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. The. stu~s ~n urban histor)? of Whi,tehorse,_ Yukon Terri tory., ~ , 
; • J ~ ~. ,~ ." . 

perma,nent nort.he~n town situated ,on Canada' s resource' fronl,ler" '. The inlcrcst 

and significance of" the study lies ,in' the fact that, ct1L"devÙop.able land ln 

the area ls in public ownership 
'. ' 

?nd the state 1s~ the dev11ope r.' Whltebo,"se '\ . '. )'. , 

wind'ow into pUbTf,c deveiopmen't on 'P,ublic 'Ia~cl. therefore offers an exceptiona: 

The basic question i5 the right to extensiv& use of publi~ land fro~ th. poinl 

of view of equity and economics. -----,..... , 
" 

Problèms which lvive .come to the for~ a're cho~ces betye~n al ternatdve 
:,;' '. 

/ ' 
demands such as native claims. the demand~of low-income~ltizens. a~d tbe . . ~ ... , . 
costs of E1er;yicing urban land deve·lopéd in vaI)ou's way's. Hi~tfr enEj;gy co'sls 

," . 
• • t' 

have brou,ght into question the land us.e em'ciency of the North American low 
(' , ' 

density suburb. 

Public ownership of land and substantial publié. input in the land .. A 

development proce" do(;",t, i'Y'ure po,i H ve Pl~~r.in~ The, pot~~t ,ia1-f o~, .--: 

high-quality planning hàs not bj!en fully :-eal1zed. \\Whlle pr,l'vate .inboer'eSt i~ 

... , . ~., ~ 
land has been eliminated; thé' different levels of gov'e:~T'tment inv,olve<1 iri the 

land deve.1opment process were nôi always capable of ris~ng above the!. own 

~ ) 

vested inte~ests in, which controi - of mor& ,lana merns gnlater po li ti,ca 1 .power. 
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J~ .. : 'Résu1'l!é 

\t \'~ . . : ", :i , 
C"ette ·é~ude.porte '.s~r tthi~t~i~e ,t1rQain.~ de. Whit~horse, 'Terr(Holre 

d"u '(ukon:, une ,v 1 Ile n~~d-iq.ue p~rmà~e~te J~ tuée pr,è's des re!lsg,urces 'f.ronta-
r \.. 'b .... 

J i~re's du "Canâd '.<1 L" lntérê~ ~t tl'lmpor~ance de cette étude' 'tient au, fal't que 
h,- t ", \ ... , ~ 

-1 'ensembl~ d&s tl~rr~s dans ~ett,e r,é,gion s,~nt du doma'ine p~blic èt, l "Etat est 

le dévei'op~,eur.. Whitehotae ,eat','t,ar, conséqu'eflt, 'un' G:as exceptionnel de déve.-
J l... ~ i . '.. ---

:oppeme~t dans 1 ~ intérêt . .'pub H,c d~ te,rres qui ,appar:tiennent ~ l' Etat. L~ 
question fondamentale qui se pose conc~rne le d~bit à l'~tl1lsation exten-

. aive d'es t-erres publiques du pgint de l'équité ~~ de 
, ~ 6 l ~ , ", , ~, 

1;' écC:nomie • 

. \. " f 

"Les proolème~ qùi-p~ssent. au premier plan sont les choix entre 
" . 

~~mandes ahernative's telles que fea ar~it~' defs Amérindiens., les revendt-

.\Ca"Ubh: des';c"~to~e'~s .P?u~res, e~' '1.~~'coÛt5 ,d'entl:'èt1en'd~~ so~s urbains 

. dJveloppés dë différentes 'manières. L'augmentation'des coûts o 'énergie a 
~ .. ~ ~, ~ • '. .. 1 

. ~ remts ctn ques t·ion 1 ~ effi'c'acl té "de l'utilisation des sols en' ~érlq'ue' du . 
Nord" et 'des' bal11ièdes à, faible densité de popula'.tior:, en partlcuher • . \ 

.. f~,,( 0 ) t. ~ ) 

- -... ,La ,p'r'op'iété publique des terres et la participation publtq.l.l.e, 
J , ' l, e,' '" • • , • , 

. ~ans le .procèss~s de'developpement, ne garantissent pas le sucees d'une-
r '" ... • 0 .. 1 

plàniftêation positive. 'Le potentiel pour une planification de' haute 

,1'. qUàtlté',n'a jàmais.p~ être complètement réalisé. BLen que la participâ.tiori' 
, , " 

.. , • pr~vée a'i't' été éiimin~e. les différents niveaux de. g~uverQeme,nt' ,~mpiiqué5. 
'd~ns .le p'rocessus de ,dév~l~ppement des ,s'ols n'ont, pas touj ou~s ét~ capab-les 

~ ~ ,.. ) 

de.8 'éle'ver au-dessus ·de leurs droits ~cquis selon' lesquels un' c.ontrple plus 
,,~... • _ Il i 

, gr~/~\de.~.:SblS. impliq,ue_ u~ ·p~uv~ir. poli ~iq~e,. plus important. 
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0 \ 

~' , ~ -

The study is an urban history of a permanent northen"ll.,town &itualed ln 

Canada's r,esource frontier -teglon. Amang Canadian 4'lorlhern cilies WhllohorsC' 

i5 distinguish~d by its age - hhe bldest. Its \lze"-- the large~t. ,ltS 

relative permanence and stability, and the natIve cO'Înponent of Hs poplliatlon . . 
But what makes it 50 lnteresting in the town planning context 15 1 ts 

," " ~ 

land devel~ent pollcy. Tq{ interest and slgnificance of lhe stL19Y 

unusual -Ile ln , 

the~ that aIl developable land in the Whltehorse area lS ln publiC 
• 

cwnwership and the state is the develo~er. In this situation, due lo lhe 

~pnt~n~ous availabil~ty of residential land, the land market plays an 

unusua~ly limited role. The to~n's urban history will be approached from the 
-~ ~ 

l ' 

point of'view of its residential growth.~ 

Raw land in the ·Yukon is free or very cheap and' 15 still largcly, 

available. But while the supply of land 5eems abundant. there are clalms on 
<t 

thr's land as weIl as other constrarntoli whiç:h make i t very important how t hi s • 

land is devel~ped. For example, developed land is an important component of 

housing cast. Land in the Yukon r~ an important politieal Issue for lhe 
\ 

territori~ government a~he native population. In the terrltorles where 
\ ~ 

most land,- i\ under ~~,e jur,\sd.~ct ion of fhe federal government, more land under 

te,rritorial c\.trol means more power and autonomy for the terrltonal 

government. ~ 

. 
Analyzjng the. h~story or" urban 'growth l have emphal} ized sad o-economi c 

events and government policies which have led to population changea and to 

physic~l growth or change. Social history ,is leu elll.phasi.zed, with the 
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exception of the origins and present r:onditions of the Indian communi\y. This 

'ls deliberate, since the native pres.nce in-the city and in the Yukon and the 
" 

native retationship and claim to the Yukon land is ~nderdocumented. The 
. 

description of the develop~ent of tra~!portation netw6rks and basic industries' 
" 

along with·the city's social history serves only as a background to~the more 

detailed analysis af the hist?ry o( the development of reside~tiâl areas from 
~ 

a land use point of view. AlI other'land uses, in!ustrial, commercial, public 

and op.., space have ,been given less attention. 
0> 

'The City of Whitehorsé since its founding in 1899 has und~gone Many 
~ -

changes in its physical form a~d socio-economiç character.~ Wh~se started 

off as a regional gold-1nrning support town dependent on the British Yukon 

Trading and Transportation Company. Followi~goa.short boom-ind-bust episode, 
\. t \ 0 

a longer sfagnation was interrupted by the United States defence building 

activities, which place~ Whitehorse in a cèntrai an~ important positi~n during. 

,the Second World War. The town's presen~ eX1stencr is 

foderal governm.nt'. d.ci.ion to develop the north/an; 

exploitation of ils n~tural resources. 

based on the Canadian 
4 _ 

J;acilitate the 

The ci ty kept ils ~riginal terri toriai boundar'T"ès unU l 1957, while 

the federal government initi~ted and encouraged growt? in t~ovicinity but 

outside Whitehorse. In 1957 a first piece of federai land'was developed fo~ 

residential use and attached to the city. Since then Whitehorse has undergone 
o _, 

a steadier population growth and its housing needs have been met ,by 

de~el~pment of more federal lan~. The study concentrates on the pe~iod since 

the early 1950' s when the fedecal and territorial gc,vernments ~ecame more 
. 

active in the Yukon. Dudng Ulis period government geaIs, objectives and \) 

policies have changed. Government invo~veme.Dt,~nd 'respol,sibility for land has 

increased; the roles of the different levels of governmel1t have, altered. AIso, 
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public ~ttitudes concerning-issues su~h as lànd and native people have 
r" • 

changed. The intention of the thesis is to capture theifssence of lhis 

evolutionary change and to search forç the prinè}ples which .direct Ürban 
" . 

development ln the absence of a land market. 

" 

Arg~ments and relevance of the study 
o 

111 the Yukon Terrltory a1,l undeveloped land is under the JlI;lSdlC} 1011 -- ... and ownership of the federal and ~erritor1al governments, which hlstoricall~ 

'('have taken 'the responsibi,lity for land development, sh.ort of 'buildin. houses, 

i therei\,re us; Hie term "land developmen.t" to refer to the prQcess of 
"--" ~,~ 

.. surveying, planning, instal1ation of water and;g.ewe'rs', power and re.sidenlial 

road construction ln ~ re~lpenti~l subdivision. Th~ Yukon Territorial 
,.. l , 

Government (YTG) acts as a'land developer for its municlpalilie~, prilarily 
l ,1 

due te the~arge fi~ancialibUllay required. The territorial gevernment 15 .. 
potentially in a unique position to be able to plan urban growth and Janc\ use 

and, to influence land and house pr1ces. ln the Whitehorse area, the ". 

" C 

territorial" government has full cpntrol of the planners' bâs 1,& res&urce 

" land, as weIl as the financial.resources necessary to carry out its . , 1 
I~velopment. ' ~ 

, 

" . 

Public planning" Ln Nor~h America has gradually beçome more peryasive, 

more visible, and concerned vith larger geogTaphlc areas. Nevertheles& in the 

~ " 
face of the increasing number oD activjties compeling for space and location, 

.. 
planning has remained peripheral. ln Whitehorse ~here is a planning situation 

\ 

/ 

where, in the virtual absence of the land mârket, the classic separation 
.. . 

.belween public and private planning does not exist. 

Planning is 'a state function. To understand whal i6 expect.ed of it 

contempora~y times, and its limitations given the socio-economic-pilitical 
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conditions within \;lhich it o,petates, we hav~ to' look at the role of the state 
11. 

wi.th regard to planl)in~ ~ecognizing 'that the stiJt:e serves the economy 1 s 
..,,-'-

need~·. th~ rQle of planniAg deriv~ Hs ju~tific~tion and legitlmacy in 
• 

Intervening ,to -restore the balance which perpetuati!s the exis.ting social 

order. By being .co~mitted to the ~deOl~y of social~rmony, the p.lanner is a 

defender of the public interest. The l~its of this progressive stance are 
, ,( .. 

clearly set, however, by the fac~ that the pU~llC lnterest i~ defined 

according to t~teqUi~nts'for 
1975:224); Bro~d~nt 1977; Harvey 

the reproduction of the,social order (Berry 

1972;1979), and in most cases planners have 

a passive tole, acting to accommod~te the inevitable (Broadbent 1977) .. 

Land use planni,ng incorporates two distinctive f,unctions. Th\ fiJ::~j: 

IS a tecpnical functiorr by which ~nfocmation is provided on present use, 

potentlal uses and alternative uses~ The technical function also includes the 
.. 

evaluation of the consequences of the various alternatives. The second 

-
function ls the formulat~on of goals, priorities and a pol~cy. The land use 

'plan ~ a document and land use planning as a process are products of bot~ 

functions'. While the technical· function h pedormed ~y profe.ssional 

planners, the polic~ function is f~lfilled by politicians, civil servants of 
o , 

,relatively high "policy-making" lev~ 
, \ 

-responsiblé to thè politicians; and 

various policy com~~tees'representing ~ifferent interests. 

Text'books are full of wishful thinking regardi~g planning. For 

example, 

Introduction 

-"Planning in th: public settor •••• should be seen 
as a ~roc&ss that forces ~he explicit 
recognition of the full range of values held by 
different sectors of $ociety and ensures a.just 
resolution process' subject to self- monitoring 
and responsive to changing èonditions tl (Rees 
1079:43) . . 
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---! One of tpe idealistic objectives of city planning is that plans be made 

and put in practice to anticipate and correct the movements of land u.es in 
- ' 

socially de.sirable ~irections -(Ely 1964:447). The ve'i"y notion of piann-inF., 

impl ies that soma. m~ans of control! ing development does. ex} st and of: hal j t Ciln 

, . ~ 

be made to ope~ate somehow in the interest of the wholf'" communi ty (Brùadben\ 

1977) . In realtty, however, land use planning i5 cond,ltloned by wha\ RLlnIH'1 r
I 

are empowered to do. 

Regardless of idealistic definitions, facts s~ow that 

p~anning is grafted ùpon a market allocation mechanism, Whl_ch 

injNOrlh Amelie.' 

IS ln tllrn bn!>cd 

on competition for space a~~ocation. Through thls mechanism zones of 

specialized ~ses are created. The choice between types of deveiopment al key 

" locations i5 an increasing~ severe economlC one (Ely 1964). lt do~s not 

nece5sarily follow that economic competition will of ltself dlrect the land 

need 

uses Most beneficial from the standpoint of soctety (Ely 1964)6 hence the 

~ Ptan~ing: zoning and social control over land uses .. çhannel~n~he. 
forces of competition and c6ping with their effects has beeome the essence of 

into 

the mo'dem urban pianning Rroblem (Broadbent 1977). Areas dominated by a -land ' 

ma'rket tend to have their direct ion of dévelopty-ent defined by. the' yards-t i'ek of 

land value. 
/ 

In Canada in the present mixed socio-economic system the planning 

• 
situation is not determined by planners. It is conditioned by politi~s which 

f 

tn turns depends on eeonomic life (Horowitz 1979:41). A large share of 

initiative is left tb private entrepreneurs. and the "hidden hand" - the 

governing set of stimuli and restraints ~n private development, land value 
, 

and the market. In thi~ context public policy in the form of urban planning 
'\> 

'"""i .... '"" 
~enerally intervenei t. correct ~nefficiencies. inequalities and imbalances in 

the urban system. But problems are usually dealt with individually and 
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temporarily, 'with no attempt ~t a comprepensive approach. Planning in Canad% 
• ' r 

-~ 

redcces' the anarchy, of the l'ocal market,' but imposes no, overall limit on the 
o 0 - , - ~ 

amount of land allocat'eo-to /specH-i~ uses (Harvey 1979:220). In a mixed 

economic' system the _most common task set for planners is to' solve, problems 

created by the ,urban land market. P1~nning is reactive and curativè rather 

lhàn comprehensive or innovative. J' 

The Rd vatè 'market d~minates the ci ty, and market forces' largely 

determine the pattern of developmen:l;, including what gets built, when~ where 

--
aiiCt-for whom. I~ most cases urban,planning helps to smooth the wa~ for mark~t 

, 
forces to operate (Broadbent 1977). The operation of the' forces of-suPplf and 

:- , 1-

-- démand in the land market--ia. vi ewed as the prime déterminant of ,-the u~o 
. , 

which urban land is' put. Therè' exish a large literatl!re of critidsm and 

analys is of the operati on of 1an'4 markeJs. Bourne '\1978: 16.5) descri bes it as 

-------"myopic' and inconsistent". 
1 • 

According to Hat;vey' (975) supp1y. does not 

automatically satisfy demanda Housing ~em~nd depends upon the ptoportion of 
:" 

" income available for housing, as weIl as the total income available to a 
~ ~- ~ 

group,'-Market adjustmènt for demand wrll occur first as a ~esponse ,to changes 

in the,demand of high Îitc~e groups. ' . " .J ,... 
"Thus the demand of high irfcome groups for ••• 
housing Us) ah.,ays responded' to firsf: i

' .(Harvey-" 
1972:21). 

, 

The market mechanism therefore perpetuates disequilibrium and inequitY,and 
, 

ev en promotes it. 

-- -. Government polides attempt to offs§ this tendency, intervening both 

in the land market 'and housing market, but in general their actions ~av~ also 

enhanced and promoted a tendency towards disparity (Harvey 1972:21),. The 

problem lies in the quality and quantity of intervention. An 'involvement~~f a 

Vttry: posiÙve nature could be u'Seles5 if it 15 on 1:' small scale not able to 
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affect the negative externalities of the market forces. 

how 1Il.!Jch ~olvement W optimal. An interest ing debate 

~ r~. ,Q7;;,,?on romain, 

and analysis of this 

problem is given by Broadbent in his '?,ook "Planning and pr'bfit in the urban 

-----
economyl'. The Canadian context is well preserÏted by Bet tison (1975) and 

Simmons (1984). 
- . 

In Canada in general the' different types of land use t'eguialloIH .. -\Is('d 

by local gov.ernments _are effort.s t'o contaln private initiative,. The InilÎallve 

for deve'lopment cornes from the individual 
" 

landowner. The plan if it clIints 11, 

t 
Munid"pal ~overnment}s only at '-cmpt not. implemented by the local government. 

~ 
.... - ~ ~ .1 

to channel the forces already opèrating in the land market in the de.and for 

spar: p and location .in what it p,erce-ive!l to)e de~irablê dh-ecti~ns, There 15 , 

a defi,:tite separ.ation betw~en planning anCi executive powers.
i 

ln this conlext 

planni~g has a chronic lack of positive power to implement development and o _ 

il ~ produce a genuinely "social city" (Broadbent 1977:212, Harvey 1979). The 

'" "-

'"'market requires that planners shoulo have the understanding and techni'cal 

expertise in the market tO,assure development sufficient ta meet the demand~ . .( 
It is therefore the developments of the market: economy itself---which pro;ote 

~urban planning and ma~e it more sophisticated (Bro~1)ent 1977). 

\ C~ntemporary ~rban planning \n Canada functions in the framework of 

conventional economic theory. The ~tate gets involveg or intensifies its 

par~ic~pation in different aspects of urban processes along the lines 

justified by Keynesian and conv!ntional economiGs. Conv$ntional 8conomit . 
theory recognizes that the market is the main resource-allocating ~ec~ani.m in . 
the economy.· This theory Justifies state in~ryention in strictly limited 

cases. °Idealization of the individual cons~mer, together with the notiOO-of 

"fairriess" in competition, "balance" between suPpJy and demand, and a dillike 
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of monopoly are ofte~ed by planners to _justify~ à market economy (Br~adbent 

\ -1977) • 
"'-----

The market has Many imperfections: Inadequate or nônexistent 

Informat~n, the biasing of preferences through advertising, interdependent 
, 

preferences, wage and price ·inflexibi.lHyo, inability to adjust to 
o • 

technological changes and immobi1ity of labour and capital (Beauregard 

'. . 
Conventional micro-economic theory has proved its uséfulness in 

) 

-" 
analyzing partial (one product), short-term problems where priees and supplies 

are fixed and when the choice as to how to allocate sparse resources is < 
• 

t'aramount. The .feneral 'phi losophy of satisfy~g consumer demand 'ls oHen 

implicitly or explicitly us~d as a justification for urban development ~ 
~~ private sector finds it c~nvenient (Broadbent 1977:190). Many of the 

perfect market assumptions do not hold in the 'land market of cities. Most 

problems are not "partial"; there are very strong interlinkages through9~t the 

-'- land m~rkeL But, public polic)! tends to concentrate on particular or marginal 

questi~ns (e.g. housLng for the poor or native people, . urban renewal, rent 

control)-,.ather than engaging in a comprehensive analYs-is....loZlUch atte~pts to 

embrace aIl the interacting enterprises in the ~ity (Br~adbent t977, Harvey 
--- --- .... -. - 41· 

,1972, D,ennis and Fish 19725. '~ 

Convent,fonal theory of landva'lue,can predict the pattern ,6f-

residential location commo~ly observed in cities: sociç-economic segregation. 
~ ~ r 

" (high and low-income areas). gentrification of the urban core, etc. H· also 
. \. 

shows how·high-income, high-profit activitlLes will force out less profitable . , -
activities from-the city centre. While the theory is.obsessed with satisfying 

consumer demand, it does not clarify who are the co~sumer;-o~ how theiT demand - . -. , 

manifests itself. Nor do es the faèt,that existing patterns .can be predicted 

prave that the tÎlarket is adually working ,.(Broadbent J977:20Jh' 
l ' 
1 
\ .. , 
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Recent1ife~earch (ffi:-oadbent, 1977, Harvey 1972,1979, Sérryf979, ând 
" . ~ 

Darin D_ra.bkln~1977) "'Points> to the necess ity for more( powerful ir'itervent ion in 
,/ 

the.workings of the urban marketplace in the form of st~te planning and public 

" ownershjp of land to overcome Ithe cl~ssic separation between planning an~ 
~ -

po~êr. This has been aécomplished in Many western European ,countries, the 

leading example being Sweden. 

,The unique planning' context in Whitehorse~Ais it apart from mos,.t 

'Canadian citie,~' In Most commuqities in ~orth America ':th~ "guiding qand"'" of 

prices in a land market effectivèly ~orts out-the different use~to which the 
\ " 

" ' .---
ta~9 is put. In Whitèhorse, however, where aIl developable land is in public 

owner.ship:, urban planning plays a. more active role ,in shaping the form of the 
~ 

city. The_opportunity~ e~ists there for- urban planning to be future-onented 

and comprehensive. While the impetus for overall growth does come from the 

marketplace (the economy at large and the private demand and supply of 

housi»g): the government decides when, wh&re and unde~"what fo~m development 

should take place. 

The relationship'of land development and land value has an entirely 
" .. . . 

different m~ning in Whitehor$e as eompared to Most southern Canadian cities. 
-1 ' 

Unlike places where a land market is present, where land has use value and 

----- - " exehange value, in Whitehorse land has only use value. In the south the use 
~ -

of each land parcel is det~rmin.~d by the l.Irban land mar·ket. AU land ~is vieweq 

~as being in thermarket competing for the consumér's money, and decisions to 

buy or sell are prompted by the opportunities for maximizing return from a 

transaction in the market. Urban land is considered to have vaiuè beeauae of 

.its pot-eiTfral to produee income -in the future. The lI\arket valuJ "of land 
-

varies àccording 'ta the functional type of the area, its location in the , 

ovérall pattern of land uses-; its aeceas ibil Hi and many other factorJ. ln • 
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Whltehorse the territorIal government sells residential land at the cost of 

, 
development taklng lnto considpratlon only use ,value not exch?nge va14e. The .. 
potentlal use value ,of land ln a northern settlement 15 determined by the 

o 

level or services provided. The ptlce of land lS not determlned by what. 

people are wIlllng or ~ble to pay. Only after the developea-Tand lS sold and' 

bullt on wIll the land acquire some, exchange value. 
", 

At the development stage, 
, P 

when" declslons are made- conc~ng locatIon,' quantity of land and type of 
~ 

developmeht, lan~ value does not play the role lt does ln the south. 

PubliC ownershlp of deve{opable land ln Whltehorse creates the 

conditions for comprehensive planning and development a~COrdln&~ long range 
o 

UtiJlty and con.tlnulty. The government has the power to dlsregard entihly 

th~ eX~hange val\e of land as the determln~ng factor,in 'la'nd development. But 

what are thosy prlnclples which direct development in the absence of a land 

market and an ex change value for land? 
o 

There lS a lack of research into both the urban history of Whltehorse 

and pUb~lC Involvement ln the land development pr~cess. The land use hlS'tory 
• 0 ' 

of Whit~orse Wl.U help flll thlS gap. Such urban studles are stIll very few 

and were virtually nonexlstent in Canada flfteen ye~rs ago (Spurr 1976:315). 
o 

There lS stIll a lack of knowledge of how-to allocate land withoù.t the market 

mechaniS"-m (D~rln Drabkln 1977:306). There are. also unanswered questions 

~ 

concerOlng the quallty and quantity of public lnvolvement;or interv~ntion in 
( 

the land market. Should the role çf the public authonties be l1mitèa to 
~ 1.0. 

regulal10n or should they be given the power to ta-k.Et the initiative in 

influencing future urban growth thrbugh direct interventIon in 
C 

market.? 

the land 

--o Authors deallng wlth the urban history of Whitehorse are: Ridge (1953), ----
Denis (1955) Lotz 0961, 1965), Koroscil 

-c- _ 

, Q 

(1971, 1978), and Duerden (1978). Lootz 
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(1961) also provided the flrst~~etailed descrIptIon and analysis of lhe city 

from a planner's pOInt o~ view. HIS research and analysis provided Dase 

/ 

materi~l for the first Whitehorse Metropolltan Plan ln 1963 and his dlSCUSSlbn 

of the squaTtèr sItuation in the 1950'5 and 1960's lS a valuable conlrlbl/tÎOI) 

to squatter literature. ~ points to the Interdependènce br urban growlh. 

" urban planning, polllica~l decision making and housing. 

" o 
While those studi'es contaln much useful lnformal Ion, 'lhey were not 

des1'gned with a land and hou-sing focus. ---------AlI of them concentrate on the 1950'& 

and 1960's, le#vIng the signlficant growth of the 1970'5 undocumented. None 

of them deals wlth the borrowed-town plannIng concepts and t~elr adaptation tü 

the local and northern enVlronment. Wlth the exceptIon of Loiz none deals 
....---

~---with the natlve component of the populatIon, There 15 no urban llterature 

focusing on the relal10nship between d:-he apparent abundancc ~f "cheap land" 

and native land r_ight~ 
\ 

Regardlng publIC land development on publiC land the Canadlsn 

llterature lS even more scarce. None of the above lileralure dIrects us to 

the unIque positIon of the te1rltorlal and federal government and thelr 

potential to manage growth and cOHtrol the development process. 

lines'of inquiry 

In tHe Whltehorse context, ~lannlng has teeth. The sialc' s 

Involvement in urban planning ln ~he form of land owner5hlp and publIC 

development glves it power to implement development for constructIve, 

fundamental change, In most citles
u 
lt 15 the land market which s~ts the 

'guidelines for private development. With aIl the shortcomlngs' of tha~ process 

and'!ts results a beHer unêrerstand1ng 15 required of how publIC land 

development works and what are it5 guid1ng principles. There ar~ needs to be 

1 
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addressed, different socio-economic groups to serve~ and public, resources to be 

ulied ln the best way possible to balance conf,llcting claims on scarc\! 

resources. The avai labi Il ty of abundant, cheap -l-and doe~way _\:lÎ th thé 
1 

tradIti~nal scarcitles i~;o~ed ?y the land market. But is i~ possible that 

pfanning and development haJeoencountered other problems without the landl _________ 
r' 

market's limitlng framework? There are essential consIderations to kéep in 
o . 

mlnd such as the relationship of land use to infrastructure and housing costs. 
l 

Ahd in spite of the'vast amount of seemingly unused yukon land the claims of 

the native people and of Canadlan society in generàl must be taken into 

account before land and ~one., aré generous ly allocated to the small 'number of 

people who p,opulate Whltehorse or the Yukon. --

'Let us restate the above ln the form of quest~ons which WIll focus~ 

study and lead to ItS conclusIons: 

1. What factors determl~ed the dIrection and form o! residentjal growth? What 
fiC 

are the principles which direct development in the absence of"the land, 

market1 ls the availâbility of cheap land an obstacle to the principles f 

plannIng in a traditional sense? , 
1 

2. Who are the actors ( e.g. different levels of government, institutions, 

native people, and public at l~rge) who participated and made decisions 

regarding the direction ~f growth? 

".,. 0 

3. In formuiating an urban growth policy, was there a conscious collective 

effort on the part of the three levels of government to foster urban 

,!.growth i,tt the spirit of the basic need for a city to be economically built 
o .J ~ 

_ 'end managed? 15 'energy efficiency seen as a pro6lemof urban .design? Was 

lrd:roducti on 12 
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there any concern with the que!i.ti()~n oit who bears the costs of urban . 
growtl1? 

li 

4. How were the changes WhlCh occurred as a consequence of economlC 

pevelopment, aVilllabllity of resources oor native Land clalms deall wlth: , ~ 

• 
How did such changes affect houslng ? 

j 0 

5. Were th~ housing needs of aIl socio-economic groups addresscd? 

o 

'v 
Apart from searching for thè cp;'i~,ciples whfch guide development 1 n l h-c ab f'(\~( l' 

of 
1 00 

a land market, 1 ~ looked at the consequences of government 1 nvu 1 vement 

in thé developm:nt of residential land. ThIS ~as done ln the llght of the 

above questioDs,~ .especially regardlng hous lng affordabll Lt_~ .. ,_~.ncrgy cf fic 1 ('ncy 
() 

and the economics of servIClnt land. 

NethodoTogy and soupces 

The work is one of obser:atlun and historlcal 'documenlal'lGt and 

/ 

analysis. It could permit a normative InterpretatIon regardlng 'evu'luallon of-

land and housing policy for northern citles and an approprlale _land planning 

process for the north. The major,objectives of the work have rcJev~nce for 

ooth northern and other small towns. o 

'- Data with direct relevance to the research tOplC was acqlJI red [rom t.he 

. Whitehorse ci ty plans, reglonal plans, consultant reports (on 'wat er ,
0 

sewage,and public tranSIt), unpubllshed internpl government qocumebts and 30 
>f • .. ... 

yeats of l~cal newspapers. During the t"hr&ê field peri~ds Uun~ 1980, Marc~ 
, ,0 

/,,1981, April 1983t.., while hoOseQ by local reside~ts, 1 divlded my lime between 

~Fchival resea~-and meeting people who occupy or have in the past occupled 
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key pos i ti ons. These meetings included infor1nuf interviews wi th. pol iticians 

(City councillors, mayor~ministeFs), heads of government departments, 
\ 

~anners, city engl~eers, people responsible for natIve ~elfare and social 
.~ Q 

housing, contractors, builders, and many local residen~s. Most of the 

archivai research was done in the Yukon Archives which is a depository for 

b~i ty and terrÙorlal government records. The prlmaL"y sour~es Inc1ud,e 
(" 

cens us data, local government finance data, annual reports, minutes, city 
~ 

rec~rds, territorial government records, newspapers and oral interviews. They~-
Q • 

" are .1 isted at ~..Illt. end of each chapter. Inevi table shortcomings and inaccuracy 

of data are discussed also ln the r:\evant chapter or in the Notes and 
~ 

6 

References section. 

~ The study used a large number of secondary sources,notably concerning 
• • 1 

economlC develop~ent ln the ~u~on, quality of life in resource frontier 

settlements includlng Whitehorse, native land rights and native land claims. 

Flnally there is a large body of interdisciplinary lite~ature which is 
1 

not quoted anywhere in~the thesis but which influenced my thinking. This 

&;, 
llteralure refers to the concept of public land (e.g. Brody 1981, Clawson . ' 
1962,1972, Lester 1982) and the acculturation and as~imilation of North 

~ r 

American Indlans (Nagler 1967, H~nigmann 1965, Cruikshank 197B, Hawthorn 1961; 

Graham 1979). 
~ 

The study is not built on a premeditated the ory 
. , 

the study lnto a certain ideological moid'and i~t~rpret 

'point of view or to prove a certain theory is not the purpose of this work. 
,f 

~ 

However as t'acts ancf ana.lys is .... warr~mted, refeEl8tl~ have been made -1~ a number 

" 

of theories including the influential work of Harvey (1972,1979), Bettison 

(1975) and aroadbent (1977) who focused on the interface of town planning, 
" 

c" 
1 

economic theory and the role of the state. 
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The trueSIS is divldÇed -lnto five chap.te.rs. The fast two provlde the 

background and framework for chapt ers 3,·4 and 5. The discussIon about land 

beglns in chapter 1 Il Public land and initiatives ln urban development" wllh 

the presentation of two topics of background informat~on. The firsl concerns 
. 

the orlgln and meanlng of public 
~ , 

of the publi~ land concept, land 

lands in North Amenca, traclng the evollliion 

ownership, admlni'strat Ion and manap,('mcn\ ~.IIld , 

nativ~. rights and daims in the 'Yukon. This pl!lts ln perspectIve th!.' f\lllhl'\ 
\; 

analysis of the respons i bi 1 i ty of the state for manag,ing publ i c land'; and 1 h" 
\. 

--identification of aC'tual and potential cont9fforary areas of conf Ilct ove! 

.. land use in the .'l'ukon. The second topic is the differenl forms of cont r-;;tîn 

" the lan~ development process, from indicative plannIng to public land ... 
ownership and development. Public inv~lvement on the Canadlan resourcc 

• j 

'frontler is di~ussed in detall since,thls is ~: whole Of-Whl~hItehorse 15 

a part. The chapter ends with the presentation of the Whltehor~. ItS 

specificity and the opportunities it offers for researcQ, and it concludes by 

,identifying contempo.çpry land use lSsues in the Yukon and sorne obstacles in 

the ~f their resolutlon. 

Ch'fpter 2 Il The local t'ramework for housing development" serves as a 
, , 

background and context for the chapters that follôw. It places emphasis on 

th;-identificatipn o~ local conditions'and needs which ~ay require special 

attention, The chapter conc~ntrates on the physlcal'environmental constrainls, 
\, 

the pressures of cycli~al regional economic growth, the range ~f d~mands ~f C) 
, ' 

-
the populat~on of White~orse and the local expression of housing demand. We 

then move to the core of the analysis, 'cha~ters 3.~ and 5 . 

Chapter 3 "Residential planning and development", by describing and 
, 

analyzi~g ~he stages of residential growth of the ci~y, searches f~r the 

prineiples"which have guideq Hs development. T.e chapter has two partao The 

Introduction 
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• • firat ia more general dealing with overal1 growth and the role of the 

----- 0 \ • . 
different levels of go~rnment. _ The sec~nd part is a description of 

residential areas from a land use point of view. It looks at the principles ?f 
() 

land deve-lopment at work., H' also looks at t?e origins of the residential 

areas, their t~ason for existence an~ the ph~cal changes whi~h have. 

occurTed with1n their boundaries as a response to socio-economic ëhanges. 
\ 

Regarding the above the following questions are asked:" 

, \ 
1. In what ways lS urban growth dependent on land development policies of the 

federaI and terrltorial governments? Who are the actors, ~he interest'. 
, 

groups, the decision makers? Who plans? In what ways are demands and 

consumer preferences expressed? Wh~t are the social and economic 

divisions ahd forces that have're~ulted ln pre~ent day Whitehorse? Why 

have 50 many plann1ng recommendations been shelved? 
\ 

/ 

2. To wnat extent have government Rlanners exercised their power and 

potential to regulate development? What were their prime goals? What w~re 

their limitations? Since the public interest as represented by the 
o 

~r~nt levels of government Is not the sam;, and problems arise when 

local interests diverge from the i~terests of a ~oader public or ~~other 

leyel.of government,. how were these problems °of conflicting interes/in 

land dealt with? 

1 

Chapter 4 "Instruments of pl~ïng and impHcatioI;ls for municipal 

finance" ~as two parts as weIl. The lirst is an eval~ation of planning policy. 

o 

Its line of inquiry will encompass residential land development in Whitehorse 

'" from the viewpoint of planning-theory and history. The second part is an 
\ 

• 
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anal~is of the relationship between munic1pal finance and land use. The 

questions raised are: 

\ . 
1. During the past 75 year~ North American urban planning has doalt malnly 

with privately owned l~d. From the avai lable plann1ng prad 1 ces 1 n NOl) h 

America, what features were 

quite d~erent context'of 

sUltable, adaptable and Lcceplable ln 

" 
Whitehorse? 

2. Given the-dis~inctive local climate. topography and soci~economlc 

conditions should;t'e expect differenc_e7 l·n reS1~ntlal subdiVISion 

planning and ln ~ouslng type and de~ign? 

• l 

3. What planning concepts have emerged From local experlence? 

th!' 

_ " 
" 

J 

.~ 
'~}Jt 

o 

4. What is the relationship between municipal spending. land- related 

~ervice~ and land use in Whitehorse? 

.Chapter 5 "The housing process and residential land use" deals Wilh 

the Whitehorse housing market and its deficiencies, the history of ~Jvcrnmcnt 

involvement in the housing market, and thé implications of the land 
, .-1 () 

deveiopment proeess for the housing proeess. These questions wIll bc 

ionsidered: 

, 
1. Most housing in Whitehorse i6 privately buUt by indlvldual~' or 

o 

small-scale contractors. How has the public control of land affected the 

types of housing supplied, house priees and spâtial distrlbuiibn of 

bousing? 

J • 
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2. How does the transfer Qf~partlally developeè-Jand from public to private 

ownership affect the structure and form of th, residential subdivisi~n, 

the density of development and patterns of use? 

1 

3. lih@.t are 'the con,temporary housing problems and their causes in Whitehorse? 

The conolusions are organlzed in three sections around the major-
.... -

arguments ~nd lines of inquiry. The first deals in the light of certain 

b • 

expectations with the principles which have guid~d urban growth in Whitehorse. 
1 

Tfie second part co~centrates on the consequences on housing and urban growth 

of governmen't involvement in the land development process. The third part 

,r discusses the findings regarding the limltati~- of public Involvement in land 

development, plannIng and houslng. 

o 

\ 

~ . ----.. ., 
~ 

J 

'" \-

c 
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CHAPT ER 1 

PUBLIC LANO ANO INITIATIVfS, IN URBAN OEVElOPMENT 

" 
In the North the existence of a vast amount of federal and territorIal 

land, apparently unused, suggests ,avallability of land for urban expansIon. 

but i t .wi Il be shown that there are def ini t'e reasons whS' t.he Cl t Y ShOlll d tHI! 

expand in an indisèriminate way. This apparent avallabilItY.1S contlov''''rSl<J! 
+~ 

While conventional, predomlnantly-white resldential subdivlsions and cotta~c 

lands ln the wilderness get developed easlly, native people of the area 

anxiously await their land claim settlement. Their frustratIon with the 

political-economic system grows with each piece of land developed, used or 

sold O1Jt-side of native- interest. The transition of lana to urban use raiscs 

1> • 
problems related to equity, municlpal service efficiency and loca~ and 

pational politics. The existence of three levels of governmeht. with multiple -

-
actors and different goals generates contr~dictions in pO~lcy. 

The purpose of the, fir'st, par~ 'of this chapter ls to present othe 
~ . 

evolution of the public land coneepe' in a "historica.1 c-ontext. T6 analyz:e lhe 
. 

patterns of urban growth lin a situation"where aIl developable 1'and i8 in 

public ownership it" is necessary to develop an "'Understanding of the Orighl of 

this land and of the state's responsibility for its use. By looking al the 
. 

pub}ic lands policy in Canada, the administr~tion of public lands in the 
• 0 J_ 

iII' 0 

Yukon, the native land claim settlement, land use management, land use 
~~ 

planning, a~d the current status of settlement development in the Yùkon, an 

Chapter 1 
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attempt,was made to identify land use problems and conflict areas. While full 

of controversy, Whitehorse has been a unique tonstructive'experience of 

government ini tiati v~ over -the las t 35 yèars_ 

The second part of the chapter is an attempt to discuss the degrees 

and kinds of public initiatives in the developme~t of urban land. This 

discussiQn will corycentrate on some of the options experienced in Ca~a and 

focus on the case of Whitehorse as a representative of the Canadian north. In 
"---

describing state involvement in local development we will not attempt to 

~easure its success against some previously formulated standard. What is 

" attempteJ here is an i"Ei-tmtificabon of &pals, objectives and' forms as they 

eme~ged. This background material is necessary for the understanding of the 
~ , 

origin~ of public lands, their purposes the responsibi!ity of the state for 

• 
manélgin& p"hlic la'nds, and areas of conf li ct -- political, administrative, 

physical and moral -- -(lver land use in the Yûkon 0-

( 

f 
0, There are tW0 laz-ge categories of public lands in North America:- the 

"public domain" and "crucial interest lands'''. (1) Before th~ massive t raI"\s fer. 

of most land to privûte oW!"ft"ohip, the North American land resourc~ belonged 

to the "Dominion Lands" in Canada and the "Public Domain" in the United 
~ 

~ . 
S~tes. These lands still constitute a vast supply of land. Lands under the 

administration of the federal gov~rnment account for 40% o~ Canada's total 

area.",Provincial crown lands comprise 50ï. and private,ly owned lands only 10% 

of the nation's area. ~The Yukon ,ar&d Northwest Territories contain 97% of the ---federal lands. (2) Other pub~ic lands have been created i« response tq 
~ 

specific~d~mands such as roads, schools, civic parks âhd public housing areas. 

These' lands were purchased by the state in order tQ sèrve a needed public 
/ 

function not provided by a market-directed urba~nomy. This need, 
{ ... 1 

especfally in and around urban centres, came-along with the realization that 

" Chapter 1 ) 
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cOJO.rective measurés in the public intere~t need public ownership of "crucial 
~ 

interest lands". 

~ 

The o,,-join and meaning of public lands in Nof1th Ame,,;ca 
f 

Land history in the United States and Canada lS similàr in Many 

respects. European colonists too~ p~ssession of the land, displacing the 
'f . - ~ 

natives who had occupied it for sorne thousands ofoye~, :pus~ing the~ westward 

and assigning them to reserves (in Canada, r~servations ln Un~ed States) 
, 

generally consisting of less valuable la~d (Clàwson 1973: 452). The exceptlon 

to this p~ocess was the Canadian north (Yukon Territory, Northwest 
1 

Territories, Northern Quebec and Labrador) and Alaska, The Canadian north, as 
l' 

a peripheral zone, was an unofficial reserve area, and is the last mafor 

frontier of public land and native. resistançe: 
,../ 

Each country claimed ownership of tbe land-rt~ citizens or mercenaries 

discovered and explored. At one-time or another, al'l the l~nd has belonged in 

'" 
the propri~~ry as well as 'the jurisdictional sense to government. Theu were 

the original public,~nds. Both in the United States a~n~da much of t~e 
t1 

public land was then disposed of by the.state to privale owners, colonizers. 

farmers~mbermen, ~iners, rail!oads, cDrporation~ and athers. The proce.s . . , 

of establishing. ownership of land whether for the sovereign or' a'n indiyidu~l 
.J .. 

rested on the English and European assumption that discovery or settlement 

gave possession. In the "empty" places of the world Spaniard~, Frenchmen, 

~~ngqshmen and later Americans performed the rites of land taking f~or king or 

) . 
Cha.pter 1 / 
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sovereign (Carlsteinsen 1968). Both the United States and Canada ,heg~n with 
J(-

provinces upon the Atlantic seaboard with rap1dly expanding front~ers renching 

\ 
the Pacific. 

• 
In one respect the Canadian federation had the s1mpler task..--f-or •. under 

the administration o~ tpe H~ds~Bay's Company the whole vast t~ritory west 

of the Hudson Bay to the Pacific has ?een British since 1610 when it was 

claimed for King Jame~ of England (Martin 1973). In the 'United ~tates a 
~ # ---- • 

# • 

series of purchases ~as supplemented by conqu~st and annexations. Common to 

both counties were many tèchnical features of administration and settlement. 

Publi c 7al1ds in thè Uni ted States'"..,.. 

By 1867 through treaties (purchases or postwar 

\ 
t~he'. lal1d &rea that "{as to become the l' 48 states " had 

sett lements) , -- \ -
been'acquired 

--
al! of 

from 

other nations such as Spain and France. At th~me of the European discovery 

of the Americas virtually ail ofJhe land had belonged to several hundred 

'tribes and bands of American Indians' numbering abou~a million people. The 

land was not indi.vidually oWlled. Land belonged to bands or tribes with 

identifiable boundaries between thtm, but ownersh~ was shared by aIl members 

of the group (Arnold 1976, Lester 1977). In the eyes· of English settl~rs, 

accustomed to paper transactions and family or individual own~rship, Indians' 
~. 

did not "own" the land., However their use of land tlas acknowledged and -lands 
" 

cedéd ~o colonists were almost invariably "purchased" from the tribes who used, 
,1 L> u. 

them. The conce~t of aborigina! or Indian title was developed to distinguish 
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• 

-betw~the land title of the English system and-tand ownership among Am~rican 

Indians. Aboriginal or Indian title lS founded Qn use and occupaney sinee 

andent Umes (CummiIlg 1973:87) • 

--When Indian groups ceded and surrendered land to the governme,nt by 

treaty Indian 'HUe ta it W9S said to be extinguishe-d. Ownership was 

" ~. 

,transferr.ed ta the gove~nment. It beeame part of the public dom~in, û"illl-abl(' 

fa):" sa.le or' other disposition under laws adopted by_the United States 

Congress. In aceordance witn the colonists,' stro~g baliéf in puHjng lhe- land 

• 
to "higher use", Indians were dlspossessed of their lands. DUrlng the ycurn 

from !~ to 1890 acquisifion of Indian land developed into formal P011CY. 

India,ns were foreed ta cede part of t~lands ta the government in oxchangc 

for modest annual payments. That part of their land WhlCh they dld nol ~lVC 

up was reserved for • thelr exclusive use and occupancy as a "reservalion". 1his 

1 ~ 
sell or otherwlse dispose of; li: was held "in trust" by , 

• ! 

, 1 and they c.ould· not 

• 
the government, and any action relating ta it'was tubject ta governmont 

~l~ The-end of the treat~ making in 1871 did not haIt ali~ation of 

Indian land,. Various governmen't actions- forced Indian tri bes _ta 1 ive upon 
,~ 

smaller and smaller tracts of iand reserved for their use (Arnold 1976: 55). 

Once Indian title was' extinguished (by m~ans of trealies) the publiC 

'domain was Burveyed and partially,disposed of. Land settlement: belween 1850 

, ' 

, and 1900. reached vast proportions. T~e numoeT of Amer i can farmers increased 

, from 1,449,000 ta 5, 737,000- (Carstens~n 1968). Huge land grants to rallroad 

", f ~ 1 ~,., ~ 
companies wereJ allocated"between 1850 and 1873, 150,000,000 acres in the- form 

, , 
of railway land grants, aboût one-tenth of the nation's public domain,\ Bo't:h-

the lano-grant acts and the land settlement acts werc direcred towards 

economic deve1opment./ Nearly aIl ·land ~hysically suited and in economic 

demand fo' farming, manufadturing, traàe and urban residential use pas~ed ta 
c • 
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prlvate owners~lp and use. The wholesale land dIsposaI had run Its course by 

t h& end of the 19th century, marking the end of an -era and the "clasing of a 
• 

/',<:o,gra.phfcal front 1 er". - 1 

The geographlcal fror:ltler of North AmerIca eXItanded ln response ta 
-""'- -< • 

waves of economlC demand for land. Each wave concentTéited on the extraction 

(Jf raw materlals such as fur, graIn, mlneralsl';l. <011 and gas. These staples 

were and sorne of them stIll are Important elements of forelgn market demands. 
o . 

1 rom the mlddle of the 17th century rIg~~ up into the 20th century ~he fur 

1 
t rade was a major cause of the expanSIon of the frontler. In the second part 

of the 19th century agriculturai use was more Important. The 20th century, 

wllh ds IncreaSlng demand for metals and fuels brought with ir- the expansion 

of the Industriai frontler further north Into areas stIll Inhablted 

predominantly by natIve groups~ 

Publ7c lands in AIBska 

.. 
Alaska. has a lot ln common with the Yukon Territory. Untll the end of 

the nineteenth century there was little interference with traditional uses of 

lhe lands and waters. Therefqre, untïi contemporary times, there h'ad not be~n 
,0 

exlIngulshment of abonglnal or lndian title either in Alaska or the Yukon. 

The dI!tCOV~ of A~aska by a Russian expedition in 1741 led in -1766 to 

c1alms of. ownership by Russia. Then aiter a centurf of exploitation' with orfly 

llmlted settlement\ RusSla ,Sold what it called its posession,S in America to 

the United States ln 1867.. With the cession of Alaska to the United States 
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• 
aIl of ds lands and waters became public domalcn. land held and controll.ed by 

the federal government. While there were no lreaTles and no extlnglllshment of 

J 

abo~lglnal tltl"e. there was little ln the laws t0"""protect lands ln nat Ive lise 

, 
and their resources. 

rhe flt"St land law for Alaska (Organlc Act 1884) provlded speci fic 
---=,," 

~ . 
protection for lands clalmed by mlners and lands lIsed by mlSSIOnal"lCS bllt gave 

./ 
only promises of contlnued use and occupancy of lands to holders of .aborlF,lnûl 

.., 
nghts. The law denled natives the opportunJty to obtaln tille lo thell 

Janjs under the white man's system of tltle recognition. II prc>Vlded the 

legal means 
t 

for min ers t 0 de p r ive na t 1 ve s 0 f the 1 ria n dan d the 1 r r e S 0 IH ces . 

~ From that,flrst land law, encroachments upor the lIves and>Jands of native 

people multlplled wlth the passage .of tlme V/hile tille was nol exllngUlshed. 

aborlglnal la:.d oghts were 19nored by Amerlcan Cltlzens and others. fiy 19(J(J 

~ 
the white population numbered 34,000 and ~he natIve popuJal Ion of 29,556 had 

\) 

become a mlnortty. It lS slgnlflcant to note the lmpresslve growth of lhe 

white populatlOn from 430 ln 1880 to 250,461 ln 1970, when the native - " r-- . 
population had grown only to 51,712 (Arnold 1976: 71). 

o 

Encroaehments upon the lives and l'ànds o-f the natIve populallon 

. r-
Included the salmon In'®stry and cotpmerclal huntlng of sea mammals. The gold 

\ 

rush shared by Alaska élnd the Yukon at the end of lhe nlnpteenlh cenlury 

offered little te the native populatlon but destroyed thelr food supplies, 

~ thelr envlronment and changed thelr standards and means of ll,vlng. 

Apart from the fact that they could not take part ln the bonanza because 

mining claims could' lawfully be staked only by cltizer9s
o
(stalus nat.lves dld 

<5 

,"":) not have citlzenshlp until 1960), for t.he natiV'ês the gold stampede meant a 

drasUe reduction ln moose, caribou and small game as pr,D.S-pectors hunt.f;l(i t.hose 

animaIs for their food supply. 

W,. 
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As more and more non-natlves settled in Alaska, the pres~rvation from 

other uses of the lands the natlves were USlng 
~ 

from other uses became ~or 

problem. Preservatlon of large areas for the use and occupancy of Alaska 
; 

natlves became posslble ln 1936 wlth theo extenslon of the Indlah /) 

Reor1,~ization Act to Alaska, to curb ty 1055 of Indian lands and to re~tore 
~ 

lands already lost. These, reservatlons had a different meanlng from those 

---established in the Unlted States durlng the treaty maklng. In the case of 

<Alaska the reservation meant a truc protectlon of an ancestral hunting, 

trapping and fishlng ground agalnst the large influx of white population 

buildIng the defence system' assoclated wlth the Second World War and the Cold 

War of the 1950's and 1960's. By the tlme Alaska was admltted as a state ln 
o 

1959, Alaska natlves ~ade up only aboutione-flfth of the state's population. 

By 1960 the protest was mountlng agalnst the contlnuous transfer of natlve 

land to others. Natlve protest cOlncided wlth a growlng recognl'w-on and a 

deSlre among polltleal lead~rs in the state to solve the problem of natlve 

clalms. 
1 , 

The 1960' 5 broug~t with fheIp new threats -to 'land rights, among them 
o 0 

atomic exploslve experiments, limitations imposed upon hunting and state lano----

selections. The Alaska Statehood ,,"ct (1959) authorized the new state 
\ 

government to select and obtoain tiUe to 103 mi,lUpn acres of land ,about 25% 

of Alaska) from the publ ic domain. In 1966. one of the principal 

recommendatlons of the Alaska Federation of Natives was realized. The 
" c. 1() 

Secretary of the lnterior of the United States stopped the transfer of land 

claimed by natives until Congres$ could act upop the claims. What began in 

1961 as an effort by natives to preserv~ their land rights was to be concluded 

wlth the Alaska Nati~e Claim; Settlement Act by the United States Congre~s in 

1971. Through the Alaska land settlement native peoples received-a 
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legislative settlement whereby they retalned 40 million acres ~and (about 

--101. of Alaska) and were ta r;ecelve mone} as compensation for the laklng of the 
~ C Q , 

remaindef. The Alaska NatI\le Clalms Settlemenl Ad (December 18, 1971) -prtlvldes for selection of "national lnterest lânds" and classiflcallon (lf 

c ,. 
others on behalf of the public. Il pr~vides a means for assumlng rlghts of 

Ilmlted access for the public across 

corporations ta convey sorne of lhelr 

~~dS. It requi res village 

land to munlcipalilles for growth'and 
---~-- -

expanSIon. The passa_"", ,?f the act allowed the Siat e of Alaska la resume the 

selection of land which had been halled by the land frceze. (Arnold 

1976:272-275) . 

Public lands in Canada 

Canada achieved sO~elgnty ln 1·867. By the British North America Act, 

~ ~ 

its constitutional document, ·four British coQ.onles of North America, -- Nova 

, 
Scotia, New Brunswick, and Lowe~ and Upper Canada, presently named 9ucbec ando 

Ontario -- united federally forming. a new ·union. The aet' o_f confederation 

also provided for the entry lnto the union of the r'est of Brill~h North 

America. At that time, the vast territory named Rupert's Land unll1 1870 and 

the=t~ North-Western Territory comprlsing the Hudson's Bay drainage basin 

and most of 

vast amount 

, .1 

the Arctie drainage basin was 

of terrltory exclusive ~ts 
unappropriated Crown land. For thIS 

~ 
of t rade had been grant eçl t 0 the 

0;9 

Hudson' s Bay Company in 1670. In 1868 through the Rupert' s Land Act: two 
CI <,Q 

d 

centuries of Hudson~s Bay Company rule came to an end (Martin 1973). 1 
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lhcse lands were transferred to t~e newly formed Canadian Confederat.ibn cailed 

lhe Dominion of Canada, a subordlnate and allied kingdom of the British Crown. 

Parls of Ruper~'s La~ became the provlnce of M~nitoba .Whlle the rest of the 
o 

northwest was made a terrltory (North-West Territory~, in which the federai 

government had full control. 

Britlsh Columbl~en~red confederation in 1871 and Prince Epward 

Island Joined in 1873. In 1880 the Britlsh g~vernment by Order-in-Councli 

lransferred to Canada jurlsdlctlon over the Arctic Archipelag~. With that the 

terrltorial expansion of the Domlnion was complete untll the entrance of 

Newfoundland in 1949 (Zaslow 1971; Nicholson 1979). 
o 

&etween 1872 and 1930, the.Dominion Lands Act w~ ~he statutory means 

by WhlCh public land ln the present Yukon, Northwest Territoriesfland the three 

prairIe pro~inces was admlnlstered by the federal government. In 1930, 

ManItoba, Saskatchewan and Alberta assumed control and management of their own 

land and natural resources. The Yukon and the Northwest Terrltories remained 

a federal responsibility. Yukon Territory was created in 1898 ~n response to 

the special administrative and control needs of a gold mining region 

(Beauchamp .1976: 3-5). The present geographical boundaries of the Northwest 

Territories were assumedonly in 1927, foilowin& the extension of the 

,territorlal boundaries of Manitoba, Ontario and Quebec northward ta the shores 

of the Hudson Bay. ) 

, 0 

; 
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Dominion lands ~ol;cy 

The two principal objectlv~s of the Dominion of Cana dl ln Ils land 

pOI1Cy between 1870 and 1930 were the settlement of the land a6d the' bllllcllr\r. 

th~ Pa';fi, ,oa," Bolh )V'd ,,, 
prevent the United States from gettlng a roothold"'ln western and nor-!hw('!.!III. 

of railways linking-the Atlantic wlth 

Canada. During that period th~ Dominion disposed of the best ag,rlclIlIlll<J1 
,(~ 

lands of Western Canac;!a.--'More t,han 88 ï. of the surveyed ~rea of Ihe l'lalllt' 

• .. • j 

provinces had passe1d from,gavernment administra,tion lnto prlvate owncrshlp. 

The b~k of the federal lands were al ieq,ated under the rallway land granl 
, 

system (1872-1908) and tbe free-homeslead system (1870-1919) 'Martin 1971: 
1 ~ 

238). The transcontinental railway was built froB the proceeds of the Crowll 

lands. Durlng tRis period the settlement of western Canada and Ils 
,p 

Integration int.o Canada was the' ultlmate goal of federal land pollCy. Th(' 

primary function of the Dominion Lands Act of 1872 was to provlde a legaJ 

administrative mechanism for settling and developing lhe West' s agnculluraJ 
o 

land (Martin/1973). 
/ 

~ 
Dominion lands pallcy between 1870 and 1930 was not gea~ed 10 the 

management of non-agricultural or marginal lands. 
,-

Thal policy was not drafted 

" ' 
with the Canadian north in mind. ln fact, northern land use patterns changed 

o 
lit!le during the first two de cades following the-acquisition by C~nada of 

Rupert's Land and the èstablishment of the North-West Territory. While human 

1 

occupation in the n6rth has a history of at least 25,000 years, land uae 

'activities 6utside of native interest were not introduced until ~he discovery 

of gold in 1896. Since then, however, the north has been the site of a wide 

range of new activities including mining, oil and 
Q 
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~. 

o 

pIpelines, agriculture and forestry. The firsl applications to purchase land 

in Canada north of 60° were ass~ciated wlth the influx of miners into the 

Yukon in the 1880'5 (Naysmlth 1977: 47) .• 
\ 

'By the. 1890'5 the needs of the miners, merchants and trading 

'companies, the cnurch through Hs missionari.es, and the government as 

represented' by the Northwest Mounted Pol i~e added to the demand for land for 

settlement and created conflicts. Miners' settiements disp-laced fishing 

camps, and the traditlonal hunting and fishing grounds of sev~ral Indian band! 

, .-...... 
ln the Yukon Rlver valley were encroached upon. 

Due to the gohd minlng, it became necessary ta establish the Yukon 
, 

District of the Northwest Terntories on October 2, 1895. Regula.lions enacted .. 
fdr the administration and control of the Yukon District were directed ~oward 

encouraging mlning. Forms of land use at that lime included mining, ., 
, • J 

settlement and railroad rights of way (The White Pass and Yukon Route and the 

Klondike Mines Railway) (Naysmith 1977: 56). 

The twentleth century has been 'notable for a r~:sal of the direction 

of the publie~ policy regarding land. Increasing recognition of th~ finÎteness 
........... 

of the land resource and of the interrelatedness ~f land uses has led to 

increâsing sUPEort for public land ownership or public control of land use. 
fj 

( 

Native land p;ghts in the Y~kon 

va~ious aets and treaties of colonial, provincial and national .. 

o 

governments goioS back as far as the 1700'5 recognized that native people, as 
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.-

the aboriginal r~sidents ?f the land, had certain types of pshlS ln' relation. 

to that land. 

reflected ln 

(wi th Indian 

Inrar,s fOl?' ConfederatIon. lhis. recognitlon WllS 

the new Domini~n fo:ernmenl's policy of enlerlng lnlo agreellienl~ 

people' in the Hudsck' s Bay Company terri tOr! es, Rupert' s 1 and ann 

t~e Nor~h weste~t Territories. Between 1871.and 1921 eleven lreallcs weTl' 

slgned ln what lS now northern Ontario, Manitoba. Alberla, Saskalchcwull. lh('Q 

, 
northeastern Pirt of British Cblumbia and parts of the the Northwes\ und )1I1,(11l 

'Terri tories. These agreements lransferred nativ.e- title to land lo thl' CrOHII 

,Federal government). After the signing of Treaty No. 1 r in 1921 hOWCVCl. 
1 

/ 

attention turned away from the question of dealing wilh the natlve lntcrQ!.1 111 

.. 
the land, as al! the areas that had been needed for seUlement or dcveLopmcn\ 

had been secured. The lands that remained were not Immedlale~y needed. lrea\v 

making ~tQPped because aIl the agri2ulturally attraclive land had been lakcn 

over by the federai government. lndians llving in areas nol sUltablc [or" QI 

agriculture such as northern Quebec, the Yukon, most of Brillsh ColumbIa .nd 

the Northwest Territories did nol sign treaties with the federal govcrnmcnl. 
\ 

o As mining, settlement, roads, railways, pipel.ines and prospecting. 

advanced, native. people in the areas not covered by treaties began to fecJ the 
1 

pressure b_~ non-native settlement and development on land.s to WhlCh lhey ftu 

pre"Viôusly had exclusive use in practice. The numerous mineraI clalms staked, 

-
the oil and gas !eases g'iven to Hie o,il companies, and the leasing of large 

" tracts of land for grazing during the 1960's disturbed the Indlans of the 
# p 

Yukon, ""ho felt that a land settlement had ~o be achieved immediat.ely. the 

above activities on-public land went on without meaning(ul planning. Events 

have controlled government decision-making (Cumming 1973: 219). With the 

federa! government totaly commited to development, development intercata were 
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gJven unl~mited access (Rees 1979). Over the years the differences between 
, 

native people, industry and ,the government have grown. 

Decisive factors in the contemporary land~aim settlement Iprocess 
() 

were the federal government' s Whl,te Paper "Statement on Indian policy" of 1969 

and the Nishga India~s case ot 1968-1973. In its White Paper the federal 

government in a dramatic departure from Canadian history and law, took thé 

o formai' positron that aboriginal rights, ',apart frem 
61 

treaty rights, would no --longer be recognized. The Nishga tribe ~f British Columbia Was instrumental 

in bringing the government of Canada to recognize aboritinal rights. The tribe 

sued the British Columbia government, demandlng a recognition of aboriginal . . 
o 

rights to certain lanas. The Nishga lost the case, but only on a legal 

technicality. 1he positlve result was the gen~ral opinion that the Nishga did 
• 

st i Il have sorne claim to the land [1]. ThlS cas.e opened the way toward actual 

negotiations to determine out what these claims ai\, and how they are to be 

~ettled. By the mlddle of 1973 the gQ~ernment agreed to negotiate a 

set t lem'e n t 0 f c lai ms . 

In February 1973, the Yukon Native Brothrthood presented its land 

the federai governmenl[21. The "Yukon pos i ti on paper claims position pa~r to 

ent i t led "Together· today for our children tomorrow" contalns the principles 

gJ". - -deslred by the Brotherhood for a just settiement. The Brotherhood's p1edge 
. 

coincided with the federal readiness to start negotiations with native people 

who, could historica11y and lega1ly support their claim. The cornerstone of 

" .' 

. 
the settlement is land, but t~e position paper contai~s no suggestion about ~ 

the quantity of land or the amount of money for cpmpénsation. The Indian~f 

~
he Yukon want 

enefH of the .. 
to own land, and to control and develop that land for the 

peopfe living on it. ,Their domestic economy, historicai 

. 
experience and sense of identity are focused on the land'and its resources. 
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The position paper proposed that the land selected by the Indlan people be~ 

held by the Queen in perpetuity for both present and future use. Lands were 
'" 
claimed for Indian buriai grounds and cemeteries, hlstoricsl ~nd traditionai 

vlliage sites, locfttion of centers o~ popul~tlon and munIcipal serVIces, 

~ economlc development purpopes, and sites for fish camps, trapping Cnd hunt lng 

cabins. Indlan representation was requested on ;11 agencies for land 

development or control in the Yukon. 

While in "pre-contac~' times aborlglnal hunters' and galherers' 
'-.. < " ---------

concePtio~ of land and space ca~ fTom the aborlginal's Ilf.estyl(' -- lhelr 

identification wlth land l rather than ownershlp of laI).(\.; (Moore 1979;55). 

) 
socio-economlc change including economlC development WhlCh by and large 

bypassed native people preclpitated a change in the natIve percept i?n of land. 

The more associational and symbollC meanlngs of space and land changed lo a 

more concrete, personal, functional and physlcal meaning, meeting the CDropean 

outlok on a common ground. 

The negotiating process started almost Immediate~y after the position 

"paper was presented and is' ·still going on. Th! comprehensive clalms based on 

ltaboriginal interest" or "native title" are being translated lnto concrete and 

specifie lasting benefits • 

Consensus was reache~ on a number of i~sues, such as Cllglbllity for 

benefits and guidel ines for __ establ ishing lndian ~orpi>_rate structures. The more 
~ 

fundamental issues of land quantities, tenure and Indlan political structurea 

have not yet been br9ach~d[3]. o 

Measures to speed up and respect the negotiation process were not as 

spectacular as the land freeze instituted in Alaska bef~re the native claima 

there were settled. In 1973, the Yuk?n Native 8rotherhood position paper 

asked for a, temporary land freeze on a11 unoccupi ed, unalÏenated Crown lands 
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ta allow enoùgh time for selection, survey and transfer of control. Some 

-------cr~tlcs felt (~umming 1973: 217) that there should hav~ been a temporary 

freeze upon aIl exploration and development until co~prehensive planning coul~ 
-~ 

oe u~dertaken with respect to aIl facets of northern land use, not only native 

land rights but alsq ecological policy, game preserves and national parks." In 

March 1975, a part~al land freeze was instituted; the federal government gave 
.. r ....... 

permission for allenation of certain l~nds on a temporary basis[4]. The 

~ 

beginnlng of the land claim negotiation process coincided with increased 
rJ 

~atlon and the revival of C~nada's soverelgnty issue over the north, 

bath supportlng norther~ development. ,AlI government effort was placed on 

primary extraction actlvities without social programs and economic 

Infrastructure (Rees 1979). While the requlrements for balanced growth , 

lncluding social development and protection of the natural environment have 

~een clearly stated by the federal government, the record lS one of promoting 
~ 

ecanomic growth as rapid1y as possible whenever the opportunity arises. - (Rees 
-........ 

1979). 

<> 

• 
"The percejved value of northern lands in 

the view of the government Is for exploration by 
way of resource extraction. Thus land use is 
seen by the government as expioration and 

.~ devel opment" . 

.. ~wrate Cumming in 1971 (197.3: 217) . 
't-

Al~hough urban settlements were still few and small in the North by 
\ J 

1970, there was pressure for transferring land for urban development, and -

until the mid-1970's,there was little respect for native title[cf. reference 
;1 

3]. In 1970 the federal government introduced a policy of trabsferring , 

federal lands in and around communities ~ the Yukon and Northwest Territories 

to the administration and control-of the territorial governments (Beauchamp 

1976: ,9.) •. The Blo'ck Land T9nsfer (BLT) prosram was des igned in 1970 to 
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enable the territorial governments to plan .and control the development' and , 
growth of th~~mmunit~es. Whi~ands utilized 'by native peoples for 

'" ' 
D • 

huntlng, trapping and fishing or those Identilted with other tradltionsl 

values were exclude-d. from the program. the BLT policy elicited strông Indian 

opposition t9 the program because of tranvers taklng place i1l advance of land 

selection under- land claims agreements [5] . 

Due tO.Indian opposition, in 1975 the BLT program was 'suspended and/in 
" 

1978 a new Interim federa! land, tran~fer policy was Instltuled restr.icling 

transfers to bUllt-up areas and to vacant lands reqVlred to mect lmmediale 

community expansion and deveÎ>opment needs only[6]. The Interim federai 'land 

transfer policy WIll remain in effect pèndlng further developmenls ln land 

'haim settlements and constitutional ~volul lon (Redpath 1979: 101). 
<-" 

However the Yukon Territor1_al Government (YTC) is fHm ln qs demand 

l ' 
for more federal block land transfers (7). The Coundl of Yul n Indiana ~) • 

. -= ) 
determined to coexisl with the large non-native qpmmunity, ~eveloped an 

understanding for the territorial government's Iana demand, The cyr accepls 

the principle of furlher federal lard ,transfers subject to two quaiificalions: 

(l~ the establishment and i~Plementlation of a planning process t.c;'. plan these" 

lands before they pass into private~ owners ci) the Immediate transfer 

to Indian people of aIl lands as they selected and agreed lo in the 

" negotiations(8) . 

--
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Administ!'atfon of public lands 'in the Yukon 

," --- .. 

Public lands in the terrltories are under the control and management 

of the Government of Cagada by virtoe of the Territo~ial Lands Act, 1?50 as 
,..., 

amended. Very little land is owned privately (.approximately 0.037.). (This is 

al~o t~e cas~ in the Northwest Territories, but contrasts drami~ical\y wl{h 
... 

the. provinces.) The federal government however has ",issued surface and 
(j. 

subsurface leases for extensive' ara.as... 21,496 ha or 53,117 acres (Redpath 

1979: 18.) While the provi~es have both proprietary and legislative rights 
• 

over the land and resourees "ithin' lhèir-borders, these powers remained with 

the f~derar government in the Yukon and Northwest Territories . 

Prior to the enactment of the Territorial Lands Act, the 'Dominion 

Lands AC~ of 1872 Was the statutor~ vehicle ~y whic~ fed~l~qds_were, 

administered. The Dominion Lands Act was for 78 years the legislative base 

for a land policy which iricluded homesteading, the purchase of agricultural 

land and railw~y grants. Butlby 1950 it was largely ina~r~iate'for 

administering the .residual "Dominion Lands" to the north. ' It was replaced by 

the Territo~ial Lands Act. The new act applied t~all lands in the Nort~west 

Territories andOthe Yukon Territories which were vested in the Crown and under 

the! contro,l, management and administration of the Minis{er of Resources and 

Development. The original TerritoriaL ~Lands Act of 1950 was amend.ed in 1970_ 

authorizing the gpvernor in council to protect the ecologic~l balance or . . 
, 
physical characteristics of any area and to set apart and appropriate any , . 
territorial lands as a "fa"'t manage~ent zone. This amendment p~inted to a 

- \ ) 
marked change in government and~use policy. Land was nol only a ~ommodity; 

land had to be prolectep. 
#' 
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In 1970 the Department of Indian Affairs and Northern Developmenl 

(DIAND) has been given responsibility for control ~nd management OVer vacant 

Crown land which is 95.7% of the land in the Yukon (Beauchamp 1976) ", 

~ederal Crown land is made avallable to individuals undel' leasc; 10;)S(' 

.agreements (withe ?ption to purchase) or sale agreemen~, ln the absence of 

comprehenslve plans speclfying the most appropriate land use, durlng the 
~ 

1970's the trend was to make land available on a lease only basis [9), Ihe 

majorlty of applications ~for land ln Yukon are for primary resldenllal, 
,10 

recreational Jfesidentt'éil, commerCial and agrlcultural (markel ~denlng. 

C{Op,s" gr'azing) use. Under the Territorial Lands Act, -'[ànd may also be sel 

aside for purpoSes of the DIAND's Ind,an and~nU'\ Affa::s,program and for any 

purpose cons idered to .be for ;he general good of tfe nal i va peopl e. suc~as 

for housing.} 2emeteries, schools, camping and fish'~~g sites[lO). Il" is set 
~ . ,;;(,1 \_ 

as ide in the form Jof a "map reservation". \ 
\ 
.\ 

The Yukon territorial government is responshle 'for the control, 

• 
management and adminlstration of an estlmated 0.2% of Yukon land localed 

\ 

primarily around established communities. Only sinc~ 1954 have bhe 

territorial governments been given administration of lertain lands for Ilmited 
~,. t r 

" .. - , \ 

purposes [11]. These' were lands aéquired with ternto\rlal fundlit. I)fler 1954, 
c ,~ 

and public lands the administration of ~hich has been' transferred by the 

Governor-in- Council to the Commissioner. {Commissioner's ~}" and,lands 

acquired by the Commissioner pursuant to tax sale proceedln~s. These lands' 

were sit~~ted primarily in and around communities, and thay include roads, 

streets~· lanes and trails. The interest in lands given ovar to the control of 

the< Commissioner is something 'less than a fee simple interest. The territorial .. ' 

/ 

government has the right to administer the surface uses only. ,Un~er 
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territorIal ordlnances, the local,gov'ernment may then seIl, lease, or 

olherWlse dispose of the surface nghts ln those lands. 

( , 
Beslde the federally anét terntonally admlnlstered land 'there 15 

another category of ,land, known as Development Control Zones [12]. It 15 

federal land to be transferted to terrltorlal_ jUnSdlctlon. In thes e are as 

the terrltorlal government 15 glven land management authorlty w1th the 

dIstlnctlon thal l1t.le must stlll lssue from the federal government (Beauchamp 

~'6: 8). ThlS land transfer scheme lS an implementat10n of sorne of the 

recommendations of the Advlsory Commlssion on the Development of Government ln 

the Norlhwest Territorles, Whlch~ln 1966 suggested Increaslng the author1ty of 
, , 

the terrltorial government over local communlty development (Beauchamp 1976). 

The-land transfer pOI1Cy was Introduced on a continulng baslS ln 1970. ,. 
Whlle the program started wlth large Block Land Transfers and il 15 v1ewed by 

the terrltorlal government as a vehlcle to !ncrease ItS autonomy and power, 

requesLs for transfers of °vacant lands must be ,",upp-brted by a statement of 

requlrement, communlty -gI'owth, projectJons and prel1m1,naq development pl~ns 

for the parcels needed. Each transfer proposa~ lS subject to the approval of 
" 

the (lalmS Pülicy Commlttee and is to be put ln effect by an Order-in-Council. 

Speculation 15 str1ctly controlled. The parcel size is permitted for 

lols no larger than lS reasonable for the stated purpose. The review process 

lS very complex and lS carefully designed to avoid conflicttng llses' and to 

channel acquIsitIon ,and long term leases into designated areas. Title is not 

granted untll Improvements/ as specified in t'he agreements, have been 

compl eted. ù 

"-
The ter:itorial government develops residential lands ln 

munlclpallties and communities in tour categories: house lots, moblle home 

, 
lots, multIple famlly dwell~ng lots and acreage residential lots (1-5 aères). 
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T,he transfer ~f resldential lan~~vate property InSlde orj!.anlzed 

communltles 15 restncted to resldcntlal subdivISions WhlCh have been , , 
surveyed, planned and partlally developed. Lot.s~ are. s01d at the cost of 

, ~ 

development, and agreements for sale are_not transferable. Mult Iplt> famdy 
o 

dwell1ng lots are solrl on;; bld baslS (Redpath 1979: 70-75). 

o 

Land use management o 

The only plece of leglslatl0n concerned wlth,protec! In~ lhe 

envlronment 15 the Terntorial Land Use Regulatrons ln e[fecl Sillet> ll/·7!. Tho 

reguléitlons constltute a ,system of land u,;;e cont.rots: they are no\ il 

management scheme whlch would 'Involve ;t pre-selection and allocal 1011 of 

speclflc lands to approprlate uses. Such a management scheme does no\ aXIs! 

to date (1983) for the north (Usher 1973; Beauchamp 1976; NaysmJth jll77; Hees 

1979; Joly 1982). 

controls was new 

fullyeffectlve. 

Whlle t.he protection of the envlronment Via ,land use 

and commendable, t~e TerritOrial Regulations have nol been 

Usher (1973), who evaluated the regulatlons. made tw~ major 

critlcisms: (a) The regulations are l1mlted ln scope, ~ere nol devised as a 

contro!llng mechanlsm ln advance of development. do not C;nslraln the use of a 

given tr~t of land, and that decislons were made in favour of the developer 

and northern development; (b) The hlstory of the regulatlons Indlcates 

(, refusaI to involve particular ~atlve communlties ln even the minimal machtnery 

of land use management. Beauchamp's flndlngs (1976) were Slmllar: lhat the 

land use policles of th~ 1960's and 1970'5 were domlnated by the orIentation 

to mineral~ploration and development. ln Dicklnson's VleW (1979: 253) 
... 

economlC profit has been the only crlterion by WhlCh proposaIs concerning 

resource use have been judged. Whlle the terntorlal land use <regulatlons 

were drafted with an admitted "reasonably aggresslve pollcy of encouraging 
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developrnenl ln the north", the people of the Yukon did not think lt was 

aggresslve e~ough.o They manlfested concern thatTand use regulations coul' 

slow down development [13J. 

While the Land-Use Regulatlons are beneffclal in regulating sorne 

opératIons ln sorne parts of the terrI tories they cannot forrn the basls for a 

---~-
plannIng or management scherne Slnce they do not coyer aIl types of lands and 

do not provlde for allocatlon to varrous uses (Beauchamp 1976: 37). The 

Lanq,-Use Regulatlons were revises ln 1977 but are stIll l1mi-ted in Many 

respects (Redpath 1979: 80). 

TerrItorIal lands ln and around comrnunltles are managed under the 

Commlsslo~er's Land Ordlnance ard theoMunlclpal Ordlnance of the~Yukon 

Jerrltory. The Area Developrnent Ordinance 0971, 1975, 1978) 1S a plece of 

leglslat10n wh1ch glves the CornrnisS1oner sorne power oveT ~ll of the land ln 

lhe terr l tory Includlng f,ederal lands. The Area Developm~nt Ordlnance glves 
Cl 

lhe Commlssioner the powgr to deslgnate as a development area any'area ln the 

terrltory WhlCh he conslders should have sorne cOQtrol over its developrnent in 

• the pUCl1C interest ~ith the condition that the designated ~rea has begun 
,. 

____ ~d~eve~rnent and that there is need for control. Setting aside or managing new 

() 

deVejOpm~t area' ;, 

land use plann;ng 

not in the- power of the t E(r'ri tor ial government. 

Utilizatlon of northern land has been relatively llmited but demand 

for Ils use and ownership is increasing. WltW the increasing demand, 

dlfferences between potentipl useps have sutfaced. Cornpeting uses for 

~rthern lands include community d~velo~~ent; roads; airstrips, pipeline and 

communications facilities; hunting; fishing'and trapping; private, commercial 

ànd public recreation; tirnber harvegting; agriculture and grazing; mineraI, J 
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oil and gàs exploratIons ~nd productIon: game preserves. bl.rd sanctusrl6S and 

ecologlcal reserves. Sorne of these actlvlttes nee~ land fOI lhclr CXCIUSIVl' 
! 

use while ot~can be inciuded ln a multl-use category. Howevcr ther!:' Ille 

few and Inadequate channels to dea! with the emerglng problems of compel 11 Ive 
____ \ if 

land uses. Elements of land use plannIng are bUlll Into the dlfferenl 

ordinances and accompanying regulatlons but they do not add up to a pollcy 01 
Cl 

a plan. They are especlally deficlent as process. 

The proce5s Whlch WIll lead the governmenl to an over~ll land us~ plan 

Ù hampered by (1) the lack of scientiflc data regardln!?, th!:' lnvenlory and 

capablllties of lands and resources (Na~ysmllh 1977). (2) the lInsel! led nallve 

land claIms, ,and (3) other Jùrlsdlct)onal problems such as the consllllliional J 

development of the terntorie.s. Whtle an overall land use plan ts nol ye\ 

avallable, yartial, land use plans (communtly and reglonal p)ans) do CXlst ln 

mdst settlements of the Yukon Terrltory. Federal government work on 

formulatlng a comprehensive northern land use pOIlCy slarted Jn the mld 

1970's[14]. Studies of the existlng land management process and proposais fOI 

a plan 'haveo been done by Naysmith 0973. 1977): Beauchamp (1976). and Hees 

(1979). Naysmith proposes that an effectIve land use pollcy s~ld 

incorR,orat~- four-principle5. a) It should recognlze al! the Inherent physlcal • _____ 1 

values and properties of the land ba,se-. -tr~ 1t .should take lnlo account 1 he 

social, cultural and economic values of the land.oc) lt should lnsure regional 
" o. 

participation in the determination of land management criteria and structures, 

meaning locai-residents white and native. d) It should be conflrmed by a 
. . 

federal legislative base, 50 thaf the regiona! plan Will a150 recognize 

inter-regiona1 factors and .national interests (Naysrnith 1973: 24). 

For the pr~sent, lack of overall ~~ction has re~ed l~ the 

" development of land use regulations and land management based on federal and 
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-. l l tcrrltorla and use ~rograms~ Since federal and territorial jurisdictions 

aver:r' the need. deve l oped 

territorIal land programs. 

, "Co 

for cooperation between the federal and 

The Feder-al-Terri todal Land AdvlS ory Commi tt ee 

(established in 1978) is such a cooperative body. The C()mmittee reviews 

• 
policy and regulatory proposaIs, <pr~vides a forum for coordination at the 

• 
rcglonal level of the ipterests and concerns of the native people, identifies 

and recommends areas foT special management progFams. The Committee is only 

an adv180ry body: it has no decision-making power. These measures are not 
f;\ 

consloered adequate. A pJa~ based on a comprehensive pollcYlfnd processes 

lncludlng" pre-selection and allocation of specifie lands ~o appropriate uses 

lS needed (Beauchamp 1976). It was also recommended by Beauchamp that because 

of the lacf of experlence in land use planning ln northern Canada an Interim 

r 
perlod mlght b~necessary for borrowing and modifying ideas from some of the 

bc~ter programs designed in other jurisdlctlons such as ln the southern United 

Sates, Alaska (Alaska Joint Federal - State Land Use Planning Commission) or 

southern Canada. 

The federal go~ernment felt that given the vastness of the northern 

territories, their sparse population and t~e relatively low level of 

lndustrial activity untll the early 1970's, the traditional approach to land 

use management (e.g. regulations to minimize environmental degradation) was 

adequate. However, in 1981 it was recognized that during the 1970's when, 

mining and energy initiatives 4ncreased dramatical1y; causing man y land use 

confllcts, the policies and traditions of the past had indeed Decome outmoded 

and incr~asingly inadequate[15]. A federal policy on land use, advance long 

term land use plannlng, the formulation of guiding principles and the work~ 

out of a land use planning process became one of the major preocèupations of 

the federai government in the early 1980'8[16]. 
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Whlle work is underway on both fronts ~- a federal land pOllGy nnd a 

" rr' 
,.j,.' .territorial land use planning process -- ~ontradictions. are being buiH ln, 

.---Jfhe Council pf Yukon Indians strongly abjects to the way in WhlCh the federal 

government IS proceedlng, Slnce it tmplies centralized decislon- makln~ and 

Ottawa-dominated plannIng for the whole north[cf. reference 8). The Count"11 

- of Yukon lndians' (CYr) dIScussion paper o!,\ la~e plannIng. en~lIOnml'nl.l1 

assessment and land ownersh1p ln the Yukon 15 closer ta the te.rrit 01 lD'1 

government's proposaIs, which ask for more local land ownershlp and mOle lll,.!l 

autonomy~-Ihe CYl assumes that faIr Indian partlclpatian ln both lhe land 

ownershlp and autonomy issues WIll be attained. In the Vlew of lhe CYl. land 

.. 
use planning and the land use plan should Include a slalemenl of purpose and a 

planning process. The purpose should be to p~otect the envlronrnenl ln lhe , 

context of orderly developrnent, and to resolve or mlnlmlze use confllcls. In 

the planning process the Yukon Indlan people, together wlth other Yukoncrs. 

\ - should have a meanlngful and effective voice In-determlnlng thelr future. ln 
1 

preparation for a development strategy for the Yukon, in estab!lshlng planning 

'priorities -- where, when and how to plan each area in the Inventory of land, 
1 

S the examination of land and resource uses. In their Vlew, a land use plan 

should include a statement of goals and objectives for the area, a rnechanlstn , 

for implementing goals and objectives, an amendment process, ,and an appeal 

~ 

process. The planning structure recommended by the CYl to function a~ a parl 

.of government is shown in Table 1.1. A key feature i5 that th~ suggested 
o 

• < 

"YukS>O Land Use Planning Commission". responsible for bath plannIng and 
o 

Implementation, have at least 257. Yukon Indlan representation. ' 

Inside Yukon com~unities, planning is relatively weIl organlzed, but 

immediately outside their boundaries Crown lànds have uniil recently been 

alienated without guidelines for a variety of private uses. To prevent the 

/ Chapter 1 43 

. , 
• 



.( 

c 

o 

Table 1.1 

Proposed planning structure for the Yukon, 
The Coundl of Yukon Indlans, 1982. 

RESPONSIBLE MINISTERS 

Responsibilities: 

/ 

-approve and implement a development strategy and final 
land use plans 

Yukon Land Use Planning Commission 

Composition: 
-at (east 25% Yukon Indian representation 
-territorial and federal government representation 

.J 

Responsibilities: 

-formulate a developmen~r~tegy for Yukon 
-estabiJish planning priorities within Yukon 

• 

-set goals an~ object~ves for identified priority areas 
-estabilish terms of reference ~or plannlng within 
prlority areas 

-c~-ordinate and, where feasible, conduct planning on 
aIl rural land within Yukon 

-make provision fo~ public participation 
-rec m~d land use plans to the responsible Ministers 

f r each~lanning ~c~a 
-~onitor plan implementatlon 
-rpcommend a development strategy to the reponsible 

M'i n i ste r s .' 

, 

o 

Sourc'e: "Land use planning, environmentaÏ assessment and land ownership in 
Yukon", a discussion paper, 1982, th~ Council of Yukon Indians, Whitehorse • .. 

. 
continuatIon of the formation ~f a dispersed settlement pattern, the federal 

government along with tightening dontrnl of Crown land disposition, has 

inltiated regional planning (1~77) i~ the for~ of Land Management Planning _~ 

Projects, whose purpose Ü ... to recommend principles and a plan that will meet 

the -9ntlcipatE?d land demands in the Whitehorse and othel' seHled areas 
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(Redpath 1979). The preparation of the regional pl~ns, a cooperatIve 
~ 

federal-territorial project, started in 1978 with areas under developmcnt 

pressure, speciflcally Whitehorse and areas along the Afaska highway. The 

}and management planning proJects are Implemented under the Area D~velopment 

Ordinanee. a 

Public lands for urban gr~th in the Yukon Territory 

This section is an IntroductIon to the present admInIstratIve and land 

plannIng structure whieh is, of course, the result of a hlstorlcn! proccss. -
The main Eeature lS a graduaI shift of control and deelslon maklng f~om the 

federai to the territorial level and to the munIc1 pal level. This evolution 

will be discussed in more detail in Chapters 2 and 3. 

There is a lot of political maneouvering b~twee~ lhe territorIal and , / 

. -
municipal governments ln order to reach sorne consensus regarding ur~an growth. 

Tpe munieipality ls malnly concerned with f1nanclal aspects which affect ils 

own budget for services, while the territorial government foeuses on economic 

development and politieal lssues. Meanwhlle the federal governmenl and lhe 

public at large are made to pay for aIl the learning experl,nce and the , 
consequences of mistakes. We shall see that the Municipal Ordinance of 

" 1980-1984 deflning the power of Yukon munlcipalitles glves the territory the 

uppèr hand over municipalities ln declsion making, but Insures considerably 
\ 

greater muni~ipal powers than the previous one, from a plannlng and operating 

point of view[17]. 
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Cu~~ent stetus ~ 

The present settlement pattèrn of t~YUkOn Territory is the direct 

resuit of the construction of the Alaska Highway (1942) and related 
~ . 

all-weather roads built in tÇ1950's and 1960'5 as part of the Diefenbaker 

gover~' s program "Roads to Resources". The first modern pattern of 

settiement rooted in mining activlties had followed the prlncipal waterways of 

ye r·eglon, the main arterles of transporatlon. 

these settlements had been gradually abandoned. 

By the early 19~'s most of 
... 

Wlth the change in emphasis 

, 

from minlngoto a more dlversified econo~y and the centralization of 

adminlstfatlon, service ana communication actlvlties ln Whltehorse, about 80% 

of the present population of the Yukon has now settled along the Alaska 

Highway in the vicinlty of Whitehorse. Since the end of the 1950'5 the city 

has emerged as the "central place" of the region. 

From an adminlstratlve point of ~leW there are four categories of 

communlties: (1) communities wlth no administrative status or unincorporated . 
communi ties, (2) local improvement districts, (3) ~ompany towns 'and (4) 

municipalljies. For most settlements of the Yuk~n , due to their'small 

population (Table 1.2) and very weak tax base, th~;~rial government 

(Department of Loca~ Government) handles most tasks handled by municipal 

councils in southern Canada. 

Only three settlements presently have the status of municipalities in 

the Yukon, one town (Faro) ~nd two éities (Whitehorse and Dawson). 

Hunicipalities have the power to levy a general property tax and school tax, 

and ta acquire and dispose of land. They have independent control over many 

areas of ~dministratioD lncluding initiation of projects. Municipal services 

are provided by the ~unicipality, with the territorial government providing 

financial ~ssi~tance in the fdrm of grants. 

) 
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Table 1.2 

Yukon communHies and their populatIon. 1981 

Beaver Creek 90 Haines Junction 366 
Carmacks 256 Old Crow ~ 243 
Pelly Crossing 182 Tes lln 310 
Stewart Crossing 20 Watson Lake 748 
Dawson City 697 Upper Lrard 130 
Burwash Landlng 73 Whitehorse 14.814 
Elsa 336 Carcross 212 

• Keno Hi 11 88 Tagish 89 
Mayo 398 Census unorganlzed 
Faro 1.652 areas 2. 110 
Ross RIver . 294 Destructlon Bay 45 

Total 23.153 

Source: Yuko~ economic reVlew, second quarter, 1982: Table 1.5. Census 
populatIon (1981). by communlty . 

Urban planning, 7and use and development 

The preparation of an offIcial community plan~ the Yukon 15 going 

to be a requirement for each municipallty from 1986 [cf. 'reference 17]. AlI 

developable land within ~nicipal~imits 15 owneo-and de~loped by the 

terrltorial government. At/preSent muoicipal~are ton~ulted in the 
, 

regulation of the subdivision of land. The land use planning and zoning 
c,.. .~ 

function within the municipal boundaries theorelically 15 ln the hand~ of lhe 

-
municipal council which mus~, however, consult wlth the terrltoriai Deparlmenl 

01 Local Government. As the need arises, developable land i8 subdivlded, 

~èd, serviced and pnased for sale. 

\ ) Once the land is subdivided and servlced, the lots are sold to 

individual buyers, publlc institutions and small scale builders. Wlthin 

organized communities and municipalites, the only land available for sale is 

~ land already subdivided" surveyed and partially dev~loped. Lot sales to a 
o '0 
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private individual are rest~ictéd to one-lot or two contiguous lots for a 

Single home- ~ite. A realtor, developer or buildin& contractor may purchase up , 

lo flve single-famlly residential lots. Leases are offered on1y for uses such 

as publiJr recreation, public utilities, and summer residences, where 
~ 

Improvements are not of a permanent nature. 

o 

Trends in the urban land development process 

Most urban land ln North America -15 privately owned a~d pr1vately 

develope'd'. The present trend, however, fs toward more public control in the 
1 v 

land development process. The reasons for increased control and the forms 

that this control has taken will be discus4:d in thi,s section, conclud:J!lng w~th 

Whitehorse an exc~ptional example of p~blic deveiopment on public land. By 

land development here we mean both phases of development: (1) the subdivision 

and servicing of raw l~nd and the subsequent sale of the l~s; and (2) the 

site development, building and marketing. 

Only recently has the PUb~lC realized that mor~ land development 

alnitiative should come from a responsible institutional body representing t~e 

public intèrest. As Boulowe stated 

\ Chapter 1 

", .• unguided individual action often resuas in \ 
resource exploitation, social waste, and.a 
shifting of costs to other members of society •. 
They (thé public) discover that social goals in 
land-resource use frequently involve extra 
~arket considerations that cannot be achieved 

. without social acti2P ~d that public action can 
often be used to attain a higher, or more nearly 
optimum level of resource d~velopment than would 

< 
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be feasible with purely l?Jt'vate 
. developments" (1972:506) • 

A widespr.~ trend toward increased publ tc initial1ve in urban land 

d ••• lopmen' ha. been docum.:'ed by .e.e~l au'.or •• nd r •••• rc •• "abl ••••• nl, 

(Bryant 1968; Strong 1975; Kehoe 1976; Healy 197'6: and nàrin-Drabkll1 1(77). 

Public interventlons have occurred to deal wlt~ housIn~ shorlages. Ihp 

fragmentary development detrimen~1 to the efflciency of munIcipal servJces: 
<l-

B 
exclusion of certain classes of people from housing; and lhe neces~lty for~ 

"sortlng" the urban enVlronment. While the ldea of sorne Inlervenllon 15 

acce ted, its forms and its' extent are widely debaled (Smith and Walker \l/771. 
"-

"'" ere are two basic forms of Intervention: a) through indicative 

l.m~nted by 

Implefuented by 

land policy measures and b) through public ownersh 

public development . 

. Indicative planning 

land 

Healy (1976) argues that regulations and a firm state RPIICy are able 

'p' 

e""l cmcnl s to determine the di rect i on anc;! qu~li ty of land development. Central 
~ • rand us'e of any effective state pblicy are (1) mandat ory local planning and 

land regulation and (2) state reviews of local land use dectsions. In order 
I 

to formulate a s poltcy and standards, the. state has to work oul its 

position on the Most important policy quest~ons such as environmenlal 
~ 

standards, housing, agr,icuYture, aIld energy efficiency. Once the state has a 

policy, it can work on improving ils tools tO implement change. lhe common 

tools are zoning, taxation, long-term G;lpital budgetlng, land banklng and' 

transferable development rights (Healy 1976i. 

While in the 1950'5 city planning was in~titutionalized and 

legitimized in 'Canada, it has no~ emerged as a truly innovative the 
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ar~a of puolîc polîcy ,formulation _~Gerecke 1979).' Town plann-ing as defined by , 

early legislation was designed to prevent development from falling below 

certain specified standards, and to incorporate p~rks, open space, attractive 
,. 

landscaping and community centres in the public interest. However it was 

unable to determine where or when ~évelopment would occur (Smith 1979: 211). 

Canadian city planning becam~ institutionalized around prlnclples of utility 

and effl~ency. a trend very much in t~e fore of planning theory of the 1970's 

and 1980' s (Smith 1979; Berry 1979: 231). The larg,e volume of critical 
~ 

writing has demonstrated .uring the last 15 ye~rs both in Britain and North 

AmerIca tHat the principle of utility alone is deficient because it does not 

incorporate the principle of re-distributIve justic~ (H~.v~y 1973; Gerecke 

1976: Smith 1979; Berry 1979). 

Today in the 'majority of Canadian towns and cities aIL three levels of 

government - fede-ral, provincial (or territorial) and municipal '- exert a 

certain influence, financial or regulatory~ on the urban development process. . . 
The, empioy a wide varie~y of means. For in~tance, public policies regardin~ 

the provIsion of l~frastructure have an enormous influence on thé shape of the 
'la 

cities. Urban form is intimately related to the scale and scheduling of its 
r 

infrastructure. 
e • 

l~e ~pinion of ferks' (1973: 284), the regulations inbforce and the 

planning acts in Canada are not adequate. Mun~cipalities have no real powers 

(or they are not willing to use their power) of land prescription for public 

purposes. nor do they have real powers to hold development pressure's in check. 

So the argument goes on for more regulations, more planning and more public 

land ownership. 
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.-Public land oWRe~sh1p and. development as 8 pol;cy tool 

Land banking ,e~ 10 pUblio acqul s it i on of land advance of ln 

development. It was corn on practice in t'he growth of Many Amer~can CIl ics ~n 

the eighteenth and nin~teenth centuries (Reps 1980). In Canada land bankln~ 

has been employed on two levels: federal land assembly programs and 10c~1 
• 

.... 
acquisition for present ·or future urban renewal or expansion. T~ 

~,,, 

Federal-P7vinClal Land Assembly Program, lnl-tiated in 1947 by lhe Nallonal 

Housing Act, waS intended to provide federal financial asslstance lü 

municipalities and provinces wishing to assemble and develop land for 

'" residential purposes or to establish land banks of a predomlnantly resldenl~al 

nature for'future developm7nt. jrGgram objectives Include stabillzalion of 

resiélential land priees by increasing supply,. and making the resldenlia,l land 
4 Q 

development process ieEinanCiallY onerous ,t~ municipalitles. More gener~l!y 

the federal agency soug t_~ood planning; ~unicipal, re~lonal and/or growth 
- ..... ~ . . 

policiès;'more efficient d use and servicing; centres oP new regiona! .. " " 

growth .and "balaneed develo-pment· of new resource-bas ed commun! t 1 es. 
~ . 

1 _ 

Th~ederal land asse,mbly provisions were very llitle used dunng the 

1950's and 1960'5 probabty beeause of the p(ov~ncial an~ murieipal 

governments: unwillingness to take a èontroversial stand in intervening ln~hp . 
natural course of 

by the end of the 

- - -- ~, 

~he~d market (Dennis and-Pish 1972: 315-344). 

1960' s concern emerged over ra'pidly ris ing cos ls 

resulting fr~ limited supply and demand stimulated by h!ghway 

construction and the private automobile. -This made intensive public. 
- r d 

) ~ ~ 
involve~ent in the acquisition of land mo~e acceptable. 
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The notIon of uSlng ownershlp Instead of more regulatIons lS a concept. 

WhlCh managed to develop from the deflnltlonal to the operational stage ln 

Cana'da ln the 1960' s (Kehoe 1976: 106): Proposals- for more public land 

banklng ln Canada are contalned ln the following works: ffryant (1968); Federal' 

l<:Jsk Force on Houslng and Urban Development (1969); LlthwlCk (970); DennIS 

and F1Sh (1972); Derkovskl (975); Spurr (1976); Lorimer (978)'; Shong (1979) 

and Gunlon~ (1983), The Hellyer Report (Federal Task Force on Housing and 

lIrban flevelopm<tnt 1969:40-1) states: 

"munlclpalltles and r~glonal governments as a 
matter of contlnulng policles; should acqUlre, 
servIce and sell aIl or a substantlal portIon of 
the land requlred for urban growth ~lthln thelr 
boundarles", 

Il has been argued on grounds of bath efflclency and equlty that" 

substantlal publIc land ownershlp and development is deslrable as a corrective 

-
servIce agalnst excluslonary development practlces,envlronmental deterloratlon 

and rising land prlces. PublIC ownershlp enables municlpaliti~s ta bme 

development with the provl~lon of publIc services and to exerCIse control over 
.,r-

!he mlX of land uses. 

Objectives of public land ownershlp and development lnclude easier 

access to land, better dIstribution of private wealth, reducbon of privilege 

and power. securlty of tenure, lncreased.efflciency of land management, 

control of land values. and !Jeller planning of-land us~. Grouped in three 

categories the aims are to (1) increase equity, (2) Imp;ov~ land use planning 

(3) and restraln and stabillze land prices. 

Whlle land banking ln princlple is ~idely accepted as a desl--rab-ie 

means of implementing land use plans ba~ed on efficiency and equity. the 

success of the practlce remains hlghly controversial. Among the issues are 

the high acquIsition costs and the question of a financial return. 
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land development cab, as ln Red Deer, Alberta or Saskatoon, Saskatchewan, lead 

to comprehenslve integrated urban plannIng . .. 
In Red Deer city-owned land on the outsklrts is ·sold to bullders 

according to a phased and ~rg~nlzed progtam; in accordance wlth a general 

plan, and with public services properly arranged. Bouse builders can plan 

thelr operations ln the knowledge that serviced land will be avallable at a 

reasonable cost, and when requlrecl (Bryan 1968; Dennis~and Flsh 19i2; 

McFadyen 1977). 

Saskatoon, the owner of the most extensive land bank, acquired title 

to large quantltles of undeveloped peripheral land during the 1930's and 

1940'5 when owners falled to pay taxes. In 1954 a deliberate decislon was 

made to continue the pOllCy of public ownership ln the· form of ad\ance land 

acqulsitlon. The CIty being the largest suppller of re.sidential land managed 

t,o stabillze the cost of serviced land and have control over orderly growth 

(RaVIS 1972). Saskatoon also has extraordinarily strong planning powers to 

control prlvate development, and the 4ntry to this power is land ownership 

(DennlS and FISh 1972: 323) . 

• 

'" ~ .. ---- ~----;~ .. _-

Public 7nvolvement on the ~esou~ce frontie~ 

Land on the Canadian resource frontier is usually in public ownership 

and 15 tr~nsferred to the resource company or local munjcipality for a nominal 

fee or free, hence the land component of the development from a c~st point of 

view lS negligible. Compared to the United States, or,the Soviet Union and 
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the Scandi naVlan countr i es, Canada had Ilml ted exper 1 enc~ unt Il WeI" 1 d WeI Il 

wlth the planning and development of '!;ing).e-industry new lowns on the rcsout"ce 

frontier of winch man y are located' ln the north (Lloyd 1Q 76-, Judd 1970). 

Ho~ever a consIderable expertise has accu~lliated slnce the mld-1940's whon 

both the federal and ~rovlnc[al governments got Involved ln phYSlcal townSlle 

plannIng, financing a~d pollcy-making structures, fealurlng ~Illzcn 

participatIon ln the operation of the communlty (Linn and Slebler 1978) 
~ 

Gen~rally, untll the mid-1950 ' s r~source towns ln Canada were ~ullt and 

developed by or for a private 1ndustrlal company to house and service Ils 

employees ar.d thelr fam11les. Toda..y most resource .commtlnltl~s are developcd 

wlth dIrect government partIcipation. The creation of attractIve physlcal 

conditions lnvolv-ing "good planning" was vlewed as essentlal ln Improvlng Ihe 
\ 

baSIC problems of slngle-Industry }rontier towns. Problems Included 

shack-town condItions, hlgh labour turnover, demographic imbalance and 

lSolation. Government gQt involved in an attempt to provide In[rastructure, 

to exercise control over the growt~ and locallon of settlement, to creale a 

suitable attractive urban ~nvironment and encourage permanence. 
'\ 

Government involvemenl included coommunity planning regulations, 
1 

prnvincial new town legislations, pladhlng and outrlght developmen~. For 

exampl e, Fermont, Quebec and Mackenzi e, Ontan ° were pl anned and deve 1 ope.d ~by 

private corporations, Leaf Rapids, Manitoba and~Manitouwadge,Ontarid by a 

Crown corporation; and"Lanigan, Saskatchewan and Lynn Lake, ManJtoba by a 

mixed corporation. 

Fermont was developed by Quebec Cartier Mlning Company in accordance 

with the Quebec Mining Towns Act which permits the mining company to provide 

the mining town. The province of Quebec generally invests only in services· 

---- , 
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such as education, social affairs, etc. Once a minlng town is established, It 

lB managed as a local government in accordance wlth the Cities and Towns Act. 

Lynn Lake was budl by Sherrit Gordon Mines in 1951. In 1970 

aceording to a new provincIal policy the company transferred aIl municipal 

structures and services to the Local Government Di&trict and,~ad its lands and 

bui Idlngs exempt~d from assessmerh and taxation. In 1 ieu of taxes, a 'gra-nt 

per employee was exacted. Under the new agreement th~ company has certain 

obligations and riihts but does not dlrectli control the town. The change of 

strategy lS shown by the shift in the next venture of the same company in the 

: 
same province. 

- Leaf Rap1ds was built by the government of Manltooa-~ accordance with 

an agreement of early 1972 wlth Sheritt Gordon Mines Limited. Leaf Rapids is 

a Un1que town, belng the first -e-omlllUnity established by a croW11 corporatlon, 

the Leaf Rapids Development Corporation. The Manitoba government took an 

act1ve role as developer of the town, the obj~ctive being to meet the iocial 

and environmental requirements of residents as weil ~s the ecpnomic needs of 

the company and the region. 

Town planning in Canada's resource frontier follows the pattern of 

evoll:ltion of "new towns" in the Unfted States and southern Canada. The later 

generations have made sorne concessions to climate and to the isolation of the 

nodm (MeCann 1978; Schoenauer 1977; "Linn and Stabler 1978). 

Planning and development trends included suturban development modeled , 
on the south, adoption of the shopping centre concept, land use segreg:tion, 

promotion of home ownership, greenbelts, and. separation of vehiçle and 

~ ---p.edesi<rian traffie. The neighbourhood unit concept and overall design str-essed 

central izatlon of services. These trÊmds were a11 based upon practices 

deve}ope~ in more moderate clim9tes of the United States and Great Britain. 
1 • 

, -
v 
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Only Fermont lS based on planning and des:gn ~oncepts WhlCh foster energy 

conservation and adaptation to the local climate (Schoenauer 1977). 

Whlle mos-l:Jof the frontier towns were Incongrucnl :'llh lhe real dy of 0 

the nortl}ern environment, they were successful in creatlng an Illusion 01' an! 

average North American suburb. The design of dwellings reflt!cls 11ltl~ or no 

effort to create structures espeClally sUlted to northern cllmatlc candit Ions . 
../ 

Most dwelllngs do not have sheltered or proteeted entryways, sufflclent close! 
$>' 0 

space for storlng wlnter clothlng, suffAclent insulatlon la lowcr fuel costs, 
<f" 

garages or,sheds for summer storage of snowmobiles and other reer'callonal 

equlpment. The exceptIons agaln are Fermont and parts of Lcaf Rapids (Linn 
J 

and Stabler 1977). 

Some of the baSIC problems faclng resource towns remalned unsolved. 

The physical improvements ta new communltles dld nol aljevlal~ lhe economlc 

Instability and population turnover, social problems and physlcal and personal 

isolation (Bradbury 1980; Stelter and Artlbise 1982). Accordlng ta Bradbury 

(1980), government involvement ln British Columbia resource Lown developrnent 

) . 
succeeded in ~ransferrlng the cast of runnlng a township from lhe company lo 

a 

the workers. ~y home ownership many familles became locked lnto such 

communities by mort gages , and have boxed themselves ln, subJccl ta high taxes 1 

and a high cost of 11ving. 

Studies of northern resource towns concerning thelr politlcal economy, . . . 
\ 1 

quality of life, social and physical plannIng, design and arc?lteclure fabound 

[19). However the bui Iding experience including design, urban planning and. 

financing development involving the government is not adequately documented. 
r 
~\V 

Alternative approaches to the planning and development of Canadian 

reSQurce communities were studied by Maksymec and A~sociates Llmited (Fletcher 

1977). commiss~oned by the Canadian Hinistry of State for Urb,!n ,Affaiq.. The 
----- -
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study'concludes that 

can be effective for 

each of the three approaches- public, private and mixed -

resource town developme~ The capital cost\of the town 

for local Infrastructure, community buildIngs, housing and regional 

" 

Infrastructure, while it varled widely among communitjes did not show any 

correlation with the method of approach used in buildi'1g the town. Residents 
--, 

were found belter accommodated in the later generation cl resource towns, 

whatever the source of development initiatIve. AlI demonstrated improved 

technologies for buildIng ~nd servlcing, extensive ~egional infrastructure 

supplied by different levels of government, anq conterted efforts by resource 

companles, governments and local citlzens to identify needs and provide 
'> 

regulallons and serVIces. 

However the public and mixed approaches were found to lead to greater 

spendlng by the federal government. These approaches also led toward reduced 

sharing of the resourc~ wealtQ by the senior government under 1977 taxation 

" 0 

laws and royalty pra~tices. The study suggested that the public investment in 

a resource town shouJd vary {n relation t,o the degree or risk involved, with a 

greater share taken by the private sectors for the greater risks. Greater 
" ........... , 

rlsks refer to the uncertain potential of th. resource base, the market for 

the resource and the llfe expectancy of the resource town. The practice until 

~ - 0 

now has been for the government to à$sume tne burden of the greater risks. ~ 
~ 

The consequence~ of economic changes ~n the resource industry, human 

o " 
deficlencies and general inefficiency for both the individual community and 

the region as a whole are inextrlcably bound up with regional and economic 

planning, ' and are not viewed by private enterprise as their responsibility • 
.. 

The Maksymec Study (Fletcher 1977), concluded that along with the successful 

~overnment ipvolvement of recent decades at the level of design, a more 
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comprehenSIve approach to planning ln the area of resource ma~a&ement lS 

needed. 

Settlement planning needs a framework of reglonal economic planning 
.. 7 

and policy and a flrm agreement on development between the federal and 

provincial or territo~ial governments and the resource industlY. 

While prlvàte enterprlse has al 50 advanced ln the area of ~ood lown 
~ Q 

planning, the orlgin and concept which conditions the establishment of 

resource based communitles has not changed. The first conSideration 15 

"economlc exploitation, not the creation of a good envlronment for living or 

the future well-being of a reglon . 

The Whitehorse case 

Fe'~ studies of northe_rn towns explicitly address the question of land 

use, basically because of the easy availability of cheap land. ln a sense, 

Whitehorse has a "land bank" in the publlc domaln, which is transferred Cree 

of charge to the territorial government to be used as ~ey thlnk fJt. 

The publlcly-owned land lS partially developed by th~ territorial 

government and residential land is sold for building piece by piece, at the 

cost of development. The phYSlcaf structu.re of the ci ty 15 de~ermined by a 

combination of the actions ~a multitude of indlvidual home builders and by 

government regulat i ons in the framework of in~egr}lt ed .pl anning. H' LS a 

situation where due ta the continuou5 availability of residentiar land a land 

"market" plays a ~ery limited raIe. The Impetus fat 1-he development of one' 
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area over another cornes from ~overnment decisions rèlated to public demand and 

eXlsting and planned infrastructure. 

Unlike most northern towns, howeve~ Whitehorse lS not a 

slngle-industry town and it is not new. If As we shall see ln chapter 3 urban 

growth and l~development ln the last 35 years has been a long process of 

corrective service of a city denled compa~tness because of its site, 

o 

topography and early developmental history. Over the years Whitehorse has 

acqulred strlngent laryd use control by aIl levels of government in the form of 

regulatlons, zoning and communlty plannlng. 

_Whltehore offers an exceptlonal window into public development on 

public land. 'fhis hls,orical study ôf the land development process, planning, 

and hous lng offers the opportunity to look at the mlstakes, the different 

approaches .to proble~ solving, and the conflÏct areas in the public 

development process. 

Summef'y 

With the trânsfer of most land to private ownership in the more 
, 

habitable (for Europeans) areas of North America, both "the, 'Poblic and the 

• state real ized that crucial 'intere!ft lands in the hands' of private enterprise 

\ 
were not being used for the achievement of wider social, economic and 

environmenhl obj e·ct ives. 
, 

In·both the United States and Canada rapi~ 

urbanization and increase4,~ed~ral inv9lvement in improvement of the urban and 

non-urban environment prompted a reappraisal of the use of publicly-owned, 
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.. 
land. Public land ownership was recognized as a key rnechanlsm in the 

achievement of several federal goals in the fields of Improvement of lhe 

environment, iegional development, metropolltan decentrallzation and urban 

development. Wlth the expansion ~f the economic frontier ln (h~ north, 

governments are mpre careful not to sell off in haste lands Whl ch ln Canada 

are still ln public hands. 

There has been crlticlsm of the Canadi~n federal government for llr, 

failure to show leaderlhip in land IssueS.r The 10ss of agricultural land ln 

the provinces, the rlsing casts of land and housing, and the destruction of 

ecologically-sensltive areas are important publiC Issues ~n Many parts of 

Canada (20]. The formation of the Federal Government Task Force on Land-Ust' 

POIICy to assess the federal rolé ln land-u~e processes and problem~ in 1980 
~ ~ 

and the 1982 Statement on Federal policy on Land-Use were a response to lhis 

general concern. 

Land use problems in the Yukon associated with the administration and 

management of land for urban growth are caused by the lack of region~l 

planning, the inadequacy of baseline information, the J~~k of meaningful 

coordination among the three levels of government, and by jurisdictional 

disputes between'f~deral. territorial and municipal interests. To aIL the 

ab ove is added~ne.. unseHled naUve land claims,. more precisely the Coundl of 

Yukon Indians' opposition to land transfers taking' place in advanGe of land 
" 

sel~ction under the land claim agreements. The native Interest in the land, 

its man~gement and resources, of vital importance to them from the historical, 

cultural, legal and moral points of view, was undere~timated. These mora), 
,",-_<.. 

poJitical and finàncial p-r-01:f1éms constitute serlOus cenf~ict areas which have 

to be dealt with during the urban planning process. 
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ln addition to the concerns of equity, ,seUlement in the north has to 

Lake into account the problem of eccnomic effic{ency. Settlements in the 

north require far greater expenditure on fuels for heating than do communities 

ln more favourable climates. Due to higher transportatiun costs, scarcity of 

specialized labour and the short building season, the cost5 of con~truction 

and munlcipal servicing are also very high. 

Unfortunately, both lhe efficiency and equity Issues are muddled by 

the d.J.vel"'gent municipal, terntorlal and fegerai Views on land. The "Old 

World" notlon of an "empty continent" and the state objectives of giving away 

land to stlmulate settlement and economlC development are as prevalent today 

as 100 years ago. The federai land fransfer policy is a gener~jized statement 

-"- ~ -
Ôf intent to faei iitate the future needs of community planning.Jo Being the 

only current legal way for the territorial government to obtain more land from 

the federai government, community plannIng i5 used as a tool for more land 

transfers. This territorial land strategy aiters urban ~rowth policy and~ 

creates a contradiction in the interpretation of efficiency and equity issues 

among the diff~rent levels pf government. 

This chapter ha~ outlined the generai subject of r~gional land use. 

/ 
In Chapters 3, 4, and 5 we wi~1 look speciticaliy at the Whitehorse experience 

concerning t~e amount of land used for urban growth, the intensity' of 

_ development, housing types, the size of lots, and the implications for 

mu~icipal services and budgets' , 
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"Legi;lations (acts and ordinances) quoted ln thlS chapter are Il st cd 
at the end of the thesis ln the Primary Sources sectIon. 

1. J. Chretien, 1969: Cumming, 1973; "Council ofo Yukon Indians, f:. shod • 
hist6ry, structure and philosophy", Information Kit, 1977, Deparl::menl of 
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Ottawa-Hull. 
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Department of Indian Affalrs and Northern Development, Program Reference 
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Department of lndian Affairs and Northern Development, Program reference 
Centre; Indian and Northern Affalrs, ,Canada", Annual reporl, 1982-1983, 
Minister .9f Supply and Services, Canada, 1983; "Oulstanding bUSiness: 
natIve c1aim policy" lndian and Northern Affalrs Canada, 1982. 

4. ":tuk'on native claim", federal governmenl:: working paper, 3 March 1975, 
lndian and Northern AffaIrs, Canada . 

5. "Criteria for Block Land Transfers to the admlnlstraU'on of the~" 
- governments of the Yukon and Northwest Ternt,orles, YGR, Land pOllC,:'· 

1974-1976, file 635-6-2-2, v~ll, YA, Whitehorse. 
6. "Revised northern land transfer pollCy anl1ounced", Mlnlster of lnd'Hw 

'Affairs and'Northern Affairs, 3 March 1978, Departmeni of Indlan Affairs 
and Northern Development, program Reference Centre, Ottawa-Hull. Council 
of Yukon Indians, Land claims brief~ v.2 to J. Munro, Minister of Indian 
an& Northern Affairs, October 1979. 

7. "Land, i ts development and disbursement". A dIS CUSS ion' paper, Yuk onl 
Terr i torial Government. Department of Local Governmenl, 1977,; LanG 
disposition policy in Yukon, telex to Minlster, Department of Jndlan 
Affairs and Northern Development from Minlster of Local Governemnt" Yukon, 
1 January 1979 ... YGR, Land policy, Municipal and Communüy' Affairs. 
1979-80, file 2840-0 v.2, VA, Whitehorse. 

8. "Land use planning; environmental assessment and 1and owncrshl p ln 
Yukon", a discussion pap~982, The Coundi for Yukon Indlans, 
Whitehorse. 

~9. Territorial Lands "Regulations, section ,10, accompanles the 1errll::orial 
Lands Act of 1970. 

1 

10. In addition to 5 km 2 set aside as Indian reserves, as d'~ined in the 
Indian 'Act, there are other lands that have been withdrawn from disposaI 
or set aside for Indian use. As of 1974, 74 areas of b{nd had been 
identified for Jndian use and set aside or reserVed. These lands comprise 
over 1036 km 2 • Since 1974, a number of small parcels of land have been 
added to this total. See' also Redpath, 1979 and Statistics Canada. C8n8d8 
Year Book 1976-77 Special Edition, p.43. 
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'YJJkon Act, 1970-79, section 46. 
Mlnister, Department ~f India~and Northern Development, Yukon Territory, 
21 May 19QO, YGR, Land policy,'file 2840-2, v.8, VA, Whitehorse. 
Special Committee on resource, envi;onmental control and land use. 4 
legislation, Minutes,'12 February, t971, YGR, file 2970-2, VA, Whitehorse. 
Land policy 1974-1976, YGR, file 63~~6-2-2, v.11, VA, Whitehorse. 
"Discussion paper on northern land use phmning", December 1981, 
Department of Indian Affairs and Northern Development, Ottawa, 1981. 
"Interdepartmental T.ask ,Force on land use POllCY", Lands Diredorate, 
Environment Canada, 1980; "Land use plannlng in Nor'thern Canada, Draft, 
October 1982, Department of Indian Affairs and Northern Development, 
Canada; W. Simpson-Lewis, R. McKechnie anà V. Neimanis, eds.,.Stpess on 
land in Canada, 1983, Policy Research and Development Branch, Lands 
Directorate, Envlronment Canada, Minister of Supply and Services, Canada. 

17. Municlpal Ordinance, assented to 13 November, 1980, Ordinances of the 
Yukon Territory, P~rt II: Municipal volume, passed by the Yukon Council in 
1980. lt was prepared through a consultative process with the Association 
of Yukon Communities and the Yukon Minister of Municipal and Community 
Affairs. Due to dlsagreement concerning decision making the Ordinance did 
not become legislation until 1984. Personal communication about the new 
Munic(pal Ordinance a\ld }\unicipal Act w~s conducted with J. Pierce, 
President, 'Association of Yukon Communlties, April 1983, A. J. Carrel, 
Executive Director, Association of Yukon Communities. January 1984, 
Ottawa, T. Penniket, Natio'nal Democratic Party Leader, Yukon (former 'City 
Councillor) . 

18. For a debate on this point of view seé Dawn ta Earth, v.1 and v.2., 
I:ederal/Provinc i al Task Force on -the supply and pd ce of: serviced -land

o
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1978. 
19~ Politi~al economic(Bradbury 1979, 1980), quality of life (Matthiâsson 

1970, Riffel 1975, Nickels, Saxton' and Bayer 1976, Nickels, Dexter, Harvey 
and'Ledger 1976), social planning (Lucas 1971, Pressman 1975, 1976), and 
comprehensive reviews (Ridge 1955, Lash 1958, Robinson 1962, Koroscil 
1975, Siemens 1976, Novak 1976, Linn and Stabler 1978, McCann 1978, 
Gilbert, Stelter, Artibise 1982). Valuable expertise has been accummulated o 

on the experience of planning, 'design, architecture and building lhe"new 
northern communities (Erskine-~968; Lawrence 1977; Schoenaeur 1976, 1977; 
Van Ginkel Associates Ltd. 1975, 1976, 1977; Vinson 1981). 

20. land use in Canada, Int~rdepartmental Task Force on land use, Lands 
Directorate, Environment Canada, -1980. 
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CHAPT ER 2 
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Il 

THE LOCAL FRANEhURK FOR HOUSING OEVELOPMENT 

. 

Th e ma t eri al, n thi, chapt er ,erve, a, b. c k"groun"L con tex L f 0) Il,,, 

following chaptorj .. wh,ch wi 1 i analyze the chang .. ln S:=en.t 131 Iond "'" 
, 

plannIng and housing as a response to the local envrronment alld poll'llcnl 

con~traints and to the n~eds and wants of the people of Whitehorse. 

TIf?Chapter is organized arounl fouf maJru" themes wlllch -afhct the 

local demand for" housing: (l) local envlronmental constraints of·topography , -

and cliwate; (2) the pres~ures ~f a ~yclical regional economy; (3) populatJon 
o 

.changes; and .{4) chai-tges in governmental structure and poillicai 

responsibility. Hs, purpose is to introduce th,e inhabitanls of Whitehorsc, 
1 

their origins, their motives in ~ettling~~r leaving and thus explain lhe 

special environmental~ socio-economic' and politieal eontext of the city. 

A direct way to study activity patterns in the urban spac~ is through 

survey research. This study employed an Indirect method, combining 

information from secondary--sources (Lot.,z 1961, 1965;. Koroscil. 1970, -1978; 
Q 

Ridge 1~53; Denis"1955) , eens~s data and ~elevan~s~veys pr~lously done in 

Whitehorse for va.dous purposes suchL'as mi"gratlon, q:-ecreation, ethnie 
~ 

integration and quality of Life. 

White the present work coneentrates on the period sinee 1950; it ia 

, neeessary ta point out certain earlier hist-orieal, economic and' pol ibc~'l , . 

," J 

, 0 

.. ' 
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facts. These are the events WhlCh determlned the city's"locatlon, form and 

dl rcc lIon of development. 

Local enV/fonment constfaints: tooogpaphy and climate 

on lh. 10,,1 topography 1ad ,limal. of Wh,t.hor,. " availabl. 

ln varlOUS planning, engineerIng and geologlcal reports [1], and in the work of T 

.~-~~- ( 

Koroscil (1972), Ridge (1952) and Lotz (1961). However; a proper evaluation 
. \ 

for land use capablilty for the area was never done: Development proceeded,in 

the most ObVIOUS and èàslly servlceable areas. A short description of the 

lopography wIll follow, while more detail 15 presented in the analysis' of 

IndlVldual resldentlal area5 ln Chapter 3. 

---~ 

TOpOgP8phy 

r 

The Whitehorse area lies on the upper reaches of the Yuko~ River in a 

major physiographic' di vision known as the. Yukon Klondike Plateau. This 

undulating upland lies at an average elevation of 1,520m with valleys of 460m 

ta l, 220m deep and a general drainage to the northwe5t. 

The City of Whitehorse has its origin ~n the pre-glacial valley of 

tb~ Yukon Riv~r (Fi~. 2.1), At the core of the_present townsité of-Wbitehorse 
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- (latItude 60°48' N, longltude }55°04' W) the valley 1S 0.4 kllometers wlde 

f rom the foot of the tenc 1 os Ing hilis. ThIS core, today's downtown. 15 locatt'd 

on the west bank above the Whltehorse raplds approxlI'!lately o40m abovc 
s~----;' 

level, from 3m to 6m~above the river level. 

The townsite on the narow rIver terrace was not advantageous from il 

growth pOInt of v loew. Local topography has shaped the city and restrÎcted II!. 

growth. The present strung-out CIty deve~oped ln the valley of lhe '1'llkon 

Rlver and along the Alaska Highway bUllt on a plateau above an êscarpment 

(Fig. 2.2). The 60m escarpment west of the townsite Torms a barner WhlCh 

restT1cts~velopment. A large part of the rIver tcrrace is sllscept lble 10 
\ 

flooding ln perlods of high water. The combinat Ion of floodlng dllrlng the 

break-up period and the very s light natural slope have made sewage ilnd " 

drainage condItIons very difficult. Due to the êonfinemeni of the terrace 

ft 
between the rIver and the e~tarpment, expansion ln a compact form wa~ 

-- ----~ 
impOSSIble. 

1. 
i> 

AdditIonal are as of development are scaHered on the hlgh plaleau . 
650-800m elevatlon) and on the east bank of the river. Urban deveJ opmenl 

; 
w.i.thln the Yukon Rivez: Valley lS located on three benches. The flrst tler 15 

the old flood plain downstream of the Whitehors~ RapIds Dam at clevdllons 

between 633m and 

on the escarpment 

~ 

648\ The s'e~ond t,~ er ~f urban development ,has been 

at el evations between 696m and 732m. A thi rd' tl cr of 

bu lIt 

development occurs at an elevation of 793m. 

The city boundaries today enclose 420 km~ or land, and the buill 

ribbon extends for about 35km (Fig.2.3). Development on the plateau Is also 
" 

restricted and fragmented by the physfcal complexity of the landscape which 

Z 
includes numerous lakes, rivers, hills and mountains within a vast coniferous 

forest. 
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Top: Note the Iwampy forested area in the foreground, the 
Indian Village and Industrial Area in the centre, Downtown in, 
the background, and the Airport above the downtown e.c.rpaent. 
June 19~1 1 

BoHom: Note Downtown' on the river fIat, the Airport above the ' 
esèarpment and the bridge across the Yukon River leading 
to Riverdale. April 1982 

, Figure 2.1 The city of Whi thorse and Hs surroundings 

" 
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t 
Cre-stview 

Porter Creek 
l 

• Takhini 

. 

Riverdale 
Downtown 

l 

V.:~LVi.W t 
Hillcresl 

SO.!Jrce: Canada Department of Energy, Mines and Resou,rces, A25047-117; 
August 1978, 1:50,000 . 

Figure 2.2 Contemporary White orse - the urbanized area 

", 
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Residential areas of Whitehorse 

• Trllrler courts(TC). mobIle home parks'MHP) and 
SUbdlvlslons(MHS) 

1 Mackenz 1 e TC ___ --
2. Porter Cr~ek MHP ___ ---
3~ntlJrèS"North TP 1 

.4. CiI$/1 Loma TC • / 
5. Northland MHP 
6. Takhlnl TC / 

-~per KIng MHP 
8. North~ay TC / 
9. Lo-Blrd TC 
lO.Hlllcrest MHS - planned 
11.CreStvle~ MHS - planned 

I,,~"II\I\ Escarpment / 
/ 

------

1983 

----------~------------

--....... '-.. _-------- -_ .. _ .. --......... 

-- -------

''''" ',,-'-

( 

-----::::.: 

. 
-- -- -- -- -- -"'-- -- -- -- --- -- -------- -
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Figure 2.3 -City.of Whitehorse, orientation map 
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Climate 

The Yukon Plateau has a continent~l climate with relatively low 

~reclpltation and a wlde range of temperatures. For town planning, 

envlronmental design and housing purposes the most important climatological 

dala concern temperature, precipitation and wind. ln the case of Whitehorse 

the climatic elements WhlCh create speci~rc conditions diff~rent from southern 

Cana?i~ towns are solar radiation and temperature. Precipitation and wind,. 

bath moderate, are not critical elements [2]. 
p 

Winds are privalling from the south to southeast approximately 501..of 
l' 

the time: Wind speeds aV,erage 14.5kmph over the year rising to a maximum of 

17.2 kmph in October. Nevertheless in. Downtown Whitehorse where the grid 

street pattern has a north south orientation there is Ilttle protection from 
~~ 

the prevailing winds which are funelled up the river. The majority of the 
--' 

annual mesn snowfall of 145cm falls between October and April of each year. 

This is one-half of the annual average in Montreal. The mean an~ual averag~ 
l 

ralnfall of 144mm\Rccurs between the month of ~ay and September. 

The duration of winter is given by the number of months with Mean 

dai ly temperature less than 00-(.\ In Whi tehorse for seven months -the average 

monthly temperature is at ~r below freezing_(Fig. 2.4). Large variability in 

temperature is a remarkable fe~ture with the greatest range occurring during 
. 

the wint~r month[3). Freezing.tempera~ures May be expectéd until early June 

and the ,first autumn f~ost usually occurs before the end of August. .t 'the 

WhitehorSè airport the.average frost-free period is 82 days. In the Riverdale 

subdivision located i.n a basin il is only 61 days [4J. 

, 
r. 
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lev. Mean monthly temperature °ê 
(m) Jan. Feb. Mar. Apr. May J~ July Aug. Sep.t Oct NOIl. Der YI',H 

600 -23 -13 - B 0 6 12 14 12 B 1 -10 -17 
750 -21 -12 - e 0 6 12 14 12 7 0 - l 0 - l 6 
900 -20 -11 - B 1 6 Il 13 12 7 a -la -1!J 

1050 -18 -11 - B -2 5 10 12 Il 6 -1 -Il -l~ 

1200 -i7 -11 - 9 -3 \~ 9 11 10 5 -1 -iT~ - J 4 
1350 -17 -Il -la -~ B 1'0 "9 4 -2 - J l -H 

\ 

Source: Stanley AssoiJlates EngIneering Ltd .• 'CIty of Whltehor~e -
survey and Analysls, 1976: p.8 
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,Figure, 2.4 Whitehorse, vertical annual and January temperature prof! le " 
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The consumption of fuel ln MoSt homes and buildings is 

• 
weIl correlated wlth me an outside aH hmperature below 18 ~'c [5] . 

~ . 

".. 

rea'sonably 

A degree day 

.ls a unit mea&Urlng the extent to which the outdo~r Mean daily dry-bulb 

temperature falls below or rises above an assumed base. For resldentlal space 

heating, the reference temperatures us~d are negative departures from 18°C. 

Degree-days below 18°C for Whitehorse and selected urban stations for 

comparatIve purposes are shown in Fig. 2.5. The difference ~e~een 

degree-days ln 'Whiteh~~e, Vancouver, Toronto, O~tawa and M9ntreal lS 

remarkable. 

The new Climate Severity Index for Canada developed by Environment 

Canada, Canadian Climate Program shows that Whitehorse does not have an 

excesslvely severe climate (Table 2.i). The Climate Severity Index (Phillip& 
/ 

an~ Crowe 1984) takes into'consideration the major fa~tors that define the 

climate ~tress of a~lace. and thèse climate elements that serve to define 

these facto'rs. The cl imate severi ty index value 'of Whitehorse is pushed 
J -

upwards b'y the continuous dar,kness of the winter (psychological factor) and 

t~ length of the winter (winter dlscpmfort factor). 

The Wh-rr;horse area has only two real seasom,. Spring ar'~ faU are 

very short - between two and tour weeks. The dry and pleasant summers are 

about three months long (June July, August). While frost is recorded every 

month, the days are warm or hot and the nights cool. Due to the long sunlight" 

hours and pleasant weather conditions, summer days and nights are intensely 

used. Whitehorse average~ twenty hours of ~aylJght in June and eighteen in 

July. People work long hours and spend half the night in outdoor recre~tion 

often cramming two days 1 activity into o"ne-. -·Wîiift,r.s-ar-e- Iông -(sev~~," 

and dry al)d vary in theie harshness. Cold sn,aps are few and fast only a few 
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Degree-doys below 16.0 
r-~--~--':'_--------------- -- -- - ---

Selected stations 

J
I Degree-days 

bclow 18 0 

r----------------------~--------

Whltehorse A 
Whltehorse-Rlverdale 
Vancouver Int. A. 
Yellowknife A 
Calgary A. 
Edmonton lnt. A. 
Wlnnlpeg Int. A. 
Ottawa lnt. A. 
Toronto lnt. A 

Mont rea 1 lnt. A,. 
Schefferville A. 

6988 4 
6894 3 
3030 7 
8529.6 
5365.0 
5990 6 
5923 1 
4690 9 
4143 8 
4537.5 
8294.0 

Source: Environmerl Canada. Almospherlc 
Envlronmenl Service. "Can:asti .. n cllmate nor
mals, Degree-day., 1951~1980, (anadlan Gov
ernllenl Publ ishlng Centre. S~ppry and 
Servi Cel. Ottawa. 1-982. 

....------. 

) 

/ 

s 

Figure 2.5 --nêgree-days 'below 18°C, Whi tehorse and selecled stations 
/ 
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Stat i on 
(Maximum point s) 

• 

Whi thorse A. 
Vanébuver Int.A. 
Yellowknife A. 
Calgary A. 
Edmonton lnt., A. 
Winni peg lnt. A. 
Toronto lnt. A. 
Montreal lnt. A. 
Schefferville A. 

--, 
Table 2.1 

Climate severity index 
(selected stations) 

(f. =factor) 

Disoomfort factpr Psycho 
Winter Summer Total f. 
(70) (30) (100) (100) 

44 8 52 19 
1 7 8 31 

57 9 66 20 
30 5 35 6 
37 11 . 48 8 
44 12 56 9 
18 l3 31 20 
23 12 35 25 
49 13 62 37 

-. 

Hazard 
f. 

(100) 

13 
5 

15 
25 
20 
29 
19 . 
27 
38 

, 

Source: D.W. Phillips and R.B. Crow~, 1984, p.41-43. 

,. 

Outdoor Seve-
mobil. rit Y 
f. (100) index 

18 46 
31 19 
30 57 
22 35 
27 43 
26 51 

, 40 36 
47 43 
76 71 

days or short weeks. Winds are generally stronger during the early winter 

months. Daylight varies from five to eight hours. 1 

Direct effeèts on town planning are t~e high number (9,988) of 

heating degree daysj long, dark and col~nters; short warm summers with long 
-~..::.-----

daylight hours; and frozen ground for seven to eight months a year. The 

different climatic variables hav~ both physical and social effects on urban 

planning, urban form and housing. While soc;a1 effects influence everyday 
/ c 

life, working conditions, mobility and.~ecrea~ion, physical effects have a 

potential influence on urban form and structure. 
e} 

The annual temperature and wind profiles suggest that the mosf-

suitable land for human habitation is situated between 750m and 900m ab ove sea 

level. Land below 750m in the f,lood plain,s is c,older, and carbon monoxide 
/ 

accumulates in tl;le downtown areas during peri'ods of winter inversion 

condi tions [6] . 

1 
--~ 
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In nort~ern latitudes the air is generally cool. and there L5 a greal 

need for the sun's heat. Consequently, buildIngs should be oriented to r~ccive 

the maximum amount of radiation through the ~ear. 

The long cold winters and extended .... periods of grolmd frost make 1 hl' 

construction season very short. On the other hand, the short cold,snaps and 

low prtcipit~tion make mobillty and outdoor recreation relatively oasy. 

During the snow-free 'period i., aIl unpaved and deforesled araas bul 

especially downtown, dust is a major problem as there lS no soil on lhe gravel 

fIat. For l~wns and gardens soil has to be brought in from other aveas. 

7 

r 

P~essupes af cre'ies' pegiana' economie gpowth 

The growth of Whitehorse has been strengl~;influenced by three 

periods of external imp'act, whicn have sha'ped its fOrm and the aHitudes of 

its population. These are the Klondike Gold Rush (1898-1910) which was a 

short lived boom of little lasting economic benefit; tne defence construction 

during the Second Worl~ War which provlded the Yukon with a highway system and 

( 
a communication system; and the explotatLon and development of mineraI 

resources of the last three decades. 

The economy of the region,r dependent on the international market fat 

• mineraI resources, has a boom-and-bust character, wh'i ch has contr i buteo to the 
1 Ji ' 

1" 

creation of ove-rblown expectations as te what the Yukon' can offer. However, 

the state which has played a major role in both the economy and urban 
.1 

o 
o 
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development, has bee? a major factor in growth and appears a1so ~o have 
! 

exerted a stabilizing influence. 

Rhile initial interest ln the Yuk.on was generate.d by the fur trade, 

" by the end of the 19th cent ury goÎd and mineraI exploration and extraction had 

becomJ the major industry of the Yukon Territory. By 1898 there were 28,018 

people ln the Yukon Territory (inc1uding 3 L OOO Indians) , most of them 

associated with the gold rush. 
f ' 

'The biggest problem of reaching the gold 
l 

" 
flelds~was accessibility. Several routes existed, a11 of them extremely 

,-

• hazardous. A perm~nent and safe transportation system w,as needed in order to 

approach the gold fields, to accommodate the influx of people and equipment. 

To faci1itate the Klondike mining act~vities the White-Pass narrow-guage 

railway was built by the British Yukon Mining,~Trading and Transportation 

C9~nY~$~ween 1899 and 1901. It ran from Skagway in Ala~ka to Whitehorse, 

the hea~ of navigatio~ on the Yukon River. 3he construction of the railway 

was financed by an Eng1ish company established by th~ Close-brothers, the 

Whitè Pass and Yukon,Railroad Co. Ltd. whose name wa.s changed in 1900 to the 

British Yukon Rai1way Company (Koroscil 1971:57). 

The original settlement, Closeieight, was on the e~st bank of the 

Yukon River, but the râilway was built on the west bank, and during the 

construction of the railway in October 1899 the Company su:veyed a new 

townsite On the west bank of the Yukon River and established a new subsidiary 
. -

company, the British Yukon Land Company (Koroscil 1978) (See Chapter 3, Fig. 

3.5 for the history of early Whitehorse). Thus Whitehorse had a commercial 

origin as a resting spot for travellers ~Dawson after they ha~come through 

Miles",Canyon and WlUtehorse Rapids. The settlement was established at a 

location where overland routes met the water ro~te, a typical point of origin 
l' 

c f~r a city. Whitehorse became a supply and transportatio~ centre and its 
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the 'United States contInental defenc\~) strategy of the Second,.,.World Wa/'. 1h<-., 
Alaska HIghwayrwas built to supply the airflehls on lhe-Norlhwest St-aj:',1111-', . -
Rou~e. provlding the first overland link between the"North'Amcrlcan roao 

network, the Yukon Terntory and Alaska. Whl)Je the Idea of the cons! nlct IlII1 

of a road in the Northwest and lts planning as a .Joint Canadlan-Unlled Stal l'f, 

effort oflginated ln 1928. the flnal declslon as to the dal"e of the 

construction and lts route was determlned by the--lJnlled States ln Malch !lI42 

(Korosci l 1970)._ 

complete Canadlan 

The hlghway was bulll and pald fOl by the UnIted 

cooperat.ion. T[-canO.4, proJect also had a !!;rC'at 

States wlth 

1 n r 1 \ 1 {' 11 C (' 

... ' o~ WhJ,tf:horse. Il entall ed the 
... 'l" ... .... ( J' .... 

construction of il pipeline and il p~llcl ' 

i <, 

1."" v

service road between Whitehorse 

. 
... 1 • (1 

and Norman 'vie ri s" 'a,' Te f l'nt> ry. al Y/h Il chol S l'and 

, ~ a p!""Od~d -p1peUne to Skagway. The construction of lhoc l'oad and plpclllH' wù'. 
t ' 

completed ln ~e sprln'g ~f 1~i4 ~and abandon~d 'st1o'rtly artel Ihe wal f" , j 
-- ~ Ji#' ~ 

During 1942-,44 Whltehorse was us-e~s a mlll,lar y base camp ùrHI 

headquar~ers for construction projects. olt was the maIn dlslrtbut Ion CCIl! Il' . ' 

of manpower and materials. 

mili-tary, in every'sense. 
, 

The city "'as taken over by lhe l'1nJted ~t.JI cs 

. 
T~ immense workload placed on l he r <l 1 1 W a \' d~i 1 1 Il .... 

t 

this period resul ted in l t s control pass ing to the Uni l ed St'at es army unt Il 

\ 

,~Y.l 1946'-;yThe construction proJects were_~.stlmat.ed la ~mpl?y at)out lO,OOO 01 

40,000 people, rnllitary and civillan, ,of WhlCh the great majOrlty wcrc ba!lpd 

~ 
in Whitehorse (Lotz 1~961). The large labour' force ulillzed and overwhelmcd . 
existing transportatIon facilities and communlty serVICEffi. Wh,Jle the United 

o 

-
• :t""ates a:rny supplted the inves~ment '\ Ph,YSICal facllitles and sorne of lhe 

supplies for Its',hlitary l-'e.r~.onnel, ~flvate investment supplied a greal many 

services for the expanding populat Ion. 
''iI~4f ''-. 

.. 
The wartime constructIon projects however temporary brought 

'employment and jobs to a depressed city. lhe contInental. defence strategy 

.. J -
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lefl Whitehorse wIth, the Alaska"Highway"an' lmproved airport, a -pipeline and 

an Improved r'ailway and communhations systeijl, aIl of subsequent' long-term 

economlC value, At th~ same time thlS short-term wartime âctivit~ ha~ a 

disaslrous effect on the physical development of the City, though this was of 

~ \" 
côncern to'no one ~uting the boom. The w:r period was marked by thé hast y 

-.-...... ~ " 
-:-. ~ 

bUildIng of substandard,. dwellings, the beglnnlngs oI 
t>', 

squatter sett-lement and 
/' . 

lhe pre.-emptlng of large portIon!> of land ln the town for mi·lltary b,uil'èhngs • 

The IndlSCOmlJlate' use of land ln the town and its vicinHy created . ' 
serl(~us 

~IfficultIe5 for urban development for a long time to come [7] . 

The economlC boom assoClated wlth war construction ended wlth the 
, \ . . 

war. Than, as a result of circumstances ~reated by the Depres-s--fon and the War, 

lhe FederaL government adopt'ed a new approach to northern development. First, 
"-

the Canadian goverl)lTlent ,showed an Increasing readlness to support private 

productIve actlvltles ln the Territory, second, il bfil'gan to assume direct 

responslbility for welfare and especially for 'native welfaAe in the area. This . ~,.. 

change ~~ the role of the state in relation to the local ec~nomy of the north 

rcplaced th~ tradltional laissez-faire policy and government activities became 

. , 
the'most !mportant local ecbnomic stimulus in the area (Rea 1968:352): The 

princIpal structurallc;hange in .th.e..economy has been the rise of the public 

• l ' ~. 
serVIce se=--tor ~~ of defence,',health, education and 'welfare ser;vices. 

The market regul~tlon of the economy of the terri/ories was 

~ban~oned in favour of publlc interven~ion weIl beyond ro~ine administration, 

~ 
sClent~flc exploration and policing. 

o 
Regarding the mining industry the change 

was not radical. The m'arkét mechanism of supply and demand Was relied upon a~s 

in the past, but state support was made available in a variety of ways such as 
\. 

by adding public enterprlses to the already available private enterprises (Rea 

1968:353) . 
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From th~ 1060's, the federal government has 'Iso helpe~ ~he .lnlng 
;' 

industry with,strong financial backlng. The.fede~al' government Invesled ln . . 
indust;lal fac(lities such as power"systems and t~ansportatlon ~ystcms 'D 
overcome th~ h~gh opetating costs of the mining indus~ry. 

1 

Th'ese lnvestm(>ntr.~ 

'" . , were 'dictated by long-range econbmlCS ln ',order to creat e a C llmnt (' J n wh ... rch 
, 

'private industry couIc! operate and be ready for mlnlng expl?ratlon wh!.'1\ Oidfhl'l 

conditions would be favo~rable' (Rea 1968:135). II) thc 1950\s and carly !\)(I\I'" 

t.he mining industry was still ln-the prospectlng. and developmcnl st.:q!,{· 

.~ ~/ 

In the Immediate postwar p,errocrwhlt.ehorse, aftér loslnp, Jts wprtlOlt· 

population and atc..tl·vltles. slumped b,aCk into a short economlC slap,na\ Ion, 

~ 
. .....-

Nevertheless Its role as a transportatlon,-tourlst and sérvlce centre 

incr:eased. ln this period two'~mportant admlnlstrative events pl?yed key 
,-' 

roles in the econqmic future of the ~own. ln 1-950 ,the Comml"sltJncr of the 

" 

Yukon Territory dec1areà Whitehorse a CIty, maklJ1g II ellgible for go.v.crnmc~1 

. ----&rants, and in 1953 fedé?'a-t"gover~ment operaliôns -tWerc moved {rom Dawson I? 

'Whitehorse making Whitehorse the capital of the Yu!<·on ,Terntory. lhesc acflons 
, .. - r + 

, ' ' 

r-epr~sented a growth in ,c,onfldence -ln W{utehorse's future, and brùught ;;ù1ny 
.t 

construction ,projects bot'h resid'ential and institutlo-nal, aldlng thc cconomy" 
" 

of the city àna'providing employmen~. 

10 

The only considerable mlning dev@lopmenls in the Yokon ln thlS perJod ' 

,:. 

were the. El sa-Mayo-Keno area i where a 

, > , 
was 'worked, and the ~siar ,M-ounta"ta-S 

rlch silver-lead-zi~c-cadmium de~osll 
:> ~ -" 

asbestos mine. The output ~rom both 

these mine.s was trucked to Whit'~ho;se~nd then railed to Skagway. ln 1955 the 

White Pass and Yukon -Route Corp., by now a Canadian companYI introduced 
" '" ' ,"'"'-- -,. '"\ . 

containers, a technique which revolutlo~9l.ized' the .whole.. .. sys'tem cf l 

~ 

transportation in the Yukon. 
o " 

" 
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In spite of th~ changes ~duced by the tW9 administrative decisions 

gave Whitehorse city and th~capit~l status, and the dev~lopment of't~e which 
\ 

lranshlpmenf activity, the economic base of'the city was still dominated-by 

- Cl 

1 

mliitary'a,ctivity consisting mainly of road construction and ma,intena~ee .. The 

- -
De'partmenl of NatIonal Defence moved into Whit1!horse to take over the Alaska 

...,; 

Highway operatlbns and became the city's largest employer. In the early 

f960~' the Departm~nt of National-Defence was replaced by"non-mïîhary 

government offices (Oep-artment of Northe-rn° Affairs and National Reso'prces an~ ... 

Depar~ment of PublIc Works) invol~ed in the same type of work as weIl as " 

extensive new cons'truction projects. the growth of the activiti:s pf buth th'e 
• l~ , 

federaI and terri-todaI ·govèrnments ddHng the 1950' sand 1960' s madeJri them the 
=; 

t.w,9 largest. employers o~ the city by 1969, . " 
-

Whil~ Whlteh~r&e is no~ an important mining berit~e, it benefitted 

from the growth of t'he region' s minr-ng industry in a variety of way~. Apart , . 

from belrig the tranphipment centre for aIl ~he mineraIs leaving ~he iu~~n 
~ -

Terr'l,toty lt deve'lo'ped il'ltQ th.e main support centre for exploration. :a also .. 
---- -"' ... 

. bécame the 

il 
as a who'! e. 

major admi~istrative, cultural and service 

Whi,t:ehors'e' § linkages with t-he ten it or) arè domjnated by ~etail 

flows ,and serVICE' .linkages COuerden' 1981:90), Whitehorsè draws populati~n 

from' the 'surrounding re~ion to purchas-é-a variety of 'goods an.d services. ~bout '19 

-------haif of all products and services purchasèd by peopl'e 'in ~he 11 'major 

commùnities of th~_ Yuk~n Territory are oqtained in Whitehorêe. However, the 

v{)lU~~ of ~ales is npt re~res~~~tat'ive of the impact/ S/ince fior Most purchases, 
< • , , 

Whitehôrse is only an intermediary, and the money flows out of the territory, 
. ------.,. 

Ouring the J970' s ther~ were five important mining districts in the , 
. o ' 

Yuk~n Territory, the Mayo Distrü:t with ~ilver, 'lead .and zinc mines; the 
. 

Whitehorse mining district tor copper·conc~trate, g~l~~nd silver; the~ . 
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V~ng~;da Creèk district. of 
" 

distri~t for asbestos, and, the Watson Lake ~,istric'~ for Ieaf and zinc(f'lF.. 

2,6) • 

One "of the largèst recent,mining deveiopments providing 
. :' , l ' , 
for the tert,ito.ry's economy, for. the 1970's was the An,:,il-Dynasty 

/ project Olt Vongorda Creek. In 196.'3 Dynast!5' Explora,~"ions "Uml,ted andoCypnls' 

.. 

, 
, 

Mines Corporation èntered lnto a joint ,yenture agreement to' forro Anvil Mll1ln)?, 

~ 

Cqrpo,ratlon" ·1501. Unitèd St-âtes and, 401. Canadian owned., ta condud explorai .0,11 

1 
involving about 120 people in the fleid. The mlne was hrought inlo Pl'oouci ion , , 

\ 9 
in 1969 with federal governmeDt assistance and an agreemeql WhlCh slalcd lhe 

.() , 

benefits the mine would prov~de for the reglon. 
o l> 

~ , 9 

"Anvil were 'transported some 370k!JI from the mine site ~t Farp. to Whllehorse by 

, truck ].Jsipg a container system. "'At: Wh-i-tMorse the containers were. placed o,n" 

railway êars for the 177'km trip ta the· port of Skagway, where the conléU(lcq 
, 

were transferred t~ deep-sea vessels for tlelivery to smelters localed j~ 

L. 
Canada, Japan, West Germany and later to France, Italy, Austri~ and, 

Yugoslavia. 

, Governmen~ assistance consisted in ·providi.ng power ahd communicallon 
. . . 

facilifies, a t.ownsite· (in,cl~ding p(anni~g, standard municipal s'ervices, a 
(" 

school, fire and police stations and health services) and im~roveme~t of local 

roads and bridgeS. Go"ernment assistance through the provisioll of 

infrastructure represented approxim~tely one-quarter ,of the capitalizalion of 
. . " 

.,:, . \ 
the projec~-~Hacpherson 19)8:116), ~he company was exempted,from incorne taxes 

" 
"fdr the first three years of product.ion. While this lS not the place to 

, \ . 
, • eva1uate the d~cision-making':pro'cess .lead·ing-t~ the develolf("ent: of 

Cyprus-Anvil or its true value for the C~nadian or Yukon economy, ~t.he exampie 
, , -----showi t.he kind of economic development policy the government ~ot involved in 

~ 

, 
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) 
and Whitehorse's s~are in the opèrati'On. For a "pa'rtial evaluation of lhis 

projeci the reader ~s direçted to Macpherson (1978) and Rae (1976) . 
. 

AlI the transportation system~ serving the Yukon Territory are 

centered in Whitehorse (cf. Fig. 2.6). The White Pass and Yukon route 
, , 

{nclud~ s~ip service between Vancouver and Skagway. r-allway' and pipelinc ' 

,transportation from Skagw9Y to Whitehorse and truck tran'spod from Whll(\hol"se 

to other parts ofE11e Yukon and northern BritIsh ColumbIa. The Yukon nlNCI 
o ~ 

was extensively u~ed in the past for tr~n~portation purposes employi~g 

hundreds of' people, but since the- .~tenSî"oï1of highways to reach ma/jor 

. ""=- . 
centres, th~ slower and more expensive sea,onal river boat transporl has 

disappeareCli-. ~--

The highway system consists of the Northwest HlghwaySystem, 

1 

deve-Iopment roads .and initial access'roads. They a;:.e bui,lt and mainlaillod by 

the Department of ,Publ i c Works, Departme51t of Indi~n Y>.f fa i rs ','and NofTfiern . , 
Dev~l opment and. the-A:erri toriar' government. Highway transportati on s erv i ce~, 

are provided by several public and pr,ivate trucking companies hanëfïing lhe • 
~ -

movement of mosE, inbound conunodities pas t the rai 1 .terminus at Whi t.ehorse .tu , 

aIl accessible points in the territory and alang the Alaska Hi~hway inLo 
~ 

northern Rritish Columbia. The expanding tran~portation sys~em plays nn 

important role in the tourist rndustry 

The largest si~gle ~ustrial 
1 ~ 

of the Yukon Territory. 

initiative \IIhich h'as domlnated the 

Whi tehorse urban scene since 1977 is t~e Alaska Highway gas pl pel i~~ proJ ed 

o 

(cf. Fig. "'2.6). As of January 19"83 const-ruction on the Yukon flàd of the 

pipeline had not-started but its anticipation had lnfluenced every tacet of 

urban d'evelopment 'ncluding tpe real e;tate market, the ..activit:i~s of the 

constructi~n indu~ry and the land develo~~nt policy of the territor~al 

government. 
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From a five-yeai- perspective (.1977-82), it ,seems that both the 

and indi vidual' èi t izens prematurely overieacted. to' the expected 
. " 1\' government 

.-

boom. DlJe 

, .. ~ . 
to utlf..oreseen .,regulatory ~delay~ in_ the Unl.,ted states 1 problem~ wi,tp 

and the statê of the economy. (the boom hJï I?-0! yet materi"alized. financing, 
j 1 

The Alaska Highway gas pipeline was planned to :tra~sp~rt natural gas from 
~ • J' i . ~ 

Prudhoe Bay, Alaska across Canada to the United Stat~s[8J. The Alaska.Hig~way 

!;. 
route was ,proposed by Foothills- l?ipel1nel (Yukon) Ud. as an alternative to 

. 
the Mackenzie Valley pIpeline ,llhich was not approved for, enviromnental 

~ , 1 
reasons. Of the total length of fhe system (7,710 km) 830km wére planned to ---
cross the so~n Yukon, with Whitehorse servi~g as centre ~f operations. In 

• If C 

.. ,,~ ~ ''\ 

jts original application Foo~hilfs proposed to stàrt,construction in 1979 and 

end in t981.. At the time of the' LYsyk. inquii,-y (1978) it was beli,eved" . . . 
consf!.ruction- would start in 1980 •. In September 1977 the .signing- ~f the 'Canaqa 

- United Stâ~e~ .Pipeline Agreement established January 1983 as a targe~ date" 
" .. 

for compl.et i on of the proj ~ct. Due to the man,y ~delays 1 the Il p l ann ing phase" 
~ - .. -

lallted.for three.- years. The c'ompany and the YU<kon government worked out 

.. ';~v.rd .~rogr.m, concerning m~npower piaimtg,· the codrol o (:in-migrotirn, 

com~unity growth and housi~g needs a~d req9rements 'etc:, 1 takiIig in~o _..-z,.# 

c.onsiderati~p the needs of the ,company dur'ing the different:. phases of, 

con.struction including the size of the p~aklabour force (See Chapt.er 3 for, 
1 

<; • 

references) • 
o 

In' spite of' the excitement generated by .the publicity accorded to the 
&,,- . ' 
. project during the initial phases of its planning, tHe ~oyernment of the Yukon 

Terri tory was aware thaf economic benefi ts to the Yukon would n.ot be large' or - ---
of long duration'" -the major problem was h~w to prevent the disruptive effects , . , 
normally associated wi tl:l' such la}:"ge ..e.onstruction proj ects [9].. They ~ere 

\ 

c~nc:.erned pr imari ly with the constr~ho.n phase [10] • The go~ernm1\t's plan 
, 
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an,d açtions were ~'ased 'on .prel!minary\'sti':a:e~ based\o~' l~n V.~ti.,:. and 

expectations. It was pressured irtto early developm,eht by the loc&l, busine,ss' 
o 

comm~~i~y ~nxious to take part in the boom(11] • -.-
c 

Whi~e"mlnit'lg 'exploration "has been very active in the' past: d&cade, ana 

has uncovered a llumoer of prospecti\l'e-new min,es. 'inYest'rneh.t:l~ th'c Y~lkon is ,'. 

- ..' dependent upon government 
.". 

sector. Markets for most 

pOlici,es and the p~i.vat,e n~n~~enc~able ,re~o,e. 
Yukon. products are detèrm·ined externally. eJ lher' in_ 

southern ~a_n'ada or; as in the, !~se oLminerals._ internatlo~all~. and, this facl 
1 .. .. ~ 

makes mining anr explorat i on depend~nt· o~ lnte~nat 1 ohal . ~a;kel f luct4at'i on,s. - , 

No new min~s ha>le c;ommencep operation sin~969" and by 1983 aU min?s had 

céased operation. .' 
'\... . 

While the Yukon economy as a whole and espetlally ils mining 

communities are exposed to the instability of t,he minlng. induslry. Whitehorlt~:.

during the last 10-15 yeats h~s.enjoyed a more. stable-existence. This la dJe , . 
to the ~resence t~ere of,offices of t6e fede~al a~d territorial governments -and th; alternat~ industriei located ~n Wh~tehbrse. Mos~ of the initiatives • 1 

------- wnich' are ·current:ly under ~consideratio~ are located in the southern hal f oL 

? 

.. (" 

thé territory. 'The const~uction of the Al~ska Highway gas 'Pipei ine, fulure 
o 

expénditures on the upgradi~g of the high~ syste~, ~otentLal growth in the 

forestry and tourism industries , and ruture PQ~er deveJopment are expected lo 
l'~ ___ , ~ . " 

provide mo~e permanent jobs and a more slable fulure for aIl of the , . 
-èommunities along the Alaska Highway but especially for Whiteho~se[12J. 

- - " , ? • - w - . . 
NeverthêTel!,s Whitehorse is influen~ed by t.he genera!l èconomic slowdown of .. ·the 

Yukon economy of the early 1980's. niere i5 no g,rowth i~ lhe govern~r:tt .... 

o~toF-and'the servioè and ;~ail sectors are gradually shrinking. W{th no 
1 • 

mining activities the transportation sector ba5e~'in, Whitehorse 'is 

\ 

r , 
~~ . 

" -, 
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disastrously a!fected. 
\ Q '..,. l.,. 1 .. 

~ "·1:"'~!..t.<~, " 
constructt'Ôn~ • '.' -' , . , 

.. . 

, . ' 

.. 

Consequently t~ere is a decline in résidential 

, 

" 

l ' 

'Changes in go~epnmental structure ~~'~&SP~ffsibfljty 
;- !, 

~ . . ' 

, . 
The,~rban development o$-Whitehorse and its vicinity was greatly - , 

... 

-=-- , 

... 

~ influenced by the thrèe levels ~f gQvernment whic:h hav'e ,played variol,ls role"s 
, , ' 

. ' 

at:differen~ times with different effects. ln examining the thanges in 
\ 

- ------
responsibility of the federal, 'terrHorié\.l and 'municipal ~oyernments their 

rol~s, a~they affect r~sidential land use, urban grow.th and housing wHl be 

focused on. " 

" 
'Due' to its econô~i~ and developmental history~ until the midd970' s 

the "münlicipa.;lty did n,'ot h'ave.a signifi.cant role in landoiluse. planning. The 

federal gov~~t. accountable fo~ settlem~nt development until' the late ~ 
. .. 

196,0'5, transferred thi~ rigfd: 1:.0 the'b~rritorial governmenl •• By the early 

198Q' s ~'a~,d use control' and growth became Il shared respons~bility between-

muni~ipal and territor~al ~overnments ~i.th the real p~wer ttill rest,ing with 

lhe latter, a situation v~ry similar to the rest of urban Canada (Feldman and 

-------land in the 
, . . .... 

G~aham 1981). ,The-t~itorial government which oWns undeVeloped 
,Cl "" • 

~ . . , 

city and its surroundings 
0. .. ' i' 

A 
1 

de~elops. i ts 'own urban g1-"Qwt~ ~nd land d~elop.ment 

p.ol,i cy. "1 

i 

Until the eady 1950',s the Yukon 

adm~nrstr~tive, .leg~l or technical' tools for the spècific -hslt- ~of land use 
,- \. 

planning in ~nersl anq for ürban plann1ng ·in particular-. -Tl}ere were no plans' . , " . . , ----'. 
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\ 
for the development of existing or emerging settlements nor were any agencios 

• a 
u -

'" entrusted with planning for these settlements •. Th~re was no legislation 

permitting or mak~ng mandatory' t.he~Planning of s~ltlemEmts or laws control! ing, 

• the use of urban land' (Ridge 1953), 
. 

Prior to 1950 Whitehorse did nôt"have any fo~mal municlpsl . -
government, Th~ Yukon Territory including ils iargept tqwn Whitehorse w~s 

left la~gely to private erl'terpris~, -Public services. 
o G 

.><:r 

maintaining law and order. The obly politlcal-group 
~ 

were limited"'to 
t. 

concerned witp the 

problems the city fsced immediately aftér the war was the Board of Trade and 

Hs predecessor the Men 1 ~ Couneil.- Their immediale, problems ~ncluded the 

~ élimination of dust from the srr~ets, the cleaning ~f lanes, the establishment 
~ ~ 

oi systems~or garbage collection, water and sewage. While these local 
• 

community organizatrons partially ful1'T"t1ed the functions of a munIcipal i t Y' 
. 

and aeted as a politieal press.ure group to voice local 'concerns, Whilehorse 

was stil~' se~o as a military base with 
tJ 

represented by Ehe Board of Trade féIt 

defençe importance: The communlty as 

that sUbs.ta~tJal granls \,ere needed 

from the federai and' territorial governments to alleviale the unsanit~ry 

conditions an( the acute housing shcrtage. 
,J 

-tt. '" _~ 
Although t~ese pfoblems were· apparent and needed urgent ~tténtipn • 

nothing ·s.ubstantÏal hap'pened until 1949. Discussions as ,to,how t .. deal with 
- , 

the"$e problems ral1g~d from expecte~1r~ct f"cie,\l 'as'siHanc,e to' the 

empowering Whitehorse with its ow~ city governm~nt which would - , ' 
possibility of 

-

• 

r 

give the city the power to impose taxation'on Hs resident;: The power to >blx 

themsalves for collective services wâs ado~ted in.arper ta accept g~anta and 
1"'- , 0 

borrow. While the incorp~ration idea was initially rejected by both the 
.. t.I l ~ .. 

'.' 

Co 

Comm~ssioner an~~the. residents of Whitehorse the is~ue was-raised again by th~ ~ 
" 

~erritorial Couneil in 1949 when the borrowing powers of àn incorporated city 
.~ . 
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were ouelined as a solution to some of the problems of the city. At the same 
~ 

session a'Municipal Tax Ordinance provided lo~al government for Whitehorse •• 

, " 
Incorporation, because of the borrowing power~ attached to it, meant a mor~ 

,elaborate and mOJe expensive form o~, city government and was sùbject to a 

plebisc·ite .• Alfhough the property owne.rs of WhifehoI'se ,;;re~ again~t ,H, 

Whitehorlle became a ·c~ty in June 1950 at the insistence of 4-lre Comm~ssioner 

1 

, , . 
and' the lclrritor~al Counêil, on the advice of the Fede,:"~l Minister of Northe[n 

... 
Affairs (see more "about the incorpo.ration issue in Chapter 3). A m-ayor - ci'ty 

clerk - council municipal government system was adoyted. At the end of the ---.... 
1960'5 this system was changed to a city~council - manager - mayor'system in 

/ .. 
whi.ch the ma'nager had more power then the mayor and again in "the early 1980 ' s 

\ 
to a city council - mayor - manager systel!l'- The 'cQuncil app~i!lts a city., 

. 
manager to administer the poliéies it sets out. From 1950 on. local affairs .. . ~ , 

'of Whitehorse wer~ governed by a municipal body which stayed weak and 
\, . 

inexperienced due to Hs high turnover [13]. 'Final-'decisions' àffecting the 
~- ). , 

direction of development of the city were made by the terrltorial cfuncil~and 
'. . 

the C~mmissiorler. 

~The necessity for thè Muni~ipal Taxation Ordinance ___ s.tems fro~ anr 

action with a larger scope. Starting from 1947 the federai government as part 
? 

. - -. 
of its new p'orthern ~evelopment poliey expressed its intention to extend to . \, 
its norther~ territQries ,certain new benefits ielating to ~ublic health, 

~ 

~elfare and housing. ln elà:hange for the right to colleët i'ncome and 
\, 

succession duties within the territory. theOrederal go~ernment offered an
o 

"-
annual,grant of $2.000,000. The ~axation Ordinance was part of the sc~eme 

creating the legislative machlnèry to carry out the grant proced~re. 

The f~'rst m~nicipal gov·erninent st.arteJ work on lo~al improveme;ts , .. 
reacting to. the immediate urgent 'ne~ds of the long'neglected ·c~unity. ,tlfe 

,/ .. 
.. l> 
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responsibi~!ty of the ~uncipality was limited strictly to street construction 
. -

and;main~enance, street lighting, ~ire fighting, operation of waler and sewage . ,~ 

~ . 
systems, refuse collection and disposai. Administrative responsibll1ties -," 

l'nèluded" bUl'ldl,Jng'l'nsp~ctl'on ç inside-city limit~ and the licencing and 
~- ~ 

;te tion,of the dog pound. Decisi~~s regarding land subdivision and 

d - elopment were a territorial.respon~ibility. with the "mUlllcipalily playlog 
J , 

:only a superficial role. . . 
.. 

rie. town 1 s biggest' proble'!l during t?è post war peçlo~'and into lhe ' 
# 

mid-1950's was an àcute':n'eed for h'o~i~g stemming from ::-shoMage of ay;:d'la-blt. 
1 . 

fand to build on~ During the war spa~e w{s liberally a~located for Uniled 

States ~ilitary barracks. housing, and eq~ipment storage by both toc. , c 

governm~nt and the .major land ow~er, White Pass and ..Yu~on Route Ltd. Arler 011 
• , 1 

easily-usable rand on the town'site hàd been occupied, t.he government opened up 
- - . 

a targe area in the immediate vicinity of WhH:ehorse,: the Mil Hary Reserve, 
r • ! 4w 

After the .war government employees Inc~~~ng/~ivilia~s and army personnel were 
• 1 

'weIl Qoused in accommodation provided 
'7 
by the feder~l government on the 

, . li J ' 
'mlllt~ry and federal reserve, an a~a of 2,740 hectares immediately outside 

. city limits~not subjeGt to muni~ipal taxation. --Thesé residential and service 

areas including Camp Tak~ini,.Valleyview and Hillcreat took up l~rge areas 

without any thought.for Whitehorse's future land needs (F,ig.2.7),_, 
-- • - '1'! __ \ 

DuriJg this pariod there was no concerted aPRraach ta land us e and 
. \ 

~ 

residential land need in~the Whitehorse area. ~,t seems that each level of 

governmentOhad differe~t iôeas and solutions.' The territori~l and munictpal 

!evels were wea~ and limited in theii experience and jurisdiction. Responding 
\ 

to -the acute, need for land and housîng in the wake of northern development, 

between 1954 and 1961 
l . . 

the ~ederal ~overnment _ope~ed one planned and servlced 

subdivision (Rivef'dale) and six unsérviced arei#s~'alorfi the Alaska Highway. The 
t 
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Note the elongated mllltary buildings ln the enfraated areas. 

Sour~,,: Canad .. , Oepartment of Energy, Hlne5 and Re.ource., A10557-.~13, August 
1946, 1 :25,000 

1 Lov.'er WhitehorseL ~~ 

~ 

Al rport 

1 Upper Wh l tèhorse 

f==-==OO=::Z=======f km 
1 0 1 5 

Source: 'Whltehorse Metropolitan.Plan Report', orne, 1963 
o 

Figure 2.7 Whitehor •• federal military're.erve. 1961. 
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" federaI government chose the llne of leas_t reslstance and oponed up land for 

-----------deveIo~ment ln the proximlty of Whltehorse wlthaut looklng at the speclf~c 
1 

problems faced by the town or the consequences thlS sp'tead of set t lemt'n! 

crealed. The op.enlng up of 'the unservlced subdIvIsions lnvolved Sub,dIVlSIOI1 

of the the land and surveying the lots ln advance of purchase. Lots were sold 

primarlly ~o lndlvldual house bUllders. lnit.lal.ly no roads or sen/lces weI.(' 

1 

.provided or promlSed (see more about thls penod ln Chapter 3," Hesld~nt ut1 

growth hlstory). 

In accOtdance wi th recomLndat Ions made by the Interdcparlmental 
.' 

Commlttee on Federal-TerritorIal FlnanClal Relations a·ll lots ln lhe new -----
servlced addition ta the CIty of Whltehorse (Rlverdale) were Iransferred 10 

the government of the Yukon Terrltory ... nthout charge. DlIrlnF, ~Y"i7-'i8 
" 

subdivlslons at miles 923 and 925 of the Alask~ Hlghway were also Iransfcrred 

to the terntory by the federaI government for subsequent dl sposa l, as werc 

aIl subsequent residentlal-type subdIvisions. 

During the post-war penod and lnto the 1960's the terrllOlu:Jl 
~, 

admInistratIon was dependent upon the federal gove(~menl for pracllcally ail 

financlal, adminlSti-ative and te~hnical asslst~ (RIdge 1953:531). Howl!vor 

during that ~ime eVen the federal governmen~was a novice ln communlly and . -----.. 

"" town planning in the north, and Hs concern for Whltehorse was mlnimal. The 

rapid face of norther~development at the end of the 1950' 5 was reflec~ed ln 

the reorganization of the.Northern Admlnist~ation Branch of lhe federal 
, 

Department of lndian Affairs and National Resources. !ts new Jnduslnal 

Division covered matters related to communlty and a~ea planning[14]. 
~ 

The development of govêrnment in the Yukon 'Terrl torY.fol that stage 
Q -

progressed extremely'slowly. From 1918 to 1951, ~ perlod which Included an 

economic slump and wartime defense prloritles, political development regressed 

1 
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andFthere was a retiuctlon l'the degree of 

1978) . The first wholly elected Executive 

hlf lU'vernment (Ev~nS 1979;' Gairns 

Councii styled after the provincial 

cablnels was crealed ln October 1979[15]. At the sarne tlme the Commissioner's 

powers as a repr~s~ntatlve of the federal governrnent were also reduced while 

, \ -
the posItIon of the Yukon governmenmt leader was strengthened. LegislatIon 

loday cornes from elected representatives . Department adminlstrators Ce.g. ., 
--;-- If 

deputy mInI st ers whose dut y is ta ensure Department of Local Govern~ent) are 
'< 

that governrnent pOllCy en~cted by the politiclani lS carrled out. 1"tœy ensure 

that the departments enact and ùellver programs requested or dernanded by fhe' 

\,..plectorate[16] . 
, 

Constltutlonally the territorIal governrnent is a creature of the 

") 

federai government. Whlle the elected terrlto.t;lal councll t~daY)ha~, nearl Y. 

aIl of the leglsl,tlve au~horlty of a provIncIal assembly~ there~ls a baSIC 

dlfference ln the constitutloqal status of the territory. Thp 

commlssion-ln-council has no authorlty over mIneraI right~ and only lirnited 
> ~ 

aulho,rlty over certaIn restncted areas of land, also known as Commissioner's 

Lands (land; und~r terrItorial jurisdiction). Author{ty over ~ineral rights 

and ~ost public land lS reserved for the federal gover~ment, while elsewhere 
"-~canada lt lS the exclusive domain of t.he provinc~s (RedPat"h 1979~-". For most 

metters affecting Yukon land the terrl(orial governmerit plays a merely 

consultative ~ole. 
• Q 

Consistent with this restricrion in decision making with 

regard to the use of land and resources is ~he reduced capacity o~ the 

territorial gov'ernmen~ to raise revenue. AlI income tax in the territory is 

levied by the federal government. The territorIal government relies for its 

funding lar-gely ~pon annus'l federal subsidies. Only sinee 1954.has the 
t" 

territorial government. been given the admin1stration of certain lands for 
. ""-

certain l~ited purposes. These lands were concentrated in and around' 
• 
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estabilshed cpmmunltles. Sinee of lands 

from federal tO territorial adminlstration have occurred. and 
\. 

\ 

ncar set! l.l'ments( 

provIsIons l'Xlst\ 

for other transfers. lncluded ln these transfers were the new resIdcnllal 
-\ .' 

subdivlsions in the Whitehorse area. .' , 

:rhe early transfers Ineluded only admlnistration and manaSl; l'mt:'11 1 J1HI 

\ 
that only of surveyed l~nd .. D~eislons regardlng pOil cy and rcg-ulal Illll!, Hl'I l' 

made by the fede,ral .&..o~nment unt il the end of the 1960 \ S. IIYCl)70 Il'1' 

", 

administration and control of aIl Crown land In.-lhe .grealer Wt11~1 -,{ . .Jr c'~C 

was transferred from the Department of Indlan Affalrs and NOI,th('rn /)cv('I;-'pml'l\l • 
to the Commissioner of the Yukon Terrltory whether such land haj be('n S,\ll v'oy('(\ 

dr not (Redpath 1979), Land development became the full responslblJ Ily of IIH·· 

terri~rlal government and lnéluded the admInistration of rul es and 

regulations, planning, zonlng 'tnd availablllty of la_nd: scrvlclng of propelly; 

prlelng of propert~,includlng aIl services provlded arid Inspecl Ion of propl.'lly 

0" 
,outsldè city Limits. Dur~ng the 1960 ' 5 and 1970's new lerrllorlal offlcos 

c::J , 
(departments and branches) in charge of land administratIon, hOLJSln~. land 

development and municipal engineering we.z:e- opened [cf. refcrenëe 15]. (ont 1'01 
~ 

of the land in the vicinity of the estab!ished s"ettlemenls was madc plJSblblc 
. y 

by the federai governmenE Block Land Transf~r Program which started ln 1970. 
• 0 

Under the transfer program, in 1971 the~Whltehorse metropolllan arca recclved 

an additioI1al 621 km 2 of land. The territori'aol gover~m.ent hopes lhat somelimc 

.. 
ln the future the federal government will transfer control over aIl surface 

rightsJ t9 land, but at the moment the federal governmenl has po lntention of , . 
doing this [17] • In the short term the territory's goal 15 ta éxpand lheir 

• control to more and more land in a piecemeai fashion under the eXlstlng land' 

transfer pro~isio~s. While in certaln cases the?e is a definlle need for 

Block Land Transfers [18), these are being used by the territor-ial government 
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in its long- range plan[cf. re~erence JO] to wrest contrQI of more and more • ~- " 

, 

. c_ 

land in the Yukon from the federal gove~nment. , .. . 
The municipalHy and Hs surrounding area- got Hs first town. p,iartning 

'. . " 

adVlce in 1960
u

from the.' Quee~ls Univer~ity r~port' and it.s 'first:II1è'Ù:'6p'O~itah" 
". ~ ~ . 

»~... • \ • """~ , 

area plan in 1963 at:' the request of t-he' fede,ral .governmen~ Departnjent, ~'f., ., 

Nort:ern Affairs "'"âf'rd--Natu~ral Resovrce{ ~[cf ~referettc.e 1] 8 ' fo'r . the ,~irst, t'imè 
... , .' l ..' , ~ \ .~ t'" 

the inhablted Whitehorse area w~s looked at as.à whole 'with an eye to th~ ,. , 

f~ture. 
'!... ... l,. 

1n'1970 the lerFitoFi~l'g~vèrnmen~ decirled that the w~QleoWhitehorse 
".... 

m~tropolitah a"rea (160 square miles -'Qr 4,14 km·2)·'sh~uld,>be goverhed by a suigle 
, \ ~ J" , , .. ~ 

.. " t ' 1 

responsïbl~ munict'pal 'go';ernmen't, apd it made'the city boundanes of 
, . ," 

~/'l " ~"P < • .:~ : ~. • p • -

Whltehorse"ldenJlcal to those of. the me'tropolltan area. The ci't.y became . \ 

-=-------
responsible for urban plànnin~ within its ,boundartes but still subject to the 

\ 
actIve guidance of the territorial government. Unti1 1980 there were no 

professional urban planners employed at either theoterritorial or municipal 

l evel . The territ ori,al government CO~U~d to act as land ',developer, wi th 

~opmênt plans being ~epared in cooperation with the c't ty' s .,pl,ann!ng board 

and the ter~itorial gqverhment. Community development plans and subdivision 
, '1. 

plans were prepared with the ~elp ?f outside consultants on a contract basis. 
1 1 

The terms of teference were prepared by ~ity while the "territorial 

'govern:ent reserved\lts right of approval. With the boundary extension of . 
1 

- ~ 
1971 the balanc, of responsibility and control changeg, but the territ~rial 

governmlnt retained the lion's s~are of the decision making for the next teij 

years. 

The present responsibilities and decisiort-ma~ing powers' of the 
" ' 

municipaliby and the territorial gover~men~ concerninl urban develop~eRt are 
~~--o' ~ 

clearly spelled out in the new 1980-1984 Municipal Ordinance and in the Yukçn 
o 

Planning "Act. The Municipal Ordinance and 't~Planning Act drawn up by the 0 

.. 
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territorial government with the cooperation of the Association of Yuk9n 

Communities give's lots of ... flexibility and"..room for decision making lo lhe 
o 

municipality. Issu~s open for questionlng and dIspute are ~ebated by lhe aiso 

new Yukon Municipal Planning Board established by the Commissioner. 

Responsibility for the use of land, for urban gr<mvhll-ond lhe 
<> 

provlsion of housing in. Whitehorse and Hs ViCl~lty ~uring the perlod sludied 
~ 

was greatly Infl.uenced by the èvplut IO? of self-governmén't .~in the Yuko~ 

Territory. In the post-war ~eriod becaus~ of the youth and inexp&rience of 

the municipality and because of the lack of responsibility of lhe terril~rial ,. . 
government the limlted institutional inltlatlves and aid for the city an~ ils 

problems came from the federal government. Grâaûally the municipal and .' 

territorial governments gained more responslbill~y and deci~on ~ak1ng power 

-.: 
for two basic reasons: northern development and Its accompanled populalion 

• 
gio'wth"\necessit"aterl 'a certain degree of'decentralizatlon; loc'al levels of 

\ 

government grew moré and more 'experienced and capabl~ of more responsibllily 

for their.own affairs. 
~ 

\What exactly these changes in re~ponsibility and decision maklng 

power meant for the.city of Whitehorse at different times durlhg the period 

studied, how dependent the process of resi~l land use planning a~~ 

housing were on these changes 'and what this dependence meaot Will be- examined 
" 
in Chapters 3 , 4 and 5 in the frame'work of the pl;nning and housing history. 

of Whitehorse. , 
1 - " Acquiring land or transferring land from federal to territorial 

jurisdiction is clearly a political prpcess. Requests.for addiiional l~nd 

have gone beyond the needs of urban growth. Under the guise of an arguable 
~ 

need, the territprial government wants to gain control over more and more laAd 

as part of its fight for more power. But before land transfers take place 

~"'~' .. f> , 
~ 

Q 
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some .... basic questions should- be answered: Public interest does not coinci~e 

___ for the federal. and territorial..governments. Which one is more valid? 

, 
1 

National and loca-l-l-and polici.es are still ill-defined. Who 'sh;uld ultimatelY\· 

control land? What land? How mu ch of it? What kind of control should they 

- -
haVe? These conflicts lnfluence the direction and form of urban develppment 

of northern communities ln general and of Whitehorse in&particular. 

The ~8nge of demsnds of the Whitehopse population -

\ 
\ 

o 

Popul8tion change 

.--
Impressive changes in the number of people living in Whitehorse have 

G _____ 1 

occured over time (Fig. 2.~ and Table 2.21 The two exceptional sho;t-!ived - . 
,1 '\ 

. boom peri ods were the consequence of the "gold rus!'t and Worl'tt Uar II defence 

actiyities. The Erst boom period was fOllowecfôy decline an"d stagnation, 'the' 
o 

second by rapid dec~line, .sl~~ growth until 1966, more rapid growth up to 1971 
f 

, . 
and a more modest one up to 1981. Th~. more rapid growth began when the • 

____ government's efforts to build the infrastructure and promote exploration we~e 
.. 

realized through the opening up of several" mines in the territory. The 
• 

• 0 b ~ 

\territor~'s growth pattern closèly parallels that of Whitehorse, although 
, . 

Whitehorse displays a slightly faster growth rate and conc~ntration of 

population. 
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Sou.rces: 'WhltehoTse MetTopolitan Plan Report'. CMHC. 1963: 
StatlStlCS Canada. 1981 Census, Yukon; and G.Buse. 1976. 

~ -

'1 " 

Figure 2.8 Changes in population, City of·~~jthehor.e, it. vlcinity and . 
the Yukon Territory, 1901-1981 
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Table 2.2 

Whitehorse'and Yu~~n Territory, 
population statistics, 1901-198"'" 

- Population Whitehorse 
Cens us population 
year Yukon Whitehorse as ï. of oc. 

Yukon pop. 
" , 

1901 27 219 n. a. 1 

(2 000) (1) (7.3) 
1911 )512 852 10.0 
1921 157 331 7.9 
1931 4,230' ,541 12.7 
1941 4 914 754 15.3 
195! 9 096 2 594 28.5 

(5 031) (2) (55.3) 
1961 14 628 5 031 34.3 

(8 056) (2) (55.0) 
1971 18 388 11 217 61.1 
ï981 23 153 14 814 63.9 

--<l . --
~ources: ~tatistics Canada, Census years. 11 appr~ximate ~ata quoted by 
Koroscil, 1971, p.66. 2) Whitehorse metropolitan area population ~uoted by 
Lotz, 1961 and "City of Whitehorse - Survey and Analysis", 1976 . 

... a. 

. \ 

• By I~Ol ~he Yukon population had reachedo 27,219 and Whiteho~se had a 

"'"----
, population of 2,000- Ç7.3i.), most of whom wue young ~.ingle men. Employiiièn"t" was 

c 1 
sha.ed among ~he different branches of the transportation industry handled by 

the White Pass and Yukon R~ute Ltd., government representaqves such a~ the 
• -' . 

Northwest Mountéd p'o li ce , and the business community providing services for 

miners and people on their way to the mines. 

1 
As gold became less accessible and the small-scale miner was replaced 

- . 
by large miriing companies employing'more efficien{ miaing methods, the Yukon . ." , . 
experiènced a sharp drop in population. In 1911 the Yukon had a population of • 

• 8,511, of which Whitehorse had ~10ï.). 
• 1 

That popul~tion was stll! male 

domin~ted and highly transien\. Almost aIl economic activity'was concentrat~ 
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fn the summer season, when tra,nslent labourers such as ship workers and do~ 

h~nds enter~d toe community i~large numbers toe~eet the àema~ds' of the 

shi,pping season., The British, -Yukon Navigation Company provided large 
• 0 _, • 

bu;?khouses near th,e:river (Werner 1975). Be€\een 19i1~1931 the White Pass Ilnd 

YUk?n'Route 'Lt"d~ employed the majority of the working population. By 1931 lh" 

o 

Whiteho~pe population had dropped to '541. 
" 

This trend was reversed with the onset of World War II defence 
.... 

~ activity. There was an immediate neeri for housing for the sudden influx of 

popu.latibn', , The' military were served first in tents. barracks, "then propcr., 

""' ,~ses. Civi1ians who came on their own to particlpate in the' large 

construction project~'had to build their -~ accommodation. T,hey had to ael· .. . 
quick11,and did not- have ~uch land or sUl~able constr~ction materlals lo 

choose from. This'period mark~d the beginnings.of the ,$quatter problem 

(Koroscii 1978). 

Af,t'er a clrastic drop in t}l,e population of the Whitehorse areà fro; 

30,OOb ~in 1942 to 5",,031 in r~51 Onside Whitehorse city 
~ 

Whitehorse experi,enced a gene,ral}}' steady ,grow'th [19] : 

, , 

limits 2,594), 

, ,"'-

The !~51 census still shows a predomi~antly ~ale population, 0:t oy 

1981 the sei ratio is closer to most Canadian' cities in tne south, showing 
q • • 

that Whitehors'e is now less of a Cana{jian' frontier. The sex ratio in 
. 

Whitehorse changéd from 120 in 1951 to 112 in 1976 a'nd 108 in'1981. The' 
~ 

" 

Whitehorse population w~s and is predominàntly young. The populatibn has '.8 

tendency to-replace itself instead of aging. The population pyramids of 

Whiteh~ rese~ble t~e pyramids of southern Canadian suburban deyelopments 

./ -

& • 

(Fig.2.9,,\f.lO). The age-.c.Dhort' diS'tribution of Whit~orse for' 1961,' 1971 and ... 
1981, shows tl1at the aging evident in the southern more ,in;habited regi on •. of ~ -

o 

Canada is not apparent ,in Whitehorse (Fig.~Q). A'large percent~ge of people 

" 
\ . 
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• 
over ~ orty 1 eéJ1lè-Whit ehors~ every year. Duri?~L the 1960' sand 1970' s 1 

popu~ation gro~th.occurred primaril~ in the 15-34 age group as a result of 

contin~ous immigration to Whiiehorse. A làrge percentage of the population 

(38~ in 1951 •. 42 in 1971 and 56 in 1981) f~ll between the age' of 20-44. This 

------means, t-h;pt in ,'flhitehorse th~r~ i.s a large' percentage of popufati on in tge 

cat~gory of grpwing income. a large segmen~ ~ho are dominant in every respect, 
/ . , 

~ ~ 

vote. pay taxes, set .the 'lifestyle; infÎ'uence the housin~market; ,in summary, 
, 

people who aFe able to define the direction of development. 
. . 

The pQ.lÎ\J~alion's ethnie composJt,1on ha~ remained consistent ovè'r 

--"Ume, is predominantly of British origin, with natilfe Indians as the th:i!rd" ---• largest ethnie group coming after Fr~nch Canadians. 

f 

The native. popul~tion of Whitenopse and its opigin 
, . -------. \ 

\ . 
r . 

The local distribution of native people is shown in Tables 2.3, 2.4 • . . 
, 

-According to'the'1981 census, 39.4% of the total native po~ulation of the 
# , -1 1 

Yukon Territory lives in Whitehorse.- Of the 1,~95 people of natiye origin in 

.' , 
Whitehorse, about one-thi'rd (32.91.) are memb,ers "of the Kwanlin Dun Band 

(Wniteho~se Indian Band) or are status (registered) Indians. Of the 526 

peopl è in the Band 38.91. or. 205 live in the Whit ehors e Indi an Vi 11 age. tl 

The severe climatic conditions and the relatively sm~ll amo~nt of 

game kept the Yukon Indians of past centuries scattered over a very large' 

area, with only a few family grou~s in any one location. Records of earliest 
, , 

Indian 'communities l s.how their existence wàS>ai;tribut~:"'le' to therr location on 
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Àge group 1951 '19.61 1971 . 
b~ 

60-6' 
B-19 .. 
10-1' 
'l-.9 

~ 40-44 

ll-)9 
)0-1' 
11-79 
70-2~ 

1'-19 
10-1' ~ 

'-9 
/>-4 

10 5 0 5 10 10 5_ 0 -§--16- 10 5 0 5 10 
Percent 

Whltehorse o 
Cdnad.tl . -

70 1961 . '" ----.. 6'-70 1981 
60-6' 
1~-19 <> 

,10-1' 
4,-.9 
loO-4( 

)l- )9 
)0-), 

H-29 
20-2' 

, • .. 
11-19 
JO-I' 

, 

'-9 
0-. , , ---<l-, f 

10 5 0..- 5 lO- lO _ 5 0, 5 10 .. • 
b Source: Data derlved trom Statlstlcs C~nada publications 

Figure '2.9 Population pyralIIids, Whitehorse and Canada, 1951-;-J.i.Ell 
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Table 2.3 
,.- Native population distribution, Yukon ierrrtory, 

Whitehorse and lnd~an Village. 1971 and 1981 

1 

4 
Yukon Whltehorse Indian Vi liage 

0 

1971(2) 1981 (3) 1971 1981 (4) 1971(5) 1981 
--=-

tndi~n (registereJ 
band member or . 
status Indian) 2452 2770 560 526 4.'?0 (6) 205 (4) 

Metis 716 190 ~6Q 
Non-status 1ndian 990 . 

~ 1 

Native people . 
(Indlan & Metis) 3168 7-25 , , -

Native people 
(status and 
non-status) (1) 1595 

, 
1255 

Pe.opl e wi th mul- 0 . 
UpIe origin 
which inclüdes ) native origin(1) 630 340 10 (4) 

Total population -
, 

of naH ve 
odgin(1) Î 4675'(7) 1595 1 215 , . - -

.. ' 
Sources and 'notes: 

j 

1. 4In lhe 1981 Cénsus of Population, the question concerning ethnie or 
cultural origin was changed, sol!citing the reportlng of elhnicity as 
perceived by the·respondent. The result was a more comprehensiv~ and 
accurate account of native peoples than was the c&/e in 1971. See 
"Briefing for- users of Native Peoples Data" in Statistlës Canada Daily, 
February 1, 1983. 

2. -Stafistics Canada, J~71 Census, Cat. 92-762; Canada, lndian and Nodhern 
Affairs, "Socio-economic baseline data inventory of the Yukon 
Territory", 1978. 

3. Stalistics Canada Daily, 1 February 1983, Table 2. Native people by 
type, Canada and Provinces/Territories, 1981. 

,-4. Statistics Canada, Special tabulation EA è8B13, PopulatIon by ethnie 
o origin(l2) and sex(3) -,19'81, 'Request number 3, p.1-5 (Yukon). Obtained 

from-the Department of'Indlan and Northern Affairs, Ottawa. 

• <1 

5. 'Canada, Indian and Northern Affairs. "Socio-economic baseline data 
inventory of the Yukon Ter,ri tory", 1978,' T-able: Community populati on çy 
co'inmu~ity and ethnie 'origin, Yukon Territory, 1971., 

6. Estlmate of the Department of Indian and N.tflern Affairs, Yukon_ Region 
-in WCR, Ce~sus fil~s, Mare1;1 19,72_, _ -: 

7. I~c1~des 95 Inuit. , , 

\J • 

. ' 

-
-.", 
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Table 2.4 .. 
DIstdbutl'on of population of native 

ongin by resldential area, Whitehorse, 1981 

, 

Resldential area, Nati ve Native Iotal 
~ 

, people people of pop,D,of 
(IndIans) multipJe natlve , 

or igln origin . 

Rlverdale 370 185 555 , 
Downtown 260 45 r 305 
Ind1an Village 205 10 215 
Por.ter Creek . '200 50 250 
Hlllcrest·& Lowblrd . 70 20 90 

/ 

Valleyvlew & Kopper KIng 55 5 60 
Takhinl t.rail,.er court 40 10 50 
McPherson" & Crestvlew 30 5 35 

Woolf cre\. 25 25 . 
Takhlnl 10 10 
• 

1255 340 1595 

• p 

o 

, 
. 

Source: Calculatéd from'Statlstics Canada, spe~ial tabulat.10n EA C81B13, 
PopulatIon by ethnlc orlgln(l2) and sex ,(3)-1981, request number 3, p.1-5 
(Yukon), Oblalned from Department of Indlan and Norther.ll AffaIrs, Ottawa. 

c 

• 
routes of tra9 b~tween the coastal people and intenor people, as weIl as to-

the proxlmlty of bsh and game resources. AnthropologIStes hav8 designated 

populatIons and terr}torlal dIvIsIons according to language groups (Jenness 

1967), but they ,do not represent meanlngful social, .economic or political 
__ 0 

unHs. The basIc unIt of ,social organization was the family. Related families . , 
grouped together ln small bands in order, to hunt an'd Hsh in specifïc 

'" 
geographic areas (Van-stone 1974:33-39; Osgood 1936). " 

The Impact of the fur trade upon the northern Indians has been 
~ 0 

discussed-..by Naysmith 0976:39_-:35), Archibald et al (1977), Innis (1962) and 

many ·other'. Before World War II, vi.rtually al! trappers in the Yukon were ....-

• a 
lndian. After the war, an increas Ing number of non-Indians began trapping as 
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a means of l1velihood. 
{Ji- • 

Slnce the 1950's the more restrIctIve leglslatrvl' 

contror over
o 
trapplng, a\(allabllity of alternate sources of income and 

decreaslng fur prices made trapping a less attractive occupatIon. Over the 

years, due to permanent settlement and ~ob opportunltles, major fluctuai Ions 
" 0 

have oe~urred ln the dIstrIbutIon of the native populatIon. The I1E'W 

o 
seUlement pattern was a declslve factor ln brlnglng Indlan communllics 10 Ihe 

~ 

o 

margln?l economic pOSItIon they have ln lhe present Yukon economy tCrûham 

1979:24) . 

Yukon bands were ,formed ln 1947 for adminlstrallve purposcs. AI lhol 

Ume aIl Yukon lndlans lIVing on the trap l1nes were se\\led ,ln Iwclve 

v111ages along the highw~y, convenlent for the Indlan Agent, the 

- - rep'resentatlve of the federal gov,ernment. The Band Councl 1 WOlS 1 he 

admInlst-r..atlve ~rm of the Indlan Agent. 
1;;1 

o 

The IntroductIon of paddle steamers and the compl et Ion of 1 he Whl \ e 
\ 

-J 
Pass and Yukon Rallway ln 1900 made WhItehorse the main pOint of transfer from 

rall to water transportatIon and a alaee with Job opporlllni t les, Due 10 lhe 

avallablllty of wage work, Indlan people began to move lo Whllehorse. 1I0wcver 

only after the Alaska Hlghway was bUllt in 1943 and Whltehorsc became a major 

centre aid Lndian ~amilies'begln movlng there ln large numbers, lnillally from 

nearby lakes and rlv~rs ~nd later from more dIstant communl tICS. Due to 
fi 

'l, falling fur priees and a lack of cash from trapplng, the Indlans had added 

reason'to com:entrate InJhighway settlements. The hlghways lhemselves pul more 

pressure on the game population (Graham 1979). The testlmony of CrUIkshank, a , 
Whitehorse-bas~d antropolo'glst, before the Lysyk Inq~Jlry (Lysyk, Bohmer and 

Phelps 1977:14) 

Chapter 2 

illustrâtes this cll"cular proeess vividly: 

, 
"In 1942, fur priees were lower than they had 
been for many years .• Many nat 1 ve fami lies who 
traded at posts near the new highway rej-ùre -
(Teslin, Champagne, Burwash Landing) decided for 

o 
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the flrst time not ro ttap that winter, but 
rathet to remaln at the post or go to Whl teh'orse 
to seek employment related lo hlghway 
constructIon. After the highway ~as completed, 
many o(-thes~ _~eople continued to lIve year 
aro)Jnd along the',highway where they were joined • 
by other NatIves.l A'steady drIft of NatIves 
from aIl over the Yukon to the margins of 

( Whitehorse began wlth the buildlng of the 
hlghways and contlnued ever since." 

c _ 

The Indlans lac!ei the Skl·lls lmperatlve for modern wage lab-:our and 

lacked the educatlonal and cultural background necessary for ~rban living. The 

approach used for the. integratl0n of natIve people into the main$tream of 
, 4 ~ 

whIte socIety proved to be destructIve ln many respects. Natlve~ple in 
, . 

Whltehorse lik other natlve people llvlng in Canadlan urban centres have 

specIal problems of adaptatlon ta town l·l·fe. They suffer conflict over style 

of Il fe and confUslon---of 'value~ as, an effect of the proximlty of ,the local 

whIle SOCIety, lack of tolerance and church educatIon. Accordlng to Alexander 

(1969:90-105)0 thlS confllct and confusion lS the mos!;)' important' source of 

a 

thelr marglnality. The rUKon-Indlans were less exposed tO,white culture than 
\ 

those ln the United States or southern Canadà. Due to the very short period of 

( '9 tranSItion less than one hundred years) the destructive effects of 

Integration are still very apparent. Native children were removed from their 

families and educated ln missions. In Whitehorse Indian students were first~ 

allowed to ~ttend public schools in i960; 
~ 

The curriculum offered by the ~ 

territorlal school system,was still absurd for Indian children. Nat~e history 

was leH out of school books and nothing in the school was linked to th'eir .... 
heritage. Many teachers did not understand or appreciate the di~ference 

between,Indian and white values. Native parents felt ~at communication 

, between parents, and teachers,regarding their children was always one way. 

• 
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Native youths continued through the 1970's ta ,leave school p'~pturely and 

Wl thout adequate ed~l on. 
~ 

RecognlZlng the serlOUS faults of the educatlonal system DIAND 

changed its pollcy ln the early 1970's. The effects of the change have' not as 
o 

ye,t been felt. N~lve people feel that along wlth 

educ-ational ~ulum. larger natIve communllles 

the change ln the 

• sllch as' tha!: in Wh-lt:ehorsc 
, 0 

should have their own elementary school as an Integral parl of the lbtal -, , 

communi ty [20] . 
o " 

Consultants' reports documeBt a hlgh rate of Illileracy, ~ 
() • ,f:. 

unemplo~t, alcoholism and t./1e collifPse of clPllural values among Kwanlin Dun 

Band members (Whlthors-e Band) [21]. The Kwanlln Dun Band expert enced severa 1 

negatlve j.mpacts from the boom and bus!: nature of the local economy. the 
Q 

educational system of the terrl/,ry and the agreSSlVeJ~ Whll::C~~I;llr~. fhe 

Btd as aOlpolitical and admlnls\':ative entlty 15 relailv:ly new.- UnLll IlJ52. 

'-----
th re was no coherent declslon-maklng body wlthln the Indlan VI liage 10 Olcl 

on behalf of the Indlan people. or to provlde the organlzaflonal frame~rk 

necessary to malntaln communlty c6hesion [22]. Between lhe flrst f,ederaL . 
'--..--

government involvement ln Indian welfate and medlcal assistance ln 1894 

-" .<Coates \983) and the early 1980'5 the Indians were caught ln the mesh oC 

paternalistic politics that made them ever more dependent on lhe governmenl. 
() 

The j ob base of Whl tehorse Indians and thel i average pur chas 1 ng p'ower wi 11 be 

'-
discussed in the next section, on the labour force. Their weak position iD 

\he u~ban economy is the basis for a weak POSlti:: in the hous,lng market and a 

complex and oonqictual class P_o2ltlon wtllch also constralns the native 

. . 
communl ty. / l 
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Labour forcé structure in Whitehorse 

-Whitehorse in this generation is based on a service economy, but of a 

nn rather' special type. Jt 15 more dom1nated by government employment than MOSt 
, ... 

cLtles of its Slze. Be,tween 1951 ar d 1981 employment conbinued tfr"b.e-shared 
~/ ~ 

among government, t ransporla ti-on and bus ines~,rvices. Bcfor;e the capital' 's 
CI 

6fflcial move to Whitehorse in 1954, government in Whitehorse was represented / 

by territorial off1ces such as the t;rriftorial ag~nt, the superintendent of 
1> 

game and publiclty an~the superintendent of liquor control. The f~deral 

government ~ad off 1 ces representlng the Deparlment of Resourc~,s, Just i ce, 

NEill.onal Defence, National Revél'Îue, Publlc Works, Transport, Canada Post and 

'lhe Royal Canadian Mounted po'lice. 

/. . Most of the populat10n gro~th of Whitehorse between 1954 and 1981 can 

be attr1.bu"ted to jobs in the government s-;ctor. The growth of the gôvernment 
, . , -

sector'ïn'j:he ,territory betwee/n 1961 and 1981'is shown in Table-2.5. In 1976 . ~ .. ~ 
~ 

Whltehorse had 701. of ,aIl government ~mployees of the- Yukon. Between 1971 and 
. 

1976 fhe number of government employees increasE'd by 38%" while Whitehorse's 

population increased by only 161. (Duerden 1979:73). The town's raIe aS,i an 
}-

adm1niStrative, se.rvice and transportation cent~. i,~ evident (Table~ô). 
, 

growth of employmen~ in the mining sector ~971 represents the 
, 

of the Whitehorse coppel" belt by the Ne~ Imperial Mines 
,., , \ 

sllver. By 197u the mine was one of the larger private empl~yers in the city 
() .. 

employing 200 people. The overail proportion of employment in the dominant 
, 

industries however remains more or less the same.-Puring the y,ears only minor 

o • 
changes occurred, e.g. by 1971 there was a decrease in the role of public 

, 
administration and defence due to the departure of the military. The larger' 
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industrial employers in 1981 are community, bu~iness and personal s~rvice 

~ 

industries (25.9%), public adm~nistration and defence (21.9%), trade (15.9~) 

and transportatio'n, communication ar{d other utilities ,(14. 1°/,) . 1 • 

Comparlson wlth oth~r Canadian 'cllies of 10,000-30.000 pbpulallon • 

shows that Whit~orse employs mor~ p~ople ln publiC admInIstratIon and 

defence, construction •. transportation and slorage. Most cltles of lhal SIZe 

employ more people ln manufac~ur1ng and servlce[23] .~There are of course 

mlning towns y~t more specialized, such as Fort McMurray (populalion 15.424 in 
, ~ 

1976~ whose laboùr force is concentrated in mlnlng (31.6%). services (20-. Or.) 

land construction (11.0ï.) (Buse 11978). .. 
Bec"ause of the seasonality of certain jobs and the uneven nature of 

the e~onomy - not evident from the ten-yearly censuses - both Whllchorse and 
-J 

the territory often experienced short ages of quallfled labour. When'lhe 

mililary moved out of the city taking with them theïr wives, governmenl 

offices met a shortage of skilled stènographers and tYPlsls. The demand for 
,. ~ 

cortstructioo skllls, particularly for cacpenters and heavy equipment 
" . 

opera be fllied by skilled labour in 1955-56. In lhe summer 

there s always,a shortagé of skilled service personne~ ,in the tOur18t 

~way maintenance, road construction, placer min1eg, su~veying. 

exploration°,and touri;~ (outfitting) offer lots of &ea8onal work. During times 

1 
of recession (e.g. 1961-1966) people le,ave the territory, and Iolhen recession 

, 

ends" hundreds of jobs can noJ be fiped. There 18 always a lack of ... 
\ 

gualified people but' a surplus of unskilled workers registered ln the 

empJ oyment o,ff i ce of the territory [cf'
l 

referènce 15]. The e'xt rem~ seasona li ty 

of employment is shown in the unadjusted unemployment rate for the period of 
'<.. 

Dècember 1981 - December 1982 for the Yukon compared to Canada and lelected .. 
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Table 2.5 
li 

. , 

Terrl~ori~nd federal government employment Yukon T~rritory., 
1?61~1981 

• 
Year Ter. gov. Fed. Gov. Local gOY. Total gov. 

employmen employment employment employment 
. 

(, 
J 

1961~ 293 (2) 1913 (1) 2206 
196~ 643 (2) l205 (1) 1848 
1971(3) • 1136 )241 90 2467 
19"76(3) 1550 , 1441 J..~2.., 3143' . 
1981 (3) 2053 1365 213 3631 

- . 

, 

. 

Sources: 1) Canada, Depactment of Indian Affairs and Northern DevelQpment, 
Government activities in the North, Ottawa, 1962 and 1967. 2) Statistics 
Canada, Provinci~ goverAment emp1oyment, Catalogue #72-007 3) Statistics 
Ca~ada, Federal government emplpyment, Catalogue #72-004; Provincial 
governmen~ employment èltalogue #72-007 • 

pro~inces ( Fig. 2.11), A certain number of pe~~l~ leave at the end of ea~h 

season, whi le sorne permanent re~'idents' stay un~mployed in th.e winter seas/on. 
\ . \ \ 

The relatively narrow econo~ic base of Whitehorse attracts only a .. .. - ~--

1 imited range of occupational types, wnich impli;es that relatively few 

---------- . individual ski Ils would be su~plied to the permanent labour force. Transients 
• 0 , 

and seasonal workers supply what is missing such as certain occupations needed 
.. 

in road consruct,i°on surveying~ and minéral exploration'. 
, '}, 

, ~ 

., While the 1951 and 1961 o~cupational census i~not ~omparable with / 
o ~ , 

the 1971 and 1981 census for statist!c~l 'purposès [24], it is safe to say that 
,j 4 • 

the occupational structure ,of Whitehorse'·has changed Little, fluctuating only 
, 

in numbers. However·~the years the pop~l~tion of Whitehorse has betome 
.1' .... '\ 

~ ski~le~ore educated. Table 2.7 shows. the major .occupational groups 

# for Whi tehorse for 1971 and 1981. In 1981, 40.1% of the labour force' was in a 0 

hi.'gh~r-paid occupational category while 48.5% in a medium-paid category [25]. ---
The majority (approximately 88.0%) of j·ob opportunities' are in .t.he.JDedi"llm and 

~ 
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Table 2.6 ~ 

Employment disHibution. laboor force activity by industrial 
., ... divis'ion. Whitehorse, 1951-1981. 

lndustrial division(1) 

\ 

Primary industries (agriculture. 
.r 

forestry, fis~ing and trappi~g. mining) 

Manufacturing industries 

" G:onstructlon. Inçiu'StrJ~s . " 
Transportati~n. communIcation and 
other uti l i Hes (include-s st orage) 

Trade 

Finance, insurance and real estate 

o 

Communit~, business and personal 
service industries (includ&s tourlsm) 

. 
Public admtnist~ation and defence 

Unspecified and undefined(3) 

f. of aIl lIidustry 
or la~our foq:e (2) • 

1951 1961 197 1 1 ~~ 1 ., 

3.1 4.6 8.3 6.4 

4.7 
\ 

2.4 'lo.9 2.6 

10.3 9.9 7.6 8.0 

24.2 13.4 14.8 14.1 

12.7 14.5 13.5 15.8 
\ o 

1.4 1.8 3.0 5.5 

17.0 2~.6 22.4 25.9 

25.7 25'\.,1 15.1 ·21.9 

2.0 13.4 

Noteso: 1) The. industry c1assificat4on is bas~n the -1970 Standard 
Industrial Classificatio~ Manual of Statistics Canada. 2) The universe 

\ 

, -

) 

shawn for industry is the labour .force or people ,employed in ai l the 
industries listed as givèn.by Statistics Canada 3) In 1981 lhis câtegory ha$ 
been redistl"ibuted by imputation into new "imputed groups'! wi~each major 0 

group. See Statistics Canada, 198îCensus Dictionary,\ p.27.> 
\ . 

Sources: Statisti"cs Canada, 1951 Census, Microfilm, Run 2t, ~ukon 
Industrie.4- pages 1653-1656;. Buse, 1978Cdata for 1961 and 197-1); and 
Statistjcs Canada, 1981 Census~ Yukon. Selected social and economie 
characteristics Catalogue 93-x-947 (E-581) • , 

,/ 

" highel" income categories, which indicates a more homogeneous society from the 

incarne point of view. 
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Comparative unemployment rates 
Yukon, Britis~ Columbia and ~nada ----Yukon ,?- Brrtish Columbia 
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No-te: Unemployment rate" is unad~d ~ 
• Source: Yukon Economie RevieW, fou!}h quarter', 1982,p--.17 

\ 

FIgure 2.11 . Comparative unemp'joyment rates: Yukon: British Columbia , 
éil}d Canada, 1982. 
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Table 2.7 

/ . 
Oçcupational distribution, Whitehorse. 1971 and 1981. 

Occupations - IRaj or groups 1971 1981 
0 

-, 
'/' ./ ,. . 

Expet4jnced labour force' 5220 100 8680 100 
Manag laI, administrative ----and 
related occupations 215 4.1 1135 13.0 
Teachin-g and related ' -

occupations 185 3.5 325 3.7 
Occupations in medi cine and heall;h 13"5 2.6 290 3.3 
. Technologleal, social, religious • - artistic "and related occupations 1 285 5.5 750 8.6 . 

1870
Ç 

Clerical and related occupat ions 885 ·17.0 21.5 
~Sales occupation.s 390 7.5 59Ô 6.8 
Servic~cupat~ons 700 13.4 1120 12.9 
Primar 0 cupations 130. 2.5 330 3.8 
Processing occupations 55 1.0 65 0.7 
Machining, product fabricat Ing, 

, 

» assembling and repairing occupations 455 8.7 565 6.5 
Construction trades occupations 435 8.3 725 8.4 
Transport equipment operating 
occupatIons 390 7.5 420 4.8 
Other 235 4.5 495 5.7 
Not stated 725 13.9 

.:;. 
~ 

Sources: Calculated from Statistics Canada. 1971 Ce]lsus, Microfi lm MPtF05-2B 
WhH:ehorse, Experienced labour force by -oécl.1pation; 1981 'Census, Se 1 ecled 
social-and economic characteristics, Yukon, Cat. 93-x-947(E-581)., 

The Yukon along with Ontario, Alberta and British Columbia was shôwn 

~n 1970 to have higher Income levels than ~ther parts of Canada, and i~~orne& 

more evenly distributed among households (Fig.2.12). -In 1971,--6-1.07. of Yukon .. 

\ 

residents were livIng in Whitehorse and they accounted for 67.07. of the incorne 
" 

reported[26] . 

Although today a large percent age of the nativè labour force has 
1 ----. - o 

~
bt~ine~. some- modern 

a tltudes concerning work experience and preconceptions about the n~tive work , . 
sk--ills, velY few~are steadily employed sue .tO-rigid 

ethic. The only place they are hired in large numbers i8 by government 

" Î 
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Figure 2.12 Regional family income distribution, selected aleas, 1970 
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agencies. These jobs were mostly clerical and secretarial positions in the __ J 

1970' s ..(Thîliault .1975). The native people are generally listed in 'employment 

categories suc~ a~ labourers, recreational personnel, hunters and trappers. 

The Canadian average farnily incorne was $9,600 in 1970,·while it was 

$12,311 for Whitehorse ( Kuo and Mathurin 1975). There is an over~helrning 

difference bé~ween the incarne of families of native Reople and aIl olhers. The 

cens us farnily incorne per famil; rnernb~ was $6,624 for Indians and $12,549 --

nearly double-- for a11 others [27] . , 

Family income di~lJibution in Whitehorse for 1981 has been compared 

~with that of Canada and~elected r~fio~s for populatlon centres under 30,000 

(Fig. 2.13) •. Whitehorse and population centres in British Columbia ~e ~ 

larger percentage of their population in the higher rficome catego1'lcs. Average 
o 

(/ 

family income is highest in Whitehorse ($34,038) followed by B ~itTsh Columbia 

($31,223). Average income for Çanad.a is $27,536. Average weekly earnings [or 

the period 1977-1980 were 38.11. more in the_Yukon than in Canada as a 

whole[28] . 

A Yukon taxation study done in 1969 clearly showed the Yuko~'s 

sup~riority in income level and distrib4tion as compared ~o Ga~ada and 
..: ' 

specifically to Alberta, British Columbi~ and Prince George, Brittsh 

Columbia [29]. In the Yukon in 197b, 441. of -l:Iouseholds' paid taxes, the highest 

" percentage for all provinces and terri tories in Can~da, the closest being 

Ontario (417.) and A'l..&e..t:.ta (35~) [30J. 

\ 
The five-year periàd beginning in 1966 witnessed ~ remarkable 

increase ln the income earned ~y Yukonirs. From the end of the 1960'8 the 
, . 

North was by far the tastest expanding administrative regi~n in-Canada in 

~erms~of income growth. Personal income in t~ Yukon and Northwest Tefritories 

increased by 607. while in the next faStes) growing area Al,beda -- il 

~ .. 
'., 
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Figure 2.13 
1 

Family income distribution in Whitehorse, Yukon, Ontario 

and Canada. 1981 
" 
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increased by 37% (Palmer 1973). While the major source of income growth in the 

Yukon was the priv.~te sector: which provided the territory_ with Hs major 

stimulus, in Whitehorse the role of the government sectors i5' mor~ . 

. . f' "\ s 19n1 1 ~_ant. 

Analyz.i"ftf, the cd'nsumpt1on pa,Herns of the famil'ies and individuals of 

Whitehorse 'it is possible to clraw conc1usiolls abopt certaln aCl,ivlt ios lhat 

Whitehorse residents do more or value more than their counterparts ln other ....... 
major'cities in Canada. The ~ay they spend their family incomes implies lhal 

, 
they function as a high-income city, mo~e like Vancouver and Edmonton than 

Montreal, Toronto or the eastern cities. F~s reason c'omparisons arc 

-
made. with Edmonton and Vancouver, comparable al 50 from an inCOrne pOlnt of 

view' ~Table 2.8). The màjoIltity of immigrants to the Yukon and Whltehorse come 

from 4rban centres in'British Columb1a and Alberta, and bring lhclr 

consumption patterns with them.o . 

Accord~ the Stat i stics ~C-anada 1972 pat terns of expend Hure 
Q 

survey Whitehorse reside~ts tend to spend more for just about everylhing 

becausoe of thé~her priees in the north. While they'spend more, lhal 

expel).dituh as a percentage of their total consumption !s comparable ta t'hat 

in' Vancouver and Edmonton. The only item for which l'hey spend moré=but whi ch 

"fepresents a slightly smaller percent age of their t6tal expenditute is sheltc~ 
" 

(Edmonton 14.97,; Vanccuv~r 16%; Whitehorse 14.07.).' Concerning shelier 
( 

, . 
'''Whitehorse ~sidents spend dis~oportionatë1y more on materials, plumbing, 

heating syste~s, electrical-work, carpentry, water and fuel. Qualified Jabour 

. . 
is s~arce and therefore very expen~ive, and most con~truction~materials are 

imported from outs1de the territory. Whitehorse residents consume a lot more . 
" 

w~\ed31] _ and Juel beca~se of ttte long wint ers. " These aspects of shelter in 

spite of the cheaper land prices make shelter expensive. Whitehors~Sidentl 

~' 

1 

.chapter' "2 119\. .. 



( 

(~ 

C> 

Table 2.8 
• 

l'allerAs of eypendllure,-Whilehorse, Edmonton and Vancouver 1972. 

Whl tehorse' Edmonton Vancouver 

.. 
( ( 15.2) 1727.9 ( 16.5) Food 2248.1 16.0) 1694.6 

She!ler 1974.5 ( 14.0) 1661. 6 0. 14.9) 1764.1-( 16.8) 

Renled Il v Ing quarl ers 766.1 C 5.4) 722.9 ( ,6.5) 689.3 ( 6.6) 

Owned' Ilving quarters " .673.0 ( 4'.8) 665.3 ( 6.0) 724.3 ( 6.9) 
" Olher housing 106.6 ( 0.8) 77.7 ( 0.7) 74.5 ( 0.7) 

Wal er and fue 1 428.7 ( 3.0) 1~5 .6 ( 1.8) 276.0 ( 2 .6) ~ 
" 

Household operatIon 580.9 ( 4.1) 424.1 ( 3.8) 389.6 ( 3.7) 

" 
FurnlshIn,gs and 

~ ( 4.1.) 590.9 ( 5.3) 474.2 ( 4.5) equi pment 571.2 
Household appliances 134.5 ( 1. 0) 142.1 ( 1. 3) 120.7 ( 1. 2) 

Other 436.7 ( 3. 1) 448.8 ( 4.4) 
~ 

353.5 ( 3.4) 

Clothing 1011 .7 ( 7.2) 849.0 ( 7,,6) 678.5 { 6.5) 

Personal care 244.1 ( 1. 7) 216.9 ( 1. 9) 180.0 ( '1. 7) 

Medlcal and hea 1 th care 283.7 ~ 2.0) 277 .5 ( 2.Y~ 247.4 ( 2.4) 

SmokIng and ---
alcohollC beverages 593.4 ( 4.2) 421. 9 ( 3.8) -341.3 ( 3.3) 

, 
Trave 1 and -

transportatIon 2145.1 ( 15.3) 1532.1 ( 13.7) 14,7:.5.9 ( 13.1) 

AutomoblleCand truck) 1434.2 ( 10.2) 1218.2'( 10.9) 1064.1 ( 10.2) 

Purchase 683.5 ( 4.9) 540.8 ( 4.8) 451.1 ( 4.3) 

Operatlon 750.8 ( 5.3) 677 .4 ( 6.1) 613.1 ( 5.9) 

Other 710.9 ( 5. 1) ;313.8 ( 2.8) Il. 7 ( 3.0) 
1 646.9 ( ·4.6) 469.1 ( 4+~2) 4 2.5 ( 4.2) RecreatlQn 

'ReadIng " 82.8 ( .6) 62.1 ( .6) 5~.0 ( .6) 

EGuca t l on - 85.1 ( .6) 116.2 ( 1. 0) 10 ~.4 ( 1. 0) 

Mlscellaneous expen ses 348.3 ( 2"2) 235.1 ( 2.1) 21 ~.8 ( 2.1) 

Tolal current 
consumption 10816.0 ( 76.9) 8551.1 ( 76.5) . 8000.17 ( 76.4) 

Persona 1 taxes 2397. r ( 17.1) 1,850.3 ( 16.6) 1820.6 ( 17.4) 

Security 550.1 Co 3.9) - '513.2'( 4.6) 422 \4' ( 4.0) 
L 

Gl fts and contributIons 269.9 ( 2.1) 261.4 ( 2.3) 234.2 ( 2.2) 

Total expendlture 14060.8 000.0) 11176.0' (100.0) 14060.8 (100.0) 
-

~ 
, 

Source: Statistic-s, Can'ada, Urban family expénditure, 1972. Table 1. 
Patterris of expèndlture éy city. aIL familles and un~ttached individuals. 
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are as weIl housed as ot[r Canadian urban dwellers a~d lise more space than 

household~ ln othe~ Cana lan urban centres. 

Whltehot;se reSl nts spend more on certain transp"tfrlatlon. tluvel and 

recreatlon Items· such as snowmoblles. boats. ootboard motars. truck campblS ,lI 

motor homes. alreraft and gasollne. 

TAe Whltehorse pattern of famIly expendlture 15 also slmlLll tll that 

\", 
set of Canadlan elbes of 1.000-29.000. from a survey donc ln l%lJ l \21 in the 

., 
In thlS context ·Whltehorse resldents pay less for shellcr and more ln taxes. 

l} The ta)! difierence 15 attributable to the hlgher Inèomes ln Whl t ehorsc and t hl' 

consequent'ly~ higher lncome tax. 
~ . 

Populatlon mobll~ty lS determlned by Job opportunllies and 

eondltloned by the uneven nature of the territorial economy. Ihe 1971 ccnSlJ!, 

of population shows that 49.1% of the total pop~Jallon 5 years and ovel of 

WhitehlGrse were non-migrants. In other wordr,- half had Ilved ln WhJtehorse for 

°more than 5 years. Compared ta the 29.8 percent of non-mlg,ranl resldents of 

Fort McMurray, a slngle-~nterprlse town. Whltehorse shows a reasonablc degree 
~ --

'" of stablilty. Grand Pralrle, an Alberta service centee, had a 67.7 percent age 

of non-migrants [33) . By j;.he 1981 Census the Whitehorse fIgure 
\ ,-

was 42.21.. 

reflecting recession and less stabillty than ln 1971 [34] . 

... The income Incentlve' lS probably the single most Important faétor ln 

the ,vnati on of 

occupatlonal aspects 

migration flows . Satisfaction wlth flnanclal and 

of one's life 15 the reason why resldenls plan ta remaln 

in their communities (Nickels 1976). Accordlng to NIckels' study concernlng 
o 

se1ected resource frontier communitles which lnclude Whltehorse, flnances and 

work seem to influence a person's coming to the north, but these factors do 

~ t)ot seem 

~I- ~n the" , .. \ 

to determine the person' s' departure. His wi Il ingness to flay d~pends 

',' 

quality of life" which is the sum 'total of those llfe concern! which 

" 
J 
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( 
a~ relevant to the indi~ldual's immedlate personal Ilfe. Attempting to 

de[lne quallty of life in terms of the direct lnflu~nce of the physlcal and 

SOCIal characterlstlcs of the partlcular place, NIckels' questIonnaIre had a 
a 

communlty-orlentatlon emphasis. Quality Or life factors considered were 

physicai surroundings such'as climate an~ scenery, degree of isolation and 

o dlstançe from ~~city; cost of nousing; social llfe and entertaInrnent as , . 

p 

measure,d by neighbours, opportunlty to meet the oppos-il..e sex, and television; . 
communIty InstItutlons and servIces; and aspects of one's job. Whitehorse 

resldents manlfested a high degree of satIsfaction (60% or more) w~th those 

qual~ty of Ilfe factors, especially the Job-related aspects. 

o 
Studylng the proportion of pedple o~ different geographical origln 

can gIve valuble Inslght into thelr enVlronmental background anti expectations. 

People ,hoo,e ':et~,ng, :'th ,ha,a,te",t", wh"h they valu. h'ghly, ,ettling 
'é 

ln areas remlnlscent of their homes, where they try to recreate their own 

landscape lncludlng dwelling and settlement form (Rapaport 1977:82). 

The 1981 census shows that only 16.2% of th~ in-migrants were from 
• 

the Yukon Territory and 84.8% came from different Canadia~ provinces and 

outside of 'Canada (34) . Duerden (1981) found that in-the 1968-78 period the 

orlgln of people entering.the Yukon was predomlnantly urban (47.97.), 23. li. 

rural and 23.91. northern. Nearly 601. came from the Immediate v~cini~y, suc!L 

as British Columbia, Edmonton, Northwest Territories and northern Alberta. The 

Il , 

1981 origin and destInation of migrants was the same as Indicated by Duerden 
/" 

for the period 1968-1978 (Figure 2.14), 1n- and Gut-migrants are much alike. 

However when leaving the Yuk~rger number of people go to the more -
~r' 

affœuent provinces, British·Co1umbiaoand Alberta. 

Duerden's study shows that the linkages of population of both 

" 
Whitehorse and the rest of the Yukon are predominant1y "outside" the 
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Figure 2.14 Migrat 1 'On ->'es-t im'âtu by origin and destination, Yukon 

Terri tory, 1981 
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territory. On a secondary level there is an exchange of population between 

'" Whltehorse and other settle~nts of the Yukon territory which contributes to 

the net gr;,owth ~f Whitehorse (FIgure 2.15). 

Social groups anG lifestyles 

" 0 

The constantly changing populatIon supports a~h~sually rapid 
. 

moblilty of socIal status. This fact lS a well-known attractlv~ feature ~f 

the politlcal and social life of the city. People of ~arious socio-economi: 
Q 

and occupationai origin are able to attain important public positions within a 

~ry short time, on the strength of their personâlity, of bein~ well-known in 

a smaii town. Un.UI recently the legislative assembly had a substantial' 

representation of small business people whose primary concern wa~ profit. 

Usher (1973) has described this as favouring a frontier concept of 
~ 

developmert. By the early 1980's the legislative assembly had native 
\ 0 • 

people,women and more educatkd people as members [35]. 

In addition to this social and polJfical ~ype of mobility, there is 
~ . 

an eVldent occupational type of mobility. Pe~le ~~ the Yukon seem to poss[s~ 

a very much nee~ed ability to change occupations with the annual and se~sonal 

ups and downs of the local economy. They have the ability, 'the experierice • 
. 

the initjative and the energy to change their occupations as required (Carr 

1968:319) . 

o o 
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FigureCf:15 Populatio~ linkages between-Whitehorse, the Yukon 

settlements and the "outside", 1968-1978 
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Perhaps for the above reasons and because of the small size of the 

~ -population centres, social life in Wh~tehorse Is very rich. Organizations a~d 

InstLtullons fôstering social activities ~re more numerous than the city's -

size ~ould lead one to expect [3&]. Social life is focused around religious-

groups. youth organizations, sport clubs, ~enior citizen organizations, 
( \ 

women's organlzatlons, and many others. Recreatio~al activities with large 

" partcipation rates are curling, cross country skiing and ice-hockey foames. 

Slnce 1945, a city-wlde two week long winter carnival, the Yukon Sourdough 

Rendezvous, has had an intense unifylng effec~ on the whole population of 
.~ , 

Whltehorse. Apart from promoting winter season tourism it contributes to 

communlty coh~siv.eness. 

One group of people slt i Il both, informally exclude'Ci' and reluctant to 

partlcipate in the soèitl activlties theoretically open to a11 are) the 
1 

lndians. Largely due to the economic, cultural, educational ana social gulf 

existing between the tWQ groups, Indian and non-Indian, the motivation to meet 

~-a common ground is mis~ing. The Kwanlin Dun Bana (Whiteho::t;~and) has its ~ 
1 

own Community Centre and its own social activities, aIl of them open to the 
o 

population at large, but attendance on the part of the white commurdty is 
o 

limited to a few employees of Indian organizations, $ome'visitors, tourists 

and the occasional interested government employee[311. 

The native population of Whitehprse d~es not take an active part-in 
~ 

the. political, sodal a~d "Ultural life of the community. While sorne are very 

actj~thin the native or anizations of which the most important one i.s the 

CounciJ of Yukon Indians, ative people are under represented in terms of 
.' 

employment at aIl levels of government and in other services and industries. 

Â change in p~blic attitudes is evident. Through the p~st-war years, 

hostility, arrogance and conlempt have changed to the present mere ignorance . 
• 
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Jne .rapidly increas ing power and, respons i bi l i ty of the Counc 11 of 
o 

Indlans and- the .approachlng seHle@ent of In'dlan Land Cl21ms wi Il transform -- . . 
.this ignorance into deflnite lntere~t. The change in attltudes 15 more 

# . 
vlsible on a government level where nat'lve representallon and interests are 

increaslngly included a( aIl levels of ~an~gement; planning and policy maklng. 

~ 

The native population ln Whitehorse pcssesses a strong positive sense of 
\ 

ethnie id.enbt"'y; While they reject the idea of social and c,ultural 

assimilation, they support greater economlC integration [38]. 

Changes in the econoinlc developmenl and the resul tant changes ln lhe 

composition of Whltehorse's population have contributed lo the formatIon of 
.. 

several populations. The several populations of Whlteho~se can b~ categorlzed . 
ln terms of demographlc characterlstics (age, sex, mantal status elc.). 

occupational grouplngs, employment in' one of the major industries of the city, 

residential location and "time. At eaèh.p.articular bme the clly 1511 

collection of diffe~ent populations with different lifestyles. Llfcslyle 

. 
disting\1ishes among many different groups .aLmg Imes of _~nterest, lnvol vement 

o . 
in various activities and their resource allocation. It affects the use of 

:Ume and space, social actlvities,' leisure and recreation. deflnllions of 

---

, 

priyacy, degree of interaction desired, the importance br the dwelllng a~d 
, 

various fac~ts of the city (Rapaport 1980:67-86). Along these Iines lLfestyle 

can be defined as the configurationDof roles which individuals choose to 
Q 

emphasize from a larger number of posslbilities open to those of simllar 

"basic" characteristics (Michelson and-Reed 1970:18). While demographically 

similar groups can differ profoundly in terms of lifestyle, olhe~ 

dissimilar groups can share one lifestyle. Knowledge of people's interests, 
( 

the~r involvem~t in various activities and their resource allocation can have 

a profound importance in determin!.ng the spahal characleI"Îstics of theae 
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activitie~, how they relate to the type of house they requfre, t~ t6e use of 
. 

residential land and to urban development in-general. 
(\ 

From a chronolo~-historical viewpoint we will attempt to describe 

the spatial distribution of several populations of Whitehorse through two 

penods: 1950-1960 and' 1960-19al. These osen because in 

lhe rBec:ond period an identifiable change oç:curred 
p , 

of the different populations. The change occur~ed for a variety of reasons, 

the Most important being the emerging g6vernment policies concerning urban 

growth. 

o 
The 1950-1960 period is chara7ter1zed by residential segregation 

'/ 
according to employmç~t in a particular lndustry, income and status. For 

o 

example, the Amerlcans bUllt residential areas ~C ho~se their personnel. These 

areas were then taken over by the Canadian military. Tfe general .\ 
. ~. 

institutional unconcern for ~hitehorse as an urban centre continued and new 
. 

housing for lovernment personnel was built outside city limits. This 

reinforced a work-associated pattern 

residential areas were offered to a 

of segregation. ~epàrate high quality 

speciali~ed, ski{led and educated work 

force as the p~ime attraction to an undeveloped area. 

During this period the city had two distlnct areas: Lower Whitehorse 
il ~ 

and Upper Whitehorse (cf. Chapter 3,qFig.3.20). Lower Whitehorse consisted of 

the main townsite inside city limits. It housed ail the local entreprenurs and 

people employed in the trade and service sect or. Riverdale, a new planned and 
o 

serviced subdivision, was added to Lower Whi~ehorse in 1956'. It e~erged élS a . J 

new federal government area but was open to anyone who could afford to build 

therJ up;er :.lhitehors e cons i sted or ,Camp Takhini, Hi llcrest and Valleyview. 
~~ .. 

This area housed the Canadian military and their rami1ies, the Royal Canadian 
~ 

Air Force. and the employees of the Department of Transport and the Canadian 

l 4 / . 
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Northern Telegraph, a total of about 1,200 people (Lotz 1961). Near th& city -----
but outside its limits was the Indlan Vllla5e. The extensive squatter ~reas, 

o 

Hollow and 8th Avenue surrounded the Moccasln Flats, Whiskey Flats~ Sleepy 

city on the peJiphery (FIg.2.16). At the end of thlS period new SUbdlvl(lons 

income-pe~ who coulà not afford the services and intended for lower 

building standards of Rlverdale were opened up along the .Alaska Illghwoy. 

Béginnlng with the early 1960's a graduaI change occu~red due ln 

emerging government pollcies. Programs su~h as squatter removal ~nd 

. 
relocation, urban renewal, public houslng and residential l~d use planning 

were init1ated. These will be discussed ln detail ln Chaptel 3. These programs 
/ 

( 
prod"ced a regrouping of th. d1ff.~ •• nt pOPulatn~~e cholce of _ 

residential environrn~nts was offered and the opportu~ arose for a grenter 

rnix of POPUI~. Residential a~eas were not restrlcted dlreclly or 

indirectly to certaIn occupational, industrial or incorne groups. In fact, a 

1 

~ix was en60uraged and planned. A medium-density residentlal aren was opened 

in Ri~erdale, sewage and water and a more ur~an Chara/ter wer~ lnlroduced in' 
1 

Porter Creek (one of the Alaska Highway subdivIsions), the squatter population 

was partially relocated to public housing downtown, government employce 

hbusing was gradually phased out and the housing units sold on the open 

market '" Along witho the effects of these changes the residenllal areas of 
\ . -

(J 
Whiteh~rse as everywhere else took on some individuality relafed lo lhe type 

and size of the-population already there; local physical environmental 

• character~stics, such as landscaping, 'vegetation, JoPOgraPhY, Vlew, exposure, 

distance from the town centre and employment, the type and q~ality of 

buildings alrea~y there and the quality and amount of service~. 

The co~temporary spatial ~nd demographic characteristies are 

associated with specifié lifestyles. While lifestyle 15 a criterion for 

o 

/ 
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Source: J. Lotz, )965 

Figure 2.16 The Bquatte~ a~~as of Whitehorse, 1961 
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separation or clustering by cho}Ce, income i5 one of the'means of achlcving 
.. 

separation, A city is a collection of different popul~tions whoJcluster 

according to tl;leir lifestyles. Different places-in the city belonp~F, 10 

-----aifferent groups symbolize and lndicale the predomlnant charadcl"lsl ICS and 

orientation of that group. Four cOmmon Ilfestyles which affect cnvl{onm('nlni 

preferences have been proposed by Moore quoted by Rappaport U977:~n.) and can 

. ' 

be easlly identified,in the various residentlal areas of Whltchorse allhollE!.h . . 
, . 

they obviously overlap in many respects: 1) consurnptlon-orlenled, 2) 

social-prestige oriented, 3) famil~-orlented, and 4) communlty-~rlented. We 

mlght specify as type examples Riverdale for the consumption and 

socia~prestlge oriented, Porter Cr~ek as farnily orlented, and lhe lndian 
.1 

Village as comrnunity orientee. ln the Whitehorse context wc can probably 

define also a frontier-oriented lifestyle as a fifth, and Include in it sorne 
----

of the ~eople who live in th~ squatter areas inside and outslde the Cl'! 

limits, and on small-holdings at the outs~irts. Many p~ople snem to 'live -- . 
outside but come into town for work, acl?oollng or .shopplng, -' These "fronlier" 

.. , 
people have increa~ingly suburb~~ service needs. 

. 
Whiteharsé resident~~especi~l1s the more perm~nen11y settled, share 

traits necessary for northern Living -- love of land, nature, w~Jderness, 

outdoor lif~ andi~dividuality. Frontier lifestyle is a heightened version of 
~-----

the above traits and is reflected in the use' of free time wost ~f~hich is 

-* spent around the h~ or on the piece of lan!i one owns. Frontler lifestyle , , 

is also reflected in the wi4espread Qwnership of various types of~vehicles, 

fishfng and hooting equipment, such as trailers, canoes, snoWlnobiles and guns. 

At the 5ame ~'time elements of s-outhern suburban ameni t ies such as a full range 
, ~ 

of municipal servJces, transportation to schools and recreational facilities 

are also greatly appreciated. 
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Lifestyles reflect an im~ge of an idea! life which springs fron a set 

of expectations. Images are composed of bath facts and values. Images are 

subjective aU'd have different dimensions: spatial, temporal, relationa"l, 

per.sonal, and emotional. Both. images. 'and ~values pJay a maj,or role in 

evaluation and preference in selecting one's environm;nt, including habitat 
, 

selection. andyesi~n. The success of environments depends on their .cîngruence 

with appropriate images. At a global level aifferent groups May share a' single 
'" IJ, Î 

preference and image dystem. Thus it appears that in the United States and .. 
Cfonada for at least the last 50 years the suburban ideal of the single-family 

\-' , 
1 

dwelling and midle-c~ass images of family life are held by Most ~oung people 

regardless of race, family background, climate or currènt place of residence 

(Rappaport 1977:53). ~Suburbia symbolizes~he attalnment of fr~edom and 
. . 

Identity" it reflects a? Ideal of the naturai environment free~tress. Thi~ 

is an image that almost aIl the residential areas of Whitehorse share, their 

different cha~acteristics being merely variations on the same theme. 

On the one hand there are the interes1s, values, people's images and 

expectations of a life style. On the other hand are the conditions securing 

what is realistica)ly attainable. Incorne ls a way of'achieving c~rtain aspects 

of a lifestyle:-. On an>other level lifestyle is inf~uenced. ta such a degree by 

the local natural physical environment that ~he environment becomes a 

component of it. The climà1~ of Whitehorse, its landscape, vegetatio~ caver ..,. 
.and topography, and isolation bec~~ integr$l to the local lifest~e. This 

• 
requires a great deal of adaptation from botb the population foreign to it and 

, 
tôe urban planners. These two components of lifestyle - i~come an~ physical 

-. 
environment - have a significant effect on a residential area or on a city as .. 
a whole. Wheth'er people and p}anners in Whitehorse have adapJ:êd to ,the local 

." 

• 
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environment and what forms this adaptation' has taken in terms oi. residential 

planning wi11 be discuss~d in 
,..r~~ç 

~Ç'I 

Whâ1: -nas.- been worthy 

the followlng chapters, 

-' 
of notice Slnee the 1960's lS the element of ... 

choice. For tî1-e major~ty of Whitehorse resldents, of high and medium Incomes, 

since the mid 1'960'5, the' trend towards greater choice in residentlal location 
~ -

in a fr~mework of planned growth i~ signiflcant. However, there wert times 

when certain choice5 were nbt avaiiable to certaIn groups. A good examplc lB 

tpe eas~ of the Indirn V,illage. While low:income hou·s1ng was available in the 

city since the éarly 1970'5, the lndlans were reluctant to leave,famill~r 

surroundings and people, however unsanitary and psychologlcally unseltling lhe 

Indian Village might be. 

Lifestyles imply attitude$ toward land resources. The ava11abilily 

*' 
of relatively cheap residential land combined with higher incomes, the trend 

J 

of self-building and--the prevailing frontier atùtudes such as fear of 

clustering, l~~s ~~ privacy and indlviduality, have fostered a general 
.. 

expectation and demand for large parcels of land fOT exclusive individual ~se. 

White Yukoners were bitterly opposed to the federai gove~~nt land 
--r 

policy of 1978 aceording~ to·whieh the federal government wo~ld transfer ~land 

to the Yukon Territorial government on a need
a 

only basjs' as ,'Opposed to the 

former poliey of large Block .Land Transfers. During a Legislative assembly 

debale a member of the Yukon l~gislative assembly was quoted: 

"If they don't give us land, let us get out and 
d~ive a peg in the land, and say take lt and sit 
on it, until such time as they do, instead of 
fooling around" [39]. 

• 

IL.. 
A 1978 opinion ,polI conducted"by the Yukon New'Democratic Party rev~ale6 land 

as a major t~rritorial issue~ The weight' accorded ta baBi~ issues in
L 

the 

Yukon i5 shown.,in Table 2.9. Land occupies th'\r'first place", followed by the' 

--
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pipeline and Jobs. ExpllC1t concern for housing is,minimal.· Provlncial 

st atus. lhe main polltlcal Issue of lhe l~rrltorlal government and also a 
(j 

> 

land-related Issue, dld riol present! ltself as a major concern[40]. 

Budon' 5 (1977) study concernlng outdoor recre~ilon ln the Yukon 

glves eVldence lo substantlale the Yukoners' prevalllng ideology concern1ng , 

land. Y/hile the sludy deals wlth outdoor recre;Uon it is assumed that the 

people o~l~ehorse have slm1lar attitudes toward urban plannlng as towards 

\ 

lhelr wllderness. ln my 1nterpretation, however, ln the cuty and ltS 

perlphcry they want rlghts to a more exclUS1ve use and private ownershlp. They 

do nol see thls as a contradiction. The people of the Yukon expect that the 

vasl space they use for recreatlon pe unllmlted and uncontrolled, that lt be 

publ le land and go on belng public. They expressed a preference for l1mlted 
& 

recreallonal serVices ln favour of a relatlvely unplanned envlronment. "1 

.don' 1 want to be tol.d what l can d~ and where J muc;L stay .•. Leave us alone to 

enJoy our natural wllderness ... _.Don't organlze US •• ;If These were f!requent 

st a t 'emen t s . They reflect the present reallty of the territory as one of the 

< ~ 

few places left on the North Amerlcan continent where the urban recreationist 

IS fP1:e io move almosl at will i,nto a vast unplann~d natural environment 

(Burton 1977 .. 167) . 

.. Burlon also found that while a11 of Whltehorse 1 s residents live an 

urban Ilfestyle, they retaln an affinity for a~d a relationship to the natural 

envlronmenl WhlCh is generally not foun~ in the more highly urbanized r~glons , t 

of soulhern Canada. Thls is reflected in the kinds and volume of outdoor 

recreatlon actlvity' they undertake. Yukoners, Whitehorse residents included, 

partclpate ln outdoor recreation activities proportionately more, and more 

frequently tha~ Canadians as a whole. For instance,15% of Canadians go 

canoeing at least once each year, 27'1. of Yukoners, -27% of Whi'tehorse 
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-- Table 2.9 

Major YukGn Issues - Opinion poli. 1978 

-

Land 
PIpelIne 
Jobs 
PrIces 
ProvincIal status 

Yes 
No 

Educat Ion 
Al coho l & Drugs 
Bureaucracy 

J~es 
,/ Envlronment 

Hous l ng 
WeI fare 
Transportat ion 

0 

./ 

0 

Source: Whlt:ehorse Star, 2~ June 1978, p.3. 
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resldents; 20'% of Canadlans go tent campIng, SOi:. of Yukoners. 48·/. 01 

Whitehorse resldents; 45% of Canadlans go drlVing for~leélsure and 

picknicklng, 77% of Yukoners and 79% of Whltehorse residenls. 

--.. 
ThIS high rate of partlctpatlon lS eVldent only ln the summer monlhs. 

Burton found low partIcIpation rates among Yukoners during lhe wlnter tlme. , 
Whi1e ln the summer they tend to lise man~ different places and lo travcl 

fartller, Whitehorse residents participating ln four wlntertlme acllvltlcs 
{ 

tend to do 50 in one place regularly; for examp1e. they go cross-country 

J 
skiing in the Whitehorse area. 

The recreation study regarding the use o"f facll'ltLCs and serVices and 

the satisfaction and dissatisfaction wlth outdoor experlences found two types 

of conflicting views and activity~pat~rns. One group (28i.) want no minimum 
" .. 

development and the prohlbition of the vehlcles in Kluane National Park whlle , 

others ·(17.7~) want more and better trails, and more and better vehlcle acce~s 
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03.35). The two dlvergent
Q 

opInIons probably represent the same groups of 

p~ople as ln the urban context. On the one hand, a group of people accepts 

,,-- t t<)o challenge, hard life and frontier-type lIvIng, while another group expec s 
~ 

lIve the same way as anywhere else ln Canada, they came to the Yukon on a 

semi-permanent basis on the condition that they be provided wlth aIl the 
. , 

amenities of southern Canadian urban centres. The reconcillatlon of these 

conflictlng Views appears to be one of the major tasks preseptly faclng 
Q 

o 

planners ln both urban and recre~tlonal spheres. 

.. 

Summary' local expression of demand for land and housing 

o 
o 

The economlc 1well-being of the Yukon lS exposed to the instabilities 
• 

of the minlng Industry. -While greatl~lnfluenced by thlS instability, 

Whltehorse during t~e last 15 years has ~njoyed a more stable existence, due 

to the presence ~ the seat 

Respons\bilit y for 

" ~ 

of the fe~eral and territorial governments. 

the use of land, for urban growth and the 

provision of housing in Whitehorse and its vicinity during the period studied 
D ' 1 

Was greatly influenced by the evolu~ion of self government in the Yukon 

Territory. The flght for 
f} 

more power and more land has made the regional _ 
" ~ 

planAin& function and the transfec of land ~rom federal to territorial 

jurfsdict{j:1on a political process of a questionabJe nature. The lack of a 

concerted approach to the use of land for urban gtowth on the part of the 
!il 

three levels 'of government originates in a conflict of interest based on the~ 

}tirisdictional aspect of land. 
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" While the city is required ta develbp a PO~lcY,regardlng urb~n 

growth, thlS policy always cornes face to face wllh toerrilonal POllCy. The 

territorial government's pollcy is more pollllca! ln nature whlle the 

munlcipallty tends to deal wlth urban growth o~ : functlonal and flnanclal 

basis. Though the cooperative nature of pollcy maklng was repeatedly slresscd 
Cl 

especlally ln recent years, lntergovernmental conf 1 let and conf Il ctlng 

deciSlons are part of ~he urban growth process. 

From a resldentlal planning pOint of vlew Il lS essenllal 10 fOlcsec 

the spatial shlfts ln populatlon g.foupS and plan the remillnlng undevclopcd 
, ' , 

resldentlal land accordlngly. As the present resldenllal :Jlcas an~ fully 

developed, further changes will occur. When purchasers of lhe onc~ cheap land 

sell thelr property, the new owners will necessarlly have hlghcr Incornes than 

dld the original ones. From a resldentlal plannu{g pOlnl of VICW It lS 

essential t..~ .. Jor~see the spatial Shlfts of population groups and plan lhe 

remaining undeveloped resldentlal land accordingly. However the conllnuous 
----. 

availability of cheap residential land has the tendency lo kecp house prlces 

down and foster extens ive land us"e. 

From the very slowly changing nalure of the data on age structure, 
~ , 

sex, occupational composition, family size and geographical ongln" ît is mosl 

probable that the type of peopÎe who wi 11 be attracled to lhe Yukpn a_nd to 0 

Whitehorse in the near future will ha~e characteristics slrnlJar to lhose who 

already live the~e. However th~ size and age of the populallon al any one time , 

will be determined by the prevailing economiê situation. Whlle the population 

~rom an inéome point of view is more homogeneous than,ln mosl urban 

settlements in Canada. It is exposed to sudden changes ln Incarne, ma~~1ve~lo8s 

of jobs and seasonal unemployment. NatIve people do not fufly share the high -o 
incomes, and re~resent the most important element of heterogeneity. 
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These popuiatlon-related factors influence the demand and supply 

sIdes of the housing market, affecting in t.urn the urban growth pattern 0J . .;.t:he 

CIty. WhIle housing demand can change more rapIdly, supply changes more 
1 

-~-- slowly. The analysis of the changIng ~e~~ and demand and'the means to suppry 

land and houslng ta the grawing CIty Eollows in Chapter 3, 4 and 5. ~ 

o 
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normals, Temperature, 1951-1980', Canad1an Governmenl Publlshln~ Cent le, 
Supply and Services, O~tawa, 1982. 

5. Environment Canada, Atmospher1c Environment SerVice 'Caoadlan cllmatt' 
normals, Degree days, 1951-1980', Canadlan Governmenl PublishlnK (entle. 
Supply and Services, Ottawa, 1982. 

6. A1r quality records, Whltehorse, Environmenl Canada~'Envlronmen! 
~Protectlon Service, Yukon Region,< ~hitehorse. " 

7. The impact of the Second World War on the economy and population of Ihe 
Yukon is dlscussed by Rae (1976:53). For land use ln thls pcrJod sec 
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CHAPTER 3 

( 

" 
RESIDENTIAL PLANNING AND LAND DEVELOPMENT 

(' 

. 
Because most of the land in Whltehorse 15 publICly owned a~d 

developed by the government, the plannlng and ImplementatIon potenllal of the 
-itr , ,-

public institutlons lS greater than ln MOSt clties ln North America. 1 n l he 

absence of an active land market ta gUide land de~elopmenl. alternalive ways 

had ta be explored ta dlrect the course of urban growth. The lnlerest and lhe 

significance of ,the present study Iles in thlS pec~llar Eealure. lhlS unique 

property of Whitehorse has ralsed. certain questions and Ilnes of lnquiry, and 

" glven rise to certain expectations as ta the pattern of evolullon and the 

possible contradictions in the residential history o·f Whltehorse-. lhe ma .... l_o_r __ 
,. 

objectives of the cha~ter are the identification of the princlples WhlCh 

guided residential development and the consequences of government l~volvement 

in the land development proce~s. 

The lines or inquiry pursued here and ln the followlng chapter are: 

(W In what ways is urban growth dependent on land development policies of the 

federal and territorial goveTnments? Who are the actors, the inte~st groups, 

the decision makers? Who,plans? I~ what ways are demands and consumer 

preferences expressed? Why have 50 Manny planning recommendations been 

shelvedZ (2) In formulating an urban growth pollCy, was dhere a conscious 

colle~tive effort on the part of the three levels.of government ta foster 
~ 

urban-growth in the spirlt of the basic need for a city ta be economically 
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bUllt and managed?-At what stage of the. development did issues of economic 
, 

efflciency SiJrfac~? In partiçular, are questions of e.fficient provision of 

utilites achleved? 15 energy-efflciency seen as a problem of urban design? Was 
~ 

• there any concern with the question of who bears the costs of urban growth? 

(3) Approaches to plannIng and urban growth have a differènt meaning for 

professional planners, the several levels of government, and for reside~ts 

from varlOUS socio-economlC groups. WJ;1at w'ere 'hese dlfferences aud how were 

they deall w,th ov~r the yea,,? What were th:{r 'pr=:-goal.? Wh.t were their 

Ilmltatioïs? (4) ExperIence has often revealed errors ln ear1y problem 

501vIng. fan Wç detect a le~rnlng process by which Iater problems were better 

resolvëd? 

The present chapter 15 organised in two parts. The first part, 

more general in nature IS an account of the stapes of residential growth, and 

the changing role of the different levels of' government. 
/ 

The second p~rt 15 a 

description of the ,various residential areas from a' land use point of"'View, ,-
evaluating their strengths and weaknesses and looking at the principles of 

deve I opment ai-' work • 

The stages pf pesidential gpowth , 

There are three well-defin~d stages of residential d~velopment in, 

Whitehorse. The 1940's and'1950's can be characterized as explosive growth 

without foresight. A concern with planned growth and the formulationDgf some' 

e 

o 
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pOllcy of land developmen\ ~merged ln the 1960'5. A new burst of ~owth in the 

1970's brought out serious tontradictlons in the planning process. 

The 1940's and 1950's: (1f'owth without fOf'eslght ) 

The 1940'5 and 1950's we~e characterlzed by an acule houslng 

~hortage, wldespread squatting, and un-cdordlnated extenSive land use and land 
, c 

development. 

Followlng a long period of stagnation, Whitehorse, than a quiel Lawn 

of 754 people, became in 1942 a miltary boom town. Because of Ils strateglc 

position during World War II, it was selected as an aIr base site. The U.S. 

mil~tary and the accompanying temgorary p~latlon of approximately' 30,000 

altered the physical la~out of the town and its surroundlngs. Durlng this 

growth period there was no concern for orderly development: zoning 

regUlation'~Ui~es: or ~ervi,es .urh as po,,", ari":'watc,. Va"nt land 

in the townsite was taken for bar~acks and warehouses[l]. lnsufficient space 

inside the city was compensated for by the cana~vernmenl which created 

the "Milltary Reserve" on top of the escarpment (cf. Fig.2.7), thus expanding 

tbe town beYQnd its origln~l c~re area. While military personnel w~s taken 

- care of, the civilian population had te find its own housing. Newcomers and 
-~--

transients established a new sq~atter,area - Moccasin Flats - on the river 

front, and subsequently occupied every possible gap in the townaite, 
'0 

disrupting established residentia areas ând zoning. ShaCKS and subslandard 

dwellings were built under 
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By 1945 the population of Whitehorse has decreased to 3,680, but it 

was st~ll five tlmes thàt of 1941. A percent age of the military was living in 

temporary barraj-'k-type accommodation. The large number of people associate,p 

wlth construction activities had left, with only the maintenance operations 

crews ~emaining. Permanent houslng with sewage and water was then constructed 

for the mllltary. ln 1946 the D.S. mllitary left and Most of their functions .. 
and their housing were turned over to the Canadlag government., The Canadian 

military presence relnforced the pattern of urban sprawl, since in 1948.apd 

again ln 1951 residential areas ln the mllitary reserve were expanded against 

the wlshes of the town administratlon and its population[2]. The military 

residentlal areas were self-contained units with their own sewer and watèr 

S)!J! t ems; 
\) 

they consisted of seml-detached houses on large landscaped lots. The 
./ 

area became known as Upper Whitehorse, while the city prope~ was known as 
.,' Jo • 

Lower Whitehorse (cf. Fig.2.7 and Fii.3.20 later in this chapte~). 

At the end oJ the 1940t~Lower Whi,tehors.had a1: plation of 2,000, 

an acute housing shortage, a lack of sewage and water fac ities, and dusty. 

gravel roads. Incorporation was seen as a first steP:in roviding' fpnds for 

'----. 
upgrading the deteriorated and neglected town. After three years of . 
discussion and (wo abortive attempts at incorporation, in 1950 the town was 

proclaimed the City of Whitehorse[3]. /The decisive fa~tor in its future ~ 
o 

deveJopment was the removal of the capital from Dawson in 1953, after which 

date Whitehorse, the new capital of the Yukon, experienced slow butc:onstant 
) .. 

growth. 

The acute'land situation could have been improved with the re1ease of 
, 

the large private holdings of the railway company and fhe clearance of the 

military barracks, but this potential sol,uHon was .not c~rried far enough, 
• 't ... -

probably because of the largest land ownérs' (British Yukon Navigation Company 
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and the federai government) political power [4) . The railway company sold 90 

lots adjacent to the 'escarpment, land already partlally occupied -by squatter 

shacks~ There were no desirable residential plots in the city for upper 

income peopl,e bec~, in the words of the terri-torial land agent . 

. "squatting was permitted by both the BrItish 
Yukon Navigation Company and the Crown. and by 
the time .lots were sur~yed the whole area was a 
mess" [cf. referencE!I: 4] . 

.J 

He suggested that the east side of the Yukon River be developed as ~ be\lrl 

planned and serviced residentlal {;ea. also sUltable for federal p,ovcrnmenl 

~ 
employees. Thus Wl th the development of R 1 verda 1 e the hous i np, short agc of the 

time was partially sol/ed. 

The fede;:adovernment had no pa'rticular solutIons 

land provision for development ln the viclnity of Whitehorsw. 

morandum to the Chief of the Lands Division, Department of-Norlhcrn 

and Natural Resources, the territorial lands agent staled: 

"The'public is clamouring for home sites in 
Whltehorse, which are not available, and~s an 
alternative, people persist in staking along 
bath si des of the highway i~both di recti q.ns 
beyond the boundaries of th~ airport 
reservatio Staking of various sized plots has 
been ca ied out in a higgedly-piggedly 

(5] . . 

" 

To p~t sorne/oroer in this unorganized, unplanned staking, the 
• • ) 1 . 

o 

territorial lands agent proposed h ribbon develoBment along the Alaska hlghway "', 

from Mile 920 to Mile 925. His proposal.was acc~pted. Between 1957 and 1961 

six areas,ln close proximity to Whitehorse covering 14"miles along the AlaBka 

Highway were declared development--- arec}s under the authori ty of the Arèa 

Dev~lopment Ordinance (Lotz 1961; Koro~cil 1978). 
\ 

( 
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In 1958, the City and its citizens, anxious to do, something about 

the deplorable physical and visual state of Whitehorse, préssured the Board of 

Health to conduct a shack remo'/al campaign. Over the next two years ail , 

were moved o~ evicted, and by 1?60 the subdivided part of the 

townsil was cleared. This did nor Mean that the squatter problem was soived. 
o 

tters ~e driven to the edges of the city, where they settled on 

low-lyin parts of the river fiat, ln areas lying' under the unstable 
Q 

Whitehorse a1rport escarpment and on swampy, uncleareè land (Lotz 

1965:166) (cf. F..f.g. 2.16). 

During the 1940's and 1950's neither the territorial government nor 

the municipa.li ty WaS preo.ccupied with the idea of an urban growth polico/. or 

with future requirements for land and inf.rastructure. Land development 
<9 

problems were dealt wlth on ,a day-to-day basls, satisfying immediat~·needs. 

By 1959, the Territorial Cnuncil and theëlty Council began to b,e seriously 

concerned with "future growth on a planned and economic basis't[6J. 

---
The "1960's: The beginning of ,efficient planning and policy making 

As a result of the concern of ~959, the Queen's University Institute 
=-----~~--- -

of Local Government was asked to investigate the"pl0blems created in and 

around the City of Whitehorse by federai areas and ~ther developments that 
, 0 

might be integrated into the City for orderly 

future~ The City Council and the Territorial 

P solutions would come 

.. ,. 

p1ann~nd dêvelopment' in the 

Couneil were convinced th~t the 

,-
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"methods of reorganizing the system of municipal 
government of the City of Whitehorse in the 
Yukon Territory, i arder to solve or aLlevute 
the problems cane rning municlpal serVlces and 
taxation created y the development'of housing 
for military pe sonnel in areas adjacent te the 
municipal boun aries of ~hitehorse and the maans 

" by which resultlng recommendations t'an be 
effectuatéd" (7) . 

The Queen's Universlty repor~ discussed the advanlages and 
~ 

dlSadvantages of the military establlshmerÎt for the well-belng of lhe c~and 

concluded that t~ mllitary was .. making a positive contributIon, subsl'anllaJly 

aiding the city's survival over lean Umes. ~hth regard t.o theu choicc of 

.-' 

location, as it affected servicing and the tax base, Inc,orporatloh wllhi~ the 
-<.lI.-. ""- 0 

êity was rejected, Whitehorse already had to contend with lhe inlcrferance of 
~ 

~ 

federal and territorial government. T~d more federal eslablishments would 

further undermine the city's power. Q 

Problems of municipal services and taxation,were nol seen lo be the 

direct. result of the es~ablishment of milltarY'housing outsld~' the city 

limits. The 
o 

problem waSt, seen tO'arise from the close proximlty~ of these aresa-----------
• <1 

eto the city- ·ThePmilitary occup'ied·excellent building sltes'and used a large 
1 

o 

amount of land for a small num~er of people. Because thls land.,w~s nol 

available, during the 1950'5, people were buying l~n& nort~·and 

the Alaska--.'Highwây', where land was cheap and taxe.!; low ... 

1 -J 
The rep~rt suggested;Xe concentratlon of future~developm€nt in 

city and the restrictioq of residential development outside those limits. The 

report urged the release of land not in use and the demolltion o} surplus army' 

" It a!so bui ldings to mie this .la~d ava~la-PL~ for 14es i~ential purposes. 

recommended housing devei'opment at cost, wifh squatters having firat choice" 

To protect the land outside city limits the Queen's University Report salfed 

.for a freeze on staking within a ten-milecradius of the town centre. Thi. 

, , 

, -. . 
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Clrcle was deslgnate2 the Whltehorse Metropofltan Area (Fig. 3.U. It 

. ./ 
recommende~ the preparation of a metropolltan plan ln cooperation wlth the 

City and a professlonal planner. 

The Queen's report made the pr9ctlcal observation that trallers were 

necessary as an alternative houslng form. It pOlnted out the need tO, 

regulate, llcens~ and control the location and use of trallers ln the city, 

and also wlthln the metro area. It recommended establlshment of a munlclpâl 

trailer park as a flrst measure . 
. 
I-JIth regard to thelr basIc mand{1te, to determlne "methods of 

reorganlZlng the system of municipal government", the Que'en's report 

reco!ll/llended that the CIty Councll be granted "the powe~ of approval or 

dlsapproval ln the flrst Instance ... " and further that City Councii be glven 

conlrol of the subdivIsion land within city llmits subJect to the approval of 

the Commlssloner. The Whltehors~ City Council untll then had had no say ln 

the subdIvIsion of land wlthln ItS own limits. Such decislons were made by 

lhe Commlssloner of the Yukon Terrltory and merely reviewed by. the Municipal 

(ounc 1 (. 

There was prompt follow-up on the Queen' s report. The Metropol i tan 

Area was defined as recommended; It included the the mililary reserve. 

Development was restricted to Porter Creek, th~ largest of its territorial 

subdivIsions. In January 1961, at the request of the Department of Norfhern 

Affalrs and Natural Resources, C.M.H.C. undertôok the preparation of the 

metropolltan plan. The city was not given any substantial ~ontrol over its 

land development. l shall return to that question aH-er- a quick look at the 

Metropolltan Plan.' It will be 'seen that the fâatures omltted from the plan 

are as important as the features included in it. 
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Figure 3.1 Whitehorse Metropolltan area boundarles, 1961 and 1963 t .~ 
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The Whitehorse Metrqpolitan P1an[S] lncorporated,a twenty-year pattern 
~ 

of future development.lt ls still the sIngle most important document affectîng 

lhe shape of Whitehorse. Whlle the recommendati~s were discussed at length 

[or elght years and sorne were changed to suit the wlshes of City Council1ors 

or the Com~issloner, they were large1y accepted and partia1ly imp1emented[9] 

The CMHC. study of land use as of 1%1 reports senous Inefficiency, for 
~ 

cxample ln the wastefu1 Size and locatlon of Industrial areas, commercIal 

areas, the cemetery and vacant land. The amount of land used for roads was 

consldered excessive. A quarter of townslte land was al10tterl te Industrlal 

an~ commercial uses; and another quarter (27%) was taken up by roads. City 

expansion to the north was restrlcted by the transshlpmen~ area and rallway 

sidings belonging to the BritIsh Yukon NavIgation Company (WhIte Pass and 

Yukon Rallway) which had occupled' the narrow stnp of land between the 

. escarpment and the river Since 1900. Encircling the town on the west and' 
Q 

nodh were the mll1tary and fe'deral reserv~, WhlCh took up a lot of 'Jnused 
1=:::::.. ~ 

land and forced development to the east bank at Riverdale and beyond the army 

resarve to the unserviced Territorial (or Highway) subdivisions. Although the 
• 

study points to general low use, misuse, and non-use of land, it does not 
o • 1 

mention the row density of housing and building in al! residential areas. 

The general aims of th~ C.M.H.SJùan-were to deflne a metropolitan 
~ 

area. to provide lan~ for orderly expansion ~nd overal1 development control, 

o 

to establish major use zones able to expand without undue conflict; and to 

J 

correct defects of land use and traffic. They operated on the assumption that 

the p~alion'of .Whitehorse wou1d ~each 14,000 by 1980. In fa ct it reached 

16.DOO. 

It was recommended that the metropolitan area defined in 1961 bit 

~duced in scope, as shown in Fig./3.1. The reduction was due to reasons of 
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topography, the ar.ea beyond the new boundaries not being slIltable for mban 

development. The planners suggested that ail future developmcnt ln federal 

areas be considered wlth respect. t.o lts impllcatlo,ns for the orp,anuetl 

developrnent of the Whltehorse area, and that lt conform to the mellopoillan 

plan. It re-stated the Queeft's University suggestion lhal of the flvP Aldska 

Hlghway subdivisions only Porter Creek be allowed lo expand. and Ihdl ..lI 1 

residual land' in the metropolltan area remain free from deve 1 o pmI.' Il 1 1'\, Ile 1 

Creek was to be ~e~eloped as an unservlced ar~a of low denslty and 1 Imll~d 

population ClODO to 1200 pepple), whlle Riverdale and the Lowel WI.'51 IOWllhllf' 

were expected to house the rest of ~he populatlon[lO). 

The Whltehorse Metropolltan Plan was, weak ln IWQ respect!>: (J) Ill(' 
\ 

existence and future ofl the Indlan Village was not addressed.' Il was ilSlImed 

that Hs population would lntegrate lnto ln the ctty éJnd lhe land occupled hy 

the Village would be freed for lndustrial use. (2) There wcre no dctalls 

given on the density of development of th'è resldentléd areas. Land lise ln the 

residential areas was not related to the housing'and population densJly 01 ID 

hous ing type. 

As an outcome of the new restrictions on lan~ inslde the 
~ 

~ 
metropolitan area, dem~nd increased for land outslde it. In the abscncp of 

regulations, people settled on varying sizes of 'parcels lmmedlé:i!ely OlllSJd<.t ... 
the controlled area. The people who settled outslde were former squatlers who 

needed a piece of. land and could produce only a substandard dwellln~, people 
..s 

who wanted to live in a more isolated area and people who ~lshed lo carry out 

sorne fO'rm o'f agriculture (11] . 

-To implement the Plan, starting in the mid-60's the territorial 

government was given more control over land,policy and regul~tlon ln the 

Whitehors.e area. Crown lands were transferred to the jurisdlctiGn of the 0 
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terrltonal government, anq, in 1970 a "development control zone" was set up 

surrounding the CIty, with suffieient area to enable projected ex~an~ion for 

10 years[12]. The City's own land plannIng responsibllities were, however, 
---- < 

very limited. It approved and checked constru~tion starts.under Its own zoning 

aiid bUI).ding by-Iaws. The territorial pepartmoat of Municipal Affalrs 

s)rongly believed that the matter of subdIvIsion regulations was a territorlal 

mal t er and not a municIpal one [13]. The role of the Department included 

gUIdance, advice and "co-operation". 

The territorial gov~rnment and its De~artj;nt of Municipal Affalrs 

as a part of lts increasing responsibility and power started work on a new 

land pollcy:-The major questions of land policy were the mannèr ln whIch 

deClslons were LO be made, what land ~ould be sold at what ti~e, what would be 

lhe standard of services, and the prIce of lots and zoning[14] , in short land 
.> 

leg'islatIon. land development and land dIsposaI. AlI concerned accepted the 

1963 CtîHC recomm.endatIon closing the four Highway Subdivisions, restricting 

de~elopment to Porter Creek •• developing Riverd~le, and encoura&ing a more 
~ , 

compact and efficIent land use on the maIn townsite . 
. ' 

From the pOInt of view..,of legislation, the-tfansfer of Crown land 

wlthin the metropolitan area to the administration and control of the 

tèrritori~J- government ~s a major step forward for the Whitehorse area ln Hs 
o 

search for- control over ItS own problems and priorities. Land development -

subdivision and servicing -- b:came the full responsibi~ of t~e territorial 

--government. Land in the- Whitehorse metropolHan area could no longer be sold 

~ntil it was subdivided and surveyed. 

. ' 
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The 1970~s and early 1980's: Contf'adfcUons emerge ' 

The dl~ection of land development in the 1970'5 was Influenced by the 
.. , 

enlargement of the area and power of the city and by Increased demand for 

/ . 
land due to economic growth in the territory and ln anticIpatIon of the 

• J,l' 0 

constructIon of the Alaska HIghway pIpelIne. Large sections of federal land 
<f-

north and south of the enlarged city were transferred (Black Land Transfers) 

tl? control of the t.erri torial government. ta aIL ow for more aut onomy and 

responsibillty wlth regard to'community develop~ent (Flg.3.2).> 
y 

At the same time the federal government restricled the availabiiity of 

cheap land outslde Clty Ilmlts. The restrIctIon was Inlended ta be le~porary 

until the federal government could sort out admInis(rallve and J~rlsdiclional_ 

concernlng thlS land, ln particular the Indlan land clalm. As J t enlarged, the 

City of Whitehorse was expected to be able to accommodate aIl types of 

residential needs. ALI leve}s of government became more sensitive ta 
8 

environmental degradation and to the costs of servicing dJspersed settlements. 

In the": 1970's each' of the three l\evels of government worked out its respective 

land development and growtW POllCY. While the jurisdictlon of the three 

levels of government did over1ap, in man9 cases their land pollcies did not 

complement each ~ther. 

After several attempts (1960. 1963, 1966, 1967) at enlargémenls, th 

1970 the territorial government made the city boundarieE of Whltehorse 

~denticaJ with those of the metropolitan area. The goal was unified and 

~ effective control over urban development under a single r~5ponsible municipal 

government. The City, with a population of 6,000 on two square miles, wa, 
, 

~xtended to more than 160 square miles, incorporating Il.OO~ peop~e. In this .. 
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extremely large area most of the development was concentrated l~pockets 
1 

within 4% of the land area dispersed along the Alaska Highway (Figs.3.! and 

Fig.2.2). Due to t.he dispersed nature of settlement. wlth wldely fragmcnted 

and different leveis of serVlces. the boundary extension was nol ln the 

Clty'S financial lnterest, but the extension removed duplication of SOtVIC~S 

and brought some economies of scale[IS]. 

Along with full responslbillty f 

gradually gain·d a degree of JOlnt responsibillty th the lerrltorlal 

government for urban planning. AlI the undeveloped surface land slayed ln Ihe 

territory' S ownership, and the territ.orlal Department of Local Governmcnt 

acted as developer. Development. plans were hencefort.h prepared lhrough 

cooperat.ion between the city and the terrltorLal gDvernment. wlth the help of 

outside planning consultants . 

. The city of Whitehorse, having been great.ly enlarged ln area and 

respon~ibility, had to work out its urban growt.h POI1CY. Specific city tasks 

pertaining to the growth policy were housing problems and public works 

investments[16] • 
• . Il . t 

From a muniCipal flnance and user cost point of VleW the 

~ci ty' s planning consultants (Central Interior Planning Consultants Ltd .• 

Prince George, B.C.) recommended a "fill in" policy, to develop the vacanl 

. 
land in existing subdivisions. The planners also recommended more medlum-

densit.y hoysing and a reduct.ion in size of single family !ot.s(17]. 

In 1976 the City commissi~Stanley Associates df Edmonton t.o prepare .. 
its first officia~ community plan. The Most import.ant locally perceived 

objectives for the plan related to t.he ext;ri1 of coordination among the three 

,leveis of government and the improvement nf Ian"d use policies(18). The 

planners recommended that future residential development be direct.ed t~ areas 

which could be economically serviced and which would reflect th~ lowest. 

# f 
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p~ssible user costs. The cltYlrranifested a concern with respect to the proper 

1 ocall on _of higher-dens 1 ty, res làent ial development. Medium-dens i ty 

developments in Rlverdal~ and downtown had a hlgh concentratipn_of low-Incorne 

" 
housing and lack of usable open space. The concept of neighbourhood 

resldentlal development was first proposed in this plan. The "neighbourhood" 

should accoommodate a population of about 3,500 people, and have as a focal 

pOlnl an elementary school and nefghbourhood'park. Multiple-family housing, 

generally ln a town house(e.g.row house) configuration should be close to the 

cenlral park and school. 

The planners noted that mobIle homes, formlng 11% of the houslng stock 

wlthin the CIty, were poorly located ~nd planned. These homes were not 

moblle, but a form of lnexpensive pre-fabricated houslng. Recognizlng that 

people inhabiting mobile homes needed the same convenlences as in conventional 

areas, the planners recommended tha~ the new residential areas accomodate 

mobile homes, and that discrete areas be designed for them. The planners 

ldentlfled.twelve areas Jor future urban development (Fig. 3.3). These were 

sel'ected on th~ basi~ of amenable topography and top soil conditions, existing 

1 

Infristructure, and on the scalé requirement of population of 3~500 per 

neighbourhood. Of th~ twelve areas, 1 and 2, Riverdale and Porter Creek were 
, ~ 

already committed, and Area 12 and Il were inten~to be rural in nature and 

not provided with public municipal services. Taking into consideration the 

major capitaL cost factors and. maintenance and road user costs, the planners 

concludeGlthat Area 3 would provide the lowest maintenance and user cost, with 
\ 

Area 4, 5, 9 and 10 ranking second. The alternatives were not assessed from 

IP 
any point of view other than the a unilateral financ~al one (cost of 

s development). No evaluation was. made of their suitability for certain -. 
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categories of people, for certain bullding types' or houslng denSllies. or land 

use capability. 
/ 

.li-
Foll'owlng the gUidance of 1 ts consul tant planners. the 1976 corri'munll y 

plan and the utilities and roadways engineering analysls done ln 19~3[191. th~ 

city adopted astringent p011Cy of focusing its growth or thf eKislln~ 

servlced subdivlslons. Dunng t;ne 1970' s the city acted as a gcncrùl 

contractor for land development whtle the terrltory's Departmcnl of 10CQ~ 

Government remained .proJect manager: with responslbllity for desq.',n onel flllldill/l, 

approval[20] • 

Rapid economlC growth due ta minlng and the preparall0n for 1 he 

construction of the Alaska Hlghway plpeline contrlbuled to massIve l~d 

development in the periodl'9i7-1-979. During the ;all of 1977. dev,(opers." 

re~l estate agents, business people, and prospective home owners becamo 

alarmed over the possibility of a population boom and the scarclty of 

residential land. The alarm was fûele-d by speculat ive lot buying ln 

Riverdale: in 1977 twice as m3flY people lined up for lot buying lhan therc 

were lots a"ailabl~-[21]. The private construction Industry was afrald thal 1 f 

the town di~ not prepare for the. boom, l,.rge scale developers from outsJde 

would take the construction jobs [22] . While ii was difflcult lo meel the 

temporary demand for land and housing ln 1977. ~la~nin~ and servicing ofao 

residential land had been progressing and hindsight shows thar a more tha~ 

adequate supply to 1985 was in the process of belng planned or devel-e-ped .. The 

budget for' land development was multiplied in each year between '1976 and 1979 -=----

(Table 3.0. 
/ 

--- The city and the territoriaf'gOvernment were prepa'red for a boom WhlCh 

did not materiallze. Several socio-economic and housing studies ~CIe made to 

forecast impact~ of the pipeline construction[23,~4,25J. Populatlon growth 

\ 
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Table 3.1 

Land development budget, 
Yukon, 1976-1984 

? 

Year ~Budget for land 
development (S) 

1976 500 000 
1977 2 000 000 
1978 4 000 ,000 
1919 10 000 000 
1980 Il 510 000 
1981 8 500 000 
1982 6 000 4 000 
1983 5 000 000 
1984 4 ·000 000 

0 

" -

Source: Land development, YGR, fi}e '2840-2, VA, Whitehorse. 

was projected with the aid of an economic model; and housing requ~rement 

forecastt were translated into residential lot requirements. The forec~st~ 

were based on types of dwe~lings occupied in the Y~kon by age of household 

head, but they assumed that the relatIve distributton of income among age 

groups would remain unchanged. The territorial government (Department of 

Local Government)issu&d a Green Paper (1977) on land policy, :t~ting their 

intention of developing land in excess'of maximum·projections(26). 
~ 

The ~trategy was to fill in1the residential areas inside the 

municipality, to develop new land in the controlled blocks at the edges of thè 

city, 'and to permit some ~trolled priva_te land deve10pment alongside public 

development[cf. reference 24]. By making available lots for_~hose'wh~ might 

want to settle in the Yukon, the territory sought tb influence the stabilily 

of .the population and the Yukon eeonomy ali a whor~. While the policy 

accom~o-ëfated the needs' of a region with a growing-economy, it was not changed 
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once the e~nomlC situation was reversed. wRen people started to leave and 

those who stayed had less 'money" for land and'new construction. 

By May 1980 the "land short age" experiencéd dudng the pre-pi pel ine , 

speculation was over. In 1981' the Yukon territorial government was faced wlth 

an invenfory of 700 developed lots[27). when 10% pf the houslng slock was for 
\ ••• , 'c'-

sale. The terrltorial governmen~ exerted pqessure on'the city to agree la 

Elacing.the lots on the market. The City, doubting ~hat lhe lots would be 

. 
sold, refused to assume c~sponslbility for the municipal ~nftastruç(ure ln .,. 

'tho.se areas [28J, The city recommended a go-slow· approach tOo release. land 
, 0 

gradually, and opposed the release of land ln the Hillcrest extension. 
o 

Release of promised varled and attractive lots was part of a 

politieal exereise of th~ terri~orial government, lt claImed lhlS would , 

e~courag~ hom~ ownership and brd~den the m~nicipal tax base(29J. Land 
o • 

availability was an.election lssue politieally exploited durlng the decade 

1973-19~[30J. The territory's solutions ta overeome the city's financlal 

concerns included an operating gr,nt to comp!nsate t~e cCly for unused lots 

until 50i. of ultimate sales were aehieved. and a territorial government 
( 

warrant y on infrastructure for a six-mo~th operating perlod. The extended 

warrant y was' Iconsidered a development cost and~uded in lhe prlce of the 
.. 

lots[cf. referenee 29J. 
Q 

While urban growth inside cify limits proceeded in an organized and 

planned manner, unti1 the mid-1970' s dispoS'itlon of land outside city limits ., - , --
wps administered by_ the federal goyez;:nment in their 'tradi tional pr imi live way, 

, 
responding on an ad-hoc basis to requests for land. In 1975 a decision.wàs 

made to rationali~e the land use pattern. FormaI and informaI moratoria were _____ t ~ 

. established to h~lt land dispositions while the proces~ was going on (Redpath 
," " 

1979: 74) . 
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RegiOnal piannlng \Jas lnltiated by the Department of Local Goverriment ~ 

and t.he Land Resources group of DIAND ln 1977 ln the areas shown in Flg. 

3.4 (31 ,32], Bat.h studles were done under the dIrectIon of a competent land 

use planrrer who developed a deep Ul;derstandlng of land use Issues in the 

Yuk on, It. had been est lmat ed th..;it 10 f. of the total hous lng demand would < 

occur on lands beyond the boundarles of Whltehorse. RecogniZlng the need to 

satlsfy thls d~mand for rural 'llving the reglonal study asked two very 

Important. questions. 0) Since only 5~% of the'clty's land lS dè"Vê1oped, how 

much more could be developed for settlement purposes before il would be 

necessary to develop on land lying beyond the city' s boundaries? (2) Why is 

there a demand for land outs Idj) the city' when there seems ta be suffiClent 

" are a 1 n the cIty [cf, referenc'e 3I] • 

The study conclude;d that there was sufficient land inside the CIty 

/ 
boundarlf:s to satisfy the/demand, but there--was an insufficlent range of 

choi ce in bath s lze and Location of avallable properties, that would cater to 

yarious fifestyles, The residential subdivision policy within the city of 

Whltehorse was viewed as restricted, focusing'bas}cally on sérviced urban lots 

wh!)re 50 Many other opportunities existed for residential seUlement. 'F-he 

CIty' s reluctance to use ,other options was attributed to the lack of..an' 

adequate physical land inventory program, --
Other facts which contributed to the demand for land outside city 

limits were these: Crown land outside the city unlike land in private 

ownership, wafl being sold b-elow the market value; t~e taxes were lower in 

unincorporated areas. and there were no control'cs on the use of land. The study 

. 
retommended planned rural subdivisions in the Black Land Transfer areas. They 

~ 

suggested ~voiding duplicati on in the opti ons avai 1able in 'the city and 
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outslde ~f It. They recommençed 2-4 ha rural lots o~tside and 1-2 ha rural 

lots InSlde CIty boundaries. 

In the opinIon of the land administrator (Yukon TerrItlry, Municipal ( 

and Community Affalrs), there should be no economlC lncentive to live outside 

of the built-up communitles. "People should cho{)se to live there for reasons 

ot.her than slmp;; economlC reasons"[33]. In other words, the cheaper land, 
, 

i j bwcr taxes and relaxed bUIldi~g regulatlons near the city were undermlning . 
~e clty'S tax base. 

"- . 
In the words of the federal land use planner, "large lo~ 

\. 

for man y residents are not possible for reasons of higher servicing costs, 

higher fuel costs related to increased travel distances, and reduced amourlt of 

land base to accommodate competing needs" [34]. In his Vlew the large lot 

'ubd,v"io", p,ovi~ed inl~he eady !980' s ,hou!d be des i,ned in : manne, that 

would allow further subdivision when necessary. ~-
., 

In the VleW of the city manager~the' need for large lots in or around , \ 

-------------- -the cl~y is questionable. Practice'shows that for re.idential purposes 0.8 ha 

l§ sufficient: more land is of'little use. In fact, faced with the taxes they 

have to pay, Many owners of 1.5 - 2 ha would like to subdivide[35J. 

" Y/hen the loss of population in the early 198_0~ left a surp}us of 

\ housing and developed land in the Clty, the territorial government still went 

ahead with land development and sale in th, surrounding belt; in order to 
t r 

provide more vari~ty for the vo~ers ~nd!to de~onstrate its need for more . : 
1 

land [36J. In spi te of the fac"r that t~e federal land transfer "Irogram was 

stoppe~ in 1975 (due to Indian opposition to the transfers in advançe of a 

land settlement), i~ 1979 the Yukon Government pr9posed to take over the 

- entire study region[37]. 
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During the 1960's an~ especlally the 1970'5 the terrltorlal ~Dvernmenl 

and the Ji ty of. \;J~l tehot"se expanded th\el r effor~s la rect 1 fy the affect 5 of 

the unorganized g!owth ~f the 194D's and ~950's. The 1970'5 wete 

characterized by organlzed and' p(ànned expansion. Whlle the efflclcncy and 

'wisdom of this eXpanSlC>.I1 15 still debatable. resldentlal lan& use 15 now 

cnaracterlzed by contrplled development. 

.. 

D • 

All th~ee 1 e'V'els of government have acj.Janced 1 n the Ir pos Jt Jons. Ill(' 

need for land coniervation has become ~ri ac~epted facto although Its meanln~ 

is not yet clearly defined. A rea) concern for the use/of land is de~DpJng7 
~ 

City -policy is definttely moving towards coinpactnes..s. filllng in cxisling 

r~sidentiaL areas. Whife cooperation of the federal and terrilorlal 

-
governments in reglonal land plannlng has generally been conslructlve. lhe 

territorial gove~nment'policies have tended ta undermine the policles of lhe 

city. The ci. y has lots of developable Jand and 1~ ab.le to accommodale 

population growth projected for the n.ext 20 years. ln splte of lh15, land 

development is planned and procee~ng outside city limitb 

At the end of the.1970's there was stlll an absence of adequale basÎc 

o 
data c,oncerning pop~lat'ion characteristics, housing and land. D;:lta is nol ycl 

available for t~ nature of the population and lhe slrengt,h of lheir 
~ 

attachments to Whitehorse, the permanence of lheir employmenl, and their 

- ....... 
attitudes to~ards continued res~dence. Understanding ~f common attitudes 

~rds lifestyle, 

appropriate to the 

housing and land could~~duce land planning policies ----populatiop 1 S needs [38] • 

The growth policies and plans of th~ last 30 yea~s are firmly 
~ 

imprint~d today on thé ~rban landscape of Whitehorse. The developmental 

history of the.individual residential areas are presented in the next 8ectio~. 
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Residential af'eas of Whitehof'se: the effects of planning. 

In reviewing the development uf indlvidual resldential are~s, the 

goal of this sectlon is to look at the principles of land development at work 

nnd to evaluate its strengths and weaknesses. The chronological treatment and 

soclo-economic ~ackground of t~e residential areas will add to the 

understanding oP the differences among them. 

The city's residential areas developed as tiistinct identifiable 

communlties[39]. Figure 2.3 shows the pre~ent residential areas of 

Whltehorse. Table 3.2 and 3.3 show population br~akdown by residential area. 

The growth and decline of/m~or residential ~reas as indicated by the hO~sing 
st~k lS illustrated in TabJe 3.4, .whi)e net residentlal densities appear in 

Table 3.5. 

The largest populatlon concentrations are Riverdalè (34.6%), Porter 

Creek (21.4%) and Downtown (17.6%), but the space accorde~ to each will not bt 

proportional to their population or area size. The areas represent different 

stages in the sequence of residential development in"Whitehorse. Certain 

aspects or stages wfll be highlighted in view of their origins, identity, 

differentiation and innovatiohs in growth patterns. 
/ 

/ 

1 
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---- Table 3.2 

Populalion growlh,by major resldenllal areas 
Whileh-ors~, 1961-1981 

Major residential areas 1961 1971 
Q 

Downlown 4153 3703 
Riverdale 680 2348 
Porter Creek 624 2088 

1981 

2621 
5130 
3182 

~ce: Figures are approx'imale, caleulated t rom Statttst l cs Canada Census 
data Camalgamated enulJler·at i on areas). -~~ 

a 

J 

Table 3.3 

Population by residential area, Whitehorse, 1981 
, 

( 
~ . 

~ 

Residential area PopulatIon (7.) 

~ 

Rivèrdale 5130 (34.6) 
'powntown - 2621 (17.6) 
Porter Creek - "- 31.82 • (21.4) 

Hil1erest/Lo-Sird 955 (6.4) 

Takhini 807 (5.4) l 

Val1eyview/Kopper King 654 (4.4) 
Crestview (includes Northeast Alaska 
Highway and McPherson) 674 (4.5) 
Wolf Creek (inc1udes Southeast Alaska 
Highway) . ,. '; ': (3.0) 
Marwell Cinc1udes' Ind ian Village) 290 (1. 9) 

Other 
, 

46 (0.3) J , ; 
\, • . 

Total 14.814 (100.0) . , , 

, 
Sources: Càlculated from Statistics Canada, 1981 Census, amalgamated 
ennume~ation area population, Yukon Territory; See a180 Yukon Economie 
Review, seco~d quarter, 1982, p.6. 
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Table 3.4 

Dwelling unlts QY resldentlal areas 
(Number of units and percent~ge of total units) 

Residentul a~a 1963 19/58 1977 1982 

Downtown 1022 (51.1) 12.42 (47.3) 1175 (26.0) 1169 (21.9) 

Upper Whitehorse , 
(Takhini, Val1ey-

~ 

Vlew, Hlllcrest) 595 (29.,7) 461 07.4) 424 (9.4) 459 (8.5) 

Porter Creek and t 

Cre~tview 181 (9.0) 224 (9.3) 741 (16.4) 1215 (22.7) 
<. .. 

Riverdale 175 (8.7) ~1.9 (15.9) 1432 (31. 7) 1663 (31 .... 1) 
. 

Other (squatters, 
trailer court, " 
rural areas) 26 (1.3) 2~7 . (9.7) 738 (16.3) 835 (15.6) 

Total 1999(100.0) 2623000.0) 4510000.0) 5341(100.0) 
- --

Notes and sources: 

~The 1963 figur~ for Downtown inc1udes squatter dw~llings and the Indian 
Village. ~) Data compiled from: General Development Plan, Whitehorse 
Metrop.oli tan .Area, 1970; "Baseline hous ing data for t"he Whitehorse aFea", 
North Western Associates Ltd., for the Yukon Housing Corporation, 1977; 
Manuscript data for ~he forthcomming new Whitehorse Dfficial Plan, EPEC 

~ , 
Consulting Western Ltd., 1982. ~. 

Downtown 

During its developmenta1 history today's downtown was referred to as' 

Whitehorse, Lower Whitehorse, Whitéhor~e Proper, and Western Townsite, and now 

simply Downtown. These names were associated with the ro1e of the area at . 
particular. Urnes. Apart from hous ing 21. 9 4 of the populat Lon <or ·the ci ty, 

downtown is a multifunctional centre providing the commerce, ~ublic bUlldings, 
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Table 3.5 
Net residential density by area, Whitehorse, 1982 

- -
Residen- 1. Dens it y Density 

Area Ual , units/ 
a 

unI ts/ha 
units acre 

( -- - ~-

1169 
,-

21~ Downtown " 15.2 37.S 
Riverdale 1163 31.1 r- 7.9 19.5 
Marwell (includes 
Indi~n Vi llage 102 1.9 10.2 

~~ Takhini-Valleyview 184 3.4 6.3 <.) 6 
Hillcrest 275 5.1 8.6 t~2 
MacRae 12 0.2 6.0 1 .8 
Porter Creek • 1091 20.4 3.6 8.8 
Crestview-McKenzie 124 2.3 2.8 6.8 
Kopper King (mobile -, 
hoine park) 90 1.7 6.0 14.8 
Takhini Trailer court 113 2.1 8.7 21.5 
Northland (mobi le 

~ , . 
home park "- 106 2.0 3.2 7.9 
Lo-Bird (trai 1er court) 61 1.1 2.8 6. g-

Wolf Creek 118 2.2 0.3 _ 0.8 0 

McPherson 55 1.0 0.3 0.8 
Rural areas 178 3.3 1.3 3.3 

Total 5341 100.0 

a 

Source: Da~a compiled from a manuscript prep;(ed for the new Whltehorse 
Official Plan, EPEC Consulting Western Ltd., 1982. 

historical sites, transportation and warehousing, recreatlon and hlgher 

education for the Yukon Territory. 

( 

Natural elements constrain downtown's urban land use (Fig. 3.5, 

3.6 and 3.7). Downtown Whitehorse is located on a gravel river terrace on the 

west bank of the Yukon River at an average elevation of 634m. ln the south the 

terrace lS hrminated -by a -small---!-ak-e-:--Behtncr-rtne- lowllsïfe"-along the west, aide 
.. ~~~ 

of the lake and river terrace a bench of white clay ris~s 61m. The instability 

of this èscarpment 15 an 9hstacle ta the development of much vacànt land. 
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Nole dowtown Whitehorse wedged belween the Yukon River ~nd the escarp~cnt. 
The bridge leads to' the Hospital al'ad R.iverdale. 

, " Source: Department of Energy'. Mines and Resources, 
July lQ78, 1:25,000: 

Flgure 3.6 Downtown, 1978 . 

Chapte:- 3 

alr photo no.A25006-91, 

o 

,70 

f 



c 

c 

r 
---

The terrace is about 610m wide and slopes from the foot of the bench 
. 

to the river. The southern section anll the edge close to the rive, are 

subJect to flooding each year. Surroundin~he Yukon Valley àFe ridges 460 
1 

to 610m high. The' White Pass and Yukon Railway approaches downtown from the 

south along the foot of the escarpment and the Yukon River. 

While the natural setting is ~xtremely attractive, downtown 
. 

Whitehorse giv~ a negalive overall impression (cf. Fig. 2.1). Because the 

surface material IS extrem~ly poor for plant growth,-- the town is dusty and 

untidy i~ appearance during the snow-free season. The majority of lots are in 

a deterlorated state. The commercial streets are lined with false fronts. 

Most of the residential .and public buildings have ~ nondescript" square or 

rectangular shape (Flg:3.8). There is no provision for public open space 

inslde the built-up area. 

Random development resülted in low overall density wi~h considerable 

wastage of 1and. Consolldation by me ans of zoning regulations~has occurred 

only since the early 1960' s. Obstacle~ such as .1aI"~ivate land holdings, 
"-

lack of legislation, and a conservative attitude have prevented a faster pace 

"of change. 
-~ 

The site was surveyed in October 1899 by the British Yukon Railway 

Company using a-'Dominion land surveyor. The a~ea was designat~d aS a townsite 
~ 

l , 
a(ter st~king by individuals acting on behalf of th~ British Yukon Mining and 

Transportation Company. Application to purchase w~s made on the basis of 

staking 17 lots of 40 acres each and three other large lots. This covered aIl 

the land between the escarpment and the riveF[40]~ In accordance vith 
r 

terri tor!a1 regula;.,tions. 80 acres was r-è'served for poli ce and othér government 

purpolies [41] • L, 
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SQu~ce: Department of Energy, Mines and Resources, air photo no.A25006-91, 
July 1978, 1:25,000. 

Figure 3.7 The situation of Downtown in the Yuko~\V~lley and the Whitehorae 
area, 1978 • 
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;Figure 3.8 "Buildings and land use in downtown Whitehorse,1981 
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Tqe orig~nal town plan. followed the pattern of the clu~sical 

, " 
rai lroad town (Gerecke 1978: 7-8). The goal was to provide adequate_ 't ra ff le' • 

connection between freight terminaIs, the wâterfront and the bus in,ess seel ion. 

The town was laïd out in the conventional gr~d. 

----

1 

Sam~el H. Graves, the first presIdent of t~e British Yukon Rallwoy 

Company, in addition to the 292 acres in the: Whltehorse area thal he acquircd 

from the Crown for railroad use, also purcha~ed the majority of land in the 

townsite. After -the o~iginal 20 ,parcels were acqulred from the government • 

.. 
each by a different individua-l,-t>r'aves re-purchased a11 t,l;1e lots. DUrlng 1900 

and 1901 he sold the majority ~f this land 'to the Brltlsh Yukon Land Company 

incorpot~ted Jn 1900 [cf. refernce 40J. The t,owns He ·was resurveyed, ,lhe group 

lots were subdivided into town 'lots (44xl00; 100x,,30; 100x50 feeU and wcnl on 
Il' ~ ,. ~ 

sale in 1901 by public auctidn .. Streets were 80 feet wide wilh lhe eKceplion 

of Main and lst Avenue which had a width of 100 feet (cf.oFig.\.9). 

By the_spri~g of 1901 the town had a population of 2,000 living in 

~~ tents, log-houses and c1ap~oard bvildings mostly of a utilitarian cha~~cter~ 
. 

The are a from the riv'erfront -te Fourth Avenue and Hanson Street north si~ 

\ 

blocks to Jarvis Str~et was built up almost continuously. B~yond that lay 

scattered residences, shipyards and brickyards, railway t;;minal buildi?gs and 

-------:---
steamboat docks (Korosci_l",ç978). ,Petmanent and trans ient "populations slowry 

began#to s-eparate into identifi~.ble residenUal districts. A "beHer-class" 

-rè"sidenqa1, ar~a developed iA~e wes~ a~d south, a "second-clau" dlStrict • 

S~Uj;h an~ north under thé escarpment-, anlJ the poorest clas,s of peopU oC'+Jpied 

'" / ' 
i ' the edges of th~ town south and north and on both sidu of' the railwày al: , ' 

Whisky _F~ats (Ridge 1953; Koroscil 1978). 
, 

') During the war years 

U.S. _Army dwellings. to the south 
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north. Large portions of ~nd Withln the townslte were aiso 0ccupled by-

TTrII It~ry bUlldV1&S J,laylor 1944; Lotz. 1961; DenIS 1952:151) (Fig. 3.10). The 

, 
,!,(Jll{hern area was slowly abandoned as a resldehtlal' area ln fa·vour of 

loca!~s such as Camp T.khlnl bUllt by,th,e Canadqm Army in 1948 (RIdge .. 

Î ~ . 
1451:297; DeniS 1952:95). 

" Meanwhll~ CIVlllan workers who coulti not rent or purchase a lot 
~ / 

bec~me squatters. Squatters filled up WhIsky Flats, the orIgInal poor and 

translen! area, then establ1shed Moccasin Flats and finally occupled every 

aval Jable space on the subdlvlded townslte. Durlng thlS perlod th\,squatler .,. 
arcas wcre of such magnItude that along wlth the.mliitary areas they became 

\ . 
lhe onry clearly ldenllflable res~denttal zane,s. Afterlthe wa"r the contlnued 

pre~cnce of mllltary,bUlldlngs and shacks made the townSlle 4fldeslr~ble and 

unavallable for new resldentlal constructIon. Squattlng remained an acceptep 

way of II f e for a long t lme [42J . .<1 
~'410 

Changes ln land use 

'" In the 1960' 5 and 19 70'5 squatter areas were eleared, as were sorne 
,) 

of the deterlorated bUildIngs. Vacant land was used for resldentlal purposes, 
1 

an area was ~slgnated for multlpre famlly housing and about 115 unlts were 

• 
bUllt for low-Income and senlon cltlzenS. 

B1 th'e end of the 1970'5 downtown had two major (cf. Fig.3.9) 
J 

~ resldentlal areas. The older one, to the north, colsisted primarily of 

slngle-famlly dwellings of various ag-es and condit,lons. Among them are several ' 
~~. '0 

bUIldIngs of hlstorieal significanee or uniqueness sueh as the log 
, . 

"skyscrapers" on Lambert Street,reSldenees on Lambert Stréet, Elliôt.' Street, 

Wood Street and Steel Street. Many of the hlstorieal bUljdings are being lost 

because they are no longer economically useful[43]. 
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,Note: Wartime milit~y buildings are at the right. Note the still (1946), _ 
large numbe~f pine trees whieh died or were destroyed sinee, 

So'uree: National FI.lm Ïloa;d Pflotograph no.24954, 1946(?), obtalned from 
the MeGiii Centre for Northern Studles a~d Res~areh; Montreal. 

!) 

Figure 3.10 Wartime military'bu!ldings, Whltehorse, World Waf II 
Cl 
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The'newer southern~sidentla1 a~ea built Slnce 1963 consists 
,-

ma) n 1 y of townhouses and three-s{orey apartments. Muit i famlly housihg was 

developed Slnce 1965 due to the min~ng boom and public housIng programs. Most 

, • 0 <"":" 
of (he resldential, public and commercial buildings suffer from lacK of 

landscapl~g. Thelr form, layout an~t.-yle make' little contnb1,ltion ta the 
,0 , 

archilecturai character of the city. 

While ln 1963 downtown housed two- thlrds of the Whitehorse area 

populatIon, ln 1982 It housed onlp 21.9 %. The number of h~uslng units is 

almosl the same. Multlfamlly houslng was developed wlth the mlning beom'since 
, , . 

lY65. The: 1977 Yukon H0l1S1ng Corporation Housing Survey sho!-led th~lf of 
, 

aIl hou~lng unlhs ln Downtown~ere single dwellings. Short blocks are 

Inlerrl1pted by unslghtly lanes. Unused lots~ a want of pub1ic open spaces, 
;, , , 

large unused setbacks a'1d mlxed bullding styles and materi,'als perpetuate, 

l,nefflClenq; and a faceless 'd'owrflown. As new attractive residential , 

subdivislon,S were opened, downtow~ gradually lost ifS appeal, w,lth lS ils 

accessfbil!t, and centrality remaining ItS only assets. ",-=.. 
Recent studies to improve downtown include plans for expansion of 

the comprehensive core zone, Main Stre'et beautifi,cation, waterfront 

developmenl, tourlst facilities development, and for the~~wn core [44] • 
w 

They, lnvolve proposaIs for compact -mixed commerclal-reside'ntial ~eYelopment 

for the oownlown core and giving life thvough a re~;:ation-comm~rcial-business 
type of renova,tion to the presently deserted or delapidated riverfront ... The, 

object is to attrBct °and Keep people in the downtown area. 

Insplred by r~çen~ Ontario and Saskatchewan experience, these pl~ns 
, 1 

emphasize the need for an o~gani~ational structure which can effectively 
,"~ Q 

harnes! and sustain the energies o and resourc~s· of both the private and public' . , 
s"ectors. Since 'there is no f<inanc,\.al '8;ssistance available for the present, 

o::e-

.. 
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the public sector's.r~le is to provide guidel1nes, p~anning 'and prOf~$SlOnal 

support [cf. reference 43J. Developm,en't on a lot by lot b~sis wlthQut 

specifled deSign standards and development agreements does nol lend Its~)~ 10 

organized and effective change. ComprehelUive "desIgn 1S needed Involvillf. 
/ 

building groups and landscaping. 

The squgffêp problem 

In 1956 squaHers made up abo-ul pne-lhlrd of t~e popll\.a,t \ on ,d 

df.. 
the Lower Townsite or downlown. In 1960 a "squatter survey" by Lolz (]()h)l f'ol 

the federai g~vernment~unled 366 bUildings and 864.lndivlduals ln lU . 
squatte,r areas. ,Sqùatting was common beca~se of the hlg~e of la,nd Oïl the 

townsite and ln the -fiew subdivision of Riverda,le, lhe hlgh cost of hOllS1! ,. 

building, the i~accessibllity of the unserviced territorial subdlvls10ns l6 il 

person wltb no car, an an economlC cllmate of uncertalnty. Squatters dld nol 
.. . _. • . c 

pây for se~er and Ince the)' had nO sewer· and water, They'pald very 

litlle taxes. The " pald an ~creage tax gubstantlally smaJler lhan 

the tax on subdiv In iheysirict sense of lhe word a sqllatter 15 

, 
def ined as no legal tltle te the land occupled by hl~, or il 

person renting a dwelling whose owner'-does not have le&a1 tille lo the lànd on • 
which the dwelling slands (Loiz, 1965:176). 

. 
'/ 

. From'~ town plaAning and municlpàl finance point of 
1 - , 

Vlew, squatl1ng 
", 

15 a serious problem. It is a lot harder to de~l wlth lhsn to pre~enl 

(Buc~star 1970)'~ At fhe $ame time squatting is a solutIon for cerlaln 

~ 

categorie~ of people. Squatting in Whitehorse occured in three stages. In lhe 
. 

,. first. bet~een.'~942(and '1960 squatting was a response tl? a sedous land and 
, l 

h~ing shortage." During the second stage, between 1960 and 1975 inc'omlng 

people could find othèr altèrnati~es, and former squatte~ areas became less 

• 
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attractive. However some of the old tlmers stayed., In the third, co-t;ttempox:~ry 

stage, squàtting is not an economic nec~ssity. 
, .. 

... o 

The l~rgest concentration o~ squatte~s was in Whisky Flats (305 

people 1~'1960). Despite the poor quali~y of housin~ the area took bn a 

pleasant appearance durlng the summer montns due to the proximity of the river 

and Ils trees and green sptices. While it was a s,Oabby place, living ~re. was 

an accepted facto Newcomers, often se~sonally employed, had tè bake what was 
. 

avallable. A large percent age of ~he population was in the sam~ posltion, ip 

need for reasonably pr'iced housln&... The squatter areas were self-r'elljlnt, 

home-made and wlt~OUt. class distinction. - Volunteer, work and community spirit 
~ 

r~placed go~ernmen~ help, availab-lE' only to the miUtary .and a certain 
o 

" ~ J ~ 

category of government employees [cf. reference 42] • 
It 

Lotz's (19~5) soci~logical sur~ey.found that squatters included ~ 

large numbér of single men (31.71. pf the households); Indians~(12 1.); problem 
, , 

hauseholds involving heavy drinking, tQe very poor '(24 1.), and Many unemployed 
j. 

and seasonally unemployed. A quarter of the squ~Lter househ91ds had no 

steady income, 10.41. had a lot less than the average wage for 1961,but half ' 

(53.01.) rd m,ore. This indi cated that a lar~ercentage of, squatters had the 

means 1;.0 afford alternative- ac~ommodat~ .• At the same time about one third 
• <6 • 

were very poor with no materia.l means avaUabl,e for change. Lo.tz (1965) 

identifiea several differènt types of needs.which called for several 
" 

solutions. --\ 
The first attempt to get rid of squatting was a sh~ck re~oval 
. 

campai,n instituted by the Board of Health i~ 1958. . ! 
Squatters were regarded 

/ 

1 lU' a problem becaus"e the land was needed for other purposes, theit living 

'sta'ndards were v~y lo~. and 1:hey did not pay '!a f~d-r share" of taxe's for the 
, ' 

" 
ser~ices they used or could have used as taxpayeTs. 
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involving ~ll three levels of government between 1958-19~8 included 

dismantlinfrof uninhabited bulldlngs and moving habltable buildings t 0' otl;\rr 

si~es[45]. Many squatters moved or were moved to the periphery tD innd ownpd 

by the Crown or t.he largest landowner, t,he Bntlsh Yukon Navlgal' Ion ((lmp.lll\,~ 
J. 

(White'Pass-~nd' Yukon Route Co.) Those lands were generally unsllllùblC' lot 
, . 

residential develollment of ariy kind, as they were low lylng'and s\lscept Iblt' ~\)-

flooding, too clo~t;o. the escarpment jlnd subject 10 land ~J Ides. 01 t h('V 'Wt'I (' 
~ ~ 

swampy and uncleared (Fig, 2.13),' Squatter!! t'(loved from one squatt er ar~a 1 Cl 

anôther. 

One attempt w~he establIshment of a TranSIent SubdiVISion wht'I(' 

. ~ 
taxes had to be pald and hygienic; stflndards met but where t{lere were ho 

building regu"lations. Attempts to move squatters voluntartly to' 1Re 

Territo~tal Subdivisions failed because of the d1stance Involved, the lack of 
_,~'9 y-

schools and the limited income of the people to be moved. Most squatters b 

, 

needed to be within ea~y reach of urban work, schoois and stores[461~ 
" 

The Queen's University report sugge~ted that Lot 19, owne~ by the 

• "British Yukon Navigation Company, be vacated, surveyed, subdivlded, servlced ~ 

and sold to the City for squatter reloc~tion[cf. refer~nce 6 and 45J. ln 196"1.' 
/ 

the territorial government made theode~lsion to buy lot 19 (they borrowed 

money from the Fede~l governmint) but the proposal to, make lt availàble for 
l' 

low rentaI housing f~SqUatte! relocation was vo~ed down by the citizens~f .. 
Whi tehoqie'. The public at large did not want the squatters to "have ~omething 

o 
for nothing"[cf. refetence 46J. 

. ,. , 
Negotiàtions and diScussions contlnued for 

another teh years[47]: Lot 19 was eventually developed for multiple-family 
" " \ ' 

housing. "he area was serviced and pl.aèed on sa.l'e in .1969,and parta of it 

~e~e developed Jor low ren~al housing Jn 1971. 

.. 
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Through t~ 1960's and 1970's most of the sq~atter,s 1eft downtown. 
, 

.. 1> (1 

They .purchased lots and moved to Porter Creek, ~restvie~ or Hillcrest. Some 
, 1 ' 

~ , 
setlled along the Alaska Hlghway , . , . or the bush outs*de city 1 imits: Ma~YI' 

accepted the g?Vernment offer of 
Il 

low C-o-H houslngp' ànd now reside in the area . ' 
r-. 

stll! known as Lot 19. Status Indians we're-moved or encouraged to move to the 
, \' 

~l'i1tiian Village. To(iay only a few squatter b~;ldlngs exist {n the downtown ' 

area .• The largest concentratlon h Sleepy Hollow; the area not yet need.ed 

for other uses: People.,are not evicted, but in ·cas.e .. of fire only lives are 

saved(48): pJoPle who squat today are either old timers who w~nt to c~ntinue' 
theH 01 d frontrer way' of Ufe or indivI~ualists with 'a p=ioneer spirit w!t0 

prefer the solitude of the bush within the 

city. 

Q-

Riverds'l e 

socIal and 

" 

--. 

1 
eçono~c 

)' 

shadow ,of 

~ 
- l 

the 

The Rjverdale subdivision containing 31% of tne residential.units of 
~ Il i p 

• • • 1 

the City of Whitehorse (1982), was developed between 1955 
~ ~ 

and 1980 (Fig. 

3..11). 
-, ~ 

!ts rapid- growth cap bè att'ributed to i'ts central location" and 

muriiaipal servicing. Situated south of downtown, abovt a 20-minute walk from ,-
a' the city centr~, it ~s the only residential subdivlsion accessible on foot 

(Fig.3.12) • 

Riv~d~le is located on a river valley gravel ter~ace. Its f26 a 
\ ' 

a~e' confined by.natural features ... On the west H is 
, 

on aU otner sides by straUfie,d sil't 

Chapter~ 3 

bluffs "Orirng 
,,., 

.. 

bounded by the Yukon iver 

4om. Tb ,thé south 

182 
• # 

________ L-~ ________________ ~ ________ ~, • 

.. .. 

.. 



< 

,\ 

• 
l 

• 

o 

'. 

j. • 
~, 

'r 
, , 

D·~t,-,O" , 
Cl;o ~-lq~, 

DOl.lntOloln 

Whl'ehopsp 

') 

A\,' "," \ 
..c-'-, 

),., , 

-
ll'·),.f ',. 

, .' 

" >r'~\(_' ~, 

(j ~ r 

~--~=--""-::I 

" 

z , 
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and"Resources. air photo A25006-91, July 1978," 1:25,000 

Figut'e 3.11 Developent pha.es, River,.da..le: 1955-1980 , 
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Figure 3.12 T~e situation of Riverdale in the Whitehorse area 
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deve10pment i5 limited by the Anvil Powër Line right o~o way. Most parts of 

'Riverdale are very attractive mainly 

vegetation weIl taken care of ~Uring 
construction {Fig. 3.13). 

beoause of the presence of natural 

lahd deve'lopment and bllllding 

• • Development was proposed"in 1953 for atgov,ernmenl slaff tt'Sldentlal 

area (49] • In 1954 a J~int decision was mad-e betweèn theoClty of Wh 1\ ('Anrsl' 
. \ 

and the Northern Administration and Lands. Branch of the DepaI"trnent (lf NOII"hcl'n 

Affalrs and Natural Resou"rces to deve.lop the Riverdale subd'lvIs(on as an 
J' • 0 

addition, ta the City. The Centtal (now Canada) Modgage and lIouslnp. 
~ . ... ~ 

Corporation was n.equested to do the plan Slnce at ihal lime there was no . ' J planning orga.nization or qualified personnel aVâilable ln the lerrlt'ory. 

While the whole area was reserved and sel aside to providt> 3,000 _ l 

lots, as a first step only 200 lots were planned. surveyed and servrced. lhc 

-------
. l 

, water and sewer mains were so conslructed that they could Iater be extended 10 

,~o 1., 

service l',500 lots. There was, however no o'.'t!rall plan for the--&-ubdlvlSlon. 
7 :) - , 

- The development was financed by a f~deral loan lo the terrllorial 

.-
government[50J which sold the lots at development cost to the public. Lols in 

Co 

Riverd~le cost from $I,2OQ to $2,000 in 1956. ln 1957, "as agreed,upon before ..,. ""' 

its ~onception, Ri"crdale was'included in the city,' and due to ds suburban 

. 
qualities and priee, it attracted the upper-incorne P?pula~on. 

Its pattern may be d~scribed as a modified grid. Lol sizen were 

50'xlOO', 60'xl00' and 70'xl00' fee~wlth minor street~ 60 feei w1de and 

collector roads 80 feet[51]. WHile no restrictions were p~ on bUl1ding 
/ 

types: the lots were essentially sùi1:able for single ,fami1 y ?dwellinga. The 

manicured lawns reflected con~ormity and imitation of soüthern Canadian . . 
Suburbs. Main town plannin:. concerns inc 1 uged the -presf}I"vation of soil ~er f 

vegetation and the use cif contours. There were no sitewalkl and no alleyl. 
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,~ eummunity's original response to the new planned subdiNision was ; 

not enthusiastic. Riverdale was expensive, and there were few alternatives t~ . , 
~ 

choose from. 
, 

In 1960, "f..ou!" years after thé openlng of the fast 200 lots. 

there '1Pr~ still 40 lots avarnb.le in ~h.~~ highér priee .bracket [52]. O'f 185 

hois ng un~ts i~ 1965, 75 were federally owned, housing government employees. 4 

R" erdale was designed for high~cost housing. The facl thal the lower-costs 
.' 

/ 

lots were taken up first proved that lew-eost lols were in demand. lhlS 

prompted the suggesÙon""that R,iverdale should be furtner deve(oped in a new 

direction, creat:ing an area for lower eost houslng. ~ As developmenC progrcued 

a cen~rally-located portion was design~ted for multIple family houslng on the 

grounds that "tbis type of housing is usually located close t 0 a main 
h 

thorol:'ghfare for traffie purposes':[53]. Th.e metropolitan area reVlew of 1970 

recommended a ratio of 75 ï. one or two- family dwelllngs and 25 r. 
, 

multiple-family dwellings[54]~ing the period 1969-1978 the central area • o~ Riverdale was filled up withJow houses, town houses and walk-up apartmenl 

units. Nevertheless by 1982, 834 of Riveraale's residential land Wai occupied 

by single-family detached housing, whil~e only 17~. was taken up by 

mul~iple-family housing including duplexes, rowhouses and apartments[55]. 

the miO-1970's it was evident that the concentration in the centre of the 

subdi vis ion without 'adequa~'en space of al! mul t:l faml! y hous l ~g was a 
, \ 

1 " , 

mistake (Fig. 3': ~ During the preparat ion Of\ the 1976 communl ty plan, 

concern was expr~&sed,about the focation of higher-densiiy dev~lopment and ita 
1 --

reîation to lo~er-density housing. ...::::.-.--. 1:) 

In 1974 ~he territorial governrrient cailed ~for th~ preparation of'a 

.:t 

comprehensive subdivision plan for the balance of the usable land.in 

Riverdale. This was the subdivision's first comprehen8iv~ plan. By then about 
, _____ • ... .) f .. ' " .. ",' -, 

73% of the total area was developed[56]. The terma of reference called for • 
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Rlverdale, zoning, 1982 
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IntegratIon tnth tile adjacent areas, traHlc patterns-and tand IISl'S, \1f the 

proposed development 45:. was dedlcated to slngle-famlly hOllslng fl)[ 1,,'HI) 

people and 111. to multIple famlly houslng to a~cammodate HUll pc,'plc Iltl' 

average slngle- farnlly lot was changed from lhe 6'ixll'l fl'l'! l,[ II", Il1hl)'!, 10 

pOx130, reduClng frontage but Increaslng averall S17l' 

'From a socro---e-conomlC pOint of.vlew IIIVl'rda!l' d('vl'I<'I',d rnll l ..l 

t' 

combinat Ion of medium, upper-Incorne and !aw-lnCOml' Pl'U~}l' 

labour forc~Yare employees of the lhree levels' of ~0VClnml'nl [~-,,\ '\C'cordlnjl, 

! 
1981 Census, Rlverdale t 0 the also houses the larges! ('ol1('('nl (;:JI r\lll' of JH'opl(· 

of nallve ongin, aboul one-lhlrd of the tolal 'natIve poprililllol1 lSH) 

Medium and upper lncom~ people live ln the slngll',famrly <Jrc;:Js 

surroundlng the central medlum-denslty. multlfamlly 101-1 Incomc area ~,I ne (, 

social houslng lS usually accommodated ln rnedlum-dens!ly . mrJlIJfamlly 

houslng, the central are a forms a small law-lncome ghelto, Mull 1 pie f am 1 1 Y 

houslng. (12 unit apartment bUildings, rowhouses and dup'rcxcsJ was provlded by 

. 
prlvate initiative s-rn-ce the late 1960'5 and b):' the Yukon HOllSll111, (orporallon 

Slnce the late 1970's[59] (for detalls on multiple famlly hOllSII1F, sec (hapler 

5). Deficiencles ln house deSign layout, landscaplng and open spacc ylan_nlnl1, 
,." 

make the rnedium-denslly, zane l'ess at~,actlve. The KlondIke r0ndoffilnlurn 

rowhouses and-the Yukon Houslng CorporatIon duplexes on (,reen Avenue, provldc 
l ' 

f an acceptable cheaper alternatIve ta the slngle-famlly house. Wh! le savlng on 

land, serVices, tal<es. and heat'lng casts these devff6pm~nls prov!de adequale 
\ 

open space, storage space and prl vacy (60]. \; 
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POf'ter Creek 
, 

• ( 

, JnItlally an uns'ervlced nbbon along the Alaskà Hlghway, Porter 

(r-eek has grown lnlo a slzable settlement. 'The recent\ <tdap,tation bf it's 

orqpnal rural style lo urban standards, and lts consequent transformatlon 

lnl () a less "afford'able" envlronment WIll be descnbed. 

Located 9km (5.5 miles) north nort~-west of downtown Whltehorse, 

l' 0 r 1 er Cre e k ha 5 a n are a 0 f 4 7 6 ha '[ 61]. It s peri me ter l s, 11 mIt e d t 0 the no r t h 

....--- -
and cast by the Yukon RIver escarpment, to the so~th by terraln characterlzed 

" by Ihrec pronounced flnger-type rldges of lncreaslng elevatlon, and to-the 

w~y st eep...' and rough terraIn. The bUllt up areas are characterized by 

rldges and depresslons surroundlng a low lylng zone of 32.3 hectares (80 

acres) through W,hlCh Porter Creek meanders lnto Hidden Lake. 
~ 

In terms of population growth Porter Creek experienced rapld growth 

especlally between\1968-1980 (see abo~e Tables 3.2 and 3.4). As Porter Creek 

g'rew, Il lncorporated more and more wilderness .areas. 'Llke Rlverdale, Porter' -, ~ 

Creek had no developmental plan until 1974. Development proceeded plecemeal.' 

~lreets were extended and lots surveyed in small groups as the federal or 

territorial government felt there wa~ a demand. --- o 
Its three-phase constructIon has given the subdivlsion a varied ~ 

" characler If! te.rms of land ':se, and SOC10TeCOnOm'lC make-ufJ. The changes in . 

layout ~nd denslty are shown in Fig. 3.15 .. TPte fHst phase left the sou''thern 

and south-western part of Porter Creek lin1ng the Alaska Highway and its , 

surround~ngs with GI rural character, large lots, wide streets and a gr1d 
~ 

pattern. The second phase 1S charaçterized by a curvilinear roadway pattern, 

wlth standard1zed smaller lots planned in antlcipation of municipal servicing. 
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The thlrd 

beglnning 

From a SOClo-economlc pOlnt of Vlew, Porler Creek st"ad ('cl "Id as il , 
lower-mlddle class area wlth no serVices, but wlth low-cost land III L.lIF.(' lois 

\ , 
OUOx200 ft). relaxed buIldIng standards and generolls f Inan("1n~ ~ 

Interest rates~om the territorIal governmenl. ln the ('ally llj()ll'~, lhe plIC(, 

of an approxlmately 100x200""feet lot was between S200 and '~\IlO, and Il was no 

hlgher than $600 ln 1973 for an unservlced 101 of 7'ixIO() [('('1 1111S pr Ice .. 
Included surveylng and road constructlion lo F,rade \unpaved)'. DJII 111f!, 1 he 

Q . . 
1970's Porter Creek was gradually. serviced. Il still has an.allt"3Cllvc"vlew 

and envlronment, l~sltles, a soclally and economlcally mlxed poplliat Ion, 

a "do-yO'ur own thing" traditron and ernploymevl opporlunl t les .Wl thln 1Is large 

lndustrial area. 

The population of P~rter Creek was always communlty and famlly 

o~lented. Community dlscontent starfed as soon as the subdivIsIon was 

surveyed, and lt took an organized form with the creatIon of the Porler Creek 

CH lzens Ass oc lab o~ the earl y 1960 's 1 t s concerns 1 nc luded subs t andard .-
building, squattlng, bre protection', lack of tran~portat Ion facJlJtles and 

lack Of street lighting. As·lt grew, the Assoclatlon's concerns exlended to 

water and sewage , d'ust control, bus s~el ters {or -ehlldren 

road upgrading, sCMol bUlldlng and mosqui to cont roi (62). 

, a 
. ,. 

skating rlnk, 

Staklng of lots in the sectIon Mile 921-925 of the Alaska HIghway 

started ln the early 1950's. The Idea of a rlbbon subdiVision at Mile 921 was 

• concei'Ved in 1954. The federal government surveyed 248 lots and ln 1960 

turned the~ over to the territoriai-g~verhment for admlnistration. 

1 
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Figure 3.L5 bevelopment phas~s, Porter Creek, 1959-1980 
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" Followlng the recommendation of t'he 1963 Whi tehorse )1~tropol i tan Area 

.Plan, aIl other ribi;lon development was stopped along the Alaska Hlghway. but 
o 

because Porter Creek was the' 1.JIost deve~~ subdIvision and reprcst'nt ed an 

economical choice, it was permitted to expand to a populatIon'of 1.000 lo 

1,200. This Slze, lt was 'belleveq, would support a prlmlry school. 
'" 

nélghbourhood sho~and publlc trël;,ns.portttlon service lo the c!ly[6~J. 
\ 

Due to population growth, demand for muniCIpal servIc~s. and the 

territorial government's commltment to upgrade lIVIng cond-d:lons. the lilyOllt 

had to undergo an essentlal change. Lots of 100x200 feel wcre Pt-OhIbltlvely 

expensive to service. Reduction of fot slze met wlth flerce OppOSItion from 

~ residents and po11ticians. Beginning in 1964 lots were surveyed and 
~ 

unsold lots resurveyed to 75xlOO feet [64]. 
<1 ~ 

In 1971 Po~ter Creek was inco:porated into the CIly of Whllehorse. 1 Il 

1973 the city requested that the territorIal government stop selling 
\, 

unserviced land in Porter Creek. The CIty wanted 'to upgrade servlces to city 

standards, and insure service to aIl newextensions. ServIclng Porter Creck 
01 

" -j 
with water, sewers and pavement m,ade the area ellgible for CMHC mortgages. 

Tbe idea of a land assembly project i{rose early ln 1972, as a cIty 

initiative, using 75ï.'CMHC and 25ï. terr~~~ government funding[65]. 

Financial assistance ta municipalities to assemble land for residential 

plànning or development' was a federal prog.ram at that Ume. Since most of t tj(· 

~ - . 
undeveloped land in the city .. was in p,ubllc ownership, the ter-rilorJal 

government was the City's land developer and the newly formed Yukon ijollsing ù 

Corporation aJ.so had assembly as ils ma"ndate, the Clty'S pr0,Jecl mlght s,eem, 

redundant. It was in fa ct significant. It was a cIty initiatIve, givlng the 

~ ----------- -cfry an opportunlt}t. to play an acti~le in residential planning and lan.d 

development matters. 
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The Fe~eral Territorlal Land Assem~ly Repor( prepared by Central _. 
Interior Plannlng Consultants of Prince George~ritish Columbla states: 

1 

" ... while we woold ITot have advocated 'th~ ./ 
development of Por,ter Creek init ially, its 
existance requires that it be properly 
serviced." (66] . 

Thclr comprehenslve land use plan fo'r the the nAlxt three years stressed 

consolidation of existlng sprawl through lnfilling of small undeveloped 

~arc'~ls r~ther than attempting to link up with the neighbouring subdivision of 

Takhlni. L~~kage would entail low densities and high service costs, ~ it 

would necessit~te more roads, water and sewag~nes than the.infilling of 
<~ 

undeveloped parcels, somé of them wlth multiple-family housing. The planners 
.,.. . 

o 

criticlzed the large lots WhlCh perpetuated high"capital cost and high 

operatlng costs[67]. Newertheless, at a later s~age\the territorial 

-governrnent chose to link Porter Creek and Takhini with a low-density corridor. 
1 . 

The sarne year E~E~Consulting Western Ltd. of Edmonton wa~ commissioned 
~ , ........ ...-. 

~ 

by the territorial government to complète a comprehensive land use plan, 

development plan and municipal services plan for Porter Cree~[68]. Its 

obj~ctives included: long-range comprehensive subdivision RIans for the 

balance 'Of the usable land loca'ted wÙhiQ and immedia"tely adjace.nt i.o the 

" 
existing subdivision; identification of potentially d~velopable areas and the 

'---

design of deve~opment plans. The average~!ze of a singl~family residential 

~ot would still be 65x130 or larger. However a variable lot size provided a 

. 
. weI come option in price [69] . Areas designated for multiple-faœllY dwellings 

were recommended to be developed on a p~anned unit development basis wi~~ an 

average density of 30 units per ~ectare. The plan provi~ed for 438 

s~ngle-family housing units and 390 multiple-family units. 
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Table .3.6 

Expenditure and revenue for 1966-1967, Porter CI~ek , 

1 Expendlture (S) Revenue ($) 
- , 

---
Stre'èt malntanance 11 .223 General 

. 
tax 3.7)2 . 

Water deliver~ubsidy 5.888 Grant 5.889 
Dust contrO'I 1. 750 
Insect control 1.6'50 , 

---
Total 20.413 Total 9,641 

- ., 
, Sourc\ YGR, Porter Creek. file 635-6-18-G, v;6. 

Influenced by th.e expected pipeline boom, ln accordancc wilh the 

Territorial g(wernme-nt's, ~land development policy towards developlng land "Ill ,.. 
excess of demand, large amounts 'of land were developed bet.ween 1971-198~ ln 

• the downturn of the econo~y in 1980 the territorial governmerit 

------13~ Vnso1d lots-in the new exfension of, Porter Creek. 

WBS left wlth 

Property taxes in th,e territori~l subdivlS'lons werc calçulated 
( 

\ 
accordiQg to the services provitied. Improvements 11} a Il otWer are-as of the 

territory wère assessed on the sarne' basis. bul a percentage 'term,ed "hamlet 

,<""'allowsnce" was deducted from the ass~sed value accordlng to location. 'in 

additfon ~he City's 1IIi11 rate was higher than the one ln',Porter Creek. Thi\ 

", 

meant that for an i~Ï1ncal house in Whi tehorse con$,id~rably ~lgmr taxes were \: 
1 

paid thsn for one in Portér Creek. 

When servicing was introduced the largest share'wa9 allocated for road 
/" 

r 

construction. The wide'streets and lârge lots reQuired large su~s of Money." '. 
Of $70.00 per effective front foot, $55.00 was 'alloted for road con.ruction 

inciuding road grade, pavement, curbs, gutters and sldewalks. "Since thi. coat 
, -------.. 

was prohibitive roads were ot!..~y partially paved. and gut!;ers' and .idewalka 
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{ . ' 
were OmlHed [70J. ,Still,servicing costs -for Po.rter CreeI( irr the 196<9"s, 

t . 
inc l uding street malnLenance, water delivety and ,dust control" far exeeeded 

.~ - (l 

" the reyenue collected from property taxe'S an.! the territo,ial grant aC:,corded . ~ 
~ 

to the subdlvision (Table 3.6). 

The rnost up~to-date ser~ced areas 'of rO'I't~r Creek are now inhabited 

by upper-lncorne peopl e, who can aff~rd the single farnÙy hous'es. As the older 

large unservlced lots ~nce cheap, ,are servlced, they change owners because ~Of 

hlgher" prope~ty taxes~a~ the whole s~bdivision 15 slowly changing lts 

~\ 

SOClo-econornlC character frorn lower incorne to higher lncorne. 

---

-< 
-" 

" The Indisn Vi l1sge 
\ 

" 
~ 

M 0 

Indians have 1 ived in the Whiteborse' area since before the gold rush 

and the arrivaI of Whites. Their small settlements have been mov.ed several ", , 
tlme~ from one site to anoth~r (Fig.3.16). -ihè p'reSE!nt conditions in the,. 

lndian Village, ~c~upied since 1950, will be shown as especial~y 
" 

unsatisfactory. Ironically its conditions have been made worse by the ~ 

protraeted planning exercise (1'69-1984) to relocate and deveLop a new 

vi lIage. 

The present Indran Village s ituated north of the Marwell, industrial 

subdivision i5 under the jurisdiction and administration of the federal 
, 

government represented.by the Department of Indian and Northern Affaires The 

Village i. inhabited ~y thé members ~ the Kwanlin Dun Indian Band. li has 

independent statu, as an lndian rezervation and iB' outside the jurisdiction of 

• 
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the city arid territorial goveFnments~ Of the 600 people belonging to the 

Band, o~ly 225 live in the ViÎlage'according to the 1981 Census. ---The rest of 

th~ Band populatio~ lives ccattered around the city and sorne at Lake Laberge 

-
outsl~e, the city limits. Whlle the Band grows at a vety high rate (6.31., a 

year) ,1, the population of the Village lS -decreaSlng bebcause of its deplorable 

, 
-\ 

Since. ltS sett (ement in '1950 the vIllage ~as been ..unsatisfactory 

ma,lnly due to Its po~ite and the expansion of the industrial area. In 1981 l 
there were 54 unserviced houslng uni~on a 20-acre dust cover~d plot, 

- . ." conflned to the north by marshland,to the s~th by the Industrla1 park, to the-C 

wesl by the escarpment, and to the easb by the Yukon River (cf. Fig. 2.2 and ~ 

/ 

2.3. anç 3.17). Until 1976 raw sew~ was'discharged from Camp Takhini and a 
--........,. ,. 

traller park down the ~scarpment to the west of Jhe Villa~e, creatlng a health 

'", 
hazard and·an odour problem. Raw sewage from the City of Hhitehorse flows int~ 

, 
th~ Yukon R~ver, which border~ the Village. The adjoining industrial park 

.~ 

consists of the unpaved White Pass truck yard which creates clouds of dust 

over the Village MoSt of the year. , 
. 

There is a short age of home$.~o~ses provided by DIAND are designed, 

constructed and located with little or no input from thè inhabitants. They are 

po.orly designed, poorly constructed aad ,too small, having or sharing outdoor 

privies[72] . 
\ 

Due to the relocation idea and planning which started in 1969, very 

little effort'was spent on renovation or new hoose construction. In the 
• 

mid-1970's vil1age~egan to take up residence in other parts of the" 

'Whitehorse area. Between 1970 and 1981 about 30i. of the inhabitants 1eft the 

Village. New young families have no choice but to move out of the Villag~. In 

town, people fina accommodation in low-income hous~~ng' and rental/purchas.e ~,. 

î Chaphr 3 198 

• __________ ~ ____ ~ ___ _=_ ___ _ ~~ ____ L_~~· 

1 ~ 



" 

.. 

') e· 

• 

Figure 3.17 . -
The site'of the Whitehorae I~dian Village: 

. 
Federal government tDIAND) housing,1980 (bottom) 
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!),eH er than what they art leavlng, nat! ve peopl e and ·their organizati.ons 

object to these optio:s. The conven:ional home,s are.~suitable for' large or 

extended fami 1 ies and the option in town removes th'~m from their communities. 
~ 0 .0 
1 

The hoùsint programs were developed without consultation with native people 

who want to ~e part ~f t~e planning. design.and construction of their • 
'\, 

homes [73] . 

• Most of the respoflsibility for "running" the Indian Village lies with 

DIAND. ~lhi1e the Vi liage provides Hs own pOJice torée, t~ of W~itehorse 

provides [1re ;rotectlon, recreation and a public transit'system. U~t~e 
transit system started in 1978, the Village was isolated from the rest of the 

~ 
communlty Includlng all'~edical, educational and employment opportunities in 

"''''--'' 

downtown ~hitehorse, 4 km ~ay. 

The City could ~ro~ide more services~such as garbage pick-up, water 

delivery, animal contioi and building i~spection serv~ce but is embroiled in 

numerous cgnflicts with the Village regarding city by-laws. Village residents 
-"'-=:.....-

-_ -'t 

also desire relative auto~omy or independence[74]. To a varying degree the 
~ 

". ' q .. . 
serVIces mentloned are p~ovlded wlth the financlal help of DIAND. 

1 • 

The d.terioration of the physical and social situation of the Village. 
'. 

can be attributed to ~everal basic fact~rs: the defects of the site and its 
- ~ / ,. 

physical surroundings; loss of social responsi~il~ty and self-reliance caus~d 

by a process of selection and moving out of the·more 

populàtion and dependence on welfare of the ones who 

emp 1 oya) t'a s eg~en t 
rem~d; the 

socio-economi~ rift between the white and native population and the 

uncertainties associated with expectation of relocation. 

of the 

PriQr to ~establishmel1.t of a white community the.re, the lndhtn 

people ~p.d for periods of the y.:r, along the banks of ~YUkOn Rive~~ 
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6y the Whitehorse Rapids ta catch~nd dry ~almon. When thè White Pass and 

-Yukon Route Railway was,complet~d in 1900, they were employed by the railway 

1 

company. Jh~ ~rowth of river traffic provided opportunlties in ah!p building. 

ri~er boat wor~ and cutting firewood -for the st~rn wheelers. Due to thes~ job 
D '" 

oppertunities an "Indian Village" w~ established on the east bank n.orlh of 

the presen; hos~ital site. Since the docks were on the west bank and lhere.was 

nD bridge at that time, problems arose in shuttling men and materlals a~~~ss 
l 

the river. Consequently in 1912 the White Pass company barged l~~ lndlans 

across the river and' relocated them on the WhlSky Flals owned by lhe 

co~pany[cf. reference 72J. lnhablled Slnce the Gold Rush, thls area wa. an 

attractive, wooded s~te. According lo people famiJiar with the area, Whisky 

Flals was-unti1 aboul 1950 a well-inhgrated low-income area_Qi both Indians 

-~ '\'. ' 

set aside for t~use of Indl~ns in the 

and whites [75] . 

Therè were also other sites 

_.~~t_o=n native-used lands ~ 
,~ . , . 
Whitehorse a~~e to the 

minl~g-related ac~vities Crown Land agent at Taglsh requeated on 
1 -

behalf of the Indians th~t erved at the head of Lake Laberge, north 

of Whi tehorse where Indlan fami! ie,s were a1ready' set ~-Co~mi su oner Ogi l vie 
.". 

supported the request and urged Ottawa to set aside land for the use of 
'" , 

" ~ 
Indians in the area[76]. When Indian people began after 1900 to move to 

Whitehorse in order to get wage work, in 1921, a simllar action reserved la'nd 

in the vicinity of the town, 10km north of downtown Whitehorse[77J. But .ince 

" 
the reserved site did not present any attraction, it remalned la~iel~ 

unsettleo until the forced relocation of 1950. 

In 1950 when the White Pass Railway Company wiahed to extend it. , 

.operation onto Whisky Flats, this re.~ved site was u.ed to relocate the 

1 -
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I1dlans. They were lII~ved by the Royal Canadl<~n Mounted PolIce to th~ present 
l 

".!.ndlan Vlliage" were DIAND took over the"provision of houslng. 

oThe 1950 reJocatlon COlnclded wlth a loss"of Job opportunltles caused 

by the reductlon of White Pass river traHlc and the end of road 

constructlon[78]. The I,ndlan populatlon became lncreaslngly dependent upon 

welfare and social deterloratlon of the communlty was assoc,laied with the 

dlsrupllon of the move and the deftclencles of the--ttew vIllage. 
-~-

As the 1 dea of a new relocatlon matured, the Band Councll appolnted a 
1 

commJtlee lo plan the opera,tIon and sought the aSsIstance of ~Indlan 

Affalrs Branch. Between 1970 and 1973, wlth the partiCipatIon OP the Band,' 

the Yukon Nallve Brotherhood, the Yukon TerrItOrial Counl:l1, the Mlnlstry of 

Indl<:fn Affal~nd toe Commls'sloner of the Yukon, flnanClal assIstance was 

allocalerl for planning; concepts were studled, several pOSSIble sItes were 

lnvest Igated and, an engIneering consultant (EPEC)o was retalned[cf. reference 

75] , 

ln 1973 the EP.EC planners helped to choose a SIte on the 'east bank of 

:..-
the Yukon River, a short dIstance north of tHe Robert Campbell BrIdge an~e 

Wh1lehorse HOSPI tal (FIg. 3.18). It compnsed a IOw', IOevel bench of about 52 

hectares of, dry, llghly forested ground wlth topography and sol1s excellent 

[or d,evelopment. The Wlkstron'l Road'slte was accessible to downtown by rGad 

0.3 km) and to sorne further rural ,land on which the 'Indians had a clalm. The 
• 

sde.had-the potentlal for satlSfylng a more .tr~dltlonal li,festyle and .0. 

allowlng a unique 'deveILoment.[cf. reference 72]. 

GOals &l"d aSpirations of the Ban~~,'as expressed ln the EPEC report, 

Included the lmprovement of. the SOCIal climate and social lnteractlons wlthin 

the VIllage and among Band members, a new self-sufficlent communitYowhich 

• ù 

would co-ex1St wlth the white communlty but be independent of lt, and improved 
'. 

'\ 
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employment and busIness opportu~lties for Band members and Band enterprises. 

1hose socIal and econOmlC priorities cam~ ahead of lmproved houslng pnd 

provIsion of sewage and water. 

o By a door-to-door survey, endless meetings, and the use of lndlan 

reseàrch aSSIstants, the EPEe planners achieved a good understanding of the 

" 
Indlan communlty. l_n addItIon to heiping the~alld to choose the right sIte, , 

the ErEe plan had several ûther rmportant featurei. \ The study was 

preoccupled with the prospects for economlC developme~t and employment, 

Inclllding opportunltl~s for recycllng the old village SILe and other Band 
40 

1 ands. 

On the leW sIte the planners suggested a residentiai layout of clusters 

focused on extended famIlles who shared a common geographlcal .orlgln[cf. 

reference 72]. The notIon of èommon geographicai origin refers to the twelve 

v!!lages estabilshed I~ 1947 by the government for admInIstratIve purposes, 

from ~lch'the Whltehorse lndlan Ban~ orlgln~ed. 

. 
ln choosing tblS sIte the Band and the planners envisloned a second 

crosslng of the Y,lIkon RIver provldlng a direct link of less than one mIle with 

downtown Whltehorse. The route via the hospital and the present Robert , 
Campbell bndge lS 10km '(6 Mlles) from downtown. It was argued that the 

second br-ldge ~9ul~ support tourlst and commerclal facilitles which have been 

• • planned near the river front and would provide a shorter route to ~ 

transportatIon arteries. The hlgh cost of a second bridge w~s a formidable 

' ... 
obstacle to development of the site. and the Whltehorse Indian Band R~location 

------' 
Committee of 1979 considered this the reason there was 50 little progress~up 

,to 1977 [79] . 

, l b~lieve. powew~r. tp.éÙhe f.ederal policy of lntegration had also 

to do with the inactlon at that time. The lSsue of "integr.ation" is complex 
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" and the Indlan organlzatlons' and lndlv.lduals. as weIl as F,overnment agents 

have sh~fted polltlcally ln thelr InterpretatIons of lt. The 1963 Whitehorse 

Metropolltan Area Plan analyZlng Industrlal land lise of the Han,/cll ;}reu 

states 
o , 

""lt lS assumed. however, that the presl'nt 
pollcy of Integratl'on w1l1 free thlS land fOl 

r 
industrlal uses long before the Sll'rrOllndlnF, ,al ca 
IS completely ulillzed"[80J,J, 

; 

--... -~ 

The Commlssloner of the Yukon Of~60 addresslng the Yukon lounnl 
~ 

about èducatlon and Jobs for :othe Indlans stal ed ',) 
, <', 

" t~ cil ngi"ng t 0 outç;moded t radl t Ions and 
customs would sleadily dlmlnlsh. Whllc al the 

. same tlme Inherent qualltles {Jf lndependence and 
leadershIp would emerge" [81]. 

'Co 
lallqnj!. 

() 

Lambert 0975:9) dU'rlng her research on Integ;JallOn ln Whltehorse ln 1971 
• ..... ~J Cl 

• ....~J~ 00 ~ 
fO'Und that al! her whIte lni~ants belleved that. cultural and social 

assimllation of natIve people was essentlal for lhelr slIccessful cconomlC 
• 

lntegratlon 1nto Yukon and Canadlan society. 

"To the Whltes aSS'lmllallon Implles conformlly 
to white values and behàvioural norms, and 
lmplies thé abolItIon of the Indlan status and 
the Indian Act." (Lambert 1975: 9) 

Wh1le other optIons for housing eXlsted outslde the Village. and the 

poor lIVIng conditIons ln the VIllage created sorne potentlal for Integration 

"-
of the lndlan populatlon ln' Whitehorse, the Village dld nol dlsapptar . 

~-----IntegratIon 1S a controversial Issue. It IS dlfflcult ta predl~t whether 

integ~ation is likely to Lake place in ~ parllcular communlty, WhlCh members 

are likeli to lntegrate. and how long the 

, 
II. ? 

pro~ess wil['take. 

and empirical level, the works by Lambert {1974a at 1974'b). 

~ 
On a theoretlcal 

Dosman (1972) and 

&rody (1971) deal with lntegratlpn and related problems of contemporary urban 
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Indlans. Lambert deals in particular with Whitehorse and Yukon Indians; her 

• conclusion was t~t the majority wlll not, int.egrate or assimilate, and that 

fil rural Indians wi Il not Invade urban centres. Her p~edictl on of 1975 sbll ./ 

---------ùappears pertinent. 

In 1977 the Minister of Northern Affairs T-eqaested that ~ 

proceed with further refinement of plans and cost ~stimates. In 1979 
~ 

ASSoClated Englneering ServIces Ltd. completed the cost study[cf. 'reference ... 
() 

79) . 

-
The Band Re~ocation Comml~tee fixed new priorities and more specific 

plannIng Crlti»r,la. Thé development should relate well to Indian traditiôns and 

llfestyles. It should respect the famlly unit~ encou~age community'social 

activIty, and facIlltate traditional pursults suçh as hunting and fishing. The 
~ 

natural characterlst{cs bf the area should be retained. The village should be 

provided wlth paved roads, water, sewage, electrlcity and communicatlons. 
) 

Utillty dIstrIbution systems should be underground. In order to foster social 
~---

ahd, co.mmunity ld~ntiflcatlon with the 'new village, they wanted to insure a 
, ~ 

-\. 

degree ot independence from Whitehorse. 
"'--

The new village should have its own 

administration, school, recreation facillties and neighbourhood shopping. Yet 
~ 

they dld not want IsolatIon from Whitehorse. In partlcular, 'acçess to jobs lS 

essential [cf. reference 79 . 

Both planning companies ~- EPEC 

(1979) -- had good working rel~tJonships with the Indian 

their récommendatJons refl~cted a mutual agreement ~er planning concepts. A 

;j' 

shortcoming of the 1979 ~lan is that it did not present financial and 

conceptual alternatives. There are always cheaper alternatives, lower 
1 

è 

standards, or short cuts, such that even the Dest plans f~l short .Of their 

purposes if corners are cut during implementat~on. In 198~7.5 million was 
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allocated for the new Indian Village to.be spent over the next five yeats. 

$1.5 millio~-each yêa~ne 1219 study called for a stronger slart and a 

larger commltment over a longer'period of tlme: $27.7 m1l1;on over 14 years, 

$4.' million of it to be spent' in 'the fHst two' year~ [82]. DIAND had found 

the Assoeiated Englneering plan too expenslve, loo elaborale, overbulil. 

unrealistic and too much to handle for the small Band [83] , S"O yel anolhcr . , 
l study had to be undertaken to explore what cd:uld be done ~nlhln lhe ,scopa of 

the Junding. In lanuary 1981 work started wlth a new planning consulting 
~ 

e.ompany, Helne, lohson, Sustronk, ,Welnsteln & Assoclales Lld. of 'Edmonton. 1t 

was agreed-that the concepts set out in the 1979 plan be accept ed [84] . 
" 

,In the 12 years of planning the Band fias 

ln March 1981, 104 people ~ot~d 
lost Interest and faith ln 

(. 

the new vi llage . out 0 f the e 1 1 g 1 b 1 e 35 (j\", 
..J , 

with 96 per cent ln favour of relocalion[85]. The Incilvlduals and famili~ 

who badl~ wanted a change had left, seekrng employment and houslnR elesewhere 

in the Whitehorse area. Incita; leadershlp has concen'trated on the land claims 

.. 
issue, on behalf of aIl Yukon Indians, status and non-status. The louncil of 

Yukon lndians heàdquarters is in Rlverdale, and Most of the leaders live 

oulside -the Village. In. faet the Village has become a concentration of 

marginalized pe,ople, single mothers, oI,d people and Ube unemployed[86). Tt 18 

obvious that some.degree of absorption and integration has Laken pLace, but 

this is not suffieient for the total abandonment of lhe reloeallon idea. 

While the City of Whltehorse was anxious to parllClpale ln the deci.lon ... 
making proeess, it did not find the principles of autonomy of the future , 

village acceplable. The city did not want another municlpallty on their 

borde~s [87J • The City became more raceptlve to the needs of the new village 
'-

in 1979 with the eleetion of a new Counell[88). However now that the .. 
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relocatlon IS becomming a reality both the city and the territorial government 
\ 

oppo&e the retentlon of the Village's independent status on the new site. 

---In 1982 the planner~ completed the scaled-down version of the 1979 

plan. A bridge was not included[89j. The Band still needed Eitle to the land 

and a transfer of ownership from the Government of Yukon Territory. 

But in 1983 the territorial government recommended a new site; they 

suggesteq part of the newly developed Hillcrest subd~V!sjon 

Nelghbourhood), wlthout~Fospects to be sold a~ sett\ed in 

(Mclntyre 0 
~ 

the near 

future [90]. Bullding on this site could' stad almost immediately. It is 

environrnentally pleasant and has scope for expansion (Fig. 3.19). Unsolved 

problems include the status of the land, (the present site, the Wickstrom road 
o 

s'ite and Hllicrest site) funds for tand development, the form of government 

and the relatlonship of the village to'the Cityi90]. Also the question arises" 

how will the quallty of life change for band members, if th~ are separated . , 

from their rural lands? 

In conJunction with the phy~ical planning for relocation a Social 

Act\on Program was prepar~and extra funds reque~te"d from DIAND by the 
o 

ij , 

Band (91). The Band feels hat the program. is necessary: to mitigate , the 

negative effects of integration of the Indlan communi ty' into 
\. 

the white 

community; to preserve and revive lost values a~d rtraditions such as rlspect 
o 

for the wisdom of eIders, the concept of family resp~nsibility. willingness to 

share; to train people to develop the skills necessary to build, administer 

and operate the!r village; to toste~ economic development and develop health 
, , 

maintenance and social support. AlI these objective~ were ?art of the 1973 

plan. 

~ It took 15 years of planning, debate and decisions to make s~re that 
.-- ~" 

the "new" site, Hie move, the form of administration and "government and land 

- 7 • 
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tenure 15 acceptable to the several levers of government and the Baqd. The 

• 
deCISion whether to relocate,. to rebuil?, on the same site or to integrate into 

the white community has consequences for Indian generatfons to come. It was 

--important t~ make sure that the move was wanted and that the Band itself be 
. , 

tolally Involved in planning, phasing and building. While there ls some 10giC 

ln this proces~ of "buying Ume for ironing out dif.terences", the 15-year 
.... 

walting period was destructIve ~o the lndians numbers and self-respect. While 
"" 

lhe relocation wIll bring housing and environment up to an acceptable 
~ 

slandard, lt \>:ill" not ln ltself address some of the major socIal and economlC 

problems of the Band. 

~he'ls5ue of land title and poiiticai and admInIstratIve control 

" played a major role in the relocation delays. It is significant to note the 

dlffcrence ln dev~lopmental history between any of Whitehorse's residentiai 

subdiVlslons and the story of the Indlan Village relocatlon. Resldential land 
'0 ' .j 

15 free and its development is usually effortlesly financed by the ter~itorial 

-: 
and federal governments as requested by the voters. But the provision of funds 

and land'title for the relocation of the natIve vIllage has been and still lS 

a process f~ll of uncertainty and lengthy delays[92]. 

'. 

" 

Upper Whttehorse 

. 
Takhini, Vaiieyview ând Hillcrest located above the Whitehorse escarpment 

are-former military residentiai a~eas built during and in th~ post-war period; 

they are also referred to·as Upper Whitehorse (Fig. 3.20). They were part of 
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t.he Military and Federal Reserve crèat,ed1.,y t.he- Canadian Government ln 

response to the land needs of .the ~1l t.ed States Army (cf'?FîKJ 2.7). 1 he 

,Mllitary Reserve covered an area extendin'g seven miles norlh lo south and two 

mIles east lo wesl. The ~illt.ary and Federal Reserves spread OV~I n,770 aCI~s 

of which 2,600 acres was an army reserve (TakhinO inc1udlng a r.mLlII ft'dt'Ioli 

area. '650 acres we~e occupled by the Royal Canadlan AH FOI'cc \Hl Il CI ('st \. 

and 1,25'0 acres were t.aken up by the Départment of Transport lncllIdll1f.!, 111(' 

Alrport and Valleyview[93). 

While by 1982 they contalned only 8.5% of the "Clly's lotal h01l51nf.!, 

" unlts, ln 1963 they contalned 301 of the Whltehorse area hou5InR slock (s('c 
• 

above Table 3.4).' In tact ln 1956 Upper Whltehorse housed more lhan half of 

the Whitehorse area populatIon (Lotz 196}). However Ils slgnlflcancc Ile!. not 

ln the number of people lt housed but ln lts locatlon and land lise. 
1 

The military establishments (resldenllal and serVIce f-acIlIlles) llscd 

up excellent bUIlding sites and a large amount of land ln the ImmedIate 

vicinlly of Whitehorse for, a very 11mlted number&'of people. ThIS land only a 

decade later could have been usêd for the planne~ and effICIent expansIon of 

} 
the CIty. 

The military residentlal areas were selfconlained, 'and we!l laId oulon 

large lots. Lot size ln Valleyview and rakhlnl varies betwoen 560-1200 mZ 

(6,000-12,000 sq.tt.) and in HÜlcre.st between 500-610 ml ('),400 - 6,600 

sq.ft.). The residential ~as had their own"water and sewage system, the 

, 
firsj: ln the Whitehorse area. The mostly ,detached house~ were weIl ,dé,s 19ned , 
and at the time of their construction considered,luxurious and waste~ul 

o 
compared to other local.. housing[94]. While physlcally and admlnlstral1vely 

(until 1971)'separated, Upper Whitehorse in man y ways was and 18 an integral . 
part of the Whitehorse community. During the war years and the po.t-war 
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period it dep~nded on Lower Whitehorse for entertainement. shopping. 

Q educational and rellgious facilities (Lotz 1961). 

Duflng the war years Upper Whitehorse housed lhe United States mlJltary 

personnel who at the beginning lived in tents and barracks. Afler 1940 when 

the Canadian portion of the Alaska Highway was turne~ver to the lanadlan 
-~ 

government the area was taken aver by\the Canadlan Army l:.ngtn'Ccrs. Deparlment 
f 

of National Defenc~, the Royal Canadi~n Air Force and sorne federol go.vernmenl 

departments (Ridge 1953:216:297). In the early 1960' s when the mil d.ary lefl , 

Wnltehcrse the three resldential a~eas were trarisferred lo the federaJ 
1-

department of Public Works to house federal government empJ oyees [95] . 

Hlilcrest, Takhini and Valleyvlew are still desirabJe hOUS~ areas due ta 
-'1 

their attractive location, the size of thelr lots and houses and thell 

proximity~o the cent;e of the town. 

Attempts to admlnlstratively incor~orate parts of the area ln the City 

of Whitehorse have failed until 1971, when the whole area was amalg~mate_d in 

the enlarged clty[96]. Attempts to redesign and add to laRhlnl also falJed 

because it proved to be' unecono~ical [97). The new residential subdiVIsion of 
/' 

~iilcrest when fully developed i~--planned to integrale bo~h VaIleyvlew and 

1 Hillcrest. 

} ..J 

Hi 11 Cf'est 

In 1976 the territorial government report "Hou.lng and land .trategy for 

pipeline development" , .... in additton to the "development to capacity!' of the 
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fi!" existing residential areas, identified the need fqr an additional 400 

single-family house lots. The Hillcrest 'subdivision incorporatlng two existing 

• subdIvisions (Hillcrest and Valleyview) and an additional'420 hectares of 

land northwest of the Airport was identified'for develo~ment in 1977 (see . ~ 

above Fig.. 3.20). olt was the fitst WhitehoJ;se subdivision to be 

comprehensively planned Incorporating progressive plan~ing concepts. While the 
r "',,_ 

, . 
~ . 

total populatIon c~acIty projected for the new a!ea is 10,235 with an overall 

population densIty of 32 persons/hectare assuming 3.2 persons per household, 

as a fIrst phase 5~7 single-family house lots were prepared for 

~evèlopment[cf. reference98J. It was antlcipated that the skeleton of aIl 

~ommunlty servlces would be installed with pockets of r~identlal land 

developed'In Pha~se~s~.--------~-~~~ ~ 

From a vIsual po~t of view the gently.rolling land covered by 

moderately open to dense pine forest is extremely attractive. The,landforms 
~ .. 

within and adjacent to the area reflect tne effects of the retreat of the last 

ice-sheet, 'coniequently sorne areas with bedrock were ~»el~ed from the 

prop'osed developm'ent· area, limiting development and iQfluencing the 

distrIbution of different land uses. 
\ 

'" The outline plan was prepared by EPEe Consulting Western Ltd., veteran 

planners of the City of Whitehorse, within the ~ntext of the 1976 General . . . 
Plan, and it r~spected the density-related.con~traints supplied to them by the 

.:lty [cf.. reference 98) •. The outI ine p~n [99] re~ects the following 

considerations. Neighbourhoods are sized to en~ble the ~upport of an 

elementary school. rhe neighbpurhood
o 

with a population of 2,3QO to 3,2~ is 

cenhred on a~ elementary school and local sh~pping facilities with p'opulation 
~ 

density decreasing from the centre towards the' extremities of the 
.. 

neighbourhood. While a mix of residential land uses are planned for each 

• 
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neighbourhood, they are plan~d in pods with '\:he .;~mphasis on lower 
. 

neighbourhood densities (Fig. 3.21). The outllne plan allow$ lhe prov'ision of 
___ '- 1 

a desirable interrelationshlp of houslng types within each neighbourhood 
"\ 

J 

through indivldual subdivlsion cluster designs. However the maximum gross 

neighbourhood p66ufation density IS limlted t~ 37 persohs per he~lare. One of 

< ' 

the subdIyision clusters in each neighbourhood has been designed [or either a 
; 

mobile home subdivision or a mobile home park. Land deslgnaled for 

mulbple-family housing is t.e be planned on a Planned Unit Devel'opment baslS, 

"""-- - -
The urban a~terlal and collector roads provlde for bicycle palhs and 

cross-c~untry skl trails. The sin~mlly housing areas slill Lake up most 

of the residential land. Because of thelr locatIon, they also takc advanla~e 

\f most of the opel'f ,space. The mul tipI e-fami 1 y h!,us l ng areas 1 ncorpOI a t i ng 40% 

of the dwellihg units, use only 9% of the total resldenllal land (labl~ 3,7), 

The original de:lgn foncept conslsietl of four nelghbourhoods, \wo of 
r _ h-___ ~ 
whichoencompas~ed the existing Hillcrest and Valleyvlew SubdiVIsIons. While 

the origin~l neighbourhoodp and the deyelopment ~lng were chpnged by 

,~ , -
Underwood McLellan(1977) Ltd. who did the detalled engineering analysis, the 

r 

design concept and planning principles remalned. consistent wilh the philo8ophy 

outlined in the original Design Brlef done by EPEC Consulting Western 

Ltd. [lqO]. However actual housing development in th~ two new ~lllcresl 

neighbourhQ.Q.Çls did ~o~ occur unUI r984. In 1983 the Yukon govcrnment offered 

to sell p~rt of the em~ty Hillcrest subdivision built ln antlclpallon of an 

increased demand for housing for the purposes of the Iridlan Village' .. 
reloca-tion. The "Mclntyre Neighbourhood" was rèdesigned to accommQdate the new 

Indian Village, thus drasticall~ cbangfng-the original plan for the area <aee 

al:~ove Fi,gs. 3.19 and 3.20.). . 

/ 
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o 100 500 

lo .... -d.n.,ty (.,nl.le-famlly relldenllal 
and mobIle home .ubd,v,.,on) 

-

m 

Il • .,d,ulI-den., ty (lIulllple-famlly re~ldent lai) 

c.P. nO'n-relldentlal lncludlng commerClal~ publIC ule 
o and open Ipace 

1 
'Outline/lan of HIllcrest SubdIVIsIon', ~ource : City of Whltehorse, 

map sheet 2. 1977 . . 
/' 

Figure 3.21 Hllicrest exte~~ "NeIghbourhood 2" 
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Table 3.7 

",'/ 
Percentage dlstrlbutlon of hOllslng type bV 

nelghbourhood, Hill crest SlIbdlVI SIon 

Convenllonal Mob 11 t:' home C.) Mul tipi 
singie-famlly 

(' 

. ) famllvC 

~ 
( .;') 

Nelgh- Land Dwe l . Land Dwel. Land 
bour- unit lin 1 t 
hood 

1 72.9 45. 1 6.4 8.6 {J.B 
2 78.3 63.9, 9. 1 8.3 b.l 
3 63. l 50.4 20. 1 29. 7 0.5 
4 70.2 52. 1 10. 1 13.7 Il.S 

Note: Table excludes eXlstlng Hlllcrest and Valleyvlew 

. 
-

----
() 

\1 

- -

we 1 • 

nit 

4b.1 
27.7 

lI.LJ 

14.7 
J 

Source: DeSign ;'rlef, Hlilcresl SubdivISion, City of Whltch(lr!>t', }}'I.( 

Consulllng Western Ud., 1977, p.16. Dwet.;Dwelllng,. 

Nobile home courts, parks and subd1v1sions, 

1 
o 

" 

Moblle home liVing 1S a market solution lo affordable and Inslant hOLl5In~. 
r -

This fact was rec~~lzed by many munlclpalltles ln both Canada and United 
~ ~ 

States who created 'or adopted spec,lal by-l aws and deve 1 opmenl st ,mdards tu 

accommodate and Improve the standards of moblle home Ilvlng[IOl). 

Mobile home llvlng ln the Whltehorse area became'wldespread al the end 

--of the 1960 ' s when, due to the mlnlng boom in the lernlory, the large number 

of incomlng people needed- affordable and immedlateO accommodat 1 an. However 

, 0 

, 

neit.her the City, nor' the territorial government was prepqred to house pe~ 

in mobile homes. There was no space avallable. The only sllê- where mobIle 

homes were allowed on a temporary basls was ln Porterr Creek [102). 
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11ïëIew pnVâtely owned trai 1er courts ,opened late 1960's 

were poorly planned and developed. They we're ln less accessIble locations 

(e.g., Lo-Blrd Trader Court, Porter Creek Trader Court), or on unsui-table 
" 

margInal lands Ce.g., Takhlnl Traller Court) ln an unpleasant envlronment[103 
/ 

tr 1 g. ~ Chàpter 2). A proposaI for a centrall y-l ocat ed Cl ty-owned mobi le 

home park was turned down for lack of funds [104]. Whll e the 1974 Mobile Home 

ParI<. By-Law Introduced regulatlon, and control and establlished standards for 

lhe layout and construction of, moblle home parks and subdIvisIons those 

alrcady estabillshed have retalned thelr appearance and standards to date[105 

(rlg. 3.22). 

o 
DUrlng the 1970's the trend ôf l1vlng ln moblle homes Increaseçl. Whlle 

ln ]971 lhere were on!y 250 mobIle home unlts in the Whltehorse Melropolltan 
- - "1 

Area,-~977 there were 623 (or 13.81. of the houslng stock) , and demand was 
t 

on the Increase ln the range of 30 to 60 unlts per year (106». However due to 

the economlC downturn of the economy demand for mobile homes lessened. In 1982 

mobIle homes formed-rz.5ï. of the houslng stock[107]. 

Th~ ~976 CIty of Whltehorse General Plan\recognized the existence and 

growlng trend of moblle home lIvIng as an economic housing alternative. Its 

recommendatlons stressed the importance of locational criteria for mobile home 

parks and subdIvisIons. MobIle home dwellers require the same municipal 

? 

services and resldential amenlties as single-family homeowners or 6ther 

Il 

cltlzens. For thlS reason the IntegratIon of moblle h~me accommodation within 

.b
new resQldentlal development areas was recommended on specifically designated . 

• 
areas zoned ln two categories, areas zoned exclusively for~mobile home units 

·wlth a minImum lot· size of o450m 2 and areas zoned for mobile homes with the 

possiblilty of conVerSIon to a conventional single family dwelling (minimum 

lot Slze 540m 3
). Due to the expected opposition of property owners to 
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Figure 3.22 Mo~ile home park.: Porter Creek (top), Do~town ~itehor.e 
(boHolll) 

o 
a 
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development of mobIle home subdIvisIons in estabiiished areas experience shows 

lhat the 

5 tage of 

proper tlm~}O~ plannIng such subdivisIons is ln the outllne plannlng 1 
a new reSld~ntlal area. 

The new mobIle home subdIvisions In'Porter Creek, Crestview and the 

Northland Traller Court de~eloped since 1977, are weIl planned wlth adequate 

space fOIr additIons, recreatlon areas, stor_~ge and parking r[108 . In 

(" 
Crestvlew, Porter Creek and the Hillcrest extensIon the mobIle home 

subdiVISIons are Integrated ln the regular nelghbourhoods. Mobile home parks 

..
are nelghbourly and szcIable. They are also weIl adapted to the local cllmate. 

Q 

Almosl ail mobllè home~vestibules, closed-In porches to reduce heat loss 
" 0 

and create added storage. Il 

·A large percentage of ~hltehorse'~ulation 15 transient, thelr 

slay ranglng from a few months to a few years. Another variable but lmportant 

segment of the populatIon 15 lIvIng on Incomes provlded by seasonal 'jobs. The 

. . 
moblle home, an Inexpenslve accommo'dation, can 

substantiai financ1al resources. ln the early 

• 
be b~th ~ed or re~ted 

1980's when aIL housrng 

Wl thout 

constructIon and transactions were at a record low the MOSt saleable housing 

• accommodation was the moblle home [109] . 

o 

~ 

Country residentie7 subdivisions 
l 

\ 

-l 
In the early 1970'5 due ta demand and pressure from the community for 

larger remote building lots the territorial government and t~e city ~oked 

into ~ays of provlding them. The city's planning consultant (Central Interior 

o 
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Planning Consultants Ltd., Prince George, 8:~~ advlsed agalns! dlspersed 

, 
llvlng because of the hlgh costs of publlc serVIces. lncludlng heallh. 

education,emergency and securlty. They recommended lhal fton-urba~ acllvltlcs . 
requlrlng large areas be permltted only by lease not sale of }und. 

" Wh'en we starl with publ.1C land there lS ') 
'increasing support for the vie~ that reasonab~ 
term leasing wlthout guarantee of renewal can 
malntaln the land value wlthout unearned 
Increment to prevent subsequent deterrent to 
economic housing or other developmenl ..... in 
your d(Whltehorse's) instance, l feej qUlle 
strongly that property allenated from the. 
(publl~) domain should be ln the form of leases. 
and not become opportunitles fQr speculative 
gain at the cost of public Investment."[110) 

Nevertheless ln 1975 after the City Planning Board a~ (ouhcll 

Identifled the demand for êountry residentlal pacrcels, the terrJtorlal 

gO.l;lernment stad:ed work on" two planned country resldenllal subdiVisions (f Ig. 

2.3, Chapter 2) .• The lot Size varled from a mInimum of .891 heclares to a 

maXImum of 1.86 hectares. The range of Slzes created a rang~ ln pricing for 

wlder buyer appeal. The lots were sold fur $2,~r acre[cf. references 
o ; 

33,34 and 36) 

While the request caIled for low-cost. mlnlmum-serVlce lots and 

the priee of the lot was not expensive, lt was clear thal building and living 
1 

in such a subdivislon would be expensive and affordable only to middle or 
~~ ... o , ,. 

amounted to 

people. Th\ ~ost of a 

about $12,O~. 

weIL and the requlred sepllc tank alone high-income 

As wlll be shown later, taxes would also 

. 
have to be high. '\ 

The McPherson Subdivis~on (55 lots) was developed and sold ln 1971, 

then thAawolf Creek"subdivlsion 014 lots) in 1978 (Fig. 3.17). ServIces 

'/ 
included legal survey, road gradlng and primary el~ctric .and telephone 

Q 
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Figure 3.23 Country'residential subdivisions:- Mceberso.n (top); 

Wolf Creek (b~tom) 
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transmlssion lines. Each lndlvldual, developer,realtor or bUIldIng contractor 
1 

was allowed to pu~chase only one lol, and re-subdlvlslon was forbldden. 

AlI lots were sold immedlately. Il was the f lrst t Ime thal ;l 

subdl~lslon was opened wlth such large lots and a wllderness seltln~. However 

the high turno(er of property 6wners since lhen shows lhal livIng t.hcre for 
, 

~ost people was a dream feaslble only for a shorl perlod of tlme. ,~ 

\ 

Incon~enlences assoclated wlth IsolaLlon , hlgh-c05t transportat Ion and 

flnancing make famlly living dlfflCUlt [cf. reference 35 . livIng ln the rural 

subdiVISion 15 a beautlful, expen51ve and lonely experlcnc~ especlally for 

children (Fig. 3.23). 

Summa~y 

) 
o 

'UnUl' the fast l1etropoUtan Plap 1.0 1963 the City of Whltehorse had no 

.t 
urban growt~ pOllCy of any kind. ThiS is attributed to' the lown's earller 

stagnation and to a lack of falth in ltS future eXistence. ln laLer yearli, 

the consolidation of a policy to guide the direction and rate.of developmenl 

was prevented~by two factors: th~ restrlcted cikY 11mlts and tp~ 
<.. 

uncoordinated Jurisdlctlon and development outside city Ilmlt5 .. Thu 
------------- --------

Juri~dictional split was detrimental to the city admlrrlstratlpn durlng the 

1950's and 1960'5 when city limits were restr1cted. whlle resldentlal 

~~ 

expansion outslde was encouraged, underminlng the Clty'S tax base. During 

that p~riod, land ~se policy ln the Yukon reflecled the Federa~ Governmenl's 

wish to populate and settle the north in orde~ la assure Itl presence there 

Chapter 3 223 



( 

c 

• • 

c 

-;. 

and to provlde a work force to build an infrastructure ~or future resource 
o 

exploitation. New land for resldentlal purposes was cheaply avallable, 
o 

leadlng to exten~iv~ land use wlthout much planning. 

The 1970's'brought a serlOUS 
~ 

concern for the future use of land, both 

lnside and outslde city llmlts~ and lhe establishment· of several pollcles ~or 

Durban growth and development ln a more financially efficient manner. Past 
t61 

mlstakes had to be pald for. 
1 ~ .' 

Ali threo levels of government have formulated 

land development pollcles, but because eacp level of government responds to a 

dlffereni geographlcal and flnanclal order of Ju~isdictlon, It has a different 
o 

set of prlorltles. 
j 

The ba'slc need for a city to be ecopomlcally bullt and' managed does not 

have the s~me slgnlflcance for each lev~l oi govprnment. In fact it is not a 

part of thelr l~nd de~opment and urban gr~wtt policy. The munlcipalîty 15 

more concerned wlth thls than the other two levels of government. The hlgher 

lev~ls of go~ernment seem concerned above aIl to attract skilled and 

professlonal people to the north by Offerin~hem a life,lyle no longer 

affordable ln southern Canada. 

ln Whltehorse the role of government in shaping the resldential ' 

lan~scape is very powerfui. A llmited land market f~n tions only in the older 

• part of the city. For new development there i5 aIl 

~developed land 15 pUblic property. The government decides the timing, 

quanl1ty and local1on of land l!-ô be developed. There lS, hpwever,.a housing 
o \ 

~drket and~the urban economy function5 in the gene~al framework of the markpt 

economy. 
~ 

_In summary the territorial government land deveLopmernt and planning 

policy was guided by the following princ~ples. In order to fully control 

development both oulsid& and inside c~limits, only developed land (at least 

l ~j / 
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surveyed and subdivldeti) lS made avallable ln deslgnated areas. The government 

does not proflt financially from resldentlal land development: in faet we, have 
~ , 

seen I:hat II: Indlrecl:ly SUbsldlzes the proce\Ss. Resldenllal landoCol" 

slngle~famllY houslng is sold at develo~ment cost. T~e gover~menl has 

succes full y prevented speculat cJot-s apprOpi"l all ng "'the s~rpl us va lue acqui rad, dlle 

to services, location and lIme passed by llmltl~ lndlvldual, lo lhe pl1lchasl' 

of oné lot (or two adJolnlng lots for one clelllng) and developers lo only S --
lots. ln addItIon, developed lan~ sold by the governmenl must be blliit on or 

lt reverts back to the government. Priority of selection IS ~;ven to 

lndlvlduals ana InstitutIons. Rural lands are sold)wlth'an agreement thal 

they can not be subdlvlded' by thelr owner. The amount of lan) developed 15 
( .. 

calculated on the basls of a careful monitoring- of the hOllslng market and 

perce~ electoral demand. The cholce of loc"tlon of new subdivIsions and 
J • 

extensions is determlned on the basls of slze wlth large lracts yleldlng 10U 
~-

, 
ta 500 lots being developed using the prlnciple of economles of scale. 

Development of neW' residenUid extensIons was carrred out concom-n.enlly ln 

severaljarea~ ln order to provide a cholce of lo~ation, prlce and Ilfestyle. 

ln the arly 1970'5 the CIty and terrItorial governments adopted a pollCy of 
) 

raIslng aIl residentlal areas t~he same standard of services . , • 
The history of resldentlal land development and planning over the 

last fody Changes ln attItude and 

adaptati on 

years shows a Slow\adaptatlon process. 

of land use to Ithellocal SOClo-economlC and ~hyslcal conditlo~8 are 

the rtsu1t of ~eeds WhlCh have arlsen from financlal constralnts. depletlon of 

~.s~ro., and a ,.aroh for alt.rnativ •• olu"on,. By th. 1980', th. 

resid~ntlal areas of Whitehorse offered a wlde varlet y of lifestyle 

alter~atives, most of them in low density residentlal settlng& (Table 3.8). 
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Table 3.8 

Variety of low denslty resldentlal lots, 
Whitehorse, 1981 

ReSldentlal area 

Downtown .... 
Riverdale 
Port er Creek 

North 
South 
New developrnent 

Hlll crest (old) 
Valleyvlew/TakhInl 
Hobby farrns 
Wolf Creek and McPherson 

Average lot size (m 2 ) 

x 

465 
725 

1120 
186'() 
780 
500-610 
560-1120 
6.1 ha 

- .8-2 ha 

sour<~: 'C,ty of Wh"ehoroe: Survey .nd An.lyds, 1976', stanlfASSSOCla..,tes 
EngIneerIng Ltd. 

o 

The _residenti.l areas~derwent various ChangeS~e and character. 

Downtown gradually lost its appea1. Both the 
\ 

exi~ting a~,incorning population 
i 

was drawn to the new subdivisions'which were 
tl 

very attract}ve especially from a 
/ 

'physical environrnental point of view. ))owntown, with its lack of vegetation 

and landscaping, neglected and untidy buildings ànd lack of character remained , 
. 

favoured only by those who valued ItS centrality and accessibility. Squatting 

widespread durlng the 1950's and 1960's, was great~y reduced . 

Riverdale was developed to answer the need of government employees and 

~ 
other ~rofessionals for ab ove-average housing. River_<lale stayed upj>er class, , -

attractirg government employees of higher incolD'e levels due to' Hs centrality. 

~ 
,~ 

attractive landscaping and houslng and its similarity in p~earance to 

southern Canadian suburbali developments. Its central~part s a medium density 

area with row houses, apa~tment houses and duplexes was an afterthought. when 
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government planners ~eallzed that unless more var!ety of housing were provided 

the area would develop into an exclusIve subur~. 

Porter Creek was developed plecemeai from an unservlced rlbbon of rural 

" s'tyle lnto a servI~ed suburb of lncreaslngly urban characler. Slnce it dld not 
~- ~ 

h~ an overall developmental plan' until 1976 lts early pads are ex'~rem('ly 

wasteful from a~and use pOInt ôf view. 

The hlstory of the Indlan V'llage and ItS relocat 10n differs markedly 

from the development of aIl other resldentlal are~~ many respects: Thc 

provlsl0!1 of funds and lanc!" l1lle for the relocatlon lS a proccss full of 

uncertainty and lengthy~lays. AlI partIes Invol'ved -ln the 

't proceeded extremely cautlollsly and slowly seeming almost lo 

')clocation .have 

take advantagc of • 
,/ 

every obstacle in the way. To sorne extent thlS 15 due to. the Independent 

status of the Kwanlin Dun Indian Band. outslde the jurlsdlctlon of the ~_(y 

~ and territori~l governments. The process was probably slowed down by the 

simultaneous land clalm negotlations for the 12 Yukon Indlan<bands. includins 
,.. 

Kwanlin Dun, which i5 unique ln belng located ln a large urban area. The facl 

that the Whitehorse Indian Band unUl recently ~n a weak fl':>sition from an 

organizational and educational point of view did not help. While the 

relocation is finally at hand the SIte decided upon is not the one which was 
, v 

chosen by the band on man y well' reasoned grounds. It 1S a site WhlCh, albe1t a 

very attractive and good one, was chosen by the territo~lal government for 

'" purely financlal reasons, 

Questions raised by the relocation to the Hillcrest site are: How, WIll ... 

the new Indlan Village and the rest of lhe_Hlllcrest subdIvision be 

integra1ed? What kind of facilities and &ervices will be available in the 
~ 

area? Will the band continue lo be a distinct legal and political community al 

the new site or will it become part .of the ~ity of- Whitehorse7 Will the 
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overall Yukon land claim agteement apply to the new site? How will the quality 

of life be affected for band members, separated fr~m their rural land~? 

/ -
The residential areas of Upper Whitehorse (Takhlni, Valleyview and 

.. 
Hillcrest) were developed to ~ouse.military and federal government employees. 

~ . 
The mobile home park~ and subdivIsions, housing 107. of the population ~re~a 

contemporary manifestation of a need for affordable transient)housing . The 

country residentlal subdlvIsl~ns (Wo~f Creek and McPherson) were developed 
c 

recently to accommodate rural lIvIng on the outskirts of the city. The new 

Hillcrest extension, not as yet sold and built on (1984), was'planned to 
\., 

accommodate a wOlde range of people lncorporating mode.rn planning concepls. Hs 

future however ln view of the 1983 decision to relocate the Indran VIllage to 

parts of the sIte is not worked out as yet. 

Suburban llvlng ln Wh.lt~ho:se is ve~~ s,lmilar tor in 

of large a~d small Canadian citles. There are two dlfferences. 

other 

One lS 

' -y 
suburbs 

that 

there lS no larg: urban core to this set of suburbs. The other difference is 

that the residentlal areas of Whitehorte are very close to the wilderness. Due 

to the distances between residential areas and from each suburb to various 
, 

urban facIJities people drive eve-rywhere, to wOr'k, to soci~lize, to ·shop, to 
'. Q 

take part in the many church groups, and to use sp~rts and recreatronal 

<l 

facllitles. 'Except' hr thèr~ral subdiviSlons, all~reas are part of a very 

efficIent (from a pub1ic servi.ce point of view) but heavily SUbS~ 
transit. system. '\ 

There is a lot of open spa,ce inside the developed residential areas 

that cannot bé and is'not actively us~d. Its only purpose s~ms to be to 

ensure privacy an, an <>pen vi~w~ l'1~sr't h(),:!ses ~re placed 'in the centr:e of the 

lot with large back and front yards. The streets are wider than can be 
~ 

justifi~d by~the traffic. 
~ 

.. 
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Multifamily developments in Whitehorse lad both personal and publlC 

outdoor space. In sorne cases the lalld lS there but 1t 15 not usabkï.Qr 
~ 

anythlng. The multifamily 4evelopments are simply dropped on the site wll~oul 

------------------__ eanaurlng usabl~, functional space5 c(~se by. In Riverdale for exampl,e ail lhe 

.. 

, 

apartment houses and townhouses are enclosed in the bull t up area (see 
,/ 

Riverdale zoning map, F lf~,. 3.8) . There 15 no park or other usable open space 
• 

ln the vlcinlty. Mu 1 tl P 1 e- famii y re!' Identlal deve 1 opmen l s lise less land per 

dwelling thaf s~ngle-famtly housing but the land thus saved IS not lIsed for 

their inhabitants' enJoyment. 

By the end of the 1970's lt was possIble rot b~~h the 'clty and 

territorlal governments to learn from thelr own experlence. Accommoda~ng, '\ 

different lifestyles in one residentiai area became ~ore acceptable, and lhe 

newer developments reflect thlS prlnclple. The provIsion of lols of various 
J 

,~es and the integration of mobile hom~ subd1VlSIons ln convenllonaJ 

~ 

residential areas are.examples of an adaptatIon lo a demonslrated nced. 
1 

The solutIons of one period became the problems.of a laler stage. 
1 ~ 
Rorter Creek was developed ln the 1950'5 and 1960'5 as a rural subdIVIsion. 

The lots were large' and"not intended to be serviced. Wlth the growth of lhe ___ -----

• populatIon and the need to fill out the subdivisIon. sanllaly and other 

problems came to the fore. People startèd.to organize and ask for services. 

But the large size of the lots and extremely wide roads m~de capital and user 

charges prohibitive. 
cs 

The experience with Porter Creek was the cause of the, Clty'S ~eluctance 

to provide any more large lot residential qevelopment inSlde CIty Izmit. unlil 

f 
,J the end of the 

. 
1970'5. For the new rural subdivisions develpped at the end of 

1 
the .1970'5 a firm policy has been formulated that the lots must be large 
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c enough tû accorrlmodate thelr own weIl and septic tank and that they wIll never 

be servlced. 

ln Whltehorse sorne problems are gradually and parbally solved, while 

ûthcrs never gel closer ta a fInal solution. Serlous sOClal problems due to 

poverty comblned wlth ethnlc confllct, the seasonallty of many northern Jobs, 

and lhe unccrtalnty of economlC development are nct subJect to resolutiop by 

J~~raved land and houslng POllCY. 
o 

\ A major flaw ln the Whltehorse urban growth pOliCy lS the lack of 

coordInatIon between physlcal and sOClal planning. Most pollcles serve the 

... ~ 
Inleresls of the mlddle and upper-lncome maJorlty. Whlle the low-Income 

l 
F,ro\Jps llke the elderly, the handlcapped, single-parent famllies and people 

WIlh temporary flnanClal problems are permanently present ln the population as 

a whole, lhClr problems have been dealt wlth on a very low level as regards 

(~ • l.3nd development . The houslng marke-t does no+ plovlde for! low-Income gro,ups. 

BasIc problems _assoclated wlth government land development are land 

waslage and the apparent lad of concern wlth overall spendlng on capItal and 

e 
operatlng costs of local government. These two problems are closely related. 

"" 
The nexl chapter will continue the analysls of the Issues ralsed and discussed 

-hcre on a more technlcal level. The Instruments of plannIng, communlty plans, 

subdiVISion plans and zonlng will be analyzed in the context of local physical 

and SOCio-economlC conditions, concludlng wlth the ImplIcatIons of land use 

for municipal finance, munlqipal services, government grants an~ property 
,. 

taxation. 

/, 
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Associated Engineering Services Ltd., Edmonton, 'Feasibility and cost of 
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papks, theil' pl'esent inadequacies and l'ecommended solutions. Cl t Y 'd 
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102. Mobile homes and parks, 1967-73, WCR, file 6225(5), VA, Whitehorse 
103. WMtehof'se St81',_ 21 January 1976. 
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INSTRUMENTS OF PLANNING AND IMPLICATIONS FOR MUNICIPAL FINANCE 

While the preceedlng chapter was an account of the sta~es of 

residential growth. here an analysls of resldentlal plannln~ inslruments and a 

--dIScussIon of the ImplicatIons of land use for muniCipal finance are 

presented. The Ilnes of inqulry of thlS chapler are simllar to lhose ln 

Chapter 3, but the approach ~ere IS more technlcal. 1hese conccrn : (1 ) ~he 

level of conSClousness on the part of the dlfferenl levcls of governmen\ wllh 

regard to the economlCS qf urban desIgn; and the dl fferenl concepl.! ons of 

~ 
plannlng and urban growth hel'd by professlonal planners, the dlfferen! levels 

of government and residents from various SOClo-economlC groups. how these 
---. 

differences have been dealt wlth over the years, and the exlenl to WhlCh the 

planning concepts used were borrowed, adapted to or deslgned for lu,al 

condItions. 

Durlng the last 20 years ~ contalnment of land use through the use 

of planning instruments Ccommunity and subdiVISion plans and zonlng) and the 

adoptlon of progres!;) ve concepts has, evol ved cons l derably. However the a'l ready 

dlspersed city and the dlsparlty eXlsting between serVIces provlded ln yarJOUS 
" . 

resldential areas has had serlOUS ImplicatIons for munlclp\l finance. The hlg, 

costs of serVIces are not per.celved to be conseqwences of Whltehor~e'5 extra 

elbow room. By 1982 suburbs of more southern Canadlan cltles are a\80 
.(' 

recognizing the sarne dlfficulties. In social terms, the fact thal 
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people, now many people, cannot afford housing, 15 also not usual1y attributed 

to the creatIon of exçesslve elbow room for sorne. Of course other factors 

5uch as lncome level5, flnanclng and labour costs contribute to the 

affordablilty questIon, however It 15 mainly the excessive Size of the 

settlements with theH sprawllng road and ublity ~ystems and thea t..aking up 

more and more land for varlOUS uses especIa11y slngle-family hO~lng, WhlCh 

causes lhe Increaslng 'affordablilty Ipr(lem and 

houslng. 
o 

1 

Inaccessibllity of quallty 

EvolutTon of Instruments and concepts of planning 

" 

Whlle the IntroductIon of planning tools and evolving plannIng principles 

1 

was badly needed, Whltehorse's physical and soclo-economic conditions required 

thelr ~rcful adaptatIon. AlI the plannIng tools Intrgduced in Whitehorse to 

accommodate new prlnciples such as residentiai area planning on the basis of 

lhe nelghbourbood unit principle, clustering, development on a planned unit 

development basis and zoning in pods, were devised in southern or central 

North America and Europe as .responses to conditions in large cHies with 

competltlve land market pressures in order to preserve open~space, light and 

alr, to constraln incompatlble uses, and socialiy to pr?tect spaces, make room 

and insure mobility for those who could afford It. While their merits, 

especially the more efficient way of developin raw land to reduce ~osts of 

servicing in spreading suburban developments, re undisputable: the Whitehorse 

urban condltioh diff';rs substantially from the places where these concepts ~, 

o 
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were'developed. In Whltehorse , there IS not suth severe competition of lises 

and no large populatIon to settle. R~ther there was a recognlzed nced to 

1 
co~press, compact, and squeeze the city! So aIl of these concepts should have 

been specifically adapted to the entlrely dlfferent condItions of thls 

particular northern town. 

City, subdIVIsion and reglonal plans 

Thè flrst met(opolitan plan adopted by the federal, terrItorial and 

----. /' ....... , . 
municipal governments ln 1963 contained enough valuable Ideas and concrcte 

recommendatlons to gUIde the growth of the Clty for at leasl the ncxt \hlrty 

years. Sorne of the crucial land use recommendatlons were Immedlafely 

lmplemented , sorne were used as general gUldellnes for accommodallng organlzed 
<.).,.,. ""'-

growth and redevelopment, and so~e were 19nored. But its very eXistence 

required the development or adoption of instruments of pl~nnlng, 1 n 1963 
r 
the 

municipality had no Jurisdiction ~~er most of th.E!. land ln the area, wh il t' the 

territorial government dld not yet have a strong planning capabliity or ~and 

use policy. 

The 1~3 plan focused on the prob.1em of rallonallZlng land use and, 

munlcipal services. It dia not, however, provlde a framework for the 

. 

development of density standards. The 1970 reVlew of that plan[l] dld not 

contain anything new, but in 1973 a new zonlng by-Iaw was Introduced, to guide 

development in the enlarged city(2]. A new communlty plan wa& prepared ln , 

19~6(3J. Its planners recommended ~he introduction of the ~eighbourhood unit 

as a concept for resid niai deveplopment. 
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The ld~a of the nelghbourhood unIt dates back to Howard's Garden CIty 

pub Il shed ln 1898 (Howard 1965). He concel ved a town made up of "wards" of 

about 5t.OOO people, each of which would contaln local shops, schools and other 

serVIces. Clarence Perry, a contributor to the New York reglonal plan in the 

1920's developed the Idea as a device of social plannlng to help people ... 
achieve a sense of Identlty with thè communiky and th~ place (Perry 1929, 

o 

1939; Golany 1976:181-205; Rlchman and Clylpin 1977)'. He suggested grouplngs 

of about 5,000 people, focusing on a prlmary school and separated b~ maIn 

trafflc roads (fig. 4.1). In 1933 Stein ldentlfied the need for separation of 

pedestrlan ways From the routes used by the prlvate car, and applied the idea 
~ 

ln a development ll-(Radburn, a New Jersey new-town (Hall 1975: 59-60) and' in 

several New Deal "gre.enbelts" .. 
o. 

A separate system of pedestnan ~s", reached 
;> 

from the back doors of the houses entering communlty opdn spaces, l~nking . . 
streets and the centre. The vehlcle streets were designed according to a 

hierarchical prlnclple with main prlmaryitoutes giving access to locl{-

distrlbutors and then in turn to local access roads designed as cul-de-sacs, 

serving small groups of houses. The system c~me to be known as the Radhurn 

layout and recelved almost universal acceptance. Large communities were 

conveniently broken down into manageable planning areas -- neighbourhood units 
/ , 

-- focuslng on the elementary school, a park, playground and a nelghbourhood 

shopping centre aIl within convenient and safe wa~:~g distance of the housing 

areàs. 1 
In Canada among the first communities using the neighbourhood unit 

principle' were the Town of Mt.Royal, planned in 1912 and Don Mills, in 

1951-52 (Faludi 1950:143~147; Sewell 1975:28; McCann 1974) •. Today the use of 
( . 

this planning principle ,is widespread both in the suhurbs of· North America and 

in Eur.ope. 
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Since Whl tehorse needed a tool to direct 1 ts pattern of g~th', the 

nelghbourhood unit had some relevance, but it was not wholly appropriate as it 

was developed in response to de cades of soùthern suburbanization. Whitehorse 

is ? small Lown wlth small neighbo~rhoods. In lts wilderness setting the 
---

residentlal subdlvisions are not bordered by each other or by industrial and 

commer~al areas, t~ey are bordered by forested hills and other natural 

fe~tures. The centrallty of the elementary school i5 an important factor, bul 

the centrallty of multlfamlly units or their ~roximity to major 

transportatlon arterles lS meanlngless since public transportation is easlly 

accessIble fr~ any part of each subdivlsion. Proxlmity to the surrounding 

open space lS more Important. In fact if the mul'tifamlly, more densely 

~ 
populated housing developments wer~ located at the edge of the nelghbourhoods 

or subdivisions they could benefit greatly from t~oximity of the 

surroundlng open ~pace. Figure 4.1 illust»ates Perry's ne1ghbourhood unit 
--

concept (intended for 5,000 people) and theîlè1gHbourhood unit (intended f~ro 

. ~ 

3,000 to 5,000 people) recommended for WhiteAorse by the 1976 plan. The 
'loi 

nelghbourhood unit adapted for Riverdale (population 5,000) and Hillcrest 
r ~ 

expansion (neighbourhood planned for about 1,000 people) is shown in Chapter 3--

(Fig. 3.14 and 3.21). Figure ).14 (Riverdale) illustrates the location of 
~ 

multifamlly housing in the centre of the subdivision. In the Hillcrest 

extension the neighbourhoods are smaller and multifamily housing is planned in 

pods. It lS not concentrated in one araa. 
~ -

The scattered resldential areas of ,Whitehorse with a population of 

1.000 to 5.000 cannot develop their own viable community centres complete with 
_ ~ 0 

~ 

shops, schools and recreation facilities. ~he Whitehorse context the 

creation of smaller seale sub-neigh~ourhoods deserves more attention from bath " 

a physieal and a socio-eco'nomic point of view. While the 1976 Plan states a 
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concern for both capltal and user costs of subdlvision developmenl. il does 

not suggest that tradl7:iO al low densltles be l~creased. 

The subdl~ision B ans of Whitehorse are of two catcp.ories: subdivIsion 

plans prepared on a pi cemeal baSlS such as the ones for Rlverdale and Porlel 
~ 

Creek, or the more comprehensIve type of plan as for the dcvclopment of 
, 

Hillcrest. AdditIons planned ln the mid and late 1970'5 Incor~orated several 

posItive Ideas and new plannIng cond~pts. among them adaplallon of lhe layollt 
. Ct' 

to\the natural environment. orIentatIon of streets lo Lake advarllage of 
, 

so~thern exposure, and gre ~preserve the orIgInal vegetal Ion. 

Con~ern for compactness and flll 

\ 
developed "areas. were located on a nelghbourhood lInlt~ betleen 

bas 5. lnstead of traditional uniform lots. lots of varlOUS Slzes were made . 
ava~lable in the same area, offering a wlder cholce Eor buyers. Small mobile 

~ v 
homd subdivisions were also integrated ln the regular resldenlial 

subdivisio~n~8~~~-

'" In accordance with the ~76 Communlty Plan, provls40n was made ln new 

developments for developmen~ altern~tives for multlple-famlly houslng ln tho 

form of clustering aqd development on a planned unit development basls • 
. 

following the recent changes in methods of land developmept[4]. 

development the structures are arrang~d in closely relaled groups. Rather than 

" spreading;houses uni7lY over an entire tr-act, the developer of a c1uster 

proJec~ builts at higher denslties in certain areas and preserves open space 

i 
and natural features in others. Cluster plannIng IS consistent wllh high 

1 

ruality open spaces. Clusterlng is based on the concept of densit~ averaging. 

bverall density for the~large unit mee~s legi&lated llmlts but within the area 
1 -. 

_Idensity varies higher or lower than the average. Cluster development ia ~nergy 

saving. The structures are arranged in closely related groups sharing walls. 

, " . . 
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Above aIl clusterlng of dwellings rnay reduce the total length of utlilty 

lincs and reduce the capital cost of servIClng (O'Mara 1978:(13; Whyte 1971). 

Whereas clusterlng 15 a desIgn solutIon based on denslty transfer, 

, 
planned unll development IS not only a desIgn concept but a legal concept. 

"Planned unI t development can be deflned as a . 
land development project WhlCh lS planned as an 
entlty, grouplng dwe-lling units lnto clusters, 
allowlng an appreclable amount of land for open 
space, mlxlng houslng types and land uses, and 
preserving useful natural features" (O'Mara 
1978:114-115) . 

Rcsldcnllal planned unît developments rnay range from a few hectares to weIl 

over 400 hectares (1,000 acres) ln slze. However the number of unlts IS a 

better determlnant of Slze than 15 area. The mInImum number can be as. few as 

• 
rIVe or SIX. although 50 unlts or more better JustIftes the app11catlon of the 

concept. It 15 resldentlal denslty averaged over the cntlre area belng 

planned. WhlCh offers the control, rather than lndlvldual lot speCIfIcatIons 

of mInImum Slze and setbacks. The princlple of planned unit developrnent 

1 permlls greater flexlbllity of design, and prornotes economies of scale ln 

Infrastructure and amenitles. Planned unIt development is an evolutlonary 

st.age of suburban 'resldential developments which can still retain set 

standards. but can also, by permlttlng the development 01 a tract of land as a 

unIt. create an oppodunity for improved deslgn, with a mix of residential 

-bUlld11'1g types to meet the needs of people of different incorne and age groups. 

Planned unlt development requlres large "front-end" Investrnent and a large 

tract of vacant land under the control of the developer.- Along with this 

strong flnanclal support; excellent management and design skills are needed. 

These resources can usually be mobilized only by laJ:~-scale developers or the 
-- ---~-

publ ic sector (KrlStoff 1973). In Whitehorse land is available and zoning 

regula~lons sinee 1976 allow for this kind of development, but the Whitehorse 
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bUlldlng Industry 15 domlnated by small-scale bUllders. Becausf.' of th!s. as 

weIl as the downturn of the local economy and a soft hOllslng market, planncd 

unit developments dld not materlallze ln Whitehorse. Lffectlve planned und 
.... 

") 

developments ln Whltehorse would need strong governmenl In\1 lai Ive. 
'> 

loning as a 'land use planning inst,.ument{ 

In'Whltehorse. zonlng has an IncreatnglY 

• 

powc[flll Influence on the 

form. Sh~~ and appearance of the CIty [5] . lts slaled purposc 15 la Implemenl 

the development control provislons of the offiCiaI communJty plan by 
• 

specifylng permltted land uses and deflnlng norms for dlffe[-enl land lise 

categOries [6] . 
Q -

HOÇJever most of the rules WhlCh make up lhe zonlng by-law arc 

not s~clfied ln the communlty plan. SubdiVISion plans uSllally IISC the city 

zonlng by-law as a gUldellne as to the permItted populatlon or dwelling unit 

denslty. The relatlonshlp between the communlly plans, subdiVISion plans and 

zonlng 1 S not that cl ead7] • 

In a ~mall town ltke Whltehorse the content of the zonlng by-law 15 

powerfully inf luenced by the - communi ty al large [8J., The prolecllon of 

property values by clear separatlon of dlfferent uses IS among the earllest 

Justlflcations of zoning (Goetz and Wofford 1979; Moore 1979; Nelson 1980). 

Llke most postwar zoning schemes, lt distlngUl!~hes sharply between 

single-family dwelling zones (RI, R2. R3, R4) from multiple famtly dwelling 

• 

zones (RHl, RM,2, RH3, RH4). The meanlng of each sub-zone rf the minimum, sile 

requiretilents for them lS reported in Table 4.1. 

The important innovations, so far as Whltehorse practlCe was concerne~. 

were the introduction of a small lot zone CR3), and the reducllon of oth; lot 

frontage requi rement from 25' x 20'. These measures allowed developmenl of 
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Tabls..4.1 

MInImum sIte requlrements for 
res Ident laI zones, 1973 zonlng by-law 

Residential zone MInImum Maximum 
sIte dens lty 
area (dwell ing . 
(sq.ft.) uni t s / acre) 

RI Single famdy 6 000 
R2 Two famlly 9 000 
R3 SIngle famdy 3 300 
R4 Mob 11 e homes 4 000 
RMI Mu,lt iple famdy 6 

SIngle famlly 6 000 
Two famlly 7 000 

-=-- _Multiple dwelling 9 000 
(up to 20 boarders ---

RM2 MultIple family 30 
SIngle famdy 6 000 
MultlpleCfor boarders) 9 000 6 
Multlplê dweiling 12 000 30 

RM3 Townhouse 2 000 . 
RM4 MultIple dwelling 20 00.0 100 

Source: Compiled from the City of Wgltehorse Zoning By-Law 369, 1973. 

slngle-fàmily dwellings on small inexpensive lots and added some flexibility 

• 
for townhouse and in-fill development[cf. reference 2]. 

ln 1976 the 'categories were changed to allow more fleXlbility for 

planning higher-densiJ:y areas. But regulations sU 11 allow development only 

. 
in "pods" containing comparable densities; they do not permit a ,mix of housing 

types. Development in "pods" was a compromise in the face o/f the opposition 

of property owners defending rea! eshte prices [9]. Tbe 1976 zoning by-Iaw 

somewhat simplifled the categories to the following uses: single family (RS); 

multiple.family (RH); mobile home park (RH-P); mobile home subaivision (RH-S), 

~nd country residentlal (RC). Hultiple-family areas· of less than 65,000 sq. 

feet coulg now be developed on a lot by ~t basis, or as a planned unit 
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development. Sites larger than 65,Oo,p sq. feet must be developed as planned 

uni ts [10] . 

To regulate development of lhese more complex planned unlls, the 

zonlng by-law adopted a land use lnlenslty ratio (LUI). a nllmerlcal 

expression IntegratlJ'log ratios of floor area, land area, parkln~, recrcallon 

space, open space, types of structures and rang,e of densl\ les. lhe 

conventional measure of nelghbourhood denslty, number of dwcl 1 Ings per unit of 

space, glVe-S il reasonable gUide where houslng IS umform \e.~. ail 

slngle-family houslng). When buIlding ln mlxed forrn, overall denslty as a 

measure lS meanlngless. Land use IntensIty standard~ wcre rnst Ituted ln 1963 

-~--------by the United States Federal Houslng Administration for the contr'ol of denslty 

in order to help the developer create Imaginative and effective 
J 

developments [11]. The land use intensity systel.'l Ident'lfles the overall 

building mass and space relatlonshlps ln a planned communlty. Land use 

intensity prOVISions for Whitehorge and the meanlng of lhese prOVIsions for 

the major residential areas is illustrated ln '(able 4.2. A 1979 amendmcnt 
'\ ---

raised the perm~tted land use intenslly to 7.0 for multiple developmenls ln 

downtown and 5.2 ln a11 other parts ln the cltyI12]. "'li 

, 
The Increase of density refers only to multlple-famlly zones. The 

single-family zones have been carefully guarded. Currehl resldenll\11 land uae 

by density, dwelllng units b'y type and am6urit of land dedicated to each is 
• 1. 

shown in Table 4.3. The present bal~nce between land us~ for sln~le- family 
- , .. 

and multiple-family dwellings 15 very 5imilar to that of any small Canadian 

municipality[13]. 827. of all residential land lS occupled by 537. of the 

hruusing stock, ln the forrn of single-family houslng. Multifamlly hou.lng, 

comprising 24% of the housing stock, occupies only 41. of the land area. 

o 
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Table 4.2 

Land use intenslty provlslons for Whltehorse; 1~76 

Residentlal areas LUI (1) Uni ts/acre (2) 

Downtown 1 5.5 30 
Porter Creek 5.0 8 to 10 
RI verda 1 e 4.0 8 to 10 
Takhini 3.8 8 and under 
Ve Il eyv i ew 3.8 8 and under 
Hllicrest 4.0 8 to 10 . 

Notes: 1) Land use lotenslty, 2) Varies wlth the Slze of the units, more If 
the unl ts are small. 

Source: Clty of Whltehorse, Zonlng By-Law 493, 1976. 

Desplte the more homogenous high lncomes of the Whitehorse households 

(Fig. 4.2) and the availabllity of land at cost of development, there lS an 

unequal distribution 'of land. Land allocation is a form of income. While ln a 
----

sense resldentlal land is free and theoretlcally available to anyone it is 

allocated only to those who have the financial ability to pay for its 

development costs and to build a house on lt. Once this originally free land 

IS developed and built on it acquires a"Certaln value which lS a form of 

Income. The lnequality of land allocation reinforces the status significance 

of,density, and~he poorer deslgn and site man~gement of housing in Whltehorse 
cl • 

muntalns a certain low-ctass -image (lf multifamily hOUS1~. 50 low-density 

land is still belng used as the status lndicato~ a market economy. 

Whitehorse's gross residentiaT-densities are very low even by North American 

standards (cf. Table 3.5 and 4.3). • 

Zoning powers to increase densities are available but are not presently 

used. Barri""l!n-- ~-increased density are largety'-market onented. If 
~ 

medium-density developments in the form of duplexes, rowhouses and small 
"--
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Table Lt.3 

, 
Resldentlal land use by area, houslng typ~ and 

denslty, 1982 

Net land area by houslng 
acre-s 

type 

. , 
Net 

[)cnslCy 
10tai 
,"es • 

land 
-- ~ - - --.!.~-- ----" 

Selected Slngl e· 
res. areas fam. 

RI verda l'e 175.6 
83.5 

Downtown 55.1 
71.2 

Porter Creek 263.7 
86.8 

Wolf Creek 316.7 
87.0 

" 

Dens i ty 

Low 2.7u./acre 
dens i ty 6. 7u. /ha 

Medium 23.6u. /acre 
density 58. 3u. /ha 

,3.5u./acre 
8. 6u. /ha , 

~.6u./acre 
11. 3u. /ha 

. 

l> " Duplex Mul t1 . Apt. Mobl 1 e 
fam. ... (~ home 

7.7 15.6 Il. 2 -
3.6 0.7 5.3 -
4.2 8.2 6.0 J 1.9 
5.4 10.5 7. 7~ 2.4 
3.6 0.9 0.8 33.9 
1.2 0.3 0.2 11. 2 
- 47.2 
- 13.0 

Sqlla t • 1 IhJts/ llnl!s/ Acres 
il cre ha 

----
-

-

1 .9 
2. 'i 

v{)..6 
0.2 
-

-

7.4 14. 'i 

1 '1.2 37.5 

3.6 8.8 

O.J Lo.8 
~ ~-- -- ---

----

2\ (). 1 
100.0 
77.4 

100.0 
303.6 
lOO.O 
363.4 
100.(J 

Housing type Area (acres) '1. Owe 111 ng un Ils 1. . 

Single fam. 
and duplex 1,201.07 82.2 3,295 61.7 

town and 
rowapts. 
s eni or Cl t. and 
rooming units 54.13 3.8 1 ,280 23.9 

mob il e ~ 

homes 186.03 12.7 668 12.5 . 
squatter ~ 

21. 16 1.4 1 98 1.8 

Source: Calcu1ated from manuscrlpt data prepared for the forthcomlng new 
Whitehorse Official Plan, EPEC Consulting, Western Ltd., 1982. 

apartment buildings were promoted they would offer a cheaper and more 

. 

i?ttainable alternative to the s~gle-family home. However, to be acceptabl e as 

Chapter 4 -- 249 



" 

,~ 

, ~uC 1\1 1 ne 

'. >.11 I(,j ~I' r CI r,t 1,0!J~' 'le.. r:l) 

1 

',,·,1 
Ill! / 
lu 

CO 

'JO 

40 

10 

:'0 /' 
. 

/' 

10 // 
0 

li 

0 10 20 30 40 50 60 70 80 90 100 

Cumulative pcr cent of Income 

Note: The curve lS not complete because tQe income data 
stops at 40,000+. 

Source: Calculated from 1981 census data (income by income 

groups and number of househol~ in income group) usinf the 
Lorenz curve technique explain~d by Hammond, R. and 
McCullagh, P. (1978). 

Figure 4.2 Lorenz curve of inequal ity, Whitehorte, 1Ç'81. 
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an alternatIve hlgher-denslty development has to be made more 

from a financiai and a functlonal-aesthetlc pOInt of VleW. 

Land availabillty 

The question of avallablilty of land ln the sparscly Inhablled norlh scems 

" 
ta be a paradox. To analyze avatlabil1ty. we have 10 dlslln~llisb bet\,!cl'11 

avallablilty of surveyed land, tlme, locatIon, qualJ!v ilnd 1 ('\'cl of serVices, 

prlce, Size 01. lot, and the demands of vanous calegones of peuple. 

Land short age of one type or another occurred becillls(' of 1 he 1 ack of 

, 
long-range plannIng and the perennlal response to day-ta' da\ 01 yeur 10 yeur 

demand(14). A much greater varlet y of lot types was belng, offcrcd by the end 

of the 1970'5 when, due to the expect~tIon of Immedlale cconomlc !?,rowlh ln the 

terrllor-y, the federal g'overnment Invested a greal deal ur money ln advance 

land development. The current tendency IS st III to mee1 ail demands 

regardless of long-run costs to the communlty and the IndlvlduaJ. 'Jhe 

---- . 
apportlonment of land for varlous'houslng types ls vlewed by the territorial 

government as a difficuft task. QuestIons as to how many lin! t 5 of each 

type/price/quality and who would live in them were lefl to hou51ng develope~s 

in the prlvate market. Aithough income 15 a baSIC determlnant of-choice of 

housing type, Il was never given much attention ln the land use plans. The new 
.> 

diversity of options include large-lot rural subdlvls'lons, ser,vlced mobIle 

home subdivisions, some multiple-family houslng areas, as we1 l as slngle-

family areps with a wide range of lot size~hese options were provided 

thr,ough designating more and more land for developmenl. Startlng ln 1975, lhe 

terr 1 tor ial. __ government pumped more and more money Int 0 land deve l'<>pmenl. 

Invariably the groups who are satisfied first are the more vocal ones, the 

ones wl1O-- haV'e~the resources to buy land and bui ld. People who are already 

f 
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property owners vote ~n large numbers and dre also heard. Transients, natives, 

'!larginallzed and 10ji Income people are less vocal minorlt1es; they ar.:~ also 

thought about from Ume to Ume, but the1r needs are answered at a much slower 

pace ~nd lower level, as we saw ln the handling of the squatter sltuat10n and 

the Indlan VIllage. We must now look at the impllcatlons of land use for 

mU~lclpal serVIces and fInance. 

The lmpllcat;ons of land use for )unic;pal f;nance 

The bulk of munIclpal spending 1S on the servlclng of land, and lt 

varies with the denslty and arrangement of uses on the land. This sect10n 

dlscusses the relationshlp between land use and municipal finance ln 

Whitehorse. In it munIcipal expenditurei for water, sewage and roads will be 

analyzed and who pays for what services, and hbw much 1S subiidlzed wlll be 

determined. ~~ 

The analysls of municipal flnancial statements 1s difflcult beê~~se 

the accountlng system and categorisation of functions change. Municipal data 

across Canada is not collected according to a uniform acc~unting system. 

HowaVer Statistics Canada (Public finance, Local government section) reworks 

this data to fIt their own c!tegories [15]. In order to compare Whitehorse 

with Canadlan or provinClal data, the" annuti Whitehorse financial statements 

have ,been reworked to match the Statistics-,.,.,.C.anada financial system for 

municipalities. Dlfferepces shown in th~ statistics between general ~evenue 

1 

,and general expenditure bear notrelationship to budget surpluses or deficits 
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Whltehorse has. a fund-accounllnj/, 

municipàr- fJ.nance' system WhlCh .does not reflect real expendl turc on dl ffcren! 
..... ", " 1 

functions. In"-'spite of the reWOrkIn& of the data , munlclpal~ finance 

comparlsons between the Canadlan provinc~s and Whltehorsc have only il Ilmlted 

value. It lS dlfflcult to make lnterprovlncial Comparlso~s .bo'·! lhE' 

provlncial-munlClpa.l anp terrltoriai-munlclpai t.ransfer systems becilllse the 

Slze, compositlon and resp~nslbillty of municipal governments Vls-a-vls thelr 

provlnclal or territorial governments vary. Whlle ail provinces prnVlde 
,. 

flnanClal assistance to local g~vernmcnts, such asslslance can vary wldely. 

Comparabllity can only be achleved when the provincial govcrnmcnt and Ils 

entreprises a-e consolldated wlth those of local government l16]. 

Munlclpalltles ln the eastern prOVInces are respon~lble [or [ewer services; ln 

the western ones most service costs are 

municlpality (Richmond 1981:162-199). 

sha~ed between lhe provlnce~d the 

Whltehorse 15 rpsponslble [or a smaller 

range of functions than most Canadian cltles. Servlces performed by moal 

----municipalltles but not by Whltehorse lnclude assessment, police, publiC 

hea1th. social welfare, publiC llbr:aoes, education and electnclty. Untll the 

. 
mld-1960's Whltehorse was subject to an unusually direct federal supervision. 

1 

Education has been excluded from sorne ,of the data; it IS the largest Single 

expenditure of many c!ties and !ts relat.lon to l~nd lise l5 nol 9PVlOUS . 

.1 
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Land-pe/ated sepVTces 

\ 

Il The cost of streets, sewage dIsposaI, water supply, storm draIns, flre 

protectIon anq refuse ~Isposal 15 related to the gensity of populatIon in the 
li 

area served (DownIng 1973:63.2-33). The lower thE densities, the higher the 

costs. The la{ge sums spent by the territorial govcrnment on land development 

are recovered from the sale of the properties. ThIS may cover sorne of the 

J 
capItal COSts of bullding streets, sew.:-rs, draIns,. etc., but it does not 

~'-

contn bute to. the maIntenance of that capl tal, nor the ~peratlng q sts ~he 

practlce of charging a' fIat rate per household regardless ~f the sl~e 0 the 

lot lS a factor contributing to urba~ sprawl or land extensIve developmen 

(Bl~d 1983:45,91; Downlng 1977), and represents a transfer of benefits from 

small-Iot to large-lot owners. The density question thereforp. has implicatIons 

both for the efflciencY,and solvency of municipal governments.aL~ for the 

eqult~ of costs among residents. 

The costs of scattered development were pointed out in every single 

report, study or plan of Whitehorse[17]. The Qu~enfs UnIversity report of 

1960 po-i-t)t-eatO the financial consequences of the extension of the city to the 

east side of the Yukon River (Riverdale and the hospital site). Consequences 

of low-denslty land use were·analysed by Hardy (1972) after the Whitehorse 

metropol! hn ar"ea wa! amalgamated into the ci ty. Both reports quoted the cost 

of sewage, water and roads as causes of the excessive operating and capital 

-~-=----. .=::::- -

costs of managing the municlpality. 

There are severa! other factors which create the excessive operating 

and capital costs of the water and sewage systems: (l)the long wlnter and 

". 
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short construct lon season, (2) the "wastage systell'", the amal~amal ion 
~-~ "-

of systems deslgned for independent operatlon. These examlned. 

?o overcome low temperature and freezlng much water lS 

------ -
"wasted". Each service connection and each hydrant lS provlded wltj1 a bleedel 

whicb wastes a corltinous f10w of water to the sewer. The practlce of wastlng 

water through "bleeders" permt ts the systems to cont 1 nlle t 0 operat e wllhout 

freezlng ev en though the surroundlng ground IS froze~ for almost half lhe 

y~ar. As a consequence, Whltehorse uses 400 gallons of waler per capita per 

day, the highest per capita usage " ln Canada. 

As the city increased ln Slze and new areas were connecled, the hlfl,h 
... 

per capita usage mu1tlplied the dlfflcultles of keeplng up wlth the demand for 

pumplng capaClty and supp1y main capac1ty: Be]Ore the 

there were three water systems, one CQVerlng downtown 

amalgamallon (1971), 

and Rlverdale (System 

1), another Upper Whitehorse (System 2) and a thlrd Porter Creek <Sytem 3) . 

Syrltem 3, installed ln 1967, is' a circulallon type system wlth little waslage. 

In.)972 the dally water consumption in"Systems 1 and 2 varied frqm 260 lo 320 

ga110ns, while in System 3 it varied from 70 ta 90 ga110ns[18). 

Wlth the extension of the city boundary the length of mains more 

than doubled, while the number of houses servlced dld not. The length of lh~ 

mains per house doubled ~s weIl. The system became very dlspersed and 

predominantly of the wa~tage type. While teehnology has made more efficient 

and cheaper water systems a~~ble sinee the late 1970's for the benefit of 

-future developments, those already ln existance can not be changed and must 

be lived with. 

A large volume of water also means a large volume of drainage to 

dispose of, and the power requirements for pumping both water and sewage are 

directly proportional to flow. ~ extensive 1977-78 study of the Riverdale 
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sanltary sewer system showed that 279,000~allons per day (18.5 1.) were used 

for domestlc sewage, 446,000 gallons (29.71.) were wasted through infiltratlon,; 

and 777,000~allons (51.81.) were used for bleeder flow[19J. 

" As a resul t of excess 1 ve wate'- usage in the 
Yukon, sew~ge treatment lnstallatlons would cost 
SIX or seven fimas the capital expendltures 
elscwhere", 

stated a 1970 report of the Publlc E~glneerlng Division of the territorta~ 

government 's Department of Health(20). 

When the City asked for a~new community development master plan in 

1973, the terrltorial government ,recomnrentled utilities and roadway 

engineerlng analysis as a base on which ta plan and build for the future(21]. 

The engineerlng analysis of 1973 based the waterworks requirements of.the city 

on eXlstlng and proJected land uses. It was estimated tha~ 42,000 people 

~ouid be accommodated in the eXlsting residential districts, almost three-~ 

Urnes the, present pop.ulation. Ample land was available for 20 to 30 years [22]. 

r While fund accounting 5eems to show 

lS rrCovered from user charges, this is far 

that the cost of sewers and water 

from the truth. Water and ~ewer· 
, 

rever.u~s fail far short of the local costs. The wat~r an~ewer revenues, 

Includlng a territorial grant, charges-for new service connections and charges 

for frozen and plugged water and sewer lines, fall far short of the local 

costs, when we add debt charges and capital expenditures from current, 

funds[23]. ~ 

~, The dispersed areas that were joined with the old city in 1971 

necessitated large capital commitments in form of government aid and higher 

operating e~penëitures. The cost of providing water, sewers and paved roads 

for the areas developed b~t not yet serviced to urban standards was estimated 

by Associated Engineering in 1973 at $8.6 milion, meaning an average of $ 
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9,&..00 pet lot. The lion's share walit to "COlne from capital subsidy while an 

insignlficant fraction was to be recovered from the properly owners. The 

" 

Community Services lmprovement Program oplan~ed for 1974-1980 would requlre 

'" . another $5,734,000 for the sewage system and $ 14,007,000 for roads and 

s'idewalks [24) . 

\, 
Local government hpendltures on transportat.lon. communlcallons and 

envlronment vary from province to province and terrllory. However the largesl 

expendltures on environment '(wqter, sewage and garbage d1sposal), as a ~ 
(} 

percentage of local government gJneral expendllure {or aIl local governmenls 
, 

is experi~nced in Whltçhorse. 1able 4.4 shows that ln Whllchorse 32.87. of lhe 
~ 

t~tal general expenditure IS ipent on,envlronmental serVIces, whlle the 

average Canadlan community s~ent only 14.3i:. Expenditure on t ransporta-kOll and 

communication lS àbout the same. Expendltures on transport.at.lon, 

communications and -envlronment in Whi-tehorse take up about hal f of the local 

government expenditure f~r the period of 1970-1980 (Fig. 4.3). Whlle the per 

capita general expenditure in the provi"nces and terrU0rleJ'i varies widely and 

follows a growth pattern in line with the loca( economy (Fig. 4.4), the per 

capita envlronmental expenditure lS dlstinctly hlgher ln the Yukon (Fig. 4.5). 

This type of development sale at low priees and il low level of 

services, ~ollowed by heavy public investment to up~rade services -- has 
1 ~ 

oçcured in Most suburbs and annexations ln Nor-th America, b.ut' lt is usually 

perceived as. a consequence.of spec~lative entreprtse wlthout government 

control. In Whitehorse publiC "planning" and,public control of land 

subdivision had exactly the same consequences. The later investments were {n ~ 

fact a subsidy for lot buy&rs. 
1 
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Table 4.4 

Percentage dlStrlbutlon of local government 
expenditure by selected [unctlons for Canada 

and Whl t ehorse, 1970-80 

Transport & CommunIcatIon EnVIronment 
Year Canada Whltehorse Canada Whi t ehorse 

• Avg. 2l. 0 21.1 14.3 32.8 
, 

15170 23.5 19.0 13.4 13.0 
1971 22.2 24.3 13.3 24.9 
1972 2l.7 16.3 13.4 23.7 
1973 20.5 -- 16.9 13.8 29.2 
197"4 22.3 15.4 14.4 42.9 
1975 20.8 26.7 14. 7 27.4 
19-76 19.9 22.0 1i· 4 49.7 
1977 20.3 18.3 1 .4 39.6' 
1978 20.0 14.0 14.9 55.3 
1979 20.1 32.8 14.5 29.1 
1980 20.1 26.4 14.5 26.1 

Sources: 1) Statlstlcs Canada. Local Government Finance. Catalogue 68-204. 
Annual 1970-80. Expenditure on educatlon was excluded since ln Whitehorse 
educatIon IS not the resposlbIlIty of the municipal governmen~. 2) The 
Whltehorse data was-calcu!ated from the original munIcipal finance records 
of the City of Whitehorse according to Instruction received from Statista.cs 
Canada. 

Note: "Transportation & Communlcation for Canada includes publlc transit, 
while for Whltehorse does not. Avg. :: Average. .. 

The trsnsfer system 

The cost of soft and hard serVIces are shared by severa! leve!s of 

government and the individual taxpayer. However, the mammoth share of the 

capi ta! cos.ts of land related services are covered by government grants. The 

'" ralionale for inteFgover~mental transfers is based on fiscal equity. Each 

j~risdiction (e.g. the municipaiity) is expected to provide some "average. " 
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Source: Calculated from original municipal finance record~ of the City of 
Whitehorse according to Instructions recelved from Stalistlcs Canada, Public 
Finance DlVlSlon. 

Figure 4.3 Expenditure on transportation, ~ommunication and environment al 
e '. a percentage of gross general expendlture. Whitehorse, 1970-1980 
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Source: Compiled from Statistici Canada, 'Local Government Finance', 
Catalogue 68-204, Annual, years 1970 to 1980. 
Note: Data is 3-yearly moving average. 

Figure 4.4 Local governmefl't: expenditure per capita for New Brunswi cx, 
Alberta and Yukon. 
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level of public services by exertlngtan "average" flscal effort, usually .. 
measured ln terms of Its tax rate (Blrd 1983:101). One way to achle~e flSC~l 

equity lS to provlde lump-sum grants to upgrade serVices, accordlng to serVice 

~ 

needa an~ the taxable capacity of the jurlsdlctlon. When upper-level 

governments want local governments to establlsh certain minimum levels of 

serVices, ~hey May offer conditional matchlng grants or specific purpos~" 

grants for these functions. 

ln Canada, on average, roughly one-half of local government , , 
j 

(municipal) revenues are derived from transfers. These grant~ are as 

Important a reVenue source to munlcipalitles as are revenues from their own 

sources that are under lo~control (Blrd 1983:112). In the Yukon transfers 

________ ~a~r~e~m~a~de from the territorial to local governments for roads and 

J 

. 
communications and the"enVlronmental services of water~ sewage and garbage 

disposaI. These constltute about 65% of the total terrÙorial transfer [25J . 

AlI are density-dependent services, and we can infer that the territorial 

government 15 provldlng a heavy subsidy to low-density land use. 

During the 1960's an unconditional operating g*ant was calculated ln 
1 

relation to property assessment. This produced an increase ln grants as the 

urban community grew. Substantial conditional grants were provided for street 
J 

construction and street maintenance on a cost-sharing basis. The first 
\. 

municipal wat~r and sewage system was built in 1956-57~ The territorial 

government loaned $ 1,000.000 and granted $ 700,000, and the federa! 

government granted $ 591,500[26]. 

cenlu. 

Starting in 1972 the per capita operating grant was calcu1ated on 
"\ 

population, and fixed for five years at a time[27]. The Municipal 
, 

Ordinance of 1972 restrictèd the ri~ht of the municipa1ity to r~quire a 

developer to meet the capital costs of municipal service instal1ations[28]. 
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The effect was an lmposltion of strlct llmlts on the exlenl to Whl'ch the 

~unlclpallty could shift the cost of urban expanSIon t0 the land dcvclopcl. 

Thls helped to hold d~wn t)"le cost of new houSlng. but the mlmlclpallty had to 

take over certaln development costs. Therefore 1t 15 not Indifferent from a 

munic~pal fInance point of Vlew what type of development IS plomoted wilh 

regard to location, land use intens.ity and layout. since Ihe' mUIHclpallly 

lncurs bo~h capital and operatlng costs. SOrne of these cosls WCIC 10 be 
1 

covered by capital grants from the terrItorial government as lC~lslated ln the 

Community Assistance Ordinance[29]. To quallfy, the proJe'cI had to be 

incIuded in the approved flve-year cqpltal budget program of the Clty[30). 

Formulas for capital cost sharlng durlng the 1975-LYHU pcrlod can be 

summarized as follows. (I) Terntooal government pays (m:: of the capitaL cos+--~'-
q 

of sewer and water systems, the City 10%; (2) For olslnbut Ion and colleclor 

systems, where the construction cost exceeds a calcuJated tcrrltolla( average 

per front foot of ,lots serviced, the terrltory pays t.he Inunlclpalrty 

three-quarters of the excess. (3) The terrltory pays the City 907. of lh~~ 

capit~l cost of arterlal roads and 807. of the sharable cosLs of collector 

roads [31] . 

In 1974 the terrItorIal govergment evaluated capital needs and 

standards of services in Yukon communitles [32]. ' The Objective was to d~velop 

a rationale for forecasting capltal, operating and maintenance grants. 

Following thi s a seven-year $32 mi Il ion Commutal ty Ass 1 stance Prl.gram was 

adopted te upgrade services in ail Yukon communities. There ~_s no . ~ 

pre-determined entitlement formula, only a guide te funding exp~ctation.: 

Whitehorse had access to $1.4 million annually commencing with the 1975/76 , 

The amo\mt of financial-~e' avai labl e to appl i cant. had 
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to correspond ta the level of 

comrnunlty's abiiity ta assume 
\ 

Of the $8.2 

attained, Indicating the 

'by Whitehorse between 1974 and 1980, 

18.7% was spen~ on paving and on sewer and watero proJects, that is a~ 

• 
tolal of 91.8% on serVIces strongly dependent on residentiai density. An 

additional separate grant of $5.6 million was allocated for sewage treatmeht. 

AlI thlS financiai asslstance.encouraged further extensive land use. 

The conditions [cr operating and specific purpose grants changed again in the 

early 1980'5, but they still do not discourage the traditionai low-density 

pattern of dèveloprnent[33]. The territorIal government picks up the tab fo; 

capital costs generated by low-density sprawl. 

Property taxat;on 
.. 

... .. 
The property tax captures for the cornmunity sorne of the increases in 

property values that are generated by public expenditure for services and 

capital improvements. These benefits of-the property tax are best exploited 

when assessed values are based on current market values, in order to avoid the 

\ -
payment of taxes based on an o~tdated (and very low) price for land and 

improvements (United States Department ~f'HouSing, 19~). However, in no 

• country has the taxation system succeeded in collecting the maj~r part of the 

additional ~alue created ,through the urbanization process (Darin~Drabkin 

1977:213). 'A ptQperty tax is generally divided into two components, a ta~ on 

land and a tax on i~provements (structures). The tax system ha~ a base, on 
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WhlCh the amount lS calculated and a ~ate WhlC~ 15 applled to the base. 

Assessrnent patterns do not appear as planning declslon~, yet they ~~ 

enormous rami fl cat Ions (Nader 1973: 358) . Assesslng at less than market value 

provldes a variable that can be manlpulated for the beneflt of speclfl: 

groups. The frequency and degree of Inequallty ln assessmenls Increase as 

assessments are put at a 10w percentage of market values lNader 197~:3~8). Ky -

putting the weight of the assessment on Improvements rather lhan on land, 

taxes dlscourage optimal use of land. Assessments Whl-Ch shi ft lhe tax bu rd en 

to land contrlbute to a hlsher-lntensüy and more effliclenl lise of land. 

In Whitehorse, resldenl1al la,ld aquired aIl ds valuctrom planning 
" ..... -<.'1' 

decisions and public expenditures unrelated to any lnvestmenl by the ownwer. 
, 1 

1 

\ 

Hence il lS entirely proper for the-munlclpallty to capture throllgh taxati~n a 
\... 

signiflcant part of the econ~mlc'benefl~s that flow to prlvate land owncrs. 

In the case of equal assessment welght on land and structures, gross 

undertaxation of raw and vacant land can oecur with exc~sslve taxallon on 

structures. Buildings depreciat~ wlth the years while land lends lo go up in 
a 

price. 

Whitehorse, like other cilles ln North America, has.experlenced 
\ 

several changes in assessment procedure not for planning or land use reasons 

but for rêasons of fiscal health, b.orro\,ll~capacity a~d Inlergovernmenlal 

pressures. rime lapses between assessments have perlodically cre~ted 

inequities in the tax base. Various bases for property assess;e~t involve the 

use of fair value, market valu~ and ,aetual value [34J . 
/ 

In Whitehorse land wps always assessed and taxed at 100% of it. 
\ 

fair actual value (and only recently at market value), but the a •• eslment on ~ 

improvements decreased gradually from 60% of fair actual valui in the 1950' • .-
to 30% in 1975[35].f While l~d priees were rising due to rising development 
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" costs, thelr we~ght in the Clty'S tax resources decreased gradually because 

they were not Vrlued at tl.err current market value (Table 4.5). Im'provi:!ments, 

although undervalued, Increased more. By 1975 only ,22'.31. of the total base 

represented lan-d while 77.71. represented improvement. For reSldential 

assessment alone the difference is even more dramatic: 17.91. represents land, 

and 82.1% improvements . 

. 
The new assessment of 1977 raised the valuatIon of land from the 1964 

faJ'r value to 1001. of the 1976 market value. It retained~ the same base for 

valuatlon of lmprovements, approxlmately 25% of actual replacement value [36] . 

This gave land a much larLer percentage of total assessment than in previous 

years. Under taxing lmprovements shifted the tax burden to land. While this is 

extraordlnary and very progressive from a land use pOlnt of view. the shift 

~ncountered a great deal of OpPQsltion from large lot owners[37] , and was 

compromised. As a result the legislation was amended in 1979, requlring 

bUlldlngs to be assessed at thelr full replacement value. Depreciation is 

allowed when a buildlng is not new. Al! building assessments were therefore 

multipi ied by four for the 1980 tax year[37]. Table 4.6 shows assessment 

flgures for various lot sizes in dif~erent residential areas. 

Figure-4.6 lliustrates the chang~ in property taxation, revepue 

from own sources and"government transfers for the perfod 1970-1980. While the 

amount derived frqm property taxation and revenue from own sour~teadily 

inéreasing, large government transfers are added to the budget mostly for 

land-related capital expenditures[~f. reference 32]. 

, "-
Meaning~ul comparisons with the provinces are difficult but a 

national tax incidence survey (1982) comparing property ta» 1evels across 
, 

Canada shows that -Yukoners pay the smalles~ property tax in Canada[38]. In 

thlS surveY,t three sample properties of lower, average and higher quality were' 
II- \ 

\ 
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Tabl 4.5 

Property taxes - City of' Whltehorse. lQ71-197~ 

'lear Land % of lmprovements :: of lot a 1 . total $ total S 

1971 10,310,940 29.0 25,234,360 71.0 35.545.30(1 
1972 14,409,340 Q4.9 43.262.790 75. 1 57.672.130 
1973 14,966,498 23.9 47,417.980 76.1 62.384.478 
1974 .15,478,260 23.2 51,202,970 76.8 66.681.230 
1975 15,685,310 22.3 54,378.130 77.7 70.063.460 

1 --

Soyree: CIty of Whitehorse; Statistical ReVlew 1970-1974. Governmenl of lhe 
YUKon Territory: ,.. 

ldentlfled and comparable houses sold ln 1981 were selecled. Differences ln 

services flnanced through the property tax were taken Inlo accounl. Yukoncrs 

> 
in the lower quality house pay the smallest tax ln Canada followed by New 

BrunswIck, Prince Edward Island, Brltlsh Columblil, Manlloba and NewfollndJand; 

Yukoners ln the average house still pay less followed by New BrunswIck, 

Newfoundland, Prince ~d~ard Island and Alberta; Yukoners ln a hq/,her quallty 

ho~pâY-Slightly more than the taxpayers-of New Brunswlck and NewfoundJand 

(Fig. 4.7). 

Whi1e the study provldes a meaningful and conClse comparlson of 

property taxation levels acrOSs Canada, it coul~ not take inlo consideration 

aIl the various factors that affect individual taxes such as the level of 

s~rvlce, provincial grants to municipali,ties and school boards, and municipal 

development policies. 

An earlier taxation study (Yukon Taxation Study 1968) pointed out 
o 

• 

that the revenue potential of the Yukon exceeded the Canadian .verage. l( also 

exceeded the,present level of taxation in the Yukon. The territory received 

subslantial amounts for road construction and maintenance which were not 
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Table 4.6 

Assessment values and lot. Slzes, 1980 t.ax year 

Resident.fal HouSlng Land Land Buildlng Land value ($) 
area t.ype size(m 2 ) value ($) val ue ($) per m2 

Riverdale single family 747 13 640 90 340 18.26 
(Liard Rd.) detached 
(Bates Rd.) -"- JOOO 15 880 76 820 15.88 

Cr.) ;;(' ~ 7 42 790 19.38 (Green duplex 385 460 . 
(at.t.ached 
house) 

(KlondIke Rd.) townhouse 322 6 940 32 300 21.55 

Porter Creek single family 1858 17 080 28 960 9.19 
(l2th Ave. detached > 

-old part) 
(Evergreen Cr. _11- 778 14 760 52 440 18.97 / , 

-new part) 

Wolf Creek _fi- l. 28 ha 14 800 5.4 480 0.86 
(rural 
residential) 

Sou~ce: Propert.y assessment services, Municipal and Community Affairs, Yukon 
Government. 

avallable t.o t.he provinces, and t.he cost incurred by the federai gov~t~ent. in 

developing the ~aturai ~esources of the Yukon Territory exceeded the revenues 

received by the federai governme~t. from these sources. ~ The generous payments 

made by t.he 
. ' / 

t.e~rial government. to Yukon munici~aIities were indirect.ly 

the federal government., i~ other words by Canadian taxpayers financed by 
J 

out.side t.he Yukon. 

While it must be recognized that a small municipality has 

in8uffi~ient. tax capacity to shoulder the cost of a full range of municipal 

servie!" the question must be r~ised: is the type of development ~romoted by 
~-

the different levels of government. economical, equitable and fair? Admittedly 

great. capital expenditures were needed to upgrade the munieipal services of 
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t~tehorse area followlng the extenSion of the city b~~ndaries lnto 

dispersed resldentlal areas~9]. The capltal and operatlng cqmmitmenis 

required could have served as à powerful learrting experiente an~ ~n lmpetus 

for change ln attitude to land use pladnlng. lnstead,more money 15 ~llii belng 

pumped' into the municipallty and iis surroundfngs to keep IIp and relnforce 

sprawl. The City by and large lS exempJed r.rom expendilures olllslde ils lIrbnn c, 

ar~as, and the services necessary 
. C. 

to Jlnk them together and tü assure thcir 

... 
proper functionlng ~re heavily SUbsldlzed. 

• 

Symma,.y 

\ 

Most planning prlnciples used in the new subdivIsions of Whitehorae 

were borrowed from general planning princlples developed in Not~ America along 

the lines of the loose low-density garden city layout. Modern planning found 

its genesis in·the garden city movement which envisaged the creation of the 

ideal town (Adams 1978). This garden city concept has been modified by 

cultural, political and economic pressures, yet its fundamental prin~iple8, 

limitation of numbers and area, and the contrQ~ of the land ln the public 

intere.t -- have been retain~d. While few g~rden cities w~re bui~t according 
\ ~ 

to 'the original concept, the garden suburb mbvement i8 very much alive in 

developers' hands, espeeially in area~ favoured by economic growth. But 
, 

transplanting planning concepts used in more populat~d urban ~rea •• 

me~ropolitan suburbs and large-seale new town. i. not logical for a .mall town 
, ' 

t 

of fragmented.needs. 
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The neighbourhood unit concept developed for rO.lldent ial' are,a 

. 
planning it'\ North America and Europe was a response to the need to ac'commodate 

large urban populations, satisfying their requirements 
1 

for open space and fQr 

near-by educational, tr~nsportation and commerclal services. Whitehor.e, a 
, 

northern toW? situated in an immense wilderness park, is a small lown with no 

prospetts'of eVe(" becoming bIg. In the Wh~ltehorse con{ext lhe creation ~f . , ~) , . -
............ , 

smaller-scale sub-neighbourhoodS deserves more aHentlon From 90th/Ii physical-

and soc.io-econ1ic point of view. 

neighbourhoods ~ubdivisions) the 

Due to the small number and scale of the 
f' 

central posltlon of hlgher-denslty houling 

developments is irrelevant and ln fact dlsturbing. 

"" 
..... ~ • AcJvanced planning concepts such as c'lustenng and development on a 

.. ';fi'. ,,'''JII'' ••• 

, , ,~ .... .;". '" - " , .. f ' 
planned unIt basls were Introduced and provlsions were·mada or the~r ule. 

'ltbwéve-r-t,,- date th.~se pr~vi$ions have t'lot been used. ThlS 15 due to the large 
. .. ... \' 

,"front-end" investment net:essary!for such development, whicn '15 not availa.ble 

to the traditionaly sl:l;-scale developers and builders of ~hitehorle. ---~ 
. ..... 

Effective, pl.anned unit devel6pmen.ts in Whltehorse would need strong government 

initiatives and a stronger housing mar~t, a coÏnbipation WhlCh is not like'ly 

" to occur during the present ec~omic downturn. 
, c 

, 
Whi~ehorse' s early plans did not provide a fra.mework ~r the 

development of density standards. Zoning and planning concepts which allow a 

little mo~ flexibility and slightly higher-density development ha~ bean 

gradually introduced, ho~ever they do not stimulate or require higher-denlity 
r- .. 

developmenL 'Zoning restricts high d~nsjties but does not reatriét low 

dens'ities. The American planning concept of grouping dwellings of th", ume 
I,.~ .,. .... ~ .' 

, ... ' 1 

type and p,rice tôgeUier in ... or~e.r .. to maintain .neighbourhood real ealat, valu .. 
~ , '"', '~JI. .\. 

is a serious imp.ediment 'to the creation of a more inn~~tive re.idential 
1*' 1 

environment. As a compromise in the newer subaivi.fon. of Whitehor.e the 

-
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variable lot a iz.e and development 'in pods allows lfor some di fferences in 

.. , .... value. ." , 
While Ehe current philosophy of the territorial government is to 

____ -------meet a11 land. demands, the apportionment of land for varlbus housing types i5 

• 

\. 

viewed by the territorial government as a difficult task. The projections used 

(See Ctypter 3) to caLc.ulate need ar'i défficient in man y respects. Although 
\ .... 

income 15 a basic determinant' of choiee of housing type-, it was never given 
". -

much attention in the land use plans. The more vocal groups, the o~es who had 

the resources to buy land and build on it were served first. Transients, 

natrves, marglnalized and low-Incorne people were seived much later and on a 

more fragrnented and lower levei. What appears to be "fr~e land" is in fact 

allotted to people on the basis of their Income. 

The f!nancial cost of low-density land use are the excessive costs of 
1 

the utllity systems and the energy for transportation and ~esidential heating. , 
both are aggravated by the climate. These expendi~ures 'aEe borne at all levels ....,.,.! • 0 

, 
of gove~nmént and by homeowners thèmse~ves, but their incidence i.s not 

, A 

apparent to moat inhabitants. 

Planners in thë1r-analysis of the e~istent ~ituation attract~d . . , 

, attention to the following problem areas related to the spread out nature ~f 
\ 

the town: firefighting, location of sch«o!s'and transportation of chil~~en, 

• 
location of different types of h.ousing, leck of certain housing types in 

certain arèas, inacce8s~ble or none~8tent recreational facilities, a~ 

excellive municipal expenditure fo~~ater and sewage. Whi~e planning 

conlultants did IUgg8St limifing growth to the exi.ting subdivisions, higher 
, Jo. 0 ~ 

<.- ' 
p~pulation aensitie. and generally a more compact development, their 

reco~.ndatlon. were only partially accepted. 

? ",-
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From time to tillle, people in Jtey .positions in 'the land, off·tee" or-Ioc.l " 
, -" , 

.government have made valuable observations pointing out ~a.ic t;end. and, . ./ -' - ~ . / . 
important data, for planners and policy makers. F~r examp~~. in ~pit e of· 

p'OPul~~ enthusiasm °for "frohtier living" -- no planning, large .... lois, ~nd' for 

the sing1e-famiIy house -7 the fo~lpwing pbservations were made.by the. 

municipa~ engineer in 1970: 

"a) the saitab!e vacant land in thè Whltehorse 
area is very Iimited; b) wnerever there i5 a 
concentration' of people, certain basic services 
must be provided, such as streets, schools, 
electricity, water and sewers; c) the maJority 
of people work in the Whitehorse are~. and hence 
transportation to work can present ~ major 

~ . 
expense; d) most applieations to date have been 
adjaŒent to highways, hence the hlgh~ay has 
'provicÎed access ... " [40] . 

~ - --
While in Iater years a definite effort was made ~or more compact and 

1 • 

-
controlled deve10pment its int.erpretation remains vague. The ne~ 'su.bd"ivi,!'ion. 

) 

are sti 11 low dens ity and sprea.d out. Moreove( new rural subdivisions are " 

developed'out~ide the already spread out' a;d enl~rged city. 
1 

The causes of high municipal spending are ~ell known and al.o weIl 
" j 

documented, This spending is' also·ignored. The bulk of municipd1 'pending goe. , . . 
to.provide land-7ë1ated services. In Whitehorse fend userrelated servic.s 

require large capital commitments and higher operating expenditure than in 

most other Canadian cities. Infrastructure spendlng is heavily .ubsi~iz.d. Thè . , 

mammoth share of capital costs of land related servltes are covered by 
1. 0 

government granfs, Ful1y 654 of the total territorial government trans!.rs are -. . 

for density-dependent services sue~ as~ r~dl. ~ommunication., wat.r ••• w.ge 

and garbage disposar. Low-den.ity land ule i. he,vily .ub.idi~ed and th • 

continuou. forthcoming asaitance for that RPrpo.e encourage. further • xhnaiV. 
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land~8 •• For ~api~~l costa generated hy IOw~deQsity Ip~aw~, the terrjto!ial' - J 

governmant P~ up the tab. 

Whitehorse residents also pay less .,property, tax than hom~&Wners 

anywhere ell~-in Canadh. While it,must be rec~gnized that a smaii northern 
\ 

municipality can not provide services comparable to those of !arger southern . ~ , .- ' 

Canad~an c it hs bwe1ying on Hs' tax. capaci ty, :he quesU,on must still be ~ 

> 

rai-sed: is the type of development promoted' by the 'government economieal, 

equitable and fair? 

E.nergy conservation has never been an objective at any level of l'ilnd 
() 

,se planning in Whitehotse. Planning obj e,ctives such as "compact, ,contiguous 
o 

urban form, land use patterns that minimize aut6mo~ile trip;, energy-. ",. " 
~ 0 

efficient neighbo~rhoods and energy-priented development controis are simply 
• Q - " , . 

nonexistent. Most people have not made the connect'ion bet\'een the amount of 
t 

• () ~ f u • _ I,,-\r 

energy ~onaumed and the,suborban ~and use patterns (Sewell and Foster 1980). 
, fl' ... ' 

, 

Whitehorse like.most C.nadian cities is chara~terized , '/ 

1 

"by sprawl and di~pe1'sal over a large ar,eil, low 
suburb~n popUlation densitie&, leap frogging 
deve~~m~Qt, infras.truëture patter.ns wpi,ch are 
loeked'1n an~ perpetuate low density, 
s~gregation of land uses anp physieal layouts 
that ~re insensitive to climate .nd rèquire 
.ignifieant amounts of energy \0 satisfy demands 
for the mbvement of gooda and people" (HalHtat 
and anergy in Canada 1977). 

. '. 

~' The Whitehorae infrastructure requires .n enormous amount of energ~ to - . function effectively~ 
-, 

Planners have beaD.slow to. draw the attention of decision-makers and 

the ,en.ral public to the p9}ten~tiaIÙies of land uaè planning as a t'ool fo'r 
4 \ 

improving energy effidency. Theu are new technologies Whicl\ need promotion 
; ~ 

( Erley and Jaire 1979; .Sewall and Foat\u: 1979; Lang and Al'lDOUr 1980a; Harwood - - ' 
, . 

1977; ROll 1979). The energy costl- borne by private houaeholds,' (apace heàting) 

\ .. 
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.re discussed in CÏlapter ·5, but Iner&y-conaéioua -land ,ua. 'P hnn'i na , on-'.ven '. .. ',.. ~~ '... . , . .. .. 

mQdefate' 'lèvel, 'would al~o resuit in'~r~dJc:.d :pt.l~~i~ ~nvut ... nh. a~ryi.c. 
, . 

costS. increased prope,rty tax revenue 'and possibly gruter flexibilH3[ in the 

provision of public services • . • 
Thi s fa 'an example of the confl ict betw.een popuia..r, planning conceph ' 

>' 

, 
. • 

and institutional ones,. H is- a eonf'lict betwéen cfllective ,intereat and, ", 
, ' 

" '. 

'f 

individual expedations. While 'both public. in'~t.it:utions. ~Qd ,indivi~aJ'1 are 

r -
aware of collective interests (e.g. the provision of high quality servicel, , 

the elimination of poor housing and 5quàtting~, Whitehorse re)!denta re,i~l , , 

and detest collec'Uve control.' The Xleed f~~ 'c~ctive.c'ontrol to prot..ct. 

- (".. 
.. 

in~ividual or group interests cornes up from,time to time mOltly in ~he,dafence 
. . , 

of property ·vaIDes. Re~~stancè Î$ associated with p resiatancé' t.·o 'raising 
. , 

taxes. ev en thougJl the local property taxes. are lower thsn .. an;rwbere el.e' in 

• Canada. 
, , 

During the 1950's~and 1960'5, in~titutional pla~ing concept. 
1 '1 q, _ ~ 

Whitehone largèly foll,owed f.h~ popular ones mediat:e<l by pdvah enterpriae., ' 
. ' ~ . , ~... - ',.. . ~ 

". . , " f Professlonal,planners'wePe'wel1 aware al thè consequences of dlfferent u ••• a 
, '. '. ' 1 

land. Criticism of the suburban concept and Hs grandÎ'ose w~8te ,of, land ar.,td ' , ". , . ... " 
professiona! literat1.1re (Real .fatale Research CorporaUon 

'-

rés our ces in 'the 
, - ,~-

Land Instit'ute 1961; M(ddleton Assocïates 1979; Gotlma.n 1966~ 
i" " , 

~. . ... 

Ross 1.971) of the 1960'. and 1970 f,l. did not affect., the n'ollCh. 

Although planners who worked for,Whitefor.ê modeïtly su~ge.ted the . ....----) 
needed~ they were powerle .. to ex'ecut~ th_m. 'Tne more dirëct and' 

, , , 

radical ones di8a'pp'ea~ed h{0m the pla~n!ng °aeene [4~~., Ovf!r t~e lut ,ttJree or . ' 
four years profeslional planning concept. and institutional one. have been • . ~ 

merging in the wake of the profeuionalizatlon of lIany publ{c pOlition. and , 

~he ne.d for financial,efffe~eney, bùt the who). pr~c ••• o~,chan,e ·in eone~~t. 

, 
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! 
yery il:ow: 

" .. 
,~on~e·.~~ing, .ôveral~ 'La;d, u.~ .. ~~);.o(w.Jze itl 

draltic h~" ~v~r n~p~ened'ip Wh~rs,: 

or ' 

;, . , 

"We .ee ftom the ~inanc~al analysi~ th~~ inte~governmental confict is 
( 
, 0 

• • 
an obstacle to -the formatiort of an integrated joint 4fçan growth poliey 

, \ - 1 • _ 

_ t?ece~.aty t,o a\ticu~at~ ,a direction and p~ttern for f~t:u-;'e gtowth. ",An ' 

inhgra.tèd Plan>~~n&·policy-Would have t~ be built "o~ two bàsicu'cons--ideratioDs: 
, , 

(1) The .houlderin'g by,a11 levela of government and the inhabi tants' of aIl the 
1 . 

capital and operating cosls invol\ïe,d in land develoRment; and (2) the 

, 1 

accommodation of aIl types of lif~styles and a11 socio-eeonolllic' 1-evéls. 

The 'formation of an integrated joint urban poIicy,is a1so hindered~ by 
Q 

the lack of land inv~ntory ~~d basic pogylation data. Th~ city of Whitehorse 

has fots of land but only a ~mall percentage of it is serviceable. No one 

. knows how much and ~o ~hat degree[42]. 
, . Also. routine 'population da~ should 

() 

b~ ~oll~cted on a continuin~ b~S~L. to include age, l~ngth o"residence; 

permaz:'ence of employmen,t, incoille, liruty1oe- and nousin~ 'tenure. This type of 

inf,ormation would provide a more ~ea11stic v!ew regarding t.he ho,usipg 
( , 

\. . 
.. ~fot"d~bility question and 'a better basis for resid~nt,ial land u$e planning_ 

. 
The relation!lhip between residenwal land use. planning: - bousing tYope,' and 

• • • . . 
- denlity il rarely discussad. Whitehorse reaidents' Bexpect~tion. of a detae~ed, 

" . 
This type of housing i. so strongly ~ lingle-family h~u~ arè ve;y ptrong. 

,. . -
d •• ire~and so widely aéeepted that no po'liticia~r' public' Of!ieial 'wUl' 

- , 
., touch upOi'l i ta, inhe,rent l pr-G'bleml. • 

It would be pOlsible to avoid walte by deliber tely c~nging. 
, 

reaidenthl land Ule pattern.s t,oward more int.n~ive devd6~';;ent -'nd housing 

type •• Thil,would r.due •• unicîpal -expenditures 
• 

d ~t~er a choiee of living 

Ityl •• for"all .ocio-eeono~ic gro»ps. But goal luch'aa convenianee, priv~cy 
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The finanCial an",loci~l. ton •• q~enè •• of th~\ ipt.~.d-ou~ ~.,t~t~ of :'~~.: , 

',city are not' 1Jrii veraafly l"ec,oanized al pr~ .. nl or f1.it.ûre problttll., aoth th. ",' ,. 

IF" .t ••• 

\::Oll\lllunity pla'), ~nd lubdlvlI,lon plana .elllpha.ize, accomfl\oelation. ta- the uiat.~nl 

" -
d tu.tion," They fail ro ree'Qmmend alternatives. to recogn'ize the 

l " 'f' 

spcio-econOmlc change's that took placé in the Hme' elapaeel behéen the plan., 
\ " . " Thére ia no learning p'rocesa which would serve as a. buiH,-in machanhm for' 

eha~ge. Whitehor.e ne~al. comprehensive lang range planning with land 
-~ ~ ... :,\ 

develbpment ph .. i~g: ·1'h":··~.uch for alternatives JU t 
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J Notes snd psfBl'des.:. 
. , 

, ' . j 

, , 
1. IGenét,al d6veloplllent pi.n, hiteho~é Pletropolitan Area, 197Ô'. 
2'. CÜy o-f Whit~boue. 'Zoning y ltw n~. 369; 1973. 
3. City of. Whit~b,orae - 'Genera Plan, 1976. " 
4.' For the hi.torieal evolutio of the prinçiples guiding planned unit 

developm,nt, .ee W.l. Godda , and E.t. Preund, eds. 1968, p.489-481. 

" 

S • . Municipal Ordinance, auenh to NovembeT 13, 1980, Ordi.anees -of th'e 
Gov"fn.meot ot Yukon~ Part I~ , Muni,cipal 'volüme, 1980,' p. 166-180. 

6. ,The zoning by-Iaw ngutah. ~ permits .and prescri bu thé use of land 'for 
,- d~ffe1'ent pu~po.e&, the cla.,s of 'use of land fol' different bùi1ding types t 

the mini~um and maximum size of lots or parcels into which land may be . 
,ubdivided, the' density.of popula~ion 0, intensity o-f dev-el,opment, ,the 
location, l1eighti nurnber of stofie.s, ar'ell and volume ,of buPd-ing, the 
percentage of a l~t or parc el of subdividèd land that rnay be built-upon, 
and the use of yards and other .open I,paces. -City of Whitehorse, Zoning 
qy-.Uw 493, o'ffice con.o1id~tion, ame"dments to Septernber' 27, 1982. 
ln 1963 there was, a zon'ing by-law"prepa,red ift conj unction with the 
Whitehorse Ketropqlitan Area Plan. 'In 1973 a zoning by-law WH pr6par'ed to· 
exhnd the exiating city by-Uw ta areas annexed it\ 1971: The first 
community plan and a new zoning by-Iaw ~.re prepared in 1976; See'also the 
doçument on the new community developmerit master plan, 2 April, 19~3, WC~, 
file 1200, v.1l47, YA. Whitehors.e. • 

8. BY-law ,corresp-ondence. WCR, file 1100., v.1l43 (5); -loning; "WCR, file 6000, 
, ' >"tl' \ ,. .. 

v.1154, box 29; Zonin, by-1aw 493, Public heating, 31 March 1976, WeR, 
file -6000, v'. 1154, YA, Whitehorse. 

• 9. -April 1983. J. Pierce, City Councidor'. 
... • - g 

, 10, Clty of WhHehorse, Zoning by-law 493, 1976. . " 
11.. The u.e of the land-u.e i,nhn-sity standards (LUI) is d~.c:ribed by' W. 1. ' ./ 

Goodman apd E.C. Fre1lnd ed •• , 1968, p.481-483; See alao W·."P.~ O'Mara, 1978, 
p,61. . . . 

l2. City of Whitenorse, Zoning by-Iaw'493, office eonsolidation, aemend~ent • 
, , ~ '" to Sep~emb6r 1980. , • 

" 

13. s~. fo~ example land uae .tatisticl in Regional Htinieipality of ~ 
,Ottawa-Carleton, '~arid use in Ottawa-Carleton', 1982, p.~, Table', 2. "-

.. ,14. Data-'eoneerning denllan"d fot Illnd, land sales and land aya'ilabilifY ià - . 
docum.nted in the fo11owing .ouree.: Nhitehopse.StBP, 1950-1980; YGR, 
file 'cat.gory·2840 (Land. Land •• ale.: Land development) 2848, 9000, '9300, 
and 9700 (~~1 Lands), " • 

'15. Stathtici Can.da, Publie Finanu Division, lOCl1 govBflnlflBnt finBnee, " 
Catalolu, 68-204 Annual; Stat~rt:ic. Canada. The CBn,di,n System of 
Gove~nmBnt Fin.nc;,1 N,plIement St~tistics, Catalolue 68-506; St,tistics 
C,it.d,~ ,Finllt,e;,1 l~fol'lI!'t;on System fof' Nun;c;p,lities. Catalolue. 0-" 

. 12-:S32E f 12-533E and 12~534E. StaB.ties Cailad,"doe. not publllh 
·it\d1vidua[ finàncial dat.a on eiti .. the- size ',of Whit:ehorae. The Whithone 

..' . data colleehd by StathUc' Canada ia conlolidated ,and publi.hed with-
bther 1 Qcat' governmenh in the Yukon. Whit.norae municipal atat.f,tic.l 
4a(a and lubatant!.l' help to convert the data wa. obtained from Kr.G.A. 
Karr. Dir.ctor.' Public Finanet Division, Local Governm.nt Section " 
Stathtic. ,Canedi, ottawa. - . '.' ,': \, 
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16: tlnt~r-provincial e,oIlPy:~b-ilit'Y'" 'ln Loc,l gDVBl'i""Bnt firSReB., ~,~ •• 1.9,U • 
, 68-204 Atu\Ua1. Stati,~ic. Canada., - , '. " • . 

1,7. Detailed inforllatlon -a1)d l!.naly'I~1 'of Whithor •• ' ... unic{pal finanè. and'. -. 
-.' ,aetvi.cirig' leve1 . fO,r the l'edod, befol',e 1972 can ~e f~Utld:iin th. Qu •• n. 
~ Univèrsity.report on the CHy of Whi\'ehorn (1960), 'hè Hahor .. 

J ' Met~opolHan Are!l ,P~ .. n ~(1963), the Yukon T~rrit0fY Taxati n Study ~19,68) 
. . and the Hardy report· (1972) • , " <' , 

- 18. ·HaJ:.dy report', 1972; Histo;y'of th~ city of Whitehof.e'sewtr ai'\d wates:' 

, , 

Iy'shm. 1971, '.wCR, file 4000:-2'i v.S, YA, Whit'ehor .. ; Uti1iti~ •. and' 
rÔBdways engineering analyses and ~pita~ works budget 1974-J98V, 1973k ~ 

19. Capital Assistance }Jrogram, bepartment '01 Local Gov-ernment',"1973-1983, 
'lGR,- Hie 2830-5, v.2, YA, Whitêhorse. ' J 

20. Hardy repQrt, 1972:24. ~ ". ' 
.21. ~lIÎmissioner of'Yukon to City Manager~oWhitehoràe, Apr-il '2. 1'973, WCR, 

file 1200 (pl~t1nin&), v. 1147,' VA. Whitehorse. ' . ',-
1) ~. ,'UtiÜtie$ and' roadways- èhgineering analyses .and capital worka bud'8~lt 

1974-1980,',1973. . ', .. . 
'~3. Hardy repor,t. 1972: 62. ~ (. "; ~ . , ta 

24. 'ComllunHy .~rvjcês iJnp~nt program, Yukon Territ~r'y, 1974-80, 1973, 
. YGR, file 283.0-3, v.l, YA, Whihhorse. a. 

25. Caleulated from Statistics Canada', . Catalogue 68-204~ -tocsl govef'nnnt 
ffoance, Tabl,: Grou general re".rlUe,_ for )l,ars 1971"1979. 

26: QUèen'. University report on the City of Whitehorse, 1960:23. ~~ ~ 
27. YukoJfT'erritory. Municip;{l Aid OrdiI1anee, ~972: The operating g'i~nt' , 

provided $46.00 per ~apita !or th~ first 1DOO p~~pl; and $40.00'per capiti 
.J .for the bahnce, ot population. " -, ') " 

2'8 •. Yukon Territ"ory, , MUhicipal OrdiJlance, 1972. 
29. Yukon Territory~ Community Assistance Or~nance, 1975' (a~ ammendeo to Nov. 

1980) , ' , • 
30. -The Municipal Orainance·haâ already tightened ~~e rules' for capita~ 

.. fin~ncin.& "requiring "a' capi h,'! budget procedure. and a 'limi't on ,capit,.1 
e,xpend! ture from', ctlrrent fund!. \.' ," 

31. 'This i.J definèd as the, dlfference ,between- the total coat of a~terial ro.d. 
le •• any maniel reéove~.d from front~ge tax pn propertie. which' are 
'ditectly benefH ing.' " 

32.'Capital Asaistance Prol~am, LQcal Government. VGR, filè 2830-5, v.i; 
. , Depa~tmental esH1Jiates - mU,nicipal services aI?d .capital projecte ," 

1976-1981, Local Gove~nmenf, YGk, l'ile 2830-3, v.l, YA. Whifehorte; • 
NhitBhors, Sta", 18 Oct'ober 1974.', ... r~ 

33. Memotandull re : Item. to ,bé, included ~n land ,development costa, 28 April 
1~75, YGR, Land pelicy 1974-~976, file 635-6-2-2, v~11, YA, Whitehor.e: 
Municipal Finance Ordinanee, auenhd to' Apri 1 16, 1981 and am.n.dm.nt,' to 
N~vember 1981; Municipal Finance Act;' 1982. , ' ., . , 

- 34. 'Yukon Property Taxation Review', 1978. preparee by an Indep~nd.nt '. 
"" - Advhory COlllJllittee of YUkonera, M.S., Miller, chair_ni 'for'the Govet'nm.nt 

of Yukon. fair. value in~lu4é. con.ider.ations of location, quality of .oil 
, , . 

and rental value. Market value h the mo.~ 'probable .ale priee, - , _ 
, dehrmined by con.ider.tion ,of the cost ~f reproduction, th', ule prie. of . 
cqaparable properties and the value indicated by tentala or ~n~iUpat'ect 
net incomê. Actual value includ.s th'e contid.t'.t'ion of a nUlllIr.r of .. 
hctorl ~uch a. ~oc;at,ion, size. COlt· of r.plaèelletJt.. ,age and con,dit~pn of 

, -buildin,s and .ale -of .~parabh: prop_Eth •• ", '. .' ' .~. ~ 

-. 

, , 

" 

J 

'3J. Memorandum re : A ...... nt. infqr •• ti.on for .. ~l.nni·n' ~olDllli .. ion.' ~3 ÂU~ult. 
1'972, WCR, fHe l~OO • . v.1147, VAt 'hit,ho,r .. ;· " " , . .~" - \ l ,:''', J 
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36. '~ith()ra. Star;, 21 ·NOv,mbèr ,1.977 ;' 17,Ap~i1 .~9?8; 2S rt.Y ~78. " .' , 
37',_ 'W,r(thn, ~and p.r.on.l co.unicationi vith Kr., M. 'SmitlJ., 'l;U~~çt-or, !l"Op.tty 

, Ai· ••• ~~.nt_Servie.i, Huni"e~,pal and Cot:uaun~ty\~~airs,. YU,~on. "", ". 
"'38. !Na..Uon.-l rè.idént'ial' tax incidence • .lûttyf, 1981, 8ritllq COl!JDlhia 

,.é.~''',1Qent Auth'ority, hctoria,'-,1982. • 
'~9. '~'l'dy" r.ep'Ort, 197~:.70 .. · " , 
40~ Rae. Ho",'", -M~tli:Çip,al Engin.eer ti> l>irèct,or, Municipal Affli'rJ, 'Ytikon

Government;-2.5 November: 1970, YGRr I:and pol~cy, "'file 635-6-272, 'v:S, YA,'< 
Whit'hone. '. '\ .~ "f ' ,', 'l 

41.'Mr. D. Parker, of Central Interi~r Planning Cori~ultant., Pt{ncé Geo.rge, 
J: ' .... r , 

.outapdke~.a~oc~ forl'pu.bl1c ownership of land, higher denliU,e. 'and-

," 

, -. 
urban containmefi"f in ~ne éa1"ly 1970 1 ~, dÎlaPl'ea;-.d from ~he plan.ning"', 
.cënè. Othèn equaUy well, traine4 ~echnical1y but more diploma~îc an-d', 
"'a,ubclue4 oin th,eir approaèh to"'sensitive iuues sf:lfvived lcing-er. 
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,1 '. " , 
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42. The' Qud for,l'ong fel'lll ·la'nd u~~ l'lanning and th. proMem! auoeiated, with 
the p~o.ceas vere debahd ,in the follo'fi.ng .oUrc.~à. N~ftehO,.SB St,,., ·13 

.December 1~74; Memorantlum 7" Hun~cipai data base" z.s July 1980, 'fGR, "file 
" 2820-130, V". i, VA, Whit~horse; 'Government ,land use pQlicie. in, tl)e Sôuth 

)< , • t 

Yukon'~ , . 
l' 

, \. 

,. 
:. 

. , 
" , 

\ • b .. 
, . .. 

,-. ' , ' 'f' . , 
,'-· , 

" ' -', .' . ' , .. , 
· . . : 

, 1 

o " " . 
. -

, . 
# 

' ... 
) l'." 

· 
•• " 

, 4 ~ ..... .... ...... 

'," . 

-, 
" 

. . 
, -. 

, "n: .. 

. 
,J. : 

" -
, . 

" " 

.! 

, . 
.... )' 

\., . 

" 

" 

.,' 

.. ' 

j , *, L 

T~ j ,.< .. 

'''' .... ~ .. ..,. , , 

", 

, -
1 ~~~.. .. 

, " 

..-
''0 '. 

" 

". 

" 1 
, ,l_ 

" 



• '.1 ".-" 

:.. ~ .. 

, . 
" 1 . 

! ' . 
-, 

l ' .. 
, .. 

" , . 

, , 

O
~' . 

, ' 
, ' 

- ,'1 . , , " . 
, . CHAPT: ER 6 
c' i, t 

, . 

, ' 

. , , 
" 

t .... \' . , .' , 
" " • ~ • _ 4 • L- .... _ 

~ .' ,,1 /:. ~ : ~:' ( 

.' 
. .:' , :':~.!i 

o 

,', ~ . Gov,rnm~n~ involveme~~' i~ th~ hou.i~g procels io 

. ~.. evid~nt as ît~ involveme-nt in residenti-d land development .. 
L 

K f.-. ." ., 

. diffe~ence betwet!n ~ th; hous iri& proeej-. in Whitehorse and the more · .. tt1ed . . 
~rb.n ~r~al în"~utheth Canada~ is the government's power,to.influence land 

, developmenl including HI ~ ocation, aeciuenc~, priee and 'avallabU ity. AH 
~ .. ~-. ~ ~) ~ . ~ ... 

. oth~F~orms of ~6Vernme'ht involveJllent such as 1endinr., .diree~O~~r~1Jjent, .. ~ , 

i1Qusin~ and social houâiRg at;e very simitar to t,~ole ·in the re.t .... o~ C.na~a. " 
~ J"i fil 

~.. - , 
~By' the early 1989' 8 the population of WhitehorÎ-e ~aI, Ulàtiv.ï>i~.l::f . . . 

~ houJed ",ith the exception of the native rn~ian populati'on living in ~,e. l"nëU~n',' 
j 

" ',">, ',YU1a'ge .. Hdushlg pr~biem8 are not îmmecÎiately apparent .. tJ,ae in.d.qu.~i ... c.E,," 
',;" \ 
-.. 
; ~y , • 

, ' 

: 

-

-, 

." l'.. 1 ~'... :... .. to • 1 .. 

'. '" .'h~1,LIin, are not cle~rly se.en and ar,e not ~op,e.nly ~i.put.d lYecau.'e th,y .the! . 
, 4"'} ". ,/.. ~ • .. • ~ .. "". ~ 

" ,:,.;i) fl!inly non-vocal marginal ,~OUpl. ,'bertain inade~uacie. are toler .. t~d· ainee "no 

l''-'ay is .een to elimÎ11at'; them and .till retain' the type of 90u.ing and 
/ 
1. " 

f li fttt .. ty1e Iva1uéd by the commun i ~y. 
l ' 

Thé hiatory oflkhotis i~& however ~i.ll rev •• l 
, l'; • 

':.~, / .i ' P~~bl •• 8; 10". ch~ract.~ iatlc 0 f a \~r:ai9, 1 ta,. ~f d.~~ 1 op~lnt ~ "DM .:.Pt. If i. 
," to'porthern town., and other. eo~on to aIl urban area. in Canada. Th.,. l..... , ~. . ';.. 

/ 
f .. / ' 

r' 
, 1 

. choiee, or affor4AbiJitY. di.tr.~u~Lôn and eneray ip,f~ieiency[ll. ,So" ~r. 

~ •• ~ • .' f 

,~~,~i,e proble1Jl' were or ,re lior'- ,acu~e. hi Wb~ t.~Ol'I' bec.u.. of, ~h ... i~w:,i t~ ~o,f 
• # ~" - • ~ 

~ '. . 
.. ~ f .' • "'. .. ~ • t 

, ';..- \: ,the eliaate and the volatile n,ature o,l the ecbnollY. Tbe .baie pl'obl .. 'h .• ' ~ :' 
- :.: ~ " :, :''- " '- , . " , • 1 . ., ' .';~ ~. ! ' 

K ~~ '- ~ ~_, ' \,.... " • •• >, • ~ .. ~ , ~~.),:40 , 

•• " - •• , • f(. ~~.. :.. • l 

.'. ' •. 
, . 
"1 ' 

'.' ,"'It, ',:, 
f • <,." J .. j ., ... -.- J'" \ 4 ~ _ < ," ~ .. :._ 

.:, : .. '_,~,: .. , ~':;,!'i~j'~~:~~:' ib~;~;J:_~;2:,;Ll:~~ i~:~~,~~~f;;~:~~~;~- ;;j~~::~:,;.,::~':~ 
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l ' , - " .. ' ... 1t"'" ~ • " , " 

- '~ '·~ • .t.""'tén 'of ~h~uaisil' ~,tock and d.;"aÎtd whieh ariu. fro1ll th: ~~U~, 'tftùre, of 
1 i ,,:,:, _.... ~ • 

. . the- .cono.y ,in .th,' Yukon. . . ' .-

c' , '"" houlins .hottag, •• Presellt hdus-ing problems' are fir'st the undeëloared -needs of 
, . 

• ,low-iJ:tcome group. p and .econd· the unu.u~l}y. hi&h èosls .of hOl,\sehold ,op~riÙon. 

Underprivi1ege~group. do- not partidpate in the market· place: Decisions ~or • " 
~ . . 

the~ are made on anAinstttutional l leve;~imiting theï: choièe in housing type, 

~ tenure, èost and-location. Due' to the high'~osts of household operati~n new . . . ,,~ 

_aingh~f~u\i1y ho..r',es, are n~t ~ff·ordab.le any long~r ~6r the majotity, so"i:hat 

m~re ~nd m~re people a~e aquee;ed out ~f the housing m~rklt. While shelter is , 

of'comparable cost with citi.s like Ed~onton or Vancouver, household operatioh 

il far more expensive, beëause of heating ahd utiliÎ;ie:. Mo'st ho~sing 'in 

: : 

, . 

i:pproPriate housing t'ypel style and , 
,) . 

W)litehoue il wastefulof enef'l}' due. to 

" deaïltl elementa. 
,i ; 

The site design and orientation o'f houstng' still do •• not .' 
'. 

M~xillli~. the positive e~fe'cts or' aun "~d wlnd. 

" . 'Sin~'e .Oll~ of thé~,e ,inadêquacie"s ar~' not· readi'ly ~e;~i:V~êl~, U~~y ~Q 
. \, ' 

bot. ,urface u "housins ,dei'n:da on the ho.using marltet. "A quaUfy' O~, lif~\ \, 
( , . 

lurv ... y, newspa'P~~F reports and partic,ipaht obsérvation 'show,,~hat the?o.p~~at~o~ 

'at large ia relaUvely pl.and with thUr hous,ing envirOtlment 'inciJdinl.size" 
- . • ..J '- ". - '" 

qUlilHy a~d location. But" a closèr uaminatî.-on will 'point"to incoiudsteneies~, 
,fi . .. ' 

~ontrad.iction.' .. nd a I.neral' lack of eOlDlDon sens,e. 
". , 

The above problems and 
• 

, " i~a~equ.'Cie. inhrrelate on ,everal'leveit -.nd it will 
, .',' """> 

be seen that:they a11 
, . 

, 'have .. direct, relatdon.h.ip witb the ine'Efieient Ule o,f 
, , land. , . 

.' ''-deve-1'Qp •• nt proce .. ~ on ~he ~ou.-ina proe ... wiU' be d • .aJt ~ith in thh chàpter'!. . ' " . '. ' -' , 

-,'. '. SO~ qu •• t~!>n. raiuld"are: 'w~ .. t 'aclju.t •• ni. have b~,n ~adé',clQ •. to· , . , 
" .. 

, .' • " -, " ,1 ' 
... ,' • , " .' f • , ' ". .' ,c 

~ .... ~~ ~,' , ~e 

• ,Ch.plet 'S' , '~. ,,' .. , " "': ~'~":',' .. :, ,t :: ~", c'\. :-:' . J.' ,...' '" :~', ~a3~ 
~:.:~ .. ,; .. :",.~1r~~~:i~.;.~:; .. :,~<.,.,>;::,.~.,,;.;.~è~~~a;~~~~i~&iikj,~~~~~~~~~~E~;-~.:;,,::,c~.,,:".,,' .... ,' 
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• ~ .. ' .~ .. ~Ù~q~ i'; i' .~;~~i: ·;.·.:~~c al tutH~"; ~.~:. did' :h~ ~~'d· ~or: ~ol~at' 
'.: " 'fi~uain~ stir,h.e;,;' ~h~i ~a., and ·i,.~~·th~ role' or &overnti.ilt in ~·h., ~tô~i':;o~ .t)f·, '" *' '. ., ,~ . . ,. , .' ",' 

.... hO~lin~a?;. and ;;ow c'an land'be ~.ed. differently,t.o lIIawe 'hou.in2--iDore . 
,. , .., ~ ... , t , Y' 

, ." à'fforqable? 
... , . (/ .t'I-. • 

......... , " 

" , '.' .. 
'" :r~e 'chapter' is organized' around three themes involvin& the 'écionolllY of,' 

" .. 
·"hou~Ü'îg. Cl) priv'lte,'market housing ·in hit,torieal per1lp.tclive, (2) th. " " 

. '-/0, .' ," &~v"r",,"nl .. ~1e in. th:". boua in& _rklt, parti eular l'y ",<it h .... p .. c.t to • oc ta l ' .. 

'/ . h,ouai.nat and (3) the re~ation of energy-effic~ency in houllina- t'oo hnd un. 
1<' 

" . . -
.. ' ~ 

" p y ~ .. t. 
~-{~~.~~. 

• I~ "~"';'fl\~ -~.: 

: - " , ~. NlfJke't.'ljp,uÙng ;ir~fstoN.e,·l,'pei:s,p~,tt;ve . -,' ".. .~,-~:: :.-X~. ~, 
'. _.. ~,. \... • : , • ~ ".." " " '. r \.:'. ")' ~ ',. .. _... , .. 

x- ~ f~ .. • ".... .. t ...;;.' - ... ~ .... ( " 

:""0' " ; '? ' . - . · r '. ':' ....: '..... :" ~;::. ,:: .. :: ~"(.~;,:J,. , . . 

, " 
" 
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r" , -

~~~ ~, 
" 

~'r, ' 
>.~ ~, 

-,,', ~ ;~'·:".f',":·:·,: ',' , T~. WJ{itehor,. '~oud~g .~tQek wa~ at)d' il! (~r~~i~ prockJdlid bY ,tb',;',", <~<~ 
._" • ~~},,1' ... ' ,,: ~' ,~ ~. 'f. ....... , - ~ ~\:.':' I~ ~ , ,,~, ... , f

r

' r; .... ~ ~ .. ",. .# ~ ,'f. ~- \,. • ..,"I.''',~_; .. , 1,.~ ;;. "i • ~ 

'- ,~.,. ;t;~' :'~:: l~.è'~#t:~' hOUllng marltet. However ~u~fng the wat: and "P().t'-.~ar Y~ . .àra_· ,":'-,'::,' :>.' ,.'" 
.~ .. ~ .... ~.", "' '. .. ~ " . 

<~:~i' . '::: <~.~t..~O~i'-';· .! .. cî~l. poli tiéal ànd ecortomic c~;c~m.t.ànc •• · fic ••• i h.ied ,iht' . 
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'19&0'.. The.e period. are tdentifiable on FIgure 5.1 illustrating population 

growth and housing-starts. " 

In the post-war years and dudng the 1950'5,- housing failed to grow 

as f}ut as populatIon. While the residuai populatlon of the war years was 

.. 
o poorly housed.and there wis a great need fof new housing, Whtteho~se had.no 

hous ing Industry. Housebui Iding was hindered by a lad of affordable and 

attractive land, financing and constx;uction materuls. The poor state of 

hous.-ing ln 1961 l~ apparent from the.Census. Half of tbe dwelltngs (49.8%) '" 

were ln good condition, 28.9% in need of minor repairs, and 21.31. lA need of 

major repair, a condition ~uch worse than statlstics for smaii Canadian urban 
", 

centers (5,000 - 9,999 ~nhablt.ants). Of the 1022 residential untls on the 

~~le-1~ 1961, 287 (351.) were sqyatter dwellings. Of the 735 non-squatter -
c 

-" 

", 

, , 

~::' 

units, 37.5% were reported ln gooq physical condition, 51.8% in fair and 10.0% 

in poor condl~ion[3J 1 

• During the early 1960' s economic uncertainty and a' reductlon in job 

opP9rtunities caused a temporary drop in -population, reflected in decreased 
'" 

ho~slng demand and.the departure of skilled construction workers and 
A. 

carpenters. The loss of these worken caused a construct ion labour shorbige 

al a later periode 

From the mid-1960~s through the end of the 1970's, the Yukon 

experienced steady growth. It found the house building industry unprepared, 
r 

and houa ing construct ion fCelI short of demand f.or a d'ecade. The supply of 

mortgage funds was short and uncertain, and there was a shortage of skilled 

labour [4] . 

At the worst, housing starts in the city between ~966-1968 totalled 

77, yhile the voting population' rose by 333 [5]. This number of adults implies 

a conaervatively-estimated population increase of 450 peo~e, which would have 
...... 
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lneant that thê 77 new housing units were occ:upied by an average of 6 peo~le 

each. Sinee tbis could ~ot?haJf'been the case ~he SU~PIUS population was 

probably accommodated :y friends or in sq~ter dWel~ingS, rOOLing houses and 

mobi le homes" Demand for rentaI apartments was evident from the experienc:e of 

the few apartment houie op~rators[5], in part because of u~affordability of 

the single-family hous~. During a six mpnth perio& in 1968, 365 queries were 

receivltd by Whitehors,e real estate agi!ncies from persons wishing to pur chase a 

home, but approximately 300 (827.) were unabli! to raise th~ down payment. 

Almost aIl of the others found it necesspry to take out second mortga&es or to 

make up the balance of their down payment throtJgh a personal bank lo,an. This. 
i· . 

confirmed the Yukon gov!rnment survey indicating that 677. of tenants residing 

" in Whitehorh (1968) earned less than $9,000 annually, the amoun\. cGnsidered 

necessary to carry a mort gage [6] . " ? 

The demand for apartments was p~rtially filled by outside con~ractors 

" who settled in Whitehorse. Before 1969 there were only a few small scale 
.. . 

contractors living il1 th~ Whitehorae area[cf. reference il. As a solution to 
#0 .. 

the hQu.ing shortage, the shortage of reasonably priced serviced land in the 
-.,----

city and the high construction ~aterial and labour costs of the ldte 1960's, 
\ 

~ ~ . 
Ray Wigen', a Prince George (British Columbia) eontractor- developer, proposed 

10 

a large 080 unit) townhouae/garden apartment developmertt in Riverdale., It wu .. 
desigaed for middle-inc~me familiel with children. The proposaI called for a 

large area (13 aères) to permi t a free-form arrangelluin€ of the hous i~g units, 1) 

~. . , 
which he believeè would offer saving. on land, low operating and ser~iein& 

costa [7] • 

,While Wigen did build 7 small apartment buildings (155 unit,) and 30 

" ~. 0 

townhou ••• for cond\minium o~er.hip between 1968 and 1972, his pr?polal for a 

Planned Unit Development waa not accompli.he~ The condo.inium was built .. 
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"\ 
with t.h~ ~inancial help of the CKHC and the 8White Pau ~d Yukon Railway 

Company whlch need~d. housing for truck cirivera and t.heir families workina for 

Anvil MiI\es. Wh,i le the bui lding apd later the upgrading of 'the condomini um 

development had finanei~l and administrative problems attribuled to it. 

newness'in the Yukon Territory, it has proved to be,a satisfaclory and 
t 

, 

financially very attractivej,ousing alternative to the single-family home[8]. 

The change inohousing types dudng the penod'1961-1981 is illustrated'on 

Table-S.l ~nd Figure 5.2. 
. 

• During the early 1970' s more c"onf'ractors and bui Iders came lo 

Whitehorse. with one exceptio~. aIl stayed small- scale, bUllding 3 to 4 

• 1" 
houses a year. At the end of the 1910's as the housing markel slumped. the -
majority of contractors and builders again left the Yukon taklng with them the 

experi\ence gain~d during their Whitehorse stay. New bui Iders wh~ éonïe once 

the econom~ improves will have to go through thè same trlal and error learnin, 

process. 

'About half the city's aingle-family hOUling i. built by .ê~f: 
t::J 

builders and the dther half by amall builder-cont.ractor~. During.' the ,1%(1'. 

and 1970's the local housing indust.ry produced fhe .tr~k-built home. t,he 

pre-~anufactured home, the RTM/modular home (RTM ·oready-to: move) and the 

• mobile home [9] • The stick-built home. the malt. expensive and mo.t traditional 

method, lnvolves the purchase of aIL basic ~aterials for on-.ite a •• embly and 
Q "-

ereetion. Pre-manufactured homes are built from a prefabricated/package • 
• 

whou finished or pre"'finia.hed componènta are er;cted .n~ asumbled on-aitl' 

Advantages include the use of bet.ter quality materials, a relative adaptation 

to climate, and profea.ional workman.hip. In mo.t caaea the pre-manufaetured 

home i. visuall~indi.t.inguishable from the atick-built house. The RTH/modular 
. 

home haa·e~erg.d al an exten.ion ot the pref.bricat4ng induatry. The 

.. , 288 -.. 
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Table 5.1 
, 

The Whitehorse housing stoek. ehange in housing types. • 1 ... 

1961-1981 

Structural type 1961, 1966 1971 1976 1981 
• 

Total numb~r of dwelling 
. 

• 
unita in houaing stock 1.310 1.237 3.240 4.l30r Q,98'.5 
Singl e de~ched " 1.002 778 1.760 1,900 2.680 ' 

./ Single attaehed (double~row, 
attached to non re~idential . . 
dwelling 205 84 370 6?0 690 
Apartment (inc1udes 

\,105. dupl exes) ·193 303 860 1. 008 ~ 
Movable - • 72 240 505 • 610 .,... 

Percent age distribution, 

.. 
Tptal • 100 100 100 100 100 . . 

0 

Singl e de.tached 76.5 62.9 54.3 46.0 53.7 
AlI dther 23.5 31.3 38.0 41.8 34.1 
Môvable - , 5.8 7,.7 ~2.2 12.2 

\ u 

, Sour,ce: Calculated from Statistics Canada~ CensuI data. Houaing s\.ock re.fers 
to the total number of oee~pied dwellings.; ~ 

o b 

pre-manufaètu.red componants ,are assembled and" erected in a factory or 9ff-site , 
. 1 r'----

looation and delivered al a .in~le unit. The mobile home is" compl.ted in the \ 

.' , 
manufacturer'. plant and i. deliver.d in lueh a form a. to assure immediate 

: on-,ite occupancy. , 
Due to the fact th.t mo.t building material. areJbroulht in from 

outaide the territory th.ir price il alway. hilher· than in ~o,uthern Canada. 

~ Whit.hor .. pri'CII ••• g •• ran 20 to 254 over priee. in Prinee George, B.C. 'in 

1968. Fre~ght coati. !nv_n,tQry factors and lorvolume milrlleting practice. 

cont/ibut.d ta th. hia~ COlt of hou.ing ip Wbitehorle. rabour, initially· 

, . 

o • 
-' . 

,. 
o 
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cheaper Jn southern céntres, ,has rapidly become more expen.ive. Labour wai 
o 

and still i. n~t as ~fficient or ~roductive ai in louthern Canada. 

From 1975 to 1979 Whitehorse experienced a strong housing' 

construction boom. ~The major caus~ ~as the suggestion by Judge Berger that 

the Alaska Highway shout.cl be the corHdor ~or a natural gas pipelïne from 
~ . 

Alaska. Other factors stimulating construction were the relocation of the 

hefdquarters of the'White Pass .and Yukon Railway Company froi Vaneouver ta 

~ 

Whitehorse,and the continuous increase in the si~e of the government 

workforce[~f. refé;ence 6]. 
, 

The local cohstructlon industry reacted quickJy, 
, 

before the territorial government or municipality could planUO], but .. 

availability of land was nevertheless facilitated by the territori~l 

government's intensive land development program. The intense .pe~ulative 

building aètivity concentrated on single~family homes (See above Fig. 5.2) . ... 
Mortga,e ~one~ was available Poth ~rom conventipnal lenders and CMHC-approved 

lenders, and the: interest· rates were relaijvely stablé, hovering betwe.n 10%, 
• ,0 

and 11.75% (U] • ... 

,4~. "'l ~r'!.l 
/ .. : 

" 

The housing boom was over by 1980. In 1980 and 1981 intere.t r,t.. ~~ 

rocketed, ~eaehing a peak of 21.754 4 in August 1981. 1he downturn of the 

~c,?nomy and "the satura"tion -of the housing, market put a stop to qe", . ,'

construction. The market remained .tron& for exi.ting .maller' unit., 

duplexes, row houses' (condominium.) and mobi le homes [12]. Thi. change in 

. • i demand is attributable to both the hlgh mortgage paYJllenti cau.e,d by h ah , 

interest rates and the rapidly, incr.,sing costa of energy. , 
n ., 

, 
Some people were undoubtedly deterred by high mort&a&e rate. from 

. 
p~chaain& any housing. With taxe. the pro.pectiv. home owner in 1981 f.~.d 

a • 0 

, 
monthly payments o~ around $900 for a $14,000 houae. Therefore, accordin& to 

bank st.andards, a family inc'ome of arouild $36,000 weI necluat'y to qualify for 

. -
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fro. th. City of Whiteh.or .. aonthly buU4-inl ac.t:ivity tepbrt". Prior to '1971 
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a mort~age. Average family income in 1981 wu $27,000. ·.0 m.CSY would:"w,.. home 
" ' 

ownets wére' ~xcluded "from th. markèt [cf. °referenee 11] • 
• ,. 

r In 1982, when interest rates returned to an_accePtablerf.v~l, th.ra 

.. ' was a wide vâriefy of building lo't~' avaÏlable and hou .. e priees had .hbiliz.d, 

but ~he're wà$ still'overy lLttle dem~nd for new housing_ Theu wa.' a IlroAg 
. 

"'expressed Ol demand f'or afforda,ble smalfer ar,d better;-in .. ulated hoù .... bul in 

'an overbuilt housing mar'ket pro~pectivé homeowners settled for 'ihatever wu 

availabfe[cf. reference 12J. \ 
. ' 

Homeowne.:ship has been encouraged by the te1-ritoria,l governme.nt and 
, 

'the large cdmpanies operating in Whitehorse because Ha atabili~ing e~f,eet i •• 

donaidered very·~mportant. Due to the creation of advantageous conditiona, 

·the ahare of homeowriers increased from 48.3% in 1971 ta;; 51+.6% in 1981, a 
, 

) 

change 'more prbncrunced than on the Canadian scene ,S a !lhole ,(60.3%, in 1971 
• '#fIA.. t 

and;62.0% in_l981~ (Fig. 5.3). This ia probably an indication of more 
o , 

Pi!rm"~ence and st:abil ity. ,Whi le in(ça.n~da in ge'tleral a much luger p'e~cent.,. 

of households,own their homes, tbe figure for èeôaus metropolitan area. for 

-19.81 are much' the same as for Whi t.ehorse (13) • 

About 60% of thè-r~ntal stock of'Whitehorse i~ in .ingle-family 
• 1 Il 

JO ( 1 

nomel~ mo~ile homes anq~duplexea. ~bou~ 40% i. accoMmod~ted in walk-up '. , 
apadmen"-.buildings and row h'ou.ing. RentaI Houaing wu f1rat buUt in th. 

\ ) . 
downtown area. then in Riverdale where ~ost i. now found, and more teé.nlly in 

1 ". ~-

Hillerest (Table 5.2). Most of t~e rentaI houain& (70%) wa. ~ui~t b.tw •• n 
, -

196~ and 1978 during the phase of rapid econom~~ And population growth. Dy 
. ' 

1978 tpe vacancy rate ha~ reached ~.not unhealthy 6.2% level, but by O.c.mb.r 
1 ' _. \ 

./ 

1982 the' vacancy rate nad ri.en to 16.0%. In n.1iot, .xpen.ive areas th. vaCfancy . , 
rate' jumped fram zero in 1980-tQ 29.0~ in 1982. In the fronti.r econOmy of , , . 

. o~ j 

the Yukon, with it,'reliance'on external market., inco •• and housin, d •• and 
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change qyick1y and unexpeetedly. To buil'd in .dvane., of Itowfb •• ,.n. takini -\> 

cpanees of ove~building; ',not beins prepared 
~ .." 

for growth meaR' 'horha" and 

disorderly deve1opment: 

Antieipatidg' growth', the territoriai governmertt sinee' the mid ,1970'. 
, , 

has rèServed land' in a11 new',~es idential areu for medium~de~·.Hy h041 ing , 
0 0 ' 

which ~ould be built for rentàl. The Yukon g'bv~rnDlent wi\h ita Ecofiom.lc 
, , -Planning and Research. Unit is monitoring the re~tal market, vaéancy rate and 

- , -
~ priee by structural type, area, and size, to facilitate the housing indu.try'. 

decisions as to what and where to build. 

While hous'ing'qua1ity in Whitehorse has i.mproved dramatically ovec 
, 

the last two d~'cades a.certain inequality edsts in the diltribution of 
( 

hou~ing qua~lty. Whiie thi. inequ~lity is not loca1i~ed by residentlal Irel 

sinee theré:are now fairly unifprm service standards aLI over the city, .mall 
r . .. 

poekets of po or housing exist in the squ~tter.ateas, ~he_ Indian Vi)lage and 

~ some 'of the mobile'home,parks. By" 1981 housing in'Whitehor •• had'improved ta 
• , < 

'(, 

a condition comparab~e with-the re~t of tanada. Virtual1ya11 of the'hoUiini 
. 

had,r-unning water; bath, and flush toilet. 
'. 1 

/ 

The apartm~nt hou.ei of, Whit~h~rse are .mall, u.ual1~ ~ith 12 ~r 22, 

units ÇFig. 5.4)." .Rowhouàé. ,are of the standard type vhib1e aU, oVu Canada.' . " 

, , 

.. -
Multi-family dwelling .c:on8truhio~ has growp .t~adily sinee 1961, 1I\0.t-ly in- ,-' 

• 
government a.·.ist.ad hpu.ing and dur,ing period. of rapid growth. 

·.Mul tip le-fUlil y housing gained momentuJll betwe.n 1966 and 197.6, • în~le-familr 
n .V'!JI 

detached housin. between 1976 and 1981 (See a~o~e Fig._S.2 and rable'S.!). The 
1 

growt:h of mobil.e' home living al a eheail altetrtâtive to th •• ing1e.:-f,;illi ly ,hou •• 

is'allo .ilnificant. By 1981 it formed 1~~2~ of the, hou.ing .toèk. lt. 

-
pr •• ence wa .. faci1Jtated by planning land fcir lDob~h home. in regular 

. . :ruidenlial ~bctividon •• '. , 
• < -. . -

., ., <Ii 
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Table 5.2 
/' 

,\ RentaI aceQlD1Dodation by area, sizè ~nd vaeancy rate 

. 
Reaidetltiiii Bachelor Ope Two Three four Tolal Vacaney Vacancy 
, 

bdrm. bdrm. bdrm. bdrm. Il of rate rate ar •• • unit. ~ec.1989- ~éc.1982 , -

" 

DowntDwn 72 142 70 12 . - 296 ~ 12.5 
Riverdale, 2 48 253 132 12 447 16.7 
Hi ller~ù/ Il 

~ 
b. 

Crestvhw 4 12 46 - - 0.0 ' 29.0 J' 

City of • , 
202 • Whitehorse 78- • 369 1"4 1~ 805 3.5 16.1 

9.6% 25.0% -\5.8% 17.8% 1 ~ 100% . • 
\ . / 

Source: Compiled from the" Yukon economic review 1980 and 1982. 
, 

Notes: 1) Exclude. rentaI ac~ommodation in mobile homes, single-famîly home. 
~and duplexes. 2) bdrm. ~ bedro~m 

re. ..... .. 
The priee of housing in Whit"orse ia c~mparable to house pçiees in 

l'imilar urban a"as in southern Canada. The spatial priee index [14} for 
'" <> 

hou.in, .hows thàt the ,over~il h&u.1PI priee for Wh~tehor,e, E~montan.ind 

- ,Vaneoùver i., not much diff&rent ,(Table 5.3). The .ame wa •• hown by CKHÇ 
" 

" , 

l ,. , .. 
ltati-ttic:. (~.or Saskatoon, Sa.k~tcheva~ and ,Nepe,an, Ontario (Fia. 5.5).- 'There 

i.,"hQwever, a marked difference betJeen the main c4mp~n~nt8 of housin, COlt 
• 

Ih.He.r ~.helte;' index) and houaehold operadon (houaehold operatio~ index). 

While the prpvil~ of ~helt8r i~ co~parable, even .iiahtly èheaperi compared 

wi.th the 'maj o~ urban centroe,' i"; Canada, hou,~hold ope~at~~on. ia ·d~a'.tical1y 

.oré 'expen.live in Whitehor.~~ ~O:3%' (1981) more tllan ,in Edmonton- and 71,,8~ ',' 
" 

. (1981) .orè t'han in yancouver: \ 

Housin. c~arac-te'd,tici contributlng to houithold operation co.ta 
" . . ' 

lU ch •• th •• nercy efliciencl of the.hou,inl .tbck and element. of,~ou.iQI 
, ' -

, . ~ 

" 
". 
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The Klondike condominium townhou.e development. Riverdale 

• 

1 

, " 

, " Twelve-unit apartment hou~e, Riverdale 

, ,~ 
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" , 
.' J 

Wl'Îlteflor .. hou.ehoid budget ,indiee. relative 'to Edmo'nton and 
Vaneouver' (June 1980 and' 1981~ . ," 

-
liou.ing Edmon l: on"" 1 00 . VancCluver-lge Edmonton-100 V_ncouvJ'r-100 

1 

Hou.ing '115.5 .. 4't14.7 - 125.0 - · 122.9 ~ - ~ 

Shel.ter . 101. 9 92.4 96:5 93-.5 " 
Hou.e~old - · 

'operaHon 145.2 154.5 172.3 177.8 .. 
Furn~.hing 103.B 105.6 112.8 102.9 

r 
"-

" Source: Compiled from the Yukon Economie Review, 1980 and 1982. 
b 

of energy in the Yukon (1980) placed a dash burd~n on households which was 
1 ~ 

· . 
almolt double the

1 
level' faced by, simOar hou.eholds in Edmonton., This pro~lem .. 

, ~ 

i. analyzed in the laat .ection,of .this ~napter-. 

In .pi te of higher' conltru~tion costa in Whi ~ehorse", \::hè . 
lub.tantially cheapet land compan.nt bring, shelter construction to a level . 
çoIltPa~ab.l,. wHh the lIIaj or urban cent~s in ,Canada [15] ~(Fig. 5.5). Th', ,prop'erty 

tax componen~ of op.ra~ing· co.t. i •• maller in Whitenorse than'anyw~ere else 
',. ~ .a .. 

• in ~an.da (Fig, 4.7, Chapter 4). The ,xee •• ive expen.e. of hou.ehold 
• - 1 -", • .. 

J -
, "op.ration, are for heaUng, el~etriçfty, mainte~anc::e and .ome u-Ulij:ies • 

. 
It can be concluded that Whitehor.e.homeowner~ get two impQrt~nt 

' .. 
, " 

, ,br.ak. in tb.ir hou.ing\expenditufe, cheaper land priee. 'and lower taxe'.. The 

. '.,: ". ~rr~ .• <!f "houd~n& r~,mai7 .t~ep, how.ver, becau.e of the pre'dominance' of the 

:, : :.i"n,le"'fa~ily house, po or in.ula~jon .t-andards" and fattors rehted to cHaiate 
, - . 

.-

, , 

and con.trùction COlt. 1 

'The unavailability of basic ;ffo?dabilitY.da~~ pr,v~nt.~n obje~tive 
. . 
·'.v.luation·of the h~u;lnl •• rk.t[16]. Territorial govemment h~u.inl .tudies, 

\ l '~". • • 

~ : ~ _. 
.",~.~t tob ntUe ineo •• data; th~h" houlin,' an'ci ruidential ,19t reguir;ement 

" , 

, . . " . 
~ '" ,J ~ 

~:: '" , è',' -Cupter ~" 
'1 , ~. • '" ... ... .. ... 
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o 
for.ecasts were based on past trends rather -thé1n affordabiHty data., However 

1 
l f we look ~at the range of fami l y incorne and the number of those who obtained 

• 
mortgage loans for Slngle detac-Jled housing ln 1981 as opposed to 1976 i~ is 

o 

qUlte clear tha~ only people in upper income categories can afford the 

sin!le-family house[cf. reference 15]. 

i:J 

While market housing has'taken care of the majority, cêrtain segments 
, . 

J 

of l'he p~pul-etlon 5uch as transients, low-income people, seasonal worke~s, 

slngle parents, native p~ople and senior citizens have experfenced various 

degr~ee of houslng problems .• Government,involvement to help the housing 

protess and strategIes to saUsfy thê unmet needs of the Whltehorse pop~ion 
, 

wlll be ducussed in th; next section. 
o 

o 

GOV8pnment pol~ in the ppov;s;on of hous;ng 
o 

, 
" 

The 'provision of housing in Whitehorse functions ln theoframework of 

the Canadian housing at large (Rose 1980). Government intervention in housing 
. 

markets is usually jusUfied on the following economié grounds: a) to 
o 

compenule for' market imperfections in the allocation of capital and resourees 
c -

O' 

to the housin, sector; b) to keep in balahce external'iti~s in the production 4 
C) 

or cq.nsumption of housing st;rvices; c) tolredistribute income; and d) to 

reduce ~lical 11u~t~ations (Smith 1980:339), 
, \, 

The fint C.ana'dian hgis.lat~on 'that established a permanent public 

ruponaibility for housing wa. the Dominion Housing Act of 1935. Up to the 
.C 

pr ••• nt the federal governaent in aSluring adequate shelter has adhered 
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o 

o o 

o 

o 

rigidly to ,the assisted marketplace framework (Dennis and Fiah 1972:r-20). 
''1» 

Between 1935 and the late 1960's the thrust of Canadian housing pollcy wa. to
O 

il 

assist rather t~an replace fhe private sector in the housing and mortgage 

markets. Efforts were made to stlmulate adequate supplies of prlvate morlgage 

money through federal mortgage insurance. to manlpulat~ the Interest 6ate and 

to set forlth approprlate terms to encourage indlvidual homeownershl.p, Accus 
o 

to mortgage ~mori'ey at r:,ates s llghtly lower than those prevall ing ln the- Monay 

m~rkets, ~as facilitated through the National Houslng Act after World War 11,0 

prevalling in the money markets, downpayments were successlvely reduced, and. 

loan ceilings increased. The perlod of amortization lncreased from fifleen 

o 

years in 1946 to 20., then 25 and to 35 years or more by the lale 1970' •. The 

natlonal housing policy was dedicated lo the prime objective of lndivldual .. 
homeownership, transformlng Canada fcom a nation of tenants to a nation of 

o 

homeowners Many or" them 'heavi ly mortgaged. However the federal governmenl 
o 

neglected renta'l accommodation for famllies 1I"Lt:he lowest thlrd of the lncorne 

distribul10n (Rose 1980; Dennis al'\d F'lSh 1972), 

Government lntervention rose Idlarply in the 1970's but with a 

dlfferent emphasis. Sinc-e the mid-1960's pollcy has shlr\ed from facllltating 

the efficient operation of the private sector to more direct intervention and 
., 

regulatiQn (Smitho1971, 1977, 1981). PoUcies of the 1970's became more and 

morè identified with sl>cial policy (Sewell 1975:211). Evident on the 
":;) G, 

Whitehorse scene are large scale government con~tructi~n and lub.idy of new 

dwellings' for low-income fJmilies, rentaI assistance for those in need, ca.h 

grants ta first homebuyers, and a readyness for the introduction of rent 
., .. 

control. • 

Starting ~n the mid-1960'. more re.pon.ibility wa. ,iven t~ the 

p~ovinces (and later to the territorie.), local authoritie. and munieipalitie. 
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in the provision of public and ,ocial housing (Rose 1980:4p'. Whiole the roles 

-
of the di Herent levels 'of government ke~p changing, the federal government' s 

influence Is more economic and re~ulatory ~hile the junior government's role 
" 

i. more of an administrative and planning nature. The'provinces created 

housing lrlStrumehts of their own (provi·ncial housi.ng corporations) ·only in ,the 

mid-1960's, initfally undertaking only the peripheral aspects of the housing 

process; the hous ing of the poor, rentaI aI?d purchase accommodati on for 

lowér'lntome groups and a limited amount of urban renewal and land assemply 
(> , • 

(Bettison 1975:315). o 

The Yukon Housing Coyporation (Y~C) was formed in 1972. Before ,i ts 
, , .. 

formation, territorial programs such as low cost housing , staff housing, and 

standards control were directed by the territorial Department of Housing and 

• 
Area Development (early 1960's) and later by the Departmen~ o~ Engineering and 

Municipal Affairs DivisIon of Housing and Accommodation [17) . Along with 

t. • 

taking over the varlfus housing programs, the mandate of the Yukon Housing 

Corporation inclfded'exploitation of avaiLable !ederal ,rograms, and 

initiation of new ones based on local conditions 4nd local needs. Hs manda,te 

included the development of aIl types of housing, land development and 

.ubdivision and land assemblo/. Loans by the Yukon Housi~g Corporati~n were 
.. , 

guaranteed by the territorial govecnment. In 1974, for example, a time of 

urge'nt need for affordable rentaI and homepwnership, the speculati v~" buildera 

.howed no interest in building. medium-density housing, 50 the Yukon Housing 0 

Corporation undertook to sponsor 28 semi-detached units in Riverdale. ~e 

"ftIbu.u. wer-ë"ôullt by local ·builders and sold under the !ederal Assisted 

Homeo~er.hip Program (AHOP). The project was very suceessful and private 

builder. followed the lead[cf. r-eference Il. ln the coordinated effort to , 
" prepare for the piR~lin~ boom, they planned more demonstration projeçt •• Land 
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was reserved for them by the territorial gov~rnment. However due to th. 

do~turn of the Yukon economy and the ~onsequent foft hou.ing market, th. 

~ojects were abandoned. 

ln addltion {o,the provision of serviced residentlal land a. already 

r . 
described, three other types of government lnvolvemenl ln the houllng pr-oce •• 

in Whitehorse ~il~e ~ooked 

employees, sOC~USlng and 

Gove~nment employee hous;ng 
<> 

o 

at: rentaI accommodation for governmenl 

mortgage 10ans. 

j 0 

o '. 
The provision of government employee housing lS ba.ed on the 

~ ~ 
(l U t..,f;:; 

principle that in order to-carry out it§ r~sponsJbllities the gove~nment of \ 

Canada must be able to l~ate employees in aIl parts of lhe country. Suit.ble . " 

accommodation was not ava~lable in the vicinlty until lhe early 1970'., but a. 0 

o 

Whitehorse has developed intq an urban community comparable to any town in the 0 
'0 

_ '-. " 
most settle~ areas of Canada, government policY,wlth regard to ~t~tf 

accommodation has changed[18]. 

-
The bulk of the government!t staff and mU d:ary hous in" wei bui Il ~n 

the 1950's and early 1960's in Takhini, Vaileyview, Hillcreat and Riverdale, 

in a period which coincided with .the growth of territorial and federal 

personnel in the Yukon and with an acute houaing.shortage. Thia hou.in&~ with 

the ~xception of areas in Riverdale, wa~ built on federai land out. ide city 
o 

limits. The high standard was in marked contra.t with the then available 

private housing in Whitehorse[19]. 

While admihistered, separately, federai and territo~ial hou. in, i. 
, , 

comparable. M9re than 50% of government employe. accommodation w •• ,enerally 
" r 

taken up by leacherl, the re\t by key peuonnel, profe~. ionah,),"'mana,era and 

directorl of government department.. The number of unit. r~nt.d t~ &overn •• nt 
/ 

tIfIJII 
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'" .t,ff ha. deerea.ed over the years, from about 600 units (30% of the housihg 

.toc~) in 1961. to 100 unit. by 1975, less than ~ of the housing stoek[20]. 

The phasing out of federal and territorial housing ownership was fixed as a 

lOng:tet goal in 1969 [21]_,1 but a compromise was made. Since ,the end of the "0 1960's the government in.tead of buildipg more units, has encouraged private 
o 

buildera to' build apartment houses by g~ar'anteeing long-term' rentaI of a 

certain rlUmber of units[22]. Rents were gradually increased to equal the 
\) 

amQunt it costs the government and later market values [23] • 

By ~e end of the 1970's the.attractiveness of'government staff 

accommodation was reduced, by limiting resiftency to two years and charging 
~ ~ / 

comparati~e market rent.~ The only advantage of employee housing toda~ is 

convenience at the time tf arrivaI in the city[24]. 

Finsncisl BssistBnce 

While National Housing Act loans became available in 1951, the Yukon 

did not benefit as mu ch as the rest of Canada for two reasons. (1) Their 

10ans were ,offered only to areàs served by a sewer and water system, avaflable , ~ 

'. 
in Whithorae onf\y after 1957, and in a Jlimited area. (2) The loan was 

f 

proportional to the CO$t of the building and had a maximum limit which 

depended in part upon the .ize of the building. Becauae çonstruetion costa 
o , . 

were 40% higher in the-Yukon, people could not raise the cash for the.higher 

èlownpaYl"nt. , 

In 1960 the Na~ional Housing Act lo~n regulations were amended 
.. , 

raile the maximum )aan to $14,200 or $14,900 depénding on hou" size, 
o .. 

r •• ultiQg in the reduction of downpaym~nt requirements. To ôffset the higher 

construction COlts a .ec~nd mortgage fund wa. proposed and in 1962 funds were 
;; v ~ 1 

o •• de avatlable by the territorial lovernment tQ provid~an additiona! loan 
o '. 

. ' \ 

• 

\ 
\ 
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over and above that availa~le under the National Housing Act. up to a ma«imum 

'of $2,000[25]. Until 1972 the" oyer~helming majorilY of loanl w,re direct CMHC 
~ 

loans. As the e~onomy strengthened the private ~ending institution. (CMHC~ 

approved lenders) took over the mortgage lending field under the National 
'. . 

1. 

Housing Act mortgage insurance scheme (T~ble. 5.4). However by 1977 the demand 

for mortgage funds showed a considerable weakness and by 1982 it came cIo!e to 

total disa~pearance. - The national decline in housipg stsrts'attribut.d to 

high mortgage" rates, declining population growth and s l'uggish growth i'n reai 

incarne manifested itself in Whitehor~\ in a more powerful form ~ue lo the 

o downturn of ths. territory' s mining and\transportati~ industry. 

The low-cast haus;ng 8ss;st8nce p~ogP8m 
, " 

National Housi~g Act loans were restricted ta areal serviced with 

sewers and water. Du~g the 1950'5 and 1960's there was very littl, luch 

--.. 
land available .in the Whitehorse-area. There was aJso a nee~ for houling 

assistance for residents able' ta finance minimum standard dwellinga of 

·limited size but unabre ta ~fford housing under.the National Housina.Act. The . " 
" Department of Northern Affairs and'National Re.ources initiated a low-col,t 

housing assistance program of fi.rst and second mortgagel. Under the program 
.". , . 

the ~erritoria~ government advaneed first mortgage loans ta a maximum of 
o 

$8,000 and leco~d mortgages to $1,000 • The mon~y for the loan came from the . 

.. 

federal goverrimen't and the program was adminiatered by CKHC on behalf Qf 'th. 

territorial government [26]. The program became functiona! in 196:L Under 'thia f, 

progra_ approximat:ly 200 hou.e. ,were built in the Whiteho~s. metropolitan 

area e.peeially in Porter Creek and Cre.t~iew, 

./ 

o . 
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Table,5.4 

• 
o 

.. 

National Housing Act loans approved for new housing 
in WhitehOr.e, 1968-1982 

--
11 

Approved 1 enders (number of unit.) . CMMC lending (number of unH1I) . 
har Single .detached Row and Total SingJ.e d'etached Row and Jotal 

and aemi- àpartment and semi- apartment 
" detachéd detached -

-1968 5 - 5 29 ' 37 66 
1969 - - - 49 74 123 .. 
1'970 3 - 3 43 135 178 
1971 • 5 43 43 - " - - , 
1972 26 - 2'6 7 "'" 7 
1973 33 - 33 2 114( 116 
1~74 - 33" , - . 33 4 - 3 v 

8~\ 1975 70 39 . 109 64 ~ ...... ~ 145 
1976 92 68 160 12. 24 

0 

47 , 

1977 112 - 112 - - -
1978- 58 - 58 1 - - 1 , 
1979 25 86 61 - - -

°4 4' - / , 
1980 8 - - -
1981 9 - 9 0_ 

1 - -
1982 4 . - 4 - - .... 

, 
/ 

, 

1 

"-
Souree and note: Compilad from.unpublished.da~a provided by the Sfatist:ical 
dIvi.ion of the Canada Mortgage and Housing Corporation. 

, , 

The provi.ion. have not been •• favOurable as the mortgage 

p/ovilions ùnderothe National HOUSin~Act. Limitations on the size 
o ' 

• 1 

houi. di.cou~aged the building of th e and four bedroom hou.e •• 
, 

loan 

of the 

Statting with the tarly 1970'., f~llowin, the amalgamation of aIl th. ., ''-
b # / Whitehora. metpop~litàn areJ" .ubdivi.ion~ with the Cit~ of Whitehor~e and . / 

th. City'~ d~ci.ion to service anj sell ooly serviced land i~ the developed 

lubdivhionl, the low COlt houling aaai~tanee pr'ogram,gave way to ,reater ~se 
f 

of t,he pz:ovhion. of the National Houlin, Act"t :\ •. 

," 

-.; 
o 

, . 
o 

", 
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Social ~ous;ng 

The evolution. of social housing in Whitehor.e wal in reaction to 
l 

l , 
need: AlI levels of government waited until a definite and lom.lime •. 

, 

desperate need arose befo,e any meaningful st·eps· were taken. Sodal houlin&. 
\ 

in contrast to land sales. apparently did 'not occupy a high priority on lhe 

government's political agenda. 

SQuatter housing on the main townsite. ,the poor houSlng I\onditibnl and 
• ," the acute shortage of the 1950's p~voked a great deal of public and 

governm,nt debate but little action. The two alternative approaches were the 
~ '" 

opening of the fully serviced Riverdale subdivision where house building hàd 
, r ' 

to meet National Housing Act standards, and the openrng of ~e territorial 
" 0 

subdivisions along the Alas~ Highway where th&re were no services and no 
• 1 

building standards. 'These solvtioNS did bot fully satlsfy ~ow income ,needs, . 
since to live in tHe territorial subdivision, car ownership w~s a must. 

In 1961 a serious ~,deral,territorial civic program was la~nched to 

get rid of squatting. Besides relocation of the squatters (reviewed in 

Chapter 3), the te~itorial government started planning lo~-rent apart~ent. on 

the townsite. Althdugh the scheme was planned in the early 1950', .[27J, the 
o 

first 10 units were approved by City Couneil only in 1961. The low-rental 
, . 

• 
sçheme was abandoned irl 1962 in the face Qi unexpected cost.[28]. ) 

f 
~.7!d. . "-

During ,the uvere\,shortage. a~ the end of, the 1960'1, the Ci ty of 

Whitehorae in its ,ubmfS8i~'~ to the f.,ederal Ta.k Force on Hou.ing (1968) a.ked 
D 

the federal government for-help in coordinating action by aIl level. of 

govern~~t and private enterpri.e. The CitY,reque.ted eMMC.aa.iltance to tak • 

" 

o 

9 / 

fuI.! advantagr of t:he Nation .. l HGul ing Act aapeeially thon .ections reh,r,. in, 

to multiPle-f~mily houling and low rentaI hou.ing. The Con~umer AI.oeiation 

of. Canada , WhitehQr.e Divi.ion in their ~rief to the .a •• V.sk force 

Chapter .5 ·306 
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recommended the e,t~bli.pment of a territorial housing information centre or 

•• rvice where,th. general publië could learn the pros ~nd cons ~f various 
" , .. 

structural typu, information on lo<:al housing resources\ for rentaI, 

con.trucHon work, re,-.l ealate agents, land regist,ry, mortgage resources, 

prefabri,eated hous ing deal ers, CO-OPI, legal procedures and buildfng 

--- . technique. for bUlldipg and new technologies ~n house building[cf. reference 
. 

6). The information centre did not beeome a reality. 

A territorial pyblic housing program was established in 1967 giving .. 
pdority to one-parenh families. In 1968 two three-bedroom houses were buUt 

1 

and adminiatel'ed by the Departmént .of Social WeI fare [cf. reference 6]. At the 

end of the 1960'. due to the persistence of the squatter problem, substandard 

accommodat.ions, presence of social welfar, cases .and the lack of affordable 

accommodations, the municipality finally started on a rentaI housing program. 

Becau.e of the strong interest· in home ownership, council membefs suggested 

the building oÎ lease-purch~se single-family housing integrated in the city. 

Moat locial housing in Whitehorse was built and acquited between 1972. 
o " 

and 1978(29]. The territorial government housing demand survey of 1972 

indicated that 10, of familie~ were interested in low-rent housing, and 27.17. 

wete intere.fed in home ownership but could not afford it on the open 
" . 

market[30]. 
\ 

Th, lurvey e.tabliahed a nead for 183 units. low-rental or 

~ ••• i.ted-owner.hip, preferably with a central location in downtown or 

,~ , 

. ' 

Riverdale. The .urvey alao found that' people Hvina in mobile homes would 
. f., 

~ ~ 
~refer low-rent- housina in a Wome. 

Low:rental hou.ing b~c.me a reality in the Yukon in 1971-72 under 

.hat ca.e to be known a. the Whitehor.e Public Hou.ina Projec~ The Yukon 
\ 

Hou.i~& Authorit~wa. ~.t up to a4mint.tar the project. Co.ts of burldinlra6d 
\ 

.'intanancl ware .h~r.d SOl by~he.CKHCt 25% by the- territorial~government, 
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and 2S~ by.the muni ci pal i ty. The mun i c i'p8 1 i ty originally suggeated ~uPlel .. ' 
-

(43 units), but the CMHC, planners ~nd designers sugge.ted row hou.ing 

grouped'2 to 4 in a row. They were built by t~ private byilder who .uqmitted ' 

··the lowest tender. 

Thé Rental/Purchase Housing program also started in 1972. It built . 
housing for rentaI to fami)ies of low-t'O-moderate lncome wi th a purchas. . , 

1 • 

option: Tenant households pay rent (which includes aIl utilitiea), ac.cordina 

to their gross i'·~me [31] . 

A rent supplement program-became availa~le in 1974. Under it hou.ing 

units are leased on the open market by the Yukon Housing Corporation and then 

rented to low-income families who· cannot afford accommodatlon ln the private 
/ 0 

market. The advantage of the progr~m is the flexibility lt offers ln an 

overbuilt housing market. During a houslng shortage, however, the Y~kon 
\ 

Housing Corporation might have difficulty in 'leasing on the open markeL,' 

AlI social housing units are administered, managed and operated by the 
1 

Whitehorse Housing Authority under agreement with the Yukon Housing 

CO,Eporation. In 1982 the Whitehorse Housiqg Authority administered 195 unit., , , 
housing approximately 400 people. Of these l,58 units were i~ned.by the Yukon 

Housing Corporation and 37 were rented froW the open market. Thi ••• emed to 

satisfy demand, sinee only two familie. were on the w~iting li.t. About 25, 

of the .ocial housing unit. ~e u'éd by native people. Another 25% are tak.n· 

up by people with ~ a temporary housing need, moatly during the wi~ter w~èn 

the cost of living ia more expensive. A further '25% i. ~ccupi.d by .. 
single-parent familiea[32]. Houaing for Statu. Indian. i. lubsidized( by th. 

" . 
federal government. Welfare recipienta l inc1udin& non-Statu,' 1ndian. on 

welfare are ~ublidized by the terriibrial Human Resourç •• ~partm.nt. Ab~t t 

o 

Chapt.~ 5 '08 
, , 

-, ~ ~,~~~~~::';;.$~~~;~.:..:.~.~~~~~.~,::~·.~~~:;~k:~~~J~.iti~~~~~~ii:~J4i..ii!!~._,,< t;..~.: 

~.JM'~ ~:~t\{. 
'; ~ 

• 



1 

! ~ 

o 

c 

, 

.. '-j 1 lii-•..• - ~ .j~; ...... ,' .. , 

f 

50% 01 the locial hou~ing re.id.nts are iow-income families vh~cne member • 

'. ia wotkin,. 

While lome of the family dwellings include native senior citizen. and 

·théir grandchildren, senior citizen housing is pccupied almost e~clulively by" 
- .,. 

white people. Native people are le.s incl1ned to plac~ their elderly in . 
in.titutions or special senior housing[33] • 

The large maj or ity (90%) of the social hous i~ 'HI are lP 

'multiple-family housing, rows or small walk-up apartmeht buildings. Most units 

are in relatively good condition, weIL taken care of by the Whitehorse Houaing 

Authority, and blend reasonably.well with the surrounding neighbourhoods, but 

they lack usabl e open .. pace. are bui 1 t to minimum standards •. are badly 
• / . 

in.ulated and lack the vestibule or enclosed porch neces~ary in colder 
4 

et;l~ironmenta to prevent, the immedi\te loss of heat when the do~r iS,opened 

(F'ig.5.6). 

Most of the ,ocial housing .unit. _are located i~ ~ockets eit'her 
., ' 

downtown' or in Riverdale, the most accel.ible and preferred residéntial areas. 

Wh!l. they are sufficiently di.persed to prevent getto formation,'social 

hou.ing resident. would prefer eveA more di.per.al for reasons of anonymity • 
... 

Th. favourite of every senior citizen i.,the new (1980) Greenwood Place, 

de.igned e.~ecially for .eniôr need., complete ,with elevator, alarm .y.tem. 

rail. ~n hallways, wide door., .ome wheel chair unit. and a porch a~ aIl 
• 

entranc ... 

The iodaI houling unitl"houae approximahly 2.54 of the population., 
/ r 

~ow .~d moderate-ineome people al.o have t~è· option of living in mobile home. 

and the more rea.onably priced~condominium row hou.~ •• 
, ' 

/ 1 

/ 

1 
, 
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N,ti~~ housÎ.ng 
\ 

# A .peeial ca.e of .oeial ~ou.ing i. houling provided for Statu$ 

. lndianl. The maj ority (SU) of Statu. lndian. in the Yukon 1 fve in subsicHzed 
• 4' 1 

houling lupplied by the Department of Indian Affaira and Northern Pevelopment, 

57. rent on the open market; and 12.5% own their own ho~es, moatly outaide ~f • 
Whitehorae (34) • 

/ 

Latz (1961) found that 11.8% (34 houaeholda) of squatter householda 

were Indiana, and nearly half (46 . .41) of social "probl êm ~ouseholds" were 

families ~ntaîning at least one person of Indian ancestry. Their housing 

" 
~ need. were taken care ~f during the 1970'. with the establishment of the 

locial houling programs • 

The houling situation of the native people, with res'pec~ to \importa~t 1;. 

qualitative aspects, is inferior to that of whites,[35]. The housing supplied 
..-.. 

for Band members <Status Indians) in the Indian Village has no piped sewe~, .. 
• eptie tank, runni~g water, or i~door toi~aths. Due to outward -movement from the Village during the mid-1970's' overcrowding is not severe, 

but 52~ of the housing needa replacement and 20l malor repairs. Ibe 1971 .. 
c.nlus showed tnat the average nati~e household had ~3x:oi the room ipace 

. .--avai1abh to the average ,white houaehold in the Yukon. H0!Jsehd 1 da were 1~r8er, 

"0 that each nativ. per.on had, on the average, only 50~,of the room space 
. , 

.vaila~le to the white perlon (average room·apac~ per person wa-s 1.39 for 
~ 

white. and" 0.69 for native.; average room-space pèr household Will 4.27 for 
II!!" .1 -r. 

'whi-tes and 3.10 for native.) • Only half of th~ native people had running 
• 

water. 'Iwage and central heating facilitie •• 
t " 

Standards and guid.lin~. for na~iv. hou.ing desi,n .and Ipac~ 
. \. 

Tbe new Engine.ring and Arcbitecture 

.ranch of the Department of Indian and Nortbern, Affaira ~orkin& with Indian 

. , ,Q 
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g~oups produeed.a series of detailed design guidelin.a and hou.ing de.ign , -• 
packages whiéh included adaptable èlements to local conditiona[36]. The 

minimum-net floor a~eas for individual t'ooma will follow the Re.identiel 1 

Stand~rds for Canada 1977. :\ -These improvement. have not as yet been 
" 

implemented in Whit~horse becauae of the de~ay. in the reloçation of th. 

- Indian Vil1"ge. 

1 ;, ,t 

, . 

Ene~gy conse~vat;on and land U~ 
-, . -

Contemporary housing prob'lems include high costs, exJ)-ën,.ive utiliUe. 

and lack of affordabilîty of. the dominant housing type - the sing1e-family 

de~ach~d house - for a·large segment of the populafion. The high houling 
, 

custs are assôciated primarily ~th the phyaical inadequacy of the • 
, , . 

, ~ngle-family deteched house, modelle~ functionally and technically on' 
G • 

temperate suburban developmenh'. This type of housing due' to the 10n& winter 

and limihd 'Chàt::+ of fuel.s ia very expenaive t:. heat and aerviee. This dthet 
, , 

characteri.zes the majority of Call_cUan hou.ing. buUt aft!r the S~cond World' 
. 

War; It is more costly in the north wher. there are, 20~ more day. to .!yiI.at '\. 

than in E~onton, Energy requir.ème~t. for heating in/Edmonton and R.,i~a ',rJ 
l , / r 

~Ol greater 'than in Toronto or Halifax and double thol' of Vaneo~v.r JLan, 
( 

1~80:69) • 

The aV6ra,e Yukon hounhold apent $2,350 a y.at: (1980), mainly for -.' . 
r,~lÎdential space ,h.eating and wate~ h.aUng. Hou •• hora enu,y co.tI are hi,h 

in.part b.e~use of .the re.ottne •• and northern locàtion.(l.n&th of wibtar .nd . 
Ch'aptet" 5 r 312 
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transportation costs for fuel), but larg~ly be~ause only the most expensive of 
o .... 

energy so~rces are available. The moré severe energy problems of the Yukon are , 
• 

attnbuted t~ high energy cons!!m;'tion and reliance on the most expensive 

llquld hydrdcarbon fuels. The Yukon househol~ must employ oil and electrical 
o - l 

energy for home and water heatIng, whlle the Edmonton household. typiC'81 of 
• 

Western Cal'\ada, can use naturai gas. 

Introd~ctlon of energy alternatlves l1; obstructed by the small 

market. The only alternative to 011 in the Yukon is wood. While wood is 
~ 

plenttful, heating wlth wood requires a change in lifestyle and attitude fér , 

many peopl e: ~ t reqUlres more work and at t enlion. Heavy use of wood could 

create an alr pollutlon problem, as it already has in Rlverdale. For these 

reasons wood though currently fashionable will not replace- oil. 

The only viable enerky-saving strategy seems td be energy 

conservat l on forused on 1 ights, water heat ing, shortened travel routes and 

especlally space heating. The Hildebrandt report (1981) demonstrated that ln 

1980, 597. of the housing stock consisted of poorly insulated ~fder detached , 

hous ing, dupl exes and mobile homes. These consumed over 757. of the ~ used 
• 

in residential space h"eating (Hildebrand 1981,:183). 

A housenold's energy,use is related to the type of residential 
" 

.tr.ucture. -Building configuratiops affect space heating efficiency. Heat 

8SFapes through exterior walls, making the single-family detached house 

however weIl ln~ulated or designe~. less energy ~fficient. A two-storey duplex 
1 

, '" 
or town house uses 30 percent lesa ehergy than a one-storey single-fami ly 

hou.e. and a medium-density apartment uses 4 percent less. 

D 

Dwellings sharing walls, by the reduct'on_of outside walls per 

... ) ~ 

, dwelling unit. experience less conductive h~at osso Tne townhouse, 

therefore, is an energy eonser~er: relative to the d;t~ched single-family house 
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, . 
of the same size, saving 39:4. and the multi-'storey apartmenf bulldlng 11 even 

better. Figure 5.7 shows the eff~ct of structural tYPt...on energy saving., 

Dwelllngs lo'se heat d~ to the flo>,," of cold air through the house. 0 A detached 

frame house exchangés the entire volu,me of its Interlor air wllh outSlde lùr 

Î an average of twice an hour. Because-the instantaneous rate of air 

• 

. . 

.. 
l~ltratlon is sens"itive to external wlnd 'velocity (Socolow 1(75); houses 

should be clustered together. Clustered houses shelter each other from the 

-wind. The ent ry and exehange of outs ide ai r is Increased by the absence of a 

storm do or or vestibule to form a eold air lock whe" the oulSlde door is open 

(Socolow 1975t. 

. li 
~. The thermal efflciency of buildings can also be subslant 1E1Ily 

• 
increased through the effective use of the na~ral environment ln Sile deSign 

and house orlentation. Slte design and orIentation are so closely related to 
,/ 

the size and shape of the bui lding lots and the la~vt of slreels that 

\) 

improved ~esign requires careful planning at the scale and stage of the 

o 
subdIvision. Maj~provements cann~t be aehieved by dealing wilh one h~use 

\ 

al a lime. Technieal expertise on this subject is abunrlanl (Olgyai 1965: 

. Soeolow 1975; Keplinger 1978; Schoenauer 1977; Çul~aOt 1~75: Chahdler 1976~ 

Harwood 1977; Erley and Jaf~_ 1979; Land and Armour 

Regional Municipality of Otla.wa-Carleton 1983). 

Ob; Lang 1989; 

, 
Energy conseiousness is a very n Whitehorae. À 

great ~Ple in the YUkin con_sider the ever-increasing prices for 

gasoline and domestic heat as a short-term problem which must be tolerated. 

The 'need for change i5 reflected in the demand for amaller. !fore 

enerly-efficient homes [37). l'f.a!lY people are Tudy to accept a arnal1er hou .. 

but not a srnaller lot or a multiple-family dwelling. 
~ 

;' 
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Figure 5.7 Energy efficiency of alternative houling type. 
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) 
Houaing forms l·ike bui lding techniques were borrowed from aouthern 

Canada, e'specially British Columbia. At the beglnning of the century' 

Whitehorse houses were more compact and smaller in scal'e, g_nerally of log or 

wood frjlllle. The early RiveI'dale and Porhr Creek houses were still qUlte 

compact, wi~hout garages, carports, or basementjt Later, eapecially dUl!ng 

the housing boom, the style loorplan of houSln~ followeà the British 

Columbia "cedar look" s developments. The closed-in entran~e or 

vestlbtrle and ,other design and torm elements essentlal in colder climat .. were 

st i 11 largely ignored [38]. , 

Durihg the early 1980' s wlth the.., overbui lt hous lng market and ri 8 i ng 

energy costs, public concern lnd government attentlon shlfted to energy 

conservation.;. The Yukon Housing Corporation started a flve year lnsulatlon 

program for the retrofitting of the corporatlon's housing slock. The federal 

government opened a Conservation and Renewable Energy Demonstration Program, 

attached to the Department of Tourism and Economic Developmenl[3;l. The 

federal government pai-d for", a Yukon residential energy survey[40J. The 

Canadian Home Insulat[on Program s'ubsidizing ,labour and materul coata related 
o 

to home iris~tion was available in the Yukon as in otWer parts of Canada. 
~ ~ 

Lecture series on ItEnergy know-how lt
• were sponsored d>y the Yukon government and 

\ 
t, the Energy Conservation Socieiy for bujlders and the general public. A1l the 
1 
\ federal and terri torial government progralVs focused on method • .of. improvil\g 

1 

~he energy efficiency of the existing hou.ing stock whi~h is important .ince 

most housing is that which exist.a today. 
l 

However none of the programs 1. 
designed\to consecve energy in future developm~nt. through land uae planning. 

The 1981 federaly-commis.ioned Yukon Energy~equirement Study recommended 

chanse in building codes and .tandards, zoning. and land uae. but 111 .. p~cifit. 

energy-aaving strategies concernins .pace heating dealt with upgr~in, ~ndD . .0 

" 
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\ ret!'ofiUing the existing hou.~ng stock. 'It did not make rècommendations with 
... " 

rup~ct to structural type or land use patterns (Hildebrand-Young 1981: 44, • 

157) • 

In White'60rse effici~t. land use is preferable °to aIl other 

strategies of energy conservation for several r&Qson~. The thergy-efficient 
1 

/ 

single-fami1y house can be built. Investment can'be made in thicker walls and 

air-tight construction, more insulation, triple glazing, and efficient 
~ 

wood/oil combinption heating system or a fireplace[41]. But the 

energy-efficient house is·207. to 301. more expénsive to build than the standard 

lingl e-family house. And Whitehorse has ~verely limited options of fuel 

substitution for space he~ting. . 
~ 

~ 

The market sol uti on to the affordabi 1 i ty problem in the ~o9th has been 

the smaller house on a small"er l,ot:. The:e development~~ws of boxes one . , 
meter apart, are widespread in the contemporary subur~s ln larger cities~ They 

J 

cate,r to the dream of a single-family house. This has not yet happened in .~. 

Whitehone .. In Whitehorse it would not be the most efficient way to eC,onomize .. 
on .nergy or services, the major components of the high cost0of operating a 

house. 
J 

A aettlement's overall structure, shape and pattern, and the arder 
, 

and relationships among its physical elements and land uses constitut~ its 

urban form. Certain characteristics of urban form affect energy consumption, 
o • 

the length and operation of the sewer an~ water lines and transportation 
. 

pattern.. Theu,;e characteristies such as dens ity 'of housing. mix of uses, 

~l paHern of .tre.ts, .iting and orientation and b~ildlng fora and type'
l 

They .re aIl relaled to the us. of land. Througb changing the housing type, 

delian and t~aditional land use patt~rnSt ~onJiderable savings o~ building 
~ 

.ateriall, labour, utiliti •• and en.rgy conaumplion can be achieved. 
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Energy conservation strategies in Whitehor.e can be ordered with th • 

highest expected paYOff~ coming fi;st from land uae [42]./ ,(r) Land uu 

' ... 
patterns can be chosen to achieve economic and social goals with the minimum 

1 

expenditure of energy, by medium-densities. planned unit deve16pment and 
• 

cluster housing. (2) District heating or use of a collective heat supply can . 
be provided once the land ha} been laid out for 

. , 
cluster hous!ng or som.)e other 

type ,of medium-density àevelopment; (3) Thermal efficiency can be incr .ed in 
~ . , 

new construction by using more energy~efficient structural types and enclo.ed 

entryways. (4) Site design and effective orientation in relation to sun and 
• " 0 ) 

achieved by planned .unit development and energy-conscJous planning wind can be 

in the phase. of land subdivision. (5) Use of passive ~olar bUlldings i. 

worthwhile for aIl types of construction. (6) Bouble or triRle glazing. 

; t4k4l 

" 

J 

". 

insulation and more efficient heating equlpment can be applled la the .,chUng " 

housing stock. 

In ~hitehorse people are i~creasingly more energy'conscious with 

regard to their dwelling, but their th~nking about the problem do es not 

involve land use. They ar,e r.eady ta give up size but have not consicl'ered 

-alternate housing types. Consequently aIl government energy-con.erving 
o 

1 . 

propo~als concentrate on energy-efficient hou.e design, insulation .tandard. 

and heating with wood. 

While the efficient use of land ia a stated goal of aIl pIani and 

policies, its interpretation ia vague and it. implementation not .ufficiently 
o 

radical. The.technical solution, ùsually attempted are tAo,. which r.qui~e 

the least commitment. 
. . 

Whihehorse planning 

.. 
.", 

'"flexible ,nd petmhaive, 11thou&h 

the laws ate not designed with 6Dergy con. rvation a. an obj.ctive[43l.~ The 

newest àubdiviaion plan •• till" provide of land for ,inele-fa.t1y 

o 
( 
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detaehed houiin, and private buildera are not taldng advantag~ of the '" 

flexibility of provision. for plan~ed unit development and cluster housing. 

The consumer has to be stimulated to accept change. De.ign control and 

prOf.ellional exp,rience is ne~d8d to produçe med.ium-density ground-relat-ed 

(i.e. with direct access ta the outdoors) housing which offers real energy 

~.vings and meets public ace~ptance by satisfying needs for identity, privacy, 
1 

storage space and outdoor space[44]. 
- 1 

In Wh~tehorse where aIl new developments ar~ initiated by the 

government an opportunity exists for change. Many land use experts a~ree that 

the main obstacle to energy-effici~nt land use is neither technical nor legal , 

but poU tical (Hemphi II 1980)4 Relatively tough lI!easures require public 

backin~, which is not forthcoming as long ~s people do not perceive that their 

housing problems are related to land use. Most people have not made the 

conneetion between the auburban land use'pattern and the amount of energy they '. buy, the real cost of municipal servi-ces (.;wer and watee} , or the eost of 

operating a house. 'rhe public ia not awarè either of the po~entia'l gains or 

the possible costs of 
. ' .... 

promoting energy-efficient Lan~ use in ~ada (Sewell 

Without public demand and in the fa_ce of potential and Foster 1980:30). 
,-

Oppo.itio~ ta higher-density co~pact land use policies, lhe municipal eounc!l 

'" and th~ territorial government are reluetant to proeeed with energy . 

S
on.ervation rneaaures. 

, , Energy-efficient land use is a strategie issue for which -

r .pon.ib~lity i. pot clearly 4efined, a~d on which opinions are aha~ply 

divided. Energy-effici'e.nt land Ult ha. not yet reached the p~lit,ic:al Igenda. 

o 
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Due to the cyclical',nature of the Yukon econr;lmy. certain houling 
, . 

problems in Whitehorse are very difficult to solve. Some adaptation t"o the 
. 

changing economic situation and soçial and demographic changes a •• ociated with 

it have been màde, however there is room for more adjustmenls.' Th,e up. and 
# 

downs of )the Yukon ee09.0my are fol1owed by income changes and quick and 

'" unexpected changes in housing demand. During lrowth peri cds. a large inf 1 ux 

of peop~e both of higher-income and v'ery low-incorne cat/sQseasonal worker. 

and transients) pressure the housing market with diffe~e~ds and demand •. 

• 
The ones with stable and higher incomes are responded ta first with the 

building of large numbers of single-family deta'ched homes. The rest o,btain 
. , 

housing thr~ugh the trickle-down effect. s~cial housing ôr mobIle ho~e living. 

Atthough by the early 1980's Whitehorse had a somewhat diversified and 
. 

overbuilt housing market, it did not saiisfy aIl needs and demanda. Whil. 

there was a surplus of large single family detached houses on~the market, 

there was a shoortage of otb~r forms of houling. The need wal for ,maller 

units, cheaper to operat., tailored to households of smal1er sizea, vlrious 

ages or lower incames. The market u~ually caters ta the common ~~nomin.tor or 
, . . 

modal group, t,he upper middle-incollle family with two children. Only when .. 
, . 

growth period is long enough does the market move to serve other group •• ) " 

Demand for homes in Whiteho'tse hu always focuud on tland. AU n.w 
• 

ne.d. were expected to b4l satisfied by mâking mor'~ land available in a wi4e 

range of locations. While more and more land 'wa. developed for.low-d.n.ity 
t 

residential Ule, provision wa. also made for .ome at medium den.ity in pod. 

and delignahd arèa •• Kixed us.e wu .fi 11 not permiUed. Hob! le home livin, 

'--... • 

.i 2 liAI( 

1 

. ' 
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wu druti cally ilDproved 'through .~bdi vision' standard., design and location:' .' 
, -

but thi. popylation i. not growing: people prefer to live in bou.es. 

When there ia a wide variety of land available, why are housing 

opportuni t iell ao 1 imited? Supply of law-income °housing doea not respond 
( 

rapidly to change. in demand, but the,supply of high-income h~usingJis highly 

elar.tic, A new demand &enerates a quick ~esponse (Harvey 1972:18-19). Market 

adju.tment. occur first in responce to changes in demand by the more affluent 

group •. 
D 

, 

"Thus the demand of hiiP income groups for 
transport ~nd housing are always oesponded to 

. first" (Harvey 1972:21). 

The market mechanism threfore perpetuates inequality and i~ fact promotea it. 
o 

Government policies have the potential -t offset this ten,dency , but in 

Whi tehorse we see an ex'ample of how public land policy has reinforced the 
, c 

~ ~.l 

.demands of the high-.income groups in the hous ing 'lDarke~. Hous ing demand in 
. 

Whitehorae is reinforced by high populat ion turnover an~ the 'mar:kehbil ity of 

.outharn ~ousing fotma and deaign(46]. 

The-,arket has not adjusted to changes in the economy. It ignores the 

very expen.ive houaehold operation, construction 
1 

ha. not producèd aufficient affordable housing. 

and energy costs. The market 

Inst~d of being instrumental 

in the ~rovi.ion of more affordable housing, the ter.ritorral gQvernment 

deyelop. more and more land t~ encoùrage home ownership for th Enes who can 

affor4 ~t. MediulII-density development., public or private th t have been 

built .0 far are not convineing: they do not po.sess the hig~ valued 

qualities of the .ingle-f.amily detached house to satisfy needa for p~ivacy, 
, 0 \ 

identity, .torage and outdoor .pace. 

The government'. rolé in the houling process ha. changed froID direct 

Vprov~n 0; houol"ll f"r lovor""""t .. ployo .. to IOelal houllna. Due t .. Ho 
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own .... hip of land and role i,n develop"en! it h •• influen\ed •• rket hou.lna 

thr9ugh the provision of land and at a later stage by demon.tration projectl.' 
. , 

The municipal and territorial governments' approach'to the provi.ion 

of housing has been véry slow to change. In contrast to the land availability 

question, housiRg has not occupied a high p'iority on the polilical agenda. 

Tpose who eoul1 afford to-built a house wanted more and more of ,the ~heap or 

free land of th~ Yukon. The' ones who could not aHord t<l bui Id, wi th low 
o 

effective demand in the market place were not politically voc~erou •• 

Both the municipal and territo;ial governm~nts moved very c.~tiou.ly 

with every social housing program. Social housing was built or renled on a 

small scale at advantageous locations. Dué to Its late appearance'and it. 

1 

small scal~ public housing in Whitehorse could avoid most of the problem. 
) 

associated with it elsewhere in Canada. The Yukon Housing Corporation hu 

qirected its efforts and resources to help lower-income groups. but it ha~not ... 
succeeded in widening their housing choiees. 

," Th~ues avai lab1e for' the, hous ing of nat ive peopl e are .t i Il 
• ft, • 

deficient in man y respects. There are many unteaolved problem area. related to . 

the availability of funds for houaing, the locat~on, admini.tration and 
f 

management of housing 8a weIl as the quality of Integration and acc.ptance ~y 
1 . 

the eommunïty at largè of the native way of l,ife in tr~naition. The provhion 

of houaing i. complieated by the man y levels of government and government 
J . -

departments involved in different.~apect8 of native hou.ing, their differ.nt 
.' 

~uri.diction. and responaibilitie. and the fact that the provi.io~ of hou.ing 

for native people.was alway. dealt with in isolation rather than a. a re.pon •• 

to a need of an integral group of city re.ident •• ) 

Elsential contemporary houling proble~. in Whit.hor.e are rel.ted to~ 

the high cost of conventional hou.ing including capital co.t. ~f land 
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. dev.l opment and building and operating costa of uH liUe .• and households. This 

lead. to a lack of affordability of the kind of hou~ing m6st available for an • 

increalingly large segment of the population. 
. 

Tbe high en.ts of housebuilding are contributed to by the expenaive 

1,uilding lIIateriah brought in from. outs ide t' the Yukon invol ving tr$1lsportation. 
1 

!reight. in~entory co.ts~and low volume marketing. Another important factor 

influencing ~ousing costs is la~our. Due to fluctuating demand there are 

freq~ent shortages of labour in diUerent building trades whi.ch drive wages , 
up. Allo due to the small scale of ~uilding activity labour i5 not as 

, 
efficient or productive al in other more populated uIban areas of Canada. 

rJ 
Household operation in Whitehorse is far more expensive than in a~y 

\ more southern Canadien city due to the length\ of the winter. '>Most housing in , 
, ' 

Whitehorse i. wasteful of energy due_to inappropriate housing type, style and 
1 

-
design elements. 

While Whitehorse homeowners get two important breaks ,in their housing 

expenditure, eheaper land and.lo~er taxes, little can ~e done about labour 

COlt •• materials and the severe climate. To reduce eosts both to the 
o . 

indi~idual 'and the government the only viable strategy .eems to be a change in 
-. 

the tradit ional .houaing !orm and land Ule patterns. The potential impact of 

relulatory reform for the varioua stages of the land development proceas is 

weIl document.d by Burchell and Li.tokin (1980). 

It i. not lufficient' ta provide land for multifamily housing or 

.plan~.d unit: dev.lopmenta. • the provision of land and hous ing has to be 

coordinat.d. Planning in.trumenta. in force inclucling zoning, subdivision 

planning. aevelop.ent .greemen~1 

Iptcifically directtd toward ~he 

," 
an~ the building cod •• have to be more 

objective of co~ting or gui~ing the 

~ou.~n& .. arkei: wHh boOth lon&~range and i_ediate interests iIJ. mind. The 
o' 

" . 
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hOUI~buildin& indu.tr~ in Whitehor.e has to be reorganized, rldir.~t.Q, 
l' 

~ ~ 
luperviaed, and innovations have to be i~.tr,odueld. tQ prOV{de th. hou.iJ\~ 

a wider ranat of choiee. Whitehorae aho bu 'the hutna.n re.ourc •• 
, . market ",'i th 

ana is a fertile ground for new forma of hou.ing d.livery: Non-prof~t: hou.in, 

and houling co-operatives would fit in well with the frbntier mentality of 
:' 

\",. .. 
many people, but the •• for1l!s of organization need teehniea! 'information, 

f~nan,cing, guidelines and ttaining, al! well worth the effort. .~ 

/ 

• 

f 

). 
" 

.. 

v 

" (} " .Jo, 

) , . 

. ' 
~ . 

~4' h . 
" ::.'- '. 

.. . 

,,' 

f. 
,1 

/ .. 

; 2 .~ 1 

" 

.. 
1 

" 

., 
," 

.:", .. 
0 .. rt 

'<t~,1 , , 

" - • ~ 1 .. . \ ·~ •• I~ 
,'o.} .. 'l.' 

....,,"'i .. ~ 



-c: . . 

" 

.. 
\, . 

'. 

,,' 

.. 

,\'\ ~ ~ 1 

Et.".::. 

Notes 6nd Refe~ence$ 
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Statiltical, data for this chapter was ~ompiled from the folowing 
.our~el: "Bauline houling data for the Whitehorse areil t 1977", Northweahrn 
A"ociate' Ltd.: "Yukon Rentai Survey", 1977 ta 1980, Yukon Economic Research 
and Planning Unit; "Yukon Economie 'Review", 1980, 1982, quart1!rly; Staqsti cs 

\. Canada, 197.1 Cen.us, csIS Package-microfilm, .Yukon and Northwest Territories, 
500-429; tablel:POOl"'LF06; 1976 Cen.us 1 Dwellings and Qouseholds, occupied 
pPivate dw~lling. by structural type and tenure, Catalogue 93-802, Bulletin 
3 •. 3; 1981 Cerisus, Census divisions and subdivisions, populat1(»n, occupied 
private dwelling., private houaeholds artd census and economic families in 

. private houaeh4lds. Selected .o~jal a~d ec~nomic characteristics, Yukon, 
93-x-94} (E-581); "Canadian Hous ing Statistics" , 1971 to 1989, Canada Mortgage 
an~ Hou .. ing Corporation~ Ottawa. 

1. Long diacusaion~ with the following Whitehorse people contributed ~o the 
content of thîs chapter: R.~lson, arch~teet, Whiteh~rse; D~ Langtree, 
Whitehorae ~omebuilders.A8aoclation; B. Co~lin!, Speeia4 Purppse Branch, 
Department ot Economie Development and lntergovernmental Relations, 
Gove~nment of Yukon; R. Wig~n, contractor developer, Whitehors~; R. 
Williams, D. Frost, T. Berger, real 'estale agent, Whitehorse; L. 'Turner, 
YRe. mapager; J. Robb, artist, Whitehorse; D. Munroev D~rect~, Economie 
Planning and StatJstieal Unit, Government ,of. Yukon • 

2. J. Lotz, 1961; Whitehorse Metropolitan Area Plan, 1963. 
3. 1961 C .. naus; G. Buse, 1978; see ,11so the 1961 Census, Cat. No. 93-523, 

. 93-524. Q - . 
4. Perlona1 communications of R.Wigen, deweloper; D.W. Carr and F.W. 

Anderslon, 1968, v.2. 
s.. S"ubmi SI ion t 0 th$ Feder·al Task Force on Hous ing f rom the C i ~y 0 _ 

Whitehbru, '1968, WCR, file 6000-l...5-2 '(Houaing) box" 1981, .YA hitehorse. 
6. R,commendations for ~ousin&. A brief pres~nted to tpe Fede 1 Task Force 

on Housin. by the C,?nsumer AS80c;iation of Canadâ, 'Whitehorse Division, . 
1968. WCR, file 600,O.Jllf2-2 (HoulÎ'ng)" box 1981, YA, Whihhorse. 

7. Riverdale Park. A proposai for a medium~density development f4r 
Whitehoru,. V. R. Wil&en ~ Auociat.es., 12 December 1961" ~CRJ file 6000-15-2 
(flouaing) box '1981, YA, Whitehorse • 

. 8. Personal cOlIIJDunic~tion •. S. Young. 
9.' MeMillan, B.A~ ana M.het, P.M. tA preliminary a"~~lme~t into the 

viability of ho~e manufacturin, in,the' Y~kon', 1~76t·reporï dona for the 
Governmen~ of Yukon rarritory; Pera:onal c01li1Dunication1; D:' Langtre., 

. Whihbo"t'II Homebuildera Alloch!i.on, Apl';foa:, 't981 
10. Nh;tehD~S8 StB~. 15 February 1978, 1 Harch 1978, 22 M~rch 1978, 3 April 

. 1978; Green paper-: Houlin.g atrata&",y for pipeÜne impact, 1977., Goverriment 
<IL of Yukon Terd tory. 0 . " 
Il •. '~. impact of'hi,h mort.f,e .ra~el_orl\Yukon houieholda, 1982', Economie 

Rel.arch and Plannina Unit, Govern .... nt of" Yukon •. 
12. P.r.ona~ co_unie.tion., of real ,eilate ~gilnt.s (see refer~nt. n~.l);. al .• 9', 

deduced from r.al •• tate tr~.action .tati.tici publiahed by tHe Eçono.ic. 
R."arch and PlanninÎ Unit, Govern •• ni of Yukon; .a. al~o Nhiteb~p$8 StB~. 

'- 22 Karch 1976,' 26 March 1976, ~4 Hay 1978, 1 Kay 1980 • 
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13. Dwelling unit· type ·and tenure, by CenlUI Metropolitan .r •••• 1981. 
'Canadian Housing Statistic.: 1983. (Ottawa: Canada Mortga,e and Houiing 
Corporation, 1984). • / 

14. The Yukon (Whitehorse) spatial priee survey i. ba.ad on the Canadian 
Consumer Priee survey. The Conlume~ Priee I~~ex (CPI) rer.tel only to 
population groups in urban centres of 30,000 or more. Cona.quently • ther. 
is no CPI pulished for the Yukon; the CPi expenditure patterna for 
Edmon~n were used to calculat. the Yukon Price Index. The Yukon priee 

r survey ~design~d to provide a statistieal meaaure of lhe differeneea in 
priees of gooda and services bought by conaumers. A meaaure of 
differential in priees. among differen,t eommunitiea at a ,fven point in 
time, is an important indieatio~ of the relative cost of li~ing. The p~ice 
ind'ex measures !priee changes rather than actual pr ice 1 evela. An important 
component bf t~e spâtial price i~dex i5 housing which ia repreaented by 
two indexes: shelter and househo1d operation. The 'shelter index 
components. are~abour, material and land. The household operation index 
indicates the changes 'in price levels for heating, electricity. 
maintenance, utilitieL and taxes. 

15. Data obtained from J. Bartakovieh. Canada Mortgage and Housing Corporatin, 
St~is.t:ical Services Division. 

16. While Statistics Canada published data on the Incldence of low income, the 
perc~ntage of units ~elow the low income cut-offs, thls data i. not 
available for the Yukon. The low-income cut-offs were based on certain. 
expenditure survey data for the e~tire population. See more about the 
subject in the following 1981 Census report~: Econ~mic Fsmili8s in P~ivste 
Households - Income and Sslected ChS~S~td~istics, Catalo~e 92-937; 
13-207; and Selected 'social snd economie chs~acte~istics, Yukon, Catalogue ~ 
93-x-947(E-581) , 

17. Annus! ~epo~t of the Comm;ss;onep, Government of Yukon Jerrltory, year~ 
1960 to 19n. 

18. freasury Board Living Accommodation Charges Directory, April 1975, Yukon 
Housing Corporation s~aff housing policy, YGR, f~le 4750, v.1, YA, 
Whitehorse. 

~9 •• Govern~en~ housinJ 1955, YGR, file 635-6-30G, v.14, YA, Whitehor.e. Se. 
aho Lotz 1961. 

20. Staff housing generàl, Yukon Housing Corporation, YGR, fi,le 4750-1, v.l, 
YA, Whitehorse;. Staff housing policy, Yukon Housing Corporation, YGR, file 
4750'. v.1, YA, Whi tahorse; Yukon Hous ing Corporat ion., Annual Report, 
,1976-77. 

21. Housin~ po1icy, ~emorandum re: housing rental, 8 January 1969, r 

~ecommodation phase-out 1;1an, 18 June 1969; and Housing and accomm6'dation 
- proposed policy .tatement. Il June 1969, YGR, ffle 10-16-1-6, v.l, YA, ) 
Whitehorae; Wh;teho~se Stsp, 18 February lq76; See al.o Houaing poliey 
Yukon Territorial Government, 18 March 1969, YGR, file 10-19-2, v.l. YA. 

22. Staff houaing, administration, 1969, YGR, file 10-16-1, VA, Whit.hor.l. 
23. Staff"housing poliey, Yukon Houiing Corporation, YeR, file 4750, v.l, YA, 

Whitehorae; Yukon Hou.ing Corporation. Annual report 1979-80, Staff 
accommodation. 1. February 1980, Public Service Commi.sion, Gove~nm.nt of 
the Yukon Territory, Canada Mortgage and Hou.ing Corpor.tion Library, 
Ottawa. . <> 

24. Irt,1981 the Yukon Housing Corporation lea.ed only 13 unitl from th. 
~ederal Oepartment of Public Worka a~d privat. land1ord. and-be,an 
impÎimenting a de~i.ion to withdr~w from providing .taff accQmmod~tion 
from within the capital city. Perlona renting .ingr. detacbed hQu.t~ 
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unit. may purchase the staff housing units they occupy. Government 
employees are encouràged- to buy their. own-housing and are a.sslSted ln this 
by the government employee hous-ing' plaIT'. For more detalls see the Yukon 
Housing Corporation 'Annua 1 Reports, 1975 to 1982. 
Whiteho"se Ste", 27 February 1953, 26 March 1954, 7 January 1955:4, 6 
October 1955, 29 May 1956, 21 FeoruarE!' 1957:5; See al8'o 'Rae, 1968:340;0 
Govepnment 8ct;vities in the No"th, Advlsory Committee on Northern 
Development, years 1959 to 1967. 
Yukon Territory, Low Cost- Housing Ordinance, 1961; Yukon Territory, Annual 
Report of the Commiss i oner, 1961; Canada, Department of ,Northern Affairs-
and National Resources, Annual Report, 1961-62, p.33; WMteho!'se Sts!' 12 
December 1962; Rae, 1968:341; Governme\lt of Yukon Terntory, "The Yukon 
Territory", 1968; Yukon Territory, Statistica1 Appendix to the Annual 
Report of the Commiss 10ner 1970-71. 
White~o,/e Sts", 27 February 1953. 
Whit~se St8", 9 March 1961, p.l;-ll Maoy 1961, p.7; Low rentaI housing,_ 
WCR, file ~OOO-15, part 1, YA, Whitehorse. 
Includes activlties under the followlng sections of the National Housing 
Act: Federal-Provincial rentaI housing, sec. 40 (43 row units); Public 
houSlng, sec.43 and 44 (42 apartment units); Public houslng (senior .., 
c 1 Uzen) , Stl"C. 6 (36 apartment units); Rent supplement program, sec. 44 
(about 40 unlt's, vanes every year accordlng to need); Rental/Purchase 
Houslng program, sec.44 (17 single family uni1:.s). For more information on 
socIal housing see WCR, DevetoP!Dent - file 6000-15, Part 1, 2,3 and 4, 
1969-1972, VA, Whttehorse; and Yukon Housing Corporation, Annual Reports, 
varlOUS years. 

30. 'Houaing,need and demand survey, Whltehorse', done for the Government of 
Yukon Terrltory, Department of Lo'Cal Goverf.ment, Housing Division, 1972, 
YA. Whitehorse. 

·31. Yukon Territory,. Annusl Repo!'t aOf Ihe Commissloner, 1970-71'; Yukon 
Housing Corporation, Annual Reports, 1972 to 1982. 

32. Personal communications. B.-Richie, Whitehorse Housing Authority, Aprll 
1983. 
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35. 

36. 

37, 
38. 

'B~yond sixt y, a report on Yukoner's elderly', Government of the Yukon. 
Territory, Department of: health and human resourceS9 1978. <f! 

Canada, Indiao and Northern Affaira, 'Federal prograns for status Indians, 
Meti. and non-statua Indiana and Inuit, Yukon Territory, 1980', 
Intergovernmental Affairs Branch, Department of Indian Affairs and 
Northern Development, Dt tawa'-Hull, 1981; 0' Aoust, S. 'Fe4eral and 
p+ovinci~l hou~ing assistance programs avai1able for rural aqd native 
clients, 1979'. Cana~a Mortgage and Housing Corporation Library, Ott\lwa,. 
'Social indicators for the eva1uation of governmental policies for 
northern development, 1974', Advisory Committee on Northern Development, 
Document XND-163. Department of lndian Affairs and Northern Development, 
Ott.wa; Perlonal communication, lndian Village inhabitants and village 
relocation coordinatQr, April 19~3. ,'" 
'Hanua! of building design' Indian Affairs 4. Housing design guidelines. 
Article 4. Housing space accommodation guide for reserve ,communities final G 

draft 1979. Indian and Northern Affai rs, Engineering and Architectut'e; See 
alao ref. no. 3~; Federal progra~s tor Status Indians. Meti sand 
non-Statu. Indianl artd Inuit, Yukon Territory, 1980. 
P~r.ona1 communications, real estate agents, see ref. no. 1. 
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39. P~rsonal communication, Bs Collins, Energy 8raneh, Department of EconomlC 
Development and Intergovernmental Relations, Government of Yukon: See also' 
Potentisl, Yukon's newsletter of effictent energy usage, v.l(l) 1983: and 
Wl1iteho,.se Sts,. 23 May 1980. 1 

40. Reid, Crowther and Partnèrs ~imited et. al. 'Yukon residential energy 
survey', Department of Energy, Mines and Resourees, Po~icy and Program 
Dëvelopment Division, Energy Conservation and Oil Substitution Branch. 

11983. . • . l' 
41. Personal communication, D. Frost. real ~state agent, Whitehor.e, and D. 

Langtree, Presi.ctent, Whitehorse Homebuilders Associa"tlons, 1 April 1981. 
42. R. Lang(J980) selected 50 planning measures from a growln~ array ~f energ 

conservation measures. Using his list 1 selected five hasie strategies 
relevant to Whitehorse conditions. 

43. See ref. 5,6,8 and 12 in Chp. 4. 0 

44. For existing sources on improved medium-eens"l ty "hous ing d'ePëlopmenl des 1 gn 
see: Cènlral Mortgage and Housing Corporation, 1~77; Back, Rowân and 
Teasdale 1975; Walkley and OIson 1976~ Mackay 1977; Kiff 1974: and Grealer 
Vancbuver Regional District 1975. 
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CONCLUSION 

L 
. \ 

ln Whitehorse the state's !nvolvement in urban planning in the form 

of land ownership and public de~elopment-creates the con~itions for 

comprehensive plannnig and qevelopment according to long-range utility and 

continuity. The government has the power to disregard entirely the exchange 

.........: 

val.tJe of l~d IS the determining factoro in land development. Whitehorse 1 s 

partièular situation has given rise to a seto of expectations based on 

famillarity wit~ some of the local needs and conditions . 

ln a market economy and a sOfiety ~lth a large measure o'f social 

dlfferentiation, land allocation is based on economic competition. The 
1 

stronger group!! are able to acquire land in locations appropria'h to their 

needs whi 1 e" the economicat ly weaker groups must -pay a ,higher price for their 
o 

poorly lo~ated land (Darin-Drab~in, 1977:398). Public land ownership and' 

development might permit solutions to this problem. In this framework, an 

urban land policy might supply the land needed for urban developmént in the .. 
appropriate loca~ions at the right time and still keep the costs of uti1ities 

to a minimum. and land develo,ment schemes 

ln afdition to its specLal planning situation, Whitehorse offers a 

diff,rent environment from southern Canadian urban centres. 
• 5 

This city of 

approximately 15,000 people il located in the middle of a wilderneas park. 
1 ~ 

- Many areas in the city and its imme.diate vieinity ara easily usable for 

recceation in both winter and .ummer. 1 The long, dark and cold winters 
1 

nece.li~te heating for nine months of the~year • 
• 
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The populat-ion of Whitehoru aIso differs from thet of mOlt u,rb.an 

settlements in southern Canada •. It i5 young and has a'high turnover. The 

immigrants and translents are predominantly frorn southern Canada and of urban 

origin. These people feel deprived of certain prlvlleges of space and they 

" want to maintain or crette these assets, anew ln the North in the context of a 

low~density frontier, 
, .. 

But they are exposed to' sudden changu ln incorne, 

massive 1055 of jobs and seasonal unemployment. 
III 

While the population is relatlvely hornogeneous fromQthe point of 

view of ethnie ,or1gin and ineome, there are some 10Wer-lncome grloup, .'ueh •• 

the old; single parents and native people, whose diverse needs warrant special 

consideration~ The majority of native people of Whitehorse, Stalus and 

non-Statu~ Indians: are not assimllàted nor lntegraled lnto lhi malnltream of 

white society. Their social, cultu~al and polltica! lnterests are dl.t1net. 

While their housipg nee-ds, carmot be separated from the general needs of lhe 

city, thair cultural, social and poli~ical needs, which are intertwined with 

the provision and administration'of housing and settlement life, have to be 

met in a diff~rent way. 

c:; In addition ta the above locial equity concerns, there is the js~ue 

of the long disregarded and still unsettled native land clalm. The land 

(inëluding land in and around settlements), its management and resources il of . ., 

vital importance ta native people from the, historica,l, cult~ra1, legal, 
o 

economic and moral points ~of view. These probl~ms constAtute .eriou. conflLcts 

which have to be oealt with during the urban planning process. 

In the ligpt of these local condition. and the expeçtation. cre.ted 

by the public owrrership of Jand coupled with state planning_ the line. of 

irtquiry were stated in ~ue~tion form (s.e theai. introduction), W. attempted 

to .. arch for the princi~l e. whieh direct dey.lopment ~n the ab .. nee of '". land 

.. " 
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~arket and exchange value for land, and to describe the consequences of such 

development on present-da~ Whitehor:e~ These questions relate to the 

advantagea'and limitations,of public ownership of land; its adaptability jo . ' 

local conditions; and in particular the ad~quacy of th~ provision of housing , . ~ 

for aIl socio-economic groups. The findings are organizéd in three sections: 

(1) the princip les which have guid~d lrn~ dtvelopment in the Whitehorse 

of a generous use of land in terms of efficierlcy context; (2) the consequences 

and equity in the built environment; and (3) the obstaclei to more effective 

public involvement in planning and housing. 

9 

.. 

o 

The p~inc;ples which have guided land development in the Whiteho~se context 

, 

The principles which direct ~evelopment in Whitehorse are a "result 

·of decades of poli cy change and involve -the work of the three levels of 

_goy~rnment. Due to the· 35-year time span and the changing role and 

juri.diction of thè different levels of government a mere listing of guiding 

principles would ri.k oversimplification. The historica! details can be found 

in Chapters 2 and, 3. 

During the 1940' s an-d '1950' s lhere were very few principles -to guide 

development and urban 'growth. The municipality was limited in area and 'power. 

-
The federal go~~rnment wa~ in charge. Military and government housing a»eal 

b 

~re deve~oped in the immediate vicinity of Whitehorse, taking up large tract. 
, 

~f land •• To cop~ with a serious houling need foilowed by wartime construction 

and the ~on.equent population inçrea.e, two types of development occurred.' A 
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new planned and serviced subdivision W81 opened in claie proximity to th • 

city, while those who could'not afford to live there, were permittea-to .t.k, . . 
land along the Alaska Highway. Land for residential purposes W81 theaply 

available, leading ta extensive land use without much planning. 

In later years bath the city and the territorial government acquired 

more land and more planning responsibil1t:y. Along °with thu respon.ibility. 

principles had to be developed to guide development. The provl~ion of land 
\0 

{ 

for houSl~g in arder ta encourage permanence was of prime importance in-

territorial policy. The territorial government adopted a policy of developing 

land in exeess of demand and projected requirements. 

A metropol d:an area ,tt'as formed to control urban sprawl. The 

terri toriai government stopped the prol,iferati on of rl bbon deve 1 0ement along 

the Alask~ Hlghway and limited rural'3ettlement ln lhe metropolJtan area. Once 

the city's restricted boundaries were extended lo incorporale aIl s~rviced and 

unserviced residential areas in the metropolitan area. the munlclpality and 

the territorial government were faced with a very large fragmented area with 

unequal services. The 1970'8 brought a seriQus concern for the future u.e of 
~ 

!and" both inside and outsid'e city limita, and led ta the establi.hment of 
, 

~several policies for more financially efficient urban growth and development. 
'1/lt 

The fo}\owing decisions and principles were adopted. Municipal .ervi~e. we~e 

standa~ized, and the city and territorial government adopted the policy of 

bringing a11 residential area services up to that standard. Only dev".loped 

land, -- or at least surveyed and aubdivided land -- ia available for .al •• 

Singfe-family reaidential lot., mobile home and acreage re.iAential lot. are 

'li 
laId at the cost- of development. Speculation in land wa •• ucc.s(ully 

prevented by .elling only one or two contiguou • .lots ta an indiviclual and no 

more than five ta a developer. In.titution. such al the 'Yukon Hou.ing 

, 1 

o 
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" Corporation have·priority of selection. Rural 

• 

lands are sold with the 
.. , " \ 

agreement that they cannot be aubdivided by'their Qwner. The timing, amount, 

location and type of development is calculated on the basis of care~ul 
JI 

monitoring of the housing market: An important consideration was satisfaction 

~f electoral demand, whieh showed an emotional attachment to large lots in o 

relative isolation. New neighbourhoods and subdivisions were to be developed 

on laçge tracts of land, that ia in zones of 100 to 500 lots, to take 

advantage of economies of scale in public resources. Development of new 10is~ 
went· on simultaneously in several areas to provide choice of location and 

1ifestyle.·Since the early 1970's diversity became a policy, including 

.ingle-family, mobile home, acreage country residential and multiple-tamily 

lots . 

The hiltory of residen\ial land development and planning over the / 

la.t 35 year. shows a s:ow adaptation process. Changes in attitude are the 

re~ultl of recognitIon of Jinancial constraints and depletion of tesources. 

While land as a basic substrate for housing is ple~tiful, servicing urban land 

il ever mOre expansIve. A policy favoring compactness and infi11ing of 

exilting residentia! areas was adopted, but the meaning of these principles ia 

not clearly defined, leaving room for ambiguity. o Control of development 

outlide the city limita was imposed by the federal government only in the lat~ 
o 

1910's a. a conse~ce.of native dissatisfaction with the diaposal and , . 
tran.fer of land to territori~l jurisdictiop befare the land Flaim settlement. 

KOlt planning principle. uled in Whitehorle were borrowed from 

general planning principle. developed in NQrth America along the lines of the 

100" low-denaity layout of the Gar~,n City movement. Many elements of New 

Town planning of the 1950'., luch al ~urviline.r Itreets, large lot. a~d 

o 
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respect for the natural environm.nt were employed in high or middle-income 

subdivisions. 

Planning concepts generated ih re.pon~e to .local ~ocio-economic 

conditions include the provision of varLable lot'aize. Sinee the mid-1970'. 

this p~~mi~ wider range of income~groups to build in the l,me 

neighbourhood. Accommodatin, different ~ifestyles ln one reaÏdenlia! area h •• 
o 

become more acceptable, visible in the new developments 5uch as Porter ~reek, 

Crestview and Hillcrest. The Integration of mobll~ home subdiviaion..a 'in 

conventional residential areas and the possibility of transforming the mobile 

home site into a permanent home site are examples of an adaptatIon to 8 

demonstrated need. 
" 

Generally policy encourages home ownership and help5 ta smooth lhe 
/ 

operation of the housing market. The territorIal government aeek. autonomy, 

with 'continuous req!lests for transfers of more land from lhe fideral 

gove7nt, 

development 

as a means to increase their power. Overal! the directIon of 

has been increasingly community-oriented and has contributed to a 

~rogressively more equitable dist~ib~tion of housing. 

In the last 20 to 30 years new efforts have included .quatter 

remova~ and relocation, urban renewal, containment of dev~lopment 
/ 

to certain 

areas and adoption of certain standards: more flexible zonlng and di fferent 

forms of social housing. These programa have produced a graduaI change in the 

physical and social structure of the city, notably a regrouping of the faiely 

legre$ated population. areas were not reatricted directly or 
o 

indirect1y to certain 

Rerdential 

occupatIonal, indu.trial or income group •• ln fact a mix 
/' 

, 
was encouraged. 

Adap.t:ation to the local environment il manifuted by an C'nc:r ... in, 
~ 

rel,p .. et for the local topography, soi~ and vegetation. The downtown area , , 
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'd.~ped by the •• rI y 1 ~O· ~ ... ~ ccaplet e'ly ,jef ore. ted 'and i ts ~ cate .oil 

and vegetation cover removed~ The dust problem and the starkness of the 

downtown area is attributable ta the uninformed deciaions of those early 
~ 

xears. The planners of Whitehorse, recognizing the·needs and d~mand of peoplè 
, . 

to' be "clo.e to nature", have placed emphasls on preserving the natural 

environment in its original form. A change in public attitude toward the 
/ 

northern environment as an urban habitat is also evident. 16 1981 an 

elaborate urban recreation plan was turned down by the ratepayera themselves •. , 

They found the plan, with its large golf course and ('ennis 

courts, extravagant. They wanted a plan with m re northern character 

emphasizing and usfng local possibilities as to southern recreation • 

forms . 

('" 

The consequences of public development on public IBnd t 
,. 

While. the continuoui availabi(ity of land has had a 8tabjlizi~& 

• 
a variety of land available, housing effeet on ~ou.e priees, 1rd there il 

opportunities are Itill l~mited. The h2ûsing market as presently aet up do •• 
~ . 

not prov1de f~r the need. of lower-ineome and special groups. In addition, due 

to'the eyelieal nature of the Yukon eèonomy, hou.ing built during economie 
. 

up.wing.' doe. not match the need. of people during perioda of eeonomie 

• downturn. The chief probl.ma of th. hou.i", stock are low energy efficiency 

and unafford~bility. The.e are exaeerbated by th. predominance of low-den.ity 
\ . 

dev.~op.ant whieh generate. high capital .04 oparating co.ta. The.e pro~lem. 
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arise both from deficiencies of the private houling market and of lov.rnm.nt 
... 

• policies. 
• tt 

Major decisions in terms of' n~~ I)umber of dwellings. type •• i206,', 
, .. ' 

quality and to some extent. location, are made by the priva,te market, 
, . 

facilitated by the conditions creat~d by the government.. Even though 

Whitehorse homeowners pay less for land and less ln taxes than lheir 

counterparts living in southern Canada, the cost of housin~ remalns .teep 

because of the predominance of the single~family deta~hed house. p09r 

insulation standards, and factors related to ciimate and construction cOltl. 

The overriding considerations of speculative building ar:> 

profitab,i li ty and marketabi lj ty. Market hous ing does not assume the r lIk of 

offering inovative or less traditionally acceptable forms of houslng. WithouJ 

some limitation on low-density land or sorne flnancial incentive, lhe houaing 
.. 

market will not,pro~ide compacf affordable resldentlal units 8uch as cluater 
". 

housing, mixed structural types or row housing. ln fact by providing 

unlimVted amounts of land for single-family housing public land policy in 

Whitehorse has reinforced the demands of high-income groupa in the houaing 

market. This demand i8 also re~nforced ~'high population t.urnover and the 

marketability of southern housing form. and deaign. 

The presenf day community plan and new subdIvision plan. follow 

traditional land uae practic~ and provid~large amounta of land for 

.ingle-family detached housing. Land which has been reaerved for 

me~-density reaide~tial uae i. not fully uled by 

< the territorial and ~nicipal governmenta are re-ady 

private developer.. Bot:W 

to change luch z~ninl 

whenever demand warrant •• While in the new .ubdivi.ion. and re.id.nti.l .~ •• 
\ 

exten.ions new and progre •• ive planning principle. were introduced and 
t 

proviaipns made for their ute, the re.ult. are not innovaU Vi, In a 

0" 
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market-oriented housing situation more inducement ia needed for real ,change to 
o 

occur. 
, . 

Low-density land use contributes to the excessive costs of the 

utility .y.tems. Th, bulk of municipal spending goes to provide land-related 

.ervices Juch as street construction, sewage and water, and garbage disposaI. 

The.e .ervices fn Whitehorae require large capital commitments and higher 

operating expenditures than in most other Canadian cities. In Whitehorse 

.pending on physical infraa.trucJ:ure ... is heavily subsidized. A large ahare Qf 

the capital cost of land-related services is covered by government grants. 

While the present shape and structure of the cilYo is par..tly aHributed to 

topography and_ils early history, the continually forthcoming assistanc~ for 

capital and operatl~g costs of land-related services reinforces and encourages 

low-denaity land use. 
Jo 

Whi!'e awareneas of c(nd responsibility for the use of resources 
Cl 

IJnd, el\ergy, ;and money -- are growing.., the interpretat,ion of the relationship. 
~ 

~tween finite resources and land use efficieney is.still vigue and ,wide open 

for diacussion. Wlth the underatanding that eff,iciency cannot be only 

''''c,_~uantitatively measured sinee il is at funetion of s-oc~al structure •. my 

). 

, 
analy.i. of public land use-related expenditures and the continuing demand of 

the munieipality for more grants points to ~aste. Fr~ an 'engineering 
, 

.tandpoint there is no limit to the size, form or structure of the city. 

Howevèr, the law of dimini.hing returns begins to operate and the per capita 

co.t of the.e service. i. rising. 

" 
The fa ct that 80cial planning obje~ives have physical planning 

'implication. wa. ignored for a fong time. Fram a socio-economic p~int of view 
~ 

mOlt proble1D' h,ve been deaH with ~n a "dây to day" and piece.meal baais. 
, 

While t~~re ha. been a conatant concern with Iquatter relocation. locial 
'/ 
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housing~ native housing and school planning. th.,. concerna have only;lattly 
( 

entered' into the comprehensive planning of the city and Ha nei.~hbourho·oda. 

~ Attèmpts ta live with the local physical and socio- economie 
" 

:iI 

conditions have led to a succession of problern-solving efforts wi~h varyi~g 

results. While sorne problems are gradually and partially IdIv.d, othe~1 n'Ver 

. get closer to. a final s'Olution. ,There are several serious problems luch .s 
. , 

poverty combined with ethnie c~nfliet\ ·the seasonality of m'any nodhern job. 

and the uncertainty of economic~~development which mean tnat sorne problem. of 

~ development go unsolved. 

The tÎbstacles ublic ;nvolvement ;n and hous;n 

.,/ 
\ 

Due experience with rnanaging pUblicly-owned, urban 

land there i. " a leck of knowledge of how ta allocat. land witàout the market 

mechanism. There ia a danger that bureaucratically adminiatered deei;ion. ,. 
about the allocation of publicly-owned land will not tak~into accouot the 

. ' 
views -of a11 aodo-economic groupsl. The three basic difficultie. are, 0) 

l 
confliéta of local, regional and national political intera.t., (2) The failure 

J . - (1 to learn from local experience, and (3) the conflict between a .hort·t.tm n •• d 

for housing and a long-term integrated plan • /, 

. . • ... ... ~ 0 

.. Con"icts of Toc,T, fts"gioos' ,nd nB,tiansJ palitfcBl ;nts,.ests 
.' 1 . . 

Public in.titution. or ~iffer.nt level. of gov.tnm.nt wit~ diEfer.nf 

functions may have their own ve.ted inter •• t •• ven though ,ptivat. "intlr •• * in 
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land ha. been eliminatéd. The out come of a planning process is affected by 

the in.titutional structure of the responsible publie agencies and their 
. 
ability to cëordinate their activities. Urban planning in Whitehorse is 

• 

handic~pped by the lack of meaningful cooperation among t thrOee levels of 

gov.rnment and the jurlldictional disputes between and 
. " municipal interests. Each level of government responds to a , fferent 

geographicsl and political base and financial structure of justification, and 

therefore has different prioritie~ ~ith regard to urban planning, land 

development, houslng, municipal finance, and the externalitfes generated. 

" The need for a city to be economically built and managed does not 

o 
have the same signi ficance for "higher" levels of gove.rnment. In fact it is 

not a part Qf the}r land development and urban growth policy. While the 

municipality foes take into consideration municipal finance, the other two 

levels ~f government~ave other priorities. The territo~al governm~nt.has 

worked out a lil.nd use policy but still does' not have an urban, growth polic~. 

it. urban growth initiatives, are more po~itieal in nature. For the f~deral 
1 

gov.rnment, the major concern is the very exisrencf of northern towns. 
. . 

Although the cooperative nature of policy making concerning the use of land i. " 

much discuised, especia!ly -in recent years, intergovernmental conflict and 

conflicting decisions ar~ pa>t of the u{ban growth process. B~sic la~d use 

ptoblem8 centered pn ~ue~tions of efficiency and equity are obscured by the 

divergent and narrow municipal, territorial and federal views o~ land. 
<: 

. , li 
, , 

Politic.al and moral disagrnments 7- over which level of government should 
.. 

do the planning. Thi. lead. tO further qUestions~ WhiC~gOVern~ents should 

ultimahly control land? what l'and? how much of lt? and what klnd of control 

.hould be develop6d? Another-impediment is the (âct that the land usè 

1-
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.planning capability of the differant level_ of government i.'.till in 
--

formation. 

The pro'cess' of land transfer from federal to territorial juri.diction 

ia a highly questionable political proee.s. The current land tran.fer 

.provi1ion is used by the territorial government to expand Ha control .of more 

land ln a piecemeal fashion. le uests for.additional land have gone beyond 

the needs of urban growth. und'r the guise of an arguable need. the 

• 
territprial government wants to gain control over more and more land a. part 

~f its fight for more autonomy and power . 

• While planning in Whitehorse i5 und~ the direct politieel control of 

the territorial gove~~ment, it is powerfu;IY influence9 by the munieip~ 
, 

electorale. The planne( s priorities are directly set by t.he elected 

potiticians. TodaY'5 department admlni5trators are the d~puty minlsler •• They 

are the managers hired tooensure that the government policy, enacted by ~he 

• 
politicians, is 'cârried out. A serious limitation 'of the planning proee .. i. 

" .. 
a lack of a ciear set Qi objectives and recommended development alternative •• 

.. 
In urban planning terma th~, concepts of.',soodiviaion 'l,ayout. lot aize! building 

density and housing types are very slow to change • 

Land use planning ,in.Whitehorle rematn. a politieal proee •• whieh 
o 

• functions within the ~on8traint8' of the market economy, the level of 

" . 
uaocio-economf~ development and t~e rat~ df arbanization. In Whitehor •• a. ln 

the rèlt of Canada private 'i~itiati~\an important factor ~n_ dev.lop~.nt. 
, .. '~ 

Aiso urban land policiel. are fÔJ;'mulated ac:cording to· the l evel of ,.neral . 
natiohal planning • 

/ 

.. ' . 

( 
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T'he (silure to learn (rom 10CBI expel';ence 

While the ups and downs pf the Yukon economy cause serious 

disturbances in the operation of the housing ~d~i!t. the territorial/ 
. krt '~ 

.~ . 
government unU 1 recently has cooperated well vi th the' maj ori ty' s hous ing 

needs. However the potential offered by the p6bl.ic ownership of developable , 

land and pUbl'lC development was not fully used. There wa-s too much reliance 

on the marketplace which is too slow to react and shys away from innovative 

ideas. The housing market offers a compromise including some elements of what 

the consumer wants but far from what 15 really needed and is economical to 

operate .. The ngour of the local climate is still neglected in both land use 

plannlng and bullding. Reasons for l-his neglect in the paost have inc1udesJ 

cheap energy sources. the high turnover of the population ünsufflcient t ime 

1 
to acqul-re the experience to build for the local climate) and a housing market 

based on southern suburban values. While the larid planning principles and the 

debate over them are preserved in the communLty plans a,nd gd'vernment reports 1 

) 

there is no mechanism to preserve the local private house building experience. 

The experience gained locally is gone with .the changing population. as 

develorrs and builders leave the' territory periodically with ~ach economic 

downturn. 

The constàntly changing population has usually been i ll-informed 

about loc"al conditions. and liHle aware of th!! relationships between energy 

efficiency, land use. housing form and type. In the early 1980' s energy 

con.ervation in the individual house has become very important. The problem 

of rising energy costs is height:ened in Whitehorse by the lack of choice among 

energy loJrces -and the high costs of transporting fuel. As in the past, the 

elllphuia ia placed on technology, rètrofitting, insulation, air tightness, 

triple glazing and efficient Qil-burning furnaces. Only in isolated instances 
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have the orientation, type and form of hous ing appropriate to the cl imat.e b •• n 
, 

taken into cons iderati on. 

Public land ownership of developable urban land 15 a plannin,-t.ool. 

Limited ~lanning obj ect ives é70duce 1 imiled resuIts. For exampl e the pot .ntial 

of land use planning as a tool for improving energy effidency has not been . () 

used. 
~ q 

White the Whitehorse infrastructure requires an enormoUI amount of 

energy to function effectively, energy con;&rvat~n has never been an 

objective at any -level of land use planning. Si e i~ the past energy, 1 ike 

land, was relatively inexpensive, the practice was to use l&lnd exlravagantly 

at every scale -- lnside the house, between houses or nelghborhoods, in public 

and street spaces and in the town as a whole. Th$! ,.e-?<cesslve lnputs of land 

were rooted in the pricing of th.e 1nputs ln the ~ast, and are relnforced by 

the way costs are convenllonally dlvided between the prlvate and public 

sectors. and between operating budgets (cost of maintenance, taxes and. publ ie , 

services) . 

While the efficient use of land i5 a stated goal of aIl plans and 

polides in Whi~ehorse, ils interpretation ia vague and Hs implementation not 
4' 'p 

sufficiently'radical., The motivation, goals and po li ci es of the three levell 

of government do not foster the modification of traditional land use pattern. 

to conserve energy and help produce more affordable houling. Convenience, 

privacy and"mohility still play the oeentral role in city and regional 

i 

planning. The expectation of a detache~ single-family hou.e is very .lron&. It 

ia so strongly desirèd and sq widel-y accepted that no poli t ician wi 11 louch 

upon its Lnherent problems. Ener&}'-effic~ent land uae ils a .trateg0 illue for 

which responsibility i. nol clearly deHned, and on. which opinions are Iharply 

divided. Energy-effieie.nt land use hilS not yet reached the political a,enda. 

o 

" ... 
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T he con"; ct between shof't-tef'm needs fof' hous; ng snd 8
0 

long-tel'm ; otegl'sted 

plan 

, 

If "development" means the establtshment of self-sustaining economic ... 
activity, growth in the Yukon i& 'not development, and the extens.ive spatial 

growth doeli not insure development. The princip~l industries established in 

the area do not foster the development of other' industries. The economic 

growth encouraged by government policy is transitory, limited by the llfe of 

the natural resource-based industries'. Th~ only .indust~hiCh; grows by virtue 

of inside forces is the serVlce sector. To serve the outside-induced growing 

economy, urban centres were develrped with enormous expenses on social and 

physical lnfrastructure to °attract the incoming labour force with the 

provision of comparable or better llving conditions than those available in 

southern Canada. The fact that thlS growth is transitory and highly 

constrained by economic circumstances Buch as the reBource base, aecess to 

markets, size and quality of the labour force and supply of capital was 

discounted. In fact there is a belief on the part of the territorial 

government that good living conditions' so~how will attract peop(le to the 

Yukon, enc.ourage permanence and contribute to the reviva! of the -economy. 

Whileho.t,e as weIl as many urban centres in the nortp can no longer build and 

.xpand on the basia ,of short-term economic grQwth. They have to turn their 

attention to serving specifie:. humaI,. l'leeds congruent with the l,ocal physical 

• and locio-economic conditions on a more long-term basis. Land polic~ is now 

••• n as one of the means to achieve the gods of economic growth. But the 

danger of exaggeraHng the ext~nt to wllich land policies May alter trends in 

population, employment and economic development ahould be recognized. , 
Due to the poasipility of 'udden changes in the Y\:lko~ ec:onomy, change 

, 
in job opportunitiel and population fluctuations, long-range planning .hould 

, 
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be an essential part of t~e plannihg proee ... However, the basic ingr.dient • 

for su~h a process are still not available. Long-range planning will r~quire 

a comprehensive data base focused on the la~d capability of the Whitehorj. 

area ta effectively guide urban dev~opment and growth, and concept piani 

i 
focused 9n alternative development pos~ibiiities ior deallng with the 

unpredicta-bifity of the Yukon economy. 
/f ; 

Searching for an answer to explain th~ uneconomlcal land ule pattern 

of th~,city, a Whithorse planning consultant saId: 
\. 

"If the Federal Government believes Ir iB in the 
national interest ta develop the r-esourcea, to 
as~ert Canadian sovereignty over th. reglon, and 
to provide national services ta the people in 
the region, then it is essential ta attract and 
hold the types' of p-eople who will 1>rovide lile 
entrepreneurial or service capablilties that 
those roles demand .•... it may be worthwh0e 
for the people of Canada to subsidize the 
provision of so~e services beyond tre l~vel that 
could be pro'lided wi thin the abi Il ty of the 
local people ta pay" (Associated Engineoerin&, 
Services Ltd., Edmonton, 1973). 

Beeause of the present environmental and energy concern, common to aIl North 

American suburban dévelopments, land uae effieiency everywhere becorne. more 

critical, \n the north the ~vailabjlity of a vast amount of uninhabit.d and 
" , -. 

apparently unused land no longer insures inexpensive settiement . • 
the need for northern settlements is it necessary to re~roduce south.rn . \ 

sett'1ement fbrms there? Where are the limita of waste? How mueh publie 
'\ 

resourge waste can be tolerated? 

While plan~ing under-any 

directly, planner. can take upon thelll.efves lIIore 
'" 

~eading role. By ehanneling force. and taking a 

ur,ban problem. 

ind a 1II0re ,. 

.tand on 

'.oeio-economie 0 i .. "e., more publ i c input in urban oplanning can illlprove th. 

present arrangement between tPt privat. and public .tctor.. The ,ua,eation of 

Conelu.hm, 
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author. (Bryant 1968, Hellyer 1969.' Lithwick 1970, Dennis and Fish 1972,- Spurr .... 
1976, Strong 1979, Oarin Drabkin 1977, Btoadbent' 1977 and Gunton 1983) for 

<> 

• more public input in the l,nd development process and more public> ownership o~ 

land as a developm.nt tool is well motivated. However Ithere is no gu~ranteè 
\ 

that the reBult will be satisfactory. Pub1ic ownership of land permits the 

effective use of aIl the progressive land policy maasures such as land use .., 

planning, zoning control, subdivision ~ntrol, planned allocation of land for 

different purposes, infrastructure concentration, etc. To accoMplish the 

above, participation in decision making in a responsible and open manner by 

aIl levels of government i~ ryeeded. Difficult questions to be faced are: Who 

determines ~hat the goals should be? How are priori ties set? Who '15 to' decide 

on the options? Whose preferences do the proposaIs reflect? How are groups 
. 

• er~ed who.e interests and needs are not represented through conventional 

channela? Theae questions will not be easily resolved. 

The present conditions offered by public ownèrship of develop~ble 
, . 

land, public development and private house building are healthy, but a 

different direction, guidance. control and support are needed foroboth land . . 
d.velo~ent, and housebuilding. 

! . 
J 
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PRIIIARY SOURCES 

All primary sources are-listed in detail in the Note. and reference. 
>$.-ection at the end of each chapter. This ia an organized .umm~ry of lhe 
documents used and their orisins. 

• Major Whitehorse city plans and reports: 

, 
1960 Queen's University, KingstonJ lnstitute of Local Goverument. 

The City·of Whitehorse, Report prepared for the Department 
of Northern Affairs and N~ional Revenue. 

1963 Canada, Central Mortgage and Houslng Corporalion, 
Architectural and "Planning DiVision, Whltehorse Me~ropolllan· 
Plan Report. 

j, 

1970 

~ .1973 

1974 

1976 

. Touche, Ross, Bailey & Smart, Chartered aecoutants, 
Montreal, Yukon Territory, Taxation study, 1968, commisioned 
by Canada, Ministry of lndlan Affalrs and Northern 
Development. 

Reid, Crowther, & Partners Limlted, Consulting Engineering 
and Planners, Win~ipeg, General development plan, WQilehor'è 
Metropol Han Area (1970). 

~ardy, E. Consulting Limited, City of Whitehorle, Financiai 
and related consequences for the City of Whitehoru of eity' 
enlargement and the new Municipal Ordinanee, October 1972, 
cQmmi.i~ed by the City of Whiteho~8e (qu~ted Hard~ report, 
197~). ' 

"Associated Engineoering Services Ltd. Edmonton, Cit"y of 
Whitehorse, Yukon Territory, Utilitie. and ~oadway. 
engineering analyses and capital work. budget, 1974-1980. 
commissioned by the City of Whi tehorae. 

Stanley As.ociates EngJneering Ltd. Edmonton. Final r,port 
on Cbmmynity Services Improvement Program, Yukon Terri tory, 
don_ for ~he Yukon governm,nt as part of the Capi tal 
Assi.tance Program. 

\ 
St,nley Allociat •• Engineering Ud. Edmonton, Çi ty of 
Whitehor.e, Survey and Analy.i.; City of Whit.hor •• 
General Plan. 
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1981 

i ., 
, ~ . 

EPEC Consulting Western Lid., Alaska Highway C~r;ridor Study, 
City of Whitehotsé, December, 1981 (part of the Official 
Community Plan). 

1902 EPEC Consulting Western Ltd. t "Residenti8;L land uses", 
1 manuscript data, part of the Official Community Plan. 

, ' 

• Whitehorse City Recorda. Records of the City of Whitlthorse (194.8"'1'977> 
consj.t of .everal volumes organized by subject. Major file groupa 
conaulted were: Legislature (file 1100), Planning (file 1200), and 
Oevelopment(file 6000). The city records ~are deposited i~ the Yukon 
A~ehives, Whitehorse. 

• Yukon Government Records. The documents used pertain to the community 
planning and land development activities of the 'Department of Municipal 
and Community Affairs (formerly Department of Local Governmept) and the 
Yukon Housing Corporation. These files are stored by the Yukon 
Government, Records Services. They were viewed'in the Yukon Archives,with~ 
permiSlion granted by the Commissioner of the YukOJ'l Territory., The files 

-are organized by subject. The groups of files used are as follows: 

M-I Lands 

2848-9000-GENL (old file 635-6-25-1 Whitehorse Area General) 
2848-9000-BLT(old fUe 635-6-25-2W WhitehorJ~e Block ftnd TransfeuJ 
2848-9000-SQAT Whitehorse Squatters General 
2878-9300 (old file 635-6-20-G Riverdale General) 
2848~9700-GENL old file 635-6-18-1G Porter Cr.ek General 

)848-9700-UTILPdrhr, Creek Uti l iri.s 

28.40-0 Land Pol Üy (old Ule 635-6-2G ~nd 635-6-2-2 t volumes 1 to 15) 
2840-1 Land Regulation General 

'2840-2 ~and Development ~ 
>-.0 .. ' 

2840-6 Transfer of Fed.ral Lands to YTG 
2840-12 Land Sale. - General 

.' 

Ruidential are .. la~d development, individual projech 

Port.~ Creek:2&48-9700-GENL. (old'file 63~-6-18-IG); 2840-2-4; 2-6; 
2 .... 7; 2-24 \. 
Riv.rdale:1848-9300~GENL (old fileo635-6-20G); 2840-2-2; '2-3; 2-4; 
Hillcre.t:2848~9400-GENL (old f1Ie.6~-6-11G); 2840-2-17; 2-17-5; 
2-17-8; 2-17-9. " 
Oowntown; Whitehorl' Townjite - General 284~9200-GENL, Municipal 
Servie •• 2850, 2851-1 to 13; . 

Metro planninJ and zoninl 
,. 

2851-1-9 (oid file 10-23-2-3) 

Co ... itt ... 
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,. 
2842-5 Federal/Territorial Land ~dvilory Coœmitt •• 
2842-17 Municipal Affaira Dev.lopment Coordinat in, Committee 

Finance 

2830-3 Departmental estimates - Municipal lervic •• 
2830-5 Capital Assista~ce Program 
2830-7 Municipal lncentive Grant Program 
2830-8 ~unicipal Finance - Stata. Canada 
2830-9 Community Services Cont,roll Program Agreement 
2832-9 Proposed Public Utilitles Commission - Whitehorae. 

Studies 

2820-2 Study - Community Planning 
2820-8-1,8-3 Study - Whitehorse North 
2820-7 _~tudy - Whltehorse South 

Administrative Series 

1-23-3-15-2 Community Planning Commlttee 
10-l6; 16-1-4 Staff Housing, YTG 
10-16-1-6 Housing Policy YTG 1969 , 
10-23-6 City of Whitehorse/ Municipality of Whitehorse 

'10-23-2-2 Boundaries (Whitehorse) 

Yukon Hous ing Corpor a t ion 

4750 Yukon Housing Policy; Federal Staff Housing 
4751 Staff-Housing ~ Whitehorse 
2-00-50 St-aff Hou's ing Policy 
2-01-50 Staff Housing General 

• Current files. Documents eurrently in Ule, not a. yet filed in any 
depository library we~e referenced al "eurrent fHes". Sue'h dOéumenh were 

_. obhined from the Department of Jndi an and Northern Oevel 9pment, Yukon 
Region. and ,the Department of Municipal and Community Affaire., Yukon 
Government. ," -

~ 

• Yukon Legislative Assembly (recorda): Han.ard, 1970-1973 and 1984. 

• 

• 

Cana~i~n goverament docum~nt. and rep'otts: lome of the.e wete in-hou •• 
documents or less widely distributed public document •• Mo.t of th ••• tefer 
to the native land claim settlement and the Whitehor •• Villase reloc.tion 
project. rhea~ docuœents.were viewed in the Program Reference Centre of
tl).e ,J)epartœent of lndian and Northern Affai'rl, Hull. Quebec. "" 

St~ti8tical .ource •• Stati.tical data concerning population, hoù.ina and= 
municipal fin.nce wer~ained from,Stati.tic. Canada, the Economi~ 
Re.earch and Planning Unit,of thé Yukon Government. the Departm.nt of 
Irtdian Affaira and Northern Oevelopment (North,rn Economie and Planning 
Bran·ch) , ,th, Canada Kort,as. 'and Housin& Corporation (Shti.tical Servic •• , 
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Division) and variou. federal and territorial government documents 
compiled with a specifie purpo.e. 

<> 
-, 

Perlonal communication •. AlI perlonal communications are referenced in the • • "Note. and reference." section of each chapter. However, the more 
.ignificant ones are li.ted here. People who manifested a special interest 
in providing e.sential information or who read the draft and confirmed its 
content were: T. Penikett, Leader of the New Democratie Party, J. 
Cruiklhank, anthropol ogist, J. Hoyt, former consul tant to the Whi tehorse 
Indian Band, J. Pierce, City Councillor and President of the Yukon 
Communities As.ociations, D. Gairns, former City Manager, G. Livingstone, 
former Director of Municipal and Community Aff~irs, YukBn Government, and 
R. Ol.on, architect. 

Newlpaper sources: Whitehorse Star, 1942 to 1982 . 

Legislation 

. 

Canada. Territorial Lands Act. Revised Statutes of Canada, 1970, c. 
T-6 (The Territorial Land. Act in 1950 r~pealed the Dominion Lands Act 
of 1872). 

Canada. Yukon Act. Revised statutes of Canada, 1970, C.Y.-2 and 
Orders-i, Couneil untll 1979. 

Canada,' Territorial Land Use Regulations as ammended, SOR/61-1 and 
1971-580 (accompanies the Yukon Act). 

Yukon. Area Development Ordinance, Ordinances o~ Yukon Territory as 
con.olidated to December 31, 1976, c.A-4 and accompanying 
Commis.ioner's Order 1978/110. 

Yukon. Community As.istance Ordinanee, Qrdinanees of Yukon Territory 
eon.olidated, to 1980, c.2. 

~ 

Yukon. ,Lands Ordinance. Ordinanees of the Yukon Terri tory conaolidated 
- to DecI.ber 31, 1980. /' 

Yukon. AI.e •• ment in the City of Whitehorse O~dînance, Ordinance. of 
tbe 1ukon Territory, 1977 (2nd)c.1'1. 

Yukon. Municipal Finance Ordinance, Ordinances of Yukon Territory 
'conlolidated to 1981. """"' 

'Yukon. Gov.rnment Employee Housing Plan Ordinance, Ordinances of the 
Yukon Territory a. ammended in 1980. 

'- "\. ,~$''Ift",l 

Yukc{n. Municipal Ordinance. Ordinance. of Yukon Territor'Y' conlolidated 
to 1280 a. a .. end.d. N.w Municipal Ordinanee prepared in 1980, .a ... nted to Nov.mber 30, 1981. 

Yukon. Land Planning, A'it, BHI ,no.14, Legitl'ative Aueaably of the 
Yùkon T.rritor~ Secon4 ",sion of to. 2St~ Legislative A •••• b1y • 
.... nh,d to D,cIlIber 9, 1982. 0 .. 
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Townsite, lot plana and zoning map. were viewed and obtained from the 
Yukon Archives and City of Whitehorle. 

Photographs. AlI photographs wilh the exception of one wert made by th • 
author. The air photographs originate fro~ the Canada Air Photo Library in 
Ottawa and were prepared by the Department of Energy, Mine. and Re.ourc ••. 
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