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Introguction

Shelter 1s an essential element for any society because 11 supports all other aspects of
health, education and general welfare.  In the cold climate of the Yukon and other paris of the
north, quelity housing is comperstively more critical to human existence then slsswhere in
Canada.  Inadequatsly sheltered people suffer from a varisty of hesith afflictions, and their
children find it difficult to learn well, so they are less abie o scquire the skills o extract
themselves from s similar situstion. There is & tendency for poor housing conditions to be
repeated across genersations.

The fact that virtually every citizen spends belween one- and {wo-Tifths of their income
on shelter sirongly sugoests that this sctivity is a maior component of the national economy.  The
Oovernment of Canada has for some time recognized thet housing construction is a mejor indicator
of economic growth.  As sueh, housing staris snd completions have {raditionally been monitored
closely by the federsl covernment.  Since the conclusion of {he Second World War, various
governments have used the Canads Mortagage snd Housing Corporation and ils forerunnersasa
direct lever in the speed-up or slowdown of the national economy .

While mining hes besn the traditional mainstay, shelter has been a constant element of
the overall Yukon economy.  In the context of resource extraction development, housing is often
seen &s & peripheral item of the economy. But in reality, it is an activity which is necessarily
functioning at all times, during boom and bust, during the good and the bad vears.



Housing Need and Market

The July 1986 Yukon Housing Corporation Nesds Siudy examined a random sampls of
Yukon houssholds for aspects of crowding, adequacy, affordability, and suilability.  The findings
indicated thet a higher proportion of Yukoners Hve in crowded conditions then for the Canadian
average. Not surprisingly, crowding is more common among renters, native houssholds and low
income households. About 508 of Yukon dwellings have some inadequacy , usually for Jack of
basic facilities of running wster, electrical service or & heating system other than wood. With
many Yukoners now utilizing wood as & source of hesting, there will be some discussion to what
extent wood hest constifutes a sub-slandard condition.  Over 58 of 8l households have multiple
problems: leck of facilities, poor interior condition and poor exierior condition.  Inadequecy is
most prevalent smongst renters and those whe sre living in older, single delached housing.  Over
20% of Yukon households pay 30% or more of their incoms for shelter.  This is comparable to the
Canadian sverage experience.  Affordsbility is more of a problem for renters and native
households.

The YHC Study concluded thet there was 8 "core need”, as defined in the study, for 2,200
households, or 29% of Yukon households.  This is considerably higher than the Canadian average
of 13%. Core need would sppear {0 be grestest in the smaller communities and rursl aress.
Over 508 of the households in need ere renters, and over S0Z of the households in nesd are
native househoids.

The Needs Study indicates thet there is s severe housing sdequacy problem in rursl Yukon,
When considering this information, il is imporiant to remember that some Yukoners may be living
in & log home with & privy by choice, and 4o not consider the lack of indooor plumbingtobes
particular herdship. On the other hand we have to be careful that the southern while person's
image of the "frontiersman” does not lead fo housing programs which assume a lower standard for
people who live in remote communities.

It may be that the Standerd calling for electricity, hot and cold running water, an indoor
shower and {oilel needs to be modified here.  On the other hand, southern definitions of whel isan
adequately hested house will probaebly fall shori in the Yukon. Similarly inthe areaof
affordsbility, the Federal and some pravincial governments are arguing that Canadians can afford
to pay 308 of their gross income for hest and sheller, even though the earlisr Standard hed been
set 81 258 or less. 1 can be argued thet 708 of income remaining after such scharge for
housing may be adequate for low income people in Yancouver or Toronto, but thel in the north food,
transporiation, and services are all more expensive. Thus st least 75% of gross income is
required by low income houssholds to pay for thess non-housing expenses.

Overall, housing conditions are much better in Whitehorse, but this is perhaps offset by
the fact that over S0% of the households pay 308 or more of their income 1o cover housing costs.
The affordability issue is therefore most svident in Whilshorse, especislly for single people,
single perents and dissbled people.  The supply of YHC units is not adequate to meet this need and
there is virtuslly no other source of such housing - there are no non-profit housing societies or
co~-0ps outside of a few urban native units.  Over 80X of all single psrent households fall into the
core need calenory, 8s do 60% of 8ll senior citizen housgholds . Disgram 1 itlusirates these
situations in graphic form.
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i1 is probably inappropriste fo apply the term "Housing Market” to the Yukon as a whole,
The Yukon is not like mainstream Canade , bul more similar {o the Northwest Territories and
other aress along the northern margin of development in the provinces. In these reglons, the cost
of building & houss doss nol necessarily relsls (o the price 1L will command on the open market.
The value of housing is in s use {0 the present owner, nol in any nolential resale value, Inthis
context, it is probably more sppropriate o speek of the Yukon housing "ssclor” which is mads up
of three components: market housing, sccial housing, and non-market area housing.

There is only & “market” for housing in Whilehorse, although some housing seles are
recorded in Dawson City and Walson Lake. In the other communities such es Mays, Faro,
Carcross, and Haines Junction there are very few sales eschvesr, Ouiside Whitehorsa there tend
to be fewer market renial units, although Faro does have some apartments for renl.  In the very
small communities, the privele market is completely overwhelmed by the supply of Y.7.0. staff
housing, social housing units, Federal steff housing, end Band housing.  Even in Whitehorse a
very high proportion of the rental housing steck Is controlled by various public agencies.

Aside from Band owned housing, of which there are acouple of hundredunits in
Whitehorse, and which compriss 20 fo 90 of the stock of smaller communities, there is very
1itlle non-profil housing in the Yukon, There are two "urbsn native” non-profit socisties, ong in
Walson Lake with approximately 5 unils, and one in Whilshorse with 19 unils,

The main Yukon housing situations are probebly best described ss follows:

. Rural and Remote Housing - As in many other aress of Canade, a significant amount of the
housing stock has very limited resale value due 1o its remoteness and lack of demand for resale.
This would include some of the smaller communities where there is no populstion growth, many
homesteaders, and much of the housing on reserves. [t is difficult {0 say 1T there is @ market for
these houses. Symploms indicating the lack of an established housing market can be found in the
difficulty of oblaining first morigage financing end in high insursnce premiums. However, while
there is 8 very limited resale merket for rural and remote houses, this is not to say that there is
no demand for housing in these rurel sreas.  Most of the construction would seem 1o be done by the
owners themselves or by small conlraciors.

2. Single industry communiliss - thess communities are susceplible io oyclics! transformations
from extremely tight markets o virtually no market al sll. These cycles can be seasonsl, as in
the cese of Dewsaon.  In Faro, the housing market may nol suffer loo drastinally, so longes
economic allernatives (o the mining indusiry can be found,

3. Market Housing - The majorily of homes in the Yukon are pari of the market housing sector.
This follows becsuse Whitehorse makes up over 70% of the entire Yuken populstion. When
Watson Lake, Dawson and Haines Junction are added in, 1 constitules over 85% of the Yukon
populstion and housing stack.  Within these communities there is a dominant housing and land
market. While the housing markets are fragile, they exist nonglheless . Construction is
dominated by contraciors who build for the markel.  Only Whilshorse has s oredibls rental market
after soctal housing is accounted for.  With low vecancy rates, it is thought that perhaps the
polential market is underdeveloped

4. Socisl Housing ~ There is & smsl) bul growing slock of social housing.  The slock is distribuled
through the communities of the Yukon, including most of the native bands.  Mugch of the housing in
smaller settiements is in the embiguous category, with the Band having noming] ownership. Most
settiement social housing is made up of single Tamily dwellings and townhouses wheress in
Whitehorss it is comprised of three story walk-ups.
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The 1986 YHC Needs Study, quoting the 1981 Census data indicates thal physical housing
types in the Yukon are principally single deteched units(588%), followed by semi-
detached/duplex/townhouse { 148 ), spartment ( 13%), and trailers (13%). Diagrem 2 is &
visual depiction of the same information. The typs of housing style is reasonably consistent, with
a rancher or split rancher as the preferred housing style. A popular type with the netive
community and some homesteaders is a log house. Much of the little rental accommodation
available is of & single family dwelling type. In Whitehorse, there are some three story multiple
unit dwellings and row housss.

Price can be reflected in two ways, 8s house ssle price or rent.  Prices seem fovary
greatly . Prices in Whitehorse range from $30,000 for a poor condition house to $90,000 for a
typical new home, and $ 120,000 for a deluxe 4-5 bedroom split level rancher. Construction
cost per new squere foot of housing in Whitehorse is inthe $75-80 range. The value of house
sales is not readily svailable for aress outside the Oreater Whilshorse Region, but Yukon
Statistical Review provides vaiues over a mulii-yesr period, and these are summarized in
Diagram 3. Values in Whitehorse proper have generally {racked upward over the sight year
pericd depicted. In conirast, country residential values have peaked and are now exhibitinga
trend downwards. Recent rents are also represented in the Yukon Statistical Review for a variety
of communities, and these sre fllustrated in Disgram 4. Not surprisingly, Dawson has the highest
average rent, followed by Watson Lake and Whitehorse. The Haines Junction low is probably a
reflection of depressed housing conditions in the community.

For a summarized picture of Yukon 1985/6 vacancy rales, see Diagram 5. Whilehorse
exhibits the lowest vacancy rate.  According to the source of stetistical information, Dawson has
the highest vacancy rate. This probably represents & seasonal variation as it is known that the
summer fourist season brings considerable pressure to bear on all housing.
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Projecting the 15 Yesr Nesd

Currently, so much is dependent upon the economy.  The Yukon economy 1s heavily
dependent upon Federsl transfer payments. Given the size of the Feders! deficit, the state of
international and nationa! economies, and the mood of the couniry, it is unlikely that recent levels
of transfer paymenis will continue indefinitely. Renegotiation of the current
Federal/Territorial financial agresment, due 1o run out in two vears, may be the decision point
where transfer payments could be reduced.

No populstion projections are currently available from Yukon sources. However, by
basing calculations on territorial population projections originating with Statistics Canada and
assuming a constant houshold size, il is possibie 1o generale & forecast of the requirement for
1,204 housing units ( See Table 1}, or en sversge of ahout 90 units a veer that will be needed over
the time period to the turn of the century.  While the base figure does not agree with 1986 Yukon
population estimate of 25,403 (the Yukon Stetistical Review for March 1986}, it is fall that the
growth rate in numbers of housing units is still represeniative . Understanding that projections
are always made with a measure of unceriainty , i seems unlikely that there will be & sudden rise
in population in the next fifleen years unless thers is a major resource project startup.  Asa
result, the number of new dwellings units that will have to be created will be modest ( See Disgram
6). Prior todealing with the increased housing requirement for larger populations over the next
15 years, Yukoners will have o grapple with the catch-up job of renovaling severs! hundred
units of existing sub-standard units.

The overall Canadian trend is toweards smaller housshold sizes, and indications are that the
Yukon will be no exceplion 1o the nationsl trend.  Assuming the Yukon follows the nationa! patiern,
it is likely thet there will be increased pressure 1o oreale housing units somewhat beyond the
numbers suggested in Table 1.  With a decreasing household size, however, there is a further
likelihood that the most useful kind of new housing will be the smsller, multiple type of
rowhousing, fourplex and apartment units in the maior communities, especially in Whitehorse.
Smaller outlying communities, with larger household sizes snd longer term rasidents, may be
able to shelter their occupants with more conventional detached housing
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Tahle 1



population and
units

Yukon Population & Housing

25000 1 -
200007”““‘“‘“
15000 1
10000 1
5000 1
0
8 67 88 89 90 91 92 93 94 95 96 97 98 99
yoar
Source: Table 1

Diagram 6



Major Concerns and !ssues of the Mext 15 Years

inorder for housing policy makers (o arrive al informed decisions In Tulure, there will be
& reguirement for information systems which will deliver factual and measured siatistics on the
status of Yukon housing &l reguiar infervals,  This requirament could perhaps be inlagrated with
the current Yukon Bureau of Statistics. Thess regulsr observations may take the form of the
1986 YHC Housing Needs Study, or some other similer style.  ‘Whalever methad s selected must
dsliver appropriste information on the sctusl conditions of Yukon housing. If no such system
exists, the debate on housing 15 left to the vagaries of the political erena.  With respect, itis
s&gﬁi@a that housing is Q?@%&Eﬁ‘g too important 1o be kicked around as & political %@ﬂ&&?%

Decentralization or devolution of authority and responsibilily is a slaled direction for
government in the Yukon . While these moves are fraught with prectical problems of
implemeniation, if they are oroperly done they will ultimately vield grester efficiency of
ageratée“s and 8&9?@?%&%&&@ of services in housing.  The roles of the Bands and the Council of
Yuken indians (CY1) wiil be enhanced by these moves, and those organizations that have expressed
8n interest wiil become deliverers of quslity housing programs.  Decentralizaetion will boister the
roles of the local Housing Aseciations/Authorities, who have hed very Himited powsrs snd
responsibilities in the past.

Thers is considerable suppart for homeownership %‘%%%’s‘i across ihe North, in both urban
and rural situations, because it {s seen by many &s & means of rationalizing the se*mi rather
differentiated, E%‘E&ﬁ&ﬁ%ﬁ? sind costly delivery system.  Rentsl housing, on the other hand, is often
seen a5 a stop-08p messure for those unable o efford homs vwnership,

Local housing markeis are very fragile and many people in smaller communilies are
concerned that a government Rousing g?@g‘&m could undermine local housing pr ices. Tomske
matiers worse, there is s noticeable lack of confidencs in the fulurs of housing marketls,

However, on g%?s postiive side, sithough the economic history of the Yukon hes been charecterized

by éremaﬁe swings scecompenied by major in and oul Tlows of people and weslth, en incresse in

communitly stabilily may be beginning to {ake place.  More people now look upon the Yukon as

their long term home and their communily ss s permanent one. The exceptions to this, of courss,

are single méuﬁ%“y towns such &s Faro, where there may be a lendency Tor a higher g?sggritaa of
"boomers™ to setile while limes are prosperous.

Local economic development is a mejor platform of the present overnment.  This policy
is well supporied in the communities ss ﬁ%?& is & move lowards Toosl inttistive and use of Jocsl
manpower. This takes tims to develop, particularly as Whilehorss tends 1o be s source of
stiraction to skilled individuals from the communities,

Energy efficiency is 8 toplc of interest on two counis.  Effective moves in this direction
could lessen the considerable financial burden of spacshesting in housing, as the Yukon spends s
greal des! on importing hydrocarbon fuels.  Assuming that the considerable fores! resources of the
Yukon could be brought io bear in providing {uel, there could be en interesting amount of
employment created in the process.  There {s Hitle danger thet consumption of wood in small
quantities could outslrip the abilily of ihe foresis to produce.  There is siso the prospect of
starting s small intercommunity commerce in wood fusis,

13



| Sotutions {o Houaing issuas

Self~-suiiiciency: naneffort o reduce vulnerabiiity to the boom and bust
economic variations of the northern economy, Yukoners wishing to minimize housing cutiay
requirements would probably want fo exercise g high degres of self-sufficiency and ingenuity in
the provision of their own shelter. [n the process, they will aliso be trying to cresle much useful
employment.  While the Canadian system is usually ready o provide over the shorter term for
those in need by delivering lemporary sssistance, all governments in the 1980's in Canads are
scutely aware of the need {o control thelr longer-term spending levels.  To the suthors of this
paper, a high degree of personal involvement, probebly through homeownership, sugmented with
degrees of government co-operstion and assistance, is ssen a8 the key 1o community self-reliance
andcontrol.  With the communities, bends, co-operatives, families and individuals themselves
taking primary reponsibilily for the provision and mainienance of sheller, reliance on cutside
forces will be reduced and an imporient facet of local conlrol enhanced.

Carefully Considersd Government Assisfance: 1 is sugested that
Government intervention should be limited primerily to assisting those who cannot Tind edequate
and affordable housing in the private marketl. Homeownership sssislance programs can provide an
incentive for people to leave their sub-standard or social housing unit and take hold of their own
destiny with a self-opersted unit, thereby maximizing the efficiency of the housing sysiem.
Ownership essistence programs, properly done, slso prevent the possibitity of social housing
becoming the overwhelimingly dominant type of housing in cerlain communties. Inthe NW.T,
there are communities where only social housing and government staff housing are represented.
Government can assist in the exiansion of homeownership by kesping praojects small and well
integrated wiih existing neighbourhoods. in addition, gvernment-sponsored communily planning
can provide for a range of housing densities, inciuding single family homes, townhouses,
apartments, and rural lols,

Experiments in northern socisl housing heve besn sxpensive to the public purse, and not
always tolally sstisfying. in the NW.T., the Northwest Terrilories Housing Corporation operates
& social housing stock of over 4,000 unils, and ownership assistance programs with a total budget
of $120,000,000 in 1986/7, or in the order of $2,400 per person in the populstion. This
high budgetary level reflects in part the poor quality of housing inherited by the Corporation at its
inceplion in 1974, the delerioration of housing buill since thet time, and 8 rapidly growing
population with expeciations of living in sonie! housing.  On the same per capiis basis, the Yukon
Housing Corporation would require & totel budget of approximately $60,000,000. A large-scale
government supporied social housing program is something thel should be approached with caution
because it tends to breed dependency rather than promoting self-sufficiency.

Housing Respsrek: nspiteof the excellent manusls that have been prepared on the
subject, it is fell that a Northern Housing Design Institute, perhaps shared with the Northwest
Territories, might provide 8 mesting ground for resolulion of some of the more difficull problems
of Northern housing.  Since many Yukoners and other noriherners work on fixed-term resource
extraction sites, s Northern Housing Design Instilule could slso research the fessibilily of topics
such as low cost iemporary housing services or an energy efficient mobile home,



Fraining: Anemphasis should be placed upon the {raining of resident Yukoners fn the
varous building trades, in order fo provids the basis of an indigenous industry. A resident
workforce slows the leskage of capital construction monies ocouring with nonresident lsbour end
achisves beneficial muliiplier effects with the circulation of cash in the terrilorial economy. i
further furnishes a resident pool of skilled peopis for ongoing lerrfiorial projects, promotes
residency stability and dampens {he boom -bust tide! movements of populstion in connection with
futurs developments.

Planning for profects and products, particularly in the small communities, should
attempt to integrele training opportunities for local people, although care must be taken to train a
suitable mix of skills for local nesds.  Parl-time educstionsl apporiunities could be crested to
give basic information which will stlow ordinery people lo find the solutisns io their own housing
problems. The subjects could be as ardinary as efficient wood-burning sefely, or as specislized
as chimney fire exiinguishment for a volunteer fire deparment.  [n thisconlext, programs
providing mobile educational clinics in meinienancs, renovalion, retrofit and upgrading in small
communities could be particularly useful. Entreprensurisl skills of project mansgement and
housing administration could also be valid irgining lopics which could visld benefiis fo the Yukon
economy. They could eventually be sxporishle from the Yukon o olher parts of the North.

Co-aperglives: Housing co-operatives offer considerable polential lo exercise
increesed locel contro! over the shelter issue by glving individuals a stake in thelr own housing.
Continuing non-profit co~operatives build and manage housing for their members, but do so with
little chance of capital gain for their members in the process. They might be slso considered as an
ideal initial exsrcise in homeownership. This co-operstive type is encouraged and actively
supporied with Proposat Development Funding and stvice by the Canats Morigage and Housing
Corporation, and is an excellent vehicle for femities 1o oblein adequste housing.

There are slso less-struciured shorier-term building co-operstives of households who
wish to co-operale in &l aspects of the construction, sxpansion or upgreding of homes Trom joint
purchasing of materials and sub-contracted services, io on—-site sweat Isbour contribuled by
members, Outright ownership of g housing unit with minimum cash oullay is the rewerd at the
conclusion of the exercise.

Finally, there are informal community-based mainienance co-operaiives which are
established by homeowning families fo orovide mutus! support in the operetion ang upkesp of their
respective resl properties.  Specistized co~operetives could look to the gethering end preparstion
of wood fuel, and the conssquent servicing of wol-burning spplisnces,  While sll co-operatives
place & ceriain burden on their membership, they will ususlly deliver more to the member than
the effert they will require.

Life-Lyriz Cogi: Oreley o betier loce! control s the management of lile-oyole
cost fectors which currently keep shelter prices in the Yukon comparatively high. The life~-cycle
cost concept is based upon the notion of Tinking housing dsion and operating decisions To achieve
the lowest combination of short-lerm capits! conslruction costs snd longer-heul operational
costs. A close stlention tooverall efficlency in housing will help pravent wesle and will frescash
resources of individusls and/or povernments for ather worthwhile projecis.

Seper-insulefion: Withenergy ss s major component of sheller cost in the
Yukon, thers are sound economic reasons 1o move o heavier insulstion in homes than has been the
practics in past decades.  The Federal Energy Mines and Resoures Depariment has been promoling
the R2000 super-insulstion program for & few vears now, and they heve schieved considershle
progress in this lime.  The degres 1o which the investor would wish o insulsie would be
determined by the cost of the ensrgy thet will be purchesed for the building, snd the amount of
effort the owner/occupant is interesied in investing over the Yife of the struclure.



Spece Healing: Coupling this rationele o wood heat, the Yukon hes 8 natural
advantage of being able to use & plentiful local resoures to achisve & low-cost healing solution,
while helping to create useful employment in an economy ot 6 low ebb of the sconomic oyele. In
Whitehorss, or wherever thers is some possibility of medium density housing, the potential of
using wood-fired district heating should not be Torgotien because these installstions contribute to
efficiency and lower sir pollution levels,

A recent study done for the Feders! Energy Mines and Resources Depariment concluded that
Yukon residentis! space hesting represents the most significant end-use for oil.  Whilewnod is
already used by some households, especislly in the smsller communities, the potentisl for further
f;;igﬁ use Q;S ?ig?‘iﬁsani Many communities in the Yukon have good access o large areas of flre-
illed wood fuel.

Resideniial Pensities:  Another sction which offers potential for improving the
affordability of housing is by incressing residentiai densilies to reduce the overall capital cost of
building new housing, and the longer -term space hesting requirement.  Sludies indicate that site
development costs can be reduced by one-third for an squivalent sized home via this technique of
building medium-density row housing versus delached single family dwellings. See Diegram 7 for
a visual comparison. In these examples, site development costs per dweliing unit fall from
$6,652 t0 £2,918 due to efficiencies in layout and scale.  In addition to this, there should be
significant long-term savings in space-heating energy costs because of common walls betwesn
units. Bevond these immediate savings, wood-fired district hesting could become more feasible
with a number of neighbouring medium densily orojects toserve.  Developers should be
encouraged to consider the building and markeling of Tour or Tive unit row housing, suiteble for
single famtly ownership, rather then producing single family units, or semi-detached units.
These units could be sold individually, or possibly as & shars of a condiminium or co-operative.



PUBLID BTREETY 2.78 DUJAD

Het Denasiiy B units on 2.80 acres = 2.75 DUJAS
Gross Density = "
Aversge Lot Size 40005 F,
Bite Dovelopment Costs/DIF 8382
Subcetiaciar Street
Pavement Width 28 8100 S.F. 1,138 S F/DU
RO, widin 40 40008 F. 17508 F /DU
Satbacks
Front Yard 2
Side Yard W
Building Coverage
Averaga 1.250 S.F.
Garage 4408 F.
Total Coverage $B308F. x 8 =135208F.
driveway Coverage
Average 800 8.F.
Totsl Coverage 800 8F. % 5=54008F.
TRIPLEX/PUBLIC CUWL-DE-SAC & DU/AC
Beut Density 1% units on 38 acres = § 6 DU/AC
Gross Denaity 38 units on 3.14 acres = 573 DU/AG
Avgrage Lot Size 8375 S.F {min. 47005 F}
Site Dovelopmeni Costs /DU 33864
Cul-de-sac
Tatal Strest 8898 SF. 500 S.F./DU
Folal ROW. 15,784 SF. BI& SF/DU
Pavemeni Widin iid
AOW widin 28"
Turnaround Radivs 4%
Twnsround ROW. 98 x 987

Subceliector Streat {% street ang ROW}

Pavement Width 28 38681 S.F. 2i5SF./BU
ROW Width 40 589408 F. 330 8. FJ0U
Setbacks
Front Yard 24
Side Yard 1w On Subcollector Strest 207
Buiiding Coverage
Average BOCSF.
Garage 2408 F.
Totat Coverage 11408 F. X 18= 26,8205 F.
Oriveway Coverage
Average 3208 F.
Totat Coverags 320SF. % iB=57808SF
e 285" I
(i A
. A
59
% GUADPLEX/PRIVATE COURY 2855 BU/AC
N %3 é heat Density 32 units on 3.35 acres = 855 DU/AC
' g Gross Density 44 units on 4.86 scres = 8.4 DU/AC
Average Lot Size 3463 5.F. {min. 28405 F)
8 ¥ § Sise Developmeni Soste/DU 32818
1 g Gourt
£ Taolal Street 20700 S.F, 471 8F./DU
2, tomaow 3822055, 865 S£./04
9 Pavement Width 18"
ROV Dimension 207, 170 K 17
*
Subcollector Street {¥: sireet and BOW}
Pavement Width 28 4886 SF. 1138.F/DU
A.OW. Widih Litd 784S F. 174 S F./DU
Batbacks
Front Yard b4
Sida Yad Wor2r  On Subcoliector Streat 207
Builging Coverage
Average S40S.F.
Barage B S.F.
Tolal Coverage 1,1205F. x 44 = 492808 F.
Driveway Coverags
Average 2GS F.
Tolat Coverage 2205 F. X 44=88B80SF.




Sefutions Approprigis (o Community Sizes: Notall the above suggestions
are equally applicable to every communily. I is proposed thet the crestive solution mix for sny
houstng situation should vary according fo the circumstances of a community's size and life style,
as follows:

onomy: ( Whitehorss, Dawson, and Watson Lake):

The use of co~operatives, and the increass in residential densities should be considered
here, where population is relatively transient, where fire protection is good, and where the cost of
serviced land is comparstively expensive. With a higher proportion of indoor and office
workers, it is probable that the principal fuel used will be hydocarbon-based.  The peculiar
topographic circumstances creating the notor ious wood smoks pollution problem in the Riverdsle
suburb of Whitehorse will 1imit an otherwiss iogical trend to increased wood-burning.  On the
other hand, wood-burning may be a beneficial alternative in Dawson and Watson Lake, by way of
bringing more economy to home heating.

&5 economy: ( Haines Junction and

in communities with high levels of unemployment, and with a fairly modern
infrastrucuture as well as good fire protection services, there may be an opportunity to
substitute wood fuel for oil.  Haines Junction may have more in common with the smaller
communities.

Smalt Communities dominsted by & Subsistence Economy: ( all remaining communities):

Given the lack of quslity fire protection in the smaller communities and the general
availability of building lots, it is unlikely that they would wish o develop anything other then the
detached style of building.  But with high costs for fuel oil, and with their higher than average
unemployment rate, the harvesting of wood and the servicing of wood-burning appliances could
provide welcome relief {o the local unempioyment while effectively substituting for sn expensive
imporied fuel oil commadity. A 1985 study done for Mackenzie Valley communities of the
Northwest Territories concluded thet substantisl community benefits in fuel savings and local
employment could result from a msjor space-heating switch from oil to wood,
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Alternate Financing Techniques

Financing for the individus! intending to build his own home can be extremsly frustrating
and complex. Often managed from outside the lerritory, the chartered banks traditionslly have
not endurad much risk in conventionsl morigege lending. 11 s often difficult to find financing for
those who would build their own home, o for thoss who would wish to bulldon theirown ins
smaller community. In Whitehorse, thers is probably less nesd for government intervention in
the financing arena, but in the smallest communities occupied by 15% of the population,
government may wish fo consider offering both Tirst and second morigeges.

Assuming it is the intention of the Government o encoursge individuals to tske hold of
their own housing destiny, and lo promole stability of residency in the Yukon, it is suggested thal a
series of alternstive financing lechnigues be crested for communities, especially for those oulside
the major population center. Mot {o provide essistance would see small communities continuing to
struggle with very difficult finencisl circumstances in home bullding or renovstion, and would
relegate them to continued reliance on socisl housing and other "socisl net” programs.

The Northwest Territories Housing Corporation, has crested s Homeownership Assistance
Program ( 1986/7 program value of $10 Million, jointly funded by the Federal end Territorial
governments) which will deliver 177 homes in various communities across the Territories. The
program basically provides one~-time financial assistance 1o N.W.T. residents who want {o build
their own homes in communities where no private housing market exists. Housing construction
costs are not funded in the larger centers of Yellowknife, Hay River, or Fort Smith. Financisl
assistance is provided as a "forgivable loan” {o cover the costs of a materisl package plus freight
and site preparsation work where required. In addition, electrical work done o code standards by &
licenced electrician is funded. The spplicent is expecied to provide labour, tools and materials not
included in the materis] package. Eligible applicants must have tenure to the land on which the
house will be built, end initiative and resources to build the house and must assume all operation
and mainienance costs when it is built. Applicants must meet minimum income criteria and be at
least five-vesr residents of the NW.T.. Applicstions are approved on & "greatest need” basis.
Loans are forgiven at s rate of 208 for five vears as long as there is no breach of contract. The
loan is secured by & morigege, morigage of lesse or equitable morigage as spproprisie.

The extent to which s similar Homeownership Assisiance Program scheme might be useful
in the Yuken is unknown, but the lsrger private markel evident here may well work ageinst a
parallel program being smoothly implemented.  As g program of this type could promote
ownership in the most difficult conditions, it mey be best lo reserve it for only the smsllest and
most remote communities in the Yukon.

Alternatively, a government second morigege scheme with repayment subsidization
geared-to~income for homebuvers may offer more equitable assistance {owards homeownership in
{he Yukon high cost environment, while being fair with current homeowners who have slready
gchieved homeownership through their own considerable efioris.

SUKOR ENERGY, MINES
& RESOURLCES LIBRARY
2 0. Box 2703

Whitshorse, Yukon Y1AZCE
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in the Whitehorse ares, the promotion of the newest type of non-profit co-operative
through the Canada Mortgage and Housing Corporation might be an ides] way of providing sscurity
of tenure for moderate- and middle-income houssholds,  Other income groups are nol ignored
however , as those houssholds in "core nesd"”, as defined by CMHC, are also sligibleand are to
represent & minimum of 15% of each project buiit under this program.  Rent geared-to-income
assistance will be provided through the Rent Supplement Program. Whers practicable, thereis a
further S& of project units that may be devoled {0 individuals with disabilities. The unique
feature of the program is the index-1inked finencing, in which annual increasss in morigage
payments are limited to 2% less than the actual inflstion which occurs.  Such a project would
marshal government assistance for the crestion and operation of affordable housing in which the
community has a direct stake and some measure of control. it could also have the desired affect of
restraining the transiency of Yukon residents.

The earlier verson of the CMHC co-operativs program enjoyed a successful northern
implementation with the creation of the Boreslis multiple-family (R2000 row units)
development in Yellowknife, N.W.T,, but this national program was phasad out in the facs of
increasing pressure to reduce government expenditures. A second co-operative of the more
current type is presently in formation in the NW.T. capiisl.
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Associsted Business Development

Housing construction snd renovation can cresle useful employment, especlally IT ilis
parceled out in small projects within the rangs of local coniracitors, combined with & local
employment preference, and/or with some kind of bidding differential which favours the Northern
enirepreneurs, The positive effects of this kind of conlracting can be enhanced by ensuring that
the projects are spread evenly across time, avoiding large periodic projects requiring surges of
equipment, specialized skills and business cashflow. Small northern-based business veniures
need s stabie volume of potential projects in order to be able to trim their overheadcosis lo s
minimum. Small-scale projects do not immediately atiract the stlention of larger southern firms
searching to increase their share of the northern market, or simply trying {o stay solvent during
lean periods in the South.

Home~grown professional consulling skills assaciated with building construction activity
in northern circumstances would eventusily be exporiable from the Yukon into other parts of the
Canadian North (the N.W.T. end northern parts of the provinces), and possibly into Alaska.

Economic benefits to the communities can be maximized by using stick~built construction,
but planners must always be careful fo ensure that pure educationa! and employment objectives do
not overshedow project economics too much.

Beyond the benefits to small contractors in the housing industry, there isalsoa
significant benefit o the wholesale and retail {rade which supplies them.

In sddition, with sufficient volumes and economies, opporiunities begin to open up for the
creation of small-scale nothern-based housing component prefabrication plants, especially for
items which meet northern standards, such as doors , windows or laminated wood beams.

Benefits can be multiplied further if Yukon content material can be substituled for materials
formerly imported from outside.

Capital residential consiruction represents an average of 3.2% of the total value of goods
produced in the Yukon (See Teble 2)  These value levels will probably very little in spite of
different delivery scenarios. However, a move lowards operating Yukon homes through the
harvesting of 15,000 cords of fuelwood described in the next section of this paper couldvielda
considerable 5,000 men-days (at 3 cords per man-day) of employment annuslly, or about 23
full-time jobs. I one considers the lsbour - intensive maintenance reguired fo support safe
residential wood-burning, end considers that for every harvesting job theremight be 25
service-related jobs, then overall employment generated by a pertial swilch to fuelwood would
yield 80 full-time jobs in the depressed Yukon economy.  Some relief could be provided to the
2,430 claimants reguiring unemployment essistance in the month of March 1986 (See Table 3).
The aggressive use of wood fuels in the smaller communities could create opportunities for small-
scale wood harvesters and heating appliance service entreprensurs.
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Agriculiure
Forestry
Fishing
Trapping
Mining
Manufacturing
Construction
Residential
Non-Resid,

% conlribution
by Residential

Estimated Value of Outpul for the Boods—-Producing Industries
Yukon, 1981-85 ( in 000'sof §) *

1981

17,501
897

366
1,298
235,575
10,400
168,965
27,383
141,612

6.29

1982

333,289
1,581
261
1,577
169,120
15,400
145,350
12,312
133,038

1.85

¥ - Sgurce: Yukon Government Services

1963

200,250
1,529
507
1,179
60,275
9,800
127,160
9,564
117,596

2.39

Tabils 2

1984

211,729
1,764
259

737
66,586
8,000
133,983
10,810
123,173

2.56

1985

220,000
2,907
328
1,280
56,691
11,000
1R}
n.a.
1.8,

1.8,

Average

196,554
1,736
304
1,214
117,649
10,920
143,865
15,010
128,855

3.18



Unemployment Claims comperad to Community Pepulations

Community

0ld Crow

Elsa

Mayo

Ross River
Faro

Watson Lake
Pelly Crossing
Whitehorse
Destruction Bay
Dawson Cresk
Other

Haines Junction
Carcross
Beaver Cresk
Teslin

Tots!

@ - Source: 1st Qir. Yuken Siatistical Review, p.24

e
Mar-86
LL1.C. Claims

t4
10
30
26
25
129
18
1804
8
180
12
63
41
12
o8

24350

E 4
Mar-

86

Popuiation

1264
376
493
381
319

1585
212

18515
80

1541
102
527
302

88
407

26192

# - Source: 1st Gtr. Yukon Stetistics] Review, p.4
% - calculated: (col.@/col. #)¥100=col. 8

Table 3

%

UG Clasimanises

% of population

[
2.7
6.1
6.8
7.8
8.1
8.5
9.7
10.0
11.7
1.8
12.0
13.6
13.6
14.3

93
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Yukon Materiais in Housing

Frame construction is ideal for low lo medium density residential development. Existence
of construction grade harvestable timber and at least one mill in the Yukon (currently inactive but
located at Watson Lake) mesns that there may be an opportunity o stimulate northern industry
and the renewable resources sector. Some marketing work may have io be done with Yukon
contractors fo convince them of the good value and assured supply of the northern product.

Quality control of lumber is always a concern for small northern production plants of this kind.
Depending upon the outcome of current negotistions with regerd to internstional barriers against
Canada's softwood lumber exports, the immediate future may be quite competitive for a Yuken
mill.

There may be greater opportunity for Yukon materisis in the building of log homes. These
are popular in rural aress and smaller comunities becauss they maximize the use of a readily
available local material. They are ideal because they permit a family to build s house for 8

minimum dollar outlay. The owner-builder often has an apportunity to invest considerable sweal

equity, and this can be a positive channel {0 absorh community labour productively. A Northern
Design institute could assist in the production of specifications for an snergy efficient log
structure.

Finally, there is g considerable opportunity for the use of Yukon wood for space heating
fuel in homes, especially in smaller communities, or via & district heating arrangment in the
larger communities. By doing so, acertain portion of energy dollars could be circulated in the
territorial economy , rather than being sent directly out with fuel oil suppliers to the south. For
example, substitution of one half of the 13,462 cubic meters of stove oil purchased in 1985, by
15,000 cords of fuelwoood, would represent a valueof $1,125,000 of potential new business,
based upon & retail vaiue of $75 acord .
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Alternsle Privata/Public Rolas

Success tn future Yukon housing will be based upon the proper bsiance of these two roles.
Too much emphasis on either will lead to insdequacy on ong hand, or inefficiency on the other. ,
Where incomes are sufficient, and especially in Whitehorse and the the larger communities, it is
suggested that the private seclor can probably best provide the most efficient delivery of housing.
With its bottom-1ine profit motive, the private sector can usefully find the appropriate
innovations in home building and use which will appeal to the needs of Yukoners.

if incomes are insufficient for portions of the population, and nesds studies confirm
serious housing deficiencies, & public effort may have 1o be mounted {o deliver social housing
through the Yukon Housing Corporation and the Canada Morigege and Housing Corporation,
Government should ectively seek to form and work with communily-based groups in these efforts,
and only be involved in direct delivery if there is no other legitimate group to deliver the program
or service,

The non-profil co-operative style of housing has not besn utilized in the Yukon, although
it is quite successful in other parts of the country. This blending of privste and public efforls
should probebly receive much greatsr support fom government if the communities are prepared (o
use il

in the smaller communities, the public sector hes traditionally played an importani role
in the crestion and maintenance of shelter.  In these communities, the Government might consider
the selling of government-owned housing to individusls in an effort to cresie the fairest of housing
markets for all Yukoners. However, this policy could only be pursued st s rate complimeniary
with the government’s need for housing to atiract qualified outsiders to the northern civil service.
Community-based snd not-for-profit co-operatives may be a useful vehicle for fostering
independence and enhancing the concap! of ownership in the smell communities,

Land claims may offer some considerable potential for quesi-public sction in housing via
native development corporations.  Utilizing cash benefits from the claim, bands could incresse
their current sctivities in designing, building, and managing sppropriate housing needed by their
own people.  This may be g particularly useful vehicle in the smaller communities where there is
the grestest shoriage of employment cpporiunities, end speculstive entreprensurs may not be
ready io build.
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