
 

 
 

 
 

REPORT TO 

MAYOR AND COUNCIL 
 
 

  
PRESENTED: FEBRUARY 3, 2014  -  REGULAR EVENING REPORT: 14-09 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE:  LRP00001 
SUBJECT: BROOKSWOOD/FERNRIDGE COMMUNITY PLAN 
 

RECOMMENDATIONS: 

That Council give first and second reading to “Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Brookswood/Fernridge Community Plan) 2014 No. 5057”; 
 
That Council give first and second reading to “Brookswood/Fernridge Community Plan Bylaw 
2014 No. 5058”; 
 
That Council consider that “Brookswood/Fernridge Community Plan Bylaw 2014 No. 5058” is 
consistent with the Township of Langley Financial Plan; 
 
That Council consider that “Brookswood/Fernridge Community Plan Bylaw 2014 No. 5058” is 
consistent with the Metro Vancouver Integrated Liquid Waste Resource Management Plan and 
Integrated Solid Waste and Resource Management Plan; 
 
That Council authorize staff to schedule the required public hearing for Bylaw Nos.5057 and 
5058; and further 
 
That staff be authorized to refer the Brookswood/Fernridge Community Plan to other 
organizations and agencies, as outlined in this report, for comment. 

EXECUTIVE SUMMARY 

An updated Brookswood/Fernridge Community Plan is provided for Council’s review and 
consideration of approval.  The proposed land use plan and related policies are based 
predominately on the existing plan, and updated to reflect current planning principles and best 
practices, where possible.  The updated Brookswood/Fernridge Community Plan has been 
developed based on extensive public input, following the Township’s Sustainability Charter, and 
includes policies for a number of strategies endorsed by Council in recent years. 
 
The next step in the process, subject to Council’s approval, is to provide a final opportunity for 
consultation with residents, business owners and property owners as well as other 
organizations and agencies to provide feedback on the plan, prior to the public hearing.   

PURPOSE 

This report provides Council with an updated Brookswood/Fernridge Community Plan for 
Council consideration of first and second reading. 
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BACKGROUND/HISTORY 

The existing Brookswood/Fernridge Community Plan was adopted by Council in 1987 and since 
then, one neighbourhood plan (Phase 1) has been completed.  Subsequently, several 
amendments were made to deal with specific issues as they arose.  Three (3) previous 
proposals for neighbourhood plans in Brookswood were not initiated due to requirements 
associated with servicing. 
 
In February of 2011, Council referred a petition from the Griffith Neighbourhood Advisory 
Corporation (GNAC) to initiate a neighbourhood plan in the Brookswood area to staff for a 
report, relating to the implications of proceeding with a planning process and the proponents’ 
position regarding associated costs. 
 
In May 2011, Council received a staff report and directed staff to proceed with a process to 
update the Brookswood/Fernridge Community Plan and to create a neighbourhood plan for the 
Griffith area.  In the summer of 2012, the consulting firm of AECOM was retained and a Planner 
position filled to act as project manager for the Township. 
 
A comprehensive public consultation process was initiated in October 2012 with a series of 
three (3) workshops, followed by open houses in January, April, and December 2013.  
Throughout the process, over 2,000 participants attended the meetings and provided input.  In 
addition to these public meetings, staff met with and made presentations to various, specific 
groups, organizations and Council Advisory Committees. 

DISCUSSION/ANALYSIS 

A Draft Brookswood/Fernridge Community Plan (Bylaw No. 5058) has been developed and is 
provided for Council consideration.  The main elements of the Draft Brookswood/Fernridge 
Community Plan are discussed below. 
 
Vision 
 
The Brookswood/Fernridge Community Plan is an extension of the Township of Langley’s 
Official Community Plan (OCP), which sets out a broad vision for the future of the entire area.  
The Plan also aligns with the vision set out in the Township’s Sustainability Charter. 
 
Guiding Principles 
 
Guiding principles for the development of the Plan were defined early in the planning process, 
as follows:   
 
1. Preserve Existing Character 

Preserve the existing character of the neighbourhood and close-knit feel of the community.  
This is based on the current low density scale of development and a suburban or semi-rural 
feel. 

  
2. Support Vibrant Neighbourhood Centres 

Support and facilitate the development and expansion of employment and services to meet 
local needs and provide a focal point for the community. 

 
3. Protect the Environment 

Protect, and where possible, enhance existing natural areas, parks, trails, wildlife corridors, 
and water resources throughout the community. 
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4. Provide Housing Choices 

Increase the variety of housing choices to comply with the principle of preserving the 
existing character, to meet the needs of the community’s changing demographics and to 
attract new residents. 

 
5. Support Transportation Diversity 

Improve transportation efficiency by providing a comprehensive transportation network that 
supports pedestrian, bicycle, and transit use where possible. 

 
6. Improve Infrastructure and Services 

Ensure adequate infrastructure and public services are provided for the future population of 
the community. 

 
7. Respect Adjacencies 

Respect the character of development within adjacent communities and plan for 
complementary activities or adequate buffering between land uses.  

 
Consultation  
 
The process to develop the Plan included numerous opportunities for public consultation in the 
planning of the Brookswood/Fernridge Community Plan. 
 
October, 2012 
The project was initiated with three workshop evenings held October 2, 9 and 17, 2012, 
attended by over 500 residents and property owners.  A total of 82 group responses from the 
three workshops as well as 14 individual feedback forms were received for a total of 96 
response forms. 
 
January 2013 
Two open houses were held January 15 and 19, 2013.  Over 600 residents and property owners 
attended the open houses and 542 feedback forms were returned.  442 of these were filled in at 
the open house or delivered to the Township via hand delivery, fax, mail and email and a further 
100 were submitted via the online questionnaire posted on the Township website. 
 
April 2013 
330 people attended open houses on April 10 and 13, 2013.  A total of 344 questionnaires were 
received by the Township.  Of these, 256 were hardcopies completed at the open houses or 
hand delivered to Township offices.  An additional 88 were completed using the online survey 
on the Brookswood/Fernridge project page of the Township’s website.  
 
December 2013 
Two final open houses were held December 3 and 5, 2013.  450 people attended and 91 
responses were received via email, hardcopy, fax and mail and a further 47 were submitted via 
the online questionnaire posted on the Township website. 
 
A report from the final public open house consultation is provided as Attachment A to this report. 
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The draft plan was also referred to the following agencies as required by the Township’s Official 
Community Plan Consultation Policy: 
 

 City of Langley 
 City of Surrey 
 TransLink 
 Agricultural Land Commission 
 Department of Fisheries and Oceans 
 Ministry of Agriculture 
 School District #35 
 Kwantlen First Nation 

 
Land Use Design 
 
The Brookswood/Fernridge Community Plan is a long term (+/- 30 years) plan for the 
community that provides housing options for a variety of income levels and family compositions 
and creates facilities for different modes of transportation to encourage increased pedestrian, 
cycling and transit use. The Plan retains the character of the community and creates a buffer 
along the Agricultural Land Reserve (ALR) to the east. 
 
The Plan proposes reduced densities along the community’s eastern edge, along the ALR, with 
increasing density to the west toward 200 Street.  Most of Brookswood (to the north) remains as 
it is today with 10,000 sq. ft. lots, but with mixed use commercial centres introduced at 40 
Avenue and 200 Street and 40 Avenue and 208 Street.  Density increases south of 33A Avenue 
along 200 Street to encourage more regular transit service. 
 
A variety of greenways enhance the pedestrian connectivity and recreational cyclist experience.  
These facilities support different mode choices for people to move throughout the community.  
Local serving retail nodes are identified at 32 Avenue and 200 Street and 24 Avenue and 200 
Street and the previously mentioned 40 Avenue at 200 Street and 208 Street. 
 
Housing 
 
The proposed Community Plan aims to provide housing diversity and density that maintains the 
character of the area while allowing for new types of development to occur that will 
accommodate a variety of incomes and family compositions.   There are six residential densities 
in the Community Plan as shown in the table below: 
 

Land Use Description 
Developable  
Residential 
Land  (ha)* 

Remaining 
Developable 
Residential 
Land (ha)* 

% of   
Developable 
Residential 

Land 

UPH 
Range 

UPA 
Range 

SINGLE FAMILY 1 Single Family - Large Lot 541 541 55.60% 1-10 0.5-4 

SINGLE FAMILY 2 
Single Family - Regular 
Lots 

338 282 29.00% 15-25 6-10 

MULTI FAMILY 1 Row Housing 103 103 10.50% 35-55 14-22 

MULTI FAMILY 2 Low Rise Apartments 3 3 0.30% 50-125 22-50 

MIXED USE Mixed Use 19 19 2.00% 50-125 22-50 

MHP* Manufactured Home Park 25 25 2.60% 20 8 

*Manufactured Home Park 
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The plan provides for a projected ultimate population of approximately 42,000, including an 
allowance for secondary suites in the Single Family 1 and Single Family 2 land use 
designations, as permitted in accordance with existing Zoning Bylaw provisions. 
 
Pocket neighbourhoods are provided for as part of the single family residential land use 
designations.  Four of the six manufactured home parks remain designated as ”manufactured 
home parks”, which is consistent with the existing (1987) plan.  The Plan incorporates 
multifamily housing and residential as part of mixed use development.  The chart below 
illustrates the distribution of residential lands. 

 
Centres 
 
Neighbourhood centres are located at 40 Avenue and 200 Street and at 32 Avenue and 200 
Street with smaller centres located at 24 Avenue and 200 Street, and 40 Avenue and 
208 Street.  These developments are envisioned to provide local serving retail opportunities in a 
mixed use environment with a focus on walkability.  The size of each centre is presented in the 
table below: 
 

Commercial Centre Gross Floor Area (sq m) Square Footage 
40 Ave & 200 St 24,500 259,000 
32 Ave & 200 St 24,400 264,000 
24 Ave & 200 St 7,500 80,000 
40 Ave & 208 St 16,000 176,000 

Total Area 72,000 778,000 
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Transportation 
 
Pedestrians 
The pedestrian network within the Brookswood/Fernridge Community Plan consists of 
sidewalks, greenways and trail linkages. Currently, pedestrian linkages are promoted on every 
roadway. In the future, arterial roadways will be developed with parallel greenways on both 
sides with pathways to accommodate pedestrians as well as recreational cyclists where 
feasible. 
 
Pedestrian connectivity and infrastructure will be further facilitated through development of 
neighbourhood plans and associated upgrades to local roadways. Future neighbourhood plans 
within Brookswood/Fernridge will include additional details to ensure lighting standards, 
sidewalks and multi-use trails promote walkability throughout the community and beyond. 
 
Cycling 
The Township’s Ultimate Cycling Network has been integrated and enhanced within this plan. 
The cycling concepts identify major networks for future development including commuter and 
recreational routes predominately along major arterial roadways like 24, 28, 32, 36, 40 and 44 
Avenues, and 196, 200, 204, 208, and 210 Streets. Community and inter-municipal routes 
follow smaller local roadways. 
 
Transit 
In order to encourage more regular transit service in the Community Plan area, density was 
increased along 200 Street. 
 
Truck Routes 
Existing truck routes within the Township run along parts of 200, 205 and 208 Streets and 16, 
32, 36 and 40 Avenues.  In the future, the truck route along 205 Street and 36 Avenue will be 
realigned eastward along 32 Avenue to 216 Street and truck routes will be removed along 204 
Street between 32 Avenue and 36 Avenue; along 36 Avenue between 204 Street and 208 
Street; along 208 Street between 36 Avenue and 40 Avenue; and along 40 Avenue between 
208 Street and 216 Street.  As the Campbell Heights Industrial Park in Surrey continues to 
develop, the Township will ensure Surrey truck routes align with those within the Township. 
 
Road Network 
The Brookswood/Fernridge Community Plan used the 2007 Master Transportation Plan maps to 
inform the base transportation circulation through and around the plan area.  Transportation 
analysis demonstrated a need for additional routes in the north-south and east-west direction 
due to capacity constraints.  There are constraints to vehicular movement north-south due to the 
City of Langley and the Township’s roads not aligning.  The City of Langley is also reviewing its 
Master Transportation Plan and does not identify any increased road capacity that might 
address the demand shown in Brookswood/Fernridge. Furthermore, new development in the 
northern part of the community is not anticipated as the Plan retains the area’s ¼ acre lot 
designation.  This does not allow opportunity to gain right of way road allowance as 
development occurs. 
 
In Brookswood/Fernridge, two major north/south arterials (200 and 208 Street) provide primary 
access to the community to and from the City of Langley as well as major routes including 
Fraser Highway and Highway 1. However, due to right of way limitations on 200 Street within 
the City of Langley, growth within Brookswood/Fernridge will require further partnering with the 
City of Langley and City of Surrey to assess future solutions. 192 and 216 Streets can provide 
additional north-south road capacity required to accommodate growth within the community.  
196 Street is proposed to be developed as a continuous major collector to provide additional 
capacity. 
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Western connections to Surrey are provided by 16, 24 and 32 Avenues, with 32 Avenue 
continuing west to join Highway 99 near 152 Street. There is limited connectivity east of the 
study area with the exception of 40 Avenue, which provides connections to the Fraser Highway 
via 216 and 240 Street. Map 10 of the draft plan illustrates the road hierarchy within 
Brookswood/Fernridge. 
 
Improvements include: 
 Creation of a continuous connection along 196 Street from 16 Avenue through the City 

of Langley with two lanes in each direction; 
 Increased capacity along 200 Street from 36 Avenue to 16 Avenue by increasing one 

lane in each direction; 
 Increased capacity along 24 Avenue to an additional two lanes (one in each direction) 

between 192 Street and 208 Street; 
 Upgraded capacity along 216 Street from 44 Avenue to 16 Avenue by an additional two 

lanes (one in each direction); 
 Increased capacity along 36 Avenue to Surrey by one lane in each direction; 
 Extension of 36 Avenue between 205 Street and 216 Street; 
 Extension of 210 Street between 36 Avenue and 24 Avenue; 
 Realignment of 204 Street at 24 Avenue to provide a continuous connection.  

 
Greenways 
 
Greenways are identified and will provide connections for pedestrians throughout the 
Community Plan area. 
 
The Township of Langley’s Official Community Plan also plans for a future recreational 
greenway comprised of primary and secondary community connections, trails and the Fraser 
Valley Greenway. Components of this network within Brookswood/Fernridge include: 
 208 Street between 20 and 32 Avenue (Community Connection); 
 200 Street between 16 to 30 Avenue (Secondary Community Connection); 
 208 Street between 16 to 44 Avenue (Secondary Community Connection; and 
 24 and 20 Avenues between 196 and 208 Streets (Fraser Valley Greenway). 

 
The Township of Langley’s Official Community Plan also plans for future recreational greenways 
within streamside environmental setback areas. Components of this network within 
Brookswood/Fernridge include a trail within the Anderson Creek setback area.  
 
Schools and Parks 
 
School District #35 was involved very early in the planning process and has confirmed the 
projected need for additional schools in the Community Plan area.  In addition to five current 
elementary schools, one middle school and one secondary school, there is a need for the 
following schools and parks.  As Township policy has been to develop parks and schools on 
adjacent site, the combined site sizes are shown below. 
 

School and Park Type ha # 
Total Land 

(ha) 
Total Land 

(acres) 

elem. school + neighbourhood park 4 5 20 50 

middle school + park 8 2 16 40 

secondary school + community park 20 1 20 50 
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Tress 
 
From the beginning of the planning process, trees were identified as a very significant natural 
feature in this community.  Trees are an integral part of the identity of Brookswood/Fernridge.  
Several polices are identified in the plan to promote the protection of trees prior to and as part of 
the development approvals process. 
 
The plan proposes: locating single family housing where significant tree stands exist; allowing 
smaller lot sizes at the same land use density in exchange for tree preservation; incorporating 
mature trees where possible in greenway corridors; retaining mature trees in new parks and 
streamside setback areas; and a development permit area for tree protection.  This 
development permit area addresses areas with mature tree coverage.  Development permits 
issued may require that: specific development or construction techniques be used to minimize 
impact on the Development Permit Area (DPA); and/or mitigation measures are employed to 
reduce impacts or restore habitat within the DPA. 
 
Groundwater and Well-Capture Zones 
 
The community is committed to the protection of aquifers which are a source of drinking water 
and influence stream flow and water quality. The location of aquifers and well capture zones are 
shown on Map 8: Groundwater and Well Capture Zones. The Community Plan reinforces the 
policies highlighted in the Water Management Plan (WMP) that are in place to ensure safe and 
sustainable groundwater is available for future generations. 
 
The primary concerns for the groundwater supply system are water quality protection, declining 
water levels for the unconfined aquifer groundwater supply and capacity limitations. Maintaining 
and improving the quality of surface water infiltrated for aquifer recharge is a high priority as is 
continuing to implement low flow technologies and water restrictions that are already in place 
across the Township.   
 
Water Courses 
 
Watercourses were also a concern for area residents.  The Brookswood/Fernridge community 
covers approximately 1,375 hectares. The western and central portions of 
Brookswood/Fernridge flow to the Anderson Creek watershed, while the eastern portion is in the 
Murray Creek watershed. A small portion of the northern part of the community flows to the 
Pleasantdale Creek watershed, which flows into the City of Langley. These three watersheds 
are part of the larger Nicomekl River watershed system. The majority of the southern portion of 
the community area is drained by the Little Campbell River watershed. The watercourses are 
identified and protected through policies in the plan and by Streamside Protection Bylaw 2006 
No. 4485. 

FINANCIAL IMPLICATIONS 

Pursuant to Section 882 of the Local Government Act, Council must consider OCP amendments 
in conjunction with its financial plan (both operating and capital). This section identifies financial 
implications of the proposed OCP amending bylaw for the Brookswood/Fernridge Community 
Plan. 
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Capital Plan 
The Township’s five-year capital plan, which is reviewed and updated annually, provides for 
new infrastructure and community amenity capital projects. Any new infrastructure that is 
required as a result of growth is funded by development directly through DCCs (except for small 
assist factor percentage of 1% of project costs as required through the applicable legislation and 
park construction components, which are 50% funded through DCCs).   
 
As part of Corporate Asset Management Policy 02-025, new infrastructure will require increases 
to operating and maintenance budgets to meet existing service levels and maximize the useful 
life of these assets. Requirements will be addressed in the preparation of the Township of 
Langley Financial Plan updated annually. Community amenity projects are funded through the 
proposed Brookswood/Fernridge Amenity Zoning Policy. 
 
Neighbourhood Plans will be prepared that identify infrastructure needs in more detail.  
Implementation of a Greenway Amenity Zoning Policy is anticipated for each neighbourhood to 
fund amenities such as greenways and wildlife patches.  
 
User Pay Utility Operating Plan 
It is expected that the proposed amendments will impact the User Pay Utility Operating Plan. 
Specific impacts will be addressed in respective 5-year financial plans. In terms of water, sewer 
and solid waste, user fees applied to each participating property would be used to fund ongoing 
operating, distribution, collection and disposal costs. The level of user fees is reviewed annually 
to ensure that such costs can be covered and to ensure that the fees contribute towards future 
capital infrastructure renewal and replacement. 
 
Universal Services Operating Plan 
In terms of the Universal Services Operating Plan, which provides for on-going transportation, 
storm water, fire, police, parks, recreation, and general government services and costs, all 
development incrementally adds to the need for increased services/costs. For example, as the 
population increases additional policing resources need to be added.  Specific impacts will be 
addressed in respective 5-year financial plans. 
 
Property tax revenue is expected to pay for the majority of on-going general costs/services. The 
proposed OCP changes would result in new assessed property values and related additional 
property tax revenue, which would in turn be used for any associated increased operating costs, 
to minimize any overall property tax impact. 
 
Cumulative Impact of OCP Changes and Related Development 
Successive OCP changes have a cumulative impact on the Township’s financial plans. For 
example, when growth reaches a certain point new facilities and staff resources are required. 
Needs brought on by the cumulative impact of growth are addressed through the annual 
planning processes, including departmental spending requests reviewed and approved by 
Council. 
 
Summary 
In summary, capital costs of the infrastructure needed to support growth will, for the most part, 
be secured through Development Cost Charges (DCCs).  It is expected that the proposed OCP 
amendments will impact the Township’s long term operating and maintenance plans and related 
financial budgets. Such impacts will be addressed in more detail as part of future engineering 
and financial studies to accompany the land use plan, prior to final adoption of related 
Neighbourhood Plan bylaws. In addition, specific financial impacts will be addressed in future 5-
year financial plans, as developments take place over time. 
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Waste Management Plans 
 
After first reading of an Official Community Plan Bylaw, Council must consider the Plan in 
conjunction with any waste management plan that is applicable in the municipality. 
 
Metro Vancouver approved the Integrated Liquid Waste and Resource Management Plan in 
2010 to manage wastewater and rainwater runoff and snowmelt.  The plan is designed to 
protect the region's livability and environmental quality and outlines steps needed to enhance 
the current system as population increases.  The goals of the plan are: 
 
 Protect public health and the environment by managing sanitary sewage and stormwater 

at their sources and providing wastewater collection and treatment services protective of 
the environment; 

 Use liquid waste as a resource for recovery of energy and materials which have nutrient 
value; and 

 Effective, affordable and collaborative management, including innovative alternative 
approaches to traditional treatment systems. 

 
As Brookswood/Fernridge develops, it will be serviced with municipal sanitary and stormwater 
systems in conformity with the Integrated Liquid Waste and Resource Management Plan.   
 
In 2010, Metro Vancouver also approved the Integrated Solid Waste and Resource 
Management Plan.  This plan was based on the avoidance of waste through an aggressive 
waste reduction campaign and recovery of materials and energy from the waste that remains.  
The Integrated Solid Waste and Resource Management Plan has four goals: 
 
 Minimize waste generation 
 Maximize reuse, recycling and material recovery 
 Recover energy from the waste stream after material recycling 
 Dispose of all remaining waste in landfill, after material recycling and energy recovery 

 
The Plan’s goal is to achieve a regional diversion rate of 70%, through waste reduction and 
recycling.  Waste from Brookswood/Fernridge will be collected and disposed of or recycled in 
accordance with the Solid Waste Management Bylaw 2011 No. 4845. 

NEXT STEPS 

Subject to Council’s consideration of first and second reading of the Community Plan Bylaw, a 
public hearing will be scheduled to receive further public input. 
 
Furthermore, the draft Brookswood/Fernridge Community Plan will be referred to the following 
organizations for comment: 
 

 Langley School District #35 
 City of Langley 
 City of Surrey 
 First Nations 
 TransLink 
 Metro Vancouver 
 Agricultural Land Commission 
 Department of Fisheries and Oceans 
 Ministry of Agriculture 
 Kwantlen First Nation 
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The draft Brookswood/Fernridge Community Plan will also be posted on the Township’s 
website. 
 
It is currently anticipated that a final Plan with a bylaw for third reading will be provided for 
Council’s consideration in February 2014. 
 
Respectfully submitted, 
 
 
 
Lisa Moffatt 
PLANNER 
COMMUNITY DEVELOPMENT DIVISION 
 
 

CONCURRENCES 
Division / Department Name 
ENGINEERING DIVISION P. Cordeiro 
FINANCE DIVISION K. Sinclair 
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1 Sometimes referred to as “neighbourhood within a neighbourhood”, pocket neighbourhoods are a small group of “cottage style” 

housing units (limited to 10-15 units per hectare) with shared parking. Typically, a minimum of 15% of the development is retained 

as amenity space for residents.  Vehicular traffic is limited to the edge/perimeter of development with a pedestrian focus within the 

grouping of housing units.  
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Do you agree that the proposed Community Plan and guiding principles 
reflect the future needs of the community?  
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Somewhat agree
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Somewhat disagree

Disagree
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BF Welcome to the 
Open House

Brookswood/Fernridge
Community Plan Open House 3

Background & Purpose
The Township of Langley is updating the 
Community Plan for Brookswood/Fernridge. 
This will provide a vision for the future of the 
community informed by residents, property 
owners, and key stakeholders in collaboration 
with Township staff. Once complete, the new 
plan will set out future land use designations 
for the area, as well as identify future 
infrastructure and transportation initiatives. 
This plan will serve to guide new growth to 2041.

The goal of this open house will be to:

• Provide a  summary of community 
consultation from Open House 2 held in April 
2013 

• Gather your feedback on the draft land use 
plan presented here

We Value Your Input
When you have finished looking at the boards, 
please fill out a feedback questionnaire. 

The materials from this open house along with 
the feedback questionnaire will be available 
online. We will be accepting feedback until 
December 20th, 2013.   

If you have any questions please ask a member 
of staff.

Information gathered at this open house will be 
used to finalize the community plan document 
including a preferred land use plan for 
Brookswood/Fernridge. This will be presented 
to Council in early 2014 for approval. 

Fall 2012 Winter 2013 Spring 2013 Summer 2013

Community Planning Process
Community 
Workshop

Plan sent to 
Council for 

approval

Open 
House 

1

Open 
House 

2

Open 
House 

3

Fall 2013 Winter 2014
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CF Consultation 
Feedback

Brookswood/Fernridge
Community Plan Open House 3

Housing

“We need choices so people can age in place 
and young families can have a start.”

• Single family lots are preferred though 
smaller, affordable housing options 
should be accommodated 

• Variety of single family lot sizes is 
appealing

• Maximize preservation of green space 
by maintaining larger lots on the eastern 
edge of community

• Maintain the existing character while 
allowing for some development

• More housing options are needed in the 
community

• New housing options should be centrally 
located

• Variety of housing will bring ‘new life’ to 
the community

• Growth should be concentrated along 
corridors to increase access to services 
and transit

Parks, Open Space, and Schools 

“Keep lots of greenspace not only for people 
but as habitat for wildlife.”

• Keep the natural feeling of Brookswood/
Fernridge

• Provide accessible neighbourhood parks 
and flexible ‘mini-places’ located close to 
home

• Addition of a fenced dog park

• Preservation of trees, wildlife, and fish-
bearing habitats

• Provide a linked trail network for walking, 
cycling, and equestrian recreation

• Connect trail system to broader parks 
like Latimer Park (Surrey) and Campbell 
Valley

• Provide greenways
Services and Employment

“More service means less driving and 
possibility of walking”

• Majority of residents do not support 
the addition of light industrial land due 
to potential impacts on the natural 
character of the area and potential for 
increased traffic

• Industrial areas in the south Surrey 
Campbell  Heights area provides 
adequate light industrial and employment 
lands

• Maintain and enhance existing 
commercial areas  

• Support for new commercial development 
at key locations like 200 Street and 32 
Avenue

• Preference for smaller accessible 
commercial development (no ‘big box’) 

• New jobs created via new commercial  
development

Transportation

“At the moment it is lightly populated and we have little public transit.  As the community grows so 
should transit.”

• Existing transportation network is sufficient

• Transit service improvements are desirable to improve connections to destinations like the 
City of Langley, Willowbrook Mall, Skytrain stations, and local schools

• Pedestrian safety is a priority

• Traffic improvements will be required with population increases

• Improve cycling facilities in the forms of cycling lanes, connections, and secure bike storage  

• Improve pedestrian facilities, especially the provision of sidewalks

The Process
The Brookswood/Fernridge Community 
Plan is the result of an extensive community 
consultation process which began in October 
2012 with a series of public workshops to 
determine guiding principles for the community. 

The results of the feedback from the October 
workshops informed open house events held in 
January 2013, where conceptual elements of a 
community plan including housing types, local 
services, employment, environment, parks and 
open space development, and transportation 
were presented for the community’s 
consideration.

In April  2013, subsequent open houses were 
held to work with the community to further 
refine and develop a draft land use plan for 
Brookswood/Fernridge.  Participation in the 
Brookswood/Fernridge process has been 
significant with an estimated 2,000 participant 
contacts throughout various stages of the 
process.  

Inter-Governmental Coordination
Inter-governmental consultation and 
consideration was undertaken to ensure a 
comprehensive approach to planning the 
Brookswood/Fernridge community that 
integrates township wide priorities and inter-
municipal cooperation. 

Related discussions and reviews include 
external agencies such as:

• Langley School District 
• City of Surrey 
• City of Langley
• Metro Vancouver 
• TransLink

What We Heard From You...
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Guiding Principles
Based on the feedback from the workshops 
in coordination with the Township of Langley’s 
existing community goals and policies, a set of 
Guiding Principles has been developed to assist 
in the development of the draft plan. 

Based on these guiding principles, the following 
boards lay out a draft land use plan for 
comment and feedback by you the residents of 
this community.

Please review the materials and provide any 
comments you might have on your feedback 
form. 

1. Preserve Existing Character
Preserve the existing character of the 
neighbourhood and close-knit feel of the 
community.  New development should respect 
existing scale and form of the community. 

3. Protect the Environment
Protect and where possible enhance existing 
natural areas, parks, trails, wildlife corridors, 
and water resources throughout the community. 

4. Provide Housing Choices
Increase the variety of housing choices to 
meet the needs of the community’s changing 
demographics and to attract new residents. 

5. Support Transportation Diversity
Improve transportation efficiency by providing 
a comprehensive transportation network that 
supports a diversity of modes and users.

6. Improve Infrastructure and 
Services
Ensure that adequate infrastructure and public 
services are provided for the future population 
projections of the community.

2. Support a Vibrant  Neighbourhood 
Centre
Support and facilitate the development and 
expansion of employment and services to meet 
local needs and provide a focal point for the 
community.

7. Respect Adjacencies 
Respect the character of development 
within adjacent communities and plan for 
complementary activities or adequate buffering 
between land uses. 
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Overview
The Community Plan proposes land use 
designations to guide future growth in 
Brookswood/Fernridge over the next 30 years.  

The land uses proposed in the plan support the 
community vision to remain a predominantly 
single family neighbourhood, with eighty four 
percent (84%) of residential land allocated to 
single family housing. Multi-family housing has 
been proposed around four village centres to 
accommodate moderate growth in key areas 
and diversify housing options for the community 
in the future.  

The following Land Use Designations are 
included on the Community Land Use Plan:

Single Family  One 
(1-10 Units per Hectare, 0.5-4 Units per Acre) 
This designation includes large-lot single family 
housing ranging in size from quarter acre lots 
to multi-acre parcels. These areas account for 
55% of residential land use within the plan 
and contain approximately 541 hectares (1,336 
acres).

Single Family  One  (Sunrise lake)
(1.2 Units per Hectare, 0.5 Units per Acre) 
The Sunrise Lake area lies within the Single 
Family One designation. This applies to lots 
which are located around Sunrise Lake. These 
lots will have a minimum lot size of 0.8 hectares 
(2 acres).

Single Family Two 
(15-25 Units per Hectare, 6-10 Units per Acre)
This designation includes single family housing 
ranging in size from 4,000 to 7,000 square 
foot lots . These areas account for 29% of 
residential land use within the plan and contain 
approximately  282 hectares (696 acres). 

This designation includes two existing 
manufactured home parks (located on 198 
Street at 40 Avenue, and on 200 Street at 30 
Avenue).  The designation for these parks has 
not changed from the 1987 Community Plan.

Purpose of Land Use Designations 

The Community Plan’s Land Use 
Designations do not enable new 
development to occur or existing land 
uses to change. The Community Plan 
simply establishes the guiding land use 
framework which will be used to inform the 
development of subsequent neighbourhood 
plans. It is only once a neighbourhood plan 
has been adopted that the underlying land 
use can change to enable new development.  

Manufactured Home Parks 
(20 Units per Hectare, 8 Units per Acre)

This designation includes four existing 
manufactured home parks all located south 
of 26 Avenue.  These parks provide affordable 
housing for seniors in the community. These 
areas account for almost 3% of residential land 
use within the plan and contain approximately 
25 hectares (63 acres). 

Multi-Family One 
(35-55 Units per Hectare, 14-22 Units per Acre)

This designation includes low density row 
housing ranging in density from 35 to 55 units 
per hectare (14-22 units per acre). These land 
uses are proposed near village centres at 32 
Avenue and 24 Avenue, and along parts of the 
200 Street corridor. This will provide additional 
housing options for  young families and seniors.  
These areas account for 11% of residential land 
use within the plan and contain approximately 
103 hectares (253 acres).

Multi-Family Two 
(50-125 Units per Hectare, 22-50 Units per 
Acre)

This designation includes 3-4 storey apartment 
buildings.  These areas are located in each 
of the village centres. This form of housing 
will accommodate moderate growth in key 
areas and diversify housing options in the 
future. These areas account for almost 1% of 
residential land use within the plan and contain 
approximately 3 hectares (8 acres).

Mixed Use
(50-125 Units per Hectare, 22-50 Units per Acre)

This designation includes 3-4 storey apartment 
buildings with residential above commercial. 
This land use is proposed in village centres and 
will provide additional housing options.  These 
areas account for 2% of residential land use 
within the plan and contain approximately 19 
Hectares (47 acres).  

Parks and Conservation Areas
This designation includes all parks and open 
spaces, including community athletic parks, 
passive parks, neighbourhood and community 
parks. Conservation and buffer areas  include 
lands located within 30 meters of Class A (fish 
bearing) streams and lands located within the 
BC Hydro Transmission line right of way which 
will form part of the parks and trails network.

Institutional 
This designation includes schools, places of 
worship, recreation centres, libraries, seniors 
centres, and sites for civic uses. In addition 
to the institutional sites designated on the 
Land Use Plan it is anticipated there will 
be  a total of nine elementary schools, three 
middle schools and two high schools required 
to service the community as the population 
increases. Locations of new school sites will be 
determined by the school board over time based 
on need and land acquisition opportunities. 
Refer to Parks and Schools Open House board 

for more information.

Development Permit Areas (DPAs)
The Land Use Plan includes design guidelines 
for Development Permit Areas.   The Township 
will require a detailed plan to be prepared for  
development in these areas before approval.

1. Mixed Use/Multi-Family Areas
This Permit area surrounds the Mixed Use 
and Multi-Family land uses that are located 
adjacent to, and comprise the neighbourhood 
centres.  

2. Agricultural Land Reserve Edge 
This Development Permit Area runs along the 
eastern edge of the Community Plan boundary, 
where Brookswood/Fernridge abuts the 
Agricultural Land Reserve (ALR). This permit 
area extends along the ALR boundary and a 
vegetative buffer and building setback must be 
provided along this edge. 

3. Tree Protection DPA
This Development Permit Area applies to all 
areas of Brookswood/Fernridge with existing 
Broadleaf Forest, Mixed Forest or Coniferous 
Forest areas, as shown on the Community Plan 
DPA map. 

The village centres are located near major road 
intersections to support transit and to ensure 
that accessible local services are available 
across the community.

Each land use designation given in the plan is 
accompanied by high level policies to achieve 
the plan vision. These include policies to 
support the retention of significant tree stands, 
protect riparian areas from development, retain 
heritage buildings, maintain affordable housing 
and to support the addition of new schools and 
parks as the community grows.  More detailed 
policies will be developed at the neighbourhood 
plan level.

Land Use Designations 
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Housing
One of the key directions provided by the 
Community Plan will be the manner in which 
new residents are accommodated within 
Brookswood/Fernridge. The Draft Land Use 
Plan provides for a future population of 
approximately 43,000 residents in Brookswood/
Fernridge over the next three decades.  

As new residents are added to the community, 
density increases and the community will 
undergo some changes.  New housing provides 
opportunities for younger people to enter the 
housing market, young families to move into 
larger homes and older residents to downsize to 
units that are easier to maintain.  As population 
increases, so too does the ability of the 
community to support services, such as retail, 
health, and transit, that were identified in the 
workshops as desirable by local residents. 

The Draft Land Use Plan proposes a number of 
future residential categories for Brookswood/
Fernridge.  These follow the overall land use 
designations for the Township of Langley 
while introducing new land use classifications 
where required to reflect the specific needs of 
community. 

Pocket Neighbourhoods
Pocket neighbourhoods are a grouping of 
smaller residences (10-15 units per hectare, 
4-6 units per acre), often around a courtyard or 
common garden, designed to promote a close 
knit sense of community and neighbourliness 
with an increased level of contact. 

Considerations involved in planning and zoning 
pocket neighbourhoods include reducing or 
segregating parking and roadways, the use of 
shared communal areas that promote social 
activities, and homes with smaller square 
footage built in close proximity to one another. 

Currently, the Township does not have pocket 
neighbourhoods. However, the Council would 
like to explore options for this type of housing 
model in Brookswood/Fernridge in the Single 
Family land use designations. 

What we heard from you...

“We need choices so people can age in place 
and young families can have a start.”

• Single family lots preferred

• Variety of single family lot sizes is 
appealing

• Maximize preservation of green space 
by maintaining larger lots on the eastern 
edge of community

• Maintain the existing character while 
allowing for some development

• More housing options are needed in the 
community

• New housing options should be centrally 
located

• Variety of housing will bring ‘new life’ to 
the community

• Growth should be concentrated along 
corridors to increase access to services 
and transit

This will include:

• 27,000 people living in Single Family Homes
• 12,000 people living in Row Housing
• 3,000 people living in Apartments
• 1,000 people living in Manufactured Home 

Parks

Population Summary
The population forecast for the area, based 
on the proposed Land Use Designations, is 
approximately 43,000 people.

Percent of residential land allocated to each 
residential designation.
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Single Family 2 
(15-25 Units per Hectare, 6-10 Units per Acre)

Single Family One 
(1-10 Units per Hectare, 0.5-4 Units per Acre)

(0.5 - 4 upa)

Residential Land Uses
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Multi-Family One
(35-55 Units per Hectare, 14-22 Units per Acre)

Manufactured Home Park
(20 Units per Hectare, 8 Units per Acre)
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Mixed Use  -Residential/Commercial
(50-125 Units per Hectare, 22-50 Units per Acre)

Multi-Family Two
(50-125 Units per Hectare, 22-50 Units per Acre)

F.3



02
Parks, Open 
Space & 
Schools

Brookswood/Fernridge
Community Plan Open House 3

Park land is also allocated according to density 
as per the following: 

• Neighbourhood Park - 0.8 hectares (2 acres) 
per 1,000 people

• Community Park - 0.8 hectares (2 acres) per 
1,000 people

• Municipal Park - 1.6 hectares (4 acres) per 
1,000 people

As Brookswood/Fernridge grows, additional 
park space will be required.  The distribution 
of park space will be dependent on allocation 
in currently served areas, land acquisition, 
co-location with future schools sites, and 
optimizing naturalized locations where 
possible.  The proposed land uses will increase 
the current population to approximately 43,000 
residents, triggering a need for an additional 
200 acres of park space. Some of this additional 
open space will be provided in conjunction with 
the provision of new schools. 

The Brookswood/Fernridge community has 
a strong interest in preserving the natural 
environment and based on feedback from the 
workshops and Open Houses, would like to see 
the environment, park and open space systems 
enhanced and expanded.

Acquisition of Park Land
There are three levels of parks identified by the 
Township: Municipal Parks, Community Parks 
and Neighbourhood Parks.

The Parks and Recreation Master Plan sets out 
the standards for park land distribution and 
acquisition throughout the Township. There are 
three mechanisms for acquiring park land:

• Development Cost Charges (DCCs)

• Neighbourhood Park Land Acquisition Policy
(provides parks at 5% of the land base of a
neighbourhood plan area)
• Greenway Amenity Fee

What we heard from you...
“Keep lots of greenspace not only for people 
but as habitat for wildlife.”

• Keep the natural feeling of Brookswood/
Fernridge

• Provide accessible neighbourhood parks 
and flexible ‘mini-places’ located close to 
home

• Addition of a fenced dog park

• Preservation of trees, wildlife, and fish-
bearing habitats

• Provide a linked trail network for walking, 
cycling, and equestrian recreation

• Connect trail system to broader parks 
like Latimer Park (Surrey) and Campbell 
Valley

• Provide greenways

Schools
The Township of Langley will work with School 
District #35 to provide additional schools as 
the population increases.  School sites and 
locations will be verified by the School District 
as development occurs and land acquisition 
permits. The Brookswood/Fernridge Draft Land 
Use Plan projects a population of approximately 
43,000 over the next thirty years.  Currently, the 
Township of Langley’s Official Community Plan 
projects Brookswood/Fernridge will require 
5 elementary, 2 middle, and 1 high school, in 
addition to existing schools in the area.

As a standard practice, School District #35 and 
the Township of Langley will work together to 
incorporate the addition of new park space with 
the development of school sites.

It is not yet known what the park requirements 
will be for the newly adopted middle school 
format.   We have indicated potential park lands 
next to contextual middle school locations on 
the Parks map in anticipation. Lands for new 
parks and schools will be required to be secured 
prior to development in new neighbourhoods.

Anderson Creek Stormwater Plan
An Integrated Stormwater Management Plan 
for the Anderson Creek watershed is currently 
being developed to ensure that the river system, 
aquifer and riparian areas are not negatively 
affected by development. The recommendations 
from this plan have been integrated into the 
Brookswood/Fernridge Community Plan.

Stormwater Detention
Prior to each neighbourhood plan opening up 
for development, the required neighbourhood 
stormwater detention site to serve that area 
must be secured, either by the Township or the 
development proponents and must be located 
to serve the entire storm catchment area.
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Park

Conservation / Buffer

Civic - Other

Civic - School

E

M

S

CP

NP

P

Lake

Proposed Neighbourhood Park

Proposed Park

Proposed Community Park

Proposed Secondary School

Proposed Middle School

Proposed Elementary School

Existing Trail

Proposed Trail

Proposed Pedestrian 
Environment Improvements

Proposed Greenway

Fraser Valley Greenway

There is a need for detention ponds 
to service development.  The size, 
location and design of each site is yet 
to be determined.

• S
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Local Services
Provision of local services is important as it 
supports a decrease in traffic congestion and 
reduces travel distances required to access 
amenities, supporting walking and cycling as 
viable modes of transport.  Commercial uses 
provide employment opportunities and financial 
support for services (as commercial land uses 
pay higher property taxes than residential uses), 
and contribute to a more balanced, complete 
community in general.

A future population in Brookswood/Fernridge of 
approximately 43,000 residents could support 
an additional 35,00-50,000 sq.m.(350,000 - 
550,000  sq. ft.) of retail and commercial floor 
space. This is a significant new supply – more 
than double the existing inventory. 

Brookswood/Fernridge is currently supported 
by three local retail and service areas.  The 
largest is located at 40 Avenue and 200 Street. 
There are two smaller centres, at 40 Avenue and 
208 Street and at 24 Avenue and 200 Street. 

To meet the additional demand, the Draft Land 
Use Plan seeks to enhance existing commercial 
growth along the 200 Street corridor, while 
adding an additional commercial centre at 32 
Avenue. 

This form of development would favour 
walkability and street orientation.  It would 
support a range of new business types and 
sizes offering both convenience and destination 
opportunities.  Commercial development will be 
controlled though the use of design guidelines 
to provide the highest level of community 
aesthetic. 

Based on average retail spending patterns, 
each new resident will spend an estimated 
$1,500 - $2,500 per year within the local 
community on retail and personal services 
supporting the health of existing retail areas 
and the diversification of services within the 
local community.  

Based on the Brookswood/Fernridge Draft 
Land Use Plan, the additional population would 
spend $60 million per year locally.

Character of Village Centres
The mixed use developments in the four 
neighbourhood centres have been designated 
as Development Permit Areas in the Draft 
Land use Plan.  This means that the form and 
character of development in these areas can be 
controlled through design guidelines to ensure 
that they develop into small-scale, pedestrian-
oriented ‘main-streets’ in keeping with the rural 
character of the area.  

Commercial 
Centre

Potential 
Median 
Gross Floor 
Area (sq m)

Potential 
Median 
Gross Floor 
Area (sq ft) 

40 Avenue & 
200 Street

24,000 260,000

32 Avenue & 
200 Street

24,500 265,000

40 Avenue & 
208 Street

16,000 175,000

24 Avenue & 
200 Street

7,500 80,000

Total 72,000 780,000

Employment Lands
No employment lands have been proposed for 
the community as part of this Community Plan.

5-minute walking circle (400m)

10-minute walking circle (800m)
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The Transportation review for the Community 
Plan recommends establishing a grid network 
early in the planning process to create a 
permeable network, and to increase mode split 
to alleviate congestion.  The Draft Land Use Plan 
proposes increasing residential density along 
200 Street to support a regular transit route, 
which will  ultimately connect to higher order 
transit improvements recommended along the 
Fraser Highway.

The Draft Recommended Transportation 
Network for 2041 shows proposed road 
improvements and new connections, assuming 
the community is fully built out by 2041. This 
will be subject to further review to determine 
which options will best serve the community.

CURRENT BUS SERVICE

PROPOSED LOCAL BUS

PROPOSED NEIGHBOURHOOD BUS
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To 216 St

To Fraser
Highway

To Aldergrove-
Bellingham Highway

To Fraser / 
Trans-Canada Highway

To 16 Ave

Transit NetworkCycle Plan

Proposed Local Bus
Current Bus Service
Proposed Neighbourhood 

Existing Township Truck Route
Existing City Truck Route
Potential Future Truck Route

The following changes have been made to the 
Ultimate Cycling Plan:

• New route added to 28 Avenue

• New route added to 210 Street 

• New route added to 196 Street

• New connection along 16 Ave to 264 St

• New connector between 24 Avenue to 20 
Avenue (east of 204 Street) and then along 24 
Avenue

There have been no changes to the  Transit 
Network  or Truck Routes since the April Open 
House.

Inter-Municipal Connection
Community
Commuter & Recreational

Truck Routes
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See more information on the Community & Neighbourhood Planning Processes at: www.tol.ca/brooks-fernplan

What’s Next?
The open house boards and the feedback forms 
will be available on the Township of Langley’s 
website.  Feedback will be received until 
December 20, 2013.

A summary of the open house comments will be 
posted to the project website in the new year.  
The project website is:

www.tol.ca/brooks-fernplan

Feedback from this Open House will be used to 
create a final Community Plan for Brookswood/
Fernridge.  This Plan will be presented to 
Council early in 2014 for consideration of 
first and second reading, followed by a Public 
Hearing, third reading and adoption.   

Neighbourhood Planning Process
In early 2014, the Township and its consultants 
will also kick-off the neighbourhood planning 
process for the Griffith Neighbourhood area.

While the parameters, land uses and goals 
for the Griffith  Neighbourhood will be 
defined to a large extent by this community 
planning process, the Neighbourhood Plan 
will also include a number of opportunities for 
residents to provide their input into the future 
development of the Griffith area. 

This feedback will be collected through a 
design workshop, several open houses and 
the participation of a Neighbourhood Team, 
which will include representatives from the 
community, the Township and its consultants, 
who will provide input into the planning and 
related policies. 

Thank you for participating!

Fall 2012 Winter 2013 Spring 2013 Spring 2014Summer 2013 Summer 2014Fall 2013 Fall 2014Winter 2014

Community Planning Process
Community 
Workshop

Open 
House

Open 
House

Open 
House

Open 
House

Open 
House

Neighbourhood Planning Process
Design 

Workshop
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Brookswood/Fernridge 
Community Plan 

OPEN HOUSE 
December 3 & 5, 2013 

 
 
 
The Township of Langley requests public feedback on the Brookswood/Fernridge Community Plan. Using 
any of the following methods, return your completed questionnaire by December 20, 2013 to the attention 
of Community Development Division, Township of Langley: 
 
Mail: 20338 – 65 Avenue, Langley, BC V2Y 3J1   Fax: 604.533.6110  Email: bfplan@tol.ca 
 
Open house display boards and this questionnaire will be available until December 20th 2013 at 
tol.ca/brooks-fernplan.  Please refer to the attached map to answer the following questions. 
 
 
 
 
1. Proposed Community Plan 
 

a) In the Proposed Community Plan, what do you most like about… 
 

 Land Use and Density______________________________________________________ 
 Community Amenity (commercial services, schools, recreation)__________________________ 
 Parks and Open Space__________________________________________________________ 
 Transportation__________________________________________________________________ 
 Other: ________________________________________________________________________ 

  
 

b) In the Proposed Community Plan, what do you least like about… 
 

 Land Use and Density______________________________________________________ 
 Community Amenity (commercial services, schools, recreation)__________________________ 
 Parks and Open Space__________________________________________________________ 
 Transportation__________________________________________________________________ 
 Other: ________________________________________________________________________ 

 
 

c) Do the Proposed Community Plan and guiding principles reflect the future needs for the 
community?  Please select one of the below options. 
 

 Agree 
 Somewhat Agree 
 Neutral 
 Somewhat Disagree 
 Disagree 
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2. Do you have any other comments, questions or concerns about the Proposed Community 
Plan? 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
____________________________________________________________________________ 
 
 
 
 
Thank you for your feedback and participation in the planning process for Brookswood/Fernridge 
Community Plan. 
 
 
 
 
 
 
 
Please leave this form in the Comment Box available at the Open House, or return it to the Township of 
Langley Civic Facility at 20338 – 65 Ave. 
 
Name:  ______________________________________________________________________  
 
Phone:  ______________________________________________________________________  
 
Email:  ______________________________________________________________________  
 
Postal Code:  ______________________________________________________________________ 
The Township of Langley appreciates your input. Thank you for participating in the Brookswood/Fernridge 

Community Plan Consultation process. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (BROOKSWOOD/FERNRIDGE) 2014 NO. 5057 

      
 

EXPLANATORY NOTE 
 
Bylaw 2014 No. 5057 replaces the bylaw number reference for the Brookswood/Fernridge 
Community Plan and repeals: 
 

a. “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Brookswood/Fernridge Community Plan) Bylaw 1987 No. 2475”; 

 
b. “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Brookswood/Fernridge Community Plan) Bylaw 1998 No. No. 2475 
Amendment (Township of Langley) Bylaw 1992 No. 3179”; 

 
c. “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Langley 

Mennonite Fellowship) Bylaw 1998 No. 3741”; and 
 
d. “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Brookswood/Fernridge Community Plan) Bylaw 1998 No. No. 2475 
Amendment (204A Street) Bylaw 1999 No. 3908”. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (BROOKSWOOD/FERNRIDGE) 2014 NO. 5057 
 
WHEREAS it is deemed necessary and desirable to amend “Langley Official Community 
Plan Bylaw 1979 No. 1842”; 
 
NOW THEREFORE, the Municipal Council of the Corporation of the Township of Langley, in 
Open Meeting Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw 

1979 No. 1842 Amendment (Brookswood/Fernridge) 2014 No. 5057”. 
 
2. The “Langley Official Community Plan Bylaw 1979 No. 1842” as amended is further 

amended by deleting the words “Bylaw No. 2475” after the words 
“Brookswood/Fernridge Community Plan” in the fourth paragraph of section 1.1 and 
replacing them with “Bylaw No. 5058”. 

 
3. The “Langley Official Community Plan Bylaw 1979 No. 1842”, as amended is further 

amended by: 
 

a. repealing “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Brookswood/Fernridge Community Plan) Bylaw 1987 No. 2475”; 

 
b. repealing “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Brookswood/Fernridge Community Plan) Bylaw 1998 No. No. 2475 
Amendment (Township of Langley) Bylaw 1992 No. 3179”; 

 
c. repealing “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Langley Mennonite Fellowship) Bylaw 1998 No. 3741”; and 
 
d. repealing “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 

(Brookswood/Fernridge Community Plan) Bylaw 1998 No. No. 2475 
Amendment (204A Street) Bylaw 1999 No. 3908”. 

 
 
 
READ A FIRST TIME the  day of  , 2014. 

READ A SECOND TIME the  day of  , 2014. 

PUBLIC HEARING HELD the  day of  , 2014. 

READ A THIRD TIME the  day of  , 2014. 

RECONSIDERED AND ADOPTED the  day of  , 2014. 

 
  

Mayor 
  

Deputy Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

BROOKSWOOD/FERNRIDGE COMMUNITY PLAN BYLAW 2014 NO. 5058  

      
 

EXPLANATORY NOTE 
 
Bylaw 2014 No. 5058 provides an updated Community Plan for Brookswood/Fernridge.  The 
bylaw includes policies related to land use, environment, transportation, servicing and 
implementation, as well as development permit provisions. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842 

AMENDMENT (BROOKSWOOD/FERNRIDGE) 2014 NO. 5058 
 
WHEREAS it is deemed necessary and desirable to adopt an updated community plan for 
Brookswood/Fernridge; 
 
NOW THEREFORE, the Municipal Council of the Corporation of the Township of Langley, in 
Open Meeting Assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as “Brookswood/Fernridge Community Plan 

Bylaw 2014 No. 5058”. 
 
2. Brookswood/Fernridge Community Plan Bylaw 2014 No. 5058, attached to and 

forming part of this bylaw is hereby designated as an Official Community Plan for the 
Brookswood/Fernridge area. 

 
 

      
 
READ A FIRST TIME the  day of  , 2014. 

READ A SECOND TIME the  day of  , 2014. 

PUBLIC HEARING HELD the  day of  , 2014. 

READ A THIRD TIME the  day of  , 2014. 

RECEIVED THE APPROVAL OF THE 
MINISTRY OF AGRICULTURE the 

 day of  , 2014. 

RECONSIDERED AND ADOPTED the  day of  , 2014. 

 
  

Mayor 
  

Deputy Township Clerk 
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INTRODUCTION  

 PURPOSE  1.1.
 
This document sets out the Township of Langley’s vision, 
objectives, and planning policies for the future of the 
Brookswood/Fernridge community, to guide its future development 
over the next 30 years. This plan is a component community plan 
of the Township’s Official Community Plan.  
 
There are four key policy documents which guide land use 
planning in the Township of Langley that will impact the 
development of Brookswood/Fernridge.   
 
These are:  
 

 The Township of Langley Official Community Plan; 
 The Sustainability Charter; 
 The Brookswood/Fernridge Community Plan; and   
 Neighbourhood Plans. 

 
The Township of Langley Official Community Plan (OCP) sets out high-level policies to 
guide land use planning across the Township and identifies general land use designations. The 
Township of Langley Bylaw 1979 No. 1842, as amended, designates Brookswood/Fernridge as 
an ‘urban growth’ area.  This identifies Brookswood/Fernridge as an area intended to 
accommodate housing, shopping, employment, recreation, and civic uses to meet the growing 
population of the Township. 
 
The Sustainability Charter, adopted by Council on June 23, 2008, presents a vision of the 
community that meets the social/cultural, economic, and environmental needs of current 
residents while ensuring that those needs can continue to be met for future residents. It sets out 
a number of sustainability principles and goals and a plan for implementation which will be part 
of the annual budget process. Sustainability goals and progress will be reported on an annual 
basis. All of the Township’s community and neighbourhood plans should support the goals and 
principles of this charter.   
 
The Brookswood/Fernridge Community Plan provides more detail on future land uses and 
policies to guide how change will occur in the community over the next 15-30 years. It also 
establishes development permit areas (DPAs) which are areas with additional development 
requirements due to environmental sensitivities, urban design standards and other 
considerations. The Community Plan provides an estimate of future population and the public 
facilities required to service them, such as schools, recreation facilities, and open space. It also 
proposes general siting areas for these public amenities. 
 
Neighbourhood Plans are local plans which apply to sub-sections of the community plan area 
(typically large enough to support an elementary school, neighbourhood park or detention 
pond). They set out detailed development plans for an area, giving due consideration to housing 
types, roads, public transportation, edge planning, environmental protection, amenity provision, 
servicing, financing, and implementation.   

Township of 
Langley Official 

Community Plan 

Brookswood/ 
Fernridge 

Community Plan 

Neighbourhood 
Plan 
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Neighbourhood Plans must comply with the principles and objectives of the OCP and the 
Brookswood/Fernridge Community Plan and be adopted by Council before any new 
development can occur. 

 PLAN DEVELOPMENT 1.2.

1.2.1. PUBLIC ENGAGEMENT  
 
This plan is the result of an extensive community consultation process that began in October 
2012 with a series of public workshops to determine guiding principles for the 
Brookswood/Fernridge community.  
 
The results of the feedback from the October workshops informed open house events held in 
January 2013, where conceptual elements of a community plan including housing types, local 
services, employment, environment, parks and open space development, and transportation 
were presented for the community’s consideration.   
 
In April 2013, subsequent open houses were held to solicit 
feedback from the community to further refine and develop 
a draft land use plan for Brookswood/Fernridge.   
 
In December 2013, a final open house event was held to 
present the draft land use plan to the public prior to 
Township Council consideration and adoption. In total, 
participation in the Brookswood/Fernridge Community Plan 
process has been significant with an estimated 2,000 
responses received as part of the various consultation 
events.   
 
In addition, consultation was undertaken with external 
agencies such as the Langley School District, City of Langley and City of Surrey related to 
schools, parks, transportation, drainage, land use and future development scenarios.  The aim 
of these discussions was to ensure a comprehensive approach to planning the 
Brookswood/Fernridge community in a manner that integrates Township-wide priorities and 
inter-municipal and inter-agency considerations.  
 

Open House, January, 2013 
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Brookswood/Fernridge Community Plan Workshop, October, 2012 

 COMMUNITY OVERVIEW 1.3.

1.3.1. DESCRIPTION 
 
Brookswood/Fernridge is located in the Fraser Valley, 45 
kilometres east of downtown Vancouver.  It has a 
population of approximately 13,000 people, and is one of 
the Township of Langley’s community plan areas.  
 
The community is approximately 14 square kilometres in 
size and is bounded by the City of Langley to the north, 
the City of Surrey to the west, and agricultural land in the 
Township of Langley to the east and south. It overlaps 
three major drainage basins: the Little Campbell River, 
Anderson Creek, and Murray Creek. The landscape is 
generally flat, with steep slopes along some river banks. 
These waters flow in a northwesterly direction and connect 
to the Nicomekl and Campbell Rivers and ultimately flow 
into Boundary Bay and Semiahmoo Bay.  The area has a 
suburban or semi-rural character with many large trees, 
abundant parks, and open space. 
 
Land use in Brookswood/Fernridge is largely residential, 
comprised of single-family lots which vary in size from 70 -
100 square metres (7,000-10,000 square feet) in the north 
to multi-acre parcels in the east and south as well as six 
manufactured home parks.  Public facilities include a 
secondary school, three elementary schools, a senior 
citizens’ centre, recreation centre, library, police office, 
community association, cemetery, and several places of 
worship. Private facilities include a large rod-and-gun club adjacent to the secondary school in 
the northeast and an equestrian club.  
 
The community currently has access to a number of Township Parks including the 16 hectare 
(40 acre) Noel Booth Community Park, Brookswood Skate Park, and three other neighbourhood 

Township of Langley Community Plan Areas 
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Parks. Twenty one hectares (52 acres) of municipal level park provide access to two unique 
natural areas. The existing George Preston Recreation Centre provides access to ice for skating 
and curling as well as multi-purpose meeting space. 
 
Brookswood/Fernridge is currently supported by three local retail service areas.  The largest, 
Brookswood Village, is located at 40 Avenue and 200 Street, and provides approximately 
18,000 square metres (200,000 square feet) of local retail to the community. There are two 
smaller commercial centres in the community, located at 40 Avenue and 208 Street and at 24 
Avenue and 200 Street, providing a combined 9,000 square metres (96,000 square feet) of 
additional floor space for retail and service commercial uses. 
 
 
 

1.3.2. POPULATION AND GROWTH CONTEXT 
 
The population projections for the Township of Langley provided in Metro Vancouver’s 2011 
Regional Growth Strategy indicate that the Township’s population is expected to double in size 
from a current population of 104,177 to 211,000 by 2041.  This represents an average annual 
growth rate of 2.4%, which is expected to be stronger growth than expected within the region as 
a whole.  
 
As in other south-of-the-Fraser municipalities, this growth is due largely to the greater 
availability of developable land than is the case in other more built-out communities north of the 
Fraser River. While Langley does have some areas that can accommodate future development 
such as Brookswood/Fernridge, a large percentage of the Township’s land is located within the 
Agricultural Land Reserve (ALR).  As such, there will be significant pressure on undeveloped 
community plan areas such as Brookswood/Fernridge to accommodate future growth.  Table 1 
summarizes Metro Vancouver’s population projections for the region and the Township.   
 

 
Table 1: Population Forecasts for Metro Vancouver and Township of Langley 

 
 2011 2021 2031 2041 

Metro 
Vancouver 
Population  

2,313,495 2,780,000 3,129,000 3,400,000 

Metro 
Vancouver 
Growth Rate 

----- 1.9% 1.2% 0.8% 

Township of 
Langley 
Population 

104,177 146,000 188,000 211,000 

Township of 
Langley Growth 
Rate 

--- 3.4% 2.6% 1.2% 
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1.3.3. ENVIRONMENT 
 
The Township of Langley encompasses a number of Environmentally Sensitive Areas (ESA).  A 
1993 evaluation of ESA within the Township identified them within several key information 
categories, which included: 

1. Geological hazard potential; 
2. Groundwater resources; 
3. Natural vegetation and wildlife habitat; 
4. Watercourses, fish resources and fish habitat; 
5. Visual assessment and cultural features; and 
6. Public nominations of ESA. 

 
Eighteen ESA were identified as occurring in some portion of the Brookswood/Fernridge 
community. The concentration of ESA in the community is presented in MAP 6: Environmentally 
Sensitive Areas. The northwest portion of the Anderson Creek watershed, near the confluence 
to the Nicomekl River, has the greatest amount of ESA in the community. The ESA identified 
primarily consist of three categories, including:  

 watercourses; 
 aquifers; and, 
 forests. 

 

CONSERVATION AREAS 

The Brookswood/Fernridge community is also home to several conservation areas that provide 
such benefits as fish and wildlife habitat, urban run-off controls, and air quality impacts. Six 
conservation areas occur within the Brookswood/Fernridge community at the following 
locations: 

 204 Street and 24 Avenue Conservation Area;  
 Anderson Creek Conservation Area in the Brookswood Community; 
 Murray Creek Conservation Area; 
 Campbell Valley Conservation Area;  
 Maysfield Conservation Area; and 
 Rees Callard Natural Park. 

 

STREAM PROTECTION 

Stream corridor protection through maintenance of a vegetated riparian corridor is important for 
providing wildlife and fisheries habitat, reducing flooding risk and erosion and providing defense 
from non-point source pollution entering the stream. A portion of these benefits may be lost 
when buffers are fragmented due to breaks or intrusions into the corridor.  
 
Within Brookswood/Fernridge three of the watersheds contain sensitive riparian areas (fish-
bearing streams) that are protected under the Township’s Stream Protection Bylaw No.4485, as 
amended from time to time.  These watersheds include: 

 Anderson Creek; 
 Little Campbell River; and 
 Murray Creek. 
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Some of the riparian areas within these watersheds are classified as Class A – (fish-bearing 
streams) and as such, buffer areas of up to 30 metres on either side of these watercourses will 
be subject to Development Permit Area restrictions (Map 9).  Table 2 summarizes the protection 
setbacks measured from top of bank.  
 
 
 
 
 
 
 
 
 
 
 
Table 2: Streamside Protection and Enhancement Development Permit Area Widths 
 

 

1.3.4. TRANSPORTATION 
 
A diverse, walkable community depends on transportation to provide a variety of ways to get 
around, serving pedestrians, transit riders, as well as drivers.  Transportation plays an important 
role in the liveability and quality of the environment in Langley.  The Township is currently 
heavily dependent on the automobile due to minimal community destinations, lack of facilities 
that encourage safe walking and cycling and limited transit service within the area.  Reduced 
automobile dependence is contingent on availability of transit service, providing a mix of land 
uses and high quality facilities to make walking, cycling and transit meaningful options.  As the 
population continues to grow, transportation options will increase and expand within 
Brookswood/Fernridge, providing opportunities to increase transportation mode shares.   

Watercourse Class Colour Code Width (m)*,** 

A  Red/Orange/Magenta 30 
A (Roadside watercourse)  Red/Orange/Magenta 7.5 

B (Natural watercourse) Yellow 20 

B (Constructed watercourse) 
Channel width > or = 0.5 m 
Channel width < or 0.5 m 
 

Yellow 15 

B (Roadside Watercourse) Yellow 
 

20 

C Green 0 

U (Unclassified) Blue To be determined*** 
Fraser River and Bedford 
Channel 

n/a 30 

*Measured from top of bank or edge of floodplain (as applicable). 
**Subject to Section 3.2.15 of the Stream Protection Bylaw No. 4485, as amended. 
***In accordance with Section 3.2.15(e) of the Stream Protection Bylaw No.4485, as amended. 
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PEDESTRIAN ROUTES 

The pedestrian network within the Brookswood/Fernridge Community Plan consists of 
sidewalks, greenways and trail linkages.  In the future, pedestrian linkages will be promoted 
through the installation of sidewalks on both sides of all new roads as per the Subdivision of 
Development Servicing Bylaw 2011 No 4861. In the future, arterial roadways will be developed 
with parallel greenways on both sides with pathways to accommodate pedestrians as well as 
recreational cyclists where feasible.   
 
The Township of Langley’s Official Community Plan also plans for a future recreational 
greenway comprised of primary and secondary community connections, trails and the Fraser 
Valley Greenway.  Components of this network within the Brookswood/Fernridge community are 
shown on Map 5. These include: 
 

 208 Street between 20 and 32 Avenue (Community Connection) 
 200 Street between 16 to 30 Avenue (Secondary Community Connection) 
 208 Street between 16 to 44 Avenue (Secondary Community Connection 
 24 and 20 Avenues between 196 and 208 Streets (Fraser Valley Greenway) 

 
Pedestrian connectivity and infrastructure will be further facilitated through the development of 
neighbourhood plans and associated upgrades to local roadways.  Future neighbourhood plans 
within Brookswood/Fernridge will include additional details to ensure lighting standards, 
sidewalks and multi-use trails promote walkability throughout the community and beyond. 

CYCLING NETWORK 

Township Council adopted the Ultimate Cycling Network Plan in 2011.  This plan identifies main 
commuter and recreational routes along 200 and 208 Streets, as well as along 24, 32, parts of 
36 and 40 Avenues.  
 
Today, Brookswood bicycling routes include loops close to 36 Avenue, extending from 24 to 42 
Avenues.  The second loop runs adjacent to 196 Street which extends from 33A to 40 Avenues 
(see Map 12: Cycling Network).   

TRANSIT 

Transit service within Brookswood-Fernridge is provided by four transit routes (Routes 531, 
C60, C61, and C63). Route 531 operates between White Rock Centre and Willowbrook via 200 
Street, providing service approximately every 30 minutes on weekdays, Saturdays and 
Sundays. Route C60 and C61 are complementary loop services; taken together, they provide 
bi-directional service in a loop through Murrayville and Brookswood. C63 connects Willowbrook 
to Fernridge along 208th Street and 200th Street to 20th Avenue. These three routes operate 
approximately hourly on weekdays, Saturdays and Sundays. Two additional routes, 502 and 
590, provide hourly morning and afternoon peak hour/peak direction service connecting 
residential areas along 200th and 203/204th Streets to Willowbrook.  
 
All routes provide service to the City of Langley, where they connect to Route 502, part of 
TransLink’s Frequent Transit Network, which operates between the City of Langley and Surrey 
Central SkyTrain Station along Fraser Highway. See Map 11 for corridors currently served by 
transit within Brookswood/Fernridge, as well as proposed future connections.  
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Currently, within the South of Fraser region, transit modal split is quite low (4.4%), particularly 
within the Township of Langley.  

ROAD NETWORK 

In Brookswood/Fernridge, two major north/south arterials (200 and 208 Street) provide primary 
access to the community to and from the City of Langley as well as major routes including 
Fraser Highway and Highway 1. However, due to right of way limitations on 200 Street within 
the City of Langley, growth within Brookswood/Fernridge will require further partnering with the 
City of Langley and City of Surrey to assess future solutions. 192 and 216 Streets will also 
provide additional north-south road capacity required to accommodate growth within the 
community. 
 
Western connections to Surrey are provided by 16, 24 and 32 Avenues, with 32 Avenue 
continuing west to join Highway 99 near 152 Street.  There is limited connectivity east of the 
study area with the exception of 40 Avenue, which provides connections to the Fraser Highway 
via 216 and 240 Street.  Map 10 illustrates the proposed road hierarchy within 
Brookswood/Fernridge.  

GOODS MOVEMENT 

A designated truck route is crucial for goods movement and other economic development within 
the Brookswood/Fernridge community.  There are designated truck routes on 200 Street, and 
32 and 40 Avenues, as shown on Map 13. 
 
 

1.3.5. UTILITIES AND STORM DRAINAGE  

UTILITIES - SANITARY 

Other than the development east of 208 Street, the majority of residences in the 
Brookswood/Fernridge community utilize on-site septic systems, with sanitary servicing in place 
only in the northeastern area of the community.  A new gravity sewer was installed along 200 
Street during the development of the High Point area located at approximately 4 Avenue and 
200 Street, which was sized to accommodate future growth in the Brookswood/Fernridge area. 
The Metro Vancouver Carvolth trunk sewer that runs east/west through the City of Langley was 
recently upgraded along with the Langley Pump Station in anticipation of future development in 
the area.  This additional capacity is important as new development must be connected to the 
sanitary system as per the Subdivision and Development Servicing Bylaw 2011 No. 4861, as 
amended from time to time. 
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UTILITIES - WATER 

The community is served via a combination of groundwater sources within the Community Plan 
area as well as from the Metro Vancouver water supply main along 36 Avenue.  The 
Brookswood Reservoir and surrounding wells in the Township contribute approximately 75-80% 
of the water currently needed for the area.  When groundwater sources cannot provide sufficient 
supply, municipal water is augmented from Metro Vancouver via the Township’s Brookswood 
Pump Station at 36 Avenue.   
 
Additional water volume will be required from Metro Vancouver to provide enough water supply 
for Brookswood/Fernridge build-out conditions to occur.  It is estimated that by 2017 or 2018 
water demand will increase to 310 liters/per second.  When this occurs, additional water 
distribution resources will be required to facilitate further growth within the area.  There is a 
comprehensive looped water system in place in the northern portion of the plan area.  However, 
only limited water distribution infrastructure is currently in place south of 32 Avenue where 
servicing is primarily provided by private wells.  

 

STORM WATER DRAINAGE 

Stormwater runoff is currently managed in a variety of ways – through infiltration, through 
conveyance via a network of ditches and storm sewers, and through connections to existing 
lakes and ponds. There are currently 17,500 linear metres of storm sewer within the community, 
predominantly located in newer subdivisions. In most of the existing residential development 
located north of 34 Avenue, runoff drains directly into the ground or is conveyed to dry wells 
which also provides for infiltration. There are very few outlets connected to Anderson Creek or 
its tributaries in this area. In the rural lands in the community, runoff generally infiltrates or 
drains to the major creeks through a network of ditches and culverts.  
 

Brookswood Pond 
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There are numerous ground-water fed lakes; the larger ones are Rees Lake, Sunrise Lake and 
Brookswood Pond. Rees Lake and Sunrise Lake were initially sites for gravel pit operations.  
Over time, residential communities developed around the lakes and each property title now 
owns a portion of their respective lake. The lakes do not currently have an outlet or share a 
hydraulic connection to the overall drainage system.  The Lambert ditch flows into Sunrise Lake; 
however there are no external watercourses that flow into Rees Lake. Water levels for both 
lakes fluctuate according to groundwater levels and precipitation. Brookswood Pond initially 
started as a site to extract gravel for various road projects within Langley. It was then left 
undisturbed for many years and became naturalized into Brookswood Pond. There are no 
external flows entering the pond and no outlets. The water levels in the pond are controlled by 
the groundwater table that is similar to Sunrise and Rees Lakes. 
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2. PLAN OBJECTIVES  

2.1 VISION 
 
The Brookswood/Fernridge Community Plan is an extension of the Township of Langley OCP 
which sets out a broad vision for the future of the entire area.  This vision is as follows: 
 
The Township of Langley is a self-contained “community of communities” evolved through 
thoughtful renewal, and sustainable development practices, in order to provide the best possible 
quality of life for residents in the rural and urban areas. 
 

2.2 SUSTAINABILITY CHARTER 
 
The Sustainability Charter (2008) outlines the sustainability vision for the Township:  
 
“…to build a legacy for future generations by leading and committing the community to a 
lifestyle that is socially, culturally, economically and environmentally balanced.”  
 
It outlines guiding principles and defines goals and objectives under the three pillars of 
sustainability: social-cultural, economic, and environmental. It also aims to integrate strategic 
municipal initiatives on three levels: sustainability integration, corporate goals integration, and 
policy-action integration. 
 
The goals of the Sustainability Charter are: 
 

Social/Cultural Goals 
 

• celebrate our heritage 
• protect our people and properties 
• build corporate and community capacity 
• provide and support community based leisure opportunities 
• nurture a mindset of sustainability 

Economic Goals 
 

• achieve fiscal stability and fiscal health 
• develop livable and vibrant communities 
• strengthen our economy 
• invest in effective infrastructure 
• integrate transportation into community planning 

Environmental Goals 
 

• conserve and enhance our environment 
• increase biodiversity and natural capital 
• respect our rural character and rural heritage 
• reduce energy consumption 
• promote stewardship 
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2.3 GUIDING PRINCIPLES  
 
The policies set out in this Plan build upon the land use policies set out in the Official 
Community Plan, with additional detail to reflect the community’s long term guiding principles for 
the area.  To assist in developing these policies, a set of guiding principles were established 
early in the planning process.  These were based on feedback received from the public at the 
community workshops held in October 2012 and are shown below. 
 
1. Preserve Existing Character 
Preserve the existing character of the neighbourhood and close-knit feel of the community.  
New development should respect existing scale and form of the community.  
 
2. Support Vibrant Neighbourhood Centres 
Support and facilitate the development and expansion of employment and services to meet local 
needs and provide a focal point for the community. 
 
3. Protect the Environment 
Protect, and where possible, enhance existing natural areas, parks, trails, wildlife corridors, and 
water resources throughout the community. 
 
4. Provide Housing Choices 
Increase the variety of housing choices to meet the needs of the community’s changing 
demographics and to attract new residents. 
 
5. Support Transportation Diversity 
Improve transportation efficiency by providing a comprehensive transportation network that 
supports a diversity of modes and uses. 
 
6. Improve Infrastructure and Services 
Ensure that adequate infrastructure and public services are provided for the future population of 
the community. 
 
7. Respect Adjacencies 
Respect the character of development within adjacent communities and plan for complementary 
activities or adequate buffering between land uses.  
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3. POLICIES  

 LAND USE  3.1.
 
Land use planning in Brookswood/Fernridge strives to manage the Township’s land resources, 
to provide the necessary land base for development of housing opportunities, employment, and 
facilities and services in a thoughtful and efficient way.  Through the land use planning process, 
a variety of topics have been addressed including: land use, transportation, environmental 
protection, community services, heritage resources, and infrastructure.   
 

3.1.1. OVERVIEW OF LAND USE DESIGNATIONS 
 
Land use designations define land into areas of allowable uses to align with a long term 
community plan.  The Brookswood/Fernridge Community Plan proposes land use designations 
to guide future growth in the community over the next 30 years.  The designated land uses for 
the community are shown on Map 1: Land Use Designations. Table 3 provides a list of all of the 
designated land uses and a target range of housing densities for each residential designation.  
Unless otherwise stated, all residential densities (dwelling units per hectare) given in this report 
represent gross residential density, as defined in the glossary provided in Appendix A.  
 
Table 3: Land Use Designations 

 

 
 
 

Land Use Category Description 

Gross Residential 
Density 

(dwelling units per 
hectare) 

Gross Residential 
Density 

(dwelling units per 
acre) 

Single Family 1  Rural/Large Lot Single 
Family Residential 

1-10 0.5-4  

Single Family 2  Single Family Residential, 
 Pocket Neighbourhood 

15-25 6-10  

Multi-Family 1 Multi-unit, Townhouse and 
Rowhouse 

35-55 14-22  

Multi-Family 2 Townhouse, Rowhouse and 
Low Rise Apartment (3-4 

storey) 

50-125 22-50  

Manufactured Home Park Manufactured Home Park 
 

20 8  

Mixed Use Mixed Use Apartment (3-4 
storey) and 

Mixed Use Stacked 
Townhouse 

50-125 22-50  

Civic/Institutional Schools, Recreation 
Centres, Places of Worship 

n/a n/a 

Parks  Community and 
Neighbourhood Parks 

n/a n/a 

Conservation Environmentally Sensitive 
Areas/Streams 
/Slopes/Trails 

n/a n/a 
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There are six designations which have been used for residential land use. Figure 1 illustrates 
the proportion of residential land which has been allocated to each designation.  The plan 
supports the community’s guiding principles to maintain the existing single-family character of 
the neighbourhood, with over 85% of residential land allocated to single-family.  Multi-family and 
mixed use (housing and retail) designations are provided to accommodate moderate growth in 
key areas and diversify housing options for the community in the future.   
 

 

 
 
The residential land use and density targets presented in this plan support a future community 
of approximately 43,000 people. 
 
Land use designations within the plan also delineate institutional, recreational and conservation 
areas, including the proposed addition of new schools and parks.  Proportional distribution of 
land uses within the plan is summarized in Figure 1.  
 
The following sections describe the objectives and policies for each land use designation in the 
plan. All land use designations within Table 4 are measured by gross density as defined in 
Appendix A. Specific lot sizes, building form, siting and massing will be provided in subsequent 
neighbourhood plans.  
 
  

Figure 1: Residential Land Use Distribution 
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Table 4: Housing Type and Population 

 
Land Use Category Developable 

Residential Land  
Ha (acres) 

Average residential 
density 

dwellings/ha 
(dwellings/acre) 

Estimated Population 

Single Family 1 536 (1,325) 5 (2) 8,300 

Single Family 2 292 (721) 20 (8) 19,300 

Multi-Family 1 97(240) 45 (18)  10,900 

Multi-Family 2 3 (8) 85 (35) 500 

Mixed Use 19 (46) 85 (35) 2,700 

Manufactured Home 
Park 

25 (63) 20 (8) 900 

  973 (2,403) n/a 42,600 

 
 

3.1.2. COMMUNITY AND NEIGHBOURHOOD CENTRES 
 
Centres provide focal points within the urban area for the location of commercial and higher 
density residential developments and various community amenities. Providing community and 
neighbourhood nodes within Brookswood/Fernridge will provide commercial retail, service, and 
office activities, as well as mixed forms of development.  This denser mixed development in 
central locations also supports non-automobile, active forms of transportation. Walking, cycling, 
and especially transit infrastructure are made more efficient and attractive in a higher density 
context.  
 
Brookswood/Fernridge is currently served by one community centre (40 Avenue and 200 Street) 
and three neighbourhood centres, located at 40 Avenue and 200 Street, 24 Avenue and 200 
Street, and 40 Avenue and 208 Street.  A future neighbourhood centre has also been 
designated for 32 Avenue and 200 Street (see Figure 2).  These centres consist of a limited 
number of commercial establishments to serve the day-to-day needs of local residents and 
provide lower-density forms of multi-family housing as defined in future neighbourhood plans.  
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Figure 2: Community and Neighbourhood Centres 
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3.1.3. SINGLE FAMILY 1 
 
Areas designated as ‘Single Family 1’ are intended to accommodate larger lot residential 
housing and to provide a low-density buffer to adjacent agricultural land, industrial land and park 
uses. The average residential density for this land use designation is 5 units per hectare (2 units 
per acre). There are 536 hectares (1,325 acres) of land designated as Single Family 1 in the 
plan (see Figure 3).  These areas are shown on Map 1.  
 
Policies: 
 
1. Land designated as Single Family 1 in the plan shall have a density range of 1 to 10 units 

per hectare (0.5 to 4 units per acre) and land designated as ‘Single Family 1 -Sunrise Lake 
and Rees Lake’ shall have a minimum lot size of 0.8 hectares (2 acres) 

2. Land designated as Single Family 1 which is located directly adjacent to the Agricultural 
Land Reserve is included within Development Permit Area C (shown on Map 2). Guidelines 
for these areas are provided in Section 5.2.3 of this plan.  

3. Licenced secondary suites shall be supported within this land use designation and will be 
subject to the Township’s secondary suite technical requirements and BC Building Code 
standards. 

4. Single family developments shall enter into an Exterior Design Control Agreement (to be 
registered on title as a restrictive covenant) prior to final subdivision approval and to the 
acceptance of the Township.  The purpose of this agreement is to encourage development 
of attractive and safe residential areas. 

 

Single Family 1, Typical Form 

Single Family 1, Aerial View 

Figure 3: Single Family 1 
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3.1.4. SINGLE FAMILY 2 
 
Areas designated as ‘Single Family 2’ are intended to accommodate low to-mid-density single 
family housing. The average residential density for this land use designation is 20 units per 
hectare (8 units per acre).  Lower densities of up to 15 units per hectare (6 units per acre) 
should be located further from neighbourhood centres with a gradual increase in density up to 
25 units per hectare (10 units per acre) as proximity to centres increases. There are 292 
hectares (721 acres) of land designated as Single Family 2 in the plan (see Figure 4).  These 
areas are shown on Map 1.  
 
Policies: 
 
1. Areas designated as Single Family 2 shall be developed as single family residential and 

shall have a density range of 15 to 25 units per hectare (6 to 10 units per acre). 
2. A variety of lot sizes shall be encouraged within this designation with smaller lots located in 

areas adjacent to neighbourhood centres, arterial roads or relatively higher density land use 
designations, and larger lots located farther away from neighbourhood centres, arterial 
roads, or adjacent to relatively lower density land designations. 

3. Licenced secondary suites shall be supported within this land use designation and will be 

Single Family 2, Aerial View 

Single Family 2, Typical Form 

Figure 4: Single Family 2 
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subject to the Township’s secondary suite technical requirements and BC Building Code 
standards. 

4. Pocket Neighbourhoods shall be supported within this land use designation through 
applicable planning and development approvals and must conform to guidelines for pocket 
housing as determined by the Township. 

5. Single family developments shall enter into an Exterior Design Control Agreement (to be 
registered on title as a restrictive covenant) prior to final subdivision approval and to the 
acceptance of the Township. The purpose of this agreement is to encourage development of 
attractive and safe residential areas.  
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3.1.5. MULTI-FAMILY 1 
 
Areas designated as ‘Multi-Family 1’ are intended to accommodate lower density multi-family 
housing including duplexes, triplexes and row houses. This housing form is intended to support 
transit, walking and cycling transportation modes, though automobile transportation may still 
need to be relied upon.  The average residential density for this land use designation is 45 units 
per hectare (18 units per acre). There are 97 hectares (240 acres) of land designated as Multi-
Family 1 in the plan (see Figure 5). These areas are shown on Map 1. 
 
Policies: 
 
1. Areas designated as Multi-Family 1 shall be developed as duplex, triplex, townhouse and 

rowhouse and shall have a density range of 35 to 55 units per hectare (14 to 22 units per 
acre). 

2. Multi-Family areas in the plan have been designated as ‘Development Permit Areas’ under 
Section 919.1 (1) (f) of the Local Government Act to establish objectives and provide 
guidelines for the form and character of multi-family residential development. These areas 
are shown as Development Permit Area A on Map 2: Development Permit Areas. Guidelines 
for these areas are provided in Section 5.2.1 of the plan. 

Figure 5: Multi-Family 1 

Multi-Family 1, Typical Form 

Multi-Family 1, Aerial View 
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3.1.6. MULTI-FAMILY 2 
 
Areas designated as ‘Multi-Family 2’ are intended to accommodate low-rise residential (no 
greater than 4 storeys) apartments, townhouses and rowhouses or other form of multi-family. 
This housing form is intended to support transit, walking and cycling transportation modes.  
These areas have been located close to neighbourhood centres to provide accommodation 
within easy walking distance of services, though automobile transportation may still need to be 
relied upon. The average residential density for this land use designation is 85 units per hectare 
(35 units per acre).  There are 3 hectares (8 acres) of land designated as ‘Multi-Family 2’ in the 
plan (see Figure 6). These areas are shown on Map 1. 
 
Policies: 
 
1. Areas designated as Multi-Family 2 shall be developed as low-rise apartments, townhouse, 

or rowhouse and shall have a density range of 50 to 125 units per hectare (85 units per 
acre). 

2. Multi-Family areas in the plan have been designated as development permit areas under 
Section 1919(1)(f) of the Local Government Act to establish objectives and provide 
guidelines for the form and character of multi-family residential development. These areas 
are shown as Development Permit Area A on Map 2: Development Permit Areas.  
Guidelines for these areas are provided in Section 5.2.1 of the plan. 
 

 

Multi-Family 2, Typical Form 

Multi-Family 2, Aerial View 

Figure 6: Multi-Family 2 
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3.1.7. MANUFACTURED HOME PARK 
 
The intent of this designation is to support the retention of currently designated Manufactured 
Home Parks as a form of affordable housing within the community. The average residential 
density for this land use designation is 20 units per hectare (8 units per acre). There are 25 
hectares (63 acres) of land designated as Manufactured Home Park in the plan (see Figure 7).  
This includes four existing manufactured home parks located south of 26 Avenue.   
 
Lands designated as Manufactured Home Park are shown on Map 1.  
 
Policies: 
 

1. Development of land in the Manufactured Home Park residential designation will comply 
with the Township of Langley Mobile Home Park Location Policy No. 07-120 and Mobile 
Home Park Redevelopment Policy No. 07-121. 

2. Areas designated as Manufactured Home Park shall have a maximum permitted density 
of 20 dwellings per hectare (8 units per acre). 

 

Figure 7: Manufactured Home Park (MHP) 

MHP, Typical Form 

MHP, Aerial View 

F.3



DRAFT BROOKSWOOD/FERNRIDGE COMMUNITY PLAN  
February 03, 2014 

 

23  

3.1.8. ADDITIONAL RESIDENTIAL POLICIES 
 
The following policies apply to all residential land uses within Brookswood/Fernridge and outline 
general overarching residential policies for the community. 
 
Policies: 
 

1. Development of land at densities exceeding those presently permitted under current 
zoning shall not be permitted prior to adoption of a neighbourhood plan and satisfaction 
of the development prerequisites in the neighbourhood plan. 

2. Public schools, parks, conservation areas, and public utility structures and facilities may 
be located in all land use designations.  

3. Private schools and places of worship may be permitted in residential areas subject to 
review and rezoning of specific sites. Places of worship should be located adjacent to 
arterial or collector roads as per the Township’s Locational Guidelines: Assembly Use. 

4. Residential densities and building massing shall be gradually stepped down between 
higher and lower density land uses.  

5. Developers of residential property are encouraged to take advantage of scenic views, 
maintain existing stands of trees, and existing topography to create a desirable 
residential quality. 

6. Development along 200 and 208 Streets and 24 and 28 Avenues will contribute amenity 
space for the establishment of greenways.  On-site density transfers may be applicable 
for the retention of significant trees, dependent on site coverage and land use 
designation.  Neighbourhood plans will further refine the details of this development 
amenity contribution.  

7. Energy conservation measures will be supported as part of the Township’s Green 
Building Permit Rebate program, during the rezoning and development approval stage, 
encouraging applicants to identify and incorporate water and energy efficient building 
design and technologies within their project plans to achieve enhanced performance and 
reduce greenhouse gas emissions in new neighbourhoods. 

8. Alternate energy technology use will be supported as part of the Township’s solar hot 
water ready regulation. 

9. For all residential land use designations, smaller lot sizes at the same land use density 
may be considered in exchange for tree preservation. 

 
Affordable Housing  

 
The Township of Langley Housing Action Plan (HAP) includes objectives to create opportunities 
for innovation and a broad mix of housing types and tenures. It aims to increase the supply of 
affordable housing in commercial centres where transit and services are available. The following 
policies will support the provision of more affordable housing within the Community Plan area. 
 
Policies: 
 

1. Housing choice and diversity shall be encouraged to achieve housing affordability 
targets within the Township through the provision of smaller-lot single-family homes, 
townhouses, apartments and manufactured units in close proximity to transit and 
commercial services.   

2. The Township encourages the development of below market and non-market housing.   
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3. Manufactured housing as an affordable housing option shall be retained within the area 
where possible. 

3.1.9. MIXED USE 
 
Areas designated as ‘Mixed Use’ are intended to accommodate a blend of retail/office 
commercial and residential uses within a single building form (see Figure 8).  The average 
residential density for this land use designation is 85 units per hectare (35 units per acre). A 
guiding principle of the Community Plan is to support vibrant neighbourhood centres. This 
principle is supported by the Township OCP which includes policies to support the growth of 
centrally located, accessible services and to support mixed use forms of development.   
 
To support these objectives, the land use plan includes four mixed-use centres, located in 
transit and pedestrian accessible locations. These include three existing centres located at 40 
Avenue and 200 Street, 40 Avenue and 208 Street, and 24 Avenue and 200 Street, and a new 
centre to be located at 32 Avenue and 200 Street.  There is also a small mixed-use parcel (0.3 
hectare, 0.7 acre), located at 24 Avenue and 208 Street, suitable for local convenience goods.   
 
Combined, these centres include approximately 19 hectares (46 acres) of land designated as 
mixed-use (see Figure 8). The distribution of mixed-use land across these centres is shown in 
Table 5: Distribution of Land Designated for Mixed-Use Development.  The mixed-use lands 
shall include a mix of commercial and residential uses and are designated as Mixed Use, as 
shown on Map 1.   
 
Table 5: Distribution of Land Designated for Mixed-Use Development  

 
Location Land 

hectares (acres) 
Median Potential 

Floorspace  
sq. m (sq. ft.) 

% of  Total 
Commercial 

Land 

40 Avenue/200 Street 6.2 (15) 24,000 (260,000) 33% 

32 Avenue/200 Street 6.3 (16) 24,500 (265,000) 34% 
40 Avenue/208 Street 4.2 (10) 16,000 (175,000) 23% 
24 Avenue/200 Street 1.9 (5) 7,500 (80,000) 10% 

TOTAL 18.6 (46) 72,000 (780,000) 100% 

 
Policies: 
 

1. Areas designated as Mixed Use (multi-storey with retail at grade and/or office with 
residential above) on Map 1 shall include a mix of local-serving commercial uses (e.g. 
retail, restaurants, offices, medical services, childcare facilities) and residential uses 
located within the same building on a single site.   

2. Mixed Use areas shall have a density range of 50 to 125 units per hectare (22 to 50 
units per acre). 

3. Mixed Use areas shall have a minimum site coverage of 50%.  
4. Buildings shall have a minimum height of two storeys and a maximum height of four (4) 

storeys. 
5. Structured parking will be integrated within the building at or below grade.   
6. Single storey, single use commercial shall not be permitted. 
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7. Mixed Use areas in the plan have been designated as Development Permit Areas under 
Section 919.1 (1) (f) of the Local Government Act to establish objectives and provide 
guidelines for the form and character of commercial or multi-family residential 
development. These areas are shown as Development Permit Area B on Map 2. 
Guidelines for these areas are given in Section 5.2.2. 

8. Where permitted, access to drive-through services shall be on the side or rear of the 
building and away from an abutting street in order to maintain a welcoming pedestrian 
street-scape. 

9. Encourage gas stations at ground level (first storey) where there is a street fronting retail 
function with the gas bar at the rear of the property. 
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Figure 8: Mixed Use 

F.3



DRAFT BROOKSWOOD/FERNRIDGE COMMUNITY PLAN  
February 03, 2014 
 

 

27  

 

 
Mixed Use, Typical Forms 
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3.1.10. INSTITUTIONAL 
 
Institutional land uses serve the community’s social, educational, health, cultural, and 
recreational needs.  Institutional land uses include schools, recreation, and public utility 
facilities.  They can also include private facilities accommodating religious, cultural, or 
educational uses that play an integral role in community cohesion and social interaction 
between residents.  Guidelines for the siting and development of private assembly uses are 
outlined within the Township’s Locational Guidelines:  Assembly Use and the urban land use 
designations in the OCP.   

SCHOOLS 

Public schools in Brookswood/Fernridge are under the jurisdiction of Langley School District 
#35. The number, location and grade configurations of schools referred to in this report are 
proposed only at this time.  The future actual number, location and grade configurations may 
differ from this plan. No decision on a district strategy for middle school configuration has been 
made at this time.  In addition, as the District has limited ability to raise funding for capital 
projects, it relies heavily on funding from the Ministry of Education for the acquisition of land and 
the construction of schools.  Funding requests are made annually through the submission of a 
five year capital plan and Ministry decisions to support projects in that plan are dependent on 
many factors including the needs of other school districts. 
 
The Brookswood/Fernridge community boundary includes five public elementary schools (two of 
those have overlapping boundaries with the City of Langley), one public middle school 
catchment area and two high school catchment areas (see Figure 9). It also includes one public 
fundamental middle school (which offers an alternate program and thus does not have a 
catchment boundary) and one public elementary which is currently closed. Five of these 
schools, (three elementary, one middle secondary and one secondary) are located within the 
community itself; the others are all located to the north. All of the public schools located within 
Brookswood/Fernridge are at or near capacity (see Table 6: Existing School Facilities in 
Brookswood/Fernridge), with some limited capacity available in schools located just outside the 
community.  
  
The community also includes one private elementary school, St. Catherine’s Elementary. 
Private schools operate outside of the public school system and are not included in municipal 
calculations for school needs. 
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The Land Use Plan identifies a need for a total of nine public elementary schools (Kindergarten 
to Grade 5), four public middle schools (Grade 6 to Grade 8) and two public secondary schools 
(Grade 9 to Grade 12) to serve the projected population at full build out.  It is estimated that up 
to five new elementary schools, three new middle schools, and one new secondary school may 
be required in the future to meet demand as the population grows.  The need for new schools 
will be monitored in coordination with Langley School District #35 as the community develops 
and will be reviewed with the creation of future neighbourhood plans. 
  

Figure 9: Existing School Catchments in Brookswood/Fernridge 
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Table 6: Existing School Facilities in Brookswood/Fernridge 

 
School Name Operating 

Capacity 
Total Headcount 
Enrollment, 2011 

Surplus Capacity 

**Alice Brown Elementary (partial 
catchment) 

248 256 -8 

*HD Stafford Middle School 
(partial catchment) 

850 408 442 

*Langley Secondary 
(partial catchment) 

1025 922 103 

**Uplands Elementary (partial 
catchment) 

245 230 15 

*St. Catherine’s Elementary 
(private) 

- - - 

Belmont Elementary 500 518 -18 
Bradshaw Elementary (Closed) - - - 
Brookswood Secondary 1,175 1,164 11 
Glenwood Elementary 182 138 44 
Langley Fundamental 
Middle/Secondary  

775 668 107 

Noel Booth Elementary 322 309 13 
*School is located outside the community but part of its catchment overlaps Brookswood/Fernridge 
**School is not included in School District #35 calculations. 

Source: Figures from School District No. 35, Long Range Facilities Plan, October 2012 

 

 
 
The locations of existing schools and schematic locations for proposed school sites are 
identified on the Schools and Parks map (Map 4).   
 
The following policies will apply to the development and 
siting of new school sites: 
 
1. New school sites shall be adjacent to local parks and 

accessible by multiple forms of transportation. 
2. Schools shall be centrally located within a 

neighbourhood. 
3. More detailed locational planning will be 

accommodated within neighbourhood plans, and is to 
be completed in coordination with the School District. 
  

Brookswood Secondary School 
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CIVIC/COMMUNITY FACILITIES 

Community facilities are focal points for many residential neighbourhoods. These community-
oriented sites often include schools, recreation centres, assembly uses, such as places of 
worship, and additional institutional uses that service the social and cultural needs of a 
community.   
 
Brookswood/Fernridge currently has one 
community recreation centre located on 42 
Avenue near 208 Street.  This includes a main 
hall with a capacity of 400, an ice arena, and 
several smaller multi-purpose rooms.  Nearby 
both a BMX track and skateboard park provides 
additional outdoor recreational activities at the 
site.  Growth in the population of 
Brookswood/Fernridge is projected to generate 
demand for an additional recreation centre in the 
area.  A future location for this centre has been 
proposed adjacent to the 35 Avenue community 
park site (Map 1).  In addition, the current model 
of Neighborhood Learning Centres being 
provided at new schools may provide some 
potential to meet a portion of the recreation and 
culture needs on a decentralized facility model.  
 
The following policies will apply to the development and siting of new community facilities: 
 
1. New community facilities and other civic buildings shall be situated close to neighbourhood 

centres, to maximize access for pedestrians, cyclists, and transit users. 
2. Community level recreation services, including playing fields, water, and skateboard parks 

and similar facilities should be located close to/or within community parks. 
3. Places of worship and other institutional buildings will be subject to the Township’s 

Locational Guidelines: Assembly Use. 
4. Parks and plazas shall be provided and maintained as part of new community facilities and 

ensure public use and access. 
 
 
 

 

 

 

 

 

 

Langley BMX Track 
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3.1.11. PARKS AND OPEN SPACE 
 
There are 51 hectares (126 acres) of existing park 
space and an additional 4 hectares (10 acres) of 
natural areas in Brookswood/Fernridge. To meet 
the standard for park provision recommended by 
the Township of Langley Parks and Recreation 
Master Plan (2002), the community will require an 
additional 83 hectares (206 acres) of park land 
and/or natural area to service the population at full 
build out (see Table 7. Required Park Land for 
Brookswood/Fernridge).   

ACQUISITION OF PARK LAND 

There are three levels of parks identified in the 
Township: Neighbourhood Parks, Community Parks and Municipal Parks.  The Parks and 
Recreation Master Plan sets out the standards for park land distribution and acquisition 
throughout the Township. There are two mechanisms for acquiring park land: 

 Development Cost Charges (DCCs)  
 Neighbourhood Park Land Acquisition Policy (provides parks at 5% of the land base of a 

neighbourhood plan area) 
 
Park land is allocated according to density as per the following:  

 Neighbourhood Park – 0.8 hectares (2 acres) per 1,000 people 
 Community Park – 0.8 hectares (2 acres) per 1,000 people 
 Municipal Park – 1.6 hectares (4 acres) per 1,000 people 

 
As Brookswood/Fernridge grows, additional park space will be required.  The distribution of park 
space will be dependent on allocation in currently served areas, land acquisition, co-location 
with future school sites, and optimizing naturalized locations where possible.  Proposed 
approximate locations for new parks are shown on Map 4 and detailed in Table 7. 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
  

Brookswood Park Spray Pad 
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Table 7: Required Park Land for Brookswood/Fernridge to support future population 

 

 

GREENWAYS AND TRAILS 

Greenways provide public access to areas of community value and are connected with the 
public street network to provide continuous pedestrian routes throughout the community.  
Greenways include pedestrian and cycling trails that can be urban in nature (integrated into 
street corridors) or transverse natural areas such as conservation or environmentally sensitive 
areas.  Greenways contribute to the overall level of community amenity and as such are 
recognized during the rezoning process. 
 
Policies: 
 

1. Trails adjacent to conservation areas and the Agricultural Land Reserve (ALR) will be 
located to provide a buffer between the conservation area and surrounding land uses 
while providing amenity for the community.   

2. Consideration shall be given to connecting, by public trail, designated park sites, 
neighbourhood centres, and civic facilities. 

3. In reviewing new development within Brookswood/Fernridge, the Township shall give 
due consideration to preserving land for open space. Where practical, open space areas 
shall be linked with others to create or maintain an open space network. Desirable 
greenway linkages to support an integrated open space network are shown on Map 5. 

4. Future greenways illustrated in Map 5, will retain and integrate, where possible, existing 
mature and significant trees within the greenway right-of-way. 
 

 
 

Park Type Recommended  
Park Land per 

1,000 people 
hectares (acres) 

Required Park 
Land1  

 
hectares (acres)  

 

Existing Park 
Land2  

 
hectares (acres) 

 

Additional Park 
Land Required3 

 
hectares (acres) 

Neighbourhood 
Park 

0.8 (2) 34 (83) 11 
(26) 

23 
(57) 

Community Park 0.8 (2) 34 (83) 19 
(48) 

14 
(35) 

Municipal Park  1.6 (4) 67 (166) 21 
(52) 

46 
(114) 

Natural Area4 n/a n/a 4 
(10) 

n/a 

TOTAL n/a 134 
(332) 

55 
(136) 

83 
(206) 

1
Includes undeveloped park land 

2
Figures shown are net areas required for parks, excluding roads, residences and other land 

uses. 
3
Based on total population of 43,000 

4
There is no required standard for natural areas 
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3.1.12. CONSERVATION AREAS 

 
 

 
Conservation areas often include sensitive environmental areas to be protected for fish and 
wildlife habitat and to mitigate the impacts of urban development. Areas designated as 
‘Conservation’ on Map 1 include areas identified as having significant environmental sensitivity 
such as riparian areas, streamside vegetation, wildlife corridors, wetlands and natural areas. 
 
The locations of significant trees, wildlife patches and wildlife corridors are shown on Map 7. 
 
Policies: 
 

1. The riparian areas of Anderson Creek, the Little Campbell River and Murray Creek, as 
shown on Map 9, shall be preserved as conservation areas. Subject to compliance with 
Township and provincial requirements, roads, walkways, park, public utilities, agriculture, 
rural and associated uses may be located adjacent to conservation areas. 

2. Riparian areas to be protected are determined by the Streamside Development Permit 
Area in the OCP, Provincial and Federal policies for the protection of fish and fish habitat 
and are outlined in Section 1.3.3 of the community plan. 

3. To ensure trail continuity throughout the community, an average 30 metre conservation 
right-of-way width shall be maintained.  

4. Development must be set back in accordance with the Streamside Protection and 
Enhancement Development Permit Area in the Township’s OCP for all Class A (fish-
bearing) streams. Any variances to the setback will require a development variance 

Noel Booth Park 
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permit as per the Streamside Protection and Enhancement Development Permit Area in 
the Township’s OCP. 

5. Rezoning of sites to accommodate recreational vehicle storage may be considered 
within the hydro right-of-way near 40 Avenue, away from any mixed use land 
designation provided the storage is screened with landscaping from existing and future 
development and adjacent roads.  Public access shall be designed and protected along 
the right-of-way, and any necessary approvals obtained from BC Hydro.   

 

 HERITAGE  3.2.
 
Brookswood/Fernridge's heritage resources are a reflection of its past use. Whether natural, 
built, or archaeological in nature, such assets are non-renewable resources and seeking 
opportunities for their protection and retention is consistent with the principles of sustainable 
development. 
 
Historic assessments have been completed for sites located in the Brookswood/Fernridge 
community, including Fernridge Hall, the Langley Playhouse, and Life Tabernacle. The 
assessments have been conducted in order to determine the heritage value and significance of 
each site, and to assess the eligibility of each site for inclusion within the Township of Langley’s 
Heritage Inventory. 
 
There are five listed sites of historic significance within Brookswood/Fernridge that reflect the 
community's agricultural roots. These are shown on Map 1, and listed in Table 8.  
 
Table 8: Sites of Historic Significance 

 
Name Address Status 
Fernridge Hall 2389 200 Street Recommended for addition to the 

Township's Heritage Inventory 
Langley Playhouse 4307 200 Street Recommended for addition to the 

Township's Heritage Inventory 
Life Tabernacle 4447 200 Street Recommended for addition to the 

Township's Heritage Inventory 
Booth Store and Gas Station 20640 24 Avenue Township of Langley Heritage 

Inventory, Historic Site 
Glenwood Elementary 20785 24 Avenue Township of Langley Inventory, 

Heritage Character Site 
 
Policies: 
 

1. Avoid or reduce unauthorized damage to protected archaeological sites in accordance 
with the Heritage Conservation Act. 

2. Support retention and rehabilitation of the community's unique built heritage and 
consider incentives that will assist in their conservation. Work with property owners to 
retain sites of historic significance through the use of heritage conservation instruments 
that vary use, density, siting, and other regulations that support their preservation.   

3. Encourage owners to retain the style and character of historic buildings in undertaking 
future changes, in accordance with the Standards and Guidelines for Conservation of 
Historic Places in Canada. 
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4. Accommodate infill development that is consistent with the existing heritage buildings 
and enhances the heritage character of the area. 

5. Communicate the historic value of the area through a variety of means including 
complementary public realm design, historic interpretation, public art, and signage. 

 

 

 

 

Clockwise from top left: Langley Playhouse interior, Booth Store and Gas Station, Life 
Tabernacle, Langley Playhouse exterior, Fernridge Hall 
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 ENVIRONMENT 3.3.
 
Planning for the environment is the process of facilitating decision making to carry out 
development with due consideration given to the natural environment to provide a holistic 
framework to achieve sustainable outcomes. Within Brookswood/Fernridge, key planning 
policies regulate the protection and retention of significant tree stands and wildlife corridors, 
ground water and well capture zones, as well as watershed management.    
 
Protection of trees, watersheds, and riparian areas allows for the preservation of wildlife habitat.  
This is further facilitated by ecological development of parks and greenways to ensure wildlife 
corridors are maintained. 
 

3.3.1. TREE PROTECTION  
Brookswood/Fernridge is characterized 
by its large number of existing trees and 
green space. Significant tree stand areas 
are depicted on Map 7.  Land use 
planning and future development areas 
have been designed in concert with the 
community’s significant tree stands.   
 
Significant trees are defined within 
Schedule I of the Township’s Subdivision 
and Development Servicing Bylaw No. 
4861, as amended from time to time.  
The Subdivision and Development 
Servicing Bylaw employs several 
requirements such as tree protection, 
retention and overall tree management 
plans for new development sites.   

 
Although this bylaw is comprehensive with regards to tree protection during the development 
application process, it does not protect trees from pre-development removal.  In an effort to 
preserve the character created by the existing tree cover within Brookswood/Fernridge, the 
introduction of a more comprehensive tree protection mechanism is encouraged.   
 
Within the community plan, four approaches have been taken to encourage retention of trees as 
the community grows and continues to develop over time.  This will be further refined within the 
neighbourhood plans.   
 
Approaches included: 
 

 Significant Trees and Land Use Organization – Single-family land uses have been 
located in areas where significant tree stands exist to encourage retention of trees. 

 Township Stewardship –Where feasible, future greenway lots can be used to ensure 
the incorporation of mature trees, particularly along 200 Street and within the Agricultural 
Land Reserve landscaping buffers.  New park development shall also promote the 
retention and integration of mature and significant trees, where possible.  In the future, if 

Cyclist on Local Roadway 
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200 and 208 Streets are widened, it may be a challenge to retain all trees within this 
area. 

 Development Incentive – Where sites permit, on-site density transfers will be offered to 
encourage preservation of significant tree stands. 

 Tree Protection Development Permit Area –Development Permit Area D applies to all 
areas in Brookswood/Fernridge with existing Broadleaf Forest, Mixed Forest or 
Coniferous Forest areas, as shown on Map 2b.  
 

Policies: 
 

1. Examine Township-wide tree protection bylaw and policies to enhance regulation of tree 
removal outside development.  

2. Support development projects which include significant and mature tree preservation 
through the use of on-site density transfers, where the site permits. 

3. Greenway and park landscape design shall incorporate provisions to retain existing 
significant and mature trees as defined by Schedule I of the Subdivision and 
Development Servicing Bylaw, as amended from time to time. 

4. Agricultural Land Reserve landscaping buffers should incorporate significant and mature 
trees.   

5. Enhance wildlife habitat within the urban forest and urban landscaping through 
appropriate choice of plant species, location, and density of plantings; permeable paving 
and land cover; and minimization of hard landscape where appropriate. 

 

3.3.2. GROUNDWATER AND WELL CAPTURE ZONES  
 
The community is committed to the protection of aquifers which are a source of drinking water 
and influence stream flow and water quality. The location of aquifers and well capture zones are 
shown on Map 8: Groundwater and Well Capture Zones. The Community Plan reinforces the 
policies highlighted in the Water Management Plan (WMP) that are in place to ensure safe and 
sustainable groundwater is available for future generations.   
 
The primary concerns for the groundwater supply system are water quality protection and 
declining water levels for the unconfined aquifer groundwater supply, and capacity 
limitations. Maintaining and improving the quality of surface water infiltrated for aquifer recharge 
is a high priority as well as continuing to implement low flow technologies and water restrictions 
that are already in place across the Township.   
 
Policies (see 3.5.1 Stormwater Management and 3.5.2 Water and Sewer Services for additional 
policies): 
 

1. Low impact development and storm water treatment and infiltration measures shall be 
used to maintain the integrity of groundwater aquifers.  

2. Stormwater from land uses known to generate contaminants in runoff shall be conveyed 
to treatment and detention areas that are located outside of the 20 year capture zones of 
Township wells. 

3. Encourage new land developments to minimize impacts on groundwater quantity and 
quality and to integrate with the WMP. 

4. Increase public awareness and education about groundwater issues and sustainable 
water management practices. 

F.3



DRAFT BROOKSWOOD/FERNRIDGE COMMUNITY PLAN  
February 03, 2014 

 

39  

 

3.3.3. WATERCOURSES  
 
The Brookswood/Fernridge community covers approximately 1,375 hectares. The western and 
central portions of Brookswood/Fernridge flow to Anderson Creek watershed, while the eastern 
portion is in the Murray Creek watershed. A small portion of the northern part of the community 
flows to Pleasantdale Creek watershed, which flows into the City of Langley. These three 
watersheds are part of the larger Nicomekl River watershed system. The majority of the 
southern portion of the community area is drained by the Little Campbell River watershed.  The 
watersheds which encompass Brookswood/Fernridge are shown on Map 9: Watershed 
Boundaries. 
 
The health and quality of the watershed is a reflection of the integrity of the ecosystem as a 
whole. Therefore, wise, long-term planning must have regard for the natural systems of the 
watershed, which include valley lands, wetlands, significant woodlots, sensitive wildlife habitat, 
areas of natural and scientific interest, and the habitats of endangered and threatened species. 
 
Policies: 
 

1. Where applicable, development shall conform to the Township’s Streamside 
Development Permit Area in the OCP. 

2. The Township shall pursue watershed and sub-watershed planning work within the 
regional context and in partnership with adjacent municipalities and government 
agencies. 

3. Consultation opportunities shall be pursued with landowners and the development 
community within sensitive watershed areas. 

4. Development shall mitigate the adverse impacts of impervious surfaces on peak flow, 
runoff volumes and water quality. 

 

3.3.4. ENERGY CONSERVATION 
 
The Township of Langley OCP outlines a number of policy objectives to advance alternative 
energy use and promote energy conservation through the built form.  Opportunities for energy 
conservation are increasingly available in almost every application in any setting. Home, school, 
office, and industrial environments have all benefited from cost-saving and energy-saving 
innovations.    

Policies: 

1. Prioritize energy conservation in rezoning and development permit approvals by: 
a. Encouraging applicants to incorporate green building design and technologies to 

achieve decreased energy demand and enhance energy performance in new 
residential, commercial, industrial, and institutional buildings; 

b. Encouraging applicants to identify energy conservation opportunities in their 
project plans; and/or 

c. Encouraging energy labeling and disclosure of anticipated energy performance 
for new homes and buildings. 
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2. Encourage the development of alternative energy ready buildings allowing homeowners 
to transition to more sustainable forms of energy when it is economical to do so. 

3. Support reduction of greenhouse gas emissions through the installation of electrical car 
charging stations.  

 

 TRANSPORTATION AND CIRCULATION  3.4.
 
In keeping with the OCP, Brookswood/Fernridge 
Community Plan policies aim to shape the 
community by locating the highest density of 
commercial and residential development within 
defined community centre and neighbourhood 
centres to encourage walking and transit use. 
The community is well-linked to other 
communities and to larger centres in the region 
by providing park and ride facilities, transit, 
walking and cycling linkages.  
 
The transportation network laid out within this 
plan aims to provide safe and convenient 
pedestrian access to schools, parks, and commercial facilities. It not only includes provisions for 
vehicles but also other modes of transportation such as pedestrians, cyclists and those who 
take transit.  
 
The transportation road network plan for the community is shown in Map 10.  This map 
illustrates the roadway network classifications which include major and minor arterials, major 
and minor collectors, and local roadways.   
 
The Township’s Ultimate Cycling Network has been integrated and enhanced within this plan. 
The cycling concepts identify major networks for future development including commuter and 
recreational routes predominately along major arterial roadways like 24, 28, 32, 36, 40 and 44 
Avenues, and 196, 200, 204, 208, and 210 Streets (see Map 12:Cycle Network).  Community 
and inter-municipal routes follow smaller local roadways.  Map 5: Multi Use Trail Network 
identifies further interconnected trail systems and greenways which will accommodate both 
pedestrians and cyclists.
 
Extended transit service will be required to serve the future needs of the growing community.  
This service expansion will be monitored in coordination with TransLink as the community 
develops, and accommodated, as needed, within future neighborhood plans.  Map 11 
represents future proposed transit routes. These connections primarily feed into the existing 
frequent transit route along 200 Street.  Connections are also proposed to facilitate connectivity 
between the broader communities Township communities such as Murrayville and 
Brookswood/Fernridge.  
 
It is also expected, that as the Willowbrook Regional Town Centre develops that will serve as a 
sub-regional transit hub in the future, providing a major transfer location for transit riders beyond 
the Langley Township and the City of Langley.  
 

Transit in Brookswood Village 
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Existing truck routes within the Township run along parts of 200 and 208 Streets, and 16, 32, 36 
and 40 Avenues, with a future truck route extending eastward along 32 Avenue to 216 Street 
(see Map 13: Transportation – Truck routes).  As the Campbell Heights Industrial Park in Surrey 
continues to develop, the Township will ensure Surrey truck routes align with those within the 
Township. 
 
The transportation policies presented in this plan aim to facilitate a more balanced modal split 
within the community by encouraging non-motorized modes of transportation, as well as 
increased regular transit service. 
 
Policies: 
 

1. Support a range of transportation choices to consider all modes, including walking, 
cycling, transit, goods movement and the private automobile.  

2. Accommodate all modes of transportation at all intersections. 
3. Provide safe and effective pedestrian street crossings at frequent intervals to promote 

walking. 
4. Identify locations for traffic calming to enhance overall circulation safety at the 

neighbourhood plan level. 
5. Incorporate end-of-trip facilities (e.g. secure and weather protected bike parking, 

maintenance stations, change and shower facilities, etc.) for cyclists as part of all new 
multi-family apartment and mixed use residential development projects. 

6. End-of-trip facilities for cyclists should be located at all civic facilities. 
7. Accessible sidewalks should be provided on both sides of all roads. 
8. Road design shall include provision of integrated bike lanes, separated bike lanes, 

shared use lanes, multi-use pathways and paved shoulders as appropriate to facilitate 
bicycle use within the community as per the Township’s Ultimate Cycling Plan. 

9. Support car-sharing within the community by encouraging facilities for car-share vehicles 
in secure locations and consider the reduction of parking requirements for developments 
that provide car-share vehicles. 

10. Provision shall be made for a separate network of off-road trails for pedestrians and 
cyclists, providing alternative access to community focal points such as schools, parks, 
commercial facilities, etc. as per the Township’s Ultimate Cycling Plan. 

11. Transit stops shall be weather protected and accessible. 
12. Public realm plans shall include planning for the installation of bike racks to protect 

parked bicycles from vandalism and theft, as well as the elements. 
13. On-street parking shall be accommodated on both sides of all local roadways, as well as 

on collector roads where possible.  
14. On street parking shall not be permitted on arterial roads. 

 

 SERVICING   3.5.

3.5.1. STORMWATER MANAGEMENT 
 
Rainfall in the Brookswood/Fernridge Community Plan area directly affects groundwater levels, 
pond and creek water levels, drinking water via wells and aquifers, as well as fisheries and 
riparian habitat.   
 

F.3



DRAFT BROOKSWOOD/FERNRIDGE COMMUNITY PLAN  
February 03, 2014 

 

42  

The stormwater management systems for the Brookswood/Fernridge area are intended to 
replicate the response of natural areas to rainfall, as well as protect developments and 
infrastructure. They will be designed to infiltrate runoff from small, frequent rain events, convey 
and detain excess runoff from larger events, and route runoff from extreme events away from 
property and infrastructure.  
 
The geology in much of the community plan area provides unique opportunities and constraints 
for infiltrating runoff. The high permeability rates of the surface soils support the infiltration of 
runoff at its source.  However, the risk of aquifer contamination by pollutants carried by urban 
runoff requires that safe and reliable protection measures be incorporated into the infiltration 
facilities. In well-head protection areas the runoff may need to be conveyed elsewhere for 
treatment. 
 
Implementation of low impact development (LIDs) measures and source control best 
management practices (BMPs) to assist with controlling runoff from hard surfaces, reduce 
erosion and aid in water quality are included in the servicing strategy.  Map 14 shows an 
overview of the major elements of the stormwater management system.  It is noted that the 
existing residential areas are adequately served by the existing drainage systems, and no 
upgrades are proposed. 
 
Policies: 
 

1. Constructed infrastructure will convey a 100 year event or provide a safe overland route 
as per the Subdivision and Development Servicing Bylaw 2011 No. 4861, as amended 
from time to time. 

2. Locate detention facilities at critical locations to control the release of post development 
flow rates to meet pre-development flow rates. 

3. Integrate stormwater management as a component of parks and open space design by 
encouraging the use of rain gardens and bioswales as part of landscaping measures, 
plazas, and public parks. 

4. Design stormwater management based on low impact development strategies. 
5. Require the infiltration of "clean" stormwater, such as that running off roof areas. 
6. Promote the use of permeable concrete and pavers for private on-lot driveways and 

laneways in residential areas. 
7. Implement source control BMPs for stormwater management facilities in new 

developments with a focus on infiltration and water quality. These may include some or 
all of the following items: 

a. Utilize on-lot infiltration systems that equal 10% of the total lot area (i.e. footprint 
of an infiltration system will be at least 10% of the area of each development site) 
with an overflow to a storm sewer; 

b. Where possible, direct road drainage to grassy swales and boulevards for 
treatment and infiltration with an overflow directed to a storm sewer; 

c. Where new multi-family and mixed use areas are developed, ensure all pervious 
areas have a minimum of 400mm of pervious material (such as enhanced 
topsoil); 

d. Retain vegetation including trees where possible to maintain canopy coverage; 
e. Incorporate specific infiltration strategies including: 

 catch basins directed to infiltration trenches; and/or 
 gardens (dependent on guaranteed funding for maintenance). 
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3.5.2. WATER AND SEWER SERVICES  
 
The primary concerns for the water supply system in Brookswood/Fernridge are water quality 
protection and declining water levels for the unconfined aquifer groundwater supply, and 
capacity limitations for the existing Metro Vancouver supply at the Brookswood Pump 
Station.  Maintaining and improving the quality of surface water infiltrated for aquifer recharge is 
a high priority, as well as continuing to implement low flow technologies and water restrictions 
that are already in place across the Township.  There is also increasing evidence of elevated 
nitrate levels in groundwater due to septic systems and agricultural activities which is a concern 
and highlighted in the Water Management Plan (WMP) as requiring further study. 

Policies: 

 
1. Optimize the existing servicing systems through appropriate phasing of development. 
2. Improve the level of water and wastewater service to existing areas of development as 

service is extended to developing areas. 
3. Encourage wastewater servicing connections to the existing system for existing 

development and require the same for all new development. 
4. Ensure, where possible, the reduction of potable water use through conservation 

measures, sustainable building, or infrastructure design. 
5. Minimize adverse impacts on groundwater quantity and quality via controls for new land 

developments.  Ensure integration with the WMP. 
6. Support public awareness and education about groundwater issues and sustainable 

water management practices.  
7. Ensure agricultural practices are monitored to minimize the risk of groundwater 

contamination and reduce threats to aquifer health. 
8. Limit the size of service connections to 75mm for agricultural uses to assist with 

restricting any misuse of domestic water supply. 
9. Encourage water conservation measures in new and existing developments to curb 

demand and overuse of water. 
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4. IMPLEMENTATION 
 
The Implementation Plan is designed to meet the goals and objectives of the 
Brookswood/Fernridge Community Plan.  It identifies pre-development strategies and 
development phasing to move forward.  As part of this plan, it is required to meet the Township 
of Langley, City of Surrey, Provincial and Federal government regulations and guidelines for 
water quality and stormwater management as well as Metro Vancouver’s Integrated Liquid 
Waste and Resource Management Plan (ILWMP).   Detailed information for the development 
phasing, Capital Works Plan and funding strategies are provided below. 
 

4.1 PHASING  
 
The Brookswood/Fernridge Community Plan is designed to provide a generalized approach to 
land use in the area.  More detailed neighbourhood plans shall be prepared and adopted by 
Council before development occurs in any area.  A neighbourhood plan shall provide: 

 a more detailed land use plan; 
 policies for provision of water, sewer, storm drainage and transportation servicing; 
 policies for provision of school, park and greenway facilities; 
 environmental protection policies; and 
 implementation policies, including prerequisites (services or facilities required before 

development can begin). 
 
Future neighbourhood plan boundaries shall be based on consideration of servicing, in 
particular drainage catchment areas.  The boundaries of existing and future neighbourhood 
plans are shown on Map 16.  Initiation of a new neighbourhood plan shall conform to Council 
Policy No. 07-221 Neighbourhood Plan: Initiations and Process and include all land within a 
neighbourhood plan boundary as shown on Map 16. 
 
Full build-out of the community plan area is anticipated to take approximately 30 years. 
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5. DEVELOPMENT PERMIT AREAS  

5.1 OVERVIEW 
 
Development Permit Areas (DPAs) are areas where special conditions apply before 
development may take place. Development Permit areas are shown on Maps 2 and 3. 
Objectives and guidelines for Development Permit Areas are provided in this section.   
 
Table 9: Development Permit Areas 

 
DPA TYPE LOCAL GOV’T ACT SECTION 

RSBC 1996 c.323 
AREA A MULTI-FAMILY RESIDENTIAL 919.1(f) 
AREA B MIXED USE 919.1(d) & (f) 
AREA C FARMLAND PROTECTION 919.1(c) 
AREA D TREE PROTECTION 919.1(a) 

 

5.2 DEVELOPMENT PERMIT PROVISIONS  

5.2.1 DEVELOPMENT PERMIT AREA A - MULTI-FAMILY  
 
Purpose: 
The objectives of the Multi-Family DPA designation are: 

 to ensure safe and attractive multiple family neighbourhoods; 
 to ensure building height, siting and massing are at an appropriate scale for the 

community; 
 to ensure a welcoming public realm with well-integrated, pedestrian-friendly residential 

street frontage; 
 to create buffers with adjacent land uses; and 
 to support walkability. 

 
Area: 
Land identified as “Development Permit Area A – Multi-Family” on Map 2. 
 
Permit areas are designated as DPAs under section 919.1 (1) (f) of the Local Government Act 
to establish objectives and provide guidelines for the form and character of development. 
 
Justification: 
The establishment of DPA A - Multi-Family is necessary to ensure that the form and character of 
attached apartment, townhouse, duplex and rowhouse building forms in Brookswood/Fernridge 
are in keeping with the surrounding community.  As new housing typologies are introduced in 
the community, it is necessary to ensure that the form and character of development reflects the 
vision for the community and is in concert with the character of the area. 
 
Application: 
Within DPA A – Multi-Family designated areas, the owner must obtain a development permit in 
accordance with the Design Guidelines for Multi-Family Development Permit Areas - Area A.  
Unless the owner of the land first obtains a development permit, land within this DPA shall not 
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be subdivided, and construction of, addition to, or alteration of a building or structure must not 
be initiated. 
 
Design Guidelines for Multi-Family Development Permit Areas – Area A:  
 
Site Design 

1. Buildings shall be sited to provide for pedestrian and traffic movement to adjacent 
properties.  

2. Residential buildings shall be located close to the property line with their primary face 
addressing the street, while making room for trees and utilities. Provide visual interest 
along the streetscape with a variety in setbacks and projections. 

3. Buildings located at key intersections shall be designed as “landmark buildings”, with 
enhanced height, massing, building projections, architectural elements, and public 
space. 

4. Building façades shall be designed so that windows and doors are prominent features 
that address the streets they front. 

5. The lower floors of taller residential buildings shall be designed to be in scale with the 
pedestrian environment and include individual at-grade doors for ground floor units. 

6. Mid-block walkways shall be designed to make walking more direct and convenient 
where long blocks cannot be avoided.  Landscaping, fencing, and facing windows shall 
support a safe and attractive environment. 

7. Private walkways shall be developed to ensure convenient access to and from adjacent 
commercial and institutional uses. For security, walkways should be lit and allow 
overview from adjacent dwellings. 

8. Project identification signs shall be orientated toward public streets and located at all 
public entrances to the development site. 

9. While providing individual design character, buildings shall be designed to integrate and 
complement adjacent developments with respect to siting, setbacks, design, and exterior 
finish, landscaping and parking areas.  Façade and roofline articulation with porches and 
other projecting elements is required.  Blank or undifferentiated façades shall be 
avoided. 

10. Slope adapted design shall be used to create a terraced form of development and 
provide view opportunities for a majority of housing units. 

11. Site planning and landscaping for residential development shall take into account 
established principles of Crime Prevention Through Environmental Design (CPTED) – 
including opportunities for neighbourhood surveillance of pathways, landscaped areas 
and roadways and provision of defensible space that is clearly separated by fences, 
landscaping or paving, readily visible by residents and adequately lit. 

12. In order to allow for stormwater infiltration to recharge the aquifer and maintain flow in 
watercourses, development is encouraged to maintain low surface imperviousness 
through compact building form and site layout, consideration shall be given to alternative 
stormwater standards and preservation of existing vegetation.   

13. Mail box kiosks located within a stratified development shall be protected from the 
weather, be architecturally integrated into the development and be located adjacent to a 
visitor parking stall with pull-out, close to the project’s entrance.   

14. Offsetting garages behind the front face of the building is encouraged.  Developments 
shall register a restrictive covenant on title preventing conversion of the garage to any 
other use that prohibits vehicle storage. 

15. Development of street facing buildings (i.e. the front door is facing towards the municipal 
roadway) is required abutting a street or street greenway.   
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16. At least one pedestrian connection shall be provided from each development site to 
adjacent streets, street greenways, or public spaces.  Public, semi-public and private 
space shall be clearly delineated. 

17. A strong street presence is required through inclusion of elements such as extended 
porches and patios, pronounced entries, ground oriented units with direct pedestrian 
street access, and other similar arrangements.  Where individual street access to 
residential units is not practical, building design should foster a relationship with the 
adjacent street and pedestrians using the street.   

18. Buildings shall be oriented to streets, greenways, or other public spaces, neither gated 
nor turning away from the public realm, to provide overview for safety and encourage 
chance encounters between neighbours and resident involvement with the activities of 
the neighbourhood. 

19. Pedestrian street access to individual residential units is strongly encouraged in order to 
reinforce pedestrian activity and street life. 

20. Private outdoor spaces of residential buildings fronting public streets shall provide a 
sense of separation while still contributing to the streetscape.  Semi-private outdoor 
spaces adjacent to the public realm shall be similarly arranged. 

21. Additional storage areas shall be incorporated on the site to accommodate refuse, 
recycling and organics storage space.   

22. Private driveway access over greenways should be consolidated and minimized to 
ensure maximum safety of the users of the greenway.  Private driveways may be 
restricted to laneway access only. 

23. Private driveway access will not be permitted on arterial roads. 
24. Universal and clearly visible access shall be provided throughout the development. 

 
Building Design 

1. Maximize opportunities for passive energy conservation and south facing exposure 
through street orientation, block pattern, building location and heights. Use vegetation 
and architectural detailing for shading and wind protection. 

2. Building design is encouraged to take advantage of internal heat loads and passive 
cooling ventilation strategies. Buildings with a well-insulated envelope should be oriented 
to maximize solar gain in winter and to minimize solar gain in summer in order to benefit 
from passive heating strategies. 

3. Buildings are to maximize daylight use for most indoor occupied spaces. Projects should 
address issues related to unwanted solar gain, glare and poor envelope performance 
due to extensive use of glazing. 

4. Roofscape is an important element of building design.  Green roofs and green walls are 
encouraged ensuring compliance with the BC Building Code.  Roofs may also be 
developed to provide resident amenity.  Open areas of flat roofs shall be finished with 
pavers or other coloured materials to enhance views from above.  Pitched roofs are 
required unless a green roof or amenity space incorporating landscaping is provided.  
Flat roofs shall be designed to enhance the view from adjacent buildings with patterned, 
textured and/or coloured materials and also include activity areas and or green roofs.  
Low albedo (light coloured) roofing should be used to the greatest possible extent 
consistent with appearance from above and avoidance of glare from light reflection for 
the visual comfort of occupants. 

5. Ground level and roof areas created by setbacks shall be used as active outdoor space 
wherever possible, arranged to create ‘eyes on the street’, and appropriately 
landscaped. 
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Exterior Finish and Design 

1. The main entrance of the building shall be clearly identified by the architecture of the 
building and include such elements as pedestrian awnings, canopies, and building 
overhangs to provide protection from the weather. 

2. Exterior finish of buildings shall be high quality to ensure integrity of the building 
envelope design, and to present an attractive appearance. 

3. Exterior materials, colours and textures shall be selected and applied in the context of 
newer residential and mixed use developments as well as overall community character. 

4. Distinguishing colours and textures to differentiate units is encouraged. 
5. Acceptable wall cladding materials include natural and manufactured stone, brick 

masonry, wood, fiber cement composite siding and panels, metal, and glass.  Vinyl as a 
secondary material is permitted, however, a variety of cladding orientation, material, 
design and/or colour shall be used.  Stucco cladding materials may also be used, 
however are discouraged, and may not fill more than 25% of any wall surface. 

6. Glass elements incorporated into weather protection shall be frosted, or provided with 
other translucent finish, to maintain acceptable appearance between maintenance 
cycles. 

7. Mechanical equipment shall be screened or integrated with the roof form, as viewed 
from the street or higher buildings, in a manner consistent with the overall architecture of 
the building. 

8. To provide visual interest elevations of buildings facing a street shall have architectural 
details such as roofline height, varied colour treatments, windows, articulation in the 
building envelope, etc. 

9. Building elevations that are visible from adjacent roads, municipal greenway or other 
public spaces shall be designed with the same level of care and attention in terms of 
character, articulation, fenestration, architectural detail, and material quality. 

10. All exposed base supports for structures that include signage, amenity features, building 
appurtenances and other site elements shall be architecturally integrated into the overall 
site design.  Unadorned concrete and metal is not permitted 
 

 
Landscaping 

1. Landscaping shall be required to enhance the appearance of the development. Careful 
consideration shall be given to retaining as many of the existing trees as possible.  
Where trees are along shared property lines with the Township, they will be assessed for 
incorporation into greenway design. 

a. Buildings and parking, loading, and storage areas shall be screened from 
adjacent roads and single family residential development. Garbage receptacles 
and other service areas shall be screened. A landscaping plan prepared by a 
registered Landscape Architect shall be submitted as part of a development 
permit application. 

2. Significant tree stands and tree corridors shall be incorporated into the development.  A 
Tree Management Plan shall be prepared and submitted in compliance with the 
Subdivision and Development Servicing Bylaw (Schedule I – Tree Protection), as 
amended from time to time.  

3. Roof top patios shall be landscaped with water and electrical outlets. 
4. On-site landscaping, in compliance with the Zoning Bylaw, shall be required to enhance 

the appearance of the development, screen parking, loading and utility areas, and 
refuse, recycling and food waste containers/enclosures from adjacent properties and 
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roadways.  Utility boxes and meters shall be sited in locations not visible from public 
streets, and screened.  Where not possible to locate away from a public street, they shall 
be screened. 

5. Additional storage areas shall be incorporated on the site to accommodate refuse, 
recycling and organics storage space.   

6. Entrances shall be articulated with appropriate low fencing and high quality materials to 
provide distinction between public and private space. 

7. Where lots abut municipal property (i.e. environmental area, greenway or a park) a black 
coated vinyl chain link fence shall be constructed to Subdivision and Development 
Servicing Bylaw 2011 No. 4861 Standards, as amended from time to time.  An 
adequately landscaped buffer (native plant species are encouraged) of at least 2 metres 
in width shall be provided on the greenway side of the fence to the acceptance of the 
Township, other fence types may be used provided they are visually permeable above 
122 cm (48 inches) and do not exceed 180cm (6 feet) in total height. 

8. If security fencing is required for storage areas, black coated vinyl chain link fencing 
screened with hedging material is required. 

9. A 5 metre wide landscaping area and a fence shall be provided on multi-family 
properties along abutting lots designated for non-residential development (other than 
municipal greenspace).  Fences should be aesthetically designed and reflect adjacent 
residential building character where applicable. 

10. To provide a more pedestrian-friendly street system, the use of perimeter berms (in most 
circumstances), high fences and security gates is not permitted for surveillance.   

11. Site planning and design shall incorporate both hard and soft landscape elements in 
support of the principles of CPTED. 

12. Where fencing is used for life safety purposes or public/private space definition within 
the landscape, such enclosures shall be as transparent as possible in support of CPTED 
objectives. 

13. The public realm shall incorporate street furniture and amenities, heritage artifacts, and 
public art pieces, to enhance the pedestrian experience and contribute to the character, 
unity and identity of the neighbourhood. 

14. The design, materials and finishes of site furniture and pedestrian walkways shall be 
consistent with the Subdivision and Development Servicing Bylaw 2011 No. 4861, as 
amended from time to time and should be generally consistent throughout the 
neighbourhood. 

15. Street and site furniture shall be durable and have a low life-cycle cost; be selected to 
discourage vandalism and use for skateboard activity; and be designed to meet the 
needs of a wide range of users including children, seniors, and those with disabilities. 

16. On-site utilities shall be architecturally integrated into the development or screened from 
view through a combination of hard and/or soft landscaping. 

17. Landscape planting within residential and commercial areas shall use minimum 50% 
native plantings with appropriate character, mixed with other non-invasive plants. 

18. The following surface treatments shall be encouraged as features of on-site hard 
surfaces and/or walkway design as a substitute for conventional pavement in low traffic 
areas: 

a. Use of porous pavement within private properties in areas with low-risk of ground 
water contamination.  Porous pavements may be applied to lanes/access roads, 
driveways, and low-traffic parking areas. 
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b. Concrete grid / modular pavers in low-traffic areas, may be applied to private 

lanes/access roads, driveways, and low-traffic parking areas, footpaths and bike 
paths. 

 

 
c. Grass Pave/Grasscrete/Golpha plastic reinforcement products used in 

conjunction with gravel or grass surfaces. 

 
19. Curb cuts may be used to divert runoff from road surfaces into swales or rainwater 

gardens which contribute to bio-filtration and evapotranspiration. 
20. Multi-use trails shall be incorporated into the development to promote pedestrian and 

cyclist activity and link to the surrounding trail network. 
 
 
Parking 
1. Screen at-grade and structured parking or service areas located within a residential 

building from the public street through such treatments as soft and hard landscaping 
elements.  Where possible, parking should be integrated into the building structure or 
provided below grade.  

2. If surface parking areas are required in multi-unit residential buildings, place them away 
from public view and not between the public street and the building. Design and 
landscape parking areas so they do not detract from any rear yard amenity space. 

3. Provide a landscape buffer along the edges of multi-unit residential parking areas, in 
situations where they are along a public street. Provide breaks in the buffers to connect 
the sidewalk to walkways on the site. Buffers may include low shrubs, trees, and 
decorative fences. 

4. Provide secure bike parking facilities for multi-family residential areas. 
5. In addition to trees and landscaping around the perimeter of surface parking areas, 

shade trees and landscaping is required within parking lots as per Zoning Bylaw 1987 
No. 2500 Landscape Requirements, as amended from time to time. 

6. Pedestrian connections should be facilitated throughout the development, including 
through parking lots, and to adjoining land uses. 
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7. Provision of underground parking is encouraged and shall be designed with CPTED 
principles.  Access to either underground or structured parking should be from a lane. 
Parking shall be provided in enclosed and secured garages attached to individual units 
or in a secure underground parkade.   

8. If tandem parking is built at grade, front façade design features should be maintained for 
continuity and pedestrian orientation.  Where possible, townhouse complexes should 
provide a mixture of tandem and side-by-side parking. 

9. Surface and visitor parking should be provided for in a number of smaller dispersed 
areas rather than one large lot, and shall be located primarily in the interior of the site or 
otherwise screened from view.  

10. Surface parking shall integrate landscaping and other design elements to reduce the 
massing of parking areas.  Vehicular entrances to surface parking areas shall be 
landscaped, not gated, to create a subtle boundary between the semi-private and public 
areas. 

11. Without compromising the safety of users, all surface parking shall be visually screened 
from sub-neighbourhood streets through a combination of building arrangement and 
landscaping. 

12. Vehicular access and egress points shall be combined and the presence and 
appearance of garage entrances should be designed so that they do not dominate the 
street frontage of a building. 

13. Horizontal floor designs are preferred to allow for adaptive reuse.  Scissored floor 
designs are discouraged. 

14. Garage entrances shall have less prominence than pedestrian entrances. A separate 
pedestrian entrance to the garage shall be provided.   

15. Garage entrances shall be reduced and not interrupt the pedestrian environment by: 
a. locating the entry on the side of the façade where it will draw less attention than if 

it is centered on the façade. 
b. recessing the portion of the façade where the entry is located to help conceal it. 
c. extending portions of the structure over the garage entry to help conceal it. 
d. emphasizing other elements of the façade to reduce the visual prominence of the 

garage entry. 
e. use of screening and landscaping to soften the appearance of the garage entry 

from the street. 
f. locating the garage entry where the topography of the site can help conceal it. 
g. using roll curbs as opposed to curb cuts or depressed sidewalks to avoid 

changes in sidewalk grading. 
16. Ramps to additional levels are to be contained within the structure and screened from 

view. 
17. Access and egress points shall have consistent sidewalk texture, colours and material 

for that portion intersecting with the streetscape. 
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18. The parking entrance shall be architecturally integrated into the building and otherwise 
screened from view.  Green walls and green screens may be used in combination with 
architectural integration for this effect. 

19. Setbacks from above the second storey shall be incorporated into the design. 
20. Lighting on the exterior (including the roof) shall be consistent with the entire building.   
21. Public and private parking shall be clearly identified through a system of numbering and 

signage. 
22. Underground parking structures shall be planned for the convenience and safety of all 

users – carefully considering the comfort and well-being of pedestrians and cyclists. 
Subterranean parking shall have walls and ceilings finished in a light coloured paint for 
reflectivity and shall incorporate motion-activated lighting to the greatest extent 
permitted.  

 
 
TOWNHOUSE/ROWHOUSE 
These guidelines are in addition to section 5.2.1. 
 
Site Design 

1. Ground-oriented developments shall be planned with continuity in the design with 
respect to the exterior finishing materials and architectural detailing.  Individual or paired 
units shall be significantly visually differentiated from other adjoining units (i.e. 
staggering in plan or elevation, varying rooflines, variation in exterior materials, variation 
in colour treatments, and architectural detailing).   

2. Developments which include multiple buildings on the same site shall include significant 
variation in the exterior design, façade, roofline articulation, material and colour of 
buildings.   

3. Units shall be oriented towards public roads, street greenways, natural areas, and 
greenlinks/commons where applicable. 

4. Building height and massing shall be scaled in proportion to open spaces. 
5. A pedestrian connection shall be provided from each development site to adjacent 

streets, street greenways, or public spaces.  Public, semi-public and private space shall 
be clearly delineated. 

 
Landscaping 

1. Where there are multiple buildings on a site, buildings should be located to enclose 
courtyards and other landscaped spaces as well as ensure street orientation on front 
façades. 

2. Low, picket-style fencing with entry arbors and plantings shall be incorporated to 
delineate front yards from public greenways. 
 

 
APARTMENTS 
These guidelines are in addition to section 5.2.1 and apply to all apartment developments. 
 
Architectural Details 

1. Street facing façades of free-standing apartment buildings shall be designed for a 
pedestrian scale with the first storey architecturally differentiated from upper floors. 

2. A distinct base middle and top of building shall be provided.  Large masses shall 
delineate forms to break up the massing of the building.  
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3. The apparent mass of a building shall be reduced through form, roof design, façade 
articulation and shadowing.   

4. A ‘good neighbour’ policy shall be incorporated by ensuring building heights are stepped 
or terraced to relate to adjacent buildings.   

5. Building height and massing shall be in proportion to adjacent open space. 
6. The main entrance of each apartment building shall include an awning, canopy, porte-

cochere or other architectural element to provide protection from the weather. 
7. The main building entrance shall be oriented to the street and provide a secondary 

building entrance and pedestrian link to adjacent municipal greenspace where applicable 
as well as a drop off and loading zone space. 

8. Blank or undifferentiated façades shall be avoided. 
9. Weather protection shall be provided from the parking area to the front entrance where 

appropriate. 
 
Landscaping 

1. Locate buildings to provide common space such as courtyards, where there are multiple 
buildings on a site. 

2. Incorporate existing significant trees into the site planning. 
3. Provide landscaping elements at entrances to announce the transition to semi-private 

spaces. 
4. Low, picket-style fencing with entry arbors and plantings should be incorporated to 

delineate front yards from public greenways. 
5. Provide secure bicycle parking facilities. 

 
 
Parking and Traffic/Pedestrian Circulation 

1. Minimize above grade projection of parking structures. 
2. Provide drop-off areas at grade level near the main building entrance where possible. 
3. Provide resident parking underground or within the building. 
4. Secured bicycle parking facilities shall be provided  
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5.2.2 DEVELOPMENT PERMIT AREA B – MIXED USE 
 
Purpose: 
The objectives of the Mixed Use Development Permit Area designation are: 

 to encourage development of attractive and safe multi-family and commercial areas; 
 to reduce conflict with adjacent land uses; 
 to promote an appropriate interface with adjacent land uses;  
 to promote a sense of entry and identity at key road junctions; and 
 to encourage a healthy built environment where people can walk to local amenities 

and services. 
 
Area: 
Lands identified as “Development Permit Area B – Mixed Use” on Map 2, Development 
Permit Areas are hereby designated as development permit areas under Section 919.1 (1) (d) 
and (f) of the Local Government Act to establish objectives and provide guidelines for the form 
and character of development. 
 
Justification: 
The establishment of a Development Permit Area around the community and neighbourhood 
centres in the plan is necessary to ensure that the form and character of development in these 
zones reflects the vision for the community described by residents in response to the public 
consultation workshops held in October 2012.  

 
Application: 
Prior to development on lands within Development Permit Area B, the owner must obtain a 
development permit in accordance with the Design Guidelines for Mixed Use Development 
Permit Areas – Area B (included below). Unless the owner of land first obtains a development 
permit, land within this development permit area shall not be subdivided, and construction of, 
addition to, or alteration of a building or structure must not be started. 
 
Design Guidelines for Mixed Use Development Permit Areas – Area B:  
 
Development permit guidelines for mixed use development to be applied in addition to general 
DP guidelines (5.2.1), residential and commercial development as appropriate, are as follows: 
 
Site Design 

1. The height, massing, and siting of buildings and the design of signage and other 
elements should create a unique identity for each mixed use centre. 

2. Site planning shall reflect established principles of crime prevention through 
environmental design (CPTED). 

 
Building Form 

1. The architectural and landscape design should be appropriate within the adjacent 
property context. 

2. Build ground floor commercial uses up to the front property line to maintain a continuous 
commercial street frontage and positive street definition. A setback may be considered 
where there is a courtyard or other feature that benefits the pedestrian experience or 
responds to the building setback of an adjacent property.  

3. Commercial uses incorporated into mixed-use buildings shall have a coherent design in 
terms of building massing, colours, and materials, and reinforce the pedestrian realm. 
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4. Architectural features and details should articulate structure forms and modulate 
façades. 

5. Architectural details and massing shall be expressed so that the base of the structure 
and its relationship to street level activities is integrated. 

6. Primary building entrances shall be clearly defined and shall be orientated toward public 
street entrances with sheltering elements such as a canopy, awning, arcade, or portico 
to provide protection from the weather and appropriate landscape treatment. 

7. The primary entrance to a building shall be located along the front wall of the building 
unless otherwise required for handicapped access. Housing units shall have access 
adjacent to a public street or lane. 

8. Individual entrances in multi-tenant buildings shall have clear identities and each CRU 
shall have identifiable entrances as an individual unit. 

9. Long expanses of uninterrupted single-height flat roofs should be avoided. 
10. Roof forms should incorporate elements which create visual interest, such as cornices, 

gables, and dormers. 
11. Functional elements, such as mechanical equipment and roof penetrations, shall be 

located to minimize exposure to the street. Mechanical equipment shall be screened or 
integrated with the roof form in a manner consistent with the overall architecture of the 
building. 

12. Third and fourth floors should be stepped back as necessary to enhance light 
penetration to the street and provide variety to building form. 

13. Roof top patios shall be landscaped. 
14. No wall that faces a street or an open area on the same lot (such as a parking lot) shall 

have a blank, uninterrupted length exceeding 10 metres without including at least two of 
the following: change in plane, change in texture or masonry pattern, windows, 
entrances, a landscape device such as a trellis with vines, green screen, or an 
equivalent element that subdivides the wall in human scale proportions. 

15. Green walls and roofs are encouraged ensuring compliance with the BC Building Code.   
16. Materials shall not dramatically change at the corners of buildings unless the corner is 

on an internal property line. 
17. To ensure a visually appealing development, all building elevations visible from adjacent 

or nearby streets should be treated in a similar manner as the principle elevation. 
18. Use of contrasting colours and finishes is encouraged to provide identity to individual 

dwellings from commercial spaces. 
 
Streetscape 

1. Architectural designs are encouraged to consider adjacent and predominate building 
forms within the Township of Langley, while seeking inspiration for new projects. 
Pedestrian access should be provided through safe pedestrian movement, outdoor 
seating, attractive landscaping, appropriate scale of landscaped parking lots, and 
provision of public amenities 

2. Where possible, use continuous weather protection canopies to cover pedestrian 
walking areas along street façades and provide transition to adjacent canopies to create 
a continuous weather screen along the streetscape for pedestrians. 

3. At grade street-fronting units are encouraged to provide better integration with adjacent 
single-family areas and public spaces throughout the neighbourhood. 

4. Use change in grade and landscape to provide delineation of public/private spaces. 
5. Passive solar design shall be incorporated to maximize sun penetration to adjacent 

roads, sidewalks and properties. 
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6. A unified visual language should be established for each mixed use node, including 
lighting standards, sign standards, feature site furnishings, pedestrian paving 
widths/patterns/materials. 

7. Private and public space interfaces should transition between the two uses gradually, 
while defining where public area terminates and private begins. 

8. There should be sufficient on-site illumination for pedestrian/vehicle safety and good 
exposure for retail uses. Illumination, however, should not detract from the residential 
uses in the development node. Where lamp standards and fixtures are exposed, the 
aesthetic quality of these elements must ensure an overall positive image. 

 
Signage 

1. All commercial signage is to be architecturally integrated with the building(s) and/or 
landscaping. Sign design should also be coordinated and compatible with signage within 
the mixed use node to establish a unified and attractive commercial area as per the 
Township of Langley Sign Bylaw 2012 No. 4927. 

 
Landscape 

1. Where possible and where it does not interfere with a compact commercial node 
environment, significant tree stands and tree corridors shall be incorporated into the 
development.  These may be incorporated within larger streetscape design.   

2. Landscaping shall be required to enhance the appearance of the development and to 
screen parking, loading areas and garbage containers. Refuse, recycling and organic 
material containers are encouraged to be fully enclosed within a building. All areas not 
covered by buildings, structures, roads, and parking areas shall be landscaped. A 
landscaping plan shall be submitted by a registered landscape architect as part of a 
development permit. 

3. A landscaping area and a fence shall be provided between mixed use and residential 
development on all side yards where adjacent to single family for residential 
development. Fences should be aesthetically designed and reflect adjacent residential 
building character where possible. 

4. Where rear yards abut municipal greenways and where fences are proposed, fences 
shall be low height and visually transparent to provide natural surveillance and to create 
a sense of openness and permeability in keeping with CPTED principles.  Fencing shall 
be in keeping with the Township of Langley Subdivision and Development Servicing 
Bylaw 2011 No. 4861, as amended from time to time.  

5. Streetscape to include street trees in tree gates with electrical outlets for seasonal street 
lighting.  Street light posts shall have banner and hanging basket arms. 

 
Parking 

1. All parking lots to be landscaped, per Zoning Bylaw 1987 No. 2500, as amended from 
time to time, requirements. 

2. Public parking and employee or service vehicle access and pedestrian access from 
streets/sidewalks should be distinct and separate from one another. 

3. Highly detailed paving materials should be used at commercial nodes to indicate such 
things as storefronts, through traffic, seating areas, and aesthetic differentiation 

4. Shared driveway access between adjacent buildings and rear lane access is 
encouraged. 

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

6. Large surface parking areas are discouraged and structured parking is recommended. 
Surface parking accommodating more than 20 vehicles should be divided into a number 
of smaller areas rather than being grouped as one large lot. 

7. Provision of underground or enclosed parking is encouraged for residential units.  
Entrances should be incorporated into the building design by incorporating arbor or trellis 
features.  

8. Parking areas are not permitted in front yards and shall be located primarily in the 
interior or back of the site and screened from view with landscaping. 

9. Gating of vehicular entrances is discouraged. 
10. Adequate off-street parking, loading, and service areas shall be required in the 

commercial areas. Parking and loading shall be located in the rear of buildings.  
11. Site layout shall provide for truck loading areas which shall be located away from 

adjacent residential areas. 
12. Variances in parking ratio requirements for car-share parking shall be explored through 

the rezoning process.  
13. Secured bicycle parking shall be provided. 
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5.2.3 DEVELOPMENT PERMIT AREA C – FARMLAND PROTECTION  
 
Purpose: 
 
The objective of this development permit area designation is to protect farmland by mitigating 
conflict between agriculture and its urban neighbours. 
 
Area: 
 
Lands identified as “Development Permit Area “C” – Agricultural Land Reserve Boundary” on 
Map 2, Development Permit Areas, are hereby designated as development permit areas under 
Section 919.1(1) (c) of the Local Government Act for the protection of farming and is in 
accordance with the BC Ministry of Agriculture and Lands, Guide to Edge Planning (2009).  
 
Justification: 
 
This Development Permit Area is applicable to all lands adjoining the Agricultural Land Reserve 
(ALR), or separated from the ALR by a right-of-way, a statutory right-of-way or a dedicated road. 
Lands located within the ALR require protection for long term use. Land use conflicts between 
farm operations in the ALR and non-farm uses on lands adjoining or reasonably adjacent to the 
ALR may compromise the agricultural use of the ALR lands. Addressing subdivision layout, 
building design and stormwater management, employing disclosure statements and signage, 
and incorporating landscaped and siting buffers between new subdivisions and ALR lands will 
protect the agricultural use of the ALR lands and minimize complaints due to farming activities 
for the benefit of both farm and urban residents. 
 
Application: 
 
Prior to beginning a subdivision or development on lands adjoining the ALR or separated from 
the ALR by a right-of way, a statutory right-of-way or a dedicated road, the owner must:  
 
1. Complete an assessment of the site and substantiate the need for a buffer and provide 

design measures that are most appropriate for the site – considering the type and intensity 
of the urban use and its relationship to farm uses.  

2. Obtain a development permit in accordance with the Farmland Protection Development 
Permit Area Design Guidelines. These are detailed below. 

 
Farmland Protection Development Permit Area Design Guidelines:  
 

1. Subdivision design must minimize potential negative impacts that may occur between 
farm and non-farm land users. Avoid road endings or road frontage next to the ALR 
except as may be necessary for access by farm vehicles. Subdivision design and 
construction must minimize erosion. Ground water quality and levels will be maintained 
through adequate rainwater management.  

2. Open spaces with landscaped buffers that are designed with water retention capacity or 
adequate rainwater/storm drainage system should be located along the ALR edge.  

3. For parcels located immediately adjacent to the ALR, a buffer must be established 
parallel to and along the ALR boundary in accordance with the following criteria:  

a. All buffers (type and size) must be established according to the BC Ministry of 
Agriculture and Lands Guide to Edge Planning, urban-side buffer design criteria;  
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b. If trails and/or passive recreational uses are part of the landscaped buffer, the 
recreational features will not take up more than 1/3 the width of the buffer and 
they will be located away from the ALR boundary.  

c. All buffer areas must be landscaped using materials set out in Appendix B of the 
BC Ministry of Agriculture and Lands Guide to Edge Planning. If appropriate 
vegetation already exists on the site it should be retained as part of the buffer. 
The existing vegetation may serve as the entire buffer as determined by the 
Township;  

d. Plant layout, spacing and support must be in accordance with the BC Ministry of 
Agriculture and Lands Guide to Edge Planning, section 10 design specifications 
and layout;  

e. The design and construction of the landscaped buffer must be to the standard of 
the BC Society of Landscape Architects/BC Nursery Trades Association 
publication BC Landscape Standards, most recent edition;  

f. If adequate fencing does not currently exist, fencing must be constructed where a 
subdivision adjoins the ALR boundary. Fencing must be constructed in 
accordance with Township standards or the BC Ministry of Agriculture and Lands 
Guide to Edge Planning, Appendix C; and  

g. The buffer should be installed prior to commencing building construction.  
 

4. A section 219 covenant as per the Land Title Act for the buffer specified in the Farmland 
Protection Development Protection Area Design Guidelines must be registered on title. 
This covenant will prohibit the removal of vegetation and the construction of, or addition 
to, any buildings or structures within the buffer area other than fencing in accordance 
with Township standards or the BC Ministry of Agriculture and Lands Guide to Edge 
Planning.  
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5.2.4 DEVELOPMENT PERMIT AREA D - TREE PROTECTION  
 
Purpose: 
Development Permit Area D - Tree Protection has been established to: 

 protect the Township’s natural setting, ecological systems and visual assets as part of a 
rich natural heritage for the benefit of present and future generations; 

 protect wildlife corridors and connectivity of ecosystems; 
 ensure the forested character of Brookswood/Fernridge and enhance the health of 

forests, trees and soils; 
 conserve environmentally sensitive areas in order to protect biodiversity;  
 protect forested areas inside watersheds in order to maintain hydrological functions; and 
 regulate development within Brookswood/Fernridge within Development Permit Area - D 

to ensure trees are protected and maintained. 
 
Area: 
Land identified as Development Permit Area D – Tree Protection on Map 2b. 
 
Permit areas are designated as DPAs under section 919.1 (1) (a) of the Local Government Act 
to establish objectives and provide guidelines for the protection of the natural environment, its 
ecosystems and biological diversity, this includes the retention of trees within 
Brookswood/Fernridge. 
 
Justification: 
The establishment of Development Permit Area D - Tree Protection is necessary to ensure that 
the form and character of the natural forested areas within Brookswood/Fernridge are 
maintained.  As new development occurs in the community, it is necessary to ensure 
development does not affect wildlife corridors, mature stands of trees, and watercourses.  Tree 
protection also reflects the guiding principles developed by the community and their concern 
with maintaining the forested character of the community. 
 
Application: 
Within Development Permit Area D, the owner must obtain a development permit in accordance 
with the Design Guidelines for Tree Protection Development Permit Area D.  Unless the owner 
of the land first obtains a development permit, land within this DPA shall not be subdivided, and 
construction of, addition to, or alteration of a building or structure must not be initiated. 
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Design Guidelines for Development Permit Area D – Tree Protection:  
 

1. Proposed development shall be located and designed so as to minimize any damage to 
significant trees identified within Development Permit Area D. 

2. Efforts shall be made to protect and enhance natural tree cover and vegetation, drainage 
patterns and landforms. 

3. New structures on a parcel shall be located as far away from tree protected areas as is 
feasible (Map 3). 

4. Applicants may be required to submit a Tree Survey; a Tree Evaluation Report; 
Integrated Site Design Concept; and fully complete Tree Summary Schedule in 
accordance with Appendix C of Schedule I-Tree Protection of the Township’s 
Subdivision and Development Servicing Bylaw 2011 No. 4861, as amended from time to 
time which will identify any potential issues and impacts relating to the proposed 
development and the protection of significant trees within the Brookswood/Fernridge 
area. 

5. Where land and/or natural vegetation in Development Permit Area D is disturbed or 
damaged due to development, the applicant may be required to provide a Tree 
Replacement Plan, prepared by a qualified Arborist or Landscape Architect, in 
accordance with Appendix B of Schedule I-Tree Protection of the Township’s 
Subdivision and Development Servicing Bylaw 2011 No. 4861, as amended from time to 
time. 

6. Where multi-family and mixed use land parcels are located within Development Permit 
Area D, density transfers may be used to accommodate the retention of significant trees 
within the site. 

7. Development Permits issued may require that: 
a. specific development works or construction techniques (e.g. erosion and 

sediment control measures, tree protection fencing and tree retention best 
practices) be used to ensure minimal or no impact to the Development Permit 
Area D; 

b. mitigation measures (e.g. removal of impervious surfaces, replanting of 
vegetation, planting of replacement trees, etc.) be undertaken to reduce impacts 
or restore habitat within Development Permit Area D.   

 

Exemptions for Tree Protection Development Permit Areas – Area D:  
 

The following activities are exempt from the requirement to obtain a tree protection development 
permit: 

1. Development that does not encroach or impact in any way on Development Permit Area 
D; 

2. Renovation or repair of a permanent structure on its existing foundation, provided that 
there is no expansion of the building footprint, including no cantilevered or projected 
portions of the permanent structure, and that there is no clearing, grading or disturbance 
of soils, vegetation or trees within Development Permit Area D; 

3. Public works and services, or habitat restoration and maintenance activities carried out 
by, or on behalf of the Township; 

4. Township lands and future school district lands; 
5. Routine maintenance of existing landscape and lawn areas; 
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6. Alterations or repairs to existing roads, paths or driveways, provided that there is no 
further disturbance of land or trees  

7. Subdivision of land where the minimum parcel area requirements are met exclusive of 
any land within areas identified in Development Permit Area D or land remaining intact, 
undisturbed and free of development activities and no restoration or enhancement of any 
land with DPA D is required. In order to determine whether a proposed subdivision 
qualifies for an exemption, applicants may be required to provide additional information 
to the acceptance of the Township. 
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Map 1: Brookswood/Fernridge Land Use Designations 
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Map 2: Development Permit Areas A, B, and C 
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Map 3: Development Permit Area D 

 

Map 3: Development Permit Areas D 
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Map 4: Brookswood/Fernridge Schools and Parks 
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Map 5: : Brookswood/Fernridge Multi Use Trail Networks 
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Map 6: Brookswood/Fernridge Environmentally Sensitive Areas 
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Map 7: Brookswood/Fernridge Conservation Areas, Significant Tree Stands and Wildlife Corridors 
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Map 8: Brookswood/Fernridge Groundwater and Well Capture Zones 
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Map 9: Brookswood/Fernridge Watershed Boundaries 
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Map 10: Brookswood/Fernridge Transportation: Road Network 
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Map 11: Brookswood/Fernridge Transportation: Transit Network 
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Map 12: Brookswood/Fernridge Transportation: Cycle Network 
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Map 13: Brookswood/Fernridge Transportation: Truck Routes 
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Map 14: Brookswood/Fernridge Stormwater Management 
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Map 15: Brookswood/Fernridge Sanitary 
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Map 16: Brookswood/Fernridge Phasing 
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Appendix A – Glossary 

Term Definition 

Affordable Housing 
Affordable housing encompasses all components of the housing continuum; emergency 
housing, transitional and supportive housing, non-market and market rental, and home 
ownership options. A range of housing types encourages a diverse, resilient, and socially 
sustainable community. 
 
It is often measured at a cost not exceeding 30% of gross household income (before 
taxes) for individuals or families living in non-market or market housing. This benchmark is 
determined on an annual basis using data from Statistics Canada, BC Stats and Canada 
Mortgage and Housing Corporation. 

Pocket Neighbourhood 
Sometimes referred to as “neighbourhood within a neighbourhood”, pocket 
neighbourhoods are a small group of “cottage style” housing units (limited to 10-15 units 
per hectare) with shared parking. Typically, a minimum of 15% of the development is 
retained as amenity space for residents.  Vehicular traffic is limited to the edge/perimeter 
of development with a pedestrian focus within the grouping of housing units.  
 

Community Centre 
As defined in the Official Community Plan,  are the focal points for development in 
Brookswood/Fernridge, Fort Langley, Murrayville, and Walnut Grove. Community Centres 
provide a similar function to Town Centres, and, in the case of Fort Langley, also provide 
tourism-related activities. 
 

End-of-trip Facilities 
End-of-trip facilities refers to the provision of infrastructure that caters to the needs of 
cyclists at their destination and includes such things as safe and convenient access, 
secure bicycle parking, changing facilities, showers and lockers. 

Low Impact Development 
Low impact development (LID) is an approach to land development (or re-development) 
that works with nature to manage stormwater as close to its source as possible. LID 
employs principles such as preserving and recreating natural landscape features and 
minimizing effective imperviousness to create functional and appealing site drainage that 
treats stormwater as a resource rather than a waste product. There are many practices 
that have been used to adhere to these principles such as bioretention facilities, rain 
gardens, vegetated rooftops, rain barrels, and permeable pavements. 

Neighbourhood Centre 
Neighbourhood Centres, as defined within the Official Community Plan, are smaller 
centres that will be provided where appropriate in community plans and neighbourhood 
plans. They will consist of a limited number of commercial establishments to serve the day-
to-day needs of local residents and provide lower-density forms of multi-family housing as 
defined in neighbourhood plans. 

Non-Market Housing 
Non-market housing is subsidized by the public sector to provide households at below-
market rents to those in need.  These units are usually operated by a government or non-
profit agency.  These range from emergency shelters to subsidized housing for low-income 
households. Eligibility requirements often apply where criteria can include household 
income and/or household type (e.g. seniors, low-income singles, and single parents). 

Gross Residential Density 
Gross Residential Density is a density measurement (number of residential units per 
hectare or acre) that is based on gross land area densities not including undevelopable 
land. Undevelopable land includes land below the top-of-bank of watercourses. 
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. All density measurements in this report are based on residential gross density 
unless otherwise stated. 
 

Secondary Suite A secondary suite is a separate, accessory residential unit within an owner occupied single 
family dwelling unit as per the BC Building Code and as defined in the Zoning Bylaw No. 
2500 as amended from time to time. 
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