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Executive Summary 
 
The purpose of the Wildlife Habitat Conservation Strategy (WHCS) is to provide a framework 
for long term planning and management of wildlife habitat in the Township of Langley.  
Wildlife conservation is discussed within the larger policy context of biodiversity.  Research on 
wildlife habitat is reviewed and applied to the Township.  A case study was carried out as part 
of the Yorkson Neighbourhood Plan (NP) update.  Funding mechanisms are reviewed, as well 
as implementation measures, monitoring and adaptive management processes.  
 
The WHCS aims to reach the Township’s corporate goals regarding sustainability through the 
conservation of lands for the protection of least common wildlife habitat types.  Environmental 
sustainability is aided through the protection of lands that might otherwise be developed.  
Economic sustainability is assisted by sharing the costs for the land and development of the 
greenways through amenity zoning provisions.  Social sustainability is celebrated through 
providing passive and active recreation choices, educational opportunities and preservation of 
the cultural landscape.   
 
The framework for the WHCS process is outlined below: 
 
Official Community Plan 

1. provide general policies for protecting wildlife habitat 
 
Community planning process: 

1. use and update habitat mapping as part of background preparation for new community 
plans in areas designated urban or industrial growth 

2. identify patches with habitat value 
 
Neighbourhood planning process: 

1. determine patches to be protected and/or determine potential corridors to connect 
patches  

2. determine location of wildlife tunnels where necessary 
3. determine funding mechanism to allocate costs of providing land and improvements 

fairly 
 
Implementation: 

1. consider wildlife habitat in the 
a. park and landscape design process  
b. development approval process  

 
Monitoring: 

1. monitor use of tunnels 
2. monitor habitat use by focal species 
3. adaptively manage wildlife habitat 
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1 Purpose, Policy and Context 
 
 
1.1 Purpose 
 
The purpose of this strategy is to set the stage for the long-term planning and management of 
wildlife habitat within the Township of Langley.  This document summarizes research, 
proposes goals and objectives, investigates tools available to local government, recommends 
policies and outlines a case study for the protection of wildlife.  This strategy includes ongoing 
implementation and monitoring.  
 
This section provides a context for wildlife conservation in terms of policy research.  Wildlife 
habitat research is summarized in Section 2.  Section 3 reviews the strategy process.  Habitat 
protection tools are reviewed in Section 4.  Section 5 provides a case study on how the strategy 
has been implemented in one neighbourhood.  Implementation of the strategy is discussed in 
Section 6. While Sections 7 and 8 deal with monitoring and adaptive management. 
 
1.2 Goals and Objectives  
 
The Township of Langley strives to take a leadership role in minimizing the adverse effects 
development has on existing wildlife habitat by promoting environmental values such as 
biodiversity and sustainability within the Township.  To this end the Township embraces the 
following Corporate Goals and Objectives to protect our environment: 

• Create an environmental policy framework for the future of Langley that sets priorities for 
identifying, preserving and restoring natural environmentally sensitive areas including the 
wetlands 

• Lead in promoting environmentally sound practices and education of the public 

• Ensure land management processes are environmentally sensitive 

• Promote community participation and stewardship programs 

• Protect our water resources 
 
Within this corporate framework, the following objectives for the WHCS were developed:  
 

• To protect wildlife habitat patches and connectivity along riparian and upland corridors 
within a local legal framework with a method that sets clear expectations to the public 
and developers 

• To integrate wildlife protection measures into Township instruments (bylaws, policies 
and programs) 

• To develop an implementation program to protect wildlife habitat 

• To assess the financial implications of wildlife habitat protection, enhancement and 
restoration in the Township 
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1.3 Policy Context  
 
The Township of Langley WHCS fits into a broader senior government policy framework that 
begins at the international level. Canada was the first country to sign the Biodiversity 
Convention in 1992 at the Rio Earth Summit. As part of this agreement, Canada developed a 
national biodiversity conservation strategy. The strategy provides a national planning 
framework for the integration of biodiversity conservation and the sustainable use of biological 
resources1. British Columbia is in the process of developing a provincial biodiversity strategy2. 
At the regional level, various partners, including Metro Vancouver, Environment Canada, BC 
Ministry of Environment, and the Burrard Inlet Environmental Action Program – Fraser River 
Estuary Management Program are working in conjunction with municipalities (including the 
Township of Langley), non-governmental organizations (such as LEPS), stewardship groups 
and post-secondary institutions to develop a regional biodiversity conservation strategy 3. 
 
Policies for the protection of wildlife habitat in the Township of Langley were developed within 
this overarching framework of biodiversity conservation.  The key issues addressed by this 
strategy contribute to both wildlife habitat conservation at the local level and to biodiversity 
conservation at the broader level. If habitat corridors and patches can be conserved at the local 
level and linked to habitat outside the Township, overall biodiversity will benefit. Habitat 
corridors act as genetic conduits by allowing the movement of plants and animals across the 
landscape. This improves diversity within and between species and increases the likelihood of 
survival of a wide variety of species.  
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2 Research Summary 
 
2.1 Impacts of Development on Wildlife Habitat  
 
Urbanization has had the greatest impact on biodiversity through loss of habitat and 
fragmentation of the landscape. Habitat fragmentation occurs when contiguous natural areas 
are reduced in size and separated into discrete parcels.4 The smaller the habitat patch size the 
greater the probability that a species will disappear because larger patches tend to have more 
natural resources and healthier ecosystems. Connectivity between patches generally improves 
the opportunity for species to thrive. 4 5 6 
 
Fragmentation represents a serious threat to wildlife, as it reduces the ability of the wildlife to 
feed, breed, and disperse and can result in the loss of some species within the area.4 5  While 
most native species are likely to diminish as a result of habitat loss and fragmentation, some 
species will thrive as a result of urbanization.7 Native species that adapt well to urbanization 
include the raccoon, coyote, and crow. Invasive species, such as the Eastern gray squirrel, are 
opportunistic and tend to thrive in urban areas. Native species such as the Douglas squirrel are 
less adaptable to fragmentation and urbanization because they prefer the safety of forest cover 
and require mature coniferous trees for feeding and breeding. In addition to loss of native flora 
and fauna and the introduction of invasive species further erodes habitat value for wildlife.8 7 
 
Habitat fragmentation also results in the creation of ‘edges’. These edges can be both beneficial 
and detrimental depending on the adjacent land uses and the species present. The greater the 
difference in structure between edges, the greater the impact on wildlife. The effect of the edge 
on wildlife also depends on the patch size. The smaller the patch size the greater the edge 
impact on interior species. Pest and predator species often thrive in edges that are adjacent to 
urban development. Urban edges also introduce pedestrian, pet, and vehicular traffic causing 
some wildlife species to avoid such areas.4 7 Riparian areas are very important to wildlife habitat 
because these areas frequently support a high level of biodiversity.4 9 Riparian buffers provide 
habitat and dispersal routes for some wildlife species. Riparian buffers are often protected 
through regulatory mechanisms.4  In contrast, there are few regulatory tools to protect non-
riparian, or upland, habitat.  
 
Although riparian buffers tend to provide rich habitat for a wide range of wildlife species, not 
all species use riparian habitat.  Upland corridors, on the other hand, provide habitat for non-
riparian species and also provide connections between riparian corridors. These connections 
provide the opportunity for wildlife to move from watershed to watershed contributing to 
greater biodiversity across the landscape. 
 
Further threats to wildlife in developed areas include light pollution.  Ecological light pollution 
represents a significant threat to wildlife.  Light pollution can include long term or periodic 
increases of illumination, unexpected increases of illumination as well as direct glare.10  Animals 
can experience increased orientation or disorientation from an increase of lighting and are either 
repulsed or attracted by glare, which affects communication, reproduction, foraging and other 
behaviours.10 11 Further, artificial light has been found to disrupt animals’ internal clocks which 
have serious implications to how an ecosystem interacts.10  
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2.2 Benefits of Conserving Wildlife Habitat  
 
By conserving habitat space for wildlife, humans also benefit.  As urbanization increases, the 
presence of natural green space becomes more and more valuable to the community, providing 
numerous benefits including improved air quality, noise reduction, cleaner streams and 
groundwater, temperature moderation, increased property values and aesthetics, improved 
physical and mental health of residents and more opportunities for outdoor experiences and 
ecotourism.  In addition, increased natural areas result in local tax savings for managing 
stormwater, reducing flooding and maintenance costs. 
 

In 2004 Metro Vancouver conducted a CITYgreen analysis to provide data on potential 
ecological values of urban forest cover for stormwater management, water quality, air quality, 
and carbon storage and sequestration. The tool allows land use managers to assess existing tree 
canopy cover and model alternative development scenarios using targets to help meet 
environmental and quality of life goals.  The results showed that extensive tree coverage 
provides significant savings in infrastructure costs and health and ecological benefits.12  

 

The Green Bylaws Toolkit for Conserving Sensitive Ecosystems and Green Infrastructure13 
contains examples of communities benefiting from the conservation of wildlife habitat.  Some 
excerpts follow: 

Increased urban runoff in the Abbotsford area resulted in flooding on both residential and 
agricultural properties.  The City approved the construction of a series of storage basins on 
the upper urban tributaries to Fishtrap Creek to temporarily store excess urban run-off.  The 
storage basins and surrounding vegetation also remove 60 percent of the suspended solids 
in the water, and the area is used as a 20 hectare park.  Draining 3047 hectares of urban 
uplands and agricultural lowlands, the District considers the $5 million investment in the 
Fishtrap Creek Wetlands to be considerably lower than what flooding prevention would 
have cost.  

Other communities have benefited from a lighting policy aimed at protecting wildlife as well as 
making their communities more livable. 

 
Tourism British Columbia highlights the South Okanagan Grasslands Protected Area as 
Canada’s “premier star-gazing location,” with the added value of breathtaking views in the 
daytime. Tourism Canada highlights the Grasslands National Park of Canada as a “magical 
land of diversity, beauty, and history.” 

Wetlands are the most threatened habitat type and are the prioritized habitat type in the WHCS.  
Provincial interest in protecting wetland continues with further initiatives expected in the near 
future. 

 
The B.C. Ministry of Environment is currently (2007/08) developing a long-term water plan 
for the province, which will include a wetland conservation component. The Wetland 
Stewardship Partnership has developed a draft Wetland Action Plan and has proposed 
including it in the larger provincial water strategy. 

 
 



10 

3 Process 
 
3.1 LEPS Wildlife Habitat Mapping  

 
In 1999, LEPS initiated an innovative habitat mapping project funded by various.14 Using air 
photo interpretation, land cover in the Township of Langley was classified into thirteen habitat 
types (Table 1).  

 

Table 1  Habitat Types in the Township of Langley 

 

Habitat Type 2002 (ha) % of total 

Broadleaf 6,958 22.5% 

Coniferous 556 1.8% 

Mixed 1,934 6.3% 

Wetlands 485 1.6% 

Exposed soil 493 1.6% 

Shrubs 711 2.3% 

Planted tree farm 50 0.2% 

Row crops 600 1.9% 

High intensity 1,227 4.0% 

Moderate intensity 1,322 4.0% 

Low intensity 5,012 16.2% 

Dug-out pond 150 0.5% 

Herbs/grasses 11,439 37.0% 

Total 30,935 100.0% 

 
 
A public open house was held in 2002 to review the habitat classification data and identify 
wildlife habitat issues. Some of the issues identified through the data analysis and community 
consultation included: 
 

• Fragmentation of upland habitats 

• Loss of dispersal habitat for wildlife resulting in human-wildlife conflicts and wildlife 
“sinks” (areas where wildlife become isolated and eventually die off) 

• Loss of biodiversity and problem wildlife in urban areas  

• Degradation of aquatic and riparian habitats 

• Loss of wetlands 

• Wildlife mortality on roads 

• Removal of important habitat 

• Lack of knowledge of wildlife issues in the general public 

 
The information gathered through the LEPS wildlife habitat mapping process provides some of 
the baseline data used in the development of the Township strategy. 
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3.2 Overview of the Township’s process 
 
While LEPS was conducting their own work on habitat protection the Township initiated a 
strategy based on the work completed by LEPS.  Council passed a resolution on November 1, 
2004 authorizing staff to work with LEPS to prepare a wildlife habitat implementation viability 
strategy for Council’s future consideration.  The WHCS program was divided into two parts, 
Part 1 to provide background information and Part 2 to prepare a strategy identifying policies 
and implementation.  Part 1 was completed in 2005.  Part 2 of the Wildlife Habitat Strategy was 
initiated in 2006 and forms the basis of this document.   
 
 
3.3 Part 1 - Wildlife Habitat Status Report  
 
The first part of the WHCS was the completion of a document containing background technical 
information.  The background report was intended to assist Council, staff and the public in the 
decision making process.  The background information consisted of: 
 

• a review of the literature related to wildlife habitat protection and restoration in 
urbanized areas 

• an inventory of government legislation related to wildlife habitat protection and 
restoration 

• an inventory of community initiatives related to wildlife habitat protection and 
restoration 

• a review of wildlife habitat mapping conducted by the LEPS 
• a habitat classification inventory template 
 

A community stakeholder meeting was held in June, 2005 to discuss legislation and initiatives 
that contribute to wildlife habitat protection.  A public open house was also held in June, 2005.  
A habitat status poster was produced for each habitat type in the Township and distributed to 
local schools and libraries.   
 
3.4 Part 2 -  Wildlife Habitat Conservation Strategy 
 
In March, 2006, a Working Group consisting of staff from the Township’s Community 
Development Division (Long Range Planning, Development Planning and Parks Design and 
Development) and Engineering Division (Engineering Environment) and LEPS was established 
to develop a Wildlife Habitat Conservation Strategy. 
 
 The objectives of this group were: 
 

• Incorporation of wildlife habitat considerations into existing Township instruments: 
community and neighbourhood plans, Parks and Recreation Master Plan, Subdivision 
and Development Control Bylaw, etc. 
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• Incorporation of wildlife habitat planning considerations into community and 
neighbourhood planning processes 

• Incorporation of wildlife habitat planning considerations into park planning and 
acquisition 

• Identification of targets for wildlife habitat protection 

• Identification of tools to protect land (acquisition, dedication, covenant, etc.) 

• Integration with Township Bylaws, policies and programs such as the Streamside 
Protection Bylaw and Tree Protection Bylaw 

• Consideration of wildlife habitat protection in the rural area 

• Determination of financial impact of protecting and not protecting wildlife habitat 

• Consideration of other programs from applicable Divisions (e.g.  Engineering’s 
Integrated Pest Management program) 

• Public education regarding the value of wildlife habitat protection 
 
Work completed by the working group is described in the remainder of this document.   
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4 Wildlife Habitat Conservation Strategy 
 
4.1 Introduction 
 
The Township has both a large rural area, almost all of which is in the ALR, and a rapidly 
developing urban area.  Rural land has the vast majority of wildlife habitat in the Township, but 
also has the fewest tools available for the protection of habitat.  However, the rural area has the 
least amount of fragmentation of habitat.  On the other hand, urban land has the greatest 
number of tools available, but comparably the least amount of habitat and most amount of 
fragmentation.  Most of the recommendations in this strategy are focused on the urban area, as 
habitat in this area is the most threatened and the development process provides the most 
opportunities for habitat protection. 
 
The WHCS is comprised of a process and makes use of tools that apply to both urban and rural 
lands.  A general amendment to the OCP is recommended to provide general policies to apply 
throughout the Township to protect wildlife habitat (Appendix A). 
 
4.2 Wildlife Habitat Conservation Strategy Process 
 
Official Community Plan 

1. provide general policies for protecting wildlife habitat 
 
Community planning process: 

1. use and update habitat mapping as part of background preparation for new community 
plans in areas designated urban or industrial growth 

2. identify patches with habitat value 
 
Neighbourhood planning process: 

1. determine patches to be protected and/or determine potential corridors to connect 
patches  

2. determine location of wildlife tunnels where necessary 
3. determine funding mechanism to allocate costs of providing land and improvements 

fairly 
 
Implementation: 

1. consider wildlife habitat in the 
a. park and landscape design process  
b. development approval process  

 
Monitoring: 

1. monitor use of tunnels 
2. monitor habitat use by focal species 
3. adaptively manage wildlife habitat 

 
 
 
 



14 

4.3 Rural Wildlife Habitat Protection 
 
Rural areas exhibit the greatest range and amount of relatively undisturbed habitat while 
having the least tools available for its protection.  However, there are opportunities to be 
utilized by adhering to the Wildlife Protection Template (Figure 1).  
 
Approximately 75% of the Township of Langley is contained within the Agricultural Land 
Reserve (ALR).  The Agricultural Land Commission Act regulates use within the ALR.  This 
Act, which is administered by the Provincial Agricultural Land Commission, limits non-farm 
use within the ALR.  The Farm Practices Protection (Right to Farm) Act supports the right for 
farmers to use normal farm practices and provides a mechanism for complaint resolution.  This 
act grew out of the increasing level of conflict between farmers and non-farmers over 
agricultural practices.  Local governments are only permitted to create bylaws for the protection 
of wildlife if they do not impede normal farm practices and are approved to the satisfaction of 
the Provincial Government.  For example, a tree bylaw may not be applicable to land in the 
ALR because a bylaw that prohibits tree clearing could be considered an impediment to normal 
farm practices.   
 
While agricultural lands can provide many different types of wildlife habitat, the agricultural 
area is considered to be a ‘working landscape’, subject to provincial legislation protecting the 
right to farm.  Consequently, there are both opportunities and challenges for wildlife habitat 
protection in the agricultural area.  The Township shall consider working in partnership with 
landowners in the rural area and agricultural and wildlife organizations to identify and 
implement wildlife friendly farming practices. 
 
4.4 Urban Wildlife Habitat Protection 
 
Urban areas have the greatest negative impact on wildlife.  The Wildlife Protection Template in 
Figure 1 identifies opportunities that should be considered when protecting wildlife habitat.  
Parks and existing corridors (P-1) are already protected through municipal ownership or 
streamside protection regulations.  Other land owned by government bodies (P-2) can provide 
additional opportunities for habitat but, in the case of the Township, there is little urban land in 
this category. 
 
Unprotected habitat patches and corridors (P-3) can be identified using habitat mapping.  
Habitat patches would include habitat types that are most capable of supporting wildlife.  
Corridors to allow for the movement of wildlife between patches and riparian corridors should 
include as much of the focal habitat types as possible, but need to be contiguous and practical so 
alignments may include lands needing additional plantings. 
 
Additional greenspace (P-4) includes, but is not limited to, street greenways provided through 
development of major roads, swales provided through Green Streets requirements and smaller 
tree clusters protected under the Township’s Tree Protection Bylaw, Heritage Revitalization 
Agreements, Edge Planning or screening and landscaping requirements for preserving, 
protecting, restoring and enhancing the natural environment. 
 
 
Figure 1  Wildlife Habitat Protection Template 
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4.5 Wildlife Habitat Protection Tools 
 

Part 1 of the WHCS outlined the many tools available to various levels of government for 
protecting environmental values and forms Appendix G.  Of these protective measures only a 
few are available to local government.  These measures were reviewed by the working group 
and pros and cons were evaluated (Table 2) for the protection and ongoing maintenance of 
habitat.   
 

Table 2: Wildlife Habitat Protection Tools 
Type Description Pros Cons 
Land Title Act s.219 
Registration of 
covenant as to use 
and alienation 
 

Restrictive covenant 
placed on title 
 

No cost to the 
Township 

No public access and 
low to no 
enforcement 
opportunities. 
Restricts use of land 
for owner with no 
compensation. 

Local Government 
Act s.919.1 
Development Permit 
Guidelines 

Establishes guidelines 
for protection of 
biodiversity with 
permit placed on title 

No cost to the 
Township 

No public access and 
low to no 
enforcement 
opportunities. 
Restricts use of land 
for owner with no 
compensation. 

Local Government Land and/or cash Control of land and Affects land owners 
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Act s.941  
5% Parkland 
dedication and cash-
in-lieu provision 

given for 
development of 
greenspace 

no cost to the 
Township 

unevenly and may 
not provide sufficient 
land 

Local Government 
Act s.904  
Zoning for amenities 
and affordable 
housing 

Land and/or charge 
provided through the 
development process 

All land 
owners/developers in 
Neighbourhood Plan 
area pay a per acre 
amenity charge 

Cost of ecological 
greenspace is shared 
equitably by all 
development in the 
plan area 

 
 
In 1994, the BC Land Title Act was amended to allow non-governmental organizations (NGO) to 
hold conservation covenants.  These covenants allow private land owners to donate the use of 
their land to a NGO for the purposes of protecting wildlife values.  No purchase of the land is 
necessary and the owner can receive a charitable receipt for the gift of land.  With the new 
Ecological Gift designation those tax benefits have increased.  Terms and conditions of the 
covenant require that the land be held in perpetuity and it is recommended that at least two 
NGOs be listed as the holders of the covenant with enforcement of the terms and conditions of 
the covenant monitored through annual reports.  These covenants can have the benefit of 
allowing for the continued use of the land, as a ‘working landscape’, while conserving wildlife 
habitat.15  Approval of conservation covenants within the Agricultural Land Reserve must be 
approved by the Agricultural Land Commission. 
 
Development Permit Guidelines were reviewed as one of the means to protect wildlife, but 
were quickly set aside due to a lack of enforcement capability.  Township community and 
neighbourhood parks are acquired through direct purchase or financed through development 
cost charges.  The amenity zoning option seems to provide the best option to acquire 
greenspace, such as ecological greenways and street greenways.  A greenway amenity zoning 
policy allows for equitable sharing of the cost of providing greenspace among the entire 
neighbourhood.  All development in the neighbourhood would share the cost of providing 
greenspace.  
 
The Townships Sediment and Erosion Control Bylaw was reviewed to see if phased clearing of 
development sites was possible.  The intention was to set guidelines for developers to ensure 
sites were cleared in such a way as to allow wildlife a means of escape.  The new bylaw in effect 
helps achieve this end.  Sediment fences are no longer placed around the entire perimeter of the 
site.  Instead short sections are placed where water runs through and off the site.  Wildlife 
movement is not restricted.  Site clearing is done in stages to reduce the potential failure of the 
sediment fencing.  Wildlife then has an opportunity to refuge in the remaining patch(s) in a 
phased evacuation of the site. 
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4.6 Summary 
 
The community and neighbourhood planning processes provide methods for considering 
wildlife habitat issues in developing urban areas.  Habitat mapping should be updated at the 
beginning of a community planning process to identify, in a general manner, habitat patches 
and opportunities for potential corridors.  At the neighbourhood planning level a more precise 
delineation of patches and corridors, including tunnels, can be determined, based on habitat 
value and practical considerations.  At this stage, costs can be determined and funding 
mechanisms can be reviewed.  As wildlife habitat benefits the entire neighbourhood, the 
selected funding mechanism should distribute the costs over all developable properties. 
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5 Case Study 
 
5.1 Overview  
 
As the WHCS Working Group was beginning its work, the Yorkson Neighbourhood Plan (NP) 
was under review by the Township.  It was decided to use this NP Review as an example of 
how planning for habitat conservation could be integrated into a neighbourhood planning 
process.   
 
5.2 Identification of Corridors and Patches  
 
The base information for the identification of corridors and patches was based on a combination 
of LEPS land cover mapping, Watercourse Classification maps, lot lines, existing (i.e. parks and 
schools) and potential (i.e. Arbour Ribbon, future park and school sites) protected areas, 
government owned land, urban and Agricultural Land Reserve and neighbourhood and 
community boundaries and topography.   
 
Patches and corridors focusing on the five focal habitat types were identified and will be 
protected in order of priority: 

1. coniferous  
2. wetland  
3. mixed  
4. broadleaf  
5. shrubs 
 

The five habitat types were chosen as the most capable of supporting wildlife in an urban 
setting.  Coniferous forests represent the pinnacle habitat type for the Township’s ecosystem as 
well as the least common habitat type found in the Township.  As such, every effort was made 
to include patches of coniferous forest. 
 
With the exception of riparian watercourse corridors, the upland urban areas display a highly 
fragmented landscape.  In particular, the Willoughby area contains limited intact patches of 
focal habitat with few opportunities for corridors.    However, existing patches indicated that an 
upland corridor would be desirable to link the habitat patches at and along the headwaters of 
Latimer and Yorkson Creeks with the larger patch on the Milner escarpment.  This patch has 
connections to the Salmon and Nicomekl Rivers and surrounding habitat patches and corridors 
in the ALR. This alignment of corridors and patches will allow wildlife to move through the 
community from south of Highway 1 to agricultural areas south of Milner. Wildlife will then be 
able to disperse to other watersheds across the region allowing wildlife populations to 
intermingle. This will help to increase genetic diversity and improve the species’ chance of long 
term survival. 
 
5.3 Corridor Routing  
 
Specific routing of the corridor attempts to balance the highest potential wildlife habitat 
protection with the most practical means of providing a contiguous corridor.  The corridor was 
aligned by attempting to stay away from roads and, wherever possible, along property lines.  
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This is an important consideration to minimize disturbance of and danger to the wildlife that 
may use the corridor.  Locating the corridor along the existing property lines allows the land to 
be protected via the development process in the most effective manner with the impact more 
fairly distributed among land owners.  Multiple subtle alignment options were considered.  The 
final corridor location is included in the Yorkson NP.  This alignment provided the largest 
amount of habitat coverage with the most practical means of attaining it. 
 
Many other small patches were identified through the mapping process.  Although these 
patches were considered too small to justify the relocation of the corridor it is anticipated that 
some of them will be considered through the Tree Protection Bylaw. 
 
5.4 Corridor Design  
 
The overall design of the Ecological Greenway is adopted from the design originally conceived 
as part of the Northeast Gordon Estate Neighbourhood Plan (Appendix C).  This design varies 
from that of the Northeast Gordon Estate design in that the width of the corridor is intended as 
an ultimate overall average width of thirty metres, rather than a mandatory thirty metres at all 
points.  The greenway: 

• is a contiguous corridor 
• should not be located adjacent or parallel to a road 
• is an average of 30.0m wide through a development (the greenway is ideally 

divided evenly between two properties with an average width of 15.0m on 
each side of the property line) 

• may be varied with wider and narrower sections based on the habitat value 
exhibited through the five key habitat land cover types in order of priority 
(coniferous, wetland, mixed forest, broadleaf and shrubs) with a shared 
minimum width of 15 metres provided the overall average width is 
maintained and the length of the narrower portions are minimized.  In all 
cases a minimum of 5 metres will be required on each property 

• While the primary purpose of the corridor is to encourage wildlife protection 
and movement, its design includes a 3.0m pedestrian walkway on one side as 
a recreational amenity designed to minimize impact on wildlife 

 
5.5 Crossing Criteria 
 

• No fire access shall be granted across the greenway.  Alternate fire access must be 
provided through adjacent roads or developments. 

• Permanent servicing in the form of a series of swales and minor associated seasonal 
ponds, may be permitted where there is no other alternative, provided: 

o No trees are adversely affected 
o The facility is non-invasive (no piping or other practice that may harm existing or 

planned habitat) 
o Additional trees and vegetation are replanted to improve the five key habitat 

types (coniferous, mixed, broadleaf, shrubs and wetland) 
o Requires no maintenance that requires truck access 
o All swales and ponds have 4:1 planted slopes 
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• Temporary servicing may be permitted where there is no other alternative, provided: 
o No trees are affected 
o Additional trees and vegetation are replanted to improve the five key habitat 

types (coniferous, broadleaf, mixed, shrubs and wetland) 
o Requires no maintenance that requires truck access or fencing 

• Pedestrian access across the greenway (i.e. from the opposite side of the greenway from 
the trail) may be permitted: 

o At mid-block where alternative access is not available (i.e. where a development 
does not share road frontage with the greenway) and is more than 120m from a 
road 

o Where access from two developments can be shared 
o Where access is constructed of gravel 
o Where the access is located at a narrow point in the greenway (if possible) and 

located so that no trees are cut down 
o At the developer’s expense and not eligible for compensation 

 
5.6 Wildlife Tunnel 
 
Tunnels are to be located where collector and arterial roads intersect the greenway to maintain 
the integrity of the corridor.  The wildlife tunnel design produced through WHCS Working 
Group meetings was reviewed by an independent Registered Professional Biologist.  The 
consultant researched and reviewed the draft wildlife tunnel design and commented on the 
viability of the design.  Some minor changes were incorporated into the tunnel’s final design 
(Appendix B).  The biologist confirmed that the design of the wildlife tunnels should meet the 
travel requirements of small mammals, reptiles and amphibians moving through the area.  The 
design of the tunnel is intended to be functional, affordable, flexible and applicable to all road 
crossings.  Further revisions were made through consultation with the Development 
Engineering Department.  Input from the department was incorporated into the final design. 
 
5.7 Funding Mechanism 
 
The Amenity Zoning option was determined to be the best means of attaining corridors as it 
allows for equitable sharing of costs.  All greenways in Yorkson were included in the Greenway 
Amenity Zoning Policy (Appendix F) that charges a fee per square metre of gross land area less 
greenways.  Developers providing greenways are then compensated for land and 
improvements based on current costs from the fees collected.  Costs of land and improvements 
need to be reviewed and updated on a regular basis to better reflect material, construction and 
land costs. 
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6 Implementation 
 
In order to implement the wildlife strategy it is necessary to maintain, and possibly augment, 
existing Township partnerships, bylaws, policies and procedures.  Although these partnerships, 
bylaws, policies and procedures are supportive of the wildlife strategy they may need to be 
strengthened to better serve the environmental values held by the Township. 
 
6.1 Parks 
 
6.1.1  Role and Policy Framework: 
 
The Parks Department function is to design build and maintain the Township’s parks and 
greenway system.  The Parks and Recreation Master Plan was adopted by Council on July 15, 
2002.  A review of the Master Plan is expected to be initiated in 2008.  The Master Plan includes 
guiding principles related to Environmental Sustainability, Protection of Resources, Effective 
Passive Park Development, Encouragement of Environmental Education, Environmental 
Protection, Enhancing Greenways and Protection of Open Space.  All of these principles relate 
in some way to the integration or enhancement of natural habitats into all aspects of park 
planning, acquisition and development.  Conceptual plans prepared for park and trail open 
space systems can include areas designated to be left in a natural state and/or enhanced to be 
beneficial to wildlife.  Trail and greenway corridors can also be designed to provide integrated 
connectivity between natural areas and large open space areas that are part of the parks open 
space system designed to meet the goals and objectives of the Parks and Recreation Master Plan.  
The WHCS should be integrated into the Parks and Recreation Master Plan Update scheduled 
to begin in 2008. 
 
6.1.2 Resource Requirements: 
 
Expected resources to administer the greenway amenity fee include additional staff time to 
review and approve ecological greenway plans and coordinate wildlife habitat requirements 
between developments. Additional resources will be required to process the additional fee and 
track for future expenditures as well as review the new ecological greenways for compliance 
with intended plans.  
 
6.2 Engineering Role: 
 
6.2.1 Role and Policy Framework: 
The Engineering Division's mandate is to deliver planning, design, construction, operation and 
maintenance services for the environment, water, storm water, sewer, transportation and solid 
waste.  The Division is active in promoting water conservation through the Water Wise 
program.  Water conservation benefits wildlife because excessive water consumption may result 
in low water levels in streams, wetlands, and lakes reducing the quality of habitat available for 
wildlife.  The Natural Garden Contest, which is part of the Water Wise program, also benefits 
wildlife.  This contest promotes the use of native plants and encourages prudent use of water.  
Native plants provide food and shelter for native wildlife.  
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The Green Streets policy in the Northeast Gordon Neighbourhood Plan is designed to minimize 
impervious area and increase opportunities for infiltration through use of roadside swales and 
reduced road widths, parking standards and sidewalk requirements.  This approach assists 
wildlife in providing more greenspace and better water management. 
 
The Township of Langley has recently adopted the “Ten Year Invasive Species Control 
Strategy”. This strategy outlines the risks of invasive species and provides a ten year plan to 
control six invasive plant species in the Township. This strategy will contribute to wildlife 
habitat conservation by controlling or eliminating those plants that compete with native plants. 
Goals for implementation include a combination of municipal and private stewardship 
initiatives such as mapping, creation of park associations, community outreach and education, 
targeted removal and control strategies, and stringent site maintenance. Like the Invasive 
Species Strategy, implementation of the WHCS will also entail a combination of municipal and 
private stewardship initiatives. 
 
6.2.2 Resource Requirements: 
 
The Wildlife Tunnels are estimated to cost an additional $70,000 per crossing installation based 
on the design detail developed for these features. 
 
6.3 Community Development:  
 
The Community Development Division creates long range plans and projections for 
communities and neighbourhoods; analyzes plans and development proposals and their impact 
on environment, heritage, and public well being; provides economic development services; 
creates bylaws relating to use of land; and administers a variety of permits all in accordance 
with Council's enactments. 
 
The Community Development Division will implement the WHCS through the Long Range 
and Development Planning Departments. 
 
6.3.1 Role and Policy Framework  
 
Sustainability Charter 
The Township is developing a Sustainability Charter to balance the environmental, economical 
and social/cultural needs of current residents while ensuring that these needs continue to be 
met for future residents. The Sustainability Charter will provide a long term vision and a high 
level policy framework (in the form of Corporate Goals and Objectives) for the Township to 
work towards a sustainable future. The WHCS fits within the overall policy framework under 
the following Corporate Goals proposed for the Sustainability Charter: 

• Conserve and enhance our environment 

• Increase biodiversity and natural capital 

• Promote stewardship 

• Nurture a sustainable mindset 
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Community and Neighbourhood Plans 
The Long Range department will incorporate the WHCS by creating and updating Community 
and Neighbourhood Plans.  Incorporating habitat conservation strategies into the community 
and neighbourhood planning process provides the opportunity to implement aspects of the 
WHCS by identifying areas of habitat significance and determining mechanisms by which to 
manage them. 
 
Development Planning 
Development Planning will implement the WHCS through rezoning, subdivision and 
development permit applications in accordance with the new and updated Community and 
Neighbourhood Plans.   

 
Zoning Bylaw: 
The Township’s Zoning Bylaw does not specifically address WHCS, however, it does 
outline landscape provisions, which contribute to the overall objectives of the WHCS.  
For example, amending the landscape requirements of the Zoning Bylaw related to 
commercial and industrial parking lots, will contribute to the overall WHCS. 
 
Exterior Lighting Policy: 
The Exterior Lighting Impact Policy establishes policy, objectives, principles, techniques 
and implementation guidelines designed to minimize impact of exterior lighting (from 
commercial/industrial developments) on nearby rural and residential properties.  
Amending the policy to address the impacts of exterior lighting on habitat by 
implementing the provisions of the Exterior Lighting Policy for those properties adjacent 
to an environmentally sensitive area would also contribute to the overall WHCS. 
 

 
Tree Protection and Streamside Protection Bylaws: 
The Tree Protection and Streamside Protection Bylaws are administered at the 
development application stage where provisions of these bylaws are implemented.  Both 
bylaws are adopted and are currently being implemented and are important in the 
overall implementation of the WHCS. 

 
6.3.2 Resource Requirements: 
 
Expected resource requirements include additional costs for updating wildlife land cover maps 
and other associated incremental increases to both the community and neighbourhood planning 
processes and development planning implementation process. 
 
6.4 Langley Environmental Partners Role:  
 
6.4.1 Role and Policy Framework 
A strong partnership with LEPS is envisioned for implementation of this strategy.  LEPS’ 
involvement is envisioned to include on-the-ground mapping, monitoring, habitat restoration, 
and public education.   
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6.4.2 Resource Requirements: 
In the past, LEPS has relied on funding from external sources as well as in-kind contributions 
from the Township of Langley for wildlife habitat mapping and monitoring.  Additional 
resources will be needed to fund LEPS’ involvement in this strategy. It is anticipated that LEPS 
will continue to apply for external grant funding to assist in wildlife habitat conservation 
activities. The amount of resources required will depend upon the role that LEPS plays in 
implementation. 
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7 Monitoring 
 
Monitoring is recommended to ensure that the measures proposed in this strategy are achieving 
the desired outcomes. The results of monitoring should be used to modify strategies as needed. 
This is discussed in the next section “Adaptive Management”.  
 
The monitoring suggestions provided below are based on affordability, relevance, and 
simplicity as suggested by Schoonmaker and Luscombe (2005): 

Monitoring strategies must be affordable and relevant or they will be abandoned. 
The temptation to create monitoring strategies that collect information on 
“everything but the kitchen sink” is strong: but programs that increase efficiency 
and effectiveness by developing highly targeted monitoring strategies, exploring 
resource sharing with other agencies, and, where appropriate, engaging citizen 
volunteers will be more successful. (p. 20) 16  

 
 

7.1 Wildlife Tunnels 
Wildlife tunnels provide a good opportunity for monitoring to determine whether there are any 
improvements that can be made to encourage wildlife use.  Some examples of monitoring (not a 
complete list) include: 
 

• Identification of the type of wildlife using the tunnel and at what time of day it is used  

• Maintaining a record of road kill in the area around the tunnel  

• Evaluation of the tunnel to determine whether it is functioning as predicted  
 
7.2 Focal Species  
LEPS is coordinating an urban wildlife monitoring program for the Brookswood/Fernridge 
area. This program involves the use of Citizen Science to engage community members in 
monitoring focal species in the Brookswood/Fernridge neighbourhood. The focal species 
approach uses a suite of species to assess and monitor ecosystem function and habitat 
attributes. It is a multi-species approach whereby a suite of species is chosen based on their 
ecological requirements. Each species is used to define different spatial and compositional 
attributes that must be present in the landscape for that species to survive. It also identifies the 
management regimes that are necessary to ensure that sufficient habitat is available to meet the 
needs of the different species. This approach assumes that if habitat is managed for the most 
demanding species, it will meet the requirements of all other species that require similar 
habitat.17 
 
The focal species chosen for the Brookswood/Fernridge Urban Wildlife Monitoring Program 
are: 

• Pileated woodpecker (Dryocopus pileatus) 

• Douglas squirrel (Tamiasciurus douglasii) 

• Mule deer subspecies: black-tailed deer (Odocoileus hemionus ssp. columbianus) 

• Wood duck  (Aix sponsa) 
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The intent is to provide community members with a greater understanding of the habitat they 
can provide in their own backyards as well as an indication of where important wildlife habitat 
patches and corridors are located. It is hoped that the results of this project will be used by 
Township of Langley staff to identify and protect important habitat areas prior to, and during, 
development. A similar program could be launched in other areas of Langley.  
 
7.3 Wildlife Habitat Mapping 
All land cover and potential wildlife habitat in the Township of Langley was mapped by LEPS 
for the years 1999 and 2002. This mapping provides baseline information about the type, 
location, and quality of wildlife habitat in the Township. This data should be compared to land 
cover in the Township on an ongoing basis to determine: 

• Whether the amount of wildlife habitat is increasing or decreasing 

• Whether specific types of habitat are increasing or decreasing 

• Whether fragmentation is increasing or decreasing 

• Whether patches are being lost, created, or maintained 
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8 Adaptive Management  
 
8.1 Introduction 
 
The results of monitoring should be used to revise policies and programs as needed to achieve 
the desired outcomes. Adaptive management can be viewed as a continual experiment in which 
the results of monitoring activities are used to modify future management.18 19 20 It is a method of 
ecosystem management that enables organizations to be responsive to the variations, rhythms, 
and cycles that are an inherent part of a natural system and to react quickly with modified 
management techniques.21  
 
Some examples of how adaptive management could be applied to each of the monitoring 
programs suggested in the previous section are discussed below. Decision trees are used to 
illustrate how the hypothetical results from the monitoring could be addressed through 
adaptive management. 
 
 
8.2 Wildlife Tunnel Example 
 

 
 
 
 
 
 

Monitoring Results 
Few wildlife using the tunnel 

Substantial roadkill in the area? 

Yes 

Debris blocking entrance? 

No 

Yes No 

ACTION 
1. Monitor adjacent corridor to determine if 
wildlife are using it 
2. Adapt design or management guidelines 
based on findings 
 ACTION 

1. Remove debris 
2. Continue monitoring 
3. Reassess in six months 

ACTION 
1. Assess other factors that may be affecting use 
2. Develop monitoring strategy if necessary 
3. Adapt design or management guidelines based on 
findings 
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8.3 Focal Species Example 
 

 
 
8.4 Wildlife Habitat Mapping Example 
 

 
 
 
 
 
 

Monitoring Results 
Mature contiguous coniferous forest is declining 

Is this occurring in developing communities? 

Yes No 

ACTION 
1. Encourage landowners to retain mature 
coniferous trees in contiguous corridors and 
patches 
2. Continue monitoring 

ACTION 
1. Encourage retention of contiguous 
corridors and patches of mature 
coniferous trees during development  
2. Continue monitoring 

Monitoring Results 
Few wood ducks sited in area 

Are there suitable nesting sites? 

Yes No 

ACTION 
1. Encourage residents with wood duck habitat 
on their property to install nest boxes 
2. Install nest boxes on municipally owned 
property where appropriate 
3. Continue monitoring 

ACTION 
1. Assess other factors that may be 
affecting use 
2. Develop monitoring strategy if 
necessary 
3. Adapt management guidelines based on 
findings 
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Appendix A: Sample Policy 
 
The Township of Langley Wildlife Habitat Conservation Working Group created and reviewed 
a draft policy for inclusion in the Township’s Official Community Plan.  A new section is 
proposed to include specific policies outlining the process and actions required for protecting 
environmental values in developable areas.  A new section 4.14 Wildlife Habitat is proposed as 
follows: 
 
4.14 Wildlife Habitat   
 
OBJECTIVES:  
 
The Township of Langley’s forested uplands, wetlands and river systems have evolved over 
many centuries to create unique habitat for a diverse array of native wildlife species.  Natural 
areas provide a variety of other ecosystem services from which humans benefit, such as water 
purification, water retention/flood prevention and air purification, which ultimately maintain 
Langley’s ‘natural capital’.  Douglas fir, western hemlock, and western red cedar previously 
dominated the Langley uplands, while cottonwoods, ferns, low brush and bogs of sphagnum 
peat formerly dominated the lowlands.  The type of flora and fauna found in Langley today are 
a reflection of the area’s evolving landscape. Human modification of the landscape has changed 
and fragmented native habitat over the years, threatening the survival of many native species.  
As these landscapes continue to be modified and fragmented it is important to protect and 
enhance them as much as possible.  As such we will help maintain the biodiversity of the 
Township.   
 
Biodiversity or biological diversity is the variety of all living things and includes the ecosystems 
of which they are a part.  Urban green spaces, no matter how small, contribute to biodiversity 
and to the ecological function and health of Langley and the surrounding region. 
 
As such, the Township shall protect habitat for wildlife by: 
 

� Identifying, conserving, restoring and enhancing a variety of habitat patches, 
particularly the key distinct habitat types: coniferous, mixed forest, deciduous, wetlands 
and shrubs where appropriate. 

� Identifying, conserving, restoring and enhancing corridors that connect streamside 
(riparian) habitat, upland habitat patches, and other green spaces where appropriate. 

� Educating residents about habitat protection and encouraging local habitat stewardship. 
 

POLICIES: 
1. The Township’s wildlife habitat protection efforts shall integrate and build on national, 

provincial and regional visions and initiatives.   
2. Protection, restoration and maintenance of wildlife habitat shall be integrated with other 

Township plans, policies, and programs. 
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3. Community and Neighbourhood Plans adopted after the date of this amendment shall 
incorporate wildlife habitat protection provisions and, where appropriate, identify a 
network of habitat linkages and patches in accordance with the wildlife habitat 
objectives of this bylaw. 

4. Efforts should be made to conserve high wildlife value habitat areas through land 
acquisition. 

5. Efforts shall be made to maintain and enhance wildlife habitat for endangered or 
sensitive species. 

6. Protection of wildlife habitat found on private lands shall be encouraged through land 
stewardship, education, direct purchase, conservation covenants, incentives or other 
means. 

7. Habitat mapping shall be used to assist in identifying high value wildlife habitats. 
8. Efforts shall be made to maintain and enhance connectivity and reduce fragmentation of 

wildlife habitat. 
9. Lighting designs for urban development shall consider the nocturnal activities of local 

wildlife and be designed to minimize negative impacts on wildlife. 
10. Progress towards wildlife habitat conservation shall be monitored using defined 

indicators.  
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Appendix B: Wildlife Tunnel 
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Appendix C: Ecological Greenway 
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Appendix D: Confirmed Terrestrial Species in the Township of 
Langley 
 

Red lettering = red listed 
Blue lettering = blue listed 

 

Mammals Amphibians Reptiles 
Beaver 
Big brown bat 
Black bear 
Bobcat 
California myotis 
Coast mole 
Common water shrew  
Coyote 
Creeping vole 
Deer mouse 
Douglas squirrel 
Eastern cottontail 
Hoary bat 
House mouse 
Keen's long-eared myotis  
Little brown myotis 
Long-tailed weasel 
Masked shrew 
Mink 
Mule deer 
Muskrat 
Northern flying squirrel 
Norway rat 
Pacific jumping mouse 
Pacific water shrew  
Porcupine 
Raccoon 
Short-tailed weasel 
Shrew-mole 
Silver-haired bat 
Snowshoe hare 
Striped skunk 
Townsend's chipmunk 
Townsend's vole 
Trowbridge's shrew 
Vagrant shrew 
Virginia opossum 
Water shrew  
Western spotted skunk 
Yellow-pine chipmunk 
Yuma myotis 

American bullfrog 
Ensatina 
Long-toed salamander 
Northwestern salamander 
Oregon spotted frog  
Pacific tree frog 
Red-backed salamander 
Red-legged frog  
Roughskin newt 
Western toad  
 
 

 

Common garter snake 
Northwestern garter snake 
Western painted turtle  
Western pond turtle  
Western terrestrial garter 
snake 
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Appendix E: Confirmed Avian Species in the Township of 
Langley 
 
 
 
American bittern Bullock's oriole Gold-crowned kinglet 

American coot Bushtit Golden eagle 

American dipper Calliope hummingbird Golden-crowned kinglet 

American goldfinch Canada goose Golden-crowned sparrow 

American kestrel Canvasback Great blue heron 

American pipit Caspian tern Great grey owl 

American robin Cassin's vireo Great horned owl 

American wigeon Cedar waxwing Greater scaup 

Anna’s hummingbird 
Chestnut-backed 
chickadee Greater yellowlegs 

Baird's sandpiper Chipping sparrow Green heron 

Bald eagle Cliff swallow Green-winged teal 

Band-tailed pigeon Common barn owl Hairy woodpecker 

Bank swallow Common goldeneye Hermit thrush 

Barn swallow Common loon Herring gull 

Barred owl Common merganser Hooded merganser 

Belted kingfisher Common nighthawk Horned lark 

Bewick’s wren Common raven House finch 

Black swift Common redpoll House sparrow 

Black-capped chickadee Common snipe House wren 

Black-headed grosbeak Common yellowthroat Hutton's vireo 
Black-throated grey 
warbler Cooper’s hawk Killdeer 

Blue-winged teal Dark-eyed junco Lazuli bunting 

Bohemian waxwing Double-crested cormorant Least sandpiper 

Brewer’s blackbird Downy woodpecker Lesser scaup 

Brown creeper European starling Lesser yellowlegs 

Brown-headed cowbird Evening grosbeak Lincoln’s sparrow 

Bufflehead Fox sparrow Long-billed dowitcher 

 Gadwall Long-eared owl 

 Glaucous-winged gull MacGillivray's warbler 

 
 



37 

 

Appendix E: Confirmed Avian Species in the Township of 
Langley 
 
 
 
Mallard Red-breasted nuthatch Trumpeter swan 

Marsh wren Red-breasted sapsucker Tundra swan 

Merlin Red-eyed vireo Turkey vulture 

Mew gull Red-tailed hawk Varied thrush 

Mountain bluebird Red-winged blackbird Vaux's swift 

Mourning dove Ring-billed gull Violet-green swallow 

Nashville warbler Ring-necked duck Virginia rail 

Northern flicker Ring-necked pheasant Warbling vireo 

Northern goshawk Rosy finch Western grebe  

Northern harrier Rough-legged hawk Western gull 

Northern pintail Ruby-crowned kinglet Western meadowlark 
Northern rough-winged 
swallow Ruddy duck Western sandpiper 

Northern saw-whet owl Ruffed grouse Western screech owl 

Northern shoveler Rufous hummingbird Western tanager 

Northern shrike Sandhill crane Western wood-pewee 

Northwestern crow Savannah sparrow White-crowned sparrow 

Oldsquaw Sharp-shinned hawk Willow flycatcher 

Olive-sided flycatcher Short-eared owl Wilson's warbler 

Orange-crowned warbler Smew  Winter wren 

Osprey Snow bunting Wood duck 

Pacific-slope flycatcher Snowy owl  Yellow warbler 

Pectoral sandpiper Song sparrow Yellow-rumped warbler 

Peregrine falcon Spotted sandpiper 

Pied-billed grebe Spotted towhee 

Pileated woodpecker Steller’s jay 

Pine siskin Swainson’s thrush 

Purple finch Swainson's thrush 

Red crossbill Townsend's warbler 

 Tree swallow 
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Appendix F: Yorkson Greenway Amenity Policy 
 

 
 

 

 

POLICY MANUAL 
 
 

 
Subject: Yorkson Greenway Amenity 

Zoning Policy 
Policy No:  
Approved by Council: 
Revised by Council: 
Replaces Old Policy 
No.: 
Approved on: 

      
      
      
      
      

      

1. Purpose 

1.1. This policy provides a means of providing greenway amenities in the 
Yorkson neighbourhood pursuant to an amenity zoning bylaw 

2. Background 

2.1. The Yorkson Neighbourhood Plan requires the provision and construction 
of greenways of various types and pocket parks.  Amenity zoning 
provisions of the Local Government Act may be used to acquire and 
construct the greenways and pocket parks. 
 

3. Related Policy 

3.1. Yorkson Neighbourhood Plan, Schedule W-2 to the Willoughby 
Community Plan. 

4. Policy 

4.1. The Yorkson Neighbourhood Plan requires the provision and construction 
of greenways of various types and pocket parks ("Amenities") as shown in 
Schedule A. 

 
4.2. All developing properties in that portion of the Yorkson Neighbourhood 

Plan area shown on the attached schedule, excluding those properties 
being developed for public school ("Development Area" as shown in 
Schedule B), will benefit from the Amenities. 
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4.3. The Township has determined that an equitable sharing of the cost of the 
Amenities in the Development Area will be $19.24 per m2 of Developable 
Land plus applicable sales or similar taxes ("Amenity Cost"), calculated as 
shown in Schedule C, of properties designated as Mixed Use Residential, 
Townhouse, Apartment, Town Market Commercial, Town Market Mixed 
Use, Mixed Use, Neighbourhood Commercial, Business Office Park and 
Institutional within the Development Area.  For the purposes of this 
Policy "Developable Land" means the gross area of a parcel excluding 
streamside protection areas, the area below the top of bank and land to be 
used for greenways and parks. 

 
4.4. The Amenity Cost can be provided by means of land with improvements 

constructed thereon ("Improved Land"), cash plus land without 
improvements constructed thereon ("Unimproved Land") and cash alone. 

 
4.5. Section 904(1) of the Local Government Act provides for the establishment 

of different density regulations for a zone, one generally applicable for the 
zone and the other applicable if conditions, including those relating to the 
conservation or provision of amenities, and the number, kind, and extent 
of amenities are met. 

 
4.6. Where Council proposes to rezone a property within the Development 

Area pursuant to Section 904(1) it may choose to include the Amenity Cost 
as an amenity for the purposes of that bylaw. 

 
4.7. Where the Amenity Cost is determined to be an amenity for the purposes 

of a bylaw adopted pursuant to section 904 and the developer wishes to 
take advantage of the higher density set out in the bylaw referred to in 
Section 4.6 by providing the amenities, including the Amenity Cost, the 
Amenity Cost will be referenced in rezoning bylaws and may be provided 
as follows: 

 
a) where the property being developed contains a Greenway/Park Area 

the developer shall, subject to 4.7(b), provide the Amenity Cost by way 
of Improved Land plus cash; 

 
b) where the property being developed contains a Greenway/Park Area 

and the General Manager of Community Development of the 
Township, or his designate, determines that the construction of the 
improvements would be premature the developer shall provide the 
Amenity Cost by way of cash plus Unimproved Land; and 
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c) where the property being developed does not contain a Greenway/Park 
Area the developer shall provide the Amenity Cost by way of cash 
only. 

 
4.8. Where the Amenity Cost includes Unimproved Land the value of the 

Unimproved Land shall be deemed to be $900,000 per acre (2007 deemed 
cost). 

 
4.9. Amenity costs collected will be placed in an interest-bearing Reserve 

Fund. 
 

4.10. Where the Amenity Cost includes Improved Land, the value of the 
Improved Land shall be deemed to be the value of the Unimproved Land 
plus the following costs: 

 
a) Pocket Park $36.16 per square metre of park 
 
b) Greenway  

street $541.00 per lineal metre 
ecological $518.00 per lineal metre 
creek $468.00 per lineal metre 
freeway $1,065.00 per lineal metre 
recreational $473.00 per lineal metre 
212 Street $850.00 per lineal metre 

 
4.11. Nothing in this policy will fetter the discretion of the Council of the 

Township to exercise its legislative powers and functions. 
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Schedule A 
Yorkson Greenway Amenities 
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Schedule B 

Development Area 
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Schedule C 

Yorkson Amenity Cost Calculation 
 
 

Yorkson Amenity 
Costs 

 land development total 

 area (ac.) cost cost cost 
Street Greenway 12.20 $10,9789,802 $5,928,545 $16,907,348 
Ecological Greenway 10.58 $9,520,899 $739,226 $10,260,125 
Creek Greenway   $1,262,797 $1,262,797 
Freeway Buffer 3.20 $2,877,812 $918,780 $3,796,591 
Recreational 
Greenway 

0.26 $232,454 $82,405 $314,855 

212 Street Buffer 2.58 $2,319,635 $656,743 $2,976,378 
Pocket Park 2.00 $1,800,000 $292,650 $2,092,650 

Total 30.81 $27,729,602 $9,881,143 $37,610,744 
 
 
 
Development Area   

 acres m2 
Apartment 71.92 291,060.24 
Town Market 21.26 86,039.22 
Mixed Residential 275.98 1,116,891.06 
Townhouse 129.39 523,641.33 
Mixed Use 8.42 34,075.74 
Town Market Mixed Use 15.29 61,878.63 
Neighbourhood 
Commercial 

2.52 10.198.44 

Business Office Park 11.98 48,483.06 
less greenways and 

school/park sites 
-53.80 -217.718.26 

Total 482.96 1,954,549.46 
 
 
Amenity Cost = $37,610,744/1,954,549.46 m2 = $19.24 per m2 

or $192,427 per hectare 
or  $77,875 per acre 
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Appendix G: Overview of Habitat Protection Tools 

 

PROVINCIAL 
Name of Act Description Contribution to wildlife habitat 
Community Charter  The Community Charter 

provides municipalities with a 
framework for local activities 
and services.  This legislation 
applies to all municipalities 
whose core powers were 
previously found in the Local 
Government Act. 

 

The Community Charter gives 
municipalities the opportunity to 
regulate in certain areas or ‘spheres’ 
subject to compliance with all 
provincial laws.  
Trees and wildlife can probably be 
protected through the Charter, 
provided the protection of trees does 
not prevent development to the 
density permitted under the 
applicable zoning bylaw or prevent all 
uses under the applicable zoning 
bylaw (Division 7 (50) (2)).  
The Community Charter may 
contribute to the protection of wildlife 
habitat. 

Environmental 
Assessment  

This Act is intended to protect 
the environment through the 
assessment of the 
environmental, economic, 
social, cultural, heritage, and 
health effects of reviewable 
projects and to prevent or 
mitigate adverse effects of such 
projects. 

The Act requires an environmental 
assessment to be done before certain 
projects are built within the Province 
of British Columbia. Reviewable 
projects are defined by regulations 
and include: industry, energy, water 
management, waste disposal, food 
processing, transportation, and tourist 
destinations. The Minister also has 
discretionary power to deem a project 
as reviewable. 
This Act appears to apply primarily to 
large projects undertaken in BC. It is 
unlikely to have a significant impact 
on wildlife habitat in the Township of 
Langley. 
 

Environment and 
Land Use  

This Act establishes the 
Environment and Land Use 
Committee which recommends 
programs to increase 
environmental awareness and 
to ensure that the environment 
is considered in land use 
decisions. 

This Act has limited value in wildlife 
habitat conservation except in so far as 
it is intended to increase 
environmental awareness. In some 
situations it may result in orders 
related to land use and the 
environment that override other acts 
and regulations. 

Environmental This Act establishes a results- Much of this Act relates to waste 
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PROVINCIAL 
Name of Act Description Contribution to wildlife habitat 
Management  based approach to 

environmental regulation. The 
new regulatory regime will 
incorporate practical 
approaches with a focus on 
risk-based environmental 
standards and industry-specific 
codes of practice. Regulations 
are being developed. They will 
incorporate practical 
approaches with a focus on 
risk-based environmental 
standards and industry-specific 
codes of practice (such as 
beneficial management 
practices). 

management and the administration 
and remediation of contaminated 
sites. This Act contributes to wildlife 
habitat by helping to ensure that the 
environment is protected before, 
during, and after resource use. It 
applies to agricultural and  
non-agricultural land.  
 

Fish Protection  This Act focuses on four major 
objectives: ensuring sufficient 
water for fish; protecting and 
restoring fish habitat; improved 
riparian protection and 
enhancement; and stronger 
local government powers in 
environmental planning. 

While not specifically targeted at 
protecting wildlife habitat, this Act 
may benefit wildlife habitat through 
streamside protection. 
 

Agricultural Land 
Commission 

This Act requires that 
agricultural land within an 
Agricultural Land Reserve not 
be used for non-farm use 
unless permitted by the Act or 
its regulations. 

Legislation supports agricultural 
activities. 
Does not explicitly support the 
protection of wildlife habitat. 
 
 
 

Land Title  
 

This Act governs the 
registration of all land 
transactions in BC.  

The main tool related to wildlife 
habitat in this Act relates to restrictive 
covenants.  
The Act provides the opportunity to 
create covenants that will protect 
environmental, wildlife or plant life.  
The covenant can cover all or just a 
portion of the landowner's property.  
This tool is particularly valuable 
because it could be used to protect any 
type of wildlife habitat. However, it is 
dependent on landowner willingness 
to create the covenant as well as 
enforcement by the organization that 
holds the covenant. Individual 
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PROVINCIAL 
Name of Act Description Contribution to wildlife habitat 

landowner stewardship is an 
important aspect of a successful 
restrictive covenant. 

Local Government  This Act provides the 
legislative framework for the 
establishment, function, and 
operation of local governments. 
It provides the authority for 
local government to establish 
rules and regulations and for 
the provision of services to the 
local community. 
 
 

This Act allows for the inclusion of 
environmental considerations in an 
Official Community Plan (OCP). 
OCPs must include statements and 
map designations for the area covered 
by the plan respecting:  “restrictions 
on the use of land that is subject to 
hazardous conditions or that is 
environmentally sensitive to 
development”. 
OCPs may include the following:  
“policies of the local government 
relating to the preservation, 
protection, restoration and 
enhancement of the natural 
environment, its ecosystems and 
biological diversity”. 
The Act also allows local government 
to establish zoning bylaws and 
designate development permit areas 
to protect the natural environment, its 
ecosystems and biological diversity. 
 
Further, a local government may, by 
bylaw, enter into a heritage 
revitalization agreement under this 
section with the owner of heritage 
property.  A local government may 
recognize the heritage value or 
heritage character of a heritage 
property, an area or some other aspect 
of the community's heritage.  This 
provides limited provisions in 
protecting natural habitat, but may be 
used to secure significant habitat that 
is on the same property as a heritage 
building. 
 
Further, a local government (LGA s. 
909) may, by bylaw, require, set 
standards for and regulate the 
provision of screening or landscaping 
for preserving, protecting, restoring 
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PROVINCIAL 
Name of Act Description Contribution to wildlife habitat 

and enhancing the natural 
environment. 
 

Riparian Areas 
Regulation (RAR) 

The purpose of RAR is to 
provide protection for the 
features, functions and 
conditions that are vital in the 
natural maintenance of stream 
health and productivity. RAR 
requires local governments to 
protect riparian areas during 
residential, commercial, and 
industrial development by 
ensuring that proposed 
activities are subject to a 
science based assessment 
conducted by a Qualified 
Environmental Professional. 

RAR is intended to protect vital 
features, functions and streamside 
area conditions including large 
organic debris (fallen trees and tree 
roots), areas for stream channel 
migration, vegetative cover to help 
moderate water temperature, 
provision of food, nutrients and 
organic matter to the stream, stream 
bank stabilization and buffers for 
streams from excessive silt and surface 
runoff pollution. Protection of 
streamside areas contributes to 
wildlife habitat by providing food, 
shelter, and travel corridors. 
However, the intent of RAR is to 
protect fish, not wildlife.  The 
contribution to wildlife habitat will be 
dependent upon the setbacks 
determined by RAR. The Regulation 
does not apply to agriculture, mining 
or forestry-related land uses. 

Weed Control  
 

This Act places the 
responsibility of noxious weed 
control on the owner of the 
land harbouring the weeds. 

This Act may contribute to wildlife 
habitat since weeds can negatively 
impact native vegetation.  
By controlling weeds, wildlife habitat 
can be improved (particularly if native 
species are planted in place of the 
weeds). 
 

Wildlife  This Act addresses the 
management of wildlife habitat 
in wildlife management areas 
and provides some direction on 
protection of wildlife in 
general. 

This Act is very limited in its ability to 
protect wildlife habitat except in 
wildlife management areas which are 
designated by the Minister.  
The most significant part of the Act 
outside of wildlife management areas 
relates to the protection of nesting 
birds. Section 34 prohibits the 
disturbance of a bird, egg or nest, 
while the nest is occupied. It also 
provides for the protection of eagles, 
herons, peregrine falcons, osprey, 
gyrfalcon or burrowing owls, their 
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PROVINCIAL 
Name of Act Description Contribution to wildlife habitat 

eggs and young while the nest is 
occupied and the nests at all times.  
Protection of nesting birds does make 
some contribution to overall wildlife 
habitat protection.  
Section 75 prohibits killing or 
wounding of wildlife, other than 
prescribed wildlife, by accident or for 
the protection of life or property, if the 
killing or wounding and location are 
not promptly reported to an officer. 

Overview of municipal legislation related to protection of wildlife habitat 

MUNICIPAL 
Legislative tool Description Contribution to wildlife habitat 
Official Community 
Plan (OCP) 

The OCP provides the broad 
objectives and policies to guide 
growth and development. It 
includes policies related to 
development, open space, and 
natural areas. 

The OCP can be used to define land 
use areas, to identify development 
standards and guidelines as well as 
special study areas. Policies related to 
the natural environment and 
development help to set the general 
framework for wildlife habitat 
protection.  
Section 4.1A-11: “Land use planning, 
community design and development 
regulations should protect the 
environment by: …protecting wildlife 
habitat” (Township of Langley, OCP, 
p. 1) 
 

Neighbourhood 
Plans  

The NP provides 
neighbourhood-specific policies 
related to land use, the natural 
environment, community 
facilities, transportation and 
services. 

The NP can be used to set standards.  
Identification of important natural 
features (e.g. streams) and tools to 
protect these features (e.g. bonus 
density) provide the opportunity to 
protect wildlife habitat through the 
development process. 

 
Zoning Bylaw The Zoning Bylaw establishes 

zones within the community 
and the uses permitted within 
those zones.  

The Zoning Bylaw can be used to 
create environmental buffers and to 
control site coverage of built 
environments in order to protect 
habitat. It can also be used to identify 
and integrate wildlife friendly design 
standards for various types of land 
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MUNICIPAL 
Legislative tool Description Contribution to wildlife habitat 

uses. Wildlife habitat areas may be 
protected through the use of zoning 
via the regulation of acceptable uses 
within each zone. The contribution to 
wildlife habitat will vary depending 
upon many factors including 
development density, land use, and 
the location of buildings in relation to 
wildlife habitat. Zoning in the ALR is 
limited due to provincial jurisdiction 
over the ALR. 
 

Other Bylaws Bylaws allow the municipality 
to create regulations associated 
with various matters including 
some aspects of wildlife habitat 
protection.  

Bylaws can be used to create wildlife 
friendly design standards through 
engineering standards, integration of 
native horticultural species, and site 
design. Bylaws related to wildlife, 
tree, and streamside protection 
contribute to wildlife habitat 
conservation. 

Subdivision and 
Development 
Policies and Bylaws 

Prior to approving a 
subdivision the application is 
reviewed by internal and 
external departments and 
agencies. 

If wildlife habitat areas are identified 
in the OCP the subdivision approval 
process offers the opportunity to 
secure these areas as part of the 
development process. 

Restrictive 
Covenants 

A restrictive covenant on a 
piece of land is a binding 
written agreement registered 
on title by which one person 
agrees to refrain from doing 
something on that piece of 
land. 

Restrictive covenants can be used to 
protect non-disturbance areas and 
other conservation areas deemed 
important for wildlife habitat.  
A covenant that prohibits the use of 
agricultural land for farm purposes in 
the ALR has no effect unless approved 
by the Agricultural Land Commission. 

Development Permit 
Areas (DPA) 

A development permit area can 
be designated for specific 
purposes, including the 
protection of the natural 
environment, its ecosystems, 
and biological diversity.  

DPAs are currently being used by the 
Township of Langley for 
environmental protection. The wildlife 
habitat mapping can provide 
additional information about which 
areas should be protected. Wildlife 
habitat is likely to be enhanced 
through environmental protection. 

Streamside 
Protection and 
Enhancement Bylaw 

Protects streams through 
determining setbacks for 
buildings and non disturbance 
areas at various distances from 
the top of bank of class ‘A’ and 

Maintains and returns riparian habitat 
through the development process.  
These corridors are then used by 
aquatic, terrestrial and avian wildlife 
species. 
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MUNICIPAL 
Legislative tool Description Contribution to wildlife habitat 

‘B’ streams. 
Development Cost 
Charges (DCC) 
Program  

The DCC program may be used 
to have developers build or pay 
for the development of parks 
etc. 

The DCC program is only reviewed 
every few years and is a time 
consuming procedure.  Otherwise the 
DCC program could be as effective as 
Amenity Zoning in providing for 
habitat protection. 

Edge Planning Primary purpose is to reduce 
land use conflicts along the 
urban/rural boundary through 
development permit guidelines 
and farm bylaw management 
of nuisance activities. 

Provides a landscaped buffer along 
the urban/rural boundary that 
wildlife may take advantage of 
Secondary use as recreational 
greenway. 

Direct Purchase Although not a legislative tool, 
direct purchase is always an 
option when funds are 
available. 

Local government ownership of land. 
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Appendix H: Proposed Zoning Bylaw Changes 

 
 
111   -  LANDSCAPING, SCREENING AND FENCING 
 
111.1 For the purpose of this section the following definitions shall apply: 
 
 (1) "Landscaping Area" means a decorative planting area containing any 

combination of trees, bushes, shrubs, plants, flowers, bark mulch, 
decorative boulders, decorative paving, planters, fountains, sculptures, 
ornamental fences, and the like, planted and maintained to enhance and 
embellish the appearance of a property in accordance with the 
specifications and locations described in Section 111.3.  Excludes paved 
parking areas and sidewalks, uncleared natural bush, undergrowth, or 
uncontrolled weed growth. 

 
 (2) "Landscaping Screen" means a continuous opaque 1.5 m high (at the 

time of planting) thick hedge or hardy shrubs or evergreen trees planted 
and maintained in a healthy growing condition and in a neat and orderly 
appearance to effectively screen the site in accordance with the 
specifications and locations described in Section 111.3. 

 
111.2 Except as specifically provided for in Section 111.3, where a lot containing a 

building is located in an 'RM' Multiple Family Residential zone, a 'C' 
Commercial zone, an 'M' Industrial zone or a 'P' Institutional zone, all 
portions of the lot not occupied by a building or structure or used for off-
street parking, loading, permitted accessory open storage or pedestrian 
circulation, shall be planted and maintained as lawn or otherwise suitably 
landscaped. 

 
111.3 A 'Landscaping Area' and a 'Landscaping Screen' shall be provided and 

maintained in accordance with Section 111.1 as follows: 
 
(a) Landscaping in Comprehensive Development CD Zones shall be 
provided in compliance with a Development Permit. 
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ZONES 

Location of Required 
Landscaping Area ’ 

and/or 
Landscaping Scrreen 

 
“RM” 

Multiple Family 
Residential 

 
“C” 

Commercial 
(4) 

 
“M” 

Industrial 
 

 
“P” 

Institutional 

 
“RU” 
Rural 

(8) & (12) 

“RU” Rural and 
“SR” Suburban 
Residential 

(9) 

 Landscaping 
area    screen 

Landscaping 
area   screen 

Landscaping 
area     screen 

Landscaping 
area    screen 

Landscaping 
area    screen 

Landscaping 
area   screen 

Along a front lot line 
and a side lot line 
abutting a 
FLANKING street 

2.0 m -- 
In 

Depth (1) 

2.0 m -- 
in 

depth 
(1) (2) 

5.0 m -- 
in 

depth (1) 

2.0 m -- 
in 

depth (1) 

2.0 m -- 
in 

depth 
(5) 

5.0 m -- 
in 

depth 
(10) 

Along a REAR lot and 
an INTERIOR SIDE 
lot line (to within 3.0 
metres of the front lot 
line 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

3.0 m in depth 
and               1.5 

m 
in 

height (1) 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

1.5 m 
in 

height 
(6) 

1.5 m 
in 

height 
(11) 

Around a permitted 
unenclosed outside 
storage use 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

3.0 m in depth 
and               1.5 

m 
in 

height(1) 

2.0 m in depth 
and              1.5 

m 
in 

height (1) 

1.5 m 
in 

height 
(7) 

 

 (1) landscape areas shall contain a combination of evergreen and fruit bearing 
plantings. 

 (2) shall not apply to a 'C-2' Community Commercial zone. 
#3359 (3) excluding a 'P-4', 'P-5' and 'P-6' zone. 
13/06/94 (4) including an 'FH-1' zone. 
 (5) for that portion of a golf course, pitch and putt facility or driving range 

where the front or flanking lot line abuts a clubhouse or parking area. 
 (6) for a driving range abutting an RU, SR, R, RM, MH-1 or P zone 
#2651 (7) for a golf course, driving range or pitch and putt facility. 
24/10/88 (8) for a golf course, pitch and putt facility and driving range only 
 (9) for commercial greenhouses only 
#2845 (10) for that portion of a lot containing a commercial 
25/06/90  greenhouse where the front lot line or side lot line abutting a flanking street 

abuts the commercial greenhouse 
 (11) along that portion of a rear or interior side lot line where the off-street 

loading area of a commercial greenhouse abuts other than an 'RU' or 'M' 
Zone 

#2887 (12) In an RU-12 zone, a 7.5 metre (in depth) Landscaping Area 
22/11/93  shall be provided along a front lot line and a side lot line abutting a flanking 

street. 
 
Parking Lot Landscaping 
 
In ‘C’, ‘M’, ‘P’ and ‘CD’ zones containing commercial, industrial, or institutional uses, parking 

lot ‘landscaping areas’ shall be provided in accordance with the following. 
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(1) One tree per six parking stalls to be located in a minimum of 10 cubic meters of 
growing medium (structural soil, deep root soil cells, or planting beds) so 
that the tree will be sustained into maturity.  Two adjoining rows of parking 
stalls (front to front) will require a minimum of one tree per bank of 12 
parking stalls spaced no more than 18 meters between trees.  A minimum 
grid placement of 18 meters on center should be attained for trees placed 
in parking areas.  

(2) In addition to the foregoing, the end of each row of parking stalls shall have a tree 
and a ‘landscaping area’ with a minimum width of 2 metres between the 
end parking stall and the adjacent drive aisle; and where a single row of 
parking stalls  is provided, a ‘landscaping area’ with a minimum width of 2 
metres is required between the row of parking stalls and the adjacent drive 
aisle so as to allow access from one side only (except where a pedestrian 
walkway is provided). 

(3) Trees within parking areas should be of a type and height (at least 8 feet) so that 
the clearance to the underside of the tree extends above the height of 
standard types of vehicles that do not require clearance lights. Deciduous 
shade trees should be a minimum of 6cm calliper with a 1.8 meter clear 
stem at time of planting.  Tree stems must be protected on all sides with a 
minimum of 1 meter of clearance to the front face of an adjacent barrier 
curb or other protection from vehicle overhangs. 

(4) Shrubs and groundcovers should be planted around the base of all trees. 



54 

  
 Child Friendly Amenity Area 

 
Fencing 

 
111.6 In an 'R', 'SR' (except for an agricultural use), 'RM' or 'MH-1' zone, fences or walls  
#2663 or a combination thereof shall not exceed a height of: 
09/01/89 
 (1) 1.0 metre on any portion of a lot within the front yard setback requirements 

of this Bylaw;  
#2539 (2) 1.0 metre within the triangular area created by a line joining 2 points 7.5 
11/04/88  metres from the front of the lot of each lot line abutting an intersection 
#3782  except as provided otherwise in the "Township of Langley 
27/07/98  Highway and Traffic Bylaw 1995 No. 3500” as amended; and 
 (3) 2.0 metres on any other portion of a lot. 
 
 Barbed wire 
 
111.7 Barbed wire shall not be permitted except: 
 
 (a) in an 'RU' Rural or 'SR' Suburban Residential zone; and  
 (b) in an 'M' Industrial, 'C' Commercial or 'P' Institutional zone where the 

barbed wire is located on a fence or wall above a height of 2 metres. 
 
 

111.5 
#4359 
29/08/05 
#4567 
07/05/07 

(1) Each townhouse, manorhome, apartment or seniors’ housing development 
with  more than 4 dwelling units shall provide a Child Friendly Amenity Area(s) 
in  accordance with the following: 

 (a) a minimum of 8m2 per townhouse and manorhome dwelling unit; 
(b) a minimum of 4 m2 per apartment dwelling unit; and 
(c) a minimum of one Child Friendly Amenity Area per seniors’ housing 

development (minimum area of 70m2). 
 (2) Notwithstanding the above minimum area requirements, each Child Friendly 

 Amenity Area shall: 
 (a) be a minimum size of 70m2 

(b) be located within the development site, except where site conditions 
demand an alternate location and/or equivalent to be provided beyond 
the development site, to the acceptance of the Manager of Parks 
Design and Development; 

(c) be equipped with children’s play equipment, including swings, slides, 
spring toys, climbing structures, seating, lighting, a mixture of hard and 
soft surfaces, and landscaping suitable to withstand the rigours of a 
children’s play area, to the acceptance of the Manager of Parks Design 
and Development; 

(d) have materials and equipment that provide a variety of safe and 
interesting play environments including some accessible components 
for children of all abilities; and 

(e) be located so that sunlight penetration is not less than 2 hours between 
10 a.m. and 5 p.m. on December 21st. 
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Appendix I: Proposed Exterior Lighting Policy Changes 

 

 
 
 

 

POLICY MANUAL 
 
 

 
Subject: Lighting of Industrial/Commercial 

Developments Adjacent to 
Residential and Rural Properties 
(Exterior Lighting Impact Policy) 

Policy No:  
Approved by Council: 
Revised by Council: 
Replaces Old Policy 
No.: 
Approved on: 

07-614 
January 12, 2004 
      
      
      

      

1. Purpose 

The Exterior Lighting Impact Policy establishes policy objectives, principles, techniques and 
implementation guidelines designed to minimize the impact of exterior lighting (from 
commercial/industrial developments) on nearby rural and residential properties.  The Policy 
is also designed: 

1.1 To recognize that “dark skies” are to be protected from light pollution wherever 
possible. 

1.2 To recognize sustainability principles by ensuring that light energy is used wisely and 
efficiently in a manner not exceeding the amount required to accomplish the specific 
task at hand. 

1.3 To ensure that commercial/industrial uses adjacent to rural/residential lands are 
developed on a “good neighbour” basis. 

1.4 To recognize that exterior lighting should be designed so as to maintain adequate on-
site safety and security in accordance with Crime Prevention through Environmental 
Design principles. 

1.5 To recognize that excess lighting adversely impacts wildlife. 

2. Background 

2.1 Residents of both Langley and adjacent municipalities have expressed concerns to 
Council (at rezoning and development permit hearings) with respect to the impact of 
light trespass on their properties.  Council has generally been sympathetic to these 
concerns and instructed staff to draft an “Exterior Lighting Impact Policy” for 
Council’s consideration.  As the majority of concerns related to off-site lighting 
impacts have been in regard to commercial/industrial developments located adjacent 
to residential and rural properties, the “Exterior Impact Lighting Policy” is 
specifically directed towards addressing these conflicts. 
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3. Related Policy 

3.1 The Exterior Lighting Impact Policy is in addition to the Township’s Business 
Searchlight Regulation Bylaw No. 3900 (as amended) which regulates the use of 
searchlights throughout the entire municipality. 
 

4. Policy Objectives 

The Exterior Lighting Impact Policy requires that the following techniques be used to 
reduce light trespass impacts on adjacent properties: 

4.1 Limiting the hours of full illumination by turning off or dimming lights when not 
needed.  All non-essential lighting is encouraged to be turned off after business 
hours or when not in use. 

 
4.2 Sensor activated lighting is encouraged for security lighting. 

 
4.3 Limiting off-site light trespass and glare by: 

 
4.3.1 using full cut-off fixtures designed so that no light shines above the bottom 

of the light fixture.  Full cut-off fixtures should be a horizontally aligned 
flush mounted (non-protruding) lens.  Sage or drop lenses are not permitted 
due to unnecessary glare. 

4.3.2 using back and/or side fitted light directing devices such as shields, visors or 
hoods to direct light distribution away from residential/rural property lines. 

4.3.3 using wall mounted light fixtures to illuminate doorways and pedestrian 
walkways immediately adjacent to buildings.  Wall mounted light fixtures are 
to be fitted with full cut-off or other light direction devises designed to direct 
light downward. 

4.3.4 using ground oriented lighting to illuminate on-site sidewalks and pathways. 
4.3.5 using pole mounted fixtures to illuminate parking lots and outside storage, 

display and sales areas that are designed with a full cut-off fixture or 
alternatively being shielded.  These fixtures may be: 

• located on a pole no higher than 20 feet from the ground 

• located on the outside perimeter of the lot being lit 

• directed downwards at 45 degrees away from adjacent rural or 
residential properties with a side-to-side horizontal aiming tolerance 
of no more than 22.5O.   

• being turned off or dimmed when full illumination is not necessary. 

• fixed at 90O to the pole when located anywhere other than the 
perimeter of the property. 

4.3.6 Examples of lighting fixtures designed to minimize the impact of exterior 
lighting on adjacent rural and residential properties are noted on Schedule 
"A" attached to this policy. 

 
4.4 Lighting intended to “wash” buildings in a soft glow should only be located on sides 

of a building located away from adjacent rural/residential properties. 
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4.5 Lighting fixtures located under protective canopies are to be recessed or flush with 

the bottom surface of the structure, or alternatively be a surface mounted fixtures 
incorporating either a full cut-off design or shielding 

 
4.6 Lighting on Signage shall be designed: 

 
4.6.1 to use constant illumination as opposed to flashing, intermittent or neon type 

lighting. 
4.6.2 to face illuminated sides of the signs away from adjacent rural/residential 

properties. 
4.6.3 to light only the sign and not be diffused to also light other site fixtures. 
4.6.4 to be turned off or dimmed when not needed. 
4.6.5 To comply otherwise with the Township’s Sign Control Bylaw. 

 

5. Implementation Policy: 

 
5.1 The “Exterior Lighting Impact Policy” applies to all commercial/industrial 

developments located: 
 

5.1.1 immediately adjacent to a municipal boundary line with another municipality; 
or 

5.1.2 immediately adjacent to environmental areas including but not limited to 
riparian areas, ecological corridors and habitat patches; or 

5.1.3 within 150 metres of land zoned or designated for residential or rural 
purposes (R, RM, CD, RU and SR zones), except where rural or suburban 
zones are designated for future commercial/industrial purposes in the 
Township’s O.C.P. 

 
5.2 The scope of the Exterior Lighting Impact Policy applies to all forms of exterior 

lighting used to illuminate all external areas of a site including, but not limited to, the 
exterior lighting of buildings, canopies, surface parking areas, loading, storage, 
landscaping, signage and outdoor sales areas, as well as private roadways, walkways 
and access driveways.  The policy does not apply to streetlights located on public 
roadways (which are regulated by Subdivision and Development Control and Traffic 
Bylaw standards). 

 
5.3 All building and site development works and services that are subject to the 

provisions of Section 5.1, shall comply with the Township’s “Exterior Lighting 
Impact Policy” requiring that the design of the “Exterior Lighting Impact Plan” be 
accepted by the Permits and Licences Department prior to a building permit being 
issued. 

 
5.4 Proponents for developments subject to Policy Sections 5.1, 5.2 and 5.3 shall submit 

an Exterior Lighting Impact Plan as follows: 
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5.4.1 Prepared by a qualified electrical engineer; 
5.4.2 Indicating the location, type, intensity, direction, height, distances, proximity 

of neighbouring properties and other details such as glare control and other 
devices designed to lessen the impact of exterior commercial/industrial 
lighting and illuminated signage on nearby properties; 

5.4.3 To include a stamped and sealed statement from a qualified electrical 
engineer certifying that the proposed Exterior Lighting Impact Plan 
conforms to this Policy; 

5.4.4 The Exterior Lighting Impact Plan shall be reviewed by the Permits and 
Licences Department and must be acceptable to the Manager of Permits and 
Licences before a building permit may be issued; 

5.4.5 The Manager of Permits and Licences may require that security be provided 
to guarantee the implementation of the Exterior Lighting Impact Plan; and 

5.4.6 The building permit, when issued, shall be subject to the Exterior Lighting 
Impact Plan being satisfactorily implemented to the acceptance of the 
Manager of Permits and Licences prior to Final Inspection being granted.  
This, in most instances, will require the certification of a qualified electrical 
engineer that the lighting system has been installed in accordance with the 
accepted Exterior Lighting Impact Plan. 
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SCHEDULE “A” 
 

FULL CUT-OFF POLE MOUNTED FIXTURE: 
A full cut-off fixture with a flat lens emits no light above the horizontal plane of the fixture.  Below 
are examples of full cut-off fixtures with a flat lens.   

The same cut-off fixture may be directed downwards 45O for pole mounted fixtures located along 
the perimeter of a property with a side-to-side tolerance of no more than 22.5O.  This allows for all 
light to be directed towards the subject site and away from rural/residential properties. 
 

 
 

 

  

 

YES 

YES 

  

 

 

22.5O 22.5O 

OVERHEAD VIEW 
SHOWING SIDE TO 
SIDE TOLERANCE 

SIDEVIEW 
SHOWING 
LIGHT 
DIRECTED 
DOWNWARDS 

YES YES 
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The full-cut off fixture should be equipped with a horizontally aligned lens.  Sage or drop lenses are 
not permitted due to unnecessary glare.  Below are three examples of sage or drop lenses. 
 
 
 
 
 
 
 
 
 
 
 
 
WALL MOUNTED FIXTURES: 
All wall mounted fixtures should be a full cut-off fixture or alternatively equipped with a shielding 
devise. 
 
 
 
 
 
 
 
 
 
 
 
 
 
CANOPY LIGHTING: 
All canopy lighting shall be recessed, flush mounted, or surface mounted given the fixture is full cut-
off or shielded.  All lenses shall be horizontally aligned. 
 

 

 

 

  

YES YES 

 

 

 

NO NO 

 

 
 

 

NO 

  

YES NO 
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Appendix J: Selected Native Species 

 
 
A Selection of Native Species expected in Target Habitat Types  
  Legend for Habitat Types:  
  Conferous Forest  CF 
  Mixed Forest  M 
  Deciduous Forest  DF 
  Shrubs  S 
  Wetlands  W 
    
Plant Type Common Name Botanical Name Target Habitats 

Trees    
 Western Red Cedar Thuja Plicata M, CF 
 Grand Fir Abies Grandis M, CF 
 Douglas Fir Psuedotsuga Menziesii M, CF 
 Western Hemlock Tsuga Heterophylla M, CF 
 Sitka Spruce Picea Sitchensis M, CF 
 Western Yew Taxus Brevifolia M, CF 
 Big Leaf Maple Acer Macrophyllum M, DF 
 Vine Maple Acer Circinatum M, DF 
 Water Birch Betula Occidentalis M, DF 
 Paper Birch Betula Papyrifera M, DF 
 Pacific Crab Apple Malus Fusca M, DF 
 Black Cottonwood Populus Balsamifera Trichocarpa M, DF 
 Trembling Aspen Populus Tremuloides M, DF  
 Cascara Rhamnus Purshiana M, DF 
 Bitter Cherry Prunus Emarginata M, DF 
 Red Alder Alnus Rubra M, DF 
 Pacific Willow Salix Lucida Lasiandra M, DF 
 Western Flowering Dogwood Cornus Nuttallii M, DF 
 Black Hawthorne Cratageus Douglasii M, DF 
 Douglas Maple Acer Glabrum M, DF,   
    
Shrubs    
 Salal Gaulteria Shallon M, CF, DF, S 
 Dull Oregon Grape Mahonia Nervosa M, CF, DF 
 Tall Oregon Grape Mahonia Aquifolium M, CF 
 Thimble Berry Rubus Paviflorus M, DF, S 
 Salmon Berry Rubus Spectabilis W, DF, S, M,  
 Scouler's Willow Salix Scouleriana W, M, S 
 Hardhack Spirea Douglasii W 
 Red Huckleberry Vaccinium Parvifolium M, DF, S 
 Red Osier Dogwood Cornus Stolonifera W, DF, S, M,  
 Alaskan Blueberry Vaccinium Alaskaense S, M 
 Red Flowering Currant Ribes Sanguineum S, M 
 Falsebox Paxistima Myrsinites DF, M, CF 
 Bog Laurel Kalmia Polifolia W 
 Labrador Tea Ledum Groenlandicum W 
 Red Elderberry Sambucus Racemosa DF, M, CF, S 
 Snow Berry Symphoricarpos Albus DF, M, S 
 Wild Rose Rosa Nutkana S, M, W 
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Ground 
Covers Kinnikinnick Arctostaphylos uva-ursi S, DF 
 Scouring Rush Equisetum Hymale W 
 Common Cattail Typha Latifolia W 
 Sedge Scirpus Microcarpus W 
 Sword Fern Polystichum Munitum DF, M, CF 
 Deer Fern Blechnum Spicant DF, M, CF 
  Bracken Fern Ptedridium Aquilinum CF, M, W 
 Sedge   
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