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EXECUTIVE SUMMARY
The South Peace Comprehensive Development Plan (CDP) is a planning document aimed to aid local
governments in responding to future development opportunities and capitalizing on economic initiatives.
This planning exercise was completed by a joint partnership between the City of Dawson Creek, Village of
Pouce Coupe and the Peace River Regional District, as all three jurisdictions are impacted by the CDP.
One of the main objectives of the South Peace CDP is to provide for a planned response to growth, which
enables local governments to take a holistic approach in addressing new development applications over a
long term (i.e. 15 year) time frame. A planned response to growth in the South Peace will allow the area
to meet its potential, which is the second objective of this planning process. The high levels of industrial
activity and development interest in the area are as a result of the oil and gas development, most of
which is just beginning, and the South Peace wants to ensure that land is available to accommodate the
resulting anticipated demand.

The final objective of the South Peace CDP is to further develop the

partnering approach already present between local governments. This better equips them with the skills
required to address existing and emerging economic opportunities in the South Peace.
The CDP process consisted of two phases.

Phase 1 saw demographic, economic and environmental

analyses completed, estimates for future land requirements made, and a series of focus areas were
identified for further analysis. Phase 2 built upon the previous phase and saw the refinement of the
focus areas identified in Phase 1, resulting in a Land Use Allocation map which identified areas to be
requested for exclusion from the Agricultural Land Reserve (ALR).

Phase 2 saw extensive public

involvement, including several public meetings, as well as consultation with the Agricultural Advisory
Committee, Elected Officials of the South Peace, and the Agricultural Land Commission. Together, this
process ensured that sufficient land was identified for future development while minimizing any potential
impacts to the agricultural industry by requiring buffering in specified areas.
The collaboration with the City of Dawson Creek, the Village of Pouce Coupe, the Peace River Regional
District and the Agricultural Advisory Committee saw Phase 2 culminate with the identification of 160 ha
of land for residential development, 70 ha of land for commercial development, and 200 ha of land for
light industrial development. The majority of these areas (380 ha) are located immediately adjacent to,
or within, the City of Dawson Creek, with the remaining 50 ha located either immediately adjacent to, or
within, the Village of Pouce Coupe.
The allocation of these lands for future development, and the anticipated exclusion from the ALR provides
the local governments of the South Peace with certainty and direction for future land use, a strengthened
partnering relationship, and the tools to better accommodate development as a result of the emerging
economic opportunities.
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1.0

INTRODUCTION
1.1

Background

As part of the South Peace Comprehensive Development Plan (CDP), this document presents a
growth scenario for long term land use allocation.

The plan presented here is a product of

philosophical discussion, technical analysis, public consultation and government agency input.
The CDP identifies land to accommodate anticipated growth over a long term, 15 year plus
planning horizon.

Growth has been allocated by a rational comprehensive approach which

considers existing development patterns, agricultural use, environmental conditions and
servicing. The Plan is intended to ensure the communities of the South Peace are prepared to
take full advantage of existing and emerging opportunities for investment while supporting the
integrity of agriculture and the natural environment.
As documented in the Phase 1 Growth Impact Study of the South Peace CDP, there has never
been as much development and general economic optimism in Dawson Creek, Pouce Coupe and
the surrounding area since the late 1970’s.

Dawson Creek has witnessed unprecedented

commercial and industrial expansion, with much of this activity coming in advance of significant
oil and gas development on the region’s doorstep.

At the same time, the Phase 1 Study

documented serious deficiencies in the supply of land to accommodate growth in all land use
categories, with commercial and industrial being the most acute. Indeed, the Dawson Creek area
risks losing investment to other communities such as Grande Prairie, Alberta without having a
sufficient land base to support growth and new investment.

Using a co-ordinated, regional

approach, the Plan attempts to present a logical, sequential pattern that promotes good
stewardship and the conservation of resources.
At this time, the primary desire for the partners in this venture is to see lands identified in Phase
1 (see Section 5) released from the Agricultural Land Reserve (ALR) to allow the communities to
take advantage of the booming oil and gas industry and economy, while developing in a planned
and sustainable manner. There is no desire presently to proceed with ALR exclusion or land use
redesignations for any lands other than those designated Phase 1.
1.2

A Local Government Partnership

A local government partnership has been formed between the City of Dawson Creek, the Peace
River Regional District and the Village of Pouce Coupe to develop a CDP for the South Peace,
centred on the two communities of Dawson Creek and Pouce Coupe and including the rural areas
of Bear Mountain and Briar Ridge.
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District and Village have agreed to work together in anticipating future growth and managing
such growth in their respective jurisdictions. Throughout the planning process, the South Peace
Study Area has been considered as one entity irrespective of jurisdictional boundaries. Once
complete, the CDP will lead to implementation steps which may include changes to Official
Community Plans, Zoning Bylaw, Rural Land Use Bylaws and adjustments to municipal
boundaries.
1.3

Study Area

The study area for the South Peace CDP is 419 km2. It includes the City of Dawson Creek, the
Village of Pouce Coupe, as well as a portion of Electoral Area D within the Peace River Regional
District.

The study area was chosen as it will be the recipient of the majority of impacts

anticipated from the oil and gas industry and its role as a regional service centre.
1.4

Responsibility for the Planning Exercise

The overall responsibility and direction for the South Peace CDP is from the Steering Committee.
The committee is comprised of staff members of the City of Dawson Creek, the Village of Pouce
Coupe and the Peace River Regional District working in conjunction with a planning consultant.
The Steering Committee is responsible for all communications with elected officials, government
agencies, residents and property owners. It is responsible for the authorship of the Plan and its
submission to the respective local governments.
1.5

Public Input

Public input will be sought at two series of open houses, one in Dawson Creek and the other in
Pouce Coupe. The first of these open houses took place in March, 2006 and the second series of
open houses will take place upon receipt of comments from government agencies for this Phase
2 Report. There has been ongoing communication with local media and written responses have
been sought throughout the development of the Plan.
1.6

Organization of the South Peace CDP

The CDP process is being undertaken in two phases:
Phase 1 – Growth Impact Study
Phase 2 – Growth Scenario Evaluation
Page 2
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Phase 1 was completed in November, 2005 and identifies growth impacts anticipated in the next
15 to 20 years. This was completed through an economic overview and analysis of supply and
demand for land use categories.
This report constitutes Phase 2— the Growth Scenario Evaluation.

It is organized into the

following sections:
1.

Introduction
•

Presents an overview of the background, objectives and process behind the
Comprehensive Development Plan, and this Phase 2, Growth Scenario Report.

2.

Guiding Principles
•

Outlines the principles that give purpose and direction to the CDP and the allocation
of land to meet future demand.

3.

Considerations
•

Describes the key variables that were considered in preparing the CDP, informed by
the guiding principles of the plan.

4.

Agriculture
•

Presents background and a strategy for maintaining the integrity of the agricultural
land base.

5.

Land Use Allocation
•

Presents the long term land use allocation and phasing plan with the rationale and
justification for new growth areas.

6.

Phasing
•

Presents a phasing plan is to ensure that future development unfolds in an orderly,
sequential and progressive manner

7.

Summary and Next Steps
•

Outlines the next steps toward completing and finalizing the CDP.

Following Phase 2, each of the three local government jurisdictions will proceed with planning
and administrative implementation activities.
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GUIDING PRINCIPLES
The following guiding principles were developed to inform decision making in allocating land to
meet future demand. Following a description of the guiding principle, some questions are posed
as an evaluation checklist to consider if the options that have been developed meet the intent
and spirit of the principle.
2.1

Safeguard the Natural Environment

The first principle is to safeguard the natural environment. The South Peace CDP study area
contains several significant natural environmental features.

These include the Pouce Coupe,

Dawson Creek and South Dawson Creek riparian areas and wetlands such as McQueen Slough
and other smaller wetlands elsewhere. These areas provide important habitat and are home to
blue-listed endangered species in the Provincial Register. This principle seeks to avoid allocating
new development in areas with environmental values, and to protect existing natural areas to the
greatest extent possible. This principle also directs future development away from sites where
there may be greater potential for erosion, flooding or unstable slopes.
Evaluation Checklist
•

Are newly designated areas located a suitable distance away from environmentally sensitive
areas or areas with high environmental values?

•

Are new areas a suitable distance away from existing watercourses, respecting the new
Riparian Areas Regulation?

•

Are areas where endangered species are identified protected?

•

Are wetlands avoided where possible?

•

Is property protected from potential erosion, flooding or unstable slopes?

2.2

Support Growth and Economic Development

One of the most important objectives of the South Peace CDP is to ensure that there is sufficient
land allocated to support the region’s growth and development. This principle comprises two
parts. The first is to designate a long-term, 15 year land supply to meet anticipated growth. The
second part of this principle is to recognize that a sufficient land base will allow the South Peace
to take advantage of the unprecedented, significant resource-based growth in the area. Rather
than economic growth occurring in the Grande Prairie, Alberta area and beyond, Dawson Creek
and area would like to capture the residential, commercial and industrial growth here, and
provide employment and income closer to where resource development is occurring.
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Evaluation Checklist
•

Is sufficient land allocated to meet anticipated demand?

•

Is sufficient land reserved to meet unanticipated demand so that the South Peace can
participate in significant new development opportunities?

•

Do newly designated areas support economic development?

•

How would the areas be perceived from the standpoint of an investor?

2.3

Maintain Agricultural Integrity

Much of the South Peace CDP study area consists of productive agricultural lands and has been
referred to as the ‘Breadbasket of British Columbia’.

Most of these lands lie within the

Agricultural Land Reserve and are characterized by high agricultural capability (most of the lands
are Class 2). While the designation of land for urban development has come from agricultural
use in the past, and will likely come from agricultural use in the future, the designation of future
land can be accomplished in a way that maintains the agricultural integrity of the resource base.
All future land use designations should consider ways of minimizing any impacts to agriculture
and protecting the agricultural base.
Evaluation Checklist
•

What level of agricultural integrity would exist if new developments were to be established?

•

What is the viability of existing farming operations if an adjustment were made?

•

Has the agricultural productivity and intensity of farm use been considered?

•

What is the potential for urban-farm land use conflict?

2.4

Promote Conservation

The principle of promoting conservation does not only apply to agriculture but extends to the
entire approach of the comprehensive development planning exercise. Promoting conservation
means utilizing our land base in a wise and efficient way. It is not a wise use of resources to
extend infrastructure services long distances, for example, if it is uncertain they will ever be
utilized. While land may be allocated as part of the plan, the utilization of new lands for urban
development may occur when demand materializes. For this CDP, conservation implies avoiding
significant infrastructure upgrades that in turn will involve significant capital costs, expenditure of
energy and consumption of raw materials.
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Evaluation Checklist
•

Is land use allocation commensurate with expected demand?

•

Does the preferred future land use pattern promote compact development?

•

To what extent are new developments encouraged in areas where there are existing services
or areas where services can readily be made available?

•
2.5

Is the preferred future land use pattern supportive of energy conservation?
Employ a Regional Planning Approach

This CDP is unique in that it involves the participation and co-operation of three local
governments: the Peace River Regional District, the City of Dawson Creek and the Village of
Pouce Coupe.

All three jurisdictions’ interests and unique attributes will be considered, but

planning decisions—including land use allocations—will be based on what makes sense from a
regional perspective.

Furthermore, this regional planning approach is consistent with

recommendations made in a report completed by the David Suzuki Foundation: “Forever

Farmland – Reshaping the Agricultural Land Reserve for the 21st Century”, which encourages the
use of a comprehensive regional planning process and the consideration of community need.
Employing a regional planning approach will facilitate a strategic and comprehensive approach as
aspects such as the natural environment, agricultural use and transportation are best considered
at a regional (or in this case sub-regional) rather than a local scale.
Evaluation Checklist
•

Has consideration been given to regional considerations such as the natural environment,
agriculture and transportation?

•

Are decisions being made on a regional basis?

•

Are the attributes unique to the Peace River Regional District, the City of Dawson Creek and
the Village of Pouce Coupe considered?

2.6

Support Effective Land Use Planning

The final principle is to support effective land use planning. Proximity and connectivity to existing
services such as transportation, schools, parks and shopping is desirable. In a similar way, areas
which are readily serviced by infrastructure and utilities, in terms of their capacity and condition,
are preferable than areas which require new and more costly facilities. It is also desirable that
new areas are connected to or are logical extensions of existing neighbourhoods and business
sectors rather than ‘leapfrog’ developments that require greater expenditures and consumption of
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Indeed, it is hoped that this CDP will inform and provide direction to localized

planning efforts of the Regional District, City and Village once this exercise is completed.
Evaluation Criteria
•

For residential uses, is there good connectivity to existing services such as schools, parks,
recreation and shopping?

•

Are newly designated areas well connected to or logical extensions of existing districts?

•

Are any potential negative external impacts minimized (e.g. visual, noise, air)?

•

To what level are graduated land use patterns applied which would reduce the potential for
conflicts between different land uses?

Page 7
0714.0065.02 / July, 2007

South Peace Comprehensive Development Plan
Phase 2 Report

Peace River Regional District
City of Dawson Creek
Village of Pouce Coupe

3.0

CONSIDERATIONS
In developing options for long-term land use allocation, the following considerations were taken
into account. These considerations have been entered into a geographic information system
model as layers to assist in decision making.

Information compiled under each of these

considerations has been displayed by map for ease of comparison and analysis. Together, the
consideration of all of these factors informed the development of a land use allocation and
phasing map, which is presented in Section 4.
3.1

Environmentally Sensitive and Hazardous Areas

Most of the environmentally sensitive and hazardous areas consist of riparian areas, including the
Pouce Coupe River, Dawson Creek, South Dawson Creek and McQueen’s Slough. There are also
a number of wetlands which provide habitat for wildlife and waterfowl.

The areas of

environmental sensitivity were identified through provincial data, discussions with the Ministry of
Environment and discussions with Louisiana-Pacific Corporation’s biologist. Wetlands locations
were identified using data provided from the Ministry of Environment’s Conservation Data Centre
and air photo interpretation. Most of these areas can be avoided or mitigated for future land use
allocation. The Areas of Environmental Sensitivity Map is identified on Figure 3.1.
3.2

Ownership

Another consideration is ownership. It is preferable to have multiple owners providing land to
promote choice and a more competitive market.

More sellers of land translate into a more

competitive market. While this consideration applies to commercial and industrial properties, it
should be most importantly considered for residential uses where an uncompetitive market now
exists.

Ownership patterns are also an indicator of the size or potential size of agricultural

operations. The Ownership Map is presented in Figure 3.2.
3.3

Agriculture

Agriculture can be considered in a number of different ways. The ALR boundary provides a
starting point as agricultural land protected by provincial legislation. Soil capability classifications
for agriculture provide a good indication of the relative range of crops the land can produce.
Beyond these two mapped indicators, topography (flatter is better for the cereal and oilseed
crops the South Peace produces), size of parcel, intensity of farm use, visual impact and adjacent
uses can be considered. The sum of these considerations helps us evaluate how well the Plan
maintains agricultural integrity. There is little differentiation in soil capability in the immediate
Dawson Creek-Pouce Coupe area. Most of the land has a soil capability rating of Class 2 or 3.
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Accordingly, maintaining agricultural integrity involves considering the viability of existing
agriculture and the size and intensity of farm use rather than the relative soil classification as
there is little difference in capability from site to site. The ALR Boundary and Soil Capability maps
are shown on Figures 3.3 and 3.4 respectively.
3.4

Official Community Plan Designations

Official Community Plan designations are indicators of preferred future land use patterns.
Adopted as bylaws, they have been endorsed by either Board or Council.

The land use

requirements of this plan above consist of land that is needed beyond and in addition to that
already designated by Official Community Plan. Yet Official Community Plan designations in the
vicinity of new allocations of land for more intensive land uses can be considered. For example,
it is generally desirable to have a gradient of the intensity of land uses than an abrupt change
from one land use to another. The land use plan presented later in this report attempts to take
into account Official Community Plan land use designations and policies. This Plan has taken a
regional approach to land use allocation. Accordingly, the Official Community Plan designations
of all three participating jurisdictions are shown on Figure 3.5.
3.5

Servicing

Servicing as a consideration refers to the ability to provide infrastructure and utility services to
greenfield locations.

These services include water, sewer, drainage, roads, hydro and

telecommunications. It is preferable to allocate future land uses to areas that can be readily
serviced by infrastructure. Typically, these are locations that are close to existing trunk services
where there is sufficient capacity to make extensions. Relative servicing favourability is outlined
on Figure 3.6.
3.6

Proximity to Transportation

An important consideration is proximity to major transportation routes, particularly for
commercial and industrial uses. Most of these uses need good road access to arterial routes
which provide good mobility and access to Provincial Highways. Uses that may bring negative
externalities such as noise and dust are often not compatible with residential uses. For industrial
and some commercial uses, access to the CN Rail Line is advantageous for the storage and
transport of goods. Figure 3.7 shows the principal road and rail transportation corridors in the
Plan area.
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Aspect

Dawson Creek could be described as a winter city at high northern latitude. There is only one
other city with a larger population than Dawson Creek at a higher latitude in British Columbia.
Energy and heating costs are significant in the winter time, made even more significant by retail
natural gas prices. Parcels that have southern exposure or are level are preferable to north
facing slopes. Figure 3.8 displays aspect and topography.
3.8

Air Quality

Future industrial development, especially heavy industrial development, may emit smoke, dust
and odour, which in turn may contribute to relative air quality. The community of Dawson Creek
rests in a valley and is surrounded by hills to the north, south and west.

The direction of

maximum hourly wind speed measured at Dawson Creek Airport is from the southwest and west.
This would seem to indicate that, for Dawson Creek, preferable locations for heavy industry
would be more toward the north and east. Preferable locations from an air quality perspective
for locating these kinds of industry are shown on Figure 3.9.
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4.0

AGRICULTURE
4.1

Introduction

The Peace River Regional District, the City of Dawson Creek and the Village of Pouce Coupe
recognize that agriculture is an essential element to the local economy and way of life of our
region. As documented in the Phase 1 Growth Impact Study, the Plan area includes a great deal
of higher capability agricultural land.

Policies and land use strategies that support this vital

sector should continue to be pursued. At the same time, the jurisdictions recognize in order to
participate in the economic opportunities that are in front of us, certain adjustments to
agricultural land use must be made. It is the intention of this report to both support agriculture
and growth and economic activity as outlined in the guiding principles of this Plan.

The

responsibility for the land use planning and management of agricultural lands is shared between
the local or regional government jurisdiction and the Agricultural Land Commission. It is hoped
that through this report a strong partnership can be formed between the Commission the
Regional District, City and Village.
4.2

Background

To do this, commercial, industrial and urban residential uses are encouraged to be located within
the municipalities and adjacent or in close proximity to urban areas. There is no ‘leapfrogging’ or
scattered development recommended whatsoever.

Furthermore, multiple rural residential

subdivision proposals are being encouraged to locate on non-ALR lands in the general areas of
Bear Mountain and Briar Ridge. Analysis shows that demand for rural residential subdivision can
be accommodated entirely on non-ALR lands, pending review of the Peace River Regional
District’s Official Community Plan. Figure 4.1 shows that there is over 4,000 ha of developable
land for rural residential purposes outside of the ALR. Most of these parcels are in the Briar
Ridge and Bear Mountain areas.
In selecting areas for future development that is recounted in section 5, a number of issues were
taken into consideration to ensure that the best land was made available for development while
mitigating impacts on agricultural land. Since servicing of land is an important consideration for
ensuring that land is developed in a cost effective and efficient manner, many trade-offs were
required to keep a good, compact, urban form to development. In practical terms this means
that agricultural land is needed to meet future land development needs. However, wherever
possible, natural features and appropriate agricultural interface land uses were employed as a
means of ensuring a measure of containment and that impacts on agriculture be limited.
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Another impact that has been identified by the ALC is a trend towards the conversion of quarter
sections into "rural residential estates". This concern led to the elimination of GO# 8314/78
which permitted subdivisions into quarter sections.

While this reduces the creation of new

quarter sections, it does nothing to protect existing quarters from conversion into such residential
estates.

Recent discussion at The PRRD Agricultural Advisory Committee has also expressed

concern about this issue. When there is a strong desire to live in the countryside (but not farm)
and there are insufficient alternatives available, it is felt that quarter sections become at risk of
being lost to farming.
While focusing subdivision opportunities onto non-ALR lands should be a primary strategy to
preserve ALR lands, this severely limits location options in the South Peace CDP, where non-ALR
land is limited mostly to the two ridge top areas of Bear Mountain and Briar Ridge. Providing
options only in these two areas will not be sufficient to protect quarter sections from conversion
into non-farmed residential estates.
4.3

Agricultural Strategy

The following strategy is proposed to protect agricultural integrity and further reduce pressure on
the conversion of quarter section parcels into rural residential estates:
a. That the highest value is given to recognize and preserve productive agricultural land,
identified the highest Soil Capability Classes in the region.
b. That an effective phasing strategy be implemented to ensure orderly, sequential phasing of
urban development, consistent with market demand (this is detailed in Section 6).
c.

That multi-lot rural residential subdivisions should be focused toward non-ALR lands.

d. That limited and specific subdivision opportunities may be considered where soil conditions and
topography or other factors make the land unsuitable for farming.
e. That, subject to rezoning, a subdivision may be considered where the proposed parcel is
separated from the remainder by a railway, road right-of-way, or topographic constraint.
f.

Creation of a parcel of not less than 30 ha resulting from the establishment of standard
quarter section boundaries based upon the Dominion Township surveys system.

g. The creation of a parcel for intensive agricultural use.
h. That the location and configuration of any parcels created will not negatively impact
agriculture operations or increase the potential for conflict with adjoining farm parcels.
Page 22
0714.0065.02 / July, 2007

Peace River Regional District
City of Dawson Creek
Village of Pouce Coupe

5.0

South Peace Comprehensive Development Plan
Phase 2 Report

LAND USE ALLOCATION PLAN
5.1

Introduction

This section outlines the preferred land use allocation plan for the South Peace Plan area by land
use. The land use allocation plan is a result of extensive analysis, consultation, consideration and
discussion. It identifies lands that are proposed for urban development and not designated as
such by Official Community Plan. As discussed, all of these lands fall within the ALR.
The Land Use Allocation Plan is shown in Figure 5.1. There are, in general, six rural areas where
development could occur. These are further subdivided into development cells which have been
designated for residential, commercial, light industrial or heavy industrial uses. Phasing is only
identified for residential development north of the City of Dawson Creek.
5.2

Development Timing

The timeframe for absorption of these lands is difficult to forecast. While this Plan seeks to
identify a 15 to 20 year minimum land supply moving generally from south to north, the
timeframe could be 30 to 40 years or greater; or even 10 to 15 years if significant, unexpected
growth occurs.

The important element, however, is the sequence and progression of

development. As there are so many variables (at the local, provincial, national and international
scales), it is exceedingly difficult (and perhaps not responsible) to forecast the timing.
Since the Phase I Growth Impact Study was complete for example in the fall of 2005, there have
been a number of significant changes with respect to land availability within the City of Dawson
Creek, including in the amount of land designated for residential, commercial and industrial,
properties available for sale as a result of new development plans that have come recently to
light and the number of homes available for purchase.
Since the Phase I report was completed, the current area of vacant land that is designated
Residential within the City’s OCP and are zoned either Agricultural or Residential has decreased
from 186 hectares (458.4 acres) to 146 hectares (361 acres). The City has also seen a decrease
in the amount of vacant land designated Commercial and zoned Commercial from 32 hectares
(78.1 acres) to 30 hectares (75.5 acres). Finally, a decrease has also been noted in the amount
of vacant lands designated Industrial and zoned Industrial from 53 hectares (130.5 acres) to 47
hectares (116 acres).
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The number of homes available for purchase within the City of Dawson Creek has seen a
decreasing trend. In the Phase I report, there were 104 homes for sale in April of 2005, and in
August of 2005, this figure had decreased to 74, a decrease of almost 30%. From August 2005
until July 2006, the number of homes for sale further decreased from 74 to 47, an additional
decrease of 36%. These decreases, both in vacant land availability and in the number of homes
for sale, in the course of less than a year suggest the level of interest and pace of development
within the study area may be higher than previously anticipated.
When considering all of the activity in the oil and gas industry in Northeastern BC, the impacts of
recent activity can be seen in the level of development in Northeastern BC communities. Since
1997, there has been a shift in the types of wells drilled, and that shift has resulted in a
noticeable increase in the number of wells drilled.

While the production of oil wells has

decreased since 1997 and is now relatively stable, the number of gas wells drilled has continually
increased every year. In the early 1990’s, gas production ranged in the neighbourhood of a
couple hundred wells; in 2005, over 1,200 gas wells were drilled alone.

This trend is not

anticipated to decrease, as is evident by 2006 figures to date, with over 800 wells drilled up to
the end of September.

With the busy season just beginning, one could anticipate that the

number of gas wells drilled in 2006 could surpass those drilled in 2005.
To relate this increase in well drilling activity to a corresponding increase in development
activities in the Peace Region, a couple of factors must be considered. Firstly, until very recently,
much of the drilling activity was focused around Fort Nelson and Fort St. John, with relatively
limited drilling activity occurring in the Dawson Creek area.

With respect to development

activities in Fort Nelson, the value of building permits from 1997 to 2005 increased from a low of
$1.5 million in 1999 to a high of $18.2 million in 2004. In Fort S. John, the value of building
permits has increased every year from a low of $23 million in 2001 to an anticipation of
surpassing $100 million in 2006.
The need for all types of land is very evident in these two communities. For example, since
2001, Fort Nelson has seen an increase in the value of residential building permits each year,
from $1.5 million to over $9 million. While there has been a slight decline in 2005, this decline
can be attributed to the scarcity of available vacant land within the Town of Fort Nelson. Similar
trends are present for Fort Nelson’s commercial and industrial development activity, with the
building permit values increasing every year.
In Fort St. John, there has been an incredible construction boom occurring in recent years. The
value of residential development has more than tripled to over $40 million, and in 2006, over 303
dwellings were constructed.
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increased significantly in 2005 and 2006.

Between 2004 and 2006, the value of commercial

development increased from 13.7 million to over 81 million, while the number of commercial
developments constructed increased by almost 50%, and this type of trend is expected to
continue.
While Dawson Creek has not seen the same level of activity as Fort St. John, it too has seen
significant changes in recent years, with the construction of a Wal-Mart, new hotels, and a
gaming centre and casino to name just a few. The level of activity in Dawson Creek is expected
to increase significantly with the increased level of activity anticipated for the Cutbank Ridge area
southwest of Dawson Creek. The activity there will have a direct impact on development in
Dawson Creek, not only with respect to commercial development to support the industry there,
but also with respect to residential development to support the workers. To accommodate this
growth, the City of Dawson Creek needs to ensure that it has the land available to accommodate
new development, and not pass these opportunities by. While the City does have some land
available, at the rate that this land is being utilized, it soon will be in short supply to meet the
anticipated demand. One only needs to consider how quickly the vacant land figures presented
in the Phase 1 report decreased between completion of Phase 1 and the preparation of this
report (40 hectares residential absorption, 2 hectares commercial absorption, and 6 hectares
industrial absorption). Because of this, the partners in this project hope to see a release of
Phase 1 lands from the Agricultural land reserve so that the economic opportunities that are
before the South Peace can be utilized to benefit the area.
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5.3

North (Cell 1)

In the north area, only one development cell that has been included. This cell is approximately
125 ha in size and has been designated for residential uses, and will be developed in two phases
from south to north. The land is located near existing residential development and is close to
community services such as schools. It has a favourable southerly aspect thus providing some
opportunity for energy savings.

Imperial Road along the north side of this area provides a

natural boundary which will limit further expansion into agricultural land. It is located adjacent to
a subdivision exclusion that has already been granted by the ALC. There are multiple private
land holders in the area which will promote choice and competition for land development. Most
of the area is more easily serviced by sewer, water and roads. Portions of this area have already
been designated for residential development in the Rural Peace River OCP.

The phases of

development include:
Phase 1 – 60 ha
Phase 2 – 65 ha
Furthermore, an agricultural buffer will be created along the north and east edges of this cell,
where residential and agricultural land uses interface.

5.4

Southeast (Cells 2 and 3)

This area is located in the southeast in and near the Village of Pouce Coupe. The area includes
Cells 2 and 3 which have been designated for residential and industrial uses respectively. Both
areas are located adjacent to existing residential development and have good access to both
community services such as schools and infrastructure services such as water, sewer and roads,
including service with a water reservoir, although sewer services will have to be extended across
the CN Rail Line. Water services are good with the presence of a water reservoir between Cells 2
and 3. In fact, by encouraging residential development in this area, it may enable Pouce Coupe
to maintain community services such as schools (which have been under threat) and help the
community develop a greater tax base to fund their municipal operations. Further, they both are
located on gently sloping, south facing land which afford good views of the river valley. The
main difference between the two areas is that Cell 2 is 15 ha and is located within the Village
boundaries and will see residential development while Cell 3 is 35 ha and is located adjacent to
the Village’s northern boundary and will be developed for industrial purposes.
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South (Cell 4)

The area in the South is located adjacent to Highway 2 which connects Dawson Creek and Pouce
Coupe to Grande Prairie in Alberta. This area encompasses land along the highway corridor
between Dawson Creek and Pouce Coupe and includes 30 ha of land designated for commercial
use. This area is the principal vehicle access point and gateway to Dawson Creek. The presence
of a controlled access provincial highway and water and sewer services— indeed, water service is
provided the length of Highway 2 to Pouce Coupe—makes this area favourable for servicing.
There is sufficient land unencumbered by existing development that will allow for frontage roads
or other forms of traffic control that can separate local from through traffic.
While the land is generally zoned for agricultural uses, it is located adjacent to land already
designated for commercial or industrial use within the City of Dawson Creek. Land adjacent to
Highway 2 has been designated for commercial development with the intention that these would
be highway commercial uses generally servicing the traveling public. There has been significant
demand for commercial land in this particular area making this a logical land use decision and
would provide a buffer and screen of light industrial use.

Finally, Highway Commercial uses

provide a good transition into agricultural land, meaning that the edge should be maintainable in
the future.
5.6

West (Cell 5)

The west area has land designated for commercial and industrial uses, the bulk of which are
strategically located at the intersection of Highway 97 (Alaska Highway) and the Dangerous
Goods Route. This mix provides a good synergy of land use as the industrial land provides a
good buffer between residential use and agricultural uses as well as the main highways and
Dangerous Goods Route. The combination of light industrial use with commercial use will attract
truck traffic traveling from Highway 97 to points either north or west. In this way, truck and
other commercial and industrial service activities can be located at a convenient access node and
not have to route through the core of the community.
Cell 5 is approximately 230 ha in size of which 40 ha are designated for commercial and 190 ha
are designated for light industrial. Both the commercial and industrial areas can take advantage
of the good highway access. There already has been significant interest in converting these
lands to light industrial uses. The area is located near the water treatment plant and could be
readily serviced. While it has good industrial value, it was not designated for Heavy Industrial
use due to prevailing winds in the area and proximity to proposed residential and commercial
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uses. The light industrial uses will provide a good interface with agricultural land use where
there should be less urban-farm land use conflict.
5.7

Southwest (* Area)

The area southwest of the City of Dawson Creek is identified for potential light industrial
development. This 8 ha (20 acre) area will be considered on an individual application basis by
the Agricultural Land Commission, and thus the area is not included in the total land use area
figures, or the table in Figure 5.1.
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BUFFERING
6.1

Introduction

As the potential for conflict sometimes exists when locating non-agricultural land uses next to
active farming operations, agricultural buffering is an attempt to mitigate the likelihood of these
conflicts and promote complementary neighbouring land uses. The right for farmers to operate
legitimate agricultural businesses is protected by Provincial legislation. As such, the need to
mitigate impacts from normal farm operations is required when locating non-agricultural land
uses next to active farms. Some of the impacts from agricultural operations may include odours,
chemical spray drift, dust, emissions, traffic, light, stray animals, irrigation, and visual impacts.
Some of the impacts experienced by farmers that are located next to non-farm land uses include
difficulty moving their farm vehicles due to an increase in vehicle traffic, trespass, theft, and also
increased complaints. Therefore, in order to protect the interests of the land uses on either side
of the agricultural boundary, agricultural buffering treatments are required as a part of the South
Peace Comprehensive Development Plan.
6.2

Agricultural Buffering Specifications

Most agricultural land within the study area is located in the Agricultural Land Reserve. Provincial
legislation requires that new development occurring adjacent to such farmland must
accommodate a buffer on the non-agricultural side of the boundary. The Provincial Agricultural
Land Commission will specify the buffer standard that is required upon approval of an Agricultural
Land Reserve appeal. The extent of the buffer will typically depend on the nature of the farming
operation and the nature of the property. Various buffering approaches may include vegetative
screens, berms, special setback requirements, subdivision design, restrictive covenants, and road
location. This plan requires that an appropriate Agricultural Land Commission standard buffer be
implemented on the non-agricultural side of the boundary when new development occurs along
the agricultural boundary. Should uncertainty exist over which of the standard Agricultural Land
Commission buffer specifications is required for any site, the Agricultural Land Commission must
be consulted for clarification.
6.3

Implementation Strategy

There are many implementation tools that can be used to successfully buffer potential conflicts
between agricultural operations and adjacent non-farm land uses. The following two subdivision
layouts illustrate different buffering techniques. In order to ensure the successful continuation of
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the agricultural sector in the South Peace region, effective buffering is to occur on the non-farm
side of the agricultural boundary.
As an example, potential concerns with the following subdivision layout could include increased
dust, spray drift from chemicals, irrigation overspray, noise, routing of subdivision traffic info
farming areas, subdivision runoff, theft of crops and vandalism:

A number of changes could be made to the above proposal in order to reduce or eliminate some
of these conflicts. These changes could include:
•

Redesigning the road access to direct traffic away from farming areas.

•

Increasing lot sizes along the interface with farming to provide for greater separation.

•

Providing vegetative screening and fencing buffers to protect residents from possible
spray drift, dust, noise, and to deter potential trespass and vandalism.

•

Other changes may be required by the approving officer or by bylaw, which may include
a “no-build” covenant, greater building setbacks along the agricultural edge and drainage
requirements to ensure runoff from the subdivision is contained.
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In order to accommodate the need for buffering along the urban and agricultural interface, a
variety of changes need to be made to existing policy documents, or new bylaws developed. For
example:
o

policies requiring buffering will be incorporated into the Official Community Plans of all
three jurisdictions;

o

Development Permit Areas will be identified which will require that buffering be identified
prior to the issuance of a development permit;

o

The Dawson Creek Fringe Area Official Community Plan has been identified for updating
in the near future, and will incorporate policies requiring buffering and/or screening in
agricultural/urban interface areas;

Some policies that may be considered for implementation include:
o

Emphasize the transition from urban to rural development by such means as providing or
maintaining a planned or natural buffer;

o

Encourage the development of effective buffers along the boundary of agriculturally
designated land;

o

Encourage adjacent land uses to be compatible with existing agricultural uses and ensure
that the impacts from urban development on agricultural lands will be minimized;

o

Encourage the provision of urban lots wider than the minimum width as identified in
applicable zoning bylaws;
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Encourage larger setbacks for homes on urban lots facing or next to rural lots;
Develop an Agricultural Development Permit Area and associated guidlelines for those
areas adjoining agriculturally designated lands;

o

Amend the bylaws of all three jurisdictions where necessary to conform to such
guidelines as the Farm Practices Protection Act, Agricultural Land Commission Retail

Guidelines, Agricultural Land Commission Act, etc. and,
o

Utilize Ministry of Agriculture and Agricultural Land Commission guidelines documents for
the establishment of buffers at the urban-rural interface.

While the general policies suggested above may be considered for implementation, it should be
noted that the most effective buffering and screening is that which is implemented on a case by
case basis. The land use, zoning and specific type of development and its needs will affect the
type, depth, composition and application of buffering and screening.
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IMPLEMENTATION
7.1

Introduction

Figure 5.1 identifies the lands which the partners of this exercise would like to pursue ALR
exclusions and land use redesignations. This Plan ensures that agricultural land is not alienated
prematurely, allowing for conservation of the agricultural land base until that land is required. In
addition to this, the plan allows for servicing costs, both capital and operating, to be reduced,
ensuring that unnecessary expenditures and energy consumption do not take place. Finally, the
Plan will ensure that Dawson Creek and Pouce Coupe maintain a compact urban form,
contributing to the liveability and social character that make these communities unique.
7.2

Residential Phasing Approach in Dawson Creek

Lands that are designated for residential use in the northern areas of Dawson Creek will be
phased as follows:
1. Short Term Development
•

These are lands that should be allocated immediately for future development. This
could necessitate municipal boundary extensions, infrastructure service extensions,
Official Community Plan amendments and adjustments to the Agricultural Land
Reserve.

These are the highest priority lands for which there is a demonstrated

need and development interest, and the majority of lands identified in the allocation
plan fall within this category.
2. Medium Term Development
•

These lands are allocated for future development that will occur as lands identified
for release in the short term become developed and as service extensions are logical
and practical. As discussed previously, it is difficult to forecast when these lands will
be released. . For the purpose of this study, 65 ha of residential lands in Cell 1 are
identified for Phase 2 development.
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Implementation Strategy

The following strategy is proposed to ensure that the Plan is reviewed on a regular basis and
thus always applicable to the jurisdictions impacted by it, and in considering when the Phase 2
resdiential lands (Cell 1) will be released for urban use:
a. That the timing of development of Phase 2 residential lands in Dawson Creek be based on
the following:
i.

that development of Phase 2 lands be concurrent with service extensions from
incorporated municipalities

ii.

that development of Phase 2 lands represent an orderly and sequential pattern of growth
and will not constitute ‘leapfrogging’

b. That a report on development activity within the study area be provided to the Agricultural
Land Commission annually.
c.

That, at a minimum, this South Peace Comprehensive Development Plan be updated every 5
years for review and possible adjustments.

d. That in the southwest, the area (*) identified for light industrial development be addressed
on an individual basis by the Agricultural Land Commission.
e. That with the general consent of the Agricultural Land Commission, that heavy industrial
development be encouraged to locate to the northeast of the City of Dawson Creek in
relative proximity to Highway 49 and the railway.
f.

That the Peace River Regional District, the City of Dawson Creek and the Village of Pouce
Coupe proceed with amendments to their Official Community Plans and that the Agricultural
Land Commission and other appropriate agencies are consulted in the process.
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