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EXECUTIVE SUMMARY

Abbotsford is planning for a city of 200,000 people 
through the Abbotsforward Official Community Plan 
(OCP) update. Growing to this target presents both 
opportunities and challenges, as it does in many other 
growing cities. Cities are doing the math on different 
growth options to better understand the benefits and 
drawbacks of each - Abbotsford is now one of them.

3 Ways to Grow is a first step for Abbotsford to 
understand the impact of growth. In many ways we are 
better positioned to take on this challenge. Elsewhere, 
Canadian cities have inexpensive and flat rural land 
next to their urban areas that are often overtaken by 
sprawling new developments. This is in contrast to 
Abbotsford where geographical constraints like the 
Agricultural Land Reserve and Sumas Mountain have 
recently focused growth to redevelopment of available 
land within the existing urban area.

Through this exercise, both community “elements” and 
City infrastructure were used to compare the growth 
options. Community elements were qualitative in nature 

and considered things like proximity to groceries or jobs. 
In addition, four significant areas of City infrastructure 
were studied: transportation, water, sanitary and 
drainage. The results show that there is a $100 million 
variation between three growth options that all keep the 
current urban development boundary where it is.

Further work will be required to understand more of the 
impacts that growth and development have, including 
assessing ongoing City services such as police, fire, 
recreation and culture. By taking this first step, we can 
ensure long range policy and planning objectives align 
with the community vision and make financial sense.

Over the coming months, we will take the results of this 3 
Ways to Grow report to the community and engage the 
community in an informed and transparent discussion 
about Abbotsford’s future. Through this second round 
of broad engagement, we will be able to develop a 
preferred land use plan and supporting policies that will 
form the first draft of the new OCP.
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INTRODUCTION
Abbotsford is growing, and to capitalize on an 
increasing population it is essential to establish a vision 
and plan ahead in order to accomplish our community’s 
objectives. Abbotsforward, the City’s Official Community 
Plan (OCP) update intends on doing just this. 

At the start of the project, Council and staff worked 
together to set a target population for the new OCP. 
The outcome of this discussion was to plan for a future 
city of 200,000 people. Growing to this target means 
accounting for an additional 60,000 residents.
 
Growth is beneficial to cities. Additional activity created 
by new residents and employment provides an 
environment that can support a broader range of goods 
and services. Growth can result in increased revenues 
from taxation, user fees and senior government grants. 
Moreover, as the city gains more residents and plans 
appropriately, better economies of scale can be 
achieved for services such as transit, garbage and 
recycling collection, and recreation. 

Nonetheless, growth does not come without 
challenges. Infrastructure needs increase with more 
roads and pipes needing to be built, while pressure on 
the natural environment and Agricultural Land Reserve 
rises. Police and fire stations have to be planned, as 

do schools, libraries, parks and cultural amenities. Once 
built, the infrastructure, amenities and services have to be 
maintained and occasionally upgraded, posing challenges 
for future budgets.

If Abbotsforward is to be successful in implementing 
a vision for our city, it needs to take into consideration 
the impacts different types of growth have on the City’s 
budget. Doing the math on various growth options is often 
a revealing exercise that cities across Canada have recently 
been completing. The Regional Municipality of Halifax 
discovered it could save over $700 million by adopting a 
denser growth pattern from that of its status quo, mostly 
suburban, pattern of development. Similarly, the City of 
Calgary found that by using 25% less land it could save 
$11 billion in capital costs.1

While these are much larger municipalities that don’t have 
the same geographical constraints as Abbotsford, including 
the Agricultural Land Reserve and Sumas Mountain, they 
have explored growth in the same way Abbotsforward 
wants to: in an open and transparent manner. Doing so will 
enable Council and residents to make informed choices 
about the future of the community, provide more certainty 
for future planning and budgeting, and ultimately, help us 
build a great city.
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BUILDING A GREAT CITY

What makes a city great? While the answer is often 
subjective, most people agree that a great city has 
many places that people enjoy experiencing. Great cities 
create a sense of place, vitality and connectedness.

More broadly, a great city is one that enhances all parts of 
people’s quality of life, while ensuring fiscal responsibility 
and ecological health. Elements of great cities include 
diverse urban components such as buildings and 
destinations, open spaces, housing, movements and 
accessibility, infrastructure, economic development and 
more. An Official Community Plan contributes to a city’s 
greatness in part by helping shape its urban structure 
and directing investment to strategic areas of the city.

We all play a role in building a great city:

CITY HALL

City Hall plays a role in building a great city by establishing 
plans, policies, and guidelines that direct growth and 
investment to strategic areas. When implementing 
these plans, policies, and guidelines, we use a variety 
of approaches:

•	 attracting new economic investment through 
business attraction and retention

•	 evaluating and maintaining standards for  
development proposals

•	 building, operating, and maintaining community 
infrastructure such as pools, skating rinks, parks, 
roads, libraries, and water/sewer pipes

•	 providing community services such as police, 
fire, recreation, garbage and recycling collection, 
and transit

•	 monitoring development and growth trends to 
understand future needs

City Hall often requests significant up-front support 
through development to upgrade or build new 
infrastructure, while the ongoing renewal and 
replacement is mostly funded through property taxes.

By aligning these approaches to achieve a community 
vision, City Hall can both lead and support the 
development industry, community partners, and other 
levels of government to create a place that people enjoy 
experiencing and living.

DEVELOPMENT INDUSTRY

The development industry contributes a significant 
amount of investment that supports building a great 
city. This is done through creating jobs and building 
homes, business parks, offices, and retail centres. The 
development industry provides much of their investment 
through up-front costs:

•	 buying land for development
•	 financing development through loans
•	 assuming a level of risk that development will 

proceed as planned and anticipated
•	 providing land to the City for infrastructure such 

as parks, roads, water, and sewer
•	 upgrading on-site and off-site infrastructure
•	 building or contributing to community amenities 
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The development industry prepares planning proposals, 
technical studies, and applications to support their 
request for approval by City Hall. By working through a 
process that has clear vision, the up-front costs are the 
first step towards building a great city.

COMMUNITY PARTNERS

Community partners come together to give input and 
provide services for building a great city. This includes 
neighbourhood residents sharing their ideas, community 
groups supporting and enhancing community wellbeing, 
and government agencies providing core social services. 
Examples of these partners include:

•	 neighbourhood or community associations
•	 schools and universities
•	 hospitals and health clinics
•	 sports and athletic clubs

•	 recreational and cultural groups
•	 social agencies
•	 faith-based groups
•	 business associations

Often community partners are seen to support 
the ‘softer’ elements of cities that are sometimes 
disregarded. However, these elements support rich 
and diverse relationships that are essential to attracting 
people and businesses who want to be in a great city.

BUILDING BLOCKS

The City, development industry, and community partners 
must work together to build a great city. Each has a role 
to play, from establishing policies and plans, to investing 
in building and job creation, and providing diverse social 
opportunities.

1. UNIVERSITY WAY UPGRADES
Upgrades to the existing street to 
make it more pedestrian and bike 
friiendly 

2. KING ROAD BIKE ROUTE
King Road is redesigned to allow for
safe, attractive bike lanes linking the
campus to the community

3. ENHANCED TRANSIT EXCHANGE
Remains at its existing location off
of McKenzie Road

BIG MOVES: OPEN SPACEBIG MOVES: MOBILITY BIG MOVES: LAND USE

4. COMMUNITY PLAZA
Located on the north side of King Road
to take advantage of southern aspect
and new mixed use development

5. NEIGHBOURHOOD PARK
A larger scale neighbourhood park is
located within the UDistrict to provide
an amenity for new and existing
residentsexisting residents

6. KING ROAD HIGH STREET
UFV expansion north of King Road would
include new university buildings such as
the Digital Hub

7. UFV EXPANSION/ AG RESEARCH
UFV expansion south of Gillis Road 
focused on agricultural programs and 
research

8. SALTON RETAIL HIGH STREET
Pedestrian-oriented retail focsed along
the southern portion of Salton Road

EMPLOYMENT HUB/HOTEL

1. TRANSIT EXCHANGE

4. COMMUNITY PLAZA
KING RETAIL HIGH STREET

BIG MOVES: OPEN SPACE BIG MOVES: LAND USE

5. UFV EXPANSION: AG RESEARCH

4. UFV EXPANSION: DIGITAL HUB
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ABBOTSFORWARD SO FAR
Abbotsforward’s objective is to plan for a great city 
by aligning the building blocks. Through a four stage 
process, the City is working with the community to 
create a new vision for the future of Abbotsford. The 
updated Official Community Plan (OCP) will guide how 
Abbotsford grows, including everything from where 
people will live and shop, to how they will get around. 
The first two stages of the update are complete: Stage 
1 provided a ‘state of the city’ assessment, and Stage 2 
provided an early new vision based on broad community 
engagement.

STAGE 1 - BACKGROUND RESEARCH

Understanding how our city functions today is important 
in deciding how we’ll grow tomorrow. This is why we 
developed the Stage 1 Background Research report, 
which explored Abbotsford’s existing conditions. 
This report provided a snapshot into the unique 
demographics of our residents, the economic makeup 
of our community, and the shape of our city that affect 
how we get around and where we live, work and play.

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

•	 Many places to shop. Few of them are near home.

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

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

•	 Residents have many semi-public places to formally gather indoor. There are few informal people-mixing places and 
little street-life.

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

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

•	 Abbotsford is rich in ethnic diversity. Individual neighbourhoods do not reflect this diversity.

•	 Abbotsford celebrates its unique identity as the “City in the Country”. However, most development in recent years has 
been neither “city” nor “country”.

9   OBSERVATIONS

From our Background Research, nine observations were 
developed summarizing both assets and challenges 
that continue to inform the Abbotsforward process.

STAGE 2 - NEW CONCEPTS

The nine observations helped staff develop material 
for an extensive and robust community engagement 
process that included an online survey, road show 
events, stakeholder conversations, neighbourhood 
walks and citizen circles. We had over 4,000 
interactions with residents during this period, helping 
staff better understand what matters to the community 
as Abbotsford grows.
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While there was diversity in perspectives from the 
thousands of comments received through the 
engagement process, ten strong themes emerged 
across engagement groups and activities. These were 
used to develop the foundation for the new OCP vision.

Natural areas & trails

Agriculture

Life in the city

Walkable neighbourhood

Transportation choice

Housing options

City centre

Jobs

Mill Lake

Compact city

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. 

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.

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 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.

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

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.

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.

ENGAGEMENT 
THEMES SUMMARIZED RESIDENT INPUT
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7 BIG IDEAS

CREATE A 
CITY CENTRE

ESTABLISH
DISTINCT 

NEIGHBOURHOODS

MAKE WALKING,
BIKING & TRANSIT

DELIGHTFUL

DESIGN PLACES
FOR PEOPLE

FOSTER
NATURAL BEAUTY

ENHANCE 
AGRICULTURAL

INTEGRITY

MAKE IT 
WORK

By joining the nine observations from Stage 1 to the 
ten themes of Stage 2, and through review and iteration 
with Council, staff and the OCP Citizen Advisory 
Commission, seven “Big Ideas” were developed. These 
will form the foundation of the new OCP vision and 
goals.

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 offer a powerful 
beginning for the next phase of planning and community 
engagement. 

They also begin to inform how to think about growth. 
Several of them are inherently linked to the design 
of streets and densities of buildings we will build in 
the future. To achieve the Big Ideas, we will need to 
manage growth in a comprehensive way, with clarity 
and certainty, while always referring back to the ideas 
and ensuring we stay on the path they provide. This is 
expressed in the final Big Idea, “Make It Work” which 
formalizes our intent to follow-through and implement 
the new OCP. Making it work also suggests doing the 
math by evaluating and understanding the financial 
outcomes of our decisions.

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. 
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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.

MAKE WALKING, BIKING & 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 
enjoyable, and it will be the first choice for residents for 
short trips.

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. 

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. 

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. 

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.  
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3 WAYS TO GROW

One of the key choices to make in Abbotsforward is how 
the city should grow in the future. This choice impacts 
our ability to build a great city and also how we respond 
to the work and input received so far.

In order to make an informed choice about how the city 
should grow, options were created that ‘land’ the next 
60,000 residents in three different ways. These options 
all respect the input residents have given so far, work 
with staff from all City departments, and direction from 
Council. They include:

•	 9 observations from background research, 10 
themes and 7 Big Ideas from engagement

•	 an “urban nodes” pattern of development that 
supports the existing development pattern

•	 not expanding the urban development boundary, 
except for amendments completed since 2005

Within this context, the following three ways to grow 
were created: building the current OCP; supporting 
neighbourhood centres; and creating a city centre. In 
all of the options, the same amount and location of 
commercial, industrial, and institutional development for 
employment was anticipated.

CURRENT OCP

The Current OCP option 
(called “Dispersed” in 
the technical reports) 
illustrates how the city 
would be built if landing 
the next 60,000 residents 
followed existing 
development patterns. 
This includes spreading 
growth throughout the 
urban area, including 
redevelopment in existing 
neighbourhoods and 
new development on 
hillside neighbourhoods.

City Centre

Neighbourhood
Centres
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NEIGHBOURHOOD 
CENTRES

The Neighbourhood 
Centres option (called 
“Balanced” in the technical 
reports) illustrates how 
the city would be built if 
landing the next 60,000 
residents focused 
most growth around 
neighbourhood centres 
and some into the city 
centre, while limiting some 
of the new neighbourhood 
development.

CITY CENTRE

The City Centre option 
(called “Focused” in 
the technical reports) 
illustrates how the city 
would be built if landing 
the next 60,000 residents 
focused most growth in 
the city centre, and areas 
supporting the city centre, 
while minimizing most of 
the new neighbourhood 
development.

City Centre

Neighbourhood
Centres

City Centre

Neighbourhood
Centres
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DOING THE MATH

With three different ways to grow, assessing their impact 
on a variety of indicators can be completed as a way to 
‘do the math’ and understand the trade-offs for each 
option. While doing math is most often understood in 
financial terms through dollars and cents, it can also 
be understood in relative terms for broad community 
outcomes.

The work completed by the City so far to compare the 
growth options can be divided into two categories: 
community elements and City infrastructure. Community 
elements include outcome measures like how many 
people live close to grocery stores (an indicator of 
complete neighbourhoods), while City infrastructure 
includes financial measures like how much new and 
upgraded roads cost.

This analysis of doing the math to compare the growth 
options is a first step in understanding the implications 
of growing in different ways for Abbotsford. This first 
step is a significant shift in the history of planning for 
growth and development in Abbotsford. By beginning 
to understand how growing in different ways impacts 
community elements and City infrastructure, we can 
ensure long range policy and planning objectives align 
with the community vision and make financial sense.

COMMUNITY ELEMENTS

Community elements is a way to compare the three 
ways to grow against broad community outcomes. 
While these elements can be difficult to cost out in dollars 
and cents, they can indicate how well our community is 
achieving the objectives of Abbotsforward, including the 
early vision described by the 7 Big Ideas.

When all of the community elements are combined, 
both the City Centre and Neighbourhood Centre growth 
options achieve these outcomes better than the Current 

Plan option. However, when looking at them individually, 
differences emerge between the options; the City Centre 
option is not necessarily the best across all community 
elements.

Walk to groceries

Measuring how many people live within walking distance 
of grocery stores is a way to assess whether the big 
idea to “Establish Distinct Neighbourhoods” is being 
achieved. Grocery stores are often the centre of a cluster 
of shops and services that serve a neighbourhood, 
and are economically viable when enough people live 
nearby. The Neighbourhood Centres growth option 
achieves this outcome the best by distributing people 
near neighbourhood centres across the city.

Working near home

Measuring how many people live near jobs is a way to 
determine whether the big idea “Create a City Centre” 
is being achieved. The higher the people to jobs ratio in 
the city centre, the more active and vibrant the area will 
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be. In addition, the reverse is also true to support other 
neighbourhoods: a higher job to people ratio would 
mean the neighbourhood can be a place where people 
are able to both live and work, reducing commuting 
needs. Although the three growth options achieve this 
outcome, the City Centre option comes out slightly 
ahead because of the greater number of people living 
near the primary employment area in the centre of the 
city. 

Diversity of housing options

Measuring the diversity of housing options in a 
neighbourhood is another way to determine whether 
the big ideas of “Create a City Centre” and “Establish 
Distinct Neighbourhoods” are being achieved. Providing 
more housing options and diversity would enable people 
to have more choice in deciding how and where they 
want to live. The City Centre growth option achieves 
this outcome the best, based on providing more multi 
family housing options that result in a greater variety of 
housing types in the future.

Convenient transit

Measuring the convenience of transit is a way to 
determine whether the big idea to “Make Walking, 
Cycling and Transit Delightful” is being achieved. If 
frequent transit service (15 minute or less) is available to 
more people within a 10 minute walk (800 metres), then 
it is more likely they will choose transit as an option for 

getting around the city. The City Centre growth option 
achieves this outcome the best, based on the pattern of 
current transit routes. 

Greenhouse gas emissions

Measuring the level of greenhouse gas emissions is a 
way to determine whether the big idea to “Foster Natural 
Beauty” is being achieved. Greenhouse gas emissions 
in cities result from vehicle trips taken by residents 
(including their length and frequency) and the energy 
efficiency of housing types. Reducing these emissions 
would contribute to addressing climate change through 
local action. Both the City Centre and Neighbourhood 
Centre options achieve this outcome the best, with the 
City Centre being just slightly better.

Natural beauty

Measuring natural beauty is a way to determine whether 
the big idea to “Foster Natural Beauty” is being achieved. 
Providing natural areas such as parks and trails within 
a five minute walk (400 metres) would enable people 
to have better access to those areas. In addition, 
measuring how much natural area is preserved from 
urban development, or how much is reintroduced in the 
developed urban area, would also help with achieving 
this big idea. Generally, the City Centre option achieves 
this outcome the best by limiting outward growth. 
However, it is possible within all three growth options to 
have urban parks added in the city.
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City infrastructure is a way to compare the three growth 
options through dollars and cents. This comparison can 
help determine if the big idea to “Make It Work” is being 
achieved. Understanding the cost of infrastructure helps 
match growth to city building investment, ensuring 
our capital infrastructure work plan is aligned with the 
community vision.

When assessing the impact of the different growth 
options against City infrastructure needs, the analysis 
took a high level perspective. Four sectors were 
studied in more detail: transportation, water, sewer, and 
stormwater. These four focused on capital work only, 
including upgrades to existing infrastructure, and new 
infrastructure required in new neighbourhoods. They 
did not include the whole life cycle costs of operation, 
renewal, and replacement. In addition, a more qualitative 
analysis was completed for park land acquisition needs. 
Further work will also be required to understand police 
and fire capital infrastructure needs, which can be done 
through master plan updates.

According to research on the cost of growth from 
other cities such as Calgary, Edmonton, Halifax, and 
Saskatoon,1 ongoing operations of infrastructure is 
several times more expensive than the initial capital 
investment. While the results described here enable a 
first step comparison of the growth options, it is likely 
that operation costs would increase the overall cost 
variation between the three growth options. Future 
studies, completed with master plan updates, would 
enable a more clear understanding of service efficiencies 
for these ongoing operation costs.

As shown below, more detailed research from Halifax 
reveals that the cost to provide ongoing services for 
different types of residential development can vary 
significantly. For example, when comparing different 
urban densities, they determined that the cost to provide 
ongoing services to higher density developments ranges 
from 30% to 55% less on a per household basis than 
lower densities.

(colour gradient refers to the residential densities shown in the maps under “3 Ways to Grow”)

Relative decrease in ongoing service costs at different residential densities
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includes: water, sewer, drainage, roads, bridges, 
buildings, parks, recreation, plazas, trails, public art, 
street and traffic lights, vehicles, tools and equipment to 
name a few. This infrastructure is vital in supporting the 
economic vitality, social wellbeing and environmental 
aspects of our community for the provision of public 
services for today and future generations.

In 2009 the City completed a very preliminary inventory 
of infrastructure and estimated the total replacement 
cost at approximately $3.8 billion. This estimate will be 
updated when master plans are completed in the future.

Several consultants were retained to perform a high level 
assessment of the infrastructure needs for the three 
growth options for comparison purposes. These high 
level assessments are based on Class D cost estimates 
that allow for general comparisons of the three growth 
options. However, they are not intended to represent 
final stand-alone lists of all the projects required to 
service the OCP population of 200,000. A summary of 
these reports is provided below and the detailed reports 
are included as Appendix A through D.

Following the creation of a preferred option, more 
detailed analysis through master plans will further 
refine the cost estimates and help establish a long term 
financial plan. This will enable the City to complete 
infrastructure improvements according to the new OCP 
in the most affordable and efficient way possible. Where 
the improvements are associated with growth, they 
would include cost sharing through development and 
be part of an updated Development Cost Charge (DCC) 
bylaw.

Transportation

CH2M Hill reviewed the transportation network for 
deficiencies and determined a cost variation from $92 
million in the City Centre option up to $133 million in 
the  Current OCP option. The largest cost variances 
were associated with widening 5.5 km of McKee 
Road, and 1.2 km of Old Clayburn Road. The existing 
transit network was also modelled by increasing transit 
service frequency on the core routes, and adding a 
rapid bus route through the city centre. This resulted 
in an increased mode share from 3% up to 6% in all 
three growth options. However, these service increases 
did not consider the number of people living close to 
frequent transit service (refer to “Convenient transit” 
earlier in this report).

Water

GeoAdvice reviewed the City distribution system for 
deficiencies and determined a cost variation from $51 

million in the City Centre option up to $62 million in the 
Current OCP option. The modeling was limited to the 
“trunk” system, generally including water mains that 
are greater than 250mm in diameter. The largest cost 
variances were from pump and reservoir infrastructure 
associated with new neighbourhoods.

The Regional supply system does not have the total 
capacity to adequately provide flow and pressure to 
the city in all three growth options. The estimated MDD 
(maximum day demand) in the growth options was 
approximately 171 MLD (mega litres per day), which is 
higher than the current supply allows. The scope of this  
study did not include an assessment of future supply 
options, and further analysis will be completed during 
the next master plan process in 2016.

Sanitary

Kerr Wood Leidal reviewed the sanitary network for 
deficiencies and determined a cost variation from $86 
million in the City Centre option up to $91 million in 
the Current OCP option. The cost variances were very 
small relative to the other infrastructure studies, and 
are generally associated with less new neighbourhood 
development resulting in fewer new pipes. Similar to 
the water infrastructure, this analysis focused on the 
wastewater collection system. There will be additional 
costs associated with the JAMES (Joint Abbotsford 
Mission Environmental Systems) treatment plant 
upgrades, which would be the same for all three growth 
options.

Stormwater

Kerr Wood Leidal also reviewed stormwater onsite and 
offsite services and determined a cost variation from $294 
million in the City Centre option up to $335 million in the 
Current OCP option. The cost variances were generally 
associated with the amount of development occurring 
over well-drained or poorly drained soils, resulting in the 
need for more detention and/or infiltration capacity. This 
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assessment was not based on a computer model, but 
based on area of impervious surface calculations.

Parks

Providing park space is a role the City plays to make sure 
residents have enough space for leisure, recreation, and 
gathering. In general, the City uses a measure of land 
per 1,000 residents to set a benchmark for ensuring 
enough space is available. When combining all types of 
parks (neighbourhood, community, and city-wide), 3.4 
hectares per 1,000 people is the current requirement 
based on the 2005 Parks and Recreation Master Plan. 
In 2015, the total space available was 80% of the 
requirement, which is an improvement from 2005 at 
72%. In the future, additional land will be required to 
maintain or improve this percentage.

Additional services

Beyond providing significant infrastructure and land, the 
City also budgets and pays for the provision of a variety 
of additional services such as police, fire, recreation, 
and culture. While these other services are generally 
less costly up front when constructing buildings, they 
can be more costly to operate. However, the complexity 
of this part of providing services prevented it from being 
considered in the scope of this report. Future studies, 
completed with other master plan updates, would 
enable a more clear understanding of service efficiencies 
for these ongoing operations.

Combined costs

When adding the costs of transportation, water, sewer, 
and stormwater for each of the growth options, there is 

an approximately $100 million variance - Current OCP is 
more costly than Neighbourhood Centres, which is more 
costly than City Centre. This trend of cost differences 
are in line with similar studies from across Canada. In 
general, the difference is caused by a few significant 
infrastructure components in water and transportation. 
This includes widening McKee Road; adding water 
towers and pressure zones for new neighbourhood 
development; and additional stormwater infrastructure 
when developing over poorly drained soils.

The City’s current estimated total historical capital cost 
of infrastructure is $2.2 billion2 ($15,700 per person at 
140,000 people), with the total replacement value being 
an estimated $3.8 billion. In the Current OCP growth 
option, the capital infrastructure required for adding 
60,000 more people over time would be approximately 
$620 million ($10,300 per additional person). The 
Neighbourhood Centres and City Centre growth options 
are less, costing an estimated $595 million ($9,900 
per additional person) and $525 million ($8,700 per 
additional person) respectively. However, these costs 
do not include acquiring or building more community 
service facilities such as police stations, fire halls, or 
recreation and cultural centres.

By making wise choices now based on the impacts of 
growth, we can ensure long range policy and planning 
objectives align with the community vision and make 
financial sense. Both current and future residents will be 
impacted by decisions made today about how we grow. 
The next 60,000 residents, if accommodated the right 
way, can help the City achieve economic development 
goals and provide services more efficiently.
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MAKE IT WORK

While this study didn’t consider the full spectrum of 
costs associated with facilitating and accommodating 
growth, it is a first step in planning the future of our city 
better. 

Much of the work we do today through Abbotsforward, 
and the neighbourhood plans that follow, will help inform 
and update the City’s master plans. When these master 
plans are updated, more analysis about the detailed 
requirements and costs for infrastructure improvements 
can be studied in turn. This will then provide greater 
clarity for asset management plans, budgets, and 
financing strategies.

Each of these parts - planning, infrastructure, and 
finance - are the City’s tools for building a great city. They 
are often thought to be sequential in city building, with 
one happening before or after another. In reality they 
are more interconnected, with one impacting another, 
causing changes in process, policy or direction.

So while ‘doing the math’ is the first step to compare 
different ways of growing in Abbotsford, it is not the 
final step in understanding all of the future impacts from 
growth and development. By beginning to understand 
the different impacts of growth, the City can ensure 
long range policy and planning objectives align with the 
community vision and make financial sense.



23

MOVING FORWARD

Now that we have a better understanding of how 
the different growth options compare relative to each 
other, the next step is to use the information to engage 
the community. The findings presented in this interim 
report provide a point of reference about the trade-
offs of growing in different ways. Council, City staff, 
community partners, and residents can use it to have an 
informed and transparent discussion about the future 
of Abbotsford. Through this second round of broad 
engagement, we will be able to develop a preferred land 
use plan and supporting policies that will form the first 
draft of the new Official Community Plan.

ENGAGEMENT MESSAGE

The primary goals of the Stage 3 message campaign are 
to create awareness among residents, and encourage 
them to take an online survey. The message will help 
people think about the future of Abbotsford: “60,000 
people are coming, where will they live?” Similar to 
the Stage 2 marketing campaign, three characters will 
express their desires for Abbotsford’s future.

Several different methods are planned for advertising, 
including: the Abbotsford News and Punjabi Patrika; 
door wraps, posters and electronic ads at City Hall, 
recreation centres and the airport; Pattison digital signs; 
bus benches and shelters; and social media.
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ENGAGEMENT ACTIVITIES

Similar to Stage 2 engagement, the emphasis will be 
on reaching as many people as possible through an 
online survey. This survey will allow people to visually 
see the trade-offs between each growth option, along 
with being able to provide comments on the 7 Big Ideas 
and images of different types of development.

In addition to the online survey, we will use road 
show booths, stakeholder workshops, citizen circles, 
and neighbourhood walks to continue with deeper 
discussions about Abbotsford’s future growth. Through 
all of these activities, we hope to surpass the success of 
Stage 2 engagement, which achieved 4,000 interactions 
with residents.

Local Government Act (s. 879)

In this stage, we will also consult with groups pursuant 
to the Local Government Act (s. 879) using the same 
materials as the broader community engagement, 
including the big ideas and growth options. This will 
include one-on-one meetings where City staff present 
the findings from Stage 1 and 2, which will provide the 
context for discussing the growth options. We will seek 

input from these groups on the growth options specific 
to each of their perspectives, including:

•	 Local First Nations groups (Sumas, Matsqui, 
and Leq’a:mel)

•	 Provincial ministries
•	 School District 34
•	 Fraser Valley Regional District
•	 Agricultural Land Commission

Following Stage 3 engagement, more formal 
consultation with these groups will be completed with 
the draft OCP in Stage 4.
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APPENDICES

A - Transportation technical report	 1

B - Water technical report	 52

C - Sanitary technical report	 112

D - Drainage technical report	 138
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