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HOW TO USE THIS PLAN

The Historic Downtown Neighbourhood Plan has been created to comprehensively address changes to the
neighbourhood and facilitate the redevelopment process, and is intended to be used by everyone who is
interested in the growth and development of this neighbourhood within the City of Abbotsford. The Plan has
been organized to allow the user to easily find the information most pertinent to their interest, or to sequentially
read the entire document.

CITY COUNCIL should use this plan to guide decision-making for the neighbourhood.

NEIGHBOURHOOD RESIDENTS AND BUSINESSES should use this plan to understand the long-

term vision for Historic Downtown, and to gain an understanding of how the neighbourhood will change over the
coming years.

DEVELOPERS should use this plan to determine the allowable uses, building form and densities in order to
understand where and what type and scale of development may occur within the neighbourhood. The Plan also
provides an understanding of the public realm, and the developer’s role in its creation through the funding and
installation of infrastructure.

CITY STAFF should use this plan with a lens to each department’s responsibilities:

PLANNING should use the plan to guide form and density through zoning, public space integration, and
character and urban design.

ENGINEERING should use the plan to guide utility servicing upgrades, frontage improvements, road
dedication, and related street infrastructure upgrades.

PARKS, RECREATION, AND CULTURE should use this plan to guide park, trail, recreation, culture,
and amenity space creation, and required upgrades to the public realm.

HOUSING should use this plan to guide housing policy and project development.

FIRE RESCUE SERVICE should use this plan to guide fire hall planning.

HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN y/’
ABBOTSFORD




Historic Downtown Neighbourhood Plan 4

HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN yﬂ
ABBOTSFORD




Historic Downtown Neighbourhood Plan 5

TABLE OF CONTENTS
[ (O XLV (o T =TS T0 1 1 £ el = N 3
LI o) =30 O o] o) 1Y 0 €= 5
ST Ao T 11 =Y SRR 6
(IS o] 1Y, =T 1= PPPPPPPPPPPPPIR 7
[T o 0 1= o] (== 8
(LS oY IR0 0 [ (oY= T 8
PART 1 INTRODUCTION AND VISION ....cuteeiresmnrsemressnsssassassesssassassssssassssssassnsssnssnssnnssnssnnsnns 9
(070] 01 (=Y A aR=T Tl = 1= 4T To T @ o] T [0 L 11
(BT e To 1T a o I oo oYU 17
[ = T T d (0 L= 20
LTI (oY g o3 B XiYy 1 (0 111V VA £ o] o T 24
PART 2 LAND USKE.......icciteiieeiseuiresssesssssssasssnssssssssnsssnssssssssssssnssssssssnsssnssssnsssnsssnsssnnssnnnsnnns 27
N=1Te T 0 T8 g aTo oo IS { (8 [o (F1 ¢ T 29
Land USE DeSIGNALtIONS .......ueiiieiiiiieiei ettt e et e e s e et e e s e e s e e e et e e e ae b n e e e e e e e e e s e e e e e e e e e e narnnee 32
PART 3 POLICIES ......oociiieiieeireesire s se e s e m s s n s s s mn s e s m s s e s m s s s s mn s s s mn s nma e e nma e s mnn e nmnn e nnnns 37
N i 153 (o g (o e = To Y 39
Diverse Experiences and DeStINAtIONS ........uuuiuiuieieieieieieieieieeiere et rnrarnrararara—n—a—a—a—n—a—arararararannnnnnsnnnnnnnnnn 41
[RL=To] o LT @Y oL T B 1 ==Y N 45
L= £ oo = LT T @ T ] (o =Y TR 51
A Green NEIGDOUINOOM ... .ttt bttt oo he ettt eae ettt e b ettt e e asae e e e e nnee e e aannneeeean 59
PART 4 DEVELOPMENT PERMIT GUIDELINES .......cccoimiieeiiseeisseesssssssssssss s smss s smms s snnas 63
Historic Downtown Development Permit GUIAEINES ........uueieieieieieiiieiiiieiiiiien e nannnnnnes 66
PART 5 INFRASTRUCTURE ......ccciteimereseseessessnsssassassssssassnsssassassssssassnssssssassnsssnssnnsnnssnnsnnss 85
L= 1] @] 7= 1T T o PP 87
L 11T 101
S L= I = (e MU o 1o 3 = T=Y=1 10 o I TR 107
PART 6 IMPLEMENTATION ....cciteiieieeiressnssessassssssassnsssassassssssassnsssssssssnsssnssnssssssnssnnssnnsnnsen 113
[Tz T Tod = | 1 = LYo N 115
Z0NING BYIAW CRANGES .....eeeeiieeiee ettt bttt s bttt e e b et e e e aae et e e sn et e e ane e e e e nne e e e e anreeeean 116
BUSINESS IMPrOVEMENT AFEA..... .o ettt etet et mtnmtmtmememtmemtmemtmementmensmensnsnsmsmsmsmsmsmsmsmsmsmsmnnnnnnnnnns 118
L 1 o T Y (6T Y PSP STR 120
ST le T == PRSP 121
(OU] (o [oYo gl mt= N[0 1TV =l g 1] goT=To 2] 0.1 1] o | AF 122
DEVEIOPMENT BYIAW ....ieiiieieieieieieieieieieieiererarararnrarararnrararnrnrarararerarerarnrararnrnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnsnnnnnnnnnnnn 123

y T -

2
HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN ABBOTSFORD




Historic Downtown Neighbourhood Plan 6

LIST OF FIGURES

Figure 1 — Neighbourhood Profile (2016 CENSUS) .....cicieiiieieieieiee ettt ettt et e e e e e e e e e e e e ee e e e e e e ee e e eeeeeeeeeeererereees 13
Figure 2 — Official Community Plan Urban STrUCIUIE ........cooi et 18
Figure 3 — Concept Rendering: Transit HUb on MontroSe AVENUE .......cooociiiiiiiiie e 31
Figure 4 — Character Reinforcing TreatMmeEnts ......coo i 39
FIQUIe 5 — INEW BUIlGINGS ..eeeiiiiiiiiieitee ittt e e e e e e s e e e e e e e e s e r e et e e s e smr e e e e et e e e sesnnrenneeeeens 39
Figure 6 — C.P. Rl STALION ... e e e e b e e e b e e e e e aab e e e e nnnneas 40
Figure 7 — Views: Southeast towards Mt. Baker from George Ferguson Way .........cocoevvieiiiiiiiiiiiivieeeeeeeceeeceeeeeeeees 41
o 8= IR e T C =Y 1= Y= V£ N 41
o T8 =3 Tl N o g TN =Y - 1 N 42
Figure 10 — Markets: Abbotsford Farm and Country Market.........ccoccieiiiiiiiei i e 43
Figure 11 — Festivals and Events: Jam in JUDIlEe ... 43
(o 1O £ Bl U o] [Ty o OO PPPPTRP 43
Figure 13 — CURUIAT INCIUSIVITY . ....eeii ettt e e e st e e e b e e e e aab e e e e s aab e e e e areeas 44
FIGUIE T4 — PlIAZAS ...ttt ettt e et oo et e e et e e s b ettt e e e e e s b e e e e et e e e e e s b e e r e et e e e ae e e reeeeee s 45
Figure 15 — SPill QUL ACHIVITIES...cic ittt e e e e e et e e e e e e ee e e er e e e e eeereeerereees 45
Figure 16 — Concept Rendering: West Railway Plaza..........ccccoeveieiiieieiiineeeeeeeeeeeeeeetet ettt 46
Figure 17 — Commercial Street IMProvemMENTS .......cooiiiiiiiii ettt r e e e e eeeees 47
Figure 18 — Concept Rendering: Commercial Street IMprovementS ... 47
Figure 19 — Laneway ACHVALION ......oo e e et e e e e e e s r e et e e s s s reeee s 48
Figure 20 — Laneway ACHIVALION ...t e e et e e e e e s e e e e e e e e s e reeeeens 48
Figure 21 — Integration With TOPOGIAPRNY ... ..uiiiiiiiiie e e e e e e e e s 48
Figure 22 — Vacant StoreffONtS.........oo et 49
Figure 23 — Concept Rendering: Street Animation BEFORE ...t 50
Figure 24 — Concept Rendering: Street Animation AFTER ... 50
o [0SR TSy =YY 1D 1= o o 51
Figure 26 — ProteCted BIKe LANE .......ooiiiiiiieiieie ettt e et e e e e e s e r e e e e e e e e e e s 53
Figure 27 — Concept Rending: Transit HUb on MONroSE AVENUE ........ooi it 55
Figure 28 — Concept Rendering: ESSENAENE AVENUE .........eiiiiiiiiiii ettt 56
Figure 29 — Corridor SKetCh: ESSENTIENE AVENUE .......oiiiiiiiie ittt 56
o [0 =R O @ ] B =Yyl =T (] o N 57
Figure 31 — Off-Street Parking........oooo ettt et e e e e e e e e e eeeeereeeees 58
o 8T 72y =Y A I =Y Y 61
Figure 33 — Trail Connections and GIrEENWAYS .......cocivieiiieiiiei e ee et ee et e e e e e e e e e e e e e e e e e e e e ereeeeeeeeeeeeeeeeeeeeeeeees 61
Figure 34 — Rainwater ManagemeEnT ... ...t e e s s e e e e e e s e e e e e e e nereeens 62
Figure 35 — Concept Rending: Rainwater INfIration ............coo e 62
Figure 36 — Neighbourhood CONNECTIVITY ........o i e e e are s 68
Figure 37 — Streetwall CONBINUITY ......eeiii ettt e e e rb e e e e e e e e e s ane e e e e eaneeas 69
Figure 38 — Landscape INtegration..........cooo ittt ettt e et ereees 69
Figure 39 — Defined StreeISCAPE .....cic ittt ettt 69
Figure 40 — Street RelatioNShiP ..ottt 70
Figure 41 — HIerarChy Of SPACES .....eutiiiiiiiiiiiie ettt e e e et r e e e e e e e s s b et e e e e e e e eesnnbeeneeaeans 70
Figure 42 — Parking LOCation and DESIGN .......curiiiiiiieiieiie ettt e e e e e e e e e e nnnn e eeeas 71
Figure 43 — ArChiteCtUral INTEIEST ... et s e e e e e s e e e e e e e nnr e e e e eeas 72
Figure 44 — TOp FIOOr SEIDACK ......oiiiiiiie ettt e et e e e e e e e e e e 73
Figure 45 — Residential Building SETDaCK. ........ociii it 74

HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN yﬂ
ABBOTSFORD




Historic Downtown Neighbourhood Plan 7

Figure 46 — High Street Character.... ... sre e e e 77
Figure 47 — Commercial Unit WIEh ... e e 77
FIQure 48 — RECESSEA DOOIWAYS.......cieieieiee i ei ettt ettt ettt ettt et et et et et et et et et et et e tetetet et etetetetetatatatetatatataratatarararareres 78
Figure 49 — Building Build-to and Setbacks........cocvvi i 78
(o 18 =N Ol = To [ o) o F= L Y o o 1= o4 ] N 79
Figure 51 — Facade Retention SIS ....cococi ittt et e e e e e e e e e e e e e e e eeeees 82
Figure 52 — Montrose AVENUE BOUIBVAIT ..........cioiiiiii it e e s e e e e e s e reeeee s 87
FIigUre 53 — SIHEWAIK ZONES .....eeeiiieiiei ettt ettt e et e e bt e e e b et e e e n b et e e e an b et e e e nb e e e eenreeeeeares 91
Figure 54 — Cross Section: Montrose Avenue (Clayburn SIte) .........iceiriviiiiiii e 92
Figure 55 — Cross Section: Montrose Avenue (tranSition) ... .....ooc.eeeiiieiio e 93
Figure 56 — Cross Section: Montrose AvenUE (FELaIl) ........c.eiuiiicicieiiiiieiii e e s s e e e e s e ssnare e e e e s 94
Figure 57 — Cross Section: Montrose Avenue (1ranSit)........cocvveeiiiii i 95
Figure 58 — Cross Section: ESSENAENE AVENUE ......cocieieieieiei ettt ettt ettt ettt et et et e e et e e et et et et e e et et e e et et eaeeeeeeerereeeees 96
Figure 59 — Cross Section: SOUth Fraser Way ........coco oottt ettt ettt 97
Figure 60 — Cross Section: West Railway STreet.........ooi i 98
Figure 61 — Cross Section: MCDOUGEII AVENUE ...........oiiiiiiiiee ettt ettt e b e e e e e e e e e e nneeas 99
Figure 62 — Cross Section: McCallum RO .........coo ittt 100
Figure 63 — Concept Rendering: West Railway Plaza.........ccooiiiiiiiiii et 108
Figure 64 — Concept Rendering: ESSENAENE AVENUE .......cocieieieieiiiiiccececececee ettt ettt e e e e e e e e e e e e e e e e e e e e e 109
Figure 65 — Concept Rendering: MONrOSE AVENUE ........cocieieiei ettt ettt ettt e e e e e e e e e e e e e e e e e e e e e e e 110
Figure 66 — Concept Rendering: Wide Sidewalks with Boulevards and Parking Pockets .......ccccccvvveviiiiiiinennnens 111
Figure 67 — Decorative and Enhanced CroSSWalKS.........cocieieieiiiciiiciciecececeeececeeeree ettt ettt e e e 111
Figure 68 — ProjeCting SIGN ...ttt e s et e e s e e e et e n e r e et e e e n e rr e e e s 121
Figure 69 — OULAOOT PALIO ....coiiiiiieii ettt et e e s s bt e e s sb et e e s ab e e e e s sbee e e s sbeeeeaennne 122
Figure 70 — Development Bylaw: SChedUIE E ...ttt e e 123
Figure 71 — EXisting vS FULUIre STANUArd ..ottt ettt e e s e e e s e nn e e e e enee 124
Figure 72 — Diverse Seating OpliONS .......co ittt 124
Figure 73 — Bollards With Lighting ....coceeiei ittt e et e e e e e e e e e e e e e e e e e e e eeeeees 125
(o [0 SR Al YT o1 L= = o 1< 125
Figure 75 — DeCOorative Tree Grates. ... ..o ittt e ettt e e bt e e s s b et e e s sbe e e e s enneeeeanneeesaanne 126
Figure 76 — Plantings in Soil Volumes and Interpretive Signage.......ccoe it 126
Figure 77 — Bioswale Stormwater INfrastruCiure ... 127
Figure 78 — Concept Rendering: Streetscape ANMation..........ccoeiiiiiiiiiiiie e e 128
o [0 SR Tl ot o T o T = o P 128
Figure 80 — WayfindiNg SIQNage......coci ittt ettt e e e e e e e e e e e e e e e e e e e 129

LIST OF MAPS

Y =T o T B F= T T = T T o F- YN 11
\Y/E=To J2AEntl N\ [=YTe o] o YoYU g gl oo By g8 (o ] N 29
Y =T oI B o= o= I 1Y =T o PP 32
Map 4 — ComMMEICIAl SIFEET MAP ....eieiiiiiiie et r e e e e s e e e e e e e e e e s anbe e e e e e e e e e nnnrneeeeas 33
Map 5 — Parks, Plazas and SIrEeT TrEES ... i ettt e e r e e e e s s e s re e e e e e sessnrrereeeeeeenssnsaneeaens 42
Map 6 — Pedestrian FACIHIES .........ueiiieiiiiiei et e e e e e e e s e e s r et e e e e r e e e as 52
Map 7 — Pathways and BiCYCle FACIHTIES ........curieiiiiieieiee e e 53
MaP 8 = TraNSIt FACIHTIES ...eeeii it e e et e e s r e e e e e e e e s r e r e e e e e e e e snnrereeeeee s 54
Map 9 — EXisting Parking FaCIlItIES......coeii ettt e e e e e s e e e e e eas 57

HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN yﬂ
ABBOTSFORD




Historic Downtown Neighbourhood Plan 8

Map 10 — EXISHING TrEE CANOPY ..eeeeeiieeiiiiieieieiieiee et e et e st e st s e s b e e e e e n b e e e s e nr e e e s e nb e e e e e nbe e e e enreeeeennres 59
Map 11 — Fagade Retention SItES ... e sne e e e ene s 66
Map 12 — Right-0f-Way WIth ...ttt s e e e e s st r e e e e e e e e s nnreeeeee s 88
Map 13 — Street and Lane CONNECHIONS........cici ittt ee et e e e e e e e e e e e e e e e e e e e e e e e eeeeeeeeeeeeeeeeeees 89
Y =T o T B A o] g =T T =T S 1 €T £ SRR a0
Y E= T o RS A = 1= gl oo YT U oo = T = 102
Map 16 — Wastewater Pipe UpGrades ...ttt ettt e e e e e e e eeees 104
Map 17 — Stormwater Pipe/Detention UPGrades ... ... .. oottt e e e ee e 106
LIST OF TABLES

Table 1 — Commercial Space INVENTOrY (2017 ..ottt e e e st r e e e e e e e samreeeeeeeaeeaaas 14
Table 2 — Commercial Space Forecasted GroWth ... e e e e e 15
Table 3 - Residential and Student Population ProjeCtions.......cocoo i 26
Table 4 —Water Pipe UPQIrades ..o s e e e s e e e s e e e s ran e e e e e e an e 101
Table 5 — Wastewater Pipe UpGrades ... e e n e an e 103
Table 6 — Stormwater Pipe UpPGrades ..o 105
LIST OF SOURCES

Figure 4 — Vancouver Downtown BIA
Figure 8 — theguywhotravels.wordpress.com
Figure 10 — Christopher Porter
Figure 13 — Matt Hermiz

Figure 14 - cloudinary.com

Figure 19 — Smart Cities Drive

Figure 20 — Pop Up City

Figure 22 — spur.org

Figure 33 — Jeff Hitchcock

Figure 34 — Seattle DOT

Figure 68 — Herb Neufeld

Figure 80 — Flickr Mack Male

y T -

2
HISTORIC DOWNTOWN NEIGHBOURHOOD PLAN ABBOTSFORD






