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1.0 Introduction 
 
Economic growth in the Fort St. John area has historically been cyclical, corresponding 
to global cycles in the prices of commodities such as oil and gas, forest products and, to a 
lesser extent, agricultural products. With the diversification of the economy in the Fort St. 
John area, these cycles have become less extreme although they are still very evident and 
have important impacts on the community. 
 
The Fort St. John area economy has been buoyant in the past few years largely due to the 
strength of the oil and gas industry. With the pending construction of a major wood 
processing plant, a predicted increase in oil and gas exploration activity, continued 
growth and diversification in the agricultural sector, and the construction of the Alliance 
and Alaska Highway Pipeline, the rate of economic growth is expected to increase 
significantly. This growth will impact the Fort St. John area in a number of ways. 
Expansion of the community’s economic base and the direct employment associated with 
such industries will result in the indirect expansion of non-basic industries such as 
suppliers of goods and services. Expansion of employment opportunities will increase the 
rate of migration to the community, resulting in population increases. This in turn will 
increase the demand for housing and serviced residential land. Serviced lots will also be 
required to meet the needs of the expanding industrial and commercial sectors. 
 
This increased demand for various types of land will place pressure on local governments 
to extend and upgrade required infrastructure services. In particular, local government 
will be required to respond to significant increases in the number of development 
applications. There will also be potential impacts to agencies such as the School District 
and local hospitals. 
 
During previous periods of high population growth in the Fort St. John area, the 
management of growth did not receive the attention that was required to ensure a rational 
pattern of growth and the efficient provision of services. This has resulted in scattered 
development which does not have the required level of services and which will be 
difficult to service in the future. 
 
The City of Fort St. John and the Peace River Regional District have agreed to undertake 
a detailed study in preparation of a Comprehensive Development Plan for Fort St. John 
and area in order to anticipate and manage future growth. The planning process will be 
carried out in three Stages: 
 
 Stage 1 – Economic Growth Impact Study 
 Stage 2 – Options and Strategies 
 Stage 3 – Implementation   
 
This report forms the first stage, the Economic Growth Impact Study, and is  
is divided into three components, or phases. The first section of the report  is an 
assessment of the current supply of land and buildings in the Fort St. John area, and 
includes information such as the following: 
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• Rental vacancy rates and trends 
• Homes for sale 
• Existing Zoning 
• Vacant residential lots and areas 
• Available commercial square footage 
• Vacant commercial lots 
• Vacant Industrial lots 
• Servicing levels 
• Land use capabilities and constraints  

 
The second section is a discussion of the projected demand for services and infrastructure 
based on the following information: 
 

• Past trends and background information on population 
• Past trends on employment 
• Projections for population 
• Projections of housing demand 
• Projections for commercial and industrial demand 

 
The final section will provide a summary of the impacts on the City of Fort St. John and 
area based on the current supply of land and buildings, and future demand projections. 
 

1.1 Study Area 
 
The study area for the Comprehensive Development Plan is shown on the Map 1, entitled 
Aerial Photographs of the Study Area. It is approximately 439 square kilometres in size 
(43,866 hectares) and encompasses the entire City of Fort St. John as well as the majority 
of Electoral Area ‘C’ in the Peace River Regional District.
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2.0 Current Supply of Land and Buildings 

2.1 Introduction 
 
In order to assess the current supply of land and buildings in the Fort St. John area, a 
number of tasks will be undertaken, including the following:  
 
• Produce an inventory of the current supply of housing units and residential building 

lots, as well as serviced industrial, commercial, institutional and residential land. 
• Identify areas which have been designated for future development in the Fort St. 

John, Charlie Lake, and North Peace Official Community Plans, but as yet are 
unserviced. 

• Identify lands which are the in Agricultural Land Reserve and Environmentally 
Sensitive Areas, and provide mapping details on agricultural soil capability and 
topographic constraints. 

 

2.2 Vacancy Rates and Rental Rates 
 
Vacancy rates in Fort St. John have varied over the past 14 years, and as the tables below 
illustrate, the highest vacancy rate was in 1987. At that time, the vacancy rate for one-
bedroom apartments and two-bedroom townhouses was 18.3% and 20.4% respectively 
(CMHC data). Since then there was another peak in vacancy rates in the fall of 1992 and 
winter of 1993 when rates reached 16% for 1-bedroom apartments and 8% for two-
bedroom townhouses. As of October 2000, the vacancy rate was 6.2% for 1-bedroom 
apartments, and 7.5% for two-bedroom townhouses. 
 

Figure 2–1 
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Figure 2–2 

Fort St. John Vacancy Rate
2 Bedroom Townhouse
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The average rent in Fort St. John was $584 per month in 1996, a figure that was slightly 
higher than the regional average of $557 per month. The Canada Mortgage and Housing 
Corporation (CMHC) tracks rental rates in urban areas across the country, including the 
City of Fort St. John. The most recent data from CMHC (October of 2000) indicates that 
the average rent for a one-bedroom apartment in Fort St. John is $473 per month. CMHC 
also monitors rental rates for townhouses in Fort St. John and their data indicates that the 
average rent for a two-bedroom townhouse is $641 per month. Overall, rental rates 
appear to be steadily increasing within the Fort St. John area. 
 

Figure 2–3 
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Figure 2–4 

Fort St. John Average Rents
2 Bedroom Townhouse
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2.3 Inventory of homes for sale 
 
A recent search of the Multiple Listing Service (MLS) for Fort St. John and area revealed 
that there were 98 homes for sale, ranging in price from less than $50,000 to over 
$350,000 (see table below for more information).  
 
Table 2-1 – Residential Homes 
Currently For Sale in Fort St. John 
and Area (as of October 18, 2001) 
Price ($) # For Sale
Less than 50,000 2
50,001 - 100,000 14
100,001 – 150,000 29
150,001 – 200,000 32
200,000 and Over 21
TOTALS 98
 
 
The BC Northern Real Estate Board provides a more detailed breakdown of residential 
real estate activity, although the information is current as of August 31, 2001. The price 
distribution of homes sold in Fort St. John and area for the first eight months of 2001 is 
detailed on following page. A geographic distribution of homes sold in Fort St. John and 
Area has also been provided. 
 
The information indicates that the majority of residential home sales in Fort St. John in 
the first eight months of 2001 occurred in the Northeast and Southeast sectors of the city. 
The median price range for homes in the Northeast sector was higher than in the 
Southeast sector ($140,001–150,000 in the Northeast compared to $110,001–120,000 in 
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the Southeast), and the median price range for all 183 homes sold in the catchment area 
was $130,001–140,000.  
 
Of the 19 zones in the BC Northern Real Estate Board, Fort St. John and area (zone 60) 
was by far the most active between January and August of 2001. The sell/list ratio 
(number of units sold versus number of units listed) was 117%, with 330 units listed and 
388 units selling (i.e. more units were sold in the area than were actually listed). The next 
most active region was Prince George City South, with 198 units sold on 359 units listed 
(55% sell/list ratio). Overall in Northern British Columbia, there were 2,344 units sold on 
6,397 units listed (36% sell/list ratio) in the first eight months of 2001. 
 
 

Table 2-2 – Price Distribution of Homes Sold in FSJ and Area (Jan. 1 – Aug. 31, 2001) 
Price ($) FSJ - 

NW 
FSJ - 
NE 

FSJ - 
SW 

FSJ – 
SE 

Rural West
of 100th St. 

Rural East 
of 100th St. 

TOTALS

50,001 - 60,000   0
60,001 - 70,000  1  1
70,001 - 80,000  1 1  2
80,001 - 90,000 2 1 1 1  5
90,001 - 100,000 1 1 2  4
100,001 - 110,000 3 3 10  16
110,001 - 120,000 5 5 1 16  27
120,001 - 130,000 2 8 1 8 2  21
130,001 - 140,000 2 9 10 1 1 23
140,001 - 150,000 2 8 2 3  15
150,001 - 160,000  7 5 3 1 16
160,001 - 170,000 3 5 1 2  11
170,001 - 180,000 5 4 2 2 13
180,001 - 190,000  1 1  2
190,001 - 200,000  3 1 1  5
200,001 - 250,000 7 3 4 2 16
250,001 - 300,000  1 1 1 3
300,001 - 350,000  1 1  2
350,001 and Over  1 1
TOTALS 32 59 4 60 20 8 183

* Note: Median Price Range is $130,001 - $140,000 
 
 

Table 2-3 – Geographic Distribution of Homes Sold (Jan. 1 – Aug. 31, 2001) 
 FSJ - NW FSJ - NE FSJ - SW FSJ - SE Rural West 

of 100th St. 
Rural East 
of 100th St. 

# of Homes Sold 32 59 4 60 20 8
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Figure 2–5 
 

2.4 Existing Zoning and Future Land Use 
 
The existing zoning within the study area is illustrated on Map 2, and is a combined 
zoning map for the City of Fort St. John (adopted in 1996) and a portion of the Peace 
River Regional District (adopted in 2001). The zoning information is based on digital 
mapping provided by the City and the Regional District, and has been verified with paper 
maps from both jurisdictions. When matched to the inventory of vacant lands, it provides 
a listing of properties that may be developed more easily, when compared to other 
properties which may require an amendment to the Zoning Bylaw and/or Official 
Community Plan. 
 
Within the study area, lands have been identified to provide for future development of 
residential, agricultural, commercial, and industrial development. Map 3 identifies the 
future land use designations from the Official Community Plans of the City of Fort St. 
John (adopted in 1995), the Charlie Lake Community (adopted in 1994) and the Tea 
Creek area of the North Peace Regional District (adopted in 1993). Further discussion on 
the impact of development on these lands will take place in later sections of this report. 
 

2.5 Vacant Lands Methodology  
 
In order to identify the number of vacant parcels, information from the BC Assessment 
Authority database was utilized. Parcels with less than $1000 of built improvements were 
identified and overlaid on to the zoning map, which was the methodology used to identify 
the number of vacant parcels in each zone as shown on Map 4. The value of $1000 as the 
threshold for assessment was selected because a number of parcels have a small amount 
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of assessment associated with sheds or very small buildings on the parcel. These parcels 
would still be available for building upon even though they have some minor buildings 
on the site. Note that the query was performed again with a threshold of $3000 and 
$5000, in order to identify additional “vacant” parcels. The new queries resulted in only 
an additional 4 and 2 parcels respectively, and therefore the original threshold of $1000 
has been validated. The query was also performed utilizing the vacant identifiers in the 
BCAA actual use code data, with no additional parcels being identified. 
 
There are some limitations with using the BCAA data. The information is about 1 year 
old, so some of the parcels identified as being vacant may actually have been constructed 
upon in the past year. The information may also show vacant parcels if someone owns 
two lots and places the home on one lot with the yard on the other lot. Such a lot may not 
really be available for building a home since the person who owns the home might not 
want to sell the other lot. 
 
Another limitation is that some of the lots that appear to be vacant are being actively used 
for outdoor storage, particularly to support the oil and gas industry. While there may be 
no improvements listed on the BC Assessment Authority data (machinery and equipment 
are not counted for purposes of assessment), there may actually be tens of thousands of 
dollars in oilfield equipment used to support the industry. Maintaining a supply of vacant, 
industrial land for outdoor storage is a vital component for the future development of the 
oil and gas industry in Fort St. John and outlying areas. 
 
The Peace River Regional District recently performed field analysis of the “vacant” 
properties surrounding Fort St. John, and found that the many of the properties were not 
truly vacant. This information has been utilized to update the maps to provide a more 
accurate inventory of vacant properties, as shown on Map 5. 
 

2.6 Vacant Residential Lots 
 
Table 4 below shows the total number of vacant residential parcels by zone for the study 
area, divided into urban areas (inside the City of Fort St. John) and rural areas, as 
determined through analysis of BC Assessment Authority data. The City of Fort St. John 
has also provided an inventory of vacant parcels and their sizes. While there is a 
discrepancy between the two methods of vacant lot identification in the number of lots 
identified, the areas calculated for vacant lots using both methods vary by only 5 percent 
for all residential parcels, and approximately 10 percent for all vacant lots. 
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Table 2-4 – Vacant Residential Lots 

Zone Vacant 
Parcels 

Area of Vacant 
Parcels (acres) 

Urban   
R1 Single Family Residential 80 151.3 
R2 Single Family and Duplex 
Residential  

265 204.7 

R3 Mobile Home Park  0 0 
R4 Single Family, Duplex and 
Mobile Home Residential 

113 
 

19.3 

RM1 Multi-Family Residential 
(Low Density) 

17 
 

341.4 

RM2 Multi-Family Residential 
(High Density) 

101 301.3 

CR Country Residential 17 398.9 
   
R1 (0.25 acre or 4.5 acres) 18 23.1 
R2 (1 acre or 4.5 acres) 36 79.2 
R3 (2.25 acres or 4.5 acres) 98 510.1 
R4 (4.5 acres) 69 365.4 
R5 (10 acres) 3 14.8 
R6 (20 acres) 0 0 
MHP 0 0 

 
Of the vacant parcels identified, a number of them are quite large and could 
accommodate a significant number of parcels. 
 
The larger parcels within the City of Fort St. John are numbered in the table below and  
are shown on the City of Fort St. John Vacant Parcels Map 6. 
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Table 2-5 - Large vacant potential 
residential parcels in Fort St. John 

Area Approximate 
Size (acres) 

Potential lots at 
4 units per acre 

1 85.8 343 
2 77.8 311 
3 55.2 220 
4 25.0 99 
5 4.4 17 
6 6.2 24 
7 15.4 61 
8 13.6 54 
9 40.3 161 
10 40.6 162 
11 17.5 70 
12 57.6 230 
13 40.0 160 
14 158.3 633 
Total 637.7 2545 

 
 
The potential number of lots that could be developed on the larger vacant parcels at a 
modest density of about 4 parcels per acre is approximately 2545 lots. 
 
A number of vacant parcels zoned for multi family use also exists in the study area. 
Within the urban area there are: 
 
• 17 vacant parcels zoned RM1 – Multi-family Residential (low density); and 
• 101 vacant parcels zoned RM2 – Multi-family Residential (high density). 
 
The 101 vacant RM2 parcels consist largely of small vacant lots in the core of the City. 
These lots were pre-zoned in the past and have yet to develop to multi family use. Many 
of them are interspersed with older single family dwellings.  
 
The City of Fort St. John has undertaken a similar survey of vacant residential parcels, 
resulting in an estimate of 776.5 acres of vacant residential lots. An analysis of the largest 
parcels in the municipal survey indicates approximately 716 acres of vacant residential 
land, which would produce approximately 2864 parcels at 4 lots per acres. 
 
In the Rural area, there are only two vacant residential-zoned lots that are larger than 9.0 
acres, which would allow for subdivision into lots of at least 4.5 acres (minimum size 
required without sanitary sewer services). The two lots in question are 10.11 and 10.25 
acres, which would allow for an additional two lots. However, the Official Community 
Plan for both Charlie Lake and the Tea Creek Area of the Peace River Regional District 
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designates a number of large areas for potential future residential, rural residential, and 
small agricultural holdings. In the Charlie Lake Official Communty Plan, 34 hectares (86 
acres) of land are designated as future residential, potentially under the R-2 zoning 
classification. This would generate a maximum of 18 new lots at 1.8 hectares each with 
no sanitary sewer service, or a maximum of 85 new lots at 0.4 hectares each with sanitary 
sewer. In the Tea Creek area, the Land Reserve Commission has agreed in principal to 
release approximately 1287 hectares (3269 acres) of land, designated as potential small 
residential. This would generate a maximum of 715 new parcels at a minimum of 1.8 
hectares with no sanitary sewer services. In addition, 1384 hectares (3515) acres of land 
have been designated as potential small agricultural holdings, generating a maximum of 
94 new parcels at a minimum of 14.6 hectares each. The actual number of parcels created 
is dependent on whether or not sanitary sewer is provided to the new parcels, and also the 
amount of land required for roads. 
 
While the analysis conducted here has indicated that there are a significant number of lots 
presently available for development as well as numerous potential lots, constraints exist 
for both that have limited their availability or prevented further development to date.  
Existing lots presently face constraints that include but are not limited to, the lack of 
adequate road, water and sewer infrastructure.  While the OCPs designate area for 
potential lots, these areas also face similar servicing constraints and therefore only a 
limited number of lots may be developed in the near future. 
 

2.7 Vacant Commercial Parcels 
 
The table below shows the total number of vacant commercial parcels by zone for the 
study area, divided into urban areas (inside the City of Fort St. John) and rural areas. 
 
Table 2-6 – Vacant Commercial Parcels 
 
Zone 

Vacant 
Parcels 

Area of Vacant 
Parcels (acres) 

Urban   
C1 Neighbourhood Commercial 2 0.5 
C2 Central Business District 86 26.7 
C3 Service Commercial 333 178.4 
   
Rural   
C1 0 0 
C2 2 20.9 
C4 0 0 

  
 
The large number of vacant parcels zoned C3 Service Commercial in the urban area 
reflects larger blocks of land that have been subdivided in the past into several smaller 
parcels (e.g. 295 parcels are less than 0.25 acres in size). 
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A large parcel of land west of 108th Street and south of 100th Avenue, known generally as 
the Chuilli Triangle area, contains a significant amount of developable commercial land. 
This area is about 28 acres in size. Some development has occurred on the area, but a 
significant amount remains available for development. Another large potential 
commercial area that shows as vacant is the area just east of the Totem Mall. However, 
this area is currently being proposed for a large commercial development.   
 

2.8 Vacant Commercial Floor Space 
 
In order to obtain a general indication of the amount of vacant commercial floor space 
available in the area, real estate professionals dealing in commercial space in the Fort St. 
John area were contacted. They indicated that commercial vacancy rates were quite low 
in the Fort St. John area, in the range of 1 to 2 percent. They also indicated that, as of 
August 2001, the MLS listings showed approximately 100,000 square feet of space 
available, although over 56,000 square feet of this space is in the Co-op building, leaving 
only 44,000 square feet in other buildings. 
 
The BC Assessment Authority has performed an inventory of commercial floor space 
available within the City of Fort St. John, as well as commercial vacancy rates for 2000, 
as shown in Table 7. BCAA has indicated that there has been very little change in 
commercial vacancy rates in the past 5 years. 
 
 

Table 2-7 – Vacant Commercial Floor Space in the City of Fort St. John 
Type Total Floor 

Space (sq.ft.) 
2000 Vacancy 
Rate (%) 

Vacant Commercial 
Floor Space (sq.ft.) 

Retail    470,085 sq.ft. 1.26%   5,920 sq.ft. 
Office    714,725 sq.ft. 4.41% 31,520 sq.ft. 
Warehouse/Service 1,318,825 sq.ft. 2.83% 37,322 sq.ft. 

* Note: In 2000, the Totem Mall had a vacancy rate of 9.6%  
 

2.9 Vacant Industrial Land 
 
The amount of vacant industrial land in the urban area, based on an analysis of the BC 
Assessment Authority data, is as follows: 
 

• 341.4 acres of land zoned M1 Light Industrial; and  
• 301.3 acres of land zoned M2 Heavy Industrial 

  
Many of the vacant M1 Light Industrial parcels are located in the Heritage Park industrial 
area and in the Prospect Park industrial area. A significant number of vacant parcels also 
exist in the South Annofield area.  
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A large area located south and west of the Prospect Park industrial area is zoned as light 
industrial. It is approximately 48 hectares (118 acres) in area however it is not developed 
with roads, sewer or water.  
 
The vacant heavy industrial parcels are located in the BC Rail Industrial Park area. The 
figure described above may not accurately reflect the amount of land available in the BC 
Rail Industrial Park. Representatives from BC Rail indicated that an amount of land in 
excess of 100 acres is available for lease in the BC Rail Industrial Park. In addition, 
another 76 acres are under agricultural lease. 
 
The amount of vacant industrial land in the rural area based on the field assessment by 
staff at the Peace River Regional District is as follows: 
 

• 24 parcels zoned I-1 (total area is approximately 63.7 acres) 
 
These light industrial parcels are located primarily in the Grandhaven and Clairmont 
areas as well as near the industrial areas in the City of Fort St. John. Many of them are 
small or medium sized parcels. 
 

2.10 Servicing of Lands  
 
Infrastructure services including roads, sewer, water and drainage are available or can be 
made available to most lands inside the City of Fort St. John boundaries. Maps 7 through 
9 depict the areas of service for water, sanitary sewer, and storm sewer within the City of 
Fort St. John. Some large areas remain undeveloped, but upon development, the 
developer would be required to provide infrastructure services. Some other areas of the 
City have been subdivided in the past but do not have community sewer or water 
services. The South Anneofield area has a large number of small residential lots that do 
not have sewer or water services. The Heritage Park industrial area has a large number of 
small industrial parcels that do not have sewer or water services. These areas, which have 
already been subdivided but do not have services, may present some challenges in term 
of providing services and facilitating development. In most cases, servicing is provided as 
development occurs, but a lower level of servicing was provided to these areas in the 
past. Some methods of providing and paying for services to these areas may need to be 
identified. 
 
Sewer services also exist in the Charlie Lake area as shown on the sanitary services map 
for Charlie Lake (Map 10). Public water services are currently not provided to Charlie 
Lake residents, who obtain their water from private wells or from private water haulers. 
A more detailed analysis of services will be conducted as part of the next stage of the 
Comprehensive Development Plan process. 
 
 
 



 

Economic Growth Impact Study  September 2002 14

2.11 Land Use Capabilities and Constraints 
 
A number of land use factors need to be considered in identifying the supply of land 
potentially available to accommodate growth. These factors include capabilities and 
constraints for certain uses.  
 
Agricultural Land Reserve 
A majority of the land in the study area is located in the Agricultural Land Reserve 
(30,301.4 ha of 43,865.9 ha, or 69%). Areas located within the Agricultural Land Reserve 
are identified on Map 11, the Agricultural and Environmentally Sensitive Lands map. 
 
The Land Reserve Commission has reviewed a number of official plans and provided 
input on planning exercises in the study area since 1979. As part of the review process 
ALR boundaries have been considered and revised by the Land Reserve Commission. In 
the past, the Land Reserve Commission has agreed to rural residential types of 
designations totaling over 3000 hectares of ALR land in the Sandstone Ridge, Charlie 
Lake and Tea Creek Ridge areas. These designations are reflected in the North Peace 
OCP and the Charlie Lake OCP. This provides for a significant amount of land to 
accommodate rural residential types of uses. Much of the land designated for rural 
residential remains in the ALR. In recent years the Commission and the District have 
discussed various options from exclusion to delegation of authority to the Regional 
District. However, at present the Commission remains responsible for subdivision and 
non-farm use in these areas. The Commission continues to make decisions in accordance 
with established OCPs. 
  
In June of 2001, the Agricultural Land Commission approved an application by BC Rail 
Properties Ltd. on behalf of Slocan-Louisiana Pacific OSB Corp. to exclude roughly 91 
hectares of land from the ALR. This exclusion allows for the construction of an oriented 
strand board plant to be located immediately south of the existing Canfor sawmill and 
east of the municipal boundary. The City of Fort St. John recently expanded their 
boundary to included this land within the municipality. 
 
In July of 2001 the Commission wrote to the Regional Board Chair noting that, as a result 
of its decision on the OSB plant site, the long term agricultural suitability of the Swanson 
Lumber Road / Alaska Highway area located south of the plant site would be 
substantially diminished. Therefore the Commission indicated a willingness to consider 
the exclusion of these additional lands in the context of an appropriate land use plan for 
the entire area. 
 
 
Environmentally Sensitive Areas 
The study area includes a number of streams and features identified as environmentally 
sensitive areas. The Ministry of Water, Land and Air Protection has identified these areas 
as having importance to habitat. The areas have been set aside as map reserves for fish 
and wildlife habitat, and are outlined on the attached Agricultural and Environmentally 
Sensitive Lands Map 11). 
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Topography 
Map 12 is a Topographic Map which shows areas that are relatively flat and those that are 
steeper. The contour lines are closer together where the lands are steeper. Most forms of 
land use require relatively level land, with slopes of less than about 10% (a 10 foot rise 
over 100 feet of distance), although some residential development can occur on slopes of 
up to 20% and even 30%.   
 
 
Agricultural Capability 
The agricultural capability of the study area is shown on Map 13, the Agricultural Soil 
Capability Map. This capability mapping is based on Canada Land Inventory mapping, 
which is somewhat general in nature. More detailed agricultural capability mapping is 
available for more specific analysis of certain areas. A soil classification of 1 represents 
the highest agricultural capability and a classification of 7 represents the lowest 
capability. Much of the area has high agricultural capability. However, there are some 
areas located west of Charlie Lake that have lower capability, with significant areas rated 
as Class 5. 
 
 
Waterfowl Capability  
The Waterfowl Capability map (Map 14) shows the capability of the area to support 
waterfowl based on the Canada land Inventory Mapping. Class 1 represents the highest 
capability and class 7 represents the lowest capability. The mapping shows significant 
capability around Charlie Lake, the 3M classification indicates that it is important for 
migration routes. Other areas in the northeastern part of the study area have high 
waterfowl capability. 
 
 
Ungulate Capability  
The capability of the land to support ungulates (hoofed animals) is the same for the entire 
study area, therefore a map is not shown. The entire area is rated as 2W for Moose and 
Deer. This means that it has quite high capability for moose and deer, and that it provides 
important winter range. 
 
 
Recreation Capability 
The areas with prime recreation land as set out in the Canada Land Inventory are shown 
on the Recreation Capability Map 15. Prime recreation areas exist around Charlie Lake 
and in the northeastern parts of the study area. 
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Population Growth 1976 - 2000
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3.0 Demand Projections 

3.1 Introduction 
 
This section describes the history of population growth in the Fort St. John area, and 
utilizes a series of growth rates to predict future demands for housing, commercial, and 
industrial space. An analysis of the oil and gas industry is included, as well as projected 
demand on population and employment as a result of the construction of an OSB 
(oriented strand board) plant proposed to be in full operation by 2004. 
 
 
3.2 Historical Population Trends 
 
Generally, the population of Fort St. John has experienced a steady increase over the past 
twenty years, as shown in Figure 3-1. This trend has continued to the year 2000, 
according to information obtained through BC Stats and estimated population 
projections.1 
 

Figure 3–1 

 
The population in Fort St. John combined with the surrounding rural areas in Electoral 
Area ‘C’ has also seen a steady increase, as shown in Figures 3-2 and 3-3. In 1991 the 
combined population was 18,715, and in 1996 it increased to 20,272.  Based on an annual 
growth rate of about 2% and in examining past growth rates, it is projected that the 
population is over 22,400 in the year 2000. The ten year growth rate (1990-2000) for the 
City of Fort St. John is approximately 17.5% (from 14,334 to 16,842) while the growth 
rate for Electoral Area ‘C’ is about 23.5% (from 4,549 to 5,620) for the same period.  
 

                                                           
1 BCStats data varies from Census data due to adjustments made to account for Census undercounts. 
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Figure 3–2 

 
  

Figure 3–3 

 
 
Actual population statistics from Census Canada are illustrated in Tables 3-1 and 3-2, and 
this data indicates that the City of Fort St. John had risen from a population of 14,155 in 
1991 to 15,021 in 1996. The tables show information from the urban area (the City) and 
from rural areas in the study area. The map identifier number at the top of each column 
corresponds with the enumeration area boundaries shown on Map 16, Census Canada 
Data Boundaries. The tables also provide information on age groups within the 
population. The bulk of the population appears to be below 44 years of age for 1991 and 
1996; however, the aging population (above 45 years) has generally increased from 1991 
to 1996. 
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Although the population in Electoral Area “C” somewhat mirrors the growth and decline 
in the City of Fort St. John, the percentage change as shown in Figure 3-4 is less drastic 
in the rural area than in the city. The rural area experience a greater decline in population 
than the Fort St. John in the mid-1980s and conversely a greater percentage increase in 
population than the city in the mid 1990s. 
 

Figure 3–4 

 
 
Figure 3-5 compares the population change in the Peace River Regional District with 
British Columbia over the past 25 years, and reveals that the population fluctuates much 
more readily in the Peace than the province, due to its reliance on resource and 
agricultural sectors. This is indicated by a significant population increase in the PRRD 
during the late 1970s, a dramatic decline in 1982 after the recession, and a number of 
years of negative growth in the mid-1980s. 
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Figure 3–5 

 
 
Comparing the PRRD with other northern regional districts (Figure 3-6) results in more 
similar patterns of growth and decline than the province as a whole. Of the five regional 
districts highlighted, the Fraser-Fort George Regional District shows the most stable 
pattern of growth and decline, while the Northern Rockies Regional District revealed the 
most sporadic pattern. In addition, all five areas experience negative growth at some 
point in the 1980s, fairly strong growth in the mid-1990s (2-5% per annum), and limited 
growth in the last two years (0-1% per annum).  
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Figure 3–6 

 

3.3 Estimate of Population in Study Area 
 
This section sets out an estimate of the population in the study area. The study area does 
not line up exactly with the boundaries for Census Canada enumeration areas, although 
they are close. In addition, the City of Fort St. John recently expanded their boundary to 
included approximately 125 hectares of land for the Slocan-Louisiana Pacific OSB plant 
and as such the census boundary for the city will not line up with the current expanded 
municipal boundary. 
 
The population in the rural areas for all of Electoral Area C in 1996 was 5251. It is 
estimated that about 190 people live in the rural area of Electoral area C outside of the 
study area, resulting in a 1996 population of 5061 within the study area. Between June 
1996 and June 2000, it is estimated that 232 dwellings were added to the area. At 3 
persons per dwelling this translates into 696 more people, resulting in a June 2000 
population estimate of 5757 people for the rural component of the Comprehensive 
Development Plan area. 
 
BC Stats prepares population estimates for incorporated areas of the Province based on a 
review of a number of factors such as dwelling construction and utility connections. The 
BC Stats estimate for the City of Fort St. John for June 2000 is 16,842. 
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The estimated June 2000 population for the study area therefore is 16,842 + 5,757 = 
22,599, or approximately 22,600. These population figures will be used as the base 
figures for projections. 
 
 
3.4 Dwelling Units 
 
Census information from Statistics Canada for dwellings within the study area is shown 
on Tables 3-3 and 3-4. The total of number of occupied dwelling units within Fort St. 
John has increased from 5180 in 1991 to 5490 in 1996 within the City of Fort St. John. 
Taking into account the city and the surrounding areas, the number of occupied dwelling 
units has increased from 6665 in 1991 to 7235 in 1996. This is an increase of 570 
dwelling units over 5 years. While there is a supply of multi-family dwelling units 
available within Fort St. John (i.e. row housing, duplex or apartment buildings), the 
surrounding area does not contain these higher density units. Located within the rural 
areas are either single-family detached housing units or movable dwellings (i.e. mobile 
homes), with a small number of duplex houses. The average person per dwelling unit was 
approximately 2.7 and 3.0 for the City of Fort St. John and the surrounding rural areas 
respectively, for both 1991 and 1996 census years. 
 
The types of dwelling units in the urban area (City of Fort St. John) in the 1996 census 
are set out in the table below: 
 

Dwelling Units (Fort St. John) 
Type  Number  Percent 
Single detached 3165 57.7
Duplex 185 3.4
Row House 460 8.4
Apartment 1390 25.3
Mobile Home 285 5.2
  
Total 5485 100

 
 

Dwelling Units (Rural) 
Type  Number  Percent 
Single detached 1450 82.6
Duplex 10 0.0
Row House 0 0.0
Apartment 0 0.0
Mobile Home 295 16.8
  
Total 1755 100
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In August 2001, the City of Fort St. John performed and inventory of residential 
properties based on the number of units, with the results listed below: 
 
 
City of Fort St. John Residential Dwellings 
(as of August 10, 2001) 
# of Units # of 

Properties 
Total # of 
Units 

Single  4169 4169
Duplex 104 208
Triplex 6 18
Fourplex 28 112
5 – 12 Units 45 393
13 – 24 Units 35 612
25 – 50 Units 13 508
> 50 Units 4 277
 
Total 4404 6297

 

3.5 Dwelling Construction 
 
The number of dwellings constructed in the study area can indicate the amount of 
population growth in the past and can illustrate trends in construction and demand for 
housing. The number of residential building permits issued by the City of Fort St. John 
are shown in the table below: 
 

Year Residential Building 
Permits issued by the 
City (units) 

1994 58 
1995 89 
1996 92 
1997 132 
1998 194 
1999 192 
2000 115 
2001 71 (end of August) 

 
The City has experienced a significant increase in housing starts in recent years compared 
to the period before 1996. 
 
Data on building permits for the rural area of Electoral Area C were obtained from the 
Peace River Regional District. Although the data collection area extends beyond our 
study area, most of the construction has occurred within the study area. The original data 
also does not include figures for the number of new mobile homes in the years before 
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1999, however the number of mobile homes constructed in each year between 1991 and 
1996 has been estimated based on census data. Also estimated was the number of mobile 
homes for 1996 through 1998 by assuming a ratio of mobile home construction to site-
built construction. The resulting figures are set out in the table below: 
 
 

Peace River Regional District 
Building Permit Information 

 
 
Year 

Single 
detached 
dwelling 

 
Mobile 
Home 

 
 
Total 

1991 30 12* 42 
1992 23 10* 33 
1993 28 11* 39 
1994 46 19* 65 
1995 53 22* 75 
1996 39 21* 60 
1997 42 22* 64 
1998 45 24* 69 
1999 22 17 39 
2000 37 23 60 

 *estimate 
 
Over the years 1999 and 2000, of the homes added to the rural area, about 60 % are 
single detached dwellings and about 40% are mobile homes. 
 

3.6 Households 
 
The information on household statistics for the study area for 1991 and 1996 are shown 
in Tables 3-5 and 3-6 respectively. The total number of households within the City of 
Fort St. John was 5180 in 1991 and 5490 in 1996. The total number of households within 
the city and the surrounding area was 6665 in 1991 and 7245 in 1996. This results in an 
increase of 580 households over 5 years. Households in rural areas are slightly larger, on 
average, that households within the city. The average number of persons per household 
within Fort St. John is 2.7 and the rural average is 3.0. 
 

3.7 Labour Force 
 
The main industries in Fort St. John and the surrounding areas are: Retail Trade, 
Construction, Transportation and Communication, Mining and Accommodation, and 
Food and Beverage service industries. In 1991, the industries that employed the greatest 
number of people were Transportation and Communication, Retail Trade, Construction, 
Mining and Accommodation, Food and Beverage industries respectively. However, in 
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While the oil industry in British Columbia is not projected to grow significantly over the 
next ten years, it does play an important role in the local economy. Drilling activity is 
required to maintain steady production, and as such oil production in this region will 
remain stable for the next ten years. As a result, the employment generated by oil 
production should stay relatively stable over the long term, and not result in significant 
population increases in the area.  
 
The National Energy Board estimates that the demand for primary energy products 
(including oil and natural gas) will increase between 0.85% and 1.4% per year to the year 
2025. In all projections, natural gas will overtake oil as the dominant primary fuel, and 
demand will also increase for hydro, nuclear and renewable energy (solar and wind 
power), with a stable or slight decline in coal demand. Fort St. John and area is well 
poised to supply the Canadian and world markets with energy well into the future. 
 
3.12 Population Projections 
 
This section makes a number of population projections using a variety of methods. 
 

• extension of past trends  
• PEOPLE projections (based on BC Statistics projections) 
• 3 levels of projections related to well drilling 
• Projection with site C 
• Projection with OSB plant 

 
The projection period for this report is 10 years. 

Past trends 
 
One projection method is to take past trends and project them into the future. This 
method assumes that the trends influencing population growth in the past will continue 
into the future. 
 
Population data set out in the earlier section indicates that the population growth over the 
past approximately 10 yeas for the general area is about 2 % per year. This reflects the 
figures for The City of Fort St. John and Electoral Area C. Although area C is larger than 
the study area, more data exists for this area. Some limited data does exist for areas that 
more closely approximate the study area, but the information only exists for 1991 and 
1996. Based on the BC Stats information and the rural area estimates, the growth from 
1991 to 2000 for the study area was 2%. This includes a growth rate of 1.6% for the 
urban area and 3% for the rural area. Three projections can be made using this 
information: 
 

• Overall projection for the area 
• Projection for the rural area 
• Projection for the urban area 
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Overall projection 
 
The projections for the entire study area at 2% growth per year (based on past trends) is 
set out in the following table: 

 

Rural / Urban projections 
 
The projections for the urban and rural areas based on 1.6% for urban and 3% for rural 
area set out below: 

Year

Population 
Projection at 
2% per year

2000 22,599           
2001 23,051           
2002 23,512           
2003 23,982           
2004 24,462           
2005 24,951           
2006 25,450           
2007 25,959           
2008 26,478           
2009 27,008           
2010 27,548           
2011 28,099           

Year

Urban 
Population 
Projection at 
1.6% per year

Rural 
Population 
Projection at 
3% per year

Total 
Population 
Projection 
Urban+Rural

2000 16,842                 5,757                22,599              
2001 17,111                 5,930                23,041              
2002 17,385                 6,108                23,493              
2003 17,663                 6,291                23,954              
2004 17,946                 6,480                24,426              
2005 18,233                 6,674                24,907              
2006 18,525                 6,874                25,399              
2007 18,821                 7,080                25,902              
2008 19,122                 7,293                26,415              
2009 19,428                 7,512                26,940              
2010 19,739                 7,737                27,476              
2011 20,055                 7,969              28,024            
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PEOPLE projections 
 
The BC Stats department in the Ministry of Management Services produces population 
projections for areas of the Province. The projections have acronym PEOPLE, which 
stands for Population Extrapolation for Organizational Planning with Less Error. The 
smallest area for which projections are produced include the local health area which 
generally encompasses all of the North Peace including Fort St. John, Taylor, Hudson’s 
Hope and the Regional District area extending north to the boundary with the Fort Nelson 
Regional District. The population projections are quite sophisticated and take into 
consideration economic factors, fertility rates, births, deaths, and in-migration. The latest 
projection run for the area was made in June 2001. 
 
While the projections are made for a larger area, the projected growth rates can be 
applied to the current population within the study area. This approach assumes that the 
study area will grow at a rate similar to the larger area. In considering the position of our 
study area in the broader region, this approach will probably generate a conservative 
growth rate for the area.  
 
The projected growth using the PEOPLE projections is set out below. 
 

Year
PEOPLE 
Growth Rate

Projected 
Population

2000              22,600 
2001 2.2% 23,097             
2002 1.8% 23,513             
2003 1.4% 23,842             
2004 1.7% 24,247             
2005 1.3% 24,563             
2006 1.1% 24,833             
2007 1.0% 25,081             
2008 1.0% 25,332             
2009 1.0% 25,585             
2010 0.9% 25,816             
2011 0.9% 26,048             
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City of Fort St. John Official Projection 
 
The City of Fort St. John conducted an intensive senior management review to determine 
city growth projections.  During the review, information was compiled and analysed from 
Census Canada, BC Stats, telephone, power and other utility connections, a variety of 
activity levels within the city including commercial and residential construction and 
permits, and data from the Oil and Gas Commission.  The City anticipates an increase in 
population of almost 30% from 2000 to 2004. 
 

Year Projection Increase Percent (%) 
1997 15,847 133 0.85 
1998 16,487 640 4.04 
1999 16,147 -340 -2.06 
2000 16,400 253 1.57 
2001 16,900 500 3.05 
2002 18,580 1,680 9.94 
2003 20,404 1,824 9.82 
2004 21,016 612 3.00 

5 Year Overall Increase (2000-2004) 4869 29.69 
 
The City’s projections conclude in 2004.  Based on past growth trends within the City, 
and to continue projections beyond the official city projection period, this report uses a 
growth rate of 1.60% per annum from 2005-2011.  Combined, the growth for the City of 
Fort St. John over the 14 year period is shown in Figure 3-10. 
 

Figure 3–10 

City of Fort St. John Official population Projection
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Projections based on gas well drilling activity 
 
The Petroleum Services Association of Canada produces oil and gas drilling and 
production statistics for the province, with projections for 2001 and 2002, as outlined in 
following graph. 
 

Figure 3–11 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Forecasts have been made of the gas well drilling activity in the Province, which were set 
out in the BC Natural Gas Industry Competitiveness Study. The following table provides 
an estimate of the projected number of gas well drilled to the year 2011. Each year 
provides a range based on low, medium (base), and high drilling activity.  
 
 Level of Drilling Activity 

Year Low Base High
2001 380 465 610
2002 460 540 675
2003 430 515 660
2004 510 560 710
2005 530 650 730
2006 540 640 750
2007 550 655 740
2008 560 625 770
2009 555 640 790
2010 550 660 850
2011 630 710 845
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Analysis was then performed that compares population growth with gas well drilling 
activity. It is proposed that an increase in well drilling activity may be related to an 
increase in population. In examining the relationship, a correlation was discovered 
between the increase or decrease in population over a four year period and the increase or 
decrease in well drilling activity over a four year period. The relationship found is that for 
every 5% increase in well drilling activity, there was a 1% increase in population in the 
area, as shown in Figure 3-12. 
 

Figure 3–12 

 
 
As discussed previously in this report, the impact of oil exploration in the Fort St. John 
area over the next ten years has less effect on population change when compared to the 
impacts from the natural gas sector. Therefore, the percentage increases in gas drilling 
forecast figures alone may be used as a general indication of population growth in the 
area. The forecasts are based on low demand, base demand and high demand.  
 
The application for the formula that relates increases in drilling activity to increases in 
population results in the percentage population increases set out in the following table. 
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Population Growth Percentages 

Calculated 
based on Gas Drilling Forecasts 
Year Low Base High 
2001 2.6% 2.5% 3.7%
2002 1.5% 1.7% 3.2%
2003 2.2% 2.0% 3.8%
2004 0.5% 1.1% 1.9%
2005 -0.5% 0.3% 0.8%
2006 -0.1% 0.6% 0.5%
2007 -0.2% 0.5% 0.2%
2008 0.6% 0.9% 0.5%
2009 1.1% 1.2% 0.6%
2010 0.7% 0.6% 0.5%
2011 0.5% 0.5% 0.5%

 
The population projections resulting from the application of the percentage population 
growth is set out in the table below: 
 

Population Growth  
Based on Gas Drilling Forecasts 

Year Low Base High 
2000     22,599     22,599    22,599 
2001     23,189     23,172    23,436 
2002     23,536     23,568     24,181 
2003     24,062     24,038    25,109 
2004     24,187     24,313    25,574 
2005     24,058     24,380    25,769 
2006     24,040     24,524    25,909 
2007     23,994     24,648    25,954 
2008     24,141     24,869     26,082 
2009     24,408     25,157    26,245 
2010     24,580     25,319    26,374 
2011     24,704     25,434    26,512 

 
The growth rates projected by well drilling activity are somewhat similar to the growth 
rates projected by the PEOPLE projections. 
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Projection with Site C Dam construction 
 
Although the report is approaching 20 years old, the application to the BC Utilities 
Commission prepared by BC Hydro includes a discussion of the regional economic and 
social impacts associated with the construction of the Site C Dam, whose proposed 
located is approximately 12 kilometres upstream of Taylor on the Peace River. If 
constructed, the hydroelectric dam would provide approximately 5,500 person years of 
labour over a 7-year time frame, with 2,000 workers being employed during the peak 
year of construction. Approximately 55 percent of the workers will come from outside of 
the Fort St. John area, resulting in 1,230 non-resident workers moving into the area 
during the peak year construction with 1,000 living in camps. The population of Fort St. 
John is projected to increased by 870 during the peak year of construction, and once 
completed, the power plant will employ 25 people, resulting in a permanent population 
increase in the Fort St. John area of 80 people. 
 
The magnitude and temporary nature of the construction project will place a unique strain 
on the communities in the area, but especially the City of Fort St. John. The resulting 
population increase will have an effect on a number of areas, including the following: 
 

• housing needs (an estimated 280 housing units will be needed during peak 
construction years, with the majority of the workers living in camps); 

• water and sewer infrastructure; 
• commercial and industrial needs (includes direct and indirect employment); 

and 
• social impacts in areas such as hospital staffing, schools, and policing. 
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3.13 Population Scenarios 
 
Housing demand projections over the next 10 years can be prepared based on population 
projections, persons per dwelling and the types of dwelling units constructed in the area. 
The number of dwelling units need is calculated using both 2.7 and 3.0 persons per 
household. To perform the analysis, three scenarios were chosen to approximate various 
growth patterns in the Fort St. John area, based on factors such as oil and gas activity, 
OSB plant, and Site C construction. In each case, baseline data such as PEOPLE 
projections and a standard 2% growth curve was used for comparison. 
 
 
Scenario 1 – PEOPLE projections plus OSB Low estimate 
 
The first scenario compares PEOPLE projections from BC Stats to the year 2011 with a 
population estimated from the effect of construction of the OSB plant, beginning in 2002. 
The projection utilizes a figure of 300 person-years during construction with an 
additional 84 indirect jobs, as well as 182 full-time jobs in the plant and 334 for 
woodlands operations, beginning in 2003. The plant operations will add an additional 60 
indirect jobs for a total of 242, with 55% of these jobs being filled by people moving to 
the Fort St. John area. This results in approximately 133 new jobs created for those from 
outside the Fort St. John area. Each one of these new jobs was given a household factor 
of 2.9, resulting in a proposed population increase of 386. 
 
Officials at Slocan-Lousiana Pacific regarding woodlands operations indicate that 
approximately 70% of the workforce will come from outside the area to fill the 334 
positions, or 234 people. As these are seasonal positions, no additional household factor 
was incorporated. Therefore, the total permanent population impact from the construction 
of the OSB plant utilize this scenario is 620 people. The population increases for 
PEOPLE projections were applied to the OSB scenario to the year 2011, resulting in a 
total population of 26,725. Refer to the table below and Figure 3-13 for more 
information. 
 
 
Scenario 1 PEOPLE Proj. PEOPLE + OSB Low

2000       22,600      22,600 
2001       23,097      23,097 
2002       23,513      23,787 
2003       23,842      24,572 
2004       24,247      24,878 
2005       24,563      25,202 
2006       24,833      25,479 
2007       25,081      25,733 
2008       25,332      25,991 
2009       25,585      26,250 
2010       25,816      26,487 
2011       26,048      26,725 
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Figure 3–13 
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Based on the following scenario, there will be a projected increase of 4,125 people in the 
Fort St. John area to the year 2011. Utilizing an urban-rural split of 70% urban and 30% 
rural, this results in an additional 2,888 people to the City of Fort St. John, and 1,238 to 
the surrounding rural areas. The household impact will be an additional 1,070 units 
(based on 2.7 persons per household) in the urban area, and 413 units in the rural area 
(based on 3.0 persons per household). Details are provided in the table below: 
 
 
Scenario 1 PEOPLE 

Proj. 
PEOPLE + 
OSB Low 

2000 Population      22,600      22,600 
2011 Population      26,048      26,725 
Pop Change       3,448       4,125 
Urban Portion (70%)       2,414       2,888 
Rural Portion (30%)       1,034       1,238 
# of Urban Dwellings (2.7/hhd)          894       1,070 
# of Rural Dwellings (3.0/hhd)          345          412 
 
 
Scenario 2 – Oil and Gas High projections plus OSB Medium estimate 
 
The second scenario utilizes projections to the year 2011 with a population estimated 
from continued high growth in the oil and gas sector as well as a more aggressive 
projection of the effects of the OSB plant construction. The projection utilizes a figure of 
300 person-years during construction with an additional 132 indirect jobs, as well as 182 
full-time jobs in the plant and 334 for woodlands operations, beginning in 2003. The 
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plant operations will add an additional 93 indirect jobs for a total of 275, with 75% of 
these jobs being filled by people moving to the Fort St. John area. This results in 
approximately 206 new jobs created for those from outside the Fort St. John area. Adding 
234 people from the woodlands operations (70% of the 334 new positions) results in a 
proposed total population proposed population increase of approximately 832. The 
population projections for the oil and gas sector were applied to the OSB scenario to the 
year 2011, resulting in a total population of 27,390. Refer to the table below and Figure 
3-14 for more information. 
 
Scenario 2 Oil and 

Gas High 
Oil and Gas + 
OSB Medium 

2000       22,600       22,600 
2001       23,436       23,436 
2002       24,181       24,503 
2003       25,109       26,051 
2004       25,574       26,421 
2005       25,769       26,623 
2006       25,909       26,768 
2007       25,954       26,814 
2008       26,082       26,946 
2009       26,245       27,115 
2010       26,374       27,248 
2011       26,512       27,390 
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Based on the following scenario, there will be a projected increase of 4,790 people in the 
Fort St. John area to the year 2011. Utilizing an urban-rural split of 70% urban and 30% 
rural, this results in an additional 3,353 people to the City of Fort St. John, and 1,437 to 
the surrounding rural areas. The household impact will be an additional 1,242 units 
(based on 2.7 persons per household) in the urban area, and 479 units in the rural area 
(based on 3.0 persons per household). Details are provided in the table below: 
 
Scenario 2 Oil and Gas 

High 
Oil and Gas + 
OSB Medium 

2000 Population      22,600      22,600 
2011 Population      26,512      27,390 
Pop Change       3,912       4,790 
Urban Portion (70%)       2,738        3,353 
Rural Portion (30%)       1,174       1,437 
# of Urban Dwellings (2.7/hhd)       1,014       1,242 
# of Rural Dwellings (3.0/hhd)          391          479 
 
 
Scenario 3 – 2 percent growth plus OSB Medium estimate plus Site C Dam 
 
The third scenario utilizes a 2% base population projections to the year 2011 with 
additional population from the OSB plant construction (medium growth estimate) and the 
construction of the Site C Dam. The projection utilizes a figure of 300 person-years 
during construction of the OSB Plant with an additional 132 indirect jobs, as well as 182 
full-time jobs in the plant and 334 for woodlands operations, beginning in 2003. The 
plant operations will add an additional 93 indirect jobs for a total of 275, with 75% of 
these jobs being filled by people moving to the Fort St. John area. This results in 
approximately 206 new jobs created for those from outside the Fort St. John area. Adding 
234 people from the woodlands operations (70% of the 334 new positions) results in a 
proposed total population proposed population increase of approximately 832. 
 
The construction of the Site C Dam has been placed commencing in 2005, with 5,400 
person-years of direct employment and 540 indirect jobs occurring over the construction 
period. While the impact will be significant, only 25 full-time permanent jobs will remain 
at the end of the construction phase, resulting in an additional 40 people, utilizing a 55% 
non-local influence with 2.9 persons per household. An underlying growth rate of 2% 
was applied to this scenario to the year 2011, resulting in a total population of 29,114. 
Refer to the table below and Figure 3-15 for more information. 
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Scenario 3 2% Growth 2% + OSB 

Medium + Site C
2000       22,600       22,600 
2001       23,051       23,051 
2002       23,512       23,834 
2003       23,982       24,924 
2004       24,462       25,310 
2005       24,951       26,058 
2006       25,450       27,240 
2007       25,959       28,069 
2008       26,478       27,699 
2009       27,008       28,247 
2010       27,548       28,806 
2011       28,099       29,114 
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Based on this scenario, there will be a projected increase of 6,514 people in the Fort St. 
John area to the year 2011. Utilizing an urban-rural split of 70% urban and 30% rural, 
this results in an additional 4,559 people to the City of Fort St. John, and 1,954 to the 
surrounding rural areas. The household impact will be an additional 1,688 units (based on 
2.7 persons per household) in the urban area, and 651 units in the rural area (based on 3.0 
persons per household). Details are provided in the table below: 
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Scenario 3 2% Growth 2% + OSB 
Medium + Site C

2000 Population      22,600      22,600 
2011 Population       28,099      29,114 
Pop Change       5,499       6,514 
Urban Portion (70%)       3,849       4,559 
Rural Portion (30%)       1,650       1,954 
# of Urban Dwellings (2.7/hhd)       1,426       1,688 
# of Rural Dwellings (3.0/hhd)           550          651 
 
 
Scenario 4 – City growth projections plus 3% growth in rural areas 
 
This final scenario incorporates the City’s growth projections, which are based on 
roughly a 30% growth from 2000 to 2004 and an annual growth rate of 1.6% thereafter, 
with a 3% population growth in rural areas.  
 
With a 30% growth rate from 2000 to 2004, the City’s population increases dramatically 
– from 16,400 in 2000 to over 21,000 in 2004.  Once the growth rate decreases to 1.6%, 
the population steadily increases to 23,486 in 2011. 
 
Refer to the table below and Figure 3-16 for more information. 
 
Scenario 4 Urban 

Population 
Projections  

Rural Population 
Projections at 
3% per year 

Total Population

2000 16,842* 5,757 22,599
2001 16,900 5,930 22,830
2002 18,580 6,108 24,688
2003 20,404 6,291 26,695
2004 21,016 6,480 27,496
2005 21,352 6,674 28,026
2006 21,694 6,874 28,568
2007 22,041 7,080 29,121
2008 22,394 7,293 29,686
2009 22,752 7,512 30,264
2010 23,116 7,737 30,853
2011 23,486 7,969 31,455

 
*As mentioned on page 20, the BC Stats estimate for the City of Fort St. John for June 2000 is 16,842. 
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Figure 3–16 
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This scenario identifies the population of the Fort St. John area to increase by 8,855 
people to the year 2011. As in previous scenarios, an urban-rural split of 70% urban and 
30% rural was applied, which results in an additional 6199 people to the City of Fort St. 
John and 2,656 people to the surrounding rural areas. This translates into a household 
impact of 2,296 units (based on 2.7 persons per household) in the urban area and 885 
units in the rural areas (based on 3.0 persons per household). Details are provided in the 
table below: 
 
 
Scenario 4 2% Growth City Projection + 3% 

Rural 
2000 Population      22,600      22,600 
2011 Population      28,099       31,455
Pop Change       5,499        8,855
Urban Portion (70%)       3,849        6,199
Rural Portion (30%)       1,650        2,656
# of Urban Dwellings (2.7/hhd)       1,426        2,296
# of Rural Dwellings (3.0/hhd)          550           855
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3.14 Housing Demand based on Population Scenarios 
 
Rural Residential Land 
 
The potential demand for rural residential development from 2000 to 2011 is set out in 
the table below. 
 

 
Scenario 

Single 
Detached 
Dwelling 

 
Mobile 
Home 

 
 

Total 
Scenario 1 - People + OSB Low 247 165 412 
Scenario 2 - Oil and Gas High + OSB Medium 287 192 479 
Scenario 3 - 2% + OSB Medium + site C 391 260 651 
Scenario 4 – City Projection + 3% Rural 531 354 885 
 
The information in the table has been calculated based on the following assumptions: 
 
• About 30% of new residents in the area will settle in the rural area; 
• One dwelling will be required for every 3 people; 
• About 60% will choose single detached dwellings and about 40% will choose mobile 

homes. 
 
The demand ranges from 412 dwelling units to 885 dwelling units, depending on the 
scenario.  With a potential demand for 247 to 531 single detached dwellings and 165 to 
354 mobile homes to 2011.   
 
 
Urban Residential Land  
 
The potential demand for urban residential development from 2000 to 2011 is set out in 
the table below. 
 

 
Scenario 

Single 
Detached

 
Duplex

Row 
House 

 
Apartment

Mobile 
Home 

 
Total

Scenario 1 - People + 
OSB Low 

617 36 90 271 56 1070

Scenario 2 - Oil and Gas 
High + OSB Medium 

717 42 104 314 65 1242

Scenario 3 - 2% + OSB 
Medium + Site C 

974 57 142 427 88 1688

Scenario 4 – City 
Projection + 3% Rural 

1,325 78 193 581 119 2,296
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The information in the table has been calculated based on the following assumptions: 
 
• About 70 % of the new residents will settle in the Urban Area 
• One dwelling will be required for every 2.7 people 
• The dwelling types will be distributed as they currently are in the Urban area, with 

57.7% Single Detached, 3.4% duplex, 8.4% row house, 25.3% apartment, and 5.2% 
mobile home. 

 
The demand for dwellings to the year 2011 ranges from 617 units to 1,325 units. 
 

Detached Dwellings 
 
The demand for single detached dwellings ranges from 617 to 1,235, and demand for 
duplexes ranges from 36 to 73. This results in a combined demand for single family and 
duplex lots ranging from 653 to 1308.  
 
The figures indicate that a significant number of parcels are vacant, however the vacant 
lots may not be for sale, may not be located in desirable areas, and also may not have 
services such as roads, water and sewer infrastructure. As a result, a significant portion of 
the lots may not help meet the demand for new lots.  
 
The projections also indicate a demand for mobile homes ranging from 56 to 111 homes. 
There are 113 vacant R4 parcels, which generally accommodate mobile homes. On the 
surface there seems to be an adequate supply of lots for mobile homes, however this 
impression should be tempered by a number of other factors: 
 
• Most of the vacant R4 lots are located in South Anneofield, which are unserviced, 

located close to industrial areas, and are seen as undesirable lots by many people. 
• The demand for mobile homes may be understated because it is linked to the current 

proportion of mobile homes in the City. A number of recent proposals for mobile 
home developments indicates that some developers think there is a higher demand for 
mobile homes. 

 
Although the number of vacant parcels readily available for construction in the urban 
area is limited, significant large areas of vacant land are zoned for potential residential 
development, or could potentially be rezoned for residential use. As set out in the supply 
report, these larger parcels have the potential for supplying 2545 new parcels. These 
lands would be able to provide more than enough lots to accommodate new residential 
demand.  However, the lack of water and sewer mains and roads may constrain 
development of these lots, or at least delay development until the demand creates lot 
prices that make development attractive. The servicing implications of developing those 
lots will be considered in subsequent analyses. The priority and sequence of development 
can have a significant bearing on the financial impact of the development as well as the 
form and character of the urban area.  
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Row House and Apartment Units 
 
The projected demand is for 90 to 180 row house units and 271 to 541 apartment units. 
As of October 2000 there were 33 vacant row house units and 118 vacant apartment 
units.  That leaves a demand for 57 to 117 row house units and 153 to 423 apartment 
units.  
 
At a density of about 15 units per acre for row house units, the demand for 57 to 117 
units equates to a demand for 3.8 to 7.8 acres of land for row houses. The vacant land 
analysis indicates that about 13 acres of vacant land zoned for row houses are available 
for development, providing enough land for 195 units.  
 
At a density of about 30 units per acre for apartment units, the demand for 153 to 423 
units equates to a demand for 5.1 to 14.1 acres of land for apartments. The vacant land 
analysis indicates that 30 acres of vacant land zoned for apartments are available for 
development, providing enough land for 900 apartment units. 
 
The analysis indicates that adequate amounts of land is zoned for row house and 
apartment use even at the highest projected levels of growth to 2011.   
 

3.15 Commercial Demand 
 
The demand for commercial land and buildings will be driven primarily through 
population growth, as well as employment opportunities which are “spun off” from the 
growth in the industrial and resource sector (i.e. OSB plant, Site C dam construction, and 
oil and gas activity). 
 
Population growth in the area will translate into a higher demand for retail and office 
space. Currently there is about 21 square feet of retail space per person in the study area 
and about 32 square feet of office space per person in the study area. 
 
If this ratio stays relatively constant over the next 10 years, then the potential demand for 
retail space will be as follows: 
 
• A demand for about 85,000 square feet more retail space at the lower projections. 
• A demand for about 135,000 square feet more retail space at the higher population 

projections.  
 
The current vacant retail space of about 6,000 square feet, as well as the 9.6% vacant 
space in the Totem Mall, may provide some space for the very short term. Retail space 
that is currently being developed in Fort St. John should address the demands over the 
long term. The current Wal-Mart development site is proposed to provide about 100,000 
square feet of retail space, with the potential to accommodate an additional 
approximately 80,000 square feet of space in subsequent phases. This proposed 
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development should be able to provide for the retail space needs over the next 10 years 
even under high growth projections. 
 
If the ratio of 32 square feet of office space per person stays constant, the potential 
demand for office space over the next 10 years will be as follows: 
 
• A demand for about 130,000 square feet of office space at the lower projections. 
• A demand for about 200,000 square feet of office space at the higher population 

projections. 
 
A significant portion of this demand can be met through the existing vacant office space. 
Approximately 31,000 square feet of vacant office space is available in Fort St. John. 
This space will provide for the demand over the next two or three years. After that time 
more office space will be required in Fort St. John. The net demand over the next 10 
years is for about 100,000 to 170,000 square feet or about 10,000 to 17,000 square feet of 
new office space per year.  
 
The demand for warehouse/service commercial space is not related directly to population, 
but rather stems from economic activities in the broader region that drive the need for this 
type of space. One approach is to ensure enough space is available to provide a 
reasonable choice for businesses wanting to locate or expand in the area. Currently there 
is about 37,000 square feet of vacant space representing about 2.8% of the supply. This 
vacancy rate is relatively low. It may be useful to assume that at least a 2% to 4% annual 
increase in the existing supply may be required to keep pace with growth in the local 
economy. Although an exact number are not available, this generally fits with 
construction in the past based on a proportion of building permit values. The result is that 
about 25,000 to 50,000 square feet of warehouse / service commercial space may be 
required per year with this figure fluctuating quite significantly over the years. At 40% 
parcel coverage, this translates into a demand for about 0.6 to 1.2 hectares (1.5 to 3 acres) 
per year or about 6 to 12 hectares (15 to 30 acres) of service commercial land over 10 
years.  
 
Although there appears to be an ample supply of industrial land in Fort St. John and area, 
much of the lands are in small parcels and do not have access to water services. All 
projections to date indicate that there will be continued growth in the oil and gas sector, 
which may lead to increased demands for bare industrial land for oilfield equipment 
storage. The siting of future industrial areas for oilfield storage will be examined in future 
stages of the CDP process. 
 
During the summer of 2001, the Land Reserve Commission granted conditional exclusion 
of 90.7 hectares of lands from the ALR for the construction of the Slocan-Louisiana 
Pacific OSB Plant, on a total of 123 hectares of land. Because of this exclusion, a portion 
of land located to the south of the proposed OSB plant may have diminished long-term 
agricultural viability. The Land Reserve Commission has indicated its willingness to 
consider the exclusion of these additional lands, in the context of an appropriate land use 
plan for the entire area. 
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3.16 Industrial Demand  
 
Demands for industrial land and buildings are very difficult to project. There can be a 
need for a large parcel of industrial land in one year and then no requirements for several 
years. In order to deal with variable demands, one approach is to ensure that an adequate 
supply of lands is identified for future industrial use. The sites should provide a variety of 
sizes and locations including larger sites and smaller sites. The sites do not necessarily 
require full services as it is difficult to anticipate industrial site servicing demands. Indeed 
some uses may only require limited site services such as road access without a 
requirement for sewer and water services, while for other uses sewer and water services 
may be essential. It is important that planning documents such as the Official Community 
Plan identify industrial lands for the future as some industrial uses can generate land use 
conflicts. If the OCP identifies the industrial lands well in advance, the industrial uses 
should be more acceptable in those locations once it comes time for construction.    
 
Although this report has insufficient data to develop statistical projections for industrial 
land demand within the project area, the Joint Planning Committee provided direction 
and recommended that three to five sections of land be identified for light and heavy 
industrial development within the next ten to fifteen years.  Potential uses for these areas 
include pipeyards, campyards, outside storage and large manufacturing.  To meet future 
demands for industrial lands, potential development sections would be identified by 
analyzing a variety of criteria, such as: 
 

• Identify those areas within the City of Fort St. John and other existing 
developed areas that still have land available for potential development. 

• Avoid steep slope areas. 
• Avoid Environmentally Sensitive Areas (ESA’s). 
• Avoid high capability agricultural land. 
• Identify those areas that are located near transportation services (including 

road, rail and air) 
• Identify those areas that are located near existing built-up areas. 

 

3.17 Agricultural Demand and Trends 
 
Existing Situation 
 
Agricultural activities form a vital and important part of the economy and land base 
within the study area. Although agriculture is subject to its own cycles and variations, it 
provides a solid stabilizing force in the area economy. It also provides a stabilizing force 
in the local population and culture, as some lands have been farmed by the same families 
for many years. The agricultural community has strong roots in the area and will continue 
to play a strong role in the local economy and community. Agricultural activities also 
have a very significant influence on the form and character of the landscape in the study 
area since they occupy the majority of land base.  
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Although statistical figures regarding agricultural activities for the defined CDP study 
area are not readily available, figures are available for the entire Peace River Regional 
District. These figures show that the total area farmed and the number of farms reporting 
has remained quite steady over the years, with a slight decrease in 1991, but then 
increasing again in 1996. The average farm size has also remained quite steady in the 
Peace, changing by less than 24 hectares over the years. 
 

Farm Information 1996 
Peace River Regional District 

 
Year 

Total Area 
Farmed 

Number of 
Farms 

Reporting 

Average Farm Size 

1986 880,883 ha. 1,824 482.9 ha. 
1991 823,977 ha. 1,694 486.4 ha. 
1996 837,183 ha. 1,823 459.2 ha. 

 
The major field crops in the area are as follows: 
 

Crop Information 1996 
Peace River Regional District 

Crop Hectares 
Wheat 34,563
Oats 23,789
Barley 30,867
Alfalfa 64,030
Hay 55,554
Canola 24,866
Dry Field Peas 3,270
Forage seed for seed 18,189

 
Livestock operations in the Peace River Regional District are dominated by cow calf 
operations and beef cattle operations. There are, of course, many other livestock such as 
Chickens, pigs, sheep and horses as well as others.  
 
Broad Trends 
 
A number of trends are taking place in the agricultural sector in the area near Fort St. 
John. Farmers are shifting somewhat away from annual crops such as wheat, oats, barley, 
canola, and peas, and they are moving more towards perennial crops such as grass seed 
and hay for livestock.  
 
One of the reasons for the shift to more perennial crops such as hay is the growth in cow 
calf operations in the general area. The Peace River area is one of the fastest growing 
areas for cow calf operations in BC and Alberta. A study conducted recently 
demonstrated that this area is one of the most economical areas in the Pacific Northwest, 
Alberta and BC to run cow calf operations. This is due partly to lower land costs, but also 
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because production yields of forage resources could be readily increased with more active 
management of those resources. Some of the impacts resulting from the growth in cow 
calf operations include higher levels of agricultural management and requirements for 
different types of equipment such as more sophisticated feed equipment. Other impacts 
include more fencing and more development of crown lands for grazing, although there is 
a very limited amount of crown land within our study area.  
 
In the shift to perennial crops there has also been an increase in the production of 
specialty products, such as specialty grasses grown under contract for niche markets. One 
of the impacts of this shift to specialty seed products is a greater demand for seed 
cleaning facilities that clean smaller batches of different types of seed rather than large 
batches of one or two seed types. This shift is creating demand for a smaller batch seed 
cleaning plant in Fort St. John, in addition to the existing large batch seed cleaning plant 
currently operating in Fort St. John. While the specialty seed market can be good for the 
local agricultural economy, one of the unfortunate aspects of the seed market is the 
cyclical nature of the industry. Seed prices, particularly grass seed prices can fluctuate 
quite widely depending on North American economic conditions. A strong and growing 
economy will drive grass seed prices higher as new housing construction and golf course 
expansion fuel the demand for grass seed.  
 
Another trend that could affect the agricultural sector in the broader area is the demand in 
Alberta and BC for large hog barns. It is becoming more and more difficult for operators 
of large hog barns to find locations that will accept their facilities. However, some 
locations near the CDP study area, such as North of Cecil Lake, present some of the best 
locational attributes anywhere in North America for the placement of hog barns. The 
prevailing winds blow over areas that are almost completely uninhabited, thereby greatly 
reducing the negative impacts associated with hog barns. Although Cecil Lake is located 
outside the CDP study area, the economic impact of large hog barns could be felt inside 
the study area. 
 

3.18 Recreation and Tourism Demand 
 
The demands for future land area from the recreation and tourism sector may be both 
direct (e.g. lands required for commercial hotels, RV parks, gas stations), as well as 
indirect (e.g. preserving natural areas for hiking trails). While there are no definitive 
projections of the demands from the recreation and tourism sector, the North Peace 
Economic Development Commission and the Northern Rockies Alaska Highway 
Tourism Association are taking steps to capitalize on the tourism potential that exists in 
Northeast British Columbia. The CDP process will take into account opportunities to 
enhance tourism potential, especially along the Alaska Highway, to enhancing the RV 
experience and to entice visitors to stay an extra night in order to dine, shop, and recreate 
in the Fort St. John area. 
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4.0 Summary of Supply and Demand Impacts 
 
 
This section briefly summarizes the results of the supply and demand analysis 
 

4.1 Residential 
 
In the rural area there is a reasonable supply of zoned residential land, and there are a 
significant number of planned subdivisions. Another very significant factor is the large 
areas of land that have been designated for rural residential types of uses in the North 
Peace and Charlie Lake OCPs. The current supply, along with the proposed subdivisions, 
and the extensive areas of land designated for rural residential use, serves to provide 
more than enough land to address the demand for residential development in the rural 
area within the next 10 years.  However, the actual number of lots available may be 
constrained due to costs of providing infrastructure to the rural area. 
     
A similar situation exists in the urban area where extensive amounts of land are zoned for 
residential use or designated for future residential use in the OCP. Certainly enough land 
is designated for single family, two family, row house and apartment use. However, land 
for mobile home housing may face a shortage. Even though the analysis shows a 
significant number of vacant lots that can accommodate mobile homes, these lots may not 
be really available due to lack of servicing. Furthermore, no vacant pads are available in 
existing mobile home parks. 
 

4.2 Commercial 
 
The demand and supply of commercial space is divided into retail, office and 
wholesale/service commercial. The demand for future retail space over the next 10 years 
could be met by developments that are currently planned, or land set aside for 
commercial use. 
 
The existing vacant office space can accommodate demand for one or two years, but after 
that period more office space is required. The need for some 100,000 to 170,000 square 
feet of office space should be readily accommodated in the 26 acres of vacant land zoned 
as C2 Central Business District. 
 
The demand for 15 to 30 acres of warehouse and service commercial use over the next 10 
years should be readily accommodated in the City’s approximately 178 acres of vacant 
land zoned C3 Service Commercial. 
 
The tourism sector has identified that potential exists to increase the demand for tourist 
related uses if visitors to the area, especially those travelling the Alaska Highway, can be 
enticed to stay for an additional few days. There are no concrete figures that projecting 
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tourism demand in the Fort St. John area, however people in the industry feel that the 
potential exists for demand to increase if specific steps are taken.  
 

4.3 Industrial 
 
The demand for industrial land is difficult to project and one strategy to take is to ensure 
that adequate amounts of industrial land are designated in order to provide land for 
potential uses.  
 
A significant amount of light industrial land exists in the City. However, a portion of it, 
such as in the Heritage Park industrial area, faces servicing constraints, and may require 
infrastructure upgrades to enhance its availability. 
 
Much of the land designated as industrial and located in the rural area is occupied by uses 
such as oil and gas equipment storage. Although many areas were identified as vacant in 
an analysis of BC Assessment Authority data, a field assessment indicated that the 
parcels are actually used for storage during certain parts of the year. There are very few 
large vacant industrial lots that can be readily used for storage in the area. With the 
potential growth in the gas sector in the area there could be a strong demand for industrial 
lands that meet the needs of the gas industry, yet only a limited supply of this type of land 
is available. 
 
There are also virtually no large areas available or designated for future heavy or large 
industrial uses. While it is quite difficulty to project the amount of heavy industrial land 
required, it is useful to identify areas that can accommodate this type of use in the future.    
 

4.4 Agricultural 
 
Changes in the agricultural sector are resulting in some changes to the crops or livestock 
grown in the area. It will be important to maintain a strong base of agricultural land in the 
area to meet the present and future needs of agriculture. The area has some lands with 
very high agricultural capability and it will be important to make the best use of this high 
capability agricultural land. Agriculture may also create specific demands such as the 
need for a small batch seed cleaning facility in the area and possibly other industrial and 
service commercial uses. 
 
 




