4. Municipal Boundaries

Overview

Essentially, two municipddoundariesareunder consideratian

* TheSun Peaks Resdrhprovement Districtabout 850 hectares) covers the
developed town area plus the future Phase IV development area to the southeast. The
SPRID boundary marks the limit of the fire protection area. Only properttbssin
area pay the fire protection and street light taxes. This boundary is more or less the
same as the Base Area Lands designation that forms part of the Resort CorporationOs
development agreement with the Province.

* The Controlled Recreation Ardd,139hectares) marks the limit of the developable
area for both OurbanO uses (that is, the Improvement District area) and mountain uses.
The CRA is part of the Master Development Agreement between the Resort
Corporation and the Province.

Because the Improvemenistrict boundary and the Base Area Lands boundary are (or in
the future will be) so similar, the discussions below refer simply to the Improvement
District boundary and the CRA boundary rather than to the three of them.

Neither the SPRID nor the langERA boundarywvould be unusual for a municipality in
BC, as shown below. The following figures make it clear that there is no particular link
between land area and population.

Figure 19: Comparative Land Areas of BC Municipalities

For the Improvement District boundary For the Controlled Recr'n Area boundary
Area (ha) Pop'n Area (ha) Pop'n

Port Alice 765 821 Highlands 3,787 1,903
Port McNeill 774 2,623 |Langford 3,955 22459
Nakusp 800 1,524 |Sechelt 3,971 8,454
Lake Cowichan 825 2,948 Granisle 4,021 364
Creston 848 4,826 |Port Hardy 4,081 3,822
Sun Peaks - Impr. Dist. 850 400 Sun Peaks - CRA 4,108 400
Osoyoos 876 4,752 Central Saanich 4142 15,745
Invermere 1,018 3,002 Hope 4,142 6,185
Langley 1,022 23,606 |Terrace 4,152 11,320
Princeton 1,025 2,677 Penticton 4,202 31,909
Langley City 1,022 23,606 Bowen Island 4,994 3,362

When discussing a municipal hadary, size by itself is not particularly relevant. What
matters is not the number of hectares but questions like these.
* Would a bigger boundary mean expanded municipal service obligations? If so, which
services?
* Would therebefinancialimpacts associatiewith a larger or smaller bound&ry
* Where might future development occand which local government body should
manage or regulate it?
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Map of Sun Peaks Improvement District Area and Controlled Recreation Area
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Service obligations

If the boundary were to include the whole CRA, the municipality would face only a slight
increase in its service responsibilities comparetthéoSPRID Lands

* Tax notices would have to be prepared, but this is essentially an automated process

and has no meaningful cosispecially as there are few properties in the CRA outside
the Improvement Disict.

* Fire protectiorwould be needed for the SPRID but this is true now anyway (fire
protection is the main service provided by the Improvement District). Fire protection
(excluding wildfire fighting) may or may not be required in theuntain portions of
the larger CRA boundaryf the fire service was defined as a local service area
(LSA), the coverage area could be limited to #RRID If it was a municipalvide
service(that is, the whole CRA3Nnd not an LSA, the municipal fire department
would be obilgated to respond to calls in theountainarea but responsibility for
fighting wildfires would remain a provincial function. Whetheis an LSA or a
municipatwide service, the municipality would be responsible for monitoring
wildfire hazards and regulag uses that pose a threat. Compared to fighting
wildfires, however, the extra monitoring costs would be very minor.

Policing would not be affected, as this would remain a provincial responsiimnlity
matter what the municipal boundary is

The largetCRA boundary would expand the area covered ynicipal Official
Community Plan bylaw and possibly municipal zoning bylaws. However, the added
costs of planning efforts are almost certain to be very minor because the extent of
work required would surely beery limited. Firstly, the array of possible uses is quite
constrained (it seesrunlikely that there would be meaningfuban development
proposed in the mountansnd secondly, the municipality couldnOt develop
planning regulations that impeded righgtgen to the Resort Corporation under the
Master Development Agreement, which would limit the needié&ailedplanning
efforts.

Various regulatory bylaws (like parking, zoning, noise control, or burning bylaws)
would have to be enforced, but the margitadts of enforcement outside timban
development areaould be very smallNote that if a fire LSA is implemented (rather
than a municipalide area), burning bylaws would apply only within the LSA and
there would be neequirement fobylaw enforcementf this in the outer area

though of course fire hazard monitoring would still be prudent

Choosing the larger CRA boundary would add another 0.5 km of local roads for the
municipality to maintain. This is a minor financial featudewever, it must be ried

that if the main road is extendédough the CRA to the east pation of the new
section would liavithin the CRA and thisoo wouldadd to the municipalityOs costs
(unless the Province designates it as an arterial highway, which is possible). It
appears that the municipal section would be less than one km, so the costs are likely
to bequitemanageable (and would in fact be zero if it is designated an arterial
highway).

The mountain area outside tlmprovement Districtontributes to downstream

storm runoff that must be managed in the settled area, buntimscipal
responsibilitywould apply no matter which municipal boundary is useduding

the mountain areas of the CRA would allow the municipality to develop and manage
drainage plans in thosgeas generating flows that lie uphétciuding the mountain
areas would still leave the municipality with the need to manage the downstream
flows but without the authority for drainage management plans in uphill areas.
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* Including the mountain areas ¢ifet CRA would not increase the need for additional
public-sector parks, programs or recreation amenities. However, the municipality
could choose to become involved in the development of trails and other recreation
amenities in the mountain areas, and tbisid add to the municipal costs.

Tax base implications

The CRA has very few taxable property values outside the SPRID xtarding the

municipal boundary to include the whole CRA would increase the tax base by only a very
small amount. This is becausge ski hill asset® mainly the lift towers and cleared ski
runsbgenerally have small taxable assessments relative to the community as a whole.

Using 2009 data, the total taxable values inside the CRA but outside the SPRID were
about $11 million. Abotutwo-thirds is in the business categdgoyass 6)and onethird is

in the recreation/neprofit category (class 8After factoring in the greater tgpaying

power of business property, the total OweightedO tax base is estimated at $21.4 million.
To put his into perspectivethis amounts to only 3% of the CRAOs $68#ion total.

Figure 20: Location of the 2009 CRA Tax Base

Rest of CRA
3%

Improvement
District 97%

Note: Because of a error in assessment classification, this $11 million was included in
the Improvement District’s tax base, where it does not belong. It is assumed this
oversight will be corrected, and the figures presented in this report are the “after
correction” numbers, not the unadjusted, published ones.

It is possible but unlikely that ¢hareaOs 3% share of the total CRA tax Wwikése in

the future. This is because thasearea is only abou27% developed (using badhits as

a crude measure), which means the residential and commercial tax base could; at build
out, be four times the current figure. This could mean a fourfeédin thecommunityOs

tax base. To keep the mountain &dax base at 3% could thus require a quadrupling of
orrmountain facilities and assets. This could be difficult to attain.

The essential point here is thatending the municipal boundary beyothé SPRID

would produce gump of about 3%n the municipalityOs tax base. Since, as mentioned
above, it would also require little in the way of extra municipal costs, it is reasonable to
conclude that financial considerations should play a minor rolaeceion to include or
exclude the mountain areas of the CRA.
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Planning and management of services

There are a number of arguments that can be put forth in support of a larger boundary
than just thémprovement Distrigtmostly having to do with the loceommunityOs
ability to manage growth and services.

« While current evidence suggests the mountain areas wouldnOt have much of a
financial impact on a municipality, there is no way to predict the future with enough
certainty to conclude that this will alwsype so. Includinghemin the boundary now
would ensure that there is local influence on future developnigheaonountains.

* Choosing the SPRID boundary could require future applications for municipal
boundary expansions.nd developmenproposalghat ceviate from tle SPRID
boundary even slightly would require a municipal bounad&ingeb or else
development wouldake place under the regional district model even thdaugbuld
so clearly be part of the municipal community in every other respect.eWhil
boundary epansionsare not uncommon, they do require some effort on the part of
the Provincelt would make more sense to endow a new municipality with a
boundary that is sufficient to accommodate minor changes to development plans
without requiring a bundary expansion procedure every time.

* The larger CRA boundary would permit the local municipal government to develop
and revise longerm plans and services more comprehensively than could be done if
repeated boundary extensions are required.

* For the Regrt Corporation, using the CRA boundary would mean it has to deal with
just one local government for most approvals, policies and regulations.

* Limiting the boundary to th8 PRIDwould perpetuate the somewhat awkward
splitting of the ski lifts between twailjisdictions. Each lift is essentially one
undivided amenity buh some caseiss property assessments are spliv imvo parts.
While not a major issue, it is a complication that could be avoided by using the CRA
boundary.

* The CRA boundary would mean ngoconsistent tax policies for the Resort
Corporation. If thdmprovement District bundary is used, the facilities on the ski
hills (lift towers, restaurants, work sheds, etc) would remain under the electoral area
property tax model while the base facéitiwould be under the municipal model.

« For the municipality, the CRA boundary would minimize the Ofree riderO problem in
which taxpaying properties right next to but outside the municipal boundary pay no
taxes towards municipal services that help mairntaénvalue of the outside
properties. Taxpayers would see that all parties who benefit from the resort initiatives
share irnthe sameropertytax and regulatory system.

There are sompotential weaknesses of using the CRA as the municipality boundary.

* There would be an enhanced need for the municipality to monitor wildfire hazards in
the mountain areas, even if the actual fire protection service (and tax funding) is
limited to theSPRID arealn general, this would mean a minor rise in fire
department funidg. Note that wildfire fighting would remain a provincial
responsibility.

* If the main road is extendeghst through the CRANd isnot designatecsan arterial
highway, there could be up to one kilometre of new road that woulthiiea
municipal responsility.
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* In the future, there could be unforeseen services or obligations related to the larger
boundary. It is not possible to know what additional responsibilities could face the
municipality as new senior government regulations and requirements ackiagd
in the long term, and there is no meaningful way to measure or assess this risk.

In general, using the CRA boundary rather tharSR&IDboundary for a new

municipality would meet a number of goals. It would allow for the development of more
consi¢ent, coordinated and comprehensive policies by one local body. It would provide
room to accommodate changes in development patterns without having to repeatedly ask
the Province for new boundaries. It would provide a more uniform set of property tax
policies for all components of the resort. While it would not produce a notable financial
benefit for the municipality in terms of an expanded tax base, neither is it likely to

impose burdensome extra costs on the municipality.

This report’s financial impact assessments are based on the assumption
that the Controlled Recreation Area boundary would be the municipal
boundary, but this would need to be confirmed prior to a referendum (if

things proceed that far).

Stakeholder interests

The abovdactors suggeghat from the viewpoint of municipal service delivery, development
regulation, and financethe CRAwould make a more appropriate boundary for a municipality
thanwould theSPRIDboundary However, these gains need to be balanced against the intérests o
other parties, principally First Nations interests and provincial interests. This report cannot
resolve, weigh, or inform this balance but recognizes that a decision about the larger CRA
boundary should reflect stakeholder concerns that may lie oult&dattnicipal governance

concerns.

Sun Peaks 2009 Technical Report Update 28 SusseX

Consultants Ltd



