TOWN OF BANFF
ORDER OF BUSINESS
Special Meeting of Council
Re: Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Town of Banff Council Chamber
Wednesday, 2020 February 12, at 8:00 a.m.
1.0

CALL TO ORDER
The 2020 February 12 Special Meeting of Council, Re: Bylaw 427 – Borrowing Bylaw – 342 Banff
Avenue, will be live streamed on the internet, and recorded, in accordance with Council Policy
C8002, Video Recording and Live Streaming of Council Meetings. It will be made available on the
Town of Banff website.

2.0

APPROVAL OF AGENDA
2.1

3.0

4.0

Agenda for the 2020 February 12 Special Meeting of Council
Recommendation:
That the Agenda for the 2020 February 12 Special meeting of Council be approved.

PUBLIC INPUT ON AGENDA ITEMS
3.1

Written Submissions
None

3.2

Oral Submissions

SPECIAL MEETING BUSINESS
4.1

Request for Decision: Third Reading of Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Land
Attachment 4 held confidential pursuant to Sections 23 (Local public body confidences), 24
(Advice from officials) and 25 (Disclosure harmful to economic and other interests of a
public body) of FOIP.
Recommendation:
That Council:
1. Give third reading to proposed Bylaw 427 – Borrowing Bylaw – Banff Avenue Land
(Attachment 2); and
2. Direct that Attachment 4 remain confidential pursuant to Sections 23 (Local public
body confidences), 24 (advice from officials) and 25 (Disclosure harmful to the
economic and other interests of a public body) of the Freedom of Information and Protection
of Privacy Act, until such time as the matter is resolved.

5.0

ADJOURNMENT
Agenda prepared by: L. McDougall

All recommendations as presented are for discussion purposes only, and should not be considered as the opinion or direction of
Council.
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Item #: 4.1

REQUEST FOR DECISION
Subject: Third Reading of Bylaw 427 – Borrowing Bylaw – 342
Banff Avenue Land
Presented to: Council
Submitted by: Chris Hughes,
Director Corporate Services

Date: 2020 February 12
Agenda Item #: 4.1

RECOMMENDATION
That Council:
1.
2.

Give third reading to proposed Bylaw 427 – Borrowing Bylaw – Banff Avenue Land (Attachment 2);
and
Direct that Attachment 4 remain confidential pursuant to Sections 23 (Local public body
confidences), 24 (advice from officials) and 25 (Disclosure harmful to the economic and other
interests of a public body) of the Freedom of Information and Protection of Privacy Act, until such time as
the matter is resolved.

BACKGROUND
Reason for report
Council, during the 2020 February 10 Regular Meeting, gave first and second reading to Bylaw 427.
Authorization for third reading did not pass unanimously. The conditions of sale for this property is Friday,
2020 February 14. The following conditions must be satisfied to complete this sale:





Borrowing bylaw;
Financing;
Confirming any required amendments to the National Park Lease with Parks; and
Property inspection.

As such, Council made the following motion to call a Special Meeting on 2020 February 12 to consider third
reading of Bylaw 427:
Moved by Mayor Sorensen
That with respect to Item 8.1, Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue Land, the
following be adopted:
1. Schedule a Special Meeting of Council for Wednesday, 2020 February 12, at 8:00 a.m. in the
Council Chamber, to discuss third reading of Bylaw 427 – Borrowing Bylaw – 342 Banff
Avenue Land; and
2. Direct that the confidential discussions remain confidential pursuant to Section 24 (Advice
from Officials) of the Freedom of Information and Protection of Privacy Act.
For: (5): Mayor Sorensen, Councillor DiManno, Councillor Olver, Councillor Poole, and
Councillor Standish
MOTION CARRIED
Request for Decision: Third Reading of Bylaw 427 – Borrowing
Bylaw – 342 Banff Avenue Land
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Loan Bylaw Information
Bylaw No.: 427
Purpose of Indebtedness: To acquire the lease of lands for a below market housing project at 342
Banff Avenue (Plan 6719BC, Block 14, Lot 9).
Amount (up to a maximum): $1,300,000.00
Repayment Terms: The Town of Banff shall:
 Repay the indebtedness according to the repayment structure in effect, namely payments
of combined principal and interest installments not exceed three (3) years calculated at a
rate not exceeding the interest rate fixed by the Alberta Capital Finance Authority or
another authorized financial institution on the date of the borrowing, and not to exceed
SIX (6%) percent; and
 Levy and raise municipal taxes sufficiently to pay the indebtedness.
Statutory references: Municipal Government Act (“MGA”)
ATTACHMENTS
Attachment 1: RFD – Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue Land, dated 2020 Feb 10
Attachment 2 – Proposed Bylaw 427
Attachment 3 – 2020 December 16 Released report to Council
Confidential Attachment 4 – 2019 Appraisal
Attachment 5 – Released Statement of Significance

Submitted By:

Reviewed By:

Chris Hughes, Director, Corporate Services

Kelly Gibson, Town Manager

Request for Decision: Third Reading of Bylaw 427 – Borrowing
Bylaw – 342 Banff Avenue Land
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Attachment 1

REQUEST FOR DECISION
Subject: Bylaw 427– Borrowing Bylaw – 342 Banff Avenue Land
Presented to: Council

Date: 2020 February 10

Submitted by: Chris Hughes, Director Corporate
Services

Agenda #: 8.1

RECOMMENDATION
That Council give three readings to proposed Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Land (Attachment 1).
BACKGROUND
Reason for Report
At the December 16, 2019 Regular Meeting of Council, the following motion was passed:

COU19-351

Moved by Councillor Olver

That with respect to Item 12.1, Land Matter, the following be adopted:
That Council:
1. Approve confidential recommendations 1 and 2 contained in Item 12.1, Land Matter.
2. Direct that the report, recommendations, attachments, and confidential discussions remain confidential pursuant to
Sections 23 (local public body confidences), 24 (advice from officials), and 25 (disclosure harmful to the economic
and other interests of a public body) of the Freedom of Information and protection of Privacy Act, until such time
as matter is resolved.
For: (6): Mayor Sorensen, Councillor Canning, Councillor Christensen, Councillor DiManno, Councillor Olver, and
Councillor Standish

MOTION CARRIED

Council directed Administration, in closed meeting, to proceed with negotiations to purchase the
land at 342 Banff Avenue and to bring a borrowing bylaw to support the purchase. The debt will be
repaid through the sale of housing planned to be developed on the land. The confidential report that
was submitted to the December 16, 2019 closed session of Council has been released and is attached
for reference.
Summary of Issue
The Town of Banff has commenced the process to develop two lots located at 338/340 Banff
Avenue, offered by the Banff Housing Corporation, for high-density affordable housing units that
will be for sale to qualified buyers. Once the project is completed it will be transferred back to the
Banff Housing Corporation (BHC) to manage the resale process. The units will remain affordable
and in the BHC ownership portfolio in perpetuity. Preliminary efforts were made to engage
surrounding property owners with the possibility of land acquisitions for this project. A scope of
Council Report: Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Land
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Attachment 1
work briefing was presented to Council on November 12th where Council was informed that all
offers to investigate options for purchase of adjacent properties had been declined.
In December, the landowners of 342 Banff Avenue approached the Banff Housing Corporation to
express renewed interest in selling their parcel of land to the Town of Banff for $1,300,000. An
appraisal of the subject property was conducted in July 2019 and the estimated market value of the
land was established at $1,300,000.00. There was a right of first refusal registered against the title,
however the party chose not to exercise their right on the property and it has been released.
The total project cost for the acquisition of the lease of the land is $1,300,000, to be funded with
debt financing for a period not to exceed three years from the Alberta Capital Finance Authority
(ACFA) or another authorized financial institution. Because the term of the debenture will be less
than five years, the Municipal Government Act (MGA) does not require advertising prior to giving three
readings to the bylaw.
Below is a draft copy of the 2019 debt limit calculation based on the third quarter forecast:
Town of Banff
2019 Debt Limit Calculations
Total Debt Limit
2019 Total Forecated Revenue
Less:
Capital Grant Transfers
Eligible Revenue
Total Debt Limit
Total Debt Used
Loan Guarantee
Unused Debt Limit
Debt Servicing Limit
Eligible Revenue
Debt Servicing Limit
2020 Debt Payments
Debt Charges Recovered
Unused Debt Service Limit

$

53,380,407

$
$
$
$
$
$

(3,217,532)
50,162,875
75,244,313
(14,272,778)
60,971,535

$
$
$
$
$

50,162,875
12,540,719
(926,857)
11,613,862

Response Options
Council may:
a) Give three readings to Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue Land; or
b) Do not give first reading to Bylaw 427 and revise the funding source for the purchase of the
land at 342 Banff Avenue.
Council Report: Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Land
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IMPLICATIONS OF RECOMMENDATION
Financial

Term
3 Years

Principle Amount - $1,300,000
Interest Rate (as of January 15, 2020) – 2.047%
Project
Annual Debt
Total Interest Final Project
Cost
Payment
Charges
Cost
$1,300,000
$448,988
$46,964
$1,346,964

CONCLUSION
The purchase of the land at 342 Banff Avenue will allow for an estimated increase of 12 units to be
developed within the project.
Repayment of this debenture will be financed over the three-year term through revenues recognized
through the resale of the units therefore there will be no tax impact from the issuance of this debt.
ATTACHMENTS
Attachment 1: Proposed Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue Land
Attachment 2: 2020 December 16 Released Report to Council

Submitted By:

On Original
Chris Hughes, Director, Corporate Services

Reviewed By:

On Original
Kelly Gibson, Town Manager

Council Report: Bylaw 427 – Borrowing Bylaw – 342 Banff Avenue
Land
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TOWN OF BANFF
BYLAW 427

Item #: 4.1
Attachment 2

THIS BYLAW AUTHORIZES THE COUNCIL OF THE TOWN OF BANFF TO INCUR
INDEBTEDNESS BY THE ISSUANCE OF DEBENTURE(S) IN THE AMOUNT OF
$1,300,000 FOR THE PURPOSE OF ACQUIRING THE LEASE OF LANDS FOR A
BELOW MARKET HOUSING PROJECT AT 342 BANFF AVENUE (PLAN 6719BC;
BLOCK 14; LOT 9)
WHEREAS:
The Council of the Town of Banff has decided to issue a bylaw pursuant to section 258 of the Municipal
Government Act to authorize the financing, undertaking of the acquisition of the lease of lands for a
below market housing project at 342 Banff Avenue (Plan 6719BC, Block 14, Lot 9).
The total cost of the acquisition of the lease is estimated to be $1,300,000. The Town of Banff
estimates the following grants and contributions will be applied to the project:
Capital Reserves
$0
Provincial Grants
$0
Debenture
$1,300,000
________________________________
Total Cost
$1,300,000
In order to complete the project, it will be necessary for the Town of Banff to borrow the sum of
$1,300,000 for a period not to exceed three years, from the Alberta Capital Finance Authority or
another authorized financial institution, by the issuance of debentures on the terms and conditions
referred to in this bylaw.
The estimated lifetime of the project financed under this bylaw is equal to, or in excess of three years.
The principle amount of the outstanding debt of the Town of Banff at December 31, 2018 is
$16,036,330 and no part of the principal or interest is in arrears.
All required approvals for the project have been obtained and the project is in compliance with all
Acts and Regulations of the Province of Alberta.
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly assembled,
ENACTS AS FOLLOWS:
1.0 CITATION
1.1

This bylaw may be cited as Borrowing Bylaw – 342 Banff Avenue Land.

Special Council Agenda Package 2020 February 12

Item #: 4.1
Attachment 2
Page 2 of 2
2.0

PROVISIONS

2.1

That for the purpose of acquiring the lease of the lands at 342 Banff Avenue (Plan 6719BC;
Block 14; Lot 9), the sum of ONE MILLION THREE HUNDRED THOUSAND
DOLLARS ($1,300,000) be borrowed from the Alberta Capital Finance Authority or another
authorized financial institution by way of debenture on the credit and security of the Town of
Banff at large, of which amount the full sum of $1,300,000 is to be paid by the Town of Banff
at large.

2.2

The proper officers of the Town of Banff are hereby authorized to issue debenture(s) on
behalf of the Town of Banff for the amount and purposed as authorized by this bylaw, namely
the acquisition of the lease of the land at 342 Banff Avenue (Plan 6719BC; Block 14; Lot 9).

2.3

The Town of Banff shall repay the indebtedness according to the repayment structure in effect,
namely payments of combined principal and interest installments not exceed three (3) years
calculated at a rate not exceeding the interest rate fixed by the Alberta Capital Finance
Authority or another authorized financial institution on the date of the borrowing, and not to
exceed SIX (6%) percent.

2.4

The Town of Banff shall levy and raise municipal taxes sufficiently to pay the indebtedness.

2.5

The indebtedness shall be contracted on the credit and security of the Town of Banff.

2.6

The net amount borrowed under this bylaw shall be applied only to the project specified by
this bylaw.

2.7

This bylaw comes into force on the date it is passed.

READ A FIRST TIME this 10th day of February, 2020.
READ A SECOND TIME this 10th day of February, 2020.
READ A THIRD TIME this XX day of XXXX, 2020.
SIGNED AND PASSED this XX day of XXXX, 2020.
_______________________
Karen Sorensen
Mayor
_______________________
Kelly Gibson
Town Manager

Town of Banff Bylaw 427 - Borrowing Bylaw –-342 Banff Avenue Land
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Item #: 4.1
Attachment 3

Date: 2020-02-05
Dept: Corporate Services, Town of Banff

REQUEST FOR DECISION
Subject: Purchase of 342 Banff Ave for Proposed Banff Avenue
Affordable Housing Development.
Presented to: Council
Submitted by: Sharon Oakley
Manager, Housing Sustainability

Date: 2019 December 16
Agenda #: 12.1

RECOMMENDATION
That Council:
1. Direct Administration to proceed to negotiate and bind the contract for the purchase of land located
at 342 Banff Avenue on behalf of the Banff Housing Corporation, for the purpose of adding additional
affordable housing units to the current Banff Avenue project based on the terms provided in the
confidential attachment;
2. Direct Administration to enter into an agreement for the acquisition of the land, with the agreement
clearly specifying that the purchaser is the Town of Banff or its nominee. The Town can then direct
the vendor to transfer the property to BHC, as the Town’s nominee; and
3. Direct that this report, attachments and confidential discussions remain confidential pursuant to
Sections 23 (local public body confidences), 24 (advice from officials), and 25 (disclosure harmful to
economic and other interests of a public body) of the Freedom of Information and Protection of Privacy Act
until such time as the matter is resolved.

Council: Purchase of 342 Banff Ave for Proposed Banff
Avenue Affordable Housing Development
Released to Public: 2020 February 05
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Attachment 3
BACKGROUND
Reason for Report
The Town of Banff has commenced the process to develop two lots located at 338/340 Banff Avenue,
offered by the Banff Housing Corporation, for high-density affordable housing units that will be for sale
to qualified buyers. The units will remain affordable and in the BHC ownership portfolio in perpetuity.
Preliminary efforts were made to engage surrounding property owners with the possibility of land
acquisitions for this project. A scope of work briefing was presented to Council on November 12th where
Council was informed that all offers to investigate options for purchase of adjacent properties had been
declined.
In the past ten days, the land owners of 342 Banff Avenue approached the Banff Housing Corporation
to express renewed interest in selling their parcel of land to the Town of Banff for $1,300,000. An appraisal
of the subject property was conducted in July 2019 and the estimated market value of the land was
established at $1,300,000.00
Summary of Issue
In 2017 the Town of Banff completed the Ti’nu affordable apartment complex at Coyote Lane. The
development added 131 units to the community’s rental housing stock. The development has been fully
subscribed with a significant wait list, indicating the demand for this type of unit.
Demand for below market ownership opportunities have been recently identified, both from the results
of a Banff Housing Corporation survey, where 371 respondents indicated they were currently renting but
interested in home ownership, and from the 2018 Bow Valley Housing Needs assessment, which indicated
the need for 124 affordable home ownership units in Banff by 2027.
The two parcels of land 338 and 340 Banff Avenue were purchased by the Banff Housing Corporation in
December 2013 for the purpose of future housing development. With the inclusion of 342 Banff Avenue
land the unit count would increase by up to 50% from 22 proposed units to 33. Including this land parcel
in the total land available for development would result in a higher net unit yield, and an economy of scale
for build costs. It would also allow the Town of Banff to continue to address the housing unit shortfall
by increasing the number of overall units. As referenced in the 2014 Community Housing Strategy, “Land
is king and there is very little of it.” Incorporating this property into the Banff Avenue Development would
also be in keeping with the neighbouring structures both north of the building and west of the site, across
the street.
The cost of the land purchase to create a 33 unit complex would increase the overall proposed sale price
of each unit by approximately 14% from the original estimates based on a 22 unit complex.
Administrations is of the opinion that the 50% increase in unit yield would provide a greater benefit to
the community as a whole notwithstanding a 14% increase in proposed unit sale costs. All units would
still be well below market rates. As seen below, the land costs per unit are broken down for the originally
proposed 22 unit complex and the newly proposed 33 unit complex:
Land cost/unit for 34 units
Land costs/unit for 22 units

$55,882.00
$27,272.00

Council: Purchase of 342 Banff Ave for Proposed Banff
Avenue Affordable Housing Development
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Below is a breakdown of the floor area ratio and unit estimates for two lots vs the proposed addition of a
third lot:
338/340
Address
338 BANFF AVE
340 BANFF AVE

Roll Number
270
271

unit size
1 bedroom
I bedroom with loft/den or 2 bed
3 bedroom

600
850
1000

Area (sf)
Area (m2) FAR of 1.1 (m2)
FAR of 1.3 (m2)
6947.8 645.471463
710.02
839.11
6964.5 647.022944
711.73
841.13
unit number total SF
5% non rentable space total built space
7
4200
210
4410
13
11050
552.5
11602.5
2
2000
100
2100
22
17250
18112.5

338/340/342

Address
338 BANFF AVE
340 BANFF AVE
342 BANFF AVE
TOTAL
1 bedroom
2 bedroom or 1 bedroom + loft
3 bedroom
total units

Roll Number

Area (sf)
6947.8
6964.5
6964.5
20876.8
unit number
600
11
850
21
1000
2
270
271
272

unit size

34

Area (m2) FAR of 1.1 (m2)
FAR of 1.3 (m2)
645.471463
710.02
839.11
647.022944
711.73
841.13
647.022944
711.73
841.13
1939.52
2133.472
2521.37
total SF
5% non rentable space total built space
6600
330
6930
17850
892.5
18742.5
2000
100
2100
26450
1322.5
27772.5

Work on the site started in the fall of 2019, moving forward with community consultation, geotechnical
investigation, site survey, and predesign work.
There is an existing duplex dwelling located on the site that is part of the heritage inventory, however the
house has been determined to “not be historically significant”. A statement of Heritage Significance is
attached to this report.
Zoning:
RBA Residential Banff Avenue Land Use District
• Density: The maximum floor area ratio (FAR) for the subject property is 1.10 for row, stacked
row, and apartment housing except this may be increased to a maximum of 1.30 proportional to
the amount of parking provided below grade. It is 0.60 for all other uses. The highest and best
use of the site is apartment housing.
The total size of the subject property is 13,911.97 ft2. The maximum buildable size has been
calculated at 1.30 times the site area for apartment housing, based on the assumption that all
required parking will be located below grade.
FAR: 13,911.97 ft2 x 1.3 allowable density = 18,085.56ft2

Council: Purchase of 342 Banff Ave for Proposed Banff
Avenue Affordable Housing Development
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Attachment 3
•

•
•

Site Coverage: The maximum site coverage is 55%, except this shall be increased to a maximum
of 60% proportional to the amount of parking provided below grade.
SRC: 13,911.97 x 0.60 maximum SRC = 8,347.18 square feet. (Maximum building
footprint)
Height: The maximum height is 11.5 m or 3 storeys.
Setbacks:
a. The minimum front yard is 4.0m for any portion of a building under 6.0m in height, and 5.5
m for any portion of a building over this height.
b. The minimum side yard is 2.0m for any portion of a building under 2 storeys, plus 1.0m for
each additional storey or partial storey above 2 storeys; 3.0m for one side yard where no
abutting lane is provided; and 4.5m where the site abuts a public roadway other than a lane.
c. The minimum rear yard is 4.5m.

IMPLICATIONS OF DECISION
Budget:
The land purchase cost would be debt financed with a short term borrow and brought back to Council at
a subsequent meeting for approval, should the decision to purchase be made.
Internal Resources:
The project will be overseen by the Town of Banff Housing team. This collaborative team will oversee
the design and construction phases of the development and upon completion, the property will be
managed by the Banff Housing Corporation.
Council Strategic Priorities/ Banff Community Plan
The Banff Community Plan directs the Town of Banff to supply a mix of affordable housing options to ensure
those working in Banff have a place to live. It encourages the town of Banff to maintain and respect neighbourhood
characteristics that personifies and reinforces Banff’s sense of place and ensure high standards of design for both building and
landscape architecture.
Councils Strategic Priorities 2019-2022
Facilitate the development and management of price-reduced rental and purchasable housing.
Banff Community Housing Strategy – includes 63 specific actions within five key themes. This project fits within
the “Rentals” section which identifies a need to grow Banff’s rental portfolio, and in “Partnerships and
Collaboration”, which highlights the need to partner with Parks Canada for access to land within town
boundaries. This strategy also speaks to increasing Banff’s rental vacancy rate a more healthy range of
between 3 and 5 percent.
Legal description of proposed lots for purchase:
• 342 Banff Ave, Lot 9 Block 14 Plan 6719BC

Council: Purchase of 342 Banff Ave for Proposed Banff
Avenue Affordable Housing Development
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Response Options
Council may direct administration to:
1. Direct Administration to proceed to negotiate and bind the contract for the purchase of land located
at 342 Banff Avenue on behalf of the Banff Housing Corporation, for the purpose of adding additional
affordable housing units to the current Banff Avenue project based on the terms provided in the
confidential attachment;
2. To enter into an agreement for the acquisition of the land, with the agreement clearly specifying that
the purchaser is the Town of Banff or its nominee. The Town can then direct the vendor to transfer
the property to BHC, as the Town’s nominee.
3. Not pursue the purchase of land and proceed with the original scope of work for 338/340 Banff
Avenue.
ATTACHMENTS
Confidential Attachment 1: Appraisal
Confidential Attachment 2: Statement of Significance
Circulation date:

2019 December 6

Submitted By:

Sharon Oakley, Manager, Housing
Sustainability

Reviewed By:

On Original
Randall McKay, Interim Town Manager

Council: Purchase of 342 Banff Ave for Proposed Banff
Avenue Affordable Housing Development
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STATEMENT OF SIGNIFICANCE

FT

342 Banff Avenue: Webb Residence

DESCRIPTION OF THE HISTORIC PLACE

RA

The Webb residence at 342 Banff Avenue is a fair example of a 1940’s era duplex built to
accommodate a growing population in need of rental accommodation. The building was
constructed in 1941 and occupied for most of its existence by Martha Webb and various renters.
The Webb duplex has a minor presence on the block as it is located between the more prominent
Barrie House to the south and a modern apartment building to the north.

D

HERITAGE VALUE
The resource at 342 Banff Avenue retains a good level of heritage integrity due to regular
maintenance and a lack of major alterations, however the home itself is not historically
significant. The home is a broad, one storey square building with a basement and separate garage
to the rear of the property. It features a wide pyramidal roofline with two separate symmetrical
gabled building entrances that extrude from the otherwise low-pitched roof. The coarse stucco
finish of the home is reflective of the architectural trends in the 1930’s and 1940’s, as are the
original sash windows, exposed rafters, large eave overhang, and front gable corbels– all
common elements of mid-century wide pyramidal homes in Banff. The front-gabled two-car
garage to the rear of the property is clad with vertical wooden siding and a stringcourse, and
wood paneled garage doors. Overall, the exterior of the home is in good condition.

CHARACTER DEFINING FEATURES
•
•
•
•
•
•
•

Low-pitched pyramidal roof with two small front gables
Front gable corbels
Decorative front gable fascia
Exposed rafters and shiplap soffit
Coarse stucco finish
All original half-centre bar and three-light sash windows
Large eave overhang
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