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In addition to the proposed changes regarding overall 
building height, staff are also recommending an 
amendment to the regulations addressing exempt 
basement space (see sidebar image). Currently basements 
which are less than 0.6m (2ft) above grade are not 
considered a storey and do not count towards the 
allowed number of storeys. Increasing this to 2’ 6” 
would create an additional 8 inches of exempt basement 
height, which would allow for a more liveable 
environment in the basement areas (e.g. more light + 
higher ceilings). This change should also make it easier 
for basement suites to come into conformance with 
building code requirements by reducing the amount of excavation required to create egress window 
wells. It should also create the opportunity to build higher ceilings in basements, which relates to 
both liveability and building code requirements. 
 
Banff Community Plan 
Review guidelines for infill housing in high density residential neighbourhoods (p. 19)  
The increases proposed to building height will add potential for redevelopment of existing sites and 
create flexibility for infill housing. 
 
Public Feedback 
On the question of a 2 ½ storey standard elsewhere, 14 respondents supported this, while 17 
respondents endorsed “no change”. This question may have been a bit misleading, given that “no 
change” could also be viewed as an endorsement of 2 ½ storeys in those land use districts which 
already allow 2 ½ storeys. As few people recorded which land use district they lived in, it is difficult 
to make an interpretation. Additional comments received from our surveys indicated that people had 
concerns over how taller buildings could fit within the character of a neighbourhood, and how 
tall(er) buildings could maintain the “human scale” which typifies Banff.  
 
Feedback from community tent events and was limited on this topic, although some people did 
express concern in how the Land Use Bylaw defined a ½ storey and felt it allowed too much leeway 
for builders. This was also evident in the responses from the open ended portion of the survey, 
where respondents indicated confusion about how the height of a building was measured. Other 
respondents to the open-ended survey question noted that they would prefer to see higher buildings 
rather than outward growth, but only if those buildings were consistent with the character of their 
neighbourhoods.  
 
Survey responses tended to endorse the idea of 3 storey buildings adjacent to Banff Avenue, with 21 
respondents in favour and 10 opposed.  
 
Planning Response  
The proposed amendments to allowable building height would introduce 3 storey residential 
buildings into the RBA (Banff Avenue) and RCM (Central Muskrat) districts. More accurately, this 
would be a re-introduction of 3 storey buildings, as several older 3 storey apartment blocks currently 
exist in these land use districts. It is important to note that none of these older 3 storey apartments 
were built using the Banff Design Guidelines, which arguably would guide building design towards a 
more locally appropriate end product.  
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The districts that would see an amendment in residential building height would undergo at most a ½ 
storey increase. These ½ storeys have proven to be very popular in new buildings, as they often 
allow for a loft space that can be used as a home office or accessory room, thereby utilizing space 
within a sloping roof which may otherwise go unused.  
 
The review team have put forward these recommendations with the view that they are incremental 
in nature, and represent a minor increase to the current regulations. In districts where it is already 
permitted, the 2 ½ storey height limit (in conjunction with the Banff Design Guidelines) has helped to 
create some excellent examples of residential intensification.  
 
The review team is also proposing to amend the graphics in the Land Use Bylaw to more clearly 
explain how height is measured. We hope that this step will help alleviate some of the confusion 
around this issue.  
 
The review team recommends amending the permitted building heights as noted in the report.  
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RECOMMENDATION 
That Council amend Land Use Bylaw 31-4 to show site coverage regulations amended as per this 
report. 
 
BACKGROUND 
Summary of Issues 
Site coverage refers to the percentage of a site covered by or beneath all buildings or structures that 
are 1.0 m or more in height, including accessory buildings or structures.  Site coverage does not 
include projections into or under yards such as cantilevered balconies, bay windows, chimneys, etc. 
that are permitted in the bylaw or driveways and surface parking areas. Site coverage regulations are 
in place to address stormwater issues and also to control building form and flexibility of design. By 
increasing the amount of allowable site coverage, landowners will have more flexibility should they 
choose to renovate or redevelop. However, as the amount of allowable site coverage increases, the 
ability for stormwater runoff to be handled on-site decreases. One way to mitigate this effect would 
be to require installation of on-site stormwater management systems.  
 
Two scenarios were presented for the public’s consideration. The first was an across the board 
increase from 30% site coverage to 40% site coverage. The second was an incentive based system 
which would see the permitted site coverage remain at its current levels, and allowed to increase only 
when the development incorporated a set of measures intended to mitigate stormwater runoff. The 
proposed incentives were as follows: 
 

 Single family homes and duplexes: Installation of a rain barrel system at all rain water leader 
locations in order to decrease the volume and rate of storm water runoff. Approved 
installation allows for an increase in allowable site coverage by a factor of 1.3. 

 Multifamily housing (triplex to six units of housing): Allow site coverage to increase by a 
factor of 1.45 subject to installation of stormwater detention / infiltration system with a 
capacity approved by the Town of Banff Engineering Department.  

 Apartment housing: Allow site coverage to increase by a factor of 1.6 subject to installation 
of a no- impact, or “complete capture” storm water system (e.g. collection cistern, 
infiltration system) approved by Town of Banff Engineering Department. 

 
The effect on allowable site coverage is summarized in the table below: 
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