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1 Introduction 

1.1 Council Resolution 

 

On April 18, the Council of the City of Brandon passed the following resolution to submit an annexation 

application to The Municipal Board: 

 

“That the proposal to annex lands from the Rural Municipality of Cornwallis attached to the report of the 

Chief Planner as “Attachment A”, be submitted to The Municipal Board and that Administration initiate 

consultations in accordance with Section 71(1) of The Municipal Act.” 

 

1.2 Location  

 

The City of Brandon (“the City”) is proposing to annex a 69-hectare (170-acre) site from the Rural 

Municipality of Cornwallis (“the RM”) located to the southwest of the PTH 10 and Patricia Avenue 

intersection as shown on Map 1 below. The contour plan with site dimensions is attached as Schedule A.   

 

Map 1: Location of land  
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1.3 Land Description 

 

FIRSTLY: THE NE ¼ OF SECTION 3-10-19 WPM 

EXC: GRAVEL PIT PLAN 1368 BLTO 

AND EXC: ROAD PLANS 538 AND 36987 BLTO 

 

SECONDY: THE E1/2 OF LEGAL SUBDIVISIONS 11 AND 14 OF 

SECTION 3-10-19 WPM 

 

1.4 Names and Contacts of Municipalities Affected 

 

City of Brandon 
638 Princess Avenue 
Brandon, MB R7A 0P3 
Attention: Chief Planner – Ryan Nickel  
E-mail: r.nickel@brandon.ca 
Phone: 204-729-2124 
 
Rural Municipality of Cornwallis 
Site 500, Box 10, R.R. #5 
Brandon, MB R7A 5Y5 
Attention: CAO – Donna Anderson 
E-mail: donna@gov.cornwallis.mb.ca 

Phone: 204-725-8681 

 

1.5 Ownership 

 

VBJ Developments Ltd. is the sole owner of the site. The status of title is attached as Schedule B, and a 

letter of support from VBJ Developments is attached as Schedule C. 

 

  

mailto:r.nickel@brandon.ca
mailto:donna@gov.cornwallis.mb.ca
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1.6 Context and Existing Conditions 

 

Current Land Use 

The site is designated Agricultural in the Brandon & Area Planning District Development Plan 2013 (“the 

Development Plan”) and zoned Agricultural “AG80” in the RM of Cornwallis Zoning By-law 1558/09/99. 

Portions of the site are currently in use for haying purposes.  

 

Adjacent Land Uses 

The site is located south of Patricia Avenue and existing urban residential and commercial developments 

in the City. PTH 10 borders the land to the east and a 16.2ha (40 acre) rural residential lot is located to the 

west.  A Manitoba Infrastructure utility yard and five rural residential lots are located to the south.  

 

Wetland Area 

A Class IV wetland (semi-permanent pond and lake) is located on the site. The wetland provides 

stormwater retention for a drainage catchment area, which includes properties located in the City. The 

natural storage volume of the existing basin is approximately 85,000m3 and encompasses an area shown 

on Map 3 below.   

 

Map 3:  Boundary of natural storage on property    
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Environmental 

A phase 1 environmental site assessment was completed for the site (Schedule D). The potential for 

subsurface contamination at the site as a result of on- or off-site sources is considered low.  

 

Geotechnical 

A geotechnical report was completed for the site (Schedule E). The report identifies the area as having a 

high water table and soft surface material, and provides recommendations for constructing building 

foundations in the area.    

 

Other Conditions 

No other physical constraints (e.g. aggregate deposits or environmental considerations) are identified on 

the site.  
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2 Background  

2.1 Previous Annexation 

 

The City recently completed an annexation in 2011: 

 The City proposed to annex lands to the southwest of the City boundary on March 6, 2008 

 The proposal included three quarter-sections of land for residential development 

 The Manitoba Municipal Board heard the application on August 13, 2010 and recommended that 

two of the three quarter-sections be annexed subject to conditions (Order No. E-10-15) 

 The conditions included servicing of existing lots, terms of compensation, phasing of taxes and 

limits on future residential annexations (demonstrated land supply of less than 20 years) 

 The annexation agreement was executed between the City and the RM on November 3, 2011 

 

2.2 Brandon & Area Planning District Fringe Area Growth Strategy 

 

Following the 2011 annexation, the Brandon & Area Planning District (“the Planning District”) undertook 

The Brandon & Area Planning District Fringe Area Growth Strategy (“the Growth Strategy”) to provide a 

framework for future urban growth. One of the reasons for the Growth Strategy (Schedule F) is to improve 

communication and cooperation between the member municipalities on fringe area development 

requests.  

 

2.3 Urban Expansion Application 

 

The Brandon & Area Planning District Board (“the Board”) adopted a process whereby the impacted 

municipalities must collaboratively review all development applications for urban expansion prior to an 

application for annexation. The Board established an intermunicipal committee comprised of elected 

officials from the RM of Elton, the RM of Cornwallis and the City of Brandon to review all urban expansion 

requests. The intermunicipal committee received an urban expansion request from VBJ Developments 

Ltd. on May 15, 2015 for the subject site. 

 

The intermunicipal committee executed a Memorandum of Understanding (MOU) with VBJ 

Developments Ltd. to initiate the completion of all relevant background studies to evaluate the request. 

This proposal includes a summary of all the studies and demonstrates compliance with the terms of the 

MOU.       
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3 Development Concept 

3.1 Proposed Land Uses 

 

The driver of the annexation request is 20 hectares (50 acres) of land on the subject site identified for 

regional retail development located directly southwest of the PTH 10 and Patricia Avenue intersection as 

shown on Map 3 below. The regional retail development area projects to accommodate 37,161 square 

metres (400,000 square feet) of commercial floor area at full built-out. The residual portion of the site is 

proposed for a mixture of residential uses and types (approximately 1,000 dwelling units).       

 

Map 3 – Development Concept 

 

 
 

3.2 Timing of Development  

 

The buildout of regional retail will include multiple phases with full build-out completed within five and 

ten years based on market demand. The initial phase is anticipated to include one major anchor tent along 

with pad sites for restaurants, a gas station and smaller retail spaces. The residential portion is identified 

for longer-term growth (20+ years). 

  

Regional Retail 
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4 Reasons for Annexation 

The annexation is necessary for two reasons described in this section: a shortage of commercial land and 

land required for storm management. 

 

4.1 Reason #1—Shortage of Land for Regional Retail Development 

 

The Brandon Growth Forecast Final Report prepared by SJ Research Services (Schedule I) projects the City 

having a shortage of developable regional retail land, especially in the south growth area.  The City will 

require additional commercial land in the south growth area. 

 The City is the education, health, entertainment, commercial and retail centre for a growing 

trading area of over 180,000 people 

 The City has a population of 48,859 (2016 Census) and has grown by 7,348 residents or 15% over 

the past 10 years 

 The role of the City as a regional service centre and the growth of the city has increased the 

demand for all services, including regional retail 

 The Brandon Growth Forecast Final Report projects the City to have sufficient commercial 

designated land supply to accommodate 15-20 years of growth   

 The target in the Brandon and Area Planning District Growth Strategy for designated lands is 20-

30 years 

 The majority of the City’s commercial designated land (80%) is located in the north growth area  

 The majority of the City’s residential growth (65%-75%) is occurring in the south growth area 

 No commercial designated land exists in the south growth area which can be developed for 

regional retail 

 The location of the proposed annexation is in the south growth area, directly south of the City and 

west of PTH 10 (the main commercial corridor in the City) 

 

4.2 Reason #2—City Storm Water Network 

 

The site proposed for annexation contains a wetland that is an essential part of the City’s storm water 

management network. 

 A class IV wetland (semi-permanent pond and lake) is located on the site  

 The natural storage of storm water in the wetland is approximately 85,000m3 

 The natural storage serves a catchment area, which includes 105 hectares (237 acres) currently 

located within the City 

 At this time there is very little oversight to works being undertaken on the site 

 Annexing the lands will allow the City to have the wetland/retention pond area dedicated as 

public reserve during development of the site 

 The wetland/retention pond area, dedicated as a public reserve, will allow the City to operate and 

maintain the area as part of the overall drainage network 
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5 Principles for Annexation 

The proposal complies with the six principles for annexation as determined by The Manitoba Municipal 

Board. 

 

5.1 Principle #1—Servicing 

 

Water and Wastewater 

The City prepared a water and wastewater servicing assessment (Schedule F).  The following are the key 

findings: 

 

 The water service connection to the subject site will be to the existing 300mm watermain within 

the Patricia Avenue right-of-way 

 The capacity in the water network is sufficient to accommodate the development to full build-out 

 The wastewater network requires two stages of capital infrastructure investment to 

accommodate the full build-out of the development, along with other developments in the south 

growth area, as shown in Map 4 on the following page 

o Stage 1 includes a new lift station at 34th Street and Patricia Avenue and a new forcemain 

running east to the lift station at 1st Street and Patricia Avenue 

o Stage 2 includes a new a new lift station at 1st Street and Patricia Avenue and a new 

forcemain running east from 1st Street along PTH 110 to the Municipal Pre-Treatment 

Facility  

 Proceeding with Stage 1 requires sufficient flow to proceed with the proposed Patricia Avenue 

and 34th Street lift station 

o In the interim, a portion of the development (maximum of 2.1 litres/second peak design 

flow) can connect temporarily to a 200mm domestic sewer located directly to the north 

of the site. This temporary connection shall be terminated at the time the stage 1 

improvement is constructed. 

o The interim solution requires the wastewater main along Maryland Avenue between 

Tracey Street and 9th Street to be upgraded 
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Map 4: Conceptual Wastewater Staging Plan 
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Drainage 

WSP prepared a conceptual drainage plan on behalf of VBJ Development Ltd. (Schedule G).  The following 

are the key findings: 

 A Class IV wetland (semi-permanent pond and lake) is located on the site 

 The wetland area is 36.4 hectares (89.9 acres), consisting of 5.5 hectares (13.6 acres) of deep 

marsh zone, 11.4 hectares (28.2 acres) of shallow marsh zone, 9.5 hectares (23.5 acres) of wet 

meadow zone and 11.0 hectares (27.2 acres) of low prairie zone 

 The deepest part of the wetland is located in the deep marsh zone and has a depth of 1.2m 

 The natural storage volume of the site is approximately 85,000m3  

 The overall drainage boundary (catchment) area is 177.4 hectares (438 acres), which includes 105 

hectares (237 acres) located in the City 

 The establishment of a wetland pond will be included in the general shape and function of the 

deep marsh and shallow marsh zones of the wetland feature 

 A dry pond will be interconnected to the wetland pond and sized to contain a 100-year storm 

event 

 The wetland pond is recommended to include a slope of 6:1 to maintain a more naturalized 

border, including a 10-metre buffer zone of the shallow marsh zone 

 Two outlet options are identified, including the Gun Club Coulee to the west and the PTH 10 ditch 

to the east (Map 5) 

 

Map 5: Conceptual Drainage Plan 

 

 



11 
 

 

Transportation  

WSP prepared a preliminary traffic study on behalf of VBJ Developments Ltd. (Schedule H). The following 

are the key findings: 

 The study estimates high level impacts of the development on the adjacent roadway network 

 The area for the study includes the evaluation of signalized intersections along 18th Street from 

Richmond Avenue to PTH 110 (Map 6) 

 The Richmond Avenue and 18th Street intersection and the Patricia Avenue and 18th Street 

intersection may require upgrades to accommodate traffic from the development at full build-out   

 Further analysis of the two intersections will be completed once detailed plans are completed 

 

Map 6: Signalized Intersections Evaluated 
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Community Services 

As new development occurs the demand for community services (e.g. police, fire/EMS, parks, libraries, 

recreation facilities, transit, administration) increases. As the land develops, City Council will evaluate the 

need to increase operating and maintenance allocations to provide services to the new businesses and 

residents.  

 

Education Services 

The subject site is located within the Brandon School Division (BSD). BSD has identified plans for the 

students from the annexed site to attend a new school to be constructed in the southwest area of the City 

(Brookwood South Neighbourhood).  

  

Health Services 

The Prairie Mountain Health Region currently provides health services to City residents and will provide 

health services to the subject site.   

 

5.2 Principle #2—Social and Economic Ties 

 

VBJ Developments Ltd. is the sole owner of the site. VBJ Developments Ltd. is proposing to develop the 

site for urban commercial and urban residential purposes. As an urban commercial/residential developer, 

the sole landowner has social and economic ties to the City.   

 

5.3 Principle #3—Land Uses in Area 

 

The proposed land uses include urban commercial and urban residential development. The Development 

Plan identifies that urban commercial and urban residential designations are to locate in the City. The 

location of the proposed annexation is to the west of PTH 10, which is the main commercial corridor in 

the City and an appropriate location for regional-scale commercial development.  

 

5.4 Principle #4—Viability and Future Growth – Land Supply and Demand 

 

Land Supply  

The City completed an inventory (Schedule I) of all undeveloped and underdeveloped properties available 

for residential and non-residential development in the City of Brandon (Map 7) as designated in the 

Development Plan.  

 Residential designated areas (yellow) can accommodate 9,000-10,000 dwelling units 

 Commercial designated areas (red) include 54 hectares (133 acres) which can accommodate 

300,000m2 (3,200,000ft2) of commercial floor area 

 The south growth area includes nine hectares (22.2 acres) of commercial designated land 
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Map 7: Residential and Commercial Supply 
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Land Demand 

SJ Research Services provided a land development forecast for the City (Schedule I). Table 1 below 

identifies residential unit and commercial land area projections for a 30-year growth period.  

  

Table 1: Residential and Commercial Demand  

 

 

 

 

 

 

 

 

 

 

 

 

Summary 

 Residential designated areas are projected to accommodate 30-35 years of residential growth 

 Commercial designated areas are projected to accommodate 15-20 years of commercial growth   

 During the past 5-10 years, the majority of new residential dwelling units (65% to 75%) have been 

constructed in the south growth area 

 No commercial designated areas exist in the south growth area which can accommodate regional 

retail development 

 

5.4 Principle #4—Viability and Future Growth – Policy Analysis 

 

Prosperity by Design (Economic Development Strategy) 2014-2019 

The City’s Economic Development Strategy focuses resources on strategic directions and targeted sectors 

for continued growth. Highlights of the strategy are as follows: 

 One of the five target sectors identified in the strategy is regional retail to enhance the City’s role 

as a regional retail service centre 

 Proven demand exists for an expansion of regional retail  

 The City is a regional service centre with a growing population and increasing household income  

 Retail “leakage” is occurring due to the shortage of developable land and lack of infrastructure to 

the most desirable sites 

 Target of an additional 400,000 square feet of retail space over the length of the strategic plan 

(by end of 2019) 

 The City will proactively attract new regional retail development  

 

  

Year Housing Starts (units) Commercial (ha) 

2020 1,362  14 

2025 2,768 28 

2030 4,214 43 

2035 5,695 58 

2040 7,209 72 

2045 8,748 87 
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Brandon & Area Planning District Development Plan, 2013 

The Development Plan provides direction on future urban growth in the Planning District. 

 The annexation is for lands directly to the south of the City and located in an area identified for 

future urban residential, recreational, institutional and commercial land uses (light green on Map 

8).  

 The proposal complies with the criteria for new development (Policy 11.2.2) 

o The subject site is not identified as an aggregate resource  

o Infrastructure services appropriate for the development have been be provided  

o The site is located on the north side of the PTH 110 corridor where the majority of 

development already exists  

o The proposal demonstrates a need for an additional supply of urban commercial designated 

land  

 

Map 8: Future Growth (Reference Map 10 of Development Plan) 
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Brandon & Area Planning District Fringe Area Growth Strategy 

 

The Growth Strategy refines the growth areas in the Development Plan. The Growth Strategy coordinates 

infrastructure and land use planning by identifying areas where urban growth is likely to occur in the 

immediate, intermediate and long term horizons. The evaluation of the lands in the Growth Strategy 

identified the subject site as having “medium” development potential (Map 8). The site’s “medium” 

development potential score was primarily a result of the high probability of commercial/regional retail 

development.     

 

Map 9: Development Potential of Fringe Area 
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The proposal complies with the following Growth Strategy policies: 

 The site is located in the southeast Brandon growth node (Policy 6.2.1)  

 The annexation is necessary to provide an adequate urban commercial designated land supply 

within the City (Policy 6.1.4)  

 The site is located north of the conceptual plan for the future PTH 110 westerly extension (Policy 

6.2.2) 

 The site is a priority three area (long-term growth) in the growth strategy (Policy 6.3.1) and 

complies with the three criteria for urban development: 

o Complies with policies in the Growth Strategy and the Development Plan 

o Located in a Growth Node 

o Complies with the targeted land supply of 20-30 years   

 The proposal demonstrates the serviceability of the site as part of the larger infrastructure 

network and identifies a plan to increase capacity to accommodate the development (Policies 

6.5.1 & 6.5.2) 

 The proposal includes terms to compensate the RM for the loss of potential property tax revenues  

 

5.5 Principle #5—Will of the People 

 

VBJ Developments Ltd. is the sole owner of the site. A letter of support from VBJ Development Ltd. is 

attached to this proposal as Schedule D. 

 

5.6 Principle #6—Geographical Boundaries 

 

The subject site is directly south of the City boundary and north of the conceptual PTH 110 westerly 

extension. The boundary is not a straight line as shown in Map 10 below, as the City does not want to 

annex the Manitoba Infrastructure utility yard or the rural residential properties south of the site.   

 

Map 10: RM land ownership 
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6 Terms of Annexation 

6.1 Municipal Responsibilities 

 

The City will be responsible for operating and maintaining new public infrastructure (e.g. transportation, 

water, wastewater, drainage) and providing community services (e.g police, fire/EMS, operations, 

community development) for the subject site. As the subject site develops, the City will evaluate the need 

to increase operating and maintenance allocations to accommodate the new growth. 

      

The annexation will not affect servicing responsibilities for the RM as the site is currently undeveloped 

and the City and Manitoba Infrastructure operate and maintain the roads bordering the site (Patricia 

Avenue and PTH 10).  

 

6.2 Property Tax Implications 

 

The subject site is valued at $236,400 and classified as “farm property” by Manitoba Provincial Assessment 

(2016 Tax Year). The 2016 municipal property tax for the site was $391.19. If the site were located in the 

City, the site’s municipal property taxes would have been $974.33.   

 

One property owner (who initiated the annexation request) owns the subject site. The City proposes that 

the City’s property tax rates will apply from the date of annexation. Once the site is developed (for 

commercial and residential purposes), the taxes will increase proportionally.    

  

The RM tax revenue will be reduced by $391.19 a year. The City is prepared to negotiate mutually 

acceptable terms during the consultation process.   
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6.3 Drainage Impacts 

 

During the urban expansion process, the RM reinforced the importance of the existing wetland as a 

natural asset. In particular, the wetland is important in managing surface storm water runoff into the RM 

and filtering the storm water that infiltrates into the aquifer that provides water to RM residents. The City 

agrees that the wetland is important as a natural asset and proposes the following draft terms be included 

in the annexation agreement:  

 Development of the subject site will result in no net loss to the natural storage of storm water on 

the site 

 Any development of the wetland shall incorporate principles of naturalization, including but not 

limited to intercepting and filtrating overland runoff, filtering out coarse sediment, and impeding 

colonization by undesirable invasive species 

 The City will invite the RM to undertake a peer review of any conceptual or detailed drainage 

plans submitted to the City and Manitoba Sustainable Development as part of any rezoning and 

subdivision application to develop the site 
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7 Development Process 

Following submission of the annexation proposal, the developer will submit an application to amend the 

Development Plan to the Board. The development plan amendment application will run concurrently with 

the annexation request and allow consultations to proceed on both applications at the same time. The 

by-law to re-designate the subject site will be contingent on the annexation being completed and shall 

not be adopted until the annexation is approved.   

 

The City will receive all other development applications, including secondary plan, rezoning and 

subdivision, as well as development building permit applications, following approval of the annexation. 
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8 Consultations 

Pursuant to Section 37(1) of The Municipal Act (Manitoba), following submission of the annexation 

proposal, the City will initiate consultations. The intent is to have all consultations completed between 

May and August of 2017. 

 

8.1 RM of Cornwallis 

 

The consultation with the RM will be a continuation of the consultation held during the urban expansion 

process: 

 The City (Council and administration) will present the annexation proposal at an RM Council 

meeting to clarify the request and answer any questions  

 If the RM is amendable, the City and the RM will begin discussions regarding terms to be included 

in an annexation agreement 

 An inter-municipal committee comprised of elected officials and administration from both 

municipalities will negotiate the terms of the annexation agreement 

 At the conclusion of the consultation, the intent is to have the RM Council pass a resolution to 

support the annexation and the terms for annexation in a draft agreement 

 

8.2 Local Authorities 

 

The local authorities for the annexation proposal are 

 The Brandon & Area Planning District 

 The Brandon School Division 

 The Assiniboine Hills Conservation District 

 The Prairie Mountain Health Regional Health Authority  

The City will be in contact with representatives of each local authority (in person meeting, open house 
or phone call). Each local authority will be invited to provide formal comments in writing by the end of 
the consultation period.  
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8.3 Public 

 

The City will consult the following public stakeholders: 

 Neighbouring property owners and general public — The City will host two open houses: 

Open House #1 – To introduce the annexation proposal and facilitate feedback (End of May). 

Open House #2 – To provide a summary of the feedback received and any changes to the 

annexation proposal (End of July). 

 Notices for the open houses will be sent to all property owners within 200m of the subject site. 

The City will provide the option of individual meetings with neighbouring property owners who 

desire to discuss the proposal in further detail.  

 Owner of the subject site—The City will hold reoccurring meetings with the owner of the subject 

site throughout the consultation process. 

 

8.4 Consultation Report  

 

Pursuant to Section 37(2) of The Municipal Act, upon conclusion of the negotiations and consultations, the City 

will submit a report to The Manitoba Municipal Board that describes the results of the negotiations and 

consultations, including 

 a description of the negotiations undertaken and a summary of the views expressed  

 a description of matters agreed on and not agreed on by the proponent and affected 
municipalities 

 a description of the consultations undertaken and a summary of the views expressed  

 a statement of the content of the original proposal and particulars of any amendments to the 
proposal made in the report and the reasons for them 

 a list of studies prepared by or for the proponent respecting the proposal and a summary of their 
findings 

 a statement as to whether the proponent intends to proceed with the proposal at all, as initiated 
or in an amended form 
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Page 1 of 4 2017-03-06Status as of 09:31:59 2513700/2Title Number

STATUS OF TITLE
2513700/2Title Number
AcceptedTitle Status
02272017Client File

The Property Registry
A Service Provider for the Province of Manitoba

1. REGISTERED OWNERS, TENANCY AND LAND DESCRIPTION

VBJ DEVELOPMENTS LTD.

IS REGISTERED OWNER SUBJECT TO SUCH ENTRIES RECORDED HEREON
IN THE FOLLOWING DESCRIBED LAND

FIRSTLY:  THE NE 1/4 OF SECTION 3-10-19 WPM
EXC:     GRAVEL PIT PLAN 1368 BLTO
AND EXC: ROAD PLANS 538 AND 36987 BLTO

SECONDLY:  THE E 1/2 OF LEGAL SUBDIVISIONS 11 AND 14 OF
SECTION 3-10-19 WPM

The land in this title is, unless the contrary is expressly declared, deemed to be subject to the reservations and restrictions set out in 
section 58 of The Real Property Act.

2. ACTIVE INSTRUMENTS

Instrument Type: Caveat
Registration Number: R119560/2
Instrument Status: Accepted

Registration Date: 1977-04-18
From/By: MANITOBA TELEPHONE SYSTEM
To:

Amount:
Notes: PARTS
Description: No description

Schedule B



Page 2 of 4 2017-03-06Status as of 09:31:59 2513700/2Title Number

Instrument Type: Caveat
Registration Number: R141242/2
Instrument Status: Accepted

Registration Date: 1979-11-14
From/By: THE MANITOBA HYDRO-ELECTRIC BOARD
To:

Amount:
Notes: PTS FOR R/W PL 1947
Description: No description

Instrument Type: Caveat
Registration Number: 91-6855/2
Instrument Status: Accepted

Registration Date: 1991-07-26
From/By: MANITOBA TELEPHONE SYSTEM
To:

Amount:
Notes: PT NW 1/4 ON PL 27161
Description: No description

Instrument Type: Caveat
Registration Number: 1107630/2
Instrument Status: Accepted

Registration Date: 2002-01-30
From/By: MTS COMMUNICATIONS INC
To: WILLIAM F JOHNSTONE AS AGENT

Amount:
Notes: PT NE 1/4 3 RE: PL 40213
Description: RIGHT OF WAY AGRT DATED 8 JUNE 1999



Page 3 of 4 2017-03-06Status as of 09:31:59 2513700/2Title Number

Instrument Type: Mortgage
Registration Number: 1283109/2
Instrument Status: Accepted

Registration Date: 2011-03-01
From/By: VBJ DEVELOPMENTS LTD.
To: WESTOBA CREDIT UNION LIMITED

Amount: $6,000,000.00
Notes: No notes
Description: No description

3.      ADDRESSES FOR SERVICE

VBJ DEVELOPMENTS LTD. 
2404 PARK AVENUE 
BRANDON MB 
R7B 0S3

4.      TITLE NOTES

No title notes

5.      LAND TITLES DISTRICT

Brandon

6.      DUPLICATE TITLE INFORMATION
Duplicate not produced

7.      FROM TITLE NUMBERS

1683407/2 All

8.      REAL PROPERTY APPLICATION / CROWN GRANT NUMBERS
No real property application or grant information

9.      ORIGINATING INSTRUMENTS

Instrument Type: Transfer Of Land
Registration Number: 1283108/2

Registration Date: 2011-03-01
From/By: LENA MONCAUSKAS & HORACE VINCENT MONCAUSKAS
To: VBJ DEVELOPMENTS LTD.
Consideration: $900,000.00
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10.    LAND INDEX

NE   3-10-19W
EX GRAVEL PIT PL 1368 & EX RD PL 36987

NW   3-10-19W
E 1/2 OF LSDS 11 & 14

CERTIFIED TRUE EXTRACT PRODUCED FROM THE LAND TITLES DATA STORAGE 
SYSTEM OF TITLE NUMBER  2513700/2



April 4, 2017 

Ryan Nickel 
Principal Planner 
City of Brandon Planning & Building Safety 
638 Princess Avenue 
Brandon MB, R7A 0P3 

RE: Support for Annexation of lands SW of Patricia Avenue and 18th Street 

VBJ Developments is in support of the annexation application of our lands SW of Patricia Avenue 
and 18th Street. This annexation follows our Urban Expansion request from May 15, 2015 and 
our earlier requests to develop these lands, dating back to 2011.  

During the Urban Expansion application process, it was identified that there are some 
infrastructure constraints in the south end of Brandon. VBJ Developments is committed to 
working with the City of Brandon and the RM of Cornwallis councils, and administrations, to 
work towards a funding solution that will provide servicing for future development.  

If there are any questions with the above information, please let me know. 

Sincerely, 

Steve McMillan 
VP of Planning Services 
VBJ Developments Ltd. 

Schedule C



amecP

PHASE I ENVIRONMENTAL SITE ASSESSMENT

PROPOSED RESIDENTIAL SUBDIVISION
NE 3-10—19W

R.M. OF CORNWALLIS, MANITOBA

Submitted to:

Mr. Kyle Cumming

VBJ Developments Limited
2404 Park Avenue
Brandon, Manitoba

R7B 0S3

Submitted by:

AMEC Earth & Environmental
A Division of AMEC Americas Limited

440 Dovercourt Drive
Winnipeg, Manitoba

R3Y 1N4

5 January2011

AMEC Project No: WXI 6451

Schedule D



Phase I Environmental Site Assessment
Proposed Residential Subdivision
R.M. of Cornwallis, Manitoba
January2011

EXECUTIVE SUMMARY

AMEC Earth & Environmental, a division of AMEC Americas Limited (AMEC), was retained by
Mr. Kyle Cumming of VBJ Developments Limited (“Client”) to conduct a Phase I Environmental
Site Assessment (ESA) of a cultivated agricultural property located at the section, township, and
range of NE 3-10-19W in the R. M. of Cornwallis, Manitoba (referred to in this Report as ‘The
Site’). The Site is proposed for a residential subdivision.

The purpose of the Phase I ESA was to identify actual or potential environmental concerns at
the Site. The Phase I ESA methodology consisted of a review of selected historical and current
information pertaining to the Site and surrounding properties; an inspection of the Site to identify
practices or circumstances that may present potential environmental liabilities; and interviews
with personnel familiar with the Site. Site observations were of a visual, walk-through type and
did not include sampling or testing, a process consistent with the industry standard.

The Site is located at the southwest corner of the intersection of Patricia Avenue and Provincial
Highway #10 in the R.M. of Cornwallis, Manitoba. According to the Brandon and Area Planning
District, the Site is zoned for agricultural land use (AG-AD designation).

Ms. Amanda Crawley of AMEC conducted a Site reconnaissance on 1 December 2010 to
evaluate possible on-Site issues, and assess whether any surrounding land uses may have
and/or are currently impacting the environmental condition of the Site. Ms. Amanda Crawley
had previously conducted a Site reconnaissance on 14 October 2010 for an adjacent property
located at NW 3-10-19W. Information obtained from the 14 October 2010 Site visit is
referenced for this report.

A pole mounted transformer was observed on the central north portion of the Site. Markings on
the transformer indicated that it did not contain PCB oil. Leaking or staining was not observed
around the transformer at the time of the Site visit. Several dilapidated building structures,
inferred to be former storage sheds and outbuildings, were visible throughout the treed area
surrounding an abandoned residence. Various items such as scrap metal, rubber tires,
mechanical equipment, and paper and plastic refuse were observed near the surrounding tree
line of the abandoned residence. There were no other items of concern identified on the site.

Based on the assessment undertaken, the use of storage tanks, chemicals and fertilizer is
probable due to the agricultural nature of the Site, with heating oil potentially used at some point
to provide heat for the residence. There is a potential for localized impacts however, it is not
likely to be of an overall concern and would be very hard to locate and identify. The potential for
significant subsurface contamination at the Site as the result of on or off-site sources is
considered to be low and the Site is considered suitable for residential development.
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Phase I Envh-onmental Site Assessment
Proposed Residential Subdivision
R.M. of Cornwallis, Manitoba 17’)January2011

A Phase II investigation is not recommended at this time. The abandoned buildings may have
associated issues with hazardous building materials. As such, a Designated Substance Survey
(DSS) should be completed prior to demolition to further assess the presence of asbestos, lead,
mercury, and other designated substances. AMEC would be pleased to provide this service
upon request. However, as the building was deemed unfit to enter, it may be preferred to
assume that such materials are present and handle the materials accordingly when
demolishing.
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March 30, 2017 

Servicing of South Urban Expansion Annexation Executive Summaries 

Water Executive Summary 

In 2016 the City of Brandon retained Alliance Engineering Services Inc. (AESI) to conduct a water system 

capacity analysis for development within Southwest Brandon.  The model prepared by AESI took into 

consideration existing demands along with new developments proposed for Southwest Brandon over 

the next 30 years.  Utilizing Bentley WaterCAD and GIS contour data provided by the City, AESI 

concluded that by increasing pressure supplied by the existing pumping stations, to the levels they were 

originally designed for, there is sufficient capacity in the existing distribution network to support the 

proposed development within the urban expansion area which includes the proposed development 

within the annexation property.   

Water service connection for the proposed commercial development shall be to the existing 300mm 

watermain that runs along Patricia Avenue (see figure below). 
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Executive Summary 

Wastewater (Sanitary) Servicing 

 

In 2013 the City of Brandon retained AECOM to conduct a wastewater system analysis for the South End 

Lift Station.  In 2016 the City of Brandon retained AECOM to conduct a wastewater system analysis for 

Southwest Brandon.  The 2016 AECOM analysis took into consideration existing wastewater flows along 

with new development flows proposed for Southwest Brandon over the next 30 years.  Through the 

information provided from these studies it has been determined that there are both interim and 

ultimate servicing solutions for the proposed development within the annexation land. 

 

Wastewater servicing Southwest Brandon can only be accomplished through investment into 

infrastructure.  Initially, construction of a new lift station at 34th Street and Patricia Avenue and a new 

forcemain running from there to the South End Lift Station via Patricia Avenue and 1st Street is required 

(Stage 1).  As development progresses and the South End Lift Station ceases to have any further 

capacity, a new lift station at 1st Street and Patricia Avenue will be constructed and the forcemain along 

Patricia Avenue will be extended east from 1st street along Highway 110 to the Municipal Pre-Treatment 

Facility (Stage 2). 

 

These long term investments in infrastructure are ultimately tied to development of the area and the 

rate at which it occurs.  Based on current projections, Stage 1 falls within the 2 to 10 year capital budget.   

 

Regarding the proposed development within the annexation property, Engineering has examined 

options available for servicing of the commercial component only.  Based on present growth, it would be 

premature to proceed with Stage 1 of the wastewater servicing improvement as there is insufficient 

flow discharged from the development to make a lift station viable.  An interim solution would be for 

this development to connect to the 200mm domestic sewer that currently exists adjacent to the 

property (see the figure below).  This interim solution solely allows for retail commercial development 

contributing a maximum of 2.1 L/s Peak Design Inflow.  

 

 
In order to accommodate the interim wastewater servicing, it is required that the domestic sewer along 

Maryland Avenue between Tracey Street and 9th Street be upgraded at a cost of approximately 

$420,000.  These required upgrades were identified in the AECOM South End Lift Station study.  As there 

are other benefitting properties from this upgrade, VBJ’s approximate allocation of the capital cost will 

be $50,000. 



 

                   

 

This improvement only relates to the construction of the commercial component of the development. 

Any further development within the catchment area of the proposed forcemain (which the annexation 

land falls within), particularly if it is residential, leisure commercial or other development that may 

produce high wastewater flows, would initiate the Stage 1 upgrade, estimated cost of $7,053,500, and 

further contributions.  At the time of Stage 1 forcemain construction, the wastewater service for the 

existing commercial development would be required to disconnect from the 200 mm domestic sewer 

and reconnect to the forcemain at the owners expense.  The developer will then be responsible for their 

proportionate share of the capital cost of Stage 1.   
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DRAFT – Preliminary Traffic Impact Study 
VBJ – Brandon South Village  

Commercial & Residential Development 
Part Section 3-T10-R19W 

Brandon, MB 

November 2016 161-#####-00 

WSP Canada Inc. 
1600 Buffalo Place 

Winnipeg, MB  R3T 6B8 
Phone: (204) 477-6650 ~ Fax: (204) 474-2864 
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VBJ - Brandon South Village – Brandon, MB - DRAFT November 2016 

Page | 2 

EXECUTIVE SUMMARY 

The purpose of this Traffic Impact Study (TIS) is to estimate the high level impacts of the 
proposed ~170 Acre commercial and residential development on the adjacent roadway network; 
and identify intersections for further study once detailed development plans are established. 

The area selected for study includes the signalized intersections along 18th Street from 
Richmond Avenue to PTH 110. 



VBJ - Brandon South Village – Brandon, MB - DRAFT November 2016 
 

 Page | 3 

PM peak traffic was modelled to determine the impact of site generated traffic and background 
traffic on the adjacent roads and intersections. 

 
 
The analysis shows that Richmond Avenue & 18th Street will need upgrading based on 
background traffic alone in 2027. 
 
The following intersections may need upgrading to accommodate traffic from the proposed 
development at full buildout in 2027. 
 
• Richmond Avenue & 18th Street 
• Patricia Avenue & 18th Street 
 
The two proposed commercial intersections will be designed to ensure that they are capable of 
providing the required level of service once the development plan is finalized. 
 
All other intersections are projected to have sufficient capacity to accommodate both 
background and development traffic at full buildout in 2027. 
 
Based on the above conclusions it is recommended that traffic at Richmond Avenue & 18th 
Street, and Patricia Avenue & 18th Street, be analysed further to determine the timing and 
required upgrades once detailed development plans are completed.  



Brandon Land Inventory 

Residential Development to Buildout 
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Non-Residential Development to Buildout 



Brandon Growth Forecast 
Final Report  

Prepared For the City of Brandon 

March 5, 2017 

SJ Research Services 
3004 College Avenue 
Regina, Saskatchewan 
S4T 2V8 
Phone: (306) 539-4320 
Email: admin@sjresearchservices.com 
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Executive Summary 
The City of Brandon contracted SJ Services to update and build upon the 2016 Market Analysis and 
Development Forecast. In particular a City of Brandon and surrounding RMs (Cornwallis, Whitehead, 
and Elton) split was sought after as well a split between industrial, commercial, and institutional land 
demand. 
 
Summary results are presented below: 
 
 Table 1: New Land Requirements per year in Hectares (vs.2015) Base Case City of Brandon and RMs by Aggregated 
Sector 

New Land Requirements per year in 
Hectares  (vs.2015) Base Case 
City of Brandon and RMs by aggregated 
Sector 2020 2025 2030 2035 2040 2045 

Total Industrial 8 16 25 33 41 49 

Brandon Industrial 7 14 21 29 36 43 

RM Industrial 1 2 3 4 5 6 

Total Commercial 17 33 50 67 83 100 

Brandon Commercial 14 29 43 58 72 87 

RM Commercial 2 4 7 9 11 13 

Total Institutional 5 11 16 22 27 32 

Brandon Institutional 5 9 14 19 24 28 

RM Institutional 1 1 2 3 4 4 

 
Table 2: New Land Requirements per year in Hectares (vs.2015) High Growth City of Brandon and RMs by Aggregated 
Sector 

New Land Requirements per year in 
Hectares  (vs.2015) High Growth 
City of Brandon and RMs by aggregated 
Sector 2020 2025 2030 2035 2040 2045 

Total Industrial 11 21 32 42 53 64 

Brandon Industrial 9 18 28 37 46 55 

RM Industrial 1 3 4 6 7 8 

Total Commercial 17 35 52 69 86 104 

Brandon Commercial 15 30 45 60 75 90 

RM Commercial 2 5 7 9 11 14 

Total Institutional 5 11 16 22 27 33 

Brandon Institutional 5 10 14 19 24 29 

RM Institutional 1 1 2 3 4 4 

 
Table 3: Housing Starts City of Brandon and Surrounding RMs 

Base Case 2015 2020 2025 2030 2035 2040 2045 

Total Starts 325 336 346 355 363 371 375 
Brandon 
Starts 

281 291 300 307 314 321 324 

RM Starts 
44 45 47 48 49 50 50 

High Growth 
2015 2020 2025 2030 2035 2040 2045 

Total Starts 325 336 352 364 372 380 384 
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Brandon 
Starts 

281 291 304 315 322 328 332 

RM Starts 
44 45 47 49 50 51 52 

 
 

Methodology and Results 
The area under study is the Brandon Census Agglomeration which consists of the City of Brandon and 
the surrounding RMs of Cornwallis, Whitehead, Elton. 
 
2015 to 2045 year estimations for the Brandon CA were undertaken by developing a customized 
economic model for the city and region. The model is a regional share of the latest Manitoba provincial 
input-output model (2011 at original project initiation). While the provincial model is rectangular in 
nature with 35 industries and 66 commodities and is based on the latest available Statistics Canada’s 
Manitoba Input-Output tables, data limitations necessitated aggregation to the 25 industry level.  
 
The Brandon economic model was developed using regional employment by industry to estimate 
regional output, a community hierarchy model to assess regional trade flows and leakages, and re-
balancing to ensure model cohesiveness. A detailed discussion on the estimation of sub-provincial 
economic models is available in Appendix A. 
 
Industry detail for the Brandon Economic Model is presented below: 
 
Table 4: Industry Detail: Brandon Economic Model 

Industry Detail: Brandon Economic Model  

Crop and animal production 

Forestry and logging 

Fishing, hunting and trapping   

Support activities for agriculture and forestry 

Mining and oil and gas extraction  

Utilities  

Construction  

Manufacturing  

Wholesale trade  

Retail trade  

Transportation and warehousing  

Information and cultural industries 

Finance, insurance, real estate and rental and Leasing  

Professional, scientific and technical services  

Administrative and support, waste management and remediation services  

Educational services 

Health care and social assistance   

Arts, entertainment and recreation 

Accommodation and food services 

Other services (except public administration) 
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Industry Detail: Brandon Economic Model  

Operating, office, cafeteria, and laboratory supplies  

Travel and entertainment, advertising and promotion  

Transportation margins  

Non-profit institutions serving households 

Government sector  

 
It should be noted that the Brandon Region does not contain Forestry and Logging and  
Fishing, Hunting and Trapping activity and the following industries are “fictive”, represent margins and 
do not have associated employment. As such, these 5 industries are excluded from the detailed 
forecast process. 
 

The Base Case Forecast 
Under the Base Case Forecast, employment and GDP growth is expected to mirror the growth rate of 
the previous decade. It was first necessary to inflate the 2011 Brandon input-output tables to 2016 
levels. This was accomplished using the Manitoba current dollar gross output 10 year average rate of 
change (4.48%) for gross output and gross domestic product. The latest Statistics Canada labour force 
survey for Brandon was used for employment by industry for 2016. The Manitoba current dollar gross 
output 10 year average rate of change (4.48%) was used to project the Brandon tables to 2045 in 
current dollars. Statistics Canada’s Manitoba industry deflators (current dollar GDP divided by constant 
dollar GDP) were utilized to convert Brandon current dollar GDP to constant dollar GDP. The rate of 
change in each industry deflator for the latest 5 years was used to project the deflators to 2045. 
Employment by industry was estimated by constructing a simple production function for each industry. 
Constant dollar GDP by industry was regressed against employment by industry. Efficiency gains were 
in labour were estimated by examining the relationship between constant dollar GDP (volume) and 
employment. Improvements in labour productivity over the previous 10 years were assumed to 
continue at the same annual rate for the next 30 years.  
 
The base case forecast results are presented below: 
 
Table 5: Constant Dollar Gross Domestic Product by Industry (2007 $M) – Base Case Forecast 

Constant Dollar Gross Domestic Product By Industry (2007 $M) – Base Case Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Crop and Animal Production 41 42 38 39 36 37 34 

Forestry and Logging 0 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 0 0 0 0 0 0 0 

Mining and Oil and Gas Extraction 156 172 192 213 237 264 294 

Utilities 63 69 75 82 90 98 108 

Construction 168 204 250 306 375 459 562 

Manufacturing 304 326 352 379 409 442 476 
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Constant Dollar Gross Domestic Product By Industry (2007 $M) – Base Case Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Wholesale Trade 116 136 160 188 222 262 309 

Retail Trade 207 240 281 327 382 446 520 

Transportation and Warehousing 104 122 144 169 199 235 277 

Information and Cultural Industries 123 142 166 193 225 262 306 
Finance, Insurance, Real Estate and 
Rental and Leasing 362 424 500 589 695 819 965 
Professional, Scientific and Technical 
Services 58 65 73 83 93 105 118 
Administrative and Support, Waste 
Management and Remediation 
Services 36 39 43 47 51 56 61 

Educational Services 3 3 4 4 5 5 6 

Health Care and Social Assistance 65 85 91 120 127 168 179 

Arts, Entertainment and Recreation 16 18 20 22 24 26 28 

Accommodation and Food Services 62 74 88 105 126 151 180 
Other Services (Except Public 
Administration) 23 25 27 30 32 36 39 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 0 
Travel, Entertainment, Advertising 
and Promotion 0 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 30 33 36 39 43 47 52 

Government Sector 793 893 1012 1145 1297 1469 1663 

Total 2729 3113 3550 4083 4670 5386 6177 

 
Table 6: Employment by Industry – Base Case Forecast 

Employment By Industry – Base Case Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Crop and Animal Production 658 605 552 500 447 394 342 

Forestry and Logging 0 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 13 12 11 10 9 8 7 

Mining and Oil and Gas Extraction 177 181 185 188 192 196 199 

Utilities 302 309 316 323 330 337 344 

Construction 1,879 2,119 2,359 2,599 2,838 3,078 3,318 

Manufacturing 2,886 3,034 3,181 3,329 3,476 3,624 3,771 

Wholesale Trade 844 911 978 1,045 1,113 1,180 1,247 

Retail Trade 3,735 4,091 4,448 4,804 5,161 5,517 5,873 

Transportation and Warehousing 1,040 1,157 1,274 1,391 1,508 1,625 1,742 
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Employment By Industry – Base Case Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Information and Cultural Industries 532 597 663 728 793 858 924 
Finance, Insurance, Real Estate and 
Rental and Leasing 1,213 1,344 1,474 1,605 1,735 1,866 1,996 
Professional, Scientific and Technical 
Services 676 714 751 789 827 864 902 
Administrative and Support, Waste 
Management and Remediation 
Services 681 730 780 830 880 929 979 

Educational Services 112 124 135 147 158 170 181 

Health Care and Social Assistance 920 1,011 1,102 1,193 1,284 1,375 1,466 

Arts, Entertainment and Recreation 384 407 431 454 478 502 525 

Accommodation and Food Services 2,177 2,433 2,690 2,947 3,203 3,460 3,716 
Other Services (Except Public 
Administration) 575 597 618 640 661 683 704 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 0 
Travel, Entertainment, Advertising 
and Promotion 0 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 705 721 738 755 772 788 805 

Government Sector 9,190 10,003 10,816 11,628 12,441 13,254 14,066 

Total 28,700 31,101 33,503 35,904 38,306 40,707 43,109 

 
Land use requirements were based on a similar study conducted for the city of Edmonton. This study 
estimated floor area requirements per employee across 13 industries. Projected demand figures were 
then translated into land area requirements using site coverage ratios typical for each industry. Site 
coverage constitutes the percentage of a site that is covered by the built environment. 
 
Base case land requirements by industry are presented below: 
 
Table 7: New Land Requirements per year in Hectares (vs.2015) Base Case 

New Land Requirements per year in 
Hectares  (vs.2015) Base Case 

2020 2025 2030 2035 2040 2045 

Crop and Animal Production 0 0 0 0 0 0 

Forestry and Logging 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 0 0 0 0 0 0 

Mining and Oil and Gas Extraction 0 0 0 0 0 0 

Utilities 0 0 0 1 1 1 

Construction 5 10 16 21 26 31 

Manufacturing 3 6 8 11 14 17 

Wholesale Trade 1 3 4 5 7 8 
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New Land Requirements per year in 
Hectares  (vs.2015) Base Case 

2020 2025 2030 2035 2040 2045 

Retail Trade 7 14 21 28 35 42 

Transportation and Warehousing 4 8 11 15 19 23 

Information and Cultural Industries 0 0 1 1 1 1 
Finance, Insurance, Real Estate and 
Rental and Leasing 0 1 1 2 2 3 
Professional, Scientific and Technical 
Services 0 0 0 0 1 1 
Administrative and Support, Waste 
Management and Remediation Services 0 0 0 1 1 1 

Educational Services 0 0 0 0 1 1 

Health Care and Social Assistance 1 2 2 3 4 5 

Arts, Entertainment and Recreation 0 0 1 1 1 1 

Accommodation and Food Services 2 5 7 9 12 14 
Other Services (Except Public 
Administration) 0 0 1 1 1 1 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 
Travel, Entertainment, Advertising and 
Promotion 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 0 0 0 1 1 1 

Government Sector 5 11 16 21 26 32 

Total 30 61 91 121 152 182 

 
Results were aggregated into the larger components of industrial, commercial, and institutional based 
on the following industry distribution: 
 
Table 8: Industry Distribution-Industrial, Commercial, and Institutional 

Industry Distribution: Industrial, Commercial, and Institutional   

Crop and animal production Industrial 

Forestry and logging NA 

Fishing, hunting and trapping   NA 

Support activities for agriculture and forestry Industrial 

Mining and oil and gas extraction  Industrial 

Utilities  Industrial 

Construction  Industrial 

Manufacturing  Industrial 

Wholesale trade  Commercial 

Retail trade  Commercial 

Transportation and warehousing  Commercial 

Information and cultural industries Commercial 

Finance, insurance, real estate and rental and Leasing  Commercial 

Professional, scientific and technical services  Commercial 

Administrative and support, waste management and remediation services  Commercial 

Educational services Commercial 
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Industry Distribution: Industrial, Commercial, and Institutional   

Health care and social assistance   Commercial 

Arts, entertainment and recreation Commercial 

Accommodation and food services Commercial 

Other services (except public administration) Commercial 

Operating, office, cafeteria, and laboratory supplies  NA 

Travel and entertainment, advertising and promotion  NA 

Transportation margins  NA 

Non-profit institutions serving households Institutional 

Government sector  Institutional 

 
Aggregated results were, in turn, allocated between the City of Brandon and the surrounding RMs 
based on the employment by industry split between industrial, commercial, and institutional sectors 
in Brandon relative to the RMs. Data for this exercise was available in the 2011 Statistics Canada 
National Household Survey, the latest available. 
 
The resulting disaggregation is below: 
 
Table 9: New Land Requirements per year in Hectares (vs.2015) Base Case City of Brandon and RMs by Aggregated 
Sector 

New Land Requirements per year in 
Hectares  (vs.2015) Base Case 
City of Brandon and RMs by Aggregated 
Sector 2020 2025 2030 2035 2040 2045 

Total Industrial 8 16 25 33 41 49 

Brandon Industrial 7 14 21 29 36 43 

RM Industrial 1 2 3 4 5 6 

Total Commercial 17 33 50 67 83 100 

Brandon Commercial 14 29 43 58 72 87 

RM Commercial 2 4 7 9 11 13 

Total Institutional 5 11 16 22 27 32 

Brandon Institutional 5 9 14 19 24 28 

RM Institutional 1 1 2 3 4 4 

 
 

The High Growth Forecast  
A series of exogenous shocks (output and investment) to the Bandon economy over the next 30 years 
generated industry employment and output results over and above the base case results. 
 

The high growth scenario was based on the following model inputs:  
 
 
 
 
 



10 | P a g e  

 

Table 10: High Growth Scenario Assumptions 

 

 

Construction periods were based on the mid-point year in the range and assumed a 1 year construction 
period was assumed. The actual manufacturing begins the next year. Construction impacts are one-
time and manufacturing impacts are on-going. Model generated indirect and induced employment are 
included in the results. Indirect impacts measure the secondary business transactions that result from 
the initial expenditures. Induced impacts are third round impacts from the spending of incremental 
labour income in the economy after removing a portion for taxes and savings. The discrepancies 
between GDP and employment impacts in the high growth scenario are due to the addition of plants 
producing hundreds of millions in new output with only 15 to 40 new employees. 
 

High growth forecast results are presented below: 
 
Table 11: Constant Dollar Gross Domestic Product by Industry (2007 $M) – High Growth Forecast 

Constant Dollar Gross Domestic Product By Industry (2007 $M) – High Growth Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Crop and Animal Production 41 42 39 43 39 39 36 

Forestry and Logging 0 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 0 0 0 0 0 0 0 

Mining and Oil and Gas Extraction 156 172 195 231 254 279 307 

Utilities 63 69 75 84 92 100 109 

Construction 168 208 271 307 376 460 563 

Manufacturing 304 326 376 584 587 597 611 

Wholesale Trade 116 136 160 192 225 265 311 

Retail Trade 207 241 281 328 382 446 521 

Transportation and Warehousing 104 122 144 174 204 240 281 

 
Estimated 
timing 

Assumed 
Construction 
Year 

Construction  
Cost ($M) 

Annual 
Incremental 
Output ($M) 

New 
Employment 

Soybean processing 600,000 ton/yr 
(mechanical) 5 to 10 yrs 2022 60 70 40 

Soybean Bio-Diesel 20 to 100 million litre  10 to 15 yrs 2028 20 50 15 

Ethanol and Distiller Grains Production Plant 15 to 25 yrs 2025 70 100 30 
Food Grade Oil, Tallow and Meat Co-Products 

Processing Plant  
10 to 30 
years 2035 na na na 

Food Cluster 80 firms 5 to 10 yrs 

begins in 
2020 

complete in 
2024 3M/year 28 550 

Federal Infrastructure Program 
0 to 10 
years 

Begins in 
2016 

complete is 
2025 13M/year na 148 

Reinvigorated Hog Sector 
 0 to 15 
years 2023 38 6.5 0 
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Constant Dollar Gross Domestic Product By Industry (2007 $M) – High Growth Forecast 

 

2015 2020 2025 2030 2035 2040 2045 

Information and Cultural Industries 123 142 166 196 228 265 308 
Finance, Insurance, Real Estate and 
Rental and Leasing 362 424 500 591 696 820 967 
Professional, Scientific and Technical 
Services 58 65 74 84 95 106 119 
Administrative and Support, Waste 
Management and Remediation 
Services 36 39 43 48 52 57 62 

Educational Services 3 3 4 4 5 5 6 

Health Care and Social Assistance 65 85 91 120 128 169 179 

Arts, Entertainment and Recreation 16 18 20 22 24 26 28 

Accommodation and Food Services 62 74 88 105 126 151 180 
Other Services (Except Public 
Administration) 23 25 27 30 32 36 39 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 0 
Travel, Entertainment, Advertising 
and Promotion 0 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 30 33 36 40 43 47 52 

Government Sector 793 893 1012 1148 1299 1470 1664 

Total 2729 3614 4538 5951 7274 8914 10945 

 
Table 12: Employment by Industry – High Growth Forecast 

Employment By Industry – High Growth Forecast 
 

 

2015 2020 2025 2030 2035 2040 2045 

Crop and Animal Production 658 630 603 576 548 521 494 

Forestry and Logging 0 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 13 12 11 10 9 8 8 

Mining and Oil and Gas Extraction 177 187 197 207 216 226 236 

Utilities 302 312 322 332 342 352 362 

Construction 1,879 2,122 2,364 2,606 2,848 3,090 3,333 

Manufacturing 2,886 3,146 3,406 3,666 3,926 4,186 4,446 

Wholesale Trade 844 917 990 1,063 1,136 1,209 1,282 

Retail Trade 3,735 4,092 4,449 4,806 5,163 5,520 5,877 

Transportation and Warehousing 1,040 1,170 1,299 1,429 1,559 1,688 1,818 

Information and Cultural Industries 532 601 669 737 805 874 942 
Finance, Insurance, Real Estate and 
Rental and Leasing 1,213 1,345 1,477 1,609 1,741 1,874 2,006 
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Employment By Industry – High Growth Forecast 
 

 

2015 2020 2025 2030 2035 2040 2045 
Professional, Scientific and Technical 
Services 676 719 762 805 848 891 934 
Administrative and Support, Waste 
Management and Remediation 
Services 681 739 797 855 913 971 1,029 

Educational Services 112 124 135 147 158 170 181 

Health Care and Social Assistance 920 1,013 1,106 1,199 1,292 1,385 1,478 

Arts, Entertainment and Recreation 384 407 431 454 478 502 525 

Accommodation and Food Services 2,177 2,433 2,690 2,947 3,203 3,460 3,717 
Other Services (Except Public 
Administration) 575 597 618 640 661 683 704 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 0 
Travel, Entertainment, Advertising 
and Promotion 0 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 705 724 743 763 782 801 820 

Government Sector 9,190 10,010 10,830 11,650 12,470 13,290 14,110 

Total 28,700 31,300 33,901 36,501 39,101 41,701 44,302 

 
 
New land requirements are calculated using the same methodology as in the Base Case Forecast. These 
are presented below: 
 
Table 13: New Land Requirements per year in Hectares (vs.2015) High Growth 

New Land Requirements per year in 
Hectares  (vs.2015) High Growth 

2020 2025 2030 2035 2040 2045 

Crop and Animal Production 0 0 0 0 0 0 

Forestry and Logging 0 0 0 0 0 0 

Fishing, Hunting and Trapping 0 0 0 0 0 0 
Support Activities for Agriculture and 
Forestry 0 0 0 0 0 0 

Mining and Oil and Gas Extraction 0 0 0 1 1 1 

Utilities 0 0 1 1 1 1 

Construction 5 11 16 21 26 32 

Manufacturing 5 10 15 20 25 30 

Wholesale Trade 1 3 4 6 7 9 

Retail Trade 7 14 21 28 35 42 

Transportation and Warehousing 4 8 13 17 21 25 

Information and Cultural Industries 0 0 1 1 1 1 
Finance, Insurance, Real Estate and 
Rental and Leasing 0 1 1 2 2 3 
Professional, Scientific and Technical 
Services 0 0 0 1 1 1 
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New Land Requirements per year in 
Hectares  (vs.2015) High Growth 

2020 2025 2030 2035 2040 2045 
Administrative and Support, Waste 
Management and Remediation Services 0 0 1 1 1 1 

Educational Services 0 0 0 0 1 1 

Health Care and Social Assistance 1 2 3 3 4 5 

Arts, Entertainment and Recreation 0 0 1 1 1 1 

Accommodation and Food Services 2 5 7 9 12 14 
Other Services (Except Public 
Administration) 0 0 1 1 1 1 
Operating, Office, Cafeteria and 
Laboratory Supplies 0 0 0 0 0 0 
Travel, Entertainment, Advertising and 
Promotion 0 0 0 0 0 0 

Transportation Margins 0 0 0 0 0 0 
Non-Profit Institutions Serving 
Households 0 0 1 1 1 1 

Government Sector 5 11 16 21 27 32 

Total 33 67 100 133 167 200 

 
A similar sector aggregation and regional breakdown was conducted with the high growth forecast: 
 
Table 14: New Land Requirements per year in Hectares (vs.2015) High Growth City of Brandon and RMs by 
Aggregated Sector 

New Land Requirements per year in 
Hectares  (vs.2015) High Growth 
City of Brandon and RMs by aggregated 
Sector 2020 2025 2030 2035 2040 2045 

Total Industrial 11 21 32 42 53 64 

Brandon Industrial 9 18 28 37 46 55 

RM Industrial 1 3 4 6 7 8 

Total Commercial 17 35 52 69 86 104 

Brandon Commercial 15 30 45 60 75 90 

RM Commercial 2 5 7 9 11 14 

Total Institutional 5 11 16 22 27 33 

Brandon Institutional 5 10 14 19 24 29 

RM Institutional 1 1 2 3 4 4 

 

Population Forecast 
The population model is a simple cohort survival model using birth and death rates and migration data 
from Statistics Canada. In its basic form, a cohort-survival model estimates future population based on 
the previous period’s population plus natural increase (births less deaths) and net migration:  
 
Population[t+1] = Population[t] + Natural Increase + Net Migration  
 
This is calculated for men and women for each age-group. The time interval is determined by the age 
cohorts. The smallest time interval for which an estimate can be made is the length of time it takes all 
the members of an age cohort (e.g., age 10 - 14) to pass on to the next age grouping (e.g., the 15 - 19 
year-old group). All of the cohorts must be the same dimension (e.g., 5-year increments, 7-year 
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increments), since over the course of the analysis each group must pass from one cohort to the next. 
All estimates must use time-intervals which are multiples of the cohort size.  
 
Natural increase is the difference between the number of children born and the number of people 
who die during one time interval. The analysis, however, is being done in terms of age-cohorts for each 
sex. Children can only be born into the first cohort but people die in all of the cohorts (including the 
birth cohort). Further, the number of males has no direct effect on the number of children born. 
Children are born only to women of childbearing age based on historical births per female population 
by age group. Deaths by age group are also based on historical deaths per age group population. 
 
Migration, both in and out, includes international, inter-provincial, and intra-provincial. Migration data 
is largely unavailable for the region. However, migration data is readily available for Statistics Canada’s 
Manitoba Census Divisions (CD) 7 which contains the bulk of the population (including Brandon) of the 
region. The proportion of the region to CD population times the migration data was assumed to 
represent in and out migration for the region, and the average of the latest 5 years available was used 
to predict future baseline migration. Additional in-migration from the high growth scenario was added 
to the base case in-migration. The latest Manitoba birth rate by age of mother, death rate by age and 
gender, and propensity to in and out migrate by age group and gender from Statistic Canada were 
used for both the base case and high growth population forecast. Finally, 2011 census population was 
used as the starting point. Because this exercise is designed to measuring incremental impacts rather 
than an entire population count, these further assumptions were used as the basis for analysis: 
 

 Migration is driven labour demand and demand for indirect and induced construction 
employment is assumed to follow the same peak as construction. 

 Based on previous large scale resource projects, it can be assumed that 10% of the regional 
construction workforce (excluding indirect and induced) will relocate permanently to the 
region.  

 Among those that in-migrate to the region, it can be expected that those earning higher wages 
will in-migrate with families. To model this, it is assumed that in-migrants will bring an average 
household to the region of 2.42 (regional population divided by number of households from 
latest Statistics Canada census) if the industry where demand occurs has an average wage 
higher than the provincial average. In this case new migration is broken down by age and 
gender by the age/gender split in the region. Where the industry average wage is below the 
provincial average, in-migrants will be single in-migrants and will be broken down by age and 
gender by the age and gender split of the region 20-64 (working age) age group. 

 With 1,720 unemployed and an unemployment rate of 5.6%, current labour demand 
requirements will be met through the current levels of in-migration, new local entrants into 
the labour market, and 10% of the available local labour for having the skills required to meet 
future demand. This is the case until 2023-2024 when labour demand exceeds local labour 
force and in-migration availability. 

 
Table 15: Population Forecast Base Case 

Population Forecast Base Case     

 2015 2020 2025 2030 2035 2040 2045 

    0-4 3,741 4,030 3,988 3,886 3,918 4,039 4,079 
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Population Forecast Base Case     

 2015 2020 2025 2030 2035 2040 2045 

    5-9 3,688 3,856 4,145 4,103 4,001 4,033 4,106 

    10-14 3,354 3,814 3,981 4,270 4,228 4,126 4,160 

    15-19 3,292 3,560 4,018 4,186 4,473 4,432 4,447 

    20-24 3,582 3,250 3,517 3,973 4,140 4,426 4,474 

    25-29 4,893 3,939 3,608 3,874 4,328 4,495 4,689 

    30-34 4,351 5,174 4,224 3,895 4,159 4,612 4,660 

    35-39 4,020 4,332 5,152 4,206 3,878 4,141 4,236 

    40-44 3,623 4,048 4,359 5,173 4,233 3,908 3,908 

    45-49 3,265 3,648 4,069 4,376 5,180 4,251 4,046 

    50-54 3,591 3,213 3,589 4,003 4,305 5,095 5,188 

    55-59 3,360 3,446 3,075 3,442 3,848 4,144 4,485 

    60-64 2,897 3,283 3,365 3,006 3,361 3,754 3,753 

    65-69 2,569 2,877 3,245 3,324 2,980 3,318 3,426 

    70-74 1,752 2,400 2,684 3,026 3,098 2,778 2,752 

    75-79 1,371 1,530 2,093 2,336 2,635 2,695 2,727 

    80-84 1,010 1,039 1,166 1,605 1,790 2,025 2,120 

    85-89 719 645 665 750 1,035 1,151 1,225 

90+ 558 606 588 590 635 793 855 

Total 55,638 58,692 61,532 64,022 66,225 68,213 69,334 

 
Table 16: Population Forecast High Growth 

Population Forecast High Growth     

 2015 2020 2025 2030 2035 2040 2045 

    0-4 3,741 4,030 4,068 3,986 4,025 4,156 4,196 

    5-9 3,688 3,856 4,234 4,233 4,101 4,140 4,216 

    10-14 3,354 3,814 4,083 4,415 4,357 4,225 4,260 

    15-19 3,292 3,560 4,125 4,348 4,618 4,560 4,569 

    20-24 3,582 3,250 3,598 4,145 4,302 4,571 4,615 

    25-29 4,893 3,939 3,646 4,008 4,500 4,656 4,847 

    30-34 4,351 5,174 4,298 3,984 4,292 4,783 4,828 

    35-39 4,020 4,332 5,232 4,344 3,967 4,274 4,380 

    40-44 3,623 4,048 4,468 5,332 4,370 3,996 4,001 

    45-49 3,265 3,648 4,198 4,585 5,338 4,386 4,173 

    50-54 3,591 3,213 3,704 4,231 4,510 5,250 5,337 

    55-59 3,360 3,446 3,172 3,641 4,071 4,344 4,676 

    60-64 2,897 3,283 3,443 3,170 3,554 3,970 3,967 

    65-69 2,569 2,877 3,313 3,447 3,137 3,502 3,614 

    70-74 1,752 2,400 2,748 3,126 3,213 2,923 2,902 

    75-79 1,371 1,530 2,152 2,425 2,722 2,795 2,833 

    80-84 1,010 1,039 1,211 1,678 1,860 2,092 2,189 
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Population Forecast High Growth     

 2015 2020 2025 2030 2035 2040 2045 

    85-89 719 645 705 799 1,082 1,196 1,269 

90+ 558 606 592 620 671 831 893 

Total 55,638 58,692 62,989 66,517 68,688 70,648 71,764 

 
Population was split between the City of Brandon and the surrounding RMs based on the 2011 Census 
population, the latest available final census figure adjusted for undercounting. Based on these figures, 
the population of Brandon accounts for 86.5 percent of the region’s populations under study. 
 
Table 17: Population forecast Breakdown City of Brandon vs. Surrounding RMs 

           Base Case Forecast High Growth Forecast 
 

CA 
Population 

City of 
Brandon 

Population RMs Population 
CA 
Population 

City of 
Brandon 

Population 
RMs 

Population 

2015 
55,638 48,145 7,492 55,638 48,145 7,492 

2016 
56,251 48,676 7,575 56,251 48,676 7,575 

2017 
56,872 49,213 7,659 56,872 49,213 7,659 

2018 
57,486 49,745 7,741 57,486 49,745 7,741 

2019 
58,093 50,270 7,823 58,093 50,270 7,823 

2020 
58,692 50,788 7,904 58,692 50,788 7,904 

2021 
59,283 51,300 7,983 59,283 51,300 7,983 

2022 
59,866 51,804 8,062 59,866 51,804 8,062 

2023 
60,436 52,297 8,138 60,436 52,297 8,138 

2024 
60,991 52,778 8,213 61,006 52,791 8,215 

2025 
61,532 53,246 8,286 62,989 54,507 8,482 

2026 
62,058 53,701 8,357 63,670 55,096 8,574 

2027 
62,561 54,136 8,425 64,168 55,527 8,641 

2028 
63,054 54,563 8,491 65,481 56,663 8,818 

2029 
63,550 54,992 8,558 66,052 57,157 8,895 

2030 
64,022 55,401 8,621 66,517 57,560 8,957 

2031 
64,483 55,800 8,684 66,971 57,952 9,019 

2032 
64,925 56,182 8,743 67,406 58,329 9,077 

2033 
65,363 56,561 8,802 67,837 58,702 9,135 

2034 
65,796 56,936 8,860 68,264 59,072 9,193 

2035 
66,225 57,307 8,918 68,688 59,438 9,250 

2036 
66,649 57,674 8,975 69,107 59,801 9,306 

2037 
67,059 58,028 9,030 69,511 60,151 9,361 

2038 
67,455 58,371 9,084 69,902 60,489 9,413 

2039 
67,839 58,704 9,135 70,281 60,817 9,464 

2040 
68,213 59,027 9,186 70,648 61,135 9,514 

2041 
68,574 59,340 9,234 71,004 61,442 9,562 

2042 
68,764 59,504 9,260 71,194 61,607 9,587 

2043 
68,954 59,669 9,286 71,384 61,771 9,613 

2044 
69,144 59,833 9,311 71,574 61,935 9,638 

2045 
69,334 59,998 9,337 71,764 62,100 9,664 
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Population forecasts were in turn, translated into housing starts based on the following methodology: 

 Net migration divided by the average Brandon census agglomeration household size of 2.42 
will meet net-in-migrant demand. 

 Historical examination of net-migration versus household starts suggests there is a certain 
amount of latent household formation that occurs annually regardless of the level of net-in 
migration. This includes household break ups, offspring moving out, etc. and averages 0.37% 
of the regional population per year. This figure was multiplied by regional population for each 
year and added to housing starts required to meet net-in migration.  

 Starts were split between the City of Brandon and the surrounding RMs based on the 2011 
Census population. 

 
Table 18: Housing Starts-City of Brandon vs. Surrounding RMs. 

Base Case Forecast High Growth Forecast 
 

CA 
Population 

Starts 
total 

Starts City 
of Brandon 

Starts 
RMs 

CA 
Population 

Starts 
total 

Starts 
City of 
Brandon 

Starts 
RMs 

2015 
55,638 325 281 44 55,638 325 281 44 

2016 
56,251 327 283 44 56,251 327 283 44 

2017 
56,872 329 285 44 56,872 329 285 44 

2018 
57,486 331 287 45 57,486 331 287 45 

2019 
58,093 334 289 45 58,093 334 289 45 

2020 
58,692 336 291 45 58,692 336 291 45 

2021 
59,283 338 292 46 59,283 338 292 46 

2022 
59,866 340 294 46 59,866 340 294 46 

2023 
60,436 342 296 46 60,436 342 296 46 

2024 
60,991 344 298 46 61,006 344 298 46 

2025 
61,532 346 300 47 62,989 352 304 47 

2026 
62,058 348 301 47 63,670 354 306 48 

2027 
62,561 350 303 47 64,168 356 308 48 

2028 
63,054 352 304 47 65,481 361 312 49 

2029 
63,550 354 306 48 66,052 363 314 49 

2030 
64,022 355 307 48 66,517 364 315 49 

2031 
64,483 357 309 48 66,971 366 317 49 

2032 
64,925 359 310 48 67,406 368 318 50 

2033 
65,363 360 312 49 67,837 369 320 50 

2034 
65,796 362 313 49 68,264 371 321 50 

2035 
66,225 363 314 49 68,688 372 322 50 

2036 
66,649 365 316 49 69,107 374 324 50 

2037 
67,059 366 317 49 69,511 375 325 51 

2038 
67,455 368 318 50 69,902 377 326 51 

2039 
67,839 369 320 50 70,281 378 327 51 

2040 
68,213 371 321 50 70,648 380 328 51 

2041 
68,574 372 322 50 71,004 381 330 51 

2042 
68,764 373 322 50 71,194 382 330 51 

2043 
68,954 373 323 50 71,384 382 331 51 

2044 
69,144 374 324 50 71,574 383 331 52 

2045 
69,334 375 324 50 71,764 384 332 52 
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Appendix A: Developing Community Level 
Input-output models 
The latest available provincial input-output tables at the S-Level from Statistics Canada were 
used as the starting point. The table represents 25 industries and 18 components of final 
demand (based on the 2011 S-level aggregation). The tables were converted into industry-by-
industry space. 
 
In a square input-output table, each industry in the table can be represented as a column. For 
example industry 1 can be represented as follows: 
 

 
z11 

z12 

. 

. 

. 
z125 

w1 

X1 
 

 

zij =  purchases by industry i of products from industry j. The transactions matrix consists of z11 
to z2525 comprise the transactions matrix of 625 (25 x 25) elements. 
W1 = value added or gross domestic product component of industry 1’s output which includes 
wages, salaries, supplementary labour income, unincorporated business profits, incorporate 
income profits, other income, and depreciation. 
X1 = industry 1’s total output, which equals W1 plus the sum of z11 to z25.  
 
To create sub-provincial models, four challenges must be overcome: 
Allocation of provincial gross output by community/region 
Estimation of technical coefficients by industry at a community/regional level 
Estimation of components of gross domestic product by industry at a community/regional level 
Allocation of provincial final demand output by community/region. 
 
Census data on labour force by industry will be used to allocate gross output by industry for the 
region/community. Regional gross output for industry i is estimated: 
 
XR

i = Labour ForceR
i/Labour ForceMb

i x XMb
i 

 

Where:  
XR

i = regional gross output for industry i 
Labour ForceR

i = regional labour force for industry i 

Labour ForceMb
i = provincial labour force for industry i 

XMb
i = provincial gross output for industry i 
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To estimate items in each regional transaction matrix (zij) it will be assumed in all cases that the 
provincial input structure will apply to regional industries. The components of the regional 
transaction matrix are estimated: 
 

zR
ij = zSK

ij/XMb
i x XR

i 
 
Where: 
zR

ij = an element of the regional transactions matrix. 
zSK

ij = the corresponding element of the provincial transactions matrix. 
 
The same methodology is used for estimating the components of GDP. 
 
WR

i = WMb
i/XMb

i x XR
i 

 

Where: 
WR

i = regional value added or gross domestic product component of industry i’s output 
WMb

i = provincial value added or gross domestic product component of industry i’s output 
 
The components of final demand are estimated as follows. Personal expenditures are based on a 
per capita allocation of provincial spending. 
 
PER

i = PEMb
i/PopMb x PopR 

 
Where: 
PER

i = Regional personal expenditure on industry i’s output 
PEMb

i = Provincial personal expenditure on industry i’s output 
PopMb = Provincial population 
PopR = Regional population 
 
Gross capital formation (GFCF) or investment by industry is estimated applying the regional 
share industry to total provincial gross capital formation for each industry. The same approach is 
used to estimate exports (Xd), imports (M), and inventory changes by industry (VPC)  
 
GFCFR

i = XR
i/XMb

i x GFCFMb
i 

 
XdR

i = XR
i/XMb

i x XdMb
i 

 

MR
i = XR

i/XMb
i x MMb

i 
 
VPCR

i = XR
i/XMb

i x VPCMb
i 

 
Where: 
GFCFR

i = Regional investment spending on industry i’s output. 
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GFCFMb
i = Provincial investment spending on industry i’s output 

XdR
i = Regional exports of industry i’s output 

XdMb
i = Provincial exports of industry i’s output 

MR
i = Regional imports of industry i’s output 

MMb
i = Provincial imports of industry i’s output 

VPCR
i = Regional inventory changes of industry i’s output 

VPCMb
i = Provincial inventory changes of industry i’s output 

 
Regional public administration employment is used to allocate provincial government current 
expenditures by region. 
 
GCER

i = PAER/PAEMb x GCEMb
i  

 
Where: 
GCER

i = Regional government current expenditures on industry i’s output  
PAER = Regional public administration labour force 
PAEMb = Provincial public administration labour force 

GCEMb
i = Provincial government current expenditures on industry i’s output 

 
It is also necessary to adjust for leakages for intra-provincial imported factors of production.  
These are estimated residually: If the sum of the use (both Final Demand and Inter-industry 
sales) of industry i’s output is less than Xi then, intra-provincial exports are used to balance. 
Similarly, if use is greater than Xi intra-provincial imports are used the balance. 
 
Intra-provincial exports/imports and exports due to out-shopping  are estimated by calculating 
the marginal propensity to out-shop (the ratio of major community per capita retail sales to 
provincial per capita retail sales and multiplying by PE. Imports and exports are adjusted by this 
amount. 
 
The estimation of intra-provincial imports into a region/community and incorporation of intra-
provincial imports into the region/community model’s leakages will constrain local multipliers to 
values not exceeding provincial level multipliers. 
 

Developing Community/Regional Impact Models 

Industry outputs in response to a shock in final demand are calculated as (I-(I-μ-α-β)A)-1((I-μ-α-
β)e*+(I-μ-β)Xd+(I-μ)Xr)=X 

 
Where: 

I = an identity matrix of industry by industry dimension 
A = a matrix of technical coefficients representing inter-industry purchases (zij) divided by own 
industry gross output Xi.  
μ = a diagonal matrix whose elements represent the ratio of imports to use 
α = a diagonal matrix whose elements represent the ratio of government production to use 
β = a diagonal matrix whose elements represent the ratio of inventory withdrawals to use  
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e* = final demand categories of consumption, government purchases of goods and services, 
business and government investment, and inventory additions. 
Xd = final demand category of domestic exports 
Xr = final demand category of re-exports. 

 
Employment is calculated as a fixed number of positions per dollar of industry output. 
GDP components are calculated based on a fixed ratio of Wi to industry output. 
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