
 

 

Sustainable 

Neighbourhood 

Concept Plan 
Draft for Community Review  

May 11, 2009 

 



 

 



 

 

i ·  

                          TTAABBLLEE  OOFF  CCOONNTTEENNTTSS      

Table of Contents......................................................................................................................... i 

Acknowledgements ................................................................................................................... iii 

Foreword ................................................................................................................................... iv 

A message from Mayor Bruce Lantz: .................................................................................. iv 

Part 1: Setting a Foundation for the Sustainable Neighbourhood Concept Plan .......................... 1 

1.1. Overview of the Concept Plan ............................................................................................. 1 
1.2. The Planning and Design Process ......................................................................................... 3 

Context for a Community-Driven Planning Process ............................................................. 3 
Purpose and Process for the Sustainable Neighbourhood Charrette .................................. 5 
Key Information about the Sustainable Neighbourhood Site ............................................ 11 

Part 2: Building a Concept Plan for the Sustainable Neighbourhood ......................................... 21 

2.1. Broad Planning Implications for the City ........................................................................... 21 
Implications and Key Opportunities for Future Development........................................... 21 
Exceptional opportunities .................................................................................................. 22 
An effective and permanent urban containment boundary.............................................. 25 

2.2. Land Use ............................................................................................................................. 30 
Land Use Plan..................................................................................................................... 31 
Land Use Budget ................................................................................................................ 31 
Intent and Rationale for Land Uses ................................................................................... 33 
Phasing of Development .................................................................................................... 54 

2.3. Systems Plan ...................................................................................................................... 57 
Introduction ....................................................................................................................... 57 
Multi-Modal Transportation System Plan.......................................................................... 57 
Energy System Plan ............................................................................................................ 63 
Municipal Systems: water, stormwater, sanitary .............................................................. 68 

2.4. Creating a Site Model ......................................................................................................... 72 
2.5. Analysis of Cost & Value .................................................................................................... 74 

Defining two scenarios ...................................................................................................... 74 
Analysis of costs and value for the scenarios .................................................................... 77 
Limitations of the Model ................................................................................................... 85 

Part 3: Design Guidelines .......................................................................................................... 87 

3.1. Green Design ...................................................................................................................... 88 
3.2. Energy Efficient Design ...................................................................................................... 89 
3.3. Municipal Systems: Stormwater, Water, Sanitary ............................................................. 96 
3.4. Transportation ................................................................................................................... 98 
3.5. Safety ............................................................................................................................... 104 
3.6. Accessibility ...................................................................................................................... 106 
3.7. Neighbourhood Vibrancy and Sense of Place .................................................................. 107 
3.8. Interface and Connection with Hospital .......................................................................... 111 

Part 4: Next Steps in the Journey ............................................................................................ 116 

4.1. Next Steps ........................................................................................................................ 116 
4.2. Keeping the plan and process alive .................................................................................. 118 



 

 

ii ·  

Appendices ............................................................................................................................. 119 

Appendix 1.  Land Use Information, and Zoning Amendment Recommendations .................. 120 

 

List of Tables 

Table 1: Land Use Budget for the Sustainable Neighbourhood ...................................................... 32 

Table 2: Profile of Mini Lot Single Family Residential ..................................................................... 34 

Table 3: Profile of Mini Lot, Zero-Lot-Line Duplex Style Layout ...................................................... 35 

Table 4: Profile of Townhouses, 2 or 3 floor individual .................................................................. 38 

Table 5: Profile of Townhouses, 3 storey stacked ........................................................................... 40 

Table 6: Profile of Low-Rise Apartments (3 -4 storeys) ................................................................... 43 

Table 7: Profile of Mixed Residential and Commercial ................................................................... 45 

Table 8:  Comparative Statistics for the 2 Scenarios ....................................................................... 76 

Table 9: Profile of Large Lot Single Family Residential .................................................................. 120 

Table 10: Profile of Zero lot line compact single family homes .................................................... 121 

 

List of Plans 

Plan 1: The Sustainable Neighbourhood site in context with the community of Fort St. John ...... 12 

Plan 2:  Creating an effective and permanent urban containment boundary ................................ 24 

Plan 3: Conceptual Neighbourhood Land Use Plan ......................................................................... 31 

Plan 4: Conceptual Neighbourhood Phasing Plan ........................................................................... 56 

Plan 5: Conceptual Transportation Network Plan for the Sustainable Neighbourhood ................. 59 

Plan 6:  System Plan ς stormwater, sanitary ................................................................................... 70 

 



 

 

iii ·  

                          AACCKKNNOOWWLLEEDDGGEEMMEENNTTSS  

The City of Fort St John acknowledges the contributions and participation of our staff, 

consultants, and especially the community members involved in the events leading up to this 

Neighbourhood Concept Plan.  

 

Image 1: The Fort St. John Sustainable Neighbourhood Charrette Team, October 2008 

 

The City would also like to thank the Province of British Columbia for providing the funding for 

the project and BC Hydro for its financial contribution. 



 

 

iv ·  

                          FFOORREEWWOORRDD  

 

A message from Mayor Bruce Lantz: 

 

The Sustainable Neighbourhood Concept Plan was undertaken in order to explore how the 

concepts vital to a sustainably-designed neighbourhood would apply in Fort St. John. From the 

onset, it was important for all participants that the neighbourhood not only be functional but 

that its design features be purposeful, be relevant and contribute to the greater whole of our 

community. Throughout the process we were challenged to change our perceptions of what an 

urban environment should look like and how it would impact the natural environment.  

The Charrette planning process was also a new experience for us. Council and staff from the City 

of Fort St. John were pleased to share the experience with both members of the community and 

experts from a variety of disciplines. The Charrette  allowed all of us to blend our knowledge and 

our experience into one unified vision. It provided us with an opportunity to create a new urban 

space through a creative, interactive process.  

On behalf of the City, I would like to thank all the community members that contributed their 

time and energy to the process. This process would not have been successful without their 

involvement. Their contribution will also influence future policies around urban development 

throughout our community. 

 The City would also like to thank the Province of British Columbia for providing the funding for 

the project and BC Hydro for its financial contribution. 

 

 

Mayor Bruce Lantz 

 



 

 

1 ·  

                          PPAARRTT  11::   SSEETTTTIINNGG  AA  FFOOUUNNDDAATTIIOONN  FFOORR  

TTHHEE  SSUUSSTTAAIINNAABBLLEE  NNEEIIGGHHBBOOUURRHHOOOODD  CCOONNCCEEPPTT  

PPLLAANN  

 

11..11..   OOvveerr vviieeww  ooff   tt hhee  CCoonncceepptt   PPllaann  

The objectives of the Charrette Process and Concept Plan are: 

1. To adopt a proactive and engaging planning process; 

2. Tƻ ŎǊŜŀǘŜ ŀ ƴŜǿ ƴŜƛƎƘōƻǳǊƘƻƻŘ ǘƘŀǘ ŜƳōƻŘƛŜǎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ƭƻƴƎ-term goals and 
objectives; and  

3. To demonstrate new approaches for guiding future mixed-use development in the 
Peace River region 

The Concept Plan expresses a set of recommendations that are based on the outcomes of the 

Charrette process that took place in October 2009 and is described herein.  The Plan joins 

different types and sources of skill, knowledge and input to develop a conceptual neighbourhood 

plan with sustainability principles.    The Plan is a comprehensive and connected set of 

recommendations for a sustainable neighbourhood including land use, municipal systems, 

energy, transportation, and conceptual design ideas. 

The Concept Plan is not intended to be a regulatory document.  The importance of the Concept 

Plan lies in the application of the sustainability principles, and the intentions behind the 

interconnected decisions and ideas.  The Concept Plan is focused on a specific plan area for the 

Sustainable Neighbourhood, and considers the context of the larger community.  The Plan is 

intended to be used to guide policy, planning and design decisions for future development of the 

Plan Area.  It is intended that the Plan be used as a conceptual step toward more detailed 

planning and regulatory steps including Official Community Plan sub area planning and zoning 

amendments in the future, and further to support ǘƘŜ /ƛǘȅΩǎ further strategic thinking and 

planning about the property as an owner and local government.  The approach and principles 

from this process also provide the City with tools for planning future mixed-use development 

ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΣ ǘƻ ƳŜŜǘ ǘƘŜ /ƛǘȅΩǎ ŦǳǘǳǊŜ ƎǊƻǿǘƘ ŘŜƳŀƴŘ ŀƴŘ ǇƭŀƴƴƛƴƎ ƛƴǘŜƴǘƛƻƴǎΦ 
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The Concept Plan is organized in four parts: 

Part  1  Part 2  Part 3  Part 4 

Setting a 
foundation 

Building the 
Concept Plan: 
land use and 

systems 

Design 
Guidelines 

Next steps in 
the journey 

 

In Part 1, the End-State goals for the Sustainable Neighbourhood are presented and explored, as 

well as the policy context and information that is specific to the Sustainable Neighbourhood. 

In Part 2, the plans and opportunities for land use and systems that were developed through the 

Charrette process are presented, explained, and rationalized based on the costs and benefits.      

Á The significance and context of this Plan for the City is explained.   It is a key opportunity 
to address challenges and be innovative by densifying a residential area, and to 
ŜŦŦŜŎǘƛǾŜƭȅ Ŏƻƴǘŀƛƴ ǘƘŜ /ƛǘȅΩǎ ŘŜǾŜƭƻǇƳŜƴǘΦ 

Á The land use plan is a medium density residential development with mixed housing 
densities and forms; natural places that remain connected and preserve their integrity; 
community and commercial places; and a mixed-use residential and commercial area 
that provides convenient choices for local residents and connects with the existing 
neighbourhood to the west of 86

th
 Street, and the hospital site.      

Á The systems plan explains how the infrastructure of the neighbourhood works and how 
it makes the neighbourhood sustainable.    Energy system possibilities are described, 
which were explored at the charrette.   A stormwater system drains rainwater and 
surface water in swales that follow the tiered topography of the site, and gathers the 
water in small detention areas.    The transportation system is a pattern that follows the 
topography of the site, and an efficient hierarchy of street types that provide lots of 
choices for how to move around.     

Á A dimensioned model for the site is presented, to provide a feel for the scale and 
relationship between the elements of the Plan. 

Á The capital and ongoing costs of the neighbourhood to the taxpayers and to the City is 
analyzed and the results are presented.   The figures for a cost-effective medium-density 
mixed-use Concept Plan are compared to a more expensive low-density development 
alternative, and recommendations are made to adopt the medium-density mixed use. 

Á  

In Part 3, conceptual design guidelines are outlined.  The guidelines are not regulatory, nor are 

they detailed.  The purpose of the guidelines is to convey a sense of the character and intent for 

the neighbourhood that came out of the Charrette and how to achieve the desired outcomes. 

In Part 4, the recommended next steps are discussed.   One of the top recommended actions is 

to coordinate development and planning with the hospital project that is proceeding, to ensure 

that the mutual benefits for the City are realized.  Research planning steps are outlined for 

consideration by the City.  And finally, some suggestions are put forward on how to keep the plan 

alive, and to build upon the excitement that has been generated for moving forward with the 

sustainable neighbourhood . 
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11..22..   TThhee  PPllaannnniinngg  aanndd  DDeessiiggnn  PPrroocceessss  

Context for a Community-Driven Planning Process  

The Sustainable Neighbourhood Concept Plan represents the culmination of more than five years 

of work and progress ōȅ ǘƘŜ /ƛǘȅ ƻŦ CƻǊǘ {ǘΦ WƻƘƴΩǎ ŜƭŜŎǘŜŘ ƻŦŦƛŎƛŀƭǎ ŀƴŘ ǎǘŀŦŦ ǘƻ ƳƻǾŜ ǘƻǿŀǊŘǎ 

community-based, integrated sustainable planning. Some key policy components leading to this 

Concept Plan are further described below.  

Comprehensive Development Plan, 2005 

In 2005 the City under took a Comprehensive Development Plan to identify the growing needs 

the City would face in the next 10 years.  An important part of this analysis included a growth 

management plan that identified the best uses of lands available for the expected density 

increase and what additional lands and uses would be needed to meet this future growth.  

The lessons and recommendations from the Comprehensive Development Plan was one of the 

guiding factors for the 2008-2009 Sustainable Neighbourhood Plan Charrette.  Highlights from 

this report are that: 

Á Over the next ten years there will be a need in the rural areas for approximately 412 to 
885 additional residential units; 

Á In the urban area residential unit needs will range from 617 to 1325 units; 
Á In response to this population increase, there will be additional local commercial 

demands, and a growing need for lands designated for home industrial, large scale 
home business and approximately 100,000 to 170,000 sq ft of office space.  It was 
recommended that the city consider retrofitting current vacant commercial space into 
mixed use and office spaces.  

Vision 2020, 2006 

In 2006, the City of Fort St John conducted a community-based and long-range plan that focused 

on 5 areas of concern: quality of life, economic diversification, community development, 

environmental stewardship and corporate support.  The sustainable neighbourhood plan has 

incorporated the Council and Community priorities that arose from Vision 20/20 wherever 

possible in this Concept Plan and its recommendations.   

General guiding priorities from Vision 20/20 were applied to the Sustainable Neighbourhood 

Charrette and Concept Plan:  

Á To energize and grow through regional partnerships and community initiatives 
Á To ensure all future developments are reviewed through an environmental perspective 
Á To provide better pedestrian services, facilities and to ensure the safety of pedestrians 
Á The need to attract more healthcare professionals to the area 
Á To improve roads 
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Metro Quest, 2007-2008 

The City of Fort St. John and MetroQuest worked to create a community based vision to guide 

growth.  The process was called Bright Future, and it employed various tools and types of 

collaboration to create a vision.  Highlights from this process that informed this Concept Plan 

include: 

Housing Development  

Á Housing needs to be well designed, more compact and green. 
Á Emphasize access to quality parks, green space, walking tails, even if private yard space 

is more limited. Provide choice, preserve green space, affordability. 

Agricultural and Natural Land  

Á Should be preserved for food security and maintaining the regional character. 
Á Should discourage urban encroachment on any farm or sensitive area greenspace. 

Environmental Programs 

Á The City of Fort St John wants to become an environmental leader through the use of 
sustainable and environmental best practices whenever possible. 

 

Through a survey during the MetroQuest processΣ ǊŜǎƛŘŜƴǘǎΩ ǘƻǇ ǇǊƛƻǊƛǘies were identified as:  

neighbourhood safety; environmental concerns; compact development to conserve greenspace, 

energy etc.; and alternative transportation choices.  
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Purpose and Process for the Sustainable Neighbourhood 

Charrette  

 

Image 2: Participants at the Charrette Stakeholder Workshop 

Resulting from the Council and Community direction in Vision 20/20 and the Comprehensive 

Development Plan recommendations, the City determined that it needed to conduct a 

community Sustainable Neighbourhood Design Charrette to be framed by the community based 

sustainability values that have arisen from the previous visioning exercises and process.   The 

Charrette was focused on a developing a Concept Plan for a specific 37 ha Plan Area, which is 

identified in the Concept Plan.     The goals for the Concept Plan, informed by the charrette 

process, were:  

Á  A very open slate! 
Á  Convert site to primarily residential use  
Á  Integrate plans with the hospital site where practical 
Á  Integrate spatial and system design 
Á  Develop guidelines with broad potential   
Á  Focus on implementation 
Á  .Ŝ ǎǳǎǘŀƛƴŀōƭŜ Χ 
Á  

The charrette process, background information, and design instructions are outlined below.  For 

detail refer to the Design Brief in the Appendix.  

The Charrette was scheduled at a preliminary conceptual planning stage for the Sustainable 

Neighbourhood, in order to create an inclusive, interactive and creative way for all interested 

parties to work together through the planning process.    Experience has been that a positive 

outcome tends to ǊŜǎǳƭǘǎ ŦǊƻƳ ǎǘŀƪŜƘƻƭŘŜǊǎΩ ŀŎǘƛǾŜ Ŝƴgagement in creating the ideas for the 

plan: stakeholders not only accept the plan, but they actively support and demonstrate a strong 

interest in implementing the Plan which they helped to create.  The charrette process includes 

the development of visual representations and guidelines through an interactive dialogue 

between City staff and the community.  The consultation team brings in expert design, 

facilitation and sustainable planning skills that support the public decision making process and 

representation of the plans and designs being created in the Charrette.  
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¢ƘŜ ƛƴǘŜƴǘ ƻŦ ǘƘŜ /ƘŀǊǊŜǘǘŜΩs community process was: 

Á To adopt a proactive and engaging planning process; 
Á  To create a new neƛƎƘōƻǳǊƘƻƻŘ ǘƘŀǘ ŜƳōƻŘƛŜǎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ƭƻƴƎ-term goals and 

objectives; and  
Á To demonstrate new sustainable planning approaches and methods that can benefit the 

Peace River region. 
Á  

The multitude of ideas, designs, and visual representation that emerged from the Charrette 

process have been explained in this Concept Plan.  The purpose of the Concept Plan is to present 

the outcomes on the process in the form of guidelines and recommendations that can be used by 

the City and future developer to implement a community based, integrated sustainable 

neighbourhood plan that remains true to the intent of the participants and the hard work they 

invested -- and significant progress and results that were achieved-- over the 4-day Charrette 

period. 

An important responsibility of the consulting team in the neighbourhood planning Charrette 

process was to ensure that the outcomes from the public process are interpreted into an 

understandable, implementable guide for City staff, the broader public, and the development 

community.   This is accomplished with the development of this Concept Plan. 
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End-State Goals: A Guide for  Sustainable Community Planning  

The Sustainable Neighbourhood community planning process was initiated with a workshop 

focused on End-State Goals, in October 2009.  End-State Goals are more than principles for 

sustainable planning; they represent general sustainable planning concepts for the community to 

consider and understand during the initial neighbourhood plan visioning stages.  The End-State 

goals represent the macro final condition the community would like to see their neighbourhood, 

area, or City resemble.   The End-State Goals were an important component of the Charrette 

process because they helped to create the framework and vision to organize the planning and 

design Charrette.  The End-State Goal workshop, led by the consultant team, was an opportunity 

for mutual learning.  City staff were introduced to the charrette process, and the consultant team 

learned more about the site and important community context.     

The following 10 end-state goals framed the Charrette Planning and Design Goals: 

Residents Can Work, Shop, and Play Close To Home.  

Homes are close to basic community services, places of 

employment, and amenities.  The connectedness of street 

layouts and pathways provide easy and safe access to all 

points within each neighbourhood.  Public spaces tend to be 

alive day and evening. The mix of land uses contributes to a 

strong property tax base.  A surprisingly small amount of land 

is dedicated to commuter roads, parking and rights-of-way.  

 

Residents and Workers Frequently Choose To Move Around 
Without a Car, since they find many other options as 
convenient, comfortable and more affordable.   
People can choose to walk, cycle, take transit or use 
neighbourhood electric vehicles, without any significant loss 
in time or convenience.   Healthy options like walking and 
cycling are attractive to many individuals, especially in 
warmer weather.  With lots of homes close to jobs, transit is 

economically viable.  Youth, seniors, and people with disabilities are independently living within 
each neighbourhood.  Even the downtown neighbourhoods are free from congestion and 
pollution.  Residents everywhere are coping well with the higher price of fuels, and the flexibility 
of choice helps to make the community more resilient to sudden shortages or price hikes.  

 

Ecological Functions within  the Neighbourhood are 
Preserved and Enhanced:  Sensitive Areas Are Protected, 
and Residents Have Easy Access to a Diversity Of Natural 
Landscapes And Green Spaces.   
Development respects, maintains, and restores the natural 

functioning of the landscape, especially rivers, streams 

and wetlands.  Landscaping includes multi-layered 

plantings that actually increase net habitat for many 

species, - relative to pre-development conditions.  Trees, gardens and hedgerows have become 
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cost-ŜŦŦŜŎǘƛǾŜ ΨƎǊŜŜƴ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΩ ŎƻƴǘǊƛōǳǘƛƴƎ ǘƻ ŀ ǉǳƛŜǘŜǊ ŀƴŘ ƳƻǊŜ ǇƭŜŀǎŀƴǘ ƳƛŎǊƻ-climate, 

shading buildings, cleaning and retaining storm water flows and improving air quality.  

 

The Natural Resource Demand by Each Neighbourhood Is 
Consistent with the Long-¢ŜǊƳ /ŀǇŀŎƛǘȅ ƻŦ ǘƘŜ /ƛǘȅΩǎ 
LƴŦǊŀǎǘǊǳŎǘǳǊŜ ŀƴŘ ǘƘŜ wŜƎƛƻƴΩǎ wŜǎƻǳǊŎŜ .ŀǎŜΦ 

Flows of water, materials and energy into and out of 
neighbourhoods are minimal.  Residents conserve 
naturally, buildings and vehicles are efficient and climate 
sensitive, and infrastructure systems loop and cascade 
resources through multiple uses.    
The low operating costs of green buildings and 

infrastructure contribute to the long-term quality of life of residents, and the competitiveness of 
ǘƘŜ ƳǳƴƛŎƛǇŀƭƛǘȅ ŀƴŘ ƛǘǎ ōǳǎƛƴŜǎǎŜǎΦ  9ŦŦƛŎƛŜƴǘ ǳǎŜ ƻŦ ǊŜǎƻǳǊŎŜǎ ŀƭǎƻ ǊŜŘǳŎŜǎ ǘƘŜ ŎƛǘȅΩǎ ǾǳƭƴŜǊŀōƛƭƛǘȅ 
to shortages in supply, sudden price hikes, and new environmental regulations. 

 

Housing Meets the Needs of the Whole Community  

A variety of housing provides affordable and attractive 

choices for all the people who make up a community, 

including families, empty nesters, single parent families, 

childless couples, seniors on fixed income, and one-person 

households of various ages.  Housing choices allow 

residents to live in a community throughout their life, and 

let people of varying income levels choose to live near their 

work, favourite schools, and other amenities.  

 

Each Neighbourhood Is Designed And Managed To Complement And Enhance Performance Of 
Surrounding Land Uses, Including Adjacent Neighbourhoods And The Region As A Whole.  
Financial incentives and other policies help to ensure that the design features of buildings, 
parcels and whole neighbourhoods supports regional targets for infrastructure loading and 
ecological carrying capacity.  Deficiencies and scarcities in one neighbourhood are intentionally 
remedied during the design of neighbouring sites.  The pace and scale of new development is 
controlled to avoid dislocating existing businesses and services. 

 

Neighbourhoods are prepared For Emergencies, and are 
inherently Resilient When Faced With Major Changes in the 
Outside World. 

Emergency planners are prepared for surprises, and for a range 

of plausible disasters.  First responders live within the 

neighbourhoods.  Each neighbourhood has the capacity to 

withstand sudden temporary shortages of water, food, energy 

and other critical services.  Residents and businesses are 

comfortable thinking about risk, and know how to respond and 
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work together.  Urban planners and engineers are pro-active, and have designed 

neighbourhoods so they are flexible, capable of adapting with ease to changes in climate, 

technology, demographics and economic conditions.  

 

Every Neighbourhood Is Distinct: The Spirit of the 
Whole Community is Honoured  

A strong local identity is rooted in the long history of the 

community, its pioneering traditions, culture and natural 

features.  This sense of place is reinforced in the design 

of the built environment, and the manner in which 

neighbourhoods are integrated into urban, rural and natural surroundings. Gateways, and other 

prominent features of neighbourhoods, serve to reinforce the character of the community and 

Peace region.  Design pallets for buildings help local designers play with the key themes, and 

evolve an increasingly distinctive style appropriate to the region.  

 

Neighbourhoods are Designed and Operated to Minimise 
Crime, and to Provide Residents and Visitors with a Safe, 
Secure Environment. 

CPTED (crime prevention through environmental design) 
principles guild all development on site, so connections 
between buildings and open spaces encourage community 
members to watch out for each other.  Buildings and 
facilities offer individuals the level of control they need to 

feel safe at all times.  Neighbourhoods work together to assist people with physical addictions 
and mental problems, providing everyone in need with a warm safe place to sleep, and access to 
social services. 

   

Everyone Has a Voice in Directing Community Development: And 
Key Stakeholders Regularly Collaborate On How to Align Future 
Policy  

Community members are engaged early and continuously in 

planning, design and development.  Local and regional 

governments facilitate a positive, active level of engagement.  

Governments, public agencies, businesses, utilities and 

community organisations come together on a regular basis to 

discuss long-term policy, and where consensus exists, to align their plans, policies and programs.  

Design Objectives Informed the Charrette Process 

For each of the ten End-State Goals, the Design Brief (in Appendix 1) explains the rationale for 

these goals by referring to the existing municipal policy in the Official Community Plan, and the 

ŎƻƳƳǳƴƛǘȅΩǎ ǊŜƭŀǘŜŘ ƛƴǇǳǘ ƛƴ aŜǘǊƻvǳŜǎt and Vision 20/20 processes.  For each of the ten End-

State Goals, the Design Brief also includes a series of corresponding design objectives to be 

accomplished by the Charrette Team, in order to meet the goal within the Plan Area.  These 
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objectives provided the Charrette Team with parameters and direction for their collaborative 

design work.  See an example below, End-State Goal 2.  Refer to the Design Brief in the Appendix 

for detail. 

 

Image 3: Example of End-State Goal No. 2, and associated design objectives.  For more refer to 

the Design Brief in the Appendix. 

 

Participation in the Charrette  

The participants on the Charrette Team are listed in the Acknowledgements section.   Members 

included the designers and planners from private practice and local government, engineers, 

experts in local utilities and environment, Fort St. John residents, neighbours of the Sustainable 

Neighbourhood site, developers, and students.  

The design team, ǎƘƻǿƴ ŀǎ ǘƘŜ άInner Tableέ in the image below, worked together for the 4-day 

charrette, both as a whole and in various sub-groups.     The άOuter Tableέ was assembled for 

periodic participation in parts of the process.   The purpose of the Outer Table was to expand the 

sum capability of the design team, and to involve a wider network of people in the process.   

Members of the public were also invited to join in the process by giving their thoughts about the 

design solutions that were achieved during the Charrette Process.  
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Who Participates?

Public

Inner Table

Outer Table

Inner Table Outer Table

 

Image 4:  Model for Participation in the Charrette 

 

Key Information about the Sustainable Neighbourhood Site  
This section provides a snapshot of information about the site area:  physical information and 

conditions, applicable land use regulation, and information about neighbouring lands for context. 

Snapshot of the Sustainable Neighbourhood site 

Á 37 ha in area, owned by the City of Fort St. John   
Á Located between 86th Street and 79

th
 Street, and the continuation of 108

th
 Avenue and 

the continuation of 115
th
 Avenue; except the lands dedicated to the hospital, a private 

property on the NW corner of the mentioned quarter-section, ŀƴŘ ǘƘŜ /ƛǘȅΩǎ ǿŀter 
reservoir. 

Á The land has been allocated by the City for implementation of a sustainable 
neighbourhood  

Á On adjacent land to the south of the Sustainable Neighbourhood, the city has provided 
land for a new hospital to be constructed by Northern Health.  The hospital site is 16 
hectares in area. 
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Plan Area 

New Hospital Site 

 

Plan 1: The Sustainable Neighbourhood site in context with the community of Fort St. 
John 

 

 

 
 

Image 5:  Photographs of the Sustainable Neighbourhood site 



 

 

13 ·  

Á Topography:  grade is most prevalent on the eastern portion of the site, where the road 
access to the north/east could be limited by road grade.  The reservoir, on the eastern 
edge of the site, is the highest elevation in Fort St. John.  

 
Image 6:  Fort St. John topographical landscape, with Sustainable Neighbourhood site 

indicated by a star 

Á The site is currently undeveloped.  A water supply reservoir is located on the eastern 
edge, and is not in the Sustainable Neighbourhood area. 

Á The site is not in the Agricultural Land Reserve. 
Á An estimated value of the site was $3.8 million, for unserviced lots.   Further valuation 

exercises will need to be undertaken in the development process (see Next Steps 
section). 

Á Existing land use policy:   The site is currently zoned as A1 ά!ƎǊƛŎǳƭǘǳǊŀƭ έΦ  !м ŀƭƭƻǿǎ 
minimum of 12 acre parcels, with one single detached dwelling and one accessory 
dwelling.  The City of Fort St. John has determined that the future use of the site should 
be principally residential. 
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Figure 1: Excerpt from Zoning Bylaw Map (Bylaw 1977, 2008) indicates current A1 zoning  

 

Neighbouring Lands - Context Information  

Brief information about the lands surrounding the Sustainable Neighbourhood site is provided 

below.   The Charrette explored the appropriate interface with these surrounding lands, and 

ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŀǊŜ ƛƴ tŀǊǘ н ƻŦ ǘƘŜ /ƻƴŎŜǇǘ tƭŀƴΣ ǳƴŘŜǊ ǘƘŜ ǎǳōƘŜŀŘƛƴƎ Ψ/ƻƻǊŘƛƴŀǘŜŘ 

Development with the City as a Whole and with Neighbouring LanŘǎΩΦ 

Southern Regional Lands, Adjacent to Site 

The Regional Lands, located just south of the Hospital Site are approximately 200 hectares in 

area.  The Regional Lands were proposed for heavy industrial use.  However, through a recent 

regional community consultation process it has been recommended that this site not be zoned 

for heavy industry.    

Northern and Eastern Lands, Adjacent to the Site 

These lands are currently within the Agricultural Land Reserve (ALR).  The use of the lands is 

regulated by the provincial Agricultural Land Commission (ALC) to protect the lands for 

agriculture and encourage the use as such.    The site is bordered by 119
th
 Ave, which functions as 

a route for freight transport including dangerous goods. Application has been made by the 

property owner to remove the land east of 119
th
 from the ALR. 

Western Lands, Adjacent to the Site, and the 112
th

 Ave Connector 

This is an important interface and future connection with the Sustainable Neighbourhood.  These 

lands have recently been developed with single-family detached dwellings.   The development of 

the Sustainable Neighbourhood will result in the extension and connection of 112
th
 Avenue 
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eastward, which will functionally connect the western lands with the Sustainable 

Neighbourhood.    

 

Commercial Development Context  

¢ƘŜ /ƛǘȅ ƻŦ CƻǊǘ {ǘΦ WƻƘƴΩǎ h/t ǇƻƭƛŎƛŜǎ ƻƴ ŎƻƳƳŜǊŎƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŀǊŜ ƻǳǘƭƛƴŜŘ ōŜƭƻǿΦ  ¢Ƙƛǎ 

information provides some important context for the type and quantity of commercial 

development that could be considered for the Sustainable Neighbourhood.   

Current City Commercial Areas, as identified in the OCP: 

Á 100th Street Traditional Commercial Node, ǊŜǇǊŜǎŜƴǘǎ ǘƘŜ ƭƻŎŀƭ άŘƻǿƴǘƻǿƴέ ŀƴŘ 
entails a  wide range of retail, office, financial, institutional, service, entertainment, food 
& beverage, and accommodation uses, as well as multiple family residential, and social 
& cultural facilities, all concentrated within the core area of Fort St. John.  

Á 96th Street Mall Area Commercial Node, at 92A Street and 100 Street and north of the 
Alaska Highway which encompasses primarily retail, entertainment, accommodation, 
service, and food & beverage uses.   

Á Chuilli Triangle Commercial Node ƛǎ /ƛǘȅΩǎ ǇǊƛƳŀǊȅ ŎƻƳƳŜǊŎƛŀƭ ƴƻŘŜΣ ƭƻŎŀǘŜŘ ōŜǘǿŜŜƴΣ 
116

th
 Street and 108th Street and 100th Avenue, encompassing the area big box type 

retail facilities and other highway oriented commercial uses which require large sites for 
parking and storage. 

Á Southeast Entrance Commercial Node means the area immediately west of 72nd street 
near the intersection of 72nd Street and the Alaska Highway which accommodates a 
power centre concept, including uses such as big box stores, outdoor malls, visitor 
accommodation, and uses catering to travel and transportation needs.  

Á Highway Commercial includes automobile oriented uses that need good highway 
exposure and convenient road access. These uses generally include motels, restaurants, 
tourist attractions, service stations, and auto repair facilities.  

 

Estimated capacity and suitability of commercial uses in the Sustainable Neighbourhood:   

Currently there are no commercial services accessible by walking, short cycle or drive of the 

Sustainable Neighbourhood.  There are no local commercial and neighbourhood services in close 

proximity to the existing residential areas to the west and south of the Sustainable 

Neighbourhood.  In reference to the End-State goals, it makes sense to plan for shopping and 

working opportunities close to home, and to develop this new neighbourhood to the benefit of 

adjacent neighbourhoods.  Thus some commercial land use seems very appropriate for the new 

development.   

The City is currently working to revitalize the downtown area of the City to strengthen a sense of 

local community in the City core.  It is important that any new commercial development, in or 

near the proposed Sustainable Neighbourhood does not compete, but complements the 

revitalization efforts of the downtown.  This would mean encouraging small local and service 

commercial along the 112th Ave. and 86
th
 St. Area, and avoiding any destination shopping or city-

wide attractions in this new area.  
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Integration of appropriate commercial activities will require zoning for mixed use, residential / 

neighbourhood commercial uses, and an appropriate Development Permit Area.  Small 

commercial spaces, adequate for local markets, cafes and services, and offices, can be expected 

to meet local needs, including the area west of 86
th

 Street.   Services may also complement the 

hospital services, expanding on the health and wellness character of the neighbourhood.   This 

type of locally oriented commercial activity is unlikely to compete with other commercial nodes, 

or the downtown revitalization project. 

Commercial development is described in the Part 2 of the Concept Plan, under Land Use, as well 

as in Part 3 Design Guidelines. 

 

Residential Development Context  

The City of Fort St. JohnΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ŜȄǇŜŎǘŜŘ ǘƻ ƎǊƻǿ for at least the next 40 years.  Over the 

next ten years the projected demand for housing totals approximately 412 to 885 additional 

residential units in the rural areas; and of 617 to 1325 units in the urban areas.  For more detail 

refer to the City of Fort St. John Comprehensive Development Plan (2005).  The MetroQuest 

vision created by the community sees the gradual creation of more intense nodes of mixed 

development in key areas of the city, leading to more vibrant and walkable neighbourhoods.  

Under this scenario, the City of Fort St. John has sufficient capacity to accommodate much or all 

of the forseeable population growth within current city limits.  The Design Brief that drove the 

Charrette process was developed in line with the knowledge and direction provided by this 

previous work. 

 

Site History and History of Built Form in the City of Fort St. John  

Fort St. John is the oldest non-native settlement in British Columbia, as well as being one of the 

oldest native settlements. The town's history dates back to Alexander Mackenzie's arrival in 

1793. The region is now known as the traditional home of the Beaver people, one of several 

groups of Athapaskan-speaking people who lived along the route of what is now the Alaska 

Highway.  The Beaver have always been a strong Nation connected to their territory as 

exemplified in 1898 when the Beaver Indians refused to allow stampeders to pass through their 

territory during the Klondike gold Rush.  The following year, the Federal Government 

"negotiated" Treaty 8 with the Beaver and other affected groups. This treaty, however, is often 

criticized as one of the most flawed among such agreements.  

In 1913, the first settlers arrived to take up land in the Peace River Block. The next major influx of 

people arrived in the late 1920s, when the 2nd Homestead Act allowed prairie farmers to settle 

in the Peace District after drought had wiped out their farms. The Second World War brought 

modern transportation to Fort St. John, with the building of the Alaska-Canada Military Highway 

(the Alcan). In only nine months, a tote road was pushed through to Fairbanks, Alaska, changing 

life along the route forever. The year 1951 marked the beginning of the region's fame as a major 

producer of oil and gas. Transportation improved at a rapid rate after that. In 1952, the Hart 

Highway finally connected the region to the rest of British Columbia, and in 1958, the Pacific 
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Great Eastern Railway arrived in Fort St. John. That ease of transportation has allowed the 

region's agricultural and forest industries to compete in distant markets.
1
 

 

Image 7: Photos of historical building forms 

Historical building forms in the northern Peace River area provide a pallet of styles and 

settlement configurations that are adapted to the climate and geography of the area, and offer a 

foundation for creating a distinct and coherent sense of identity for the Peace River Region. The 

various types of buildings and village settlement patterns that have grown up on the land over 

the last hundred and 50 years should be both adapted for new uses and referenced in new 

design. 

It is interesting how early pioneers adopted some of the temporary construction styles used by 

first Nations as they traveled in search of opportunities for forestry, mining, and agriculture (see 

image above). Circular encampments were located on level areas next to open drainage areas or 

ponds ς ΨŎƻǳƭŜŜǎΩΦ  LƴŘƛǾƛŘǳŀƭ ŦŀǊƳǎǘŜŀŘǎ ƻŦǘŜƴ ŘŜǾŜƭƻǇŜŘ ƛƴǘƻ ŎƭǳǎǘŜǊǎ ƻǊ ŎƛǊŎƭŜǎ ƻŦ ōǳƛƭŘƛƴƎǎ 

around the central yardΣ ǿƛǘƘ ŀ ΨƳŀƛƴ ƘƻǳǎŜΩ ƻǊ ŎƻƳƳǳƴƛǘȅ ǎǘƻǊŜ ŎƭƻǎŜ ǘƻ ǘƘŜ ŎŜƴǘǊŜ. Forts and 

other official trading posts often developed first as a cluster of three buildings forming a common 

ƻǇŜƴ Ψ¦Ω-shaped area, facing to the South. As settlements grew, villages developed wide 

thoroughfares along their main street or high street, allowing a variety of traffic, parking, 

organized activity and socializing.  

Throughout a ǊŀǇƛŘ ǇŜǊƛƻŘ ƻŦ ƎǊƻǿǘƘ ŀƴŘ ŎƘŀƴƎŜ ŦǊƻƳ ǘƘŜ мфллΩǎ ǘƻ ǘƻŘŀȅ ƛƴ CƻǊǘ {ǘ. John, the 

predominant built form has only recently  begun to vary from the early wood single family 

residential two-storey home, and the main street commercial development pattern.    

                                                                 

1 http://explorenorth.com/library/communities/canada/bl-ftstjohnhistory.htm 
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Image 8:  Sample photos of existing building form 

 

Site Servicing Context 

Due to the location of the water reservoir on the eastern edge of the site, the upper area of the 

site will require the establishment of a new pressure zone, due to the existing topography and 

the vicinity of the water reservoir having an inadequate water pressure for both domestic use 

and fire protection.     

The image below shows a tentative servicing plan for the adjacent hospital site. 

 

Figure 2: Image of servicing plans (water, sewer, and stormwater) for the new Hospital Site 

directly south of the Sustainable Neighbourhood     
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Environmental Conditions  

The Sustainable Neighbourhood site has a naturally occurring strong north easterly wind in the 

winter, and south westerly wind in the summer. 

The City of Fort St. John has been noted as one of the sunniest communities in British Columbia.  

However the latitude limits solar exposure in the winter season, when the City receives an 

average of only 76 hours of sunlight per month.    In this context it is important that climate 

sensitive design maximise solar exposure, especially in gathering spaces. 

Throughout most of the year, Fort St. John has a mean temperature below the North American 

average.  Climate-sensitive design reduces the impact of the wind and extends the period of 

comfort.  During the winter season, Fort St. John receives some measurable amount of freezing 

precipitation on one day out of every three days. Climate-sensitive design ensures that snow and 

rain accumulate where wanted or can be removed quickly and efficiently, as addressed in the 

existing City of Fort St. John Winter City Design Guidelines.     

Fort St. JohnΩǎ ǎǳƴ ŀƴŘ ǿŜŀǘƘŜǊ ŀverages are shown in the image below.   

 

Image 9: Environment Canada weather information for Fort St. John 
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Open Space, Park and Greenways  

The environment and its well-being are important to City resident.  The Official Community Plan 

(OCP) encourages environmental conservation, protection and enhancement.
2
  The City of Fort 

St. John has a wide variety of parks, natural areas and trails located throughout the City. The City 

owns approximately 82 hectares of parkland, including the Fish Creek Community forest, 3 

baseball diamond areas, 3 park/playground combinations, 12 open areas, and 4 playgrounds, 

with an additional 9 playgrounds on school properties.
 3
  

The Current City standards and park requirements are 3 to 3.5 ha of parkland per 1000 people.
4
 

Fort St. John residents support expansion of the current network of linking paths and trails for 

walking, bicycling and cross country skiing throughout the City.   Residents have also indicated 

the need for enhancing protection for local environmentally sensitive areas throughout the City.
 5
  

A new recreation greenway to the south of the Sustainable Neighbourhood has become popular 

almost immediately.  In addition, the need to preserve the environmental features and intrinsic 

ecological value on the site are recognized and respected in the Concept Plan.    In particular see 

tŀǊǘ н [ŀƴŘ ¦ǎŜ ǎŜŎǘƛƻƴΣ ǳƴŘŜǊ ǘƘŜ ǎǳōƘŜŀŘƛƴƎ ΨDǊŜŜƴǿŀȅǎΣ hǇŜƴ {ǇŀŎŜǎ ŀƴŘ {ŜƴǎƛǘƛǾŜ !ǊŜŀǎΥ 

tǊŜǎŜǊǾŀǘƛƻƴ ŀƴŘ 9ƴƘŀƴŎŜƳŜƴǘΩΣ ŀǎ ǿŜƭƭ ŀǎ ǘƘŜ 5ŜǎƛƎƴ DǳƛŘŜƭƛƴŜǎΦ 

 

                                                                 

2 OCP pg 6 
3 OCP pg 28 
4 OCP pg 28 
5 OCP pg 28 
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                          PPAARRTT  22::   BBUUIILLDDIINNGG  AA  CCOONNCCEEPPTT  PPLLAANN  

FFOORR  TTHHEE  SSUUSSTTAAIINNAABBLLEE  NNEEIIGGHHBBOOUURRHHOOOODD  

This section outlines the proposed land use and systems design for the Sustainable 

Neighbourhood, as developed through the Charrette.    The Plan is conceptual, which means that 

it deals with the broad issues of land use, density, form, amenities and connectivity ς and the 

high-level implications and opportunities.  The Plan does not address the detailed aspects of 

street and building design, nor do they address site specific issues of landscaping, and the 

character of the development as experienced by residents and visitors.  After the Concept Plan is 

finalized, a next step is to refine the key concepts through a process of detailed design and 

master planning (see Next Steps section). 

 

22..11..   BBrrooaadd  PPllaannnniinngg  IImmppll ii ccaatt iioonnss  ff oorr   tt hhee  

CCii tt yy  

Implications and Key Opportunities for  Future Development  
The implications of Sustainable Neighbourhood planning reach beyond the confines of the 

Sustainable Neighbourhood site.   The City is very interested in developing an approach that can 

be tested and refined and eventually applied community-wide.  The projected growth in 

population for the Fort St. John area, and the continuing strength of the local economy, makes 

this an especially opportune time to explore alternatives for residential development within the 

city.  Planning and developing a sustainable neighbourhood can help to accelerate positive 

changes already occurring in the city, and also introduce new best practices.  These benefits can 

be leveraged across all future development.  

In essence the current neighbourhood plan is a learning demonstration.  And as such, it warrants 

an extra degree of effort by the community as a whole, and collaboration with a full range of 

stakeholders. It is a microcosm for addressing many of the existing challenges within the city.  

!ƴŘ ƛǘ ƛǎ ŀ ΨŎƭŀǎǎǊƻƻƳΩ ǿƘŜǊŜ ƴŜǿ ŀǇǇǊƻŀŎƘŜǎ ŀƴŘ ƴŜǿ ǘŜŎƘƴƻƭƻƎƛŜǎ Ŏŀƴ ōŜ ƛƴǘǊƻŘǳŎŜŘ ǘƻ ǘƘŜ 

Fort St. John area in a controlled and gradual fashion, developing local skills and supportive 

policies, and providing residents and decision-makers with familiarity and confidence. 

Past planning initiatives in the Fort St. John area have emphasized the importance of changing 

the planning practices particularly with regards to urban form, transportation, security, quality of 

streetscape, housing choices and affordability.  A sustainable neighbourhood plan provides an 

important next step in this planning process, bringing these issues, and the broad community 

visions and goals, down to earth. 
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Some of the most important opportunities that are created by the sustainable neighbourhood 

plan are briefly summarized below: 

Á An integrated design process that engages the full community. Rather than following a 
traditional design process where experts make many of the decisions in advance, and 
then try to ΨǎŜƭƭΩ ǘƘŜǎŜ ŎƘƻƛŎŜǎ ǘƻ ǘƘŜ ŎƻƳƳǳƴƛǘȅΣ CƻǊǘ {ǘΦ WƻƘƴ Ŏŀƴ Ŧƻƭƭƻǿ ŀ ǇǊƻŎŜǎǎ ƻŦ 
workshops, training and charrettes.  This alternative engages local experts and 
knowledgeable residents right from the beginning in an integrative design exercise. Thus 
the design charrette that underlies this sustainable neighbourhood plan is part of the 
learning demonstration. 
 

Á A planning framework that moves from visions to actions. This demonstration provides 
opportunities to translate the visions developed by the community through MetroQuest 
and the 2020 visioning process.  The first step is to create a set of clear End-State Goals, 
and compatible design strategies. Such a planning framework provides a rational and 
adaptive approach to creating a specific a neighbourhood plan that fits tightly into the 
larger needs of the community.  By giving proper attention to goals at each stage of the 
process, alignment will be achieved between all of the policies and strategies on one 
hand, and the goals and visions on the other. In essence this neighbourhood plan is an 
expression of how visions can be translated into a living and breathing community. 
 

Á A collaborative process to city building. The workshops, charrettes and continuing 
design discussions for the demonstration neighbourhood can engage, in positive 
fashion, a larger group of stakeholders than is normally achieved through a more 
traditional planning process.   The collaborative process creates opportunities for more 
synergy.  This is especially relevant for a Sustainable Neighbourhood that is adjacent to 
regional lands with residential development, industry, a major transportation corridor, 
agricultural land and existing neighbourhoods in the city.  Everybody needs to learn to 
collaborate if this neighbourhood is to be an implemented example of sustainable 
planning. 

 

Exceptional opportunities  
In addition to the general opportunities listed above, a demonstration neighbourhood offers an 

exceptional opportunity to address two of the most challenging issues currently facing Fort St. 

John: 

1. Firstly, how to densify a residential area?  The City needs a really successful example of 

how increasing density can improve quality of life, lower costs, enhance long-term 

sustainability and adaptability, and operate within the very extreme weather conditions 

that characterize the Fort St. John community. If this neighbourhood can achieve such 

objectives all at the same time, then it will be possible for the city as a whole to move 

forward much more firmly and rapidly with policies that support infill, neighbourhood 

renewal, densification rather than sprawl. 

2. Secondly, how to effectively contain the city?  Fort St. John needs a process and 

guideline for creating urban form that is efficient and lasting.  Many towns and cities 

worldwide are struggling with sprawl, and the associated costs of servicing, commuting, 

loss of rural lifestyle and landscapes.   In Fort St. John, on the edge of two extremely 
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beautiful river valleys, it is especially important to win this battle.  The edge of the city 

needs to be defined and developed in ways that protect natural and agricultural areas, 

provide easy access to nature, and buffer land uses so they coexist in harmony.  The 

Plan Area for the demonstration community represents an ideal opportunity to explore 

this issue, because the land is located right at the edge of the city. Moreover the 

adjacent agricultural land is currently under review for possible removal from the ALR 

and conversion to residential development. Hence the challenge for the demonstration 

is not just to develop a prototype sustainable neighbourhood, but to use that 

neighbourhood, and the collaborative planning process, to begin the process of 

establishing around the perimeter of Fort St. John a permanent effective urban 

boundary. 

The outcomes of the Charrette, regarding community and regional implications resulted in the 

following recommendations: 

Á It is critical that the City (and Regional District) set permanent functional boundaries for 
their development and expansion.  This will require edge planning and with real 
collaboration on policy. 

Á To accommodate all foreseeable growth, the city should develop infill existing areas, and 
plan some high-quality density developments such at the Concept Plan.   

 

These issues were discussed in the Charrette, with a graphical image to show a potential future 

of uncontained growth.    The implications of the alternative, which is uncontained development 

όƛΦŜΦ ƴƻ ōƻǳƴŘŀǊȅύΣ ŀǊŜ ƴƻǘ ŀƭƛƎƴŜŘ ǿƛǘƘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǎǘŀǘŜŘ ǾŀƭǳŜǎ ŀƴŘ ŀƳōƛǘƛƻƴǎ ǘƘŀǘ ŀǊŜ 

expressed in the End-State Goals for the community of Fort St. John nor are the implications 

affordable to the City.   See image below. 
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Figure 3: An image of what uncontained development would look like, if there are no 

containment boundaries set    

 

Plan 2:  Creating an effective and permanent urban containment boundary 

 


