
 

 

 

Box 308 Dawson City, YT  Y0B 1G0 

PH: 867-993-7400  FAX: 867-993-7434 

www.cityofdawson.ca 

 

NOTICE OF SPECIAL COMMITTEE OF  
THE WHOLE MEETING 

#CW22-10 
 

This is to inform you a special meeting of City Council will be held as follows: 

 
DATE OF MEETING:  WEDNESDAY, July 27, 2022 
PLACE OF MEETING: COUNCIL CHAMBERS, CITY OFFICE 

  
JOIN ZOOM MEETING: 
https://us02web.zoom.us/j/86261290728?pwd=aHV0bDh4eWNnbnM1OGxoQXZiS1NJQT09 
 
 

MEETING ID:    862 6129 0728 

PASSCODE:    289528 
 
TIME OF MEETING:  7:00 PM   
 
PURPOSE OF MEETING:    
 

1) Taxation of Vacant Residential Lands Policy 

2) North End Project update 

3) Request for Decision: Demolition Permit #22-052 

 
 
 

DATE MEETING REQUESTED:  July 21, 2022 
MEETING REQUESTED BY:  WILLIAM KENDRICK, MAYOR  
  
 
       
Original signed by:    July 21, 2022 
Cory Bellmore, CAO   Date 
 
 

http://www.cityofdawson.ca/
https://us02web.zoom.us/j/86261290728?pwd=aHV0bDh4eWNnbnM1OGxoQXZiS1NJQT09
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AGENDA ITEM: Vacant Land Tax Policy 

PREPARED BY: Kim McMynn ATTACHMENTS: 
▪ Taxation of Vacant Residential Lands 

Policy draft 
▪ 2023 Tax Levy Bylaw (draft) 
 

 

DATE: July 4, 2022 

RELEVANT BYLAWS / POLICY / LEGISLATION: 
▪ Tax Levy Bylaw  
 

 

RECOMMENDATION 

 

 

ISSUE / PURPOSE 

Administration has prepared the two following documents for council consideration and feedback: 

Draft Tax Levy Bylaw to include a Vacant Lands Tax for future years – Sec 6.0 

Draft Taxation of Vacant Residential Lands Policy 

BACKGROUND SUMMARY 

Council has indicated that they would like to encourage development of vacant lots.  Although the City of 
Dawson initiated the Development Incentive Program, further steps are needed to encourage 
development of vacant lots.  One of the methods implemented successfully in other Canadian 
municipalities is the adoption of a Taxation of Vacant Lands Policy, along with a Tax Levy Bylaw 
amendment. Drafts of the policy is provided. 

ANALYSIS / DISCUSSION  

The Taxation of Vacant Lands policy provides Administration guidance on determining the definition of 
Vacant Land for the purposes of levying on taxable real property in the City of Dawson pursuant to 
sections 6.01 and 6.02 of the 2023 Tax Levy Bylaw.  

RECOMMENDATION 

Council provides feedback on the the proposed Taxation of Vacant Residential Land Policy with any 

suggested amendments. 

APPROVAL 

NAME: Cory Bellmore, CAO SIGNATURE: 
 

DATE:  

 



City of Dawson  
 

Taxation of Vacant Residential Lands Policy 
 

2022-XX 
 
POLICY STATEMENT 
 
The City of Dawson encourages development of vacant residential lands through the use of a 
higher rate of municipal property taxation on those lands which have remained vacant for a 
defined duration of time. 
 
1.00  Purpose 
 
1.01  The purpose of this policy is to establish policy for the taxation of vacant residential 

lands which have remain undeveloped for a defined period of time. 
 
2.00 Definitions 
 
2.01  The following terms are used within this policy and are defined as follows: 
 
 a) “Planning Manager” - means the Development and Planning Manager or their 

delegate as appointed by the Chief Administrative Officer (CAO). 
 

b) “Assessment Class” - refers to a property’s classification for tax assessment 
purposes, as determined in the annual Tax Assessment Roll and confirmed by the 
Planning Manager. 
 
c) “Council” - means the Council of the City of Dawson 
 
e) “Physical Condition Date” - the statutory date prescribed within the Assessment and 
Taxation Act of the Yukon for use by the Planning Manager in determining what 
buildings and/or improvements existed on a property as of July 31st of the year 
immediately before the taxation year. 
 
f) “Vacant” - the term “vacant” for the purposes of this policy shall refer to any property 
which the Planning Manager has deemed to be undeveloped and not having any 
habitable physical construction on site, as of a given statutory date. 
 
g) “Vacant Lands Tax Rate” - this shall be the reference given to the higher rate of 
taxation given to those properties which are deemed affected by this policy. 
 
h) “Year of Subdivision” - the year in which a property was subdivided and registered at 
Yukon Land Titles Office.  
 

3.00 Responsibilities 
 
3.01  Council is responsible for: 
 

a) the annual approval of the “Vacant Lands Tax Rate” which will appear within the 
annual Tax Levy Bylaw. 



 
b) Council is responsible for the approval of the bylaw as required under the Municipal 

Act for the creation of a residential assessment sub-class, which facilitates the 
taxation of that sub-class at a higher rate of taxation. 

 
3.02 The Planning Manager is responsible for: 
 

a) the annual determination of which vacant residential properties will be subject to the 
“Vacant Lands Tax Rate”. Discretion resides with the Planning Manager to review, 
inspect, and determine which vacant residential lands meet the criteria as outlined in 
this policy, and to assess and tax those properties accordingly. 

 
4.00 Vacant Land Taxation Standards - General  
 
4.01 Residential lands which have physically existed, as defined by their “Year of 

Subdivision”, for less than seven years, and have remained vacant during that time 
period, are subject to the regular residential municipal tax rate, and are unaffected by 
this policy. 

 
4.02 Residential lands which have physically existed, as defined by their “Year of 

Subdivision”, for seven years or longer, and have remained vacant during that time 
period are subject to the “Vacant Lands Tax Rate”. 

 
5.00 Applicable Properties 
 
5.01 Only those properties which meet each of the following three (3) criteria will be subject 

to the “Vacant Lands Tax Rate”: 
 

a) Properties having one of the following land use zoning classifications: 

• RS1 Zone (Single Detached and Duplex Residential) 

• RS2 Zone (Multi-Unit Residential) 

• RSC Zone (Country Residential) 

• RSM (Mobile Home) 

• RMH (Residential Mini-home) 
 
 (b) Properties described by either of the following circumstances: 
 

 (i) Properties which have remained vacant for a period of seven (7) years or greater 
since their time of final subdivision. The following schedule will apply:  

 

Tax Year Physical Condition Date Year of Subdivision for use 
of Vacant Lands Tax Rate 

2023 December 31, 2022 2015 or earlier 

2024 December 31, 2023 2016 or earlier 

2025 December 31, 2024 2017 or earlier 

2026 December 31, 2025 2018 or earlier 



Tax Year Physical Condition Date Year of Subdivision for use 
of Vacant Lands Tax Rate 

2027 December 31, 2026 2019 or earlier 

 
 
 Example 1: A vacant R1-zoned lot remains vacant as of Dec 31, 2022 as confirmed 

by the Planning Manager. If its year of subdivision is 2015 or earlier, then it has 
chronologically remained vacant for seven or more years. Therefore it is subject to the 
“Vacant Lands Tax Rate” for the 2023 tax year and all subsequent tax years until such 
time as the lot is developed.  

 
 Example 2: A vacant R1-zoned lot remains vacant as of Dec 31, 2022 as confirmed 

by the Planning Manager. Its year of subdivision is 2016. It has chronologically 
remained vacant for six years. Therefore it is not subject to the “Vacant Lands Tax 
Rate” until the 2024 tax year. 

 
(ii) Properties which were formerly improved, but have had the improvements 

demolished and have remained vacant for a period of seven (7) years or greater since 
their time of demolition. In cases where properties become vacant as a result of 
demolition, the start date for counting years of vacant status will commence at 
December 31st of the year of demolition. 

 
 Example: A property has physically existed since 1962. The residential dwelling on 

site was built in 1963 and demolished in 2014. 2014 becomes the start date of the 
vacant status period, not the year of subdivision; 1962. 

 
c) Properties which are considered to be fully serviced and developable. Examples of 
property that may not be developable may include, but not limited to, those properties 
with impediments to development such as access, topography, geotechnical or 
encroachments. In situations where servicing and/or developability are in question, 
discretion is given to the Planning Manager as to which residential “Assessment Class” 
the property will fall into, and if the “Vacant Lands Tax Rate” should apply. 
 

6.00 Excluded Properties 
 
6.01  The following properties exhibiting any of the criteria below are intended to be excluded 

from this policy:  
 

a) R1, R2 or R3 zoned properties larger than 1.62 hectares (4 acres) in area that are 
deemed by the Planning Manager to not yet be in their final and subdivided end use. 

 
b) R1, R2 or R3 zoned properties, whereby the property owner holds title to an 

adjacent improved property, and whereby the vacant lot in question has been 
integrated into the yard space enjoyed by the primary improved property. Typically 
these properties are landscaped, treed, and fenced and are contiguous with the 
adjacent lot where the primary residence is located. 

 



c) R1, R2 or R3 zoned properties that have structures on them that are Historic 
Resources that are listed in the Yukon Historic Sites Inventory or have been 
designated as Municipal Historic Sites. 

 
d) For clarity, properties that have the following land use zoning are not subject to this 

policy: 

• CG 

• CMC 

• CML 

• CMS 

• INS 

• MHI  

• MSI 

• NOZ 

• OSP 

• PI 

• PLM  

• PRC 

• QRY  

• REC 

• RMH 
 

 
7.00 Applicable Municipal Tax 
 
7.01 The tax rate for general municipal purposes shall be set by Council in the Tax Levy 

Bylaw. 
 

8.00 Determination of Vacant Status 
 
8.01 For the purposes of this policy, the following criteria will be used by the Planning 

Manager to determine the “Assessment Classification” for the application of this policy: 
 

a) The legislated “Fair Value Date” of July 31st, shall be used as the date by which the 
Assessor annually determines the property’s status for assessment and tax 
purposes. 
 

b) Property Owners will receive a Notice of Vacant Land Status mailed on or before 
December 31st prior to the year of taxation to the address as per the Taxation and 
Assessment Roll. 

 
c) In any instance where a property owner disputes their vacant status (their 

assessment classification) the remedy will be for the property owner to contact the 
Planning Manager on or before February 28th, and if the dispute is not resolved, the 
recourse available to the property owner is through appeal to Council. 

 
9.00 Reversion to Regular Residential Tax Rate 
 
9.01 A property which is taxed at the “Vacant Lands Tax Rate” will revert back to the regular 

residential municipal tax rate under the following scenarios: 
 



a)  Physical housing construction has commenced on or before December 31st of the 
tax year in question. Discretion remains with the Planning Manager as to the 
confirmation of construction activity. The tax rate reversion will be enacted during 
the current tax year, by way of an assessment correction, and the Development 
Approval Authority will prorate the tax calculation to the nearest 1st of the month 
when construction was visibly evident. 

 
9.02 A property which is taxed at the “Vacant Lands Tax Rate” will not revert back to the 

regular residential municipal tax rate under the following scenarios: 
 

a) The property owner has been issued a development permit by the City of Dawson in 
respect of the property on or before December 31st of the assessment year in 
question. 

 
b) The property is sold and title is transferred to a new owner. Change in ownership 

does not affect the vacant status provisions referred to in section 5.00 above. 
 
c) The property is subdivided, consolidated, amended or legally altered in a manner 

that at the discretion of the Planning Manager, has not materially changed the 
nature of the property, nor the vacant status of the lot. 

 
Example 1: A property owner adds five feet of width to their vacant lot via lot 
consolidation, and the amended lot is registered at Land Titles and given a new legal 
description with a new plan number. For the purposes of this policy, the vacant status 
does not “reset” because of the lot consolidation and new Year of Subdivision.  
 
Example 2: An existing R2 lot has remained vacant for ten years. The property 
owner then subdivides and changes the zoning for the existing 464 m2 (5,000 ft2) R2 lot 
into two 232.3 m2 (2,500 ft2) R1 lots. For the purposes of this policy, the vacant status 
does not “reset” because of the lot subdivision or change in land use zoning. 
 
 



 

 

XXX Tax Levy Bylaw 

Bylaw No. 2023-xx 

 

2022 Tax Levy Bylaw  
Page 1 of 3 ________ ________ 

 
CAO 

Presiding 
Officer 

   

WHEREAS section 265 of the Municipal Act, RSY 2002, c. 154, and amendments thereto, 

provides that a council may pass bylaws for municipal purposes; and 

WHEREAS section 55(2) of the Assessment and Taxation Act requires that each municipality 

shall levy taxes upon all taxable real property within its jurisdiction; and 

WHEREAS section 55(3) of the Assessment and Taxation Act provides for the establishment of 

different classes of real property, and varied tax rates according to the class of real property to 

be taxed; now 

THEREFORE, pursuant to the provisions of the Municipal Act of the Yukon, the council of the 

City of Dawson, in open meeting assembled, ENACT AS FOLLOWS: 

 

PART I - INTERPRETATION 

 

1.00 Short Title 

 

1.01 This bylaw may be cited as the XX Tax Levy Bylaw. 

 

2.00 Purpose 

 

The purpose of this bylaw is to levy taxes for the year XX. 

 

3.00 Definitions 

 

3.01 In this Bylaw: 

 

(a) Unless expressly provided for elsewhere within this bylaw the provisions of the 

Interpretations Act (RSY 2002, c. 125) shall apply; 

 

(b)  “city” means the City of Dawson; 

 

(c) “council” means the council of the City of Dawson; 

 

(d) “residential” means all property used primarily for residential purposes and 

designated one of the following assessment codes on the “City of Dawson 

Assessment Roll”: REC, RMH, RS1, RS2, RSC, or RSM. 

 

(e)  “non-residential” means all property used primarily for commercial, industrial and 

public purposes and designated one of the following assessment codes on the “City 

of Dawson Assessment Roll”: CG, CMC, CMH, CML, CMS, INS, MHI, MSI, NOZ, 

OSP, PI, PLM, PRC, or QRY. 
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Officer 

   

 

(f) “vacant” means all property classified as vacant as per the Taxation of Lands Policy 

(2022-xx) 

 

 

PART II – APPLICATION 

 

4.00 Tax Rates Established 

 

4.01 A general tax for the year 2022 shall be levied upon all taxable real property in the City 

of Dawson classified “non-residential” at the rate of 1.85 percent. 

 

4.02 A general tax for the year 2022 shall be levied upon all taxable real property in the City 

of Dawson classified “residential” at the rate of 1.56 percent.   

 

5.00 Minimum Tax 

 

5.01 The minimum tax for the year 2022 on any real property classified “residential” shall be 

eight hundred dollars ($800.00) except for real property with a legal address in West 

Dawson where the minimum tax shall be three hundred and fifty dollars ($350.00). 

 

The minimum tax for the year 2022 on any real property in the City of Dawson classified 

“non-residential” shall be eleven hundred dollars ($1,100.00). 

 

6.00 Vacant Lands Tax Rate 

 

6.01 A vacant land tax for the year 2023 shall be levied upon all taxable real property in the 

City of Dawson classified as vacant as per the Taxation of Vacant Lands Policy (2022-

xx) at a rate of the general tax x 1.5. 

 

6.02 For properties subject to minimum tax, under section 5.01, a vacant land tax for the year 

2023 shall be levied upon all taxable real property in the City of Dawson classified as 

vacant as per the Taxation of Vacant Lands Policy (2022-xx) at a rate of the minimum 

tax x 1.5. 

 

 

PART III – FORCE AND EFFECT 
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7.00 Severability 

 

7.01 If any section, subsection, sentence, clause or phrase of this bylaw is for any reason 

held to be invalid by the decision of a court of competent jurisdiction, the invalid portion 

shall be severed and the part that is invalid shall not affect the validity of the remainder 

unless the court makes an order to the contrary. 

 

8.00 Bylaw Repealed 

 

8.01 Bylaw 2022-02, and amendments thereto, are hereby repealed. 

 

8.02 All previous year’s tax levies as presented in property tax notices from the City of 

Dawson shall continue to apply. 

 

9.00 Enactment 

 

9.01 This bylaw shall be deemed to have been in full force and effect on January 1, 2023. 

 

10.00 Bylaw Readings 

 

Readings Date of Reading 

FIRST       

SECOND  

THIRD and FINAL  

 

 

 

 

 

William Kendrick, Mayor  Cory Bellmore, CAO 

Presiding Officer  Chief Administrative Officer 

 



Vacant Lots in City of Dawson
Encouraging Development

Researching The Potential of Tax Policy

First Draft Report



Tax Roll 2021 – Location and Ownership

¡ 1224 properties

¡ 518 properties
¡ In Townsite and 
¡ privately owned

City of Dawson
16%

Government of 
Canada 

3%

Government 
of Yukon

10%

Tr'ondek Hwech'in
9%

Dome, Valley & WD
20%

Remaining
42%



Tax Roll 2021 – Buildings, Services & Size

¡ Of the 518 remaining 
properties

Developed, 
391, 76%

Under Size, 
10, 2%

Unserviced, 
17, 3%

Remaining, 
100, 19%

¡ 100 properties
¡ Serviced and viable size AND
¡ Vacant lot or
¡ Consolidated property including a vacant lot



Tax Consolidations
¡ Of the 100 remaining 

properties

¡ 51 clear vacant titles

¡ 49 vacant lots are part of tax consolidations

Vacant Titles, 51

Consolidated 
Vacancies, 49



Use
¡ Of the 100 remaining 

properties

¡ 44 are in active use without a taxable improvement or unsurveyed

Residential 
Yard, 25

Historic 
Buildings, 8

Required 
Parking, 6

Unsurveyed, 5

No Known 
Use, 56



Tax Consolidations
¡ Of the 56 remaining 

properties

¡ 42 clear vacant titles

¡ 14 vacant lots are part of tax consolidations

Vacant Titles, 
42

Consolidated 
Vacancies, 14



Zoning
¡ Of the 42 clear vacant titles

¡ Multi-Residential includes:
¡ 3 lots at 5th & King (development plan in progress)
¡ 1 lot at 6th & Princess (former Korbo site – Yukon Housing)

Multi-Residential, 5

Single 
Residential, 18

Commercial, 
19



Next Steps

¡ Research owner development plans/permits in-progress

¡ Investigate if the 14 vacant lots are legitimately 
consolidated for tax purposes under Yukon laws

¡ Would not be impacted by any rise in minimum tax
¡ 7 are residential and 7 are commercial

¡ Field inspections of vacant lots to further consider

¡ Structures not visible from imagery
¡ Other encroachments
¡ Any other impediments to development such as 

access, topography, geotechnical etc.
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AGENDA ITEM: North End Project 

PREPARED BY: Planning & Development Attachments:  
- Attested ICIP Application for North End 

Development DATE: May 18, 2022 

RELEVANT BYLAWS / POLICY / LEGISLATION: 
Municipal Act 
Official Community Plan 
Zoning Bylaw 
North End Plan 
Subdivision Bylaw 

That Committee of the whole receive this update and provide direction to administration to continue to move 
this project forward with: 

Option A – Lots 1-7 and civil infrastructure to existing homes 

Option B – Lots 1-5 and civil infrastructure to existing homes 

ISSUE / PURPOSE 

The completion of the North End project, land development and services, has been an ongoing priority for the 
City of Dawson for many years. The purpose is to move forward with this project to bring lots to market and 
service lots that are currently not serviced by municipal water and sewer and ensure value for residents for 
their investments in the community. 

BACKGROUND 

North End planning has had several iterations over the decades. In 2018, Council approved the work to go 
forward with North end planning again via adoption of the North End Plan and approval of the North End 
Concept Plan (below). 

Figure 1: Final Development Concept 

 

 

 

 

 

RECOMMENDATION 



The Concept plan moving to final lot design was dependent on lot development suitability for geotechnical, 
environmental, and heritage assessment outcomes of the area, as well as minor lot adjustments to resolve 
encroachments where feasible. The North End plan was broken into 2 phases in an effort to expedite lots to 
market. 

It was determined that the project was to be undertaken by the Yukon Government (Land Development 
Branch) with assistance and cooperation with the City of Dawson. As such, YG development protocols and 
processes were followed. Planning, engineering, and feasibility studies in Phase I commenced in 2019 – 2020. 
Geotechnical and environmental feasibility studies yielded results that have caused project delays. This 
includes environmental remediation requirements and the consideration of geotechnical results associated with 
the Moosehide Slide (previously reported to Council). These many studies inturn created barriers to quick 
sucess with this project creating the need for environmental permits, limiting potential permanent buildable 
areas near the toe of the slide as well as the installation of a monitoring system for the Moosehide Slide (this 
work is ongoing and a presentation is expected to council from the Yukon Geological Society in August, 2022). 

As provided in the previous update, YG made the decision to hand the project over to the City of Dawson. 
Following receipt of this letter, Administration has been working with YG to obtain updates and details on the 
project financials, work done to date, and required next steps so that the project scope and feasibility can be 
evaluated prior to the City of Dawson rendering a decision on taking over the project. It should be noted that no 
decision has been finalized at this time requiring direction from council. 

Documents 

The City received the updated document titled ‘Information Package for Project Handover to City of Dawson’ 
that was prepared by YG LDB for the purpose of handing over the North End Development project to the City 
on May 10, 2022. (Reported to council May 18,2022) The information is structured by discipline/area, and aims 
to provide the most pertinent information in each area that the City will need to move this project forward. The 
information included the project financials and recoveries. 

Following this, the ‘Potential Scope Reductions’ document prepared by YG LDB reviews potential scope 
reductions for the Dawson North End project, as requested by City Administration as a way to explore 
improving the financial feasibility of this project following the initial full project projected defecit. 

Further work and documents that are attached to this report were received on July 16, 2022 as we continued to 
discuss how to take this information and create a successful project (discussed below for the options with 
reduced scope). 

ANALYSIS / DISCUSSION  

City Management of the Project 

As a high level (and not all encompassing) overview, the following is involved in completing the project: 

• Hiring project manager – to assist inhouse completion 

• Encroachment resolution – time sensitive for selected lot development and civil works areas 

• Managing development constraints (geotechnical constraints)  

• Local improvement charge bylaw 

• Road closure bylaw 

• Subdivision approval 

• Land sale bylaw & agreements 

• Completion of civil design 

• Tendering 

• Environmental permitting 

• Arsenic hotspot removal 



• Identifying location for stockpiling waste material 

• Contaminated Soil Management Plan 

• Water licensing 

• Finalizing Utilities (Power/Tel/Data) with Yukon Energy & NWTel 

• Public communications 

• Legal survey  

• Lottery preparation (lot appraisal, document prep, municipal addressing, sales agreements) 

Some pros/cons associated with the City taking on the project that were provided in the earlier update inlcude: 

Pros Cons 

The project gets done (existing properties are 
serviced, lots developed, potential for 
encroachments addressed now or in the future). 

Financial deficit (current $1.4m deficit) & taking on 
financial risk. 

 Geotechnical liability risk associated with the 
Moosehide (YG has agreed to install a monitoring 
system and program to reduce this risk as 
previously reported at council) 

 Requirement to use YG procurement methods. 

 The water license for dewatering trench 
groundwater is currently under YG. If City takes the 
project over this license will have to be assigned to 
the City and may increase time. 

 Scope of project requires significant Administrative 
resources and therefore reduces possibility of other 
priorities. 

 

Administration has continued to work with Yukon Government to analize the previous packge provided in the 
project handover and to find solutions to some of the Cons listed above. Following is the update to these 
issues: 

Financial deficit – 2 options have been analized (A & B below) with reduced scopes that will bring the most 
success to completion of the main goals of this project. 

ICIP Funding – we required determination that if we needed to reduce the scope of this project (reduction of 
lots but maintain full civil insfrastructure build) that we would not see a reduction in funding approved under the 
ICIP application. It has now been confirmed that we will not lose funding based on reduced lots as a main 
purpose of ICIP was the civil infrastructure. 

Water License – we were informed that if we agreed to take on this project that we would need to have the 
dewatering license that is currently under the main Yukon Government IDB civil infrastructure assigned to the 
City of Dawson water license. We have confirmed that there could be 2 options as a solution 

1. Amedment of the current City of Dawson license to include this potential de-watering work 
2. Use the authorization under the water license held by IDB – this would include a requirement written 

into the Transfer payment agreement that we would provided the needed reports to satisfy this license 
for the Water board 

Preference for this item is #2. 

Procurement Requirements – we were initially informed that we would need to follow the YG procurement rules 
even if we were running the project under the City of Dawson administration. We have confirmed that this is 



not a requirement, we can use the City of Dawson procurement policy to guide these contracts as long as they 
meet the requirements of fairness and transparency of the ICIP program. 

Additional work taken on by Land Development Branch – at this time LDB has completed the arsenic hot spot 
removal within the lots 1-7 block. This block is now free of any environmental concerns.  

Two options that have been further explored in the scope and budget are outlined below. 

Option #1: Infrastructure Servicing + Development of 7 Lots by City 

 

Figure 2: Option #1 

Some pros and cons associated with pursuing option #1 include: 

Pros Cons 

Existing properties are serviced & the cost is partially 
alleviated by the revenue from the sale of the 7 lots. 

Less lots being created than the conceptual design 

Not taking on the geotechnical liability risk associated 
with the Moosehide Slide given that the 
monitoring/warning system is not yet in place 
(monitoring system only alleviates loss of life risk, not 
loss of property). 

Reduced scope and financial cost of civil works if only 
doing a service extension and servicing these 7 lots. 



Only arsenic hotspot removal required for 
environmental mitigations for development of Lots 1-7. 
[now complete] 

Environmental mitigations for areas not being 
developed possibly still required (unclear at this time). 

 If environmental mitigations are not required for areas 
not being developed, City retains contaminated sites. 

Omittance of other lots reduces costs.  

As presented at the last update, further work was required to determine what costs reductions could 
be achieved with a reduced scope of work.  

The following table is an updated version of persuing the lots 1-7 option

 



 

• This option requires confirmation that servicing of lots 1 and 6 are reasonable to service to civil 
infrastructure with Public Works 

 

 

 

 

 

 

 

 

 

 

 

 

 



Option #2: Infrastructure Servicing + Development of 5 Lots by City 

 

The following table is an updated version of persuing the lots 1-5 option 



 

 

 



Option #3: Entire Project by City (infrastructure servicing + development ~11 lots for sale + 3 lots for lease) 

No further detailed work has been invested in this option as it is financially not feasible and creates a great risk 
for the City to complete this level at this time.  

 

Figure 4: Option #2 

Some pros and cons associated with pursuing option #2 include: 

Pros Cons 

Existing properties are serviced, more lots are 
created & the cost is partially alleviated by the 
revenue from the sale/lease of the lots 

Cost feasibility with current project expectations 
($1.4m deficit) 

 Liability risk (geotechnical) – reliant on the 
installation and operation of a monitoring system 
for the Moosehide Slide 

 City taking on property management role in leasing 
lots 

 Revenue from the lease lots is marginal 

 Delay in lot sales due to waiting for the early 
warning monitoring system 



 

 

Figure 5: Current budget for full project. 



 

Potential reductions in expenses for recommended but not required work 

Expenses to be detailed to know what may be removed (recommended but not required) 

Figure 6: Budget for full project with potential scope reductions. 
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DATE: July 22, 2022 
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AGENDA ITEM: Demolition Application #22-052 

PREPARED BY: Planning & Development Attachments:  
1. Protective Services Manager, 

‘Inspection report’ 
2. Approved Redevelopment Plan #22-053 

DATE: July 15, 2022 
RELEVANT BYLAWS / POLICY / LEGISLATION: 

  
  
RECOMMENDATION 

It is respectfully recommended that Committee of the Whole accept this report as information and forward 
the approval of demolition application #22-052 to Council.  

ISSUE / BACKGROUND 

In June, 2022, the applicant, Yukon Spaces Inc., brought forward demolition application #22-052 to 
demolish the ‘Adair Wholesale Warehouse’ building located at Lot 16, Block I, Ladue Estate to remedy the 
perceived hazardous condition of the building on account of the structural disrepair and infeasibility of 
repair. 

The demolition application was accompanied by a redevelopment plan (development permit application 
#22-053), which was approved on July 12, 2022 conditionally to the approval of the demolition permit. In 
essence, the application was approved to retain the façade, and install it in front of a parking lot (similarly to 
a billboard), however the façade will be made structurally sound. This redevelopment plan was proposed as 
a temporary strategy for striking a balance between conserving the heritage value of the historic façade and 
preventing harm to pedestrians and neighbors. 

In June, 2022, the Protective Services Manager conducted an inspection of the building, stating that the 
building is not structurally sound and concluded that it should be condemned (see inspection report 
attached). 

ANALYSIS / DISCUSSION  

The following are relevant clauses from the Heritage Management Plan in regard to the requirement for 
reconstruction/ replication of Gold Rush era buildings: 

• “Treatment of new infill construction: Buildings should replicate (reconstruct) the external design of 
the building that stood on that particular site during the Gold Rush era (ca. 1896-1910), when there 
is sound historic evidence as to the appearance of the former building. 

o Replication refers only to massing and exterior design of the former building as seen 
from the street. The footprint and the appearance may be altered towards the rear of 
the site, as illustrated in Section 6.3 of this report… 

o  An alternative source for replication may be selected when the height and/or massing of the 
former building is either too large or too small to accommodate the building program 
proposed by the property owner; or when there is insufficient sound historic evidence as to 
the appearance of the former building to enable good replication. In either situation, the 
owner and the City may work together to select as a model for replication another building 



that formerly stood in the same vicinity, and which was the appropriate scale. The replication 
should not duplicate an existing building. In any case, the new replica must conform in size 
and scale to zoning regulations.” 

• “As a general rule, reconstruction (i.e., replication) of demolished historic buildings is discouraged by 
heritage charters. Reconstruction is dismissed as not being conservation practice by the Standards 
and Guidelines. However, Dawson poses an exceptional situation because maintaining and 
enhancing the historic character of the whole is extremely important to the continuity of the visual 
experience. Furthermore, there is an enormous base of information, both visual and written, 
documenting all Gold Rush-era buildings within the downtown core. This information, which was 
prepared for the most part by Parks Canada a generation ago, offers a unique opportunity to 
reconstruct the massing and exterior design (as seen from the street) for buildings and structures in 
the Downtown Heritage Management Area” (p. 72 under S. 6.7 ‘Guidelines for Reconstructions’). 

o “Once this research has been done, the Design Guidelines for Historic Dawson will be 
applied to guide the design of the street elevation. 

o The overall form and character, massing, scale, street coverage, materials and details should 
capture the original design. 

o Replicated buildings should follow the principle of distinguishability, in that they should be 
distinctive in some way from the historic building. Differences may be seen in details such as 
window glazing, use of materials, and interpretive features. 

o With respect to interpretation, it is recommended that every building, old and new, have at 
minimum a small plaque that indicates the date of construction, to further avoid confusion. 

o Plans for conservation and development projects include evidence that the owner and 
consultants have assessed the intended work in relation to the heritage values of their site 
and surroundings. 

o Replication refers only to massing and exterior design as viewed from the street. The 
footprint and the appearance may be altered on the interior and at the rear of the site” (p. 72 
under ‘Guidelines for Reconstructions: Design Guidelines’).” 

According to s.4.1.1.5 of the Zoning Bylaw, “Demolition of a structure listed in the Yukon Government 
Historic Sites Registry shall occur only in extenuating circumstances, and must be approved by Council in 
consultation with the Heritage Advisory Committee and Yukon Government Historic Sites.” 

Yukon Government Historic Sites were asked to comment on this application, Rebecca Jansen, Historic 
Sites Manager, provided the following comments on July 15:   

• Concern was raised regarding the precedent that this approval could set for future applicants 
dismantling historic buildings in Dawson. More specifically, the following general concerns were 
raised regarding demolition and facadism: 

o Without specific structural details provided indicating how the façade will be constructed, 
Historic Sites is unable to confidently endorse the demolition. 

o The comment was raised that often facadism is not the optimal conservation plan in efforts to 
conserve historic resources. The concern is sourced from not fully being able to visualize 
what the applicants are proposing to do with the façade; i.e. whether the tin will be pasted 
onto a flat wall, or if the full façade and its depth will be erected using structural supports. 
Currently the building is cantilevered and has structure and shape – there is a risk that the 
façade could end up looking historically inaccurate.  

Demolition permit #22-052 and the redevelopment plan as per development permit #22-053 received 
approval from the Heritage Advisory Committee on July 7, 2022 at HAC meeting #22-11. 

APPROVAL 
NAME: Kim McMynn, A/CAO SIGNATURE: 

 
DATE: July 15, 2022 
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