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Introduction 

This analysis will update provincial park land values to a base date of January 1, 2019. Leased 

sale transactions provided to SAMA were scrutinized and verified to determine a list of vacant 

land sales or demolition sales that could be used to determine new land rates. 

The previous analysis had 30 vacant land indicators and 148 improved lease transfers.  This 

valuation is conducted using 33 vacant land lease transfers and 187 improved lease transfers. 

 

There were two approaches used: 

1)   Sales Comparison Method- Used where there are sufficient vacant land sales to determine a 

base land rate. This was supplemented using demolition sales where the demolition or removal 

of all improvements caused the land to become vacant and used as an alternative to vacant land 

sales. 

 

2)   Comparable Neighborhood Method- In cases where there are no vacant land sales, or too few 

to derive a market land rate the comparable neighbourhood method is used.  These comparable 

rates may be from subdivisions adjacent to the provincial park or from another provincial park in 

the province. 

The comparable neighbourhood method is referenced in the SAMA 2019 Cost Guide (section 

2.2, page 1) for situations where there are insufficient land sales in the neighbourhood to 

determine a reliable base land rate. 

Definitions 

Section 193(e.3) of the Municipalities Act defines mass appraisal as follows:  

(e.3) “mass appraisal” means the process of preparing assessments for a group of 

properties as of the base date using standard appraisal methods, employing common data 

and allowing for statistical testing. 

 

Section 193(e.1) (i) to (iv) of the Municipalities Act defines market valuation standard as follows:  

(e.1) “market value standard” means the standard achieved when the assessed value of 

property:  

(i) is prepared using mass appraisal;  

(ii) is an estimate of the market value in fee simple in the property;  

(iii) reflects typical market conditions for similar properties; and  

(iv) meets the quality assurance standards established by order of the agency 

 

Section 193(e.2) of the Municipalities Act defines market value as follows:  
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(e.2) “market value” means the amount a property should be expected to realize if the 

estate in fee simple in the property is sold in a competitive and open market by a willing 

seller to a willing buyer, each acting prudently and knowledgeably, and assuming that the 

amount is not affected by undue stimuli.” 

Procedures Used 

Sales Verification 

A list of all land transactions was received for each provincial park, identifying the purchaser and 

vendor, subdivision, lot, and block.  The sales were screened to remove all family transfers or 

cases where the purchaser and vendor were related parties.  Multiple listing service (MLS) was 

used to verify sales listed through partnering real estate agents.  Sales verification questionnaires 

were mailed to the purchasers in an attempt to verify remaining sales.  When these forms were 

returned, we could identify which purchases included cabins or houses, which ones were 

purchased with the intention to demolish and rebuild, and which ones were purchased as a vacant 

lot.  If a form was not returned, email follow up was attempted.  If we did not receive any 

response from the property purchasers, the park managers were contacted to help us.   

Demolition sales were adjusted for the costs involved with the removal of the structure and 

clean up of the site.  In some cases, the purchasers provided us these values.  We also had 

cases where purchasers would tell us they did the work themselves, so it didn't cost 

anything, or they don't remember the costs.  In these cases, we made an adjustment based on 

the median of the data collected from other demolition sales in the provincial parks. 

Assessment_id SALE_YEAR LOCATION Sale_Price Adjsale_Price Demo Cost

NE-505001700 2015 LF-O 135,000$       140,000$          5,000$          

JU-505006550 2015 Backrow 156,900$       158,400$          1,500$          

DO-505002900 2016 Backrow 60,000$         63,200$           3,200$          

GR-505003950 2016 Backrow 185,000$       195,000$          10,000$        

GR-505052100 2018 Backrow 272,500$       282,500$          10,000$        

AC-505002550 2018 Backrow 82,000$         90,000$           8,000$          

BE-505005200 2015 Backrow 40,000$         42,000$           2,000$          

SA-505000500 2018 S of Kenosee Dr 185,000$       200,000$          15,000$        

SA-505001200 2017 S of Kenosee Dr 150,000$       160,000$          10,000$        

median 8,000$             
 

While these transfers are lease transfers and not titled lots, they can be transferred or sold as any 

titled lot.  SAMA has other jurisdictions where lease sales are used to determine land values and 

jurisdictions where titled lot sales are used as comparable for the leased lots in the absence of 

sales.  There is very little to no evidence to suggest there should be an adjustment made for lots 

being leased versus owned. 
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Summary of Land Sales – Selling Prices 

Park Category # of Sales Median SP Min SP Max SP

Cypress Hills LF-O 1 140,000        

Cypress Hills Backrow 2 153,000        138,000        168,000        

Duck Mountain Lakefront 1 206,000        

Duck Mountain Backrow 2 179,200        158,400        200,000        

Good Spirit Lake Backrow 1 63,200          

Greenwater Lakefront-public reserve 1 393,000        

Greenwater Backrow 2 238,750        195,000        282,500        

Lac La Ronge Island 5 20,000          4,500             77,000          

Lovering Lake Lakefront 1 108,000        

Meadow Lake Jeannette-lakefront 1 400,000        

Moose Mountain S of Kenosee Dr   2 180,000        160,000        200,000        

Moose Mountain S of Kenosee Dr - SU blk 4 & 5 1 138,000        

Moose Mountain Backrow 9 90,000          42,000          128,000        

Narrow Hills Backrow 1 135,000        

Pike Lake Lakefront 2 112,450        100,000        124,900         
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Summary of Land Sales – Unit Prices 

Park Subdivision LOCATION Size Adjsale_Price Unit_Price

Cypress Hills Ben Voirlich Backrow 10585 138,000           13.04

Cypress Hills Ben Voirlich Backrow 9645 168,000           17.42

Cypress Hills Ben Nevis LF-O 8017 140,000           17.46

Duck Mountain Jubilee Backrow 7000 158,400           22.63

Duck Mountain Kamsack Backrow 6485 200,000           30.84

Duck Mountain Benito Lakefront 9422 206,000           21.86

Good Spirit Lake Donald Gunn Backrow 8914 63,200             7.09

Greenwater Greenwater Backrow 7656 195,000           25.47

Greenwater Uskatik Backrow 9179 282,500           30.78

Greenwater Uskatik Lakefront-PR 6500 393,000           60.46

Lac La Ronge Lac La Ronge Island 7920 77,000             9.72

Lac La Ronge Lac La Ronge Island 11250 6,500                0.58

Lac La Ronge Lac La Ronge Island 11250 40,000             3.56

Lac La Ronge Lac La Ronge Island 11250 20,000             1.78

Lac La Ronge Lac La Ronge Island 11250 4,500                0.4

Lovering Lake Lovering Lakefront 5059 108,000           21.35

Meadow Lake Jeannette Lakefront 7871 400,000           50.82

Moose Mountain Acoose Backrow 7337 90,000             12.27

Moose Mountain Acoose Backrow 9182 100,000           10.89

Moose Mountain Acoose Backrow 7350 98,000             13.33

Moose Mountain Beaver Backrow 6930 58,000             8.37

Moose Mountain Beaver Backrow 8405 128,000           15.23

Moose Mountain Beaver Backrow 6305 43,000             6.82

Moose Mountain Beaver Backrow 6305 45,000             7.14

Moose Mountain Beaver Backrow 6305 42,000             6.66

Moose Mountain Chechisip Backrow 7800 110,000           14.1

Moose Mountain Sandy Bay S of Kenosee Dr 7500 200,000           26.67

Moose Mountain Sandy Bay S of Kenosee Dr 7425 160,000           21.55

Moose Mountain Sunny Bank

S of Kenosee Dr - 

SU block 4 & 5 6600 138,000           20.91

Narrow Hills Lower Backrow 10019 135,000           13.47

Pike Lake Lakeside Lakefront 6334 100,000           15.79

Pike Lake Moose Woods Lakefront 4356 124,900           28.67
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Summary of Improved Sales 

Provincial Park Count Median Sale Price Count Median Sale Price

Cypress Hills 6 215000 23 235900

Duck Mountain 10 275000 29 212500

Good Spirit Lake 18 140000 9 160000

Greenwater Lake 11 280000 11 310000

Meadow Lake 19 275000 7 340000

Moose Mountain 56 122500 61 130000

Narrow Hills 5 120000 6 144250

Pike Lake 16 220000 18 194500

Saskatchewan Landing 5 535000 6 412500

The Battlefords 2 299250 1 195000

Lovering Lake 0 0

Lac La Ronge 19 166000 17 125000

2015 2019

 

Improved Sale Values by Location 

Provincial Park Location # of sales Median Sale Price

Cypress Hills Lakefront-O 9 240000

Backrow 14 222950

Duck Mountain Lakefront 7 375000

Lakefront-O 1 320000

Lakefront_Road+PR 2 178500

Backrow 19 180000

Good Spirit Lakefront 0

Backrow 9 160000

Greenwater Lakefront 1 1170000

Lakefront_PR 3 349000

Backrow 7 295000

Lac La Ronge Island 16 127500

Island-Obs 1 29600

Meadow Lake Lakefront 2 532500

Lakefront - Road & PR 1 340000

Backrow 4 249500

Moose Mountain S of Kenosee Dr 12 138250

S of Kenosee Dr - SU block 4 & 5 3 135000

Backrow 46 119250

Narrow Hills LF-O 1 323000

Lakefront_Rd 1 216000

Backrow 3 100000

Backrow-O 1 113500

Pike Lake Lakefront 16 219500

Backrow 2 110025

Saskatchewan Landing Lakefront-O 1 356500

Backrow 5 450000

The Battlefords Backrow 1 195000  
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Change in Park Land Values  

PARK Count FLV_2015 FLV_2019 Change

Battlefords 42 3,837,500$           4,590,500$          1.20

Cypress 205 26,682,800$         29,890,900$        1.12

Duck Mountain 325 55,141,800$         55,810,700$        1.01

Good Spirit 153 9,526,600$           7,261,900$          0.76

Greenwater 198 34,065,700$         45,550,500$        1.34

Lac La Ronge 253 784,300$               5,059,800$          6.45

Lovering 17 665,600$               655,600$             0.98

Meadow Lake 238 41,960,200$         40,868,100$        0.97

Moose Mountain 453 33,767,300$         54,415,700$        1.61

Narrow Hills 95 9,089,500$           9,595,300$          1.06

Pike Lake 139 21,139,800$         15,199,000$        0.72

Sask Landing 50 5,745,700$           6,714,900$          1.17

Totals 2168 242,406,800$       275,612,900$     1.14  

Determining Base Land Rates 

In provincial parks where there is enough sales evidence the sales comparison method is used to 

determine the base land rate, standard size (threshold), and land size multiplier curve (LSM).  

The sales are stratified into groups based on their location - in this case proximity to lake 

(lakefront/back row), subdivision etc. 

 

Base Land Rate: 

Each sale has a calculated price per square foot (sq ft).  Sales are plotted on a chart to determine 

at which point the rate per square foot begins to decrease, this is known as the standard size.  The 

median rate per square foot of all the sales up to this point is used as the base land rate.  A 

median suggests there must be more than one sale used to determine the base land rate. 

 

Standard Size: 

Determined from the sales, the point at which the price paid for additional units of size begins to 

decrease. 

 

LSM: 

The purpose for this is to measure what effect size has on the value of a parcel of land. After 

identifying the point at which the values start to decrease as the size of the lot increases; we 

need to determine the rate at which it decreases. The graph contains a logarithm that reduces 

the value of the parcel to match the decreasing value of the lot as the size increases. LSM's 

differ based on the fact we are matching what the market is indicating. 
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The fact that there are very few sales in each land neighbourhood group combined with the fact 

that the provincial park lots are not that widely varied in size meant that in most cases there was 

insufficient data to derive LSM curves.  A LSM curve cannot be determined with one sale. 

 

SAMA’s 2019 Cost Guide states that where there are insufficient land sales in a neighbourhood, 

and there are sufficient land sales in a comparable neighbourhood to establish a reliable land size 

multiplier, the land size multiplier curve from the comparable neighbourhood is used (section 

2.5, page 1) 

 

Park Comparable Unit Standard Size LSM Curve Applied

The Battlefords 468 resorts 5849 179

Good Spirirt 274CA - Canora Beach 6914 180

Lovering Lake 104GA/074TP 14591 130

Meadow Lake Greig Lake 12285 196

Narrow Hills East Trout/Little Bear 8072 177

Pike Lake 345(120) 6970 185

Sask Landing Coteau/255HB/255SS 11761 200

Sask Landing Coteau/255HB/255SS 6098 178

median 180  
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Summary of Rates  

 

Prov Park 

 

Location 

 

# of 

Sales  

 

Comp. 

Unit 
 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

The 

Battlefords 

PP 

LF  
Aquadeo/ 

468 

resorts 

6,000 
170% 

Adj 
$24.17 5,849 

179% 

Adj 
$30.81   

The 

Battlefords 

PP 

BR  
Aquadeo/ 

468 

resorts 

6,000 
166%

Adj 
$16.65 6,750 

179%, 

Adj 
$14.50   

Cypress 

Hills PP 
LF-obsl 1    $18.41 9,645 

180% 

Adj 
$17.44 1.00 8.1% 

Cypress 

Hills PP 
BR 2    $13.17 9,645 

180% 

Adj 
$17.44 1.00 8.1% 

Duck 

Mountain PP 
LF 1  9,000 

200% 

ADJ 
$28.41 7,500 

180% 

ADJ 
$26.67 1.00 9.6% 

Duck 

Mountain PP 

LF-Road & 

PR 
  9,000 

200% 

ADJ 
$24.15 7,500 

180% 

ADJ 
$26.67 1.00 9.6% 

Duck 

Mountain PP 
Backrow-1 1  10,500 

180% 

ADJ 
$19.85 7,500 

180% 

ADJ 
$26.67 1.00 9.6% 

Duck 

Mountain PP 
Backrow 1  10,500 

180% 

ADJ 
$19.85 7,000 

180% 

ADJ 
$21.77 1.00 3.9% 

Good Spirit 

PP 
LF  

274CA- 

Canora 

Beach 

VL sales 

6,914 
150% 

ADJ 
$14.08 6,914 

180% 

ADJ 
$14.08   

Good Spirit 

PP 
BR 1 

274CA- 

Canora 

Beach 

Backrow 

7,405 
180% 

ADJ 
$7.02 10,915 

180% 

ADJ 
$4.13   

Greenwater 

PP 
LF  

Greig 

Lake/ 

588GR 

9,000 

 

200% 

ADJ 

$28.41 12,285 
196% 

ADJ 
$30.54   

Greenwater 

PP 
LF-PR 1  9,000 

 

200% 

ADJ 

$24.15 9,179 
196% 

ADJ 
$28.12 1.01 9.4% 

Greenwater 

PP 
BR 2  10,500 

180% 

ADJ 
$19.85 9,179 

196% 

ADJ 
$28.12 1.01 9.4% 

Lac La 

Ronge PP 
Island Rate 5    

$3,100 

plot  
11,250 

195% 

Non-adj 
$1.78 1.00 135.3% 

Lac La 

Ronge PP 

Remote 

Leases 
    

$3,100 

plot  
11,250 

195% 

Non-adj 
$1.78   
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Prov Park 

 

Location 

 

Sales 

Count 

 

Comp. 

Unit 

 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lovering 

Lake PP 
LF 1 

104GA - 

Gaumond 

Bay/ 

074TP - 

Thompson 

Lake 

8,000 
180% 

ADJ 
$6.77 14,591 

130% 

ADJ 
$6.67   

Meadow 

Lake PP 

 

LF 

Flotten 

Greig North 

Greig South 

Jeanette 

Kimball 

1 
Greig 

Lake/ 

588GR 

9,000 
196% 

ADJ 
$27.62 12,285 

196% 

ADJ 
$30.54   

Meadow 

Lake PP 

LF 

Block 3 

Jeannette 

 
Greig 

Lake/ 

588GR 

9,000 
196% 

ADJ 
$24.86 12,285 

196% 

ADJ 
$27.49   

Meadow 

Lake PP 

LF-PR 

Flotten 

Greig North 

Greig South 

Jeanette 

Kimball 

 

 

Greig 

Lake/ 

588GR 

9,000 
196% 

ADJ 
$23.48 12,285 

196% 

ADJ 
$25.96   

Meadow 

Lake PP 

BR 

Flotten 

Greig North 

Greig South 

Jeanette 

Kimball 

 
Greig 

Lake/ 

588GR 

10,500 
180% 

ADJ 
$19.85 27,062 

178% 

ADJ 
$12.85   

Meadow 

Lake PP 

BR-traffic 

Kimball 
 

Greig 

Lake/ 

588GR 

10,500 
180% 

ADJ 
$16.87* 27,062 

178% 

ADJ 
$10.92   

Meadow 

Lake PP 

 

LF 

Howe Bay 

Lac De Iles 

 
622LA – 

Lac de 

Iles 

9,000 
196% 

ADJ 
$27.62 12,013 

180% 

ADJ 
$24.92   

Meadow 

Lake PP 

 

LF -PR 

Howe Bay 

Lac De Iles 

 
622LA – 

Lac de 

Iles 

9,000 
196% 

ADJ 
$23.48 16,545 

180% 

ADJ 
$21.18   

Meadow 

Lake PP 

 

BR 

Lac De Iles 
 

622LA – 

Lac de 

Iles 

10,500 
180% 

ADJ 
$19.85 9,200 

187% 

ADJ 
$13.04   

Moose 

Mountain PP 

South of 

Kenosee Dr 

 

2 

 

 11,250 
130% 

ADJ 
$13.43 7,500 

180% 

ADJ 
$26.67 1.00 9.6% 

Moose 

Mountain PP 
Traffic Adj   11,250 

130%

Adj 
$11.41 7,500 180% 

ADJ 
$22.67   

Moose 

Mountain PP 

South of 

Kenosee Dr- 

Sunnybank 

block 4 & 5 

1  7,800 
190% 

ADJ 
$7.93 7,000 180% 

ADJ 
$21.77 1.00 3.9% 
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Prov Park Location Sales 

Count 

Comp. 

Unit 

 

Prev 

Std 

Size 

 

Prev 

LSM 

 

Prev 

Land 

Rate 

Current 

Std 

Size 

Current 

LSM 

 

 

Current 

Land 

Rate 

Current 

Median 

ASR 

Current 

COD 

Moose 

Mountain PP 
Back row 9  7,800 

190% 

ADJ 
$7.93 9,182 

180% 

ADJ 
$10.89 1.00 31.9% 

Narrow Hills 

PP 

Lakefront, 

Lakefront-

Rd 

 
East 

Trout/ 

Little Bear 

6,750 
180%  

ADJ 

$23.85 

Applied as 

plot value 

$159,100 

6,750 
177% 

ADJ 

$22.21** 

Applied as 

plot value 

$144,400 

  

Narrow Hills 

PP 

LF-O 

Block 10 

Moen/Upper 
Subd* 

 
East 

Trout/ 

Little Bear 

Lot 8 (10%) - $143,200 

Lot 9 (15%) - $135,300 

Lot 10 (20%) - $127,300 

Lot 11-14 (30%) - $111,400 

Lot 8 (10%) - $130,000 

Lot 9 (15%) - $122,700 

Lot 10 (20%) - $115,500 

Lot 11-14 (30%) - $101,100 

  

Narrow Hills 

PP 
BR 1 

East 

Trout/ 

Little Bear 

7,290 
180% 

ADJ 

$13.25 

Applied as 

plot value 

$78,600 

8,072 
177% 

ADJ 

$12.53** 

Applied as 

plot value 

$91,400 

  

Narrow Hills 

PP 

Backrow-O 

Block 10 

Moen/Upper 
Subd* 

 
East 

Trout/ 

Little Bear 

Lot 15-18 (15%) - $66,800 Lot 15-18 (15%) - $77,700   

Pike Lake 

PP 
LF 2  5,407 

195%

non-

adj 

$28.84 5,000 

195% 

NON 

ADJ 

$22.23 1.00 12% 

Pike Lake 

PP 
BR  345 

(120) 
5,407 

195%

non-

adj 

$14.42 6,970 
185% 

ADJ 
$8.29   

Pike Lake 

PP 
BR-remote  345 

(120) 
5,005 

176%

non-

adj 

$7.22 6,970 
185% 

ADJ 
$8.29   

Sask 

Landing PP 
Lakeview  

COTEA 

255HB-

100 

255SS-

100 

9,000 
200% 

ADJ 
$19.89 11,761 

200% 

ADJ 
$20.84   

Sask 

Landing PP 
Backrow  

COTEA 

255HB-

100 

255SS-

100 

7,800 
180% 

ADJ 
$11.41 6,098 

178% 

ADJ 
$10.86   
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Battlefords PP 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. Unit 

(identify units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront  

Aquadeo/468 

resorts 

100 

6,000 
170%, 

Adj 
$24.17 

 

5,849 
179% 

Adj 
$30.81 1.00 3.44% 

Back row  

Aquadeo/468 

resorts 

(468SF-101) 

6,000 
166%, 

Adj 
$16.65 

 

6,750 
179%, 

Adj 
$14.50 0.96 9.31% 

 

Comparable 

There were no qualified vacant land sales in The Battlefords Provincial Park.   

The Delorme subdivision in The Battlefords provincial park consists of a row of lakefront lots 

with 8 lots further set back but unobstructed views of the lake.  The comparable neighbourhood 

method will be utilized once again using the rates developed for the resort areas nearby; 

Aquadeo, Cochin, Metinota, Meota and 468 resorts.  These municipalities have a lakefront rate 

and a secondary lakefront for lots with large reserve between the front row lot and the lake. The 

lots in the "secondary lakefront" analysis are very comparable to the 8 lots that were deemed 

back row. 

Map of Subdivision 

 



14 | P a g e  
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Assessment Changes  

Lakefront 

 

 

Back row 

 

Most of the lakefront lots range in size from 2,114 sq ft to 4,992, with two lots at 6,724 sq ft. The 

8 back row lots vary from 5,907 sq ft to 6,787 sq ft. 

The lakefront lots will see an increase of 27.74% on lots up to 5,894 sq ft and the two lots at 

6,724 sq ft will increase by 23.66%.  The back row lots will decrease by 6-12%.   

The LSM curves from the comparable SAMA jurisdictions can be seen in Appendix A.  
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Cypress Hills PP  

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront-

obsl 

 

1   $18.41* 

 

9,645 180% Adj $17.44 1.00 8.1% 

Back row 2   $13.17*  9,645 180% Adj $17.44 1.00 8.1% 

*These rates are the result of 2018 and 2019 appeals, there were no vacant land sales, the appeal board set these 

rates based on improved sales setting the upper limits and ratio of lakefront to backrow at other resorts. 

 

Analysis 

There are 3 vacant land sales in Cypress Hills provincial park and one improved sale that is a 

very good indicator of vacant land value.  The lots in Cypress Hills have been described as 

lakefront-obsolescence and backrow.  Cypress Hills is different from other provincial parks in 

that the lake is a small man-made lake with no lot owners having direct lake access.   

The sales show very little difference between the lots closest to the lake and those set a few rows 

back from the lake, with overlap in the overall sale price and price per square foot.   

 

  
 

 

 



17 | P a g e  

 

Map of Sale/ Subdivision 

Ben Nevis Subdivision 

 
 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

NE-505001700 151033 34 0 2015 140,000.00 8,016.81 
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Ben Voirlich 

 
 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

VO-505004500 151228 12 5 2016 138,000.00 10,584.75 

VO-505005200 151242 26 5 2016 168,000.00 9,645.00 

 

*Lot 14, block 2 sold in 2015 for $140,500 and was advertised as a development lot where the 

purchaser could resurrect or remove the existing cottage.  The purchaser confirmed that the 

intention is to demolish that cabin and rebuild a new cabin, but it has not happened as of March 

2021.  We did not use this sale in our new land model but feel it only strengthens the case that all 

lots be valued using the same land rate.   
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In this graph we can see that the LF-0 sale sold for the same rate per square foot as the one 

backrow sale.  The second backrow sale sold for a lower rate per square foot but is a 

significantly larger lot.  This shows that as the lots increase in size the rate per square foot starts 

to decrease.  Since we cannot use this one sale to determine the LSM curve, a comparable curve 

of 180% is applied. 

 

Assessment Changes 

Lakefront-obsl 
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Back row 

 

 
 

The lakefront-obsl lots will see a slight decrease while the backrow lots will increase around 

30%. 
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Duck Mountain and Moose Mountain PP 

Analysis 

In past valuation models Duck Mountain has been valued the same as Greenwater and Meadow 

Lake Provincial Parks, with the sales of all 3 parks combined.  The sales evidence for our 

January 1, 2015 to January 1, 2019 sale date range, while limited, was indicating that Duck 

Mountain has seen a decrease to vacant lakefront values as well as the sales that included 

cottages.  By applying the same values and Greenwater and Meadow Lake many of the lot values 

were resulting in values higher than the sales that included cottages. 

Duck Mountain and Moose Mountain provincial parks are both on the east side of Saskatchewan 

with similar subdivision layouts and selling prices.  For example, Duck Mountain vacant sales 

are showing very similar selling prices for lakefront and backrow-one row back lots.  The Moose 

Mountain subdivisions categorized as South of Kenosee Drive have sales showing similar values 

for front row and one row back from the lake and have historically had the same rates applied.   

Duck Mountain lakefront and backrow-one row back lot sales will be combined with Moose 

Mountain South of Kenosee Drive sales.  The rate of $26.67 will be applied up to 7,500 sq ft 

with an adjusted LSM curve of 180%.   

 

In Duck Mountain one row back lots will be categorized as “Backrow-1”.  This will be applied to 

lots 1, 14-20 in block 2 and lot 1 and 2 in block 6 of the Jubilee Subdivision and lot 1-12 in block 

8, 1-13 in block 9, and lots 4-6 in block 10 or the Kamsack Subdivision. 

In the previous revaluation the cottage owner’s association president brought up concerns about 

the lots in block 4 and 5 in Sunnybank subdivision being valued the same as south of Kenosee 

Drive.  These lots would not be considered lakefront or lakeview due to the layout of the blocks 

and would be considered more of a backrow lot.  The lots in block 4 and 5 were given the back-

row rate, without further deduction for a traffic adjustment. 



22 | P a g e  

 

There is one vacant land sale in this location that seems to fit somewhere in the middle, the sale 

price per unit is not as high as the South of Kenosee Drive location but is higher than most sales 

in the backrow location.  This sale was combined with the one backrow sale from Duck 

Mountain.  The lots are situated similarly in their subdivisions and show a reduced sale price 

compared to the lakefront and one row back sales.  These two sales developed a rate of $21.77 

up to the threshold size of 7,000 sq ft. with a comparable adjusted LSM curve of 180%. 

 
This is applied to Duck Mountain backrow properties and Moose Mountain ‘south of Kenosee 

Drive, Sunnybank block 4 and 5’ properties. 

Moose Mountain provincial park has 3 subdivisions north of Kenosee Drive that have significant 

separation from the lake.  The subdivisions of Acoose, Beaver and Chechisip are analyzed 

together.  These sales show varying sale prices that range from $42,000 to $128,000.  There did 

not appear to be evident trends regarding one subdivision being more valuable than another or 

that a time adjustment was warranted.  The sale prices generally trend upward as the lot sizes 

increase but the sales only range in size from 6,305 sq ft to 9,182 sq ft so we do not see a 

dropping off of rates to prove an LSM curve.  The comparable curve of 180% will be applied. 
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Duck Mountain - Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront 

 
1  9,000 

200% 

ADJ 
$28.41 

 
7,500 180% 

ADJ 
$26.67 1.01 9.6% 

Lakefront-

Road & PR 
  9,000 

200% 

ADJ 
$24.15* 

 
7,500 180% 

ADJ 
$26.67 1.01 9.6% 

Backrow-1 1  10,500 
180% 

ADJ 
$19.85 

 
7,500 180% 

ADJ 
$26.67 1.01 9.6% 

Backrow 1  10,500 
180% 

ADJ 
$19.85 

 
7,000 180% 

ADJ 
$21.77 1.00 3.9% 
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Duck Mountain Assessment Changes 

Lakefront 

 

Lakefront - road & PR 
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Backrow-1 

 

 

Back Row 
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Moose Mountain 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

 Std 

 Size 

 

Prev 

 LSM  

 

Prev 

Land 

Rate 

 

Past 

Overall 

COD 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

South of 

Kenosee 

Dr. 

2  11,250 
130% 

Adj 
$13.43 

 
7,500 

180% 

ADJ 
$26.67 1.00 9.6% 

South of 

Kenosee 

Dr - 

Traffic Adj 

  11,250 
130%, 

Adj 
$11.41* 

 

7,500 
180% 

ADJ 
$22.67*   

South of 

Kenosee 

Dr 

Sunnybank 

Block 4 

and 5 

1  7,800 
170%, 

Adj 
$7.93 

 

7,000 
180% 

ADJ 
$21.77 1.00 3.9% 

Back Row 9  7,800 

 

170%, 

Adj 

$7.93 

 

9,182 
180% 

ADJ 
$10.89 1.00 31.9% 

*15% adjustment based on previous analysis, no evidence to change, will maintain adjustment 

 

Moose Mountain Assessment Changes 

South of Kenosee Dr. 
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South of Kenosee Dr - Traffic Adjustment 

 

 

South of Kenosee Dr- Sunnybank Block 4 & 5 
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Backrow 

 

 

Mapping of Sales 

Duck Mountain 

Location -Lakefront (Benito Subdivision) 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

BEN-505001700 151352 8 D 2018 206,000.00 9,421.50 
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Location Backrow-1 (Kamsack Subdivision) 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

KA-505003250 151587 3 9 2015 200,000.00 6,484.90 

 

Location- Backrow (Jubilee Subdivision) 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

JU-505006550 151486 18 8 2015 158,400.00 7,000.00 
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Moose Mountain 

Location - S of Kenosee Dr 

Sandy Bay Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

SA-505000500 150545 40 1 2018 200,000.00 7,500.00 

SA-505001200 150559 24 2 2017 160,000.00 7,425.00 

 

 

Location - S of Kenosee Dr, Block 4 & 5 

Sunnybank Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

SU-505003050 150619 17 5 2015 138,000.00 6,600.00 
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Location - Backrow 

Acoose Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT

AC-505002550 150227 18 2 2018 90,000.00 7,337.36

AC-505003300 150240 31 2 2015 100,000.00 9,182.00

AC-505003950 150251 2 3 2017 98,000.00 7,350.00  

 

Beaver Subdivision 
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Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

BE-505003600 150326 34 2 2015 58,000.00 6,930.00 

BE-505004900 150349 9 3 2017 128,000.00 8,405.25 

BE-505005150 150354 14 3 2015 43,000.00 6,305.25 

BE-505005150 150354 14 3 2015 45,000.00 6,305.25 

BE-505005200 150355 15 3 2015 42,000.00 6,305.25 

 

Chechisip Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

CH-505002200 150400 18 3 2015 110,000.00 7,800.00 
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Good Spirit PP 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront  

274CA- 

Canora 

Beach 

VL sales 

6,914 
150% 

ADJ 
$14.08 

 

6,914 
180% 

ADJ 
$14.08   

Back row  

274CA- 

Canora 

Beach 

Backrow 

7,405 
180% 

ADJ 
$7.02 

 

10,915 
180% 

ADJ 
$4.13   

 

Analysis 

There was one vacant backrow land sale in the Donald Gunn subdivision.  Since we cannot 

derive a land rate with only one sale, we will continue to use the comparable neighbourhood 

method and apply rates SAMA determined for Canora Beach.  This is the same comparable as 

used in the past.  The LSM curves for the comparable neighbourhoods can be found in Appendix 

C. 

Mapping of Sales 

Donald Gunn Subdivision 

 
 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

DO-505002900 151706 6 6 2016 63,200.00 8,913.79 
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Assessment Changes 

Lakefront 

 

 

Back row 
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Greenwater Lake PP 

Historically sales from Duck Mountain, Greenwater and Meadow Lake Provincial Parks have 

been grouped together to determine their land rates.   

Based on the market trends in Duck Mountain (selling prices of vacant and improved properties) 

and comparabiltiy based on location in the province Duck Moutain has been removed from this 

group of parks and will now be anlayzed with Moose Moutain. 

Meadow Lake Provincial Park has titled lots (designated at 588GR, valued by SAMA) along side 

leased cottage lots.  In order to ensure that the Meadow Lake provincial park lots are not valued 

completely differently than the Greig Lake lots the rates developed by SAMA are incorporated to 

maintain equity.   

Greenwater will be valued using its own vacant land sales with a comparable rate brought in for 

the lakefront lots. 

 

Greenwater has 3 vacant land sales: 

Park Subdivision LOCATION Assessment_id Adjsale_Price URBAN_SQFT Unit_Price

Greenwater Uskatik Lakefront-PR GR-505054850 393000 6500 60.46

Greenwater Greenwater Backrow GR-505003950 195000 7656 25.47

Greenwater Uskatik Backrow GR-505052100 282500 9179 30.78

 
 

The sale in the Uskatik subdivsion in Greenwater Lake is categorized as Lakefront-PR and 

involves circumstances where it may be on the high side of market value.  Greenwater has lots 

designated as lakefront and lakefront-public reserve.  This one sale is not very helpful to 

determine a deduction for these various factors.  This sale has not been used to develop a rate, 

only as an indicator of market value.   

The lakefront rate for Greig Lake/588GR developed by SAMA is $30.54/sq ft and applied in 

Meadow Lake provincial park will be applied as a comparable lakefront rate in Greenwater 

provincial park.  This rate may be on the conservative side for lakefront properties but we have 

very limited sales data. 

There are 2 backrow sales in Greenwater Lake that derive a rate of $28.12/sq ft with a standard 

size of 9,179 sf and a 196% adjusted LSM.  This rate is not much different than the lakefront rate 

with only a difference of $2 per square foot.  With these rates being so similair there is no room 

to have a lakefront-obsl/pr rate that is 15% lower than the lakefront rate.  All reduced lakefront 

rates will the given this backrow rate. 
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Mapping of Sales 

Lakefront-PR sale 

Greenwater Lake – Uskatik Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

GR-505054850 151987 10 9 2016 393,000.00 6,500.00 
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Backrow Sales 

Greenwater Lake – Greenwater Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

GR-505003950 151872 6 8 2016 195,000.00 7,656.00 

 

Greenwater Lake – Uskatik Subdivision 

 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

GR-505052100 151932 9 4 2018 282,500.00 9,179.30 
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For comparison, these are the sales that existed in Greenwater provincial park that were used for 

the 2015 analysis.  The backrow sales have seen an increase in sale prices and the lakefront sale 

calculated a value of $35.89 per sq ft in 2014.

 
 

Greenwater Lake- Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront  
588GR/

Greig 
9,000 

 

200% 

ADJ 

$28.41 

 

12,285 
196% 

ADJ 
$30.54   

Lakefront-

PR 

Greenwater - 

having a 

road in front 

Uskatik 

blocks 5, 7, 9 

  9,000 

 

200% 

ADJ 

$24.15* 

 

9,179 
196% 

ADJ 
$28.12   

Back row 2  10,500 195% $19.85 
 

9,179 
196% 

ADJ 
$28.12 1.01 9.4% 
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Assessment Changes 

Lakefront 

 

The change in standard size and LSM curve means that the larger sales will see the bigger 

increase in value.  The largest lakefront sale will be valued at $376,600, which is still lower than 

the lakefront sale at Jeanette Lake (Meadow Lake provincial park) and the lakefront-obls sale in 

Greenwater provincial park. 

 

Lakefront - PR 
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Back row 

 

Lac La Ronge PP  

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Island 5    $3,100* 
 

11,250 
195% 

Non-adj 
$1.78 1.00 135.3% 

Island-obs     $3,100* 
 

11,250 
195% 

Non-adj 
$1.78   

*Appeal 2018 given plot value based on titled lots within the park that SAMA has assessed. 

Analysis 

The leases at Lac La Ronge provincial park are unique compared to the other provincial parks.  

The leases are not located in sub-divisions and not accessible by road, meaning access is limited 

in types of transportation and when the seasons and weather permit.   

In 2015 a wildfire went through the park, resulting in cottages being lost in the fire.  Lease 

holders that had lost their cabins had the option to rebuild, sell their lease rights or surrender the 

lease back to the Ministry.  The following sales were identified as vacant lot transfers: 
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Park LOCATION Assessment_id Adjsale_Price SALE_YEAR SALE_MONTH URBAN_SQFT

Lac La Ronge Island LRPPK-300027000 77,000$           2016 8 7920

Lac La Ronge Island LRPPK-301202000 20,000$           2016 9 11250

Lac La Ronge Island LRPPK-301025000 40,000$           2017 3 11250

Lac La Ronge Island LRPPK-301363000 4,500$             2017 11 11250

Lac La Ronge Island LRPPK-300709000 6,500$             2018 6 11250

median 20,000$            

The sales data shows a wide variance is selling prices.  The park manager did not see any 

correlation between sale price and location or access.  As an analyst it appears there is a trend 

over time and that the market is declining as the base date approaches.  Further information from 

the park outlined the process after the wildfire in 2015.  Leaseholders are required to rebuild on 

these lots by August 31, 2019.  Those that chose to sell their lots were to have this transaction 

completed by August 31, 2017 for the new leaseholders to be able to meet the building 

requirements.  We were told there was some leeway to the August 31, 2017 deadline since the 

clean-up process is difficult on the lake, so it was extended on a case by case basis.  The two 

most recent sales show a significantly lower sale price and it is suspected this is due to changes 

in situations that did not allow for them to meet the building requirements.  Rather than turn 

these properties over to the ministry they sold them at a reduced amount.  This is not a time trend 

that affects the market value of all properties in the park.  Considering all this information it was 

decided that the fairest solution would be to use all 5 of these sales.   

Historically, these lots were valued on a unit value, the plot value was the result of an appeal in 

2018.  Although most lot leases are 11,250 sf, the leases vary in size from 2,475 to 30,000 sf.  

Applying the rate per square foot with the 195% LSM curve results in a slight variance in lot 

assessments as compared to a plot value of $20,000. 
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Map of Area 

 

 

Assessment Changes 

Island/Island-OBS 
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Lovering Lake Recreation Site 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront 1* 

104GA - 

Gaumond 

Bay/ 

074TP - 

Thompson 

Lake 

8,000 
180%, 

ADJ 
$6.77 

 

14,591 
130% 

ADJ 
$6.67   

*sale not used in land rate calculation, comparable neighbourhood method only. 

Comparable 

There was one qualified vacant land sale in Lovering Lake Recreation Site for $108,000 

(demolition sale).  There were no sales of cottages.  Lovering Lake is a recreation site with only 

one row of lakefront lots with 17 cottages.  The land rates being applied to Lovering Lake will be 

taken from the comparable neighbourhood of Gaumond Bay/Thomson Lake Regional Park.  This 

determination was made based on the similarities in regard to the layout of the lots being mostly 

lakefront, located on a small lake, less amenities than the other provincial parks and proximity to 

larger centers.  The LSM curve for this comparable municipality can be found in Appendix D. 

Assessment Changes 

Lakefront 
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Lovering Lake Satellite Imagery  
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Lovering Lake Location 

 

Location of comparable 
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Meadow Lake Provincial Park 

Meadow Lake Provincial Park physically covers more than 1,600 sq km and features more than 

20 lakes, rivers and streams.  There are seven different subdivisions with cottage lots that are 

designated lakefront, lakefront-obsolescence, backrow and backrow-traffic. Meadow Lake 

Provincial Park has titled lots (designated at 588GR, valued by SAMA) along side leased cottage 

lots.  In order to ensure that the provincial park lots are not valued completely differently than 

the Greig Lake lots the rates developed by SAMA are incorporated to maintain equity. 

 

Previously sales from Duck Mountain, Greenwater and Meadow Lake Provincial Parks have 

been grouped together to determine their land rates.  There was only one vacant land sale in the 

entire Meadow Lake Provincial Park – a lakefront sale at Jeannette lake for $400,000.  The 

improved sales can be used as an indicator as to the upper limit for a vacant lot price but can vary 

greatly depending on the quality of the building included in the sale. 

 

Mapping of Sales 

Lakefront Sale 

Meadow Lake - Jeannette Subdivision 
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Because there is only one vacant land sale in this park and there are title lots dispersed 

throughout or within close proximity to the park we will be using comparable rates from a 

SAMA analysis that combines sales from Greig Lake, Greig Lake resort (588GR), Lauman’s 

Landing (622LL), Waterhen Lake resort (588WA), Peter Hinger (622HI), and Lac Des Isles 

(622LA).  The resorts are analyzed in two groups – Lac Des Isles and Howe Bay are most 

comparable to group1 resorts and Flotten, Greig North, Greig South, Jeanette and Kimball and 

more comparable to group 2 resorts. 

It is noted that the one sale, when combined with the sales from the comparable neighbourhood 

is showing as ASR of 0.60.  To correct this a non-adjsuted curve would need to be applied.  

Again we are trying to maintain equity and not create shears between lots valued by SAMA and 

those within the provincial parks.  We acknowledge that this applied land rate may be 

conservative for lakefront properties but there was only one sale. 

The land rate tables from the relevant SAMA market report can be found in mapping of lakefront 

sales used to value Greig Lake/588GR can be seen in Appendix B. 
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Meadow Lake – Summary of Land Rate Changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

 Std 

 Size 

 

Prev 

 LSM  

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Meadow 

Lake PP 

 

LF 

Flotten 

Greig 

North 

Greig 

South 

Jeanette 

Kimball 

Greig 

Lake/ 

588GR 

9,000 196% ADJ $27.62  12,285 
196% 

ADJ 
$30.54   

Meadow 

Lake PP 

LF 

Block 3 

Jeannette 

Greig 

Lake/ 

588GR 

9,000 196% ADJ $24.86  12,285 
196% 

ADJ 
$27.49*   

Meadow 

Lake PP 

LF-PR 

Flotten 

Greig 

North 

Greig 

South 

Jeanette 

Kimball 

 

Greig 

Lake/ 

588GR 

9,000 196% ADJ $23.48  12,285 
196% 

ADJ 
$25.96**   

Meadow 

Lake PP 

BR 

Kimball 

Greig 

Lake/ 

588GR 

10,500 180% ADJ $19.85  27,062 
178% 

ADJ 
$12.85   

Meadow 

Lake PP 

BR-traffic 

Kimball 

Greig 

Lake/ 

588GR 

10,500 180% ADJ $16.87*  27,062 
178% 

ADJ 
$10.92***   

Meadow 

Lake PP 

 

LF 

Howe Bay 

Lac Des 

Iles 

622LA 

– Lac de 

Iles 

9,000 196% ADJ $27.62  12,013 
180% 

ADJ 
$24.92   

Meadow 

Lake PP 

 

LF -PR 

Howe Bay 

Lac Des 

Iles 

622LA 

– Lac de 

Iles 

9,000 196% ADJ $23.48  16,545 
180% 

ADJ 
$21.18   

Meadow 

Lake PP 

 

BR 

Lac Des 

Iles 

622LA 

– Lac de 

Iles 

10,500 180% ADJ $19.85  9,200 
187% 

ADJ 
$13.04   

* 10% reduction to lakefront in block 3, carried over from previous revaluations 

**15% reduction for lakefront_PR – confirmed by the ratio of LF to LF_PR in the 622LA rates 

***15% reduction for traffic carried over from previous analysis 
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Assessment Changes 

Flotten, Greig North, Greig South, Jeanette, Kimball 

Lakefront –  

 

 

Lakefront - road & PR, obsl, topo 
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Lakefront - block 3 Jeanette subdivision 

 

 

Back row 

 

Back row - Traffic 
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Howe Bay, Lac Des Isles 

Lakefront –  

 

Lakefront - PR 

 

 

Backrow 
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Narrow Hills PP 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

Std 

Size 

 

 

Prev 

LSM 

 

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront, 

Lakefront-Rd 
0 

East 

Trout/ 

Little 

Bear 

6,750 
180%  

ADJ 

$23.85** 

Applied as 

plot value 

$159,100 

 

6,750 
177% 

ADJ 

$22.21** 

Applied as 

plot value 

$144,400 

  

LF-O 

Block 10 

Moen/Upper 

Subdivision* 

0 

East 

Trout/ 

Little 

Bear 

Lot 8 (10%) - $143,200 

Lot 9 (15%) - $135,300 

Lot 10 (20%) - $127,300 

Lot 11-14 (30%) - $111,400 

 Lot 8 (10%) - $130,000 

Lot 9 (15%) - $122,700 

Lot 10 (20%) - $115,500 

Lot 11-14 (30%) - $101,100 

  

Back row 0 

East 

Trout/ 

Little 

Bear 

7,290 
180% 

ADJ 

$13.25** 

Applied as 

plot value 

$78,600 

 

8,072 
177% 

ADJ 

$12.53** 

Applied as 

plot value 

$91,400 

  

Backrow-O 

Block 10 

Moen/Upper 

Subdivision* 

0 

East 

Trout/ 

Little 

Bear 

Lot 15-18 (15%) - $66,800 

 

Lot 15-18 (15%) - $77,700   

*Adjustments to these lots were determined in 2018 appeal to adjust lot value for slope and unusable area. 

**These are the rates as applied in East Trout and Little Bear.  A plot value calculates as $144,400 for lakefront and 

$91,400 for back row.  See below. 

Comparable Neighbourhood 

There was only one potential indicator of a vacant lot value.  We had one sale of a backrow lot 

that sold for $135,00 and the cabin was moved off to rebuild.  We attempted to obtain 

information via mail and email and with the park manager but were not able to positively say it 

was an open market transaction.  We could not determine land rates with only one sale so we 

will continue to use the same comparable unit as the previous analysis.    

Lower Fishing Lake subdivision consists of lakefront and back row lots.  The 10 lakefront lots 

range in size from 5,984 to 9,391 sq ft.  The back row lots are similar in range from 5,495 to 

14,797 sq ft. 
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The Moen/Upper subdivision consists of 25 lakefront lots between 4,000 and 4,500 sq ft with 

one at 6,104 sq ft. 
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Narrow Hills Provincial Park is surrounded by the resort areas of Little Bear, East Trout Lake 

and Whelan Bay.  The rates applied in these municipalities are very similar.  The land values 

from East Trout Lake and Little Bear will be applied in the park. 

 

Map of Location 

 

 
 

A plot value applies the same value to the lots regardless of size.  In order to maintain this 

application, we calculate the median sale price for lakefront lots and back row lots in the 

comparable neighbourhood of East Trout Lake and Little Bear. 
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Lake front lots = $144,400 

 
 

Back row lots = $91,400 
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In 2018, the rates from the comparable municipality and application of the plot value were 

upheld by the Appeal Committee; however, some specific lots were given deductions based on 

the slope of the lot affecting useable area.  Some lots were also moved from the lakeview to 

backrow location description.  The percentage downwards adjustments determined by the Appeal 

Committee will be maintained for this valuation cycle. 
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Pike Lake PP 

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. 

Unit 

(identify 

units) 

 

Prev 

 Std 

 Size 

 

Prev 

 LSM  

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakefront 2  5,407 

195%, 

NON 

ADJ 

$28.84 

 

5,000 

195% 

NON 

ADJ 

$22.23 1.00 12.0% 

Back row  

 
0 

345 (120) 

Pippen 

Subd. 

5,407 
195%, 

non-adj 
$14.42  6,970 

185% 

ADJ 
$8.29   

Back row 

- remote 
0 

345 (120) 

Pippen 

Subd. 

5,005 

176%, 

NON 

ADJ 

$7.22 

 

6,970 
185% 

ADJ 
$8.29   

 

Analysis 

There are 2 vacant lakefront sales.  These lakefront sales were used to determine a base land rate 

of $22.23 per sq ft with a standard size of 5,000 sq ft and a non-adjusted LSM curve of 199%.  A 

non-adjusted curve indicates that the smaller lots sell for a higher unit price than larger lots.  The 

standard size and curve are very similar to the previous revaluation, most lots will see the same 

trend – a decrease in value. 

There are only 11 back row properties at Pike Lake, in the Lakeside Subdivision with no 

backrow sales.  The Pippen subdivision in RM 345 is adjacent to Pike Lake Provincial Park, 

consisting of back lots and some "view" lots with a wide range of sizes.  The rate developed here 

is $8.29 per sq ft with a standard size of 6,970 sq ft and an adjusted curve of 185%.  In order to 

maintain equity between lots in similar areas, the comparable neighbourhood method will be 

used to apply the RM 345 - nbhd 120 rate to the backrow sales, including parcel K in Pike Lake 

Provincial Park.  The LSM curve for RM345-nbhd 120 can be viewed in Appendix E. 
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Map of Sales 

Lakeside Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

LA-505003600 150779 12 5 2015 100,000.00 6,333.72 
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Moose Woods Subdivision 

 

Assessment_id Property Lot Block SALE_YEAR Adjsale_Price URBAN_SQFT 

MO-505000750 150699 15 6 2015 124,900.00 4,356.00 

 

Assessment Changes 

Lakefront 
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Back row 

 

Back row – remote 
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Sask Landing PP  

Summary of Land Rate changes 

 

NBHD 

 

Sales 

Count 

 

Comp. Unit 

(identify 

units) 

 

Prev 

 Std 

 Size 

 

Prev 

 LSM  

 

Prev 

Land 

Rate 

 

 

 

Current 

Std 

Size 

 

Current 

LSM 

 

 

 

Current 

Land 

Rate 

 

Current 

Median 

ASR 

 

Current 

COD 

Lakeview  

COTEA 

255HB-100 

255SS-100 

9,000 
200% 

ADJ 
$19.89* 

 

11,761 
200% 

ADJ 
$20.84   

Back row  

COTEA 

255HB-100 

255SS-100 

7,800 
180% 

ADJ 
$11.41 

 

6,098 
178% 

ADJ 
$10.86   

*Appeal 2018 changed from Lakefront-PR to provincial lakefront group with a 30% reduction for lakeview 

Analysis 

There are no qualified vacant land sales within our sale date range.  

During the 2018 appeals there was concern about a lakefront rate being applied that is derived 

from sales of true lakefront access while the lots in the Sask Landing Provincial Park do not have 

direct lake access and are quite a distance from the water.  The sloped topography gave them the 

distinction of lakeview rather than being lakefront with access to the lake.  The appeal panel 

visited the park and categorized these front row lots as lakeview.  There were two properties 

changed from lakefront to backrow at appeal.  The panel also had suggestions to move lots from 

backrow to lakeview to maintain equity within the entire subdivision.  This could not be done on 

appeal but will be implemented with this revaluation.   

 
There are several subdivisions along Lake Diefenbaker that we can look at to determine the best 

comparable.   
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Map of Subdivision 
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Location of Comparable 

 

 

Beaver Flat and Mistusinne both have land rates developed using the land residual method.  

Beaver Flats has a lakefront and backrow rate, while Mistusinne has one land rate overall.  While 

land residual is an effective method to determine a land rate, it is reliant upon building data and 

sets the building value at or near replacement cost and puts the remaining value on the land.  

Since we are trying to determine a land rate only for the provincial park lots it was decided to use 

a comparable that used vacant land sales to determine the land rate.   

A comparison of their median selling prices for improved properties shows us that Mistusinne 

has a much lower property value.  This is all relative to the housing stock that exists in these 

locations. 

Location Sask Landing Beaver Flat Mistusinne Coteau, Hitchcock 

Bay, Sandy 

Shores 

Front Row $356,500 (1sale only) $325,000 $174,300 $367,500 

Backrow $450,000 $241,500 $150,450 $232,500 

 

Coteau Beach, Hitchcock Bay and Sandy Shores subdivisions within RM 255 are along the same 

water system as Omache Bay Subdivision, as well as Beaver Flats and Mistusinne. 
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These three municipalities are analyzed together by SAMA and have the same rates applied.  

These subdivisions have their front row lots categorized as lakeview since they are all a fair 

distance from the water and do not have direct access.  The maps of these three subdivisions are 

shown below.  The LSM curves developed for Coteau Beach, Hitchcock Bay and Sandy Shores 

subdivisions are attached in Appendix F. 

 

 

 

Figure 1. Map of Coteau Beach 
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Figure 2. Map of Hitchcock Bay (255HB) 

 

Figure 3. Map of Sandy Shores (255SS) 
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Assessment Changes 

Lakeview 

 
 

 

Back row 
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Appendix A – The Battlefords Comparable 

Aquadeo/ 468 Resorts 
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Appendix B- Mapping of Sales for Greig Lake/588GR 

Map Greig Lake comparable for Meadow Lake sales 

2 lakefront sales - $30.54, one sale has direct lake access, one sale has a small amount of public 

reserve in front.  

622LL-505005250 - $360,000 

 

Greig-505000675 
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Chart of land rates used as comparable land values for Meadow Lake Provincial Park 
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Appendix C – Good Spirit Comparable 

274CA – Canora Beach 
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Appendix D – Lovering Lake Comparable 

104GA – Gaumond Bay, 074TP – Thompson Lake Regional Park 
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Appendix E- Pike Lake Comparable 

Pike Lake – 345-120 
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Appendix F- Sask Landing Comparable 

Coteau Beach, 255HB (Hitchcock Bay), 255SS (Sandy Shores) 
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Appendix G – Final Values Split by Park and Location 

The table below shows the median lot value in the specific park/location.  Median is the middle 

value, individual values will vary by lot size.

Park # of Lots Location Median Lot Value

Battlefords 34 Lakefront $105,500

Battlefords 8 Backrow $95,700

Cypress 86 LF-O $146,500

Cypress 119 Backrow $138,500

Duck Mountain 74 Lakefront $206,100

Duck Mountain 62 Lakefront-Road &PR $188,150

Duck Mountain 38 Backrow-1 $190,700

Duck Mountain 151 Backrow $152,400

Good Spirit 34 Lakefront $100,600

Good Spirit 119 Backrow $34,700

Greenwater 28 Lakefront $354,950

Greenwater 32 Lakefront-PR $182,800

Greenwater 138 Backrow $237,600

Lac La Ronge 249 Island $20,000

Lac La Ronge 4 Island-Obs $20,000

Lovering 17 Lakefront $37,400

Meadow Lake -Flotten, Greig, Kimball, Jeanette 84 Lakefront $241,650

Meadow Lake -Flotten, Greig, Kimball, Jeanette 15 Lakefront-obs $171,300

Meadow Lake -Flotten, Greig, Kimball, Jeanette 86 Backrow $84,800

Meadow Lake -Flotten, Greig, Kimball, Jeanette 6 Backrow -traffic $73,700

Meadow Lake - Howe, Lac Des Isles 22 Lakefront $178,500

Meadow Lake - Howe, Lac Des Isles 22 Lakefront-obs $167,700

Meadow Lake - Howe, Lac Des Isles 3 Backrow $100,400

Moose Mountain 127 S of Kenosee Dr $200,000

Moose Mountain 25 S of Kenosee Dr - SU block 4 & 5$130,600

Moose Mountain 10 S of Kenosee Dr-Traffic $170,000

Moose Mountain 291 Backrow $80,300

Narrow Hills 7 Lakefront $144,400

Narrow Hills 10 Lakefront-road  $144,400

Narrow Hills 7 LF-O $101,100

Narrow Hills 67 Backrow $91,400

Narrow Hills 4 Backrow-O $77,700

Pike Lake 127 Lakefront $113,400

Pike Lake 11 Backrow $61,300

Pike Lake 1 Backrow-remote $58,100

Sask Landing 26 Lakeview $183,500

Sask Landing 24 Backrow $73,100

Total Numer of Lots 2168  
 


