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- . The.gtudymis an urban history of Whitehorse, Yukdn Térritory, a_ -,

- d '

v R . .
. .' . N — V' N 1
permanent northern town situated .on Canada's resource frontier. ~The interest -

8 v s

and significance of the study lies .in the fact that all.developable land in -.

- . ’

the area is in public ownership and the state 1s the developer.’ Whitehotse = °

therefore offers an exceptional window into public development on'quﬁlic'land.

’ -
*

The basic question is the right to extensive use of ppblic land from the point .

®

] -
of view of equity and economics. |, — - i N
. - , d . - ]

g Problems which havé come to the fore are chojces betyéen alternative
’ . 2 A
demands such as native claims, the demands- of low-incomejzftizens, and the <7

-~

1
®

. . " N Y 4 \_‘ a - [
costs of seryicing urban land developed in various way's. ng@@r energy costs -

2t
v . o

. : - .
have brought into question the land use %fficiency of the North American low

—~
- +

density suburb. ’ .

Public ownership of lanéhand su&stantial publié input in the land + ‘
development process do y t insure positive pléhning ’ Thg potkniiakwfor\ - —
high—qualit§ planning has not bgen fully realized. ﬁWh11; priiﬁieu}nbé}est In
land has been eliminated; thé different levels of goégynment invplded in the -

-

land development process were nét always capable of rising above their own’
) ) - g .
vested inte®ests in which control "of more land means greater political.power.

¢ [y
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- qualite 'n'a jamais pu étre completement realise.

ol 4' ¥ 1 : ’ . , '
je urbaine de. Whitehorse Terfitoire

Cette etude porte sur l'histoi
ktuee pres des reesources“fronta—

du Yukon, une v lle nordique p¢rmanente

Jieres du Can4dd

’ f- ot

"1 ensemble des tFrres dans cette region sqnt du domaine public et 1' Etat est

~

le developpeur. Whitehorse est par consequent ‘un casg exceptionnel de déve-

loppement dans l‘intetet public ds terres qui appartiennent a 1'Etat. L )

question fondamentale qui se pose concerne le droit al’ utilisation exten- .

.

{ - o - B
- .
. ¢ v
]
' \ <
v < s

‘sive des terree publiques du point de 1 equite et de 1 economie. &\

Les problemes qui’ passent au premier plan sont les choix entre

demandes alternatives telles que les droits des Amerindiens' les revendi-

YR ' B >
cattbns des citoyens .Jpauvres, et‘lés colts d'entretien des sols urbains

v

developpes de differentes manieres. L' augﬂentation des coiits d énergie a

remis @n question L' efficacite de 1 utilisatlon des soIs en Amerique du

: Nord, et de% banlleubs a, faible dens;te de population en partlcul1er.

L 3 . -~ - B

1
v
X

_«: e °La~§r6p;été publique des terres et la :iitfcipation publiqué,

. dans le processus de- developpement ne garanGissent pas_le'sﬁccés'a'une" .
pIanification positive. Le potentiel pour une planification de’ haute

Bien que la participation

privee ait ete eiiminee les differents niveaux de_ gouvernement impliques

it

dana le processus de developpement des sols n'ont pas toujours été capables

de s elever au-dessus -de leurs droits acquis selon lesquels un contrﬁle plus

®

ﬂ\grqnﬁ\;es sols implique un pouvoir politique plus important.

L' intérét et'l'importance de cette étude tient au,falt que .

-

%

.
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The study is an urban history of a permanent northerm town situated in

o

. Canada's resource frontier tegion. Among Canadian morthern cities Whitehorse

» 1

is distinguished by its age - the oldest, 1ts S1ze -- the largest, tts

-

relative permanence and stability, and the native component of its population. .

. But what makes it so interesting in the town planning context is 1ts unusual
=~ L= - ,b
land development policy. Thériﬁterest and significance of the stugy lie in

the Fact that all developable land in the Whitehorse area 1s 1n public
*

ownwership and the state is the developer. In this situation, due to the

v
r )

- contgndous availabiljty of residential land, the land market plays an

unusualkly limited role. The_town's urban history will bg‘approached from the
~ o s —~—~——

i

¢

-

point of view of its residential growth..

Raw land in the -Yukon is free or very cheap and is still largely

awvailable. But while the supply of land seems abundant, there are claims on

thi's land as well as other constraints which make it very important how this

land is developed. For example, developed land is an important component of

v

housing cost. Land in the Yukon is an important political issue for the

1

. \
. p territoria& government and the native population. In the territories vhere
/_\-/ - -~

most land i§ under the jurisdiction of the federal government, more land under
% o

4

-

'\ territorial cgztrol means more power and autonomy for the territor:ial

government. ¥

© I

N Analyzghg the . history of' urban growth I have emPhagized socio—economic

. events and government policies which have led to popwlation changes and to

ﬂ?§ physical growth or change. Social history ds less emphasized, with the

M

a
3
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exception of the origins and present conditions of the Indian community. This

7 is deliberate, since the native presence in-the city and in the Yukon and the
~ ¥ o o

native relationship and claim to the Yukon land is underdocumented. The

N °

description of the development of transportation networks and basic industries

A

along with-the city's social history serves only as a background to" the more
y -

A}
-

detailed analysis of the history of the development of residentidl areas from

L

a land use point of view. All other‘land uses, inéﬁstrial, commercial, public

=

and opgn space have been given less attention.
° o

° 3

[

‘The City of Whitehorse since its founding in 1899 has Jndq;gone many

>

changes in its physical form and socio-economic character., th%e@g;se started

-

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

v

T{ading and Transportation Company. Following.a-short boom-gnd-bust episode, .
a longer stagnation was interrupted by the United States defence building ¢
activities, which placed Whitehorse in a central an¥ important positipn during.

‘the Second World War. The town's present, existenc is based on the Canadian
. . . ' N

federal government's decision to develop the northjand facilitate the v

exploitation of its natural resources. . .
The city kept its Briginal territorial boundaries until 1957, while ’
& .
the federal government initiated and encouraged growth ih fhe°vicinity but

] . .
outside Whitehorse. In 1957 a firs} piece of federal land was developed fot

A

residential use and attached to the city. Since then Whitehorse has undergone
° yi
a steadier population growth and its housing needs have been met by

development of more federal land. The study concentrates on the period since .

the early 1950's wﬁen the federal and territorial gcvernments became more

»

active in the Yukon. During this period government gvals, objectives and .°

L)

/ policies have changed. Government involvemept_ and resporsibility for land has S

P
©

increased; the roles of the different levels of governmenf have altered. Also,

<
5
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public attitudes concerning‘lssaef such as land and native people have ”
-~ ' r ' ’
.&;' . changed. The intention of the thesis is to capture the/}ssence of this

evolutionary change and to search forethe principles which.direct irban

development 1in the absence.of a land market. .

» .
,
# . , y

o Arguments and relevance of the study

2

-

It the Yukon Territory all undeveloped land is under the Jdrxsdlc)xun

1 -
- -
.+ ° and ownership of the federal and territorial governments, which historically

2 -

‘(have taken the responsibility for land development, short of buildingy houses.

-~

I tﬁere?bre use the term "land develoﬁmenglxto refer to the process of
surveying, planning, installation of water and>§ewe}s§ power and residential

—
]

) . 4 . . 1 . . '
road construction i1n g residentinpl subdivision. The Yukon Territorial
» i

- AN

Governgent (YTG) acts as a'land developer for its munic1palitieﬁ. prigarily

{
due to the—large fiqancial<33113y required. The territorial government is
. »

‘ potentially in a unique position to be able to plan urban growth and land use

?

andffo influence land‘énd house prices. In the Whitehorse area, the -

territorial” government has full cpntrol of the planners' basis resburce --
. . v

land, as well as the financial.resources necessary to carry out its

[y

) )
. fﬁévelopment. ' \\ .

Publie plhnning‘gg North America has gradually become more pervasive,

more visible, and concerned with larger geographic areas., Nevertheless in the
4 s - to
face of the increasing number ofr activjties competing for space and location,

]

% \Y
planning has remained peripheral. In Whitehorse there is a pkanning situation
- .
where, in the virtual absence of the land mdrket, the classic separation
. P - :
.between public and private planning does not exist.

~

Planning is "a state function. To understand what is expected of it in

-

%gis contemporary times, ard its limitations given the socio-economic—pglitical

e
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. . { .
conditions within which it operates, we have to look at the role of the sggte

N R - . 1 4.

" with regard to plénning& Recognizing that the stdte serves the economy's

need?l the role of planning derivés its justification and legitimacy in
- ' [ 4 N N

intervening .to -restore the balance which perpetuates theaexisting social

-

order. By being committed to the ideoljiy of social harmony, the planner is a
. Py .

defender of the public interest. The Luymits of this progressive stance are
clearly set, however, by the facg that the public interest is defined )

———

according to the\ requirements for the reproduction of the.social order (Berry

1975:224); Bro;db nt 1977; Harvey 1972;1979), and in most cases planners have

v

a passive role, acting to accommodate the inevitable (Broadbent 1977)..

Land use planning incorporates two distinctive functions. TH% first
R

ts a technical function by which information is provided on present use,

potential uses and alternative uses. The technical function alsc includes the

evaluation of the consequences of the various alternatives. The second

function is the formulat.on of goéis, priorities and a policy. The land use
. : . . -
‘plan as a document and land use planning as a process are products of both

.

functions. While the technical function iz performed by professional

planners, the policy function is fulfilled by politicians, civil servants of

——

o s .
, <relatiyely high "policy-making' leveld responsible to the politicians; and

various policy committtees representing different interests.

~

Text books are full of wishful thinking regardiﬁg planning. For

I

example,
. "Planning in thé public settor....should be seen
- as a process that forces the explicit : ’
recognition of the full range of values held by
- different sectors of society and ensures a.just
- resolution process subject to self- monitoring - -
and responsive to changing conditions" (Rees )
1079:43). !

- Introduction ( ‘ 4
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-~ One of the idealistic objectives of city planning is that plans be made

and put in practice to anticipate and correct the movements of land uses in
socially déasirable directions (Ely 1964:447). The very notion of planning

implies that some méans of controlling development does exist and that it can
' - } . - ° . T )
be made to operate somehow in the interest of the whol& community (Broadbent
1977). In reality, however, land use planning is conditioned by what planners
\ s
are empowered to do. ..

- .

Regardless of idealistic definitions, facts show that in{North America
planning is grafted upon a market alleocation mechanism, which is'1n turn based

on competition for space and -location. Through this mechanism zones of
B \

-

specialized uses are created. The choice between types of devefopment at key
r

locations is an increasingly severe economic one (Ely 1964). It does nhot

necessarily follow that economic competition will of itself direct the land
into uses most beneficial from the standpoint of society (Ely 1964), hence the

. o
need ;ér planning, zoning and social control over land uses. ‘Channeling the

—

forces of competition and céping with their effects has become the essence of
@ . , ) .

the modern urban pianning problem (Broadbent 1977). Areas dominated by a land °

.+ market tend to have their direction of dévelopment defined by. the yardstick of

\

land value.
7 ° v
' . In Canada in the present mixed socio—economic system the planning

» »

Situation is not determined by planners., It is conditioned by poli}ics which
in turns depends on economic 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 on private development, land value

and ths market. In thié context public policy in the form of urban planning
) -

™ = . . . - . * » . ) dn -
., generally intervenes te correct inefficiencies, inequalities and imbalances in

the urban system. But problems are usually dealt with individually and

" -,
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éemporarily,‘with no attempt at a comprehensivé approach. Planning in Canadg,
* - —

£

reduces' the anarchy of the local market, but imposes no overall limit on the

o

amount of land allocafga‘tofspecffié uses (Harvey 1979:220). In a mixed

t

economic’ system the most common task set for planners is to-solve problems

— . .
created by the .urban land market. Planning is reactive and curative rather
7 . _ , o v
e . . . N - s
than comprehensive or innovative. . ) ,
- - ’ -

The grivaté market déminates the city, and market forces largely

determine the pattern of development. including what gets built, when, where

——

aft—for whom. In most cases urban planning helps to smooth the way for market

) ¢
forces to operate (Broadbent 1977). The operation of the forces of‘supply and

» —_—
.

demand in the land market—is. viewed as the prime determinant of “the uses=to

which urban land is put. Theré exists a Iaége literatyre of criticism and

analysis of the operation of lahq,markqﬁs. Bourne ‘(1978:165) describes it as
- - ’_\—

N

"myopic and inconsistent'. According to Hazvey (1975) supply.does not
I alarnd IS . * —

automatically satisfy demand. Housing demand depends upon the ptoportion of

o
N !

income available forvggpsing, as wellvas the total income available to a
e [

grouﬁ,‘<ﬂarket adjustment for demand will occur first as a response to changes

- ~

-
°

in the.demand of high ifcome groups.'.

}'@-
"Thus the demand of high irfcome groups for oo «
housing (is) always responded to firs%" (Harvey
1972:21). .

! ra -

D

The market mechanism therefore perpetuates diseqdilibrium ahd inequity and -

even promotes it. ' -
-

4 L

> .- Government policies attempt to offseﬁithis tendency, intervening both
L)

¢

in the land ma;ket'aﬁd housing market, but in general their actions have also
enhanced and promoted a tendency towards disparity (Harvey 1972:21). The

problem lies in the quality and quantity of intervention. An involvementaﬁf a

—— -

vgry;posi{ive nature could be useless if it is on =-small scale not able to

o o
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affect the negative externalities of the market forces. The a;;st'on remains

4

how much involvement i optimal. An interesting debate and analysis of this

a

problem is given by Broadbent in his beok "Planning and profit in the urban
T— -

economy”. The Canadian context is well presented by Bettison (1975) and

IS

Simmons (1984).

In Canada in generél the' different types of land use regulations™used

by local governments are efforts to contain private initiative. The iniliative

for development comes from the individual landowne%; The plan if it exisis 1
. v t

not implemented by the local government. Municfbal %overnmengs only at{empt

——r

e, o~
to channel the forces already operating in the land market in the demand {or

- T am— -
spare and location ,in what it perceives to:be desirabl®e directions. There 1s
’

e

3 ! 3 . \ 3
a defiaite separation between planning and executive powers. In this context
planniig has a chrgnic lack of positive power to implement development and

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

<

“market requires that planners should have the’understanding and technical

expertise in the market to assure development sufficient to meet the demand:
" a

) .
It is therefore the developments of the market economy itself-which promote

~urban planning and make it more sophisticated (Broadbent 1977).

————

M Cbntemporary drban planning %in Canada functions in the framework of

Rand NV
——

conventional econcomic theory. The state gets involved or intensifies its

participation in different aspects of urban processes along the lines

, Ve . , . . .
justified by Keynesian and conventional economigs. Conventional economic

E)

‘“theory recognizes that the market is the main resource~allocating mechanism in

.

the economy. - This theory justifies state in?éryention in strictly limited

cases. ' ldealization of the individual consdmer, together with the notion of

"fairress" in competition, '"balance'" between supply and demand, and a dislike

[

. - * f\_.
~
- o' °
. -

= = ! °

Introduction |, ' ) - : o, 7



v

.
b

~of monopoly ;re often used by planners to-justifyié market economy (Broadbent

s

1977) . - ~— '

The market has many imperfections: inadequate or nonexistent

1nformatgpn, the biasing of preferences through aavertising, interdependent

~
preferences, wage and price-inflexibilitys, inability to adjust to

-] - -
technological changes and immobility of labour and capital (Beauregard

kS -
1279:245). Conventional micro-economic theory has proved its usefulness in
. H

0}

analyzing pErtiaf (one product), short-term probfems where prices and supplies

are fixed and when the choice as to how to allocate sparse resources is .
. ~ L]

paramount. The §ene;a1'philosophy of satisfyihg consumer demand is often

implicitl& or explicitly used as a justification for urban development Wwhen

° ~the priQate sector finds it convenient (Broadbent 1977:190). Many of the

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

problems are not "partial'; there are very strong interlfnkages throughqdi the

land market. But public policy tends to concentrate on partlcular or marglnal

questions (e.g. housing for the poor or native people, urban renewal, rent

control)~rather than engaging in a comprehensive analysis which attempts to

embrace all the 1nteract1ng enterprxses in the clty (Brgadbent 1977 Harvey

e e ¢ Ayp—

/1972, Dennis and Fish 19725, . g

Conventional theory of 1aﬂa~9£1ue,can predict the pattern .6f —

.

residential location commonly observed in cities: socig-economic segregation.
—_— ;

. (high and low-income areas), gentrification of the drban core, etc. It- also
shows how- high—income, high—pfofit activities will force out less profitable
activities from-the city centre. While the theory is.obsessed with satisfying

. . - hd - *
consumer demand, it does not clarify who are the consumers or how their demand

manifests itself. Nor does the fact  that existing patterns ,can be predicted

- prove that the harket is actually workxng (Broadbent 1977: 2,394

3
|
i
|
L
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Recent *esearch (Broadbent. 1977, Harvey 1972, 1979, Berry 1979, and

>

N o e . 4 B -
?3 ’ Darin D‘ra'bkin,1977) “Points' to the necessity for more_powerful ifitervention in

2 R -

. the workings of the urban ﬁarketplace in the form of state planning and public

the classic Eeparation between planning and

-~

., ownership of land to overcome

L |

power. This has been accomplished in many western European countries, the

-

leading example being Sweden.

»

..

. The unique ﬁlanning‘context in Whitehorse sets it apart from most

‘Canadian cities. In most communities in North America-the "guiding band"hof
R{ices in a land market effectively sorts out-the different use#*to which the

\ . e ———
- s land is put. In Whitehorse, however, where all developable land is in public

). : =~

- owneishiﬁ, urban planning plays a.more active role in shaping the form of the

»

city. The,opportunityﬁegists there for urban planning to be future-oriented

'~and comprghensivé. While the impetus for overall growth does come from‘the
- ? marketplace (the economy at large and the private demand and ;upply of
j;ﬁ : housipg); the g;vernment decides when, whare and under what form de;elopment
- should take place.' . . i / -

-
.y ~— -

The relationship-of land development and land value has an entirely

different meaning in Whit;hérse as compared to most southern Canadian cities.
C - v

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

—_— T .
exthange value, in Whitehorse land has only use value., In the south the use
© - N .

of each land parcel is determined by the urban land market. All land is viewed

4 —

" .as being in the-market competing for the consumer's money, and decisions to
. et

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

transaction in the market. Urban land is considered to have value because of

———

—

its potemtial to produce income -in the future. The market valué of land
. - 5
«  varies hccording;to the functional type of the area, its location in the

%{3% . ovérall pattern of land uses; its accessibility and many other factors. 1In -

—d '

]

»

-
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Whitehorse the territorial government sells residential land at the cost of

1
development taking into consideration only use value not exchange value. The

<@

potential use value of land 1n a northern settlement 1s determined by the

k<]

level of services provided. The price of land 1s not determined by what,

people are willing or able to pay. Only after the developed land 1s sold and’
buiit on will the land acauire somes exchange value. At the development stage,
. s
when" decisions are made concesxning location, - quantity of land and type of
/\.

development, lan. value does not play the role 1t does 1n the south.

Public ownership of developable land 1n Whitehorse creates the

conditions for comprehensive planning and development accordrngsgg'long range

o .

utility and continuity. The government has the power to disregard entitely

»

¥ .
what are those principles which direct development in the absence of a land

the exchange valkf of land as the determining factor.in ‘land development. But

market and an exchange value for land?
‘ o
There 15 a lack of research into both the urban history of Whitehorse

and pubtic 1involvement i1n the land development pcheFS. The land use gl{tory
of Whitgyorse will ﬁelé fi1ll this gap. Such urban studies are sti1ll very few
and were virtually nonexistent in Canada fifteen years a%o (Spurr 1976:315) .

The;e 1s sti1ll a lack of knowledge of how:to allocate land without the market

mechanism (D;r1n Drabkin 1977:306). There are also unanswered questions

o

conce}nlng the quality and quantity of public involvement:or intervention in

the land market. Should the role of the public authorities be llmiﬁéa to
[~

regulation or should they be given the power to take the initiative in

influencing future urban growth thréugh direct intervention in the land
0 0
market?
A

- Authors dealing with the urban history of Whitehorse are: Ridge (1953),
Denis (1955) Lotz (1961, 1965), Koroscil (1971, 1978), and Duerden (1978). Lotz

»

Y
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o

(1961) also provided the f1rstggetailed descr1pt1on.and analysis of the city
from a planner‘§ point of view. His resea{ch and analysis provided g;se
materidl for the first Whitehorse Metropolitan Plan in f583 and his discussidon
of the squatter situation in the 1950's and 1960's 1s a valuable contribytion

to squatter literature. Lotz points to the interdependence bf urban growth,

urban planning, political decision making and housing. -
[+)

.

M < . .
2 While those studies contain much useful i1nformation, they were nol
- y ’ o
desfgned with a land and housing focus. All of them concentrate on the 1950's

and 1960's, lefving the significant growth of the 1970's undocumented. None

of them deals with the borrowed.town planning concepts and their adaptation to
the local and northern environment. With the exception of Lotz none deals
//'

with the native Eomponent of the population,. There i1s no urban literature

focusing on the relationship between g¢he apparent abundance of ''cheap land"

\

and native land rightsg, .

Regarding public land development on public land the Canadian

literature 1s even more scarce. None of the above literature directs us to

. ) T
the unique position of the territorial and federal government and their

potential to manage growth and control the develépment process.

Lines of ianuir'y

IA the Whitehorse context, glanning has teeth. The state's
involvement in urban planning in the form of land ownership and public
development gives it power to implement development for constructive,
fundamental change. In m?st cities 1t 1s the land market which sdts the
‘guidelines for private development. With all the shortcomings of thag process
and’ 1ts resulﬁs a better understanding 1s required of how public land
development works and what are.its guiding principles. There aré needs to be

[y
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addressed, different socio-economic groups to serve and public resources to be
L]

used in the best way possible to balance conflicting claims on scarce
resources. The availability of abundant, cheap-4and does—away with the
/ T R
traditional scarcities imp&j:d by the land market. But is it possible that
o

planning and development have:encountered other problems without the landi — -

~
market's limiting framework? There are essential considerations to kéep in

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

1 .
And in spite of the‘vast amount of seemingly unused Yukon land the claims of

)
o

the native people and of Canadian society in generﬁl must be taken into

account before land and hone? ar€ generousty allocated to tHe small:number of

0

people who populate Whitehorse or the Yukon. -——

-

“Let1us restate the above in the form of questions which will focus_the

—

—— -
study and lead to 1ts conclusions:

)

1. What factors determined the direction and form of residential growth? What

-

g .
are the principles which direct development in the absence of the land

market? Is the availdbility of cheap land an obstacle to the principles of

~5

planning in a traditional sense? l

o

!

o

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

native people, and public at lérge) who participated and made decisions
NS

regarding the direction of growth? .

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

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

. .growth in the spirit of the basic need for a city to be economically built

.o, B
. 'and managed? Is energy efficiency seen as a problem of urban design? Was

Introduction . . . 12
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2

\ ~ —— _——
there any concern with the question oilwho bears the costs of urban

4

3

L) ——

ey

»

.
P

growth?

¢

&

a a

4, How were the changes which occurred as a consequence of economic

development, availability of resources <or native land claims dealt with?

A S
A

v el L How did such changes affect housing ?

Yo
f}

5. Were the housing needs of all socio-economic groups addressed?

EY , ¢
0 .
. ";») @ “
Apart from searching for thé “principles which guide development i1n the absence

° o ~

of a land market, I lso’looked at the consequences of government involvement

¢

) in the developméﬁt of residential land. This was done in the light of the

{

above questions,e .especially regarding housing affordability, energy effgclency

’ Vs
e and tk\e economics Of ser UlCUlg 13!)(1. ~ o

o . .

-
.
s

-

Methodology and sources

\ 5 ’

The work is one of observation and historical documentatien and

i

analysis. It could permit a normative anterpretatxon regarding ‘evaluation of-

4

land and housing policy for northern cities and an appropriate.land planning

process for the north. The major objectives of the work have relevance for

~ -

“both northern and other small towns. o

v

~ Data with direct relevance to the research topic was acquired from the
\\\ ‘Whitehorse city plans, regional plans, consultant reports (on @ater,“
sewage,and public transit), unpublished internal government documehts and 30

years of ldcal newspapers, During the threé field perigds (June 1980, March

L4 L3 7 L)

<1981, April 1983), while houséd by local residents, 1 divided my time between

\

archival researth- and meeting people who occupy or have in the past occupied

PERN.
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o

key positions. These meetings included informul interviews with politicians

(city councillors, mayor, ministers), heads of government departments,
\

jbﬂanners, city englgeers, people responsible for native welfare and social

& .

B

housing, contractors, builders, and many local residents. Most of the
archival research was done in the Yukon Archives which is a depository for
§§th’fﬁty and territorial government records. The primary sources include

<
census data, local government finance data, annual reports, minuggs, city

recogps, territorial government records, newspapers and oral interviews. They™

s .
are .listed at the end of each chapter. Inevitable shortcomings and inaccuracy

of data are discussed also 1n the relpvant chapter or in the Notes and
< ° ,
References section.

9 The study used a large number of secondary sources,notably Eoncerning’

economic development 1n the Yukon, quality of life in resource frontier

- ;

settlements including Whitehorse, native land rights and native land claims.
Finally there is a large body of interdisciplinary literature which is

not quoted anywhere in"the thesis but which influenced my thinking. This
literature refers to tﬁ% concept of public land (e.g. Brody 1981, Clawson

r
1962,1972, Lester 1982) and the acculturation and assimilation of North .

PEN

American Indians (Nagler 1967, Honigmann 1965, Cruikshank 1978, Hawthorn 1967,

Graham 1979). ~o o
F)

The study is not built on a premeditated theory or ideology. o fit

“the study into a certain ideoloéical moid-and interpret events céRtain

IS

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

o

s "
. . )
However as facts and analysis" warranted, refemsuces have been made _to a number

of theories including the influential work of Har&ey (1972,1979), Bettison
(1975) and Broadbent (1977) who focused on the jnterface of town planning,
. &

@

economic theory and the role of the state.

Introduction
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The thesis is divided into five chapters. The first two provide the

L
Ln§ : background and framework for chapters 3,4 and 5. The discussion about land - =

-

begins in chapter 1 " Public land and initiatives 1n urban development™ with

the presentation of two topics of background information. The first concerns

¢ the origin and meaning of public lands in North America, tracing the evolution

of the public land c¢oncept, land owqgrship. admini'strat 1on and management and

-

native rights and claims in the Yukom. This puts 1in perspec{lve the Turthes
. |
analysis of the responsibility of the state for managing public lands and the

identification of actual and potential contquorary areas of conflict over

land use in the Yukon. The second topic is the different forms of control in

0y

14
the land development process, from indicative plann1n£ to public land

o

ownership and development. Public involvement on the Canadian resource

-~

‘frontier is diggussed in detail since.this is the whole of whi Whitehorse 1s

“

a part. The chapter ends with the presentation of the Whitehorswe _c . 1ts

-~ specificity and the opportiinities it offers for research, and it concludes by

identifying contempvrary land use issues in the Yukon and some obstacles in

x

the qﬁx:gf their resolution.

- 2 @

* Chgpter 2 " The local framework for housing development' serves as a

' : .
background and context for the chapters that follow. It places emphasis on
<N - ’

the identification of local conditions and needs which{%ay require special

attenfion, The chapter concentrates on the ph&sxcéT\environmental constraints,
the pressures of cycliéal regional economic growth, the range of demands of

the populat#on of Whitehorse and the local expression of housing dqmand. We

-

then move to the core of the analysis, chapters 3,4 and 5.

v \ Chapter 3 "Residential planning and development', by describing and

4 . analyzing the stages of residential growth of the city, searches for the

'

X g principles which have guided its development. Tie chapter has two parts. The
B, el N :
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fitst is more general dealing with overall growth and the role of the

different levels o{ goYernment. The second part is a description of

o

residenéial areas from a land use point of view. It looks at the principles of
o .
land devéIBpment at work. It also looks at the origins of the residential

areas, their fg;son for existence and the ph;§ical changes wﬂiéh have .

occurred within their boundaries as a response to socio—economic thanges.

Regarding thz above the following questions are asked:~_

1. In what ways 1s urban growth dependent on land development pplicies of the
federal and territorial governments? Who are the actors, Ehe inFerestl

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

consumer preferences expressed?, What are the social and economic

a -

divisions and forces that have're8ulted i1n present day Whitehorse? Why

have so many planning recommendations been shelved? \\\
‘ * /\“’
2, To wHat extent have government planners exercised their power and

potential to regulate development? What were their prime goals? What were
their limitations? Since the public interest as represented by the
0

ditkerent levels of government is not the same, and problems arise when
s ’ . -
local interests diverge from the interests of a hroader public er another

level ,of government, how were these problems *of conflicting interesﬂ/in

. land dealt with? . 4 A

Chapter 4 "Instruments of plaﬁﬁing and implications for municipal
finance" .has two parts as well. The first is an evaluation of planning policy.

. - °
Its line of inquiry will encompass residential land development in Whitehorse

4
<9

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

L}
’
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, analysis of the relationship between municipal finance and land use. The

o I
questions raised are:

-

) . . . .

[} \ b . -

1. During the past 75 yea::i North American urban planning has doall mainly

° with privately owned 1 From the available planning practices i1n Noith

¥, America, what features were suitable, adaptable and Lcceptahle in the

L4

quite digzerent context“of Whitehorse?

~

’ >
L3
2. Given the disginctive local climate, topography and socig;economlc
- 7 —

conditions should we expect differenqe? 1n residential subdivision

planning and in fousing type and de%ign?

IS

© + [N

- o -

3. What planning concepts have emerged from local experience?

’ - * .

’

'

What is the relationship between municipal spending, land- related
s

s\ervice?‘ and land use in Whitehorse?

¢ e v

< »

Chapter 5 "The housing process and residential land use" deals with

the Whitehorse housing market and its deficiencies, the history of é&bernment
; involvement in the housing market, and thé implications of the land
development process for the housing process. These questions will be »
]

] fa

gonsidered: o

. ' +
1. Most housing in Whitehorse is privately built by individuals oF”

~

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

types of housing supplied, house prices and spdtial distribution of

‘ﬁ} . housing?

Introdﬁction ) 17
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How does the transfer thpartlally developed-land from public to private
ownership affect the structure and form of the residential subdivision,

the density of development and patterns of use ?

)
. ¢

What are 'the contemporary housing problems and their causes in Whitehorse?

P e

The conclusions are organized in three sections around the major

~ -

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

[3

expec?ations with the principles which have guidqd urban growth in Whitehorse.

[}

The second part cofcentrates on the consequences on housing and urban growth

of governmen% involvement in the land development process. The third part 4

discusses the findings regarding the limitations. of public 1nvolvement in land

-

-

devel opment, planning and housing.

< -

s

-_—
—

-t
~
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CHAPTER 1

PUBLIC LAND AND INITIATIVES. IN URBAN DEVELOPMENT

r) ;

In the North the existence of a vast amount of federal and terrstorial

land, apparently unused, suggests availability of land for urban expansion,

but it.will be shown that there are definite reasons why the city should not

expand in an indiscriminate way. This apparent availability,is contioversial
While coaventional, predominantly-white residential subdivisions and cottage
lands 1in the wilderness get developed easily, 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

so0ld outside of native-interest. The transition of land to urban use raises

]

. b .
problems related to equity, municipal service efficiency and local and . .

-

national politics. The existence of three levels of governmeht, with multiple -
actors and different goalsﬂgenerates contradictions in policy. .

The purpose of the fifst‘parg'of this chapter is to present °the
-t - v \;. « ., 3
evolution of the public land coneept in a "historical context. To6 analyze the

»,

patterns of urban growth in a situatfon 'where all developable Tand is in

public ownership it is necessary to develop an -understanding of the origin of

\]

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

public lands policy‘in Canada, the administration of public lands in the

Yukon, the native land claim seftlement, land use management, land use

. - B
planning, and the current status of settlement development in the Yukon, an

r—y
— b -
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attempt was made to idenfify land use problems and conflict areas. While full

©

‘[i of controversy, Whitehorse has been a unique tonstructive experience of

government initiativew over the last 35 years. - .

The second part of the chapter»is an attempt to discuss the degré;s

¢ and kinds of public initiatives in the development of urban land. This
discus;}on will concentrate on some of the options experienced in Caﬂg;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

'

- Measure its success against some previously formulated standard. What is

attempted here is an identification of goals, objectives and forms as they

[}

emensged., This background material is necessary for the understanding of the
[ 4

R i 4
- origins of public lands, their purposes the responsibiIity of the state for

Y

mandging ['*hlic lands, and areas of conflict -- political, administrative,
(- physical and mora! -~ over land use in the_ Yukon..
- i There are two large categories of public lands in North America:. the

\"public domain" and "erucial interest lands'. (1) Before the massive transfer

—

-
-

-

of most land to private owﬂyrship; the North American land resourcg,belonged

0

to the "Dominion Langs” in Canada and the "Public Domain" in the United
A

‘:‘ . '
States. These lands still constitute a vast supply of land. Lands under the 5

administration of the federal government account for 40% oY Canada's total

area._ Provincial crown lands comprise 50% and privately owned lands only 10j

of the nation's area. “The Yukon .and Northwest Territories contain 97% of the

-. »

—
federal lands. (2) Other public lands have been created in response tg

a

»
specific .demands such as roads, schools, civic parks #&hd public housing areas.

These' lands were purchased by the state in order to séerve a needed public R
- , /
function not provided by a market-directed urbap gconomy. This need,
’ - -

i
( espec1(ally in and around urban centtes, came along with the realiZation that

2

- . \ —
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cosrective measures in the public interest need public ownership of 'crucial _
] o

. e
interest lands".

Al - o
f

The origin and meaning of public lands in North America
1 4

Land history in the United States and Canada is similar in many

respects. European colonists took possession of the land, displacing the

natives who had occupied it for some thousiands of“yed?gek;usii:g them westward
. K

-

and assigning them to reserves (in Canada, reservations in United States)

generally consisting of less valuable land (Clawson 1973: 452). The exceptlén

o

to this process was the Canadian north (Yukon Territory, Northwest

“ -
-

/
Territories, Northern Quebec and Labrgdor) and Alaska. The Canadian north, as

Id

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

h— .

frontier of public land and native, resistance.
i - .
Each country claimed ownership of the land its citizens or mercenaries

°

discovered and exﬁlored. At one-time or another, al'l the land has belonged in
¢ v -

the proprietary as well as the jurisdictional sense to government. These were

the original public dands. Both in the United States afnd Candda much of the

\d 4

- &
public land was then disposed of by the state to private owners, colonizers,

farmers, “Tombermen, miners, railroads, corporationg and others. The process

,

of establishing ownership of land whether for the sovereign or' an individual —
< -

rested on the Bnglish and European assumption that discovery or settlement
gave possession. In the "empty" places of the world Spaniard{. Frenchmen,

Engljishmen and later Americans performed the rites of land taking for king or

vy ° ~ e
Chqgter 1 . - 7 21 "
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sovereign (Carlsteinsen 1968). Both the United States and Canada began with
- y
provinces upon the Atlantic seaboard with rapidly expanding frontjers reaching
A\

the Pacific. : -
. N

In one respect the Canadian federation had the simpler tasks—for under
the administration of the Hudson Bay's Company the whole vast territory west

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

claimed for King James of England (Martin 1973). 1In the United States a
s P . -
series of purchases was supplemented by conquest and annexations., Common to

both counties were many technical features of administration and settlement.

)

Public Tands in t/)éﬂ_l‘{nited Statesw

—~

| .

- - 7

By 1867 through treaties (purchases or postwar settlements), all of
N y— -
B . - A .
ghé\laqd area that was to become the " 48 states " had been-acquired from

other nations such as Spain and France. At thé-time of the European discovery

of the Americas virtually all of (the land had belonged to several hundred

‘tribes and bands of American Indians numbering abouty a million people. The

’ °

land was not individually owned. Land belonged to bands or tribes with

identifiable boundaries between thgm, but ownership was shared by all members
of ¥he‘g;oup (Arnold 1976, Lester 1977). In the eyes-of English settlers,
: . 2

accustomed to paper transactions and family or individual ownership, Indians’
" e

did not "own" the land.- However théig use of land Wwas acknowledged and .lands

ceded to colonists were almost invariably "purchased" from the tribes who used.

o

them. The concept of aboriginal or Indian title was developed to distinguish

- -

———
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between the land title of the English system and land ownership among American

Indians. Aboriginal or Indian title is founded on use and occupancy since

.

ancient times (Cumming 1973:87) .

When Indian groups ceded and surrendered land to the government by

-~
Al

treaty Indian title to it was said to be extinguished. Ownership was

L4 T —
transferred to the government. It became part of the public domain, available

for sale or* other disposition under laws adopted by.the United States

Congress. In accordance with the colonists' stroﬁg belief in putting the Jland

< . N .
to “higher use", Indians were dispossessed of their lands. During thec years

from 1830 to 1890 acquisition of Indian land developed into formal policy.

Indians were forced to cede pari of tﬁéf:/%ands to the government in exchange
. -

for modest annual payments. That part of their land which they did not give

Ed

up was reserved for fheir exclusive use and occupancy as a ''reservation". This
2o
. i a
land they could not sell or otherwise dispose of; 1t was held "in trust' by
a i . L]
the government, and any action relating to it was subject to gﬁ;frnment

o
3§§I;;1q The-end of the treaty making in 1871 did not halt alienation of

Indian land. Various government actions- forced Indian tribes.to live upon
, .

smaller and smaller tracts of land reserved for their use {Arnold 1976: 55).
Once Indian title was' extinguished (by means of treaties) the public
domain was surveyed and pé}tially,disposed of, Land settlement between 1850

and 1900.reached vast proportions. The number of American farmers increased

from 1,449,000 to 5,737,000- (Carstensgn 1968)., Huge land grants to railroad

4

companies were' allocated between 1850 and 1873, 150,000,000 acres in theféoﬁm "

of railway land grants, about one~tenth of the nation's public domainw Bo?ﬁ“—
T2

the land grant acts and the land settlement acts werc directed towards

economic development.” Nearly all -land physically suited and in economic

demand fo# farming, manufaékuring, trade and urban residential use paséed to

- “—~
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private ownership and use. The wholesale land disposal had run 1ts course by
Qu e El

the end of the 19th century, marking the end of an era and the ''closing of a
. Py .
peographreal frontier". - /

The geographlcaf frontier of North America exmanded in response to

—~— -

waves of economic demand for land. Each wave concentrated on the extraction
of raw materials such as fur, grain, m1nefals¢=011 and gas. These stapl%s
were and some of them sti1ll are {mportant elemths of foreign market demands.
lrom the middle of the 17th century rlghé up into the 20th century the fur

\

@
trade was a major cause of the expansion of the frontier. In the second part

° %

of the 19th century agricultural use was more important. The 20th century,

P

with 1ts 1ncreasing demand for metals and fuels brought with it the expansion

of the industrial frontier further north into areas still inhabited

-

predominantly by native groupsi

Public lands in Alaska

e

Alaska has a lot 1n common with the Yukon Territory. Until the end of

i

the nineteenth century there was little interference with traditional uses of
lhe lands and waters. Therefaore, until contemporary times, there Had not beég

extingutshment of aboriginal or Indian title either in Alaska or the Yukon.

-

The dl&covg;} of Alaska by a Russian expedition in 1741 led in-1766 to

claims of. ownership by Russia. Then after & century¥ of exploitation with orfly

limited settlementy, Russia sold what it called its posessions in America to

the United States 1n 1867. With the‘cession of Alaska to the United States

v

»
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" o
all of 1ts lands and waters became public domawin, land held and control led by

L ]

the federal government. While there were no tredties and no extinguishment of

o

aboglglnal title, there was little in the laws te’protect lands 1n native use
and their resources.

The first land law for Alaska (Organic Act 1884) provided Sp;lelC
protection for lands claimed by miners and lands used by missionaries but ga&e

only promises of continued use and occupancy of lands to halders of aboriginal

<
rights. The law denied natives the opportunity to obtain title to thertr

lands under the white man's system of title recognttion. It provided the
leéal means fdr miners to deprive natives of their land and their resocurces.

& °From that first land law, encroachments upor the lives and +ands of native

~

people multiplied with the passage.of time While title was not extinguished,
4

aboriginal la:.d rights were 1gnored by American citizens and others. By 1900

7
the white population numbered 34,000 and the native population of 29,556 had

M
o

become a minority. It 1s significant to note the 1mpressive growth of the
white population from 430 1n 1880 to 250,461 in 1970, when the native
;opulatlon had grown only to 51,712 (Arnold 1976: 71). )

Encroachments upon the lives and lands dfathe native population
included the salmon iﬁqustry and compmercial hunting of sea mammals. The gold
rush shared by Alaska and the Yukon at the end of the nineteenth ce%tury
offered little to the nat;ve population but destroyed their food s:pplxes,
&%gyﬂgz their environment and changed their standards and means of 1{ving.

IApart from the fact that they could not take part 1n the bonanza because
mining claims could lawfully be staked only by c1ti2eﬂ%c(status natives did
~> not have citizenship unﬁil 1960), for the natives the gold stampede meant a

drastic reduction in moose, caribou and small game as prgspectors hunted those

animals for their food supply.
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As more and more non—natives settled in Alaska, the preservation from
’ -
other uses of the lands the natives were using from other uses became a major

problem. Preservation of large areas for the use and occupancy of Alaska
/ -~
natives became possible i1n 1936 with the:- extension of the Indiah 9 .

o

Reorgafization Act to Alaska, to curb tp} loss of Indian lands and to restore

u
P

3
lands already lost. These reservations had a different meaning from those

established in the United States during the treaty ;EITng. In the case of

“Alaska the reservation meant a true protection of an ancestral hunting,

trapping and fishing ground against the large influx of white population
building the defence system associated with the Second Worfd War and the Cold
War of the 1959'5 and 1960's. By the time Alaska was admitted as a state in
1959, Alaska natives pade up only‘about{o;e—flfth of the state's population.

~ ¢ N

By 1960 the protest was mounting against the continuous transfer of native

land to others. Native protest coincided with a growing recognrtdon and a

desire among political leaders in the state to solve the problem of native

claims,. .
~ ‘ - -
The 1960's brought with thep new threats o "land rights, among them

.

° o

atomic explosive experiments, limitations imposed upon hunting and state land——

selections. The Alaska Statehood Act (1959) authorized the new state

Y
government to select and obtain title to 103 million acres of land (about 25%

of Alaska) from the public domain. 1h 1966, one of the principal

recommendations of the Alaska Federation of Natives was realized. The
. : 2

1

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

©

claimed by natives until Congress could act upop the claims. What began in
196! as an effort by natives to preserv: their land rights was to be concluded
with the Alaska Native Claims Settlement Act by the United States Congress in

1971. Through the Alaska land settlement native peoples received’a o

Chapter 1 26
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-

legislative settlement whereby they retained 40 million acres EFKThnd (about
_10% of Alaska) and were to receive money as compensation for the taking of the

G -
remaindef. The Alaska Natiwe Claims Settlement Act (December 18, 1971)
-
provides for selection of "national interest lands" and classification of

-
others on behalf of the public. It provides a means for assuming rights of

o

limited access for the public across fi:;:g,déﬁﬁs. It requires village

corporations to convey some of their land to mumicipalities for growthand

]

expansion. The passa‘g qf the act allowed the State of Alaska to resume the
selection of land which had been halted by the land freeze. (Arnold

1976:272-275). = :
. > .

Public lands in Canada

Canada achieved sovn{e1gnty in 1867. By the British North America Act,
o .

S
its constitutional document, -four British codonies of North America, -- Nova

Scotia, New Brunswick, and Lower and Uppef'Canada. presently named Quebec ando
Ontario -- united federally forming a new union. The act'q{EEynfederation
o . ,

also provided for the entry into the union of the rest of éritxgh North
America. At that time, the vast territory named Rupert's Land unttl 1870 and

the=then North~Western Territory comprising the Hudson's Bay drainage basin

LI |
and most of the Arctic drainage basin was unappropriated Crown land. For this

vast amount of territory exclusive mjggfs of trade had been granted to the

&9
Hudson's Bay Company in 1670. In 1868 through the Rupert's Land Act,, two

°

o

centuries of Hudson!s Bay Company ruledcameito an end (Martin 1973). 1

o
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these lands were transferred to the newly formed Canadian Confederation called
the Dominion of Canada, a subordinate and allied kingdom of the British Crown.

Parts of Rupert's La:{ became the province of Manitoba ,while the rest of the o

o
northwest was made a territory (North-West Territory), in which the federal

government had full control.

°
&

British Columbia~entered confederation in 1871 and Prince Edward
Island joined in 1873. 1In 1880 the British gpvernment by Order-in-Council

transferred to Canada jurisdiction over the Arctic Archipelago. With that the

v

territorial expansion of the Dominion was complete until the entrance of

%

Newfoundland in 1949 (Zaslow 1971; Nicholson 1979).

L]

-

Between 1872 and 1930, the.Dominion Lands Act was $he statutory means
by which public land in the present Yukon, Northwest Territories”and the three
prairie provinces was administered 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 Territories remained

a federal responsibility. VYukon Territory was created in 1898 Jn 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, following the extension of the

~territorial boundaries of Manitoba, Ontario and Quebec northward to the shores

4]

of the Hudson Bay. )

Q '
v /
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Dominion lands 3olicy

3

¢

+
The two principal objectives of the Dominion of Canadg in its land

- policy between 1870 and 1930 were the settlement of the land afd the building

of railways linking- the Atlantic with the Pacific coast. Both sefrved to

prevent the United States from getting a foothold™in western and northwestor

Canada. During that period the Dominion disposed of/{he best agricultural -
. .

lands of Western Canada.” "More than 88 % of the surveyed area of the Prairie

13

. . . 4
provinces had passed from government administration into private ownership.
The ygék of the federal lands were aliegated under the railway land grant
system (1872-1908) and the free-homestead system (1870-1919) (%?riln 19773
/

238). The transcontinental railway was built frop the proceeds of the (rown

=

- lands. During this period the settlement of western Canada and 1ts

— ]

~ integration into Canada was the ultimate goal of federal land policy. The

v &

primary function of the Dominion Lands Act of 1872 was to provide a legal

9
administrative mechanism for settling and developing the West's agricultural
7

—

r

® o
J land (Martin’1973).
¢ Doninion lands policy between 1870 and 1930 was not geared to the

management of non-agricultural or marginal lands. That policy was not drafted

-

with the Canadian north in mind. In fact, northern land use patter%s changed

-

' little during the first two decades following the~gcquisitibn by Canada of

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

ﬁ -
occupation in the nérth has a history of at least 25,000 yearé, land use

4 o . . . . .
activities ocutside of native interest were not introduced until the discovery

°

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

s

range of new activities including mining, oil and g{s production, railroads,
. o \
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o
* o
' pipelines, agriculture and forestry. The first applications to purchase land
( in Canada north of 60° were assbcéated with the influx of miners into the
Yukon in the 1880's {(Naysmith 1977: 47)., \ :
o ‘By the 1890's the needs of fthe miners, merchants and trading

companies, the church through its missionaries, and the government as

°

represented‘by the Northwest Mounted Police added to the demand for land for
settlement and created conflicts. Miners' settiements displaced fishing

camps, and the traditional hunting and fishing grounds of several Indian band$

o

R -
in the Yukon River valley were encroached upon. A <N

Due to the gold mining, it became necessary to establish the Yukon

) District of the Northwest Territories on October 2, 1895, Regufaﬁions enacted

-

for the administration and control of the Yukon District were directed toward

encouraging mining. Forms of land use at that time included mining,
-»
settlement and railroad rights of way (The White Pass and Yukon Route and the

(:\\ Klondike Mines Railway) (Naysmith 1977: 56). -

‘ The twentieth century has been notable for a rewersal of the direction

>~

of the public policy regarding land. Increasing recognition of the finiteness
1 \
of the land resource and of the interrelatedness of land uses has led to

) increasing support for public land ownership or public control of land use.
° &

L . °

(
Native land rights in the Yukon

.

o

Vagious acts and treaties of colonial, provincial and national
»

( . governments going back as far as the 1700's recognized that native people, as

t
L 1] t
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 Federal government). After the signing of Treaty No. 1l in 1921 however,

—~- . £ -

the aboriginal residents of the land, had certain types of fights 1n relation
¢
to that land. In the—years following Confederation. this recognition was

reflected in the new Dominion government's policy of entering into agreements

/ e

(with Indian people’ in the Hudsoé's Bay Company territories, Rupert's land and

the North Westerz Territories. Between 1871 and 1921 eleven treaties were
¢

signed in what is now northern Ontario, Manitoba, Alberta, Saskatchewan, the

rd
(

northeastern part of British Columbia and parts of the the Northwest and Yulon

3

‘Territories. These agreements transferred native title to land to the (rown

t
Ve

attention turned awvay from the question of dealing with the native tnterd¢st 1n

. -

the land, as all the areas that had been needed for settlement or development
had been secured. The lands that remained were not i1mmediately needed. Treaty

making stopped because all the agriéulturally attractive land had been taken

over by the federal government. Indians living in areas not suitable fcn‘Q

agriculture such as northern Quebec, the Yukon, most of British Columbia and

- 2

the Northwest Territories did not sign treaties with the federal government,

As mining, settlement, roads, railways, pipelines and prospecting

— N

advanced, native_ people in the areas not covered by treaties began to feec! the
. \
pressure of non-native settlement and development on lands to which they L

pre?iausly had exclusive use in practice. The n;merous mineral claims staked,
the oil ;nd\gas leases‘given to the o}l companies, and the leasing of‘lgrge
tracts of land for grazing diiring the 1960's distu:bed the Indians of the

»
Yukon, who felt that a land settlement had go'be achigved immediately. The
;bove activities on-public land Qént on without meaningful pianning. Events
have controlled government decision-making (Cumming 1973:; 219). With the

federal government totaly commited to development, development interests were

<o n

Chapter 1 ‘ ’ 31




\ [}

given unlimited access (Rees 1979). Over the years the differences between

o

.
[y

native people: industry and the government have grown.

[

Decisive factors in the contemporary land claim settlement ‘process |
were the federal gov@rnment‘s White Paper "Statement on Indian Policy'" of 1969 °

and the Nishga Indians case of 1968-1973. In its White Paper the federal

v

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

formal position that aborigina&}rights,\apart from treaty rights, would no

longer be recognized., The Nishga tribe of British Columbia was instrumental

. . P, . .
in bringing the government of Canada to recognize aboriginal rights. The tribe

sued the British Columbia government, demanding a recognition of aboriginal .

o

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

[N

technicality. The positive result was the gencral opinion that the Nishga did ¢

°
L d

still have some claim to the land [1]. This case opened the way toward actual

negotiations to determine out what these claims agﬁ, and how they are to be 1

settled. By the middle of 1973 the government agreed to negotiate a

settlement of claims.
?

In February 1973, the Yukon Native Brotzthood presented its land
v - 4
claims position paper to the federal government{{2]. The Yukon position paper

5 -
r

entitled "Together-today for our children tomorrow" contains the principles

L’7ticas'iz-ed by the Brotherhood for a jugz settlement. The Brotherhood's pledge
coincided with the federal reaJiness to start negotiations with natfve people
who,could_historiéalLy and legally support their claim. The cornerstone of
the settlement is land,'but the position paper contains no suggestion about
the quantity of land or the amount of money for compé;sation. The Indians/of
the Yukon want to own land, and to control and develop that land for the

-

enefit of the people living on it. .Their domestic economy, historical

&

K]
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 Indian people be ——
held by the Queen in perpetuity for both present and future use. Lands were

claimed for Indian burial grounds and cemeteries, historical gnd traditional

,
° °

village sites, location of centers of population and muntcipal services,

economic development purposes, and sites for fish camps, trapping <nd hunt ing

°

cabins. Indian representation was requested on all agencies for land

development or control in the Yukon. . ) * ¢

Fe

Wbile in ”pre-contac%{\timesraborLgLnal hunters' and gatherers' )~

conception of land and space came from the aboriginal’s lifestyle -~ their

identification with land' rather than ownership of land (Moore 1979:55),

o

P .
socio—economic change including economic development which by and large

bypassed native people precipitated a change in the native perceptipn of land.

-~
.

The more associational and symbolit meanings of sbace and land changed to a
more concrete, personal, Ffun¢tional and physical meaning, meeting the Luropean

T s outlok on a common ground. .
I

The negotiating process started almost immediatedy after the position

“
4

.paper was presented and is still going on. Th¢ comprehensive claims based on
4

“"aboriginal interest'" or "native title" are being translated into concrete and

specific lasting benefits. ’

Consensus was reached on a number of issues, such as eligibility for
» benefits and guidelines for establishing Indian corporate structures. The more

fundamental issues of land quantities, tenurg and Indian political structures

.

. have not yet been broached[3]. . o

\

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

. —

spectacular as the land freeze instituted in Alaska before the native claims .
there were settled. In 1973, the Yukon Native Brotherhood position paper

%gzg asked for a temporary land freeze on all unoccupied, unalienated Crown lands -
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°

to allow enough time for selection, survey and transfer of control, Some

™~
critics felt (Cumming 1973: 217) that there should have been a temporary
freeze upon all exploration and development until comprehensive planning could
) e
be undertaken with respect to all facets of northern land use, not only nativ

- '

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

March 1975, a parti?l land freeze was instituted; the federal government gave

~od

permission for alienation of certain lands on a temporary basis [4]. The

" o
beginning of the land claim negotiation process coincided with increased

P
sxﬁTbratlon and the revival of Canada's sovereignty issue over the north,

both supporting northern development., yAll government effort was placed on
primary extraction activities without social programs and economic
infrastructure (Rees 1979). While the requirements for balanced growth

including social development and protection of the natural environment have _ _

een clearly stated by the federal government, the record is one of romoting
P
»

economic growth as rapidly as possible whenever the opportunity arises. (Rees
. __\. : h=3
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

. " .
development .

., wrote Cumming in 1973%‘1913:217).

Although urban settlements were still few and small in the Nor;h by
197Q. th;re was pressure for transferring land for urban deveIopmentj and
until the mid;1970's\there was‘little respect for native titlel[cf. refergﬁce
3]. In 1970 the federgl governmegt introduced a policy of trahsferring

»~

federal lands in and around communities im the Yukon and Northwest Territories
to the administration and control-of the territorial governments (Beauchamp'

1976:.90. . The Block Land Transfer (BLT) program was designed in 1970 to

«
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enable the territorial govetnmeng§ to plan and control the development- and
growth of their~ecommunities. While lands utilized‘by native peoples for .

hunting, trapping and fishing or those 1dentitied with other traditional

values were excluded. from the program, the BLT policy elicited strong Indian

opposition to the program because of trangfers taking place in advance of land

’ v

selection under land claims agreements [5].

)

Due to.Indian opposition, in 1975 the BLT program was suspended andin
1978 a new interim federal land transfer policy was instituted restricting
transfers to built-up areas and to vacant lands requtred to meet 1mmediate

community expansion and development needs only[6]. The interim federal 'land

transfer policy will remain in effect pénding furtﬁer developments 1n land

\tlaim settlements and gonstitutional.evolutxon (Redpath 1979: 101). "

However the Yukon Territorial Government (YTG) is firm i1n 1ts demand

for more federal blgck iand transfers{7]. The Council of Yul n Indians -£6¥1),

L 3
determined to coexist with the large non-native gommunity, developed an

©

-

understanding for the territorial government's land demand, The CYl accepts
-

the principle of further federal lard transfers subject to two qualifications:
4

(1) the establishment and implementiation of \a planning process to plan these’

laﬁds‘before they pass into~private ownership, and (2) the immediate transfer

to Indian people of all lands as they are) selected and agreed to in the

and-claim negotiations{8].

¥

-

i
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Administration of public lands ‘in the Yukon , )

.

—~—— ¢

—_—

™ Public lands in the territories are under the control and management

of the Government of Camada by virtoe of the Territorial Lands Act, 1?50 as

Eay
amended. Very little land is owned privately (approximately 0.03%).(This is

A e

algo the case in the Northwest Territories, but contrasts dramé}icalky with

kY
the provinces.) The federal government however has _issued surface and
'3 . .

subsurface leases for extensive® areas, 21,496 ha or 53,117 acres (Redpath

1979: 18.) While the provinges have both proprietary and legislative rights
»

over the land and resources—withim—theirborders, these powers remained with

the fgderaf government in the Yukon and Northwest Territories.

Prior to the enactment of the Territorial Lands Act, the ‘Dominion -~

Lands Act of 1872 was the statutory vehicle 5y which fedjfﬁi/ISst were

-~ ’

administered. The Dominion Lands Act was for 78 years the legislative base _ 4

.

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

land and railway grants. But ¥by 1950 it was largely inaRPropriate'for ’ '

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

—

the Territorial Lands Act. The new act applied tooall lands in the Northwest
Territories and’the Yukon Territories which were vested in the Crown and under
th%{control, management and adminiétration of the Minister of Resources and

Development. The original Territorial "Lands Act of 1950 was amended in 1970.
T —— -

"

authorizing the governor in council to protect the ecologichl balance or
ﬁhysical characteristics of any area and to set apart and appropriate any

territorial lands as a Iang mana%jﬂent zone, This amendment p%inted to a
h /
marked change in government tend<use policy. Land was not only a commodity;

- A o

land had to be protected. .
¢ . .
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In 1970 the Department of Indian Affairs and Northern Development
(DIAND) has been given responsibility for control and management over vacant
Crown land which is 95.7% of the land in the Yukon (Beauchamp 1976).°

P4

¥Federal Crown land is made available to individuals under jeasec; lease

°

_agreements (with-pption to purchase) or sale agreement. ~In the absence of

I3
.

comprehensive plans specifying the most appropriate land use, during the

-~

1970's the trend was to make land available on a lease only basis[9). The -

majority of applications'for land in Yukon are for primary residential,
~ ‘

e

recreational pesidential, commercial and agrlcultural‘(market eﬁi;en1ng,
y

qsopa, gfazing) use. Under the Territorial Lands Act, “fdnd may also be set

aside for purposes of the DIAND's Indian andﬁJnuﬂ| Affairs program and for any
purpose considered to .be for the general good of tVe native people, sucg'bs

for housing&“é%meteries, schools, camping and fish\ng sites[10]. 1t is set
r'd b 9 -

aside in the form,of a "map reservation'.

S

s v p

The Yukon territorial government is responsﬁble‘for the control,

-
- i Ly

management and administration of an estimated 0.2% of Yukon land located
A

primarily around established communities. Only sincg 1954 have the

v ’
territorial governments been given administration of Lertain iands for limited

|
- ‘\ ~

purposes [11]. These were lands acquired with territorial fund% after 1954,

-

Q . Y
and public lands the administration of which has beent transferred by the

Governor—in— Council toathe Commissioner, (Commissioner's ‘amed)- and lands
acquired by the Commissioner pursuant to tax sale proceedings. These lands-
were sityated primarily in and around communities, and they include roads,
streetss- lanes and trails. The intergst in lands given over to the control of °
the: Commissioner is something 'less than a fee simple interest. Thg territorial

0 -

government has the rigﬁi to administer the surface uses only.;Unﬁer

1
i
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territori1al ordinances, the local_gbvérnment may then sell, lease, or
otherwise dispose of the surface rights 1n those lands.

Be?lde the f;derally an@ territorially aémlnlst;;ed land there 1s
another category of land, known as Development Control Zones[12]. It 1s
federal land to be transferred to territorial jurisdiction. 1In thé;e areas

the territorial government 1s given land management authority with the

distinction that title must sti1l]l 1ssue from the federal government (Beauchamp
/{6§6: 8). This land transfer scheme 1s an idplementation of some of the

recommendations of the Advisory Commission on the Development of Government 1n

the Northwest Territories, whichein 1966 suggested increasing the authority of

11 ]
the terri1torial government over local community development (Beauchamp 1976).

The-land transfer policy %?s introduced on a continuing basis 1n 1970.
While the program started with large Block Land Transfers and 1t 1s viewed by
the terri1torial government as a vehlcie to 1ncrease 1ts autonomy and power,
requests for transfers of “vacant lands must be suppbrted by a statement Sf
requlirement, communlty’growth, projections and preliminary development plans
for the parcels needed. Each transfer proposal 1s subject to tpe approval of
the Claims Pulicy Fomm1ttee and is to ge put 1n effect by an Order-in-Council.

Speculation 1is strictly controlled. The parcel size is permitted for
lots no larger than is reasonabie for the stated purpose. The review process
1s very complex and is carefully designed to avoid conflicting uses” and to
channel acquisition and long term leases into designated areas. Title is not
granted unt&l improvements,’ as specified in the agreements, haVe been
completed.

The territorial government deveIBps residential lands in
municipalities and communities in four categories: house lots, mobile home
lots, multiple family dwelling lots and acreage resjdeﬁtial lots (1-5 aéres).

"'_" -~
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The transfer of residential lan:\ﬁQ%Erxvate property i1nside organized ©

Ny

v

commun{txes 1s restricted to residential subdivisions which have been
surveyed, planned and partially developed. Lots are sold at the cost of

development, and agreements fé} sale are:not transferable. Multiple family
e}

dwelling lots are sold on a bid basis (Redpath 1979: 70-75).

Land use management o
The only pirece of legislation concerned with protecting the

environment 1s the Territorial Land Use Regulatrons in eifect since 1971. The

regulations constitute a ﬁystem of land use controls: they are not a

management scheme which would -1nvolve a pre-selection and allocation of

specific lands to appropriate uses. Such a management scheme does not exist

to date (1983) for the north (Usher 1973; Beauchamp 1976; Naysmith 1977; Rees

1979; Joly 1982)., While the protection of the environment via Jland use
controls was new and commendable, t?e Territori1al Regulations have not been
fully effective. Usher (1973), who evaluated the regulations, made tw@ major
criticisms: (a) The regulations are limited 1n scope,‘Sere not devised as a
controlling mechanism in advance of development, do not constrain the use of a
given tf:%t of land, and that decisions were made in favour of the developer _
and northern development; (b) The history of the regulations indicatles
refusal to involve particular gatlve communities 1n even the minimal machinery
of land use management. Beauchamp's findings (1?76) were similar: th;t the
land use policies of the 1960's and 1970's were dominated by‘the orientation
to mineraliﬁibloration end development. In Dickinson's view (1979: 253)
economic profit has been the only criterion by which proposals concerning ‘

resource use have been judged. While the territorial land use regulations

were drafted with an admitted 'reasonably aggressive policy of encouraging

°
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development 1n the nérth", the people of the Yukon did not think 1t was

e d @ — s
aggressive enough.° They manifested concern that land use regulations coulfg

slow down development [13]. N . °
<

While the Land-Use Regulations are beneffcial in regulating some

opérations 1n some parts of the territories they cannot form the basis for a
- ———— o -
planning or management scheme since they do not cover all types of lands and

do not provide for allocation to various uses (Beauchamg 1976: 37). The

2

Land-Use Regulations were revised in 1977 but are still limited in many

respects (Redpath 1979: 80). .

Territortial lands 1n and around commun:ities are managed under the
Commissiorfer's Land Ordinance apd the=Municipal Ordinance of thg<Yukon

lerritory. The Area Development Ordinance (1971, 1975, 1978) 1s a piece of

Q
legislation which gives the Commissioner some power over all of the land in

the territory including federal lands. The Area Development Ordinance gives
o a

the Commi:ssioner the powf€r to designate as a development area any area in the

territory which he considers should have some coptrol over its development in

«

the puclic interest with the condition that the designated ‘area has begun
development and that there is need for control. Setting aside or managing new

development areas s not in the power of the tqfritorial government.

Land use planning

o 2 i

Utilization of northern land has been relatively limited but demand

for 1ts use and ownership is increasing. WitW the increasing demand,

o

differences between potential users have surfaced. Competing uses for

wsrthern lands include community development; roads; airstrips, pipeline and

communications facilitieg; hunting; fishing-and trapping; private, commercial

. o . . (v ” . . .
and public recreation; timber harvesting; agriculture and grazing; mineral, 4

v
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oil and gas explorations and production; game preserves, bitrd sanctuaries and

M
i

o

ecological reserves. Some of these %ct1V1t1es need land for thetr exclusive
use while otFeéPs can be included 1n a multi-usé category. However there are

few and 1nadequate channels to deal with the emerging problems of competitive

e ¢

land uses. Elements of land use planning are buitlt into the different

ordinances and accompanylng :egulatlons but they do not add up to a policy o1

~

a plan. They are especially deficient as process.

The process which will lead the government to an overall land use plan
i

1's hampered by (1) the lack of scientific data regarding the inventory and

capabilities of lands and resources (Naysmith 1977), (2) the unseltled native

land claims, and (3) other jurisdictional problems such as the constitutional

’

development of the territories. While an overall land use plan 1s nol yet
available, partial_ land use plans (community and regional plans) do exist 1n
mdst settlements of th; Yukon Territory. Federal government work on
formulating a comprehensive northern land use policy started in the mid
1970's[14) . Studies of the existing land management process and proposals fol
a plan‘have. been done by Nays;ith (1973, 1977), Beau;haﬁp (1976), and Rees
(1979). Naysmith proposes ghat an effec£1Ve land use policy shoeuld

incorgorat;_féu;~principles. a) It _should recognize all the inherent physical

values and properties of the land base. b)- It should take into account the

~
°

social, cultural and economic values of the ltand.,c) It should insure regional

~

participation in the determination of land management criteria and structures,
meaning local-residents wﬁite and native. d) 1t should be confirmed by a -
federal legislative base, so that the region}l plan will also recogniéé
inter-regional factors and national interests (Naysmith 1973: 24), . o

For the present, lack of overall direction has resulfted in the

development of land use regulations and land management based on federal and

=
ad
T

Chapter 1 ) .. 41



o
territorial land use .programs. Since federal and territorial jurisdictions

’ «
over;;p, the need, developed for cooperation between the federal and -

territorial land programs. The Federal-Territorial Land Advisory Committee

- {

(established in 1978) is such a cooperative body. ’The Committee reviews
pelicy and regulatory propos?ls,quwvides a forum for coordination at the
reglonal level of the interests and concerns of ;he native people, identifies
and recommends areas for special management programs. The Committee is only
an advisory body; it has no decision-making power. These measures are not
considered adequate% A plan based on a comprehensive policy and processes
including~ pre-selection and allocation of specific lands to appropriate uses
15 needed (Beauchamp 1976). It was also recommended by Beauchamp that because
of the lack of experience in'land use planning 1in northern Canada an interim
period might be‘necessary for borrowing and modifying ideas from some of the
bei{ter programs designed in other jurisdlcélons such as 1n the southern United
Sates, Alaska (Alaska Joint Federal - State Land Use Planning Commission) br
southern Cagada.

g The federal government felt that given the vastness of the northern
territories, their sparse population and th; relatively low level of
tndustrial activity until the early‘1970's, the traditional approach to land
use management (e.g. regulations to minimize environmental degradation) was
adequate. However, in 198} it was recognized that during the 1970's when,

mining and energy initiatives increased dramatically; causing many land use

conflicts, the policies and traditions of the past had indeed Become outmoded

and increasingly inadequate[15]. A federal policy on land use, advance long
term land use planning, the formulation of guiding principles and the work¥fip

out of a land use planning process became one of the major preoccupations of "

the federal government in the early 1980's[16]. . —_—
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While work is underway on both fronts -- a federal land policy and a

- ,
Q¢i' -territorial land use planning process -- contradictions are being buibt in.
.—__/fhe Council of Yukon Indians strongly objects to the way in which the federal

' government 1s proceeding, since it Iimplies centralized decision- making and

Ottawa-dominated planning for the whole northlcf. reference 8]. The (Council

‘

of Yukon Indians' (CYI) discussion paper on land use planning, enviionmental
e —— -

assessment and land ownership 1n the Yukon 1s closer to th; territorial
government's proposals, which ask for more local land ownership and more local
autonomy«~_ The CY]l assumes that fair Indian participatian 1n both the land
ownership and autonomy issues will be attainéd. In the view of the cyr, }anF
use pianning and the land use plah should include a statement of purpose and a
pl?nning process. The purpose should be to p?otect the env1ronment11n the

context of orderly development, and to resolve or minimize use conflicts. In

the planning process the Yukon Indian people, together with other Yukoners,

¢ )

should have a meaningful and effective voice in-.determining thetr future, 1In

preparation for a development strategy for the YUkon, in establishing planning

‘priorities —-— where, when and how to plan each area in the 1nventory of land,
4

\3n the examination of land and resource uses. In their view, a land use plan

should include a state@ent of goals and objectives for the area, a meghanxsm

3

for implementing goals and objectives, an amendment process, .and an appeal

-
process. The planning structure recommended by the CYl to function as a part

of government is shown in Table 1.1. A key feature is that the suggested

-]

"Yukon Land Use Planning Commission™, fesponsible for both planning and
v

implementation, have at least 25% Yukon Indian representation..
Inside Yukon compunities, planning is relatively well organized, but

immediately outside their boundaries Crown lands have until recently been

%%E aliena£éd without guidelines for a variety of private uses. To prevent the
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Table 1.1
Proposed planning structure for the Yukon,
The Council of Yukon Indians, 1982,

RESPONSIBLE MINISTERS

Responsibilities:
~approve and implement a development strategy and final

land use plans

Yukon Land Use Planning Commission
Composition: -7 s
~at least 25% Yukon Indian representation
~territorial and federal government representation

4 '
Responsibilities: ]

-formulate a development—sdirategy for Yukon

-estabilish planning priorities within Yukon

-set goals and objectives for identified priority areas

-estabilish terms of reference for planning within
priority areas . .

-co-ordinate and, where feasible, conduct planning on
all rural land within Yukon

-make provision for public participation

-recommend land use plans to the responsible Ministers
fgr each\planning Grea .

-monitor plan implementation

-recommend a development strategy to the reponsible

0 Ministers.

—rr

Source: '"Land use planning, environmgntaf assessment and land ownership in
Yq}on". a discussion paper, 1982, the Council of Yukon Indians, Whitehorse.

Y

!
continuation of the formation of a dispersed settlement pattern, the federal
government along with tightening control of Crown land disposition, has
initiated regional planning (1977) in the form of Land Management Planﬁing

Projects, whose purpose is to recommend principles and a plan that will meet

the Qntxciﬁatéh land demands in the Whitehorse and other settled areas
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point of view[17].

-

(Redpath 1979). The preparation of the regional pléys. a cooperative

federal-territorial project, started in 1978 with areas under development
pressure, specifically Whitehorse and areas along the Alaska highway. The
land management planning projects are implemented under the Area Development

Ordinance. °

Public lands for urban growth in the Yukon Territery

"

This section is an introduction to the present administrative and land

. v

planning structure which is, of course, the result of a hislorical process.
—y.

The main feature 1s a gradual shift of control and decision making from the

@
.

federal to the territorial level and to the munxc?pal level. This evolulion
will be discussed in more detail in Chapteis 2 and 3.

There if a lot of political maneouvering bétwee/ the territorial and
municipal governments i1n order go.reach some consensus regarding urban growth.
The municipality is mainly concerned with financial aspects which affect its
own budget for services, while the territorial government focuses on economic
development and political 1ssues. Meanwhile the federal government and the
public at large are mide to pay for all the learning exéer1qﬁce and the
consequences of mistakes. We shall see that th; Municipal Ordinance of
1980*198@ defining the power of Yukog municipalities gives the territory the

upper hand over municipalities in decision making, but insures considerably
\

greater municipal powers than the previous one, from a planning and operating

-
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Current status

" The present settlement pattern of the Yukon Territory is the direct
result of the construction of the Alaska Highway (1942) and related

——

all-weather roads built in the 1950's and 1960's as part of the Diefenbaker
goveggﬁbnx's program "Roads to Resources". The first modern pattern of
settlement rooted in mining activities had followed the principal waterways of
/}he region, the main arteries of transporatibn. By the early 1940's most-of
these settlements had been gradually abandoned. With the change in empﬁ;sis
from mining ;to a more diversified econopy‘and the centralization of )
administrfation, service and communication activities in Whitehorse, about 80%
of the present population of the Yukon has now settled along the Alaska
Highway in the vicinity of Whitehorse. Since the end of the 1950's the city

* ~~
has emerged as the '"central place' of the region.

From an administrative point of ¥iew there are four ca;egories of
communities: (1) communities with no administrative status or unincorporated
communities, (2) local improvement districts, (S)Eompany townsnand (&)
municipalities. For most settlements of the Yukon , due to their small
population (Table 1.2) and very weak tax base, the/Y;;;;ggrial government
(Department of Local 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) and two cities (Whitehorse and Dawson) .
Municipalities have the power to levy a general property tax and school tax,
and tb acquire and dispose of land. They have independent control over many
areas of administration including initiation of projects. Municipgl services
are provided by the municipality, with the territorial government providing

£

financial assistance in the form of grants. 0
w @ .
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Table 1.2

—_—

Yukon communities and their population, 1981

Beaver Creek 90 | Haines Junction 366

Carmacks 256 | 0ld Crow N 243

Pelly Crossing 182 | Teslin 310

Stewart Crossing 20 | Watson Lake 748 - i
Dawson City 697 | Upper Lrard 130

Burwash Landing 73 | Whitehorse 14,814

Elsa 336 | Carcross 212
, Keno Hill 88 | Tagish 89

Mayo 398 | Census unorganized

Faro 1,652 | areas 2,110 i
Ross River 294 Destruction Bay 45

Total 23,153

Source: Yukon economic review, second quarter, 1982: Table 1.5. Census
population (1981), by community.

Urban planning, land use and development

The preparation of an official community plad®¥ in the Yukon 1s goihg
to be a requirement for each municipality from 1986 [cf. ‘reference 17]. All
developable land within mwnicipal**&mits is owned and developed by the

territorial gerrnment. At, present municipalr(TEA\are consulted in the

~

regulation of the subdivision of land. The land use planning and zoning
-~ — ,
function within the municipal boundaries theoretically is in the handg of the

municipal council wﬁzch must., however, consult with the territorial Department
of Local Government. As the need arises, developable land is subdivided,
ed, serviced and phased for sale. .

Once the land ié subdivided and serviced, the lots are soid to

~

individual buyers, public institutions and small scale builders. Within .

organized communities and municipalites, the only land available for sgale is

L

land already subdiQided” surveyed and%partially developed. Lot sales to a

- o

~
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private individual are restrictéd to one-lot or two contiguous lots for a

single home- site. A realtor, developer or building, contractor may purchase up
to five single-family residential lots. Leases are offered only for uses such

as publig,recreation, public utilities, and summer residences, where
2

improvements are not of a permanent nature.

»

. Most urban land in North America 1s privately owned arnd privately
developéd. The present trend, however, I's toward more public control in the
Q
s -
land development process. The reasons for increased control and the forms

that this control has taken will be discus&:d in this section, concludMg with

Whitehorse an excéptional example of public development on public land. By

/
land development here we mean both phases of development: (1) the subdivision

and servicing of raw land and the subsequent sale of the 18ts; and (2) the

¢

site development, building and marketing.
Only recently has the pubfic realized that more land development

sinitiative should come from a responsible institutional body representing the

public interest. As Boulowe stated
{

"...unguided individual action oftén results in'
resource exploitation, social waste, and a
shifting of costs to other members of society..
They (the public) discover that social goals in
land-resource use frequently involve extra
market considerations that cannot be achieved
-without social action and that public actjon can
often be used to attaxn a higher, or more nearly
optimum level of resource development than would
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be feasible with purely Q&&vate
" developments'"(1972:506) .

A widesp:qu_trend‘toward increased\publ ¢ initiative in urban land
dev;ioﬁment has been documented by severfal authors and research establishments
(Bryant 1968; Strong 1975; Kehoe 1976; Healy 1976; and Darin-Drabkin 1977),
Public interventions have occurred to deal! with housing shortages, the
fragmentary development detrimenﬁ@l to the efficiency of municipal services;

o

&
exclusion of certain classes of people from housing; ahd the neces<ity fors

“"sorting" the urban environment. While the 1dea of some intervention 1s

accepted, its forms and its extent are widely debated (Smith and Walker 10977),

~

AN
ere are two basic forms of intervention: a) through indicative plagding

implemfnted by land policy measures and b) through public ownersh of land
meleﬁented by public development.

“Indicative planning .
Healy (1976) argues that regulations and a firm state policy are able

re '
to determine the direction and qudlity of land development. Central &lement s

i

" of any effective state Iand use pblicy are (1) mandatory local planning and

. 4

land regulation and (2) state reviews of local land use decisions. In order
f

to formulate a sitdte policy and standards, the, state has to work out its
Position on thel most important policy questions such as environmental

o
standards, housing, agriculture, and energy efficieficy. Once the state has a

—_— N

policy, it can work on improving its tools to implement change. The common
tools are zoning, taxation, long—term eapitalubudgetlng,.land banking and

transferable development rights (Healy 1976).

While in the 1950's city planning was institutionalized and

legitimized in Canada, it has not emerged as a truly innovative force ip the

Chapter 1



area of public policy formulation (Gerecke 1979).' Town planning as defined by .

—

c /early legislation was designed to prevent development from falling below l

certain specified standards, and to incorporate pzrks, open space, attractive

landscaping and community centres in the public interest. However it Qﬁé —

unable to determine where or when development would occur (Smith 1979: 211).

Canadian city planning became institutionalized around principles of utility

]

and effl’*ency, a trend very much in the fore of planning theory of the 1970's

’
Q°

and 1980's (Smith 1979; Berry 1979: 231). The large volume of critical

¢

writing has demonstrated guring the last 15 yedrs both in Britain and North
America tHat the principle of utility alone is deficient because it does not .

incorporate the principle of re-distributive justice (He.vey 1973; Gerecke
K

o

1976; Smith 1979; Berry 1979).

Today in the.majorigb of Canadian towns and cities all three levels of

-

government ~ federal, provincial (or territorial) and municipal - exert a

(‘ certain influence, financial or regulatory, on the urban development process. |

—

—s——e—They-employ a wide variety of means. For instance, public policies regarding

the provision of infrastructure have an enormous influence on thé shape of the
Y
. cities. Urban form is intimately related to the scale and scheduling of its
7

t

infrastructure. _ - .

o

In—the opinion of Perks-(1973: 284), the }egulaéions in,force and the !

S—

planning acts in Canada are not adequate. Municipalities 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 pressures in check.

So the argument goes on for more regulatidns, more planning and more public

land ownership.
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."Public land ownership and development as a policy tool

»
Land banking refers to public acquisition of land in advance of

development. It was comfon practice in the growth of many American cities in
the eighteenth and nineteenth centuries (Reps 1980). 1In Canada land banking
has been employed on twg levels: federal land assembly programs and local

T - >
acquisition for present "or future urban renewal or expansion. The
- 24 Al
&' :j

Federal-Prqvincial Land Assembly Program, initiated in 1947 by the National

Housing Act, was intended to provide federal financial assistance to

a3

municipalities and provinces wishing to assemble and develop land for

residential purposes or to establish land banks of a predoﬁxnantly residentaal
nature for'future development. Pregram objective; tnclude stabilization of

residential land prices by increasing supply, and making the residential land
> . o

financially onerous t® municipalities. More generally

<

the federal agency sought good planning; #nunicipal, regional and/or growth

development process le

policies; more efficient d use and servicing; centres of new regional
™ [
’

growth and_ balanced development-of new resource—based communities.

;.
The..federal land assembly provisions were very little used during the

1950's and 1960's probably because of the provincial and municipal

governments ! unwillingness to take a controversial stand in intervening in Lhe
. R !
natural codrse of ﬁhe/;;ﬁd market (Dennis and Fish 1972: 315-344). However,

-

by the end of the 1960's concern emerged over rapidly rising costs of raw land

—

resuiting from the limited supply and demand stimulated by hxéhway

construction and the private automobile. This made intensiwve public
L]

involvemént in the acquisition of land more acceptable.

]
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The notion of using ownership i1nstead of more regulations is a concept:

°

which managed to develop from the definitional to the operational stage 1in
e

rs

(anada 1n the 1960's (Kehoe 1976: 106). Proposals-for more public land

banking in Canada are contained tn the following works: Bryant (1968); Federal -
lask Force on Housing and Urban Development (1969); Lithwick (1970); Dennis

and Fish (1972); Derkovsk: (1975); Spurr (1976); Lorimer (1978); Strong (1979)
and Gunton* (1983). The Hellyer Report (Federal Task Force on Housing and

Urban Development 1969:40-1) states:

"municipalities and regional governments as a
matter of continuing policies, should acquire,
service and sell all or a substantial portion of

the land required for urban growth within thetr -
boundaries'.

.
It has been argued on grounds of both efficiency and equity that -

\] v

e

substantial public land ownership and development is desirable as a corrective

service against exclusionary development practices,environmental deterioration

I\

and rising land prices. Public ownership enables municipalities to time

devel opment with the provision of public services and to exercise control over
rd
}%e mix of land uses.

Objectives of public land ownership and development include easier
access to land, better distribution of private wealth, reduction of privilege
and power, securlty of t;nure, increased.efficiency of land‘managemeni,
control of land values, and better planning of -land use. Grouped in three
categories the aims are to (1) increase equity, (2) improve land use planning
(3) and restrain aﬁd stabilize land prices. )

While land banking in principle is yidelx_accepted:as a desirabie
means of implementing land use plans based on efficiency and equity. the

success of the practice remains highly controversial. Among the issues are

the high acquisition costs and the question of a financial return.

-
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land development cah, as 1in Red Deer, Alberta or Saskatoon, Saskatchewan, lead

10 comprehensive integrated urban planning.
[

In Red Deer city—owned land on the outskirts is -sold to builders

according to a phased and 6rgénxzed program; in accordance with a general

o

plan, and with public services properly arranged. House builders can plan
their operations 1n the knowledge that serviced land will be available at a

reasonable cost, fas and when requ1re& (Bryan 1968; Dennis,and Fish l9i2;

McFadyen 1977).

Saskatoon, the owner of the most extensive land bank, acquired title

to large quantities of undeveloped peripheral land during the 1930's and

1940's when owners failed to pay taxes. In 1954 a deliberate decision was

made to continue the policy of public ownership in the- form of aé%ance land
acqulsition. The city being the largest supplier of residential land managed

to stabitlize the cost of serviced land and have control over orderly growth ’ »

(Ravis 1972). Saskatoon also has extraordinarily strong planning powers to

3
¥

control private development, and the @€ntry to this power is land ownership

(Dennts and Fish 1972{ 323).

e

Y

Public 1nvolvement on the resource frontier

o
°

Land on the Canadian resource frontier is usually in public ownership

and is transferred to the resource company or local municipality for a nominal

fee or free, hence the land component of the development from a cost point of

view 1s negiigible. Compared to the United States, or+the Soviet Union and

o
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the Scandinavian countries, Canada had limited experience until World War 1]

with the planning and development of %ingle-industry new towns on the resource
frontier of which many are l;cated‘ln the north (Lloyd 1976", Judd 1970,
However a conglderable expertise has accumulated since the mid-1%40's when
both the federal and provincial governments got involved in physical townsile
planning, financing and policy-making structures, featuring citizen
participation in tﬁggoperatlon of the comTunlty {(Linn and Stebler 1978
Generally, until the mid-1950's rbsourc? towns 1n Canada were built and
developed b& or for a private tindustrial company to house and seerce 1ts
employees ard their families. Today most resource communities are developed
The creation of attractive physical

with direct government participation.

conditions involving ”goed planning"” was viewed as essential in improving the

Problems 1ncluded

EY

shack-town conditions, high labour turnover, demographic imbalance and

basic problems of single-industry frontier towns.

1solation. Government gat involved in an attempt to provide infrastructure,

to exercise control over the growtﬂ and location of settlement, to create a

-

suitable attractive urban gnvironment and encoufage permanence.

Government involvement included community pla?ning regulations,
provincial neéw town legislations, plaﬂﬂlkg and outright development. For
example, Fermont, Quebec and Mackenzie, Ontario were planned and developed by
private corporations, Leaf Rapids, Manitoba and*ManitouQadge,Ontarid by a

Crown corporation; and”Lanigan, Saékatchewan and Lynn Lake, Manitoba by a

»

mixed corporation.

Fermont was developed by Quebec Cartier Mining Company in accordance

with the Quebec Mining Towns Act which permits the mining company to provide

E)

the mining town. The province of Quebec generally invests only in services:

e o N L

&
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such as education, social affairs, etc. Once a mining town is established, it
( 1s managed as a local government in accordance with the Cities and Towns Act.
Lynn Lake was built by Sherrit Gordon Mines in 1951. In 1970

according to a new provincial policy the company transferred all municipal

N

structures and services to the Local Government District and had its lands and
buildings exempted from assessmedt and taxation. In lieu of taxes, a ‘grant
‘ per employee was exacted. Under the new agreement the company has certain

obligations and riéhts but does not dlrectly)control the town. The change of

strategy 15 shown by the shift in the next venture of the same company in the

¢
same province.

. Leaf Rapids was built by the government of Manitoba in accordance with

L

an agreement of early 1972 with Sheritt Gordon Mines Limited. Leaf Rapids is

3

a unique town, being the first Tommunity established by a crown corporation,

the Leaf Rapids Development Corporation. The Manitoba government took an

( i ) active role as developer of the town, the objzctive being to meet the social
and environmental requirements of residents as well as the economic needs of

the company and the region. ~ , &

Town planning in Canada's resource frontier follows the pattern of

v

evolution of '"new towns" in the United States and southern Canada. The later

gene}ations have made some concessions to climate and to the isolation of the
: ) nor#h (McCann 1978; Schoenauer 1977; "Linn and Stabler 1955):}

Planning and development trends included sulfurban development modeled

2

{é)

on the south, adoption of the shopping centre concept, land use segregation,

v

‘promotion of home ownership, greenbelts, and separation of vehigcle and
’ -~ -—pedestrian traffic. The neighbourhood unit concept and overall design stressed
centralization of services. These trends were all based upon practices

c— o developed in more moderate climates of the United States and Great Britain.

T

- - \o]

o o
B -
1
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Only Fermont is based on planning and design concepts which foster energy

\ %

conservation and adaptation to the local climate (Schoenauer 1977).

[}

While mostdof the frontier towns were incongruent with the reality of
the northern environment, they were successful in creating an 1llusion of’ ant

average North American suburb. The design of dwellings reflects little or no
° Q

effort to create structures especially suited to northern climatic conditions.

< .
Most dwellings do not have sheltered or protected entryways, sufficient closet
. ¢ o
- space for storing winter clothing, suf{}c1ent insulation to lower fuel costs,

garages or sheds for summer storage of snowmobiles and other recrieational

equipment. The exceptions again are Fermont and parts of Leaf Rapids (Linn

#

and Stabler 1977).

Some of the basic problems facing resource towns rematned unsolved.
The physical improvements to new comm:nltles did not alleviate Lhe economic
tnstability and population turnover, social problems and physical and personal
isolation (Bradbury 1980; Stglter and Artibise 1982). According to Bradbury
(1980), goverﬁment involvement 1n British Columbia resource town development
succeeded in transfeiflng the cost of runnlngla township from the company to
the workérs. By hoﬁ; ownership many families became locked into such

E

communities by mortgages, and have boxed themselves 1n, subject to high taxes |

and a high cost of living.

Studies of northern resource towns concerning their political economy,
. h ARabi

3 i
quality of life, social and physical planning, design and architecture |abound

[19). However the building experience inéluding design, urban planning and.

financing development invoiving the government is not adequately dos#mented.
Alternative app;oaches to the planning and development of C:;adian

resqurce communities were studied by Maksymec and Agsociates Limited (Fletcher

1977), commissioned by the Canadian Ministry of State for Urban .Affairs. The
L P - -
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study *concludes that each of the three approaches- public, private and mixed -
can be effective for resource town developmenl{ The capital cost“of the town
for local 1nfrastructure, community buildings, housing and regional

infrastructure, while it varied widely among communities did not show any

- %

correlation with the method of approach used in building the town. Residents

were found better accommodated in the later generation of resource towns,

whatever the source of development initiative. All demonstrated improved X

[y

technologies for building and servicing, extensive éegional infrastructure

supplied by different levels of government, and concerted efforts by resource
companies, governments and local citizens to identify needs and provide
>

regulations and services.

However the public and mixed approaches were found to lead to greater
spending by the federal government. These approaches also led toward reduced

sharing of the resource wealth by the senior government under 1977 taxation

®

laws and rayaltyﬂpractices. The study suggested that the public investment in
a resource town should vary in relation to the degree of risk involved, with a

greater share taken by the private sgctorsiggr ‘the greater risks. Greater

[
risks refer to the uncertain potential of thé resource base, the market for

the resource and th l11fe expectancy of the resource town. The practice until

now has been for the gzvernment to éssdme the burden of the greater risks.
The consequences of economic changes in the resource industry, human

deficiencies and general inefficiency for both the individual community and

the region as a whole are inextricably 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

government involvement of recent decades at the level of design, a more

e T
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comprehensive approach to planning 1n the area of resource management 1s
-

w

needed.
Settlement planning needs a framework of regxonal economic planning
and polié& and a firm agreement on development betwéén the federal and
provincial or territorial governments and the resource industiy.
While prlvégf enterprise has also advanced 12 the area of good town

planning, the origin and concept which conditions the establishment of

resource based communities has not changed. The first consideration 1is

* economic exploitation, not the creation of a good environment for !iving or

the future well-being of a region.

The Whitehorse case

ey

FeWw studies of northern towns explicikly address the question of land
use, basically because of the easy avaflability of cheap land. In a sense,
Whitehorse has a "land bank" in the public domain, which is transferred [ree
of charge to the territorial government to be used as they think fit.

The publicly~owned land 1s partially developed by the terrx{orxal
government and residential land is sold for building piece-by piece, at the
cost of development. The physxcaf structure of the city is defermined by a
combination of the acéiongﬁg?’é multitude of individual home builders and by
government regulatio;s in the framework of ingeg;ated planning. It 1s a
situation where due to the continuous availability of residential land a land

"

"market" plays a very limited role. The impetus foft the development of one-

S | s
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area over another comes from government decisions related to public demand and

exlsting and planned infrastructure.

Unlike most northern towns, however, Whitehorse 1s not a

1

single-industry town and it is not new. As we shall see 1in Zhapter 3 urban
growth and l1and development in the last 35 years has been a long process of
corrective service of a city denied compactness because of its site,

topo;raphy and early developmental history. Over the years Whitehorse has

acquired stringent land use control by all levels of government in the form of

regulations, zoning and community planning. @

_Whitehore offers an exceptional window into public development on
public land. TFhis hlswrrical study 6f the land development process, planning,

and housing offers the opportunity to look at the mistakes, the different

v

approaches to problem solving, and the conflict areas in the public

development process.

e
Summary \./ ’ ' : -

With the transfer of most land to private ownership in the more

habitable (for Europeans) areas of North America, both the Public and the

state realized that crucial /interest lands in the hands of private enterprise

‘ A
were not being used for the achievement of wider social, economic and

environmental objectives. In-both the United States and Canada rapid

urbanization and increased federal involvement in improvement of the urban and

v

non-urban environmenf‘prompted a reappraisal of the use of publicly-owned,
: 4

- ., ' i .
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land. Public land ownership was recognized as aykey mechanism in the
achievement of several federal goals in the fields of improvement of the
environment, regional development, metropolitan decentralization and urban

development. With the expansion .of the economic frontier 1in th® north,

governments are more careful not to sell off in haste lands which in Canada

are still 1n public hands. ‘

There has been criticism of the Canadian federal government for 1iis

failure to show leaderfhip in land issues.r The loss of agricultural land in
the provinces, the rising costs of land and housing, and the destrbctlon ofaﬂ.
ecologically-sensitive areas are important public 1ssues In many parts of
Canada [20). The formation of the Federal Government Task Force on Land-Use
Policy to assess the federal rolé in land—ué; processes and problems in 1980
and the 1985 Statement on Federal Policy on Land-Use were a response to this

general concern.
Land use problems in the Yukon associated with the administration and
-

management of land for urbéﬁ growth are caused by the lack of regional

planning, the inadequacy of baseline information, the lack of meaningful

~
v

coordinationaamong the three levels of government, and by jurisdictional
disputes between ‘federal, territorial and municipal interests. To all the
above is added the unsettled native land claims,. more preciséiy the Council of
Yukon Indfansz opposition to land transférs taking place in advance of land
selection under the land claim agreements. The native interest in the land,
its management and r;sources, of vital importance to them from the historical,
cu}ﬁural, legal and moral points of view, was undereptimated. 'Theae morah,
political and financial probTems constitute serious conf&ict areas which have

to be dea}£ with during the urban planning process.“

-~
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In addition to the concerns of equity, #ettlement in the north has to
take into account the problem of eccnomic effic(incy. Settlements in the
north require far greater expenditure on fuels for heating than do communities
1n more favourable climates. Due to higher transportatiun costs, scarcity of
specialized labour and the short building season, the costs of construction
and municipal servicing are also very high. -

k

Untortunately, b9th the efficiency and eéuity 1ssues are muddled by
the divemgent municipal, territorial and federal views on land. The "Old
World" notion of an "empgy continent'" and the state objectives of giving away
land to stimulate settlement and economic development are as prevalent today
as 100 years ago. The federal land transfer policy is a generriized statement
6f intent to facii?late %the future needs of community planning.r Being the
only current legal ;ay for the territorial government to obtain more land from
the federal government, community plannlng'is used as a tool for more land

\

transfers. This territorial land strategy alters urban érowth policy and*

°

S

creates a contradiction in the interpretation of efficiency and equity issues

among the different levels of government.

This chapter has outlined the general subject of regional land use.

\

In Chapters 3, 4, and 5 we widl look specifically at the Whitehorse experience(

conc;rning the amount of land used for urban growth, the intensity of

.development, housing types, the size of lots, and the implications for

muriicipal services and budgetsy
\
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Notes and references

”Legiglations (acts and ordinances) quoted in this chapter are listed

at the end of the thesis in the Primary Sources section.

1.
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J. Chretien, 1969; Cumming, 1973; "Council of° Yukon Indians, A short -
history, structure and philosophy', Information Kit, 1977, Department of
Indian Affairs and Northern Development, Program Reference Centre,
Ottawa-Hull.

"Together today for our children tomorrow: a statement of grievances and
an approach to settlement by the Yukon Indian people', Yukon Native
Brotherhood, Whitehorse, 1973.

"Council of Yukon Indians to Honourable John Munro', Minister, Indian
Affairs and Northern Development, 29 March 1980, in Land claims brief v 1,
Department of Indian Affairs and Northern Development, Program Reference
Centre, Ottawa-Hull; '"Presentation by the Council of Yukon Indians to the

special joint committee on the Constitution of Canada, 3 December 1980, __ _

Department of Indian Affairs and Northern Development, Program reference
Centre; Indian and Northern Affairs, Canada'", Annual report, 1982-1983,
Minister of Supply and Services, Canada, 1983; "Outstanding business:
native claim policy" Indian and Northern Affairs Canada, 1982.

"Yuk'on native claim', federal government working paper, 3 March 1975,
Indian and Northern Affairs, Canada.

"Criteria for Block Land Transfers to the administration of the¥”
governments of the Yukon and Northwest Territories, YGR, Land policy’ -
1974-1976, file 635-6-2-2, v.ll, YA, Whitehorse.

"Revised northern land transfer policy announced'", Minister of Induan

"Affairs and'Northern Affairs, 3 March 1978, Department of Indian Affairs

and Northern Development, Program Reference Centre, Ottawa-Hull. Council
of Yukon Indians, Land claims briefy, v.2 to J. Munro, Minister of Indian
and’ Northern Affairs, October 1979. ’

"Land, its development and disbursement'. A discussion’ paper, Yukon,
Territorial Government, Department of Local Government, 1977; Land
disposition policy in Yukon, telex to Minister, Department of Indian
Affairs and Northern Development from Minister of lLocal Governemat,. Yukon,
1 January 1979, YGR, Lland policy, Municipal and Community Affairs,
1979-80, file 2840-0 v.2, YA, Whitehorse.

"Land use planning, environmental assessment and land ownership 1n
Yukon'", a discussion papexs. 1982, The Council for Yukon Ind:ians,
Whitehorse. .

Territorial Lands Regulations, section .10, accompanies the Territorial
Lands Act of 1970. ,

In addition to 5 km? set aside as Indian reserves, as defined in the
Indian ‘Act, there are other lands that have been withdrawn from disposal
or set aside for Indian use. As of 1974, 74 areas of ldnd had been
identified for .Indian use and set aside or reserved. These lands comprise
over 1036 km?. Since 1974, a number of small parcels of land have been
added Yo this total. See also Redpath, 1979 and Statistics Canada, Canada
Year Book 1976-77 Special Edition, p.43. .

Chaptér 1 e 63

-y

—e



11. ‘Yukon Act, 1970-79, section 46.

12, Minister, Department of Indian,and Northern Development, Yukon Territory,
2] May 19970, YGR, Land policy, file 2840-2, v.8, YA, Whitehorse.

13. Special Committee on resource, environmental control and land use . 4
legislation, Minutes, 12 February, 1971, YGR, file 2970-2, YA, Whitehorse.

14. Land policy 1974-1976, YGR, file 635-6-2-2, v.11, YA, Whitehorse.

15. "Discussion paper on northern lamd use planning', December 1981,
Department of Indian Affairs and Northern Development, Ottawa, 1981,

J6. "Interdepartmental Task [Force on land use policy", Lands Directorate,
Environment Canada, 1980; '"Land use planning in Northern Canada, Draft,
October 1982, Department of Indian Affairs and Northern Development,
Canada; W. Simpson-Lewis, R. McKechnie and V. Neimdnis, eds.,.Stress on
land in Canada, 1983, Policy Research and Development Branch, Lands
Directorate, Environment Canada, Minister of Supply and Services, Canada.

17. Municipal Ordinance, assented to 13 November, 1980, Ordinances of the
Yukon Territory, Part II1: Municipal volume, passed by the Yukon Council in
1980. It was prepared through a consultative process with the Association
of Yukon Communities and the Yukon Minister of Municipal and Community
Affairs, Due to disagreement concerning decision making the Ordinance did
not become legislation until 1984. Pergonal communication about the new
Municipal Ordinance and Municipal Act was conducled with J. Pierce,
Presidént, 'Association of Yukon Communities, April 1983, A.J. Carrel,
Executive Director, Association of Yukon Communities. January 1984,
Ottawa, T. Penniket, National Democratic Party Leader, Yukon (former City
Councillor). } -

18. For a debate on this point of view see fJown fo Farth, v.1 and v.2.,
Federal/Provintial Task Force on the supply and price ofiserviced-lanq,

1978.

197 Political economic (Bradbury 1979, 1980), quality of life (Matthiasson .
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,
on the experience of planning, design, architecture and building the.new
northern communities (Erskine-1968; Lawrence 1977; Schoenaeur 1976, 1977;
Van Ginkel Associates Ltd. 1975, 1976, 1977: Vinson 1981).

20. Land use in Canada, Interdepartmental Task Force on land use, Lands
Directorate, Environment Canada, 1980. .

—_——

}

Chapter 1 , 64




plannfng and housing as a reSpoﬂse to the local env1;onment and polrtical

CHAPTER 2

THE LOCAL FRAMEWORK FOR HOUSING DEVELOPMENT
\\\\ 7
’ " s -
The material 1n this chapter serves as backgroundfand context.fos the o

following chapteﬁf,,whlch will analyze the changes in restdential land use

-

constraints and to the needs and wants of the people of Whitehorse.
T B . " s s -
The chapter is organized around four major themes which affect Lhe

loca1~demand for‘hdusiqg: @)) local environmental constraints of-topography

-

and clipate; (2) the éreséures of a cyclical regional economy; (3) population

-

.changes; and {4) chahges in governmental structure and political

’

responsibility. Its purpose is to introduce the inhabiténts of Whitehorse,
their oriéins, their motives in settling’or leéving and ihus Expla;n the
special environmental, socio—economic®and political context of the city.

A direct way to study activity patterns in the urban space is through i}

survey research. This study employed an indirect method, combining
$

-

information from secondary-sources (Lotz 1961, '1965;. Koroscil. 1970, "1978; o

g

_—

Ridge 1953; Denis 1953), census data and Qelevanb*surveyé préviously done in

Whitehorse for various purposes such“as migration, wecreation, ethnic _
v %

k)

integration and quality of life. - .

s i
v —_— -

While the present work concentrates on the period since 1950, it is

. ! . . ¢ . : :
necessary to point out certain earlier historical, economic and political

o

i t a

- A i ‘ \}—"_‘:/“
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These are the events which determined the city's location, form and

=—

facts.

direction of development. 7 §

]

Local environment constraints. topography and climate

Data on the local topography %nd climate of Whitehorse 1s available

" in various planning, engineering and geological reports[l] and in the work of *
'—)ﬂ}- ¢ ¢ .
koroscil (1972), Ridge (1952) and Lotz (1961). However, a proper evaluation
h ,
for land use capability for the area was never done:

Development proceeded,in
the most obvious and easily serviceable areas. A short description of the
topography will follow, while more detail 1s presented in the analysis of

individual residential areas 1in Chapter 3.

Y

Topography
' - . .

The Whitehorse area lies on the upper reaches of the Yukon River in a

major physiographic division known as the.Yukon Klondike Plateau. This‘
undulating upland Jies at an average elevation of 1,520m with valleys of 460m

. to 1,220m deep‘and a general drainage to the northwest.

’
N

The City of Whitehorse has its origin in the pre-glacial valley of

the Yukon River (Fig. 2.1). At the core of the present townsite of- Whitehorse

« -
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(latitude 60°48' N, longitude 155°04' W) the valley 1s 6.4 kilometers wide

from the foot of the ®enclosing hills. This core, today's downtown, 1s located

- e

on the west bank above the Whitehorse rapids approximately 040m above 506//‘i

-

level,‘from 3m to 6m above the river level.

The townsite on the narow river terrace was nol advantageous from a

-

growth point of vrew. Local topography has shaped the city and restricted 1ts

~——
“

growth. The present strung-out city developed 1in the valley of the Yukon

River and along the Alaska Highway built on a plateau above an escarpment
(Fig. 2.2). The 60m escarpment west of the townsite Forms a barrier which
restricts” development. A large part of the river terrace is susceptible to

\

flooding 1n periods of high water. The combination of flooding during the

break-up period and the very slight natural slope have made sewage and -

.drainage conditions very difficult, Due to the donfinement of the terrace

&
between the river and the estarpment, expansion in a compact form was

— e

o impossible. .

Additional areas of development are scattered on the Plghﬁblateau {
650-800m elevation) ;nd on the east bgnk of the river. Urban development -
withln—the Yukon River @alley 1s located on three benches. The first tier 1s
the old flood plain downstream of the WhitehoFsE Raprds Dam at elevations
between 633m and 648 The ;ezond tier of urban development has been built
on the escarpment at elevations between 696m agﬁ 232m. A third: tier of
devé]opment occurs at an elevation of 793m.

The city boundaries today enclose 420 km?® of land, and the built oo
—ribbon extends for about 35km (gig.2.3). Development on the plateau is also
restricted and fragmented by the physical complexity of the landscape which
includes numerous lakes, rivers, hills and mountains within a vast cogfizrous i

forest.

”z’l’ﬁ,
B
/

}

o
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" Top: Note the swampy forested area in the foreground, the
Indian Village and Industrial Area in the centre, Downtown in,
the background, and the Airport above the downtown escarpment.

June 1981 - J

Bottom: Note Downtown' on the river flat, the Airport above the
C es¢arpment and the bridge across the Yukon River leading

to Riverdale. April 1982 -

. Figure 2.1 The city of Whithorse and its surroundings

Qhapte¥v2 (
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° ) Riverdale

-

' Valleyview
Crestview __ _ Hillcrest -

) Takhini
Porter Creek

Source: Canada Department of Energy, Mines and Resources, A25047-117;
August 1978, 1:50,000

Figure 2.2 Contemporary Whitehirse ~ the urbanized area

( .,
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Residential areas of Whitehorse
1983
///
< : - b
- "
1 [ Trarler courts(TC), mobile home parks{MHP) and -
subdivisions (MHS) —
—
e
1 Mackenzie TC -
2, Porter Creek MHP —_
3. ntures North TP r
4. Cadsa Loma TC - /
5, Northland MHP .
6, Takhini TC 4 s
T T—topper King MHP /
8. Northway TC
9. Lo-Bird TC /
10.Hi1llcrest MHS - planned
11.Crestview MHS - planned - %
1
il / \\n“"“l”l!l““ e, \\‘"'""“ iy,
"%  Escarpment / o QW
indian
mu
Y-\\“N"‘I " ll,,,,’:' 1llage
%
3
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- n Hillcr
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Crestview Hillcr
(new Kwan
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Figure 2.3 .City.of Whitehorse, orientation map
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Climate , .

The Yukon Plateau has a'continentql climate with relatively low

*brecipitation and a wide range of temperatures. For town planning,
environmental design and housing purposes the most important climatological
data concern temperature, precipitation and wind. In the case of Whitehorse

the climatic elements which create specific conditions different from southern

o

Canaﬂiéb towns are solar radiation and temperature. Precipitation and wind,-

»

both moderate, are not critical elements[2].
’ : hat

Winds are privailing from the south to southeast approximately 50%.of
- I
the time.” Wind speeds average 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 little protection from

T

the prevailing winds which are funelled up the river. The majority of the
N it

- v

annual mean snowfall of 145cm falls between Qctober and April of each year.

This is one-half of the annual average in Montreal. The mean annual average

rainfall of l44mmygccurs between the month of May and September.

The duration of winter is given by the number of months with mean

¢

daily temperature less than 0°C., In Whitehorse for seven monthsrthe average
monthly temperature is at or below freezing.(Fig. 2.4). Large variability in
temperature is a remarkable feature with the greatest range occurring during

4 . =

the winter month[3). Freezing temperatures may be expectéd until early June

and thHe first autumn frost usually occurs before the end of Augusi. At ‘the

- ’

Whitehorse airport the.average frost-free period is 82 days. In the Riverdale

subdivision located in a basin it is only 61 days[4].

+

. / N ) ,

2
* [ -
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Source: Stanley Assofh ates Engxnegring Ltd.,'Cxty of
Survey and Analysis, 1976, p.8

- »
.

Figure 2.4 Whitehorse, vertical annual and January temperature profile

*
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The consumption of fuel in most homes and buildings is reé;onably
@

bl

"well correlated with mean outside air temperature below 18°C[5]. A degree day

15 a unit measuring the extent to which the outdosr mean daily dry-bulb

temperature falls below or rises abqve an assumed base. For residential space’
heating, the reference temperatures used 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 between

3

degree-days xn.Whiteh0§se, Vancouver, Toronto, Ottawa and Montreal is

remarkable.

The new Climate Se;erity Index for Canadé developed by Environment
éanada, Canadian Climate Program shows that Whitehorse does not have an
excessively severe climate (Table 2.%). The Climate Severity Index (Phillips -
and Crowe 1984) takes into'consideratlgn the major factors that define the
climate stress of a%place, and thdbse climate elements that ser;e to define
these factors. JTﬂe climate severi%y index value’'of Whitehorse is pushed
upwards by the continuous darkness of the winter (psychological factor) a?d
th¥ length of the winter (winter discomfort factor).

The Whitehorse are; has onl; two real seasons. Spring ard fall are
very short - between two and four weeks. The dry and plieasant 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 averages twenty hours of daylight in June and eighteen in

July., People work long hours and spend half the night in outdoor recreation

often cramming two days' activity into one.  Winters are 16ng'(sevi2;fgfggy;Lﬂ

and dry and véry in their harshness. Cold snaps are few and fast only a few

v
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- -~ Selected stations Degree-days
- below 18 0
f 4 '
Whitehorse A 6988 4
Whitehorse-Riverdale 6894 3
Vancouver Int. A. ~ 3030 7
B Yellowknife A 8529.6 - -
— . Calgary A. T 5365.0
B Edmonton Int. A. 5990 6
Winnipeg Int. A. 5923 1
. ) Ottawa Int. A. 4690 9
. - Toronto Int. A 4143 8
Montreal Int. A. 4537.5
Schefferville A, 8294.0

- . = e - e ~ - - - -

Source: Environmert Canada, Atmospheric
Environment Service, "Canagian climate nmor-
mals, Degree-days, 19511980, Canadian Gov-
ernment Publishing Centre, Supply and
Services, Ottawa, 1982.
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Table 2.1 o .
- - , .
Climate severity index
(selected stations) } ‘
. (f.=factor) .
—IStation Discomfort factor Psych. Hazard Outdoor Seve-
(Maximum points) Winter Summer Total f£. f. mobil. rity
‘ * (70) (30) (100) (100) (100) £.(100) index
Whithorse A. - 8 52 19 13 18 46
Vancbuver Int.A. 1 7 8 31 5 31 19
Yellowknife A. 57 9 66 20 15 30 57
Calgary A, 30 5 35 6 25 22 35 i
Edmonton Int. A. 37 11 . 48 8 20 27 43 A
Winnipeg Int. A. 44 12 56 .9 29 26 51"
Toronto Int. A. 18 13 31 20 19 -, 40 36
Montreal Int. A. 23 12 35 25 27 47 43 -
Schefferville A, 49 13 62 37 38 76 71

.

Source: D.W. Phillips and R.B. Crowe, 1984, p.41-43,

————

»

¢

days or short weeks. _Winds are generally stronger during the early winter

months. Daylight varies from five to éight hours. ’ )
B R -

Direct effects on town ﬁi;nning are the high number (9,988) of

heating degree days; long, dark and cold Winters; short warm summers with long

o

daylight hours; and frozen ground for seven to eight months a year. The

different climatic variables have both physical and social effects on urban

e

planning, urban form and housing. While social effects influence everyday
/ °

" life, wor%ipé conditions, mobility and.recreatiion, physical effects have a
potential influencg on urban form and structure.
The annual temperature and wind profiles suggeét that the most ™
suitable land for human habitation is situated between 750m and 900m above sea

level. Land below 750m in the flood plains is colder, and carbon monoxide
/ ,

accumulates in the downtown areas during periods of winter inversion

'

conditions [6]. . /a

Pe e . , e
o o
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In northern latitudes the air is generally cool and there 1s a great

need for the sun's heat. Consequently, buildings should be oriented to reccive

the maximum amount of radiation through the .year.
The long cold winters and extended periods of ground frost make {he
construction season very short., On the other hand, the short cold.snaps and

low pr@cipitétion make mobility and outdoor recreation relatively easy.

During the snow-free '‘period in all unpaved and deforested areas but

especially downtown, dust is a ﬁajor problem as there 1s no soil on the gravel

flat. For lawns and gardens soil has to be brought in from other areas.

m— T

Pressures of cyclical regional economic growth

The growth of Whitehorse has been strongly /influenced by three

periods of external impact, which have shaped its form and the attitudes of
its population. These are the Klondike Gold Rush (1898~1910) which was a
short lived boom of little lasting economic benefit; the defence construction

during the Second World War which provided the Yukon with a highway system and

a communication system; and the explotation and development of mineral
!

resources of the last three decades.

N

The economy of the region, dependent on the international market fot

mineral resources, has a boom—ana—bust character, which has contributed to the
r] . . .,
creation of overblown expectations as to what the Yukon can offer. Ho;ever,

\

the state which has played a major role in both the economy and urban

[Chapter 2 - o = ’ 76
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development, has bee? a major factor in growth and appears also to have

I4
exerted a stabilizing influence. ’ . §

While initial interest in the Yukon was generated by the fur trade,

*

-
<

by the end of the 19th century gold and mineral exploration and extraction had
become! the major industry of the Yukon Territory. By 1898 there were 28,018

people 1n the Yukon Territory (including 3,000 Indians), most of them

L4 . - . -
gold rush. The biggest problem of reaching the gold

associated with the
' —

fields 'was accessibility. Several routes existed, all of them extremely

T —

hazardous. A permanent aﬂa safe transportation system was needed in order to
approacﬁ the gold.fields, to accommodate the influx of people and equipment.
To facilitate the Klondike mining actdivities the White-Pass narrow—guage

railway was built by the British Yukon Mining,¢Trading and Transportation

. Company between 1899 and 1901. It ran from Skagway in Alaska to Whitehorse, -

the heag of navigation on the Yukon River. _The construction of the railway
was financed by an English company established by the Close” brothers, the
Whité Pass and Yukon_ Railroad Co. Ltd. whose name was changed in 1900 to the
British Yukon Railway Company (Koroscil 1971:57).

The original settlement, Closeieigﬁt, was on the east bank of the
Yukon’Ei;ér, but the railway was built on the west bank, and during the
construction of the railway in October 1899 the Company surveyed a new
éownsite on the west bank of the Yukdn River and.established‘a new subsidiary
com?éhy, the British Yukon Land Company (Koroscil 1978) (See Chapter 3, Fig.
3.5 for the history of early Whitehorse). Thus Whitehor?é had a commercial
origin as ; resting spot for travellers twhDawsén after they had. come through

Miles.Canyon and Whitehorse Rapids. The settlement was established at a

location where overland routes met the water route, a typical point of origin

~ - ~

for a city. Whitehorse became a supply and transportation centre and its

{ - -
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the United States continental defenck strategy of the Second-World Waf. The

Alaska Highway-was built to supply the airfields on the Northwest Staging

\ ) - Route, providing the first overland link between the'North'American road .

-

° -~

network, the Yukon Territory and Alaska. Whide the 1dea of the construction

°

of a road in the Northwest and 1ts planning as a joint Canadian-United States

effort orléinated 1n 1928, the final decision as to the date of the

construction and i1ts route was determined by the-United States 1n March 1942

-

(Koroscil 1970).. The highway was ,butlt and paid for by the United States wilh

—-—

complete Canaditan cooperation. Th ‘Cano* project also had a great inlluence

Trome N& « on, Whitghorse. It entailed the construction of a pipeline and a parallel ®
T T I

e .

. service road between Whitehorse and Norman Wells . ‘o reftnery,at Whilehorse and

o

4 p’:-ods;ct pipeline to Skagway. The construction of the road and pipeline was

e ¥

' ‘ completed 1n ﬁ.e spring of 1944

and abandoned
]

shortly after the wal
- During 1942-44 Whitehorse was u?re%»gs a military base camp and

*

headquarters for construction projects. ~It was the main distribution cenjie

of manpower and materials. The city was taken over by the United States

military in every 'sense. Th£ immense workload placed on the ra: lw‘ay during

f]

™~ this period resulted in i1ts control passing to the United States army until

- -

\ h -
5 Jul 1946.\“The construction projects were estimated to employ about 30,000 o

40,000 people, military and civilian, of which the great majority were buased

. rd
in Whitehorse (Lotoz 1961). The large labour force utilized and overwhelmed

existing transportation facilities and community services. While the United s
o

o - States army‘supplied the investment lgphysmal facilities and some of the
- m ) .

3

o i ’
suppiies for its'Military personnel, private investment supplied a great many

- ’ = g \ )

services for the expanding population.

LY
The wartime construction projects however temporary brought

\rV

‘,"‘g ‘employment and jobs to a depressed city. The continental, defence strategy
« '

)

“
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left Whitehorse with, the Alaska.Highway,xan' improved airport, a pipeline and .

\
an improved railway and commun?%ations system, all of subsequent long-term

economic value. At tﬁé same time this short-term wartime éctivitx had a

qlsastrou; effect on the physical development of the city, thougﬁ this was of
. ~— e . (Y
concern to'no one during the boom. The war period was marked by thé hasty

[y

™
bu11$1ng of substandard dwellings, the beginnings of squatter settlement ana
oy . - -~ s

the pre-empting of large portions of land i1n the town for mi-litary buil@ings.

’ . » . o‘
The indiscrimipate use of land i1n the town and its vicinity created seriqus

' S e ' .
difficulties for urban development for a long time to comel[7].

The economic boom associated with war construction ended with the
war. Than, as a result of circumstances created by the Depressfon andAthe War,
the federal. government adopted a new approach to northern development. First,
A ~ .

the Canadian government showed an 1ncreasing readiness to support private

productive activities 1n the Territory, second, it hegan to assume direct

> A

responsibility for welfare agg&especially for ‘native welfage in the area. This

change 1n the role of the state in relation to the local ecénomy of the north

replaced thﬁ traditional laissez-faire policy and government activities became

1

the most important local economic stimulus in the area (Rea 1968:352): The

principal structuralﬂchangﬁ_Ln—Lhe.econom& has been the rise of the public

* ' T

service sector 1n_t form of defence,® health, education and welfare services.

The market regulation of the economy of the ter:}fcries was

abandoned in favour of public intervention well beyond rodtine administration, - ¢

. ' — .
scientific exploration and policing. Regarding the mining industry the change

[

_was not radical. The markét mechanism of supply and demand Was relied upon as

»

in the past, but state support was made available in a variety of ways such as
\ .

by adding public enterprises to the already available private enterprises (Rea

1968:353) .

-
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- _grants, and in 1953 fedé?af’goverﬁment operations -sere moved from Dawson 1o

_of the city and providing employment,.

J u 3 . -
.were the Elsa-Mayo—Keno areaj;where a rich silver-lead-zinc-cadmium deposit

- 3
.
»

From the 1060's, the federal government has 4lso helped hﬁe wining ‘
n !

industry with strong financial backing. The.federal government invested in
« .

industrial facilities such as power‘systems and transportattion systems {o

v R i
overcome th? high operating costs of the mining industry. These investments

were dictated by long-range econbmics inorder to greate a climate in owhreh

: = <

brivate industry could operate and be reaay for mining exploration when marhet

s N

conditions would be ﬁavoﬁrable‘(Rea 1968:135). In the 1950's and early !UAU‘a

d

-

the mining industry was still in.the prospecting and developmenl stage

In the immediate postwar gerrod'WhYtehorse, after lOéTREJJ(S warttime

5

population and a%tivities, slumped back into a short econom:ic stagnalion.
. N -

’ ~
Nevertheless i1ts role as a transportation™tourist and service centre

increased. In this period two important administrative events played key
I'd -

roles in the economic future of the town. In 1950 the Commigsivner of Lhe

Yukon Territory declared Whitehorse a city, making it eligible for government

2

/

‘Whitehorse making Whitehorse the capital of the Yuken Terrijtory. These acfions

. - ‘ N N .
reprgsented a growth in confidence -1in Whitehorse's future, and brought many
A . . , .

construction projects both residential and institutional, aiding the cconomy”

n 4

» * v ’ g

. .
The only considerable mining developments in the Yukon 1in this period

.

~

~

was work%d, and the Cassiar Mounta¥ns asbestos mine.'The output from both -

these mines was trucked to Whitehorse®3nd then railed to Skagway. In 1955 the

-
s

White Pass and Yukon R%PQe Corp., by now a Canadian company, introduced

- .

C . T, . . . K ’ { -
containers, a technique which tevolutloé$lazed-the whole, system of V'
transportation in the Yukon. . e -

! \
' hd 3 K .
~ ' e - , (‘ .‘ {
Chapter 2 : . - 81
Nt . -



— T

In spite of the changes pgoduced by the two administrative decisions

( ) which gave Whitehorse city and apit'al status, and the dev\\eviopmerit of the -~
- }
. . .
transhipmenf activity, the economic base of'the city was still dominated-by

- ‘ -8
military-activity consisting mainly of road construction and maintenance. "The

Department of National Defence moved Into Whitehorse to take over the Alaska
: v o .

‘ Highway operations and became tﬂe city's iargest employer. In the early —
. [y . - .

1960s tne Departmént of National-Defence was replaced by-non-military "

N

government offices (Department of Northern® Affairs and National Resources and,.

>
»

Department of Public Works) involved in the same type of work as well as
- : Co, .

i\\ ) extensive new construction projects. The growth of the activities of both the

N

o

federal and territorial govérnments diuting the 1950's and 1960's made them the
¥ ' = : - - .
twg'largest employers of the city by 1969: o R A ‘

' While Whitehorse is not, an important mining teritre, it benefitted
from the growth of the region's mining industry in a variety of ways. Apart .
v -, . ‘.
‘[* from beirig the transhipment centre for all the minerals leaving the Yukon

Te}rdxory 1t devélop%& inta the main support centre for exploratiom. It also
_ .became the major administrative, cultural and service centre fér the territory
. ¢ s ’ . . " . L . h
~ as a whole. Whitehorse's linkages with the terrlto;§ are dominated by retail -

f1ows and service.linkages (Duerden’ 1981:90): Whitehorse draws population ;

o . from’ the surrounding region to purchase a variety of 'goods and services. About
{ f . . . - - . ) ———
T half of akl products and services purchased by people in the 1l major . . .

. communities of the‘Yukﬁﬁ Territory are ohtained in Whitehorse. However, the

- ~

volume of sales is not reBreibhta€1Ve of the impact, since for most purchases,
! : $ T X
+ N . .

! Whitehorse is only an intermediary, and the money flows out of the territory.

. G em— . 1 £
. During the 1970's there were five important mining distficts in the
Yukon Territory, the Mayo District with silver, lead and zinc mines; the
( Whitehorse mining district for copper=conce{ntra-te, gold and silver; the, -
Chapter 2 ’ ¢ ; o 82 -
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Vangggﬁa Créek district of ce

ntral Yukon for lea%:and zinc} the Dawson

)“(‘: . . A A Lt ik , . s
- ) distrie¢t for asbestos, and the Watson Lake Qistrid& for leaf and zinc(F:ig. .
2.6). , T , . ’ .
v ¢ R ' N o ! . .
One-of the largést recent mining developments providing a stablgibasv
L for the territqu's economy for the 1970's was the AnyilQDynasty lead-zinc
) ‘ , project at Vongorda Creek. In 1965 Dynasty Explorations Limited and-Cyprus"®
¢ ‘ ' . ’ , '
W T - Mines Corporation éntered into a joint .venture agreement to form Anvil Mining

+

. - * ! * AT~
Corporation, -60% United States and.40% Canadian dwned, to conduct explorat:on

, .

R . A i -
involving about 120 people in the field. The mine was brought into production

| | R 4

in 1969 with federal government\assistance and an agreement which stated Lhe

. N —
4] -~

benefits the mine would provlde for the region. Concentrates’prodbcgd by
. . > , P )

I
©

|

| ’ - « . )

L . .Anvil were transported some 370km from the mine site at Farp. to Whitchorse by
| - ' éyuck using a contginef system, - At Whitehorse the containers were.placed on™

'raiiway cars for the 177km trip to the port of Skagway, where the containers e

o - were transferred tp deep-sea vessels for Helivery to smelters located ih

- . Canada, Japan, West Ce}many and later to Fran?e, Italy, Austria and.

/. b . Yugoslavia.

. Government assistance consisted in ‘providing power afd communication
L .

Y
' » N

v facilities, a townsite (including planning, standard municipal services, a
° I -
« - . ° . -~

school, fire and police stations and health services) and improvement of local

-

roads and bridges, Govermment assistance through the provision of

infrastructure represented approximately one*quarter,%f the capitalization of

+

@ o A\
. . \ the project—tMacpherson 1978:116). ‘The company was exempted from ifcome taxes

- A ' “£dr the first three years of production. While this is not the place.io‘

[N

8

C ,\ evaluate the décision-making;process_leadlﬁg“tq the develofment: of

' . . . ) ] ' - ‘
' Cyprus—Anvil or its true Value for the Canadian or Yukon economy, .the example

. ! v ) N - - ." N~ - ” ¢
, shows the kind of economic development policy the government got involved in |
-

“’ v ow -r v . ) * ’

- v \
2 . A ’ ' ’ . » Y o
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and Whitehorse's share in the operation. For a'partial evaluation of this

project the reader is diregted to Macpherson (1978) and Rae (1976).

A v
-

" All the’transportation systeﬁ} serving the Yukon Territory are -
centered in Whitehorse (cf. Fig. 2.6). The White Pass and Yukon route *

{ncludéé sQip service between Vancouver and Skagway, paxlway‘and pipeline -
7 - §
 transportation from Skagway to Whitehorse and truck tramsport from Whité¢horse

to other parts of the Yukon and northern British Columbia. The Yukon Rive:
e ‘ - & -

o

was extensively used in the past for transportation purposes emplo§fqg

-~
»

hundreds of people, but since thevggten51bn of highways to reach major

: . ) . — .
centres, the slower and more expensive seasonal river boat transport has

T Lol . -,
.

_ -

disappeared. . . ’ N
The highway system consists of the Northwest Highway System,

-

/ i -
development roads .and initial access'roads. They are built and maintatned by
- [

1

the Department of Public Works, Department of Indian Affairs.and Northern

Development and, the territoriak government. Highway transportation services.

.

are provided by several public and private trucking companies handling the °

3 A -

movement of most inbound commodities past the rail terminus at Whitehorse to

.

all accessible points in the territory andvalong the Alaska Highway into
northern British Columbia. The expanding transportation system plays an

important role in the tourist #ndustry of the Yukon Territory.

-~
> s

The largest single g;dustrial initiative wnich h9s dominated the
Whitehorse urban scene since 1977 is the Alaska Highway gas pipeline project

#

o .
(c£. Fig. “2.6). As of January 1983 construction on the Yukon part of the

pipeline had not started but its anticipation had influenced évery facet of

urban development ﬁncluding the real estate market, the .activities of the

construction indugiry and the land development policy of the territorisl

€

O

government .
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\—_l » 0 1] 03 3 I3 .‘ ‘
project during the initial phases of its planning, YHe government of the Yukon

1 .
- -

/- ° - : hi ?\

2

rl Q’\ ’ .
- . ) 4

From a five-year perspective (1977-82), it seems that both the

S

0

government and individual’'éitizens prematurely overq%acteg-to the expected

boom. Due to unforeseen regulatory delay; in the UnLﬁed Stafes, problem§ witp

»

financing, and the staté of the economy,‘the boom ha sqo¢ yet materialized.
o - . - [}

9 R B
The Alaska Highway gas pipeline was planned to-traqsp?rt natural gas from
[ - 4 !

’ ) - v :‘& ) : -
Prudhoe Bay, Alaska across Canada to the United States[8]. The Alaska.Highway
~ . \
. . B v
route was proposed by Foothills Pipelined (Yukon) Ltd. as an alternative to

the Mackenzie Valley Pipeline which was not approved for environmental

» - . ' :
- reasond. Of the total length of fhe system (7,710 km) 830km wére planned to

cross the southern Yukon, with Whitehorse serving as centre of operations. 1In
. R A -

‘its original application Foéﬁhil}; proposed to start construction Yin 1979 and

-

end in I981.. At the time of the Lysyk.inquiry (1978) it was believed
conskruction would start in 1980. . In September 1977 the signing of the'éana@a

- United States .Pipeline Agreement established January 1983 as a target date.
v A ]

" for coiélgtion of the project. Due to the many/delays, the ”planning phase"
* . -

- &

lasted,for three years. The company and the Yukon government worked out

o

-several programs concerning manpower planning, the control of“in—migratﬁpn,

N ~ - - t

comqunity growth and housing needs and requirements etc., taking in;o g

\ o .

cohsidéfatiqp the needs of the ,company during the different, phases of,

4
——

construction including the size of the pééiqiabour force (See Chapter 3 for .

- ¢ -~
4 7 J .
references) . . . - ' o

: In" spite of the excitement generated by .the publicity accorded to the

° = ’ ’

Territory was aware that economic benefits to the Yukon would not be large or

., T———

of long duration: The major problem was how to prevent tﬂ;‘aisruptive effects

—_— . ’

1

normally associated with such la;ge~cnns£ruction projects[9].. They were

~

céngerned primarily with the construction phase[10]. The governmirt's plan
[} { ' “
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and actions were based ‘on prel}ﬁfnary\estiﬁﬁtes base:\on~1Q73 ptatistics and

exéectationé. It was pressured into early developmaﬁt by the lgcab-business‘

- , . ‘ ¢ g . T .
community anxious to take part in the boom[11]. N

While mining exploration has been very active in the past: decade and

* has uncovered a number of prospective.new mines, investment-ip the Yukon is o

3
N

o s L} .

. depeﬁdent upon ;overdment policies and the private noh~}eneﬁable‘resoﬁ‘ien
) sector., Markets for mogt Yukon products are detérmined externally. eJther°in

southern dénada or, as in the gase of. mxnerals,_lnternatxonally. and thxs fact

. - s
¢ v

makes mining ang exploratlon dependent on 1nte&patlonal market fluctyations.

1

T sy

No new mines have qommencep operatlon sineel 1969, and by 1983 all minés had

céaggd‘operation. . . T
- e o D, v (N
‘ While the Yukon economy as a whole and espetially its mining

L4 - A - .

. , communities are exposed to the instability of the min1ngkindustry, wHitehoEa;,ﬂ'
- > N - [l [ .
during the last 10-15 years hés.enjoygd a more.stable.existence. This is due

"y

-
E~
ool

to the presence there of offices of the federa}l and territorial governments v

and the alternate industries located in Whitehorse. Most of the initiatives .,
. bl . . & *

N

—— ¢ . \ . ; .
which are .currently under "consideration are located in the sqgthern half of.

- 'the territory. ‘ The construction of the Alaska Highway gas pipeline, future

‘.

. ¢
expénditures on the upgrading of the highway system, potential growth in the

forestry and tourism industries, and Future power development are expected to
[ T \ ¢

. 8 - v v

. provide more perfianent jobs and a more stable future for all of the
'éommquﬁies along the Alaska Highway but especially for Whitepofse[IZ]. .

NeVerthéisgs Whitehorse is influenced by the general economic slowdown of.the

Yukon econom& of the early 1980's. There is no growth in the governgint ~
seator and ‘the serviee and r34311 sectors are gradually shrinking., With no

mining activities the transportation sector based@in‘Whitéhorse'is #
. ¥ : A ‘ \ "

’ - o

” ° D e ¥
. ’ !
’ ~ - * 4 s
* i ® ® ~ °
. » .
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, - - R
N\ - M . s
© ; disastrously affected. Consequently there is a'decline in residential Y
. . [ © , . ’ . R i i R ) . . ) s -
construct1 R ~ -’ ’ Lo
y ' e N .
( T ¥ .
, = . . ( “‘_ /) -
‘ - - " .3 ’ L)
. . - . ) . i ‘ .
. . . ;
Changes in ga(ver'nmental structure and respansibility .
. # K N <~ " R
. . - . - s
' 3 , . .
. - - *y The «urban development of-Whitehorse and its vicinity was éreatly
g T, -t . .
‘;“«f"\ influenced by the three levels of government which have .played variouys ‘role"s
o, . j; ‘different’ tlmes w1th dlfferent effects. 1In examining the changes in \

——
- . responszblllty of the federal terr1tor1q,1 and municipal governments their

- . —
. PR = . nt ,

roles asgu they affect res_1dent1al land use, hrbgn growth and hous‘—ing will be

- S 0
- R \

; . . -
. ( N focused on. \ : . \
. . , ) oL - - o

” ’ - 1 i

7 * Due to its economid ap‘& developmental history; until the midr1970's \ )
- the 'mﬂn‘icipa*l‘ity did not have .a significant role in land#use planning. The K \
' ' ! R ,

federal government, accountable for settlement development until the late

- ’ c e

1960's, transferred this right to the territorial government. .By the early

°

‘ P 198(2'5 ;.an;i use control and growth became 8 shared responsibility between-

—
. . a

' municipal and territorial governments with the real power itill resting with
* * ) * ' ) : .

—a

{
4 . - , —_———

i N L\
Graham 1981). .The~tesritorial government which owns undeveloped land in the

- p
I

- the latter, a sitﬁation very similar to the rest of urban Canada (Feldman and

) % . - ' 4 - iy
" _ city and its surroundings develops.its ‘own urban groewth and land dewelopment
\ . & . ' & ‘ M . X - y

: policy. R I - .o '
. L . " Until the ear'*ly 1950's the Yukon Ter 11:ory did not have the . ‘
LT A adﬁ?ni‘stratwe,.leggl or techmcal tools for the spec1f1c 'task ‘of land use '
( planning in &enerdl and for urban plannmg-ln particular. -There were no plans-
) L . > . —’ v X ’ ’. @ . N
X \ . PR Y ‘_ . — . s .
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L4 . . i

. . o
for the development of existing or emerging settlements nor were any agencies,

iu§ . entrusted with planning for these settlements. .There was no legislation —
. permitting or making mandatory th%@planning of settlements or laws controlling

the use of urban land’ (Ridge 1953).

]

Prior to 1950 Whitehorse did not °have any formal municipal .

.
- . % ,

goverﬁment: The Yukon Territory including its largest town Whitehorse was
left lafgely to private eﬁterprisé. -Public services were liQited’to
P . .
exT - "
maintaining law and order. The only political ‘group concerned with the

problems the city faced immediately afteér the war was the Board of Trade and
4 e " ' : - *

its predecessor the Men's Council.” Their’immediatelproblems included the

* ¢limination of dust from the streets, the cleaning of I?nes, the establishment

Ky - -
- - . .
-~

s of systems-—for garbage collection, water and sewage. While these local
. ] \

- -

. ’ community organizations partially fulTTTﬂedethe functions of a municipality:
.aw% and acted as a pol;tical pressure group to Voice local concerns, Whitehorse ’“
- N ‘ was séil;'seqn as a military base w;th defence\importance: The commuglty as
® repres:;ted by the Board of Trade felt that substantial grants<§;re needed .

from the federai and territorial governments to alleviate the unsanit%ry

conditionéﬁanq the acute housing shortage. \ ’ Y
. “ o | .
Although these problems were- apparent and needed urgent atténtipn,

= ~a ° -

nothing-gubstantial happened until 1949, Discussions as.to-how temdeal with
! .. . . A .
these problems ranged from expected direct fcZexal assigtance to the
: . possibility of empowering Whitehorse with its own city government which would

* .

give the city the power to impose taxation-on its residents. The poweé to ‘tax

ig R « . A N
themselves for collective services was adopted in.order to accept grants and

~- [ °

borrow. While thevincorporation idea,was initially rejected by both the

-~ Commissioner and the residents of Whitehorse the issue was.raised again by the 2
75 Territorial Council in 1949 when the borrowing powers of an incorporated city
Chapter 2 .. \ " ) . 89
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—~— . . 3 S -

were outlined as a solution to some of the ﬁroblems of the city. At the same

N 3

"gession a‘Municipal Tax Ordinance provided local government for Whitehorse. -

» a » -]

"

Idcorporatfon, because of the borrowing powers attached to it, meant a morgy

.elaborate and more expensive form oﬁﬁcity government and was subject to a

-

plebiscite.. Although the property owners of Whitehorse voted against-it,

Whitehorse became aSEity in June 1950 at the insistence of 4he Commissioner
‘, ' ‘. . .
and the Territorial CounZil, on the advice of the Federal Minister of Northern

. ) ,
Affairs (see more.about the incorporation issue in Chapter 3). A mayor - city

P —

clerk — council municipal government system was adopted. At the end of the ™~
Jnur . € e

1960's this system was changed to a cityﬂcouncil -~ manager — mayor system in
/7 .

which the manager had more power then the mayor and again in the early 1980's -°

! \

to a city council - mayor - manager system.” The ‘council appoints a city#

manager to administe; the poliéies it sets out. From 1950 on, local affairs .

“of Whitehorse weﬂb governed by a municipal body whlch stayed weak and

inexperienced due to its hlgh turnover[13] Final’ dec15}ons affecting the
- »
direction of development of the city were made by the territorial eguncil‘and

. the Commissiorer. ) “

.

cThe necessity for the Muni®ipal Taxation Ordinance _stems Erom an?»
action with a larger scope. Starting from 1947 the federal government as part

~
of 1ts new porthern development poliey expressed its intention to extend to
0\\

its northern territories certain new benef1ts relatlng to publjc health,
.
yelfare and housing. In exxhange for the right to cdlleét.income and |

’ -

. .

succession duties within the territory, the federal government offered an
A . L N . -

annual, grant of $2,000,000. The Taxation Ordinance was part of the scheme

creating the lehisletive machinery to carry out the grant p}ocedhre.

The first municipal government started‘ work on local improvemen"ts
- - ‘ »

' | ~ —

reacting to the immediate urgent‘needs of the long neglected ‘community. .THe
i , . .
) .

©
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responsibility of the muncipality was limited strictly to street construction

- Y
°

and maintenance, street lighting, .fire fighting, operation of water and sewage
- 3TN

. ) ’ -
systems, refuse collection and disposal. Administrative responsibilities

- ]
H

in¢luded building inspection inside.city limits and the !icencing and
™ . : - - - ,

operation of the dog pound. Decisions regarding land subdivision and

dglelopment were a territorial,respon;ibility, with the municipality playing

only a superficial role. R
l Tﬁé_town's biggest«problem during thé post war pegiod-and into the

. mid-1950's was an acuteneed for housing stemming from a shd??age of available .

. L. Tfand to build on. During the war space was liberally allocated for United
] i

- States military barracksy housing, and equipment storagg by both the » =
government and the -major land owher, White Pass and,Xu*on Route Ltd. Afler all
- . ,

-

easily usable Iand on the townsite h&d been occupied, the government opened up

- a large area in the immediate vicinity of Whitehorse, the Military Reserve.
- - ‘l
t . SN, L, )
- . After the war government employees inclucing c;v1lxaq% and army personnel were
. : - ro
a e ‘well housed in accommodation provided gy the federgl government on the

N

'militf@y and federal reserve, an area of 2,740 hectares immediately outside

« " city limitsanot subject to municipal taxation. —These residential and service

o -
-~ -

- areas f;cluding Camp Takbini,.Valley§iew and Hillerest took up large areas

without any thought for Whitehorse's future land needs (Fig.2.7). . e
. EEN . ) » —~ -
Duri&@ this period there was no concerted approach to land use and ., ®

—

residential land need in.the Whitehorse area. At seems that each level of

government °had different ideas and solutions.” The territorial and municipal

-
- a

levels were weak and limited in their experience and jurisdiction. Responding
. . \ .
. ) to -the acute need for land and housing in the wake of northern development,

13

. between 1954 and 196i the federal BOVernmehéropeqed one planned and serviced

subdivision (Rivefdale) and six unserviced aregs alodf the Alaska Highway. The
BxR 1 -~ - \ L4 4

~
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Note the elongated military buildings in the enframed areas.

Source: Canada, Department of Energy, Mines and Resources, Al0557-]13, August
1946, 1:25,000
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Source: 'Whitehorse Metropolitan. Plan Report', CMHC, 1963
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_Figure 2.7 Whitehorse federal military reserve, 1961. i
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federal government chose the line of least resistance and gpoéed up land for
_development 1in the proxim1t§ of Whltehorse without lookﬁng at the schxf\c
problems faced by the town or the consequences this swtéad of settlement
created. The opening up of the unserviced subdivisions involved subdivision

of the the land and surveying the lots in advance of purchase. Lots were sold

“©
Py

primarily to 1ndividual house builders. Initially no roads or services were

.provided or promised (see more about this period 1% Chapter 3,” Resident 1ol
L4 .

°
T e

growth history).

In accdtdance with recommendations made by the Interdepartmental
]
Committee on Federal-Territorial Financial Relations all lots 1n the new .
T —

serviced addition to the City of Whitehorse (Riverdale) were transferred to

¢

the government of the Yukon Territory without charge. During 1957-58
subdivisions at miles 923 and 925 of the Alaskd Highway were also transferred
to the territory by the federal government for subsequent disposal, as were

all subsequent residential-type subdivisions.

During the post-war period and into the 1960's the Lerritorial
administration was dependent upon the federal! government for practically all
financial, administtrative and technical assistance (Ridge 1953:531). Howtver

during that time even the federal governmentywas a novice in community and
* 4 —~re
A

town planning in the north, and its concern for Whitehorse was minimal. The

—- '
)

rapid/pace of northerfdevelopment at the end of the 1950's was reflected 1n

-

the reorganization of the Northern Administfation Branch of the federal

s t

Department of Indian Affairs and National Resources. Its new Industrial z

3

Division covered matters related to community and a¥ea planning(14].
e

¢ 1

The development of govérnment in the Yukon Territory at that stage

progressed extremely slowly. From 1918 to 1951, @ period which i1ncluded an

economic slump and wartime defense priorities, political development regressed

\

~ f 3 . /\
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9 ’ .
and there was a refiuction i1n the degree of delf gpvernment‘;Evans 1979; Gairns

1978). The first wholly elected Executive Council styled after the provincial

cabinets was created i1n October 1979[15]. At the same time the Commissioner's

powers as a représentative of the federal government were also reduced while

) ) . .-
the pasttion of the Yukon governmenmt leader was strengthened. Legislation

today comes from elected representatives. Department administrators (e.g.
A P '
. ’ : ®

Department of Local Government) are deputy ministers whose duty is to ensure

.

that government policy enacted by the politicians 1s carried out. They ensure

that the departments enact and deliver programs requested or demanded by the’

c
-

welectorate(16].

\ v
Constitutionally the territorial government is a creature of the

-

federal government. While the elected terrltoélal counctl today{fas nearly

o

all of the leglslatlve authority of a provincial assembly‘ there\1s a basic

difference i1n the constjtutiogal status of thg‘territory. The »
complssion—1n~council hasono authority over mineral righté and only limited
authority over certain restricted areas of land, also known as Comwissioner's
Lands (lands under territorial jurisdiction). Authorfty over mineral rights
and most public land 1s reserved fo; the federal govermment, while élsewhere
;:\Canada 1t 15 the exclusive dgmain of the provinc;s (Redpagh 197952 For most
metters affecting Yukon land the territorial government plays a merely
consultative %ole. Consistent %ith this restricbiog in decision making wigz
regard to the use of land and resources is ‘the reduced capacity of ghe
terr;to;ial government to raise revenue. All income tax in the territdr; is
levied by the federal government. The t;rritor1al government relies for its
funéing largely Epon annual fed%;al subsidies. Only since 1954 has the
territorial government. been given the administration of certain lands for

SN N
certain limited purposes. These lands were concentrated in and around
- ”
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4 established communities. Since then minor transfers of lands near sett lements
i . ] .
e from federal to territorial admintstratiocn have occurred, and provisions exist
° 3
) 5
for other transfers. Included 1n these transfers were the new residential

-

subdivisions in the Whitehorse area. —~ g SN
X ]

“ The early transfers included only administration and management and
\ s . '
that only of surveyed land. .Dgcisions regarding policy and regulations were

made by the federal goxernment until the end of the 1960's. "yilu7“ the

s

administration and control of all Crown land im.the greater Whl}éhgxuo ar ea

was transferred from the Department of qulan Affairs and Northern DevelOpment -

to the Commissioner of the Yukon Territory whether such land had been suiveyed

- : dr not (Redpath 19795. Land development became the full responsibility of the?

!
|
| o
|
|
|

territporial government and included the administration of rules and

P

regulations, planning, zoning and availability of land; servicing of property;

\

pricing of property including all services provided and inspection of property
. (’J”

B ) joutside city limits. During the 1960's and 1970's new territortal offices

| = -

I

) - ’ [
(departments and branches) in charge of land administration, housing, land -

development ang\ﬂgpicipal engineering were- opened(cf. reference 15]. (antrol
. \

. of the land in the vicinity of the established settlements was made pussible
. v

by the federal government Block Land Transfer Program which started 1n 1970.
Under the transfer program, in 1971 thecWhitehorse metropolitan area reccived -
“ © an additional 621 km? of land. The territorial govergment hopes that sometime

v o
-
in the future the federal government will transfer control over all surface

(\ rightf{tg lanJ, but at the moment the federal government has po intention of
. ~ , . .

doing this [17]. 1In the short term the territory's goal 1s to €xpand their
control to mé#é and more land in a piecemeal éa;hion under the exlstlng'land'
transfer provisioq;. While in certain cases there is a definite need for
a3 Block land Transfers[18], these are being used by the territorial government
S

-

@ ° s

~. Chapter 2 R . o .



wy

[N

[

~
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“+ - v s e

in its long— range plan(cf. reference 10] to wrest control of more and more

o -~

I
" - e

land in the Yukon from the federal government. , C. L ° w
¢ _ " -

v = A

~ The municipality and its surrounding area got its first town pianning

4 . .

advice in 1960 from the Queen's Univeréity report and its first.
Y .; ’ \ ke -

area plan in 1963 at the request of ther fedg;al hovernment Depaft@ent’ofh iy -

mg%;o?olxtap .

~ -

.-

- LY = .

Northern Affairs-smd—Natural Resourcef [cf.reference 1], - Fo?-tﬁbsfifst time

the inhahlted Whitehorse area was }ooked at as.a yhole’wfth an eye to the %
'fﬁture. 1n‘1970uthe 1er;i£o;i§£'§6€érnmen5 decided that the.;hqleqwgitehorse -
. . o . . .
m;tropolitah area (360 square miles wor 414 5m{f=sh;ulhnbe goverﬁe& by a 51hgle \
reép?néibl; municx?al‘go&e;nhéﬁtn ;nd it ﬁadefghe city~bounda;1és of > " <

a .
v - '

“Whitehorse*1dentfcal to those of.the métropolitan area. The city became
L] . \ -

- “

e
Y

, ——
responsible for urban planning within its .boundaries but still subject to the

. A +
active guidance of the territorial government. Until 1980 there were no

professional urban planners employed at either theetefritorial or municipal

a

level. The territorial government coﬂ({?ued to act as land developer, with

dewelopment plans being bSepared in cooperation with }he city's planning board

and the territorial ggvernment. Community development plans and subdivision
< f 1 -

plans were prepared with the help of outside consultants on a contract basis.

] -

The terms of reference were prepared by the City while ther%erritorial !

L4
o

government reserved\lts right of approval. With the bgundary extension of.

\

. v
1971 the balancg of responsibility and control changed, but the territorial

governm;ht retained the lion's share of the decision making for the next ten

-~ -

EN -
.

years. . ) ‘ B

o

The present responsibilities and decision-making powers: of the Yoo
N . L oT-

municipality and the territorial government concerniné‘urban development are

T — -

o . 'Y .
clearly spelled out in the new 1980-1984 Municipal Ordinance and in the Yukon

-

Planning 'Act. The Municipal Ordinance and ‘the Planning Act drawn up by the ©°
- L

—
.~

~ . .
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" new Yukon Municipal Planning Board established by the Commissioner.

T—— Y, ., LY .

territorial government with the cooperation of the Association of Yukon

Communities gives lots of, flexibility angxfoom for decision making to the
w [

N -

ﬁunicipality. Issues open for questioning and dispute are debated by the also

Responsibility for the use of land, for urban growth-and the
<]

provision of housing in Whitehorse and its vicimity during the period studied

. )
was preatly influenced by the év?lutlon of self-governmént.,in the Yukon .
Territory. In the post-war -period because of the youth and inexperience of

the municipality and because of the lack of responsibility of the territfrial
IR

government the limited institutional initiatives and aid for the city and its 7

\

problems came from the federal government. /EFEHﬁElly the municipal and -

territorial governments gained more responsxbilx}y and decision making power
. o .
< .
for two basic reasons: northern development and 1ts accompanied population

. - <

gfd@th\necessigated a certain degree of decentralization; local levels of
\

’ . 4 . .
government grew more and more ‘experienced and capable of more responsibilily
s

for their.own affairs. ~ , .
<
4 ’
‘What exactly these changes in responsibility and decision making

»

power meant for the,city of Whitehorse at different times durihg the period

-

studiea, how dependent the process of residential land use planning and
housing were on these changes and what this dependence meant will be. examined

in Chapters 3 , 4 and 5 in the framework of the pI;nning and housing historys

4 | -
of Whitehorse. . .
ke

. Acéuiring land or transferring land from federal to territorial "
Ujurisdiction is clearly a political prpcess. Requests for additional land

have gone beyond the needs of urban growth. Under the guise of an arguable

need, the territgrial government wants to gain control over more and more land . |

.
°

as part of its fight for more power. But before land transfers take place

-

* ' ) - ‘ o/u\___‘)
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Public interest does not coincide S

somg,basic questions should be answered:

___for the federalténd territorial \governments. Which one is more valid?
g National and local-land policies are still ill~defined. Who ‘should ultimately -
control land? What land? How much of it? What kind of control should they
: - ]

;aVe? These conflicts influence the direction and form of urban development

i)

- - . of northern communities 1n generaldand of Whitehorse ingparticular. &

o Q
The range of demands of the Whitehorse population o \

. - &

- t
9
Population change . - - B
—_—t

Impressive chénges in the number of people living in Whitehorse have
[ . -

- 1

occured over time (Fig. 2.8 and Table 2.2] The two exceptionaf short-lived
E RN . .ot

"boom periods were the consequence of theogold rush and World-War II defence '

activities. The first boom period was followed by decline and stagnation, ‘the’

L4

second by rapid decline, §lgi_growth until 1966, more répid growth up to 1971
. )

°
14

and a more modest one up to 1981, Thqiﬁore rapid growth begaﬁ when the

.

-__ _government's efforts to build the infrastructure and promote exploration were

-

realized through the opening up of several mines in the territory. The
' ’ [y b )
‘ \terrxtory's growth pattern closely parallels that of Whitehorse, although

Whitehorse dispiays a slightly faster growth rate and concentration of

population.

Chapter 2 - _
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' Table 2.2 ‘
’ S — »
s . Whitehorse 'and YuFKon Territory, .
population statistics, 1901-1981.
. ‘ . r
Population Whitehorse
Census ' population
. year Yukon Whitehorge as 7% of
Yukon pop. .
1901 27 219 n.a., :
(2 000) (1) (7.3)
1911 512 B52 10.0
1921 157 331 7.9
1931 4\230° 541 12.7
1941 4 914 754 15.3
1951 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 °
1981 23 153 14 814 63.9 e .
“\

Sources: Statistics Canada, Census years. 1) abpréximate data quoted by
Koroscil, 1971, p.66. 2) Whitehorse metropolitan area population guoted by
Lotz, 1961 and "City of Whitehorse - Survey and Analysis", 1976.

T

hd i

By 1901 the Yukon population had reached® 27,219 and Whitehorse had a

%—
' population of 2,000-(7.3%), most of whom were young single men. Employment was
. ® ’ '
shaked among &he different branches of the transportation industry handled by

Al -

~

“the White Pass and Yukon Rdute L%d., government representatives such as, the
A

~ r

Northwest Mounted Police, and the business community providing services for

’
¢

miners and people on their way to the mines.

’ ’
As gold became less accessible and the small-scale miner was replaced

——

by large miriing companies employing 'more efficien{ mimning methods, the Yukon

o

experienced a sharp drop in population. 1In 1911 the Yukon had a popdlation of.

* 8,511, of which Whitehorse had 82 (10%). That population was still male

' dominated and highly transient. Almost all economic activity was concentrateg

°
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. )
! in the summer season, when trqnsfent labourers such as ship workers and dogck

a~

>
*}“g* ) hands entered thie community in large numbers tocmpet the demahds of the .

.

5 _ shipping season., The Brigish,ﬁukon Navigation Company provided large

°

bupkhéuseslnéar the'river (Werner 1975), Between 1921-1931 the White Pass and

.« - 1

Yukon‘Route ‘Ltd: employed the majority of the working pdﬁuiation. By 1931 the

N &

“ Whitehog§e°populqtion had dropped to '541.

D 4

i

This trend was reversed with the onset.of World War II defence

'

~
« activity. There was an immediate need for housing for the sudden influx of

]

.o population. The military werg\hserved first in tents, barracks, sthen proper ..

Jhouses. (Civilians who came on their own to participate in the'largg L ,

- ' . °~ construction projgct%'had to build their own accommodation. They had to act.

quickly and did not- have much land or suitable construction materials to_

/ choose from. This'period marked the beginnings of the squatter problem

4 © .
e

. (Koroscil 1978). T . , -

B i -
e, [
"" 3- N Al

| hnad After a drastic drop in the population of the Whitehorse area from

™ 30,000 %n 1942 to 5,031 in 1951 (inside Whitehorse city limits 2,594), .
n b v

=~ - ° Whitehorse experienced a generally steady growth[19]. L i

v/ . v

The 1951 census still shows a predominantly male'population, %}t by

1
) f H . s

1981 the sex ratio is closer to most Canadian cities in the south, showing

that Whitehorse is now less of a Canadian: frontier. The sex ratio in

‘ﬁhitehorse changed ffoq 120 in 1951 to 112 in 1976 and 108 in 1981, The -

g

Whitehorse'pepulation was and is predomindntly young. The population has 'a
. tendency to-replace itself fnsteaq of aging. The population pyramids of ’
- Whitehongg resemble the pyramids of southern Canadian suburbaé deyvelopments
.e. (Fig.2.9,qfiid). The age;cghorf distribution of Whit®horse for 1961, 1951 aéd

"

1981, shows that the aging evident in the southern more inhabited regions of : ~

& T a s k ‘ .

@ Canada is not apparent in Whitehorse (Fi'g.L\IQ). “ Alarge percentage of people

4
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&

over forty leaVé\Whitphorsé every year._During the 1960's and 1970's,

populatian growlh.occurred primarily in the 15-34 age group as a result of

continyous immigration to Whitehorse. A large percentage of the population

(38% in 1951, .42 in 1971 and 56 in 1981) fell between the ages of 20-44. This

. , -4"\
means - that in $hitehorse thérg is a large percentage of popufation in the

’ . . « - . .
category of growing income, a large segmené who are dominant in every respect,
P R

€ .

‘ ¥
people who are able to define the direction of development.

lad .

N g » . 7/‘.\—— . ) . ~*
The population's ethnic composition has remained consistent over

K3

N —

—/\— - .
>largest ethnic group coming after French Canadians.

» toee
1 - —~ .
° -

The native. populqtia_n_o\fﬁ/)itelmﬁse and its origin

v

.

e
. -
\ 7 R
" - “ ~
-

. e .
The local distribution of native people is shown in Tables 2.3, 2.

‘\AccorAink to'the 1981 census, 39.4% of the total native population of the

is predominantly of British origin, with native Indians as the third "

’ A & . .
vote, pdy taxes, set the lifestyle; influence the housing market;,in summary,

4’

5

Yokon Territory lives in Whitehorse.” Of the 1,595 peoﬁle of natiye origin in

Whiteho;;e. about one-third (32.9%) are members ‘of the Kwanlin Dun Band
(WhHitehorse Indian Band) or are status (re;isteredj I;dians. 0f the 526
.péoplé in‘the Band 38.9% or. 205 live in the Whitehorse Indian Village. ®

*  The severe climatiga;onditions and the relatively small amount of

game kept the Yukon Indians of past centuries scattered over a very large’

-

o
.

area, with only a few family groups in any one location. Records of earliest

~

Indian communities’show their existence wasattributalle to their location on

.
a - -~
’ .

. -

\Shgpter 2 ‘ .

102




-

Age group

63 4
60-64

33-39

$0-54

L5-49

L0-4&&

33-39

10-34 .

Male

Whitehorse
l9§1

Female

—

25-29

20-4

15-19

10- 14 -
5-9

Whitehorse
1961

0-4 I

]
=
‘j ——

[

[l

1

——
. Whitehorse

70
65-10
60-64
55-59
~ 50-3%4
L8-49
40-4d
35-)9
30-34
T 25-29 ”
20-24
15-19
10-14
5-9
0-4 .~

s

0 5 10 10

whitehorse ©
1981 LH\

[
{

e

5, 0

r

.10 5 0

<

[ )
{ 1 -
5

. ——é;——-—j““ 1‘6-
Percent

Canadé .
1984

1

,- 10. 5

Source: Data derived from Statistics Canada publications

»
.

Figure 2.9 Population pyramids, Whitehorse and Canada, 1951-13§81
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Table 2.3

w Native population distribution, Yukon Territory,
. Whitehorse and Indian Village, 1971 and 1981
I
. Yukon Whitehorse Indian Village
1971(2) {1981 (3) 1971|1981 (&) [1971(5) | 1981 |-,

Indian (registered

band member or - #

status Indian) 2452 2770 560 526 450(6) | 205 (4)
Metis 716 190 26Q ?
Non-status Indian 990 .
Native people - &

(Indian & Metis) | 3168 725 - -
Native people

(status and .

non-status) (1) 1595 1255
People with mul- | R

tiple origin

which includes

native origin(l) 630 / 340 | 10 (4)
Total population T '

of native .

origin(l) 4675(7) 1595 o' |215 #

Sources and notes:

1Y

1. .In the 198! Ceénsus of Population, the question concerning ethnic or

cultural origin was changed,
perceived by the respondent.
accurate account of native peoples than was
"Briefing for users of Native Peoples Data"

February 1, 1983.

Statistics Canada,

1971 Census, Cat.

The resplt was

the cafe

in Statis

92-762; Canada,

soliciting the reporting of ethnicity as
a more comprehensive and

in 1971, See
tics Canada Daily,

Indian and Northern

Affairs, '"Socio- economic baseline data inventory of the Yukon

v

Territory", 1978.
3. Statistics Canada Daily, 1 February 1983, Table 2. Native people by
) type, Canada and Provinces/Territories, 1981.
"4, Statistics Canada, Special tabulation EA C8B13, Population by ethnic
.origin(12) and sex(3) - 1981, ‘Request number 3, p.1-5 (Yukon). Obtained
from- the Department of’lndxan and Northern Affairs, Ottawa.

5. "Canada, Indian and Northern Affairs, "Socio economic baseline data
inventory of the Yukon Territory", 1978, Table: Community populatlon by
community and ethnic ‘origin, Yukon Territory, 1971. :

6. Estimate of the Department of Indian and Nggthern Affaxrs, Yukon Reglon
in WCR, Census files, March 1972. .

7. Includes 95 Inuit. ‘

- ws : -
~ ° -~ »
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Table 2.4 N

<

Distribution of population of native,
¢ origin by residential area, Whitehorse, 1981

.

Residential area. Native Native Total
, people people of |pop.5of
(Indians) {multiple |native
. ' origin origin - .
Riverdale 370 185 555
“ | Downtown 1 260 45 7 305
. ' Indian Village 205 10 215 ‘
Porter Creek ° 200 50 250
Hillerest -& Lowbird . 70 ) 20 90 \)\/
Valleyview & Kopper King 55 5 60 T
Takhini brailer court 40 10 50 °
| McPherson® & Crestview 30 5 35
Woolf Creak 25 25 .
Takhini X 10 10 .
V b . <fa
1255 340 1595

Source: Calculated from Statistics Canada, spe™al tabulation EA C81B13,

Population by ethnic origin(l12) and sex (3)-1981, request number 3, p.1-5

(Yukon) . Obtained from Department of Indian and Northern Affairs, Ottawa.
o .

~

L] N s

routes of trage between the coastal people and interior people, as well as to
the proximity of fish and game resources. Anthropologists havg designated

r

populations and territorial divisions according to language groups (Jenness

1967), but they do not represent meaningful social, .economic or political

— o
~

units. The basic uni1t of social organization was the family. Related families

grouped together in small bands in order. to hunt and figsh in specifit
[+]

g’eographic areas (Vanstone 1974:33-39; Osgood 1936). .

-

I h ks
The 1m§oact of the fur trade upon the northern Indians has_been

discussed-bhy Naysmith (1976:30-35), Archibéld et al (1977), Innis (1962) and

many -otherg$, Before World War II, virtually all tréppers in the Yukon were
-0
Indian. After the war, an increasing number of non-Indians began trapping as
A Y - h
Chapter 2 - ‘ - - 106 .,
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. = .
a means of livelihood. Since the 1950's the more restrictive legislatrve

[

control over trapping, availability of alternate sources of income and

decreasing fur prices made trapping a less attractive occupation. Over the

years, due to permanent settlement and job opportunities, major fluctuations

|

- ‘
’ﬂﬁr

|

|

|

|

° ;/ have oceurred 1n the distribution of the native populatan. The_new
settlqunt pette;n wa; a decisive factor 1n bringing Indian communities to the
marginal economic position they have in the present Yukon ecénomy (Graham
1979:24) .

Yukon bands were .formed in 1947 for administrative purposes. At {hat
B time all Yukon Indiars llVlné on the trap lines were seitled i1n twelve
villages aléng the highway, convenient for the Indian Agent, the
—~;e;}esentat1ve of the federal government. The Band Council was the
\ 0 .
- administrative drm of the Indian Agent.
- . o
wm. : The introduction of paddle steamers and the completlo? of the White
T Pass and Yukon Railway 1in 1900 made Whitehorse the main point of transfer from

rail to water transportation and a gplace with job opportunities. Due to the
availability of wage work, Indian people began to move to Whitehorse. However
only after the Alaska Highway was built in 1943 and Whitehorse became a major
centre did Indiah ﬁamilies’%egln moving there 1in {arge numbers, instially from

nearby lakes and rivers and later from more distant communities. Due to

8 J

% falling fur prices and a lack of cash from trapping, the Indians had added
reason-to concentrate i1ndhighway settlements. The highways themselves put more

pressure on the game population (Graham 1979). The testimony of Cru1kshfnk, a
Whitehorse-based antropologist, before the Lysyk Inquiry (Lysyk, Bohmer and

[

; Phelps 1977:14) illustr&tes this circular process vividly:

"In 1942, fur prices were lower than they had
been for many years. _Many native families who
- traded at posts near the new highway route i
o (Teslin, Champagne, Burwash Landing) decided for

-~ Chapter 2 N 107
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the first time not to trfap that winter, but
rather to remain at the post or go to Whitehorse
to seek employment related to hlgpway
construction, After the highway was completed,
many of thése people continued to live year
around along the .highway where they were joined .
° by “other Natives.| A steady drift of Natives
from all over the Yukon to the margins of .
Whitehorse began with the building of the
highways and continued ever since." .

—
°

The Indians lacked the skrlls imperative for modern wage labour and

i

lacked the educational and cultural background necessary for wurban living. The
approach used for the. integration of native people into the maingtream of
P v

white society proved to be destructive in many respects. NativeTpeople in

!

Whitehorse lik other native people living in Canadian urban centres have
special problems of adaptation to town life. They suffer conflict over style -

of life and con?héT:E;bf"valueg ag an effect of the proximity of the locial
. .
white society, lack of tolerance and church education. According to Alexander

(1969:90-105)_ this conflict and confusion 1s the mosk important® source of

their marginality. Thé Yukon Indians were less exposed to,white culture than

3
those 1n the United States or southern Canadi. Due to the very short period of

transition (less thé%)one hundred years) the destructive effects of
o B

integration are still very apﬁarent. Native chilq;en were removed from their
familiég and educated in missions. In Whitehorse Indian students were first”
allowed to attend public séhools in 1960. The curriculum offered gy the °
territorial school system_was still absurd for Indian children. Natf;e history

was left out of school books and nothing in the school was linked to their

=

. s
heritage. Many teachers did not understand or appreciate the difference

between Indian and white values. Native parents felt that communication i}

o “

between parents and teachers regarding their children was always one way.

°
E4

«
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i -
Native youths continued through the 1970's to leave school Qﬁg%aturely and
without adequate education.
¢ »
Recognizing the serious faults of the educational system DIAND

changed its policy in the early 1970's. The effects of the change have not as

o

yet been felt. Na\ive people feel that along with the change tn the

L}

educational cu Culum, larger native communities such as' that in Whitehorsc
should have their own elementary school as an integral part of the tbtal
- : ! N
communitx[ZO].
]

[ ‘ s

Consultants' reports docgméqf a high rate of 1lliteracy, v

unemployment, alcoholism and the colldpse of cwltural values among Kwanlin Dun
7

Band members (Whithorse Band) [21). The Kwanlin Dun Band experienced several

negative impacts from the boom and bust nature of the local economy, the
et - ° “~r o

‘ educational system of the territpry and the agressively white culture. The

~. 0

| : ¢ oo o

‘ . B?Zd as a'political and adminis\rative entity 1s relalivaly now.”" Unt 1 1952,

|

\

|

|

|

T

there was no coherent decision-making body within the Indian Village to act
on behalf of the Indian people, or to provide the organizational frameu*rk ‘

necessary to maintain community cdhesion[22]. Between the first federal

\/ i
government involvement in Indian welfare &nd medical assistance i1n 1894

RS

- ~~ (Coates 1983) and the early 1980's the Indians were caught in the mesh of.

]

paternalistic politics that made them ever more dependent on the government.
[~}

The job base of Whitehorse Indians and their average purchasing power will be
\. o
discussed in the next section, on the labour force. Their weak position ip

~

§\\&he urban economy is the basis for a weak position in the ﬁousgng market and a

complex and cnnf{ictual class posittion which also constrains the native

., G
community.

_ T 4 <
\ “ - '1

£
P
it

‘Q
4
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. Labour force structure in Whitehorse Ia .
C X ,
. o~
o ., Whitehorse in this generation is based on a service economy, but of a

0 rather- special type. Tt 15 more dominated by government employment than mos£
. g ,
4
° cities of its size. Between 1951 ard 1981 employment continued te—be_shared

- -
among government, transportation and businesg{ervices. Before the capital's

¢

o -
6fficial move to Whitehorse in 1954, government in Whitehorse was represented

by territorial offices such as the térriﬁ'orial agént, the superintendent of

b
game and publicity anc“?‘the superintendent of liquor control. The federal

s “

government t;ad offices representing the Department of Resources, Justice,

National Defence, National Reverue, Public Works, Transport, Canada Post and

‘the Royal Canadian Mounted Police.

< Most of the population gr;)h;th of Whitehorse between 1954 and 1981 can
( ) be attrabuted to jobs in the government sector. The growth of the government

“ ¥
PR

sector"ix;‘tbe territory between 1961 and 1981 “is shown in Table-2.5. 1In 1976
; T A - ’
Whitehorse had 70% of .all government employees of the Yukon. Between 1971 and

1976 the number of éovernment employees increased by 38%, while Whitehorse's

¢

population increased by only 16% (Duerden 1979:73). The town's role as; an

u

The

: administrative, service and transportation centz%\i,; evident (Table 2:6).

-

o

grc;wtt; of e;nploymeﬂt in the mining sector #1971 represents the exploitatij

of the Whitehorse copper belt by the New Imperial Mines of copper, gold and
o silver. By 19;0f the mineowas one of the larger pfi\\late emplByers in the city

employing 200 people. The overall proportion of employment in the domi'nant

.

‘ industries however remains more or less the same. During the years only minor

v °

e ’ changes occurred, e.g. by 1971 there was a decrease ir the role of public
c administration and defence due to the departure of the military. The larger
q 1 i

Chapter 2 _ | 110




, 1976) whose labour force is concentrated in mining (31.6%), services (20.0%)

industrial employers in 1981 are community, buginess and personal service

industries (25.9%), public administration and defence (21.9%), trade (15.9%)

v

and transportation, communication aﬁd other utilities (14.1%), Ve
Comparison with other Canadian cities of 10,000-30,000 poulatxon .

shows that Whitehorse employs more people in public administration and

-
.

defence, construction,.transportation and storage. Most cities of that size

o

° employ more people in manufacturing and service[23].%There are of course

mining towns yet more specialized, such as Fort McMurray (population 15,424 in

.

'‘and construction (11.0%) (Buse 14978).

v

°

o Because of the seasonality of certain jobs and the uneven nature of

the economy — not evident from the ten-yearly censuses - both Whitehorse and
“ 7 *
the territory often experienced shortages of qualified labour. When:the

7
military moved out of the city taking with them their wives, government

-~

offices met a shortage of skilled stenographers and typists. The demand for
’ " ) il - i N
cofstruction skills, particularly for carpenters and heavy equipment
>

there

industry. HYghway maintenance, road construction, placer minigg, surveying,
exploration:and tourism (outfitting) offer lots of seasonal work. During times

of recession (e.g. 1961-1966) people leave the territory, and when recession

enas'vhundreds of jobs «can not be filled. There 1s always a lack of

qualified people but a surplus of unskilled workers regislered in the

v

empjoyment office of the territory[cfu reference 15]. The extreme seasonality
of employment is shown in the unadjusted unemployment rate for the period of
<~ , . R .

December 1981 - December 1982 for the Yukon compared to Canada and selected
) v

o
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B ’ %/“
-
a

Table 2.5
“ [ b]
Terrlgorial and federal government employment Yukon Territory,
’ 1961-1981 g
4 Year Ter. gov.} Fed. Gov. Local gov. Total gov.
employmen| employment employment employment ’
- 19617~ 293(2) 1913(1) 2206
1966 643(2) 1205(1) 1848
1971(3) 1136 1241 90 2467
1976 (3) 1550 \ 1441 . 52 3}43’
. 1981(3) 2053 1365 213 3631
e |

Sources: 1) Canada, Department of Indian Affairs and Northern Develapment,
Government activities in the North, Ottawa, 1962 and 1967. 2) Statistigs
Canada; Provincial govermnment employment, Catalogue #72-007 3) Statistics
Canada, Federal government emplpyment, Catalogue #72-004; Provincial
government employment catalogue #72-007.

- o 7

provinces ( Fig. 2.11). A certain number of people leave at tﬁe end of eagh

season, while some permanent regidents‘stay unemployed in the winter seaslon.
3 . . ’
The relatively narrow economic base of Whitehorse attracts only a

’ s

limited range of occupational types, which implies that relatively few

individual skills would be supplied to the permanent labour force. Transients

a
0

and seasonal workers supply what is missing such as certain occupations needed .
in road consructjion surveying®and mindral exploration.
' )
' . \ » . \
¢, While the 1951 and 1961 occupational census is n6t comparable with '/

o

-

the 1971 and 1981 census for statistical ‘purposes[24], it is safe to say that

FOIR )
the occupational structure of Whitehorse'-has changed little, fluctuating only

N

in numbers. However Over the years the population of Whitehorse has betome

%

more skilled—and>pore educated. Table 2.7 shows the major occupational groups

——— -

2 for Whitehorse for 1971 and 1981. In 1981, 40.1% of the labour force was in a °

higher-paid occupstional category while 48.5% in a medium-paid category [25].
The majority (approximately 88.0%) of }ob opportunities are in the medium and

-
’

——
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-

‘ .division, Whitehorse, 1951-1981, —
, .
k] -V g
% of all 1ddustry

[

Table 2.6 -~

Employment disttibution, labour force activity by industrial

-

=

Industrial division{l)

or labour forge (2).

11951 1961 1971 1981

-
-

«*
Primary industries (agriculture,

forestry, fislring and trappimg, mining)| 3.1 4.6 8.3 6.4
. Manufacturing industries 5.7 2.2 1.9 2.6 \
Gonstruct1on.1nd£;trigs ? 10.3 9.9 7.6 8.0 \\
Trbnsportatign, comﬁunlégtion ;nd '
other utilities (includes storage) 26,2 13.4 14.8 14,1
Trade , 12.7 14.5 13.5 15.8 —
‘|Finance, insurahce and real estate 1.4 1.8 3.0 5.5

Community, business and personal
service industries (includes tourism) 117.0 24.6 22.4 25.9

Public admlnistration and defence 25.7 251 15.1°%21.9

vy
e

Unspecified and undefined(3) 2.0 13.4
A . : . )

T

’

Notes: 1) The industry classificatdon is base® on the-1970 Standard
Industrial Classification Manual of Statistics Canada. 2) The universe

. shown for industry is the labour force or people employed in all the

industries listed as givén-by Statistics Canada 3) In 1981 this category has
been redistributed by imputation into new "imputed groups' within each major
group. See Statistics Canada, 1981 Census Dictionary* p.27.

. \ '
Sources: Statistits Canada, 1951 Census, Microfilm, Run 2} Yukon
Industries, pages 1653-1656; Buse, 1978(data for 1961 and 1971); and
Statistjics Canada, 1981 Census, Yukon. Selected social and economic

characteristics Catalogue 93-x-947(E-581). -

(<]

/

-
- .

higher income categories, which indicates a more hompgeneous society from the

income point of view.
T - 7 .
% R
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. Comparative unemployment rates
Yukon, British Columbia and Cenado
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' Source: Yukon Economic Review, fourth quarter, 1982, 917 L
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Figure 2.11 " Comparative unemp‘-}oyment rates: Yukon, British Columbia
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§

and Canada, 1982. e
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, ,
X
~ —_— - = —— \ ? ———
s’ , . Table 2.7
. Occupational distribution, Whitehorse, 1971 and 1981.
Occupations - major groups 1971 1981 o
) o FAN
Expetrignced labour force’ 5220 100 {8680 100
Manag@§ial, administrative and T
related occupations 215 4.111135 13.0
Teaching and related o
occupations 185 3.5) 325 3.7
Occupations in medicine and health 135 2.6/ 290 3.3 &
‘Technological, social, religious, . .
o —artistic 'and related occupations _ ,| 285 5.5/ 750 8.6 ’
Clerical and related occupations 885 -17.0|1870° 21.5
4Sales occupations 390 7.5 590 6.8
Service cupations 700 13.411120 12.9
Pr1mar§4§§cupatigg§~ 130, 2.5} 330 3.8
Processing occupations 55 1.0 65 0.7
Machining, product fabricating,
o » assembling and repairing occupations| 455 8.7| 565 6.5
Construction trades occupations 435 8.31 725 8.4
Transport equipment operating
- occupations 390 7.5] 420 4.8
g Other 235 4.5 495 5.7
ot Not stated 725 13.9

‘ ® .
Sources: Calculated from Statistics Canada, 1971 Cepsus, Microfilm MPLFO5-2B
Whitehorse, Experienced labour force by-oécupation; 1981 Census, Selected
vf social.- and economic characteristics, Yukon, Cat. 93-x-947(E-581) ..

V/
The Yukon along with Ontario, Alberta and British Columbia was shown

¢

in 1970 to have higher income levels than vther parts of Canada, and incomes

3

more evenly distributed among households (Fig,Z.lZ). An 197161.0% of Yukon

residents were living in Whitehorse and they accounted for 67.0% of the income

F

reported[26]. ) !
’ Although today a large percentage of the nativé labour force has
p ’
—— - * -] N 3 »
obtained some modern skills, very few_ are steadily employed due to rigid —

attitudes concerning work experience and preconceptions about the native work
> 9

ggj? ethic. The only place they are hired in lérge numbers is by government
N / ) ,
- < v,
( Chapter ‘2 o - . L\~\\ 115
f . ~



I4d
S =
L3 . .
o
a
. [}
! - /
L 13
Newfoundland === Quebec
% e = Ontario . Northwest Territories - ‘
He— ° -
* %
N 10—
09—
., 08— -
T 0T
g .
g . Ga
o 06—
£
: o \ :
= S
é 04n—— :
03~
02—
0l —— \\;_:\ .

I

~ ST «
l

! 4 ? 10 15 20 25 30
(Thousands of dollars)

Note: The family i1ncome distribution for the Yukon resembles that of
Ontario. o

Sgu”rc‘e: I_-:conomic_: Council of Canada, 'Living together, a study of regioné;
disparities', Minister of Supply and Services Canada, 1978, p.41.
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agencies. These jobs were mostly clerical and secretarial positions in the —

A58,
%
o
i

1970's {Thibault 1975). The native people are generally listed in ;mployment
categories such as- labourers, recreational personnel, hunters apd trappers.
The Canadian average family income was $9,600 in 1970, -while it was
v+ $12,311 for Whitehorse ( Kuo and ﬁathurin 19755. There is an overwhelming Hw
difference between the income :f families of native people and all others. The
census family income per family memb;} was $6,624 for Indians and $12,549 ~-

nearly double—- for all others[27]. .

Family income distribution in Whitehorse for 1981 has been compared .

.with that of Canada and selected rg%ions for population centres under 30,000

-

(Fig. 2.13). Whitehorse and population centres in British Columbia \ire a

L

, larger percentage of their population in the higher ificome categories. Average
-]

family income is highest in Whitehorse ($34,038) followed by B-itish Columbia
($31,223). Average income for Canada is $27,536. Average weekly earnings for

- the period 1977-1980 were 38.1% more in the Yukon than in Canada as a

whole[28]. . ’

-

A Yukon taxation study done in 1969 clearly showed the Yukon's
supériority in income level and distribution as compared to Ganada and
o . -
specifically to Alberta, British Columbia and Prince George, British .

—

Columbia[29]. 1In the Yukon in 1970, 44% aof households paid taxes, the highest

L4
percentage for all provinces and territories in Canada, the closest being

Ontario (41%) and Albecta (35%) [30]. _

The five-year period beginning in 1966 witnessed a remarkable
increase i1n the income earned by Yukoners. From the end of the 1960's the
., ————

North was by far the fastest expanding administrative region in-Canada in

. . v, .
termsﬁof income growth, Personal income in the Yukon and Northwest Territories

’

increased by 60% while in the next fastest growing area —- Alperta -- it .

. “ )

'R .
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Sources: Compiled from data published in Statistics Canada, 1981 Census,
o . Income distribution by population, size of area of residence in Canada,
- . Catalogue 13-207, Tible "Percentage distribgtion of families by income group -
residing in areas with population under 30,000", and Selected social and

economic characteristics, Yukon, Catalogue 93-x-947YE<58D.
- . . <

» ¥ , » " . » 13
Figure 2,13 Family income distribution in Whitehorse, Yukon, Ontario

and Canada, 1981 ) - . - ’ v
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en =
i

”ﬁWhitehorse residentsgspend disproportionately more on materials, plumbing,

-

- . " ?

increased by 37% (Palmer 1973). While the major source of income growth in the

Yukon was the private Sector, which provided the territory with its major

stimulus, in Whitehorse the role of the government sectors is wore

~ -

L e A
significant. ’ . : . -

Analyzimg the cdnsumption patterns of the families and individuals of

-

Whitehorse it is ?ossible to draw conclusions about certain activities that
¥4 v

Whitehorse residents do more or value more than their counterparts in other
N ——

major cities in Canada. The wWay they spend their family incomes implies that

, - 1
they function as a high-income city, more like Vancouver and Edmonton than

- -

Montreal, Toronto or the eastern cities. Far-thAis reason comparisons are
made, with Edmonton and Vancouver, comparable also from an i1ncome potnt of
view (Table 2.8). The majomity of iﬁmigrants to the Yukon and Whitehorse come

from yrban centres in-British Columbia and Alberta, and bring thetr

4 »

consumption patterns with them.’ - . ,
According Yo the Statisticsﬁtanada 1972 patterns of expenditure

survey Whitehorse residents tend to spend more for just about everything

i

because of thé‘g;:her prices in the north. While they spend more, that

’

expegditufe as a percentage of their total consumpt ion is comparable to that

in 'Vancouver and Edmonton. The only item for which they spend moré but which

’feprssents a slightly smaller percentage of their tdtal expenditure is shelter

. (Edmonion 14.9%; Vancouver 16%; Whitehorse iﬁ.OZ).\ Concerning shelter

s

heating systeﬁs, electrical 'work, carpentry, water and fuel. Qualified labour

4
*

- ° I3 > o ’
is scarce and therefore very expensive, and most construction®materials are

s

imported from outside the territory. Whitehorse residents consume a lot more

™

'\\ . \1
water[31] _ and fuel because of the long winters. These aspects of shelter in

spite of the cheaper land prices make shelter expensive. whitehors:/(:sidents

n
. < ;
o -
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Table 2.8
¢ [ 2

Patgerns of erpeﬁd1ture,~Wh1teho}se, Edmonton and Vancouver 1972,

= A
Whitehorse Edmonton Vancouver
Food 2248.1 ( 16.0)| 1694.6 ( 15.2)| 1727.9 ( 16.5)
Shejter 1974.5 ( 14.0)| 1661.6 6 44.9)| 1764.1-( 16.8)

Rented living quarters| 766.1 ( 5.4) 722.9 ( 6.5)| 689.3 ( 6.6)

Owned living quarters | .673.0 ( 4.8) 665.3 ( 6.0) 724.3 ( 6.9) ,

Other housing 106.6 ( 0.8) 77.7 ( 0.7) 74.5 ( 0.7)

Water and fuel 428.7 ( 3.00| 195.6 ( 1.8} 276.0 ( 2.6)7
Household operation 580.9 ( 4.1) 424,1 ( 3.8) 389.6 ( 3.7)
Furnishings and ]
equipment ‘ 571.2 ( 4.1 590.9 ( 5.3) 474.2 ( 4.5) '

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 264.1 ( 1.7)| 216.9 ( 1.9| 180.0 ¢ 1.7)

Medical and health care| 283.7 ( 2.0) 277.5 ( 2.5) 247.4 ( 2.4)

Smoking and -

alcoholic beverages 593.4 ( 4.2) 421.9 ( 3.8)| -341.3 ( 3.3)

Travel and ’ ‘ -

transportation 2145.1 ( 15.3)} 1532.1 ( 13.7)| 13%5.9 ( 13.D)

Automobile(and 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)
Operation 750.8 ( 5.3)| 677.4 ( 6.1) 613.1 ( 5.9)
Other 710.9 ( 5.1) 313.8 ( 2.8)| -311.7 ( 3.0
Recreation 646.9 ( -4.6)| 469.1 ( 4:2)| 4k2.5 ( 4.2)
FReading « 82.8 ( .6) 62.1 ( .6) 5.0 ( .6)
Education _ 85.1 ( .6) 116.2 ( 1.0) 10p.4 ( 1.0)
Miscellaneous expenses 348.3 ( f:?) 235.1 ( 2.1) 218.8 ( 2.1)
Total current i .

consumption 10816.0 ( 76.9)| 8551.1 ( 76.5)| 800047 ( 76.4) g
Personal taxes 2397.7 ( 17.1)| 1850.3 ( 16.6)| 1820.6 (17.4)

Security 550.1 (. 3.9)| '513.2 ( 6) 422\4‘( 4.0) »
Gifts and contributions| 269.9 ( 2.1) 261.4 ( 2.3) 234,2 ( 2.2)
Total expendeure 14060.8 (100.0)|11176.% (100.0) |14060.8 (100.0)

o
' ™

1]

Source: Statistics, Canada, Urban

N ) L4 . . o
family expénditure, 1972, Table 1.

Patterns of expenditure By city,

all families and uniattached individuals.

o

3
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are as well housed as other Canadian urban dwellers and use more space than
—

households in otheg Canaflian urban centres.

¢ 3

Whitehogse residents spend more on certain transpertalion, travel and

recreation items such as snowmobiles, boats, outboard motors, truck campers o
hY

- motor homes, aircraft and gasoline.

©

. \ The Whitehorse pattern of family expenditure 1s also similar to thal

in the set of Canadian cities of 1,000-29,000, from a survey done in 1969 ]1./] -

v
| In this context -Whitehorse residents pay less for shelter and more 1n taxes.
8 The tax difference 1s attributable to the higher incomes 1n Whitchorse and the

&oqsequenflyﬁhigher income tax.

»

Population mobiirty 1s determined by job opportunities and
conditioned by the uneven nature of the territorial economy. lhe 1971 census
of population shows that 4§,1z of the total population 5 years and over of
Whiteherse were non-migrants. In other word® half had lived in Whitehorse for

~ “more than 5 years. Compared to the 26.8 percent of non-migrani residents of

«

Fort McMurray, a single-enterprise town, Whitehorse shows a reasonable degree
<N\ -~

L4
of stability. Grand Prairie, an Alberta service centfe, had a 67.7 percentage

o

of non-migrants[33]. By the 1981 Census the Whitehorse figure was 42.27%,
. e

reflecting recession and less stability than in 1971(34]. ) -

] * The income incentive i1s probably the single most 1mportant fadtor in
\
the determpnation of migration flows. Satisfaction with financial and

-
! v

occupational aspects of one's life 1s the reason why residents plan to remain

in their communities (Nickels 1976). According to Nickels' study concerning
0

E

L .
selected resource frontier gdmmunities which 1nclude Whitehorse, finances and

<

work seem to influence a person's coming to the north, but these factors do

‘~\\\\\\\\\\\\\zot seem to determine the person's' departure. His willingness to gtay depends

i n the " quality of life" which is the sum total of those Iife concerns which
- 5© \ -

¥ 4 ) ’ o ) "
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are relevant'to the individual's immediate personal life. Attempting to
define quaILty of life in terms of the direct influence of the physical and
social characteristics of the particular place,chckels' questionnaire had 3
community-ortentation emphasis. Quality of life factors considered were
physical surroundings such 'as climate and scenery, degree of isolation and
distance from alarger city; cost of hoy;ing; social li1fe and entertainment as
measured by neighbours, opportunity to meet the opp?site sex, and television;
community 1nstitutions and services; and aspects of one's job. Whitehorse
residents manifested a high degree of satisfaction (60% or more) with those
qualgty of li1fe factors, especially the job-related aspects.

Studying the ;roportion of pedple'of'dlfferent geographiéal origln
can give valuble ansight Into their environmental background and expectations.
People choose’;ettlngs with characteristics which they value highly, settling

‘e
tn areas reminiscent of their homes, where they try to ;ecreate their own
landscape including a;elling and settlement form (Rapaport 1977:82),

The 1981 census shows that only 16.2% of the in-migrants were from

¢ »

the Yukon Te{ritory and 84.8% came from different Canadian provinces and
outside of *‘Canada(34]. Duerden (1981) found that in:the 1968-78 perio& the
origin of people entering.the Yukon was p;edomlnantly urban (47.9%), 23.1%
rural and 23.9% northern. Nearly 60% came from the immediate vicinity, such_

as British Columbia, Edmonton, Northwest Territories and northern Alberta. The

a
3

b U
1981 origin and destination of migrants was the same as indicated by Duerden
-

for the period 1968-1978 (Figure 2.14). In- and out-migrants are much alike.

However when leaving the Yukon a larger number of people go to the more —

{ /

- i
affduent provinces, British.Columbia. and Alberta.

Duerden's study shows that the linkages of population of both
Whitehorse and the rest of the Yukon are predominantly "outside" the

5
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. Source: Yukon Economic Review,'second quarter, 1982, p.8

Figure 2.14 Migratmﬂesgtimr'ates by origin and destination, Yukon 0#\ -

Territory, 1981 @
. o
. i : \ °
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territory. On a secondary level there is an exchange of population between

[4 o
Whitehorse and other settleMents of the Yukon territory which contributes to |

B o

the net gwowth Bf Whitehorse (Figure 2.15).

Social groups and lifestyles

-
-

The constantly changing population supports ag unusually rapid‘

4

mobility of social status. This fact 1; a well-known attractivwz feature cof

—
4

the political and social life of the city. People of Va{ious socio—economis
and occupational origin are able to attain important public positions within a
-Mery short éime, on the strength of their personility, of being weii;known in
a small town. Until recently the legislative assembly had a substantial’

S

representation of small business people whose primary concern was profit.
Ushe; ngz3) has described this as favouring a frontfer concept of
de@elopmept. By the early 1980's the 1egislatjve assembly had native
people,women and more educated people as members [35].

In addig;on to this social and polditical type of mobility, there is
an evident occupatignal type oflmobifity. People {p the Yukon seem to possrsg
a very much needed ability to change occupations with the annual and seasonal
ups and downs of the local economy. They have the ability, "the experighce,

.

the initiative and the energy to change their occupations as required (Carr

1968:319) . .

IS
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Perhaps for the above reasons and because of the small size of the

-

~ ~population centres, social life in Whitehorse is very rich. Organizations ard

institutions fostering social activities gre more numerous than the city's
size would lead one to expect [3¢]. Social life is focused around religious —

groups, youth organizations, sport clubs, senior citizen organizations,

PN

women's organizations, and many others. Recreational activities with large

partcipation rates are curling, cross country skiing and ice—hockey games.
Since 1945, a city-wide two week long winter carnival, the Yukon Sourdough
Rendezvous, has had an intea;e unifying effect on the whole population of

Whitehorse. Apart from promoting winter season tourism it contributes to
. 1
community cohesiveness.

One group of people still both informally excluded and reluctant to

- \
t

1

participate in the social activities theoretically open to all are) the

Indians. Largely due to the economic, cultural, educational and social gulf -

existing between the twq groups, Indian and non-Indian, the motivation to meet

T "on "a common ground is misring. The Kwanlin Dun Band (Whitého:ZE’Band) has its

p

own Community Centre and its own social activities, all of them open to the '

population at large, but attendance on the part of the white community is

limited to a few employees of Indian organizations, some visitors, tourists o o

and the occasional interested government employee [37].

-

The native population of Whitehorse does not take an active part -in
the pélitical, social and jcultural life of the community. While some are very

active within the native organizations of which the most important one is the

Councid of Yukon Indians, fative people are under represented in terms of

-
.

employment at all levels of governhment and in other services and industries.

A change in p@blic attitudes is evident. Through the post-war years,
F4 »

1

ho§ti1ity, arrogance and contempt have changed to the present mere ignorance.

r
- <
r

Chapter 2 . k .- 126




~time and space, social activities, leisure and recreation, definitions of

. —

T

AIheArapialy increasing power and. responsibility of the Council of YE(;n
o " H ) . )
Indians and the approaching settlement of Indian Land Claims will transform
—_— a . \

_this ignorance into definite interest. The cﬂange in attitudes 15 more

= »

visible on a government level where native representation and interests are

increasingly included a( all levels of management,; planning and policy making. - —

» .
The native population in Whitehorse pcssesses a strong positive sense of
( .
ethnic identify. While they reject the 1dea of social and cultural

assimilation, they support greater economic integration ([38].
Changes in the economic development and the resultant chanées tn the

composition of Whitehorse's population have contributed to the formation of

«

several populations. The several populations of Whitehorse can be categortzed

in terms of demographic characteristics (age, sex, marital status etc.),

occupational groupings, employment in one of the major industries of the city,

residential location and time. At each-.particular time the city 15 a
collection of different populations with different lifestyfes. Lifestyle \

distinguishes among many different groups .along lines of %ntereﬁt: involvement

o
.

in various activities and their resource allocation. It affects the use of

© -
o

v N

privacy, degree of interaction desired, the importance of the dwelling and

various facets of the city (Rapaport 1980:67-86). Along these 1xnesalifestyle

=

can be defined as the configuration, of roles which individuals choose to
a
emphasize from a larger number of possibilities open to those of similar

“"basic'" characteristics (Michelson and Reed 1970:18). While demographically

]

similar groups can differ profoundly in terms of lifestyle, othervise

~————

dissimilar groups can share one lifeétyle.( Knowledge of people's interests,

thegg involvemgpt in various activities and their resource allocation can have .
w»n

a profound importance in determining the spatial characteristics of these
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activities, how they relate to the type of house they require, to. the use of

©

residential land and to urban development in-general.

o 4

From a chronologfratl-historical viewpoint we will attempt to describe

the spatial distribution of several populations of Whitehorse through two

periods: 1950-1960 and 1960-1981. These two periods/were choskn because in

.

atial distribution

the second period an identifiable change occurred in the

- & .
of the different populations. The change occursed for a variety of reasons,

the most important being the emerging gdvernment policies concerning urban

A}

growth. — .

The 1950-1960 period is charaﬁterlzed by residential segregation
A

N

according to employmgrnt in a particular industry, income and status. For

example, the Americans built residential areas .c¢ house their personnel. These

areas were then taken over by the Canadian military. ITe general |
institutional uncohcern for Whitehorse as an urban centre continued and new

.

housing for government personnel was built outside city itimits. This
reinforced a work-associated pattern of segregation. eparate high quality

residential areas were offered to a speciali;ed, ski}led and educated work

e

force as the prime attraction to an undeveloped area.

Dgring this period the city had two distinct areas: Lower Whitehorse

S

and Upper Whitehorse (cf. Chapter 3,<Fig.3.20). Lower Whitehorse consisted of

-

the main townsite inside city limits. It housed all the local entreprenurs and
people employed in the trade and service sector. Riverdale, a new planned and

o - ’

. y
serviced subdivision, was added to Lower Whitehorse in 1956[ It emerged as a

new federal government area but was open to anyone who could afford to build
4
therel Upper Whitehorse consisted of Camp Takhini, Hillcrest aad Valleyview.
» R N
This area housed the Canadian military and their families, the Royal Canadian

-

® N
Air Force, and the employees of the Department of Transport and the Canadian

—
o

B & ’
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Nort@gzg Telegraph, a total of about 1,200 people (Lotz 1961). Near the city
but outside its limits was the Indian V111a§e. The extensive squatter .areas,

Moccasin Flats, Whiskey Flats, Sleepy Hollow and Bth Avenue surrounded the

~——

¢

city on the pe‘iphery (F1g.2.36). At the end of this period new subdxvxixons
intended for lower income-people who could not afford the services and

building standards of Riverdale were opened up along the-.Alaska Highway,

’ Beginning with the earl} 1960's a gradual change occurred due to

~
-

emerging government policies. Programs such as squatter removal and

relocation, urban renewal, public housing and residential lapd use planning

were initiated. These will be discussed in detail 1n Chapte? 3. These programs
/

produced a regrouping of the different populaftions ore chotce of ‘
i

-

residential environmgnts was offereJ and the opportu arose for a greater
mix of populaé?éhg. \Residential areas were not restricted directly or
indirectly to certain occupational, industrial or income groups. In fact, a
mix was enéburaged and planned. A medium-density residential area was open;d
in Rige;dale, sewage and water and a.more urban charaJier were introduced ln,
Porter Creek (one of the Alaska Highway subdiv;sions){ the squatter population
was partially relocated to public housing downtown, government eﬁployee
Mousing was gradually phased out and the housin; units'sold on the open
market. Along w{th*the effects of these changes Ehe residenti1al areas of

- 2 -

Whitehorse as everywhere else took on some individuality relafed to the type

.

and size of the-population already there; local physical gnvironmentalw

characteréstics, such as landscaping, "vegetation, Aopography, view, exposure,

“ R

distance from the town centre and employment, the type and guyality of %,
buildings already there and the quality and amount of services.

The copntemporary spatial and demographic characteristics are

associated with specific¢ lifestyles. While lifestyle is a criterion for

- | | -/
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separation or clustering by chojce, income is one of the'means of achieving
o o )

separation.‘ A city is a collection of different populations who cluster

according to their lifestyles. Different pfaceS*in the city belonging to

~—different groups symbolize and indicate the predominant characteristics and

orientation of that group. Four common lifestyles which affect envitonmental

[y

preferences have been proposed by Moore quoted by Rappaport (1977:8% and can

®
be easily identified in the various residential areas of Whitehorse although

°

N

i
| they obviously overlap in many respects: 1) consumption-oriented, 2)
|
:, social-prestige oriented, 3) family-oriented, and 4) community-oriented. We
|

might specify as type examples Riverdale for the consumption and

e

sociabyprestlge oriented, Porter Creek as family oriented, and the Indian
' s

Village as community oriented. In the Whitehorse context we can probably

A define also a frontier-oriented lifestyle as a fifth, and include in it some
- ' of the people who live in the squatter areas inside and outside the city
- limits, and on small-holdings at the outsKirts. Many people srem to'live
- » - -

outside but come into town for work, schooling or shopping, ~ These "frontier"
— . LY
Y
people have increasingly suburbéq service needs. . .

Whiteh8rse residents, especidlly the more permanently settled, share

e

traits necessary for northern lLiving ~- love of land, nature, wilderness,

outdoor life and individuality. Frontier lifestyle is a heightened version of

! the above traits and is reflected in the use of free time most @f which is
spent around the house or on the piece of land one owns. Frontier lifestyle

is also reflected in the widespread gwnership of various types of vehicles,

fishing and huhting equipment, such as trailers, canoes, snowmobiles and guns.

w

At the sameime elements of southern suburban amenities such as a full range
g <

d of municipal services, transportation to schools and recreational facilities

v

@ " are also preatly appreciated. . » ‘
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Lifestyles reflect an imzge of an ideal life which springs fron a set
of expéctations. Images are composed of both facts and values. Images are
subjective and have different dimensions: spatial, temporal, relational,

personal, and emotional. Both images -and _.values play a maior role in‘
evaluation and preference in selecting one's environment, including habitat

————

Ay L4
selectlon-anq;ﬁesign. The success of environments depends on their cyngruence

with appropriate images. At a global level different groups may'share a’ single

. . 1

preference and image Systeé. Thus it appears that in the United States and .

Canada for at least the last 50 years the suburban ideal of th%b;}ngle—family

!
dwelling and midle-cl'ass images of family life are held by most young people

regardless of race, family background, climate or currént place of residence

a

(Rappaport 1977:53). »Suburbia symbolizes—the attainment of freedom and

- .

1deﬁtity, it refleéts an ideal of the natural environment free of stress. This

2
‘

is an image that almost all the resi@ential areas of Whitehorse share, their
different characteristics being merely variations on the same theme.

On the one hand there are the interests, values, people's images and
expectations of a life style. On the other hand are the conditions securing
what is realistically attainable. Income is a way of aclijeving certain aspecis

of a lifestylex. On amother level lifestyle is influenced to such a degree by

the local natural physical environment that the environment becomes a

-]
-

component of it. The climate of Whitehorse, jts landscapé, vegetation cover
_— w
.and topography, and isolation become integral to the local lifestyle. This

requirds a great deal of adaptation from both the population foreign to it and

the urban planners. These two components of lifestyle - income and physical
. ) —~

environment - have a significant effect on a residential area or on a city as
- .

a whole. Whether people and planners in Whitehorse have adaptéd to the local
( o

- . . -
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. in a framework of planned growth is significant. However, there were times

environment and what forms this adaptation’ has taken in terms of residential

planning will be discussed in the following chapters.

7Ll
ey Y

N " W3t Has- been worthy of notice since the 1960's 1s the element of .

£ N

choice. For fhe majority of Whitehorse residents, of high and medium incomes,

since the mid I960's, the trend towards greater choice in residential location
—

when certain choices were nbt available to certain groups. A good example 1s
s . v

I

the case of the Indiﬁn Village. While low-income housing was available in the
city since the early 1970's, the Indians were reluctant to leave familfar

surroundings and people, however unsanitary and psychologically unseltling the

v

Indian Village might be. / =
Lifestyles imply attitudes toward land resources. The availability s
v

of relatively cheap residential land combined with higher incomes, the trend
J

of self-building and—the prevailing frontier attitudes such as fear of }'

-

clustering, loss of privacy and individuality, have fostered a general

expectation and demand for large parcels of land for exclusive individual use.

White Yukoners were bitterly opposed to the federal gove;ﬁmgnt Land
' ~r

policy of 1978 according to°which the federal government wotld transfer .land

to the Yukon Territorial government on a neednonly\Basgé as ;opposed to the

former policy of large Block Land Transfers. During a legislative assembly
debate a member of the Yukon legislative 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 it and sit
on it, until such time as they do, instead of
fooling around”‘[39].

LY

. . .
A 1978 opinion.poll conducted by the Yukon New Democratic Party revealed land

as a major territorial issue. The weight'accofded to basic® issues in' the

o ) .

Yukon is shown.in Table 2.9. Land occupies the first places followed by the -

(9
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pipeline and jobs. Explicit concern for housing is'minimal.- Provincial

status, the main political issue of the territorial government and also a,
G

s

land-related i1ssue, did not present,itself as a major concern(40].
Burton's (1977) study concerning outdoor recreation in the Yukon

gi1ves evidence to substantiate the Yukoners' prevailing ideology concerning

land. While the study deals with outdoor recreation it is assumed that the

people oi/yﬁitehorse have similar attitudes toward urban planning as towards

~

\
their wilderness. In my interpretation, however, 1n the city and 1ts
periphery they want rights to a more exclusive use and private ownership. They

do not see this as a contradiction. The people of the Yukon expect that the

-

vast space they use for recreation be unlimted and uncontrolled, that 1t be

—

public land anq go on being public. They expressed a preference for limited
.

recrealional services in favour of a relatively unplanned environment. "I

sdon't want to be told what 1 can do and where ] must. stay ...Leave us alone to

{
enjoy our natural wilderness... Don't organize us.. " These were frequent

<

statements. They reflect the present reality of the territory as one of the
few places left on the North American continent where the urban recreationist

1s free to move almost at will into a vast unplanned natural environment

4

(Burton 1977:167) .

®Burton also found that while all of Whitehorse's residents live an

urban lifestyle, they retain an affinity for and a relationship to the natural

—

environment which is gengralfy not found in the more highly urbanized rggions
of southern Canada. T;1§ is reflected in the kinds and volume of outdoor
recreation activity they undertake. Yukoners, Whitehorse residents included,
partcipate 1in outdoor reéreation activitie; proportionately more, and more

frequently than Canadians as a whole. For instance 15% of Canadians go

canoeing at least once each year, 27% of Yukoners, 27% of Whitehorse

2
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Table 2.9 -
Major Yuken 1ssues - Opinion poll, 1978
[s]
Land - 33 %
Pipeline - 2]
Jobs s 11 %
Prices . 8 .
Provincial status ’
! Yes o [ ph
No %

Education
Alcohol & Drugs
Bureaucracy

—TuXes
. //// Environment

Housing
Welfare
Transportation

°

g

N T =l G T S S o
~e

—
Source: Whitlehorse Star, 28 June 1978, p.3.

residents; 20% of Canadians go tent camping, 50% of Yukoners, 48% of

Whitehorse residents; 45% of Canadians go driving for _pleasure and

picknicking,

—

77% of Yukoners and 79% of Whitehorse residents.

This high rate of participation 1s evident only 1n the summer monihs.

Burton found low participation rates among Yukoners during Lhe winter time.

While in the summer they tend to use many different places and to travel

fartHer, Whitehorse residents participating 1n

f

tend to do so in one place regularly; for example, they go cross-country

skiing in the Whitehorse area.’

)

four wintertime activities

The recreation study regarding the use of facilities and services and

the satisfaction and dissatisfaction with outdoor experiences found two types

of conflicting views and activity.patterns.

One group (28%) want no minimum

o

<
o

development and the prohibition of the vehicles in Kluane National Park while

others "(17.7%) want more and better trails, and more and better vehicle accesgs

Chapter 2
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(13.35). The two dLV%rgentooplnxons probably represent the same groups of

( people as 1n the urban 'context. On the one hand, a group of'people accepts
challenge, hard life and frontier-type 11v1ng,%;?1le another E?b&p ~.expects td
live the same way as anywhere else i1n Canada, they came to the Yukon on a
semi-permanent basis on the condition that they be provided with all the
amenities of southern Canadian urban centres.\\The reconciliation of these
conflicting views appéars to be one of t?e major tasks presently facing

°
planners 1n both urban and recreational spheres.

- o

I~

v

Summary - local expression of demand for land and housing

- —

The economic ‘well-being of the Yukon 1s exposed to the instabilities
of the mining industry. While greatlﬂglnfluenced by this instability,
B Whitehorse during the last 15 years has ‘enjoyed a more stable existence, due

to the presence of the seat of the feueral and territoszal governments.

Responsibility for the’use of land, for urban growth and the
’ -~ - v’
provision of housing in Whitghorse and its vicinity during the period studied

was greatly influenced by the evoluti'on of self govermment in the Yukon

4

. 2 ,
Territory. The fight for more power and more land has made the regional .
o # ‘

planning function and the transfer of land from federal to territorial

jurisdicfdon a political process of a questionable nature. The lack of a

concerted approach to the use of land for urban growth on the part of the

&
j three levels of government originates in a conflict of interest based on the. _
(: jurisdictional aspect of land.
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from an income point of view is more homogeneous than.in most urban

While the city is required to develop a policy regarding urban

growth, this policy always comes face to face with territorial policy. The
~ ~"

territorial government's policy is more political i1n nature while the
¢
municipality tends to deal with urban growth on a functional and financial

basis. Though the cooperative nature of policy making was repeatedly stressed
[~

especially in recent years, intergovernmental conflict and ¢onflicting

decisions are part of the urban growth process,

v

From a residential planning point of view 1t 1s essential to foresee
the spatial shxfﬁs in population groups and plan the remaining undevelqped
re51dent1af land accordingly. As the present residential sreas are fully
developed, further }hanges will occur. When purchasers of the once cheap land

sell their property, the new owners will necessarily have higher tncomes than

o

did the original ones. From a residential plannirg point of view 1t 1s
essential t{iforgsee the spatial shifts of population groups and plan the

remaining undeveloped residential land accordingly. However the continuous
' ~—
availability of cheap residential land has the tendency to keep house prices

N

down and foster extensive land use.

From the very slowly changing nature of the data on age structure,
{

v —

sex, occupational composition, family size and geographical origin it is most

probable that the type of peon} who will be attracted to the Yukon and to

° o

Whitehorse in the near future will havg characteristics similar to those who

already live there. However theé size and age of the population at any one time

-

will be determined by the prevailing economic¢ situation. While the population

B

settlements in Canada. It is exposed to sudden changes i1n income, massfve~ loss

of jobs and seasonal unemployment. Native people do not fufly share the high
-

incomes, and represent the most important eleﬁ%nt of heterogeneity.

o

Y
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These population-related factors influence the demand and supply

sides of the housing market, affecting in turn the urban growth patte}n of ‘the
city. While housing demand can change more rapldly,‘supply changes more

slowly. The analysis of the changing gfﬁ? and demand and the means to supply

land and housing to the growing city follows in Chapter 3, 4 and 5. - Q\
2
, 2
o
. ) .
™~
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CHAPTER 3

Q

RESIDENTIAL PLANNING AND LAND DEVELOPMENT

/ | ‘

Because most of the land in Whitehorse is publicly owned and

developed by the government, the planning and implementation potential of the
o

————— v 7

public institutions is greater than in most cities in North America. In the
absence of an active land market to guide land deVelopment, alternalive ways

had to be explored to direct the course of urban growth. The i1nterest and the

-

significance of the present study lies in this pecuyliar feature. This uniqué

property of Whitehorse has raised certain questions and lines of inquiry, and
. s \ IS

given rise to certain expectations as to the pattern of evoluttion and the

possible contradictions in the fesidential history of Whitehorse. The major

-
objectives of the chapter are the identification of the principles which

guided residential development and the consequences of government involvement

7

in the land development process.
The lines of inquiry pursued here and tn the following chapter are:

() In what ways is urban growth dependent on land development policies of the
fed;ral and territorial governments? Who are the actors, the inte?st groups,
the decision makers? Who.plans? In what ways are demands and consumer
" preferences expressed? Why have so manny planning recommendations b;en
shelved? (2) In formulating an urban growth policy, was there a conscious
collective effort on the part of the three levels.of government to foster

& e

urban -growth in the spirit of the basic need for a city to be economically
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buitlt and managed?*Af what stage of the. development did issues of economic

1

k)
efficiency surface? In particular, are questions of efficient provision of

utilites achieved? Is energy-efficiency 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 different meaning for

professional planners, the several levels of gerrnment, and for residﬁgxs

t
-

from various socio-economic groups. What were these differences and how were
TN——

they dealt with over the years? What were thelr '‘prime goals? What were their
o
‘ ’ ©
limitastions? (4) Experience has often revealed errors in early problem

solving. fan we detect a learning process by which later problems were better

resolved?
The present chapter 1s organised in two parts. The first part,
more general in nature 1s an account of the stages of residential gro@th, and

the changing role of the different levels of government. The second part is a

description of the various residential areas from a' land use point of "view,
evaluating their strengtﬂs and weaknesses and looking at the principles of

s

development ag work. —_—

Tlle's:\tages of residential growth

——

There are three well-defined stages of residential development in

Whitehorse. The 1940's and '1950's can be characterized as explosive growth

without foresight. A concern with planned growth and the formulation ’ef some”

. 3 -
® . s
- .

~— v
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policy of land development—emerged tn the 1960's. A new burst of growth in the

1970's brought out serious tontradictions in the planning process.

.

»

The 1940°s and 7950°s: Growth without foresight >

-

The 1940's and 1950's were characterized by an acute housing

shortage, widespread squatting, and un-coordinated extensive land use and land
<

development.

Following a long period of stagnation, Whléghorse, than a quiet town
of 754 people, became in 1942 a miltary bhoom town. Because of 1ts stralegic
position during World War II, it was selected as an air base site. The‘U.é.
military and the accompanying temporary pgWulation of approximately 30,000

altered the physical layout of the town and its surroundings. During this

0

growth period there was no concern for orderly development, zoning

regulations, buiIE{;;—::EEs, or i;rvices such as power art~water. Vacant land
in the townsite was taken for bar acks and warehouses[1]. Insufficient space -

inside the city was compensated for by the Canan:;\;;vernment which created

the "Military Reserve' on top of the escarpment (cf. Fig.2.7), thus expanding

the town beygnd its orig1nél core area. While military personnel was taken

care of, the civilian population had to find its own housing. Newcomers and
;g. TPrv—

transients established a new squatter area - Moccasin Flats - on the river
front, and subsequently occupied every possible gap in the townsite,

3 ) o
disrupting established residential areas ahd zoning. Shacks and substandard

dwellings were built under press and in great haste,

.

9"‘ o+
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By 1945 the population of Whitehorse has decreased to 3,680, but it
( ’ was stifll five times that of 1941. A percentage of the military was living in

temporary barradk~type accommodation. The large number of people associated
2,

with construction activities had left, with only the maintenance operations

crews remaining. Permanent housing with sewage and water was then consjructed

¢

., for the military. In 1946 the U.S. military left and most of‘theif functions
and their housing were turn;d over to the Canadiap government. The Canadian
military presence reinforced the pattern of urban sprawl, since in 1948 and
again 1n 1951 residential areas in the military reserve were expanded against

o the wishes of the town administration and its population{2]. The military

-
<

— residenti1al sreas were self-contained units with their own sewer and water

systems; they consisted of semi-detached houses on large landscapeé>lots. The

o "
area became known as Upper Whitehorse, while the cigy proper was known as

. A - .
(*’ Lower Whitehorse (cf. Fig.2.7 and Fig.3.20 later in this chapter).
- ) -
At the end of the 1940's Lower Whitehorséphad a popwlation of 2,000,

™~ .
\ an acute housing shortage, a lack of sewage and water faclities, and dusty.

gravel roads. Incorporation was seen as a first step-in roviding funds for

—
upgraging the deteriorated and neglected town. After three years of

discussion and two abortive attempts at incorporation, in 1950 the town was

“

' proclaimed the City of Whitehorse[3]. /%he decisive factor in its future
i develo;ment was the removal of the capital from Dawson in 1953, after which

date Whitehorse, the new capital of the Yukon, experienced slow Pyt’éonstant

r
L3

growth.

Q - Tt

The acute'land situation could have been improved with the release of

‘ 1

the large private holdings of the railway company and the clearance of the

~——

« military barracks, but this potential solution was .not cgrried far enough,
» . < -

c probably because of the largest land ownérs '\(British Yukon Navigation Company

.
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and the federal government) political power [4]. The railway company sold 90
lots adjacent to the escarpment, land already partially occupied"b;‘équatter
shacks: There were no desirable residential plots Nn the city for upper

income people becayss, in the words of the territorial land agent,
.“squatting was permitted by both the British
Yukon Navigation Company and the Crown, and by
the time lots were surypyed the whole area was a
mess' [cf. reference 4].
&

”
o

He suggested that the east side of the Yukon River be developed as a betie:

planned and serviced residential drea, also suitable for Federal governmenl

\ o

employées. Thus with the development of Riverdale the housing shortage of the

time was partiallyy::j}ed.
The fedepa¥ Bovernment had no particular solutions or policies 1n thie

\ )

f land provision for development 1n the vicinity of Whitehorse. In .

3

S

Affairs and Natural Resources, the territorial lands agent stated:
"The’public is clamouring for home sites in a
Whitehorse, which are not available, andasas an
! alternative, people persist in staking along
. both sides of the highway imsboth directions
. beyond the boundaries of thd airport
reservatio Staking of various sized plots has
ied out in a higgedly-piggedly -
(5]. '

To pBt some order in this unorganized, unplanned staking, the

o e ’ e N

ferritorial lands aéent proposed & ribbon development along the Alaska highway
» : .

from Mile 920 to Mile 925. His proposal.was accgpted. Between 1957 and 1961

six areas.in close proiimity to Whitehorse covering l4°miles along the Alaska

Highway were declared development~areds under the authority of the Area

Development Ordinance‘(Lotz 1961; Koroscil 1978) . T
A}
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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

N

Health to conduct a shack removal campaign. Over the next two years all

squattens were moved or evicted, and by 1960 the subdivided part of the

townsitf was cleared. This did not mean that the squatter problem was solved.

The squgtters tﬁfe driven to the edges of the city, where they settled on

parts of the river flat, in areas lying under the unstable
. .

low-lyin
Whitehorse airport escarpment and on swampy, uncleared land (Lotz
1965:166) (cf. ﬁig. 2.16). .

During the 1940'; and 1950's neither the territorial government nor
the municipa}ity was preoccupied with the idea of an urban growth policy. or
with future requirements for land an& infrastructure. Land deveigpment
problems were dealt with on.a day-to-day basis, satisfying immédfabé"needs.
By 1959, the Territorial Council and the City Coumcil began to bg seriousl§

concerned with "future growth on a planned and economic basis"[6].

,

)

———

T he ”7960’;: The beginning of efficient planning and policy making

-

As a result of the concern of {959, the Queen's University Institute

e

of Local Government was asked to investigate the-problems created in and
around the City of Whitehorse by federal areas and other developments that
might be integrated into the City for orderly pléan?Q\fnd dévelopment in the

futures The City Council and the Terr@torial Council were convinced that the

solutions would come frW ' .
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"methods of reorganizing the system of municipal
government of the City of Whitehorse in the
Yukon Territory, in order to solve or alleviate
the problems concerning municipal services and
taxation created by the devélopment of housing
for military personnel in areas adjacent to the
municipal boundaries of Whitehorse and the means
by which resulting recommendations can be *
effectuated"[7].

The Queen's University reportr discussed the advantages and
»

disadvantages of the military establishment for the well-being of the Cégafand

i

concluded that ty® military was making a positive contribution, substantially

aiding the city's survival over lean times. With regard to their choice of

e
location, as it affected servicing and the tax base, incorporation within the
o N @ ’ -

city was rejected. Whitehorse already had to contend with the interferance of
federal and territorial government. To dd more federal establishments would
further undermine the city's power. 4 " o

»

Problems of municipal services and taxation,were not seen Lo be the

direct. result of the establishment of military' housing outside the city

2
limits. The problem was, seen to°arise from the close proximity-of these areas

. . d .
o the city. "The’military occupied excellent building sites and used a large
|

amount of land for a small n&mher of people. Because this land-was not

available; during the 1950's, people were buying land north .and sbut
4 |

the Alaska~Highwidy, where land was cheap and taxes low.

i - ) j
The report suggested/;Méjconcentrat1on of future developmént in the

L4 ©

city and the restriction of residential development outside those limits., The

report urged the release of land not in use and the demolition of surplus army -

.

buildings to f;}e this.land available for mesidential purposes. It also

PR o

hid P

-

recommended housing development at cost, with squatters havingtfirst choice..

To prot;ct the land outside city limits the Qﬁeen's University Report called

u

.for a freeze on staking within a ten-mile -radius of the town centre. This

& -
¢ "— ‘ ‘ ~
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circle was designated the Whitehorse Metropo{ltan Area (Fig. 3.1). It

. L
recommende'd the preparation of a metropolitan plan in cooperation with the

City and a professional planner. —

_ \

The Queen's report made the practical observation th%t trailers wvere
necessary as an alternative housing form. It pointed out the need to

regulate, license and control the location and use of trailers in the city,

and also within the metro area. It recommended establishment of a mun1c1pél

trairler park as a first measure.

s

With regard to their basic mandate, to determine ''methods of
teorganizing the system of municipal government', the Queen's report
recommended that the City Council be granted '"the power of approval or
disapproval 1n the first 1instance..." and further that City Council be given
control of the subdivision land within city limits subject to the approval of
the Commissioner. The Whitehorse City Council until then had had no say in

the subdivision of land within 1ts own limits. Such decisions were made by

the Commissioner of the Yukon Territory and merely reviewed by the Municipal

e

Counc1{.

There was prompt follow-up on the Queen's report. The Metropolitan
Aréa was defined as recommended; 1t included t;;-ghe mililary reserve.
Development was restricted to Porter Creek, the largest of its territorial
subdivisions, In January 1961, at the request of the Departmen£ of Northern
Affairs and Natural Resources, C.M.H.C. undertook the preparation of the
metropolitan plan. The city was not given any substantial wontro{ over it;
lana development. I shall return to that question after a quick look at the
Metropolitan Plan.: It will be';een that the features omitted from the plan

Ny
are as important as the features included in it,
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Source: 'Whitehorse Metropolitan Plan Report', CMHC, 1963

5 -
Figure 3.1 Whitehorse Metropolitan area boundaries, 1961 and 1963, -~ . e
: - ¢ A
3 S
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The Whitehorse Metrgopolitan Plan([8] 1incorporated.a twenty—year pattern
»
of future development.Ilt is still the single most important document affecting

the shape of Whitehorse. While the recommendatiqgs were discussed at length

o

for etght years and some were changed to suit the wishes of City Councillors

or the Commissioner, they were largely accepted and partially implemented[9]
The CMHC study of land use as of 1961 reports serious 1nefficiency, for *
: ¥

example 1in the wasteful size and location of 1industrial areas, commercial

areas, the cemetéry and vacant land. The amount of land used for roads was

considered excessive. A quarter of townsite land was allotted to i1ndustr:ial

and commercial uses; and another quarter (27%) was taken up by roads. City

expansion to the north was restricted by the transshipment area and ratlway

L}

si1dings belonging to the British Yukon Navigation Company (White Pass and
Yukon Railway) which had occupledfthe narrow strip of land between the

escarpment and the river since 1900. Encircling the town on the west and’

north were the military and federal reserve§, which took up a lot of unused

land and forced development to the east bank at Riverdale and beyond the army

reserve to the unserviced Territorial (or Highway) subdivisions. Although the

» ~ ? ’
L

study points to general low use, misuse, and non-use of land, it does not

mention the low density of gousing and building in all residential areas.

The general aims of the C.M.H.C. plan were to define a metropolitan

—— ,
area, to provide land for orderly expansion and overall development control,

to establish major use zones able to expand without undue conflict; and to
correct defects of land use and traffic. They operated on the assumﬁtion that

the pqéégation'of Whitehorse would reach 14,000 by 1980. In fact it reached

16,000. ‘ : -
It was recommended that the metropolitan area defined in 1961 bd%

+

}educed in scope, as shown in Figf3.1. The reduction was due to reasons of

— 1
o ’ ,
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topography, the area beyond the new boundariés not being suitable for urban
development. The planners suggested that all future development in federal
areas be considered with respect to 1ts implications for the organised

developient of the Whitehorse area, and that 1t conform to the metropoltitan

plan. It re-stated the Queefi's University suggestion that of the five Alaska

Highway subdivisions only Porter Creek be allowed to expand, and that at!

o

residual land' in the metropolitan area remain free from development Purtet

Creek was to be deVeloped as an unserviced area of low density and limited
population (1000 to 1200 pepple), while Riverdale and the Lower West townsite
were expected to house the re;t of the population{10]. ]

The Whitehorse Metropol&tan Plan was. weak 1n two respects: (1) Ilhe
existence and future of the Indian Village was not addressed. It was asumed
that its population would 1i1ntegrate into 1n the city and thg-land occupied by
the Village would be freed for industrial use. (2) There were no details
given on the density of development of th® residential areas. Land use in the
residential areas was not related to the housing and population density o1 to
housing type. 3
' As an outcome of the new restrictions on land inside the
metropolitan area, demand increased for land outside it. In Lhe absence of

N ° 1
regulations, people settled on varying sizesisf'parcels 1mmediately oulside
the controiled area. The people who'settled outside were former squalters who
needed a piece of.land and could produce only a substandard dwellEng, people ‘h
who wanted to live in a more isolated area and people who wished to carry out
some form of agriculture(ll].

-To implemé;t the Plan, starting in the mid-60's the territorial

government was given'more con£r01 over land’policy and ;egulatxon in the
Whitehorse area. Crown lands were transferred to the jurisdiction of the-

-
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territorial government, and in 1970 a "development control zone' was set up

c surrounding the city, with suffieient area to enable projected expangion for
o . 10 years[12). The City's own land planning responsibilities were, however,

very limited. It approved and checked construction starts under 1ts own zoning

0y

ahd building by-laws. The territorial Pepartmeat of Municipal Affairs

strongly believed that the matter of subdivision regulations was a territorral

matter and not a municipal one[l3]. The role of the Department included

guidance, advice and 'co-operation'.

The territorial government and its Departgﬁnt of Municipal Affairs

as a part of 1ts increasing responsibility and power started work on a new

- -~

land policy.” The major questions of land policy were the manner 1in which

deci1sions were to be made, what land would be sold at what tiﬁe, what would be

]

the standard of services, and the price of lots and zoning[14], in short land

1
<

(~ legislation, land development and land disposal. All concerned accepted the .
‘ ’ . 1963 CHHC recommendation closing the four Highway Subdivisions, restricting

development to Porter Creek, developing Riverdale, and encouraging a more P

compact and efficient land use on the mai; towﬁsite.

1

From the point of view of legislation, the transfer of Crown land

r

within the metropolitan area to the administration and control of the
. térritoriad government was a major step forward for the Whitehorse area in its

; search for- control over its own problems and priorities. Land development --
¢

. ' %
subdivision and servicing ~— became the full responsibiiﬁ&y of tie territorial

--government, Land in the Whitehorse metropolitan area could no longer be sold

until it was subdivided and surveyed.

° -~ -
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7970's and early 1980°s: Contradictions emerge -

The direction of land development in the 1970's was i1nfluenced by the

a 0
enlargément of the area and power of the <city and by increased demand for

‘ 7 . .
land due to economic growth in the territory and 1n anticipation of the
. I o
| construction of the Alaska Highway pipeline. Large sections of federal land
S

north and south df the enlarged city were transferred (Block Land Transfers)

L]

to control of the territorial government, to allow for more*Zutonomy and

responsibility with regard to-community developwent (Fig.3.2)..
¥
At the same time the federal government restricted the availability of

—

cheap land outside c;ty limits. The restriction was intended to be temporary

until the federal government could sort out administrative and jurisdictional.

- concerning this land, 1in particular the Indian land claim. As 1t enlarged, the

City of Whitehorse was expected to be able to accommodate all types of

residential needs. All levels of government became more sensitive to
8

environmental degradation and to the costs of servicing dispersed setilements.

In the 1970's each of the three gevéls of government worked out its respective -

land development and growth policy. While the jurisdiction of the three

levels of government di; overlap, in many cases their lénd policies did not

dcomplement each gther. ‘

After several attempts (1960, 1963, 1966, 1967) at enlargemengg, th

1970 the territori?I government made the city boundaries of Whitehorse

identical with those of the metropolitan area. The goal was unified and
= effective control over urban development under a single rgsponsible municipal

government. The City, with a population of 6,000 on two square qiles, LY

—

B extended to more than 160>square miies, incorporating 11,000 people. In this
& 5 .
< . »

" Chapter 3 ° 153



Lake Laberge

.Block Laéd
Transfer (90 km?®)

Downtown
Block Land

Transfér (110 km?)

9‘49 Hi ghwvay

Airport
?
A

o« City of Whitehorse
(420 km?)’ -

F =3 km
(1 5 10
‘Source: See reference no. 38. -

#*
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extremely large area most of the development was concentrated 1quockets
within 4% of the land area dispersed along the Alaska Highway (Figs.3.! and
Fig.2.2). Due to the dispersed nature of settlement, with widely fragmented

and different levels of services, the boundary extension was not in the

City's financial interest, but the extension removed duplication of services
o

and brought some economies of scale[15].

Along with full responsibility f dministration, the City

gradually gain-d a degree of joint responsibility th the lTerritorial

government for urban planning. All the undeveloped surface land stayed i1n *he !
~S——

territory's ownership, and the territorial Department of Local Government

acted as developer. Development plans were henceforth prepared through .

cooperation between the city and the territorial government, with the help of

outside planning consultants.

The city of Whitehorse, having been greatly enlarged in area and
responsibility, had to work out its urban growth policy. Specific city tasks

pertaining to the growth policy were housing problems and public works

. . X . ,
investments[16]. From a municipal finance and user cost poxﬁt of view the

city's planning consultants (Central Interior Planning Consultants Ltd.,

Prince George, B.C.) recommended a "f£ill in" policy, to develop the vacant

land in existing subdivisions. The planners also recommended more medtum-

-

density housing and a reduction in size of single family lots[17].

-

In 1976 the City commissioned Stanley Associates df Edmonton to prepare

L
its first official community plan. The most important locally perceived

» S

objectives for the plan related to the extent of coordination among the three
levels of government and the improvemeﬁt of land use policies[lBJ. The
plannerslrecommended that future residential development be directed to areas
which could be economically serviced and which would reflect thé lowest

# c !
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possible user cost§. The c1{y‘manifested a concern with respect to the proper
location of higher—density.residential development. Medium~density
developments in Riverdale and downtown had a high concentration_of low-income
housing and lack of usable open space. The concept of neighbgurhood
residential development was first proposed in this plan. The 'neighbourhood"
should accommodate a population of about 3,500 people, and have as a focal
;o1nt an elementary school and nepghbourhood park. Multiple-family housing,
generally 1n a town house(e.g.row house) configuration should be close to the
central park and school.

The planners noted that mobile homes, forming 11% of the housing stock
within the City, were poorly located and planned. These homes were not
mobile, but a form of i1nexpensive pre-fabricated housing. Recognizing that

people inhabiting mobile homes needed the same conveniences as in conventional

areas, the planners recommended that, the new residential areas accomodate ,

mobile homes, and that discrete areas be designed for them. The planners

ident1fied,twelve areas .for future urban development (Fig. 3.3). These were
selected on the basié of amenable topography and toﬁ soil conditionst'existing
infrastructure, and on the scalé requirement.of population of 3,500 per
neighbbgfhood. Of the twelve areas, ! and 2, Riverdale and.Porter Creek were

already committed, and Area 12 and li were intended-to be rural in nature and

not provided with public municipal services. Taking into consideration the

3w 1

major capital cost factors and.maintenance and road user costs, the planners

concludeq&that Area 3 would provide the lowest maintenance and’user cost, with
i §
Area 4, 5, 9 and 10 ranking second. . The alternatives were not assessed from

’J
any point of view other than the a unilateral financial one (cost of

development). No evaluation was made of their suitability for certain

. .
.
N ~
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caiegories of people, for certain building types or housing densities, or land

use capability. _

a

.on
Following ¢he guidance of 1ts consultant planners, the 1976 confmunity

plan and the utilities and roadways engineering analysis done in 1973[19], the
city adopted a stringent policy of focusing its growth or the existing
serviced subdivisions. During the 1970's the city acted as a general

s

contractor for land development whtle the territory's Department of !ocal
Government remained project manager with responsibility for design and funding

approval [20].

Rapid economic growth due to mining and the preparation for the

construction of the Alaska Highway pipeline contributed to massive |fnd

N

development in the period ™ 1977-1979. During the fall of 1977, dev€lopers,

real estate agents, business people, and prospective home owners became

alarmed over the possibility of a population boom and the scarcity of

residential land. The alarm was fieled by speculative lot buying in

»

Riverdale: in 1975 twice as many people lined up for lot buying than there
were lots aVailgﬁlé[Zl]. The private construction industry was afraid that 1f
the town did not prepare for the.booﬁ, lirge scale developers from outside
would take the gconstruction jobs[22). While it was difficult to meet the
temporary demand for land and housing in 1977, planning and servicing of.c
residential land h;d been progressing and hindsight shows that a more than

adequate supply to 1985 was in the process of being planned or develeped.  The

[y - IS

budget for land development was multiplied in each year between 1976 and 1979 -
w -

(Table 3.1). y

The city and the territoriEIMEBvernment were prepared for a boom which

did not materialize. Several socio—economic and housing studies were made to
forecast impactg of the pipeline construction[23,24,25]. Population growth

\
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Sourcer 'City of Whitehorse -~ General Plan', 1976

Figure 3.3 Alternative deVelopment areas, Whitehorse, 1976

Chapter 3 .

o D

.
.

-
e
LY



8
———— e — — —— ——— — —— —— — .
a
owntown Wit
. \\\\-n /ﬂ[ *
hitehorse y\ ""*.\ Riverdale \

———— —— — e ——— — — — —
.

: A
- B
. - —
/
" /
—
, ¢ —
o
—
—
—
—
/ ’ X y iy X X » & _‘]‘
— et — — —— — — —— — ——— — — —
i 500 0 3000m
S
v -

R -

. ) ‘ - ” ': ();‘1‘

- -
. Ve R —



) Table 3.1

Land development budget,
Yukon, l976~1984

’ Year ’ “Budget for land ~
development (S)
° 1976 500 000 -
1977 2 000 000
1978 4 000 000
“ 1979 10 000 000
1980 11 510 000
1981 | 8 500 000
1982 6 0007000
1983 5 000 000 -
) 1984 | 4000 000 ° ’

Source: Land development, YGR, file 2840-2, YA, Whitehorse.

was projected with the aid of an economic model;, and housing requirement
forecast? were translated into residential lot requirements. The forecast®
were based on types of dwe{lings occupied in the Yukon by age of householdl
head, but they assuﬁed that the relative distributfoA of income among age

groups would remain unchanged. The territorial’government (Department of
. —_—
Local Government)issued a Green Paper (1977) on land policy, stating their

intention of developing land in excess of maximum'projections[26].

The strategy was to £ill in the residential areas inside the

municipality, to develop new land in the controlled blocks at the edges of thé

city, and to permit some fggtrolled private land development alongside public

.

development [cf. reference 24]. By making available lots for those’ who might

want to settle in the Yukon, the territory sought to influence the staﬁili;y

of the population and the Yukon economy as a wholt, While the policy

accommodated the needs of a region with a growing.economy, it was not changed
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’ ¢ e . i
once the economic situation was reversed, wflen people started to leave and

a

those who stayed had less.money'for land and new construction.

By May 1980 the "land shorﬁage“ experiencéd during the pre-pipeline

speculation was over. In 1981 the Yukon territorial government was faced wi

th

an inventory of 700 developed lots[27], when 10% of the housing stock was for
) ..

sale. The territorial government exerted pressure on'the city to }gree to

placing.the lots on the market. The city, doubting that the lots would be

sold, refused to assume rqsponsxbilfty for the municipal jnfrastructure 1n
°

. =

‘those areas[28]. The city recommended a go~slow approach to release, land
gr%duallyz and opposed the release of iand in the Hillcrest extensigh.
Release of promised varied and attraétive lots was part of a

political exercise of the territorial government. It claimed this would

-

encourage home ownership and broaden the municipal tax base(29]. Land

"

availability was an.electidn 1ssue politically exploited during the decade

» e

1973-1933[30i. The territory's solutions to overcome the city}s financial
concerns included an operating‘grant to compensate the city Eo; unused lols
until 50% of’ultimate sales(were achieved, and a territorial government
warranty on infrastructure for a six-month operating period. The extended

‘ warranty was 'considered a development cost an%ﬁégeiuded in the price of the

- ©

o

LY
lots [ef. reference 29]. A ) -

“
o

z

While urban growth inside cify limits proceeded in an organi%ed and

——

planned manner, until the mid~1970's dispo&ition of land outside city limits
i e

was administered by the federal government in their ‘traditional primitive way,

°

responding on an ad-hoc basis to requésts for land., In 1975 a decision.was

made to rationalize the land use pattern. Formal and informal moratoria were
e — L

¢

'establishéd to halt land dispositiops while the process, was going on (Redpath

ID . ’

1979:74) . °

A
« , o
“
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Regi®nal planning was 1initiated by the Department of Local Govern’mentg
and the Land Resources group of DIAND in 1977 in the areas shown in Fig.

3.4 [31,32). Both studies were done under the direction of a competent land

use planmér who developed a deep understanding of land' use 1ssues in the
Yukon. It had been estimated that 10 % of the total housing demand would.
occur on lands beyond the boundaries of Whitehorse. Recognizing the need to

sat1sfy this demand for rura1'11v1ng‘the regional study asked two very

important questions. (1) Since only 5°% of the city's land is déveloped, how
much more could be develoﬁed for settlement purposes before it would be

necessary to develop on land lying beyond the city's boundaries? (2) Why is
’ -
there a demand for land outside the city when there seems to be sufficient
= %
area 1n the city[cf, reference 31].

The study concludeﬁ that there was sufficient land inside the city
/

boundaries to satisfy the/demand, but there-was an insufficient range of

choice in both size and ,{ocatlon of available properties that would cater to

various Tifestyles. The residential subdivision policy within the city of

Whitehorse was viewed as restricted, focusing'basically on serviced urban lots

where so many other opportunities existed for residential settlement. TFhe

city's reluctance to use other options was attributed to the lack of AN

—_—

adequate physical land 'inventory progranm,

S Other facts which contributed to the demand for land outside city
limits were these: Crown land outside the city unlike land in private

. ownershi;;, was being sold below the market value; the taxes were lower in

unincorporated areas, and there were no controls on the use of land. The study

recommended planned rural subdivisions in the Block Land Transfer areas. They

suggested avoiding duplicatian in the options available in the city and

~
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outside of 1t. They recommended 2-4 ha rural lots outside and 1-2 ha rural

2 -

P
L4 - -

lots i1nside city boundaries. . k\

-

In the opinion of the land adminfstrator (Yukon Territiry, Municipal .
and Community Affairs), there should be no economic i1ncentive to live outside

of the built—up communities. 'People should choose to live there for reasons

F- I

other than simple economic reasons*[33]. In other words, the cheaper land,

.

! lbwer taxes and relaxed building regulations near the city were undermining

«

A

e city's tax base. In the words of the federal land use plaﬂner,”large lots
|8

~

for many residents are not possible for reasons of higher servicing costs,

M ®

higher fuel costs related to increased travel distances, and reduced amourt of

land base to accommodate competing needs'[34]. In his view the large lot

. - L 3
subdivisions provided infithe early 1980's should be designed in a manner that
* ‘ "‘/’,__AL_

would allow further subdivision when necessary.
. . -
In the view of the city manager the need for large lots in or around

3

the ctty is questionable. Practice’shows that for residential purposes 0.8 ha
18 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[35].
”

When the loss of population in the early 1980's left a surplus of

housing and developed land in the c?ty, the territorial government still went

-

ahead with land development and sale in the surrounding belt, in order to

Y
!

provide more varipty for the voters énd/to demonstrate its need for more

i
1and[36]. 1In spite of the fact that the federal land transferifrogram was
stopped in 1975 (due to Indian opposition to the transfers in advance of 3

land settlement), in 1979 the Yukon Government proposed to take over the

<
entire study region([37]. )
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During the 1960's and:espeCLally the 1970's the territorial government

0

and the City of.Whitehorse expanded tdflr efforts to rectify the effects of

—

the unorganized growth 6f the 1940's and 4950's. The 1970's were

e [N

characterized by organized and‘pfénned expansion. While the efficiency and

‘wisdom of this expansion is still debatable, residential land use 1s now
T

characterized by contrplled development, ¢

All three levels of government have adwanced 1n their positions. lhe

-

need for land conServation has become an accepted fact, although i1ts meaning
is not yet clearly difined. A real concern for the use' of land is developingr
City policy is definitely moving towards compactness, Filling in existing

residential areas. While cooperation of the federal and terrltorlgl_

governments in regional land planning has generally been constructive, the

territorial government 'policies have tended to undermine the policies of the

v

city. The city has lots of developable land and is able to accommodate
population growth projected for the next 20 years. In spite of this, land

development is planned and proceeding outside city limits -

&

At the end of the.1970's there was still an absence of adequate basic

-

data concerning population characteristics, housigg and land. Data is not yel
available for thg nature of the population and the strength of their ’
® . )

attachments to Whitehorse, the permanence of their employment, and their

.

attitudes towards continued residence. Understanding of common attitudes

. :jyérds lifestyle, housing and land could~ produce land planning policies
‘..—A-—"-'-__

appropriate to_the population's needs[38]. .

The growth policies and plan; of the last 30 years are firmly
C :

imprint;d today on the urban landscape of Whitehorse, The developmental

¢ »

history of the,individual residential areas are presented in the next section.

~7 -
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Residential areas of Whitehorse: the effects of planning.

In reviewing the development of individual residential areas, the

goal of this section is to look at the principles of land development at work

[
-

and to evaluate its strengths and weaknesses. The chronological treatment and

sotlo—economic Packground of tae residential areas will add to the

El

understanding of* the differences among them.

The city's residential areas developed as Histinct identifiable

communities[39]. Figure 2.3 shows the present residential areas of . °

Whitehorse. Table 3.2 and 3.3 show population breakdown by residential area.
£

-

The growth and decline of major residential areas as indicated by the housing

sté%k 1's illustrated in Table 3.4, while net residential densities appear in

Table 3.5.

?

The largest population concentrations are Riverdale (34.6%), Porter

o

Creek (21.&%) and Downtown (17.6%), but the space accorded to each will not be
proportional to their population or area size. The areas represent different
séages in the sequence of residential development in°Whitehorse. Certain

e r————

aspects or stages will be highlighted in view of fheir origins, identity,

differentistion and innovations in growth patterns. , .

v
N | . /

kY

N

2
a
4
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it Table 3.2
a
Population growth. by major residential areas .
Whitehorse, 1961-1981 )
Major residential areas 1961 1971 1981
Downtown 4153 3703 2621
Riverdale ' 680 2348 5130
Porter Creek ‘ 624 . 2088 3182 N
's ce: Figures are approk‘imate, calculated from Statistics Canada Census
data (amalgamated enumeration areas). S
* “ i
|
2 - Q
I
-
3 : .
¥
- Table 3.3 °

Population by residential area, Whitehorse, 1981

..
\
s
\ . . '
- W *

Residential area ' _ |Population (%)
- Riverdale ’ 5130 (34.6)
¢ Downtown - ) 2621 (17.6) >
Porter Creek - - 3182 ° (21.4) ,
, Hillcrest/Lo-Bird 955 (6.4) .
Takhini 807  (5.4)
Valleyview/Kopper King 654 (4.4)
R Crestview (includes Northeast Alaska ) .
= Highway and McPherson) 674 (4.5)
. Wolf Creek (includes Southeast Alaska
Highway) - 65 (3.0)
Marwell (includes'Indian Village) 290 (1.9)
. .| Other ; . "\, ’ 46 (0.3)
. Total - . 14,814(100.0) .

Sources: Calculated from Statistics Cdnada, 1981 Census, amalgamated C o
@ ennumeratlon area populatlon, Yukon anrltory, See also Yukon Economic
! Review, second guarter, 1982, p.6.

1

[4
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& . "~ Table 3.4
- - Dwelling units By residential areas
N X (Number of units and percentage of total units)

»

Residential ar%a 1963 1968 1977 1982

Downtown 1022 k51.1),12A2 (47.3) 1175 (26.0) (1169 (21.9)

Upper Whitehorse ’ . )
(Takhini, Valley- . .
view, Hillcrest) 595 (29.7)| 461 (17.4)| 424 (9.4)| 459 (8.5)

Porﬁef Creek and t

Crestview 181 (9.0)| 224 (9.3)| 741 (16.4) (1215 (22.7)

Riverdale 175 (8.7)| %18 (15.9)|1432 (31.7)]1663 (31.1)

Other (squatters,
trailer court,

rural areas) 26 (1.3)| 257 -(9.7)| 738 (16.3)| 835 (15.6)

Total . 1999(100.0) {2623 (100.0) [4510(100.0) |5341(100.0)

v -
Notes and sources: -

*i;ll~The 1963 figure for Downtown includes squatter dwéllings and the Indian
“Village. 2) Data compiled from: General Development Plan, Whitehorse
¥ ° MetropolitansArea,1970; "Baseline housing data for the Whitehorse area",
North Western Associates Ltd., for the Yukon Housing Corporation, 1977; "
Manuscript data for the forthcomming new Whitehorse Official Plan, EPEC
Consulting Western Ltd., 1982. = '

Downtown T . ~

During its developmental history today's downtown was referred to as-
WHitehorse; Lower Whitehorse, Whiteéhorse Proper, and Western Townsite, and now
N %

. simply Downtown. These fiames were associated with the role of the area at

particular times, Apart from housing 21.9 % of the population.of the city,

v

downtown is a multifunctional centre providing the commerce, public buildings,
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Table 3.5
Net residential density by area, Whitehorse, 1982 #@k

Residen- T Density |Density
Area tial \ units/ ° |units/ha
units lacre
( B}
Downt own : 1169 21.\9\ 15.2 37.5
Riverdale 1163 31.1 ~ 7.9 19.5 N
Marwell (includes B
Indian Village 102 1.9 10.2 /
Takhini-Valleyview 184 3.4 6.3
Hillecrest 275 5.1 8.6
MacRae 12 0.2 6.0
Porter Creek " 1091 20.4 3.6
Crestview-McKenzie 124 I 2.3 2.8
Kopper King (mobile ﬁj
home park) 90 1.7 6.0
Takhini Trailer court 113 2.1 8.7
Northland (mobile . . .
home park -1~ 106 2.0 3.2
Lo-Bird (trailer court) 61 1.1 2.8
Wolf Creek 118 2.2 0.3 . . ———
McPherson 55 9 1.0 0.3
Rural areas ‘ 178 3.3 1.3
Total 5341 100.0
e

Source: Data compiled from a manuscript prepgfed for the new Whitehorse
Official Plan, EPEC Consulting Western Ltd.,”?1982.

historical sites, transportation and warehousing, recreation and higher
@duc;tion for the Yukon Territory. .

Natural elements gonstrain downtown's urban land use (Fig. 3.5,
3.6 and 3.7). Downtown Whitehorse is located on a gravel river terrace 6Q the

west bank of the Yukon River at an average elevation of 634m, In the south the

- terrace is terminated by a-smalr”rakef“Behfﬁﬁ“Tﬁé'fdﬁﬁ%ife”hlbng the west side

» me——s,

. ——
of the lake and river terrace a bench of white clay rises 61lm. The instability

PRERTEE

of this escarpment is an ¢gbstacle to the development of much vacant land.

1 s
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City limits, —+956-1971

Yukon River

racks, 1943




-~

- Note dowtown Whitehorse wedged between the Yukon River and the escarpment.
The bridge leads to the Hospital akd Riverdale.

P D
.
"

Source:\Department of Energy, Mines and Resources, air photo no.A25006-91,
July 1978, 1:25,000. :

2

Figure 3.6 Downtown, 1978. . -

§ - T '
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The terrace is about 610m wide and slopes from the foot of the bench

‘to the river. The southern section and the-edge close to the riveq are

subject to flooding each year. Surrounding the Yukon Valley afre ridges 460
!

to 610m high. The White Pass and Yukon hailway approaches downtown from the

south along the foot of the escarpment and the Yukon River.

«

While the natural setting is fxtremely attractive, downtown
Whitehorse givgs a negative overall impression (cf. Fig. 2.1j. Because the
surface material is extremely poor for plant growth,-the town is dusty and
untidy in appearance during the snow—free season. The majority of lots are in
a deteriorated state. The commercial streets are lined with false fronts.
Most of the residential .and public buildings have a nondescript- square or
rectangular shape (Fig.3.8). There is no provision for public¢ open space

inside the built-up area.

Random development resilted in low overall density with considerable
g .

wastage of land. Consolidation by means of zoning regulation§¢ﬁa; occurred

only since the early 1960's. Obstacles such as larggprivate land holdings,
. .
lack of legislation, and a conservative attitude have prevented a faster pace

‘of change. .
3 )
The site was surveyed in October 1899 by the British Yukon Railway

Company using a-Dominion land Surveyor. The area was desig%atéd as a townsite

H

after staking by individuals acting on behalg of the British Yukon Miﬁing and
Transportation Company. Application to purchase was made on the basis of
staking 17 lots of 40 acres each and three other large lots. This covered all
the land between the escarpment and the river[40]. In accordance with

. r
territorial regulations, 80 acres was reserved for police and othér government

-

purposes [41]. L. I ‘
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Source: 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 Yukoﬁ\ﬁalley and the Whitehorse
area, 1978.

[
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The original town‘plan. followed the pattern of the clagsical .

-«

t‘i ) . railroad town (Gerecke 1978:7-8). The goal was to provide adequate ‘traffic: -

connection between freight terminals, the whterfronf and the business section, |
. 9

The town was laid out in the conventional grid. ‘ |

3
'

+ Samwel H. Graves, the first president of the British Yukon Railway
P . L , - ’ .
Company, in addition to the 292 acres in the]Whitehorse area that he acquired ~

/ from the Crown for railroad use, also purcha%ed the majority of land in the
LIRS l\ 0

townsite. After .the original 20 pafcels were acquired from the government,

b .
each by a different individual,  GFfaves re-purchased all the lots. During 1900
T and 1901 he sold the majority of this land to the British Yukon Land Company
- incorpofgtedh;n 1900 [cf. refernce 40]. The townsite®was resurveyed, .the group

-

lots were subdixided into town ‘lots (44x100; 100x30; 100x50 feet) and went on

,-
;
o

L
e

’ sale in 1901 by public auction. .Streets were 80 feet wide with the exceplion
| - - -

| of Main and lst Avenue which had a width of 100 feet (cf.-Fig.§.9).

|

.

By the_ spring of 1901 the town had a population of 2,000 living in
3 9. tents, log houses and clapboard buildings mostly of a utilitarian cha:pcter;
| -

4 The area from the riverfront -to Fourth AQenue and Hanson Street north six
blocks to Jarvis Street was built up almost continuously. Beyond that lay

.. , /

o scattered residences, shipyards and brickyards, railway tgg;inal buildipgs and .,
. . e .

steamboat docks (Koroscil,1978). Pefmanent and transient populations slowly -

began to separate into identifiable residential districts. A "better-class"

~

- . hd / . .
resident#al/arga developed ip“the west and south, a "second-class" district -

VAl

séuih ani ﬁorth under the escarpment, and the poorest class of peoplé ocqupied
' ' - : [

7 ’

the edge% of the town south and north and on Ebth sides of the railwayfat

-

Whisky Flats (Ridge 1953; Koroscil 1978). - o

.
i

* ‘ ; . ’) During the war years (1942-1944) the old town was, pinched between
« - L e e

gg:? U.S. .Army dwellings to the south and stores and refinery buildings to the
& -
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north. Larée portions of land within the townsite were also vccupied by —
military buildings (Taylor 1944; Lotz 1961; Denis 1952:151) (Fig. 3.10). The
southern area was slowly abandaned as a resldenhtial'area in favour of

locatLons such as Camp Takhini built by.the Canadian Army in 1948 (Ridge -

[

A —
1953:297; Denis 1952:95).

Meanwh11é>c1V111an workers who could not rent or burchase a lot
! . -~

became squatters. Squatters filled up Whisky Flats, the original poor and
transient area, then established Moccasin Flats and finally occupied every -~

available space on the subdivided townsite. During this period tﬁ%vsquatter
-

arcas were of such magn:tude that along with the,m111tary'areas they became
\ -
the only clearly identifiable residential zanes. Aftersthe war the continued

——

presence of military-buildings and shacks made the townsite undesirable and

unavallable for new residential construction. Squatting remained an accepted
1] M - \

way of life for a long timel[42]. v
A 3

Changes 1n land use

S
In the 1960's and 1970's squatter areas were cleared, as were some
" !
of the deteriorated buildings. Vacant land‘was used for residential purposes,

an area was designated for multiple family housing and about 115 units were

- '

*
built for low-1ncome and seniorn citizens.

~—

B th'e end of the 1970's downtown had two major (cf. Fig.3.9)

residential areas. The older one, to the north, consisted primarily of

i

single-family dwe}lings of various ages and conditions. Among them are several -
buildings of historical siénificance or uniqueness such as the log

"skyscrapers' on Lambert Street,residences on Lambert Street, Elliot Street,

v

Wood Street and Steel Street. Many of the historical bU{}dings are being lost

because they are no longer economically useful[43].

P . . ,

s .
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.Note: Wartime milité;y buildings are at the right. Note the stilt (1946), .
large number—of pine trees which died or were destroyed since,
Source: National Fulm Board photograph no:2495e, 1946(?), obtained from
the McGill Centre for Northern Studies and Research, Montreal. —

LY ’ . L -
Figure 3.10 Wartime military buildings, Whitehorse, World War II ' '
- o 0 -’

l
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The' newer southernﬁ&%&identxai area built since 1963 consists

mainly of townhouses and three-sforey apartments. Multifamlly housihg was .

-

developed since 1965 due to the mining boom and public housing programs., Most y

N . 8 )
of {he residential, public and commercial buildings suffer from lack of
landscaping. Their form, layout and‘;tyle make little contribution to the

architectural character of the city.
. .

While 1n 1963 downtown housed two- thirds of the Whitehorse area

population, 1n 1982 1t housed only 21.9 %. The number of housing units is

Multifamily housing was developed with the mining’ beom since
1965. The 1977 Yukon Housing Corporation Housing Survey showed that half of
* ~

Short blocks are

almost the same.

all houSing units 1nh Downtown ®were single dwellings.

1nter}upted by unsightly lanes. Unused lots. a want of public open spaces,

"

large unused setbacks aqd mi1xed building styles and mater@éls perpetuate

inefficiency and a faceless dowdtown. As new attractive residential .

subdivisions were opened, downtown gradually lost its appeal; with is its

accessibilf4y and centrality remaining 1ts only assets. ) . =
L] t w

Recent studies to improve downtown include plans for expansion of

the comprehensive core zone, Main Street beautification, waterfront

development, tourist facilities development, and for the"downtewn core [44].

They, involve proposals for compact mixed commercial-residential development

=

for the downtown core and giving life through a recreation—commlrcial—busineéﬁ

type of renovation to the présently deserted or delapidated riverfront. The,

object is to attrgct°dﬁd Keep people in the downtown area. ’ B

Inspired by réqenﬁ Ontario and Saskatchewan experience, these plans
z

¢

. 1 )
emphadsize the need for an organizational strutture which can effectively

- N ]
harnes$ and sustain the energies, and resources. of both the private and public’

v .

sectors. Since ‘there is no ﬁinaﬁc&al‘qssistance available for the present,

+ 1

="  __ .- - \
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SN defineg as a setfle

T 4 o .

< TN,

the public sector's role is to provide guidelines, planning "and professional’

support [cf. reference 43]. Developmpﬁt on a lot by lot basis without

specified design standards and development agreements does not lend 1tself to

organized and effective change. Comprehensive "design 1s needed involving

/

building groups and 1andscaping. . .

The squatter problem . .

In 1956 squatters made up about pne-third of the population o

+

- ’

e .
the Lower Townsite or downtown. In 1960 a '"squatter survey' by Lotz (190!) fo:

the federal government_counted 366 buildings and 864, 1ndividuals in 10

v
id

squatter areas. Squatting was common because of the hi1gFF price of land on the

&

©

townsite and in the #iew subdivision of Riverdale, the high cost of houst

*

building, the ipaccessiblli;y of the unserviced territorial subdivistons to a

person with no car, ang

- R

3? economi¢ climate of uncertainty. Squatters did not

'

tnce they had n6o sewer. and water. They‘*paid very
\

pay for seqer and water
L d

. little ftaxes. The la

e

owner pald an écreage tax substantially smaller than

' the tax on subdivj land. In the_,strict sense of the word a squatter 1s
hraving no legal title te the land occupled by him, or a

Ll »

person renting a dwelling whose owner does not have legal title to the land on

“
- 4

which the dwelling stands (Lotz 1965:176).

-

y Ly ~From;a' town planning and municipal finamce point of view, squaltxng
. - - ]

[N [

1s a serious problem. It is a lot harder to deal with than to prevent

<, o
(Buckstar 1970)> At the same time squatting is a solution for certain

., .//\( . ) ' .
categories of people. Squatting in Whitehorse occured in three stages. In the

o

. first, betweeﬁ‘1942<and 1960 squatting was a response to a serious land and

housing shb;tage.“During the second stage, between 1960 and 1975 incoming
Yal

people could find other alternatives, and former squatter areas became less

.
~
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attractive. However some of the old timers stayed., In the third, contempb;ary

+
. . . P T e
stage, squatting is not an economic necessity.

o

L -
The largest concentration of squatters was in Whisky Flats (305 .

people 1n 1960) . Despite the poor quality of housing the area took on a
pieasant appearance during the summer months due to the proximity of the river

and 1ls trees and green spdces. While it was a shabby place, living there. was

1
° L)

an accepted fact. Newcomers, often seasonally employed, had td take what was
available. A large percentage of the population was in the samé position, in
need for reasonably pr}cég housing. The squatter areas were self-reliant,

home-made and without_ class distinction. - Volunteer work and community spirit
: -

replaced goWernmeﬂl help, available only to the military and a cértain
* o

~ . - 5
category of government employees [cf. reference 42].
o ' &
Lotz's (1965) sociological survey-found that squatters included a

~—

large numbér of single men (31.7% pf the households); Indians” (12 %); problem

[y
'

'

households involving heavy drinking, the Very poor (24 %), and many unemg}oyed
and seasonally unemployed. A quarter of the squatter households had no

steady income, 10.4% had a lot less than the average wage for 1961,but half *

3

(53.0%)/pad more. This indicated that a large-percentage of squatters had the

means to afford alfernative—acdommodat&qn.eAt the same time about one third
. ) g - - . .
were very poor with ho material means available for change. Lotz (1965)

I3

identified several different types of needs which called for several

solutions. .0 -

The first attempt to get rid of squatting was a shack removal
N v, »

campaign instituted by the Board of Health in' 1958. Squatters were regarded
i - /

as' a problem because the land was needed for other puéposes, their living

-
LY

standards were very low, and they did not pay "a fair share" of taxe} for the

services they used or could have used as taxpayers. Methods of cleanup /

o
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British Yukon Navigation Company: be vacated,

/
involving all three levels of government between 1958-1988 included .

dismantling- of uninhabited buildings and moving habitable buxldxngs to other

L *

sites[45]. Many squatters moved or were moved to the periphery to land owned

®
-~

by the Crown or the largest landowner, the British Yukon Nav;gatxon Company

(White Pass-and Yukon Route Co.)

Those lands were generally unsuitable for
residential develogment of any kind, as they were low lying‘and susceplible 4¢

flooding, too close-te the escarpment and subject to land €lides. o1 they were
e &

[

swampy and uncleared (Fig. 2.13)." Squatters moved from one squatter arga to

another. d A

One attempt was  the establishment of a Transient Subdivision where 9
& .
« . \
taxes had to be paid and hygieni¢ standards met but where there were ho

building regulations. Attempts to move squatters voluntarily to:the

Terrltor%al Subdivisions failed because of the distance anolved the lack of

A -
w

schoolsvﬁnd the limited income of the people to be moved Most squatters o

.

schools and stores [46]-

-

needed to be within easy reach of urban work,

owned by the

2

. The Queen's University report suggested that Lot 19,

surveyed, subdivided, serviced =

reference 6 and 45].

and sold to the City for squatter reloc&tion[cf. In 196y

- v
I3

the territorial government made the.decision to buy lot 19 (they borrowed

money from the Federal governméht) but the proposal to, make 1t available for

low rental housing fg;asquatter relocation was voted down by the citizens “of

\ h &

Whitehorse. The public at large did not want the squatters to "have gpmething

Negotidtions and discissions continued for

-

<
for nothing"[cf. refetence 46].

another teh years[47]. Lot 19 was eventually devf&oped for multiple-family -

%he area was serviceé and pladed on sale in 1969,and parts of it

housing.
vwere developed for low rental housing .dn 1971. ' T,
A - . .
. v - -
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‘ They purchased lot: and moved to Porter Creek, Q\restvxew or Hlllctest

1
T~
l

&
e b -“."w

Through thé 1960's and 1970's most of the sqqatters left downtown.

. o
< 1
A

Some
/\.
Settled along the Alaska nghway or the bush outs&de city limits. Many,-
i
accepted the government offer of low cost housxng,and now reside in the area
¢ ’

Status Indians were moved or encouraged to move to the

8

still known as Lot 19,

t

Today only a few squatter bu1ld1ngs exist in the downtown

“Indian Village.

the area not yet needed

area. The largest concentration !s Sleepy Hollow,

for other uses. People.are not evicted, but in case of fire only lives are

saved[48]: PJople who équat today are either old timers who want to continue

- »

their old frontier way of life or indfv1¢ua1ists with'a pioneer spirit who

‘

prefer the solitude of the bush within the social and egonggjc shadow of the
- .

city.

.

. ) Riverdale . )

t " '
~a

. P ' .
o . - -
E The Riverdale subdivision containing 31% of tﬁe resideﬁtial'gnits of

. .

the Cxty of Whitehorse (1982), was developed between 1955 and 1980 (Fié.~

location and

1 -

3 11).

, muricipal servicing.

C the city centre,

(Fig-3:12)c d

Riverdale is located on a river valley gravel terrace.
[

[y

Situated south of downtown,
. LY

¥

-

g

Chapter 3

1t§ rapid growth can be attributed to its central

aboyt a

-

are confined by pafural features. On the west it is bounded by the Yukon

oh all other sides by stratified silt bluffs rising 4bm.

20-minute walk from

[

it is the onfy residential subdivision accessible on foot ,

L

Its 556 a

To thé south




NN Whitehorse N OD\

| //L”/ \ |
. ¢ Downtown 7 _— i

4
# }f,{,ﬂ : .
%
Sources: see references no.50 and 51; and Canadn,*Bcpartuent of Energy Hxne:
and Resources, air photo A25006~91, July 1978, 1: 25 000
Figure 3.11 Development phases, Riverdale’ 1955-1980 . . & . .
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contains the newly surveyed and-developed Hilicrest extension.

Figure 3.12 The situation of Riverdalle in the Whitehorse area
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. *

o
development is limited by the Anvil Power Line right oéyway. Most parts of

x ‘Riverdale are very attractive mai’nly because of the presence of natural . .
vegetation well taken care of #Muring lahd development and building .
construction {Fig. 3.13). - - ~ 2 ‘

. - [}
Development was proposed“in 1953 for a¢government staff tesidential
I N N

areal49]. 1In 1954 a joint decision was made betweén\the°(xty of Whitehorse

___and the Northern Administration and Lands Branch of the Department of Noirthern
' Affairs and Natural Resources to develop the Riverdale subdivision as an )
- Is e °
addition, to the City . The Central (now Canada) Mortgage and Housiny

&

Corporation was nequested to do the plan since at thal time there was no fy) )

7~ planning organization or qualified personnél available i1n the th;{}bry.

While the whole area was reserved and set aside to providle,UUO
*

e

lots, as a first step only 200 iots were planned, surveyed and servrced. The

- » T ‘I !
¢ water and sewer mains were so constructed that they could later be extended to v

T 13 \,

service 1,500 lots. There was, however no overall plan for tbe-subdxvxsxon.

. Yy v .
- “

" The development was financed by a federal loan to the territorial

t

government [50] which sold the lots at development cost to the public. Lots in
I3

”

Riverdale cost from $1,200 to $2,000 in 1956, In 1957, ‘as agreed,upon before
- v © -" @ . -

its conceptioﬂ, Riverdale was-included in the city, and due to 1ts suburban

3
- N

qualitié; and price, it attraéted the upper-income populawson.
v Its pattern may be déscribed as a modified grid. Lot sizes were
50'x100', 60'x100' and 70'x100' feet-with minor street$ 60 feet wide and .

collector roads 80 feet[51]. While no restrictions were placed on building

[

types, the lots were essentially shitable for single ﬁamily dwellings. The

> manicured lawns reflected conformity and imitation of sodthern Canadian 1

T — _'. suburbs. Main town planniny concerns included the-preservation of so0il d'ber,
0 \ vegetation and the use olf contours . There were no sid’ewalks and no alleys,
. , ‘
. i e ~ . - )
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THE vommunity's original response to the new planned subdivision was ;

%E%’” not enthusiastic. Riverdale was eipensiﬁe. and there were few alternatives tg

. .
choose from. 1In 1960, “four years after the opening of the first 200 lots,

F

- ) there were st111 40 lots avaflable in the higher price bracket [52]. Of 185 ,
housfng units in 1965, 75 were federally owned, housing government employees. .

RiVerdale was designed for high~cost housing. The fact that the lower—costs
2 » < e

lots were taken up first proved that lew-cost lots were in demand. This

prompted the suggestion that Riverdale should be further developed in a new

-

direction, creating an area for lower cost housing. ~ As development progressed

—- a centrally-located portion was designated for multiple family housing on the

grounds that "this type of housing is usually located close to a main

]

thoroughfare for traffic,purposesﬁ[53]. The metropolitan area review of 1970

recommended a ratio of 75 % one or two- family dwellings and 25 %

\

_%:} multiple-family dwellings[54)e<During the period 1969-1978 the central area
of Riverdale was filled up with row hous;s. town houses and walk-ub apartment

e units. Nevertheless by 1982, 83% of Riverdale's residential land was occupied :

—

by single-family detached housing, while only 17% was taken up by

multiple-family housing including duplexes, rowhouses and apartments[55]. By

the mid~1970's it was evident that the concentration in the centre of the

¢
2

- subdivision withoug-adequatorepén space of all multifamily housing was a
t @ A‘
mistake (Fig. 3%1#&)~ During the preparation oﬂ the 1976 community plan, .

concern was expréssed, about the location of higher-density devglopmeng_and its

refatioq)@g lower—density housing. ' 5

- = 4

. In 1974 the territorial government cailed -for the preparation of %a
. : comprehensive subdivision plan for the balance of the usable land.in

o Riverdale. This was the subdivision's first comprehensive plaq. By then about

P o -~ . o

0 73% of the total area. was developed[56]. The terms of reference called E‘o‘r

-
R - - . -
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integration with the adjacent areas, traffic patterns-and land uses. Of the

- proposed development 45%. was dedicated to single-family housing for [, 280
people and 1% to multiple family housing to a€commodate 80U people  ihe
average single- family lot was changed from the 65x115 fect of the 900"« to

60x130, reducing frontage but increasing overall size

\

. ‘From a socTo=economic point of,view Riverdale developed into a
.
combination of medium, upper—1income and low-1ncome pooﬁ}o IHe majyority of the
\
labour forcevare employees of the three levels of government [57] According
to the 1981 Census, Riverdale also houses the largest concentration of people

»

~

of native origin, about one-third of the total mative population [98) |

. Medium and upper income people live 1n the single. family a1cas -

——

surrounding the central medium-density, multifamily low income aiea Sipce

soctal housing 1s usually accommodated 1n medium-density , multifamily

- housing, the central area forms a small low-1income ghetto. Multiple family

housing, (12 unit apartment buildings, rowhouses and dupTé%es) was provided hy

private initiative since the late 1960's and by the Yukon Housing (orporat ion
since the late 1970's(59] (for details on multiple family housing see Chapter

5). Deficiencies 1n house design layout,~landscap1ng and open space planning

[y

make the medium—density zone less atfgactive. The Klondike condominium

rowhouses and-the Yukon Housing Corporation duplexes on Green Avenue, provide
!

: / an acceptable cheaper alternative to the single-fam:ily house. While saving on

land, services, taxes, and heating costs these devffbpménts provide adequate
§

‘

open space, storage space and privacy [60]. v
\ ¥ .
. o

-

o' '{ »~
-

‘ [¢]
. 5
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Porter Creek '
» v ( —

¢« dnitially an unserviced ribbon along the Alaska Highway, Porter

o

(reek has grown 1nto a sizable settlement. The recent\qﬁaptation of its

ori1ginal rural style to urban standards, and 1ts consequent transformation

into a less "affordable'" environment will be described.

?

o Located 9km (5.5 miles) north nor{R—west of downtown Whitehorse,

Porter Creek has an area of 476 ha {61]. Its perimeter 1s limited to the north

-
————

and east by the Yukon River escarpment, to the south by terrain characterized
\ -
by three pronouncéd finger-type ridges of increasing elevation, and to the A

west by steegfghd rough terrain. The built up areas are characterized by

*

ridges and depressions surrounding a low lying zone of 32.3 hectares (80
°

acres) through which Porter Creek meanders into Hidden Lake,

“

In terms of population growth Porter Creek experienced rapid growth

L]

o

especially between 1968-1980 (see above Tables 3.2 and 3.4). As Porter Creek

grew, 1t incorporated more and more wilderness .areas. ‘Like Riverdale, Porter
“ L4
. Creek had no developmental plan until 1974, Development proceeded piecemeal.’

~— Streets were extended and lots surveyed in small groups as the federal or
territorial government felt there was a demand.

T e - —_
)
Its three-phase construction has given the subdivision a varied &,

o
character 1t terms of land 'se, and socioreconomic make-up. 'The changes ?n .
layout and de651ty are shown in Fig. 3.15.  The first phase left the southern
and south-western partkof Porter Creek lining the Alaska Highway and its
sufroundfngs with a rura; character, large lots, wide streets and a grid .

pattern. The second phase 1s characterized by a curvilinear roadway pattern,

with standardized smaller lots planned in anti¢cipation of municipal servicing.
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<>
The third phase, planned»andddeveloped at the end of the 1970's and the

< ‘ . - -
beginning of the 1980's,; while st1ll of low dens1ty has a more distinc¢k uiban

character, narrow frontage lots, pavement and underground servicing.
s

From a socio-economic point of Qlewb Porter Creek sttarted vut as a
lower-middle class area with no services, but with low-cost land 1n large lots
\

(100x200 ft), relaxed building standards and generou; financing a4 low.
interest rates,.from the territorial government. In the eairly 1Yo0's the price
of an approximately 100x200'€eé¥ lot was between S$S200 and S3100, and 1t was no
higher than $600 in 1973 for an upserviced lot of 75x100 feet. This price

included surveying and road constructron to grade (unpaved). During the

1970's Porter Creek was‘gradually.serviced. 1t stiil has an.atiractive®iew

and environment, laa\gggsltles, a socially and economically mixed populatian,

a ""do-ydur own thing' traditron and employment opportunities.within 1ts large

~
[

industrial area.

The population of Porter Creek was élways community and family
=] - I

I

oriented. Community discontent started as soon as the subdivision was

surveyed, and 1% took an organized form with the creation of the Porter Creek

Citizens Association, In_the early 1960's 1ts concerns included substandard
e\\_,» y

building, squatting, fire protection: lack of transportation factlities and

lack of street lighting. As: 1t grew, the Association's concerns extended to -

¢

Lo~
water and sewage , dust control, bus shelterséfor children , a skating rink,

°

road upgrading, school building and mosquito control ([62]. g

Staking of lots in the section Mile 921-925 of the Alaska Highway
started in the early 1950's. The 1dea of a ribbon subdivision at Mile 921 was
P
conceived in 1954. The federal government surveyed 248 lots and in 1960

—

turned them over to the territoriai?gover%ment for administration.

f -
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average lot size
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Figure 3.15 bevelopment phases, Porter Creek, 1959-1980 {
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{

unsold lots resurveyed to 75x100 feet [64].

2]

A3

Following the recommendation of the 1963 Whitehorse Metropolitan Area

-

Plan, all other ribbon development was stopped along the Alaska Highway, but
w [+
because Porter Creek was the most developed subdivision and represented an s

economical choice, it was permitted to expand to a populationcof 1,000 to

)

1,200. This si1ze, 1t was 'believed, would support a primdry school,
o

neighbourhood shoppings— and public transportgtion service to the city[63]. -

. y
Due to population growth, demand for municipal services, and the

territorial government's commitment to upgrade living conditions, the layoul

-

had to undergo an essential change. Lots of 100x200 feet were prohibitively

expensive to service. Reduction of lot size met with fierce opposition from

-

bath residents and politicians. Beginning in 1264 lots were surveyed and

————

v
L}

< P E T ——
In 1971 Porter Creek was incorporated into the City of Whitehorse. In
1973 the city requested that the territortal government stop selling- Ve

AN
unserviced land in Porter Creek. The city wanted to upgrade services to city

standards, and insure service to all new extensions. Servicing Porter Creek
<

< ¥ ‘
with water, sewers and pavement made the area eligible for CMHC mortgages.

e ~
»

The idea of a land assembly project arose early 1n 1972, as a city
initiative, using 75%'CMHC and 25% territorial government funding[65].
Financial assistance to municipalities to assemble land for residential
plé%ﬁing or development was a federal pro;ram at that time. Since most of the
undeveloped land iy the ciii was in pybllc ownership, the territorial

government was the City's land developer and the newly formed Yukon Housing ,

Corporation also had assembly as its mandate, the city's project might seem
é

redundant. It was in fact significant. It was a city initiative, giving the
e e~ . . L .

city an opportunity to play an actiwe-role in residential planning and land .

development matters.

.
1>

Chgpter\é' "o . . 193



The Federal Territorial Land Assembly Report prepared by Central
t—r— ~ -

Interior Planning Consultants of Prince George?‘British Columbia states:

¢ ¥

",..while we woald mot have advocated the

development of Porter Creek initially, its ° .
: existance requires that it be properly
- serviced."[66].

Their comprehensive land use plan for the the ngxt three years stressed
* ”

consolidation of existing sprawl through infilling of small undeveloped

a

ﬁarcgls rather than attempting to link up with the neighbouring subdivision of

Takhini. Ligkage would entail low densities and high service costs, sdqsf it

would necessitate more roads, water and sewage—lines than the infilling of
: .

¢ TN
undeveloped parcels, somé of them with multiple-family housing. The planners
\ \J’ - N o

criticized the large lots which perpetuated high.capital cost and high

operating costs[67]. Newertheless, at a later stagetthe territorial

.

—government chose to link Porter Creek and Takhini with a low-density corridor.

! -
The same year EEEE¥Fonsu1ting Western Ltd. of Edmonton was commisSioned
el T - . - S
by the territorial government to complete a comprehensive land use plan, .

development plan and municipal services plan for Porter Creek [68]. Its
objéctives included: long-range comprehensive subdivision plans for the
balance «of the usable land located wfthig and immediftely adjacent to the
o
existing subdivision; identification of potentially developable areas and the
design of development plans. The average size of a single~family residential
1ot would still be 65x130 or larger. However a variable lot size provided a
- welcome option in price[69]. Areas design;ted for multiple-famil} dwellings
were recommended to be déveloped on a plannéd‘unit development basis wigq an

average density of 30 units per hectare. The plan provided for 438

s¥ngle-family housing units and 390 multiple-family units.

.
. ~ -
-
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Table .3.6 -~ 7} - . -

Expenditure and revenue for 1966-1967, Porter Creek -

N

[ >
s |Expenditure ($) Revenue ($)
w\, o R —————

- Street maintanance 11,223 Gernteral tax 3,752
Water delivery subsidy 5,888 Grant 5.88Y

. |Dust control 1,750
Insect control ' 1,650 .
Total . 20,413 Total 9,641

\: ] - @
» SourC\: YGR, Porter Creek, file 635-6-18-G, v.6. i -

Influenced by the expected pipeline Boom, in accordance with the

- ¢
¢ -

Territorial governmeﬂﬁ's :dand development policy towards developing land in
excess of demand, large amounts of land were developed between 1971-19837 In

+ the downturn of the econoﬁy in 1980 the territorial governmerit was left with
[N ~ » ¢

131\unsold lots in the new exfensipn of, Porter Creek.

N
-~

Property taxes in the territorial subdivisions were calgulated
-~ - - i i \

according to the services provited. Improvements in all other areas of the °°
v " '

(

territory wére assessed on the same basis, but a percentage termed "hamlet

' qllowance” was deducted from the asséifed value according to location. ™in

addition the City's mill rate was higher than the one 1n Porter Creek. This
: y \\

meant that for an idéntical house in Whitehgrse considerably higher taxes were

o

paid than for one in Portér Creek.

When servicing was introduced the largest share was allocated for road

construction. The wide streets and large lots required large sums of money.’
v -

S

Of $70.00 per effective front foot, $55.00 was alloted for road consruction

3

including road grade, pavement, curbs, gutters and sidewalks. - Since ghi: cost

v s

was prohibftive roads were only partially pavea, and gutters and sidewalks
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«
' x

, -

were 6mitted [70). .Still.seérvicing costs for Porter Creek in the 196%'s, \
. , ) \

including street mainlenance, water delivery and dust control,, far exceeded
» - a . .

the revenue colle;ted from property taxes and the territorial grant accorded
. ) 7

o

to the subd:tvision (Table 3.6).

s

The most up~to-date serg&ced areas 'of Porter Creek are now inhabited

°

3

by upper~income people, who can affzrd the single famfly housés. As the older

il

large unserviced lotsijlonce cheap, ,are serviced, they change owners because of

-

~ higher property taxes,and the whole subdivision 1s slowly changing 1its -

TN s s
socto—economic character from lower income to higher income.
it

- -

= - ° o
The Indian Village .
. : ; o~
L] _ o
. Indians have lived in the Whitehorse' area since before the gold rush

~and the arrival of Whites. Their small settlements have been moved several -

o 2 — . .
timeg from one site to another (Fig.3.16). The presént conditions in the

~

Indian Villaéé; ;chpieJ since 1950, will be shown as especialky

unsatisfacéory. Ironically its conditions have been made worse by the

+

protratted planﬁing exercise (1969-1984) to relocate and develop a new

P

village. - -

The present Indian Village situated north of the Marwell industrial

subdivision is under the jurisdiction and administration of the federal
government represented by the Department of Indian and Nor%hern_Affai:es . The

Village is inhabited by the members g% the Kwanlin Dun Indian Band. I has

independent status as an Indian rezervation and is” outside the jurisdiction of

4
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. . ¢ o
the city ard territorial governments. Of the 600 people belonging to the
\" -
Band, only 225 live in the Village according to the 1981 Census. The rest of

the Band population lives ctcattered around the city and some at Lake Laberge
out51qQ’the city limits. While the Band grows at a vety high rate (6.37% a
year) } the population of the Village is decreasing because of its deplorablé
livingconditions[71]. , N . .
Sin;e,lts settfement in ‘1950 the village has been wunsatisfactory

mainly due to 1ts poor~gite and the expansion of the industrial area. In 1981 [

there were 54 unserviced housing uni+s~on a 20-acre dust covered plot,

'

. l ) -
confined to the north by marshland,to the south by the industrial pa:k, to the =

west by the escarpment, and to the east by the Yukon River (e¢f. Fig. 2.2 and

2.3. and 3.17). Until 1976 raw seyigg was discharged from Camp Takhini and a

.’\
trailer park down the‘gscarpment to the west of the Vlllage, creatlng a health

a

hazard and“an odour problem. Raw sewage from the City of Whitehorse flows into

the Yukon River, which borders the Village. The adjoining industrial park
- iy

consists of the unpaved White Pass truck yard which ¢reates clouds of dust

over the Village most of the year. . . .
There is a shortage of homes.lﬁﬁogses provided by DIAND are designed,

constructed and located with little or no input from the inhabitants. They are 7

N .
~ -

poorly designed, poorly constructed aa& too small, having or sharing outdoor ;
privies{72]. ’
}

Due to the relocation idea and planning which started in 1969, very X
little effort was spent on renovation or new house construction; In the

mid-1970's villagg;s\gegan to take up residence in other parts of the-
"Whitehorse area. Between 1970 and 1981 about 30% of the inhabitants left the

Village. New young families have no choice but to move out of the Village. In
town, people find accommodation in low-income housing' and rental/purchase ~ ="
4 ~

-
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Figure 3.17 The site of the Whitehorse Indian Village: overview (top),
= :

Federal government (DIAND) housing, 1980 (bottom)
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housing available to both Indians and Whites. While this accommodation is far

\ .

A}

better than what they are‘leaving, Qative péople and ‘their oréanizations -

—_—_

« . >
object to these options. The conventional homes are, suitable for large or

extended families and the option in tow? removes th@m from their communities.
L

i - .
The housing® programs were developed without consultation with native people

who want to be part of tHe planning, design.and construction of their -
%\ ’ ’
homes [73] .

. L J
Most of the respohsibility for '"running" the Indian Village lies with o

L]

DIAND. Whije the Village provides its own pojJice force, the~City of Whitehorse

] - .
provides fire protection, recreation and a public transit system. Unt}f’;;e

v ~

transit system started in 1978, the Village was isolated from the rest of the

community including all medical, educational and employment opportunities in

I4

A —

= .

downtown Whitehorse, 4 km !way. .

-

The City could ﬁrovide more services_such as garbage pick-up, water )
: \
delivery, animal control and building inspection service but is embroi¥led in .

numerous conflicts with the Village regarding city by-laws. Village residents
T

-
— _ -y -

also desire relative autonomy or independence[74]. To a varying degree the
- e -

services menéioned are‘%povided with the financial help of DIAND. 2
7 °

The deterioration of the physical and social situation of the Village.

can be attributed to several basic factors: the defects of the site and its
- ‘ ¢ A
physical surroundings; loss of social responsibility and self-reliance caused

by a process of selection and moving out of the: more employa le segment of the

«

populdtion and dependence on welfare of the ones who remajfied; the

socio—economic rift between the white and native population and the |

- \

- t
uncertainties associated with expectation of relocation.

Priqr to,tQEsttablishmeni of a white community there, the Indiidn

2
people camped far periods of the year along the banks of :;E\QE:‘?ukon Rive;/?\,

{
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" the river. Consequently in 1912 the White Pass company barged t

<

o - v ——

« &

by the Whitehorse Rapids to catcﬁdand dry #almon, When the White Pass and

-~ [ e

Yukon Route Railway was\completed in 1900, they were employed by the railway
company. Jhe'érowth of river traffic provided opportunities in ship building,

river boat work and cutting firewood for the stern wheelers. Due to thes? job
¢ 7’

o

opportunities an "Indian Village" was established on the east bank north of -

the present hosdital site. Since the docks were on the west bank and there. was
-t

~

no bridge at that time, problems arose in shuttling men and materials across
? A

he Indians
fc

acros; the river and relocated them on the Whisky Flats owned by Lhe

— e [

cofipany [cf. reference 72]. 1Inhabited since the Gold Rush, this area was an
attractive, wooded $ite. According to people fami)iar with the area, Whisky \

Flats was until about 1950 a well-integrated low-income area._of both Indians

and whites[75]. é@%? . . .
. There were also other sites sé:vaside for tlHe use of Indlﬁns in the

-

thtehorse area-—Rue to the encroach

7

miﬁ}ng—related act/vities in 1900%) the\Crown Land agent at Tagish requested on

14

A

t on native-used lands . .

behalf of the Indians that iand be erved at the head of Lake Laberge, north

of Whitehorse where Indian families were alread;'seth¥3"Comm18510ner Ogilvie

'
w

supported the request and urged Ottawa to set aside land for the use of

2

Indians in the areal[76]. When Indian people began after 1900 to move to

\

Whitehorse in order to get wage work, in 1921 a similar action reserved land

in the vicinity 6f the town, 10km north of downtown whitehorse[77]. But since

the reserved site did not present any attraction, it remained largely .

unsettled until the forced relocation of 1950.

~

In 1950Ayhen the White Pass Railway Company wished to extend its

.operation onto Whisky Flats, this resgfved site was used to relocate the

«
s
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Irdians. They were moved by the Royal Canadign Mounted Police to the present
L

'_'lndxan Village' were DIAND took over the"proillslon of housing.

sThe 1950 relocation coincided with a loss ‘of job opportunities caused
by the reduction of White Pass river traffic and the endu of road
construction(78). The Indian population became increasingly dependent upon
we{fare and social deterioration of the commun'xty was assoclated with the

disrupti1on of the move and the deficiencies of the rrew village.
. 4\‘ < ’
As the 1dea of a new relocation matured, the Band Council appointed a

o

committee to plan the operation and sought the assistance of f{e/Indlan

Affairs Branch. Between 1970 and 1973, with the participation of the Band,*

the Yukon Native Brotherhood, the Yukon Territorial Council, the Ministry of
Indidn Affaxrs\and the Commissioner of the Yukon, financial assistance was
allocated for planning ; concepts were studied, several possible sites were

investigated and, an ehgineering consultant (EPEC)o was retained[cf. reference

75). w

i3

In 1973 the EPEC planners helped to choose a site on the east bank of

L N
the Yukon River, a short distance north of the Robert Campbell Bridge anci,\t:Ee

Whitehorse Hospital (Fig. 3.18). It comprised a low', level bench of about 52
hectares of dry, lighly forested ground with topography and soils excellent

for d‘eveiopment. The Wikstrom Road site was accessible to downtown by road

) .

Id

and on which the Indians had a claim. The

L

(3.3 km) and to sonle further rural d
s.lte,had\the potential for satisfying a more traditional lifestyle and. a
allowing a unique -devel.oment {cf. reference 72].

Gbals and aspirations of the Bar;d,°as expressed in fhe EPEC report,
1nc‘luded the improvement of. the social climate and social interactions within

the village and among Band members, a new self-sufficient communityowhich

would co—~exist with the white community but be fndependent of 1t, and impruoved

4
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employment and business opportuBlties for Band members and Band enterprises.
M 2

L

Those soctal and economic priorities camg ahead of improved housing and

provision of sewage and water.

.

® By a door-to-door sur&ey, endless meetings, and the use of Indian
] —
resedrch assistants, the EPEC planners achieved a good understanding o% the

Indran community. In addition to helping the™Band—to choose the right site,
the LPLC plan had several other rmportant features. The‘study was
preoccupied with the prospet¢ts for economic developme&t and employment,

including opportunities f%f recycling the old village site and other Band

lands.

On the 1ew site the planners suggested a residential layout of clusters

focused on extended families who shared a common geographical origincf.

v

reference 72]. The notion of tommon geographical origin refers to the twelve

)

V}}IEE?S established 1 1947 by the government for administrative purposes,
from whxch”éhe Whitehorse Indian Band originated.

In\choosxng this site the Band and the planners envisioned a second
crossing of the Yukon River providing a diregt link of less than one mile with

downtown Whitehorse. The route via the hospital and‘the present Robert

9

Campbell bridge 1s 10km (6 miles) from downtown. It was argued that the

second bridge would support tourist and commercial facilities which have been

o

planned near the river front and would provide a shorter route to °

transportation arteries. The high cost of a second bridge Jgs a formidable

. - *
obstacle to development of the site, and the Whitehorse Indian Band Relocation

Committee of 1979 considered this the reason there was so little progress- up

to 1977[79].

. 1 believe, howewer, tb(E:;he federal policy of integration had also
to do with the inaction at that time. The 1ssue of "integration'" is complex

-
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and the Indian organlzat1ons"and individuals, as well as government ag:nts

rd

have shifted politically i1n their interpretations of 1t. The 1963 Whitehorse

Metropolitan Area Plan analyzing industrial land use of the Marwell area
states -
o .
N T P
",.1t 15 assumed, however, that the present
policy of integration will free this land fo:

industrial uses long before the surrounding atea
1s completely utilized"[80]. .

L]

~

The Commissioner of the Yukon of {1960 addressing the Yukon (ounci! talkLJ;
)
about éducation and jobs forithe Indians stated v

"... the clingPng to outmoded traditions and
customs would steadily diminish, while at the
- same time i1nherent qualities of i1ndependence and
leadership would emerge"[(81]. -
- ° o
Lambert (1975:9) during her research on integszation 1n Whitehorse 1n 1971

. o

e v; N
found that all her white 1nfgorpants believed that. cultural and socrial
assimilation of native people was essential for their successful economic
integration into Yukon and Canadian society. ' )

"To the Whites assimilation i1mplies conformity

to white values and behavioural norms, and

implies the abolition eof the Indian status and
s ) the Indian Act." (Lambert 1975:9)

While other options for housing existed outside the Village, and the
(=}

poor living conditions tn the Village created some potenixal for integration

—
of the Indian population in Whitehorse, the Village did not disappear.

.-
N

T~ -
Integration 1s a controversial 1ssue. It 1s difficult fo predict whether

integration is likely to take place in a particular community, which members

S

. ’ & 5 T~
are likely to integrate, and how long the process will take. On a theoretical

and empirical level, the works by Lambert {(1974a a%ﬁ 1974b) , Dosman (1972) and

Brody (1971) deal with integration and related problems of contemporary urban
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Indians. Lambert deals in particular with Whitehorse and Yukon Indians; her
conclusion was tet the majority will not, integrate or assimilate, and that

@& <sural Indians will not 1nvade urban centres. Her prediction of 1975 sti1ll .//
h~— - . -
,appears pertinent. '

In 1977 the Minister of Northern Affairs “requested that t¢“?ﬂhuﬂi¢,

proceed with further refinement of plans and cost ®estimates. In 1979
Bl -

-~
Assoclated Engineering Services Ltd. completed the cost study[cf.’reference‘m

~ =
[

e
79].

The Band Relocation Commiftee fixed new priorities and more specific

o

planning crltékla. The development should relate well to Irdian traditions and
lifestyles. It should respect the family unit, encourage community social

activity, and facilitate traditional pursuits such as hunting and fishing, Thg
- \__/

natural characteristics bf the area should be retained. The village should be

provided with paved roads, water, sewage, electricity and communications.

L
b

e
Utility distribution systems should be underground. In order to foster social
R . '
ahd community 1dentification with the ‘new village, they wanted to insure a
) . ‘ S
degree of independence from Whitehorse. The new village should have its own

administration, school, recreation facilities and neighbourhood shopping. Yet
N~
they did not want 1solation from Whitehorse. In particular, ‘acgess to jobs is

essential[cf. reference 79

Both planning companies - EPEC (1973) and Associated Engine

(197%) -- had good working relgtionships with the Indian community, andvall

their récommendatgons reflected a3 mutual agreement SVer planning concepts. A

* L 4
shortcoming of the 1979 plan is that it did not present financial and

conceptual a}ternatives. There are always cheaper alternatives, lower

°

standards, or short cuts, such that even the best plans fall short of their
s

purposes if corners are cut during implementation. In 198 7.5 million was

o
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. allocated for the new Indian Village to be spent over the next five years,

$1.5 million~each yé;;T\Tﬁe 1979 study called for a stronger start and a

larger commitment over a 1onger‘period of time: $27.7 milbion over l4 years,
$4.5 million of it to be spent’in the first two year;[82]. DIAND had found

the Associated Engineering plan too expensive, Loo elaborate, overbuilt,

unrealistic and too much to handle for the small Band[83], sv yet another

[ P

study had to be undertaken to explore what cduld be done within the,st%e of

the funding. In January 1981 work started with a new planning consulting

)

company, Heine, Johson, Sustronk, Weinstein & Associates Ltd. of Edmonton. It

was agreed-that the concepts set out in the 1979 plam be accepted[B4].

o

In the 12 years of planning the Band has lost interest and faith in

the new village. In March 1981, 104 people‘mﬂed out of the eligible 3508
~7

with 96 per cent in favour of relocation(85]. The 1individuals and'familiag\

who badly wanted a change had left, seeking employment and housing elesewhere

in the Whitehorse area. Indian leadership has concentrated on the land claims

3
’

issue, on behaif of all Yukon Indians, status and non-status. The Council of
AN v -
Yukon Indians headquarters is in Riverdale, and most of the leaders live
outside sthe Village. In fact the Village has become a concentration of
marginalized people, single mothers, old people and the unemployed[86]. It 1s
obvieus that s;me-degree of absorption and integration has taken place, but
this is not sufficient for the total abandonment of the relocatlop ideaﬁ
Nhilf the éity of Whitehorse was anxious to participate i1n the decision
making process, it did not find the principles of:autonomy of the future
village acceplable. The city did not want another‘muniélpallty on their
borde{§[87]. The City became more receptive to the needs of the new village

o ‘ i

~ in 1979 with the election of a new Counc1l[88].’However now that the

Py -
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relocation 1s betomming a reality both the city and the territorial government
v

oppose the retention of the Village's independent status on the new site.

In 1982 the plaﬁgg;q completed the scaled-down version of the 1979

plan. A bridge was not included[89]. The Band still needed fitle to the land

and a transfer of ownership from the Government of Yukon Territory. .

But in 1983 the territoriai government recommended a new site; they

-

suggesteq part of the newly developed Hillcrest subd&vii}on (McIntyre
¢ §

3
Neighbourhood), without-prospects to be sold a(d settled in the near

future[90]. Building on this site could start almost immediately. It is

n

environmentally pleasant and has scope for expansioﬁ (Fig. 3.19). 1Unsolved

problems include the status of the land, (the present site, the Wickstrom road
B o]

site and Hillcrest site) funds for land development, the form of government
and the relationship of the village to the City190]. Also the question arises”’

§
how will the quality of life change for band members, if thé; are separated .

o ®

’

from their rural lands?

In conjunction with the physical planning for relocation a Social

Action Program was prepared and extra funds requested from DIAND by the

x

° g
Band [91]. The Band feels ihat the program,is necessary: to mitigate the

negative effects of integratidn of the Indian community-into the white

coﬁmunity; to preserve and revive lost vilues and "traditions such as {fﬁpect

©

for the wisdom of elders, the concept of family respdnsibility, willingness to

IS

share; to train people to develop the skills necessary to.build, administer

} . \ . .
and operate their village; to foster economic development and develop health

maintenance and social support., All these objectives were part of the 1973

o

L \

plan. ) .

“ 1t 400k 15 years of planning, debate and decisions to make sé;e that

the "new'" site, the move, the form of administration and ‘government and land
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Figure 3.19 Kwanlin Dun village, Hillcrest site
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tenure 1s acceptable to the several levels of government and the Band. The

decision whether to relocate,. to rebuild on the same site or to integrate into

©

the white community has consequences for Indian generations to come. It was

-
important to make sure that the move was wanted and that the Band itself be

-

totally involved in planning, phasing and building. While there is some logic

.

tn this process of "buying time for ironing out differences', the 15-year
waiting period was destructive To the Indians numbers and self-respect. While
S

the relocation will bfing housing and environment up to an acceptable
.

standard, 1t will, not 1n 1tself éddress some of the major social and economic

Y
-

problems of the Band.

JThe '1ssue of land title and political and administrative control

» w
played a major role in the relocation delays. It is significant to note the

difference in developmental history between any of Whitehorse's residential

subdiv£51ons and the story of the Indian Village relocation. Residential land
N o +

é

1s free and its development is usually effortlesly financed by the territorial
—

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 1is

a process full of uncertainty and lengthy delays[92]. \

.

Upper Whitehorse )

Takhini, Valleyv1;w and Hillcrest located above the Whitehorse escarpment

are former military residential ageas built during and in the post-war period;

they are also referred to"as Upper Whitehorse (Fig. 3.20). They were part of

©
L 4
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-

the Military and Federal Reserve created by the Canadian Gov;rnment in
response to the land needs of .the United States Army (CFC>?ig7 2.7). The

Military Reserve covered an area extending seven miles north to south and two

.
a

miles east to west. The Military and Federal Reserves spread over 6,770 acies

.

of which 2,6b0 acres was an army reserve (Takhini) including ; small [edetal .
area, ‘l650 acres we;e occuptlted by the Royal Canadian Air Force (Hillcrest?
and 1,250 acres were taken up by the Department of Transport including the
Airport and Valleyview[93].
While by 1982 they conta;ned only 8.5% of the city's total housing

un?ts, in 1963 they contained 30% of the Whitehorse area hfuslng stock (seec ~
_above Table 3.4).  In fact 1n 1956 Upper Whitehorse housed more than half of
the Whitehorse area population (Lotz 1961). However 1ts significance lties nol
in the number of people 1t housed but 1n 1ts location and land use.

The military establishments (residential and service facilities) used g
up excellent building sites and a large amount of land i1n the 1mmediate
vicinity of Whitehorse for, a very f}mlted number éof people. This land any a
decade later could haye been uséd for thz planned and efficient expan51on-of
the city. /

The military residential areas were selfcoétained,'and well laid out on
large lots. Lot Q{ie in Valleyview and Takhin: vir{es between 560-1200 m?
(6,000-12,000 sq.ft.) and in Hillcrest between 500-610 m? (5,400 y 6,600
sq.ft.). The residential areas had their own water Fnd sewage system, the
first 1n the Whitehorse area. The mostly detached hohsei were well péglgnedA
and at the time of their construction considered.luxurious and wastetul ’
compared to“othél local. housing[94]. While physically and adm1nistrat1;ely

, (until 1971)'separated, Upper Whitehorse in many ways was and 18 an integral

part of the Whitehorse community. During the war years and the post-war

§ ¢

-
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&
period it depended on Lower Whitehorse for entertainement, shopping,

< educational and religious facilities (Lotz 1961). .
During the war years Upper Whitehorse housed the United States military

personnel who at the beginning lived in tents and barracks. After 1946 when
1

the Canadian portion of the Alaska Highway was turnéﬁjover to the (anadian

—

éovernment the area was taken over bysthe Canadian Army Engineers, Department
1 4
of National Defence, the Royal Canadién Air Force and some federal government
, departments (Ridge 1953:216:297). In the early 1960's when the military left , .

Wnitehcrse the three residential areas were transferred to the federal
. k

department of Public WOrks?to house federal government employees[95].
Hillcrest, Takhini and Valleyview are still desirable housﬂtﬁ areas due to
their attractive location, the size of thelrdlots and houses and their

proximity“td the centre of the town. >

Attempts to administratively incorporate parts of the area in the City
a

of Whitehorse have failed until 1971, when the whole area was amalgamated in
the enlarged city[96]. Attempts to redesign and add to Takhini also failed

because it proved to be’ uneconomical [97). The new residential subdivision of
P .
g}ilcrest when fully developed i planned to integrate both Valleyview and

é

Hillcrest. o
NN . B
» N ’ ) ~~t
Hillcrest
° -~
; In 1976 the territorial government report "Housing and land strategy for

t »

pipeline development',Nin addition to the 'development to capacity’ of the

2
*

- <
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existing residential are:f; identified the need fqr an additional 400

single~family house lots. The Hillcrest subdivision incorporating two existing
subdivisions (Hillcrest and Valleyview) and an additioéal'420 hectares of

. land northwest of the Airport was identified for development(}n 1977 (see
above Fig. 3.20). "It wa; the first Whitehorse fubdivision to be

comprehensively planned incorporating progfessive planning concepts. While the

..

s .
total population cabacity projected for the new area is 10,235 with an overall
population density of 32 persons/hectare assuming 3.2 persons per household,

as a first phaée 557 single-family house lots were prepared for

vaélopment[cf. reference98]. It was anticipated that the skeleton of all °
. - \

community services would be installed with pockets of remidential land

*
-

developed,'m phasess wﬁ .

From a visual pownt of view the gently rolling land covered by

moderately oﬁen to dense pine forest is extremely attractive. The_ landforms -
= — T -
within and adjacent to the area reflect the effects of the retreat of the last

ice—sheet,.con;equently some areas with bedrock were euelu!eﬂ from the
proposed development- area, limiting development and influencing the

distribution of different land uses.
L3

The outline plan was pFEpared by EPEC Consulting Western Ltd., veteran

planners of the City of Whitehorse, within the context of the 1976 General

. .
Plan, and it respected the density-related,con§traints supplied to them by the

c1ty[cf. reference 98). " The outline pHan[99] reﬁgects the following
considerations, Neighbourhooas are sized to enabple the support of an
elementary school. The neighbourhoodawith a population of 2,300 to 3,2Q0 is

centered on an elementary school and local shopping facilities with population
&
density decreasing from the centre towards the extremities of the

——~—
~— .

neighbourhood. While a mix of residential land uses are planned for each
8

.
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neighbourhood, they are plaand in p;ds with 'the emphasis on lower

neighbourhood densities (Fig. 3.21). The outline plan allows the provision of
- —— K.' |
a desirable interrelationship of housing types within each neighbourhood
- s

\ .
through individual subdiwvision cluster designs. However the maximum gross

——

neighbourhood pdéufation density 1s limlteF to" 37 persons per hegtare. One of
?he subdiyision ‘clusters in each neighbourh&od has been designed for either a
mobi;e home subdivision or a mobile home park. Land designated for
multlple—fgmily housiﬁg is to be planned on a Planngd Unit Development basis.
The urban a:t;;;ai_and collector roads érovxde for bicycle paths and
c;oss-country ski1 trails. The singiG{E%mlly housing areas sti1l! take up most
of the residential land.'Because of their location, tkey also take advantage
Qbf most of the oper space. The multiple—family housing areas incorporating 40%
of the dwelling units, use only 9% of the total residential land (Iabl; 3.7).

The original deglgn concept consisted of four neirghbourhoods, two of

e ) §3§“ £
T which encompas ed The existing Hillerest and Valleyview Subdivisions. While

the originél neighbourhoods and the development phfglng were changed by
Underﬁé;;VMcLellan(l977) Ltd. who did the detalled engineering ana]ysis;rthe
desfgn concept and planning principles remained. consistent ;ith the philosopﬁy
outlined in the original Design Brief done by EPEC Consulting Western 3
Ltd.[100]. However actual housing development in th& two new Hillcrest

neighbourhgods did not occur until }984. In 1983 the Yukon government offered

s
to sell part of the empty Hillcrest subdivision built in anticipation of an
incfeased demand for housing for the purposes of the Indian Village - -

-~

relocation. The "McIntyre Neighbourhood" was redesigned to accommodate the new

Indian Village, thus drastically changing—the original plan for the area (see

above Fggs. 3.19 and 3.20). _ !
—_ Th~— — \
¢ L i 7/ oy
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Source: City of Whitehorse, 'Outline Plan of Hillcrest Subdivision',

>
%

map sheet 2, 1977. a/// ‘ .

-~

Figure 3.21 Hillcrest exteﬂ?fgn "Neighbourhood 2"

<
o
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hd Table 3.7
<3 P -
Percentage distribution of housing type by
¢ neighbourhood, Hillcrest Subdivision
2 : )
, Conventional Mobile home (%) Multiple ‘
single—family family (%) ; R %
"% (./o) ‘
' | .
Neirgh-|Land Dwel. |Land Dwel. |Land Dwel. | X
bour— uni t untt uni t
hood
I
1 72.9 45,1 6.4 8.6 9.8 46.1
8 2 78.3 63.9, 9.1 8.3 6.1 27.7
% 3 63.1 50.4 20.1 29.7 0.5 10,9
N 4 70.2 52.1 10,1 13.7 1.5 34,2
- I
Note: Table excludes existing Hillcrest and Valleyview
Source: Design drief, Hillcrest Subdivision, City of Whitehorse, 1PLC
Consulting Western Ltd., 1977, p.l16. Dwe}.=Dwelling.
s o v
Mobile home courts, parks and subdivisions.
- O
/\

o

Mobile home living 1s a market solution to affordable and 1instant housing, .

P

This fact was recdgnlzed by many municipalities 1n both Canada and United
~ P

States who created or adopted special by-laws and development standards to
accommodate and i1mprove the standards of mobile home living[101]. i

thdgpy Mobile home living 1n the Whitehorse area became*widespread at the end

-of the 1960's when, due to the mining boom in the territory, the large number

°

of incoming people needed affordable and immediate accommodatian. However

¢ Pl

neither the city, nor the territorial government was prepared to house peopTe

T —

in mobile homes. There was no space avatlable. The only site where mobile

\\\}np\\\\ homes were allowed on a temporary basis was 1n PorterrCreek[IOZ).

* b
- ¢
Q “
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The feéw privarety owned trailer courts ppéned the late 1960's
were poorly planned and developed. They were in less accessible locations
(e.g., Lo-Bird Trailer Court, ?orter Creek Trailer Court), or on ugsuitable
marginal lands (e.g., Takhin:i Tratler Court) in an unpleasant environment [103
(Tig. 7037 Chépter 2). A proposal for a centrally—loéat?d city—owned mobile
home park was turned down for lack of funds[104]. While the 1974 Mobile Home
Park By-Law 1ntroduced regulation, and conFrol and estabilished standards for
the layout and construction of mobile home parks and subdivisions those

already estabilished have retained their appearance and standards to date[105

(F1g. 3.22). |

Q
During the 1970's the trend dJf living in mobile homes increased. While
in 1971 there were on!y 250 mobile home units in the Whitehorse Metropolitan
3
Area,~by4977 there were 623 (or 13.8% of the housing stock) , and demand was

.

[

on the increase in the range of 30 to 60 units per year (106)). However due to

the economic downturn of the economy demand for mobile homes lessened. In 1982

mobile homes formed 12.5% of the housing stock[107].

The 4976 Cfty of Whitehorse General Plan‘recognized the existence and

¢

- T

growing trend of mobile home living as an economic housing alternative. Its

recommendations stressed the importance of locational criteria for mobile home

-

parks and subdivisions. Mobile home dwellers require the same municipal

~ ~
services and residential amenities as single-family homeowners or dther

. S |
citizens. For this reason the integration of mobile home accommodation within

g I3 . . J
new residential development areas was recommended on specifically designated.
L

areas zoned 1n two categories, areas zoned exclusively fog(mobile home units

‘with a minimum lot- size of «450m? and areas zoned for mobile homes with the

possibility of conversion to a conventional single family dwelling (minimum

lot s1ze 540m?). Due to the expected opposition of property owners to

\ - P
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. Figure 3.22 Mobile home parks: Porter Creek (top) , Downtown mitehone
” < - .
. (bottom) Lo
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development of mobile home subdivisions in estabilished areas experience shows

that the proper tlméifor planning such subdivisions is 1n the outline planning

stage o a new residéntial area.

B

- The new mobile home subdivisions 1n'Porter Creek, Crestview and the

Northland Trailer Court developed since 1977, are well planned with édéquate

space for additions, recreation areas, storage and parking *[108 . In -

e

Crestview, Porter Creek and the Hillcrest extension the mobile home

subdivisions are integrated in the regular neighbourhoods. Mobile home parks
‘ -
are neighbourly and sociable. They are also well adapted to the local climate.

Almost all mobile homeg,hgxsﬂvestibules, closed'ln‘bor?pe: to reduce heat loss

and create added storage. ‘ P

™ -
v

A large percentage of Whltehorse'9;§bpulat1on 1s transient, their
stay ranging from a few months to a2 few years. Another variable but important

segment of the population 1s living on 1ncomes pfbv1ded by seasonal‘Jobs. The
. i s - i
mobile home, an 1nexpensive accommodation, can be both ed or rented without

substantial financial resources. In the early 1980's when all housrng
construction and transactions were at a record low the most saleable housing
- . .
accommodation was the mobile home[109]. .

>
Country residential subdivisions

¥ .
In the early 1970's due to demand and pressure from the community for

larger remote building lots the territorial government and the city ¢ovoked
into ways of providing them. The city's planning consultant (Central Interior

-] <
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Planning Consultants Ltd., Prince George, B.C.) advised against dlgpersed

living because of the high costs of public services, i1ncluding health, \\\~J

education,emergency and security. They recommended that non-urbah activities

”

requiring large areas be permitted only by lease not sale of land.

‘increasing support for the view that reasonab
term leasing without guarantee’of renewal can
maintain the land value without unearned
increment to prevent subsequent deterrent to
economic housing or other development..... in
your jWhltehorse's) instance, 1 fee} quite
strongly that property alienated from the. -
(public) domain should be in the form of leases,
and not become opportunities for speculative
- gain at the cost of public investment."[110] ¥

>

" Wh;n we start with public land there 1s (9)
1

Nevertheless in 1975 after the City Planning Board agd {(ouncil
identified the demand for dountry residential parcels, the territorial
gowernment started work oq‘two planned country resitdenttial subdivisions (lig.
2.3, Chapter 2)..The lot size varied from a minimum of .8Ql hectares to a
maximum of 1.86 hectares. The range of sizes created a range 1n pricing for .

wider buyer appeal. The lots were sold for $2,00Q0 per acrelcf. references
°o N ’
33,34 and 36) i

-

While the request called for low-cost, minimum-service lots and

. 1
the price of the lot was not expensive, 1t was clear that building and living

in such a subdivision would be expensive and affordable only to middle or
Ree® o

high—income people. Th cost of a well and the required septic tank alone

amounted to about $12,0 in 1979. As will be shown later, taxes would also

o

have to be high. A\

o

’ The McPherson Subdivision (55 lots) was developed and sold in 1977,

then thé‘wolf Creek -subdivssion (114 lots) in 1978 (Fig. 3.17). Services

/

included legal survey, road grading and primary electric .and telephone
Q

——
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Figure 3.23 Countiy residential subdivisions: McPhersopn (top);

Wolf Creek (bc%ttom)
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transmlssionilines. Each individual, developer,realtor or buirlding contractor\

/
was allowed to purchase only one lot, and re-subdivision was forbidden.

All lots were sold immediately. 1t was the first time that a
subdivision was opened with such large lots and a wilderness setting. However
the high turno&er of property.Ehners since then shows that living there for
mwst'people was a dream feasible only for a short period of {ime. ot
InconVenlence; associated with 1solakion , high-cost transportation and
financing make family living difficult[cf. reference 35 . living i1n the rural
subdivision 1s a beautiful, expensive and Lonely éxperlence especlally for

-

children (Fig. 3.23).

\ > )
Summary i

‘Until the first Metropolitan Plan 1n 1963 the City of Whitehorse had no

o

o 13
’ o

urban growth policy of any kind. This is attributed to the town's earlier

o

stagnation and to a lack of faith in 1ts future existence. In later years,

,

the consolidation of a policy to guide the direction and rate,of development
was prevented,by two factors: the restricted cify limits and the
1 .

uncoordinated jurisdiction and development outsi@g}sity_iig}ts. “This
jurisdictional split was detrimental to the city admimistratipn during the
1950's and 1960's when ;ity limits were restricted, while residential

. . , —
expansion outside was encouraged, undermining the city's tax base. During

that ﬁgriod, land #se policy in the Yukon reflected the Federal Government's

wish to populate and settle the north in order to assure 1ts presence there
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and to provide a work force to build an infrastructure for future resource
© L4

exploirtation. New land for residential purposes was cheaply available,

(3]

leading to extensiv; land use without much planning.

The 1970's*brought a serious concern for the future use of land, both
~

N

inside and outside city 11m1ts,‘and the establishment' of several policies for

urban growth and development 1n a more financially efficient manner. Past
& by
mistakes had to be paid for. All thre¢ levels of government have formulated

land development policies, but because each level of government responds to a

different geographical and financial order of jurisdiction, 1t has a different

o ?

set of prtorities.
- J
The basic need for a city to be economically built and managed does not

have the same significance for each level of government. In fact it is not a

A

part of their land development and urban grawt? policy. The municipality 1s

-

more concerned with this than the other two levels of government. The higher
levels of government seem concerned above all to attract skilled and

professional people to the north by offering hem a lifestyle no longer
- \
affordable 1n southern Canada.

4

In Whitehorse the role of government in shaping the residential

1

lanfiscape is very powerful. A limited land market fundtions only in the older

»
part of the city. For new development there is no marRet, since all

yndeveloped land 1s public property. The government decides the timing,

quantity and location of land tJ be developed. There 1s, hpwever, -a housing
. )

. - . ) 1
market and the urban economy functions in the general framework of the market

-

economy.
&

" .In summary the territorial government land deveiopment and planning
policy was guided by the following principles. In order to fully control

development both outside- and inside CY(;dlimits, only developed land (at least

o
[

& g
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surveyed and subdivided) 1is made available in designated areas. The government

does not profit financially from réfldentxal land development; in fact we. have

* '

seen that 1t i1ndirectly sub51élzes the procé$s. Residential land for
51nglegfam1ly housing is sold agideveloﬁment‘cost. The government has ~
succesfully prevented speculators appropriating the igrplus value acquired. due
to services, location and time passed by limiting i1ndividuals to the puichase
of oné lot (or-iyo adJoinlng lots for one gwell1ng) and developers to only 5
lots. In addition, developed land sold by the gobernmen{ must be built on or
1t reverts back to the government. Priority of selectton 1s given to
individuals ana institutions. Rural lands are sold®with’an agreement that
they can not be subdivided by their owner. The amount of laq} derloped 18
calculated on the basis of a careful monltorlng’of the housxA; market and
perceﬁbhg electoral demand: The choice of location of new subdivisions andd
extens1on§‘is determined on the basis of size with large lracts yielding 100

to 500 lots being developed using the principle of economies of scale.

L
Development of new residential extensions was carried out concomitently in

fd

’
several Jareag 1n order to provide a choice of lo;ation, price and lifestyle.

-

In the early 1970's the city and territorial governments adopted a policy of

J
raising all residential areas t% the same standard of services.
. .
N
The history of residential land development and planning over the

last forty years shows a slow\adaptation process. Changes 1n attitude and

adaptation of land use to'thellocal socio-economic and physical conditions are
Ehe result of fteeds which have arisen from financial constraints, depletion of

resgurces and a search for alternative solutions. By the 1980's the

residenti1al areas of Whitehorse offered a wide variety of lifestyle

L

alternatives, most of them 1n low density residential settings (Table 3.8).

v
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Table 3.8

s

Variety of low density residential lots,
Whitehorse, 1981 -

Residential area Average lot size (m?)
Downtown -, 465
Riverdale 725
Porter Creek )
' North . 1120 .
) South ) 1860
” New development ) 780
Hillcrest (old) 500-610
Valleyview/Takhini 560-1120 \\
Hobby farms . L 6.1 ha
Wolf Creek and McPherson - .8-2 ha

Source: 'City of Whitehorse: Survey and Analysis, 1976', Stanley/ Associates
Engineering Ltd.

The residential areas underwent various changes 1h size and character.
\

Downtown gradually lost its appeal. Both the existing aﬁqxincoming population
\ ]
' - /
was drawn to the new subdivisions which were very attractive especially from a
) J

ophysical environmental point of view. Downtown, with its lack of vegetation
and landscaping, neglected and untidy bui{dings and lack of character remained

favoured oﬁiy by those who valued 1ts centrality and accessibility. Squatting
. .
widespread during the 1950's and 1960's, was greatly reduced. .

i
Riverdale was developed to answer the need of government employees and

other %rofessionals for above-average housing. Riverdale stayed upper class,
~

~

attractirg gavernment employees of higher income levels due to its centrality, .
%
attractive landscaping and houstng and its similarity in \pppearance to

southern Canadian suburban developments. Its central”part 2s a medium density

area with row houses, apa}tment houses and duplexes was an afterthought, when
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- . ‘ government planners realized that unless more varusety of housing were provided

3 e - |
the area would develop into an exclusive suburt.

- [ ] .

Porter Creek was developed piecemeal from an unserviced ribbon of rural

si§1e into a servi¢eed suburb of increasingly urban character. Since it did not

S »

have an overall developmental plaﬁ until 1976 1ts early parts are exiremecly
wasteful from a_land use point of view. : ‘ .
/

The history of the Indian V:l]llage and 1ts relglation differs markedly
from the development of all other residential areés;iﬁ many respectsf The
provision of funds and land title for the relocation t1s a process ful{ of
uncertainty and lengthy~gdelays. All parties 1nvolved-in the nelocation have

‘¢ proceeded extremely cautiously and slowly ieemlngcalmost to take advantage of -
every obstacle in the way. To some extent this 1s due to.the independent
—_ status of the Kwanlin Dun 1Indian Band, outside the jurisdiction of the c.cy
. and territorial governments. The process was probably slowed down by the
simultaneous land claim negotiations for the 12 Yukon Indian bands, including

Kwanlin Dun, which is unique 1in being located in a large urban area. The fact

. that the Whitehorse Indian Band until recently was=in a weak josition from an

)
- S

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
chosen by the band on many well reasoned grounds. It its a site which, albest a

very attractive and good one, was chosen by the territogial government for

{ purely financial reasons.

| Questisgs raised b; the relocation to the Hillcrest sit; are: How will
1 the new Indian Village and the rest of the.Hillcrest subdivision be

| integtgted? What kind of facilities and services will be ;:ailable in the

v area? Will the band continue to be a d%;tinct legal and political community at

G the new site or will it become par‘t .0f the City of Whitehorse? Will the

)
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overall Yukon land claim agreement apply to the new site? How will the quality

“of life be affected for band members, separated from their rural lands?

The residential areas of Upper Whitehorse (Takhini, Valleyview and

-~

Hillcrest) were developed to house. military and federal governmenfdemployees.
The mobile home parks and subdivisions, housing 10% of the population gré\a
contemporary manifestation of a need for affordable transient3hodsing. The

country residential subd1v1516ns (Wo'lf Creek and McPherson) were developed )

. Ls 1

[ . -
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 wide range of people i1ncorporating modern planning concepts. Its

future however 1in view of the 1983 decision to relocate the Indian Village to _
parts of the site is not worked out as yet. s

Suburban living 1n Whitehorse is very similar to th in other subufbs
!

’ - —

of large and small Canadian cities. There are two differences. One 1s that‘ a ,
there 15 no largg urban core to this set of suburbs. The other difference is
that the residential areas of Whitehorse are very close to the wilderness. Due

to the distances between residential areas and from each suburb to various

~

urban faci)ities people drive everywhere, to worg, to sociglize, to shop, to
take part in the many church groups, and to use spbrts and recreatfonal

fac1lit1es.‘Except‘for the rural subdivisions, all areas are part of a very

efficient (from a public service point of view) but heavily subs?§$sad—peﬁfn{*\

transit system. . ~ o

Pl a

There is a lot of open space inside the developed residential areas

that cannot be and is not actively used. Its only purpose seems to be to

ensure privacy anq\an open view. Most houses are placednin the centre of the
N e A
lot with large back and front yards. The streets are wider than can be __ __

justified by‘lhe traffic. - .
EY .
3 ¢
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Multifamily developments in Whitehorse lack both personal and public
o . .

outdoor space. In some cases the land is there but 1t 1s not usable for

e
anything. The multifamily developments are simply dropped on the site without

ring usablg, functional spaces cf;se by. In Riverdale for éxample all the

apartment Jgnwes and townhouses are enclosed in the built up area (see

Riverdale zoning map, Fig. 3.8). There is no park or other usable opeﬁ space

-

in the vicinity. Multiple-family residential developmenis use less land per
) dwelling thag single-family housing but the land thus saved 1s not used for
K their inhabitants' enjoyment.
By the end of the 1970's 1t wass possTEHeTOT both the city and
territorial governments to learn from their own experience. Accom%odé‘ing oy

-

different lifestyles in one residential area became more acceptable\ and the

L4 )

newer developments reflect this principle. The provision of lots of various
J

- ._Sizes and the integration of mobile home subdivisions in conventional
residential areas are.examples of an adaptation Lo a demonsirated need.
- /
' The solutions of one period became the problems.of a later stage.

Y
Borter Creek was developed in the 1950's and 1960's as a rural subd:vision.

n 7

The lots were large and not intended to be serviced. With the growth of the _
-~ population and the need to fill out the subdivision, sanita:.y and other
problems came to the fore. People started to organize and ask for services.

But the large size of the lots and extremely wide roads made capital and user

A h—

charges(yrohibitive.

The experience with Porter Creek was the cause of the City's reluctance

, to provide any more large lot residential development inside c1iy lxmiFs until

) the end of the 1970's. For the new rural subdivisions developed at the end of
the -1970's a firm policy has been formulated that the lots must be large

.
@/" - - & . ‘
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enough tov accommodate their own well and septi1c tank and that they will never

o

be serviced. . !

-

In Whitehorse some problems are gradually and partially solved, while
others never get closer to a final solution. Serious social problems due to
poverty combined with eth;:E conflict, the seasonality of many northern jobs,
and the uncertainty of economic development are not subject to resolutiop by
{9@40ved land and housing policy. .

J YA major flaw in the Whitehorse urban growth policy is the lack of ¢
coordination between physical and social planning. Most p011c1es serve the

» ~

interests of the middle and upper-lﬁbome majority. While the low-income
: )
groups like the elderly, the handicapped, single-parent families and people

with temporary financial problems are per;anently present 1n the population as
a whole, their problems have been dealt with on a very low level as regards
land development. The hou§1ng market does no* piovide for, low—income groups.
Basic problems associated with government land development are land
wastage and the apparent lack of concern with overall spending ;n capital and

operating costs‘ff local government. These two problems are clgsely related.
The next chapter will continue the analysis of the 1ssues raised and discussed
here on'a more technical level. The instruments of planning, community plans,
subdivision plards and zoning will be analyzed in the context of local physical
and socio-economic conditions, concluding with the implications of land use
for municipal flpance, munlgipal services, government grants and property

"

taxation.
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INSTRUMENTS OF PLANNING AND IMPLICATIONS FOR MUNICIPAL FINANCE

While the preceeding chapter was an account of the stages of

residential growth, here an analysis of residential planning instruments and a
R 4

ey
discussion of the implications of land use for municipal finance are

s

presented. The lines of inquiry of this chapter are simiiar to those 1in

Chapter 3, but the approach here 1s more technical. These concern : (1) the
level of consciousness on the part of the different levels of government with
regard to the economics of urban design; and the different conceptions of
-

planning and urban growth held by professional pl;nners, the different leve{s
of government and residents from various socio-economic groups, how these
differences have been dealt with over the years, and the extent to which the
planning concepts used were borrowed, adapted to or designed for 1ucal .
conditions.

During the last 20 years the containment of land use through the use
of planning instruments (community and subdivision plans and zoning) and the
adoption of progresgive concepts has evolved considerably. However the already
dispersed city and the disparity existing between services provided 1n various
residential areas has had serious implicat:ions for munxcxggl finance. The high
costs of services are not percerved to be consequences of Whitehorse's extra
elbow room. By 1982 suburbs of more southern Canadian cities are a\so -

&

recognizing the same difficulties, In social terms, the fact that ceyrtain
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people, now many people, cannot afford housing, 1s also not usually attributed
to the creation of excessive elbow room for some. Of course other factors
such as 1ncome tevels, financing and labour costs contribute to the )

affordability question, however 1t 1s mainly the excessive size of the

settlements with their sprawling road and utility ;ys{ems and their taking up

more and more land for various uses especlably single—family hog;lng, which P

‘

causes the increasing ‘affordability probhlem and 1naccessibility of qudlity

housing.
/ T i
i

Evolution of 1nstruments and concepts of planning i

~

« L}

While the 1ntroduction of planning tools and evolving planning principles
was badly needed, Whitehorse's physical and soc1o—economic'conditions required
their ghrcful adaptation. All the planning tools introduced in Whitehorse to
accommodate new principles such as residential area planning ;n the basis of
the neighbourhood unit principlz, clusteri;g, 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 cities with
competitive land market pressures in order to preserve open-space, light and
air, to constrain incompatible uses, and socially to_prptect spaces, make room
and insure mobility for those who could afford it. thle their merits,
especially the more efficient way of developing raw land to reduce costs of
servicing in spreading suburb;n developments, are undisputable, the Whitehorse

-]
urban conditioh diffeés substantially from the |[places where these concepts
o ) .
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were developed. In Whitehorse , there 1s not suth severge competition of uses

and no large population to settle. Rather there was a recognized need to
compress, compact, and squeeze the city! So all of these concepts should have

been specifically adapted to the entirely different conditions of this

particular northern town.

City, subdivision and regional plans

Thé first metropolitan plan adopted by the federal, tertitorial and

municipal governments i1n 1963 contained enoug;fsélzéBle 1deas and concrete
recommendations to guide the growth of the city for at least the next thirty
years. Some of the crucial land use recommendations were 1mmediately ‘
tmplemented , some were used as general guidelines for accommodating organized

growth and redevelopmeng, and some were 1gnored. ght its very existence
required the development or adoption of instruments of planning. In 1963 Jhe
municipaliéy had no jurisdiction aver most of the land in the area, while the
Ferritorial governmen£ did not yet have a strong planning capability or +and
use policy. i

The 1%?3 plan focused on the problem of rationalizing land use and-
municipal services. It did not, however, provide a framework for the ‘
development of densigy standards. The 1970 review of that plan[l] did not
contain anything new, but in 1973 a new zoning by-law was introduced, to guide
development in the enlarged city[2). A new community plan was prepared 1n

1976[3). Its planners recommended the introduction of the neighbourhood unit

as a concept for resid ial deveplopment.
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The 1dea of the neighbourhood unit dates back to Howard's Garden City
published 1n 1898 (Howard 1965). He conceived a town made up of "wards' of
about 5000 people, each of which would contain local shops, schools and other
services. Clarence Perry, a contributor to the New York regxo;;l plan in the
1920's developed the 1dea gas a device of social planning to help péople
achieve a sense of 1dentity with the community and the place (Perry 1929,
1939; Golany 1976:181-205; ﬁlchman and Chapin 1977). He suggested grouglngs
of about 5,000 people, focusing on a primary school and separated by main
t;afflc roads (Fig. 4.1). In 1933 Stein identified the need for separation of
pedestrian ways from the Eggfes used by the private car, and applied the idea
in a development 1inf Radburn, a New Jersey new—town (Hall 1975: 59-60) and in
several New Deal 'greenbelts". A separate system of pedest?ian ggysgreached

Qq

from the back doors of the houses entering community op8n spaces, linking
e ‘ .

streets and the centre. The vehicle streets were designed accordihg to a

o o~
hierarchical principle with main primary#outes giving access to locyY
distributors 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 Radbu;n
layout and rece:ived "almost universal acceptance. Large communities were
conveniently broken down into manageable planning areas —— neighbourhood units

-- focusing on the elementary school, a park, playground and a neléhbourhood

shopping centre all within convenient and safe walkihg distance of the housing

areas.

’ -

. 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
. f . )

this planning principle is widespread both in the suburbs of North America and

in Europe. -

L
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Since Whitehorse needed a tool to direct 1ts pactern of gizhth} the
netghbourhood unit had some relevance, but it was not wholly appropriate as it

was developed in response to decades of southern suburbanization. Whitehorse
P
is a small .own with small neighbourhoods. In 1ts wilderness setting the ‘

—

residential subdivisions are not bordered by each other or by industrial and

«

commerj‘gl areas, they are bordered by forested hills and other natural

!
fedtures. The centrality of the elementary school is an Important factor, butl

the centrality of multifamily units or their %roximity to major
transportation arteries 1s meaningless since public transportation is easily
accessible fréf any part of each subdivision. P;ox1mity to the surrounding
open space 15 more important. In fact if the multifamily, more densely

¢
populated housing developments wene located at the edge of the neighbourhoods

w

o

or subdivisions they could benefit greatly from the proximity of the L
surrounding open space. Figure 4.1 illustrates Perry's nelghbourho;d unit

concept (intended for 5,000 people) and the'ﬁETngourégod unit (inten&ed for.
3,000 to 5,006 people) recomménded for Whitehorse by the 1976 plan. The

W
nelghbourhood unit adapted for Riverdale (population 5,000) and Hillcrest .
7 P
expansion (neighbourhood planned for about 1,000 people) is shown in Chapter 3——

°

(Fig. 3.14 and 3.21). Figure 3.14 (Riverdale) illustrates thi location of

multifamily housing in the centre of the subdivision. In the Hillcrest

>

extension the neighbourhoods are smaller and multifamily housing is planned in

pods. It 1s not concentrated in one area.
iy —
The scattered residential areas of Whitehorse with a population of
1,000 to 5,000 cannot develop their owng:iable communitx centres complete with

¥

shops, schools and recreation facilities. ~3q\ihe Whitehorse context the

°

creation of smaller scale sub-neighbourhoods deserves more attention from both ¥

a physical and a socio-economic point of view. While the 1976 Pldn states a
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concern for both capital and user costs of subdivision development, it does

not suggest that traditional low densities be increased.
The subdivision plans of Whitehorse are of two categories: subdivision

plans prepared on a pipcemeal basis such as the ones for Riverdale and Porte:

Creek, or the more comprehensive type of plan as for the development of

Hillcrest. Additions planned in the mid and late 1970's incorporated several
»
positive i1deas and new planning concdpts, among them adaptation of the layoul

3

to the natural environment, orientation of streets to take advaﬁ?ﬁge of

\

i N
southern exposure, and gre iE,preserve the original vegetation. !

ConLern was expressed at gvery stfge of planning for compactness and f1l]

~

betIeen developed ‘areas. School”sites were located on a nelghbodrhood unt i

basis. Instead of traditional ungform lots, lots of various sizes were madc

»

avaﬂlable in the same area, offering a wider chotce for buyers. Small mobile

i ]
' @ &

homel subdivisions were also integrated in the regular residential

subdivisions—mem—

In accordance with the 1976 Community Plan, provision was made 1n new

a

developments for éevelopment alternatives for multiple-family housing 1n the

-

form of clustering and development on a planned unit development basis,
Following the recent changes in methods of land development[4]. In cluster

-

developmént the structures are arrangéd in closely related groups. Rather than

o

* o
spreadinglhouses uniij?dly over an entire tract, the developer of a cluster

project builts at higher densities in certain areas and preserves open space

] . .
and natural features in others. Cluster planning 1s consistent with high

|

Fuality open spaces. Clustering is based on the concept of densitx averaging.
¢ é
}Overall density for the“large unit meets legislated limits but within the area

=

_density varies higher or lower than the average. Cluster development is energy

séving. The structures are arranged in closely related groups sharing walls.

-,
P
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Above all clustering of dwellings may reduce the total length of utility

lines and reduce the capital cost of servicing (0O'Mara 1978:f13; Whyte 1971).
Whereas clustering 1s a design solution based on density transfer,

planned un1t development 1s not only a design concept but a legal concépt.

"Planned unit development can be defined as a

land development project which 1s planned as an

entity, grouping dwelling units 1into clusters,

allowing an appreciable amount of land for open

space, mixing housing types and land uses, and

preserving useful natural features" (0'Mara
1978:114-115) .

Residential planned unit developments may range from a few hectafes to well
over 400 hectares (1,000 acres) 1in size. However the number of units 1s a
better determinant of size than 1s area. The minimum number can be as. few as
five or six, although 50‘un1ts or more better justifies the application of the
concept. It 1s residential density averaged over the entire area being
planned, which offers the control, rather than 1individual lot specifications
of minimum si1ze and setbacks. The principle of planned unit development
/ permits greater flexibility of design, and promotes economies of scale 1in
infrastructure and amenities. Planned unit development is an evolullonary
stage of suburban residential developments which can still retain set
standards, but can also, by permitting the development oi a tract of land as a
unit, create an opportunity for improved design, with a mix of residential
“burlding lypes to meet the needs of people of different income and age groups.
Planned unit develoément requires large "front-end" investment and a large
tract of vacant land under the control of the devgloper.“Along with ihis
strong financ:al support; excellent management-;nd design skills are needed.
These resources can usually be mobilized only by large-scale developers or the

pubiic sector (Kristoff 1973). In Whitehorse land is available and zoning

regulations since 1976 allow for this kind of development, but the Whitehorse

¢
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=
buirlding 1ndustry 1s dominated by small-scale builders. Because of this, as

well as the downturn of the local economy and a soft housing market, planned

unit developments did not materialize i1n Whitehorse. Lffective planned unit

o
developments 1n Whitehorse would need strong government initiative.

®

-~

Zoning as a ‘land use planning ynstrument
In Whitehorse, zoning has an increasyingly powerful influence on the

form, sh%SS and appearance of the city[5]. 1Its stated purpose 1s to implement

the development control provisions of the official community plan by
L3

specifying permitted land uses and deflglng norms for different land use
categor1es[6]. However most of the ruleg which make up the zoning by-law are
not specified in the community plan. Subdivision plans usually use the city
zoning by-law as a guideline as to the permitted population or dwelling umt
density. The relationship between the community plans, subdivision plans and
zoning 15 not that clear(7].
In a gmall town like Whitehorse the content of the zoning by-law s
«
powerfully influenced by the community at largel8).. The protection of
property values by clear separation of different wuses 1s among the earliest
justifications of zoning (Goetz and Wofford 1979; Moore 1979; Nelson 1980). -
Like most postwar zoning schemes, 1t distinguishes sharply between
single—family dwelling zones (Rl, R2, R3, R4) from multiple family dwelling
zones (RMl, RM2, RM3, RM4). The meaning of each sub-zone ?pf‘fhe minimum site
requirements for them 1svreportea in Table 4.1.
The important innovations, so far as Whitehorse praciice was concerneq,

were the introduction of a small lot zone (R3), and the reduction of ;hé lot

frontage requirement from 25' x 20'. These measures allowed development of

~

Chapter 4 245




¢

~y

' é/&’_
Tables 4.1

Minimum site requirements for
residential zones, 1973 zoning bv-law

©

Residential zone Minimum Maximum
site density
' area (dwelling
(sq.ft.) | units/acre)
R1 Single family 6 000
R2 Two family 9 000
R3 Single family 3 300
R4 Mobile homes 4 000
RMI1 Multiple family 6
Single family 6 000
Two family 7 000
« _Multiple dwelling 9 000
(up to 20 boarders
s ' RM2 Multaiple family 30
Single family 6 000
Multiple(for boarders) 9 000 6
Multiplé dwelling 12 000 30 .
RM3 Townhouse 2 000 |
RM4 Multiple dwelling 20 000 100

— «
y

Source: Compiled from the City of ngtehorse Zoning By-law 369, 1973.

51ngle-f3@ily dwellings on small inexpensive lots and added some flexibility
fé; townhouse and in-fill development [cf. reference 2].

In 1976 the ‘categories were changed to allow more flexibility for
planning @igher*densiiy are;s. But regulations still allow developmen{ only
in "pods'" containing comparable densities; they do not permit a mix of housiﬁg
types. Development in "pods" was a compromise in the face of the opposition
of property owners defending real estate prices[9]. The 1976 zoning by-law

somewhat simplified the categories to the following uses: single family (RS);

multiple.family (RM); mobile home park (RH-P); mobile home subaivision (RH-S),

“and country residential (RC). Multiple—family areas® of less than 65,000 sq.

feet could now be developed on a lot by Bt basis, or as a planned unit

b

° s
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development. Sites larger than 65,000 sq. feet must be developed as planned

units[10].

1 To regulate development of these more complex planned units, the
zoning by-law adopted a land use 1intensity ratio (LUI), a numerical
expression integrating ratios of floor area, land area, patking, recreation -
space, open space, types of structures and range of densities. lhe
conventional measure of neighbourhood density, number of dwellings per umit of
space, gives a reasonable guide where housing 1s uniform (e.g. all
single-family housing). When building 1n mixed form, overall density as a
measure 1s meanitngless. Land use intensity standards werc instituted i1n 1963
by the United States Federal HO&;TEE Administration for the control of density

\
in order to help the developer create i1maginative and effective
4 - -

devg}opments[ll]. The land use intensit; systep i1denttfies the overall

building mass and space relationships i1n a planned community. Land use

intensity provisions for Whitehorse and the meaning of these provisions for

the major res}dential areas 1is allustrated in Table 4.2. A 1979 amend;ent ——
,iaised the permitted land use intensity to 7.0 for multiple developments tn

downtown and 5.2 1n all other parts in the city[12]. -

The 1ncrease of density refers only to muft1p1e~fam11y zones. The

single-family zones have been carefully guarded. Current residentigl tand use

_ by density, dwelling units by type and amount of land dedicated to each is

<

IS

shown in Table 4.3. The present balince between land used for single- family

v by .

and multiple-fdmily dwellings 1s very similar to that of any small Canadian
municipality(13). 82% of 411 residential land 1s occupied by 53% of the
housing stock, i1n the form of single-family housing. Multifamily housing,

comprising 24% of the housing stock, occupies only 4% of the land area.

. o
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‘I: : Table 4.2

Land use intensity provisions for Whitehorse, 1976

Residential areas| LUI(l)| Units/acre(2) 5
Downtown 5.5 30

Porter Creek 5.0 8 to 10

Riverdale 4.0 8 to 10

Takhini 3.8 8 and under

Velleyview 3.8 8 and under

Hillcrest 4.0 8 to 10

Notes: 1) Land use intensity, 2) Varies with the size of the units, more 1f |
the units are small. ‘ ‘

Source: City of Whitehorse, Zoning By-Law 493, 1976. .-

Despite the more homogenous high incomes of the Whitehorse households

(F1g. 4.2) and the availability of land at cost of development, there 1s an

( , unequal distribution of land. Land allocation is a form of income. While 1in a
sense residential land is free and theoretically 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 1t. Once this originally free land
15 developed and built on it acquires arcertain value which 1s a form of
tncome. The 1nequality of land allocation reinforces the status significance

ofadensity. and the poorer design and site management of housing in Whitehorse

[

maintains a certain low=ctass-image of multifamily hou51?g. So low-density
land is still being used as the status 1ndicatofﬁ%; a market economy.

Whitehorse's gross residential densities are very low even by North American y

- —

standards (cf. Table 3.5 and 4.3). - ‘ .
Zoning powers to increase densities are available but are not presently
used. Barriers- to-increased density are largély-market oriented. If

4

( ~ medium—density developments in the form of duplexes, rowhouses and small
N . -

! >
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Table 4.3
Ré51dentlal land use by area, housing type and
density, 1982 .
Net land area by housing type ) Net Total
acres . Density res.
land
Selected Single'|Duplex |Mult1. Apt.‘ Mobile|Squat. |Uhits/|{Units/|Acres
res, areas fam. fam, o> home acre ha
Riverdalwe 175.6 7.7 15.6 11.2 - - 7.9 19.5 210.1
83.5 3.6 0.7 5.3 - - 100.0
Downt own 55.1 4.2 8.2 6.0 4 1.9 1.9 15.2 137.5 77.
: 71.2 5.4 10.5 7.7~ 2.4 2.5 100.0
Porter Créek|263.7 3.6 0.9 0.8 |33.9 1-6.6 3.6 8.8 |303.6
86.8 1.2 0.3 0.2 11.2 0.2 1000
Wolf Creek 316.7 - 47.2 - 0.3 0.8 363.9
’ 87.0 - 13.0 - 100.0
T
Density Housing type Area(acres) % Dwelling units 7%
Low 2.7u./acre| Single fam. .
density 6.7u./ha and duplex 1,201.07 82.2 3,295 61.7
Medium 23.6u./acre| town and
density 58.3u./ha row apts.
senior cit. and
rooming units 54.13 3.8 1,280 23.9
43.5u./acre| mobile .
8.6u./ha homes 186.03 12.7 668 12.5
4.6u./acre| squatter <
11.3u./ha 21.16 1.4 , 98 1.8

3

Source: Calculated from manuscript data prepared for the forthcoming new
Whitehorse Official Plan, EPEC Consulting, Western Ltd., 1982,

apartment buildings were promoted they would offer a cheaper

attainable alternative to the siggle—family home. However,

Chapter 4

° \

and more

to be acceptable as

249




Lerepr curae fauc ity Ine
reueted e cent housenhe i, B o
I v
g /’
~
" // s
e /
e /
80 -
/
10 e e
e .
f / /
Lo ) v
- ~
e -~
50 o P P
1 5 . - ’
40 - -7 ,
i
Y0
20 o
- - 1
10 s
g *
oLz L L L 1 A I L 1 L ®
0 10 20 30 40 50 60 70 80 90 100

Cumulative per cent of income

Note: The curve 15 not complete because the income data
stops at 40,000+. N

kn

Source: Calculated from 1981 census data (income by income
groups and number of households in income group) using the
Lorenz curve technique explained by Hammond, R. and
McCullagh, P.(1978).

Figure 4.2 Lorenz curve of inequality, Whitehorse, 1081.
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‘ an alternative higher-density development has to be made more attractive bgth

from a financial and a functional-aesthetic point of view. ~

Land availability -
The question of availability of land 1n the sparsely i1nhabtled north seems
L]

to be a paradox. To analyze availability, we have to distinguish between

availability of surveyed land, time, location, quality and level of services,

Land shortage of one type or another occurred becausc of the lack of

0

r . price, size oL lot, and the demands of various categories of people.
|
)

long-range planning and the perennial response to day—tO'da{ or year to year

demand[14] . A much greater variety of lot types was being offered by the end

~ -~ -
of the 1970's when, due to the expectation of immediate economic growth in the

territory, the federal government invested a great deal of money i1n advance

.

I land development. The current tendency 1s still to meet all demands

regardless of long-run costs to the community and the i1ndividual. The

-—

apportionment of land for varlous;hou51ng types is viewed by the territorial
R government as a difficult task. Questions as to how many units of each
type/price/quality and who would live in them were left to housing developers
in the private market. Although income 1s a basic determinant of -chéice of
housing type, 1t &as never given much attention 1in the land use plins. The new

diversity of options include large-lot rural su5d1v1;10ns, senviced mobile

home subdivisions, some multiple-family housing areas, as well as single-
family areas with a wide range of lot sizeg&\Ihese options were provided
through designating more and more land for development. Starting in 1975, the

[y 2

territorial _government pumped more and more money into land develGpment.

Invariably the groups who are satisfied first are the more vocal ones, the
: \

%‘ ones whp have-the resources to buy land and build. People who are already
. - - -
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property owners vote ‘in large numbers and are also heard. Transients, natives,
marginalized and loy income people are less Vocal minorities; they are also
thought about from time to time, but their needs are answered at a much slower
pace and lower level, as we saw 1n the handling of the squatter situation and
the Indian Village. We must now look at the implications of land use for

municipal services and finance.

The implications of Jand use for /,unicfpal finance

The bulk of municipal spending 1s on the servicing of land, and 1t
varies with the density and arrangement of uses on the land. This section
discusses the relationship between land use and municipal finance 1in

Whitehorse. 1In it municipal expenditures for water, sewage and roads will be

analyzed and who pays for what services, and how much 1s subsidized will be
-

determined. . ﬁfr

The analysis of murdicipal financial statements 1s difficult becfuse
the accounting system and categorisation of functions change. Municipal data
across Canada is not collected according to a uniform accounting system.
Howgver Statistics Canada (Public finance, Local government section) reworks
this data to fit their own cétegories[lS]. In order to compare Whitehorse
with Canadian or provincial data , theﬂannugﬁ Whitehorse financial statements
have been reworked to match the Statistics, Canada financial system for

municipalities. Differences shown in those statistics between general revenue

’ f
-and general ekpenditure bear nofyelationship to budget surpluses or deficits

<
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shown in the local flnancyéf\:}at!ments. Whitehorse has a fund-accounting

municiﬁér‘fkgsnce:system which.does not reflect real expenditure on different
functions. Inm;p1te of the reworking of the data , municipals finance
comparisons between the Canadian provinces and Whitehorse have only a limited
value. It 1s difficult to make i1nterprovincial comparisons abo+! the
provincial-municipal and terrxtO{xal—mun1c1pal transfer systems because the
size, composition and resp¢nsibility of municipal governmenis vis-a vis theit
provincial or territorial governments vary. While all prov1nce; provide
financial assistance to local guvernments, such assistance can vzry widely.
Comparabllxty‘can only be achieved when the provincial government and tts
entreprises a~e consolidated with those of local government [16].

Municipalities in the eastern provinces are responsible for fewerlserv1ces; In
the western ones most service costs are shared between the provxnc%aggh the
municipality (Richmond 1981:162-199). Whitehorse 1s responsible for a smaller
range of functions than most Canadian cities. Services perforﬁed by most

municipalities but not by Whitehorse include assessment, police, public

health, social welfare, public libraries, education and electricity. Unti1l the

o

mid-1960's Whitehorse was subject to an unusually direct federal supervision.

!
Education has been excluded from some of the data; it 1s the largest single

expenditure of many cities and 1ts relation to lend use 15 not gbvious.
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Land-related services .

The cost of streets, sewage disposal, waterpsupply, storm drains, fire

protection and refuse disposal 1s related to the density of population in the

*
area served (Downing 1973:632-33). The lower the densities, the higher the

costs. The lagge sums spent by the territorial government on land development

are recovered from the sale of the properties. This may cover some of the

capltal costs of building streets, sewers, drains etc., but it does not

~

~
contribute to the maintenance of that capital, nor the operating rcstsa The

)

L] °
practice of charging a’ flat rate per household regardless of the s1ge of the

lot 1s a factor contributing to urban sprawl or land extensive developmen

(Bird 1983:45,91; Downing 1977), and represents a transfer of benefits from

" small-lot to large-lot owners. The density question thérefore has implications

both for the efficiency and solvency of municipal governments,and for the
equxty‘of costs among residents. S

The costs of scattered development were pointed out in every single
report, study or pian of Whitehorse[l17]. The Queen's University report of
1960 poinpted to 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-density land use were analysed by Hardy (1972) after the Whitehorse
metropolitan area was amalgamated into the city. Both reports quoted the cost
of sewage, water and roads as causes of the excessive operating and capital.
costs of managiné—fgj=;E:;gipality.

There are several other factors which create the excessive operating

and capital costs of the water and sewage systems: (1)the long winter and

.
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short construction season, (2) the "wastage syster", gnd (3) the amalgamation

T T v
of systems designed for independent operation. These mus\ be examined.

1
To overcome low temperature and freezing problems) much water 1s
—

""wasted'". Each service connection and each hydrant is provided with a bleede:
which wastes a continous flow of water to the s;wer. The practice of wasting
water through "bleeders" permits the systems to continue to operate without
freezing even though the surrounding ground 1s frozen for almost half the
year. As a consequence, Whitehorse uses 400 gallons of water per capila per
day, the highest per capita usage in Canada.
' As the c1ity increased 1in size and new areas were connected, the high
per capita ;sage multiplied the difficulties of keeping up wlth the demand for
pumping capacity and supply main capacity. Before the amalgamation (1571),
there were three water systems, one coverlng downtown and R1Verdale‘(SysQem
1), another Upper Whitehorse (System 2) and a third Porter Creek (Sytem 3).
System 3, installed in 1967, is a circulation type system with little wastage.
In 1972 the dall; wgter consumption in”Systems 1 and 2 varied from 260 to 320
gallons, while in System 3 it varied from 70 to 90 gallons[lBi.

With the extension of the city boundary the length of mains more
than doubled, while the number of houses serviced did not. The length of the
mains per house doubled as well. The system became very dispersed and

predominantly of the wastage type. While technology has made more efficient

and cheaper water systems ayailable since the late 1970's for the benefit of

-future developments, those already 1n 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';equirements for pumping both water and sewage are

~

directly proportional to flow. A; extensive 1977-78 study of the Riverdale
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sanitary sewer system showed that 279,000 *gallons per day (18.5 %) were used
for domestic sewage, 446,000 gillons (29.7%) were wasted through infiltratlon,'

and 777,000 gallons (51.8%) were used for bleeder flow[19].

" As a result of excessive water usage in the
N Yukon, sewage treatment installations would cost
si1x or seven times the capital expenditures

elsewhere",
-

stated a 1970 report of the Public Efigineering Division of the territortal-

government 's Department of Health[20].

When the City asked for a'new community development master plan in
1973, the territorial government ,recommended utilities and roadway
engineer;ng analysis as a base on which to plan and build for the futurefZl].
The engineering analysis of 1973 based the waterworks requirements of the city

on existing and projected land uses. It was estimated that 42,000 people

fould be accommodated in the existing residential districts, almost three>— !

times the present population. Ample land was available for 20 to 30 years[22].
While fund accounting seems to show that the cost of sewers and water

is rpcovered from wuser charges, this is far from the truth. Water and sewer-

reverues fall far short of the local costs. The water and sewer revenues,

.o~

»

including a territorial grant, charges-for new service connection§ 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[2§]. . ifﬂ , N
The dispersed areas that were joined with the old city in 1971 “
necessitated large capital commitments in form of government aid and higher

r

operating expenditures. The cost of providing water, sewers and paved roads

. for the areas developed but not yet serviced to urban standards was estimated

by Associated Engineering in 1973 at $8.6 milion, meaning an average'of S
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9,800 pet lot. The lion's share was fo come from capital subsidy while an
insignificant fraction was to be recovered from the property owners. The

é;mmunity Services Improvement Program :planned for 1074- 1980 would require
another $5,734,000 for the SeJége system and $ 14,007,000 for ;oads and
sidewalks[24]. I

Local governmengxéxpendxtures on transportation, communications and
environment vary from province to province and territory. However the\larges{
expenditures on environment ‘'(water, sewage and garbage dispgsal), as a —=—

o
percentage of local government general expenditure for all local governments

is experienced in Whitghorse. Table 4.4 shows that in Whitehorse 32.8% of the

total general expenditure 1s spent on.environmental services, while the

average Canadian community spent only 14.3%. Expenditure on transportason and

communication 1s about the same. Expenditures on transportation,

< .
o

communications and -environment in Whitehorse take up about half of the local

government expenditure for the period of 1970-1980 (Fig. 4.3). While the per
capita general expenditure in the provinces and territorieg varies widely and

follows a growth pattern in line with the lgcaf economy (Fig., 4.4), the per
4
capita environmental expenditure is distinctly higher i1n the Yukon (Fig. 4.5).

This type of development -~ sale at low prices and a low level of

-

services, fiollowed by heavy public investment to upgrade services -~ has

-~
v

occured in most suburbs and annexations in North America, but 1t is usually

T

perceived as_a consequence,of speculative entreprise without government
control. In Whitehorse pubilé "planning'” and. public control of land
subdivision had exactly the same consequences. The later investments were {n»\

fact a subsidy for lot buyers. ¢

©
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Table 4.4

Percentage distribution of local government
expenditure by selected functions for Canada
and Whitehorse, 1970-80

Transport & Communtcation Environment
Year Canada Whitehorse Canada Whitehorse
- Avg. | 21.0 21.1 14.3 32.8
. 1970 23.5 19.0 13.4 13.0
" 1971 22.2 24.3 13.3 24.9
1972 21.7 16.3 13.4 23.7
1973 20,5 16.9 13.8 29.2 .
197% T 22.3 15.4 14. 4 42.9
1975 20.8 26.7 14.7 27.4 d
1976 19.9 22.0 12.4 49,7
1977 20.3 18.3 15.4 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) Statistics Canada. Local Government Fimance. Catalogue 68-204.
Annual 1970-80. Expenditure on education was excluded since 1n Whitehorse
education 1s not the resposibility of the municipal government. 2) The
Whitehorse data was calculated from the original municipal finance records
of the City of Whitehorse according to instruction received from Statistacs

Canada.

Note: "Transportation & Communication for Canada includes public transit,
while for Whitehorse does not. Avg. = Average. . .

The transfer system

The cost of soft and hard s;erV1ces are shared by several levels of
government and the inciividual taxpayer. ‘i-lowever, the mammoth share of the
capital costs of land related services are covered by government grants. The
rationalle for intergovernmental transfers is basgd :;n fiscal equity. Each

jurisdiction (e.g. the municipality) is expected to provide some "average.

?
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Flnance Division.

o -

P
Figure 4.3 Expenditure on transportatxon, communication and environment as

a percentage of gross general expenditure, Whitehorse, 1970-1980
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Figure 4.4 Local governmeNY expenditure per capita for New Brunswick,

Alberta and Yukon.
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level of public services by exertlngkan "average' fiscal effort, usually
measured 1n terms of 1ts tax rate (Bird 1983:101). One way to achlébe flséél
equity 1s to provide lump-sum grants to upgrade services, according to service
needs and the taxable capacity of the jurisdiction. When upper-level
governments want local governments to establlsh certain minimum levels of
services, they may offer conditional matching grantsuor specific purpose’
grants for these functions.

In Canada, on average, roughly one-half of }ocal government

/

(municipal) revenues are derived from transfers. These grants are as
’ K-

important a revenue source to municipalities as are revenues from their own

sources that are under 1005Tpcontrol (Bird 1983:112). In the Yukon transfers

are made from the territorial to local govermments for roads and

communications and the'environmental services of water, sewage and garbage

[

disposal. These constitute about 65% of the total territorial transfer[25].

All are density-dependent services, and we can infer that the territorial

[

government 1s providing a heavy subsidy to low-density land use.

©

During the 1960's an unconditional operating grant was calculated in

relation to property assessment., This produced an increase 1n grants as the

urban community grew. Substantial conditional grants were provided for street '
construction and street maintenance on a cost-sharing basis. The first
AN

municipal water and sewage system was built in 1956-57. The territorial

government loaned $ 1,000,000 and granted $ 700,000, and the federal

t

government granted $ 591,500(26).

tarting in 1972 the per capita operating grant was calculated on
"t

-~y

census population, and fixed for five yearé at a time[27]. The Municipal

Ordinance of 1972 restricted the right of the municipality to :équire a )

developer to meet the capital costs of municipal service installations[28].
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The effect was an i1mposition of strict limits on the extent to which the

" municipality could shift the cost of urban expansion to the land developer.

This helped to hold down the cost of new housing, but the municipality had to
take over certain development costs. Therefore 1t 1s not indif{ferent from a
municipal finance point of view what type of development is promoted with
regard to location, land use intensity and layout, since the municipality’

o

incurs both capital and operating costs. Some of these costs weie to be

]
covered by capital grants from the territorial government as lecgislated 1n the

Community Assistance Ordinance[29]. To qualify, the project had to be

included in the approved five-year capital budget program of the City[30].
Formulas for capital cost sharing during the 1975-1980 period can be

summarized as follows. (1) Territorial government pays 907 of the capital.cosdne—

of sewer and water s;;tems, the City 10%; (2) For distribution and collector

systems, where the construction cost exceeds a calculated territoriak average

per front foot of lots serviced, the territory pays Lhe municipalrty

three—quarters of the excess. (3) The territory pays the City 90% of the.

S~

capitbl cost of arterial roads and 80% of the sharable costs of collector
roads (31].

In 1974 the territorial goverpment evaluated capital needs and

~

. -

standards of services in Yukon communities(32]. : The objective was to develop
a rationale for forecasting capital, operating and maintenance grants.
Following this a seven-year $32 million Communhity Assistance P;pgram was
adopted to upgrade services in all Yukon communities. There wus no
pre-determined entitlement formdla, only a guide to funding expectations.

o

Whitehorse had access to $1.4 million annually commencing with the 1975/76

fistal~year. The amount of financial “assistarce available to applicants had
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‘ to correspond to the level of self-government aftalned, indicating the
’ community's ability to assume managewent responsibility. B
Of the $8.2 mllllon'receive ‘by Whitehorse between 1974 and 1980,
18.77% was spentw on paving and .1% on sewer and water-projects, that is a— -
total of 91.87 on services stro;gly dependent on residential density. Xn
additional separate grant of 55.6 million was allocated for sewage treatment.
All this financial assistance encouraged further extensive land use.
Th; conditions fcr operétlng and specific purpose grants changed again in the
early 1980's, but they still do not discourage the traditional low-density

pattern of development[33]. The territorial government picks up the tab for

capital costs generated by low-density sprawl.

Property taxation

b -

\

2 . The property tax captures for the community some of the increases in
property values that are éenerated by public expenditure for services and—
capital improvements. These benefits of-the property tax are best exploited
wheﬁ assessed values are based on current market values, in order to avoid the
payment of taxes based o; an outdated (an? very low) price for land and )

improvements (United States Department of Housing, 1976:2). However, in no

cfo;mtry has the taxation system succeeded in collecting the major part‘of the
additional value creatc;d through the ‘urbanization process (Darin—!Drabkin

1977:273). ' A property tax is generally divided into two componénts, a tag on

( land and a tax on improvements (structures). The tax system has ‘a base, on

-
o
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which the amount 1s calculated and a rate which is applied to the base.
Assessment patterns do not appear as planning decisions, yet they ﬂ?we

enormous ramifications (Nader 1973:358). Assessing at less than market value
provides a variable that can be manipulated for the benefit of specific

groups. The frequency and degree of inequality 1in assessments increase as
assessments are put at a low percentage of market values (Nader 1973:358). By -
putting the weight of the assessment on i1mprovements rather than on land,

taxes discourage optimal use o% land. Assessments which shift the tax burden

to land contribute to a higher-intensity and more efFicient use of land.

In Whitehorse, residential laad aquired all its vahurﬁrom planning

e
+<

decisions and public expenditures unrelated to any investment by the ownwer.

t
Al

" Hence it 1s entirely-proper for the-municipality to capture through taxati?n a

»

significant part of the economic benefits that flow to private land owners.

In the case of equal assessment weight on land and structures, gross —

\

undertaxation of raw and vacant land can occur with excessive taxation on

! ¢

structures. Buildings depreciate with the years while land tends to go up in
g | :

24 .
price. jf o

Whitehorse, like other cities 1n North -America, has.experienced
~ - i
several changes in assessment procedure not for planning or land use reasons

but for reasons of fiscal health, borrowxﬂipcapacity and intergovernmental

‘

pressures. Time lapses between assessments have periodically created

e

inequities in the tax base. Various bases for property assessment involve the
use of fair value, market value and .actual 3alue[343.

In Whitehorse land ﬁas always assessed and taxed at 100% of its
fair actuai value (and only recently at marget value), but the agsessment on

;

improvements decreased gradually from 60% of fair actual valué in the 1950's
&

to 30% in 1975[35]./ While land prices were rising due to rising development

2
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costs, their wegpght in the city's tax resources decreased gradually because

they were not valued at thieir current market value (Table 4.5). Improvements,
although undervalued, increased more. By 1955 only 22.3% of the total base
represented land while 77.7% rebresented improvement. For residential .
assessment alone the difference is even more dramatic: 17.9% represents land ,
and 82.1% improvements. ) ;
The new assessment of 1977 raised the valuation of land from the 1964
farr value to 100% of the 1976 market wvalue. It retained, the same base for
valuation of i1mprovements, approximately 25% of a;I;al replacement value[36].
This gave land a much larfer percentage of total assessment than in previous
years. Under taxing improvements shifted the tax burden to land, While this is
extraorélnary and very progressive from a land use point of view, the shift
¢ncountered a great deal of opposition from large lot owners[37], and was
compromised. As a result the legislation was amended in 1979, requiring
buildings to be assessed at their full replacement value. Depreciation is
allowed when a building Is not new. All buildiné assessments were therefore
mu}tlplied'by four for the 1980 tax year[37]. Table 4.6 shows assessment

figures for various 1lot sizes in different residential areas.

Figure-4.6 1llustrates the change in property taxation, revenue
from own sources and government transfers for the perfoa 1970_19801 While the
amount derived from property taxation and revenue from own souréEE_Tgﬂ;teadily
increasing, large government transfers are added to the gudget mostly for
land-related capital expenditures[cf. reference 32].

Meaningful comparisons with the provinces are difficult gut a
national tax incidence survey (1982) comparing property tax levels across
Canada shows that Yukoners pay the smallest property tax in Canada[38]. In

-

this survey, three sample properties of lower, average and higher quality vere: -

W \
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Tably 4.5

Property taxes - City of Whitehorse, 1971-1975

L

Year Land % of Improvements| . of Total
total ] total S

1971 110,310,940 29.0 25,234,360 71.0 |35,545,300

1972 14,409,340 | 24.9 43,262,790 75.1 157,672,130

1973 (14,966,498 23.9 47,417,980 76.1 162,384,478

1974 15,478,260 23.2 51,202,970 76.8 66,681,230

1975 |15,685,310 22.3 |54,378,130 77.7 170,063,460

Source: City of Whitehorse; Statistical Review 1970-1974, Government of the
Yukon Territory. -

™

identified and comparablie houses sold 1n 1981 were selecled.

services financed through the property tax were taken 1nto account.

in the lower quality house pay the smallest tax i1n Canada followed by New

Brunswick,

Yukoners in the average house still pay less followed by New Brunswick,
Newfoundland, Prince Edward Island and Alberta; Yukoners in a higher quality

house pay slightly more than the taxpayers.of New Brunswick and Newfoundland

(Fig. 4.7).

While the study provides a meaningful and concise comparison of
property taxation levels across Canada, it could not take into consideration
all the various factors that affect individual taxes such as the level of

service, provincial grants to muricipalities and school boards, and municipal
\

Prince Edward lsland, British Columbia, Manitoba and Newfoundland; .

1
development policies.

An earlier taxation study (Yukon Taxation Study 1968) pointed out

.

that the revenue potential of the Yukon exceeded the Canadian xverage. lf also
exceeded the present level of taxation in the Yukon. 'The territory received

substantial amounts for road construction and maintenance which were not
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Assessment values and lot sizes,

Table 4.

6

1980 tax year

Residental Housing Land Land Building |Land value($)
area type size(m?) |[value(S) |value(S) per m?
Riverdale single family| 747 13 640 {90 340 18.26
(Liard Rd.) detached .
(Bates Rd.) == 11000 15 880 |76 820 15.88
(Green Cr.)™ |dupiex 385 7 460 |42 790 19.38
(attached
house)
(Klondike Rd.) |townhouse 322 6 940 32 300 21,55 .
Porter Creek single family|1858 17 080 |28 960 9.19
(12th Ave. detached »
-old part)
(Evergreen Cr. | -"- | 778 14 760 |52 440 18.97
-new part)
Wolf Creek =" 1.28 ha|l4 800 54 480 0.86
(rural
residential)

Source: Property assessment services, Municipal and Community Affairs, Yukon
Government .,

outside the Yukon.

7

received by the federal government from these sources.

¢

avatlable to the provinces, and the cost incurred by the federal government in
deveioging ihe matural resources of the Yukon Territory exceeded the revenues
The gené;sﬁs payments
made by the territgrial government to Yukonhmunicigalqties were indirectly

financed by the federal government, in other words by Canadian taxpayers

While it must be recognized that a small municipality has

Chapter 4
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the different levels of government economical, equitable and fair?

ingsufficient tax capacity to shoulder the cost of a full range of municipal

serviqgs, the question must be raised: is the type of development promoted by

Admittedly

great capital expenditures were needed to upgrade the municipal services of

-
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Figure 4.7 "Residential taxes, single-family homes, Canadian provinces and

territories, 1981 : '
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o

theMhitehorse area followifig the extension of the city bopndaries into

‘ga“gi dispersed residential areas[39]. The capital and operating cqmmitme;ts

required could have served as 3 powerful 1earﬁiﬂg experiende and an 1mpetus

for change 1n attitude to land use pladning. Instead more money is still being . .

{ " pumped into the municipality and its surroundings to keep up and reinforce

* IS r“

Te

/ sprawl. The City by and large 1s exempted firom expenditures outside its urban ]
areas, and the services necessary to Jink them together and to assure theit

A o
| proper functioning are heavily subsidized.

J{\ N -§} ~ - | ) \
Most planning principles used in the new subdivisions of Whitehorse
K s were borrowed from general plénning principles developed in Noth 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 modifred by - - -
~ ’ * / )

7 cultural, poliEical and economic pressures, yet its fundamental pfinciples. -— &

limitation of numbers and area, and the control of the land in the public

interest —— have been retained. While few g;rden cities were built accoéding )
| .
f »

to 'the original concept, the garden suburb mbvement is very much alive in

t 3

developers' haﬁﬂs, especially in areas favoured by economic growth. But

transplénting planning concepts used in more populated urban areas,
mepropolitan suburbs and large-scale new towns is not logical for a small town
( -

of fragmented.needs.
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The neighbourhéod unit concept developed for rasidential area 'ﬁ>

- .

planning in Nerth America and Europe was a response to the need to a€co;modate

large urban populations, satisfying their requirements for open space and For
near-by educational, transportation and commercial services. Whitehorse, a

-~ L]
northern town situated in an immense wilderness park, is a small town with no

LY

prospetts.of ever b?coming big. In the Whitehorse confext the creation of

«

N b :

smaller-scale sub—neighbourhood® deserves more aftention from both,a physical

f
subdivisions) the central position of higher-density housing

and soqio-econizfc point of view. Due to the small number and scale of the
neighbourhoods

developments is irrelevant and in fact dlstgfbing.

-

. . . Advanced planning concepts such as clustering and development on a .
- w' e 2 N

e
- .., “ N
planned unit basis were 1nfroduced and provisions were-made for thejr use.

‘Howéver-tp date these provisions have not been used. This 1s due to the large
; L ¢ .

,'front-end" investment netessary’%or such development, which s not available

to the traditional§ sJZl}-scale developers and builders of Whitehorse. \\\\\\\

Effective planned unit developments in Whitehorse would need strong government

initiatives and a stronger housing marﬁ‘;, a cdhbipation which is not likely
. N -
to occur during the present ecqnomic downturn,

- -

¢

Whitehorse's eérly plans did not provide a framework Ror the

Y
-~

development of density standards. Zoning and planning concepts which allow a

[}

little mo?g flexibility and slightly higher—-density development hav® been

gradually introduced, however they do nog.stimulate or require higher-density
e -

-
e

development. ’Zoning restricts high densities but does not restrict low

densities. The American planning concept of grouping dwellings of the same
Yewm o,
’ “ " ! .
type and price togetMer in order to maintain neighbourhood real estate values

L4 ' R : -
is a serious impediment to the creation of a more‘&nnv tive residential
” {
environment. As a compromise in the newer subdivisfons of Whitehorse the

-

ve

. . .

N L ad Y
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variable lot size and development in pods allows ¥or some differences in .
) ) < ' -
N value. ™ ¢ : —

A

While the current philosophy of the territorial governmeni {s to .
. - * .

meet all land. demands, the apportionment of land for varibus housing types is

L *

viewed by the territorial government as a difficult task. The projections used
(See Chapter 3) to calgulate need are defficient in many respects. Although

\ . I3 . .
income 1s a basic determinant' of choice of housing type, it was never given
s - - / —

much attention in the land use plans. The more vocal groups, the ones who had

the resources to buy land and build on it were served first. Transients,

A )

natrves, marginalized and low-1ncome people were served much later and on a

more fragmented and lower level. What appears to be "free land" is in fact
. Vo

‘ allotted to people on the basis of their income. ‘

The financial cost of low-density land use are the excessive costs of

’ the utility systems anp the energy for transportation and residential heating.

Both are aggravated by the climate. These expenditures'g;e borne at all levels
. gy H ) e °
of government and by homeowners themselves, but their incidengF is not

. .

apparent to most inhabitants.
. Planners in their analysis of the existent situation attracted

Qttention to the following problem areas related to the spread out nature -of
!

the town: firefightingy locatiaon of schdols” and transportation of children,

[4 '

location of different type§ of housing, lack of certain housing types in

4

. . . Py . ' . ey ey
certain areas, inaccessible or nonexistent recreational facilities, aag

~

excessive municipal expenditure for water and sewage. While plannjng
Y .

[

consultants did suggest limiting growth to the existing suﬁdgvisions, higher
h ° [
: population densities and generally a more compact development, their

« 8
a

recommendations were only partially accepted,

-

»

I3
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From time to time, people\in key positions in ‘the lands off&ce°$r-19ca1 ‘"
-government ﬁave made val&able ob;erGStions pointing out basic t;;ndg lnd: N
impértant data, for plannefz/;nd ;olicy makers. For example, in qéit; of»:
popular enthusiasm for "frohtier living" -- no pladhing.large‘kofsi and for .

~

the single—family house —= the follpwing observations were made by the. !

municipalr engineer in 1970: :
+ * -

"a) the shitable vacant land in thé Whitehotse
area is very limited; b) wherever there is 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 area, and hence

transpogtation to work can present a major
expense; d) most applications to date have been
adjaeent to highways, hence the highway has
provided access...;[AO].

3

"

L)

) {
While in later years a definite effort was made for more compact and (\

controlled development its interpretation remains vague. The ney Bubdjvi’ionl .

S

are still low density and spread out. Moreover new rural subdivisions are

.

L4
developed'outiide the already spread out and enlarged city. . .
4

The causes of high municipal spending are well known and also well
¢ i

documented. This spending is’ also‘ignored. The bulk of municip#l 3pending goes

-

to,provide land-related services. In Whitehorse gand userrelated services

-

require large capital commitments and higher operating expendfture than in -

most other Canadian cities. Infrastructure spendfng is heavily subsidized. Thé

mammoth share of capital costs of land related servites are covered by

o

.

government grants. Fully 65% of the total territorial government transfers are
for density-dependent services such as” romds, communications, water, sewage

and garbage disposal. Low-density land use is heavily subsidizeéd and the

continuoué forthcoming assitance for that pprpose encourige‘ further extensive .

-

o . . -
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land yse. For ;épital costs generated by low4hensity spraw{, the territorial® . ,
government px. up the tab. o e

thtehorse residents also pay less,property tax than homeewners
r
snywhere else-in Canada. Hhile it.must be recqgnized that a small northern

\
municipality can not provide services comparable to thase of darger southefn

v

Canadian cities by,relying on its tax capacity, the question must still be .
raésed: is the type of development promoted by the governmeﬁt economical,

equitable and fair?

©

Energy conservation has never been an objective at any level of land
g:e planning in Whitehotse. Planning objecti;es such as compact, contiguous ;
. - . ° .
urban form, land use patterns that minimize automoblile trip§: energy-

)Y

L ° ’
efficient neighbourh&bds and qnergy-priegted development controls are simply

Al

nonexistent. Most people have not made the connection between the amount of

o 4 . R %
.

energy gonsumed ard the ,suburban land use patterns/(Sewell and Foster 1980).
. & - ’ .

rd

Whitehorse like.most Canadian cities is charadterized
- "by sprawl and dispersal over a large area, low ,
- suburban population densities, leap frogging
- development, infrastructure patterns which are
lockad”in and perpetuate low density, Lk
1 . segregation of land uses ang physical layouts ’ )
! _ that are insensitive to climate 'and réquire
] significant amounts of energy to satisfy demands N
for the movement of goods and people' (Habitat - - - 0
and energy in Canada 1977). .

4

The Whitehorse infrastructure requires an enormous amount of energy to

Y

function efﬁectivefyi i .

- , ~

Planners have been .slow to.draw the attention of decision-makers and

N .

the general phblic to the pgted%}aliiies of land use planning as a tool for
improving eneriy efficiency. There are new technologies which need promotion

( Erley and Jaffe 1979; Sewell and Foster 1979; Lang and {\'rmour 1980a; Harwood

1977; Ross 1979). The energy costs borne by privafﬁ househdlds,(spac; heating)

' -

L )
2
h
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are discussed in Chapter-5, but éngrgy-JéqQéious iand use planning, on-even ‘a

-~
R

. .

modefate level, would also result in}red@ééd:ﬁuplic investments. service .
costé, increased property tax revenue and possibly greater floxibflitg in the
’ w ‘ v . N Ll ’

v Pl ’ . - A4 [
provision of public serwvices. ) . . : o

- - o ™

. This {s an example of the conflict between populquplanning conceﬁtl;

-

and institutional ones._ It is a conflict between 3bllective’interest and - v

.

individual expectations. While both public.inétitutions-an& jndividna}b are

aware of collective interests (e.g. the provision of high quality tef;Lées. '

the elimination of poor housing and squatting), Whitehorse residents resist

-

and detest collective control.” The need fpr'c;TT;ctive,cbntrol to protect’ 7

-

o, .

individual or group interests comes up from.time to time mostly in the defence -
of pfopertywvalﬁes; Registance is associated with a resistancé to raising

taxes, even though the local property takes are lower than:énywhere elke'in

PN -
. v
~ , v

Canada. . ) . '
During the 1950's ,and 1960'5_in§litutional planning coné;pts int 0

'

. , N o .,
Whitehorse largely followed the popular ones mediated by private enterprise,

\ . 3 .

Professional‘planners'aere‘well aware of the conieéuences of different u;el of

-

- -

- -

land. Criticism of the suburQ?n concept and its grandiose waste of iaﬁd nnd ’
~ . . s \ i
resources in the professional literdture (Real Estate Research Corporation

~ 7 & - ~

1974} Urban Land Institute 1961;lM{ddleton Associates 1979 Gottman 1966
? - +

Lorigler and Ross 1971) of the 1960's aﬁd 197025,-did not affect, the north,

¢ -
.

Although planners who worked for Whiteforse modestly suggested ého
hanges neededf’they were powerless to execute them. ‘The more direct and’

e .
radical ones disappeared g{?m the planning !cene[4i{x Ovér the last -three or '

s & ] - | ]

four years professional planning concepts and institutional ones have been *
4 , ° “

merging in the wake of the professionalization of many public pgs%tions and

™

¢

the need for financial effiéjency, but the whole prgcess—o@.change.in concepts

Vi

H

a



Vo drastic ha‘pl ever 'h‘app‘ened'ip‘ WhWrsé: A

. knows how mutch and to what degree[42]. Also, routine population dats should
. ' 8 )

- touch upon‘its,inhqranﬁ‘pnoblems.

+ A

,
- . ‘ - - e .
5 ‘ : S

. ’ iy . L4
conce?ning-évérall'land,usgjinékjpt size i® very slow: “Noﬂﬁ%ng radical or .

™. -
N A '
-~ » s « .

- 4

M Y
.., ¢

- *We see ft6h the financial analysi? that inbergovernmeﬁtal confict is
[ ]
ln obstacle to the formation of an integrated Jo1nt urban growth policy
v ' . .

‘naccssafy to a{tlculate a direction and pattern for future growth “*An

S o

,integrqted planning “policy would have to be built on two basic® considerations:

* (1) The ohoulderxng by all levels of government and the inhabitants of all the

capital and operating costs 1nvolve¢ 1n land development; &nd (2) the

-

accémﬁodation of all types of lifgstyles and all socio—economic' levels.

'

The formation of an integrated joint urban poIicy\is also hindered- by

’

the lack of land invekntory ;nﬁ basic pogulation data. The city of Whitehorse

has lots of land but only a gmall percentage of it is serviceable. No one

°

" ' .
bg‘bollqcted on a continuing basis, to include age, length og residence;

permanence of employment, income, lifestyle and housing tenure. This type of

-
.

information would provide a more realistic view regarding the hqusing
. 0

' . . \ .
nffordgbility question and a better basis for residential land use planning.

. [N

The relationship between resédenﬁal land use‘planning;'housing type, and

" density is rarely discussed. Whitehorse resfdents',expectgtions of a detached,

single-family housd are very strong. This type of housing is so strongly

desire%,and 80 wiaely aécepted that no politician or'puﬁlic official will
S . . . '

L3
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L Lcity are not universally rec,ogniiad as present or future problems. - Both the

s

tommunity plans and subdivision p‘lla'ns smphagsize, accommodation to the exiating

-
S
Bt -

!, .. osituation: They fgil €b recommend alternatives, to recognize the N 4
. - _ spcio-economic changes that took place in the time elapbed between the plans.
"k . There is no learning process which would serve as a.built-in mechanisi for: ’
' ) ‘ - : . ‘
change. Whitehorse needs comprehensive lang range planning with land
development phasipg.’ 'The:’s_ea-rch for alternatives must go on. )
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[ 3

1

'General development plan, hitehonge Metropolitan Area, 1970‘
City of Whitehorse, Zoning Wy kdw no. 369; 1973.
City of. thtthorse - Genera Plan, 1976.

For the hxstorlcal evolutzo of the principles guldlng planned unit
developments see W.I. Goodm 1 and E.C. Freund, eds. 1968, p.480-481.

!

" Municipal Ordinance, assented to November 13, 1980, 0rd1§an¢es of the .

Governmcnt of Yukon, Part II, Municipal ‘'volume, 1980, P 166~180.

‘The zoning by-law regulatesg permits .and prescribes the use of land for
different purposes, the class of use of land for different building types,
the minimum end maximum size of lots or parcels into which land may be .
subdivided, the &en51ty of population or intensity of development, .the
location, height; number of stories, ared and volume of building, the
percentage of a lot or parcel of subdivided land that may be built~upon,
and the use of yards and other, open spaces, City of Whitehorse, Zoning
hy-lédw 493, office connoL1d3t1on, amendments to September’ 27, 1982.

In 1963 there was a zoning by-law prepared in conjunction with the ,
Whitehorse Metropolxtan Area Plan. In 1973 a zoning by-law was prépared to.
extend the existing city by-law to areas annexed in 1971. The first
community plan and a new zoning by-law were prepared in 1976; See also the
document on the new community development master plan, 2 April, 1953 WCR,
file 1200, v.1147, YA, Whitehorse, .

By-law correspondence, WCR, file 11Q0, v.1143(5) Zoning, WCR file 6000,
v.1154, box 29; Zoning by-law 493, Public hearxng, 31 Harch 1976 WCR,

file 6000, v.1154, YA, Whitehorse. =~ . .

‘April 1983 . J. Pierce, City Councillor.

City of Whitehorse, Zoning by-law 493, 1976 - o e

. The use of the land-use jntensity standards (LUI) is descrlbed by W.I.

Goodman apd E.C. Freand eds., 1968, p. 481-483; See also W. P. g Mara, 1971

p.61,
City of thtehorse, Zoning by-law 493, offlce Consol1datxon, ammenddbnts

to September 1980.
See for example land use statistics in Reglonal Hunlczpalxty of .

\Ottawe-Cetleton, 'Land use in Ottawa-Carleton', 1982, p‘ﬁ Table, 2, ~
la

Data- concernlng demand fot land, land sales and land ay b111ty is- .
documented in the following sources: MWhitehorse Star, 1950-1980; YR, ‘
file category 2840 (Land, Land sales, Land development) 2848, 9000 9300,
and 9700 (M-1 Lands).

Statistics Canada, Public Flnance Division, Local goverament fznsnce,
Catalogue 68-204 Anpual; Statlstics Canada. Tj6 Canadian System of
Government Financial ﬂbnagemant Statistics, Catalogue 68-506; Statistics
Canads, Finanacial Information System for ﬂumczpalrtres Catalogues °

- 12-S32E, 12-533E and’ 12-534E. Statisties Canada does rot publish

individual financial data on cities the4sxze of Whitehorse. The Whithorse

" data collected by Statistics Canada is consolidated Jand publizhed with

bther local’ governments in the Yukon. Whitehorse mun1c1pel statistical
data and substantial help to convert the data was obtained from Mr.G.A.

Marr, Director, Public Finance Division, Local Government Section o ": 1

Statistzcl Cannda, Ottawa. ‘ ‘ . - TN

® o«
-




‘\‘::7 University report on the City of Whidehorse (1960),

16. 'Inter-provificial comp‘fpbxlity v in Local gavernmant finance,. Catulo;uc
, 68-204 Annwal, Statistics Carada.
17 Deta:led information and gnalysis of Whithorse's munxcxpal fxnlnco ;nd
-t .servicirg’ level for the perlod before 1972 can be f in the Queens
Th;xﬁahor:e '
" Metropolitan Area Plan*€1963), the Yukon Tarritory Taxatx n Study (1968)
and the Hardy refort "(1972). .
18. -Hardy report, 1972; History of the city of thtohorse sewer ahd water oW
system, 1971, WCR, Eile 4000-2) v.5, YA, Whitehorse; Utilities. and -
roadways engineering analyses and eapital works budget 1974-1980, 1973: <=
19. Capital Assistance Progranm, Department ‘0f Local Government,~1973-1983, :
YGR, file 2830-5, v.2, YA, Whitehorse. ‘ ’

20. Hardy report, 1972:24. ~. ; , . .
.21, Cpmmtss1oner Uf Yukon to €ity Manager;-Whitehorse, Aprll '2, 1973, WCR, v
file 1200 (plahnlng), v.1147, YA, Whitehorse. ( -
- 22. 'Utilities and" roadways. ehgxneerlng analyses .and capital works budgew~_

1974-1980, 1973. _ c .

23. Hardy report, 1972: 62. . S - o
24, 'Community services imp nt program, Yukon Terrltory, 1974~ 80, 1973,
. . YGR, file 2830-3, v,1, YA, Wh1tehorse.
25. Calculated from Statistics Canada, Catalogue 68 204, -local gavarnmvht
‘ finance, Table: Gross general revenue, for years 19711979, C—
26. Queen's University report on the City of Whitehorse, 1960:23, . ws
27. Yukon Territory, Munlcxpal Aid Ordinance, 1972; The operating grant’
provided $46.00 per capita for the flrst 1000 people and $540.00 per capxtn

.o for the balance, of population. ~ - . . ;5 «

28. Yukon Territory, Municipal Ordipance, 1972 .
29. Yukon Territory, Community Adsistance Ordinance, 1975 (as ammendod to Nov. o
1980) . ' cea 0

P

30. -The Municipal 0r&1nance<ha§ already t1ghtened the rules for capital,
’ financing requiring 'a’ capital budget procedure, and a limit on capital o \
.expenditure from current funds. \ ° ) .

31. This is definéd as the . difference betweern the total cost of agterxal roadl
less any monies recover'ed from frontage tax on propert1es whlch are .
directly benefiting. - - .

_32. Capital Assistance Program, Local Government, YGR, fxle 2830-5, v.2;
" Departmental estimates — mun1c1pal services and.capital projects -~ -
1976-1981, Local Government, YGR, fxle 2830-3, v.1, YA, whxtehorte’ -
Nlntelzorsp Star, 18 October 1974,

33, Memorandum re : Items to be. 1nc1uded in land devalopment costs. 28 April L
1975, YGR, Land pelicy 1974-1976, file 635-6-2-2, v.ll, YA, Whitehorse; .
Municipal Finance Ordinance, assented to April 16, 1981 and amondmaﬁtp to A

. November 1981; Municipal Finance Act, 1982,
- 34, 'Yukon Property Taxation Reviedw', 1978, prepared by an Independont )
'Adv:sory Committee of Yukoners, M.E.,Mxllor, chairman, for the Governmeént
- of Yukon. Fair.value includés considerations of locatxon, qua11ty of sojl
and rental value: Market value is the most probable sdle price, _ _
. determined by consideration of the cost of reproduction, the sale pfxcc of'

. comparable properties and the value indicated by rentals or anticipatod

net income. Actusl value includes the consideration of a number of

factors uch as location, size, cost*of replnbcmont, age and cbndxbxpn of

_ “buildings and sale of .comparably properties. .

33, Memorandum re : Asmessment information for Planning Commxs;ion. 23 au ust )
- 1972, WCR, file 1200, v.1147. YA,'ﬁhxtghorst, ¥ f '
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36, Nhithorld Star;\ZI Novgmber 1977' 27. Aprxl i978' 25 Héy 1978. e T
- 37, Hrfttcn and personsl communications with Mr. M. Smith, Director, Prop:rty
Aslelsmenﬁ Services, Hun:cipal and Community Affa1rs” Yukon. a :
<38, 'Nationsl résidential tax incidence study’, 1981 British Colymbia
Assessment Authority, Victoria,.1982. Lo T L
39. Hardy_report, 1972:70. L : ' g
kO. Rae. Howe'r Minicipal Engineer to Dlrector, nunacxpal Affaxrs, Yiken. | -
Government, 25 November 1970 YGR Land polxcy,'fxle 635-6-2 -2, v 8 YA, .-
-

. Whitehorse. -
41,'Mr. D. Parker, of Central Inter1or Plannxng Contultants, Prince George,
outspoken adyocad for(public ownership of land, higher densities and”
T urban containm in the éarly 197Q's, disappeared from the planning

scene. Otheérs equally well tra;ned technxcally but more d1plomat1c and’.
) ‘subdued in their approach to"sensitive issues survived longer.
- 42, The geed for.fong term land use planning and the problems associated with
the process were debated in the following sources. MWhitehorse Star, 13
.December 1974; Memorandum 7'Mun1c1pal data base,,ZB JuIy 1980, YGR, file .
2820*13 vul YA, thtehorse, 'Government land use lelcies in.the South
Yukon N . - d ' . -

- ’ .
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I . o Govgrnment involvement" in the housing process in Whitehouo is
.. L ev1dent as 1ta. mVOIVement m residentral land development. Thg’ major .

- .
- . &

E . dlfference between the housmg process in Whitehorse and the more - uttlod .

4 ‘
b > ] - LI .

- ) urbgn are@s 1n s.puthern Canada’ is the government's power to Lnfluencp und o .
o ;f ,‘ . >, development. mcludu‘xg its ﬂ‘ocatmr'\, se_c;uencq, pr'xce and availabxlxty. AlT -
) B . of:;xe::-forms of gevernment inV'olvemént such as lending, .direc::)ov;rﬁment’
| o housmg and so§1~a1 housm'g are very similar to thou in the rest.of Canaldni. R
1:]2“ C , W ' By the early 1980's the population of Whitehorse was ulatxvely wail o
E[; v "housed mth the exceptum of the native Indxan populatmn llving in the Indiln ' }

T oA Y"l‘lﬂ’ge. Housing problems are not 1med1ate1y appﬁrent ‘Fhe inadoqulciu of.

P o~ .

. o hdusm; are not clearly seen and are not “openly duputed becauu thoy lffaet .
- "’\ < /’ . w ‘, -

Mnainly non-vocal marginal g&:oups. "Gertam 1nadequacxea are tolarﬁted “sinee no

’ . ’ ]‘ - . ;

\.. , ) . ) ‘/\way is seen to eliminate them and still retun the type ofhljlouaing and .
2 K /'xif‘”gxtyle '‘valued by the comiun{t'y. The hi.t‘ory ofhots ing howsver will reveal
. '.) wa/_“/ problems, some c]nracterutic of a gertam stage of dehlopmont -some lpaéific ‘
A ,/ 4 tr: -northern towns ,‘ and ;thers cz;uunon to all urban areas in Cmada. Thun
’ ‘. * i ',/: prablém,range from housing shortage. lquattmg, defrcxent fmancin;, Llck of
7.“ R "? - chcutce or affordability, diltribubx.on and energy xpgffxcioncy[ll. _Some of . "

‘ fzhue ‘problems were or are dore acute in Hhitehoru because of .the uv‘)rity fof s

B

o ' the clmate and the volatne natun of tha ocbnomy. Ttg'c .bn‘ic problu{i\s. g ‘; P _

. T .
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the ooonomy in thg Yukon.
MaJoT prob;em in the pnt were squatter housmg and penﬂm

housing lhortaget. Preseqt hdusing ptoblems are first the undechared needs of

thom are made on an 1nstrtut10nal‘leve1

) - . s
is far more expensive, because of heating and utilities.

y'delign elements.

maxxmize the posxtive effects of sun and wind.

~iérvoy. newspaper reports and participant obserVation show ‘that the

‘st large is relatively ploased with their housing envxronment “inel

quuhty and locatxon. But ‘a closer examination will point to mconnstencies,
. -

contradxctions and a general lack of common sense,

h;vo a direct- rolatxonshap with the ineff1clent use of land.

Som Quntions ni.ud are:

what adjustnnnts hav; baen mado due to

nh-*match of 'housmg ltock and damand whxch arises from the cyglic r&tm'e of

iy

$

e

1ow-1ncome groups, and second the unu:ual}y high tosts of household pperatton.
. Underprlvxleged#groups do-not part1c1pate 1n the market place. DQCISIORS for’ L
11m1t1ng the1r ch01Ce in housing type,
¢ tenure, tost and locataon. Due' to the’hlgh coits of oousehold operation now

pinglo;£§dily houses, are not qffordahle any longer for the majority, s0 that

‘more gnd'mgre geople'are squeeiod out of.the housing markdt. While shelte; is

.of’oomparable cost wi;h cities like Edmonton o; Vancouveo, household operation
| Mdbt‘hoosing'in '
. A N - .
Whitehorse is woétefur'of enepgy due to inappropr{ote housing type; s#yle and

The site design and orientation of housing still does not -

Since some of these 1nadaquac1es are not- read11y per;§1ved they do

ﬁdi surface aa“housing deq;nﬁs on the hausing mafﬁet.'A quality oﬁ,life& v

opolation

- - [

dzng 8120,

oW,

The above problems and

1nndoquatxol 1ntarrelate on several leveis hnd 1t will be seen that they all

LI

>

"The Whitehorne hous1ng narket and its defxcxencxes, the. hx:tory ot
;ov‘%nmont anolvonont in the housing market and the 1mp1icatxons of the land

dovolopnont process’ on the hou:xng process will be dealt with in this chaptar,

L . v

L3



&

| Y LS -

hous\xng sUrfacM' what‘ Wn and u the role of govarmnem‘. in tho provi;ion of

) -
-

housmg?,. and how cah land be uud dxffarently to wake houungmora oo

. - . ““' .’
°£Eordab1e" S | . o co- R

oo

+

“housing. (1) private market housing in historical perspéctive, (2) the

£

- .

"ggvernu{eng role in the hous ing market,, particularly-with respect to uoqf‘al -

: housing, and (3) the -re;at.ion of energy-efficiency in housing-to land use.

- < i . - . . %

]
-

. - ’
0 - A 1
.- ’ . J

. +
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[ N

!

pnwat' hnusmg markct. However during the wat and post-wnr ycars

LYY P

Whﬂ:ehoru . ] speczal pohtxcal and economic cxrcumltancn gcauitatcd i:ho

imtxtutionnlizod ptovislcn of:houung forﬁmlxtary and some govetnment

- e

employeu‘whou presence defmed the purpose’of the town.‘ In 1961 of 2, 000

ghpud}i; unih ip the Whitshorse area, §95 (29.7%) were umits of ut*l;i"ﬁy:qnd,_;
. go’vai-nmen‘t staff hoﬁsing[Z]. ".Howawr‘ ltarting'from 'the ea‘rly'l9‘60‘u direc,f“.'

- 2

proluon of houung subudcd, and markat homing aequxrod morsa strangth. .

vz

i}g hukory of Whitehorse is urkud by fl\iut ngmncmt'

-w - {

v pn*iods of. housin; need. a.,po:t-war shorta;s fron 1945 t\o 1960 tha wddonf <

ocononic devﬂbpnont of ' the late 1960':. iha anhcipatxon of pxpelmt i )

. o L4
1

The 'chapte,r‘ is organized'around three themes involviné the ‘ééénbmj} of -
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.

/

’

"1980's. These periods are identifiable on Figure 5.1 illustrating population

[ 4
-

growth and housing starts. «

L

In the post-war years and during the 1950's,- housing failed to grow
as f)st as population. While the residual population of the war years was

poorly hausedkand there was a great need for new housing, Whitehorse had.no

housing industry. Housebuilding was hindered by a lack of affordable and

ov

attractive land, financing and construction materials. The poor state of
housing in 1961 1s apparent from the.Census. Half of the dwellings (49.8%) °
were i1n good condition, 28.9% in need of minor repairs, and 21.3% in need of

major repair, a condition much worse than statistics for small Canadian urban

centers (5,000 - 9,999 Inhabitants). Of the 1022 residential units on the

____—tGwnsite in 1961, 287 (35%) were squatter dwellings. Of the 735 non-squatter
e— -

-

units, 37.5% were reported 1n good physical condition, 51.8% in fair and 10.6%

“
- . ©

‘

in poor condition[3]:

“During the early 1960's economic uncertainty and a‘;eduction in job

opportunities caused a temporary drop in'popukation, reflected in decreased

-

housing demand and .the departure of skilled construction workers and

~

.

carpenters. The loss of these workers caused a construction labour shortage -

at a later period. ¢
From the mid-1966’s through the end of the 1970's, the Yukon

experienced steady growth. It found the house building industry unprepared,
~ e r -

and housing construction fell short of demand for a decade. The supply of

mortgage funds was short and uncertain, and there was a shortage of skilled

labour [4] . . €

>
(4

At the worst, housing starts in the city between 4966-1968 totalled
77, yhile the voting population rose by 333[5]. This number of adults implies

8 conservatively-estimated population increase of 450 people, which would have
~

) »
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* Sources and notes: E. Thibeault, 1975, Whitehorse Chamber of Commerce
' < Report, 1977; Yukon Statistical Review, 1970-1974; Yukon Economic
Review, 1982. Prior to 1971 building permité .issued for Porter Creek

and Crestview were not included in the Whitehorse data. .

Yeor

o Figure 5.1 Population growth and residential bujildihg permits, 1961-1981, . ’
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meant that thé 77 new housing units were occupied by an average of 6 people

4

each. Since this could ﬁot,hadg'been the case the surplus population was
» v

probably accommodated by friends or in squatter dwellings, rboging houses and

mobile homes.,’ Demand for rental apartments was evident from the experieﬁce’of
- -

o

the few apartment houge operators[5], in part because of unaffordability of

the single-family house. During a six mpnth period in 1968, 365 queries were

© s

received by Whitehorse real estate agencies from persons wishing to purchase a

o

home, but approkimately 300 (82%) were unable to raise the down payment. ’

Ay 2%

Almost all of the others found it necessary to take out second mortgages or to

*

make up the balance of their down payment through a pérsonal bank lgan. This

© .
£

confirmed the Yukon government survey indicating that 67% of tenants ;esiding

\ .
in Whitehorse (1968) earned less than $9,000 annually, the amoung'censidered

necessary to carry a mortgage [6]. — N2

The demand for apartments was partially filled by outside contractors

¢ L)

who settled in Whitehors:.. Before 1969 there were only a few small scale
. L

contractors living in the Whitehorse area[cf. reference 11. 4As a solution to
» 4
-]

the héusing shortage, the shortage of reasonably priced serviced land in the

city and the Pigh construction yatefiél and labour costs of the ldte 1960's,

Ray Wigen, & Prince George (British Columbia) contractor- developer, propéﬁed
[ ° ,

[ g
a large (180 unit) townhouse/garden apartment developmert in Riverdale., It was

designed for middle-income families with children. The proposal called for a

large area (13 aéres) to permit a free-form arrangemenf of the housing units, ¢ 3
°J ¢

which he believed would offer savings on land, low operating and seryiéing

e .

costs[7]. . -

”
.

-While Wigen did build 7 small apartment buiidings (155 units) and 30

X .

townhouses for conddminium ownership between 1968 and 1972, his proposal for a

Planned Unit Development was not accomplished. The condominium was built s

. .
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th Yukon Railway

v

- [ 4
with the financial help of the CMHC and the:White Pass

Company which need%d_housing for truck drivers and their families working for

.

Anvil Mines. While the building and later the upgrading of ‘the condominium
development had financial and administrative problems attributed to its

newness in the Yukon Territory, it has proved to be a satisfactory and .

a

financially very attractive-housing alternative to the :ingle-family home [8] .
The change in.housing ;ypes Huring the-perxod\l96l-l981 is tllustrated on
Table'5.1 and Figure 5.2.

* During the early 1970's more contractors and builders came to

Whitehorse. With one exception, all stayed small- scale, building 3 to 4
i w
houses a year. At the end of the 1970's as the housing market slumped, the

majority of contractors and builders again left the ¥ukon taking with them the

. ~

experilence gained during their Whitehorse stay. New builders whb come once

the economy ifproves will have to go throdgh the same trtal and error learning

o

P

3
~

process. - ’ @
. ‘About half the city's single-family housing is built by s&dif-
m ’ e - . R
builders and the cther half by small builder—~contractors. During:tbe 1960 »

o ¢

and 1970's the local housing industry produced fhe stick-built home, the
pre-manufactured home, the RTM/modular home (RTM = ready-to- move) and the

\d
mobile home[9]. The stick-built home, the most expensive and most traditional

method, involves the purchasé of all basiccmaterials for on-site assembly and

a8
gfection. Pre~manufactured homes are built from a prefabricated/package,

whose finished or pre~finished components are erected and assembled on—lit;. i
Advantages include the use of better quality materials, a relative adaptation
to climate, and professional workmanship. In most cases the pre-manufactured

home is visuallysindistinguishable from the stick-built house. The RTM/modular -

home han-emérgad as an extension of'the prefabricating industry. The

°
o
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Table 5.1
The whxtehorse housing stock, change in housingqtypes, . :,‘.
. 1961-1981 - ’ .
Structural type 1961, 1966 1971 1976 1981
. . ! 3 ‘
Total number of dwelling . t o, "
units in housing stock 1,310 1,237 (3,240 {4,130 5,9?5. -
Single detmched ’ 1,002 778 1,760 (1,900 |2,680
Single attached (double®row, ‘
asttached to non residential . : . i . .
dvelling 205 84 370 620 690
Apartment (includes
duplexes) - 193 303 '| 860 \1,,105- 1,008. | '
Movable = 72 240 505 « 610
. o
. : ,
. Percentage distribution ,~ . C .
. ~ _,- ! " .(4
Total ) 100 100 100 100 _{ 100
Single detached 76.5 | 62.9 | 54.3 | 46.0 | 53.7
All other 23.5 31.3 38.0 41.8 34,1
Movable - . 5.8 7.7 12.2 12.2 | - *
y v a
Source: Calculated from Statzst1cs Canada, Census data. Housing stock refers
to the total number of odcupied dwellings.” ° . w ’
- - s S =

pre-manufactured components are assembled and,erected in a factory or off-site
(4

: . , . s ( ~——
location and delivered as a single unit. The mobile home is completed in the

manufacturer's piant and 1: delivered in such a form as to assure immediate

- ®
- N -
2 -

on-site occupancy, - '
Due to the fact that most building materials are,brought in from
outside the territory their price is always higher than in southern Canada.

Nhitohof:u prices, e.g., ran 20 to 25% over prices in Prince George, B.C. in

] ©

1968. Freight costs, inventory factors and low-volume marketing practzcas

contributod toé the high cost of hous1ng in Whitehorse. Labour, initially

ra”
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. cheaper in southern centres, has rapidly become more expensive. Labour was

’ and still is not as é€fficient or productive as in southern Canada.
. .
) - & .+ From 1975 to 1979 Whitehorse experienced a strong housing° .

construction boom, "The major caus® was the sugéestion by Judge Berger that

! ' the Alaska Highway should be the corfidor for a natural gas pipeline from
g ,
Alaska. Other factors stimutating construction were the relocation of the 0

headquarters of the White Pass .and Yukon Raflway Company frof Vaneouver to

-

Whitehorse and the continuous increase in the size of the government

. workfarce [of. reference 6]. The local construction industry ;eacted quickly,

before the territorial government or municipalfty could plan{10], but ~
° . .b

availability of land was nevertheless facilitated by the territorial
government's intensive land development program. The intense speéulative

& -

buil&ing activity concentrated on single=-family homes (See above Fig. 5.2).
-

o Mortgage Money was available both from conventional lenders and CMHC-approved
. o, {endggs, and the inter;st‘rates were‘relathely stable, hovefing between 10% -
. and 11.75%[11). " . , ) wo ,,
£ A ' The housing boom was over by 1980. In 1980 and 1981 interest rgtes *,

rocketed, Teaching a peak of 21.75%.in August 1981, The downturn of the

economy and the saturation .of the housing market put a stop to new

construction. The market remained strong for existing smaller units, ' - -

duplexes, row houses (condominiums) and mobile homes [12]. This change in

1 ’

; : , §
- 5% demand is attributable to both the high mortgage payments caused by high . -

B interest rates and the rapidly, increpsing costs of energy.
8 i o ~ .
ot - Y Some people were undoubtedly deterred by high mortgage rates from

pu;chasing any housing. With taxes the pfblpectivg home owner in 1931 faced
¢

monthly payments of around $900 for a $74,000 house. Therefore, according to

° . _ bank standards, a family income of around $36,000 was necessary to qualify for

o
. °

Lo .
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“a mortgage. Aver;ge famiiy income in 1&81 was $27 00D, -so mapy woéuld-be home

owners wére excluded'jrom the market[cf. tefetence 11]« .
~ : r .
' In 1982, when 1nterest rates returned to an_acceptéble/tevol. there
was a wide varlefy of building lots available and house prices had stabllizod

but Qhere was still very little demand for new housing. There was a ltrong

"expressed" demand for affordable smaller and better-insulated houses, but in

‘an overbuilt housing market prospective homeowners settled for yhatever was

available[cf. reference 12]. . ° . I \\\

- .
f

. - Homeowneiship has been encouraged by the tefritorial government and

° s

Fd

“the large cdmpanies operating in Whitehorse because its stabil{;ing effect ilé

éonsiderea very ﬁwportant. Due to the creation of advantageous conditions,

Al

the share of homeowners increased from 48.3% in 1971 to=54.6% in 1981. a *

change more pr&naunced than on the Canadian scene gs a whole (60 3%-in 1971
»“'
and 62.0% in 1981) (Fig. 5.3). This is probably an indication of more
’

permanence and stabxllty. While 1nQCanada in gdﬁeral a much larger porcontﬁta

of households own their homes, the flgure for census metropolntan sreas for

‘1981 are much the same as far whxtehorse[l3] o

+ N -

About 60% of the rental stock of Whitehotse i in single"fsmily

homes, moblle homes and’ duplexes. Abou? 407% is accommodated in walk up’

]

aphrtmeni@bu1ldlngs and row houz1ng. Rental Housing was first built in the

downtown area, then in Riverdale where most is now found, afd more recently in

Hillerest (Table 5.2). Most of the rental housing (70%) was built between . .
l' ' ' , - )
1968 and 1978 during the phase of rapid economic and population growth, By

1978 the vacancy rate had reached a not unhealthy 6.2% level, but hy December
. - . \

L4 { .
1982 the vacancy rate had risen to 16.0%. 1In new, expensive areas the vaesncy

rate jumped from zero in 1980-to 29.0% in 1982, ‘Iq’the Eronitier economy of

. - 4
the Yukon, with its reliance ‘on bxtgrnal markets, incone and housing demand

.
@
.

_Chapter 5 . .- | : B 17!

-



. \ 100 o .
e; Co, ‘ . * ownwer-occupied - ., ( ;

,‘ 3 . . [ - r N - - ’ v

| ) 90 Canada C T . ‘

Whitehorse [////A E::’ average | ’

s .

70}

®

40 |

20 |

»

0

-]
pure

—
0
(]
(-3

1 9
AN

c ' 100

L]
-~
o
1 4
.
.
,

<~

‘ | ‘:::7 : % // 7 N °
e
5 Nl N B

: i m‘émd ‘ é«' '4;1 éw; ZN . "

-Sources: Statiltics Canada, Census of Canada 1961, 1971 and 1981. and Canadun
Housing Statistics, annual, Canads Nortga;o and Housing Corporation.

Figure 5. 3 Potccnta;o di:trihution of occupud prwate dwellings by tenure, .
Canada and Hhxtchoue, 1961-1981 ‘

- ’
s N
B - L
;' R * ' [ N .
v Y - . [] ’
B . .
- e N .
. -
: t
N #
'

\ . - . - . ) .
» 7 - 2 . .
N - . L -

S ‘Chapter 5




T R T e

change quickly and unexpectedly. To build in advance of ;rbwih'nqanc tikingndb

chances of overbuilding;.pot being prepared for growth means shortages and
. , _ :vO - -
disorderly development. . .

'
(8

Anticipating growth, the territorial governmerit since the mid 1970's
& .
has reserved land in all new.residential areas for medium-density housing-
° o, . ' v
which could be built for rental. The Yukon government with its Ecohomi c

Planning and Research. Unit is‘monitoring the rental market, vacancy rate and
p;ice by structﬁrai type, area, and size, to facilitate the housing industry's

decisions as to what and where to build.

-

a /+ HWhile housingkﬁuality in thteﬁorse has improved dramatically over
the last two décades a.certain inequality exists in the distribution of

hous;ng qual:ty. While this inequality is not localized by residential ares

- -

since there are now fairly unlform service standards all over the city, small

LY

pockets of poor housxng exist in the squatter areas, She Indian VLllage nnd
some ‘of the mobile home, parks. By- 1981 housxng in‘Whitehorse had xmprovad to

a condition comparable with-the rest of Canada. Virtually all of the'habifhi

L
»

had|nbnning water, bath, and flush to%let. ‘ ) _4 -

’ . - ' ¥ -
.

The apartment houses of Whitehorse are small, usually with 12~br 22

units (Fig. 5.4) . Rowhouses are of the standard type visible all over Canada.

>
» 14

Multi-family dwe111ng(constructzon has grown steadtly since 1961, moltly in .7

gbvernmgnt asgisted housing and during perioda of rapid 5rowth.

o
L]

.Hu1t1ple~fam11y housing gaxned momentum between 1966 and 1976, :xngle-fnmxly

-

detached housing between 1976 and 1981 (See abpve F1g. 5.2 and Table 5.1), Tho
‘ . }

" growth of mob1le home living as a chaap alterﬁat1ve to the ixnglo~fnm11y house

is-also significant. By 1981 it formed 12.2% of the, housing stock. Its

~

presence was facilitated by planning land for mobile homes in regular

a

] PR

" “sresidential »wbtﬁv'iciom, . . -

d -

<
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. M ~ ! - * : Table 5'2
. . 4 = s
- f 8
» ‘ -

o, “\ Rental accommodation by area, sizk and vacancy rate
o ' L Y .
.- Residenti&l [Bachelor|Ope Two Three |Four Total [Vacancy |[Vacancy
. .|" area ) bdrm. |bdrm. |(bdrm. |bdrm. |# of |rate rate .
i BN ‘ i units |Dec.1980iDéc.1982| -
" |Downtown 72 142 70 12 - 296 |4.1 £, [12.5
- |Riverdale. 2 48 253 132 12 447 3 16.7
i Hillcrest/ . 0,
- Crestview | 4 12 46 - - }/o.o o |29.0 ¢
¢ " . [City of . -
Yoe Whitehorse |78~ (202" (369 |l44 |12 805 (3.5 16.1
o _ 9.6% 25.0% [%5.8% [17.8% |1.,4% 100%
u} N N . v e )
i i Source: Compiled from the’ Yukon economic review 1980 and 1982.
' Notes: 1) Excludes rental accommodation in mobile homes, single-family homes
Ay Vet
) .and duplexes. 2) bdrm. = bedroom R ‘
’ : ' o ‘. . - .
. . The price of housing in Whit#gorse is comparable to house prices in .
A N ’ .
c similar urban areas in southern Canada. 'I;he spatial price index[14} for

housing shows that the overall héusing price for Whitehorse, Edmontén and

© . Vancouver is. not much different .(Table 5.3). The same was shown by CMHC
* v f ¥ - . , ‘
statistics (f,_ox' Saskatoon, Saskatchevan and ,Neﬁepn, Ontario (Fig. 5.5). " There

is," haqwever, "a marked difference between the main components of housing cost

‘ . shelter (‘lhelte; i:;dex) and household operation (household operation index).
; o N . While the prpvisi{:- of ‘helter i; comparable, ever sl'i‘ghtly cheaper, con;pared
w _k ) ,wi‘th the major urban centrl;oa’ in Cahada, household ope:i'aii,wion‘is 'droa(sti.cally

L’ ' mo;?' expensive in Whiteho:ja/e_? 7‘0'.'32'_ (1981) more than in Edmonton- anod 77.8% °
. . S :(1981) moré than in Vancouver; y ' * -
J/ LT “ = Housing charactorutxcz cbntnbutxng to household operation co:ts

tuch as thé energy effxcuncy of the. housmg stock and elements of housmg

N@ k ' type, Eor.m";nd design are harder to measure and thus less doc,unentadt Thecokt
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‘. . The Klondike condominium townhouse development, Riverdale ° :
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«-Pigure 5.4 -Multi-family dwellings built in the early 1970's, Riverdale:
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_ in Canada (Fig. 4.7, Chapter 4).

) ] w .
- ‘operation are for heating, electricity, maintenance and some utilifies.
breaks in their housing‘oxpen@itugﬁg cheaper land prices and lower taxes.

:,‘priko of housing rcmai:’flt;ep, however, because of the predominance: of the

;tsihglo*faqily house, poor insulaijon standards, and fadtors related to climate

uucd too 1ittle incons datt, their housxng and tesident1a1 19t reguxrement

s il P 4 O LS LD - TR R 4 TR £ S
RPE SR A AR - 1*’:”‘""".

] . S . . ,
A Table 5.3
Whitaharse houaohold budget indicea relative ‘to Edmonton and k ; \
o ‘5( .- .. Vancouver- (June 1980 and’ 1981) K ",
. Housing Edmonton=100- |Vancouver=180 |Edmonton=100 ‘ Vancouver=100 ,
Housing -115.5 * 14,7 ~| 125.0 - . 122.9 -
Shelter . 101.9 92.4 96.5" 93.5 - Rt
Household - . . . =3
‘operation 145.2 * 154.5 { 173.3 177.8 . . >
Furnishing | 103.8 105.6 112.8 102.9

L4 < ’ =

Source: Compiled from the Yukon Ecoﬂomic Review, 1980 and 1982.

14

« L]

of energy in the Yukon (1980) placed a cash burden on households which was

almost double theglevelb faced by similar households in Edmonton.. This problém
" .

e

-y

9
is analyzed in the last section.of ,this chapter.

In spite of higher construgtion costg in Whitehorse} the

\

substantially cheaper land component brings shelter construction to a level

comﬁa}ablp with the major urban cantﬂ's in Canada[15] ﬂFig. 5.5). Tﬁe.préﬁerty

-
-

" tax component of operaﬁing’cbsts is smaller in Whitehorse than “anyuliere else

The excessive expenses of household

-
-

It can be concluded that Whitehorse homeowners get two important
.t - - ) ' T - /
The

" o

3

and construction cost. ' *

" "

‘The unavaxlabxlity of basic affotdabxlity dataAprgventn»an objective

Qluatxon ‘of the hbusing market [16]) .

.

Terr1tor1&1 govarnment hausing stud;es, <
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. Cost/Unit (§) 1976 ; : e
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Whitehorse Saskatoon Nepean : .
‘\ 3 ) . . » Y - 3
a i . K . . ° . )
I - . L. :
40000 | ny : N : -
A P . -
4 . 34
ol 7 ‘ |
( 1 - g . .
~ 30000 b R / /
: . \ / - '
. -7 ’ . ‘)-‘ .
? - i do* . -
: . 20000 | - / . . /
v 10000. |- /
- = -
Land . Construction Othier Total .
. 4 — 6 * v
' 4
; A ~Cost/Unit (3) . 1977 t\‘
1 '\ 60000 [¢ r— -
- ) . . “ . - L, - - - ) -
Salous A 4 T
. ’V‘V’V" . N . .
. Yete% | . ¢ '
- . folste M oL - RS -
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o T B3040 o . 04
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- . i - OO S s
(e . . nelele .
/] K/ -
SR 0 fa L 200 i
e s . Lend Construction - .Other ‘
« _"‘ N " - M R -
] o : . 99 to 118 sqm.* , ,

4

Source: Calculated from-

-, Divigion of the Canada Mortgage and Housing Corporation, Ottawa

" dNote: l’)ata'pertains to houses built with CMHC financing.
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Q -
forecasts were based on past trends rather "than affordability data.. However

°

1f we look at the range of fgmily income and the number of those who obtained
A

mortgage loans for single detaghed housing in 1981 as opposed to 1976 it is

o

quite clear thaf only people in upper income categories can afford the .

single-family house[cf. reference 15]. N

o
While market housing has>taken care of the majority, cértain segments

~ ®
K]

of the pépuletxon such as transients, low-income people, seasonal workers,

single parents, native people and senior citizens have exper}enced various

degrees of housing problems. ,Governmentyinvolvement to help the housing

process and strategies to satisfy the unmet needs of the Whitehorse popxﬁ/tion

will be d;scussed in the next section.

- .
i \'\ . -

N w

Government role in the provision of housing

°

& ‘. L §

The -provision of housing in Whitehorse functions {n thecframework of

-~

the Canadian housing at large (Rose 1980). Government intervention in housing

markefs is usually justified on the fallowing economié¢ grounds: 1a) to

. "

compensate for market imperfections in the a}iocation of capital and resourtes

to the housing sector; b) to keep in balahce externalitices in the production
? . ” [+
or consumption of housing services; c) tot‘redistribute income; and d) to
i

reduce cyclical fluctuations (Smith 1980:339). 0

S

s \‘ ”
The first Canadian legislation that established a permanent public

responiibiliéy for housing was the Dominion Housing Act df 1935. Up to the

present the federal government in assuring adequate shelter has adhered

.0

L3 .
.
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‘

rigidly to the assisted marketplace framework (Dennis and Fish 1972:1-20).
<8

Between 1935 and the late 1960's Ehe thrust of Canadian hou;ing policy was to
assist rather than replace the private sector in the housing and mortgagé
markets. Efforts were made to stimulate adequate supplies of private mortgage
money through federal mortgage insurance, to manipulate the interest rate and

to set forth appropriate terms to encourage individual homeownership. Access
o

to mortgage ‘morfey at rates slightly lower than those prevailing tn the money

markets, was facilitated through the National Housing Act after World War I[1,°

s

prevallidg in the money markets, downpayments were successively reduced, and_
loan ceilings increased. Thé’perlod of amortization increased from fifteen
year; {n 1946 to 20, then 25 and to 35 years or more by the late 1970's. The
nat16nal housing policy was dedicated to the prime objective of individual

*
homeownership, transforming Canada from a nathon of tenants to a nation of

homeowners many of them-heavily mortgaged. However the federal government

[~}
neglected rental accommodation for families il the lowest third of the income
distribution (Rose 1980; Dennis and Fish 1972).

Government intervention rose ¢harply in the 1970's but with a

-

different emph;sis. Since the mid-1960's policy has shifted from facilitating

the efficient operation of the private sector to more direct intervention and

regulation (Smith4197l, 1977: 1981). Policies of the 1970's became more and
more identified with spcial policy (Sewe%} %?75:211). Evident on the
Whitehorse scene are large scale government construction and subsid; of new
dwellings for low-income ffmilies) rental assistance for those in need, cash
grants to first homebuyers, and a readyness for the introduction of rent

° v
control. - |

Starting in the mid—-1960's more responsibility was given to the

provinces (and later to the territories), local authorities and municipalities

-
°
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in the provision of public and social housing (Rose 1980:4}): While the roles

3

of the different levels of government-keep changing, the federal government's
2

influence is more economic and regulatory %hile the junior government's role
3 o, 3

is more of an administrative and planning nature. The provinces created
housing instruments of their own (provincial housing corporations) ‘only in  the
mid-1960's, initially undertaking only the peripheral aspects of the housing

process: the housing of the poor, rental and purchase accommodation for

o

gowér’fﬁfﬁﬁf‘grvups and a limited amount of urban renewal and land assemply

(Bettison 1975:315). %

The Yukon éousing Corporation (YHC) was formed in 1972. Before its

v . ¢ .

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 Dep;;tment of Engineering and
Municipal Affairs Division of Housing and Accommodation[17]. Along with
taking over the various housing programs, ghe mandate of ;62 Yukon Housing
Corporation included -exploitation of available federal programs, and
in;tiafion of‘n;; ones basea on local conditions &nd local needs. Its mandate
included the development of all types of hou;ing, land development and
subdivision and land assembly. Loans by the Yukon Housing Corpordtion were
guaranteed by the territo;ial government. In 1974, f;r example, a time of

urgent need for affordable rental and homepwnership, the speculative builders

showed no interest in building. medium-density housing, so the Yukon Housing .

\ —

Corporation undertook to sponsor 28 semi-detached units in Riverdale. %he

s

Muses were built by local builders and sold under the federal Assisted

1

Homeownership Program (AHOP). The project was very successful and private
builders followed the lead[cf. reference 1]. In the coorgiq;ted effort to

prepare for the pipeline boom, they planned more demonstration projects. Land
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was reserved for them by the territorial government. However due to the

downturn of the Yukon economy and the sonsequent ?oft housing market, the

projects were abandoned.
In addition éocthe provision of serviced residential land as already

described, three other types of govérnment involvement tn the housing process

]

in Whitehorse Wili;be looked at: rehtal accommodation for government
employees, soci using and mortgage loans. ?

3

Government employee housing %

)
° The provision of government eriployee housing 1s based on the 0 °

LY

principle that in order to-carry out itg r;sponsgbllities the government of _ \ ’

Canada must be able to logcate employees in all parts of the country. Suitable

accommodation was not available in the vicinity until the early 1970's, but as
Whitehorse has devel&bed into an urban community comparable to any town in the ©

i\' o
most settled areas of Canada, government policy,with regard to slabf .

accommodation has changed[18]. o

N

The bulk of the governmen? staff and m1lxtary housing was built ;

the 1950's and early 1960's in Takhini, Valleyview, Hillcrest and Rlvordalo.'

in a period which coincided with the growth of territorial and federal
personnel in the Yukon and with an acute housing_ shortage. This housings with

the -exception of areas in Riverdale, was built on federal land outside city
Q
limits. The high standard was in marked contrast with the then available

o

private housing in Whitehorse([19]. .

While.admihistered’separately, federal and territorial housing is ,

Pl

comparable. More than 50% of government employee acéommodation was generally

o

taken up by teachers, the re¥t by key personnel, professionats}%managerl and .

directors of government departments. The number of units réhted to government
S~ , :

0

¢
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" smount it costs the government and later market values[23]. -

L]

-t

o

staff has decreased over the yeais, from about 600 units (30% of the housing

stock) in 1961, to 100 units by 1975, less than 3% of the housing stock [20].

The phasing out of federal and territorial housing ownership was fixed as a

2
long-term goal in 1969([21], but a compromise was made. Since the end of the

[

1960's the government instead ofﬂbuildipg more units, has encouraged private

buflders to build apartment houses by gqarhnteeing long~term'rental of a

®certain ntmber of units[22]. Rents were gradually increased to equal the
4 <
) P

By t#he end of the 1970's the.attractiveness of government staff

accommodation was reduced, by limiting residency to two years and charging
> 9 A J

comparative market rent., The only advantage of employee housing today is

7
4 r

convenience at the time 6f arrival in the city([24]). -
“ ¥ 5
Financial assistance .
- While National Housing Act loans became available in 1951, the Yukon

did not benefit as much as the rest of Canada for two reasons. (1) Their
loans were~qffered only to areas served by a sewer and water system, available
in Whithorse ondy %fter 1957, and in a . limited area. (2) The loan was

proportional to the cost of the building and had a maximum limit which

o

3

depended in part upon the size of the building. Because cbnstruction costs

were 40% higher in the Yukon, people could not raise the cash for the,hiéher

downpayment . * )
In 1960 the National Housing Act loan regulations were amended
“ " °
reise the maximum Joan to $14,200 or $14,900 depending on housg size,

° .
resulting in the reduction of downpayment requirements. To offset the higher

'const}uction costs a second mortgage fund was proposed and in 1962 funds were

s e ® - I'4
“mude available by the territorial government to provide’ an additional loan
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over and above that available under the National Housing Act, up to a maximum
Q

‘of $2,000{25). Until %972 the overwhelming majokit& of loans were direct CMHC

»
loans. As the economy strengthened the private lending institutions (CMHC~

approved lenders) took over the mortgage lending field under the National

Housing Act mortgage insurance scheme (Table 5.4). However by 1977 the demand
for mortgage funds showed a considerable weakness and by 1982 it came close to
total disappearance. ~The national decline in housipg starts attributed to

high mortgage”rates, declining population growth and sluggish growth in real

®
i

income manifested itself in Whitehorse\in a more powerful form due to the

downturn of thg territory's mining and ‘transportatiod industry.

The lTow-cost housing assistance program

>

National Housing Act loans were restricted to areas serviced with

" sewers and water. Durthg the 1950's and 1960's there was very little such

‘ o

T
land available .in the Whitehorse area. There was also a need for housing

assistance for residents able to finance minimum standard dwellings of

a

"limited size but unabfﬁ to aPford housing under. the National Housing.Act. The

© A

B . !
Department of Northern Affairs and Ngtional Resources initiated a low-cost

-

housing assistance program of first and second mortgages. Unde{ the program

the territorial government advanéed first mortgage loans to a maXimuﬁ of
. ' 0 i - 0
$8,000 and second mortgages to $1,000. The money for the loan came from the

Ed -, .

federal government and the program was administered by CMHC on behalf of the .

s
-

territorial government [26] . The program became functional in 1963. Under ‘this %

. . o

progran approximaté&y 200 houses .were built in the Whitehorse metropolitan

©

A

area especially in Porter Creek and Crestview,

1
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Table 5.4 .
! National Housing Act loans approved for new housing T
in Whitehorse, 1968-1982 ) ’
. , ;]

Approved Qenders (number of units) ,|CMHC lending (number of units)

Year [Single .detached|Row and Total [Single detached|Row and Total
,{and semi- apartment and semi- apartment :

detached detached -
1968 5 - 5 29 ° 37 | 66
1969 - « - - 49 74 123
1970 3 - 3 43 135 178
1971 - R - - 5 43 f, 43
1972 26 - 26 7 - 7
1973 33 - 33 2 114 116
1974 - 337 - 33 4 o - © 3
1975 70 39 109 64 - 81 \145
1976 92 68 160 19 ’ 24 47
1977 112 - 112 - - -
1978 58 - 58 1 - - 1
1979 25 86 61 - . - -
1980 "4 4 8 - ) - -
1981 9 - 9 - - -
1982 4 - - 4 - - -

. i

]

Source and note: Compiled from unpublished,data provided by the Sfatistical
division of the Canada Mortgage and Housing Corporation.

The provisions have not been as fav0uraﬁle as the mortgage loan

pfovisions under .the National Housing Act. Limitations on the size of the

I3

house discouraged the building of th e and four bedroom houses.

Starting with the early 1970's,

4

’

following the amalggsatién of all the

L4
Whitehorsa metropalitan area's subdivisions with the City of Whitehorse and
) !

the City's decision to service ang sell only serviced land in the developed

v

subdivisions, the low cost housing assistance pfograi,gave way to greater use

- Chcfsto

f -1

~

. qfltpo provisions of the National Housing Act? ;.

-
i




The evolutign.of social housing in Whitehorse was in reaction to

L]

' . Social housing . . -
» . . 1
\ ° {

. - |
need. All levels of government waited until & definite and sometimes

desperate need arose befoge any meaningful steps were taken. Social housing,
\ - ,
in contrast to land sales, apparently did 'not occupy a high priority on the

o government's political agenda. -¢/ ; .

Squatter housing on the main townsite, .the poor housing qonditibns and

T the acute shortage of the 1950's prevoked a great deal of public and

5

government debate but little action. The two alternative approaches were the
’ . )

opening of the fully segyiced Riverdale subdivi;ion where house building had

- to meet National Housing Act standards, and the openfng of #he territorial

-

subdivisions along the Alask? Highway where there were no services and no
building standards. ‘These solytioms did hot fully satisfy Low income needs,

@ , " since to live in tHe territorial subdivision, car ownership was a must.

. .

In 1961 a serious federalrterritorial civic program was laynched to

get rid of squatting. Besides relocation of the squatters (reviewed in

Chapter 3), the teitorial government started planning low-rent apartments on

the townsite. Although the scheme was planned in the early 1950's [27], the
Q f
“first 10 units were approved by City Council only in 1961. The low-rental

scheme was‘abandqped'iﬁ 1962 in the face of unexpected costs[28].

-

N ~
During the seVerekshortage at the end of-the 1960's, the City of

©

Whitehorse in its subm%ssio? to the Federal Task Force on ﬁouling (1968) asked

[N
' . ' I3

the federal government for-help in coordinating action by all levels of

government and private enterprise., The City/requested CHMHC assistance to take
. I3 ' - ’i
\ full advantage of the National Housing Act aspecially those sections referring

to multiple-family housing and low rental housing. The Consumer Association

4 _ . €
. of .Canada, Whitehorse Division in their brief to the same task force

-
- -~ -

# .
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( i recommended the e;ta’blis}uﬁent of a territorial housing information centre or

service where the general public could learn the pros and cons of various
- Sy ; .
structural types, information on logaf housing resources\ for rental,

K ) construction work, real estate agents, land registry, mortgage resources,
? prefabricated housing dealers, co:ops, legal procedures and building
techniques for buildipg and new te¢hnologies in house b/uild’ing[cf. reference
i 6]. The information centre did not become a reality. l

- A t;rritorial pyblic housing program was e§tab1ishedqin 1967 giving

priority to one-parent families. In 1968 two three-bedroo@ houses were built

-

a /
snd administered by the Departmént .of Social Welfare [cf.reference 6]. At the
+

b ’

end of the 1960's due to the persistence of the squatter problem, substandard

.

accommodations, presence of social welfare cases.aﬁd the lack of affordable

-

accommodations, the municipality finally started on a rental housing program.

( Because of the strong interest' in home ownership, council members suggested
the building of lease-purchgse single-family housing integrated in the city.
- ’ © -

. . Most social housing in Whitehorse was built and acquifed between 1972
and 1978[29). The territorial government housing demand survey of 1972

-~ indicated that 10% of families were interested in low-rent housing, and 27.1%

were interested in’ home ownership but could not afford it on the open

- -~

market [30] . Th‘qv survey established a need for 183 units, low-rental or

\ 'éuinted-owneuhip, preferably with a central location in downtown or

- °

o Riverdale., The survey also found thnt"people living in mobile homes would )

.
‘
[]

¥
prefer low-rent housing in a Kome. -
s s

Low':rental housing ngame a reality in the Yukon in 1971-72 under

what came to be known as the V’lhitehoru Public Housing Project.‘ The Yukon

' Housing Authoritj. was set up to administer the projeét. Costs of building .add
\ ,

@3 ] maintenance were shared 50X by the CMHC, 25% by the: tertitorial\ government,
) - . ' s R S
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and 25% by.the municipality. The municipality originally suggested duplexes’ -
(43 units), but the CMHC, planners and designers suggested row housing

grouped 2 to 4 in a row. They were built by the private byilder who submitted ° *

o

+

The Rental/Purchase Housing Program also started in 1972. It built

. A
housing for rental to familie$ of low-to—moderate income with a purchase

@
¢

.
option. Tenant households pay rent (which includes all utilities), according

to their gross i"ome [31].

£

A rent supplement prograﬁ‘became available in 1974, \Under it housing
units are leased on the open market by the Yukon Housing Corporation and then

rented to low-income families who- cannot afford accommodation in the private e
7 °

market. The advantage of the program is the flexibility i1t offers 1n an
4

overbuilt housing market. During a housing shortage, however, the Ygkon
7

Housing Corporation might have difficulty in leasing on the open market.:

All social housing units are administered, managed and operated by the
\ .

Whitehorse Housing Authority under agreement with the Yukon Housing‘
Corporation. In 1982 the Whitehorse Hbusiqg Authority administered 195 units,

housing approximately 400 people. Of these 158 onits were gwned by the Yukon

' °

Housing Corporation and 37 were rented frop the open market. This seemed to

satisfy demand, since only two families were on the waiting list. About 25%

of the social housing units are used by native people. Another 25% are taken.

o

up by people with a a temporary.housing need, mostly during the winter when

- s

the cost of living is more expensive. A further " 25% is -occupied by

single-parent families[32). Housing for Status Indians is subsidized by the

LY

federal government. Welfare tecipientsf)including non-Status Indians on

welfare are subsidized by the territorial Human Resources Department, Abﬁut ]

w " . °

-
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‘their grandchildren, senior citizen housing is occupied almost exclusively by

they lack usable open space, are built to minimum §tandards,.are badly

J " ~ [ I

50% of the social housing residents are low—income families whebewone member -

4 .
h}

is working. . ’ . ’ . . .

While some of the family dwellings include native senior citizens and

°
S

- w
white people. Native people are less inclined to place their elderly in

institutions or special senior housing[33]. . )

’
[

)

The large majority (90%) of the social housiﬁz\ﬁgﬁts are in

‘multiple-family housing, rows or small walk-up apartment buildings. Most units

»
sre in relatively good condition, well taken care of by the Whitehorse Housing

Authority, and blend reasonably:well with the surrounding neighbou;hoods, but

/ -
insulated and lack the vestibule or enclosed porch necessary in colder

M <
environments to prevent the immedirte loss of heat when the dogr is opened
.

(Fig. 5.6).

Most of the social housing units are located in pockets either
downtown or in Riverdale, the most accessible and prefarrea residential areas.
¢q
While they are sufficiently dispersed to prevent getto formation, social

«

.houling residents would prefer even more dispersal for reasons of anonymity.

o

The favourite of every senior citizen is the new (1980) Greenwood Place,

v ~ -

designed especially for senidér needs, complete .with elevator, alarm system,

rails in hallways, wide doors, some wheel chair units and a porch at all

-»
.

sntrances.

The social housing ﬁnitt”house approximately 2.5% of the population./

Low and moderate-income people also have the option of living in mobile homes

and the more reasonably priced condominium row houses.
. ) ' o
. 7/
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' census showed that the average natiwve household had :73% of the room space

_'whites and 3.10 for natives). Only half of the native people had running

. Branch of the Department of Indian and Northers Affairs w'orking with Indian

Native housing I ;

- . $
' ¢ A special case of social housing is housing provided for Status

a

-Indians. The majority (81%Z) of Status Indiang in the Yukon live in subsidized

4

housing supplioa by the Departme'nt of Indian Affairs and Northern Developmént,

5% rent on the open market, and 12.5% own their own homes, mostly .outside of

Whitehorse [34]. ’ ) .
=" Lotz (1961) found that 11.8% (34 households) of squatter households

were Indians, and nearly half (46.4%) of social "probl’ém households" were

families c&mtaining at least one person of Indian ancestry. Their housing
' L
needs were taken care of during the 1970's with the establigshment of the

social housing programs.

The hdusing situation of the native people, with respect to \importa;xt «
qualitative aspects, is inferior to that of whitesf{35]. The housing supplied -
-~
for Band members (Status Indians) in the Indian Village has no piped sewes,

<

. . .3 .
septic tank, running water, or indoor to1muhs. Due to outward

P J

movement from the Village during the mid—1970's’ overcrowding is not severe,

but 52% of the housing needs replacement and 20X major repairs. ®he 1971

. - \

available to t!;e average white household in the Yukon. Househdlds were lgrger,

- -

"so that each native person had, on the average, only 50%.of the room space

available to the white person (aVefage r:o'mn-"sl:vacea per person was 1.39 for . |
. o

whites and 0.69 for natives; average x:'oom—'space per househo;d was 4,27 for

- N '

. -
@

-

water, sewage and central heating facilities.
Standards and guidelines for native housing design and space

i'-oq&irmcnt’s were changed in 1979. The new Engineering and Architecture

6.
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groups produced .a series of detailed design guidelines &nd housing design
packages whi¢h included adaptable elements to local conditions[36]. The

minimum-net floor arfeas for individual rooms wil]l follow the Residential

.

¢ Standards for Canada 1977. These improvements have not as yet gb;h

implemented in Whitehorse because of the delays in the relocation of the .

)

" Indian Villaﬁe.

Energy conservation and land use . -

- -

Contemporary housing ptoﬁlems include high costs, expénsive utilities

.

and lack of affordability of. the dominant housing type - the single-family

detached house - for a-large segment of the population. 'The high housing

)

{3“1§ngle“fami1y detached house, modelleé‘functionally and technically on-
’ ¢
temperate suburban developments. This type of housing due to the long winter

and limited chdfgzwof fuels is.very expensive to- heat and service. This defect
characterizes the ﬁajority of"Can;dian ;ouuing built aftgr the Sgcond'World'
War: It is more costly in the north where there are‘ZOi more days to_ﬂ%pt*x
thag in Ed;ontoq, Energy requiréments for heating in'gdmonion and ﬁigina ar

50% greater ‘than in Toronto or Halifax and double those of Vancouver (Lang
- - . ) , ( -

. 1\980: 69) ) h .

The average Yukon household spent $2,350 a year (1980), mainly for

Y

(tpsidantial space heating and water heating. Household energy costi are high

- -
'

in part becouse of .the remoteness and northern location.(length of winter wnd

*
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costs are asg&ciated primarily with the physical inadequacy of the ’ .

t




‘ transportation costs for fuel), but larg¥ly because only the most expensive of
- : [ .
energy sopurces are available. The more severe energy problems of the Yukon are

. c L 4
attributed to high energy consumption and reliance on the most expensive

liquid hydrécarbon fuels. The Yukon household must employ gil and electrical
energy for home and water heating, while the Edmonton household, typical of

¢ Western Canada, can use natural gas.

.

Introduction of energy alternatives s obstructed by the small

o ,

@

market. The only alternative to o1l in the Yukon is wood. While wood is
®

- plent:ful, heatfng with wood requires a change in lifestyle and attitude for

many people; 1t requires more work and attention. Heavy use of wood could j;ﬂ

r

create an air poliution problem, as it already has in Riverdale. For these
,reasons wood though currently fashionable will not replace oil.

The only viable energy-saving strategy seems to be energy /

o

( , conservation focused on lights, water heating, shortened ‘travel routes and
especially space heating. The Hildebrandt report (1981) demonstrated that 1in
1980, 59% of the housing stock consisted of poorly‘insulated ol'der detached

hougsing, duplexes and mobile homes. These consumed over 75% of the\%.m‘b. used

in residential space heating (Hildebrand 1981:183).

/ A household's energy use is related to the type of residential

s ¢

.

structure. .Building configurations affect space heating efficiency. Heat

3

" escapes through exterior walls, making the single—family detached house

o 3$
however well 1insulated or designed. less energ;} efficient. A two-storey duplex
2 . -
or town house uses 30 percent less energy\than a one-storey single-family a0
. house, and a medium—density apartment uses 4{ percent less.
© - . b
]
( therefore, is an energy conser\'{er? relative to the d;toached single-family house
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@ of the same size, saving 39%, and the multi-storey apartment building 1s even
better. Figure 5.7 shows the effect of structural type.on energy savings.
' Dwellings lose heat dwe to the flow of cold air through the house. °A detached

frame house exchangés the entire volume of its interior air with outside alr

- an average of twice an hour. Because the instantaneous rate of air -
hY

o

©

1n£é}tratlon is sensitive to external wind velocity (Socolow 1975); houses

A should be clustered together. Clustered houses shelter each other from the

-

-wind. The entry and exchange of outside air is i1ncreased by the absence of a

storm door or vestibule to form a cold air lock when the outside door is open

‘ e

(Socolow 1975)°.
& + The thermal efficiency of buildings can also be substantially
increased through the effective use of the na&urgl environment 1n site design

and house orientation. Site design and orientation are so closely Lelated to

gi:} " the size and shape of the building lots and the layout of streets t;at
o improved design requires careful planning at the scale and stage of t;e
3 sgbdlvision. Majgp—improvements cannpt be achieved by dealing with one heuse
at a time. Technical expertise on this subject is abundant (Olgyai 1965;
s
‘Socolow 1975; Keplinger 1978; Schoenauer 1977; Qulial 1@75; Chandler 1976:
Harwood 1977; Erley and Jafﬁs 1979; Land and Armour 1980a, 1980b; Lang 1988;

)

Regional Municipality of Ottawa-Carleton 1983).

° Energy consciousness is a very recent phenom n Whitehorse. A

great many ple in the Yukon consider the ever-increasing prices for .
)

gasoline and domestic heat as a short—term problem which must be tolerated.

The ‘need for change is reflected in the demand for smaller, more

energy-efficient homes (37]. Many people are ready to accept a smaller house

but not a smaller lot or a multiple-fami{z_dwelling.

Id
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Relative heat loss for houses of various types and design
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o The effect of structural.type and design on energy savings

©

N

0% 16% ’ 39% 72%
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Source: m_ﬂudnsarvation of energy in hqusing', 1977; and 'Facing the
energy future, better homes and sites', [and, v.3(3)1982:6.

Figure 5.7 Energy efficiency of alternative housing types
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| /}
Housing forms like building techniques were borrowed from southern

Canada, especially British Columbia. At the beginning of the century’

s

Whitehorse houses were more compact and smaller in scal’e, generally of log or

[ s

wood frgme. The early Riverdale and Porter Creek houses were still quite

LY

compact, without garages, carports, or basemen%a’ Later, especially d%£ing
the housing boom, the style an loorplan of housing followed the British
Columbia "cedar look" s an developments. The closed-in entrance or

vestib®le and other design and ¥orm elements essential in colder climates were

still largely ignored(38]. 4L

o

During the early 1980's with the-overbuilt housing market and rising

energy costs, public concern 8nd government attention shifted to energy
conservation., The Yukon Housing Corporation started a five year insulation .

program for the retrofitting of the corporation's housing stock. The federal

1

government opened a Conservation and Renewable Energy Demonstration Program,
attached to the Department of Tourism and Economic Development[32}. The
federal government paid for a Yukon residential energy survey[40]. The

Canadian Home Insulation Program subsidizing labour and material costs related

°

to home iﬁsﬁTﬁtion was available in the Yukon as in atWer parts of Canada.
IS

. Y ,
Lecture series on "Energy\know—how"_were sponsored by the Yukon government and

the Energy Conservation Society for bujlders and the general public. All the

\ federal and territorial government programs focused on methods of, improvimg

L4

the energy efficiency of the existing housing stock which is important since

¢

most housing is that which exists today. However none of the programs fa
designed\to conserve energy in future developments thrbugh land use planning.

The 1981 federaly—commissioned Yukon Energy Requirement Study recommended

change in building codes and standards, zoning, and land use, but all gpecific

op
energy-saving strategies concerning space heating dealt with upgraéing and °
. é ' °
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\ retrofitting the existing housing stock. ‘It did not make recommendations with

o

* respeéct to structural type or land use patterns (Hildebrand-Young 1981: 44,

.

157) .

In whitemorse effici!tt_land use is preferable to all other

-

strategies of energy conservation for several reasons. The energy-efficient
M i

, .
single-family house can be built. Investment can-be made in thicker walls and

sir-tight construction, more insulation, triple glazing, and efficient
)

wood/oil combination heating system or a fireplace[4l]. But the

energy-efficient house is:20% to 30% more expensive to build than the standard

single-family house. And Whitehorse has geverely limited options of fuel

s

substitution for space heating. ‘; )

The market solution to the affordability problem in the So8th has been
F
the smaller house on a smaller lot. These developmentsﬁ rows of boxes one

°
-

( meter apart, are widespread in the contemporary suburbs in larger cities, They

cater to the dream of a single~family house. This has not_yet happened in’

Whitehorse. .In Whitehorse it would not be the most efficient way to economize
¥

on energy or services, the major components of the high cost of operating a

house.
. 3 _
A gettlement's overall structure, shape and pattern, and the order

~

P

" and relationships among its physical elements and land uses constitute its
urban form, Certain characteristics of urban f%rm affect energy consumption,

the length and operation of the sewer and water lines and transportation

\

] ,,///////;;::; pattern of streets, siting and orientation and building form and type.t

They are all related to the use of land. Through changing the housing type,

patterns. These iée characteristics such as density of housing, mix of uses,

design and traditional land use patterns, Eonsiderable savings on building

) 3 ‘
c materials, labour, utilities and energy consumption can be achieved.

[ 4 °
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0 Energy conservation strategies in Whitehorse can be ordered with the

highest expected payoffz coming first from land use[42]v,,(r) Land use
patterns can be chosen to achieve economic and social go?ls with the minimum

expenditure of energy, by medium-densities, planned unit develdpment and
]

Q \

cluster housing. (2) District heating or use of a collective heat supply can

be provided once the land has been laid out for cluster housing or some other -

type of medium-density development; (3) Thermal efficiency can be inc?g)sod in
- » \

new construction by using more energy-efficient structural types and enclosed

" entryways. (&) Site design and effective orientation in relation to sun and

P

wind can be achieved by planned unit development and energy-conscious planning

in the phase of land subdivision. (5) Use of passive solar buildings is

. worthwhile for all types of construction. (6) DPouble or triple glazing,

[}

insulation and more efficient heating equipment can be applied to the gxisting

@ housing stock. o )

In #hitehorse people are increasingly more energy conscious with

regard to their dwelling, but their thinking about the problem does not

involve land use. They are ready to give up size but have not considered
! Q
alternate housing types. Consequently allrgovernment energy-conserving

-] . 3

- , -
proposals concentrate on energy-efficient house design, insulation stendards

© -

and heating with wood.

While the efficient-use ofl land is a stated goal of all plans ;nd
policies, its interpretation is vague and its implementation not luf'ficion':ly
radical. The.technical solutions ..Usually attempted are t:on which }oqui:o

o,

the least commitment. .
. 8 - -

. Whitehorse pla;min.g legislation id flexible and peimidsive, nltﬁough

the laws afe not designed with energy consfervation as sn obj'octive[%].'\ The

4 .

o o . newest subdivision plans still provide-farge .amounts of land for single—family

.
- 1
* -
°
.
" Q -
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. and Foster 1980:30). Without public demand and in the face of potential

-
< ¥

)
detached housing and private builders are not taking advantage of the ~

flexibility of provisions for planﬁed unit development and cluster housing.

o
.

The consumer has to be stimulated to accept change. Design control and

professional experience is needed to produce medium—density ground-related

(i.e. with Jirect access to the outdoors) housing which offers real energy

gavingé and meets public acceptance by satisfying needs for identity, privacy,

storage space and outdoor space[44].

In Whitehorse where all new developments are initiatea by.the
government an opportunity exists for change. Many lahd use experts ajree thag
the main obstacle to energy-efficient land use is neither technic?l nor leg;l
but political (Hemphill 1980)# Relatively tough measures require public

backing, 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

«

connection befween the s:?urban land use' pattern and the amount of energy they

buy, the real cost of municipal services (séher and water), or the cost of

[4

operating a house. The public is not aware either of the potential gains or
4 ’ L
the possible costs of promoting energy-efficient land use in ada (Sewell

opposition to higher-density compact land use policies, the municipal council
and the Ferritorial government ar; reluélant to proceed with ene;gy
conservation measﬁres."

. Energy-efficient land use is a strategic iasue for which =

résponsibility is not clearly defined, and on which opinions are sharply

divided. Energy-efficient land use has not yet reached the political agenda.

.
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Summary ' _ ) .

o -

Due to the cyclicalinature of the Yukon economy, certain housing

problems in Whitehorse are very difficult to solve. Some adaptation to the

changing economic situation and so¢ial and demographic changes associated with

it have Been made, however there is room for more adjustments. * The ups and
, ) .
downs of \the Yukon economy are followed by income changes and quick and

unexpect ed changes in housing demand. During growth periods, a large influx

ofdpeop}e both of higher—income and Very low-income catfgory Aseasonal workers

and transients) pressure the housing market with diffe needs and demands.
L]

The ones with stable and higher incomes are responded to first with the
building of large numbers of single-family detathed homes. The rest gbtain
housing through the trickle-down effect, soéial housing or mobile home living.

Ad though by the early 1980's Whitehorse had a somewhat diversified and
overbuilt housing market, it did not satisfy all needs and demands. While

there was a surplus of large single family detached houses on_the market,

there was a shortage of oth%r forms of housing. The need was for smaller
units, cheaper to operate, tailored to households of smaller sizes, various

o -
-

ages or lower incomes. The market u;ually caters to the common denominator or

>

modal group, the upper middle-income family with two children. Only when s

growth period is long enough does the mafket move to serve other groups,
[ §
’ Demand for homes in Whiteholse has always focused oniland. All new
h []

»

needs were expected to be satisfied by making more land available in a wide

range of locations, While more and more land 'was developed for low-density
t ) .
residential use, provision was also made for some at medium density in pods

' and designated areas. Mixed use was still not permitted. Mobile home living

N
L

L
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was drastically improved ‘through subdivision' standards, design and location:g

h)

but this population is not é}owing: people prefer to live in houses.

When there is a wide variety of land available, why are housing ~
opportunities so limited? Supply of low—income “housing does not respond
4 <
rapidly to changes in demand, but the supply of high-income heusing is highly

elantic. A new demand generates a quick response (Harvey 1972:18-19). Market

2 -

adjustments occur first in responce to changes in demand by the more affluent ‘
groups. . .
o - v
"Thus the demand of high income groups for
transport dnd housing are always eesponded to P

~3

“first" (Harvey 1972:21), ;

The market méchanism threfore perpetuates inequality and in, fact promotes it.

Government policies have the potential to offset this tendenc;, but in

- .

Whitehorse we see an example of how public land policy has reinforced the

.demanids of the high-income groups in the housing market . Housing demand in

Whitehorse is reinforced by hig;\ population turnover and‘.the ‘marketability of
southern housing fofms and design([46]. ‘

The parket has not adjusted to changes in the economy. It ignores the
very expensive household operation, con§truction and energy costs. 'The market
has not produced sufficient affordable housing. Instg¢ad of being instrumental‘
in the provision of more affordable housing, the territorial government . !
deyelops more and more land tb6 encoiirage home ownership for the”ones who can
afford it. Medium—density developments, public or private thgt have been
built so far are not c;hvincing: they do not possess.the high\y valued
qptlities of the single-Eamily detached house‘to satisfy needs for privacy,
identity, storage and outdoor space. ‘

o

The government's role in the houging process has changed from direct
A -

l,lprovis on of housing for government employees to social housing. Due to its

- .
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ownership of land and role in development it has influen{ed market housing

. ’ through the provision of land and at a later stage by demonstration projects.
o The municipal and territorial governments' approach¢to the provision
of housing has been very slow to change. In contrast to the land availability

question, housing has not occupied a high p@iority on the political agenda.

]

Those who could afford to-built a house wanted more and more of ,the cheap or

\ {

- : free land of the Yukon. The ones who could not afford to build, witﬁ-low

°
rd °

effective demand i the market place were not politically voci€erous.

Both the municipal and territorial governmtnts moved very caLtiously
with every social housing program. Social housing was built or rented on a
small scale at advantageous locations. Due to i1ts late appearance-and its

. small scale public housing in Whitehorse could avoid most of the problems

. > )
associated with it elsewhere in Canada. The Yukon Housing Corporation has

directed its efforts and resources to help lower-income groups, but it has not

0 succeeded in widening their housing choices. . -

’ The’averiues available for the housing of native people are still
. 4 ‘ A .
deficient in many respects. There are many unresolved problem areas related to .

the availability of funds for housing, the location, administration and
i ;

. managément of housing as well as the quality of integration and acceptance by

the community at large of the native way of life in transition. The provision

‘ of housing is complicated by the many levels og government and government

’ ‘ . .
departments involved in different -aspects of native housing, their different

-4
-

v ©Jjurisdictions and responsibilities and the fact that the provision of housing .
. . for native people, was always dealt with in isolation rather than as a response
. .
‘ to a need of an integral group of city residents. A / °

E¥sential contemporary housing problems in Whitehorse are related to?

- e the high cost of conventional housing including capital costs of land
A
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"development and building and operating costs of utilities and households. This

( : leads to a lack of affordability of the kind of housing most available for an °

i - °

-
increasingly large segment of the population.

The high costs of housebuilding are contribuled to by the expensive

’Euilding materials brought in from butside’ the Yukon involving transportation,

a

‘ . ' .
freight, inventory costs”and low volume marketing. Another important factor

influencing yousing costs is labour. Due io fluctuating demand there are
froqgrnt shortages of labour in different building trades which drive wages
up. Also due to the small scale of Qpildingsactivity labour is not as
efficient or productive as ip other more populated usban areas of Canada.
! Household gperation in Whitehorse is far more expensive than in any .
., mote southern Canadian city due to the length,of the winter.’Most housing in .

Whitehorse is wasteful of energy due._to inappropriate housing type, style.and

&enign elements. ‘
c While Whitehorse homeowners get two important breaks ,in their housing ' “
\\\\ ' expenditure, cheaper land and.lower taxes, little can be done about labour ‘
S - costs, materials and the severe climate. To reduce costs both to the :

o

individual ‘and the government the only viable strategy seems to be a change in
: ) §
the traditional ﬁousing form and land use patterns. The potential impact of

regulatory reform for the various stages of the land development process is -
y ) . . .
well documented by Burchell and Listokin (1980). ' .

P i

~ It is not sufficient’ to provide land for multifamily housing or
planned unit developments. “%he provision of land and housing has to be
3 —f\\s " coordinated. Planning instruments in force including zoning, subdivision

planning, development asgreements and the building codes have to be more \:

specifically directed toward the objective of corretting or guiding the e

.

@ housing market with both long range and ismediate interests in mind. The
d ‘ . . - -
b




s

- -

. . l 4
housebuilding industry in Whitehorse has to be reorganized, redirected,
VA
»y L)
supervised, and innovations have to be introduced ta prov[de the housing

.

market with a wider range of choice. Whitehorse also has the human resources

and is a fertile ground for new forms of housing delivery.

- o

Non-profit housing

and housiﬁg co-operatives would fit in well with the frontier mentality of -

- i t

many people, but these forms of organizatidﬁ need technical'informat}on.

financing, guidelines and training, all well worth the effort. -
-~ v ) .
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Notes and References

ro.

Statistical data for this chapter was compiled from the folowing
sourges: "Baseline housing data for the Whitehorse area, 1977", Northwestern
_ Associates Ltd.; '"Yukon Rental Survey", 1977 to 1980, Yukon Economic Research

and Planning Unit; "Yukon Economic‘'Review'", 1980, 1982, quarterly; Statjstics
Canada, 1971 Census, CSD Package—microfilm, Yukon and Northwest Territories,
© 500-429, tables:PQ01-LF06; 1976 Census, Dwellings and households, occupied
prfivate dwellings by structural type and tenure, Catalogue 93-802, Bulletin
3.3; 1981 Census, Census divisions and subdivisions, population, occupied
private dwellings, private households and census and economic families in
. private households. Selected social and economlc characteristics, Yukon,
93-x-947 (E-581); "Canadian Housing Statistics", 1971 to 1983, Canada Mortgage

and' Housing Corporation, Ottawa.
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1. Long discussions with the following Whitehorse people contributed ao the
content of this chapter: R.gflson, architect, Whitehorse; D, Langtree,
Whitehorse Homebuilders Association; B. Codllns, Spec1ad Purgpse Branch,
Department of Economic Development and Intergevernmental Relat1ons,
Government of Yukon; R. Wigen, contractor developer, Whltehorse, R.
Williams, D. Frost, T. Berger, real estate agent, Whitehorse; L. Turner,
YHC. mapager; J. Robb, artist, Whitehorse; D. Munroe, Dxrecﬂg;, Economic
Planning and Statjistical Unit, Government .of Yukon.

2. J. Lotz, 1961; Whitehorse Metropolitan Area Plan, 1963. .

3 1961 Census; G. Buse, 1978; see also the 1961 Census, Cat. No. 93-523,

-93-524, - ‘ "

4, Personal communications of R.Wigen, deweloper; D.W. Carr and F.W.
Andersson, 1968, v.2.

5., Submltllon to the Federal Task Force on Hou31ng from the City o

. Whitehbrse, '1968, WCR, file 6000-15-2 (Housing) box 1981, rg/ﬁﬁltehbrse.

6. Recommendations for hous1ng. A brief presented to the Fede 1 Task Force
on Housing by the Consumer Assoqxat1on of Canada, thtehorse Division,

—~ 1968, WCR, file 6000452—2 (Housing) ,” box 1981, YA, Whitehorse.

7. Riverdale Park. A proposal for a medium-density development for
Whitehorse, V.R.Wigen & Associates, 12 December 1967, WCR, file 6000-15-2
(Housing) box 1981, YA, Whitehorse. : x . '

‘8. Personal communication, S. Young. ‘

9. McMillan, B.A. and Mgher, P.M. 'A prel;mxnary assessment into the
viability of home manufacturing in.the Yukorn', 1976, report done for the
Government of Yukon Territory; Personal communicationi, D. Langtree,

. Whitehorse Homebuilders Association, Aprit3—t981
10. Whitehorse Star, 15 February 1978, 1 March 1978, 22 March 1978, 3 April
_ 1978; Green paper: Housing strategy for pipeline impact, 1977, Government

¢«  of Yukon Territary. 22

11. 'The impact of "high mortgage .rates on ‘Yukon households, 1982', Econom1c
Research and Planning Unit, Governnent of Yukon..

12. Pergonal communications of real eskate agents (see reference n 1). also
deduced from real estate transactxon statistics publxshed by the Economic.
_Resdarch and Planning Unit, Government of Yukon; see also Whitehorse Star,
~ 22 March 1976, 26 March 1976 Zh May 1978, 1 May 1980.
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13. Dwelling unit- type -and tenure, by Census Metropolitan areas, 1981.

14,

15.

16.
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19..

20.

21.

22,
23.

24,
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Canadian Housing Statistics, 1983, (Ottawa: Canada Mortgage and Housing
Corporation, 1984). /

The Yukon (Whitehorse) spatial price survey is based on the Canadian
Consumer Price survey. The Consumer Price Index (CPI) relates only to
population groups in urban centres of 30,000 or more. Consequently , there
is no CPI pulighed for the Yukon; the CPI expenditure patterns for
Edmontgn were used to calculate the Yukon Price Index. The Yukon price
survey designed to provide a statistical measure of the differences in
prices of goods and services bought by consumers. A measure of
differential in prices, among different communities at & g¥ven point in
time, is an important indication® of the relative cost of living. The price
index measures/%rice changes rather than actual price levels. An important
component bf the spiatial price index iz housing which is represented by
two indexes: shelter and household operation. The "shelter index
components, are/labour, material and land. The household operation index
indicates the changes 'in price levels for heating, electricity,
maintenance, utilities, and taxes. .

Data obtained from J. Bartakovich, Canada Mortgage and Housing Corporatin,
§g9ki&tical Services Division.

While Statistics Canada published data on the incidence of low income, the
percentage of units below the low income cut-offs, this data is not
available for the Yukon. The low-income cut—offs were based on certain,
expenditure survey data for the entire population. See more about the
subject in the following 1981 Census reporte: Fconumic Families in Private
Households - Income and Selected characteristics, Catalogue 92-937;

-
i

13-207; and Selected 'social and economic characteristics, Yukon, Catalogue 'Y

93-x-947 (E-581) . .
Annual report of the Commissioner, Government of Yukon Territory, years
1960 to 1972. '
reasury Board Living Accommodation Charges Directeory, April 1975, Yukon
Housing Corporation staff housing policy, YGR, file 4750, v.1, YA,
Whitehorse, - o )
Government housing 1955, YGR, file 635-6-30G, v.14, YA, Whitehorse. See
also Lotz 1961. )
Staff housing general, Yukon Housing Corporation, YGR, file 4750-1, v.l,
YA, Whitehorse;. Staff housing policy, Yukon Housing Corporation, YGR, file
4750, v.1, YA, Whitehorse; Yukon Housing Corporation, Annual Report,
1976-77. :
Housing policy, memorandum re: housing rental, 8 January 1969, . .
Accommodation phase-out plan, 18 June 1969; and Housing and accommodation
~ proposed policy statement, 11 June 1969, YGR, ffle 10-16-1-6, v.1, YA,
Whitehorse; Whitehorse Star, 18 February 1876; See also Housing policy
Yukon Territorial Government, 18 March 1969, YGR, file 10-19-2, v.1, YA.
Staff housing, administration, 1969, YGR, file 10-16-1, YA, Whitehorse. .
Staff housing policy, Yukon Housing Corporation, YGR, file 4750, v.1, YA,
Whitehorse; Yukon Housing Corporation, Annual report 1979-80, Staff
accommodation, 1 February 1980, Public Service Commission, Government of
the Yukon Territory, Canada Mortgage and Housing Corporation Library,
Ottawa. -6 . -
In.1981 the Yukon Housing Corporation leased only 13 units from the
Federal Department of Public Works and private landlords and-.began
impf?menting a decision to withdraw from providing staff accommodation
from within the capital city. Persons renting single detached housing
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25.

26.

27.
28.

29.

30.

*31.
32.
3.

34,

35.

36.

37,
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~ Chapter 5

units may purchase the staff housing units they occupy. Govefnment .
employees are encourdaged to buy their own-housing and are assisted in this
by the government employee housing planu For more details see the Yukon
Housing Corporation Annua' Reports, 1975 to 1982.

Whitehorse Star, 27 February 1953, 26 March 1954, 7 January 1955:4, 6
October 1955, 29 May 1956, 21 Fepruary 1957:5; See also Rae, 1968:340;.
Government activities 7n the North, Advisory Committee on Northern
Development, years 1959 to 1967. .

Yukon Territory, Low Cost Housing Ordinancetl961; Yukon Territory, Annual
Report of the Commissioner, 1961; Canada, Department of Northern Affairs-
and National Resources, Annual Report, 1961-62, p.33; Whitehorse Star 12
December 1962; Rae, 1968:341; Government of Yukon Territory, "The Yukon
Territory', 1968; Yukon Territory, Statistical Appendix to the Annual
Report of the Commissioner 1970-71.

Whitehorse Star, 27 February 1953.
h%itgﬁafie Star, 9 March 1961, p.1; 11 May 1961, p.7; Low rental housing,

" WCR, file $000-15, part 1, YA, Whitehorse.

Includes activities under the following sections of the National Housing
Act: Federal-Provincial rental housing, sec. 40 (43 row units); Public
housing, sec.43 and 44 (42 apartment units); Public housing (senior 5
citizen), sec.6 (36 apartment units); Rent supplement program, sec.&44
(about 40 units, varies every year according to need); Rental/Purchase
Housing program, sec.44 (17 single family units). For more information on
soclal housing see WCR, Devefop@ent - file 6000-15, Part 1, 2, 3 and 4,
1969-1972, YA, Whitehorse: and Yukon Housing Corporation, Annual Reports,
various years.

'Housing .need and demand survey, Whitehorse', done for the Government of
Yukon Territory, Department of Local Goverfment, Housing Division, 1972,
YA, Whitehorse. ’

Yukon Territory, Annual Report of the Commiss.oner, 7970-77'; Yukon
Housing Corporation, Annual Reports, 1972 to 1982.

Personal communications, B.-Richie, Whltehorse Housing Author1ty, April

1983, .
'Beyond sixty, a report on Yukoner's elderly', Government of the Yukon.
Territory, Department of health and human resources, 1978. “

Canada, Indian and Northern Affairs, 'Federal prograns for status Indians,
Metis and non-status Indians and Inuit, Yukon Territory, 1980',
Intergovernmental Affairs Branch, Department of Indian Affairs and
Northern Development, Ottawa—Hull, 1981; D'Aoust, S. 'Federal and
provincial housing assistance programs available for rural and native
clients, 1979'. Canada Mortgage and Housing Corporation Library, Ottawa,
'Social indicators for the evaluation of governmental policies for
northern development, 1974', Advisory Committee on Northern Development,
Document XND-163, Department of Indian Affairs and Northern Development,
Ottawa; Personal communication, Indian Village inhabitants and village
relocation coordinator, April 1933, °

'Manual of building design' Indian Affairs 4. Housing deslgn guxdelxnes.

Article 4. Housing space accommodation guide for reserve communities final,

draft 1979, Indian and Northern Affairs, Engineering and Architectute; See
also ref. no, 3%; Federal programs Yfor Status Indians, Metis and
non-Status Indians and Inuit, Yukon Territory, 1980.

Personal communications, real estate agents, see ref. no. 1.

Personal communication, R. QLsoaiﬁgrchltect Whitehorse. '




39. Personal communication, B, Collins, Energy Branch, Department of Economic
) Development and Intergovernmental Relations, Government of Yukon; See also’
Potential, Yukon's newsletter of efficient energy usage, v.1(1) 1983; and
Whitehorse Star 23 May 1980.

40. Reid, Crowther and Partnérs Limited et. al. 'Yukon residential energy
survey', Department of Energy, Mines and Resources, PoFicy and Program
Development Division, Energy Conservation and Oil Substitytion Branch,
11983. . N

41. Personal communication, D. Frost, real estate agent Whitehirse. and D.
Langtree, President, Whitehorse Homebullders Associations, | April 1981,

42, R. Lang(1980) selected 50 planning measures from a growing array of energ
conservation measures., Using his list 1 selected five basic strategies
relevant to Whitehorse conditions. . s

43. See ref. 5,6,8 and 12 in Chp. 4. ) ° - °

44. For existing sources on improved medium—gensity *housing defiel opment design

! see: Ceniral Mortgage and Housing Corporation, 1977; Back, Rowan and
Teasdale 1975; Walkley and Olson 1976; Mackay 1977; Kiff 1974; and Greater
Vancouver Regional District 1975.
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In Whitehorse the state's involvement in urban planning in the fo
of land ownership and public development creates the conqitions for

comprehensive plannnig and development according to long-range utility and
- [ 4

continuity. The government has the power to disregard entirely the exchang

t

value of land 'as the determining factor-in land development. Whitehorse's

-

particular situation has given rise to a set, of expectations based on
familiarity with some of the local needs and conditions.
In a market economy and a soFiety ®1th a large measure of social

differentiation, land allocation is based on economic competition. The
° 3

}
stronger groups are able to acquire land in locations appropriate to their
needs while the economi&ally weaker groups must-pay a Pigher price for thei
el
poorly located land (Darin-DrabKin, 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 development in the

. » .
appropriate locations at the right time and still keep the costs of utiliti

and land development schemes to a minimum. c

In addition to its special planning situation, Whitehorse offers

3

different environment from southern Canadian urban centres. This city of

o 2 v

approximately 15,000 people is located in the middle of a wilderness park.
/ ¢ &

_Many sreas in the city and its immediate vicinity art easily usable for

o

recreation in both winter and summer. ! The long, dark and cold winters

necessigpte heating for nine months of the ‘year.
3

2
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‘#’ ® The population of Whitehorse also differs from that of most urban

. settlements in southern Canada. * It is young and has a‘high turnover. The \

) ° - 3

immigrants and transients are predominantly from southern Canada and of urban
. origin. These people feel deprived of certain priviléges of space ana they

want to maintain or crepte these assets. anew in the North in the context of a
[
low-density frontier. But they are exposed to' sudden changes in income,

massive loss of jobs and seasonal gpemployment.

While the population is relatively homogeneous from the point of
view of ethnic origin and income, there ar; some lower—income gnoups such as L
the ;1d2 single parents and native people, whose diverse needs warrant special
considerations The majority of native people of Whitehorse, Status and

non-Status Indians, are not assimilated nor integrated 1nto thg mainstream of
white society. Tﬁei; social, cultural and political interests are distinct.
While their housing needs cannot be separated from the general needs of the
o . city, their cultural, social and political needs, which are intertwined with

the provision and administration of housing and settlement life, have to be

met in a different way. .

o

(:; ) In addition to the above social equity concerns, there is the issue

of the long dis}egarded and still unsettled native land claim. The land

i

(inéluding land in and around settlements), its management and resources is of

vital importance to native people from the historical, cultural, legal,

e economic and moral pointsﬁof view. These problems constjtute serious conflicts

which have to be dealt with during the urban planniﬁb process.
‘ \

. °

In the light of these local conditions and the expectations created
by the public ownership of land coupled with state planniné} the lines of
inquiry were stated in question form (see thesis introduction). We attempted

. to search for the princip:lés which direct development in the absence of s land

. Canclusion o ’ S 330

S

- k] + -
3 L Caet iy Sy 4o
o, Ay exdS e b SN P K ot B ete
B e B I R TR ™ s



(1) the principles which have guided k?ng dévelopment in the Whitehorse ,

market and exchange value for land, and to describe the consequences of such
development on present-day Whitehorgew These questions relate to the
advantages’ and limitations of public ownership of land; its adap&ability §o

local conditions; and in particular the adequacy of the provision of housing

-

{ « -
for all socio-economic groups. The findings are organizeéd in three sections:

context; (2) the consequences of a generous use of land in terms of efficieﬁcy
and equity in the built environment; and (3) the obstacles to more effective
public involvement in planning and housing.

% L)

]

%

The principles which have guided land development in the Whitehorse context

-

f
-

The principles which direct development in Whitehorse are a result

-of decades of policy change and involve .the work of the three levels of

government. Due to the-35~§ear time span and the changing role and

jurisdiction of the different levels of government a mere listing of guiding
principles would risk ovérsimplificatioﬁ. The historical det;ils can be found
in Chapters 2 and 3.

Dur{pg th; 1940's and°1950's there were very few principles:té guide

development and urban 'growth. The municipality was limited in area and power.

_The federal government was. in charge. ﬁilitary and government housing areas

6

3ere developed in the immediate vicinity of Whitehorse, taking up large tracts

- of land. .To cope with a serious housing need followed by wartime construction

4

and the consequent population increase, two types of development occurred. A

-

_\\

- N
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nev planned and serviced subdivision was opened in close proximity to the

city, while those who could not afford to live there, were permitted to stake
land along the Alaska Highway. Land for residential purposes ;as theaply

- . o

available, leading to extensive land use without much planning,

)

In later years both the city and the territorial government acquired

more land and more planning responsibility. Along With this responsibility,
principles had to be developed to guide development. The provisiion of land
for housing in order to encourage permanence was of prime importance in”

territorial policy. The territorial government adopted a policy of developing

.

land in excess of demand and projected requirements.
A metropolitan area was formed to control urban spraw!. The

territorial government stopped the proliferation of ribbon development along

[

the Alaska Highway and limited rural' settlement in the metropolitan area. Unce
the city's restricted boundaries were extended to incorporate all serviced and

unserviced residential areas in the metropolitan area, the muﬁlcxpality and
- A4
the territorial government were faced with a very large fragmented area with

unequal services. The 1970's brought a seriqus concern for the future use of

©

%and,~both inside and outside city limits, ang ied to the establishment of

~
’

¥ several policies for more financially efficient urban growth and development.
. i

The fogjewing decisions and principles were adopted. Municipal services were

standatdized, and the city and territorial government adopted the policy of

bringing all residential area services up to that standard. Only developed

land, -= or at least surveyed and subdivided land -- is available for sals.

-

Singf%—family residential lots, mobile home and acreage residential lots are

sold at the cost- of development. Speculation in land was succesfully R

prevented by selling only one or two contiguous lots to an individual and no

more than five to a developer. Institutions such as the Yukon Housing

- - N . ~

& o
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Corporation have priority of selection, Rural lands are sold with thg

v

agreement that they cannot be subdivided by ‘their owner. The timing, amount,

location and typé of development is calculated on the basis of careful

» e
monitoring of the housing market. An important consideration was satisfaction

of electoral demand, which showed an emotional attachment to large lots in °

relative is9lation. New neighbourhoods and subdivisions were to be developed
on lasge tracts of land, that is in zones of 100 to 500 lots, to take
advahtage of economies of scale in pubiic regsources. Development of new loég//,
;ent’;n simultaneously in several areas to provide choice of locati&n and

tifestyle. Since the early 1970's diversity became a policy, including

.

single-family, mobile home, acreage country residential and multiple—ﬁamily

lots.

The history of residenﬁ}al lanid development and planning over the
last 35 years shows a slow adaptation process. Changes in attitude are the
redults of recognition of financial constraints and depletion of fesources.

While land as a basic substrate for housing is plentiful, servicing urban land
14

v

is ever more expensive. A policy favoring compactness and infilling of
existing residential areas was adopted, but the meaning of these principlesﬂis
not clearly defined, leaving room for ambiguity. Control of development

outside the city limits was imposed by the federal government only in the late
[
1970's as a consequence ,of native dissatisfaction with the disposal and

3

transfer of land to territorial jurisdictiop before the land claim settlement.

. Most planning principles used in Whitehorse were borrowed from

general planning principles developed in North America along the lines of the

loose low-density layout of the Garden City movement. Many elements of New

.

Town planﬁing of the 1950's, such as qurvilinear streets, large lots and

-

2
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respect for the matural environmeént were employed in high or middle-income

@ subdivisions.

. Q&‘ Planning concepts generated ih response to local ¥ocio-economic

- conditions include the provision of variable lot'size. Since the mid-1970's
i ~

) this pgrmisf/; wider range of income.groups to build in the spme

[

neighbourhood. Accommodating different Jifestyles in one residential area has

o
become more acceptable, visible in the new developments such as Porter Greek,

Crestview and Hillcrest., The integration of mobile home subdivisionsg ‘in

T

~ conventional residential areas and the possibility of transforming the mobile ~°

home site into a pefmanent home site are examples of an adaptation to a N

- demonstrated need. .
Generally policy encourages home ownership and helps to smooth the
Ve

operation of the housing market. The territorial government seeks autonomy,

with continuous requests for transfers of more land from the federal
@ governpent, as a means to increase their power. Overall the direction of

development has been increasingly community-oriented and has contributed to a

progressively more equité%le dist;ithion of housing. )

In the last 20 to 30 years new efforts have included squatter
removal and relocation, urban renewal, containment of development to certain
areas and adoption of certain standards, more flexible zoning and different

forms of social housing. These programs have produced a gradugl change in the

physical and social structure of the city, notably a regrouping of the fairly
« segregated population. Re;ddential areas were not restricted directly or

indirectly to certain occupational, industrial or income groups. In fact a mix
7 L4
was encouraged.

°

Adaptation to the local environment is manifested by an increasing

LI

° rea':pect for the local topography, soil and vegetation. The downtown area

-
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. /
ﬁﬁ’g&gped by the early 1950'gs was completely deforested and its dg?)cate soil
(-]
and vegetation cover removed. The dust problem and the starkness of the

downtown area is attributable to the uninformed decisions of those early
4

years. The planners of Whitehorse, recognizing the.needs and demand of peoplé

4

to be "close to nature", have'placed emphasis on preserving the natural
) 4

environment in its original form. A change in public attitude toward the

/
northern environment as an urban habitat is also evident. IA 1981 an
elaborate urban recreation plan was turned down by the ratepayers themselves.-

They found the plan, with its large swimming complex , golf course and Cennis |

courts, extravagant. They wanted a plan with mpre northern character

emphasizing and usfng local possihilities as opposed to southern recreation .

forms. ‘/

) ! '
r

The consequences of public development on public land’

"

While the continuous availability of land has had a stabilizing

effect on house prices, and there is a va;iety of land availaGIe, housing
;

opportunities are still :Vm1ted The hqQusing market as presently set up does
not provide for the needs of lower—1ncome and special groups. In add1t10n, due
to the cyclical nature of the Yukon ec°ncmy: housing built during economic
upsvwings does not match the needs o} people during periods of economic
downturn. The chief probloms of the housing stock are low energy efficiency
and unaffordabxlxty. These are exacorbated by the predominance of low-denslty

dovviopnent which generates high capital and operating costs. These problems

\ ‘I
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4

arise both from deficiencies of the private housjng market and of government
> ' ~ ’ s
policies,

. @

Major decisions in terms of the pumber of dwellings, type, size,.

quality and to séme extent location; are made by the privajp marKet,
facilitated by the conditions created by the government. Even though
Whitehorse-homeowners pay less for land and less in taxes than their
counterparts living in southern Canada, the cost of housing remains steep
because of the predominance of the single-family detached house, poor

insulation standards, and factors related to climate and construction costs.

¢

The overriding considerations of speculative building ar

profitability and marketabiljty. Market housing does not assume the risk of

-

offering inovative or less traditionally acceptable forms of housing. Without

some limitation on low-density land or some financial incentive, the housing

-~

market will not’provide compact affordable residential units such as cluster

- .

housing, mixed structural types or row housing. In fact by providing
unlimirted amounts of land for single-family housiﬁg public land policy in
Whitehorse has reinforced the demands of high-income groups in the housing
market. This deménd ig also reinforcedqﬂx'high population turnover and the

o

marketability of southern housing forms and design.

. The present day community plan and n;w subdivision plank follow
traditional land use practic®s dnd provide~large amounts of land for
single—family detached housing. Land which has been reserved for
medT)m—density residential use is ;ot fully used by private developers. Both
the t;rritorial and ;Lnicipal governments are ready to change such zoning'
whenever demand warramts. While in the new subdivisions and residential area
extensions new and progressive planning principles were introduced and
provisions made for their use, the results are not innovativeé, In a

<
14 ‘\
@ 1y
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market-oriented housing situation more inducement is needed for re%I‘change to

)

occur.

- ]

Low-density land use contributes to the excessive costs of the
utility systems. The bulk of municipal spen&ing goes to provide land-related
services such as street construction, sewage and water, and garbage disposal.

These services tn Whitehorse require large capital commitments and higher
‘ 4

operating expenditures than in most other Canadian cities. In Whitehorse

spending on physical infras}ructure,ib heavily subsidized. A large share Qf

the capital cost of land-related services is covered by government grants.

’ -

While the present shape and structure of the citywis pagtly attributed to

&

topography and .its early history, the continually forthcoming assistance for

capital and operating costs of land-related services reinforces and encourages

low-density land use.
While awareness of é;d responsibility for the use of resources -

o
ldnd, energy, and money -- are growing, the interpretation of the relationship. -
2

between finite resources and land use efficiency is, still vdgue and .wide open
, for discussion. With the understanding'that efficiency cannot be only

. quantitatively measured since it is a function of social structure, my

snalysis of public land use-related expenditures and the continuing demand of

the municipality for more grants points to waste. Fr‘P an ‘engineering

¥
\

standpoint there is no limit to the size, form or structure of the city.

However, the law of diminishing returns begins to operate and the per capité

’
1) ~

]

//) cost of these services is rising.

-

The fact that social planning objeéiives have physical planniné
‘implications was ignored for a I'ong time. Frdm a socio—economic péint of view

most problems hgve been dealt with éh a ""day to day" and piecemeal basis.

While there has been a constant concern with squatter relocation, social
r/ A

‘ N o
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]

housing, native housing and school planning, these concerns have only, lately
{ “

entered into the comprehensive planning of the city and its neighbourhoods.

« Attempts to live with the local physical and socio- economic

°
.

conditions have led to a succession of problem—solving efforts with varyiﬁg

~

results. While some problems are gradually and ﬁartially solved, othess never

&

". get closer to. a final solution. There are several serious problems such as
‘ — » +

poverty combihed with ethnic conflict’, the seasonality of many northern jobs

and the uncertainty of economic:development which mean that some problems of

urb development go unsolved. : et

@

T he ébstacles~¢o more effective public involvement in planning and housing

4

Due to the Nmited experience with managing phblicly-owned,urbnn
land there is a lack of kndwledge of how to allocate land without the market

mechanism, There is a danger that bureaucratically administered decifions
F 4
&

about the allocation of publicly-owned land will not takq\into accoupt the
views sof all socio—economic groups. The three basic difficulties are, (1)
!

b .

conflicts of local,‘regional and national political interests, (2) The failure

to learn from local experience, and (3) the confli¢t between a short-term need

for housing and a long-term integrated plan.

> Conflicts of local, regional and 5a;ianaf politir;I intereéts

s

Sy e . . N )
Public institutions or different levels of government with different

~

s

functions may”have their own vested inte;esis even though private ‘interest in

"
[N

o B
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land has been eliminatéd. The outcome of a planning process is affected by
the institutional structure of the responsible public agencies and their

hbility to ceordinate their activities. Urban planning in Whitehorse is

i

handicapped by the lack of meaningful cooﬁeration among t three levels of

government and the jﬁrisdictional disputes between federal,\territorial and

municipal interests. Each level of government responds to a offerent
geographical and political base and financial structure of justification, and

therefore has different prioritie£ with regard to urban planning, land

development, housing, municipal finance, and the externalitfes generated.
o

The need for a city to be economically built and managed does not

have the same significance for "higher' levels of gové}nment. In fact it is

-

not a part of their land development and urban growth policy. While the

municipality does take into consideration municipal finance, the other two

)
levels vf governmen%/ﬂaVe other priorities. The territor¥al government has

worked out a lgnd use policy but stili does not have an urban growth policy.

Its urban growth initiatives are more politisal in nature. For theoféderal

’

government, the major concern is the very exisfenc; of northern towns.

E] &

Althouéh the cooperative nature of policy making concerﬁing the use of land is

much discussed, especially -in recent years, intergovernmenial conflict and

conflicting decisions ard’pa?% of the urban growth process, Basic lapd use

problems centered on Questions of efficiency and equity are obscured by the ., °

divergent and narrow municipal, territorial and federal viegg on land.

: - ! o]
Political and moral disagrenments—iiigb;over which level of government should
n

do the planni;g. This leads to further questions: whichK:overnments should
ultimately control land? what land?. how much of it? and what kind of control

should be developéd? Another-impediment is the fact that the land use

S. ’ . -
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.planning capability of the different levels of government is still in

o formation. ¢ )
. e 2

The process’'of land transfer from federal to territorial jurisdiction

) ° 8

is a highly questionable political process. The current land transfer

i
!

ion is used by the territorial government to expand its control .of more

.provi

, land 711 a piecemgal fashion. Reguests for.additional land have gone Beyond
ﬁ the needs of urban growth.. Und 'r the guise of an arguable need, the -
territporial government wants to gain control over more and’more land a;u part

- ) of its fight for more autonomy and power. —

2 ’l "~

While planning in Whitehorse is unde{ the direct political control of

' the territorial government, it is powerfully influenced by the munici'paﬁ

~

electorate, The planner's priorities are directly set by the elected

<
»

pofiticians. Today's department administrators are the deputy ministers. They

are the managers hired to.ensure that the government policy, enacted by the

3
0 politicians, is'carried out. A serious limitation of the planning process is

°

a lack of a clear set qf objectix?es and recommended development alternatives.

In urban plan;ling terms the concepts of. subdivision 'layout, lot size? building

o

density and housing types are very slow to change. .

g e

I " Land use planning in MWhitehorse remains a political process which
s > . ‘ - ¢
+ functions within the constraints’ of the market economy, the level of /
. el L L

F N .
. "socio-economic development and the rate of drbanization. In Whitehorse as in

' <

the rest of Canada private initiati\“ 1y an important factor in development. .
» * '

Also urban land policies are férmulated according to-the level of genersl

» v .

national plannidg. - L e

g
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T-he failure to learn from local experience

s

While the ups and downs of the Yukon etonomy cause serious

disturbances in the operation of the housing @ifkbt, the territorial ,
1 ? "{
}f \
government until recently has cooperated well with the majority's housing

needs. However the potential offered by the pﬁgi%c ownership of developable ,

land and public development was not fully used. There was too much reliance

on the marketplace which is too slow to react and shys away from innovative
L

ideas. The housing market offers a compromise including some elements of what

L]

the consumer wants but far from what 1s really needed and is economical to ,

operate., The rigour of the local climate is still neglected in both land use
planning and building. Reasons for this neglect in the past have included
cheap energy sources, the high turnover of the population (insufficient time

to acquire the experience to build for the local climate) and a housing market

k]
based on southern suburban values. While the land planning principles and the

debate over them are preserved in the community plans and government reports;

)
there is no mechanism to preserve the local private house building experience.

8

The experience gained locally is gone with the changing population, as

develorers and builders leave the-territory periodically with each economic

"~

downturn., N
.

The constantly changing population has usually been ill-informed

about local conditions, and little aware of the relationships between energy
efficiency, land use, housing form and type. In the early 1980's energy
conservation in the individual house has become very important. The problem
of rising energy costs is heightened in Whitehorse by the lack of choice among
energy sources -and the high costs of transporting fuel. As in the past, the
emphasis is blaced on technology, retrofitting, insulation, air tightness,
triple glazing and efficient oil-burning furnaces. Only in isolated instances

~
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have the orientation, type and form of housing appropriate to the climate been

taken into consideration. ™~

Public land ownership of developable urban land i's a planning tool.

1

Limited planning objectives produce limited results. For example the potential
of land use planning as a tool for improving energy efficieg}cy has not been
used. While the Whitehorse infrastructure requires an eformous an:ount of

energy to function effectively, energy con;ervat on has never been an

4 o

objective at any‘:level of land use planning. Singe in the past energy, like
a

land, was relatively inexpensive, the practice washto use land extravagantly

at every scale —- inside the house, between houses or neighborhoods, in public

and street spaces and in the town as a whole. The excessive inputs of land

were rooted in the pricing of thae inputs i1n the past, and are reinforced by |
the way costs are conventionally divided between the private and public

sectors, and between operating budgets (cost o{ maintenance, taxes andvpublic,
services). ]

While the efficient use of land is a stated goal of all plans and

\
|
policies in Whitehorse, its interpretation is vague and its implementation not ‘

o

i *»
sufficiently radical. The motivation, goals and policies of the three levels

of government do not foster the modification of traditional land use patterns

to conserve energy and help produce more affordable housing. Convenience,

privacy and*mobility still play the central role in city and regional ‘

4
planning. The expectation of a detached single-family house is very strong. It
is 80 strongly desired and so widely accepted that no politician will touch

upon its inherent problems. Energy-efficient land use is a strategﬁ issue for

o [

which responsibility is not clearly defined, and on which opinions are sharply

divided. Energy-efficient land use has not yet reached the political agends.

o

e
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The conflict between short-term needs for housing and a long-term integrated
s »

plan . ¢

If "development' means the establi’slgment of self—sustaining economic
activity, growth in the Yukon is not ;ievelopment, and the extensive spatial
growth does not insure developm;nt. The principél éndustries established in
the area do not foster the development of other industries. The economic
growth encouraged by g'ove.rnment policy is transitory, limited by the 1‘1fe of

the natural resource-based inc-iustries'. The only,indus%’hicmgrows by virtue
of inside forces is the service sector. To serve the outside-induced growing
economy, urban centres were develrped with enormous expenses on social and
physical infrastructure to attract the incoming labour force with the
provision of comparable or better living conditions than those available in

southern Canada. The fact that this growth is transitory and highly
. ~
constrained by economic circumstances such as the resource base, access to

Ly

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 softhow will attract people to the

Yukon, encourage permanence and contribute to the revival of the-econonmy.
Whitehorge as well as many urban centres in the north can no longer build and

expand on the basis of short-term economic growth. They have to turn their

o

attention to serving specific human needs congruent with the local phy:sical

. .
and socio-economic conditions on a more long—term basis. Land policy is now

®

seen as one of the means to achieve the goals of economic growth. But the

)

danger of exaggerating the extent to which land policies may alter trends in

8

population, employment and economic development should be recognized.
\

Due to the possipility of sudden changes in the Yukon economy, chénge

in job opportunities and population fluctuations, long-range planning should
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be an essential part of the planning process. However, the basic ingredients
for such a process are still not available. Long-range planning will require
a comprehensive data base focused on the ladd capability of the Whitehorse
area to effectively guide urban éeJE\opment and growth, and concept plans

focused on alternative development possibilities for dealing with the

Y )

unpredictability of the Yukon economy.

Searching for an answer to explain theé uneconomica! land use pattern
4

of the city, a Whithorse planning consultant said:
\.

"If the Federal Government believes i1t is in the .

national interest to develop the resources, to

assert Canadian sovereignty over the region, and

to provide national services to the people in : .
the region, then it is essential to attract and
hold the types of people who will provide the
entrepreneurial or service capabilities that
those roles demand ..... it may be worthwhule
for the people of Canada to subsidize the
provision of some services beyond the level that
could be provided within the ability of the
local people to pay" (Associated Engineering,
Services Ltd., Edmonton, 1973), '

Because of the present environmental and energy concerng common to all North

.

American suburban déVelopments, land use efficiency everywhere becomes more

critical, }n the north the pvallabzllty of a vast amount of uninhabited and(\

-

apparently unused land no longer 1nszfes inexpensive settlement. Recognlzlng>*
the need for northern settlements is it necessary to reproduce southern
settlement forms there ? Where are the limits of waste? How much public

resource waste can be tolerated?

-«

While planning under any form can not solve fun

»

amental urban problems

ibility and a more )‘
Ve

leading role. By channeling forces‘and taking a more effectPive stand on

directly, planners can take upon themgsIVes more respons

‘socio-economic-issues, more public input in urban planning can improve the

-

present arrangement between the private and public sectors. The suggestion of

< . ‘ . L.
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autho;s (Bryant 1968, Hellyer 1969,  Lithwick 1970, Denn{i and Fish 19721-Spurr

‘ | 1976, Strong 1979, Darin Drabkein 1977, Btoadbent 1977 and Gunton 1983) for
i more public input in thebland development process and more public. ownership of

land as a development tool is well motivated. However there is no guarantee d
§~ o . that the result will be satisfactory. Public ownership of land permits the
effec‘:g:ive use of all the progressive land policy measures such as land“use |
planning, zoning control, subdivision qontrol, planned allocation of land foé'
Z" differeng purposes, infrastructure concentration, etec. To accémglish the
abo:e, participation in decision making in a responsible and open manner by
all levels of government is needed. Difficult questions to be faced are: Who
determines what the goals should be? How are priorities set? Who ‘ts to decide
on the options? Whose prefgrences do the proposals refiect? How are groups‘
served whose interest; and needs are not represented through conventional
channels? These questioni will not be easily resolved. .
e The present conditions offeredﬁby public ownérship of developﬁabie

land, public devefopment and‘private house building are healthy, but a

different direction, guidance, control and support are needed for-both land

o
) AN
. ' o

; \\\\E:) . developcnnt and housebuilding. h
3 : - . ' &

-~
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-
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All primary sources are‘listed in detail in the Notes and references
section at the end of each chapter. This is an organized summary of the
documents used and their origins, ,

®

¢ Major Whitehorse city plans and reports:

1960 ©  Queen's University, Kingston, Institute of Local Goverpment,
. The City*of Whitehorse, Report prepared for the Department
of Northern Affairs and Napional Revenue. -

h

1963 « Canada, Central Mortgage and Housing Corporation,
Architectural and 'Planning Division, Whitehorse Metropolitan-

! P}an Report.

- Touche, Ross, Bailey & Smart, Chartered accoutants,
Montreal, Yukon Territory, Taxation study, 1968, commisioned
by Canada, Ministry of Indian Affairs and Northern .
‘ Development.

0 1970 ' Reid, Crowther, & Partners Limited, Consultmg Engineering
’ and Planners, H1nn1peg. General development plan, Whitehorse
] ' ) Metropolitan Area (1970).

- - ) Hardy, E. Consulting Limited, City of Whitehorse, Financial
and related consequences for the City of Whitehorse of city

. Q enlargement and the new Municipal Ordinance, October 1972,
commisioned by the City of Whitehorse (quoted Hardy report,
. 1972).
' . %= 1973 . . . Associated Engineering Services Ltd. Edmonton, City of
- . ° Whitehorse, Yukon Territory, Utilities and roadways
. . engineering analyses and capital works budget, 1974-1980,

commissioned by the City of Whitehorse.

1974 Stanley Associates Engineering Ltd. Edmonton. Final report
' on Commynity Services Improvement Program, Yukon Territory,
done for the Yukon government as part of the Capital

. . ’ : Agsistance Program. . ‘\
1976 Stgnley Associates Engineering Ltd. Edmonton, City of
N Whitehorse, Survey and Analysis} Cxty of Hhttehorne -

General Plan.
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1981 EPEC Consulting Western Ltd., Alaska Highway Corridor Study,
City of Whitehorse, December, 1981 (part of the Official
Community Plan).

1

1982 EPEC Consulting Western Ltd., "ﬁesidentiql,land uses",

7 manuscript data, part of the Official Community Plan.

e Whitehorse City Records. Records of the City of Whitehorse (1948-~1977) °
consist of several volumes organized by subject. Major file groups
consulted were: Legislature (file 1100), Planning (file 1}200), and
Development (file 6000). The city records ~are deposited in the Yukon
Archives, Whitehorse.

3

. 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 Government) and the
Yukon Housing Corporation. These files are stored by the Yukon

Government, Records Services. They were viewed’in the Yukon Archives. with

permission granted by the Commissioner of the Yukon Territory.. The files
-are organized by subject. The groups of files used are as follows:

M-1 Lands
2848-9000~GENL (old file 635~ 6 25-1 Whitehorse Area General)
2848-9000-BLT(0ld filde 635-6-25-2W Whitehorse Block [ 1 Transfers)
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 Creek General .
.2848-9700-UTILPorter, Creek Utilities

‘ 0
u

Land )
2840-0 Land Pochy (old file 635-6- 2G and 635-6-2-2, volumes 1 to 15)
2840-1 Land Régulation General o )
2840-2 kand Development = :
2840-6 Transfer of Federal Lands to YTG !
2840-12 Land Sales - General ’ T . -

Residential areas lan development, individual projects

Porter Creek:2848-9700-GENL. (old file 635-6-18-1G); 2840-2-4; 2-6;
2=7; 2-24 A -
Rivatdale.£§;8 -9300-GENL (old file.635-6-20G); 2840-2-2; 2-3; 2-4;
Hillcrest:2848~9400-GENL (old file 635-6-11G) ; 2840-2-17; 2-17-5;
2-17-8; 2-17-9.

Downtown' Whitehorse Townsgite — General 2848~9200~GENL, Municipal
Services 2850, 2851-1 to 13;

v

Metro glanniqgrand zoning °
2851-1-9 (old file 10-23-2-3) ,
Committees -
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®

k4 1 t
2842-5 Federal/Territorial Land Advisory Committee
2842-17 Municipal Affairs Development Coordinating Committee

Finance
2830-3 Departmental estimates - Municipal services
2830-5 Capital Assistance Program -
2830-7 Municipal Incentive Grant Program
2830-8 Municipal Finance - Stats. Canada
2830-9 Community Services Controls Program Agreement
2832-9 Proposed Public Utilities Commission — Whitehorse.

Studies
2820-2 Study - Community Planning e
2820-8-1,8-3 Study - Whitehorse North
2820-7 Study - Whitehorse South

Administrative Series

Q

1-23-3-15-2 Community Planning Committee
10-16; 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 Boufrdaries (Whitehorse)

Yukon Housing Corporation

4750 Yukon Housing Policy; Federal Staff Housing
4751 Staff-Housing ~ Whitehorse

2-00-50 Staff Housing Policy

2-01-50 Staff Housing General

Current files. Documents currently in use, not as yet filed in any
_depository library were referenced as 'current files'. Such dacuments were
obtained from the Department of Indian and Northern Development, Yukon
Region, and the Department of Municipal and Community Affaires, Yukon
Government. - N

o
Yukon Legislative Assembly (records) : Hansard, 1970-1973 and 1984.
Canadian government decuments and reports: some of these were in—house
documents or less widely distributed public documents. Most of these refer
to the native land claim settlement and the Whitehorse Village relocation
project. Thesé documents_were viewed in the Program Reference Centre of -
the Department of Indian and Northern Affairs, Hull, Quebec. -

Statistical sources. Statistical data concerning population, housing snd
municipal fingnce were,ng§ained from Statistics Canada, the Economic
Research and Planning Unit of the Yukon Government, the Department of
Indian Affairs and Northern Development (Northern Economic and Planning -
Branch) , the Canada Mortgage and Housing Corgoration (Statistical Services

.
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Division) and various federal and territorial government documents

compiled with a specific purpose.
® Personal communications. All personal communications are referenced in the
"Notes and references' section of each chapter. However, the more
significant ones are listed here. People who manifested a special interest
in providing essential information or who read the draft and confirmed its
content were: T. Penikett, Leader of the New Democratic Party, J.
Cruikshank, anthropologist, J. Hoyt, former consultant to the Whitehorse
Indian Band, J. Pierce, City Councillor and President of the Yukon
Communities Associations, D. Gairns, former City Manager, G. Livingstone,
former Director of Municipal and Community Affgirs,,Yukon Government, and

R. Olson, architect.

¢ Newspaper sources: Whitehorse Star, 1942 to 1982.

’ Legislation

- Canada. Territorial Lands Act. Revised Statutes of Canada, 1970, c.
T-6 (The Territorial Lands Act in 1950 repealed the Dominion Lands Act

of 1872).

- Canada. Yukon Act. Revised séatutes of Canada, 1970, C.Y.-2 and
0rders*i‘ Council until 1979.

— Canada. Territorial Land Use Regulations as ammended, SOR/61-1 and
1971-580 (accompanies the Yukon Act). ;

—  Yukon. Area Development Ordinance, Ordinances of Yukon Territory as
consolidated to December 31, 1976, c.A-4 and accompanying
Commissioner's Order 1978/110.

~  Yukén. Com&uniﬁy Assistance Ordinance, Qrdinances of Yukon Territory
consolidated to 1980, c.2.

. ~ ,
— VYukon. Lands Ordinance. Ordinances of the Yukon Territory consolidated
“to Decsmber 31, 1980. ‘

-~

8 f
— Yukon. Assessment in the City of Whitehorse Ordinance, Ordinances of

the Yukon Territory, 1977 (2nd)c. 1.

:. ' ‘ = Yukon. Municipal Finance Ordinance, Ordinances of Yukon Territory
‘consolidated to 1981, hat

. ) - “Yukon. Government Employee Housing Plan Ordinance, Ordinances of the
" _— _ Yukon Territory as ammended in 1980.
E' - Yuqu. Municipal Ordinance. Ordinances of Yukon Territo;y#consolidated
' to 1980 as ammended. New Municipal Ordinance prepared in 1980,

! g © |sssented to November 30, 1981.

—  Yukon. Land Planning Act, Bill no,l4, Legislative Assembly of the
Yukon Territorjf Second session of the 25th Legislative Assembly,
e assented to December 9, 1982. ~ °
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.. ® Townsite, lot plans and zoning maps were viewed and obtained from the‘
f o Yukon Archives and City of Whitehorse. .

¢ Photographs. All photographs with the exception 6f one were made by tin
author. The air photographs originate froa the Canada Air Photo Library in
Ottawa and were prepared by the Department of Energy, Mines and Resources.
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Abbreviations

BLT
CMHC
CYI
<f.
DIAND
EPEC
NHA

y
NWT 7
YA
YGR
YTR

HWCR

Block Land Tr§nsfer .
Canada Mortgage and Housing Corporation
Council of Yukon Indians ;
Refer to . ‘
Department of Indian Affairs and Northern Development
\sEnvironmental Planning and Engineering Consultants
« N;tional Housing Act s
Northwest Territories
Yukon Arch{ves .
Yukon Government Records

Yukon Territorial Government

Whitehorse City Records ‘
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English and metric equivalents : .

4

Linear measure

1 foot (12 inches)
J yard (3 feet)
1 mile

Square measure

1 square yard

1 acre

1 square mile(640 acres)

.

. ¢

Measure of capacity

1 gallon (4 quarts)
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= 0.30480 metre L : N
= (0,914399 metre ¢ ;

= 1,60934 kilometres r

= 0.836126 m* o .
= 0.40468 hectare . ’

= 258.99824 hectares ,

= 4,5459631 litres




