
Public Hearing Item No. 2.8 

To Whom it may concern, 

I am emailing in regards to the new development - Cooper Meadows 

 I am in support of this project as I have been a resident of Abbotsford for many years and look forward to 
the new public parks and new dog parks.  I feel that Abbotsford needs a clean lift, with clean parks for 
children. 

Thank you  
Stephanie Case 

Public Hearing Item No. 2.8 

From: Darren Ginther   
Sent: Saturday, July 23, 2022 6:29 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Notice of public hearing - File No.PRJ21-070 

34747 Chantrell Pl 
Abbotsford, BC 
V2S 7H8 

Greetings, 

I am writing to voice our concerns in regard to the proposed Cooper Meadows development. 
We are homeowners whose property is directly attached to the proposed development The planned 
development is for duplexes to be built behind Chantrell Place A couple concerns 
1) Would it not be more appropriate to back single family dwellings in similar size and nature next to the
already existing neighbourhood homes instead of the multi family higher density dwellings planned for this
area. Perhaps the transition to higher density should take place within the proposed development
2) The second concern is in regards to the proposed height of the buildings Due to the close proximity of
duplexes and depth of the lot, a 3 story height is extremely invasive. The elevation of the land also plays
a part with the buildings toward the top of the hill potentially towering at 4 stories after the elevation
change of the land behind Chantrell is taken into account. Perhaps a two story development would be
more appropriate behind the existing housing and the transition to a higher buildings could take place
within the planned development.
3) Ideally a lane way for services such fire, and garbage collection would seem to be natural barrier
between the development, or at the very least a green-space with a pathway

We believe this development is good for the community, but a more natural progression of housing needs 
to take place next the existing housing 

Thank you for your time 
Darren and Marcia 
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From: Kevin S   
Sent: Saturday, July 23, 2022 9:28 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper farm development-Noise pollution controls needed! 

Dear Abbotsford Council, 

I am writing to request that in the development plans for the Cooper Farm there be an immense 
amount of sound deadening technology/methods implemented along with the development. 
With the 400 units of proposed housing, the increase in traffic, and the extension of McKee 
Road there will be an immense amount of noise pollution. The noise pollution must be 
addressed with the Cooper Meadows Development Ltd. Furthermore, the City of Abbotsford 
must take the noise pollution threat seriously when building the McKee road extension. 

When reviewing scientific literature it is very evident that noise pollution leads to sleep 
disturbances, altered hormonal levels, increased stroke risk, and increased risk of heart 
attacks/cardiovascular disease. (See: https://www.nature.com/articles/s41569-021-00532-5) 

Furthermore, it is well documented that noise pollution, specifically from traffic, leads to health 
concerns like increased blood pressure and heart rates in children. 
(See:https://www.researchgate.net/profile/Valeria-
Regecova/publication/15570548 Effects of urban noise pollution on blood pressure and h
eart rate in preschool children/links/5a51575aa6fdcc769001ff4a/Effects-of-urban-noise-
pollution-on-blood-pressure-and-heart-rate-in-preschool-children.pdf). 

In March of this year Global News wrote an article on urban nois poltion and how it leads to 
negative health outcomes. (See: https://globalnews.ca/news/8642892/urban-noise-dangers-
health/) 

These articles are a mere fraction of the evidence that supports decreased health outcomes 
when people are exposed to ongoing noise pollution. Solutions to reduce noise in urban 
environments include porous sound absorbing walls/structures, GREEN SPACES, SPEED 
CONTROL DEVICES, and advanced asphalt surfaces.  

As a resident of Abbotsford who lives in the area adjacent to the proposed development my 
request is simple-require the Copper Meadows developers to address noise pollution prior to 
breaking ground on the development. Furthermore, the City of Abbotsford must include sound 
deadening solutions into the development of the roads around the development (specifically the 
McKee extension) in order to protect the health of the surrounding and future residents. 

Sincerely,  

Kevin Shideler 
2760 Bristol Dr 
Abbotsford 
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From: Simms, Craig <csimms@polyhomes.com>  
Sent: Wednesday, July 20, 2022 5:47 PM 
To: Blake Collins <BCollins@abbotsford.ca> 
Cc: Christine Batchelar <cbatchelar@abbotsford.ca>; Mark Neill <mneill@abbotsford.ca>; Ryan 
Lucy <rlucy@mstarhomes.com>; Simms, Craig <csimms@polyhomes.com> 
Subject: PRJ21-070 - Cooper Barn updates 

Hi Blake, 

We have the following updates regarding the barn at 2857 McMillan Road. We would like the 
documents provided to Council for their information. 
Structural 

We have had a structural engineer review the barn and provide the attached memo on its 
condition. In their opinion the barn is in poor repair and is not a candidate for relocation or 
repurposing for community use. Reuse of selected materials and elements would be possible. 
See: “21274_20220718_Coopers Barn Commentary_BPM” 
 
Building Code: 
 
We have had a building code consultant review the barn and comment on code issues 
associated with relocation and reuse as a farm building or as a community building. In their 
opinion the potential to relocate and/or repurpose the building is unlikely due to the significant 
code required upgrades associated with this which would not leave sufficient portions of the 
building in place to maintain any heritage value. 
See : “Cooper Meadows Abbotsford_L01” 
 
Heritage Abbotsford 
 
We met with the curator of Heritage Abbotsford and Miss Copper’s niece on site yesterday and 
reviewed the barn and surrounding areas. They will be providing a proposal to document the 
barn and property, gather/document artifacts, and record oral history. Once received we will 
review this with the Estate and the niece for approval. Should they approve Polygon will be 
happy to provide some funding to help support this initiative. The curator’s initial opinion was 
that the barn is not a cultural artifact and would best be preserved in measured drawings and 
photographs. Further, she believes that the real cultural artifact that is important to preserve is 
Miss Copper herself and that is what should be focused on. We are awaiting her proposal and 
will provide the City with any updates on this sensitive topic.  
Best, 

Craig Simms 
Vice President Development Cooper Meadows Development Ltd. 

 

email: csimms@polyhomes.com  

tel: 604.871.4269   fax: 604.871.4120  





















---For reading into record at the Public Hearing of July 25th 2022--- 

Date: July 25, 2022 

To:  Abbotsford Mayor and Council 
c/o: cityclerk@abbotsford.ca 

Re: PRJ21-070-McMillan Rezoning & Polygon’s Development Proposal (448 Residential Homes) of The 
Cooper Farm/Red Barn property  

I'm writing to ask that Abbotsford City Council Vote ‘NO’ to PRJ21-070. 

The design, as presented, is an over-played, excessively dense sub-division that is replacing an 
Abbotsford treasure. In my view it is trading Quality for Quantity. I don’t want us to gloss over what the 
farm represents for Abbotsford residents: an example of Abbotsford as a life-long home for growers, 
hobby farmers and families. That Kathleen Cooper’s red barn and the green space of her farm have an 
established value as a cultural site.  That Kathleen Cooper was someone significant. 

It can be improved in a couple ways, not limited to these ideas: 
 limit height restrictions of dwellings in order to provide more space to breathe between homes,

and to provide most parcels with good sunlight for growing gardens.
 add a better balance between density and suitable parking that isn't heavily reliant on street

parking.
 create a subdivision that better responds to climate change.  [less hardscapes and impervious

surfaces, and more trees and topsoil]
 eliminate the major roadway or outdated road bypass that cuts through the middle of the

neighborhood and breaks up the existing stands of trees and greenery.
 incorporate a community square centered around hobby farming/urban gardening activities.
 Improve the acoustic aspects (reduce traffic noise) by removing the proposed major intersection

at McKee Rd+McMillan .
 Keep the red barn.

A densified subdivision is possible - that has something for all types of home buyer - while still keeping 
the intangibles that bring connectedness and cohesiveness with the surrounding area.  The key proviso: 
Do not just build maximum density because it’s possible. Build a healthy community for the future that’s 
rich in culture.  

For these reasons and others, I oppose the proposal and respectfully ask Mayor and Council to send this 
back for redesign and review.  

Melissa Montague 
Abbotsford Resident, McKee Neighbourhood 
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Cooper Meadows -Q&A comment summary

20-Jul-22

Quantity Traffic, Roads

4 Supports upgraded roads

8 Concerned with existing and increased traffic volumes

3 Pedestrian safety concerns on existing Old Clayburn Road including crossings

2 Concerns about intersection at McKee and McMillan and controls

2 Concerns about intersection at Old Clayburn, McMillan, High Drive and controls

5 Concerns about left turns off McLeod, McNab, McCabe, McBride 

1 Safety concern from property owner at intersection of Old Clayburn and High Drive

1 Concern about transit service

Parking

4 Concern regarding adequate parking for increased density 

2 Parking should be provided for Cooper Hill Park 

1 Would like additional parking near the dog parks and discovery trail

1 Would like no parking at dog park

Housing

5 Support for new housing 

1 Concern about added density 

1 Concern about sustainable design and climate

Amenities

2 Supports the dog parks

4 Supports the new parks, trails, and green space 

3 Would like new playground

2 Concern about loss of winter sledding on south side of hill 

1 Does not support dog park

Heritage

1 Preserving site heritage is important

2 Preserving the barn is important

1 Concern about the loss of farmland 

1 Concern about the rezoning of farm site 

Natural Areas

1 Would like tree retention maximized

1 Ensure stormwater is properly managed

1 Ensure native plants are used in park areas

School Capacity

2 Concern about school capacity
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From: Ross Brown   
Sent: Monday, July 25, 2022 11:58 AM 
To: Sandy Blue <SBlue@abbotsford.ca>; Brenda Falk <BFalk@abbotsford.ca>; Dave F. Loewen 
(Councillor) <DFLoewen@abbotsford.ca>; Henry Braun <HBraun@abbotsford.ca>; Ross Siemens 
<RSiemens@abbotsford.ca>; Patricia Ross <PRoss@abbotsford.ca>; Les Barkman 
<LBarkman@abbotsford.ca>; Kelly Chahal <KChahal@abbotsford.ca>; Dave Sidhu 
<DSidhu@abbotsford.ca> 
Cc: City Clerk <cityclerk@abbotsford.ca>; Henry Braun <hbraun@henrybraun.ca>; 

 
Subject: Cooper farm development proposal 
 
Good afternoon Mayor Braun and Councillors; 
 
The Cooper farm development proposal does not meet the desired outcomes of Abbotsford 
Forward and lacks density. 
 
Contributions from the developer are inadequate. I do not consider the developer's contributions 
to include the park areas. The parks are Ms. Cooper's contribution, not the developer's. For 
example, when Ms. Cooper sold the property, there were conditions for park areas; therefore, she 
would have taken the financial loss on that contribution, not the developer. The developer has 
not proposed any meaningful amenity contributions. 
 
Rather than outline the problems with this development proposal for Council, I have created an 
evaluation grid [below and attached]. You may use this grid to self-evaluate the project yourself. 
Inspired by the best urban and transportation planning practices and my personal experience, I 
hope you find it helpful, thought-provoking and fun. 
 
The use of this grid is subjective based on the size of a project. The Cooper Farm proposal is of 
size to consider all of these elements. 
 
Health and strength, 
 
Ross Brown 
121-32729 Garibaldi Dr 
Abbotsford, BC V2T 0A6 
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Abbotsford Urban Development Project Evaluation Considerations
© Ross Brown | Updated July 25, 2022

1) History / Architecture / Delightfulness / Imaginative Notes

Score Each 
Section Out of 

100

Weighted 
Average For 
Each Section 
Out of 100%

Score | For 
each section, 
multiply the 
score by the 

weighted 
average *

"If you don't know where you've come from, you don't know where 
you're going." Maya Angelou

15%

Three critical principles adopted from cinematic design:
Does it tell a story through design (e.g., integration of local history, 
flora, fauna, materials and trades skills)?
Is it timeless?
Does it create a mood?

Other considerations:
Architectural design
Landscape design
Landscape lighting design
Colour palette
Public art
Tree canopy for streets and public gathering areas
Human (people) scaled signage
Does the site layout peak mental curiosity through obscure alleyways 
with hidden amenities, art or shops?

2) Density
Does the project avoid sprawl characteristics? e.g., See the YouTube 
video "Why We Won't Raise Our Kids in Suburbia" by Not Just Bikes.
Can the density be significantly increased if the project is near people 
movement corridors and infrastructure?
Are there live/work units to support entrepreneurship (e.g., retail 
storefronts or professional offices, including medical practices, with 
living units attached)?
Is there a mix of non-market co-op housing, purpose-built rentals and 
stratified (owned) units?
Does the project address the missing middle (e.g., pocket 
neighbourhoods, >2 bedroom units)?



If there is detached housing, is it in a pocket neighbourhood format 
mixed with multi-family housing that cumulatively achieves the 
desired density outcome?

15%3) The Movement of People
How does the people movement plan fit our mode share objectives 

benchmarked with today's mode share?

20%

Transient parking:
Are there home care workers' express parking stalls?
Pick up / drop-off zone for HandyDart, couriers, taxis/shuttles, etc.
Bike parking on the street, short and long-term (e.g., bike storage 
box)

Resident parking:
Street level micro-mobility turn-key access parking (e.g., b kes, 
scooters)? Do not confuse micro-mobility parking with storage.
Electric car charging, turn-key

Mobility:
A) Are there direct all ages and abilities (AAA) wa king paths to 
essential areas (e.g., neighbours, schools, rec centres, markets, 
neighbourhood nodes)? B) Are there contributions to improving the 
AAA network for that neighbourhood or area of the City?
Is there a car share for the neighbourhood (e.g., How many Modo 
Coop cars is the developer contributing?)?
What upgrades to transit infrastructure are proposed (e.g., transit 
shelters designed for a rainforest climate and made with local 
heritage, materials and trades skills considerations)?
Are there parcel drop boxes to reduce transportation friction caused 
by missed deliveries?

4) Environment
Are heat pumps and geothermal used instead of natural gas?

20%

What's the average unit's solar panel electric generation offset?
Are roofs primarily oriented to true south for maximum solar energy 
production?

5) Community Building, Lifestyle & Amenities
These are not sacrifices but advancements in urbanism.



15%

Community node (e.g., market, cafe, flower shop, B&B, professional 
offices, including a shared workspace)
Public gathering space with a mini stage for public art or buskers, 
including electrical outlets.
100% accessible children's play area
Daycare below market space for a non-profit within 25 metres of a 
transit stop or AAA active transportation corridor.
Below-market walk-in clinic or family medical practice space.
Fitness area
Community gardens
Water fountains for people and pets
Decorative finishes (e.g., street lights, bollards, trash cans)

6) Community Institutions Due Diligence and Contributions

15%

School District (e.g., Capital grant for the school, sports amenities)
Fraser Health (e.g., Below market medical office, including work/live 
practices, and below-market co-op housing for medical employees)
BC Transit (e.g., Capital improvement upgrades)
Modo Car-Co-op (e.g., neighbourhood car share contribution of one 
or more vehicles)
Non-profit daycare (e.g., space for an on-site below-market daycare 
space)

To pass, the project's total score should equal or exceed 80%. Totals 100%
Out of 100

* e.g., If a section has a score of 75 with a weighted average of 15%, the calculation would be 75 X .15 = 11.25.





In terms of rezoning the existing home site, should the family decide to discontinue living here, 
there are other options that could promote the history of her farm, rather than housing. 

Given the desired winter use of sledding at the southwest slope, the existing home site could be 
used to provide parking, as well as multi use buildings (community gardens in summer, with 
perhaps a focus on teaching gardens, parking, bathroom facilities, historical dedications to 
commemorate this farm and the Cooper family). Park facilities are much more useful for 
families when there is at minimum a porta-potty available. I'm quite certain that my young child 
was not the only one that would suddenly decide they HAD to go to the bathroom Immediately 
while we were at a park. As such, I purposefully avoided any parks without parking and 
washroom facilities when he was young. 

I am reasonably certain that Miss Cooper would not agree with any proposal that made it more 
difficult for families with young children or mobility restricted individuals (as she herself was 
toward the end) to visit. 

In the northern park allocation, I would recommend one additional parking lot (or a single lot 
with greater than the proposed 19 units - perhaps 30 would be more reasonable given the 
Discovery Park Trail). 

As a hub connecting the Discovery Trail and pulling foot traffic away from busy roads, it would 
be useful to have sufficient parking for both local park users (dog park, and local trails) as well 
as Discovery Trail users who might bring bicycles, strollers, walkers, wheelchairs or just 
themselves, and proceed to walk east or west along the trail. 

Finally, the density of the 190 unit townhouse complex will drastically change the view for 
houses along McMillan Rd, as their height (3 stories) and side by side construction will create a 
large and continuous wall that will reduce or eliminate the current view of the hill and central 
treeline. Reducing the density slightly to enable more spacing between units will increase 
common areas within the strata development AND improve the overall view of the treeline, 
from existing homes. That treeline  has historically provided views of eagles roosting and 
hunting on the farm, and fantastic sunsets. In closing, I also urge council to really listen to traffic 
concerns that will also be raised, as traffic along McMillan, Old Yale and Old Clayburn is already 
incredibly busy, most especially at school drop off and pickup. 

Thank you for your attention. 

Yours sincerely

Saranna Greveling 



Dear Mayor Braun & Abbotsford Council Members, 

Re: Cooper Farm, 2857 McMillan Road 

Thank you for taking the time to read this letter with concerns to the Cooper Meadows Development at 
the above mentioned address.    

As I am fully aware developments happen and we cannot stop growth, however, I am concerned that 
Abbotsford (not just East Abbotsford) is growing too fast and the City is green lighting developments at 
an alarming pace.  Some of the know developments for East Abbotsford include Cooper Meadows, 
Vicarro Ranch, Ledgeview, Abby News, Rail District, Pine Street, George Ferguson Way, Immel Street and 
the small farm on Old Clayburn.  I can’t imagine what’s planned that the public doesn’t know about. 

 The residents of Abbotsford voted you in to do what’s best for this city and its residents, and now it 
seems our concerns are not being met nor considered at all. 

Some of the concerns/issues with Cooper Meadows specifically that need to be addressed before you 
should even consider moving forward on this development are: 

1. Roads:  With 428 homes being added how are Old Yale, Old Clayburn & McMillan supposed to
handle the additional volume of vehicles?  All of these roads are treated like raceways with cars
doing speeds of at least 80 KM/H which I’ve personally witnessed.  Children walking to school
have no safe way of crossing Old Clayburn to get to Abbotsford Christian if they live south
between Saddle and McKee.  Old Yale onramp from Sumas Way is dangerous and Sumas Way is
covered in pot holes which don’t ever seem to be fixed properly, just patched up.  These are just
a few of the current issues.

2. Schools:  Where are all these future children supposed to go to school?  Margaret Stenersen is
at capacity.  School district says this new development is within this catchment.  Figuring this out
after developing is a poor way to do things.

3. Healthcare:  There aren’t enough doctors for each person in Abbotsford to access care, nor is
Abbotsford Hospital large enough to handle the influx of residence.   ER wait times are extreme
and take hours to get aid.  Your residents will suffer at the lack of proper care.

4. Project Construction Management:  Where and how are all the development related vehicles
going to access this site?   Old Yale, Old Clayburn & McMillan all have schools & parks.  There
should be absolutely no way construction vehicles are allowed to travel in front of an
elementary schools during school hours.

5. Parking:  Even though Polygon says they’ve allowed for enough parking there’s no way that the
roads will have enough parking for owners, tenants of suites and guests.  This will overflow onto
existing already full roads/neighborhoods like Pearl Ave, York Ave, Devon Cresc. & Somerset
Ave.

6. Phasing:  Why not have Polygon phase this development?  Single homes and duplexes first then
assess the issues above before allowing another townhouse site.  Even better would be to have
larger lot sizes and reduce the proposed plan by 10% and add more greenspaces.
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7. George Ferguson Way Overpass:  As this is Provincial, when is it going to be installed?  Bottle
necking McKee Road from this new overpass with traffic from Old Clayburn and Old Yale will be
atrocious.  This shows that not much attention has been put into traffic and safety.

Roads, Healthcare, Schools, and Homeless are a few things you need to address before these 
developments throughout Abbotsford are built!  I understand healthcare, schools and the GFW overpass 
is Provincial, but it’s not ok for you to say it’s a “them” issue.  Do your part to put pressure on the 
province and help your residents.   

One thing I always tell me kids is to “slow your roll”, maybe something you should take into account and 
work on taking care of our current needs.  Our safety, education and wellbeing is in your hands, do your 
part.   

Go back to the city moto of ‘City in the Country’, not 200K. 

Thank you, 

Natasha Arnold 
Somerset Resident 



Dear Members of City Council: 

I am a resident of Chantrell Place and have been so on and off since I was teenager, when my 
parents built our family home on what was then a brand-new subdivision off McMillan Road. It 
has been my permanent home since January 2011. 

I have serious concerns with the way the proposed development on the former dairy farm at 
2857 McMillan Road is laid out. There are simply too many homes, in too small an area. The 
428 units, even if we only average 3 people per unit—which is likely less than what will be the 
actual residents in each—would add 1284 new residents into an area that is already seeing 
explosive growth when you factor in current and projected developments. Add to that at least 
2 cars per unit, and you get at least another 856 cars on city streets.  

This is simply too much, and quite frankly, not at all what Kathy envisioned. Her wishes have 
been bastardized, and while yes, dog parks have been included, and the hill has been 
preserved, the rest of it is simply a travesty.  

I have been a resident of Abbotsford off and on most of my life. During the 30 or so years I 
have lived here, I have watched this city grow, yet at the same time, have seen it stagnate 
when it comes to so many of the things that one would expect from a city—or even a town 
with a smaller population base.  

I have lived in big cities in Germany, and small towns in the Maritimes, and in both I have 
seen recreational and cultural facilities, amenities, as well as events, that far surpass 
anything this “City in the Country” provides its residents. I must admit I have gotten used to 
it, since I just treated it like the bedroom community to Vancouver that it was. After coming 
home from downtown after work, I wasn’t that keen on going out again.  

Speaking of work, I would like to mention that I am now a retired health care professional. It 
is through this lens that I am addressing you now. 

Abbotsford has seen a population boom over the past few years. An article in the Abbotsford 
News from February 9, 2022, indicates that our 2021 Census stats showed a growth of 8.6% to 
over 153,000 residents. 

At the same time, much of our primary infrastructure has not improved. South Fraser Way; 
George Ferguson Way; Marshall Road; McClure Road; Sumas Way, et al. These are traffic 
nightmares that rival the traffic congestion of much bigger cities in our region. Making 
matters worse, the traffic lights are not even coordinated. It is nearly impossible to get a 
“green wave” from one end of town to the other, regardless which street you travel on.  

I am not a parent, so I cannot speak with any personal experience about how full, or not, the 
schools in this district are. I do know however, that parents’ need to pick up their children at 
schools causes even further traffic chaos in and around school zones around pick-up time. 
Streets that were never meant for this level of traffic volume are damn-near gridlocked as 
full of children are being chauffeured back and forth from school.  

Speaking of gridlock, making a southbound turn onto Sumas Way off Marshall has become even 
worse than ever before. All this development in this end of town, and the apartment on 
Eleanor, which we were assured would see that street connected directly to Sumas Way—but 
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never did—now create traffic backups all the way up the hill past Guilford Drive during the 
morning commute. And the evening commute? Oh what a nightmare scenario this entire area 
has become.  

While true that this proposed project will allow the city to make a number of its planned 
traffic improvements, as we have seen with the apartments on Eleanor, infrastructure is not 
the first thing to be built—if at all. Meanwhile things spiral downward and make life more 
challenging and quite frankly, miserable for the residents of this city.  

In addition to the road/highway infrastructure there is a massive problem in this city when it 
comes to accessing health care.  

While I realize that health care (and you would argue some of the road and interchange 
improvements) falls under provincial jurisdiction, municipal governments do play a role in 
provincial matters. Look no further than housing. It was not that long ago that Abbotsford 
considered homelessness a provincial matter. It took massive media attention, a lawsuit, and 
arguably the resultant shakeup of council, before the city went “all in” in dealing with 
housing.  

As important as housing might be, and as financially rewarding development and new 
residences are to the city, it has serious consequences downstream if the health 
infrastructure is not in place.  

At present, the society representing BC Family Doctors estimates that approximately 20% of 
British Columbians do not have a family doctor. Although they provide no breakdown by city, 
anecdotally, there is no reason to believe our local statistics are any lower.  

Based on Abbotsford’s most recent population stat of approx. 153,500, that would mean 
approx. 30,700 people in this city do not have a family doctor. This leads to lack of continuity 
of care; late diagnosis—or no diagnosis at all—of serious illness; reliance on walk-in clinics; 
closure of walk-in clinics within minutes of them opening; overuse of emergency 
departments; longer wait times in emerg; and finally higher morbidity and mortality rates.  

Fraser Health’s own “report card” routinely lists ARH in the bottom of the region’s hospitals 
when it comes to things such as: mortality rates, wait times for emerg patients waiting to be 
admitted, wait times for admitted patients waiting for a bed, as well as in-hospital acquired 
delirium and sepsis. 

Doctors are of course not the only health care providers in short supply. Nurses, paramedics, 
respiratory techs, etc. etc. You name a profession, there is likely a shortage of them in our 
health care settings. 

None of this is rocket science, nor is it unique to our community. Sadly this was completely 
foreseeable, and will continue to worsen as the current crisis in health care deepens. And 
while the city is not responsible for providing health care services, it does bear some 
responsibility for the health of its citizenry. If you keep building it, yes, they will come. But 
when they get sick and can’t get care, it will be on you. Why? Because you knew the risks and 
chose to do it anyway.  



Each member of city council right up to and including the mayor, know, or ought to know, 
that we have a shortage of ambulances, increased wait times for ambulance services, that our 
emergency department is bursting at the seams, and that in our hospital getting a “bed” after 
admission, most likely means a stretcher bed in a hallway. None of this leads to the practice 
of good medicine. 

And while your Indemnification Bylaw might protect you all from lawsuits, it doesn’t take 
away the moral and ethical obligation you all have to the residents of this city. On behalf of 
all residents, you simply must do better.  

For example, there are creative ways to attract more physicians into towns. Small towns do it 
all the time. Figure it out. But you must work on the problem. Building more and more 
buildings and filling them with more taxpayers is not the answer when those taxpayers are 
denied some of the basic rights laid out in the Canada Health Act, and under our provincial 
health laws and regs.  

I will leave you with this concluding thought: If you or a loved one required specialized care, 
but weren’t able to access it because the wait was too long, or because you had no doctor to 
coordinate it in a timely manner, would you still vote in favour of this new development? Or 
would you vote for a moratorium on future developments until some of the urgent 
infrastructure issues were at least tackled?  

I am all in favour of this city growing, but not at the cost of the health and safety of its 
residents. And if you don’t think that’s already happening, I encourage you all to spend some 
time in the hospital becoming familiar with the issues that our frontline providers face daily—
there are a lot. Then please consult with the residents of this city who are without services—
there are a lot of those as well. Find out what their needs are.  

Respectfully Submitted 

Helen Kahlke 
Retired paramedic, BCEHS 



Sophie Carignan 

3491 Monashee St 

Abbotsford City Council 

Re PRJ21-070, Cooper Meadows Development Proposal 

To Council 

I am writing to you today to express more of my concerns in regards to Cooper field development. My 

mains issues are related to traffic, affordability, and community development.  

Traffic: 

Gordon Botha, the Director of Transportation of Abbotsford, stated this: “The proposed development’s 

Transportation Impact Assessment which is a typical requirement for all proposed developments 

expected to generate a certain threshold of vehicle trips in the daily peak hours, has not as yet been 

approved by the City.”  

I am failing to understand why we can move forward with a project that we do not know that the 

information about. Transportation impact is a huge part of any development, let along this big one. I 

have listed my concerns: 

The developments will greatly impact Old Clayburn Rd: 

1. Cooper Development: 400+ homes

2. Old Clayburn Development: 350+ homes

3. Immel Development: 60+ homes

4. McKee Development: 8000+ homes

When considering Old Clayburn Rd for increased traffic, one must not only consider the Cooper 

development, but also all the other developments around. Within less than 2 km there will be a total of 

850 new housing within the old Clayburn area. The school district has confirmed with me that all of the 

Cooper development will be part of Margaret Stenerson school catchment. Many parents will have to 

drive onto McMillan, High Drive, and then Old Clayburn to drop-off/pick-up their kids. This is already an 

area of concern as the school is so close to a main intersection (Immel and Old Clayburn) and the 

highway. As a matter of fact, during those drop-off and pick-up hours, cars are backed up into the off 

ramp of Highway 11. I want the city to wait for the Transportation Impact Assessment to be fully review, 

and to gather further data, while considering all the development coming. Old Clayburn needs major 

upgrades to handle that much traffic.  

Another point, adding to this increase in traffic, is the connecting road to highway 11. Currently, when 

leaving East Abbotsford to go south on Highway 11, you can only do so through Old Clayburn, this is not 

Public Hearing Item No. 2.8
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possible from old yale. Old Yale must have a left turn into southbound Highway 11 and this should be 

improved by Polygon. It is then essential to start the communication with the ministry in that regards. 

For various reasons, daycare and school drop off, which happens in the city not along highways, makes 

that a lot of cars are going through McKee rd, McKee drive, and down onto Old Clayburn. Most 

mornings, Old Clayburn is backup all the way through from Immel to McKee dr.   

Housing Affordability and Miss Cooper’s wishes 

Polygon is proposing a townhome development, as requested by the city, to provide more affordable 

housing. However, the development proposed will have a Club house, with a pool, and a playground, 

and many amenities. This results in HIGH strata fees and consequently making the townhome NOT 

AFFORDABLE. This will be a minimum of $400 a month in strata. That is not affordable and just adds to a 

monthly payment to would be as close to those buying a detached home. I want the city to review this, 

and instead of such big club house amenities, to have those for the city.  

Miss Cooper has said to not have playground and sport field, although the townhome development with 

a pool and playground is fine? I understand wanting to keep her wished, although it cannot be pick and 

choose. The community needs more for the families, especially in East Abbotsford (before Whatcom). 

There will be over 850 housing coming into the areas (within 2 km), where are all those families going to 

play? The assigned northern park field of the development, should be developed by Polygon for the 

families of the community. At the very least, a bicycle pump track should be built - as it isn't a structure; 

it isn't a playground; and it isn't a sport field. We are the only city to not have such track. Mission was 

able to discuss with the citizen and have it done within less than 6-9 months.  

What I want the city to do, is to pause, to further review, to gather further information before moving 

ahead with this project as is.  

Thank you 

Sophie Carignan 



Public Hearing Item No. 2.8 
From: Andrea Berlando   
Sent: Saturday, July 23, 2022 9:33 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows by Polygon 
 
To whom it may concern, 
 
I wanted to write my support for the Cooper Meadows development on McMillan road in 
Abbotsford.  
 
Here are several reasons I support this development. 
  
Housing: 

• Much needed housing diversity and new housing stock for the City of Abbotsford 
• Single family homes with legal suites, rowhomes, duplexes and townhomes provide lots 

of options for people trying to buy a home. 
• A variety of housing types and sizes providing affordable options and market access to 

home buyers. 
• These homes will be close to neighbourhood shopping and services as well as the 

Historic Downtown which will have a positive impact on local businesses 
• This new neighbourhood will be close to schools, shopping, and amenities creating a 

walkable neighbourhood and less reliance on cars. 
  
Parks: 

• Over 17 acres of private land made into public parks 
• Discovery Trail and bike path relocated to the new park lands and off the road. 
• The new neighbourhood has direct access to the Discovery Trail bike route connecting 

these homes to greater Abbotsford. 
• Two new much needed dog parks for the City of Abbotsford and the neighbourhood. 
• Hill top viewpoints over looking Abbotsford and the Fraser Valley. 
• Large, beautiful trees will be preserved and protected in the new parks 

  
Road and infrastructure improvements: 

• Significant investment in road, sidewalk, and infrastructure improvements for the 
neighbourhood 

• McMillan Road widening  
• The development allows for the completion of the McKee Road extension 
• New bike lanes on McMillan and McKee 

  
Employment 

• This project is a very significant civil and home construction endeavor that will employee 
100s of trades on site for a multi-year period. 

• Several our companies’ top suppliers and trades are located in Abbotsford, and this will 
provide local employment for their staff. 

 
Thank you, 
Andrea Berlando 
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Public Hearing Item No. 2.8 
 
From: Melodye Wilson   
Sent: Sunday, July 24, 2022 8:40 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Cc:  
Subject: Kathy Cooper’s farm Redevelopment Proposal  
 
Dear Abbotsford Mayor and Council 
 
I am writing to you as a lifelong resident of Abbotsford and a 36 year resident of Pearl Ave.  
 
It was a sad day when Ms Cooper passed away. Living next to her farm and raising my family 
next to her beautiful cows was such a blessing.  
 
Knowing now that this land will be filled with hundreds of homes squeezed together like Clayton 
Heights in Langley is heartbreaking. We all know that is a disaster with no parking even for the 
owners in that community … very bad planning in my opinion !!! The proposal for over 400 
homes is just too much for this small area. I know that Abbotsford is in need of more housing, 
but the number that Polygon wants to put in here is far too much for the infrastructure in place. I 
have spoken to many neighbors here— where will kids go to school, how will the parking 
situation be here with probably 800 more cars around the neighborhood. That is not including 
friends and family visiting all these new homes. It is mind boggling to imagine the overcrowding 
that is unfortunately about to happen.  
 
I also have a concern about McKee road extending behind Pearl Ave. I am requesting that the 
city put in a cement fence behind Pearl Ave to block out the incessant noise of the thousands of 
cars that will be zooming by daily. This fence will also be for safety and privacy for our 
neighborhood residents and pets.  
My second request is for a pedestrian overpass from Pearl Ave to have access to the hilltop 
parcel that will be made into a park on the other side of the new McKee extension behind Pearl 
Ave. Without this our neighborhood will not have access to the park. I kindly ask you all to 
consider this.  
 
 
Public Hearing Item No. 2.8 
 
From: Leona  
Date: Sun, Jul 10, 2022 at 9:32 AM 
Subject: Cooper Farm 
To: <cbatchelar@abbotsford.ca> 
Hello Christine,  
     We have lived near the Cooper farm for many years and I have concerns and suggestions 
regarding the rezoning of this property.  
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     One of the concerns I have is about the added traffic to McMillan Road. We live on one of 
the little side streets and we are already finding it difficult to get onto McMillan road at busy 
times of the day. I am also concerned that building more homes always seems to be a priority in 
Abbotsford, versus saving land for wildlife.  
    I would love to see the red barn saved somehow, but if this is not possible, I'd like to suggest 
that some of the wood from the barn be reused in some sort of structure for the park, like a 
gazebo perhaps. I am glad that some of the land will be set aside for a park, and that many of 
the trees will be saved. Thank you.  
                                                     Leona Schroeder 
 
 
 
 
 
 
Public Hearing Item No. 2.8 
 
From: Karen Veerkamp   
Sent: Sunday, July 24, 2022 1:52 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm 

 

Don’t build the huge townhouses, or single housing it will be a nightmare for the rest of us who 
already live up on the mountain. This area can not handle that much housing. 

Karen Veerkamp 

 

Public Hearing Item No. 2.8 
 
From: ryan berlando   
Sent: Sunday, July 24, 2022 6:35 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows by Polygon 
 
To whom it may concern, 
 
I wanted to write my support for the Cooper Meadows development on McMillan road in 
Abbotsford.  
 
Here are several reasons I support this development. 
  
Housing: 

• Much needed housing diversity and new housing stock for the City of Abbotsford 
• Single family homes with legal suites, rowhomes, duplexes and townhomes provide lots 

of options for people trying to buy a home. 
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• A variety of housing types and sizes providing affordable options and market access to 
home buyers. 

• These homes will be close to neighbourhood shopping and services as well as the 
Historic Downtown which will have a positive impact on local businesses 

• This new neighbourhood will be close to schools, shopping, and amenities creating a 
walkable neighbourhood and less reliance on cars. 

  
Parks: 

• Over 17 acres of private land made into public parks 
• Discovery Trail and bike path relocated to the new park lands and off the road. 
• The new neighbourhood has direct access to the Discovery Trail bike route connecting 

these homes to greater Abbotsford. 
• Two new much needed dog parks for the City of Abbotsford and the neighbourhood. 
• Hill top viewpoints over looking Abbotsford and the Fraser Valley. 
• Large, beautiful trees will be preserved and protected in the new parks 

  
Road and infrastructure improvements: 

• Significant investment in road, sidewalk, and infrastructure improvements for the 
neighbourhood 

• McMillan Road widening  
• The development allows for the completion of the McKee Road extension 
• New bike lanes on McMillan and McKee 

  
Employment 

• This project is a very significant civil and home construction endeavor that will employee 
100s of trades on site for a multi-year period. 

• Several our companies’ top suppliers and trades are located in Abbotsford, and this will 
provide local employment for their staff. 

 
Thank you, 
Ryan Berlando 
 
 
Public Hearing Item No. 2.8 
 
From: David Dashney   
Sent: Sunday, July 24, 2022 7:57 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: cooper farm development 
 
We are in favour of the project but have some concerns 
The main concern is the traffic 
Old Clayburn Rd is at its maximum for congestion. 
When school is in at Margaret Stenerson traffic is backed up east to Beverley at 9am 
When school is out we are backed up over hwy 11 overpass 
At 5pm it is the same and the off ramp at hwy 11 is backed up to hwy 11. 
We see no plans to connect George Ferguson to Mckee so traffic will only get worse 
Mccabe is a cul de sac and it will be extremely difficult to get onto Macmillan during rush hour 
times. These issues need to be addressed during the approval process.    
 

22(1)



 thank you David Dashney 34685 old clayburn road 6043026499 
 
 
 
Public Hearing Item No. 2.8 
 
From: Brad McLean   
Sent: Sunday, July 24, 2022 11:14 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: In Opposition to the Kathy Cooper Farm Development Proposal  
 
My name is Brad McLean and along with my wife, Natalie , we write this letter as property 
owners (34634 York Ave) and neighbour bordering Kathy Cooper's old diary farm and want our 
voices heard and ideas considered if a development is to inevitably occur here.   
For us, this is a life changing moment as this is the only home our family has ever known.  This 
rushed proposal and hearing process is unfairly forcing our hand to make a move in a housing 
market that is in decline due to the bank of Canada raising its interest rate at an unprecedented 
pace and driving home prices down.  Even if we could get a buyer, who would make a 
reasonable offer knowing that this property will be going from 2 neighbours to 7 neighbours (this 
is not an exaggeration)?  The privacy and value of our home will erode due to this development 
without question.  Kathy Cooper was always a good neighbour to us and I doubt as though this 
is how she would want her neighbours to be treated in her legacy. 
 
We believe an opportunity is being missed to make this area a place for residents of East 
Abbotsford to have as a park and enjoy as open space.  If we are truly the "city in the country" 
then use this historical land and preserve it for future generations before its gone.  We need 
outdoor space more than ever.  Over covid, people flocked to the Ledgeview Mountain trails so 
much so that new trails had to be cut so we could enjoy it safely. East Abbotsford needs park 
space and not just under the powerlines which is unusable land and unsuitable park space. 
 
If our efforts are futile in the end, as a stake holder, we would like to put forth some ideas for 
consideration.  We believe the existing neighbours to the property should be given the 
opportunity to have a green belt, linear park, or trail running along the west property line from 
Saddle Park to the base of the large hill on the southside of the property and connecting to other 
trails (ie., the Trans-Canada/Discovery trail system).  At bare minimum a proper fence to drown 
out the constant construction noise.  Why are we not given the same treatment as some of the 
new proposed homes who have been given green space as their view?  Instead, our property 
and its existing privacy and view are terminated with multiple new two storey multi-family homes 
(which do not match the character of the neighbourhood).  I do not believe this is a proper 
interpretation of what Ms. Cooper would have envisioned.  
 
We do not believe this proposal addresses the stress it will place on the already overcrowded 
schools, medi-clinics, and recreation centres in the area.  Parents in the catchment line up at 
Margaret Stenersen just to get their children on the waitlist.  The doctors in the area haven't 
accepted new patients for years, in fact, my family must travel to Brookswood in Langley in 
order to see a family physician.  Also, this proposal does not consider the thriving eco-system 
that this land holds and supports, including, owls, deer, eagles, and many more.  How will 423 
new homes with suites co-exist with these animals? The answer is they will not.  They will be 
displaced. 
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Can the city of Abbotsford confirm, that the costs for mailing the NOTICE OF PUBLIC 
HEARING have been carried by the Cooper Meadows Development, and not by me, a 
taxpayer?  
 
If this development will go ahead as proposed, what time frame has been planned for it? 
Further, if the plans will go ahead, is it also in the plan to widen McMillan road as one of the first 
steps?  
 
Lastly, what will be the use of a Detention Facility in the N/W corner of the property? Who will be 
detained and for what purpose? Disturbing, to say the least!  
 
Thank you for listening, Werner Klotz 34886 Gleneagles Place 
ps: due to my work schedule, I am unable to attend the hearing in person.  
Public Hearing Item No. 2.8 
 
From: Betty-Lou Loewen   
Sent: Sunday, July 24, 2022 11:56 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Concerns & suggestions re Cooper Farm development 

While I understand the need for more housing in Abbotsford, the Cooper farm property presents 
a unique and important opportunity to showcase an innovative and responsible approach to 
development.  One of the key components of this plan should be the preservation of as much 
green space and natural setting as possible, for the benefit of the whole community, as well as 
residents of the development.  

It's very wise that the proposed plans include preserving the hill (or at least most of it, as I 
understand) - however, its most important fuction has been as the neighborhood winter sledding 
hill, and I understand that this use is not being retained. That decision should be reconsidered.   

Also, another area - perhaps the lower south-east corner where future townhouses are planned 
for later - should include a playground and perhaps a spray park.  Dog parks are a desirable 
amenity, but they are not "parkland". Areas under power lines also do not constitute suitable, 
safe areas for children to play. Walking trails are good, but they also are not playgrounds. All the 
extra children this development involves will put a strain on the surrounding local parks such as 
Glenridge Park (which is often unusable in rainy seasons because of flooding). 

I would hope that sufficient infrastructure is being included in the planning, and that the excess 
traffic is being accounted for, especially on McMillan Rd, which is already too 
congested.  Widening and doubling McMillan Rd is very necessary, but will make it even more 
difficult and dangerous to make left turns from our street, McLeod, and from several other 
streets as well. The more housing units built leading onto McMillan, the more congested it will 
become, especially if drivers coming down McKee from the mountain, and wanting to get to the 
freeway, still have to use McMillan. 

Finally, with most of the residences in the development being designed for families, how many 
extra students will this plan produce, and what realistic accommodation is being made for them? 
Margaret Steneresen school will certainly need an addition as a result (it is already 
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overcrowded), and that should be coordinated with the school district, so that the new addition 
will be ready when the new homes are built. If city council is so gung-ho about approving this 
housing development, they should, at minimum, ensure that the road infrastructure (eg, McKee 
extension) and necessary school upgardes are completed in time to accommodate all the new 
residents.   

Thank you for inviting our participation, and considering opinions and suggestions from the 
public, particularly the community affected. 

 Betty-Lou Loewen  
34895 McLeod Ave,  
Abbotsford, V3G 1G9 
Public Hearing Item No. 2.8/ 
 
From: dawn swidy   
Sent: Monday, July 25, 2022 12:29 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Copper Farm Development Speech 
 
I will need Fig 6 map to show my description of the traffic flow. Thank you  
 
Subject: Cooper Farm Development Speech 
My name is Dawn Harris   
I would like to talk about the traffic flow onto McMillan Rd.  
 
The Cooper Farm proposed development with the influx of 2 cars per 428 homes = 856 vehicles 
. (On Fig 6)This proposal has directed all the traffic from the North end of the property to exit 
down onto the New McKee Byass which only allows the traffic to either go West on George 
Ferguson or East onto McMillan Rd.  
All traffic is not going to travel just into town but will be exiting onto McMillan Rd to ALL the 
surrounding areas such as Schools, ARC, Save On Foods , Walmart, and Whatcom area on a 
DAILY BASIS. 
They have also planned that the South End of this development to allow Road B, Road C, Road 
A/ Quarry Rd. to direct traffic to exit onto McMillan Rd.  
I know they are widening McMillan Rd. But to allow all this traffic to flow down an already busy 
street at peak times. I believe the traffic test strips were put out for testing when the kids were 
out of School and Families were on Summer Break, I feel they should be retested when children 
are in School and the peak times of the day.  
 
 I’m suggesting that because Margret Stenerson School is the catchment for this development , 
it should have a direct route on the North end from Road H onto Old Clayburn Rd. , near the 
school rather than  having all the traffic coming down onto the McKee bypass , than McMillan , 
around to Old Clayburn to the school.  
Another exit from Road F onto York St. on the West Side .This would divert some of the traffic to 
be able to take Hwy 11 off ramp directly to Hwy 1 or to some of these areas such as Save on, 
Walmart etc. as it is right there.  
 
I have also heard of the McKee development proposal of approx 318 homes ( 30,000 people) 
which could add more traffic flow down McMillan Rd.  
I feel this is a major concern for the people who live in the McMillan area . My Family moved 
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here in 1989 , and lived on McCabe Pl.for over 33 years and dealt with the change of traffic flow 
since they opened up McKee to the East. 
Personally we moved here from Richmond , and if we wanted to live in the city than we would 
have stayed there, but we wanted to raise our Children in a quieter   safer neighborhood . We 
found this little place in what we called the country and now this country is being developed into 
a big city!  
 
McCabe Pl. is the only Cultasac off McMillan Rd.  across from the Cooper Farm that cannot get 
out of our street during peak times. We not only have the North and South traffic to deal with but 
will now have the Quarry street traffic from the West coming out directly across from McCabe Pl. 
we feel that this needs to be considered in their plans. We need to share the flow of traffic in all 
areas.  
I have personally gone out to places in our area for two days and while I got 126 signatures 
signed on hard copies . I talked to many people who have expressed their LOVE for this 
Beautiful HERTIAGE McMillan Barn and how the Barn and it’s setting means SO MUCH TO 
OUR MCMILLAN AREA.  PEOPLE FEEL A SENSE OF PEACE AND COMFORT WHEN THEY 
SEE THIS BARN IN ITS SETTING. The rumour for years was that if  Miss Cooper passed on , 
she wanted this to become A PARK FOR KIDS! This is far from that. Many people feel that this 
proposed development could be less dense to allow more Green space as we have been used 
to for many years , for the environment around us, help with traffic congestion, and the fact that 
we DO NOT HAVE ENOUGH SCHOOLS FOR OUR CHILDREN!. Schools should be built and 
the infrastructure should be in place before bringing in these Big Developments. Our Children 
are our future and they need a place to learn!  
   
 
I am respectfully  submitting  this letter and signed petitions to Mayor and Council. 
 
Thank you 
 
Dawn Harris 
34885 McCabe Pl. 
Abbotsford V3G1H1 
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Public Hearing Item No. 2.8 
 
From: Susan Wyngaarden   
Sent: Monday, July 25, 2022 12:35 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Re farm 
 
It has come to my attention that there's a proposal for a large Development coming with a lot of 
new Townhomes and other homes where the Cooper Farm currently exists. 
I'm very concerned with how this Development will impact our Community, as with large increased 
amount of people comes alot more traffic,on an already very busy street. 
This will Greatly increase the risk of Accidents, and be detrimental as they dont' seem to be willing 
to extend McKee and put in the Overpass that had been planned and already set up for, years 
ago?  
 
Also we will lose alot of Privacy and Beauty by Having a Town Home Development directly across 
from our houses, no longer have a view as they intend to be 3 stories high?  
I find it hard to believe that Mrs Coopers wishes included that as she told me herself that it was 
supposed to be a Park across from us?  
I'm very Disappointed ☹ and Concerned about the Traffic hazards which will be developing on 
an already very busy street. 
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How are the existing families supposed to be able to get safely in and out of our driveways with 
all of the increased traffic racing down our street?  
Please reconsider and look at how this will affect the existing surroundings , and come up with a 
different solution. 
Sincerely 
 
Susan Wijngaarden  
 
 
Public Hearing Item No. 2.8 
 
From: Greg McKone   
Sent: Monday, July 25, 2022 7:27 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm development feedback 
 
We've appreciated the Copper farm for the 16 years we've lived nearby. I appreciate that it has 
not simply become more single family suburbs like everything else around here. 
I'm aware that car-centric design misses opportunities for a more livable, bikable, affordable and 
humanscale development. 
 
I'd love to see more housing for people, we need it, but not just housing, some mixed use 
development as well, so people could walk to the grocery store or coffee shop or doctors office. 
Mixed use development would not only benefit the people on Cooper farm land but the 
surrounding neighborhoods that seriously lack other nearby places to shop, or work. 
 
Also I'd like to see protected bike lanes on the McKee connector and Mcmillan so people could 
live here without needing cars if they chose. 
 
Also, given the real and present danger posed by climate change I hope these developments are 
heated with geothermal or air source heat pumps and clean electricity rather than by burning 
methane which causes more global warning. 
 
This is a situation where the city could mandate clean heating for space and water. And make a 
significant difference for these 400 plus units. And all the associated future pollution. 
 
Thanks  
Greg McKone 
35312 Selkirk Ave, Abbotsford, BC  
V2S 8L2, Canada 
 
 
Public Hearing Item No. 2.8 
 
From: Trenton Poy   
Sent: Monday, July 25, 2022 7:41 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Subject - Cooper Farm Development 
 
Mayor and Council 
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I’m writing this letter to lend my voice in support of this development.  As an Abbotsford resident 
and business owner I am happy to see these necessary road improvements moving forward and 
am excited to see a development of this magnitude that will add much needed housing new 
housing stock to the City of Abbotsford.  But I’m most excited to explore the over 18 acres of new 
park and protected area this development will gift to our city.   I cannot wait to experience the new 
park at the top of the hill and check out the views with my family.  
  
Trenton Poy 
 
 
Public Hearing Item No. 2.8 
 
From: trudy S   
Sent: Monday, July 25, 2022 7:57 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm 
 
Thank you for the opportunity to share my concerns for the redevelopment of the Cooper Farm 
area. 
I have been a resident of McCabe for 43 years, and have witnessed many changes in  my area. 
My concerns lie with the traffic flow pattern. 
As on the map it appears that road A will be adjacent to McCabe place.Road A would be a 
continuation of Quarry Road. 
If this is the case the increase in traffic will directly affect the area. 
As I have often witnessed the increase in traffic from Old Clayburn road across from Yale 
Secondary by cars avoiding the lights at McMillan and Old Clayburn , rerouting to come down 
Sandon and on to McMillan.Although the city has installed speed bumps on Sandon to help 
eliminate this route,it is still a busy and dangerous area. 
So that being the case I can see vehicles turning off Old  Clayburn to reroute to Quarry avenue 
to Road A to get to McMillan road. 
Being a long time resident of a quiet cul de sac on McCabe Place,I do appreciate the need to 
make improvements as the community grows, however the need to accommodate and address 
the concerns of the community should be considered carefully. 
Many of the cars heading south on McMillan are going straight through to highway 1 in the am 
and returning in the evening. McMillan should remain a residential street and not a direct highway 
through to Highway 1. 
It is near to impossible for residents on McCabe Place,Mc Leod and Mc Nab to turn left or right 
ontoMcMillan do to traffic and speed. 
We need less traffic on McMillan from the freeway and from downtown. 
I do appreciate  the fact that McMillan  Road has to change,but please do not make it convenient 
for people to use it as a short cut. 
Thank you for your time and considering my concerns. 
 
Trudy Semeniuk 
34830McCabe Place 
 
 
Public Hearing Item No. 2.8 
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From: Don Thiessen   
Sent: Monday, July 25, 2022 8:01 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows 
 
Dear city clerk, 
 
I want to express my support for the Coopers Meadow development that has been before council 
for first and second readings.  I support the development because I think it will bring very much 
needed housing to Abbotsford.  I understand there will be a mix of houses so provide options for 
many people trying to purchase a home.  The builder is also setting aside space for parks 
including dog parks.  I also am looking forward to the widening of McMillan Road and the new 
bike lanes.  It is needed and will help with traffic flow in the area.  Lastly it will bring many good 
jobs to the area for years to come. 
 
Sincerely, 
Don Thiessen 
Abbotsford resident for over 50 years 
 
 
 
 
 
 
 
 
 
 
 
Public Hearing Item No. 2.8 
 
From: Myles, Traci   
Sent: Monday, July 25, 2022 8:13 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Re: Cooper Meadows Public Hearing 
 
Dear City Clerk, 
 
I am a homeowner in Westerliegh by Polygon. My fiancé & I love our Polygon home and the 
community they have built to support young families in this area. Projects like this, and Cooper 
Meadows are integral to the development of a city, their future and their legacy. 
 
Please consider this project, and the numerous benefits it is sure to yield for the city and 
communities who live here. 
 
Sincerely, 
 
PS – Also, please bring more dog parks 😉😉 
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Public Hearing Item No. 2.8 
 
From: Suzanne Thiessen   
Sent: Monday, July 25, 2022 8:45 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows Development 
 
Dear City Clerk 
 
As a resident of Abbotsford for over 20 years, I wish to express my support for the development 
of homes in the Cooper Meadows area.  Firstly, the variety of homes will meet the needs of our 
community and will have a positive impact on the city's businesses. We NEED more homes for 
those who are first time buyers and those of us looking to downsize and retire.  Being close to 
schools and shopping and other amenities will foster less reliance on cars as well.   
 
Secondly, the McKee Road will finally be expanded and the completion of the extension can be 
completed. 
 
Thirdly, think of the hundreds of jobs, especially the local jobs and trades that will be provided 
and boost our local economy. 
 
Fourthly, the green spaces, park and walking trails will add much beauty and value to the area. 
 
Please vote in favour of this project. 
 
Sincerely, Suzanne Thiessen 
 
 
 
Public Hearing Item No. 2.8 
 
From: Holly Eno   
Sent: Monday, July 25, 2022 9:00 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: PRJ21-070-McMillan Rezoning 

Attention City Clerk and City Coucil 

I hope to get a chance to speak tonight but wont have time mention all my points. Please review 
and submit into public record.  

Dear Council, 

I am a resident who lives near the late Miss Cooper farm. Before you discount my opinion as a 
NIMBY, please shift your thinking of me as a concerned Abbotsford resident who will be directly 
impacted by the proposal PRJ21-070-McMillian Rezoning and Polygon Development. 

Today I am expressing my concerns on how my day-to-day life will be impacted.  Also please 
keep in my mind, I do not work for the city, nor am I a planner or developer and haven’t had 
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more than a couple weeks to familiarize myself on this topic. I am a health care worker providing 
services to seniors in the community and am doing my best to navigate and understand a 
system and language which is unfamiliar to me, (a TIA in my world means something every 
different). 

I have grown up in East Abbotsford and have worked hard to have the opportunity to raise my 
kids in this neighbourhood as well. I currently have children who attend Margaret Stenersen with 
some who will not enter the school system for a number of years. 

I have attended the Polygon Q and A last week and the developer did a good job answering 
many of my questions. What remains outstanding is the justification, answers from things they 
couldn’t answer; mainly details like traffic, parking, roadways, recreation, health care support 
and school board questions.  

Although I can agree that development in this area is inevitable, I feel that the growth and vision 
of development far surpasses what East Abbotsford can support while maintaining a good and 
equitable quality of life for its residents. Council can approve projects without consideration on 
the day-to-day experience of its residents, but as a local resident I have to ask how this (and 
other proposed / approved) high density developments, will shape the neighbourhood? 
Especially without first investing in the necessary infrastructure, not only the built environment 
but from a community, environmental and psychosocial perspective. 

City in the country has certainly outgrown it’s motto from the past. If we are looking at mirroring 
larger cities in the area, like Langley… let’s support families like they have done.  We need 
more rec centres, more soccer fields, ball diamonds, schools, doctors, medical facilities. 

Please consider my following concerns: 

1.      Traffic congestion. As a neighbourhood resident I can attest to the congestion in 
the area, especially around school times. With 4 schools along Old Clayburn and 
another 3 in the McMillian vicinity, you have to be strategic if you want to get anywhere. 
Furthermore with the TIA still pending it feels premature to be looking at approving 
zoning changes before receiving this piece of information. This development, among 
others planned, will have a significant impact on key neighbourhood 
roads.  Furthermore, although there are plans for the overpass, I argue that development 
and infrastructure should be completed in concert.  Furthermore, this connector only 
supports traffic east west and thus Old Yale and Old Clayburn will remain as the only 
access routes to mission and highway 1. This remains a concern as I understand there 
is currently no plan to support all the extra traffic diverted to highway 1 route. 
  
2.      Parking.  This is in regards to the proposed zoning of N113.  The details in the 
proposal is fairly minimal and doesn’t address parking at all. I am assuming, as it doesn’t 
say otherwise, that it will continue to follow the Abbotsford Guidelines for Secondary 
Suites where it states that “in addition to the two off-street parking spaces required for 
the house, one additional off street parking space is required for a secondary suite”.  For 
N113 the lot size width is 12 meters and upon meeting with the developer last week, I 
was told there will 5 parking spots associated with each unit.  This means: 2 in the 



garage, 2 in the driveway and 1 street parking. Given the secondary suite requirements, 
each homeowner with 2 cars must utilize their garage for either themselves or their 
tenant. Is a lot size of 12 meters enough space to accommodate resident and tenant 
parking?  This leaves no wiggle-room for older children's cars, any guests, deliveries 
etc.  Is this honestly realistic given the proximity to the dog parks and discovery 
trail?  Can the lots be wider to accommodate more street parking or a parking lot be 
included within the 76 units?  I have concerns this will have a ripple effect with those 
already experiencing congested street parking where the lot sizes are double in width.  
 
3.      School space. As mentioned my kids attend Margaret Stenersen, and this is the 
school which is over capacity and happens to be the catchment for this proposed 
development. What goes along with concerns about crowding schools, is day care 
spaces and re-drawing the catchment areas for kids already living in the neighbourhood. 
Although middle and high schools may not be impacted now, it only makes sense the 
over-capacity will trickle up with each passing year. I am relieved to hear there is at least 
a recognition of the need and plan for expansion at Stenersen elementary, but I wonder 
if that will proceed the residents in the area? However, with expansion comes the 
questions of how the added 8 classrooms will take away from the recreation site of the 
school and directly impact the students?  More student capacity naturally means more 
cars, pedestrians and access to the school itself already situated on a difficult to access 
location. Also with more classrooms, comes the regulation that 1 parking spot per 
classroom is created.  Again, is this extra parking going to chip away at the children’s 
existing  recreation / field zones? 
  
4.      Access to health care is a concern of all residents in BC and Abbotsford is no 
exception. Those with family doctors can’t see them in a timely manner, and those 
without are left with urgent care or the few walk-ins that fill up by 9:00 am. Many people 
are left with no alternative but to go to the ER. Working in health care I know that ARH is 
always running at over capacity, 106-115% and really those numbers should be higher if 
it weren’t for offloading patients to Mission Memorial. It’s easy to shrug off these 
concerns as provincial, but the city has responsibility that residents are well cared for 
and can access the care they need and deserve.  Again, can we look at densifying / 
expanding once supports are in place? 
  
5.      In regards to the off leash dog parks, this really only benefits dog owners.  The 
open space designation under the OCP could enable other opportunities like fields, 
recreation facilities, and active or passive parks.  If the dog parks go ahead I’m curious 
who will be responsible for monitoring, enforcing and cleaning up the dog park areas to 
avoid odor? 
  
6.      The environmental assessment by ENKON, although looked at many things, they 
completed a field assessment for the Property on July 9, 2021. I expected to see a range 
of dates across the year where species in the areas could be observed. In the list of 
species noted, eagles were not observed in this field assessment although it reports that 
a nest is approx. 2 km away.  I often have seen eagles using this field for hunting and 



gathering nesting materials at different times of the year. I expected a field assessment 
that surveyed land over a stretch of time, seasons and weather to be the standard when 
assessing species in the area. 
  
7.      I have heard the praise that townhomes offer higher density and the answer to the 
housing affordability crisis. The design by Polygon includes an amenity building.  Yes the 
units themselves are higher density and sale price will be more affordable than the 
freehold units.  However, strata fees (and levies) to support an amenities building will 
quickly make the units more costly to maintain.  Let’s not be blinded by this reality and 
not square it away in our conscience as an affordable option for residents. 
  
8.      Given the magnitude of the flooding event this past year in our community, 
specifically on the east side of Abbotsford, I would expect that the geological survey to 
be completed during a time where the ground is wet. The report in the proposal itself 
states that groundwater and perched water levels are “expected to vary seasonally with 
generally higher levels occurring during the wetter months of the year such as late fall, 
winter and early spring”.  I am curious why the subsurface ground conditions were 
investigated on July 7, 8, and 9, 2021, only a week after the historical ‘heat dome’ 
(peaked June 28-29).  Is this an accurate reflection of ground conditions to base 
development on?  I believe the city should request more information from a time where 
the ground is seasonally more saturated.   

The development of this land is no doubt difficult for some, however it could be a great 
opportunity to show the residents that Abbotsford can offer more than just high density housing, 
traffic and parking issues. 

I ask the council to consider the impact of local residents day-to-day routine. To please give 
pause, receive all information in completion at a high standard before passing the rezoning by 
law.  I would like the city to consider how daily experiences can be enhanced for residents and 
not give more headaches under the guise of benefit. Please don’t put the cart before the horse. 
Be an informed council with high standards for their city and their residents. 

Thank you, 
Holly Eno, 34640 Devon cres Abbotsford V2S 2X6 
 
 
 
 
 
 
 
 
 
 
 
 
 



Public Hearing Item No. 2.8 
 
From: Melissa Montague   
Sent: Monday, July 25, 2022 9:01 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: re today's Public Hearing - July 25th 2022 
 
---For reading into record at the Public Hearing of July 25th 2022--- 
 
Date: July 25, 2022 
 
To:  Abbotsford Mayor and Council  
c/o: cityclerk@abbotsford.ca 
 
Re: PRJ21-070-McMillan Rezoning & Polygon’s Development Proposal (448 Residential Homes) 
of The Cooper Farm/Red Barn property  
 
I'm writing to ask that Abbotsford City Council Vote ‘NO’ to PRJ21-070. 
 
The design, as presented, is an over-played, excessively dense sub-division that is replacing an 
Abbotsford treasure. In my view it is trading Quality for Quantity. I don’t want us to gloss over what 
the farm represents for Abbotsford residents: an example of Abbotsford as a life-long home for 
growers, hobby farmers and families. That Kathleen Cooper’s red barn and the green space of 
her farm have an established value as a cultural site.  That Kathleen Cooper was someone 
significant. 
 
It can be improved in a couple ways, not limited to these ideas: 
• limit height restrictions of dwellings in order to provide more space to breathe between 
homes, and to provide most parcels with good sunlight for growing gardens. 
• add a better balance between density and suitable parking that isn't heavily reliant on 
street parking. 
• create a subdivision that better responds to climate change.  [less hardscapes and 
impervious surfaces, and more trees and topsoil] 
• eliminate the major roadway or outdated road bypass that cuts through the middle of the 
neighborhood and breaks up the existing stands of trees and greenery. 
• incorporate a community square centered around hobby farming/urban gardening 
activities. 
• Improve the acoustic aspects (reduce traffic noise) by removing the proposed major 
intersection at McKee Rd+McMillan . 
• Keep the red barn. 
 
A densified subdivision is possible - that has something for all types of home buyer - while still 
keeping the intangibles that bring connectedness and cohesiveness with the surrounding area.  
The key proviso: Do not just build maximum density because it’s possible. Build a healthy 
community for the future that’s rich in culture.  
 
For these reasons and others, I oppose the proposal and respectfully ask Mayor and Council to 
send this back for redesign and review.  
 
Melissa Montague 
Abbotsford Resident, McKee Neighbourhood 
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Public Hearing Item No. 2.8 
 
From: Matt Tinsley   
Sent: Monday, July 25, 2022 9:31 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows Development 
 
Hi Mayor and Council, 
 
As you prepare for your public hearing, I know that a development like this can be polarizing.  I 
also know that negative comments are often shared more than positive. 
 
I want to write to express my full support for this project. I am a lifetime Abbotsford Resident, and 
have lived in the McMillan area for the last 16 years.  I welcome this project for the housing it will 
bring, road and infrastructure improvements, and parkland. 
 
As an Abbotsford resident for 41 years, we've all known that this day would come as most 
residents have driven past this farm thousands of times over the years.  This project appears to 
be an appropriate fit for this iconic farm and location. 
 
Thanks, 
 
Matt Tinsley,  
Personal Real Estate Corporation 
 
Public Hearing Item No. 2.8 
 
From: Jeff Reid   
Sent: Monday, July 25, 2022 9:44 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows Questions/Concerns For City Hall 
 
To Whom it May Concern: 
 
Below are some questions and Concerns we have as the resident and property owner of 34645 
Pearl Ave: Jeff and Roberta Reid 
 
1. The site plan is showing 6 single family homes in RS3 as a cul-de-sac at the end of 
Pearl ave. 
• The builder alluded to a very slight chance those lots would be sold  to a private home 
builder! Can this be regulated so that the vision of what the cooper farm plan is kept true to what 
Ms Cooper wanted.  
• No suites allowed in these 6 units due to the already limited street parking! 
• Size of Homes limited to that of current neighborhood. Monster homes not wanted in our 
neighborhood.  
2. Where are the new neighbors kids going to go to school with 400 plus homes being 
built? 
3. When is the completion of McKee going to be extended over Hwy 11. 
 
Regards, Jeff 
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Public Hearing Item No. 2.8 
 
From: marilyn kampen   
Sent: Monday, July 25, 2022 9:58 AM 
To: City Clerk <cityclerk@abbotsford.ca>; planning-info <planning-info@abbotsford.ca> 
Subject: Re: development of Cooper farm 
 
I would like to add my support to incorporate more green space / parks available to the public 
for the development of the Cooper farm (as well as to the whole of Abbotsford) 
I have noticed that the developments throughout Abbotsford are predominately condos and 
apartments without any added green space or parking.   
 
**The best and easiest support for general mental heath and reduction of crime is to encourage 
community.  Places to get together; adding ample parking spaces for family to visit are crucial** 
Even the homeless gather in community.  I cannot speak this with more passion or urgency.   
 
Less homes on the mountain may mean less money for now; but in the long run the benefits will 
far outweigh the numbers on the page today.   
 
The other concern of course is the traffic.  It is already difficult coming off the side streets onto 
McKee.  A through-to-George Ferguson will increase accidents and of course speed.   
 
Thank you for your consideration. 
 
Marilyn Kampen (Cassiar Ave resident) 
 
Public Hearing Item No. 2.8 
 
From: Nick Johnston   
Sent: Monday, July 25, 2022 10:46 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows Development 
 
To whom it may concern, 
 
I am a resident of East Abbotsford, I live on Selkirk Ave just off McKee Rd. I am in FULL support 
of the new Cooper Farm Development. East Abbotsford needs more options when it comes to 
housing. Townhomes with small yards would be a welcomed change to the predominantly 
single family detached. The addition of dog parks and park space is also welcomed. 
 
regards, 
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Public Hearing Item No. 2.8 
 
From: Calvin   
Sent: Monday, July 25, 2022 11:19 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm 
 
I am writing to say I am totally against the proposed development. This is in an area of single 
family homes and putting in  such high density does not fit the neighborhood. The development 
also goes against Kathy Cooper’s wishes. She has told me and I quote “ When I am gone not 
one tree can be taken out and I have a good lawyer in Vancouver to hold them to it”. The 
rowhomes proposed east of Pearl Ave. will take out at least 50 to 60 trees. I do not know who 
this lawyer is but I’m sure the executor would. She also told me that she wanted a dog walk on 
both sides of the tree grove east of Pearl Ave. and Kent Ave.. Thanks for your consideration.   
 
Calvin Vanderveen 
 
Public Hearing Item No. 2.8 
 
From: Sandy N   
Sent: Monday, July 25, 2022 11:15 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Public Hearing Comments re PRJ21-070, Cooper Meadows Proposal 
 
Attention City Clerk / City Council, 
 
This letter is being writing to highlight attention and concerns in the interest of PRJ21-070-
McMillan Rezoning & Polygon’s Development Proposal (448 Residential Homes) of The Cooper 
Farm/Red Barn property. 
  
As a member of the community, we are concerned with the lack of information being shared on 
what the impacts of rezoning, and what the plan to address these impacts are.  
  
As a long-term resident of Abbotsford, or for any resident of the community that is willing to work 
with council for the betterment of our community, the lack of communication and inclusion has 
been felt and is the basis of the concerns that need to be addressed moving forward. 
  
The information about the Council meeting on July 11th regarding this rezoning was to take 
place at 6:00pm. It was changed to 3:00pm with no significant efforts to advise the public so that 
they were able to adjust accordingly. How this was handled left the public feeling unimportant 
and side-lined.  Not all the essential information is made public, and the public feels uninformed 
of the future of new schools, community centres, and hospitals to handle the large amounts of 
newcomers coming into Abbotsford. 
  
It is disappointing that a notice letter was not received in the mail in my area and many 
neighbours were not made aware.  I suspect none were delivered to my neighbourhood.  I urge 
you to take another look at the proposed rezoning, and from recent discussions with 
neighbours, and others, we’ve realized that the opinions in this letter are shared by many who 
have not managed to attend meeting or write letters and emails.  We’ve realized that what it 
takes to educate ourselves becomes a full-time job. Many people have not been given the time 
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to get up to speed on this highly impacting change. The public deserves a moment to be able to 
make educated and informed decisions. The public has not gotten it. 
   
1.      We know with these changes there will be a rise in population which will add to the 
population and impact community centres, hospitals, and schools. What plans, resources and 
support will be implemented to address these issues? 
  
2.       A measurable platform to include the public’s opinion is also an area that is lacking. It has 
been reported that all applicable school aged children will be in the catchment of Margert 
Stenerson.  This bring forth the question of how the City of Abbotsford will be working in 
conjunction with council to ensure it can handle more children coming into the schools in the 
catchment.  
   
3.      Information has not been provided regarding the road plans. From what the public has had 
to work to gather, suggest that a high-density road will be in front of my home. There hasn’t 
been adequate support and information regarding the impact on homeowners, which will have a 
significant change to the environment of their home. Aspects that include but are not limited to 
what would be considered as key factors when it comes to the valuation of homes in the area.  
In addition, there are safety concerns with the additional traffic.   
   
The common denominator of all in this letter comes down to communication and inclusion of the 
community that is being asked to larger and strengthen the community. We are trying to work as 
one, and we are asking that council takes a moment to reciprocate. 
  
Thank you for your continued service and support of our communities. 
  
Best regards, 
  
Sandeep Biring,Resident of 34573 Stoneleigh Avenue Abbotsford, B.C. 
 
Public Hearing Item No. 2.8 
 
From: marilyn kampen   
Sent: Monday, July 25, 2022 9:58 AM 
To: City Clerk <cityclerk@abbotsford.ca>; planning-info <planning-info@abbotsford.ca> 
Subject: Re: development of Cooper farm 
 
I would like to add my support to incorporate more green space / parks available to the public 
for the development of the Cooper farm (as well as to the whole of Abbotsford) 
I have noticed that the developments throughout Abbotsford are predominately condos and 
apartments without any added green space or parking.   
 
**The best and easiest support for general mental heath and reduction of crime is to 
encourage community.  Places to get together; adding ample parking spaces for family 
to visit are crucial** Even the homeless gather in community.  I cannot speak this with 
more passion or urgency.   
 
Less homes on the mountain may mean less money for now; but in the long run the benefits will 
far outweigh the numbers on the page today.   
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The other concern of course is the traffic.  It is already difficult coming off the side streets onto 
McKee.  A through-to-George Ferguson will increase accidents and of course speed.   
 
Thank you for your consideration. 
 
Marilyn Kampen (Cassiar Ave resident) 
 
 
Public Hearing Item No. 2.8 
 
From: Nick Johnston   
Sent: Monday, July 25, 2022 10:46 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Meadows Development 
 
To whom it may concern, 
 
I am a resident of East Abbotsford, I live on Selkirk Ave just off McKee Rd. I am in FULL support 
of the new Cooper Farm Development. East Abbotsford needs more options when it comes to 
housing. Townhomes with small yards would be a welcomed change to the predominantly 
single family detached. The addition of dog parks and park space is also welcomed. 
 
regards, 
 
Nick Johnston 
Realtor, Keller Williams Elite Realty 
 
 
Public Hearing Item No. 2.8 
 
From: Michael Balme   
Sent: Monday, July 25, 2022 11:32 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Coopers Meadows--Quarry Ave. 
 
To whom it may concedrn, 
My name is Michael Balme and I own 34612 Quarry Avenue, 5 houses down from the proposed 
Coopers Meadows Development.  
The present plan as presented in the Abbotsford News, indicates that Quarry Ave. is going to 
become a through road from Blackham Drive to McMillan Road.  I oppose this idea for several 
reasons.   
1. Quarry Avenue has never been a through road and making it a through road will make Quarry 
Avenue more dangerous for the residents, children and elderly of Quarry Avenue.  
 2. None of my neighbours  (most of the homeowners on Quarry Ave) whom I have talked to 
support turning Quarry Avenue into a through road.  
3. Allowing Quarry Avenue to be a through road will allow 20 households (those houses South 
of 1789 Blackham Road) to benefit with a marginally faster way to McMillan Road while the 21 
households of Quarry avenue will definitely suffer from increased traffic and decreased safety. 
From a utilitarian perspective, extending Quarry Ave makes no sense. People who bought on 
Quarry Ave (and indeed Blackham Road), never expected the road to go to McMillan Road   
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4.  Even the new duplex development in Cooper Meadows that is envisaged along Quarry 
Avenue will be less safe with through traffic and having a through road to Blackham road will 
serve no purpose for them. 
5. So, what I am asking is that the plan be modified so that Quarry Avenue remains either a 
dead end but with access to the new park or is made into a cul de sac with access to the new 
park. 
 
Thank you for reading this.  Please let me know your decision. 
 
Michael Balme 
34612 Quarry Ave.  Abbotsford BC  V2S 8J8 
 
 
Public Hearing Item No. 2.8 
 
From: Jeremy Van Egmond   
Sent: Monday, July 25, 2022 11:41 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Cc: Ross Siemens <RSiemens@abbotsford.ca> 
Subject: Cooper Meadows Input 
 
Greetings, 
 
My name is Jeremy and I live at 34843 Chantrell Pl just off of McMillan Road. Last week I 
attended Polygon's Q&A presentation held at Abbotsford Christian High/Middle School and was 
pleased to see many improvements and benefits for this part of Abbotsford and the local 
established areas as well. I generally support it. 
 
My concerns are mainly traffic related; short, medium and long-term. 
 
Essentially, the traffic along McMillan Rd during school rush hour, any local road closure (such 
as the floods last November), and work rush hour, make it terribly difficult to turn left or right. I 
am concerned that once Cooper Meadows construction begins and homes are built, regardless 
of construction disruptions, that the already congested McMillan Rd and McKee Rd will endure 
significantly higher traffic volumes, increased road rage, speeding, and general unsafe driving 
attitudes and conditions. I have a couple of questions coments for Council. 
 
My questions to City Council or Engineering are: 
 
"Since Polygon has no involvement with any offsite works pertaining to the George Ferguson 
Way / McKee overpass-connector, what is the City's timeline on completing or initializing this 
project following OCP amendment? This connector is essential to improve traffic flow on McKee 
and McMillan and subsequently decrease the pressure on the property's on the eastern side of 
the development." 
 
"Has there been any consideration to some mixed-use commercial/residential zoning within this 
development to prevent people from using their vehicles more than they need to?" 
 
Thirdly, just a comment "I can't tell you how happy I am to get a signalized intersection at Old 
Clayburn and High Drive. This is long overdue and my kids will be able to walk to school safely. 
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Currently, I drive them but would encourage walking to school following the installation of a 
signalized cross-walk." 
 
Thank you for providing the opportunity to hear our concerns. 
 
Sincerely, 
Jeremy Van Egmond 
 
 
 
Public Hearing Item No. 2.8 
 
From: Robert and Linda BURTON   
Sent: Monday, July 25, 2022 12:00 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Cc: lindaspencer burton  
Subject: Cooper Farm proposed development. Zoning amendment bylaw no. 3281-2022 
 
To: City Council considering this bylaw 
From: Linda Burton, homeowner, 34900 McCabe Place, Abbotsford, BC V3G 1H1 
Date: July 25, 2022   Time: 11:56 a.m. 
 
Re: Cooper Farm development proposal 
 
I ask that for such a large change in land use, city council delay their decision until a later date. 
In my walks around the perimeter of the farm talking to folks, there is a lot of uncertainty about 
what these changes will mean to our quality of life -- particularly availability of green space, and 
the air we breather. 
Listen to what the land is saying -- to its geology and living nature. 
I will be at the council meeting tonight. 
Yours truly, 
Linda Burton, resident at 34900 McCabe Place 
 
 
 
Public Hearing Item No. 2.8 
 
From: Dana Miller   
Sent: Monday, July 25, 2022 12:00 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm development 
 
Council, my family asks you to Vote NO to rezoning & developing into housing. This is more 
than just land, it's an extended part of our home, our beloved community in the country, our 
culture. Please respect Miss Cooper's last wishes and honor her legacy in keeping this 
historically significant land for the enjoyment of the community, the families, children and 
animals. She envisioned the neighbourhood people remaining connected to the land, benefiting 
from expansive greenspace, trees, parks and beautiful gardens. Similar to Victoria's Beacon Hill 
Park. 
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I attended Polygon's Q&A. I was shocked and dismayed that the city refused greenspace 
offered by the developer.  
 
The hilltop park will require better access than what is planned to date. Also important is parking 
which can be located in the SW corner of the property where it is level/flat...close to Blackie 
park. 
 
I am greatly concerned about the influx of traffic that will flow thru from both hwy #11 and 
freeway #1 with the proposed changes in the roads. It is currently difficult getting out of my 
complex onto Old Clayburn Rd.  
 
I am gravely concerned that the speed limit will be increased on McMillan. Concern for travellers 
and pedestrians. Widening the road and adding a traffic light will not be enough. 
 
This should be delayed until more concrete plans are in place for schools, hospital, community 
resources in place. Currently lacking as is. 
 
Save the barn! 
 
Dana Miller 
4001 Old Clayburn Rd #53 
 
Public Hearing Item No. 2.8 
 
From: Harpreet Singh/CAN   
Sent: Monday, July 25, 2022 11:51 AM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: Cooper Farm | Support 
 
Good day, 
 
I trust that all is going well with you and your loved ones.  
 
Here are my comments/opinion on the project:  
 
Affordability: 
Since long, we all have been hearing the word “affordability” and the politician’s promise to get 
the vote; however, with no results. Not their complete fault; however, the only way to get there is 
with diversity in the projects which means “mixed housing” with a price tag of variety of home 
owners.  
This application provides diversity (single family homes with legal suites, rowhomes, duplexes 
and townhomes) and a choice for different levels of housing and hence, providing affordability to 
the family who would like to live close to this location. 
 
Economics: 
Close to neighbourhood shopping, business and services, and much needed crowd for Historic 
Downtown. I cannot see any negative impact when it comes to economics. Moreover, walkable 
amenities including ARC! 
 
Well thought out project: 
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15+ acres of private land being converted to public park, available connection to the discovery 
trail, provision of dog park, preservation of trees… well, what else can a developer provide to 
add to the community and make this location a better place to live.  
 
One of the best piece of development land: 
With the location, topography and demographics – this location is actually good for additional 
variety of homes (say apartments); however, the developer is presenting an application which 
actually provides diversity in housing without changing the form and character of the 
neighborhood. In addition, the developer has an excellent track record and customer service. 
What else Abbotsford is looking for? We should welcome them by giving them approvals so that 
they can work further to develop more lands in the area which eventually adds population, 
business growth and local dependability when it comes to jobs and labour market. 
 
I fully support this project! 
 
Harpreet Singh 
Personal Real Estate Corporation 
Senior Vice President 
Development Land & Investment Sales 
 
Public Hearing Item No. 2.8 
 
From: Zamrykut Colleen (PAC)   
Sent: Monday, July 25, 2022 12:17 PM 
To: City Clerk <cityclerk@abbotsford.ca> 
Subject: re: Cooper Meadows Development Plan 
 
Dear City Council of Abbotsford, 
 
I would like to take this opportunity to express my full support in the redevelopment of the 
above-noted area/location of Abbotsford.  Not only being a resident of Abbotsford for over 30 
years, I am a neighbor to this proposed location.  I am well aware of the family history with this 
farm as well as the future prospects and redevelopment wishes Ms. Cooper had  set in place 
prior to her passing.  The proposed redevelopment plan not only acknowledges these personal 
wishes of Ms. Cooper’s, but has been methodically, thoughtfully and most importantly, 
respectfully laid out to achieve her final desires.  I truly feel she would be proud of what this area 
will become. Here is just a short list as to why I fully support this project: 
 
Housing: 
- Much needed housing diversity and new housing stock for the City of Abbotsford 
- Single family homes with legal suites, rowhomes, duplexes and townhomes provide 
multiple options for people trying to buy a home. 
- A variety of housing types and sizes providing affordable options and market access to 
home buyers.  Options available not only to present community members, but the opportunity 
for Abbotsford to welcome the arrival of many new and growing families that wish to make 
Abbotsford their new home.    
 
Parks: 
- Over 17 acres of private land made into public parks 
- Discovery Trail and bike path relocated to the new park lands and off the road.  
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- The new neighborhood has direct access to the Discovery Trail bike route connecting 
these homes to greater Abbotsford. 
- Two new much needed dog parks for the City of Abbotsford and the neighborhood. 
- Hill top viewpoints overlooking Abbotsford and the Fraser Valley. 
- Large, beautiful trees will be preserved and protected in the new parks 
 
Road and infrastructure improvements: 
- Significant investment in road, sidewalk, and infrastructure improvements for the 
neighborhood 
- McMillan Road widening  
- The development allows for the completion of the McKee Road extension 
- New bike lanes on McMillan and McKee 
 
Employment 
- This project is a very significant civil and home construction endeavor that will employee 
100s of trades on site for a multi-year period. 
- Several of the companies’ top suppliers and trades are located in Abbotsford, and this 
will provide local employment for their staff. 
 
Thank you for this opportunity to express my full support for this proposal.  
 
Colleen Zamrykut 
2846 Glenavon Street 
Abbotsford, BC 
 
Public Hearing Item No. 2.8 
 
Cooper Meadows Development Impacts/Concerns 

Traffic 

It seems customary for developments in Abbotsford to be approved with little consideration of the 
negative impacts to adjacent neighbourhoods from increased traffic. Although the Cooper Meadow 
development proposal includes land to be allocated for widening McMillan Road, McKee Connector and 
McMillan-High Drive-Clayburn Rd intersection, there is no commitment for these to be constructed in 
advance of the development. As a resident of a cul-de-sac (Sandon Place) that enters McMillan Road we 
have seen the result of increased traffic on McMillan restrict our ability to exit our street safely and in a 
reasonable time at many times of the day. Adding 448 housing units with at least 1.5 vehicles per unit will 
significantly impact traffic flow. At the very least the McKee-George Ferguson Connector and the 
Clayburn-High Drive-McMillan intersection should be the first items completed before a single home is 
constructed. 

Farm Heritage 

The proposed naming of streets after cows, a memorial plaque and a few saved trees are not saving the 
heritage or aesthetics of the historic community farm. The Cooper Farm has been a fixture of the area 
and Mrs. Cooper’s red barn is a local landmark – to say it has to be demolished cart blanche is showing a 
complete lack of imagination, initiative or respect for community values. Ask some building contractors to 
save it, reconstruct it, or invite the crew of Barnwood Builders to come to Abbotsford and show us how it’s 



done! The barn could become a local community centre.  Failing that, commission a local artist to create 
a significant piece of community art work that represents the barn, the cows and Mrs. Cooper on her ATV. 

Environmental Assessment 

A point in time environmental assessment (July 9, 2021) of the site seems to be a fairly weak valuation of 
the environmental benefits of the land. There has been historic use of the land by deer and other animals. 
There is also repeated use of the grassland area as foraging habitat for raptors such as eagles and 
hawks. Coyotes, racoons and opossums have been observed from time to time using the site for feeding 
and transiting the farm. In addition, the land is valuable for water infiltration, greenspace vegetation 
cooling (not a heat sink of concrete, asphalt and buildings) as well as for carbon-capture and storage.  

Valuable topsoil 

After over 80 years of farming, the topsoil of the farm has significant value. The farm fields north of the 
escarpment are developed on aeolian loess ( wind blown sediments) over gravelly glacial outwash. These 
relatively deep topsoils (greater than 30cm), which have benefited from dairy forage grass farming for 
over 90 years, have significant value. Every effort should be made to save the topsoil. If not retained on 
site (not buried or mixed with underlying gravels) it should be stripped and removed for use elsewhere in 
Abbotsford – such as for gravel mine reclamation or restoration of degraded farmlands. A rough estimate 
of 50,000 m3 of topsoil could be salvaged for use  

Parkland 

Land set aside for parkland is largely as a result of it being encumbered by BC Hydro Right of Way (more 
than 50% of 17.7 Ac) so it cannot be developed. The bulk of the remainder of the set aside parkland is 
steep slopes that would also not be available for development. So to say that 17.7 Ac is set aside for 
parkland is misleading – this is land that could not be developed. Only a small area of level land that 
could have been developed (~1.0 Ac) is actually being set aside as parkland. 

Community Gardens 

If this is to be a sustainable development, at least 50% of the living units should have access to land for 
food production gardens or community gardens. Since most new housing maximizes lot coverage with 
the dwelling unit, there is a significant shortage of land around most new houses for any kind of food 
gardening. And there is a lack of community garden space available in the community. If the land set 
aside for dog parks or storm water retention cannot be reassigned as community garden, then additional 
land should be identified for this use. After all, the heritage of the Cooper Farm should be the continuation 
of food production, not just housing. 

Stormwater Management 

Currently less than 5% of the Cooper Farm generates stormwater runoff. The bulk of that is from the 
buildings and driveways of the farm site and drains toward the Marshall Creek system. The proposed 
development will result in more than 50% of the area being hard surfaced. If not properly designed, the 
risk of greater stormwater drainage to the Marshall Creek system will be increased as will the risk to the 
north (into Stoney/Willband Creek systems). With the events of November 2021 still fresh in our minds, 
the goal should be to have zero stormwater discharge from the Cooper Meadows Development for any 
storm up to a 1:200-year return. There are two retention facilities in the area that are examples – 
Glenridge Park functions reasonably well – filling with water during storms of greater than 1:10-year 



return. In contrast, Marble Hill Park has never had storm water retention even during November 1990 and 
November 2021 storm events.  

Bike Lanes and Pedestrian paths 

Although mentioned in the development plans, bicycle and pedestrian paths or corridors seem to be a 
secondary focus. Why not take the opportunity to get away from a car focused development? Enhance 
foot or bicycle transport to the two local community retail centers (Clayburn Center and McMillan plaza). 
The proposed relocation of Discovery Trail is great but it is important to make access safe and easy to 
use. There should be a strong connection from Discovery Trail to all the parkland and to the south 
towards schools and Abbotsford Recreation Center/Curling Rink area. 

Susan Seguire and Geoff Hughes-Games, P.Ag 
34858 Sandon Place 
Abbotsford, BC 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Public Hearing Item No. 2.8 
 
This is to go with the petition that is in Package 2. 
 
Help SAVE Abbotsford Heritage Property Slated for Development - The Cooper Farm/Red Barn 
Tell Abbotsford City Council to Vote NO to PRJ21-070-McMillan Rezoning & Polygon’s 
Development Proposal (448 Residential Homes) of The Cooper Farm/Red Barn property slated 
for Public Hearing and vote on July 25, 2022 

  
“The proposal at this time includes transferring approximately 17.7 acres of land to the City (3 
Parks), 82 single detached lots, 45 duplex lots, 26 rowhouse units and approximately 230 
townhouse units. 
 
The land being transferred to the City of Abbotsford consists of three parcels which are 
approximately 8.4 acres, .1 acres and 8.4 acres  
The above numbers are subject to change.” City of Abbotsford Planning Department 
 
The Cooper family have been farming the 63 acres on McMillan Road in Abbotsford for 94 
years. The farm house and iconic red barn pre-date the arrival of the Cooper family to the farm 
in 1926. These structures and the farm have heritage, cultural and community value to 
Abbotsford. 



The Cooper farm, it's red barn and the farm's beloved caretaker and owner until 2016 - Miss 
Kathleen Cooper (Miss Kathy to most) - are iconic and woven into the history of Abbotsford.  
Miss Kathy was one of the first women elementary school teachers in Abbotsford and was an 
educator for 44 years. She directly influenced the lives of many Abbotsfordians over those 4 
decades. 
 
Miss Cooper took over the running of the farm after her father passed away in 1977 and ran it 
until her death on September 13, 2020.  Miss Kathy loved her farm and her cows - the “girls” - 
and took great pride knowing how much the farm was loved and appreciated by the 
neighbourhood. 
 
As a working farm it employed many residents through the decades and one wonders how 
many liters of milk to the community?! "Cooper Hill" to toboggan down, a fun place to trick or 
treat, a community greeting of "Merry Christmas to All" spelt out in white letters on the side of 
the beloved red barn each December and the beautiful rolling hills dotted with dairy cows – all 
iconic and priceless.  
 
"Ms. Cooper was a teacher and she's (Miss Kathy) still teaching us," she said. "I think almost 
every person in the world would sell for $20-million, but we would all wish we wouldn't if 
something meant that much to us." 
https://www.theglobeandmail.com/news/national/reaping-the-rewards-of-a-simple-
life/article18244922/ 
_________________ 
We ask City Council consider the following points and Vote NO to PRJ21-070-McMillan 
Rezoning & Polygon’s Development Proposal (448 Residential Homes) of The Cooper 
Farm/Red Barn property slated for Public Hearing and vote on July 25, 2022: 
1. Traffic concerns of citizens living, working and traversing in the vicinity of the proposed 
development with the influx of at least 2 or more cars per 428 homes = 856 more vehicles 
compounding current issues. 
• Vehicle estimates increase for those properties with suites 
• Local neighbourhood traffic congestion, especially around school hours 
• Lack of parking proposed for the development with suites with such small lot sizes 
• Access to Highway 1 via an already congested Sumas and Whatcom corridors with 
more development planned 
2. Lack of school student spaces to accommodate the influx of new students from said 
proposed development. More portables planned for Margaret Stenersen this year. Concerns 
around re-drawing school boundaries for existing families in the neighbourhood. 
3. Lack of recreational facilities for influx of new families from said proposed development.  
4. The environmental loss to the area is a significant one - East Abbotsford had a 63-acre 
carbon sequester, air filter and air conditioner; even though 17 plus acres will remain green 
space it cannot compensate for the additional carbon footprint to be created by Polygon's 
proposal.  
5. The greenspace, the cows and the iconic Red Barn provide many mental & physical health 
benefits to the community. The greenspace also provided a sound barrier to dissipate traffic and 
other noise pollution in the area. 
6. That the density be lowered - comprising of bigger lots and more single-family homes with no 
allowance for secondary suites; this could be revisited when the surrounding infrastructure such 
as schools, recreational centers and roads exist to support additional residents. We understand 
Polygon is proposing less density than what is allowed by the OCP. 
___________________ 
Alternate Modifications/Suggestions:  



1.Retaining the 2 acres where the original farm house predating 1926 and Red Hip Roof barn 
currently sit. That said 2 acres be included as part of the proposed park "Cooper Hill" providing 
an opportunity to preserve the farm house or an alternative restoration. 
• With parking included in the design to "Cooper Hill" park it would alleviate street parking 
concerns and facilitate access to the new park and planned connection to existing trail systems. 
• Ideas for the 2 acres for community benefit: petting zoo, heritage site designation, 
community gardens, teaching farm, educational park for Abbotsford School board, playground 
for children.          
• If preserved, the farm house and land could be rented out to the film industry as a prime 
movie location to bring revenue to the City of Abbotsford 
2. Requesting Cooper Farm photos and documents be donated to The Reach/Heritage 
Abbotsford.  
3. Erecting a statue of Miss Cooper on an ATV traversing up “Cooper Hill” with a German 
Sheppard in tow and a couple cats a top. An interactive memorial where people can take selfies 
and children climb upon.  
4. Moving/Rebuilding the Margaret Stenersen location to the Cooper Farm and developing the 
location Margaret Stenersen now sits on. A bigger school is needed to accommodate the 
growing population. It would be a fitting tribute to have an elementary school located on the 
Cooper Farm as Miss Kathy was an educator for 44 years.  
5. Including a playground and water park on the Cooper Farm.  Miss Kathy always encouraged 
and enjoyed children to play and visit on her land.   
6. Including a sports field Cooper Farm; the field at Saddle Park field is always busy with games 
and demand will only grow as the population grows. 
___________________ 
Tell Abbotsford City Council to Vote NO to PRJ21-070-McMillan Rezoning & Polygon’s 
Development Proposal (448 Residential Homes) of The Cooper Farm/Red Barn on July 25, 
2022 
 Photo credit: Deb Lowell  
 
 




