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RECOMMENDATION:

That Council direct staff to initiate a neighbourhood planning process for the Williams area of the
Township as outlined in this report and more specifically detailed in the Terms of Reference
presented as Attachment C.
EXECUTIVE SUMMARY:

The Willoughby Community Plan provides a general approach for land use planning and
anticipates completion of more detailed neighbourhood plans prior to development occurring in
the area. The Willoughby Community Plan was adopted by Council in 1998 after an extensive
consultation process, including property owners, other stakeholders and the general public. It
outlines the general boundaries for anticipated neighbourhood plans, based on natural drainage
catchment boundaries amongst other considerations.
The Williams Plan is the last one of the neighbourhood plans anticipated in the Willoughby
Community Plan. It is intended to provide a more detailed framework for decisions related to
land use and servicing to address overall community needs. Once complete, the Williams plan
will include a land use strategy to guide development of a high quality business and
employment centre, adjacent to a new interchange at 216 Street and Highway No. 1 (recently
announced to receive provincial and federal funding and be completed by 2019), as well as
residential precincts, complete with conceptual transportation network and utility servicing plans.
The planning process for Williams is expected to consist of three phases of technical, analytical,
and consultation work to commence immediately and to conclude in 2017 with a proposed
Neighbourhood Plan for Council’s consideration. Consultants with urban design, servicing and
public engagement expertise will be retained to assist in the plan development. With respect to
public engagement, staff recommend a three-pronged approach that includes consultation with
landowners in the area, the general public, and stakeholder agencies.
Following Council’s endorsement, staff will commence the neighbourhood planning process for
Williams and report back to Council at key stages in order to keep Council informed throughout
the process and obtain endorsement where necessary. Initial phases, subject to Council’s
approval, will include a ‘kick-off’ workshop and design charrette to engage the property owners
in planning the future of their neighbourhood.
PURPOSE:

This report is intended to obtain Council’s endorsement to initiate a process for a new
Neighbourhood Plan for the Williams area of the Township including the proposed scope and
process as outlined in the report and the Terms of Reference, presented as Attachment C.
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BACKGROUND/HISTORY:

The Township of Langley Official Community Plan (OCP) sets out broad objectives and policies
to guide overall growth and change in the Township of Langley. The OCP identifies Willoughby
as one of the Designated Urban Growth areas in the Township. A Community Plan (CP) for
Willoughby was established in 1998. The Willoughby CP defined a framework for decision
making and direction over future development through objectives and policies, including general
land use and conceptual transportation and utility servicing plans. The Willoughby CP also
established a neighbourhood planning program, which required the preparation of more detailed
plans in the areas of land use, utility servicing, and transportation systems before development
could occur (see Attachment A for neighbourhood plan boundaries).
Neighbourhood planning in Willoughby has been on-going since the establishment of the
Community Plan. Seven neighbourhood plans (NPs) have been approved by Council to date
that guide development in the area over the next 15 to 20 years and beyond. The eighth
neighbourhood plan is nearly complete (Latimer), and awaiting final adoption, currently
anticipated in the fall of this year. The ninth neighbourhood plan (Smith) is approximately
midway through the planning process and currently projected to be brought forward for
Council’s consideration of initial readings in early to mid 2016. The Williams area, around the
future Highway No. 1 and 216 Street Interchange, remains as the last neighbourhood plan not
having been initiated.
The Williams neighbourhood, located in the northeast portion of Willoughby, is approximately
110 hectares (274 acres) in area, located immediately east of the Yorkson NP. The Williams
NP area can generally be described as being bounded by 212 Street (West), Highway No. 1
(North), 216 Street (East) and 76 Avenue (South).
The Willoughby CP provides high-level guidance for the area. The current land use
designations for the Williams NP area, as identified in the Willoughby CP, include ‘Business
Park’, ‘Multi-Family’, ‘Residential’ and ‘Suburban Residential’ (see Attachment B). These land
use designations are supported in general terms by a broad arterial and collector road and
greenway network and a new highway interchange to ensure mobility in and between
neighbourhoods and throughout the Township.
DISCUSSION/ANALYSIS:

A Terms of Reference (ToR) presented as Attachment C to this report, has been prepared to
outline a scope and process framework for the development of the Williams NP. The ToR
defines the planning area, outlines the work program and schedule for preparing the NP, and
delineates the comprehensive stakeholder and public consultation approach for the planning
process.
Similar to previously completed NPs in Willoughby, the process for Williams will provide the
opportunity to detail all the land use and urban design components necessary to facilitate the
development of a livable, complete and connected neighbourhood that integrates with the
broader community.
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Proposed Scope of Work
Key outcomes of the Williams planning process will include:
•
•
•
•
•

a land use strategy to guide the development of a high quality business and employment
centre adjacent to the new Highway #1 interchange at 216 Street;
residential precincts that are supported by parks, greenways and other public amenities;
detailed schematics for water, sanitary sewer and drainage utilities;
watercourse and other environmental protection measures; and
development permit guidelines and implementation policies.

In preparing the Williams NP, there are several elements that will need to be considered as part
of the process. Of particular interest is the inclusion of business office park/industrial land uses
adjacent to Highway No. 1 and the new interchange at 216 Street.
Development trends suggest that the remaining (currently undeveloped) employment and
industrial land base in the Township is likely to be developed in little more than a decade.
However, such could occur more quickly as business office park/industrial lands in other areas
of the region are built and new, conveniently accessible lands along an improved Highway No. 1
corridor become more marketable. Therefore, it is timely and advantageous to set the stage for
introduction of additional business office park and industrial lands at strategic locations with
good highway access in the Township of Langley. Review and geographic refinement of
employment land use, and of associated transportation and utility systems, will be important
aspects of the Williams NP.
Given the recent Provincial and Federal commitment to fund the development of a new
Highway No. 1 interchange at 216 Street, an opportunity exists to carry out the engineering
design work on that interchange and the Williams NP in a coordinated manner. This will not
only provide for financial viability, but also improve neighbourhood design outcomes, as well as
land use, utilities, and transportation functionality, in the area.
Proposed Process and Timeline
The Williams NP process consists of three phases, which are outlined in detail in the ToR.
Pending Council’s feedback and endorsement, the planning process will commence in the fall of
2015 and will be scheduled for completion in the early Summer of 2017. The process for the
Williams Plan is currently envisaged as follows:
Phase 1 – Context and Options (Q4 2015 & Q1/Q2 2016)
Phase 1 will involve undertaking background and contextual research, including a watercourse
assessment, to understand key features and issues in the Plan area. A design charrette will be
conducted and preliminary land use design options will be developed. Community workshops
and the first public open house will be held, which will seek input on the ideas and options
developed in the charrette.
A Neighbourhood Team (NT) is recommended to be formed as part of Phase 1 of the planning
process. The NT will contribute to the development of land use ideas and options, vision
statement and guiding principles and review of other key outcomes of the plan process.
Participants to be invited include landowners, the development community, provincial and
regional governments and community interest groups. The NT will be invited to attend
workshops and the design charrette proposed in Phase 1 of the process.
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Phase 2 – Preferred Land Use Plan and Policy Directions (Q3/Q4 2016)
In Phase 2 a preferred vision statement and guiding principles, a preferred land use plan and
strategic policy directions will be developed. The background information obtained in Phase l
will inform this process and help to clarify implications of the different development options.
Working sessions with landowners, other key stakeholders and the general public will form part
of Phase 2. A second open house will also be held to gather feedback on the preferred ideas
developed as part of this phase of the planning process. Additional public engagement, as
directed by Council, will form part of the key steps in this Phase, as further described below.
Phase 3 – Draft Plan and Council Consideration (Q1/Q2 2017)
Phase 3 will require synthesizing all technical findings, policy analysis, and consultation
feedback in a draft Williams Neighbourhood Plan document for Council’s consideration. The
research, analysis and engagement activities carried out in the earlier phases will inform policy
directions and implementation actions. In Phase 3, a terms of reference for the Engineering
Servicing Plan will also be developed and presented to Council for endorsement.
The draft Williams NP will be reviewed by stakeholders at a final public open house.
Opportunities to provide online and written feedback will also be provided. Once consultation is
complete, the draft Williams Plan will be revised in response to community feedback and then
presented to Council for consideration in the form of a bylaw. At that time, staff may also bring
forward to Council bylaw amendments to the OCP, the Willoughby Community Plan and other
relevant documents in order to establish policy consistency.
Throughout the process, Council will receive updates at key milestones and be kept informed of
the project schedule. Staff anticipate that the schedule may need to be adjusted somewhat to
correspond with the timeline of the engineering design work of the new Highway No. 1
interchange at 216 Street. Design decisions in the planning of the interchange could influence
the transportation network and utility servicing options. Staff will work closely with the Province
and update Council of related scheduling challenges as they arise.
Proposed Public Consultation Approach

A comprehensive stakeholder and public consultation program will be critical to the
development of a robust and successful Williams NP. As outlined in detail in the attached ToR,
staff propose a three-pronged approach that is in keeping with and follows the parameters of
Council Policy (Council OCP Consultation Policy 07-621), and that includes consultation with
the following stakeholders:
1.

Neighbourhood Team (NT): Property owners in the Plan area as well as representatives
from community organizations (e.g., Salmon River Enhancement Society), local
governmental institutions (e.g., Langley School District), and the development community
(e.g., Urban Development Institute) will be invited to participate in the NT.

2.

General Public: The general public will receive information through digital and print
communications (e.g., newspaper advertisements, project website) and have multiple
opportunities to provide detailed feedback at events (e.g., open houses).

3.

External Agencies (Referrals): Select Council Advisory Committees (e.g., Economic
Development Advisory Committee) and other relevant stakeholder / community
organizations (e.g., TransLink) will meet with staff at strategic points in the planning
process.
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Additional Public Consultation Considerations
The Mayor’s Standing Committee on Public Engagement is exploring ways to improve public
consultation on planning and development processes, with the ultimate purpose of developing a
Public Engagement Strategy. This forthcoming Strategy may result in amendments to the
proposed stakeholder and public consultation approach for the Williams NP. Upon completion
of a Public Engagement Strategy by the Committee and Council’s endorsement of same, staff
will incorporate additional requirements as part of the Williams NP stakeholder and public
engagement process.
Next Steps
Following Council’s endorsement, staff will begin undertaking the initial public consultation and
background research. Staff anticipates reporting back to Council early in 2016 with the Phase l
results. Request for Proposals will be issued for planning and engineering consultants who will
assist staff on several key components of the Williams NP process.
Financial Implications:
The full cost of the Neighbourhood Plan is to be borne by the proponent, with a cost recovery
mechanism built in for payment of a fee by land owners in the area as part of future
development processes, subject to Council’s approval. This is consistent with the underlying
principle of ‘growth paying for growth’. The applicable neighbourhood planning fees will be
calculated and incorporated into the Neighbourhood Plan to offset the initial administration and
preparation costs, similar to other neighbourhood plans in Willoughby, such as Routley, Jericho
and Yorkson, subject to Council’s approval.
Alternatively, the Williams Neighbourhood Plan may be funded using existing operating budgets
available in 2015 for neighbourhood planning work in Willoughby, with additional funding
requests included as part of the 2016 budget process for Council’s consideration of approval.
Respectfully submitted,
Russell Nelson
SENIOR LONG RANGE PLANNER
for
COMMUNITY DEVELOPMENT DIVISION
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Terms of Reference
Williams Neighbourhood Plan
INTRODUCTION

Willoughby has been identified for some time as a key growth area for the Township of Langley
to accommodate urban development. Since the adoption of the Willoughby Community Plan in
1998, neighbourhood planning has been on-going, providing the detailed land use,
transportation and utility servicing plans necessary to guide decision making and facilitate
development. To date, seven neighbourhood plans have been approved by Council. The eighth
neighbourhood plan is nearly complete (Latimer) and awaiting Fourth and Final Reading of the
OCP amendment bylaw, and the ninth neighbourhood plan (Smith) is approximately midway
through the planning process. Only the Williams Neighbourhood Plan area remains.
Similar to other previously
adopted Neighbourhood Plans
in Willoughby, the proposed
Williams Neighbourhood Plan
will provide a detailed land use
strategy to guide development
of a high quality business and
employment centre adjacent to
a new Highway #1 interchange
at 216 Street. The Williams
Plan will also establish
residential precincts in the
area; identify the need for park
and greenway facilities; detail
schematic plans for water,
sewer, and storm drainage
utilities; develop a conceptual
transportation network plan;
delineate environmental
protection measures; and
define implementation policies,
including prerequisites (such as
services or facilities required
before development begins).
THE PLANNING AREA

Located in the northeastern
portion of Willoughby, the
Williams Neighbourhood
encompasses approximately
110 hectares (274 acres), as
outlined on the map. Generally,
it is bounded by 212 Street
(West), Highway #1 (North),
216 Street (East) and 76
Avenue (South). The Williams Plan area currently
includes 84 parcels.

Proposed Williams
Neighbourhood
Plan Boundary
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POLICY BACKGROUND

The Willoughby Community Plan provides a generalized framework and approach to land use
for the area and requires neighbourhood plans to be prepared and adopted by Council before
development occurs. In addition to the policies contained in the Willoughby Community Plan,
other key policy initiatives must be considered during the preparation of the Williams
Neighbourhood Plan. These include the following:
Sustainability Charter: In 2008, the Township Council adopted a vision to build a legacy for future
generations by leading and committing the community to a lifestyle that is socially, culturally,
economically and environmentally balanced. Goals set forth in the Charter relevant to the
Williams Plan include the following:
• Development of livable and vibrant communities;
• Strengthening of our economy;
• Investment in effective infrastructure;
• Integration of transportation and community planning;
• Conservation and enhance our environment; and
• Respecting our rural character and rural heritage
Regional Growth Strategy: In 2011, the Greater Vancouver Regional District Board adopted the
Metro Vancouver Regional Growth Strategy (RGS). The Williams area is designated for ‘Mixed
Employment’ in the northern portion of the plan area and ‘General Urban’ uses in the southern
portion. These designations will be reviewed as part of the Williams Plan process to determine
the appropriateness of the geographies and locations of these regional land use designations.
Watercourse Protection and Fish Habitat Enhancement Plan: In 2009, the Township presented
this plan to Fisheries and Oceans Canada, with updated information and mapping to include an
expanded planning area. The plan is consistent with federal fish habitat law and policy. The
proposed protected corridors and significant net gains of fish habitat determined in advance of
development are considered best practices for habitat stewardship.
Employment Lands Study (ELS): In 2009, the Township completed the ELS which assessed the
long‐term need for employment lands in Langley in order to meet the goal of balanced residential
and employment growth. The study concluded that Langley would capture a large share of
employment growth in the region. It also determined that regional transportation improvements,
particularly to the Highway #1 interchange at 216 Street, would highlight the attractiveness of the
Williams area as a key component of Langley’s employment strategy.
Gloucester Industrial Estates: Gloucester is a 700 acre industrial development located on the
north side of Highway 1, on the eastern boundary of the Township. It is comprised of variety of
service and general industrial areas including warehousing, wholesaling and distribution, light
manufacturing, office and business uses. Development in this area is nearing completion,
stressing the need to ensure a competitive supply of land and choice for the market to
accommodate future employment growth.
Wildlife Habitat Conservation Strategy: In 2008, Township Council adopted a strategy to ensure
long term planning and management of wildlife habitat by incorporating wildlife planning
concerns into the planning process.
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Water Management Plan: In 2009, Council adopted a Water Management Plan that provides a
series of recommendations to better protect aquifers in the Township from overuse and
contamination.
Master Transportation Plan: In 2009, Council adopted a Master Transportation Plan that guides
the orderly long term development of the Township’s transportation system in an effective and
economical manner that accommodates future population and employment growth and change
for different modes of travel such as vehicles, commercial trucks and transit, as well as active
modes such as walking and cycling. The Master Transportation Plan includes the extension of
80 Avenue east through the Plan area to Glover Road and the new Highway 1 interchange at
216 Street.
Rural Plan: In 2013, Council adopted an amendment to the Rural Plan, which established the
University District, immediately east of the Williams area. This area would contain a diversity of
learning, cultural, employment, recreational and housing opportunities, with strong links
between the Williams/Willoughby area and Trinity Western University.
GOALS OF THE WILLIAMS NEIGHBOURHOOD PLAN

The following goals set the expectations for the process and content of the Williams
Neighbourhood Plan and include:
1. Establish a vision to create an employment node and residential precinct that contributes
to the development of a livable and sustainable neighbourhood within the broader
context of the Willoughby Community Plan, the Official Community Plan and the
Regional Growth Strategy;
2. Identify appropriate locations, types and densities of future employment and residential
development and complementary public amenities that leverage the benefits of the new
Highway #1 interchange at 216 Street;
3. Develop a land use plan with supporting policies, an implementation strategy, maps,
graphics and design guidelines to create a high quality business park and urban
residential neighbourhood;
4. Prepare an engineering services plan to identify the road, water, sewer, energy, stormwater
management requirements to support the development proposed in the plan; and
5. Effectively communicate, involve and engage the property owners and the broader
public in the planning process.
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WORK PROGRAM

The following specific tasks and timeframe are recommended for the preparation of the
Williams Neighbourhood Plan.

PHASE ONE – Context and Options

Tasks
1. Report to Council #1 and Project Initiation
• present Terms of Reference to Council
• issue RFP and select external support consultants
• formalize the Technical Team (TT)
• organize inaugural meetings with consultants and TT to discuss
process, timeline and logistics
• organize inaugural workshop with NT
• initiate and collect background information such as
environmental, land use, and varied engineering studies that will
identify environmentally sensitive areas, land use and
development options and servicing constraints and opportunities

Estimated
Time
10 to 15
weeks
(September –
December
2015)

2. NT Workshop
• present overview of the plan process and deliverables, and site
and policy context/framework (e.g., OCP, Willoughby
Community Plan, Master Transportation Plan)
• present principles for great neighbourhoods
• obtain input on opportunities and challenges, ideas and
aspirations
• identify initial thoughts in preparing a vision and guiding
principles and goals for the plan
• formalize the Neighbourhood Team (NT)

4 weeks
(January
2016)

3. Design Charrette
• conduct a one‐day design charrette with TT and NT, with the
following objectives:
 develop planning principles as well as planning goals and
objectives, consistent with the OCP and the Willoughby
Community Plan
 develop preliminary design concept options and supporting
graphics

4 weeks
(February
2016)

4. Development and Technical Review of Preliminary Design Options
• Conduct a workshop with the TT to develop two or three options;
analyze and ‘fine-tune’ conceptual design concepts, identifying
similarities, differences and implications for preliminary design
options
• formulate preliminary strategic policy directions
• refine draft vision and guiding principles

4 weeks
(March 2016)
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PHASE TWO – Preferred Land Use Plan
and Policy Directions

PHASE ONE cont’d

Tasks
5. Report to Council #2
• Prepare a Report to Council to provide an update on progress,
receive feedback on preliminary design options, as well as draft
vision and guiding principles, and obtain authorization to hold a
Public Open House
6. Public Open House #1
• Provide members of the NT and the wider community the
opportunity for feedback on preliminary design options and
strategic directions
7. Preferred Development Concept and Land Use Draft Plan
• Prepare a preferred development concept, including proposed
strategic policy directions, and preferred vision and guiding
principles, that integrates feedback obtained from Council and
the Public Open House
• Meetings with TT

Estimated
Time
4 weeks
(April 2016)

4 weeks
(May 2016)

8 - 12 weeks
(June –
August 2016)

8. Report to Council #3
• Present the preferred development concept and proposed
strategic policy directions, preferred vision and guiding principles
for information and feedback
• Circulate preferred development concept to appropriate
agencies

4 weeks
(September
2016)

9. Public Open House #2
• Present preferred development concept and proposed strategic
policy directions, preferred vision and guiding principles for
information and feedback

4 weeks
(October
2016)
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PHASE THREE – Draft Plan

Tasks
10. Engineering Servicing Plan
• Initiate an engineering servicing plan (ESP) that specifies the
roads and utility (water, sanitary sewer and stormwater
management) systems required to support the land uses
envisioned in the preferred development concept
• Conduct meetings with the TT
11. Draft Plan Policy & Design Guidelines
• Prepare a draft plan
• Conduct meetings with the TT, as necessary
12. Report to Council #4
• Present the Draft Williams Plan for information and Council
feedback

Estimated
Time
5 – 6 months
(Start in late
2016 and can
be completed
concurrently
with the rest of
the process)
8 to 12 weeks
(December –
February
2017)
4 weeks
(March 2017)

13. Public Open House #3
• Present the Draft Williams Plan to the property owners and the
broader public for information and feedback

4 weeks
(April 2017)

14. Bylaw Consideration Process
• Consider and integrate consultation feedback into the Williams
Plan
• Prepare the proposed Williams Neighbourhood Plan in bylaw
format with consequential amendments to the Willoughby
Community Plan and the OCP
• Prepare for Public Hearing after first and second reading of the
bylaw

6 weeks
(May – June
2017)

STAKEHOLDER AND PUBLIC CONSULTATION APPROACH
An extensive and comprehensive stakeholder and public consultation program is key to a
successful planning process and the development of a robust and publically-supportable
neighbourhood plan. The stakeholder and public consultation program, that is in keeping with
and follows the parametres of Council Policy (Council OCP Consultation Policy 07-621), will
include three primary goals:
a) to involve as many citizens and interested individuals as possible within time and resource
parameters;
b) to engage property owners and citizens in a dialogue and to incorporate their input into
the process;
c) to provide a variety of ways for property owners and residents to participate in creating
and reviewing ideas and options; and
d) to ensure that Council, before making decisions, is made aware of the range of community
opinion, technical material, and any other necessary information.
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To realize these goals, staff recommend a three-pronged approach that includes consultation
with the following:
1. Neighbourhood Team (NT)
2. General Public
3. External Agencies (Referrals)
1. Neighbourhood Team (NT)
The Williams Plan area contains 84 parcels of various sizes. The NT will provide a forum to
consult with all land owners regarding their ideas and aspirations for their property and the
Williams Plan area as a whole. At each phase of the plan process the NT will provide input and
feedback into the development of the Williams Plan through a workshop and participation in a
design charrette and the open houses.
To represent a broad range of interests, proposed membership in the NT will also include
representation from a number of stakeholder/community organizations:
a) BC Ministry of Transportation and Highways – responsible for the design and construction
of the new Highway #1 Interchange at 216th Street
b) Langley School District No. 35 – responsible for the siting of future schools and planning
for future enrollment
c) Salmon River Enhancement Society and the Yorkson Watershed Enhancement Society –
community based groups that promote environmental and watershed stewardship and the
protection and restoration of the natural environment
d) Urban Development Institute – represents the broader development community
e) Greater Vancouver Homebuilder’s Association – represents the broader building industry
f)

National Association of Industrial and Office Properties – represents the interest of
developers and owners of commercial property and the promotion of effective public policy

2. General Public
The general public will be kept informed throughout the process in a variety of ways including, a
project website, newspaper advertisements and through contact with local stakeholder groups.
Three (3) Public Open Houses will also be held, one as part of each phase of work program.
These Open Houses will allow the public an opportunity to review and provide feedback on the
Williams Plan as it is developed. Opportunities to provide online and written feedback will also
be provided.
3. External Agencies (Referrals)
To review information and gather feedback, staff will also present to Council Advisory
Committees, including the Economic Development Advisory Committee, Seniors Advisory
Committee and the Youth Advisory Committee. Staff will also consult with external agencies
such the Metro Vancouver, Fraser Health, TransLink, Terasen Energy Services, BC Hydro, and
Telus as necessary. The draft Williams Plan will be referred to these organizations for review
and comment at key points in the planning process.
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This stakeholder and public consultation approach will include a variety of methods to ensure that
a full spectrum of interests and sectors are able to effectively participate in the Williams Plan
process. These will include the use of a variety of communication methods such as a project
webpage, an e-mail subscription list and newspaper advertisements. Consultation events will
include meetings, workshops, a design charrette and public open houses.
TECHNICAL TEAM
The Long Range Planning Department will lead the planning process and manage the Work
Program. An inter-disciplinary Technical Team (TT) will be assembled to assist Long Range
Planning with the project and provide necessary professional expertise. The Technical Team
should have representation from the following internal departments:
•
•
•
•
•
•
•
•
•

Development Engineering
Transportation Engineering
Parks Design and Development
Water Resources and Environment
Development Planning
Green Infrastructure Services
Finance (if necessary)
Fire (if necessary)
RCMP (if necessary)

To support the development of the Williams Plan, external consultant(s) will also be drawn upon
to augment staff resources, as necessary, for strategic work components and will be funded
within existing department budgets.
OUTLINE OF THE WILLIAMS NEIGHBOURHOOD PLAN

The Williams Plan will contain, but is not limited to, the following components:
• a statement outlining the overall vision and development concept;
• a list of planning principles, development goals and associated objectives;
• policies reflecting conformity with the Official Community Plan and the Willoughby
Community Plan;
• policies for the development of each land use designation;
• policies for acquisition and management of treed areas, watercourses and areas of
fisheries and wildlife habitat;
• policies for the provision of services, neighbourhood amenities and facilities; including
how they are to be paid for (similar to the Yorkson Greenway Amenity Zoning Policy);
• policies to protect identified sites of heritage significance;
• policies and development permit guidelines regarding the integration of innovative green
infrastructure, energy conservation, greenhouse gas emission reductions and water
conservation;
• development permit guidelines for applicable environmentally sensitive lands, multifamily residential, commercial and employment generating land uses as well as mixed
land uses, specifically those related to neighbourhood character and urban design,
Crime Prevention Through Environmental Design principles (CPTED), interface land
uses, screening and buffering between land uses;
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•

•

•
•
•
•

a land use concept plan showing:
- proposed land uses for each lot;
- park, open space and recreational uses, including greenway connections within and
to adjacent areas and neighbourhoods, and as part of the new Highway #1
interchange at 216 Street, greenlinks, trails as well as amenity feature areas;
- buffers, landscaped areas and edge conditions, especially adjacent to residential
development and ALR lands and between residential and lands for business park
uses;
- other land uses supporting business activity, including public amenity space,
childcare, employee amenities, utility and communication facilities,
- areas that are to be preserved for environmental, archaeological, heritage, and
other reasons;
a transportation and circulation concept plan, with supportive graphics, showing a finegrained grid network, including:
- location of arterial, collector and local roads,
- location of bicycle routes, greenways, greenlinks and commuter, recreational and
nature trails;
- traffic management and calming elements; and
- off-street parking areas
a conceptual servicing plan that identifies the location and capacity of existing and
proposed public utility infrastructure (e.g., road, water, sewer, stormwater management,
etc.) in consideration of the ultimate requirements of the planning area;
dwelling unit projections, including identification of densities and total units by housing
type (e.g., one family, townhouse) for each residential land use designation and overall
gross and net densities for residential precincts of the planning area;
consideration of the need for and identification of the potential location of a
neighbourhood school/park site; and
prerequisites to development and development phasing.

