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Jason Chu 
Manager of Community & Policy Planning  
Township of Langley 
20338 - 65 Avenue Langley, British Columbia   V2Y 3J1 
  
  Re: Proposed Willoughby Arterial Road Completion Policy (WARCAP) 
 
Dear Mr. Chu, 
 
On behalf of the Urban Development Institute’s (UDI) more than 850 members, we 
respectfully provide our comments on the staff report regarding the Willoughby Arterial 
Road Completion Policy (WARCAP). We appreciate Township staff's efforts to involve 
UDI, other stakeholders, and the public in their consultations over the past few weeks. 
We understand that road completion is a pressing issue for certain parts of Willoughby, 
particularly around 208th street, and we would like to work with the Township to find a 
solution. We support the Council's goal to reduce road congestion and recognize that 
this proposal could be beneficial in this regard.  
  
However, given the very preliminary information provided in the policy proposal, we 
believe that there needs to be further technical analysis in consultation with the 
homebuilding industry and others before this policy is approved.  
 
A key issue for our members is finding ways to mitigate the cost of the proposal for 
builders and Township residents. We also have some substantive concerns regarding the 
scope and the overall costs associated with the proposal. We must work together to find 
ways to address these concerns.  
 
We ask the Township to consider the WARCAP proposal in the context of the increasing 
taxes and fees that are already harming the viability of new projects in Township of 
Langley (ToL) and throughout the Lower mainland, Namely:  
  

 The Budget 2018 provincial taxes that apply to development lands, including the 
Additional School Tax and the "Luxury" Property Transfer Tax;  
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 New TransLink DCCs coming into effect on January 1, 2020;  
 The Greater Vancouver Sewerage and Drainage District Fraser Sewerage Area 

(DCCs) increasing over 200% last year; 
 A proposed future Metro Vancouver water DCC; and  
 Upcoming substantial increases to Township of Langley DCC rates. 

  
All of these measures have led to increasing costs for the development industry over the 
past 18 months. 
  
We note a concern in the Report with landowners fronting the arterial roads “paying for 
the cost of the land.” Ironically, the WARCAP proposal may result in another inequitable 
situation. Further equity concerns become apparent when considering those that 
purchased the land along the road likely shared the understanding that the purchaser 
would have to dedicate at least some of their land for the roadway. Furthermore, 
landowners along the arterial could have factored this into their purchase price and 
received the property at a discounted rate. In addition to everything noted above, the 
other landowners in Willoughby will now be faced with a potential surprise of this 
additional fee.  
  
This would be yet another charge that would undermine housing affordability in 
Langley. Higher costs will also impact taxpayers because the township will have to 
borrow more money that would be funded by residents and businesses. However, we 
believe there are ways that the cost of the proposal can be reduced.  
  

1)  Limit the scope to focus on 208th Street: 

While we appreciate that the Township has reduced the number of roads in the initial 
proposal. We understand 208th street is the major roadway that is most in need of 
widening in Willoughby. We want to ensure that road-widening is completed in the 
most efficient way possible to reduce road congestion in Willoughby substantially. 
Therefore, in the near-term, we believe that it would be advantageous to focus 
specifically on 208th street. 
  
As identified in the Report and by staff, the Township will have to borrow against the 
land acquisition costs, which will increase property taxes. There could also be additional 
costs if there is not enough funding in the DCC program for the construction of roads 
and pipes that need to be built for water and sewers. If improvements were confined to 
208th street, this would significantly lower costs and borrowing for the Township. 
  

2) Reduce the per acre Land Acquisition costs: 

We are also concerned with the amount the Township is considering paying for the land 
– $ 3.2 million per acre.  It appears the $3.2 million valuation was likely taken at the 
peak of the market. The recent Park Land acquisition charge, Greenway Amenity Policy, 
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and Neighborhood Plan Amenity Acquisition charge valued land at $2.8 million per acre, 
a significantly lower rate than the proposed per acre valuation. Considering current 
market conditions, we believe that the number should be even lower than $2.8 million.   
  

3) Explore alternative approaches to Land Acquisition:  

The amount of buildable space on a site in part depends on the total amount of land 
area. Therefore, if the land area is reduced because the Township is purchasing part of 
the sites the buildable area is also reduced, which results in the need for compensation. 
However, if the land owners along the arterials don’t lose their allowed entitlements, 
the Township should not have to pay market value for road dedications. Alternative 
approaches can be made in an equitable fashion that minimizes the impact on 
landowners with sites along the 208th street, as noted below:  
  

A) We understand that several proponents own properties along 208th street that 

are or will be seeking to develop these sites. We believe that there is an 

opportunity to consider through a negotiation process to acquire the right of 

way, without impacting the potential buildable area of the site. With additional 

incentives such as improved road access and maintaining/ increasing buildable 

area, the Township can likely obtain the land needed at a substantially reduced 

cost (or for free) because landowners would be minimally impacted.  

  
B) The Township could also consider utilizing a Statutory Right of Way (SRW). 

Through the SRW approach, the allowed buildable area of the site is not 

impacted because the landowners still maintain ownership of the entire site, and 

development entitlement is preserved. Where sites are large enough and 

buildable land and livability are not compromised there is minimal impact to the 

landowner, therefore, greatly reducing the amount that the Township would 

have to pay for that land. 

  
C) In other situations, which the Township needs to buy the entire site (e.g. a house 

that is located in the middle of the SRW), we believe the cost can still be 

minimized. In those instances, the Township could take the land required for the 

road, and then resell the parcel with an increased density which would offset the 

Township’s costs and could potentially make additional revenues. 

  
Allowing the Township more time to explore these three options is critical to mitigating 
cost for residents and homebuilders. These options could significantly reduce the 
amount that is needed to be borrowed to fund the roadway expansion. Therefore, these 
three steps would likely result in a win-win-win situation, reducing the fees for the 
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taxpayers and the homebuilders, while also protecting the landowners of impacted 
sites.  
  
Implementation: 
  
We strongly recommend against using Phased Developments Agreements (PDAs) to 
secure the land acquisition funds. PDAs are not used for the Greenway Amenity Policy 
and Parkland Acquisition Policy and therefore should be avoided in this policy. 
Furthermore, PDAs require a significant amount of preparation time from Township 
staff. They also require costly legal reviews for the Township and proponents and 
significantly delay processing times.   
  
Our members also prefer that a bylaw be used instead of a policy because of the 
certainty provided. This policy will apply to a ‘specific study area,' for ‘specific works – 
land acquisition.' As a result, the legal tool used should be that of a ‘bylaw,' not a ‘policy. 

A bylaw also allows for a more stable business environment for homebuilders because a 
public hearing is required before substantial changes can be made to it. 
  
The bylaw should also have a termination clause that specifies when the required lands 
should be acquired. We are concerned if it becomes a policy, this mechanism could be 
changed without a consultation process that would involve the homebuilders, 
landowners, and those most affected. We believe that this input is critical for achieving 
a balanced and efficient road completion process.  
  
We also want to ensure that a reserve fund is established so that the money collected 
can only be used for acquiring lands for road construction. We also recommend that if 
funds are remaining at the end of the land acquisition process, those that contributed to 
the fund should be reimbursed. We would like to ensure that the funds are being used 
appropriately toward road expansion.  
   
Conclusion: 
  
Although we are generally supportive of this policy, we would like to have further 
discussion with Township staff. It seems as though WARCAP is at a preliminary stage, 
and significantly more work needs to be done if it were to be implemented. Considering 
the policy proposal is valued at over $33 million dollars, there needs to be much more 
rigorous technical analysis. In comparison, the DCC bylaw changes carried requirements 
for consultation and public engagement before they were implemented, and we believe 
that WARCAP deserves at a minimum equivalent scrutiny and consultation. 
  
The industry would like to have further discussion with the Township on a number of 
issues including: 
  

 Issues noted above related to reducing land acquisition costs. 
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 Instream applications/ grandfathering to avoid an inequitable situation where a 
homebuilder has already purchased land and is caught with a new unexpected 
fee.  

 Which lands are/ are not included in the WARCAP Proposal. For instance, section 
4.3 references “Developable Land,” including detention ponds, this does not 
seem to be in line other Township policies, such as, the Parkland Acquisition and 
Greenway Amenity Policy. 

 A different implementation mechanism other than Phased Development 
Agreements. 

 
We would also like to support Township’s staff recommendation in the “Community 
Amenity Contributions Policy (50% Lift)” Report to Council on October 7th, 2019 “to 
incorporate the proposed policy into WARCAP.” We would also like to note that we 
support staff’s recommendation in the “50% Land Lift” Report to engage with the 
community, UDI, and the homebuilding industry, as we also believe further consultation 
on the policy is needed. 
 
We thank the staff again for consulting with our members, as well as the public and 
stakeholders. At the moment, if the Council were to proceed, we would like need to 
have more dialogue with the industry to address the approach. Overall, UDI is generally 
supportive of the Willoughby Arterial Road Completion Policy Report. However, we ask 
that the Township consider our recommendations to ensure that the policy/bylaw 
implemented is done in the most equitable manner possible. 
  
We look forward to furthering discussions with the Township on the Willoughby Arterial 
Road Completion Amenity Fee and future housing initiatives.  
 
Yours sincerely,  
 

 
 
Anne McMullin 
President and CEO, Urban Development Institute  


