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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

 
BYLAW NO. 1802 

 
ALDERGROVE COMMUNITY PLAN 

 
Part 1 – Plan Basis 

1.0 INTRODUCTION 

This plan shall be cited as the "ALDERGROVE COMMUNITY PLAN." 

2.0 ENABLING LEGISLATION 

The Aldergrove Community Plan is prepared in accordance with the requirements of the Local 
Government Act. 

3.0 DESCRIPTION OF THE PLAN 

This Community Plan is a declaration of the goals, objectives and policies which will guide the future 
development of the Aldergrove Urban Area.  This Community Plan consists of a written text and an 
accompanying map schedule designated "Schedule A" titled "ALDERGROVE COMMUNITY PLAN." 

4.0 PURPOSE OF THE PLAN 

The purpose of this Community Plan is to provide: 
 

(a) for long range orderly development in accordance with stated objectives; 
(b) a guide for day-to-day decision-making in the development process of the area; 
(c) the basis for the preparation and adoption of the capital works program based on need; and 
(d) the basis for the preparation and adoption of land use regulating bylaws and amendments to 

them. 

5.0 FUTURE PROVISIONS 

This plan shall be subject to periodic review in order that it will remain current with major changes 
that may significantly affect land use, municipal servicing, and the pattern of living. 

6.0 PLAN COMPONENTS 

The Aldergrove Community Plan shall provide for the allocation of residential uses, commercial uses, 
industrial uses, recreation, education, and conservation areas, as well as a vehicular and pedestrian 
circulation system. 

  

4824 
10.09.13 

4824 
10.09.13 
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An Aldergrove Core Area Plan shall be prepared and adopted by Council to provide: 
• a more detailed land use plan; 
• policies for provision of water, sewer, storm drainage and transportation servicing; 
• policies for provision of school, park, greenway facilities; 
• environmental protection policies; and 
• implementation policies, including guidelines for development permit areas and prerequisites 

for provision of services or facilities before development can begin. 
 

The boundaries of the Aldergrove Core Area Plan are shown in Schedule “A” of the Aldergrove 
Community Plan and are further defined in Part VI – Aldergrove Core Area Plan. 

7.0 GOALS AND OBJECTIVES 

The goals and objectives in this plan convey the general intent and purpose of the policies and 
standards stated in this plan. 

7.1 LAND USE PATTERN 

Goal 
 

The orderly development of a variety of land use types each compatible and complimentary to the 
other and which will promote efficient transportation and servicing systems. 

 
Objectives - Community Format 

 
(a) That the Aldergrove area become a Municipal Town Centre providing for a balanced self-

contained community. 
(b) That the basis for development be a mix of density and use, with high density mixed use in 

the downtown core area and moderate residential density elsewhere in the community. 
(c) That employment areas be of sufficient size to provide a sound economic base for the 

community. 
(d) That development of open space nodes and community facilities be designed for active and 

passive recreation activities at the local level. 
(e) That significant natural features be preserved and enhanced. 

 
Objectives - Land Use Relationships 

 
(a) That the location and distribution of land uses be defined to enhance overall livability of the 

community. 
(b) That urban design be used to address the arrangement, appearance and functionality of 

mixed uses, particularly in the Aldergrove Core Area where high density residential and 
mixed-use are encouraged. 

(c) That regional traffic be separated from local traffic associated with the community. 
(d) That land use and circulation systems be integrated with existing and future development 

patterns. 
 

4824 
10.09.13 
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7.2 ECONOMIC 

Goal 
 

To provide the opportunity for individuals to realize their economic potential. 
 

Objectives 
 

(a) The encouragement of orderly and efficient use of land having due regard for the efficient 
and economic provision of municipal services. 

(b) Development and progressive development shall be based on the servicing principle and an 
overall policy and master plan for servicing shall be prepared and adopted. 

(c) The establishment of a staging program for development that enables the provision of 
physical and social services to an acceptable standard. 

7.3 ENVIRONMENTAL 

Goal 
 

The establishment of a development pattern that incorporates the natural environment, preserves 
the existing aesthetic quality and provides for aesthetically attractive development of the 
community. 

 
Objectives - Environmental 

 
(a) The provision of land uses in such a manner so as to control the pollution of air, land and 

water. 
(b) The development of land use patterns which will reduce and ensure the safety of residents 

from natural hazards. 
 

Objectives - Aesthetics 
 

(a) The preservation of the beauty of the general topography and to control drainage. 
(b) The development, conservation and rehabilitation of structures and sites of good 

architectural quality. 
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Part II – Plan Document 

1.0 LAND USE DESIGNATIONS 

For the purpose of this Community Plan the Aldergrove Urban Area is divided into the following land 
use designations: 
 

• Low Density Residential 
• Medium Density Residential 
• High Density Residential 
• Commercial Areas 
• Industrial Areas 
• Recreation and Education Areas 
• Conservation Areas 

 
The location of such land use designations are shown upon the plan document attached hereto and 
incorporated with and made part of this Community Plan. 
 
In addition to the above land use designations, the Aldergrove Core Area Plan in Part VI provides a list 
of land use designations specific to the areas within the Aldergrove Core Area defined in Schedule “A” 
of the Aldergrove Community Plan.  These designations include: 
 

• High Density Mixed Use 
• Medium Density Mixed Use 
• Service Commercial 
• High Density Residential 
• Medium Density Residential 
• Low-Medium Density Residential 
• Low Density Residential 
• Parks, Recreation, and Greenspace 
• Civic/Recreational 

 
The location of the land use designations is shown in the Aldergrove Core Area Land Use Plan in Part 
VI. 

2.0 AREA BOUNDARIES 

The plan boundaries for the Aldergrove Community Plan are defined in Schedule “A”. 
 
The plan boundaries for the Aldergrove Core Area Plan are defined in Aldergrove Core Area Land Use 
Plan in Part VI. 

3.0 INTERPRETATION 

3.1 Deviations from the policies and plans of this document will require an amendment to the 
Community Plan. 

3.2 It is intended that all figures, numbers and quantities within the Plan be considered 
approximate only. 

3898 
01.12.03 

4824 
10.09.13 

4824 
10.09.13 
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3.3 Minor changes will be permitted to this Plan, policies and staging without amendments 
provided they do not affect the intent of the plan. 

3.4 The Plan Map is intended to show general locations and distribution of major land uses and is 
designed to transmit the relationship between various land uses. 

4.0 GENERAL PROVISIONS 

The following apply to all land use categories. 
 

4.1 ENVIRONMENTAL PROTECTION 

(a) No buildings, placement of fill or removal of soil shall be permitted within 7.0 meters  
(22.96 feet) of the top of ravines or natural water courses. 

(b) The natural flow regime and water quality of water courses shall be maintained in 
accordance with an approved storm drainage program. 

 

4.2 DEVELOPMENT PERMITS 

(a) Development Permit Area "A" - Multi Family Residential 
 

The areas shown as Development Permit Area “A” in Schedule “B” Aldergrove 
Development Permit Areas are designated development permit areas under Section 919.1 
(1) (f) of the Local Government Act to establish objectives and provide guidelines for the 
form and character of development. 
 
The objective of this development permit area is to encourage development of attractive 
multi-family areas appropriate to the overall character of Aldergrove.  The development 
permit area guidelines for this area are: 

 
(i) Development shall be designed to integrate with and be compatible with adjacent 

development with respect to siting of buildings, exterior finish and design and 
landscaping. 

(ii) Building materials, massing and design shall support the creation of an attractive 
environment. 

(iii) The main pedestrian entrances to residential units shall face adjacent public streets to 
provide more friendly streetscapes and better surveillance and safety for the public 
streets. 

(iv) Rooflines of buildings shall be designed to screen rooftop equipment. 
(v) The use of perimeter berms, high fences and security gates shall be discouraged in 

order to provide for a more pedestrian friendly streetscape. 
(vi) Landscaping of the site shall be required to enhance the appearance of the 

development.  Storage areas, garbage containers and other service areas shall be 
screened from adjacent roads and residential development.  A landscaping plan shall 
be submitted as part of a development permit application.  The landscaping plan shall 
show the location of the vegetation or trees to be retained, planted or removed and the 
type and size of materials to be used. 

(vii)Surface parking should be provided for in a number of smaller lots rather than one 
large lot.  Provision of underground parking is encouraged.  Attention shall be paid to 
landscaping within parking areas to soften the visual impact, especially where 
residential views extend over the parking area and where the parking area is visible 
from adjacent roads or residential development. 

3462 
95.01.23 

4824 
10.09.13 
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(viii)Internal roads shall have a coordinated streetscape of paving, lighting and tree 
planting. 

(ix) Signage shall be designed to be compatible with the design of the buildings and 
landscaping. 

(x) Watercourses shall be retained in a natural state and kept free of development, other 
than roads, walkways, trails or other public facilities.  They shall be protected by 
restrictive covenant or dedicated for conservation use.  The area to be protected or 
dedicated shall be defined by the Township in consultation with the Ministry of 
Environment and the Department of Fisheries and Oceans.  Development shall be 
designed to provide leave strips adjacent to watercourses and shall be required to be 
set back from watercourses to protect the development and the ecological value of the 
area.  A trail should be provided along Bertrand Creek. 
 

(b) Development Permit Area "B" - Commercial 
 

The areas shown as Development Permit Area “B” in Schedule “B” Aldergrove 
Development Permit Areas are designated development permit areas under Section 919.1 
(1) (f) of the Local Government Act to establish objectives and provide guidelines for the 
form and character of development. 
 
The objective of this development permit area designation is to ensure attractive 
commercial development along major roads and to reduce conflict with adjacent uses.  The 
development permit guidelines for this area are: 
 

• Buildings should be sited to consider adjacent development and to provide for 
pedestrian and traffic movement to adjacent properties. 

• Buildings in areas adjacent to residential development should be low profile to 
reduce visual impacts on nearby homes. 

• Buildings should be sited and designed so that sun penetration to roads and 
adjacent properties is maximized. 

• Building elevations that are visible from adjacent roads, walkways or properties 
should be improved by painting, architectural details, landscaping or screening. 

• Landscaping shall be required to enhance the appearance of the development and 
to screen parking, loading and outdoor storage areas from adjacent roads, 
residential and institutional uses and other commercial uses.  A 5m wide 
landscaped area and a fence shall be provided adjacent to all areas designated for 
residential development in this plan.  A landscaping plan shall be submitted as 
part of a development permit application. 

 
(c) Development Permit Area “C” - Industrial 

 
The areas shown as Development Permit Area “C” in Schedule “B” Aldergrove 
Development Permit Areas are designated development permit areas under Section 919.1 
(1) (f) of the Local Government Act to establish objectives and provide guidelines for the 
form and character of development. 

 
The objective of this development permit area is to encourage the development of an 
attractive industrial area.  The development permit area guidelines for this area are: 

 
(i) New development should be designed to integrate with and be compatible with 

existing development with respect to siting, exterior finish and design of buildings 
and landscaping. 

3462 
95.01.23 

3289 
93.10.04 

4824 
10.09.13 

4824 
10.09.13 
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(ii) New development should be street fronting with building elevations that provide 
visual interest.  While parking areas may be located in front of the building, 
parking and loading shall mainly be in the rear. 

(iii) New buildings that are visible from adjacent roads or properties shall be finished 
and treated similarly to the front elevation. 

(iv) Rooflines of buildings shall be designed to screen rooftop equipment. 
(v) Lots shall be landscaped to enhance the appearance of the development and to 

screen parking, loading and storage areas and garbage containers from adjacent 
roads and residential development.  A landscaping plan shall be submitted as part 
of a development permit application.  The landscaping plan shall show the 
location of the vegetation or trees to be retained, planted or removed and the type 
and size of materials to be used. 

(vi) Signage shall be compatible with the building design and landscaping. 
(vii)Pursuant to Sec. 919.1 (4) of the Local Government Act a development permit under 

this section will not be required in connection with works related to a residential 
use on parcels zoned residential that are not otherwise being converted to an 
industrial use at time of application. 

 
(d) Areas designated ‘Comprehensive Development’ shall be developed in accordance with the 

Development Permit Area “B” – Commercial guidelines for those buildings and structures 
abutting a road and Development Permit Area “C” Industrial Development permit area 
guidelines for those buildings and structures located on the interior of a lot. 
 

(e) Development Permit Area “D” – Downtown Core Area 
 
The areas shown as Development Permit Area “D” in Schedule “B” Aldergrove 
Development Permit Areas are designated development permit areas under Section 919.1 
(1) (f) of the Local Government Act to establish objectives and provide guidelines for the 
form and character of development. 
 
The objective of this development permit area designation is to ensure attractive 
residential mixed use and commercial development in the downtown core.  The 
development permit guidelines for the downtown core are listed in Appendix “A”, Part VI 
of this Plan. 

 

4.3 SPECIAL CONDITIONS 

(a) Impact assessments may be requested by the Approving Authority where it is considered 
that the proposed development may be against the public interest as provided for under the 
Land Registry Act. 

 
(b) The impact assessment shall consider the potential impact of the proposed development on - 

i) soil cover 
ii) slope 
iii) drainage 
iv) economics and provision of servicing 
v) need in relation to Municipal growth 
vi) social and recreational services 

 
of the proposed development on the immediate site, the Aldergrove Community and on 
Municipal Policies. 

5076 
15.06.15 

4824 
10.09.13 

3940 
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4.4 REGULATORY BYLAWS 

Notwithstanding the provisions of this Community Plan specifying development criteria, the 
regulatory bylaws that implement this plan may contain provisions that are more restrictive. 
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Part III – Land Use Policies 

1.0 RESIDENTIAL 

Definition 
 

The residential land use designations on the plan map indicate areas in which residential dwellings 
will be the predominant use subject to the policies of the plan the following uses may be permitted: 

 
Education, community public servicing uses, which by nature, scale, and design are compatible with 
residential uses, and open space and recreation uses. 

 
Community Pattern 

 
(a) Density of overall residential development shall not exceed five dwelling units per acre of 

gross residential area. 
(b) The minimum size parcel that may be created without all community services shall not be 

less than 1 hectare. 
(c) The following housing densities and types shall be permitted in those areas designated for 

residential use as low density, medium density and high density on the plan map as 
follows: 

UNIT TYPE NET DENSITY IN 
UNITS PER ACRE 

GENERAL LOCATION 
POLICY 

Low Density 
Conventional Single Family 
Conventional Cluster 
Duplex Cluster 
Semi Detached 
Zero Lot Line 
Mobile/Modular Home 

 
Up to 9 

Generally located at the interior of 
New Residential Neighbourhoods on 
Local or Residential Roads 

Medium Density 
Four Plex 
Attached Single Family 
Patio or Court Housing 
Senior Citizen Housing 

 
10 - 12 

Generally located at the periphery of 
residential neighbourhoods adjacent 
to arterial roads 

High Density 
Low Profile Apartments 
Walk Up Apartments 
Garden Apartments 
Senior Citizen Housing 
Medium Density Apartments  
High Density (Highrise) Apartments 
Medium Density Mixed Use 
High Density Mixed Use 

 
13 – 18 

Refer to the Aldergrove Core 
Area Plan in Part VI for 
permitted densities in the 
Aldergrove Core Area. 

Generally located within and at the 
periphery of the Commercial Centre 
and should be physically well related
to commercial land uses and existing 
stable residential areas. Located to or 
in close proximity to arterial roads. 

(d) The Corporation of the Township of Langley shall require the dedication of open space, in 
accordance with Sections 702 AA & 711 of the Municipal Act R.S.B.C. 1960, Chapter 255 and 
amendments thereto, as part of residential development. 
 

4182 
04.03.22 

4824 
10.09.13 
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In areas designated High Density Residential adjacent to the Commercial Centre, Council 
may consider densities up to 28 units per acre in the case of adult oriented residential 
developments and innovative infill housing proposals.   

 
Land Use Relationship 

 
(a) Where residential uses are to be developed adjacent to designated industrial, commercial 

uses or major roads, consideration shall be given to requiring such building siting and 
design criteria and the provision of buffer devices as part of the residential development 
necessary to reduce audio, visual and pollution effects. 

(b) In the overall design and development of Residential Areas there shall be a gradual physical 
transition between housing types having significantly dissimilar physical design 
characteristics. 

 
Functional Design 

 
(a) Elementary schools and neighbourhood facilities shall be located central to their service 

areas. 
(b) Direct access from residential uses to arterial roads shall be restricted. 

 
Economic 

 
The establishment of a staging program for development that enables the provision of physical and 
social services to an acceptable standard. 

 
Environmental 

 
The protection of the general topography and the control of drainage shall be encouraged in all 
residential land use development. 

2.0 COMMERCIAL AREAS 

Definition 
 

The commercial land use designation shall be a concentration and efficient integration of retail, 
service, cultural and recreation uses within a central core providing for the basic needs of the 
Aldergrove Urban Community. 

 
Community Pattern 

 
• The commercial use shall be the focal core of the Aldergrove Urban Community. 
• The commercial use shall be located adjacent to arterial and/or collector roads. 
• Priority shall be given to the development of the commercial use as a viable retail and 

service centre. 
  

3675 
97.07.28 

 

3609 
96.08.26 
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Land Use Relationship 
 

(a) Where the commercial use is adjacent to residential areas consideration shall be given to the 
following: 

 
i) The buffering of buildings, traffic, parking or service areas. 
ii) The orientation of traffic, parking and service areas flows away from the adjacent 

residential uses. 
 

Functional Design 
 

(a) The number, location, spacing and design of vehicular access and egress points shall be 
regulated in order to avoid hazards to pedestrian and vehicular traffic. 

(b) Adequate, well designed off-street parking, loading and service areas shall be required in 
the commercial areas. 

 
Environmental 

 
The provision of adequate control of drainage shall be encouraged in all commercial land use 
development. 

 

2.5 TOWN CENTRE 

The Aldergrove Core Area is defined in the Aldergrove Core Area Land Use Plan in Part VI.  The 
community pattern, land use relationship, functional design, environmental considerations and 
other issues related to land use and urban design are addressed in the Aldergrove Core Area Land 
Use Plan. 

3.0 INDUSTRIAL AREAS 

Definition 
 

The industrial land use designation indicates areas which will be predominantly used for light and 
service industry. 

 
Community Pattern 

 
Priority shall be given to the development of the industrial land use area as a viable centre within 
the community and the Municipality. 

 
  

3898 
01.12.03 

4824 
10.09.13 
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Land Use Relationship 
 

(a) Consideration shall be given to: 
 

i) the buffering of buildings, traffic, parking or service areas. 
ii) the orientation of traffic, parking or service areas to major roadways where 

industrial uses are adjacent to rural, residential or commercial uses. 
(b) Consideration shall be given to the screening of outside storage areas from adjacent uses 

and roadways. 
(c) Consideration shall be given to the visual aesthetics emanating from structures, vehicular 

areas and outside storage areas. 
 

Functional Design 
 

(a) The number, location, spacing and design of vehicular access and egress points shall be 
regulated in order so as not to hinder internal circulation or public roadway traffic. 

(b) Adequate off-street parking and off-street loading and service areas shall be provided as 
part of industrial development. 

 
Environmental 

 
(a) Industrial uses that emit significant amounts of pollutants such as smoke, particle matter, 

odour or other toxic matter shall not be permitted. 
(b) The provision of adequate control of drainage shall be encouraged in all industrial 

development. 

4.0 RECREATION AND EDUCATION AREAS 

Definition 
 

The recreation and education land use designation indicates areas which provide lands for outdoor 
recreation, and education facilities in common or alone and shall provide for passive and active 
recreation and trail systems. 

 
Community Pattern 

 
(a) The provision of community recreational and educational facilities which are easily 

accessible to the residents of the Aldergrove Urban Area. 
(b) The integration of educational and recreational facilities to provide for efficient usage of 

these facilities shall be pursued. 
(c) Open space and recreation areas shall be provided at the basic levels and standards as 

follows: 
  



 
 

Page | 17 
 

TYPE SPACE 
REQUIREMENT 
RATIONS 

MINIMUM SITE 
SIZE 

RADIUS OF AREA 
SERVED 

Local or Sub- 
Neighbourhood 

0.5 acres/1000 Pop. 1 acre 0.5 miles 

Neighbourhood 
 

2.0 acres/1000 Pop. 5 acres 0.5 miles 

Community 
 

2.0 acres/1000 Pop. 10 acres 1.5 miles 

Municipal 
 

2.0 acres/1000 Pop. - - 

 
Land Use Relationship 

 
(a) In the overall design of recreational and educational facilities consideration shall be given to 

locating these central to the service area. 
(b) Consideration shall be given to pedestrian walkways as part of recreational and educational 

facilities with the objective of providing safe and convenient access to residential, 
educational and recreational land uses. 

 
Land Acquisition 

 
Where land designated Recreation and Education areas are under private ownership, this plan does 
not imply that the recreation areas are open to the general public, or will be purchased by the 
Municipality or any other public agency. 

5.0 CONSERVATION AREAS 

Definition 
 

The conservation land use designation indicates areas which provide areas along natural water 
courses and ravines which require sound conservation practices. 

 
Community Pattern 

 
The provision of conservation areas adjacent to the natural boundary of all natural water courses. 

 
Land Acquisition 

 
Where lands designated Conservation Areas are in private ownership and application is made 
requesting a change in land use other than open space, due regard shall be given by Council to the 
following before amending the Official Community Plan: 

 
(a) that the lands do not form part of the protection area for natural water courses and ravines 

having due regard for topography, soil stability and vegetation cover. 
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(b) Council shall give consideration to the costs and benefits accruing to the area by the public 
acquisition of the property; and  

(c) a comprehensive study shall be made of the property to determine the most desirable and 
practical function and use of this particular land. 

 
Functional Design 

 
Watercourse protection shall be consistent with the Township of Langley Streamside Protection 
Bylaw. 

 
Environmental 

 
The control of drainage shall be given due consideration in all open space and conservation area 
considerations. 
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Part IV – Servicing Policies 

1.0 PURPOSE 

The purpose of this section is to describe the servicing required to accommodate future growth within 
the Aldergrove Urban Area. 
 

1.1 WATER SUPPLY 

General 
 

The Aldergrove Urban Area will be supplied by a Municipal Water Facility. 
 

Operational Policies 
 

(a) The Aldergrove Urban Area shall be served with a municipal water system in accordance 
with municipal engineering standards. 

(b) A water system shall be installed in all residential, commercial and related development 
prior to development approval. 

 

1.2 SANITARY SEWER SERVICES 

General 
 

The Aldergrove Urban Area will be served by a Municipal Sanitary Sewer Facility with effluent 
being directed to the Municipal Sewage Treatment Plant. 

 
Operational Policies 

 
(a) The Aldergrove Urban Area shall be served with a Municipal Sewer System in accordance 

with municipal engineering standards. 
(b) Sanitary Sewers shall be installed in all residential, commercial and related developments 

prior to development approval. 
 

1.3 STORM SEWER SERVICES 

General 
 

The Aldergrove Urban Area will be served by a Storm Water Facility with storm water eventually 
directed to Bertrand Creek. 

 
Operational Policies 
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(a) The Aldergrove Urban Area shall facilitate the dispersement of storm water in accordance 
with the drainage system and facilities identified by the Municipal Engineering Department. 

(b) Curbs, gutters and sewers as required shall be installed in all residential and commercial 
developments prior to final approval. 

(c) Improvements to the downstream facilities shall be incorporated to ensure minimal impact 
on the surrounding lands. 

 

1.4 TRANSPORTATION 

The Aldergrove Urban Area shall provide a hierarchy or roads with the function, characteristics and 
associated criteria as follows: 

 
DESIGNATION RIGHT-OF-WAY 

WIDTH 
FUNCTION 

Arterial Streets 80 - 120 Feet Primarily devoted to the movement of high 
speed; only rarely inter-related with adjacent 
land areas; vehicular access is restricted. 

Collector Streets 60 - 80 Feet These carry traffic from minor streets to the 
major system of arterial streets and 
highways, including the principal entrance 
streets of a residential development.  They 
permit access to adjacent land areas, but 
generally do not permit long-distance 
through traffic. 

Minor Streets 50 - 60 Feet These carry traffic from collector streets to the 
individual land parcels within any given area.  
The primary function of these streets is to 
provide access to abutting properties. 

Cul-De-Sac 500 Feet Max. 
50 Feet Min. 
Radius 

Dead end street with proper turning radius at 
end.  Provides quiet residential street with no 
through traffic.  Also helps solve difficult site 
problem with restricted access. 

Lanes 
 

20 Feet These are minor ways that are used primarily 
for vehicular service access to the back or side 
of properties otherwise abutting a street.  May 
be necessary in group, row houses or 
apartment developments.  Not recommended 
in single family developments. 

 
Operational Policies 

 
(a) Consideration shall be given to the provision of pedestrian walkways to facilitate access to 

schools, public facilities, convenience commercial uses, and transit stops. 
(b) Intersections of local streets with arterial streets shall be discouraged in the designs of new 

subdivisions. 
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(c) Provisions shall be made in all site plans and plans of subdivisions for the proper 
relationship of buildings to the ultimate physical characteristics of the street. 

(d) The pattern and design of local and collector streets shall discourage medium and long 
distance trips from penetrating residential neighbourhoods. 

(e) The design and construction of all components of the transportation system shall be 
undertaken with due consideration for the disruption and despoliation of the natural 
environment that might occur. 

(f) Direct access to arterial roads of adjacent residential development shall be discouraged. 
(g) The inclusion of a landscaped buffer area between the arterial roadway and adjacent land 

uses shall be included in the development process. 
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Part V – Implementation of the Plan 

1.0 GENERAL 

(a) The purpose of the implementation part is to indicate the means available to achieve the 
objectives and policies contained in the plan.  This plan will be implemented by both public 
and private development and all bylaws of The Corporation of the Township of Langley in 
conformity with the plan. 

(b) All studies, either by staff or commissioned shall be oriented to the policies and objectives of 
this Plan. 

2.0 DEVELOPMENT STAGING 

Principle 
 

(a) A basic objective of the staging program is to phase development contiguously, thereby 
bringing about an integral development pattern and a reduction of service costs. 

(b) The staging program shall remain flexible and allow for periodical adjustment to ensure 
that a variety of building locations, types and unit costs are offered to the future residents of 
the Aldergrove Urban Area and to prevent over extension of servicing in any one direction. 

(c) The staging program will provide a guide for various outside agencies such as the School 
District, B.C. Telephone, B.C. Hydro and the Ministry of Highways and Public Works in 
planning and budgeting their activities in the Aldergrove Urban Area. 

3.0 CAPITAL PROGRAMMING 

(a) The capital expenditure program should be supported with project details through a capital 
construction program for an approximate period of not less than five years. 

(b) The implementation of the Community Plan is dependent on the establishment of capital 
construction and capital expenditure programs which translates the Municipality's policy 
into specific projects. 

(c) Project and financial conditions are not static and the capital expenditure program shall be 
revised annually. 

4.0 MUNICIPAL REGULATIONS 

Zoning 
 

The use of land within the community plan area shall be implemented by a Zoning Bylaw drafted in 
accordance with Sections 702 - 707 of the Municipal Act R.S.B.C., Chapter 255 and amendments 
thereto. 
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Subdivision 
 

The division of land within the Community Plan Area shall be implemented by a Subdivision and 
Development Control By-law drafted in accordance with Sections 711 - 713 of the Municipal Act 
R.S.B.C., Chapter 255 and amendments thereto. 
 
 
 

Part VI – Aldergrove Core Area Plan 

1.0 INTRODUCTION 

1.1 Purpose 

The Aldergrove Core Area Plan (ACAP) describes the community’s long term vision for the type, 
density and location of land uses desired for downtown Aldergrove to 2041. In addition to land use, 
the plan establishes objectives and policies for urban design, housing, mobility, servicing, heritage, 
the environment, and community amenities. Further, the plan defines downtown Aldergrove within 
the Township as a whole and in the context of its designation as a Municipal Town Centre.   
 
The Aldergrove Core Area Concept Plan and Design Guidelines provide a comprehensive planning 
framework to accommodate an anticipated future downtown population of 5,000 residents through 
the creation of a highly sustainable and livable town centre.  
 

1.2 Planning Context  

Downtown Aldergrove is designated as a Municipal Town Centre in both Metro Vancouver Livable 
Regions Strategic Plan (LRSP) adopted in 1996, and the draft Regional Growth Strategy, currently 
undergoing consultation. Municipal Town Centres concentrate services oriented to the needs of a 
municipality and higher density housing, and encourage walking, cycling, and transit access to jobs, 
shopping and other destinations.  

 
The Township of Langley Official Community Plan and the Aldergrove Community Plan reflect the 
LRSP designation in their policies for the downtown. The Aldergrove Core Area Plan provides more 
detailed information about the land uses, policies and issues that are relevant to the downtown, 
including a Land Use Map and associated policies which are implemented through zoning 
regulations and design guidelines.   

 
A number of other plans, initiatives and studies informed the planning process including:   

 
• the 2004 Visioning Program which resulted in a council adopted vision and set of planning 

principles; 
• the Township of Langley Sustainability Charter, adopted in 2008; 
• an engineering study and commitment to upgrade the sewer by 2009 and the water supply by 

2012 to service the projected downtown population to 2041; and 
• the Master Transportation Plan, adopted in 2009. 

 

4824 
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2.0 ALDERGROVE CORE AREA LAND USE PLAN 

The land use plan and associated land use designations below and on the following page describe in 
detail the community’s long term vision for the type and intensity of land uses desired for the 
downtown. Together, these will guide the re-zoning and development process. Density is defined 
using Floor Area Ratio (FSR), the ratio of the total floor area of buildings on a certain location to the 
land area (space) of that location. 

 

2.1 Land Use Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aldergrove Core Area Land Use Plan  
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2.2 Land Use Designations 

 
Designation Density Height Built Form Examples 

 
 

High 
Density 
Mixed Use 

 
3.0 FSR   

 
up to 16 
storeys 
(50 m) 

 
 
 

 

 
Medium 
Density 
Mixed Use 

 
2.0 FSR  

 
up to 5 
storeys 
(14 m) 

 

 

 
High 
Density 
Residential  

 
2.5 FSR  

 
up to 16 
storeys 
(50 m) 

 

 
 
Medium 
Density 
Residential  

 
2.0 FSR  

 
up to 6 
storeys 
(20 m) 

 

 
 
Low-
Medium 
Density 
Residential  

 
1.5 FSR  

 
up to 4 
storeys 
(14 m) 

 

 

 
 
Low Density 
Residential 

 
1.1 FSR  

 
2.5 

storeys 
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3.0 PLAN POLICIES 

The objectives and policies in this section outline the strategies for achieving the goals identified in 
Section 1.5. and for implementing the Land Use Plan in section 2.0. 

 

3.1 Land Use and Development 

Objective [1]: To create a compact, mixed use and walkable town centre 
Objective [2]: To accommodate an anticipated total future population of approximately 5,000 

people by 2041. 
 

Policies 
 

3.1.1 Facilitate a mix of land uses including residential, office and retail commercial, mixed use, 
and civic institutional. 

3.1.2 Accommodate a significant share of anticipated future residential growth in Aldergrove 
through multi- family and mixed use developments in the downtown plan area. This aims 
to support continued revitalization of downtown Aldergrove to: 
• reinforce its status and function as a pedestrian and transit oriented Municipal Town 

Centre as designated by Metro Vancouver Draft Regional Growth Strategy; 
• enhance the viability of existing and future businesses in the downtown; and 
• reduce development pressure on natural open spaces, agricultural and rural lands in 

other parts of Aldergrove and the Township as a whole.   
3.1.3 Encourage a range of businesses and services including retail, offices, and entertainment 

uses in the downtown to balance housing and jobs, provide economic opportunities, and 
enhance the vibrancy and safety of the downtown.  

3.1.4 Introduce supportive zoning schedules where the existing zoning bylaw does not 
sufficiently cover the intent, permitted uses, densities, and technical and design 
considerations of this plan. 

 
Objective [3]: To reinforce the downtown as the cultural, social, and commercial heart of 

Aldergrove by focusing specialty retail and complementary entertainment, 
restaurant and civic uses along Fraser Highway and 272 Street. 

Policies 
 
3.1.5 Encourage location of specialty retail, entertainment, restaurants and services along 272 

Street and Fraser Highway. 
3.1.6 Encourage a mix of entertainment and other active uses in the downtown including shops, 

restaurants, cafes and bars to create activity during and after usual business hours. 
3.1.7 Increase service and office uses along commercial streets, preferably above ground floor 

retail, to help create a balance of jobs and housing. 
3.1.8 Encourage, where appropriate, larger retail stores up to 3,300 sq. m. to anchor the 

downtown area and support the integration of other specialized businesses. At least one 
large (3,000 sq. m. +) grocer is desired as a key amenity within walking distance for 
downtown residents. 

3.1.9 Retail shops are encouraged to integrate into mixed use buildings with residential uses 
located above to contribute to a more compact, mixed use and pedestrian oriented 
downtown. 

3.1.10 Promote recycling and other best practices in waste management among downtown 
businesses and support programs that reduce the need for dumpsters to contribute to a 
safe, clean environment in the downtown. 
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Objective [4]:  To encourage new developments to use best management practices for water and 
energy conservation.  

 
Policies 

 
3.1.11 Minimize energy requirements of new buildings through design and building orientation 

and through the adoption of energy efficient fixtures. 
3.1.12 Promote district heating and renewable energy use (e.g. solar and geothermal) and explore 

opportunities to allow new developments to be retrofitted in the future. 
3.1.13 Strengthen water conservation programs, which include water use reduction fixtures in 

buildings and landscape designs that favour drought-resistant native plantings and a 
minimal lawn area. 

 
Objective [5]: To improve watershed ecological health by protecting and enhancing Bertrand 

Creek.  
 

Policies 
 

3.1.14 Undertake a habitat protection and enhancement plan to guide improvements to and 
development of the Bertrand Creek corridor. 

3.1.15 Define streamside protection and enhancement areas for Bertrand Creek, in accordance 
with the Streamside Protection Bylaw No. 4485, provincial regulation and federal policy. 

3.1.16 Encourage enhancement of in-stream and riparian habitat. 
 

3.2 Access and Mobility 

Objective [1]: To prioritize walking, cycling, and transit use within the downtown and to create 
safe, convenient, and pleasant access for people of all ages and abilities while 
accommodating vehicle travel and access to businesses, residences, and other 
downtown destinations. A compact urban form, a mix of land uses and alternative 
mobility options will be promoted to reduce the need for cars in downtown 
Aldergrove.  

 
Non-vehicular 

 
Policies 

 
3.2.1 Shared use between pedestrian and cyclists will be emphasized in all future public and 

private realm development to create a healthier and more livable downtown. 
3.2.2 Priority will be given to shared use travel, acknowledging that transit users are also 

pedestrians. All future private and public developments will reflect this priority. 
3.2.3 New connections to the downtown street network will be achieved by securing rights-of-

way and new network connections as opportunities arise through the redevelopment 
process. 

3.2.4 Increased shared use connectivity is a priority. New publicly accessible off-street shared 
use greenways and trails will be secured as opportunities arise through the redevelopment 
process. Priorities for new pedestrian greenways and trails are indicated in the Mobility 
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Transit 

 
3.2.7 Downtown Aldergrove is envisioned to have a significant transit orientation achieved 

through transit supportive densities and urban design that foster safe, direct and 
convenient connections to transit stops. 

3.2.8 An enhanced transit exchange, with adjacent plaza, bus parking bays (with limited layover 
function) and a range of pedestrian amenities, is envisioned along 272 Street north of the 
Fraser Highway, as identified in the Concept Plan and the Mobility Framework Diagram. 
Development fronting onto the plaza will incorporate active, publicly oriented uses at 
ground level to ensure a pedestrian orientation. 

3.2.9 The Township will continue to work with Translink to ensure a frequent, convenient and 
effective transit service to and from downtown Aldergrove as its population of residents 
and workers grows as envisioned by this plan. 

 
Fraser Highway 

 
Objective [2]: To reinforce the function and character of Fraser Highway as Aldergrove’s 

traditional main street while accommodating vehicular traffic and goods movement 
to, from, through and within the downtown. 

 
Policies 

 
3.2.10 Fraser Highway will have an enhanced pedestrian orientation while continuing to 

accommodate traffic and goods movement traveling to, from, through and within the 
downtown. 

3.2.11 Vehicular capacity along Fraser Highway will be increased at peak periods in peak 
directions by removing on-street parking at peak periods in peak directions of traffic flows. 

3.2.12 Full signalized intersections will be provided at the following three intersections: 
 Fraser Highway and 271 Street, 
 Fraser Highway and 272 Street, and 
 Fraser Highway and 273 Street. 

3.2.13 Pedestrian signalized intersections will be provided at the following intersections: 
 Fraser Highway and 271 Street, and 
 Fraser Highway and 272A Street. 

3.2.14 The intersection at 272 Street and Fraser Highway will be enhanced to include left turn 
lanes in all directions, and two travel lanes in each direction (west and east) along Fraser 
Highway.  A widening of the public right-of-way will be required to accommodate these 
improvements.  

3.2.15 A detailed streetscape design and engineering study will be undertaken for Fraser 
Highway to implement the mobility network and infrastructure improvements identified 
in policies 3.2.10 to 3.2.14, inclusive. 

3.2.16 As part of the overall update to the Aldergrove Community Plan, alternate routes to Fraser 
Highway will be identified to reduce the impacts of regional traffic on the downtown, 
consistent with the Recommended Future Road Network in the Master Transportation 
Plan.  
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Parking and Transportation Demand Management 
 

Objective [3]:   To ensure parking in the downtown balances the need for auto storage and the 
goals of compact development, alternative transportation and an attractive 
downtown. 

Objective [4]:  To manage mobility demand by encouraging private and public developments to 
support non-automobile travel. 

 
Policies 

 
3.2.17 Support alternative means of mobility with facilities such as bicycle racks. 
3.2.18 Consider a reduction in parking requirements for residential developments in the 

downtown, where: 
 Transportation Demand Management (TDM) measures such as transit passes for 

residents and employees, bicycle storage and facilities, and shared car programs for 
new development proposals are established; and/or 

 Connections to pedestrian and bicycle networks and public transit services are 
provided. 

3.2.19 Encourage shared parking between projects where it can be justified and where it does not 
generate negative impacts. A traffic study by a qualified engineer is required where shared 
parking is proposed. 

3.2.20 Provide on-street parking wherever possible along both sides of commercial and 
residential developments, including spaces for physically challenged people at strategic 
locations. 

3.2.21 Street fronting (off-street) surface parking is not permitted along primary and secondary 
retail streets, and is strongly discouraged throughout the entire downtown plan area. 

3.2.22 Encourage shared parking facilities where parking demand varies over the course of day 
for different activities and land uses.  

3.2.23 Promote alternatives to surface parking, such as a central, shared structure for non-
residential parking, or car co-ops. 

3.2.24 Consider central parking structures, where proven feasible and appropriate, at sites: 
 that can accommodate a ground-floor commercial frontage if located on a commercial 

street, 
 that are strategically located, 
 that are near significant trip generators (e.g. the proposed civic/recreational facility) 
 that are compatible with adjacent existing or planned residential uses (to avoid 

detrimental lighting and traffic impacts), 
 where resulting traffic patterns will not negatively impact pedestrian and cycling 

networks, 
 that can be redeveloped in the future if parking needs decline, and 
 where “green” elements can be accommodated.  

 
3.2.25 Require extensive landscaping and natural storm water infiltration on all off-street surface 

parking facilities. 
3.2.26 Screen or otherwise render unobtrusive off-street parking from public view.  
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Objective [3]:   To encourage high quality design in all residential projects that creates a positive 
interface with the public realm, remains compatible with the form and character of 
the existing homes, and maximizes the livability of individual units. 

 
Policies 

 
3.3.8 Promote housing designs that present a “friendly face” to the street or walkway. This can 

be achieved with well defined entrances that are welcoming, clearly visible and accessible 
from the street, and through street edges that are characterized by low, neighbourly fences 
and landscaping. 

3.3.9 Maximize opportunities in residential projects for creating usable and attractive private 
and semi-private outdoor amenity spaces, and in particular, play areas for children that 
have surveillance and direct access from ground oriented as well as upper storey units. 
This can be achieved by incorporating open spaces, court yards, patios, balconies, upper 
storey terraces and roof top gardens. 

3.3.10 Require residential development proposals to submit: 
 view and shadowing impact studies showing how the impact of developments over  

four storeys in height may be minimized on adjacent properties; and 
 public realm plan that coordinates private improvements to the streets and connects 

semi-public adjoining spaces with the public right-of-way.  
3.3.11 Encourage residential development proposals to include a green roofscape plan. 

 
 

3.4 Public Open Space, Heritage, Community and Culture  

Objective [1]:   To ensure adequate park facilities for downtown residents. 
Objective [2]:   To increase green space and create a network of trails and greenways to enhance 

livability and character. 
 

Policies 
 

3.4.1 Prioritize the acquisition and development of parks in areas identified in the Aldergrove 
Core Area Concept Plan and in areas of medium to high density residential growth as 
identified in the Aldergrove Core Area Land Use Plan; 

3.4.2 Procure parkland by purchase, grants, conservation easements, development cost charges 
(DCCs), and the subdivision approvals process, where feasible, for the purpose of 
providing additional park and recreation lands and facilities, and open space, as indicated 
by the objectives and policies of this plan, and by other ongoing parks planning initiatives. 

3.4.3 Consider land trade or sale of Township owned properties for more suitably located sites 
for the development of parks, civic and recreational facilities. 

3.4.4 Create direct shared use greenway connections to parks, schools, and other cultural and 
recreational facilities adjacent to the downtown plan area. 

3.4.5 Design greenways and trails as physical, visual and habitat connections to other parks, 
natural areas and regional trail networks, including recreational staging areas outside the 
plan area. 

3.4.6 Develop options and guidelines for alternative stormwater management practices that are 
compatible with greenway development. 
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Objective [3]: To enlist the support of new development in increasing publicly accessible open 

space and green space in the downtown. 
 

Policies 
 

3.4.7 Consider the inclusion of portions of private property for publicly accessible greenway 
development, particularly where it creates a safe and pedestrian friendly mid-block 
connection or alternate corridor, or is an area of recreational or environmental value. 

3.4.8 Secure easements for pedestrian access in areas where deemed necessary. 
3.4.9 Require mixed-use commercial developments to give special attention to the articulation 

and creation of common green spaces, plazas, courtyards, seating/waiting areas or 
widened sidewalk areas that would create vibrant street life (cafes, food/flower stands, 
etc.). 

3.4.10 Encourage mixed use commercial projects to dedicate residential green space. Options 
may include green roofs, courtyards, communal gardening areas, greenways, and other 
common amenity areas. 

3.4.11 Promote pedestrian friendly designs among developments located adjacent to all public 
open spaces and greenways in the downtown. 

 
Objective [4]:   To conserve identified heritage buildings and landscapes of interest through the 

preservation, restoration, renovation, and/or adaptive re-use of these resources, 
and consider their form and character in the development of surrounding sites. 

 
Existing Heritage Resources in Downtown Core 

 
Within the Aldergrove core, there are landmark buildings that both reflect, and have come to 
symbolize, the community’s early roots from the early 1900s. The following sites are listed on the 
Township of Langley Heritage Inventory:  

 
 F.J. Hart Building/BC Telephone Exchange (c. 1910), located at 3190 271 Street, an 

historic site designated by bylaw in 1992;  
 Aldergrove Presbyterian (later United) Church (b. 1911), located at 2940 272 Street, 

historic site; and 
 Aldergrove Elementary School (b. 1913), located at 27032 Fraser Highway, heritage 

character site.  
 

Policies 
 

3.4.12 Retain identified listed sites in recognition of their historic value to the community and for 
the cultural enjoyment for present and future generations. 

3.4.13 Encourage owners to maintain the historic style and character of these buildings in 
undertaking future changes. 

3.4.14 Ensure that the scale of these buildings and the surrounding environment is considered 
when preparing zoning bylaws and reviewing development applications for adjacent 
proposals in the area. 

3.4.15 Utilize heritage conservation instruments, such as heritage revitalization agreements, to 
vary density, siting and other regulations, in order to achieve desirable development 
outcomes that will integrate old forms with new development on a site. 
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3.4.16 Consider heritage incentives in the form of residual density or transfer of density for the 
developments of sites that incorporate heritage preservation strategies.  

3.4.17 Require that the future revitalization of these sites be undertaken in accordance with the 
current best conservation practices, such as the accepted Standards and Guidelines for the 
Conservation of Historic Places in Canada. 

3.4.18 Develop publicly accessible interpretive signage that recognizes the historical significance 
of the Aldergrove Elementary School as part of the site’s redevelopment in future. 

3.4.19 Establish a list of other significant landscape features not already listed to be considered 
for retention in the area in future.  

3.4.20 Explore the need for an interpretive signage program that focuses on the historic 
highlights of Aldergrove. 

 
Objective [5]:  To reinforce gateways and distinctive points in the downtown as landmarks for 

way finding and reinforcing its unique identity and sense of place. 
 

Policies 
 

3.4.21 Highlight focal points and gateways with symbols of entry, public art, signage, 
landscaping, building or view corridor preservation, distinctive architecture, road pattern, 
street furniture, activated pedestrian signals, and traffic calming, where appropriate. 

3.4.22 Create a variety of building forms by varying the height of roof pitches and use of 
materials that interpret built and human history of the community. 

3.4.23 Support and work closely with the business community in developing a streetscape theme 
for its coordinated public art program with banners, adequate lighting, special sidewalk 
treatments, and bench and trash receptacles, and street tree and landscaping plans. 

3.4.24 Recommend that new developments incorporate clear directional signage. 
 

Objective [6]:   To provide adequate community facilities, programs and social amenities for the 
growing downtown population. 

 
Policies 

 
3.4.25 Encourage civic, recreational, community and institutional uses in the areas designated for 

Residential, Commercial, and Mixed Use. 
3.4.26 Consider the Aldergrove Elementary School site and building for civic, recreational and 

community services that may include a community centre, park, pool and arena, and 
appropriate protection of the original Aldergrove School. 

 
Objective [7]:   To ensure downtown places, activities, uses and services are socially inclusive 

through the support of diverse community needs, especially in arts and culture 
while reinforcing the downtown as the heart of Aldergrove. 

 
Policies 

 
3.4.27 Encourage families to live downtown by providing a range of family housing, child 

friendly green and recreational spaces, schools, day cares, and family oriented institutions 
and services.  
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3.4.28 Create an accessible and welcoming public realm in the downtown through physical 
design and an emphasis on strategic locations such as gateways and points of community 
interest. 

3.4.29 Advocate for a diverse and multicultural downtown and support inclusive and culturally 
sensitive community engagement processes, gathering places, programs and services. 

3.4.30 Foster the growth of arts and culture in the downtown, including such activities as public 
markets, public concerts, local community celebrations and installation of public art that 
reflects Aldergrove’s history and sense of place. 

 
Objective [8]: To enhance safety in the public realm by promoting Crime Prevention through 

Environmental Design (CPTED) principles and adequate property maintenance 
standards. 

 
Policies 

 
3.4.31 Enforce current property maintenance standards and strengthen them where permitted by 

the provincial legislation. 
3.4.32 Continue with the Township’s current program of reducing graffiti and vandalism to keep 

the downtown clean and dignified. 
3.4.33 Reduce places of concealment through improved landscaping and sightlines. 
3.4.34 Require new developments to provide adequate lighting along their street fronts and at 

entrance ways and all other pedestrian areas. 
3.4.35 Promote designs that facilitate natural surveillance by retaining clear sightlines between 

public pedestrian areas and the building entrance for those who park there and for 
occupants of nearby buildings. 

3.4.36 Recommend new developments to design and maintain landscaping that allows visibility 
(such as short shrubs and pruned trees).  

3.4.37 Encourage new development to use ornamental grill creatively in fencing or securing 
ground floor windows.  

3.4.38 Enhance casual surveillance and “eyes on the street” through strategic placement of 
windows, balconies and street level uses in new developments. 

3.4.39 Strengthen natural surveillance of parks, open spaces, and children’s play areas by 
ensuring new developments adjacent to them are designed accordingly. 

 
Objective [9]:  To ensure the public realm is accessible to all residents, especially the socially 

disadvantaged, the handicapped and the elderly. 
 

Policies 
 

3.4.40 Review all public realm elements for accessibility such as access to buildings, parking 
areas, and parks, and design public amenities for all users, eliminating the need for 
adaptation, customization, or separation of groups with different abilities. 

3.4.41 Adopt “universal design” approaches to accommodate diverse individual preferences thus 
avoiding stigmatization of any user groups. Provisions for privacy, security, and safety 
should be equally available to all users. 

3.4.42 Design all pedestrian routes to be safe and easy to use by persons with disabilities. 
Generally, such routes should be easily identifiable, clearly separated from vehicular 
routes, and free of obstacles at all times of the year. 
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3.4.43 Make all areas and special features of a site or facility, normally used or available to 
members of the general public, accessible to and usable by people with disabilities. 

3.4.44 Design public parks and playgrounds for use by people with varying abilities. 
3.4.45 Adapt pedestrian paths and footbridges to be used by persons using various mobility aids. 
3.4.46 Adopt universally accessible designs for all amenities adjunct to paths and walkways, and 

position them to one side of the walkway surface.  

4.0 IMPLEMENTATION 

Implementation of the Aldergrove Core Area Plan requires the collaboration of the Township of 
Langley, property owners, developers, as well as residents and business owners. The key 
implementation tools for this plan (and for guiding the re-zoning and development permit process in 
the core area) are: 
 

 the Land Use Plan and associated Land Use Designations, along with the objectives and 
policies recommended in this plan, adopted as a section in the Aldergrove Community Plan; 

 the Concept Plan and Design Guidelines; and 
 the Township of Langley Zoning Bylaw No. 2500. 

 

4.1 Incentives  

The Aldergrove Core Area Land Use Plan has garnered momentum and support for an area concept 
that will see an expanded mix of land uses, density and economic diversity in the area. The 
Township of Langley is committed to fostering a successful implementation and transition process. 
 
The next steps to revitalization will gradually include utility upgrades, public realm investments, 
development approvals and private investment in the area. A combination of tools can be used to 
facilitate this process. 
 
The choice of incentives and revitalization tools fosters certainty and clarity for development and 
investment in the community. Investment is encouraged when clarity is built into the community’s 
planning and development policies and guidelines, subdivision and development approval 
processes, as well as in financing, cost recovery and infrastructure implementation strategies. 
Stability builds confidence in the development industry and allows for clear and rational long-term 
planning and investment in the community. 
 
As part of the planning process, a range of revitalization tools and incentives were explored. An 
analysis of these tools and incentives that will best suit the social, economic and environmental 
context of downtown Aldergrove should be conducted to facilitate re-development of the area. 
These include: 
 

 regulatory tools that can be used to incent financial and cost efficiencies for redevelopment, 
 market transformation financial incentive tools, 
 municipal development finance tools for infrastructure and servicing upgrades, and 
 governance models available for municipalities and development partners to further revi-

talization.  
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4.2 Servicing and Infrastructure 

A number of servicing and infrastructure upgrades will be required as part of implementation of the 
Aldergrove Core Area Land Use Plan. Additional studies will need to be undertaken to identify 
sufficient servicing and infrastructure to support the goals and policies in the Plan.  These will 
include, but not necessarily be limited to: 

 a parking and traffic study for the downtown area to analyze key issues (within the larger 
context of the entire community), such as: 
o alignments of pedestrian/cyclist shared use trails and greenways, 
o design standards of Bertrand Mews and their relationship to the larger network, 
o detailed design for the intersections on Fraser Highway, and 
o detailed designs for the Transit Plaza on 272 Street; 

 a detailed analysis of capacity requirements and phasing for water, sanitary sewer and 
storm water management; and 

 a district energy study. 
 

4.3 Habitat Stewardship 

A habitat protection and enhancement plan will be required for the reach of Bertrand Creek in the 
plan area. The habitat protection and enhancement plan should be consistent with the Township 
Streamside Protection Bylaw, senior government regulation and policy for the protection of fish 
habitat, the Bertrand Creek Integrated Stormwater Management Plan (2009), and the Bertrand Creek 
Enhancement Project Final Report (1996). The plan will include a decision making structure to 
ensure consistent interpretation and implementation of the Streamside Protection Bylaw. 

 

4.4 Development Permit Area 

The areas shown as Development Permit Area “D” in Schedule “B” Aldergrove Development 
Permit Areas are designated development permit areas under Section 919.1 (1) (f) of the Local 
Government Act to establish objectives and provide guidelines for the form and character of 
development. 

 
The objective of this development permit area designation is to ensure attractive residential mixed 
use and commercial development in the downtown core, based on an overall design concept for the 
area. The Aldergrove Core Area Concept Plan and Development Permit Guidelines can be found in 
Appendix “A” of the plan. 

 

4.5 Prevalance of the Aldergrove Core Area Plan 

While section 4.2.1 of the Township of Langley Official Community Plan (OCP) Bylaw 1979 No. 1842 
provides objectives, locational policies, implementation policies and development permit guidelines 
for high density residential development, developments in Development Permit Area “D” are 
subject to the policies and design guidelines in the Aldergrove Core Area Plan. Where a discrepancy 
exists between the OCP and the Aldergrove Core Area Plan, the implementation policies and 
development permit guidelines in the Aldergrove Core Area Plan shall prevail. 
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Land Use Concept Plan
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Development Permit Areas  
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Appendix A 

Aldergrove Core Area Concept Plan and Development Permit  

Area Design Guidelines 

(for Development Permit Area “D” – Downtown Core Area) 
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10.09.13 



 
 

Page | 48 
 

Figure 1:  Aldergrove Core Development Permit Area 
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Figure 2:  Aldergrove Core Area Concept Plan 
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1.0 INTRODUCTION 

1.1 Designation and Justification 

The Local Government Act Section 919.1 (1) states that an 
official community plan may designate development 
permit areas for the establishment of objectives for the form 
and character of commercial, industrial and multi-family 
residential development (Section 919.1 (1) (f)).  Section 919.1 
(2) states that with respect to areas designated under 
subsection (1), the official community plan must: 
(a) describe special conditions or objectives that justify the 

designation, and 
(b) specify guidelines respecting the manner by which the 

special conditions or objectives will be addressed. 
The Aldergrove Core Area as identified in Figure 1 is 
designated as a development permit area under section 
919.1 (1) of the Local Government Act to guide the form 
and character of multi-family, and commercial 
development. 

 

1.2 Purpose and Intent 

The Aldergrove Core Area Plan (ACAP) provides a 
comprehensive planning framework to accommodate an 
anticipated future downtown population of 5000 residents 
through the creation of a highly sustainable and livable 
town centre.  The Concept Plan described in Section 2.0, 
and the Development Permit Design Guidelines in Section 
3.0, establish the community’s aspirations regarding the 
form and character of public and private realm 
development and overall implementation of the plan.  The 
specific urban design objectives for downtown Aldergrove 
are established in Section 3.1:  Intent and Objectives. 

 
It is important to note that the concept plan is not a master 
or official development plan.  Rather, it is a conceptual 
drawing whose purpose is to illustrate the urban design 
concepts, strategies and guidelines that form the basis for 
implementation of the urban design and planning vision for 
the downtown as described in the ACAP. 

 

 

The Aldergrove core area charrette team



 
 

Page | 51 
 

 
  

Bertrand Mews 

Active retail 

frontage along 

Fraser Highway and 

272 Street 

Aldergrove Transit Plaza 

Fraser Hwy 

Concept Plan Overview 

Downtown Residential Street 

Downtown Greenway 
Enhanced setbacks and 
ecological restoration 
along Bertrand Creek 



 
 

Page | 52 
 

2.0 THE CONCEPT PLAN 

The concept represents a vision to transform downtown Aldergrove into a compact, mixed-use, highly 
walkable and transit oriented town centre.  The land use framework creates significant additional 
residential capacity and a mix of housing types through the introduction of medium and higher-
density residential development in both ground-oriented housing and apartments.  The concept is also 
premised on maintaining and enhancing the Fraser Highway and 272 Street as vibrant commercial 
streets, with a mix of shops, services, cafes and restaurants to serve and provide jobs for local and 
regional residents.  While the concept includes tall buildings, a human scale design is emphasized 
through pedestrian uses, comfort and safety. 
 

2.1 Overview 

The plan emphasizes the creation of great streets and public open spaces through a high quality of 
design and a positive interface between the public and private realm at the street level.  Pedestrian 
oriented and humanly scaled streets and plazas, and a highly connected pedestrian network, are other 
essential elements of the plan which, together, are intended to foster a functional, aesthetic and vibrant 
downtown Aldergrove.  A reference to downtown Aldergrove’s past is achieved through a modern 
interpretation of historic form and character elements illustrated in a set of urban design guidelines 
intended to foster creative and innovative design responses to sustainability, livability, and sense of 
place, and through public art referencing Aldergrove’s agricultural roots.  Other important plan 
elements are: 

• on and off-street greenways that emphasize 
comfortable, safe and convenient pedestrian travel 
and activities within the downtown, and connect 
to a wealth of parks and other amenities located 
immediately adjacent to the downtown; 

• new street network connections to create more 
route options for pedestrians; 

• Bertrand Mews, a new small scale, one-way local 
street running parallel to Bertrand Creek with 
primarily residential frontage and extensive traffic 
calming measures; 

• mid-block paseos or pass throughs to create 
pedestrian connections to main commercial streets 
and through the downtown; 

• a new civic/recreational precinct located on the 
Aldergrove Elementary School site that includes a 
pool and ice rink; 

• a transit plaza located adjacent to the main bus 
exchange, lined with shops, cafes and other active 
uses, containing pedestrian amenities, public art, 
and able to accommodate outdoor community 
events including a regular farmers market; 

• pedestrian crossings at key locations throughout 
the downtown; and 

• urban parks and plazas located throughout the 
downtown. 

 

 

 

Downtown Aldergrove – Conceptual Planning Framework 
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2.2 Commercial Continuity:  Active Retail Frontage  

 

 

 

27
2 

St
re

et
 

Extent of continuous commercial frontage desired

Active uses front onto, and can even spill out 
onto, public streets and open spaces 
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2.3 Residential Streets 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Residential buildings present a friendly, welcoming face to the street by 
minimizing the distance they are set back from the sidewalk and by 
incorporating ground floor entrances, patios and upper storey balconies 
that overlook the street, enhancing pedestrian activity and safety 
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2.4 Off-street Greenways 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

Greenways incorporate 
integrated stormwater 
source controls

Greenways are a 
significant and 
functional component 
of the downtown’s 
overall mobility 
network 

Residential buildings 
oriented positively 
towards greenways, 
with entrances, patios 
and upper storey 
balconies overlooking 
the greenway to 
enhance pedestrian 
activity and safety 
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2.5 Downtown Parks and Plazas 

  

 

 

 

 

  

Aldergrove transit plaza is a key activity node located in the heart of the 
downtown, framed and defined by adjacent buildings and active uses 

Small urban parks with formal features and passive programming

Adjacent buildings and uses front 
onto, activate and define plaza 

Public art incorporating water feature

Active uses spill out onto plaza



 
 

Page | 57 
 

2.6 Bertrand Mews 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

   6 m 

Bertrand Mews is a proposed one way local street that runs along and is significantly 
set back from Bertrand Creek with residential frontage and adjacent pedestrian trails 
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2.7 Massing Model:  Build Out Capacity – to 2041 and Beyond 

The massing model illustrates a full build out scenario of the proposed land use policies and urban design 
strategies for the downtown.  It is not a development plan or a master plan.  Rather, it is an illustration of 
both the development capacity provided by the plan and the overall form and structure as guided by the 
concept plan and design guidelines. 
 
 

 

Townhouses are 
located towards the 
edge of the plan area to 
achieve a sensitive 
transition in scale to 
adjacent, less intensive 
uses 

A continuous planting of trees 
along streets and greenways 
helps create spatial definition 
and a sense of enclosure 
throughout the downtown 

Four to six storey residential 
buildings are the predominant form 
of proposed future development 

Tall buildings located adjacent to 
Bertrand Creek 
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The Aldergrove Core Area Illustrative Concept Plan 
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• Streets require qualities that engage the eye.  Visual 
interest at the human scale adds to the experiential 
dimension of the street; 

• Streets require transparency.  Windows at eye level are 
inviting, engaging, sociable, and provide for natural 
surveillance; 

• Streets must serve adjacent land uses in an appropriate 
manner; and 

• Streets must accommodate emergency, transit, and 
service vehicles. 
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3.14 Master Planning for Tall Buildings and Large Sites 

 
In order to meet the objectives of downtown revitalization as indicated in the Aldergrove Core Area Plan and 
illustrated in the Aldergrove Core Area Concept Plan, proposals for Large Sites and sites with Tall Buildings 
should include a master plan.  The integration of larger sites and sites with tall buildings with adjacent areas is 
important, especially in light of Area Plan policies calling for the provision of new roads, parks, pedestrian 
paths, plazas and open spaces that extend into and complement the existing surrounding area.  Further, 
master planning will enable tall buildings to be sited and organized in a way that provides desirable transition 
to adjacent areas and ensures appropriate tall building separation.  More broadly, a master planning process 
for these sites will help knit the public realm into a single, cohesive whole as demonstrated by the illustrative 
concept plan and encouraged by the design guidelines. 
 
A Master Plan is to be provided at both the neighbourhood scale and the site or block scale and should reflect 
the intent of the Core Area Concept Plan and Design Guidelines. 
 
Tall Buildings are defined as buildings over 6 storeys or 18 m in height.  Large Sites are defined as those over 
5000 sq. m in size.  However, the Township may, at its discretion, identify other sites with special 
characteristics or conditions where master plans will be required.  A Master Plan for Large Sites and site with 
Tall Buildings should describe in drawings and words for the site and its context the following issues: 
 

• the location and dimensions of public streets, parks and accessible open spaces 
• general location and dimensions of pedestrian circulation and relationship to pedestrian sidewalks 

and paths, transit stops and shelters 
• general location of building footprints – base buildings and taller buildings 
• general layout and dimensions of setbacks from streets, parks and open spaces, as well as dimensions 

between base and tall buildings on the same site 
• general location of building entrances for each building 
• general location and dimensions of site access, service areas, ramps, drop-off and parking for each 

building 
• the location of watercourses including non-disturbance areas 
• phasing plan and schedule 
• perspective(s) showing important views 
• shadowing impacts on adjacent buildings and open spaces using sun/shade diagrams at the following 

times: 
o Equinox: 8am, 12 noon, 4pm 
o Winter Solstice: 9am, 12 noon, 3pm 
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