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LANGLEY OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842
AMENDMENT (WILLOUGHBY COMMUNITY PLAN) BYLAW 1998 NO . 3800
AMENDMENT (ROUTLEY NEIGHBOURHOOD PLAN) BYLAW 2001 N O. 4013

A Bylaw to amend Langley Official Community Plan Bytaw 1979 No. 1842

WHEREAS the Municipal Council of the Corporation thfe Township of Langley deems it
necessary and desirable to amend Langley Officiah@onity Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 18800

NOW THEREFORE, the Municipal Council of the Corpgaa of the Township of Langley, in
Open Meeting Assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the “Langley Official @munity Plan Bylaw 1979 No. 1842
Amendment (Willoughby Community Plan) Bylaw 1998 N800 Amendment (Routley
Neighbourhood Plan) Bylaw 2001 No. 4013.”

2. The “Langley Official Community Plan Bylaw 1979 Nd342 Amendment (Willoughby
Community Plan) Bylaw 1998 No. 3800 as amendeckishy further amended as set out
on Schedule “A” attached to and forming part of Bylaw.

READ A FIRST TIME the 26th day of February , 2001
READ A SECOND TIME the 26th day of February , 2001
PUBLIC HEARING HELD the 23rd day of April , 2001
READ A THIRD TIME the 30th day of April , 2001
F\r’]ECONSIDERED AND ADOPTED 11th day of June , 2001
the

Manager of Corporate
‘KURT ALBERTS” Mayor “‘“ALBERTO DE FEO” Administration

Certified a True Copy:

Manager of Corporate Administration
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1.0 PURPOSE OF THE NEIGHBOURHOOD PLAN (NP)

As stated in the Willoughby Plan, Willoughby is onktobe few remaining areas of Langley

Township designated for, and capable of, accomrmgdatban forms of development. While the

Willoughby Plan provides general direction for fetudevelopment, more detailed Neighbourhood
Plans are required for the sub-areas of Willoughby.

The Routley Neighbourhood Plan (NP) addresses le®&] community facilities, infrastructure
services and financing of services — for the sel-drounded by 88Avenue (south), 196 Street
(west), 200 Street (east), and approximately 73Anae (north).

The NP also provides a framework for building a meighbourhood, based on a set of community
values and development principles.

2.0 EXISTING CONDITIONS AND CONTEXT

In planning the Routley neighbourhood, considenatias been given to its interface with Langley
Meadows (the established urban neighbourhood s@8 Avenue), as well as future urban areas to
the north and west (Clayton), the 200 Street corridnd the Southwest Gordon Estate
neighbourhood east of 200 Street.

The boundaries for this neighbourhood are alsalgldalineated by 68 Avenue, 200 Street and the
future 196 Street arterial. The northern boundaamg been established at approximately 73A
Avenue, based on the boundaries of the servicitolpiceent area.

Routley is also in close proximity to all the ammstand services of Langley Regional Town
Centre. As such, the proposed land uses withiril®oare primarily residential, with provision for
neighbourhood commercial, church, school and psek.u

2.1 EXISTING CONDITIONS
2.1.1 LAND USE

Routley is characterized by a mix of large and samattages — with varying levels of improvements.
Much of the land may be characterized as “holdirgperties.” There are also some substantial
newer homes in the area, including three distinclaeres of one-acre “estate” lots.

There is an existing church use at 72 Avenue al® Itreet, and limited commercial use, in the
form of two professional offices.
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2.1.2 NATURAL FEATURES

While there are few mature, second growth treeiepean Routley, there are numerous clusters of
trees and vegetation, which add to the aestheticcamironmental value of the area, and should be
retained, where appropriate through new development

There are also a couple of natural ponds in the @mel a small watercourse located in the southeast
portion of the neighbourhood. However, there argvatercourses of significance for fish habitat.

2.1.3 VIEWS

The northern portion of Routley is relatively fl&some properties north of 72 Avenue offer views of
the Coast Mountains. The southern portion is relmeing, and offers some excellent views towards
Langley Town Centre, Murrayville and Mount Baker.

2.1.4 HERITAGE

This area is referred to as “Routley” in the Wity Community Plan. 200 Street, between 68
and 72 Avenues was called Routley Street — after John andrd/outley, who owned land in this
area in the late 1890’'s and early 1900'’s.

There are no recorded heritage buildings in Routldgwever, the cultural heritage of Willoughby
and the Township of Langley could provide the desigpiration for the new neighbourhood — in
terms of architectural design elements, buildingenels and indigenous plant and tree species.

2.2 COMMUNITY CONTEXT

The new neighbourhood of Routley is one of seveesdhbourhoods planned for the Willoughby
area. As such, it will be developed within the dater policy framework for Willoughby.
Development will also be influenced by developmanadjacent neighbourhoods (both established
and planned communities).

2.2.1 WILLOUGHBY COMMUNITY PLAN

Routley is located within the Willoughby Communitia® area, which is bounded by Highway 1 to
the north, the City of Surrey boundary to the wés, Agricultural land Reserve boundary to the
east, and an irregular southern boundary, whicmdstato the Willowbrook area.

Willoughby has been designated for some time inTinship of Langley Official Community
Plan, as a major development area in Langley, amdsfar continuation of an urban area of land,
which includes Langley City, Clayton (Surrey) anéMt Grove, north of Highway 1.
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The Willoughby Plan designates Routley for residgntse, with provision for some neighbourhood
commercial uses at 72 Avenue and 200 Street. Adkggctive of the Willoughby Plan is the
creation of a greenway system along both side0f3reet, to create an attractive entryway into
Langley Town Centre, and to provide a recreationaiidor and improved livability for Willoughby
residents.

2.2.2 ADJACENT NEIGHBOURHOODS AND LINKAGES

Routley will eventually interface with four adjat¢eneighbourhoods: the established Langley
Meadows neighbourhood, south of 68 Avenue; SouthW&sdon Estate, east of 200 Street;
Surrey’s Clayton area, west of 196 Street; anduaduneighbourhood to the north.

While Routley is separated from these areas byiegisind proposed roads, it will be linked by a
greenway system: a north-south greenway on bd#s f 200 Street; and an east-west greenway
utilizing the B.C. Gas right-of-way.

Proposed land uses within Routley will provide an appatginterface and transition with land uses
in adjacent neighbourhoods.
3.0 NEIGHBOURHOOD PLAN OBJECTIVES

The Routley Neighbourhood Plan will guide the olgledevelopment of this +200 acre
neighbourhood through land use and urban desigrigml Key plan objectives are as follows:

to provide for an appropriate mix of housing toaamodate a range of household needs;

to establish a local road pattern that providesdgaocess to, and connectivity within the
neighbourhood; while redirecting flow-through traffo arterial routes on the periphery of the
neighbourhood,

to locate a combined site for an elementary school antdbaighood park close to a majority of
neighbourhood residents — to provide a communitglfpoint;

to preserve and enhance existing views from thghbeurhood;

to preserve, where possible, existing vegetatiod aatural features, and to create new
opportunities for pedestrian and wildlife movement;

to provide a landscaped visual and noise buffergpRO0 Street;

to provide a north-south greenway within the neairhood, to provide a recreational amenity
for residents;
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to utilize bonus density provisions as an incentoregreenway and open space dedication and
construction;

to create a “gateway” at 72 Avenue and 200 Stteetugh urban design elements, to signify
entry into the neighbourhood,;

to provide for limited convenience retail useshatiieighbourhood gateway;
to address both future livability and longer-terevelopment opportunities for all properties;

to enhance pedestrian/cyclist safety within thgmaourhood and at 68 and 72 Avenue crossings
of 200 Street.

4.0NEIGHBOURHOOD PLAN CONCEPT

4.1 DESCRIPTION

For a neighbourhood concept plan to have validity the future, it must be capable of
implementation as housing needs and market conditbange. As such, a fundamental principle of
the Routley Plan is the notion of “flexibility.” Flexibilityithe location of roads and greenways will
be considered based on specific applications aedotder that development occurs provided
continuity of linkages is maintained.

While the predominant land use in the neighbourhweitidbe ground-oriented residential — the actual
housing units may comprise a variety of types +unliog standard and compact single-family lots,
duplexes, townhouses and cluster housing. Othes im#ude: neighbourhood commercial,
institutional and school/park uses.

The Plan establishes a base density of 14.8 ueitshpctare (6 units per acre), and provides
opportunities for higher densities through landicktibn for greenway(s) and community open
Space.

The intent is to create a more clustered form geligpment, in order to preserve mature vegetation
and provide a greater amount of public open spddes approach is also less land-intensive than
traditional single-family development, and is corsadi more sustainable as a future model.

Other aspects of sustainable neighbourhood deslgohware incorporated in the Routley Plan
include:

preservation of quality housing stock through amiilff development alternative to subdivision;
preservation of natural vegetation, where possible;

combining of school/park facilities for more eféat land use, and the creation of a
neighbourhood focal point;




Routley Neighbourhood Plan

provision of pedestrian and bicycle paths to prewadrecreational opportunity, and discourage
use of the private automobile;

provisions for housing variety (infill and bonusndéy opportunities) to enable residents to
remain in the community as their housing needs aharyl

permeable greenway corridor to allow opportunities groundwater recharge, and reduce
requirements for storm water discharge.

4.2 LAND USE DESIGNATIONS

The Routley Neighbourhood Concept is shown in Magd fie northern boundary of the plan area is
based on limits of gravity sanitary sewer servicinthis boundary may be extended if it can be
demonstrated to the satisfaction of the Engineddingsion that gravity servicing can be extended to
the north. Permitted land uses will be based censian of the land uses to the south.

Proposed land use designations are described@ssol

4.2.1 RESIDENTIAL

All of Routley is designated in the Willoughby Commity Plan for “residential” development, at a
base density of 14.8 units per hectare (6 unitap@) — i.e., traditional single-family lots.

The residential designation is divided into two Bsmensity areas, which provide opportunities for
higher densities, with greenway and/or open spadcdtion, as described in the Willoughby
Community Plan. There is also provision for “itifdlevelopment (Section 4.2.2), as an alternative
to subdivision, for portions of the Plan area.

These plan provisions could yield a variety of greonénted housing types — including:

Traditional single-family lots 15 units/hectareutits/acre)
Infill housing 15 units/hectare (6 units/acre)
Compact single-family lots,

duplexes and townhouses 20-25 units/hectare ((Bunits/acre)

All densities shall be calculated based on devéledand (i.e. excluding land below the top-of-bank
of watercourses, but including road dedicationgghts-of-way along with utility transmission line
rights-of-way if developed and upgraded as a lip@ak system community amenity). The actual
housing types that are developed and the resultimigyields will depend on prevailing market
demand, and whether or not the bonus density poogisare utilized, at time of development.
Accessory dwellings may be considered on a devedopivy development basis in compliance with
the overall density and consideration of amenities.

4.2.2 RESIDENTIAL INFILL

Many properties in the Plan area have a relatiwlyritio of improvements to land value — which is
indicative of a high number of holding propertiesl garger parcels with smaller houses.
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There are also three distinct enclaves of onelats¢and some individual parcels) with signifidgnt
higher ratios of improvements to land value. WIloks in these enclaves have further development
potential, subdivision may not be feasible in the$eeable future due to the good condition and/or
location of existing dwellings, and the higher vaifi¢hese properties.

The Residential Infill designation allows for dditsition of these properties through the
construction of additional strata title dwellings the same lot (e.g., infill dwellings, coach hajse
etc.) — as an alternative to fee simple subdivision

Under this scenario, the existing dwelling and eamh dwelling would be strata titled, with a shared
private road (driveway) access and open area Baidramon property.

Infill development would be permitted at the sanasebdensity of 15 units/hectare (6 units/acre).
The infill option would not, however, preclude bsndensity opportunities available under the
Bonus Area 1 or Bonus Area 2 provisions — if a @lacontained land suitable for greenway or open
space dedication. Examples of infill developmeat@ovided in Figures 3 through 5.

Figure 3: Corner Lot Infill Housing (plan view)

Figure 4: Mid-Block Infill Housing (plan view)
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Figure 5: “Coach House” Example |

4.2.3 COMMERCIAL

Given the proximity of Routley to the major rettctilities of Willowbrook and Langley Regional
Town Centre, provision is made in the Plan for adesd amount of neighbourhood-oriented
convenience retail. The appropriate location @&aif uses is the neighbourhood “gateway” at 72
Avenue and 200 Street.

4.2.4 INSTITUTIONAL

Institutional uses, such as churches and privdteats will be considered based on their ability to
complement adjacent residential uses.
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4.3 HOUSING AND POPULATION ESTIMATES

Table 1 below provides an estimate of developadiwl larea in Routley. Gross land area is
estimated at 78.9 hectares (194.9 acres). Assuming dénpef land area is required for new roads,
and a further 5 percent for parks — net developaigle is estimated at 63.1 hectares (155.9 acres).

Based on these area calculations, Table 2 provides antestiyieeld of potential housing units upon
build-out, assuming that development occurs at #se llensity of 14.8 units per hectare (6 units per
acre). Under this scenario, the neighbourhooddcastommodate a total of approximately 935
single-family detached units. This would geneeapmpulation of approximately 3,085 — based on a
typical household size of 3.3 persons.

A more realistic scenario would be developmentraiagerage density of 19.8 to 22.2 units per
hectare (8 to 9 units per acre), which assumesstimae of the bonus density provisions would be
utilized. Assuming a typical household size of @Bsons (typical for single-family unit), this wdu
yield between 1,250 and 1,400 residential unitd,\v@ould generate a population between 4,000 and
4,600. Table 3 illustrates potential populatiod anit yields, assuming an average density of 22.2
units per hectare (9 units per acre).

TABLE 1: ESTIMATED DEVELOPABLE LAND AREA
ROUTLEY GROSS NET DEVELOPABLE % OF
NEIGHBOURHOOD DEVELOPABLE LAND | LAND AREA (Less 15% TOTAL
AREA for new roads and 5% fo AREA
park)
hectares acres hectares acres
Total Neighbourhood 78.9 194.9 63.1 155.9 100%
BREAKDOWN BY
SUB-AREA
North of 72 Avenue 19.4 47.9 15.5 38.3 24.6%
70 Avenue to 72 Avenue 29.2 72.3 23.4 57.8 37.0%%
68 Avenue to 70 Avenue 30.2 4.7 24.2 59.8 38.4%
BREAKDOWN BY
BONUS DENSITY
AREA
Bonus Area 1 26.4 65.2 21.1 52.2 33.5%
(198B Street to 200
Street)
Bonus Area 2 52.5 129.7 42.0 103.7 66.5%
(196 Street to 198B
Street)

10
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TABLE 2: POTENTIAL UNIT YIELD AT BASE DENSITY
ROUTLEY GROSS NET DEVELOPABLE POTENTIAL
NEIGHBOURHOOD DEVELOPABLE LAND AREA HOUSING
LAND AREA (Less 15% for new roads  UNITS AT
and 5% for park) 6 U.P.A.
hectares| acres hectares Acres
Total Neighbourhood 78.9 194.9 63.1 155.9 935
BREAKDOWN BY
SUB-AREA
North of 72 Avenue 19.4 47.9 15.5 38.3 230
70 Avenue to 72 Avenue 29.2 72.3 23.4 57.8 346
68 Avenue to 70 Avenue 30.2 74.7 24.2 59.8 359

TABLE 3: POTENTIAL UNIT YIELD ASSUMING DEVELOPMENT OCCURS AT AN
AVERAGE DENSITY OF 9 UNITS PER ACRE
ROUTLEY GROSS NET DEVELOPABLE POTENTIAL
NEIGHBOURHOOD DEVELOPABLE LAND AREA ! HOUSING
LAND AREA (Less 15% for new roads UNITS
only)
Hectares | Acres hectares acres
Total Neighbourhood 78.9 194.9 67.1 165.7 1,491
BREAKDOWN BY

SUB-AREA
North of 72 Avenue 19.4 47.9 16.5 40.8 367
70 Avenue to 72 Avenue 29.2 72.3 24.8 61.5 553
68 Avenue to 70 Avenue 30.2 74.7 25.7 63.4 571

4.4 NEIGHBOURHOOD CHARACTER

The physical design of the Routley neighbourhoodulshenhance the sense of place and allow
residents to easily identify with their communitKey elements in designing this neighbourhood
include:

creating a “sense of community”

developing visually-appealing streetscapes andgspaces

1 In Table 3, the calculation of “Net DevelopableAt does not take into account any land area whimhbe below top-
of-bank; and assumes that the required 5% parkatésh is included in the bonus density calculatj@s per the Bonus
Area 2 provisions of the Willoughby Community Plan.

11
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providing a system of “greenways” to both buffeg tieighbourhood and provide a recreational
amenity for residents

creation of a community “focal point” near the eeraf the neighbourhood

establishing a prominent neighbourhood “gateway’2af\venue

ensuring a safe and secure neighbourhood

These and other elements are discussed below:

4.4.1 GATEWAY

The intersection of 200 Street and 72 Avenue vallabprincipal crossroads and gateway into both
Routley (to the west) and Southwest Gordon Estatthé east). This location is also identifiechas
neighbourhood commercial node, and will be the $amfuboth pedestrian and vehicular activity.
Entry into Routley should be formally announcedhwéppropriate architectural and landscape
design treatment — including signage announcinghtimae of the community. The design of this
feature shall be presented to the Township foragbmat the time of the development permit review,
and shall be coordinated with a gateway featurhenvest side of 200 Street.

4.4.2 BUILT FORM

The built form should enhance the distinctivendsthe Routley neighbourhood and contribute to
visually appealing streetscapes. The built formausth also enhance the safety and comfort of
neighbourhood residents.

Physical elements that support these objectivesdecthuman scale development” in the form of:

ground-oriented buildings with individual “front dis” (unit entries) at street level.

buildings that are oriented towards the street fovigde opportunities for neighbourhood
surveillance, and a feeling of safety.

street furniture for pedestrian comfort — including bescharbage receptacles and bicycle racks
in the greenways, at the neighbourhood commero@ mnd other public areas.

street trees and illuminated sidewalks.

distinctive commercial buildings and landscape elets which form a neighbourhood gateway
at 72 Avenue and 200 Street.

siting and massing of buildings - following the egpaphy of the land, to ensure maximum sun
exposure and preserve existing views.

12
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4.4.3 FOCAL POINT

Routley is a relatively compact neighbourhood dfirby the roads that surround it. Given its
proximity to Willowbrook and all of the amenities bangley Regional Town Centre, Routley will

not have a broad range of land use designationgingBprimarily residential in nature, the

elementary school and neighbourhood park will f@mimportant focal point for both active and
passive recreation, and community interaction.

4.4.4 GREENWAYS

The proposed greenway system will provide bothighfieurhood buffer along 200 Street, and an
important recreational amenity within the neighbmad. Greenways will include pedestrian and
bicycle paths, and will link the neighbourhood palementary school and retail amenities. (The
greenway concept is described in Section 5.2).

Greenways will provide a safe and attractive cotioedo adjacent neighbourhoods, and will form
part of a larger trail system through Langley andré&u Continuous corridors will also help
maintain fish and wildlife habitat.

4.4.5 VIEW CORRIDORS

There are many properties in Routley with existingpatential views of the valley to the south, or
the mountains to the north (see Figure 2). To renthit view opportunities are preserved or
enhanced, new development should respect the hetpography of the land.

On sloping sites, buildings should have a condisteassing to create a terraced form of
development and provide view opportunities for gomity of housing units.

Consideration should also be given to creating \aewidors within road rights-of-way, greenways
and park areas for the enjoyment of all residents.

4.4.6 SAFETY AND SECURITY

A good neighbourhood is also a safe and securénim@ighood. Opportunities for ensuring the
safety and security of residents include land uséicyy and urban and landscape design
considerations:

By accommodating a range of residential densitless,Routley Plan encourages a diversity of
population and housing types. This in turn bringsvely to neighbourhood streets at various
times of the day, and encourages surveillance lyamts.

Opportunities for criminal activity should be reddcor eliminated through the implementation
of accepted principles of “crime prevention throeglvironmental design” (CPTED).

13
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5.0

Buildings should be designed with an outlook towardststesel greenways, rather than inward-
looking or gated enclaves. This enables greatghbheurhood surveillance by providing more
“eyes on the street.”

Neighbourhood greenways should be well illuminaséedi designed to allow views through
landscaped areas, and surveillance from adjacemting units. Greenways with a habitat
component should have minimal lighting to avoi@i@tion of habitat suitability. If a greenway
is not located adjacent to a roadway, various dppiies for access to/egress from the
greenway should be provided.

To encourage active use at various times of the thayneighbourhood park (community focal
point) should include amenities for various ageugeoand activities (i.e., opportunities for
passive and active recreation).

The greenway system is intended to provide a safemnative route for bicycles — for both
commuter cyclists who currently use 200 Street, eguteational cyclists who would use
neighbourhood streets.

The introduction of sidewalks and walkways will &i® a separation for pedestrians and
automobiles throughout the neighbourhood.

Enhanced pedestrian safety will be required antgighbourhood gateway (72 Avenue and 200

Street intersection), adjacent to the neighbourhoddedamentary school, and other locations to
be determined by the Township.

COMMUNITY FACILITIES

A neighbourhood park and elementary school wiliidhe community focal point and recreational
facility for Routley residents.

Pedestrian and bicycle movements within Routley k@l facilitated by a system of greenways,
which will also provide a connection to the neighitiwod park and elementary school, as well as
adjacent neighbourhoods.

5.1

PARKS

Development of the Routley neighbourhood will regua neighbourhood park and elementary
school. These facilities will likely be developed a combined site, with a minimum area of 4
hectares (10 acres).

The combined park/school site should be centralbated within Routley (between 68 and 72
Avenues), and should be easily accessible by petestprivate vehicles and school buses.

An

appropriate park/school site must be securedr pio development proceeding in the

neighbourhood. The ideal site will have the follagvcharacteristics:

14
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Well-drained, evenly sloped site
Preferably 3% slope to minimize cut and fill
Should not front on an arterial street or cul-de-sa

Ideally, should be located along a neighbourhodiaor street, at least 100 metres from an
intersection

Preferably, rectangular in shape
Opportunities for landscape buffer adjacent tadesstial uses
A minimum street frontage of approximately 100 meftior the elementary school

Typical park/school (outdoor) amenities shouldude!:

2 full-sized overlapping soccer fields/ball diamsnd
Parking for + 60 cars

Adventure playground

Paved basketball/shinny hockey court

Passive area, landscaped areas and trails

5.2 GREENWAYS

One of the objectives of the Willoughby Plan is teate a “greenway” along both sides of 200
Street. The purpose of the greenway is to praaigeeen buffer along the 200 Street corridor, and t
accommodate pedestrian and bicycle paths. Wheaengays and municipal trails can not be
provided through the density bonus mechanism, ienghip will consider using provisions of
Section 941(1) of the Municipal Act to provide lamothese purposes.

Driveways crossing greenways will be discourag®dhere there is no choice, driveways shall be
consolidated and minimized and intersections wittegways shall be designed for the safety of
users o the greenway.

5.2.1 NORTH-SOUTH GREENWAYS

The greenway concept for Routley (i.e., west sidl@0® Street) proposes splitting the 200 Street
“greenway” into two components:

1. provide a 15 m landscape buffer adjacent to resalamses along 200 Street, to provide visual
screening and noise attenuation;

2. provide a 2 metre wide landscaping area adjacebitnmercial uses along 200 Street as a
boulevard between the curb and the sidewalk and an&tre corridor, including a 2.5 metre
shared use (pedestrian and bicycle) concrete slkiewa

3. provide a 15 m “active” portion of the greenwa.(i.pedestrian and cycling path) “into” the
neighbourhood — at approximately 199 Street.
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The intent is to locate the pedestrian and cygtiatihs away from arterial traffic, and to provide a
more usable amenity for residents.

The greenway could also be used to link neighbadtfocal points such as the school, park and
retail node at 72 Avenue.

The ultimate greenway along 200 Street should indasiin depth and treatment on both sides of
200 Street.

5.2.2 OTHER GREENWAY OPPORTUNITIES

The original notion of a 200 Street greenway can be expantted series of smaller greenways and
pedestrian pathways through the neighbourhood:

The existing BC Gas right-of-way (north of 68 Avehs@ould be developed as a greenway
connection to Clayton on the West, and to South@estion Estate on the east (via a pedestrian
overpass across 200 Street at 68 Avenue).

Existing clusters of vegetation in Routley could fle¢ained and linked to create additional
greenway connections in the neighbourhood.

Mid-block pedestrian connections to the 200 Stggeenway should be developed north and
south of 70 Avenue to provide access to publicsitan

5.2.3 GREENWAY WIDTHS

Widths of greenways are set out in the following table:

TABLE 4:  GREENWAY WIDTHS

LOCATION STANDARD
200 Street 15 m where density bonus is used -

Figures 6 and 7

199 Street 15 m (6 m minimum) — Figures 8, 9
and 10

Mid Block Connections 15 m (6 m minimum) - Figures 1,
12 and 13

B.C. Gas right-of way width of right-of-way with 45 m

trail — Figure 14
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Figure 6: 200 Street Greenway — 15m ROW
(Plan view showing planted berms)

Figure 7: 200 Street Greenway — 15m ROW
(Section showing landscaped berm)
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Figure 8: 199 Street Greenway
(Plan view showing C.P.T.E.D. considerations)

Figure 9: 199 Street Greenway
(Section showing taller berm for privacy)
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Figure 10: 199 Street Greenway (Section showing 6Right-of-way)

Figure 11: 199 Street Greenway at 71 Avenue
(showing mid-block connection to east-west walkway)
Option 1: divided path at intersection
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Figure 12: 199 Street Greenway at 71 Avenue
(showing mid-block connection to east-west walkway)
Option 2: combined path at intersection

Figure 13: Mid-block Pedestrian Connection
Between 69 Avenue and 70 Avenue
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Figure 14: BC Gas Right-of-Way with Multi-use Pathway

5.3 SCHOOLS

A typical elementary school should accommodate aqpedely 400 students - from Kindergarten
to Grade 7. Based on estimated population figuneRéutley (refer to Section 4.3), it is anticipated
that the area south of 72 Avenue will support a amentary school.

Table 5 below illustrates that, if the neighbourdhatevelops at a base density of 14.8 units per
hectare (6 units per acre), an elementary schaolleent of approximately 387 students would be

generated south of 72 Avenue — with approximatél &udents overall. If development occurred

at an average density of 22.2 units per hectanen{{® per acre), which is considered a realistic

scenarid, an elementary school enrollment of approximat&§ dtudents could be generated south
of 72 Avenue.

One elementary school could serve all of Routlegr dive short term. However, based on population
estimates, a new school will be required northzoAvenue in the future.

Based on estimated enrollment (Table 6), a secgnstZrool population of approximately 323
students would be generated in Routley, assumiaglagment at an average density of 22.2 units
per hectare (9 units per acre).

2 Development at an average density of 9 units greria considered realistic, given actual oppotiemior bonus
densities in Bonus Areas 1 and 2
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TABLE 5: ESTIMATED ELEMENTARY SCHOOL ENROLLMENT
ROUTLEY POTENTIAL SCHOOL ENROLLMENT
NEIGHBOURHOOD DEVELOPMENT AT BASE DEVELOPMENT AT
DENSITY DENSITY OF
6 U.P.A. 9 U.P.A. (AVERAGE)
Units PopuS!ation Stuqents Units Popuslation Stu%lents
North of 72 Avenue 230 759 127 344 1,032 148
70 Avenue to 72 Avenue 346 1,141 190 520 1,560 224
68 Avenue to 70 Avenue 359 1,185 197 538 1,614 231
All of Routley 935 3,085 514 1,402 4,206 603
TABLE 6: ESTIMATED SECONDARY SCHOOL ENROLLMENT
ROUTLEY POTENTIAL SCHOOL ENROLLMENT
NEIGHBOURHOOD DEVELOPMENT AT BASE DEVELOPMENT AT
DENSITY DENSITY OF
6 U.P.A. 9 U.P.A. (AVERAGE)
Units | Population Stugents Units | Population Stu%ents

North of 72 Avenue 230 759 64 344 1,032 79
70 Avenue to 72 Avenue 344 1,141 97 520 1,56( 120
68 Avenue to 70 Avenue 359 1,185 101 538 1,614 124
All of Routley 935 3,085 262 1,402 4,206 323
54 OTHER FACILITIES

Other community facilities have not been identifiedhe planning process. However, should other
facilities (e.g., daycare, community meeting room, remeal facilities, etc.) become required in the

future — it would be appropriate to develop thess asgacent to the school/park site. Alternatively,
other community facilities could be developed injaantion with neighbourhood retail uses (i.e., as
part of a mixed-use development) at 72 Avenue afdS2@et.

% Based on an average 3.3 persons per single-famitly
* Based on 0.55 elementary school students peesiagiily unit

® Based on 3.0 persons per unit (average of siaghéif and townhouse types)

® Based on 0.43 elementary school students pefawsitage of single-family and townhouse types)
" Based on 0.28 elementary school students peesiagiily unit
8 Based on 0.23 elementary school students pefawsitage of single-family and townhouse types)
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6.0 INFRASTRUCTURE SERVICES

This section addresses the provision of major sesvior the Routley Neighbourhood Plan (NP)
area. Concepts for the road network includingrimeteand external roads, pedestrian movement and
bike routing; and water supply, sanitary sewer atwim drainage systems are provided. More
detailed information is provided in “Routley Enganimg Services Plan”.

Basic infrastructure services in the Routley NPaarelude roads and water. Storm sewers and
detention facilities are for all practical purposem-existent and there are no sanitary seweltsein t
area. All services will require some form of umling as well as system extensions to service the
NP area development.

The following sections discuss the proposed sewitifrastructure in more detail.

6.1. TRANSPORTATION

6.1.1 ROADS

200 Street: 200 Street, classified as Township’s highway, welljuire an additional lane in each
direction. Intersection movements at 68 Avenue Zhdvenue will be “right-in, right-out”. The
intersection with 72 Avenue will remain traffic sgjled and will require additional approach lanes.

196 Street:It is proposed that 196 Street be constructechamtarial or possibly a collector road,
depending on conclusions of discussion betweeiidlaship and the City of Surrey. Two through
lanes will be constructed initially, while ultim&tdour through lanes will be required.

72 Avenue 72 Avenue will be constructed as an arterial reaehtually with two through lanes in
each direction and traffic signals at 196 Street.

68 Avenue The north side of 68 Avenue will be completed to a collecad standard. To enhance
pedestrian safety at 200 Street, constructionpaigstrian overpass is under consideration.

6.1.2 EXTERNAL ROADS UPGRADING

200 Street / 66 AvenueDevelopment of Routley NP will trigger the neeat fnstallation of a
northbound left-turn signal phase, preferably terlthan 2005.

200 Street / 64 AvenueA third southbound through lane on 200 Street béllrequired to improve
intersection operations to an acceptable level.

In general, road network improvements required iwithe Routley NP and adjacent areas will be
staged as a function of development patterns.
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6.1.3 PEDESTRIAN AND CYCLE PATHS

The Township’s Community Connections document titates an overview of a Conceptual Trail
System and a Future Bicycle Route network. In doisument 200 Street is designated as a major
trail and commuter bicycle route. Recreationaytle routes are designated along 197 Street and
part of 68 Avenue.

Pedestrian paths are proposed along greenway dmmsedrom the internal road system to
196 Street, 200 Street and 68 Avenue. A bicycle path mped along a greenway in the southwest
corner of the Routley NP area. A combined bicygedestrian path is proposed within the internal
greenway corridor (from 68 Avenue along 198B Stedignment to 72 Avenue, on the north side of
72 Avenue to 199A Street, on 199A Street to 73Aree and on 73A Avenue to 200 Street.

A pedestrian overpass is proposed at"28Beet and 88Avenue to connect the pedestrian walkway
along the B.C. Gas right-of-way. The overpass Ww#l funded through a levy on adjacent
neighbourhoods or a public private partnership.

6.2 WATER SUPPLY AND DISTRIBUTION SYSTEM

The Routley NP area is presently serviced from xastieg reservoir located to the northeast,
approximately at 205 Street and 73 Avenue. Due tease in the proposed overall densities within
the Routley NP and Gordon Estate NP areas, asasdllue to introduction of high fire demand
developments (commercial and school), upgradingbeilrequired both within and outside of the
Routley NP area. Ultimate development will requar@ew feeder main, approximately 350 mm
diameter, through the Gordon Estate NP area. St existing watermains within the Routley
NP area will required to be augmented and/or replawith new watermains. The ultimate
distribution system will consist of the existing emmhains supplemented with distribution main
extensions into road allowances proposed by thel&oNP to adequately service the area. Most of
the Routley NP area will be serviced from a pressamme presently boosted to 131 metres. The
remaining area, approximately between 68 and 6%4e® will be serviced from another pressure
zone set at 80.80 metres. An additional pressdacing station, and several closed valves, will
separate the two pressure zones.

6.3 SANITARY SEWER SYSTEM

The Routley NP area is not presently serviced biassusewers. The closest sanitary sewer system,
designed to service the area, is located at 66 devand 201 Street. Proposed sanitary sewers will
service existing and proposed road allowances withe Routley NP area and discharge into

sanitary sewers proposed by the adjacent GordorieENfa area at 200 Street and 68 Avenue.
Therefrom, the proposed sanitary sewer will beadub tie into the existing system at 66 Avenue

and 201 Street.

The existing downstream sanitary sewer, however, deagned for smaller overall densities than
those proposed by the above noted neighbourhood.ar€ansequently, certain sections of the
existing sewer system, including the 204 Street g°@tation, will ultimately require upgrading.
Development can proceed only until the capacithefexisting system is reached.
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6.4 STORM DRAINAGE

The drainage systems within the Routley NP areaisbprimarily of open ditches with storm
sewers essentially only on 200 Street and 68 AveAd¢he present time, almost the entire Routley
NP area drains towards its southeast corner, at appiekyma9 Street and 68 Avenue. Therefrom,
the storm sewer system extends south across 6&iAvieto the Langley Meadows subdivision,
through the detention facility at Willoughby Way aldoodland Drive, and discharges into the
Logan Creek.

The stormwater management strategy for the developofeRoutley NP area proposes local and
trunk storm sewers throughout the neighbourhoadirgao an existing detention pond in the in the
Langley Meadows subdivision. The strategy prevatitsnajor flooding throughout the drainage

system and limits post-development peak flows @& davelopment levels up to the 1 in 100 year
design event. The proposed strategy involves ceplant of the existing trunk sewer through the
Langley Meadows subdivision as well as enlargeraeéand modifications to the existing detention

pond and flow control structure.

The possibility of providing detention north of A8enue at 199 Street has been investigated and
found to be impractical due to grade constraintfie opportunity of providing detention further
upstream in the drainage catchment and divertirsgiltieg run-off along 70 Avenue toward
200 Street was also investigated. By integrativg \tarious land use objectives with the overall
drainage objectives it became apparent that mimignithe storage requirement within Routley and
providing it in a previously dedicated area of ttangley Meadows subdivision resulted in both a
more efficient land use plan and a more effectragndige system.

The proposed drainage collection system includasnssewers for all existing and proposed road
allowances. This will provide conveyance of roadimthge and service connections for each
property.

7.0 FINANCIAL PLAN

The essence of financing for the Routley Neighboodhs:

1. Services are paid for by the Development Cost Chanagram.

2. A significant increment of facilities and amenitea®e covered by the capital component from
new taxes collected as the neighbourhood grows.

3. “Front-end” financing, risk and funding to makeay shortfall in DCC’s or facility and
amenity funding are derived through the proponehtievelopment through an agreement
which is a prior condition to initiation of develmgnt in the area.

New neighbourhoods cost money. In the Townshipaoigley, the development process pays for
new infrastructure and taxpayers pay for maintemamecl replacement of existing infrastructure.
New tax revenues from new areas also contributeftastructure and amenities. As costs paid by
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developers are reflected in the price of housimg cbst of new development is ultimately borne by
new homeowners. New infrastructure is financeohftwo sources:

The Township can “front-end” new infrastructure aadover the cost through Development
Cost Charges or other mechanisms, or

Developers can pay for new infrastructure direatlg have all or part of the cost rebated
through a reduction in Development Cost Chargeghar relevant cost recovery
mechanisms.

Usually, a combination of both sources is involiretuilding the infrastructure for a new
neighbourhood. The investment is balanced sdhkatxpayer is not subsidizing the developer and
the developer is not subsidizing the existing taxpaye

Needs and impacts of this new neighbourhood hase assessed. Sanitary sewer, drainage, road
and path network, school and park requirements bege determined for the population likely to be
in place when the neighbourhood is built.

Integration of these components with the Townsmpéster plans is an on-going process. Broader
Township master plans for infrastructure and argemg under constant review, and provide a “self
correcting mechanism” to accommodate changing tiondi  Similarly, memoranda of
understanding between the Township and externateggesuch as the Department of Fisheries and
Oceans, and TransLink are in process.

Master plans and interagency agreements adoptedunycCwill be integrated into the Official
Community Plan. Appending these master plansa@tificial Community Plan will simplify the
referral process and reduce the analysis requoreddure that new development pays its fair share.

Until the appropriate master plans are adoptedh vaw development will demonstrate that it
provides appropriate infrastructure, does not irm@sundue burden on facilities and meets the
requirements of outside agencies prior to approval.

Development Cost Charges (DCC'’s) are collecteceasldpment proceeds to fund capital works for
road, water, sanitary sewer and storm drainagesvedgired to open new neighbourhoods.
Surpluses or shortfalls in Routley by 2017 are pteptas follows:

TABLE 6 DCC PROGRAM — ROUTLEY - TO 2017
Utility Revenues Collected DCC Costs Surplus (Shortfall)
($Mill) Attributable ($Mill) ($Mill)
Roads $12.0 $5.2 $6.8
Storm Drainage $0.9 $1.4 -$0.5
Sanitary Sewers $1.3 $1.7 -$0.3
Water $2.1 $1.6 $0.5
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Higher shortfalls are anticipated in the first fe@ays to initiate servicing projects that are resglir
for development. This requires “front-ending” b hroponents of development in the
neighbourhood.

A low level of development in the Township couldspa risk in that there may be insufficient
revenue to meet financial commitments, such as/éter contract with the Greater Vancouver
Regional District. However, as current DCC resei@ low, it is difficult for the Township make
the initial payments for installing services in Wiilghby to allow new development. This interim
shortfall is accommodated by the agreement witlptbponents.

Park land acquisition is funded by DCC'’s. Park DCe&lected from development within Routley
will fund the purchase of a Neighbourhood Parkoiign of a Community Park, part of which will
be in Routley, and Municipal Park. acreage. Theld@ment costs of Routley’s portion of these
sites is anticipated to be $2.8 million. This iigurhood’s share of community facilities (firelhal
recreation facilities) is estimated to cost $2.8iom. Both of these costs have been funded in the
past through General Revenue or reserve fundsxXtmple Walnut Grove), and could continue to
be funded in the same manner.

The principles that will be followed in funding peots in Routley are as follows:

The Township will not contribute funds over andabwhat can be provided through DCC
funds available for the area or incremental in@eas the capital portion of general revenue
which may be reasonably foreseen to be applicalfciiities and amenities required prior
to build-out.

The Township will not finance provision of serviegeghe neighbourhood.

The Township will not assume financial risk for yidhng services to the neighbourhood.

Any shortfall in cash flow to cover infrastructurgpenses or provide works or facilities for the
neighbourhood will be required to be provided bygheponents of development as documented in
an agreement as a precondition of zoning.

The instruments relating to cost recovery, sualiegglopment cost recovery and taxation, will be
refined from time to time. Any changes to thes&umsents should continue to reflect the principles
set out here.

8.0 IMPLEMENTATION
8.1 DEVELOPMENT PREREQUISITES

Development in the Routley Neighbourhood will reguull urban services, including roads built to
urban standards and water, sanitary sewer and staamage facilities. Provision of 196 Street
north of 68 Avenue is necessary before developmmeRutley occurs. It is also anticipated that
development will require one elementary school ane neighbourhood park within the plan area.
Other facilities outside the plan area will alsorbguired, including secondary school, community
park, recreation centre and indoor facilities,baaly, fire stations and a community police office.
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The Township will consider the provision of faeds outside the neighbourhood plan area when
reviewing development applications.

8.1.1 GENERAL PREREQUISITES

The following general prerequisites must be satisfprior to Council’s consideration of any

rezoning bylaw adoption in Routley:

(a) an elementary school site must be secured in #docacceptable to the School District, that is
capable of accommodating the elementary school latgu that would be generated by that
development and other development in the area epgpioy Council;

(b) a neighbourhood park site acceptable to the Townatijacent to the elementary school site
must be secured by the Township;

(c) major roads and utility services must be availableccommodate proposed development; and

(d) 196 Street must be developed north of 68 Avenue.

8.1.2 SPECIFIC PREREQUISITES

Each new development in Routley will enter into aseture a servicing agreement with the
Township as a condition of final approval consitlera The servicing agreement will comply with
servicing provisions of this neighbourhood planetbgr with existing servicing standards as set out
in the Township’s Subdivision and Servicing BylaW ia accordance with good engineering
practice.

Services required as a condition of final consitiemawill extend beyond the neighbourhood if
adequate supply or capacity is not available withenneighbourhood or when necessary to mitigate
impact on the Township’s infrastructure.

Except as agreed with the Director of Planing andeld®ment, extensions and over-sizing to
accommodate connections to adequate supplies acitiap or other development on lands outside
those subject to the development application wal grovided by the developer. Rebates or
mechanisms to recover over-sizing costs must comvjily policies approved by Council (such as
Development Cost Charges) or (as in the case ethater agreements) be approved individually by
Council.

A number of specific issues must be resolved goodevelopment, including dedication of road
widenings for parcels abutting arterial or colleatmads, transferring designated municipal trails t
the Township, providing security for trail constiioa to municipal standards, paying the school
charge provided in the Municipal Act and outlinedhe Agreement between the Township and the
Langley School, paying administration levies argistering covenants acceptable to the Ministry of
Environment where necessatry.

8.2 STAGING

Under the current Livable Region Strategic PlanRadional Context Statement, the Township has
agreed to not exceed a population of 165,000 by 2@a&wth rate is measured every five years by

28



Routley Neighbourhood Plan

Federal Census. The township’s population atasiedensus (1996) was 80,180 which represented
26,645 households. Subsequently, growth has occasréollows:

Year Pop. (est.) | Hslds. Growth Pop. (3% Hslds. | Difference
(est.) Rate growth) (3%
(est.) growth)
| 1996 | 80180 | 26645| | 80180 | 2664% 0 |
| 1997 | 82692 | 27453| 3% | 82596 | 27421 +32)|
11998 | 84938 | 28199 2.6% | 85086 | 28248 -49|
| 1999 | 85852 | 28502 1% | 87651 | 29100 -598
| 2000 | 88440 | 29362] 1.9% | 90293 | 29977 -615

TABLE 5 TOWNSHIP POPULATION GROWTH

If Langley reaches a population of 165,000 by 202dwth can occur at a steady annual rate of
2.9%. From 1997 to 2000, growth occurred at lonatss. Based on the assumption that some of
the growth that did not occur during this periodl i@ made up by 2006, it is estimated that about
4,655 new dwelling units will be constructed in Tr@vnship by 2006. The proportion of the total
growth expected to occur in Willoughby is assumediitrease from 75% to 60% from 2001 to
2005, and then 55% from 2006 on, to allow for depelent in other areas of the Township,
including Brookswood/Fernridge. This would resalabout 3,175 new units in Willoughby by
2006.

Growth in Routley is estimated to be about onedtbirthe growth in Willoughby, or 1,020 new
units, by 2006. This figure is not meant as agog a limit, but serves as an estimation of ghowt
for planning purposes. The exact number will beeddpnt on market conditions, growth in other
neighbourhoods and communities within the Townsligh housing types. Relatively higher growth
in the senior housing category could be absorb#dtbut a negative effect on schools. If the bulk of
growth is in full size (6000 sg. ft.) residentiatd, then lower numbers may tax the schools. Growth
in the Township will be reviewed every five yearsdon census information.
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