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ABSTNACT

This Study details the impact of industrial development on lhe

municipal fiscal, housÍng and land development sectors of Hinkler

between 1966 and 1976.

A brief location, historical, demographic, commerciat and retail
sector analyses is provided t,o aid in establishing a perspective on how

industrial development did have an impact on tlinkler and how it changed

over the years.

Variou.s fiscal cost revenue inpact nethods are discussed as to how

bhey will be applied in this Study and what componenbs and variables

should be analyzed.

The inpact, of industrial development on the four major fiscal

components (revenue, assessment, expenditures, taxation) is substan-

tiaIly detailed. Contrary to nrmerous similar studies it was found that

industrial development had a positive net f iscal impact on l.Iinkler.

certain perfonmance crileria are identified as being helpfur in

estabrishing future planning and policy implications regarding the

Iocation of indust,ry in rural small toç¡ns and their ability bo fiscal-ly

accommodate industrial development and ifs spin-off community gror/ch.

The impact of industrial developrnent on the housing and land deve-

lopment sectons was appreciabre in this winkler study. rt was found

that those irnpacts were manÍfested nost in the price and supply of

housing, and the emerging land development patterns of increases in

rural residential building permit,s and an overbuilt residential lot

supply.

Planning perfornance criteria relating to locatÍon of industrial

development in sall towns and bhe utility of this type of study are

also discussed.
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CHAPTER I

The Inpaet of Industrial Developnent on Rural Snall Towns:

The Need for an Integrated Planning Appnoach

A. TNTRODUCTION

Since World !'lar II and especially in recent years, industri-es have

been seeking new plant locations in small rural towns and rural regl-ons.

The decision of industnies t,o focale in smal-l rural tov¡ns has been

predicated on several factors; the most important being cheaper land

and labor costs and preferential tax advantages. l

One of the concerns of the planner and lown administrator that has

arisen is with the impact of indust,rial development on small rural

towns. An article by gnmmsps (1976) entitled, "Small Towns Beware:

Industry can be Costlyrr aptly sums up why t,he planner and town

admi¡istrator should want to use various inpact assessment techniques to

deternine whether an industry (either existing or proposed) is or will

have a net positive or negative impact on a smal-l town and ibs

surrounding region.2

Summers (1976) analyzed a compendiurn of impact studies on nore lhan

700 industrial plants in 245 conmunities in 34 states belween 1945 and

1973. The general conclusions reached by Su¡nmersr analysis were that

many of the industries brought unanticipated eonstraints on added

revenue and that the costs to a tov¡n to accommodate lhe industry were

under-estimated. Conversely, an anomaly arose when Lhe naive mentality

or trarticles of faithtr held by t,he general public , planners and town

administnators has been thab industry wiJ-l bring econoroic relief to the
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smal-l rr¡ral towns Lhat are faced with high unemployment rates, increa-

sing property taxes, decreasing asseasment, bases and accelerating

mu:icipal service costs. Therefore, prudence and forethought should be

used in bhe future by town administrators and planners if, instead of

asking rrHow may we get industry to rocate in our cornnunity?il they were

to ask:

. rrShoul-d we attempl to attnact industry to our comnürtilyrtr

. trHhat will be lhe positive and negalive Ímpacts of induslrial

development on our communitytt,

. rrCan our community handle or support industrial developnentrt

. rrWill industrial development and its related growbh ovenburden

our local servicestt.

To ensure prudence ånO forethought in futune community development

the lown adninistrator and planner could use various impaet assessment

methods to be able to answer the above queslions in a far more rigorous

and detailed procedure than they have been able to in t,he past.

The issue that industrial development was not always a net fiscal
benefit to a snall town has been necognized by planners for nrmerous

years. Yet, only in the lasl several years have planners and

administrators really attempted Lo systematically analyze lhis issue.

AIso, t,he rrslale of the artrr of fiscal- impact analysis has really only

cone into its own in the last several years whereby many of tne inpact

assessment, methods have been tried and proven.

-2-



B. PURPOSE OF THIS STUDY

Winkler is a small- tov¡n in Southern Manitoba that was heavily

promoting industrial development between 1968 and 1975. During that,

period nLmercus industries Iocated in the Town. Associated with this

industrial growth was lhe attraction of people lo Winkler to live and

work for these induslries. The Town was rapidly changing fron a snall

agricultural senvice centre function bo one of a strong rural industrial

centre. The Mayor and Town Council were beginning to perceive that a

change not only in the Townt s way of life was occurring but also in
ter¡ns of the nunicipal fiscal sector and al-so the housing market and

land developnent sectors. They realized that the indust,rial growbh had

meant new employrnenl opportunities and other positive factors, but there

also may be negative i-mpacts associated with the industrial growth. As

found in the study done by Sunmers (1976) Índustry can be a net fiscal

cost to a town rather than a nel fiscal gain.

As we1l, several studies found that industrial development had an

irnpact on bhe housing and land developnent seetors of a town in terms of

supply, denand, pnice, and availability. These findings were sometimes

used as an aid in future policy formulation or planning natters.

The purpose of this Study is threefol-d:

1 ) To assess whether the induslrial developnent lhab occurred in

Winkler was a net fiscal gain or fiscal cost lo the Town. This

will be accompJ-ished through using a cost revenue impact analysis

approach.

2) To assess whether industrial developnent had an appreciable

impacl on the housing and land developnenl seclors of Winkler.

-3-



3 ) to extrapolate from this Study clues that can be highlighted as

being both useful Ín fut,ure sludies of this ki-nd, and as they

relate to com¡nunity developmenl planning.

C. WHY T'IINKLER FOR THE STUDY AREA

I,iinkler was chosen as the Study area fon two reasons:

'l) Winkler was the fastest growing town in Manitoba between 1970 and

1975 because it had promoted induslrialization during this

period. The Mayor and Town Council- wanted to lc:or+ rrwhat impaet

has industrial development had on the Townt s municipal fÍsca1

seetor and also its housing and l-and development sectonsrr. The

Tourn made a request to the l,fanitoba Department of Industny and

Comnerce to see if they would study the Winkler experienee.

2 ) The I',lanitoba Department of Industry and Commeree bhrough its

Regional Econonic Planning and PoIicy Research Section (REPPR)

felt, that, this would be a unÍque opportunity for a study of the

inpacts of industrial developnent on a s¡na1l tov¡n. Even nore

encouraging $ras the fact, that the },fayor and Tov¡n CounciÌ lent

their support in providing information to us as well as

support,ing our study by requesting that local businessmen be

eooperative with us.

Fron the REPPR point of view, the opporlunity to do a study of this

nature with both ühe política1 and ProvinciaL Governnent I s backing was

quite unique; and a Study Te¡m was forned.

-4-



D. HOW THE I,TINKLER TNDUSTRIAL Iì,PACT STUDY EVOLVED

The Winkler Study Team consisted of 2 senior regional analysts,

1 regional analyst (¡ne author - on contnact) and a statistician and

research assistanl who were used when required. The Study Team

approached t,his Study in the following manner:

. definition of issues as determined through intenviews with Tov¡n

officials, goverrunent offieÍals, using secondary data and

findings and other methods. Numerous Team meetings were held at

this tine to establish what should be studied and gain an

appreciation for the issue.

. review existing literature on the issues and identify the various

factors lo be studied and the range of possible analytical

melhods that could be used.

. fine-tuning the factors to be studied, data requiremenls and

appropriale analybical methods to be used.

. analysis and interpretafion of data ( data eithen prinary or

secondary in nature) and possible policy and planning

inplications.

. presentation of Study findings to the Tov¡n of Winkler and also

other Government departnents.

. further refinement of findings to be util-ized in future poliey

inplications and formulation.

E. ASSUMPTIONS AND LIMITATTONS

Associated with this type of study are several- assunplions or

linitations that should be discussed and are as follov¡s:

-5-



1)

2)

3)

4)

5)

6)

Numerous studies had to be reviewed to gain an appreciation for

the issues and to find appropriate nethods to be used.

There were numeroua methods used in lhis Study. Much tine was

spent deterni¡ing whether the nethod would work in terms of:

a) theoretical a¡d practical applicability

b) data avaitability and 'rfitrt
Frustration woul-d arise when, for example r you worked through a

formula and found your ansüJer was not intelligible so the method

and/ or variables would either have to be reworked or not used.

Derivations required to a formu-La or method would have to be

reviewed by the Study Team and economists to ensure valÍdity and

rigorousness to original intent of the method.

Most Ímportantly, it should be stressed that the rnethods used

were appropriate but itr s not to say they vrere the most

appnopriate in every case.

Unfortunately lhere was no single t,ext book that confaj-ned a1l

these nethods used in this Study. Therefore much time was spent

on literalure revÍew. Since this Study was completed there have

been several reference books written that do offer a conpendium

of nethods. This r+ould certainly help lessen the cost of sueh a

sludy in the future.

As to the cost of doing such a Study, it, r¿ould certainly be less

in the future. The fact that the methodology and data base would

be est,ablished would certainly lessen the cost. As well the very

detailed analyses done in the Study would certainly not all be

requlred in sinilar studies in lhe future. Experience gained by

fhe Sbudy Team would be useful in isolating those methods

7)
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which were useful- and whi-ch ones were only of marginal utility.

It is this experience fact,or that can be very important to a

planner in future if tine was a constraint in a study (r¡trictr it

usually is in most government or private sector planning jobs).

8) Basically, lhere Here several methods used in this study to

assess the impact of industriaL developnenl on l,iinkl-er. The

important point is not how good the nethods were, but how the

results provided the Study Tean with a unique perspective or

understanding of the impacts of industrial development on the

nuricipal fiscal secLor and the housing and land development

sectors in I'Iinkler. The perspeetives provided both the Study

Team a¡ld Tov¡n officiaLs with a basis for understanding not only

what did happen as a result of industrial development, but clues

as to what may happen in the future in Winkler.

This information is very valuable and it is a rare opportunity thal

the Study Team could spend the time (3 man years) and several thousand

dorlars (computer tirne, etc.) to study the winklen situation. A1so, the

cooperalion of the Town, industries and fhe Department of fndustry and

Conmerce greatly aided in the complet,ion and success of this Study.

F. T}IE THREE INDUSTRIES THAT HAD THE MOST SIGNTFICANT TMPACT ON THE

TOÍN.¡ OF MNKLER

During the 1966 - 1976 period numerous industries located in

Wink1er. Three firns had the greatest impact on the Tov¡n in terms of

their size and labor requiremenls. rn evaluatì-ng the inpact fhat

industrial development had on Winklen between 1966 and 1976 the three



largest industries in Winkler were used in the fiscal irapact cost

revenue analysis. A brief description of each j-ndustry follows:

Monarch Industnies Ltd.

This firm is invorved in the manufacture of heavy castings,

induslriar punps and other associated heavy ¡aetal products. rt was

estabLished in WinkLer in the mid 1 920 r s and had an initial work force

of 125 people.

Triple E Ltd.

this firn manufactures recrealion trailers and was est,ablished in

the mid 1960ts in Winkler and has enjoyed several expansions as a result

of the great denands for ils product. The firm employs approxinately

225 people.

Kroeker Seeds Ltd.

This firm is agricultural based and proeesses agricuLtural products

and is a distributor of agricuLtural products. It has been established

for over 20 years in Winkler and has a work force (varying with fhe

particular season) of approxÍmately 180 people.

These three firms will be referred lo as the "Study firmsn

throughout the text of this Study.

. Ib was felt that these firms were representative of industrial

developnent, in Hinkler for several reasons:

. they are three different fypes of industry.

. all lhree are labor int,ensive operations.

-8-



lhe conbined labor force of these three firns constitutes

75 pereent of the total industrial workforce in Winkler and

25 percent, of the overal-l- employment figure.

these three firms constitute the largest tax conbributors to the

mwticipal revenue by conparison to any other industry in Winkler.

G. THESIS ORGANTZAT]ON

Chapt,er I deals with identifying the historical bacþround to rural

industrialization and how it has impacted on small towns. As well the

purpose of this Sludy and its assunpti.ons and lirnilat,ions are also

discussed.

Chapter II highlights the demographic and socio-economic factors and

changes in the retail commercial and indust,rial sectors of the Tov¡n. It

also points oul how the role of Winkler as an agricultural service

centre was surpassed by its new induslrial developnent focus that it

assuned between 1968 and 1975.

Chapter III deals with the purpose of fiscal impact studies, the

various methods used, the najor coraponents to be analyzed in such a

Sfudy and lheir assunptions.

Chapter I s bhe detailed analysis of the various conponents

(taxat,ion, revenue, expenditure and assessment), and highlights specific

fiscal inpacts of indusbrial growbh in Winkler.

Chapber V deals with the inpaet of industri-al development on the

housing and land developnent sectors in Winkler, specifically housing

supply, demand, narket value, availability and inportant development,

patt,erns in the Town and region.

-9-



Chapter VI highlights ntmerous policy inplications thal have arisen

as a resulf of fhe finding in Chapters IV and V in terms of the'vfinkler

situation.

Chapter VII discusses t,he utility of this type of Study as applied

in a general sense.

Chapter VIII discusses how the purpose of the Study was fulfilled as

well as offering some personal views on the ut,ility of the Winkler

Study.

- 10 -



Chapter I - Footnotes

1. G.F. SLrnrnersr et aI, Industrial Invasion of Non-Metnopolitan Ameriea
- A Quarter Century of Hperience (New York, 1976), pp. 1-2.

?. G. F . Su "ners , rr SmaLl Towns Beware : Industry Can Be Costlytr in
American Society of Planning Officials, May 1976, pp. 20-21.
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CHAPTER ]I

A Comnunity Profile of Winkler

A brief location, historical, denographic and commercial seclon

analyses of WinkLer is essential in acquiring an understanding of bhe

Town itself and will aid in establishing a perspective on how industrial

development did have an inpact on ilinkler.

A. LOCATION

Winkler is a tov¡n of 4, 400 people located approximately 70 mil-es

southwest of Winnipeg, Manitoba (Map 1).1 WinkLer is located in an area

eornmonly referred to as the Pembina Valley Region, which has some of the

better agricuJ-tural land in Manitoba due to excellent c1i¡ratic and soil

conditions.

Winkler is connected to Winnipeg via two najor traffic arteries,

P.T.H. No's 14 and T5 and P.T.H. Nors 14 and 3; and P.T.H. No. 32

connect,s ilinkler to the Canada - United States border to Lhe south.

The distance betv¿een Winkler and Winnipeg (70 miles) precl-udes any

great degree of econonic dependence by winkler on winnipeg. The major

urban corapetitor of llinkler in lhe Pembina Valley Region is Morden, a

town of about the sane popuration located 7 mÍl-es directry west of

I,linkler. Although l,linkler lagged behind Morden for many years in lerns

of services, l,iinkler nolr is virtually equal bo Morden in these terms

now. Mordenr s advantage in the pasb was due rargery to the fact that

several provincial and federal agency offices were located there. At

present both towns are vibrant , grow-ing communit,ies; with Winkler

-12-
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catching up in the l-asl few years sinceitit has experienced a surge in

it's industrial sector wiT ich has attracted previously unavailable

services, such as, for example, the legal professionrr.2

B. TISTORICAL BACKGROUND

The hÍstorÍcal developmenl of Winkler is associated v¡ith the history

of the Mennonite movement in l.,fanitoba. The first Mennonites came to

southern l,4anitoba in 1876. The Mennonltes, because of their experience

on Lhe Russian Steppes, !{ere rnaster farners and as such recognized the

potential of t,he Iand in southern Manitoba fon farming. A Federal

Order-in-council established the lrlest trReserverr, a tract of l-and on

whÍch these people soon developed a vilrage system according to the

European rfStraszendorfertr pattern. The vitlage concept as a particular

form in the rural residential system has played a significant role among

the Mennonite peopl-e in southern lrdanitoba.

A railræy siding !{as established by the C. P. R. in Winkler in 1892

and a village site..was laid out on Section 4-3-4 W.4.M. based on the

western grid systern. Winkler established itself as a service and rail

node and grew slowly until 1906, v¡hen it was incorporaled as the Village

of llinkler . During the 192Q I s !,linkler I s function i{as one of being a

dist'ribut,ion centre for European immigrants into the rural agricultural

system of sout,hern Manitoba. winkler aeted unofficially as lhe

rrcapitalrr of the l,Iest Reserve dwing the 1920ts. Over the next 30 years

Winkler grew slowly with a change in status to the Tov¡n of Winkler in

1954.3
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C. DE},IOGRAPHIC ANALTS]S

The population of winkler is estimated aL 4,400 peopre (June 1,

1g77 ) by the l*{anitoba Hea.l-lh Services Comnission, probably an optimistic

figure by 200 people.

Table 1 illustrales the population change and rate of growbh for

Hinkler as compared to five Pembina Val-Iey market eentres, and also the

nenaining 12 market centres as a group for the period 1951 - 1976 period

(see Appendix f for all Tables).

The Federal Census data illustrates that rnarket centres experienced

an average population growt,h of 57.6 percent over the 1951 - 1976

period. Tne Pembina Valley market centres experienced a population

growth rate almost double that of the remaining market centres. The

Pernbina valley centre's average growth sras 1,538 (lg¡l ) to 2,792 (jg16)

or an 81.5 percent increase. In eonparison the other market centres

grew from an average of 1,439 (19¡l) to 2,115 (1976) or a 4/.0 percent

increase. Winkler experienced a 181.7 percent growth rate over this

period that far surpasses arl other market centres by a wide margin.

Mordents growth rate, in comparison over this period, was ,l08.2 percent.

Winkl_errs growth si.nce 1951 (ta¡te 1 ) has not been uniform as shown

by both srow growbh and fast growLh stages. Prior to 1951 populat,ion

growth was minimal vrith very lit,t,le change over the years. Between'1951

and 1956 there was an increase of 300 people and between 1956 and 1961

an increase of 900 people was experienced, due partty to annexation of

Iand on the southern boundary of Winkler. The 11961 - 1966 period showed

a ninimal- population increase of 40 people followed by an increase of

400 in lhe '1966 - 1971 period.
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The 1971 - 1976 period had fhe J-argest population increase of 766

(Federal Census) or 1,307 (M.H.S.C. Statisbics), as shown in Tab1e 2,

which conpares Winklerts growth rate to the other market eenlres.

Ïhe spectacular population grow'ch of l,Iinkl-er during the 1971 - 1976

period can largely be attributed to industrial development and its spin-

off growth in the tertiary sector. The increased enployment opportuni-

ties as a result of industrial development had dnawn people to t'iinkler

over this period. The average annual population growbh rate for Winkler

during this period is 7.4 percent with a ctmulative growth rate for the

peniod of 37.0 percent (faUte 3). The growbh rate was moderate between

1971 - 1973, but the 1973 - 1974 interval realized a sharp nise of 632

people r oF an 18.0 percent increase. Moderate growbh rates were

experienced between 1974 and 1976.

Up until 1974 Winkler had always

exceptional growth rate of 1973 - 1974

Morden in population size.

Morden exhibited

percent overall

Population Change by Age Group

Table 4 illustrabes that t,he population of Winkler and Morden

underwent a general aging trend between 1961 and 1971. Both communities

experienced declining pnoporbions of their populat,ion falling in the

0-14 age category. At the same time, in the proportj.on of lhe

population in the 65 plus age category, l'linkler exhibited a decline of 4

percent in the 1951 - 1961 period, however in the 1961 - 1971 period the

proportion of the population in this age group rose by 1.5 perceni.

been smaller than Morden; the

resulted in Winkler surpassing

steady decline in bhe worki-ng age category of 3.3

the 1951 to 1966 period followed by 2.2 pereent

a

in
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increase in the 1966 - 1971 period. The sharp nise in the median age

may be largely attributed to a dramat,ic decline in the birth rat,e in the

1966 - 1971 period.

The M.H.S.C. age specific population statistics (Tab]e 5) shows the

change in population by year for the 1971 - 1976 period for both Winklen

a¡d Morden. Both towns showed increases in al-l three age groups,

especial]-y in the working age group (15-64). The working age group

accounted for 56 percent (730) of the total population increases, with

the 0-14 age group accounting for another 16 percent of the total
increase of 1 ,30T people. fn eomparison, Morden had 66 percent of lhe

population j-ncrease attributable Lo incneases in the working age

category, wit,h a 25 percent increase in the 0-14 category. Tab1e 6

shows the age specific breakdown by the five year intervals.

Net l.[igration

Nel in-migration was an inportant factor in the growbh of southern

Manitoba towns in the 1951 - 1971 period, accounting for 33.0 percent of

the total population growbh for this period.

Table 7 and I provide net migration estimates for the southern

Manitoba market centres. The net migration figwes show a cont j-nualion

of a fairly strong infl-ow of retirement age persons, but is clearly a

secondary factor as cornpared to the yout,h dominated net migration

trend s.

Winkler had a tot,al net in-migration of 1,095 pensons representing

over 66 percent of its totar population incnease of 116\2 persons.

Mordenr s net in-migration of 778 persons v¡as 55 pereent of the tofat
population increase of 1,404 persons over the sane period.
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Table 9 illustrates the heavy net in-migration that both Viinkler and

Morden experienced i¡ bhe 1971 - jgT6 period. Winker experienced a net

in-migration of 1,198 persons or 92 percent of bhe total population

increase during this peniod, while Morden experienced a net in-migration

that accounted for 94 percent of its total population increase.

The heaviest in-migration occurred in the younger age categories

(0-14) and the younger half of the working age category (15-34).

The heavy in-migration of young persons can largety be attributed to

the eroploymenb opportunit,ies thaf became available as triinkler

experienced strong growbh in it,s industrial and tertiary seclors of t,he

local- economy.

Population in the }funiciparities surrounding lünkler and Morden

A population analysis of villages, towns and mtmicipalities in the

Winkler area reflect in part the increasing influence of llinkler as a

town in a distinct region.

TabLe 10 illustrates the population changes for the three rural

nunicipalities of St,anley, Rhineland and Roland for the period 11961

1976.

The analysis indicates that a rapid rabe of populalion loss occurred

in the region surnounding Winkler in the 1961 - 1976 period with a

marked slowing of population decline in the 1971 - 1976 period. The

R.M. of Stanley actually experienced an increase of 6 percent in this

5 year period.

The 1961 - 1976 populatÍon loss in the region is largely attributed

to the rapid decrine in farm popuration, while non-farn population

incneased signficantly over the sâme period. This is supported by the

- 18 -



increasing enployment opportunÍties in t,he industrÍal sector in Winkler

during this period. rn 1971, over 33 percent of stanley's ernproyed

labor force l¡ere working in either Winkler or Morden, while similarly

significant portions of the labon force in the Rhineland R. M. and Roland

R.M. were employed in l{inkler or Morden. The poputatÍon increase that

occurred in the R.M. of Stanley in the 1971 - 1976 period and the slow

down of lhe popuration loss in Lhe R.M.'s of Rhineland and Roland

paralleled the rapid grordch in populalion and enployment, opportunities

in the industrial sector in T{inkler, and to a lesser degree in Morden.

Ethnic Conposition

The overwhelning port,ion (over 90 percent) of Winkler's population

is Mennonite, as is the population in the region surrounding Winkler.

The unifornity of the ethnic conposilion is an importanl factor in the

social conposition of Winkler.4

Population Projections - trtinkler

Population projeetions are an important factor in the planning of

future urban growth and resulfÍng land development requirenents. In the

past r population projections for saLl towns have been tenuous exercises

at best. Attempts to rearistically predict what may happen in a smarl-

regional system have largely been futile. Winkler is an excellent

example r as a few years ago it was considered a no-growbh centre with a

stable population. To predict how the rapid industrial development that

occurred in bhe lale'1960's to nid 1970rs would affect popuration growbh

al a point in the early 1960ts would have been futile. The dramatic
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change in the local economy as a result of induslrialization had

dranat,ic lmpacts on the populalion increase in Winkler.

using lhe M. H. s. c. st,atistics of 3 , 600 (1975 ) people , winkler' s

growbh rate has averaged 4.8 percent per year over the 1gT1 - 1gT5

period.5 using these figures, the 1981 project,ed popuration is 4,g00

people, with a possÍble annexation addinS 350 people. The 1981 popula-

tion will be 4,800 to 5,100 people and resulting planning decisions as

to land developmenl requirenenls, and water and sewer requirements

should be based on lhis population base Ievel.

D. IfJNKLERIS FUNCTTON AS AN URBAN CENTRE

In the last decade Winkler has experienced a significant, change in

the conposition of its economy. During the 1950ts and early 1960ts,

Wlnklerr s role was similar to most other small prairie lowns in that, it
funcLioned as a service centre providing tertiary services to it,s

resident,s and the surrounding area thal engaged in primary agricultural
production. Since the nid 1960's the secondary (industrial, commercial)

sector of l{inklert s economy has assumed an every increasingly more

inportant role in l,Iinklert s economy.

The Regional Analysis Progran of the l,fanitoba Department of Induslry

and Commerce rabes Winkler as a market cenlre wilh a region trading area

populat,ion of 10,000, enconpassing approxi:nately 338 square miles.6

The Change in Commercial and Service Sector, (1968 - 1976)

Winklert s role as a comnercial and business centre has sLrong

competition from such towns as Morden, Carman and Altona.
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The follor+ing changes have been doctmented in the commercial and

business seeton in Winkler since 1968:

1 ) Ctrange in the number of comrnercial, business and professional

service establishnents.

2) Change in the vaLue of retail sales.

3) Change Ín the number and value of connercj.al building permits.

4) Change in the value of commercial assessment.

The trade and service sector of llinkler increased dranatieally fron

1968 to 1976, from 86 lo 144 establishments, representing a 62.4 percent

increase (Table 11). The greatesl change oceurred in the 1971 - 1972

period, with a 26.3 percent increase in the nrmber of commercial

establishments. The commercial group which account,ed for bhe greatest

incnease in nurnber $ras the tt food and beveragert establishnents whÍch

increased fbom 6 to 16 in number (166.T percenf increase), followed by

the frprofessional servicert group which increased in number from Z to 18

U57 .1 percent, increase) and the rr furniture , appli-ances , and radiorl

group which increased in nunber fron 5 lo 10 (lOO.0 percent increase).

Ïhe greatest increase in nunber of establishments in absolute terns was

the rrother groupsfr classifÍcation, increasing by 16 ouflet,s but

represents on]y a 53.J percenl increase on a percentage basis.

Table 12 illustrates ùhat on an individual out,lel basis, the ntmber

of rreatj-ng places" (Z Eo 7) and the nrmber of ilgrocery storesrr (2 to 6)

account for bhe greatest ntmber of increase i-n the rfood and beveragetl

group. In the rtprofessi-onal grouptt the ntmber of accountants increased

the most, fron 1 to 4. Table 12 graphicarry depicts the amount of

change in the nrmber of comnercial businesses and professional service
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establishments between 1968 and 1976. The greaLest change

1971 - 1972 period.

The growth in the ntmber of comnercial business and

service establishnents in winkrer is associated with

population growth rate during the 1968 to 1926 peniod.T

occurs in the

professional

the healfhy

The Change in the Va1ue of Retail Sales (1969 - 1975)

The value of retail sal_es in Winkler (Table 13) rose flon $5 nillion
(1969) to $24.98 rnillion (1975). Between 1969 and 1g7o the value of

retail sales declined slightly. Between jgT1 and 1972 the value of

retail safes rose precipitously from $4.22 million bo $lZ.50 million, a

314.7 percent icrease. The growbh in the value of ret,ail- sales can

largely be attributed to the population growbh in Winkler ibself over

the 1968 - 1975 time peri.od.8

The Change in t,he Nunber of and Value of t,he

Commercial Buitding permits (1968 - 19TS)

Table 14 indicates the nunber and value of comnercial building

pernÍts issued for tlinkler between 1968 and j975. Over t,he years, the

number and val ue of lhe permit,s fluctuat,ed up and down. rn 197 u bhe

largest, nunber of pernits (30) Ï¡ere Íssued for new construction and

renovations. Between 1973 and 1974 t,he number of permit,s nearly

doubled, wÍth fhe vaLue of the permits lnore than quadrupling from

$871000 to $1,665,000. Again, the lncrease in the ntmber and value of

comnerciat building permibs is associated with the increased demand fron



the annual increase in population in Winkl-er during the 1968 to 1975

bine period.9

The change in the value of commercial Assessment (1973 - 1976)

Previous to 1973, the building assessment values $Íere not divided

into separate commercial- and industrial components, but wene aggregated.

Fron 1973 to 1976 the comrnercial and induslrial assessments were

disaggregated. TabIe 15 illustrates that lhe greatest inerease (,l8.6

percent,) in commerciar building assessmenl occurred between 1gT3 and

1974, and j.ncreased in 42.J percent beteen 1973 and 1976.10
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E. SUBJECTIVE ASSESSMENT OF THE CHANGE ]N I.JTNKLER'S URBAN FUNCTION

The napid growbh of bhe Town of llinkler in the 1966 - 1976 period

v¡as due mainly to the employment opportunities arising fron the

expansion in the cornmercial and indust,rial seetors as weII as the

migration of netired people fron the rural areas to l,Iinkler. Prior to

1966 Winkler was similar to most prairie towns in thal it was basically

a service centre offering tertiary services to a trading area engaged

primarily in agricultural production.

While the nunerous changes in Winklerf s population and economy have

been discussed earlier it is useful to subjectively depict, these changes

in terms of their significance. In this manner a broader perspective is
gained by portnaying a conposite of the variables used to show the

changes in t,he population and econony. This will aid in showing whieh

factors were significant in the change in Winklert s urban function

between the 1950ts and 1 970ts.

A rrSubjecbive Assessment of Change lrÞtrixrr is shown on the following

page. The variables are subjectively rated as to r.¡hether there was

litlle or none, some or a significant change to then over tine. This

matrix will aid in showing the interuelationship between the variables

and how they have ehanged over time.
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Subjective Assessnent, Chanee Matrix

Magnitude of Change

Variahl=e None/Little Some Sienificant

1. Winkler Population Changeprior to 195.1
1951 - 1956
1956 - 1961
1 961 - 1966
1966 - 1971
1971 - 1976

2. Population Change by Age Group(0-14) lgsl - 1961
1961 - 1966
1971 - 1976

(15-64) 1951 - 1961
1961 - 1966
1971 - 1976

(65+)1951-1961
1961 - 1966
1971 - 1976

3. Net Migration
1951 - 1956
1956 - 1961
1961 - 1966
'l 966 - 1971
1971 - 1976

4. Change in Nr.unber of Connercial
Business and Professional
Establ ishments

1968 _ 1971
1971 - 1976

5. Change in Value of Retall Sa1es
1966 - 1971
1971 - 1976

6. Change in Value of Comnercial
Building Permits

1966 - 1971
1971 - 1975

X

X

X
X
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F. SUIû,ÍART

The matrix has graphically depicted the interrelalionships belween

expansion of the Índustrial and eommercial growth, and its spin-off

population growth. Related to the populalion growth is the gror¿th in

the value of the retail sales, commercial building pernits and nrmber of

business establishnents in Winkler.

In the 1950's and early 1960's Winkler functioned baslcalty as an

agricultural servi.ce centre. Beginning with the industrial developnent,

in the mid 1960ts, Winklerts urban funct,ion was dynanically changing

wifh the spin-off population growbh and thein needs for more goods,

services and business establishnenbs. l{inklerf s agricultural service

centre function was changed to a rural snall town industrial growth

cenlre providing more urban-oriented goods and services. There luas a

healthy and buoyant business climate associated wiüh t,his change in

urban function and ib l¡as apparent through to the rnid 1970ts.
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10. rbid., 1973,- 1976.

_27 _



CHAPTER III

A Review of the Major Fiscal Impact, Studies and Methods

A. IíISTORY

Fiscal- impacl analyses (synonymous with cost revenue analyses) have

been used by planners for over forty years as outlined by the classic

literature review done by Mace (1961).1 The fiscal impact eval-uation

was first used in the'1930ts public housing efforts to rational-ize the

replacement of deteriorated housing due to negalive loeal fiscal

effects. rn the early'l940ts fiscal- inpact analysis was used to

evaLt¡ate the local fiscal benefits of the new land use as compared to

the old land use in the urban renewal process. Fiscal impact analysis

in t'he 1950ts was used to determine Lhe impacb of the single fanily home

on locaI school districts during the rnassive suburbanization movement.

Fiscal impact analysis r.ras used in the 1960 r s to eval-uate the economic

effect's of the naster plan. As well during the 1960ts the movement

towards fiscal stability in declining areas was manifested in the

annexation of peripheral growing areas to the declining areas. Fiscal

inpact analysis was used in these annexation proposals to evaluate the

cost versus revenue associated with specific annexation proposals. In

the 1970rs fiscal impact analysis was used mainly in the form of

determining the impact of Iarge seale developments on alternative land

use plans.2

six najor fiscal impact methods $iere denived dwing the 1930

lg7ot s period lo analyze cost revenue impacts. Basicarly straight

forr+ard and sinple in nature, lhese met,hods do not represenl rigorous

-28-



forecasting Lechniques but, rather they represenl ad hoc analysis

techniques for estimating cost revenue impacts of development,s, either

exist,Íng or proposed.3

B. PUNPOSE

The purpose of fiscal lmpact analysis is lo determine whether

exist'ing or proposed developnents have or will generate sufficienl taxes

to be able t'o pay for the additional municipal services they require to

operate. A major concern of local governments today is lhat sone land

uses may have adverse fiscal impacts on t,he local government fiseal

structure. This concern is reflected in the growing interest in the use

of fiscal impact, analysis to measure and evaluate the inpact of land

developm.enl projects on local government finances. More than ever, both

smal1 and large cities are undertaking fiscal impaet studies in

assessing various alternatÍve future conmunity developm.ent schemes and

altendanb poricy optÍons lhat they have to eval-uate, pniorize and

event,ually choose the al-ternative most suited to their individual

commurity.

The major objective of a fiscal inpact study may vary aecording lo

the specific organization sponsoring the sludy. the different sponsors

can be grouped into several major categories, such as the development

industry, ant,i-development groups, non-profit groups and also the public

sector. The public sector is defined as 1ocal, regional, provineial and

federal governments.

The developnent industry usually sponsors fiscal i-mpact sludies to

present lo a government, body in order to gain approval for a proposed

developrnent. More often than not, the developrnent study is initiat,ed in



response to comrnu:rity objections to the development proposed by thaf

specific developen. Community objections nay centre around Lhe issue of

possible tax burdens that may be inflicted by a proposed deveropment,.

Anti-development groups may use the fiscal ìmpact sbudy to establish

that a developnent may have a negative fiscal impact on their community

and use this infornat,ion in their attenpt to defeat the development

proposal.

Non-profit entities such as universities are generally concerned

wifh advancing the state of the art by inproving methods, conducting

studies for comnunity groups and possibly venlure into fiseal policy

implications based on their studies.

The different levels of government representing the public sector

use the fiscal- impact anarysis i.n various ways. For example, regional

goverr:rnents are usually interested in economies and diseconomies of

scale associated with analgamation of loeal,/regional services, intra-
regionar fiscal flows, different,iar i.rnpact of growbh on the fiscal

sector among comnunities in the region and the nost cost-effective

location of new development within the region.

Fiscar impact studies are generally used for two najor purposes by a

federal government; first, to provide infornation and evaluation on the

fiscal impact of certain federal assistance programs involving housing

or communily economic deveropment; and second, lo deverop and refine

general methods and techniques t,o be presented as guidelines to local

governments which usually do not have the manpower or monetary resources

to sponsor this type of work.

Local governments use the fiscal impact study to deter¡oine the

impact of existing or proposed development on the welfare of t,heir
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connutity. In addition local governments, usually through bhe planning

or zoning boards, have to frequently assess the results of privately

sponsored fiseal inpact studies subnitted to the l-ocal government. As a

result the planning board will have to respond to specific development

proposals, and will use the fiscal impact study as one of the methods to

evaluate a developnent proposal.

Planners and adninistrators of a comrnunity often carry out impact

analysis on individual developnents or will hire consultants üo study

the impact of commt¡lity growbh on the fiscal sector of t,he conmunity.

Ïhe planner must consider both the short term fiscal irnplications of

specific land developments, and also the long tenn implications of

comntrtity gror+bh as they inpact on the community development goals in

t,he future .4

The focus of most fiscar fuapacf studies to date has been on t,he

primary fiscal impact, of new deveropment,s. The secondary impact of new

development on the fiscal stnucture usually has not been included in the

fiscal lmpact studies to date. Cert,ainly from a community development

penspective, the secondary impact, of new developmenl and its fiscar

inplications shoul-d be a required section of a planning fiscal inpact

study. Secondary developmenls incLude the foltowing:

. Itincreased denand for housing and services as a nesult of

industrial development .

. increased dena¡d for housing and services as a result of

comrnercial development

. increased denand for goods and services resurting from

residential developmen¿rr .5
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Ç. NEPRESENTATIVE CASE STUDTES

The focus of this Study is on the irnpact of industrial development

on the fiscal structure of a small tor¡n. whereas in the past , nost

comnunities were anxious to attract new induslry in anticipalion of net

fiscal surpluses accruing ùo the comnunity, the eommunily frequently

ignored the flact lhat the new industry nequired in-nigration of l-abor.

This in-nigration of labor into the community nequired new physical

services to accommodate the labor pool abtracted by the industry. The

cost of providing these physical services were sonetimes more than the

tax revenues that would acerue from the new deveJ-opm.ent. For example,

Garrison (11971) in his study of the impact of new industry on rocal

Sovennment finances in I small Kentucky towns, found that in 6 of the I

cases studied, the net fiscal impacl was negative.6 Garrison attributed

lhe negative fiscal impact to the in-migralion of new households with

school age children. The additional costs to the connunity were largely

due to the addition of nel¡ students lo the local school systems.

Garrison does indicaLe that the negative impacts did tend to lessen over

tine.

Shaffer and Tweeten (1924) measured the net econonie changes from

rural industrial devetopment in Oklahoma and concluded that the net

economic public sector gains were snall.7 In fact, the fiscal inpact of

over half the industries were negative on either t,he nunicipal fÍnance

sector or the school district, sector. The negative cost was recovered

through increased taxes on the community and as such some cit,izens of

the community were adversely affeeted by this rural industrial develop-

nent. The most affected groups in the connuniby were the retired, the

elderly and the farners in the school districl.



The private sector gained nost in terms of net econonic gain from

industrial development in the small rurar community. The industry

suppJ-ied jobs ( its prinary inpact) and the spending of wages by the

industrial enployees on local goods and services constituted the

secondary lmpact

Shaffer and Tweeten concluded that while the net fiscal gain for the

pubric sector is mall, another aspect of the sall gains or negative

inpact' bo lhe public fiscar sector is that the new industry, afEer

paying for its services, does not add suffÍcient revenue to the

connunity to enable it to expand other public programs. Essentially,

these two points do not support t,he general article of faith bhat new

industry is a tax bonanza for the rural community.

Loewensleints (1963) study of the impact of new industry on suburban

districts concluded that there was generally a positive fiscal inpact

resulting fron industrial development.S The important pcint to note is

that bhe positive impact was attributed to the nelatively small nrmber

of households that moved into the conmunity to seek employment at the

new industry. Loewenstein states ItIn order to lmprove their finances,

suburban nunicipalities should seek ouL and encourage expansion of

industries which not only have a high value of assessment per employee

but also have employees who are not apt to relocate their resj-dences in

the face of an induslrial nove.rr9

Hirsch (1964) exanined the irnpact of various industrial sectors on a

najor public sector expense - the school sysbem and developed a nodel to

illustrate the fiscal impact that five different industries would have

on the municipal fiscal sector. Hirsch illustrated how the five

different industries would have a negalive fiscal impact whereas the
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expansj-on of ten other bypes of industries would generate a positive

fiscal impact on the school syst,em.10

On the basis of the above nentioned studies, the supposed fiscal

benefits fnon industrial developments in smal1 rural towns genenally

were minon in scaIe. Frequently the costs lo accommodate both industry

and the in-nigralion of labor to live in the lown and work aL the

índustry exceeded the tax benefits accruing to t,he town from the

industry. The important question to be answered then is whal are the

prinary and secondary fiscal inpaets that a small rural comnunity should

anticipate due to the proposed industrial development proposed in their

comnunity.

D. THE FIVE MAJOR FTSCAL TMPACT METHODS

Ïhe planner or town adninistrator has to determine which fiscal
inpact' methods are appropriate for the specific type of cost nevenue

analysis being done, t,he assumptions associated wifh each method and the

data requj.rements needed to be abl-e t,o analyze the particular siluation.

These are situabions that require lhe use of muttiple fiscal inpact

methods concurrently. 1 1

Listokin and Burchell ( 1 978) identify five major fÍscal inpact

mebhods that can be used in cost nevenue analyses and are sumrnarized as

follows:

1 ) Per Capita ttultiplier

This is one of t,he most popul-ar and versatile methods, whÍch

invorves deternoining the average munieipar costs per person or

average school costs per pupil eit,her to evaluate an existing
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situation or to project future municipal or school costs. This

nethod is appropriat,ely used in moderate sized cities with moderate

growth rates.

2) The Case Study Method

This method is frequently used in cost revenue analysis of

developments in either very large or very small- cities. This nethod

identifies costs and revenues associated with specific developmenis

such as development, of industniar parks in a smarr town and

determi¡es whelhen a net benefit or loss is accruing to the local

government.

3) Service Standard l'{elhod

This method is sinilar in its apprieation to the per capÍta

Multiplier and is used in sua1l to mid size moderate groirth

conrnurities. This nebhod uses census data to identify municipal

manpower requirenents needed to service existing or projected

population using a ratio indicaton. The ratio indicator outlines

nunicipal nanpower requirements for such services as police, fire

and school staff required to handle lhe existing or projected

population, thus providing an estinate of fiscal nequirements if

future growt,h is anticipated.

4 ) Comparable City Method

This method is becoming ever more popular and is used to compare

service ratios of simiLar size cities or a combi.ned average of many
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cibies. This nethod assunes lhat, cities of simil-ar size and growth

rate will expend money on muricipal services in a similar nanner.

Deviation in spending patterns can be attributed t,o specific forces

that require more emphasis in one city as compared to cities. For

projection purposes ratios of future lo current expenditures can be

compared for similar sized cities to estimate future loca1 servicing

requirenent, s .

5) Proportion Valuation l,fethod

Ïhis nethod is used to determine the fiscal inpacl of ner,r non-

residential development such as industrial growbh. This method

determines a share of. the nunicipal costs associated $dt,h a develop-

nent based on its proport,ion of the total local real property

valuation in determining whether a development is a net benefil or

cost to a community.

E. MAJOR COMPONENTS OF A COST REVENUE ANALYSTS -STUDY

The detailed analybical steps involved in applying the five fiscal

i-mpact nelhods to a cost revenue analysis are outlined in Burchell and

Listokin (19?8). Various olher sources (Garrison (197,l), Shaffer and

Tweeten (1974), Loewenstein (1965), Hirsch (1964 and 1969), sunners

(1976), Sternlieb (1973) Mueller and Shaenman (1974), Mueller and Dawson

(973), Mace (1963), Barnes and Raymond (1955), and Arathoon ( 1973)) aff

have used similar methods from which detailed analybical steps were

derived to use in the tiinkler Study. As well interviews with nunicipal

finanee administrators with the l'fanitoba Government were instnrmental in

providing a sound methodological base for lhe Winkler Study.12
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Com¡non to nost or all of these studies are the major conponents

involved in a cost-revenue study. The four najor components are:

1 ) Revenue - associated with a development, in lerms of various types of

taxes paid lo the mu:ricipality.

2) Expenditure - associaled with aceommodating the new developnent in

tenms of nunicipal infrastruclure, fire and police protection beÍng

the major expenditures nade by a community.

3) Assessment - of real property of developments is integrar to the

strength of a communityt s tax base and ibs ability to accommodate

future development.

4) Taxation - is affect,ed by new developnent in terms of the change in

the t'ax rate and the distrÍbution of taxes by sector associated with

new developnent in a communi.ty.

In most fiscal cosb revenue analyses, bhese four major component,s

are analyzed in detail. A conpendium of the analyLical steps involved

in the various case studies cited earlier have been highlighted in lhe

Ïlinkler St'udy; based on their applicability and availability of data to

complete the fiscal cost revenue anaryses used in this study.

Ïhe four major conponents of a cost nevenue study will be analyzed

using several of lhe fiscal inpact nelhods or conbinations thereof to
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determine whether industrial developroent was a net benefil or cosl bo

the Tor+n of liinkl-er.

F. SOME BASIC ASSUMPTIONS ASSOC]ATED WTTH A FISCAL COST REVENUE

ANALTSTS

Fiscal cost revenue analysis assurnptions as defined by Listokin and

Burchell (lgZA) and adopted in bhis Study are as follows:

1 ) On1y the direct impact of industrial development in terns of the

costs ineurred and the revenues lhat accrued lo the Town of

Winkler w-il-I be analyzed. The costs include the operat,ing and,

Eore importantly, the capital expendi.tures incurred by lhe Town

to accommodate industrial growbh.

2) Usual-Iy a lime series analysis is done when comparing costs and

revenues.

3) The analysis deals only with government revenues and eosts but

does not include private costs passed on to the developer or

consuner.

4) fts najor use is lo deternine the cosl and revenue implicat,ions

associ.ated with residential or indust,rial developnent, in a

comnunity. The fiscal cost revenue analysis may be used as a

predict,ive or post hoc tool, as used in the !,iinkler Study.

5) fne Pange of local services provided by a community are supported

mainly by local property taxes. As a result, increases in local

servicing costs have an lmportant impact on local propert,y

oe¡ner s . The increasing de¡nand for fiscal- cost revenue analysis

to determine the impact of industrial development on focal

-Jö-



goverru[enb services is of vital importance to property owners

lhese days.

As welI, a fiscaL cosl revenue analysis is used to determine t,he

difference between the cost of provÍding the municipal services to

accommodate industrial development as compared to the nunicipal revenue

it generates. For exanple, Lhe cost revenue method was used in two

fiscal contexts in this Study:

I ) tne Cost Revenue Analysis of the Comnunity Gnowbh Associat,ed r¿-ith

Industrial Development on Education Expenditures in Winkler.

2) The Cost Revenue AnalysÍs of Winklerts Two Industrial- Parks.

G. I(EY INDICATORS USED TN A COST REVENUE ANALYSTS STUDY

As ciled earlier there were four major components involved in a eost

revenue fiscal i-npact analysis, those being revenue, expenditures

assessnent and taxation. In analyzing each major component several key

indicators are used universarry in most, arr, or conbinati-ons of the

fiscal inpact studies reviewed for this Study.

These indicators will be outlined for each najor component and the

reason for their use will be outlined. These indicators have been drawn

fron a compenditm of fiscal impact studies based on their applicability

to the Winkler Sfudy. These indicators were drawn from the following

sources:

Burchell and List,okin (1928)

Garrison (1977 )

Shaffer and Tweeten (1974)

Loewenstein (1965)

Hirsch ( 1 964, 1969 )
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Srumers ( 1976 )

sternlieb (1974)

Mueller and Shaenroan (1974)

Mueller and Dawson ( 1gT3)

l4ace (1963)

Barnes and Raymond ( 1 955 )

Arathoon ( 1973)

Fron each of t,he studies the key indicators were pieced together to

provide a conprehensive basis for bhe cost revenue fiscal impact

analysis in this Study and are grouped by major fiscal components:

1 ) lfunicipal Revenue

Based upon the studies eited earlier, the following indicatons l.rere

identified as being paramount to an analysis of t,he rnunicipal revenue

conponent:

. property tax payments by the residential, commercial and

industrial sectors.

. business taxes paid by industnies.

. sensitivit,y anafyses of ehanges in the revenue as it affeets the

tax base.

. the impact that industrial development had on revenues accruing

to the connunity.

. detail-ed cost-revenue analysis of specific industrial

developments. 
r

The various studies reviewed highlighted the fact lhal revenues are

integrar to fiscal solvency of any eomnunity. The major sources of

revenue ( property taxes) for a community have to be analyzed to
:. i'
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delernine the net gain or l-oss in revenues associated r^rith industrial

developnent once the property tax revenues are balanced against the

municipal costs to acconnodate industrial- devel-opnenl. This is the

na.jor theme of a cost revenue analysis as done j-n Lhe nr.uerous sources

cited earlier

2) Ifunicipal Assessment

Universal. to aIl the impact studies cited is an analysis of the

assessment base of a conmunity and how residential or industrial

deveroprnent contributes to the assessnent base. The forlowing

indicators have been identified as integral to a cost revenue analysis:

. time series analysis of the change in the assessment base.

. a comparison of the contribution made by the respective

nesidential, commercial and industrial sectors.

. a detailed analysis of how specific industrial development has

cont,ributed to growbh in the assessment base.

One of fhe most fundamental arguenenls for encouraging industrial

developnent has been the benefit to the nunicipal sector that the

increased assessment brings as a function of residential, eommercial or

induslrial development .

Premised on bhe comnunityt s assessnent base is the communityr s

abilily to pay capital and operating expenditures and also to discharge

its debt. A healthy assessment base contributed to a lower nilÌ rate

while proportionately the tax rate is set bo allow the community lo

function as needed.
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3) Municipal Expenditures

In a cost revenue analysis the other najor component of the

mu:icipar barance ledger is nunícipal expendì-tures as cornpared to

nunicipal revenues. Municipal expenditures in the various fiscal inpact

studies are analyzed in terms of current expenditures and capital

expendilures and how these are affected by residential and industrial

developrnent. A comnon nethod used in analyzing municipal expenditures

is the Comparable City Met,hod where allocation of municipal expenditures

by one commr:nity are conpared to other cities or an average for art

cities in a state, nation or province. This comparison yierds an

indicat,ion of how a communibyr s expenditure pattenn is affected by

residential or industrial development as compared to other cj-t,ies.

Accordingly fhe following indicators have been used in the various

fiscal irnpact st,udies revÍewed for this Study:

. a time series analysis of IócaI expendit,ure patterns - both

current and capit,al.

. per capita expenditures as conpared to other cities.

. direct, municipal expenditures made to acconmodate residential or

industrial developnents with specific methods outlined to

allocat,e these expendibures correctly as in the case of municÍpal

edueation ex penditures .

. an analysis of threshold lj-mits for various municipal services to

determine the amount of current and capital expenditure t,hat

should be budget,ed for a specific time period.

By establishing t,he above indicat,ors a cornmuujity can

inpact that residential or industrial development has

nunicipal expenditure patlern.

debernine the

had on its
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By comparing lhe'municipal expenditures for specific developmenls

versus the revenues in the form of busi.ness and property taxes accrued

to a commu:ity by specific developments, the planner or administralor

can extrapolate rùrether sinilar future developments will be a net gain

or l-oss Lo the comrnurity through use of the various indicators

identified.

4) Municipal Taxation

Integral to an analysis of the nunicipal- taxation conponent is the

net benef it or loss to t,he community assoc j.aled with industrial or

residential developnent. This can be detenmined by an analysis that

ineludes the follor+ing indicators:

. time series analysis of t,he residential,/industrial tax load and

distribution respectively.

. analysis of the inpact of induslrial developroent on the tax rate

and wirether it is a net benefit or loss to the municipal sector

using methods adopted fro¡n the sources cit,ed.

. fime series analysis of the municipal mill rate and how its been

affected by industrial developmenl.

By determining the above indicators the impact that residential or

indust'ria1 development has had can be deternined and the financial

solveney of a comnu::ity can be outl_ined.

G. SUMMARY

By identifying a¡d employing the numerous indicators and roethods

drawn fron bhe cornpendium of fiscal inpact studies reviewed, a

conprehensive basis for a detailed fiscal cost revenue impact analysis
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is established. These indicators and nethods i.¡ere adopted in berrns of

their applicabilit'y to the requirements of this Study. As well numerous

conversations with Municipal Finance Departnent personnel and Town of

Hinkler officials resulted in a better understanding of the requirements

for a rigorous cost revenue analysis as presented in the next chapter.
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CHAPTER IV

Analysis of the Inpact of

Industrial Development on the

Four l4ajor Fiscal Components (1966-1976)

A. N¡TRODUCTTON

Rural communities have actívely sought industrial deveLopment

prinarily because it was felt industry brought financial benefits to fhe

comnunity. Several beneficial effects that industrial development may

have on a community are:

. assessment can be increased and by extension pnopenty tax

revenues can expand.

. munieipal services can be improved through increased municipal

revenue.

. property taxes of the average homeownen can be lowered.

. the tax base of the comrnunity can be stabilized.

. the incomes of the people in the comrnunity can be increased

making it easier for the community to increase its revenues by

rai.sing taxes.

Figure 1 illustrates a nodel that is a derivation of several-

mmicipal finance secbor models and indicators developed or used by

Hirsch (1961 ), Arathoon (1923), Su¡nmers (1976), Sterntieb (1974),

Mueller and Shaenman (1974) and Mace (1963). Inportant, to note are the

four najor components that have been identified in the case studies

cit'ed above as being integral to a cost revenue analysis of developnent

on the municipal fiscal sector. Il is importanl that such a cost
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revenue anal-ysis contain the four major conponenis (revenue, taxat,ion,

assessment, and expenditures) and how these were affected by industrial

deveropnent in winkl-er. Accordingly, that is hor+ this fiscar cost

revenue analysis using various fiscal impact met,hods has been organized.

A financially solvent sall comnuniby will be more atlractive to

prospective induslfial or commercial concerns than a financially

unstable comnu:ity. Figure 1 illustrates the nel-ationship between the

commwtity economy and the municipal finance seetor of lhe community. To

briefly explain the interface of the vari-ous components of the model,

the relat,ionship evolves around loca1 economi.c development ( such as

industry or a commercial enterprise) generat,ing labor incorne ( prinary

impact) , a secondary impact of labor income in supporting or Iinked

indust'ries and general growth in the service sector, arl of which

generates population growbh and denands for housing and municipal

services.

However, there are centain cosls associated with industrial

development and related economic activity in Iinked industrÍes and fhe

service sector. Additional cosls in the forn of capilal expenditures

may have to be made by the community in order to accomnodate the

industrial development and related economic act,ivity. Capital

expenditures may be necessary to create and service the indusirial park

and provide municipal services such as sev{er and water lines. The

i-ncreased econonic activity usually will attract additional population

from ouLside the connu:ity. Capital expenditures may have to be made to

acconmodate the nel¡ residents. These addibionat capital expenditures

have proved to be an onerous burden to the comnunity in some cases

(Garrison, 1971; and Shaffer and Tweeten, 1974). The municipal fiscal
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inpact analysis of industrial devel-opnent on Winkler to follow will

atternpt to unravel the total costs and benefibs associaled with

indusbrial development in Winkl-er between 1966 and 1976.

B. TTIE KEY OUEST]ONS OF A F]SCAL coST REVENUE TIIPACT ANALYSIS

The folloning list of questions were felt to be key indicators of a

fiscal cost revenue analysis based on the studies cited earlier and the

indicators used in lhese studies:

1 ) Did industrial development expand the assessment base of Winkler?

2) Did industrial development increase local revenue?

3) Did industrial devel-opent expand the local expenditures and

a-Llow for additional expenditures for the Town of Winkler lo

choose as they r+anted?

4) Did industrial development and the attendant population increases

in Winkler place an onerous burden on the l-ocal education budget?

5) Did industrial development affect the level of capital

expenditures and debt?

6) Has industrial development affected local tax levels; the l-ocal

tax rate, the distribution of taxes, and its relationship to

personal_ incone?

To provide det,ailed answers t,o the above questions severaL specific

indicators and fiscal impaet nethods have been used.

C. FORMAT

The fiscal cost revenue analysis has been structured according to

fhe six questions listed above. For each of the six questions a

standard format as listed below will be used.
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1 ) The overall- municipal finance picture of Winkler will be analyzed

for the period 1966 to 1976, and this wiII be conpared to the

nunicipal finance picture of the adjacent Tov¡n of Monden and to

the composite picture of all Tor¿ns in Manitoba so lhat a

comparison picture can be established.l

2) A series of measurements of fiscal rrhealthtt or solvency will be

employed to determine i.¡hether Winkler is belter off or worse off

as a result of industrial developrnent.

3) Tne connections between specific elernents such as assessnent to

others such as revenue, and to changes in the community and 1ts

subcomponents of indusbry, housing, and population change v¡ill be

indicated as accurately as possible.

4) tfre direct impact of lhe three largest industrial plants in

Winkler on the muricipal finance sector of Winkl-er will be

anal yzed .

The four major fiscal conponents will be analyzed in the following

order:

1. Assessnent

2. Revenue

3. Expenditure

4. Taxation
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D. ANALYSTS OF THE FOUR MAJOR FTSCAL COI-PONENTS

1. Assessment

The ctrange in the Assessment Base of Hinkrer (1966 - 1976)

The additional assessnent that is brought to a cornmunity by

induslrial development is lhe most fundanental arguemenb for local

conmu:ity economic developrnent. Inereased assessment can benefit the

public econony of a conmunity because the prime revenue source is the

tax or assessed values of la¡d and buildings in the commtmity (see

Appendix II for al-l Tables).

The best indicator of a communityr s abilify to pay for its operating

and capital expenses and abilit,y to discharge its debt is the 1evel of

taxable assessment , from which is derived the mitt rale. A healthy

assessment base allot+s for a lower nill- rate while slill having a high

enough tax rate so that the comnunily can function properly.

TabIe 1 ill-ustrates hor¿ Winklert s taxable assessment has steadily

increased at a cumulative rate greater than the ProvincÍal average for

all towns. Several years in part,icular showed sharp rises in !.iinklerrs

taxable assessroent, those being 1968 with a 13.1 percent increaser 1971

showed a 14.6 pereent increase and a 17.9 percent increase in 1976.

ïhese specific years do not coincide with bhe years of greater

popuration growth in Winkrer, but rathen forrow popuration growbh.

A1so, the sharp increases in 1968 and 1971 can largely be attributed to

Provincial reassessnent measures. For example, approxÍnately 9.5

percent of the 14.6 percent increase in 1971 can be attributed to the

Provi¡cial reassessrnent .
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rn terms of a per capita basis of the l{inkler population, the

faxable assessment has consj-stently been higher than the average for all-

I'fanitoba towns, but not as high as Mordent s per capital taxable

agsessment.

From 1966 to 1920 the taxable assessment per eapita fon Winkler rose

steadiry but began to faLl after 1970; this being explained by the fact

that altendant population growbh during this time offset the incneases

in assessment. The 1975 - 1976 period sar¿ taxable assessnent increase

at a far greater pace lhan the population growth. The next section will
deal- with one of bhe focal points of this nesearch, lhal being just how

nueh of lhe increased taxable assessment can be attnibuted to industrial

development thab oeeumed in Winkler bet,ween 1966 and 1976.

The Increase in Indust,rial Assessnent, in Winkler ( 1 966 - 1976)

Tabl-e 2 indicates that industriaL assessment in Winkl-er increased

fron $3t8,776 (1966) to $1,396,000 in 1976, a 33T percenr increase,

while taxable assessnent as a whole increased only 102 percent over the

sâme period. the i-mportant, poinf is that industrial- assessment as a

pereentage of the tobal assessment increased from 8.2 percenb ( 1 966 ) to

17.5 percent (1976), more than double. The years showing the biggest

increases in the industrial assessment - taxable asseasment ratio, in

rank sj-ze order, were 1975 - 1976 ßt .s percent) , 1969 - 1970 (37.4

percent) and 1972 - 1973 (7.T percent).

The fact that the industrial total assessnent ratio is increasÍng

aLlows for the pobential situatÍon to occur where the tax load on fhe

resident'ial sector could either be lessened or prevented frorn rising as

fast w1thout such an increase in this rat,io. This potential situation

-F)-



lessened only slightly belween '1973 and '1975 when industrial- assessment

dropped sIightly, coincident,al with the sharp rise in housing

completions and residential assessnent,. This allowed the Lrend towards

an even greater proporlion of industrial assessnent. The opening of

Monarch Industries Ltd. in l,Jinkler in 1975 allowed for industrial

assessnent to once again be proportionate with total assessment.

To briefly recap what occurred between 1966 and 1976; industrial

expansion occurred between 1969 and 1973 with a revelling out in 1gT4

and 1975, while residential growth continued through 1973 and 1974 in

response to the industrial expansion, and levelled out in 1974 and 1975.

The Industrial-Commercial,/Residential Assessment Ratio

A rational indicator of the financial health and solvency of a

conmunity is the ratio of the industrial-commercial assessment bo

residential assessment, which measures the proportion of the communityr s

tax load which is carried by bhe índustrial-commercial seetor versus the

residential sector.

The industrial-commercial,/residential assessnent ratio should be in

the order of 40-60. The 40-60 ratio is conmonry used in nunicipal

finance but lacks any rigorous ernpirical analysis. Table J indicates

t,hat l.linkler has been within this 40-60 ratio between 1923 and jgT6, and

that t'he ratio itself has renained fairly constant over time even with

major changes occwring. in ttinkler. The general eonclusion that ean be

drawn from Table 3 is bhat Winkler ha-s experienced a healthy, solvent

indust,rial-commercial residential assessment ratio

In contrast, Mordent s industrial-commercial sector has been

consistently smaller (average of onl-y ZT.8 percent of t,axable assessment
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versus 38.5 percent for Winkler) while the nesidential assessment has

been larger for I'4crden (IZ.U percent) ttran Winkl-er (61 .0 percent) .

Hhile prior t,o 1972 separale nesidential and commercial assessment

figures were not tabulaled, it can be deduced from analyzing the

j-ndustriaL assessment figures in the previous section fhal the indus-

trial-comnencial/residential assessnent ratio has become healthier over

the t,ime period studied.

The next section will illustrate just how much the three study firms

have had an impact on the growth of the assessment, base in l{inkler.

The Inpact of the Taxable Assessment Base of t,he Three Study Firms on

the Growth of the Assessnent Base in Winkl_er

TabIe 2 illustrates the najor contribution that the three Study

firns have made to t,he growfh of the assessnent base in Winkler. For

example, in 1966 Lhe taxable assessment of the Study fÍrms conprised

only 1.9 percent of t,he total community assessment, whil_e in 11976 fhe

figure was 10.7 percent of the totar assessnent. rn 1966 the study

firns accounted lor 24.2 percent of industrial assessnent for tlinkler as

compared to 61.3 percent of the t,otal industrial assessnent in 1976.

There would be a najor impact on commulnity finanees, if one of the three

Sbudy firns $¡ere to fail in business.

The analysis reveals lhat the Study firms are obviously vilal to the

financial health and solvency of Winkler as a whol-e and to the ability

of the residential seetor to pay the rate of taxes established.
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2. Revenue

Source

One of the najor seurces of revenue (taute 4) for Winkler are the

propert'y and business taxes, yet the property and business laxes have

dropped flon 85. I percent of total revenue ( 1 9zo ) to 80. 2 percent

(975). Winkler is nol as dependent upon internal sources of revenue as

it once lras, shown by the fact fhaf 95.1 percent of revenue was

internall-y-derÍved in 1970 versus 93.6 percent in 1975.

As the Town of Winkler has grown, an increasingly inportant source

of revenue for the Town has been the business tax, which i-s a tax which

assesses a business at'15 percent of Íts annual rental value (taUfe 5).

Tl¡e Province of Manitoba has given towns and cities such as lrJinkler futl
authority to levy such a tax. The amount of business Lax collected by

the Tovrn is an import,ant i.ndicator, as it is a measure of econonic

expansion in the local business sector. The business lax as a source of

revenue for l,iinkler has risen fron $13,308 (1966) to $48,554 (1975), a

365 percent increase; and as a proportion of total f"*us collected it

has nisen fþon 4.8 pereent (1966) to 5.4 percení (1975). In conparison,

the business tax constituted only 1.7 percent of Mordenr s tax revenues

in 1975 and 4.5 percent of tax revenues for the Provincial tov¡n average

in 1975.

Busi.ness Taxes and Property Taxes

of Revenue for the Town of Hinkler

Table 6 illustrates fhat

significantly to the Toi+n's source

of the Three Study Firms as a Source

the Study firms contributed very

of revenue. For exanple, in 1976 the
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study firus contributed $402,447 to the Townt s coffers, or 9.9 percent

of the total taxes collected by the . Town in 1976. During the 1966

1976 period the Study firms contributed appnoximately 6.4 percent of the

total tax revenue for !,linkler.

TabIe 7 indicates that the Study firms accounted for 912,811 in

business Laxes as a source of revenue for Hinkl"er, or J6.f percent of

the tot,a1 business lax imposed by Winkler.

Ïhe essential point to note is that the St,udy firms are contribut,ing

an increasingJ-y larger anount of taxes to the total tax revenue

collecLed by the Town.

The Sensitivity of Hinklert s Tax Base to Changes in Revenue

Ïhe eoncept of the stability of a Townr s tax base j-s related to the

gr"owbh of its industrial-conmercial assessment base. The key factor in

lhe stability of a co¡nmunityrs lax base lies in its diversification. To

ilrustrate the point, the question that arises is whether onry a few

industries contribuüing to the najor share of the Tol+nt s revenue fron

taxes or is the tax revenue spread evenly among several industrj-es so

that if one industry shourd fail in business, the impact on the

nuricipal finance structure will nob be severe. For example, the Study

firms contribute 61 percent of the Tor¡n's industrial assessmenf or 9.9

percent of the total tax revenue for Winkler (table 8). It can be

safely concluded that the Sludy firns dominat,e lhe industrial economy of

Ï'link1er. Triple E Ltd. has 5.3 percent of the total taxable assessment

of Winkler. The 19T6 mill rate of 1Zg.T and 15 percent business tax

would Eean Tripre E Ltd. contributed approxi:naleJ-y $66,886 inlo

i'linklerr s coffers . If Triple E Ltd . were lo faÍI and WinkLer $rere to
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maint,ain sÍmilar levels of service, a lax increase of approximately I

niJ.ls would be required.

To be entirely correct, in the above analysis the following would

need to be incorporaled into the analysis. For example,28.J nilIs of

the 129.7 nílIs is for the Provincial Educat,ion Foundation Progran and

is est'abrished by Statute. If the Study firms were not located in

l.Iinkler, the taxation would not have to be accounted for by other

sources in Town. Therefore, by subtracting the foundation revy the

total ( business and property) tax revenue would be $5S ,545, instead of

$66,886. The mill rate increase accondinly would be 7.1 instead of 8.

To the typical honeowner in Winkler r+ith a home assessed at, $5,000, the

saving uould be $28.50 on his tax bill because of Triple E Ltd.

It can be concluded t,hat the benefits of the Study firms in terms of

relieving the tax burden on the residential secton in WÍnkl-er are very

significant.

3. Expenditure

Inpact, on Local Expenditure Patterns

Bolh the town adninistrator and planner must concern themsel-ves with

determining how industrial developroent has affected the expenditures of

the corununity. The planner nay ask a number of rel-evant questions in

deternining the impact of industrial developnent on loeal expenditure

patterns of bhe communily; such as:

1) Has industrial development in Winkler given the Town a certain

amount of leeway for increasing expenditures in areas that it

chooses?
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Has industrial development incneased operating expendi_tures per

capita in Winkler? How much of this increase can be attributed

to development and hor+ much to'inflation?

Has industrial development distorted municipal capitar expendi-

tures in i'iinkler , thal is , by increasÍng the capital pro j ects

budget, have other budgetary areas or resources been deprived?

Has industrial deveropnent resulLed in an influx of new residents

to Wínkler who are deroanding more and different bypes of

services?

The Changes in }funicipal Expenditures for I'linkler

TabIe 9 illustrates the change in municÍpal expenditures

Ïlinkrer, as conpared to Morden and alr l'4anitoba towns between 1966

1975 . Over the period 1 966 - 1975 the municipal general expenditures

for Winkler rose from $309,225 to 91,468,153, or a 324.8 percent

increase. For Morden the expenditures rose fþom $354,326 to $1,41 1,373,

or a 298.3 percent increase; and for all Towns expenditures rose fron

$10,439,280 to fi25,932,969, or a 148.4 percent. winklerrs i_nerease in

municipal expendit,ures were of a higher percentage than both Morden and

all- Towns. This analysis is meaningful viewed only in light of several

other comparisons, such as pen capita expenditures, differences in

levels of mrnicipal services between communities and the effects of

inflalion are considered.

2)

3)

4)

for

and
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Comparative Costs: Current Bpenditures per Capita

A Comparison between Hinkler, Morden and all Towns

The use of the per capit,a costs variable allows for a nore defini-

tive picture of how municipal costs have been affected by connunity

growfh.

These costs can be compared anong towns, yet it must be enphalically

slated that per capita cosl conparisons have certain inherent pnoblens,

those being:

1 ) Services and servj-ce levels vary between communities, therefore

making comparisons difficult.

2) Per capita measures are absolute in nature and do not reflect how

the costs are financed. For example, are high municipal expendi-

tures financed by the industnÍal-commereial sector or by the

residential seclon

Table 9 illustrabes that per capita municipal expenditures for

Winkler rose steadily from 1 966 to 1 970 , conconi.tant with steady

population growth, an increase in the level of municipal services and

the inpact of inflation. However, between 1970 and jgTZ per capita

expenditures declined, atlributed nainly to the increase in population

during this perÍod. In 1974 - 1975 per capita expenditures rose

precipitously. Several reasons can be offered for t,his speetacular rise

in pen capita expendilunes, those being that inflation reached its peak,

population growbh had levelled off in 1974 - 1975 but the impact of

previous eonmuni.ty growbh was finally being reflected in the operating

ex penditures .

the general expenditures per capita

Hinkler than both that of l4orden and

were consistently higher for

the average for AI1 Towns in
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Manitoba fÞon 1966 to 1972. Since 1972 generaL expendltures per capita

have been consist,ently lower t,han l,lcrdenr s and the average for A1l Tor¡ns

in }hnitoba. This trend is difficult to explain precisely; a plausible

explanation is that expenditures per capita may be decreasing due fo the

realizabion of scal-e economies with t,he benefit,s of earlier expenditures

now being evidenced in the Town's budget.

The Analysis and Comparison of Þ<penditure pattenns

The follor+ing analysis will show differences in hor¿ Winkler, Monden,

and alI obher Towns in }4anito'oa dist,ributed their expendilures. This

analysis of how municipal expenditures are allocated between budgetary

functions anong . the communiti.es provides one way of determÍning the

impact of industrial development in a connunity. Hopefully the analysÍs

can provide some insight as to whether the expenditure difference is.as

a result oi improved nunicipal services or for extension of senvj.ces bo

accommodate community growbh.

Table 10 indicates the differenee in budget,ary spending between

lfinkler , Morden , and al-I l-hnitoba Towns.

From the analysis, it appears thal Winkler is willing to go into

debt to inprove ils con¡ou:ity senvices in addition to having to nespond

bo strong community growth pressures. Debt charges were almost, t,wice

lhe Provincial average in 1974, with allocations to fiscal reserves

being high to finance future expendit,ures. Expenditures on roads and

sidevralks, both related to comnunity growbh, were also high. The high

leveLs of capital expenditures on econonic development was a conscious

choice made by the Town of Winkler.
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Wj.nklerrs expenditures on other services reveal certain patterns;

crime rates are low so the cost of police protection is Ìow, expenditure

on education suggest a basic - no frills approach, expenditures on

environmentar pLanning are Iow, and welfare expenditures are row.

Mordent s expendi-bure pattern contrasts fairly sharply wi-th Winkler's

expenditure patterns. Mordents fiscal approach seems to be one ofitpay

as you Bot' , with debl charges being low and a maj or allocation Ql
percent of the total budgel) to financial reserves. Morden appears to

have ress propensity to spend on Town improvements (i.e. recreation,

roads, and sidewalks). The i-mportant question is whether this is a

result of community aspirations as to r.¡hat they desÍre; a logical

response to Mordenr s steady rate of growth rather than Ï.linklerr s

spectacular rate of growth or is it because Morden already had developed

these services. The most plausible reason is that Morden developed

earlier than Winkler and therefore Winkl-er has had bo continually

develop its services, more so than l4orden.

Macro Analysis of Ctrange in Expenditures

Table 11 s-'nmaries Winklert s ehange in expenditures between 1970 and

1975. The important, question to be answered is wTrether community growth

has resulted in a change in budgeb expendi.ture enphasis over tine.

Another question to be answered is whether service needs changed as a

resulb of cmnunity growbh.

Between 1970 and 1975 the overall increase in expenditures was 113

percent. On1y one budget iten actually showed a decrease over this tine

period, æd that was soeiar welfare showing a small decrease.
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Expenditure iterns which increased at a rate less than fhe overall

average of all expenditure it,ens were:

i ) educalion

2) total fiscat charges

3) general government

4) transportation

5) environmentat hea-l-t,h.

Expenditure items which increased at a rate greater than the overall

average were:

1) nonies into own funds

2) debt charges

3) fire and police

4) public health

5) environmental planning

6) econonic development

7) recreation and culture.

The key question is r¿hether or not these greater than average

increases were the resull of community growth. The economic development

increase l.i'as a clear choiee that the Tor¡n followed in promobing an

industrial development program. The proteetive budgel increase was

partially attributed to gror+th associated with Índustrial development.

The environmentar planning, pubric heal-bh, recreatÍon, and curture

increases probably reflect changing citizens perceptions of needs in

their commuri-ty. However, the two most signifieant expenditure items in

terms of dollar outray were the two fiscar it,ems with a total of

$286,360 or 26 percent of general expendibures. The heavy incneases in

the fiscal items reflect the heavy capital expenditures the Town
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outlayed that was necessary for industrialization and for acconmodating

resulling population growth.

Total Expenditure for Accommodating Residenlial_

Growbh ReLated to Industrial Development in Winkler

It is inportant to analyze the costs of industrial development and

resulting residential developtnent in terns of assessing the costs of

servicing lhis residential developmenl in comparison to the revenues the

Town derived fbom taxation of this nesidential component. This

calculation will yield a crude but effective indication of the fiscal

impaet of industrial development. The calculation involves the

folloning fornula:

1 ) Costs

Persons per dwelling unit x Municipal property Tax Levied per

Capita

2) Revenues

Assessed valuation per Dwelling Unit X Tax Rate

Accordingly, the calcuations for Winkl_er would be as follows:

1 ) Costs

3.69 persons per dwelling unit, X $262.48 = $968.55 X 172 units =

$166,590.80.

2) Revenues

$5,000 pen unit X 105 mitls = $525 X 172 units = $90,300.

3) Deficit

$443 .00 per unit, X '172 units = $26 ,290 ,80.

Based on these calculations, the employees of lhe three Study firms

who chose to live in Winkler cost more to serviee than they relurned in
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revenues lo the Town. As a resull of the net deficil associated with

residential development, towns Iike llinkler must strive to develop a

slrong industrial and conmerci-al assessment base. One plausible reason

for t,he magnit,ude of the def icit, in ltÍnkler is the relatively 1ow

average age of the employees and the relatively large fanily size. This

deficit should be viewed in light of the benefits being returned to the

Town by the industrial-conmercial sector.

Cost-Revenue Analysis of the Inpaet Comnr:nity Growbh Associated brit,h

Industrial Developnent had on the Educat,ional Expenditures in Winkler

One of the most critical questions in a municipal fiscal impact,

analysis is v¡hether or not industriaÌ development and attendant

population increases have plaeed a burden on the 1ocal school system.

Two major reasons why educat,ion expenditures need to be exami.ned are

t,hat they eomprise such a high proportion of the totar nunicipar

expenditure (approximately 30 percent in 1975) and secondly bhat

education expenditures are fairly sensitive to communÍ-ty grofch or

deeline.

The signifieant component of the education costs analysis is whether

the costs of educating the school age children of the additional

resid ent s ui'lo have come into Winkler to secure employment in the

industries are natched by the revenue received in taxes. The critical
points in this analysi-s are whether or not the industrial workers are

taxpayers in winkrer or live outside Tov¡n and how many school age

children do they have. To clarify, if a.Ll t,he industrial workers live
outside bhe Winkler school area then no costs would be imposed on the

school- division. Conversely, if the industrial workers lived in
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Winkler, paid the school tax but did not have school age children the

resulting costs to the Tonn would be minimal. The extreme situat,ion

would be where al-I lhe industrial workers lived in Winkler, had several

school age chÍldren and Iived in older houses with lower assessments,

lhen the overall i.rnpact on the education expenditures would be great.

Ïhe Winkler Industrial Employee Survey provided general denographic

characteristics, from which $¡as derived an average nr-mben of children

per fanily (see Appendix III).

This figure can then be used in a sinple cost revenue analysis that

can be developed using t,he following methodology.3

1) Public school children per dwelling unit X school- property taxes

levied per studenl = local education costs per dwerling unit.

2) Assessed val-uation of average dwelling unit X school tax rate =

average revenue generated per dwelling unit.

3) Eslimated revenue surplus or deficit = (1) - (2).

Accordingly, the cornputations for the industrial t¡orkers in 1gT6

are:

1 ) Cost

Average 1.44 children per family X 9443.33 = 638.38 per dwelling

unit.

2) Revenue

Average assessed value $5,OOO X 37.1 mills = total_ education t,ax

= $'186.50 fot,al taxes per dwelling unit.

3) Surplus or Deficit,

Revenue deficit = $638.38 - $186.50 = $451.88 per dwelting unit

for each industrial worker.
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The deficit for the industriar workers riving in Tov¡n would be as

follor.¡s:

1) Cost =

2) Revenue

3) Deficit

$638.38 X 200 = fi127 ,676 .16

$186.50 x 2oo = $ 37,3oo.oo

= (l) - Q) = $ 90 ,376.16

Despite the fact that, it appears fron the above calculations that

individuar dwelllng units do not pay their way in school eosts, the

whole concept of education eosts and benefit,s must include the education

taxes paid by the three Study firns. Only with the inclusion of school

taxes paid by the industries would an aceurate accounl of the impact of

industrial developnent on the education expendi-tures be possible to
develop. For exampre, the calculation of the impact is as foÌlows:

School Taxes paid by Industry (1976) - 6Z mills X assessed value

of industries = $733,730 = $45.469.94

Actual Deficit = $90,376 - $45,468.94 = $44,902. 16

The deficit on the education budget is decreased Lo 944 ,907.16 r¿ith the

inclusion of the amount of school tax paÍd by the industries.

The Impacb of fndustrial Development on the

Level of Capital Expenditures and Debt in l,linkler

Major demands for capital expenditures ( such as sewer , \.rater, road

and recreation facilities) are made when a community experiences

population growbh and/or industrial developnent. Although capital

expenditures bring major benefits to the population such as improved

nunicipal services and attract,iveness for industrial developnent, at the

same tine capital expenditures can impose severe costs on a smaLl town.

Also, a heavy emphasi.s on capital expenditures can shifl budgefing
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priorities in t,hat capital expenditures are constraining current expen-

ditures. Sinilar1y, if capital expenditures benefit only one sector of
the comrnunity to the detriment of the other sectors then Lhe issue of

equity is naised. Cognizant of the above considerations, this seetion

will address the follor+ing questions:

1 ) Did industrial development and subsequent residential developnenL

ereate heavy demands for capital expenditures?

2) Did t,his communiby growbh increase debl levels?

3) How does winkrerts debt road compare to other conmunlties?

4) How does Winklert s level of debt conpare to lhe communityts

ability t,o pay off that debt?

5) Do capital expenditures and debt restrict or influence the

flexibilily in the Townts budget?

6) 0i¿ the industrial parks pay their way?

7) What major capital faeilities must be planned for in the future?

8) Are najor municipal services reaching threshold level-s in
Winkler?

The Importance of Capital Debt Analysis

One of t'he nost significant, indicators of a comrnunityr s financial

health is its leve1 of capital debt. The neasure of capital debt is one

m4jor vJay that a comrnunity can assess whether it should undertake

additional capital expenditure either to pronote or accommodate

communily growth or to improve the level of services in a comnunity.

The important irnplicalions of capital debt are that the level of capital

debt can influence the taxes, patterns of eapital expenditures, service

levels and the overall attractiveness of conmt¡nities. Wheneas the
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actual magnitude of debt roay not in itself be critical, the important

point is the relationship of total debt and its annual carrying costs to

measures of the abitity of the community to pay. A nr-mber of approaches

can be enployed to measure a communityr s ability to handle its debt

load; including debt Ievels, debt per capita, growth in debt, the

equalized assessnent fo debt ratio and the level of earnying charges in

relatÍon to lotal expenditures. These various indicators will be

discussed in this section.

VJinklerrs Level of Capital DebL

Table 12, illuslrates the level of llinklerts capital debt, which

rose frorn 9464,010 (1966) to $1,390,556 (1925). Winkrerrs levet of

capital debt has consistently been wetl above the figwes for bofh

Morden and for all tfanitoba towns between 1966 and 1975.

Winklert s higher Level of capit,al debt definitely reflects the

willingness of its Tov¡n Council to invesl in lhe future development of

the comnunity. This willingness to invest al-so reflecbs the pressures

being exerted on t,he municipal services as a nesult, of both industrial-

and residentiaL growth. It must also be noled that Winkler developed

later than Morden and other Southenn Manitoba lowns - hence a current

high level of debt t,o bring servj-ces up to a desirable standard.

Table 1J illustrates lhe change in Hinklerrs level of debt and shows

that it, has been growing faster than for liúcrden or the average for all

Ihnitoba towns. The following years are nost significant in terns of
percentage increase in debt along rith the budgelary iten:
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1968: $407,764 (sewer, water and area)

19722 $149,547 (sewer, water, force rnain, pavíng and sidewalks)

19752 $423,000 (pavine and sidewalks)

The fype of services that were provided indicate that the expendi-

lure and debt has been predominately gror+lh related ( sewer, water,

pavine) although a sma1l portion can be attribut,ed to upgrading of

existing services.

l'Iinkl-er's Capital Debb Per Capita and Equalized Assessrnent Debt Ratio

The capital debf per capita ratio fon l,linkler has consistently been

above Lhe l4rrden and all l,laniloba town averages, as sholrn in Table 12.

Ïhe major reason for the increasing capital debt per capita is the

substantive industriaj- development and relaled residential development

that has occurred especiarly in the years 1967 - 1968, lgTz - 1973, and

1974 - 1975. The increase in capital debl generally either precedes or

coincides w'ith population growth. A point to note is thaL if per capita

debt is increasing it does nol necessarily mean the average tax payerf s

debt load is increasing. The lax load on a residential property is

related not only to the mill rate, but also to the commercial-residen-

lial assessment ratio. The situation in Winkler is one where the

cornmercj.al-industrial assessment rate j-s increasing, thereby naking the

debt load on the residential- sector not so severe. Both 1973 and 1975

were critical years for high increases in the capital debt, l.¡here per

capita capital debt, rose 33.7 percent and 22 percent respectively.

Fortunately in bot,h cases pen capita increases go up by less of a

percentage than actual debt because of coincidental population increases

in Winkler.
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The assess¡neni to debt, ratio is a ratio used to measure the change

in level of debt in relation to the najor ways that a com¡ounity can pay

off that debt. Since the major revenue source for a community is the

tax on assessed property value, the assessnent to debl ratio is a better

indicator of a communityts ability fo pay than is the debt/capita ratio.
Table 14 illustrates the change in assessment debf ratio between 1966

and 1976. Again Hinkterrs ratio has been consistently higher than both

Morden and bhe average of all Manitoba tor¡ns. Again, this reflects

Winkler's willingness to increase its leveLs of debt to either pronote

development in the Tor¿n or as a response to communit,y growth.

Allocation of Capital kpenditures in Winkler

The previous sections have established t,hat l,linklent s debt levels

are high. The questÍon to ask at this point Ís whether this is a direct

resurt of industriar development and resulting community growbh.

Tab1e 15 indicates t,hat the change in bhe level of capital expendi-

tures fon the years 1966 to 1976. The capiLal expenditures have been

cabegorized as t,o whelhen they \¡rere necessary fon industrial development

as cornpared lo residential developnenl. During this time period

approximately 64 percent of the capibal budget r¿as allocated to expen-

ditures for the Tovrn generally or for residential development, with only

36 pencent, being expended on the industrial sector.

The nost single signficant expenditure iten has been the expendilure

by the Town to develop the two industriar parks. A cost revenue

analysis will be carried out to determine the nel benefit or loss from

the devel-opmenl of those two industrial parks.
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A Cost-Revenue Analysis of Winklert s lwo IndustriaL Parks

The Town has developed two industrial parks, Garden Valley and

Pembina varrey (Þhp 1), over bhe last ten years. This section will

anal-yze the costs of developing bhe industrial parks versus the revenues

derived flom the two industrial parks.

Cost-Revenue Anal-ysis - Garden VaIIey Industrial park

The Garden Valì-ey Industrial Park consists of 63.6 acres, of which

only 4.7 acres are currently vacant. It is situated in the northeastern

section of Town and was developed in the 1966 - 1962 period. The Tov¿n

installed the basic service infrastructune even though the land vras

privately owned. Up until 1974 - 1975, the Town offered a two year

propenty tax exemption for industries loeating in the Park. The tot,at

property assessment, in fhe park in 1975 was $1,506,890 witfr business tax

being $129,070 (taule 16). This yierded $208,448 in tax revenue to the

Town. The capital costs associated with developing the Park were

$481,000 with currenl annuar debenture costs of $6o,ooo and annual

operating costs eslinated at $57,389. Total annual carrying costs were

in t'he order of $117,389. the net annual direct benefits from t,he Park

are approximately $91,059 and would be slightly higher if the 4.2 acres

of vacant rand $rere put to a higher use. rt nust also be pointed out

that bhe Town granted tax exemptions to some tenants of the Park prior

to 1974 - 1975, t,herefore the net benefits could be higher. This

praclise of granting tax exenptions to altract industry is one of the

piffalls nany snall towns run into in their striving for induslrial

development .
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Cosb-Revenue Ánalysis of lhe Pembina VaIley Industrial park

In 1974 the Tor¿n deveJ-oped the second j¡dustrial park on 189.5 acres

of municipality owned land. The Park is about 50 percent occupied with

98 acres currently unoccupied. The prime occupant is one of the study

firms used in this study. The Park returned $103,094 in tax revenue i-n

1976 based on $694,080 worth of property assessment and $83,060 Ín

business assessnent. Capital costs incurred by the Town bo develop the

Park vrere approximately $321 ,000 (Ta¡te 17). The najority of the

capit,ar cost (izz0,0o0) was met by debentures with annual payments of

$3O,OOO. Combining these debenture payuents v¡"ith annual operating costs

of $¡4,253 and costs of financing the remaining capit,al cosls ($los,ooo)

the total operating costs câme to approximately $85,253. Net benefits

relurning to the Tor¡n are approxinatety $f,841, a reasonable return

considering the fact that the park is only 50 percent occupied. Taking

into account revenue fþom addit,ional land sales (98 acres) and lhe

addit'ionaL revenue derived from future industrial assessment the net

direct benefit,s to the Tov¡n will rise considerably above the current

rate of return.

An Analysis of Future Capital Expenditures to

Acconmodate Comnuniby Growbh

To accomnodate communiby growbh in lhe next, five years $,l,384,000

t{ir1 be required for major capital facirities (Table 18), fÍnanced 3o

percent by internal monies æd 7O percenl financed through debentures.

Three major capitar works projects conprise most of the total
capilal works budgel:
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1) $55O,OOO (40 percent) of total project,ed capital works budget

will be spent on redeveloping the sewage disposal system which is

reachi.ng its threshold capacity as a result of great pressures

placed on it by community growbh.

2) $500,000 (:0.1 percent) of total projected capital expendi-tures

wiII be spent on paving and road development.

3) Improvements t,o the water and sewer syslens wiII be necessary to

aceommodate fwther conmt¡nit,y growfh for a sun of $'175,000.

The major portion of the capital expenditures will be needed lo

upgrade bhe two major physical facilities of the Town - the sewer systen

and the water systen. These two physical plants have nanaged to suffice

the Iast, flew years without major capital expenditures, yet recent

eonnunity growbh has placed great pressures on t,hese systems, straining

then to near capacity or capacity. An overview of e)cn system foll-ows:

The Sewer Systen

In t,he next year, the major capital expendit,ure facing Winkler is

redevelopment of the sev¡age treatment system. The existing lagoon

treatment system is reaching its capacity and r+ill have to be completely

redeveloped at a different location. Whereas, a 1974 sbudy estimated

the lagoon storage capacity as being sufficÍent for sone lime, the

lagoon surface area has a capacity of approximalely 4,800 people.4 At

cument growbh rates the Town's population is close to this capacity

population figure. The following conputations illustrate the capacity

proj ections .
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Storage Capacity of the llinklen Sewage Lagoon

Mininrm Days of Storage

l4aximrm Storage

Per Capita Comsunption

Town Population = 4,400 x 50 gallday

Current StoraEe = 6? .300 1000

Consumption 220,000

210

63,300,000 gallons

50 gallons/day

220,000 gallons.

= 297 days

Maximrm Population that can be

Maxinr¡ = 6?.300,000

50 (x)

= naximum population

= 6,028 peopre

= 210 days

Therefore, the seliage lagoon facility nust be replaced in bhe next

few years . Howeven , the Tov¡n has in effect tr bought timett by inple-

menting some renedial neasures such as adding an additional storage

ceII, adding aeration to the primary ceII and ensuring thaf the lagoon

cells are enpty al fhe start of the winter. Even more i-mportant is the

fact that the Toivn has started to control ühe dairy wasle ( whey) fro¡n

the rocar crearnery that, had praced great demands on the biorogical

ability of t,he lagoon system t,o handl-e waste. None of the three Study

firms curuently placed a significant demand on sewer facilities.

Accom¡nodated -

x

X
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Water Supply Senvice

Waler consumpt,ion by the Tov¡n has increased at an annual rate of

18.3 percent in the last, ten years, and 40 percent in the last three

years alone due largery to the resurt of population growbh. A more

imporlant indicator is that pen capita consumption has increased an

average of 15 percent per annuE. The rapid population growth has

necessitated major capital expenditures on the waten system over the

past five years. Over t,he next five years, some significant capitar

expenditures will have to be made and this has significant, ranifications

in lieu of the Townt s current debl situation. The overall water system

is reaching a ntmber of individual thresholds beyond which will enlail

najor capital- expenditures. It will be difficult, though, to deter¡nÍne

specific t'ines for reaching cerbaj-n thresholds as several- factors are

invol-ved in the capacily projeetions, such âs, population per capita

consunption and waler demand by non-residential uses. The Winkter water

sysben will be facing three thresholds:

1 ) Aquifer Capacity

The estinated capacify of the Winkler aquifer is 2,600 acre feet

per year or 7061710,000 ga1lons, assuning natural recharging.

I{inklert s curent annual consumption is 162.4 acre feet, or 45.5

ni-L1ion gallons, but all the aquifer is not only for Winklerrs

use. It is estimated that an addilional 25 - 30 nillion gallons

are drawn by industries and farn residences. In adddition the

R.M. of Slanley plans to tap into the aquifer in the near future.

2) Water Treatment Capacity

The waten treatment capacity is 400,000 gallons per day or 146

oillion galLons per year. The annual average daily consumption
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Ís approxinately 178,000 ga1lons. If the Townfs growbh rate

continues al the rate it, has experienced in the last five years,

then capilal expenditures will be required to increase water

treatnent capacity v¡ithin the next five year peniod. This is a

prinary capital expenditure item.5

3) I,Iater Storage Capacity

A trrule of lhunbtr for a townt s water storage capacity is that it

should have bhe storage capacÍty of at least the amounf of the

daily maxj-mrm demand in order to comply with fire protection

needs and an addiliona.L safety factor in case of equipment

breakdov¡n. The present water storage capacity is approxiroately

290,000 gallons. The maxinun daily denand is in the order of

400,000 gallons. Consequenbly, lhe current storage capacity is

sonewhat deficient and raay need to be increased with future

population growth.

4. Taxalion

The Inpact of Industrial Development on the

Tax Load Distribution in Hinkler

One of the major reasons for encouraging industrial development is

thal the increased revenue accrued to the Tov¡n allows for improvement of

fhe eonmu:ity while easing the tax burden on the residential sect,or.

Therefore, a critical factor to examine is fhe financial health of the

connunit'y as depict,ed in lhe distribution of its tax load. To address

the above coneepb, the follor+ing questions musl be dealt r+ith:
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The Tax Load on the Residential Secton: Has lhe residential tax

payers' position been inproved or has it deteriorated?

The Tax Load on the lypical Househol-d: Has the average tax bill

increased or decreased over the peniod .l966 - 1976?

Analysis of Winkler's MilI Rate

The Mill Rabe imposed by a comnunity measures the leveL to which a

comnunity is being taxed, arthough a higher Mill Rate does not

necessarily lnean higher levels of revenue accruing to the municipal

coffers. For example, an increase in the community assessment base

would produce the same result r+it,h a constant l,til-I Rate. Therefore,

comparisons between communities are not partieularly meaningful due to:

. differences in levels of assessed value between communities.

. differences in the proportion of assessed val-ue which is

coranercÍal property, industrial property and resident,ial

property.

For these specific neasona, a rneaningful analysis can only concern

itself w'ith l.linkler specifically.

Tab1e 19 illustrates the change in Hinklert s mill- rate between 1966

1975. Several significant observations can be drawn fron this üable

are as follows:

1) Between 1967 and 1968 t¡int<ler's Mill Rate rose concomitantly with

the expanding expenditures and najor capital debt. The l"fi}l Rate

remained constant for the 1968 - 1969 period and rose steadily

betv¡een '1969 and 1gT Z .

2) In 19TZ coincident with a provincial reassessment whereby the

residential and connercial niIl rates !{ere separated and wilh

1)

¿)

and

and
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provjJrcial fiscal reforms transfenring more revenue to roeal

governnenbs; the Mi}I Rale dropped for the resi_dential sector of

Hinkler (-28.7 percent) Uut increased for the comnercial-indus-

trial- sector (+4.3 percent).

The greatest industrÍal deveropment occurred in igTz and 1973

which accounted for the Mill Rate for commercial properties

remaining fairJ-y constant with the residential l'fi]-I RaLe actually

dropping. Revenues accrued from induslrial taxation were high in

this period and thÍs obviously benefited both the commercial and

especially the residential- sector.

The conbination of general inflation and rising population

resulted in the Milt Rat,e soaring in 1974.

ïhe conroercial l,til-l Hate increased aL a faster rate than the

resident,ial rate. The critical- question to be answered is

whether or not the Tov¡nt s residential sector is carrying a lesser

lax load than the industrial/commercial sector over time.

The Comparative Residential/Industrial Tax Load

TabIe 20 summarizes the relative tax loads for each sector, as

conoputed by using the assessnent ratio and lhe I'[iIl Rate and applying it

to total assessnent. For example, in 1976 the industrial-commercial

sector in l,linkler had approxinat,ely 40 percent of the lotal assessment

and provided approximatery 49 percent of the Townt s tax revenue. The

residential sector provided approxímately g1 pencent of the community's

revenues from property taxes.

rn conparison, the indust,rial-ccnnercial sector in Morden had

approxÍ-mately 28 percent of the total assessed vaLue and provided 34

3)

4)

5)
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percent of Mordenr s total tax revenue. The residenlial sector had 72

percent of the tolal assessed value and provided 66.3 percent of the

tofal tax revenues. The industrial-commercial sector stilI carries a

greater load than the residential sector, bul not to the extent as is

the case in Winkler. Wj-nklerrs overall greater industnial-eomnercial

assessnent means a nuch lighter tax load for the nesidential seetor in

Winkler.

The proport'ion of taxes imposed on the industrial-comnercial sector

as a pereentage of total taxes imposed i-ncreased from 31.6 percent

(1970) to 44.9 percent (1975), which reflects the spectacular rise of

the industrial-conmercial assessment in llink1er. Table 21 illustrates

the changes in total tax contributions nade by the industrial-commerciaL

sector, with an 84.8 percent increase ($443,749 to $820,169) between

1970 and 1975. The inpact that this incnease has in t,he residential tax

load is analyzed in the following section.

The Typical ResidentiaL Household Tax Load in Winkler

One of the supposed benefits of industrial development in a

connu:ity 1s thal it nay help to lower the individual residential tax

bill. The taxes on a typical home will be analyzed between 1966 and

1976. To perform fhis analysis though, it is necessary to determine t,he

effecb that the Provincial reassessnent of property in 1971 had on

assessed values in }linkler.
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The Effect of the Provi-ncial Reassessnent on

Assessed Values in Winkler

For the years 1969 - 1926, an assessed value of $5,000 was used as

an average assessment for a house in Winkler. The roethod used to

estinate bhe effect of the Provincial reassessmenl of 1971 on the

average assessed value of a house in Winkler is outlined as follows in

Table 22.

The average p€rcentage increase per annun was 5.'l percenl; therefore

the 1971 increase due fo reassessment equars (14.6 percent - 5.1 per-

cent) 9.5 percent. This neans lhat a house assessed at $5,000 in 1969

and 1970 woufd be reassessed af approximately ($5,000 X 9.5 percent)

$5,475 from 1971 onwards.

Table 23 shows the calculations for the tax bill of t,he reassessed

house between 1966 and 1976. It musb be noted that provincial home

owner grant were initiated in 1972 and as a result a total tax bill and

net tax bill were derived. The lotal tax bill is the most significant

for this research, as it indicates tax level-s if the Provincial programs

had not been instituted.

The tax load for the average house rose sleadily between 1966 and

1976 excepl for a najor decline in 1972 and 1973. This decline was

concomiLant, wit,h the peniod of greatest growbh in the industrial sector,

major revenue lransfers from t,he Province to the locat governments, and

also the joining of Winkler to the Provincial Foundation Prograro dnich

placed a greater tax load on the industrial-conmercial seetor. The

years of major total- tax increases t{ere, in rank order,1974 - 1975

(40.: percent) , 196T - 1968 (22.3 percenr) and 1920 - 1g7 j (2.9
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percent). Coincidentally these \{ere years in¡nediately following najor

growth in the industrial- sector.

The Inpact of lhe Three Sfudy Firns on the

Besidential Tax Rate in Winkler

An effectÍve yet simple ¡nethod wilt be used to relate the tax

revenues derived from the three Study firms and housing demands

associated $r"ith lhe employees of the three Study firms to the capital

costs to the Town of servicing lhe growth associated r+it,h emproyees.

Table 24 illustrates the formul-a used as derived from Gerweck (1973)

and Groves and Riew (1963) while Table 25 shows the calculation.T rhe

fornula is based on t,he hypothetical tax rate if lhe three Study firms

had not been located in Winkler. It is imporbanl that the formula be

elaborated on so as to establish some of the assumptions that are made,

and wi'lich are presented below.

1 ) fne costs of pnoviding services for a new resident is assumed to

be equal to the average eost of all residents of the community.

For example, additional capilal costs necessary to acconnodate

new residents r+ould not be viewed separately but are assumed to

be chargeable to aLl residents of the comnunity.

2) The cost figures are only average costs and do not account for

threshold costs. For example, the average cost curve for a

service like sewage treatnent nay rise as a resulb of nevJ

conslruction then fal-l over time as scale econonies are achieved.

3) It must be assu¡ned that there are no major or extraordinary costs

such as tax subsidies, special loans or capilal works not

directly payable by industry.
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It nusl be assumed that the new residents do not use any nore or

less of the physical infrastructure than does bhe average cit,izen

afready living in the conmunity. A1so, it must be assuned that

the leveL of munieipal services does not increase or decnease in

quality as a resull of the new immlg¡¿fion of residents,

Although fiscal eoncerns are a high priority in terms of net

fiscal gain or Ioss from industrial developmenf thene is the

issue of the role and focus the local Town Council plays in

deciding conmunity growth strategies. If t,he Town Council

considers the creation of job opportunities for its residents as

an important, consideration, lhen a certain Ievel of tax burden

must be accepted in fulfilling the job creation funcbion. Fiscal

inpact, analyses should detail both the impact on bhe private as

well as lhe public economy.

The formul-a does not account for the indirect or induced

enployment growth associated r"rith the industrial development, and

the inereased tax revenues provided by these induced services or

the costs attributed t,o them.

The formula assumes the new industry jobs are net jobs, that is,

fhe employees Írere nol previously employed in the Tov¡n.

8) ttre fiscal benefits of the three Study firms are assmed to be

continuous with no accounting for business slowdowns or collapse.

Net Benefit F?om the St,udy Firms to the Residential Sector

The analysis (Table 25) indicates that the net difference in the tax

rate if lhe three Study firms had not located in Winkler would be

approxi-nately an 11 mil1 increase. In berms of revenue not accruing to

4)

5)

6)

T)
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the Town, the 11 mills would mean an approximate loss of $71,000. More

i.mportantly, this 11 mill loss applied to a single-fanÍly household

assesseC at $5,000 would mean nesidential taxes would be $53.00 higher

per household. Therefore it can be concluded that the presence of the

three Study firns in Winkler has had a significantly positive impact on

the residenlial sector in winkler, supporting it to the tune of an

average of $53.00 per household.

Major t'actors That Could Have Resulted in a

Negative Fiscal Inpact on Winkler

Several major faclors were operative in the I'linkler situation that

would have resulted in increased costs to the comnunity if these fact,ors

had not been present; and are as fol_Iows:

i) A large ntmber of the industrial workforce (45 percent of total)

lived outside i.ünkler and commuted to the industries. The result

is that the Town received the benefits of the increased

industrial and commercial assessnent and taxes but forbunately

did not have to provide nuricipal services to accommodate lhis

large percentage of the workforce'who comnute.

2) For several reasons such as changing dernographic stnucture, rural

population losses and exeess school room capacity, the industria-

lization did not result in a substantial increase in edueation

cost s .

A large portion of the industrial labon foree for the Study firms

already resided in Winkler.

The fact that the Sf udy firms are trdryrr induslries and

environmentally non-disruptive or natural resource trdemandingrf

3)

4)
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resulted in a minrmuu burden being placed on the water

distribut,ion systens and al-so lhe general environment.

5) fne fact that nany of lhe industrial workers r.Iere young

narried without children neant the education costs to

r+ould not be br:rdened.

and sewer

singles/

fhe Town

E. PLANNING AND POLICT I}4PLICATTONS

Planning for Future Municipal Capital Development

Proj ects in Winkler

Despite lhe fact that industrial development in Hinkler during the

last 196Q's a¡d early 1970ts has nore than paid its vùay in terms of

dj-rect costs, the resulting induced conmunily growth has placed heavy

dernands on the munieipal infrastructure of Winkler.

The various debt indicators ( per capita debt, the assessment-debt

ratio, Ðd debt carrying charges) have al-I risen as a nesult of capilal

expenditures necessitated to aceomnodate community growbh that, can be

attribut,ed largely bo industriat development. The assessment-debt ratio
(a neasure of the Townrs abilily to pay off it,s debf) is 26.5 percent,

t+hich is close to the upper lÍnit of J0 percent allowed by the lr'fanitoba

Municipal Board.S

The high level of debt can affect current expendilures in categories

thab are discretionary, such as recreation, at leasl unfil the capital

requJ-renents and debt charges modenate.

As a result of the comnunity growth between 1971 and 1975 the Town

is faced wíth the fact that tçso of its most essential services, Hater
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treatnent and ser.Jage lreatment , are neaching their capacity to

acconmodate future comrnunity growth.

This fact combined with bhe facl that the Town has nearly reached

its boffowing capaciby limib, means that sound fiscal managenent nust

occur in the next few years.

Fiscal Managenent Inplicalions for the Town

As a result of bhe requi-renent for expanded municipal- services

versus the ability to pay situation that has arisen, the Tomr will have

to canefully program and manage its expenditures over the next five

years to ensure that the essential capilal development expenditures,

particularly the water and sewage treatment facirities, can be

adequately financed in order Lo maintain the existing levels of service.

The Town Council should carefully assess all new industrial develop-

ment proposars submit,ted to anaryze their impact on the conmunityt s

fiscal sector, particularly any requirenents arising for extensive

capilal expenditures. These capital expenditures would like arise

partieularly in the situatÍon whene an industry would cause an inflw< of

new popuJ-ation. For this reaaon, âtry industrial development proposals

should be anal-yzed in terms of where bhe labor pool is being attracted

from. Industries to be pronoted would be ones that can take advantage

of unt'apped community resources, for example, wonen because it l¡ould

place less demand on comrnunity services.

Implicat,ions for Government Planners and Administrators

Based on the studies cited earlier and also this first hand

analysis, several implications arise that planners and administrators
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nust consider when prospective developers want bo locate in mall,

fiscally fragile bowns. Sorne of these lnplications lhab planners and

adminislrators nust consider are:

1 ) Tney should relate the capital expenditure and land use

development plans to each other in order lo nore effectively deal

with comnunity growbh and its impact on the municipal finances.

2) ttrey should always assess a commmityr s municipal finance picture

before evaJ-uating industrial development proposals or in direc-

ting prospective industrial developers lo specific communities.

3) They should encourage co¡amunities to take full advantage of the

planning and growbh possibilities within the capital- expenditure

ptan and the land use development, ptan in order to effectively

deal r+ith community growth a¡d its fiscal implications.

A least-cost growbh plan should be formulated. The most import,ant

criteria lo use in assessi-ng the financial solvency of communities are

identified below:

Key IndÍcators to be Analyzed in a

Municipal Fisca1 Sector Analysis

The following indicators are integral to determine the inpact of

industrial development on the municipal fiscal sector. A municipal

fiscal sector analysis, using various fiscal impact methods must address

the following indicators:

. assessment ratio

. nunicipal service thresholds and capacilies

. debt levels such as assessmenb-debt ratios per capita levels and

carying charges
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. tax level-s in relation to income

. school capacities.

These indicators lead to assumpti-ons thal can be made in lerns of

industriar development that can be encouraged in a community when:

. debt l-eveLs are manageable

. school space is available

. assessment bases are weak or declining and need economic uplift

. the municipal services have availabte capacity or where expansion

would not debilitate the fiscal health of a comrnunit,y

. existing tax levels are high in relation to incone where indus-

trial development and its laxes could ease the tax burden on the

residentiaL secton of a community.

ConverseJ-y, assumptions can be made in Lerms of discouraging indus-

trial developrnent in a community when:

. t'he mrnicipal services are aL capacity or over-util ized which

would require costly capibal expendit,ures by the community bo be

able to accommodate indusbrial developnent

. the schools are at capacity or overcrov¡ded

. municipal debt levels are high and where industrial development

would only increase these levels

. industrial developnent would place an increasing burden on the

tax Ìoad of lhe taxpayers.

F. SJMMARY

The following benefits and disbenefits of industrial development as

analyzed in this Chapter are suilnarized bel ol+:
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1)

2)

3)

There is now a strong solvent induslrial-commercial/residential

assessment ratio.

The tax revenue of the three Study firms alone pnovided a saving

of $53. in taxes to the average home owner.

A disbenefit is that the employees of the three study firms cost

more to service than they ret,urned in revenue to the Town. This

deficit of $26,290. shoutd be weighed in ]ight of bhe benefits

being returned to the Town by the industrial-commercÍar sector.

Anothen disbenefit is the educational expenditure associated with

comnunity growùh largery as a resurt of industriar developnent.

The deficit after accounting for school taxes paid by industry

yields a $44 ,907. Ioss to the comrnunity.

Countening these disbenefits is the approximate $100,000. net

revenue accrued from the two industrial parks. So one can see

thab even with a very successful industrial developrnent program,

the benefÍts and disbenefils to the municipal fiscar seclor are

roughly even. This illustrates the sensitivity of a small_ townt s

fiscal solveney and how snalf tov¡ns can get into fiscal problens

if indusüri.a1 growbh and community growth are nol nanaged wisely.

The saving factor is that bhe industrial development has a

positive inpact on the average horne owner in terms of the tax

revenues from the industrial seclon providing a significant

relief on the annual honeownerts tax palnnent ($53.).

Despite the fact that industrial development has paid its w-ay the

resulting induced eonnunity growbh has placed heavy demands on

the municipal infrastructure of Hinkler. The various debt

indicators (per capiba debt, assessment-debf ratio and debl

4)

5)

6)
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carrying charges) have all risen to accommodate connunity growbh

that can be largely attributed to induslrial growfh.

On bhe balance ledger industrial developnenb has paid its v¡ay in

l'linkler. Yet the Town rnust carefully program and nanage its
expenditures over the next five years to ensure t,hat the upgrading of
nunicipal services needed can be adequately financed in order to

maintain fhe existing Ievels of service. Small tor¡ns have run into

fÍscal problems by paying out nore to accommodate industrial deveJ-opnent,

and its lnduced comrnunity grordch than it has received in tax revenue

from this conbined growth.

The utility of this post faclo fiscal cost revenue analysis has been

to highl-ieht actual benefits and disbenefits associated r¿ith industriat

development. Such a rigorous analysis would not have been done fon a

future predictive type of development situation. Yeü a post facto study

such as this can be used as a basis for a predictive anatysis in future

major studies if the need shoul-d ever arise.
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CHAPTEN V

The Inpact, of Industrial Development

the Housing Sector and Land Developmenl Process

in Winkrer (1971 _ 1975)

A. PURPOSE

The purpose of thÍs seclion is to study t,he inpact of industrial

developrnent on bhe housing sector in l{inkler. Also , as shov¡n in the

previous Chapter, municipal costs associated with residential

development can be substantial- and iL is important to detail the change

in the residential sector of Wink1er. As this is the most important

secondary irnpact assoeiated with industrial devel-opnenb, trying to

account for conmuting patterns of the industrial workers and the

availability of localIy unenployed persons and how these two

characteristics affect fhe housing demand situation Ís a formidable

task. An attenpt will be made to make as accurate an estimation as

possible based on the data restrictions associated with t,his type of

analysis.

B. REVTEW OF THE LITERATURE

Il is quit'e clear on the basis of several studies, that addibional

industrial jobs mean new house construction. Equally apparenl is the

fact that the ntmber of new houses generated by industrial development

in a comnunit,y cannot be predicted with much centainty. Fon example,

Dauoust (1954), found ihab when 300 new jobs from a new induslry were
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creafed in a small Michigan lown, there were 14 new houses construcled

in the tov¡n having a narket val-ue of $360,000.1

Davis (1963) in a¡other study reported lhal substantial residential

expansi.on occwred r+ith an influx of industry in t,he latter part of the

1950.'s. Thus, 224 homes vaLued at $3.0 miffion were built, as a result

of industrial developnent in the tor¿n.2

A study by Uhrich (1974) of the impacl of a plant on a South Dakota

town reported 1 15 new houses and ! new nobil-e homes being buirt as a

result of the industry locating in that town.3

The impact of industrial developnent on the housing sector in a

small town cannot be predicted and planned for accurately unless

addÍtional characteristics such as work force compositÍon and the local/

regional labor supply are considered. This is an important factor based

on the evidence supplied by Dauoust (1954) and Garth (1953).4 The tov¡ns

they studied were of sj¡ilar size and the new industries in each tor+n

had work forces of similar size. Yet, in one of bhe tov¡ns onry 14 new

houses were built, while in the other tov¡n 353 new houses were built.

The striking difference in n"" house construction was due to the

commuting patterns of the workers of ihe two lowns. In the tov¡n bhat

had only 14 neür houses built, the industrial workers comrnuted from

nearby towns and villages; whereas in the tov¡n that had 353 new houses

btrlll, there was Iittle competition flom neighbouring connunities in

providing workers with new housing or any ot,her servi-ce.

The potential for new industry's impact on lhe local housing sector

is also dependent on the ntmber and type of labor that is demanded by

the new industry. If a sma1l town has an underutilized labor supply and

the skill types required by the industry can be net locally, then there
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will be little immediat,e lmpacl by lhe new industry on the locaL housing

sector. Obvicusly, by utilizing localJ-y housed unemployed persons, the

industry can neet its labor needs without significantly drawing on the

outside Iabor. The effect would be to minimize the demand for nelJ

housing in the town.

0n the other hand, Arathoon (197\) foun¿ that de¡oand for industrial

land on Saltf1eet township led to a bidding up of land prices in the

surrounding area. As well, speculation by indust,ry and developers on

land in the area neant, fhat farmers could no longer purchase the farm

Iand because it began to exceed t,he feasible economic I j.mits of farning.

Arathoon reports bhat between 1963 and 1971 industrialization and

associated land speculation increased land pnices between 250 and 300

percent and led either to ccmplete abandonment of farming or to land not

beÍng farmed to its full poùentÍal.5

Teates and Lloyd (,l963) studied the Jmpaet of industriar deveropment

associated with the Area Development, Agency, in their work entitted I¡n-

oact ofl Iadustrial Incentives: Southern Georeian Bav Resion. Ontario.6

They fou:d thaf housing prices were 20 percent higher in a tov¡n affected

by t,he ADA progran as compared to an average for 23 olher Ontanio

centres during roughly lhe same t,ime period. Yeates and Lloyd reported

that the housing price increases in tov¡ns affected by the ADA were

conparable with pnice increases in langer metnopolitan centres where lhe

pressure on housing prices is achnowledged as being nore severe ( in the

order of 3O percent increases in a lwo year period, 1965 - jg6T).

Yeates and Lloyd observed thal t,he annual increases in house prices

prion to indus'',rial developmenL were about 5.7 percent , but aften t,he

impact of industrial developmenl the increases quickly rose Lo 12 Lo 15
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percent annual-Iy. They also point out that the steep increases in house

and l-and prices nade hone ownership very costly in comparison to the

hourly wage rates provided by the new industries.

They fot¡:d that Eany of t,he workers working in the Town conmuted

from a radius of 25 to 30 niLes. They also concluded that lhere was a

correlation between the apparent labor shortage in the Town and the

physical shortage of houses of the right price for the i-ncome earned by

the indusbrial employee.

They concluded that the industnial developnent program had the

impacb of:

. fundamentarly artening bhe balance of suppry and denand in the

housing and land market;

. creating new demand schedules for nost types of labor and several-

connodities.

C. TfiE IMPACT OF TNDUSTRTAL DEVELOPI'ENT ON THE HOUSING SECTOR IN

IfINKLER

Much of the spectacular population growbh in Winkler bebween 1971

and 1975 has been attributed to rapid industrial development and its

creation of many jobs in Hinkler. The influx of workers to the

industries created a severe demand for housing in Winkl-er and resulted

in a housing shortage crisis in Winkler in'1973 and 1974 (as indicated

by Town officials).7 The housing sector and the impact that industrial

developm,ent had on it r,rilI be analyzed as follows:

1) by the nunber of housing sales by type (1971 - 1975)

2) by bhe number of new residential_ starts (:rg71 - 1975)
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by the percentage change in sale

1975)

by a comparison of the average

to Winnipeg.

price of housing by type (lgfZ -

sale price of housing in l,Iinkler

Nu¡ober of Housing Sal_es by Type (1971 - j975)

Table 1 shows the nutber of housing sales by type for Winkler.

Between 1972 and 1975 there was a71.1 percent increase in the ntmber of

yearly housing sa.Les, which reflects the fast growth rate of Winkler

during this period. This high percentage increase in yearly housing

saLes suggesls a very actj.ve and growing housing market, as reflected by

bhe nu¡nber of new housing starts (Table 2). InterestinglÏ, in 1gT4 (t¡re

year of the apparent housing erisis) there were more sales of older

houses, which may be explained by the fact t,hat in a tight housing

øarket, even fhe older and l-ess desirable yet more affordable housing

will lend to be bought, up ( see Appendix IV for a description of housing

types) .

0vera11, new housÍng sales comprised slightly mone than one half of

all housing sales, probably because there was an increasingly higher

percentage of new housing coming into the market (laUte e).

Nurnber of New Residential Starts (1971 - 1gT5)

Table 2 shor+s the ntmber of new residential housing starls. Between

1972 and 1975 lhere was a 264.0 percent increase in the nrmber of

residential- starts in Hinkler in response lo the fast populalion growth

3)

4)
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during this period (mucn of this growth, as mentioned, is attributable

to i¡dustrÍal developmenf) .

Percenbage Change in Average SaIe price of

Housing by Type (1gTZ - 1975)

Table J illustnates the percentage change in t,he avera€e sale price

of housing by type in Hinkler between 1972 and, 1975.

In a high demand situatÍon in a tight housing market, such as that

which llinkler experienced between 19Tz and j975, older housing can

comnand market prices closer to new housÍng prices. conversely, in a

Iot+ housing denand situation, older housÍng eommands a mueh lower price.

That is, older housing would have a low narket value in a low housing

denand situation; but in a high demand situation, order housing would

conmand high market value and still be affordable to potential house

buyers. Yet, a new house having a higher init,Íal selling pnice will not

be subjected to as high a market value increased compared to the

originaÌ purchase price, ot,herwise the sale price would likery be beyond

the purchasing power of house buyers. Ttris is a plausible explanation

for some of the high percentage increase in housing prices for some of

the older housing types conpared to new housing. Housing Type 21 , a

category of older housing, underwenb a 15'1.5 percent increase in sale

priee in lhe 1973 - 1974 period due to high demand. In conparison,

Housing type 15, a relatively new housing type, underwent a 32.8 percent

increase for the 1973 _ 1924 period _ about one_fifth of the percentage

increase of Housing Type 21.
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The housing analysis revealed the foltowing salient points:

. Between 1972 and 1973, ne$¡ housing types had a significantty

higher percentage increase in sale price bhan bhe older housing

types.

. Between 1973 and 1974, fhe average percentage j-ncrease in sale

price v¡as significanlly higher for older housing types (49

percent) cornpared to newer housing types ß5.2) pereent.

. In the 1973 - 1974 period, the percentage increase by housing

type was virtually the sane. The overall percenbage increase for

the 1972 - 1975 period, however, was higher for older housing

types than for newer housing lypes.

Interestinglv, three housing types (08, 20, 21) showed actual

decrease in average sale price in the 1974 - 1925 period. This finding

nust be qualified by the fact that aII three housing types had shown

very high increases in t,he 1973 - 1974 period, and with the ressening of

the housing demand between 1974 and 1975, it is quite reasonable that

their average sale price declined.

0f fhe 10 pnedominant housing types in Winkler, 5 showed the

greatest percentage increases in sare price in the 1973 - 1974 period,

with 3 of the 5 being older housing types. The most aecurate indicator

of inflationary pressure would be the older housing types.

Another plausible reason for a stabilizatj-on or snall decrease in

housing priees in the 1974 - 1975 period for some housing types is the

introduction of large ntmber of new residential units onto bhe market in

1975 (taUte e). The inflrx of a large ntmber of new housing units eased

lhe high demand

housing prices

high price situation in Winkler and likely caused

leveI off and terminate t,he high inflationanyto
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increases thal had occurred during t,he 1973 - 1974 period. The amount

of trlead timerrin the subdivision development process would a-lso be a

critical factor accourting for a large nunber of ne$¡ housing unils

coming on to the narket, in i{inkler all at once and consequently having a

najor impact on housing prices in a snall-scale housing,/econonic system

such as V-iinkler.

A Comparison of the Average Sale price of

Housing in Hinkler t,o Winnipeg (gfZ - ßT5)

Table 4 shows a coraparison of the average sale price of houses in

Winkler as compared to Winnipeg for t,he period 1972 - 1975. Interesting

to note is the increasingly higher percentage that lhe average Winkl-er

house pnice is of the l{innipeg average house price. It increased from

58. 1 percent in 1972 Eo 69.2 percent in 1975.

During the 1972 - 1975 period, the housing seetor in the whole

country experienced extremely hÍgh price increases due to the inpact of

inflalion on land, Iabor and materials; fhe high housing demand created

by the World l,lar II baby boorn v¿tro were entering the fanily formation

stage of the life cycle (placing a high denand on single fanily

dwell ings) ; t,he higher cost of borrowing mort,gage money; etc . The

housing secton in Canadar s metropolitan areas was most affected by the

high denand for housing , &d therefore, most vulnerable to the

inflationary spiral of housing prices. Generally, housing prices in the

ruraL areas did not increase as rapidly as they did in the major

mebropolitan areas of Canada.

It is significanl, therefore, nhen a rural town shows housing pnice

increases - even increases wirich nerely approach the increases in najor
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A Conparison of the Average Sale Price of Housíng in i^Iinkler t.o
tr^linnipeg (L972-L97 5)

AVERAGE SALE PR]CE
0f Hous L972 L973 L97 4

TABLE 4

f) Winkler

2) Winnipeg

'tlínkler Price As
Percentage of
trIirmipeg Price.
Average A/S Ratio
By Housing Type

A/S= ASSESSMENT

Sales Price

% Change In
Sale Príce

= L/A. /s tglZ -
Tlþ,-/s L9n
L/^ lS L972

=x

AVERAGE A/S
RATIO BY YEAR

PERCENTAGE CHANGE
IN AVERAGE SALE
PRICE OF HOUSING

ffi
(I,TINKLM. ONLY):

1. trIinkler
2. Winnipeg*

01

07

OB

11

15

11,400

l-9,620

58. 1

36. 5

35. s

3s. 3

32.4

33. 9

28.9

28.5

40.7

35.4

34.L

r97 5

23,325

33,468

69.7

20.2

]'8.2

23.5

L7 .5

18. 9

L7 .2

18. 9

16. 0

L5.2

23.7

18. 9

20

2L

34

40

49

TABLE 5

L97 2-797 3 r973-197 4 L97 4-197 5 L972-L97 s L97 3-L97 5
8.2

10. 4

37 .9

28.9

2L.1

20. 0

80.6

70.3

66.9

s4 .6

* M.L.S. - Winnipeg Real Estate Board l-972 -
Sources: dunicipal Affairs - List of Property

lf.L.S. - I^Iínnipeg Real Esrate Board

L975.

Sales for Torøn of tr^/ínkler
(L97 2-197 5)

L4,419

2L,65L

66 .6

L9,277

27 ,9OO

69.1

32.7

35.0

29.9

29.8

29.8

24.L

39 .4
,on

33.7

32.5

31.5

30. 7

27 .5

2I.2
23.9

22.4

L5.2

15. 3

23.2

24.9
)\ )

22.9
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urban centrea. The fact thaü I{Ínkler shor+ed a signficantly higher

percentage increase in the average housing price lhan winnipeg did

(tabte 4) begs an explanation. Obviously, above and beyond lhe

inflationary increases thal were common to both Winkler and Winnipeg,

there were additional- market forces aL work in Winkl-en in order for

housing prices there to have higher percenlage increases than Winnipegt s

housing prices.

In interviews w'ith Town officials and Provincial Land Assessors, it

was confirmed that, the inflr¡< of workers to the new industries was the

key factor contribut,ing to the extraordinary percenlage increases in

housing prices. Just the addition of some 125 new employees into

l.linkLenr s three indusbries caused severe dernand for aeeomnodation.S Ttr"

high housing denand t,hat occurred had the effect of increasing housing

pnices at least 10 percent to 12 percent more than would have occurred

if there had not been such high demand. These findings are consistent

wit'h the findings of Arathoon (1974) and yeates and Lloyd (1963) that,

t,he irnpact of induslrial development on the housing secton artificialty

increased housing prices ab least 10 to 15 percent more lhan would have

occurred had there been no industrial development and no consequent

inflr¡r of workers.

D. CONCLUS]ON - HOUSING

The increase in housing prices caused by the introductin of new

industries in a snal-r town is one of the detrimental impacts of

industrial g:"owth. Allhough bhere are sone parbies who do benefit fron

this situation ( such as existing home or land ownens who wish Lo sell,

construction labor, buirding contractors, speculators, and lawyers and
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the real estate industry) , it is both the long-term resident and the

newconer to the comnunity who inevitably has to pay the i-ncreased

housing prices to seeure shelten in the community.

E. THE IMPACT OF TNDUSTRIAL DEVELOPMENT ON TqE LAND DEVELOPI,ßNT PROCESS

n{ IfINKLER

Introduction

This section of the Study will look at the following two impacts of

ind uslrial developrnent :

1) inpacts on the land within the Town.

2) i-mpacts on lhe region surrounding i,Iinkler.

With rapid industrial developmenl in !,linkler in the early 1970t s,

the demand for housing i.ncreased sharpry and in 1973 - 19TU this

r-esulted in a serious shortage of housing. Condit,ions were favorable

then for a developen to provide badly need housing units j.n return for

secure and reasonable profits.

The Competing Land Developers

There were basj.cally bwo parties in the land developnent process in

Hinkler. One party was F.J. Rietze whose subdivision plan for the North

East Quarter section 33, Township 2, Range 4 was approved in 1975.

There are approxinat,ely 186 lots in this subdivision (Map 1).

The second najor land deveropnent group l¡as JacLman sprague Ltd.

Gary JacLman was the manager of the Co-op Lumben store in Winkler and

has recently been appoint,ed the Town of HinkLer DeveJ-opnent Officer.
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Jaclman sprague Ltd. initially assembred land adjacent to the

southern boundary of VJinkl-er in the firs+. half of 1974. The land was of

mixed use; there was some agricultural and there v¡ere a few older

houses on the sit,e. 0n September 24 , 197 4 , a Jacloan sprague request

fhal their land be annexed to the Town of tlinkler was granted by

resorution of lhe Town cou¡rcir of tJinkler and the R.M. of stantey. rn

addition ' several governnent departnents approved the annexation

(ltunicipal Affairs and the Department of Agriculture). In the meantime,

Jacl¡man Sprague had been filing subdivision proposal plans to the

I'funicipal Board, assuring the Board that, they fell that the subdivision

was badly needed and t,hey planned to have growt,h over a bwo to three

year period after wirÍch they felt it woul-d be completely ulilized.

Complicating bolh the Jacloan Sprague and Rietze subdivision approval

processes rdas the Reid Crowbhers and Partnens report that the present

sewage trealnent faeilities of fhe Town of Winkler are overloaded and

therefore would not handle both the Jacl.øan Sprague units and lhe Rietze

housing units comingtton Iinett in a close time sequence. The Manitoba

Municipal Board would not eonsj-der the Jacliman Sprague subdivision unt,il

such tine as the Town of Winkler provided adequate flood prot,ect,ion

measures and ser+age bneatment facilities (Decernber , lrg74).

The Town by a resolution dated August , 1974 indicated their inten-

tions to inprove the exisbing sewage treatment facilities in early 1975

a¡¡d that flood protection would be adequafe by then, al-so. It is clean

that' Ùhe two proposed subdivisions required Lhe Town lo upgrade some of

its capit'al facilities as the proposed subdivisions could not be

approved t¡:rtil such work was done.9

-106-



The Major Inpacts on the Town

The najor impact on the Town was one of ttlead-lag effect" in plan-

ning housing units for projeeted population gror+lh. The probren was

that' two major subdivisons totalling close to 400 single fanily housing

units inappnopriatery came tfon line" at the same time due to a lack of
accurate demographic/industrial emproyee information. A letten of

October , 1974 fron JacLman spragueI s J-awyer to the Municipar Board

reported ûhat there was an im¡oediate housing need of 100 units or more

due to the location of Monarch Industries Ltd. in Winkler.

If bhe developers, Town officials and government planners had Ìmown,

however, that 55 percent of all Monarch enployees (Employee Survey)

would live outside the Town, their projected housing dema¡d figures

would have been far less and their resulting capital commitments for

community infrastructure more appnopriate. The end result of this lack

of infornation is the situation as it exists loday:

1 ) There is ¿tn oversupply of and underdemand for housing units due

to commuting and migration pabt,erns of industrial employees.

2) The Jacl¡oan Spnague subdivision is virtually empty and may become

a rrwhite elephanbrr as nost of bhe gror+th has been concentrating

either in Rietzef s subdivision, other areas of the Town or

outside the Tov¡n boundaries.

3) Tne Jaci<man Sprague subdivision is not as aestheticalì-y well

located as Rietzer s subdivision as it is sit,ualed directly across

frorm P.T.H. 32 and the new Pembina VaIJ-ey Industrial Park. The

Rietze subdivision is located to the west and as such as better

Iocational eharacteristics then the Jaclman Sprague subdivison

(see I'hp 1).
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In June of 1976, bhe Jac}øan Sprague subdivision was sold for

approxirnately $600,000 - a 100 percent profit was made on this

serviced land ( tan¿ and servicing originaliy cost approxi-mately

$3OO, ooo) .

The purchasers of the Jaclman Sprague subdivision have acquired

lhe only large subdivision tract available within the Town

boundaries (baming any further annexations) - yet in its present

usage it, is knor¡n as a Itwhite elephantrr subdivision. In

addit,ion, the carrying costs on $600,000 could be as high as

$60,000 per year - costs which will ultinately have to be passed.

onto the consumer. Potentially, therefore, this land nay always

have a higher price lag than other serviced land in Winkler or

outside the Town boundaries.l0

Impacts on the Region

The fact that a serviced lot, in the Jacl¡man Sprague or Rietze

subdivisions sells at $6i000 - $7,000 has, in effect, forced many

potential house buyers to buy land outside lhe Tor+n boundaries.

Map 2 indieates residential building pernits issued outside Winkler

for 1976 - February 1977 and shows a proliferation of housing

construction in close proxùuity to WinkLer by people who work in Town,

but find it cheaper to live outside the Town. To purchase and service á

lot outside Winkler would cost approximately $3,000 or one half the

price of a lot inside Winkler (an estimate established in conversatj_on

wifh J. Steedsman, Senior Land Assessor, Morden Land Tilles Office).

4)

5)

-108-



rHoaPsot, ROLÅITO

a
ì
Ì
{
tr
ì
ì'
q

T P.?

ì
5

ì

ì
5

I

243

U
RGE.6 W. 5W.

AT€S
4W.

ruTAP 2

Scale
1tt = 3 miles

Residential Building Permits Around l.Iinkler
I976 - February, I977 fndícated by Circle @

TP

I
ì

rJ6

ì

c.

frêdìitt 5c

HO R¡idIL

6

_ i fr;tdtntru¡
'\lrr

Ð l\l:..

Osltrtlc

¡YoÌ.^an
9cl. r

otI.ll

-109-



F. THE NEED FOR SOUND DEVELOPI-GNT PLANNING

If planners, developers and Tov¡n official-s had Ìmown the residential

location patterns of the work force for bhe lhree najor industries, they

night nol have planned twc new subdivisions of 400 lots total. As the

situation now stands, there is housing available for aL Ieast the next

five years. Considering the carrying costs and the inabilily of the

Jacl,man Sprague subdivision to attract house buyers, the Town has been

left with an expensive potential eye sore. considering that the

oniginal reason for t,he developnenl of the Jacl.iman Sprague subdivision

i+as lhat it would be used to accommodate t,he popuJ-ation growbh resulting

from the Monarch plant and the other two najor plants, lhis unneeessary

comrnitment of capital has been one detrimental- impacl of indust,nial

developnent on the Town of Winkler.

Another detrimentar lnpact has been the scattened housing

developmenls in the countryside that are consuming good farm l-and. It

is apparent that there is a need for more planning and eontrol of growth

in llinkrer and its region, at reast to the extent of nanaging key

services which may impact greatly on the social, econonÍc and fiscal

heaLth of the Town and its sumounding area.

Planners nust use a more comprehensive approach in the anal-ysis of a

housing sector study rather than being caught in an embarrassing

situation as was the case in Wink1er. It is paranount that a nore

cornprehensive approach be taken rather than risk t,he municipal fiscal

cost inplications assoeiated wibh a 'rwhite elephantrr subdivision, but

then again if planners were nade nore responsible for their actions

would this have occurred or would it occur again.
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G. SUMMARY

Findings - Housing and Land Developnent,

1) There was an overall 81 percent price increase in o1d and new

houses in Winkler in fhe 1972 - 1975 period, compared to a TO

percent increase in Winnipeg during the sane period. The

difference in price increases between winkler and winnipeg

indicates that there was at reast a 10 percent to 12 percent

price inerease most likely attributable to rapid industrial

development in l,Iink1er.

2) ttre cost of houses in Winkler became an increasingly large

percentage of the cost of houses in Winnipeg ( from 58 percent to

70 percent) during t,he 1972 - 1975 period. This w'as a signficant

trend because rural house prices are seldom subjected to the same

denand pressures as metropolitan house prices ( winnipeg

experienced great infrationary pressures on housing after lg7z).

Further, average incones in winkler are not as high as average

incomes in Winnipeg and the diversity of accommodation Ís much

less in Winkler than Winnipeg ( tnus redueing the options

available lo the lower income groups seeking accomnodation in

Winkler) .

3) There vras the pnoblen of a rrlead-Iag[ effect in planning the

supply of housing unit,s in Hinkl-er. Initially, there was an

insufficiency of or r'1âgrr in housing units avairabre for t,he

popuJ-ation growbh in Winkler ( growth attributable, to a large

extent, to industrial development) . The problen reached a peak

of severity in 1973 and 1974; and in i974, older and less
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4)

5)

desirabre houses increased in pnice nore than newer and more

desirable houses, indicat,ing that a price ceiling on 1jflit of

affordability was reached by house buyers in winkl-er. There was

a stabilization or decrease in average house prices in 1g7s due

to the introduction of a large nrmber of new housing units on bhe

market, represenbing a rtleadrr in or excess of housing avairable

for the demand level at the tine. This inappropriate addition to

fhe housing stock rikely occurred because of the nature of the

subdivision approvar process which puts a targe number of units

on fhe ¡oarket aL lhe same tine and an overestimation of the

housing requirements for the Monarch labor force which consists

of an extraordinarily high percentage (55 percent) of comnutens.

There is, at present, âD oversupply of and underdena¡d for

housing units in winkrer, likely related to the cost of housing

and the extremely high proportion of commuters in lhe Tov¡nr s

Labor force.

Because of the rapid increase in the cost of serviced }ots and

housing in l.Iinkler, there has been a trend of residential

construction and house sales oulside !'iinkler - thus aceentuating

the cornmuting phenomenon, reducing potenùial residential bax

revenues to I'linkler and consuming farn land.

The Town of Winkler has assr.xned the burden of paying some of the

senvicing costs of the subdivisÍon (wtri-cn is virtually empty)

r¡ithout the benefit of serving the original purpose of its
approval - that of providing housing for the rabor force needs of

Monarch and the population growth of Hinkler.

6)
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7 ) The cost increases of the subdivision due to speculation and t,he

non-productive carrying costs of an alnost enpty subdivision wirl
evenuarly be passed onto house buyers, which nay restrict the

type of housing that can be buirt in the subdivision and can be

afforded by Winkler residents.

Planning and Po1icy Implications

1 ) Rapid industriat growth had a large inpact on the requirements

for and price of winklerrs housj.ng st,ock. This high denand for

housing has also affected Lhe type and location of residential

growbh through the deveropment of two subdivisions and

construction outside Town boundaries.

2) trre demand and the supply required of new dwellinjs is not

accuratery predictabre by rfrule of thumbtt , previous situations,

or exarnples elsewhere. Rather, such calcutations should be based

on considerations such as the capacity of the existing housing

stock to absorb growbh; the expected net growbh of the Town and

Lhe labor force; the unemployment, rate of rocal rabor; the type

and a.mount of labor required by new industry; the proportions of

commutens, migrants and locar labor in bhe labor force; the

income level of the population and the price of different forns

of housing.

3) Tne Town of Winkler, adninislration and provincial plannens

should consider conducting housing and labor force studies ( to

determine the kind and amount of housing required) before major

decisions on approving and servicing subdivisions, in order to

efficient'ly stage housing delivery and effectively manage grorlch,

- ltJ -



The Town should influence the type ( perhaps to include

alternative housing types), location and t,ining of housing built

in llinkler as housing avairabil-ity has i-mportant soci-al as welt

as economic consequences.

4) In a socio-economic system as vul-nerable to change as Winklert s

there is a need for more planning and managenenl by bhe Tov¡n in

order to efficientry stage and control fhe cost of services and

to develop the physical, socÍal and econonic shape of lhe

connunity lo meel the connunityts needs.
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CHAPTER lrl

Comrnunity Planning and Developnent

Reeonmendations - l,linkler, Manitoba

A. RECOM}GNDATTONS

The conclusions drawn from the lmpacl anal-yses carried out can be

used in fonnulating the following comnunity planning and developmeni

recon¡oend ati ons :

I ) tfrat the Tov¡n of !{inkler discourage Iarge scale location or

expansion of industry at present, in order to provide a period of

moderate growth and ttcooling dolqntt.

2) That the Town use t,he opportunity it has at, present to assess the

effect of industrial-izalion on its social, economi-c, and cultural

structure and general well-being, and that the Tor+n consider its
planning options for Lhe future and decide the kind of growth and

di-rection it should take.

3) tnat the Town integrate ils policies and strategies for growLh in

a Development PIan which wifl include a capital expenditures

plan, policies for popuration growbh and industrial growth, prans

for the provision of services etc.

4) that the Town carefully pnogram its expenditures over lhe nexl

five years so that essential infrastrueture can be financed and

existing senvice levels can be maintained.

5) That the Town practice nanagement so as not to exceed the

capacity of the sewer and waler systems and other systems.

Presentry under-utilized infrastructure such as housing
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6)

subdivi-sions shourd await increased demand through natural

population inerease to avoid the problens of rtimportedrr growth.

That further industriar deveJ-opnent proceed only when conditions

for such deveJ-opnent are suitable: that is, when there is a need

for additional- enproyment and the required labor is availabre

localry; when key factors such as sewer and water facil-ities,
nunicipal borrowing capacity, and other necessities are in pJ-ace

and available; and when the loca1 eeonomy has lhe capacity to

absorb competition for labor and capitar and the sociar and

cultural systen of the Tov¡n has the capacity to integrate change

in the present and long-term.

That in t,he event of promoting industrial development, ùhe Town

encourage firms offering the most benefits to l.Iinkler. The Town

should favour industries indicating a wilringness to hire labor

that is local, reratively unskilled, and includes women; favor

industries w"ith strong economic rinkages and row dependence on

energy' sel¡er and waLer facirities, and high-risk markets; and

favor industries with concern for and invorvement in the

comnunity.

That rabor force and infrastructure surveys be conducled by the

Town or jointly by the Tov¡n and the Iarge industries, and

statistics canada data be used to determine the supply of, denand

for, and location of rabor, various services, etc. to avoid ¡ois-

timed staging of grou,ch.

That the Town solicit the co-operating of large firms in

estabrishing r¡anpower policies t,hat most benefit the Tov¡n.

7)

8)

e)
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10) That the lor+n and industries jointty plan to enhance the vitality

of the comrnunity and the work force by inproving job training,

conditions pronoting job satisfaction, housing, and other

ínportant, facets of life in Winkler.

1 1 ) That the Town and local entrepeneurs attempt to further develop

the service sector in order to increase community ineome and the

level of amenities and to enhance the at,tractiveness of Winklen

to its residents.

12) That the matter of industrial development in snall towns such as

VJinkler be looked at by government, in terns of local conditions

rather than in the right of large-scale urban, economj-c and

social perspectives.

It is hoped that t,hese strafegies r+iLl be used both by the Tov¡n of

Winkler and the government planners as major input into the next Winkler

Development Plan and any Regional Planning study thab nay be initiated.

B. SI]MMART

To this end, a set of planning penformance criteria shoul-d

established to aid in the following:

selecti.ng appropriate types of induslry

comntnibies in need of economÍc developnent.

for particular

directing development proposars to eonmunities where the

deveropment is likety to do lhe most good or the Leasb harn.

nakÍng the best fit between an industry and a comnunity

minimizing costs such as social differences, school costs,

inflastructure deficiences and housing shortages, and maximizing
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benefits fron industrial linkages, payroll spending and service

purchases.

The winkler study provides a basic proceduraÌ analysis and

highlights some of the performance criteria for assessing induslrial

inpacts and their inplications on connu:rity planning and developrnenl

slrategies.

In subsequent studies fhese perfornance criteria can be analyzed as

to the specifics of the community being studied. The purpose of lhis

study has been to identify which indicators to use, how to appty bhem

specifically and to nake sone basic assumptions on the findings as to

suggested policy and planning reconnendations for fhe future in hiinkler.
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CHAPTER VT]

UtilÍty of this Type of Study

A. TIIE UTTLTIT

One has to ask I'Hhat is the utility of a fiscal and housing sector

irnpact analysis? what possible benefits wilr it have in future

conmwrity planning and development?tt rn response, it can be said that a

study of this klnd, by focusing on whab has happened in lhe cornrnunity,

can provide some intelligence as to where the conmunily wants to and

should go in f he futune? l.Iinkrer, for exampre, was at a kind of
threshold. The Town Council had recently nade major decisions which

radically changed bhe economic and sociaL fabric of the communily. The

development of the industrial park and the introduction of a major

outside ernployer marked major turnÍng points in the comnunityr s

developrnent. This irapact study has provided the Town with an

opportunify to reflect on the inplications of those decisions - to

assess the changes that have taken place; to add the benefits and to

subtract the costs. More importantly, the Sbudy provides the community

wi¿h a i{ay of rooking at the fulure. rn particurar, the study can

assist the Town in developing a communit,y deveropnent strategy for the

future. For exampre, this inpact study ean assist in answering the

folIowÍng questions:

1) Does the connurity want to fwther industrialize given the

expected costs and benefits?
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2) l{hat kind of industry does the comnr:nity want, indigeneous or

import,ed; based on the locar resource base or using imported

materials; Iarge size or small size; new or old?

3) rs industrial developnent the onry option available? For

example, are lhere opportunities in bhe service secton?

If a community opts for further industrial development, a study of

this kind can assist them in planning for urban growt,h; Ít can al-low

them to use these impact, assessment methods as planning tools to provide

an iltegral component of the development plan and the capital expendi-

bures pran to pran for growbh. rn particular, using these fools wit,h

intelligence flom a study of this kind can ensure t,hat planning policies

and guidel-ines are reasonably accurate and rational.

B. GENERAL PLANN]NG POLICY AND IMPLTCAT]ONS

A sùudy of this nature can provide integrar inputs into the

ccnmunit,y developmenl or regional development planning policies and

implicalions. Listed below are general statements which convey ideas

nerevant to existing planning policy or bhe need for future poliey.

I ) puutic noney may be wisery spenl as part of a rocar/regional-

planning sfudy to prepare a location assessment guide to

det'ermi¡e where industriesr site selection would bring maxj-mr.m

benefit to bhe local public.

2) Low $rage, low-skill j¡dustries should be guided to comnunities

wÍfh a surplus of low-skilled labor; as a firsf stage to a

progressive upgrading of the labor force and type of industry

Iocating in a communÍty.
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3) Aclcrowredging the fact that, pnivate industry nust naxi¡nize theÍr

capital gains, it is likely that some comntmities wlrich do not

attract private capital couLd nevertheless, support low-ski1led

low-profit, industries. In these cases, it may be equitable to

use pubric money to subsidize the formation of rocar cooperatives

and/ oe public profil-naking enterprises.

I.lhen industrial deveropm.ent does occur in a community, ib must be

ensured that the rocar residents are not bypassed by the

industryrs employnent requiremenls. Training programs should be

inplemented to benefit the loeal residents.

comprehensive analyses ( as in this study) should be carried out

by the nespective pranning authorities to ensure that small towns

that gdrr receive munieÍpar grants to provide the neeessary

infþastructure to accommodate industry have self-generating

growbh potential. Otherwise, the public noney should not be used

on towns that have an ireversible negative growbh situation.

Long range development strategies involving both the pnivat,e and

government sectors should be promoted in order to begin to

address the problems of local,/regional development, problems.

This would necessitate close liaison between local and regional

planning authorities.

There is a grrcwing dernand by the public on the governnent and its

planners to provide thern w'ith soclal, fiscal and economic i_mpact

studies to make lhem aware of the type and extent of changes that

industrial-ization may bring to theÍr comnuniti_es.

The impact that industrialization may have on bhe housing seetor,

rnuuricipal infþastructure, social fabric, economic sector and

4)

5)

7)

6)

8)
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9)

school systen shouLd be analyzed before and w-it,h each successive

industrial developnent to determine when the rrbreak point" is
likely to be reached so that it can be adequatery accounted for

in the local developaent plan.

The impacts fhat industriarization in non-metropolis areas wirr

have on agricultural Iand has been well docr-mented. It is

paramowrt to have strong policies that will ensure lhat good

agricultural land Ís prot,ected from rural induslrial encroachment

in the future.

Lastly and very importantly, t,own adninist,rators and planners

musl utilize t,he l-at,est met,hods available to ensure that accurate

input is used in preparing policy guidelines for their conmunity

development plans. Previously, Iack of knowledge ón the part of

the Town adninistralor and planners about the various methods

( such as fiseal and housing impact assessments) , has resulted in

innaccurate and inefficient utilÍzation of a communityr s

resources. Hopefully, as these various lechniques are tried and

perfected, they will be used j.ncreasingly more in the applicable

planning conbext and ultimately realizing a more ì-ntegrated

appnoach to community planning.

10)
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CHAPTER WII

Conclusions on the Winkter Study

A. SUI'O{ARY

It is the objective of every research study undertaken bhat, it be

successful both in terms of knowledge gained and also thal its purposes

be fulfilled as best possible. I believe this Study has acconplished

both points. To reiterate, the purpose of this study was threefol-d:

1) To assess wiret,her industrial development, that occurred in I'JinkLer

was a net fiscal gain or fiscal cost to the Tov¡n. This will be

accomplisheQ lhrough using a cost revenue impact anarysis

approach.

2) To assess whether industriaL developnent had an

impact on the housi-ng and land development sectons of

3) fo extrapolate from these findings, clues that can be

as being both useful in future studies of this kind

they relate to conmuniby development planning.

Eaeh purpose will be discussed respectively as to the

appreciable

Winkler.

highlighted

and also as

findings of

this Study.

To irlustrate, the findings as they rerate to the first purpose are

as follows:

1) That the industrial development lhat, did oceur between .1966 and

1975 did ultimately result in a net fiscal gain to the Tor+n.

2) That although there was a net fiscar gain frorn industrial

development there were sevenal potential pitfalls that could have

resuLled in industriar deveropment being a net fiscal cost
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3)

lo the Town. Fortunalely t,he To¡+n of winkrer did not encounter

too many pit'farls but this may not have been the case for other

Lowns.

To illustrate the potenLial pitfalls that, could have occurred, a

large ntmber (45 percent) of the industrial workforce commuted to

Hinkler. rf these workers had l-ived in winkler then the Town

wourd have had to provide nunicipar services to a substantiarty

greaten number of people. This rikely wourd have altered the

nunicipar finance picture of the Town quite significantly, maybe

even to the point where even the increase in tax revenue due lo

the industrial growth nay not have offsef the potential increase

that, nay have been required to provide municipal and social

services to these commuters if they had tived in Town.

Another potentiar pit,farJ- the Town did not falr into was t,he fact

that educati.on eosts did not rise subst,antially as a result of

industrial development. The excess schoor capaeity and the fact,

t,hat 45 percent of the industrial workforce commuted so not all

lheir chirdren used winkrer's schools negated a significant

increase in school expenditure. Yet in other situations there

could have been a significant increase in school expenditures

espeeiarry Íf more of the workforce rived in l.Iinkler and there

was nob the excess school room capacity bhat was avail-able.

Anot,her potential pitfall the Town averted was the fact that

industrial firms locating in Winkler Ì¡ere of the ttdry type"

industry not nwetn industry. Therefore, there l¡as much less

demand put on the municipar r+ater and sewer systems than if there

were trwettr industries present which would have been nore

4)

5)
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costly for the Tor+n to service. In fact the Town had had a bad

experience with a creamery as it required a large amount of water

and resuLted in a strain on their sewage lagoon. The Tor¡n fe1¡

it was too cost,ly to service this creamery and as a result slas

attenpting to discourage any further location of rrwettr industries

in Tov¡n.

6) fne Town had to be fairly effective in their fiscal managenent

abilities as to accomrnodate the industrial and spinoff growbh il

had t'o make najor expenditures on all their municipal services.

The Town borcowed substantially to accomplÍsh this, risking the

fact that lhey would have to attract nore industrial growbh to

enhance the industrial to residential tax base ratio.

0ther towns may not have been as prudent or wise in their fiscal

management abilities; forbunately Vlinkler !¡as able Lo wisely

manage bheir municipal finances.

As for the findings as they relate to the second purpose it, was felt
t'hat the findings did fulfill the intent of Lhe purpose. The findings

indicated that there were several appreciable impacts that occurred to

the housing and land development sectors in l{inkler. These findings are

as follor¡s:

1) tfre rise in Vlinkler housing prices between 1972 and 1975 (when

indusbrial deveJ_opment was greatest) was at least 1O-1lZ percent

higher than Hinnipeg and even Morden, a simi.lar sized f,own. Much

of Lhis price increase can be attributed to bhe demand for

housing caused by people moving to Tov¡n to work for the new

industries.
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2) The housing shortage in 1gT3 and 1g7U Has softened due to the

read-1ag time requÍred to bring new housing'ron 1i-ne'r ¡.ùich

occurred in 1975. After 1925 t,he housing prices did not rise as

rapidly as supply was beginning to neet lhe demand as new

subdivisions were brought non liner.

3) The Town ass.'ned the burden of servicing a deveroperr s

subdivision that ultinately was not required as the population

growbh forecasted due to Monarch rndustries was not as

significant as the developer had forecasted. Unfortunately both

the Tov¡n and government planners went along wilh the developert s

housing forecasts and the subdivision approvals were granted. In

the end the demand for this subdivision never naberialized

Ieaving the Town with a rrwhite elephantrf subdivision and with

costly services in the ground that would not be recovered until
the housing was built which would be ¡nuch later.
Based on these factors it can be said the industrial developmenb

and its relabed population growth did have an appneciable impact,

on the housing and land development seetors in l,linkler.

I{ith regards lo bhe findings as they relate to the fhird purpose,

many pentinent findings or clues were denived fron t,he various analyses

that would be useful as ¿ui aid in future si¡ilar studies and also

community development, planning.

For exampre, regarding the nunicÍpal fiscal anarysis cerbain

perfornance criLeria were ident,ified lhat should be utirized in
establishing whether a Town should encourage or discourage indus¡rial
growbh. To illustrale, industrial developnent in a conmunity could be

encouraged where:
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. debt levels are manageable.

. school space is available.

. t'he municipal infrastructure has bhe capaeity or expansion woul-d

not debilitate the comnunity.

Conversely, perfornance criteria r¡¡ere suggested lo assess whethen

induslnial development should be discowaged when:

. fhe municipal services are at capacity and the Town could not

afford to upgrade their nunicipal services.

. the schools are at or exceeding capaciLy.

. municipal debt levels are high and lhe indust,rial tax revenue

wourd not significantly offseb these high debt revels.

These performance critenia could be establ-ished as part of a

permanent monitoring system whereby the sensitivity of a Town's

municipal finances couLd be easily determined should a new development

be proposed. This seb up could easily be implemented by eithen the Tor+n

or governmenb pranner. rn fact, as part of the deveropnent approvar

process these performance criteria could be used to assess whether a

proposed development could be accommodated by a Tovrn or whether it would

be a net fiscal cost to the Tor+n.

l.Iith the nunicipal- fiscal healt,h of many cities today being

threatened as expenditures are approaehing revenues, performance

criteria could be established as an ongoing monitoring system that would

be fairly inexpensive to implernent but very heJ_pfur in aiding a

mu::iciparity in making future policy and developnent decisions.
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B. ADDTTTONAL THOUGHTS ON FINDTNGS

Nol only are lhe measurable flndings iroportant in analyzing the

inpact of industrial development on a s¡naLl town but the intangible

findings are also inportant to understand.

For example, the demand for housing caused housing pri-ces to rise quite

drarnatical-1y. Unfortunately the industnies that created lhis population

growbh and housing denand and subsequenl inereases in house prices were

nol paying their avenage worker enough to be able to affond lhese

houses. So while the industries were creating new jobs they weren't

paying the workers enough lo be able to buy a house t,hat had risen

substantially in price, due to worker denands for this housing (a

CaLch-2Z sifuation). This sequence of events led to several conditions

arising:

1) l'iorkers would eommute frorn a far distance rather lhan move to

Town.

Spouses would have to take up jobs to afford the housing.

rndiseniminate subdivision in lJinkrerr s environs !{as occurring on

good farm land as it llas cheaper to build a house on an acreage

using a septic ùiLe and fierd rabher than pay twice as much for a

servieed lol in the Tovnl.

Regardi:tg the municipal fiscal- analysis it was increasingly apparent

as to iust how fragile or sensi.tive a small lownrs fiscal situation is.
If is understandable how in roany studies reviewed for this research the

overall- findings were that industry was a net cost to a small town. If
snatr towns are not wise in their fiscal managenent itt s quibe

underslandable how one or two major ners developments could quite easity

have a detrinental effect on the municipal finances. The balance

2)

3)
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between fiscal solvency and insorvency is quite fine, it wourd appear

for nany smaLl tov¿ns. A good understanding of a townfs fiscal setup is
required and only then ean one acquire the sensitivity necessary to make

intelligible decisions regarding fiscal and growth natters. This is the

challenge for planners and administrators in the future, to be able lo
establish the sensitivity of a tov¡nrs fiscal setup to new deveJ-opments.

As discussed earlier the perforuance eriteria monitoring system i+ould be

a good basis to acquire an understanding of a small town's fiscal

situation. Hopefully, the towns in the future wil-l imprement such a

system as the conplexity of these natters will require it moreso in the

future.

C. ENDING

The benefits of this bype of study to a planner can be significant.
TL¡e benefits are measured not only by how successful the findings were

but also how onets t,hought processes, knowredge and skilrs can be

advanced through such a study. rt is those benefit,s fhat are mosl

applicable to the everyday planning expeniences.

Ïhe benefit' to the rrclienttf or rrreadertt lies in the presentat,ion of

resulls and organization of such a Study. Therefore lhe Study serves

two purposes; one of expanding the skills of the researcher and also the

presentation of meaningful findings to a client or reader. Albhough

both of these groups Bay view the cornbination of these perspectives

differently, they ehould represent a more neaningful understanding of

the situati.on as a who1e.

For the Town of triinkler, the resurls of this study Here very

significant. The Town had wibhin one decade been transforued from a
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small agricultural centre to a bustling rural town industrial eentre and

had experienced nany changes in its way of life as a result. These

changes were not always viewed as being positive by the Town and that is
why they requested lhis Study. Fortunately the Town nanaged its fiscal-

affairs wisely and reaped the benefits of industrial- devetopnent. Many

towns have not been so lucky.

Hopef ully in future , studi-es o f lhis type r+irl aid planners and

adninistrators in reducing the propensiby for detrinenlal inpacts of

industnial development on small towns. Íie have the lcnowledge and

methods to do it, we must assign the time and money to caruy it out.
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TABLE 2

POPUIATION SIZE AND CHANGE: SOUTHERN IfANITOBA MARKET CENTRES I}TI - Lg76

SOUTHM.N
MANITOBA
MARKET
CENTRES

POPULATION
L977

SIZE
797 6

POPULATION CHANGE

r97I - L976
ll "tt' /o

Pembina

A1t ona

Carman

Morden

IIorrís

I^iinkler

Va11ey:

2I90

209L

3294

1461

3r24

27 59

27 36

4299

1906

443r

569

645

1005

445

1307

26.0

30. B

30. 5

30.5

41. B

SUBTOTAL T216O 1613 1 397 r 32.7

OTHER
MARKET
CENTRES 265L4 28463 L949 7.4

TOTAL 3867 4 44594 5920 15.3

Source: ManiËoba Hospital Services Commission.
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TABLE 3 POPUIATION CHANGE BY YEAR 797L - L976

WINKLER

POPULATION ANNUAL

Z CHANGE

CUI'ÍULATIVE
CHANGE

o/

MORDEN

POPULATION

329 4

3 430

3555

387 2

4037

4299

I97 L 3L24

6.1 6.1

L972 33 16

3.9 10. 0

L97 3

18. 4 28.4

L97 4 407 6

0.2 28 .6

L97 5 4086

8.4 37. 0

L97 6 443L

Source: Manitoba Hospital Servíces Conunission

ANNUAL CU}ruU\TIVE
Z CHANGE CHANGE

/"

4.\ 4.r

3.6 7.7

8.9 L6.6

4.3 20.9

6.5 27 .l)

-14s-



TABLE 4 I,OPULATION CHAI']GE BY AGE GROUP 1951 - ]-971

A. WINKLER

ÄGE GROUP

CENSUS O - 14
YEAR No. % of Total

L5-64
Ño. % Of. Total

65+
No. % Of ToEaI TOTAL

1951 424 3r.9

1956 506 31. 0

1961 809 32.0

L966 733 28.5

IgTlx 780 26.2

774 58.1

92r 56.3

1363 53. 9

L399 54.4

1650 55.4

133 10.0

207 72.7

35t 14. 1

438 17.I

550 18.4

13 31

1634

2529

257 0

2980

B. MORDEN

AGE GROUP

L5-64
No. % Of Total

1091 58.6

LzBt 57.3

1578 56. 5

1712 55.3

1875 57 .5

CENSUS

YEAR

195 1

1956

1961

]966

L97 IX

No.
0-14

% Of. Total

30 .4

30.8

30. 4

29.7

24.8

65+
No. % 0f Total

567

689

849

919

810

204

267

366

466

575

11. 0

11. 9

13. 1

L2.O

L7 .7

TOTAL

TB62

2237

27 93

3097

3260

* Population counts are random founded.

Source: Census Canada

-L46-



TABLE 5 POPUL\TION CHAbIGE BY AGE GROUP T97I _ 1976

A. WINKLER

AGE GROLIP

1723

1824

rBB 4

198 0

2266

2453

55 .2

s5. 0

54 .7

54 .0

55. 5

ss.4

207

L5. 87:

Year
(June 1)

r977

r97 2

L973

r97 4

l-97 5

r97 6

TOTAL
INCREASE

Z OF TOTAL
INCREASE

0-14
7" of. Total

65+
No. % Of

/.+53

47L

515

591

631

660

Tota 1 TC['ALNo.

948

IO2T

1045

LOg4

1189

13 18

30. 3

30.8

30.3

29.8

29.L

29.7

L4.5

14.2

15. 0

16. 1

15. 4

L4.9

a1at.J !L+

3 316

3444

3665

408 6

4437

13 07

L00"/"

370

28.3%

B. MORDEN

AGE GROUP

Year 0 _ 14
(June 1) No. % of Toral

15-64
No. 7! Of. Total

65+
No. % Ot Total TOTAL

r97r 858 26.0

1972 878 25.6

1973 909 2s.6

I97 4 920 25.2

1975 1028 25.5

1976 rILz 25.9

1856 56. 3

L962 57.2

2049 57.6

2123 s8. r

2369 58.7

2515 58. 5

580 L7.6

590 L7.2

597 16. B

603 16.5

640 15.9

672 1s.6

329 4

3430

3555

3655

4037

4299

TOTAL
INCREASE 254

Z OF TOTAL
INCREASE 25.3%

659

65 .6%

92

9.L%

1005

ro0i(

Source: Manitoba Hospital Services commission. -I47-



TABLE 6 POPULATION CHANGE BY 5 YEAR AGE GROUPS 797I-L976

AGE

GROUPS

15-19

20-24

25-29

30-34

3s-39
1s-39
SUBTOTAL

40-44

45-49

50-54

55-59

60-64

40-64
SUBTOTAL

6s-69

70+

I,¡INKLER

L97 6
CHÄ¡IGE
I97 r-7 6

161

LT2

97

370

131

138

744

79

69

33

L4

43

T4

65

L69

47

160

}f ORDEN

I97 6

390

335

387

LLTz

CHANGE

I97 L-7 6L97 L L9 t-L

0-4

5-9

10-14

316

316

316

948

299

247

L76

L67

133

1022

134

L52

131

L49

13s

70r

L43

310

477

428

4]-3

l3 18

430

38s

320

246

202

1583

246

294

318

l-44

4I

69

0-14
SUBTOTAL

858

305

207

t96

161

L46

385

376

336

253

196

254

BO

769

140

92

50

56L r015

841

rs46

L77

l-62

2LL

200

2L9

969

2L7

455

4299

29.1

531

32

_11

57

2B

34

L28

39

53

L67

t66

774

163

200

74s

185

154

172

185

870

190

/-+7 O

178

402

TOTAL 3L24 443r L307 3294

MEDIAN
AGE

26.9 26.3

SOURCE: Manltoba HospitaL servjces Com¡¡issj.on.

32.5

-148-
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TABLE 7 SOI.MHBRN MANTTORA MARKEf, CENTRES 1951 - 1971.

SOUTHERN

},IANITOBA
}LA,RKET

CENTRES

NET I'ÍIGR'\TT0N
INCREASE

DUE TO NET
II'I-}4IGRAT IOIT

L95L-797Li1

1951-56 1956-61 L96I-66 L966-7 I 195L-L97r

PEMBINA
VALLEY

ALTONA

CARMAN

MORDET{

MORRIS

I^TINKLER

43

-4r

183

-59

159

111

9

392

-J

744

-16

-¿¿

L23

-164

-I27

-90

47

BO

-7

319

48

-7

778

-233

1095

7.0

0.0

55 .4

0.0

66 .3

SUBTÛTAL 285 1253 -206 349 1681 40.9

OTHM.
MARKET
CENTRES

1668 -676 975 -4 1963 28.4

TOTAL r953 577 769 345 3644 33.0

source: RAP DescripËive Data Update Vo1. I TABLE Ð3

TABLE 8 NET MIGRATION ESTII-TATES BY AGE GROUP 1961 - 1971

óuL

GROUP

0- 4

5-9

10 -14

15 -19

20 -24

25 -34
35 -44
4s -54
s5 -64

65+

WINKLER
ESTIMATED

NET T'IIGRATION

-37

-47

-6
+3

-4L

-96

+L2

+22

+160
+222

+I92_ _

MORDEN

EST]ÞfATÐ
NET MIGRATION

-53

-40

+L4

+18

-23

-68

-15

+30

+107

+233

TOTAL -r49- +203



TABLE 9 NET MIGRATION ESTIMATES BY AGE GROUP L97T - T976

AGE
GROUP

WINKLER

ESTTMATE
(MHSC)

MORDEN

ESTII'L\TE
MHSC

0

5

10

-4

-9

-L4

2r0

LT7

98

LL2

93

9t+

0 -14
SUBTOITAL

425 299

15 -19

20 -24

25 -29

30 -34
55 -39

1r4

B7

73

72

35

68

72

130

59

36

15 -39 381 365

40 -44
4s -49

50 -54
s5 -s9
60 -64

35

36

22

40

63

31

18

30

53

60

40 -64
SUBTOTAL

196 192

65 +69

70+

65

131

4B

43

T0TAr,, 0ÍHSC) 1198 947

TOTAL (CENSUS) 631 553

-150-



TABLE IO: POPULATION CHANGE IN SURROL1NDTNG Ì'ÍUNICIPAL AREAS L967-197 6

POPULATION SIZE

L966 L97 1 L97 6

POPULATION CHANGE Z

L96L-66 L966-7L L97I-76 196L-L97

STANLEY:

Farm

I'Ion-Farm

Total

RH]NEI,AM:

Farm
:Non-þ'arm

Total

ROI,AND:

Farm

Non-Farrn

Total

TOTAL AREA:

Farm

Non-Farm

Toral

l-967

407 6

891

4967

4820

1183

6003

L032

476

1508

9928

2550

T247 B

457 2

4550

L032

10ls4

-10.0
+27 .2

_1?

-16.9
+I2.7

-11. 1

-L2.3
- 0.8

- 8.7

-13. 6

+L5.2

- 7.7

3669

1133

4802

4006

1333

533 9

905

472

L377

8sB0

2938

11518

2781

15 3B

4'319*

33 18

1458

4776

652

4s6

1108

+35.8

-10. 1

-L7 .2

+ 9.4

-10. 5

-28.0
- 3.4

-19 .5

-2I.3
+l-7.5

-L+.4

+5.9

-6.9

-0.5

8.0

-24.0

-?1 A

-18.6

67 5r
zJ'-

zjJsz

10203

Source: Canada Census
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TA3LE 11

APPAREL AND ACCESSORIES
GROUP

Total Z Change*

AUTOI'IOTIVE GROUP

Total Z Change*

BUILDÏNG MATERIALS AND

HARDWARE GROUP

Total Z Change*

FURNITURE APPLIANCES AND

RADIO GROUP

Total Z Change*

PROFESSIONAL GROUP

Total % Change*

OTHER GROUPS

Total 7" Changek

TOTAT. NT]MBERS

555699101010

7 7 9 10 t-7 18 L7 L7 18

30 30 34 35 40 4L 43 44 46

BUSINESS AND PROFESSIONAL SERVTCES (1968-1976)

L96B L969 L970 L97I 1972 L973 L974 1975 L976 TOTAL "/"

66671111111111
83 .3-

r7 17 17 17 L7 19 19 19 19
11.8

99991010L2L415
66.7

GENERALMERCHANDISEGROUP 6 6 5 6 9 9 9 9 9
Total Z Change*

TOOD AND BEVERAGE GROUP 6 6 10 g T2 T5 15 16 16
Total Z Change*

50 .0

IT6.7

100.0

T57 .T

53. 3

86 86 95 99 rzs L3z 136 140 144 67.4

SOURCE: Manitoba Community Reports (f968-l-976), Departmenr of Tndusrry
and Commerce, tr{innipeg, }lanitoba.
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TASLE 12

APPAREL AND ACCESSORIES
GROUP

Childrenf s Wear
Fanily Clothing Stores
Jewellery Stores
Ladiesr i^lear
Men t s l,Iear
Shoe Stores
Tailors

AUTOMOTIVE GROUP
Body Repairs
Bulk Oil. Dealers
Implement Dealers
Motor Vehicle Dealers
Service Stations

BUILDING MATERIALS AND
HARDWARE GROUP

Building Contractors
Hardwares
Lumber Yards
Woodworking
Floor Covering
Glass and Mírror Shops

GENERAL MERCHANDISE GROUP

Catalogue Sales Offíces
Department Stores
General SËores

FOOD AND BEVER¿,GE GROUP

Bakeries
Eating Places
Eating Places '¿íth
Beverages
Grocery Stores
Liquor Commission
Loeker Plants
Meat Markets
Super Markets

BUSINESS AND PROFESSIONAL SERVICES IN HINKLER (1968

1968 L969 7970 L97I L972 1973 1974 L975 L976

111122333
222233333
222233333
1l:k122222

t(*****.k
-**J:***_******

2

4
4

2

5

2

4

4

2

5

2

4

4
2

5

2

4
4
2

5

I
4
4
4
6

1
4
4
4
6

1

4
4
4
6

1

4
4

4
6

2

4
4
2

5

1
I

2

2

1
q

333344ss5
333333333::::: î ii i

_22
I

2

2

2

2

2

2

2

2

2

2

J

4

2

3
4

2

3

4

2

J

4

2
3
l+

1l_rl11
566677

1?: a¿ ¿ ¿ ¿

1--*)tìk*
111r12222

- i53 -



TABLE .12 ConEinued

FURNITURE APPLIANCES Aì'JD

RADIO GROUP

Electrical Appliances
Furnit.ure Stores
T.V. and Radio Repairs

PROFESSIONAL GROUP

Accountants
Chiropractors
Dentists
Lawyers
Medícal Doctors
0ptometrists
Veterinarians
Psychiatrists

OTHER GROUPS

Banks
Barbershops
Beauty Parlours
Billiard Parlours
Bowling Alleys
Coin Laundries
Drug Stores
Dry Cleaners
Egg Grading Stations
Electrical Contractors
Florists
Funeral Parlours
Graín Elevators
Hatcheri-es
ïnsurance & Real Estate
Machine Shops
Painters & Decorators
Photographers
Pluurbing and Heating
Pri-nters
Road Contractors
Shoe Repairs
Theatres
Upholsterers
Music Shops
Fabric Shops

'rWith Others
**Coin tr^Iith Laundry

L96B L969 LgtO r97r L972 1973 L974 L975 L976

I
2

2

1
2

2

I
2

2

I
2

3

4
2

J

4

2

J

3

3

+

3

3

4

3
1J

1

2

2

1
2

2

111144444
111'1rIII;;;;;;iLT

334s665ss]]:ti::::

11
JJ
11

22

;;
11
11

11
22

¿¿ .L¿

11
11

1t
33
11
33
22

1111223
3333333
2234555
1111

-11
2222222
2222222
2223222
1111111
1111112

111
111lll1
3333333
111-
33s5s5s
2222222

11222
1111111
3333355
1111112

22222Ll
___:___
1222222
r1222Il

SOURCE: Manitoba Community Reports (1968-1976)
and Commerce, Winnipeg, I'lanitoba.

-r54-
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Table: 13

YEARS

1966
t9 67
I 968
1969
r97 0
I97 T

L97 2
197 3
r97 4
r97 5

Sourc e :

Tab le :

YEARS

L966
1967
19 68
1969
1970
T97 L

t97 2
r97 3

197 4
r97 5

Sourc e :

Table:

YEARS

r97 3

r97 4
1975
r97 6

r97 3-197 6

Source: Town

I.TINKLERI S RETAIL SALES

RETAII, SAIES ($)

4, 300
4,900
5 ,000
5,100
4,067
4,220

l7 ,500
lg, g50

23,045
24,980

1966 - 1975

PERCENTAGE CHANGE

0ver Previous Year
13.9
2.0
2.0

25.3
3.1

3I4.1
14 .0
15 .5
8.3

197 5

r4

Trade and Commerce l{agazine 1966 -

Town

WINKLERI S COMMERCIAL BUILDING PER}IITS 1966 -

NUMBER OF PERMITS VALUE OF PERI"TITS

250 ,950
229,950
93,750

169 ,000
208,900
93,850

302,339
397 ,000

I ,655 ,050
141 ,800

of Winkler

WINKLER' S COMMERCIAL

ASSESSMENT

ASSESSMENT I973 - 1976

PERCENTAGE CHANGE

r97 5

13
7

I2
6

I4
9

10
16
30
I7

l5

$I,322,330
1,569,450
I ,723 ,130
I , gg2, lg0

of l,iinkler

0ver Previous Year
18.6
9.8
ot

42.3
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Tâble :

I.¡inkler

TOTAL T.{\¡\BLE,\SSESS¡f ¡:NT/CÄP ITÂ 19ó6-1 9 7 6

1o tal
Taxable

As s es semenr

Percentage
Change

(Cumu la t fve )

Popularfon .\ssessnen c/
Cap f ta

1966

1967

1968

19 69

L970

19 71

r97Z

L973

L974

1975

L97 6

3 ,943,440

3,963,500

4 ,49L,770*

tl,822,8ñ

5,067,980

5,809 ,220*

5,978,080

5,922,530

6 ,320, 550

6,747,840

7 ,955,r70

0. s0 (0. so)

13.32 (13.8)

7.36 (21. 16)

5.08 (26.24)

14.6 ((0.84)

2.9 (43.74)

-0.9 (42.84)

6.7 (49.54)

6.76 (s6.3)

L7.89 (74.19)

2570

2570

2570

2570

2570

2983

33 16

3444

407 6

4086

443L

sr,534.41

r,542 .22

L,147.77

1,876.58

1,971.96

L,947 .44

I, 802.80

L,719.67

I,550.67

1,651.45

$1,795. 34

Þforden

Year

To tal
Taxable

As sessEen t

Pe re en ta ge
Change
(Cuulaclve)

Populatlon Assessnent/
Capfta

L966

1967

1968

1969

1970

L97L

L972

L973

Year

4,299 ,900

6,043,I20

6 , 135, 450

6 , 288, 000

6;869 , 200*

7,057 ,780

7,293,920

7, s33, 030

40,5'.Á (40. 5 )

L.5I7. (52.03)

2.s.t _$4.53)

9.27" (63.73)

2.77. (66.43)

3 .3L_7. (69 .7 6)

3097

309 7

3097

3097

309 7

3294

34 30

PopulacÍon

1,388.41

1, 95r. 2 8

r , 981. 09

2,030.35

2,2r8.02

2,r42.62

2,126 .5L

2,I78.99

Assessnent/
Capl Ea

3.3 Z (73.03) 35s5

tg74 8,365,340* tr.o z (84.07) 3972 . 2,160.47
37* re assesment Èook place

All Toms

TotaI
Taxable

AssessEenÈ

PercenÈage
Change

(Cuularlve)

L9 66

1967

r.9 68

19 69

1970

L97L

L972

1973

197 4

1975

109,728,690

L25 ,644,627

L30 ,826 ,7 45

I40, 091 , 050

121,114,124

126,558,280

L34 ,516,720

L44,489,710

152 ,8 68 , 600

1ó0,187,940

L7.247. (L7 .24)

4.L21 (24,32.).

7.otr (28.44)

-13 . 542 (14. 9 )

6.v" (21.2)

7 .4i1 (28. 6)

7 .4i( (36.0)

5,72 (|L.7)

4.8 (tß.5)

89,459

94,L27

94,r27

9.4,L27 '

75 ,604

78,022

78,022.

78,022
78,148

78 ,14ð

t226.5

1334. I

1390.0

1488 . 3

1602. 0

1622. r

r724.L

185r.9

1956.97

2049 .8

Source: Dept. of ¡funlcfpal Affafrs Statistj.cal
Munlcipalltfcs,

InfomaÈ1on Pcrtalnl¡rB to ManJ.Èobs
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TA'LE 3 R.ESIDENTIAL/CO**RCIAL INDUSTRIAL ASSESS}'ENT RATI.

WIM(LER

MORDEN

YEAR
A

FAfuY/RESIDENTIAL (Z)
ASSESSMENT

DÐ

rNousr/ coMlERCrAr, (z )
ASSESS}ÍENT

TOTAL
ASSESSMENT

RATIO

^/B

L973

L97 4

r97 5

L97 6

3, 634, 000 (62.6"Á)

3, 810, 100 (59 .6"/")

4 , 102 , 580 (62. L:/.)

4 ,67 6 ,0BO (59 .87")

(average 6L07")

2,L69,440 (37 .42)

2,387 ,360 (38.57è)

2,50L,2L0 (37 .87")

3,L34,440 (40.r32)

(average 38.5î¿)

5 , 803, 440

6,L97,460

6,603 ,7go

7,8r0,520

r.67

r.54

r.64

L.49

YEAR
A

FAR}Í/RESIDENTIAL (Z)
ASSESSMENT

B
INDUST/CO}ßÍERCIAL (Z

ASSESSMENT
TOTAL

ASSESSMENT

^/sRATIO

L973

797 4

L97 5

L97 6

5,2L4,830 (71.9)

5,880,800 (72.6)

6,378,060 (72.0)

6,79r,450 (72.2)

(average 72.4)

2,048,790 (28.2)

2,2r3,6L0 (27.3)

2,485,240 (28.0)

2,616,600 (27.8)

(average 27 .81[)

7 ,263,620

B,094,410

B,863,300

9, 408, 050

2.54

2.66

2 .57

2.60
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TABLE:

I^]]NKIER REVENUE BY SOI]RCE 1970 AND 1975

Internal Sources

Property fax
Taxes added

LÍcenses /permit s

Fines

Sales services
Rentals

Tax penaltíes
Misc. revenue

Total ínternal
Sources

External Sources

Grants in lieu (Fed. )
Grants in lieu (Prov. )

Provincial uncond itÍonal
transfers
Provincial
conditional transfers
Other loca1 governmenÈs

Total external

Total revenue

1-975 (Percentage)

894,7 55 (80. 2 )

82,293 ( 7.3)
6,756 ( 0.6)

10,139 ( 0.9)
28,28L ( 2.5)
1,200 ( 0.1)

11,568 ( 1.0)
9,890 ( 0.9)

L,044,882 (93.6)

3 ,803

t5, B48

40,9r2

7 ,060
3, 750

7 L,373

r,LL6,255

( 3.6)

( o.o)
( 0.3)
( 6.4)

(1002)

L976 (Percentage)

( 0.3)
( 1.4)

477,02r

L5,L64

l,Blg
4,87 4

6,965

165

7 ,964
14,7 23

528,695

3,667

20, 560

2,965

27,092

555,787

(8s. B)

( 2.7)
( 0.3)

( 0.e)
( 1.3)
( 0.02)

( r.4)
( 2.07

(es. l)

( 0.7)

( s. z¡

( o.s)

( 4.s¡

( 100)

Souree: Municípa1 Finance Branch

1. Includes both Federal and Províncial grants ín lieu of taxes.
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Tabte: $ IoEaI and Per CapiÈa Taxes Inposed

Wlnkler
Total

Year -Tilxes.lmOô s rld Z Change
Bus 1nc ss

Tax
Tm oo -^ed

Bu s ln ess
Tax As
Z OE Popu-
Taxes lat1on

rax/ lmposed
Caplta

19 66

1967

1968

1969

19 70

19 71

L972

19 73

L974

L975

r97 6

275,575

300, 002

40r,0t5

436, 989

477 ,02t

559 ,188

603,222

536,67 I

636,161

894, 635

3, 030

13, 308

18,899

?o,972

20,665

24,097

34,599

35,740

37,276

43,051

43, 900

48,554

i707 .23

116.73

1 50 .04

r70.03

185.61

L87.46

tl'.68.97

155 .83

r73.57

s218.95

8.8

33.7

9.0

L7 .2

7.9

-tl. 0

18. 5

40.6

30.0

Morden
Toral

.. Taxes Busfness
Year Z Change Taxlnposed - Inooied

4. Ë

6.3

5.2

4.7

5.1

6.2

5.9

6.0

6.8

4.9

4.1

2570

2570

2570

2570

2570

2983

3316

3444

3665

4086

4431 262.4

Popu- Tax/Inposed
latlon Capfta

Busfness
Îs As

zof
Taxes

19 66

1967

1968

1969

19 70

19 71

L972

L973

L97 4

305 ,096

341,896

3e0,025

400,829

451,701

476,612

546,72L

57 6, r42

7 LL,557

14. 0

9,2

5.5

1U a

5.5

14.7

5.4

23.5

51.46

13,308

24,405

24,975

2,44A

tr,635

12,556

13, 19 7

iz,i92

L5,t74

17 ,313

4.4
'7.0

6.6

0.6

2.3

2.6

2.4

t2

. z.L

1.61975 L,077,722

3097 I 98.51

3097 r12.33

3097 I22.7L

3097 L29.t12

3097 143.85

3294 r44.69

3430 159 .39

3555 162.06

387? 183.76

4037 $266.96

All Tosns ToÈal
Taxes

Year lnposed Z Change
Bus fness

Tax

Buslness
Ts As
Z OE Popu- Tax/Taposed
Taxes latlon Caplta

1966 8,579 ,293

L967 9,204,94r

1968 10, l0I,770

1969 L0,948,632

19 70 10, 084, 303

1971 r0,852,153

1972 . 11,895,113

1973 12,6?8,479

r974 15,O72,667

1975 19,506.591

- 468,2L3 5 .4 82 ,549 95 .90

5.3 94,r27 9't .79

4.7 94,I27 I07 .32

4.? 94,L27 rL6.32

4,3 75,604 133.38

4 . 3 78 ,022 r39 .09

4.4 78,027 L52.46

4.5 78,022 167 .86

4.5 78,148 L92.87

L0.7

9,7

8.4

-7 ,9

10.8

9.6

6.2

L9 .4

485 ,422

477,4L0

467,996

438,467

467,628

523,960

57r,993

616,319

29.4 660.442 1.t! 78.1¿8 ?r!9 6r

Source: DepÈ. of Munlclpal Affafrs Scattstfcal Infomatlon Respecting che
*":t"fpallrfes of El¡e Provfnce of Manlroba.
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YEAR I II FIR]'Í T I FIRM K FIRM M

THREE FTRMS
TOTAL

TOI^IN

TOTAL

L966

L967

1968

l-969

L97 0

L97 I

L97 2

L97 3

L97 4

r97 5

r97 6

560. I li
1,305.33

r,800 .22

2,7 L8 .87

5,447 .92

7 ,269.r7

3 ,265.g53

29,467 ,44

39 ,7 40 .54

55 ,699 .63

66,886. 95

2 ,456. L82

4,499 .r3

5,7 26.50

5 , 990. 61

6,556.92

8,424.36

8,944.gO

9 ,846 .63

r0,275 .96

L3 ,27 0.62

L3,577 .7I

L7 6.96

44,598. 40

3 , 016. gg

5,804.46

7,526.72

8 ,7 0g ,48

12,004 .84

15,693.53

l2,2r0.85

39 ,3L4.07

49 ,956.50

69,L47 .2L

L25 ,063 .06

275,574.6r

300,002. 35

401, 015. 16

445 ,838 . 00

492, 185. 00

57 0 ,265 .00

618 ,263. 00

562,447.00

665 ,634.00

977,048.00

L,277,603.48

TOTAL 2r4,L62.7 3 143 ,509.52 44,77 5.36 402,447.6 6 ,304,300. g0

TABLE 6 TOTAL

Revenue Fro¡n The Three Firros

/" J4 2.37. 0.77" 6. 47" 100. 002

Source: Tov¡n of l^Iinkler

1. Cancelled as a tax incenËive for new indusÈry.

2. Portion cancelled due to fire.

3. Cancelled due to fire.
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Table:7

F'arm

TOTAL BUSINESS TAX REVENUES

I91 6 Tax
Assessment Rat.e

(% rentable
floor area)

Tot. al
Taxe s

% loxal
Business Tax

Firn T

Firo M

Firo K

Tot. al

Tot al

three firns

Bus ine s s

60,180

5l,060

7,500

43 ,900

317,830

157"

L5"/.

15"/"

.00

.00

.00

$ 9,107

$ 7,659

$ 1,125

18 .67"

15 .87.

a aolL.Jlo

36.7%

100 .02L) /"

$17,81I.00

$48 ,554.00

Source: Town of Winkler

TAble:8 TOTAL TAXABLE ASSESSMENT OF THE STUDY FIRMS

Taxable Assessment Total Taxable Assessment

197 6 1966 L97 6 1966

Firm T

.E ITM K

Firm M

ToEal

ç425 ,620

97.500

330 ,380

$853 , 9 50

$12,890

63.260

$76,150

5.3

t.2

4.r

10.7

0.3

1.6

lo

Source: Town of Winkler
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TABLE Change in General Expendituresl^/inkler 7970 - L975

Expenditure
Item

L970 7" Total
Expenditures

"/" Tota]- Percent
Expendit.ures Change

L97 s

1.0

1.1

r.2

1.3

L.4

1.5

FISCAL

Education

Ovm Funds

Debt Charge

Total Fiscal

Surplus

206, 183

75, 158

18, 538

299,979

(3e.8)

(14. s)

(3.6 )

(s7. e)

(0. 0)

304,344

L98,526

87 ,834

590 ,7 35

27 ,942

(27.6)

(18. 0)

( 8.0)

(s3.6)

(2. s)

(Le7 0-197 s)

47.6%

164.r%

JtJ.ó/"

97.0%

2.0 GENMAL GOVERNMENT

Total 58, 020 (11. 2 ) 80,489 (7.3) 38.7%

3.0

3.1

3.2

J.J

3.4

PROTECTIVE

Police

Fire

Other

Total

26,r39

6,026

L67

32,332

(s. o)

(1.2)

(o. o)

(6 .2)

67 ,225

L9,943

9,34L

96,509

(6. 1)

(r.8)

(0.8 )

(8.8)

L57 .22

230.9i(

5 ,593.47"

2gg .57.

4.0

4.r

4.2

4.3

4.4

4.3

4.6

4.7

PROGRAM AREAS

Transportation 64,624

Environ. Health 9,6L7

Public Health 16,437

Social Welfare 4,297

Env. Plan 2,489

Ec. Devpt. 61580

Recreational 23,7L9
Cult.

(L2. s)

( r.z)

( 3.2)

(0.8)

(0.s)

(1.3)

(4.6)

]-34,932

L6,796

44,362

L,7 44

34,606

2B ,991

67,464

(L2.2)

(r.s)

(4. z¡

(0.2)

(:. r)

(2 .6)

(6. r)

108. BZ

7 4.57"

769.97"

-60 .57.

l-290.3"/"

4304. 47"

L84.47"

Þxpend r_tur es

Source: Municipal Finance Branch, -t66-



TÀBLE L2

CAPITÁT DEBT/GlIITA: I.JINKIEr
19 66-19 7 6

Year
Cap I cal

Debc Z Change Populatlon Debc/Capfta Z Change

1966 464-,010

1967 436,64L

1968 806,254

1969 768,385

r97O 764,93r

1971 856,48r

L97Z 796,772

L973 r,106,140

L974 L,O29,994

L975 1,390,556

-6.L2

184. 6Z

-5.62

+11.96

-A OT/

+38.82

-6,82

+ 35.01f

2570

2570

2570

2570

2889

2983

3316

3444

3665

4086

5 180.56

169.89

'- -3,72

298.98

264.77

287,L?

240-28

321. 18

28r.04

ç 340.32

-6,0'Á

+184,66

-4. 60

-L2.921

+8.442

-16.312

+33.69A

-L2-1CA

+ 2L.O9z

Morden

Capltal
Yeer DebÈ I Change Populaclon DebÈ/Capltâ Z Change

19ó6

L967

1968

1969

19 70

L97t

10 71

L973

L97 4

t97 5

688,741

684,399

636,152

575,274

642,8I3

685,831

654, 708

849,540

777,474

686,729

-.07

-ò. /

-9.1

LL.7

6.7

4.6

29.8

-8.5

-rt. 7

3097

309 7

3097

3097

3097

3294

3430

3555

3872

4037

1222.39

220.99

205.60

165 . 75

207.56

208.2L

190 .88

238.97

200.'19

s 170.11

-0.72

-7.07,

-9.77.

+1r.7

+o. 3

-8 .4

+25.2

-19.0

-L5.3i(

All l,fånf Èoba Toms

Capltal
Year Debc Z Change Populatfon DebÈ/Capfta Z Chæge

1966 13,910,995

1967 13,646,858

1968 13,895,889

1969 13,118,424

t 970 12,627 ,798

r97r L3,856,244

L972 13,961,458

1973 14, 745 , -o08

1974 14,283,894

L975 15,04¿,303

-r.9

1.8

-3.6

-a 
q

9.77

0.76r,

-3. r4Z

). JA

49,459

94,I27

94,r27

94,I27

75,604

78,022

;8,022

78,O22

78, r48

78, 148

$ 155.50

L44.98

r47 .63

139. 37

167.03

L77.59

178,94

r89.00

s r89.00

192.51

-6.8

+1.8

-s .6

+19 .8

$ 6.3

+ 0,76

+ 5.6

+ 0.0

+ 1.9

Source: Depc. of ¡funlclpal Àffâfrs Statlstlcal Inforoeclon Rcspeccing the
¡lunlcfpâlltles oi' the prcrylnce of Manltoba.
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Table: L4
C}Ll:.ICE IN TI{E AS5]ES:ìI,fIìNT/DEBT fu\TIO Lg66-1976

IJlnkler

Year

19 66

!967

1968

L969

19 70

19 71

L972

1973

L97 4

I975

Equalfzed
Assegsment

Percencage
Change

5.5

.028

13.4

7.2

L5.2

4.4

3 .88

0. 16

6.72

Capl ta 1

Deb c

Equal i zed
Ass essæn E

DebÈ Ratlo

L2.5

11.16

20.55

17 .26

16 .03

15 .58

13.88

18 .55

L7 .25

2L.82

Percencage

-10 .8

+84. 14

-16 .01

-? 1t

-2.8

-9,1

+33,64

-7.0

+26.49

3, 708,000

3,913,000

3,924,00O

4 ,452,00o

4,773,000

5,497,250

5, 738, 840

5, 961,590

5,97L,22O

6,371, 630

464,010

436,64r

806.254

768 ,385

7 64 ,93L

856, 48r

796,1 72

r,106, 140

r,o29,994

1,390,556

ìlorden
EquaJ.lzed

Year AssesstrenÈ

EouallzedCapltal As'sessuenE
Debt DebÈ Rårfo

PercenÈage
Change

24 .56

6.1

4,0

L.25

- 688,74L

Percencage
Change
Ratlo

-r4. 9

-25.3

-10 .2

+6.2

r{. ó

1966

t967

1968

1969

!970

1e i:L

1972

6,183,000

6,288,000

7,0r4,550

7,293,920

139, 649, 000

I22,0ó0,0ù0

129,410,080

L34 ,5L6,72O

147,115,890

155, 409 , 660

165, 486 , 990

6, 612 , 000 5 .2

4 , 255 ,000

4,964,000 16.66 684,399

636,7 52

575,27 4

642,8r3

654, 708

849,540

13,646,858

13 , 89 5, 889

13,118, 424

L2,627 ,798

L3,856,244

13,961,458

L4,745,897

14,283,894
15, 044 , 303

16. 19

13.79

10.30

9. 15

9.72

685,831 9.78

8.98 -8.2

1r.50 +28.0

1974 7,742,ILO 4.8 777,474 10.04 _s.6

All Toms

Equaltzed percenrase cåplrat 
^.::::i:::t 

percenrase
Year AssessEen! Clxange DebÈ Debt RaÈlo Chance

L966 110,884.000

l9l3 7,385,400

1967 124, 291,000

1968 132,075,000

- 13,910.995 12.5

1969

19 7rl

L97L

L972

L973

L974

r97 5

12. I

6.3

-r2.6

6.0

3.9

9.4

4.7
6.5

9.1

L0.29

9. 39

10 ,3

10.8

10.4

r0.2

o,

9.0

+13.1

-13.9

+ 9.7

+4,9

-3 .8

-2.03

-9. 9

+5. 3

Source: Dept. of llunlcipal Affalrs SrrÈlÂrJ.il fnFôrñ¡tJôn Res?ecrlno l{untcipnL!.rle_s
oi._th-e _8rjryJ !_se__!L_l,rã!_!,rgÞ¡.
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TABLE L6 COST-REVENUE ANALYSTS OF THE

1

GARDN VALLEY INDUSTRIAL PARK

A ASSESSMENT:

1. Taxable Real Property

2. Exenpt Real Property
(GVCI Curling, MWSB)

3. Total Assesslnent

4. Busíness Rental Value Assessrnent

B TAX MILL RATE:

l. Farm & Residential

2. Comercial/Industrial

C TAX REVENUE:

1. Farrn & Residential

2. Commercial/Industría1

3. Frontage levy (LID)

4. Exeropt Property LID levy

5. Busíness Tax (t5Z)

D CAPITAL COSTS:

Debenture Debt (Water, Sewer, Streets)

E OPERATÏNG COSTS:

1. Annual Debenture Payments

2. Annual servicing costs

F NET ANNUAL BENEFITS

7966

59, 4oo.

_þL,2L0

$120, 610

4,l-66

724.

2,396.

19.

Nil

624.

ç3,7 64.

$ zoo,ooo.

20,000.

L97 5

$1, 506, 890.

___ëq,lÉg_

2,037, 650.

L29,070.

56.9 Mi1ls

56. 9 !1i11s

98.0 Mills

L27 .6 Mil1s

40,278 .

L23,77 2.

10, 900.

14, 148 .

.19,350.

$ 208,448.

$ 4at,ooo.

60, 000 .

57 ,389

$117,389

$ 208.449 - $

l. Note includes soue residentía1 development..

- 171 -

117,389 = $91,059 /year .



TABLE 17
]OST - REVENUE

?BIBINA VALLEY

\ ASSESSMEMS:

ANALYSIS OF TTIE

INDUSTRIAL PARK (N.W.rzu Sec. 34-2-4W,

r97 4

etc. )

NIL

4,2L0

10, 750

$14,960

NIL

739.67

NIL

NIL

47.59

NÏL
$787 JO

1976 (Estinated)

I-. Real Property j.n L. I.D . ll2

¿. Exæpt ProperÈy

l. Ourside L.I.D. ll2

Business Rental Value Assessment

TAX I'Í]LL RATES

1. Farn & Residential

2. Conmercial

TAX REVENUE:

1. Real Properry in L.f .D. ll2

2. Frontage Levy (W & S G 60C)

3. Exempr Ín L. I. D . ll2

4. Exernpt Ourside L.l.D. ll2

5. Business Tax

) CAPITAL COSTS ACCOUNI:

1. Land Purchase, Survey, Streets, Etc.

2. Land Sales

3. Railway Spur

4. Prov. Engineering Grant

5. Sewer & trIater Services

' Fed. /Prov. Granr (DREE)

I OPERATING COSTS:

606,180.

82,240 .

5 ,660.

$ 694,080.

83,060.+.

)

68.8 Mi1ls

98.8 Mil1s

Mi11s

Mi11s

100

130

$ zs , 780.

B,B38.

2,632.

385 .

72,459 .

$103, 094.

1. Annual Pa)¡menËs on debentures $ 266,000

2. Annual operating costs

3. Capital costs not covered by debenÈure 9105,000 G I\%/yr. =

- r72 -
103,094

$108 ,000. LESS

30, 000

108,000.

5,000

380,000.

190, 000

$ s90,000. $225,000

NET COST

$ 78 ,000.

103 , 000.

190, 000.

$ 371,000.

$ :o, ooo.

ç 54,253

$ l, ooo

NET BENEFIT
85, 253=$rt,B4r/ 

"Hi1t,
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TABLE i9 cu¡Ner rN MUNTcTpAL MILL RATE r,rrNKLER 1966 - 7976

Year Rate

56.9

6r. 8

75.9

75 .B

79.0

Br.5

B7 .0
r

61. B

68. I

97 .0

105 .0

Percentage
Change

+ 8.6

+22.8

-0 .9

+ 1.04

+3 .1

+6.7

r(-28.7) c(7.8)

r(ro.r) c(4.3)

r(40.99) c(29.2)

r( 8.25) c (2.6)

L966

L967

r9 6B

L969

L970

L977

L972

L973

L97 4

L97 5

L97 6

oe Q

97 .B

L26.4

L29.7

Note: MunÍcipa1 mi1l rate seperated into seperate conmercial and residential rates
in 1973.

Source: Town of Winkler
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TABLE 20

WI}ü(LER:

Approxj¡ate Share of Total Taxes by Commercial and Resid.ential Sectors 19761

Tax Item Levy on Ind. /Comrn.
Assessment (Rate)

LevY 0n
Residential As sessment

íB.at e )

Total
Levy

1. School
a) foundation

b) Other

BB ,704.65

105,285. 8t

68 , 331. 90

4,772.80

t6,833.88

L57 ,928 .7 2

L02,497.85

7 ,I59.20

105,538. 53

263 ,274.53

170,830. 04

rl-,932 .7 5

t

J.

4.

(28.3)

(33. 7 )

(17. 8)

( 1.s)

( 3.6)

(33. 7)

(u.8)

( 1. s)

Ðebt Charges

Municipal Affairs

General Municipal
Levy

Special Levy

104,690.04 (32.9)

60,522.85 (r5.5)

157,035.06 (32.9) 26t,725.70

90,784.29 (15.5) 75L,307.r2

6.

7.

8.

Sub Total

Business tax

Total Taxes

432, 308 . 05

48,554. 50

480,862.55

532,238.99

532,238.99

964,547 .04

48,554. 50

1, 103 , 101. 5

Source: Municipal Finance Branch

1. Note levies do not include frontage levies on individual properËies.

- 775 -



Table: ZL

Change ín Total Tax Contributions by the Co¡rrnercial and Industrial Sectors L970-1975

Tax Item

1. Total Tov¡n Tax Levy (exc frontag es )

Total Conrm.Indust. Property Taxes

3. Total Busíness Taxes @ L57"

4. Percent of Total Tax Levies of Town

Conm/Indust. Real Property Assessrnent

Total Town Taxable Assessment

Percent of Town Assessment

Source: Tor,m of Winkler

Year
L97 0

443,7 49

LL6,272

24,096

3L.67.

1,471,800

5,067,980

r97 5

820,L69

324,350

43,9oo

44.97.

2,566,r40

6 ,7 47 ,940

Change
Percent

84.87"

17 9 .0"/"

82.2%

5.

6.

74.4

33. 1

29"/"

-176-



Table : 22

Average Tax Bill on Typícal WÍnkler Residence

Year Residential
Mill Rate

Average
Assessed Value

Total
Tax Bill % Increase

L966

L96l

19 68

L969

l-970

797L

r972

r973

L97 4

L975

r97 6

56.9

61. 8

75.9

7s.B

79.0r
lreassessment
I

81. sJ

87 .0

61. 8

68. B

97 .0

105 .0

5000

5000

5000

5000

5000

547 5

5475

547 5

5475

547 5

547 5

284.50

309. 00

31 9 .50

379.00

395 .00

446.00

47 6 .00

338. 00

377.00

531. 00

575.00

8.6

22.8

-0.2

4.2

L2.9

6.7

-29.0

11. 5

40. B

o.J

Source: Tov¡n of l^Iinkler

- r77 -



faUte: 23 Chanee in Averase and Net Taxes Lg66 - Lg76.

YEAR AVERAGE
TAX

TOTAL

PERCENTAGE

CHANGE

ABSOLUTE (CI]MULAT IVE )

PROVINCIAL
HOME

OI^INER

GRANT

PERCENIAGE

CHANGE ABSOLUTT
(CUMUI,ATTVE)

NET

TAXES

7966

L967

1968

]-969

r970

L97T

L97 2

r973

r97 4

L97 5

L97 6

284.50

309.00

37 9 .50

379.00

395. 00

446.00

47 6 .00

338.00

377.00

531.00

575.00

8.6 ( 8.6)

22.8 (31. 4)

-0 .2 (3L.2)

4.2 (3s. 4)

12.e (48.3)

6.7 (ss. 0)

-29 .0 (26.0)

11.s (37.s)

40.8 (78.3)

8.3 (86.6)

284 .50

309. 00

37 9 .50

379.00

39s.00

446.00

426.00

238.00

227 .00

356.00

375.00

8.6 ( 8.6)

22.8 (31.4)

-0.2 (31.2)

4.2 (3s.4)

12.9 (48.3)

-s.s (42.8)

-44.2 (-1"4)

-4.7 (-6. r)

+s6.8(+50.7)

+5. 3 (s6.0)

50

100

150

175

200

Sources Income:

Taxes:

National Revenue

Town of Winkler

-178-



TABLE :24": The Impact of the Three Firms on the Local Tax Rate:

1rr =J- E-(l-r)(D)
t - \.it ,tÐ

Ir = hypothetical tax rate when firms are-excluded from the Town.

J = total property taxes levied by Town

1E- = per capita expenditures for school and loca1 services.

Lr = number of resident æployees

D = average ratio of dependents to employees for the fj-rns.

B = total assessed value after entry of the firms.

W = average assessed value of resident workers homes

IB- = assessed value of the three firns.

/ts
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TAT,LE 25

The Calcul-ations f or Winkler are as Follows:
lrlr'= 894,635 - IZOS.SO (272) 2,69 J

,¡
Ir = 894,635 - I97,23!.66

6,747,840 - ( 516,910 + 1,360,000)

t t = 697 ,403 .*? /:

6,747,940 - 1,876,910

, t = _697 ,4o3 .34
4 ,87 0, 930. 00

.1 = 0.1432 (tax rate wirhout industry).

r = 0.1326 (tax rate r¿irh índusrry)

r 1- r =0. L4'3'¿ - 0 .1326

= .0106 or approxÍmately
1l mi1ls

1 Wínkler iniorkers

2 Average Number Dependent

3 Total Taxalbe Assessment

4 Assessment of the 3 Firms

5 Average Assessed Value Hone

6 Total Taxes Levied

7 Per Capita Expenditures

on an average house assessed at $5000 this equals.

$ 5000 x . 0106 mi1ls = S-¡J. 0o

DATA FILE

Ç ttz
$ 2.69

$ 6,747 ,840

$ st6, gto

$ 5, ooo

$ 894,635

I 269.s6

/ts
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APPENDIX III
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I'IAN i TOBA BUREAU

OF

STATISTICS

CONFI DENTIAL

]NFORMATION TAKENI IN CONFORJ'IITY

WITH THE STATISTICS ACT/ CHAPTER 29
STATUTES 0F Ì"lANITOBA, i977

PLEASE NOTE: N]O ONE I^/ILL SEE YOUR ANSIdERS EXCEPT THE I"IAN]TOBA BUREAU

OF STATISTiCS. BY LAr¿/ THEY I'1UST KEEP ALL ]NFORMATIOT'.J

CONFiDENTIAL. THERE WI LL BE NO INFCRI"IATiON RETURI'IED TO

THE COUNC]L OR TO THE EMPLOYERS WHICH CAJ\ IDENTIFY Ar\iYOl'.]E.

II.ISTRUCT I0NS

t. PLEASE m NOT WRITE YOUR NAYE ON THE QUESTIONNAIRE.

2. PLEASE TRY TO ANSI^/ER ALL THE QUESTIONS ONI THE QUESTIONII'.IAiRE.

3. IF A QUESTION HAS CIRCLES C , PLEASE CHECK'/ O*''¡, ONE CIRCLE.

SECTiOiI THREE:

23. How FAR.IS youR HoME FRoM youR pLACE oF woRK By RoAD?

10 LESS TrlAN 1 MILE

2O t-2MILES

7C z-roMiLES
q O 10 - lo MrLES

5 O 30 - so MILES

6 O io oR ¡4oRE MILES



APPENDIX IV - CHAPTER IV
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