In the matter of certain proposals for development of Happy Summer Village by Burlwood
Holdings Inc. and related parties at Parcel 838 SEC, Township of Cosby, at the south‐easterly
end of Trout Lake
Municipality of French River/ Municipalité de la Rivière des Français
September 19, 2019
Submission by the Lake Development and Review Committee of the Trout Lake Campers
Association Sudbury District or TLCASD
1) Introduction
a) The TLCASD represents 200 families on Trout Lake and has existed for over 50 years,
environmental stewardship and public safety being primary mandates.
b) The Proposed Development raises serious planning and environmental concerns. This
submission provides background information and highlights the primary concerns of the
Committee.
c) It is submitted that the proposals are contrary to the Zoning Bylaw (ZB), the Planning Act, the
Provincial Policy Statement (PPS) and the Official Plan (OP).
d) It is further submitted that under the provisions of the ZB and the Planning Act, an amendment
to the ZB and OP would be required to authorize the proposals to proceed.
e) Any such amendment would be contrary to the OP and the PPS given the environmental, natural
heritage, aggravated neighborhood effects and safety concerns.
f)

The Municipality is requested to immediately take measures to enforce its ZB, and the OP and
PPS, and provide leadership in protecting its only trout lake. The exponential intensification
proposed is contrary to planning principles and not in the public interest.
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2) Proposed Development
a) We understand the Proposed Development, according to web site
https://www.happysummervillage.com/home , materials attached as Schedule 1, and
anecdotally, to mean the development of a village comprising mobile homes owned by
permanent seasonal tenants, which has the objective to eventually accommodate 140 units,
together with heated pool and community pavilion, water park, tennis courts and other
amenities.
3) Description of area
a) We refer you to Schedule 2 being Schedule D to the OP, “Development constraints Map”. See
also http://sepb.org/sepbofficialplan/
b) Trout Lake is colored deep royal blue, and the only trout lake in the municipality. Trout Lake is
about 20 km long, spring fed, quite narrow, very deep and feeds into the Wolseley River at the
south east extremity.
c) The Wolseley River is a watershed to Bear Lake and the French River at Wolseley Bay.
d) The eastern extremity, where the development is proposed, is a constrained area with shoals
and outcrops with narrow access to the larger lake areas. Consequentially it has very limited
capacity for boating, canoeing, kayaking, sailing, water skiing, tubing, fishing and other lake
activities.
4) History
a) Noëlville, Monetville and Alban were settled around the turn of the 20th century. Hunting and
fishing camps were established on Trout Lake in the 1920s. Cottage development began in mid
1950’s, the last new crown lots established in the 1970s.
b) A very detailed report was prepared by MNR on or about 1977, concluding the lake was well
beyond its capacity. See Schedule 3.
c) Currently the Lake has some 230 cottages, about 40 of which are occupied year‐round, two
social (non‐profit) and 4 commercial shoreline properties.
d) The proposed site, formerly known as Happy Landing Lodge, operated as a tourist
establishment, with about ten single family rental cottages and a travel trailer area in the rear,
accommodating about 15 travel trailers, and a main lodge building with a restaurant.
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5) General Planning Background
a) OP requirements
i)

The OP designates the area as Rural, and specifically provides that existing developments
are “not identified to grow significantly” (2.1.6.3).

ii) Where development is proposed that would increase dwellings outside of “infilling and
minor rounding”, it is only permitted subject to “comprehensive review of the PPS” and the
OP (2.1.6.3).
iii) The OP requires a fundamental regard for: (2.1.6) environmental impact, 3.5 Natural
Heritage, and emphasizes a positive duty for the proponent to establish there are no
negative impacts on “the environment, adjacent or nearby sensitive land uses or traffic
patterns” (2.2.11).
iv) Mobile home parks are not permitted (2.2.11.1.7).
v) The municipal lagoon is anecdotally reputed to be at or close to capacity.
b) PPS
i)

By section 2.1 natural heritage, the proponent is required to prove that there is no negative
impact on wildlife habitat and fish habitat.

ii) By section 2.2 planning authorities are directed to protect, improve and restore water and
related impacts, and ensure consideration of environmental lake capacity.
6) Environmental concerns
a) The 1977 Capacity Assessment
i)

The 1977 Capacity Assessment indicates that Trout Lake is already well exceeding its
capacity (see Schedule 3).

ii) The water quality capacity was determined to far exceed capacity.
iii) The shoreline capacity was determined to be about 120% above capacity.
iv) The boating capacity was determined to be above capacity.
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b) Trout Lake is the only trout lake in municipality. It is designated by the Ontario Ministry of
Natural Resources and Forestry for “natural trout lake management”. As stated in the document
“Inland Ontario Lakes Designated for Lake Trout Management”, the OMNRF states:
i)

“Lake Trout are particularly vulnerable to the impacts of human activities, including
exploitation, enrichment from cottage septic systems, acidification…and habitat destruction.
Because of their high sensitivity to disturbance, special protection is required for these
lakes…”

ii) In the “Lakeshore Capacity Assessment Handbook” the Ministry of the Environment,
Conservation and Parks (MOECP) highlights the importance of the capacity assessment to
ensure sustainable environments, and more particularly so because of the risk of depletion
of dissolved oxygen and the resulting loss of habitat for lake trout in Trout Lake.
c) The proposed development site is adjacent to a pickerel spawning ground in the bay at the most
easterly extremity of the Lake, next to the mouth of the Wolseley River.
d) First Nation members sometimes harvest pickerel from the adjacent bay.
e) The proposed development site is also adjacent to a “wintering area” as indicated on Schedule
2.
f)

A large natural drainage course, which might be affected, traverses the proposed site and feeds
the lake.

g) The easterly extremity of the Lake flows into the Wolseley River, a watershed for Bear Lake, and
Wolseley Bay, which has been plagued by blue algae.
h) The proposed development is located in or about adjacent habitat for many species which are
designated under the Endangered Species Act, 2007
i)

Blanding’s Turtle, a threatened species in quite prevalent in the area, as is the Eastern Whip‐
poor‐will

ii) Special concern species that make habitat at the proposed site include the Bald Eagle. The
Monarch and the Snapping Turtle
iii) It is also habitat for heron, with an important rookery in the Lake area.
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i)

In the area north of Big Island at the westerly extremity of the south‐eastern section of the Lake
was established a Conservation Reserve in 2001 to protect lake trout and other environmental
aspects of the Lake.

j)

The provisions of the Fisheries Act (Canada): Section 35 of the Fisheries Act applies. It prevents
the carrying on of any work that results in harm to fish. As the proposal is a massive
intensification of the current use, on a trout lake, well over its capacity, in an area contiguous to
a pickerel spawning ground, all authorities ought to exercise great caution in evaluating the
proposals and ensuring a risk‐free approach.

k) The proposals may tax current municipal sewage treatment capacity. It is not clear where and
how additional capacity will be provided, and there are numerous related regulatory issues to
be resolved in relation to any proposed expansion of that capacity. This must be conclusively
resolved before the proposal can proceed: sections 2.1.4.7, 2.1.6.2 and 3.4.2.6 a) of the OP.
7) The dwellings proposed are mobile homes
a) The ZB defines a mobile home:
i)

“ Dwelling‐ Mobile Home shall mean any dwelling unit that is designed to be made
mobile and constructed or manufactured to provide a permanent residence, but does not
include a modular home dwelling, travel trailer, tent trailer, or motor home otherwise
designed.”

ii) The dwellings proposed are constructed as permanent seasonal residences, designed to be
made mobile.
iii) It is submitted that the units are not constructed as a “travel trailer”, though although
mobile, they are not built for travel, and are not readily capable of such, given that the
dimensions of proposed dwellings, at 12 feet of width, exceed “oversize” under the Highway
Traffic Act.
iv) Although they may be considered recreational vehicles under federal CSA standards, it is
submitted that they meet the definition of “mobile home” in the ZB, as they are not “tent
trailers” or “motor homes”.
v) The current ZB does not permit a mobile home (6.28).
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8) The proposals constitute a “new tourist establishment”
a) The exponential intensification of the proposed use, and the resulting impact on the
“neighborhood effects” would result in the creation of a “new tourist establishment”:
i)

The intended number of dwellings on Trout Lake (counting the prior usage of Happy Landing
as 20 dwellings) would increase from about 240 to 370, a difference of 54%;

ii) The intended number of dwellings (counting the prior usage of Happy Landing as 20
dwellings) at the south‐eastern end of Trout Lake, would increase from about 46 to 176, a
difference of 383%
iii) The environmental concerns aforementioned are referenced and repeated, underlining:
(1) The sensitivity of the oligotrophic lake environment that currently far exceeds its
capacity; and
(2) The particular location of the proposed development on Trout Lake, where there is fish
and wildlife habitat for many species including threatened and special concern species.
iv) The proposal would result in “new or aggravated neighborhood effects” to the Lake, its
inhabitants and neighborhood, resulting in severe “disruption”.
v) The intensification of some 383% in dwellings at a narrowest point on Trout Lake, is
anathema to human safety, environmental stewardship and governmental responsibility
and accountability.
b) The Supreme Court of Canada in the Saint‐ Romuald decision in 2001, ( City of Saint‐Romuald v.
Olivier et al. 2001 SCC 57) a case dealing with a legal‐non‐conforming use, established a clear
test for determining when prior activity becomes a “new” use.
c) Mr. Justice Binnie stated:
i)

“25

In general, merely continuing the precise pre‐existing activity, even at an intensified

level, is clearly protected, but the intensification may be of such a degree as to create a
difference in kind. A family farm which has a few pigs on the fringe of a town may continue
as a legal non‐conforming use, but the result may be otherwise if it is sought to expand its
pork operation into “factory in the country” type intensive pig farming. While in one sense
the “use” has continued, in another sense its character has been so altered as to become, in
terms of its impact on the community, an altogether different use.”
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d) No new tourist establishment is permitted unless through a site specific ZB amendment and
year‐round road in accordance with section 7.12.3
9) Section 46
a) Section 46 of the Planning Act (attached as Schedule 4) applies. It requires a mobile home or any
other dwelling that is constructed as permanent structures to be specifically approved by a
zoning bylaw. The section also applies to a “land lease community home” being a dwelling
intended as a permanent structure owned by a person who leases the land. Consistent with the
approach taken by the Municipal Property Assessment Corporation in assessing mobiles homes,
trailers that are constructed as permanent structures would also be subject to section 46. See
Schedule 5
10) Conclusion
a) The Proposed Development raises serious planning and environmental concerns and is contrary
to the ZB.
b) The dwelling type proposed is a “mobile home” for purposes of the ZB, and it is also submitted
that it is subject to section 46 of the Planning Act, being designed to be made mobile and
constructed to provide a permanent residence.
c) Pursuant to definitive jurisprudence, the proposals constitute the creation of a “new tourist
establishment” under the ZB.
d) Any amendment to the ZB would be contrary to the OP and the PPS given the environmental,
natural heritage and safety issues raised.
e) Given the environmental sensitivity and natural heritage features of Trout Lake, the fact that it
currently well above capacity, and physical constraints of its south eastern extremity, the
massive proposed intensification and disruption is alarming to the sustainability of the Lake and
to public safety.
f)

The Municipality and Ministries of the government of Ontario are requested to assert their
authority and creativity without delay to ensure sound planning and environmental stewardship
in this matter. The decisions made will have permanent negative “neighborhood effects “ to
Trout Lake, its environmental features and its species, its cottagers and taxpayers.
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g) We request a prompt response outlining the measures proposed to be taken, together with
ongoing prior notice of any steps taken in relation to the proposed development, and a prior
opportunity to make submissions before any specific decision is taken.

Submitted by:

Mr. Richard Lanktree
President of the Trout Lake Campers Association Sudbury District
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SCHEDULE 4

3DJH RI

 $Q\SHUVRQRUSXEOLFERG\ZKRUHFHLYHVQRWLFHXQGHUVXEVHFWLRQ  PD\QRWODWHUWKDQWKLUW\GD\VDIWHUWKHGD\
WKDWZULWWHQQRWLFHZDVJLYHQQRWLI\WKH7ULEXQDORIDQLQWHQWLRQWRDSSHDUDWWKHKHDULQJRUWKHUHVXPSWLRQRIWKHKHDULQJ
DVWKHFDVHPD\EHFVFV  F6FKHGV  
2UGHU

 ,IDIWHUWKHH[SLU\RIWKHWLPHSHULRGLQVXEVHFWLRQ  QRQRWLFHRILQWHQWKDVEHHQUHFHLYHGWKH7ULEXQDOPD\
LVVXHLWVRUGHUFVF6FKHGV  
+HDULQJ

 ,IDQRWLFHRILQWHQWLVUHFHLYHGWKH7ULEXQDOPD\KROGDKHDULQJRUUHVXPHWKHKHDULQJRQWKHDPHQGHGDSSOLFDWLRQ
RULWPD\LVVXHLWVRUGHUZLWKRXWKROGLQJDKHDULQJRUUHVXPLQJWKHKHDULQJFV  F6FKHGV
  
1RWLFHRIGHFLVLRQ

 :KHQWKH7ULEXQDOPDNHVDQRUGHURQDQDSSHDOWKH7ULEXQDOVKDOOVHQGDFRS\WKHUHRIWRWKHDSSOLFDQWWKH
DSSHOODQWDQGWKHVHFUHWDU\WUHDVXUHURIWKHFRPPLWWHHF6FKHGV  
,GHP

 7KHVHFUHWDU\WUHDVXUHUVKDOOILOHDFRS\RIWKHRUGHURIWKH7ULEXQDOZLWKWKHFOHUNRIWKHPXQLFLSDOLW\562
F3V  F6FKHGV  
6HFWLRQ$PHQGPHQWVZLWKGDWHLQIRUFH GP\ >@
0RELOHKRPHVODQGOHDVHFRPPXQLW\KRPHV

  ,QWKLVVHFWLRQ
³ODQGOHDVHFRPPXQLW\KRPH´PHDQVDQ\GZHOOLQJWKDWLVDSHUPDQHQWVWUXFWXUHZKHUHWKHRZQHURIWKHGZHOOLQJOHDVHV
WKHODQGXVHGRULQWHQGHGIRUXVHDVWKHVLWHIRUWKHGZHOOLQJEXWGRHVQRWLQFOXGHDPRELOHKRPH ³PDLVRQGH
FRPPXQDXWpGHWHUUDLQVjEDLO´
³PRELOHKRPH´PHDQVDQ\GZHOOLQJWKDWLVGHVLJQHGWREHPDGHPRELOHDQGFRQVWUXFWHGRUPDQXIDFWXUHGWRSURYLGHD
SHUPDQHQWUHVLGHQFHIRURQHRUPRUHSHUVRQVEXWGRHVQRWLQFOXGHDWUDYHOWUDLOHURUWHQWWUDLOHURUWUDLOHURWKHUZLVH
GHVLJQHG ³PDLVRQPRELOH´
³SDUFHORIODQG´PHDQVDORWRUEORFNZLWKLQDUHJLVWHUHGSODQRIVXEGLYLVLRQRUDQ\ODQGWKDWPD\EHOHJDOO\FRQYH\HG
XQGHUWKHH[HPSWLRQSURYLGHGLQFODXVH   E RUFODXVH   D  ³SDUFHOOHGHWHUUDLQ´ 562F3
V  FV  
2QHPRELOHKRPHSHUSDUFHORIODQG

 8QOHVVRWKHUZLVHDXWKRUL]HGE\DE\ODZLQIRUFHXQGHUVHFWLRQRUDQRUGHURIWKH0LQLVWHUPDGHXQGHUFODXVH
   D RUDSHUPLWLVVXHGXQGHUVHFWLRQRIWKHPublic Lands Act QRSHUVRQVKDOOHUHFWRUORFDWHRUXVHRUFDXVHWR
EHHUHFWHGORFDWHGRUXVHGDPRELOHKRPHH[FHSWRQDSDUFHORIODQGDVGHILQHGLQVXEVHFWLRQ  DQGLQQRFDVHH[FHSW
DVRWKHUZLVHVRDXWKRUL]HGVKDOODQ\SHUVRQHUHFWORFDWHRUXVHRUFDXVHWREHHUHFWHGORFDWHGRUXVHGPRUHWKDQRQH
PRELOHKRPHRQDQ\VXFKSDUFHORIODQG562F3V  
2QHODQGOHDVHFRPPXQLW\KRPHSHUSDUFHORIODQG

 8QOHVVRWKHUZLVHDXWKRUL]HGE\DE\ODZLQIRUFHXQGHUVHFWLRQRUDQRUGHURIWKH0LQLVWHUPDGHXQGHUFODXVH
   D RUDSHUPLWLVVXHGXQGHUVHFWLRQRIWKHPublic Lands ActQRSHUVRQVKDOOFRQVWUXFWRUHUHFWRUORFDWHRUXVH
RUFDXVHWREHFRQVWUXFWHGHUHFWHGORFDWHGRUXVHGDODQGOHDVHFRPPXQLW\KRPHH[FHSWRQDSDUFHORIODQGDVGHILQHG
LQVXEVHFWLRQ  DQGLQQRFDVHH[FHSWDVRWKHUZLVHVRDXWKRUL]HGVKDOODQ\SHUVRQFRQVWUXFWHUHFWORFDWHRUXVHRU
FDXVHWREHFRQVWUXFWHGHUHFWHGORFDWHGRUXVHGPRUHWKDQRQHODQGOHDVHFRPPXQLW\KRPHRQDQ\VXFKSDUFHORIODQG
FV  
6DYLQJ

KWWSVZZZRQWDULRFDODZVVWDWXWHS
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3DJH RI

 7KLVVHFWLRQGRHVQRWDSSO\WRSUHYHQWWKHFRQWLQXHGXVHLQWKHVDPHORFDWLRQRIDQ\PRELOHKRPHWKDW
D ZDVHUHFWHGRUORFDWHGDQGLQXVHSULRUWRWKHVWGD\RI-XQHRU
E ZDVHUHFWHGRUORFDWHGLQDFFRUGDQFHZLWKDEXLOGLQJSHUPLWLVVXHGSULRUWRWKHVWGD\RI-XQH562
F3V  
6DPH

 7KLVVHFWLRQGRHVQRWDSSO\WRSUHYHQWWKHFRQWLQXHGXVHLQWKHVDPHORFDWLRQRIDQ\ODQGOHDVHFRPPXQLW\KRPHWKDW
D ZDVFRQVWUXFWHGHUHFWHGRUORFDWHGDQGLQXVHSULRUWRWKHGD\WKHLand Lease Statute Law Amendment Act, 1994
UHFHLYHV5R\DO$VVHQWRU
E ZDVFRQVWUXFWHGHUHFWHGRUORFDWHGLQDFFRUGDQFHZLWKDEXLOGLQJSHUPLWLVVXHGSULRUWRWKHGD\WKHLand Lease
Statute Law Amendment Act, 1994 UHFHLYHV5R\DO$VVHQWFV  
6HFWLRQ$PHQGPHQWVZLWKGDWHLQIRUFH GP\ >@
3RZHURI0LQLVWHUUH]RQLQJDQGVXEGLYLVLRQFRQWURO

  7KH0LQLVWHUPD\E\RUGHU
D LQUHVSHFWRIDQ\ODQGLQ2QWDULRH[HUFLVHDQ\RIWKHSRZHUVFRQIHUUHGXSRQFRXQFLOVE\VHFWLRQRUEXW
VXEVHFWLRQV  WR  GRQRWDSSO\WRWKHH[HUFLVHRIVXFKSRZHUVDQG
E LQUHVSHFWRIDQ\ODQGLQ2QWDULRH[HUFLVHWKHSRZHUVFRQIHUUHGXSRQFRXQFLOVE\VXEVHFWLRQ  562
F3V  FV  
3RZHURI0LQLVWHUWRDOORZPLQRUYDULDQFHV

 :KHUHDQRUGHUKDVEHHQPDGHXQGHUFODXVH   D WKH0LQLVWHULQUHVSHFWRIWKHODQGVDIIHFWHGE\WKHRUGHUKDVDOO
WKHSRZHUVLQUHVSHFWRIVXFKRUGHUDVDFRPPLWWHHRIDGMXVWPHQWKDVXQGHUVXEVHFWLRQV  DQG  LQUHVSHFWRIDE\
ODZSDVVHGXQGHUVHFWLRQEXWVXEVHFWLRQV  WR  DQG  WR  GRQRWDSSO\WRWKHH[HUFLVHE\WKH0LQLVWHURI
VXFKSRZHUV562F3V  
2UGHUSUHYDLOVRYHUE\ODZLQHYHQWRIFRQIOLFW

 ,QWKHHYHQWRIDFRQIOLFWEHWZHHQDQRUGHUPDGHXQGHUFODXVH   D DQGDE\ODZWKDWLVLQHIIHFWXQGHUVHFWLRQRU
RUDSUHGHFHVVRUWKHUHRIWKHRUGHUSUHYDLOVWRWKHH[WHQWRIVXFKFRQIOLFWEXWLQDOORWKHUUHVSHFWVWKHE\ODZUHPDLQV
LQIXOOIRUFHDQGHIIHFW562F3V  
'HHPHGE\ODZRIPXQLFLSDOLW\

 7KH0LQLVWHUPD\LQWKHRUGHURUE\VHSDUDWHRUGHUSURYLGHWKDWDOORUSDUWRIDQRUGHUPDGHXQGHUFODXVH   D DQG
DQ\DPHQGPHQWVWRLWLQUHVSHFWRIODQGLQDPXQLFLSDOLW\WKHFRXQFLORIZKLFKKDVWKHSRZHUVFRQIHUUHGE\VHFWLRQ
VKDOOEHGHHPHGIRUDOOSXUSRVHVH[FHSWWKHSXUSRVHVRIVHFWLRQWREHDQGWRDOZD\VKDYHEHHQDE\ODZSDVVHGE\
WKHFRXQFLORIWKHPXQLFLSDOLW\LQZKLFKWKHODQGLVVLWXDWHF6FKHG-V  
1RWLFH

 1RQRWLFHRUKHDULQJLVUHTXLUHGSULRUWRWKHPDNLQJRIDQRUGHUXQGHUVXEVHFWLRQ  EXWWKH0LQLVWHUVKDOOJLYHQRWLFH
RIDQ\VXFKRUGHUZLWKLQWKLUW\GD\VRIWKHPDNLQJWKHUHRILQVXFKPDQQHUDVWKH0LQLVWHUFRQVLGHUVSURSHU562
F3V  F6FKHGV  
,GHP

 7KH0LQLVWHUVKDOOFDXVHDGXSOLFDWHRUFHUWLILHGFRS\RIDQRUGHUPDGHXQGHUFODXVH   D 
D ZKHUHWKHODQGDIIHFWHGLVVLWXDWHLQDORFDOPXQLFLSDOLW\WREHORGJHGLQWKHRIILFHRIWKHFOHUNRIWKHPXQLFLSDOLW\RU
ZKHUHWKHODQGDIIHFWHGLVVLWXDWHLQWZRRUPRUHORFDOPXQLFLSDOLWLHVLQWKHRIILFHRIWKHFOHUNRIHDFKRIVXFK
PXQLFLSDOLWLHVDQG

KWWSVZZZRQWDULRFDODZVVWDWXWHS



SCHEDULE 5
Extracts from
https://www.mpac.ca/PropertyTypes/PropertyAssessmentProcedures/ProcedureAssess
mentMobileHomeParks#5

Procedure for the Assessment of Mobile Home
Parks
“A mobile home, available as a single-wide or double-wide unit, is a manufactured
single-family dwelling, transported from its initial place of construction to its destination
as a permanent or seasonal residence. A mobile home is deemed assessable if the
following criteria are met:



the unit has a minimum width of 8 feet, 6 inches; or
the unit is less than 8 feet, 6 inches wide but has an enclosed structure attached to
it such as a sunroom, enclosed porch or garage.

Further indicators that the mobile home is permanent and, therefore, assessable are:







An oversize permit is required for road travel from the Ministry of Transportation
because one of the following legal limits have been exceeded:
o Length exceeds 41 feet;
o Width exceeds 8 feet, 6 inches;
o Height exceeds 13 feet, 6 inches; or
o Weight exceeds 140,000 pounds.
The unit has an attached structure such as a carport, deck, etc..
The unit has permanent connections for services such as water, electrical and
waste disposal.
The tongue and/or under carriage have been removed.
The unit has been placed on a supporting foundation.

Section 10(1) of the Assessment Act states that, upon producing proper identification, a
person authorized by MPAC, will at all reasonable times and upon reasonable request
be given free access to all land. This section applies to all land, whether owned or
leased, and all buildings and structures on the land.”

Extract from
https://mpac.ca/PropertyTypes/PropertyAssessmentProcedures/AssessmentProceduresPerman
entTrailersQuestionsAnswersPage4#1

Why did the Municipal Property Assessment
Corporation (MPAC) assess trailers?
“MPAC is required, by law, to assess all trailers that meet the definition of land and real
property; the Assessment Act requires that all permanent structures are assessable. Therefore,
those trailers that are permanent structures are assessable.”

“Only those trailers that are permanent structures are assessed. The main factors
MPAC considers are:


Is the trailer greater than 8'6" wide?



Modular, manufactured, mobile home or park model units generally fall within this
category.
Is the trailer 8'6" wide or less, but has an attachment making the trailer
immobile without its removal?
Examples include enclosed porches, sunrooms (Florida rooms) or garages.

As further indicators of the degree or intent of permanence, MPAC gathers and reviews
the following information: the existence of a foundation or supporting structure; whether
the undercarriage has been removed; permanent connections to water, electricity and
waste disposal; whether the unit’s tow tongue has been removed; and whether the unit
would require an oversize permit for road travel.”

