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CHAPTER 1

INTRODUCTION

A long-standing academic debate has been evident in Canada for
many years on the subject of our land. The debate generally has
taken the form of basic questions such as: 1Is Land a Resource, or
is it a Commodity? Should land be recognized and treated as a
resource, or a commodity? -While Canada is by no means the only
country in the world which is asking questions such as these, it
is important to view this subject in Canadian context not only
‘because of Canada's political status as an individual and independ-
ent nation, but also of its unique historical, cultural, and econo-
mic traditions and development. While many Canadian publications,
articles, and conferences have touched on this subject, ther is a
need to draw much of this material together and determine such
things as how a range of Canadians viewvland, wheré current land
policy efforts are leading us, and what direction is needed to

cope with current and future land-related problems.

The terms commodity and resource are generally used to repre-
sent an opposite "state of affairs". These terms have been ex-

plained by Samuelson and Scott's economic theory:

Economics is the study of how
men and society choose, with or
without the use of money, to
employ scarce productive re—
sources, which could have
alternative uses, to produce
various commodities over time
and distribute them for con-
sumption, now and in the
future, among various people
and groups in society.

A commodity is defined as a material good - something of
value which yields satisfaction andiis bought and sold in the
market. Natural resources, strictly speaking, are given by
nature and are untouched by human hands such as rivers, minerai

deposits, and virgin farmland.of'virgin timber stands. However,
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when human effort is applied to a resourée, such as trees and
stone removal, drainage, and fertilizers along with other aids

in production are added to farmland, for example, it could

be considered a material good - a commodity. However, even after
farmland is improved, it still has such characteristics as quality
of levelness, soil texture and composition, natural rainfall, and
climate for all time, and in this sense, it is still a resource. 2
For purposes of a more concise analysis, the economic definitions
of commodity and resource will be modified slightly in this thesis

in order that they are in line with land use and planning concerns.

These are:

Commodity Resource

- something of value which is ~ something which is of unique
bought and sold in the market capability and of limited
with little or no public in- guantity necessitating public
tervention into its disposal intervention into the market
in the market. to perpetuate and sustain its

unique capability.

There are a number of reasons why our "land" - how we recognize
its value and how we treat it in terms of land polic§ - has been
selected as the primary element of discussion in this thesis. World
population is doubting in the space of 35-40 years. If this trend
continues, there will likely be much more pressure put upon affluent
western nations by under-developed nations to grow food and provide
material needs to improve the state of the poorer countries. Can the
finite quantity of land, as well as, the water and food supplements
obtained from oceans, lakes, and rivers, continue to support increas-
ing human populations? The quality of the Canadian environment is
gradually being reduced in many ways such as - many of North-western
Ontario's lakes and rivers have become poisoned with mercury, the
Great Lakes are heavily polluted with industrial wastes, oil tankers
have occasionally been damaged and lost their cargo which has destroy-
ed underwater fisheries, birds, and parts of the coastline. High-rise
urban living is thought of by some as unaesthetic, hazardous in the
event of a fire, and perhaps even.bad for ones mental health. Canada
has plans for expansion of Nuclear energy in»tﬁe country, even though
the dangers of nuclear waste upon humans and the environment are not

fully known.
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Is it possible that we could destroy our environment and human life
(in Canada or on the planet earth) through misuse of our water and

our land?

Another major concern relates to foreign investment in Canéda.
While we may be aware that most primary resource extraction in Canada
is undertaken by foreign American or European multi national corpora-
tions, we may not be as aware that many of the land development com-
panies owning large tracts of land within and around the larger Cana-
dian cities are owned by foreign - and mostly European interests. Is
this a healthy position for a nation's economy to be in? Are Canadians
satisfied with foreign investérs playing such a dominant role in

Canada's economy and Canada's urban development?

Land costs have had a considerable impact upon the high cost of
housing. Many years ago, land costs represented a small proportion of
total housing costs, but in recent years the cost of land represents
much higher proportions of the cost of housing. Factors such as land
speculation, monopolistic elements on the supply side of land, and the
requirements of municipal finance appear to be largely responsible.
Many individuals or real estate interests make a business of buying
and selling land - often withholding it from the market (speculating)
in hope of inflating its value and making large personal profits.
Major land developers have the ability to contribute to shortages of
developed lots by withholding land from development in order to maximize
profits, and they are suspected of doing this. Also, Municipalities
generally consider new developments based upon their relationship to
revenues and expenditures. This often results in shifting the burden
of financing of the Municipalities to the developers - which has the
impact of reducing smaller firms and market competition. Can these
characteristics of the land market be allowed to continue, pushing up-
land and housing prices, or is there justification for public inter-

vention into this market?

Not to be underestimated are a large number of land use problems

and issues which public planning is currently attempting to cope with.



Many problems relate to growing urban centers, and the conflictsvin
the urban-rural fringe areas where urban activities and population
infiltrate the rural areas and can actually threaten the farming com-
munity and rural life styles. Deteriorating neighbourhoods within
larger urban centers represent a land use issue and social responsi-
bility for decision makers and planning personnel. Controlling heavy
recreational development on fragile shoreline areas, and providing

the population with sufficient access to outdoor recreation are among
the major land use problems confronting public planners. Should
collective community interests such as the interests of the farming
community and rural life-styles, the interests of the urban neighbour-
hoods, the interest of protecting fragile shoreline and providing

the access to recreation areas to a majority of the population be more
important than the individual interest in land - to do as one pleases

‘with privately owned property?

Federal, Provincial, Regional (where they exist), and Municipal
governments throughout Canada are all involved in certain defined ways
with the management, planning, or administration of various aspects
of land. It is probably safe to say that the civil service of nearly
all levels of the government have been increasing in numbers over the
vears. The functions of governments - the number of departments and
programs set up - have broadened over the years. Many new functions
relate to land, such as the British Columbia Land Commission Act, the
Ontario Land Speculation Tax Act, Prince Edward Island's restrictions
on non-resident ownership, the new National Housing Act, the Federal
Foreign Investment Review Agency or the Greater Vancouver Regional
District Plan. Does most of the newly created government legislation
relating to land recognize and treat land as the resource? Does the
legislation represent significant public intervention into the land
market in the attempt to perpetulate land's unigue capability for a

specific use?

A number of serious issues and problems related to land in Canada

have been pointed out. Questions such as those asked so far in this



introduction have prompted the following hypothesis of this thesis:

There has been a significant
shift from perceiving land as
a commodity towards perceiving
land as a resource.

In attempting to prove this hypothesis, this thesis should provide

a thorough analysis of many dimensions of land policy within Canada.

It should be noted that this thesis will be written in the "City
Planning Tradition”". The research will be in the nature of an applied
science, and not a pure science. A large amount of the data is non-
quantitative. Much of the substance, in other words, deals with values
which are not measurable, such as societal attitudes, and subjective
opinions by prominent academics doing research in a field related to
land policy. Analysis throughout this thesis will be of subjective

and non-quantitative nature.

In preparing this thesis, a methodology was used. Thisxnethddology
encompassed 5 steps:

1. Data Collection Stage - The subject area of land was pursued.
In this stage a large volume of literature was as reviewed. Many
books, newspaper articles, magazine articles, and journals
were studied.

2. Hypothesis Formulation Stage - On a wide range of data on the
subject was reviewed, a specific area or focus was identified,
and a hypothesis was formulated.

3. Organization Stage - In this stage data on the subject was ar-
ranged and sorted out. Any missing data was obtained from
wherever possible. This stage also included writing to various
government agencies across Canada for information and conduct-
ing interviews with knowledgeable people in the Winnipeg area
on the subject. There was also periodic consultation with the
thesis advisor. '

4. Written Stage - With the data having been organized, an analysis
of the data, and the writing of the thesis began. Where there
was data missing, attempts were made to obtain the data. An
effort was made during this stage to continue to keep in contact
with various provincial agencies, by mail so that the activities
of the programs and committees (B.C. Land Commission, Alberta
Land Use Forum etc.) were up to date. There was also some re-
organization of the structure of the thesis in this stage.




5. Evaluation of Hypothesis Stage - On the basis of the analysis
of the data in the draft of this point, the ultimate fate of
the hypothesis was determined in this stage. Personal im-
pressions of the research conducted and the state of the sub-
ject was expressed here as well. This stage encompassed -
chapter 7 of this thesis.

The state of research related to land is so widespread, that it
would probably be impossible for any one person to read all the valuable
information related to the subject. Such fields as city planning,
geography, geology, economics, political science, archeology, sociology,
-phychology, law, engineering, land surveying, agriculture, biology,
ecology, and architecture, to name a few, are all concerned in some way
with land, and one could find research relating to land in all of these
fields. With the knowledge of this, one might ask the question, that
since so much data and research has already been done on the subject,
why write a thesis about land? The large volume of data on land may
in itself be justification for writing this thesis. Because most
of the data on land is fragmented, and even isolated from other data.
There is a need to draw the different types of academic research to-
gether on land. This may help to promote better inter-disciplinary
understanding of the subject. An attempt at bringing different research
together may help to reduce confusion about land which appears to be

confronting many Canadians.

With literature being so widespread on the tobic of land, it is
highly unlikely that all sources could have been tapped. Due to the
amount of time available, the extent of the research is limited. For
example, certain land issues such as native land claims, have not been
examined in detail in this thesis. A vast number of sources, however,

have been used.

Certain assumptionsmay be apparent in this thesis. Obviously, an
assumption is that there is a need for inter-disciplinary research on
the subject of land. Also, it has been assumed that there is a rather
clear - cut distinction between treating land as a commodity and treat-

ing land as a resource - this pnint could perhaps be debated at some



length. Another assumption, is that there is a need to review land

policy in Canada.

Along with these assumptions, an attempt has been made throughout
this thesis to not be totally constrained by what John Kenneth Galbraith
has referred to as "the concept of conventional wisdom". 3 Galbraith
suggests that ideas which are more acceptable to people will generally
be prevalent amongst the public - even if other ideas are more relevant.
The acceptability of ideas, he says, are generally a manifestation of
their general familiarity, and it is these ideas which are usually
easiest to understand. Galbraith says that conventional wisdom accommo-
dates itself not to the world it is meant to interpret, but to the
audiences' view of the world, and is always in danger of obsolescence.
According to Galbraith, even in thé academic community, including the
highest levels of social science scholarship, old truth is most often
put in a new form and the accepted ideas become increasingly more

elaborate.

Many issues relating to land are of a very serious nature for both
Canadians and for mankind as a whole. Prior to a United Nations Confer-
ence on Human Settlements held in Canada, a background paper stated the

following:

There can be little doubt that,

in terms of both quantity and
guality, the settlements of

modern man are confronted by in-
creasing complexities and deep-

ening crisis. There are difficulties,
too, on the side of evolving effective
policies to meet the crisis. Few
bold visions or new ideas have e-
merged to counter the increasing en-
vironmentaﬁ pressures on human set-
tlements.

At the United Nations Conference on Human Settlements, some serious
recognition was given to the future treatment of land on the globe.

One of the recommendations was:




Land is a scarce resource whose
management should be subject to
public surveillance or control in
the interest of the nation. °-

While there is some management of land within Canada, like other
nations of the world, we to are facing serious problems on the hations
land. This thesis will include looking into many of the land - related
problems in Canada, and it will critically look at the impact of some
attempts at rectifing the specific problems. Some changes in the per-

ception of our land will be suggested.

The research in this thesis has been organized into three parts.
Part 1, is entitled "The Contradiction". 1In this part, there are two
chapters. Chapter 2, examines arguments why land should be perceived
as a resource. It examines some imperative world needs such as current
population trends, environmental deterioration and ecological concerns,
limited sources of energy and naturél resources, urban sprawl and the
loss of productive agricultural land, the preservation of wild life,
and the world-wide concerns’'and co-operation as expressed by the
United Nations. It also looks at some of Canada's national,piovincial,
and local area land use and planning issues and problems. Chapter 3,
looks at various dimensions of Canadian attitudes towards land. It
looks at attitudes in relation to Canadian culture, and history, as well
as from the perspective of various interest groups in society -
the individual homeowner, the farming community, the land developer
and related real estate investor, some academics and politicians,
and some other associations concerned with issues of land policy.
There appears to be a contradiction in Canada as to how we perceive
our land. While present world trends and land related issues and prob-
lems within Canada tend to point out that we need to perceive land as-
a resource, the majority in Canada have historically perceived land-

as a commodity. This represents "The Contradiction".

In Part 2, the question of "Is there a Shift?", is reviewed.

Part 2, includes Chapters 4, 5, and 6. In Chapter 4, different
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aspects of land as a commodity in Canadian context are explored.
There is an analysis of imperfections in the current urban land
market, and some information which points out who is benefitting

from current urban land development. Some trends of ownership and
sale of land in non-urban land will also be examined. The chapter
also makes reference to the influence on the land market and Canada's
eConomy of foreign investment in, or ownership of resources, non-urban
land, and urban property and land. Chapter 5, reviews the roles of
the Federal, Provincial, and local Government's in areas effecting
the use, the ownership, and the sale or disposal of land within

the country. Chapter 6, looks at land legislation and programs

in five provinces in Canada. This contains an analysis of the
British Columbia Land Commission Act, the Alberta Land Use Forum,

. the Manitoba Planning Act, (1976), the "Official Plan" concept in
Ontario, the Ontario Land Speculation Tax Act, the Ontario Land
Transfer Tax Act, the Prince Edward Island Land Use Commission, and

Non-Resident Ownership Restriction in Prince Edward Island.

Part TII of the thesis will attempt to answer the question
"where do we stand?" This part contains chapter 7, the conclusion.
It will prove, or disprove the hypothesis, and some personal im-
pressions from the research and analysis in this thesis will be put
forward. This final chapter will make some recommendations for Land

Policy in Canada.
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PART ONE

"THE CONTRADICTION"

Considerable evidence in the world indicates that
greater attention should be given to lands value

as a resource. For example, urban settléments near
tropical regions are expanding into the jungle. The
depletion of jungle forest land has had the impact of
reducing the hunting territory and agricultural land
of primitive natives who have existed undisturbed for
hundreds of years. The native and the wildlife popu-
lations have suffered as a result.

In Canada, we are beginning to realize that land is a
valuable resource. However, the private ownership of
land and the existence of land as a commodity is still
strongly engrained as a fundamental "human right", as
reflected in the attitudes of most Canadians. The con-
tradiction as to how Canadians view their land will con-
tinue to come to the front as an issue of major import-
ance as long as the nation continues to grow and the de-
mands put upon our land increase.



CHAPTER 2

The Argument for Land to be

Perceived as a Resource

Commoner and Ehrlich see land use

as central to the issue of survival

of the planet. At stake is not simply
the arrangements of man's artifacts,
but the potential disappearance of

his life support system.

Barry Commoner, University of Washington

Paul R. Ehrlich, Stanford University
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CHAPTER 2

The Argument for Land to be Perceived as a Resource

A. INTRODUCTION

A number of global trends and world statistics bear our informa-
tion which suggests that the use of our land is of great concern- and
that the use of it should be carefully managed and looked upon as a
resource. Certain trends and statstics reveal a very dismal and
shocking fate for the future of mankind. Topics of this nature which
will be discussed here will be:

1. increasing world population and finite resources,
limited resources of energy, minerals,
water and land.

2. urban sprawl and the loss of agricultural
land. |

3. water resources management.

4. man and environmental deterioration

5. international and national concern.

Section B of this chapter will consist of these topics:

Other issues which are evident, more so as short-term problems of
land use aside from the issues relating to the future fate of mankind
and they will be discussed here. These problems, however, may have
serious long-range implications for a nation, a region, or a community
if a solution is not found. It can be argued that the solution to
these problems is also to shift our emphasis from viewing land as a
commodity towards viewing land as a resource. These short-term problems
to be discussed here are:

1. planning in the public interest

2. inequities and discrimination of conventional
property assessment- and taxation

3. natural disasters on fragile lands

4. the future need for recreational land

5. urban and urban fringe planning problems:
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Section C of this Chapter contains these topics.

B. The World Imperatives: The.Need.to.Shift Toward Perceivinq
Land as a Resource '

1. Increasing World Population and Finite Resources

The issue of the over-population of the world, the exhaustion or
deterioration of the earth's natural resources and widespread disaster
for mankind has been a recurring controversial subject for many years.
The subject was first discussed by Reverend Thomés Malthus, in 1798, 1
when he pointed out the relationship between the increasing population
of the world, and the world's capacity for agricultural and resource
production. Human populations, if not checked would increase more
rapidly than the means of subsistence, Malthus suggested. Populations
always increase up to the limits imposéd by the means of subsistence,

that is, until they are prevented from increasing further by insuf-

ficient food and by disease and war, he said.

Malthus predicted disaster for the western world, but the western
populations have grown far.beyond the levels he would have considered
possible, and the poverty and deprivation so widely spread in Malthus's
time was enormously decreased. It is clear that Malthus's reasoning
and the principles he enunciated were sound. His extrapolation into
>the future suffered not from lack of proper reasoning, but from lack
of sufficient knowledge of the potentialities of technological develop-

ment.

Since Malthus's time, the subject of world population has been the
pursuit of many academics. Borgstrom, a man with considerable expertise
in the field of nutrition, has projected a gloomy future for the world:

If the world's population continues

to expand at the present rate (double
every 35-40 years) within 120 years
the present production of foodstuffs
will have to be increased eightfold if
the present standards have to be main-
tained... If the minimum requirements
of the entire present population were
~to be met, food production would have
to be doubled immediately.



16.

The most thorough work in this subjebt area in recent years has
been done by the Club of Rome, consisting of a group of 30 individuals
(scientists, educators, economists, humanists, industrialists, and
national and international civil sefvants) on a project entitled
The Predicament of Mankind. 3 This study entailed massive expenditure

*
of funds and very sophisticated computerized technology. The

project had two immediate objectives in mind:

1. To gain insights into the limits of our world
system and the constraints.

2. To help identify and study the dominent elements
and their interactions that influence the long-
term behaviour of world systems.

The first objective examined the céntinual and often acelerated
pace in the growth of population, land occupancy, production, consumpt-
ion, waste, etc. It is often assumed that the environment will permit
such expansion, or that science or technology will overcome any such
obstacles. The degree to which such an assumption for growth is
compatible with the dimensions of the finite society and the world's

political and social tensions was examined.

The second objective was an analysis of current trends, their
influence on each other and the possible outcome. It was hoped
that the results would provide warnings of potential world crisis if
the trends were to continue, and enable the opportunity for changes
in political, economic and social systems to make sure that any

catastrope will not take place.

*Massachusetts Institute of Technology, Professor Jay Forrester
presented a global model (developed with others) in the field
of Systems Dynamics uniquely suited to research demands.
Financial support came from the Volkswagon Foundation.
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The results of the Predicament of Mankind Study of the Club

of Rome, published under the title of Limits of Growth have shocked
*
the world in the seventies. The conclusions of the project are

as follows:

1. If the present growth trends in world population, industriali-
zation, pollution, food production, and resource depletion
continue unchanged, the limits to growth on this planet will
be reached sometime within the next one hundred years. The
most probable result will be rather sudden and uncontrollable
decline in both population and industrial capacity.

2. It is possible to alter these growth trends and to establish
a condition of ecological and economic stability that is
sustainable far into the future. The state of global equi-
librium could be designed so that the basic material needs
of each person on earth are satisfied and each person has an
equal opportunity to realize his individual human potential.

3. If the world's people decide to strive to this second outcome
rather than the first, the sooner they begin working to4at-
tain it, the greater will be their chances of success.

Even though the assumptions and calculations of the project could be
incorrect, the notion of limited amount of human liveable space, and
limited amounts of supportihg natural materials available on the planet
earth, necessitates that land use must be managed and perceived as a
resource. The Club of Rome acknowledged that many have looked at the
world from a long-term, global perspective and reached similar conclu-
sions, but that the vast majority of policy-makers are actively pursuing

goals which are inconsistent with their results.

*Many have strongly refuted the project and findings of the Club of
Rome. John Maddox, in his book, the Doomsday Syndrome (reviewed in
Winnipeg Free Press, Saturday, February 9, 1974) states that in all
its complexity, the Club of Rome's computer model of the world has
made a naive assumption. It is silly to assume that the world's
stock of raw materials can be represented by a single number (x) to
last for 100 to 250 years at the present rate of consumption. The
calculation, he says, makes no allowance for any changing pattern of
material useage, for the vastness of the supply of such materials as
aluminum, and for the certainty that the threat or scarcity will en-
courage further exploitation and recycling. The calcuations in the
view of Maddox are irrelevant to the real world.
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The 'energy crisis' in the recent years has brought this issue to
the 'limits of growth' into the spotlight. Although the crisis was
artificially created by the Organization of Petroleum Exporting
Countries (OPEC) and their freeze on exports to western nations in
1973, and possibly as well by multi-national oil corporations based
in the United States who may have been manipulating the supply and
demand factors of the market to obtain higher profits as suggested
by Laxer, > the inevitable fact that non-renewable resources are not
in_endless supply has become obvious to the affluent western world.
Peter Thompson, 6 has stated that the future energy supply is the
most important question confronting Canada today. The problem is
not as severe or immediate for Canada as it is for many countries,
because we have oil supplies for 15-20 years discovered and waiting
to be used, and a 20-30 year supply of natural gas. With the world
situation now changed from a buyers to a éellers market, Canadians
face the prospect of paying very high prices for energy in the future,

consumption cutbacks, and possibly energy rationing.

In Appendix IA-C, some.national concerns for Canada's population

growth and supply of resources are indicated.

2. Loss of Agricultural Land to Urban Sprawl

What could be better evidence for the urgent need of a policy
for the management of land, and for land to be looked upon more as
being a resource * than the knowledge of people dying of starvation.
This is the case for a large portion of the world's population. Recent

journalistic research done be Lee Griggs states the following:

#In the Soviet Union, the state owns all land. The agricultural

sector has performed miserably over the last decade in that country,
and many would argue that the reason for this is because of the state
control of land, the lack of individual initiative for above average
agricultural output. What is meant by treating land use more as a
resource in this context may mean in terms of farmland, productive
land as agricultural land in that use, but finding the incentive means
in terms of agricultural policies to encourage high productivity.
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Nearly half a billion people are
suffering from some form of hunger;
10,000 of them die of starvation each
week in Africa, Asia and Latin America.
There are all too familiar severe
shortages of food in the sub-sahelian
countries of Chad, Gambia, Mali,
Mauritania, Senegal, Upper Volta,

and Niger; also in Ethiopia, North-
eastern Brazil, India, and Bangladesh.
India, alone needs 8 to 10 million tons
of food this year (1974) from outside
sources, or else as many as 30 million
people might starve.

Only less serious are the situations in
Honduras, Burma, Burundi, Rwanda, the
Sudan, and Yemen.... In Haiti, because
of disregard for soil conservation,
hundreds of thousands of subsistance
farmers face starvation,
A number of measures have been suggested to encourage nations
to adopt more efficient agricultural techniques to increase output.
1. Cultivate new lands
" 2. Use more fertilizer
3. Increase the supply of water
4. Improve food distribution and storage

5. Develop new varieties of crops

6. Open agricultural research institutes
in underdeveloped countries.

Most of the measures are being practiced in Canada today, but
they are done more to increase farm production and improve farm profits
than to assist starving foreign countries. The cultivation of new '
lands could be important in world terms, but in Canadian terms, there

is no current urgency for further cultivation.

One-half of the worlds estimated 7.8 billion acres of potentially

arable land is currently farmed by man. The richest and most



20.

accessible half, is currently under production, and studies indicate
that the remaining lands will require immense capital inputs to
reach, clear and fertilize before it is ready to produce food.

The most promising used lands, soil technicians, indicate are

located in:

- the Amazon basin of northeast Brazil

the savannahs of Columbia, Venezuala,
Equador, and Brazil where livestock
could graze if plant varieties are bred
that would thrive in the high-acid soil.

- a broad band of 1.7 billion acres across
Central Africa now infected with the
debilitating Tsetse Fly.

- areas in Malaysia, Thailand, Burma,
Indonesia (notably Borneo and Sumatra)
and the fertile, but politically fragile
Mekong River Basin.

- the U. S. currently has 400 million acres
under cultivation, but an additional 264
million acres now productive as pasture
and timberland could be farmed, but poor
conditions, and location would mean that
tremendous investhnt would be required to
grow crops there.

In the Canadian context, research done by Hoffman 10 indicates
over 200 million acres of land are estimated to be arable for agricult-
ure use, 174,124,846 acres are now developed, and 26,446,000 acres,

he estimates, could be developed as arable land in the country.

For the last quarter century, Canada, New Zealand, Australia,
Argentina, and the U. S. (which plays by far the greatest role) have
consistently harvested surpluses of grain and satisfied the grow-
ing demand in both industrialized, as well as, in many developing
countries. 11 These surplus producing countries, and their citizens

of the Western World will decide whether they have the moral obiligation
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to feed the starving.

It may be possible that if the world's food supply were evenly
divided among the planets inhabitants, hunger could be curbed - even
for several decades, Griggs says, for a wealthy nation, or a nation
with a considerable surplus of food production to donate food of give
financial and technical aid to starving nations, this is an act of
human compassion and generosity, and demonstrates goodwill on the part
of this nation - such an act of dimplomacy cannot help but gain world-

wide applause.

Tt has been pointed out that food production, the agricultural
sector, is of vital importance to the world's individual nations, and
the provinces and regions of Canada. Urban expansion, often referred
to as 'urban sprawl' accounts for large émounts of productive farm-
land being taken out of agricultural use each year in Canada and other
parts of the world. 1In the U.S., an estimated 600,000 acres of fertile
land are lost each year due to the construction of highways, shopping
centers, and housing developments. 12 In Canada, this problem is alse
very much in evidence in that nearly all of its major cities are
located on good agricultural soil, and their expansion continues to
absorb arable land. Historically, our cities generally developed
along rivers with a fertile hinterland surrounding them. Most people
wish to avoid the rigorous climate of the north, its muskeg and bare
rock, the exception being enjoying limited outdoor summer recreation
activities such as fishing and camping. As a result, most of the
occupied land is in Southern Canada. Only 10% of our 2,272 million
acres is cultivated arable land, the rest is physically (either
climatically or in terms of terrain) unsuitable for agricultural
purposes. But the same land that is available for agricultural
purposes is the most desirable for other purposes. 13 In some areas
of Canada, case studies have shown that the loss of fertile land to
urbanization has indeed been critical. In the Niagara area of Ontario,

for example:
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It is estimated, that before colonization
there were about 35,000 acres of tender
fruit soils in the Niagara area, and
that by 1958 about 13,000 acres, or 37
percent had been lost to urbanization...
Between 1934 and 1954, only 24% of urban
growth took place on tender soils.

The annual loss was 84 acres average per
year over a 20 year period. But in

the period 1954 to 1958, the annual

rate of loss jumped to an annual average
of 322 acres, with about 60% of urban
expansion on tender fruit acres.

For the province of Ontario, the following trend has been

indicated:

Between 1966 and 1971, for every additional
person in the population, there was a loss
of almost two acres(8 hectares) of farm-
land. At this rate, Southern Ontario will
lose 1/3 of its agricultural area when its
population reaches 10 million. A reasonable
projection shows Ontarifsreaching the 10
million mark by 1991.

In British Columbia, for example, studies completed by the

provincial government in 1972 indicated some shocking trends.

- agricultural land was being eroded due
urban sprawl which by 1972 had reached
15,000 acres per year.

- 90% of B. C.'s land area is mountainous
and non-arable - only 5% of the land is
suitable for production of food crops.

- of the land area west of the rockies, only
% of the land area is suitable for agricult-
ure and only 1% is of high agricultural
capability - only 1/100th of 1% is suitable
for production of fruit trees.

- to satisfy domestic needs and maintain
the option of a trading position in the
food markets of the world, B. C.'s re-

maining agricultural land must be safeguarded. 16
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The loss of productive fexwland in some areas of Canada has
reached dangerously high proportions. What this has shown is that
policies and programs regarding urban and urban fringe land use,
in British Columbia and Ontario in the past years, lacked the fore-
sight and comprehensiveness to cope with the dynamic process of
urbanization. Good agricultural land is not seriously viewed as a
valuable and limited resource. Several other environmental factors

have an important impact upon mankind and his existance on land.

3. Water Resources and Watershed Management

The Watershed Region is extremely important in any analysis of
land. According to Van Ginkel, 17 the use of the land and water
resources might be considered the most important element, "Kingpin
in the organization of the life of the nation". An example is cited
of the water level of the St. Lawrence River having dropped in the
1%60's, causing increased problems of water pollution and spoiling
of much shoreline for recreation, and a diminishing harbour capacity

.resulting in economic loss to, in particular, the city of Montreal

To some extent, this was due to the city of Chicago, which took water
from Lake Michigan and began to divert it to the Mississippi River
system. Of course, numerous other reasons, it is suggested, may

have also accounted for this drop in water level, but the impact of
-the Chicago diversion upon other regions was never fully understood -

until, perhaps, after the fact. Van Ginkel, suggests some concerns

in water management:

Water used for the development of hydro-
electric power can result in the establish-
ing of new industries, which in turn use
water for processing. The new industries,
result in more employment and opportunities
and in population growth, which increases
the domestic consumption of water. New res-
idential development may occupy farm land,
this decreasing water retention in the soil,
increasing erosion, and decreasing the supply
of water - in this case for power - can in
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turn create a further demand - and
further depletion of water resources...
the initial establishment of industry

as a result of power supply may attract
a new labour force to the area... If
this does occur - that industry attracts
industry - primary industry attracts
secondary industry, etc., it is easy to
see that the demand for water is
cummulative.

Compounded to the problem of water consumption is the problem of
re-use upstream pollution by industry can kill existing communities
downstream. Water re-used may become not only unfit for domestic con-

sumption, but also unfit for use by certain downstream industries.

Van Ginkel suggests that the roots of the water resources problem
lie in the socio-economic life of the region in which industry, commerce,
residence, 'shipping, agriculture, and recreation are independant, and
the only real solution is an integrated solution in terms of regional

planning.

4, Man and Environmental Deterioration

Concern for the environment has been expressed by many people.
Dr. Paul Erhlich, 19 relates some fundamental concerns of the future
state of mankind and his existence in the world enﬁironment.. He
points out, like many others have, the problems of increasing numbers
of people (continually increasing crude birth rates in underdeveloped
countries in particular, combined with the declining Mortality Rates
throughout the world over the last two centuries), and the effect that
many more people will have upon the stock of the world's finite non-
renewable resources, and renewable resources as well. To Ehrlich,
however, the "Population Bomb", as he describes it, is evident in the
overdeveloped (affluent) countries of the western society. This
problem is primarily in the form of environmental deterioration.
.Several examples ave sited. One example is, the use of pesticides

and herbicides for use in agriculture. It is pointed out that indivi-
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duals which have been born since 1945, and have had considerable ex-
posure to DDT since before birth may have shorter life expectancies
than they would if DDT had never existed. Another example he cites,
is that over 70% of the total oxygen produced by photosynthesis, is
largely produced by planktonic diatoms in the ocean. The dumping

of toxic substances such as pesticides, radioisotopes, and
detergents, research indicates, is reducing photosynthesis by

marine diatoms, and may well be bringing disaster upon ourselves.

To cite a current example, mercury pollution of some of the
waters in Japan, and in Northwestern Ontario in recent years by
industry, has resulted in human death and environmental damage.
Mercury poisoning or "Minamata disease", a crippling disease of the
nervous system affected more than 800 people and killed more than
100 people in a small Japanese town in 1956. 20 Indian Reserves
of Grassy Narrows and White Dog in Ontario have been seriously
affected because the main diet of the native people is the fish
which have become contaminated by the high mercury levels in the
waters of the reserves. It 'will take hundreds of years for mercury
pollution levels to disappear from where they now occur. As of vet,
the total damage and deaths caused in Northwestern Ontario is not
known, but the environmental quality has been damaged for many

generations.

Preserving areas for wildlife habitat is another iﬁportant field
in the large scale question of land use and the resource base. '
Indeed, the expanding human population and mankinds increasing
penetration into former wilderness areas for resource exploration
and recreation have had a profound effect upon non-human, as well as,
‘the human populations. According to Ehrlich:

As a direct result of this explosion,
some organisms, such as the passenger
pigeon, are not extinct. Many others

such as the larger wild animals of all
continents have been greatly reduced



26.

in numbers. Still others such as

sewer rats and house flies enjoy

much enlarged populations... Ecologists -
these biologists who study the relation-
ships of plants and animals are

expecially concerned about these changes.
They realize how easily disrupted are
ecological systems (called ecosystems),
and they are afraid of both the short and
the long range consequences for those 2i
ecosystems of many of mankinds activities.

If we accept this premiée that wildlife should be protected and
that air existence as humans is dependant upon the ecosystem - includ-
ing wildlife around us, then it is essestial that land and its use
management be the tool for the designation and preservation of wildlife,

a necessary resource.

Such authors as Commoner and the Ehrlichs
see land use as central to the issue of
survival of the planet. At stake ig not
simply the arrangement of man's artifacts,
but the potential disappearance of his life
support system.

In the long run, it is evident that population growth, finite and
declining resources, and the future condition of the environment necess-

itate a shift towards viewing land more in the context of a résource.

5. 1International and National Concern

Response to these pressing issues of world-wide concern has
resulted in the United Nations authorizing a series of conferences.

The conferences held so far have been:

1. ENVIRONMENT CONFERENCE (Stockholm, Sweden,
1972), the monitoring and preservation of
the life support systems of biosphere -
air, soil, fish, fresh water, and the oceans.

2. POPULATION CONFERENCE (Bucharest, 1974)
the provision of adequate nutrition, material
and child care, and family planning services
available to couples and individuals to secure
the survival of children and a consequent reduction
in family size.
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3. FOOD CONFERENCE (Rome, 1974) the creation
of emergency food stocks, the building of
a world grain reserve system and a large in-
crease in investment in Third World agri-
culture. ’

4. HABITAT CONFERENCE (Vancouver, June, 1976)
The work of the conference followed two main
lines. The first was global exchange of practical
ideas, techniques and systems that have already proven
their success in the solution of specific human
settlement problems. These included examples
of housing, transport, waste disposal, energy
conservation, environmental safeguards, innovative
governmental structures and a hundred other
components of the actual planning, design and
management of community life. The second level
was a global analysis at the policy-making level
of these problems as they relate to social
and political systems, urban-rural relationships,
land use policies, financial mechanisms,
international co-operation and other issues
which governments believe essential.

On the subject of the Habitat conference in Vancouver, some
comments have been made about it. Problems were evident in the
organization of the conference. Two parellel conferences were;
in effect, taking place in Vancouver - the U. N. Governmental
Conference comprising elected officials, and a Non-Governmental
Organization (N.G.0.) Conference called "Habitat Forum" consisting
of interested citizens. Although there were some problems evident -
language barriers, cordination of the two conferences, the success
was reflected in raising questions over the future of the U. N.,
debating important issues involving the Human Settlemants, and
raising the consciousness of Canadians on world problems. In
particular, the issues of clean water, land profiteering, and
nuclear energy were heavily debated. A total of 64 resolutions
comprizing the "Habitat declaration of principles®were unanimously
passed by all official U. N. delegates from the countries represented

at the conference (See Appendix II). Of particular significance
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was a committment by Canada's Justice Minister, Ron Basford, to
attain clean water for all Canadians by 1990, and to take an anti-
nuclear view in the Federal Cabinet. Canada's Minister of Housing,
Barney Danson, also made some interesting committments on increasing
the government role in reclaiming the unearned increment in land

resale value.

In the short run, a number of issues of the use of land are
confronting governments in many western countries and particularly,
in provinces, municipalities, and regions of Canada as well.

The trend towards urbanization has intensified land use pressures

in specific areas, especially metropolitan areas and their periferal

regions. A number of concerns of land use will be examined in
relation to urban regions. Some other land use related issues will
also be touched upon which will not necessarily be synonomous with

urban land.

C. Land Use Issues and Problems Indicating a Need for Shifting
Towards Viewing Land as a Resource

1. Planning In the Public Interest

The case for viewing land in the context of resource can be
made for any settlement or area which is comprised of different uses
of land. This argument is virtually the same argument for public
intervention into the land market by governments - the activity
usually referred to as planning. Everyone lives and works on

land or in buildings within some special context. Some examples of

this are:
Street - - a strip of land used for transportation
Apartment - a building on a plot of land used for residence
School - @ building on a plot of land used for education
purposes
Grocery Store ~ a building on a piece of land for business pur-

poses selling goods to people

Playground or Park - a piece of land used for outdoor recreation
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In any settlement, public land uses like streets, playgrounds,
and schools, and private 'land uses like business, industry, and residents
(apartments or houses) are in existence. It is obvious that public
and private uses are inter-related. Public uses cannot be intelligently
located without planning, and private uses likewise, require planning.

This o0ld argument was voiced several decades ago by Alfred Bettman.

If, for instance, the location of

a street be determined without
relation to the location of the
homes and industries and shops,

the street will break down and
blight rather than build up and
invigorate the areas through, and
to which it runs and the investment
in the street will be more or less
wasted.

Planning in this context is an activity involving the "public
interest" in land use. This being the case, an argument can be made
for perceiving land as a resource on the basis of the public interest
in the use of land. The mosé important factors in the decision of
private interests, for example, their place of business or home to
locate, relates to public decisions such as the location of trans~
portation facilities (major public streets and highways, railroads,
and airports) schools, recreation areas, and other public service

facilities (such as sewer, water and electricity).

2. Inequities and Discrimination of Conventional Property

Assessment and Taxation

Another issvye relating to land use is the property assessment
and taxation process. Municipal governments almost entirely depend
upon property taxes for their income. The property assessment system,
the method bf determining the rate of taxation for individuals, has
evolved over several years. The Manitoba Farm Bureau 25 has

suggested that the property assessment system is unfair because many
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social, physical, and economic changes through time have compounded

inequities in the systemn.

Because it is impossible for every properﬁy to be assessed each
year, an assessor calculates the value of a specific piece of property
for a specific year, and evaluates other properties in the immediate
region on a comparable basis. For agricultural land, two factors are
included in these calculations, the productivity of the soil énd the

market value of the land.

The Farm Bureau states that the calculations which are made accord-
ing to assessment formula's are inaccurate reflections of an equit-
able tax system and are unfair in many ways. Calculations comparing

productive capacities of a soil type are usually unfair.

In Manitoba, an index based upon the Manitoba Soil Survey is

used for assessing calculations, but farmers claim t-at this is unfair
because other factors such as soil texture, topography, degree of
stoniness, degree of erosion, salinity, drainage, depth of topsoil,
etc., all influence land value and selling price of land. Calculations
in finding average market value, often require adjustments to be made
because fluctuations in the prices of farm lands and property in towns

produce major changes in the relationships between property values.

There are other examples of inequity in the aswessment and tax- .
ation system. Sometimes the potential market value of a piece of land
is inflated for reasons out of line with the actual ability of the land
to produce. Many urban people are buying parcels of land in rural
areas as places to live, or to go on weekends and holidays. Whether
or not the land is on productive farmland, the purchasers are not
dependant on the productive capacity of the land for income, and they
are willing to pay much higher prices for land than if it were pur-

chased for agricultural purposes. When land assessment is influenced




31.

by the price hobby farmers have paid, then genuine farmers nearby
hobby farms face assessment hardship. For example, taxes will be

disproportionately high:

Value of land @ $100 Sale Value to .
for Agriculture Per Acre Hobby Farmer

@ $200

Per Acre
640 acres $64,000 $128,000
Assessment $24,400 $ 52,800
Taxation $ 600 $ 1,200

Source: Manitoba Farm Bureau Information Document, March, 1973.

The farmer who is ﬁsing the above land for agricultural product-
ion in such an area where hobby farms are being bought, may in fact,
be paying much more tax than would normally be paid on agricultural
" land. Agricultural land owners close to cities, in particular,. where
the potential sale value is much greater than the actual revenue -
:producing ability as agricultural land, generally pay disproportion-
ately high taxes. High taxes are a cost to the farmer, and farmers
near cities may choose the option of selling their land at a good
personal profit to the urban developers rather than continue farming
with the expense of high taxes which other farmers more distant from

cities don't pay.

It appears evident that assessment and taxation practises
unintentionally discriminate against the farmer and farmland uses.
If productive agricultural land is to be viewed as a valuable re-
source, property taxes around urban areas should be improved so
that farmers in these areas are not pushed off their land due to

rising taxes and costs to their operation.
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3. Natural Disasters on Fragile Land

Another reason why land should be viewed as a resource is that
certain areas are subject to natural disasters. Some examples of
this has been documented by Neville Ward and Valerie Crammer. 26
Many cities and towns have been constructed in river valleys ana on
flood blains, and are subject to periodic f looding, which results
in costly relief. 1In the spring of 1973, communities on the St.

John River in New Brunswick were flooded. The flood caused serious
damage to buildings and land. 1In April of 1974, citizens of Lumsden,
Saskatchewan narrowly overcame disaster from the overflowing of the
Qu'Appelle River. A tragic event occurred in the Village of st. Jean-
Vianne in Quebec which was built next to unstable leda clays
associated with steep slope. After a winter of record snow falls
and after a wet spring, on May 4, 1971, a landslide killed 31 people
and demolished most of the village at night. It cost the Quebec
government $8,000,000 to relocate the surviving residents. Ward
-and Crammer attribute these disasters to inadequate planning which
allowed construction and expansion of a community on hazardous

land, a lack of zoning controls and strict adherence to official

: plans where they exist, which results in misuse of land resources.

4. The Need for Future Recreation Land

An important aspect of man's life is his need for recreation.
Scenic areas, ofter near water are generally preferred for regional
recreation use. According to U. S. experts in 1967, 27 in 20
years, four times as much area wili be needed per capita for parks
and recreational purposes. Park areas are particularly needed
where they could be accessible to the growing urban areas for "day
use"” activity including such activities as picnicing, swimming,
and other forms of recreation. Wilderness parks and more actively
used water-base recreation - parks will also be needed for the

anticipated future demand. Land suited for these purposes is a

valuable resource.
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5. Urban and Urban Fringe Planning Problems

Lorne Russworm has stated that the most critical land in Canada
is the land within the urban fields of our cities where considerable
competition for land exists. 28 Russworm makes the point that such
land is of national significance because the fringe land along with
current urban areas will provide land space for over 90 percent of
Canada's future population. Along with providing for future resident-
ial land, the land approximately 50 miles from our cities will have

to produce much of our future food and future play space.

Sand and gravel represent valuable urban resources and are
used particularly in construction for making concrete in roadways
and in new developments. Because sand and gravel are escavated
from open pits, environmental problems can result. Groundwater
pollution or streams sedimentation can occur because excavation

sites also characterize these sites.

Much urban development .has often taken place on land with high
quality sand and gravel deposits. These areas should be designated
‘as areas not to be used for urban development. Sand and gravel
deposits are generally scarce, and the greater the distances they
are located from where construction occurs - in cities and on road-
ways, the greater will be the cost to haul them to the site of the
construction. Sand and gravel deposits, particularly when located
near urban areas, are a scarce resource, and should not be considered

a commodity.

Urban Resouxce Planning techniques today, are able to identify
and monitor urban land and its development capability. Peter Jacobs,30
who conducted a comprehensive study of the relationship between
a growing urban community of Halifax and the natural resource base,
states that the urban fringe is a truansition zone that links one

concentrated activity (the urban core) with a set of dispersed
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activities (sources of water, food, and recreational land). The
'potential diversity' of community structures in an environment,

he says, depends upon our ability to manage the natural resource
base and the demands on that base by the growin§ community. Jacobs,
in his research, developed a computer-assisted manipulation and
printout system for an analysis of the natural capability, develop-
ment suitability and economic feasibility of types of development

in the Halifax urban region.

Within the urban area, urban decay must be confronted at some
time in all cities. To assess the impact of such facilities as
truck routes, bus routes, railway lines, high rise development,
etc., upon existing neighbourhoods is a tremendous challenge of
planners. Communities and neighbourhood citizens need to be in-
volved in the process of planning and redevelopment. This enables
citizens to care for and to have pride in their neighbourhood and
community, and a planner can enhance this by encouraging participat-
ion. Urban planning issues §uch as these may not directly relate
to spacial dimensions, but theyare indirectly related to future city

form.

"In the last decade, recent occurrences have given cause to, at
least be concerned with the pattern of the use of urban and non-
urban land, and the resultant predominate life style and level of

affluence which we enjoy. Two of these obvious events are:

— the so called energy crisis, which has resulted
in oil and gas prices more than doubling in
price in just two years; combined with the
fact that p@ojections have indicated that some
of our non-renewable resources have a limited
life expectency - in the case of petroleum
perhaps less than two decades.

— the lowest world food stocks in 20 years, (1973-74),
and fear that further crop failures could lead to
the ghastliest famine in the history of mankind,
has led to concern over urban sprawl chewing up a
scarce world asset, arable land.
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Research conducted in the United States 31 has indicated that

higher density development is more efficient than lower density
development in terms of land utilization (used less land for
residential purposes) and investment costs (initial costs distinctly
lower). Also, it was found that less total pollution resulted from
high density developments, and substancial savings in energy conéumpt—
ion are evident in the higher density development (see Appendix IIT),
Studies such as this one, clearly illustrate low density development is
much more costly to society than a higher density alternative. Indeed,
awareness of this has prompted many, such as Douglas Fullerton 32

to pose the question: "“Regardless of what people want, can we as

a society afford the sprawling city that has so characterized urban
growth these past three decades?" 1In a country with a democratic

tradition, this question poses difficulties because people generally

don't like to be told they can't do things.

Fullerton suggests, that North American suburb, made possible
by the car, is almost totally dependant on it. Most neighbourhood
damage, he says, is caused by cars of suburbanities, the widening
of street, and the building of expressways to accomodate the needs
of commuters. 32 Fullerton makes several recommendations which
would have an impact upon personal values, urban morphology, and
land use. He suggests:

- improved public transit as an alternative to the
automobile.

- denser buildings in central cities either by
infill housing, or high rise building which
although not ideal for families, may be attractive
for the married and childless couples.

= maintaining rich architectural style of buildings.

- make downtowns more attractive, such as Ottawa's
"National Arts Center, Sparks St. Mall, and ‘
amenities such as bicycle paths, walkways and
the use of the Rideau Canal for boating/skating.
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~ learn from well designed 3 and 4 storey row
flats and apartments in Europe which surpass
Canadian Housing Standards.

Treating land in the context of a resource within the city
where the supply of land is scarce, and the demand for it is great,
it is often argued, may make the task of planning function better,

and help to improve the quality of life.
D. Conclusion

A number of arguments have been put forward which support the
position of viewing land as a resource opposed to a commodity. Mankind's
long-term survival may depend upon treating land as a resource. Manage-
ment of land in the context of a resource may also contribute to a
better gquality environment in which the urban and rural land are pro-
tected and managed in the "public'interest". Attitudes towards land
in Canada, for the most part, haVe tended to contradict the environ-
mental evidence which indicates that in the public interest, land should
be perceived as a resource. The next chapter will examine various at-

titudes towards land in Canada.
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CHAPTER 3

Attitudes Towards Land in Canada

The government is going to take a larger
role in running institutions, as we're
doing with our anti-inflation controls, as
we'll be presumezable doing even after the
controls are ended... It means there's
going to be not less authority over our
lives, but more... There's no longér a
belief in the absoclute liberal state.
It's an interventionist state which
intervenes to make sure that the strong
and powerful don't abuse their strength
and their power in orxder to take

freedoms away.

Pierre Trudeau, Prime Minister
of Canada :
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CHAPTER 3

Attitudes Towérds Land

A. Introduction

The attitudes of the Canadian public could be locked upon as
one of the fundamental reasons why land policy and legislation has
evolved to its present state. It is the public which, in our
democratic system, elects a government, or votes it out of power.
Regardless of political affiliation, the attitudes of the public on
issues such as land, have had profound effects upon the types of

government policies and legislation effecting our lives.

A number of attitudes towards land can be identified. The
task of identifying attitudes is a difficult one because there are
many different attitudes, and many that conflict with each other.
Research gathered has tended to indicate that Canadian attitudes

towards land have been shaped by two major factors:

1. cCultural and historical factors (section B)

2. Specific interest related factors (section C)

The analysis of attituées will be looked at in terms of these
two factors. Cultural and historical factors including such things
"as the federal government of Canada's immigration policy, the con-
ception of endless amounts of land in North America and the desire
for private home ownership, and housing policy within Canada will be
briefly discussed in this chapter. A number of attitudes and opinions
about land from a number of specific interests such as: the individ-
ual home-owner, the farmer (farm associations), some reputable
academics and politicans, the developer and property investor interests,
and some other associations concerned with various land issues will
also be discussed. Tt is hoped that this analysis will significantly
add to the evaluation of whether or not there has been a significant

shift from perceiving land as a resource.

B, Cultural Values and Historical Dimensions of Attitudes Towards Land

1. The Federal Government of Canada's Immigration Policy
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During the period just after confederation 1867-1915, Canada
as we know it today, contained vast amounts of unsettled land,
particularly the very habitable and fertile land of todays western
prairie provinces. The federal government employed a major policy
to bring immigrants to Canada and to settle the land at this time.
Homestead Acts passed in 1872 and 1905, and advertising campaigné
in Europe about "Canada, the land of Opportunity" were the major
thrust of the government. Large grants of land were given to
railroad corporations. The Canadian Pacific Railrocad was given
$25,000,000 and twenty-five million acres of land, to induce them
to bring settlers to the territory and sustain them after they
arrived. 1 The Canadian Pacific Railroad completed the transcontinent-
al rail line in 1885, and this had a significant effect in opening

up the west.

Research done by Lawrence Officer indicates the following

immigration pattern in Canada's history:

British immigration to Canada remained

low until "'1820, and concentrated in

Upper Canada (Ontario). The largest

wave of immigration in Canadian history
occurred in the decade prior to the

First World War. In the period 1903-

1913, 2.6 million immigrants came to

Canada. Many people were neither

French nor English, but of diverse

European nationalities and settled

in the Canadian West...Compared to the
Canadian population of 5.4 million in 1901...
imigration from Canada (2.6 million, an average
of 237,000 a year) amounted to over half

of the gross flow... Since the end of the
Second World War, say in 1946 - 1967
(period), 2.9 million immigrants came

to Canada... an average of only 113,000

a year.

2. The Conception of Endless Amounts of Land in North America
and the Desire for Private Home Ownership :

Canada, like the United States, can be described as a nation
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of immigrants. A considerable amount of research done both in

the United States, and a small amount done in Canada, suggest that
values and attitudes supporting private ownership of land go hand—
in-hand with the desire for freedom and individuality. The following
evidence documented by three academics had made this claim credit-

able. 1In the words of Hznry Bennett:

The hunger for land, which 1like the
yearning for freedom, is universal,

was one of the strongest motives in the
settlement of North America. The
restlessness of an increasing number of
families without land was one of the
factors that led to the American Revolution.
The colonies had inherited the land laws of
the mother country.

R.W.G. Bryant stated:

In a society based upon independant farmers

and entrepreneurs, and in which wage earners
could hope to save enough to start a business
of their own, the property idea was naturally
part and parcel of the notion of individuality.
It followed also, that in American democracy,
the idea that every man can do as he wishes with
his c¢vn property.

Finally, Frederick Jackson Turner said:

In the repeated beginnings over again of
civilization as settlement moved west, a
social evolution occurred last endowed the
people with new institutions, new traits

and new values particularly adapted to a
new land... There frontier life endowed the
people with particular native characteristics,
courseness and strength, acuteness and
inguisitiveness, an inventive turn of mind,
a restless energy, a strong spirit of self
reliance, a dominant individualism, an
emphasis on materialism and above all the

buoyancy and exhuberance which comes with freedom. >

No detailed comparison between Canadian and American attitudes

towards land is intended here. However, if the historical development
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of the west in both countries is examined, many similarities are
found. Both nations' governments actively pursued policies to
develop the interiors (the West) of their nations. Settlement of

the western regions of the nations’usually went hand-in-hand with

the construction of the railrocad lines. Both nations attracted
settlers by offering generous homesteading priviledges. A

‘tremendous desire and competition for land was evident in both countries.
More importantly in the evaluation of attitudes, however, is the
values favouring freedom and individualism which went along with

the preference for private ownership of land. These values and
attitudes have been prevalent in Canadian culture throughout Canada's

history for over 100 years.

Synonymous with the desire for individual ownership for land
is the desire for the single family dwel ling. Louis Wirth, a
sociologist, 6 has found in his research that home ownership is
an important value. Other values such as physical mobility of
North American society appear to be incompatible with home ownership, -
but the segment of the population, who hold values of being physically
mobile as most important, might not deem home ownership as being
essential. However, at some stage in one's life cycle, private
home ownership (of a single family home) would most likely be desired,

according to Wirth.

3. Housing Policy Within Canada

Today, the single family detached dwelling unit is an obvious
reality. In Canada, large percentages of urban land-especially in
city suburbs are occupied by single family detached homes. The
reason for this, is that governmental housing policy has been
supportive to the individuals preference for private ownership of
the single family detached home. Since the establishment of the
Dominion Housing Act (1935), later the National Housing Act (1944),

and the Central Mortgage and Housing Corporation (1945), the biggest
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thrust of the federal governments housing policy has been to give
supportive funding to the private sector for various apartment and
housing project construction, and provided direct loans to héme
owners. A Central Mortgage and Housing Corporation report stated
that two-thirds of Canadian families need subsidies, and the figure

is increasing.

The federal government in recent years has made suggestions
indicating a definite concern for the housing needs of Canadians to
be met more effertively. In the words of Ron Basford, the former
Minister of State for Urban Affairs, clearly enunciated governmental

concern in this area.

When we talk in a general way about the
subject of housing, we are talking about

an elemental human need - the nead for
shelter, for physical comfort in that
shelter. When we talk about people's

basic needs - the requirements for

survival - society and the government
obviously have an cbligation to assure that
these basic needs of shelter are met.

Good housing at reasonable cost is the
societal right of every citizen of this
country.

As legislators, as administrators, as a
federal government working with provinces
and with the private sector that must be
our objective, our ocbligation, and our goal.

Recent federal government action has been in the direction of
maintaining the long-standing values favouring private home ownership.
Some program amendments made to the National Housing Act in 1973

which have reinforced private home ownership. These were:

Assisted Home Ownership Program (AHOP) -

Helps lower income families become owners

of new or existing housing by providing loans
of 95% lending value plus insurance fee. It
requires a down payment of 5% of lending value
redeemable in the form of cash, labour, capital,
or provincial grant.
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Co-operative Housing Assistance -

forms of assistance to make it possible

for low income families and persons to obtain
housing through co-op associations.

Since the new housing amendments, a number of further amendments
were brought in to assist individuals to become home owners. The
housing minister announced:

- Capital cost allowances (Registered Home Ownership

Savings Plan) which allows the investment of $2000
per year per couple, in income tax deductions, to-

wards the purchase of a new home (for maximum of
10 years or $20,000 per couple).

—~ a $500 grant to first time purchasers of moderately
priced new homes. This has now (1976) been extended
to $1000.

- further amendments to AHOP to direct more private
funds into housing production where the greatest
need (low income housing) exists.

The historical thrust of the central (Federal) Government has

been to maintain individual ownership to housing.

Probably the most vocal opposition to the Federal Government's
housing policy came from the former leader of the national New
Democratic Party, David Lewis.

Prime Minister Trudeau's... housing
proposals are an insult to the intelligence
of the Canadian people... The (N.D.DP.)
Party Program would include six percent
mortgages to lower monthly payments, a two
price system for lumber and other basic
construction commodities, and an end to
land speculation. 11
Lewis's program would be a greater consumer subsidy for individuals

to purchase housing, and also reflects in reinforcing Canadian cultural

values of individual home ownership.

Historical trends and cultural values have been traditionally
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reflected in an attitude favouring private ownership of land and

housing in Canada.

C. Societal Interests and Attitudes Towards Land

1. The Individual Homeowner

It is quite an obvious phenomenon in Canada, that home owners
favour the privately owned single family detached dwelling. Michelson,
a sociologist, attributes this demand for single family detached
housing to its advantages for raising children. He suggests that
children like to make noise either vocally or through strenuous
exercise. When a family shares walls with other families, excessive
noise must be muffled or neighbours will be antagonized, and may
retaliate. Being a good neighbour is usually necessary for continued
residence in a given building. Michelson suggests that a reason
children might best be raised in detached homes is so that children
need not continually be frustrated in what they want to do because
continually frustrating them runs the risk of stunting their mental

health.

. 13 ., .. .
Some recent Canadian research indicated that 5 major factors
could be identified which are why the single family detached home
is favoured by most Canadians. These are space, privacy, invest-

ment, freedom and status. (see Table I).
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TABLE 1

REASONS FOR CANADIAN PREFERENCE FOR SINGLE FAMILY DWELLINGS

Space - in terms of the single family home, greater
space is associated with the freedom of activity
both within the dwelling and outside of it.
Activities of almost all life styles can be
accommodated, including activities of small ,
children who play in close proximity to the house-
hold and can be under supervision.

Privacy - a detached house offers the best opportunity to
achieve privacy, in particular, accoustically,
while the front yard acts as a buffer between the
public street and the private house, the backyard
acts as private zones. Attention to design and
personal landscaping and good quality building
materials enhance the privacy of the single family
detached house.

Investment =~ incentive for investment and/or speculation in
land or in a house is quite prominent. Owner-
ship, if cone lives in their house, generally”
creates a responsibility to protect the invest-
ment which leads to more conscious maintenance,

a sense of permanancy and a concern for community
affairs related to investment.

Freedom - control of one's own environment is an important
issue in housing choice. Whether choosing colors
to paint a house, adding an addition or land-
scaping the yard, these are important elements
perceived by many in controlling their environ-
ment. Leisure patterns can also be more self-
determined if constraints such as neighbours of
an apartment or multiple family structure are
removed.

Status - ownership of a home, as well as, a car is often
an indicator of social status. While in Great
Britain, the social system is the most obvious
indicator of social status, American values
generally favour material goods and ownership of
space as status indicators. Canadian cities are
often considered as a compromise British - American
Society. Emphasis on the front vard is also
considered an important indication of the home
.as a status symbol.

Source: MacNeill, Stevenson, Woodroffe, University of Manitoba,vl975.
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There are a number of reascons, some shown here, which indicate
that a private home-ownership is prefered. Farm Associations have

also expressed considerable concern for land use policy.

2. The Farming Community

The farming community has voiced concerns with such issues as
preservation of productive agricultural land, the sale of farmland
as a source of farmer's retirement income, leasing of farmland

and foreign purchases of Canadian agricultural land.

A major issue facing the Canadian farming community is the issue
of productive farmland near the urban centers where the selling
price of the land is worth more than the crop producing potential
of the land. This inflated value or speculative element of the
land exists because of the possibility that some day land might
be cut-up and developed. There is disagreement among farmers on

this issue.

Two Farm Associations in Ontario, The Ontario Federation of
Agriculture and the Canadian Farmers Federation of Ontario have
taken oposite stands 14 on this issue. The Ontario Federation
of Agriculture has taken the position that a farmer who has been
farming for a number of years and is looking forward to retirement
is not a regular speculator. After living most 6f his life on a
small income, a farmer has the right to sell his land and live
comfortably in retirement. Zoning land for permanent agricultural
use would shatter these dreams by slicing a large speculative
element off his land value. If governments lock the farmers land into
agriculture, they feel government should pay farmers coﬁpensation
for loss of development rights. The Christian Farmers Federation
of Ontario (a much smaller farm group in Ontario) has taken the
opposite position. They say no land owners should be compensated
for loss of development rights because that would simply be a

means of the government bankrolling land speculation. The security
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of food supplies should take priority over other considerations
they claim, and all levels of government in Ontario should move
ahead on a comprehensive program of land use planning with prime

agricultural land permanently zoned for that use.

In Manitoba, the Manitoba Farm Bureau, has taken a stand
similar to the Ontario Federation of Agriculture. They suggest
that necessary steps should be taken to retain good agricultural
land for the production of food, but the need for land zoning
is not urgent except in those areas surrounding larger urban
communities. A person who owns land which has the potential for
another use, but whose land is being zoned or locked into agricult-
ural production should be compensated, they say. They claim that
zoning is unfair in restricting the right of farmers to sell their
land because land with the potential for another use is taxed at
abhigher rate than would be charged for land used solely for

farming.

In Saskatchewan and Manitoba, the governments have begun
schemes whereby the governments buy land from retiring farmers and
lease it back to young farmers who want to start or expand a farm.
In Saskatchewan, the Land Bank Commission's program is specifically -
designed for farmers who can't qualify for existing credit programs
to buy land. Leases are available on a cash-rent basis, and after
five years the leasee has the option to buy the land from the
land bank. In Manitoba, the land leasing program works much the
same way with the Manitoba Agricultural Credit Corporation (MACC),
buying land and leasing it back to farmers. 16 Information
gathered from the Manitoba Farm Bureau -indicates that they favour
the attempts by the government to help young farmers get started
farming and the attempts to maintain the family farm and restrict -
sales to large corporations, but they are very much opposed to

long term leasing of land by governments to the farmer. They state:
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We think it fair to say that most people

in Manitoba favour private ownership of
farm land as being the most desireable
method of assuring their rights to decide
what will be done with their land, including
the disposition of it. In many instances
there is a great deal of personal pride
placed on the owning of farm land... land
lease policies of M.A.C.C. have not been
well communicated and are not well under-
stood by the farm population. The young
farmers' Homestead Act of 1975 has been
introduced into the U. S. Senate...

makes provision for the U. S. government

to purchase farm land and lease it to

young farmers with the provision that they
must purchase their land within seven years
at 75% of the appraised fair market value
at the time of sale, or the purchase price,
whichever is larger... The Manitoba Farm
Bureau would favour a change in the policy
of M.A.C.C.'s land lease program to bring
it in line with the proposed U. S. programn. 17

Foreign investment and ownership of Canadian farmland has met
with mixed reaction from thé farming community. The Manitoba Farm
Bureau has stated:

Some farmers feel that they are having to
compete unfairly with a variety of interests,
ie: 'speculative, 'foreign' in some cases...
Manitoba farmers are not opposed to purchases
of farm land by non-residents or 'foreigners'

who intend within reasonable time to become
resident operators. 18

John Messer, the Saskatchewan Minister of Agriculture has stated
that non-resident ownership represents a danger to farm communities.
The government has passed legislation - The Saskatchewan Farm Ownership
Act which restricts non-resident ownership of land in an attempt

1
to preserve farmland. 9

Although there is not total agreement within the farm sector

in Canada, it appears that farmers prefer to own their own land.
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Compensation for the loss of development rights, most farmers believe,
should be given to them if a program of permanent agricultural zoning
is implemented. Most farmer associations also appear to favour

restrictions placed on sales to foreign interests and non-resident

owners. Academics and politicians have also voiced concern about land.

3. Academics and Politicans

Depending upon how critical society perceives the issue of the
utilization and the ownership of land, and the condition of the
environment, may reflect in different responses to the issue. Douglas
Fullerton, former Chairman of the National Capital Commission in
Ottawa and an economist, 20 has stated that all land ownership
except perhaps individual homeowners and family farms should revert
to the public and be treated aé a resource instead of a commodity.

He cites the following reasons for this:

1. The world population growth, and continuing scarcity of
~land.

2. Land values are linked to the growth of cities, and rise
because society as a whole spends a great deal of money
extending its boundaries (infrastructure). Profits on
land are not a function of any particular merit or
action of the holder.

3. Speculative profits are paid for by the society as a
whole, and these profits can be adjusted by the tax
changes which favour the speculator.

4. Covernment control of land is essential to the develop-
ment of good planning of our cities and our country side.

5. The land business is good business in that accumulation
of land in advance of need will bring down housing cost
(the mere thought of the government as a land holder will
reduce speculative profits).

Fullerton's case is well taken. The public concern in land is
obvious, but public ownership of land would raise several questions.

Would the private owners of land be compensated and how much? What
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amount of private use of land would be permitted? Could a society
with its historical roots tied to private ownership and use of land,
and a strong preference for single family home ownership accept

public control? It seems difficult at this point in time, to imagine
Canadian society accepting public ownership and control of land.

The specific details of such a program, would determine the acceptance,

and consequently the success or failure of such a program.

2 . .
Hans Blumenfeld, ! has pointed out some ideas which reflect upon
another view of how to best perceive and manage our land. He relates
the following data:

1. Canada is the world's most under populated country
in terms of average population density amount per
head of renewable, and non-renewable natural re-
sources, and amount per head of arable land - there
are about 4 acres of land suitable for growing crops
for every Canadian compared to the global average of
one acre per head.

2. For the foreseeable future, Canada's net immigration
will average 1% annually - below world average.
Canada will remain the world's most underpopulated
country.

3. Canada's population is unevenly distributed, nine-
tenths of all Canadians are concentrated on 7% of the
land. This 7% however, equals more than the combined
area of West Germany, the U.K., the Benelux countries,
and Switzerland, which supports a population of about
150 million under comparable soil and climatic conditions.

4. The concern that absorption of agricultural land by the
expansion of our large metropolitan areas may endanger
our food supply is misplaced for 3 reasons:

-~ assuming that in the year 2000, the projected popu-
lation of the Metropolitan areas of Montreal,
Toronto, and Vancouver will be 15 million, who oc-
cupy land at the low density of 10 per acre, this
represents only 2% of all Canadian land suitable
for agriculture. :

- the smaller the community, the greater the
absorbtive capacity of the land. If 15 million
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people would live in 300 communities ({(opposed

to Canada's largest 3 cities) averaging 50,000
population, they would cover much more land with
buildings and pavement. If they lived in villages
of 500 each, they would still cover more.

- all urban land is not a concrete jungle. At
a density of 10 persons per acre, the greater part
consists of public and private open space {much
of which could be used for food production, such as
allotment gardens) .

Blumenfeld does not express the same degree of urgency for the
control of land in Canada, as does Fullerton. The difference in their
viewpoints is quite profound. Fullerton sees land and its use
in global context - and land control and management are the means
with which to provide all of mankind with food, shelter, and energy.
Private speculation and profit, and mismanagement of land are severe
problems necessitating distinctive governmental intervention into
the private market. Blumenfeld sees Canadian land use problems,
and Canadian attitudes towards land as unique from those of other
parts of the world such as Great Britain, India, or Soviet Union.
There is not the need for immediate and drastic changes in the
current land use planning éractises in Canada, according to him.

It appears that most viewpoints of academics and politicans towards
land fall somwhere within the two views expressed by Fullerton and
Blumenfeld. Attitudes on one hand involve very active public
intervention into the land market in the form of public ownership
of land. The other end of the scale (Blumenfeld) appears to
represent more limited intervention into the urban land mafket

through the use of the conventional planning process.
Some academics or politicians are proponents of very active
public intervention into the land market. A number of views will

be discussed along these lines.

A geographer at a conference, R. W. G. Bryant, has suggested that:



it is self evident that a community
should be responsible for its own
growth, but the market is not the
proper mechanism for allocating the
uses of land. Indeed, the further
away land use is taken from the
market, the better.

The view of taking the process of the allocation of land uses
away from the land market has been elaborated wupon by many others.
Renwick, a New Democratic member for Riverdale in the Ontario

Legislature, has stated his party's position on housing policy:

we would engage in a massive acquisition
of land in urban areas for the purpose
to the government servicing these lands
and providing the housing accommodation
on a lease basis, so that while the
buildings themselves may be available
for sale in the market place, the land
itself as serviced by government and
controlled by government by long-texrm
leases would maintain a stability in the
price of land and provide the supply of
serviced lots which would go a long way
to meet the demand which is required.

An economist, R. W. Wright, has suggested another active method
of how governments could intervene into the land market. He suggests
that cities could direct residential development onto sites which

have not been anticipated by the private land market.

I am proposing that cities acquire land

currently beyond the zone where prices have

been inflated in anticipation of development,

and then, through their zoning and infrastructure
policies, direct almost all new development

on to that public land. Such a strategy

would represent a radical departure from

past practises where civil administrations

have tried to accommodate the property

industry rather than outflank it.

Wright believes that local governments must be prepared to

step on the toes of the private sector because if they are not
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constrained, they will cause significant externalities, in this case,
put the price of new housing beyond the reach of the majority of

the population. Wright does admit that such a policy would entail
considerable public expenditure for land, and it would radically

alter the urban form.

An un-named planning delegate of recent conference on Zoning Laws,

and Alternatives in Canada and the U. S. has come up with an interest-

ing analogy and proposition for land policy in Canada.

We have to face up to the issue of

land prices. We seem to have two bad

options at the moment, to allow 'leapfrog
development', and have high servicing costs

or to apply development controls and have

very high land prices. The only way out is

a combination of a speculation tax with public
land assembly programs.

This comment of the delegate appears to reflect concerns of a
planner engaged in practical aspects of planning, and it points out
some of the problems of the current planning procedures. The idea
of using taxation and public land assembly programs in combination

is an interesting means of public intervention.

The Prime Minister of Canada, Pierre Trudeau has made a state-
ment which may be an indication of active intervention into the free

market as well.

The government is going to take a larger

role in running institutions, as we're doing
with our anti-inflation controls, as we'll be
presumeably doing even after the controls are
ended... It means there's going to be not
less authority over our lives, but more...
There's no longer a belief in the absolute
liberal state. It's an interventionist

state which intervenes to make sure that

the strong and powerful don't abuse their
strength and their power in order to take
freedoms away.




If such a stated intention is sincere, government intervention

into the land market could be forthcoming.

A number of academics and politicians have expressed attitudes
supporting more limited intervention into the land market by the

government. A number of views will be discussed in this regard.

Professor, W. T. Perks, a professor at the school of Environmental
Design in Calgary, 27 has stated that local governments and private
interests work together to develop a common approach to land manage-—
ment. Perks suggests that public ownership of land may be an in-
tensification of contest between public bureaucratic power and the
power of the private-property industry. This could be more damaging
than helpful for city development, he says, and more money and
energy could be spent simply expanding cities that are already growing

too fast.

Eugene Whelan, the Federal Minister of Agriculture has suggested
that:
Local government planning and zoning should

extend as far as the reach of the speculator
and should go in advance of speculation.

Whelan suggests more stringent use of traditional planning tech-~

niques such as zoning.

Ed McGill, a Progressive Conservative, Member of the Legislative
Assembly in Manitoba has 29 stressed the need for retainning
agricultural land as a defence against starvation and future world
shortages of agricultural commodities. He suggests that there should
be more preoccupation with the use of land, than with the ownership .
of land. McGill suggests that is was the responsibility of the
present generation to ensure that land is available for agriculture
and recreation for future generation. The challenge, he says, is

to determine the direction which should be taken in the preservation
of Manitoba's arable land.
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Professor S.W. Hamilton, a professor of Land Economics at the
University of British Columbia, 30 has stated that planning authori-
ties already have sufficient powers in the form of zoning and build-
ing codes to ensure good planning. The fact that these powers have
not always been properly used in the past is not a valid reason for
extending the power. The benefits of land banking according to

Hamilton are illusionary.

A number of viewpoints have been discussed by academics and
politicians from across Canada who have been outspoken on the subject
of land. The attitudes of these interests are of considerable sig-
nificance as faf as land is concerned because it is the academic
community which we largely depend upon for new and innovative methods
and technologies in many aspects of our lives. The politicians are
the ones who bring new ideas into practical form, which in the case
of land, are policies and programs for its use and ownership. The

developer and property investors very often voice an opposite view.

4. Developer and Property Investor Interests

A number of viewpoints and attitudes have been expressed by a
number of private interests, particularly the development industry
and property-related businessman. These views will be examined at

this point.

The Canadian Managers Property Association has stated the
'following:

Buy land... They're not making any

more of it... Have you ever known

anyone who regretted owning real

estate?... Most Canadian fortunes31
have been built on Real Estate.

Land has been perceived as a means of earning a lot of income and high

profits. It has been perceived as a speculative commodity by many

private business interests, and has been for many years.
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. Ralph T. Scurfield, the president of Nu-West Development
Corporation, 32 has stated his views on land, particularly
housing development in Canada. He says that in Denver, Colorado
in the United States, a city of over one million people, serviced
lots in a suburban area run between $7,000 and $8,000 per 1ot,
about one—third of the price of a comparable lot in any of the
larger metropolitan areas of Canada. He says the reason for this
is not because standards of servicing, or material costs, or
labour costs, but the attitude and philosophy towards development
which is less rigid and less restrictive. A healthy state of
competition, he states, keeps raw land prices at an acceptable
level. Scurfield makes two suggestions for housing development.

1) We must sit down and designate all the areas
available for development over the next 20
years, ensuring that there is enough land to
meet double the anticipated need. Aall restrictions,

other than minimum safety, engineering and sanitary
requirements should be removed.

2) An appropriate means of financing major road and
trunk service extensions so that the financing
cannot be used as an excuse for inhibiting develop- -
ment (perhaps a general levy borne by the persons
benefitting-instead of frontage foot charge).

These steps, he indicates, would reduce the price of the
average housing between $12;OOO and $i8,000 (reducing monthly
mortgage payments by $120. to $180.) would create a highly com-
petitive land development industry, and greater freedom of choice

for consumers of housing.

Bruce MacLeod, the chairman of the Manitoba Council of the
Housing and Urban Development Association of Canada, 33 has said
that the city of Winnipeg can do more for their housing problems
by providing more serviced land than by public land banking. He
stated that when government is buying land, the prospective

seller expects to get a better price, but this is not often the
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the case because government purchasing agents aren't prepared to
drive hard bargains as are development companies. MacLeod suggests,
that government land banking will artificially lower land prices,
and this will cause developers to seek short-term projects, which
means more expensive raw land. Government land banks, which remain
in an unserviced state, as they do in Winnipeg, just act to restrict
the supply of land, actually hence raise the price. MacLeod points
out the best approach to use is to geat the installation of sewer,
water, drainage, and road facilities primarily for housing produc-
tion so it will act as a catalyst to open up serviced lots. He says
if more land can be serviced more quickly, land speculation would be
curtailed - this would be the best way to lower prices and ensure a

sufficient housing.

R.C. Frazee, 34 Executive Vice-President and General Manager of
the Royal Bank of Canada has expressed a viewpoint, perhaps unique
among many individuals involved with the corporate business world. He
has stated that it is unacceptable for businessmen to regard profits
as their only goal. Frazee gtated that the growth of government into
areas of business concern reflects the wishes of society. He says that
big government exists, because people feel that government institutions
:are most likely to give them what they want and respond to their needs,
than are the private institutions, but governments are realizing that
they alone cannot solve the questions of a rapidly changing society,
Frazee commenﬁed, and since business institutions, more than governments,
substantially shape the lifestyles of people, there must be co-operation

between governments and business to meet the needs of society.

The development industry and related businesses generally appear
to favour a minimum of control and governmental intervention into
their endeavours. They have generally acted to provide the various
services of constructing housing, and at the same time, maximize their

profits.
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Some other groups interested in land within Canada, have also

voiced several views.

5. Other Concerned Associations

A number of associations have expressed concern over the issue

of land. Some of the more visable associations are:

- The Committee for an Independent Canada

- The Canadian Council of Resource and Environment Ministers
~ The Social Science Research Council of Canada

— The Canadian Council on Urban and Regional Research

- The Community Planning Association of Canada

- Habitat

In this section, each of the following organizations and their

activities and concerns involving land will be discussed.

The Committee for An Independent Canada was formed in the mid -
1960's, in the interest of lobbying against the prevalence of foreign
investment and ownership within the Canadian economy (resources,
land, business, etc.). Mel Hurtiqg, former persident of the Committee
for An Independent Canada, has stated "all polls taken across
Canada have consistantly shown that Canadians are opposed to both
further foreign investment and to further foreign ownership of any
kind". 35 Actions of this pressure group have helped to make the
problems of foreign investment and ownefship of Canada more visable
to Canadians, and they may have had some impact upon the more
recent governmental legislation in this area.

The Community Planning Association of Canada (CPAC), 36
has documented several conferences sponsored by associations con-
cerned with land use. In September, 1972, the Canadian Council
of Resource and Environment Ministers organized a conference

called Man and Resources relating to questions of land. This

council is made up of the Federal Government Minister of the

Environment, as well as, ten counterpart ministries in the 10
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Canadian provinces. Delegates at this conference consisted of
-représentatives from government, university, and industry and they
addressed themselves to themes of demand, supply, and planning in
connection with land. Although many issues were discussed, the
priorities to be attached to these issues in terms of specific

policy were not resolved.

In October, 1973, the Social Science Research Council of
Canada, a non-governmental and independent federation of learned
societies in social science, hosted a conference entitled Canadian

Public Land Use in Perspective. The conference, like the preceeding

one, had trouble finding a concensus of a policy direction to be
followed. A number of very detailed papers were presented and dis-
cussed. It was concluded that more information was: needed about

our environment - the physical, biological, and human aspects.

In April, 1974, the Canadian Council on Urban and Regional
Research (CCUR), an interdisciplinary association of academics
involved in various fields of urban and regional research, sponsored

a conference entitled The Management of Land for Urban Development.

This conference focussed on one major land problem, ‘the high cost

of land (and housing) in rapidly growing cities in Canada. Here

the need to manage the level and distribution of growth from both
natural and local levels was seen as the key to managing the demand
and the price of land for urban development. Also, C.C.U.R. decided

to further pursue studies relating to land policy.

Based upon these three preceeding conferences, and the concerns
and research accumulated by others, the Community Planning Association

of Canada sponsored a conference entitled Battle for Land. This

association consists of a wide membership including a number of
elected officials, government employees, academics, private industry

(mostly builders and developers) and a number of interested citizens.
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The conference identified eleven land issués, and discussed a
number of relative policy factors which could be applied to the
issues. Some success was made in clarifying the relationship
between various land issues and specific governmental policies,
however, no definite policy recommendations wéré made on any of

the land issues.

Three other conferences are noteworthy for the discussion of
land. 1In April of 1975, C.P.A.C. and the American Society of
Planning Officials (ASPO - CPAC's counterpart in the United States)

jointly sponsored a conference entitled Sharing Space. This

conference contained many discussion sessions on land issues and
the approaches to solving planning problems in Canada and the
United States. Again, however, no unanimous platform on any land
issue was taken by the delegates. Evident from this conference

was that Canada's legal system and Canadian values towards land are
more conductive to public intervention in the land market and regu-

lation of land uses than they are in the United States.

In November, 1975, a cénference in Toronto entitled Public

Land Ownership was arranged by the Federal Government Secretariat

" for Habitat in preparation for the United Nations Human Settlements

conference held in Vancouver in May, 1976. 37 The conference was

to assume ahead of time that public land ownership was a useful
tool and it concentrated upon the means or types of implementation,
opposed to evaluating the need for, or the objectives of the various:

schemes in the first place. The four themes of the conference were:

1) goals and associated values related to the various forms
of public land ownership.

2) the tools and their implementation at the level of
strategy and tactics. ' '
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3) financial and political evaluations of the alternatives.

4) the social impact evaluation of public land ownership.

Government officials, developers, planners, academics, and some
of the general public from across Canada attended the conference.
The Post-Conference write~up stated:

At this stage, it is difficult to

draw final conclusions from the very
extensive debate which occurred at the
Conference... one point that came

clearly out was that there is little
program evaluation going on which is
concerned with the implementing processes
underway. 38

The United Nations Human'Settlements Conference helped to

familiarize Canadians with world problems and some approaches to
problems in other countries. A number of broad principles in
Appendix II totalling 64 were unanimously agreed upon, and they
are a significant step towards resolving complex world prbblems.
In Canadian context, however, implementing these declarations of
principles of Habitat will fequire considerable governmental (all

levels) co-ordination and committment to bring them into reality.

Many associations have.been concerned with iSsues of land,
especially'during the last few years. Although they have generated
considerable interest and discussion on issues of land, little con-
census has been reached in terms of formulating specific programs

and policies, especially policies which are national in scope.

D. Conclusion

Attitudes towards land in Canada, have been shaped by such
things as values of freedom and individualism associated with pri-

vate ownership of land and housing. Canadian history and culture
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have indicated this. Main interests in Canada have been identified
which have expressed attitudes and viewpoints on land issues.
Certain interests favour greater governmental intervention into the
land market and looking at land more in the context of being a
scarce resource. These interests usually include academics, some
politicans, and several independant associations. The developers
and related businesses favour minimum government intervention

into the land market, and maintaining land as a commodity.

Farmers, and homeowners are caught in the middle of this issue.
Homeowners want to maintain individual ownership of housing for
reasons such as bringing up a family, space, privacy, freedom,
investment, and status. However, prospective purchasers desire

to have housing costs reduced, perhaps through governmental inter-
vention into the market so that housing is more easily affordable.
Farmers likewise, want to see good farmland remain in agricultural
uses which must be achieved through some government intervention
(zoning or incentive téxation,for example) in the market, however,
most farmers are reluctant to support any intervention into the
farmers right, specifically in the case of the retiring farmer,

to sell his lana to the highest bidder for an important sourcé of

his retirement income.

Attitudes are a necessary part of any analysis on land.
While evidence indicates that there is a tremendous need in
Canada to begin to treat land as a resource, many sectors of
society, it has been shown, uphold the attitude of viewing land
as a resource. This contradiction is obvious in Part I. Part
II asks; "Is there a shift?" It looks at lands treatment as a
commodity in chapter 4. In chapters 5 and 6, various govern-
mental intervention in the land market is looked at, and some of

the legislation is examined.
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PART TWO

"IS THERE A SHIFT?"

Day after day, bloecks of land change hands. Sales
are made between individuals. Development corpora-
tions bank large blocks of land for urban development.
Foreign interests, real estate people, farmers, and
others hang onto land and hope for future windfall
profits from the sale of land.

All levels of government have become concerned with

the treatment of land. Decreasing quantities of pro-
ductive farm, large profits from the sale of land, pol-
lution of the environment, foreign investment in Canadian
land, and issues in land use planning are some of the
serious problems becoming recognized by the public sector.
Is there a shift evolving in the way we perceive our land?




CHAPTER 4

Land: A Commodity

in Canadian Context

But if the property industry retains

control of our cities, then obviously

the future of our cities, and the residents

is bleak.. (we must) stop the irresistable
logic of demolition, block-busting, expropriat-
ion, high-rise apartments, erroneous office
towers, expressways, 50 per-cent annual profits
for developers, constantly rising housing cost,
and all the other all too familiar components
of the identical cities owned and operated by
the property industry that are being build
quickly in some places, more slowly in others,
right across Canada.

James Lorimer
University of Toronto

Writer and Publisher
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CHAPTER 4

Land: A Commodity in Canadian Context

A. Introduction

Land, for the most part, is treated as a commodity in Canadian
context, and not a resource. In the urban and urban fringe areas,
land is still very much a commodity. Non-urban land is also still

viewed and treated as a commodity.

With land being treated as a commodity, many problems have
risen. Many of these problems represent imperfections within the
land market. Several major malfunctions and imperfections of the
urban and non-urban land markets will be examined here. Research
on how foreign investment in Canadian land, resources, and industry
contribute to imperfections in the Canadian land market will also

be discussed.

B. Land: A Commodity

Most land in Canada associated with human settlement has been
treated as a commodity. Thé vast amounts of agricultural land in
Canada are mostly owned privately. Also, vast quantities of urban
land are owned privately by various individuals, industrial and

*
business interests.

In a legal sense, land is owned in the "doctorine of estates"”

in Fee Simple Absolute which excepting and conditions which may

* E. G. Pleva, Canadian Public Land Use in Perspective Conference

in Ottawa, 1973, stated that over 90% of the land in Canada is publicly
owned. He pointed out that Crown land, parks and open spaces, public
utility corridors, public facilities, and Crown Corporation land such
as Ontario Housing Corporation (the largest landlord outside the
Communist world) account for large amounts of the public land. He

also states, however, that although a tract is generally 100% privately
owned before it is developed for a subdivision, 25-40% of the area

goes into public ownership in the form of streets, parks and open
spaces, schools and public buildings, as well as, public utility
easements and related dedications. There is an awareness of the extent
of public land in this chapter .
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have been attached can be said to be "the entirety of the powers
of use and disposal allowed by the law". 1 When an individual
gains title to a piece of land, via the Land Registry system of
a particular province, he thus attains rights for the use and

disposal of his property.

Our current institutions in Canada, thus dictate that land is
a commodity which is bought and sold in the market. Land prices
are established through negotiations among many buyers and sellers.
In economic price and allocation theory, demand and supply can be
used to illustrate the internal functioning of the urban land

market. 2

- Quantity
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Inthe graph where demand curve D intersects the supply curve
S, a price OP is established and a quantity OX is supplied. This
market price represents equilibrium at which the amount of urban
fringe land, for example would be willingly supplied and the
equal amount willingly demanded. Theoretically speaking, price
and allocation theory would result in resources automatically
being used in the most efficient way because producers in
attempting to maximize profits, must respond to consumer demand,
as well as, producing any given output at the lowest possible
cost. Consumer satisfaction, would be satisfied because it is

reasonable to assume that each consumer spends his income in such
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a way as to maximize his satisfaction. BAlso, the profit motive
would see to it that the desired goods and services are forthcoming.

In theory, this is how the land market would operate.

The law in Canada, has given the state certain rights effecting
the use and disposal of land. Rights of the state are in the form
of conditions upon which the title may be pending. These include
such powers as zoning bylaws, building easements {(such as utility
rights of way), for example. The powers derived from such legislation
are referred to as negative because they can tell the property

owner vhat he shall not do, but not what he shall do.

The exercising of the individual's power to use and dispose of
land has permitted many of the problems previously discussed in
chapter I to take place. Some of these problems which these individual

rights have helped to induce are:

- loss of productive agricultural land to urban sprawl
because of the right to dispose of individual land
in this case for urban development.

- environmental deterioration has resulted from private
industries emitting wastes into the water and air,
and from mineral extraction practises.

- increasing human populations, settling on unoccupied lands
have been disrupting ecological systems and perhaps
having serious consequences for the future of mankind
and the life-support system.

-~ human settlement onto land which is environmentally
fragile and subject to natural disasters such as floods
and mud slides.

~- private ownership and use of land suitable for recreation
purposes, particularly shoreline property which is often
limited in quantity and is not available or accessible
for use by the general public.

- private ownership of land-related resources of sand and
gravel is common and they arxe generally scarce in
quantity when near urban areas where they are needed
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and often not used in the best interests of the
community.

Governmental policy in treating land as a commodity, with
some conditions placed on its use, may be a cortributing factor
to problems of land. Other factors, such as the land market not
operating as perfectly in the real world as it does in economic

theory has resulted many other land problems which will be

discussed.

C. Imperfections in the Land Market

Research of Larry R. Martin 3 and R. W. Wright, 4 have
identified imperfections in the urban land market within Canada.
The major malfunctions within the land market have been categorized
as privately induced market imperfections, and market imperfections
induced by the public. Further research done by Martin, > also
indicates that foreign investment in Canada has induced imperfect-

ions within the market.

With regards to the urban land market, Martin has outlined
5 privately induced market imperfections. These are speculation in
land, frictions in the land conversion process, monopolistic and
oligopolistic elements among land dealers and land. developers,
the cost of credit, and externalities (see Table 2). Wright
suggests four privately induced market imperfections of concern
in cities, and similarly, he points out that rapid urbanization
results in escalation land prices and hence rising housing costs
(see Table 3). Imperfections in the land market have resulted
in higher costs to the consumer of land and housing, unfair profits
to individual land speculators and otherg within the property

industry - including large development corporation.

. 6
Research of James Lorimer, - and data of the Spurr Report,

clearly illustrates that land is a commodity, and that high housing
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costs and unfair profits result from the distribution of wealth
and power which effects the urban land market and occurs in the

property industry. This research will bes discussed here.

Lorimer's work entails an analysis of the many linkages within
the property industry. Although the businesses, industries, and
professions which make up the urban property industry may seem
obvious to us, Lorimer states, that the industry could infact
be "lumped together into a single catagory, a kind of super-
industry which emphasizes that they all have in common the fact

thay they make money out of accomodating people in the city." 8

In his research, Lorimer has identified many actors within
the property industry: Property Insurance Companies, Property
Investors, Utilities (Gas, Hydro, Phone, etc. ), Mortgage Lenders
( Banks,Insurance Companies, Loan & Trust Companies), Real Estate
Agents, Lawyers, Insurance Agents, Construction Equipment Industry,
Building Materials Industry (cement, steel, lumber, etc.) Con-
struction Companies, Construction Unions, Developers, Architegts,
Engineers, and Surveyors. In examining these various actors with-
in the property industry, and the process of property development
in many areas of Canada, Lorimer found examples where corporations
within the industry were linked via their boards of directors
to other property industry firms, as well as, corporations outside
the industry.

Linked directors sometimes result from
Shareholdings, where for instance a

company which holds a substancial number

of shares of another company arranges to have
one or more if its directors elected to

the board of the Company in which it owns

shares. Linked directorships relate to
business interests.

Via linked directorships in different companies within the property

industry, a few interests in some cities can quite effectively
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control vital decision - making in the industry. Lorimer found
that there is é close relationship between the property industry,
and the different levels of government and their civic policies.
He outlines several reasons for the advantaged position of the

property industry.
These are:

1. Personel - Federally and provincially, it is most often
the case that personel from some segment of the property
industry get elected and become placed into strategic
positions (Federal Minister of Urban Affairs, etc.)
where they can significantly influence the property
industry.

2. Political Parties - The property industry and business -
oriented political parties (Liberals, Conservatives,
Social Credit) are linked - the property industry
people are often very active in the party organizations
in influencing policies and selecting party candidates.

3. Influence - All governments take very seriously the views
and concerns of powerful corporations and families, and
most often there is an almost identical view between
the way the corporate elite see the world and the way
people running the government see it.

4. Money - Money in the form of donations and campaign
contributions is a link that enhances the connections
between the government and the property industry. Both
Liberal and Conservative Party representatives have
admitted receiving large contributions from large cor-
porations for campaign purposes.

5. Careers for Civil Servants - links exist between the civil
service, which develops and implements policies concerning
the property industry, and the property industry. Many
successful and able civil servants, it has been found, due
to their familiarity with the industry and government
regulation, have obtained more lucrative employment with
the property industry.

Due to these factors, the corporate power block within the
property industry is able to have the kinds of policies it would
like to have including housing policy, fiscal and monetary policy,

tax policy, and also local government policies, Lorimer suggests.




81.

His studies of Toronto, Winnipeg, and Vancouver in 1972, reflected
that the majority of city councillors in these cities were in some
way secretly related to the property industry. This arrangement

at city hall is arranged, Lorimer claims, $o that the property
industry gets its way, even at the expense of the public interest
and contrary to the explicit wishesof large numbers of people,

The common interests of the industry, Lorimer includes, are protective
of property values, maximizing of property values, maximizing new
construction, and keeping the property business for the property
industry. In light of these objectives, one might ask how are

the interests of the ordinary citizen and home purchaser taken

into account,if politically, the property industries interests

are always served? Many futile attempts by citizens at city

hall opposing freeways and bridges, or high-rise construction

in various neighbourhoods and communities would attest to the fact

- that the interests of the property industry are not often compatible

with the interests of the oxdinary citisen. 1In Lorimer's words:

But if the property industry retains
control of our cities, then obviously _
the future of our cities, and the residents
is bleak... {(we must) stop the irresist-
able logic of demolition, block-busing,
expropriation, high-rise apartments, erroneous
office towers, expressways, 50 per-cent
annual profits for developers, con-

stantly rising housing costs, and all the
other all too familiar components of the
identifiable cities owned and operated by
the property industry that are being built
quickly in some places, more slowly in
others, right across Canada. 10

Research in the Spurr Report which contains an inventory of
corporate real estate investments and land assemblies on:a Firm-
by - firm basis in every major Canadian city, has also illustra
ted land as a commodity item, and the dominent role played by
corporate segments of the property industry in generating large
profits. Some very revealing material which has been taken from

this report is:
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1. private development corporations are well organized,
diversified, vertically and horizontally integrated,
long term producers who have and can hold a major
share of land markets in metropolitan areas.

2. about 30 percent of the total land development industry
operates in metropoclitan areas, including nearly all of
the large firms. There are probably 120 to 140 of these
large firms active in metropolitan Canada, and while
they comprize 30 percent of metropolitan producers,
they probably account for over three-guarters of
metropolitan lot production.

3. the surveyed firms (from a Development Corporations
Survey by firm, among 24 cities including 17 metropolitan
areas) hold sufficient acreage to provide all of the
respective regions, new residental starts at current levels
and densities for over 5 years, and to provide only low
density starts at current levels for over 10 years...
As the firms hold this land inventory now, they can plan
future operations with a base, in terms of location
and cost which are not subject to as many variable
factors, or risk as their competitors.

AL statistics demonstrate that in 1972-1973, more than
half the cost of house lots in Toronto and Vancouver
were profits according to developers and speculators.

the average tenant in a privately - owned rent row
house pays 72 percent more rent than the average tenant
in a non-profit row house.

(O}

Data of the nature of the Spurr Reporthas' never before been
compiled, and the findings are shocking. There is little
doubt now that high profits are made by land speculators and
the property industy. The ordinary citizen pays for these high

profits by paying inflated prices for a home.

Action by any governments stabilizing - or maintaining a
reasonable cost of land and housing has been slow in coming
into being. Indeed, the high escalating land and housing costs
which we hear about from day - to - day would be enough
evidence to lead one to believe that they have little positive

effect. However, the United Nations Habitat conference held



83.

in Vancouver, Canada in 1976, passed the resolution stating that

an equitable amount of speculative land profit must be returned

to the community. The Habitat resolution was a compromise between
an earlier Canadian stand, and a tougher propoéal calling for
community confiscation of all speculative land profits. The
Canadian delegation supported the compromise resolution when its
earlier, more conservative position was reconsidered aftexr criti-
cism by a Canadian observer group and some newspapers. The Canadian
Minister of Housing, Barney Danson, has stated 12 that he will con=-
vene a meeting with the provinces on land because of the concern
expressed about land at the Habitat conference, and because of

the need for a co-ordinated national effort to halt rising property

prices.

A number of trends occurring in non-urban land and effecﬁing
the farming community are also apparent. Some of these trends are
effecting the structure and ownership of the individual farming
unit, the economic well-being of many farmers and rural areas, and
the regional or provincial éistribution of the population. A
study done by the Manitoba Department of Agriculture 13 has analysed
Manitoba's trends and problems. Some of the trends which were

emerging in Manitoba were:

- increasing land prices
- high rent or mortgage payments

- lack of security of tenure

The study looked at these trends and it assessed them as being
harmful to the farming community of Manitoba. It found a trend
in recent years towards increasing ownership of farmland by
non-residents (denoting the purchase of farmland by a person who
is not a resident of the area in which the land is situated, and

is not assumed to be a farmer).
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At this time (July, 1974), non-residents
held 7.20 percent of the total agricultural
land... in Manitoba... Between January,
1972 and July, 1974, 288,190 acres of
farmland in the province were purchased by
persons and comganies not residing in the
rural region. 4

This 7.0 percent included land in the hands of Winnipeg and Brandon
residents, land companies, and foreign interests - residents of
countries out side of Canada, mainly the United States of America

and West Germany.

There are many drawbacks to non-resident ownership. The rural
economy suffers as a result in that household spending by non-
residents is not done in the region, and the flow of income from
rents or mortgages of non-resident land generally flows out of

the region.

Increasing land prices.and high rent or mortgage payments
and in general, the high costs associated with entering into farm-
ing make it difficult for, in particular potential "resident
farmers" to enter the industry.' The result of this difficulty
may be that non-resident interests, perhaps with better financial
backing, are outbidding the potential resident farmer. The recent
trend of lack of security of tenure and increasing non-resident
ownership of farm land has likely resulted from this situation,

the Manitoba study suggests.

D. Foreign Investment in Canadian Land, Resources, and Industry

The issue of foreigh ownership of land in Canada is a concern
of land policy within Canada. Foreign ownership in Canada is often
examined from several perspectives such as the sale of Canada's
resources, the impact on the national economy of foreign multi-

national corporations, the foreign investment in Canadian urban
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land, and the sale of non-urban agricultural or recreational -

land to foreign interests.

Canada has permitted, and even encouraged foreign investments
in this country since confederation. At this time, the Hudson's
Bay Company, the Canadian Pacific Railway, both which consisted
of primarily British Shareholders, were given control over
millions of acres of Canadian land and the resources contained

therein.

Foreign investment in resource industries such as mining and
pulpwood are substantial in Canada. The extraction of mineral
resources by these foreign-owned, private corporations is possible
even though almost all the resources are located on crown land.
Most crown land has long term rights granted to private interests
usually in the form of 99 year leases. Most private corporations

are from foreign countries:

Foreign direct investment in Canada

at the beginning of 1972 amounted to

29.9 billion dollars, an increase of

1.54 billion dollars or 5.9% during

1971. Just under 40% of this investment
was in two sectors, in oil and gas and in
mining and smelting. Some 80.2% of all
foreign direct investment Canada

comes from the United States, 2.8% from the
United Kingdom, and between 1% and 2% each
from the Netherlands, France, and Switzerland.
Of the 1.54 billion dollars invested in
Canada by outsiders in 1971, almost 1
billion dollars came from the U. S....
two-thirds of our mineral industries which
last year (1974) had production valued at
11.6 billion dollars is controlled by
foreign corporations.

To foreign investors, Canada represents a stable climate
for investments. The stable government, and the established
political and legal system, and until the 1970's, the very few

restrictions placed upon foreign investors have helped to attract
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this flow of foreign capital. The richness of Canada's Resource
Base also has had a lot to do with foreign money entering Canada.
The Gray Report, 16 a special report commissioned by the Federal
Government on the subject of foreign investment in Canada, out-
lined that all provinces tend to attach a high priority to
rapid economic development, particularly provinces with large
amounts of mineral, forest and energy resources which continue
in the belief that they must seek foreign investors to develop
there resources. The Gray Report pointed out other factors of
national importance.
1. Foreign investment in resources tends to be

accompanied by less and less productive activity

in Canada as one proceeds from the extraction

stage through to the milling, smelting, refining,

fabricating, and manufacturing stages, with more
and more of these latter processes undertaken abroad.

2. The average size of mining industry firms controlled
by non-residents is over five times larger than firms
controlled by Canadians. By virtue of the vertical
integration of Multi-national corporations can result
in independent Canadian mines closing because of no
markets available. Foreign investment, can thus reduce
competition in Canada - and do so without adding benefits
to the Canadian economy.
The ultimate conclusinn made by the Gray Report is that government
policies should be altered to improve the benefit - to - cost

ratio from foreign direct investment for Canadians.

Other major concerns are evident from the exploitation of
Canada's resources especially the non-renewable resources. First
of all, the supply of our resources (energy, minerals, forest land)
pending significant discovery of new supplied are limited, and
in the case of the non-renewable resources such as petroleum,
they are fixed, and there is national interest of ensuring

sufficient rescurces for future generations of Canadians.

With increasing use being made of public lands for exploration
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purposes, the likelihood of land use problems becomes greater. Open
pit mines may result in conflicts with recreational, wildlife,
fisheries, agricultural, and urban land uses. Environmental problems
resulting from pollutants emitted into air, water, and land, result
in destruction. Noise and traffic problems also reduce environ-
mental quality. The legal aspects of changing the existing long-
term lease structures with corporate resource extracting interests

are shown in Appendix III.

Foreign investment in non-urban land, generally recreation
land or agriculture land may have the impact of inflating normal
market costs of land, and results in it contributing imperfections
to the land market. Canadians are often outbid for choice recreat-
ion land when foreigners péy higher than normal market (often
inflated) prices. Large amounts of shoreline in the Maritimes are
currently owned (privately) by foreign people. The lack of controls
over foreign purchase has resulted in reduced public access to
shoreland and beaches. Some land, thus, becomes unavailable for

the use of Canadians.

Foreign investors which purchase Canadian farmland, generally
are able to do so because they are able to outbid domestic farmers.
With greater funds which they usually have, they pay, in many cases
exorbitant prices often far in excess of normal market prices for
land often of mediocre productivity. The result of this is selling
prices, assessment, and taxes are increased on neighbouring and
nearby farmland. Clearly, foreign owners contribute imperfections
to the non-urban land market as well. Foreign ownership of farm-
land has been in evidence in Ontario and the prairies. . In Manitoba,
West German investors in particular, have purchased substantial
parcels of farmland in Manitoba mostly in the Red River Valley
south of Winnipeg. These purchases amount to 40,000 acres, or

17

about 0.3% of the 12.6 million cultivated acres in the province.

According to a recent study of farm land prices:
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Farmland prices have risen at phenomenal
rates. On the prairies, the increases

vary substancially from region to region.

In some areas, Manitoba's Red River Valley
for example, land that fetched only $100 -
$150 an acre in the early 1970's, now trades
regularly in the $300 - $400 range... In
some regions, foreign buyers contribute to
the pressure on land values.

It is becoming evident that foreign investment in Canadian
non-urban land is creating some problems, and contributing to
imperfections in the land market, and that if some of the current-
patterns continue to occur, the future problems may be of a much

more serious magnitude.

Larry Martin, as previously shown (see Table 3-c) has
illustrated that foreign investors in Canadian urban land contribute
to imperfections in the land market in excess of imperfections
created by private Canadian investors. Foreign investors contribute
to the following imperfectiqhs: speculation in land, Monopolistic

practices, the cost of credit, and perhaps externalities.

Lorimer, and the Spurr Report both found that there is a large
amount of foreign investment and ownership of the development cor-
porations or Canadian urban land in nearly all the'metropolitan
areas of Canada. The disturbing fact of high housing costs, and
profiteetring by large corporations or by individual speculators may be
in part a reflection of the problems and imperfections contributed
by foreign ownership and investment in the property industry and’
land in Canada. Foreign investment and ownership of Canadian urban

land, in particular, foreign treatment of Canadian land as a

commodity, should be a serious concern to Canadians.

E. Conclusion

Urban and non-urban land in Canada has traditionally been

viewed as a commodity, and in most cases, it still is today.
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The exception is Crown land, or land owned by, and under the
control of government. Land is not viewed as an economic cdmmodity
in the purest sense because special conditions can effect the

use of land, such as zoning, bylaws, building codes, and easéments.
The sale of land from individual to individual or from individual
to corporation, however, is not generally restricted. A number

of problems and imperfections within the land market presently
exist. The consumer of new housing is burdened with escalating
land and housing costs. Individuals and real estate companies
often inflate the value of land by their speculative activities.
The Property Industry with its corporate structure have reduced
competitioh in this sector of the economy, and the risk of in-
vestment loses:' have been minimized with high profits almost

assured.

In the non-urban areas, increasing non-resident ownership
of farmland has created problems for the rural areas and the
farming community. The financial difficulties of potential
"resident farmers" in entering the industry, such as high rent
or mortgage payments, increasing land prices, and the high
cost of farm machinery and farm supplies is a big problem
confronting the farm sector. The security of a farmland
tenure (a farmer owning opposed to renting his farmland and

equipment) may be in jeopardy.

The issue of foreign investment and ownership of Canadian
resources, manufacturing, real estate, and land also looms as
- a contentious issue. Foreign interests contribute additional
problems and imperfections to the urban land market. By monopol-
izing (oligopolizing) resource extraction and manufacturing
in Canada, this has created a problem. The urban land market
is affected by the corporate structure of the property industry -
many corporations which contain heavy amounts of foreign invest-

ments; or are foreign owned profits as a result, often leave the
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country. The urban, and non-urban land markets alike, both are

subject to foreign bidding, and this inflates the value of the land

for Canadians.

Treating land as a commodity in Canada has caused many problems
for Canadians. The next chapter will look at the municipal, proviné-

ial, and federal roles in the land management.
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CHAPTER 5

Roles of Different Levels of Government

Effecting Land Use and Disposal in Canada

Not long ago, private land owners could

do whatever they saw fit with their land

so long as there lands were not affected

by zoning. Public lands could be bought

or leased by anyone. Now, however, public

and private land managers are asked to

justify their decisions publicly; public lands
~arze seldom sold and disposition to non-citizens
and non-residents is prohibited in many
jurisdictions.

Andrew Grenier, Urban Policy Analyst

Federal Minister of Urban Affairs
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CHAPTER 5

Roles of Different Levels of Government Effecting Land Use

Land Ownership, and Disposal of Land in Canada

A. Introduction

There are three obvious features of land which should be looked
at, particularly from the perspective of government when the subject
of land as a commodity, or land as a resource are examined. These
are the use of land, the ownership of land, and the disposal, or the
sale of land. The use of land refers to how land is used - parks,
agricultural land, commercial uses, residential uses, or industrial
uses, for example. . It may seem logical that the many uses such as
forest and timber areas, wildlife habitat and breeding areas, mineral
deposits, suitable parkland acres, and good farmland should be pro-
tected in their use. Also, incompatible uses in urban areas, such as
industrial areas and residential acres, for example, should be

separated from each. These are some concerns of the use of land.

The ownership of land refers to the ownership of the title of
a piece of land under a land registry system in a province. *
Of concern in the title may be whether the title is individually
owned, corporately owned, or publicly owned, and whether the title
is owned by a Canadian citizen or a Canadian-based firm,‘opposed to
being owned by a foreign individual or a firm or corporation which
is not considered to be Canadian (This distinction is often deter-

mined by whether or not 50% of the shareholders or directors are

Canadian citizens).

*In some provinces, such as Manitoba, for example, the title of land
is filed in a building called the Land Titles Office, according to
stipulations of the Real Property Act and the Land Registry Act.
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The disposal or the sale of land refers to transactions involving
land which is sold, such as from individual to individual, from the
individuals to firms or corporations, from firms and corporations to
individuals, from government departments or agencies to individuals
or firms or corporations, and from individuals or firms or corporat-
ions to government departments or agencies. Concern with the disposal
of land may focus upon the price of land. If, for example, land
speculation is inflating land costs and inflating the cost of land
thus contributing to imperfections of the land market, this will
ultimately result in higher housing cost being passed on to the
prospective purchaser of housing. The sale of land td or by foreign
interests may also be a concern in that they may be bbtaining
profits from Canadian land or resources and not significantly bene-

fiting Canadians with their investments.

In Canada, three levels of government exist: Federal, Provincial,
and Municipal or Local governments. These levels of government all
deal in some way with the certain aspects of land. All governments
are involved with the administration of their geographical territories,
and with functions relative to their areas of responsibility. Such
activities usually include planning and land use control, housing
policy, agricultural policy, transportation policy, parks and
recreation policy, public utilities, solid waste and sewage disposal,
pollution control and public land management. These obviously influence
the use, ownership, and disposal of land. Many other policy decisions
made by the three levels of government in a less obvious way also
significantly influence the use, ownership, and disposal of land.

Such activities of governments include financial and taxation measures,
regional economic expansion and rural stabilization policy, northern
development policy,immigration policy, industrial policy,and urban

affairs related policy.

In this chapter,will contain an analysis of the role of the three
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levels of government relating to the use, ownership, and disposal

of land.

B. Federal Government Role

The federal government, as well as, the provincial government,
were given specifically defined responsibilities in the B.N.A. Act.
Many of the responsibilities relate to land - its use, ownership,
and sale (disposal). The federal government role is outlined

below:

In article 91 of the B.N.A. Act, the Federal Government 's
responsibilities were spelled .out.

BNA Act (Article 91) Responsibilities

— The Public Debt. and Property

'Regulation of Trade and Commerce

- Unemployment Insurance

- The raising of money by any mode or system of taxation
- The borrowing of money on the public credit

- Postal Service ‘

— The Census and Statistics

- Militia, Military, and Naval Service, and Defence

— The fixing of and providing for the Salaries and Allowances
of civil and other Officers of the Government of Canada

— Beacons, Buoys, Lighthouses, and Sable Island
- Navigation and Shipping

- Quarantine and the Establishment and Maintenance of Marine
Hospitals

— Sea Coast and Inland Fisheries

- Ferries between a province and any British or Foreign Country
or between two provinces

— Currency or coinage

- Banking, Incorporation of Banks, and the Issue of Paper
Money
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- Savings Banks

- Weights and Measures

- Bills of Exchange and Promissory Notes
- Interest

- Legal Tender

-~ Bankrupcy and Insolvency

- Patents of Invention and Discovery

- Copyrights

- Indians and Lands Reserved for the Indians
- Naturalization and Aliens

- Marriage and Divorce

— The Criminal Law, except the Constitution of Corst of Criminal
Jurisdiction, but Including the Procedure in Criminal Matters.

- The Establishment, Maintenance, and Management of Penitentiaries.

Source: Harvey Cameron, Introduction to Law and Local Government,
Lecture Notes, April, 1975.

Out of these complex responsibilities delegated to the newly created
Government of Canada by the British Parliament in 1867, a number of
portfolios (Ministries) were formed. Today, although the names and
organizational structure of Government have changed somewhat from time-
to-time, it still basically addresses itself to the same set of respon-
sibilities granted in 1867, as well as, some newer ones such as the
maintenance of airports within Ministry of Transportation not taken

into account in the early charter.

Federal Ministries: 1976

- Finance - Indian Affairs & Northexrn
Development

- Treasury Board ‘ - Industry, Trade and Commerce

- Solicitor-General - Public Works

- National Defence - Supply & Services

- National Revenue - Transport

~ Energy, Mines & Resources . - Science & Technology

- External Affairs - Agriculture

- State ' - Veteran's Affairs
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- National Health & Welfare - Regional Economic Expansion
- Environment - Communications

- Consumer & Corporate Affairs ~ Urban Affairs (CMHC)

= Manpower & Immigration - Postmaster General

- Fitness & Sports - Small Business

Source: Harvey Cameron, Introduction to Law & Local Government,
Lecture Notes, April, 1975.

The Ministry of Urban Affairs has had a tremendous influence
upon land - its use, disposal, and ownership. Central Mortgage and
Housing Corporation (CMHC) was formed in 1945, and since that time,
it has given mortgage loans to encourage individual ownership of
homes. This has had the impact of making housing ownership af-
fordable to a larger segment of the middle class, and helping to
induce the spread-out pattern of suburbs surrounding larger Canadian
cities. The CMHC policies have also indirectly influenced the
quality of subdivisions. Federal policy guides for lending and for
mortgage insurance purposes, are based upon federally prepared
standards, and are very oftén higher than local standards.

Federal standards, often, result in the upgrading of local sténdards,
ultimately resulting in increased cost to the home buyers. Although -
the local government authorities generally have the power to impose
obligations upon a developer (roads, servicing, parks, etc.) via
subdivision control bylaws, the CMHC policies can significantly

alter this two-way relationship between developers and local

authorities.

New programs administered within the Ministry of Urban Affairs
under CMIC in 1973, also significantly influence the use, disposal
and ownership of land. Three of these programs, in particular,

will have an important effect.
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Some National Housing Act Programs: 1973

Land Assembly Assistance - To increase the supply of reasonably
priced building lots and to enable local government to participate
more effectively in planning their growth, federal funds aid in
the acquisition and servicing of land for housing and for any
purpose incidental to it.

New Communities - This program provides assistance to a province
or its agency for the development of new communities. Assistance
may take the form of loans with certain forgiveness provisions
relating to the cost of lands, including lands for transportation
corridors, open space in or around communities, the planning of
the communities and the design and installation of services.
Accommodating urban growth, other than by urban sprawl (via
development of regional growth centers) is the- objective of

the program.

Loans for Sewage Treatment Projects - To combat the growing menace
of water and soil pollution, low-interest loans are made to
municipalities and provinces to build sewage treatment plants and
truck lines. A loan may cover two-thirds of the cost, for a

term of up to 50 years. Future growth can be predicted to

occur on land in proximity to a sewage treatment plant.

Neighbourhood Improvement Program - Offers a broad change of
federal contributions and loans through C.M.H.C. to assist
neighbourhood residents in the improvement of living conditions
in seriously deteriorated neighbourhoods.

Although the new amendments to the National Housing Act in 1973
have been in effect for three years, the programs,tparticularly the
Land Assembly and New Communities program can have a tremendous in-
fluence wupon land development, but the impact of the program should

be assessed over the long term.

Federal, and Provincial income taxation can also have a consider-
able influence upon land policy. The new Income Tax imposed beginning
January 1, 1972, has meant that all gains and losses on the sale or
disposal of most property must be taken into account when computing
the income of all taxpayers, including corporations. Taxable

property included:
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- Real estate other than principal residence,
such as cottages, land, and rented property.

- Works of art, jewellery, rare folios, manuscripts
or books, stamps or coins worth more than $1000.00

—~ Other personal property worth more than $1000.00 and
likely to increase in value.

- Investments, including shares and securities.
- Business property.

- Partnership Interests.

The Federal Capital Gains Tax, however, has not had a significantly
influence on land policy within Canada. The tax is generally low
(primary residences are excluded) and holding costs of land can be
written off by corporate bodies. However, the writing off of
holding costs has enabled and encouraged the hoarding of land avail-
able to private corporations inbnumerous privately owned land banks
around many urban areas. Also, various methods of accounting, such
as tax deferral (see Appendix V-D) are permitted, have allowed

have help the corporate interests achieve large land bhanks

The Federal Ministry of the Environment has recently esfablished
a Lands Directorate, and they have embarkecd uypon a program of identify-
ing areas of critical lands in Canada from a national perspective.
Such lands include wildlife preserves and breeding-areas, shore-
lines, national parks, farmland airports, and lands potentially
suitable for national parks. Such an inventory is necessary for

important future decision-making.

On the question of foreign ownership of Canadian land, resources,
and business, some Federal Government action has been taken in this
regard. In April, 1974, the Foreign Investment Review Act was pro-
claimed, and has "prevented some sales of real estate or resources
wherein it was held that the sale to a foreign interest held no sign-

ificant benefits for Canada". 4 The current federal government
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direction in resources and manufacturing is a sector approach of
protecting vital Canadian industries (banking, communications,
etc.) and screening proposed takeovers to insure they are of sing-
ificant benefit‘to Canada. A foreign Investment Review Agency has

been formed to do this task of screening.

Many other federal minisfries and the policies and decisions
which they make have an impact upon land use, ownership and disposal
of land. The Ministry of Transport and its decidions on trasn-
portation have had an effect and will continue to effect the access-
ibility of areas of land related to the transportation network.
Airport and railroad policies, Crown Corporation (Air Canada and
CNR) administrative decisions, railway relocation subsidies,
commuter rail subsidies, and highway construction subsidies will
influence development patterns. Policies of decentralizing urban
growth via the Ministry of Regional Economic Expansion may also

shift land values and land uses to unsuspecting areas. The Ministry

of Energy , Mines, and Resources has an obvious relationship to

how land can be used and resources managed. The Ministry of
Agriculture can significantly influence the viability of farming
operations and the distribution of population in rural areas,
Immigration policies of the Ministry of Manpower and Immigration

will to a large extent determine the rate of growth of the nation,v
and will inevitably effect the demand and price of land and

the level of energy and resource consumption within Canada. One
could, no doubt, tie in the policies, and decisions of other
ministries and find that they have some impact upon the use, disposal,

and ownership of land.

This section has pointed out some of the more obvious govern-
mental relationships to important concerns of land. These included
- housing policy, some aspects of taxation policy, environmental

policy, foreign investment policy within Canada, trans-
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portation policy, and some others have been discussed in this section.

The roles provincial governments, which will be discussed

next, are also very important in dealing with these aspects of land.

C. The Provincial Role

provincial governments like federal governments were granted
specific iesponsibilities in the B.N.A. Act of 1867. Through their

designated powers, they play a very significant role in land policy.

BNA Act (Article 92) Responsibilities

- The Amendment from Time to Time, notwithstanding anything
in this Act, of the Constitution of the Province, except
as regards the Office at Lieutenant Governor.

— Direct Taxation within the Province in order to facilitate
the raising of a Revenue for Provincial Purposes.

~ The borrowing of Money on the sole credit of the Province.

- The Establishment and Tenure of Provincial Offices and the
Appointment and Payment of Provincial Officers.

-~ The Management and Sale of the Public Lands belonging to the
Province and of the Timber and Wood thereon.

— The Establishment, Maintenance, and Management of Public
and Reformatory Prisons in and for the Province.

- The Establishment, Maintenance, and Management of Hospitals,
Asylums, Charities, and Eleemosynary Institutions in and for
the Province, other than Marine Hospitals.

- Municipal Institutions in the Province.
— Shop, Saloon, Tavern, Auctioneer, and other Licences in
order to facilitate the raising of a Revenue for Provincial,

Local, or Municipal Purposes.

~Local Works and Undertakings other than such as are of the
following Classes:
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process,and have been based upon the product of the planning process,
the master plan (also often called the development plan, official
plén, comprehensive plan). This plan generally includes maps
designating present and future land uses, community facilities,
circulation (transportation) components. The plan, zoning, and
subdivision control in the traditional process have stipulated

such things as land uses permitted by law, layout patterns, public
improvements to be provided in new subdivisions, minimum lot sizes,

and maximum population densities.

Zoning is the tool designed to protect established areas from
unwanted uses. It is negative in nature, in that it can prevent
undesireable development from occuring by specifying what can
and cannot occur. For example, R-1 zoning can mean single family
housing uses must occur on the lots of the zoned area, and that no
other use will be permitted in the zone. Today, modern zoning bylaws
are usually comprehensive documents. The planning district is
divided into areas, with the permitted uses for these areas designated
on.a map. 2Zoning bylaws also specify for each zone, standards for

yvarcds, height, bulk, coverage, etc.

Since much of urban land is privately owned it creates a
difficulty for zoning. Zoning shifts values from the area where
an activity is not permitted to the area where an activity is per-
mitted. In the implementation of this tool, there must be awareness
of this floating of value, and the impact of the loss or gain in
value zoning will have upon land values - particularly privately -

owned land.

In order to provide an orderly pattern of development, Sub-
division Control, a regulatory tool was established. Its purpose

is regulate the size of building lots, road widths and patterns, the
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of land. 1In Manitoba, research done by the Community Planning
Association of Canada has identified 46 Provincial Acts, which
are administrated through provincial departments and agencies,
thch influence land use in the province (see Appendix 1IV).

It is evident that a vast number of government policies influence

land use at the provincial level.

Probably topping the list of important provincial acts effect-
ing land use, are the Planning Acts which exist in all provinces.
These Acts either give planning authority to local authorities,
or they set the guidelines by which provincial planning authorities
can provide planning assistance to the local areas. According
to traditional planning theory, a planning process is to take place
which will follow a logical and supposedly orderly pattern. The
very basic framework in planning would entail at least the following
four steps:

1. Determination of desired community (or regions)

goals and objectives for the future growth and
development.

2. Background inventory of community {or regions)
charactoristics, trends, problems, and opportunities.

3. Development of policies and plans.

4. Implementation of policies or plans through govern-
ments and legislation.

It is evident that provincial legislation in the form of a

Planning Act can substancially influence land uses. The Planning
Act designates certain powers to governments whicn can be used in
the implementation of plans. These powers include zoning, sub-
division control and more recently, development control which

the key land use controls used in permitting or restricting the
use of land in specific ways. Zoning and Subdivision Control

represent the implementation stage of the traditional planning
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(a) Lines of Steam or other Ships, Railways, Canals,
Telegraphs, and other Works and Undertakings connecting
the Province with any other or others of the Provinces
or extending beyond the Limits of the Province;

(b) Lines of Steam Ships between the Province and any British
or Foreign Country;

(c) Such Works as although wholly situate within the Province,
are before or after their Execution declared by the Parlia-
ment of Canada to be for the general Advantage of Canada
or for the Advantage of Two or more of the Provinces.

— The Incorporation of Companies with Provincial Objects.
- The Solemnization of Marriage in the Province.
- Property and Civil Rights in the Province.

- The Administration of Justice in the Province, including the
Constitution, Maintenance, and Organization of Provincial
Courts, both of Civil and of Criminal Jurisdiction, axd
including Procedure in Civil Matters in those Courts.

- The Imposition of Punishment by Fine, Penalty, or Imprisonment
for enforcing any law of the Province made in relation to
any Matter coming within any of the Classes of Subjects
enumerated in this Section.

- Generally all Matters of a merely local or private Nature
in the Province.

Source: Harvey, C., Introduction to Law and Local Government,
Lecture notes, April, 1975.

Provincial Governments, through Subsection 5‘(Management and Sale
+0f Public Lands Belonging to the Province) and Subsecticon 8 (Municipal
Institutions in the Province) have the authority to exert the

major influences upon land policy and regulation of land uses.

Major land policy tools include planning and the implementation

of plans by bylaws such as zoning, subdivision regulations, and
development control. Other policies, such as taxation, agricultural{
transportation, environmental, industrial, and northern develop-

ment policies to name some of the more visible and obvious

provincial policies which are administreed through the relevant
provincial departments and agencies, also have an impac¢t on the

use of the land, as well as, the ownership and the disposal of
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allocation of land for public purposes, and in general, the division
and sale of land. As well as, attempting to ensure property

serviced and adequate building sites, subdivision control has attempt-
ed to control the tax burden on local authorities for servicing

new development. Although‘most subdivision confrol bylaws are
prepared and approved locally, provincial approval is also usually

‘necessary prior to it coming into effect.

Through subdivision control bylaws,local authorities have the
power to impose obligations on a subdivider. Such added provisions
as the provision of land for roads, parks, public facilities such
as schools which service the subdivision, and the extraction of
payment for capital improvements for the subdivision itself, and
in many cases for increased population can be obtained from the

developer or subdivider.

Traditional planning with its emphasis upon zoning and subdivis-
ion control has come under attack by many people. Zoning has been
described as "a dull, ineffgctive instrument" and a "discriminatory
tool"- 6 and"grossly inadequate when measured against the often
radically different development patterns which modern metropolitan

plans propose".

Problems encountered with the traditional planning process,
particularly the inflexible (blunt) nature of zoning and the
difficulties in its administration have resulted in implementing
plans through the use of a development control system in some
provinces. For Alberta, Nova Scotia, and Manitoba, development
control systems have been enabled through the legislation.

The Development Control system is much different from zoning
in that each development proposal is evaluated on its merit and in re-

lation to a plan if one exists. In zoning, if the zoning bylaw permits,
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development may be permitted , but in development control, one is'
not automatically allowed to build. Land use is regulated on

a permit basis for each proposed use of land. The city of London,
Ontario,has had a system of development control since 1955.
Development Control, however, is a relatively new technique, and
present systems have come about basedupon the original British

system of Development Control in 1947.

Related to the concept of zoning, greenbelts are evident
surrounding some cities in Canada. Greenbelts are generally
enabled by provincial governmeht legislation. They consist of a
defined area around the fringe of a metropolitan center which

- generally forbids any land uses except for agriculture or parks
and recreation uses. The belt may either be publically owned as
a land-bank or as is more Cdmmonly the case, it may be frozen
(zoned) permanently for low density uses of the land, generally
agriculture, parks, and recreation uses. Greenbelts attempt to:

~ preserve parks, recreation, market gardening,
and farming around the city.

- control the outward expansion of urban land.

- contribute to an aesthetically pleasing, and a more
liveable environment.

The greenbelt idea has emerged largely as a result of Ebenezer
Howard's utopian garden city ideas early in the 1900's. 9 Some
experiments in England included greenbelts surrounding new tovms
of Letchworth and Wetwyn Garden in 1920 and Stevenage in 1945,
Some Canadian cities have adopted some of the principles of
greenbelts. As shown in Map 1, the Additional Zone surrounding
Winnipeg is an area zoned for low density uses for agricultural,
parkland, and recreational uses. It is legally recognized under

the city of Winnipeg Act (a provincial statute). 1In Canada,



-1o08.
MAP 1

WINNIPEG: ADDITIONAL ZONE GREENBELT

CITY OF WINNIPEG ACT: PART XX

Greater Winnipeg‘Development Plan

570. The Metropolitan Development Plan established by By—léw 1117
enacted by the Metropolitan Corporation of Greater Winnipeg and
approved pursuant to Part IV of the Metropolitan Winnipeg Act, shall
be deemed to be the approved Greater Winnipeg Development Plan for
the city and additional zone, until it is amended, altered, or re-
pealed or replaced pursuant to this part.

What Development Plan Shall Indicate

571. The Council's general proposals contained in the Greater Winnipeg
Development Plan shall indicate with respect to any area in the city, and
the additional zone, the action areas which the council has selected for
the comprehensive treatment for such areas and the period within which
the action area plan will be prepared.

Total Area - 659.46 sg. miles // =~
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Source: Metropolitan Corporation of Greater Winnipeg, Metropolitan
Development Plan, 1968.
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Greenbelts generally are implemented through zoning bylaws

usually via provincial statutes. The National Capital Commission
in Ottawa, however, has made a considerable effort to gain public
ownership of the greenbelt around Ottawa - thié has encompassed a

considerable amount of federal assistance.

Provincial governments have been active in the management
of land designated for specific purposes within the nrovince.
Provincial parks, for example, are used exclusively for park and
recreation purposes, while National parks, are managed by the
Federal Government, and generally forbid most active recreation
activity. Much of provincial Crown Land is a forest reserve or
a wildlife preserve, and the land here can only be leased, with
activities such as timber cutting and hunting respectively for-

bidden on these lands. All provinces manage these types of land.

In British Columbia, in 1973, an Agricultural Land Reserve
system has developed whereby the province has prevented all good
agricultural land in the province from being used for any other
use (except agriculturé). A four person Land Commission has been
set up to administer these Land Reserves. The objective is to
reserve land of a high capability for agriculture in perpetuity
for the future generations of British Columbians. 10 The system
Yepresents a much more active role in provincial land use manage-
ment within Canadian context. It will be reviewed in more detail

in the next chapter.

Land banking is generally an attempt by public authorities
to gain control ovef the ownership, disposal and development of
scarce urban land. Land banking programs are usually created for
the purpose of reducing land costs around the perimeter of cities,
and for having land available for future anticipated urban develop-

' s 11 s
ment, particularly housing. Many claim that land prices can
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be substancially reduced below market prices if the public, through

a province or a municipality is the major developer.

Many problems, however, can result from land banking programs.
The cost involved in purchasing such land is very high. If the
public land bank is left in an undevelpped state, it reduces the
available supply of land and inflates the cost on the remaining land.
Land banking must be looked upon as an attempt at reducing the
cost of land in the long run. Land banking programs have been
instituted in several cities in Canada. The Ontario Housing
Corporation has been referred to as the largest public land owner
in the non-communist world. Near Winnipeg, the Province of Manitoba
obtained 3200 acres of land in a land bank in 1975. 12 Provincial
and Municipal land banking and land assembly programs have been
given new impetus largely as a result of the amendments to the
Federal National Housing Act in 1973. Land Banking can also be
an important thrust for land use control. Such policies seem to
reflect a greater sensitivity by governments towards viewing land

as a resource.

Provincial - Municipal revenue and financing arrangements
and the tax structures can have considerable impact upon land use,
and the disposal of land in many areas in Canada. Over the years
local governments have been dependent upon the.property tax for most
of their revenue. There are many problems with the local govern-
ment dependence upon the property tax. As it is now structured, 13
the property tax does not grow guickly enough, and wealthy
municipalities with large assessment bases can benefit, while less
wealthy areas with lower assessments suffer. Another problem with
the property tax is its regressive nature in that it takes a larger
s..are of income from low and middle income people that it does

from people with higher incomes. The result of local government

dependence upon the property tax has threatened the autonomy of



111.

of‘local authorities. 1In the United States, one might cite the
example of the economic fiasco in New York as part and parcel to
this. Local governments both in Canada and the United States

are now relying more and more upon assistance from other levels of

government for revenue.

There have been some Provincial - Local tax reforms in recent
vears. Manitoba and Ontario have instituted income-related tax
credit programs. Alberta has a tax credit program for renters.

New Brunswick has a. tax credit plan related to assessments.

British Columbia, Saskatchewan, and a number of other provinces

have homeowner grants and/or other special relief measures in
operation. While considerable attention has been paid to providing
tax relief for low and middle calss people andbringing greater
equity to the tax structure, the basic problems of local financing -
particularly the inadequacies of the property tax, both in equity

and revenue terms, are apparent.

There has, as well, been provincial concern over assessment
practices - that of valuing farm property for tax purposes. Some
consideration has been given to "use value" opposed to "market
value", especially as it effects farm property which is in close
proximity to an expanding urban area. In Ontario, the government
has proposed to fully exempt all agricultural land from taxes
by 1978 (see Appendix V-C). In British Columbia, the Assessment
Equalization Act has limited annual assessment increases for res-
idential property to 10% and farm property to 5% in 1973.

The tax burden in B.C. was shifted to other uses to force holders
of vacant urban land to bring land forward for development while
at the same time reduce the conversion of farmland. 14 Another
system has been under consideration in Manitoba. 15 This system
operates on the principal of a dual assessment. Two assessment

values of farmland are taken into account - a tax levied against



112.

the land on the basis of the regular assessment of the land (market
value), and a tax levied against the land if it was levied on the
basis of the special assessment of land (see value). The farm
operator, if continuing to farm, would pay annually the lesser
assessment value, but the difference is usually carried as a lien
against the property. Upon sale of the land (if the title is sold
to someocne who is not a farm operator), it is possible to ensure
limited or no capital gain by obtaining full recovery of the
deferred or rolled-back taxes. It is also possible.to charge
interest on taxes that have been deferred or rolled-back. Manitoba
has not yet adopted.a shceme of this nature. There is concern in
provinces however, over taxation reforms - particularly finding an

equitable Property Tax structure.

The province of Ontario, in 1974, took the initiative to
institute a Land Speculation Tax, or a tax (50%) imposed upon the
sale of unimproved real estate. The act was an attempt to restrict
the profits made from the sale of raw land, and indirectly, reduce
the cost of housing, particularly around the larger urban centers
of Toronto, Ottawa and Hamilton. This is the first time such an
act has been enacted in a province in Canada, and it represents
a new area of provincial taxation influencing the disposal of
land in Ontario. The Land Speculation Tax Act wiil be discussed

in greater detail in the next chapter.

Another area of provincial legislation related to land is the
restriction of the sale of Canadian land to foreignors, or citizens
of a country other than Canada. Action taken by the provinces of
Prince Edward Island and Saskatchewan have been significant in this

regard.

Prince Edward Island has maintained tighter controls over

the purchase of land by non-residents of its Island, than other
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.rovinces have over such purchases of their land. Prompting this
action was the loss of public access to shoreland as a result of
non-resident ownership, replacement of family farms by corporate
farms, and speculative land corporations, many‘controlled by non-
residents. Restrictive legislation has been empowered for many -
years in P.E.I., 16 with legislation in 1939 enacted by an
order-in-council, forbidding aliens from owning more than 200

acres of land without consent of the Lieutenant Governor in Council.
This statute, although in conflict with federal legislation
enabling aliens to own land freely in Canada, was never challenged.
In 1964, the restrictions were extended and the amount of land |
that an alien was permitted to own was reduced to 10 acres of land,
and 330 feet of shore frontage. 1In 1972, the 1964 restrictions

were appliedto all persons not resident in the province. Two

Americans were denied permission to purchase 36 acres of land in
1972. They challenged the decision in the courts on the grounds
that the Act contravened the Canadian Citizenship Act. Both the
Provincial Supreme Court and the Supreme Court of Canada upheld
the legislation on the grounds that it applied to all non-residents
of P.E.I., and did not discriminate against aliens. The Supreme
Court of Canada decision has done away with much of the confusion
about which level of‘government has jurisdiction in the matter

of land ownership. It is somewhat ironical in Constitution law
that in order to restrict foreign ownership, the provinces have

to bar Canadian residents in other provinces as well. Indications
suggest recently that the Federal Government will amend the
Citizenship Act, and will give the provinces powers to enact
restrictions against ownership of alnd by aliens. Details on
other activities in Prince Edward Island by the Provincial Govern-
ment regarding its land problems will be discussed in the next
chapter.

17 has also taken significant

The Province of Saskatchewan
steps in hopes of preserving the family farms (resident farm owner—

ship) and preventing the depopulation of rural areas. One such
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step was the Saskatchewan Férm Ownership Act in 1974. This act
has restricted the amount of land non-residents (persons who live
outside Saskatchewan for more than half of each year) can own.
.Agricultural Corporations or Co-operatives engaged in Agricultire
must be 60% owned and controlled by reéident farmers. Corporations
not qualifying are permitted to hold 160 acres of agricultural
land at a maximum, but if currently holding land, they are
permitted 20 years to dispose of the excess. Farmers who live
within 20 miles of the border of Saskatchewan (Canadian provinces
or the United States) are treated as residents of Saskatchewan
under the Act. Like P.E.I., Saskatchewan has taken legislative
steps to maintain tight control of land by non-residents of the

prevince.

In Ontario,'a Land Transfer Act, 18 was instituted in 1974,
which imposed a 20% tax against the acquisition of any real estate
property by a non-resident person or corporate. A non-resident
person was defined in the Act as "an individual who is not a
resident of Canada, either a Canadian citizen or a person who
has been lawfully admitted to Canada for permanent residence in
Canada". A non-resident corporation was also defined in this
Act, and the definition related to the organization of the
Corporations in Canada in terms of having a substantial per-
centage of Canadian shareholders and Canadian representation on the
Board of Directors of these Corporations. The foreign owners are
also subject to the Land Speculation Tax. Since 1921, the original
Land Transfer Tax had been levied at 0.3% on the first $35,000
and 0.6% on the excess of a real estate property acquired by any
person - this provision now remains in effect for Canadian pur-—
chasers. Foreign investments in real estate property will be
discouraged by this action. Taxation measures are a tool recently
used in Canada, presently in the province of Ontario, in discouraging

foreign land purchases.
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Provincial governments, by the nature of their mandate, have
a substantial influence upon the use of land, and the ownership
and disposal of land in Canada. Regulatory measures, such as
provincial plans, zoning, subdivision control,'development control,
greenbelts, and agricultural land reserves are important thrusts in
the planning and management of land. Land-banking programs are also
becoming a fashionable provincial endeavour in attempting to achieve
lower land and housing costs, recapturing speculative land profits,
and . providing more orderly development and planning. Some
new provincial ~ municipal finahcial arrangements, as well as,
provincial reforms of the property tax structure are being instit-
uted, and are exerting their influence on population distribution
and land use. Negative tax measures are in effect in Ontario
which are aimed at 1land specﬁlators and foreign purchasers of
Canadian land. Regulatory measures restrict the sale of large
parcels of land in Prince Edward Island and large farm acreage in
Saskatchewan to non-residents of these respective provinces. The
provincial role in land use, ownership of land, and the disposal
of land has been expanding éonsiderably in recent years (chapter
4 will look at some provincial land policies in British Columbia,
Alberta, Manitoba, Ontario, and Prince Edward Island, as well as,
the problems encountered in implementing or administering some of
the programs). The next section will look at the local or

Municipal role in the use, ownership, and disposal aspects of land.

D. The Local-Municipal Government Role

The local, or the Municipal Governments represent the lowest
level of government in Canada. Although they are not designated
an explicit role in the B.N.A. Act, they have been granted
certain powers through provincial legislation - *they thus have
no constitutional status and are creatures of the provincial

government.
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Some Local Government Powers

- Finance and Taxation

- Land Planning and Use Control, including Urban
Renewal or Redevelopment

- Recreation

- Road Construction and Maintenance
- Traffic Control

- Police and Fire Protection

- Health and Welfare

- Housing

=~ Education and Libraries

= Public Transit

~- Administration or Justice

-~ Waste Collection and Disposal
- Public Utilities

- Licencing and Inspection

~ Civil Defence’ |

~ Miscellaneous Services

- Bridges

Source: Harvey, C., Introduction to Law and Local Government
Lecture. Notes, April, 1975.

In looking at local government, one can see that there is overlapping,
or sharing of responsibility with the other levels of government,

and that there are some powers which are exclusively local.

It is often believed that the local level of government and
its affairs are simple and straight-forward especially when weighted
against the other two levels. This view, however, is largely
mistaken. The local level of government operates within the same
social context as the other two levels of government, and its so-
called local problems and issues, such as land use regulation,
municipal finance and taxation, traffic and transportation, housing,
recreation and pollution are just as complex and difficult as

those which the two senior levels of government deal with.
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Although local government is dependent upon the senior govern-
ments for its existence, the breadth of local powers and the

scope of its involvement in our daily lives combined with the
national trend towards urbanization have made local government a
major part of the three governmental powers affecting our lives.

If one measures governments in terms of populations served, 19

the local governments of Metropolitan Montreal and Toronto are

more significant than the governments of seven of our ten provinces,

and if metropolitan Vancouver is included, it is more significant

than six of our ten provinces.

The local level of government has had trouble attempting to
solve its problems. Local government has not been given the tools
to deal with its problems properly. They have not been allowed
to be really responsible in that they must seék external approval
in connection with many of their actions. Local sources of
revenue are very limited. The main source is the property tax,
and other special local taxes, such as amusement taxes, hotel taxes,
parking tickets, licencing, and building permits. These sourées
of revenue are dgenerally not sufficient for the administration
of a city, so local governments of urban areas are also further
dependent upon the senior governments for special assistance
grants such as those for public transit, road maihtenance,bridge
construction, public housing, hospitals, libraries and other

necessary public works and facilities.

The Premier of Manitoba, the Honorable Ed Schrevyer, for the
most part, shares this view of local government and suggests that
federal funding must increase to support expanding Provincial and

Municipal programs.

In the last few years, there has been
too little attention directed at the
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basic problem - the need to rationalize

the taxing and spending powers of govern-

ment - the need to take a long hard look

at what each level is deing and to ask if

it is the most appropridte body to be doing

it - and then find out if it has an adequate
revenue base to do what it is, or should

be doing... the Provincial - Municipal

sector has grown substancially becau;e
Provincial and Municipal Program responsibilities
have grown, and because Provincial and Municipal
taxes have had to be increased to meet

these responsibilities...the Provincial -
Municipal sector in this country is clearly
under-financed in rﬁ}ation to its growing
responsibilities.

In looking at the local government role in relation to
managing the use of land, the ownership, and the disposal of land,
the most improtant function, is planning. According to L. R.
Martin, "no government activity has exerted a stronger regulatory

21
influence on the urban land market than has public planning".
However, according to Martin, a plan is a speculators guide, and
to a developer, it is a document which affects him greatly and
upon which he casts as much influence upon the creation as
possible. Announcing future government intentions through a
plan and a number of planning regulations, has the effect of
eliminating guesswork for participants in the land market, and
antagonizing those who stand to lose out in the value of their

22
land when these regulations are implemented. Hans Blumenfeld,
refers to planning measures whether regulatory, such as zoning,
or any creation of public works such as roads or sewers, and their
impact upon prices of land as representing a contradiction

between the interest of the community in land as a resource and

the interest of the property owner in land as a commodity.

Planning through Planning Acts previously mentioned, is a
provincial responsibility. Most often larger urban areas are

granted the responsibility of looking after the planning function
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within their own jurisdiction. 1In the provinces of British

Columbia, Alberta, Ontario, and most recently Manitoba, responsibil-
ity for planning can be granted to regional districts - these
districts generally consist of rural municipalities and incorporated
villages, towns,and cities of a common region which comprise a
district. In Alberta and Manitoba these districts have been ( or

are being as in the case of Manitoba) allowed to form on their own
through voluntary negotiation and consent of the municipalities and
incorporated settlements of a common area. In British Columbia,

the government designated compulsory regional government districts

for performing the function of planning, along with other functions.

Most local areas do have a voice in the local planning process.
Most Provincial legislation calls for the setting up of a
"Planning Board" or a "Planning Commission",.usually consisting -
of a body of the interested citizens, a planner and a few from the
local council. The board, or commission receives funds from the
locally - elected council for preparing a plan and having it
administered, and they act in an advisory capacity to the 1océl
council. In its meetings, the board, or commission makes recommend-
ations to council on various development and rezoning decisions, as
well as, major recommendations on the adoption of the local plan.
The local council can either reject or recommend the plan - Councils
have no obligation to adopt a plan in most Municipalities ~ or they
can adopt a plan with certain modifications. Upon local (or regional)
approval however, a plan must also be approved by the appropriate

L . 23
provincial government authority.

The local government is at the grassroots level and is import-
ant in providing‘people with many basic and identifiable services -
sewer, water, garbage disposal, police and fire protection, and a
host of other functions. But perhaps less identifiable by the
ordinary citizen is public planning which has a strong influence

upon a property owners values, as well as, the future expansion and

kS
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development of a community. In chapter 4, it was shown that those
strongly effected by public planning and regulatory measures are
those within the property industry, and they make special efforts
to protect their interests by influencing urban plans and being
involved with local government. Others tend to be less interested
in local government. Citizens and property owners, however, do
become actively involved when local government actions adversely
effect them. There are some indications in large cities that this
is changing - the closing of the partly constructed Spadina
Expressway, a $200 million project. in Toronto in 1971 was an
example of citizen activism and protest against an expenditure

which would have an impact upon the urban structure of the city.

Local government may well be the most important level of
government affecting the lives of many .of us. This level of
government, however, must face many problems. In doing this,
local government's hands are tied by not having access to sufficient
funds - they are dependant upon provincial and federal governments

for program and funding assistance.
E. Conclusion

This chapter, so far,has looked at the roles of Federal,
Provincial and Local or Municipal governments in relation to
certain aspects of land - its use, ownership, and its disposal.
Each level has their own legislatively defined role. 1It is evident
that there is a great deal of overlap in many areas of responsibilit~
ies of the three levels of government - including those aspects
reléting to land which have been discussed. This overlapping
in responsibility, creates some confusion in-so-far as co-ordination
of programs and co-operation between governments are concerned.
-One might even suggest that administering programé from three levels

of government is wasteful and expensive.
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Blumenfeld, earlier referred to a contradiction between the
communities interest in land as a resource, and the property
owners interest in land as a commodity. Planning with its
regulatory measures has been identified as the most important
tool of government in influencing the land market. It has been a
very controversial activity. The task of resolving the contradiction
through public planning, one could argue,has been a difficult
diplomatic exercise. Many battles have been staged between public
authorities and private interests. The best result that can
usually be hoped for is a some sort of compromise éfter long and
painful negotiations. When private interests make enough noise,

however, theyvmay generally get their way.

In Appendix VI is a calendar of events showing data indicating
é hiétory of action of governments effgcting the status of land.
From 1970 onwards, there has been a tremendous volume of action
by governments influencing land. Much of the legislation relates
to greater regulation of land use restriction of ownership of land,
and restriction or discouragement by taxation, on the disposal of
land within Canada. In the words of an observer of land policy in

Canada, Andrew Grenier:

Not long ago private land owners could do
whatever they saw fit with their land so long
as there lands were not affected by zoning.
Public lands could be bought or leased by
anyone. Now, however, public and private
land managers are asked to justify their
decisions publically; public lands are

seldom sold and disposition to non-citizens
and non-residents is prohibited in many
jurisdictions.

There are many more regulatory tools, restrictions, taxes
and other programs affecting hnd today than there were even ten
years ago. However, very few restrictions apply to most land

sales in Canada. Land is still, for the most part, a commodity
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bought and sold on the market. Government intervention into
the land market is generally an activity of determining the
best options for accomodating private interests, in most cases,

and allocating land uses.

Do the current measures applied by three levels of
government, such as public planning, effectively solve the
problems asscociated with land and the imperfections within
the land market? The next chapter will examine some programs
in British Columbia, Alberta, Manitoba,»Ontario, and Prince

Edward Island, and evaluate their success.
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CHAPTER 6

Recent Action Taken By Five Canadian

Provinces Indicating A Trend Towards

Greater Recognition of Land As A Resource

When land-use controls are needed to correct

for faulty prices associated with a government
action it, unfortunately is likely that the
distribution of benefits flowing from public
action will be more perverse than it would

have been without the controls... a far-

seeing statesman will feel a greater respon-
sibility to future generations when legislating
as to land than to any other forms of wealth;...
sudden and extreme measures would be inequitable.

David Nowlan,
Professor of Economics

University of Toronto
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CHAPTER 6

Recent Action Taken By Five Canadian Provinces Indicating
a Trend Towards Greater Recognition of Land as a Resource

A. Introduction

As the previous chapter pointed out, the 1970's have been
an era of considerable acceleration-in the development of
policies effecting land in Canada. Of particular significance
~is the legislation and political action relating to land in
the provinces within Canada. In the Provinces of British Columbia.
Alberta, Manitoba, Ontario, and Prince Edward Island, the legislat-
ures has been particularly visable on the subject. For this
reason - combined with the fact that these provinces represent
a good cross-section of different parts of Canada, it has been

decided to review certain legislation within these provinces.

Provincial legislation in the area of land management,
because of its désignated jurisdiction in the B.N.A. Act through
the management of Crown Lands in the province and the responsibility
for municipal institutions within the province, is vital in terms
of laﬂd policy. Consequeﬁtly, this chapter will evaluate some
of therecent legislation and political action relating to lénd.
Provincial Government programs will be reviewed. An attempt
will be made *o determine whether the programs achieve their
original goals and objectives. Also this chapter Will examine
whether or not particular programs within a province have had
an adverse effect upon patterns of, for example, the use of land,

the ownership of land, or the sale or disposal of land.

In this chapter, serious provincial programs including the
British Columbia Land Commission Act; the Alberta Land Use Forum;
the Manitoba Planning Act; the Ontario Land Speculation Tax Act, the
Land Transfer Tax Act and the'Official Plan' concept and the Prince
Edward Island Land Use Commission and restrictions on non-resident

ownership will be examined.
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B. The British Columbia Land Commission Act

In December, 1972, the newly elected government of British
Columbia, The New Democratic Party,passed an order - in - council

enacting a freeze on all agricultural land:

No agricultural development, which

shall include developing a site,

changing a land use, and constructing

a building, except a building that is
necessary for the operation of a farm,

or a residence for persons engaged in the
operation of a farm, shall be carried out
on, or respecting farmland.

Farmland was defined as:

a. Situated in unorganized territory and classified
as farm land as that expression is defined in
section 2 of the Taxation Act.

b. Situated in a municipality and classified as farm
land under section 332 of the Municipal Act.

c. Designated as Class 1,2,3 or 4 of the classification
of soil capability for agriculture developed as part
of the Canada Land'Inventory under the Agricultural
and Rural Development Act. (ARDA) (Canada).

- This measure was instituted by the government to protect the limited
amount of agricultural land in British Columbia from the encroach-
ment of other, particularly urban uses. The British Columbia Land
Commission Act was drafted, reviewed and substantially amended

throughout 1973, and was proclaimed in January 31, 1974.

A number of reasons have been suggested which illustrate why

the government acted to protect farmland, as well as,become in-
volved with greenbelt, parkland, and land bank policies. The
encroachment of urban uses onto arable agricultural land, or
conversely, the conversion of arable agricultural land to primarily
urban uses was considered the most pressing concern. In terms

of the amount of land available for farming, research done by the
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Land Commission indicated some shocking trends, 2 iIt revealed

that less than 5% of the land in British Columbia (less than 3%
west of rockies) is considered afable, and only .01% of the soil

is suitable for the production of fruit trees. Research done by
David Baxter 3 indicates that the most productive agricultural
lénd in the province is located close to the largest urban markets,
and it is in the lower Frazer Valley and on Vancouver Island because
of rapid urban expansion that most land is being removed from
production. The regions where most new clearing takes place are
areas where climate and soils are best suited to extensive cultivation
and grazing distant from the major urban markets and containing
small non~farm populatibns. Baxter also points out that although
the total. farmland in B.C. accounts for only 2% of Canada's farm-
land, B. C. farming accounts for 5% of the total value of farm
products produced in Canada and accounts for 4--5% of the cash
receipts from farming operations in Canada. Land available for
farming in British Columbia is obviously very limited, and a
reduction in productivity within the agricultural sector may have

serious consequences for the province.

" In terms of the food production in British Columbia, the province
is dépendent upon food production in other parts of the world to
satisfy local demand. Figures compiled by Baxter show that while
food consumption required a net import of 3% in 1946, by 1955 this
import deficit had risen to 29%. ‘This trend may have serious
long-range consequences for British Columbians. For the province
to satisfy much of its domestic needs and maintain the option of

a trading position in the food markets of the world, its land used

for agriculture would have to be protected in its current use.

Within the farm sector of British Columbia, urban development
has had an impact upon farms and farmlands. Out of the total number

of farms, a very high percentage are small acreage farms.
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In terms of the food production in British Columbia, the
province is dependant upon food production in other parts of the world
to satisfy local demand. Figures compiled by Baxter show that while
food consumption required a net import of 3% in 1946, by 1955 this
import deficit had risen to 29%. This trend may have serious long-
range consequences for British Columbians. For the province
to satisfy much of its domestic needs and maintain the option
of a trading position in the food markets of the world, its land

used for agriculture would have to be protected in its current use.

Within the farm sector of British Columbia, urban development
has had an impact upon farms and farmlands. Out of the total

number of farms, a very high bercentage are small acreage farms.

Small acreage farms generally consist of part-time farmers
(who are semi-retired or earning extra farm incomes), hobby
farms, or country estates. Most small holdings, other than highly
specialized or intensively cultivated farms, are non-productive
and inefficient. The generai trend today is that the productive
farms require increasing acreage to be viable for most types of
- farming. Hobby farms and country estates around urban centers
in British Columbia4 have had the impact of chopping-up
farms into small inefficient units. Since the acreage price
for hobby farms is three of four more times the value per acre
of large holdings, this trend has been fostered because farmers
have been induced to subdivide. This has increased the price
of farmland since the potential of such subdivision becomes
capitalized into general farmland prices. The conversion
of land to small holdings has also had the effect of hampering

food production and harming the farm sector of British Columbia.

In British Columbia, like in other provinces, there was

a need to preserve public access to open space for both active
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and passive uses. It was recognized5 that the process of land
conversion on the urban fringe did not always take into account
the best interests of the public. The Land Commission was
designed to play a role in urban-related parkland and greenbelt

designation.

Part of the reason for the bringing about of the agricultural
land-freeze and the B.C. Land Commission Act, no doubt, was
the failure of the previous efforts to control urban growth and
agricultural land conversion in the lower Frazer Valley. The
Lower Mainland Regional Planning Board (LMRPB) which began
operating in 1949 became concerned with the loss of farmland in
the early 1960's, and in 1963, it established a comprehensive
regional plan which designated approximately 300,000 acres
(about 50% of the useable land in the valley) for long-term
use in agriculture. A major problem, however, arose. In 1967,
the same provincial administration which approved this regional
plan6 approved and began the development of the Roberts Bank Superport.
However, much of the land purchased for the port development was
designated under the plan as'being for long-range agricultural use.
The government expropriated over 4000 acres of land in total '
" for the ports development. Board members of the Staff of L.M.R.P.B.
were both opposed to the government's ignoring of the designated
farmlands, and the major changes to the original plan. ©Not only
were the intentions ahd objectives of the plan ignored, but
integrity and credibility of the plan was thereafter questionable.
Administering increasing pressure for amendments to the plan to
permit re-zoning became more difficult, so in 1968, L.M.R.P.B. was
dissolved by the provincial government. After its dissolution,
the board was replaced by four small regional districts each of
which were assigned their own regional planning function. While
some planners had success in convincing the new Regional District

Boards which made the policy and planning decisiqns that the regional-
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plan should not be amended, many amendments were made after 1968
to permit re-zoning of farmland. With limited adherence to

the L.M.R.P.B. plan, the issue of preserving the continuing
erosion of farmland became a serious election issue in 1972.

The new government (The New Democratic Party) put the land
freeze into effect after it came into power, and it developed
its new measure, The Land Commission Act to confront the problem

of the erosion of agricultural land.

Early in 1973, Bill 42, a bill to establish a provincial
Land Cémmission was introduced for first reading in the B.C.
legislature. The Bill, however, was poorly worded, and several
uncertainties in the bill were brought out in the debate.
This resulted in the bill being referred to a legislative committee

of the whole for section by section consideration.

Many problems were evident in the original Bill 427.
The Bill recommended that a Commission of not less than five
members be appointed by the government, but the terms of office
were not definite, and it was argued that there would be the
. possibility of political patronage and that it would be difficult
to remove a member from the Commission. In the act, the Cabinet
was given powers to make orders and regulations relating to matters
of the establishment of reserves, acquisition; sale, and leasing of
real property. Criticism of this section pointed out that the
“impact of the legislation would not be dependant upon the act
ber se, but could be dependant upon regulations and administra-
tions passed down by cabinet. In the legislative debate exploded
over the Commission's power to designate (zone) lands which are suit-
able for agriculture, parks, greenbelts, and land banks without
any requirement for compensation. Although many agreed with
the designation, they felt that compensation was necessary.
Because of the general definition of lands suitable for designa~-

tion, critics believed these provisions could give the Commission
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control over all land in the province - expropriation marking the
end of private ownership of land in the province. Another
section permitted the Commission to purchase land. This section
was ambiguous and waé misinterpreted as including the power of
expropriation. A considerable amount of confusion and opposition
resulted from the debate on the first draft of Bill 42, The

British Columbia Land Commission Act.

Several omissions in the Act also upset the critics of the Bill.
There was a lack of any requirement for public, municipal, or
regional district involvement in the establishment of reserves.
Local and regional areas, it was felt, should not be excluded
from participating in long range planning for their development.
The Act also limited appeals to the legislation which could be
addressed only on‘points of law to the Supreme Court. There was
a lack of provisions of individuals and local governments to appeal

decisions of the Commission.

On March 19, 1973, amendments to Bill 42 were introduced
.to the legislature, and the Bill was referred to a legislative
. Committee of the whole for section~by~section consideration. The

most significant changes made were:

1. Explicit exclusion of the power of expropriation for
acquisition.

2. Limiting the power of designation without acquisition
to agricultural reserves. For Greenbelt, park, and
land bank, the Commission was required to acquire the
Land before designating it to be in a reserve.

3. Extension of the right to appeal to include appeals to
the Commission and/or the Environment and Land Use
Committee by individuals, municipalities, and regional
districts.

4. Assignment of a major responsibility to regional districts
in preparation of the initial agricultural reserve plans
and in the passing gf appropriate by-laws (including
public hearings).

Clearly, the improvements to the original Land Commission
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concept apvears to rest more comfortably with the public.

In terms of the actors involved in the administration of
the act, the primary ones are the Environment and Land Use
Committee and the Land Commission. The Environment and Land
Use Committee is a political body generally consisting of all
the Ministers in a Port Folio which is closely related
to Land Use. This cabinet committee has the major function of
making the political land use decision, and is the final appeal
for farmers wanting to have all or part of their land excluded
from . an Agricultural Land Reserve. The Committee consists of

the following B.C. Ministers:

- Minister of Lands, Forests, and Water Resources

~- Minister of Health Services and Hospital Insurance

- Minister of Municipal Affairs

- Minister of Mines and Petroleum Resources’

~ Minister of Agriculture

- Minister of Recreation and Conservation

- Minister of Highways

-~ Minister of Industrial Development, Trade, and Commerce.

The Land Commission is the major body for the implementing and
~administering of the act. The Land Commission consists of

| five members which are appointed by the Environment and Land Use
Committee. During the first year in office, the functions of the

Commission were as follows:

1. Explanation and administration related to the designate
Agricultural Land Reserves (In the early months, nearly
all the time was spent on this matter).

2. They have been establishing co-operative relationships
with other provincial departments and agencies. They must
communicate with other departments and ask for appraisals
of possible acquisitions by the Commission.

3. The Commission intends to arrange for the appropriate
provincial agency to manage the acquired lands:

Dept. of Agrigulcture - Agricultural holdings
Dept. of Parks ~ Park land
Dept. of Highways - Highways

4. They play a persuasive role in so far as land under
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federal jurisdiction is concerned, they are attempting to
place facts before such agencies as Indian Affairs and
Railroads in an attempt to have the agricultural land
protected.

5. They have recently become involved in various aspects
of the appeal process.

6. They have been monitoring and reviewing the significance
of the subdividing of 1arge farms into smaller farm
parcels throughout P.C.
The British Columbia Land Commission Act, and the Agricultural
Land Reserve system (see Map 2) have been in effect since it was
proclaimed law on January 31, 1974. Some of the impact of the
Act can be assessed, and other long term effects of the Act can

be speculated upon.

The most obvious effect is that the traditional zoning process
has been altered. The present system represents a centralization of
some of the land use controls which in the past were enforced by
local governments through zoning, building, and subdivision by-laws
and have had to be amended to meet the minimum requirements of
the reserve. Since the Land Commission, the Regional District;

"and the Municipalities all administer land use controls,

planning and land development may become much more complicated
unless co-ordination of these activities can be established. A
problem has been expressed by the developers of B.C. which illustrates
a lack of co-ordinated zoning. The large number of new regional
pPlans created (the Land Commission Act requested the 28 Regional
Districts to prepare Agricultural Reserve Plans in 90 days),
combined with the prevailing 'no growth' philosophy of many of the
129 municipalities in the Vancouver region, have resulted in many
legitimate development proposals being rejected. Developers
comprizing the Urban Development Institute in B.C. have asked

the provincial cabinet to establish an appeal board with power to
overrule land decisions by Municipalities. They requested:

"an appeal tribunal authority to review Minicipal and subdivision



Agricultural Land Reserve Plans

During its first vear of operation. the Commission capability of the land to produce crops.

co-ordinated the cfforts of the Regional Districts in the The establishment of the Land Commission was in

task of preparing Agricultural Land Resenve Plans for the response to a clear need for shared decision-making in
Province. While this task was being accomplished, the land planning process. It was only through the spirit
Orders-in-Council were in effect limiting the subdivision of co-operation which emerged from the joint efforts of
and change of use of agricultural land. the general public and local. regional and provincial

An Agricultural Land Reserve is best described as a governments that the ALR’s were established in so short
form of zoning that protects the land from the a period of time. The Comimission will continue to
encroachment of non-agricultural development and ' encourage such participation in the ongoing

limits the use of land within the Reserve to administration of the ALR.

agricultural and other uses that do not diminish the

BRITISH COLUMBIA

Source: B.C. Land Commission, Keeping the Options Open, Province of B.C., 1975,
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and zoning decisions as to their conformity to overall land use
plans, to review land use contract requirements, and even to

review standards of servicing™.

Another concern expressed about the Land Commission was
the fact that since the Cabinet was granted the ability to
acquire and use land, they could legally secure cheap land via
the misuse of the Land Commision Act. It is possible that
these lands could be put to more profitable ventures which are

not available to private owners.

So far the legislation has acted to limit subdivision of
farmland and its conversion to other uses. The view has been

expressed that this may be only é short~term effect:

There is no zoning authority that has ever
existed in the past that has been able to
accomplish the goal (of freezing farmland).
The best the commission can do is slow down
The growth and make it proceed in an orderly
fashion...

Over time the Provincial Land Commission must

accede to the pressures of the Urban community

for the movement of boundaries...Current owners

of farmland for speculative purposes - this

includes farmers hoping for a windfall from re-

zoning - will get their money eventually as tTS
Commission yields to the pressure of growth.

Literature distributed by the Commission, however, indicates

that the reserves will 'protect the food producing function of the

land in perpetuity'.l3

The Land Commission Act has not eliminated much of the
conflict, or enchanced the co-ordination between various govern-
ment agencies.14 While the Act is an interesting attempt at
controlling the rapid loss of farmland, it has done nothing to
clarify the confusion that exists concerning non-urban uses.

Decisions made relating to forest management are still made by
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the Forest Service with little or no input from other users.
Internal reviews are sought from other government departments,
Fish and Wildlife Branch, for example, but are not available
for public inspection. Also, there is no assessment of the

impact of decisions which are made by the commission.

The government, as evidencedby the 1963 L.M.R.P.RB. plan,
failure, must abide by the Agricultural Reserve plan as the private
owners must. An industrial park development called Tillbury
Industrial Park had been proposed by the government on agricultural
land. The problem of who arbitrates between conflicts that arise
between the Commission and other government departments may be

serious.

The major effect of the Land Commission was its impact upon the
land market and land prices. The price of farmland upen implementation
of the freeze, it was predicted would undergo a considerable decrease
in value. This, in fact, did not happen. Farms with no potential for
conversion to urban uses, there has been no price effect. For
farms with this potential, there was a tremendous increase in .
prices at first. Most recently, the indications show these
increases have been of lesser magnitude.16 The sudden increses
in farmiand value were prompted by more sales and speculation
on farmland in the short term. There were likely many reasons
for this. Prior to the establishment of the reserves, there were
purchases of land which, it was anticipated, would be on a reserve.
There was expectation that due to increasing pressure for urban
expansion and the high prices for urban land, appeals would be easily
approved and land would be released from the reserves. Some others
may have projected the change in government in the next election —
which has occurred - and with this change, they may have believed

1
that the land reserve system would be made more flexible.

Recent indications are that the price of farmland in
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British Columbia is stabilizing. A farm organization spokesman in

B.C. has stated

the combination of land reserves and income
assurance programs have injected new confi-
dence in farming and lessened thf importance

] . 8 .
of farmland's speculative value.

As far as urban land prices are concerned between 1972 and
1973, the price of a typical residential lot of the Greater Vancouver
Regional District increased steeply and lot prices doubled in some

19 . .
areas. According to a Vancouver developer in 1975:

. 'House prices have escalated faster than any
other part of North America. Rental house
building has virtually become extinct... We
had no housing problem two or three years ago'.

20
Although there are many factors which effect the demand for housing
and the price of housing, such as availability of rental stock,
availability of mortgage money, the condition of the economy and
buyer confidence in the hduéing market; the land reserves can't
have helped but to reduce the availability of future developaﬁle

~ land and contribute to the inflationary land and housing prices

in Vancouver and other urban centers in the province.

Perhaps the biggest criticism of the Act is that it
has had an impact on the distribution of wealth of the people
in the province. Everyone owning land in much of B.C., not
designated in an Agricultural Land Reserve, is afforded the
opportunity of making a large captial gain. High capital
gain on land ih the Greater Vancouver Regional District, as
witnessed by the jump in the price of serviced lots in the region,
have been realized. From this perspective, the Land Reserve
system is a clumsy and awkward tool and not clearly thought out
in terms of granting advantage to certain land owners in society.
Open space and land use objectives, perhaps could be better

achieved through the use of other tools than freezing (zoning),
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and taxation measures might be a better tool, for achieving land

use, and distribution of wealth objectives.

Provincial Government in British Columbia has chosen to take
an active role in planning in the province through the establishment

of the Land Commission.

Although the Agricultural Land Reserves created in B.C.
have reduced the loss of agricultural land through the conversion to
urban uses, the system has been plagued with many problems.
Perhaps other land-related problems in the province could have
received an equal amount of serious attention by the B.C.

government,- but have not.
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C. The Alberta Land Use Forum

Many issues related to land have become visible in Alberta
in recent years. Over the past few decades, the province and many

of its cities and towns have been experiencing considerable growth.

TABLE 4

Population Growth in Alberta, Edmonton, and Calgary

EDMONTON CALGARY ALBERTA

1901 15,000 8,000 Not a province
1921 87,000 78,000 588,454
1941 136,000 112,000 796,169
1961 374,000 290,000 1,331,944
1966 401,300 330,500 1,463,203
1971 496,000 403,300 1,627,874

Source - Figures from Statistics Canada.

Associated with the growth of the province - the cities and towns,
. the extraction of Alberta's natural resources such as petroleum
and coal, and the vast amount of rich agricultural land in the
province and the well-being of the farming sector are a number

- of land wuse problems which have been recognized by the Government

of Alberta.

The Albert Land Use Forum was commissioned by the government

to study problems of land use relative to provincial jurisdiction -
the complexity of the existing law and the broad responsibilities
which the government has relating to land. The recommendations of |

2
the Forum will be discussed here.

The Forum was commissioned by the government because of three

basic problems.
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1. A degree of confusion as to who is responsible
for what, between provincial and municipal
jurisdiction.

2. Some lack of co-ordination within the departments
of the provincial governments.

3. A slowing of decision making.

The Alberta Land Use Forum was commissioned on October 1,
1973, to enguire into and report and make recommendations on the fol-

lowing matters:

1. the family farm
2. multi-use of agricultural land
3. the use of agricultural land for recreational purposes

4. 1land use in and adjacent to urban areas as it effects
the cost of housing

5. future land needs of Alberta agriculture.

6. corporate farms, foreign ownership of land, absentee
ownership and communal farming

7. the common ownership of land, agricultural processing
and marketing facilities

8. land use as it influences population distribution in
Alberta

9. the extent, if any, which the historicalyright a landowner
has to determine the use of his land.

It consisted of a three man commission - the members of the Alberta
Land Use Forum. The study represented probably the most detailed

research project, and most expensive effort in the various areas of
land use ever done in Alberta. The report and recommendations were

completed in January, 1976.
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The met hodology for the study was conducted in a four phase

procedure as follows:

Phase One:

Since the public was to be actively involved in discussion
with the Forum on land use, the first prhase was designed to
gain as much technical information as possible. The Forum
summoned 19 technical reports which were pPrepared some by
necessary expertise in government departments, and some
done by private consulting firms. Summaries of the reports
were available for all public meetings. This was done up
to September 1974.

Phase Two:

A public participation program was begun in the second half

of 1974. A private organization, the Rural Education and
Development Association (REDA) arranged meetings in 80

rural and urban communities in the province, and was

able to obtain 225 briefs from this program. Along with

this participation program, the Forum held meetings with the
different public and private organizations, planning commissions,
officials of several urban and rural municipalities, and officials
of departments of the government, all of these which had

either an interest in .land use issues, or responsibilities in
land use.

Phase Three:

The final stage of the public participation program included
public hearings held by the Fourm in 15 communities (three
day sessions in both Edmonton and Calgary) in the first half
of 1975. Over 280 briefs were received at or after these
hearings, all briefs received at the public hearings, and
discussions of the hearings of Phase. Two and Phase Three
have been published in volumes. ‘ :

Phase Four:

This was the stage at which the report was prepared -

during the latter part of 1975. As well as giving consideration
to the views expressed at the public participation meetings,

the Forum analyzed other research. Literature on larnd use
pProblems in parts of the United States and Canada were

examined. Meetings were held with commissions and officials
responsible for certain land use legislation in B.C.,
Saskatchewan, and Ontario. The Netherlands, Germany, Switzer-
land, Sweden, Finland, and England were visited by Forum
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members, and they discussed with officials how particular
land use problems were treated in these areas. These were all
looked at in the final report.

This approach was taken by the Alberta‘Land Use - Forum - but the
recommendations in the report, it was suggested, were to deal
Primarily with objectives and principals with minimal treatmentv
of management - oriented responsibilities. Some of the recom-

mendations of the Forum's final report will be looked at here.

The Forum perceived the following roles for the government
with regards to the allocation of different land uses (agricultural,

urban, forestry, etc.)

- The preparation of a complete inventory of all land
resources by a central agency.

- That changes in urban and rural boundaries require Executive
Council (the political cabinet committee) Approval and that
in making decisions, the Executive Council considers that
highly productive agriculture land not be used for
other purposes without rigorous scrutinizing of all
practical alternativgs.

- That Executive Council approve the location of major
industries that have physical and economic impact beyond
the boundaries of the municipalities in which they are
located.

In terms of the role of the provincial level of government, the
Forum recommended:

The Executive Council should appoint a three-person land
use Secretariat to perform those tasks assigned to it by
The Executive Council or its Committees...The Secretariat,
where thought desireable, would be empowered by the Executive
Council to form task forces on an ad hoc basis to deal with
specific issues and these would normally be composed of
civil servants, but might on occasions include others from
outside of the government...the secretariat would have an
ongoing internal co-ordinating role acting in a liason
capacity between the Executive Council and municipal
government, planning commissions, private organizations

and individuals.
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Along with the suggested role of government and the appropriate
‘changes in the administration of the various land-related -issues,

the extensive public participation sessions conducted during the course
of the study brought into light a wide range of land use issues.

The Forum's final report made policy recommendations in response

to these issues. Some of these will be mentioned here.

The problems as perceived by the public were many and
varied. The issue of private vs. public land ownership
involved some very emotional responses. The Forum reaffirmed the

private ownership of land:

‘The object of the government is to enable individual -

human beings, singularly or in an association with each

other, to have 1land...(to use it in ways) within

law that prohibits gross misuse of the land itself

as well as uses which affect adversely the welfare of

others or which lessen unduly the options of future

generations.

Some need was recognized for publicly owned land. The

Forum made the recommendation that the province should purchase
bPrivately-owned land only for clearly stated purposes and in
accordance with publicly known priorities and policies and that
this decision should be initiated from the agency or department

who will use or administer the land. Such public purchases of

private land for specific purposes would include:

= -assembly of urban land to prevent monopoly situations

— the purchase of small farms in depressed areas with the
objective of reselling to establish economic farm units.

— those lands required for public works of all kinds.

In the area of land use, the Forum perceived a more definitive
role for government than what presently exists. It suggested:

The province delegate to municipal level, all administrative
-decisions that are of a local nature and reserve to itself all
those broad decisions that affect more than one municipality
and are significant to large regions or the province as a whole.



145.

Several recommendations were made with regards to the Regional

Planning system in the province. *

The emphasis should be on the ongoing process

of planning. The adoptions of a regional plan
should be optional rather than mandatory...In
place of the preparation of a regional plan by the
Regional Planning Commissions, general plans will
be prepared for all municipalities. These general
plans could be simple statements and guidelines
respecting future development. It is believed
that a series of Municipal General Plans would
adequately provide for accommodating development
and guiding land use in any regional planning area.

With regards to monetary, fiscal, and taxation policies of
government, the Forum made suggestions as well. Recognition was
given to the fact that guidelines should be provided designating ap-
propriate responsibilities, and given the authority to raise the
necessary revenues. The property tax, they suggested, should bear
the cost of property only, and that taxation is an inappropriate
tool for determining land use. The Forum was greatly concerned with
large private speculative.gains on land.

The Provincial Government should seek a change in the
federal-provincial tax sharing agreement that would
allow the province to establish a capital gains and
unearned increment. tax on all land...if such an
agreement cannot be reached, we recommend that the
province consider the practicality of levying an

unearned increment tax in addition to the capital
gains tax.

It was suggested that the benefits of this tax could be distributed

*Regional planning has been enabled in the Province of Alberta since
1950, when the Town and Rural Planning Act permitted Regional Planning
Commissions to be established in the Province. B2 subsequent Planning

Act in 1963, spelled out the role and responsibilities of the Regional
Planning Commissions in greater detail. The objectives of the Regional
Planning Commissions are to develop comprehensive Regional plans to pro-
vide professional planning assistance to all municipalities. Each Com-
mission consists of elected representatives from the urban and rural
municipalities that decide to join the Commission, appointees from one

of the following departments: Municipal Affairs, Agriculture, Lands and
Forests, Education or Health, and Highways. As of 1974, a total of nine
Regional Planning Commissions have been established. They encompass 50%
of the total Province of Alberta and 80% of the population of the province.
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back to the municipality which created the increased values, and be
used to provide infrastructure such as utilities and transportation
facilities.

Provincial legislation restricting foreign land ownership, such
as exists in Prince Edward Island and Saskatchewan, was rejected.

According to the Forum, this is a matter of Federal jurisdiction:

The Foreign Investment Review Act is the mechanism

whereby Canada controls all foreign investment,

including land. We perceive this as a legitimate

function of the Federal Government.

It was, however, recommended that all purchases of land -

especially farmland - should be reviewed. It was suggested that there are
advantages to having urban land owned by a foreigner during holding and
development stages. A fear of retaliation because Canadians buy
land in other countries was expressed. In terms of contributing

to Canadian unity, the Forum stated that such actions do nothing

to build a united Canada.

The Forum made major recommendations pertaining to agriculture
and the maintenance of the family farm. Since there are major
problems in entering the farming sector (high investment cost in land,
buildings and machinery) and since farming has traditionally had
a difficult time surviving because it has suffered from a low
rate of return on invested capital, and poor returns to management

and labour, several recommendations were made in this regard:

The Agricultural Development Corporation give’
Sympathetic but realistic consideration to refinancing
new entrants during the first few critical years when
adversity beyond the operator's control imperils

his working capital position. That any discrimina-
tion by tax authorities and by government and other
lending agencies against part-time farmers be
discouraged. '

That the real estate industries attempt to bring
brospective investors and qualifiesg’ young

farmers together to initiate working relationships
in the acquisition and farming of land.
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The Forum, however, recommended that no land-banking be undertaken

to purchase farms and lease them to existing or newly entering farmers.

On the issue of rural residential development, the Forum argued
that this demand should be accommodated, but certain conditions should

be met:

=~ country residential dweller should ray his share of
costs incurred by the Municipality.

- all land area containing rural dwellings which are con-
sidered for residential use should be taxed as resident.

~ allocation of land for these purposes should be in line
with long-term schemes for the area.

=~ flexibility in design would facilitate more efficient
land use.

- need for 10% dedication in rural subdivision in these areas
should be reviewed.

In the area of general housing, the Forum suggested that there
should be gieafer flexibility in the application of subdivision design
standards, development standards and housing mix standards with the ob-
jective of encouraging cost efficient development and expansion, and
maintaining a high quality environment. Government, they suggest,
should support innovative tenure arrangements (Condominimu, Co-~operative
Ownership) financially and through an advisory service. Mobile home
subdivisions, shell housing, town housing, mixed‘density developments,
cluster design, and zero lot line, it was felt, were also worthy of

serious consideration.

Comments were made reflecting provincial economic development
strategy in Alberta. The Forum suggested formulation of policies
covering:

- the location of primary (resource) industries.

-~ the location of environmentally sensitive industries.

- where an industrial location necessitates the development
of a new town.

- where long-term manpower is involved in industrial location
decisions.

- about the development of fossil fuels.
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It was recommended that the province not subsidize or give

incentives to effect location decisions by industry.

In the area of Forestry, the Forum recommended that land
assigned the forest zone (Forestry Division) remain in public
ownership as it is at present. Much attention and research
should be focussed upon the problem of reforestation, it was

suggested.

In the field of Parks and Recreation, the Forum suggested:

-potential sites for future development should be reserved.

-recreation areas should be developed along with power damns
and reservoirs when they are constructed, or when commercial
development, or reclaimmation are planned.

-small parks should remain a local (Municipal) responsibility.

In an overview of the work which they did, the Land Use Forum

made the following comment:

Many of the people's concerns related to personal

and social land needs, rather than to the physical
aspects of the land itself. This is especially true
in the urban areas. The land needs of the public

are constantly changing with the views and aspirations
of society. Land use issues are therefore ongoing and
land use policies will need to be continually reviewed
and adjusted.

Indeed, the Alberta Land Use Forum represented a serious
study on land use issues, and many of its recommendations will act
to guide the provincial government on many decisions which it will
make in this regard. Many of the recommendations of the Forum are
very much debateable, and some of these recommendations will be

discussed.
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The Forum could be severely criticized on the basis of what
it had initially intended to accomplish. The terms of reference
were broadly defined, and the very wide range of subject matter
included in the study made it very difficult for the Forum to make
a very detailed recommendation. Many of the recommendations in
the report are of a general nature on the issues of land which are
already obvious to many working in the government. The cost of
conducting the study was very high - particularly for staffing,
public meetings, travel expenses, and research. At a period when
all levels of government are concerned with rising inflation and
non-essential dincreases in government spending, elaborate studies
such as the Alberta Land Use Forum, perhaps, are not justified.
Also, with the government not following many of the Forum's
recommendations (see Appendix V—-A) one could conclude the study

was wasteful.

The Forum recommended that a three-person Land Use Secretariat
be set up to play an impo;tant role in provincial land-use decision-
making. There is some problem of red tape and confusion existing
between various provincial and municipal jurisdictions. This agency
(Land Use Secretariat) may merely act to increase red tape in
government and slow down decision-making to a greater extent than
at present. It may be just as effective to use existing government

departments for making the future provincial land use decisions.

The recommendations of the Forum which rejected non-resident
ownership restriction of provincial land has not been taken seriously
by the government of Alberta. Recent indications are that the govern-

ment is considering legislation of this nature at the present time.

On the subject of feeding other poor nations of the world suf-

fering from food shortages the Forums stated that Canadians should
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not attempt to grow food for the world's hungry, but rather assist
them in their efforst to grow food. This suggestion represents a
very controversial stand. With the world doubling jts population
every 35 to 40 years, a blanket policy of not providing food for
the world's starving seems selfish and unfair. During years of
severe droughts or crisis situations in underdeveloped countries,
can a country, or a province with a wealth of surpluses turn ité‘

back on fellow human beings in this way?

Another suggestion by the Forum could also be disputed.
They have stated that the total membership on planning commission
in Alberta should be smaller - and small enought to permit construc-
tive group discussion; A problem with a smaller membership, is
that there is a greater probability that fewer interests will be
represented on such a council. Such a move, some might argue,

may be against the grain of democracy.

The Forum has recommended that taxation is an inappropriate
for determining land use. 1In the provinces of British Columbia
and Ontario reduction in taxes by controlling assessment increases
and by providing tax rebates to genuine farmers have acted
as a useful incentive for encouraging farm land in agricultureal

production. This recommendation could also be questioned.

Probably the greatest criticism of the Forum is its stand
on the question of controlling land prices. This was rejected by
the Forum because of the probleﬁswof allocation that would result and
the bureaucracy that would have to be created. The magnitude of
the high cost of land and housing may not have been fully appreciated

.by the Forum. A recent article revealed the following:

In 1972, a small three-bedroom house on a 50 foot

lot in the suburbs of Calgary cost $25,000. A family with
an income of $12,000, slightly higher than the average for
Calgary that year, could afford to buy that house. Today,
not quite four years later, a basic three bedroom new
house on a 40 foot lot on Calgary's suburban fringe costs
$54,000. That's an increase of more than $29,000. To
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buy that house requires an income of $21,600 a
year and a down payment of $8,689.00 ... Edmonton,
Hamilton, Kitchener, Ottawa, Thunder Bay, Toronto,
Vancouver, and Victoria are all more expensive
according to the most recent published figures.
Housing costs in the urban centers of Edmonton and Calgary
have been escalating, and are above the affordable limits of many
in the lower and middle classes. The Forum should have
attached a very high priority to keeping the cost of housing
affordable for most of the Albertan's. The following "hands off"
role of government in housing development suggested by the Forum,
one could argue, will do nothing to help the escalating housing

and land costs:

We acknowledge that the province has a role to play
in development according to what it perceives to
be the current and long—~term needs. We suggest
this can be accomplished by creating an environment
that will encourage and motivate individuals and
groups to productivity.
The Alberta Land Use Forum is a recent attempt by the
provincial government of Alberta to confront land use concerns in
the province. The resource - capability of the land is recognoized

by the Forum. Several of the recommendations of the Forum, and

the suggestions for the treatment of land can be - seriously questioned.
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D. The . Manitoba Planning Act of 1976

It could be said with considerable justification that in
contrast to other provinces in Canada, Manitoba‘is a late comer
to the concept of planning and a rational system of land use policy.
Although this City of Winnipeg has had an active planning staff
for many years, this has not been the case for the rest of the
province. The Provincial action has progressed in the 1970's
and the Manitoba Planning Act of 1976 represents a major provincial

thrust by the government towards a more rational land use policy.

Prior to 1976, planning activity in Manitoba was legally
enabled by legislation passed 60 years ago in 1916 - the Ffirst
Manitoba Planning Act. The Act has obviously become obsolete
because of much different conditions and problems existing today.
The population is more affluent, technology is more sophisticated
{everyone owns a car, airports,and mass media, etc., have con-
tributed to changes in life styles) the average workweeks are
shorter, and acceleration in the movement of the population to
cities, are major factors which have changed since 1916. It was
in the 1970's that land-related problems began to reach a serious
magnitude in Manitoba, and it is only in recent years the obsoles-

cence of the old Planning Act has been fully recognized.

In Winnipeg some planning took place prior to the 1970's.
In 1944, the city council appointed The Greater Winnipeg Planning
Committee which included representatives from Winnipeg and 12
surrounding>municipalities. Plans were laid for continuing
planning activities on a metropolitan basis. In 1949, the
provincial legislature created the Metropolitan Planning Commission

25

replacing the Greater Winnipeg Planning Committee. The

Commission employed a planning staff which prepared a number of
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policy - documents during its existance which included studies
entitled: Background for Planning, Transportation, Neighbourhoods,
Parks and Recreation; Residential Aireas, Cities Appearance,

Major Thoroughfares, Transit, Schools, Zoning, and Central Business

. 2
District. 6

In 1960, the Metropolitan Corporation of Greater Winnipeg
‘was formed with the basic purpose of administering certain per-
scribed "inter-municipal" functions for the Metropolitén area  such
as wholesale water supply, sewage treatment and disposal, major
streets and transit, assessment, major parks and golf courses, and
planning. 27 It took over the powers of the Metropolitan Planning

Commission at this time.

Some of the reports done during the Metro years of government
were: the Metropolitan Urban Renewal Study, the Winnipeg Area
Transportation Study, the Metropolitan Winnipeg Parks and Standards
Study, the Downtown Development Plan, the Metropolitan Winnipeg
Development Plan, as well as, many Action area Plans completed
for specific areas. 28 Although no attempt will be made here
to focus upon intricate details on planning within the City
of Winnipeg , or the Greater Winniéeg area per. say, the evidence
does indicate that considerable land use planning was taking place

in Winnipeg.

Two documents were completéd by 1968, during the Metropolitan
Coxrporation years. The Winnipeg Area Transportation Study and
the Metropolitan Development Plan would have had tremendous
ramifications in terxms of land use. The Winnipeg Area Transportation
Study (WATS). Recommended public expenditures upon major street
and highway systems incIuding more express buses and an underground
rapid transit subway. The proposals of the WATS study were not

deemed feasible or acceptable by the City Council and the public.
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The Metropolitan Development Plan designated areas within and around
the city for future expansion and it included future living
(residential) and working (industrial) areas. It also designated

an Additional Zone around Winnipeg where no rural residential

or industrial development would be allowed, except for such
development within existing communities in the zone. The Metropolitan
Development Plan, however, has not been very successful. It was

not flexible in that it showed no alternatives. Both living and
working areas of the future were projected to extend outward from
where they currently exist and other factors such as railway
relocation or future airports were not included. A new develop-
ment plan for the city is being prepared by a Tri-level *

Committee (inter-—governmental), this is an attempt at preparing

a more workable plan.

The City of Winnipeg Act which was proclaimed as law on
January 1, 1972, created the Unicity or "one city" concept for
the entire Metropolitan area of Winnipeg. The Unicity government
took over all the administrative functions of the Metropolitan
Corporation of Greater Winnipeg (including the Planning function)
and it included fire and police protection, public works, and
sanitation services. Decision-making and local politics for the
whole area of Metropolitan Winnipeg were centralized under one
government. The Act has resulted in standardized local services
across the whole Metropolitan area,and the miil rates and taxes
throughout the Unicity - both the inner ' - city and the former
suburban municipalities, have been for all intents and purposes

equalized.

Planning activity in the rest of the province until the 1970's

*A joint committee composed of City, Provincial, and Federal
governments.
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was limited. The first provincially subsidized planning service
was established in 1957. It was not until 1966 that a special
planning agency, the Municipal Planning Branch within the Manitoba
Department of Municipal Affairs, was set up to provide for the
increasing planning service needs. Between 1957 and 1974, 117
municipal jurisdictions - either Rural Municipalities or in—.
corporated cities, towns, or villages have taken advantage of

the planning assistance. 31

With regards to the treatment of land within Manitoba, the
Provincial Government has proclaimed two recent Acts ~ the City of
Winnipeg Act (1972) and the Manitoba Planning Act (1976) which

represent the major thrust of the regulation of land uses.

Prior to the enactment of Manitoba's new Act, many land-
related problems were evident in Manitoba. The provincial planning
agency in Manitoba, the Municipal Planning Branch has outlined many
of these problems in some of the newsletters circultaed throughout

the department.

Many of these problems have been summarized and outlined below:

1. A host of environmental (resource-based) characteristics
are most frequently over-looked and the use and develop-
ment of land often bears little relationship to soil or
resource capability considerations. Some are:

- groundwater gquality and its suitability for domestic
use.

- septic tank or field construction and the danger of
aquifer pollution.

- distribution of scarce industrial gravel depésits
and their management.

- land of high capability for agricultural production.

- land of a high capability for recreation - in Winnipeg
most riverbank land of high recreational potential is




156.

in private ownership, hence, is not used for public
recreation.

- areas well suited for wildlife and waterfowl production
- much ditchland and marshland is often drained, or
cultivated for agriculture, and may negatively effect
wildlife production.

Increased mechanization and mass production technigues
of many large livestock and poultry farming operations
produce heavy concentrations of wate materials which
can pollute valuable water and recreational resources
if located on or near natural drainage ways, poorly
drained areas, or areas with a high water table.

Unregulated growth has resulted in lowexr gquality sub-
division in areas where public agencies have not been

prepared to regulate subdivisions, housing, and building

codes.

Highways leading to villages, towns, and cities are often
flanked by ribbons of mixed residential, commercial, and
industrial uses each of which distracts from the other.
Billboards too close to road allowances cause snow drift-
ing problems.

When rural residential holdings filter into the rural
area, this development tends to characterize the area,
and make it unfavourable for other uses. In Manitoba,
there have been cases where non-farm residents . living
adjacent to a livestock production unit have complained
of noxious odours - to the Clean Environment Commission.
The Commission can rule to limit a producers operation
and any future expansion.

Residential development has resulted in placing increased
burden upon the highway network. This increased need for
access results in the reduction of speed and in personal
safety in many areas.

Although rural residential development in total may occupy
a few thousand acres of agricultural land, it often causes

large areas of this land to be broken into uneconomic units.
If the land is of high agricultural capacity, much more less
productive land may have to be brought into production with
costs and labour increasing accordingly.
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8. Rural Municipalities have often had to construct costly
and difficult to maintain roads for a few scattered
non-farm residents. Such expenditure cannot usually be
justified economically, and such expenses are generally
borne by other areas - probably productive agricultural
land in the wmunicipality. '

9. Rural residential development artificially inflates
the value of nearby farmland. Selling price, assess-
ment, and taxes are increased on neighbouring farmland.
Farm costs, thus, are escalated in these areas, and
this places them at a disadvantage in competition with
farms not so effected.

10. Within a 45 minute commuting time of Winnipeg, the
Winnipeg Region Study Data indicates a strong rate
of increase in land values with considerable accelerat-
ion occuring over the past two years (1974). The
market at present is highly individualized - the large
scale developers appear to be relatively inactive in
the area. Speculative activity may be inflating land
values, resulting in land being left idle in the
area surrounding Winnipeg. 32

In 1970, a provincial study found the following problem:

There is an imperative need in the

Greater Winnipeg area for genuinely

effective planning and development

of the region as a whole...

Experience has demonstrated that

planning and_development powers are

indivisable.
Perhaps as a result of this study, the Municipal Planning Branch
set up a study group in 1971 called the Winnipeg Region Study to
monitor land use problems and trends within a sixty mile radius

of the city of Winnipeg.

In rural ragions of Manitoba, some land use trends are
occuring which are having an adverse effect on the rural regions
and the agricultural economy. 34 Farms have been increasing in
size over the years, and population density has been declining.
This has resulted in less income being earned and spent in many

rural areas and has contributed to rural - area regional disparities.
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Increasing land prices have been prompted by land development
companies who purchase land near urban centers, by non-Canadian
(particularly West German) ihvestment in Canadian farmland, and

by other non-resident farm purchases by part-time or hobby

farmers. These have acted to inflate farm values and these
interests often outbid potentiadl resident farmers. High rent,

and high mortgage payments have also had the impact of dis-
couraging potential resident farmers from entering the agricultural
sector. The declining of rural populations will continue to

persist unless these trends are confronted.

There were many administrative problems associated with
the former Planning Act in Manitoba. One of these problems
rélates to the Additional Zone bylaw in Winnipeg. This bylaw,
which has been empowered by the City of Winnipeg Act (see Map 1)
has the has the objective of preventing urban sprawl and urban
development, in a designated zone around the City of Winnipeg,
except in existing settlements in the zone. It is argued 35
that the Additional Zone bylaw discriminates against the legitimate
farmers operating within it. Farmers genuinely engaged in
. farming according to the current assessment and taxation formula-
largely based upon the market value are paying very high taxes
making operating costs high for them. They are not afforded
the same alternative opportunity to sell their land for urban
development related uses as farmers not in the Additional Zone.

The current system results in an economic burden for the farmers

in the wone.

The Additional Zone provision has also been challenged on
the grounds that for effective planning to result, an incorporated
area must have administrative, as well as, planning control.
The City of Winnipeg has planning control, but not administrative
control of the rural municipalities in the Additional Zone. The

policies of the city, its notion of how development should take
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place, and its implementation of the program - the development
freeze - does not imply comprehensive planning for all areas

concerned.

Another major loop-hole existed in former Planning Act
legislation in Manitoba. It was possible for individuals to
subdivide land and sell residential lots without any type of
approval by responsible planning authorities. This procedure

as indicated in this case study, worked as follows:

A farm has been purchased for the

purpose ofsubdivision, but the proposal
had been turned down. The new owner,

a speculator in this instance, proceeded
to divide the frontage of the farm by
Metes and Bounds by obtaining transfer of
titles, the splitting of titles and land
titles office. 36

In the former Planning Act, although there was subdivision
control through plan of subdivision procedure, any regulations
imposed by this Act could be by-passed merely by registering
proposed land divisions in the land titles office by Explanatory
Plan (since 1970, approval of the local council was required),
Metes and Bounds description procedures. Ffom January 1,1969

to December 31, 1973; a Provincial Government study found in a
case study of six Rural Municipalities that 53% of land divisions
were done by Explanatory Plan and Metes and Bounds descriptions
procedures. 37 The Provincial government has admitted the

following:

There is a general lack of policy
direction... It is apparent.. that
there's enough land currently zoned at 5
acre minimum designation or less, oxr
with no zoning at all, to permit

several hundred gears of development at
current rates. 8

Another problem which was encountered by Provincial Planning
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Authorities was that the former Act was more of a Planning Serxvice
Act than a Planning Act and the service had been increasingly
one of administration procedures rather than assistance in the
formulation of planning policies. This contributed to the dis-

enchantment of many murnlicipalities with the total planning process.

Finally, the old Act provided for the adoption of Plannihg
schemes. Such schemes were optional and were implemented usually
without prior policies. When adopted,they often abused the zoning
function. In traditional planning practise today, the zoning bylaw
is-a land use control which is based on the development plan,
and represents the tool for establishing land use policies.,

It. ppears quite obvious that the Manitoba Planning Act of 1916,

was very much out of date.

The Manitoba Planning Act of 1976, represents a major im-
provement over the administrative flaws of the preceeding Act.
The major components of the Act are: it provides for more string-

ent land use control througﬁ compulsory traditional planning

practises, it permits the voluntary setting up of regional

" planning districts of more than one municipality in an attempt

to combat urban-fringe planning problems and encourage better
joint cost-share financial arrangements between municipalities

for regional facilities, and it allows for the eventual eliminat-—
ion of the Additional zone around Winnipeg pending the organizat-
ion of region districts around the perimeter of Winnipeg. Follow-
ing are excepts from sections of the Planning Act explaining these

provisions.

1. Under Part V: Land Use Control (Prohibition of Development)

39 (1) No Development shall take place, and no development
permits shall be issued by the appropriate authority,
unless the development conform with:

a. an adopted development plan for a special
planning area, a planning district, or a municipality.
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b. an adopted plénning scheme

¢. an adopted zoning bylaw

d. an adopted basic planning statement -
e. the provisions of the act

If none of the above exist the appropriate authority
may issue a development permit sublect to such terms

and conditions as may be necessary.

2. Under Part III: District Planning

(2) It provides for the setting up of regional planning
districts ( a municipality or more than one municipality
jointly).

-"a logical rational area of planning purposes based

on, but not limited to such considerations as topographic
features, the extent of existing and probable urban
development, the existence of important agricultural
resource, cohservational, recreational, and other urban
or rural concerns, the existence of desireability of
uniform social and economic interests and values and

the existence of planning concerns common to the
municipalities or communities concerned.”

3. Undexr Part III: District Planning

(8) “Where a Municipality forming part of the Additional
Zone becomes a part of a planning district under the
Act, the jurisdiction over that part of the Municipality
by the City of Winnipeg Act subsection 4 (2) shall
cease. The planning districts were also given the power
to enact bylaws (not contrary to the law or inconsistent
with the provisions of the Planning Act) and a district
board powers which would replace municipal board pogsrs
to approve or turn down subdivision applications.”

Although the new Planning Act made provision for greater land use
céntrol in the form of restrictive legislation, and regional planning
districts, the Act encompassed the setting up of governmental
machinery to co-ordinate provincial land use planning and to establish

guidelines to provide the framework for municipal and district

land use planning. The Act created following governmental machinery:
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1. The. Provincial Land Use Committee (P.L.U.C.)

It is comprised of members of the Provincial Cabinet with the

following responsibilities:

- ensure co-ordination of other government (s) programs with
these policies

- make recommendations to cabinet respecting the development
of Provincial Land Use policies.

- make recommendations to the Provincial Cabinet for the
establishment of special planning areas (where there is
an over riding Provincial interest - but to be done in
consulation with municipalities affected, and public
notice and public meeting may also be necessary) and the
adoption of development plans.

~ recommend to the Prowvincial Cabinet the establishment of
Planning Districts.

‘= approve municipal and district development plans and ensure
their conformity with established Provincial Land Use

Policies.

2. An Inter-Departmental Planning Board

It is comprised of deputy ministers representing those departments
with an interest in land use (deputy ministers to P.L.U.C.). Its

main functions are:

- advise and assist P.L.U.C. and government departments
in formulating policies affecting the use and develop-
ment of land.

- advise and assist any public authority in planning for
the use and development of land and co-ordinate the
major land use Planning activities of such authorities.

- to make recommendations to P.L.U.C. on the establishment
of Special Planning Areas and on the adoption of Development:
Plans.
3. District Planning Boards

Not tc be confused with new planning districts under the Act,
District Planning Boards will be established, with the intent

of eventually decentralizing the current Municipal Board's powers.
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The Characteristics of the District Planning Board would be:

~ the District Board would be incorporated

— the Board will be comprised of members of Councils of
Municipalities with the area of the district.

- it will pay renumeration to its members for expenses.
- it may adopt bylaws
- it may hold property, expand funds and enter into agreements

- it may prepare, adopt, administer, and enforce a District
Development (land use) policy plan, a district zoning
bylaw on behalf of a Municipality, a subdivision standards
bylaw, and a building bylaw.

- the Minister may grant to the District Board authority
to approve the subdivision of land within the district
where there is adequate staff.

- it may receive Planning Assistance and/or financial grants
(unknown ) from the Minister of Municipal Affairs as a
subsidy to the annual operating expenses of the board.

- formation of the Board enables municipalities the opportuﬁitz
to act jointly and with provincial support and involvement. 20

- It is evident that in Manitoba the government has taken steps to
"crack down" on land use abuses in the province, as well as, re-
organized and expanded the authority and administration of land

use policy in the province.

The new Planning Act in Manitoba however, is certainly not
above criticism. Many problems are being anticipated as a result
of the Act. Also, there are some serious land-related problems
which the Act has not addressed itself to, aﬁd which need to be

confronted in the province.

A problem of the Act could result from the delegation of planning

responsibility to regional planning districts. If planning districts



164.

form around the city of Winnipeg, and the additional zone planning
jurisdiction is removed, planning responsibility might be decentral-
ized and perhaps fragmented. The previously mentioned "need for
effective planning and development of the Winnipeg region as a
whole" would likely be forsaken. The Districts around Winnipeg
could adopt "pro-development"” or anti-development" guidelines and
plans which might not be in the best interests of the growth of
either the commuting zone region around Winnipeg, or-the City of

Winnipeg.

There may 21so be another long-term problem inherent in
this Act. 41 Because many municipalities are currently develop-
ing plans, and because the Provincial Land Use Committee (P.L.U.C.)
will be beginning to develop its own land use strategy, this
could present a problem. Many municipal plans will be developed
and approved before the province has developed its own strategy.
This may result in the province having to come back to a particular
district and asking it to make changes. It could also result
in a municipal diétrict, paiticularly a large one, actually
determining much of the provincial land use policy through ité
development plans. This is indeed, a sensitive area, and political

conflicts could easily develop between P.L.U.C. and district

Planning Boards.

Planning districts in Manitoba have been slow in forming,
and they are taking a long time in coming into being. The major
obstacle has béen the establishment of cost-sharing arrangements.
According to the Minister of Municipal Affairs, at the end of

July, 1976:

18 groups representing about 60
municipalities from all over Southern
Manitoba have expressed some interest

in establishing local planning districts,
but since no cost-sharing arrangements
had been determined, no committment was
made by any municipality.
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Municipalities are fearful of a cost-share formula which
would result in a significant increase in the local mill-rate
and taxes and they are suspicious of having to subsidize other
areas or communities of some planning district. The current

attitude of the government is to more slow and not offend anyone.

The Planning District concept is bound to generate confusion
to many inside and outside of government. This.is because other
government departments also have set up special districts. An
example is two Acts carried out by the Department of Mines and

Natural Resources:

Watershed Conservation Districts Act - management and

improvement of a watershed with support provided by an
- overall plan or shceme and construction and maintenance
to improve and control water supply.

Resource Conservation Districts Act - to carry out programs

related to soil conservation and to control the use and
development of land in accordance with the Act. 43

These Acts have some over-lapping functions inherent in the
-planning Act, and there is reason to suspect some duplication

of government services.

- There appears to be an assumption in the Act of the need
for "planning" and the need for "the plan". The traditional
planning process and the notion of a comprehensive plan 44 is
most often static andinflexible, and is restrictive telling what
you can or cannot do as shown on a scaled map. An alternative
to a comprehensive plan would be a process, or continuing oriented
plan with flexible guidelines with the ability to allow for citizen
inputs and desires from a variety of interests. An attempt at
such a plan has been made in British Columbia in the Greater

Vancouver Regional District.

A problem which the Planning Act has not focussed upon at
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all is the high cost of land and housing.

According to the Housing and Urban
Development Association of Manitoba
(H.U.D.A.M.) report of March, 1976,

a Winnipeg household must earn at
least 17,276 a year in order to
afford a new minimum standard (1000
square foot) home...70% of the house-

holds in Winnipeg do not earn $17,276. 45

There has been some concern over the issue in Winnipeg, and a
Provincial Royal Commission on Land Speculation has been summoned.
Housing costs are also increasing in other areas of Manitoba.

A survey of real estate agents at several
Manitoba centers indicates...prices of
housing rising at a steady pace...housing
prices climbed between 10 and 20 percent
during the past year, compared with an
estimated 20 percent rise in Winnipeg
house prices since last summer...President
of the Manitoba Real Estate Association,
said prices were going up in smaller centers,
as well as cities and larger towns because
land costs were going up.

A land policy should include provisions for making the cost of housing

affordable.

In Manitoba, although evidence indicates that non-resident
purchasers of rural land, such as foreign investors, land development .
companies, or purchases of hobby farms are negatively effecting the
rural land market and the farming community, no remedial action has
been taken to control such purchases. Other provinces have taken steps

to curb non-resident purchases of Canadian land.

Manitoba's new Planning Act has only been in éffect a short
while. Although it represents improvements from previous land use
"~ planning practices, it may continue to encounter other problems and
it may lack the ingredients capable of combating serious land issues

of today.
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Land Policy in Ontario: The Ontario Official Plan Approach, The

Ontario Land Transfer Tax Act, and the Ontario Land Speculation

Tax Act.

The province of Ontario has been faced with a wide range
of land-related problems. The government of Ontario, probably
more so that. any other provincial government within Canada,
has reacted to its problems with some sort of action. The impact
and effectiveness of Ontario's action to many of its pressing

problems, has been subject to considerable criticism.

Some of this action - aspects of the Ontario Official Plan
Approach, the Ontario Land Transfer Act, and the Ontario Land

Speculation Tax Act will be looked at and discussed here.

. Ontario has the largest population of any province ih Canada.
The largest amount of the population ig located in the area of
southern Ontario, encompassing centers such as Toronto, Hamilton, .
Kingston, London, Windsor, Guelth, Oshawa Brantford, Peterburough,
St. Catherines, Niagara Falls, and Kitchener - Waterloo. However,
many other centers further north, such as Ottawa, Owen Sound,

Sault Ste. Marie and Thunder Bay to name a few, are thriving.

There are tremendous demands upon urban regions available land

to accomodate increasing human activity - more intensive uses

such as residential, industrial and commercial uses. In some

parts of the province, city growth has been explosive and has spread
out into rural townships and evertaken adjacent towns and villages.

Ralph Kruegar has stated that:

'The result has been haphazard and
‘disorderly urban sprawl that is uneconomic
to service, and socially dificient. 1In the
process, valuable agricultural lands and
recreational resources have been needlessly

- destroyed, ecological balance upset, and the
gquality of the regional human and natural
environment seriously blighted!. 47
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Of recurring concern is the need to save farmland which is
of productive quality. The same region - Southern Ontario -
which contains most of Ontario's population, also contains nearly
all of the province's productive farmland, and all of the
province's fruit producing land (the Niagara Fruit belt). A
Tdronto newspaper article stated that a report had shown that
land had gone out of production at a rate to 26 acres an hour

between 1966-71. It states:

Land is going out of production so
quickly. that keeping an accurate
figure of the land in agriculﬁgre is
almost an impossible task.

The loss of productive agricultural land in Ontario may have
very serious implications for future generations in Ontario -
perhaps for future generations of Canadians, and others in the
world. Agricultural land converted to urban uses is usually

"lost for food production forever.

Land costs surrounding many rapidly growing urban centers
in Ontario have become highly inflated. Land speculators have
been pre&alent, and the cost of land is often increased in

value to the extent of the following case researched early in
1975;
Near one on Toronto's satellite Cities
a widow sold her 100 acre farm for $100,000
five years ago. A speculator bought it.
He subsequently sold it for $600,000 and

today the current owner has it on the
market at $1.5 million. 49

In relation to the housing market,the cost of land converted
into single family residential housing units will eventually
be paid by purchasers of housing. B2n official of a Development

Corporation early in 1976, stated the following housing costs



169.

for the Toronto area:

Within a 35 mile radius of Toronto,
new houses cost $65,000 for a three
bedroom bungalow, $72,000 for a two
storey and $68,000 for a split level...
(in Canada) the general housing cost is
the highest in Toronto, but the cost is

nearly comparable in Vancouver and Ottawa. 50

-The high cost of housing is perceived as a serious obstacle to
many prospective purchasers of housing in Ontario. The government
of Ontario has reacted to these issues in certain ways, and its

most conspicious reactions will be examined.

Planning and the 'Official Plan' Approach

In 1968, the Provincial government of Ontario began re-
organizing local governments in the province. 51 Regional
Governments resulted in reducing the number of local municipalities
in the province for the purpose of facilitating and implementing
regional plans. The regional government, thus, represents an.
upper tier of local govérnment which has the ability to‘implement
certain aspects of regional plans. The former approach in attempting
to cope with recional growth problems was. to establish joint area
planning- boards. Altﬁough, some co-ordination of plans by this
system may have resulted,‘these boards only hadvadvisory powers.
Any plans formulated had to be implemented by a number of in-
dependent local governments - each of which had their own advisory
board and each of which are concerned with their own tax assess-
ment. The regional government level, by taking over the provision
of a number of services from local municipalities, has been able
to reduce the pressure to plan through assessment - the costs
of these services were spread over the whole region. A major

responsibility of the regional gévernment is to develop an 'Official
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Plan' for the region. The plans to become 'Official' must meet
the approval of the regional government, and the government of
Ontario. Once official, development plans,zoning bylaws, and
public works of all the logal municipalities ir the region

are completed, they must comply with the regional office plan.

Two academics in Ontario have demonstrated avid support
for the 'Official Plan' concept in Ontario. E. C. Pleva, a
geography professor from the University of Western Ontario.

has stated:

The official plan is more of an operating
‘manual than a blueprint. It uses the
democratic procedure to assess public
intentions and serves to enable elected
representative to make decisions in line
with agreed upon goals. The process is
not a simple one. It is as complicated
as the democratic process...The province
has encouraged 'Official Plan' thinking and
practise on the part of local (lower tier)
and regional (higher tier) governments.

Ralph Krueger has pointed out that the official plan has the advantage
of: .
1) establishing goals and objectives for the region.

2) standards of servicing and environmental quality for
the region.

3) indicating overall nature and direction of urban
development in the region.

4) establishing policy statements to be used in implementing
the plan.

5) by 1975, official plans have been required by all
municipalities.
In his opinion, services and plans of local municipalities are
being co-ordinated, permature suburban housing development and

other aspects of urban sprawl are being curtailed, and certain
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environmental amenities are being preserved.

Although the two-tiered system of government has been an
improvement from planning efforts of previous Years_‘there is
an argument that regional planning must also involve provincial
strategies which must, in turn, be translated into development

prlans on a much broader scale that the regional districts:

A provincial plan could be fairly

general, A kind of Zoomlens principle
applies. The larger the area, the more
general the terminology may be. As you
narrow the view, the details emerge until
you see zoning bylaws that really implement
the official plan, building bylaws, and
perhaps even set backs (at the municipal

or regional plan levels). However, these
are all compatible systems that support

a:nd reinforce each other as you move up and
down the zoom scale.

Provincial involvement in this context, would mean the enunciation
clear statements concerning‘aims, goals, and means to move into

the future, and this statement would be expected of the lower’

tiers of government as well.

There have been attempts at provincial strategies on land
use and development plans on a broader scale than the regional
districts. Planning efforts have focussed on the Central Ontario

- Region (several studies) and the Niagara Escarpment Area of the

Southwestern Ontario Region (see map 3)

The Central Ontario Region has had 3 major studies done

which have influenced its development.

The Metropolitan Toronto and Regional Transportation Study

~(MTARTS) in 1962, was established to examine the transportation
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MAP 3
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problems and possible solutions to the conurbation stretching
from Oshawa to Hamilton and as far west as Waterloo country.
MTARTS report suggested possible development patterns for the
region, however, the transportation body was not the right
body to make a policy on which plans should be accepted with-
out knowing more about development and land use patterns. The
urgent need for an official strategy for growth for the entire
Toronto - Centered Region was pointed out by this study.

The Toronto - Centered Region Concept (TCR), the next major

study, occurred when the Provincial Government summoned planners
to begin working on a plan for the Toronto Centered Region in

the late 1960's.
The basic goals of the plan were:

- discourage excessive growth in Metropolitan Toronto

- structure new growth in well-defined ‘centers separated
' by open space

~ Pprevent urban sprawl from ruining the agricultural,
recreation and other resources across the whole region.

In 1970, the Toronto Centered Région Concept was published. The

concept is shown in Map 4.

Several problems with TCR have been evident. 55 Developers
have argued that TCR has restricted development unnecessarily
andcaused land and housing prices to escalate due to shortages.
Concerned planners have argued that it lacks the legislative
base for detailed methods of implementations. Farmers have
complained that they have been prevented from selling land for
development but that their escalating land costs and taxes have
made farming uneconomic. Although TCR has no legal status, many
development proposals have been approved or rejected as ‘a result
of the concept, but no programs for the implementation of it

exist. In response to several of the criticisms of the TCR plan,
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several task forces have been established to study social,
economical, and environmental implications of TCR, particularly
in relation to the three zones and to work out more detailed

plans for development. .

The Central Ontario Lakeshore Urban Complex Study (COLUC) 1974,

came into effect when the Government of Ontario passed new
legislation in 1974 called the Ontario Planning and Development

Act. It empowered the government to design, adopt, and implement
plans for areas designated by government. The C.0.L.U.C. study

was set up to study social, economical, and evironmental implications
relating specifically to the northern and eastern parts, Zone 1

of the TCR plan. A major recommendation with regard ﬁo férm land

in the area was:

The first step toward a viable agricultural industry
would be for the province to designate good farm land

as having agricultural priority for foreseeable future. 56

Along with the C.0.L.U.C. study, the Ontario government took
several other measures in conjdnction with the Ontario Planning
~ and Development Act attack problems in the Toronto Centered Region.
The Ontario Land Corporation was established to enable government
to assemble land for new towns called for in TCR. To provide
real estate taxation relief to farmers, the provinéial government
established a tax rebate system which returns 50% of -the municipal
-tax levied on all bona fide farms. If the land is sold for develop-

ment, the farmer must repay the rebate, plus interest.

One of the first areas designated for a plan by the government
was the Niagara Escarpment in 1973. Because of the need to
preserve important. agricultural land capable of fruit production
from urban related development, and to preserve some of the

great scenic and recreational areas,the provincial government enacted
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special legislation, the Niagara Escarpment Planning and Development
Act. A Niagara Escarpment Commission was established which consisted
of represenatives from all municipalities along the escarpment
(see map 5), and some government appointees, and they were to
prepare a master plan which would force all the municipalities
to comply with it in developing their own plans and in regulating
future developments. The following were the objectives of the
Commission:
- to ensure that all new development is compatible with
the purpose of the Act, which is to provide for the
maintenance of the Niagara Escarpment and land in its
vicinity as a continuous natural environment, and to

ensure that only such development occurs as is compatible
with the natural environment.

- to protect unique ecologic and historic areas.

- to maintain and enhance the quality and character of
natural streams and water supplies

- to provide adequate opportunities for outdoor recreation

~ to maintain and enhance the open landscape character of
the Niagara Escarpment in so far as possible, by such -
means as compatible farming or forestry and by preserving
the natural scenery.

- to provide for adequate public access to the Niagara
Escarpment. ’

The Commission was legally enabled to manage the land uses of
the escarpment through the use of Development Control procedures.
Unlike traditional zoning, there are no zones nor are there
detailed standards, each development is considered on its own
merits, and evaluated against the approved guidelines. Along
with development control, the provincial government has taken
some commendable action and has purchased large acreage of the
escarpment in certain key areas — a master blan for the escarpment

area has not yet been completed.
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MAP 5
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Lland use policy efforts in Ontario have been extensive,
and have been based for the most part upon the traditional plann-
ing process. The government of Ontario has also enacted legislation
which has taxed speculation on land and transfers of title of
land to non-residents of Canada. The implementation of such
Real Estate bills ~ designed to be punitive - was entirely new

in Cmnadian Context in 1974.

The Land Speculation Tax Act and the Land Transfer Tax Act

were passed in April of 1974, with the following objectives in mind:

1. to discourage speculation

2. to make more land available for residential construction
3. to increase Canadian oWnership of land. >8

These were stated objectives of the legislation in its final form.
The treasurer in his budget speach, however, had initially stated

other obijectives.

I should like to describe important

new measures to restrain inflation...
They {Land Speculation and Transfer Tax)
are designed to stabilize land prices,
and eccourage Canadian ownership of
Ontario Real Estate...Mr. Speaker, I

am proposing a new tax to discourage
speculative activity. This tax has
two objectives: to reduce escalation
of land and housing prices.

In their final form, the two Acts contained the following general

provisions.

Land Speculation Tax Act (tax levied against Vendor)

Imposed is a tax of 50% of profits (amended to 20% with rebates

of 30% returned to these previously taxed - on December, 1974)
from the sale of unimproved real estate. This was levied
independent of the normal federal Capital Gains Income Tax. Some
of the exemption included:
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- principal residence of up to 10 acres of land.

- principal recreation property (cottage) of up to 20
acres of land if land is sold to a Canadian resident.

- a developer selling lots to a builder.
- a builder selling a new house.

- the sale of an existing property to which the vendor
has added at least twenty per cent in improvements.

- Commercial properties on which buildings constitute
at least forty percent of the value.

- family transactions among farmers.

- a sale to a public body.

Land Transfer Tax Act (tax levied against purchases)

Imposed is a 20% tax when any real estate property is acquired
by a non-resident of Canada. Foreign purchasers of land are also
subject to the Land Speculation Tax. For Canadians, the Land
Transfer Tax remains at 0.3% on the first $35,000 and 0.6% on

the excess - this tax has been in effect since 1921. ©0

As well as being concerned with land use and planning, the
Province O©f Ontaric has shown some concern for the ownership of
land and the disposal and sale of land by imposing taxes on

speculative profits and foreign purchases of land in that province.

There have been many difficulties associated with Ontario's
approaches to solving its land-related problems. These will

be discussed here,

The first criticism relates to the "official plan" concept
in Ontario. Despite the assertion of E. G. Pleva, referred
to earlier, that the official plan was more of an operating
manual than a blueprint, one suspects that thié may not be the

case. The "zoomlens principle" and the sophisticated and detailed

levels of planning appear to be in line with the aims of traditional

comprehensive planning. Depending upon the details of implementation,

the "official plan" concept may become a static plan; and may not



180.

be a reflect of citizen inputs and desires from a variety of in-
terests in society. It may suffer from the same problems as
many plans have experienced in the traditional planning process,
and may be just as unresponsive to human needs as these plans

were.

Another criticism of this planning approach may be the cost.
The elaborate nature of planning is very expensive. If one
considers the overlapping effect in the plans, (municipal,
regional, and provincial) one could even consider the official
plan system, perhaps,'as being wasteful. Along with this, over-
lapping responsibilities will likely lead to confusion, and
result in lack of co-ordination between the different levels

of government.

Several solutions to the two-tiered system of planning in

. Ontario have been suggested. Regional government council, are
composed of local councils, 61 and they often act to protect

their own local interests. 'Pettyvlocal pride and jealousy

can have an impact on the regional "Official Plan". This plah,

as a result may be a compromise which is not the best option

in terms of cuality of the natural environment. Two tiers of
government, municipal and fegional, have had problems with defining
and operating the division of planning power between them, and

time and energy have been wasted as a result,

Construction of large - scale transportation projects in
Ontario in recent years have met with tremendous controversy.
The major $200 million transportation roadway, the Spadina
Expressﬁay was cancelled after it was only one-third completed
in 1971. The Premier of Ontario exercised his power and over-
ruled an Ontario Municipal Board decision at that time, and

stopped the project. Similar action occurred with regards to
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the proposed Pickering Airport site near Toronto. Although the
Federal Government has expropriated 18,000 acres in the Pickering
region for the airport, the Government of Ontario cancelled its
construction in 1975 because of citizen objections, and because

| most of the sité was designated in the TCR plan for agricultural,
consexrvation, and open-space uses. It is easy to conclude from
this that the Ontario Provincial government has not been able

to co-ordinate its goals, objectives, and important decisions
with other levels of government, and thet is has not yet found

a good formula for good long-range planning of the rapidly growing

province.

What could be the greatest failure of the Ontario government
has been its poor track record in being able to preserve its
productive farmland. Preservation of good farmland in Ontario
is perhaps the most pressing long-range concern facing the
government and the newly created Ministry of Agriculture and

Food in the province.

Escalating land and housing costs have not effectively béen
- dealt with by the province of Ontario. The Land Speculation
Tax Act, or the Land Transfer Tax Act have not been successful

in this area. In practical use, the Land Speculation Tax,

has not had any significant remedial effect. Criticism by

Morton Gross has been voiced on the Land Speculation Tax:

Historically the act was brought on

by a period of speculative boom of
unrestrainable proportions. People

were crying for action and the government
felt under pressure because of its long
inaction. As governments often do, it
acted too hastily and apglied a lobotomy
to a neurotic patient. 2

Gross suggests that it was impossible to know whether the Act
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was working because it was no longer needed Wwhen it came into
effect. At the time, money tightened, interest rates rose, and

a recession was on the horizon. The Act served to depress an
already depressed market, and thus acted as an unintended economic
tool. Also, competition within the market has been reduced
because the small developers and builders were the hardest hit

by the tax. Finally, the land tax is easy to beat in a

fradulent way, éarticularly because there is no system for the

independent valuation of land in Ontario.

Gross observed that it is just as important to set up an
adequate administrative procedure as it is to define fancy
legislation. 1In the future, he suggests objectives of legislation
should be carefﬁlly analyzed so that the harmful aspects do not
outweigh the beneficial aspects of the legislation and planners
should use their skills to examine deficiencies of a system

before it is implemented.

There was some support'for the concept of taxing speculative
profits in Ontario, even among opposition members in the
legislature, as the following comment from the April 29, 1974

legislative session indicates:

§inger: (liberal, Downsviéw)

I don't think anybody can really say

speculators shouldn't be taxed, people

who push pieces of paper around and exchange
cheques and add nothing to the common good of
Ontario shouldn't be allowed to take advantage...
of the present situation...

There was also blatent opposition to the concept of using taxation
as the principle tool for solving a problem or changing social
conditions, which were pointed out from the April 29, 1974

parliamentary session:
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MacDonald (N.D.P. York South)

The government is attempting to use taxation as an instrument

of policy to sort of change sozial conditions.. there is a

great deal of evidence to suggest that traditionally, that

isn't an effective way. There are thousands of lawyers who
spend all their lives finding and using loop-holes in

taxing legislation, and the courts are extremely receptive

to attemonts to evade new taxes...TI suspect it's going to

take two or three years to get an effective piece of legislation.

Cassidy (N.D.P. Ottawa Center)

One can sit down in the market and one can define certain
kinds of activities which involve the taking of massive
profits from land and call them speculative, and take other
kinds of profits which also arise out of the land and define
them as not speculative, but as being a realistic one...

The profit which is taken by a developer...that profit on
land is just as unconscionable as the profit which is taken
by somebody who is churning land and passing it from hand-
to-hand in the speculative process which has preceeded the
actual development.

The Speculating Tax has made no distinction between the cost
of land, and the cost of housing. A point was made 66 that -
at one time in the past,land assumed 20 percent and property
(buildings) 80 percent of the cost of housing. Today, a 50-50
split in this cost is rare, and land prices represent as much
as 60 percent of any transaction, particularly in urban areas.
The cost of building a house has increased at a rate slower
than inflation, but the price of land has escalated at a rate
far in excess of the rate of inflation. The Speculation Tax does

not adequately focus upon the escalation of land cost.

Another major criticism of the Act was its many exemptions.
Some of these exemptions were principal residence, principal
recreation property, sale of property for industrial or commercial
purposes, sales of property by builders to residential or

commercial owners or landlords where value of premices is 40%

64
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or more of proceeds of sale, and sale of property at 20% of the

aquisition cost. Why these exemptions were permitted,.and why

the specified percentages were allowed all raise several questions.
It was suggested by an oppositon leader in the legislature, 67

that if the bill was a serious attempt at recapturing 50% of the

profits from Real Estate transactions in the province of Ontario

for the year 1974-75, a total revenue of $950 million representing

50% of these $1.9 million total real estate transactions would

be possible. The projection was for $25 million in taxes from

the Speculation Tax for that year. The bill, it was argued, was

so riddled with exemptions that $925 million would be lost to

the public purse. In actual fact, the Speculation Tax raised

less than $1 million in 1974-75, and is expected to raise less

than $3 million in 1975-76.

The legislature debates on the Land Speculation Tax in Ontario
rates among the hottest debates which have occurred in the
Ontario House, and these debates were very informative on
land taxation and housing costs in Ontario. While the Speculaﬁion
Tax was passed in the House, the Minister responsible for the
Act was forced to admit that his Act would not have the resound-
ing effect upon land speculation and the housing market which

the stated objectives would Jead people to believe,

It (Land Speculation Tax) won't resolve

the housing problem...I'm not suggesting
its going to reduce prices either... If

we can reduce the rate of increase in

prices...We will have accomplished a great deal 68

The Minister supported the passage of the bill on the
grounds that the Act was not philosophically conceived for the

purpose of capturing "betterment", even though, it was essentially

a betterment tax. The Act is not intended.to collect revenue -
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through a tax designed to stop the activity on which the tax

is levied. The Act is a blunt attempt to stop speculation.

The Land Transfer Act has had the effect of discouraging
foreign (Non-Canadian) purchases of land,particularly farmland,
in the province of Ontario. As a direct result of this Act,
Quebec has adopted a land transfer tax of 33 1/3% on non-Canadian
residents. 69 Foreign purchasers of land have been directed

" to provinces where no such restrictions occur.

Up to this point in time, Ontario's efforts to attack the
problems associated with a rapidly growing and highly urbanized
province; the demands upon the province's environment and the
high costs of land and housing, have met with limited success.
The emphasis upon "official planning" in Ontario, the Land
Speculation Tax Act, and the Land Transfer Tax Act have certainly

not provided all the answers.
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F. The Prince EdWard Island Land Use Commission and
"Non-Resident Restriction on Land on the Island

Prince Edward Island has been seriously concerned about the
land in their province. The island contains about 1.4 million
acres and is the smallest province in Canada. in 1972, the Govern-
ment of Prince Edward Island recognized a growing concern over
'problems of land use and land ownership and appointed a Royal

Commission on Land Ownership and Land Use. The Commission was

created to identify major problems of land use on the island.

The Maritime provinces and Newfoundland share many problems.
In these Atlantic provinces, the non-resident land owner (owners
whoe principal residence is outside the province where they own
land), most often Americans or British citizens, have been
continually buying up more and more land over the years. Many
‘farms élong shorelines are being sold for recreation and cottages.
In 1971, 6,3 percent of Prince Edward Island was owned by non-
residents, and it was estimated that half the island's area would
be owned by non-residents within 30 years. 70 Scenic shoreline
areas of Nova Scotia - especially Cape Breton Island, New Brunswick,
and to a lesser degree, Newfoundland are becoming increasingly
" concentrated in the hands of non—resiéents (predominately non-
Canadians). The non-residents are usually able to outbid the
provinces residents for the choice recreational land, and this has
caused residents of New Brunswick, Nova Scotia, Newfoundland, and

Prince Edward Island to become very upset over this issue.

No province has responded to this issue as’concisely as has
Prince Edward Island. Nova Scotia has taken the position that
ownership of land is not of concern, but rather how the land is
used. They have adopted a disclosure law to determine citizenship
and residence of buyers. They have declared all the province's beaches

to be protected shoreline and controlled against undesireable development.
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In Newfoundland a planning task force has been studying the
problems of non-resident ownership. Also, New Brunswick
legislators are conducting an inquiry into land use. Prince
Edward Island has maintained the following strong legislatién over

the years:

1939 - enacted an order-in-council preventing ownership
of more than 200 acres of land by aliens without
concent of Lieutenant Governor-in-Council. This
program became incorporated into the Real Property
Act.

1964 - this provision was changed and it reduced the amount
of land an alien was permitted to own to 10 acres
and 330 feet of shoreline frontage.

1972 - the 1964 restriction was changed and was applied to
all persons who were non-residents of - the province.
This was done to bring the legislation in line with the
federal B.N.A. Act and the Citizenship Act. When
challenged, the restriction was upheld by the
Supreme Court of Canada_.7l

These steps represent the toughest prohibitive stand on
non-resident ownership taken by any province on the eastern

. coast of Canada.

Not all land-related problems, of course, are the result
of non-resident, or alien purchases of land in Prince Edward Island.
Since Virtually all of P.E.I. contains good farmland, and the provin-
cial economy is, for the most part, dependent upon agriculture, there
is much concern over the maintenance of the farming community and the
prservation of agricultural land. Charlotteﬁown, Summerside, and other
communities are expanding, and a host of land problems are associated

with the growth.

The Royal Commission on Land Ownership and Land Use recommended
that a Land Use Commission be set up in the province. The Land Use

Commission had several duties which were spelled out in the P.E.I.'s
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new Planning Act, passed in November, 1974. It outlined the
following terms of reference for the Land Use Commission based upon

the problems which were identified by the Royal Commission.

1. to make recommendations to the Lieutenant-Governor-in-
Council on a wide range of land use policy issues.

2. To consider applications from all government departments
and agencies which wish to change the use of land or
develop it.

3. To make recommendations to the Lieutenant-Governor-in-
Council on all petitions for non-resident land purchases
and corporate land purchases covered under the Real
Property Act.

4. To approve all official plans proposed for adoption by
regional, joint, or municipal planning boards.

5. To consider appeals of decisions made under the Planning
Act.

The Land Use Commission's defined role was in the form of

a hon—partisan,72 corporate body which is not a part of any
government department, but feports directly to the Lieutenant
Governor in Council through the Minister or Community Serviceé.

" The Land Use Commission consists of seven members who are
appointed from the private sector, and an advisory board of two
persons, normally civil servants, appointed by the -Lieutenant
Governor in Council (the two advisory board members are not allowed
to vote on an issue). An executive director of the Land Use

C ommission is employed as well to carry out the day to day

administration of the Commission.

In order to accomplish its duties, the Commission devised
an elaborate procedure for this. Firstly, in the later part of
1974, the Land Use Commission sponsored six public meetings at
which people knowledgeable in their fields presented their views
to the Commission. These meetings were well publicized and

well attended.




189.

After these public hearings, suggestions received along with
those from other sources, formed the body of a major discussion. paper
" which was made available to every citizen and group concerned with

land use issues.

Subsequent to the release of this paper, time was allowed for
interested groups and individuals to put various questions forward
to formulate their own ideas and perhaps put them down on paper for
the benefit of the Commission. Throughout February of 1975, the
Commission held 12 public hearings at various centers on the Island
giving interested groups and individuals the opportunity to respond
to the questions on the discussion paper. The final step was the
preparation of a final report by the Land Use Commission based on
the 66 written briefs submitted to the Commission by organizations

and individuals, and the over 1200 people which attended the hearings;

As a result of the hearings, the following was characteristic

of the state of land use planning in Prince Edward Island.

There was concern for the future of agriculture.
An improved marketing system and farm stabiliza-
tion programs to enable farmers to gain a decent
return on their labour and investment were needed.

There was concern about the lack of knowledge about
the planning system and misconceptions about how
the land use controls are now being applied within
the province, by the citizens.

The legal basis for land use controls in P.E.I. in
their present forms (Planning Act, Recreation Develop-
ment Act, various municipal statutes) are cumbersome
and difficult to interpret.

There was concern with the nature of the planning
process. Rather than to develop a comprehensive
plan which tries to define what is "best" for the
people, but could never do so because of great dif-
ferences in tastes, preferences, and backgrounds of
people in the province, the Commission suggested
another approach. A process of bargaining among
various interested groups is the best way of de-
fining "public good".
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A concern ovexr the role of government was
expressed.

Strong measures should not be pursued at the
present time because the public is not vyet
fully aware of the problems, and would not ac-
cept strong measures taken in the public in-
terest.

The need for a Land Use Commission to continue
to monitor the progress being made, or not
being made towards improved land use policies
and practises within the province.

. . 73 .
The first major report was made by the Land Use Commis-
sion on April 10, 1975. Although several policies were expressed
in the report, comprehensive action was not proposed. Recommenda-

tions in the main body of the report came under four headings:

Comnmunity Planning Policies
Development Control Policies
Coastal Zone Policies

General Guidelines for Land Use.

In the area of Community Planning policies the first report
of the Land Use Commission made the suggestion that additional
regulations on land use at this time would have very limited ac-
ceptance if imposed at the provincial level. Although there was
support for land use planning and control at the community level,
support was far from unanimous. It was suggested as well that the
Provincial Government commit itself to supporting community plan-
ning, but that planning and regulation of development ﬁust be
tailored to suit local circumstances. Other proposals were also
made by the Commission. Villages and towns should be permitted to
have a dual tax rate, to facilitate the extension of village and
town boundaries into outlying areas that are building up. Community

Improvement Committees should be started and be required where more
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than one municipality is involved - otherwise the normal planning
function can be carried out by the municipality without the neces-
sity of a formal board. This recommendation represents a decentra-

lization of planning authority.

Development Control Policies, the report suggested, are
necessary because of the continuing need for effective provincial
guidelines and regulations to control development. A problem
exists in the province where developments are being denied on the
grounds of preservation of open space, containment of urban growth,
prevention of premature development, and non-conformity with existing
‘ statues. Current legislation needs to be reviewed according to the

report.

Another major area of concern was the coastal zone. The zone
could be developed for recreational use for residents or tourists,
it could remain in agricultural use, or it could be left undeveloped.
The Commission recognized that there was no census over how this
land should be used, but' it suggested that the immediate problem is
to presefve options for the future while providing reasonable guide-
lines for present development. A Coastal Management Plan is needed
to secure the protection of fragile areas, the Commission stated,
but more information and input, they argue, is needed from communities

before a plan can become a reality.

Finally, the Commission pointed out some general guidelines for
land use. Tt was stated that the key to a sound provincial economy
is a healthy agricultural economy. It is important that the agricul-
tural community be assured of progress towards better and more stable

incomes such as government expenditures directed to:

- increase markets for agricultural produce
—- introduce a degree of stability into the market place

- assist farmers to maintain a competitive position.
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These proposals, it was argued, were of greater immediate concern
than an attempt to preserve agricultural land by such a technique

as a freeze of development on such land.

A second major report is to be prepared by the Land Use Com-
mission on topics relaged to the ownership of land. Throughoﬁt 1975
and 1976 the Land Use Commission is doing research in the province
and conducting public hearings on the extent and acceptability of
non-resident ownership in the province. The previous Royal Commis-
sion on Land Use and Ownership recommended dropbing its controversial
10 acre and 330 foot shore limits on purchases by non-residents,
recently upheld by the Supreme Court of Canada, in favour of compre-

hensive land-use regulations.A 74

Although Prince Edward Island had established a long tradition
of restricting alien and non-resident land ownership, its land policy
in other areas appears to be primitive when compared to provinces k
such as British Columbia and Ontario. Provincial action, ié thus,

subject to criticism.

The Royal Commission's recommendation to remove the non-resident
purchase restriction could be severely criticised. Such purchases
are not forbidden, there is merely a limit to the size of the property
sold, so why should an alien, or even a Canadian from another province
want more than 20 acres? This restriction appears to be generous
as itAstands. Aliens and out of province purchasers will likely
outbid resident purchasers, and may make large profits on the
Sale or development of property which could have accrued to an

islander.

The Royal Commission on Land Use and Land Ownership, and the

P.E.I. Land Use Commission entailed large staffs and massive research
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and public hearings since 1972, almost 5 years. There could be
some question as to whether the bureaucracies created justify the

continuing government expenditure in the area.

The final criticism relates the policy and decision-making

on the status of land. From the hearings, the Commission determined
that a land use plan was not feasible becuase the Islanders were
not ready to accept one. Many land owners and farmers, particularly
those approaching retirement age, fear that land use controls of
properties they have maintained and improved will reduce their
potential for capital gain when they sell. They claim that they
have counted on a profitable capital gain to provide for their
retirement yearé. 73 It was in all probability the land owners
who made the most noise at the public hearings, and it was likely
‘these interests which influenced the commission to suggest that
"strong measures (such as a plan) should not be pursued at the
present time because the public is not fully aware of the problem
and would not accept measures taken in the public interest". In
accepting this philosophy; the Commission has issued licences.for
individual land speculation. Should the interests of individuals
be greater than the interests of an entire province; it economy and
its land? Responsible leadership should make hard decisions which-
will benefit the majority of Islanders over the long term, rather
than enhance short-term individual gain. In the words of Alex
Cambell, the Premier of P.E.I.:

More and more we are coming to the opinion

that an individual or a corporation may "own"

some land, but in a larger sense the land

belongs to the province - and the collective

conscience of the province's citizens must

be concerned with the preservation of the
land.
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The value of the property a person owns
arises from community enterprize and it
is our view that the community has an
unchallengable right to impose restric-
tions on how the owner uses his property.
From the standpoint of the Premier, the recommendation by the Com-

mission does not appear to be realistically in line with provincial

needs.

A Land Use Commission, and restrictions placed upon non-
resident land purchases represent the current efforts effecting the
use and ownership of land in Prince Edward Island. While the
restrictions placed upon non-resident ownership of land has helped
to stop large blocks of land being owned by foreigners, the Land
Use Commission has not recommended substantial land use policies.
The Commission appears to be concentrating on being receptive to
interests which participate at public hearings and a major pursuit,
they claim, is to educate the public to make them aware of the
problems. Prince Edward Island's land policy has not been effective

in confronting land related problems in the province.

G. Conclusion

Provincial'Government legislation in areas effecting land has
been increasing in many provinces in Canada. Governments in the
provinces of British Columbia, Alberta, Manitoba, Ontario, and Prince"
" Edward Island, as shown in this cﬁapter, have recently become moti-
vated to confront land problems. The legislation has generally re-
lated to three areas respecting land - its use, its ownership, and
its sale or disposal. British Columbia, Alberta, and Manitoba have
been mostly concerned with the use of land. Prince Edward Island has
been concerned with the use, as well as the ownership of land. Ontario
has recently enacted legislation which it hopes will effect the use of
land, the ownership of land, and the sale and disposal of land in the

province.
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Much of the legislatioﬁ, has been active, but most often
lacks foresight (see Table 5). Measures to prevent the rapid
loss of agricultural land, and to reduce land and housing costs
have either been unseccessful, or created a host of harmful un-

anticipated problems. An astute observer of land use controls

~has stated:

When land-use controls are needed to correct
for faulty prices associated with a government
action it, unfortunately, is likely that the
distribution of benefits flowing from public
action will be more perverse then it would
have been without the controls...a far-seeing
statesman will feel a greater responsibility
to future generations when legislating as to
land than any other forms of wealth;...sudden
and extreme measures would be inequitable.

This has largely been the. case for most recent land policy innova-
tions in British Columbia, Alberta, Manitoba, Ontario, and Prince
Edward Island. In these provinces, either the legislative programs
have failed to effectively live up to their stated objectives, or
they have helped to induce other problems, often inequitably dis-

torting the land market.
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PART THREE

. "WHERE DO WE STAND?"

I want the freedom to do with'my land whatever

I want! But, I want to live in a clean and healthy
environment; I want to see poverty eliminated, people
earning their income honestly - not through speculation
on land; I don't want foreign interests owning or con-
trolling large segments of Canadian land.

Can the contradiction of how Canadians view land be
resolved? Can we obtain the seemingly opposite goals
of maintaining individual freedom in dealing with land
and intervention by government into the land market

to rectify land related problems ...perhaps.



CHAPTER 7

Conclusion "o Thesis

Canadians... (are) directly dependant
on the wealth of our natural resources.
The goods enjoyed may range from fresh
fruits grown in the Okanagan Valley or
Niagara Peninsula, to automobiles con-
structed of steel produced from iron-
ore from Northern Ontario or Labrador
and smelted with Alberta natural gas.
Automobiles depend upon petroleum ex-
traction and refining and are driven
over multi-large highways which cover
large tracts of land and require ex-
tensive amounts of sand and gravel in
their construction. Almost everything
we consume involves the use of land
even if it is quite distant from where
consumption occurs.

{Community Planning Association of
Canada, Conference Workbook, Winnipeg,
February 23, 1976).
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CHAPTER 7

CONCLUSION TO THESIS

A. The Hypothesis Answered

This thesis has entailed massive research on topics related
to land. The research has been conducted in an attempt to test
the following hypothesis.

There has been a significant
shift from perceiving land as a

commodity towards perceiving
land as a resource in Canada.

Included in the research were an analysis of imperative future
world requirements and land problems, and some Canadian national,
Provincial, and local land related issues and problems. Thére

was an analysis of various dimensions of Canadian attitudes towards
land. Different aspects of land as a commodity in Canadian context
were looked at, such as the role of the private corporation in
Canadian urban development, some trends in non-urban land in Canada
and the influence of foreign investment and ownership on Canada's
land market. The roles of the various levels of Government in
areas related to land were explored, and some recently passed
Provincial Government legislation and pfograms were evaluated

in relation to their recognition and treatment of land. On the
basis of the research conducted, it is now time té answer to the

hypothesis which has been posed.

All of the information collected and research conducted in
this thesis has not proven that there has been a significant
shift from perceiving land as a commodity towards perceiving land

as a resource, Because of this, the hypothesis is not proven.

While international and national trends and problems have
demonstrated a need to perceive Canada's land as a resource,

most segments of Canadian society don't recognize this need.
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Large Land Development Corporations,a considerable amount of recent
research reflects, make large profits from private urban land

- development and property investment, and often, they don't pay any
income tax. With land being perceived as a commbdity, the average
consumers of new housing are less capable of purchasing a new home.
Foreign non-Canadian interests both individual and corporate are
heavily engaged in Canada's mineral extraction, timber cutting,

and manufacturing, but they are also actively involved in pur-
chasing Canadian urban land, urban-fringe land, and farm.land. .
The foreign influence in Canada's land market has been a factor

in inflating land values and often causing transfers of income

and profit to leave Canada. Many problems have been evident from .

perceiving land as a commodity in Canada.

Has the recent increase in legislation reléting to land re-
presented significant governmental intervention towards correcfing
the many problems associated with land use, land ownership, and
the sale and disposal of land? The answer to this question lies
at the heart of this hypothésis. While a tremendous amount of
legislation has been passed‘throughout Canada on the subject of
land - particularly during the last ten years, it has not been able
to effectively solve land problems. Most new législation has either
been too weak, and permits many previous land-related abuses to
continue, or it has intervened badly'and disrupted the market to
the extent that a number of unanticipated consequences have occurred.
Government's have only "scratched the surface" in the terms of
formulating policies which recognize the value of land as a
- resource, and confronting current land problems within Canada. The
shift towards the perception of land as a resource in Canada in
l976_has definately not been significant. While there has been
gréater recognition of the need to look upon our land as being a
scafce resource, land is not treated as a resource, but a market-

able commodity. Canada's land problems have not been corrected.
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With the hypothesis now having been answered, this thesis will
reflect upon some personal views about the future and our perception

of land in Canada.

B. The Future and Our Perception of Land in Canada

On the basis of all the substance within this thesis, there
is a necessary need to perceive land as a resource in Canada, and
probably in all other countries of the world as well. The reasons

why this conclusion has been made will be discussed here.

In the past, assumptions have been based upon the premise that
Canadian land was in endless supply. This is definately no longer

the case. Some obvious examples of this are:

- Virtually all arable farmland, which can
can feasibly be brought into agricultural
production is in use today.

- Man's activities have disrupted many as-
pects of the ecological balance of nature
areas such as those surrounding the Great Lakes
and in Canada's remote north.

- land prices, reflected by the demand for
land are very high in urban areas.

With Canada being over one-hundred years old, many'of the long-
standing assumptions of our society must change. Canada needs
a new set of assumptions about the nation's land and these must
perceive it as a resource. If the magnitude of these various
concerns are appreciated, it would seem difficult for anyone to
imagine the continuing treatment of land as a commodity item.
These reasons are: »

- Canadians must not turn their backs on the
rest of the world.

- Canadians must recognize the importance of the
environment and minimize any disruption of the
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current ecological balance.

- Canadians cannot continue to ignore certain of
their own domestic concerns and needs.

- Canadians must continue to maintain the spirit

of competition within the economy, but the society

must define ethical rules which renumerate personal

or corporate econowic gain on the basis of an "honestly

earned work effort .
As is apparent from these assumptions, the land is one aspect of
Canada's culture, but it is inter-related with many other aspects
of Canadian €ulture. Our perception of land relates to many things.
Firstly, it relates to Canada's foreign aid and relations with
other parts of the world. The management of forestry, wildlife,
mineral and water resources which are necessary for a healthy
environment and a good quality of life. Our perception towards
land also is evident in the provision of social services to the
domestic population.through government intervention such as planning
and housing accomodation assistance. Finally, the national issues

of income taxation and labour policy are related to land.

By not turning our backs on the rest of the world, Canada,
with a highly productive agricuitural sector, can assist undeveloped
and starving nations. With the world's population expanding at
a rapid rate, the fﬁture will see a trend of greater demand for
_food production and for natural resources. Food shortages and
dwindling resources may result in political instability in many
countries of the world. It is in Canada's own best interests
to co-operate through foreign aid programs and contribute to a
stable world. The prospect of bad foreign relations and possible

nuclear retaliation is not a pleasant thought.

Recognizing the importance of the environment and minimizing
the disruption of the current ecological balance may be necessary
to assure mankinds long-term survival. Clean air and water are
needed to insure a healthy habitat for mans survival. Likewise,

mans survival depends upon natural resources of the land. 2s a
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Canadian Conference on land pointed out:

Canadians... (are)

directly dependent on the wealth of our
natural resources. The goods enjoyed may
range from fresh fruits grown in the

Okanagan Valley or Niagara Peninsula, to
automobiles constructed of steel produced
from iron ore from Northern Ontario or
Labrador and smelted with Alberta natural
gas. Automobiles depend upon petroleum
extraction and refining and are driven over
multi-large highways which cover large tracts
of land and require extensive amounts of sand
and gravel in their construction. Almost

everything we consume involves the use of land. 1

In this context, it is vital that mankinds long-term survival is

intricately related to the treatment of land as a resource.

Canadians cannot continue to ignore certain of their own dom-
estic needs. Two immediate concerns immediately come to mind.
Firstly, housing costs are much too high in Canada. Many Canadians
either cannot afford adequate accomodation for their families, and
some Canadians live in inferior and unhealthy housing conditions
as a result . Other Cénadians pay a high speculative pricé that
bears no relationship to the cost of huilding their house.
Government in the past has provided social weifare programs for
such things as Unemployment Insurance, family and widow's allow-
ance, workmen's compensation and health (medicare) insurance.

These programs have helped to improve the well-being of Canadians,
In the area of housing - current efforts have not enabled all
segments of society in need to have equal access to the single
family detached housing unit, for example, or enabled housing to

be bought at a reasonable price. The second important area of
Canadians ignoring their own domestic needs is the foreign
domination of the Canadian economy. The major porportion of
mineral resources extracted in Canada are done by foreign companies.
Also, large tracts of land are owned by foreign corporations and

individuals, and a considerable amount of urban development and
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construction in Canada is undertaken by foreign - controlled
interests, many from outside of North America. Although the

Gfay Report has recognized this fact and has suggested that

no further foreign investment in Canada should take place unless
it provides significant benefit to Canada, there is still a
tremendous amount of land being bought and developed in Canada’
by foreigners and Canadians continue to ignore domestic needs

or protect their own interests.

A final assumption for the future of Canada relates to
establishing a more ethical and decent means of earning per-
sonal or corporate economic gain in Canada, perhaps based upon
a principal of "an honestly earned work effort". Two factors
have largely been responsible for the formulation of this new

assumption for the future.

FPirst of all, the nature of land development in Canada
has caused the cost of land to be inflatea by such factors as
speculation in land, the monopolistic and oligopolistic be-
haviocur of the development industry and the availability of
mortgage credit. The inflated value often results in a good
return on the investment (profit) for those involved in the
property industry, but a burden to bare for all the purchasers

of housing in the form of very high costs and mortgage payments.

Secondly, the taxation laws in Canada have most often contribut—
ed to a state of affairs where the wealthy in Canada remain wealthy
(see BAppendix Vv-D). This has the effect of encouraging the trend
of larger companies "swallowing up" the smaller companies and
encouraging a trend towards monopolization of the land market
(and other markets) within the Canadian economy. It could well
be that the large conrporations are the winners from such a system,
and the Canadian public, by paying higher than acceptable costs,

are the losers. The Taxation system, thus, has a major impact
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upon the distribution of wealth in Canada, and has seriously
contributed to the current state of being. The wealth earned
from land, one could argue does not represent income based on

"an honest work effort™.

If a "land as a resource" policy is created upon four reasons
listed above, it will have to relate to several main policy areas.
These could include fiscal and monetary policy, foreign invest-
ment policy within Canada, environmental preservation control
policy, urban planning and development policies, and agricultural
stabilization policies. A skeleton policy framework in line with

these main policy areas will be discussed in the Folicy Scenerio.

Policy Scenerio: Land's Perception as a Resource in Canada

Fiscal & Monetary Policy

1. In the near future, no profit should be made from the
sale of urimproved (raw) land. A Federal Capital Gains
Tax should be strengthened to tax 75% of profit from the
sale of any land (except agricultural) by 1980, and 100%
or all land titles will be owned by government leases,
but houses themselves will be personally owned. ’

2. Some fiscal and monetary policies will be geared to
break-up corporate monopolistic elements. A Fair
Business Practises Act should be passed which dis-
courages mergers, and does not permit multi-director-
ships. Smaller higher-risk firms should be assured of
obtaining loans at the same rates of interxests as the
larger lower risk firms.

3. Until a leasehold system becomes a reality, a holding
tax increment should apply to prevent land from being
left idle, and to prevent development companies or in-
dividuals from speculating about a change in taxation
volicy.

4. Many current tax loop-holes such as certain types of
tax deferral should be eliminated so that large sums of
money are not concentrated in the hands of the corporate
powers.
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5. To encourage farmland to remain in agricultural use,
farmland property taxes should be assessed at a much
lower value than other types of land. However, if
farmland is sold for other purposes than farmland,
it should be subject to the Capital Gains Tax at the
time, and perhaps subject to back-taxes levied
against the previous lower farmland assessment value
(opposed to urban assessment value) as well.

Foreign Investment Policy

1. The proposal of the Gray Report of altering the government
pclicies to improve the benefit-to-cost ratic from
foreign direct investment for Canadians should be pursued
with greater vigour,

2. No foreign (non-Canadian) purchase of land should be
permitted after 1980. Provisions should be made for
leasing land to foreigners, but the leasehold permits
should be more expensive for the non-Canadians than
for the Canadians. A reciprocity agreement could be
made with the United States regarding recreational
ownership. Since many Canadian individuals own land
in the U. S., and many American individuals own land
in Canada, it would be in both countries interests to
reach some sort of mutual understanding on the issue.

3. Development Companies containing a majority of share-
holders who are non-Canadians should be subject to
higher taxes than Canadian Companies - those with
a majority of Canadian shareholders.

4. There should be a limit to the amount of farmland
which can be leased by a foreign citizen..

5. Canada should take a harder-line in protecting its
own interests in the future.

Environmental Control Policy

1. All sensitive environmental land or hazardous land
should be protected by appropriate land use control.

2. A combination of the zoning and development control
techniques may be the most effective land use protect-
ion for urban and rural planning areas.

3. No expansion of Nuclear Energy facilities should
take place in Canada until there is greater proof
of their safety, and until some environmentally
~acceptable means of disposing of Nuclear wastes is found.
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4. By 1980, all productive agricultural land in Canada
should be frozen for agricultural use because such
lands will be of national significance in the future
(actually they already are). Along with high taxes on
profits of land sales and agricultural stabilization
policies, this will force land to remain in agricultural
use.

5. Extraction of mineral and timber resources in Canada
should be undertaken through short-term leases. Current
long-term leases should be challenged in the Courts -
there is an urgent need not only for careful management
of the natural resources, but also to insure the maximum
benefit from the resources for Canadians.

Urban Planning and Development Policies

1. A system of taxation will apply to land sales such that
by 1990, no profit will be permitted on the sale of non-
agricultural land, or on agricultural land sold for conversion
to non-agricultural use. In 1990, legislation will dictate
that the title to all non-agricultural land shall revert back
to the crown. Only the structures on the land - the house
or garages - will be bought and sold in the market. ZLand
will no longer be a commodity item.

2. The public should be responsible for the provision of services
in a sub-division, while the private sector should be active
in the construction of housing units. Government should
continue to provide housing units for low income families,
and they should also be prepared to intervene into the
housing market by building moderately priced housing
units for middle incomes if the private sector behaves
monopolistically by holding - back on the construction and
supply of new units to gain a higher income.

3. Public authorities should use land assembly and landbanking
to direct urban development and provide the essential services
until 1990. After 1990, governments shall employ land banking
and land assembly to purchase agricultural land around cities
when needed for expansion, and services the land before
allowing developers and builders to construct housing on the
land.

4. Attempts must be made to improve urban downtown core areas
and to make them more liveable. With public authorities
gaining greater control of land through leasehold system
by the year 1990, they will be in a better position to
improve certain areas and provide incentives for such development.
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Public urban transportation systems should be improved
in Canadian cities, while expressways and freeways
should no longer be built. Urban development patterns
must expand with full awareness of possible future
energy shortages.

Agricultural Stabilization Policies

1.

To encourage farmers not to sell or convert their
productive land to non-farm uses and to encourage the
farmer to remain in the farming occupation, ways must
be found to improve farmers' income.

Since a farmers land is closely related to the value
of the farm, this land should remain as privately -
owned, as are other fixtures on the property. Since
the productive capacity of the land is dependent to a
large extent upon how much (effort, fertilizer, water,
etc.) a farmer puts into his land, the land should be
sold as part of the total farm package.

After 1980, farmland should not be allowed to be sold
for conversion to another use without punitive taxation
effecting the sale - a 75% tax on the profits of the
sale by 1980, and a 100% tax on these profits by 1990.
However, if farmland is sold from one farmer to another
with its use to be continued in farm production, there
will be no unusual governmental intervention over the
sale (there is generally no intervention when a business
is sold from one businessman to another).

Farmland should be assessed at a lower rate of assess-
ment than other uses of the land. This will help to
keep farm costs down and raise farm income.

Other farm stabilization programs should be explored to
encourage farmers to remain in farming and to increase
their income. Some are: low interest guaranteed loans -
for farmers starting out or for expansion, grants to
modernize water and sewage systems, farm management
assistance through workshops and seminars, and leasing
of land to farmers with the option to purchase the land.

A farmer's pension program could be set up to ensure that
the farmer has a reliable source of income during the
retirement years.
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7. A father who is retiring should be able to pass farm-
land down to his sons without having to be heavily
taxed on such a transaction as he is today.

For land to be genuinely appreciated as a resource in Canada
today, governments must take serious action in a number of areas
to fulfill this goal. Some broad policy areas: Fiscal and .
Monetary Policies, Foreign Investment Policies, Environmental
Control Policies, Urban Planning and Development Policies, and
Agricultural Stabilization Policies are areas which could re-
present a significant shift towards perceiving land as a resource.
Although these areas represent a very general framework, they

suggest a significant thrust in land policy for Canada.

The Thesis

Although the hypothesis was not proﬁen, writing this thesis,
in my opinion, was well worthwhile. The research has demonstrated
that perceiving land as a cbmmodity within Canada may have se;ious
long-range implications for this nation. Many landowners in
Canada will benefit substantially from maintaining land as a
commodity, and it has been argued at the United Nations Habitat
Conference resolution (refer to Appendix II), that specﬁlative
increases in land values. are unearned, and they bear no relation-
ship to an honestly - earned income. The positidn has been taken
here that land in Canada should be treated as a resource, and
that government policy will be mobilized towards this end.
Hopefully, this thesis will contribute to the formulation of
a new "land ethic" in Canada in which land is perceived as a

resource.
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CHAPTER 7

NOTES

Community Planning Association of Canada, Manitoba Division,
Planning and Land Use (Winnipeg: Conference Workbook, 23

February 1976), p. 9.



10.

11.

12.

217.

BIBLIOGRAPHY

Babcock, R.F., The Zoning Game (Madison: University of Wisconsin;
1966).

Bettman, A., City and Regional Planning Papers (Harvard: Cambridge-
Harvard Press, 1946).

Borgstrom, G., The Hungary Planet (Toronto: Collier-MacMillan Ltd.,
1970).

Brown, H., The Challenge of Man's Future (New York: The Viking '
Press, 1954). . :

Bryvant, R.W.G., Land: Private Property Public Control (Montreal:
Harvest House Ltd., 1972).

Eldridge, H.W., ed., Taming Megalopolis, Volume II (New York:
Anchor Books & Doubleday Co. Inc., 1967).

Ehrlich, 'P., The Population Bomb (New York: Ballantine Books, Inc.,
1968).

Carrothers, G., Planning in Manitoba (Winnipeg: Faculty of
Architecture, University of Manitoba, 1953).

Galbraith K., The Affluent Society (Toronto: A Mentor Book
Publication, 1958).

Goodall, B., The Economics of Urban Areas (London, England:
Permagon Press, 1972).

Harvey, C., ed., Introduction to Law and Local Government (Winnipeg:
Faculty of Law, University of Manitoba, April, 1975).

Kruéger, R., and Bryfogle, R.C., ed., Urban Problems (Toronto:

" Holt, Rhinehart, and Winston of Canada, 1975).

13.

14.

15.

Lorimer, J., A Citizen's Guide to City Politics (Toronto: James,
Lewis, & Samuel, 1972).

Meadows, D.H., Meadows, D.L., Randers, J., and Behrens III, R.R.,
The Limits to Growth (Mew York: A Potomac Associates Book, 1972).

Michelson, W., Man and His Urban Environment (Phillipines:
Addison-Wesley Publishing Inc., 1970).




16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

218.

Officer, L.H. and Smith, L.B., Canadian Economic Problems and

Policies (Toronto: MacGraw-Hill of Canada Ltd., 1970).

Ravis, D., The Saskatoon Experience (Ottawa: Published by the
Community Planning Association of Canada, 1972).

Reynolds, L., Economics: A General Introduction (Georgetown:
Richard D. Unwin Inc., 1969).

Riessman, L., The Urban Process (Toronto: Collier MacMillan of
Canada Ltd., 1970).

Reiss, J.A., ed., Louis Wirth on Cities and Social Life (Toronto:
University of Toronto Press, 1964).

Samuelson, P.A., and Scott, A., Economics: An Introductory ;
Analysis (Toronto: MacGraw-Hill of Canada Ltd., 1968). '

Turner, F.J., The Frontier in American History (New York: Henry
Holt and Company, November, 1945).

Ward, A., The Criteria for the Development of a Land Banking
Program (Winnipeg: University of Manitoba, Unpublished Thesis,
1975).

Ward, B., Human Settlements: Crisis and Opportunity (Ottawa:
Published by the Federal Ministry of State for Urban Affairs, 1976).

Wichern, P., ed., The Development of Urban Government in the
Winnipeg Area (Winnipeg: Published by the Manitoba Department of

Urban Affairs, 1973).

GOVERNMENT DOCUMENTS AND UNPUBLISHED PAPERS: 1968-76

Metropolitan Corporation of Greater Winnipeg, Winnipeg Area
Transportation Study (1968).

Province of Manitoba, Proposals for Urban Reorganization in the
Greater Winnipeg Area (Winnipeg: Queen's Printer, 1970).

Russworm, L., Urban Fringe Problems and Their Policy Implication
(Ottawa: Unpublished paper done for the Ministry of State for
Urban Affairs, 1973).

Manitoba Farm Bureau, Assessment of Real Property and Its Implica-
tions for You (Winnipeg: Information paper, March 1973).




10.

11.

12.

13.

14.

219.

Council on Environmental Quality, The Cost of Sprawl (Washington:
Published by the Government of the United States Printing Office,
April, 1974).

Martin, L.R., Foreign Investment in Canadian Urban Land: A
Review of Problems, Policies, and Needed Research (Ottawa: A
paper done for the Ministry of State for Urban Affairs, April,
1974). ‘

Province of Manitoba, Land Policy for the Periferal Area of
Winnipeg (Winnipeg: Planning and Priorities Committee of
Cabinet, 1974).

Haggerty, G., Land Division in Manitoba (Winnipeg: Study done
for Municipal Planning Branch, Manitoba Department of Municipal
Affairs, Summer, 1974).

Province of Manitoba, In Search of a Land Policy for Manitoba
(Winnipeg: Queen's Printer of Manitoba, 1974).

McNeil, P., Stevenson, A., and Woodroffe, D., Dimensions and

Change Factors (Winnipeg: Unpublished background paper, University

of Manitoba, 1975).

Blumenfeld, H., Canadian Planning Issues (Toronto: Paper delivered

for Canadian Habitat (Human Settlements) Conference, 18 November
1975).

Province of Prince Edward Island, First Report of the Land Use
Commission to Executive Council (Charlottetown: Prince Edward
Island Land Use Commission, 10 April 1975).

Butler, D., Gerecke, X., Hutchison, D., Kushlyk, G., and Smith, P.,
The Politics of Land (Winnipeg: Study done for the Canadian Council

on Urban and Regional Research,;, Fall, 1976).

Province of Alberta, Report and Recommendations (Edmonton:
Alberta Land Use Forum, January 1976).

SUMMARIES OF CONFERENCES SINCE 1973

Nelson, J.G., Scace, R.C., and Kouri, R.; ed., Canadian Public
Land Use in Perspective (Ottawa: Proceedings of a Symposium
sponsored by the Social Science Research Council of Canada,
25-27 October 1973).




10.

11.

12.

13.

14.

220.

Community Planning Association of Canada, Position Paper,
Provincial Regional Seminars (1973).

canadian Council on Urban and Regional Research, The Management
of Land for Urban Development (Toronto: Proceedings of a Con-
ference, April, 1974).

Community Planning Association of Canada, Battle for Land (Regina:
Conference Workbook, 22 September to 2 October 1974).

Community Planning Association of Canada, Battle for Land (Regina:
Conference Report, 29 September to 2 October 1974).

Community Planning Association of Canada, Manitoba Division,
Symposium on Land Use (Brandon: Mini-Conference Report, 1

November 1974).

Community Planning Association of Canada, Manitoba Division,
Land (Winnipeg: Conference Report, 27-28 February 1975).

Community Planning Asscciation of Canada and American Society of
Planning Officials, Sharing Space (Vancouver: Attended the
Planning Conference, 12-17 April 1975).

Canadian Participation Secretariat for Habitat, Public Land
Ownership (Toronto: Proceedings of a Conference sponsored by
York University held 13-15 November 1975).

Manitoba Environment Council, Rural Land Use Conflicts: Some
Solutions (Winnipeg: A publication representing the taped
proceedings of a public forum held in the Legislative Buildings,
3 December 1975).

Community Planning Association of Canada, Manitoba Division,
Planning and Land Use (Winnipeg: Conference Workbook, 23 February
1976).

Community Planning Association of Canada, Manitoba Division,
Planning and Land Use (Winnipeg: Conference Report, 23 Feburary
1976) .

The Canadian National Committee for Habitat, Habitat and Canadians
(Vancouver: Report done for the United Nations Conference on
Human Settlements, 31 May to 11 June 1976).

Canadian Non-Governmental Organization (N.G.0.) Participation
Group, Habitat Information for NGO's (Ottawa: Report of a
preparatory committee for the United Nations Conference on Human
Settlements, March 1976).




221.

15. The Community Planning Association of Canada, Manitoba Division,
Habitat Report, (A summary of workshops held throughout Manitoba
on subjects pertaining to the United Nations Conference on Human
Settlements, 1975).

INTERVIEWS

1. Dr. D. Delisle, Manitoba Department of Agriculture (18 January
1976).

2. B. Douglas, Manitoba Farm Bureau (20 January 1976).

3. Prof. G. Mason, Department of Economics, University of Manitoba

(5 March 1976).

4. C. Kaufmann, Planner, City of Winnipeg (26 September 1976).

5. M. Rennie, Manitoba Department of Finance (28 October 1975).
6. J.N. Whiting, Director of the Municipal Planning Branch, Manitoba

Department of Municipal Affaris (April 1975).

SPECIAL LECTURE

1. Dr. K. Gerecke, "The Plan and Process" (Winnipeg: University of
Manitoba, 18 March .1976).

SPECIAL ADDRESSES

1. The Honorable R. Basford, Minister of State for Urban Affairs
(Ottawa: Address delivered in the House of Commons, 15 March 1973).

2. The Honorable E. Schreyer, Premier of Manitoba (Winnipeg: Address
to Canadian Federation of Mayors and Municipalities, 4 June 1974).

3. Lane, W.T., Chairman of the British Columbia Land Commission
(Seattle: Address to the North-West Scientific Association
Annual Conference, 1974).

4. The Honorable B. Danson, Minister of State for Urban Affairs
(Toronto: Address to DUCCA Credit Unions, 15 March 1975).



222.

JOURNALS AND MAGAZINES

lo.
11.
12.
13.
14.
15.
16.

17.

American Institute of Planners, Volume 41, Number 1 (1975).

Canadian Building, Volume 25, Number 24 (April 1975).

Canadian Geographical Journal, Volume 89, Number 5 (November 1974).

Canadian Geographical Journal, Volume 89, Number 6 (December 1974).

Canadian Geographical Journal, Volume 90, Number 6 (June 1975).

Canadian Geographical Journal, Volume 91, Numbers 1 and 2
(July/August 1975).

City Magazine, Volume 1, Number 7 (November 1975).

Community Planning Review, Volume XI, Number 4 (1963).

Community Planning Review, Volume XITI, Number 4 (1963).

Community Planning Review, Volume XXII, Number 2 (1972).

Country Guide, Volume 94, Number 1 (January 1975).

Country Guide, Volume 95, Number 2 (February 1976).

Country Guide, Volume 95, Number 7 (July 1976).

. Habitat, Volume XV, Number 1 (July 1972).

MacLean's, Volume 84, Number 1 (January 1976).

Time (Canada Ltd.), Volume 94, Number 20 (November 1974).
Urban Forum, Volume 1, Number 2 (Summer, 1975).

Urban Forum, Volume 2, Number 3 (Fall, 1976).

NEWSPAPER ARTICLES: 1973-76

"No Fossil Fuel Shortage: Laxer", Winnipeg Free Press (9 March
1973).

"Energy Supply Most Vital Issue", Toronto Daily Star (9 March
1973).




10.

11.

12..

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

223.

"No Freeway Policy for City Urged", Winnipeg Free Press (13 June
1973).

"Urban Sprawl", Winnipeqg Free Press (17 October 1973).

"Reducing Urban Sprawl", Winnipeg Free Press (29 October 1973).

"Profit as Top Goal Questioned", Winnipeg Free Press (6 December
1973).

"Land Use Difficult", Winnipeg Free Press (18 December 1973).

"Land Speculation Tax May Swing a Big Clout", Financial Post
(20 April 1974).

"Housing Plan Insult: Lewis", Winnipeq Free Press (7 June 1974).

"Are Smaller Houses the Answer to Vancouver's Housing Crisis",
Financial Post (12 July 1975).

"Don't Drink the Water, Don't Eat the Fish: Despair at Grassy
Narrows", Winnipeg Free Press, Weekend Magazine (10 January 1976).

"Cross Canada Survey Indicates Higher Shelter Costs™, Winnipeg
Free Press (20 January 1976).

"Ontario Strategy. to Save Farmland Weaker Than Version NDP Con-
demned", Toronto Globe and Mail (9 April 1976).

"How to Best Use Land", Winnipeg Free Press (25 April 1976).

"Can House Developers Live Without State Grants?", The Financial
Post (22 May 1976).

"Here's One Way to Cut Housing Prices", Financial Post (22 May 1976).

"The House Price Crisis: Their Land, Your Money", Winnipeg Free
Press, Weekend Magazine (22 May 1976).

"City Buyers Double Cost of Rural Homes", Winnipeg Free Press
(13 July 1976).

"Planning Act Mechanism Set", Steinbach Carillon News-Weekly
(26 July 1976).

"Danson Wants Probe of Land Prices", Winnipeq Free Press (23 July
1976).

"Ownership Control" Winnipeg Tribune (23 September 1976).

"Foreign Investor is Turning Away”, Winnipeg Free Press (6
November 1976). o



224.

NEWSLETTERS AND PAMPHLETS

Canada Department of Finance, Valuation Day Tax Reform and You,
(Ottawa: 1971).

Central Mortgage and Housing Corporation, New National Housing
Act Programs (Ottawa: Queen's Printer, 1973).

Municipal Planning Branch, Rural Land Use Planning (Winnipeg:
Manitoba Department of Municipal Affairs, Newsletters Number 1
and 2, November 1973 and May 1974).

Niagara Escarpment Commission, Niagara Escarpment Planning Area,
Information Pamphlet, 1974.

The British Columbia Land Commission, Keeping the Options Open
(Victoria: Province of British Columbia, 1975).

Sayer, D., ed., Habitat Manitoba (Winnipeg: Habitat Manitoba
Newsletter, Number 1, 1976).

Canadian Property Manager's Association of Canada, Advertisement
Booklet, 1976. '




APPENDIX I

POPULATION, RESOURCES,

AND CANADA



APPENDIX I-A

IS CANADA BECOMING OVERPOPULATED?

Lorna R. Marsden

In almost any of the main components of population (births,
deaths, immigration, emigration, migration within the country, age
distribution), we appear to be untroubled and by world standards we
are; but, considered in terms of the domestic future, the picture is
not so rosy. As our population grows, as it inevitably will, the

complications will become clear.

Consider plain figures. Canada had a population in 1972 of
21,830,000 in an area of 3,851,809 sq. miles (10,018,903 sg. km).
V That is 5.7 persons per sq. mile (2.6 per sg. km). The United Kingdom
had recently about 587 persons per sq. mile and the United States 57.
For sheer breathing space, Canada looks like a good place; but living

space is another matter altogether.

Roughly half of Canada is underlain by continuous or discontinu-
ous permafrost, and large portions are muskeg or mountains. While
other regions of Canada may be habitable, they are so only with a heavy
energy subsidy: the importation of heating fuels, food and all other
-supplies. Problems with the assimilation of waste in areas of perma-
frost and the amount of land required to support a single family cuts

drastically into the simple estimates of population density.

The population density figures for Canada, based on an area divided
by population, are highly misleading and contribute to the myth which
flourishes in the rest of the world of Canada as the "land of wide open
spaces". Wide open spaces they may be; but habitable spaces for mi-
grants they are not. 2An information gap exists between Canada and
other countries and, indeed, between the realities of Canadian living
space and the knowledge of most Canadiansi One of the problems that

will face the Canadian government in the coming decade will be to transmit
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in Canada to the rest of the world. The second will be to establish

national Prioritiesg for itsg use. ..

planning of even the mejor trends, of what these imply for the future
of the Society, andg of what can be done to intervene in the Process

if intervention appears hecessary.

Sustain, about technology, forecasts ang social Consequences; Struggles
among local Planners ang citizeng' groups about fgture growth and
airports, highways and zoning; struggles among governments on juris-
dictions,<funding and population balance. ag time flies by, our

choiceg narrow.

Excerpt taken from: Marsden, L.R., Canadian Geographical Journal,
Volume 89, Number 5, November, 1974.
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By DAN POTTIER
Free Press Correspondent
OTTAWA — Canada should

start planning now for the
year 2000 and the cornerstone
should be puiting Jlimits on
population growth, according
to the Science Council of Cun-
ada.

In a report released yester-
aay, the council recommend
ed that Canada’s population
should ‘be aHewed to veach

only 29 million by the end of

the century compared 1n the
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35 million it would veach
without efforts to control it.

Given that the fertility rate
has stabifized, the report says
the flow of imnigration
vould fave to be cliecked to
Kkeep  the  population  Jevel
down. Based on current rates
immigration would have (o be
halved.

The council sees this as the
Ley wayv to V'mit demand on
Canadian 1. .urees and en.
able technoiozy to meet grow.-
ing demands for m\undlm" re

v enifrof 5"“@”@ fe

serves of luod. minerals and
cuergy supplies.

Planning is the niain theme
of the report called Popula-
tion, Technology and  Re
souvrces. It explores hov
scienee can help that plan-
ning once the moral and poli

tical decisions huve heen

made,

It is basically the Science
Council’s contribution to the
Hmits to grovwth debate of tie

pasl few years: it applies the

arzuyments b marshalling

resources tu the  Canadias
scene.

The Science Council, an ad
visury body to the govern
ment, says the report is du
signed to spur debale and
dispel certain “myths™ abou
Canada,

These wmyths mchuded be
liefs that the cuuntry's agn
cultural potential was mior
ar less infinite and that its 1
saurees and land area. wouln.

—Continu-

See POCUTLATION page 4

Population control urged

2%

always support
apct-door Imimig
LY.

Questions were raised at a
council press conterence on
yeports thal former council
mewber Fernand Sceguin
waltled to present dissenting
views o the recommenda-
tions.

Jouhn Shepherd said A, Se
awin had prepared such a re-
port but that it had been ve
Jected as “inadequate’” by the
council.

gration poli-

br. 0. M. Soland{, whe-

vhaived the committce which
produced the report. said the

virtually
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Seauin report was “unrclated
1o this report., 1t deult with
disgrantlement on other mat.
ters and J agree with not pub-
lishing it.”

Popuation, urban desvelop
ment, land use. agricultural
policy and energy lorm the
key points of the recommien
dationns made by ihe council

as it looks toward the year

2009,
t saw urgent need for a na-
tional policy on agricultural

tand use. Auricultural land
should be designated for agri
culture only and Ontario and
Quebece should do this imme
diately.

The country should absy int
tensify  {vud  production  tu
meet nat only future domestic
needs but also 1 mect some
of the world need which
edging higher because uf pop-
ulation growih

Energveconservation
through higher prices is
vrged “‘but this should not he
enforced to the point of pre
venting  destrable  econnmie
arouwth.”
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World food :;hormg(z conlinues

Children will go hungry this Christmas

WASHINGTON (CP) — No
one knows how many millions
of children will 2o (o bhed
hungry this Christmas Eve.

World food esperts. howev-
er, say the number is ap-
pallingly high and likely to in.
crease  markedly in future
years despile intensified of-
forts to increase food produc-

tion in developing countries.

The Food and Agriculture
Orvganization (FAO) of the
United Nations warned ve:
ceatly that the gencrally-good
harvests of 1975 and 1976 have
ngt  substantially  improved
the long-term world food out-
look.

“In spite of higher priority

for a'gricullurc in many de.
veloping countries, the revent
production increases
must—as so ulten in the past
— be attributed to  better
weather" the FAO annual
food strvey said.

“The longer-lerm trend in
food production in the devel-
oping coumtries remains dise

appointingly  inadequate in o
relation {o the need to im-
prove nutritional levels.”

The ¥AO also said that aid
to agriculture in developing
countrics will probably de-
cline in real terms in 1976,
that the developing countries’

—Confinved

See CHRISTMAS page 6

Christinas means
‘bunger to many

L COXNTINUED |

ability to finance food im-
ports has been hit by trade
problems and that interna-
tional talks on the situation
have produced “virtually no
concrete progress.””

Another rceent study, hy
the Worldwatch Institute of
Washinglon, gives a graphic
description of what lack of
progress means in human
terms,

The institute—a body fund-
ed partially by UN and gov-
crnmental agencies—said se-
vere undernulrition  strikes
~hardest at small  children,
who need twice as much pro-
tein and encrgy as adults in
1elation to weight.

“Community cxaminations
show that at any given time
about one to scven per cent of
the pre-school children in
poor counirics weigh less
than 60 per cent of their ex-
pected weights, a desperale
condition akin o walking
death. . . i

“When they do not starve,

these victims of the modern
cconnniic order face the pos-
sibility of living with irrevers-
ibly stunted bodies and
minds. :

“And the clinical survevs
also reveal that significant, if

less dramatic. undernufrition |

affects as mwany as half to
two-thirds of the children in
the poor counlrics.”

In 1970, studics estimaled
there were 460 million under-
nottrished people in non-com-
nuist countries, about one
in six of the populalions sur-
veyed.

Sinee then, experts azree,
the problen has worsened be-
cause of tizht {ood supplies in
1972-74 and leaps in food
prices.

The same price jumps that
brought prosperity  back lo
Prairic grain farmers in Can-
ada forced many people in
developing countrics to cut
their food consumption and
shifted many into the undcr-




APPENDIX I-D

OPENING STATEMENT BY PREMIER EDWARD SCHREYER
FEDERAL~-PROVINCIAL CONFERENCE OF
FIRST MINISTERS: APRIL 9 - 10, 1975

Mr. Chairman:

In the next two days--during discussions which will probably
not last more than 10 or 12 hours at the most--all of us around this
table will face some very difficult decisions--decisions which will
involve potential transfers of billions of dollars, and decisions
which will affect the daily lives of every citizen in this country

for years to come.

The issues at stake are so great, and the choices so complex,
that--unless there are fundamental changes in certain basic assump-

tions--it almost seems we have an impossible task ahead of us.
I am extremely troubled by this situation.

There is no guestion' that we can make the decisions. Our

governments have a clear mandate to do so.

But, our governments also have a responsibility to make abso-
lutely certain that the choices we make are in the best interests of

the people we represent and of the nation as a whole.

I wish I could say that I thought we were in a position to make
these kinds of choices in a responsible way. But, I think it is quite

clear that we are not.

We do not have a clearly-defined national energy policy in this
country:
. we need more reliable estimates of our current domestic energy
reserves and of world supply conditions;

. we need clear policies on the conservation of non-renewable
resources, as well as on consumption and regional allocation
priorities;



APPENDIX I-D (continued)

- we need specific national plans to develop alternative energy
sources;

- we need more detailed knowledge of the overall financial positions
of the major resource corporations;

. we need clear guidelines concerning the degree of foreign owner-
ship which should be permitted;

. we need rational strategies for public sector involvement;

. we need a system for coordinating energy investment, development,
and distribution; and

- Wwe need adequate data to determine a rate base for oil production
costs. The lack of such data--which would permit judgments about
justifiable rates of return--makes the intelligent and systematic
pricing of oil extremely difficult.

Yet, despite insufficient information, and despite the lack of

a comprehensive planning framework, we are being asked to make virtually

irrevocable decisions about oil and natural gas prices--decisions

which will have a profound effect on people's jobs--on their buying

- power--and, indeed, on the economic future of the regions in which

they live.
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APPENDIX IT

Accomplishments of Habitat Conference: 1976

Exerpt from: Community Planning Association of
Canada Newsletter, Summer Issue,
1976.

HABITAT Vancouver, The United Nations' Conference on Human Settlements, was attended
by officials of 131 countries. The Programme consisted of three clements.

1

I. " THE VANCOUVER DECLARATION OF HUMAN SETTLEMENTS 1976

Declaration of Principles, a 55 paragraph statcment intended as a broad guide for
bettering standards in villages, towns and cities, and starting from the premise that
"improvement of the quality of life in human beings is the first and most important
objective of every human settlement policy' was comprised of a preamble and three sections.
The three sections set forth:

1) " Opportunities and Solutions "
2) '" General Principles"
3) " Guidelines for Action"

Much publicity was given to the adoption of the Vancouver Declaration of Human
Settlements, which reccorded 89 in favour, 15 against and 10 abstentions. The countries
voting against the Declaration said their primary objection was the inclusion of an
implicit endorsement of General Assembly resolution 3379 (XXX) of November 1975 which
characterized Zionism as a form of racism. Voting against the adoption of the document
as a whole was Australia, Belgium, Canada, Denmark, France, Germany (Federal Republic of),
Ireland, Israel, Italy, Luxembourg, Netherlands, New Zealand, Norway, the United Kingdom
and the United States.

II. RECOMMENDATIONS FOR NATIONAL ACTION TO IMPROVE SETTLEMENTS
' A set of 64 recommendations for national action followed six main subject areas.
A brief introduction of the subjects was followed by sets of recommendations, each pre-
ceeded by a brief rationale and followed by suggestions for implementation. The six
subject areas were:

A) Settlement Policies and Strategies

B) Scttlement Planning

C) Shelter, Infrastructure and Services

D) Land

E) Public Participation

F)} Institutions and Management

The Recommendations for National Action were approved mainly by consensus, except
for two amendments by which the Conference condemned certain activities relating to
settlements in territories under foreign occupation. The full text of the Recommendations
for National Action to Improve Settlements is fairly voluminous. However, since CPAC
Manitoba Division believes that these adopted recommendations are most relevant to
Manitoba and to futurc Government decisions, we have reprinted the 64 recommendations.
(Please refer to Page 25 )

IIT. PROPOSAL ON FUTURE UNITED NATIONS ACTIVITIES

A resolution for international co-operation in regard to Human Settlements and
calling for the creation of an "intergovernmental body for human settlements' was adopted
on the final day. The resolution adopted consisted of 9 parts of the 10 part text.




Recommendations For Mational Action.

A, SETTLEMENT POLICIES AND STRATEGIES

The seven rccommendations approved by Habitat on this topié deal with national scttle-
ment policics, their content and their relationship to the distribution of population,
the environment, economic and social development, and the use of resources.

A.1 ALL COUNTRIES SHOULD ESTABLISH AS A MATTER OF URGENCY A_NATIONAL POLICY ON HUMAN
SETTLEMENTS, EMBODYING THE DISTRIBUTION OF POPULATION, AND RELATED ECONOMIC AND
SOCIAL ACTIVITIES, OVER THE NATIONAL TERRITORY.

A.2 A NATIONAL POLICY FOR HUMAN SETTLEMENTS AND THE ENVIRONMENT SHOULD BE AN INTEGRAL
PART OF ANY NATIONAL ECONOMIC AND SOCIAL DEVELOPMENT POLICY.
and should be consistent with the preservation, restoration and improvement of the
natural and man-made envirowment...be directed at all settlements, rural and urban,
and take into account, among other things, the changing roles of women.

A3 A NATIONAL HUMAN SETTLEMENT POLICY SHOULD CONCENTRATE ON KEY ISSUES AND PROVIDE

BASIC DIRECTIONS FOR ACTION. .

It should promote the goals and objectives of national development, establish
priorities among regions and areas of a country, and be led by public sector
action.

A.4 HUMAN SETTLEMENTS POLICIES SHOULD AIM TO IMPROVE THE CONDITION OF HUMAN SETTLEMENTS
PARTICULARLY BY PROMOTING A MORE FQUITABLE DISTRIBUTION OF THE BENEFITS OF DEVELOP-
MENT AMONG REGIONS; AND BY MAKING SUCH BENEFITS AND PUBLIC SERVICES EQUALLY ACCESS—
IBLE TO ALL GROUPS.
Public sector investments, subsidies, and fiscal and legal incentives and disin-
centives are among the measures mentioned in this context.

A.5 NATIONAL NUMAN SETTLEMENTS STRATEGIES MUST BE EXPLICIT, COMPREMENSIVE AND FLEXIBLE.
They require, among other things, the designation of a body responsible for policy
formulation, the aetive participation of governmental bodies, non-governmental
organizations and all sectors of the population, and the means for their periodic
review.

A.6 THE IMPROVEMENT OF QUALITY OF LIFE IN HUMAN SETTLEMENTS MUST RECEIVE HIGHER
PRIORITY IN THE_ALLOCATION OF CONVENTIONAL RESOURCES, WHICH OUGHT TO BE CAREFULLY
DISTRIBUTED BETWEEN THE VARIOUS COMPONENTS OF HUMAN .SETTLEMENTS; IT ALSO REQUIRES
THE PLANNED USE OF SCARCE RESOURCES AND THE MOBILIZATION OF NEW RESOURCES, IN
PARTICULAR HUMAN CAPACITIES. ‘

A.7 GOVERNMENTS SHOULD REPORT PUBLICLY ON A CONTINUOUS EVALUATION OF HUMAN SETTLEMENTS
CONDITIONS. ‘ ‘
suggests such measures as a permanent national review body, a periodic report on
past achievements and future goals, and independent monitoring and evaluation
components in all major settlement programmes, projects and institutions.

B. SETTLEMENT PLANNING

Sixteen recommendations treat scttlement planning in the national, regional and local,
context, .and decal with such subjects as the availability of resources, urban improvement
and expansion, reconstruction after disaster, new scttlements, temporary settlements,

and the scttlements of mobile groups such as nomads and migrant workers.

The preamble states that plans rust include clear goals and adequate policies, objectives
and strategies along with concrete programmes, and should promote and guide development
rather than restrict or stmply control it. It is recommended that planning and develop-
ment of rural settlements should become a focus of nattonal development policics and
programmes.
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SETTLEMENT AND ENVIRONMENTAL PLANNING AND DEVELOPMENT MUST OCCUR WITHIN THE FRAME-

WORK OF THE ECONOMIC AND SOCIAL PLANNING PROCESS AT THE NATIONAL, REGIONAL AND

LOCAL LEVELS. )
It urges special emphasis on balanced development for all regions, a unified
approach, and the use of suitable methods and procedures.

SETTLEMENT PLANNING SHOULD REFLECT NATIONAL, REGIONAL AND LOCAL PRIORITIES AND
USE MODELS BASED ON INDIGENOUS VALUES.

Particular mention is made of such national objectives as social justice, employ-
ment opportunities, economic self-sufficiency and cultural relevancy, and of the
need to bring planning and planners in close contact with tk:z people.

SETTLEMENT PLANNING SHOULD BE BASED ON REALISTIC ASSESSMENT, AND MANAGEMENT, OF

THE RESOURCES ACTUALLY AND POTENTIALLY AVAILABLE FOR DEVELOPMENT.

It calls for the preparation of a comprehensive national ecological and demographic
inventory to guide long-range settlement planning, and the development of spectial
technical and managerial skills.

SETTLEMENT PLANNING AT THE NATIONAL LEVEL MUST BE CONCERNED WITH THE CO-ORDINATION
OF THOSE DEVELOPMENTS, ACTIVITIES AND RESOURCES THAT HAVE NATIONAL SIGNIFICANCE.
THESE ARE PARTICULARLY, THE GENERAL DISTRIBUTION OF POPULATION, THE SIGNIFICANCE
OF DEVELOPMENT OF CERTAIN ECONOMIC SECTORS, AND CERTAIN INFRASTRUCTURE COMPONENTS.

PLANNING FOR RURAL AREAS SHOULD AIM TO STIMULATE THEIR ECONOMIC AND SOCIAL INSTI-

TUTIONS, IMPROVE GENERAL LIVING CONDITIONS, AND OVERCOME DISADVANTAGES OF SCATTERED
POPULATIONS., : ’ '

Consideration should be given to designation of towns of appropriate size as soctal
economic and cultural centres for their regions, schemes for village analganation
and programmes of shared services and facilities, and the ereation of new employ-

ment opportunities and inereasing economic productivity.

PLANNING FOR METROPOLITAN REGIONS SHOULD AIM AT AN INTEGRATED APPROACH OVER THE
TERRITORY AFFECTED BY THE METROPOLIS, AND INCLUDE ALL MAJOR FUNCTIONS. '
It ineludes measures such as the co-ordinated provision of food, utilities and
services and the protection of regional ecology.

LOCAL PLANNING MUST BE CONCERNED WITH SOCIAL AND ECONOMIC FACTORS, AND THE LOCATION

OF ACTIVITIES AND THE USE OF SPACE OVER TIME. .
Among measures called for is the designation of general land-use patterns, provis-
ion of infrastructure networks and systems required to 1ink activities on the
basis of economy, safety, convenience and envirommental impact.

SETTLEMENTS MUST BE CONTINUOUSLY IMPROVED. RENEWAL AND REHABILITATION OF EXISTING

SETTLEMENTS MUST BE ORIENTED TO IMPROVING LIVING CONDITIONS, FUNCTIONAL STRUCTURES

AND ENVIRONMENTAL QUALITIES. THE PROCESS MUST RESPECT THE RIGHTS AND ASPIRATIONS
OF INHABITANTS, ESPECIALLY THE LEAST ADVANTAGED, AND PRESERVE THE CULTURAL AND
SOCIAL VALUES EMBODIED IN THE EXISTING FABRIC. .
Attention is called for the development and use of low-cost techniques and the dir-.
eet involvement of present inhabitants.

URBAN EXPANSION SHOULD BE PLANNED WITHIN A REGIONAL FRAMEWORK, AND CO-ORDINATED

WITH URBAN RENEWAL TO ACHIEVE COMPARABLE LIVING CONDITIONS IN OLD AND NEW AREAS.
Special provision should be made for institutions for management of land acquisi-
tion and development, improved development of existing urban land use, the active
participation of the public, and access to places of work.

NEW SETTLEMENTS SHOULD BE PLANNED WITHIN A REGIONAL FRAMEWORK, TO ACHIEVE NATIONAL

SETTLEMENT STRATEGIES AND DEVELOPMENT OBJECTIVES. ]
Among other things, special attention should be paid to relating new settlement
programmes to the renewal and expansion of existing settlements.



B.11 PLANNING FOR THE IMPROVEMENT OF INDIVIDUAL RURAL SETTLEMENTS SHOULD TAKE INTO
‘ACCOUNT THE PRESENT AND EXPECTED STRUC.URE OF RURAL OCCUPATIONS, AND OF APPROP-
RIATE DISTRIBUTION OF EMPLOYMENT OPPORTUNITIES, SLERVICES AND FACILITIES.
Respect should be paid to local customs as well as to new needs, use of local
resources and traditional techniques of construction.

B.12 NEIGHBOURIIOOD PLANNING SHOULD GIVE SPECTAL ATTENTION TO THE SOCIAL QUALITIES AND
’ PROVISION OF FACILITILS, SERVICES AND AMENITIES, REQUIRED FOR THE DAILY LIFE OF
THE INHABITANTS.
Particular emphasis ig stressed on the nceds of children, their parents, the
elderly and the handicapped. The need for community involvement and ready access
to factilities and servicer. '

B.13 PLANNING FOR TEMPORARY HUMAN SETTLEMENTS SHOULD PROVIDE FOR COMMUNITY NEEDS, AND
THE INTEGRATION OF SUCH SETTLEMENTS, WHERE APPROPRIATE, INTO THE PERMANENT NETWORK
OF SETTLEMENTS.

B.14 PLANNING FOR HUMAN SETTLEMENTS SHOULD AVOID KNOWN HAZARDS WHICH COULD LEAD TO
NATURAL DISASTER. TIHE PLANNING OF RECONSTRUCTION AFTER NATURAL OR MAN-MADE DIS-
ASTERS SHOULD BE USED AS AN OPPORTUNITY TO IMPROVE THE QUALITY OF THE WHOLE
SETTLEMENT, ITS FUNCTIONAL AND SPATIAL PATTERN AND ENVIRONMENT.

B.15 THE SPATIAL, SOCIAL, ECONOMIC AND CULTURAL NEEDS OF MOBILE GROUPS MUST RECEIVE
SPECIAL PLANNING ATTENTIOY, T LOCAL, AS WELL AS REGIONAL AND NATIONAL LEVELS.
Including training and cowrselling, facilities for health and education services,
and assistance with shelter, food and water.

B.16 PLANNING AT ALL SCALES MUST BE A CONTINUING PROCESS REQUIRING CO-ORDINATION,
MONITORING EVALUATION AND REVIEW, BOTH FOR DIFFERENCT LEVELS AND FUNCTIONS AS
WELL AS FEEDBACK FROM THE PEOPLE AFFECTED.
It states that planning should be comprehensive, timely and action-oriented,
and be backed by firm political commitment to action.

C. SHELTER., INFRASTRUCTURE AND SERVICES

This topic, on the anatomy and physiology of human settlements, the Conference approved
18 recommendations dealing with such questions as national housing policies, waste
management and prevention of pollution, energy, water supply and social services.
Infrastructure was defined as the nctworks designed to deliver or remove people, goods,
energy or information, including transport and communications. This is distinguished
from services, such as education, health, culture, welfare, recreation and nutrition.

C.1 SIHELTER, INFRASTRUCTURE AND SERVICES SilOULD BE PLANNED IN AN INTEGRATED WAY AND
PROVIDED IN THE SEQUENCE APPROPRIATE TO CIRCUMSTANCES.
Proposes_a_comprehensive approach to shelter; infrastructure and services.

c.2 IN MEETING ESSENTIAL HUMAN NEEDS THE PROVISION OF SHELTER, INFRASTRUCTURE AND
SERVICES MUST BE GEARLD TO ACHIEVING THE OVER-ALL OBJECTIVES OF NATIONAL DEVELOPMENT.
Tt suggests that attention be paid to massive and effective mobilization of
financial, material and human resources, including the encouragement of voluntary
activity.

c.3 STANDARDS TOR SHELTER, INFRASTRUCTURE AND SERVICES SHOULD BE COMPATIBLE WITH
LOCAL RESOURCES, BE EVOLUTIONARY, REALISTIC, AND SUFFICIENTLY ADAPTABLE TGO LOCAL
CULTURE AND CONDITIONS, AND BE ESTABLISHED BY APPROPRIATE GOVERNMENT BODILS.

. Efforts should be made to reduce dependence on foreign technologies, resources
and materials.
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THE CHOICE OF DESIGNS AND TECHNOLOGIES FOR SHELTER, INFRASTRUCTURES AND SERVICES
SHOULD RETFLECT PRESENT DEMANDS WHILE BEING ABLE TO ADAPT TO FUTURE NEEDS AND MAKE
THE BEST USE OF LOCAL RESOURCES AND SKTLLS AND BE CAPABLE OF INCREMENTAL IMPROVEMENT.
Suggests that use be made of available local materials and resources as well as
locally existing know-how in such way as to generate employment and income. The
needs of the handicapped should also be taken into account in designing shelter,
infrastructure and services.

THE EFFICIENT UTILIZATION OF ENERGY AND ITS VARIOUS MIXES, SHOULD BE GIVEN SPECIAL
CONSIDERATION IN THE CHOICE OF DESIGNS AND TECHNOLOGIES FOR HUMAN SETTLEMENTS,
ESPECIALLY THE RELATIVE LOCATION OF WORK PLACES AND DWELLINGS.

Recommends the identification and development of new sources of energy as well as
conservation of currently available encrgy. FEmphasis placed on the use of
renewable over non-renewable energy sources and the rationalization of technologies

which are currently known to be hazardous to the environment.

IN CHOOSING ALTERNATIVES FOR SHELTER, INFRASTRUCTURE AND SERVICES ACCOUNT SHOULD
BE TAKEN OF THEIR SOCIAL, ENVIRONMENTAL AND ECONOMIC COSTS AND BENEFITS INCLUDING .
THAT OF FUTURE MANAGEMENT, MAINTENANCE AND OPERATIONS AS WELL AS CAPITAL COSTS.
This recommendation on long-term cost suggects that in choosing alternatives,
requirements for revision of current budgeting methods, changes in public lending
and subsidy policies and a review of cost accounting methods is needed.

THE SPECTAL IMPORTANCE OF THE CONSTRUCTION INDUSTRY SHOULD BE RECOGNIZED BY EVERY
NATION AND THE INDUSTRY SHOULD BE GIVEN THE POLITICAL, FINANCIAL AND TECHNICAL
SUPPORT IT REQUIRES TO ATTAIN THE NATIONAL OBJECTIVES AND THE PRODUCTION TARGETS
REQUIRED FOR HUMAN SETTLEMENTS,

Attention to be given to simplifying formal procedures, expanding the training of
local entreprencurs, and providing finance, guarantees and, if necessary, selec-
tive subsidies to local industry.

THE INFORMAL SECTOR SHOULD BE SUPPORTED IN ITS EFFCRTS TO PROVIDE SHELTER,
INFRASTRUCTURE AND SERVICES, ESPECIALLY FOR THE LESS ADVANTAGED.

Action should be taken to ensure security of land tenure for unplanned settlements
where appropriate or if necessary providing for relocation and resettlement with
opportunity for employment.

NATIONAL HOUSING POLICIES MUST AIM AT PROVIDING ADEQUATE SHELTER AND SERVICES TO
THE LOWER INCOME GROUPS, DISTRIBUTING AVAILABLE RESOURCES ON THE BASIS OF GREATEST
NEEDS. ‘
Measures proposed to achieve this include low-interest loans, rent subsidies based
on family needs ard incomes, and improved availebility of housing altermatives
such as low cost rentals near job opportunities.

A MAJOR PART OF HOUSING POLICY EFFORTS SHOULD CONSIST OF PROGRAMMES AND INSTRUMENTS
WHICH ACTIVELY ASSIST PEOPLE IN CONTINUING TO PROVIDE BETTER QUALITY HOUSING FOR
THEMSELVES, INDIVIDUALLY OR CO-OPERATIVELY. ’

Some measures suggested for Aided self-help include simplification of procedures
for acquisition of sites, short and long-term finance, building permits and codes,
and zoning, and incentive to the imaginative use of local materials.

INFRASTRUCTURE POLICY SHOULD BE GEARED TO ACHIEVE GREATER EQUITY IN THE PROVISION

OF -SERVICES AND UTILITIES, ACCESS TO PLACES OF WORK AND RECREATIONAL AREAS, AS
WELL AS TO MINIMIZE ADVERSE ENVIRONMENTAL IMPACT.

This implies enforcement of minimun and maximum standards, more efficient use of
resources, active use of pricing policies and integration of infrastructure networks.
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SAFE WATER SUPPLY AND [IYGIENIC WASTE DISPOSAL SHOULD RECEIVE PRIORITY WITH A VIEW
TO ACHIEVING MEASURABLE QUALITATIVE AND QUANTITATIVE TARGETS SERVING ALL THE
POPULATION BY A CERTAIN DATE; TARGETS SHOULD BE ESTABLISHED BY ALL NATIONS AND
SHOULD BE CONSIDERED BY THE FORTHCOMING UNTTED NATIONS CONFERENCE ON WATER.
Specifically it is sucgested that programmes be adopted with realistic standards
for quality amd quantity to provide water for wrban and rural areas by 1990.

The Carcdian Government hac rade a comnitment to ensure that all settlements of
significant size have an adequote level of cewage treatment by 1985 and to have

a reliable source of clean wat » in all commmities by 1980.

IN THE DEVELOPMENT OF HUMAN SETTLEMENTS THE QUALITY OF THE ENVIRONMENT MUST BE
PRESERVED. POLLUTION SHOULD BE PREVENTED BY MINIMIZING THE GENERATION OF WASTES;
WASTES WHICH CANNOT BE AVOIDED SHOULD BE EFFECTIVELY MANAGED AND WHENEVER POSSIBLEL
TURNED INTO A RESOURCE.

Measures suggested include innovative usc of unavoidable waste as a by-product,
better use of technology to reduce the volurme of waste material, and the creation
of a special fund, with the participation of industries, for establishing recycl-
ing mechanisms.

POLICIES ON TRANSPORTATION AND COMMUNICATION SHOULD PROMOTE DESIRED PATTERNS OF
DEVELOPMENT TO SATISFY THE NEEDS OF THE MAJORITY OF THE POPULATION, TO ASSURE THE
DISTRIBUTION OF ACTIVITIES TO FAVOUR MASS TRANSPORTATION, AND TO REDUCE CONGESTION
AND POLLUTION BY MOTOR VEHICLES.

Suggestions include more deliberate use of land-use planning and policies, the
development of a system of public transportation with adequate incentives and the
provision of public subsidies for modes of innovative transport.

THE PROVISTON OF HEALTH, NUTRITION, EDUCATION, SECURITY, RECREATION AND OTHER
ESSENTIAL SERVICES IN ALL PARTS OF THE COUNTRY SHOULD BE GEARED TO THE NEEDS OF THE
COMMUNITY AND RECEIVE AN LFFECTIVE PRIORITY IN NATIONAL AND DEVELOPMENT PLANNING
AND IN THE ALLOCATION OF RESOURCES. . '

Areas for priority action on Soctal Services include National equolization prog-
vrammes and subsidies, recrientation of legislative, institutional and financial
measures, and decentralization of the administrative and financial machinery.

GOVERNMENTS SHOULD DEVELOP NEW CRITERIA FOR INTEGRATED RURAL PLANNING TO ENABLE
THE GREATEST POSSIBLE NUMBER OF SCATTERED AND DISPERSED RURAL SETTLEMENTS TO
DERIVE THE BENEFIT TFROM BASIC SERVICES. o

Measures to reduce miqration to wrbait areas include promoting the concentration of
rural population, promoting the establichment of service centres in rural regions,
and new approaches to education.

GOVERNMENTS SHOULD CONCENTRATE ON TiHI: PROVISION OF SERVICES AND ON THE PHYSICAL
AND SPATIAL REORGANIZATION OF SPONTANEOQUS SETTLEMENTS. TN WAYS THAT ENCOURAGE
COMMUNITY INITIATIVE AND LINK "MARGINAL'™ GROUPS TO THE NATIONAL DEVELOPMENT PROCESS.

NATIONAL GOVERNMENTS SHOULD CO-ORDINATE AND CO-OPERATE WITH THE EFFORTS OF LOCAL
AND REGIONAL AUTHORITTES AN ORGANIZATIONS IN THE PLANNING, DEVELOPMENT AND
IMPLEMENTATION OF LEISURE AND RECREATIONAL FACILITIES AND PROGRAMMES, FOR THE
PHYSICAL, MENTAL AND SPIRITUAL BENEFIT OF THE PEOPLE.

LAND

The 8 recommendations dealing with land as a basic component of human settlements include
Suggestions on land ownership, conservation and reclamation of land as well as other
aspects of effective land management.

D

LAND IS A SCARCE RESOURCE WIHOSE MANAGEMENT SHOULD BE SUBJECT TO PUBLIC SURVEILLANCE
OR CONTROL IN THE INTEREST OF THE NATION.




D.2  CHANGE IN THE USE OF LAND, ESPECIALLY FROM AGRICULTURAL TO URBAN, SHOULD BE

SUBJECT TO PUBLIC CONTROL AND REGULATION.
Measures might include divect intervention, legal and fiseal controls, as well
as zoning and land-use plans. .

D.3 THE UNEARNED INCREMENT RESULTING FROM THE RISE IN LAND VALUES RESULTING FROM
CHANGE IN USE OF LAND, FROM PUBLIC INVESTMENT OR DECISION OR DUE TO THE GENERAL
GROWTH OF THE COMMUNITY MUST RE SUBJECT TO APPROPRIATE RECAPTURE BY PUBLIC BODIES
(THE COMMUNITY), UNLESS THE SITUATION CALLS FOR OTHER ADDITIONAL MEASURES SUCH
AS NEW PATTERNS OF OWNERSHIP, THE GENERAL ACQUISITION OF LAND BY PUBLIC BODIES.
Specific ways and means of Recapturing pius value inelude levying of appropriate
taxes, periodie and fre juent assessrent of land values and adopting pricing and

" eompensation policies relating to value of land.

D.4 PUBLIC OWNERSHIP, TRANSITIONAL OR PERMANENT, SHOULD BE USED, WHEREVER APPROPRIATE
TO SECURE AND CONTROL AREAS OF URBAN EXPANSION AND PROTECTION; AND TO IMPLEMENT
URBAN AND RURAL LAND REFORM PROCESSES, AND SUPPLY SERVICED LAND AT PRICE LEVELS
WHICH CAN SECURE SOCIALLY ACCEPTABLE PATTERNS OF DEVELOPMENT .
In outlining measures, it suggests that consideration be given to the measures
indicated for recommendations D.2 and D. 3.

D.5 PAST PATTERNS OF OWNERSHIP RIGHTS SHOULD BE TRANSFORMED TO MATCH THE CHANGING

: NEEDS OF SOCIETY AND BE COLLECTIVELY BENEFICIAL.
Special attention shoul: e given to redefinition of legal ownership, separation
of land ownership and development rights, and the land rights of indigenous
peoples.

D.6 THE SUPPLY OF USABLE LAND SHOULD BE MAINTAINED BY ALL APPROPRIATE METHODS
INCLUDING 5011, CONSERVATION, CONTROL OF DESERTIFICATION AND SALINATION, PREVENTION
OF POLLUTION, AND USE OF LAND CAPABILITY ANALYSIS AND INCREASED BY LONG-TERM
PROGRAMMES OF LAND RECLA@MTION AND PRESERVATION. -
It recommends that special attention be paid, among other things, to land it
eontrol of soil erosion, and control and reversal of desertification and
salinization. ‘

D.7 COMPREHENSIVE INFORMATION ON LAND CAPACILITY, CHARACTERISTICS, TENURE, USE AND
LEGISLATION SHOULD BE COLLECTED AND CONSTANTLY UP-DATED SO THAT ALL CITIZENS AND
LEVELS OF GOVERNMENT CAN BE GUIDED AS TO THE MOST BENEFICIAL LAND USE ALLOCATION
AND CONTROL MEASURES. ’ : ) ,
This implies that effective land use planning and control measures could not be
implemented unless the public and all levels of government had access to adequate
information.

CE. PUBLIC PARTICIPATION

The introduction to 6 recommendations on public participation in activities relating to
settlcments ‘states that a co-operative effort of the people and their Governments is a
prercquisite for effective action on human settlements. As* the magnitude and intract-
ability of the problems are too great for Governments to act alone, citizens must be

provided opportunities for direct involvement in the decisions that profoundly affect
their lives.

E.1 PUBLIC PARTICIPATION SHOULD BE AN INDISPENSIBLE ELEMENT IN HUMAN SETTLEMENTS,
ESPECIALLY IN PLANNING STRATEGIES AND IN THEIR FORMULATION, IMPLEMENTATION AND
MANAGEMENT; IT SHOULD INFLUENCE ALL LEVELS OF GOVERNMENT IN THE DECISION-MAKING
PROCESS TO FURTHER THE POLITICAL, SOCIAL AND ECONOMIC GROWTH OF HUMAN SETTLEMENTS.
Particular attention should be paid to the -advance publie disclosure of strategies,
plans and programs for public discussion which should be made at the early planning
stages before major commitments to the project have been made.
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E.2 THE PLANNING PROCESS MUST BE DESIGNED TO ALLOW FOR MAXIMUM PUBLIC PARTICIPATION.
This ean be achieved by providing information in clear and meaningful terms to
make it more intelliyible to laymen,ana secking the participation of women.

E.3 T0 BE EFFECTIVE, PUBLIC PARTICIPATION REQUIRES THE FREE FLOW OF INEFORMATION AMONG
ALL PARTILS CONCERNED AND SHOULD BE BASED ON MUTUAL UNDERSTANDING, TRUST AND
EDUCATION,

To achieve two-way flow 7t is5 sugge:ied that legislation to stimulate public part-
ietpation and to provide wide czeessidility to public information, allocation of
resources for the developmen. [ skills within the community and use of mass media
to provide a forum for citizen parti-i-ation and public debate.

E.4 PUBLIC PARTICIPATION SHOU-D INTEGRATE THE VARIOUS SECTORS OF THE POPULATION
INCLUDING THOSE THAT TRADITIONALLY HAVE NOT PARTICIPATED EITHER IN THE PLANNING
OR IN THE DECISION-MAKING PROCESS. ‘ )
In order to achieve wide involvement it i3 suggested that particular attention
should be paid to expanding and strengthening the role of community organizations,
voluntary groups ete., and securing the active involvement of groups whose part-
teipation is normally limited.

E.5 PUBLIC PARTICIPATION MUST RESPOND TO BOTH NEWLY EMERGING NEEDS OF SOCIETY AND TO
EXISTING SOCIAL, LCONOMIC AND CULTURAL NEEDS. THE PEOPLE AND THEIR GOVERNMENTS
SHOULD ESTABLISH MECHANISMS FOR POPULAR PARTICIPATION THAT CONTRIBUTE TO DEVELOP-
ING AWARENESS OF PLOPLE'S POLE IN TRANSFORMING SOCIETY.

As regards new forms of : - iicipation in the changing world areas for special
attention include establis =ent of effective urban channels of communication
between the people and all levels of goverrnment, establishment of neighbowrhood
councils, and recognition of the changing role of women in society.

E.6 - PUBLIC PARTICIPATION ELICITED ON A SCALL COMMENSURATE WITH THE PROBLEMS OF HUMAN
SETTLEMENTS, SHOULD INFLUENCE ALL DECISIONS CONCERNING MANAGEMENT OF HUMAN SETT-
LEMENTS AND SHOULD FOCUS ON THE APPLICATION OF RESOURCES TO IMPROVEMENT OF THE
STANDARD OF LIVING AND QUALITY OF LIFE. :

Efforts should include assessing felt needs and priorities, promote actions which
motivate people to decide and act for themselves and in other ways to mobilize
resources. '

F.  INSTITUTIONS AND MANAGEMIMT

Institutions..the political, admin’strative and technical instruments which formulate

or implement scttlement vlans and policies, and the management of settlements are dealt
with in 10 recommendations covering such questions as adaptation to changing circumstances,
the use of human resources, finaicial arrangements, and settlement laws and regulations.

F.1 THERE MUST BE INSTITUTIONS AT NATIONAL, MINISTERIAL, AND OTHER APPROPRIATE LEVELS
OF GOVERNMENT RESPONSIBLE FOR THE TORMULATION AND IMPLEMENTATION OF SETTLEMENT
POLICILS AND STRATEGIES FOR NATTONAL, REGIONAL AND LOCAL DEVELOPMENT.

It adds that they should have a dictinet identity as well as leadership capacity
and executive resronsibility for settlement programmes.

F.2 INSTITUTIONS FOR HUMAN SETTLEMENTS SHOULD BE CO-ORDINATED WITH THOSE RESPONSIBLE
FOR NATIONAL ECONOMIC AND SOCTAL DEVELOPMENT AND ENVIRONMENTAL PLANS AND POLICIES
AND INTERRELATED ON A MULTIDISCIPLINARY BASIS.
They should ensure among other things, adequate representation of inhabitants on
principal policy-making bodies.

F.3 INSTITUTIONS DEALING WITH HUMAN SETTLEMENTS SHOULD ADAPT TO CHANGING CIRCUMSTANCES.
In particular, Institutions should be continuously reviewed and reorganized as
necessary.



F.4 INSTITUTIONS SPECIALLY ESTABLISHED TO SOLVE SHORT-TERM SETTLEMENT PROBLEMS SHOULD
NOT OUTLIVE THEIR ORIGINAL PURPOSE, ’
Among measures suggested are the preplanned transfer of functions to permanent
Fodies and the appropriation of additional funds only after careful review.

F.5 INSTITUTIONS SHOULD BL DESIGNED TO ENCOURAGE AND FACILITATE PUBLIC PARTICIPATION
IN THE DECSION-MAKING PROCESS AT ALL LEVELS.
Suggestions for incentives to such participation include decentralization of
administration and management as well as public accountability.

F.6  SETTLEMENTS MUST BE IMPROVED BY RESPONSIVE AND IMAGINATIVE MANAGEMENT OF ALL
RESOURCES.
It stresses the need to establish the management responsibilities of government
and to prevent speculation over the basic needs of people and calls for efforts
by govermment and inhabitants to maintain, restore and improve settlements.

F.7 THE DEVELOPMENT OF RESEARCH CAPABILITIES, AND THE ACQUISITION AND DISSEMINATION
OF KNOWLEDGE AND INFORMATION ON SETTLEMENTS, SHOULD RECEIVE HIGH PRIORITY AS AN
INTEGRAL PART OF THE SETTLEMENT DEVELOPMENT PROCESS.
In regard to Huwman Resources special emphasis must be placed on projects that
demonstrate innovative use of hwman resources, materials and technology, practical
on-the-job-training and exchange of relevant information expressed in simple terms.

F.8 SEPARATE FINANCIAL INSTITUTIONS AND ADEQUATE MEANS ARE NECESSARY TO MEET THE
REQUIREMENTS OF HUMAN SETTLEMENTS.
In dealing with financial arrengements it proposes that imvestors and purchasers
especially the least advantaged, be protected against inflation through monetary
or other means.

F.9 INSTITUTIONS AND PROCEDURES SHOULD BE STREAMLINED TO ENSURE THAT INTENDED BENE-
FICIARIES RECEIVE THE LARGEST POSSIBLE SHARE OF RESOURCES AND BENEFITS.
It emphasizes open decision-making and public accountability for use of funds,
greater local control in management and administration, and removing the role
of intermediaries in citizen involvement, in an effort for reaching the people.

F.10 ANY FRAMEWORK FOR SETTLEMENTS LEGISLATION MUST ESTABLISH CLEAR AND REALISTIC
DIRECTION AND MEANS FOR IMPLEMENTATION OF POLICIES. .
Noting that existing laws and regulations are often complex, rigid and dominated
by vested interests it suggests that special atteniion should be placed on
special legislation and on pericdic revision of laws and regulations.
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Honourable Barney Danson, Minister of Statc for Urban Affairs, in an address to the
Canadian Federation of Mayors and Municipalities in Vancouver on June 17th, 1976
commented on some commitments already made by the Federal Government. His comments
are reprinted below for your information.

“All in all, we have used Habitat as a time of assessment and commitment. It might,
therefore, be appropriate to reiterate some of the commitments already made. ’
1. To ensure the construction of one million new housing units in the years 1976 to 1979.

2. To directly finance the annual construction of at least 40,000 new housing units
for low and moderate income pcople in the same period.

3. To construct or rchabilitate 50,000 units for rural and native people between
1974 and 1982. :

4, To construct or rehabilitate 20,000 native dwellings in the period 1976 to 1981.

5. To ensure that all settlements of significant size have an adequate level of
sewage treatment by 1985.

6. To have a reliable source of clean water in all communities by 1980.

7. to utilize existing infrastructure in low density areas to provide some medium
density housing over the next five years.”




THE CANADIAN RGO MANIFESTO

Canadian non-governmental organizations (NGOs) in.aFtendance.at Habitat‘Forum in
Vancouver, presented a Manifesto to members of the official Canadian Delegation, Thek .
Delegation, made up of representatives of Canada's thiree levels of government were aske
to forward the NGO Manifesto to all levels of government, and espec1§11y.to the ngeral
Cabinet as part of the Delegation's final report on Habitat. Following is a reprint of
The Canadian NGO Manifesto.

1. Regarding the New International Economic Order, let Canada tage action to lead in
establishing new international agreements and arrangements regarding trade, monetary
systems, industrial strategies and resource development programs that are advanFageous
to the developing countries. Let Candda's response to the needs of poor countries not
be only aid through the Canadian International Development Agency (CIDA).

2. Let Land be treated as a community resource and not as a market commodity. Let )
such a principle be reflected in control of land speculation, coptrol of urban expansion
ento food land, and in terms of provincial policies and legislation.

3. Let Canada lead in establishing a moritorium on expansion of nuclear power, with
accompanying emphasis on alternative power sources and on energy conservation.

4. Let there be an end to fragmentation of housing programs among the federal,
provincial and municipal levels of government. Lot priority in housing be directed to
special-need groups, especially by means of government action at all levels to control
the cost of land and the cost of money for housing.

5. Let there be a Canadian dollar commitment now to programs for clean water, but
let -Canada's commitment in this regard especially be tied in with trade, monetary and
other changes aimed at building up the self-reliance of every nation as the main means
for attaining the objective of clean water everywhere.

6. Let indigenous land claims be settled prior to the undertaking of development
projects in Canada; and let special attention be paid to advancing the equality of

indigenous women and to the general needs of Native peoples in such matters as housing
and jobs. .

7. Let all levels of government, and non-government organizations, follow through in
deeds what has so often been said in words about equality for women in Canadian society,
8. Let there soon be Right to Information legislation covering all levels of govern-
ment in Canada to facilitate public participation, as well as legislation to permit
citizen class actions against environmental offenders. Let governments also encourage
and facilitate public participation in private sector decision making.

These points are submitted as a challenge to post-Habitat commitment and action
at every level of government in Canada. In future, let the three-level division of
responsibilities in Canada not be used as a device for passing the buck and dodging
responsibility. Let the Canadian federation be made to work for people.
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THE COSTS OF SPRAWL

FACTORS

LOW DENSITY HPRAWL ITIGH DENSTITY PLANNED

Definition  Community consisted of single family Community contains 40% high-rise
homes, 75% sited on traditional grid apartments, 30% walk up apartments,
pattern, and the rest clustered. 20% townhouses, and 10% clustercd
Neighbourhoods sited in leap frog single family homes. All dwelling
patt- ., representing a typical pattern units arc clustered together into
o1 suburbuan development. contiguous neighbourhoods, much
' in the pattern of a high density

"mew community"

Land Use A1l land at lcast partially - over 50% land completely under-
developed developed
only 2/3's as much land dedicated - 1/2 less land used for
to open spaces transportation
four times as much Jand used for - more spaces for preserving wild-
residential purposcs life and vegetation, parks or

agriculture

Investment  Greater total costs interms of both - 44% overall less thian lower
total individual cests, and total density :
costs borne by governments - 41% saving on development due

to better planning

- 65% savings on construction of
roads and utilities

- less costs likely to be borne
by government

- less costs in terms of total
operating and maintenance costs
and in costs.

Pollution generates more air pollution, but - generates 45% less air pollution
less pollution gencrated per - generates 20 - 30% less total
developed acre air pollution from autcmobiles
generates more storm water run-off becausc of such communities
pollution (grcater paved areca) stimulate less automobile use
and which ma- also result in down- - gencrates less storm-water
stream flooding runoff pollution
less concentration of noise - more concentrated noise generating
gencration activities activitics

Enerpy higher total cnergy costs - can save up to 44% total energy

Consumption greater travel costs costs duc to planning

more time taken for cleaning and
maintenance

greater water consumption (watcring-

gardens and lawns)

rcduced cost and time of travel
to work or school, ctc.

less time taken for cleaning

and maintenance .

up to 33% less water consumption

Method of Analysis:

ATl communitics were assumed