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ABSTRACT

This thesís examines the use of fiscal impact

analysis as an evaluation tool in development planning for

second home counnunitÍes. It was examined through a case study

of two subdivisions in the Local Government District (L.G"D.)

of Alexander, Ifanitoba. The planning process and the information

requírements to properly conduct físcal impact analysis r^¡ere also

examined.

The L.G.D. of Alexander was selected because in the

earLy 1970' s it r¡as one of the most actíve areas in ìfanítoba for

creating nev/ second home communities. Examínatíon of the planning

process ín the L.G.D. found concern by the admínistration and

Províncía1 planners for potential fiscal ímpact of second home

conmruníty development. Some controls were implemented to reduce

publíc cost for services. The case study costing method was

used in the applications of fiscal impact analysis. Results

índicate communÍties with excess service capacity to absorb

second home community development will generate revenues greater

than costs. Long term fiscal impact in the case study area will

r-i1,^1-, r-^ ^^--í*ive even if some second home residents becomelrNsr) ue l,UÞrLf,

permanent. Although fiscal impact of the case study subdivisions

was posÍtive, it r¿as found that certain developments \,¡ere better

fiscally than others. Fiscal impact analysis was found useful

ín determining the types of development most beneficial to the

entíre communÍty.

l_ t_
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CHJ.PTER I

INTRODUCTION

An estlmated 6.4 percent of al1 Canadian households owned

second homes* in 1971.1 VIíth the risíng cost of holidays in

warmer climates, cottagíng is increasÍ.ng rapidly" This trend is

expected to contlnue.2 Growth 1n the popularity of thts recreatíon

activity causes increasing pressure for rural local governnent

jurlsdictions to allow for Ëhe developrnent of second home communities"

In 1971, over 751[ of. Canada's population resided in the 22 largest

netropolitan centres. The híghest rate of cottaging participation is

amongst people livíng in these centres. Land demand for second home

communities is restricted to a zone mainly within t!¿o or three hours

driving time from these centres " Nearly seven percent of the

hOuSehOlds i-n these cenEres Own Vacation homes" ThiS EIeanS sgffroìno

is experienced. by over two nillion Canadi"rr".3

In comparison, 5"6 percent of all l''lanitoba households in 1971

owned second homes" Most of these households are concentrated in

metropolitan Winnipeg where over half of the Provincees one million

people reside. In L97 I, 7.4 percent of the l^linnipeg households owned

second homes. I'fanitoba had approximately 16r500 second homes in 1971"

This number has been growing by approximately six Percent put y"tt.4

Purpose

The purpose of this study is to examine fiscal impact

analysis (F"I.A") as an evaluation tool in develoPnent planning for

Second homes are also cornmonlY
cottages "

referred to as vacation homes or
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second home communitfes. It appears that loca1 governments 1n rural

Canada and more specific to this study, rural Manitoba, do not give

enough consideratíon to the potentlal fiscal frnpact of second home

communities. Fiscal fmpacË is not considered durtng the establlshment

of a development plan and in processing of subdlvislon applicatlons

for second hone communltles "

ThÍs problem has t\,ro related subproblems. One 1s the

plannÍng process and the associated adrnlnistrative functlons under the

authority of a developnent plan. The other problern fs data and

lnformatíon requirements to properly undertake fiscal impact analysis.

Fiscal ímpact analysis is:

A projection of the direct, current, public costs and
revenues associated w-tth residential or nonresidentíal
growth to the local jurisdlctions(s) in which this
growth is taking p1ace.)

The term cost-revenue analysis is soüetiues used

interchangeably rslth F.r.A" The definition and process of F.r"A" will

be discussed f urther in the study I s methodology and revier,¡ of

Il-terature "

The hypothesis to be tested is:

That local government and planning in rural l"fanitoba
does not allow a thorough review of the potential
fiscal impact of second home community developments "

The problems will be addressed and the hypothesis tested

through a case study of a rural area in I'fanitoba experienceing rapid

growth in the number of second home cornmunities "

Selection of Case Study Areas

According to a study conducted in 1975 by the Municipal

Planning Branch, the Local Government DisËrict of Alexander has been
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one of the most actlve ln creatlng ne!/ seasonal resort subdivlsions
during the years L972 to L974"6 th" srudy also indicates that the

Local Government Dístrlct (L.G.D.) has consLderabre control over rand
devel0pnent because x00st land divislons are plans of subdivlsion whlch

require consent froru the 1ocal council, land titles office and. the
Munlcipal Planning Board "

The L"G'D" has also been active in the plannfng process. rt
!üas one of the frrst rural areas to establish a District plannlng
comnission and its own Advisory planning commlttee, A General
Developnent scheme and zoning By-raw for the entire district was

approved in L979 "

Access to rnformation on council decisions, pranning
committee minutes, financial statements, land. sales records, property
assessrDents and taxation records was a major factor in choosÍng the
L'G.D" of Alexander for rhis study (M"p 1). The Resident
Adninistrator' Richard Andries and. his administrative staff provided
access to a1l information needed for thls study.

rt r¿as decided to use two subdivisions to anar_yze the effect
of their developrnent on the expenditures and revenues of the L.G.D. of
Alexander" Based on the advice of the Resident Administrator and my

own familiarity with the surrounding area, Ewo subdivisions lzere

chosen in the "Irirlside Beach" area" The subdivisions are commonry

referred to as "tli11side point" and the "Leonard David subdivision,,
(Maps 2 and 3) "

Approach and Methodology

To study the problems an exami.nation of
process of the Council and planning Comnittees in

the decision-uaking

the L"c"D" r¿i11 be
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conducted' A flscal fmpacE analysis rql11 be applied to the selected
case-study subdivisíons .

The hfstory, related municipal accounts, council and planning
committee proceedings, property assessment and taxation r¿111 be
reviewed to determr-ne r¿hat consrderation, if any, lJas given to the
fiscal lmpact of developnent r¿lthln the L"G.D. Secondly, a simllar
lnvestigation will be undertaken for the two case study subdivrslons.
And third, a flscal impact analysis of the two case study subdivisions
uslng data and information available from the L.G.D., the Deparrment
of Munlcipal Affarrs and other sources. The rnethod of anarysis wtrl
be identified in the revÍew of lÍterature.

Applícation of the fiscal Ímpact analysis method wilr be based
on avaí1ab1e data and information. Arry problems with existlng data
and information for thÍs purpose will be rdentified. ürhether or not
the hypothesis of the study is proven, suggestions rvilr be nade to
improve the data and infornation base necessary to use fiscar_ impact
analysis as an evaluation tool in planning and decisÍon-making.

0rganization

The thesis is organlzed into slx chapters. The next chapter
i¿ill review the literature in regard to the inclusj,on of F. r.A. as an
eva-luation tool and the various accepted methods of F"r.A. chapters
three and four will present the results of the investigation into the
L"G"D" and the case study subdivisions. The fifth chapter covers the
application of F.r.A. to the case study subdivísions. chapter six
presents the summary and conclusions.
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CHAPTER I - FOOTNOTES

1 Statistics Canada, Perspective Canada II: CornPendiun of
Soclal Statistics (Ottawa,

2 Amerl-can Society of PlannÍng Officials et al, Subdiwtding
Rural AmerÍca: Impacts of RecreatÍonal Lot and Seconã-Eõñã-

ral
Quallty; Offlce of Developnent Policy and Research, Department of
Houslng and Urban Development; and the Appalachian Reglonal
Commisslon, (l{ashingtono D"C., 1976), pp. 37-39" Although thls
report discusses the second home market in the United States, there is
no reason to believe that the situatíon in Canada ¡.¡ou1d be different
since many of the market condítions are relatfvely simílar"

3 St"ti"tlcs Canada, Op. Cit. (Ottawa o Ig77 ), p.154"

4 f¡t¿., p.153. The rate of growth was calculated by an
extrapolãÎîon of data and informatlon in Land Division in Þlanitoba
published by the Municipal Planning nranc

5 Robert W" Burchell and DavÍd Listokin, The Fiscal Impact
Handbook (New Brunsr¿ick, New Jersey: Center for Urban Policy
Research, L978), p"1.

¿o Municípal Planning Branch, Land Division in Manitoba
(Winnipeg, L975), p.25 and pp.49-54"



CHAPTER II

FISCAL IMPACT ANALYSIS :

AN EVALUATION TOOL IN PLANNING

The purpose of this chapEer is to revÍew the literature

regarding fiscal impact analysis (F"I.A.) as iÈ applies ro planning

and 1ocal government decísion making in the development of second home

communities. The use of F.I"A" as an evaluative tool in planning w111

be reviewed. Recognized uethods of F.I.A. r¡ill be discussed and the

method applicable to thfs case study will be identtfted. Finally,

applícations of F. I. A. method s to second horoe comrnunities will be

reviewed "

Growth in Application

The general application of F.I.A" to determine whether

developments wirl generate enough new taxes to pay for the added

public services required did not become popular in the United States

until the early 1970's. until that tirae, 1oca1 government planning

authorities approved applicati.ons for nei¡ development or intense

redevelopment i¡ith little, if any, consideration for potential fiscal

inpact.l In the United States during L973 anð, early Ig74, the number

of fiscal impact analyses conducted exceeded all such analyses

identified in the previous five year period"2 A1so, an increasing

number of communities began using F"r"A. to evaluate alternative

future growth policies" Some States adopted legislatÍon requíring

that fiscal effects be considered for certaÍn kinds of develoomenr

^-^:^^È^PlvJsLLÞ.

The applications of F"I.A" in the United States cover a broad
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range of development or nondevelopment proposals froro lndividual

development permlt applications to annexation proposals. They are

conducted or sponsored by a variety of groups including proponenEs of

new developnent, those opposed to developmenÈ, non-profit

organlzatlons concerned r¿l-th advancing Ehe state of the art and the

publfc sector with interest in maintaíning fi,scal solvency.3

The growth in application of F"I.A" durtng the early 70's can

be attrlbuted maj-nly to public concern for the steadily increasing

cost of servíces refl-ected primarily through increased property taxes.

The cost of services increased to reflect unchecked growth, especially

in the larger metropolitan regionsu and to maintafn pace with

inflatíon which frequently outstripped the rise in personal income of

the property owners" Faced with a pub1lc becoming increasingly

concerned about the lack of fiscal restrainte elected officials and

adrainistrative staff wanted to know the effect of develoÞmenË on the

local government costs and revenues before a decisÍon was made to

accept or reject a development proposal" Therefore, the application

of F.I.A. grew out of a time of rampant inflation and arnidst cries

for fiscal restraint.4 The fiscal crisis j-n New york and proposition

13 may have given rise to its popularity in the United States "

In Canada, the application of F"f,A" is not as popular.

Public concern over fj-scal restraÍnt, the effects of inflation and

rapid growt.h of the larger urban centres has sparked increased

application of F.I.A. in Canada. A L979 telephone survey of civic

planning administrations in 19 of Canadars largest urban centres found

nost indirectly consider potential fiscal impact of land development.

Fiscal impacts of some services are considered, others are not.5
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Generalryn the application of F.r.A. by 1ocal jurlsdíctrons rn canada
1s lagging behlnd Íts applÍcatlon in the unlred srares. The Americans
have been able to devel0p and tesË the applicatlon of F.r.A. methods.
The experlence of loca1 jurisdlctions 1n fts applícatfon has arrowed
them to scrutr'-Tze its application aore c10se'y. promoters of
developnent are required to subnlt F.r.A. reports wi.th development and
plan proposals.6

A Planning Tool

-

Fiscal impact analysis is only one measure for evaluating the
lmpact of land development - rt measures one part of the iupact on the
10ca1 econoay' other major impacts on the 10car_ economy are
emplo¡naent and wealth whÍch are each measured differentry. The local
economy is only one of fíve ímpact areas that is affected by land
developments.T The impact is measured on several elements of the en_
vironment in each of these impact areas" For example, irapact analysis
of land developnent on the natural environment measures impacts on
elements such as air, r4/ater, noise and wildlife. Using the broadest
sense of the term "environment", F"r.A. can be considered as one srnall
component in envj.ronmental impact analysis. Thís concept of F.I.A.
being an íntegral part of environmental impact analysis is supported
by Rau and Wooten in the 

.A

'ne 
of the major pitfalls in F.r.A. applÍcations is rts use

as a surrogate for planning"g rt has been used to exclude certain
land uses frorn planning areas when it should have been used onry as a
foundation or evaluation tool for devel0praent planníng. rn planning,
it should be rearized thaÈ every land use does not necessarily benefit
the community fiscally. Although the revenues from some land uses mav
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not exceed the costs, ít does not fo110r¡ that land uses not
beneficial as others or ímpose a local liabilrcy can necessarilv
excluded frorn development withfn a communitv.

rf a F.r"A. indicates a development r¿-ill produce a deficit in
loca1 government flnances, there are several actions that can be
consrdered. The most severe act10n 1s to reject the applicatíon
outright. Mul1er outrines the fo11owíng opË1ons that could be
considered:

dÞ

be

- The de_veloprnent may be accepted as is. One preralsefor fo110wing rhis option 
's 

the defÍe1t will be offserby surpluses from other developments. Or ít may beaccepted on the basis that nonfÍscal social benefitsoutweígh the fiscal deflcits 
"

- The developer may be required to modÍfy the proposalby changes in the housÍng mix or ,ro.rlho,rring land uses.For example, if a study shows that three-bedroom apart_ments (in contrasË to one-bedroom unfts) cause a dåfictt,he could reduce the number of such units. A-lternatfvely,non-residential facilities can be added or expanded.

- A pa)m:nt may be required fron the developer to thecommunr'ty for units projected to cause a deficit. suchpa)¡ments can be used to defray capital 0utlays rinr.eãto the development. For operatin! outlays tikety tocause a defícit, services could bÀ priced in the formof user charges which reflect the incremental cost ofthe service. This approach has been suggested as atneans of discouraging growth in previously undevelopedurban fringe areas.

- The proposed devel0pnelt may be required to change itslocation to an area whfch has undei-uti-lized pubricfacilities to reduce capital outlays.

- The 1evel of pubric services may be reduced to maintainthe existing tax structure and rates

- The 1ocal tax structure nay be revised in a way thatcan turn publÍc-deficiËs form new devel0pment into apublic surp1us. l0

certainly, the position taken by the community through íÈs
planning authority depends on its policies regarding development and
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objectives in creating the overalr 1ivíng envlronment.rl

Me thod s

Fiscal impacÈ analysis is concerned prÍmarily with measurfng
the direct lmpacts of land developnent. For exampre, it iuourd not

'oeasure the impact on land varues surrounding a proposed deveropment.
The financÍal effect is measured as ff a developmenr was completed and

operated. rt 1s being used as an evaluative tool to make a decision
and not as a predictlve tool to assíst in the budgeting process.
Tallying of costs and revenues is a significant part of F.I.A. costs
lnelude operatlng expenses and capitar outlays, directly incurred by
the loca1 government jurisdiction or paid to other publfc or private
service agencies as a result of a specific development. A_r_1 monies a

local Sovernment jurlsdiction recei-ves from all sources as a result of
the development comprises r.,r"rr,r".12

The Fiscal Impact Handbook identifies methods for estimating
local costs and revenues due to land developmerrt.13 Actual1y, there
are six dj-fferent cost analysis nethods that can be divided into Ewo

basic approaches; average costing and margínal costing.l4 The method

of calculating revenues is the same in all cases" projection based on

average costs per unit of service vier¡s the relationship between the
cost of rnunicipar services and growth as linear. Marginal costing
vÍer¡s growth as having cyclical highs and lo¡¡s 1n relatíon to the cosË

per unit of municipal services attributed to a particular development.

At tirnes, the marginal cost estimate will rag behind the average cost
esti*ate" At other tiues the reverse will be true. rn the long run
the two approaches of calculating costs will yield sinilar estimates
of development inpact on cosËs.
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The assumption behind the appllcation of methods using
average costing Ís that future costs are extensl-ons of the current

cost averages for provislon of services. htren the 1ocal governmentrs

service capaclty exceeds or closely neets the existing populatfonrs

service demands, average cosLing methods are most applicable.

Marginal costing methods assume a substantial servlee change is
required to üeet the requirements of a development. The result of
developnent is the Ioca1 government must make significant addítions to

existl-ng services "

Three of the fiscal impact methods - per capita multiplÍer,

service standard and proportional valuation - use average costs and

the others - case study, cornparable city and emplo)'xoent anticipation -
use margÍnal costing " proportional valuaËlon and employment

anticipation methods are usually applied to nonresídential type land

developnents and do not have any applfcation to this study.15

Per capÍta nultfplier method was identified as the most

commonly used and most versatile. This method ',re1íes on average

nunicipal costs per person, average school- cosÈs per pupír, and the

number of persons or pupils generated by various housing types Eo

project future municipal and school district cosE."16

Case study method obtains through intervÍerss with public

officials, information about plans to maintain and expand municipal

services. Reliability of this nethod depends on Ëhe abÍliry of public

officials to predict groi,rth of municipal services of a specified size

and location" There is question of the ability of public officials to

make accurate projections in this rnethod"lT

service standard uethod uses average costíng for service
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standards establlshed for the particular communlty ln question to

project impact of populatlon growth or decline orr local munlcipal

service and school costs and revenues. Thís method "relies on average

employment levels and a relationship of annual capital-to-operating

expenditures to estimate expected increment in 1ocal munfcipal and

school district expenditut"".lB

The comparable city method is used to project margÍna1

cost-revenue changes that can be attributed to development" Thís

nethod "relies upon relationships between comrnunity size and growth

rate and loca1 expenditure levels to project the effect of population

change on rnunicipal and school district costs and reven,r""""19

The method for estimating revenues is the same no matter

t¿hich costing method is used" The only variation i.s in the array of

revenue sources thaÈ must be considered" Each revenue source

considered in F"r.A. is estimated individually based on its purpose,

geographic distribution and local fiscal emphasis. Revenues can be

classified into two broad categories; intergovernnental transfers and

local government source revenues.20 property tax is by far the ¡nost

heavily used type of tax for loca1 goverûment.

Detailed procedures for the above methods for calculating

cost and revenues in order to conduct a fiscal impact analysis are noE

shown here" rt is the purpose of this study to apply F.r.A. to the

case study area and not to discuss merits of detailed procedures used

Ín the establlshed methods" Burchell and Listokenn Mu11er and

numerous other authors have discussed methods extensivelv.2l

Muller discusses factors which limit the scope of fiscal

impact studies"22 rn most fiscal impact analyses, Muller found. ËhaË
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there \tras a lack of conceptual framework to undertake the analysls and

interpret results " rt is largely a failure on the part of 1oca1
adrnínlstration and decision makers to realize that F.r.A. rs only one

rneasure for evaluating impact of land development. Other problens
that were ídentlfied are i'sufffcfent analyses of emprrical data to
refrect the 1oca1 conditlons and situatlon, shortages fn the
allocatlon of resources Èo conduct the analyses and sponsor bias
introduced ínro study objectfves and u1Èlnately its flndíngs"
Burchell and Listokfn cite these factors as reasons why they w_rote The

Flscal rmpact Handbook which contains procedural guidelines to conduct
the analyses, resources required to conduct them, underrytng
assumptions of methods and the basís for interpretatlon.23

At fÍrst glance, the rnethod that should be applied to the
case study is difficult to choose because the characteristics of the
developnent are not considered in typical applicati.ons of the methods.
Exaninlng the normal indicator of growth - popuratron, it appears Lhat
the L'G.D. is not growing. From 1961 to Lg7L, the toral population of
the L"G"D. has declined froro 2r096 to Lr7gO.24 This reflects an

average decline of 1.5 percent per annum. But the L.G.D. is
experiencing enormous physical growth. During r964 - Lg74, 4o2 lots
Iì7ere created by registered plan of subdivÍsion"25 Of these 1ots, 364
were "seasonal resort" or cottage 10ts. Although the populatlon of
the L'G"D' has been declining, development of second home communities
is increasing and thereby increasíng the demand for services.
seasonal population increases attributed. to second home coumunity
developnent is not reflected ín the total popurati.on of the L"G.D.

Selection of Method for Iication to Case Study Area
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The raix of two different Èypes of population also creates a mrx in
denand for services.

The major underlying assumptíon of the per capita multiplÍer,
serrrrce standard and comparable city methods of costing is that there
1s no ¡nix in the demand for services.26 per capfta rnultiplier method

assumes average costs can be added proportionally according to the
increase ín the population. A unit of service ís based on certain
number of population when applying the service standard method and the
comparable clty method is based on the slze of a communfty measured by

populatfon and populatlon grorn/th. These methods cannot be applíed to
the case study area since the assumptions and methodological basi-s do

not apply to the situation.

case study method is not based on a measure of communíty slze
and growth by population" This method obtains through interviews with
public officials, iumedlate plans for services that are necessary to
serve any ne\{ developments. Because this method can measure operating
and capital growth that can be attributed to specific development, it
is the most appropriate method for applrcation in this study. Basic
assuroptions and procedures of the case study method. will be presented
in Chapter V"

rn reviewing applications of F.r:A., fer+ studies have been

conducted for second home communÍties. The following is a revier¿ of
those applications which have relevance to this study"

A case-study measuring economic impact of a second. home

community in the united states found many posÍ.ËÍve spin-off effects as

a result of development.2T lts examination of the impact on
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expendftures of 1oca1 government is lacking. In summary, it states:
A rigorous analysfs of the demand for other public

services (besides education) could not be made without
additional research. However, from observations madedurlng the course of the study, 1t appears that theprivate onners will make few, if any, signiffcant demandson adjacent communities for additronar p,turr" servicesdurÍng 1970-75. projections cannot be made about thepost-1975 period because the plannlng horizon revearedby owners r,¡as limited to a maximum oi 5 to 7 years 

"Respondents' plans beyond that time frame werL merely
ídeas .28

I'Iith respect to the short-ter,o impacts of the communÍty on

governments, the study dÍd find that the development provided a big
boost to the local tax base " In Íts projections to Lg75u the findings
of the study indicated tax revenues ¡¿if1 far exceed local government

expenditures for the development. site Ímprovements for the communitv

began in L964" since then, 11600 rots were sold and developed.

The case study method was applied in this stud.y. since it
was primarily an economic impacE study, the fiscal inpact portion r¿as

dealt with superficially"

RetiremenL communities by Katherine McMillan Heintz,
discusses the occupancy of second home communities by the e1derly.29
Primari'ly, she identifies the demand for reËirement communities and

the socio-economic characterisÈics of their occupants" Secondry, she

surveys fiscal and political impacts of a retirement community upon a

typical municipal environment "

The study found retirement communities restricted to
persons 52 years of age or older - contribute substan¡ial surplus
revenues to their 1oca1 governments and school districts. It further
concludes:
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The age-restricted condition, however, produces
subsÈant'ally htgher revenues than the non-age-restrictedcontext. The surplus of revenues to the municfpality isfurther íncreased in some high amenlty retlrement communltieswhÍch do no fu11y use per capita muniàipat sanltatlon andstreet expenditure approprÍations. In addition, each ofthese retl-rement comrounitÍes indirectly contributes substantialrevenue to the community through its consumption of 10ca1goods, Ehereby supportíng sizeable a'ounts of cornmercral spacewhich are, in turn, taxable by the rnunicipal'tt:30---t--

rt is interesting Ëo note the communlties primarily used for
second homes had greater expenditures than retirement communiÈies 

"

This indicates second home communities which transform into retired
communlties because of an lncreasing number of retired permanent
residents will not necessariry requíre greater expend.itures of Lhe

nunÍcipality. The applÍcability of these findings to second home

communities in Canada rnay be questi.oned because our seasonal_
conditions place greater demands on certain services.

The most extensive study of second home communities and their
impact on the 10ca1 econony, government, environment, and the consumer

r¡as conducted in L976 by the American society of planning officials
with contributíons from the conservation Foundation, urban Land.

Institute, Richard L" Ragatz and Associates.3l Subdividing Rural
America provides a national (united states) overview of second home

coumunity and resort development, an examination of the environmental 
"

social and economic

means for regulating

impacts, and the identification of government

The report

such development 
"

identifies three nain types of ,' recreational land"

Íuproved second

Discussion in the
report is centered around the first trdo types
Unimproved recreational subdivisions are defined as

development: unimproved recreational subdivisions,

home projects, and high-amenity resorË communities.

of developnent.

"basically land
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sales operations 1n which the developer typically subdivides properry

into one-fourth or one-half acre lots (often wilh llttle or no regard.

for their adequacy as actual home sltes), installs access roads as

necessary to market the property (frequently only graded dirt roads)u

and se1ls off the lots as fast as possible."32 Improved second home

projects include some basÍc sÍte improvements including recreatíon

facilities and nearby natural amenities such as a lake or river.

Extra care is taken by the developer to deslgn an attractíve síte

design and layout.

rÈ !¡as found the unimproved subdivisions were largely

developed for speculatlve purposes. The improved second home

subdivisions ¡¡ith basic site irnprovements encouraged the purchaser to

build a cottage and use the land "

Observations of the impacts of second home subdivisions on

the loca1 community were made from 3r900 subdivisions in the u.s"

identlfyíng three trends Ín the use of recreatlonal properties:

1) Research indicates that between one-third and
one-half of all recreational lots are bought
primarily as speculative investments.

2) Where second homes are constructed on recreational
1ots, most are occupied on a seasonal basis --
typically between one and three months per year.

3) There is a tendency for second homes to be
converted to pernanent use. Surveys indicate
that as nany as half intend to move into their
second homes on a permanenË basis at some point
in the future" It was also found Lhat some
recreational lots are purchased Ínitially for
use as permanent home sites.JJ

Social and economic characteristics of recreational property

oe¡ners were also identif ied . Typically, o\,r'ners are "niddle-c1ass

families whose incomes and education are slightly higher than Ëhe
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natlonal average ". rn the u.s., one famfly in L2 owns a prece of
recreatfonal property - efther a vacant lot or a second hore.34

rn canada, one household in 16 owns a vacation home.35

rn summary, the fiscal impacts identÍfied in the report are:

1) Net fiscal fmpacts on local governments are
positive ln the early life of most projecËs.
The increases in tax revenues generated by
development usually exceed Lhe increased
cost of providing pub11c services durì.ng the
lnitlal years for several reasons "

2) Over time, negatlve fiscal impacts can resulÈ
from recreatÍonal land development tf public
service demands or major capiËal expend.Ítures
necessitated by these projects outstrip thetax revenues they generate.

3) Communities have tried to reduce negative
fiscal impacts by various nethods.36

The report recommends actions for 1oca1, state and federal
govern'ents to affect the impact of second home communities.
Recommendations for local goverûments regard.ing the fiscal impact are:

r) Locar governments shourd take steps Eo ensure thatbasic sÍte improvenents are in place when they are
needed by the residents at the time of iniËial
development.

2) Local governments should Ëake steps to ensure thatrecreational land devel0pment is an economic assetrather than a liability to their communiti.".37

These recommendatíons could also be applied to the canadian
situation" Fiscal impact studÍes previous to this have mÍssed the
focal characteristics, costs and. revenues of specific projects. They

have faí1ed to identify specific regulatory activities a local
government must undertake Ëo control the iupact or eliminate the
negative impacts of second home community developmenË.

The findings from the aforementioned studies merely ind.icate
that second home comrns¡i¡ies can cause local government expenditures
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exceed revenues" This general concluslon can also be applled to

other types of development.

Summary and Conclusions

Wíth continued inflation and consequent strain on rnunicipal

budgets, elected officials and their adninistrati-ons have become more

aware of the irnpact of ner¿ development, major rezonings, annexatÍons

and alternative land use plans on local government expendiËures and

revenues. The apprication of F.r"A. became more popular in the early
70îs. Some States adopted legislation requiring that fiscal effects
be considered for certain kÍnds of development projects. The

apprication of F"r"A, to development in canada i-s lagging behlnd iËs

application in the United States. The experience in the UnÍted States

has allowed the development of established and tested methods.

As an evaluatlve tool in plannirg, F"I.A. can only be

considered as one of the measures for evaluating the impact of l_and

developrnent" users must.be cautÍoned not to use F.r.A. as a surrogaEe

for planning. 0bjectives of the community in accommodatlng a

rnultiplicity of needs and people nust be considered " Every land use

does not necessarily benefit the comrnunity fiscally. certai"n land

uses which are not as beneficial as others or impose a 1ocal liability
cannot be excluded from land use and. development plans for a

community. rn reviewing devel0pment applications and rand use p1ans,

fiscal impact should be one of the many considerations " The budget

and collection of additional revenues by the local governnent can then

be adjusted to reflect the benefit or liability rhaE vrill be prod.uced.

There are six estabrished nethods for calculating costs as

part of a F.r"A" Two of the methods are usually applied to
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nonresldentlal type land development and do not have any application

to this study. The per capital multiplfer, service standard,

comparable clty and case study methods have been reviewed fn terms of

thelr appllcatlon to t.hls study. The case study method is chosen for

applícatlon to this study because iË 1s not based on a measure of

communlty size and growth by population which is the methodological

basis for appllcaEion of the other three methods. Another advantage

1n usfng the case study method is that lt ueasures the narginal costs

assoclated with a particular development" The method for estimatíng

revenues is the same rro matter whaE costLng method is used.. Each

revenue source 1s estimated individually based on its purpose,

geographic distribution and local fiscal emphasis "

rn revierøing the application of F " r "A. to second home

communi-ties, it ¡¿as found that few studies have been conducted"

Results of the studies reviewed were not substantive and conclusive"

No canadian studies \,¿ere found although some of the concerns and

flndings of studies conducted in the United States could be applied to

the canadian situation" Generally, the fiscal impact of second home

developrnents is posltive. rncrease in tax revenues generaËed. by

development usually exceeds the costs of providing public services "
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CHAPTER III

PLANNING AND FINANCE

IN THE LOCAL

GOVERNMENT DISTRICT OF AI,EXANDER

The purpose of this crrapter is to idenify major pranníng
activitíes related to the development of second home communities in
the L.G.D. of Alexander. Emphasis is placed on the subdi visíon
planning and approval process. An examÍnation of revenues and

expenditures since 1969 is Íncluded to draw a financial perspective to
the provision of services to new development in the district.

Planning

rn 1945, the Local Government District came into being
through incorporation by the Province of Manitoba. A resident
ad¡oinistrator r./as appointed by the Lieutenant Governor in CouncÍl as a

salaried civir servant whose main responsibilÍty rdas to collect taxes.
Most administratÍve decisions are made by the resident administrator
with major finance decisions made by the concerned provincial

authority.

During the early '501s, a p1 anning committee Íras formed in
the L"G"D. of Alexander, with the assistance of the Director of
Municipal Planning' Department of Municipal Affairs to advise the
resident administrator in decisions on development in the District"
The members of the planning committee \./ere citizens of the District
appointed by the resident admini.srrator.

rn 1969, the Arexander Advisory committee was formed with
five of its six members elected to each represenc one of fíve
di'visions or wards in the District. The residenË adrainistrator !ùas

27
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the sixth member acting as chalrman of the commlttee" Purpose of the

committee was to advise the resident admÍnfstrator on the governfng of

the Dfstrict. By this time, many of the admlnistrative por,rers had

been transferred from the Province to the Local Government DÍstrict.

Today, the committee has evolved into a "counci1" whích Ðasses its

decisions on to the resident administrator for implementation"

As one of the first actions of Ëhe Alexander Advisorv

commlttee, a resolution r¿as passed to form a District plannlng

Commisslon with adjoining municipalities to deal with common problems

due to rapid developroent of second home communities in the District.

Resolution No. 1/70 reads:

I^IHEREAS the problems of Town Planning for the Local
Government District of A-lexander are greatly varied and affect
neighbouring municipalities as well as the planning of
neighbouring munÍcipalities affecting the Local Government
District of Alexander:

AND hTTEREAS the Alexander Advisory committee are unable to
cope with increasing probleins of planning for the entire Local
Government District of A-1exander;

AND i,IIIXREAS residents should be appointed to serve on
District Planning Commissions to control the total planning of
the Local Government District;

NOW THNREFORE BE IT RESOLVED TIIAT:
That the Local Government District enter into Planning
Commissions with municipalities adjoining the boundaries and
within the boundaries of the Local Government Di_strict of
Alexander. I

After inactivity during the r50ts and '60's, due to lack of

leadership and commitment by the District's administration, the

planning committee was reactivated r,zith its mernbers appointed by the

Alexander Advisory Committee" Purpose of Ehe committee T,/as to advise

the Advisory commíttee on proposed developments and planning in the

DÍstrict" rn 1972, as a direcË result of Resolution No. L/70, the

1"
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plannlng conr¡lttee ú/as unÍted wfth Vl 11age of Por¿ervÍew (located

wlthin the boundarles of the District) to become the Alexander

District Advisory PlannÍng Comnisslon"

rt was 1n 1972 the commíssion recognrzed need for a

comprehensive developrnent policy for the entire Dístrict including the

Village of Por¿erview. As a result, servÍces of the Municipal planning

Branch, Department of Municipal Affaírs r^/ere employed to draft the

Alexander DisËrict Development plan 
"

The Development Plan was divided into two parts:

The fírst part entitled "Background Information:
provides a synopsis of the current land-use and
population trends ín the Planning District" It also
bríefly discusses the existing and anticipated future
problems and conflicts associated with land-use.

Part II, entitled "The P1an", and whlch i¡ill be
completed includes:

1" The overall land use principles and objectives
identified by the District planning Commission.

2" The specific land-use objectives and principles
necessary to achieve those objectives"

The use of the Development Plan and related
planning tools in achieving the goals of the
community "

Rewising the Development Plan and future
planning studies "z

Major point of information in Part One is the ordnership and

1egal jurisdictions of land use within the area" ApproximateLy 492

square miles of the 613 square-mile District are under the 1egal

jurisdiction of various provincial departments and the L.G.D. of

Alexander" Only 121 square miles is patented land.

rn regard to the seasonal population of the District, the

report reads:

4"
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An ímportant factor in the populatlon study whfch
cannot be lgnored is the numerous seasonal home dwellers
whose permanent resldence ls outsíde the District¡ yet
who spend a significant amount of tlme ín the area.
These people provlde an ever-increasfng contribution to
both the local economy and tax base. J

The inventory of cottages in L972 r¿as 675.4 Assuming all

second homes i¿ere f u1l on a sumner weekend r,¡ith an average of 3 " 5

persons per second home, there would be an additional 2r350 persons

over and above the resident populatlon of 1r780e or an lncrease in

excess ot l3oZ.5 The seasonal population would definitely have an

effect on the services that must be provided by the DistrÍct" For

example, increased police protection and maintenance of the r,Jaste

disposal grounds must meet the demands of the number of people

temporarily or permanently residing in the District "

Díscussion of possible agricultural land-use problems in the

first part of the Development Plan indicates that conflicts becween

agricultural use and seasonal home use are qui-te probabte. "rn

addition to the nuisance factor associated with livestock odours

drifting into nearby non-agricultural uses, a serious problem aríses

over land values, particularly in regard to assessment and

taxation."6 Non-agricultural uses adjacent to agricultural uses have

a tendency to increase the assessed value of the l-atter and possibly

increase taxes to a level that makes the use uneconomical.

The irnpacts of scattered non-farm development are also given

consideration in this part of the plan" Particularly, four areas are

cited as susceptible to the impacts of second home communities. They

are:

1) Services to property and residents "
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2) Assessment and taxatlon.

3) Administration.

4) Inefflcient use of land resources.

rn discusslng serr'l-ces to property and residents, it points

out that services such as drainage, roads, street lighting, hydro and

telephone are directly proportionate in cost to thei¡ 1 onorh

"Studtes show that in fringe areas, the average frontage per household

fs about 2 1/2 tfmes that in developed urban centres..'7

Further, it identifies the areas of expenditure that can be

expected to increase given that a proportion of the second home

residents become permanent residents:

1) New schools must be built, equipped and maintained;

2) Additional teaehers must be hired:

3) Costs of school busing increases;

4) Miles of streets must be built and maintained;

5) A larger police force is required; and,

6) More bulldings must be protected againsÈ fire.8

The exact proportion that will cause these additional serviees to be

needed is not mentioned in the document.

The plan suggests that this increase in service costs l_s

usually associated with a general increase ín land values and.

taxation" It states, "if the Local Government District is concerned

about protecting the farming industry, it wlJ-l have to consider land

use policies whích stabillze land values close Ëo the agrÍ,cu1tural

value level" so farmers are not taxed out of existence and indirectlv

forced to sel1 their land for development. rt also warns that if

second home development ls a11or,red to occur haphazardly,
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"the provision of servlces may become more costly and less
,,oerr]-C]-ent. -

In a sectlon devoted to second homes, the report states

unplanned or poorly planned second horne developrnents can result in:

1) Overcrowding of beaches;

2) Deterl-oration of the local environment;

3) Excessive servicing costs;

4) Lack of public access to the shoreline; and,

5) Conflicts amongst various recreational activitles.l0

To further examine the impact.s of second home developrnent,

special land-use studies r¿ere initiated for three areas:

1) Lake Winnlpeg - Traverse Bay

2) Winnipeg River

3) Bird Ríver

Located within the boundaries of the Lake Winnipeg - Traverse

Bay study area, as shown on l4ap 4, are the case-study subdivisions of

Leonard David and Rechold. The request for a comprehensive land-use

study of the Lake l{innipeg - Traverse Bay area of the District came

from the Alexander District Advisory Planning Commission to the

Municipal Planning Branch in February, 1973.11 The study vras com-

pleted in October of I974"

The study involved a resource ínventory and analysis of the

area and an analysis of site capability resulting in the development

of several land-use concepts and a general development policy. The

rationale for the developrnent of land-use concepts rras the factor of

demand" Factors affecting the demand for second home development in

Ëhe area are:
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of second

land-use

d ensÍ tie s

a,

1) Proximity to Winnipeg (popularlon of 550,000);

2) Good accessibiliry;

3) use of adjacent provincfar recreatlon facilities;

4) Number of extsting cottages; and.,

5) Rapid sale of prevíousry established subdivisions"12

concern was also expressed for the lncreasing year-round use

homes" rt Ís for this reason the formulation of arternative

concepts included a "year-round use theme".

Guidelines used for arlocation of different develoDment

in the land-use concepts are:

1) Development should only be allor¿ed to the degree
soilse vegetation and surface moisture conditions
are capable of supporting.

Development densities should be relaEed. to shorelands
with high recreational capability"

Deveroproents should be related to the local transDor-
tation network

4) Developnent shourd retain qualities which attracted
residents to the area.IS

other factors relating to publÍc outdoor recreation,

availability of public shoreline reserve, development possibilities of
specific beach sites, open space requirements, commerciar land, and. a

pedestrian traí1 system were included in the development of land-use

alternatives "

Two land-use alternatives r¿ere developed based. on the above

factors and guidelines" one alternative is an extension of the

existing situation with the continuation of shoreland d.evelopment but
backshores would be developed at low to very low densities because of
the distance to high quality shorerand and poor síte conditions.14

The other alternaËive allo¡¡s for greater overall development and

?\

r)
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population densfty by developfng areas with a higher densi ty of second
horaes .

Densities referred to 1n these concepts are relattvely 10w
when compared to existing densities. Most developments to da'e have a

densÍty of one to two units per acre. Much of the area Ín both
alternatives i's recommended for densities of one unrt per acre do¡sn to
one uniË per ten acres ' rhe developroent policy makes no consÍderation
or adjustment for increased. costs of providing services to these very
1ow density areas.

Reaction of 10car interesË groups, particularly the Lester
Beach cottagers Association, prompted the Arexander District AdvÍsory
Planning commission to reject the alternative to develop an overarl
higher density of second homes and accept the alternative to develop
shoreland at a 10wer density. The chosen alternative is incorporated.
into the General Development plan for the entire District. General
objectives and development policies for the Development pran are
attached in Appendix I"

The Devel0pment plan, which was drafted for the Advisory
cornml¡¡s. in December of Lg75" devotes an entire section to the .,Lake

I'Iinnipeg - Traverse Bay Sector plan". The sector plan provides
comprehensive guidelines for development in this specific area of the
L"G.D. forming a part of the entire Development plan. Individual
attention to the area is justified because of the complex and
íncreasing development pressures for approvar of second home
subdivisions in the area" This section of the Development pran is
attached in Appendix II"

rn outlining the "seasonal Home subdi.vision Design
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Conslderations", the Development PIan makes particular references to
denslty and design.15 rt suggests the density of second homes per

acre should be related to the capacity of the sol1s and drainage of
particurar areas. Three densitíes of development are suggested.

related to env-ironmental capacities; high, medium and low denslties of

one to two unlts per acre, one unit per five acres and one unlt per

ten acres respectively" Design considerations should include public
access to shorelines, recreatlonal open space, mini,mum rights-of-way

for servicing purposes, transportation services, drainage patterns and.

limitations for septic fields " 
16

The Development plan was given first reading by the AdvÍsory

Committee for adoption by the Resident Administrator on December 9th,
L975" Three publÍc meetings v¡ere then organi-zed by the DistrlcÈ for
the purpose of explaining the intent and provisi-ons of the Developnent

Plan and answering any questions asked by those in attendance. A few

questions were raised pertaining to the restriction on developnent

that such a plan may create. The prevairing attitude a*ong second

home ovrners attending the meetings can be summarized as follows:

having moved to an area to enjoy its natural beauty and rural
atmosphere, they are anxious to keep iË that way and close the door on

further growth" only minor revisions vùere requested at the meetings.

The revisions were incorporated into the second draft of the pr_an

t'¡hich was given second reading by the Advisory Committee on June 23rd"

197 6.

0bjections were raised against the second

residents, second home owners and developers. The

and other perÈinenÈ docr:ments were thereby subrnirted.

reading by 1ocal

Development plan

to the Municipal
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Board for approval, A sítting of the Municipal Board to hear

representatlons for or against the Plan was scheduled for February

22nd, L977" After this sltting, The Developnent. Plan came lnto effect

on April 26, L977 when the By-law adopting the Plan was glven third

readíng by the Advfsory Committee and passed by the Resident

Adrnlnistrator of the L.G.D. The General Zoning Plan for the Dlstrict

was developed and adopted shortly thereafter"

The General Zoning Plan provides for

Development Plan. The area in which the case

located is zoned into three districts as shoinln

The Seasonal- Resort District (SR)

zoníng to implement the

study subdivisions are

on }lap 4 "

permits the following

USES:

Di stric t

is 12n 000

Comnercial uses

and providing a

Trailer Parks

Boat Rentals

Docks and LThrarfs

n-..---'Ê^^vduPÞr LçÞ

of a seasonal

direct service

and/or recreational nature

to recreational uses.

Motels and Tourist Courts including rental cabins

Summer Resort Lodge

Marina

Accessory buildings when incidental to any conditional

use

A1so, the minimum area of a site within any Seasonal Resort

as it pertains to cottages for seasonal one-family occupancy

square feet.

A resolution passed by Ehe Mvisory CommiEtee in February of
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r974 contradicts the purpose or. zoning land for seasonal resorr or
second home purposes" It states:

RES'LVED' That permanent residential development beaccepted as a permitted usage wtthin a subdívision
zoned for Seasonal Resort purposes.lT

This resolution provides that the L"G.D. is required to
service seasonal Resort Dístricts for the entire year. rn essence.
the seasonal Resort Dístricts become areas for permanent resid.rrrr",
developnent even though the areas may not be designed for year-round
use and the 10ng-term costs for servicing of such areas may prove to
be in excess of Íts tax revenue.

rn November of rg75, the L.G"D. of Alexander adopted the
short form of the National Buitding code to regulate the type of
building materrals and their installation in the construction,
erection, placement, alteration, repair, renovation, deuorition,
rel0cation, removal, occupancy or change of occupancy of any building
or addition ro a buildÍng"18 The building code, together with the
development plan and zoning, recognizes Ëhe need for the L"G.D. to
control the development of properties to meet a mini-mum standard
suitable to Èhe cor¡munitv.

AE the same time the National Building code r¿as adopted, a

requirement for a building perrnit to be obtained. before construction
v¡as also passed to control the quality of development and adherence to
developnent plans.19

In an attempt Ëo decrease the time to approve and

plans of subdivisions, the Advisory committee resolved
investigation shourd be made into the feasibility of forning
planning distrícts" The resolution passed on ìdarch 4th, Lg75

register

that an

reg 1o na1

stated:
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I4THEREAS nany Subdivlsion Developers are experiencing
lengthy delays of up to t\"ro, three years and more, Ín
obtaining al1 the necessary approvals from various government
agencies, and the MunlcÍpal Board 1n order to register plans
of subdivlslon;

AND I^IHEREAS these delays also create many problems for
the respective Municlpal Corporatlons;

1

AND I^THEREAS these delays create inflatlon of land values:

NOW THEREFORE BE IT RESOLVED:
TI1AT the Provlnce of }lanitoba investlgate the
feasibility of Regional Planning Districts, and
TIIAT varlous government agencies input be available
on a Regional Planning Dfstrict basis, and
TIIAT a Regional Planning Dístrict Board be appoÍnred,
and empowered^to approve subdivfsion development for
registration. ¿u

Thls resoluLion demonstrated the foresight of the Advisory

Committee and the Resident Administrator. On January 1st, L976, the

ner¡ Planning Act came into force calling for the formatlon of planning

districts .21 Prior to the proclamation of the Act, the Commi¡¡s.

proceedings with the Minister of

municipalities, villages and loca1

Planning DÍstrict under the new

the financial and cost sharing

arrangements are reasonable.22 The L.G.D. will forro a planning dis-

tri-ct and a planníng district board with neighbouring government

units.

The A'dvisory Commi-ttee has passed numerous resoluti-ons

pertaining to the control of development in the District. rn 1970,

the District became one of the first rural jurisdictions to require

all dwellings within a subdivision to construct a holding tank for

sewage rather than allowing septic tanks and fields. This requirement

is r¿aived if the developer can prove that the soil carrying

')

passed a resolutÍon to initiate

Municipal Affairs and surrounding

government districts to form a

Planning Ac t provid ing that
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capabillties are hlgh enough to wlthstand the fnstallatfon of dlsposal

flelds and that the land area used r¿fll not disrupt the ecorogy of a

gÍven area' Ín 1975, i-t was observed by the provlncíal public Health
Tn c nan t-nr n TrrrÞvELLU!, uoro Drysdale, that although the use of holding tanks has

been requested by the L.G.D. and agreed to by developers, ,,there is no

actual lega1 requirement for the flrst orrTner to rnstall a holdÍng
tank, and sewage disposal fields are belng installed in areas where

they should not" rn additlon to this probrem, it has been noted a few

cottage or4rners have pumped the contents of their holding tanks onto
the ground surface when these holding tanks should only be emptied by

a septic purûp-out vehícle."23

Mr. Drysdale suggested controls to prevent this problem must

be j'ncluded in the development between the rnunicipal corporation and

the developer. He recommended that registered 1ot o\,rners or leasees
ín each subdiv-ision be required to furnish proof on an annual basis to
the municipal corporation that the holding tank has been pumped out by

and dísposed of in an approved aanner by a ricensed septic punp-out
service. For such reasofis, it became the policy of the L.G.D. to
enter into a devel0pment agree*ent with every devel0per before
approving the plan of subdivision. In the long term, this mÍnÍmized
the possfbility of the L"G.D. having to pay to upgrade servi-ces such

as a sanitary sewer system.

rn the L.G.D" of Arexander, the approving authori.ty for plans

of subdi-vision is the Advisory committee with the Resident
Ad¡aÍnistratox'24 The Planning commissÍon only advises the committee

of approval or rejection once the application is reviewed. This makes

the process nore expedient because the Advisory commlttee does not



on applications. The

agreement be entered

Revenues and expenditures of the L.G.D. have almost ¡emained

1n equilibriun throughour the period T969 - Lg76.25 The exceptions

were in 1973 when there rdas an operatlng deficit of $5,104 and in L974

when the operating defrclt was $49r833. rn both instances, reserve
funds were used to reconcile the deficits.

Table r lists the source of revenue for the L.G.D. from Lg69

to L976" rn 1965, the totar revenue fron a1r sources was $L56,246.
with Íncreases in revenue, year by year, the totar became $750rg39"
Property tax i-s the larges t source of revenue, rangÍng f rom 3 3 .7"Á

(L974) to 56"o7[ (L976) of the annual rotal" The nexr largest sources

of revenue are grants rn lieu of taxes and conditíonar government

transfers. Grants in líeu of taxes for government properties have

increased 1n absolure dofrars from $40,678 in 1969 Eo $r95, r40 in
L976, but have v-aried as a proportíon of the total annual revenue from

19.07" to 27 "4"A" conditional governmenË grants have varied.
substanrially from zero dollars in 1970 to s262,2L6 in Lgl4"26 The

latter âmount contributed 37"5% of the total revenue in that year.

conditions on grants from senior leve1s of government usually tie
their use to the maintenance of roads, waterv¡orks and sanitarv
disposal facilities. unconditional government grants are usually made

by the províncial government on a per capita basls. consequentry, the

amount in absolute dollars from this source has not increased
substantially over time, and therefore, has decreased relative to

have the

r ^ n ^cD.V. U. Ur

into for

Finance

4I

tlme necessary to review subdlvisi

Alexander requires that a development

every plan of subdivision"
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other sources from 9.BZ of. the total revenue in 1969 to only 4.4% of

the total revenue in I976" Other sources of revenue lnclude tax

sa1es, fees and fines" Relatfve to the other sources of revenue, they

have varied from 4"2% to L5"O% of the total revenue"

Table II lists the property tax levies for the L.G.D. during

the period 1969-1976. The 1969 tax levy for an average second home

1ot withln the Lord Selkirk School Dívision boundary would include the

general farm and residential levy of 10"7 mi1ls, speclal school levy

of L6"5 mil1s, general muníclpa1 levy of 9.0 rnil1s and maybe a tax

levy for lights of.2"O nil1s for a total of 38"2 mills. The L976 tax

levy or mi1l rate for the same second home lot would be 110"4. Given,

for example, an assessment of $300 for the 1ot in 1969 and an

assessnenr of $420 in L976, the taxes would be $1r.46 and ç46.37

respectiv eLy "27

The absolute increase in the average rníl1 rate for a second

home property is 72.2 ml.Lls" But if we standatdi-ze the assessment

base to the latter date, the 1969 rnill rate would be dowr- 22"9 from

38.2 arrd the relative increase would be 87.5 mills"

Distribution of L.G.D" expenditures during the period

Ig6g-I97 6 is shown in Table III " Expenditure on education

predominates all other expenditures over the entire perlod except in

1974 rvhen other service expenditures surpassed it " Other services,

transportaLion and general government expenses account for other large

portions of the total annual expendítures. Planning and community

development are the smallest expenditures in every year. Fiscal

services, publíc health and welfare, and recreation and culture,

account for the remaining portl-on of expenditures in each year.
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Also included in the annual expenditures

contrlbution to a reserve fund set aslde

expendltures or operating deficits. In Lg7 6

of the L"G.D" ís a

for any unforeseen

he reserve fund

accumulated approximately $40,000"

Summary and Conclusions

In an examlnation of major planning activities related to the

development of second home communlties ln the L.G.D. of Alexander, a

flscal "consciousness" was found" Thls r{as evidenced by particular
concern for fiscal Lmpact and cost of developnent and ongor_ng

maintenance expressed in the background and information prepared for
thu . The background. paper warns

that if second home development is aflowed to occur haphazardly, "the

provision of servi-ces may become more costly and less efficient.',28

Contrary to the consciousness expressed Ín the background

paper, the Plan favoured land-use concepts with very 1ow densities
whích are based primarfly on physical capaclty or environmentar_

assessment criteria" The main physical limitation clted was the

capacity for septíc fields despite the tendency to require punp-our

septic tanks in most new subdivisions. The development policy makes

no consideratiorr or adjustment for increased cost of providing

services to 1ow density areas.

A separate secti-on of the plan is d.evoted to the Lake

tr'iinnipeg-Traverse Bay area because of the complexity and Íncreasing

development pressures for the approval of second home subdivisions in
the area. Low density development is recommend.ed based on the
capacity of the soils and drainage of particular areas. Tendency

throughout Èhe Plan is to be overly protective of the envi.ronment and
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the least concerned about the ffscal solvency of development"

Despite the planning for separate and distinct "seasonal

resort" districts, the Alexander Adwisory Comrníttee decided to service

these dlstricts on a year round basis because of year round use by

some cottage owrters. This decision r¿as made wiËhout considering the

effect on the fiscal situation of the L.G.D" of Alexander.

Basically, a large amount of servÍce is provided to a small number of

cottagers who chose to use their propertles in the "off season".

Although the Comrnittee passed a resolution to provide the servfces on

a year round basis, the question remalns whether or not the Commlttee

has the power to wíthdraw or refuse services durins certain times of

the year"

Also contrary to the Plan, the Al-exander Advisory Committee

passed a resolution whlch requires all dwellings in a second horne or

seasonal resort subdivision to have a holding tank for sewage rather

than septlc tanks and field" Proof must be furnlshed by the dwelling

o!üner that the tank has been pumped out at least once a year. The

purpose of this policy ís to miniroize Èhe possibility of the L.G"D"

having to pay to upgrade services such as a sanitary se!/er system at

some time in the future" rn effect, the policy undercuts the basis

for the Plan which is the capaciÈy of the soi-l and drainage in the

District to support development. The concern for Èhe long terrn fiscal

sLtuation of the Dístrict when adopting this policy can certalnly be

applauded. In order Eo protect the L.G.D. from having to pay for

other costs associaEed with new development such as upgrading roads,

developers are required to enter into an agreeaent for every plan of

subdlvísion specifying the inclusion of many servfces by the
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developer.

Property tax is the main source of revenue for the L.G.D. rn

1976" it was 56"02 of the Dfstrtctrs total revenue and grants in lieu
of taxes from the provinclal and federal departments amount to another

26.O% of the total revenue. The L"G.D. has never operated a

sígníficant deficit budget. The district has reserve funds to
reconcíle any small opera.ting defícits that rnay be incurred in anv

particular year "

During rhe períod Lg6g to Lg76, total 0perating budget for
the L"G.D. increased from g156,246 to $750,g39. Average annual
increase for expenditures during this period v¡as 29.5"/". During the
same period, average annual increase for property taxes on second home

properties \¡/as 27.L%" These increases certainly surpass the rate of
infration" using the 1971 population of 17g0 as a base, average per

capfta expenditures in the L"G.D. have increased from $g7.7g in Lg6g

Ëo $421 '82"29 such a rarge increase cannot be attributed to the

delivery of services to a population that is actually declining.

Certainly, a portion of this increase can be attributed to
Ëhe seasonal population in second home coumunities. Fiscal impact of
second home communities in the L"G.D. is the topíc of chapter v.
Prior to conductlng the fiscal ímpact analysis of the selected
subdilrislons for this case study, Chapter IV examines local government

and planning agency consideratlons and decisions pertaining to the

approval and planning of the case study subdirrisions.
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CHAPTER III _ FOOTNOTES

-

rg7o.r 
Dated at st ' George, r"ranitoba on the gth day of seprember,

2 Munlcipal plannlng Branch, Alexander Distrlct DevelopmentPlrr", prrt Oru: Bu"kgrã,rrrd Irrfá,
2
'fbid", p.11.

4 lbtd", p.11.

5 rura. , p.4.

6 r¡ta. , p.24.

7 rui¿. , p.24.

8 r¡i¿. , p.27.

9 rui¿., p.28.

to tÞiq " , p.3s 
"

11 Municipal prann'ng Branch, Lake l,Iinnipeg-Traverse BayLand-Use Srudy (I^Iinnipeg, tglS),'p:ffi
12 t¡ia. , p.45.

13 r¡ia. , p.45.
14 r¡i¿. n p.46.

^ lt MunÍcipal planning Branch, The Alexander DistrictDevelopment plan (tlinnipãg, Ig77;,ffi
16 thu Local Government District of Aiexander By-lar+ No. 3g9.
17 thu Local Government Dístrict of Arexander Resorution No.

ig?rl.^. 
Dared ar Sr. George, t"laniroba, rhe 15rh day of February,

18 th" Local Government District of Alexander By-law No. 384.
19 th. Locar Government Dístrict of Alexander By-raw No. 3g3.
20 the Local Government District of Atexander Resolution No.397/7s"

21 sections 13 Lo 25 inclusive of the planning Act beingChapter PBO of the Statutes of llanitoba.
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22 :Ih" Local Government District of Alexander Resolutlon No'

584 /7 5. Dated at st " George, I'fanítoba, L]he 2lst day of November o

r975.

23 ln a letter to Mr. Richard Andries, Resident Adrnlnistratorg
Local Government District of Alexander" Dated February 4th, 1975"

24 pot a detailed outline of the subdivision process in
Manl-toba, refer to Horr to subdívíde ín Manitoba, by the Munfcipal
Plannlng Branch, (I'trinnipeg, L97 5) "

25 th" fiscal year for the L"G,D" begins on the first of
January and ends on the thirty-first of December"

26 goth províncíal and federal grants "

27 A g"nural reassessnent increase of approximately 40% came

in effect JanuarY lst, L973"

28 Municipal planning Branch, Op. Cit., (i,,rinnipeg o L974) 
"

p"28"

29 ttu 1971 population is used as a base since annual
populatíon figures are not available. The declining trend in
population from 1961 to I}TL is exPected to continue to L976"

tf,årefore, the 1969 per capita expenditures are sllghtly above actual
and the l-976 pex caplta expenditures are considerably lower than
actual "



CHAPTER IV

DEVELOPI,IENT HISTORY OF THE CASE STUDY SUBDIVISIONS

The purpose of this chapter Ís to examine cominittee

considerat.ions and decfsions, planning commission inputs, concerns of

the provincial authorlties, p1ans, by-laws and land o\,/nership

pertaining to the approval and planning of the case study subdivisions.

This ís done to establish the degree to r¿hlch the varíous decision

making bodies considered the fiscal impact of the subdivisions, if at

all" The Leonard Davfd Subdivision and Hillside Point Subdivision are

examined separately"

Leonard David Subdivision

rn L964, Leonard David purchased a 41 acre parcel of rand in

the southr,rest quarter of secLion 33, Township 19, Range 7 East of the

Principal Meridian from stanley Bergy, another 1ocal developer, for

$2,000. After holding Èhe property for nearly six years, Mr. David,

with some encouragement from the L.G.D. of Alexander, decided to

develop a second home community" The L.G.D. encouraged Mr " David Eo

develop so thaÈ there v¡ould be a conËiguous development of

subdivisions along the road fron the main highway"

A letter to Craig Smith, Natural Resource pl_anner with the

Municipal Planning Branch, from Richard Andries, the Resident

Adrninistrator of the L"G"D. of Alexander, requested that a unique

development should be planned. It stated:

lle are encouraging Mr. David to develop the balance of his
land holdings in this area by rnethod of one further plan of
subdivision, ínstead of piecemeal development.

I,ie have discussed the desirabiliËy of a tot-lot area and
perhaps a small area for a park within the overall subdivísion"
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As thls area is within the
Wlnnipeg-Traverse Bay sector),
partfcular locatlon would serve
developers 1n thfs area.

land developrnent study (Lake
a model subdlvlslon at thls
as a good example to other future

In co-operatÍon !7-tth MÌ. David, we
that you prepare a plan of subdivision
resolution from this offfce.l

are hereby requesting
for tentative approval by

fot

toa

rn response to the request for planning of Èhe subdivisl0n
1"1r. David t s 1and, r{r. suith suggested the following in ref erence
prellminary plan:

1) Lot sizes to be sllghtly less than I/2 acre.

2) A systen of parks (tot-lots) and public walkways wt11al1ow residents to gain access to the beaches wtth aminímuro of walklng on roadways.

3) Tyrone Avenue should be closed via by-law and retainedas public reserve for a walkway"

4) The lanes into the cul-de-sacs should be 22 feet in v¡idth"
Because of the roadways, it is felt that no further right_of
-way is required or desirable.

q\

6)

Trapezoidal shaped lots
his cottage at the wlde

will enable a resident to build
portion of the 1ot for maximumpri vacy .

Tree cover should be
c! Cdù .

retained throughout the open sDace

7) Hydro line clearing must be hept to a minimuûì or the wholeconcept will be ruined.

The Advisory committee and Leonard David !ùere receptive to
Mr" smith's suggestions. on December 3rd, Lg7L, tentative approval
vJas given by the Resident AdmÍnistrator Ín concurrence ¡vi th the
Advisory Committee to a plan of subdivision.3

disposal,

reserves

Lörancn, r

As the plan r,ras developed, suggestions regarding ser"/age

ú/ater supply, zoning, road right_of_way width and public
cane from R'E- Stromberg, engineer in the Municipal planning

He suggested:
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That 1ot sizes were too small to accommodate septlc

fields. Use of pump-out tanks ls the only safe

method of sewage dÍsposal in the plan. A planning

scheme should be used to restrict sewage dísposal to

pump-out tanks.

Portion of the subdivlslon should be zoned for

commercial uses " A planníng scheme could be used to

brlng about the comroercial zoning.

There should be a right-of-way of 40 feet for the

roadways instead of a 22 foot r¿idth. A wlder right_of_

way is necessary Lo accoromodate hydro services and

drai-nage ditches "

4) The idea of providing open space for chirdrer to pray

safely away from road traffic is a good one.

on }l"y 18th of 1972, the L.G.D. entered Ínto agreernent with
Leonard David for the al-locati-on of rots for public reserve and the

zoning of five lots for general commercial purposes.5 The pubric

reserve lots were to be purchased by the L.G.D. for 75 percent of the

se11Íng price of second home lots at the tlme the corporation
exercises its option to purchase any of the said lots. The four lots
¡¿ould cost the L"G.D. over $6rooo Íf purchased in Lg73. Zoning for
commerciar purposes r,Jas pending passage of a planning scheme to permit

such a use in a seasonal Resort District" A resolution of the
Resident Admi,nistrator on June 6th, Lg72, approved the suggestions of
Mr" Stromberg as conditions for registration.

rn order for the commercial zoning to be arlor¿ed i.n the
Seasonal Resort District in which Leonard. Davidrs proposed subdivision

i)

3)
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&ras located, a planning scheme passed by the ResÍdent Administrator and

approved by the ltinister of Municipal Affairs Idas requí-red" The L.G.D"

requested the Munlcipal Plannlng Branch to prepare the Planning Scheme

with a resolutlon by the Resident Admlnistrator.6 ny September of

1972, the Planning Scheme had been drawn up to zone five lots to "C1"

Nelghbourhood CommercÍal Dfstrict as indlcated on Map 5. The scheme

also allowed for zoning of areas as "0" Open Space Dfstrict. After

approval by the MinLster, third and final reading was given to the

Planning Scheme on October 31st n 1972"

On November lOth of. L972, final approval was given to the plan

of subdivision by the Municipal Board " 
7 The plan was registered by

Leonard David in the tr/innipeg Land Titles Office on the same date along

with $395 for filing and plan fees" The plan number is 11305.

Two years later, Leonard David requested the L"G.D. to accept

a rezoning application that the five lots originally zoned

Neighbourhood Commercial District be rezoned Seasonal Resort District"

The rezoning was granted by By-law No. 374 in February of 1976"

During the development of the subdivision, the L.G"D. made

amendments to its assessrDent practices to lessen the effect of taxing

71 lots which are fully assessed all at one time" Only when the roads

r¡rere completed to blocks of lots was full assessmerlt made on them for

tax purposes" Otherwiseo the undeveloped blocks were assessed at

agricultural land use value. These amendments \,Iere made in favour of

the developer to encourage a larger plan of subdÍvision rather than a

series of Þiecemeal subdivisions "

In 1973, the developer began to se11 lots within the

subdivision" During the first year of sales , 24 Lots v¡ere sold for
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$2'100 each. Another 40 lots were sold in L974 for g 2,600 each. only
one 1ot was sold in 1975 for $2,700. Four lots were sord in L976 for
$21800, for a total of 69 lots by l"larch 1977,8 th" two remalning
lots r¿ere sold in 1977 for about $3,000 each. over the four years of
sa1es, the total se111ng price of all lots ln the subdivision was

$174,300"

Hillside Poinr

The or,rnershÍp of the 6r.6 acres of land which would
eventually be developed by Rechold Limited is traced back to December

11th of L946" when John Delves purchased the property for an
undiscl0sed sum of money"9 rn 1g50, Delves sold half of hls inceresr
in the property to Kathreen Gagen" The property vüas then used. as a

farm and a permanent resrdence for both Delves and Gagen. rn February
of L973, Delves and Gagen \rere approached by Ralph Brighty, a crediÈ
union lfanager in Beausejour and Ernest smith, partner in smith carter
Partners Architects in L{innipeg, with an option to purchase 56.6
acres. Brighty and snith agreed to purchase if the property could be

developed. otherwise, a consideration paid to Delves and Gagen to
initÍate the option could be retained as a pay*ent in lieu of the
property being sold to another party durlng the option period" on

November 13th of r973, the Resident Adminisrrator gave tentative
approval Ëo the development through a plan of subdivisi-on with the
following conditions:

1) That all 62 lots are to
dwelling units and zoned
Purposes "

be used for single fanily
for seasonal resort

That punpout holding tanks are to be
system installations unless otherwise
Lhe Publlc Health Inspector,

used in septi.c
authorized by

2)
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3) That each corner of each lot be pln-ídenrifled by
survey after the Municipal Board provldes tentatíve
approval to this proposed subdívislon.

4) That pubrÍc v¡erls be provided as recommended by the
Public Health Inspector.l0

Soon after tentative approval r,Jas given, Brighty

exercised thelr optlon to purchase the land in the name

LÍmfted, for rhe sum of g58,000.

and Smlth

, Rechold

0n January zgt]' or L974, Fred pritchard, a planner wlth the

Municipal Planning Branch, wrote to the Municipal Board to recommend

that the approval declsion for the development should be deferred.

pending the completion of the Lake llinnipeg-Traverse Bay Land-use

study" corapletion date of the study was projected to be i,n the earry
suIDlner of L974" The study ¡¡ould include an examÍnation of limitatíons
for septic fields 1n the area of the proposed subdivision.

The Munícípal Board responded to the deveropers 1n agreement

r¿íth Mr. Pritchard that the decision to approve the develoÞment would

be deferred untÍ1 the area study is completed.

rn favour of the development proceeding, the Ad visory
Committee of the L"G.D. passed a resolution criticízing the decision
of the board.ll The committee felt the subdivision in question more

than met the L-G.D"'s requírements upon the developer and that there
was no positive assurance as to whether the Lake klinnipeg-Traverse Bay

Land-use study wourd be finalized i-n the near future. rt requested.

the Municipal Board to provide tentative approval to the pran of

subdivisÍon. Also, future plans of subdÍvision within the study area

be given tentative approval by the AdvÍsory Cornmittee and Municipal
Board until the Lake i.Iinnipeg-Traverse Land use sËudy is finalized.
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Ai-exander Dístrict Advlsory planning comrnfssfon passed a

similar resolution in agreement v¿tth the Advísory comrorttee. The

reason for passrng the resolution was the study completion date \ras

origlnally December of L973 and an extension would effectlveLy f.reeze,
temporarily withhold or delay the progress of contínuous deveroprûent

ín the area under study. Resolutlons of the comnittee and the
commission \tere sent directly to the l"liníster of Munlcipal Affalrs 1n

protest of the Municfpal Board's decfsion to defer approval of the
Hillside Point Subdivision.

rn April of L974, rhe Municlpal planning Branch agreed rhat
the Hillside Point Plan of subdivision should proceed to the MunÍcipal
Board for tentatfve approval. lt r¿as the opinion of the Branch that
data collected for the area study indicated no signi fl can t
envi-ronmental impact i.zould be made on the area as a result of the
developnent "

The develoPers then approached the L.G.D. with an outline of
controls that would be irnposed on every 10t purchaser in the Hillside
Point subdivision deveroped by Rechold (Appendix rrr). The warer
systex', se'rage handling, siting of cottages, road approaches, driveway
access, the quality and character of individual structures,
construction period and cutting of trees would be controlled by
r¿ritten agreement between Rechold Linited and the Iot purchaser. The

agreement would not be regÍstered against the land title.

on April 26Lh of. L974, the Municipal planning Branch met wirh
other concerned government agencies to discuss requirenents for the
development" Manitoba Hydro and the Manitoba Telephone system
expressed their need for service easements. The only other concern
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was for pubric parking and access to the beach. Except for these

condltions to be met by the devel0per, the proposed pran of
subdivÍsion was recommended for approval to the MunfcÍpa1 Board. All

Sovernment agencles consídered the Hfllslde Point Subdivision to be an

example of good desfgn recommended by the Municipal plannlng Branch.

rn response to the public Health officerrs questions at the
outset of the development proposal, the Environmental protection

Branch forwarded the fol1owíng commenËs to the Municfpal prannrng

Branch on May 3, L974:

1) sewage disposal by indivfdual holding tanks isadequate" An agreement between the developer andthe L.G.D. of A_lexander (Development AgreeÃent)
shourd be reached for the disposal of holding iankwastes into its \47aste disposal ground.

2) Qualfty of the well water supply meets the required
standards of the Environmental protection Branch.

3) Garbage disposal by the individual to the r,raste
disposal ground is adequate.

As indicated on r"fap 6, the pran of subdivision proposed to
include a public boat dockíng faeility. rn May, the deveroper
requested public access to the facility be constructed at cost to Ëhe

L'G'D' on May 14th' the Advisory cornmittee resolved that the L.G"D.
rqould pay for the construction of such an access. Eventual- cost to
the L.c"D. was 91,000"

After the deveroper agreed to the conditions outlined by

Manitoba Hydro, Manitoba Telephone system, MunÌ_cipa1 planning and

Environmental protection Branch, the Municipal Board gave final
approval for the subdivislon to be registered.12 Fi1ing and plan

fees ro be paid by the developer totalled $355. Rechord registered
the plan of subdivision on June 6th of Lg75.L3
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Revlslon of the plan did

discounEed the conditÍons of the

respect to beach access and parklng.

the developer r,ras accepted with the

agencí.es stf 11 attached "

occur after reglstration which

Municipal Planning Branch with

The original plan as proposed by

conditions of the other government

Although the plan was regÍstered, certain requirements sti1l

had to be met by the developer in order for the L.G"D. to approve the

developrnent" One of the requirements was to post a performance bond.

so the L.G.D" wourd not be liabre for completion of the road and

drainage requírements. rn thls case, the total cost for these works

was estimated to be $6r000, the same amount as the performance bond.

The other requirement \das to enter into a Development Agreement

respecting the constructÍon and installation of roads, municipal

services and buildings, dedícation of open space, indemnification of

the L.G.D., defaulÈ by the developerr locatíon of a well síte, costs

of improving and maintaining a site for waste disposal and garbage

disposal within the L.G.D., period of construction after transfer of

title to purchaser, and the registration of the Development Agreement

as a caveat against the land title of each lot.

The first requirement was meÈ with the posting of the

performance bond by Rechold Linited on September lOth " L974" The bond

was returned and cancelled by the L.G"D" after the roads and drainage

construction were completed to their satisfaction. The L.G.D" entered

into a Development Agreement i¿ith Rechold Limited on Aprll l8th, lg75

with an amendment made on Aprll 2Lst, Lg75 (see Appendix rv).

Particular poinËs of interest in the agreement are:

1) Drilling of a r¿ell for porable waËer that wíll be
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able to supply all lots wfthin the subdir¡islon at

cost to the developer. The systen would run by every

front property l1ne in the developraent. Cost of

connectlng to the llne would be absorbed by the 1ot

owner.

2) All electrÍcal and telephone services wourd be

constructed by the developer.

3) The developer is responsible for the construction

of footpaths and recreation facilities required by

the L"G"D. of Alexander.

4) An agreement between the developer and purchasers

of fots will be made to ensure that construction

of a seasonal resldential dwellíng to a stage suÍtable
for hunan habitation will occur r¿ithin 24 rnonths of
the transfer of the land title to the purchaser.

5) The developer wÍ11 be riable for all claims for
damages arising from the instalration of alr nunicÍpal
services referred Eo in the agreement until their
construction is accepted by the L.G.D. of Al_exander.

6) Any breach of the agreement by the developer will
constitute non-performance. The remedy will require
the application of the performance bond to the

coupletion of municipal services in the subdivisÍon"
7) Construction of any building and its sitj,ng on a lot

within the subdivislon will require the approval of
the L.c.D.
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g) rnstallatlon of pur'p-out holding ranks sha1l be the
responsibility of the lot oi¡ner. The 1ot or¡ner r¡ill
be requÍred to furnlsh annual proof that the tank
was pumped out by licensed regular septlc disposal
servÍce 

"

9) The developer will conrrÍbure g50O ro rhe L.c.D. of
Alexander for costs Íncurred by the L.G.D. for
improvement, upgrading and,/or maintenance of r,Taste

disposal and garbage disposal grounds.

After the requírements were !îet, constructron and inspection
of the municipal services were required before the responsibí11ty for
maÍntenance of the subdivision was turned over to the L.G.D. There
was one problem identlfied during the ínspection. It rdas found that
the well for the water supply to the entire subdivision was drirled in
an area designated as an open space area. In order that the L.G.D.
of Alexander wourd not be responsible for the maintenance of the welr,
an agreement 

'ras signed to lease the parcel of l_and on which the well
r'¡as constructed to the L.G.D. and all future maÍntenance costs wour_d
be paid by the developer.

The Leonard David and Hillslde point subdivisions are both
unÍque and innovatíve second home communities in Manitoba. The
Leonard David subdivísion was planned to be a model for future
developments in the L.G.D. of Alexander. Its trapezoid shaped l-ots ofone-thrrd acre in size provlded for maximum privacy of cottagers,
given the density of dever-opment- Reserve 10ts and walkways were
planned to provide convenÍent access to Ëhe lakefront fron a1r parts



of the subdivislon.

large natural wooded

each 1ot and design

subdivísion"

a,o4

The 56.6 acre Hil_1side point subdlvlsion boasts

areas and walkways wlth runnfng ürater provided ro

control over cottages constructed Ín the

In November of I972, the Leonard Davfd subdivision r¡ras

approved by the Munícfpar Board" seventy-one of i6 lots ¡¿ere zoned
for cottage use and the other flve lots r.rere zoned for neighbourhood
comuerclal businesses. purop-out holding tanks for sewage disposar and

provlsion of space for tot-l0ts were the two major features of the
subdivision" Thís reduced the potentiar capitar outlays of the L.G"D.
for services to the subdivision. rn the review of the subdivtsion by
authorities of the L.G"D" and province, the negative fiscal impacts of
the developnent were not considered. parkland and walkways were

established wíth no concern for the costs of maintenance and
constructfon of recreatlon facílÍties, roadways, expanding dísposal
grounds, the cost of maÍntaining (includíng snow removar) Ehe roadways

and the cost of police and fire protectton services.

During the review of the Hillside point subdivision, approvar
authoriÈies were much more concerned with the cost of providing
services to this ne¡,¡ development. The L.G.D. of A1 exander required
the developer Ëo enter ínto a developnent agreement and under the
terms of the agreement to post a performance bond so that the L.G.D.
would not be liable for completion of the road and drainage netv¡orks
in the subdivislon; to construct arl footpaths and. recreation
facilities; to pay $500 to the L"G.D. for the inprovement, upgrading
or maintenance of waste and garbage disposal grounds; and maintenance
of the public we1ls and water systen in the subdivisi_on. The L.G.D.
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agreed to pay the developer $1,000 to build an access road to the

developer bul1t publlc boat docking faclllty"

Generally, the review and approval authorities concerned

themselves prlrnarlly with the envfronmental impacts of the

developnents. The concern for fiscal lmpact and the subsequenr

provlslons to alleviate or mLnimize negaLive fiscal impacts i,ras

greater for the Hillside Point subdivision than the Leonard David

subdivísíon. The cost of other important services such as po1lce and

fire protectlon, maintenance of recreation facilities, and snow

removal v/ere not consldered " The físcal impact of these decisions

during the approval and planning of the case study subdivisions j-s the

subject of Chapter V in this study.
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CHAPTER IV _ FOOTNOTES

r Dated August 5th, Ig7I"

2 rn ^ memorandum to Richard Andries, dated september 16th,
L97L"

3 th. Local Government Dístrict of Alexander Resolution No.17/7r. Dated at st. George, Manitoba, the 3rd day of December, rglr.
4 In ^ memorand*m to l"tr. John Acthim, Secretary of theMunlcipal Board. Dated l'{ay l5th , L972.

5 th" Local Government Dlstrict of Alexander Resolutíon
28/72. Dated at st" George, Þranítoba, the 6th day of June, Lg7z.

6 rh. Local- Government Dístrlct of Alexander Resorution
32/72" Dated at st. George, Ifanitoba, the 5th day of July, rg72"

7 O.du. of the Municipal Board No. p55/12. Dated at
Winnipeg, I,lanitoba , the 10th day of November , Lg7 Z "

B th. sale prÍces of Ehese lots was determined from record sin the L"G'D. office in st. George and. neraspaper listÍngs Í_n 1975 and
L976"

g_,' The property is locared in the NEl/z of. 32-L9-7E ín the
L"G.D" of A-lexander" ownership inforrnation v¡as taken from the
L"G.D.ts combined Assessment Rolr and Tax Roll on record in their
off ice in St . George, I'fanitoba.

10 Lo""l Government District of A-lexander Resolution 65/73.
Dated at st" George, Ifanitoba, the 13th day of November, Lg73,

r1 Local Government DÍstrict of Alexander ResolutÍon No.158/74" Dated at st. George, l"lanitoba, the l2th day of February,
L97 4.

12 O.dur of the Municipal Board No. p3B/lS. Dated ar
I{innipeg, Manitoba, the 5th day of June, Ig7S"

13 th. plan n,mþer is I2r353.



CHAPTER V

FISCAL IMPACT OF

THE CASE STUDY SUBDIVISIONS

The application of flscal impact analysis to the case study

subdlvlsions wlll be presented in this chapter" The costíng roethod to

be used, assumptions and procedures for application of the method r^¡-ill

be discussed followed by individual analysis of each case study

subd ivis ion "

Case Studv Method

As discussed in Chapter II, the Case Study Method of costlng

public services was chosen for appllcation in this study" In brief,

the Case Study Method uses intervier,Ts with public officials to

determine excess and deficient public service capacities needed to

accommodate the existing population at current publÍc service leve1s"

The excess or deficient service capacities are subtracted from or

added to estimates of the public service demands due to development.

The result is the need for additional public services required by

development but adjusted for excess and deficient public service

capacities. Costs for the additional public services are also

estimated by the public officials.

Revenues are estimated by adding increases in all sources

resulting from development " The revenue changes are then compared

with the estímated costs due to development " Ihe resulting surplus or

deficit represents the best estimate of the development I s impact on

expenditures for all public services"
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Assumptions

Burchell and Listokin outline four basic assunptions to the
applicatfon of rhe Case Study Method. They are:

1) That communltles differ in the degree to whfch

they exhfbit excess or deficient service

capacity which slgnificantly affects the revel
of loca1 service extensions.

2) That marginal changes fn providing munfcÍpa1

and school district services, as a reaction

to excess or deficient service capacíty, are

the most accurate fndications of future 1ocal

servicing costs

3) That current 1ocal service 1eve1s represent

the criteria against rvhlch local excess and

deficient capacity are calculated 
"

4) That 1ocaI publlc offictals, inrímately

familiar with the serv-ice delivery capacity

of theír administratíon, provide the most

accurate gauge of future expenditure

extenslons. l

rn the appli-cat10n of this method to the case study
subdivisions, the assu*ptions are partially substantiated by the
situation in the L"G.D- of Alexander. The small number of pubric
officía1s in the district provÍdes easier access to informatton
necessary to carry out the analysis. rn many instances, the services
prowided to the sma1l number of people resi-ding 1n the L.G.D. are
undersized or adequate because of the large seasonal influx of peopre
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construct and

Procedures
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capital outlays and operating expenditures required to
malntaln certaln servlces.

The first step in applylng the case study method was ro
contact "key" offfcfals to inform then of the studyrs objectlves and

solicit their support. rn the L.G.D., it \{as simply a matter of
contactlng the Resident Administrator ¡+ho is in charge of budgetlng
and adnínistraEÍon for all servlces. since onry a handful of
permanent staff report to the Resident Adrnínistrator, he r¡'as quite
knoirledgeable about all matters concerning the L.G"D. The ResÍdent
Administrator arlowed access to all records and files concerning the
case study subdivisions" Mr" w. Regehr, superintendent of Lord
selkirk school Division, \,ras contacted to ascerËain the impacr on

education services.

The second procedure was to categorize aI:. servíce functions
to ensure that informatfon and data is collected in a comprehensive,
tiue efficient manner" The categories also had to relate to the size
and significance of services in the L.G.D. The generar categories
were the same expenditure categories used. in preparation of the
L"G.D. I s budget and financial st.atements. The categories were:

i) General GovernmenË

2) Transportation

3) Pub1ic Health and Welfare

4) Recreation and Culture

5) Planning and Community Development

6) Fiscal Services (excluding education)
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7) Educarion

B) Other Services

The categorles of transportatl0n and other services \.{ere

disaggregated into severar subcategories (road construction, fire,
police, etc.) because of the large proportion of expenditures that
each category commands and the potential ffscar i.mpact of the case
study subdivisÍorrs especially in these categories 

"

The next step i,ras to determine which services had excess or
deficient capacity to serve the case-study subdivislons when they were

developed ' The Resident Administrator and his staf f \^rere questioned
on the capacity of servÍces in each service category. To assist them
in answering, they were provided with statistics on the size of the
subdivisions, information on existing services and developnent in the
area of the subdivisions, and a detailed lrst of services provided by
the L"G"D" rt r¿as pointed out by the Resident A.dministrator that the
L"G'D' has not previously conducted a thorough review of the capacity
of its services.

Determination of the service deficiencies caused by
development of the subdivisions ¡¡as the next step. cosÈ estimates for
these deficíencies r¡ere also included in this step. Thís information
was provided by the Resident Administrator and his staff and checked
by a review of expenditure records and budgets "

Estí¡oating revenues from the subdivisions r¿as the next step.
Assessment values f rom nearby developed subd ivisions r¡/ere used to
estímate the total assessment value of each case study subdivision.
Total assessment value and the Lg76 tax levies u/ere then used. to
estÍnate property tax revenues. Government transfers !¿ere estlmated
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accordíng to grant críteria" Revenues from other sources such as

fees, fines and tax sales were estimated. from the average proportion

of the property tax revenues rt r^/as in the past f ive years. Thís

roethod of estímating revenue from other sources rras used because

records vrere not kept to allow a more accurate figures to be obtained
specifically for second home communfties.

The flnal step vras to determine the cost-revenue impact by

comparing costs to revenues and interpreting the result.

The procedures can be summarízed as follows:

Step

I

2

Procedure

Contact "key" officials 
"

Categorize service functions.

Determine excess or deficient capacity

of services.

Determine servÍce defi_ciencies

attributed to the subdivisions and

estimate costs.

Estimate revenues from the subdivisÍons.

Determine cost-revenue impact and

interpret the result.

5

6

Total time to complete all procedures for each subdivision
!¿as approximately 35 hours.
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Table IV shows the estlmated annual publíc cost attributed to

the Leonard Davld subdivlslon. Amounts are expressed in 1976 dollars
and based on fu1l development of 71 lots for second home use. cost of
adrnlni-stration, tax collectlon and other servlces are included in the
general governmenË expendltures category accountfng for the largest
portlon of the total annual cost. The total amount is surprisingly
1ow" Thís refrects the rarge excess capacity of many existing
services such as polfce, fire and public health servíces. The cost of
purchasing four reserve lots from the developer for use as tot l-ots is
accounted for in the contingency amount. There is no educatíon cost
because the student populatíon will not increase.

Annual public revenue from the Leonard David Subdívísion ís
sho¡'m in Table v. The total assessment for land and buÍldings based

on full development of 71 lots is $g5,2oo; an average assessment of
$1,200 per lor- The roral nill rare is r08.7. The g1,000 from orher
sources was estluated by the Resident Adninistrator for licenses and

permits, fines and other fees. No revenue is expected. from government

transfers since they are granted on a population basis. Seasonal

resldents are not j-ncluded in the L. G. D. 's population.

The resultfng fiscal impacÈ on the L"G.D. is quite positive.
Revenue is 15"8 times expenditures to service the subdivision.
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TABLE IV

ANNUAL PUBLIC COST - LEONAR-D DAVID SUBDIVISION

Expenditure Category

General Governmenc

Transportation

- Road ConstructÍon

- Snorv and Ice Reraoval

- Street Lighting

- Traffic Services

Public Health and I,Ielfare

Recreatíon and Culture

Planning and Communíty Development

Fiscal ServÍces

Education

Other Services

- Garbage and L{aster Collection

- Police

- Fire

Contingency b

TOTAL ANNUAL PUBLIC COST

a Machinery and equipment nornoarly financed by debentures
and grants are included as current budget items.

' A ten percent contíngency is included. to account for
::sts not considered by the Resident Adminj.straror andn]-s start.

0peratfng

Costa

$2 s0

200

100

$600

50
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TABLE V

ANNUAL PUBLIC REVENUE _ LEONARD DAVID SUBDIVISION

RevenueSource

Property Tax

Government Transfers

0ther

$9, 250

250

TOTAL ANNUAL PUBLIC R-EVENIIE $9, 500
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Application - Hillside polnt

,n" 
";;;; publrc cosr arrribured ro Hirlside poinr

is shov¡n in Table vr. General government cost is less than the cost
for Leonard Davld Subdivision because there are fewer r_ots.
Transportation costs are greater because there is 2r4oo more feet of
frontage road in rtillside poinr- The $r,oo0 expended by the L.G.D. Ëo

upgrade the access road to the public boat dock 1s included i.n the
contingency amount.

Annual public revenue (Table vrr) is greater than the reverrue
for Leonard Davrd subdivrsion because the assessed value of each 1ot
fu11y developed averages $rr6o0. The greater assessment is due to
larger lots and larger buildings planned for construction on them"
The total assessment for land and buildings based on full dever-opment
of 62 lots is $99,200" The total nill rate is also 10g.7" Again,
revenue from other sources was estlmated by the Resldent
Administrator.

The fiscal impact

is 16.7 tirnes expenditures

favours the L.G.D. considerably. Revenue

to service the subdivision.

Fiscar impact analyses for the case study subdivisi.ons
indicate that a very positíve fiscal impact is created by the
development of second houe communities in the L.G.D. of Arexander" rt
appears annual revenues are approximately 16 times annual cosEs to
service subdivisions.

The applications were not time consuming since very few
interview sessions rì/ere required to obtain available information.
cost estf'ates r¿ere made by Èhe Resident Administrator and his staff
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TABLE VI

ANNUAL PUBLTC COST - HILLSIDE POINT

Expenditure Category

General Government

Transportation

- Road Construction

- Snow and Ice Removal

- Street Lightlng

- Traffic Services

Public Health and Welfare

Recreation and Culture

Planning and Community Developnent

Fiscal Services

Education

0ther Services

Garbage and l{aste Collection

Police

Fíre

Contingencyb

TOTAL ANNUAL PUBLIC COST

Machinery and equipment nornally financed by debentures
and grants are included as current budget items "

A ten percent contingency is included to account for
costs not considered bv the Resident Administrator and
his staff.

0perating

Costa

$200

250

150

$660

60
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TABLE \|II

4TNUAT PUBLIC R-Ef/ENUE - HILLSIDE POINT

Source
Revenue

Property Tax 
$ro, Boo

Government Transfers

Other 
2OO

TOTAL ANNUAL PUBLIC RIVENUE $11,000
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because accurate records of costs for specific subdivislons \rere not

kept. Tirne requfred to conduct each application was quíte reasonable,

only 35 hours.

Total annual costs for services to the subdivisions were low

and revenues high. Demand for publíc services by cottage owners

aPpear to be low. Education costs are non-exÍstent for the case study

subdivislons" Due to low traffic, road.s require few repairs and less
mainËenance" rn the L.G.D., many services have excess capaclty.
Therefore, no additional cost for these services can be attributed to
the case study subdivisíons. rf an average costing method \¡zas used,

the costs woul_d be some¡vhat hlgher.

The applications of F"r"A. to the case study subdivisions

were flscally posltive for the L.G.D" of Alexander. The case study
Method was simple to conduct and not time consuming. The results from

thís method are only as rerÍable as the ability of the ResÍdent
Adninistrator and his staff to estimate additlonal services requÍred
and associated costs and revenues"
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CHA?TER V - FOOTNOTES

r Robert w. Burchell and David. Lístokfn, Fiscal rropact
Handbook (New Brunswick, New Jersey: cenrer for-TiEan i6fTcv
Research, L97B), pp. 47-48"



CHAPTER VI

FISCAL IMPACT ANALYSIS:

PROCESS AND A?PLICATION

The study findings are summarlzed and concluded in this
chapter" The hypothesis and subproblems are discussed in relatron to
the study findings" study deficiencfes are also identifíed.

The purpose of thls study was to examÍne fiscal lmpact
analysis (F.r.A.) as an evaluation tool in development planning for
second home communitíes" The stated problera that \ras addressed ís
that fiscal impact is not considered during the estabrishment of a

development plan and in processing of subdivision applications for
second home comuunities. The study found that in the case study area,
fiscal impact of development \ras given consideration but not in a

manner which considered actual costs or 10ng_range fiscal implications
of approving specÍ-fic subdivisions for development. In a background
report to the , an unsubstantiated
argument that second home communÍties created negatlve fiscal impacts
was put forward " The applicatÍon of F. r.A. to the case study
subdivisions found positive fiscal impacts from second home

communities. since the L"G.D. was led to believe that negative fiscal
impacts result, some precautions to minimize flscal impact r,Jere

instituted. These included a requirement for developers to enter into
agreements wÍth the L.G.D. to ensure the provision of most services
from the time of initial development in each subdivision.

Results of the case stud.y F-r-A. applications indicate that
second home communities devel0ped in areas having exístÍng services
with excess capacity to absorb development wilr generate revenues

BO
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exceeding costs. Similar results r¿ere obtained 1n other studies cited

Ín Chapter II- Most second home communities contribute substantlal

surplus revenues to local governments. Other studies also found thaÈ

publíc service demands or major capital expendítures could outstri_o

revenues they generate at some time ln the future.

Most líkely, the long term fiscal impact of the Leonard David

Subdivision and Hillsíde Point would 1ikely be positive even if some

second homes become permanent resi-dents. These permanent residents

would be retired persons who place few demands on services. The main

lmpact would be on health and protection servl-ces. Fortunately,

health services are not financed by 1ocal government. cost of
protectlon services would easily be absorbed withfn the large excess

revenues generated by the developments. Year round snow cleaning of
roads is presently provided. Thís service r¡ourd have to be upgraded

along wÍth more road maintenance if there r,rere more permanent

residents" Again, existing excess revenues would rtkely absorb the

cost of these services. Fainilies would not 1fkely become permanent

residents in these subdÍvisions because there are few employment

oppOrtunltleS in the area" ThprpFnro ñ^ increase in cOSË for
education would result.

0n the west shore of Lake I{innipeg, some second home

comnunities have been experiencing problems of rapidly íncreasing

costs to service existing development. These communities have much

higher densj-tiese more perrnanent resÍdents and a greater demand. for
urban type services than the case study subdÍvisions. rt would appear

that these factors influence the long term fiscal solvency of
developroenË. The fiscal impact of communlties with the above.



ó¿

mentloned characteristics could be a subject for further study.

The study also addressed tv/o subproblems. They were:

1) the planning process and the associated

administratíve functions under the authority

of a development plan; and

2) data and inforrnatlon requirements to

properly undertake fiscal impact analysis"

The consideration for fiscal impact of developrnent during the
planning process and associated adminÍstrative functions was examined.

The L.G.D" and provincial authorities \,rere most concerned with the
ímpact of develoPment on the physical environnent such as soil
conditions and vegetation. one objective stated in the Alexander
District Developrnent plan was "to promote orderly and efficient
development of recreation land s . " A1 though fÍ scal impac t of
developurent was considered in the plan, the impact on the physfcal
environment !/as a uore iuportant factor in deslgnattng areas for
development.

Reliability and accuracy of the information and cost
estimates used in the analyses can be questioned since there \rere no

logs or cost account records for each service function in a

subdivision" An assumptÍon in the application of the case study
method ís that loca1 public officials can provi¿e the rnost accurare
estimates for service requirements and assocíated costs to servÍce new

developuents. other costing methods such as per capita multiplier or
service standard could not be applied. Therefor.e, results courd. not
be checked for accuracy in estimating costs" rf seasonal populatlon
was included in the census of population, then oÈher costfng meÈhods
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could be applied.

The hypothesj.s tested in this study was:

That local government and plannfng 1n ruralManítoba does not allow 
" ihorolrgñ revi.wof the potentlal fiscal irnpact or 

"""orrd hor"communi ty developnents .

The testlng of the hypothesls through a case study of a rural
area in lrfanítoba experiencing rapld growth in the number of second
home communfties does not allow a definitlve conclusion to be made.
The L.G.D. of Arexander did consider fiscal irapact of second home
cornmunity devel0pment but this was based on the belief that the fmpact
would always be negative. The flscal impact of each case study
subdivision r,ras considered to some extent by the L.G"D. because it
ensured that basic sÍte improvements and services r¡/ere provided by the
d eveloper

The applicatl0n of F'r'A' to second home co¡nmunitÍes to
determine their inclusion or excluslon for devel0pment Ís not
justífied' use as a planning tool to minimÍze the overall impact of
development is a more approprÍate use. I,Ihere potential fiscal
inpact 1s negatíve, zoníng for devel0pment according to fiscal impact
might be considered. The results of F.r.A. apptications can also be
used Ín financial planning for services to new development. potential
positive or negative fiscal impacts would be useful information to
1ocal governüents when negotiating developnent agreements. Certainly,
F"r.A" is an important evaluation toor for planning to ensure the
fiscal solvency of developments in the future.
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APPENDIX I

THE ALEXANDER DISTRICT DTVELOPMTNT PLAN

GINERAL OBJICTIVES AND POLICIES



92

To link the general developmental d
background ínforrnation report6
recommended fn thfs p1an, the
objectives has been prepared:

1. 1 General Objectlves

The prfmary plannfng objectives of the pranning Distríct are toprovide for development of DistrÍct resources in such a manner asto ensure a high quality environment now and in the future. Morespeci-fical1y, the objectives of this development plan are asfollows:

(1) To encourage further urban growth tooccur in exÍsting communities and
settlernents r¿hich are already providing
a range of urban services so as to rnaintain
the existing settlement pattern and preserve
community lifestyles 

"

(2) To prevent scattered and haphazard urban
development, and ribbon development
along v/aterirays and highways .

(3) To maintain and protect the most productive
rural and agricultural areas.

To promote orderly and efficient development
of recreatíonal lands.

(5) To segregate conflicting land uses in thebest possible manner.

ifficulties outltned in the
to the speclftc po1ícÍes

fo11owíng list of overall

accordance i¡ith the

I"2 General_ Development policies

Future land development shall take place infollowing general policies:

(4)

(1) Land use
needs of

(2) Land use
services
pro víd ed

decisÍons shall consider the maior
the people in the area.

development shal1 occur so that the
which the community requires are
in an orderly and rational manner.

(3) Land should be used in accordance r¿ith theland capability to accommodate that use.

(4) Land use planning shall ensure that the
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carrying capacity of the natural resourcesis not exceeded and that any proposed
development makes the most efficíent use ofthese resources.

(5) Land use planning shall díscourage practiceswhich tend to create soil erosion or pollutionof water, air or soí1.

(6) Land use planning
of natural hazards
shoreline erosion

sha1l minimize the impact
such as flooding and

on people and land.

Source: Municipal planning Branch,
Development plan (Winnipeg,

The Alexander District

-

L>/J), p"p" I_2.
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SECTION III OF THE ALEXANDER DISTRICT

DEVELOPMENT PLAN - LAKE þJINNIPTG-

TRAVERSE BAY SECTOR PLAN
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E BAY SECTOR PLAN

J. I I NTRODUCT I ON

?2

??

The Lake l,'linnipeg-Traverse Bay area has been identified inthis.overall _nglicy stateruni"as an area which, due to acomplexity of deveiopment pressuresu requires comprehensivestudy to enabre specific concerns and onj".iiu"s to beestablished to compìement the genera'r nuîri. of the overailpolicy statements as they appli to thís anea.

A.comprehensive background study was undertaken for the Lake
ur'i nni peg-Traverse _ea! Area. rr,'i r iirJv-p.ãrïàåo a bas i s forthe formulation of the Lake winnipeg-Tiui..i. àay Sector pran
whi ch establ i shes more detai r eà air¿"rp.àì iì ð-¿ào.r opmentpolicy for this area, thus compì.r.ñ[iñé'tñe"previousry
established policies of the entire Rrexäñ¿.,^-pìanning District
KEY PLANNiNG OBJECTiVE

The key planning objective of the Lake winnipeg-Traverse Baysector Plan is to resurate and griãð"r.;;;;;i-à.veropment roensure_an optimum barance betweén the .upubility of thenatural and recreationar resources and the demand for suchresources" This wourd ensure the duar pripoiä of mainiãinrnga high qua'lity environment and providinb ah-ããequate supp-ry ofland for recreational development.

LAND UST ARTAS

3.3. I RECREATIONAL AREAS

ldithin the Lake l{i!!!nes-Traverse Bay area, backgroundstudies have identified areas which ihow varying degrees ofdevelopment potentiar. ftre capãniìriv-o. potentiaì forrecreationar deveropment has been traisratäd into-deniìty_related designations which u". ir'o*n-äñ il-'. map entitled TheLake l¿linnipeg-Traverse Bay Secto. pïun attached hereto asAppendix rrCt' of The Alexaider DistriðÏ oevelopment plan. Thefollowins is a descriptíon or eaðñ ¿ãver;p;";l ã;rignuiron.
3 "3.2 H I GH DENS ITY

The areas designated for.high density recreational developmentencompass those areas which are presäntly i;;.;;i;.ii""developed as we'il as those areas'which exhibit a high degreefor potentiaì deveropment. In considãration of cottage asseasonal.home development, the basic Jevelopment ã.iiË.ia willbe a minimum site aräa ranging iiãm-zolooo square feet to12'000 square feet of a maiimüm oeveiofiment density of 1 to Zsites per acre as determined by the-tãiiow.ing .iiiÉ.iu,
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(l) Maximum dens'ity of 2 units per acre and a minimum
site area of 12,000 square feet.

Areas to be subdivided at the above density
shall have well drained medium textured soils
and dense mixed wood vegetation. The area
shal I have very good access to a nearby shore-
line pub'lic reserve capable of withstanding
intensive use.

Sewage disposal should consist of a holding
tank or a ful'ly servìced munic'ipal lagoon
system if the development wìll be used year-
round "

(2) Maximum density of 1.5 units per acre and a
mjnimum site area of 15,000 square feet

Areas to be subdivided at the above densìty
are those areas having dom'inantly well drained
to imperfect'ly drained so jl s with a coarse bo
medium texture, upon mixed wood, aspen or
white spruce stands. The area shal'l have good
access to a nearby shoreìine public reserve
capabi e of wi thstandi ng 'intensi ve use.

Sewage disposa'l should consist of a hoìding
tank, a septi c f i el d where condi ti ons perm'it
or if the development 'is to be used year-round
a ful ly serviced mun'ic'ipa1 lagoon system.
l¡lhere hol di ng tanks or s i mi I ar sewage d'i sposal
systems are used and at the discretìon of the
Responsible Authority, a minimum site area of
12,000 square feet may be used; however, the
overall density of the development shall
rema'in as stated"

(3) Maximum density of I unìt per acre and a minimum
site area of ?0.000 square feet"

Areas to be subdivjded at the above dens'ity
are those areas that possess some rock outcrop
or imperfectìy drained soils of coarse,
medium or fjne texture and hav'ing mixed wood
aspen, white spruce or jackpine stands. The
area shall have fair access to a pub'lic shore-
line reserve wìthin reasonable walking dis-
tance which could support the anticipated use
created by such development.

Sewage di sposal coul d cons'ist of a ho'l dì ng
tank, an outdoor privy or a "flush-omatic" for
a seasonal use or a fully servìced lagoon for
a year-round usage.
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l,lhere hol di ng tanks or simi I ar sewage
disposaì systems are used and at the discre-
tion of the Responsible Authorìtyn a mjnimum
site area of 12,000 square feet may be used;
however, the overall dens'ity shall remajn as
stated. This situation could occur where
topographic condit'ions favour small clusters
of building sites.

The density of recreational developments of a commerciar
nature shall be considered in terms of the totar populatjon
expected to use a gíven sjte and relat'ive to the equivalent
popuìation expected if the area were to be developed for
seasonal homes in accordance with the preceding criteria.
MEDiUM DENSITY

Some areas, although located adjacent to existing or high
potenti a1 devel opment areas , ìrere des'ignated medi um deñs'ity
due to moderate to severe limitations on development. such
limitations might include poor drainage or soil'condit'ions,
sensitive vegetative cover, extreme distance to beach or
water facilities and lack of public shoreline reserve
capab'le of supporting intensive development" The'large sìtewill provide for more on site or land related recreation
rather than water oriented as with more dense developments.
There is also the effect of preserving the natural appearance
of the area. The basic development criteria w.ill be a
minimum lot size of 40,000 square feet with a maxjmum
development density of I unit per 5 acres.

Permanent dwellings will also be allowed jn these areas subject
to the fol I owing condi tions:

(a) That the site has access to an existing all-weather
roao;

(b) That there is an adequate suppìy of potab'le water
avai I ab'le; and,

(c) That the natural envjronment will not suffer
s'ign'ificant deterioration through the installation
and operation of a septic field or comparable waste
dìsposal system.

3.3.4 LOþl DENSITY

The areas designated low density are a result of severe
lim'itations to development or poor locationar factors as
described in Section 3.3.3. The basic deveropment crjteria
for seasonal homes will be a minimum site area of 40,000
square feet with a maximum development density of I unit per
l0 acres"
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Permanent dwel I i ngs w'i 
'l I al so be al I owed i n these areas

subject to the conditìons as outlined ìn Section 3.3.3.

NATURAL ENVIRONI4ENT ARTAS

Areas des'ignated as natural environnrent areas extend over
those rural lands where a low capabì'lity exists for deveìop-
ment and except for some limjted form of development, such
areas will be maintained 'in their natural state. Manv of
these areas are owned by the Crown.

PUBLIC ACCESS SYSTEM

An 'important aspect of recreational development is the
provision of adequate public access to recreational activities.
In the Lake l,linnípeg-Traverse Bayarea it is the shoreline area
that is the major focus. To ensure that the shoreline
remains accessible to the pub'lic'it will be the po'licy of the
Responsible Authority to:

(l) require sufficient areas along the shoreline to be
dedicated to the Responsible Authority when the
subdivision of land takes place (see Section
2.2.1(z)(k));

(2) require that sufficient pedestrìan access to the
shoreline area be provided to allow for public
access by non-lake front owners and to ensure
adequate access for further backshore development;

(3) to acqu'ire shoreline access as it becomes
available in areas where development has alreadv
occurred.

To further augment the recreational facilíties of the Lake
W'innipeg-Traverse Bay area the Responsìble Authority shall
establ'ish a trajl system to accommodate both motorized and
non-motorized forms of transportation" The main sp'ine of
this system will be the abandoned railway right of way as
shown on Appendjx "C". Connecting links between pubì"ic
shoreline reserves, development areas and the abandoned
railway right of way shall be established where poss'ible as
part of development agreements to ensure a continuous public
access system.

TRANSPORTATION SYSTEM

In add'ition to Prov'incial Trunk Hì ghway No. 59 wh'ich fal I s
under the jurisdiction of the H'ighway Traffice and Motor
Transport Board (see Section 2.4.2. (l ) ), the Responsjble
Authority may designate certain roads as primary collectors
and secondary collectors for the purpose of contro'lling
access and adjacent development. These roads have been
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on Appendix "C".

The Alexander DistrictSource: Municipal Planning Branch,
Development Plan (|{innipeg, 1975), pp. ?0-24.
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APPMJDIX ]T]

CONDITfONS OF SALE BE"l\rEÐ,J RECHOIÐ LTD"

AND I-OI PURCI.IASER
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HILLSiDE POINT

A Controlled Lake Shoreland Subdivision

HILLSIDE P0INT has been p'ìanned wi th the aim of preserv'ing
the beauty and natural environment of the subdivjsion area.

The latest in land planning princ'iples and techniques have
been emp'loyed'in the development of HILLSIDE P0INT. txten-
sive studies were made of the land levels or contours of the
property and of the natural vegetation and land forms and
roads. Road systems have been careful'ly related to these
aspects, being planned to efficiently serve the indivjdual
l.ots_and to prevent annoying through. traffìc throughout the
devel opment.

The actual lakefront lots have been planned ín modified
clusters in order to gain as much lake frontage for as many
lots as possibìe. Government pìann'ing authoritjes demand
that pub'lic reserve land be dedicated to "the Crown in right
of the Mun'icjpa'lity" in onder to adequately protect the
genera'l pub'lic interest and use of our precious lake shore-
lands. The pìanning of HILLSIDT P0iNT has carried through
the Government requirements adequately provìdìng pubìic
reserve - not only along the shoreline but in the form of
open space and parkland within and throughout the total
development. Footpaths are pìanned which interconnect ail
pubìic reserves or parks allowing pìeasant, quiet walks
throughout the development.

A water system wi'l 'l be prov'ided al ì owi ng al i 'lots to gai n
direct water connection.

Sewage will be handled by individual holding tanks for each
cottage or dwei'ling and a sewage pump-out servjce will be
available to all property owners"

Power will be available at the property line of each lot"

REQUIREMTNTS AND CONTROLS ON SALE OF LOTS

In order to carry through the objectives and principles of
the plannìng of HILLSiDE POINT, it is important to control
such things as siting of cottages as they relate to one
another and to the overall development; road approaches to
the individual lots and also the building form, quality and
character of the individual structure to be built.

Rechold Ltd", the developer, will then require agreement on
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such of these aspects from the purchaser of a lot jn the
subdi vi s i on .

Requirements are as follows:

l. Before cutting any trees, buìlding any dríveway access,
staking out house or cottage or pìacing a builäing shaðk
on the lot,.a.purchaser muit submit a ðite plan sñowing
the intended driveway location, and the location of thõ
dwelling on the lot, and the location of any other out-
house or bui'ldi ng i ntended.

If it is intended to fence the property thjs should also
be indicated on the drawing.

?- sketch drawings of p]ans and exteríor elevations of the
structure to be built on the lot must be submitted for
approval. Materíals and colour of exterior wa11s, trim
and roof should be indicated on these drawings.

3- Plans are to be submitted to P.echold Ltd., flo rater than
sjx months after purchase. l,^lithjn one year of date of
purchase of lot construction of cottage or dwelling must
be started.

4. In the event of transfer of land or resale of land"
these requirements and controls must be transferreá to
and agreed upon by the new owner. Rechold Ltd., must
be advised if property ìs transferred from the óriqinal
purchaser

It is the intention of Rechold Ltd., through its Architec-
tural advisers and Planning consultants, tó professional'ly
advise on and approve the kind of structure to be built, its
location on the property, drives or walk approaches, etð.

In addition to the requirements controls by Rechold Ltd.,
the Municipaì Building Bylaws must be adhered to" A copy of
the pertinent clauses of this Bylaw is attached.



103

APPENDTX IV

SEASONAL RES]DENTiAL DIVELOPMENT

AGREEMENT BETWEEN THE LOCAL

GOVERNMENT DISTRICT

OF ALEXANDER AND

RECHOLD LTD.



SEASONAL RISiDENTIAL

THIS AGREEMENT made in
Aprii A.D.19tS.

r04

DTVEL0PMENT AGRtEIVIENT

dup'licate this 2lst day of

BETWEEN:

THE LOCAL GOVERNI,IENT DiSTRICT OF ALTXANDER

(hereinafter cailed the "Locar Government District,,)

OF THE FIRST PART"

-and-

RECHOLD

(hereinafter cal led

LTD.

the "Developer" )

WHEREAS the Deveroper is entiiled to be the owner ofcertain lands rocated within ti-¡e Local eooerÀr"nt District ofAlexander as described in sche¿ule "À,i ñã;;;;' .nd ouilined inred on the plan attached as Schedule ',gii-Àãrãto, which randsare described herein as the "pìanned u".uii;'--'
AND WHEREAS the Deveroper proposes to deverop thesaid lands for seasonar recreationäi 

"åriããÃiiur purposes;

NOld THEREFORE THIS AcREEMENT ldirNtssETH that inconsideration of the premises, and the muiuar-covenantsherein contained and for otheÉ good and vaiuauìe considera_tion (the receipt and suffiãienðy whereor-ii-ñå..by acknow_ledsed by aìl of rhe parti., r,ô.Étäi; ;ñ" purti., hererocovenant and agree as fol I ows:

l ' For the purpose of this agreement the fotowingdefinitions shall apþtyi

ENGINEER: shall mean the engineer appointed byGõverrìrr,enr Di srri.i-ár irrði 
""ãåirsur 

riüg-";õi..ã;purposes of this agreement.

OF THT SECOND PART 
"

the Local
for the

PLANNED AREA: shall mean the lands described in schedule,,A,,



105

hereto and outlined in red on the plan attached as
Schedule "B" hereto.

STREET 0R STREETS: includes all h'ighways, roads, lanes,
@ares and ways of a pu-blic nature, and also
includes sidewalks, parks, pub'l'ic squares and other public
places unless the contrary is stated.

?" The agreement between the parties shall consist of
the fol 1 ovii ng:

(a) Th'is agreement consisting of l0 pages;

(b) Schedule ,,4'' - Legal descript'ion of the
" p'ì anned area " ;

(c) The proposed overalI p'lan of the "planned
area" as shown on Schedule "8" hereto;

(d) The proposed p'lan of streets, ì anes, wal kways
and publ i c reserve dedi cat'ion ;

(e) All other Schedules hereto;

(f) Any variatjons in, add'itions to, or deletions
from this agreement or the pìans and specifi-
cations, profiles and drawings whjch the
partìes hereto may agree upon from time to
time and which shall be confirmed by both
part'ies in writing, a'll of which shall be
binding upon the parties hereto as fully and
to the same extent as those incorporated
herei n.

3. INSTALLATiON OF MUNICIPAL STRVICES

A. The Developer covenants and agrees to con-
struct, install and comp'lete in good and workman-
j i ke manner wi th i n the " pl anned area " , 'i n
accordance wjth the plans and specificat'ions
supplìed by the eng'ineer and at the Developer's
expense:

(i) Such wells as may be required to supp'ly
each and every lot within the subdivision with
a suppìy of potable water in accordance with
fho nanrrino¡¡g¡15 Of the tnVifOnmental PfOteC-v,,u,LYu¡,L

tÍon Branch, Department of Mìnes, Resources
and Envi ronmental ltlanagement, Provi nce of
Manitoba and the Local Government District of
Al exander.

(ii) (a) Gravel surface roadways on all
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streets within the subdivjsion, havjng widths,a base coarse and sub-base coarse as the Locar
Government Dì stri ct may requ.i re.

(b) The^Developer shall rough gradewjth cuts and fills, the groun¿ suifaðe of allstreets to finished erevation before excava-tion for any finished surface

(c) .The Developer is required to ade_qugte'ly mainta-in, including grave-ll ing andoiliJrS, âhV access road inio-the subdívis.ionuntil the last signìficant constructjon ofmunicipal services as herein.provided has been
ggmpleted, at vlhich time the Local eovàrnmentDistrict assumes ownership and rurponribitityfor maintenance thereof.

(iii) Land drajnage ditches which the Local
Government Distric! may consider necesiãry toadequately drain the suO¿ivjsion and ããjacentarea, includjng surface drainage.

(iv) Culverts meeting the spec.ifications ofthe Local Government úistrict to prouiaÀ 
-

access to each lot within the subdivision.

B. The Developer covenants and agrees that itwill undertake such further and otñei-ãafiiãi
expenditures as the Local Government District may
leq!ìre, perta]ning to the development, u, ããtuil.¿in Schedule "C" heieof.

c- The Developer covenants and agrees that it wirlundertake to have a trlanitoba Land Srru"Vor-pinidentify the corners of each and every-iot i,ìïr.,inthe subdivision"

?" The Developer sha'll at no expense to the Local
Government District arrange for the instailàiiònof all electrjcal and telephone services, tò tfresatisfaction of the Locar bovernment Disirict, andthe-Developer undertakes and agrees to be .urpon_sible for the re-location of añy hydró Oof"i,'-
.1.ings,. cabiese or other appurtenances of theManitoba Hydro o" yll]tobä'Telephone SystÀm-or anyother service or.utirity whicrr it ruv Éã-ñ".ãrruryto re-rocate as the result of the witntn àgieãrent.

E. The Developer covenants and agrees, at no
expense to the Local Government Diatrict, to con_struct such foot paths and other recreati,onalfacilities upon the pubìic domain, in ttre iub_
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divjsion, as shall be requìred by the Local
Government Distrjct, as detailed jn Schedule 'rC'l
hereof. Upon completion of construction of the
pub'lic domain, the Local Government District shall
assume responsibiljty for the maintenance of the
services and enforcement of the controls in the
pubfic domajn as set out in Schedule "C".

F. All municipal services referred to in this
agreement and which the Developer is required to
instalì pursuant to the terms hereof shall become
the property of the Local Government District of
the Provincial Crown or Î'lanitoba Hydro, or
Manitoba Teìephone System, as the case may be,
without any costs to the aforenoted partÍes, upon
certificat'ion by the engineer that such work has
been proper'ly i nstal I ed and comp'leted .

G. The Developer covenants to be responsìble for
all costs jncurred by the Local Government District,
and without limjting the generaìity of the fore-
going, including land acquisjtion costs, survey'ing,
appraisa'1, engineering, planning and ìegal costs
relating to the preparation and performance of the
terms of the agreement as necessitated or arising
in any manner vrhatsoever as a result of this
agreement.

H. The Devel oper undertakes and agrees not to
make any applìcation to rezone any of the property
included 'in the "planned area" without the express
approval and consent of the Local Government
District first had and obtained.

I. The Developer undertakes and agrees and
covenants with the Local Government District on
its behalf and on behalf of its successors to
provide the Local Government District with a 100%
performance bond or irrevocable letter of credjt
from a chartered bank in Canada, covering labour,
material and maintenance in favour of the Local
Government District in a form satisfactory to the
Resident Admjnistrator and the Municipal soljcitor
ìn an amount required by the Resident Administra-
tor of the Local Government District for the
purposes of comp'l j ance w'ith the prov'i si ons of thi s
agreement. Such performance bond if app'ljcable
shall be issued by a recognized Insurance Company
licensed to carry on busjness in the Provincei of
Man i toba "

J. The Devel oper covenants and agrees that upon
the sale of any part of the lands withjn the
"p'lanned arearr (being less than the "planned



108

area")u he shall requìre each prospectíve pur_
chaser to have cornpreted, within a'peri o¿'oi zq
months from the date upon which titie is obtained
by the purchaser, the construction of a seasonaJresidentiar dweiling to a stage suitabre for
human habitation.

4" It is understood and agreed that a Locar Improve-ment District shalr be created consísting oi-all the loi, in-the "pìanned area", and each subsequent ó*n"r-o,^ owners maybe required to covenant and agree that ,pòn-tr," cessation ofthe Developgr's obrígations tõ prepare and maintain theservices referred to above, that the maintenance thereofshall be undertaken by the Local oovernmàÀi óìstrict at thesole..expense of the owners of the rots wiirriñ ih. ,,prÀnnãà-
area " .

5. INDEMNiFICATION

The Deveroper undertakes and agrees to indemnifyand save harmless the Lôcal Government Dístrict from andaga'inst aì'l claims for damages arising fróm tñò installationgf gll municipar services rãferred to in firii ãgreementduring the course of the consiructióñ il..äoi ãno unt.ir theconstruction has been accepted by the Local GovernmentDistrict in accordance with the þrovisions of this agree-ment, together with all costs, charges and expenses ãrisingby.reason of, or in connection rvith, sr;h-.i;i;s which may-arise as a nesult of the performance of the terms of thewithin agreement. It is îurther understoòã ãñ¿ agreed betweenthe parties hereto that upon the Local Government Distrjctentering into this agreemänt, it shall not bã iiuul. in ãñvmanner whatsoever to the.Developer, dealing with any aspectof a proposed development.

6. ARBiTRATION

A" in the event that a dìspute arises between theparties hereto as to any aspect of this ägrÀement, then suchdispute shall be referre¿ to a s.ing'r. u.¡ít.ãfõr, if theparties can mutual]y agree upon one, otherwise to threearbitratorse one to be gppginted by-Ü¡e Develõp". and thethird to be chosen by thä'first two arbitrators; and

B" in the event that the first two arbitrators
iull to^agree upon a third then either parlt ñy appty to ajudge of the court gf Queen's Bench to äppoini a thirdarbitrator, who shall act as a chairran bi suðrr aroitration"
/. OPEN SPACT DTDICATION

The
transfer to the
publ ic purposes

Developer covenants and
Local Government District
(other than highways) and

agrees to dedicate or
without cost, for
to vest title in
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the name of the Local Government District at the time of
regi strati on of the subdi vì sj on, the I ands shown col oured
green on ScheduIe "B" hereto.

8. WELL SITE

The parties hereto agree that the Developer sha'll
convey to the Local Governnent District or its nominee the
lands outlined in green on the pìan attached as Schedule "8"
hereto, and the Local Government Distrjct agrees to lease the
subject lands back to the Developer on terms mutually agree-
abl e to both part'ies .

9. DEFAULT BY THE DEVELOPER

if the Developer should default under any provi-
sion of this agreement, The Local Government District shall
give the Developer notice of the part'iculars of such default,
so al'leged, by registered mail wjth an acknowledgement of
receipt attached, addressed to the last known address of the
Developer, and such notice shall be deemed to have been given
and recei ved by the Devel oper on the date shown on the
acknowledgement of receipt card so returned"

If with'in 30 days after the giving of such notice
the Developer fails to rectify such default as contained in
the notice, to the satisfactjon of the Local Government
District, then the Local Government District shall be
entitled to specific performance to rectify such breach or
default, or alternatjvely sha'll be entitled to seek an
'injunction to restrain such breach, or to enforce any terms
or condit'ion of this agreement or shall be entitled to seek
a declaration of terminating this agreement for non-perfor-
mance, or any and all such remedies (which remedjes are
hereby acknowledged as being cumulative and not aìternatìve),
provìded further that if the agreement is so terminated, by
virtue of the Developer's defau'lt, the parties hereto agree
that the Local Government District shall not be liable for
any loss or damage that may be suffered by the Developer as
a result of such termination, and the part'ies hereto further
covenant and agree that the Local Government D'istrict in any
such event, shall not be l'iable for any loss or damage
suffered byanother person, firm or corporatìon by vìrtue
of such termjnation and the Developer does hereby for him-
self and hjs successors and assìgns indemnify and save
harmless the Local Government District, and jts successors
and assigns, from any claims or demands from any person,
firm or corporation whjch may suffer loss or damage by
reason of the termination of this agreement because of the
Developer's fa'ilure or default as aforesàid.

I1 " BUiLDING RTSTRICTION
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It is further understood and agreed between theparti es hereto that the fol I owi ng buì r di ng iestri cti on
shal I apply wi thi n the " pl anned ãrea" :

l. No buiìding shall be erected on the lands
other than one seasonal dwelling house, said
dwel]ing house to be used for single fámiìy
dwelling requ'irements only.

2- Not more than one drivevray shall be constructedfor each dwelling un'it and thê driveway shall not
have more than one access to and from än abutting
street and such access shal I not be to and from
more than one street within the',p'lanned area,'.

3. No,building or erection of any kind shall be
erected on the land unless the plãns, specifica_
tions and locations thereof as iirdicaie¿'by a iit.plan ìnclud'ing the distances from the troit, sjde
and rear limit shall have first been submitied to
and approved by the Local Government Distríct to
i ts bui ì di'ng 'inspect'ion , no such bui I di nq or other
erection shall be constructed or placed õn lands
otherwi se than i n conformi ty wi th s uch p'ì ans ,specificatjons and site p'lans. It is furthei
understood and agreed that the Local GovernmentDistrict of Alexander is in the process of pass.ing
a bui'ldìng permìt by-'law, and that upon.its'
passing all builders and owners within the sub-
divisjon will be bound by the contents of such
by-1aw.

4. No motor vehicles other than private
passenger motor vehicles shali be parked upon the
lands unless concealed in a wholly'encioseä
garage 

"

5" No excavation shall be made on the lands
e_xcept for the purpose of bujìding on the same or
fo_r the improvement of gardens and grounds, there-
of.

9, .No. buiìding waste or other materjals of any
kind shall be dumped or stored on the land excäpt
for 9ìean earth, sand or grave'l For the purpose of
leveling in connection wjth the erection bt ä
building thereof or the immedjate improvement of
the grounds.

7. No animals other than household pets normaliy
perm'itted in private homes jn urban residential
areas shall be kept upon the lands.
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8. No mobile home or other similar trailers shall
be allowed to be pìaced on the lots within the
"planned area" for the purposes of famj1y dwei1ing.

9. lllithin the "p'lanned area" there shall be no
open burning of garbage"

10. tach and every owner or lessee of lots wjthin
the "planned area" shall be responsible for the
installation and majntenance of a fíbre gìass or
concrete septic holding tank upon his lands, for
the purpose of retaining raw sewage. Such sewage
retaining devices shall be subject to the approval
and inspect'ion of the Local Government District,
and it shall be incumbent upon each individual lot
ovJner or lessee to furnish annual proof to the
satisfaction of the Local Government Distrjct,
that a regul ar sept'ic di sposal serv'ice j s bei ng
engaged to ensure the orderìy co'llection and
di sposal of the sewage col I ected i n the ho'l d.ing
tanks.

ll. The burden and benefit of these restr.ictions
and covenants shall run with the lands and shall
be annexed to and run wjth each and every part of
the land, and all subsequent purchasers may be
requìred to enter agreements with the Local Gov-
ernment District affirming their willingness to
be bound by the restrictive covenants herein
contai ned .

12. This agreement shall not be assignable by the
Developer without the consent of the Local Government
District first had and obtained in writing; which consent is
not be be unreasonab'ly wíthheld"

13. Any party to this agreement may waìve the perfor-
mance of any provìs'ions requ'ired to be performed for its
benefit by the other party, provided that waiver shali be in
writing, and provided further that any such waivers shall
extend to on'ly the particular breach so waived or perfor-
mances so excused, and shall in no way be deemed to be a
continuìng waiver of such provisions or other terms or
provi s i ons of th'i s agreement.

1A The headings of the paragraphs contaìned in this
agreement are hereby stated to be inserted for convenience
onìy, and shall in no way define, limit or restrict or
describe the scope or intent of this agreement nor åffect
in any way whatsoever its terms and provisions.

15. This agr^eement shall enure to the benefit of and
be bind'ing upon the parties hereto, their respective



successors and assigns, provided that no assignment of any
part thereof shall be made except with the wrjtten approvâl
of the Local Government District.

IN WITNTSS I^IHEREOF the party of the fjrst part
caused ìts corporate seal to be hereunto affixed, attesled
by the hands of its proper officers in that behalf on the
day and year first above mentjoned;

AND IN WITNTSS I^JHEREOF the party of the second
part has hereunto fjxed his hand and seal the day and year
fÍrst above mentjoned;

THE LOCAL GOVERNMENT DISTRICT OF ALEXANDER

LI2

0rìgínal S'igned By
Richard A. AndriesPer:

RECHOLD LTD.

Per:

Resident Administrator

0r'igi naì Si gned By
Ernest J. Smith

Presi dent



I IJ

Schedu]e||c||referredto.inanagreementmade
between the Local Government District of Alexander and

Rechold Ltd. and dated the 2lst day of April A.D" 1975"

l. A tree plant'ing program in open space and buffer
areas as may be detaì1ed by-the tocal Government District of
Al exander.

2. Al I paths and wal kways wj'uhin lle "pl anned ?ltu"
to be cleared and/or constructed under the d'irectjon of the
Local Government District of Alexander.

3.Allbuildjngmater.ialsandmatterofanynature
and kind other than vegeLation and rock in thejr natural
state are to be removeã from the open space qregs and public
reserves in accordance with the directions of the Local

Government District of Alexander"

4. The Developers undertake and agree to contribute
the sum of $500.00 to 'ui're Local Government District of
Alexander as a contribut'ion to the costs jncurred by the
Local Government District of Alexander for the improvement'

,óõ..¿ing and/or ma'intenance of waste disposal and garbage

ãiipðiul"w1thin the Local Government Dist¡ict of Alexander"
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AMENDMENT TO SEASONAL RESIDENTIAL DEVELOPMENT AGREIMTNT

DATED THE 2lst DAY 0F APRIL A.D. 1975

THIS AMENDiNG AGREEMENT made in duplicate this

Z'lst day of April A.D. 1975.

hJiTNESSETH that for good and valuable considera-
tion the receipt and suffic'iency of which is hereby
acknowledged the partìes agree that the Seasonal Resjdential
Development Agreement made in dup'licate between the Local
Government District of Alexander (r eferred to therein as the
Local Government District of the Fjrst Part) and Rechold Ltd.
(referred to as the Developer of the Second Part) and dated
the Zlst day of April A.D. 1975 is hereby amended as
fol I ows:

Paragraph 3(i ) of page 5 of the agreement dated
April 2lst, 1975, is deleted and replaced by a new
paragraph number 3(j ) which reads as fol lows:

The Devel oper covenants and agrees that upon
the sale of any part of the lands within the
"planned area" (be'ing less than the "p'lanned
area"), he shall require each prospectìve
purchaser to have compìeted (within a period of
24 months from the date upon which tjtle is
obtained by the purchaser), the construction of
a seasonal residentjal dwelling to a state
suitable for human habitation.

Paragraph ll(3) 'is amended by the add'ition of the
words "and owners" immedì ate'ly fol I ovring the words
"'its passing all builders" on line 2 of page B of
the agreement dated ApriI 2lst, I975.

IN I^IITNESS WHEREOF the party of the first part has
caused its corporate seal to be hereunto affixed, attested
by the hands of its proper officers in that behalf.

2"
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IN l^IITNESS Ì^IHEREOF the party of the second part
has hereunto affixed his hand and seal.

THE LOCAL GOVTRNMENT DISTRICT OF ALEXANDER

Ori gi nal S'igned by
Per: Richard A. Andries

Resr' dent Ami ni strator

RECHOLD LTD.

0riginal Signed By
Ernest J. SmithÞor .

Þov..

President

0riginaì Signed By
Ralph M. Brighty

Secretary


