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1. Introduction

1.1  What is Abbotsforward? 
Abbotsforward is an initiative to update one of the City’s most important 
policy tools: the Official Community Plan (OCP). The Official Community Plan 
influences the way Abbotsford grows and develops, and it guides decision 
making on: 

• land use (type and location of homes, shops and services, industry, 
institutions, and agriculture);

• housing;
• building form, including their height and relationship to the sidewalk or 

street;
• transportation;
• infrastructure, including water, stormwater, and wastewater services;
• parks, open spaces, and natural area protection;
• community amenities and services; 
• greenhouse gas reduction; and more. 

In short, the OCP helps determine where people will live, work, and play in 
the city, and how they move around. It shapes how our city looks and feels, 
and it influences our day-to-day experience and quality of life.
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Stages of the Abbotsforward Process
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For more information on the Abbotsforward process, including other 
opportunities for getting involved, visit: www.abbotsforward.ca

Abbotsford’s current OCP was created in 2005 and at that time facilitated 
growth in a flexible way. However, changing market trends have resulted in 
that flexibility creating a lot of uncertainty about our changing city. Residents 
do not have a clear picture of how their neighbourhoods will look in the future, 
developers cannot accurately value their buildings and projects, and the City 
faces challenges in being able to plan for and provide efficient and effective 
services. 

Abbotsforward presents an exciting opportunity to create a refreshed vision 
for the city, and it will help provide everyone with greater clarity about the 
future of Abbotsford as it continues to grow and evolve.
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1.2  New Concepts Report
This New Concepts Report brings together the work completed to date – 
which includes an analysis of existing conditions in Abbotsford and extensive 
community engagement – and begins articulating a vision that will form the 
foundation of the new OCP. 

The background research is presented in this report as a set of observations 
that emerged in Stage 1, which tell a story about unique assets, opportunities, 
and challenges in Abbotsford today. The engagement is presented in this 
report as themes that emerged through extensive community outreach and 
dialogue in Stage 2. It outlines overarching themes from across audiences and 
engagement activities, as well as a more detailed summary of input received 
in each engagement activity. Both the background research and engagement 
outcomes are informing Stage 3 work development and an emerging vision 
for the future of Abbotsford.

Project Milestones

In this report, the early vision takes the form of emerging “Big Ideas”, and 
they will inform the development of a range of potential Growth Concepts 
that will begin to explore potential patterns of growth in Abbotsford. Together, 
the Big Ideas and approaches to growth will comprise the buildings blocks of 
new Land Use Scenarios that will be developed and refined in Stage 3. The 
new scenarios will identify how and where growth and development might 
occur across the city, which will in turn inform policy frameworks for the new 
OCP for land use, built form (which relates to building shape), open space, 
mobility, and more. 

The Big Ideas and approaches to growth will be presented to the community 
in June for input, and what we hear will be used to advance thinking and 
direction-setting for the Land Use Scenarios in Stage 3 and beyond. 

Scenario    
Testing & 

Community 
Engagement

Key 
Observations

Background                    
Research

Community 
Engagement 
(Visioning)

Guiding 
Principles 

Big          
Ideas

Approaches 
to Growth & 
Community 

Engagement

Land Use 
Scenarios

Stage 1 Stage 2 Stage 3 Stage 4

Draft OCP

we are here
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2. Abbotsford Today
2.1  What We Learned 

At the beginning of the OCP update process and before the community 
visioning process began, background research was completed to develop a 
sound understanding of where Abbotsford stands today. Much has changed 
in Abbotsford since the existing OCP was created in 2005, so understanding 
land use – including existing inventory, current and future demand trends, 
and its impacts on everything from servicing to housing – has been a critically 
important part of this OCP update.

The Stage 1 Background Research Report was developed to create a 
snapshot of existing conditions in Abbotsford, and it included data analysis 
that covered OCP-relevant topics ranging from demographics, to housing, to 
the way the city is laid out, and more. It offers a thorough baseline for present-
day Abbotsford, providing context for the opportunities and challenges that 
lie ahead in moving where we aspire to be. The report can be downloaded 
from here: www.abbotsforward.ca

The overarching take-away from the background research was that: 

Abbotsford is a complete city with incomplete neighbourhoods. 

This means that residents can live, work, play, shop, and learn without leaving 
the city; however, the same cannot be said for their neighbourhoods. Several 
more detailed takeaways emerged, called “observations”, that are described 
in the following pages.
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Observation #1

Abbotsford has a diverse, local workforce, with most residents living and 
working in the city. In fact, Abbotsford has a more diversified economy than 
other communities in the Fraser Valley Regional District. 

Like in many other cities, jobs are concentrated in the centre of Abbotsford. 
However these employment areas are not “complete” neighbourhoods 
because they have low concentrations of housing. In other words, people 
generally do not live close to work.

So what?

Creating areas in which people can work within walking distance of home is 
important to creating “complete communities” that are dynamic and lively, 
even after businesses close. Shorter travel distances for some workers also 
enable a broader range of options for getting to work, including by foot or by 
bicycle.

For detailed background information, see pages 24-25 and 50-53 of the Background 
Research Report.

Lots of local, diverse jobs. Few of them are in areas where employees live, play, 
and go about other daily activities. 
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Observation #2

There are many shopping areas in Abbotsford, most of which are focused 
along major transportation corridors. However many of these shops – which 
range from grocery stores and cafes to merchandise retailers – are not near 
where people live. For example, only about 25% of homes are within a 10-15 
minute walk of a grocery store. 

So what?

Commercial destinations are important to creating “complete communities”, 
in which residents have easy access to a variety of amenities and services 
within their neighbourhoods. Residents living near multiple and diverse retail 
destinations enables more transportation choice, greater street life and 
vibrancy, and a stronger sense of community.

For detailed background information, see pages 54-58 of the Background Research Report.

Many places to shop. Few of them are near home.
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Observation #3

In Abbotsford, nearly half of residents live within a 5-10 minute walk of a transit 
stop with bus service every 15 minutes during morning and evening peak 
periods, and every 30 minutes throughout the day. However, by not having 
enough residents in an area to support more frequent transit, neighbourhoods 
are not designed in a manner that makes transit a more attractive option.

So what?

In order to increase the cost-effectiveness and attractiveness of transit 
service, neighbourhoods must be designed to support transit. For example, 
this means ensuring that there are enough people and homes in a given 
area to support frequent service, and ensuring that neighbourhoods are well 
connected, making it safe and convenient to walk to a transit stop.

For detailed background information, see pages 48-49 and 60-68 of the Background 
Research Report.

Many residents live near a frequent transit stop. The design of many areas make 
using transit inconvenient. 
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Observation #4

Abbotsford has a cherished network of recreational cycling and trail routes, 
including in green and natural areas outside of the urban area. On the other 
hand, many areas inside the city are not designed in a way that encourages 
people to safely or conveniently get around on foot or by bike as a means of 
transportation.

So what?

Making walking and cycling easy, convenient, safe, and enjoyable is an 
important part of increasing transportation choice and encouraging healthy 
lifestyles. For example, generally speaking, communities with small blocks 
– and therefore more opportunities to change direction while on foot – are 
considered more walkable than those with large blocks. 

For detailed background information, see pages 36-37 and 60-68 of the Background 
Research Report.

Many opportunities for walking and cycling for recreation. Not many for purposes 
of mobility (for getting around). 
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Observation #5

Abbotsford has many formal amenities, ranging from religious centres and 
galleries to community centres and libraries. However there are few informal 
gathering places that attract street-life and encourage people-mixing in a 
more informal, public way.

So what?

Street life is supported by having a mix of destinations  in a neighbourhood, 
with “friendly” relationships between buildings and sidewalks (for example 
by hiding parking behind buildings or by having it on the street, adjacent to 
sidewalks that are in front of buildings). 

Street life is important for creating distinct, vibrant neighbourhoods that 
support businesses and offer transportation choice, and are home to places 
where residents are healthier and more likely to know their neighbours, 
participate politically, and trust others. 

For detailed background information, see pages 54-59 of the Background Research Report.

Residents have many semi-public places to formally gather indoors. 
There are few informal people-mixing places and little street-life.
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Observation #6

With its university, regionally-serving businesses, hospital, high employment 
base, airport, and half of the region’s population, Abbotsford is the major hub 
of activity in the Fraser Valley. However once inside Abbotsford, there are few 
visual cues that point to a distinguishable central hub in which there is an 
obvious sense of arrival, setting individual places apart from each other. 

So what?

Central city hubs create a sense of place, identity, pride, and belonging. 

They increase the attractiveness of a community, making it more appealing 
for new residents, tourists and other visitors, existing residents including 
youth, and industry. 

For detailed background information, see pages 1 and 10 of the Background Research 
Report.

Abbotsford is the hub of the Fraser Valley. Yet it has no obvious central hub or 
neighbourhood hubs within.  
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Observation #7

Historic population growth in Abbotsford has been steady. The estimated 
population in 2014 is approximately 140,000 people, and the background 
research anticipates a future population of 200,000 people by 2035. However 
there are several physical and regulatory limits to outward expansion such as 
natural areas, environmental protection areas, and agricultural areas including 
the Agricultural Land Reserve (ALR). There are also significant public costs 
associated with servicing outlying communities – including neighbourhoods 
on slopes – with transit, road, water, and wastewater infrastructure. 

So what?

Growth must be strategically managed to ensure the needs of a growing 
city are cost effective to the tax payer, and are met within the parameters of 
natural, environmental, and agricultural constraints.

For detailed background information, see pages 16 and 32-33 of the Background Research 
Report.

Abbotsford has a growing population. It also has physical constraints to outward 
expansion.

image credit: Flickr user - Mike Head Jetwash Photos
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Observation #8

The immigrant community is diverse. About 27% of Abbotsford residents are 
immigrants, with about 16% arriving after 2006. However many immigrants 
are concentrated in specific communities, particularly East Townline and 
West Townline.

So what?

Cultural diversity is an asset to any community. Since immigrant communities 
are more focused in some parts of the city, it is important to understand unique 
cultural needs for spaces and services, and to ensure there are opportunities 
for engaging with different cultural groups across the city.

For detailed background information, see page 20 of the Background Research Report.

Abbotsford is rich in ethnic diversity. Individual neighbourhoods do not reflect this 
diversity.
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Observation #9

Abbotsford is known as the “City in the Country”, which accurately captures 
a unique contrast that sets Abbotsford apart from most other communities. 
A large portion of land area in Abbotsford is agricultural, with the majority 
of these lands falling within the Agricultural Land Reserve. Surrounded by 
these agricultural areas is the city – the urban area containing the majority of 
Abbotsford’s population within the Urban Development Boundary. However, 
most new development has taken place in more suburban areas, and these 
are places are neither really “city” nor “country”.

So what?

Maximizing the efficiency of land use and cost-effective management of 
infrastructure is an important challenge and opportunity in enhancing the 
“city” while preserving the “country”.

For detailed background information, see pages 1, 23, and 48-49 of the Background 
Research Report.

Abbotsford celebrates its unique identity as the "City in the Country". However, 
most development in recent years has been neither "city" nor "country".
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3. Abbotsford Tomorrow

One of the guiding principles for the OCP update adopted by Council was to 
undertake a robust engagement process. As such, one of the main engagement 
objectives in Stage 2 was to obtain input on community priorities and aspirations 
for the future of Abbotsford, reaching a broad and diverse group of residents.

The engagement was highly successful for two main reasons:

• The engagement effectively reached a broad and diverse audience: 
Several opportunities were provided for engagement between January and 
March 2015, resulting in several thousand residents coming into contact 
with Abbotsforward, with approximately 4000 distinct interactions in which 
participants directly provided input.

• Strong themes emerged in the community input: While in any engagement 
process there will be different views – and certainly Abbotsforward is no 
different – strong, common themes emerged that cut across engagement 
activities and demographic groups.

This section describes the participant diversity, engagement activities, 
participant diversity, input summaries, and general themes.

3.1 What We Heard: The Community Engagement Process  
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GETTING THE WORD OUT

An extensive promotional campaign was used to reach as many residents 
as possible about Abbotsforward. Raj, Mike, and Julie were three made-up 
characters who were given fictional ideas such as “let’s make South Fraser 
Way pedestrian-only”. The characters and ideas created project awareness 
and encouraged people to share their own ideas during the campaign.

Promotions included electronic billboards, print media, the project website, 
brochures in utility bills, and social media, including Facebook and Twitter. 
As of mid-April, Abbotsforward had over 650 Twitter followers. Based on 
these communications efforts, nearly all residents would have come across 
the Abbotsforward process at least once. 

Input was also provided by participants through some of the following 
avenues, including:

• Approximately 70 Facebook comments;

• Approximately 20 emailed or phoned-in comments; and

• Approximately 40 Twitter comments.

On February 25, two renowned guest speakers, Jeffrey Tumlin and Brent 
Toderian, participated in a Speaker Event and talked about how cities can 
plan better to help their communities thrive. The event was held at The Reach 
Gallery Museum, and well over 100 people attended.

A.  How We Talked to Them: A description of engagement activities
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ONLINE SURVEY

Over 2300 participants engaged in an online survey that was posted online 
for over seven weeks, from late-January to mid-March. The survey asked 
about priorities for the future of Abbotsford, and preferences for approaches 
to parks and environment, jobs, transportation and infrastructure, housing, 
shops and services, agriculture, gathering places, and heritage and culture. 
It also asked participants to identify city and neighbourhood hearts, vibrant 
and favourite places, and locations for “big ideas”.

The survey was widely advertised, and it reached a broad audience in terms 
of age, gender, home location, ethnicity (as measured by language spoken 
at home), and relationship to Abbotsford, including residents, students, 
employees, business owners, and some combination of one or more of these 
groups. 

Participants had the opportunity to take the online survey on their own, or 
with help from City staff and volunteers on tablets provided at Road Show 
event. 

ROAD SHOW

Approximately 1300 participants engaged at nine Road Show events 
across Abbotsford in February, leaving approximately 500 written comments 
and hundreds of dots on interactive maps. The Road Show was hosted and 
facilitated by City staff and volunteers, and it included interactive panels 
that outlined background information on the process and opportunities for 
providing input. Tablets were available so that visitors could participate in the 
online survey, and interactive sheets were available to get input from kids.

The Road Show asked about: priorities for the future; residents’ desired 
destinations within walking distance of home; and ways in which walking, 
cycling, and transit could be made to be more attractive mobility options. 
Participants were also asked to identify city and neighbourhood hearts, and 
favourite places in Abbotsford. 

The Road Show purposefully reached out to a broad and diverse audience on 
different days and at different times. It was held at: the Abbotsford Recreation 
Centre; Clearbrook Library; Sevenoaks Shopping Centre; Abbotsford 
Community Library; Sangrand Celebration at Gurdwara Baba Banda Singh 
Bahadur (with translators); Matsqui Recreation Centre; Abbotsford Flea 
Market; University of the Fraser Valley; and Highstreet. 
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STAKEHOLDER WORKSHOPS

Four stakeholder workshops were held in February and March with 
approximately 90 stakeholders representing realtor, developer, business, 
and community group interests.

Approximately 200 comments were left by participants when identifying 
“the most important thing the OCP should achieve”, and dozens of flip chart 
pages tracked input that covered opportunities, assets, and challenges 
facing Abbotsford as it grows and evolves.

The sessions also included presentations by City staff and DIALOG on the 
OCP update process and the background research undertaken in Stage 1.

CITIZEN CIRCLES

Eight groups of approximately 65 citizens ranging in age from 13 to 80 years 
old met to provide detailed input on the future of Abbotsford. Discussions 
were self-facilitated and guided by background information and questions in 
Abbotsforward “Citizen Circle Handbooks”.

The eight groups each completed a handbook, and represented three 
youth groups, a newcomers group, a church group, and three resident/
neighbourhood groups. Some groups also provided input on an interactive 
map, identifying city and neighbourhood hearts, assets and special places, 
and places requiring improvement. For privacy reasons, the Handbooks 
are not summarized in this report; however, they have been reviewed and 
integrated into the development of “Big Ideas”. 

Citizens Circle Handbook

abbotsfwd

 www.abbotsforward.ca

Look forward to Abbotsforward,  
the City of Abbotsford’s Official 
Community Plan update project. 
Join us in shaping the future 
of Abbotsford’s growth and 
development!

@abbotsforward

info@abbotsforward.ca

Grab a chair, one or more friends, 
and a coffee or pizza, and tell us 

what you think... 
in your own words!   
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NEIGHBOURHOOD WALKS

Walks were held in three neighbourhoods to connect residents and 
City planners, and encourage mutual learning. City staff learned about the 
neighbourhood from the perspective of the people living there, as well as 
residents’ ideas and priorities. Residents learned about how OCP policies 
shape change and development in their neighbourhoods.

The neighbourhood walks took place in mid-February and early March, and 
included Townline Hill, McKee/Sandy Hill, and Mill Lake.

CITIZEN ADVISORY COMMISSION

Ongoing engagement was undertaken with the Citizen Advisory Commission 
(CAC), a resident group created at the beginning of the process to guide the 
OCP update. In Stage 2, the CAC participated in outreach and engagement 
activities, including at local temples and the Speaker Event, and they helped 
develop the emerging “Big Ideas” presented in this report. 
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B. Who We Talked To: The diversity of participants

Big Ideas Report: City of Abbotsford Official Community Plan v

9+47+33+10+0
Image 2 | Breakdown by Age

Abbotsford Residents Overall

26+27+27+16+4
0-19

26%9%

20-39

47% 27%

40-59

33% 27%

60-79

10% 16%
4%

80+

0%

Survey Respondents

Engagement activities were successful in reaching diverse audiences. While 
demographic information was not formally collected in other engagement 
activities, demographic questions were asked in the online survey, allowing 
for a clear sense of who participated.

AGE

The survey was successful in obtaining significant input from nearly all age 
categories. 

Relative to Abbotsford as a whole, survey respondents were over-represented 
for adults between the ages of 20 and 59, particularly for adults between 
the ages of 20 and 39. Survey respondents were slightly under-represented 
among baby boomers, and were further under-represented for children, 
teens, and the elderly (i.e. over 80 years old).

GENDER

Participants identifying as female, and participants identifying as male were 
evenly balanced. This gender ratio generally aligns with Abbotsford’s overall 
(i.e. 49.3% male, 50.7% female).
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LANGUAGE SPOKEN AT HOME

Over 65% of participants provided information about the language or 
languages they speak at home. Nearly all of the participants speak some 
English at home, with the second most common language being Punjabi.

Based on the data below, the survey was successful in obtaining input from 
people with diverse ethnic backgrounds. While participants had the option of 
selecting multiple languages, the data below show strong participation from 
the Indo-Canadian community in Abbotsford.

RELATIONSHIP TO ABBOTSFORD

The large majority of participants live in Abbotsford, and over half of 
participants work in Abbotsford. Input was also obtained from over 200 
students and business-owners each. 

Again, while participants had the option of selecting multiple options, the 
data below show broad participation from people with varying relationships 
to the community.

Big Ideas Report: City of Abbotsford Official Community Plan vii

100+10+4+4+2+2

English (100%)

Punjabi (10%)

French (4%)

Other (4%)

German (2%)

Hindi (2%)

Image 2 | Languages Spoken at Home

Big Ideas Report: City of Abbotsford Official Community Plan viii

50+30+10+8+2
I live here (50%)

I work here (30%)

I  study here (10%)

I own a business here (8%)

None of the above (2%)

Image 2 | Relationship to Abbotsford

(90%)

(9%)

(56%)

(16%)

(13%)

(3%)

(98%)

(10%)

(4%)

(3%)

(2%)

(2%)

Note: For both “language spoken at home” and “relationship to Abbotsford” 
questions, participants could select more than one option, resulting in the 
totals above each being greater than 100 percent.
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HOME LOCATION / NEIGHBOURHOOD

The map below shows where participants live, clearly showing that input was 
received from across the city and in both urban and rural areas. Locations of 
homes outside of Abbotsford include several from nearby communities such 

as Chilliwack and Mission (presumably by people who work in Abbotsford), 
as well as municipalities in Metro Vancouver. The locations of most of these 
homes are not shown due to the map scale.

LEGEND

Municipal Boundary

Urban Development 
Boundary

Respondent Postal 
Codes

Concentration of 
Responses:

Highest

Lowest
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C.  What They Said: Detailed input from each engagement activity

Big Ideas Report: City of Abbotsford Official Community Plan ix

Image 2 | What is most important for the City’s future? (in order of times ranked)

Parks & Environment (1149)

Jobs (1121)

Transportation & Infrastructure (1120)

Housing (901)

Shops & Services (711)

Agriculture (563)

Gathering Places (552)

Heritage & Culture (418)

18%

17%

14%

11%

9%

8%

6%11%

9%
18%

17%

17%14%

11%

9%

8%
6%

Online Survey
To offer more detail into the overarching themes, the following pages provide 
summaries of the input received at each engagement activity. 

PRIORITIES FOR THE FUTURE

What do you think are the most important priorities to consider for 
Abbotsford’s future? 

Choose and rank your top 4 priorities (and add new ones if needed). 

Clear priorities emerged, with a strong focus on parks and environment, 
jobs, and transportation and infrastructure. Housing and shops and services 
were a secondary focus, and agriculture, gathering places, and heritage and 
culture were prioritized least frequently.          

Other Priorities (open ended question)

Most frequently provided ones include safety and security; recreation;  and 
social services including addressing homelessness. 

Representative comments include:

•	 “Public	safety	with	more	police	officers	working	in	Abbotsford”
•	 “I	feel	that	the	crosswalks	at	South	Fraser	Way...	should	be	lit”
•	 “Recreation	centres”
•	 “Physical	activity	and	health”	
•	 “Homeless	issue	needs	to	be	addressed!”
•	 “Social	services”
•	 “Social/mental	health	issues	facing	our	community”
•	 “Healthy	families”

APPROACHES

In addition to providing representative comments for each priority area, the 
following pages outline participant ranking of different possible approaches 
within each priority area. Participants were asked – “how should we 
approach your priorities?” – and asked to rate example approaches using 
a likert scale: 

• strongly dislike
• dislike
• neutral
• like 
• strongly like 

Parks & Environment (1149)

Jobs (1121)

Transportation & Infrastructure (1120)

Housing (901)

Shops & Services (711)

Agriculture (563)

Gathering Places (552)

Heritage & Culture (418)
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Parks and Environment priority area:

Providing parks, green spaces, trails, and other natural areas includes having 
attractive and convenient options in all neighbourhoods, and protecting 
environmental areas.

In their own words...

•	 Abbotsford	 has	 wonderful	 trails	 for	 walking,	 biking,	 running	 etc.	 It	 is	
important	to	me	that	they	are	preserved	and	maintained	for	all	to	enjoy

•	 Our	parks	are	great.	Protect	 the	ones	we	have.	Mill	Lake	could	be	our	
Central	Park	if	we	develop	around	it

•	 Environmental	 initiatives	 and	 stewardship	 of	 Abbotsford’s	 natural	
resources	needs	to	be	managed	with	ecological	integrity	and	conservation	
as	a	first	priority	for	current	and	future	generations

•	 Better	parks	and	rec	services

Selected 1149 times 

Big Ideas Report: City of Abbotsford Official Community Plan xii

How should we approach your priorities?

85+84+82+81

HERITAGE & CULTURE

Provide space for art performances and displays.

Identify and preserve heritage assets.

Support cross-cultural learning and celebration.

Increase the visibility of artistic expression by 
providing more public art.

4.24

4.19

4.09

4.06

Rating out of Five 90+87+86+78

PARKS & ENVIRONMENT

Protect natural environment areas.

Protect air and water quality, and reduce 
greenhouse gas emissions from buildings, 
transportation, and more.

Provide active park spaces such as play fields, 
trails, and dog parks.

Provide urban park options such as small pocket 
parks, plazas, shared streets, and more.

4.49

4.35

4.28

3.91

Rating out of Five

Selected 1145 timesSelected 418 times

18%

17%

17%

14%

11%

9%

8%

6%11%

9%

18%

17%

17%

14%

11%

9%

8%

6%11%

9%

Approaches Approaches

PARKS & ENVIRONMENT
Approaches Rating out of 5 In their own words

•	 This	is	the	single	most	important	thing	to	be	done.	Once	you	allow	development	of	what	
is	left	–	we	have	lost	it	forever

•	 Protect	natural	areas	through	development	of	sustainable	infrastructure	that	makes	them	
accessible	to	people	to	enjoy	their	beauty

•	 More	green	development,	green	roofs	and	energy	efficient	buildings

•	 Since	Abbotsford	has	quite	a	delicate	air	shed,	this	should	be	a	priority

•	 Strongly	agree.	I	think	this	has	been	done	very	well	in	Abbotsford

•	 We	need	to	keep	our	youth	busy	and	healthy.	More	sports	fields	for	baseball	and	soccer	
along	with	arena	space

•	 Yes,	if	you	look	at	pleasant	cities	to	visit,	there	are	lots	of	parks	and	plazas...	You	don’t	
have	to	go	too	far	and	there	is	a	public	space...

•	 Discovery	Trail	is	a	great	start.	Making	the	outdoors	accessible	and	appealing	encourages	
an	active,	healthy	community

Protect natural environment areas.

Protect air and water quality, and reduce 
greenhouse gas emissions from buildings, 
transportation, and more.

Provide active park spaces such as play 
fields, trails, and dog parks.

Provide urban park options such as pocket 
parks, plazas, shared streets, and more.

•	 As	 we	 build	 new	 developments,	 we	 do	 not	 like	 to	 see	 all	 the	 existing	
trees	 and	 natural	 landscape	 destroyed	 and	 pushed	 down	 to	 maximize	
lot	development	for	profit...	We	would	like	to	see	the	streets	and	homes	
developed	around	existing	trees	and	natural	green	spaces,	maximizing	the	
existing	forests,	not	maximizing	development

For participants who suggested other approaches to parks and environment, 
the most common comments referenced: enhanced sporting facilities; and 
maintained, expanded, and/or improved access to trails in natural areas.

4.49

4.35

4.28

3.91
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Jobs priority area:

Diverse employment opportunities include providing a variety of job types 
that matches city growth.

In their own words...

•	 More	jobs	that	fit	all	skill	levels

•	 More	focus	on	industrial	districts	–not	just	shopping	malls	for	people	to	
spend	money,	but	areas	for	people	to	make	things	and	money	to	actually	
come	into	the	city

•	 We	need	to	introduce	higher	level	jobs.	Tech	industry,	aviation...

Big Ideas Report: City of Abbotsford Official Community Plan x
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HOUSING

Create affordable housing options for residents 
such as students, young professionals, families, 
low income earners, seniors, and others.

Allow flexible housing such as multi-generation 
and lane houses, garden cottages, and live-
work studios.

Increase housing density near shops and 
services by building more apartments and 
townhouses.

Create opportunities for redevelopment in 
existing neighbourhoods.

4.36

3.87

3.73

3.68

87+79+78+73+70

JOBS

Identify and attract emerging job sectors.

Provide more options for working near home.

Maintain existing agricultural employment land.

Provide industrial employment land for future 
job growth.

4.33

3.97

3.91

3.63

Focus the majority of job growth in the city 
centre. 3.52

How should we approach your priorities?
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Approaches Rating out of Five

Approaches Rating out of Five

Selected 1121 times 

JOBS

Identify and attract emerging job sectors.

Provide more options for working near home.

Maintain existing agricultural employment 
land.

Provide industrial employment land for 
furture job growth.

Focus the majority of job growth in the city 
centre.

•	 Build	 on	 strengths	 –	 ag	 based	 technology,	 aerospace,	 manufacturing,	 healthcare,	
education,	etc

•	 Science,	Technology,	and	Business	sectors

•	 The	“live,	work,	shop”	concept	WORKS

•	 Make	it	more	attractive	for	corporations	to	relocate	to	Abbotsford!

•	 Keep	good	farmland	but	look	at	diversifying	employment	lands	that	will	create	significant	
employment	and	a	solid	tax	base

•	 Agricultural	lands	must	be	preserved

•	 Agricultural	lands	employ	very	few	people	and	the	jobs	it	does	create	are	seasonal

•	 Abbotsford	 already	 has	 plenty	 of	 land	 designated	 for	 industrial	 use.	 If	 new	 lands	 are	
designated,	they	shouldn’t	come	from	Ag	areas

•	 This	all	depends	on	location	

•	 Focus	job	growth	anywhere	a	business	can	set	up	shop	within	under-utilized	developed	
lands

•	 Yes,	but	make	the	centre	livable,	planned,	and	promoted...

•	 Creating	more	jobs	for	young	professionals	will	decrease	the	number	of	
young	people	leaving	Abbotsford	for	other	cities

•	 Find	a	way	to	attract	businesses	so	I	don’t	have	to	commute	so	far!

For participants who suggested other approaches to jobs, the most common 
comments reference: reduced red tape for smaller businesses; and creating 
job opportunities for youth including through synergies with UFV.

4.33

3.97

3.91

3.63

3.52

Approaches Rating out of 5 In their own words
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Transportation & Infrastructure priority area:

Providing efficient infrastructure includes streets, water, and sewer that cost 
effectively services all parts of the city.

In their own words...

•	 I	think	it’s	more	about	building	streets	that	are	safe	for	all	users:	pedestrians,	
cyclists,	vehicles,	buses,	etc

•	 More	BIKE	LANES!

•	 Our	quality	of	 life	will	 just	go	down	hill	 if	we	can’t	fix	our	public	transit,	
bicycle	lanes	and	walkability

•	 Abbotsford	has	outgrown	our	public	transportation	system.	The	ability	to	
navigate	throughout	our	city	without	a	personal	vehicle	 is	a	need	many	

Big Ideas Report: City of Abbotsford Official Community Plan xi

82+78+64+55

TRANSPORTATION & 
INFRASTRUCTURE

Support transit improvements, such as routes 
and exchanges, buses, and stops.

Provide safe and connected active transportation 
routes, such as sidewalks and dedicated bicycle 
lanes.

Encourage new residential neighbourhoods 
by providing infrastructure in advance of 
development, even if costs are higher.

Design streets to prioritize vehicles over all 
other transportation methods (such as transit, 
bicycles, pedestrians).
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3.90

3.22

2.75

Rating out of Five 83+82+70+64
SHOPS  & SERVICES

Support local, small-scale shops in 
neighbourhoods.

Provide shops, services, and homes within 
walking distance of each other.

Encourage all types of commercial development 
throughout the city, including big box stores, 
malls, and boutiques.

Focus new retail development only in existing 
commercial areas.

4.15

4.12

3.52

3.18

Rating out of Five

How should we approach your priorities?

Selected 711 times Selected 1118 times
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Approaches Approaches

Selected 1120 times 

TRANSPORTATION &
INFRASTRUCTURE

Support transit improvements, such as routes 
and exchanges, buses, and stops.

•	 Include	connections	with	neighbouring	municipalities	and	increase	frequency	so	that	it	is	
a	reliable	alternative	to	cars.	It	is	still	a	non-functioning	system

•	 We	greatly	need	better	transit	service	with	far	more	route	options	that	what	we	have	now

4.12

Provide safe and connected active 
transportation routes, such as sidewalks and 
dedicated bicycle lanes.

•	 Get	 rid	 of	 the	 bike	 lanes.	 I	 have	 never	 seen	 anyone	 use	 them.	 Instead	 upgrade	 the	
sidewalks

•	 Abbotsford	needs	more	bike	lanes	and	more	and	better	connections	between	adjacent	
cities

3.90

Encourage new residential neighbourhoods 
by providing infrastructure in advance of 
development, even if costs are higher.

3.22

Design streets to prioritize vehicles over all 
other transportation methods (such as transit, 
bicycles, pedestrians).

2.75

•	 Only	if	it	can	be	afforded

•	 Yes,	infrastructure	needs	to	be	thought	of	first,	not	an	afterthought.	Build	it	and	they	will	
come

•	 I	don’t	understand	this	one,	but	what	you	need	is	to	reduce	the	sprawl	of	this	city	and	
start	building	vertically	instead	of	horizontally

•	 This	is	how	we’ve	been	doing	things,	and	it	does	not	take	us	forward	it	drags	us	backwards

•	 I	find	the	requirement	of	having	a	car	to	get	around	to	be	one	of	the	least	attractive	things	
about	living	here,	and	one	of	the	biggest	incentives	to	leave

residents	face.	The	bus	routes	are	inefficient	and	the	times	between	stops	
make	it	difficult/nearly	impossible	to	utilize	public	transportation	as	primary	
transportation

•	 Light	rail	in	Valley	to	Surrey	Sky	Train	Station...

For participants who suggested other approaches to transportation and 
infrastructure, the most common comments referenced: better traffic 
management; population density increases; and rapid or inter-municipal transit 
service.

Approaches Rating out of 5 In their own words
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Housing priority area:

Housing choice and affordability includes having options for people with 
different needs and lifestyle preferences.

In their own words...

•	 Affordable	housing	options	need	to	be	available	for	all	citizens

•	 Abbotsford	 needs	 to	 diversify	 their	 housing	 options	 and	 provide	 more	
low-income	housing	units

•	 Stop	stretching	out!	Build	up	already!

•	 We	 would	 like	 to	 see	 a	 stop	 to	 these	 ugly	 monster	 houses	 that	 are	
destroying	single	 family	streets	 in	our	city.	They	 tear	down	all	 the	 trees	
and	cement	over	any	green	spaces.
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HOUSING

Create affordable housing options for residents 
such as students, young professionals, families, 
low income earners, seniors, and others.

Allow flexible housing such as multi-generation 
and lane houses, garden cottages, and live-
work studios.

Increase housing density near shops and 
services by building more apartments and 
townhouses.

Create opportunities for redevelopment in 
existing neighbourhoods.
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3.68

87+79+78+73+70
JOBS

Identify and attract emerging job sectors.

Provide more options for working near home.

Maintain existing agricultural employment land.

Provide industrial employment land for future 
job growth.

4.33

3.97

3.91

3.63

Focus the majority of job growth in the city 
centre. 3.52

How should we approach your priorities?

Selected 1119 

Selected 899 times 
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Approaches Rating out of Five

Selected 901 times 

HOUSING

Create affordable housing options for 
residents such as students, young 
professionals, families, low income earners, 
seniors and others.

•	 I’m	unable	 to	afford	my	own	 little	place	because	 rental	 costs	are	above	my	disability	
income.	I’ve	been	homeless	one	too	many	times,	and	I’ve	had	to	depend	on	others	for	
shelter.	This	makes	me	feel	like	a	sub-human

•	 We	 need	 more	 affordable	 housing	 for	 youth	 and	 low	 income	 persons	 that	 does	 not	
include	a	ghetto	housing	environment

4.36

3.87

3.73

3.68

•	 Chilliwack	is	a	great	model	for	diverse	housing...	they	offer	simple	residents	on	smaller	
lots	for	seniors	such	as	garden	cottages

•	 Laneway	housing	is	not	a	good	idea,	especially	without	the	lanes.	The	time	for	fee	simple	
row	housing	is	here

•	 I	love	the	idea	of	apartments	above	shops.	Let’s	see	more	of	this

•	 Transit	Oriented	Developments	with	great	pedestrian/bike	access	at	key	nodes.	Allow	
redevelopment	of	malls	to	include	commercial,	housing	and	public	amenities

•	 I	 think	 this	 is	 important,	 but	 want	 to	 see	 the	 original	 character	 of	 neighbourhoods	
preserved.	Don’t	knock	down	a	house,	cut	down	mature	trees	and	then	build	a	house	
that	touches	the	property	line

•	 It’s	 unfortunate	 that	 many	 cities	 destroy	 beautiful	 established	 neighbourhoods	 by	
combining	properties	and	building	townhouses	and	apartments.	Yes	these	are	needed	
but	there	needs	to	be	a	balance	maintained	by	the	city	in	this	regard...

Allow flexible housing such as multi-
generation and lane houses, garden cottages, 
and live-work studios.

Increase housing density near shops and 
services by building more apartments and 
townhouses.

Create opportunities for redevelopment in 
existing neighbourhoods.

•	 So	many	homeless	people	across	our	city.	It	would	be	great	to	see	some	
housing	work	for	them.

For participants who suggested other approaches to housing, the most 
common comments referenced: cooperative housing and intentional 
communities; more developer-friendly environment (e.g. lower Development 
Cost Charges, streamlined development process); and more density at the 
core and in neighbourhoods.

Approaches Rating out of 5 In their own words
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Shops and Services priority area:

Convenient access to diverse shops and services includes having attractive 
and easily accessible options in neighbourhoods.

In their own words...

•	 Destinations	streets,	not	destination	malls.	Nice	streets	that	are	nice	for	
walking,	boutique	shopping,	services,	and	small	restaurants/coffee	shops

•	 Yes	neighbourhood	shops,	 restaurants,	pubs	 for	a	community	within	a	
city	environment	would	be	great

•	 We	need	a	library	on	the	east	side	of	the	city.	We	need	grocery	stores	in	
residential	areas	so	we	can	walk	to	store	and	not	have	to	drive

Big Ideas Report: City of Abbotsford Official Community Plan xi

82+78+64+55

TRANSPORTATION & 
INFRASTRUCTURE

Support transit improvements, such as routes 
and exchanges, buses, and stops.

Provide safe and connected active transportation 
routes, such as sidewalks and dedicated bicycle 
lanes.

Encourage new residential neighbourhoods 
by providing infrastructure in advance of 
development, even if costs are higher.

Design streets to prioritize vehicles over all 
other transportation methods (such as transit, 
bicycles, pedestrians).
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Rating out of Five 83+82+70+64

SHOPS  & SERVICES

Support local, small-scale shops in 
neighbourhoods.

Provide shops, services, and homes within 
walking distance of each other.

Encourage all types of commercial development 
throughout the city, including big box stores, 
malls, and boutiques.

Focus new retail development only in existing 
commercial areas.
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4.12

3.52

3.18

Rating out of Five

How should we approach your priorities?
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Approaches Approaches

Selected 711 times 

SHOPS & SERVICES

Support local, small-scale shops in 
neighbourhoods.

Provide shops, services, and homes within 
walking distance of each other.

Encourage all types of commercial 
developement throughout the city, including 
big box stores, malls, and boutiques.

•	 My	favourite	thing	to	do:	put	on	my	backpack	and	ear	phones	and	walk	to	get	my	errands	
done.	Pick	up	groceries,	a	bottle	of	wine	for	the	weekend,	decorations	for	that	birthday	
cake,	and	some	household	supplies,	without	having	to	take	my	car	out

•	 The	problem	 is	 attracting	 small	 retail	 employers	 to	our	 area.	 all	 over	our	 city	 there	 is	
empty	retail	space	that	is	not	being	filled

•	 Limit	the	big	box	stores,	so	mom	and	pop	stores	have	a	fighting	chance

•	 Local	shops	is	what	helps	build	a	character	to	a	community	or	city...	We	can’t	remove	or	
necessarily	prevent	chain-stores	from	the	city,	but	we	could	do	a	lot	more	in	promoting	
that	small	shops	that	do	exist

Focus new retail development only in existing 
commercial areas.

•	 No	more	big	box	commercial	on	South	Fraser	Way.	If	I	have	to	see	one	more	parking	lots	
fronting	SFW,	I’m	gunna	lose	it.	This	is	a	CITY

•	 Enough	big	box	stores	and	malls.	There	 is	plenty	of	generic	product	around.	Support	
new	and	smaller	businesses	with	more	unique	offerings

•	 Some	 areas	 need	 more	 retail	 development	 (ie	 Auguston)	 but	 obviously	 Abbotsford	
citizens	don’t	support	a	 lot	of	 retail	and	 I	 think	 the	 focus	should	be	on	 improving	 the	
quality	and	character	of	certain	retail	areas	(ie	downtown)	and	making	them	‘destination’	
areas

•	 Why?	Why	such	a	restriction?	Where’s	the	logic?	Where	there	are	people,	there	need	to	
be	services...

4.15

4.12

3.52

3.18

•	 I	feel	we	need	good	shopping	and	a	more	diverse	style	of	shops

•	 I	would	 love	 to	 see	development	 in	 the	empty	 spaces	and	buildings	 in	
downtown	 Abbotsford.	 It’s	 looking	 really	 good	 downtown,	 but	 we	 still	
have	a	ways	to	go

Just a handful of other approaches were suggested by participants for shops 
and services, and they focused on a desire for more small scale retail.

Approaches Rating out of 5 In their own words
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Agriculture priority area:

Providing opportunities for growing and processing local food includes 
protecting areas of farmland for agriculture.

In their own words...

•	 The	backbone	of	our	community

•	 Our	agricultural	land	is	irreplaceable	and	needs	to	be	protected.	Further	
use	for	residential	development	should	not	be	considered.	Not	only	does	
this	industry	provide	food	but	also	valuable	jobs

•	 Encourage	 more	 local	 gardening	 and	 hobby	 farms...	 Encourage	 OUR	
farmers.	Community	gardens!	There	should	be	one	in	every	neighbourhood

•	 Preserve	Agricultural	Land	Reserve.	Stop	taking	land	out.	Stop	big	homes	
on	acreages	with	no	farming...

•	 This	 is	 our	 roots	 and	 we	 shouldn’t	 forget	 that	 we	 need	 to	 ensure	 that	
agriculture	is	not	forgotten...

Just a handful of other approaches were suggested by participants for 
agriculture, and they focused on support for local agriculture, both urban and 
rural in nature. 
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How should we approach your priorities?
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AGRICULTURE

Increase the visibility of local food on farmland, 
including farm markets and food destinations.

Support agricultural activities such as urban 
gardens and small scale farming.

Encourage agricultural processing and other 
value added activity.

Allow urban development on agricultural lands.
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Rating out of Five 84+84+83GATHERING PLACES

Design some streets to prioritize people 
gathering, such as shared streets or closures for 
community events.

Create more informal meeting places such as 
cafes and plazas.

Support gathering places, such as community 
centres, libraries, and other public centres.
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Approaches

Approaches

Selected 563 times 

AGRICULTURE

Increase the visibility of local food on 
farmland, including farm markets and food 
destinations.

Support agricultural activities such as urban 
gardens and small scale farming.

Encourage agricultural processing and other 
value added activity.

Allow urban development on agricultural 
lands.

•	 I	absolutely	would	like	to	see	this!!!

•	 Eating	healthy	and	eating	local	are	enormously	huge	growth	trends.	Abbotsford	has	a	
core	competency	in	this	area	with	its	abundance	of	rich,	farmable	land

•	 Make	ag	acceptable	in	all	zones	as	Richmond	has	done.	Even	boulevards	can	be	used	
for	food!

•	 A	few	community	gardens	throughout	the	city	would	be	nice	for	those	who	would	like	to	
grow	their	own	fresh	food

•	 Great	to	keep	the	processing	of	our	ag	products	local	

•	 Clear	bylaws	would	help	control	abuse	from	non-farm	dependent	industrial	activities

•	 NO!

•	 No	more	encroachment	on	ag	lands!	Draw	a	firm	border	on	agricultural	lands	and	stick	
to	[it]

4.53

4.26

4.10

1.77

Approaches Rating out of 5 In their own words
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Gathering Places priority area:

Connecting with people in the community includes having spaces for visiting 
and interacting, in both formal and informal settings.

In their own words...

•	 We	need	more	public	gathering	places,	like	sidewalk	cafes,	to	make	the	
walking	areas	of	Abbotsford	more	vibrant	

•	 One	 thing	 that	 Abbotsford	 has	 been	 lacking	 for	 some	 time	 is	 a	 place	
where	people	can	go	for	entertainment...	Right	now	if	I	want	to	go	out	on	
the	town	it	is	not	in	Abbotsford

•	 We	need	a	more	defined	urban	core	with	density,	coffee	shops,	unique	
restaurants,	etc
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How should we approach your priorities?
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AGRICULTURE

Increase the visibility of local food on farmland, 
including farm markets and food destinations.

Support agricultural activities such as urban 
gardens and small scale farming.

Encourage agricultural processing and other 
value added activity.

Allow urban development on agricultural lands.

4.53
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Rating out of Five 84+84+83GATHERING PLACES

Design some streets to prioritize people 
gathering, such as shared streets or closures for 
community events.

Create more informal meeting places such as 
cafes and plazas.

Support gathering places, such as community 
centres, libraries, and other public centres.
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Selected 552 times 

GATHERING PLACES

Design some streets to prioritize people 
gathering, such as shared streets or closures 
for community events.

Create more informal meeting places such as 
cafes and plazas.

Support gathering places, such as community 
centres, libraries, and other public centres.

•	 We	 need	 to	 find	 ways	 to	 encourage	 building	 of	 relationships	 with	 our	 immediate	
neighbours	in	all	neighbourhoods	of	the	city,	not	just	a	few.	But	such	design	mentioned	
here	could	be	one	way	of	doing	this

•	 Expand	the	street	closures	 in	downtown	Abbotsford	for	the	farmers	market	and	other	
events,	such	as	berryfest

•	 I	come	from	the	Punjab	and	I	really	miss	the	places	for	socializing	and	getting	together.	
I	love	in	the	rural	area	and	have	no	such	place	near	by	home	for	that.	I	must	go	to	the	
gurdwara	for	this	need

•	 Yes!	And	small	neighbourhood	pubs	would	be	fun	–	and	food	carts...	a	tea	house	on	Mill	
Lake

•	 We	love	the	library	as	a	community	place.	I	wish	there	was	a	satellite	location	where	we	
live

•	 More	community	places,	means	more	things	to	do,	more	thing	that	will	occupy	your	time	
and	your	mind.	Make	them	public,	make	them	known,	and	make	them	entertaining

4.20

4.19

4.16

•	 Yes	we	need	more	walking	trails,	parks	and	neighbourhood	stores

•	 In	the	vast	majority	of	communities	in	Abbotsford	there	is	no	place	that	
is	central	as	a	place	that	people	just	naturally	congregate.	This	means	no	
cohesive	feel	to	a	community...	they	are	just	a	place	to	live	with	most	of	
your	activities	and	connections	needing	a	commute	to	somewhere	else

For participants who suggested other approaches, the most common 
comments referenced: spaces for children and youth; and more or better 
events. 

Approaches Rating out of 5 In their own words
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Heritage and Culture priority area:

Heritage and culture includes having and maintaining heritage and cultural 
assets, including historic sites, the arts, and ethnic history and diversity.

In their own words...

•	 Heritage	and	culture	are	the	heart	and	soul	of	our	community.	We	need	to	
find	ways	to	celebrate	and	‘grow’	them

•	 Work	 in	 conjunction	 with	 First	 Nations	 and	 Sikh	 elders	 to	 improve	
awareness	of	history	here

•	 Abbotsford	 needs	 more	 focus	 on	 character	 and	 personality...	 we	 have	
an	 interesting	 heritage	 aspect	 that	 could	 be	 encouraged	 to	 add	 some	
interest	to	the	city

Big Ideas Report: City of Abbotsford Official Community Plan xii

How should we approach your priorities?

85+84+82+81

HERITAGE & CULTURE

Provide space for art performances and displays.

Identify and preserve heritage assets.

Support cross-cultural learning and celebration.

Increase the visibility of artistic expression by 
providing more public art.

4.24

4.19

4.09

4.06

Rating out of Five 90+87+86+78
PARKS & ENVIRONMENT

Protect natural environment areas.

Protect air and water quality, and reduce 
greenhouse gas emissions from buildings, 
transportation, and more.

Provide active park spaces such as play fields, 
trails, and dog parks.

Provide urban park options such as small pocket 
parks, plazas, shared streets, and more.

4.49

4.35

4.28

3.91

Rating out of Five
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Approaches Approaches

Selected 418 times 

HERITAGE & CULTURE

Provide space for art performances and 
displays.

Identify and preserve heritage assets.

Support cross-cultural learning and 
celebration.

•	 Jam	in	Jubilee	is	a	perfect	example	of	doing	an	art	concert	in	Abbotsford

•	 I	believe	we	already	do	this	with	a	few	city	owned	sites	and	community	halls...

•	 I	worry	that	the	city	isn’t	preserving	the	character	of	Central	Abbotsford

•	 Make	Sto:lo	history	a	priority.	Include	all	histories	of	all	immigrants

Increase the visibility of artistic expression by 
providing more public art.

•	 As	more	people	move	to	Abbotsford,	 it	 is	 important	to	 introduce	them	to	the	existing	
abby	community	and	the	different	ethnicities.	It’s	also	equally	important	to	educate	the	
host	(established	Abby	community)	on	the	new	residents...	great	for	helping	break	down	
stereotypes,	racism	and	fostering	a	healthy	and	welcoming	community!

•	 We	already	do	that,	with	the	inter	faith	bonanza.	It	is	important	to	continue	this

•	 I	love	the	murals	that	have	been	added	in	the	last	couple	of	years.	I	would	also	love	to	see	
more	sculpture	and	artistic	design	of	public	structures

•	 Increase	public	art	by	asking	people	 to	submit	 rather	 than	spending	 lots	of	money	 to	
commission	it.	Lots	of	talented	people	where	we	live

4.24

4.19

4.09

4.06

•	 We	need	to	promote	respect	for	all	cultures	and	encourage	inter-cultural	
opportunities

•	 It	 is	 also	 important	 to	create	an	environment	 for	 an	artistic	community.	
More	life	music,	visual	arts,	etc

Just a handful of other approaches were suggested by participants for  heritage 
and culture, and they range from more destinations and spaces for cultural 
events and artists, to more opportunities for indigenous self governance and 
input on development and resource allocation in Abbotsford.

Approaches Rating out of 5 In their own words
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Big Ideas Report: City of Abbotsford Offi cial Community Plan xvii

Increase the visibility of local food on farmland, including farm markets and food destinations.

Protect natural environment areas.

Create a ordable housing options for residents such as students, young professionals, families, low income earners, seniors, and others.

Protect air and water quality, and reduce greenhouse gas emissions from buildings, transportation, and more.

Identify and attract emerging job sectors.

Provide active park spaces such as play fi elds, trails, and dog parks.

Support agricultural activities such as urban gardens and small scale farming.

Provide space for art performances and displays.

Design some streets to prioritize people gathering, such as shared streets or closures for community events.

Identify and preserve heritage assets.

Create more informal meeting places such as cafes and plazas.

Support gathering places, such as community centres, libraries, and other public centres.

Support local, small-scale shops in neighbourhoods.

Provide shops, services, and homes within walking distance of each other.

Support transit improvements, such as routes and exchanges, buses, and stops.

Encourage agricultural processing and other value added activity.

Support cross-cultural learning and celebration.

Increase the visibility of artistic expression by providing more public art.
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SUMMARY OF APPROACH RATINGS ACROSS PRIORITY AREAS
Rating out of 5

The	chart	is	continued	on	next	page.						 

LEGEND 

like neutral dislike strongly dislike
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SUMMARY OF APPROACH RATINGS ACROSS PRIORITY AREAS 
(CONTINUED)
Rating out of 5

Big Ideas Report: City of Abbotsford Offi cial Community Plan xviii

Provide more options for working near home.

Provide urban park options such as small pocket parks, plazas, shared streets, and more.

Maintain existing agricultural employment land.

Provide safe and connected active transportation routes, such as sidewalks and dedicated bicycle lanes.

Allow fl exible housing such as multi-generation and lane houses, garden cottages, and live-work studios.

Increase housing density near shops and services by building more apartments and townhouses.

Create opportunities for redevelopment in existing neighbourhoods.

Provide industrial employment land for future job growth.

Encourage all types of commercial development throughout the city, including big box stores, malls, and boutiques.

Focus the majority of job growth in the city centre.

Encourage new residential neighbourhoods by providing infrastructure in advance of development, even if costs are higher.

Focus new retail development only in existing commercial areas.

Design streets to prioritize vehicles over all other transportation methods (such as transit, bicycles, pedestrians).

Allow urban development on agricultural lands.

3.97

3.91

3.91

3.90

3.87

3.73

3.68

3.63

3.52

3.52

3.22

3.18

2.75

1.77

Rating out of FiveApproaches

St
ro

ng
ly

 L
ik

e

Li
ke

N
eu

tr
al

D
is

lik
e

St
ro

ng
ly

 D
is

lik
e

LEGEND 

like neutral dislike strongly dislike



New Concepts Report  |  Big Ideas for Abbotsforward 33

Page left blank for double-sided printing



New Concepts Report  |  Big Ideas for Abbotsforward 34

SPECIAL PLACES: THE CITY HEART

Where is the heart of Abbotsford?

LEGEND

Municipal Boundary

Urban Development 
Boundary

City Heart Markers

Concentration of 
Selected Locations:

Highest

Lowest

South Fraser Way
& Sevenoaks

Mill Lake Park

Historic DowntownShopping Centre
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Why is this the heart of the city? 

In their own words...

The following are representative quotes for the areas of the city with the 
highest concentration of markers / selected locations:

South Fraser Way and Sevenoaks Shopping Centre

•	 This	is	more	of	a	geographical	centre,	but	with	better	design,	it	could	turn	
into	something	more	vibrant.

•	 South	 Fraser	 Way	 all	 the	 way	 into	 downtown	 Abbotsford.	 Where	 the	
shopping	and	activities	occur	and	also	the	activities	at	Mill	Lake	Park.

•	 Right	around	7	Oaks.

Mill Lake Park

•	 [E]veryone	goes	here	and	takes	a	walk.	Community	activities	happen	here	
and	you	really	see	our	diverse	community	come	together.

•	 Everyone	knows	and	loves	Mill	Lake.	Whenever	someone	visits,	and	asks	
where	to	go	-	Mill	Lake	is	always	recommended.	Beautiful.

•	 Our	crown	jewel,	it	should	be	the	heart	even	though	it’s	currently	on	the	
back	end	of	a	mall.

Historic Downtown

•	 Everything	historic	about	the	city	and	every	major	activity	is	in	this	area.

•	 Downtown	Abbotsford	with	distinct	shops	and	summer	festivities.

•	 It	should	be	the	downtown	core,	which	could	be	a	quaint	gathering	place	
filled	with	vibrant,	unique	retail	-	like	Kelowna,	Langley,	Fort	Langley,	New	
West,	Chilliwack,	endless	other	cities	have	accomplished.		Don’t	miss	the	
boat	on	this!
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SPECIAL PLACES: A NEIGHBOURHOOD HEART

Where is the heart of your neighbourhood?

LEGEND

Municipal Boundary

Urban Development 
Boundary

Neighbourhood 
Heart Markers

Concentration of 
Selected Locations:

Highest

Lowest

Mill Lake Park

Historic Downtown

Cayburn Plaza

Abbotsford Recreation Centre

Whatcom
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Why is this the heart of your neighbourhood? 

In their own words...

The following are representative quotes for the areas of the city with the 
highest concentration of markers / selected locations:

Historic Downtown

•	 Old	neighbourhood	of	Abby.

•	 One	of	my	favourite	neighbourhoods.	Affordable	for	young	families.	So	
much	community	spirit	and	neighbourhood	events.	Quiet,	but	get	to	enjoy	
the	amenities	of	downtown	so	close	at	hand.

•	 Old	 downtowns	 are	 the	 beating	 heart	 of	 any	 community	 undergoing	
growth.	They	are	a	key	place	for	civic	life	in	the	face	of	sprawl.

Mill Lake Park

•	 This	is	a	communal	gathering	place	where	a	diversity	of	people	come	to	
get	exercise	and	socialize.

•	 [T]he	 park	 brings	 families,	 friends,	 neighbours	 and	 strangers	 together.	
Add	mobile	venders,	and	be	there	every	sunny	day!

•	 A	lake	area.		Pretty.		Quiet.		Good	to	walk	around.	Safe.

Abbotsford Recreation Centre

•	 [G]reat	sports	and	rec	with	ARC,	ball	diamonds,	curling.

•	 This	 isn’t	 my	 neighbourhood,	 but	 it	 is	 a	 very	 nice	 neighbourhood	 that	
I	would	 love	 to	 live	 in	as	 there	are	parks,	 recreation	&	shops	all	within	
walking	distance	of	each	other	in	a	more	residential	area.

•	 [R]ecreation,	parks,	church,	stores,	schools.

Clayburn Plaza

•	 I	used	to	live	in	this	neighbourhood	and	always	get	drawn	to	this	little	strip	
mall.	It’s	not	as	well	utilized	as	it	used	to	be	but	it’s	a	nice	little	place	to	
meet	others	in	the	community.

•	 Potential	 to	 service	 many	 areas,	 reducing	 trips/traffic	 to	 Sumas	 &	
Whatcom.

•	 An	awkward	heart...	it	has	a	school	and	some	commercial,	but	there	are	
a	bunch	of	houses	in	the	middle.		Would	make	a	good	heart	if	the	houses	
in	the	middle	were	intentionally	upgraded	to	something	more	community.	

Whatcom

•	 Becoming	 an	 important	 area	 for	 east	 abbotsford	 people	 to	 shop	 and	
gather.

•	 I’m	 here	 at	 least	 twice	 a	 week,	 whether	 its	 groceries,	 the	 pet	 store,	
starbucks,	the	wine	store,	shoppers	or	the	bank.

•	 Lot’s	of	new	development,	close	to	new	suburbs,	nice	place.
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SPECIAL PLACES: A VIBRANT SPOT

Where is the best place to people-watch?

LEGEND

Municipal Boundary

Urban Development 
Boundary

Vibrant Spot 
Markers

Concentration of 
Selected Locations:

Highest

Lowest

Mill Lake Park

Sevenoaks
Shopping Centre

Highstreet

University of the 
Fraser Valley

Exhibition Park

Historic Downtown
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Why is this a great place to people-watch? 

In their own words...

The following are representative quotes for the areas of the city with the 
highest concentration of markers / selected locations:

Mill Lake Park

•	 Almost	every	day	there	a	tons	of	people	of	all	ages	out	walking,	biking,	or	
just	meeting	to	chat	there.

•	 Mill	Lake	-	the	place	to	run	into	people,	people	watch,	get	some	exercise...
just	need	some	cafes,	bike	rentals,	canoe	rentals,etc.

•	 This	is	the	most	vibrant	active	place	with	a	variety	of	activities.

Highstreet

•	 Lots	to	see	and	do.	Wish	it	was	closer	to	middle	of	city	for	more	people	
to	access	by	walking

•	 High	street	mall	is	a	great	place	to	mingle	and	hang	out.	Nice	integration	
of	playground.

•	 It	has	great	potential	for	a	walkable	social	time	during	the	day	and	evening	
but	lacks	a	growing	community	on	this	side	of	town.

Historic Downtown

•	 There	are	some	nice	 local	shops	 in	this	area.	These	shops	see	a	 lot	of	
business	primarily	during	lunch	and	dinner,	attracting	people	for	the	food.	
Not	a	lot	of	people	walk	the	streets,	though,	suggesting	that	most	people	
have	to	drive	to	get	here.

•	 Jam	in	Jubilee!

•	 Down	 Town	 Abby	 is	 great	 in	 the	 summer	 for	 people	 watching	 during	
market	days.	I	love	that	they	block	off	the	roads	and	people	are	able	to	
wander	around	in	the	beautiful	weather.

Exhibition Park

•	 Rotary	Stadium	-	there	are	always	people	here	and	lots	of	fitness	classes.	
It’s	a	great	place	to	feel	healthy.

•	 Fair	grounds.	People	can	do	anything	here	depending	on	the	event:	being	
active,	shopping,	etc.

•	 Rotary	 stadium	 is	 a	 great	 place	 to	 work	 out	 alongside	 many	 others.		
Everyone	is	friendly	here.

Univerisity of the Fraser Valley

•	 The	University	of	the	Fraser	Valley	is	a	very	vibrant	spot	within	the	City,	
even	 if	only	 for	a	particular	demographic.	Hopefully	 that	changes	once	
some	of	these	U-District	visions	start	happening.

•	 The	 university	 should	 be	 a	 hub	 of	 activity	 connected	 to	 vibrant	
neighbourhoods.

•	 Lots	of	people	always	coming	and	going.	

Sevenoaks Shopping Centre

•	 Seven	Oaks	is	the	only	real	gathering	spot	in	the	city	but	leaves	much	to	
be	desired.

•	 Shopping	+	Mill	Lake	create	a	vibrant	experience.

•	 This	mall	sees	a	lot	of	activity	throughout	the	day.	Unfortunately,	the	mall’s	
hours	 mean	 that	 it	 closes	 early	 on	 some	 nights	 that	 it	 could	 be	 quite	
vibrant.	The	best	place	to	people-watch	is	within	the	mall	itself.
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SPECIAL PLACES: A FAVOURITE PLACE

Where is your favourite place?

LEGEND

Municipal Boundary

Urban Development 
Boundary

Favourite Place 
Markers

Concentration of 
Selected Locations:

Highest

Lowest

Mill Lake Park

Clearbrook

Highstreet

Fishtrap Creek Park

University of the Fraser Valley

Exhibition Park
Willband Creek Park

Historic Downtown

McKee Peak
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Why is this your favourite place? 

In their own words...

The following are representative quotes for the areas of the city with the 
highest concentration of markers / selected locations:

Mill Lake Park

•	 Needs	some	cleaning,	but	otherwise	beautiful.

•	 Mill	Lake	is	a	great	“”go-to””	for	my	family.

•	 Mil	Lake.	All	it	needs	is	a	coffee	shop	with	attached	rental	shop	for	boats	
or	other	sports	equipment.

Historic Downtown

•	 The	new	boutique	style	historic	downtown	businesses.	Great	venue	for	
community	events.

•	 It	looks	old	and	has	rustic	charm.

•	 Downtown	 Abbotsford,	 particularly	 Atangard,	 the	 community	 I	 live	 in	
which	 caters	 to	 young	 professionals,	 artists	 and	 students.	 Downtown	
Abbotsford	has	so	much	to	offer,	if	only	we	could	get	rid	of	half	of	the	hair	
salons	and	put	in	a	decent	coffee	shop.

McKee Peak

•	 High	quality	mountain	bike	trails	at	my	doorstep	-	this	is	why	I	live	here.

•	 McKee	Peak/Ledgeview	 is	a	 favourite	hiking	spot.	 	Many	people	 in	 the	
community	use	the	trails	here	to	hike,	bike,	walk	their	dogs	and	use	these	
trails	with	their	families.		The	trails	need	to	be	protected	due	to	the	large	
trees	and	wildlife	in	the	area.

•	 McKee	Peak	(Ledgview)	is	an	important	part	of	recreation	in	Abbotsford.	
Mountain	biking,	hiking,	running...

Willband Creek Park

•	 Great	place	to	walk	with	the	family.

•	 Great	place	to	go	for	walks	with	the	dog,	watch	birds

•	 My	favourite	place	in	Abbotsford	is	this	park!	Everytime	I	run	or	walk	here,	
I	am	amazed	that	such	a	beautiful	and	safe	place	exist	just	a	short	run	or	
bike	ride	from	my	house!!

Fishtrap Creek Park

•	 Fish	trap	creek	park	is	a	real	gem	of	a	place.		A	quick	walk	here	leaves	one	
feeling	calm	and	stress	free.

•	 Discovery	Trail.

•	 Great	nature	and	walking	or	biking	area.

Highstreet

•	 My	favorite	place	is	theaters.	I	love	to	watch	movies

•	 I	love	the	shopping	up	at	Highstreet	but	wish	there	were	more	stores	:)

•	 You	can	come	here	and	chill.

Clearbrook

•	 Abbotsford	Youth	Commission.

•	 City	Hall	area	with	the	Reach,	the	library,	the	auditorium,	the	open	space	
and	gardens.

•	 The	Clearbrook	Library	is	quite	nice.		Well	done.

Exhibition Park

•	 Rotary/Exhibition:	great	sports	facilities.

•	 Sports	fields!

•	 Being	able	 to	use	 the	BMX	course	 for	bike	 riding	 and	 the	 stadium	 for	
walking	around	in.

University of the Fraser Valley

•	 UFV!	Because	I	go	to	school	here	and	I	absolutely	love	it!

•	 It	is	important	to	develop	the	university	to	retain	educated	citizens.

•	 UFV	is	a	young	university,	but	it	has	potential.	UFV	should	buy	the	land	
where	Towne	Cinema	is	and	expand	the	campus.
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SPECIAL PLACES: YOUR BIG IDEA

Where is your big idea?

LEGEND

Municipal Boundary

Urban Development 
Boundary

Big Idea Markers

Concentration of 
Selected Locations:

Highest

Lowest

Mill Lake Park

South Fraser Way

Highstreet

University of the Fraser Valley

Exhibition Park

Historic Downtown

McKee Peak
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What is your Big Idea?

In their own words...

The following are representative quotes for the areas of the city with the 
highest concentration of markers / selected locations:

Highstreet

•	 Town	homes	or	apartments!	Why	not?

•	 I	really	like	the	design	of	High	Street	Mall	and	what	it	has	to	offer,	but	it’s	
very	inaccessible.	I’d	like	to	see	more	transit	coverage,	bicycle	lanes,	and	
sidewalks	in	this	area.	

•	 Better	stores	at	HighStreet	mall.	The	choices	are	abysmal.

Exhibition Park

•	 Baseball	Diamonds	for	kids	hardball

•	 Make	this	the	sports	hub	–	ie	more	sports	options	such	as	a	huge	multi	
modal	complex	for	swimming	etc.	

•	 Abbotsford	minor	baseball	should	have	access	to	this	park.	They	would	
be	able	to	host	tournaments	and	generate	income	for	the	city.	A	batting	
cage	and	indoor	winter	work	out	area	could	be	placed	here	and	all	the	
kids	could	be	together.	

South Fraser Way

•	 Drastically	modify	SFW	from	Clearbrook	 to	Five	Corners	 to	be	a	major	
pedestrian	 corridor...maybe	 trolly,	 WIDE	 walkways,	 areas	 to	 sit	 in	 the	
shade	and	gather.		Attract	good	retailer	back	to	the	core.

•	 Having	dedicated	(separated)	bicycle	lanes	along	major	streets	and	routes	
throughout	the	City.

•	 Look	at	redoing	parking	at	the	mall	and	create	outdoor	plaza,	band	stand	
and	cafes	that	transition	from	the	existing	mall	down	to	Mill	Lake.

Mill Lake Park

•	 Re-designate	this	area	high	density	mixed	use	and	office	to	capitalize	on	
under-used	Mill	Lake	Park.

•	 Have	developments	face	mill	lake	-	ie	restaurants/cafes	with	a	view	of	the	
lake.

•	 Paddleboat,	 kayak	 rentals	 in	Mill	Lake,	another	spray	park,	 food	 trucks	
and	buskers.

Historic Downtown

•	 This	area	of	town	is	always	congested,	why	not	make	it	a	pedestrian	only	
zone?

•	 Downtown	revitalization--	make	downtown	more	pedestrian	friendly	(road	
diet!),	with	more	public	space,	cafes	and	restaurants	and	shopping.

•	 Downtown	could	be	quaint	like	Fort	Langley,	entertaining	like	False	Creek,	
etc.

University of the Fraser Valley

•	 Make	 the	 university	 a	 destination.	 Add	 some	 shops,	 a	 landmark,	 and	
density.

•	 There	should	be	a	pedestrian	bridge	over	the	freeway.	This	would	be	a	
good	spot.

•	 University	centred	student	life,	shops,	and	businesses.	Primarily	a	really	
good	night	life	and	bars,	open	during	the	day,	in	a	walkable	environment	
without	cars.	Perhaps	find	a	new	movie	theatre	tenant	for	towns	cinema.

McKee Peak

•	 The	trails,	wilderness	and	wildlife	make	this	area	one	of	a	kind.	I	believe	
this	mountain	should	be	saved	as	accessible	parkland	and	that	we	could	
create	a	wonderful	tourist	destination	here.	

•	 Needs	wildlife	corridors.

•	 Please	protect	McKee	Peak	from	future	development.	This	area	deserves	
to	be	a	park	for	this	current	and	future	generations!
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Road Show

PRIORITIES FOR THE FUTURE

As Abbotsford grows and changes, what are your priorities for its future? As this was an open-ended question, 
the categories shown to the left were 
developed by assigning a thematic 
code to every comment received. 
Each category represents six or more 
comments, and together they total 
slightly less than 100 percent due to 
rounding.

Similar to the survey, the strongest 
priorities are: improving transit and 
other transportation measures; and 
enhancing housing affordability and 
diversity, and addressing homelessness. 
Other priorities that were frequently 
mentioned include: providing more or 
better community amenities; protecting 
and enhancing parks, green spaces, 
and trails; creating more destinations 
and social spaces; and strategically 
focusing growth. 

Since categories shown are those that 
received six or more comments each, 
the “other” category is relatively large. 
Comments included: compatible and 
mixed land uses; more cycling lanes; 
support for local business; more youth 
activities, amenities, and resources; 
increased parking and parking 
affordability; protection of environmental 
areas; friendliness, trust, and sense of 
community; reduced auto dominance; 
reduced red tape for developers; more 
urban agriculture and food culture; 
social services and charity; sustainable 
energy; air quality; and more.
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NEIGHBOURHOOD DESTINATIONS

What kind of destinations would you like to have within walking distance of home?

Big Ideas Report: City of Abbotsford Official Community Plan xiv

18+9+7+7
18+11+8+22 Grocery Store (18%)

Other Shops and Services (7%)

Mall (7%)

Parks, Plazas, and Playgrounds (18%)

Recreation ( e.g. Gym) (11%)

Image 2 | What kind of destinations would you like to have within walking distance of home?
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This question was also open-ended, and the categories were developed in 
the same way as the previous question. 

More than any other destination, residents want to see retail within walking 
distance of home, with a majority specifically mentioning grocery stores. 
Related, other food and drink-related destinations like coffee shops, 
restaurants, and pubs figured prominently in the comments. Several 
comments also specifically referenced the “small scale” nature of these 
destinations.

Comments falling within the “other” category that were referenced more than 
once but fewer than six times include: more formal gathering places such 
as places of assembly and libraries; schools/campus; cultural facilities; and 
transit. “All ages” destinations, including those for children, were sometimes 
referenced here.
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TRANSIT

How could transit be an attractive transportation option for you and 
others?

This question was also open-ended, and the categories were developed 
in the same way as the other questions. 

According to participants, the three top ways in which transit can be 
made more attractive include: increased frequency; better connections 
with other municipalities and transit systems (e.g. TransLink); and faster-
moving, more efficient transit. For the latter, comments often referenced 
SkyTrain.

Comments falling within the “other” category that were referenced more 
than once but fewer than six times include: better communication or 
clearer routes and schedules; specific comments about specific route 
details; more stops in rural areas; extended hours; and more accessible, 
senior-friendly access.

WALKING AND CYCLING

What changes would make Abbotsford walkable and cycle-friendly?

This question was also open-ended, and the categories were developed in 
the same way as the other questions. 

Providing enhanced or more cycling lanes is the strong leader in terms of 
number of comments, with references ranging from physical separation to 
connections with parks. 

There is also a strong emphasis on providing a safer walking environment, 
including better lighting at night, and better security. The category of improved 
sidewalks and reduced vehicle traffic – including comments about enhanced 
traffic calming and pedestrian-only areas – are separate but related themes.

Comments falling within the “other” category that were referenced more than 
once but fewer than six times include: better way-finding; cleaner streets; 
more bicycle parking; providing public washrooms; wider roads; and better 
education and culture surrounding shared streets.
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26+19+13+11+7+24 Cycling Lanes (26%)

Other (24%)

Safer Walking Environment (19%)

Improved Sidewalks (13%)

Destinations and Shorter Distances (11%)

Reduced Vehicle Traffic (7%)

Image 2 | What Changes Would Make Abbotsford Walkable and Cycle Friendly?
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37+16+13+10+7+6+6+5
Other (37%)

Increased Frequency (16%)

Connections to Other Municipalities (13%)

Rapid Transit (10%)

Lower User Costs (7%)

Increased Reliability (6%)

More Routes (6%)

Enhanced Waiting Areas (5%)

Image 2 | How could transit be an attractive transportation option for you and others?
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MAP IT! 

Where do you think the heart of your city is?

Note: text on the map describe locations outside of the Urban Development Boundary.

farmland

South Fraser Way
Sevenoaks Shopping Centre

Historic Downtown

Mill Lake Park

LEGEND

Urban Development 
Boundary

City Heart Marker
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MAP IT! 

Where do you think the heart of your neighbourhood is?

Note: text on the map describe locations outside of the Urban Development Boundary.

LEGEND

Urban Development 
Boundary

Neighbourhood 
Heart Marker

bradner

Mill Lake Park

Abbotsford Recreation Centre

Exhibition Park

Highstreet
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MAP IT! 

Where is your favourite place?

Note: text on the map describes locations outside of the Urban Development Boundary.

LEGEND

Urban Development 
Boundary

Favourite Place 
Marker

vedder canal

matsqui dyke

Mill Lake Park

Highstreet

Fishtrap Creek Park

Matsqui Recreation Centre

Sevenoaks
Shopping Centre

McKee Peak

Historic Downtown
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Stakeholder Workshops

Themes from the workshops are described below by each question posed 
to the groups, which included representation from realtors, developers, 
business, and community groups. These themes reflect summarized 
individual comments from each of the four workshops.

What is the single most important thing that this OCP should achieve 
for the future of Abbotsford?

• Greater clarity and consistency for land use and development

• More amenities and development, including in neighbourhoods and the 
core

• More welcoming and inclusive city (e.g. sense of belonging, poverty 
reduction, better social services, multi-lingual services, etc)

• Affordable housing and solutions to homelessness

• Sustainability – water, agriculture

• Stronger youth presence (e.g. young working people)

• Creation of villages, livable neighbourhoods, and walkability

• Better downtown and commercial shopping areas that are better 
integrated with living areas

• Healthy neighbourhoods and healthy communities

How do the findings of the background research (observations) influence 
the success of development in Abbotsford?

• More density and infill is needed

• Transit, amenities, and a diverse mix of uses are needed, and they 
influence the success of businesses 

• Need to be more business friendly – new industries and employers are 
needed

• Neighbourhoods are isolated and lacking in identity – lack of community 
cohesion

• The city is currently car dependent – need for more explicit integration of 
land use and transportation

• Current sprawl is at odds with creating a core – an OCP with a backbone 
is needed

• Cultural opportunities, recreation, and night life are lacking

• Environment, greenhouse gas emissions need to be mentioned

What other opportunities and assets need to be considered in shaping 
future growth and development?

• Anchors/magnets like Mill Lake, airport, university, golf course, highway

• Assets are hard growth edges, agriculture, wild spaces, urban forests, 
view of Mount Baker, and “Hub of the Fraser Valley” status 

• Parallel streets to major routes (e.g. density asset)

• Affordability

• Diverse culture

• Lots of space and development potential (e.g. airport, UFV)

• Identify district hubs and tie into central hub - creates vibrancy and 
benefits businesses

• Farming and agriculture

• OCP needs to address people: affordability, social aspects, heritage 
assets, destinations, entertainment, getting around (walkability, transit)

• Diverse jobs contribute to community resilience - with people both living 
and working in the city, there could be a real “sense of place” created – 
integrate jobs with housing

What other challenges need to be considered in shaping future growth 
and development?

• Lack of downtown and lack of character

• Car culture

• Large employers needed

• People expect larger/suburban homes here 

• Could be difficult to draw people into the city centre

• No incentives to densify – larger homes are affordable – land is not seen 
as precious enough

• Infrastructure deficit/costs

• Current red tape and lack of communication and transparency – a 
streamlined process, incentives and clarity are needed

• Local culture of conservatism and conventionality, which influences ability 
to try new approaches

• Safety, lighting, lack of curb appeal
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Neighbourhood Walks

SUMMARIES OF OBSERVATIONS
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Thousands of comments poured in over the course of the engagement 
process, and we heard from residents of all ages and backgrounds. While 
certainly there were some diversity in perspective, a number of very strong 
themes nonetheless emerged across demographics and engagement 
activities. These overarching themes are listed below and described in the 
following pages. (Note that the text descriptions are not quotes, but rather 
bring together and summarize hundreds of individual comments).

Emerging themes are:

• Natural Areas and Trails

• Agriculture

• Life in the City

• Walkable Neighbourhoods

• Transportation Choice

• Housing Options

• City Centre

• Job

• Compact City

• Mill Lake

Natural Areas and Trails

D. Emerging Themes: What matters to residents about Abbotsford’s future

Agriculture

We	cherish	our	trails	and	natural	areas,	and	we	want	to	see	them	protected.	
We	also	care	about	our	air	and	water	quality,	and	our	active	parks.

Agriculture	 is	 the	backbone	of	our	community’s	history	and	a	pillar	of	our	
economy.	Agricultural	areas	need	to	be	retained	for	agriculture. 

image credit: Flickr user - avyoung

image credit: Flickr user - vermillion$baby
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Life in the City Walkable Neighbourhoods
We	 want	 more	 street	 life,	 more	 night	 life,	 and	 more	 public	 life.	 We	 want	
options	 for	 entertainment,	 recreation,	 and	 heritage	 celebration,	 and	 we	
want	destinations	for	gathering	with	others.	These	include	public	places	like	
libraries	and	communities,	as	well	other	places	like	cafés	and	night	spots.

We	want	 to	be	 able	 to	walk	 to	 a	grocery	 store	 in	 our	 neighbourhood.	We	
want	more	destinations	for	celebrating	heritage,	learning,	shopping,	playing,	
gathering,	and	working	close	to	home.

We	want	more	choices	in	the	way	we	move	around	our	city.	Right	now	the	
only	viable	option	is	to	get	around	by	car.	We	want	to	be	able	to	safely	and	
enjoyably	get	around	by	foot	and	by	bike,	and	we	want	our	transit	to	be	more	
frequent,	faster,	and	more	reliable.

Transportation Choice Housing Options

We	want	affordable	housing	options	for	all,	and	we	don’t	want	people	in	our	
city	to	experience	homelessness.

image credit: Flickr user - Paul Krueger
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City Centre Jobs

We	don’t	have	a	central	downtown	outside	of	the	historic	downtown,	but	we	
want	one!

We	want	shorter	commutes	 to	and	 from	work,	and	we	want	more	diverse	
jobs.	We	can	build	on	our	strengths	and	our	anchors,	including	the	university,	
airport,	hospital,	and	agriculture.

Compact City Mill Lake

We	would	rather	build	up	than	build	out.	In	the	process,	it’s	important	to	us	
that	 the	character	of	our	neighbourhoods	 is	 respected,	and	 that	change	 is	
well	thought	out.

Mill	 Lake	 is	 a	 jewel	 in	 the	 heart	 of	 our	 city.	 It	 should	 be	 maintained	 and	
enhanced.

image credit: Flickr user - laurence lui image credit: Flickr user - look at this view

image credit: Flickr user - vermillion$baby
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3.2  A Vision for Abbotsford at 200,000 People

Developing a New Vision

Developing new policy directions for an OCP update begins with the end 
in mind: a vision for what the city will be like at 200,000 people. The vision 
embodies the values, priorities, and aspirations of the community, and it 
helps chart the course for development and implementation of new policies.

For Abbotsforward, the vision focuses on a population of 200,000 people, 
not as a “finished city” (because Abbotsford will continue to grow beyond 
the life of this plan), but as an improvement in the life of the city. Abbotsford 
is expected to reach 200,000 under a medium growth scenario in about 20 
years; however, the focus is on the outcome, not how much time it takes to 
get there.

Now at the end of Stage 2, early elements of the vision have been developed, 
based on observations from background research, extensive community 
engagement, and review and iteration with Council, staff and the Citizen 
Advisory Commission (CAC). These early elements are called the “Big Ideas”, 
and they form the building blocks of the OCP vision and goals. 

7 BIG IDEAS

Background 
Research

Community 
Engagement

Review with 
Council, Staff, 
and the CAC 



New Concepts Report  |  Big Ideas for Abbotsforward 58

Create a City Centre

Establish Distinct Neighbourhoods

Make Walking, Cycling, and Transit Delightful

Design Places for People

Foster Natural Beauty

Enhance Agricultural Integrity

Make It Work

7 Big Ideas

The emerging Big Ideas are listed on the right and described in the following 
pages, including both a vision for the future and potential OCP policy ideas. 

While the OCP covers a broad range of topics, these Big Ideas provide a few 
essential ingredients, around which the new OCP will be developed. The Big 
Ideas are not intended to cover all possible ideas related to the complete 
OCP; however, they do begin to offer a powerful foundation for the next 
phase of planning and community engagement. They may evolve through 
further review and discussion with Council, City staff, CAC, and the broader 
community.
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Create a City Centre

When asked where the heart of the city is located, all 
residents will point to the same recognizable place that 
is the centre of civic, public, economic, and cultural life. 
This City Centre will have a clear identity and sense of 
arrival, and will evolve into Abbotsford’s most vibrant area, 
scaled to pedestrians and rich with diverse destinations 
and activities. It will also continue to be the employment 
hub in Abbotsford, with strong links to the civic centre 
and Mill Lake. 

The City Centre will become a neighbourhood unto itself, 
home to residents who can walk to work. It will remain lively 
and magnetic after office hours, a destination for visitors 
and residents across the city on evenings and weekends. 
A new and different South Fraser Way – as the primary 
corridor in the heart of the City Centre neighbourhood – 
will stitch together other neighbourhoods to the north, 
south, east, and west.
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What could this mean for OCP policy directions?

• Homes and Residential Densities: Encourage the development 
of new homes in the City Centre, focusing Abbotsford’s greatest 
residential densities and providing housing options from townhomes 
to mid-rise and high-rise buildings with heights, densities, and 
overall sizes stepping down to adjacent neighbourhoods.

• Mixed-Use Buildings and Continuous Active Building Fronts: 
Ensure that new buildings along key streets in the City Centre are 
mixed-use, with retail and other forms of commercial uses at street 
level, and housing and/or offices above. On retail streets, require 
commercial and compatible uses (e.g. cultural, institutional, and 
community uses) at street level, giving priority to active uses provided 
by retail and restaurants. If retail uses are not possible, in certain street 
level locations, ensure that buildings are easily convertible to retail 
in the future. On non-retail streets and where residential buildings 
are appropriate, homes should face the street at ground-level, with 
interesting and neighbourly expressions to the street. Blank walls will 
be avoided, and on-street parking should be encouraged.

• Employment and Office Development: Focus new office 
development within the City Centre, potentially limiting major new 
office development outside of the City Centre.

• Walking Environment and Connections: While South Fraser 
Way will continue being an important street for goods and vehicle 
movement where it passes through the City Centre, it will transform 
into an urban boulevard and complete street. It will focus on 
walking by creating greater connectivity through shorter blocks 
and mid-block connections, improved physical infrastructure, and 
pedestrian-oriented design of buildings and public spaces (refer to 
Big Ideas: Make	Walking,	Cyling	and	Transit	Delightful, and Design	
Places	for	People).

• Existing Landmarks: Strengthen the quality of public spaces 
surrounding existing landmarks that contribute to the civic and 
cultural sense of place, including buildings such as the historic 
Sikh Temple and City Hall.

• Mill Lake: Strengthen physical and visual connections between 
Mill Lake and South Fraser Way – and throughout the broader 
area – through sensitive redevelopment that creates a positive 
interface between the City Centre and the park, and through the 
establishment of new walking and cycling infrastructure.  

image credit: Flickr user - Paul Krueger
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Establish Distinct Neighbourhoods

Abbotsford will be a city where neighbourhoods and 
smaller districts will be as complete and mixed use as 
possible, while also having their own diverse and distinct 
character and sense of place. Residents can work, and 
enjoy amenities and services such as cafés, shops, schools 
and parks, within walking distance of home.

These neighbourhoods will set the stage for vibrant public 
life, in which people feel compelled to leave their homes on 
foot and cross paths with neighbours, enhancing health, 
safety, and sense of community. Diverse housing types will 
create housing choice and will allow residents to live in 
their chosen neighbourhoods throughout their lives. 

image credit: Flickr user - Neil Zeller Photography
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What could this mean for OCP policy directions?

• Housing Diversity: Support diverse housing types for a variety 
of household types, incomes, tenures, and preferences, ranging 
from single family homes and townhomes, to low and mid-rise 
residential buildings. 

• Housing Affordability: Support the establishment of mixed 
affordable housing options including smaller homes and secondary 
suites – including laneway homes – that can serve as mortgage 
helpers.

• Diverse Uses and Destinations: Establish new uses – particularly 
neighbourhood-serving retail and community amenities – in as 
many existing neighbourhoods as possible. 

• Residential Densities and Transitions: Encourage higher 
residential densities to provide market support for economically 
viable shops, restaurants and other retail uses, as well as more 
frequent transit service. Focus the highest densities near retail 
areas – which can be clustered around intersections or along 
streets – and provide a transition in building scale to surrounding 
lower density residential areas.

• Unique Design Guidelines: Identify current and future sub-areas, 
and build on their existing character, developing area-specific 
design guidelines that provide direction on the appearance of 
buildings and public spaces.



New Concepts Report  |  Big Ideas for Abbotsforward 63

Make Walking, Cycling, and Transit Delightful

Residents will choose to get around by foot, bike, and 
transit because they will be convenient and enjoyable 
options in Abbotsford.  Along with wheelchair use, walking 
will be safe, accessible, interesting, and enriching, and it 
will be the first choice for residents for short trips. 

For longer trips, residents will choose to get around by 
bicycle and/or transit, with both of these options being 

seamlessly integrated into the lifestyles of residents of all 
ages and abilities. 

Goods movement and personal vehicles will still be a daily 
reality in city life during the life of this plan. However, by 
making walking, biking and transit enjoyable options, 
Abbotsford will work better for everyone.

image credit: Flickr user - Carol Green
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What could this mean for OCP policy directions?

• Shorter Distances to Destinations: Establish a diverse mix of uses 
within walking distance of homes and jobs, and create connections 
– particularly in areas with large blocks – by ensuring multiple route 
options, shorter and more regular blocks, and where larger blocks 
are unavoidable, mid-block links for pedestrians and cyclists.

• Walking Environment: Enhance the walking environment by: 

 » Improving the physical infrastructure of sidewalks so that 
they are more accessible, continuous, and safe, with minimal 
interruptions (designed as an extension of the pedestrian 
environment rather than the street), and frequent public seating;

 » Providing signage and other visual cues that support people’s 
ability to find destinations and routes;

 » Providing consistent boulevard tree plantings, ideally between 
traffic lanes and sidewalks;

 » Using street parking to create a comfortable buffer from 
vehicles, while locating other parking behind buildings, 
underground, or in multi-level parking structures that are 
surrounded by other uses;  

 » Supporting “eyes on the street” and creating visually 
transparent buildings at street level, while placing street-
oriented buildings that touch the sidewalk, with recognizable 
and regularly-spaced entrances; and,

 » Creating building articulation (or “variation”) on street-facing 
building faces through a variety of architectural elements and 
detail that offer visual interest and contribute to the pedestrian-
friendly scale of the street.

• Cycling Environment: Create an urban network of direct cycling 
routes, including separated cycling facilities on busy corridors, 
ideally with physical barriers.

• Transit Supportive Densities: Focus transit-friendly residential 
densities and mixed use developments along transit routes. Support 
the establishment of comfortable, weather-protected transit stops.

image credit: Flickr user - Paul Krueger

image credit: Flickr user - Paul Krueger
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Design Places for People

Abbotsford will have attractive and interesting public 
spaces. While pedestrian-friendly buildings will provide the 
frame for public life, streets and other open spaces such as 
parks and plazas will provide the stage. Many sidewalks will 
be filled with people going about their daily lives, walking,  
lounging, socializing, playing, eating, kissing, shopping, 

creating, dancing, exploring, and people-watching. While 
personal vehicle use will remain a mobility option that is 
safe and accessible, city streets will be places for people to 
linger in and love. In urban places, streets will be designed 
to be best experienced while traveling at the scale and 
speed of people on foot. 
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What could this mean for OCP policy directions?

• More Destinations, Shorter Distances, and Enhanced 
Environments for Walking, Cycling, and Transit Use: Refer 
to Big Idea: Make	 Walking,	 Cycling	 and	 Transit	 Delightful for 
discussion on making streets and other places for people on 
foot.

• Sticky Streets and Places to Gather: Create a mix of uses for 
places to linger and gather, ranging from libraries to sidewalk 
cafés. 

• Links to Diverse Open Spaces: Integrate diverse open spaces 
– ranging in size and character – along streets, including plazas, 
pocket parks, and other active and passive parks. These spaces 
would enable and encourage a broad range of activities, suitable 
for many different users throughout the day and night.

• Creative and Cultural Expression: Support creative and 
cultural expression in public spaces through public art, heritage 
elements, informal and formal performance spaces, educational 
features such as signage, and more.  

image credit: Flickr user - la citta vitta
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Foster Natural Beauty

Abbotsford will become both more “city” and more 
“country”, where the city becomes more urban and the 
integrity of the country becomes stronger. In the country, 
Abbotsford’s cherished natural areas will remain intact. 
Habitat will provide space for wildlife to thrive, recreational 
areas will provide residents access to nature close to 

home, and ecosystems will provide Abbotsford with clean 
air and water. 

Nature will also find its way into the city, with a growing 
tree canopy and other green and naturalized open spaces.

image credit: Flickr user - climbhigh1001
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What could this mean for OCP policy directions?

• Natural Areas in the Country: Avoid urban development on 
steep slopes, intact ecological areas, and in flood plains.

• Natural Areas in the City: Plant new trees in boulevards and 
other green places, embrace integrated storm water management 
practices, and create new habitat for other species throughout 
the city.

• New Development: Focus new development in existing built-
up areas within the Urban Development Boundary, particularly 
areas where the cost of civic infrastructure and transit service 
are the lowest.

• Densities and Land Use Mix: Focus infill development on 
increasing residential densities and introducing stronger land 
use mix in appropriate areas of the city.

image credit: Flickr user - wanderunghike
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Enhance Agricultural Integrity

Abbotsford’s agricultural areas – which comprise a long-
standing pillar of the local economy and form a vital part 
of Abbotsford’s character – will be protected as places 
for agricultural production and processing, and of thriving 
livelihoods. 

This rich agricultural identity will also be felt more strongly 
within urban areas, where community gardens and other 
forms of agriculture take root, and where local markets 
and food culture flourish.

image credit: Flickr user - Pats Pics36
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What could this mean for OCP policy directions?

• Agricultural Areas in the Country: Maintain agricultural areas, 
support agricultural uses in the Agricultural Land Reserve, and 
encourage public support for agriculture.

• Food in the City: Support the establishment of urban agriculture, 
ranging from community gardens to edible landscaping and 
bee-keeping. Strengthen urban-rural agricultural connections 
by supporting new farm markets and other opportunities that 
celebrate local food.  

• New Development, Densities and Land Use Mix: Refer to Big 
Idea: Foster	Natural	Beauty for discussion on how urban form 
and land use can support agricultural integrity.

image credit: Flickr user - Life...Italianstyle
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Make it Work

This Plan will reflect a turning point for Abbotsford and will 
not sit on a shelf collecting dust. Much energy and passion 
will go into making the Plan real in the face of challenges and 
tough choices. Implementation, follow-through, consistent 
commitment, culture change, and capacity-building will all 
be necessary.  

At the same time, choices about providing services and 
infrastructure will include “doing the math” about their costs, 
and will become a part of every-day corporate thinking. 
Departments will work together with a holistic perspective 

on city-making and a shared definition of success to build 
the Abbotsford we want. Council, the community, and 
staff will have better understanding, relationships and 
communication. When this Plan is challenged, the City will 
support and follow it.

Supporting and following the OCP also requires bridging the 
disconnect between policy and implementation. In some of 
its first steps after OCP adoption, the City of Abbotsford will 
update and strengthen the decision-making and regulatory 
tools to support the effectiveness of the Plan.
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What could this mean for OCP policy directions?

• Implementation Strategy: Develop a plan that will guide 
immediate and ongoing OCP implementation. 

• Zoning Bylaw: Update the Zoning Bylaw and other regulatory 
documents such as the Development Bylaw to provide 
prescriptive direction and bring them into alignment with the 
OCP.

• Other Plans and Policies: Update other existing plans and 
policies to bring them into alignment with the OCP.

• Catalyst Projects: Identify capital and pilot projects, and other 
initiatives to catalyze and support ongoing implementation.

• Financial Sustainability: Review Development Cost Charges 
and identify other financial tools to support infrastructure and 
other public space investments.

• Performance Management: Monitor and evaluate OCP 
implementation in an ongoing way.

image credit: Flickr user - canexplorer



4. What’s Next

Moving forward, a range of growth approaches will be developed to begin 
exploring how the Big Ideas can be realized on the ground. These will start 
to describe how and where growth could occur between now and when 
Abbotsford reaches a population of 200,000 people, providing ideas for land 
use, built form, open space, mobility, and more.

Along with the Big Ideas, the growth approaches will be presented to the 
community in June for input, and what we hear will be used to advance the 
thinking and direction for the Land Use Scenarios that will influence the first 
draft for the OCP in Stage 3. 

For more information about Abbotsforward and ongoing opportunities for 

providing input, visit: www.abbotsforward.ca

Scenario    
Testing & 

Community 
Engagementt

Key 
Observations

Background                    
Research

Community 
Engagement 
(Visioning)

Guiding 
Principles 

Big          
Ideas

Growth 
Approaches 

& Community 
Engagement

Land Use 
Scenarios

Stage 1 Stage 2 Stage 3 Stage 4

Draft OCP

we are here






