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EXECUTIVE SUMMARY 

1.1 INTRODUCTION 
The Hamlet of Blackfoot has been experiencing a significantly increased rate of growth 

as indicated by the data from the two most recent census. This growth has yielded almost 
complete development of the lands within the Hamlet. The expectation on continued high 
rates of growth in the Hamlet, expansion of the Hamlet’s boundary emerges as a viable 
possibility not only to plan for future growth but also to support the community’s vitality 
and livability. The PLANNING EXERCISE FOR THE HAMLET OF BLACKFOOT serves as a 
basis to identify opportunities to increase the Hamlet of Blackfoot’s vitality, and support 
further growth.  Following direction from County Council, this planning exercise, in its two 
parts, evaluates the community as a whole, including services capability for expansion 
beyond the current boundary and growth strategies.  

County Priorities and Decisions Committee discussed the planning exercise outlined 
herein on June 16, 2015 and Council June 23, 2015 for discussion.  Administration was 
requested to bring back revised mapping to the July 28, 2015 Regular Council Meeting.  
Upon review of the revised map for the proposed expansion area, in session of July 28, 2015, 
the Council of the County of Vermilion made a recommendation directing administration 
to proceed with the planning exercise as presented. 

The revised mapping identified a planning area for the exercise consisting of 
approximately 4,060 additional gross acres (1,643 ha) that will accommodate projected 
30-year growth, commercial and residential, and municipal services needs around the 
hamlet’s area (see Map 1).  

1.2 PROJECT DESCRIPTION  
The contents of this report correspond to the scope for Action 1 for the Planning 

Exercise, Phase 1: Data Gathering and Phase 2: Situational Analysis for current conditions.  
This project consists of a triple-action plan: 1) Documentation and Analysis, 2) Policy 
Review and Public Consultation, and 3) Implementation and Monitoring, each aspect 
corresponding to a project phase. 

Phase 1 generated an inventory of hamlet-specific data, organized into five areas:  

1. General study area (aerial photography, descriptive survey, maps, GIS data, etc.); 

2. Socio-economic and demographics (population growth, employment 
projections, etc.); 

3. Land use (existing and proposed land use and policy, etc.); 

4. Services (storm sewer, sanitary sewer, potable water, transportation, capacity and 
planned upgrades, etc.); and, 

5. Development constraints (agriculture lands, lagoons & landfills, wetlands, etc.). 

The resources used during this phase included site visits; Federal, Provincial and County 
GIS census, industry, and economic data; review of statutory documents; and various 
parcel-by-parcel assessments, among others.  These data inventories provided the basis for 
Phase 2: Situational Analysis, Land Use Scenarios, and Growth Strategies.  The analysis 
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covers constructed systems, natural systems, and demographics, with each area supported 
by GIS maps as necessary. 

Developing the project components was no simple task; we encountered many 
challenges, proper of pioneering projects such as this exercise, some we anticipated in 
some way, some required a new approach.  For example, varying degrees of incomplete or 
dispersedly located data, out of date mapping, no available standards, not to leave out our 
natural pace of adaptation to new processes to name a few.  Along with some of these 
challenges came the solution, the path ahead was clear, with others, it was not so readily 
apparent.   

A series of support projects were developed ad hoc and nested into the exercise’s 
timeline to generate or standardize the necessary data or inputs, customize or develop 
analysis and correlation models and update GIS and mapping in order for the information 
to be suitable to be carried forward into similar projects with as much consistency as 
possible.   

Nested Support Projects  

These projects consist of components that historically have been outsourced through 
consulting work. The challenge with that approach is that it generates a single, punctual 
summary of findings, rendering all the information, analysis, and methods proprietary to 
the hired consultant; in addition to the significant cost associated with these studies.  A 
considerable effort has gone into collecting the information to build the components and 
developing the methods in-house for the first time in a manner that can be replicated for 
studying other communities.  Each of these components is described below. 

Demographic and Economic Forecasts 
The forecasts include population, households, and labour force projections to 2045.  

Density Multipliers 
A measure of the development capacity and performance per land use designation. 

Cost Estimation  
Cost breakdown for upgrades that might be needed to satisfy demand for services 

at the projected horizon.  Associated costs estimated from current projects budgets. 

Development Impacts  
Residential demographic multipliers are critical to measuring development impacts 

as accurate as possible, such as added population, added school age children, and 
consequent costs necessary to support public services and associated costs at a 
planning level. 

Maps and Data 

Iterative generation and update of GIS and mapping databases to generate the 
spatial analysis products included. 

1.3 CONTENTS 
The contents in this Part 1 of the Hamlet of Blackfoot Planning Exercise consist of a 

Municipal Services Review for the proposed expansion area, which provides the 
background for developing a planning process that creates opportunities for the 
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sustainable, smart expansion of the Hamlet aiming to enhance its physical and economic 
environment. 

The recommendations stemming from this exercise, highlight development 
opportunities for the Hamlet of Blackfoot to increase its economic vitality: increase 
revenue, attract investment, and grow in population by extending beyond the existing 
hamlet’s footprint.  These opportunities are translated into strategies in Part 2 of the 
Hamlet of Blackfoot Planning Exercise, which at a later phase will be refined through a 
participatory public engagement process with the community and other stakeholders.  
Once finalized, these strategies will serve as a guide for decision making on all planning 
and development related matters within the Hamlet’s new boundary and adjacent lands. 

2.0 EXCERSICE CONTEXT 
 Developing an executable plan is consequential in creating implementable measures to generate 
opportunities for sustainable, smart development within the proposed boundary expansion of the 
Hamlet of Blackfoot.  Utilizing a Sphere of Influence (SOI)1 approach as the framework for designing 
planning strategies that enhance the Hamlet’s physical and economic environment in three key 
aspects:    

1. Sustainable.  Balancing development needs for economic, community, and social growth 
along with the benefit to residents and business owners over both the short and long term. 

2. Vibrant.  Actively involved, creative collaboration between municipality, community, and 
businesses.  

3. Diverse.  Nurturing opportunities and facilitating economic growth. 
 The planning exercise strategies for hamlet growth address the probable physical boundaries and 
service area being considered. 

2.1 OBJECTIVES 
The growth that the urban nodes, especially the hamlets, within the County of Vermilion 

River have been recently experiencing has resulted in many of them almost building out 
their current boundary, the Hamlet of Blackfoot being one of them.   

Hamlet development to date has been mostly organic, and as development pressures 
continue to rise, planning for hamlet expansion is consequential in supporting community 
growth, livability, and livelihood as well as to ensure a services infrastructure concurrent 
with development. 

This PLANNING EXERCISE FOR THE HAMLET OF BLACKFOOT will provide the basis for 
developing a Hamlet Growth Plan that allows the County hamlets, in this case Blackfoot, to 
meet the following objectives: 

                                                                  
1 A Sphere of Influence (SOI) is a planning tool designed to provide guidance in reviewing proposals, promoting the 
concurrent, efficient, and effective provision of municipal services.  The SOI is the area where it is reasonable to expect 
development might occur and that will need services or where capacity to provide services is attainable within a 30-
year horizon.  The SOI boundary and written determinations, once adopted, should guide the provision and 
coordination of services for development within the Hamlet’s expanded boundary.  The standard definition of a “Sphere 
of Influence” (SOI) implies that there is a “plan” for addressing the probable physical boundaries and service area being 
considered. The standard SOI approach has been adapted for application to assessing intra-jurisdictional community 
boundary adjustment. 
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1. Encourage development in and around the hamlet by integrating land suitable for 
future development into the fabric of the existing hamlet, thus concentrating 
rather than dispersing resources. 

2. Complement the protection of waterbodies, farmland, and other open spaces by 
incorporating low-impact development practices preventative of unappealing and 
resource-inefficient sprawl and strip development. 

3. Promote smart, sustainable social, physical, and economic growth. 

4. Improve hamlet identity with a strong center that the community enjoys and 
attracts the attention of visitors and future residents. 

Map 1.  Planning Exercise Area  
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3.0 COMMUNITY SUSTAINABILITY PROFILE 

3.1 HISTORY AND VISION 
The Hamlet of Blackfoot (the Hamlet) totals 180.85 acres of unincorporated territory 

within the County of Vermilion River (the County).  Originally, Blackfoot Hills, today the 
Hamlet of Blackfoot has its genesis in 1905 with the coming of the railway, deriving its name 
from the nearby Four Blackfoot Hills — hunting, and battle grounds to the Blackfoot native 
peoples in the area.  The name changed in maps after 1863 by omission rather than intent2 

and caught on; Blackfoot Hills’ post office, established in 1905 to satisfy demand from the 
influx of settlers, had changed its name to Blackfoot post office by the end on 1909. 

Figure 1.  Hamlet of Blackfoot3 

                                                                  
2 Ronaghan, Allen.  “BLACKFOOT S.D. No. 1623” in Earnest-Minded Men: an account of local government in the County of 
Vermillion River.  Kitscoty, Alberta: County of Vermillion River, 1973. 
3 Robison, Nelson.  “REMEMBERING BLACKFOOT 1905–1940” in Forgotten echoes: a history of Blackfoot and 
surrounding area.  Blackfoot, Alberta: Forgotten Echoes Historical Society, 1982. 
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Blackfoot has come a long way since those early days, the County of Vermilion River 
Regional Growth Management Strategy (CVR-RGMS) reported in July 2013 that the County 
could experience an increase in employment “by as much as 2.5% to 3.0% over the next 10 
years”.  In the same, population growth showed an increase between 1.0–1.5 percent by 
2052.4  Finding that “urban residential and some industrial development are focused in and 
around the hamlets;” the CVR-RGMS establishes the demand for expansion to accommodate 
growth around settlements and urban centres that have historically been a point of 
convergence.  

Community Development 

The Hamlet is experiencing a steady rate of growth, which has led to the expansion of 
residential subdivisions and other adjacent lands.  Located in Division 5 in the East Central 
area of the County of Vermilion River, the Hamlet is a rapidly growing community that could 
see another significant size increase with the development of 70 additional residential lots 
taking place over the next couple of years.  A new storm water pond, to support the water 
system plus additional capacity being added in 2015–2016, and a larger park/recreation 
area5.  

Economic Growth 

The Growth Concept outlined in the CVR-RGMS shows expanded highway commercial 
development and industrial areas around the Hamlet of Blackfoot.  Agriculture is the 
County’s most enduring asset, and it would continue to be a major economic driver within 
the community.  At the same time, the potential for expanded highway commercial 
development and industrial areas around the Hamlet is a major opportunity for to 
increasing and diversifying the County’s tax base. All employment growth will be of urban 
densities and located in the appropriate areas in and around the hamlet of Blackfoot. This 
will enable the County to develop a sufficient employment tax base in areas that will remain 
unincorporated, helping the County to remain financially sustainable and self-sufficient. 

Residential Growth 

While the Hamlets are home to a smaller percentage of the population, they are the 
centres for community activities, facilities, and services; like community halls, rinks and 
parks, associations, and fire and emergency. As a designated place in the 2011 Census, 
Blackfoot had a population of 269 living in 107 of its 111 total dwellings, a 69.2% increase 
from its 2006 population of 159, with a population density of 305.7/km2 (792/sq. mi) for 
that same year.  The County of Vermilion River's 2015 municipal census counted a 
population of 420 in Blackfoot, which constitutes a growth of 56.13% since 2011.  It is 
evident that Blackfoot is a rapidly growing community; with 28% of its population under 
the age of 18, 35% aged 19–34, and only 2.4% aged 65 or over, which makes up for a young 
population share.  

                                                                  
4 COUNTY OF VERMILION RIVER REGIONAL GROWTH MANAGEMENT STRATEGY.  Kitscoty, Alberta: County of 
Vermilion River, July 2013. 
5 BLACKFOOT COMMUNITY DEVELOPMENT PLAN.  Kitscoty, Alberta: County of Vermilion River, July 2015. 
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3.2 A SUSTAINABLE, COMPLETE COMMUNITY 
As an underlying basis for Smart Growth for hamlets in the County, this planning 

exercise incorporates current best practices in community design and a four-pillar-bottom-
line sustainability approach:  

Socially, through design guidelines for public spaces and streets that encourage 
neighbour interactions and serve as catalyst to support a complete community that allows 
residents the choice to live, work, shop, and recreate in proximity;  

Environmentally, by incorporating planning and development strategies, and forms 
that contribute to reduce impacts and preserve agricultural lands; apply Low-Impact 
Development tools that respect natural drainage patterns and wetlands; and enhancement 
and integration of natural spaces and systems that preserve habitats, corridors, and 
productive landscapes;  

Economically, through the responsible use of land and leverage of services 
infrastructure; the concentration of services and roadways for efficient and cost-effective 
service delivery and management, by providing a robust and dynamic land-use base that 
can adapt over time to accommodate diverse industry production and employment 
generating opportunities; and  

Culturally, by strengthening the Hamlet’s identity and sense of place, incorporating 
cultural dynamics (values and aspirations) into the built environment through context 
sensitive design principles, and participatory processes6  that promote the community’s 
well-being by enhancing quality of life and quality of place.  

4.0 BOUNDARY EXPANSION SERVICES REVIEW 
 This Review evaluates the current infrastructure capacity to deliver services within the proposed 
boundary expansion area, it helps to identify potential required upgrades, extension of services, and 
new infrastructure that might be needed to serve future development adequately and summarizes 
the findings in a series of determinations.  The Determinations from this service review will provide 
the County with a clear indication of whether a service has adequate levels available to support the 
proposed boundary and what improvements may be needed to satisfy that demand within a 30-
year horizon. 

 The Municipal Government Act (MGA) provides the legislative framework to guide the operations 
of municipalities in Alberta.  This exercise embodies the authority and flexibility invested on the 
County by legislation to provide services in the best interests of the community (MGA, Section 3).  
Within this framework, the Services Review (SR)7 process informs the County of Vermilion River in 
understanding the availability and sufficiency of municipal services within a proposed expansion 
area prior to making boundary expansion determinations.  To this effect, SRs may address at least 
the following six factors: 

 

                                                                  
6 Adequate participatory processes in community engagement contribute greatly to a sense of empowerment, an 
inclusive social environment, fostering intercultural dialogue, harmony, peace, security, and equality of rights.  They are 
an inherent element in building community. 
7 The service review process for this exercise derives from a more comprehensive services assessment process, namely 
a “Municipal Services Review”.  The municipal service review provides a current, formal, and in-depth look at the 
provision of services within a county.  It addresses the what, where, how, and how much questions of services delivery, 
applied here to a simplified degree. 
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1. Growth and population projections for the proposed area; 

2. Present and planned land uses in the area, including agricultural and open-space lands; 

3. Present and projected services capacity, including services related to roads, 
drainage/storm water, and water supply, emergency, and protection services. 

4. Financial ability to provide services;  

5. Regional servicing; and 

6. Any other matter related to effective and efficient service delivery. 

 The SR for the Hamlet of Blackfoot includes determinations concerning the aspects of community 
services outlined above within the proposed boundary expansion. 

4.1 BOUNDARY EXPANSION REVIEW AND DETERMINATIONS  
A Service Review (SR) determination consists of one or more declaratory statements 

that draw a conclusion, based on all the information presented considered in the servicing 
estimations, with respect to the factors enumerated above.  The recommended 
determinations in this section and the information in this report, provide support for the 
County’s proposed boundary expansion for the Hamlet of Blackfoot and the development 
of a Hamlet Area Structure Plan. 

In consideration of this SR for the County of Vermilion River, as it pertains to the Hamlet 
of Blackfoot’s proposed boundary expansion, the following determinations pursuant to the 
provisions under the MGA, Section 3, are recommended for consideration: 

1) DETERMINATION 1: GROWTH SCENARIOS AND PROJECTIONS  
The noticeable population growth experienced by the Hamlet of Blackfoot 

shows over a 56.13% increase from the 2011 census, a growth rate of 9.32% 
annually for the same period, with cycles of population decline consistent with job 
loss and shift of industry.  The growth and population projections discussed in 
Section 4.2of this document identify three (3) potential growth scenarios for the 
next 30 years based on historical and current trends.   

With the development of phase 3 & 4 residential lots in 2015, which are 
expected to go for sale in 2018-19, the Hamlet has reached the maximum 
development potential within its current boundary.  It is evident the need to 
expand the Hamlet’s boundary to accommodate future residential growth, and 
have developable land identified to support projected population numbers.  The 
proximity to major transportation routes, and urban centres, few development 
constraints (e.g., gentle topography), and available land stock, makes it reasonable 
to expect that there will be increased demand for residential as well as industrial 
and commercial development within the proposed expansion area. 

The medium scenario emerges as the preferred projection scenario for 
population and employment forecasts and analysis.  The medium scenario 
assumes a 2.42% CAGR that represents the average historical trend in County 
censuses, with periods of population decline consistent with job loss and shifts in 
industry.  Population under the medium scenario is projected to grow to 860 in 
2045; this represents a total population increase of 440 people from 2015 
numbers.  
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2) DETERMINATION 2: LAND USE MANAGEMENT 
The tools recommended include performing a boundary expansion and a 

proactive re-designation strategy to provide for land uses and concurrent 
servicing that better support the development goals for the Hamlet of Blackfoot 
and preservation from premature development of high-yielding agricultural lands.  
Delaying the boundary expansion will result in the eventual piecemealed, reactive 
conversion of agricultural or open-space lands to urban uses, given that the Hamlet 
has grown to encompass its entire boundary.  

In addition, it is recommended that proactive redistricting be discussed 
between the County and the Hamlet to direct development to desired growth areas.  
These measures will result in increased capacity to provide services concurrently 
and leveraging of existing infrastructure.   

It is recommended that the following phase in the planning exercise consider 
input from the community and stakeholders via participatory processes to identify 
locations for expansion opportunities and to evolve the proposed tools and 
strategies contained in Part 2.  During Phase 3, these on-site interactions will 
inform the evolution of the Land Use Scenarios and Growth Strategies developed 
from the analysis in Phase 2 of the exercise.  

3) DETERMINATION 3: SERVICES DEMAND AND CAPACITY  
The existing County water, drainage, and sftorm drain facilities and services are 

adequate to serve the current Hamlet.  Moreover, with the current upgrades to the 
water, wastewater, and recommended storm water system improvements, the 
County would be able to provide facilities and services for the planned growth of 
the Hamlet immediately surrounding the existing boundary for the projected 
horizon.   

Infrastructure upgrades are currently assigned on an “as-needed basis” — 
according to master plans for storm water, sewer, and storm drains — and 
depending upon age, wear, and immediate need for equipment and facilities.  
However, systems will require progressive upgrades in order to be adequate to 
provide facilities and services to the entire boundary expansion area.   

The County of Vermilion River’s local accountability is good, the government 
structure and operations are efficient at serving the current and planned 
community service needs.  Specific infrastructure recommendations and needs by 
service are included in Section 4.4 of this document.   

4) DETERMINATION 4: FINANCIAL ABILITY TO PROVIDE 
SERVICES 

Founding sources currently used by the County include tax revenue, grants, and 
fees to finance projects, maintenance, and operations.  The County’s annual budget 
usually balances out financially at zero.  Due to the variable nature of provincial 
funding and other grant sources the County utilizes for operating costs, the County 
occasionally taps into reserve funds to finance budget shortfalls.  At the time of this 
report, the County does have the financial ability to serve a larger area than that of 
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the existing Hamlet Boundary.  However, provincial legislation and regulations in 
the fall of 2017 reorganized the tax structure for municipalities in Alberta. The 
recommendations and analysis in this planning exercise should be revised before 
implementation to ensure they remain consistent with the new structure and 
regulations. Financial ability and cost of services can be found in Section 4.5 of this 
document. 

5) DETERMINATION 5: REGIONAL SERVICING 
Regional cooperation offers a number of opportunities to address issues that 

are identified in this MSR.  More detailed analysis should be pursued to further 
clarify ways in which agencies could work together to maintain and improve 
services.  For example, regional implementation of a sales tax measure, County 
adoption of impact fees, and a countywide special tax are options that could be 
investigated as a way to address current funding inadequacies.  Other direct 
benefits to residents could be achieved through regional actions.  For example, 
automatic aid, which depends upon a regional dispatch system, is one of several 
factors determining whether a community can achieve a “Rural 5” ISO rating8 , 
which in turn can reduce fire insurance costs to residents. 

Regional water service available capacity will be sufficient for the projected 
build out demand. Services capacity for sewer should be updated once the regional 
sewer line to the City of Lloydminster comes online. 

4.2 GROWTH PROJECTIONS 

1) POPULATION GROWTH 
The Hamlet has more than doubled its population since 2006 growing from 159 

people to 420 (2015 Census), this represents an absolute growth of 261 people in 
less than 10 years.  The new developments taking place in and around the Hamlet 
points to the potential continuation of this trend.  

Given the exponential growth being experienced, using Compounded Annual 
Growth Rate (CAGR) calculations seems most suitable to project the Hamlet’s 
population.  Three scenarios 9  (low, medium, high) were considered based on 
average historical highs and lows from Census data available from 1966 to 2015 in 
County Censuses and National Household Surveys (NHS).  The base year for this 
projection is 2015 and the horizon year is 2045. 

                                                                  
8 This schedule reviews the major elements of a community’s fire-suppression system and develops a numerical grading 
called a Public Protection Classification (PPC).  Within this grading, there are 10 classifications.  A classification of 1 is 
the best and a classification of 10 would be the worst (having no recognized fire protection). The Standards Council of 
Canada (SCC) is a Crown corporation established by an Act of Parliament in 1970 to foster and promote voluntary 
standardization in Canada.  The SCC promotes efficient and effective voluntary standardization in Canada in order to 
advance the national economy, support sustainable development, benefit the health, safety and welfare of workers and 
the public, assist and protect consumers, and facilitate domestic and international trade.   
https://www.iso.org/developing-standards.html  
9 A scenario represents a unique combination of variables, and is the basic structure used for evaluation and 
comparison. 

https://www.iso.org/developing-standards.html
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The low scenario assumes a 0.93% CAGR that represents historical lows and 
projected estimate for the province 10 .  Population under the low scenario is 
projected to grow to 554 in 2045; this represents a total population increase of 
134 people from 2015 numbers.  The medium scenario assumes a 2.42% CAGR 
that represents the average historical trend in County censuses, with periods of 
population decline consistent with job loss and shifts in industry.  Population 
under the medium scenario is projected to grow to 860 in 2045; this represents a 
total population increase of 440 people from 2015 numbers.  A high scenario, 
assuming a 4.53% CAGR, represents the historical highs and the continuation of 
the exponential growth trend from the last 10 years.  Population under the high 
scenario is projected to grow to 1,586 in 2045; this represents a total population 
increase of 1,166 people from 2015 numbers. 

Figure 2.  Hamlet of Blackfoot Population Projections 

 

Table 1.   Hamlet of Blackfoot Population Scenarios 

Population 

Hamlet/ 
scenarios 

2015        
(base 
year) 

2020 2025 2030 2035 2040 2045 % Change CAGR 

Blackfoot                   

low 420 439 460 482 505 529 554 31.90% 0.93% 

medium 420 473 533 601 677 763 860 104.76% 2.42% 

high 420 524 654 816 1,018 1,271 1,586 277.62% 4.53% 

                                                                  
10 ALBERTA POPULATION PROJECTIONS FOR 2016 TO 2041. Treasury Board and Finance Office of Statistics and 
Information – Demography. [Online] http://www.finance.alberta.ca/aboutalberta/population-projections/index.html  
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*CAGR=Compounded Annual Growth Rate 
 

2) HOUSEHOLD GROWTH 
Household projections were based on historical counts from Federal and 

County censuses’ available data.  Historical data for the Hamlet shows an average 
annual household growth of 2.79% with a base year count of 160 dwelling units.  
A residential density (household size) of 2.6 people per household (County Census 
2015) was used as the base for the forecast period.  Following the population 
growth scenarios, three household growth scenarios were examined for the 
horizon year:  A low scenario that represents a total growth of 51 additional 
dwelling units; a medium scenario representing a total growth of 168 additional 
dwelling units; and a high scenario representing a total growth of 444 additional 
dwelling units.  The household size trend during the forecast period shows a slight 
decrease to 2.5 ppl/hh; reflect of provincial population trends11. 

Figure 3.  Hamlet of Blackfoot Household Projections 

Table 2.  Hamlet of Blackfoot Household Scenarios 

Households 

Hamlet/ 
scenarios 

2015   
(base year) 2020 2025 2030 2035 2040 2045 

% 
Change CAGR 

Total 
Growth 

Blackfoot           

low 160 167 175 184 192 202 211 31.90% 0.93% 51 

medium 160 180 203 229 258 291 328 104.76% 2.42% 168 

high 160 200 249 311 388 484 604 277.62% 4.53% 444 

*HH Size 2.625 

                                                                  
11 Ibid. 
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Figure 4.  Hamlet of Blackfoot Household Size Scenarios 

3) EMPLOYMENT GROWTH 
Labour force projections were made using information from local plans 

regarding land use, base year, and forecast populations along with labour force 
and employment rates.  A 5% unemployment rate and 70% labor force 
participation rate were assumed.  

Primary industries in proximity to the current Hamlet boundary are in the 
agriculture, and oil and gas sectors.  There are several businesses based in and 
around Blackfoot including Vertex (oil & gas), McAllister Water Drilling (oil & gas) 
as well as numerous companies within 2 km such as, Tingley Harvest Centre 
(agriculture), Rec Tech Power Products (retail), Thorpe Recovery Centre (health), 
Beretta Industries (oil & gas), D&D Rentals (oil & gas), and Hobblestone 
Enterprises (manufacturing) to name a few. 

Main urban centers within the County include the City of Lloydminster (8 km) 
and the Town of Vermilion (56 km).  These centers are home to many key service 
providers and a potential source of employment and labour force for the Hamlet. 

Table 3.  Hamlet of Blackfoot Labour Force Scenarios 

Labour Force* 

Hamlet/ 
scenarios 

2015        
(base 
year) 

2020 2025 2030 2035 2040 2045 % Change CAGR 

Blackfoot                   

low 273 285 299 313 328 344 360 32.26% 0.93% 

medium 273 307 346 391 440 496 559 105.02% 2.42% 

high 273 341 425 530 662 826 1,031 278.14% 4.53% 

*A 5% unemployment rate and 70% labor force participation rate were assumed. 

0

0.5

1

1.5

2

2.5

3

3.5

2011 2015 2020 2025 2030 2035 2040 2045

Household Size Projections 2015-2045

10% Decrease 10% Increase Continued



County of Vermilion River       Hamlet of Blackfoot Planning Exercise 

County of Vermilion River      Hamlet of Blackfoot Planning Exercise 
16 

 

Figure 5.  Hamlet of Blackfoot Labour Force Projections 

 

In the County’s 2015 Census employment in the oil and gas industry, including 
petro chemical manufacturing, accounted for almost 60% of the jobs for Hamlet 
residents; followed closely by construction and mining & extraction while 
agriculture accounted for only 2.19% of the jobs reported.  Most of the jobs in these 
industries are located within the median of long-distance commuting radius (see 
Map 2); for example, the Husky Lloydminster Upgrader, in Lloydminster 
(Saskatchewan) located 20 km east of the Hamlet with an approximate 20 minutes 
commute.  Another location of employment sources beyond the maximum long-
distance radius are the Cold Lake oil sands at approximately 150-180 km to the 
north, which makes up for a 1.5-2 hrs commute as well as .  

Mobility of labour force should be taken into account when interpreting the 
balance of these projections.  In the rural context, location of employment and 
commuting 12  patterns contribute to higher labour force concentration areas 
compared to employment numbers within the same area.  Commuting labour force 
within the Hamlet could account for the balancing off current population and 
employment numbers within its boundary. 

                                                                  
12 A commuter means a worker who crosses Census subdivision boundaries when traveling to work.  Spencer H., 
Alessandro A., and Ray D. B., Statistics Canada.  RURAL AND SMALL TOWN CANADA ANALYSIS BULLETIN.  Catalogue 
no. 21-006-X. Vol. 7, No. 6 (September 2008).  http://www.statcan.gc.ca/pub/21-006-x/21-006-x2007006-eng.pdf  
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Map 2.  Hamlet of Blackfoot Labour Force Commuting Distances  
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4.3 CURRENT AND PLANNED LAND USE  

1) BOUNDARY CAPACITY ASSESSMENT  
With the advancement of stage 3 and 4 private parcels in 2015, the Hamlet of 

Blackfoot has achieved the expansion of its present limit.  If the Hamlet were to 
grow, it would require extending its boundary to accommodate future residential 
growth, increase the stock of developable commercial and industrial lands, and 
ensure the provision of services to support this activity.  The Hamlet’s proximity 
to major transportation routes and urban centres, the area’s few development 
constraints (gentle topography), and surrounding available lands, make it 
reasonable to expect that there will be increased demand for residential as well as 
industrial and commercial development within the proposed Hamlet expansion 
area. 

Map 3.  Hamlet of Blackfoot - Current Boundary 
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Boundary expansion and inward redevelopment could allow the Hamlet to 
incorporate part of this development within its boundary, accommodating future 
growth and minimizing impacts on valuable farmland without stifling market 
demand for country residential development.  

Residential development activity has historically been driven by potential 
residents that work in urban centres outside or within the County, such as the City 
of Lloydminster, Town of Vermilion, and the Villages of Kitscoty, Marwayne, 
Dewberry, and Paradise Valley, but choose to reside in a rural setting such as the 
Hamlet.  Housing market activity has also continued to be strong near urban areas 
in the eastern portion of the County.   

In determining whether there is sufficient capacity to accommodate future 
development needs, it is important to be able to measure this capacity in order to 
adequately plan for future growth.  

A Development Capacity Analysis is an estimate of the total amount of 
development that may be built in an area under a certain set of assumptions, 
including applicable land use laws and policies (e.g., zoning), environmental 
constraints, etc.  While this kind of analysis is most often associated with an 
estimate of capacity for new residential development, there is also value in 
estimating the capacity to meet commercial and industrial needs, recreational 
needs, or other land use goals that have an impact in a community’s livability13.  

2) LAND USE DEVELOPMENT CAPACITY  
The per acre capacity for each land use type (how many households or jobs it 

has the capacity to attract) for the Hamlet’s proposed expansion area has been 
determined based on each parcel’s density multiplier associated with the current 
land use designation.   

A density multiplier has been calculated for each land use type and applied to 
the lands within the proposed expansion area to determine the maximum density 
of dwellings for residential uses and employment for non-residential uses each 
land use type could potentially accommodate. The non-residential multipliers 
were calculated from employment density factors, developed based on 
employment type and the typical development intensity within the area. The 
employment densities were calculated from Provincial and County historic land 
use data. The land-use capacity calculations assume that Right-of-Way (ROW) and 
setbacks dedications will require 30% of the total developable area14.  However, 
actual ROW dedication requirements will vary, depending on specific site 
characteristics.  In addition, 10% for reserves 15  (e.g., PULs, municipal, 
conservation, environmental, and easements) was removed from the net area used 
for the calculations.  

                                                                  
13 Estimating Residential Development Capacity. National Center for Smart Growth Research and Education, 
University of Maryland. August 2005. Available at  https://conservationtools-
production.s3.amazonaws.com/library_item_files/640/576/Final_Guidebook.pdf?AWSAccessKeyId=AKIAIQ
FJLILYGVDR4AMQ&Expires=1571261528&Signature=1uwW6OsmJdgHvnM%2FIAynrSIUEac%3D  
14 MGA 662(2) 
15 MGA 666(3) 

https://conservationtools-production.s3.amazonaws.com/library_item_files/640/576/Final_Guidebook.pdf?AWSAccessKeyId=AKIAIQFJLILYGVDR4AMQ&Expires=1571261528&Signature=1uwW6OsmJdgHvnM%2FIAynrSIUEac%3D
https://conservationtools-production.s3.amazonaws.com/library_item_files/640/576/Final_Guidebook.pdf?AWSAccessKeyId=AKIAIQFJLILYGVDR4AMQ&Expires=1571261528&Signature=1uwW6OsmJdgHvnM%2FIAynrSIUEac%3D
https://conservationtools-production.s3.amazonaws.com/library_item_files/640/576/Final_Guidebook.pdf?AWSAccessKeyId=AKIAIQFJLILYGVDR4AMQ&Expires=1571261528&Signature=1uwW6OsmJdgHvnM%2FIAynrSIUEac%3D


County of Vermilion River       Hamlet of Blackfoot Planning Exercise 

County of Vermilion River      Hamlet of Blackfoot Planning Exercise 
20 

 

Land use plans, assessment information, and population and employment 
projections were used in determining the development capacity (build-out) for 
each land use category in terms of dwellings per acre and/or jobs per square feet.  
These variables serve to weigh the performance of land use categories and inform 
on the direction and type of new development (residential and non-residential) 
into areas where infrastructure is in place.  Therefore, prioritizing planning to 
develop first areas where infrastructure supports increased concentration of 
development without compromising servicing levels and resources.  The results 
obtained from the calculations are summarized in Appendix 1and Appendix 2. 

3) LAND USE ASSESSMENT 
The Hamlet boundary consists of 140 ac of titled area designated to various 

Residential and Non-Residential land uses.  Approximately 74.13% of the titled 
area within the Hamlet is already developed with 52.93% of all this development 
being for residential use.  Undeveloped lands, including both Residential and Non-
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Residential land uses, make up the 13.21% of the lands within the Hamlet 
boundary. 

Map 4.  Current Land Uses Hamlet of Blackfoot 

 

The proposed boundary expansion area comprises approximately 3,607 acres, 
28.29% of which is undeveloped lands, mostly designated for Non-Residential land 
uses, although there are a few areas of Country Residential One (CR1) that make 
up for 0.59% of the developed lands.  

We can estimate the build-out potential of the current land uses by means of 
the multipliers and the net available lands within the expansion boundary,  we best 
can appreciate how the land uses are contributing or not to meet the growth 
demand.  In other words, how they are performing in relation to their capacity.  
This can provide us with indications as of to which are the factors that could be 
improved (as well as those that we have no control over) to encourage the desired 
level of growth and development. 

4) DEVELOPABLE LAND ASSESSMENT 
The preservation of productive agricultural land, wetland conservation, and 

sustainable low-impact development are some of the underlining principles that 
guide planning and development within the County of Vermilion River, and the 
strategies for the sustainable development of complete communities that this 
planning exercise incorporates within the assessment of developable lands within 
the proposed boundary expansion area. 

In identifying lands available to accommodate future development, an 
agricultural land and constraints assessment was performed per quarter section.  
Those lots or parcels, or portions of lots of parcels, that contain limits to 
development, such as extensive wetlands and CLI Class 2 Soils with a farmland 
assessment of 50% or more, were removed from the balance of available lands, 
both within the Hamlet and the proposed boundary expansion area prior to 
estimating current land use build-out potential.   
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Map 5.  Expansion Area Farmland Assessment 
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Map 6. Environmental & Land Use Assessment 
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Map 7. Development Constraints 

 



County of Vermilion River       Hamlet of Blackfoot Planning Exercise

  25 
 

When examining the development potential of the land uses within the 
proposed expansion area against the projected demands for residential and non-
residential development to accommodate an additional population of 440 people 
in 98 households and an additional 286 jobs, the first thing to notice is the 
allocation of designations.  The current land use distribution yields a larger 
allowance of lands designated for non-residential uses than the one that will be 
required to meet the non-residential development projected needs while the 
current residential designation is not sufficient to accommodate the projected 
demand.  Therefore, a larger supply of residential-designated land is desirable.  

The desired types and intensity of development can be encouraged through 
strategic land-use management, which will allow for developing a variety of 
housing types and commercial services that satisfy the demand for accessible 
housing.  The development of a balanced housing mix will contribute to support 
economic development in the area, aiming at minimizing the impact of population 
fluctuation following economic tides, which in turn will contribute to retain a more 
stable tax base for the County attracting good jobs in proximity, not just more 
sprawl. 

Strategic land-use management begins by developing land use scenarios: 
identifying the allocation of desired land uses and densities, examining the 
servicing capacity available to meet development projections, and exploring the 
necessary options for scenario implementation. Expansion opportunities and 
analyses are discussed further in Section 2.2 of the HAMLET OF BLACKFOOT 
PLANNING EXERCISE | PART 2. 

4.4 PRESENT AND PROJECTED SERVICES CAPACITY AND DEMAND 

1) GOVERNANCE AND SERVICING STRUCTURE 
The Municipal Government Act (MGA) requires municipalities to provide a 

council, a chief administrative officer, disaster services, a land use bylaw, and 
property tax and assessment notices.  These required services are considered as 
Legislated Services since they are established by provincial legislation.  There are 
many other services and facilities that a municipality can decide to provide, these 
are considered Discretionary Services. 

2)   LEGISLATED SERVICES REVIEW 
In accordance with the requirements of the Municipal Government Act, the 

municipal government in the County of Vermilion River consists of County Council 
and a Chief Administrative Officer.  In addition, the County has an administrative 
staff, finance, corporate services, planning & development, fire & emergency 
services, agriculture, gas utility, and public works departments that contribute to 
provide Legislated and Discretionary services within the municipality.  The 2014 
organizational structure for the County is shown in Figure 6. The organizational 
chart is undergoing review in 2019. 

The County has an Emergency Response Plan with protocols in place as 
required by Regulation (AR 248/2007; AR 51/1994) and the Emergency 
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Management Act. Administrative staff collaborates with Council to ensure that all 
staff receive adequate and up-to-date training and are appraised of emergency 
response policies and procedures.  County Policy PD-011 requires multi-lot 
development proposals to include an Emergency Management Plan consistent 
with County and Provincial policies and regulations.  The administration 
department also provides support to the CAO and Council in meeting the service 
requirements regarding taxes and assessment information.  Planning & 
Development oversees development proposals and develops countywide plans 
and policies to balance growth and land uses.   

Figure 6.  County of Vermilion River 2014 Organizational Chart 
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Figure 7-7c.  County of Vermilion River Planning Overview 
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3) DISCRETIONARY SERVICES REVIEW AND PROJECTIONS 
The County provides residents and businesses in the Hamlet with municipal 

water and sewer infrastructure, monitors, and manages road maintenance.  Other 
providers serve adjacent proposed expansion areas as summarized in Table 4.  

Table 4.  Providers of Services within the Proposed Expansion Area 

Service Provider 

Gas Atco/County Gas Utility 

Water ACE Water 

Electric Atco 

Waste Management Vermilion River Regional Waste 
Management Services Commission 

Ambulance Lloydminster 

RCMP Kitscoty 

Rescue Lloydminster 

Recreation Kitscoty 

School Buffalo Trails [Kitscoty Elementary (K-6) 
and Kitscoty Junior/Senior High (7-12)] 

 

What follows is a desktop evaluation of the current capacity to provide services 
and the estimates for upgrades, extension of services, and infrastructure that may 
be required to serve future development within the Hamlet boundary expansion 
area adequately.  At development stage of specific lands within the expanded 
Hamlet boundary, it is recommended to perform further servicing analysis and 
project coordination to assess timing and feasibility of development and 
concurrent delivery of services.  Regional and shared services are reviewed in 
Section 4.6. 

Road network 

Currently, the Hamlet of Blackfoot consists of approximately 181 acres of total 
gross area, of which 35 acres of gross area (about a 19.34%) are dedicated to 
internal and hamlet access roads network.  To serve the additional projected 
population 440 will require approximately an additional 37 acres of internal roads 
for residential development, which roughly translates to 6600 meters. 

The 625 acres of existing non-residential development within the proposed 
expansion area is serviced by 11 km of roads consisting of various classes: A=4km, 
B=1.69km, E=0.4km and I=4.46km along with 3.56km of unbuilt road allowance.  
The proposed expansion area accounts for 1,020 acres of available lands to 
accommodate future development, which would require an additional 13.72km of 
new roads above the current road allowances supply.   
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The development of these roads to the horizon year should be a consideration 
within the County’s Transportation master Plan to support providing services 
concurrent with development.   

Table 5.  Standard and Cost per Kilometer per Road Class 

Main Classes: Engineering 
Standard 

Unit Cost 
($/km) 

Description 

PH - Primary Highway RAD-410.4-100 1,400,000 RAD-412.4-120 RAD - 
Rural Arterial Divided 
(Two roadways)                       
412.4 - 4 Lanes with 12.4 
metres of finished 
pavement width per 
roadway 120 - Design 
Speed (km/h) 

A - Collector Road RAU-209-100 700,000 RAU-210-110 RAU - 
Rural Arterial Undivided                                                      
210 - 2 Lanes with 10 
metres of finished 
roadway width 110 - 
Design Speed (km/h) 

K - Oilfield Road RAU-209-100 700,000 RAU-209-110 RAU - 
Rural Arterial Undivided                                                          
209 - 2 Lanes with 9 
metres of finished 
roadway width 110 - 
Design Speed (km/h) 

B - Upgraded Local Road (3) 

C - Upgraded Local Road (2) 

D - Upgraded Local Road (1) 

RCU-209-100 700,000 RCU-208-110 RCU - 
Rural Collector 
Undivided                                                      
208 - 2 Lanes with 8 
metres of finished 
roadway width 110 - 
Design Speed (km/h) 

E - Local Road RLU-208G-80 500,000 RLU-208G-90 RLU - 
Rural Local Undivided                                               
208G - 2 Lanes with 8 
metres of finished gravel 
roadway width 90 - 
Design Speed (km/h) 

  RLU-208G-60 500,000 RLU-208G-90 RLU - 
Rural Local Undivided                                           
208G - 2 Lanes with 8 
metres of finished gravel 
roadway width 90 - 
Design Speed (km/h) 

I - Internal Road                            

J - Hamlet Access Road 

RLU-207G-50 500,000 RLU-207G-60 RLU - 
Rural Local Undivided                                               
207G - 2 Lanes with 7 
metres of finished gravel 
roadway width 60 - 
Design Speed (km/h) 

F - Unbuilt Road Allowance 
H - Impassable 

N/A 
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Map 8.  Hamlet of Blackfoot Road Network 
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Map 9.  Proposed Expansion Area Road Network 
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Water and Sewer Systems 

In 2015, beginning with Phases 3 & 4 of the Blackfoot residential development 
(70 lots), the County has reviewed the capacity of the water and sewer facilities to 
meet the needs of these new lots, without sacrificing existing services16 .  After 
close examination and consideration, facilities are undergoing a comprehensive 
upgrade to ensure services throughout Blackfoot will remain steady. 

Water Supply & Treatment System 

In 2014, the County of Vermilion River required an assessment of upgrade 
options for the water system in the Hamlet of Blackfoot.  The County authorized 
MPE Engineering Ltd. to review previously prepared reports and assess the 
feasibility of potential upgrades to the water system 17 .  MPE reviewed the 
condition and capacity of the Hamlet of Blackfoot raw water supply, Water 
Treatment Plant, and potable water storage requirements for the Hamlet.  Their 
report provided storage requirements for the projected 10-year and 25-year 
flows to serve a projected population of 1,344 at the horizon of 2039 (this 
projection consists of a short-term growth rate of 6.5% and a long-term growth 
rate of 2%).   

The projected flows were based on historical demands and the above annual 
growth rates.  The design of all water treatment plant process upgrades are 
based on the 10-year flow projections, since it is anticipated that the Hamlet 
will connect to a regional system within the next 10 years.  

Regional water service from Alberta Central East (ACE) Water began flowing 
on October 1, 2018. Almost a year since the water system changed from well 
water to surface water, Blackfoot has consumed 1674.50 m3 from the total 
County allocation18. Service fees consist of a combination of fixed and pay-by-
usage rates.  

Table 6.  Total Projected Water Demand19 

Year Population Projected Demand 

  Annual Demand (m3) Average Daily (m3) Max Daily (m3) 

2014 660 77,088 211.2 422.4 

2019 905 156,753 429.5 858.9 

2024 999 173,068 474.2 948.3 

2029 1,103 191,081 523.5 1,047.0 

2034 1,218 210,969 578.0 1,156.0 

2039 1,345 232,926 638.2 1,276.3 

                                                                  
16 https://vermilion-river.com/living_here/your_property/building_permits.html 
17 HAMLET OF BLACKFOOT WATER TREATMENT PLANT UPGRADES.  MPE Engineering LTD. [November 7, 2014] 
18 County Of Vermilion River Utility Service History Summary Account From Date 01-04-19 to 30-04-19. 
19 Id., footnote 13. 

https://vermilion-river.com/living_here/your_property/building_permits.html


County of Vermilion River       Hamlet of Blackfoot Planning Exercise 

County of Vermilion River      Hamlet of Blackfoot Planning Exercise 
34 

 

Table 7.  Capacities of Water System Components20 

 
Water System Components 

 
Existing Capacity Required Capacity 

for 2019 
Raw Water Pumping (m3/day) 405 859 
Storage (m3) 151 1,956 
Distribution Pump System (L/s) 10.1 19.9 
Standby Pump (L/s) 31.5 227.3 

Map 10.  Hamlet of Blackfoot Water System 

                                                                  
20 Ibid. 

Potential 
infrastructure 
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  MPE recommended constructing a reservoir with a total minimum capacity, 
including fire, of 795 cu m21  based on Alberta Environment and Sustainable 
Resource Development (ESRD) Standards and Guidelines for Municipal 
Waterworks, Wastewater, and Storm Drainage Systems (April 2012) and 
Regional Systems requirements.  MPE’s recommendation required upgrades to 
the existing system, which are currently under way at an approximate cost of 
$1,700,000. 

Figure 8.  Water Servicing Capacity 

 
* Fire Flow = 76 L/s x 1.75 hours = 479 m3.  Recommended storage for domestic supply (not including 

Fire Storage) is 1.8 times the Average Daily Demand (ADD). 

These upgrades should provide sufficient capacity to satisfy future 
development needs for residential development within the proposed 
expansion area.  Non-residential development will continue to be assumed as 
unserviced, this condition should be re-evaluated once regional servicing is in 
place. 

Wastewater Treatment System   

The County of Vermilion River also required MPE Engineering Ltd. to 
perform an assessment of upgrade options for the Sewage Treatment Facility 
in the Hamlet of Blackfoot in 2014.   

This study follows the same short- and long-term growth rate approach than 
the water & treatment system, a short-term growth rate of 6.5% and a long-
term growth rate of 2%.  Their report provided storage requirements for the 
projected 10-year and 25-year flows to serve a projected population of 1,370 at 
the 2040 horizon.  

The projected flows were based on historical demands and the above annual 
growth rates.  Taking into consideration the historical flows from 2009 to 2014 
and the water demand for the next 25 years, projected wastewater is assumed 
90% of the water demand; that is an annual generation of 58,765 m³ at a flow 

                                                                  
21 BLACKFOOT WATER SYSTEM UPGRADES WATER STORAGE REQUIREMENTS (Memo) Date: May 28, 2015 
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rate of 161 m³/day, equivalent to a per capita generation of 0.12 m³/day.  Which 
would be sufficient capacity to service the medium-scenario projections 
presented here.  Alternatively, in considering the high scenario projections of a 
1,586 population by 2045, the system will require upgrades to manage an 
increased flow of 25 m³/day. 

  The storage requirements by MPE for a 12-month storage cell for the 
projected wastewater flows in 2025 and 2040 and the approximate area 
required, including the area required for the berm of the lagoon as well as the 
storage area, are summarized in Table 8  Based on ESRD’s Standard and 
Guidelines, MPE recommended the maximum depth for the 12 Month Storage 
Cell be 3.0 m22. 

Table 8.  12-Month Storage Cell Requirements and Approximate Size23 

Year 12-Month Storage 
Volume (m3) 

Approx. Area 
Required (m2) 

Approx. Storage 
Cell Size 

2025 43,650 22,700 110 m x 160 m 

2040 58,765 28,600 130 m x 180 m 

MPE also considered in their recommendations that regional provision of 
services would likely occur within the next 5 years.  Through the expansion and 
modification of the existing lagoon system, including construction of a new 
storage lagoon at a projected cost of $2 million, will provide an additional 
capacity of 60,000 m3 to serve a population of 1,370 people by 2040.  These 
upgrades will yield sufficient system capacity to meet current and future needs 
and support the expansion of services within the proposed boundary 
expansion area.   

An engineering design is being undertaken during the last part of 2019 for 
a wastewater transmission line between the Hamlet of Blackfoot and the City 
of Lloydminster. Storage capacity and other factors affected by the line design 
will need to be re-evaluated in the course of the transmission line project. 

Figure 9.  Wastewater Servicing Capacity 

 

                                                                  
22 HAMLET OF BLACKFOOT SEWAGE TREATMENT FACILITY UPGRADES.  MPE Engineering LTD. [November 3, 2014] 
23 BLACKFOOT WASTEWATER SYSTEM UPGRADES LAGOON STORAGE REQUIREMENTS (Memo) Date: September 11, 
2015 
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Map 11.  Hamlet of Blackfoot Wastewater System 
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Storm Water and Drainage System 

Phases 3 & 4 of residential lots development in Blackfoot have been a catalyst 
for a series of infrastructure upgrades; the storm water and drainage system being 
one of them. 

In 2014, Sameng Inc. at the request of the County completed a functional 
stormwater drainage plan for the Blackfoot and Devonia Drainage Basins.  This 
plan developed a clear, applicable, and sustainable functional stormwater drainage 
plan for the Blackfoot and Devonia Basins to meet the future development 
stormwater servicing needs in those basins.  Due to its location, the Hamlet of 
Blackfoot contributes to both basins although currently drainage is directed south, 
into the Devonia Basin24.   

In this report, Sameng Inc. recommended maximum discharge rate released 
from regional stormwater management facilities and managed wetlands to these 
basins should be restricted to 1.65 L/s/ha.  Future development should adhere to 
this release rate in order to minimize flooding risks.     

The storm water system currently has a capacity of 14,200 m3 of live storage, 
enough to service full the build out of the present Hamlet boundary.  To 
accommodate future demand, the 2014 functional stormwater drainage plan 25 
proposes the development of channels to serve the Devonia Basin:   

1. Devonia Basin 

a. Existing Central Devonia Drainage Channel, if maintained to 
its original design standards, this channel provides proper 
drainage to the Hamlet of Blackfoot and the surrounding lands 
and no additional works are required. 

b. Construction of extension to the Devonia West Drainage 
Channel; cost approximately $359,000.   

Additional recommendations from the plan are:  

1. Address the flooding issues around Devonia Lake and downstream 
impacts should prior to implementing the Devonia Basin functional 
stormwater drainage plan; and  

2. Focus on the flooding concerns around the Blackfoot Wetland. 

Table 9.  Stormwater Storage Requirements for Future Development26 

Basin Approximate 
Developed Area 

Area Required for 
Wetland Storage 

Area Required for 
Pond Storage 

Devonia Center 580 ha 85 ha 40 ha. 

Devonia West 260 ha 37 ha. 17 ha. 

                                                                  
24 Functional Stormwater Drainage - Blackfoot & Devonia Basins (2014) https://vermilion-
river.com/your_county_and_council/plans_and_reports/drainage.html 
25 BLACKFOOT & DEVONIA FUNCTIONAL STORMWATER DRAINAGE PLAN.  Edmonton, Alberta: Sameng Inc., July 2014. 
26 Ibid. 
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Map 12.  Functional Storm Water Drainage Plan for Devonia Drainage Basin 
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Waste Management 

The Vermilion River Regional Waste Management Services Commission, as 
established by Regulation, provides and coordinates solid waste management 
services within the County27; the County of Vermilion River is represented on this 
board 28 .  Residential waste collection takes place once a week at the Hamlet, 
curbside.  In addition, there are seven transfer stations in the County, Clandonald, 
Dewberry, Kitscoty, Marwayne, Paradise Valley, Tulliby Lake, Preston, being 
Kitscoty the nearest to the Hamlet, and a satellite transfer site in Lloydminster, 
located 15km and 12km away respectively. 

The Commission currently manages an average of 8,243 mT/year of solid waste 
in the County29; that is an estimated average of 1,020 kg of solid waste per capita 
in yearly waste generation.  The service demand from future development within 
the proposed expansion area for 2045 will require management of an approximate 
additional 449 mT of residential solid waste.  Non-residential waste management 
needs can add an additional 674 mT30 .  Although programs geared to provide 
education and create awareness on waste generation by consumers have 
contribute to somewhat reduce waste generation, the cumulative effects 
management of waste through pollution prevention and the more effective use of 
natural resources is often the most cost-effective waste management option in the 
long-term31.  Regional waste management should be considered as a management 
strategy along with increased services levels, and capital infrastructure 
investments. 

Figure 10.  Solid Waste Management Capacity 

                                                                  
27 VERMILION RIVER REGIONAL WASTE MANAGEMENT SERVICES COMMISSION REGULATION, Alta Reg 63/2005, 
<http://canlii.ca/t/jbjd> retrieved on 2016-08-15 
28 WASTE AUTHORITY - TRANSFER STATION SITES https://vermilion-
river.com/living_here/waste_transfer_sites.html  
29 In 2016, solid waste managed by the Commission totaled 8440mT.  VERMILION RIVER REGIONAL WASTE 
MANAGEMENT COMMISSION 2016 BUDGET.  
30 Assumed rural waste proportions: Residential 40%; Industrial, Commercial, Institutional 60%.  Non-residential waste 
includes waste from the industrial, commercial, institutional, and the development sectors.   
31 TOO GOOD TO WASTE, Government of Alberta long-term waste strategy.  Alberta Environment and Parks.  Edmonton: 
Alberta, 2007. 
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*Projected based on figures from Vermilion River Regional Waste Management Services 
Commission 2017 Operating Budget.  
Gas Utility 

The south part of the expansion area is within the County Gas Utility franchise 
area, the north part lies within the ATCO franchise area.  Until such time that, a 
service agreement for the entire expansion area can be drafted between franchises, 
the gas services will continue to be provided as in the present.  Service, cost, and 
profit sharing opportunities that leverage existing infrastructure and are cost 
efficient are always encouraged, whenever possible. 

Map 13.  Gas Utility Franchise Area 
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4.5 SERVICING FINANCIAL ABILITY 
The County currently utilizes a number of funding sources including tax revenue, 

municipal grants, and service fees.  The annual budget usually balances out financially at 
zero.  Because of the uncertainty and complexity of provincial funding allocations and other 
loan programs the county utilizes for operating costs, the county sometimes has to use 
contingency funds to finance shortfalls in the expenditure.  The County does have the 
financial ability to support additional service demand within the proposed area without 
the immediate adoption of impact fees or tight spending practices.  

The County currently utilizes utility fees, planning services fees, and off-site levies to 
offset the cost of County operations and for funding necessary infrastructure 
improvements.  Fees collected by the County typically do not support the full costs of new 
development.  Since the County attempts to keep the fees as low as possible as a means to 
encourage development, the County will greatly benefit by implementing impact fees and 
updating assessment and tax structures, to meet the demands for services that will result 
with development increases. 

Figure 11.  Funds Utilization* 

*From “County of Vermilion River 2016 at a Glance”.  
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Although the County qualifies for funding from various granting agencies, including the 
Community Development Trust Fund and Regional Collaboration Program, there are no 
guaranties of obtaining these funds.  Financial assistance will continue to be sought for 
funding infrastructure projects.  

1) OPPORTUNITIES FOR RATE RESTRUCTURING 
There is real potential for increased development within the proposed 

expansion boundary due to the coming of phases 3 & 4 to market.  It is 
recommended that the County consider a pro-active policy and planning approach 
to protect agricultural lands and direct desired type and densities of development 
while leveraging existing and future infrastructures and systems operating within 
and in proximity to the proposed expanded boundary. 

Based on the need for future upgrades to the existing roads, storm water, and 
water and sewer infrastructure to service projected growth within the proposed 
expansion boundary, it is suggested that the County continue to keep utility rates 
commiserate with the cost of operation, which may require a utility rate fee 
increase over the next 5 years.  It is anticipated that with this rate increase, existing 
development fees, and the continued pursuit of grant funding, the County will 
acquire revenues necessary to meet the demands for services infrastructure.  
Showing a summary of servicing projections to accommodate future development 
needs is Table 10. 

Table 10.  Estimated Upgrades to Service Proposed Expansion Area   

Service Upgrades Associated 
Costs  

Roads 6600 m of Internal Roads $3,300,000 

 6862 m of Collector Roads 

6862 m of Local Roads 

$4,803,340 

$3,430,957 

Water & 
Sewer 

MPE recommended constructing a 
reservoir with a total minimum 
capacity of 795 m3 to serve a 
projected population of 1,344 at the 
horizon of 2039. 

$2,000,000 

Storm Water 
& Drainage 

Construction of the Devonia West 
Drainage Channel. 

~$359,000 

Waste 
Management 

Manage an additional 449 mT of 
residential solid waste and  674 mT of 
non-residential solid waste at 
Kitscoty/Lloyd transfer sites. 

Policy and 
agreements 

It is recommended that the County consider developing a structure to help pay 
for immediate infrastructure needs and long-term facility needs.  It is 
recommended that any fee increases be implement in a stepped fashion, with rate 
increases planned over the next five years.   
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2) STATUS OF, AND OPPORTUNITY FOR, SHARED FACILITIES 
Several services like fire & rescue, enforcement, ambulance, recreation services 

are regional shared services through designated service districts or areas.  These 
service districts are funded through the County financial structure.  Guided by 
policy, Council evaluates services levels and assigns funding to finance capital 
projects and operations per budgetary year.  Other services like schools and health 
services also follow a district structure while they are managed and provide 
services under separate autonomous entities either at a provincial or federal level, 
depending under which falls purview on the matter. 

Protective Services: Fire and Rescue 

Fire and emergency services located directly in Blackfoot respond to 911 calls.  
The County reviews contributions based on capacity and project-by-project 
submissions in support of Regional Fire Department members:  County Fire 
Departments, Village of Dewberry Fire Department, Village of Marwayne Fire 
Department, Village of Paradise Valley Fire Department, Village of Kitscoty Fire 
Department, and the Town of Vermilion Fire Department.  The costs for funding 
capital construction and renovations of fire halls are shared between the members. 

The County requires all fire departments to maintain a minimum number of 
trained fire fighters in order to ensure / protect the life of the volunteers and 
provide effective firefighting services on behalf of County residents.  There must 
be a minimum of five fire fighters per department and a minimum of four trained 
fire fighters that are available to fight fire at any given time (24 hrs) to respond to 
a fire call.  Availability of sufficient trained personnel has a direct impact on a 
department’s level of responsiveness; it may also affect its capacity to access 
equipment and operational funding since these are mostly prioritized by these 
standards. 

The Blackfoot Fire Station is located centrally within the proposed expansion 
boundary and would the primary service provider of protective services in the 
area.  The station is manned by 1 part-time fire chief and 22 volunteer firefighters 
under the direction of a full-time county fire chief.  In 2015, with a population of 
420, the Blackfoot fire station serviced 34 calls, of which only three were false 
alarms.  With an additional population of 440, by 2045 the number of calls would 
at a minimum double.  

Assuming that two out of three volunteer firefighters are trained at a level that 
meets department minimum standards (NFPA S300), the current numbers would 
need upgrading to service the expansion boundary area at build out.  Based on a 
24-hours period, it is recommended that the County consider availability of two 
part-time fire chiefs and an additional volunteer firefighter per shift to maintain a 
2:3 ratio of trained firefighters for every 8-hour shift.   

Funding for upgrades could be shared if the upgrades yield enough capacity to 
increase the level of service within an extended area.  

Recreation District 

In 2016, County Council approved a new funding and governance model for 
Recreation and Community Enhancement.  Funding for recreational facilities and 
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programs, as well as programs related to arts, culture, and community 
enhancement is determined on an annual basis.  Funds are allocated to grant 
categories, rather than distributed by Recreation Area (the previous process for 
fund allocation).  This is intended to create equalities, transparency, and decision-
making consistency amongst similar facilities and programs across the region.  The 
development of one program to manage all funding requests (community 
enhancement, recreation operations and capital projects, arts, and culture) will 
enhance service levels, create a simplified core for funding opportunities, and 
allow greater communications directly with regional service providers. 

Grant categories include funds for Annual Facility Operations; Programs & 
Events; New Initiatives and Capital Projects.  The funding for these grants comes 
from a variety of sources including tax revenues and Park Trust Funds, and varies 
year to year.  County Policy PD-004 (Land Management) outlines the process for 
managing the Park Trust funds, which is the funding source for Capital Projects. 

The Hamlet of Blackfoot has two community and recreation facilities plus a 
public park within the Kitscoty recreation district.  Table 11 below shows the 
structure and use of recreation facilities within the Hamlet. 

Table 11.  Hamlet Recreation Facilities 

 BLACKFOOT 
COMMUNITY 

HALL 

BLACKFOOT 
SENIORS 
CENTRE 

PARK AREA 

Management 
& Ownership 

Built in 1965. 
Owned and 
Operated by the 
Blackfoot 
Community Hall 
Association 

Owned and 
Operated by the 
Blackfoot Golden 
Slippers 
Association 

Owned by County of 
Vermilion River.  
Lease with the 
Blackfoot Lions Club 
to manage the 
playground and rink 
portions of the park.   

Financial A non-profit 
association that 
uses grants, and 
user fees to 
operate 

A non-profit 
association that 
uses grants, and 
user fees to 
operate 

Expenses are 
allocated to the 
Hamlets’ Operating 
budget managed by 
CVR; additional 
revenue is received 
through grants 

Type of 
Facility 

Community hall Community 
centre 

Green park space; 
toboggan hill; 
outdoor ice rink; 
playground 

Purpose & 
Users 

Rented to users 
for public and 
private functions: 
weddings, 
meetings, 
community 
suppers etc.  
Capacity is 
approx. 160 

Used for Seniors 
programming as 
well as rented for 
public and private 
functions 
(meetings; child 
education 
programs etc).   

Public access to 
Outdoor recreation 
and play areas 

Usage 70 user days/year 
for approx. 310 
users/year 

85 user days/year 
with approx.. 
1100 users/year. 

N/A 
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Buffalo Trails Schools District 

The County manages reserve lands by policy, school reserves are obtained 
through acquisition, under the subdivision process of Municipal-School Reserve or 
cash-in-lieu in accordance with provisions under the Municipal Government Act 
and County policy.  The County holds in trust all funds for the school reserve and 
remits them to the local school board on an annual basis.  Through the School 
Reserve Fund, monies in place of school reserve are distributed in consultation 
with the School Board to local schools within the boundary of the County of 
Vermilion River in accordance with the Municipal Government Act.  

Table 12.  2015/2016 Enrolment (as of September 30, 2015)32 

Schools Grades Enrolment 
(including ECS, 
Students Online, and 
Vermilion Outreach) 

Staff  
(Full-Time 
Employees, 
including 
administrators) 

PTR 
(Pupil-Teacher 
Ratio) 

Kitscoty 
Elementary 

1-6 321 19.06 16.8 

Kitscoty 
Jr/Sr High 

7-12 215 14.199 15.1 

*Note: Enrolment figures are based on the number of funded, not registered students; 
therefore, ECS students are included as half students towards this count.  

Historically, the number of school-aged children created as a result of new 
multi-family residential developments is less than the number created by single 
family homes33, which is a relevant consideration of the impact of development 
associated with future land uses.  Based upon the information we know, the 
average number of school-aged children per census family in Blackfoot was 0.934 
in 2011, equivalent to 70 school-aged children.  The number of school-aged 
children in the Hamlet increased to 87 by 2015, which represents a -2.90% CAGR 
equivalent to an average of 0.8 school-aged children per census family.  Assuming 
this indicator remains constant, it would represent 178 school-aged children in 
the medium scenario at the 2045 horizon, an additional 91 school-aged children.  

                                                                  
32 Buffalo Trail Public Schools.  ANNUAL EDUCATION RESULTS REPORT 2015-2016.  
http://www.btps.ca/documents/general/The%20AERR%202015-2016.pdf (accessed March 15, 2017). 
33 See RUTGERS UNIVERSITY, CENTER FOR URBAN POLICY RESEARCH, RESIDENTIAL DEMOGRAPHIC MULTIPLIERS – 
CONNECTICUT, ESTIMATES FOR THE OCCUPANTS OF NEW HOUSING [RESIDENTS, SCHOOL-AGE CHILDREN, PUBLIC 
SCHOOL-AGE CHILDREN BY STATE, HOUSING TYPE, HOUSING SIZE, AND HOUSING PRICE] June 2006.  
http://www.westtownpa.org/wp-content/uploads/2012/02/Exhibit-A-24-Residential-demographic-multipliers.pdf  
(accessed March 16, 2017).  Citizens’ Housing and Planning Association.  HOUSING THE COMMONWEALTH’S SCHOOL-
AGE CHILDREN: THE IMPLICATIONS OF MULTI-FAMILY HOUSING DEVELOPMENT FOR MUNICIPAL AND SCHOOL 
EXPENDITURES.  Boston, Massachusetts: Community Opportunities Group, Inc. & Connery Associates, 2003.  American 
Society of Planning Officials.  SCHOOL ENROLLMENT BY HOUSING TYPE.  Information Report No. 210, May 1966. 
https://www.planning.org/pas/reports/report210.htm (accessed March 16, 2017).   
34 Statistics Canada.  2012. BLACKFOOT, ALBERTA (CODE 480021) and ALBERTA (CODE 48) (TABLE).  Census Profile.  
2011 Census.  Statistics Canada Catalogue no. 98-316-XWE.  Ottawa.  Released October 24, 2012.  
http://www12.statcan.gc.ca/census-recensement/2011/dp-pd/prof/index.cfm?Lang=E (accessed March 17, 2017).  
Note: 2016 Census Program products scheduled for November 29, 2017. 

http://www.btps.ca/documents/general/The%20AERR%202015-2016.pdf
http://www.westtownpa.org/wp-content/uploads/2012/02/Exhibit-A-24-Residential-demographic-multipliers.pdf
https://www.planning.org/pas/reports/report210.htm
http://www12.statcan.gc.ca/census-recensement/2011/dp-pd/prof/index.cfm?Lang=E
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Map 14.  School District Facilities 

 

Although, it is a very distinct possibility that not all the children may attend the 
Kitscoty Buffalo Trails schools in Kitscoty, it is a reasonable consideration that due 
to proximity these facilities may represent the first choice for enrolment.  It is 
recommended that further analysis be performed in collaboration with the school 
board to better assess their needs at existing schools and alternatives for 
developing new facilities as well as its impact on the sustainability of existing ones.   
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4.6 REGIONAL SERVICING 

1) GROWTH AND INCREASING DEMANDS FOR SERVICE 
While overall growth in the County has been modest in recent years, some 

communities continue to grow rapidly.  New development generates new demands 
for service, and unless this growth provides a proportional increase in fiscal 
resources, services will find it increasingly challenging to maintain existing levels.    

The increasing gap between expenditures and available revenues ultimately 
translates into a declining ability to provide adequate services.  This situation, in 
turn, could lead in some cases to increased insurance costs to businesses and 
residents.  In extreme cases, new development may not be able to proceed, if there 
is no possibility to provide service. 

Regional approaches to servicing represent an opportunity to ensure 
development can be more efficient and growth sustainable.  Regional servicing 
infrastructures support reducing the premature conversion of land for 
development through low-impact and conservation development measures, 
leveraging existing infrastructure and systems, which decreases these costs 
proportionately for the benefit of all. 

 The Modernized Municipal Government Act (MMGA) implements mandatory 
regional planning mechanisms for land-use planning, and require municipalities 
to work together regarding service delivery and cost sharing in the context of 
Intermunicipal Collaboration frameworks.  These frameworks are required to be 
in place by the fall of 201935.   

The boundary expansion area can benefit from the opportunities that directed 
development yield for providing regional services.  Water, waste water, waste 
management, and storm water systems present servicing opportunities at a 
regional level for nonurban areas.  Additional possibilities lie with the expansion 
and development the provision of utility services intermunicipally. 

It is recommended to identify the order of priority that these opportunities 
would be explored and an action plan be devised for its implementation, including 
optimal locations for regional infrastructure systems, connectivity with local 
systems, developing appropriate policies and approaches to address potential 
areas of impact, and addressing cumulative effects management considerations. 

 

 

 

 

 

 

                                                                  
35 Modernized Municipal Government Act Review website http://mgareview.alberta.ca/  

http://mgareview.alberta.ca/


County of Vermilion River       Hamlet of Blackfoot Planning Exercise

  49 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDICES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



County of Vermilion River       Hamlet of Blackfoot Planning Exercise 

County of Vermilion River      Hamlet of Blackfoot Planning Exercise 
50 

 

Appendix 1. County of Vermilion River Residential Density Multipliers 

DISTRICT Residential Density±             
UNITS DUA Site 

coverage 
(BCR %) 

lot (sq ft) Developable 
area (sq ft) 

setbacks**   
(sq ft) 

reserves*     
(sq ft) 

net area***    
(sq ft) after 
dedications 

sq ft/unit net # of units 
(after 
dedication) 

A   1/5  0.2 440,000.00 88,000.00 132,000.00 44,000.00 52,800.00 217,800 0.24 
HPA 10       0.2 440,000.00 88,000.00 132,000.00 44,000.00 52,800.00 4,356 12.12 

multi/mixed-use 15 0.2 90,000.00 18,000.00 27,000.00 9,000.00 10,800.00 2,904 3.72 
HPS 10       0.2 440,000.00 88,000.00 132,000.00 44,000.00 52,800.00 4,356 12.12 

multi/mixed-use 15 0.2 90,000.00 18,000.00 27,000.00 9,000.00 10,800.00 2,904 3.72 
SR             

home parks 15 0.4 6,000.00 3,450.00 1,800.00 600.00 2,070.00 2,904 0.71 
multi/mixed-use 15 0.2 90,000.00 18,000.00 27,000.00 9,000.00 10,800.00 2,904 3.72 

RPA             
multi/mixed-use 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 

B             
multi/mixed-use 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 

R3 (multi-family /  
multi-unit) 

10 0.2 6,000.00 2,250.00 1,800.00 600.00 1,350.00 4,356 0.31 

communal servicing 
(water/sewer) 

15 0.2 6,000.00 2,250.00 1,800.00 600.00 1,350.00 2,904 0.46 

min. stall 15 0.4 2,500.00 1,000.00 750.00 250.00 600.00 2,904 0.21 
individual servicing 

(water/sewer) 
15 0.2 6,000.00 2,250.00 1,800.00 600.00 1,350.00 2,904 0.46 

min. stall 15 0.4 2,500.00 1,000.00 750.00 250.00 600.00 2,904 0.21 
CR-S 15 0.2 90,000.00 18,000.00 27,000.00 9,000.00 10,800.00 2,904 3.72 
CR-A 10     0.2 220,000.00 44,000.00 66,000.00 22,000.00 26,400.00 4,356 6.06 
UGA 15       0.2 90,000.00 18,000.00 27,000.00 9,000.00 10,800.00 2,904 3.72 

multi/mixed-use 15 0.4 2,500.00 1,000.00 0.00 0.00 600.00 2,904 0.21 
R (low density) 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 

1 storey 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 
1.5 storeys 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 

2 storeys 15 0.2 10,000.00 3,050.00 3,000.00 1,000.00 1,830.00 2,904 0.63 
R1 (medium density) 20 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 2,178 0.73 

1 storey 20 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 2,178 0.73 
1.5 storeys 20 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 2,178 0.73 

2 storeys 30 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 1,452 1.10 
duplex (2.5 storeys) 30 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 1,452 1.10 

manufactured 
homes 

30 0.2 8,000.00 2,650.00 2,400.00 800.00 1,590.00 1,452 1.10 

R2 (high density) 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 
duplex (2.5 storeys) 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 

manufactured 
homes 

30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 

fourplex (3 storeys) 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 
row housing 40 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,089 0.55 
apartments 40 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,089 0.55 

studio 40 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,089 0.55 
1 bedroom 40 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,089 0.55 
2 bedroom 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 

3+ bedroom 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 
multi/mixed-use 30 0.4 2,500.00 1,000.00 750.00 250.00 600.00 1,452 0.41 

DC-NG             
country residential 10 0.1 22,000.00 4,530.00 6,600.00 2,200.00 2,718.00 4,356 0.62 

multi/mixed-use 15 0.4 2,500.00 1,000.00 750.00 250.00 600.00 2,904 0.21 
DC-CR             

country residential 10 0.1 22,000.00 4,530.00 6,600.00 2,200.00 2,718.00 4,356 0.62 
multi/mixed-use 15 0.4 2,500.00 1,000.00 750.00 250.00 600.00 2,904 0.21 

MU-R 15 0.2 25,000.00 5,000.00 7,500.00 2,500.00 3,000.00 2,904 1.03 

*It is assumed a 10% for reserves (e.g., PULs, municipal, conservation, environmental, and easements), [MGA 666(3)].  **This table assumes 
Right-of-Way and setbacks dedications will require 30% of the total developable area.  ***Actual dedication requirements will vary, depending 
on specific site characteristics [MGA 662(2)].  It is assumed a 5% vacancy rate.  
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Appendix 2.  County of Vermilion River Non-Residential Density Multipliers 

DISTRICT Non-Residential Density                
UNITS density 

assumption              
(gross sq ft/ 
employee) 

Site 
coverage 
(BCR %) 

lot (sq ft) floor 
(sq ft) 

setbacks**   
(sq ft) 

reserves* 
(sq ft) 

net area***    
(sq ft) after 
dedications 

estimated 
building 
area 

after 
vacancy 
rate*** 
(5%) 

Overhead 
square 
footage**** 

net 
employm
ent 
capacity 

gross 
employ
ment 
capacity 

A 440000 0.8 6969600   2090880 696960 4181760 3345408 3178138 100362
2 

4.94 7.60 

HPA 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

mixed-use 945 0.8 20000   6000 2000 12000 9600 9120 2880 6.60 10.16 

HPS 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

mixed-use 945 0.8 20000   6000 2000 12000 9600 9120 2880 6.60 10.16 

RPA 1730 0.6 80000 20000 24000 8000 48000 28800 27360 8640 10.82 16.65 

mixed-use 945 0.8 20000   6000 2000 12000 9600 9120 2880 6.60 10.16 

M 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

B 945 0.7 80000   24000 8000 48000 33600 31920 10080 23.11 35.56 

mixed-use 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 

B2 767 0.7 217800 20000 65340 21780 130680 91476 86902 27443 77.52 119.26 

UGA 1317 0.8 80000   24000 8000 48000 38400 36480 11520 18.95 29.16 

mixed-use 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 

LC-W 20000 0.6 80000   24000 8000 48000 28800 27360 8640 0.94 1.44 

GC 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

mixed-use 945 0.8 20000 20000 6000 2000 12000 9600 9120 2880 6.60 10.16 

C1 945 0.7 20000   6000 2000 12000 8400 7980 2520 5.78 8.89 

mixed-use 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 

RM 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

M1 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

MH 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

PR 20000 0.8 80000   24000 8000 48000 38400 36480 11520 1.25 1.92 

DC-NG 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

unserviced 
commercial/ 

industrial 

1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

surface 
storage 

1730 0.5 80000   24000 8000 48000 24000 22800 7200 9.02 13.87 

retail 945 0.8 20000 2045 6000 2000 12000 9600 9120 2880 6.60 10.16 

mixed-use 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 

DC-CR 1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

unserviced 
commercial/ 

industrial 

1730 0.6 80000   24000 8000 48000 28800 27360 8640 10.82 16.65 

surface 
storage 

20000 0.5 80000   24000 8000 48000 24000 22800 7200 0.78 1.20 

retail 945 0.8 20000 2045 6000 2000 12000 9600 9120 2880 6.60 10.16 

mixed-use 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 

AVA 945 0.7 20000   6000 2000 12000 8400 7980 2520 5.78 12.52 

ESA 945 0.7 20000   6000 2000 12000 8400 7980 2520 5.78 8.89 

HRA 945 0.7 20000   6000 2000 12000 8400 7980 2520 5.78 8.89 

MU-C 767 0.8 20000 20000 6000 2000 12000 9600 9120 2880 8.14 12.52 
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*It is assumed a 10% for reserves (e. g., PULs, municipal, conservation, environmental, and easements), [MGA 666(3)].  This table assumes Right-of-
Way and setbacks dedications will require 30% of the total developable area.  Actual dedication requirements will vary, depending on specific site 
characteristics [MGA 662(2)].  It is assumed a 5% vacancy rate and a 30% overhead space.  
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