TOWN OF BANFF
ORDER OF BUSINESS

Regular Council Meeting
Town of Banff Council Chambers
Monday, April 13, 2015 at 2:00 p.m.
1.0

CALL TO ORDER

2.0

PUBLIC HEARINGS
2.1
Procedures

3.0

2.2

Bylaw 346 – Land Use Bylaw Amendment – Existing Commercial Gross Floor Area
Transferability

2.3

Bylaw 347 – Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer
Fees

APPROVAL OF AGENDA
3.1
Regular Meeting Agenda
Recommendation:
That council approve the agenda for the April 13, 2015 regular meeting of council.
3.2

4.0

For Information: 2014 Council Priorities and 2015 Council Workplan

ADOPTION OF PREVIOUS COUNCIL MINUTES
4.1
Minutes of the March 23, 2015 Regular Meeting of Council
Recommendation:
That council adopt the minutes of the March 23, 2015 regular meeting of council.

5.0

DELEGATIONS

6.0

PUBLIC INPUT ON AGENDA ITEMS
6.1 Eva & Paul Sylvestre (added April 13, 2015)

7.0

UNFINISHED BUSINESS
7.1
Bylaw 346 – Land Use Bylaw Amendment – Existing Commercial Gross Floor Area
Transferability (Removed)
Recommendation
That council give second and third readings to Bylaw 346.
7.2

7.3

Bylaw 347 – Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer
Fees (Removed)
Recommendation:
That council give second and third readings to Bylaw 346.
View Sheds Protection Guidelines Report (verbal report)
Re: Motion COU15-39
Moved by Councillor Olver that council postpone the vote on motion COU15-38 until after council has
received the report on view sheds protection guidelines presented to the Municipal Planning Commission
by Planning and Development.

CARRIED
Christensen, Karlos and Sorensen opposed

Motion COU 15-38: Moved by Councillor Karlos that council direct administration to return with a
report outlining options for establishing guidelines for the protection of valued view sheds.
8.0

BYLAWS AND STAFF REPORTS
8.1
Request for Decision: Bylaw 55-9 Supplementary Assessment Bylaw
Recommendation:
That council give three readings to Bylaw 55-9 – 2015 Supplementary Property
Assessment Bylaw.
8.2

Request for Decision : Trial for Transforming Bear Street into as Shared Road (Woonerf)
Recommendation:
i) That council approve a 3-year trial project for the Bear Street shared road in the
amount of $99,000 for 2015 to be transferred from the existing Bear St Woonerf
capital project with a $49,000 reduction in design costs in 2017 and a $50,000
reduction in construction costs in in 2018. Operational costs of $17,200 to be
funded from the Budget Stabilization Reserve for 2015. 2016 and 2017 operational
costs will be brought back to the operating budget in 2016.
ii) That council endorse the temporary use of the Bear Street parking lot for the
operation of the Banff Farmers Market on Wednesdays for 16 consecutive weeks
from June 10 through to September 23, 2015.

8.3

Request for Decision: Roam Transit Route 1 Sulphur Mountain Service
Recommendation:
That council provide direction from one of the following options:
i) That council approve the doubling of the Route 1 Sulphur Mountain transit
service to provide a 30 minute service between June 27 and September 7, 2015
with funding to be provided from a combination of unspent funds from the
proposal to increase service on the Banff-Canmore regional route ($29,796) and
from the budget stabilization reserve ($19,204).
ii) That council direct administration to take no action and leave the Route 1 Sulphur
Mountain service unchanged at a 55 minute frequency between June 27 and
September 7, 2015.

8.4

Briefing: Compensation Review Update
Recommendation:
That council receive the report as information.

8.5

Briefing: Enforcement Update – Unauthorized Commercial Accommodation Units
Recommendation:
That council receive the report as information.

9.0

COMMITTEE REPORTS
9.1
For Information: Minutes of the February 26, 2015 meeting of the Bow Valley Regional
Housing Board
9.2
For Information: CRP Board of Directors Council Update – March 20, 2015
9.3
For Information: Minutes of the February 26, 2016 meeting of the Municipal Planning
Commission

10.0

CORRESPONDENCE
10.1 For Information: Bow Valley Winds Music Association: Final Report of 2015 Municipal
Grant

10.2

For Information: Letter from the Residents, Businesses and Commercial Property Owners
of Bear Street (December 2014)

11.0

NEW BUSINESS

12.0

PUBLIC INPUT ON AGENDA ITEMS

13.0

ADJOURNMENT
Agenda prepared by: Tara Johnston-Lee

All recommendations as presented are for discussion purposes only, and should not be considered as the opinion or direction of
council.

2.1

Public Hearing Process
1. Call to Order
The Mayor will call the meeting to order and state the purpose of the public hearing. The
Mayor will ask administration to confirm that the required advertising and notice of
hearing requirements have been met.

2. Staff Report
A member of administration will provide a brief context for, and background of the bylaw.
The content of the bylaw is not discussed at this point.

3. Public Submissions – Verbal
The Mayor will call on the people who have registered to speak. The Mayor will determine
the order of speakers. All members of the public that wish to speak shall be afforded an
opportunity to speak. All speakers shall be given a 5 minute time frame. Speakers may
indicate if they are supportive, not supportive, or neutral to the bylaw.
The public hearing may be adjourned to a later time and date to accommodate all members
of the public that wish to speak. Members of council will ask questions of clarification if
required.

4. Public Submissions - Written
The Mayor will ask the recording secretary if any written submissions, not included in the
agenda package, were received. These names of those providing the public submissions
will be read into the record and the written submissions will be added to the public record.

5. Council Question Period
Council may ask questions of clarification to administration or those in attendance.

6. Adjournment
The Mayor will close the public hearing.
After the public hearing is closed Council is not permitted to receive any further
submissions regarding the bylaw.

2.2

REQUEST FOR DECISION
Subject: Bylaw 346 – Land Use Bylaw Amendment – Existing
Commercial Gross Floor Area Transferability
(Repeal of Bylaw 321)
Presented to: Council

Date: March 9, 2015

Submitted by: Darren Enns, Senior Planner

Agenda #: 7.1

RECOMMENDATION
That council:
i) give first reading to Land Use Bylaw Amendment – Existing Commercial Gross Floor Area
Transferability;
ii) schedule a public hearing for Monday, April 13, 2015 at 2:00 p.m.
BACKGROUND
Reason for Report
The Land Use Bylaw has incorporated a provision for the transferability of Commercial Use
Development Allotments (CDAs) since 2005. In 2013, Council gave three readings to two different
Bylaws which addressed the issue of Commercial Growth Management and transferability. These
were:
•
•

Bylaw 320 which permitted the transfer of Commercial Use Development Allotments
(CDAs) between properties; and,
Bylaw 321 which permitted the transfer of existing Commercial Gross Floor Area (GFA)
from one property to another.

Both Bylaws received three readings from Council, but only Bylaw 320 was approved by the
Minister of the Environment. As Bylaw 321 did not receive Ministerial approval, it is not in force.
Since 2013, Bylaw 321 has undergone a lengthy review by Parks Canada and their legal counsel, and
has provided us with direction on how potential amendments could alleviate Ministerial concerns
around the Bylaw. These changes have been incorporated into Bylaw 346 which will have the effect
of repealing and replacing the previously approved Bylaw 321.
Summary of Issue
The ability to move existing Commercial Gross Floor Area from one site to another is a simple
concept, but creates a number of complexities which must be addressed in order to ensure the goals
of both the community and the private parties involved are addressed. Administration believes that
the core issues of the concept are as follows:
1.
2.
3.
4.

What floor area qualifies for a transfer?
What becomes of the donating floor area?
What is the impact on privately-owned heritage buildings?
What about the commodification of transferable space?

This report will attempt to address these four key issues.
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Current Situation
Currently the Land Use Bylaw does not envision the transference of existing Commercial Gross
Floor Area (GFA). When existing Gross Floor Area is demolished, it is permitted to be reinstated in
the same amount.
Eligible Commercial Gross Floor Area
Establishing a clear set of criteria for transferring existing Commercial Gross Floor Area is an
important first step in any legislative amendments. The transference of existing Commercial Gross
Floor Area must involve a “donating” or source property, and a “receiving” or destination property.
Each of these properties must exist within one of Banff’s six commercial land use districts. Some
basic rules which administration believes should underpin any transfer process include:
1. The receiving property must be able to accommodate the donated floor area under the
Land Use Bylaw’s density regulations;
2. The transfer of floor area must occur within the legislated commercial growth cap; and,
3. The transfer process must be as open, transparent, and appealable as with the current
Development Permit process.
The question of “what is available to transfer” is intended to be addressed partly through a
subsequent Council or administrative policy. Once the potential pool of existing Commercial Gross
Floor Area is established it appears logical that this pool would be available for commercial use,
either on the existing site or through a transfer to another site.
The Donating Property
Supposing that eligible donating space has been identified and a receiving property has been found,
the next issue to address is what becomes of the donating property. It is administration’s belief that
two potential outcomes exist; Conversion or Demolition. Each have their own unique set of
considerations.
Conversion
Conversion is the process of converting the donating space to another use which does not fall under
the umbrella of “Commercial Use”. Two possible conversion avenues exist:
1. Conversion to a land use which does not require a Commercial Use Development
Allotment; or,
2. Conversion to a GFA exempt space.
Conversion to Non-Commercial Use
The first route is to convert the donating space to a non-commercial use. The Land Use Bylaw
defines Commercial Use as:
Commercial Use means any land use, except housing or institutional or government service, which is a
permitted or discretionary use in a Commercial District.
This definition is used to by Administration to interpret what uses require a Commercial
Use Development Allotment (CDA) and clearly exempts specific uses (housing, institutions,
government) from requiring a CDA.
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The approval mechanism for such a conversion would be a Change of Use, with an accompanying
legal instrument to be registered on title (see below). Tangible examples of how this scenario
might be employed are below.
Scenario 1. A hotel converts 20 guest rooms totaling 500 sq. m. into staff
accommodation. The property owner then transfers the 500 sq. m. to another hotel site to
build guest rooms. In this situation it is possible that no physical changes will occur on the
donating site, other than those of an internal (or “fit-out”) nature.
Scenario 2. A commercial property owner converts 1,000 sq. m. of third floor offices to a
government service 1 (e.g. courthouse) and then transfers the same floor area to another
property. No physical change to the donating property occurs. The subject third floor
offices are sterilized from future conversion back into the commercial fold, however may
continue to be used as another government service, or converted into a residential use.
In both of the above scenarios, the first regulatory mechanism to ensure future compliance is the
Change of Use permission issued by the Town of Banff (the “D.P.”). Administration is also
recommending that a restrictive covenant be registered on the title of the donating property
specifying the area to be transferred and its inability to be converted to future commercial use, as
recommended by Parks Canada (see below).
Gross floor Area Exempt Conversion
The second conversion scenario is one where the existing Commercial Gross Floor Area is changed
to a use which is exempt from the definition of Gross Floor Area (GFA). Parts of a building which
are exempt from GFA do not require a Commercial Use Development Allotment (CDA) under the
GFA and FAR definitions (author’s emphasis):
Gross Floor Area means the total floor area of all storeys and basement levels of a building with a clear
ceiling height of 1.8 m or more, contained within the outside of the exterior and basement walls or glazing line
of windows, but excluding enclosed or unenclosed parking areas, garbage and loading rooms, and floor
areas and vertical penetrations devoted exclusively to mechanical or electrical equipment servicing the
development.
Floor Area Ratio (or F.A.R.) means the numerical value of the gross floor area on all levels of all
buildings and structures on a site, divided by the area of the site except that all or part of a basement may
be excluded by a Development Approving Authority where:
a) the basement is used for storage, service rooms, and other accessory uses and does not
include any habitable rooms, commercial accommodation units, retail, or commercial space;
b) the basement does not have direct or independent access to the outside of the building; and
c) the number and size of windows in the basement is extremely limited.
The approval mechanism for a GFA exempt conversion would be a Change of Use, with an
accompanying legal instrument to be registered on title (see below). Tangible examples of how this
scenario might be employed are below.
Government Services means municipal, provincial or federal government services provided directly to the public. This does not include protective and
emergency services, utility services, general administrative services, and public education services. Typical uses include taxation offices, courthouses, post office,
employment offices, public washrooms, and social services.

1
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Scenario 1. A retail building converts a basement retail space to storage. The floor area
associated with the former retail space may then be transferred to another site. Physical
changes associated with the donating property are limited to the removal of the tenant
space. The subject space is sterilized from future conversion back into the commercial
fold.
Scenario 2. As part of a redevelopment, a hotel converts a basement restaurant to an
enlarged mechanical / electrical facility. The associated floor area then becomes available
for transfer.
Again, the same regulatory mechanism (restrictive covenant) would be put in place to ensure future
compliance.
Demolition
Demolition is another, extreme route with which a donating property may remove existing
Commercial Gross Floor Area from the municipal inventory. Demolition is the clearest method of
removing floor area, but also the one which brings with it the need for a thorough review.
Currently, when a building is demolished in Banff the associated Commercial Gross Floor Area is
permitted to be reinstated on-site. A real-world example would be the Husky site where the previous
service station building will be permitted to be reinstated on-site once a Development Permit has
been obtained. However, there is no mechanism to permit this floor area to be moved to another
site.
Administration believes that there are opportunities where demolition / transference may be
successful. However an errant decision has the potential to significantly affect the character of our
commercial landscape and therefore this path should be treated with an abundance of caution.
Bylaw 346 attempts to identify areas of potential concern and mitigate their impacts. In order to
better understand the particulars of the amending Bylaw, Administration has provided a clause-byclause summary of the bylaw below:
9.5.3 Gross Floor Area located within a building in a commercial land use district is eligible for transfer under the
following conditions:
a. It was approved by a developing approving authority such as the Town of Banff or Parks Canada and
complies with the current definition of Gross Floor Area (GFA);
b. It is located within a commercial land use district, subject to the provisions of this section;
c. It is not recognized under Federal heritage legislation, such as a National Historic Site, Heritage Railway
Station (subject to 9.5.4), or other similar federal legislation;
d. It is not listed as a Heritage Property under this section; and,
e. It complies with any Council or administrative policy regarding the calculation of existing commercial gross
floor area.
Section 9.5.3 is intended to spell out eligibility for existing Commercial Gross Floor Area to be
transferred. It functions in concert with a proposed Council Policy on calculating existing
Commercial Floor Area Credits.
Point (a) ensures that only approved floor area is eligible. This ensures that unauthorized
development is not eligible for a transfer.
Point (b) clarifies that only floor area within a Commercial land use district is eligible.
Council: Existing Commercial Gross Floor Area Transferability
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Point (c) omits the ability to transfer gross floor area from federally recognized heritage structures
within our commercial land use districts (Banff Springs Hotel & CPR Station). This is intended to
clarify that altering critical heritage structures (either by demolition or use) is not possible under this
Bylaw.
Point (d) omits the ability to transfer existing Commercial Gross Floor Area from ‘A’ ranked
heritage buildings which are currently not designated under federal or municipal regulation.
Administration believes that this will reduce the pressure to alter important heritage resources which
are currently not protected. This “stick” approach is in contrast to other communities who have
Transfer of Development Rights (TDR) legislation, where it is common to offer an incentive based
approach in tandem with regulation. Administration had initially explored the opportunity to create a
“bonussing” system for landowners of these properties, which would reward Municipal designation
with a 2:1 gross floor area bonus. A tangible example of how this would work would be that once a
property owner municipally “designates” one of our currently unprotected commercial, A-ranked
buildings, they would be able to transfer an equivalent floor area to another property. Unfortunately
the limitations of federal growth management legislation inhibit this.
Point (e) ensures that a consistent interpretation of calculating existing commercial GFA is used
when determining eligibility.
9.5.4 Further to Section 9.5.3, Gross Floor Area located on Donating Properties within the CS (Commercial
Services) land use district may only be transferred to Receiving Properties within the CS land use district.
9.5.5 Further to Section 9.5.3, parcels located within the CR (Railway Lands) land use district are not eligible as
Donating Properties, except for those building areas of the CPR Station noted in Schedule C of 11DP49.
Sections 9.5.4 and 9.5.5 are intended to ensure that only “like-for-like” transfers are permitted.
These provisions omit the ability to transfer floor area from within our industrial districts (CS or
Compound, and CR or Railway Lands) to other visitor-oriented land use districts. The one
exception would be the 1970s and 1980s additions to the CPR Station which are slated for removal
as part of Development Permit 11DP49.
9.5.6 Further to Section 9.5.3, no Gross Floor Area shall be transferred from or to the CD land use district,
which in the opinion of the Development Approving Authority:
• permits the following uses to be located at-grade and visible to a public roadway other than a lane:
o enclosed or unenclosed parking;
o garbage and loading rooms; or
o mechanical or electrical equipment.
• is incompatible with the scale, massing and rhythm of buildings along the street in accordance with Section
3.2 of the Banff Design Guidelines, or,
• is in conflict with Section 12.3.7(r).
Section 9.5.6 was the result of an amendment made at third reading by Council motion COU13-151:
COU13-151 Moved by Councillor Karlos that council amend motion COU13-149, as amended, by
inserting the words in underline:
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Moved by Councillor Olver that council give second reading to Bylaw 321 – Land Use Bylaw Amendment –
Existing Commercial Gross Floor Area as presented; direct administration to return at third reading with
proposed wording for the protection of the streetscape in the CD land use district; and direct administration to
return with a bylaw for a proposed fee schedule for gross floor area transfers.
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9.5.7 Any donating property where a transfer does not involve demolition must enter into a restrictive covenant or
other similar agreement to the satisfaction of the Development Approving Authority which is registered on title, and to
which any mortgage has been postponed, and indicates that the donating space may not be used for Commercial use in
the future; Parks Canada must be a party to the restrictive covenant or other similar agreement.
Section 9.5.7 is one of two sections of the Bylaw which Parks Canada requested amendments to.
The original 9.5.7 as approved by Council in 2013 read as follows:
9.5.7 Any donating property where a transfer does not involve demolition must enter into a Development
Agreement or restrictive covenant or other similar agreement to the satisfaction of the Development Approving
Authority which is registered on tide and indicates that the donating space may not be used for Commercial use in the
future.
Fundamentally, the changes requested address concerns expressed about the type of legal instrument
used on title, the requirement to elevate this instrument on title above that of a mortgagee, and the
requirement for Parks Canada to be a signatory to the instrument. Administration does not object to
these changes, however the reluctance of a mortgagee to relegate their interest to the proposed
restrictive covenant could present a barrier to some participants.
9.5.8 The amount of Gross Floor Area being transferred will not change as a result of the transfer (1:1); nor will
the transfer increase the total amount of commercial gross floor area permitted under Schedule 4 of the Canada
National Parks Act.
Section 9.5.8 clarifies that there is no increase in GFA as a result of a transfer. Note that this is the
second section where changes were requested by Parks Canada. The original (2013) clause read as
follows:
9.5.8 Subject to this section, the amount of Gross Floor Area being transferred will not change as a result of the
transfer (1:1).
The key change here is adding in a requirement related to the National Parks Act, with the goal being
clarity around compliance with higher level legislation.
9.5.9
a.
b.
c.
d.
e.

Properties listed as “Heritage Properties” for the purposes of commercial transferability are:
Lot 1, Block 1, Plan 6719BC (101 Banff Avenue – Buffalo Block)
Lot 11, Block 1, Plan 6719BC (121 Banff Avenue – George Building)
Lots 1&2, Block 7, 6719BC (202 Banff Avenue – Caribou Corner)
Lot 4, Block 6, Plan 6719BC (207 Banff Avenue – Grizzly House)
Those portions of Lot 21~24, Block 5, Plan 6719BC as indicated on Schedule X (218 Lynx
Street – Melissa’s Restaurant)

Section 9.5.9 lists those commercial properties which contain unprotected “A” ranked heritage
resources which would not be eligible for a transfer. Note that this list excludes properties already
protected via federal heritage legislation or through a Municipal designation. As discussed
previously, these would be the same properties eligible for a “bonussing” system which
Administration believes is unavailable to the Town due to legislated requirements of commercial
growth management.
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9.5.10 An Application Notification Sign is required for any application to transfer existing Commercial Gross
Floor Area. The notification sign must conform to Section 4.4.0 of the Land Use Bylaw. The application shall be
available for public inspection during regular business hours at Town Hall.
9.5.11 The Town of Banff shall keep and maintain, for inspection by the public during normal office hours, a
register of all development permit applications and the decisions made under Section 9.5.0.
9.5.12 An application for the transfer of existing Commercial Gross Floor Area shall be accompanied by
Development Permit applications for both the donating and receiving properties.
Sections 9.5.10, 9.5.11, and 9.5.12 speak to the need for applications to be transparent and complete.
In particular, Section 9.5.11 speaks to the development approving authority being able to see the
“complete picture” of not only what happens to the associated floor area, but also what the outcome
of the receiving property will be.
9.5.13 Decisions on the transference of existing Commercial Gross Floor Area shall be made by the Municipal
Planning Commission and only in concert with the approvals for the associated Development Permits.
9.5.13 speaks to the need for MPC (as opposed to a Development Officer) to make decisions on this
issue. Administration feels that this ensures greater public transparency throughout the process.
Response Options
Council may give first reading to amending Bylaw 346 as presented, defer until additional
information is received, propose amendments, or choose not to pass first reading.
IMPLICATIONS OF DECISION
Budget
There are no significant budgetary implications related to first reading at this time. One aspect of
this legislation that Council may be interested in is the commodification of floor area through the
transfer process. Administration believes (based on examples from other communities) that this is a
likely outcome of any transference system. However, Municipal involvement in the commodification
of floor area transferability has been avoided in this legislation.
Council may direct Administration to seek legal counsel review of Bylaw 346, with associated costs.
Schedule G (Development Fees) of the Land Use Bylaw will require amending should Council wish
to institute a fee. Draft Bylaw 347 has been prepared in conjunction for Council’s review.
Communication
The Municipal Government Act (MGA) requirements regarding advertising for public hearings
would be followed. This subject matter was also available for public review at the 2013 Connect
Open House.
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Banff Community Plan
Local Economy
• Commercial development will occur within the legislated commercial growth cap.
• Establish commercial land use policies and development regulations to ensure Banff
will continue to prosper.
• Encourage capital reinvestment in existing commercial space.
Social
• Encourage the retention, restoration, rehabilitation and re-use of existing heritage
buildings.
ATTACHMENTS
•
Bylaw 346 – Land Use Bylaw Amending Bylaw – Existing Gross Floor Area
Circulation date:

Submitted By:

Reviewed By:

March 2nd , 2015

Darren Enns, Senior Planner

Robert Earl, Town Manager
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Attachment A

TOWN OF BANFF
BYLAW 346
Town of Banff Land Use Bylaw Amending Bylaw – Existing Commercial
Gross Floor Area Transferability
A BYLAW TO AMEND TOWN OF BANFF LAND USE BYLAW WITH RESPECT TO
EXISTING COMMERCIAL GROSS FLOOR AREA TRANSFERABILITY
The Council of the Town of Banff, in the Province of Alberta, duly assembled, ENACTS AS
FOLLOWS:
1. This bylaw may be cited as “Land Use Bylaw Amendment - Existing Commercial Gross Floor
Area Transferability.”
2. Town of Banff Land Use Bylaw, as amended, is hereby amended by:
a) inserting the following as new Section 9.5.0:
9.5.0

Existing Commercial Gross Floor Area (GFA) Transferability
9.5.1

Existing Commercial Gross Floor Area may be transferable to another parcel
or development under the provisions of this section. “Donating Properties”
are those that are the source of transferring Gross Floor Area. “Receiving
Properties” are those that will receive and construct Gross Floor Area.

9.5.2

The transfer of existing Commercial Gross Floor Area shall conform to
Council Policies and Bylaws, and be consistent with the goals and objectives
of the Banff Community Plan.

9.5.3

Except as provided for in s.9.5.4 and s.9.5.5 and s.9.5.6, Gross Floor Area
located within a building in a commercial land use district is eligible for
transfer subject to the following conditions:
a. It was previously approved by a developing approving
authority (Town of Banff or Parks Canada) and complies
with the current definition of Gross Floor Area (GFA) in the
Land Use Bylaw;
b. It is located within a commercial land use district, subject to
the provisions of this section;
c. It is not recognized under Federal heritage legislation, such as
a National Historic Site, Heritage Railway Station (subject to
9.5.4), or other similar federal legislation;
d. It is not listed as a Heritage Property under this section; and,
e. It complies with any Council or administrative policy
regarding the calculation of existing commercial gross floor
area.

9.5.4
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Further to Section 9.5.3, Gross Floor Area located on Donating Properties
within the CS (Commercial Services) Land Use District may only be
transferred to Receiving Properties within the CS Land Use District.

9.5.5

Further to Section 9.5.3, parcels located within the CR (Railway Lands) Land
Use District are not eligible as Donating Properties, except for those building
areas of the CPR Station noted in Schedule C of 11DP49.

9.5.6

Further to Section 9.5.3, no Gross Floor Area shall be transferred from or to
the CD land use district, which in the opinion of the Development
Approving Authority:
•

permits the following uses to be located at-grade and visible to a
public roadway other than a lane:
o enclosed or unenclosed parking;
o garbage and loading rooms; or
o mechanical or electrical equipment.

•

is incompatible with the scale, massing and rhythm of buildings
along the street in accordance with Section 3.2 of the Banff Design
Guidelines; or,

•

is in conflict with Section 12.3.7(r).

9.5.7

Any donating property where a transfer does not involve demolition must
enter into a restrictive covenant or other similar agreement to the satisfaction
of the Development Approving Authority which is registered on title, and to
which any mortgage has been postponed, and indicates that the donating
space may not be used for Commercial use in the future; Parks Canada must
be a party to the restrictive covenant or other similar agreement.

9.5.8

The amount of Gross Floor Area being transferred will not change as a result
of the transfer (1:1); nor will the transfer increase the total amount of
commercial gross floor area permitted under Schedule 4 of the Canada
National Parks Act.

9.5.9

Properties listed as “Heritage Properties” for the purposes of commercial
transferability are:
•

Lot 1, Block 1, Plan 6719BC (101 Banff Avenue – Buffalo
Block)

•

Lot 11, Block 1, Plan 6719BC (121 Banff Avenue – George
Building)

•

Lots 1&2, Block 7, 6719BC (202 Banff Avenue – Caribou
Corner)
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•

Lot 4, Block 6, Plan 6719BC (207 Banff Avenue – Grizzly
House)

•

Those portions of Lot 21~24, Block 5, Plan 6719BC as
indicated on Schedule H (218 Lynx Street – Melissa’s
Restaurant)

9.5.10 An Application Notification Sign is required for any application to transfer
existing Commercial Gross Floor Area. The notification sign must conform
to Section 4.4.0 of the Land Use Bylaw. The application shall be available for
public inspection during regular business hours at Town Hall.
9.5.11 The Town of Banff shall keep and maintain, for inspection by the public
during normal office hours, a register of all development permit applications
and the decisions made under Section 9.5.0.
9.5.12 An application for the transfer of existing Commercial Gross Floor Area
shall be accompanied by Development Permit applications for both the
donating and receiving properties.
9.5.13 Decisions on the transference of existing Commercial Gross Floor Area shall
be made by the Municipal Planning Commission and only in concert with the
approvals for the associated Development Permits.
(b) renumbering subsequent sections and associated references accordingly.
3. If any clause in this bylaw is found to be invalid, it shall be severed from the remainder of the
bylaw and shall not invalidate the whole bylaw.
4. Schedule “H” forms part of this bylaw.
5. Bylaw 321, Land Use Bylaw Amendment – Existing Commercial Gross Floor Area
Transferability; is repealed.
6. This bylaw comes into force after the date of final passing, upon approval and execution by the
Superintendent, Banff National Park, for the Minister of the Environment.
7. The Town Manager is authorized to consolidate Town of Banff Land Use Bylaw, as amended.
READ A FIRST TIME this ___ day of March, 2015.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of ____ , 2015.
READ A SECOND TIME this xx day of month, 2015.
READ A THIRD TIME this xx day of month, 20xx.
Bylaw 346 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
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SIGNED AND PASSED this ______ day of ______________, 20xx.

_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

APPROVED by the Minister of the Environment, by his delegate this ___ day of ______, 20xx:

______________________________
Minister of the Environment/Delegate

Bylaw 346 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability
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202, 216 Banff Avenue
Box 3220
Banff, Alberta T1L 1C8
T 403 762 3438
F 403 762 8101
E ericharvie@telus.net
E ehmanager@telus.net
E ehrealestate@telus.net

April 13, 2015

Town of Banff
PO Box 1260
Banff, Alberta T1L 1A1

Our File: Office

Attention: Mayor and Council
Re:

By-Law 346 – Existing Commercial Gross Floor Area Transferability

I encourage you all to vote in favor of By-law 346 with several suggested amendments.
Generally, By-law 346 is a recognition that it is in the municipality’s interest to keep its existing
Commercial Gross Floor Area operating at its highest and best use. By-law 346 also recognizes
the market will determine the value of existing Commercial Gross Floor Area to be transferred.
Essentially, under Section 346 a Donating Property is transferring a “Permitted Use”, measured
in square footage. A Donating Property is applying for Change of Use and in so doing, the
Donating Property is agreeing not to change the use back to that prior commercial use. When
viewed in that light, By-law 346 will not have ground shaking effects on our community.
I predict that other than a few specific cases, not a lot of existing Commercial Gross Floor Area
will be transferred – although demand from Receiving Properties for commercial floor area will
presumably increase over time.
I have several specific comments on By-law 346 that I ask you consider:
Priority of the Restrictive Covenant – Section 9.5.7 – Legislated priority will (simply stated) be a
headache for all involved with few benefits, if any. Compliance by the Donating Property will be
very difficult as it will require third party Mortgagees to postpone their priority to a municipal
Restrictive Covenant.
Section 9.5.7 only references mortgages. It does not list many other instruments that can be
registered on title that can have the same legal result as a mortgage. Examples of other
instruments are:
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•
•
•
•

Builders Liens
Tax Notices
Certificate of Lis Pendens (lawsuits)
Etc.

The reason Parks Canada wants to have the Restrictive Covenant on title in priority to a
mortgage is that a foreclosing Mortgagee can request the Restrictive Covenant be foreclosed
(ordered) off of title. However, the same applies to these other instruments as they too can
force a sale or transfer against an owner’s wishes and seek a judicial order that other
instruments be discharged from title to allow for the property to be sold.
In my opinion, the risks associated with a Mortgagee foreclosing the Restrictive Covenant off of
title are low - so low that it does not warrant the degree of interference that Section 9.5.7 will
cause to the general (and long standing) procedures used to finance commercial buildings.
Also, as Parks Canada is a named party to the Restrictive Covenant, presumably they would
receive notice of a foreclosure and have opportunity to address that in court.
Finally, the legality of the restriction on use will still exist whether the Restrictive Covenant is
registered on title or not. The Permitted Land Uses and By-laws will all still be alive and
functioning after a Restrictive Covenant is discharged from Title.
Therefore, my recommendation is that the requirement to have the Restrictive Covenant
registered in priority to all mortgages, in Section 9.5.7, be removed.
Protection of Streetscape Section 9.5.6 – I suggest this is not necessary as a Receiving Property
is required by Section 9.5.13 to submit a Development Permit Application concurrent with the
Change of use Application. The Development Permit Application will address the matters that
Section 9.5.6 is addressing. Section 9.5.6 is a “layering” of regulations over-top regulations.
Associated Development Permits to accompany Change of Use Development Application
Section 9.5.13 – The issue with this wording is that it may prohibit assembly of existing
Commercial Gross Floor Area Credits because the Receiving Property may not have enough
square footage credits, at the time of transfer to make a complete Development Permit
Application.
Perhaps granting the Development Authority some discretion to consider Development Permit
Applications that have an open ended “time to develop” or consider incomplete Development
Permit Applications.
Heritage Buildings Exemption (Section 9.5.3 (c) & (d) and Section 9.5.9) – If the goal is to
prevent demolition of Heritage Properties, then the By-law 346 should overtly state no
demolition of the Heritage component of Heritage Buildings is permitted by virtue of transfer of
existing square footage. By-law 346 does not state that as now drafted.
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What By-law 346 is authorizing is transfer of a “permitted use”, measured in square footage.
Currently, Heritage Buildings can apply for a change of use (or rezoning) under the Land Use Bylaw. A real world example would changing the railway Station to Government Services. A case
can be made that residential use or Government Services may actually serve and protect the
value of a Heritage Building better than a commercial use (such as a bar or restaurant). So,
logically it does not follow that a transfer of existing commercial square footage from a
Heritage Building will cause harm to, or diminish the heritage value, of the Heritage Building.
As written, By-law 346 may be viewed by some land owners as a reason not to seek heritage
designation for their Commercial Building.
Accordingly, so long as the Heritage Value of the Building is protected, Heritage Building should
be permitted to transfer existing Commercial Gross Floor Area.
_____________________________
These are my submissions. I confirm I am making these submissions personally and I am not
representing any individual commercial property owner or trade association.
Thank you for considering these proposed revisions.
Yours truly,

Eric Harvie
ESH/lh
enc.
Cc:

Chief Administrative Officer Town of Banff

2.3

REQUEST FOR DECISION
Subject: Bylaw 347: Land Use Bylaw Amending Bylaw - Existing
GFA Transfer Fees
Presented to: Council

Date: March 9, 2015

Submitted by: Darren Enns, Senior Planner

Agenda #: 7.2

RECOMMENDATION
That council:
i) give first reading to Bylaw 347: Land Use Bylaw Amending Bylaw – Existing GFA Transfer
Fees;
ii) schedule a public hearing for Monday, April 13, 2015 at 2:00 pm.
BACKGROUND
Reason for Report
To present an updated development fee schedule that includes a proposed fee for the transference
of existing Commercial Gross Floor Area. Fees set by bylaw may only be amended through an
amending bylaw.
Summary of Issue
The 2015 Financial Plan states that:
Development related functions (building inspection, development approvals, and subdivisions) will be set at
levels for full cost recovery.
The fees and charges as proposed are based on an analysis of projected costs associated with the
review, approval, and enforcement of specific applications, as well as the ongoing administration of
the proposed transference process in general.
Bylaw 346 proposes to allow the transference of existing commercial gross floor area from one
property to another. The Bylaw is currently under consideration for first reading and (as currently
drafted) envisions the following staff commitment for any application:
1. Pre-Application meeting with Town staff to determine eligibility and identify potential
obstacles;
2. Application process and associated administrative review in association with Section 4
(Development Permit Requirements) of the Land Use Bylaw. Note that Bylaw 346 as drafted
requires Development Permit application to be submitted at the same time as an application
to transfer existing commercial gross floor area. Administration views this latter DP
application as a related but distinct application from the transfer application;
3. Drafting and circulation of an administrative report for Municipal Planning Commission
(MPC) review;
4. MPC hearing and associated staff presentation and related administrative time including post
decision notification and advertising;
5. Appeal process (if required);
6. Ongoing monitoring, public notification, other follow-up and enforcement after approval
and until the end of time. It should be noted that downstream cost recovery for future
registration of caveats is allowed for in the existing fee schedule.
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Because the administrative aspect of this transfer process is ongoing, administration is
recommending that the application fee be set at a higher level to account for both known and
unforeseen future costs. For this reason, administration is recommending a fee of $3,500. Other
costs associated with transferring existing commercial gross floor area, such as those associated with
the drafting, Council and legal review, and public input processes have been netted out of this
analysis.
Other Jurisdictions
Due to the unique nature of Banff’s growth management legislation, administration has been unable
to locate comparables for fees associated with the transference of existing floor area, as well as the
ongoing administration of such a program.
Response Options
Council may give first reading to proposed Bylaw 347 as presented, propose amendments as deemed
necessary or choose not to pass first reading.
IMPLICATIONS OF DECISION
Budget
The proposed fee as presented is based on the principles set out in the 2015 Financial Plan. The fees
collected through the CDA transference program are not anticipated to have a significant impact on
Town of Banff revenues.
Communication
As with all Land Use Bylaw amendments, advertising will be conducted in accordance with the
Municipal Governance Act.
Council Strategic Priorities
The Land Use Bylaw review is a strategic priority of Council.
ATTACHMENTS
• Bylaw 347 - Land Use Bylaw Amending Bylaw –Existing GFA Transfer Fees

Circulation date:
Submitted By:

Reviewed By:

March 2, 2015

Darren Enns, Senior Planner

Robert Earl, Town Manager

Council: Bylaw 347 - Existing GFA Transfer Fees

Agenda #7.2

Attachment A

TOWN OF BANFF
BYLAW 347
Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Gross Floor Area Transfer Fees
The Council of the Town of Banff, in the Province of Alberta, duly assembled, ENACTS AS
FOLLOWS:
1.

CITATION
1.1. This bylaw may be cited as the Land Use Bylaw Amending Bylaw – Existing GFA Transfer
Fees.

2. PROVISIONS
2.1. Land Use Bylaw 31-3, as amended, is further amended by:
a.

Replacing Schedule G in its entirety with Schedule G of this bylaw.

3. SCHEDULE
3.1. Schedule G forms part of this bylaw.
4. REPEAL
4.1. Bylaw 325, Land Use Bylaw Amending Bylaw – Gross Floor Area Transfer Fees is hereby
repealed.
5. ENACTMENT
5.1. This bylaw comes into force after the date of final passing, upon approval and execution by
the Superintendent, Banff National Park, for the Minister of the Environment.
5.2. The Town Manager is authorized to consolidate Land Use Bylaw 31-3, as amended.
READ A FIRST TIME this XX day of, 2015.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this XX
day of XX, 2015.
READ A SECOND TIME this XX day of XX, 2015.
READ A THIRD TIME this XX day of XX, 2015.
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SIGNED AND PASSED this ______ day of ______________, 2015.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

APPROVED by the Minister of the Environment, by his delegate this ___ day of ______, 2015:

______________________________
Minister of the Environment/Delegate

Town of Banff Bylaw 347 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees
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SCHEDULE G – Development Fees
Residential
New Construction

Single detached housing
Duplex housing
Multi-unit residential housing (3 or more dwelling
units)
Accessory building
Additions and Renovations involving an increase in gross floor area
Interior and/or Exterior Renovations involving no increase in gross floor area
Accessory Development –decks, porches, balconies, fences, retaining walls, and
significant landscaping
Accessory Dwelling
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is no charge).
Municipal Planning
Single Detached and Duplex Housing
Commission Surcharge
Multi-unit Housing

$1025.00
$1175.00
$1200.00 +
$110.00/dwelling
$250.00
$350.00+ $1.10/m2
$350.00
$200.00
$550.00
$275.00/variance
$125.00
$375.00

Residential Business
Bed and Breakfast Homes
Bed and Breakfast Renewals
Home Occupations (Type I and Type II)
Home Occupation Annual Renewals
Municipal Planning Commission Surcharge
(original application only – no surcharge for renewals)
Late Application Fee (failure to file the application prior to the permit renewal
deadline

$350.00+ $100.00/guest
room
$150.00
$150.00
50% of current fee
$125.00
$75.00

Commercial
New Development,
Additions or Renovations
involving an increase in gross
floor area

0 – 46 m2
>46 m2 – 465 m2
>465 m2

Interior and/or Exterior Renovations involving no increase in gross floor area
Accessory Building
Transportation Services
Municipal Planning
New development
Commission Surcharge
Renovations and minor additions
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is not charge)
Commercial Growth Management Development Applications
Commercial Development Allotment Transfer
Commercial Existing Gross Floor Area Transfer

$1250.00+ $1.10/m2
gross floor area
$1650.00+ $1.10/m2
gross floor area
$2500.00+ $1.10/m2
gross floor area
$1250.00
$500.00
$1100.00 +
$35.00/vehicle
$650.00
$375.00
$750.00/variance
$500.00
$1400.00
$3500.00

Town of Banff Bylaw 347 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees

Page 4 of 6
Change of use

Permitted use
Discretionary use

$1200.00
$1400.00

Institutional (PB, PE, PP, PS Districts)
New Construction
Additions and Renovations involving an increase in gross floor area
Interior and/or Exterior Renovations involving no increase in gross floor area
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is not charge)
Accessory Building
Municipal Planning
new development
Commission Surcharge
additions and renovations

$1650.00+ $1.10/m2
$1250.00+ $1.10/m2
$550.00
$500.00/variance
$400.00
$375.00
$225.00

Sign Permits
Comprehensive Sign Plan (for new buildings or coordination of multiple signs
on an existing property
Signs
Wall, window, hanging, projecting, menu box,
directory
Canopy or Awning
Freestanding (Bed & Breakfast)
Freestanding (Commercial & Institutional)
Temporary
Inspection Fee (for any sign installed without a permit)
Municipal Planning Commission Surcharge

$675.00 + $35.00/sign
$150.00/sign
$138.00/sign
$275.00/sign
$500.00/sign
$100.00/sign
Double original permit
fee
$125.00

Subdivision (including Condominium Plans)
Residential

up to 10 lots/units
11 or more lots/units

Commercial or Institutional Subdivisions
Road/Thoroughfare Closure
Land Appraisal Surcharge (Where required)

$2400.00+ $220.00/lot
or unit
$2400.00+ $165.00/lot
or unit
$2500.00+ $220.00/lot
or unit
$1850.00+ advertising
costs
Cost

Subdivision Endorsement (final approval)
Residential
Commercial
Other
Bareland Condominium
Condominium

$495.00 + $75.00/lot
$605.00 + $75.00/lot
$495.00 + $75.00/lot
$275.00/unit
$138.00/unit

Town of Banff Bylaw 347 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees

Page 5 of 6

Area Plans
Area Structure Plan
Area Redevelopment Plan

$5,500.00 + advertising
costs
$5,500.00 + advertising
costs

Bylaw Amendment Fees
Amend Area Structure Plan or Area Redevelopment Plan
Amend Municipal Development Plan
Land Use Bylaw Minor Technical Amendments (no change in use or density)
Land Use Bylaw Major Amendments (change in use or density)
Land Use Re-designation (Residential/Institutional)
Land Use Re-designation (Commercial)

$3500.00+ advertising
costs
$7500.00+ advertising
costs
$1700.00+ advertising
costs
$ 3500.00+ advertising
costs
$3500.00 + advertising
costs
$7500.00 + advertising
costs

General/Other Applications
Address Assignment (new or change) - residential, commercial, or institutional
Confirmation of Land Use
Legal Agreement Surcharge (e.g. Development Agreement, Encroachment
Agreement, Restrictive Covenant)
Preliminary Determination of Use
Revised Plans (minor revisions requested after decision has been rendered – the
revision cannot change the overall intent of the development)

$75.00/ unit
$110.00
$450.00/agreement

Special Function Tents
Surfacing Parking Lots

$250.00
$1650.00 +
$35.00/vehicle
$1250.00
$850.00
$750.00

Demolition
Excavation/Stripping/Grading
Utility Projects (including the placement of private telephone lines, gas lines,
power lines and similar
Tree Cutting (no fee for trees deemed hazardous by the Development Officer)
Development Permit Notification Sign (small)

$550.00
50% of current fee (as
part of active
application)

$25.00 for the first tree
& $15.00 for each
additional tree
$20.00
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Compliance Certificates
Single detached and duplex housing
Multi-unit housing (3 or more units)
Commercial/Institutional
Professional Costs for third party review on behalf of the Town of Banff
(e.g. review of applications by lawyers, engineers, architects, or social scientists)
These costs are typically incurred for large or complex projects.

$135.00
$300.00
$300.00
Applicants are
responsible for the cost
of any professional fees
and costs incurred by
the Town with the
review of applications.

File/Research Fees
Administrative Assistant
Planner
Producing Permit/Document Copies (provide paper copies of permits or
other specific documents from either microfiche or image database

$40.00/hr
$60.00/hr
$25.00/1-3 paper
copies
$5.00/additional copy

Other Fees

Development & Subdivision Appeals
Extension and Renewals (for an extension of the period of a
development permit application which has become void
Renewal of Development Permit issued with specified time limitations
where the conditions of approval have not changed
Refund Policy

$100.00
$500.00
75% of the fee
(a) 90% if withdrawn
prior to
commencement of
circulation
(b)Non-refundable
once circulation has
commenced.
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2014 Council Priorities
(2015 Strategic Priority Setting Held March 2-3 – Updated Priorities to Follow)
1.

2.

3.

4.
5.

A Place to Call Home – focus on the recommendations of the community housing task force and work with
partners in the private sector and other levels of government to facilitate new and refurbished housing stock,
right-sized and right-priced for newcomers, temporary workers and permanent residents of all ages.
We are Community – A Re-Affirmation of Words to Live By – focus to rekindle the conversation about taking
pride in our community and leading by example: taking care of each other and being courteous; keeping our
town clean and litter-free; respecting the wildlife; protecting the precious environment; celebrating and
building on our success, every day.
Park and Walk - A Walkable Community – focus is to continue to explore options to increase parking
capacity, preferably without making our residential taxpayer bear the brunt of costly new infrastructure. We
will continue to pilot programs that increase parking availability and improve parking stall turnover, and
commit to those that prove successful. We will continue to encourage residents and employees to commute
more sustainably, and leave their vehicles at home.
Toward Economic Prosperity – The Strategy – focus for 2014 is to adopt the strategy and consider the
implementation of specific strategies and tactics.
Toward a Sustainable Transportation System - Managing Our Expectations - focus is to implement the
strategies of the integrated Transportation Master Plan adopted in 2013. We will continue to educate on and
encourage the use of alternative modes of transportation.

Council Workplan
Note: blue highlight indicates a 2014 Council Priority.
Original
Due Date

Current 2015 Workplan
N-viro Expansion to Canmore
BHC 338-340 Banff Avenue
1
Conceptual Design
Recreation Grounds Redevelopment
Plan

Operations

2014

Banff Housing

2014

Community Services

Complete
2012

Sewer Bylaw Update

Operations

Waste Bylaw Update

Operations

2012

Renewable Energy Initiatives

Environmental
Coordinator

2015

Taxi Bylaw Amendments (Efficiencies)

Corporate Services
Environmental
Coordinator
Operations

2013

Commercial Business Recycling
Opportunities

New Due
Date

Council
Meeting

Action/Status/Next
Steps



Implementation
Update



Update





Plan Adopted
Consider Adoption
Consider Adoption
Consider Options


2014

Finance
Meeting

Consider Adoption

Consider Options
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Fruit Tree Incentives

Planning

Council Chamber/Front Counter
Improvements
Memorial benches, trees, and graves

Corporate Services



Consider Options

2014



Implementation
Update

Operations

2013

Cemetery Policy

Operations

2014

10 Year Urban Forest Plan

Operations

2014





Town Owned Lands Cost Recovery
Model
Out-of-Town Utility Agreements

Corporate Services

Winter Abrasives – Trial Year II

Operations

Solar Incentive Permit Fee Subsidies

Mobile Vending – CB land use district

Environmental
Coordinator
Environmental
Coordinator
Planning

VRBO Enforcement Update

Planning

2015

New Revenue Updates (Two)

Operations

2015

Lane-way Infringement Issues

Bylaw

2015

Parkade Clearance Issues

Engineering

Construction Hoarding
Recommendation

Public Art
Committee

Solar Incentive Program Update

Corporate Services

2014

April 27

Update
Consider Adoption
Consider Adoption

2014



Finance
Committee Review

2014



Finance
Committee
Recommendation

2015



Consider Options

2015



Consider Options

2015



Implementation
Update

2015

Consider Options

2015







2015



Consider Options

April 13

Update
Update
Consider Options
Consider Options
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Agenda Item 4.1
Unapproved

MINUTES OF THE REGULAR MEETING OF COUNCIL
of the Town of Banff in the Province of Alberta
Town Hall Council Chamber
Monday, March 23, 2015 at 2:00 pm
COUNCIL MEMBERS PRESENT
Karen Sorensen
Mayor
Stavros Karlos
Councillor
Brian Standish
Councillor
Grant Canning
Councillor and Deputy Mayor
Chip Olver
Councillor and Acting Mayor
Corrie DiManno
Councillor
Ted Christensen
Councillor
COUNCIL MEMBERS ABSENT
ADMINISTRATION PRESENT
Paul Godfrey
Mary Brewster
Kelly Gibson
Heather St-Hilaire
Nadine Setzer
Chad Townsend
Tara Johnston-Lee

Acting Town Manager
Manager of Community Services
Manager of Corporate Services
Health and Safety Risk Management Coordinator
Grounds Supervisor
Environmental Coordinator
Municipal Clerk (Recorder)

1.0

CALL TO ORDER
The Mayor called the March 23, 2015 regular meeting of council to order at 2:00 p.m.

2.0

APPROVAL OF AGENDA
2.1.
Meeting Agenda
Moved by Councillor DiManno that council approve the agenda of the March 23, 2015 regular meeting
of council as presented.
CARRIED

COU15-26

2.2
2014 Council Priorities and 2015 Workplan
Received as information.
3.0
COU15-27

ADOPTION OF PREVIOUS COUNCIL MINUTES
3.1.
Minutes of the March 9, 2015 Regular Meeting of Council
Moved by Councillor Christensen that council approve the minutes of the March 9, 2015 regular meeting
of council as presented.
CARRIED

Minutes approved by:
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4.0

Agenda Item 3.1
Unapproved

DELEGATIONS
4.1
The Banff Centre – Janice Price
Janice Price, Banff Centre President, spoke to the application to waive banner fees for the Banff Centre’s
Children’s Festival included in the agenda package for this meeting. The Centre is requesting that the
$3,220 street pole banner permit and rental fee be waived. She briefed council on the history, intent and
programming related to the festival and made note that the Banff Centre is working to remove as many
financial barriers for all children and families as possible to attend the event.

COU15-28

Moved by Councillor Karlos that council waive the banner fees for the promotion of the 2015 Banff
Centre Children’s Festival.
CARRIED
Christensen opposed

COU15-29

Moved by Councillor Karlos that council direct administration to update the application to waive banner
fees form to reflect that the most appropriate time to submit applications for council consideration is
during budget deliberations.
CARRIED
4.2
Banff Canmore Speed Skating Club – Hans Holthuis and Joey O’Brien
Mr. Holthuis and Mr. O’Brien spoke to their written submission included in the agenda package for this
meeting. They provided the following comments:
• The BCSSC is in support of the Banff Recreation Grounds Redevelopment Plan.
• There are current discussions to have the Alberta Winter Games return to the Bow Valley.
• They envision a primarily recreational facility not athletic activity.
• The BCSSC would like to work with Town officials to work toward a partnership to develop a
long track speed skating track.
The submission was received as information.

5.0

PUBLIC INPUT ON AGENDA ITEMS
None received.

6.0

UNFINISHED BUSINESS
There was no unfinished business considered.

7.0

BYLAWS AND STAFF REPORTS
7.1
Banff Recreation Grounds Redevelopment Plan
Jeff Schurek representing the project consultant, ISL Engineering and Land Services Ltd, was in the
gallery to answer questions from council.

COU15-30

Moved by Councillor Karlos that council adopt the 2015 Recreation Grounds Redevelopment Plan as a
guide for the enhancement and improvement of Banff’s main outdoor recreation facility.
CARRIED
There was a recess from 3:15 to 3:25 p.m.

Minutes approved by:
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COU15-31

COU15-32

COU15-33

COU15-34

8.0
COU15-35

COU15-36

Agenda Item 3.1
Unapproved

7.2
Reorganization of Operations Division
Moved by Councillor Karlos that council direct administration to amend the 2015 – 2017 budget as
follows to facilitate the restructuring of the operations division to enhance leadership development:
• increase Wage and Benefits by $89,689 (Utility $63,054, Operations $26,635)
• increase Wages & Benefits savings by $44,844 (Utility $31,527, Other 13,317)
• increase Activity Revenue by $44,845 (Utility $31,527, Operations $13,318).
CARRIED
Moved by Mayor Sorensen that council direct administration to return to council with two updates on
newly secured revenues prior to 2016 budget deliberations.
CARRIED
7.3
Small Communities Fund Application
Moved by Councillor Olver that council direct administration to pursue funding from the Small
Communities Fund for a modular waste & recycling center.
CARRIED
Moved by Councillor Olver that council direct administration to pursue funding from the Small
Communities Fund for the wastewater treatment plant modernization project.
CARRIED
7.4

Health and Safety Risk Management Administrator Role Update
The report was provided as information only.

7.5

Invasive Weeds Management Program
The report was provided as information only.

COMMITTEE REPORTS
8.1
Minutes of the February 18, 2015 meeting of the Municipal Planning Commission
Moved by Mayor Sorensen that council direct administration to return with a report from Bylaw Services
outlining issues or problems that council needs to be aware of regarding:
i) laneway infringement of private parking stalls in the Bear/Lynx laneway; and
ii) laneway infringement of private parking stalls encroaching into public laneway.
CARRIED
Moved by Mayor Sorensen that council direct administration to return with a report from Engineering
regarding issues or problems that council needs to be aware of regarding the existing parkade clearance
requirements of 2.0 m.
CARRIED
Karlos opposed

Minutes approved by:
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COU15-37

Moved by Mayor Sorensen that council direct the Public Art Committee to return to council with a
report providing an opinion as to whether the incorporation of public art in construction hoarding of
commercial property is important.
CARRIED

COU15-38

Moved by Councillor Karlos that council direct administration to return with a report outlining options
for establishing guidelines for the protection of valued view sheds.

COU15-39

Moved by Councillor Olver that council postpone the vote on motion COU15-38 until after council has
received the report on view sheds protection guidelines presented to the Municipal Planning Commission
by Planning and Development.
CARRIED
Christensen, Karlos and Sorensen opposed
CORRESPONDENCE
None received.

9.0
10.0

NEW BUSINESS
No new business was considered.

11.0

PUBLIC INPUT ON AGENDA ITEMS
None received.

12.0
COU15-40

ADJOURNMENT
Moved by Councillor Canning that council adjourn the March 23, 2015 regular meeting of council at 4:50
p.m.
CARRIED
_____________________
Karen Sorensen
Mayor

_______________________
Tara Johnston-Lee
Municipal Clerk

Minutes approved by:

6.1
Dear Council Members
We wanted to let you know that there are members in the Banff community that support your
creative efforts to make this town even more liveable and loveable.
We may not voice our opinion in every issue of the local paper, but we are just as passionate.
We highly encourage you to implement a "woonerf" trial run on Bear Street for the next three
summers. IT'S A GREAT IDEA !!!!
Instead of getting terrorized by the "parking-mafia", we think it's time to look how Europe is
dealing with congested cities, parking issues and quality of life in
urban areas (which does include pedestrians and cyclists, not just cars…!).
Sincerely,
Eva and Paul Sylvestre
329 Middle Springs Drive
P.O. Box 1571
Banff, AB, Canada
T1L 1B5
t 403-762-5346
f 403-760-2812
e sylvestp@telusplanet.net
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TOWN OF BANFF
BYLAW 346
Town of Banff Land Use Bylaw Amending Bylaw – Existing Commercial
Gross Floor Area Transferability
A BYLAW TO AMEND TOWN OF BANFF LAND USE BYLAW WITH RESPECT TO
EXISTING COMMERCIAL GROSS FLOOR AREA TRANSFERABILITY
The Council of the Town of Banff, in the Province of Alberta, duly assembled, ENACTS AS
FOLLOWS:
1. This bylaw may be cited as “Land Use Bylaw Amendment - Existing Commercial Gross Floor
Area Transferability.”
2. Town of Banff Land Use Bylaw, as amended, is hereby amended by:
a) inserting the following as new Section 9.5.0:
9.5.0

Existing Commercial Gross Floor Area (GFA) Transferability
9.5.1

Existing Commercial Gross Floor Area may be transferable to another parcel
or development under the provisions of this section. “Donating Properties”
are those that are the source of transferring Gross Floor Area. “Receiving
Properties” are those that will receive and construct Gross Floor Area.

9.5.2

The transfer of existing Commercial Gross Floor Area shall conform to
Council Policies and Bylaws, and be consistent with the goals and objectives
of the Banff Community Plan.

9.5.3

Except as provided for in s.9.5.4 and s.9.5.5 and s.9.5.6, Gross Floor Area
located within a building in a commercial land use district is eligible for
transfer subject to the following conditions:
a. It was previously approved by a developing approving
authority (Town of Banff or Parks Canada) and complies
with the current definition of Gross Floor Area (GFA) in the
Land Use Bylaw;
b. It is located within a commercial land use district, subject to
the provisions of this section;
c. It is not recognized under Federal heritage legislation, such as
a National Historic Site, Heritage Railway Station (subject to
9.5.4), or other similar federal legislation;
d. It is not listed as a Heritage Property under this section; and,
e. It complies with any Council or administrative policy
regarding the calculation of existing commercial gross floor
area.

9.5.4
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Further to Section 9.5.3, Gross Floor Area located on Donating Properties
within the CS (Commercial Services) Land Use District may only be
transferred to Receiving Properties within the CS Land Use District.

9.5.5

Further to Section 9.5.3, parcels located within the CR (Railway Lands) Land
Use District are not eligible as Donating Properties, except for those building
areas of the CPR Station noted in Schedule C of 11DP49.

9.5.6

Further to Section 9.5.3, no Gross Floor Area shall be transferred from or to
the CD land use district, which in the opinion of the Development
Approving Authority:
•

permits the following uses to be located at-grade and visible to a
public roadway other than a lane:
o enclosed or unenclosed parking;
o garbage and loading rooms; or
o mechanical or electrical equipment.

•

is incompatible with the scale, massing and rhythm of buildings
along the street in accordance with Section 3.2 of the Banff Design
Guidelines; or,

•

is in conflict with Section 12.3.7(r).

9.5.7

Any donating property where a transfer does not involve demolition must
enter into a restrictive covenant or other similar agreement to the satisfaction
of the Development Approving Authority which is registered on title, and to
which any mortgage has been postponed, and indicates that the donating
space may not be used for Commercial use in the future; Parks Canada must
be a party to the restrictive covenant or other similar agreement.

9.5.8

The amount of Gross Floor Area being transferred will not change as a result
of the transfer (1:1); nor will the transfer increase the total amount of
commercial gross floor area permitted under Schedule 4 of the Canada
National Parks Act.

9.5.9

Properties listed as “Heritage Properties” for the purposes of commercial
transferability are:
•

Lot 1, Block 1, Plan 6719BC (101 Banff Avenue – Buffalo
Block)

•

Lot 11, Block 1, Plan 6719BC (121 Banff Avenue – George
Building)

•

Lots 1&2, Block 7, 6719BC (202 Banff Avenue – Caribou
Corner)

Bylaw 346 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability
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•

Lot 4, Block 6, Plan 6719BC (207 Banff Avenue – Grizzly
House)

•

Those portions of Lot 21~24, Block 5, Plan 6719BC as
indicated on Schedule H (218 Lynx Street – Melissa’s
Restaurant)

9.5.10 An Application Notification Sign is required for any application to transfer
existing Commercial Gross Floor Area. The notification sign must conform
to Section 4.4.0 of the Land Use Bylaw. The application shall be available for
public inspection during regular business hours at Town Hall.
9.5.11 The Town of Banff shall keep and maintain, for inspection by the public
during normal office hours, a register of all development permit applications
and the decisions made under Section 9.5.0.
9.5.12 An application for the transfer of existing Commercial Gross Floor Area
shall be accompanied by Development Permit applications for both the
donating and receiving properties.
9.5.13 Decisions on the transference of existing Commercial Gross Floor Area shall
be made by the Municipal Planning Commission and only in concert with the
approvals for the associated Development Permits.
(b) renumbering subsequent sections and associated references accordingly.
3. If any clause in this bylaw is found to be invalid, it shall be severed from the remainder of the
bylaw and shall not invalidate the whole bylaw.
4. Schedule “H” forms part of this bylaw.
5. Bylaw 321, Land Use Bylaw Amendment – Existing Commercial Gross Floor Area
Transferability; is repealed.
6. This bylaw comes into force after the date of final passing, upon approval and execution by the
Superintendent, Banff National Park, for the Minister of the Environment.
7. The Town Manager is authorized to consolidate Town of Banff Land Use Bylaw, as amended.
READ A FIRST TIME this ___ day of March, 2015.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of ____ , 2015.
READ A SECOND TIME this xx day of month, 2015.
READ A THIRD TIME this xx day of month, 20xx.
Bylaw 346 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
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SIGNED AND PASSED this ______ day of ______________, 20xx.

_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

APPROVED by the Minister of the Environment, by his delegate this ___ day of ______, 20xx:

______________________________
Minister of the Environment/Delegate

Bylaw 346 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability
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TOWN OF BANFF
BYLAW 347
Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Gross Floor Area Transfer Fees
The Council of the Town of Banff, in the Province of Alberta, duly assembled, ENACTS AS
FOLLOWS:
1.

CITATION
1.1. This bylaw may be cited as the Land Use Bylaw Amending Bylaw – Existing GFA Transfer
Fees.

2. PROVISIONS
2.1. Land Use Bylaw 31-3, as amended, is further amended by:
a.

Replacing Schedule G in its entirety with Schedule G of this bylaw.

3. SCHEDULE
3.1. Schedule G forms part of this bylaw.
4. REPEAL
4.1. Bylaw 325, Land Use Bylaw Amending Bylaw – Gross Floor Area Transfer Fees is hereby
repealed.
5. ENACTMENT
5.1. This bylaw comes into force after the date of final passing, upon approval and execution by
the Superintendent, Banff National Park, for the Minister of the Environment.
5.2. The Town Manager is authorized to consolidate Land Use Bylaw 31-3, as amended.
READ A FIRST TIME this XX day of, 2015.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this XX
day of XX, 2015.
READ A SECOND TIME this XX day of XX, 2015.
READ A THIRD TIME this XX day of XX, 2015.
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SIGNED AND PASSED this ______ day of ______________, 2015.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

APPROVED by the Minister of the Environment, by his delegate this ___ day of ______, 2015:

______________________________
Minister of the Environment/Delegate
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SCHEDULE G – Development Fees
Residential
New Construction

Single detached housing
Duplex housing
Multi-unit residential housing (3 or more dwelling
units)
Accessory building
Additions and Renovations involving an increase in gross floor area
Interior and/or Exterior Renovations involving no increase in gross floor area
Accessory Development –decks, porches, balconies, fences, retaining walls, and
significant landscaping
Accessory Dwelling
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is no charge).
Municipal Planning
Single Detached and Duplex Housing
Commission Surcharge
Multi-unit Housing

$1025.00
$1175.00
$1200.00 +
$110.00/dwelling
$250.00
$350.00+ $1.10/m2
$350.00
$200.00
$550.00
$275.00/variance
$125.00
$375.00

Residential Business
Bed and Breakfast Homes
Bed and Breakfast Renewals
Home Occupations (Type I and Type II)
Home Occupation Annual Renewals
Municipal Planning Commission Surcharge
(original application only – no surcharge for renewals)
Late Application Fee (failure to file the application prior to the permit renewal
deadline

$350.00+ $100.00/guest
room
$150.00
$150.00
50% of current fee
$125.00
$75.00

Commercial
New Development,
Additions or Renovations
involving an increase in gross
floor area

0 – 46 m2
>46 m2 – 465 m2
>465 m2

Interior and/or Exterior Renovations involving no increase in gross floor area
Accessory Building
Transportation Services
Municipal Planning
New development
Commission Surcharge
Renovations and minor additions
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is not charge)
Commercial Growth Management Development Applications
Commercial Development Allotment Transfer
Commercial Existing Gross Floor Area Transfer

$1250.00+ $1.10/m2
gross floor area
$1650.00+ $1.10/m2
gross floor area
$2500.00+ $1.10/m2
gross floor area
$1250.00
$500.00
$1100.00 +
$35.00/vehicle
$650.00
$375.00
$750.00/variance
$500.00
$1400.00
$3500.00
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Change of use

Permitted use
Discretionary use

$1200.00
$1400.00

Institutional (PB, PE, PP, PS Districts)
New Construction
Additions and Renovations involving an increase in gross floor area
Interior and/or Exterior Renovations involving no increase in gross floor area
Variances (except on existing development where a variance is granted to a nonconforming building in which case there is not charge)
Accessory Building
Municipal Planning
new development
Commission Surcharge
additions and renovations

$1650.00+ $1.10/m2
$1250.00+ $1.10/m2
$550.00
$500.00/variance
$400.00
$375.00
$225.00

Sign Permits
Comprehensive Sign Plan (for new buildings or coordination of multiple signs
on an existing property
Signs
Wall, window, hanging, projecting, menu box,
directory
Canopy or Awning
Freestanding (Bed & Breakfast)
Freestanding (Commercial & Institutional)
Temporary
Inspection Fee (for any sign installed without a permit)
Municipal Planning Commission Surcharge

$675.00 + $35.00/sign
$150.00/sign
$138.00/sign
$275.00/sign
$500.00/sign
$100.00/sign
Double original permit
fee
$125.00

Subdivision (including Condominium Plans)
Residential

up to 10 lots/units
11 or more lots/units

Commercial or Institutional Subdivisions
Road/Thoroughfare Closure
Land Appraisal Surcharge (Where required)

$2400.00+ $220.00/lot
or unit
$2400.00+ $165.00/lot
or unit
$2500.00+ $220.00/lot
or unit
$1850.00+ advertising
costs
Cost

Subdivision Endorsement (final approval)
Residential
Commercial
Other
Bareland Condominium
Condominium

$495.00 + $75.00/lot
$605.00 + $75.00/lot
$495.00 + $75.00/lot
$275.00/unit
$138.00/unit
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Area Plans
Area Structure Plan
Area Redevelopment Plan

$5,500.00 + advertising
costs
$5,500.00 + advertising
costs

Bylaw Amendment Fees
Amend Area Structure Plan or Area Redevelopment Plan
Amend Municipal Development Plan
Land Use Bylaw Minor Technical Amendments (no change in use or density)
Land Use Bylaw Major Amendments (change in use or density)
Land Use Re-designation (Residential/Institutional)
Land Use Re-designation (Commercial)

$3500.00+ advertising
costs
$7500.00+ advertising
costs
$1700.00+ advertising
costs
$ 3500.00+ advertising
costs
$3500.00 + advertising
costs
$7500.00 + advertising
costs

General/Other Applications
Address Assignment (new or change) - residential, commercial, or institutional
Confirmation of Land Use
Legal Agreement Surcharge (e.g. Development Agreement, Encroachment
Agreement, Restrictive Covenant)
Preliminary Determination of Use
Revised Plans (minor revisions requested after decision has been rendered – the
revision cannot change the overall intent of the development)

$75.00/ unit
$110.00
$450.00/agreement

Special Function Tents
Surfacing Parking Lots

$250.00
$1650.00 +
$35.00/vehicle
$1250.00
$850.00
$750.00

Demolition
Excavation/Stripping/Grading
Utility Projects (including the placement of private telephone lines, gas lines,
power lines and similar
Tree Cutting (no fee for trees deemed hazardous by the Development Officer)
Development Permit Notification Sign (small)

$550.00
50% of current fee (as
part of active
application)

$25.00 for the first tree
& $15.00 for each
additional tree
$20.00
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Compliance Certificates
Single detached and duplex housing
Multi-unit housing (3 or more units)
Commercial/Institutional
Professional Costs for third party review on behalf of the Town of Banff
(e.g. review of applications by lawyers, engineers, architects, or social scientists)
These costs are typically incurred for large or complex projects.

$135.00
$300.00
$300.00
Applicants are
responsible for the cost
of any professional fees
and costs incurred by
the Town with the
review of applications.

File/Research Fees
Administrative Assistant
Planner
Producing Permit/Document Copies (provide paper copies of permits or
other specific documents from either microfiche or image database

$40.00/hr
$60.00/hr
$25.00/1-3 paper
copies
$5.00/additional copy

Other Fees

Development & Subdivision Appeals
Extension and Renewals (for an extension of the period of a
development permit application which has become void
Renewal of Development Permit issued with specified time limitations
where the conditions of approval have not changed
Refund Policy

$100.00
$500.00
75% of the fee
(a) 90% if withdrawn
prior to
commencement of
circulation
(b)Non-refundable
once circulation has
commenced.
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REQUEST FOR DECISION
Subject: Bylaw 55-9 - 2015 Supplementary Assessment Bylaw
Presented to: Council

Date: April 13, 2015

Submitted by: Chris Hughes, Senior Accountant

Agenda #: 8.1

RECOMMENDATION
That council give three readings to Bylaw 55-9 - 2015 Supplementary Property Assessment Bylaw.
BACKGROUND
Reason for Report
If a municipality wishes to require the preparation of supplementary assessments for improvements,
council must pass a supplementary assessment bylaw authorizing the assessments to be prepared for
the purpose of imposing a tax. The bylaw must be passed by May 1 of the tax year in question.
Summary of Issue
Every year the annual property assessments are set based on the property value of the previous year.
Supplementary assessments are required to tax any new developments or improvements throughout
the current year. The supplemental levy is pro-rated based on when the development or
improvement is complete, occupied, or moved into the municipality or began to operate. A
supplementary assessment applies only to improvements, and not to land.
Response Options
If council does not wish to support the recommendation council, council could opt not to pass a
Supplementary Assessment Bylaw, and forego the municipal revenue associated with it.
IMPLICATIONS OF DECISION
Budget
Supplementary assessment preparation and levy will follow the same process it has in the past and
there will be no additional financial implications. Supplementary assessment revenues are estimated
and budgeted for each year, and these amounts vary depending on the amount of growth in a given
year.
Legislation/Policy
The Town cannot impose supplementary assessments without passing of the bylaw.
ATTACHMENTS
1. 2015 Supplementary Property Assessment Bylaw 55-9

Submitted By:
Reviewed By:

Chris Hughes, Senior Accountant
Robert Earl, Town Manager

REQUEST FOR DECISION
Subject: Trial for Transforming Bear Street into a Shared Road
(Woonerf)
Presented to: Council

Date: April 13th, 2015

Submitted by: Pierre-Hugues Gagnon

Agenda #: 8.2

RECOMMENDATION
1. That council approve a 3-year trial project for the Bear Street shared road in the amount of
$99,000 for 2015 to be transferred from the existing Bear St Woonerf capital project with a
$49,000 reduction in design costs in 2017 and a $50,000 reduction in construction costs in in
2018. Operational costs of $17,200 to be funded from the Budget Stabilization Reserve for
2015. 2016 and 2017 operational costs will be brought back to the operating budget in 2016.
2. That council endorse the temporary use of the Bear Street parking lot for the operation of
the Banff Farmers Market on Wednesdays for 16 consecutive weeks from June 10 through
to September 23, 2015.
BACKGROUND
Reason for Report
During the December 8, 2014 budget meeting, council voted on motion COUN14-357 to amended
the 2015-2025 capital budget by: “Moving PW-100-10 Banff Refreshing Phase 3 to a year post 2020
determined to be the best fit by administration” and “adding PW133-14 Bear Street Woonerf to the capital budget
and allocating $250,000 to 2017 and $3,500,000 to 2018 for the project”.
A trial would significantly help manage the risk associated with the project as well as identify
opportunities for improvements to be included in the final design in 2017. Also, the trial would act
as a proactive approach to change management within the community as well as allowing the public
to discuss and evaluate a number of factors that will ultimately influence the final design of the
shared road street design.
Summary of Issue
Based on the recommendations from the 2013 Transportation Master Plan council directed
administration to develop a roadway pre-design in the commercial district of Bear Street. The street
would be designed for pedestrians and cyclists, while accommodating vehicles. This shared road trial
is intended to encourage walking and cycling as sustainable transportation and to increase pedestrian
traffic and leisurely exploration of Bear Street by visitors.
The Transportation Master Plan refers to Bear St multiples times, but more specifically in the Active
Modes section: “Bear Street is currently home to three bike / rental shops, several cafés and restaurants, and also
provides an important pedestrian link between the main off-street parkade and Banff Avenue. It is not an important
through traffic route within the Town centre, and as such, has relatively low vehicle volumes allowing for potential
traffic calming. The change in street design is likely to be catalyst to encouraging commercial uses that spill onto the
street and it could be closed for a local market on certain days of the week. For this reason, Bunt & Associates chose
to review the viability of the entire length of Bear Street as a candidate for traffic calming enhancements. These were
proposed in part to create a unique streetscape, but also to promote pedestrian and bicycle activity as a means to
expand the commercial core of the Town in terms of primary pedestrian flows. Bear Street represents a very good
opportunity to deflect pedestrian traffic away from Banff Avenue to create an additional commercial corridor that would
serve to strengthen and provide “place” to the core area.”.
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Pedestrian counts at the Bear St and Caribou St intersection in 2012 were 17% of the count on Bear
St and Banff Ave (925 per hour vs 5357 per hour during peak periods). The trial would improve the
pedestrian experience on Bear St and would encourage and promote sustainable transportation.
This downtown section of street is already popular with cyclists due to its calmer vehicle traffic and
mix of businesses. Additionally, the recently approved Trails Master Plan envisages that an
established ‘woonerf’ would further engrain Bear Street as a bicycle hub to match with the bike
rental outlets and other opportunities to park your bicycle and refresh: “Action 24: Add “Bike n’
Walk” stations with covered bike parking at …and at the future Bear Street woonerf” and “Action 41: Add a
“Kilometre Zero” kiosk in front of the new Central Park washroom, or at Bear Street woonerf once constructed. The
kiosk should provide information on key visitor loops and act as a reference point for distances/times (incorporate into
existing Town and/or Parks Canada signage, if possible). This could also be a reference station for locals to track
their times.”
Response Options
The trial would be in effect inclusively from June 2015 to September 2015. In subsequent years, the
trial could commence in May and finish in September. Annually after the trial, the seating areas
would be removed and the street would be reinstated to its existing layout, with parallel parking on
both sides.
Council could direct administration to proceed with either of the following options.
Option 1 - Leave as-is: $0.
The existing roadway layout provides a maximum number of parking stalls, however, it does not
encourage leisure exploration of Bear Street. Similar to years past, the bike corral located adjacent to
JK Bakery would be installed in the spring of 2015, 2016 and 2017. The existing roadway layout
does not offer a strong sense of place.
Option 2 - Angle parking and public seating area: $81,000, see Appendix A.
As part of the 2014 budget deliberations, the original woonerf concept presented to Council
included angle parking and public seating areas. Given the existing curb and sidewalk location,
parking stalls at a 30 degrees angle would have to be installed for the trial to ensure public safety.
Angle parking raises concerns over cyclist safety and vehicle overhang over the exiting sidewalks.
Additionally, existing underground parkades determines the location of the driving lanes and parking
stalls. The public seating areas would be installed on wooden platforms and would be similar to the
ones on Banff Ave downtown. Adequate street planting and solid waste receptacles would be
installed to enhance the sense of place. This option has received some support from the Bear Street
businesses working group.
Option 3 - Parallel parking, extended sidewalk or seating areas and public seating: $99,000.
See Appendix B.
This design provides a strong sense of place and encourages leisure exploration of Bear Street. There
would be two different types of seating areas which would be built on wooden platforms:
1- Public seating areas similar to the ones on Banff Avenue.
2- Private seating areas dedicated to the adjacent business holding a Town of Banff Sidewalk
Seating/Café Permit. Permit holders would have to work jointly with the Town of Banff,
Alberta Health Services and Alberta Gaming and Liquor Commission to ensure public
safety. Each seating would be identical, with variances specific to each permit holder.
Council: Trial project for transforming Bear Street into a shared road (Woonerf)
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Adequate street planting and solid waste receptacles would be installed to enhance the sense of
place. This is the preferred option of the Bear Street businesses working group.
A comparison table showing the details of each option is provided in Appendix C.
Programming
Events, small and large, are an integral piece of shared roads and help reinforce the sense of place
and help attract the public. Programming could be added to any of the three options selected by
Council. The nature of the designs for Options 2 (angle parking) and Option 3 (parallel parking)
reduces vehicular speeds, therefore present better staging options to host on-street programming.
The intent of the shared road design is to have pedestrians, cyclists and vehicles to integrate in a
common area. Unless otherwise required for public safety, no complete road closures would be
allowed for any event, at any times. Partial parking lot closure or usage of some on-street parking
stalls is likely to be required to stage events in a safe manner. At this stage, it is difficult to quantify
the number of stalls that would be impacted by the hosting the events.
As a component of programming, the Banff Farmers Market has agreed to participate in the 2015
trial project for transforming Bear Street into a shared road for cyclists, pedestrians and motorists.
The Bear Street parking lot consists of 54 parking stalls (11 more parking stalls than the Central Park
site) occupied by the farmers market. The market occupies 43 parking stalls when in operation at
Central Park. It is estimated that the Bear Street site would accommodate between 50 to 70
vendors. (Site Map attached as Appendix D). The existing market event accommodates between 3050 weekly vendors. The market organizers have applied for a 2015 Special Event Permit to operate
on 16 consecutive Wednesdays starting June 10 and ending September 23 and will remain open to
the public from 10am-6pm. If council does not support moving the Farmers Market to Bear Street,
the event would take place in Central Park.
For events solely within the town, the detailed parameters and requirements for special events are
outlined in the Town of Banff Special Event Guidelines 2011. For some events, such as the Banff
Farmers Market, the permit is supplemented by a detailed Use Agreement outlining the mutual
responsibilities of the Town of Banff and the event organizer.
Administration is recommending that a fee for use of town land over a 16 week period be required
in the amount of $18,880.00 in accordance with the provisions of Town of Banff Street and Public Place
Bylaw 124. The Town of Banff Street and Public Place Bylaw 124 requires that a Street Use Permit
be obtained in order to undertake a Special Event on any portion of a Street or Public Place. See
Part A, 4.(i) page 4 of 19. Special Event is defined as any activity that is open to, or intended to attract the
general public. The fees for Streets and Public Place Use Fees are provided in Schedule A of Bylaw
124.
For the Farmers Market fees are calculated as follows:
Description
Fee
Street and Public Place Use Permit
$50
Parking Stall (Public Parking Lot)
$105 plus $25 per day, or any portion
thereof, per stall
16 market special event days
$105 x 16 = $1,680
43 stalls for 16 market special event days
$25 x 43 stalls x 16 =$17,200
TOTAL
$18,880.00
Council: Trial project for transforming Bear Street into a shared road (Woonerf)
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The market managers will be responsible for the collection and payment of all Street and Public
Place Use fees to the Town of Banff prior to the commencement of the farmers market as a special
event.
No vendor parking will be allowed on adjacent streets or public roadways. These parking areas must
remain available for customers and the general public. No vehicles will be allowed on Bear Street
after 9:20am or be operated on the street after 9:30am. Late vendors will be required to check in
with market managers and if their stall has not been reassigned, must carry products to their
designated stall. Sold out vendors may not leave before 5:15pm (They will also be required to display
a “sold out” sign on their table and take down stall after the market closes). In addition, no other
vendors will be allowed to leave the Farmers Market area prior to 5:15pm.
Parks Canada and The Banff Centre have shown an interest in participating in adding on-street
vibrancy on Bear Street during the trial period. Events would be ranging from arts performances,
music performances, wildlife educational, etc. Each event application would have to be reviewed by
the Town of Banff and would have to be in line with Town bylaws. Through its busking permits,
The Town could encourage buskers to perform on Bear St. In addition to the Farmers Market,
Parks Canada and The Banff Centre expects to produce an average of one event per week total,
from June to August.
IMPLICATIONS OF DECISION
Budget
Project costs would be offset by reductions in future design and construction budgets associated
with the Bear St Woonerf project.
Option 1 (leave as is): $0
Option 2 (angle parking): $81,000, maintenance cost of $15,520/annum.
Option 3 (parallel parking): $99,000, maintenance cost of $17,200/annum.

Signage
Seating areas
*Planters and benches
*Bike corrals
Line painting
Sub-total
Contingency (5%)
Sub-Total
Annual operating
costs: plants, line
painting, seating areas
assembly/disassembly
Total
Portion of the cost that
can be re-used

Cost breakdown
Option 1
Option 2
Leave as is
Angle parking
n/a
$600
n/a
$30,000
n/a
$37,480
n/a
$4,000
n/a
$5,000
n/a
$77,480
n/a
$3,854
$0
$80,934

Option 3
Parallel parking
$600
$50,000
$39,375
$4,000
$0
$94.465
$4,703
$98,768

$0

$15,520

$17,200

$0

$96,454

$115,968

0$

$41,480

$43,375

Council: Trial project for transforming Bear Street into a shared road (Woonerf)
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*The street furniture required for Option 2 and Option 3 can be re-used after the trial to help
reduce costs of the Bear St Woonerf project or with downtown beautification. The street furniture
equates approximately to half the total project costs.
The capital costs for the trial would be funded from the General Capital Reserve and the operational
costs would be funded from the Budget Stabilization Reserve.

2015 General Capital Reserve
Ending Balance *
Budget Stabilization Reserve,
undedicated balance

Option 1
Leave as-is
$0
-$2,58M

Option 2
Angle parking
$80,934
-$2,66M

Option 3
Parallel parking
$98,768.25
-$2,68M

$386,452

$370,932

$369,252

*General Capital Reserve balances will be back at budgeted levels in 2018.

Internal Resources
The project will be managed by existing resources within the Town of Banff Engineering
department with close collaboration with the Town of Banff Planning & Development,
Communications, Streets, Grounds and Resource Recovery.
Planning and Development supports a trial project to enhance the vitality of Bear Street, improve
the pedestrian experience and quality of public space but remains opposed to the introduction of
angled parking as shown in Option 2, even on a trial basis. Given the narrow dimension of the Bear
Street road right of way, concerns with safety, particularly with respect to sightlines for pedestrians
(and especially cyclists) and problems that were experienced in a previous angled parking trial on
Beaver Street Planning and Development is of the opinion that a parallel parking arrangement
should be maintained. Although subjective, angled parking within the context of Bear Street also
creates a negative visual impact of staggered vehicles up and down the street that give the
appearance of a parking lot, not a shared street.
It is recommended that the Banffrefreshing streetscape standard that was set on Banff Avenue in 2007
also be strictly adhered to for consistency in the downtown core. All street furnishings, fixtures,
waste enclosures, etc. should match the standard and quality of Banff Avenue. Planning and
Development will work closely with Engineering and Operations on finalizing the detailed design of
temporary sidewalk/deck extensions, railings and placement of planters.
Communication
The trial project has been initiated jointly with the Bear Street businesses working group. Town
departments have worked closely with the group to come up with options that would suit both
parties.
The Town has proactively communicated the possibility of the trial and, if approved, would ensure
promotion through media and various tourism vehicles, working with the Bear Street businesses and
Banff Lake Louise Tourism. The trial will also be part of the Town’s regular communications to
residents on summer traffic changes. The Town will collect user feedback, possibly through an
intercept (on-street) survey.
Council: Trial project for transforming Bear Street into a shared road (Woonerf)
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A number of the Bear Street businesses are directly involved in the project and their involvement
would be critical to the success of the project. Banff Lake Louise Tourism would partner with the
Town on advertising the on-street programing.
Banff Community Plan
Transportation goals and objectives:
• Provide a transportation system that encourages and complements pedestrian movement
and cycling.
• Improve pedestrian and cyclist safety and enjoyment by creating a defined and continuous
system of pathways throughout the town.
Commercial development goals
• Banff will remain competitive with other worldwide visitor destinations.
Council Strategic Priorities
This trial project would support Council’s strategic priorities of:
1- ‘Park and Walk - A Walkable Community’ by encouraging residents and visitors to travel
more sustainably, and leave their vehicles behind and by providing additional bike parking.
2- ‘Toward a Sustainable Transportation System - Managing Our Expectations’ by trialing a
recommendation from the Transportation Master Plan.
3- ‘Toward Economic Prosperity – the Strategy’, by creating memorable park experiences,
showcasing Banff as a leader in hospitality and environmental practices and fostering yearround tourism and related economic activities.
Attachments
A – Map and artist rendering for option 2 (angle parking)
B – Map and artist rendering for option 3 (parallel parking)
C – Comparison table
D – Farmers Market – concept layout
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March 30th, 2015

Pierre-Hugues Gagnon, Engineering Coordinator

Robert Earl, Town Manager
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APPENDIX C

Comparison table
Option 1
Leave as is
Simulates the concept of the 2018
road reconstruction

Option 2
Angle parking
with public
seating areas

Option 3
Parallel parking
with public seating
area and private
seating areas





Supports the Downtown
Enhancement Concept (1998)



Supports recommendations in
Transportation Master Plan



Supports recommendations in Trails
Master Plan




Safety best practice



Two-way vehicular traffic







Number of on-street stalls

38

16

16

Number of on-street stalls on event
day

25

12

11

Total number of bike corrals

1

3

3





Increase in public seating areas



Expands capacity of the Sidewalk
seating/café policy
Respects requirements from Alberta
Health Services and Alberta Gaming
and Liquor Commission


n/a

n/a



Accommodates programming







Cost

$0

$80,934

$98,768

Annual operating costs

$0

$15,520

$17,200

Total cost
Portion of the cost that can be reused
Preferred by the Bear Street
businesses working group

$0

$96,454

$115,968

$0

$37,380

$53,130
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REQUEST FOR DECISION
Subject: Roam Transit Route 1 Sulphur Mountain Service
increase
Presented to: Council

Date: April 13, 2015

Submitted by: Adrian Field

Agenda #: 8.3

RECOMMENDATION
That council provide direction from one of the following options:
1. That council approve the doubling of the Route 1 Sulphur Mountain transit service to
provide a 30 minute service between June 27 and September 7, 2015 with funding to be
provided from a combination of unspent funds from the proposal to increase service on the
Banff-Canmore regional route ($29,796) and from the budget stabilization reserve ($19,204).
2. That council direct administration to take no action and leave the Route 1 Sulphur Mountain
service unchanged at a 55 minute frequency between June 27 and September 7, 2015.
BACKGROUND
Reason for Report
To provide an opportunity for council to encourage mode shift to transit by approving funding for a
service increase on the Route 1 Sulphur Mountain service.
Summary of Issue
Banff’s road system is beyond capacity for much of the busy summer period. In 2012 vehicle counts
and modelling, carried out as part of the transportation master plan update, demonstrated that the
road network reached capacity at a total volume of around 20,000 vehicles per day (both principal
entrances, both directions). 2012 saw ten days in July and August over this limit, 2013 saw 33 days
and in 2014, 54 days (87%) were over the 20,000 vehicles per day (vpd) threshold.
Since 2012, council have directed administration to carry out a number of initiatives including:
• optimization of traffic signal timings;
• implementation of scramble crosswalks;
• LED and printed signage to alert motorists of congestion delays;
• the creation of 94 parking stalls within a 10-minute walk of downtown;
• public education and promotion of walking, cycling and Roam transit;
• construction of a pedestrian bridge (and resultant net increase of 35% in the total number of
river crossings by pedestrians and cyclists);
• commencement of the Canmore-Banff regional Roam service (with over 90,000 riders in
2014);
• regular emails and updates on volume counts and congestion to stakeholders.
These initiatives have helped to promote active modes and sustainable transportation and have
increased the road capacity from 20,000 to around 24,000 vpd (both principal entrances, both
directions). The table below illustrates improvements in the number of days with delays exceeding
15 minutes for volume bands up to 24,000vpd.
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Beyond 24,000 vpd, the road system is at capacity and congestion exceeds a targeted 15-minute
maximum delay between the Rimrock Hotel and Rabbit Street. Actions taken to mitigate congestion
delays have been demonstrably successful, however inspite of these actions, and as shown in the
chart below, summer 2014 saw 7 days with an excess of 15 minute delay and a maximum delay of 1
hour 38 minutes on August 3, when traffic volume exceeded 30,000vpd. Delays of this magnitude
are detrimental to visitor and resident driving experience and can have a damaging effect on the
economy.

Traffic volumes are predicted to continue to increase in the summer of 2015 – a summary of the
vehicle counts for the Family Day long weekend is provided below and demonstrates an increase of
8.5% for the combined weekend volumes over the same period in 2013. The 24,000vpd threshold
was exceeded 9 times in 2013 and 15 times in 2014; feedback from the private sector also indicates
high visitor volume predictions.
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The attached travel time delay forecast calendar has been developed using daily volume counts and
historical travel time delay information. Daily volume counts from 2014 were inflated by 10% to
account for 2015 projected growth; congestion delays from 2014, in the corridor between the
Rimrock Hotel and Rabbit street, were then applied to each volume bracket.
Using this approach, the following is forecast for July and August 2015:
• 29 days with 5 to 10 minute delays
• 25 days with 15 to 20 minute delays
• 8 days with 30 minutes to 1 hour delays.
The longest delays are expected to be northbound between 3:30 and 6 p.m.
Predicted volume
(Vpd*)
20,000 to 23,999
24,999 to 27,999
28,000 and greater

Predicted delay
5 to 10 minutes
15 to 20 minutes
30 minute to 1 hour

# of days
29
25
8
62

*Vpd – Vehicles per day – both entrances, both directions, used to indicate volume
Council have directed administration to continue tactics to promote alternative modes of
transportation and to continue to optimize traffic movements on the available road network. This
work will continue this summer in partnership with key stakeholders and may yield modest
improvements in travel time delays.
The limiting factor in controlling congestion in Banff is the capacity of the road network. Tactics
that are designed to:
• set realistic expectations for drivers,
• encourage mode shift to transit or active modes and to
• encourage drivers to travel in the mornings (away from the busy afternoon/evening period)
will be implemented this summer as part of an objective to reduce and redistribute the peak-hour
vehicle volumes that cause delays.
Banff’s local transit system provides an alternative to driving for around 566,000 passengers per year
however congestion delays also have a detrimental effect on transit travel times and the rider
experience - in July and August 2014 schedule adherence for Route 1 dropped below 74% (from a
typical level of 91% to 99% for the rest of the year).
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At the March 11, 2015 regular meeting of the Bow Valley Regional Transit Services Commission
(BVRTSC) approved a motion to expand the existing adjusted summer schedule from Friday to
Sunday, to 7 days a week. In addition, the existing adjusted summer schedule was extended until
8:10pm. The adjusted summer schedule changes service frequency from 40 minutes to 55 minute
frequency.
This action, while not consistent with the objective to increase ridership, is necessary due to the
volume-related congestion delays experienced along the route.
At the same meeting the BVRTSC approved a doubling of service which, if funding were to be
approved by council, would have the net effect of providing a 30 minute service frequency. This
would provide a more frequent service that should be on-time more often – consistent with the
goals of increasing transit ridership and maintaining a high level of user experience.
Response Options
1. That council approve the doubling of the Route 1 Sulphur Mountain transit service to
provide a 30 minute service between June 27 and September 7, 2015 with funding to be
provided from a combination of unspent funds from the proposal to increase service on the
Banff-Canmore regional route ($29,796) and from the budget stabilization reserve ($19,204).
2. That council direct administration to take no action and leave the Route 1 Sulphur Mountain
service unchanged at a 55 minute frequency between June 27 and September 7, 2015.

Council: Roam Transit – Sulphur Mountain Service Increase
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IMPLICATIONS OF DECISION
Budget
Projected costs, revenue and funding sources are summarized below:
Funding approved for Canmore-Banff route service increase
Canmore-Banff service - increase non-rider survey
Remaining funds

32,796.00
- 3,000.00
29,796.00

Costs for Route 1 Sulphur Mountain service increase
·
Costs including driver wages and fuel
·
Additional maintenance
·
Brochure and signage updates
Estimated revenue for Route 1 service increase
Estimated net costs for Route 1 service increase

- 54,000.00
- 3,000.00
- 4,000.00
12,000.00
- 49,000.00

Remaining funds from proposed Canmore-Banff service
Estimated net costs for route 1 service increase
Funding for Route 1 service increase from budget stabilization

29,796.00
- 49,000.00
19,204.00

Revenue associated with the service increase is estimated to be around $12,000. The following
comments were provided by the GM/CAO of the BVRTSC:
• An industry standard is to plan for cash fare revenues to equal approximately 25% of
Operating costs. Banff is unique in that most of our fare revenue comes from Cash rides.
• Route 1 in 2014 for roughly the same date range collected $37,300 in cash fares.
• A doubling of service rarely results in a doubling of ridership and/or revenue.
• A conservative estimate of 25% of the previous year’s cash revenue for the same service
would result in an estimated cash revenue of approximately $9,300.00.
• A liberal estimate of 40% of the previous year’s revenue for the same service would result in
estimate cash revenues of approximately $14,920.
• Therefore a reasonable expectation of cash fare revenues collected by an additional Route 1
service would be in the neighbourhood of around $12,000.00

Council: Roam Transit – Sulphur Mountain Service Increase

Agenda #8.3

6 of 7
During the 2015 budget deliberations, council approved $32,796 in funding for the doubling of the
Banff-Canmore regional service to occur in 2015; this funding was subject to approval by the
BVRTSC and matching contributions from Canmore. At the March 11, 2015 regular meeting of the
BVRTSC, the potential service increase was discussed and a motion was passed to carry out a nonrider survey. The survey will determine potential ridership increases that may be associated with a
service increase and will identify any other changes that may be required to promote mode shift
from driving. This work will take place in the coming months and will be funded using matching
funds of $3,000 from Canmore and Banff.
The survey results and the funding from Canmore will not be available in time to implement the
regional service increase this summer and a motion at the same meeting to double the regional
service in 2015 failed. Therefore, $29,796 of the $32,796 approved is available as a potential
contribution towards the Sulphur Mountain route. The remaining $19,204 ($49,000 – $29,796) for
the increase to the Sulphur Mountain service could be funded from the budget stabilization reserve;
current undedicated funds in the budget stabilization reserve are approximately $384,000.
Revenue contributions from increased ridership are likely and would be processed through the
BVRTSC funding mechanism in the same way as other Banff local service revenues.
Internal Resources
The service increase would be implemented and managed through the BVRTSC using existing
rolling stock and with drivers hired by the BVRTSC. Support with Town of Banff administration
would be provided through the communications, engineering, streets and fleet departments.
Communication
Promotion of the service increase would occur in tandem with other summer parking and traffic
communication.
Council Strategic Priorities
Toward a Sustainable Transportation System - Managing Our Expectations
A limited land base and Banff’s commitment to being an environmental role model means
we cannot build our way out of traffic congestion and lack of parking. The community must
embrace more creative solutions to reducing volumes, particularly at peak travel times.
The Town’s priority is to implement the strategies of the integrated Transportation Master
Plan adopted in 2013. We will continue to educate on and encourage the use of alternative
modes of transportation, rescheduling non-essential travel and developing realistic tolerance
levels for busy days.
Community Plan Goals:
• Provide a transportation system that is economically and environmentally sustainable
• To be an environmental role model
• Provide a transportation system that enhances the resident and visitor experience
• Reduce and manage traffic volume and parking needs downtown
ATTACHMENTS
1. 2015 Vehicle volume and travel time delay forecast
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Town of Banff Vehicle Volume and Travel Time Delay Forecast
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* Please note that travel time delay is effected by multiple other factors, such as weather and time of day
* Expect the longest northbound travel time delay to occur between 3:30pm and 6:00pm

recorded over 20,000 VPD
recorded over 24,000 VPD
statutory holiday
predicted over 20,000 VPD -> expect a 5 to 10 min delay
predicted over 24,000 VPD -> expect a 15 to 20 min delay
predicted over 28,000 VPD -> expect a 30 min to 1hr delay

BRIEFING
Subject: Compensation and Benefits
Presented to: Town Council
Submitted by: Barbara King,
Human Resources Manager

Date: April 13, 2015
Agenda #: 8.4

This report is submitted for Council’s information.
BACKGROUND
Reason for Report
To provide council with a review, update and approach to compensation and benefits at the Town
of Banff, specifically a(n);
a) review of council expectations and results of the 2012 external compensation review.
b) update 2013 to 2015 initiatives to evaluate and manage council’s expectations from the
Human Resources Service Area: Compensation and Benefits.
c) approach and desired outcomes of 2015 external compensation review.
Summary of Issue
a) Review of council expectations and results of the 2012 external compensation review:
Council Expectations
2012 Comp. Review Tactics
2012 Comp. Review Results
-updated position descriptions
- position matches based on
-align position education, skills,
function, not job-title
experience qualifications with
-79% of positions fell within
Our compensation
neutral external sources (NOCacceptable market tolerances (at,
philosophy targets the
National
Occupation
Classification
10% above or 10% below the
50th percentile, including
and ALIS – Alberta Learning
midpoint , or 50th percentile).
the value of our benefits
Information System)
package.
-identify means of evaluating Town - Town of Banff’s benefits were
of Banff benefits as part of
19% of wages - municipalities
compensation review.
and local employers participated.
-researched vacancies, turnover,
-blended data from participants
competition and identified relevant and market sources for positions
and job grades where
Our comparable markets and appropriate data sources and
appropriate.
are other municipalities, sample sizes.
local publically funded Participants:
For example: administrative
agencies and other local -Small Municipalities Human
assistants were a blend of local
and non-local private
Resources Team (SMHRT)
data (source of recruitment) with
sector where relevant.
-local employers (12 invited)
municipal survey data
-ALIS 2011 Survey (public and
(comparison of job duties).
private sector wage data).
-market data demonstrated position -council approved job grade
“groupings” based on equivalent
system according to experience,
Address COLA and step experience, skills, education.
skills, education.
increase practices and
-analysed increases based on “cost
-100% of job grade = 50th
recommend a streamof living” and performance-based
percentile.
lined system of pay.
adjustments.
-Annual increase formula for job
grades, based on average of 4
market-facing measures.
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-increases (within job grade)
based on performance, replaces
step system.
b) update 2013 to 2015 initiatives to evaluate and manage council’s expectations from the H.R.
Service Area: Compensation and Benefits.
Evaluation and management of wages:
• continued participation in wage surveys (SMHRT 2013 and SMHRT mini-survey in
2014, Alberta Wage and Salary Survey, was ALIS, 2013, Conference Board of
Canada annual Forecasting and Pulse Check surveys) focusing on hot positions (for
example; utilities, fleet) and benchmark positions with “good” data points.
• evaluate job ads placed by local employers for comparable positions, such as; trades,
mechanics, truck drivers, operator and Job Resource Centre (Bow Valley Market
Review-seasonal distribution) for trades and labour and office and administration.
• annual adjustment to pay grades originally approved by council to be based on the
average of four market-facing measures (Hay Group actual public sector increase for
previous year, Conference Board of Canada Mid-Year Pulse check for current year,
Alberta Treasury and CANSIM public sector annualized average monthly earnings
from July to June) was replaced by the finance committee direction to adjust job
grade rates by inflation. For reference the adjustment comparisons are:
Inflation
Market-Facing
•
•

2013
2.3 %
3.74%

2014
1.0 %
3.83%

2015
2.2 %
2.76%

pay for performance system introduced whereby all employees receive an annual
performance appraisal during January and February. Those employees who are not at
the job rate are eligible to receive a performance adjustment.
New positions and vacancies are evaluated against the job grade structure, NOC and
ALIS wage and occupation information and grouped with positions of comparable
reporting structure, skills, education and required work experience.

Evaluation and management of benefits:
• Term positions/term contracts were introduced in 2012 allowing an RRSP option to
new employees for retirement. Since then, approximately 75% of new hires have
selected the RRSP as the retirement option and organizationally over 30% of our
employees are on term positions with RRSPs.
• Group plan education sessions annually provide employees with trends in healthcare,
including market increases, employee responsibilities in claims management and
trends at Town of Banff compared with other organizations.
• On-site education to LAPP members by LAPP in last twelve months to provide
updates on plan status, definitions and process for members who are interested in
applying to draw from plan in future.
• Sick pay consumption is a coordinated effort that includes (as appropriate) physician
guidance to ensure graduated return to work plans are implemented.
• Improved scheduling of vacation time has resulted in a reduction in vacation carried
over each year. Since 2013, department leaders have been required to submit a
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•

written request to have employees’ unused vacation carried over with a confirmation
of the dates booked and an explanation on why vacation was not taken.
Group benefits are going to market in 2015 to ensure the plan and rates are
appropriate to employee needs, provide a competitive recruitment and retention
package and are affordable for the Town.

c) approach and desired outcomes of 2015 external compensation review.
Council Expectations
2015 Comp. Review Approach
2015 Desired Results
-analysis of council’s expectations
-final report to include:
in the Service Level Review of the
a.) Town of Banff wage pace
service area: Compensation and
(50th percentile) to market given
Benefits.
inflation versus market-facing
-analysis of the Town of Banff’s
adjustments in 2013-2015.
Compensation and
progression in the 3 years since the b.) Town of Banff’s benefits as a
Benefits
2012 external compensation review percent of all wages as compared
(rates, position assignments,
with municipal and local
benefits management).
employers.
-analyze expectations and practices c.) present draft Compensation
and draft formal Compensation
Policy for Town of Banff.
Policy for Town of Banff
-review position descriptions
- position matches are based on
function, not job-title
th
-currently Town of Banff is at
-analyze maintenance of 50
percentile by comparing the
100% of the job rate (or the 50th
Town’s inflationary increases over 3 percentile) overall. This is an
Our compensation
years relative to market increases
internally calculated assessment,
philosophy targets the
for
same
period.
based on the approved increases
50th percentile, including
and will be accurately determined
the value of our benefits
in the review process.
package.
- evaluate Town of Banff benefits
- report on benefits as a percent
as part of external compensation
of total wages as compared with
review.
participation municipalities and
local employers.
-Continue with relevant and
-report on status of Town of
appropriate data sources and
Banff’s job grade rates pace with
Our comparable markets sample sizes, using 2012
these market since 2012 survey.
are other municipalities, comparable markets:
-confirm use of ALIS
local publically funded Small Municipalities Human
a) age data for 2015 survey, or
agencies and other local Resources Team (SMHRT) survey, b.) use in 2016 (when results are
and non-local private
local employers’ survey and 2013
available) and compare.
sector where relevant.
ALIS survey data.
-identify and adjust position job
-identify “hot jobs” (recruitment or grade assignments based on
rate competition) and benchmark.
market data as required
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IMPLICATIONS OF ISSUE
Budget
Since 2013, $3000.00 per year has been transferred into a compensation review reserve for the
purpose of conducting an external compensation review. The contributions to this reserve amount
to $9,000.00, with an additional contracted services fee of $1250.00 allocated in 2015 for the
SMHRT wage survey. The total allocation for this initiative is: $10,250.00.
This supports the council expectation: “An external compensation review is optimally done every
three years.”

Circulation date:
Submitted By:

Reviewed By:

March 31, 2015

Barbara King,
Human Resources Manager
Robert Earl, Town Manager

BRIEFING
Subject: Enforcement Update – Unauthorized Commercial
Accommodation Units
Presented to: Council

Date: April 13, 2015

Submitted by: Keith Batstone, Planer

Agenda #: 8.5

BACKGROUND
Reason for Report
Council requested an update on the progress of recent enforcement activities related to the
unauthorized offering and use of residential property as commercial accommodation units (i.e.,
unauthorized bed and breakfast operations, holiday home exchanges and vacation rentals).
Council provided direction to administration in August 2014 to proactively enforce the provisions of
the Land Use Bylaw to reduce this type of unauthorized commercial use of residential property.
Prior to that time, enforcement actions would typically be initiated as a result of action requests or
complaints. This report provides details about the number of properties that have been the subject
of enforcement and the actions taken to date.
Summary of Issue
In response to multiple public complaints received in late summer 2014, Council directed Planning
and Development to proactively investigate and enforce the provisions of the Land Use Bylaw, as
time permits, to prevent the unauthorized use of residential property as commercial accommodation
units, which is contrary to both the Town of Banff Land Use Bylaw and the Lease and Licence of
Occupation associated with properties in Banff. Such activities arguably serve to exacerbate the
concerns identified by a Banff Housing Corporation housing needs study in 2012 which estimated a
potential housing shortfall of between 455 and 730 units by 2020. Further to this, it is noted that
these enforcement procedures appear to dovetail with some of the objectives of the community
housing strategy developed by community stakeholders and adopted by Council in October 2014,
which includes recommendations to seek outcomes that support Parks Canada eligible resident
requirements and work to ensure that residential housing is occupied by people who meet these
requirements.
The following properties have been the subject of Bylaw enforcement actions related to the offering
of unauthorized commercial accommodations to the travelling public:
Property Description
Unknown RBA District (Room)
200-block Otter Street/RNC District (Dwelling)
Unknown RNC/RTM District (Dwelling)
200-block Otter Street/ RNC District (Dwelling)
100-block Beaver Street/RCM District (Dwelling)

Listing Site
AirBnB
AirBnB
VRBO
VRBO
VRBO

Council: Briefing – Unauthorized Commercial Accommodations in Residential
Properties

Action Taken
Email
Email
Email
Registered Mail
Registered Mail

Result
Removed.
Removed.
In-progress.
In-progress.
In-progress.
Agenda # 8.5

400-block Cougar Street/RSC District (Dwelling)
200-block Otter Streeet/RNC District (Dwelling)
100-block Otter Street/RNC District (Dwelling)
300-block Muskrat Street/RNC District (Dwelling)

VRBO
VRBO
VRBO
VRBO

Registered Mail
Registered Mail
Registered Mail
Registered Mail

In-progress.
In-progress.
In-progress.
In-progress.

The planning and development and bylaw services departments are currently developing an
enforcement procedure that will result in more consistent and timely enforcement investigations and
actions by the Town of Banff. Planning and development and communications are also exploring
vehicles to bring more awareness to the issue and articulate why there is a need to increase
enforcement. .
Numerous authorized bed and breakfast home and inns that have been approved for the operation
of commercial accommodation units in residential properties currently advertise on vacation rental
web services such VRBO and AirBnB. Planning and development has concerns that the travelling
public are not able to clearly distinguish between properties being offered which have obtained a
valid development permit and those which are operating illegally.
IMPLICATIONS OF ISSUE
Internal Resources
Bylaw services will be dedicating increased staff time towards the proactive enforcement of the Land
Use Bylaw provisions related to the unauthorized offering and use of residential property as
commercial accommodation units.
Communication
The Community Housing Strategy calls for a public education campaign, directed at residents and
homeowners, specific to the eligible residency requirements by Parks Canada, with assistance from
the communications department. Information packages for property owners and other tactics in the
strategy will also be employed.
Banff Community Plan
The proactive enforcement of Land Use Bylaw regulations related to the unauthorized use of
residential properties as commercial accommodation units supports several of the ‘Housing Goals’
and ‘Housing Objectives’ as outlined in the Banff Community Plan, including:
- To supply a mix of affordable housing options to ensure those working in Banff live in
Banff.
- Respect neighbourhood character that personifies and reinforced Banff’s sense of place.
- Support Parks Canada’s eligible residency restrictions (Need to Reside) under the National
Parks Act and related regulations.
Legislation/Policy
Enforcing eligible residency requirements is an action in The Community Housing Strategy, adopted
by council in October 2014.
This is issue involves compliance with the Town of Banff Land Use Bylaw and Parks Canada Lease
and Licence of Occupation Regulations.

Council: Briefing – Unauthorized Commercial Accommodations in Residential
Properties
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CONCLUSION
The Town of Banff has conducted proactive enforcement activities related to the unauthorized
offering and use of residential property by the travelling public as commercial accommodation units
since August 2014. Enforcement activities have resulted in the removal of numerous web-based
advertisements with services such as AirBnB and VRBO. However, it is unclear whether properties
that were offered to the travelling public as commercial accommodations are now offered to
residents as longer-term accommodations. Bylaw services is developing enforcement procedures
that will result in more consistent and timely actions related to this unauthorized activity, with the
intent of ensuring that residential housing options are is available, to ensure that those working in
Banff live in Banff.
ATTACHMENTS
There are no attachments.
REPORT SUBMISSION
Submitted By:

______________________________
Keith Batstone, Planner

Reviewed By:

________________________________________
Paul Godfrey, Acting Town Manager
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9.1

9.2

CRP Board of Directors Council Update
Date:
Location:


March 20, 2015
Okotoks Municipal Building

Agenda package: CRP Board Agenda Pkg March 20 2015

1. OPENING ITEMS
The following Minutes were approved as presented in the agenda package:
o November 20 2014 Board Minutes
o January 15 2015 Special Board Minutes
o February 6 2015 Special Board Minutes
2.

REQUEST FOR DECISIONS

Returning Members to CRP
Councillor Don Moore attended the meeting on behalf the Town of High River to
request that High River return to the Partnership. A letter was received from Town of High River
Mayor Snodgrass setting out all of the requirements to be met by the Town to re-join. Also in
attendance as an observer was Councillor Nick Chodyka from the Townsite of Redwood
Meadows. Redwood Meadows has also expressed their desire to return to CRP. Administration
will be bringing the request forward to the May 22nd Board meeting.
Decision: The CRP Board voted unanimously to approve the Town of High River’s request
to return to the Calgary Regional Partnership effectively immediately, with membership fees
to commence April 1st, 2015. Upon approval, Councillor Don Moore participated in the
meeting as a voting member.
CRP 4-Year Strategic Business Plan, Annual Budget and Business Plans
CRP’s 4-Year Strategic Business Plan engagement process began in March 2014, and
continued with 4 workshops and several review sessions for stakeholders, staff, councils, and
the CRP Board, over the past several months. From those sessions, priorities were identified for
the Strategic Plan. The Business Plan (2015-16) was developed and details year one initiatives as
outlined in the Strategic Plan with an outline of the work plan for 2015-16 for each program
area and the associated budgets. Board members discussed the Strategic Business Plan and
asked administration to ensure wording reflects that CRP is moving forward to initiate the
process to investigate the feasibility of certain program areas. Final copies of the 4-Year Strategic
Business Plan and Business Plans will be circulated to councils in April. The presentation by CRP
is available for viewing on the website.
Decision: In 3 separate motions, CRP voted to approve the 4 Year Strategic Business
Plan, 2015-16 Annual Business Plans and 2015-16 Annual Budget.
CRP 4-Year Strategic Business Plan, Budget and Business Plans
Presentation to CRP Board March 20 2015

Quarterly Budget Reporting Model
In response to inquiries made at the November 2014 Board meeting with respect to
forecasting and level of detail provided, the Executive Committee was asked to review the
reporting model that is presented to the Board. Finance Officer, Sharon Plett, requested that
CRP’s auditors, Collins Barrow, review the current practices for financial reporting to the Board.
Collins Barrow provided a letter (included in the agenda package-link above) and advised that:
the frequency, level of detail and explanatory information being presented to the various
stakeholders is consistent with best practices within the not-for-profit sector. The auditor also
indicated that most of the not-for-profit organizations they work with provide far less detail to
Board members than CRP provides. Chair Robertson confirmed that the Executive Committee
has an Audit and Finance Committee that reviews the full details, but that any member of the
Board at any time can request additional information.
Decision:
 That the Quarterly Budget report format for the Board of Directors be approved as
recommended by the Executive Committee;
 All reports that are submitted to the Executive Committee and Finance and Audit
Committee be made available to individual Board members upon request to the
Executive Director; and
 Board members make individual requests through the Board Chairman for any
additional financial information requested.

3.

INFORMATION ITEMS

Quarterly Budget Report
Three reports were attached to the Board agenda package representing the first nine
months (April 1-December 31) Budget Report for CRP. The report for information (page 52 of
the agenda package) addressed revenue, operational expenditures, program expenditures and
carry over grant expenditures.
Committee Updates
Please see attached.
Upcoming Meetings:
CRP BOARD MEETING
Friday May 22, 2015
8:30 AM to 1:00 PM, Cochrane RancheHouse
CRP GENERAL ASSEMBLY:
June 23, 2015
5:15 PM to 8:30 PM. Cochrane RancheHouse

*NOTE: The Council Updates are not intended to replace the meeting minutes. The Updates
provide a summary of the Board meeting.

Update to the Board
March 20, 2015
Recent Transportation and Complete Mobility Activities:
1.Transit Governance Charter
o

o
o

Charter summarizes the deliverables for phase 2 of the regional transit
governance work plan, directing the CRP to develop a business and funding
model to own and operate regional transit assets
Steering committee passed a motion for the executive committee to approve
the charter, with a few amendments
Executive committee has approved the charter

2.
Sub-Regional Feasibility Study/pilot
o

o

o
o

Presentation was given to the committee on the process and findings of the
sub-regional feasibility study, involving Black Diamond, Nanton, Okotoks and
Turner Valley
3 alternate service planning scenarios and schedules for the proposed pilot
service were presented, along with projected ridership, revenues and estimated
cost/recovery
Good feedback was received and incorporated for the next sub regional
feasibility study meeting on March 31
Ettore Iannacito made a presentation to the Committee of the Whole in High
River to give an overview of the regional transportation program area and work
plans. High River is very interested in the work we are doing and would like to
be a part of the sub regional feasibility study and possible pilot service

3.
Regional Transit Work Shop for April 2
o
o

o
o

There has been an environmental scan of political factors that could impact the
new business model
As well, interviews with municipal, private, and provincial stakeholders were
conducted during the month of February by AECOM which helped develop the
environmental scan
The scan will be presented at the work shop on April 2nd for comment
The work shop will begin to scope out the next steps as per the work plan and
project schedule

4.
Regional Fare Integration

o

o
o

Direction has been received from the board and supported by the CAO’s, to
include regional fare integration as a part of the regional transit governance
project
This will be needed for the introduction of the pilots in the short-term and for
the smart card in the longer term
We are in the process of developing a work plan with the existing service
providers at the table – Calgary, Airdrie, Bow Valley

5.
Other possible pilots?
o
o
o
o
o

Scoping the opportunity to begin another pilot for September 2016 – likely for
service west of the city
Recognition that pilot services are an excellent way of showcasing what the CRP
is accomplishing working together
The pilot in the south region has been supported through the media and private
sector
Article in the Calgary Herald reporting on the builder and developer perspective
that fully supported the sub regional proposed pilot
They recognized that it will help manage growth and promote growth in the
regional municipalities at the same time

6.
CRB and CRP meeting in Red Deer
o
o
o
o
o

First ever meeting between the two transportation steering committees and
additional members in Red Deer on March 26
Looking for opportunities to support each other through very similar work plans
Opportunities to learn from each other
Means to become a collective voice at the provincial and federal government
table to advocate for similar goals and objectives
Recognition that a regional approach is definitely more advantageous than
trying to advocate on your own

Economic Prosperity Update to the Board
20 March 2015
This update on recent activities in the Economic Prosperity program is organized under the
headings of the three REDA Core Businesses identified by the Province:
1. Build capacity for community and regional economic development success
2. Investment and business retention, expansion, attraction
3. Cultivate and foster collaborative partnerships which support the strategic growth and
economic sustainability of regions, communities and businesses
1. Build capacity:



Partnered with Bow Valley College in sponsoring VentureQuest Business Idea
competition
 Partnered with Van Horne Institute in delivering Linking-Up, Youth in Supply Chain
training
 Supported Province in its application to receive Federal funding for Southwest Ring Road
 Ongoing forums organized for Economic Development Steering Committee, Regional
Economic Forum, and (1) tourism and (2) transportation & logistics working groups
 Initiated CRP sponsorship and involvement in organizing “Ready at a Moment’s Notice”
conference on emergency preparedness in the Calgary Region (April 9-10, 2015)
 Working session with Planners in Black Diamond and Turner Valley to explore how to
better integrate economic development into overall Growth Management Study
(February 4, 2015)
 Created a new EDO working group, at Okotok’s prompting, to explore provision of highspeed Broadband capacity across the region (March 12, 2015)
2. Investment and business retention, expansion, attraction
 Organized and delivered CalgaryRegionInlandPort.ca collaborative booth at
CargoLogistics Conference and Trade Show in Vancouver (January 28-30, 2015)
 Delivered a CRP Lead-Sharing Protocol procedure for the logistics sector to the
Economic Prosperity Steering Committee for consideration and recommendation
(March 12, 2015)
 Initiated a Tourism Asset Assessment and Action Plan with Town of Irricana
 Co-Lead (with Calgary Economic Development) ongoing preparations for Federal
Government’s announcement of Calgary Region Foreign Trade Zone
 Partnered with Innovation & Advanced Education to pilot a “Forward Focus” innovative
economic development planning approach with Town of Black Diamond’s Economic
Development Committee (2 working sessions)
 With Communications and Marketing, created a “Total Landed Cost” e-book as a
foundational information document to support inbound (content) marketing program in
logistics sector
3. Cultivate and foster collaborative relationships






Initiated and organized regional focus group/workshop with Provincial planning team
creating Alberta Transportation Plan (50 Year Plan) (February 12, 2015)
Initiated collaboration with Rocky Mountain Ventures, a not-for-profit society based in
Canmore that is supporting entrepreneurs and accelerated growth of small businesses
(March 19, 2015)
Initiated process with InnovateCalgary and Cochrane Economic Development Officer to
explore approach to creating an entrepreneur/ business start-up incubator pilot
Initiated new working relationship with Canadian Badlands tourism marketing
organization










Represented the Region on Calgary’s new 10 Year Economic Development Strategy
Implementation Steering Committee (Chair Robertson and Colleen Shepherd) and
committed to Co-Lead two initiatives identified in the Strategy
Hosted (in Vancouver) an exploratory meeting with Executives of Port MetroVancouver
to strengthen trade and transportation corridor capacity between Vancouver and
Calgary Region (January 29, 2015)
Participated in Roundtable discussion with Minister Lisa Raitt, Transport Canada, to
advocate for regional transportation and economic development interests (February 10,
2015)
Serving as Secretary on the Board of the Calgary Logistics Council to influence and
support transportation & logistics sector leadership
Advocated to create a Province-wide REDA Managers’ Network through Innovation &
Advance Education

Mayor Bill Robertson, Chair, Economic Prosperity Steering Committee
Bob Miller, Economic Prosperity Lead and REDA Manager
20 March 2015
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MINUTES OF THE MUNICIPAL PLANNING COMMISSION
of the Town of Banff in the Province of Alberta
Town Hall Council Chamber
Wednesday, March 11, 2015 at 9:00 a.m.
COMMISSION MEMBERS PRESENT
Raymond Horyn
Public Representative (Chair)
Patrick Roi
Public Representative
Chip Olver
Council Representative
Corrie DiManno
Council Representative
Steve Beaton
Public Representative
Sylvanna Hegmann
Minister of the Environment Representative
COMMISSION MEMBERS ABSENT
Jay Harris
Public Representative (Vice-Chair)
Vacancy
Public Representative
Vacancy
Administration (non-voting)
ADMINISTRATION PRESENT
Darren Enns
Senior Planner (Acting Secretary)
Keith Batstone
Planner
Kerry MacInnis
Administrative Assistant, Planning (Recorder)
ADMINISTRATION ABSENT
Randall McKay
Manager of Planning and Development (Secretary)
1.0
2.0
MPC15-22

CALL TO ORDER
The Chair to the Municipal Planning Commission called the meeting to order at 9:00a.m.
APPROVAL OF AGENDA
Moved by Olver to approve agenda of the March 11, 2015 meeting of the Municipal Planning
Commission agenda as amended.
Add:
7.2

Connect 2015 (update)

CARRIED

2.1
The Chair asked if any members of the Municipal Planning Commission would be declaring a
conflict of interest in hearing today’s meeting.
No conflict of interest was announced.
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ADOPTION OF PREVIOUS COMMISSION MINUTES
Moved by Olver to approve the minutes of the February 18, 2015 meeting of the Municipal Planning
Commission as amended.
Change the order of the following Motions:
MPC15-11 and MPC15-12 will become Motions 13 and 14
Update MPC15-19 as follows:
Moved by Olver that the Municipal Planning Commission request Council to direct the Public Art
Committee to development standards for incorporation of public at art in construction hoarding of
commercial property.
CARRIED

4.0

UNFINISHED BUSINESS
There was no unfinished business presented.

5.0

REPORTS
5.1
Proposed Fourplex Housing at 318 Squirrel Street (15DP08)
Administration provided a presentation and overview on the proposed development as outlined in this
agenda package.
CARRIED

MPC15-24

Moved by Olver that the Municipal Planning Commission approve Development Permit application
15DP08 to allow for the construction of Fourplex Housing at 318 Squirrel Street with a variance to
Section 8.6.1(b) of the Land Use Bylaw to provide for an eave projection of 1.02m into the required 2.0m
side yard setback (north), subject to the conditions of approval attached as Appendix ‘A’.
CARRIED

APPENDIX ‘A’
(1)

Conditions to be met prior to the issuance of the Development Permit:

(a)

Pay to the Town of Banff the outstanding Municipal Planning Commission surcharge of $110.00 as
established by the Town of Banff Development Fee Schedule Bylaw 308;

(b)

Pay to the Town of Banff off-site levies in the amount of $9,318.40 as established by Town of Banff Off-Site
Levy Bylaw 305 ($20.80/m2 x 448.0m2 gross floor area);

(c)

Pay to the Town of Banff $2,800.00 in-lieu of on-site garbage facilities ($700.00/dwelling rate) as
established by Town of Banff Waste Bylaw 18-4;
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(d)

Pay to the Town of Banff the variance fee in the amount of $275.00 as established by Town of Banff
Development Permit Fee Schedule Bylaw 308 ($275.00/variance);

(e)

Enter into an Encroachment Agreement with the Town of Banff to be registered to the Certificate of
Title for the property to allow for the encroachment of landscaping into the public roadway (boulevard)
adjacent to the property – the terms and wording of the Agreement shall be to the satisfaction of the
Development Officer. Pay the cost of registering the Agreement with Alberta Land Titles Office and pay
to the Town of Banff the Legal Agreement Surcharge of $450.00 as established by Town of Banff
Development Fee Schedule Bylaw 308;

(f)

Submit a completed Town of Banff Class Screening Report Form A-1 (Sub-Class 1: Buildings) to Parks Canada
Environmental Assessment for review and determination of any specific requirements for the proposed
development. Applications and more information may be obtained directly by calling 403.762.1416;

(g)

Submit three (3) copies of plans showing conformance with the provisions of Town of Banff Land Use
Bylaw 31-4 for the review and approval by the Development Officer, including:
(i) A revised summary of the Development Site Statistics for the proposed development indicating
conformance with the Land Use District Regulations of Section 12.0.0;
(ii) A revised Landscaping Plan with a minimum of 1 tree/45m2 landscaped area showing all existing
and proposed plant materials, their sizes, numbers, locations and species type in conformance
with the Recommended Planting Materials List of the Banff Design Guidelines;
(iii) An Exterior Lighting Plan showing numbers, types, and locations and technical specifications
for individual light fixtures in conformance with Section 8.22.0;
(iv) A summary technical specifications demonstrating how the proposed development will integrate
energy conservation technology, including but not limited to, insulation, glazing, passive solar
orientation, efficient heating and cooling systems and solar energy devices, water conserving
plumbing fixtures, and fewer or cleaner wood burning devices in conformance with Section
8.3.2;
(v) A summary of technical specifications demonstrating how New Housing and Accessory
Dwellings shall conform with the Environmental Design Standards of Section 8.3.3 – Energy
Conservation Techniques, Energy Star-certified Window Glazing, Wall and Roof Insulation Rvalues, Water Efficient Plumbing Fixtures;

(h)

Submit a materials sample board and colour board indicating conformance with the Banff Design Guidelines
for the final review and approval by the Development Officer;

(i)

Submit a detailed Deep Utilities Servicing Plan showing:
(iv)
connection to existing water service and sanitary sewer
(v)
details of pipe material(s) and size(s)
(vi)
location of new water meter(s) and remote reading device(s)
(vii) location of existing/redundant services to be abandoned at main line and removed from the
public roadway, if applicable;
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(j)

Submit a detailed Shallow Utilities Servicing Plan showing:
(iv)
location of gas, power and communications lines;

(k)

Submit a Construction Site Plan and provide description of soil and erosion control mitigations that will
be used during construction;

(l)

Submit a Site De-Watering Plan for the review and approval of the Manager of Engineering and Parks
Canada Environmental Assessment;

(m)

Submit a Construction Hoarding Plan for the perimeter of the site including proposed height, colour,
location of access points and any off-site encroachments associated with the required construction
hoarding. Specify solid hoarding (min. 1.8m height) for safety and screening adjacent to Squirrel Street,
with other appropriate fencing on all other property lines. All existing trees to be retained shall be
protected by fencing set at the outer canopy (drip line) of the tree during demolition, excavation and
construction;

(n)

Submit a proposed Truck Route and Traffic Plan for construction vehicles entering and exiting the site.
Show locations of all on-site storage (e.g. material, equipment, etc.) during construction;

(o)

Provide a report summarizing Peak Flow Calculations (pre and post-development rates) for storm water
discharge from the property for the review and approval of the Manager of Engineering. The maximum
allowable discharge rate to the storm system is equivalent to pre-development rate – all additional storm
water must be retained on-site;

(p)

Provide technical specifications for the required Storm Water Management System in the surface parking
area for the review and approval of the Manager of Engineering;

(q)

Submit a detailed cost estimate, as determined by the Landscape Architect, for all on and off-site
landscaping specifying all plant materials, their size, numbers, location and species. Provide an
irrevocable letter of credit in the amount of 125% of the cost of landscaping to secure completion of this
work;

(r)

Submit a detailed cost estimate, as determined by the contractor or Landscape Architect, for all on-site
hard-surfaced areas (driveway, parking area, walkways, patios) and repair of off-site surfaces (roadway,
sidewalk, curb/gutter, driveway crossing) specifying type of materials and finishes. Provide an
irrevocable letter of credit in the amount of 125% of the cost of finishing and repairing all hard surfaced
areas to secure completion of this work; and,

(s)

Submit a completed Subcontractor Information Sheet to Town of Banff Business Licensing, Corporate
Services Department providing a list of the sub-contractors to be employed in the construction of the
development (see attached).

(2)

Specific Conditions:
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(a)

A new concrete sidewalk (1.5m in width) is required to be constructed along Squirrel Street at the front
property line to the satisfaction of the Manager of Engineering. The developer shall bear all costs related
to the construction of a new sidewalk; and,

(b)

A Site Survey shall be performed by a qualified Alberta Land Surveyor following the completion of the
building excavation to verify the location of the building on the property and identify the geodetic
elevation of the slab. Submit the survey of the property for the review and approval of the Development
Officer in advance of commencing the foundation of the building – no foundation work shall proceed
until authorized in writing by the Development Officer.

(3)

General Conditions:

(a)

Any further changes to the approved plans or building shall be submitted for review and approval of the
Development Officer prior to implementation on-site;

(b)

It is the responsibility of the project proponent to ensure that all mitigation measures identified in the
Parks Canada’s BCS Environmental Screening Determination Using a Class Screening Report and the guidelines
identified in the Environmental Guidelines for Development Projects in Banff National Park (Directive 17) are
implemented during construction. The project proponent shall ensure that any hazardous materials
discovered during excavation are immediately reported to Parks Canada and properly disposed of
according to current regulations (see attached);

(c)

Town of Banff requires all developers to collect all waste, separate into appropriate categories on-site and
store appropriately. Dispose trade waste at the Bow Valley Waste Management Commission’s Class III
landfill (Francis Cook) and garbage to the Waste Transfer Station. Ensure that materials and waste being
transported are covered with tarps or equivalent material. Please review the Town of Banff How-to Guide to
Construction Waste Management (see attached);

(d)

Apply for a Street Use Permit from the Manager of Engineering at least 48 hours prior to any work on
Town streets, lanes or sidewalks. Enter into a Temporary Encroachment Agreement with the Town of
Banff for the use of municipal property during construction, if necessary;

(e)

Disturbance of public roadways and installation of utility trenches shall be inspected and approved in
writing by the Manager of Engineering prior to backfill. Please contact Town of Banff Engineering at
403.762.1210 to arrange for an inspection. All installations shall conform to the standards of the City of
Calgary.

(f)

Installation of new services and the termination of redundant services shall be inspected and approved in
writing by the Town of Banff Utilities Department prior to backfill. Please contact the Town of Banff
Utilities Department at 403.762.1240 to arrange for an inspection. All installations shall conform to the
standards of the City of Calgary.
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(g)

Management of all uncontaminated (clean) soil excavated from the site shall be arranged through Parks
Canada. Contractors must obtain a Restricted Activity Permit in order to dispose of clean fill. Further
direction and information about permit approval may be obtained by contacting Banff National Park
Dispatch at 403.762.1470;

(h)

All site drainage is to be contained on site. No connection of weeping tile to storm sewer is permitted;

(i)

A water meter and remote reading device shall be installed at each dwelling prior to issuance of an
Occupancy Permit. Property owners shall provide free and convenient access to the premises and
building at all reasonable times for the purpose of reading meters. The installation of the water meter
shall be inspected by the Town of Banff Utilities Department, please call 403.762.1240 to arrange for an
inspection;

(j)

Hot tap of new water service is required. Contact the Town of Banff Utilities Department at
403.762.1240 to arrange for an inspection;

(k)

All exposed metal flashing, mechanical equipment and flues shall be coordinated to match the building
colour;

(l)

No satellite dishes, antennas or other rooftop communication equipment shall be installed without prior
written permission of the Development Officer;

(m)

All rooftop mechanical equipment must be screened from view to the satisfaction of the Development
Officer;

(n)

Protect all existing services, including landscaping, on adjacent roadways and properties during
construction. Assume responsibility and repair all damages to any existing services and landscaping on
adjacent roadways and properties;

(o)

All existing trees to be retained shall be protected by fencing set at the outer canopy (drip line) of the
trees during demolition, excavation and construction;

(p)

Install hoarding around the perimeter of the site, in accordance with the approved plans, prior to
commencing excavation and construction;
Provide dust suppression (spraying) of site during demolition activities. The nearest hydrant is located
south of the property on the same side of Squirrel Street. A hydrant meter can be obtained from the
Town of Banff Operations Department by telephone at 403.762.1240;

(q)

(r)

Protect undisturbed land by only stockpiling materials on heavy canvas or polypropylene tarpaulins to
protect native vegetation. All materials will be stored with the confines of the work site. All fuels, oils,
lubricants, and other petrochemical products will not be stored within 100m of any waterbody;

(s)

Confine “noise” activities to hours set out in Town of Banff Community Standards Bylaw 260;
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(t)

The applicant shall arrange to have the landscaping completed by no later than one year from the date of
issuance of the Development Permit. If in the event that this work is not completed by this date, the
Town shall cash the Letter of Credit and arrange for the completion of this work at the expense of the
owner;

(u)

The applicant shall arrange to have all of the driveway and hard surfaced areas completed, including
repairs to off-site areas (roadway), by no later than one year from the date of issuance of the
Development Permit. If in the event that this work is not completed by this date, the Town shall cash
the Letter of Credit and arrange the completion of this work at the expense of the owner;

(v)

Minimize the idling of construction vehicle engines at all times in accordance with Town of Banff Traffic
Bylaw 16-7;

(w)

Ensure that all garbage and food waste is stored in bear-proof bins as per Town of Banff Waste Bylaw 18-4.
Construction sites must undergo thorough clean-up, including removal of general litter at project
completion

(x)

In accordance with the wildfire protection guidelines, it is recommended that all existing coniferous trees
within 3.0m of the home should be relocated or removed from the site. Mature coniferous trees within
10.0m of the home should have all branches within 3.0m of the ground removed;

(y)

Obtain all permits required in accordance with the Province of Alberta Safety Codes Act Revised Statues of
Alberta, Chapter S-1. The Act requires that all property owners and contractors working in Alberta obtain
permits prior to commencing work on buildings covered by the Alberta Building Code or prior to
conducting work governed by the regulations of the Canadian Electrical Code, the Alberta Gas Code or the
Alberta Plumbing Code;

(z)

Pay the cost of the following, as may be required, in accordance with municipal standards and to the
satisfaction of the Development Officer:
(i)
Construction of new sanitary sewer, storm sewer and water connections, which shall include
the cutting off of any redundant connection(s)
(ii)
Construction of new driveway crossing, concrete sidewalk, curb and gutter, including
repair/replacement of all adjacent surfaces;
(iii)
Rehabilitation and closing of existing and redundant driveway crossing, concrete sidewalk,
curb and gutter, including repair/replacement of all adjacent surfaces;
(iv)
Construction, repair and rehabilitation of street surfacing;
(v)
Burial of overhead power, telephone, and cable lines.
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Proposed Change of Use “General Retail” to “Indoor Recreation Service” (Fitness Centre) at 215
Banff Avenue (15DP07)
Administration provided a presentation and overview on the proposed development as outlined
in this agenda package.

Moved by Beaton that the Municipal Planning Commission approve Development Permit application
15DP07 for a proposed Change of Use of a portion of an existing commercial business unit from
‘General Retail’ to ‘Indoor Recreation Service’ (Fitness Centre) at 215 Banff Avenue subject to the
conditions of approval attached as Appendix ‘A’.
CARRIED

APPENDIX ‘A’
(1)

Conditions to be met prior to issuance of the Development Permit:

(a)

Submit a completed Subcontractor Information Sheet to Town of Banff Business Licensing, Corporate
Services Department providing a list of the sub-contractors to be employed in the construction of the
development (see attached);

(2)

Specific Conditions:

(a)

Issuance of this Development Permit allows for the conversion of existing ‘General Retail’ floor space
(115m2) to ‘Indoor Recreation Service’ (Fitness Centre). Any future changes of use of the subject
commercial floor may require a Development Permit and shall be subject to the provisions of the Town of
Banff Land Use Bylaw;

(b)

The proposed change of use results in a surplus of total required housing of 0.28 bedrooms. Any future
intensification of use at the subject property may require that housing bedrooms be supplied or cash-inlieu of housing stalls be provided in accordance with the Town of Banff Land Use Bylaw. It is the
responsibility of the property owner to maintain suitable records indicating the current balance of
provision of housing;

(3)

General Conditions:

(a)

Submit details of any change to the approved plans for review and approval by the Development Officer
prior to implementation on-site;
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(b)

Apply for a Street Use Permit from the Manager of Engineering at least 48 hours prior to any work on
Town streets, lanes or sidewalks. Enter into a temporary Encroachment Agreement with the Town of
Banff for the use of municipal property during construction, if necessary;

(c)

The applicant shall obtain a Business Licence from the Town, which shall reflect the use approved by
this Development Permit;

(d)

Town of Banff requires all developers to collect all waste, separate into appropriate categories on-site and
store appropriately. Dispose trade waste at the Bow Valley Waste Management Commission’s Class III
landfill (Francis Cook) and garbage to the Waste Transfer Station. Ensure that materials and waste being
transported are covered with tarps or equivalent material. Please review the Town of Banff How-to Guide to
Construction Waste Management (see attached);

(e)

A water meter and remote reading device shall be installed at the dwelling(s) prior to issuance of an
Occupancy Permit. Property owners shall provide free and convenient access to the premises and
building at all reasonable times for the purpose of reading meters. The installation of the water meter
shall be inspected by the Town of Banff Utilities Department, please call 403.762.1240 to arrange for an
inspection;

(f)

All exposed metal flashing, mechanical equipment and flues shall be coordinated to match the building
colour;

(g)

Confine “noise” activities to hours set out in Town of Banff Community Standards Bylaw 260;

(h)

Minimize the idling of construction vehicle engines at all times in accordance with Town of Banff Traffic
Bylaw 16-7;

(i)

Ensure that all garbage and food waste is stored in bear-proof bins as per Town of Banff Waste Bylaw 18-4.
Construction sites must undergo thorough clean-up, including removal of general litter at project
completion;

(j)

A Sign Permit is required for any new signs or replacement of existing signs on the building. A Sign Permit is
also required for decal or painted window signs with a combined area greater than 0.3 m2 or 10% of the
window in which they are located and for interior signs located closer than 0.9m from the inside face of a
window.

(k)

The applicant may require a valid Town of Banff Building Permit for any interior renovations and
leasehold improvements. Please contact Town of Banff Planning and Development at 403.762.1215 for
more information.
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Olver removed herself from the meeting at 9:40a.m due to a conflict of interest in hearing agenda item
5.3. Olver has a home occupation that is to be renewed at this time.

5.3
2015 Development Permit Renewals for Home Occupations (Type 1 and Type 2)
Administration provided a presentation and overview on Home Occupation renewals as outlined in this
agenda package.
MPC15-26

Moved by Dimanno that the Municipal Planning Commission (MPC) renew all Development Permits for
Home Occupations (Type 1 and 2) listed in Appendix ‘A’ for a one-year term, subject to the original
conditions of approval.
CARRIED

Appendix ‘A’
Recommended Development Permit Renewals for 2015 Home Occupations (Type 1 and Type 2)
Permit
No.
03DP36
00DP17
06DP02
11DP13

Civic Address
94 FOX STREET
27 FAIRHOLME PLACE
529 DEER STREET
305 MIDDLE SPRINGS DRIVE

06DP37
07DP02
94DP15
14DP26

267 JASPER WAY
12 FAIRHOLME PLACE
131A PARK AVENUE
214 MUSKRAT STREET

09DP16
07DP53
90DP75
12DP21
99DP51
04DP02
13DP40

110 BEAVER STREET
329 MIDDLE SPRINGS DRIVE
120 GRIZZLY STREET
5 RABBIT STREET
106 NAHANNI DRIVE
106 LOUGHEED CIRCLE
209 OTTER STREET

98DP95

110 MUSKRAT STREET

Type of Business
LEADERSHIP DEVELOPMENT CONSULTANT
INTERIOR DESIGN CONSULTANT
BOOKKEEPING AND ACCOUNTING SERVICE
WINDOW CLEANING SERVICE
TELEVISION AND FILM PRODUCTION
SERVICE
PROJECT MANAGEMENT SERVICES
MUSIC ENTERTAINMENT SERVICE
HIKING GUIDE
OUTDOOR EQUIPMENT SEWING SERVICE
(TYPE 2)
INTERPRETIVE GUIDING SERVICE
MANAGEMENT CONSULTANT
WILDERNESS CONSERVATION CONSULTANT
TRAVEL CONSULTANCY
LEADERSHIP DEVELOPMENT CONSULTANT
HOME INSPECTION CONSULTANT
ENVIRONMENTAL AND SKI AREA
CONSULTANT
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06DP05
08DP13
04DP19
04DP39

327 MARTEN STREET
201-136 BEAVER STREET
223 KLUANE DRIVE
113A OTTER STREET

04DP68

201 SPRINGS CRESCENT

08DP40
12DP30
09DP38
98DP77
14DP13
09DP61
95DP55
12DP23
13DP38
14DP43
03DP39
14DP15
14DP09
94DP98
13DP11
14DP03
05DP06

437A MUSKRAT STREET
121 GLEN AVENUE
319 MIDDLE SPRINGS DRIVE
138 KOOTENAY AVENUE
328 MIDDLESPRINGS DRIVE
127B PARK AVENUE
128 GRIZZLY STREET
3F OTTER LANE
412 BANFF AVENUE
426 MUSKRAT STREET
345 MUSKRAT STREET
204-119 MUSKRAT STREET
445 COUGAR STREET
119 OTTER STREET
432B MUSKRAT STREET
B-131 PARK AVENUE
348 SQUIRREL STREET

10DP18
11DP39
12DP13
97DP83
00DP58
05DP50
12DP24
12DP06
06DP71
91DP107

337 OTTER STREET
121 NAHANNI DRIVE
#14 WHISKEY CREEK
201 PORCUPINE PLACE
5 CASCADE COURT
207 JASPER WAY
435 MARTEN STREET, UNIT F
109 NAHANNI DRIVE
514 BUFFALO STREET
201 JASPER WAY

01DP08
05DP58
12DP16

126 PARK AVENUE
536 DEER STREET
218 JASPER WAY
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GOLF RESERVATION SERVICE
MOBILE SPA AND WELLNESS SERVICE
WEDDING PLANNER
FLY FISHING GUIDE SERVICE
LEADERSHIP DEVELOPMENT CONSULTANT
(TYPE 2)
SAFETY TRAINING AND INSTRUCTION
SERVICE
FIRST AID TRAINING SERVICE
IN HOUSE CHEF SERVICE
VIDEO PRODUCTIONS SERVICE
CONTRACTOR- MAINTENANCE
SECURITY SYSTEM SERVICE
VACUUM SALES REPRESENTATIVE
MUSIC TEACHER
PHOTOGRAPHY SERVICE
CLEANING SERVICES
APPRAISAL SERVICE
FREELANCE - GUIDE
CONTRACTOR
WHOLESALE JEWELLERY SALES
TOUR AND TRAVEL CONSULTANT
CONTRACTOR - PERSONAL TRAINER
COMPUTER NETWORK CONSULTANT
GENERAL CONTRACTOR CONSULTANT
(TYPE 2)
MANAGEMENT CONSULTING SERVICE
MOBILE ESTHETICS AND MAKEUP SERVICE
LEADERSHIP AND COACHING CONSULTANT
INTERIOR DESIGN CONSULTANT
BOOKKEEPING SERVICE
HIKING AND GUIDING SERVICE
PHOTOGRAPHY SERVICE
VIOLIN WORKSHOP (TYPE 2)
CONTRACT WRITING SERVICE
WHOLESALE SALES AND DISTRIBUTION
SERVICE
PUBLISHING SERVICE
GENERAL CONTRACTOR CONSULTANT
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(TYPE 2)
12DP07
Total: 52

131 RAINBOW AVENUE

TOUR SERVICE COMPANY

Olver returned to the meeting at 9:52a.m.

5.4 2015 Development Permit Renewals for Bed and Breakfast Homes & Inns
Administration provided a presentation and overview on Bed and Breakfast Homes & Inns renewals as
outlined in this agenda package.
MPC15-27

Moved by Beaton that the Municipal Planning Commission (MPC) grant Development Permit renewal
for all of the Bed and Breakfast Homes and Bed and Breakfast Inns listed in Appendix ‘A’ for a one-year
term, subject to the original conditions of approval.
CARRIED

Appendix ‘A’
Recommended Development Permit Renewals for 2015 Bed and Breakfast Homes and Inns
DP#
98DP10
00DP74
04DP59
99DP88
93DP06
93DP26
98DP42
96DP115
13DP33
96DP30
11DP01
05DP29
03DP72
06DP57
90DP108
93DP17

Street Address
419 BEAVER STREET
213 GLEN CRESCENT
316 LYNX STREET
311 MARTEN STREET
132 OTTER STREET
328 ELK STREET
530 CARIBOU STREET
202 GRIZZLY STREET
332 SQUIRREL STREET
427 MARTEN STREET
430 BANFF AVENUE
437 MARTEN STREET
417 MARTEN ST
137 MUSKRAT STREET
2 CASCADE COURT
118 OTTER STREET

# of
Rooms
1
1
2
7
1
2
2
1
2
2
3
3
4
10
2
8

# of
Pillows
4
2
4
17
2
6
4
2
4
4
6
8
8
22
4
21
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99DP30
06DP15
97DP59
95DP27
07DP07
96DP03
03DP22
93DP34
09DP33
91DP87
95DP08
11DP32
93DP25
98DP19
95DP22
14DP06
98DP17
11DP57
96DP100
Total: 35

223 OTTER STREET
121 CAVE AVENUE
129 MUSKRAT STREET
510 BUFFALO STREET
218-220 BEAVER STREET
214 OTTER STREET
347 GRIZZLY STREET
124 SPRAY AVENUE
119 MOUNTAIN AVENUE
117 SPRAY AVENUE
209 OTTER STREET
222 GLEN CRESCENT
412 MARTEN STREET
329 BIG HORN STREET
452 MUSKRAT STREET
117 GRIZZLY STREET
104 MOUNTAIN LANE
116 MOUNTAIN AVENUE
133 KOOTENAY AVENUE
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10
10
4
2
5
1
2
8
2
2
1
1
3
2
2
2
2
2
2
114

25
24
8
4
16
2
4
17
4
4
4
2
9
6
4
4
4
4
4
267

No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change

6.0

CORRESPONDENCE
There was no correspondence.

7.0

NEW BUSINESS
7.1.
Bed and Breakfast Homes and Inns and Home Occupation Annual Renewal Process – Potential
Legislative Changes
Administration provided background information on the renewal processes.

MPC15-28

Moved by Roi that the Municipal Planning Commission direct Council to revisit the renewal process for
Bed and Breakfast Homes, Bed and Breakfast Inns and Home Occupations.
CARRIED
7.2.
Connect 2015 (update)
Connect 2015 was held on March 10, 2015. Administration provided a brief overview of the information
that was provided to the public at Connect with suggestions for what we can do better going forward.

8.0

INQUIRIES
There were no inquiries.
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DATE OF NEXT MEETINGS/ADJOURNMENT
The next regularly scheduled meeting of the Municipal Planning Commission is scheduled for
Wednesday, April 8, 2015 at 9:00 a.m.
Moved by Beaton to adjourn the meeting at 10:40 a.m.
_______________________
Ray Horyn
Chair

CARRIED

_______________________
Kerry MacInnis
Administrative Assistant, Planning and Development
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10.2
A LETTER FROM THE RESIDENTS, BUSINESSES AND COMMERCIAL
PROPERTY OWNERS OF BEAR STREET
Mayor and Council
110 Bear Street. P.O. Box 1260
Banff, Alberta T1L 1A8

December 1, 2014

Dear Sirs/Madames:
Re:

BEAR STREET ENHANCEMENTS

This is a letter from the residents, businesses and commercial building owners of Bear Street. We write to
respectfully request the Bear Street Enhancement Project be included in this year’s Capital Budget. All of
Banff benefits from Bear Street and Bear Street needs your assistance and leadership. It’s Bear Street
turn!
Why support Bear Street Enhancements?
•

Bear Street is a Major Revenue Generator for the Municipality - in 2014 the assessed value of
all properties on Bear Street was $110,998,100 which generate municipal tax revenues of
$704,987.36. Bear Street generated millions in tax dollars last year. The Town should, as a
priority, re-invest in the capital resources that generate revenues that fund other services.

•

Bear Street is the “Local’s” Street – consisting largely of locally owned businesses and
professionals servicing the local community, Bear Street meets and exceeds many of the goals of
the Banff Community Plan – it has heritage, housing, modern environmental showcase buildings.
Bear Street is the counterbalance to the increasingly commercialized Banff Avenue.

•

Bear Street is an Employer – the Bear Street entrepreneurs and professionals employ hundreds
of Banff locals with good, lasting, sustainable jobs. Professional offices such as dentists,
accountants, realtors, lawyers, doctors, property managers, chiropractors and many others are
clustered on Bear Street.

•

Bear Street Has Culture - Bear Street is where culture lives in Banff! It has nationally acclaimed
Art Galleries, the Bison Courtyard, a movie theatre, heritage buildings, community facilities
(Masons hall), the Whyte Museum and others. More than any other commercial district, Bear
Street’s uses are consistent with (and surpass) the objectives of the Banff Community Plan, the
Banff National Park Management Plan and the Town purposes in the 1990 Incorporation
Agreement.

•

Banff Transportation Plan Recommends Bear Street Enhancements – Quote from 2012
Transportation Master Plan:
“Re-Develop Bear Street as a Traffic Calmed/Woonerf/Shared Street Design. Bear
Street represents a very good opportunity to deflect pedestrian traffic away from Banff
Avenue to create an additional commercial corridor that would serve to strengthen and
provide a “place” to the core area”.
Bunt & Associates Engineering (Alberta) Ltd, Pg 177.

Bear Street has quietly gone about its business without ever asking for much, if anything, and yet Bear
Street contributes so much to our community. Bear Street needs enhancing and Bear Street needs your
support!
Respectively Submitted by Signatories (page over)

Signatories:
Saltlik – a Rare Steakhouse
Soul Ski & Sport
Canada House Gallery
4 Dangerous Dolls
Gourlay Pharmacy
Banff Rickshaw
Dr Anand Choubal – Ricky Mountain Dental
Forget Me Not Flowers
Arctos and Bird Holdings Ltd.
Whyte Museum of the Canadian Rockies
Dorbert Inc
B-Towne Salon
Alpine Flowers
Family Chiropractic Office - Dr. Shawna Biegel
Banff Caribou Properties Ltd.
More Signatories Coming…..

