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Introduction
On July 21, 2019, the Municipal Development Plan Steering Committee hosted an open house 
to discuss the draft Summer Village of Ghost Lake Municipal Development Plan (MDP). The 
open house was held in the Community Building and was attended by about 32 people, 
including most of the Steering Committee. The draft MDP had been posted on the Summer 
Village of Ghost Lake’s (SVGL’s) website approximately a week before the open house and 
many of those attending indicated that they had seen it. Copies of the draft MDP were also 
available at the meeting.

The format for the open house was as follows: Mayor John Walsh provided a welcoming 
statement and introduced the Steering Committee members present; the planning consultant 
provided an overview of the draft MDP and the process used to prepare it; Steering 
Committee Chairperson Peter Attalla facilitated a question and answer period; and Mayor 
Walsh and Mr. Attalla thanked everyone for coming and explained the next steps in finalizing 
the MDP. People attending the open house were also asked to provide comments regarding 
the draft MDP using the feedback forms available at the open house and on SVGL’s website. 
The open house lasted about two hours.

This document summarizes some of the main issues discussed during the open house as well 
as the issues raised in the thirteen feedback forms and email responses received after the 
open house.

Open House Discussion
There was a broad-ranging question and answer period following the consultant’s 
presentation, facilitated by the Steering Committee Chairperson. Not all of the issues raised 
during the open house are captured below but the main topics of discussion were as follows:
• Recreational vehicles and holiday trailers (termed “RVs” hereinafter for convenience) used 

on properties without a principal dwelling. Several people suggested that the MDP should 
include a policy that supported the long-standing Land Use Bylaw regulation prohibiting 
the keeping and use of RV’s on properties that do not have a principal dwelling. They 
noted that this issue was not addressed in the draft MDP and should be added. They 
pointed out the effort that had been put into the decision-making regarding this issue 
many years ago. They also referred to the MDP Survey Results in this regard. This led to a 
broad discussion about the difficulty and expense of enforcing municipal bylaws, and the 
struggle that several SVGL Councils have had in dealing with this issue over the years.

• Bylaw Enforcement. The discussion of bylaw enforcement and RV use spread into a few 
other areas, such as parking on SVGL roads.
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• Natural areas preservation. The draft MDP’s policies regarding preservation of natural 
areas were noted and supported, including the policies for the wetland area at the western 
end of SVGL and for the natural springs.

• Open areas preservation. The desire to keep the existing open spaces and undeveloped 
areas in SVGL was mentioned, and the MDP policies supported. The discussion moved to 
other ways those lands could be protected in addition to the MDP policies. It was noted 
that the draft MDP policies call for review of SVGL’s current land holdings and open 
spaces within the next five years. That review is intended to determine which lands should 
be designated as reserve lands under the Alberta Land Titles registration system.

• Future use of undeveloped/unused road rights-of-way. The discussion of natural area 
protection led to questions and answers about the areas shown on some of the draft MDP 
figures as roadway (with no colour tone) and on some MDP figures as protected area (with 
dark green colour tone). In answer, it was explained that all land in road rights-of-way is 
owned by the Province of Alberta but care and control of those road rights-of-way is given 
to the municipality. Thus Figure 4 (Recreation and Open Spaces) shows the intended future 
use of the road rights-of-way by SVGL. Other figures, such as Figure 3 (Future Land Use) 
and especially Figure 5 (Transportation), are intended to more clearly show the areas that 
are legally roads.

• Grazing for vegetation and fire control. It was suggested that consideration be given to 
allow grazing in the Recreational Activity Areas (Figure 4, light green colour tone) as well 
as the Protected Areas (Figure 4, dark green colour tone) in the Agricultural Land Use 
policies. There is some historic precedence for this.

• First Nations Reserve. There were questions about the land area immediately east of SVGL 
and it was clarified that this land is part of the Stoney Reserve. It is not simply private, 
titled land owned by the First Nation, as is the old Two Rivers Ranch further east.

• Ghost Reservoir and TransAlta lease. The unusual nature of the land along the edge of the 
Ghost Reservoir was discussed. This land is privately owned and is not typical ‘bed and 
shore’ owned by the Crown. The unique lease that SVGL has for use of some of this land 
along the Ghost Reservoir was mentioned, and the importance of maintaining the lease 
emphasized. It was also pointed out that this lease area is not in SVGL but rather in the 
Municipal District of Bighorn. The draft MDP policy wording was noted and it was 
suggested that it should be amended to clarify that the community wants to maintain 
“direct” access to the Reservoir, not just access in general. The current MDP wording might 
be interpreted as being satisfied by the public access allowed at the Provincial Recreation 
Area near the dam.

• Short term vacation rentals. The impact of this relatively new form of tourism 
accommodation (e.g., Airbnb and VRBO, etc.) was discussed. There was general agreement 
that the draft MDP’s policy direction to not allow these uses at this time was appropriate.
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• Groundwater protection. The need to protect the existing groundwater by preventing 
contamination from sewage systems or other means was mentioned. Additionally, the issue 
of groundwater levels, which go up and down seasonally, was discussed.

• General comments. The majority of people spoke positively about the draft MDP and its 
policy direction, either during the presentation or in the more casual one-on-one 
discussions that took place after the presentation.

Feedback Forms and Emails
The feedback forms made available at the open house and on the SVGL website generated 
thirteen responses, four of which were from Steering Committee members. The responses 
came both through use of the feedback forms and in more open-ended emails. For 
consistency and ease of review, all of the comments received have been categorized using the 
three questions put forward on the feedback form. 

Question 1: What one or two things do you like best about the proposed 
direction for the Summer Village of Ghost Lake and want to keep in the 
Municipal Development Plan (MDP)?

The comments received in response to this question are summarized below. Those responses 
have been paraphrased by the consultant to keep them shorter. Additionally, they have been 
grouped and listed in order of frequency of response when there were obvious similarities 
amongst the responses. Frequency of response is noted in brackets if it was greater than one:
• No comment. (6)
• We like that there are no traditional bed and breakfasts nor short term vacation rentals 

(e.g., Airbnb or VRBO) allowed in SVGL. (3)
• We appreciate the dark sky philosophy expressed through the “no street lights” policy. (3)
• That there will be no further subdivision or development of municipally owned land. (2)
• There being only one residential dwelling allowed per lot (no secondary suites). (2)
• The continued reliance on private water and sewage systems rather than a municipal 

system. (2)
• No expansion of the road system. (2)
• We support the need for acceleration and deceleration lanes when Highway 1A is 

upgraded.
• It covers covers the majority of issues expressed by the community.
• The good community engagement used in the process.
• The clarity of the document.
• That it takes into account the feedback from residents.
• The goal of building a self-supporting community is great.
• The goal of self-reliance is appreciated.
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• The policy that maintenance of existing recreational facilities will take precedence over 
building new recreation facilities.

• The policy regarding continuation of the solid waste, recyclables and yard waste collection 
site, and monitoring it to ensure that it evolves over time.

• That the MDP focuses on the Summer Village’s “small town” feel.
• That each lot has its own characteristics and distinct architecture.
• Co-ordination with other jurisdictions on emergency services and disaster response.

Question 2: Is there policy direction proposed in the draft MDP that you would 
like to see changed or removed?

Again the comments received in response to this question have been paraphrased by the 
consultant to keep them shorter. The number of similar comments is shown in brackets if that 
comment occurred more than once.
• No Comment. (11)
• As we move into the digital age, there is less need for libraries. Therefore, consider 

removing the policy regarding SVGL continuing to provide space for the paperback book 
depository. (2)

• Tighten the policies to better protect the public land … better environmental protection and 
restrictions.

• There is no need for more road signage or painting of crosswalks.
• Creating access for fire protection (water) from the Ghost Reservoir is essential.
• Keep taxes down as much as possible by not spending unnecessarily on infrastructure.

Question 3: Do you have any other proposed changes or comments regarding 
the draft MDP?

The format used for summarizing the feedback received in response to this question is 
treated somewhat differently than the ones above. This is because the majority (8 of 13) of the  
responses received regarding the draft MDP argued that RVs should be allowed on 
properties in SVGL even when those properties do not have a principal dwelling. However, 
there was no policy in the draft MDP that addressed this issue. The respondents’ arguments 
are actually against SVGL’s current Land Use Bylaw regulations and some of comments 
made at the open house, not the draft MDP. The MDP Steering Committee had discussed the 
RV issue during its deliberations and decided that it should not be included in the draft MDP 
because of the issue’s complexity, long history and difficulties with Land Use Bylaw 
enforcement. Instead, the Steering Committee decided that the subject was best left as is and 
that it continue to be regulated under the Land Use Bylaw.

That said, it is important to document the comments that were received on this issue and, 
especially, the reasons that were put forward as the basis for allowing RVs on properties that 

PUBLIC INPUT - OPEN HOUSE S.V. OF GHOST LAKE �5



do not currently qualify. Those reasons are summarized below. Following that are the other 
comments that were received in response to Question 3.

• RV’s should be allowed on properties as an alternative to requiring a permanent dwelling. 
(8).

The reasons for this, paraphrased by the consultant to shorten them and listed in order of 
frequency are:
- because of the current uncertainty about the proposal that the Ghost Reservoir be enlarged 

and its level raised for flood control, which would adversely affect many properties in 
SVGL, people should not have to be compelled to build new homes in SVGL in order to 
use their properties (6)

- allowing RVs makes it more economical for people to take advantage of their property, 
helping increase SVGL’s volunteer base (3)

- allowing RVs is consistent with some of the suggested MDP policies, examples being that 
allowing RVs: keeps building heights lower; decreases the risk of fire; allows for a variety 
of dwelling types; provides low density; and keeps the lot coverage percentage low (2)

- this issue should be dealt with through the Land Use Bylaw rather than the MDP (2)
- allowing RVs as dwellings on properties is consistent with the MDP’s vision and goals; e.g., 

less development/smaller footprints (2)
- it is fine for owners to just have a trailer without a house on a lot (2)
- persons owning lots with no principal building pay property taxes and have the right to 

use their properties
- the aesthetics of the property and whether or not it is “clean and tidy” have more of an 

impact on the community than whether or not the dwelling is permanent or temporary
- RVs do not adversely affect neighbouring property owners and allowing them maintains 

the current character of SVGL
- SVGL is by definition a summer village, not a year round municipality, and allowing RVs 

to be used on the few undeveloped properties is not a big issue
- the feedback obtained on this issue at the open house was based on an over-representation 

of full-time residents and was not representative of SVGL landowners as a whole
- there seems to be a focus on a single property owner when in fact 24 of the the total 116 lots 

in SVGL are affected because those 24 properties either have an existing dwelling that is 
smaller in size than the current minimum (55 m2) or have no permanent dwelling on them

- persons who rely on RVs when living in the community often make significant volunteer 
contributions and should be recognized as valued members of SVGL

The other comments made in response to Question 3 were:
• Regarding existing secondary suites and short term vacation rentals, the MDP policies 

should be enforced and there should be no “grandfathering”. Short term vacation rentals 
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should be required to cease immediately. Secondary suites should be given a couple of 
months.

• In the broader context of bylaw enforcement, SVGL should use fines and caveats (both of 
which are allowed under the Municipal Government Act) to help enforce bylaws.

• The draft MDP is silent on the RV issue and whether or not they should be allowed 
without a permanent dwelling. As discussed at the open house, the MDP should not be 
silent. The decision not to allow stand-alone RVs was made many years ago and should be 
added to the MDP.

• There should be no RVs allowed on private or public property except on a temporary basis, 
such as during the regatta.

• RVs should not be allowed to park on the side of the road or on other municipal land.
• When crafting any policy regarding allowing RVs on lots, it is okay to allow them on 

properties without a dwelling but not where there is an existing cabin. This is because there 
will be no incentive for people to replace or maintain their old cabins over time. Instead, 
they will just rely on the new RV.

• To preserve the undeveloped municipal land in a natural state, SVGL should put that land 
into a conservation easement.

End of Open House and Feedback Form Summary
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