WILLIAMS NEIGHBOURHOOD PLAN
Design Targets - March 30, 2016

Williams Neighbourhood Plan

tol.ca/Williams

OVERVIEW & PURPOSE
What’s Happening?
The Township of Langley is preparing a Neighbourhood Plan for the Williams area.
The plan is being developed through a multi-phase process involving Township
staff, stakeholders, and members of the public. This will result in a draft Plan and a
Engineering Services Plan ready for Council’s consideration in mid 2017.

William’s Neighbourhood Team Design Workshop #2

The following are a summary of design targets for the workshop. These should be
read in conjunction with the Williams Neighbourhood Design Brief and Williams
Neighbourhood Technical Backgrounder.
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DESIGN TARGETS
The following is a list of design targets organized by goal.

Goal 1: Gateway into the Township
The Williams neighbourhood serves as a gateway to the Township for people entering
Langley from Highway. The 216 Street Interchange and the associated road network
are at strategic locations that facilitate the movement of people and goods in the
community.

• Present a clear and significant contrast in roadway design from the provincial
Highway to the arterial road network within the Township of Langley and the Williams
Neighbourhood.
• Identify and mark a hierarchy of gateways in the neighbourhood.
• Design intersection at 80th and 212th to clearly communicate the 212th connector
continues south on 212 St., rather than west along 80 Ave.
• The 216 Street Interchange and north/south arterial road network provides a
link between Walnut Grove, Highway 1 and Highway 10 that should facilitate the
movement of goods and people.
• Map out facilities such as trails and bicycle lanes throughout the area to encourage
alternative modes of transportation and consider gateways and destinations at this
scale.

Goal 2: Good Jobs Close to Home
The Willoughby plan identifies employment lands north of 80th Ave. The employment
lands are supported in the Township’s policy and are strategically located with access to
Highway 1 (at 216th interchange) and with connections south along the 212th connector
to Highway 10. A recent market analysis suggests these lands would best support light
industrial uses and office spaces where associated with industrial uses. The study also
suggests possible synergies with Trinity Western University could be considered.
As a result, the location of employment lands is in the northeast corner of the study
area:
• Should be maintained as employment lands.
• Focus on light industrial uses, the market analysis outlines the highest and best use
as 2-5 acre development parcels, as well as 10-20 acre land parcels, with small
amounts of ‘locally oriented’ office clustered within commercial/retail nodes. However,
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William’s Neighbourhood Team Design Workshop #2

As a result, there will be important nodes and gateways throughout the neighbourhood.
The plan should seek to:
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there may be additional opportunities.
• Ensure good multi-modal network connections from these lands to other areas of the
plan and nearby neighbourhoods.
• Design for a local-serving commercial centre, where residents and workers can meet
their daily needs. This centre would not compete with the WIlloughby Town Centre.

Goal 3: Respectfully Transition Between Uses
The study area borders existing mixed residential along 212 St. and agricultural lands
on 216th. Employment lands are designated north of 80th and North east Gordon
neighbourhood to the south.

William’s Neighbourhood Team Design Workshop #2

As a result, transition between different land uses will be required to move from
employment lands to residential uses, between different types of residential densities
and residential to agricultural uses.
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• Design an appropriate transition of land uses between employment lands and
residential lands in terms of views, traffic, and noise.
• In accordance with the Willoughby Plan, include an Arbour Ribbon, a 10-30m buffer
and recreational corridor and 3m trail from Highway 1 to 76th Ave. along 216th, to
help separate uses.
• Consider a transition to lower residential densities where directly adjacent to
agricultural uses in the southeast of the study area to buffer between uses.
• The neighbourhood should provide a place for homes and jobs with the appropriate
land use, form and character adjacent to arterial, collector and local roads.

Goal 4: Streets that move People and Goods
The Township Master Transportation Plan has identified a number of major arterial
roads and collector roads within the neighbourhood that facilitate the movement of
goods and people to both the Williams Neighbourhood, Willoughby Community and
other parts of the Township of Langley.
As a result, the plan should reflect this network and use it as a framework for
connections.
• The major arterial roads, such as 216 Street, 80 Avenue and 212 Street will include
4 travel lanes, bicycle lanes, multi-use trails and raised median/left turn lanes
similar to other roads within Willoughby in order to provide transportation options for
residents.
• 212 Street will provide a connection from 80 Avenue south and west to 208 Street at
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With Willoughby’s population projected to reach approximately 100,000, TransLink
will need to develop an effective service plan for the community as a whole. For the
time being, it is reasonable to assume conventional transit services will likely operate
along the 212 connector and 216 Street north of 212 Connector. It is also reasonable to
assume that either community shuttle or conventional services may operate along 80
Avenue, 83 Avenue and 213 Street.
As a result, the plan should reflect these identified corridors as transit routes, and:
• Ensure land uses reflect transit oriented densities and good connections to main
transit routes.
Existing greenways along Highway 1 connect the north of the Williams area to the
Carvolth Exchange (3km away) and to Willoughby Town Centre, which will be important
for people living in Williams who shop in Yorkson and work outside of the Township
(Carvolth Exchange provides connections to Langley City via 200th St., Maple Ridge via
Golden Ears Bridge, Abbotsford via Highway 1 East, and Millennium and Expo SkyTrain
lines via Highway 1 West).
As a result, the plan should:
• Connect to existing greenways and carry these through the neighbourhood to key
destinations and make a network of green spaces both as on and off street pedestrian
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•

the intersection of 74B Avenue and will include 4 travel lanes, bicycle lanes, multi-use
trails and raised median/left turn lanes.
83 Avenue will no longer connect to 216 Street and will be redirected south to 80
Avenue approximately mid-way between 212 Street and 216 Street.
Ensure that land uses reflect transit oriented densities and good connections are
provided to main transit routes to serve the expected 100,000 persons projected to
live in Willoughby.
Future planning by TransLink should consider the long term needs of the community
such as bus service on major routes such as 80 Avenue, 216 Street and 212 Street
Connections should be provided to multi-modal facilities such as the greenways on
Highway 1 that connects to the Carvolth Transit Exchange and greenways on 80
Avenue that connect to the Willoughby Town Centre.
Provide a network of multi-use trails and greenways both on and off the street for
pedestrians and cyclists.
Connect key destinations such as local serving commercial, employment lands
within the community and to surrounding areas to encourage alternative modes of
transportation.

5

DESIGN TARGETS
and cycling routes.
• Connect key destinations such as the local serving commercial, employment lands,
etc. to the Langley neighborhoods where future workers and residents live.

Goal 5: A Learning Community
Trinity Western University is closely connected to the Williams neighbourhood. The
Regional Growth Strategy identifies a “special study area” along a corridor that could
connect the university to this neighbourhood.
As a result, this neighbourhood has an opportunity to include housing and local services
appropriate for students. There is also an opportunity to integrate Trinity Western’s
science, business, nursing, and information systems co-op programs into future
business uses.
• Consider TWU related uses within the employment lands
• Consider other ways to support TWU within the neighbourhood, such as housing
types and rental opportunities, local commercial services, greenspaces and other
amenities.
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Goal 6: Natural Areas
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The Willoughby Plan identified a conservation area in the southeast of the study area,
which needs to be field-verified as an important wildlife and habitat area. The Arbour
Ribbon along 216 St. will separate agricultural uses from employment and residential
uses, while also providing habitat connections to the parks and natural areas in Walnut
Grove north of Highway 1, Yorkson, and Smith.
• Design the neighbourhood to include existing identified wildlife and habitat areas.
The elevation in the Williams neighbourhood changes from a high point in the northwest
to a low point in the northeast, and also a high point in the southwest to a low point in
the southeast.
As a result, the plan should utilize topography and maximize views by:
• Ensure future development does not detract from views from Glover Road, and that in
turn future development will have rural views to the southeast.
Currently, most surface water drains to the southeast.The 216 St. interchange and road
upgrades will result in two culverts being built for the Guy Creek crossing.
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• A water retention pond is also likely to be needed near Highway 1 and 72 Ave.
• Create opportunities and design solutions that integrate natural drainage systems,
through swales, green space locations and other best practices at the neighbourhood
scale.

Goal 7: Remembering our History:
The Williams neighbourhood has history and heritage components.
• Consider the neighbourhoods history and heritage within the design of public spaces
and character of the neighbourhood overall.

Goal 8: An Implementable Plan
The Williams neighbourhood will need to consider how to enable the 80 Ave. and 212
St. upgrades and required easements through development.
• Design for development along 80th Ave and 212th to facilitate road upgrades.
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In addition, the neighbourhood plan should reflect all planning goals and long term
needs for a future complete and vibrant community.
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