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1.0 INTRODUCTION 
 
 
1.1 The Comprehensive Environmental Development Plan 
 
The purpose of the Comprehensive Environmental Development Plan is to 
accommodate future growth and plan for future utility servicing in the most cost-
effective and environmentally responsible manner possible.  The Plan combines 
planning, engineering and financial considerations to derive a blueprint for the 
delivery of municipal infrastructure services.  By considering these elements 
comprehensively, the City of Dawson Creek will better be able to plan for growth 
and the demands of an increased population.  By considering the costs and 
environmental implications of different growth and servicing options, the City seeks 
to achieve substantial returns in terms of efficiency, cost effectiveness and 
environmental conservation. 
 
The impetus to preparing the Plan comes as a result of recent new development and 
an expectation of future growth.  The oil and gas sector continues to show local 
strength, two new forest product plants were announced, and there has been 
significant new commercial and institutional development.  The City would like to 
have a ‘game plan’ to address future growth, but one that is put together in a 
comprehensive, co-ordinated and sustainable way.  The Comprehensive 
Environmental Planning approach was developed to meet this objective. 
 
Once the Plan is completed, the City will have a clear picture of where the City will 
grow, what engineering infrastructure is required, how much this will cost, how it 
will be paid for and at what thresholds these improvements will take place.  The 
central outcome is a long-term capital expenditure program that is linked to 
anticipated growth and demand for services, consisting of: 

 
•  where development will be directed 

•  identified capital projects 

•  why the project is needed 

•  estimated costs 

•  prioritization and timing 

•  financing. 
 

 
1.2 This Supply and Demand Report 
 
This Supply and Demand Report represents the completion of the first of three 
stages of the comprehensive planning process (see Figure 1.1).  The purpose of this 
stage is to project demand for land use and to evaluate the City’s available land 
supply to meet this demand.  To fulfill these objectives requires projecting future 
population, having an appreciation of the regional economy, and an understanding 
of planning considerations such as the Agricultural Land Reserve and areas which 
have environmental values.  The second stage will consist of an infrastructure 
analysis which will match engineering needs with future growth.  The third and final 
stage will be to consider the City’s financial capacity and project how future 
infrastructure will be financed.  During this Supply and Demand Report, and 
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throughout the entire process, the emphasis will be on conservation, an approach 
which will lead to environmental and financial benefits. 
 

Figure 1.1 

Comprehensive Environmental Development Plan Process 
 
 

 
 
 
1.3 Organization of the Report 

 
This report is organized in the following 5 sections: 
 
1. Introduction - presents an overview of the comprehensive environmental 

development plan and this supply and demand report. 
 
2. Situational Assessment - presents the economic and planning context. 
 
3. Demand Projections - presents population projections and future land 

requirements for residential, commercial, industrial and park uses. 
 
4. Current Supply - presents the current supply of land available to meet future 

demand, including a discussion of the implications of where demand can be 
allocated. 

 
5. Summary - presents a summary of supply and demand situation for 

accommodating future growth. 
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2.0 SITUATIONAL ASSESSMENT 
 
 
2.1 Economic Overview 

 
When considering the current Dawson Creek economy and the potential for future 
economic growth, we need to consider both the City of Dawson Creek and its 
regional trading area known as the South Peace.  As outlined in the Dawson Creek 
and Area Economic Development Strategy1, Dawson Creek is regional service centre 
for the incorporated municipalities of Pouce Coupe, Chetwynd and Tumbler Ridge.  
It also is a service centre for the surrounding rural population south of the Peace 
River and extends across the border into Alberta.  Any discussion of the economic 
climate and prospects for future growth, therefore, requires a consideration of both 
Dawson Creek and the South Peace Region. 

 
 

2.1.1 City of Dawson Creek Economy 
 

Dawson Creek rests in the fertile rolling hills of the Peace River Country, in 
northeastern British Columbia near the Alberta Border.  The first farm settler 
acquired land in 1907 and in-migration of settlement began in earnest after World 
War I.  Dawson Creek’s prominence, however, is tied to transportation, beginning 
with the arrival of the Northern Alberta Railway in 1931.  In 1942, a large contingent 
of U.S. troops arrived to begin building the Alaska Highway.  Today, Dawson Creek 
remains Mile 0 of the Alaska Highway.  The Hart Highway connected Dawson Creek 
to Prince George and the rest of the province in 1952 and the BC Railway reached 
the city shortly thereafter in 1957.  Today, Dawson Creek continues to be served by 
these two railways and remains at the junction of several provincial highways that 
radiate toward all points of the compass.  The city owes much of its prosperity to 
excellent transportation access. 
 
As the following figure shows, Dawson Creek has a diversified economy.  The City’s 
role as a regional service centre is evident by the variety of industries represented 
and the number of people working in the retail trade sector.  Health and social 
services, manufacturing, transportation and accommodation and food and beverage 
are also significant employers.  This reflects the City’s multi-purpose function in 
terms of forestry, agriculture, tourism and regional service. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

                                                
1  Author: Dawson Creek and Area Economic Development Steering Committee, 1998 
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Figure 2.0 
Dawson Creek Labour Force by Industry (1996) 

 
Agriculture 
 
Agriculture brought the first permanent human settlement to Dawson Creek and 
continues to contribute strength and stability to the Dawson Creek economy.  There 
are over 1,800 farms in the region which generate around $100 million of receipts 
annually.  Wheat, canola, small grains, honey and fescue are some of the crops 
produced.  Beef cattle and buffalo cattle are examples of livestock operations.  The 
overall success of this industry varies on a year to year basis depending on weather 
and market prices.  At the same time, the cost of land is less in British Columbia 
than Alberta and agriculture remains a growth industry. 
 
One advantage that Dawson Creek has is access to the BC Railway line.  Bulk grain 
shipping costs are currently considerably lower than on the CN Line.  Consequently, 
the city attracts business for the transportation of grain products from a wide 
market area, as producers from Alberta transport their grain on trucks a greater 
distance to the city.  Louis Dreyfus is planning on constructing a 20,000 tonne high-
throughput grain elevator is already underway toward completing 15 storage sites.  
The regionalization of agricultural transportation and the further growth and 
diversification of this industry will continue to strengthen the local economy of 
Dawson Creek. 
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Forestry 
 
Within the Dawson Creek Forest District, there are an estimated 1,700 jobs 
associated with the industry.2  Louisiana Pacific is the major industrial employer with 
an oriented strand board plant which opened in 1987.  The company has also begun 
construction on a laminated veneer plant that could ultimately directly employ 
another 260 people by 2004.  While the forest sector is subject to international 
prices and trade disputes between Canada and the United States, the long term 
industry outlook in the region is favourable. The Annual Allowable Cut in the Dawson 
Creek Forest District in 2002 is 2.25 million cubic metres, 985,000 cubic metres of 
which are deciduous species.  New building technology has assisted in the 
development of deciduous wood products. 
 
Retail 
 
Dawson Creek’s trading area population of about 28,000 has solidified its role as a 
regional retailing centre.  In the last 3 years especially, there has been considerable 
new retail activity.  Safeway has expanded and relocated, a new Canadian Tire Store 
is operational and a new Extra Foods Supermarket is planned on Alaska Avenue.  
There is a relatively low vacancy of storefronts downtown as some recent vacancies 
have been filled.  Dawson Creek is handicapped somewhat by the Provincial Sales 
Tax, which does not exist in Alberta.  Residents in Dawson Creek often will drive to 
Grande Prairie, Alberta to shop for ‘large ticket’ items.  On the other hand, the 
Provincial Sales Tax does not apply to foodstuffs or services in BC, and the City 
attracts traffic because of low rail transportation costs cited above.  Consequently, 
the impact of the provincial sales tax has been ameliorated, and the retail sector is 
relatively strong. 
 
Oil and Gas 
 
The oil and gas sector in Dawson Creek is a contributor to the Dawson Creek 
economy but not to the same extent as the neighbouring North Peace industry 
centred in Fort St. John.  Oil and gas reserves in the South Peace are present but 
not as financially accessible as fields in the North Peace and the Peace Country in 
Alberta.  In fact, the development of the oil and gas sector in the South Peace, with 
Dawson Creek acting as the service centre, is one of the City’s biggest economic 
question marks.  If the pace of the oil and gas industry continues as it has for the 
last decade, growth will be modest.  If, however, there is renewed and concerted 
development activity in the oil and gas sector, annual growth could be among the 
highest the city has witnessed.  Dawson Creek already derives significant benefits 
from the oil and gas industry, including both employment of local residents and the 
supply of a variety of goods and services to the industry.  It is unclear whether the 
city will replicate growth seen in cities such as Fort St. John and Fort Nelson.  The 
potential, however, exists and the ramifications if it were to happen are substantial. 
 

                                                
2  Dawson Creek Forest District's boundaries before 2002.  In February of 2002 the provincial 

government announced an expanded Dawson Creek Forest District including much of the North 
Peace.  The Dawson Creek Forest District will retain its headquarters within the City of Dawson Creek. 
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Tourism 
 
As Dawson Creek is at a transportation crossroads and is located at Mile 0 of the 
Alaska Highway, the tourism industry is an important component of the local 
economy.  After retail trade and health & social services, the accommodation and 
food & beverage sector employs the most people.  While tourism traffic has been 
stable or in modest decline in recent years, age demographics and the international 
geopolitical situation will work to Dawson Creek’s advantage.  Community 
enhancement initiatives undertaken by the City combined with marketing, 
promotional and cultural activities should help the City gain increased income levels 
from tourism. 
 
Government Service 
 
With the exception of petroleum resources, Dawson Creek is the federal and 
provincial government service centre for Northeastern British Columbia. At the same 
time, Along with agriculture, the government service sector has brought stability to 
Dawson Creek while other sectors such as forestry, mining, and oil & gas have been 
more cyclical.  Little growth is expected in the public sector in the short to medium 
term because of the current fiscal situation provincially.  Indeed, Dawson Creek is 
being confronted with minor employment losses in this sector as many other 
communities in the province are facing. 
 
While it is currently the government service centre for the Peace, some government 
offices and facilities, such as oil and gas administration, are located in Fort St. John.  
Similarly, while Dawson Creek hosts the main campus of Northern Lights Colllege, 
proportionately more expansion is planned at the Fort St. John campus.  The same 
can be said for the organization of future health care, as a consolidation of 
administration for the Peace is proposed to be located in Fort St. John.  At the same 
time, Dawson Creek is retaining the BC Assessment Office.  Also working to the 
City’s advantage is the proposed merger of the Dawson Creek and Fort St. John 
Forest Districts in the spring of 2003.  The combined office is proposed to be located 
in Dawson Creek. 
 
Lifestyle-Retirement Living 
 
One area that Dawson Creek is seeing growth is in the 'retirement' sector.  In terms 
of quality of life, Dawson Creek is arguably the most attractive city in the entire 
Peace Region in both British Columbia and Alberta.  Most of the senior management, 
for example, of a forest product mill in Chetwynd choose to commute and live in 
Dawson Creek.  With improved telecommunication and transportation, Dawson 
Creek is positioning itself to attract people on a lifestyle basis.  Evidence of this 
includes new townhouse developments that have been built and are targeted toward 
an ‘adult’ market.  With the beginning of the baby boom now approaching 
retirement age, Dawson Creek stands to gain a higher proportion of retirees than its 
immediate neighbours.  The City's community enhancement efforts will help in this 
regard. 
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2.1.2 South Peace Regional Economy 

 
The City of Dawson Creek is the business and service centre for the South Peace 
Region (see Figure 2.1).  As Dawson Creek’s population is about 10,750 to 11,800 
(depending on whether one selects the Census or BC Stats 2001 estimate) the 
regional population approaches 30,000.  Many people regularly travel to Dawson 
Creek to make major purchases to access rail and air transportation and to utilize 
government services such as the hospital and courthouse.  The growth and 
development of the outlying South Peace Region have strong implications the future 
growth and development of the City. 
 
While Dawson Creek has seen stability and some modest growth, the outlying region 
has not fared as well.  Tumbler Ridge, a new town that came into being in the 
1970’s, has experienced major job and population losses due to the closure of the 
Quintette Coal Mine and dramatic reductions in the neighbouring Bullmoose Coal 
Mine.  The population of Tumbler Ridge, which once numbered over 4,000, now is 
closer to 2,500.  The Chetwynd pulpmill has been shutdown for over a year and a 
half.  These job losses in Chetwynd and Tumbler Ridge have an immediate impact 
on Dawson Creek.  Although there has been new development in Dawson Creek 
with the new Louisiana Pacific veneer plants and new large format retailers, this 
growth has been offset by declines in the region. 
 
There are, however, some signs of recovery and growth in the outlying area.  Oil 
and gas exploration and development continues to expand.  The population of 
Tumbler Ridge has recovered with a new influx of people who have purchased single 
family dwellings at low prices.  Two new smaller mines are proposed near Tumbler 
Ridge and Chetwynd.  Finally, an improving North American economy may shore up 
market prices for pulp and paper, and allow the Chetwynd pulpmill to reopen. 
 

 
2.1.3 Summary 

 
The present economic situation in Dawson Creek is stable and the outlook is 
moderately positive.  The City has a good diversified economy and, as such, has not 
been subject to the cyclical nature of economic and commodity cycles.  There has 
been growth in all sectors of the Dawson Creek economy with the exception of 
government services.  The worst of the problems that the South Peace communities 
of Tumbler Ridge and Chetwynd have faced, appear now to be over.  As the capital 
of the South Peace, Dawson Creek’s economy appears to be well positioned.  The 
opening of new national large format retailers in the community is a sign of 
confidence.  While the level of future development of energy resources remains 
unclear, the prognosis for the Dawson Creek economy can be described as 
guardedly optimistic. 
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2.2 Planning Overview 
 
The community planning context is an important constituent of the Comprehensive 
Environmental Development Plan.  Community planning helps us to appreciate the 
current pattern of land use, and gives direction to the future growth and 
development of the city.  Significant tools have been used to identify planning 
priorities and directions for the future growth of the City.  These include the City’s 
Official Community Plan, and the identification of agricultural and environmental 
features. 
 

 
2.3 Official Community Plan 
 
The Comprehensive Environmental Development Plan flows out of the City’s Official 
Community Plan (OCP).  The OCP prescribes land use designations for different 
areas and contains objectives and policies which guide future development.  This 
Plan will aim to be consistent with the OCP and work to achieve the community’s 
objectives.   
 
The Official Community Plan outlines the objectives of the City and establishes 
policies through which planning decisions are made by Council.  These policies 
inform the Comprehensive Environmental Development Plan, and the discussion of 
different options related to future development within the City.  Land use 
designations found within the OCP are shown on Figure 2.2.  A discussion respecting 
some of direction and policies of these designations follows. 
 
 
2.3.1 Residential Development 
 
A policy of the OCP is to encourage infill as a priority for residential development; 
however, new residential development will be considered on greenfield sites.  
Single-family dwelling units will be encouraged outside the downtown area, while 
multi-family and mixed commercial/residential uses will be directed to the downtown 
core.  Manufactured/mobile homes, “adult living” communities, affordable rental and 
special needs housing will also complement the mixture of housing types that the 
City aims to integrate within the community. 
 
 
2.3.2 Commercial Development 
 
Depending upon use, scale and land area requirements, commercial uses will be 
directed to the following areas: 
  
•  Downtown core; 

•  Outside downtown core (i.e. shopping centres); 

•  Highway-oriented development; 

•  Local/neighbourhood areas. 
 

The City wishes to direct automobile-oriented uses to the highway corridors and 
more pedestrian-oriented commercial uses to the downtown core and 
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neighbourhood centres.  Within the downtown core, the OCP encourages residential 
development and the incorporation of design features, physical improvements and 
inter-connectedness between areas to encourage the evolution of a pedestrian-
friendly area.  Large format retailers (i.e. ‘big boxes’) would be directed toward the 
highway corridors, preferably in reasonably close proximity to the downtown. 
 
 
2.3.3 Industrial Development 
 
Future industrial development will be encouraged primarily within the southeastern 
sector of the City with some industrial uses permitted adjacent to the railway lines in 
the core area.  The southeastern sector is well situated for heavy industrial uses due 
to its segregation from residential areas and the prevailing winds from the west and 
southwest.  Additional industrial development will be directed to the northwestern 
sector where there is access to the BC Rail mainline. 
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2.3.4 Parks and Recreation 
 
One of the main priorities of the OCP is to develop a system of parks and recreation 
facilities to meet a full range of recreational and conservation objectives in the City.  
Dawson Creek plays a fundamental role in this initiative as it provides a greenbelt as 
part of the watercourse linking various parts of the City together through a city park 
system.  The City’s central park for ball fields and rodeo grounds is located on 
Highway 2 in the southeast.  Future neighbourhood parks are planned in the 
northwest, northeast and southwest as residential development expands.  Improving 
existing parks and co-operating with the School District for joint use of recreation 
facilities will ensure open spaces and recreational amenities are well maintained for 
future generations. 
 
 
2.3.5 Environmental and Preservation Areas 
 
The most prominent environmental feature in Dawson Creek is the creek itself and 
associated tributary, South Dawson Creek.  Much of the creek and its riparian zone 
is protected by this designation. The OCP supports efforts to encourage stream bank 
stabilization to rectify soil instability and erosion problems as well as flow 
stabilization.  While much of the creek and riparian zones have been secured by the 
City and incorporated into its linear park system, much of the creek, particularly east 
of 8th Street, is in private hands.  There are few other areas of environmental 
significance within Dawson Creek. 
 
 
2.4 Agricultural and Environmental Features 
 
Within the City of Dawson Creek, significant agricultural and environmental features 
exist that support natural resource and environmental values as well as visual 
quality.  Conservation of these environmentally sensitive areas and features within 
the City of Dawson Creek is a priority in any future development both within and 
outside the municipal boundaries.  As shown in Figure 2.3, several agricultural and 
environmental features can be identified within the City including: 
 

•  Agricultural Areas 

•  Riparian Areas 

•  Forested Areas 
 
 
2.4.1 Agriculture 
 
The City lies within the heart of much of the region’s Agricultural Land Reserve 
(ALR) lands and is the centre of what has been referred to as the ‘Breadbasket of 
British Columbia.’  The entire boundary of the City of Dawson Creek is coincident 
with the ALR boundaries; the edge of this ‘breadbasket’ is immediately adjacent to 
the City.  These valuable agricultural lands lie immediately outside the City and are 
of excellent agricultural capability.  These lands are considered to be of similar 
agricultural capability as those found in the Fraser Valley and Southern Vancouver 
Island.  
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One of the main objectives of the Land Reserve Commission is the preservation of 
agricultural land for farm use.  The ALR takes precedence over, but does not replace 
other legislation and bylaws that may apply to the land. Local and regional 
governments, as well as other provincial agencies, are expected to plan in 
accordance with the provincial policy of preserving agricultural land and ensuring 
that only permitted agricultural activities and uses occur on those lands designated 
as ALR. 
 
Even though the entire City is surrounded by the ALR, there are three areas within 
the City limits that remain as ALR lands as indicated on Figure 2.3.  The largest 
area, and most significant piece of ALR land within the City, is located at the south 
end of the City east of 8th Street and south of Highway 2 as it swings eastward 
toward Pouce Coupe.  Within this area, there is more than 40 ha (100 acres) of land 
in active agricultural production in the ALR.  The soils in this area are Class 2, and 
the land is designated Development Reserve in the City’s OCP.  For lands within this 
designation, it is the policy of Council to permit residential and limited agricultural 
uses which will not preclude the ultimate development of these areas to urban uses.  
In 1996, the Land Reserve Commission requested this OCP designation be changed 
to reflect an agricultural designation.  The second area is about 14 ha (35 acres) 
and is in the vicinity of the new Louisiana Pacific Veneer Plant.  Land was excluded 
form the ALR to accommodate this plant but any future applications for ALR 
exclusion will be evaluated by the Land Reserve Commission on their own merit.  
The third area that currently lies within the ALR is a small and insignificant area of 
2.3 hectares located in the northwest section of the City which is also shown in 
Figure 2.3.  This area is currently designated as Parks and Recreation in the City’s 
OCP. 
 
There are other lands that are agricultural open space areas that are suited for 
agricultural activity.  These include lands in the southwest, northeast and southwest 
quadrants of the City.  These lands have high agricultural capability but are reserved 
for future residential purposes in the OCP.  These lands are not included within the 
Agricultural Land Reserve. 
 
Agricultural capability is defined by the Canadian Land Inventory (CLI) shown on 
Figure 2.4 which rates soils based on their capacity to support agricultural activities.  
There are 7 capability classes for agriculture with 1 representing the highest class 
and 7 representing the lowest.  The entire City of Dawson Creek is surrounded by 
soils of excellent agricultural capability with the exception of lands directly adjacent 
to creek corridors. 
 
Soils within and immediately adjacent to the municipal boundaries of the City of 
Dawson Creek are generally considered Class 2 with the exception of lands 
immediately adjacent to Dawson Creek itself.  A Class 2 rating means the soils in 
this area can support a reduced range of crops, they are deep and hold moisture 
well.  The limitations are moderate and the soils can be managed and cropped with 
little difficulty.  Under good management, these soils are moderately high in 
productivity.  The main limitation of these soils is the adverse climate.  Low 
temperatures or low or poor distribution of rainfall during the cropping season (or a 
combination of these) inhibit the range of crops that can be supported. 
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2.4.2 Riparian Habitat 
 
Of significant environmental importance is Dawson Creek and its tributary, South 
Dawson Creek which provide wildlife and waterfowl habitat within the City.  This 
Riparian Habitat, as indicated on Figure 2.3, is adjacent to the Creek at the land-
water interface within a 30 metre offset from the centre of the Creek.  This riparian 
zone is often inundated with water (either continuously or periodically) and performs 
important ecological functions such as water filtration and erosion control.  Due to 
these significant benefits, the Dawson Creek riparian zone has been designated as 
an environmental feature for the purposes of this plan. 
 
 
2.4.3 Forested Areas 
 
The City lies within the Boreal White and Black Spruce biogeoclimatic zone.  Within 
this zone, a wide diversity of wildlife species including furbearers, songbirds, moose, 
white-tailed and mule deer, elk and black bears are found. Forested areas (as shown 
on Figure 2.3) provide natural areas and habitat for many of these species.  There 
are few forested areas in Dawson Creek considering the good agricultural capability 
of the land and its historic use for non-urban uses.  One forested area, however, 
that is an important environmental feature is the land north of South Dawson Creek 
and south of 102nd Avenue.  This is the most significant forested area remaining in 
the City and contains approximately 28 ha (70 acres) of natural woodland.  
Ownership of this land by the City allows for the potential maintenance of this land 
for conservation purposes.  There are other semi-natural areas of lesser significance 
such as near the City's Sewage Treatment Plant. 
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3.0 DEMAND PROJECTIONS 
 

3.1 Introduction 
 
This section presents the demand for residential, commercial and industrial land for 
the next 20 years.  By considering historic trends, the economic situation and 
population forecasts, it is possible to project demand for land use categories.  These 
demand projections will be presented as a range of probability as future economic 
circumstances will have a large bearing on future growth.  These demand 
projections will, in Section 4, be matched with the available supply and options of 
various land use sub categories.   
 
3.2 Historical Population 
 
According to BC Stats, the population of the City of Dawson Creek in 2001 was 
estimated at 11,789.  Table 3.1 below provides an overview of Dawson Creek’s 
historic population growth and change.  The average annual percent change is 
approximately 0.4%.   
 
At the same time, the Federal Census has estimated Dawson Creek’s 2001 
population to be 10,754, which is 1,035 people less than the BC Stats estimate.  BC 
Stats has stood by their estimate even after the Census results were released.  They 
have pointed to the problem of undercounting inherent in the Census methodology.  
Indeed, for the 2001 Census, many municipal jurisdictions in British Columbia were 
surprised and disagreed with the Census results. 
 
The approach used in this report is to present the BC Stats population estimates 
because these are developed on an annual basis.  BC Stats data is also used by the 
provincial government for health, education and social service planning.  However, 
in this report, the 2001 Census population of 10,754 will be used as the basis for 
future population projections, modelling and demand projections.  The Census data 
has been the standard for population and socio-economic analysis among planners, 
economists and demographers.  At the same time, persuasive arguments can be 
made for using either of the two population projections. 
 
Figure 3.1 below, illustrates the changes in population within the City since 1976.  
As indicated, the City’s population increased rapidly in 1980, and peaked at 11,739 
in 1982.  This was followed by a decline shortly thereafter.  Since the late 1980s, 
however, the City’s population has continued to increase reaching similar population 
levels experienced in the early 1980s.  By the 1996 and 2001 Census, the population 
had risen to an estimated population of 11,602 and 11,789 respectively3. 

                                                
3 It should be noted that these figures provide estimates of population growth in Dawson Creek as 
calculated by BC Stats.  However, Census Canada data estimates the 1996 and 2001 populations of 
Dawson Creek to be 11,125 and 10,754 respectively.   In calculating future population projections beyond 
2001, Census Canada figures have been used. 
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Table 3.1 
BC Stats Historic Population Change Estimates 

1976-2001 
 

Year Dawson Creek Population % Change In Dawson Creek 

1976 10,780  

1977 10,625 -1.44% 

1978 10,369 -2.41% 

1979 10,534 1.59% 

1980 11,513 9.29% 

1981 11,684 1.49% 

1982 11,739 0.47% 

1983 11,639 -0.85% 

1984 11,342 -2.55% 

1985 11,198 -1.27% 

1986 10,921 -2.47% 

1987 11,193 2.49% 

1988 10,794 -3.56% 

1989 11,014 2.04% 

1990 11,109 0.86% 

1991 11,298 1.70% 

1992 11,277 -0.19% 

1993 11,394 1.04% 

1994 11,446 0.46% 

1995 11,526 0.70% 

1996 11,602 0.66% 

1997 11,660 0.50% 

1998 11,781 1.0% 

1999 11,809 0.3% 

2000 11,706 -0.90% 

2001 11,789 0.70% 

Source: BC Stats (Note: These are population estimates and do not reflect Census Canada estimates.  BC 
Stats data “includes estimate of Census undercount.) 
 
 
Population growth rates have been, on average, 0.4% per year within Dawson Creek 
in the period between 1976 and 2000. Although this growth rate seems modest, it 
should be noted that the City experienced a significant population ‘spike’ of 9% 
between 1979 and 1980.  This was followed by a steady population decline into the 
late 1980s.  Population fluxuations were common during the 1980s especially in 
regions directly tied the oil and gas industry which were susceptible to market 
cycles.   
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Figure 3.1 
Dawson Creek Population 1976-2001 
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*  BC Stats Estimates 
 

 
3.3 Population Projections 
 
This section presents population projections using two different methods.  The first 
method projects population growth on an annual Percentage Growth Method.  The 
second method is presented the P.E.O.P.L.E. model developed by BC Stats.   
 
 
3.3.1 Percentage Growth Method 
 
A common means of projecting population growth is to assume a certain annual 
percentage increase.  This is a convenient and simple way to project growth, and is 
a good method for broad, high level strategic planning exercises like the 
Comprehensive Environmental Development Plan. 
 
As described in the previous section, the average population growth rate for the City 
of Dawson Creek was 0.4% from 1976 to 2000. This is somewhat higher than the 
average annual growth rate for the South Peace of 0.2%. The highest annual 
growth rate in Dawson Creek was 9.29% in 1980 and the most significant decrease 
was - 2.6% in 1984. 
 
By contrast, the average annual growth rate for the same period for the North Peace 
was 1.5%.  In Fort St. John between 1976 and 1996, the City experienced an 
average annual growth rate of 3%. 
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What growth rates can one assume will occur in the future in Dawson Creek?  If the 
population continues to expand at the historical rate of growth between 1976 and 
2000, this would translate into 0.4% per year.  If the population were to experience 
significant growth, albeit less than what the North Peace has experienced, the 
growth rate could be 1%.  If there is substantial growth, approaching the growth 
that Fort St. John has seen, the growth rate could be 2%. 
 
Figure 3.2 presents in graphic form the range of growth scenarios. 
 

Figure 3.2 
Percentage Growth Population Range 

 
 

  
0.4%             1%           2% 

probable                             possible                 unlikely 
 
 
The 0.4% growth scenario should be considered the most probable.  This is the 
historic rate of growth in Dawson Creek over two economic cycles.  The 1% growth 
scenario could occur, particularly if there is considerably more interest and activity in 
the oil and gas sector.  Considering that the North Peace has seen an population 
increase of 1.5% per annum in the last 20 years, it is possible that Dawson Creek 
could see annual increases of 1%.  The third scenario, 2%, while unlikely, could 
occur if there is significant new industrial development in the South Peace, 
particularly in the oil and gas sector.  As recounted earlier, petroleum resources in 
the South Peace are not available in as large volumes as in the North Peace and are 
somewhat more difficult to acquire.  However, the City of Fort St. John has 
experienced a population growth rate of 3% annually, so it would appear prudent to 
consider the impacts of a 2% annual increase of population in Dawson Creek. 
 
Using the assumptions described above, Table 3.2 illustrates population projections 
using the three percentage growth scenarios. 

 
Table 3.2 

Dawson Creek Population Projections 
(Percentage Growth Method) 

 

Year .4 % 
per year 

1%  
per year 

2% 
per year 

2001 10,754 10,754 10,754 
2002 10,797 10,862 10,969 
2003 10,840 10,970 11,188 
2004 10,884 11,080 11,412 
2005 10,927 11,191 11,640 
2006 10,971 11,303 11,873 
2007 11,015 11,416 12,111 
2008 11,059 11,530 12,353 
2009 11,103 11,645 12,600 
2010 11,147 11,761 12,852 
2011 11,192 11,879 13,109 
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Table 3.2 (continued . . .) 
  

Year .4 % 
per year 

1%  
per year 

2% 
per year 

2012 11,237 11,998 13,371 
2013 11,282 12,118 13,639 
2014 11,327 12,239 13,911 
2015 11,372 12,361 14,190 
2016 11,418 12,485 14,473 
2017 11,463 12,610 14,763 
2018 11,509 12,736 15,058 
2019 11,555 12,863 15,359 
2020 11,601 12,992 15,667 
2021 11,648 13,122 15,980 

  
These estimates suggest the following population increases between 2001 and 
2021: 
 
•  at 0.4% annual growth, the population will increase by 894 

•  at 1% annual growth, the population will increase by 2,368 

•  at 2% annual growth, the population will increase by 5,226 
 
 

3.3.2 P.E.O.P.L.E. Method 
 

A second way to project population is to use the future population growth rates 
estimated by BC Stats using the P.E.O.P.L.E. (Population Extrapolation for 
Organizational Planning with Less Error) Model.  This projection method provides 
estimated regional projections for the South Peace Local Health Area.  P.E.O.P.L.E. 
projections are quite sophisticated and take into consideration economic factors, 
fertility rates, births, deaths, and in-migration.  The most recent projections were 
run in June 2001.  These regional local health area projections have been 
extrapolated and applied by ratio to the 2001 estimated population for City of 
Dawson Creek and projected forward 20 years. 
 
There are at least two shortcomings, however, with this method.  The first is that 
the P.E.O.P.L.E. method is largely a cohort-survival, demographic method.  While 
accounting for economic factors it does not emphasize regional economic factors to 
a great extent.  Second, this method utilizes the P.E.O.P.L.E. projection for the 
South Peace Local Health Area.  As the South Peace Region’s (including Tumbler 
Ridge and Chetwynd) growth has been less than what the City of Dawson Creek has 
experienced, this method may underestimate the growth that Dawson Creek will 
experience. 
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Table 3.3 
 

Population Projections Using P.E.O.P.L.E. Growth Rates  
for the South Peace Local Health Area 

 

Year Population 
Projection 

LHA (PEOPLE) Projected* 
Pop Growth Rate 

2001 10,754 1.1% 
2002 10,840 0.8% 
2003 10,786 -0.5% 
2004 10,635 -1.4% 
2005 10,582 -0.5% 
2006 10,645 0.6% 
2007 10,709 0.6% 
2008 10,773 0.6% 
2009 10,838 0.6% 
2010 10,903 0.6% 
2011 10,968 0.6% 
2012 11,034 0.6% 
2013 11,100 0.6% 
2014 11,156 0.5% 
2015 11,212 0.5% 
2016 11,268 0.5% 
2017 11,324 0.5% 
2018 11,381 0.5% 
2019 11,426 0.4% 
2020 11,472 0.4% 
2021 11,518 0.4% 

*  BC Stats, P.E.O.P.L.E. Projection 26 - June 2001 
 
These estimates suggest a population increase of 764 persons between 2001 and 
2021.  This represents an average annual growth rate of about 0.4%, which 
approximates growth in Dawson Creek over the past 20 years. 
 
 
3.3.3 Summary 
 
The population projections illustrated above provide two methods to estimate future 
population projections.  Interestingly, both the Percentage Growth Method and the 
P.E.O.P.L.E. Method suggest a growth rate of 0.4%.  Therefore, the 0.4% growth 
rate is the most promising estimate that can be used in this study to anticipate of 
future population trends in the City of Dawson Creek.   
 
For the remainder of this study, projections for demand will be based upon the 
0.4%, 1% and 2% growth rates to illustrate the range of growth that may be 
expected.  However, as indicated, the 0.4% growth rate is expected to be the most 
likely scenario for the next 20 years. 
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3.4 Residential Demand 
 
Using these population projections, it is possible to estimate residential demand 
using two separate models. Model #1 is based on the existing residential conditions 
as reported by BC Stats for the 1996 Census.  Model #2 provides projections based 
upon the Province’s Modified Population Growth Method. By providing figures for 
three different growth scenarios (i.e. 0.4%, 1% and 2%) it will be possible to 
estimate future demand for residential units and available land.  The following 
section describes each model in detail, and how these estimates were derived. 
 
 
3.4.1 Model #1 - Residential Demand Projection based on 1996 

Census (existing conditions) 
 
The first model estimates residential demand based on population projections in 
Table 3.2 and statistics supplied by BC Stats including the number of persons per 
household and the percentage of single and multiple family dwelling units.  In 1996, 
it was estimated that 73% of occupied dwelling units were single family/semi-
detached homes and the remaining 27% comprised of multiple family dwelling units 
(i.e. townhouses and apartment units).   
 
Using the population projections in Table 3.2 and an average of 2.7 persons per 
household (pphh)4, Table 3.4 below outlines residential demand projections to 2022. 
 
 

Table 3.4 
 

Model #1- Residential Demand Projection based on 1996 Census 
 

Estimated Residential Demand Projections 
Total Number of Dwelling Units 

 

Year 

 

 

Additional 
Dwelling 

Units 
Required 
Each Year 

2.7 pphh @ 
0.4% 

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

Additional 
Dwelling 

Units 
Required 
Each Year 

2.7 pphh @ 
1.0% 

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

Additional 
Dwelling 

Units 
Required 

Each Year 2.7 
pphh @ 2.0%

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

2002 16  40  80  
2003 16 32 40 80 81 161 
2004 16 48 41 121 83 244 
2005 16 64 41 162 85 328 
2006 16 80 41 203 86 415 
2007 16 97 42 245 88 503 
2008 16 113 42 287 90 592 
2009 16 129 43 330 92 684 
2010 16 146 43 373 93 777 

 

                                                
4  2.7 persons per household is the average number of persons per dwelling unit in the City as of 1996 

Census (Source:  BC Stats). 
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Table 3.4 (continued . . .) 
 

Year 

 

 

Additional 
Dwelling 

Units 
Required 
Each Year 

2.7 pphh @ 
0.4% 

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

Additional 
Dwelling 

Units 
Required 
Each Year 

2.7 pphh @ 
1.0% 

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

Additional 
Dwelling 

Units 
Required 

Each Year 2.7 
pphh @ 2.0%

Cumulative 
Total of 

Dwelling 
Units  

Required 

 

2011 17 162 44 417 95 872 
2012 17 179 44 461 97 969 
2013 17 195 44 505 99 1068 
2014 17 212 45 550 101 1169 
2015 17 229 45 595 103 1272 
2016 17 246 46 641 105 1378 
2017 17 263 46 687 107 1485 
2018 17 280 47 734 109 1594 
2019 17 297 47 781 112 1706 
2020 17 314 48 829 114 1819 
2021 17 331 48 877 116 1936 

TOTAL  331  877  1936 
 
At 0.4% growth rate, up to 331 new residential units would be required in 2021, at 
the 1% growth rate up to 877 additional units would be required, and at the 2% 
growth rate 1,936 new residential units would be required.   
 
The 1996 Census residential split between single family and multiple family dwelling 
units in Dawson Creek is 73% and 27% respectively.  This would result in the 
following split between single family and multiple family residential units shown in 
Table 3.5. 
 

Table 3.5 
 

Model #1- Residential Demand Projection based on 1996 Census 
Estimated Residential Demand Projections 

 

 
# Units at 

0.4% 
# Units at 

1.0% 
# Units at 

2.0% 
2002-2006    
Single Family (73%)* 59 148 303 
Multiple Family (27%)* 22 55 112 
Total 2002-2006 80 203 415 
    
2007-2011    
Single Family (73%)* 60 156 334 
Multiple Family (27%)* 22 58 124 
Total 2007-2011 82 214 458 
    
2012-2016    
Single Family (73%)* 61 164 369 
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Table 3.5  (continued . . .) 
 

 
# Units at 

0.4% 
# Units at 

1.0% 
# Units at 

2.0% 
Multiple Family (27%)* 23 61 136 
Total 2012-2016 84 224 505 
    
2017-2021    
Single Family (73%)* 62 172 407 
Multiple Family (27%)* 23 64 151 
Total 2017-2021 85 236 558 
    
Total 2002-2021    
Single Family (73%)* 242 640 1413 
Multiple Family (27%)* 89 237 523 
TOTAL Units 2002-2021 331 877 1936 

 
*  Canada Census Housing Split (1996)  
 
 
3.4.2 Model #2 - Residential Demand Projection Based Upon 

Modified Population Growth Method 
 
The second model provides residential demand projections based on the Province’s 
Development Cost Charges (DCC) Best Practices Guide’s Modified Population Growth 
Method5.  This method was developed by the Province to determine how population 
growth will translate into residential demand.   
 
This method differs from Model #1 in several ways.  Firstly, this method includes an 
allowance for the component of the total population growth that does not result in 
new development projections.  Growth in population may not always result in 
additional residential units, and the portion of population increase that may not 
translate into new residential development could possibly be quite sizeable 
depending upon the municipality’s circumstance.  Population growth rates have been 
reduced by 5% to account for this. 
 
Secondly, this method assumes a split in residential housing and occupancy rates as 
shown in Table 3.6.  The percentage for each housing type and associated 
occupancy rates are based on experience with other municipalities of similar size 
and composition as Dawson Creek as well as knowledge of the current housing stock 
within the City. 

                                                
5 Source:  Ministry of Municipal Affairs Development Cost Charge Best Practices Guide (2000).  
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Table 3.6 

Housing Stock Composition and Occupancy Rates 
 

Typical Ranges of Housing Stock Composition Typical Ranges of Occupancy Rates 

Gross Density Gradient 
Proportion of 
Total Housing 

Stock 
Gross Density Gradient Occupancy 

Rate 

Single Family Detached (Less than 9 
DU/ha)  70% 

Single Family Detached (Less than 9 
DU/ha)  3.2 ppdu 

Multi-Family-Townhouse (9 to 33 
DU/ha) 15% 

Multi-Family-Townhouse (9 to 33 
DU/ha) 2.6 ppdu 

Multi-Family-3-Storey (33 DU/ha and 
above) 15% 

Multi-Family-Storey (33 DU/ha and 
above) 1.7 ppdu 

 
Using these assumptions, the following residential demand projections can be made 
for each 5-year increment between 2002 and 2021.  The total number of additional 
residential units required in 2021 will be 294 at 0.4% population growth rate, 780 at 
1% population growth rate and 1,721 at 2% population growth rate.  Table 3.7 
provides a detailed breakdown of these estimates.  These are similar but somewhat 
lower than the number of units derived from Model #1. 
 
 

Table 3.7 
 

Model #2- Residential Demand Projection Based Upon  
Modified Growth Method 

Estimated Residential Demand Projections 
 
 

 
# Units  
at 0.4% 

# Units  
at 1.0% 

# Units  
at 2.0% 

2002 to 2006    
Less than 15 DU/ha at 70%  50 126 258 
15 to 44 DU/ha at 15% 11 27 55 
44 DU/ha & above at 15% 11 27 55 
Total 2002 to 2006 71 181 369 
    
2007 to 2011    
Less than 15 DU/ha at 70%  51 133 285 
15 to 44 DU/ha at 15% 11 28 61 
44 DU/ha & above at 15% 11 28 61 
Total 2007 to 2011 73 190 407 
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Table 3.7  (continued . . .) 
    

 
# Units  
at 0.4% 

# Units  
at 1.0% 

# Units  
at 2.0% 

2012 to 2016    
Less than 15 DU/ha at 70%  52 140 314 
15 to 44 DU/ha at 15% 11 30 67 
44 DU/ha & above at 15% 11 30 67 
Total 2012 to 2016 74 200 449 
    
2017 to 2021    
Less than 15 DU/ha at 70%  53 147 347 
15 to 44 DU/ha at 15% 11 31 74 
44 DU/ha & above at 15% 11 31 74 
Total 2017 to 2021 76 210 496 
    

Total Units 2001 to 2021    
Less than 15 DU/ha at 70%  206 546 1205 
15 to 44 DU/ha at 15% 44 117 258 
44 DU/ha & above at 15% 44 117 258 
TOTAL Units 2001 to 2021 294 780 1721 

 
 
3.4.3 Land Area Requirements 
 
Table 3.8 translates the densities suggested above into standard units that have 
been used to calculate the area of residential demand.  The land area requirements 
in this table have been calculated based upon the estimates calculated in Model #2 
using the Modified Growth Method for the following reasons: 

 
1. Population growth also does not necessarily mean that growth can be directly 

translated into greenfield development.  Existing housing stock will 
accommodate newcomers to the community.  In response to this, the more 
conservative estimates offered in Model #2 are considered to be more accurate 
than those expressed in Model #1. 

 
2. The breakdown of the proportion of total housing stock in Model #2 is similar to 

other communities of similar size and composition, and the breakdown in Model 
#1 is rather general in an already inexact process.  

 
Table 3.8 outlines densities for different housing types.  Single-family detached 
housing is a lower density residential use and consumes more land than either the 
multi-family townhouse or apartment densities. 
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Table 3.8 
Housing Type and Gross Densities 

 

 Metric Standard 
Single-Family Detached 9 to 11 DU/ha 4 DU/acre  

Multi-Family (Townhouse) 11 to 33 DU/ha 5 DU/acre 
Multi-Family (3-Storey Apartment) 33 DU/ha & above 13 DU/acre 

 
These gross densities include land required for road right of ways and 
neighbourhood park space. To account for these uses, 20% of future land has been 
added for road right of ways and 5% for neighbourhood park space.   
 
Table 3.9 indicates how much land will be required in the future under different 
growth scenarios.  Using the split in Model #2, 70% has been allocated to single 
family and 15% to each of the two multi-family housing types.  A density of 9 
DU/ha, 11 DU/ha and 33 DU/ha have been used for single-family detached, 
townhouse and 3-storey apartment categories respectively.  The lower densities in 
each range were selected because they better reflect the densities that one would 
anticipate in the City, and provide a more conservative estimate of land area 
requirements. 
 
The anticipated demand for residential land (including road right of ways and 
neighbourhood park land) is contained in Table 3.9.  Under the lowest population 
growth scenario, approximately 28 ha (70 acres) of land would be required to meet 
demand for residential development in 2021, 75 ha (185 acres) of land under 1.0% 
projected growth, and over 165 ha (408 acres) under 2.0% population growth.   
 

Table 3.9 
Anticipated Demand for Residential Land (Gross Area) 

 

 

Area  
(ha)  

at 0.4%

Area 
(acres) 
at 0.4%

Area  
(ha)  

at 1.0%

Area   
(acres)  
at 1.0% 

Area 
(ha) 

at 2.0%

Area 
(acres) 
at 2.0%

2002 to 2006       

Single Family Detached 5.6 13.8 14.1 34.8 28.8 71.1 
Multi-family Townhouse 1.0 2.4 2.4 6.0 5.0 12.3 
Multi-family 3-storey 0.3 0.8 0.8 2.0 1.6 4.1 
Total 2001-2006 7 17 17 43 35 87 
       

2007 to 2011       

Single Family Detached 5.7 14.0 14.8 36.6 31.8 78.5 
Multi-family Townhouse 1.0 2.4 2.6 6.3 5.5 13.6 
Multi-family 3-storey 0.3 0.8 0.8 2.1 1.8 4.5 
Total 2007-2011 7 17 18 45 39 97 
       

2012 to 2016       

Single Family Detached 5.8 14.3 15.6 38.5 35.1 86.6 
Multi-family Townhouse 1.0 2.5 2.7 6.7 6.1 15.0 
Multi-family 3-storey 0.3 0.8 0.9 2.2 2.0 5.0 
Total 2012-2016 7 18 19 47 43 107 
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Table 3.9  (continued . . .) 
 
       

 

Area  
(ha)  

at 0.4%

Area  
(acres) 
at 0.4%

Area  
(ha)  

at 1.0%

Area   
(acres)  
at 1.0% 

Area 
(ha) 

at 2.0%

Area 
(acres) 
at 2.0%

2017 to 2021       

Single Family Detached 5.9 14.6 16.4 40.4 38.7 95.7 
Multi-family Townhouse 1.0 2.5 2.8 7.0 6.7 16.6 
Multi-family 3-storey 0.3 0.8 0.9 2.3 2.2 5.5 
Total 2017-2021 7 18 20 50 48 118 
       

Total Area 2002 to 2021       

Single Family Detached 19.8 48.9 52.4 129.5 115.7 285.8 
Multi-family Townhouse 4.2 10.5 11.2 27.7 24.8 61.2 
Multi-family 3-storey 4.2 10.5 11.2 27.7 24.8 61.2 
TOTAL Area 2002-2021 28 70 75 185 165 408 
 
 
3.5 Park Demand  
 
3.5.1 Overview 
 
Within most communities, parks and open space are designated for active and 
passive recreation.  Public parks and open spaces are vital components of every 
neighbourhood, and include playgrounds, sitting areas, greenways, sports fields and 
regional facilities such as fairgrounds.  These spaces play an important role in 
providing opportunities for recreational activities and improve the City’s overall 
quality of life. 
 
The City of Dawson Creek currently enjoys a considerable amount of greenspace 
within the City limits.  Open space areas have been set aside along Dawson Creek, 
and encompass multi-use trails, natural areas as well as areas for active recreation.  
Indeed, Dawson Creek has one of the best linear park systems of any community in 
British Columbia.  The series of parks in the vicinity of the creek is augmented by 
neighbourhood parks and regional facilities such as the rodeo fairgrounds.  The OCP 
also identifies general areas where future neighbourhood parks could occur as 
residential development expands. 
 
 
3.5.2 Park Standards 
 
Within the City of Dawson Creek, the following types of parks would likely be 
constructed based upon the generalized areas of land that have been designated 
within the OCP and the expected form of residential development within the City. 
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Table 3.10 
Park Area Standards  

 

Neighbourhood Parks  

Size •  0.2 to 0.6 ha (½ to 1½ acres) for neighbourhood 
green or playground 

•  2 to 4 ha (5 – 10 acres), for a neighbourhood 
park 

Service Area •  0.5 km (¼ mile) for neighbourhood green or 
playground 

•  0.8 km (½ mile) or as limited by geographical 
barriers 

Locations Visible focal points in subdivision design, centre of 
neighbourhood, adjacent to elementary schools. 

Usual Facilities Small size playfields, playground apparatus areas, 
tennis, basketball or hockey court (ice skating in 
winter), landscaped areas and picnic areas.  
Minimum amount of parking required. 

No. of Families Usually Served 40 - 100 families 
  

Community Park 
 

Size minimum 4 to 12 hectares (10 – 30 acres) 

Service Area preferably within 1.5 km (1 mile) 

Location Preferably near the centre of 4 or 5 small 
neighbourhoods 

Usual Facilities Facilities of neighbourhood park, tennis courts, 
football and soccer fields, lighting for evening use, 
community centre/recreation buildings and swimming 
pool. Substantial parking areas.  Skating rinks, 
sledding hill, and natural areas. 

No. of Families Usually Served Varies depending on size 

 
 
3.5.3 Anticipated Demand for New Parks 
 
Based on the assumptions above and the characteristics of the community, the 
following chart outlines the amount of park space to be allocated over the next 20 
years.  These values are directly related to the population projections presented 
earlier in this report. 
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Table 3.11 
Anticipated Demand for Neighbourhood Parks 

 

 Hectares Acres 

0.4% Growth Rate   
2002-2006 0.3 0.8 
2007-2011 0.3 0.9 
2012-2016 0.4 0.9 
2017-2021 0.4 0.9 
Total at 0.4% Growth Rate 1.4 3.5 
   
1.0% Growth Rate   
2002-2006 0.9 2.1 
2007-2011 0.9 2.3 
2012-2016 1.0 2.4 
2017-2021 1.0 2.5 
Total at 1.0% Growth Rate 3.8 9.3 
   
2.0% Growth Rate   
2002-2006 1.8 4.4 
2007-2011 2.0 4.8 
2012-2016 2.2 5.3 
2017-2021 2.4 5.9 
Total at 2.0% Growth Rate 8.4 20.4 
 
 
If the City develops neighbourhood parks in accordance with the OCP, the City has 
sufficient land available to accommodate future demand. 
 
In terms of community parks, given the size of Dawson Creek, it should support one 
major community park.  The community park could include recreational facilities 
such as swimming pool, ice and curling arena, soccer fields, ball diamonds and other 
facilities.  One standard employed is 2.5 ha per 1,000 population (6.5 acres per 
1,000 population).  For Dawson Creek, this would translate into about 28 ha (67 
acres).  Dawson Creek’s community park facilities are located in two main areas.  
One is the Dawson Creek Fairgrounds.  This park plays host to the Fall Fair, rodeo 
and baseball/softball games.  The second location is located on the periphery of 
downtown where the Centennial Pool and ice arenas are located.  While Dawson 
Creek has more than the prescribed standard of community park space, there is one 
area where there is a deficiency. 
 
This one area where there appears to unmet demand is in terms of soccer fields.  
Participation in this sport is growing rapidly and other cities in the area such as Fort 
St. John, Prince George, Kamloops and Kelowna are experiencing similar problems.  
It is understood that requests have been put forward to Council for this purpose.  
The required area for one soccer field is 0.7 to 0.9 hectares (1.7 to 2.1 acres) not 
including requirements for staging areas, parking, spectator seating, etc.  Soccer 
fields cannot be provided for in the context of the neighbourhood park allocations 
outlined above.  The recommendation of an appropriate location for new soccer 
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fields is beyond the scope of this exercise.  If, however, Council considers the 
development of soccer fields a priority, it would be appropriate to conduct a site 
selection and feasibility study. 
 
The standards suggested above are considerably prescriptive, and applying these 
types of standards to new development may limit the City’s opportunities in terms of 
providing park space for various residents and age groups within the community.  In 
designating future park space, the City may want to consider the composition of the 
community in the future.  Different age cohorts demand different recreational 
requirements.  Young families may require more intensive recreation spaces (soccer 
fields, baseball diamonds, football fields) while a more senior population may require 
passive recreation amenities such as trails or greenways. 
 
As outlined in the OCP, it is the City’s policy to continue to acquire land along the 
banks of Dawson Creek with the objective of obtaining a continuous “ribbon of 
green” along the length of the Creek within City boundaries.  The preservation of 
this area as a significant greenbelt within the City would provide the community with 
a highly attractive amenity.  However, it is recommended that acquisition of this 
land not be used to replace or substitute land requirements for more intensive 
recreation purposes in other areas of the City.  The riparian zone along the Creek 
should continue to be viewed as valuable open space, but it should not be 
considered as a replacement for park space needs in other areas of the City. 
 
 
3.6 Commercial Demand 
 

 
3.6.1 Recent Situation 

 
In the last four years, Dawson Creek has witnessed significant commercial growth 
(see Table 3.12).  Indeed, on a gross floor area basis, the City has seen some of the 
most significant construction since the early 1980’s.  Much of the new construction 
has occurred adjacent to the highway arterials.  Major retailers such as Safeway and 
Canadian Tire have constructed large-format retail stores.  This has been 
augmented by new motel, automobile service, high-turnover restaurant and office 
construction. Retail construction by companies of a national scope has further 
reinforced Dawson Creek’s role as a regional centre.  Indeed, even the construction 
forecast for 2002 is high as another large format supermarket retailer, Extra Foods, 
has made an application to construct a 3,700 m2 (40,000 square feet) building. 

 
Table 3.12 

New Commercial Gross Floor Area Construction 
 

Year 
 

Floor Space 
(m2) 

Floor Space 
(sq. ft.) 

1998 2,900 31,600 
1999 5,400 57,700 
2000 4,400 47,600 
2001 2,900 31,600 

2002 (est.) 4,300 > 50,000 
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What has also been encouraging is the relatively low vacancy of commercial 
properties in the downtown area.  For example, a department store which had 
vacated significant floor space has now been replaced with a discount retailer.  The 
1998 Dawson Creek and Area Economic Development Strategy suggested that there 
is an “increased polarization between large and small stores.”  The average size of 
retailers in shopping centres is increasing while the number of small specialty stores 
also continues to grow. 
 

 
3.6.2 Anticipated Demand for Commercial Land 

 
Projecting future demand for commercial floor space and land area is difficult.  In 
1998, after some analysis, the authors of the Economic Development Strategy cited 
above concluded that “limited additional retail space is likely to be required in 
Dawson Creek in the next 5 years or more.”  Yet, as Table 3.12 indicates, Dawson 
Creek has seen substantial growth averaging over 3,700 m2 (40,000 square feet) a 
year. 
 
In anticipating demand for commercial land in the future, there are two approaches 
that can be taken.   
 
The first approach involves projecting commercial land based on past practice.  For 
the 5 years where data is available, commercial growth has averaged about 3,700 
m2 (40,000 square feet) annually.  This growth is much higher than what Dawson 
Creek experienced in the late 1980’s and early 1990’s and is as high as any period 
the City has experienced.  Given the economic outlook and population projections 
presented earlier in this report, forecast annual commercial growth for the next 10 
years could be 3,250 m2 (35,000 square feet) per year; and for the following 10 
years could be 3,700 m2 (40,000 square feet) per year.  Assuming a one storey 30% 
site coverage, this would translate into a demand for 1.23 ha (3.04 acres) a year.  
In 10 years, demand would be 12.3 ha (30.4 acres) and in 20 years would be 24.6 
ha (60.8 acres). 
 
The second approach involves tying population growth to new demand for 
commercial land.  Currently, there are 117 ha (286 acres) of commercial (BC 
Assessment Authority Class 6) land in Dawson Creek.  Given, the 2001 population 
estimate of 10,754, this translates into approximately 110 m2 of gross floor area per 
capita (1,160 sq ft/capita).  Following the population projections of 0.4%, 1% and 
2% per annum, the estimates can be tabulated (see Table 3.13).  As the table 
outlines, demand for commercial land at the 1% growth rate is close to the first 
commercial projection approach based on recent building activity. 
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Table 3.13 
Anticipated Demand for Commercial Land Area 

(Matched with Population Growth) 
 

 

 
Population Increase Gross Land Area 

(ha) 
 

Gross Land Area 
(acres) 

 

0.4% Growth Rate    
2002-2006 217 2.4 5.8 
2007-2011 221 2.4 5.9 
2012-2016 226 2.5 6.0 
2017-2021 230 2.5 6.1 
Total 2002-2021 894 9.8 23.8 
    
1.0% Growth Rate    
2002-2006 549 6.0 14.6 
2007-2011 577 6.3 15.4 
2012-2016 606 6.7 16.1 
2017-2021 637 7.0 17.0 
Total 2002-2021 2,369 26.1 63.1 

    

2.0% Growth Rate    
2002-2006 1,119 12.3 29.8 
2007-2011 1,236 13.6 32.9 
2012-2016 1,364 15.0 36.3 
2016-2021 1,506 16.6 40.1 
Total 2002-2021 5,225 57.5 139.1 

 
 
When considering demand for commercial land, it is important to remember that 
one or two project could alone consume considerable land.  The proposed Extra 
Foods on Alaska Avenue will consume about 1.2 ha (3 acres) of land.  This alone 
represents half of the projected demand for commercial land between 2002 and 
2006 using the 0.4 % growth scenario of 2.4 ha (5.9 acres).  There are some 
difficulties in the assembly of large parcels of land for commercial purposes.  These 
are discussed in more detail in Section 4. 
 
3.6.3 Summary 
 
Dawson Creek’s role as a regional service centre has been reinforced by recent 
commercial building activity.  This is further supported by the trend in retailing 
toward regional, large format retailing facilities as well as smaller boutique stores 
that cater toward specialized markets.  Of the two commercial demand projection 
approaches presented here, the first approach based on recent activity almost 
mirrors the results of the 1% growth rate used in the second approach which ties 
commercial land to population growth.  Accordingly, the 1% growth rate figures 
contained in Table 3.13 will be used a benchmark for the remainder of this report. 
 
 
3.7 Industrial Demand 
 
Projecting demand for industrial land is even more difficult than projecting demand 
for commercial land.  There can be a need for a very large parcel of land to 
accommodate new industry in one year and then no need for industrial land for 
many other years.  While economic cycles affect the demand for all land use 
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categories, the demand for industrial land is impacted the most by the continental 
and regional economy.  The closure of other industrial operations in the South Peace 
such as the Quintette Coal Mine in Tumbler Ridge and the Louisiana Pacific Pulpmill 
in Chetwynd are examples of industries that have succumb to market conditions. 
 
At the same time, Dawson Creek has seen an upswing in industrial activity in the 
last few years including: 

 
•  in 1999, the beginning of construction of Phase 1 of the Louisiana Pacific 

laminated veneer plant (off Highway 2 in the far eastern section of the City) 
with an interior floor area of 16,400 m2 (177,000 square feet); further 
construction and expansion toward Phase 2 is anticipated in the next few years 

 
•  in 1999, the construction of Peace Tractor, an industrial and agricultural 

equipment outlet and service centre for John Deere, including a 1,900 m2 
(20,000 square feet) building 

 
•  in 2001, the construction of a major regional grain handling facility by Louis 

Dreyfus (adjacent to the BC Railway Line in the northwest of the City), with an 
estimated value of $6 million, with more expansion planned 

 
•  in 2001, the construction of new regional grain elevators (in the same vicinity of 

the above operation), with an estimated value of $1.5 million. 
 

As the supply section of this report will indicate, Dawson Creek has a large amount 
of vacant industrial land of various parcel sizes.  Even if the pace of industrial 
development continues, there is significant land available to accommodate new 
growth.  Louisiana Pacific purchased about 32 ha (80 acres) for the full build-out of 
their veneer plant site.  Yet in the southeast sector of the City, there is over 80 ha 
(200 acres) of land designated for industrial purposes.  Since this is the largest 
industrial development to occur since Louisiana Pacific constructed their other forest 
product plant in the mid 1980’s, any future industrial demand could be 
accommodated within Dawson Creek’s existing boundaries and designations. 

 
Furthermore, the City has an adaptable system of assigning growth within its three 
industrial zones in its Zoning Bylaw: service, light and heavy.  The zoning system is 
flexible enough to accommodate demand in different locations as the majority of 
uses in the service industrial zone are permitted in the light industrial zone.  
Likewise, the majority of the uses in the light industrial zone are permitted in the 
heavy industrial zone. 
 
The only caveat to this discussion is if there were a major new industrial employer 
seeking a contiguous parcel of about 40 ha (100 acres) or greater.  While it is 
difficult to foresee any demand by a new industrial employer for a large parcel, it 
may be difficult for the City to accommodate such a circumstance within its current 
municipal boundary. 
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4.0 CURRENT SUPPLY 
 
4.1 Introduction 

 
This section presents the current supply available to meet the demand for 
residential, commercial and industrial land uses.  The amount of vacant land 
available within the City of Dawson Creek to accommodate future development has 
been extracted from 2001 data from the British Columbia Assessment Roll.  Future 
land use designations have been taken from the City’s (2001) Official Community 
Plan (OCP) with some minor modifications.  Where present zoning is different than 
the OCP designation, the OCP designation is taken because it is a better indicator of 
how land will be used in the context of the 20-year time horizon of this report.  With 
this information, we will be able to determine if there is a sufficient supply, as well 
as present some preliminary indication of what areas within the City this land can be 
allocated. 
 

 
4.2 Residential Supply 
 

 
4.2.1 Total Residential Supply 

 
Table 4.1 presents the total amount of the current supply of residential land.  There 
are 517 ha (1,277 acres) of land assigned to residential purposes within City 
Boundaries.  This includes all land designated as residential or development reserve 
in the Official Community Plan but excludes land within the Agricultural Land 
Reserve (ALR).  The amount of vacant land designated for residential purposes is 
45% of the total residential land in the City.  Although the total amount of land 
currently occupied for residential is net of roads, parks and similar uses, the table 
demonstrates that there is a rather significant amount of land available. 

 
Table 4.1 

2001 Residential Supply 
 

Sector 
 
 

 

 
Occupied

(ha) 

 
Occupied
(acres) 

 
Vacant

(ha) 
 
 

 
Vacant 
(acres) 

 
Total 

Vacant & 
Occupied 

(ha) 

 
Total Vacant 
& Occupied 

(acres) 

North 116 286 42 104 158 390 

Central 56 138 61 150 117 288 

South 114 283 128 316 242 599 

Total 286 707 231 570 517 1,277 
 
 

As shown on Figure 4.1, residential land has been divided into three sectors.  The 
north sector includes land north of the Canadian National Railway.  The central 
sector includes land between Alaska Avenue and south of 102nd Avenue to Dawson 
Creek and South Dawson Creek.  The south sector includes lands south of Dawson 
Creek and South Dawson Creek. 
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Section 3 forecasted residential demand based on the probable, possible and 
unlikely scenarios of 0.4%, 1% and 2% annual growth respectively.  With a total 
supply of vacant residential land of 230 ha (568 acres), the City has a more than 
adequate supply of land designated for residential purposes.  Even under the 
unlikely scenario of 2% growth (a sustained level of growth which the City has never 
seen in its history), the City of Dawson Creek has sufficient land to meet demands at 
this level. 
 

 
4.2.2 North Sector 

 
The north sector has 42 ha (104 acres) of vacant land designated for residential 
development.  This includes two large agricultural parcels: one east of 21st Street 
and the other in the northeastern corner of the City.  While both of these parcels 
contain some agricultural activity, each parcel is not within the Agricultural Land 
Reserve and both parcels are designated for future urban development.  
Neighbourhood parks are planned in both areas.  For the parcel east of 21st Street, a 
neighbourhood commercial centre or school also could be developed.  There are 
other parcels north of 91st and 92nd Avenues that could accommodate a logical 
extension of the existing subdivision pattern.  Most of the recent development 
activity has been focused in the northeast sector.  Development there has included 
adult-oriented upmarket townhomes. 
 
The following table presents a more detailed account of implications of residential 
development in the north sector. 

 
Table 4.2 

North Sector Residential Development Implications 
 
Land Available for 
Residential 
Development 

•  42 ha (104 acres) 

Official Community Plan 
Designations 

•  Residential (in north and northeast areas) 
•  Residential and Development Reserve (in 

northwest area) 
Environmentally 
Sensitive Areas 

•  Negligent to Nil 

Agriculture •  Some existing agricultural activity. 
•  There is a small remnant (approximately 2 ha or 

5 acres) of ALR currently used as park space east 
of 21st Street and south of 114th Avenue. 

Energy Implications •  As land slopes toward the south and homes are 
oriented toward the south, the north sector 
provides excellent exposure from a heating cost 
perspective. 

•  As there are limited commercial and community 
services many trips are required to the central 
area to the City, the vast majority of which are 
made by motor vehicle. 

•  The minor grade involved with this area results in 
somewhat higher energy costs for transmission of 
services (e.g. water). 
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Servicing Implications •  There is sufficient capacity and pressure to 
provide water and sewer services. 

•  There is little opportunity for large-scale 
stormwater detention or wetlands development 
due to slopes and the existing pattern of 
subdivision. 

•  The sector is fully serviced with electric and gas 
utilities. 

Transportation •  In order to access most commercial and 
community services, residents in the north sector 
must utilize the highway arterials of Alaska 
Avenue and 8th Street. 

•  North-south connections are good with the major 
arterials of 8th Street and 17th Street providing the 
predominant accesses. 

•  Internal east-west and regional connections are 
generally poor due to reliance on highway 
arterials. 

•  The sector is currently serviced by scheduled 
public transit. 

•  Pedestrian connections are relatively poor 
compared to the rest of the City (i.e., few grade 
separated walkways or sidewalks with adjacent 
boulevard). 

 
 
 

4.2.3 Central Sector 
 

At 60 ha (149 acres), the central sector has even more land available for residential 
purposes.  This is significant as this area is in close proximity to community and 
commercial services.  Vacant properties that are adjacent to community services 
such as water, sewer and roads are especially cost effective to service from an 
engineering perspective. 
 
At the same time, there are two parcels, one 18 ha (44 acres) net of creek setbacks, 
and one 20 ha (49 acres) net of creek setbacks that are included in this total.  The 
first parcel, near Dawson Creek north of 102nd Avenue is currently used for 
agriculture but in the Official Community Plan is designated Residential and 
Development Reserve.  The second parcel, south of 102nd Avenue, has 
environmental values as being the City’s largest remaining forested area and is 
adjacent to Dawson Creek.  This parcel is also owned by the City while the first 
parcel to the north of 102nd Avenue is owned privately. 
 
For the remainder of the central sector, there is 12 ha (30 acres) of land of infill 
development available with full services.  Moreover, there is significant 
redevelopment potential identified in the Official Community Plan, including mixed 
use commercial-residential development.  Indeed, there has been recent evidence of 
redevelopment in the central sector, particularly in the form of multi-family 
townhouse and apartment development. 
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The following table presents an itemized account of implications of residential 
development in the central sector. 

 
Table 4.3 

Central Sector Residential Development Implications 
 

Land Available for 
Residential 
Development 

•  60 ha (148 ha), not including significant 
redevelopment potential including mixed use 
development 

Official Community Plan 
Designations 

•  Residential (in areas close to Dawson Creek and 
South Dawson Creek) 

•  Development Reserve (in eastern area close to 
Dawson Creek) 

•  Commercial (in downtown area, opportunities for 
mixed use development) 

•  Special Development Area 
Environmentally 
Sensitive Areas 

•  Forested area parcel north of South Dawson 
Creek and south of 110th Avenue (net 
developable land 20 ha) 

•  Dawson Creek 
•  South Dawson Creek 

Agriculture •  Some existing agricultural activity in western 
portion north of 102nd Avenue. 

•  No land within the ALR. 
Energy Implications •  As most community and commercial services are 

in the central sector, further infill and 
densification will consume less energy resources, 
particularly in the reduction of the duration and 
number of motor vehicle trips. 

Servicing Implications •  There is sufficient capacity and pressure to 
provide water and sewer services. 

•  With the exception of the two greenfield parcels 
discussed in the text above, no major engineering 
infrastructure expenditures are required. 

•  The sector is fully serviced with electric and gas 
utilities. 

Transportation •  The modified grid network provides good 
accessibility and dispersion of traffic. 

•  Upgrading of 102nd Avenue west of 17th Street 
will be required if residential expansion is 
contemplated in this vicinity. 

•  The sector is currently serviced by scheduled 
public transit. 

•  Pedestrian connections are excellent as the 
Dawson Creek walking trail system is well utilized 
by local residents. The walking trail system 
connects residential, community and residential 
uses. 
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4.2.4 South Sector 
 

Although the north sector has more occupied residential land and a higher 
population, the south sector has the greatest amount of vacant land available for 
residential development.  There are 128 ha (316 acres) of land available for 
residential purposes.  In the south sector alone, at the probable 0.4% and possible 
1% annual growth scenarios, there is sufficient land to accommodate residential 
demand for the next 20 years.  Even at the unlikely 2% growth scenario, the south 
sector is only 13 ha short of accommodating all of future residential demand in the 
City.  The amount of land available does not include over 40 ha (100 acres) of land 
within the Agricultural Land Reserve in the southernmost portion of the City.  As this 
land is not required to meet future residential demand, it has not been included in 
the supply estimates even though it is designated as Development Reserve in the 
OCP. 
 
In addition to land set aside for residential purposes, the OCP has outlined the 
general location of two neighbourhood centres and one neighbourhood park.  The 
two neighbourhood centres, which could include commercial uses, are planned for 
(1) a location north of 110th Avenue and west of 17th Street and (2) a location north 
of Adams Road and west of 13th Street.  The neighbourhood park is planned for the 
same vicinity as the neighbourhood centre north of Adams Road and west of 13th 
Street. 
 
The following table presents an outline of implications of residential development in 
the south sector. 

 
Table 4.4 

South Sector Residential Development Implications 
 

Land Available for 
Residential 
Development 

•  128 ha (316 acres) 

Official Community Plan 
Designations 

•  Residential  
•  Development Reserve (in western area north of 

110th Street and in ALR block south of Adams 
Road) 

Environmentally 
Sensitive Areas 

•  Dawson Creek 
•  South Dawson Creek 

Agriculture •  Existing agricultural activity in three locations: 

- area north of 110th Avenue and east of 21st 
Street 

- area north of Adams Road and east of 17th 
Street 

- area south of Adams Road and east of 8th 
Street 

•  There is a large block of more than 40 ha (100 
acres) in the ALR east of 8th Street in the 
southernmost part of the City. 
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high ratio of vacant to occupied land.  While there are few vacancies within buildings 
in the central area, there is significant land available for new construction and 
redevelopment. 
 
Further commercial development and redevelopment in the Central Sector has 
numerous benefits.  First, infrastructure is already in place, so new service 
extensions will not be required.  Second, energy and transportation costs will be 
reduced because there is less distance to travel and consequently less consumption 
of fossil fuels and electricity.  Third, maintenance costs will be less.  Finally, greater 
commercial development in the central sector, particularly when combined with 
higher density residential uses, will support the City’s broader community 
enhancement objectives to improve the quality of life for local residents and project 
a positive image to potential investors. 
 
 
4.3.4 Summary 
 
While Dawson Creek has sufficient land designated to accommodate commercial 
development under the 1% (possible) growth scenario, there are limitations 
constraining the development of commercial land.  This Supply and Demand Report 
has identified a current supply of 30 ha (75 acres) of vacant commercial land and 
the demand for 26 ha (63 acres) of commercial land between 2002 and 2021.  
Perhaps as early as 2012, there may be the need to consider the designation of new 
commercial land.  One strong option to consider in the interim is allowing land 
currently designated as light industrial west of the Fairgrounds and south of 116th 
Avenue to be used for large format retail, highway and tourism commercial 
purposes.  This is preferable to the constraints involved in encouraging further 
arterial development on Highway 2 east of the Fairgrounds. 
 
 
4.4 Industrial Supply 

 
Table 4.6 presents the supply of industrial land and Figure 4.3 shows the principal 
locations where industrial land is allocated.  There are 288 ha (712 acres) of land 
designated for industrial purposes within City Boundaries.  This includes land 
designated as industrial in the Official Community Plan as of April 2002.  While no 
quantitative projections were made for industrial demand in this report, it would 
appear in a qualitative sense that Dawson Creek has sufficient land designated for 
industrial purposes.  Take, for instance, the new Louisiana Pacific Laminated Veneer 
Plants.  The company acquired 32 ha (80 acres) of land for this new operation.  This 
is the most significant industrial development to occur since the mid 1980’s when 
Louisiana Pacific first constructed its forest product plant in the northwest sector.  
Before land for the veneer plant was acquired, industrial development in Dawson 
Creek has been incremental, notwithstanding new agricultural development such as 
the Louis Dreyfus Regional Grain Transport Facility.  Considering that Dawson Creek 
has 109 ha of vacant industrial land, 97 ha of which are in the southeast, it would 
appear that the City has a suitable land supply for industrial purposes. 
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Table 4.6 
2001 Industrial Supply 

 

Sector 
 
 

 

 
Occupied

(ha) 

 
Occupied
(acres) 

 
Vacant

(ha) 
 
 

 
Vacant 
(acres) 

 
Total 

Vacant & 
Occupied 

(ha) 

 
Total Vacant 
& Occupied 

(acres) 

Northwest 59 147 8 20 67 167 

Central 28 68 4 10 32 78 

Southeast 92 228 97 240 189 468 

Total 179 443 109 270 288 713 

 
 
At the same time, if a large industrial supplier were to locate in Dawson Creek, there 
may be some difficulties in assembling sufficient land under one title.  Much of the 
industrial land supply in Dawson Creek is already subdivided and small industrial 
enterprises are located on some parcels and not on others.  The industrial 
subdivision east of 1st Street, for example, may not be able to accommodate a larger 
industrial employer seeking a parcel of 20 ha (50 acres) or more.  Industries seeking 
parcels of this size could include a forest products manufacturing facility or a major 
oil and gas installation.  While large parcels of this size could be assembled south of 
116th Avenue and west of 4th Street, it may not be a suitable location for major 
industry considering the close proximity to the fairgrounds and ball fields. 
 
Consequently, the City may wish to consider future expansion north of the existing 
industrial park east of 1st Street or south of the existing Louisiana Pacific Plant.  As 
wind patterns predominate from the west and the southwest, the designation of 
further industrial lands and/or boundary expansion in the northeast may not be 
desirable.  Regardless, any industrial expansion will involve discussions with the 
Agricultural Land Commission, as the City is surrounded by land within the 
Agricultural Land Reserve.  The City could choose to begin these discussions 
immediately or initiate discussions if a major industrial proponent cannot be 
accommodated adequately within existing designations. 
 
The following subsections present a brief discussion by sector. 
 
 
4.4.1 Northwest 

 
In the northwest sector there are 59 ha (147 acres) of occupied land.  The major 
industries in this sector include the Louisiana Pacific Oriented Strand Board Plant and 
the new Louis Dreyfus grain transportation facility.  Properties in the northwest 
sector have the advantage of access to the BC Railway Line whereas properties in 
the central and southwest sectors only have access to the Canadian National 
Railway Line.  This sector rivals the southeast sector in terms of land utilization, but 
there is only 8 ha (20 acres) of land that is vacant.  Clearly, most industrial 
expansion will occur in the southeast.  From an air quality perspective this is 
preferable because of predominant winds. 
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4.4.2 Central 
 

The central area is a historical industrial area in the centre of the community that 
developed around the grain elevators with the coming of the National Alberta 
Railway line in the 1930’s.  There are 28 ha (68 acres) of occupied industrial land 
and only 4 ha (10 acres) are vacant.  There is little development opportunity in this 
area other than small-scale light industrial uses. Further development of small-scale 
light industrial uses that pose few negative effects is attractive from a utility 
servicing, transportation and energy perspective. 
 

 
4.4.3 Southeast 

 
The southeast sector will see the most industrial development in the future.  As of 
2002, the amount of vacant land exceeds the amount of land currently occupied 
even when the new Louisiana Pacific Veneer Operation is taken into account.  There 
are 92 ha (228 acres) of occupied land while there are 97 ha (240 acres) of vacant 
land.  As discussed above, much of this land is subdivided and ready for 
development.  The Zoning Bylaw has zoned land for heavy industrial purposes to the 
east and zoned land for light industrial purposes toward 8th Street.  While there 
appears to be significant land designated, there may be insufficient land available 
for a new major industry that has large land area requirements of 20 ha (50 acres) 
or more.  From a servicing perspective (utilities, transportation, energy), there are 
some disadvantages to further growth in this sector.  This is offset, however, 
particularly for heavy industry, by the advantages of prevailing winds and the 
distance from residential areas. 
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5.0 SUMMARY 
 

This Supply and Demand Report shows that the City can be environmentally 
responsible by taking a conservation approach in allocating new development.  This 
report suggests that it is most likely that Dawson Creek will continue to enjoy 
moderate growth, consistent with growth rates seen in the last two decades.  By the 
year 2021, Dawson Creek is expected to add about 1,000 residents under the 
probable growth scenario of 0.4% per annum. 
 
For residential development, the City is in a particularly strong position.  The City 
has a sufficient supply of residential land even at the highest (and improbable) 
growth scenario of 2% per annum.  This report has outlined how future residential 
growth can be accommodated by evaluating different areas.  Consequently, in 
allocating new residential development: 

 
•  no boundary expansion or further designation of residential land is required; 

•  no expansion onto Agricultural Land Reserve parcels is required; and 

•  no expansion onto those areas identified as possessing environmental values is 
required. 

 
For park land, the City also has sufficient land designated for park purposes with 
one notable exception.  The City is fortunate to have facilities such as the Dawson 
Creek linear parkway, Pioneer Park and the Fairgrounds.  The City also has sufficient 
neighbourhood parks, which are either existing or planned with the development of 
future subdivisions.  The notable exception is a lack of soccer fields.  This is a 
problem faced by many other communities in the Interior of British Columbia.  The 
report recommends a site selection and feasibility study to consider the benefits and 
costs involved with different locations. 
 
For commercial development, the City is in a reasonably strong position.  While 
the City has a sufficient supply of commercially designated land to meet demand 
under the 1 % growth scenario, there are several constraints with land assembly.  
Rather than pursuing elongated strip development (which brings with it high 
servicing and energy costs), the City could consider redesignation of land west of 
the Fairgrounds and south of 116th Avenue for commercial uses.  There are also a 
number of redevelopment opportunities, and these should be encouraged as a 
general conservation approach.  At the same time, the City is not expected to 
approach a shortage of commercial land for at least 10 years, unless the City were 
to experience growth approaching the 2 % annual level. 
 
For industrial development, the City is also in a strong position, particularly for 
light and medium industry where there is an ample supply of land designated.  
Where there is a deficiency, and where the City may wish to consider a boundary 
expansion, is for a potential new major industry such as a forest products plant or 
an oil and gas facility.  It would be difficult for another major industry to find a 
parcel of 20 ha (50 acres) or more in a suitable location. This report suggests two 
options to address this.  First, the City could wait and see if such a development 
enquiry materializes and address the demand at that time.  Second, the City could 
evaluate the suitability of potential boundary expansion locations identified in this 
report, and include discussions with the Land Reserve Commission. 
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This report has also included recommendations for the allocation of new growth.  By 
allocating new growth as outlined in this report, the City stands to receive 
substantial benefits including: 

 
•  lower utility servicing costs; 

•  lower energy costs; 

•  lower long term operations and maintenance costs; 

•  reduction in the length and frequency of trips by motor vehicle; 

•  redevelopment and rejuvenation of the downtown and central areas of the City; 
and 

•  conservation of agricultural and environmentally significant areas. 
 

 
The close of this Supply and Demand Report marks the completion of the first of 
three stages of the Comprehensive Environmental Development Planning Process.  
With this development planning information in place, the infrastructure report can 
begin.  This stage will outline future infrastructure needs that match the future 
development levels outlined in this report.  The third and final stage will consist of a 
financial analysis that will outline how future infrastructure can be financed.  When 
finally complete, the City will have a plan that will include the direction of future 
growth, identified capital infrastructure projects, when the projects will take place, 
how much they will cost and how they will be financed. 

 




