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Preface 

Buying property is a complicat_ed process and no 
single person or piece of literature can answer all ques
tions that might arise. Although many guides or hand
books are available to help the consumer in buying ru
ral property, this is the first prepared on the major as
pects of buying lake development property. 

Research and information used as a basis for this 
guide were obtained from universities, research organiza
tions, existing literature, and individuals from through
out the United States and Canada, as well as specific in
formation and studies from the St. Louis, Missouri area. 

The research and studies which were the basis of 
this publication had as a major focal point the smaller 

developments built around manmade lakes with less 
than 300 acres of water surface. The developments also 
included between 25 and 5000 units of property and 
provided more than one public service for property 
owners. 

The terms development or lake development are used 
throughout this publication, but they are used as syn
onyms for residential lake development, recreation lake 
development, rural lake subdivision, recreational village, 
retirement community, etc. The terms refer to the whole 
series of new communities being built throughout the 
United States. Most are located in rural areas and offer 
recreational type incentives. 



PREPARED BY 

Community-Public Sector Staff 
University of Missouri Extension Division 
Editor: Donald M. Boesch, Area Community Development Specialist 

PROJECT COMMITTEE 

Larry Hale, Project Director and Area Director 
Carol Gamble, Research Assistant and Project Secretary 
Karl Buhr, Area Community Development Specialist 
Lenard Johnson, Area Community Development Specialist 
James Mayhew, Area Community Development Specialist 
Jack D . McCall , Environmental Quality Specialist 
Don P. Moschenross, Area Community Development Specialist 
William C. Rainford II, Area Community Development Specialist 
Samuel W. Ritchie, Area Community Development Specialist 
Lawrence K . Sieck, Civil Engineering Extension 
Tom Vonder Harr, Coordinator, Programs in Public Policy 

ACKNOWLEDGEMENTS 

The project committee extends special thanks to Paul Gwin, Information Specialist, 
University of Missouri, Columbia for assistance in final editing and photography. The com
mittee also thanks the following individuals for providing subject matter information and 
assistance with manuscript revision. 

Frederick Culver, Director, Community-Public Sector Programs, University of Missouri-
Columbia 

Cecil Hulsey, Realtor, Farmington, Missouri 
Donald White, Community Resource Development, Cornell University , N.Y. 
J. Hadley Williams, Geologist and Chief, Missouri Geological Survey and Water Resources 
Allan J. W orms, State Specialist in Outdoor Recreation, University of Kentucky 
Hugh Roberts, Attorney, Farmington, Missouri 
Thomas G. Tucker and Kent Bratton, Southeast Missouri Regional Planning Commission 
Hugh Denny, Department Chairman, Regional and Community Affairs, University of 

Missouri 

Most photographs in the publication were taken at the following lake developments: Terre 
Dulac, Bonne Terre,Mo.; Lake Forest Estates, Inc., Ste. Genevieve, Mo., and Rocky Ridge 
Ranch, Ste. Genevieve, Mo. Cover photo, Lake St. Louis. 



Table of Contents 

Introduction .......................................... . ................ . . . . . .. . . . . ....... . . 

Part I. Your Decision to Look 

purchase objective/ matching your objective with rural living/ can you "afford" to buy lake-housing 
development property 

5 

6 

Part II. Selecting a Development ............................. 11 

general appearances and services/changes in appearance during different seasons/property report/ 
accessibility of the development/ utilities and facilities/community services/evaluation of recreational 
facilities/lot and building standards and restrictions/property owners' association/quality of dam, 
lake, and environment 

Part III. Selecting a Lot or Homesite . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20 

cost considerations/ size/ topography and soil/ access/ development cost/ availability of utilities/what 
does the site have to offer 

Part IV. Purchasing Your Property 23 

read and understand important papers/verify what you were told/check your ownership rights/ 
financing the purchase/other aspects of buying-owning property 

Checklist of Items to Consider ........... . . . . ... .. ...... . . ... ..... .. . ..... . ... . .......... 27 

Additional Sources of Help for the Consumer .. ... ........ . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 29 

About This Publication .. . .. .. ... ·. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 31 



Lake Development Property 

A Buyer's 

Guide 

for 

Consumers 

Twentieth century technology and affluence have 
made it possible for man to create artificial lakes, in
crease his water-oriented activities, and enjoy more lei
sure time. Land developers have capitalized on the trend. 
They are encouraging thousands of people annually to 
buy thei; piece of American countryside by appealing to 
their desires for water-oriented, recreational, or natural 
living. 

A lake development can provide an excellent means 
for enjoying rural living. It offers clean air, the leisure 
life, outdoor recreation near at hand, pleasing country 
sights and sounds-the good life. For many long-time ur
ban dwellers the lake can offer the benefits of rural liv
ing while still providing some conveniences found in 
urban areas. 

When buying any property, compromises have to 
be made. As you use this Buyer's Guide, you might not 
find the ideal development that can provide the basis 
for a favorable response to every statement and question. 
Your objective should be to make your final selection 
based on what comes nearer to your idea of perfection 
and financial resources. There are pitfalls which must 
be avoided. 

With these ideas in mind, this buyer's guide is de
signed to assist you in increasing your understanding of 
purchasing and owning that rural nook of peace and 
contentment. 

This publication will give you a general idea of the 
extent to which lake developments are being built in 
the United States. It also offers a rational decision
making process by which a fulfilling purchase can be 
made. 
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Decision 
to Look 

E VERYBO D Y'S D OING IT! Perhaps you 
would like to join those who are fanning out from ur- • 
ban areas and seeking that rural water- or lakefront 
nook of peace and contentment for any one or a com- 'I 

bination of reasons: frustration with city living; a de
sire for scenic beauty and nature; more leisure time; 
change in lifestyle ; affiuence; or investment. 

What are people looking for, those who move out of the city? 
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Lake developments, whether around natural or man
made lakes, along the coasts, or on navigable streams, 
have been a rapidly increasing trend throughout the 
United States. 

Some three million families, or about five percent 
of all families in the United States, now own vacation 
homes. Recent research indicates that between 100,000 
and 200,000 new vacation homes are being added an
nually throughout the United States.1 The average length 
of stay in vacation homes is between three and four 
months per year. However, there has been a recent trend 
for people . to occupy them on a more permanent basis. 
This trend is expected to continue. 

Many studies make the point that land is being mis
used and that some developments are beginning to create 
social, transportation, and environmental problems. 
Since 1970 there has been an increase in the number of 
research studies, magazine articles, and books on the 
subject of purchasing lake development property, or as 
it is sometimes known, second homes, retirement vil
lages, lakeshore property, or rural subdivisions. Most 
point out : Many people fail to use rational decision-making 

1 Leisu_re Boom Gains, U.S. News and World Report, April 17, 
1972, pp. 42-5. 



For some it's a home away from it all, for others it's recreation. 

processes as they begin to look for the better life in the country
side. 

Generally, buyer surveys have indicated that the 
typical buyer visited only one lake development, was 
swept with enchantment, and made the purchase on the 
spot. Many did not make careful comparisons of the 
features available among lake developments. 

Serene and satisfying views of water coupled with 
visions of escape from urban areas have led many people 
to an immediate purchase. Of course, the careful manip
ulation of psychological and social conditions by a well
organized development may also be a factor. 

WHAT IS YOUR PURCHASE OBJECTIVE? 

If you are anticipating the purchase of some type 
of lake property, one of your first considerations should 
be what you are going to do with the property. Do you want 
it for primary residence, recreation, second home, retire
ment, investment, or a combination? You need to under
stand use differences in each of these objectives. 

Permanent Residence Objective 

Buying lake property for a permanent resideµce is 
probably one of the biggest investment decisions you 
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will make during your lifetime. The same rules and 
guidelines that you would use in purchasing a home in 
an urban area should be used in purchasing a home in 
a rural development. 

In urban areas we tend to take for granted that 
many services and facilities will be available because they 
normally already exist. In some lake developments, this 
assumption may not hold. Few rural lake developments 
have sufficient tax revenues to provide the services that 
a municipality can provide. Many homeowners have 
been disappointed to find that the services such as water, 
sewerage, or fire protection may be more expensive and 
more difficult to obtain and control than they antici
pated. 

Not only are the availability and adequacy of ser
vices and facilities important if you plan to live in a lake 
developm'ent, but you should also consider the travel . 
distance between your lake residence and your employ
ment. 

Recreation Objective 

One of the greatest attractions of a lake develop
ment is recreation. Lakes or streams, tennis courts, club
houses, boating facilities, .tnd other recreational oppor
tunities have universal appeal. 



Other Objectives Include ... a pleasant spot to retire, 
investment speculation, and combinations of reasons. 
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If you plan to buy the property mainly for its rec
reational value and will use it only seasonally or on 
weekends throughout the year, the need for services and 
facilities may not be as important as for a permanent 
residence. In this case, pay particular attention to the 
quality and accessibility of recreational facilities of both 
the development and the surrounding countryside. As
sure yourself that they are the type that you and your 
family enjoy and will use. 

Buying Property for Retirement 

Buying lake property for a retirement site poses 
other questions. For example, you may have become ac
customed to a particular lifestyle. If you have lived in 
an urban area, you may find that the lifestyle may change 
significantly when you move into a retirement lake de
velopment. 

The availability of transportation, distances to shop
ping and medical facilities, maintenance and upkeep, and 
other responsibilities of home ownership may become 
greater concerns for you in a retirement community. 

Buying Property for Investment 

First of all, land should increase in value a mini
mum of 12 percent per year just to equal your insured 
savings account. 2 Most of the research that has been re
viewed from throughout the United States indicates that 
lake property in particular does not always appreciate in 
value as anticipated when initial costs (which include 
development, promotion, .and selling expenses), taxes, 
insurance, and upkeep are consi8ered in the total. 

In addition, this type of property may have high 
overhead costs in the form of assessments and special 
improvement and maintenance costs. 

Buying for a Combination of Reasons 

Buying lake property for a combination of two or 
more of the above purposes will require you to review 
the purchase from each viewpoint. For example, the de
•cision becomes more complicated when a prospective 
purchaser wants the property initially for recreation but 
sees that eventually he may want to live or retire there. 
As pointed out, services and facilities that are not im
portant when all you want is recreation become vital if 
you later decide to build a home. 

It becomes important that you look at the develop
ment from the standpoint of what it will be like in the 
future. You need_to be sure that necessary procedures 
and controls are established so that it will develop to 
meet your future needs. 

MATCHING YOUR OBJECTIVES 
WITH RURAL LIVING 

Do the uses that you have planned for lake develop
ment property justify your decision to buy, or do you 

2Land Sales Boom, vmsumer Reports, September 1972, pp. 606-8. 
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have an alternative to reach the same objective? Do you 
plan to purchase the property and use it as an asset to 
your lifestyle, or will it become a liability? 

Unless you and other members of your family are 
sure you would like this type of rural living, it's a good 
idea to test it before investing. Perhaps you could visit 
friends who live in such a development or rent a lot or 
cabin for a season or a few weekends; 

Living in a rural · 1ake development may require 
changes in your living habits, particularly if you have 
lived in an urban area with facilities and services close 
at hand. The sight and smell of clean air and the sound 
of croaking frogs may annoy you if you have been used 
to smog and traffic noise. 

Recreation and Leisure Time 

How you spend your recreation and leisure time is 
also an important aspect to consider before you decide 
if lake development property will suit you. The ideas 
of picnics under the trees, boating on a lake, visiting 
leisurely with the neighbors in the local clubhouse, 
playing a round of golf, and just enjoying a lazy, lei
surely life are great for vacations. When these ac;tivities 
become a greater part of your everyday life, will they 
still offer the same fulfillment? Will living in a rural 
area require curtailment pf some of your social activities 

~ and other amenities you may have experienced? 

Social Implications 

In rural developments neighbors may expect you to 
become more involved in civic activities, and this may 
be a specific reason you are wanting to be in a rural 
area. You may find that you will have a greater oppor
tunity for your voice to count when it comes to govern
mental or political affairs. You may find that just plain, 
everyday associations with people will bec;ome a larger 
part in your social activities. 

For many people this could require quite a change 
in attitude. Adjusting to the more easy-going living and 
quietness of rural areas can be quite difficult for some 
people. 

Solving Problems Without Governmental Assistance 

Certain problems have a tendency to be taken care of 
by.others in urban areas. Professionals employed through 
governments and other urban agencies attempt to solve 
them. In rural areas their solution may depend on your 
becoming personally involved and perhaps even doing it 
yourself. For example, if a problem is found in the local 
water system, you may be asked to become involved in 
finding a solution. After implementing the solution, you 
may be needed to ;lSsist with the actual operation and 
maintenance. 

This type of involvement may appeal to you but 
annoy others. It does have the potential of being a very 
fulfilling experience. Are you ready for this type of in-
volvement? · · 



CAN YOU "AFFORD" TO BUY LAKE 
DEVELOPMENT PROPERTY? 

Afford, in this instance, does not only refer to the 
ability to pay for property. You should be prepared for 
additional costs involved in owning and maintaining 
lake property. Normally, many of these additional 
charges are spelled out in the sales contract or property 
report which you obtain when purchasing such property. 
But they frequently do not become apparent until after 
you begin to pay them out piecemeal. Here are some 
charges you can expect. 

Improvements and Maintenance 

Owners may be required to pay yearly assessments 
for improvements and maintenance in the development. 
The charges can vary from almost nothing to several 
hundred dollars annually. Examples might include roads, 
recreation facilities, or public services. 

Taxes 

At present, many rural areas throughout the United 
States provide fewer services than urban areas and have 
relatively low taxes. But as more people move into rural 
developments, their desire for services will probably in
crease and so may local taxes. 

When you buyyou need to be aware that there will be 
other costs besides the loan. Services such as road main
tenance, gate keepers, and water systems must be paid 
for by the owners in some way. 
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Services 

Services such as water, sewerage, police, and fire 
protection are sometimes taken for granted by urban 
residents. Your past experience may indicate that local 
governments will provide such services. In many lake 
developments_ the developer will provide them and 
charge a fee. In some developments such services won't 
be available but may be needed sometime in the future. 

Other charges and assessments can be made on 
owners of lake property. Examples include muskrat con
trol; mosquito control; maintenance of the local club
house, golf course, and swimming pool; and road main
tenance and development. The lake, as well as all the 
docking areas and boating facilities around it, probably 
will need maintenance. 

Maintaining two homes, as many people do when 
they purchase such property, is comparable to the prob
lems that are involved in owning two automobiles. On 
the surface, there doesn't appear to be much additio1:-al 
cost. But instead of having one home to repair and 
maintain, you have two. 

So afford means more than just managing the initial 
purchase price or paying off a loan. It becomes a ques
tion of whether you want to pay the costs required over 
a period of years. 



This chapter is designed to help you look at some 
of the factors that should be considered before-you make 
your selection. Many of us are in the habit of going to 
the store and buying things on the spur of the moment. 
In a large investment, such as the purchase of lake de-
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PART II 

Selecting A 
Development 

velopment property, some special considerations should 
be given because this purchase may be with you for 
many years. 

Following are some of the major points to look for: 

General Appearance and Services 

Generally, factors that developers use in 
selecting a site should be factors that you might 
consider when you purchase a lot in a particu
lar development. 

• Does the development have pleasant and at
tractive surroundings? 

• Does it appear to have a stable social and poli
tical climate, unmarred by conflict and dissen
sion? 

• Are there cultural and recreational facilities, 
such as parks, community centers, museums, 
music halls, and sports centers? If not, will 
they be developed in the future? 

• Are there adequate public services, such as utili
ties, sanitation, education, fire protection, and 
medical facilities? 



Changes in Appearance During Different Seasons 
of the Year 

The principal buying seaso.n for lake development 
property in Missouri and most midwestern states is 
April through October. These are the months when 
land and water are beautiful and weather induces pro
spective buyers to "get out and look" It is wise to view 
the land in other seasons, however, before you buy. The 
land is easily seen during the winter and early spring 
while the leaves are off the trees and groundcover is 
low. 

To check for weeds, you need to inspect the lake in 
early summer and toward fall. . 

To gain the opportunity of viewing the property at 
different seasons and avoid risk of losing it to another 
buyer, it inay be possible to lease with an option to buy. 

Is There a Property Report and Have 
You Studied it Carefully? 

In August 1968, Congress passed Public Law 90-
448. Title XIV of that law was titled Interstate Land 
Sales Full Disclosure Act. Shortly thereafter, the Office 
of Interstate Land Sales Registration (OILSR), Depart
ment of Housing and Urban Development, was estab
lished to provide technical information and investigate 
consumer complaints. Their objective is to provide con
sumer protection by requiring full disclosure of condi
tions surrounding the purchase of undeveloped subdivi
sion land sold in interstate commerce. 

As a result of this act, each development must pro
vide you with a copy of a Federal Property Report prior 
to or at the time of sale if the development: (1) has 50 
or more lots, any one of which is five acres in size; (2) 
lots are marketed through interstate commerce after 
April 27, 1969; and/or (3) a lot was sold without a 
structure on it or a contract to build within two years. 

Ask for and study the property report. 

~~-: . 
:t ff'! 

, :;;: 
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The OILSR has policies which also affect 
developments under its jurisdiction: 
• The buyer must have had a chance to read a 

property report before the purchase contract 
was signed. 

• If the buyer does not receive a property re
port before signing the contract, he can can
cel the contract and get his money back. 

• The land development obligation to the 
buyer must not be misrepresented in the 
property report or in any other way. 

The property report should answer most of your 
questions about the future design and development of 
the particular project. You should read the property re
port carefully because pordo'ns cari be answered as re
quired by OILSR but still leave some question as to 
what will actually happen in the future. 

The property report is one of the first items you 
should obtain. Ask the salesman or whoever is showing 
you the property for the report. Then use it and pose 
questions as you look at the property. 

Is the Development Accessible to the Following? 

With regard to lake developments, there is a 
fine distinction between "accessibility" and "availabil
ity." For instance, beauty or barber shops may be avail
able to a lake development, but one may not consider 
them accessible if he has to travel fifteen miles to get a 
haircut. You might think of accessibility as meaning 
that something is available within reasonable time or 
distance limitations. So please consider the following 
points within this context. 

Primary Residence. If you plan to make frequent 
use of your lake property for recreation purposes, it 
should not be too far from your permanent residence. 
If the development is more than two to five hours' driv
ing distance, the chances of frequent use on weekends 
may be greatly decreased. 

Employment. Accessibility to employment location 
is also important. People, particularly in the midwest, 
frequently purchase lake property for weekend recrea
tional use but eventually build a permanent home. Com
muting from the home in the rural area to urban jobs, 
some have f,ound, creates travel problems as the years go 
by. 

Even if you purchase the property for retirement, 
consideration must be given to employment location be
cause, after a year or two of retirement, people fre
quently decide they want part time jobs. Commuting 
between a lake development and a part time job might 
be inconvenient. 



Location of employment opportunities may also af
fect resale value of the property. 

Shopping Facilities. When you are moving into a 
lake development, the location of your favorite types of 
shopping facilities may be important. Generally, the 
small stores that move merchandise on a slower basis 
require a higher price for these goods than those mov
ing merchandise on a volume basis. The cost of operat
ing shopping facilities with low profit margins may make 
it impractical for a development to have its own com
plex of shopping services and facilities. 

A large number of people are required to support 
major shopping centers. You should consider the dis
tance from the development to the shopping facilities 
that you require. 

Medical and Health Facilities. Medical and health 
facilities or services are seldom considered unless health 
is poor or we are constantly under a doctor's care. But 
as soon as we need them, the accessibility of these ser
vices and facilities becomes vital. 

It must be remembered that in most rural areas doc
tors, dentists, optometrists, chiropractors, emergency 
medical care, and ambulance services are frequently a 
considerable distance away from the front door. Some 
lake developments are located an hour or more from 
emergency medical care. 

Entertainment and Cultural Activities. If you like 
to attend professional football games, baseball games, 
municipal opera, zoo, nightclubs, and other cultural and 
recreational facilities of an urban area, you may want to 
consider the distance from these. 

You may feel that the tennis court, golf course, 
swimming area, fishing facilities, and other recreational 
facilities will meet all your recreational needs. But this is 
not always true. Your previous recreational and cultural 
experiences are important. Many people have become 
disappointed when the newness of their lake develop
ment wore off and they found they longed for some of 
their past experiences. 

Public Transportation. Public transportation is 
almost non-existent in many rural areas. Lake de
velopments, particularly in the midwest, normally 
have bus service within a half hour's drive; however, 
airline travel, railroad travel, and good road systems are 
frequently lacking. 

The prospective buyer may be told that the develop
ment has its own airport or that there is a nice airport 
located within a few miles or that one of the major bus 
lines operates a bus service in a nearby community. But 
what is adequate transportation for one person may be 
inadequate for another. Systems should be checked 
against your particular needs. 
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Is a safe drinking water supply available? 

What Utilities and Facilities Are Provided: What 
Type Are They; Who Provides Them; How Much 
Do They Cost? · 

Water System and Supply. Just because there is a 
lake in the development and drinking water available at 
the visitors' center does not mean that all water is 
usable and that there is plenty available for your future 

Some of the questions you can ask to help 
understand the type of water system in the de
velopment are: 

• Is there a public water system to serve every 
household, or are householders expected to 
drill their own wells? If you dig your own 
well, are you sure you will find an adequate 
supply of water? 

• Is the public water system designed to take 
water from deep wells, or will it be treated 
surface water? 

• Will the water come from the lake or from 
a separate impoundment? If it comes from 
the lake, then the use of the lake may be 
limited. 

• Is the quantity and quality of water adequate 
for the ultimate number of households when 
the development is completed? 

• What size of water pipe serves the area you 
are interested in? Remember, in order to re
ceive adequate fire protection, a line needs 
to be between four and eight inches in di
ameter, depending on the distance from the 
source of pressure. 

• Does the water system have water towers 
for reserve capacity and a pressure system 
with pipe sizes adequate to allow every house
hold in the rest of the system to receive 
adequate pressure? 

• What provisions are made to maintain the 
quality of the water and to maintain the 
water system? 



needs. Most of the questions about water system design 
are answered if design plans have been certified by a 
registered professional engineer and the State Depart
ment of Health. 

Sewerage System. Questions about the adequacy of 
the sewerage system design can be answered in the same 
way as those for a water system. Check to see if a pro
fessional registered engineer has certified that the con
struction was to his specifications and that appropriate 
state agencies concerned with sewerage systems have 
verified that the system is adequate. (In Missouri, this 
can be verified by the issuance of an operating permit 
provided by the Missouri Clean Water Commission). 

Because sewerage system regulations can vary from 
state to state the following statement was provided by 
the Executive Secretary, Missouri Clean Water Com
mission 1014 Madison Street, Jefferson City, Missouri 
65101. 

"Individual sewage disposal systems such as septic 
tanks and aeration systems are not satisfactory for lots 
surrounding a lake. A sanitary sewer system should be 
installed. The convential sewer system is a gravity sys
tem. Recently, pressurized systems have been made avail
able. At this time there is only one installation in Mis
souri and it has been in operation for a short period of 
time." 

Conventional technology utilizes a gravity sewerage 
system. The technique is to carefully place all pipe on a 
grade so that gravity-induced flow carries the waste in 
sealed pipes around the dam for treatment in the valley 
below the dam. About every 2000 feet along the shore, 
a gravity sewage flow system has to have a pumping 
station installed to raise the sewage into the next 2000 
feet of pipe until it finally arrives at the treatment site. 
The lift pumps are required because the lake surface is 
level, and insuring sufficient slope of the pipes would 
require placing them too far from shore to allow build
ing houses along the shoreline lots. 

A septic tank is an individual sewerage system. Sep
tic tanks are permissible (if local or state regulations 
permit) where housing density is very low and where 
the soil, geology, and hydrology are right. A septic tank 
receives household waste waters and must be of sufficient 
size to hold the liquid waste for bacterial action to take 
place. The effluent then flows out of the septic tank 
into distribution pipes, where it soaks into the ground 
and bacteriological action continues. 

The sludge collected in the tank of a septic system 
must be taken out and disposed of every two or three 
years. The sludge must be disposed of outside the lake 
watershed. ls septic tank cleanout and maintenance provided 
by the developer? 

The possible consequences of the use of septic tanks 
should be considered. Eventually, the drain field of a 
septic tank may become saturated. The only direction 
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Building and maintaining sewage treatment facilities will 
be part of the expense. 

for the excess seepage from saturated soils is down into 
the lake. Also, badly installed septic tanks and pipes in 
the drain field may leak directly into the lake. Or an 
overflow from an overloaded septic tank can occur when 
you have many guests on a weekend. 

The pressurized system is an example of new technol
ogy now available to project developers. It can be in
stalled with pressure pumps in each household. The 
individual household sewage is pumped uphill away 
from the houses on or near the lakeshore. The pumped 
sewage is conducted under pressure outside the lake 
basin area or allowed to flow along the ridge for treat
ment below the dam. If this is the system used, check 
to see if there is an emergency, hand-operated pump to 
use in case of power failure. 

Another newer type of system is designed for indi
vidual property use. This is a small aeration unit which 
can be placed on the property and treats waste by pump
ing air through it. It operates differently from the septic 
tank but serves the same purpose. A system for dispos
ing of the liquids must be provided. 

Treatment of the sewage is very important in any 
type of central waste treatment system. The developer 
may install farm or garden plots below the dam for 
households around the lake. All the nutrients from 

the sewerage system, if treated, can be used up in the 



irrigation of crops. Then the nutrients will not be dis
carded as pollutants into the stream below the dam. Or 
the developer may install a factory-produced package plant 
that aerates the sewage. Or he may build a sewage lagoon 
where natural treatment takes place. 

Electricity. Until the last several years, electrical 
power has been little problem for most new lake devel
opers. With the recent energy crisis, electricity serving 
rural areas is expected to become more of a concern. 

Some states have established laws through some 
type of public service system which require the develop
er to put in the entire electrical system. He is reimbursed 
by the power company at the time he sells the lots. 

A number of lot owners, particularly in smaller 
developments, have had problems as a result of inade
quate planning. For example, some people have found 
that after building a house they are unable to hook up 
to the local electrical source. The electric company may 
not put in the necessary free lines. They may insist that 
the developer put them in and charge this cost to the 
individual homebuilder. 

Gas. Natural gas service is lacking in many lake 
developments. The few exceptions are extremely large 
developments or those located near an urban area. 

Most of the gas fuel available to you will be in the 
form of propane. Tanks are placed in the back yard and 
are serviced by dealers. Generally, the cost will be higher 
than for natural gas. 

Telephone. Telephone service in some lake devel
opments may not be exactly what you have come to ex
pect. Many developments will be unable to provide the 
private lines and the types of service you have had in 
urban areas-even though rural telephone service is 
improving rapidly. Four or five people may be on the 
same telephone line. You may be faced with a waiting 
period before you are able to obtain the type of service 
you want. 

Streets, Roads, and Trails. For most of us, knowl
edge of streets and roads is very limited. If a street or 
road is smooth and wide and has a new-looking surface, 
we expect it to be good. Road appearances can be mis
leading. 

Are the roads in good shape and how is maintenance paid 
for? 
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The following items will help you become 
more knowledgeable about streets, roads, and 
trails: 

• If the roads are gravel or rock, do they have 
a chemical treatment for dust control? 

• Do the roads have open ditches dug by a 
road grader along the edges of the roadway? 
If not, a gravel road will tend to wash out 
after each major rain. 

• What provisions are made for a road grader 
to periodically clean the ditches, as well as 
blade and smooth the roadway? 

• What are the charges and assessments now or 
in the future for road grading service? 

• Do the same grading charges provide for 
snow services? 

• If the roads in the development look paved, 
they may be simply oiled or sprayed with a 
thin coat of asphalt which will have a limited 
life of less than five years. 

• What annual or other future assessments can 
be made to pave the roads? 

• What is the condition of the local roads lead
ing to the gate of the development? 

• Will the county or other road jurisdiction 
take over maintenance, such as snow plowing, 
in the lake development at some future date? 

• Is there a letter from the county government 
or other unit of government stating their 
responsibility for the road system? 

• How far is it to the nearest interstate, state 
numbered primary road, and state lettered. 
supplementary road? 

• Is there a walkway along the edge of the 
lakeshore? 

• Are bicycles and motorbikes allowed on the 
walkways? 

• Are trails provided for horseback recreation? 

• Are motorbike trails provided? 

• What provisions are there for annual road, 
trail, and walkway maintenance and snow 
plowing fees? 

• How far is it to the nearest airport? 

The maintenance of roads can be expensive. For 
example, the construction of just a basic gravel road in 
Missouri will range between $2 and $8 per lineal foot. 
With any type of coating on the surface of a road with 



an adequate base, the cost will range from $5 to $15 
per lineal foot, depending on the width. There is also 
annual maintenance cost. Unless you are aware of the 
type of road system you have, you may be faced with 
large maintenance charges sometime in the future. 

Transfer of the responsibilities for roads and streets 
to some type of governmental unit is extremely unlike
ly in a development that intends to remain private. It is 
generally not economically feasible for a lake develop
ment to incorporate and maintain its services as a gov
ernmental unit because of an inadequate tax base or the 
need for high tax rates. 

What Community Services are Available 

When we think of community services, we normal
ly think of education, medical facilities, fire protection, 
police protection, churches, civic organizations, tele
vision, and newspapers. In most rural lake developments, 
the availability of these services and facilities may de
pend on how close a particular development is to a near
by city. 

Education. Regarding educational services, you 
should consider these questions: 

• Are the educational facilities generally com
parable to those in an urban area? 

• Are there limitations as to the number of 
subjects taught because of the limited staff? 

• Is the quality of instruction suitable? 

• Will the children be required to ride long 
distances on a bus? 

• Are the school facilities old? If so, does this 
mean additional taxes in the near future? 

• How sound is the financial condition of the 
school? 

• Is there a vocational-technical school program 
in the area? 

• Is there a two- or four-year college within 
commuting distance? 

• Are adult education programs available local
ly? Will they meet future needs? 

Medical Facilities. Medical facilities are generally 
limited in rural areas. Find out about them. Most rural 
areas will have medical facilities for common sicknesses 
and injuries people suffer. But in the event of an ex
treme emergency or special situation, people may need 
to be transported to more complete urban medical facili
ties. 
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Generally, sufficient doctors, dentists, optometrists, 
and chiropractors can be found to meet general health 
needs. But seldom are there people practicing a full 
range of specialties in rural areas. 

Fire Protection. The extent of fire protection may 
dictate the cost of insurance on your property. Fire pro
tection may not be available. 

In rural areas fire protection can be provided in 
several ways. One is through a contract with a munici
pality located within a servicing distance. A second way 
is through a special district and use of special fees, as
sessments, or taxes collected from each property owner 
in the fire protection district. Another way is the forma
tion of volunteer fire departments. 

Each method has advantages and disadvantages. 
They may not offer the complete, comprehensive ser
vices found in urban areas. 

Police and Security. In some developments, police 
protection is provided by guards or watchmen hired by 
the developer. After the developer leaves, and eventually 
he will, who will pay for this type of service? The de
veloper should be able to provide an answer to this 
question if you ask. 

Are security patrols provided by the developer or 
through agreements made with public law enforcement 
officials? Vandalism and theft do occur in rural areas as 
well as in urban areas. Such security patrols do not al
ways prevent vandalism and theft, but they can add to 
your personal sense of security. 

Churches. In an urban area, churches of most de
nominations are within easy driving distance. There may 
not be enough people of a particular faith to operate a 
church in a rural area. Thus, check the location of the 
church of your choice. 

Television and Radio. Community antenna tele
vision systems are being developed throughout the coun
try, but in most lake-development projects-unless they 
are large-this is an item that may be some time off. 

In terrain that is suitable for lake-housing develop
ment, there may be a problem of receiving adequate 
television and FM radio reception. The location of your 
lot and the location of the development in relationship 
to the transmitting towers of the various television and 
FM radio stations may be an important consideration 
for you when selecting lake-development property. 

Newspapers. Most rural areas do have daily or 
weekly papers, but they are seldom of the scope of the 
newspapers found in the major metropolitan areas. The 
major dailies often require a day · to reach a prospective 
development. 

Evaluate the Recreation Facilities 

How can you be assured that recreational facilities 
meet national standards and that such facilities will 



meet future needs? The answer to this question is very 
difficult because standards change over the years, and it 
is almost impossible for the average individual to have 
complete knowledge of recreational facilities. 

One thing you can do is recall all the recreation you 
have enjoyed and see how much of it is available around 
the development. One of the best ways to assure that 
the recreational facilities meet national standards is to 
obtain a list of the standards from the park board or park 
department in your community and check them against 
what you find in the development. 

Typical recreational facilities found in developments 
are swimming areas, swimming pools, golf course, ten
nis courts, badminton courts, boatdocks and boating facil
ities, picnic areas, and recreational areas for hiking, 
horseback riding, and motorcycle trails. 

The developer normally pays the cost of building 
and maintaining most recreational facilities until the 
development is approximately 25 to 60 percent complete. 
Sometime after that the developer may either turn the 
recreational facilities back to some type of property 
owners' association or ask the people to maintain these 
facilities on a pay-as-you-go basis. If the maintenance 
costs are to be assessed against the property owner, this 
can become an expensive item. 

Open Space Land. It is also important that you 
determine whether there is sufficient open space. (Open 
space in this instance means land allowed to remain in its 
natural or near natural state.) Many people buy property 
in lake developments before many of the lots are sold 
and fail to realize that much of the open space they see 
is actually property that has either just been purchased 
or is for sale to other people. Unless sufficient open space 
land is set aside, the development may become congested. 

If you are interested in boating, you should be con
cerned about access to the lake. There are two major 
methods of lake access. One is the setting aside of lake
front lots for public use, and the other is through the 
establishment of a public use easement around the en
tire lake. 

The development should also have complete recrea
tional plans with sufficient controls to insure that they 
will be followed. If this .is not done, some of the exist
ing recreational land or open space may later be sold as 
additional lots. Insure that land set aside as open space 
and public recreational property is clearly described in 
writing. 

Compare Lot and Building Standards 
and Restrictions 

The purpose of restrictions is to insure adequate 
future development. Copies of the restrictions of several 
developments should be obtained and carefully reviewed 
before selecting a development. Restrictions and coven
ants can vary. Some have clauses that allow manage-
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Check building restrictions and covenants to see if they pre
vent carrying out your plan. 

ment to deviate from restrictions but do not allow the 
individual homeowner or lot owner to do so. 

Because of past experience in an urban area, you 
may become upset with housing codes, building codes, 
zoning restrictions, and other types of restraints on prop
erty development. Moving into a rural area does not 
insure you will be free of this concern. Restrictions nor
mally are established to provide protection and insure 
the development for the good of all the people. If re
strictions are lacking, you may find this to be a disad
vantage in the long run. With proper building restric
tions, you are more assured that the development will 
progress a certain way. 

One of the problems with lake developments, how
ever, is the lack of simple legal authority giving local 
developers the right to enforce restrictions and standards. 
As long as the developer is there, he will generally en
force them through persuasive powers and, sometimes, 
with lawsuits. Once the developer leaves, however, this 
becomes a greater problem because of the lack of a gen
erally accepted public body to insure enforcement of the 
various restrictions and standards. 

The enforcement of building standards and restric
tions is very important over a period of years because it 
can influence future resale value of the; property. Unless 
the means of enforcement is assured, you may witness 
undesirable land use practices in the development. 

Is There a Property Owners' Association? 

Property owners' associations are of great impor
tance. They are one of the organizational means you 
have of becoming a part of a real community. There are. 
two general types of property owners' associations: vol
untary and mandatory. 

The voluntary type normally has little legal author
ity and sometimes gives the appearance of being a social 
organization. But it can be an effective method by which 
you can make your wants known to the developer and 
to the rest of the people in the development. 

The mandatory type requires that you become a 
member of the association as a result of owning prop
erty. 



The duties and functions of property owners' asso
ciations vary from having large-seal<! inputs into the 
lake development to a group that sponsors the once-a
year fish fry. But in either case, in the initial stages of 
any ·development, the developer holds control until he 
decides to turn it over to the owners' organization. 

Another imeortant aspect of property owners' asso
ciations is the relationship between the association, de
veloper, and the local unit of government that has juris
diction over the particular development. If the developer 
has made various arrangements with the governmental 
organization-which in Missouri and most midwestern 
states would mean the county government-many of the 
services and facilities of concern to the buyer may al
ready have been arranged. 

You should also understand the purposes and ob
jectives of the property owner's association. Determine 
what the relationships are between the developer and 
owners' association. Talk to both the developer and local 
citizens and determine how well they have worked to
gether. 

Have You Investigated Quality of the Dam, 
Lake, and Environment? 

Verify that a qualified planner or engineer was con
sulted on the dam in the planning phases of the devel
opment to insure that the dam, lake, and environment 
were all taken into consideration during construction of 
the property. If at all possible, establish if there was 
engineering input throughout the entire construction 
phase. 

There are three major ways to insure that 
the quality of the dam, lake, and environment 
are compatible and that the necessary precau
tions have been taken by the developer. 

• The first is a certification by the seller that the 
dam was designed by a qualified engineer. 
This type of certification will normally pro
vide the engineer's name, his registration 
number, his address, and a comprehensive 
report that he provided to the developer. 

• Second, is there a report prepared by a 
qualified geologist as to the suitability of the 
reservoir for holding water? 

• Third is to review the lakeshore codes and main
tenance provisions, which the developer should 
have in writing. 

There is a fourth way, which is very diffi
cult for the prospective buyer: A complete review 
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of all of the building plans and long-range design 
plans prepared by the developer. 

Dam. You should consider these questions 
about the dam: 

• If the dam fails, who is responsible? 

• Is there liability protection in the event of 
drownings, loss of life, or injury? 

• A less severe, but nevertheless costly, opera
tion is necessary if the water in the lake has 
to be lowered or another remedy found to 
repair a leaky dam. Who has the responsibil
ity for this. type of repair? 

• Is there a plan for maintenance and inspec
tion expenses to help prevent dam failure? 

• What if an extra heavy rain falls in the lake's 
watershed? Have spillways and overflow been 
designed for that one big occurrence during a 
100-year period? 

• Are there water-level regulation works in
stalled as part of the dam so that the lake 
water can be lowered or drained if the need 
arises? 

• Is it possible to drive across and walk along 
the top of the dam? Views of the water in 
the lake, water activities on the lake, and 
views of the valley below can be very enjoy
able. 

Lake. Is a record of examination by an en
gineer or other water resources professional 
available? Even if you are unable to obtain a 



copy of this report, you can still ask questions 
such as: 

• Will water have to be pumped from wells or 
other sources to keep the lake full? If so, 
who pays the cost? 

• Is there a watershed of sufficient area for col
lection of rainfall to keep the lake filled? 

• Water leaking through a poorly designed 
dam is not the only route of escape of a lake's 
water. Is there a record that a geologist has 
examined the bed and sides of the lakesite? 

• Is there a written plan providing for lake 
maintenance expenses to keep the lake in 
best condition for your use and enjoyment? 

• What provisions have been made fo( main
tenance of the beach swimming area, the 
boatdocks and fishing buoys, and markers? 

• Are there lake surface zones or restrictions 
where areas are set aside for swimming, boat
ing, canoeing, skin diving, water skiing, sail
ing, fishing, etc.? 

• Is the lake adequately protected from pollu
tants? For example, are septic tanks or sewer
age treatment facilities close to shore or can 
they overflow into the lake? Are there other 
sources of pollutants in the lake watershed 
that may pollute the lake in the future? 

Environment. There is a possibility that a lake may 
upset ecological balance of an area. A general develop
ment plan for the entire lake community should take 
into consideration ecological balance, dam construction, 
services and facilities, and the relationships of all of 
these various aspects. 

We cannot hope to set down a little piece of an 
urban area in a lake development and still hope to pre
serve all the natural environment that drew us to the 
lake in the first place. Some of the items that are par
ticularly attractive in the initial stages of a development 
will be lost as the development begins to take on the 
aspects of an urban environment. 

Every lake, in relation to geologic time, is only a 
temporary entrapment of water. In the midwest, partic
ularly in Missouri, there are few natural lakes., Erosion 
over thousands of years has cut an outlet deep enough 
to drain them or erosion in the watersheds has deposited 
enough sediment to fill them. As soon as a lake is built 
by man, the water immediately begins to wear away the 
spillway and fill the lake with sediment and rotting 
debris . 
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Tree leaves in the fall and organic matter from farm 
crops, weeds and grass cut from lawns, uprooted trees 
and brush from floods, sediments from storm erosion
all end up in the lake unless they are trapped at the 
entrances. Sediment and debris traps must be carefully 
designed for frequent, easy, and economical cleaning by 
maintenance crews. A sediment trap usually fills very 
quickly, and once full, all further debris and sediment 
go into the lake. Unless some means are devised for pre
venting debris from flowing into the lake, eventually 
the lake either will have to be drained and cleaned or 
be allowed to become just a shallow, swampy area. 

Are storm drainage waters from along the roads 
carried past the dam and kept out of the lake? These 
waters pick up leaves, debris, and eroded soil. Storm 
waters also leach summer dust control chemicals and 
some of the oils from asphalted or oiled roadways. They 
dissolve the salts spread on the roads in winter ice 
storms. All of this offers potential harm to the ecologi
cal balance in the lake. 

In addition, are there provisions for muskrat trap
ping and lake rodent control in fishing and other areas? 
If not, this may become a problem and a possible cost 
to landowners. 

Finally, conservation and concern for ecology is the 
responsibility of every landowner. If each owner is con
cerned and does his fair share, the development can re
main a desirable place in which to live. Visiting with 
other lot owners can be very helpful in selecting the 
development that provides the present and future envi
ronment that you want. 

If you choose a site for the beauty of it's natural wooded en
vironment, is it likely to stay that way when all lots are sold. 



Part III 

Selecting A Lot 
or Homesite 

Nearly everyone will look for a site that has a pleas
ing appearance. You will want a nice view, good access, 
and suitable topographical features to meet your needs. 
After the initial infatuation with the particular location, 
there are some other serious factors that you must con
sider if you are going to make a rational attempt at the 
best possible investment. 

Initial cost of an average lot will range 
from $3000 to $10,000. This lot cost includes 
one or more of the following: 

• Land cost: $200· to $700 per lot. 

• Dam and lake cost : $500 to $900 per lot. 

• Water and fire systems: $200 to $600 per lot. 

• Curbed, paved roads : $400 to $600 per lot. 

• Lodge, indoor pool, etc.: $100 to $400 per 
lot. 

• Park, picnic area, beach: $100-to $200 per lot. 

• Golf, hiking, horse trails: $100 to $200 per 

lot. 

• Sewerage system: $800 to $1200 per lot. 

• Plus the cost of a house if there is one on 
the lot. 

Your share of operating and maintenance 
costs after purchase may vary from $200 to $500 

Here are some tips to help you select the individual 
lot. 

Cost Considerations 

Below are some "ball park" figures on costs3 of 
items that are normally included in the purchase price 
of a lot in a small lake development in Missouri. Com-

per lot annually and includes one or more of 
the following : 

• Owners' association dues: $10 to $100 per lot 
annually 

• Taxes: $25 to $75 per lot annually 

• Water and sewage treatment : $50 to $100 
per lot annually 

• Roads, resurfacing, etc.: $50 to $100 per lot 
annually 

• Maintenance of lodge, dam, lake, camping 
facilities : $50 to $100 per lot annually 

• Security, policing: $25 to $75 per lot annually 

• House taxes: $50 to $300 per home annually 

• Fire protection: $10 to $50 per home annually 

• Insurance on home: $65 to $200 per home an
nually 

• Remember to add the interest on your in
vestment and costs relating to closing the 
purchase 

3This list was prepared by a group of engineering professors at 

20 the University of Missouri, Rolla in July 1973. 



pare costs of your prospective purchase with these, and 
remember that several individual expenses can add con
siderably to the total costs. 

Size 

Unless a lot is surrounded on one or more sides 
with some type of public access land, then a lot much 
less. than one acre could be considered small. You should 
consider the average size oflots sold in the entire devel
opment. If the average size .is small it may be that you 
will want to buy more than one to suit your needs. 
However, your neighbors may not do this, and the re
sult could be crowding around you. 

If you entertain frequently or expect to have week
end guests or the topography is unsuitable for utilizing 
most of the property, one acre is probably too small. 
If your purpose is privacy, the larger the lot size the 
better. It would be nice to leave a part of the property 
in its natural state. 

If your planned use includes placing a sewage treat
ment facility and water system on the site, then a one
acre lot may be too small in most areas of Missouri. On 
the other hand, if there are central sewer facilities and 
water available and you prefer close neighbors, then lots 
smaller than one acre might meet your needs. 

Topography and Soil 

The topography of the land must also meet physi
cal needs, such as a site for the type of future housing 
you may build. If you plan to use the land only for rec
reation or access to recreation, such as water sports and 
fishing, then the shape size, and topography of the lot 
may not be as important. 

There are lake lots where the slopes are so steep 
that only the most agile people can move around on 
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them. So walk around and try it on for size. 
Besides being difficult to enjoy physically, steep 

slopes offer additional problems in building homes, 
maintaining yards and roads, and placing waste disposal 
facilities. The side slope of a hill may offer a beautiful 
view, but remember that steep slopes are aifficult to 
utilize unless you are prepared to pay additional cost for 
development. A knowledgeable salesman can assist with 
all types of suggestions on the potential that property 
with steep slopes has. Insure that the final decision is 
yours, not his. 

The type of soil on the site is of interest because 
you may want to raise flowers and a small garden. Rocky 
hillsides are not conclusive to this use. If possible, the 
soil should be at least one to three feet deep through
out the lot and with sufficient topsoil to support trees 
and shrubs. Arrangements . might be- made to bring in 
soil from an adjoining lot. · 

Access 

· Easy access to both recreational facilities and prop· 
erty is essential. The closer your lot is to recreational 
facilities, the more likely you are to use them. 

Roads between your property and the entrance to 
the development should be adequate to allow travel in 
or out during bad weather. This is especially true if the 
roads are built up and down hillsides and across small 
streams and ditches. 

Roads between major highway systems and the en
trance to the development should also be considered. A 
winding, two-lane rural "blacktop" or other hard-surfaced 
county road may offer an alluring scenic ride the first 
few times you visit your development. But increased 
traffic over a period of time may result in traffic jams 
and high accident rates. 



Development Cost 

Development cost of the site is important if you 
plan to build on it. If you bring in outside topsoil or 
do a massive amount of grading or place retaining walls 
to hold the soil, the cost of the site can be multiplied 
by three or four times in landscaping and development 
costs alone. 

The ideal situation is to buy property that requires 
little development so you can maintain the natural en
vironment. A site in a wooded area where there is no 
grass to cut is appreciated by some people. Selecting the 
right house to fit the topography can also reduce cost 
and help maintain natural terrain. 

Availability of Utilities 

Are utilities near the lot or will you have to pay 
to have them brought in from a hundred feet or even 
a quarter of a mile or more? This could make the devel
opment cost of a lot prohibitive for many people. 

Are the utilities underground or are they on the 
surface? If they are placed above ground, the natural ap
pearance you may be seeking could be lost. On the 
other hand, underground utility services are normally 
more expensive. So weigh your wants and needs care
fully. 

Location of Public Lands 

Are public lands located close to your property? 
They may be in the form of open space designed by the 
developer for use by all residents, or the development 
may be on the fringe of nationally- or state-owned pub
lic lands. These make your lot seem larger and allow 
more freedom of movement. 
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Does the Site Offer a Change From What You 
Have Now-the New and Different Experiences 
You Seek? 

Is the property just an extension of your present 
environment or is it really going to offer the new and 
different experiences you seek? Property in a lake de
velopment that appears to offer privacy and open space 
at the time of purchase may not when all lots are sold. 

The following questions, if considered 
carefully, can provide a good idea of what a 
particular site and surrounding area will offer. 

• What is the overall size of the lake-housing 
development? 

• How many lots are in the total development? 

• Will additional lots be added in the future? 

• Have adequate park and open space lands 
been set aside? 

• Are all the corners of each lot adequately 
marked? 

• How many offshore lots are there, and what 
is their price range? 

• Do nonlakeshore lots have adequate access 
to the lake? 

• Is there public access around the lake? 

• What kinds of vegetation are in the area? 
Are there trees on the lot? Is the general 
area wooded or open? 



PART IV 

Purchasing Your 
Property4 

After selecting the development and lot that come 
nearest to fitting your dreams and financial abilities, you 
should take several more precautions. The decisions that 
you make now may be with you for many years. 

The recommended and also easiest way to under
stand all aspects in making a purchase is to obtain the 
services of an attorney. He can explain all the legal as
pects of the purchase as well as provide answers to 
many questions you may have about the development. 

READ AND UNDERSTAND 
IMPORTANT PAPERS 

Property Report 

The property report should be read very carefully. 
Check any questions you have with the developer or his 
representative. If any of the questions in the property 
report are not answered to your satisfaction, then you 
should obtain a separate letter or statement in writing 
from management to determine exactly what is meant 
by any particular statement. Next, take the property re
port and verify for yourself that the development is 
exactly as reported. 

Most developers must have a property report, clearly 
labeled, on file with HUD's Office of Interstate Land 
Sales Registration and must give you a copy before you 
sign a contract to buy the land. In the event that you 
decide not to purchase after signing a contract, you 
should give notice of cancellation in writing to the de
veloper or have a witness when you announce your in
tention to cancel. If you are not given a property report 

4 This section of the publication is primarily for people who 
want to buy undeveloped lots. Those who are planning to buy a 
completed home on lake .property are advised to get a copy of the 
publication titled Wise Home Buying, prepared by the U.S. Depart
ment of Housing and Urban Development, Washington, D.C., 20410. 
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Deed restrictions and other documents need to be read 
and understood. 

more than 48 hours before you sign any type of con
tract, you may still have time to reconsider your decision 
and, if you wish, cancel your contract and get your 

money back unless, for some reason, you sign a waiver 
of your right to cancel the contract. 

Deed Restrictions 

Have you obtained and read a copy of the deed re
strictions to see if they meet your future needs? 

The deed restrictions normally will point out what 
can and what cannot be done with property and the 
various ways in which it can be developed. They also 
should spell out exactly how the restrictions will be en
forced and whose responsibility it is to enforce them. 

Deed restrictions, or covenants, on property vary 
from state to state as a result of state laws. Normally, 
they will not supercede existing planning and zoning 
regulations that may have been established by any gov
ernmental entity with jurisdiction over the develop
ment, but sometimes they provide additional regulation. 
Therefore, it is particularly important to understand not 
only the deed restrictions but also what other types of 
restrictions or zoning ordinances are applicable to the 
development. 

Other Restrictions 

There are numerous other restrictions that can af
fect you, such as the encouragement to use a particular 
contractor in the building of a home or road or the in
stallation of a sewerage or water system. Some develop
men ts require specific types of sewerage disposal sys
tems or that a specific type of water system be installed 
or that a specific type of road surface be maintained 
within your property. Some state governments have 
specific requirements for individual family utility sys-



terns, and the sales representative may forget to mention 
these unless you ask. 

VERIFY THAT WHAT YOU WERE TOLD 
IS WHAT YOU WANT 

Verifying some points is difficult. For example, if 
you are told that there is a sewage line to every lot in 
the development, it may be difficult to verify unless you 
request to review the engineering drawing of the facility. 
Quality construction of streets and roads is difficult to 
verify. One of the best ways to do this is to check with 
some of the neighbors in the development who are will
ing to talk to you about construction and maintenance. 

Another way to check the validity of information 
is by contracting some of the local agencies in commu
nities near the development. These may include the Co
operative Extension Service of the land-grant colleges 
(in Missouri this would be the University of Missouri 
Extension Centers located i.n each county), the USDA 
agencies (Farmers Home Administration, Soil Conser
vation Committee, Forestry Service), the local housing 
department, the local department of health, the state 
environmental protection agencies, and state agencies. 
You can locate these in the telephone directory. 

CHECK YOUR OWNERSHIP RIGHTS 

Ownership rights vary from state to state. It is dif
ficult to make any type of generalized statements about 
ownership rights because they depend on the laws under 
which the developer incorporated his development and 
the procedures under which he is selling the property. 
These may vary even among developers within any par
ticular state. 

Generally speaking, when you purchase property, 
you purchase only certain rights inherent in the owner
ship of property. You are allowed to use property to the 
extent that it does not create a nuisance to someone 
else and also provided that you do not violate any of 
the deed restrictions or covenants which were attached 
to the property at the time of purchase. 

FINANCING THE PURCHASE 

Most major lake developers have made special ar
rangements for lending money to individuals wanting 
to purchase lots. You should compare their loans with 
other sources. 

The following items discuss the more common ways 
by which property is purchased in lake developments 
throughout the midwest. 

Cash Payment 

If you have the cash, you will be concerned pri
marily with understanding all the legal aspects of pur
chasing the property and insuring that you obtain exactly 
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what you purchased. Insure that arrangements are made 
for the necessary payments of taxes, insurance, special 
assessments, and other types of charges which may be 
levied against the property as the years go by. 

Land Sales Contract 

The land sales contract or contract for deed is a le
gal contract between you and the seller indicating that 
for a stipulated price you will receive a deed for the 
property after the property is paid for. The land sales 
contract normally requires a down payment and monthly 
payments to be paid to whomever holds the land sales 
contract after the agreement is signed. 

For large developments, the corporation which 
owns the lake development will probably keep the con
tract until the lot is paid for, after which time the owner 
of the property will be issued a deed or title to the 
property. 

While the land sales contract has allowed people to 
purchase property over a longer period of time without 
going to the trouble of seeking outside financing, some 
problems can be encountered in a contract for deed. One 
is a stipulation that appears in many contracts for deed 
and states that if you fail to make a payment within a 
30-day period after the payment is due, the property can 
revert to the seller. Although most dealers would not 
be so unscrupulous, they could reclaim the property if 
you overlooked or missed a payment, even after you had 
made payments for several years. 

Conventional Loans 

Conventional loans are the types you normally 
would consider when obtaining money for property 
through a bank or savings and loan association. Lend
ing institutions us-llillly require a down payment of from 
10 to 40 percent, plus sufficient collateral to insure the 
loan. Normally, you can expect to receive lower interest 
rates on this type of loan. 

Buying From Previous Owner 

Buying property from a previous owner can be 
either a most enjoyable and worthwhile experience or 
the end to possible friendship. When buying from a 
previous owner, it is particularly important that you ob
tain the services of an attorney. 

This method does have several advantages: The 
closing costs normally will be lower, the interest rate 
on the first mortgage may be lower than the current 
rate on a new mortgage, and the transaction frequently 
can be closed faster. Also, the chances are that the prop
erty has had quite a few improvements made to it. Even 
though you may ,be required to pay a premium to get 
these improvements, you still may be able to get them 
for less money than if you do them yourself. Such sellers 
frequently are helpful in filling you in on many of the 



problems and concerns that you will need to face as you 
begin to develop your property. 

However, there are some special agreements that 
need to be made prior to the time that lake property is 
purchased from a previous owner. For example, agree
ments must be made as to who will pay the property 
tax or other costs related to the sale. 

The key word in purchasing from another owner is 
attorney. Retain one and allow him to act as an in
between man for you as you prepare the legal paper
work for the purchase. 

Loans From Government Agencies 

There are several agencies of the federal government 
that will make loans on property in rural areas. Not all 
lake developments are eligible to receive these loans; 
their property may not have been approved by the par
ticular agency or approval may not have been requested. 
If you buy into a development that has loan guarantees 
available from agencies such as the Farmers Home Ad
ministration, the Federal Housing Administration, and 
the Veterans Administration, it means that these agen
cies have required the developer to meet some rigid tests, 
which may enhance the prospects of your making a sat
isfactory purchase. 

However, these agencies do not make loans to 
everyone. Some agencies have the requirement that the 
property be used as a primary residence or other special 
requirements. But even though you may not take ad
vantage of one of these loans, if they are available it is 
a good indication that the development has met certain 
requirements. 

Refund Policies 

Refund policies should be completely understood 
prior to the time that any contract or purchase is made. 
One of the best ways to insure that you understand the 
refund policy is to have an attorney check the develop
ment for you. It is also wise to insure that the developer 
has provided, in writing, t_he exact criteria by which he 
will provide a refund. 

There are a number of reasons why you may want 
a refund. One is that something may have been pictured 
to you in such a way that it did not meet yqur expecta
tions. The site you selected may not fit your needs to 
the extent that you thought it would at the time of pur
chase. Thus, you should insure that there is some ar
rangement whereby you can exchange that lot for another 
lot and that you will be guaranteed a certain amount of 
refund on your lot to apply to another. 

OTHER ASPECTS OF BUYING 
AND OWNING PROPERTY 

As soon as you sign a sales contract, you become a 
party to a binding agreement for both the buyer and the 
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seller. Whether it is called an offer, binder, earnest 
money agreement, or any other name, it still spells out 
that you have agreed to certain terms and if met you 
will be obligated to make the purchase. 

Again, it is very important, unless you are familiar 
with all of the legal statements involved, that you should 
seek the advice of an attorney. He can see that you un
derstand the property rights you purchase, check to in
sure that the title is clear, that you will receive a legal 
document free of liens, and explain the fees and stipu
lations that come with the purchase of property. 

Initial Sales Contract 

Initial sales contracts should cover all of the impor
tant matters of the purchase, such as purchase price, 
down payment, type of financing, description of the 
property, other items being sold with the property, the 
way the title will be conveyed to the new owner, the 
fees to be paid imd who will pay them, the amount of 
deposit, conditions under which the seller and buyer 
can void the contract, the settlement date, and so forth. 

Easements 

Easements are another legal tool that you should 
know about. In any property purchase, easements can 
be granted for telephones, driveways, electrical and other 
utility services, roads and other land uses. Easement 
rights can increase as a result of continued unauthorized 
use over a specific period of time fixed by state laws. 

All easements should be in writing and be restricted 
to a fixed time period. When there is no time limit, the 
easement passes on when the property is sold. 

Liens 

A lien is similar to a mortgage against the property. 
It usually is filed by a creditor to obtain payment of a 
debt against either the previous owner or the property 
itself. Local governments can file liens against property 
for the payment of back taxes. Contractors, building re
pairmen, construction materials suppliers, and other 
creditors can also file liens. 

Each state has its own laws concerning liens. In 
most states liens are legal, and the owners have little 
choice other than offer their property for auction or pay 
the lien against the property. This is an important rea-

. son for having a title searched; it can uncover any ex
isting liens. 

Liens filed against lake property are particularly dif
ficult to uncover because there have been cases in which 
the developer himself has not received clear title. He 
may compound the problem by not releasing liens against 
property he has already sold. Problems could arise years 
after the developer has left. The buyer could find that 
someone has taken legal · action against him for a lien 
that was not released at the time the property was sold. 



Obtaining a Clear Title 

A major objective in the purchase is to secure a 
title that is unencumbered and one which you can pass 
on to other people in the event you decide to sell. 

A person receives title to property through a legal 
instrument known as a deed or title, which should be 
recorded in a local land office serving the area around 
the development (in Missouri this would be the County 
Recorder of Deeds). 

Deeds vary in degree of responsibility assumed by 
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the seller for defects in the title that may come to light 
after the sale. The best deed is called a general warranty 
deed, in which the seller warrants that he will defend the 
title against lawful claims. The weakest type of deed is 
called a quitclaim deed, in which the seller makes no war
ranties, but merely gives whatever interest in the prop
erty he may have. 

The best way to protect your property title is to ob
tain title insurance at the time of purchase. Working 
with a realtor as you purchase the property will also 
provide a means of helping insure a clear title. 
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CHECKLIST OF ITEMS TO CONSIDER 

The following checklist also serves as a summary for the Buyer's Guide. The im
portant points from each chapter of the Guide are presented as questions to serve as 
both a review and a quick reference for more informed purchasing. 

Use the blank to the left to check each question as you discuss a development 
with your family or a sales representative. 

Your Decision to Look 

_ _ Have you considered some of the reasons 
why you would like to live in a rural 
area? 

_ _ Have you seriously considered why you 
want to purchase property in a lake de
velopment? 

_ _ Have you decided how you plan to use the 
property after you make a purchase? 

_ _ Have you considered the changes that may 
be required in your past lifestyle? 

_ _ Have you considered the social implications 
of rural living? 

_ _ Have you considered your recreation and 
leisure-time desires? 

__ Have you considered the cost of assessments, 
charges and fees, taxes, and maintaining 
more than one property? 

Selecting a Development 

__ Have you made plans to look at more than 
one lake development? 

_ _ Have you decided on a price range? 

__ Is there a property report and have you 
carefully studied it? 

_ _ Is the property accessible to: primary resi
dence, employment location, shopping facil
ities, entertainment facilities, public trans
portation? 

__ Does the lake development have a property 
owners' association? If so, does the associa
tion offer individual participation; what 
is its legal status-nonprofit corporation, 
etc.; what are the annual assessments or 
dues; what are the special assessment poli
cies; what is its relationship with the de
veloper? 
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__ What are the relationships of the develop
ment with the local county and township 
governments? 

_ _ Have you investigated the quality of the 
dam, lake, and environment? 

__ Have you checked the lakeshore codes and 
their provisions to determjne who will 
maintain the lake and insure its suitabil
ity for use in the future? 

__ What types of water-based and other rec
reational facilities are provided, and do 
they meet your long-range goals? 

_ _ Is there sufficient open space around the 
recreational facilities to insure that you 
will have access to them in the future? 

_ _ Is there a set of complete recreation plans 
with sufficient control to insure continued 
development in the future? 

__ Have you carefully checked out the water 
system, solid waste disposal system, sewer
age system, electrical facilities, gas or heat
ing facilities, telephone facilities, and road 
systems and who maintains them? 

_ _ Have you determined what public services 
are provided, who provides them, and how 
much they cost? These should include police 
and security, fire protection; ambulance 
service; educational, medical, shopping, 
entertainment, church, and mass media 
facilities. 

__ Are you agreeable to the lot and building 
standards and restrictions, and are they 
sufficient to insure protection of your prop
erty in the future? 



__ Have you considered the financial aspects 
of purchasing specific lake development 
property, such as costs and charges for 
hook-ups and services, assessments, taxes, 
and insurance; construction costs, main
tenance, and upkeep; investment consider
ations and resale value; contractual con
ditions required as a result of the pur
chase? 

__ Have you looked at the development dur
ing different seasons of the year? 

__ What procedure must be followed to ob
tain a connection to the electrical system? 
Water system? Sewerage system? 

__ Will the present telephone communication 
system be adequate for future expansion? 

__ How many television stations can be re
ceived? 

_ _ Is a cable television system provided? 

__ Is there a local newspaper, and what type 
is it-daily, weekly, or monthly? 

__ Is natural gas provided to the develop
ment? What are the rates? 

__ Is LP or bottled gas provided? What are 
the rates? 

_ _ Will gas service and supplies be adequate 
for future needs? 

__ Is fuel oil available? What are the rates? 
Will it be available for future needs? 

__ Are solid waste and garbage disposal 
provided? What are the charges for this 
service? 

__ Is a sheriffs deputy located near the lake 
development? Does the sheri Ifs department 
patrol the development frequently? 

__ Are permits required for guests to visit 
you? 

__ Is policing furnished for water patrol and 
safety by some type of security guards? 

__ Is there some type of entrance security in 
the development? 

__ What fire protection facilities are avail
able to the lake development? 

__ What is the distance to the nearest hospi
tal? 

__ How many doctors, dentists, and other 
medical professionals are available? 
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__ Where is the nearest ambulance service? 

_ _ What is the name of the local school dis
trict, what is its rating or classification, 
and what is the tax assessment? 

__ Is school bus service provided to the devel
opment? 

Selecting Your Lot 

__ Does the particular lot or site suit your 
needs and financial abilities? 

__ Is the srze of lot adequate for your present 
and future needs? 

__ Does the topography of the land meet your 
needs, and is it suitable for construction 
of a home? 

__ Is the soil suitable for growing a lawn, 
raising a garden, or placing a small sewer
age disposal facility in it? 

__ Is there suitable access to recreational fa
cilities in the development? 

__ What is the estimated development cost of 
the particular site? 

__ What is the location of the site in refer
ence to other public lands? 

__ Does the existing land use ne4r your site 
meet your expectations and future desires? 

_ _ Will the site maintain its back-to-nature 
look in the future, or will it become an 
urban subdivision? 

Making Your Purchase 

__ Have you done the following: Read and 
understood the property report, deed re
strictions or covenants on the property, 
other restrictions or zoning requirements 
stipulated by the local unit of government; 
gained a complete understanding of your 
ownership rights? 

__ Have you looked at the alternatives for 
financing your lot, such as buying for cash, 
buying by land sales contract, obtaining a 
conventional loan, obtaining a loan from 
state or federal agencies, or buying from 
a previous owner? Do you understand the 
refund policies of the development? 

__ Do you clearly understand all of the var
ious assessments and charges that can be 
levied against your property? 



__ Have you insured that your deed is prop
erly recorded and that there are no leins, 
previous mortgages, or assessments against 
the property? 

__ Have you purchased title insurance for 
the property? 

__ Are sufficient escrow funds or bonds set 
aside to help guarantee completion of the 
planned development? 

__ Are other assurances provided that help 
insure that facilities and services will be 
completed? 

__ What protection is provided in the event 
the developer declares bankruptcy and a 
mortgage lender acquires a lein on the en
tire project? 

__ Have you reviewed state laws and regu
lations affecting such a development? 

If you have answered all of the questions in this and the preceding 
sections to your satisfaction, your chances of making a satisfactory pur
chase should increase. 

ADDITIONAL SOURCES OF HELP FOR CONSUMERS 

The following agencies and organizations can assist purchasers of property in rural areas. If the 
agency does not have an office in your area, you can write to the national office listed below. 

U.S. Department of Agriculture Agencies 

Farmers Home Administration: Home loans to qualified individuals purchasing property in rural 
areas, as well as technical advice and assistance on the purchase of rural property. 

National headquarters address: State address: 

Administrator 
Farmers Home Administration 
U.S. Department of Agriculture 
Washington, D.C. 20250 

Farmers Home Administration 
Parkade Plaza 
Terrace Level 
Columbia, Missouri 65201 

Soil Conservation Service: Information on soils and surface water control on rural property. 

National headquarters address: State address: 

Administrator Soil Conservation Service 
Soil Conservation Service Parkade Plaza 
U.S. Department of Agriculture P.O. Box 459 
Washington, D.C. 20250 Columbia, Missouri 65201 

Agricultural Stabilization and Conservation Service: Assistance to prospective landowners by 
providing access to maps and aerial photographs. 

National headquarters address: State address: 

Agricultural Stabilization and 
Conservation Service 

U.S. Department of Agriculture 
Washington, D .C. 20250 

Agricultural Stabilization and Conservation Service 
I. 0. 0. F. Building 
10th and Wal nut Streets 
Columbia, Missouri 65201 

Cooperative Extension Service: Provides resources through state land-grant universities and assists 
people with bulletins and information concerning buying rural property and the problems involved 
with rural property. 

National headquarters address: State address: 

Extension Service 
U.S. Department of Agriculture 
Washington, D.C. 20250 

Cooperative Extension Service 
University of Missouri 
309 University Hall Columbia, Missouri 65201 
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U.S. Department of Housing and Urban Development 

Federal Housing Administration: Insures lenders against loss on loans used to purchase or build 
housing. 

National headquarters address: State address: 

Director 
Office of Unsubsidized Insured 

Housing Programs 
U.S. Department of Housing 

and Urban Development 
Washington, D.C. 20410 

Federal Housing Administration 
Dept. of Housing and Urban 
Development 
210 North 12th Street 
St. Louis, Missouri 63101 

Interstate Land Sales: Provides consumer protection to citizens who have been unfairly treated in 
land sales. Can also provide assistance on legal problems and property reports for many develop
ments throughout the United States. 

National headquarters address: 

Office of Interstate Land Sales Registration 
U.S. Department of Housing and Urban Development 
Washington, D .C. 20410 

Other Agencies 

U.S. Geological Survey: Provides topographic maps which are sold through state geological survey 
offices. The U.S. Geological Survey and Water Resources Branch also has offices in each state and 
provide hydrologic information. 

National headquarters address: 

Geological Survey 
U.S. Department of the Interior 
Washington, D.C. 20244 

State address: 

U.S. Geological Survey 
Topographic Division Regional Office 
Ninth and Pine Streets P.O. Box 133 
Rolla, Missouri 65041 

Environmental Protection Agency: Provides general information to citizens concerned about the 
environmental aspects of rural land development. 

National headquarters address: State address: 

Environmental Protection Agency 
Washington, D.C. 20460 

Environmental Protection Agency 
Region 7 

1735 Baltimore Avenue Room 249 
Kamas City, Missouri 64108 

Department of Health: Their concern is with health aspects of rural land development and water 
systems. 

National headquarters address: 

Bureau of Community Environmental Management 
Department of Health, Education, and Welfare 
Parklawn. Building 
Fishers Lane 
Rockville, Maryland 20852 

State address: 

Division of Health 
State of Missouri 
Broadway State Office Building 
Jefferson City, Missouri 65101 

State Environmental Control Agencies: The exact names vary from state to state, but these agencies 
can answer questions on sewerage systems, air quality, and pollution laws. 
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State address: 

Missouri Clean Water Commission 
P.O. Box 154 
Jefferson City, Missouri 65101 



Federal Information Center: Provides a single point in major metropolitan areas for you to ask 
questions about federal agencies and to request information. 

Address: Check your telephone book under "Government, United States, Federal Information 
Center." ( Many calls are toll free.) 

Community Organizations 

Many communities have local organizations which are able to assist consumers in the purchase of 
rural property. Information and assistance can be provided by organizations such as : 

Chamber of Commerce 

Better Business Bureau 

Local Realtors Organizations 

Planning and Zoning Commissions 

Selected Books and Periodicals 

Buying Country Property: Its Pitfalls and Pleasures, Irving Price, Harper and Row, 1972. 

Buying Country Property, Herbert R. Moral, Bantam Books, 1972. 

How to Buy Vacation Property, Mel and Susanne Robbins, 164 Milk Street, Boston, Massachusetts. 
02109, 1968. 

1967 Yearbook of Agriculture, Second Homes, Hugh A. Johnson, pp. 270-5. 

Buy a Vacation Home of Your Own, Changing Times, August, 1971. 

A Guide for Buying Lakeshore Property, Minnesota Department of Natural Resources, University of 
Minnesota. 

Real Estate Lakes, Circular 601-G, David A. Rickert and Andrew M. Spieker, U.S. Geological Survey, 
Washington, D.C. , 20242, 1971. 

ABOUT THIS PUBLICATION 

Professional Extension field staff employed by the University of Missouri 
Extension Division's Community-Public Sector Program worked on the project 
in cooperation with faculty members from the University of Missouri campuses 
at Columbia, St. Louis, and Rolla. 

The project included the assembling of information from agencies, other 
universities, and organizations in the United States and Canada. The applica
bility of this information was tested in an area 65 miles in radius of St. Louis. 
Through a procedure of field checks, efforts with local governments, realtor's 
association, developers, and citizens' opinion survey, a series of consumer pub
lications was prepared. 

This Buyer's Guide, as well as a publication titled A Checklist for Buying 

Property in Small Lake Developments (a pocket size publication with a checklist 
to assist the consumer in making a purchase decision), can be obtained from 
University of Missouri County Extension Centers or by writing: Publications, 

B9 Whitten Hall, University of Missouri , Columbia, Missouri, 65201. The 
Checklist sells for 50 cents. 

Issued in furtherance of cooperative extension work, acts of May 8 and June 30, 1914, in cooperation with 
the United States Department of Agriculture. Carl N. Scheneman, Vice-President for Extension, Co
operative Extension Service, University of Missouri, Columbia, Mo. 65201. The University of Missouri
Columbia is an equal employment and educational opportunity institution. 
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