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Background 
The first subdivision that occurred in Western Canada was one of the greatest surveying feats 

ever accomplished.  The goal of the first subdivision was to divide the vast 200 million acres of 

prairie into approximately 1.25 million quarter sections of land.  To accomplish this large feat, 

a six mile square township system was developed.  Today this vast subdivision, the Dominion 

Land Survey (DLS) System, makes up the foundation of all surveys performed today. 

 

 
Figure 1: The DLS System.2 

 

This DLS subdivision is identified as the primary subdivision by the Land Surveys Act.  All 

subdivision surveyed within the primary subdivision are identified as secondary subdivisions 

and are regulated by the Planning and Development Act.  The Planning and Development Act 

ensures that all approvals, regulations, bylaws, planning and zoning issues are dealt with prior 

to the subdividing of a parcel.  The process of subdividing land is often a long and detailed 

process, but if properly planned; the value, use, and enjoyment of the land is greatly increased. 
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Introduction 
This report outlines the entire process involved in surveying a subdivision in the Province of 

Saskatchewan.  The process involves numerous aspects including the initial contact from the 

client, the contract, subdivision application and approvals, field work, plan preparation, final 

returns and invoicing.   

 

To illustrate the process, a single lot subdivision surveyed by Donald R. Hanson, S.L.S. was 

chosen.  The subdivision was located within the N.W. ¼ Section 33 Township 47 Range 24 

West of the 3rd Meridian. 

 

Initial Contact 
The client contacted McElhanney Land Surveys Ltd. on April 28, 2003 by telephone.  Initially 

the client inquired about the cost and timeline for surveying a single lot subdivision adjacent to 

the town of Waseca, Saskatchewan.  The client indicated that the subdivision application had 

already been prepared, yet he required a proposed plan or sketch of the subdivision.  Since all 

projects vary in complexity, the project manager, Donald Hanson, suggested that he would like 

to meet with the client to overview the project prior to providing any costs or timelines.  

Donald emphasized to the client that the more information he provided to the survey company, 

the more accurately a timeline and cost analysis could be performed. 

 

On May 1, 2003, the first meeting between the client and Donald Hanson occurred.  The client 

brought in a proposed drawing of the parcel and the building to be constructed.  The 

subdivision was to consist of a single lot located in the North West corner of the section. 

 

After reviewing the project with the client, Donald was able to provide the client with an 

approximate timeline and cost estimate for the survey and plan registration.  The client 

accepted the information provided by Donald and a contract was formed between the client and 

McElhanney Land Surveys Ltd. 
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Contract and Cost Analysis 
Although fees were discussed, no written contract was signed between the client and 

McElhanney Land Surveys Ltd.  The contract in place was strictly a verbal contract with a small 

memo in the file indicating the meeting date and items discussed.  Amongst the items noted was 

the approximate cost of the survey based on the scope of work provided by the client. 

 

In determining an approximate cost for the survey, a cost analysis form was completed.  This 

form ensures the project manager is aware of all the costs associated with the type of survey to 

be performed.  By completing the required areas of the form, an approximate cost was 

produced based on the current chargeable rates of the company.  Key points addressed in the 

cost analysis included:   

• The location of the survey.  This factor determines travel costs and room and 

board expenses.  Also by performing a background search, the surveyor can 

determine if any recent survey activity has occurred in the area.  If recent 

surveys have been prepared in the area, the primary statutory monuments should 

be easily found, hence decreasing the amount of survey time required for re-

establishments.  

• The complexity of the project.  An accurate estimation of the survey duration 

and personnel hours can be predicted based on the subdivision size and shape, 

and number of lots. 

• Variable costs.  This includes expenses for materials, and survey and 

communication equipment.  This is often a direct reflection of the number of 

field personnel hours required. 

• Fixed costs.  This includes fixed fees for information searches, plan registration, 

printing and delivery.  These costs are often third party charges which must 

included in the final invoice. 

 

The meeting with the client addressed most of these key points critical to an accurate cost 

analysis.  Including the information provided by the client with a background search of the 

location, the cost analysis performed should reflect all of the charges incurred over the length 

of the project.  
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Subdivision Application 
In Saskatchewan, the subdivision application (Appendix A)8 can be completed by the registered 

owner of the land, or an individual acting on behalf of the registered owner.  As outlined in the 

Subdivision Regulations, the application to subdivide land must be accompanied by a proposed 

plan of the subdivision, a current copy of the title, and the required fees.  Once an application 

package has been completed, the forms are sent in to the Community Planning Branch for the 

region.  It is important to note that this is only the process for towns, villages, rural 

municipalities, and the cities of Humbolt, Melfort and Melville.  All of the other cities have 

different application form which must be obtained from the city. 

 

Prior to preparing the plan of the proposed subdivision, the client requested the proposed parcel 

and building corners be staked in the field.  On May 14, 2003 the field crew performed the 

initial site visit.  The field crew staked the proposed parcel boundaries and building corners and 

surveyed in the location of the existing approach and drainage course within the parcel.  Upon 

visiting the site, the client was concerned as to the size of the lot and the setbacks of the 

building to the property boundaries.  The client indicated to hold off preparing the proposed 

plan of subdivision as he was to approach the land owner for a larger parcel.  

 

On May 16, 2003, the client contacted McElhanney Land Surveys Ltd. with the revised parcel 

dimensions and the proposed plan of survey was prepared (Appendix B).  The complete 

subdivision application package was then submitted to the Community Planning Branch for 

approval. 

 

On June 12, 2003, the Community Planning Branch responded to McElhanney Land Surveys 

Ltd.  The letter (Appendix C) indicated that the subdivision application had been received and 

was currently under review by various offices as outlined in the Planning and Development 

Act, 1983.  The letter indicated that these offices have forty days to respond to the subdivision 

and that until a decision has been issued, no building contracts for the land should be entered 

and no construction or site preparation started. 
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On July 9, 2003, McElhanney Land Surveys Ltd. received the Certificate of Approval (Appendix 

D) from the Community Planning Branch.  McElhanney Land Surveys Ltd. could now proceed 

with surveying the subdivision and preparing a registered plan on behalf of the client. 

 

Job Setup 
For this project, all of the setup information required was found at Information Services 

Corporation (ISC) of Saskatchewan.  ISC allows registered users access to the Land Registry 

and Geomatic Products and Services within Saskatchewan.  The following information 

obtained from ISC was compiled prior to commencing the field survey: 

• Registered Legal plans for the immediate area of the survey. 

• Title to the affected quarter sections and/or parcels (Appendix E) 

• Township Plan (4th Edition) (Appendix F) 

Once the survey package was assembled, the field crew would have all of the information 

required to survey the subdivision successfully without altercations. 

 

Field Work 
To survey the subdivision, the field crew utilized a Real Time Kinematic (RTK) Global 

Positioning System (GPS).  This allowed the survey evidence to be tied into the survey quickly 

and accurately without relying on line of sight traverses.   

 

By reviewing the registered legal plans provided in the job setup package, the field crew 

quickly determined the statutory monuments required to define the boundaries of the 

subdivision parcel.  The subdivision parcel was to be bound by two registered legal survey 

plans and a Metes and Bounds description: 

1. Registered Plan 00B18065 (Appendix G) determined the North and South boundaries. 

2. Registered Plan 65B04963 (Appendix H) determined the West and East boundaries. 

3. Certificate of Title 99B10140, description 31 (Appendix I) determined the boundaries 

of a Metes and Bounds parcel to be omitted from the subdivision. 

 

To define the North and South boundaries of the parcel, the field crew would require the 

statutory monuments R. 16 and R. 17, as shown on Registered Plan 00B18065.  The R.16 
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In the course of the field survey all of the required statutory monuments were found except the 

N.E. 32, N. ¼ 33, ‘R. XV’ established by Registered Plan 65B04963, and ‘R. XIV’ and   ‘R. 

XVII’ established by Registered Plan 00B18065.  In order to properly define the boundaries of 

the new parcel, the position of each of these monuments required re-establishing.  Using the 

found statutory iron posts established by Registered Plans 00B18065 and 65B04963, the 

approximate positions of the missing monuments were determined.  In establishing the position 

of the monuments for the N.E. 32, N. ¼ 33, ‘R. XV’ and ‘R. XIV’, each of these positions lied 

within or adjacent to the paved highway.  Since digging for trace of the monuments was not a 

viable option, these monuments were identified as ‘lost monuments’ by the field crew.  The 

only missing monument which the field crew was able to dig for trace of the monument was ‘R. 

XVII’.  Unable to find any trace of the monument, the field crew was required to rely on the 

measurement as shown on the plan of survey to re-establish the lost monument. 

 

With all of the required evidence tied into the survey, and the position of the lost monuments 

calculated as to their re-established positions, the parcel was surveyed.  As required by 

Legislation, a statutory iron pin was marked “S057” and placed at each boundary deflection of 

the parcel.  Since none of the statutory iron pins were placed adjacent to fence lines, no marker 

posts were placed in the course of the survey.  As expected, the field survey was completed 

without any complications by the survey crew.   

 

Upon completion of the field survey, the field crew returned to the office and submitted the 

original field notes (Appendix J) and a file containing the GPS observations of the survey data.  

Using Trimble Geomatics Office, a GPS software program, the GPS observations were post 

processed and a local coordinate file was generated (Appendix K).  This file contained the 

Northing, Easting, Elevation, and Description of the survey data collected in the field.  The data 

file along with the field notes were then submitted to the drafting department so a plan of 

survey could be prepared. 
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Plan Preparation and Returns 
The only plan required from a subdivision survey is that of a plan of survey showing surface 

subdivision.  The plan is prepared based on the guidelines set out in the General Requirements 

for the Preparation of Plans document.  This document is intended to outline some of the rules 

and regulations required of the Land Survey Regulations.  Once the plan of survey has been 

prepared by the drafting staff, the plan is then checked by the Saskatchewan Land Surveyor 

supervising the project.  The Land Surveyor ensures the plan accurately reflects the field survey 

performed, and ensures all statutory monuments found and placed meet the current standards 

set forth in Legislation.  Once the plan has been checked and all closures have been calculated, 

the plan is ready for registration with the Land Registry. 

 

In Saskatchewan, the Land Registry is operated by Information Services Corporation (ISC) of 

Saskatchewan.  ISC has set forth a procedure which must be followed in order to register a 

legal plan is Saskatchewan.  The procedure involves a series of forms which must be filled out 

to create a registration packet.  Each legal plan to be registered is identified by a unique bar 

code, which is displayed on the cover page of the packet.  The completed packet (Appendix L) is 

then e-mailed to ISC for processing. 

 

Once the plan has been reviewed by ISC and checked by a plan examiner, the packet is either 

returned to the surveyor with corrections or the surveyor receives a Transform Approval 

Certificate (Appendix M)  This Transform Approval Certificate can then be used to surrender title 

to the source parcel and raise title to the new parcel.  For this project, the Transform Approval 

Certificate and a copy of the registered legal plan (Appendix N) was forwarded to the clients’ 

lawyer and the project was completed. 

 

 

Conclusion 
Overall the project encountered no complications from start to finish.  The duration of the 
project was seven months from initial contact with the client to the final registration of the 
survey plan.  The cost of the survey was seven percent higher than initially expected from the 
cost analysis.  The main discrepancy in the cost estimate occurred in the client requesting the  
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prepared by the drafting staff, the plan was then checked by the Saskatchewan Land Surveyor 

supervising the project.  The Land Surveyor ensured the plan accurately reflected the field 

survey performed, and that all statutory monuments found and placed met the current standards 

set forth in Legislation. Once the plan had been checked and all closures had been calculated, 

the plan was ready for submission to the Controller of Surveys Office for plan examination and 

approval. 

 

In Saskatchewan, submitting a plan of survey to the Controller of Surveys is operated by 

Information Services Corporation (ISC) of Saskatchewan.  ISC has set forth a procedure which 

must be followed in order to submit all legal survey plans for examination. The procedure 

involves a series of forms which must be filled out to create a packet.  Each legal plan to be 

approved is identified by a unique bar code, which is displayed on the cover page of the packet. 

The completed packet (Appendix L) is then e-mailed to ISC for processing. 

 

Once the plan has been reviewed by ISC and checked by a plan examiner, the plan image along 

with an examination memorandum is either returned to the surveyor for corrections, or the 

surveyor receives a Transform Approval Certificate (TAC) (Appendix M) along with the 

approved plan.  This TAC provides the surveyor with both the source and target (new) parcel 

numbers which are utilized in the Land Registry submission.  When a packet is submitted for 

Land Registry, the TAC identifies the parcel in which the title is to be surrendered, and the 

parcel(s) to which new title(s) are to be raised.  Although the Land Registry submission is not 

always required to be completed by a lawyer, for this project, the TAC and a copy of the 

registered legal plan (Appendix N) were forwarded to the clients’ lawyer and the project was 

completed. 

 

Surrender and Transfer 
Although McElhanney Land Surveys was not directly involved in the surrender and transfer of 

the new parcel, an example of the process has been included for reference and as a learning tool 

in the subdivision process of Saskatchewan. 
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In order to assign title to the new parcels created, a two part process must be adhered to. The 

first step in the process is the Application for Transfer (Part I: Surrender) (Appendix O). This 

application allows the owner of the original parcel, as shown on the certificate of title, to 

surrender the existing parcel of land to the new owners of the two new parcels created.  For this 

subdivision, since the original owners of the quarter section was retaining the remaining portion 

of the quarter, their names were also included in the "TO" portion of the transform 

authorization.  A Transform Affidavit of Value was also included in the package to indicate the 

“fair market value” of the two new parcels created.  This allowed the Registrar of Titles to 

establish a value for the new titles to be issued. 

 

The second step in the process is the Application for Transfer (Part II: Setup) (Appendix P). 

These documents assign ownership to each of the new parcels indicated on the Transform 

Approval Certificate and as authorized by the Application for Transfer. 

 

Conclusion 
Overall the project encountered no complications from start to finish. The duration of the 

project was seven months from initial contact with the client to the final registration of the 

survey plan.  The cost of the survey was seven percent higher than initially expected from the 

cost analysis.  The main discrepancy in the cost estimate occurred in the client requesting the 

proposed lot and building corners to be staked.  This field work was outside of the original 

scope of work for the project, and the client was made aware of the additional cost to be 

incurred prior to commencing the field work.  Although the timeline on the project was longer 

than a typical single lot subdivision, the client was still pleased with the outcome of the project 

and has continued to rely on McElhanney Land Surveys Ltd. for additional surveys. 
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 Appendix A – Subdivision Application 
This application was included for reference only, the completed application was submitted by 
the client for this project and McElhanney Land Surveys Ltd. did not obtain a copy for the file. 
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Appendix B – Proposed Plan Showing Subdivision 
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Appendix C – Community Planning Branch Letter 
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Appendix D – Certificate of Approval 
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Appendix E – Certificate of Title – L.S. 13 
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Appendix F – Township Plan 
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Appendix G – Registered Plan 00B18065 
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Appendix H – Registered Plan 65B04963 
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Appendix I – Certificate of Title 99B10140, Description 31 
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Appendix J - Field Notes 
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Appendix K – GPS Data File 
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Appendix L – Plan Processing Packet 
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Appendix M – Transform Approval Certificate 
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Appendix N – Registered Plan 101831532 – Final Returns 
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Appendix O – Application for Transfer (Part I: Surrender) 
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Appendix P – Application for Transfer (Part II: Setup) 
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