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Executive Summary 

The purpose of this report is to provide a long term guiding plan for the physical evolution of the City of 

Fort St. John.  

The community’s population growth was projected for a 50 year timeframe.  For the initial 20 year period 

up to 2036, the high growth scenario (2.2% annually) from the G.P. Rollo report (prepared as part of 

Energize Downtown) was previously received by City Council and staff and has been used for 

subsequent work in this plan.  For the 2036 to 2065 timeframe, low (1%), medium (3% decreasing to 1%), 

and high (3%) annual population growth scenarios were compared. An accelerated growth scenario which 

contemplates a 5% annual growth rate from 2015 to 2024, followed by lesser rates (3% decreasing to 

1%) through to 2065 was also considered to reflect recent circumstances, and the advent of proposed 

natural gas and Site C industrial development activities. The medium growth scenario was selected as the 

preferred option for this plan, resulting in a projected 2065 population of 62,000 people.  

The projected population was used to estimate the future residential, commercial, industrial, and 

institutional land needs for the community.  In addition to the 370 hectares of vacant lands inside the City 

boundary (not including the 2014 expansion), more than 1,300 hectares of land will be required outside 

the boundary to accommodate future growth under the medium growth scenario.   

A high level review of the City’s water, sewer, stormwater and transportation infrastructure was completed 

to assess the capability of the infrastructure to support future growth and to identify  upgrades which will  

be required.   

Future facility and staffing needs for other community services including police, fire, recreation, parks, 

public works, and other City services were estimated.  City staff levels (including fire and RCMP) are 

envisioned to increase from 255 staff to over 700 staff by 2065. 

Based on the infrastructure and facility reviews, a capital plan has been prepared projecting the timing 

and costs for the major items required for future City growth. This is shown in Table ES.1.1 below. Note 

that these costs estimates are order of magnitude Class D estimates only in 2015 dollars, based on 

limited information.  These estimates do not include costs for replacement of existing or new 

infrastructure.  Not all items in the capital plan will be funded through general taxation, utility charges, or 

user fees.  Many of the utility, transportation and parks projects will either be considered as development 

cost charge (DCC) projects to be funded through contributions from numerous developers, or will be part 

of future individual developer site servicing costs.  Other funding sources may include outside 

contributions such as grant programs, and other partner agencies who provide services to the broader 

Fort St. John area (such as RCMP, Peace River Regional District, and BC Ministry of Transportation and 

Infrastructure). 
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Table ES.1.1: Capital Project Requirements (Medium Growth Scenario) 

Item Cost 

Water System $ 93,300,000 

Sanitary Sewer System $ 63,100,000 

Stormwater System $ 57,200,000 

Transportation $ 250,020,000 

Protective Services $ 110,900,000 

Operations (Public Works, Grounds) $ 25,500,000 

Parks & Outdoor Recreation Facilities $ 89,400,000 

Indoor Recreation Facilities  $ 120,300,000 

City Hall & Other Facilities $ 39,200,000 

TOTAL $ 849,000,000 

 

In addition to the capital cost estimates, an annual allowance for future staff and operational costs has 

been estimated for new infrastructure and facilities only.  By 2065, this annual allowance is $102,500,000 

(in 2015 dollars).  Finally, provision of $   has been made for replacement of tangible capital 

assets that will be brought on over the next 50 years. 

The 50 year growth plan is intended to be a living document that can be updated as better and more 

detailed information becomes available (e.g. from infrastructure master plans, Official Community Plan 

updates and other sources).  This plan only represents one possible vision for the future of Fort St. John, 

not necessarily “the” vision.  Assumptions in this plan are very high level and approximate and only intend 

to provide a general framework for growth planning.  Assumptions and plans are intended to be refined 

and confirmed as timelines for implementation approach.  This growth plan serves as a useful tool to form 

the basis for other planning exercises and processes such as: 

 Preparing a sustainable long term financial plan; 

 Updating the City’s Official Community Plan (OCP) and informing land use management decisions; 

 Discussions related to boundary expansions, Peace River Agreement, Agricultural Land Reserve  

lands, and regional land use planning; and 

 Coordination with future developers. 
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1.0 Introduction 

The City of Fort St. John is one of the fastest-growing municipalities in British Columbia. Recent 

population estimates provided by BC Stats show that the City grew by 4.7% over the period July 2013 to 

June 2014, the second highest growth rate in the province. This trend is expected to continue, in part due 

to the strong job market which attracted a #1 overall ranking as the ‘Best City for Work in BC’ from BC 

Business in its December 2014 announcement. Looking ahead, the City is poised for much additional 

growth with the recent announcement that the BC Hydro Site C Clean Energy Project will proceed, and 

with continuing economic activity in the oil and gas, forestry, agriculture and tourism sectors. 

Along with ongoing population growth come additional demands for developable land, City services and 

other amenities offered within this vibrant community. The City’s Official Community Plan (OCP) 

anticipated the evolution of the community, and notes in the preamble to the community vision: 

“Fort St. John will continue to grow and attract people to the beautiful North Peace Region. The 

City and its citizens will continue to create a high quality of life by fostering a safe, secure, inclusive 

and prosperous community for all to call home.” 

The OCP goes on to state the community’s vision: 

“Fort St. John will be a community where nature lives, businesses prosper, and families flourish.” 

Several guiding principles are also articulated in the OCP, and address the following policy areas: 

 Economic Prosperity – fiscal responsibility, business retention, downtown renewal and continued 

partnership with industry; 

 Environmental Sustainability – greenhouse gas emission reduction, water use reduction and efficient 

land use; 

 Social Inclusion – community health, affordable housing, accessible community; 

 Cultural Vitality – cultural legacy and history / heritage recognition and preservation. 

Previous planning exercises leading up to the OCP such as Vision 20/20 and Metroquest also have 

helped to solicit feedback from the community and provide high level guidance as to short and long term 

visions for the community.  Building on this work, in order to provide overall direction too many of the 

dimensions of community evolution noted above, the City wished to undertake a guiding plan which looks 

50 years into the future. That is the purpose of this document – to provide a framework for managing land 

use, City service delivery and cost recovery for those services over the 50 year time horizon.   

The City also recognizes that it cannot act in isolation in evolving those aspects of the community which 

fall directly within its purview. The Provincial government, Peace River Regional District and Agricultural 

Land Commission – among others – must be engaged in unfolding the future of the City of Fort St. John. 
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This report contains the following sections. 

SECTION 2  Projects population growth over the 50 year period, including different scenarios 
with respect to how the future may unfold. 

SECTION 3  Forecasts the City’s needs for residential, commercial, industrial, institutional and 
related land over the 50 year period. 

SECTION 4  Assesses the capability of City water, sewer, storm drainage, and transportation 
infrastructure to support future development, and notes where upgrades are 
required. 

SECTION 5  Reviews other community services that will be impacted by growth, notably 
protective services (police and fire), civic facilities, and parks / recreation. 

SECTION 6  Provides an overview of financing and cost recovery issues, with a focus on capital 
costs involved in providing infrastructure and other facilities to serve the City’s 
evolving needs. 

SECTION 7  Outlines key implementation steps for the 50 Year Growth Study. 
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2.0 Population Projections 

Projecting the City’s population 50 years into the future is an uncertain task. There are many factors 

ranging from global commodity prices to national economic policies to industrial workforce engagement 

approaches which can have significant implications for permanent population growth in Fort St. John. 

It is also challenging to look at historic population growth within the City to obtain guidance for the future. 

While the Census of Canada has enumerated the City’s population for at least the last 50 years, the 

geographic area within which the Census was taken has changed many times over that period with 

adjustments to the City’s boundaries. Figure 2.1 depicts the history of boundary extensions from the 

1950s through 2014. 

Over the past four years there have 

been three documents prepared by 

the City and its advisers which 

contain population projections. 

These are summarized in Table 2.1 

on the following page.  

  

Figure 2.1: History of City of Fort St. John Boundary Extensions 
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Table 2.1: Recent Work on City of Fort St. John Population Projections 

Document Year 
Projection 

Period 
Annual Growth Rate 

Population at 
End of 

Projection 
Period 

City of Fort St. John Official 
Community Plan 

2011 2011 – 2036 3% to 4% 40,000 to 50,000 

G.P. Rollo and Associates 
Residential, Office and Retail 
Market Analysis 

2013 2011 – 2036 2.2%* 34,879 

Cornerstone Planning 
Municipal Facilities Master 
Plan 

2014 2014 - 2034 

 BC Hydro Site C EIS 
to 2022 

 Peace River Region 
rate (1%) from 2023 
to 2034 

27,491 

* High growth scenario from G.P. Rollo and Associates Report 

 

 
There have been discussions among City staff and Council over the past year regarding population 

projections. These discussions have resulted in the ‘high growth’ scenario contained in the G.P. Rollo 

report being accepted by the City. These projections cover the period 2011 to 2036, and are depicted on 

Figure 2.2 on the following page. 
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Figure 2.2: Population Projection 2011 – 2036 (For use with low, medium and high growth scenarios) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Over the last two decades, the City of Fort St. John has experienced population growth in the range of 

1.5% annually according to Census statistics. The work of other agencies can also be useful in providing 

context.  In British Columbia, B.C. Stats is such an agency. The PEOPLE model developed by B.C. Stats 

offers population projections for a number of geographic regions, with those prepared for the Peace River 

Local Health Area being the closest approximation to City of Fort St. John boundaries (the City represents 

about 60% of the total Local Health Area population). These projections look out to the 2036 time horizon 

(and not beyond), and envision an annual population growth rate of 1.7%. 

Taking the above into account, a ‘Medium Growth’ population projection has been prepared which 

envisions the G.P. Rollo projected growth rate of 2.2% to the year 2036, followed by growth rates of 3% 

annually between 2037 and 2046, 2% annually between 2047 and 2056, and 1% annually between 2057 

and 2065. Two additional scenarios referred to as ‘low growth’ and ‘high growth’ have also been 

developed. Growth rates for all of these scenarios are summarized in Table 2.2. 
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Table 2.2: Population Growth Rates for Low, Medium and High Growth Scenarios 

 Annual Population Growth Rates 

Scenario 2011 – 2036  2037 – 2046  2047 – 2056  2057 – 2065  

Low Growth 2.2% 1% 1% 1% 

Medium Growth 2.2% 3% 2% 1% 

High Growth 2.2% 3% 3% 3% 

 

During the evolution of this 50 Year Growth Study, City Council and staff became aware of a number of 

other circumstances which have bearing on projected population growth.  B.C. Stats recent population 

statistics (released in January 2015) show that the City’s population grew at a rate of 4.7% over the one 

year period from July 2013 to June 2014.  Looking forward into the community’s immediate future reveals 

population impacts associated with BC Hydro’s Site C construction (which is projected by the City to 

increase population by over 1,500 during the peak construction period), and supply of natural gas to 

proposed liquefied natural gas plants on BC’s north coast.  An accelerated growth scenario which takes 

these circumstances into account was also prepared.  This scenario envisions a 5% annual rate of growth 

over the period 2015 to 2024, followed by rates reducing from 3% to 1% over the remaining 40 year 

period as shown in Table 2.3 

Table 2.3: Population Growth Rates for Accelerated Growth Scenario 

 Annual Population Growth Rates 

Scenario 2015 – 2024 2025 – 2046  2047 – 2056  2057 – 2065  

Accelerated Growth 5% 3% 2% 1% 

 

The results of applying these growth rates to the City’s current population are shown on Figure 2.3. 
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Figure 2.3: Population Projections 2011 – 2065 

 

 

A summary of growth of the City’s population under these scenarios is presented in Table 2.4. All 

population figures have been rounded to the nearest 1,000. 

Table 2.4: Summary of City’s Projected Population Growth from 2015 to 2065 

Scenario 
2011 Census 
Population 

Projected Population from 2015 to 2065 

2015 Population Growth 2065 Population 

Low Growth 20,000 22,000 24,000 46,000 

Medium Growth 20,000 22,000 40,000 62,000 

High Growth 20,000 22,000 62,000 84,000 

Accelerated Growth 20,000 22,000 63,000 85,000 
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For the purposes of this report, the 50 year time frame used in this report is from 2015 to 2065. 

A Note about Shadow Population  

A significant shadow population which places various demands on the City of Fort St. John exists both 

outside and within City boundaries.  Components of this shadow population include: 

 Permanent residents in the Peace River Regional District Electoral Areas adjacent to the City 

(Electoral Areas B and C); 

 Temporary residents accommodated in work camps located in the Peace River Regional District; 

 Temporary residents lodged in rental accommodations within City boundaries. 

This shadow population draws on a variety of City services, ranging from recreation to policing, water 

supply, land for temporary housing, transportation facilities and many others. 
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3.0 Land Use 

The population projections developed in Section 2.0 above have been converted into corresponding land 

use projections. The purpose of this was to ascertain how much land the City would require under the  

population scenarios projected above, for various types of land uses. 

The projection of land needs began with two fundamental inputs – amount of land required for residential 

development, and the proportional relationship between various land uses in the community (i.e. 

residential, commercial, industrial, etc.). From this, the total amount of land required to accommodate the 

low, medium, high and accelerated population projections above were calculated. 

Assumptions 

In developing the land use projections, the following assumptions have been used throughout. 

The proportional relationship between various land uses is guided by values set out in Table 3.1 below. 

This relationship was derived through the combined experience of the City and Urban Systems planning 

team, and supported by published work including the ‘Planner’s Estimated Guide: Projecting Land-Use 

and Facility Needs’ (by Arthur C. Nelson, 2004, American Planning Association, Planners Press). 

Some communities include designated tracts of agricultural land within their boundaries when considering 

their future land use needs.  In looking forward, the City has chosen not to do so.  There are three primary 

reasons for this: 

 

 Fort St. John  is fortunate to be located within a rich agricultural region; 

 The City is striving to deliver urban services in a most efficient manner.  Servicing large tracts of 

agriculture within City boundaries can counter this goal; 

 The City will continue to promote community food security through a number of other avenues.  

These are expressed in the City’s 2011 Official Community Plan, and include backyard gardening, 

development of edible landscapes and community gardens, and increased knowledge and 

understanding regarding food security. 

Table 3.1: Proportions of Land Needs 

Land Use Proportion 

Residential 35% 

Road 20% 

Industrial 15% 

Institutional/Recreational 15% 

Commercial 7% 

Agricultural varies 
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The following table sets out the approximate current amount of vacant land available within the City’s 

boundaries in each of the identified land uses. 

Table 3.2: Current City Land Available (excluding new boundary extension lands) 

Land Use Area (ha) 

Residential 150 

Road - 

Industrial 110 

Institutional/Recreational 10 

Commercial 100 

Agricultural - 

TOTAL 370 

 

It is important to note that the vacant lands within City boundaries do not take into account lands recently 

brought into the City as part of the 2014 boundary extension. These additional lands add another 350 ha 

to the City’s vacant land inventory and are currently zoned mainly as agricultural. They will likely be 

rezoned in the future. As it is presently unknown what the rezoning will entail, implications to the land 

requirements identified in this section will need to be reviewed in the future. 

In addition, the following key assumptions were applied to land uses for this analysis: 

 In all scenarios, vacant land within the City would be used first; 

 The medium population growth scenario set out in Section 2 of this report will be used throughout the 

remainder of this report in determining impacts to utilities, transportation, and other community 

services; 

 Persons per household: 2.6 (2011 Census of Canada); 

 Average residential density: 23 units per hectare was used for land outside of the City’s 

current boundary. This density reflects trends in housing construction 

in Fort St. John over the past 10 years (shift from low density to more 

medium and high density), as well as recent experience with regard 

to actual constructed densities and associated land consumption for 

residential developments. 

 Residential density for developments within the City’s present boundaries utilized actual units 

proposed under current development proposals and concepts currently before the City, less 25%.  It 

was projected that these proposals will likely come to fruition, but not necessarily to the exact full 

density contemplated in those proposals. Rather, 75% of the contemplated density will be realized;  
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 All land requirements have been rounded to the nearest 5 hectares; 

 Lands taken within the City as part of the boundary extension concluded in 2014 are not included in 

the totals for vacant land currently available, as the City Official Community Plan and final future 

zoning designations on all of those lands are not known at this time; 

 The lands dedicated to road usage were derived using two proportions: one for within the current City 

boundary (5%) and one for outside of the City (20%). The reduced percentage was used within the 

City’s boundary because it was felt that many of the roads required to accommodate the remaining 

development within the City were already dedicated. The reduced percentage also better reflected 

current development proposals underway.  

The following sections summarize the land requirements for each of the population growth scenarios. 

Land requirements for each scenario are separated into what is currently available within the City and 

what would need to be sourced from outside of City boundaries. 

It is recognized that there must be flexibility with respect to the location of future land uses outside of 

current City boundaries.  Future development areas could be influenced by the following considerations:  

 City goals for infrastructure and growth expressed in the 2011 Official Community Plan, which states 

“Provide services and infrastructure in a suitable and efficient manner for long-term fiscal and 

environmental sustainability”; 

 Factors such as topography, existing land use patterns, and serviceability by utilities and roads; 

 Servicing decisions such as addition of major water and sanitary sewer capacities to peripheral, areas 

which would be more difficult to service; and 

 Motivation of land owners to make their lands available for development. 

As a result of these and other unknowns, flexibility in evolving the City’s land use pattern must be 

maintained. 

It must also be recognized that land use, service delivery and other policy decisions taken by City 

Councils today and into the future will influence the physical evolution of the City. 

Low Growth Scenario 

For the Low Growth scenario, the following assumptions were applied to the population growth 

projections: 

 Population Growth Over 50 Years – 2065 population of 46,000 less 2015 population of 22,000 = 

24,000 

 Number of New Residential Units Required – 24,000 / 2.6 persons per unit = 9,200 
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Table 3.3: Low Growth Scenario Land Requirements 

Land Use 
Amount of Land 

Required (ha) 
Amount Within 

City 
Amount Outside 

City 

Residential 395 150 245 

Road 160 - 160 

Industrial 170 110 60 

Institutional/Recreational 170 10 160 

Commercial 80 80 - 

TOTAL 975 350 625 

  

Medium Growth Scenario 

For the Medium Growth scenario, the following assumptions were applied to the population growth 

projections: 

 Population Growth Over 50 Years – 2065 population of 62,000 less 2015 population of 22,000 = 

40,000 

 Number of New Residential Units Required – 40,000 / 2.6 persons per unit = 15,400 
 

Table 3.4: Medium Growth Scenario Land Requirements 

Land Use 
Amount of Land 

Required (ha) 
Amount Within 

City 
Amount Outside 

City 

Residential 665 150 515 

Road 315 - 315 

Industrial 285 110 175 

Institutional/Recreational 285 10 275 

Commercial 135 100 35 

TOTAL 1,685 370 1,315 
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High Growth Scenario 

For the High Growth scenario, the following assumptions were applied to the population growth 

projections: 

 Population Growth Over 50 Years – 2065 population of 84,000 less 2015 population of 22,000 = 

62,000 

 Number of New Residential Units Required – 62,000 / 2.6 persons per unit = 23,800 

 

Table 3.5: High Growth Scenario Land Requirements 

Land Use 
Amount of Land 

Required (ha) 
Amount Within 

City 
Amount Outside 

City 

Residential 1,030 150 880 

Road 525 - 525 

Industrial 440 110 330 

Institutional/Recreational 440 10 430 

Commercial 210 100 110 

TOTAL 2,645 370 2,275 

 

Accelerated Growth Scenario 

For the Accelerated Growth scenario, the following assumptions were applied to the population growth 

projections: 

 Population Growth Over 50 Years – 2065 population of 85,000 less 2015 population of 22,000 = 

63,000 

 Number of New Residential Units Required – 63,000 / 2.6 persons per unit = 24,200 
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Table 3.6: Accelerated Growth Scenario Land Requirements 

Land Use 
Amount of Land 

Required (ha) 
Amount Within 

City 
Amount Outside 

City 

Residential 1,050 150 900 

Road 535 - 535 

Industrial 450 110 340 

Institutional/Recreational 450 10 440 

Commercial 210 100 110 

TOTAL 2,690 370 2,320 

 

Summary of Land Requirement Scenarios 

The following table summarizes the total land required (both within and outside of the City) for each of the 

growth scenarios. 

Table 3.7: Summary of Land Requirement Scenarios 

Land Use 

Low Growth 
Scenario 

Land Required 
(ha) 

Medium Growth 
Scenario 

Land Required 
(ha) 

High Growth 
Scenario 

Land Required 
(ha) 

Accelerated 
Growth 

Scenario Land 
Required (ha) 

Residential 395 665 1,030 1,050 

Road 160 315 525 535 

Industrial 170 285 440 450 

Institutional/Recreational 170 285 440 450 

Commercial 80 135 210 210 

TOTAL 975 1,685 2,645 2,690 
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Observations 

The following key observations can be derived from the above analysis: 

 In all growth scenarios, the City of Fort St. John will require land outside of its current boundaries to 

accommodate growth anticipated to occur over the next 50 years; 

 In order to accommodate the land requirements for the range of scenarios presented, the City will 

need to access an additional 625  to 2,320 hectares of land outside of its boundary; 

 The most extensive needs are for residential, institutional / recreational and industrial lands (along 

with the roads required to provide access to those lands); 

 There is sufficient residential land within the City to accommodate about 3,600 units of residential 

development, which translates into population growth potential of about 9,400 people. The medium 

population growth scenario envisions that extent of growth occurring around the year 2030, or 15 

years in the future. This would indicate that the City has sufficient land within the boundaries to 

accommodate that level of residential growth over the next 15 years. An important caveat that must 

be attached to the projections above relates to the number of residential units being constructed to 

serve the needs of itinerant workers residing in Fort St. John on a temporary basis. It is understood 

that a substantial portion of the residential housing stock either under construction or proposed is 

intended to serve the needs of this temporary work force, and therefore may not meet the needs of 

permanent residents that would be captured within an enumeration of long-term, stable population 

growth. This phenomenon has the impact of diminishing the availability of proposed residential units 

to permanent residents.  Therefore, the time frame within which the City will require more residential 

land to accommodate permanent population growth will be reduced.  
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4.0 Utilities and Transportation 

A servicing overview for each of the City’s utilities and the transportation network has been completed as 

part of the 50 year growth plan.  The medium growth scenario (40,000 additional residents by 2065) has 

been used as the basis for this analysis.  Key capacities and constraints were reviewed for the water, 

sewer, storm and road systems to help identify: 

 Approximately how much growth in population various components of the systems can 

accommodate; and 

 Where geography impacts system capacity or results in an opportunity or constraint for servicing. 

By identifying the thresholds where the capacity of system components is reached, projections of when 

major system upgrades may be required have been established. A high level overview of options for 

these future upgrades has been completed to determine the approximate magnitude of future capital 

investments.  A summary of the key future considerations for each of the utilities and the transportation 

network is outlined in the following sections. 

Water 

The City’s current water supply is at capacity during maximum day demands.  Smaller upgrades may 

increase the supply from the current source for the short term.  Demand management may also be 

considered to reduce current water usage.  An additional water source and treatment system will be 

required to support growth.   

The City’s current distribution network is generally adequate in most areas other than some noted 

deficiencies in available fire flows that the City is currently working annually to address. The network can 

be expanded to service the surrounding areas with similar elevations (approximately 660m to 700m) but 

not easily to higher areas (such as north of Fish Creek or towards Charlie Lake). 

A projected 50 year water capital plan has been developed that includes the major water system 

upgrades and future network mains.  Major items included in the capital plan are: 

 An upgrade to the existing water treatment plant, wells, and high lift pump station to service a 

population up to 24,000; 

 Upgrading Charlie Lake water treatment plant to service future growth (up to a population of 41,500) 

until Site C construction is complete and another Peace River water source can be established; 

 A new Peace River/Site C reservoir water source, treatment plant, and reservoir (to serve a 

population up to 62,000); and 

 Major future trunkmains in new growth areas to supply water and fire flows. 
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Sanitary Sewer 

The City’s current sewer collection system is adequate to accommodate new development in most areas 

within the boundary and some of new growth areas.  Growth to the northeast is the easiest to service 

topographically and to accommodate with existing trunk sewer mains.  A network of the future major 

sewer mains will be required to service growth over the next 50 years.  

The exact capacity of the north and south sewage treatment plants is not known at this time, but neither 

plant will be adequate to handle the projected future growth within their respective catchment areas.  

Costs for treatment upgrades to the north and south lagoons have been estimated and included in the 50 

year sanitary sewer capital plan.  If large residential growth occurs in the northern parts of the city, 

significant treatment upgrades (and costs) will be required at the north lagoons. 

Stormwater 

A review of a portion of the City’s stormwater system was completed in 2013 in Phase 1 of a stormwater 

master plan.  Upgrades were identified in this plan and construction began in 2014.  The remaining 

upgrades identified in the stormwater master plan have been included in the 50 year stormwater capital 

plan.  No major upgrades for other areas of the existing stormwater collection system have been 

identified. Upgrading and protecting existing stormwater outlets that are a potential risk due to erosion 

(such as the Bouffioux Coulee) has been identified as an item that will likely require more study and 

subsequent capital investment in the future. 

For the future stormwater system, future drainage paths, stormwater management facility locations, and 

stormwater outlets will need to be identified and established.  Potential high level costs for these items 

have been included in the 50 year stormwater capital plan.   

Transportation 

A review of the City’s current and future road network is currently being completed through the 

Transportation Master Plan process.  Based on available information to date, a list of future road projects 

has been identified for the current and future road network. 

Additional details regarding individual projects, their costs, timelines and funding sources are provided in 

Appendix A.   
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5.0 Other Community Services 

The City will require community services beyond utilities and transportation as it evolves over the course 

of the next 50 years. Key additional service areas include: 

 Policing; 

 Fire Protection; 

 Recreation and Parks. 

Furthermore, other City departments ranging from finance to planning and development, operations, 

human resources, legislative services and others will also experience growth in staff and related facility 

needs. 

The purpose of this section is to forecast these needs. It contains the following sub-sections: 

 Staffing projections – all departments, including provisions for policing and fire personnel; 

 Facility needs – renovated / expanded and new facilities required, along with associated capital cost 

estimates. 

It is acknowledged that there are many other community services which will be required to serve the 

needs of the City’s expanding population, ranging from schools to health care and social service 

organizations.  This report focusses on the key services delivered by the City of Fort St. John, and not 

those services delivered by other agencies. 

It is important to note that staffing and facility need projections do not include increases in service levels 

over those currently provided by the City. 

Staffing Projections 

City policy calls for 9.29 additional staff for each additional 1,000 residents.  This ratio does not include 

City RCMP sworn members, or the regional RCMP force (sworn or civilian) who are located in the post 

detachment. 

Due to the projected population growth of 40,000 over the 50 year time frame from 2015 to 2065 

envisioned under the medium growth scenario described in Section 2 of this report, an additional 338 City 

staff are required (not including City or regional RCMP).  This represents growth in staffing of 

approximately 180% over current levels, and brings the total staff complement to 522 (plus RCMP).  

A more thorough description of staffing projections is provided below in Table 5.1.  As with other topics 

addressed in this 50 Year Growth Study, these projections will be reviewed and refined in the coming 

years. 
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Table 5.1: Staffing Projections 

Department Staff in 2065 Location Current Staff1 New Staff to 20652 Total 

City Manager’s Office City Hall 7 11 18 

Integrated Services 

 Admin/Development 

 Operations 
City Hall 

Public Works 
16 
36 

30 
67 

46 
103 

Corporate Services City Hall 16 30 46 

Bylaw City Hall 4 8 12 

Fire Department Fire Hall 26 48 74 

RCMP3 

 City Forces 

 Regional Forces4 

Detachment 

 

53 
18 

 

98 
25 

 

151 
43 

Community Services Various5 79 144 223 

TOTAL  255 461 (180% growth) 716 

Notes: 

1  Current staffing numbers and location from City of Fort St. John Municipal Facilities Master Plan (June 2014) 

2   City’s ratio of 9.29 additional staff for each 1,000 new residents used in projections – does not include RCMP City sworn 

members, or Regional Force (sworn or civilian) 

3  RCMP City Force sworn members calculated using current City ratio of 1 member per 617 residents; RCMP Regional Force 

assumed, and does not account for current underserviced situation in regional force (see note 4 below) 

4  Growth in Regional RCMP force assumed; regional population assumed to grow at slower rate than City 

5  Community services staff currently scattered amongst North Peace Leisure Pool, old fire hall, City Hall, recreation facilities and 

other locations 

Municipal Facility Projections 

An overview of future municipal facility needs has been completed as part of the 50 Year Growth Study.  

This review included protective services (Fire, RCMP), public works, community services/grounds, bylaw 

services, and the general City Hall. 

The Municipal Facilities Master Plan prepared for the City of Fort St. John by the Cornerstone Planning 

Group and presented to City Council in June 2014 was used as the basis for facility needs in the short 

term. The 2014 Facilities Master Plan was only prepared for a 20 year timeframe; therefore, additional 

projected facility needs and associated costs were estimated for the complete 50 year horizon. It should 

also be noted that the Facilities Master Plan used a lower population threshold (27,491) at the end of the 

20 year horizon than the forecast of 35,000 used for this report over that same period.   
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The projected facility needs contained in the Facilities Master Plan were used wherever information was 

provided.  Beyond the Facility Master Plan timeframe, the key assumption used to determine future facility 

requirements was that facility sizes would grow in proportion to growth in staff numbers.  More detailed 

assumptions for the various facilities and associated cost estimates are outlined in Appendix B.  A 

summary of future facility requirements is included in Table 5.2. 

Table 5.2: Summary of Projected Municipal Facility Needs 

Facility Category 
Projected Needs 

Short-Term 1 Long-Term 2 

City Hall Renovation New Facility - Two Phases 

Public Works Renovation/Expansion  New Facility 

RCMP Detachment Renovation/Expansion  New Facility - Two Phases 

Fire Hall None Identified Second Hall & Third Hall 

Community Services/ 

Grounds 

Renovation/Expansion of old 

Fire Hall 

New Facility or Combine with Public 

Works 

Bylaw Department  None Identified New Facility 

Other  New Visitor Information Center 

Notes: 

1 Short-term needs derived from 2014 City of Fort St. John Municipal Facilities Master Plan, 20 year time horizon to 2036, 

27,500 population.  Only costs for expansions included in capital plan. 

2 Long-term needs for derived from 2014 City of Fort St. John Municipal Facilities Master Plan where information available and 

from projections of growth in staff numbers. 

Park and Recreation Facilities 

Park and recreation facilities are vital components of the quality of life in Fort St. John.  It is projected that 

substantial enhancements to these facilities will be required over the next 50 years as the City’s 

population grows, and the needs of the community evolve with changing demographics, trends and other 

circumstances. 

For the purposes of the overview analysis contained in this 50 Year Growth Study, a standards-based 

approach has been utilized to provide general guidance regarding the evolution of Fort St. John’s park 

and recreation needs.  This standards-based approach references current facilities provided in Fort St. 

John, other northern communities of similar size (Dawson Creek, Prince Rupert), as well as work by the 

BC Parks and Recreation Association.  These standards are applied to the City’s projected population 

under the medium growth scenario, and the resulting future needs merged with services provided by 

current facilities to gauge emerging gaps.  Additional details on this approach are provided in Appendix 

C. 
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A summary of additional park and recreation facility needs is provided below in Table 5.3. 

Table 5.3: Summary of Projected Park & Recreation Facility Needs 

Facility Category Projected Needs 

Parkland 

 160 hectares 

 22 new parks 

(1 City-wide, 4 community, 17 neighborhood) 

Outdoor Facilities 

 50 km trails 

 27 sports fields 

 30 to 50 ball diamonds 

 2 outdoor ice rinks 

Indoor Soccer Facility  2 to 3 indoor soccer fields 

Ice Arenas and Curling 
 5 to 6 indoor ice sheets (hockey) 

 1 new curling facility with 6 indoor sheets 

Aquatic Centre 
 Begin planning for expanded and/or additional indoor aquatic 

centre 

Community/Recreation Centre  1 centre with gymnasium and fitness centre 
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6.0 Financing and Cost Recovery 

Introduction 

Sections 4.0 and 5.0 of this report provided summaries of additional utility and transportation 

infrastructure, municipal facilities, and parks and recreation amenities which are forecast to serve the 

needs of the City’s growing population.  These needs are based upon projected population growth of 

40,000 (referred to as the ‘medium growth scenario’ in Section 2.0), and staffing needs which reflect this 

level of population expansion. 

The City’s evolving infrastructure, facility and amenity needs carry with them capital cost implications.  In 

addition, the City’s operating costs will also increase.  Finally, allowances must be made for replacement 

of newly-constructed assets.  This section of the report provides a broad overview of the financing and 

cost recovery dimensions of these evolving capital and operating costs. 

Capital Costs 

The term capital costs is used here to refer to expenditures to design and construct the wide range of 

utility, transportation, parks, recreation, municipal and other facilities required to serve the needs of the 

City’s growing population.  These facilities have been described in a general fashion in Sections 4 and 5 

of this document.  Table 6.1 below provides a summary of all required facilities, and their associated 

capital cost estimates. 

There are numerous sources of funding which the City can pursue to off-set these capital costs.  

Appendices A, B and C provide direction on a project-by-project basis with respect to potential funding 

sources.  These sources include: 

 Development Cost Charges (DCCs), generally for those projects which benefit a number of 

developers; 

 Developer contribution, generally for those projects which benefit individual developments; 

 City via use of long-term borrowing, accumulated reserves, or other means; and 

 Third party cost sharing for projects which benefit other areas or users groups (e.g. RCMP, Pool). 

In addition grants may be available to off-set capital costs, including: 

 Grant-in-lieu of industrial taxation received by the City under the Peace River Agreement with the 

Province of BC; and 

 Periodically-available senior government grant programs, such as Building Canada and Gas Tax. 
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Table 6.1: Capital Plan Projects – Cost Estimates 

Water System 

Item Cost 

Upgrade Existing Water Supply to 200 L/s $ 6,050,000 

New Charlie Lake Water Supply – 150 L/s $ 19,800,000 

New Water Supply – Two Phases – 325 L/s Total $ 38,800,000 

Future Distribution Network $ 28,700,000 

Total Water System $ 93,300,000 

Sanitary Sewer System 

Item Cost 

South Lagoons  $ 9,800,000 

North Lagoons $ 29,000,000 

Existing Collection System Upgrades $ 1,000,000 

Future Collection System Trunks & Lift Stations $ 23,300,000 

Total Sanitary Sewer System $ 63,100,000 

Stormwater System  

Item Cost 

Collection System – Major Upgrades $ 9,600,000 

Stormwater Management Facilities $ 37,100,000 

Drainage Outlets $ 10,500,000 

Total Stormwater System $ 57,200,000 

Transportation 

Item Cost 

Existing Road and Intersection Upgrades $ 118,220,000 

Future Roads and Intersection Upgrades $ 131,800,000 

Total Transportation $ 250,020,000 

Protective Services 

Item Cost 

Fire Halls $ 48,000,000 

RCMP (City and Rural)  $ 62,900,000 

Total Protective Services $ 110,900,000 
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Operations 

Item Cost 

Public Works Operations*  

*does not include proposed $474,000 renovation noted in 2014 Facilities Master Plan – only 

expansion 
$ 20,100,000 

Community Services/Grounds  $ 5,400,000 

Total Operations $ 25,500,000 

Other Community Facilities 

Item Cost 

City Hall*  

*does not include proposed $240,000 renovation noted in 2014 Facilities Master Plan 
$ 32,900,000 

Bylaw Services  $ 4,000,000 

Visitor Information Center $ 2,300,000 

Total Other Community Facilities $ 39,200,000 

Parks 

Item Cost 

City-Wide/Destination Parks $ 5,000,000 

Community Parks $ 10,000,000 

Neighbourhood Parks $ 17,000,000 

Total Parks $ 32,000,000 

 

Outdoor Facilities 

Item Cost 

Trails $ 6,750,000 

Outdoor Sports Fields $ 50,250,000 

Outdoor Ice Rinks $ 400,000 

Total Outdoor Facilities $ 57,400,000 

Indoor Facilities 

Item Cost 

Indoor Soccer Facility $ 21,000,000 

Ice Arena $ 66,400,000 

Curling Facility $ 8,600,000 

Aquatic Centre $ 13,300,000 

Community Centre $ 11,000,000 

Total Indoor Facilities $ 120,300,000 

TOTAL $ 849,000,000 
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Additional details regarding individual projects, their costs, timelines and funding sources are provided in 

Appendices A, B and C. 

Key assumptions used in the cost estimates include: 

 Costs are in 2015 dollars; 

 These are Class D order of magnitude cost estimates only.  Water, sewer, storm, and roads 

estimates include a 35% contingency and 15% engineering allowance.  Detailed master planning, 

feasibility studies, or cost estimating have not been completed for many of these projects.  The capital 

plan and estimates should be refined in the future by actively planning these major projects through 

the stages of feasibility, pre-design and detailed design as the timeline for project implementation 

approaches. Budgets and cost recovery mechanisms such as DCCs can be adjusted as better 

information becomes available. Where existing cost estimates were available (e.g. DCC estimates, 

Phase 1 Stormwater Plan estimates, Facilities Plan) these values were used;   

 Capital costs for utilities only include major system components.  Many of these projects are or could 

be considered for funding through the City’s evolving Development Cost Charge (DCC) program.  

“On-site” works such as local roads, water, sewer and storm mains, shallow utilities, etc. have not 

been included.  These works and services are typically funded by the developer under a works and 

services agreement, and are not included in the DCC program.  An average cost per hectare for on-

site based on recent development projects is approximately $440,000 per hectare for residential 

development, and $190,000 per hectare for industrial development.  Funding for some projects may 

also be available through future grant programs or may be shared with 3rd parties (e.g. Ministry of 

Transportation and Infrastructure). 

 For the community facilities, parks, recreation facilities, and protective services items, cost sharing 

opportunities may be available between the City and the Peace River Regional District or the RCMP 

for some items.  Other possible sources of funding could include DCC funding for parks, the 5% 

developer parkland dedication and grants. 

Operating Costs 

There are two key operating cost components which will evolve as the City’s population increases, new 

facilities are added to the City’s asset base, and the staff complement grows.  These components are: 

 Staff salaries and associated benefits and related costs; 

 Facility operating costs, such as electricity, hydrocarbon fuels, office consumables (i.e. paper), small 

equipment (i.e. computers, photocopiers, tools), road grit materials, water treatment chemical and 

myriad other materials required in the day-to-day operation of the City. 

Projections of these costs on an annual basis have been made by multiplying the current annual per 

capita operating cost ($2,562.30/capita) by the future population growth (40,000 people). This results in a 

projected 2065 annual operating cost of $102,500,000 for the facilities and infrastructure related to new 

growth only. 
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With respect to cost recovery, there will be four key sources which can be drawn upon to fund these 

operating costs.  They include: 

 Property taxation; 

 User fees (including utility rates); 

 Return on investments; and 

 Grants and cost-sharing with other partner agencies (i.e. Peace River Regional District and RCMP). 

Asset Replacement 

This section will be completed following further analysis in conjunction with the City.  This allowance must 

include 2 key infrastructure types: 

 Major system components; 

 On-site works initially funded by developer, but then turned over to the City.  
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7.0 Key Implementation Steps 

There are a number of key steps which can be taken by the City to implement the 50 Year Growth Study. 

These steps are summarized briefly below. 

Refine 50 Year Growth Study as New Information and Plans Become Available 

The 50 Year Growth Study was not conceived as a static document. Rather, it is intended as a dynamic 

framework document into which new information and more detailed plans can be integrated as they 

become available. Examples include: 

 Results of ongoing population growth analyses; 

 Findings of the Master Transportation Plan; 

 Outcomes of the proposed Water, Sanitary Sewer, and Stormwater Master Plans; 

 Directions contained in the Recreation and Parks Master Plans. 

With respect to the Master Plans noted in the latter three points, it is anticipated that these Plans will 

include not only more-detailed capital programs than those contained in the 50 Year Growth Study, but 

also further guidance with respect to financing and cost recovery strategies. 

In addition, it would be useful to monitor various indicators to determine the accuracy of assumptions 

made during the course of preparing the 50 Year Growth Study, and adjust accordingly. These indicators 

could include: 

 Population estimates prepared by BC Stats on an annual basis, and Census of Canada every 5 

years; 

 Vacant land availability within the City for various uses; 

 Key land use designation changes (such as Official Community Plan and zoning designations sought 

by and approved  for lands taken within the City as part of the 2014 boundary extension); 

 Density of residential development and changes to planned development proposals; 

 Water demand characteristics, particularly during peak summer use; 

 Sewage generation rates and treatment plant capacities; 

 Changes in regulations and technologies that affect assumptions and requirements for water and 

sewer treatment; 

 Recreation trends and preferences; 

 Permanent settlements outside of City boundaries, and the relationship between these settlements 

and use of City services; 
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 Industrial activity in the region surrounding the City, and the impacts of this activity on various City 

services and assets (such as residential housing stock, recreation facilities, tourism accommodations, 

and road network); and 

 Changes in construction costs. 

Prepare Long-Term Capital Plan 

In keeping with the requirements of the Community Charter, and in accordance with best practices, the 

City now prepares a Five Year Financial Plan. The results of the 50 Year Growth Study provide an 

opportunity to extend this Plan out over a longer horizon. Doing so would assist the City in various 

aspects of financial planning, including: 

 Feasibility studies; 

 Designs (preliminary and detailed); 

 Cost estimates; 

 Distribution of costs, including recovery from sources such as: 

o Developers (via DCCs or other mechanisms) 

o Property taxation and utility fees and charges 

o Other beneficiaries of projects (i.e. residents outside of City who use City facilities, via Peace 

River Regional District service area and/or industry contributions for camps) 

o Senior government via grant programs 

 Staff adjustments associated with new facilities; 

 Operation and maintenance requirements; and 

 Asset management to ensure sustainability of the City’s assets over the long term. 

Engage Others in Enabling the Evolution of the City 

The City exists within a broader context that involves outside parties in decision-making regarding local 

governance, service delivery, cost recovery, and land use. It is important that these parties be engaged 

early and often on a host of topics. Key examples and relevant topics are noted below. 

 Provincial Ministry of Community, Sport and Cultural Development 

o Boundary Extensions (see Appendix D for an overview of the boundary extension process) 

o Peace River Agreement 

 Peace River Regional District 

o Boundary Extensions 

o Fringe Area Planning, including the North Peace Fringe Area Official Community Plan 

o Service Delivery, including ongoing and possibly new joint arrangements 



 
 
 
 

CITY OF FORT ST. JOHN 
50 Year Growth Study – Final Report 

December 2015 

 Agricultural Land Commission 

o Exclusion of lands from the Agricultural Land Reserve 

 First Nations 

o Exploring intentions with respect to developing urban reserve and other lands within current or 

potential future City boundaries 

 Private Landowners 

o Exploring intentions with respect to development of their lands 

 Provincial Ministry of Transportation and Infrastructure 

o Major Road Network Plan for Fort St. John and area 

 Provincial Ministries of Forests, Land and Natural Resource Operations, and Environment 

o Implementation of outcomes of Water and Sanitary Sewer Master Plans as they relate to water 

licencing and sanitary sewage treatment and disposal 

Adjust the City’s Official Community Plan and Land Use Management Tools 

The outcome of the 50 Year Growth Study provides opportunities for both short and long-term 

adjustments to the City’s Official Community Plan (OCP) and other land use management tools. 

During the short-term, the City may wish to adjust the population growth projections contained in the OCP 

to reflect those reviewed and approved by Council for the 20 year time horizon. Beyond that horizon, the 

projections set out in this Plan provide guidance. In addition to population projections, residential 

development densities in the current OCP could also be revised. Furthermore, the City may wish to cast a 

vision for evolution of the City’s boundaries, and the manner in which it will work with various other parties 

to achieve that vision. 

Over the longer-term, as lands are brought within the City, the OCP could be amended to recognize the 

growing land base and the broad designations applicable to that land base. More detailed land use 

management tools such as zoning designations / regulations, development permit guidelines and 

subdivision and development regulations, could be implemented for the expanded land base as 

appropriate. 
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50 Year Growth Study – Utility Servicing Overview – 

Water, Sewer, Storm & Roads 

A servicing overview for each of the City’s utilities has been completed as part of the 50 year growth plan.  

The medium growth scenario (40,000 additional residents by 2065) has been used as the basis for this 

analysis. Key capacities and constraints were reviewed for the water, sewer, transportation and storm 

systems to help identify: 

 Approximately how much growth in population various components of the systems can accommodate; 

and 

 Where geography impacts system capacity or results in an opportunity or constraint for servicing. 

By identifying the thresholds where the capacity of system components is reached, projections of when 

major system upgrades may be required have been established. A high level overview of options for these 

future upgrades has been completed to determine the approximate magnitude of future capital investments.   

A 50 year capital plan for water, sanitary sewer, storm sewer, and roads has been prepared. Detailed 

methodologies and assumptions used for each utility are summarized in this memo.  Key assumptions used 

in all cost estimates include: 

1) Costs are in 2015 dollars. 

2) These are Class D order of magnitude cost estimates only, which include a 35% contingency and 

15% engineering allowance.  Detailed master planning or estimating has not been completed for 

many of these projects.  The capital plan and estimates should be refined as additional and more 

detailed information becomes available in the future. Where existing cost estimates were available 

(e.g. DCC estimates, Phase 1 Stormwater Plan estimates) these values were used;   

3) Capital costs only include major system components.  Many of these projects are or could be 

considered for funding through the City’s evolving Development Cost Charge (DCC) program.  “On-

site” works such as local roads, water, sewer and storm mains, shallow utilities, etc. have been shown 

separately.  These works and services are typically funded by the developer under a works and 

services agreement and are not included in the DCC program. 
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1.0 WATER SYSTEM 

1.1 Current Supply 

The City is currently serviced from a single water source – a series of groundwater wells adjacent to the 

Peace River.  Water from the wells is pumped up out of the river valley by the High Lift Pump Station (HLPS) 

to the Water Treatment Plant (WTP) in the City.   

When the Peace River supply was established in the mid 90’s, the design capacity for the supply was 

intended to be 200 L/s.  Through conversation with the system operator, the current capacity of the water 

supply and treatment system is significantly less (around 150 L/s).  This capacity is generally limited by the 

quality and quantity of the well water and also by the filtration capacity of the WTP.  At this flow rate of 150 

L/s, 26,600 people can be served under average day demands (ADD). However, during the maximum day 

demand (MDD) scenario, only 17,800 people can be served by the current system. This is a significant 

concern given that the current population is higher than this number.  Currently, peak supply to meet these 

demands comes from water reservoir storage to compensate for the limited water supply capacity.  Industry 

design standards and good practices recommend that for water systems MDD demands should be met on 

a 24 hour basis, with peak demands (i.e. peak hour supply, fire protection and emergency supply) coming 

from storage. Currently the FSJ system can only meet ADD demands on a continuous basis, with both 

MDD and peak demands coming out of storage. 

 The City has seen the benefit of water meters reducing overall demands and limiting the frequency and 

duration of peak demands; however, operating at, or exceeding the system capacity under a MDD scenario 

is not a sustainable model. 

In order to accommodate the current short-fall, additional system maintenance and short-term upgrade 

options are available to increase the supply and treatment capacity to about 180 L/s.  Maintenance efforts 

are ongoing and include well rehabilitation, raw water supply line cleaning, and water treatment plant filter 

cleaning.  These efforts could increase the water system capacity to serve a population around 21,350 

Short-term upgrades could include adding another high lift pump, adding filters at the water treatment plant, 

and possibly adding or modifying wells. These efforts could increase the water system capacity to serve a 

population around 23,750.  Beyond this, a second water source needs to be established in the near future 

to serve the population in excess of 23,750. A comprehensive water supply plan needs to be developed to 

confirm these short term upgrades and determine the preferred future water supply and treatment system, 

timeline for implementation, and costs. Table 1.1 below summarizes the flow capacity and population 

service thresholds for the water supply and treatment system. 
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Table 1.1: Water Supply and Treatment System - Capacity 

Item Flow Capacity (L/s) Population Served* 

Wells, HLPS, WTP – Current State 150 17,800 

Wells, HLPS, WTP – With Further Maintenance  

(Well, Supply Line, and Filter Maintenance) 
180 21,350 

Wells, HLPS, WTP – With Upgrades  

(Additional well, 4th High Lift Pump, and More WTP filters) 
200+ 23,750 

*  Assumptions: MDD = 1.5 ADD, ADD = 425 LPCD, HLPS and WTP run 21/24 hours per day 

1.2 Future Supply Options 

For the future projected population of 62,000, a total water supply of 525 L/s would be required.  Assuming 

the current supply and WTP can be upgraded to provide a minimum of 200 L/s in the long term, a new 

source and treatment system would need to meet the remaining demand of 325 l/s. 

Two main options have been identified for a future second supply, namely the old Charlie Lake system and 

a new Peace River source from the Site C reservoir.  Charlie Lake is limited in the long term by the quantity 

and quality of the lake water, but a new Peace River source will not be available until construction and filling 

of the Site C reservoir is complete.   Assuming that the current source will only serve a population of 23,750 

(which could be reached by 2018), Charlie Lake will need to be re-developed as a source. For the purposes 

of this report, it has been assumed that Charlie Lake will be developed as a temporary source to be used 

until Site C construction is complete and then a new Peace River source would be used.  Charlie Lake 

would then serve as an emergency backup source, in case the river sources were ever compromised. 

The City has one current surface water license available for up to 6,637,290 m3/year that is not being used.  

This license could be used for either a Peace River or Charlie Lake source (both are listed on the license).  

The current wells are considered a groundwater source and groundwater sources currently do not require 

a license.  The existing surface water license should be adequate for the future supply.  This license needs 

to be maintained for the future supply.   

The City has negotiated a tentative agreement with BC Hydro whereby BC Hydro would not object to the 

City withdrawing water from a future Site C reservoir and would not charge the City for lost revenue for 

power generation. 

For cost estimating purposes, it has been assumed that a future water supply and treatment system would 

be implemented in three phases. The first phase would see Charlie Lake provide 150 L/s which would 

temporarily service a population up to 41,500 until Site C construction is complete and a new Peace River 

source is established.  The next phase would be for a new Peace River source to provide a MDD of 150 

L/s to replace the Charlie Lake supply.  The final phase would be to increase the Peace River source to 

provide another 175 L/s to service a population in excess of 41,500.  Cost estimates were prepared 

assuming a future treatment system including DAF treatment, membranes, UV disinfection and chlorination. 
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1.3 Water Reservoirs & Pressure Zones – Current & Future 

Fort St. John currently has two reservoirs and two pressure zones.  Pressure Zone 1 covers the majority of 

the City and is serviced by two storage reservoirs (79 St and 106 St) with volumes of 36,300 m3 and 6,800 

m3 respectively.  This pressure zone is able to service elevations between 660 m and 700m.  Pressure 

Zone 2 is a much smaller pressure zone designed to service the higher elevation area surrounding the 

hospital site near the 79 St reservoir (elevation between 682m to 720m).  Pressure Zone 2 is serviced from 

the 79 St reservoir. 

The current reservoirs have a large storage volume available which is adequate for 3 or more days at MDD. 

This volume is important to have due to Fort St. John’s reliance on a single water supply that is potentially 

vulnerable to power outages, landslides affecting the supply line, or a hydrocarbon spill in the Peace River.  

Future reservoir storage will be dictated by a second water source.  Each water source should have its own 

reservoir(s) to avoid mixing of different water sources which could affect water chemistry (impacting taste 

and quality).  When another supply is developed, it may be possible to use 106 St Reservoir for one supply, 

and 79 St Reservoir for the other for a time, but the 106 St Reservoir is quite small and old.  It has been 

assumed for this report that one additional reservoir will be required in the future at a population threshold 

of 23,750 when the Charlie Lake treatment plant is re-established. 

Pressure Zone 1 would need to be split into two zones in the future to service the two different water sources 

and reservoirs.  This should be able to be accomplished simply by closing valves within the pipe network.  

Several pressure reducing valve stations (PRV’s) would be required to reduce the water pressure to safe 

levels in areas with an elevation lower than 660m as the City expands in the future.  Areas with elevations 

greater than 700m would require pressure boosting and may be difficult to service with water.  This would 

include lands north of Fish Creek, west towards Charlie Lake, and the rural residential area north of the 

airport terminal.  These are more difficult and costly to service areas that the City may not want to include 

in future growth plans. 

1.4 Water Distribution System – Current & Future 

The current distribution network of water mains in the City is generally adequate in most areas.  A fire flow 

capacity study was completed in 2009 that identified some deficiencies in the network. The City has been 

working to rectify these deficiencies on an annual basis and will continue to do so.  For the cost estimates 

in this report, $1M has been allocated annually from 2015 to 2024 as per Council’s commitment in 2009.   

An allocation for a future network of major water mains has been established and is included in the cost 

estimates for this report.  Smaller diameter local distribution mains within future developments have not 

been included and are assumed to be part of overall land development costs funded by individual 

developers. 

1.5 Water System - Cost Estimates 

Table 1.2 lists the 50 year growth plan projects for the water system. 
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Table 1.2: Water System – Cost Estimates 

Item Year Required Cost Potential Funding Sources 

Upgrade Existing Water Supply to 200 L/s City  DCC Developer Other 

Wells – Replace well every 25 years 
2022, 2030,2039, 2042, 

2047, 2055, 2064 
$ 3,600,000 

     

Wells – Add another well 2016 $ 700,000       

HLPS – 4th Pump 2016 $ 700,000       

Supply Line – Major Repairs 2040 $ 150,000      

WTP – More Filters 2016 $ 900,000       

 Sub total $ 6,050,000     

Charlie Lake Water Supply – 150 L/s     

Water Master Plan 2016 $ 200,000       

Retrofit Existing Treatment Plant 2017 $ 11,500,000       

50.5 Mile Booster Upgrade 2017 $ 1,800,000       

Supply Line to New Reservoir 2017 $ 3,750,000       

New Reservoir – Phase A 2017 $ 2,500,000       

 Sub total $ 19,750,000     

New Water Supply – Two Phases – 325 L/s Total     

Planning, Piloting 2033 $ 150,000       

Intake 2035 $ 700,000       

HLPS Raw – Phase A – 150 L/s 2035 $ 4,250,000       

HLPS Raw – Phase B – 175 L/s 2040 $ 1,250,000       

Supply Line to WTP 2035 $ 6,000,000       

New WTP – Phase A – 150 L/s 2035 $ 16,000,000       

New WTP – Phase B – 175 L/s 2040 $ 4,800,000       

Major Supply Lines/Connections to 
Network 

2035 $ 4,100,000 
      

New Reservoir – Phase B 2040 $ 1,500,000       

 Sub total $ 38,750,000     

Distribution Network     

Water Looping Annually - 2015 to 2024 $ 10,000,000      

Upsize Downtown Trunks for Fire Flow 2030 $ 600,000       

Allocation for Future Major Trunks 2030-2050 $ 18,100,000      

Sub total $ 28,700,000     

TOTAL $ 93,250,000     
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2.0 SANITARY SEWER SYSTEM 

2.1 Collection System 

The City’s sanitary sewer collection system is currently split, with approximately 25% of the flows collected 

in the north collection system and diverted to the North Lagoons, and 75% collected and diverted south to 

the South Lagoons.  Major upgrades to both the north and south collection systems have been completed 

over the past 10+ years to improve the capacity of the systems and prevent flooding and property damage.  

A sanitary sewer system computer model has been used in the past to help identify problem areas and 

model future growth scenarios.   

In general, capacity exists in most areas of the existing collection system to accommodate new 

development in most areas within the boundary and some areas outside of the boundary.  For example, 

the Alaska Highway Trunkmain has capacity to accommodate flows from the new boundary expansion 

areas incorporated into the City in 2014 along the West Bypass and Old Fort Roads.  The north sewer 

trunkmain to the North Lagoons was sized to accommodate significant future growth to the northeast.  

However, there are areas of the collection system (mainly the South system) that have limited capacity and 

may require additional upgrades, especially if significant infill and densification occurs (such as in the 

downtown core). For the purposes of this report, one upgrade has been included – adding a sanitary sewer 

main behind the Totem Mall connecting from 93 Ave to the Alaska Highway Trunkmain. 

Other areas would be more difficult to service, both due to system capacity and topography.  For example, 

growth to the southeast, north of Fish Creek, or west towards Charlie Lake would be very difficult and 

expensive to service with sanitary sewer.   

Previous servicing studies have been completed for some of the potential growth areas to the northeast 

and southwest of the City.  Based on information in these previous studies an allocation for a conceptual 

future sewer collection system has been developed.   

2.2 Sanitary Sewage Treatment – North & South Lagoons 

2.2.1 SOUTH LAGOONS 

Upgrades to the south sewage treatment plant (South Lagoons) were completed in 2010 to add a second 

complete mix tank to help increase the capacity of the plant.  The aerated lagoons were desludged and the 

aeration piping replaced in 2014.  The theoretical maximum month capacity of the plant is 6,000 m3/day.  

The original plant design was for a maximum month capacity of 8,000 m3/day; however the effluent quality 

requirements have changed since the plant was constructed.  Originally the 5-Day Biochemical Oxygen 

Demand (BOD5) had to be less than 45 mg/L; now this requirement is 25 mg/L which means the theoretical 

treatment capacity is lower.  Now that upgrades and maintenance are complete, a test is going to be 

completed in winter and summer of 2015 to evaluate the actual treatment capacity of the plant to determine 

more accurately when a future expansion or upgrade would be required.  For the purposes of this report, 

the theoretical capacity of 6,000 m3/day will be used.  Over the past 5 years, average flows to the South 

Lagoons have been around 6,000 m3/day; therefore it is assumed that there is no excess capacity available.  

An immediate upgrade would be required to treat any increased flows to the South Lagoons, unless the 
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testing demonstrates that the complete mix tanks/lagoons are more efficient than assumed using theoretical 

microbiological reaction rates. 

The 50 Year Growth Study population and land use projections for the medium growth scenario were also 

used to estimate future south system population and design flows.  It was assumed that the future 

population in the south system could increase by approximately 8,000 people in 50 years.  Along with 

commercial and industrial growth, sewage flows are expected to almost double from an average of 6,000 

m3/day to 11,400 m3/day.  As part of the 2013 Liquid Waste Management Plan (LWMP) and reclaimed 

water projects, a cost estimate was prepared to upgrade the South Lagoons to a moving bed bioreactor 

(MBBR) process that would treat a similar design flow.  This estimate has been increased slightly to account 

for the higher design flows used for this plan.  In addition to an overall treatment upgrade, costs for system 

improvements for screening, lift station expansion, and UV disinfection as identified in the 2011 DCC 

program have been included in the 50 Year Growth Study. 

2.2.2 NORTH LAGOONS 

The North Lagoons are an older system and the exact treatment capacity is unknown.  The City’s LWMP 

included a commitment to complete a detailed feasibility study to evaluate the capacity of the lagoons and 

determine future upgrade requirements. For the purposes of the 50 Year Growth Study, it has been 

assumed that the North Lagoons will need to be upgraded by 2020.  There have been issues with effluent 

quality in recent years, so the capacity should be evaluated through a feasibility study in the near future. 

The 50 Year Growth Study population and land use projections for the medium growth scenario were used 

to estimate future north system population and design flows.  The population contributing sewage to the 

north system could increase significantly if there is residential growth in the northeast.  This would result in 

the average sewage flow increasing from the current 1,700 m3/day. 

A number of assumptions were made in order to develop a concept and to prepare order of magnitude 

costs for future treatment upgrades at the North Lagoons including: 

 Discharge to the Beatton River at a lower dilution ratio of 20:1 or 40:1 will be permitted year round. 

 The volume of effluent storage cells will need to be increased to store effluent for up to 4 months during 

winter months when Beatton River flows are too low to achieve adequate dilution.  It was assumed that 

land space is adequate at the North Lagoons site to construct additional storage. 

 Effluent reuse may reduce the volume of storage required. 

 Effluent criteria for moderate exposure reuse and discharge to Beatton River will be CBOD5 ≤ 25 mg/L, 

TSS  ≤25 mg/L (not including Spring, Summer), and un-ionized NH3 ≤ 1.25 mg/L or < 0.016 at the end 

of the dilution zone. 

 

Previous cost estimates prepared for the reclaimed water project were used as a basis for a future treatment 

concept.  Two phases of upgrades are assumed.  Phase 1 (assumed to occur at 2020) would include the 

construction of concrete complete mix tanks and partially mixed aeration lagoons to treat average day flows 

up to 6,000 m3/day.  Phase 2 would convert the complete mix tanks to moving bed bioreactors and treat 

average day flows up to 14,000 m3/day.  Phase 2 would be required at a population of 40,000 or in 2040. 
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2.3 Sanitary Sewer System – Cost Estimates 

Table 2.1 lists the 50 year growth plan projects for the sanitary sewer system for both future collection and 

treatment. 

Table 2.1: Sanitary Sewer System – Cost Estimates 

Item 
Year 

Required 
Cost 

Potential Funding 
Sources 

South Lagoons City DCC Developer 

Lift Station Upgrade 2016 $  850,000       

Screening 2017 $  600,000       

Treatment Expansion 2016 $  6,500,000       

UV Disinfection 2030 $  1,100,000       

MoE Discharge Amendment 2030 $  750,000       

Sub total $ 9,800,000    

North Lagoons    

Additional Storage - Phase A 2020 $  3,000,000       

Additional Storage - Phase B 2040 $  3,000,000       

Grit Removal & Screening 2020 $  1,500,000       

Treatment Upgrade - Phase A 2020 $  11,800,000       

Treatment Upgrade - Phase B 2040 $  7,850,000       

UV Disinfection 2020 $  1,100,000       

MoE Discharge Amendment 2020 $  750,000       

Sub total $ 29,000,000    

Existing Collection System    

Interceptor Trunkmain (93 Ave to Alaska Rd S) 2030 $ 1,000,000      

Sub total $ 1,000,000    

Future Collection System    

Allocation for Future Collection System 
Trunkmains & Lift Stations 

2015-2050 $ 23,300,000  
    

Sub total $ 23,300,000    

TOTAL $ 63,100,000    
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3.0 STORMWATER SYSTEM 

3.1 Current Stormwater System 

Similar to the sanitary sewer system, the natural topography splits the stormwater system and drainage 

paths into north and south catchment areas, flowing respectively to the receiving waters of Fish Creek and 

the Peace River. 

Phase 1 of a stormwater master plan was completed in 2013 which analyzed one specific subcatchment 

that collects and conveys stormwater runoff north of the Alaska Highway and discharges it to the Bouffioux 

Coulee. This catchment is the largest subcatchment within the City and encompasses most of the 

commercially zoned areas as well as some residential areas.  Historical flood problems have occurred 

within this subcatchment. Results of the study recommended $16M of stormwater improvements to assist 

in preventing flooding. The City has committed to constructing some of the improvements recommended 

and completed the first step of the upgrade process in 2014.  The remaining recommended improvements 

have been included in the cost estimates for this plan. 

The remaining subcatchments in the City have not been analyzed but are scheduled to be part of future 

phases of the stormwater master plan.  No major issues have been identified in the remaining areas of the 

City that would result in large capital investments for stormwater.  There are areas of the City without 

stormwater collection mains.  For the purposes of this plan, it has been assumed that stormwater collection 

mains will continue to be added to existing road networks each year under the City’s Capital Works road 

construction program or Local Area Service program, when roads are reconstructed or paved.  As such, 

separate cost estimates have not been developed for these upgrades. 

Aside from the piped conveyance network, the City operates and maintains few stormwater related facilities 

as the requirements for stormwater storage for new development is relatively new. In 2010, a 170 m³ 

underground storage tank was constructed as part of the Pomeroy Sport Centre project to capture and 

reuse storm water from the 1.3 ha roof. The City also recently started to maintain larger stormwater storage 

infrastructure constructed by private developments, such as a retention pond at Sunset Ridge and a 

detention pond at Garrison Landing.  Several additional storage facilities are proposed for new 

developments in the current City boundary, but since these will be funded and constructed by private 

developers, they have not been considered in this plan. 

The upgrading of stormwater outlets is an item that will need to be addressed in the near future by the City. 

There are a number of existing outlets that are showing signs of erosion that puts at risk adjacent land and 

infrastructure. Upgrading and protecting stormwater outlets will reduce this risk and liability for the City. 

There has not been any detailed review of the City’s stormwater outlets to date to use as a reference for 

upgrade requirements or costs.  For the purposes of this report, current outlets have been identified on the 

aerial photo and assigned a standard cost allowance to upgrade.  Further assessment of conditions and 

future upgrades needs to be completed.  These costs represent placeholder allowances only and will need 

to be reviewed and refined in the future. 

3.2 Future Stormwater System 

The future stormwater system in new growth areas should be developed with consideration for establishing 

larger integrated stormwater management facilities, protecting stormwater outlets, adding treatment to meet 
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stormwater quality parameters, and moving towards integrated stormwater management. Future 

stormwater plans must also align with the commitments made in the 2014 LWMP. 

It would be beneficial for the future stormwater system if the City could take an active approach in land use 

planning in the future boundary expansions, by identifying and protecting future drainage paths, and 

identifying and securing land for stormwater storage based on topography for a larger sector before 

greenfield developments occur.  Where possible, the City should require design and construction of storage 

facilities such that multiple development projects will utilize a common stormwater management facility.  An 

allocation for possible future larger scale stormwater management facilities and future stormwater outlets 

has been included in the cost estimates.   Future costs are very approximate and will need to be reviewed 

and refined in the future once future growth areas are defined. 

All other costs for stormwater infrastructure (piped collection system) have been assumed to be part of the 

on-site development costs for individual developments and as such have not been included in the plan 

estimates. 

3.3 Stormwater System – Cost Estimates 

Table 3.1 lists the 50 year growth plan projects for the stormwater system. 

Table 3.1: Stormwater System – Cost Estimates 

Item 
Year 

Required 
Cost Potential Funding Sources 

Collection System – Major Upgrades City DCC Developer Other 

93 Ave Storm - 96A St to 100 St 2017 $  2,100,000       

92A St Storm - 87 Ave to 94 Ave 2016 $  2,300,000       

96A St - Alaska Rd to 93 Ave 2015 $  5,200,000       

Sub total $ 9,600,000     

Stormwater Management Facilities     

Allocation for Future Stormwater 
Management Facilities 

2017-2050 $  37,100,000  
     

Sub total $ 37,100,000     

Drainage Outlets     

NW Bypass Outlet 2018 $  500,000        

NW Garrison Outlet 2018 $  500,000        

100 Street North Outlet 2017 $  500,000        

Community Forest Outlet 2020 $  500,000        

Links Golf Outlet 2025 $  500,000        

Secondary Bouffioux Coulee Outlet 2020 $  1,000,000         

Primary Bouffioux Coulee Outlet 2020 $  4,000,000         

South Sewage Lift Station Outlet 2020 $  500,000        

Allocation for Future Outlets 2030-2050 $ 2,500,000          

Sub total $ 10,500,000     

TOTAL $ 57,200,000     
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4.0 Transportation 

4.1 Current Road Network 

The City’s current road system demonstrates a traditional grid structured network, with streets aligned in a 

north-south orientation and avenues in an east-west orientation.  The roads within the City are designated 

into different classes, including arterials, 4 and 2-lane collectors and local roads. 100 Street and 100 Avenue 

are designated as the only arterial roads. Other high volume roads are 4-lane collectors that include 93 

Avenue, 96 Street, 93 Street, and 86 Street.  2-lane collector roads and local roads, in both residential and 

commercial/industrial land uses, meld to create the remainder of the current road network. 

The road network is currently being reviewed through the City’s Transportation Master Plan (TMP) process.  

This plan is not yet complete, but preliminary findings have been used to help determine the projects to 

include in the 50 year road capital plan.  The TMP considers a 20-year horizon, so a more detailed review 

has been completed for this time frame, but not for the full 50 year horizon. 

Within the existing road network several road upgrade projects have been identified.  For the purposes of 

the 50 Year Growth Study, only major upgrades where significant changes to the road classification are 

proposed have been included in the cost estimates.  Projects identified include 4-lane construction of: 

 100 St North (110 Ave – E. Bypass Rd); 

 86th St (100 Ave – E. Bypass Rd), West Bypass Rd (100 Ave – 111 Ave); 

 100 St South (Alaska Hwy – 85 Ave); and the 

 E. Bypass Rd (100 St – 100 Ave).   

The City currently upgrades roads through its annual capital roads and local area service programs.  It is 

assumed that there will continue to be a similar level of annual investment in repaving and reconstruction 

of existing roads through these programs over the next 50 years, and that this regular annual investment 

will cover the costs of other road upgrades to the existing network. 

4.2 Future Road Network 

The City’s future road system is expected to follow the traditional grid structured network.  Gravel grid roads 

already exist along adjacent road corridors and the current agricultural land parcels follow the ¼ section 

grid pattern.  An allocation for future major roads such as arterials and collectors has been included in the 

plan.  The details of local roads for various land uses will be produced as development proceeds.  An 

allowance for intersection upgrades has also been included.  Upgrades would be determined in the future 

but could include items such as traffic signals, turning lanes, medians, or traffic circles.  Details for the future 

road network should be refined when future growth areas are define and through subsequent future updates 

to the Transportation Master Plan. 

4.3 Transportation Cost Estimates 

Transportation capital cost estimates have been prepared.  Unit rates per lineal metre of road were 

calculated for 4-lane and 2-lane construction (including storm mains, sidewalk and streetlighting) based on 

the estimates used for the 2015 City capital road construction program.  These unit rates were used for all 
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estimates, except where other more detailed estimates were available (e.g. 100 St North).  Table 4.1 lists 

the 50 year growth plan projects for the road network. 

Table 4.1: Transportation – Cost Estimates 

Item Type 
Year 

Required 
Cost Potential Funding Source 

Existing City Roads -  Road and Intersection Upgrades City DCC Developer Other 

100 St (110 Ave - E. Bypass Rd) 4 Lane 2017 $  11,240,000        

100 Ave (86 St - Swanson Lumber Rd) 4 Lane 2017 $  40,000,000        

West Bypass Road 4 Lane 2018 $  10,080,000        

100 St (Alaska Hwy - 85 Ave) 4 Lane 2030 $  4,400,000        

E. Bypass Rd (100 St - 100 Ave) 4 Lane 2030 $  35,000,000        

86 St (100 Ave - E. Bypass Rd) 4 Lane 2035 $  16,000,000        

E. Bypass Rd & 86 St Intersection  2030 $  500,000        

E. Bypass Rd & 100 St Intersection  2030 $  500,000        

E. Bypass Rd & 100 Ave Intersection  2030 $  500,000        

Sub total $ 118,220,000     

Future Roads and Future Intersection Upgrades     

Allocation for Future Major Roads  2030-50 $  130,300,000          

Allocation for Future Intersections  2030-50 $  1,500,000          

Sub total $ 131,800,000     

TOTAL $ 250,020,000     
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50 Year Growth Study – Municipal Facilities 
Overview 

An overview of future municipal facility needs has been completed as part of the 50 year growth study.  This 

review included protective services (Fire, RCMP), public works, community services/grounds, bylaw 

services, and the general City Hall. 

The 2014 Municipal Facilities Master Plan (FMP) prepared for the City of Fort St. John by the Cornerstone 

Planning Group and presented to City Council in June 2014 was used as a basis for facility needs in the 

short term horizon (up to population of approximately 27,500).  Only major facility expansions related to 

growth were included in this plan.  Minor renovations to existing facilities such as City Hall were not included.   

To encompass the full 50 year growth horizon, additional projections for future facilities were prepared.  It 

was determined that the simplest method to project approximate future facility needs was to assume that 

future facilities would need to increase in size at a rate proportional to the projected increase in staff. 

Interviews with the Fire Chief and City Directors for Public Works and Protective Services were completed 

to confirm if the future estimates were reasonable, to provide information on future equipment costs, to 

gauge the required timeline for new facilities, and to help provide estimated building costs.  This simplified 

approach provides an approximate magnitude of future capital investments.  These facility plans and 

estimates can be refined when implementation timelines approach. 

More detailed assumptions for the cost estimates for each facility are summarized in this memo.  Key 

assumptions used in all cost estimates are noted below. 

1) Costs are in 2015 dollars. 

2) These are Class D order of magnitude cost estimates only.  Detailed planning or estimating has not 

been completed for many of these projects.  The capital plan and estimates should be refined as 

additional and more detailed information becomes available in the future. 

3) Future facility square footage at 2065 will be equal to 2.8 times the existing facility square footage.  

This 2.8 factor is equivalent to the rate of growth of staff.  By the end of the 50 year timeframe, the 

existing facilities will not be used except where otherwise noted. Costs do not account for potential 

revenue from the sale of existing buildings or land. 

4) Building costs per square foot were provided by local construction companies or recent projects as 

follows: 

a. Shop - $150/ft2 

b. Basic Office - $210/ft2 

c. Blend of office and shop - $175/ft2 

d. Office with more features - $350/ft2 

e. RCMP or Fire Hall - $750/ft2 

5) Land, site improvement, servicing, and landscaping costs are in addition to the building costs. 
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1.0 City Hall, Bylaw & Other Facilities 

The 2014 FMP identified a short term renovation of the existing City Hall to help improve the functionality 

of the existing building.  Longer term a new facility would be required to accommodation increasing staff.   

The FMP identified that Bylaw services could either temporarily occupy the current aging Protective 

Services building or be housed elsewhere.  Future assumptions for City Hall & Bylaw Services are as 

follows: 

 A new 84,000 ft2 City Hall facility will be constructed in two phases as staff levels increase. 

 Bylaw Services are assumed to be require a separate new facility.  This could likely be combined with 

City Hall depending on future needs. 

 Total Cost = $36.9M including land and site improvement costs. 

o Phase A City Hall – $18.2M 

o Phase B City Hall – $14.7M 

o Bylaw Services - $4M 

City staff have identified that a new Visitor Information will be required at some point in the future.  It is 

currently housed at the Pomeroy Sport Center.  Future assumptions for a Visitor Information Center are as 

follows: 

 A new 5000 ft2 facility will be constructed.  It is assumed that the facility will be located on land already 

owned by the City. 

 Total Cost = $2.3M including site improvement costs. 

2.0 Operations 

The 2014 FMP identified a major expansion and renovation of the existing public works building to improve 

the facility and accommodate growth.  Community Services staff are currently housed at multiple different 

facilities.  The FMP identified a new building and renovation at the existing old fire hall site to house some 

community services and grounds staff.   

Future assumptions for Operations – Public Works are as follows: 

 The existing public works facility will be renovated and expanded in the near future. 

 A new 53,000 ft2 public works facility will be constructed as staff levels increase. 

 The existing facility will be retained for the long term and public works will operate with two locations. 

 Future shifts would operate 24 hours a day to minimize future equipment needs. 

 Total Costs = $20.1 M including:  

o Expansion of existing facility - $2.6 M 

o New facility including land, site improvement and equipment costs - $17.5 M 
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Future assumptions for Operations – Community Services and Grounds are as follows: 

 Some community services staff (including grounds) will be relocated to the old fire hall site as outlined 

in the FMP.   All other community services staff will be accommodated in future city hall and other future 

recreational facilities. 

 Eventually, a larger facility than the old fire hall will be required and a new facility/addition will be 

constructed on the same site.  Alternatively, this could likely be combined with a new Public Works 

facility in the future.  Costs have been prepared assuming a stand-along facility for Grounds. 

 Total Costs = $5.4 M including:  

o Expansion of existing facility - $0.6 M 

o New facility including site improvement costs - $4.8 M 

3.0 Protective Services – Fire & RCMP 

The 2014 FMP identified a major expansion and renovation of the existing RCMP building to improve the 

facility and accommodate growth.  No upgrades were identified in the FMP for the Fire Hall as it is a new 

facility. 

Future assumptions for RCMP facilities are as follows: 

 The existing RCMP facility will be renovated and expanded in the near future. 

 A new 70,000 ft2 RCMP facility will be constructed in two phases as staff levels increase to replace the 

existing facility. 

 Total Costs = $62.9M including:  

o Expansion of existing facility - $6.4M 

o New facility including land and site improvement costs – Phase A - $33.9M 

o New facility – Phase B - $22.6M 

Future assumptions for Fire Protective Services are as follows: 

 The existing fire hall will be maintained. 

 Two new fire halls will be required as the community expands. 

 Total Costs = $48M including:  

o 2nd Fire Hall including land, site improvement, and equipment costs - $24M 

o 3rd Fire Hall including land, site improvement, and equipment costs - $24M  
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4.0 Cost Summary & Timeline 

Table 4.1 summarizes the 50 Year Growth Study project costs and approximate timelines for the future 

community facilities other than parks and recreation.  Potential sources of funding for projects have been 

identified. 

Table 4.1: Municipal Facilities – Cost Estimates 

Item 
Year 

Required 
Cost 

Potential Funding 
Source 

Other Community Facilities City Other 

City Hall – Phase A 2025 $ 18,200,000    

City Hall – Phase B 2040 $ 14,700,000    

Bylaw Services 2040 $ 4,000,000    

Visitor Information Center 2025 $ 2,300,000    

Sub total $ 39,200,000   

Operations   

Public Works – Expansion of Existing Building 2017 $  2,600,000     

Public Works – New Building 2040 $  17,500,000     

Community Services/Grounds – Expand Old 
Fire Hall 

2017 $ 600,000 
   

Community Services/Grounds – New Building 2040 $ 4,800,000    

Sub total $ 25,500,000   

Protective Services   

Fire Hall – 2nd Location 2025 $ 24,000,000    

Fire Hall – 3rd Location 2035 $ 24,000,000    

RCMP – Expand Existing Building 2017 $ 6,400,000     

RCMP – New Building – Phase A 2030 $ 33,900,000     

RCMP – New Building – Phase B 2045 $ 22,600,000     

Sub total $ 110,900,000   

TOTAL $ 175,600,000   
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50 Year Growth Study – Parks and Recreation 
Components  

Parks and recreation are vital components of quality of life. There are some historic standards that have 

been used to guide the supply of parks and recreation in communities; however, recent trends are away 

from a quantitative approach. Needs are determined based on the interests of the community, demographic 

characteristics, availability of amenities in neighbouring jurisdictions, community history, and other factors. 

Given the long-term nature of this study, this analysis considers amenities in comparable municipalities 

(Dawson Creek, Prince Rupert), previous BC standards, and average supply in BC based on studies by 

the BC Parks and Recreation Association (BCRPA) between 2004 and 2008.  

The following are some of the assumptions for the analysis: 

 Population will increase per the medium growth scenario – from 22,000 today to 62,000 in 2065 

 Focus on maintaining the current level of service, except where there are clear gaps or trends suggest 

that needs will change 

 Time new facilities based on the projected increase in population 

The projected needs in this section are rough estimates only. The determination of more precise parks and 

recreation needs requires an analysis of existing use and capacity, community interests, and trends in 

sports participation and demand. 

1.0 Parkland 

Many municipalities in BC calculate parkland supply in relation to population to monitor progress over time 

and to support development cost charges (DCCs) for new parkland. Population-based supply is typically 

calculated on the more active types of parkland, excluding natural areas and open space. Table 1 illustrates 

the parkland supply for Fort St. John and comparable communities in relation to some broader standards. 

Table 1: Population-based Parkland Supply (ha/1,000 population) 

Park Type Fort St. John Dawson Creek Prince Rupert 
Traditional BC 

Standard 

Provincial 
Average per 
BCRPA Study 

City-wide / 
Destination 

4.6 4.6 0.9 2 1 

Community 1.1 2.1 0.9 2 0.8 

Neighbourhood 0.1 1.5 0.9 2 0.7 

Total 5.8 8.2 2.7 4 2.5 

Note:  Data is based on GIS/Google Earth supplemented with web searches and BCRPA data. Parkland data for Terrace was 

not collected. 
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For Fort St. John, parks were placed into types based on local knowledge; however, the types could change 

with a detailed review. Based on the park types assigned for Table 1, Fort St. John is very well-served with 

respect to City-wide / destination parkland, near the provincial average for community parkland, and under-

served in terms of neighbourhood parkland. Table 1 does not include open space, natural areas, or linear 

trail corridors. In some communities, these areas are included where they support a significant amount of 

recreation use. 

For many years, the Canadian standard for supply of active parkland was 4 ha/1000 population (10 

acres/1000) (not including nature parks and trails corridors). Many municipalities, particularly the ones with 

a large land base, still have population-based standards within that range. As many municipalities become 

more dense, especially within downtown cores, population-based standards of supply have been 

decreasing, which is likely the reason for the lower provincial average. Municipalities with smaller land 

areas, which are mostly ’built out,’ cannot meet the traditional supply standards due to high land values and 

lack of available undeveloped land.  

Two other types of analysis are often used to analyze parkland supply. One is walking distance to parks; 

the ideal is that every resident live within a 10 minute walk (800 m) of a City-wide/destination or community 

park and within a 5 minute walk (400 m) of a neighbourhood park. The overall percent of land area is 

another measure. This analysis includes all parks and open space, including natural areas. A typical target 

is that 12% minimum of a City’s land area be parks and open space.  

Fort St. John currently has about 12 active parks occupying about 128 ha. With a projected population three 

times the size of the current population, there will be a significant need for new parks.  

Projected Needs 

 Parkland projection – 160 ha (based on 4 ha/1,000 for the 40,000 additional population) 

 Parks – 22 new parks (based on current number of parks per person; allocation below is based on 

a typical distribution, recognizing that existing City-wide parks will continue to serve population 

growth) 

o 1 city-wide/destination park 

o 4 community parks 

o 17 neighbourhood parks 

2.0 Outdoor Facilities  

This section reviews some of the more expensive outdoor facilities. Other amenities such as playgrounds, 

splash parks, tennis courts, basketball/multi-sport courts, skateboard parks, outdoor fitness equipment, 

community gardens, and dog off-leash areas are accounted for in the cost estimates for parks.   

Trails  

Fort St. John currently has about 13.2 kilometres of off-road trails. Trail uses are the most popular activity 

in almost every community where parks and recreation master plans have been completed within the past 
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decade. The goal in most municipalities is to achieve an interconnected trail system that enables residents 

to travel to and from common destinations or to spend a day walking or cycling trails that provide loop 

opportunities. The length of trails needed depends on the size and layout of the community. More detailed 

analysis is required to identify existing gaps, and the locations of trails needed in newly developing areas 

of Fort St. John.   

Projected Needs 

 50 kilometres (based on expected gaps in current trail system, popularity and benefits of trails, and 

needs to link new developments) 

Outdoor Sports Fields 

Fort St. John currently has 15 rectangular sports fields (for soccer, football, rugby, etc.) and 28 ball 

diamonds (for slopitch, baseball, softball, etc.). Of these, 3 of the fields and 17 of the diamonds are used 

by adult leagues, with the remainder being smaller fields used by children and youth. In general in BC, 

soccer is growing significantly, baseball participation is declining, and adult slopitch is remaining stable in 

relation to population. It is possible to achieve some efficiency by overlapping sports fields and ball 

diamonds, but this does involve some compromise in play and is usually appropriate only for youth fields. 

Some of the sports fields might be constructed by the School District or as joint school/city projects.  

Projected Needs 

 27 sports fields (based on current supply, could be a low estimate, but some of the projected ball 

diamonds could be built as sports fields instead) 

 30 to 50 ball diamonds (50 diamonds would be required based on current supply, likely a high 

estimate due to declining use) 

Outdoor Ice Rinks 

Fort St. John currently has four outdoor ice rinks. This is low compared to other northern communities; 

possibly that is due to the relatively high supply of indoor ice rinks (see below).  

Projected Needs 

 2 outdoor ice rinks (based on current supply) 

Outdoor Pool 

Fort St. John does not currently have an outdoor pool. Only one of the comparable communities, Dawson 

Creek, has one. Very few municipalities in BC are building outdoor pools due to the very high costs in 

relation to benefits. In fact, many older pools are being converted to spray parks. Given the climate in Fort 

St. John, the need for an outdoor pool is not anticipated.  
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3.0 Indoor Soccer Field 

There is currently one indoor soccer field in Fort St. John. This is a significant community amenity supporting 

year-round play of an increasingly popular sport.  

Projected Needs 

 2 indoor soccer fields (note – Fort St. John soccer association has done an independent analysis 

which indicated the need for 3 indoor soccer fields) 

4.0 Ice Arenas and Curling 

Fort St. John currently has three ice rinks. This is an average rate of supply for northern communities, 

where hockey and skating are very popular. Southern BC communities have fewer ice rinks per capita. A 

more precise analysis of existing ice use in relation to capacity, and trends in participation and demand, 

would be needed to confirm the number of new ice rinks needed. 

There are 8 curling sheets in Fort St. John, which is a lower rate of supply in relation to the comparable 

communities. Participation in curling is generally declining.  

The City also has a long-track speed skating oval. This is a unique amenity that will serve the projected 

population.  

Projected Needs 

 5 to 6 indoor ice sheets (based on current supply) 

 1 new curling facility with 6 indoor curling sheets (14 to 15 would be required based on current 

supply, number is reduced based on trends) 

5.0 Aquatic Centre 

Fort St. John and the comparable communities all have one aquatic centre. Though the smaller 

communities may not meet the typical population needed to support an aquatic centre, these are important 

facilities in terms of teaching swimming and providing athletic opportunities through the winter. A typical 

standard of supply is one pool for a population of 40,000. The BCRPA found there to be an average of one 

indoor pool per 38,000 population throughout BC.  

Projected Needs 

 Begin planning for a second aquatic centre within 50 years (depends on size and capacity of the 

existing aquatic centre, another option might be to expand / renovate it) 
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6.0 Community/Recreation Centre 

Fort St. John does not have a community centre that includes multi-purpose rooms and a gymnasium. Two 

of the comparable municipalities have such a facility. Fort St. John has one fitness centre. There is no 

typical standard of supply for fitness facilities; however, the demand is increasing. Although private facilities 

help to meet demands, public fitness facilities often cater to different needs.  

Projected Needs 

 1 community centre with gymnasium and fitness centre 

7.0 Phasing and Costs 

Table 2 provides a projection of facility phasing and costs. These are Class D capital cost estimates based 

on 2015 dollars. Operating cost and asset replacement allowances have been included in Section 6 of the 

main body of this report.  For some facilities, there may be cost-sharing opportunities between the City and 

Peace River Regional District. Other potential sources of funds include the 5% parkland dedication, grants, 

and DCC funding for parkland and park development. Where there is a range provided in the text, the 

average is included in the cost estimate.  

Land costs are not included. The City may already own some of the land required. Other means of acquiring 

land include the 5% parkland dedication, DCCs, negotiations through development, and land donations.  

For the proposed recreation facilities, some may be on new sites, and others may be combined with existing 

facilities. There are trends towards combining facilities so individuals and families can participate in a variety 

of activities in one location. To account for the variation in new vs. existing facilities, a cost premium of 5% 

to cover items such as parking, landscape and site services has been added to the building construction 

estimates.  

Table 2: Parks and Recreation Facilities – Cost Estimates 

Item Year Required Cost Potential Funding Sources 

Parks City  DCC Developer Other 

City-wide/Destination Parks 

 
2035 $ 5,000,000 

      

Community Parks 
2025, 2035, 
2045, 2055 

$ 10,000,000 
      

Neighbourhood 
Every 3 years 
beginning in 

2016 
$ 17,000,000 

      

 Sub total $ 32,000,000     

Outdoor Facilities City  DCC Developer Other 

Trails 
Average 1 
km/year 

$ 6,750,000 
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Item Year Required Cost Potential Funding Sources 

Outdoor Sports Fields 
1 field / year, a 

2nd field every 3 
years 

$ 50,250,000 
      

Outdoor Ice Rinks 2025, 2045 $ 400,000      

 Sub total $ 57,400,000     

Indoor Facilities City  DCC Developer Other 

Indoor Soccer Facility 2030 $ 21,000,000       

Ice Arena 2025, 2045 $ 66,400,000      

Curling Facility 2035 $ 8,600,000      

Aquatic Centre 2065 $ 13,300,000       

Community Centre 2020 $ 11,000,000       

 Sub total $ 
120,300,00

0 
    

TOTAL $ 93,250,000     

  

Cost Estimate Assumptions 

Community Park  $2,500,000 each, excluding sports fields 

Neighbourhood Park  $1,000,000 each, excluding sports fields 

Trails   3 m wide, 50% gravel @ $90/lineal m, 50% asphalt @ $180/lineal m 

Sports Field  $750,000 each on average 

Outdoor Ice Rinks $200,000 each, boards and surface only (no ice plant) 

Indoor Soccer    $21 million, 2 soccer pitches, 62,000 ft2 @ $250 plus 30% soft costs plus 5% site 

work (note – Fort St. John Soccer Association has prepared an facility and cost 

estimate separately) 

Arena  $29.4 million, 2 sheet base model, 84,000 ft2 @ $250 plus 30% soft costs plus 5% 

site work; $7.6 million for 1 additional sheet of ice (estimate is based on one 2-

sheet and another 3-sheet facility) 

Curling  $8.6 million, 6 sheets with two storey social and change room component 25,000 

ft2 @ $250 plus 30% soft costs plus 5% site work  

Aquatic Centre   $13.3 million, 6 lane 25m lap pool, 250 m2 leisure pool, hot pool, change rooms 

and support spaces 18,000 ft2 (to 20,000 ft2) @ $550 plus 30% soft costs plus 5% 

site work (estimate is based on a design study for this facility) 

Community Centre $11 million, gym, multipurpose rooms, fitness space 18,000 ft2 (to 24,000 ft2) @ 

$450 plus 30% soft costs plus 5% site work  
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Overview of Boundary Extension Process 

Step 1    Proposal Development and Referrals 

 Council resolution confirming City is willing to consider boundary extension proposal initiated by City or 

landowner outside of current City boundaries 

 Proposal prepared, including identification of lands and roads / road rights-of-way 

 Referral process 

o Property owners within proposed municipal boundary extension area 

o Peace River Regional District 

o Agricultural Land Commission is Agricultural Land Reserve lands involved 

o Provincial Integrated Land Management Bureau if Crown land involved 

o First Nations whose traditional territory included proposed municipal boundary extension area 

Step 2    Proposal Submission to Ministry of Community, Sport and Cultural 

Development 

 Council resolution 

 Proposal (maps, parcel list, roads, rights-of-way) 

 Rationale for the proposed extension 

 Parcel map and/or list indicating which property owners in proposed extension area are in favour of or 

opposed to the extension 

 Results of referrals and consultation process 

Step 3    Ministry Review 

 Ministry of Community, Sport and Cultural Development 

 Ministry of Transportation and Infrastructure 

Step 4    Elector Approval 

 City elector consideration of proposed boundary extension through either referendum, or alternative 

approval process 

 If City elector approval received,  a second Council resolution is sent to the Minister of Community, 

Sport and Cultural Development confirming the boundaries of the extension, declaring that statutory 

requirements of the Local Government Act are met, revealing the results of the elector approval 

process, and requesting that the Minister approve the extension. 
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Step 5    Provincial Approval 

 Ministry of Community, Sport and Cultural Development amends the Letters Patent of the City, and of 

the Peace River Regional District 

 Lieutenant Governor in Council approves boundary extension 

Step 6    Implementation 

 Ministry of Community, Sport and Cultural Development notifies the City, Peace River Regional District, 

BC Assessment Authority, Land Title and Survey Authority of BC, Ministry of Transportation and 

Infrastructure and other relevant Ministries and agencies that boundary extension has been approved 

, and City boundary is extended 

 City and Peace River Regional District coordinate transfer of any service delivery arrangements 

 City confirms population within the boundary extension area 


