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Hotsprings Road Rural Residential Subdivision 
Project Description 

 

Executive Summary 
 
A 20-lot Rural residential subdivision is proposed for an area northwest of the intersection of 
Hotsprings Road and Mayo Road (Klondike Highway). The Aishihik Lake to Faro power line 
forms the north boundary with the existing Pilot Mountain Subdivision to the west, 
Hotsprings Road to the south and Mayo Road to the east. The site also surrounds the Ta’an 
Kwäch’än C-59B land selection (Figure 1). 
 

 
Figure 1 – Location Map 
 
The bulk of the study area lies within the Hotsprings Road Local Planning Area except for the 
northeast corner that is within the Mayo Road Local Planning Area. For subdivision planning 
purposes, the Mayo Road Plan has a minimum lot size of 6 ha while the Hotsprings Road 
Plan has a 3 ha minimum. The 2002 Hotsprings Road Local Area Plan acknowledges that the 
portion of land within its’ plan boundaries is suitable for single-family rural residential use and 
designates the land future development. The land within the Mayo Road Planning Area is 
similar in character and equally suitable for this type of development.  
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There is some existing recreational trail use and firewood cutting for personal use in this area 
now1. Five different subdivision concepts were generated and refined during the subdivision 
planning process and 3 public meetings were held to obtain public input. The final 
subdivision plan addresses most of the issues raised. Principal existing resident concerns 
included: 
• Opposition to any infill development or encroachment into areas of personal use 
• Support for infill development if it facilitated subdivision of their existing lot 
• A desire to protect the meadows in the northwest corner of the site; 
• A desire to retain the existing trail network. 
• Opposition to a Stringer Road connection. 
 
The new subdivision will generate approximately 60 additional residents. Road and school 
capacity is sufficient to accommodate the additional traffic and student generation. There are 
no significant wildlife impacts and little visible evidence to confirm the level of recreational 
use, area residents suggest is occurring there now. The main trail corridors are retained 
including an allowance for development of a link to the Gunnar Nilsson & Mickey Lammers 
Research Forest. 
 
Aside from land conversion, approximately 6 local woodcutters will be displaced by the new 
subdivision. 
 
As discussed in this report, there is a significant demand for rural residential development 
within the Whitehorse periphery. This infill project responds to that demand and encourages 
planned development rather than the sprawl that results from multiple spot applications. 
 
The development is consistent with adjacent development and offers smaller lots resulting in 
an overall higher density but limited area footprint. The final plan addresses the issues 
identified through the public consultation process including the specific concerns raised by 
neighbours abutting the property. 
 
The cumulative impacts associated with this project are generally positive. The higher density 
and compact development form will not distort real estate prices and keep the lots affordable 
for those interested in a more rural lifestyle. The site is close to existing services (e.g. 
power/telephone), major roads and the local fire hall. School buses already pass the site and 
the double entrance facilitates road maintenance, traffic circulation and school bus 
movement. 
 
Negative impacts include the conversion of open space to residential land use, loss of a local 
wood-cutting area, more use of the hinterland area to the north and the possibility of some 
air quality concerns depending on the extent of wood stove use for heating. The later 
concern is due to the proximity of the site to the higher terrain to the north, the nature of the 
prevailing winds and the potential for winter air inversions. 
 
The subdivision concept is also consistent with both local area plans. There is no alternate 
location in this general area that can be used for this purpose.  

                                                 
1 On average 6 personal use dead wood cutting permits have been issued each year  
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GENERAL ENVIRONMENTAL ASSESSMENT INFORMATION 
 
Project Title: Hotsprings Road Rural Residential Subdivision 

Proponent: Community Development Branch, Community Services, 
Government of Yukon, PO Box 2703, Whitehorse, Yukon Y1A 2C6 

Designated Office Whitehorse 

EA Type: Environmental screening 

EA Start Date: November 14,2005 

EA Completion Date:  
 

RESPONSIBLE AUTHORITY IDENTIFICATION 
 
Lead Responsible Authority: Community Development Branch, Community Services 

Proponent Project Manager Brian Ritchie, Program Manager 
Tel: 667-3093       Fax 393-6216 
E-mail: brian.ritchie@gov.yk.ca 

Other Responsible Authority: Bryony McIntyre, Manager Lands Client Services, 
Energy, Mines and Resources 

Consultant Contact Ian D. Robertson MCIP 
Inukshuk Planning & Development 
Tel: 667-4759        Fax: 667-4020 
E-mail: ian@inukshukplanning.ca 

Screening Trigger: Subdivision, land development funding, land use permit and 
public land disposition 

 
PROJECT LOCATION 

 
Region: Southern Lakes (Whitehorse & Teslin) 

Topographic Map Sheet: 115A (14) 1:50,000 

Geographic Location: North West corner of Hotsprings Road and Mayo Road (Klondike 
Highway) 

Latitude & Longitude: 60º 51’ 42” N 135º 13’ 08”E 

Drainage Region: Yukon River 

Watershed: Takhini River 

Street Name: Hotsprings Road 

Nearest Community: East of Pilot Mountain Subdivision 

Traditional Territory: Ta’an Kwäch’än & Kwanlin Dun First Nations 

Surrounding Land Status YEC right-of-way, crown land to the north, private land to west, 
south and southeast, abuts Ta'an Kwäch’än Council C-59B 
selection. 
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Hotsprings Road Rural Residential Subdivision 
Project Description 

 
Introduction 
 
A 20-lot rural residential subdivision is proposed. The site was identified for future residential 
development in the Hotsprings Local Area Plan and has been reserved for that purpose by 
the Government of Yukon. The decision to proceed at this time is related to the absence of a 
suitable inventory of rural residential lots in the Whitehorse periphery and the continual 
demand for spot land approvals because of the absence of an alternative means to acquire 
land. Subject to receipt of all necessary approvals, development will take place in the spring 
of 2006 with lots available for purchase by the fall. The 2002 Hotsprings Road Local Area 
Plan identifies this area as suitable for the intended use. 
 
The site is approximately 112 hectares in size. As noted earlier, it is bounded by the 138kv 
hydro transmission corridor to the north, Pilot Mountain subdivision to the west, the Klondike 
Highway (Mayo Road) to the east and private development fronting on Hotsprings Road to 
the south. The area known as “Gruberville” lies adjacent to the southeast corner of the site.  
 

 
View from the hill above the 138kv transmission line looking south 
 

Site Inventory 
 
Terrain Analysis 
The site is generally flat, with the nose of a ridge of the mountain to the north jutting into the 
north central part of the site approximate (elevation 680m). The land slopes southeast and 
west with an average site elevation of 665m throughout the majority of the site. 
 
Detailed terrain analysis was conducted by EBA Engineering Consultants Ltd. Their report is 
in Appendix 1. The terrain analysis included a literature review of existing records, air photo 
review to determine test pit locations, supervision of the excavation of 8 test pits with 
percolation tests conducted in two test pit locations.  An additional site inspection was 
conducted to the meadow area at the west end of the site to assist the design team in refining 
the lat layout for this area in response to public input. 
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EBA reports, “The study area is characterized by well-drained soils and mature pine forest 
with minor aspen and spruce. Isolated open meadows exist in the western third of the study 
area, where near-surface glaciolacustrine parent soils dominate flat gradient terrain and 
moderately drained soils. Groundwater was intersected at only one test pit”.  
Bedrock was not encountered and the higher water table noted in TP01 coincides with the 
meadow area behind lots 1009 and 1010 as expected because this is part of a natural 
depression. 
 
The three main meadow areas absorb surface drainage from the higher ground in Pilot 
Mountain subdivision to the west that drains through two drainage easements. Residents 
living next to these easements note that they have been consistently dry year round, which 
suggests the meadows receive minimal surface water recharge. 
 
EBA notes that quaternary-age gullying in thick sand in the central and northeast areas of the 
proposed development have formed north-northwest oriented swell and swale topography. 
This creates a moderately undulating and interesting landscape with gentle slopes, well-
rounded minor ridges interspersed with shallow depressions capped by discontinuous, 
medium/fine-grained Aeolian sand. The terrain provides a range of attractive building sites 
especially in the north-central portion of the study area where the higher ground provides 
view opportunities. 
 
The EBA report confirms the site is feasible for the intended subdivision use. Geotechnical 
conditions are conducive to roadway and foundation construction, as well as on-site sewage 
disposal. The report notes however that the glaciolacustrine soils in the western portion of the 
site, generally in the vicinity of the meadows are marginal at best for on-site sewage disposal. 
Initially, this was addressed in the subdivision design by increasing the size of the lots in this 
area. In response to area resident preference to see the meadow areas conserved as public 
open space, the final design submitted for approval accommodates that objective. 
 
Surficial Drainage & Groundwater 
The topography, soils and gradient determine the surficial drainage. There are no permanent 
or ephemeral watercourses present. As noted by EBA, groundwater was only encountered in 
test pit #1 at 3.2m within the meadows where expected. Generally, the sandy soils permit 
rapid infiltration of surface runoff. Even the meadows that are in shallow depressions are 
generally dry in most years. This is supported by the percentage of grass cover as opposed to 
sedges and related plant species that are commonly associated with a perched or near-
surface water table. The test pit data does not suggest a perched condition is present. 
 
The swell/swale topography in portions of the site also corresponds with a thicker sand layer 
and, as a result, surface runoff is not trapped in the shallow depressions. Given the nature of 
the soils, roadside ditches will be dry in most instances and the principal concern following 
road construction will be stabilizing ditch slopes and re-establishing groundcover. 
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According to existing residents drilling water wells in this area can be costly and problematic. 
Results in the Hotsprings area and adjacent Pilot Mountain subdivision have been quite 
variable with residents commonly drilling to depths of 130-150m or more to reach water 
with variable results. Trucked water service is available from commercial operators for those 
who choose not to drill wells because of the expense and risk involved. 
 

 
Main meadow, west side of study area with willow shrub perimeter 

 
Forest Values 
The east side of the area is a mature, mixed coniferous and deciduous forest with pine and 
aspen poplar the dominant species. The eastern portion has proportionally more spruce and 
pine on the drier sandy soils with some poplar and shrub willow particularly around the 
meadows. Much of the forest is relatively open with minimal shrub cover due to the thinning 
that has occurred through firewood cutting and in part because of the maturity of the stands 
themselves. Two particular specimen trees were found with diameters twice the size of the 
largest trees in the vicinity. Based on their girth, both the white spruce and lodgepole pine 
appear to have survived historical fire events and look to be over 150 years old. 
 

     

 

 
  White Spruce     Lodgepole Pine 
Approximately 6 individual woodcutting permits are issued each year covering the north-
central portion of the study area. These permits are for personal use only and only for dry or 
dead wood according to Todd Pilgrim of Energy Mines & Resources Client Services & 
Inspections. Cutting outside the permit area behind Gruberville was observed during site 
visits and this included the removal of live and wind blown trees. The net result of the activity 
to date has been to reduce the fuel capacity and associated forest fire risk. The proposed 
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road layout and double entrance are all appropriate risk management practices while the 
proximity of the development to the local fire hall ensures a better and more predictable 
response time should a forest fire be started. 
 

 
    Woodcutting Activity June 2005 
 
Wildlife Values: 
The Hotsprings Road Local Area Plan rates the general area as having moderate wildlife 
values except for the small meadows that are rated as high. Area residents also suggested the 
meadows were important to local wildlife. Forest meadows are typically an integral part of 
the boreal forest ecosystem. Meadows provide seasonal habitat and a food supply source for 
a variety of species particularly birds. In this case, a site inspection revealed little evidence to 
substantiate the high wildlife values assigned to these areas. This does not mean that there 
will not be occasional sightings of wildlife use but that the relative importance of these 
specific sites may be over-rated. For example, while rabbit, squirrel, moose, fox, coyote and 
deer are known to inhabit the general area, there was no evidence of any substantive use 
(e.g. browse patterns, scat, tracks, nests etc.). Yukon Environments’ regional biologist confirms 
their records do not support the high wildlife value assigned to these meadow areas.  
 
Heritage: 
Thomas Heritage Consulting conducted a Heritage Overview Assessment in May 2005. The 
assessment did not reveal the presence of any heritage features within the study area. The 
author concluded no additional field studies were required as the chance of unearthing 
artefacts was low. No mitigation measures prior to development are required.  
According to the Heritage Overview Assessment Report, the study area is considered to have 
low potential for the presence of heritage resources. The heritage consultant feels that 
heritage resources will not be impacted by the proposed development. For this reason it is 
the consultant’s opinion that further heritage resource inventory and assessment work is not 
needed in advance of the development of the Government reserve. 
 
Agricultural Suitability 
A minor portion of the site is classified as 5CM, marginally suitable for soil-based agriculture. 
Two fields have been cleared adjacent to the site on the flatter ground but have not been put 
into production. There is also some evidence of past free range grazing in the meadows. 
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Existing Land Use 
The subdivision is bounded by the existing Pilot Mountain rural residential subdivision to the 
west (Figure 2). Average lot size is 6-8 ha and some residents are now subdividing these 
larger lots given the reduction in the minimum lot size allowed in the 2002 Local Area Plan. 
There are also 5 large rural residential properties south of the subdivision fronting on the 
Hotsprings Road along with a 15.8 ha Ta’an Kwäch’än land selection (C-59B). The northwest 
corner of the intersection of the Mayo and Hotsprings Road is occupied by a development 
locally known as Gruberville. The corner portion includes a gas bar and convenience store 
with postal kiosks in the road right-of-way. The back portion of the lot is occupied by a 
number of cabins that are occupied year round and is identified as rural residential – 
multifamily in the 2002 Hotsprings Road Local Area Plan. There is also a small 2.9 ha area of 
land that is leased for five years for use as a horse corral to the owners of lot 1193. Lot 1104 
on the Mayo Road is a commercial lot that includes an auto body repair business. 
 
On the other side of Hotsprings Road is the Gunner Nilsson & Mickey Lammers Research 
Forest. A Draft Strategic Plan for this area was completed in January 2005. In addition to the 
research function, the plan calls for more public access, expansion of the education function 
and includes provision for trail integration. Concern about providing a link to the power line 
to the north through the site from the research station was identified during the public 
consultation but how this would be achieved in a practical sense is not identified in the 
Gartner Lee plan for the research station or by the residents who suggested it. 
 
It is also noteworthy that the fire weather station at this site established in 1988 provides the 
longest continuous record of hourly weather data for this area and the data is used to assist 
the government in calculating the wildfire danger rating for the McPherson, Takhini 
Hotsprings and west Lake Laberge areas. The regional fire hall for this area is located on the 
Mayo Road just north of the Hotsprings Road intersection less than 1km from the proposed 
subdivision.  
 

 
138kv Power Line ROW is also a well-used recreational corridor 
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The 138kv power line to the north is also a heavily used recreation corridor and there are 4 
main trails leading out of the proposed subdivision that connect to this corridor and to the 
trail system on Pilot Mountain.  
 
The western boundary trail and the trail north from Gruberville are the most frequently used 
while the two interior trails connect the power line corridor to the private lots along 
Hotsprings Road. These are clearly personal use trails. 
 
There are no mineral claims within the study area. 
 
Access and Utilities 
The subdivision can be accessed from either the Mayo or Hotsprings roads. There is also an 
unopened road allowance from Springer Road that parallels the hydro line right-of-way. 
When the Pilot Mountain subdivision was designed a 75m buffer strip was reserved along lots 
fronting on Springer Road to allow sufficient room for a future road and buffer strip.  
 
An existing 14.4kv single-phase power line extends along both the Hotsprings and Mayo 
roads and can easily be looped through the proposed subdivision. The individual lots will 
require transformers to bring the voltage to a household standard.  
 

Public Consultation 
 
Three public meeting opportunities were held during the planning process. The local MLA 
also held several constituency meetings at which the proposal was discussed and organized a 
meeting for a delegation of existing property owners who met with the Minister of 
Community Services. 
 
The project manager and planning consultant attended a Hotsprings Road Planning Meeting 
May26, 2005, to advise area residents the subdivision planning study was underway. 
Approximately 30 people attended the meeting. A study area map and short questionnaire 
was handed out that focused on identifying local interests, values and concerns. The local 
knowledge collected was used to focus onsite investigations and provide a planning 
framework for design purposes. 
 
Initial reaction was negative particularly from the adjoining property owners who claimed to 
make extensive use of the area for recreational purposes. Questionnaires were also mailed to 
property owners and this was followed up with deliveries by hand June 3rd. This resulted in 
23 responses. 
 
Concerns raised by respondents included: 
• Loss of public open space and access to the Pilot Mountain and power line trails 
• Potential impacts on wildlife and wildlife movement through the area (e.g. deer/moose) 
• Perceived danger to people living close to 138kv power line 
• Impacts on personal lifestyle of residents living next to the development 
• A concern that larger lots would result in additional subdivision requests as is happening 

in Pilot Mountain now 
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• Loss of local woodcutting area 
• Request to facilitate subdivision of the back portion of some lots fronting on Springer 

Road and opposition by others 
• A desire not to link the new development to Springer Road 
• A specific request to protect the meadows from any development 
• A concern about emergency access and location of access points from the Mayo and 

Hotsprings roads 
• A concern with what the First Nation has in mind for their land selection 
• The need to control ATV/snowmobile use and related damage 
• A concern that the horse corral lease not be eliminated 
• Confirmation of demand to purchase lots if developed 
• Concern that new development would force existing property owners to install or 

upgrade property fencing 
• Requests to facilitate personal lot enlargements that had previously been turned down 
• A concern regarding insufficient public consultation 
• Advice to check school capacity, groundwater conditions and ensure driveways is 

sufficiently wide to accommodate emergency vehicle access. 
 
The majority of respondents indicated they made year round use of the area for a variety of 
recreational purposes but the detailed site inspection did not support the level of use 
purported to occur. Two main trails are well used. The first follows the west side of the 
property behind Springer Road and it is used to provide a link between the Hotsprings Road 
and the power line corridor to the north. The second trail runs from behind Gruberville to 
the power line and is accessible by vehicle. It also provides access to the interior of the site 
for wood cutting purposes.  
 
Similarly, references to extensive use of the area by wildlife could not be substantiated by 
direct evidence on the ground. This is not to imply that wildlife do not pass through or make 
some use of the area and sightings may occur but rather the level of use is not as substantive 
as was implied. 
 
Based on the feedback received and consultation with affected government agencies, the 
consultants prepared 4 possible design alternatives. A fifth concept generated by several local 
residents and the MLA was also presented at a second public Open House September 8th. 
Area residents were notified of the date of the meeting and information was also posted on 
the government web site. Twenty-seven persons attended the September 08th meeting and 
27 response forms were subsequently mailed in. Respondents were given the choice of 
supporting a specific option or identifying features they liked or disliked about any particular 
option. 
 
The majority of respondents were from the immediate area and favoured the option that 
most closely reflected their personal interest. Option #5, the design generated by some of 
the immediate neighbours received the greatest support followed by option#2. The 
consultants further refined this option to create the subdivision plan presented in this project 
description. 
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Subdivision Design Concept 
 
A 20-lot subdivision is now proposed with access from both the Mayo and Hotsprings roads. 
This is a compromise that accommodates neighbour concerns and interests while generating 
sufficient lots to ensure the lots can be priced to recover development cost without distorting 
market pricing. 
 
The loop road balances traffic flows and provides an alternative exit in case of wildfire or an 
accident.  Transportation Engineering has indicated that they will require acceleration / 
deceleration lanes and lighting at the Mayo Road intersection but not the Hotsprings Road 
access.  Road construction and the installation of power and telephone service to the 
property line is estimated to cost $1.60m or $79,952 per lot.    
 
The design retains 27% of the study area as public open space and trails, well in excess of the 
minimum 10% requirement. The two main existing trails are retained along with a central 
greenway connection between the Research Forest and the power-line right-of-way to the 
north. The two main meadows are retained for public open space and a Springer Road 
connection has been dropped at the request of the property owners most affected. The 
Hotsprings Road connector follows the back of 4 properties that front on Springer Road 
because these property owners expressed interest in subdividing these properties while the 
owners of the lots fronting on the Hotsprings Road did not. Allowance for a future trail 
connection from the Mayo Road to the 138kv power line was also provided in the northeast 
corner of the site. As the owner of lot 1104 had cleared a substantial amount of land behind 
their property and was concerned about security and vandalism, the Mayo Road access point 
was shifted slightly south to provide a small triangular shaped treed buffer. A new trail access 
was also provided from Gruberville to the main east side trail as part of the present trail 
crosses lot 1193. The present leased land used by this same lot owner as a corral is left in tact 
but can be consolidated with the adjoining greenway on expiration of the lease if so desired.  
 
The lots are all between 3-4 ha in size except for two lots that are mainly within the Mayo 
Road Planning Area where the minimum lot size remains 6 ha. Although this boundary is an 
artificially imposed line bearing no relationship to any logical land use boundary, the 
compromise reflects area resident wishes. While some area residents remain opposed to any 
development of this area, the modifications proposed in the final plan accommodate the 
majority of local concerns. 





 

Mitigation Measures & Cumulative Impacts 
 
Table 1 summarizes the anticipated impacts and potential mitigation measures. The principal 
impact is the change of land use from open space to rural residential subdivision. However, 
from a cumulative impact perspective, the net impact is positive because the footprint of a 
planned subdivision is substantially smaller than the sprawl associated with spot land 
transfers. It should also be noted that the Hotsprings Road Local Area Plan supports this type 
of land use conversion at this location. 
 
The negative impacts are partly perceptive particularly from existing residents living next to 
the development who have enjoyed their proximity to the open space. It is noteworthy 
though, that a careful site inspection did not confirm either the level of recreational use or 
level of wildlife activity asserted to occur. This is not to imply that such activities do not occur 
or are not important but that the true impacts of this development are not likely to be as 
negative as some local residents claim, particularly as they have a vested interest in the 
development not proceeding. 
 
Aside from land use conversion, up to 6 woodcutters will be displaced by the development. 
To some extent as the area develops, wildlife that moves through or uses the area on a casual 
basis may also be displaced because of the increase in human activity. Some conflicts can be 
anticipated but not quantified because of the wildland/urban interface. For example, if lot 
owners do not manage their garbage and pets properly, bears and wolves may be attracted, 
particularly during difficult years when natural food supplies are in short supply. 
 
Air pollution may also become a concern depending on the level of woodstove use and the 
number of climatic inversions that occur because of this developments proximity to Pilot 
Mountain to the north. Existing residents did not raise this as a concern and this would 
suggest that to date, this has not been a problem in the Pilot Mountain subdivision next door, 
which has similar topographic conditions.  
 
Up to 60 additional residents are anticipated to live in the new subdivision. There is no 
evidence to indicate that the new residents will create any significant or untoward cumulative 
impacts on traffic, schools or related infrastructure. 
 
On balance the new subdivision responds to known demand, addresses the majority of local 
concerns in the design and mitigates predictable impacts in a reasonable manner. 

Hot Springs Road Rural Residential Subdivision – Environmental Screening 11 
 



Project Description - Hotsprings Road Rural Residential Subdivision 

VECC's                         Potential Effects Effects 
Mitigable? Mitigation Duration of 

Interaction
Magnitude of 

Interaction
Geographic Extent 

of Interaction Reversibility Ecological Context Economy & Social 
Context

Risk 
Characterization

Overall Significance 
Ranking           Significance

Soils 
Some disturbance during initial 
road construction and individual 
lot development

Yes
ROW ditches seeded and revegeted, 
individual lot landscaping lot owner 
responsibility.

short term Low
Road right-of-way, 

driveways and 
building sites

yes Low Minimal Low Low No

Vegetation
ROW is cleared and shrub layer 
disturbed,  some wildlife habitat 
loss and displacement.

Yes

Limited disturbance - specimen trees 
and valued meadow lands protected as 
public open space. Some natural 
revegetation will occur.

Low Moderate Road row and 
building sites yes Low Moderate Low Low No

Hydrogeology & Surficial 
drainage

Surface drainage and 
groundwater. Yes

Natural soil regime encourages runoff 
infiltration; culverts will ensure any Pilot 
Mountain drainage can recharge 
meadow where water table  highest. Lot 
purchasers will be advised of  depth of 
area water wells,  yields and risks 
involved in well drilling. Commercial 
water delivery available locally. 

Short term for 
surficial drainage 

events
Low Throughout 

subdivision No Low Moderate
Moderate to high in 

obtaining well 
water

Low No

Wildlife

Some vegetation and habitat 
loss will occur aas well as some 
displacement. Lot fencing and 
presence of new houses may 
restrict large ungulate 
movement. Some potential for 
human/wildife conflict.

Partially

Little evidence of significant wildlife 
presence or movement through area. 
Minor impact on local populations. Area 
of highest wildlife interest (meadows) 
retained as open space. Occasional 
wildlife conflicts can be minimized by lot 
owner garbage management 
practices.Some minor disturbance of 
small mammals/rodents can be 
expected during construction. after 
construction. 

Low but ongoing Low Local No Low Minimal Low Low No

Air Quality Wood stove emissions Partially

Depends on number of homes that use 
wood heat and frequency of air 
inversions. Restrictions on wood stove 
use could be adopted.

Short term but 
ongoing Low Local Yes Low Moderate Moderate health 

risk Moderate Yes

 Aesthetics
Clearing, dust and noise during 
construction, loss of natural 
character

Yes
Watering for dust control; limits on 
working times during construction, 
revegetation of distubed areas

High Moderate Low Low Low Moderate Low Low No

Archaeology 

Potential unearthing of artefacts 
during road construction and lot 
developmentgrading/debris 
removal.

Yes

Heritage assessment completed, 
confirms probability low. Contractor 
informed of standard procedure to halt 
construction and notify Government of 
Yukon if anything found.

Low Low Low Low Low Moderate Low Low No

Land Use 

Change of use from open space 
to rural residential, restrictions on 
free use and movement. 
Displacement of woodcutters

No

Trail linkages preserved and 
connections enhanced.Open space 
deication exceeds 10% minimum by 
17%

Permanent Significant Low Low Low Moderate Low Low No

Traffic & Circulation Increased traffic and turning 
movements on Mayo Road Yes

Two access points, balance circulation 
and traffic loading; no Springer Road 
conection to encourage shortcutting; 
acceleration/decelleration lanes 
provided at Mayo Road intersection

Low Low Low Low Low Moderate Low Low No

Duration of Interaction = short term (1-3 years); medium term (4-10 years); long term(>10 years)
Magnitude of Interaction defines magnitude of effects on VECC
Geographic Extent of interaction = low (local); moderate (regional); high (territorial or national)
Reversibility = low (non-reversible)

Legend: Level of interaction of Project Environmental Effects with VECC or significance ranking defined as low, moderate, or high considers mitigation success.

Significance of Effects

Table 1 -   Relevant Valued Ecosystem and Cultural Components (VECC's), Potential Effects on VECC's, Mitigation, Effects Assessment and Significance Ranking
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Project Description  - Hotsprings Road Rural Residential Subdivision

Low <1 to 3 years

negligible - low 
effects to 

surrounding 
environment

local 75-100%
community with good 

ecological fitness and a 
high degree of resilience

community with good 
economic and social 

fitness and a high 
degree of resilience

negligible - low risk:             
negligible to high hazard 

assessment; low to medium 
exposure assessment; and low to 
medium consequence assessment

Moderate 4 to 10 years
moderate effects 
to surrounding 
environment

regional 40-75%

community with moderate 
ecological fitness and a 

moderate degree of 
resilience

community with 
moderate economic and 

social fitness and a 
moderate degree of 

resilience

low - medium risk:              
low to high hazard assessment; 

negligible to low exposure 
assessment; and negligible to low 

consequence assessment

High >10 years

extreme - 
catastrophic 

effects to 
surrounding 
environment

territorial or 
national <40%

community with poor 
ecological fitness and a 
low degree of resilience

community with a poor 
economic and social 

fitness and low degree 
of resilience

medium - high risk:              
low to high hazard assessment; 

medium to high exposure 
assessment; and medium to high 

consequence assessment

Table 2. Significance of Effects Descriptors

*Note:  Reversibility values are opposite to other scales

Ecological Context Economic & Social 
Context Risk CharacterizationDescriptor Duration of 

Interaction
Magnitude of 

Interaction Reversibility*
Geographic 

Extent of 
Interaction

Inukshuk Planning and Development
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Executive Summary 
On 23 May 2005 the consultant visited the 104 ha Government of Yukon Reserve on the 
Northwest side of the Takhini Hot Springs Road between the power line right of way and 
the Pilot Mountain Subdivision (Figure 1). The centre of the study area is located at UTM 
coordinate Zone 8 V E048800 N6747500. The study area is being assessed for the 
purpose of developing a residential subdivision. The objectives of the study are to 1) visit 
the site and identify and assess topographic landforms with elevated potential for the 
presence of heritage sites, 2) Consult Cultural Service Branch, Government of Yukon 
regarding the presence of known sites, and 3) Consult with lands and resources staff from 
the Ta’an Kwatch’an Council and the Kwanlin Dun First Nation to assess past land use at 
the site and the presence of known historic resources. 
 
The study site is directly to the south of Pilot Mountain on a low flat forested plain that is 
underlain by sands of either fluvial or eolian origin. The local vegetation is composed of 
closed white spruce forest with an under growth of grass, shrubs and moss (Figure 4, 
background). Linear transects of the study site revealed no prominent topographical 
variances from east to west. As one moves from south to north the topography begins to 
rise at the base of Pilot Mountain. No moving or standing water bodies exist within the 
study site. 
 
The heritage assessment was completed by walking and driving transects through the 
study site with the intention of observing and documenting 1) sites that may have 
elevated potential for presence of heritage sites, and 2) surficial historic resources. In the 
former case the consultant focused primarily on the northern portion of the study area 
where base of Pilot Mountain where some elevated topography does exist (Figure 3). A 
program of shovel tests was not undertaken within the study area. 
 
Transects of the study area did not result in the identification of moderate to high 
potential sites. Though some elevated topography exists, these features do not overlook 
water bodies or game habitat and as such are not considered to be the type of site that 
would have attract repeated human occupation and have led to the formation of an 
archaeological deposit. 
 
Government agencies (Territorial and First Nation) were consulted regarding the 
presence of known heritage sites within the development area. No known sites have been 
observed or documented within the study site. A Ta’an Kwach’an land selection (C-59B) 
does adjoin the study area but is not considered to be related a specific heritage resource 
in the immediate area. 
 
In conclusion, the study area is considered to have low potential for the presence of 
heritage resources. The consultant feels that heritage resources will not be impacted by 
the proposed development. For this reason it is the consultant’s opinion that further 
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heritage resource inventory and assessment work is not needed in advance of the 
development of the Government reserve. 
 

 
Figure 1: Map of the development area. 
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Figure 2: Photo of the northwest corner of the development area. 

 

 
Figure 3: Elevated hills at the border of the development area. 

 



Heritage Overview Assessment, Takhini Hot Springs Road 
 

  

 
4 

 
Figure 4: View to south of the forested development area. Note the lack of elevated terrain features. 

 
 

 



Responsible Authorities 
Responsible Authorities for this project, subsequent to the mentioned EAA triggers in Section 
1.3, are: 
 

1. Yukon Government, Department of Community Services – Community 
Development Branch;  

2. Yukon Government, Department of Energy Mines & Resources 
 

 
EAA Determination 
 
Section 16 (1) (a) – Project may proceed as it is not likely to cause significant adverse 
environmental effects. 

 
 
 
 
 

________________________   ________________________  
Lyle Henderson      Date 
Director 
EMR, Lands Branch 
 
 
 
 
 
 
 
________________________   ________________________  
Eric Magnuson      Date 
Director 
Community Services 
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