearing savings account. Public art locations provided in
neighbourhood plans are determined through a public
process.
•
•
•
•

Public Art within the Township of Langley shall be
managed, maintained, and insured by the Township.
Figure 4.6 Precedent Image 208
The Public Art Collection will be managed according to
Street/Willowbrook Connector
appropriate industry standard inventory and
documentation practices.
Incorporation of additional on-site public art in the design of buildings or landscape is
encouraged.
For specific locations for public art see Section 4.3.1.2.
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4.3.1.4.

BLUE LINK

The Blue Link is a public right of way over private land that will
create an interconnection of trails, open space, tree protection and
semi-public child-friendly amenity space while providing stormwater
retention and conveyance. It is also intended to become an
alternate front door with direct or combined access onto the Blue
Link pathway. The Blue Link was created with the cooperation of
the Department of Fisheries and Oceans as a design solution to
provide replacement habitat and stormwater retention and
conveyance for the existing green and yellow coded streams in the
area. Instead of dedication of existing yellow coded streams and
Figure 4.7 Blue Link
combined public pathway within the required set back area this
Example
design allows for developments to retain the land as an amenity
and, as such, on-site densities do not exclude the below top-of-bank area as part of their
density calculation. An emphasis on innovation will be
Figure 4.8 Blue Link Design
required in creating design solutions combining hard and
soft landscaping for completing the vision.
EXISTING
•
•
•
•
•
•

Each development shall integrate a public right-of-way
through the property or share it with a neighbouring
property.
Individual and/or shared direct access onto the Blue
Link from adjoining residential uses is required.
Design of the Blue Link is provided In Figure 5.9 thru
5.13, inclusive and Appendix K and L.
Engineering construction details are provided in the
Gordon Estates Engineering Services Plan.
Limited pedestrian crossings will be permitted and
should be located above the check dam(s).
Landscaping and stormwater maintenance of the Blue
Link is the responsibility of the Township. As the Blue
Link is developed, there will be incremental increases
in the maintenance costs.

4.3.1.5.

Heritage Amenity Feature

TREES

WATER
FEATURE

TRAIL
EXISTING
TREES

Blue Link boundaries expanded to
include stands of significant trees.

Heritage Amenity Structures (see Figure 4.9) are intended
to provide residents an opportunity to reflect on the
Township’s rural past. The design concept is based on the
Tara Farms barn and is reminiscent of farming practice of Northeast Gordon’s past and
which continues nearby. There is an opportunity to provide these structures in all of
Willoughby’s open spaces (parks, greenways, etc.).
•
•
•
•
•
•
•

Structural support material and design are standard.
Multiple segments may be combined to create a longer structure.
Steel cables for structural support represents barn siding supports plants.
Weather protection is intended to be minimal to discourage loitering.
Plantings to either side for shade and aesthetic effect.
Greenway or trail may pass through the structure.
Additional required design elements (wire, cedar shakes, timbers, safety glass, colour,
distressed treatment etc.) are chosen by the developer, but require approval from the
Township.
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•

Optional design elements as required.
o Box light fixture to represent upper window of a barn.
o Signage to indicate open space name.
o Opening on the side to include a bench(es).
o Flowering vines on structure.
Figure 4.9 Heritage Amenity Structure

4.4

LANDSCAPE COMPONENTS

4.4.1. General Landscape Elements
The following general landscape polices shall apply:
•

Incorporate high quality materials and detailing (such as paving materials, patterns and
colours, decorative lighting, site furniture, to create interest, to assist wayfinding, and to
identify building and parking entrances) shall be utilized in areas of prominence
including:
o 208 Street and 72 Avenue commercial area and 207 Street and 68 Avenue (Figure
4.4);
o Pocket Park at or near the intersection of the Blue Link and 71B Avenue (Figures
5.1); and
o all future greenways, Blue Links and other public open spaces (see Section 5.0).
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4.4.2. Trees, Shrubs, and Ground Cover
Trees, shrubs, and ground cover within the public realm are important in reinforcing the look
and feel of the neighbourhood. Tree-lined streets and planted boulevards, in particular, are
an important tool in an integrated stormwater management plan and can significantly
contribute to the overall character of the neighbourhood by:
• creating a pleasing pedestrian scale environment;
• visually softening buildings;
• separating the pedestrian realm from vehicular areas;
• shading pedestrian zones;
• reducing the urban heat island effect;
• creating visual interest;
• facilitating the infiltration of stormwater runoff;
• reducing surface and rain runoff temperatures; and
• intercepting rain in foliage and allowing it to evaporate.
Street trees along all streets with appropriate shrub plantings and groundcover will be
provided in accordance with the layout, function, and programming of the public realm.
Plant material must be non-invasive and shall be highly drought tolerant and should require
minimal to no supplemental irrigation once established.
Vegetation associated with ponds, bioswales, rain gardens, and other Low Impact
Development features adjacent to creeks or other riparian setbacks shall be composed of a
minimum of 50% indigenous non-invasive plants.

4.4.3. Existing Trees
•
•
•

Protection and enhancement of forested areas helps maintain the area’s natural
ecosystems.
Site specific design should take into consideration existing stands of trees for protection
and enhancement.
Tree protection and enhancement shall be subject to the Township’s Subdivision and
Development Servicing Bylaw, Schedule I as amended from time to time.

4.4.4. Street Furniture
Street furniture helps create functional and appealing outdoor spaces for public use. The
inclusion of high quality street furniture attracts users and promotes outdoor activity. Street
furniture shall conform to the Township’s Subdivision and Development Servicing Bylaw as
amended from time to time and generally includes:
• garbage and recycling receptacles;
• benches;
• bollards;
• signage;
• tables;
• tree grates; and
• bicycle racks.
In all areas, elements of street furniture need to be coordinated with each other, their
surroundings, and take into consideration the Township’s Subdivision and Development
Servicing Bylaw as amended from time to time.
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4.4.5. Off-Site Lighting Standards
Ornamental street light fixture design at and near the intersection of 207 Street and
68 Avenue shall be based on the diagram below. All lighting shall conform to the Township
of Langley’s Subdivision & Development Servicing Bylaw as amended from time to time.
Township’s Sample Design (Street Lights)
At and near the intersection of 207 Street
and 68 Avenue along Street Greenway

At and near the intersection of 207 Street
and 68 Avenue

Arms for Banners and
Hanging Baskets

Northeast Gordon

Standard Elements to Contain:
• Higher Level of Detail: Light Mount &
Pole
• Street Lamp
• Pedestrian Lamp
• Signage Integration
• Arms for Banners or Baskets

Standard Elements to Contain:
• Less Detail: Light Mount & Pole
• Street Lamp
• Arms for Banners or Baskets
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4.4.6. On–Site Lighting Standards
•
•
•
•

All on-site lighting shall conform to the Township’s Exterior Lighting Impact Policy as
amended from time to time.
The design of parking areas, streets, and trails shall be guided by CPTED principles
through the use of adequate lighting, resident overview, and other safety measures.
All on-site lighting shall be consistent with the Township of Langley Subdivision and
Development Servicing Bylaw as amended from time to time.
Pedestrian scale lighting shall be provided along all streets, street greenways, and trails
within greenways.

4.4.7. Signage
•
•
•
•
•

All signage shall utilize high quality, durable materials and finishes.
Projecting “blade” signs, using materials and design reflecting the character of the
enterprise, are encouraged to enhance visibility and help animate the streetscape.
Pylon signs are not permitted. Monument signs are encouraged instead of pylon signs.
Provide signage or other interpretive elements along riparian areas to describe the
ecosystems, habitat areas, and range of plant and animal species that may be found
within the neighbourhood.
Educational interpretive signage should describe elements such as historic uses, people,
and features associated with the site, ecosystem function, and indigenous species of
flora and fauna where appropriate and feasible.

4.4.8. Provision of Services and Amenities
•
•
•

Prior to developing, the Development Prerequisites of Section 8.1 and 8.2 shall be
provided.
Greenways shown on the Land Use Plan (Map 2), including but not limited to ecological,
street and recreational greenways, as detailed in Section 5.0, shall be provided as part
of any development proposal.
An Amenity Fee is payable based on a per acre basis for all development applicants
within the 208 Street Density Review area. This fee covers only a portion of the
amenities to be provided in the area. An all-or-nothing bonus density provision will apply
for amenities not covered by the Amenity Fee.

4.4.9. Green Initiatives
•

•
•

Leadership in Energy and Environmental Design (LEED) buildings are encouraged.
Innovation on the design and construction of buildings is encouraged to:
o reduce energy consumption;
o ensure long life for buildings;
o ensure high indoor air quality;
o use resource efficient materials;
o conserve water; and
o reduce waste.
Green roofs and walls are encouraged.
District Energy Systems are encouraged.
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4.4.10.

Utility Boxes

In support of the objective of fostering distinctive, attractive communities
with a strong sense of place, all utilities and similar infrastructure shall
be wrapped with the appropriate material at or near the intersection of
207 Street and 68 Avenue in order to reduce graffiti and improve the visual
aesthetic of the neighbourhood.
Appropriate imagery will need to be investigated with heritage (built or
natural), cultural events or topics, and art being possible options.
Implementation and all costs associated will be the responsibility of the
developer.

4.4.11.

Local Road Gateway

Additional landscaping and signage shall be incorporated into road designs to help create
an identifiable place. Three locations are shown on the Land Use Concept, but others are
encouraged where deemed appropriate. Landscape designs for the gateway shall be
consistent with Figure 4.10.
Figure 4.10 Local Road Gateway
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4.5

HOUSING AND POPULATION ESTIMATES

At the time of buildout (when all residential lands have been developed) it is estimated that the
neighbourhood could have as many as 2580 dwelling units (both single family and multiple
family) and a population of up to approximately 6,200 people. These estimates are based on
assumptions about final development densities and the amount of land available for
development.

4.6

ENVIRONMENTAL PROTECTION AND ECOLOGICAL
GREENWAYS

Worrell and Crush Creeks provide important fish and wildlife habitat and other environmental
benefits, such as stormwater conveyance and passive recreation opportunities. The creek
systems must be protected through the establishment of streamside non-disturbance setbacks.
Both creeks exhibit evidence of severe scour and bank erosion as a result of stormwater
discharges from existing upland land use changes. Stormwater management, sediment and
erosion control techniques and other best management practices that protect the quality and
quantity of surface and ground water shall be required.
Watercourse protection areas shall extend 30 m from the top-of-bank of Class A watercourses
and 15 m from the top-of-bank of Class B watercourses.
In order to protect biodiversity and facilitate movement of wildlife between habitat areas, an
ecological greenway (as detailed in Figures 5.4 and 5.5) is proposed that connects Worrell
Creek to the forested areas north and south of 72 Avenue. The corridor will require a tunnel for
wildlife passage under 72 Avenue, as shown on the Land Use Concept. The exact location of
the wildlife tunnel will depend on the final road network and the point at which major roads (i.e.
arterial and collector) intersect wildlife corridors.
Passive recreation opportunities, such as trails and picnic sites, should be explored provided
they do not negatively impact the habitat value or biological integrity of ecological greenways.
Access from new development to ecological greenways or environmental areas may be
restricted if the access is deemed detrimental to overall biological integrity and viability. Tree
removal shall be avoided and additional native plants may be needed to enhance environmental
areas and/or ecological greenways.

4.6.1. Wildlife Habitat Patch
In accordance with the Township’s Wildlife Habitat Conservation Strategy an
approximate 4,047 m2 (1 acre) Wildlife Habitat Patch shall be secured, enhanced and
maintained for education and recreation opportunities at or near the intersection of
207 Street and 71B Avenue by means of the 208 Street Amenity Zoning Policy. This patch
provides food and foraging opportunities for wildlife and serves as a small node in a network
of greenways within the plan area and extending throughout Willoughby.
• Protect vegetated areas from intrusion as needed.
• Provide low impact access for people.
• Provide interpretive signage as warranted.
• Provide additional amenity where warranted while keeping the overall protection of the
area the priority.
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4.7

TREE AND VIEW PROTECTION

The neighbourhood includes several forested areas identified as priorities for tree protection,
including the forests and riparian areas associated with Worrell and Crush Creeks, the stand of
coniferous trees at 207 Street and 72 Avenue, and the trees along the 210 Street corridor
(adjacent to the Agricultural Land Reserve). Protection of trees as residential development
occurs necessitates judicious tree management and compatible development strategies.
Significant trees shall be protected in accordance with the Township’s Subdivision and
Development Servicing Bylaw – Schedule I as amended from time to time. Trees should be
protected by clustering development to create tree retention areas and/or through sensitive site
and building design on individual sites.
With respect to land clearing, the Township encourages developers to comply with the
requirements of the Ministry of Environment, Lands and Parks, which administers the
B.C. Wildlife Act.
Where the removal of natural vegetation from development sites is approved, replanting or
landscaping with predominantly indigenous species shall be required. Salvaging of native
plants (e.g. 30% of removed vegetation) for replanting in environmental areas and greenways
will be encouraged.
Development permit provisions for development within 300 metres of the eastern edge of the
neighbourhood plan area are designed to protect the treed view of the escarpment from Glover
Road. These measures will require the use of materials used for the exterior of new buildings
shall be natural earth-tone colours to blend with the natural, treed environment.

4.7.1. 208 Street Area Tree Retention Clusters
Retention of large stands of evergreen treed helps protect the cultural landscape by
maintaining the views of the treed escarpment form the Milner Valley. Tree stands along the
Blue Link will be retained through a combination of the Township’s Tree Retention Bylaw
and by expanding the average width of the corridor to include existing trees (see Figures
4.8, 5.9 and 5.10).

4.8

URBAN/ALR EDGE

Northeast Gordon Estate’s entire eastern boundary is immediately adjacent to the Agricultural
Land Reserve and is susceptible to many rural-urban interface conflicts. To mitigate these
conflicts the following actions shall be encouraged through use of a density bonus:
1. The creation of new roads adjacent to the ALR boundary shall be prohibited.
2. A landscaped buffer adjacent to the ALR boundary shall be secured by dedication, as
shown in Figures 5.15, 5.16 and 5.17. Existing trees shall be preserved and the buffer
may also be enhanced with native plants.
3. A 3.0 m wide trail shall be constructed in the landscaped buffer or greenway, as shown
in Figures 5.15, 5.16 and 5.17.
In addition, principal buildings located adjacent to the ALR boundary shall be set back 30 m
from the urban/ALR boundary and accessory buildings shall be set back 15 m. Notification shall
be provided on new property titles indicating the proximity to ALR lands and the potential for
sound, odour and airborne impact from normal farm activities. Agricultural awareness signage
shall be provided advising of farm activities.
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4.9

HERITAGE VALUES

Protection of the Milner escarpment’s visual and historical significance can be achieved through
various bonus density provisions and tree protection and replacement strategies as noted in
Section 4.7. Implementation of these strategies shall be emphasized for the larger forested
areas and along the Agricultural Land Reserve boundary. It should be recognized that the
urbanization process will occur over a number of years, and the escarpment’s image and
character will evolve and regenerate as new trees grow and mature with the neighbourhood.
The preservation, retention, and restoration of the identified heritage homes, the Edward Deglan
House at 6879 206 Street and the McGillivray House at 21031 72 Avenue is encouraged. If
possible the home should be integrated into future development and upgraded to meet current
standards. The Township should work closely with the affected property owner and consider
variations to density, siting, use and other regulations to achieve favourable outcomes.
Further recognition of Northeast Gordon Estates cultural heritage is reflected through the
provision of heritage amenity structures (see Section 4.3.1.5).

4.10 SAFETY AND SECURITY
Safety and security are cornerstones of livable neighbourhoods. Opportunities for ensuring the
safety and security of residents include land use policy and urban and landscape design
considerations:
1. 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.
2. Opportunities for criminal activity should be reduced or eliminated through the
implementation of accepted principles of “crime prevention through environmental
design” (CPTED).
3. Buildings should be designed with an outlook towards streets and greenways, rather
than inward-looking or gated enclaves. Gated communities will not be permitted. This
enables greater neighbourhood surveillance by providing more “eyes on the street.”
4. 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, and egress from,
the greenway should be provided.
5. To encourage active use at various times of the day, the neighbourhood park should
include amenities for various age groups and activities (i.e., opportunities for passive
and active recreation).
6. The greenway system is intended to provide an alternative route for bicycles,
pedestrians, and other non-motorized forms of transportation while addressing issues of
adjacent property privacy and safety for users.
7. The introduction of sidewalks and walkways will create a separation for pedestrians and
automobiles throughout the neighbourhood.
8. Enhanced pedestrian safety will be required along high traffic volume neighbourhood
roads (such as 208 Street and 72 Avenue), adjacent to the neighbourhood
park/elementary school sites, and other locations to be determined by the Township.
9. Street bike lanes will be provided on 208 Street and a wider shared curb lane will be
provided on 72 Avenue.

Page 29

5.0

COMMUNITY FACILITIES

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

5.1

PARKS

The Township of Langley has secured a neighbourhood park site in the neighbourhood.
Located along 206 Street, the 2.0-hectare (5.0 acre) park is of sufficient size to satisfy the needs
of the future residents. The neighbourhood park is intended for intensive recreation activities,
such as playing fields and playgrounds. It is located immediately adjacent to the proposed
elementary school allowing for Township and School District to coordinate site and facility
design and programming.

5.1.1 Pocket Parks
Pocket Parks are about one acre in size and provide a child play area, open grassed area,
and landscaping. They are used for passive and active recreational activities, youth, and
families and act as a neighbourhood focal point.
• Location of the park shall be at the north end of the Blue Link and south of 71B Avenue
and designed and constructed generally in accordance with Figure 5.1.
• Funding to be provided on a per acre basis through the 208 Street Amenity Zoning
Policy as amended from time to time (see Map 2 for applicable area).

5.1.2 Urban Green
Urban Greens are about 1,012 m2 (1/4 Acre) in size and provide a predominantly hard
landscaped urban public open space. The space will provide workers, patrons and local
residents an opportunity to recreate near the neighbourhood core.
• Location for the Urban Green is immediately adjacent the apartment mixed use area
south of 68 Avenue and designed and constructed generally in accordance with
Figure 5.2.
• Funding to be provided on a per acre basis through the 208 Street Amenity Zoning
Policy as amended from time to time (see Map 2 for applicable area).
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Figure 5.1 Pocket Park
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Figure 5.2 Urban Green
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Figure 5.3 Urban Green Precedent Images
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5.2

GREENWAYS / TRAILS

An ecological greenway will be provided in the neighbourhood. While its primary purpose is to
serve as a wildlife corridor between forested areas, it can also accommodate a pedestrian trail,
provided the trail is sensitively designed to avoid unnecessary environmental impacts. The
general location of the greenway is shown on the Land Use Concept (Map 1 and Map 2).
The ecological greenway shall extend around the Worrell Creek protection area and continue
north to 72 Avenue in a 30.0 metre (98 feet) wide corridor, including a 3.0 metre (9.8 feet)
recreational trail. Existing vegetation shall be retained and enhanced with native plantings, as
required. Wildlife tunnels should be installed where major roads intersect wildlife corridors. The
Worrell Creek environmental protection area trail shall be located outside the protective setback
above the creek’s top-of-bank. The trail will be 3.0 metres (9.8 feet) wide and constructed of
asphalt.
A system of walking/cycling trails along key roads promotes access throughout the
neighbourhood and linkages to important neighbourhood amenities, such as the 206 Street
school/park sites. Trails located along roads shall conform to the Urban Greenway standard,
consisting of a 3.0 metre (9.8 feet) concrete trail and landscaping within a 4.5 metre (14.8 feet)
right-of-way. Driveway crossings of greenways shall be discouraged. Where there is no
alternative, driveways should be consolidated and intersections with greenways designed for
the safety of greenway users. Trails connecting roads shall include a 3.0 metre (9.8 feet)
asphalt trail and landscaping within a 6.0 metre (19.7 feet) right-of-way.
A 3.0 m wide trail will also be provided through the Urban/ALR Interface along the ALR
boundary.
Where greenways and municipal trails cannot be provided through the density bonus
mechanism, the Township will consider using provisions of Section 941(1) of the Local
Government Act to provide land for these purposes.
Table 5.1 Greenway/Trail Standards
Greenway
Ecological Greenway
Creek Greenway
Street Greenway
Blue Link
Recreational Greenway
Other Greenways
Urban/ALR Interface

Standard
30 m minimum with 3.0 m shared use sidewalk–
4.5 m minimum with 3.0 m shared use trail –
4.5 m minimum with 3.0 m shared use sidewalk–
10 m minimum, average 15 m with 3 m wide public
right of way,
6.0 m wide, 3.0 m wide shared use trail
minimum 6.0 m if not adjacent to road, 4.5 m
adjacent to road, with 3.0 m shared use trail 15 m minimum (7.5 m minimum where there is a
road between the ALR boundary and urban
development) with 3.0 m shared use sidewalk–

Reference
Figures 5.4 and 5.5
Figure 5.6
Figure 5.7
Figure 5.9 thru 5.13,
inclusive
Figure 5.8
Figure 5.14
Figures 5.15, 5.16 and
5.17
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Figure 5.4 Ecological Greenway Cross-Section
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Figure 5.5 Ecological Greenway Plan View
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Figure 5.6 Creek Greenway Cross-Section

Figure 5.7 Street Greenway Cross-Section

Figure 5.8 Recreational Greenway Cross-Section
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Figure 5.9 Blue Link Plan View

Page 38

Figure 5.10 Blue Link Cross-Section
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Figure 5.11 Blue Link Precedent Images

Page 40

Figure 5.12 Blue Link Precedent Images
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Figure 5.13 Blue Link Mid-Block Crossing

Figure 5.14 Other Greenways Cross-Section
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Figure 5.15 Urban/ALR Interface (15m) Cross-Section

Figure 5.16 Urban/ALR Interface Plan View
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Figure 5.17 Urban/ALR Interface (7.5m) Cross-Section

5.3

SCHOOLS

As there are presently no schools within the neighbourhood, students currently attend nearby
schools including Willoughby Elementary, Langley Meadows Elementary and Mountain Senior
Secondary.
It is estimated that the Northeast Gordon Estate neighbourhood will generate approximately
450 elementary students and 355 secondary students at buildout. In anticipation of this, School
District 35 (Langley) has acquired a 2.0-hectare (5.0 acre) school site on 206 Street, but it will
not be developed until such time that it is warranted by local population growth.

6.0

INFRASTRUCTURE AND SERVICING

6.1

TRANSPORTATION

A traffic impact study was undertaken for the Northeast Gordon Estate Neighbourhood to:
determine the number of trips generated by the anticipated development and the traffic
distribution pattern;
• review the impact on the surrounding road system; and
• recommend road improvements in terms of roads, pedestrian, bicycle and transit facilities
that will ensure acceptable traffic operations to meet the traffic demands projected for the
2021 horizon.
The neighbourhood is at present primarily semi-rural in nature and, as a result, the roadway
system features two-lane rural roads with open ditches on both sides, and relatively light traffic
volumes. Traffic patterns in the region are dominated by the influence of the 200 Street
corridor, and the 200 Street interchange. The interchange, in combination with the 208 Street
corridor extension from 64 Avenue to Walnut Grove, north of Highway 1, has provided options
for north-south traffic between Walnut Grove and the Willowbrook area and City, but has
resulted in high volumes of traffic along 208 Street through the neighbourhood. Within the study
area, the only existing traffic signal is located at the intersection of 72 Avenue and 208 Street.
The remaining internal intersections are mainly stop controlled T-intersections with priority given
to the major road.

•

Additional traffic analysis information can be found in the Gordon Estates Engineering Services
Plan accompanying the Neighbourhood Plan.
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6.1.1. Roads
Roads within the Northeast Gordon Estate Neighbourhood are classified as follows:
•
•
•

Arterial Roads: 72 Avenue/Crush Crescent, 208 Street,
Collector Roads: 206 Street, 70 Avenue and 68 Avenue
Local Roads: All other roads including the proposed 69 and 70 Avenue connections
between 207 and 208 Street.

The Willoughby Connector is proposed to connect Highway 1 (at 216 Street) to the Langley
Bypass (at 208 Street) and will pass through the Northeast Gordon Neighbourhood. For the
purposes of this plan, it is assumed that it will approach the neighbourhood from the north
along 212 Street and will turn west and intersect with 208 Street at 74B Avenue. The
ultimate alignment has not yet been determined.
The following intersection and road upgrades have been identified as being necessary to
accommodate future traffic within the neighbourhood.
Intersections:
•

•

•

•

•

208 Street / 68 Avenue intersection – The laning configuration for this signalized
intersection consists of one left turn lane plus two through lanes on the northbound and
southbound approaches and one left turn lane plus one through lane on the eastbound
and westbound approaches. The traffic signal requires a two phase operation. Left turn
phases may be considered in the northbound and southbound directions dependant on
future traffic demands.
208 Street / 70 Avenue intersection – The laning configuration for this signalized
intersection consists of one left turn lane plus two through lanes on the northbound
approach. The southbound approach will have one left turn lane, two through lanes and
a right hand turn lane. The eastbound and westbound approaches will have one left turn
lane and one through lane on each approach. Left turn phases may be considered in
the northbound and southbound directions dependant on future traffic demands.
208 Street / 72 Avenue intersection – A Synchro analysis indicated that on the
northbound approach the intersection requires a dual left turn lane plus three through
lanes, whereas, the southbound approach features a single left turn lane plus three
through lanes. The eastbound approach also features a dual left turn lane plus two
through lanes. The westbound approach features a single left turn and two through
lanes. The traffic signal is expected to provide protected left turn phases on the
northbound and southbound approaches and protected-permitted left turn phases on the
eastbound and westbound approaches.
72 Avenue / 206 Street and 72 Avenue / 210 Street intersections – Laning at these
intersections consists of one left turn lane plus two through lanes on the eastbound and
westbound approaches, and one left turn lane plus one through lane on the northbound
and southbound approaches. A simple two-phase operation traffic signal is proposed at
this intersection. Left turn phases may be considered in the eastbound and westbound
directions dependant on future traffic demands.
68 Avenue / 206 Street intersection – Laning at this unsignalized intersection consists of
one in each approach direction. It is currently proposed to have a roundabout installed at
this location.
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•

69 and 71 Avenue / 208 Street - Laning at these unsignalized intersections consists of
one right-in and one right-out turn lane on all approaches to 208 Street. Free flow will be
provided for the northbound and southbound through-lanes on 208 Street. Left turn
access will not permitted and will be restricted through the installation of a raised
median.

Road Sections:
•

•

•
•

208 Street – This corridor features a four lane cross section south of 70 Avenue and a
six lane cross section between 70 Avenue and 72 Avenue. The intersection of
208 Street and 72 Avenue will also have dual left turn lanes in the eastbound and
northbound directions and single left turn lane in the southbound and westbound
directions. This arterial road also provides a landscaped median, a 1.5 meter wide bike
lane, a 4 meter boulevard and a 4.5 meter greenway on each side of the road. The right
of way width excluding greenways ranges from 37.3 meters to 40.8 meters from
70 Avenue to 72 Avenue, and 30 meters on the rest of the road. The 40.8 meters are
required to provide the dual left turn lane plus taper at the 72 Avenue/208 Street
intersection.
72 Avenue – This corridor features a four lane cross section plus left turn lanes at
206 Street, 208 Street, 210 Street and 211 Street intersections. A dual left turn lane will
be required in the eastbound direction at the intersection of 208 Street. This arterial
corridor includes 1.5 metre wide bike lanes on both sides of the road, a landscaped
median, a boulevard and greenway on both sides. The right of way of this corridor is
30 meters. 72 Avenue at 211 Street must be upgraded to a 60 km arterial road
standard and will require more right-of-way to correct safety concerns at this curve.
206 Street - This collector road features a two lane cross section with a parking lane and
a landscaped sidewalk on the east side and a planted swale and a greenway on the
west side. The right of way excluding the greenway is 20 meters.
68 Avenue Street – This collector road features a two lane cross section, plus a parking
lane and a landscaped swale on the south side. The right of way, including the swale, is
20 meters.
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A summary of the road right-of-way requirements is provided in the following table.

Municipal trail
(sidewalk) width(5)

Greenway width(4)

Bike lane width(3)

Median

On-Street Parking

Travel lanes(2)

Dedication

Class(1)

From/To

Road

Table 6.1 Road Standards

208 St.

67 Ave.
to 70
Ave.

A

30m

4

no

yes

1.5m

4.5m
both
sides

3.0m

208 St.(7)

70 Ave.
to 72
Ave.

A

37.3m at
70 Ave.
widening
to 40.8m
at 72 Ave.

6

no

yes

1.5m

4.5m
both
sides

3.0m

72
Ave.(6)

206 St.
to
Crush
Cres.

A

30m6

4

no

yes

1.5m

4.5m
both
sides

3.0m

68 Ave.

207 St.
to 208
St.

C(Ma)

20m

2

1 side

no

N/A

5m
north
side

1.5m

206 St.(8)

68 Ave.
to 72
Ave.

C(Ma)

20m

2 (1)

1 side

no

N/A

7.5m
one side
west

1.5m/3.0m

Other
roads (2)

all

L

16.8/20.0
m

2

1 side

no

N/A

N/A

1.5m (1
side)/1.5m
both sides

(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)

A - Arterial; C – Collector (Ma = Major, Mi = Minor); L – Local
Arterial and Collector roads have left turn lanes at major intersections
Bike lanes inclusive of the ROW
Greenway is in addition to the ROW; both = both sides of the roadway; heading = side of
roadway with greenway
The sidewalk is inclusive of the ROW and can meander into the greenway
Additional ROW required for dual EB left turn lane at 208/72
Additional ROW required for dual NB turn lane at 208/72
There is no “half road” standard for the visual green streets so the full width of the ultimate
right-of-way must be secured.
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6.1.2. Visual Green Streets
In order to promote a sustainable community and improve stormwater
management, unique road cross sections have been developed for the
neighbourhood. These roads, termed “Visual Green Streets,” have
been specifically designed to promote stormwater volume control in an
area characterized by a lack of subsurface infiltration capacity.
Visual Green Streets minimize impervious areas and increase
opportunities for infiltration by incorporating roadside swales, reduced
road widths, parking standards and sidewalk requirements and
opportunities for pervious driveways. The environmental benefits of
swales include extending the surface contact of the runoff, slowing
down water through greater surface infiltration, and cooling and
cleansing runoff water. Native plantings within the swales help to
maximize evapotranspiration.
To prevent erosion within the swales flow rates are limited through the use of overflows into
the storm sewer system. In this manner the base flow in the swales will be maximized while
providing erosion control without the use of extensive hard surfacing or rip rap.
All green infrastructure is located within the standard road right-of-way. Visual green streets
are proposed for collector roads (206 Street and 68 Avenue) and local roads. The 16.8
metre right-of-way is for compact lots, while the 20 metre right-of-way is to be used in all
other situations. The visual green street standard is not required for cul-de-sac roads less
than 75 metres in length (as measured from the cross street to the base of the bulb). Note:
There is not a “half road” standard for the visual green streets, therefore, the full width of the
ultimate right-of-way must be secured and constructed at the time of development.
Visual Green Street cross sections and related details are located in Appendices A to I and
are subject to minor variation amendments, as necessary, subject to the acceptance of the
Township. A Blue Link has been designed to replace the Visual Green Street concept within
the 208 Street Density area (see Section 4.3.1.4).

6.1.3. Transit
TransLink has advised that there is no current plan to expand the transit system within
Langley in the short term. However, an update of the transit plan is anticipated in the future.
This update will determine the expansion needs within the next five years. Additional routes
will be provided when warranted by sufficient demand.

6.1.4. Pedestrian and Cycle Facilities
Shared use sidewalks will be provided on both sides of arterial roads (72 Avenue and
208 Street) along the 4.5 meter greenway. On 206 Street and 67 Avenue, a 4.5 meter
landscaped greenway (with 3.0 meters multipurpose asphalt path) will be provided on one
side of the road and a sidewalk on the other. A standard collector road includes sidewalks
on both sides.
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Bike lanes featuring 1.5 meter width, will be provided on both sides of 208 Street.
72 Avenue will also have 1.5 metre wide dedicated bike lanes on both sides. A multiuse
pathway is also provided on both sides of both arterial greenways. These facilities will
provide connectivity throughout the study area and the Township.

6.1.5. Driveway Access To Roads
Driveway access to roads will be permitted according to the following table.
Table 6.2 Driveway Access
Individual Driveway Access Permitted From
ROAD CLASSIFICATION(1)

SINGLE FAMILY

STRATA MULTI-FAMILY

Lane

Yes

Yes

Local

Yes

Yes

Collector

Yes, except along
west side of 206 St.

No(3)

Arterial

No(2)

No(3)

(1)

As per P-1 Schedule of the Subdivision and Development Servicing Bylaw Policy or
road classification designations of the Neighbourhood Plan, all driveways shall
comply with Section R16 of Schedule B of the Subdivision and Development
Servicing Bylaw, as amended from time to time. When a development abuts roads
of different classifications, the driveway shall be located to access the lower
classified road.

(2)

Single family may front onto an arterial or major collector subject to the access
driveway being provided from a rear lane, registration of a covenant for no on-street
parking and no direct access, and an enhanced building design standard facing the
road. Single family may also back onto an arterial or major collector subject to
compliance with enhanced fence/landscape/building design standards and
registration of a covenant for no on-street parking and no direct access.

(3)

Common project access only to the acceptance of the Township.

Direct vehicle access from new residential development to arterial roads shall not be
permitted; new development may back onto arterial roads, use frontage roads, or, where
merited by site-specific conditions, employ rear lanes, provided each new lot has four offstreet parking spaces. Residential development immediately adjacent to park or school sites
shall provide vehicular access from frontage roads or rear lanes.
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6.2

WATER

Northeast Gordon Estate is supplied with water from the Willowbrook and Willoughby water
network. A strategy for water distribution throughout this area was initially developed in 1999
and is outlined in a report titled “Township of Langley: Water Distribution System Study” by
Associated Engineering. The concepts outlined in the report remain valid today, and some of
the recommendations have already been implemented. Additional water system information
can be found in the Gordon Estates Engineering Services Plan accompanying this
Neighbourhood Plan.

6.2.1. Existing Conditions
The study area is divided into two pressure zones. Generally speaking, lands located above
the 50 m contour are serviced from the Willoughby PZ 131 m pressure zone and lands
below the 50 m contour are serviced from the Willowbrook PZ 81 m pressure zone.
Presently, land above the 50 m contour is supplied from a GVWD supply main on 204 Street
at 73A Avenue. Pressure is maintained through the Willoughby Booster Station. This station
has a firm capacity of 620 l/s. The GVWD main has sufficient capacity to provide adequate
flows to meet peak demands, including fire flows.
Land below the 50 m contour is supplied with water directly from the Jericho Reservoir. A
dedicated supply main runs from the Jericho Reservoir within the 206 Street right-of-way,
south to the Willowbrook pressure zone. Pressure reducing valves between the two zones
control the flow of water and pressure into the Willowbrook PZ 81 pressure zone. The
Jericho Reservoir is the only storage facility serving the Willoughby/ Willowbrook area. It has
a storage capacity of 4,600 cubic metres. The Jericho Reservoir is supplied through a
connection to the GVWD trunk watermain at 204 Street and 82 Avenue, and from the
Strawberry booster station in Walnut Grove.
A small development area east of 208 Street, and south of 70 Avenue, is serviced as a
pressure zone of 96 m, fed from the 131 m Willoughby Pressure zone.

6.2.2. Future Conditions
The GVRD plans to construct a regional reservoir at the Jericho location in 2014. This
larger facility will provide both regional and municipal service and will ultimately replace the
present facility. The feed to Willowbrook 81 m Zone will be directly off this reservoir.
The Willoughby Booster Pump Station, which provides service to the 131 m pressure zone,
will require replacement of the two 40HP pumps with pumps of greater capacity. The
staged expansion is already incorporated into the existing development cost charge for
water.
A future connection is slated between Milner and the Willowbrook 81 m zone along
210 Street between 208 Street and Crush Crescent. This will change the pressure zone
adjacent to 208 Street south of 68 Avenue, to the 81 m zone.
Additional water information can be found in the Gordon Estates Engineering Services Plan
accompanying this Neighbourhood Plan.
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6.3

SANITARY SEWER

Development in this area requires connection to the municipal sanitary system. Municipal
collection of sewage in this area is conveyed via a trunk sewer along 67 Avenue and 203 Street
to the GVS&DD Connector #1 trunk sewer, for treatment at the Annacis Island Wastewater
Treatment facility. Extra capacity to allow servicing of the future Smith NCP area through NEGE
is required. Additional sanitary sewer information can be found in the Engineering Services Plan
accompanying this Neighbourhood Plan.

6.3.1. Existing Conditions
Northeast Gordon Estate today is a partially developed residential area. Large rural
properties are served by individual septic sewer systems. Newly developed areas all drain
south to the Southwest Gordon Estate Neighbourhood along 67 Avenue, and further on to
an extension of a pressure sewer along 203 Street that runs south to the existing GVRD
trunk sewer located further to the south.

6.3.2. Future Conditions
The proposed sanitary sewer system provides a gravity drainage system to the greatest
possible area, thus reducing to a minimum the requirement for lift station capacity. Some
sections of the existing collection system will require upgrading to provide sufficient capacity
to meet the needs of the increased 208 Street density and the updated NEGE NP.

6.4

STORMWATER DRAINAGE

For this Neighbourhood Plan, a progressive rainwater management system has been developed
that provides innovative techniques in an area where there is little infiltration capability due to
subsurface conditions. This system builds on the criteria established in the Storm Water
Guidebook for British Columbia (2003) and the follow-up publication Beyond the Guidebook
2010, documents which outline the need to “detain, retain and convey” stormwater and
protect/restore urban watersheds. Further, the drainage strategy achieves the Township of
Langley’s accepted level of drainage service and flood protection, while maximizing
preservation of natural drainage patterns. Additional stormwater management information can
be found in the Gordon Estates Engineering Services Plan accompanying this Neighbourhood
Plan.

6.4.1. Existing Conditions
The neighbourhood does not currently have an established piped drainage system and
instead relies on a system of roadways and ditches to service suburban land uses, except
where development has occurred since the original plan was adopted. The headwaters of
Crush and Worrell Creeks, which feed into the Nicomekl River, are located in the
neighbourhood. The area is characterized with a mix of mature mixed forest within existing
riparian areas and less mature upland forest in the central area of the neighbourhood. It
abuts the Agricultural Land Reserve on the southeast, future urban development north of
72 Avenue and to the west, and the Southwest Gordon Estate urban neighbourhood to the
south.
Existing runoff rates are relatively high as the underlying soils have limited capability to
infiltrate water, especially when saturated in the wet winter months. Even so, as the area
develops there will be an increase in impervious areas, such as roadways, driveways,
sidewalks, and rooftops, which will result in increased runoff from the lands. The extra
runoff must be managed to minimize the effects of higher discharge rates and run-off
volumes as compared to pre-development conditions. As well, urban land uses typically
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result in degradation of water quality of runoff as the concentration of contaminants in the
runoff increases, and this must be addressed to protect downstream fish habitat.

6.4.2. Future Conditions
In the preparation of this neighbourhood plan the Township of Langley developed a
rainwater management system based on Fisheries and Oceans Canada current guidelines
for managing runoff from rain events. The three rainwater management components in the
guidelines are:
Rate of Discharge Control
An increase in impervious area resulting from development results in higher discharge rates
occurring in shorter periods of time during a rainfall. The rate of discharge from the
Neighbourhood Area will be controlled to predevelopment rates in accordance with the
Township’s Subdivision and Development Servicing Bylaw, through construction of
stormwater detention ponds. The system will capture and detain as large a volume of
rainwater as practical, while providing flood protection for the future development within the
neighbourhood. As well, rainwater management measures will be used to increase the
length of time runoff is retained on each site.
Volume Control
Another effect of an increase in impervious area is an increase in the total volume of runoff
due to a reduction in the area available for infiltration and the reduction in tree canopy
(evapotranspiration). Although the underlying soils are relatively impervious, some water
does infiltrate and rainwater management systems will be provided to duplicate the
predevelopment rates. The concepts that are adopted are based on managing runoff at the
source points, or “source controls”. Landscaping and plantings that promote the retention of
stormwater will be provided on development sites and other areas.
Water Quality Control
As land use changes and the amount of impervious areas increase, there is an increase in
the level of contaminants found in runoff. It can be countered by filtering the runoff through
absorbent soils, by detaining water in detention ponds, by introducing oil-water separators
and oil-grit traps, and so on.
To mitigate the effects of the increase in impervious areas resulting from development in the
Northeast Gordon Estates, various rainwater management measures will be implemented as
development proceeds. They include:
Stormwater Detention Ponds - the piped flows at or near the lowest point of each subcatchment area that is within the neighbourhood plan area are directed to detention ponds.
The outlet pipes from the ponds are throttled to reduce the outflow to predevelopment rates,
which have been established for the 2, 5 and 100 year design storms. The detention
facilities are intended to have a permanent pond area that encourages the settlement of
suspended solids in runoff and plantings that provide bio-filtration of dissolved materials. A
conceptual layout for a bio-filtration pond is provided in Appendix J.
Source Control Measures to be used in the neighbourhood and on road Right-of-way areas
(where applicable). They include:
•
•

Disconnected roof downspouts where rain water is directed to splash pads and pervious
areas rather than to a storm sewer;
Permeable surface options for sidewalks and pathways;
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•

•

•
•
•
•

Infiltration systems comprising 5% of the total area of the development sites and
roadways, able to store a 300 mm depth of runoff to maximize long duration infiltration. A
low-flow under-drain will be provided for base flow augmentation to downstream
watercourses;
Topsoil retention and enhancement – the rainwater management system requires the
retention and enhancement of native topsoil throughout the neighbourhood. This will
involve creating an engineered topsoil blanket that is equivalent to the surficial
predevelopment soils and their moisture holding capacities. Wherever possible native
vegetation will be retained and supplemented. To maintain and to augment rainwater
capture, a 450 mm thick topsoil blanket will be provided over those areas not covered by
hard surfaces following development;
Absorbent landscaping/planting, to promote retention of rainwater;
In multi-family developments, oil/water separators and/or vortex separators;
Oil/grit traps on catch basins in roadways; and
Regular street-sweeping and catch-basin cleaning.

Visual Green Streets – 204 Street, 206 Street, and 68 Avenue will be constructed with
swales, reduced road width, parking and sidewalk standards to minimize the amount of
impervious areas, while planting within the swales will contribute to
evapotranspiration. (Additional detail is found in Section 6.1.2.) It is intended that the
vegetated swales will function similarly to a typical upland ephemeral stream while cleansing
the surface runoff.
Blue Link Corridors – between the multifamily designations located approximately between
207 and 208 Street will be a 15 m wide (average) corridor with a pathway and runoff
management measures. Runoff from the 207 Street multifamily land uses will be conveyed
to the corridor, and a series of overflow weirs and check dams will create pool systems to
retain and infiltrate water, and corridor plantings will promote evapotranspiration. Conceptual
plans of the Blue Link Corridors are provided in Section 4.3.1.4.
In summary, the type of land uses proposed for the Northeast Gordon Estates
Neighbourhood and the 208 Street Corridor typically result in increases in rainwater runoff
rates and volumes, and degraded water quality in the runoff. To counter these impacts, the
development of the area will be accompanied by measures designed to mimic the natural
hydrologic response of the watershed to rainfall. These rainwater management measures
control runoff to pre-development flow rates, duplicate pre-development runoff volumes, and
treat runoff to remove contaminants. The completed neighbourhood will meet the rainwater
management criteria established in the Township’s Subdivision and Development Servicing
Bylaw, in line with the objectives set out by the Storm Water Guidebook for BC and
Fisheries and Oceans Canada.

6.5

HYDRO, TELECOMMUNICATION AND STREET LIGHTING

Main feeder lines are located along 208 Street and 72 Avenue. The overall capacity of the
system is sufficient to accommodate future demand. As stipulated in the Township’s
Subdivision and Development Servicing Bylaw, new hydro (except three phase) and
telecommunication lines are to be underground. Street lighting shall be provided on all streets
in accordance with the Subdivision and Development Servicing Bylaw as amended from time to
time and the Visual Green Street standards.
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7.0

FINANCIAL STRATEGY

The financial plan for the Northeast Gordon Estate Neighbourhood is based on a series of
fundamental assumptions that include:
1. The property owner or developer is financially responsible for a local (or base) servicing
standard.
2. The Development Cost Charge (DCC) program is based on the principle that the funds
are only for the “over sizing” component - defined as the incremental cost difference
between the local (or base) standard and the trunk or arterial standard. The only
exception to this principal is non-lineal infrastructure facilities, such as community
detention ponds, sanitary lift stations, traffic signals, etc. in which the entire cost is
included in the program.
3. Financing arrangements between the property owner or developer and the Township
could be used to make up any shortfall in DCC’s such as Development Cost Charge
Frontender Agreement (DCCFA), Development Works Agreement (DWA), etc.
4. In the Township of Langley, development of new neighbourhoods is driven by the
development community. Infrastructure installed by the development community is in
accordance with the engineering servicing plan that will support the development as well
as the overall Township servicing plan. Once infrastructure is installed and “accepted” by
the Township, taxpayers are responsible for the operation and maintenance.
New infrastructure is financed from two sources:
1. The Township can install new infrastructure through securing DCC’s collected by the
development community, subject to Council approval, or
2. Developers pay for new infrastructure directly. As noted above, the developer is eligible
for all or part of any “over sizing” costs by cost rebated through a reduction in DCC(s) or
other relevant cost recovery mechanisms.
Usually, the infrastructure for a new neighbourhood is installed solely by the developers.
Sanitary sewer, drainage, water, roads, and pedestrian greenway networks, as well as school
and park requirements for this neighbourhood have been determined for the population and
urban form that is forecast to be in place when the neighbourhood is completed. Integration of
these components within the Township’s other planning processes must be an ongoing process.
This process provides a “self-correcting mechanism” to accommodate changing conditions. A
similar formal process using “memoranda of understanding” between the Township and external
agencies such as the Department of Fisheries and Oceans and TransLink are also part of an
ongoing process.
The principles that will be followed in funding projects in Northeast Gordon Estate are as
follows:
1. The Township will not contribute funds over and above what can be provided through
DCC funds available for the area.
2. The Township will not finance servicing the neighbourhood.
3. The Township will not assume financial risk for providing services to the neighbourhood.
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. Documented
agreements identifying any shortfalls should be in place prior to rezoning of the relevant portions
of the Northeast Gordon Estate Neighbourhood Area.
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The bylaws relating to cost recovery, such as development cost recovery and taxation, will be
refined from time to time. Any changes to these should continue to reflect the principles set out
here.

8.0

IMPLEMENTATION

Development of the Northeast Gordon Estate neighbourhood will proceed in phases defined by
engineering servicing areas and roads. Major roads and engineering services, including
drainage, water and sanitary sewer infrastructure, community storm detention ponds and road
dedications, widenings and rights-of-way, must be available to accommodate the proposed
development. The extent, sizing (in terms of supply or capacity), location and funding of these
services must be acceptable to the Township prior to the adoption of a rezoning bylaw.

8.1. GENERAL DEVELOPMENT PREREQUISITES
The following general prerequisites must be satisfied prior to the adoption of a rezoning bylaw:
8.1.1. the designated elementary school site must be secured (a site on 206 Street has
been secured subject to Section 8.1.3) on a level site, not on an arterial road;
8.1.2. the designated neighbourhood park site must be secured (a site on 206 Street has
been secured subject to Section 8.1.3) on a level site, not on an arterial road and
adjacent the school site;
8.1.3. prior to each stormwater catchment area opening up for development the required
community stormwater detention site must be secured either by the Township or the
development proponents and must be located to serve the entire storm catchment
area as defined in the Engineering Services Plan. Interim on-site detention will not
be allowed. If a development proponent wishes to locate a stormwater detention
pond on the school or neighbourhood park site a suitable, equally sized, alternative
site in an immediately abutting location approved by the Township and School
District must be secured and conveyed to either the Township or School District, as
required, prior to development;
8.1.4. the off-site drainage outfall systems from the neighbourhood plan area must be
clearly defined, planned and constructed down to North Creek as the local branches
of North Creek, Worrell and Crush Creeks traverse private property and have no
protected drainage easements;
8.1.5. extension of a sanitary main along 67 to tie into the siphon on 203 Street; and
8.1.6. deficiencies in the storm and sanitary sewer systems must be upgraded prior to any
development occurring.

8.2. SPECIFIC DEVELOPMENT PREREQUISITES
Prior to the adoption of a rezoning bylaw, a developer must:
8.2.1. enter into a servicing agreement with the Township to secure required road and
utility upgrades /extensions, and a stormwater management plan in accordance with
the servicing provision of this neighbourhood plan together with existing servicing
standards as set out in the Township’s Subdivision and Development Servicing
Bylaw, as amended from time to time;
8.2.2. secure road dedications and widenings in accordance with Section 6.1 of this
neighbourhood plan and the Schedule B, Table R1 of the Subdivision and
Development Servicing Bylaw, as amended from time to time;
8.2.3. transfer any designated Greenway, Trail and Significant Tree Area on the subject
lands to the Township in accordance with Section 5.2;
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8.2.4. where Greenways and/or Trails are designated on the subject lands, security must
be provided for all approved Greenway and Trail construction in accordance with
Section 5.2 and the Subdivision and Development Servicing Bylaw, as amended
from time to time;
8.2.5. transfer non disturbance areas to the Township for environmental protection
purposes in accordance with Section 4.6;
8.2.6. provide a Stage 1 Preliminary Site Investigation (Environmental), to the acceptance
of the Township, where land is proposed to be transferred or provided by right-ofway to the Township for conservation, park, greenway and/or trail use. If any
indicators of site contamination are found during this initial assessment, further
investigation will be required to confirm the existence, type and extent of
contamination, and provide recommendations regarding remedial work. A Certificate
of Compliance (or equivalent) will be required to be submitted to and accepted by the
Township prior to final reading. All remedial work will be at the sole cost of the
proponent;
8.2.7. comply with the Subdivision and Development Servicing Bylaw, Schedule I – Tree
Protection and Section 4.7, including provision of a final tree protection plan
incorporating tree retention, replacement and protection details to the acceptance of
the Township;
8.2.8. for applications involving lands abutting the Agricultural Land Reserve, construct and
transfer a vegetative buffer (as per Figures 5.15, 5.16 and 5.17), and register a
restrictive covenant increasing the principle building setback to 30 metres from the
ALR boundary and 15 metres for accessory buildings. A restrictive covenant will
also be required indicating the proximity to ALR lands and the potential for sound,
odour and airborne impact from normal farm activities. Agricultural awareness
signage shall also be provided advising of farm activities (as per Section 4.3.5 of the
Willoughby Community Plan);
8.2.9. register an exterior design control agreement on title for all comprehensive
development and compact lot single family developments;
8.2.10. secure fencing for all developments that abut the ALR boundary, arterial roads,
greenways, parks, and environmental areas;
8.2.11. provide a child friendly amenity area in accordance with Section 111.5 of the Zoning
Bylaw, as amended from time to time; and
8.2.12. pay the neighbourhood planning administration fee.
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8.3. DEVELOPMENT PHASING
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. This represents an average annual
growth rate of 2.9% to 2021/31. The growth rate is measured every five years by Federal
Census. Recent Township growth rates are as follows:
Table 8.3 Township Population Growth
Year

1996-2001

2001-2002

2002-2003

2003-2004

2004-2005

Growth Rate (est.)

1.6%

0.8%

1.9%

2.5%

3.8%

Since 1996, growth exceeded 2.9% only twice. Growth that did not occur during this period may
occur in the future. With much of the development in the Southwest Gordon Estate and Routley
neighbourhoods constructed or under application, future growth can occur in the Yorkson and
Northeast Gordon Estate neighbourhoods.

9.0

SEVERABILITY

If any section, subsection, clause, or phrase of this Bylaw is for any reason held to be invalid by
the decision of a court of competent jurisdiction, the invalid portion shall be severed and the
decision that is invalid shall not affect the validity of the remaining parts of this Bylaw.
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MAP 1 LAND USE CONCEPT
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MAP 2 LAND USE CONCEPT
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MAP 3 LAND USE CONTEXT
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Appendix A Rainwater System – 206 Street
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Appendix B Rainwater System – Collector Roads
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Appendix C Rainwater Systems – 16.8m Local Roads
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Appendix D Rainwater System – 20m Local Roads
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Appendix E Rainwater System – Swale Details
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Appendix F Rainwater Details – Weir Details
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Appendix G Rainwater Systems – Plant List
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Appendix H Rainwater Systems – Driveway Details
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Appendix I Rainwater Systems – Lot Grading Details
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Appendix J Rainwater Systems – Biofiltration Pond Details
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Appendix K Blue Link Plan and Profile
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Appendix L Blue Link Details
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