TOWN OF BANFF
ORDER OF BUSINESS

Regular Council Meeting
Town of Banff Council Chambers
Monday, July 8, 2013 at 2:00 p.m.
1.0

CALL TO ORDER

2.0

PUBLIC HEARINGS
2.1
Bylaw 324 – Land Use Bylaw Amending Bylaw – Commercial Development Allotment
Transfer Fees
2.2
Bylaw 325 – Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer
Fees

3.0

APPROVAL OF AGENDA
3.1
Regular Meeting Agenda
3.2
For Information: 2013 Council Priorities and Workplan`

4.0

DELEGATIONS
4.1
Biosphere Institute of the Bow Valley
4.2
Parking Changes at Post Office

5.0

ADOPTION OF PREVIOUS COUNCIL MINUTES
5.1
Minutes of the June 24, 2013 Regular Meeting of Council

6.0

UNFINISHED BUSINESS

7.0

COMMITTEE REPORTS
7.1
Minutes of the May 24, 2013 Banff Housing Corporation
7.2
Minutes of the June 14, 2013 Banff Housing Corporation

8.0

INQUIRIES

9.0

STAFF REPORTS/BYLAWS
9.1
Request for Decision: Bylaw 320 – Land Use Bylaw Amendment – Commercial Use
Development Allotment Transferability
9.2

Request for Decision: Bylaw 321 – Land Use Bylaw Amendment – Existing
Commercial Gross Floor Area Transferability

9.3

Request for Decision: Bylaw 324 – Land Use Bylaw Amending Bylaw –Commercial
Development Allotment Transfer Fees

9.4

Request for Decision: Bylaw 325 – Land Use Bylaw Amending Bylaw –Existing
Gross Floor Area Transfer Fees

9.5

Request for Decision: Policy C076-2 – Council Remuneration

9.6

Request for Decision: Collaboration of Technology for Municipal Service Delivery

9.7

Request for Decision: 2012 Housing Needs Assessment
Link to: http://www.banff.ca/DocumentCenter/View/1358 (17MB)

9.8

Request for Decision: Additional Staffing Request

9.9

Request for Decision: Legacy Trail Pedestrian Bridge Options

9.10

Briefing: 2013 Capital Project Update – Second Quarter

10.0

CORRESPONDENCE

11.0

NEW BUSINESS

12.0

INQUIRIES

13.0

ADJOURNMENT
Agenda prepared by: Kerry MacInnis

TOWN OF BANFF
ORDER OF BUSINESS

Public Hearing
Town of Banff Council Chambers
Monday, July 8, 2013 at 2:00 p.m
1.0

CALL TO ORDER

2.0

PUBLIC HEARINGS
2.1
Bylaw 324 – Land Use Bylaw Amending Bylaw – Commercial Development
Allotment Transfer Fees
2.1.1 Opening of Public Hearing for Bylaw 324
2.1.2 Explanation of the Public Hearing Process
2.1.3 Confirmation of Advertising and Notice of Hearing (Verbal)
2.1.4 Staff Report
2.1.5 Public Input Verbal Presentations Bylaw 324
2.1.5.1 Members of public who register to speak at hearing
2.1.6 Public Input Written Submissions Bylaw 324
2.1.6.1 Written submissions received before the end of the public hearing
2.1.7 Council Question Period
2.1.8 Closing or Adjournment of Public Hearing for Bylaw 324
2.2

Bylaw 325: Land Use Bylaw Amending Bylaw – Existing Gross Floor Area
Transfer Fees
2.2.1 Opening of Pubic Hearing for Bylaw 325
2.2.2 Explanation of the Public Hearing Process
2.2.3 Confirmation of Advertising and Notice of Hearing (Verbal)
2.2.4 Staff Report
2.2.5 Public Input Verbal Presentations
2.2.5.1 Members of public who register to speak at hearing
2.2.6 Public Input Written Submissions
2.2.6.1 Written submissions received before the end of the public hearing
2.2.7 Council Question Period
2.2.8 Close or Adjournment of Public Hearing for Bylaw 325

Agenda Prepared by: Kerry MacInnis

Public Hearing Process
1. Opening of Public Hearing
The Mayor will state the purpose of the public hearing and call for a motion to open 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. Close or Adjournment
The Mayor will ask for a motion to close the public hearing or to adjourn the hearing until
a specified date and time.
After the public hearing is closed Council is not permitted to receive any further
submissions regarding the bylaw.

Control and Conduct of Meetings
Council’s role at the public hearing is to listen to the public. Council does not debate or
challenge the comments being offered, but may question what they hear to make sure they
understand what is being said. Council will not debate the merits of the proposed bylaw nor
enter into dialogue with speakers at the public hearing.
Members of the public who wish to speak at the hearing are asked to register prior to the start of
the public hearing.
The Mayor will advise persons addressing council that they should give their name and address,
and indicate if they are speaking on their own behalf, or for a client, company, organization or
other group.
No person shall address Council without the permission of the Mayor.
Member of the public who constitute a gallery during the public hearing:
• Shall speak in a respectful manner and shall address council;
• Shall directly address the item on the agenda and not repeat themselves or address
matters irrelevant to the public hearing;
• Shall maintain order and quiet; and
• Shall not interrupt any speech or action of members of council or any other member of
the public that is addressing council.
The Mayor may at any public hearing, cause to be expelled and excluded any person who creates
any disturbance or acts improperly during a meeting.
Council will not debate the merits of the proposed bylaw nor enter into dialogue with speakers at
the public hearing.

REQUEST FOR DECISION
Subject: Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA
Transfer Fees
Presented to: Council

Date: June 24, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 8.2

RECOMMENDATION
That Council give First Reading to Bylaw 324: Land Use Bylaw Amending Bylaw –CDA Transfer
Fees and schedule a public hearing for July 8th, 2013 at 2:00pm.
BACKGROUND
Reason for Report
To present an updated development fee schedule which includes proposed fees for the transference
of Commercial Development Allotments (CDAs) as directed by Council (COU13-147). Fees set by
bylaw may only be amended through an amending bylaw.
Summary of Issue
The 2013 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 320 proposes to allow the transference of CDAs from one property to another. The Bylaw as
passed at first reading 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;
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 throughout the
time-frame associated with the CDA. This will likely include annual reporting to Parks
Canada as is currently done with CDA issuance. Since CDAs have a defined shelf life (5
years), it is reasonable to assume that the maximum time period administration would
administer a CDA transfer would be the same.
Based on the above projected commitment, Administration is recommending an application fee of
$1,400. Other costs associated with CDA transfers, such as those associated with the drafting,
Council and legal review, and public input process for Bylaw 320 have been netted out of this
analysis.
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Other Jurisdictions
Sometimes comparable fees from other jurisdictions can provide context. Administration examined
communities who currently have Transfer of Development Right (TDR) mechanisms within their
Land Use Bylaws and returned with the following examples:
•

•
•
•
•
•

Aspen, CO (Pitkin County)
o Additional Floor Area Special Review $1,248
o Certificate Issuance: $624
o Constrained/Visually Constrained Site: $1,248
o Limited Development Conservation Parcel Special Review: $3,744
o New Development Right Special Review: $1,248
San Francisco:
o Certificate of Transfer, Execution: $433.00.
o Certification of Transfer of TDR, Notice of Use: $1,351.00
County of Frederick, VA:
o Entire Transference Process: $1,050
King County, WA
o Transfer of development rights sending site certification $376.00
Churchill County, NV
o Application Fee: $150
Boulder County, CO
o Free

Response Options
Council may give first reading to proposed Bylaw 324 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 2013 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 324: Land Use Bylaw Amending Bylaw –CDA Transfer Fees

Council: Bylaw 324 – CDA Transfer Fees

Agenda #8.2
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Circulation date:
Submitted By:
Reviewed By:

June 12, 2013

Darren Enns, Senior Planner
Robert Earl, Town Manager

Council: Bylaw 324 – CDA Transfer Fees

Agenda #8.2

TOWN OF BANFF
BYLAW 324
Land Use Bylaw Amending Bylaw – Commercial Development Allotment
Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Development Fees
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly
assembled, ENACTS AS FOLLOWS:
1.

CITATION
a) This bylaw may be cited as the Land Use Bylaw Amending Bylaw – CDA Transfer Fees.

2. PROVISIONS
a) Land Use Bylaw 31-1, as amended, is amended by:
i) Replacing Schedule G in its entirety with Schedule G of this bylaw.
3. SCHEDULE
a) Schedule G forms part of this bylaw.
4. ENACTMENT
a) 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.
b) The Town Manager is authorized to consolidate Land Use Bylaw 31-3.
READ A FIRST TIME this xx day of month, 20xx.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of month, 20xx.
READ A SECOND TIME this xx day of month, 20xx.
READ A THIRD TIME this xx day of month, 20xx.

Page 2 of 6
SIGNED AND PASSED this ______ day of ______________, 2013.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

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

______________________________
Minister of the Environment/Delegate

Town of Banff Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA 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
Change of use
Permitted use

$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
$1200.00
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Discretionary use

$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

Area Plans
Area Structure Plan

$5,500.00 + advertising
costs
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Area Redevelopment Plan

$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

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
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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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<<End of Public Hearing 1>>
<<Start of Public Hearing 2>>

REQUEST FOR DECISION
Subject: Bylaw 325: Land Use Bylaw Amending Bylaw - Existing
GFA Transfer Fees
Presented to: Council

Date: June 24, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 8.3

RECOMMENDATION
That Council give First Reading to Bylaw 325: Land Use Bylaw Amending Bylaw –Existing GFA
Transfer Fees and schedule a public hearing for July 8th, 2013 at 2:00pm.
BACKGROUND
Reason for Report
To present an updated development fee schedule which includes proposed fees for the transference
of existing Commercial Gross Floor Area as directed by Council (COU13-150). Fees set by bylaw
may only be amended through an amending bylaw.
Summary of Issue
The 2013 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 both
the review, approval, and enforcement of specific applications, as well as the ongoing administration
of the proposed transference process in general.
Bylaw 321 proposes to allow the transference of existing commercial gross floor area from one
property to another. The Bylaw is currently under consideration for second 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 321 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.
Because the ongoing 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
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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 325 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 2013 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 325: Land Use Bylaw Amending Bylaw –Existing GFA Transfer Fees
Circulation date:
Submitted By:
Reviewed By:

June 12, 2013
Darren Enns, Senior Planner
Robert Earl, Town Manager

Council: Bylaw 325 - Existing GFA Transfer Fees

Agenda #8.3

TOWN OF BANFF
BYLAW 325
Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Development Fees
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly
assembled, ENACTS AS FOLLOWS:
1.

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

2. PROVISIONS
a) Land Use Bylaw 31-1, as amended, is amended by:
i) Replacing Schedule G in its entirety with Schedule G of this bylaw.
3. SCHEDULE
a) Schedule G forms part of this bylaw.
4. ENACTMENT
a) 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.
b) The Town Manager is authorized to consolidate Land Use Bylaw 31-3.
READ A FIRST TIME this xx day of month, 20xx.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of month, 20xx.
READ A SECOND TIME this xx day of month, 20xx.
READ A THIRD TIME this xx day of month, 20xx.
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SIGNED AND PASSED this ______ day of ______________, 2013.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

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

______________________________
Minister of the Environment/Delegate

Town of Banff Bylaw 325 – 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 325 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees
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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

Area Plans
Area Structure Plan

$5,500.00 + advertising

Town of Banff Bylaw 325 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees
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Area Redevelopment Plan

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

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
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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.

Town of Banff Bylaw 325 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees

From:
To:
Subject:
Date:
Attachments:

Sorensen, Karen
Johnston, Tara
FW: Public Hearing
Monday, July 08, 2013 12:17:29 PM
winmail.dat

I have permission from Justin to submit his comments below as a written submission.
Karen
-----Original Message----From: Justin Burwash [mailto:jburwash@bestofbanff.com]
Sent: Monday, July 08, 2013 9:49 AM
To: Sorensen, Karen
Subject: Public Hearing
Karen,
Unfortunately I can't make it to today's public hearing, but it is not because I don't care.
I would only have a quick comment that the $1,400 and $3,500 fees seem a bit high and they might become
prohibitive for transfers of smaller amounts of square footage. For example, to transfer 100 square feet of GFA
would add $35 per square to this small project.
Perhaps giving some consideration for a lower fee for smaller transfers.
Thanks for listening.
Justin

Justin Burwash, CA
Director of Finance and Operations
Banff Caribou Properties Ltd.
P.O. Box 1070, Banff, Alberta, Canada T1L 1H8 - Tel: (403) 762-2642 - Direct (403) 760-7577 - Fax: (403) 7624763

2013 Council Priorities & Workplan
Agenda #3.2
July 8, 2013

2013 Council Priorities
1.
2.

3.
4.

5.

A Sustainable Transportation System – focus on implementing the recommendations of the transportation
plan.
Effective Land Use to Ensure a Sustainable and Prosperous Banff – focus on results of commercial floor space
mapping, reviewing transferability and allotment policies, as well as on public service lands and on
design/guidelines and administrative functions.
Toward Economic Prosperity – Supporting the Competitive Initiative – continued community consultation, as
well as work with partners, to solidify the Town’s role in the delivery of an economic prosperity plan.
Toward Financial Sustainability – Seeking Resort Community Status and Financial Tools – to build on
relationships and to ensure others recognize the unique needs of Banff in the delivery of excellent service to
more than three million annual visitors.
Urban Forest Management – Renewing our Most Valuable Resource – developing and implementing longterm maintenance and funding plans.

Council Workplan
Note: blue highlight indicates a 2013 Council Priority.

1st Quarter 2013

Original
Due Date
2

Draft Land Use Bylaw Phase 2-B

Planning

Council
Meeting

Finance
Meeting

Status/Next Steps

Complete

Bylaw Defeated

2012

Open House/ Online
survey
June 19 Farmer’s
Market Engagement

Draft Accepted by
Council

Recreation Facilities Master Plan –
Community Consultation

Env. Coordinator

Social Assessment

Community Services

Complete

Employee Satisfaction Survey

Human Resources

Complete

2013 Property Assessment Overview

Corporate Services

Complete

Snow and Ice Management Policy

Operations

Complete

Council Compensation Review –
Committee Appointments

Human Resources

Complete

2nd Quarter 2013

New Due
Date

Presented to Council
Policy Approved
Committee Appointed

Original
Due Date

New Due
Date

Corporate Services

Q1-2013

Aug 19

Corporate Services

Complete

Online

Economic Prosperity Strategy Focus
3
Group Review

Corporate Services

Complete

Phase 1 report
received.

Compensation – External Market

Human Resources

Complete

Mill Rate Split Analysis

4

On-line Payments

Council
Meeting





Finance
Committee

Status/Next Steps
To Finance
Committee

Approved
mechanism for pay
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2nd Quarter 2013

Original
Due Date

4

1

Fenlands Cost Recovery Model

4

Service Review & Budget Integration
Land Use Bylaw- Transference
Transference Fees Bylaw

Council
Meeting

Finance
Committee

4

2

2

Engineering

Complete

Engineering

Complete

Corporate Services

Complete

Corporate Services

Complete

Planning

2012

Planning

June 24

Draft received


July 8



First Reading

Complete

Engineering
Operations
Communications
Corporate Services

Complete

Town Owned Lands Cost Recovery
4
Model
Utility Rate Review

Corporate Services

May 27

Aug 19



Corporate Services

June 24

July 29



Council Compensation Review –
Committee Report
Traffic Bylaw Amendments –
Skateboarding and Biking

Human Resources

Q2 - 2013

July 8

2013

Complete

Bylaw

3rd Quarter 2013

Original
Due Date

4

Urban Forest renewal options

2012

Corporate Services
5

Waste Bylaw Amendment

Q2-2013

New Due
Date

Q3-2013

2012 and
beyond
2012

Q3 2013

2012

Q3-2013

2012

Q3-2013

Q1-2013

Q3-2013

Grounds
Corporate Services

Passed Bylaw 323

Council
Meeting

2012

Status/Next Steps




3 mos. post bin
communications



Q3 2013





Env. Coordinator

Finance
Committee



2012

Planning
Community Services
Corporate Services
Human Resources



Jul 29

Operations

st

Installation in
process




Q3-2013

Planning

Recreation Facilities Master Plan – 1
Draft
Employee Housing and Rental Rate
Structure Review
Improve Cemetery Administrative
Processes
Meet with Regional Transit
Commission to review 2013-2014
business plans
Community Standards Bylaw
Amendment - Closing Doors in Winter

Approved Design

Operations
2

Land Use Bylaw-Public Service Lands

Performance targets
set
Council
Recommendations
Received
Third Reading

Cave Avenue Reconstruction Design
Selection
Residential Bin Communication
Improvements
First Quarter Forecast

2014 Financial Plan

Status/Next Steps
adjustments

Indicators
st
1
Traffic Master Plan 1 Draft
Traffic Master Plan Final

New Due
Date

Q3-2013



Post BVRT strategic
planning
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Resource Recovery Yard
Sunday Operations
Out of Town Service Agreements

Operations

2012

Q3-2013

Corporate Services

2012

Q3-2013

Wastewater/Utilities contact
proposal
Facilities Life Cycle plan

Operations

Q3-2013
Q3-2013

Sewer Bylaw

Operations
Engineering
Corporate Services
Operations

2012

Q3-2013

Taxi Bylaw (Efficiencies)
Amendments
Green Fleet Policy

Enviro Coordinator
Bylaw
Operations

Q2-2013

Q3-2013

Yellow curb/sidewalks

Operations

Q3-2013

Second Quarter Forecast

Corporate Services

Recreation Master Plan – Final
Document

Planning
Community Services
Banff Housing
Corporation

Community Housing Strategy



Q3-2013



2012

Q3-2013

Outdoor music - Community
Standards Bylaw Amendment

Bylaw Services

2012

Q3-2013

Rickshaw/Pedi-cab Appropriateness

Planning

Land Use Bylaw- Non-Conforming
2
sites, Commercial Service lands

Planning

Nov 25

Corporate Services

Q4-2013

Corporate Services

Nov 25

Corporate Services

Q4-2013

Memorial benches, trees, and graves

Operations

Q4-2013

Off-street Parking Requirements

Planning

Q4-2013

Performance Benchmarks

Downtown Fire Pits
Toboggan Run

3

Planning

3

Streets
3

High School rink lighting options

Engineering



2012

Corporate Services

4

Pilot project
Jun/Sep
Draft policy Sep/Oct
Consider with
outdoor
merchandising pilot
project





Q3-2013

Original
Due Date

Pre-Audit Planning




Q3-2013
Sept/Oct

Economic Prosperity Plan



Aug 19

2012

3






Planning

Third Quarter Forecast




Outdoor Merchandise Display Policy

4th Quarter 2013



Q4
budget
Q4
budget
Q4
budget

New Due
Date

Council
Meeting

Finance
Committee

Status/Next Steps


Phase II
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Seasonal and Short Term Staff Accom
Transportation Master Plan 2014
Recommendations
Illegal Biking and Skateboarding
Signage

Human Resources

Q4
budget



Engineering

Q4
budget



Bylaw

Q4
budget



Agenda Item 4.1

Biosphere Institute of the Bow Valley: Background and Highlights
The Biosphere Institute was established as a non-profit society in 1997 and was awarded
charitable status in 2003. Its mission is to ensure the ecological integrity of the Bow
Valley for the well-being of the ecosystem and those who live here, through education,
research and outreach.
The Biosphere Institute’s Resource Centre is located in Canmore and provides
information on Bow Valley ecosystem issues to municipalities, organizations, and
businesses throughout the Bow Valley. It houses an extensive bibliographic ecosystem
database of more than 7,000 records, and a public library of 2,700 regional reports and
maps. Documents and bibliographic references are searchable on-line via our website and
available to the public at our Resource Centre. Education materials are also available on
loan and have recently been used to develop outdoor programming specifically for Banff
schools.
Throughout the years, the Biosphere Institute has initiated several programs with the
Town of Banff including the Bow Valley One-Tonne Challenge and Bow Valley Mountain
Air Program. Both these programs were featured in a 2011 article in the Journal of
Sustainable Tourism as examples of programs that enable collaborative and enthusiastic
local sustainability action. This article was also included in a book published in 2012 on
Tourism governance and sustainability.
The Biosphere Institute won the Green Communities Canada 2011 Innovation Award for
designing and implementing a suite of programs that demonstrate cutting-edge
approaches to sustainable development, incorporating the principles of social marketing,
obtaining high and diverse community engagement, and effective results. Some of the
Biosphere Institute’s recent programs that include the Town of Banff are described
below.
Bow Valley Sustainable Action was a two year Biosphere Institute program that wrapped
up in 2012. It was a multi-layered program in which individuals and families took
measurable, positive steps towards sustainability through programs that fit with their time
and energy commitments. The Biosphere Institute undertook many activities in the Town
of Banff during this program including: providing worm composting programs for the
Town of Banff Day Camp, a movie screening on reducing household toxins to Town of
Banff staff, two fourteen week EcoTeam workshop programs at the Banff Centre (7
workshops each), and a Green Cleaning workshop.
In 2012, the Friends of Banff passed on seven Wildlife EduKits to the Biosphere Institute
to ensure they would continue to be available to Banff Schools and other groups. These
hands-on environmental learning and stewardship kits (bear, wolf and elk) were in much
need of upgrading. The Banff Community Foundation is funding the upgrading of these
kits, which have already been loaned to three Grade 1 classes at Banff Elementary
School. Upon request, the Biosphere Institute will be bringing a Wildlife EduKit to
present to St. Martha’s Place, the Continuing Care Department at Mineral Springs
Hospital.

Agenda Item 4.1
Home Sustainable Home is a new Biosphere Institute program for Banff, Canmore and the
M.D. of Bighorn that has just received funding through an Environment Canada
EcoAction grant. It involves an action-based online engagement program with
participants receiving two sustainable tip emails per month. Each tip email will include
easy, medium and more difficult actions that individuals can take to make their own
homes more sustainable.). Barriers to engagement are reduced by providing 1) instruction
for those with varying levels of knowledge; website links on tip topics, community
specific information (i.e. date/time of next community toxic round-up); 2) providing
corresponding community activities that make it easier to complete the specific suggested
actions in that month’s online tips. The Biosphere Institute will work with Town of Banff
staff to tie in priority programs and to reach targeted demographic groups within the
community. Feedback is encouraged from participants on preferred future community
activities and types of action tips. Community members that have made sustainable
changes will be featured and benefits highlighted. Participants will be encouraged to share
their own sustainable home tips through photos, videos, testimonials, and through social
media.
Outreach programs are featured through our website and social media. The Biosphere
Institute is in the process of expanding its online outreach to include more Banff residents
and visitors and will work with Town of Banff staff to make this as effective as possible.

July 3, 2013
Agenda #: 4.2
Dear Councillors,

I have requested this opportunity to address you on July 8, 2013 to discuss the newly implemented “no
parking” (at any time) in front of the post office.
My understanding is that this new policy has been implemented to facilitate a better flow of traffic in
this heavily congested area. As a resident of the “other side” of the bridge for the past 17 years it is very
apparent that something needs to be done to help the traffic move more efficiently across the bridge
into the downtown core during peak summertime hours. I do support this measure for the trouble
times and hope it will be enough to ease these concerns. However, this situation is not a concern for
many hours of the day and the inconvenience that is imposed to our citizens in this location is
substantial.
Adrian, head of the engineering dept. was kind enough to spend the first minutes of his holiday to speak
with me. I requested his time to assist me in obtaining a better understanding of this decision. Adrian
indicated that conversations occurred regarding setting scheduled times for no parking, but the decision
to implement 24 hour no parking was made based on the concept of “keeping things simple”.
Although I understand implementing new parking hours would be challenging, the alternative appears
to be an extremely inefficient use of the road for the majority of the day to accommodate a small
percentage of time that the congestion issues are present. I believe that the challenges are worth the
effort as the businesses in the downtown core will suffer with less parking available during evening
hours and the regular citizens that need “in and out” access to our mail, are inconvenienced significantly
while the roadway is empty.
My understanding of the process is to submit an action request which would be directed to the signs
committee. Their next meeting is scheduled for Aug 4th. By the time this matter is then directed to
council the summer is mostly finished. I feel this is a more urgent matter, so I am requesting this matter
be discussed and if deemed appropriate….adjusted immediately.
Thank you in advance for your consideration.
April Wood
403-762-4541
apmjwood@shaw.ca

Regular Town of Banff Council Meeting
June 24, 2013
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July 8, 2013 Agenda Item #: 5.1
Unapproved

MINUTES OF THE REGULAR MEETING OF COUNCIL
of the Town of Banff in the Province of Alberta
Town Hall Council Chamber
Monday, June 24, 2013 at 2:00 pm
COUNCIL MEMBERS PRESENT
Karen Sorensen
Mayor
Leslie Taylor
Councillor and Acting Mayor
Stavros Karlos
Councillor
Chip Olver
Councillor
Paul Baxter
Councillor
Brian Standish
Councillor
Grant Canning
Councillor and Deputy Mayor
COUNCIL MEMBERS ABSENT
ADMINISTRATION PRESENT
Robert Earl
Town Manager
Randall McKay
Manager of Planning and Development
Connie Grace
Destination Events Coordinator
Diana Waltmann
Manager of Communications
Kelly Gibson
Manager of Corporate Services
Kerry MacInnis
Administrative Assistant (Recorder)
1.0

CALL TO ORDER
The Mayor called the June 24, 2013 regular meeting of council to order at 2:08p.m.

2.0

APPROVAL OF AGENDA
2.1.
Meeting Agenda
COU13-164 Moved by Mayor Sorensen that council approve the agenda of the June 24, 2013 regular meeting of
council with the following amendments:
•
•
•
3.0

Under 2.0 – remove 2.2 2013 Council Priorities and Workplan
Under 3.0 - remove Delegations
Under 8.0 - remove items 8.1, 8.5, 8.6, 8.7

CARRIED

DELEGATIONS
There were no delegations.

4.0

ADOPTION OF PREVIOUS COUNCIL MINUTES
4.1.
Minutes of the June 10, 2013 Regular Meeting of Council
COU13-165 Moved by Councillor Taylor that council approve the minutes of the June 10, 2013 regular meeting of
council as presented.
CARRIED

Minutes approved by:

Regular Town of Banff Council Meeting
June 24, 2013
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Unapproved

5.0

UNFINISHED BUSINESS
There was no unfinished business.

6.0

COMMITTEE REPORTS
There were no committee reports.

7.0

INQUIRIES
The Mayor asked if there were any inquiries. There were none.

8.0

STAFF REPORTS/BYLAWS
8.1
Bylaw 324 – Land Use Bylaw Amending Bylaw – Commercial Development Allotment
Transfer Fees

COU13-166 Moved by Councillor Taylor that council give first reading to Bylaw 324 – Land Use Bylaw Amending
Bylaw – CDA Transfer Fees and schedule a public hearing for July 8, 2013 at 2:00 p.m.
CARRIED
8.2

Bylaw 325 – Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer Fees

COU13-167 Moved by Councillor Standish that council give first reading to Bylaw 325 – Land Use Bylaw Amending
Bylaw – Existing GFA Transfer fees and schedule a public hearing for July 8, 2013 at 2:00 p.m.
CARRIED
8.3
Canada Day
Administration updated council on the revised programming scheduled for the Town of Banff’s 2013
Canada Day event.
9.0

CORRESPONDENCE
There was no correspondence.

10.0

NEW BUSINESS
There was no new business considered.

11.0

INQUIRIES
The Mayor asked if there were any inquires. There were none.

12.0 ADJOURNMENT
COU13-168 Moved by Councillor Canning to adjourn the June 24, 2013 regular meeting of council at 2:15p.m.
CARRIED
______________________
Karen Sorensen
Mayor

_______________________
Kerry MacInnis
Administrative Assistant

Minutes approved by:

MINUTES OF A REGULAR MEETING
OF THE BANFF HOUSING CORPORATION
DIRECTORS
Held at the Town of Banff Office
8:30am May 24, 2013
MEMBERS PRESENT:

ACTION

Leslie Taylor
Ladd Snowsell
Darryl Zimmer
Paul Baxter

Council Member Director
Public Member Director
Public Member Director
Council Member Director, Chair

MEMBERS/OTHERS ABSENT:
Alison Gerrits
Francis Hopkins

FCSS Manager, Town of Banff
Public Member Director

ADMINISTRATION, OTHERS PRESENT:
Dougal Forteath
1.0

Chief Administrative Officer

CALL TO ORDER/APPROVAL OF AGENDA

The meeting was called to order by Snowsell at 8:35am
Agenda additions:

3.1

BHC Housekeeping

BHCD13-078 MOVED by Taylor to approve the agenda as amended
CARRIED
2.0

DELEGATIONS

There were no delegations.
3.0

APPROVAL OF PREVIOUS MINUTES AND CONTINUING BUSINESS

May 10th 2013:
Item 5.3 amend minutes to reflect “to the May 24th meeting agenda”
BHCD13-079 MOVED by Taylor to approve the minutes of May 10th 2013 as amended
CARRIED

1

3.1

BHC Housekeeping
1) It is noted that Bridget Breck has stepped down from her Board member position due to
time constraints. The Board directed that Board recruitment be added to the next agenda;
2) An email to Board members reminding of the Board survey is to be sent Monday May 27th
2013;
3) The Board directed that, once approved, policies should be circulated to all Board members;
4) A proposed BHC bylaw amendment should be sent for Council’s consideration (a
shareholder meeting to called for after June 24th Council meeting) proposing that: Council
can appoint an alternate Council member representative for the BHC Board; that Council
leaves it to the Town Managers discretion to appoint the Town administrative
representative.

4.0

CONTINUING BUSINESS

4.1
4.2

This is item 5.1 to the May 24th agenda
This is item 5.3 to the May 24th agenda

5.0

TODAY’S BUSINESS

5.1

Roommates in a BHC property policy- draft

The Board reviewed and made a few amendments to the draft policy.
BHCD13-080 MOVED by Taylor to approve the BHC Roommates policy as amended.
CARRIED
The Board noted that they would like to bring a communications strategy agenda item to the June
24th Board meeting.
5.2

8 Fairholme Place

The Board reviewed the previous communication between the BHC and the homeowner of 8
Fairholme Place.
BHCD13-081 MOVED by Baxter that the BHC communicate the roommate policy to the
homeowern of 8 Fairholme Place and thank them for their communications and compliance.
CARRIED
The Chair will circulate to the Board the draft communication per the motion.
5.3

BHC mandate review: homeowner association

The Board discussed the agenda item and how best the creation of a homeowners association could
occur. The Board identified some specific homeowners who could be approached to gauge what sort
of interest may be present at the homeowner level. The information obtained will be reported back at
the June 14th meeting.
5.4

BHC Q1 operating results

The Board reviewed the 2013 Q1 operating results.

2

BHCD13-082 MOVED by Baxter to go in camera at 9:50am to discuss a matter that may
affect the value of land.
CARRIED
5.4
Land opportunity- confidential
BHCD13-083 Moved by Baxter to come out of camera at 10:10am
BHCD13-084 MOVED by Zimmer to adjourn the meeting at 10:12am, the next regularly
scheduled meeting at 8:30am Friday June 14th.

________________________
Paul Baxter - Chair

___________________________
Recording Secretary

3

MINUTES OF A REGULAR MEETING
OF THE BANFF HOUSING CORPORATION
DIRECTORS
Held at the Town of Banff Office
8:30am June 14, 2013
MEMBERS PRESENT:

ACTION

Leslie Taylor
Ladd Snowsell
Darryl Zimmer
Alison Gerrits

Council Member Director
Public Member Director
Public Member Director
FCSS Manager, Town of Banff

MEMBERS/OTHERS ABSENT:
Francis Hopkins
Paul Baxter

Public Member Director
Council Member Director

ADMINISTRATION, OTHERS PRESENT:
Dougal Forteath
Shannon O’Donoghue
1.0

Chief Administrative Officer
BHC homeowner

CALL TO ORDER/APPROVAL OF AGENDA

The meeting was called to order by Snowsell at 8:34am
Agenda additions:

5.8

RRL 314 Middle Springs Drive – confidential

Agenda order:
5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8

RRL 331 Middle Springs Drive – confidential
RRL 314 Middle Springs Drive – confidential
BHC Bylaw 1-1 : proposed amendment
Housing Needs assessment final draft – confidential
Board survey – confidential
Board recruitment
BHC mandate review: homeowner association
Land opportunity - confidential

BHCD13-085 MOVED by Gerrits to approve the agenda as amended
CARRIED
2.0

DELEGATIONS

There were no delegations.

1

3.0

APPROVAL OF PREVIOUS MINUTES AND CONTINUING BUSINESS

BHCD13-086 MOVED by Taylor to approve the minutes of May 24th 2013 as presented
CARRIED
4.0

CONTINUING BUSINESS

4.1

The Chair reviewed the communication with the homeowner of 8 Fairholme Place with the
Board.
Board recruitment will remain as a standing item on the agenda until such time that it has
been completed.
The Board is continuing to gather feedback (informal) from homeowners.
The Board has requested that the BHC communication manager be present at the June 28th
meeting to discuss what options may be available to the BHC specific to homeowner
communication.
See 4.4.
The Board was advised that the BHC had been unsuccessful in its attempts at
communicating with the land owner.

4.2
4.3
4.4
4.5
4.6
5.0

TODAY’S BUSINESS

5.1

RRL 331 Middle Springs Drive

BHCD13-087 MOVED by Taylor that the Board of the Banff Housing Corporation consent
to the sale of 331 Middle Springs Drive elect not to exercise their right of first refusal, and
agree to defer payment of their equity percentage of 22.87%, as set out in the Sublease
Agreement paragraph 8(d) (ix).
CARRIED
5.2

RRL 314 Middle Springs Drive – confidential

BHCD13-088 MOVED by Taylor that the Board of the Banff Housing Corporation consent
to the sale of 314 Middle Springs Drive, elect not to exercise their right of first refusal, and
agree to defer payment of their equity percentage of 26.11%, as set out in the Sublease
Agreement paragraph 8(d) (ix).
CARRIED
5.3

BHC Bylaw 1-1: proposed amendment

BHCD13-089 MOVED by Gerrits that the third bullet under Directors in Bylaw 1-1 be
amended to state: “ The Council of the Town of Banff shall have the sole power, from time to time
and at any time, to appoint any person or persons as a Director, Directors or alternate Council
Director, either to fill a casual vacancy or vacancies or as an addition to the Board, but so that the
total number of directors shall not at any time exceed the maximum number fixed by these articles or
by a general meeting”
CARRIED

2

BHCD13-090 MOVED by Taylor to go in camera at 8:50am to review a report that is in draft
form and not yet approved
CARRIED
5.4

Housing Needs Assessment final draft – confidential

BHCD13-091 MOVED by Taylor to come out of camera at 8:50am
5.5

CARRIED

Board survey – confidential

The Board will set up a separate meeting date to review the survey results.
5.6

Board recruitment

There was no update from Board members with respect to this item which will remain as a standing
item on the Board’s agenda.
5.7

BHC mandate review: homeowner association

The item was moved to the next Board agenda June 28th.
BHCD13-092 MOVED by Zimmer to go in camera at 9:50am to discuss a matter that may
affect the value of land
CARRIED
5.8

Land opportunity – confidential

BHCD13-093 MOVED by Zimmer to come out of camera at 10:07am

CARRIED

Note: as this was the last meeting for Taylor and Gerrits the Board thanked and acknowledged its
appreciation for their time and efforts over the past few years.
BHCD13-094 MOVED by Zimmer to adjourn the meeting at 10:12am, the next regularly
scheduled meeting at 8:30am Friday June 14th.

________________________
Paul Baxter - Chair

___________________________
Recording Secretary
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REQUEST FOR DECISION
Subject: Land Use Bylaw Review; Phase 2(c)
Transferability of Commercial Use Development
Allotments
Presented to: Council

Date: July 8, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 9.1

RECOMMENDATION
That Council give third reading to Bylaw 320.
BACKGROUND
Reason for Report
The Land Use Bylaw has incorporated a provision for the transferability of Commercial Use
Development Allotments (CDAs) since 2005 (Town of Banff Bylaw 230). The existing transferability
mechanism is limited with respect to eligibility. Administration is recommending its scope be
enlarged as part of the Land Use Bylaw review to help facilitate redevelopment and reinvestment in
commercial properties.
On March 25th, 2013 Council granted first reading to Bylaw 320:
COU13-56 Moved by Councillor Olver that council give first reading to Bylaw 320 – Land Use Bylaw
Amendment –Commercial Use Development Allotment Transferability and schedule a public hearing for
Thursday, April 25, 2013 at 1:00 p.m.
The Public Hearing for Bylaw 320 was held on April 25th, 2013 in Council Chambers. Minutes for
the Public Hearing were approved at the May 13th, 2013 meeting of Council.
On June 10th , 2013, Council granted second reading to Bylaw 320:
COU13-146 Moved by Councillor Olver that council give second reading to Bylaw 320 - Land Use Bylaw
Amending Bylaw – Commercial Use Development Allotment Transferability with the following amendment:
amend section 9.4.3 by deleting it in its entirety and replacing it with the following: “The Municipal
Planning Commission shall review and decide upon all applications to transfer a commercial use development
allotment, or a portion of a commercial use development allotment with reference to the goals and objectives of
the hierarchy of plans affecting land use in the Town of Banff.”;
Section 9.4.3 has subsequently been amended with the language from Council motion COU13.146
and an additional reference to Section 1.6.0 of the Land Use Bylaw. The Bylaw has also been
reviewed by legal counsel.
Summary of Issue
Since the inception of Growth Management regulations, Federal and Municipal public policy have
affirmed that the Town of Banff may expand its commercial gross floor area by 32,516 square
metres (350,000 square feet) of additional development. This floor area is distributed through the
Commercial Use Development Allotment (CDA) process as outlined in Section 9 of the current
Land Use Bylaw.
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Successful applicants in the CDA process have a set time limit (currently 5 years) within which the
development process must commence. It is not uncommon for applicants to reconsider their
development plans within this window of time, and on occasion pull back from the development
process. When this occurs, the only option available is to wait for the CDA to expire. CDA
transferability would present an additional option for applicants who are in this position.
Current Situation
Currently the Land Use Bylaw allows for the transferability of a CDA in two instances:
1. Only if the CDA is coming from a property which has a partial allotment, and going to a
property which has a partial allotment (“Partial-to-Partial”); or,
2. Only if the CDA is coming from a property which has a partial allotment, and going to a
property which has been unsuccessful in securing an allotment (“Partial-to-Unsuccessful”).
Since the introduction of the transferability mechanism, only one transfer has ever been
implemented.
Proposed Situation
Administration has drafted amending Bylaw 320, which would allow transferability of CDAs to
occur within a defined framework. Of note:
•
•
•
•
•

CDA transferability would be opened up to any CDA, partial or full;
An entire CDA, or a portion(s) of a CDA may be transferred;
CDAs allocated to a property in the CS (Commercial Service) land use district would remain
in that land use district. This is referred to as the “like-for-like” provision;
CDA transferability applications should be supported with documentation to ensure that all
participants (Donator, Receiver, Town) are clear on what is being transferred, and what the
downstream implications are; and,
CDA transferability has no effect on the expiry date of the CDA or the square metres
allocated.

Administration has expressed concern in the past about the role of CDA “speculators” increasing
with increased transference tools (e.g. bidders looking to secure CDAs simply to re-sell). These
concerns remain, however they are closely linked to the ever-diminishing volume of CDAs available.
Response Options
Council may give third reading to amending Bylaw 320 as presented, defer until additional
information is received, propose amendments, or choose not to pass third reading.
IMPLICATIONS OF DECISION
Budget
There are no significant budgetary implications related to first reading. One aspect of this legislation
that Council may be interested in is the commodification of CDAs through the transfer process.
Administration believes 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.
Schedule G (Development Fees) of the Land Use Bylaw would require amending should Council
wish to institute a fee for processing CDA transfers.
Council: Bylaw 320 – CDA Transferability
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Banff Community Plan
Local Economy
o Commercial development will occur within the legislated commercial growth cap.
o Establish commercial land use policies and development regulations to ensure Banff will continue to
prosper.
o Encourage capital reinvestment in existing commercial space.
Social
o Encourage the retention, restoration, rehabilitation and re-use of existing heritage buildings.
Council Strategic Priorities
The Land Use Bylaw review has been identified as a Council Priority.
ATTACHMENTS
• Amending Bylaw 320

Circulation date:
Submitted By:
Reviewed By:

July 2nd , 2013

Darren Enns, Senior Planner
Robert Earl, Town Manager
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TOWN OF BANFF
BYLAW 320
Town of Banff Land Use Bylaw Amending Bylaw – Commercial Use
Development Allotment Transferability
A BYLAW TO AMEND TOWN OF BANFF LAND USE BYLAW WITH RESPECT TO
COMMERCIAL USE DEVELOPMENT ALLOTMENT TRANSFERABILITY
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly
assembled, ENACTS AS FOLLOWS:
1. This bylaw may be cited as the “Land Use Bylaw Amendment - Commercial Use Development
Allotment Transferability.”
2. Town of Banff Land Use Bylaw, as amended, is hereby amended by:
a) deleting Section 9.4.0 Transferability in its entirety and replacing it replaced with the
following:

9.4.0 Commercial Use Development Allotment Transferability
9.4.1

Any commercial use development allotment or portion thereof that
has been awarded may be assignable or transferable to another parcel
or development under the provisions of this section.

9.4.2

The transfer of a commercial use development allotment that has
been awarded to a parcel or development within the CS Land Use
District may only be transferred to another parcel or development
within the CS Land Use District.

9.4.3

The Municipal Planning Commission shall review and decide upon all
applications to transfer a commercial use development allotment, or a
portion of a commercial use development allotment with reference to
the goals and objectives of the hierarchy of plans affecting land use in
the Town of Banff in accordance with Section 1.6.0.

9.4.4

An application for the transfer of a commercial use development
allotment shall include five copies of the following information for
the site which is to receive the transfer:
a. Context Plan (minimum scale of 1:500 metric) showing the
location of the property, adjacent streets and land use
districts;
b. Site Plan showing legal description and municipal address of
property, labelled property lines, bylawed property line
setbacks, location and size of existing buildings, dimensioned
layout of existing and proposed parking areas, entrances,
exits, and public thoroughfares, adjacent line of curb, street
and lane, and outline to scale of adjacent buildings on
adjoining sites;
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c. A detailed written description of the proposed building
program (type of development, site area, existing and
proposed gross floor area by use, floor area ratio, site
coverage) parking and housing required;
d. Plans showing the proposed elevations and floor plans;
e. A detailed written description of the design approach to be
used relative to the Banff Design Guidelines; and
f. Landscaping Plan based on the Site Plan showing the existing
topography with the vegetation that is to be retained and that
to be removed, the layout of soft and hard landscaping,
pedestrian circulation and open space, screening, slopes and
retaining walls.
9.4.5

An Application Notification Sign is required for any application to
transfer a commercial use development allotment. The notification
sign must conform to Section 4.4.0 of the Land Use Bylaw.

9.4.6

The development officer shall within 30 days of the date of decision
provide written confirmation to those applicants involved in a
transfer of the decision and its effective date.

9.4.7

The expiry date is linked to the original date of receipt of the
commercial use development allotment and will not be affected by
any transfer.

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. 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. The Town Manager is authorized to consolidate Town of Banff Land Use Bylaw, as amended.
READ A FIRST TIME this 25th day of March, 2013.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this 25th
day of April, 2013.
READ A SECOND TIME this 10th day of June, 2013.
READ A THIRD TIME this xx day of month, 20xx.
SIGNED AND PASSED this ______ day of ______________, 20xx.

Bylaw 320 – Land Use Bylaw Amending Bylaw – Commercial Use Development Allotment
Transferability
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_______________________
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 320 – Land Use Bylaw Amending Bylaw – Commercial Use Development Allotment
Transferability

REQUEST FOR DECISION
Subject: Land Use Bylaw Review; Phase 2(c)
Transferability of Existing Commercial Gross Floor
Area (GFA)
Presented to: Council

Date: July 8, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 9.2

RECOMMENDATION
That Council give third reading to Bylaw 321.
BACKGROUND
Reason for Report
The Land Use Bylaw has incorporated a provision for the transferability of Commercial Use
Development Allotments (CDAs) since 2005 (Town of Banff Bylaw 230). However no provision has
ever been made for the transferability of existing Commercial Gross Floor Area (GFA). As the
Town approaches commercial build out, transferability of existing floor area from a “donating”
property to a “receiving” property may become a useful tool for property owners to acquire new
square footage through a peer-to-peer transaction. However unlike the transferability of un-built
floor area (CDAs), the transference of already constructed GFA has to address the challenging issue
of what becomes of the donating space.
On March 25th, 2013 Council granted first reading to Bylaw 321:
COU13-57 Moved by Councillor Olver that council give first reading to Bylaw 321– Land Use Bylaw
Amendment – Existing Commercial Gross Floor Area Transferability and schedule a public hearing for
Thursday, April 25, 2013 at 1:00 p.m.
The Public Hearing for Bylaw 321 was held on April 25th, 2013 in Council Chambers. Minutes for
the Public Hearing were approved at the May 13th, 2013 meeting of Council.
On June 10th , 2013, Council granted second reading to Bylaw 321:
COU13-149 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 a proposed
clause that would require any agreements made under Bylaw 321 to be publically searchable at all times; and
direct administration to return with a bylaw for a proposed fee schedule for gross floor area allotment
transfers.
Section 9.5.6 has subsequently been added to the Bylaw to address Council’s request for wording to
protect the streetscape in the CD land use district. Legal counsel has recommended changes to 9.5.3,
9.5.7 and 9.5.8.
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:
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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.
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 (author’s emphasis):

Council: Existing Commercial Gross Floor Area Transferability
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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.
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 totalling 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 Development Agreement or other instrument 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, or the possibility of a lease amendment from the Crown to ensure the same.
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
1

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.
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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.
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 mechanisms exist to ensure future compliance (Development Permit;
Instrument on title; Lease amendment).
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 321 attempts to identify areas of potential concern and mitigate their impacts. In order to
better understand the particulars of the amending Bylaw, Administration have provided a clause-byclause summary 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.

Council: Existing Commercial Gross Floor Area Transferability
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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 Commercial land use districts are eligible.
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 provision 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 Any donating property where a transfer does not involve demolition must enter into a Development
Agreement or similar encumbrance to the satisfaction of the Development Approving Authority which is registered on
title and indicates that the donating space may not be used for Commercial use in the future.
Section 9.5.6 speaks to ensuring future compliance / transparency regarding a successful transfer.
9.5.7 Subject to this section, the amount of Gross Floor Area being transferred will not change as a result of the
transfer (1:1).
Council: Existing Commercial Gross Floor Area Transferability
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Section 9.5.7 clarifies that there is no increase in GFA as a result of a transfer.
9.5.8

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

Section 9.5.8 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.
9.5.9 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.
9.5.10 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 9.5.9 and 9.5.10 both speak to the need for applications to be transparent and complete. In
particular, Section 9.5.10 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.
9.5.11 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.
9.5.11 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 third reading to amending Bylaw 321 as presented, defer until additional
information is received, propose amendments, or choose not to pass third 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 321, with associated costs.
Council: Existing Commercial Gross Floor Area Transferability
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Schedule G (Development Fees) of the Land Use Bylaw would require amending should Council
wish to institute a fee for processing CDA transfers.
Banff Community Plan
Local Economy
o Commercial development will occur within the legislated commercial growth cap.
o Establish commercial land use policies and development regulations to ensure Banff will continue to
prosper.
o Encourage capital reinvestment in existing commercial space.
Social
o Encourage the retention, restoration, rehabilitation and re-use of existing heritage buildings.
Council Strategic Priorities
The Land Use Bylaw review has been identified as a Council Priority.
ATTACHMENTS
• Amending Bylaw 321

Circulation date:
Submitted By:
Reviewed By:

July 2nd, 2013

Darren Enns, Senior Planner
Robert Earl, Town Manager
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TOWN OF BANFF
BYLAW 321
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
NOW THERFORE 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 such as the (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.
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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.

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 Development Agreement or similar encumbrance restrictive covenant or
other similar agreement to the satisfaction of the Development Approving
Authority which is registered on title and indicates that the donating space
may not be used for Commercial use in the future.

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).

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)

•

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.

Bylaw 321 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability
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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. 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. The Town Manager is authorized to consolidate Town of Banff Land Use Bylaw, as amended.

READ A FIRST TIME this 25th day of March, 2013.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this 25th
day of April, 2013.
READ A SECOND TIME this 10th day of June, 2013.
READ A THIRD TIME this xx day of month, 20xx.

SIGNED AND PASSED this ______ day of ______________, 20xx.

_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Bylaw 321 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability
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Town Manager

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

______________________________
Minister of the Environment/Delegate

Bylaw 321 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area
Transferability

Schedule H
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Bylaw 321 – Town of Banff Land Use Bylaw Amendment - Existing Commercial Gross Floor Area Transferability

REQUEST FOR DECISION
Subject: Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA
Transfer Fees
Presented to: Council

Date: July 8, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 9.3

RECOMMENDATION
That Council give Second and Third Reading to Bylaw 324: Land Use Bylaw Amending Bylaw –
CDA Transfer Fees.
BACKGROUND
Reason for Report
To present an updated development fee schedule which includes proposed fees for the transference
of Commercial Development Allotments (CDAs) as directed by Council (COU13-147). Fees set by
bylaw may only be amended through an amending bylaw.
Summary of Issue
The 2013 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 320 proposes to allow the transference of CDAs from one property to another. The Bylaw as
passed at first reading 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;
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 throughout the
time-frame associated with the CDA. This will likely include annual reporting to Parks
Canada as is currently done with CDA issuance. Since CDAs have a defined shelf life (5
years), it is reasonable to assume that the maximum time period administration would
administer a CDA transfer would be the same.
Based on the above projected commitment, Administration is recommending an application fee of
$1,400. Other costs associated with CDA transfers, such as those associated with the drafting,
Council and legal review, and public input process for Bylaw 320 have been netted out of this
analysis.
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Other Jurisdictions
Sometimes comparable fees from other jurisdictions can provide context. Administration examined
communities who currently have Transfer of Development Right (TDR) mechanisms within their
Land Use Bylaws and returned with the following examples:
•

•
•
•
•
•

Aspen, CO (Pitkin County)
o Additional Floor Area Special Review $1,248
o Certificate Issuance: $624
o Constrained/Visually Constrained Site: $1,248
o Limited Development Conservation Parcel Special Review: $3,744
o New Development Right Special Review: $1,248
San Francisco:
o Certificate of Transfer, Execution: $433.00.
o Certification of Transfer of TDR, Notice of Use: $1,351.00
County of Frederick, VA:
o Entire Transference Process: $1,050
King County, WA
o Transfer of development rights sending site certification $376.00
Churchill County, NV
o Application Fee: $150
Boulder County, CO
o Free

Response Options
Council may give second and third reading to proposed Bylaw 324 as presented, propose
amendments as deemed necessary or choose not to pass second and third reading.
IMPLICATIONS OF DECISION
Budget
The proposed fee as presented is based on the principles set out in the 2013 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 324: Land Use Bylaw Amending Bylaw –CDA Transfer Fees

Council: Bylaw 324 – CDA Transfer Fees

Agenda #9.3
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Circulation date:
Submitted By:
Reviewed By:

July 4, 2013

Darren Enns, Senior Planner
Robert Earl, Town Manager

Council: Bylaw 324 – CDA Transfer Fees

Agenda #9.3

TOWN OF BANFF
BYLAW 324
Land Use Bylaw Amending Bylaw – Commercial Development Allotment
Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Development Fees
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly
assembled, ENACTS AS FOLLOWS:
1.

CITATION
a) This bylaw may be cited as the Land Use Bylaw Amending Bylaw – CDA Transfer Fees.

2. PROVISIONS
a) Land Use Bylaw 31-1, as amended, is amended by:
i) Replacing Schedule G in its entirety with Schedule G of this bylaw.
3. SCHEDULE
a) Schedule G forms part of this bylaw.
4. ENACTMENT
a) 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.
b) The Town Manager is authorized to consolidate Land Use Bylaw 31-3.
READ A FIRST TIME this xx day of month, 20xx.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of month, 20xx.
READ A SECOND TIME this xx day of month, 20xx.
READ A THIRD TIME this xx day of month, 20xx.

Page 2 of 6
SIGNED AND PASSED this ______ day of ______________, 2013.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

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

______________________________
Minister of the Environment/Delegate

Town of Banff Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA 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
Change of use
Permitted use

$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
$1200.00

Town of Banff Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA Transfer Fees
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Discretionary use

$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

Area Plans
Area Structure Plan

$5,500.00 + advertising
costs

Town of Banff Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA Transfer Fees
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Area Redevelopment Plan

$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

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
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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.

Town of Banff Bylaw 324 – Land Use Bylaw Amending Bylaw – CDA Transfer Fees

REQUEST FOR DECISION
Subject: Bylaw 325: Land Use Bylaw Amending Bylaw - Existing
GFA Transfer Fees
Presented to: Council

Date: July 8, 2013

Submitted by: Darren Enns, Senior Planner

Agenda #: 9.4

RECOMMENDATION
That Council give Second and Third Reading to Bylaw 325: Land Use Bylaw Amending Bylaw –
Existing GFA Transfer Fees.
BACKGROUND
Reason for Report
To present an updated development fee schedule which includes proposed fees for the transference
of existing Commercial Gross Floor Area as directed by Council (COU13-150). Fees set by bylaw
may only be amended through an amending bylaw.
Summary of Issue
The 2013 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 321 proposes to allow the transference of existing commercial gross floor area from one
property to another. The Bylaw is currently under consideration for second 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 321 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.
Because the ongoing 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
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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 second and third reading to proposed Bylaw 325 as presented, propose
amendments as deemed necessary or choose not to pass second and third reading.
IMPLICATIONS OF DECISION
Budget
The proposed fee as presented is based on the principles set out in the 2013 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 325: Land Use Bylaw Amending Bylaw –Existing GFA Transfer Fees
Circulation date:
Submitted By:
Reviewed By:

July 4, 2013
Darren Enns, Senior Planner
Robert Earl, Town Manager

Council: Bylaw 325 - Existing GFA Transfer Fees

Agenda #9.4

TOWN OF BANFF
BYLAW 325
Land Use Bylaw Amending Bylaw – Existing Gross Floor Area Transfer Fees
A Bylaw to Amend Land Use Bylaw 31-3 with Respect to Development Fees
NOW THEREFORE the Council of the Town of Banff, in the Province of Alberta, duly
assembled, ENACTS AS FOLLOWS:
1.

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

2. PROVISIONS
a) Land Use Bylaw 31-1, as amended, is amended by:
i) Replacing Schedule G in its entirety with Schedule G of this bylaw.
3. SCHEDULE
a) Schedule G forms part of this bylaw.
4. ENACTMENT
a) 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.
b) The Town Manager is authorized to consolidate Land Use Bylaw 31-3.
READ A FIRST TIME this xx day of month, 20xx.
Pursuant to the Municipal Government Act (Alberta), a PUBLIC HEARING was held this xx
day of month, 20xx.
READ A SECOND TIME this xx day of month, 20xx.
READ A THIRD TIME this xx day of month, 20xx.
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SIGNED AND PASSED this ______ day of ______________, 2013.
_______________________
Karen Sorensen
Mayor

_______________________
Robert Earl
Town Manager

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

______________________________
Minister of the Environment/Delegate

Town of Banff Bylaw 325 – Land Use Bylaw Amending Bylaw – Existing GFA Transfer Fees

Page 3 of 6
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

Area Plans
Area Structure Plan

$5,500.00 + advertising
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Area Redevelopment Plan

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

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
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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: Council Remuneration Policy C076-2
Presented to: Council

Date: July 8, 2013

Submitted by:
Barbara King, Manager of Human Resources

Agenda #: 9.5

RECOMMENDATION
That council review and adopt the amended Council Remuneration Policy (C076-2) reflecting the
recommendations made by the Council Compensation Review Committee (CCRC).
BACKGROUND
Reason for Report
On October 22, 2012 Council approved the convening of a public committee to review the Council
Compensation Policy C076-1 and return with recommendations to amend this policy. Terms of
reference were provided by Council to the CCRC outlining specific terms of the policy to be
addressed.
The attached report provides an overview of the process and subsequent recommendations made by
the CCRC relating to the Council Compensation Policy C076-1
Response Options
1. Council may adopt Policy C076-2 as presented.
2. Council may adopt Policy C076-2 with amendments.
3. Council may direct administration to continue working with the Council Compensation
Review Committee to provide further, specific recommendations to policy C-076.
4. Council may not adopt Policy C076-2.
Legislation/Policy
ATTACHMENTS
1. Council Compensation Review Committee Report
2. Council Compensation Review Committee Terms of Reference
3. Council Compensation Policy C076-1
4. Council Remuneration Policy C076-2
Submitted By:

Barbara King, Human Resources Manager

Reviewed By:
Robert Earl, Town Manager

Attachment #1

Council Compensation Review
Report
June 2013

Committee Members:
Monica Andreeff
David Bayne
Diane Gibson
Dan Markham
Brian Smythe
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Background
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Council Compensation Policy C076-1 states that members of Banff Town Council will be provided
with fair and reasonable remuneration for performing the duties of their office and reimbursement
for the expenses that they incur in fulfilling their responsibilities.

Council salaries were first established in 1989 by a consultant hired to set salary grids for staff and
council prior to the town’s incorporation. Council salaries were adjusted in 2000 using a
calculation based on cost of living increases received by the Town of Banff employees for the
previous ten years. In 2006, the Town of Banff Corporate Affairs Sub-Committee was established to
review and make recommendations on the remuneration provided to council. Following
submission of the sub-committee’s report, Council established its current remuneration and
formula to determine increases on an annual basis.

At the October 22, 2012, council meeting, council passed a motion to convene a public committee to
review Policy C076-1 and provide their recommendations for change. The Council Compensation
Review Committee (CCRC) was established with a mandate to review, develop and present a report
and recommendation of Council Remuneration for the term 2013-2016. Areas to be addressed
include:
(a) the appropriate remuneration for the following positions:
i.
ii.

The Mayor
Councillors

i.
ii.
iii.

hours spent on Mayor activities;
comparable municipalities;
other applicable information (e.g.: operating budgets)

i.
ii.
iii.
iv.
v.

extended health care;
dental care;
life insurance;
per diems (eligibility, rates, criteria)
travel expenses, conferences representation ( provincial/national), social
functions
expenses or allowances for computers, communication devices, etc.
any others if applicable (e.g.: retirement plans AUMA/APEX)

(b) evaluation of the position of Mayor as “full time” status:

(c) benefits offered:

vi.
vii.

(d) the methodology to be used to establish salary increases in the future, including
comparators and frequency;
(e) establishing a frequency of “regular” review of Policy C076-1

In considering the citizen applicants, knowledge of human resource management, specifically
compensation and pay policies, and an understanding of the role of elected officials were
considered an asset. Council appointed five members of the public to the CCRC:
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Monica Andreeff, David Bayne, Diane Gibson, Dan Markham, and Brian Smythe.

The Manager of Human Resources and the Municipal Clerk provided staff support to the public
committee.

Statement of Principles for Town of Banff
Council Remuneration
The philosophy is to base the compensation for the Mayor and Councillors on realistic standards so
that elected officials of the Town may be compensated according to their roles and responsibilities
and reflective of the uniqueness of the Town of Banff.
Residents of Banff believe that the Mayor and Councillors bring value to the community and should
be remunerated appropriately in accordance with Banff’s unique iconic stature as an international
tourist destination and associated public profile of its elected officials.

The CCRC’s deliberations and resulting recommendations were undertaken with consideration of
the following:
•

•
•
•

•

There is a need for greater accountability to address growing expectations of the
community with respect to the Mayor and Councillors’ responsibilities and obligations
throughout their term of office.
Council salaries should not be perceived as a significant barrier to those seeking to serve
the public in the position of Mayor or Councillor.
The level of compensation should attract and retain competent and well qualified
community-minded citizens for the offices of Mayor and Councillor.
The complexity, responsibilities, time commitments and accountabilities associated with
the role of Mayor and Council in our community is unique to an international tourist
destination.
Remuneration must be transparent, fiscally responsible, and easily understood by the
electorate.

Approach
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The first meeting of the CCRC was held in April of 2013. Following a review of the Terms of
Reference for the Committee, members spent time in each meeting reviewing background
information gathered to support their work.

The CCRC held three subsequent meetings. Meetings focused on the selection of an appropriate
comparator group of municipalities based on criteria to compare compensation practices, the
establishment of a Statement of Principles, a review of total compensation, and development of the
included recommendations against the Statement of Principles.

The review process was consistent with the Committee Terms of Reference and as part of the
review process, the following documents, surveys and information were reviewed and discussed by
the CCRC:
•
•
•
•
•
•

Approved Town of Banff documents related to Council remuneration
Information concerning the roles and responsibilities of municipal councils
2006 Town of Banff Council Compensation Review Report to Council
Council logs estimating time commitments for the Mayor and Council
A delegation by former Mayor John Stutz
Council Remuneration Municipal Comparisons
 City of Airdrie
 Town of Canmore
 Town of Chestermere
 Town of Cochrane
 Town of Fort Saskatchewan
 Town of High River
 Town of Okotoks
 City of Spruce Grove
 City of Saskatoon
 City of Leduc
 Resort Municipality of Whistler
 Town of Fernie
 Town of Kimberly
 Municipality of Jasper
 Town of Niagara-on-the-Lake
 Town of Telluride
Compensation Reviews and Studies from other communities:
•
•
•
•
•

Town of Cochrane 2012
City of Edmonton 2013
City of Grand Prairie 2013
City of Red Deer 2012
City of St. Albert 2012

* All reference documents are available from the Town of Banff Municipal Clerk.
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The following municipalities were selected as appropriate comparator for the purposes of
establishing compensation for elected officials:
•
•
•
•
•

Town of Canmore
Town of Cochrane
City of Airdrie
Town of Okotoks
Resort Municipality of Whistler
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Recommendations
General Recommendations
Recommendation

That the word “Honorarium” be replaced by the word “Remuneration” in the policy.

Rationale

The Oxford dictionary defines honourarium as a payment given for professional services
that are rendered nominally without charge. The origin of the word is mid 17th century
denoting a gift made on being admitted to public office. The CCRC believes that using the
word remuneration, which is defined as “money paid for work or a service”, is more modern
and reflective of the compensation provided to the Mayor and Councillors for their public
service.

Recommendations on the Remuneration of the Mayor
Recommendation
The position of Mayor should be considered a full-time position.

Rationale

The role of the Mayor of Banff has evolved over time. The Mayor has all the responsibilities
of the other members of Council as well as actively advocating for the Town of Banff at local,
provincial, national and even international levels. There is a growing expectation from the
public that there is more importance placed on the role of the Mayor, including visibility and
public commitments. There is also a need to establish a system of remuneration which
would appropriately reflect these job requirements while recognizing the loss of other
income opportunities while serving as mayor.

The work of the Mayor cannot be confined to a definable period of daily business, but is a
seven-day-a-week commitment. Personal time, including vacations, can only be planned
around this commitment.
Recommendation

That effective upon the swearing in of a new Council in October, 2013, the Mayor should
receive the median pay of the comparator group (Airdrie, Canmore, Cochrane, Okotoks and
Whistler), which would be $77,000 per annum and should no longer receive per diems.
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Rationale
Increasing the remuneration of Mayor is reflective of the time commitment and degree of
responsibility for this position.

Analysis was conducted using the comparator municipalities to determine what the salary
level should be for the position of Mayor. The recommended base remuneration was
developed as a hybrid of the following:
•

•
•

the median salary between Canmore and Whistler;
the 50th percentile of comparator municipalities; and

the doubling of the Mayor’s current salary based on the position’s full-time status

Analysis indicated that no additional compensation should be provided for items such as
chairing committees or representing the Town at an agency, board or committee.

Recommendations on the Remuneration of Councillors
Recommendation

That effective upon the swearing in of a new Council in October, 2013, Councillors should be
remunerated at approximately one-third of that of the Mayor, which would be $25,500 per
annum.
Rationale

Based on an evaluation with comparable municipalities, the remuneration for Town of Banff
Councillors is currently approximately 30% below the average. Increasing the
remuneration for Councillors is a fair reflection of compensation closer to the average of
the comparator municipalities.
Banff Councillors’ work is such that a significant part-time commitment on the part of the
elected official to fully perform their duties and obligations is necessary. Councillors’
responsibilities require members to prepare for and attend meetings and events in addition
to keeping informed on current issues while maintaining contact with residents. It should
be understood that Councillors in a small community have a high public profile and that
they are often required to be engaged with constituents on a daily basis.

Recommendation on Per Diems
Recommendation

That Councillors continue to receive a per diem for required attendance as an official
representative outside the Bow Valley and that the same rates for per diems be retained.
The CCRC recommends that for the purposes of travel the Bow Valley should be defined to
include only Banff and Canmore.
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Rationale
Currently the per diem rate is $180 per day (4 hours or more) and $90 per half day (4 hours
or less). This is an amount that a Councillor would receive when out of the Bow Valley on
Town business. This amount is to offset the salary amount when they need to take a day off
work.

The Mayor would not receive a per diem as she or he would now be compensated as
working in a full-time position and would continue to receive regular salary.

Recommendation on the Process for Future Remuneration Increases
Recommendation

That Mayor and Council Base Remuneration be adjusted effective January 1 of each year
by the same percentage salary change granted to Town of Banff employees.
Rationale

In April of 2013 Council approved a shift from pay system increases for Town of Banff
employees based on inflation (the value of goods in the market), formerly administered
annually as a cost of living allowance (COLA), to a system adjustment based on marketfacing criteria (the value of labour in the market). The annual adjust the pay system will be
made using the average of the data market-facing criteria and trends published by the
following:
(a) Statistics Canada - using a calculation of annualized average from July of the previous
year to June of the current year;
(b) Alberta Government - using a calculation of annualized average from July of the
previous year to June of the current year;
(c) Conference Board of Canada – using the current Mid-Year Pulse Check market facing
data;
(d) Hay Group – Canadian Salary Forecast – using the most recent actual market facing data.

The CCRC concluded that the amount of this adjustment was an acceptable basis for annual
changes in compensation for Mayor and Council. The CCRC believes that an annual
adjustment to the pay system ensures that council remuneration keeps pace with inflation
and that large adjustment increases will not be required in the future.

Recommendation on the Frequency of Remuneration Reviews
Recommendation

That Council should consider appointing an independent committee to review Council
remuneration every four (4) years, during the last year of the term of each Council.
Rationale

The CCRC deems that it would be good practice to conduct a review of the council
compensation policy every council term. Having an independent public committee
9

separates the process of determining remuneration from Council while providing a process
that is both transparent and accountable.

Recommendation on Health Benefits Offered
Recommendation
That the current health benefits plan and contributions rates provided for Town employees
be maintained for those members of Council who choose to be covered. No
recommendation for change at this time.
Rationale

Following an analysis of the health benefits provided to council of other comparator
municipalities in each case the comparator group mirrored those provided by the Town of
Banff.
The Town’s employee benefit plan is optional for members of Council. Using this benefit
plan offers economies of scale because administration systems are already in place for
Town employees. It is a cost-effective method of providing health benefits to Council.

Recommendation on Computer Allowance
Recommendation
No recommendation for change at this time.

Recommendation on Travel

Recommendation
No recommendation for change at this time.

Recommendation on Conference, Convention and Seminar Registration Fees
Recommendation
No recommendation for change at this time.

Recommendation on Social Functions

Recommendation
No recommendation for change at this time.

Recommendation on Child Care Expenses
Recommendation
No recommendation for change at this time.
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Summary of Recommendations

It is recommended that Council direct administration to bring back to council amendments
to Council Compensation Policy C076-1 to implement the following recommendations:
For the position of Mayor:
•
•
•

•
•

That the word “Honorarium” be replaced by the word “Remuneration”.
That the position of Mayor be considered a full-time position.
That effective upon the swearing in of a new Council in October, 2013, the Mayor
should receive the median pay of the comparator group (Airdrie, Canmore,
Cochrane, Okotoks and Whistler), which would be $77,000 per annum and should
no longer receive per diems.
That Mayor Base Remuneration be adjusted effective January 1 of each year by the
same percentage salary change granted to Town of Banff employees.
That Council appoint an independent committee to review Council remuneration
every four (4) years, during the last year of the term of each Council.

For the position of Councillor:
•
•

•
•
•
•

That the word “Honorarium” be replaced by the word “Remuneration”.
That effective upon the swearing in of a new Council in October, 2013, Councillors
should be remunerated at approximately one-third of that of the Mayor, which
would be $25,500 per annum.
That Councillors continue to receive a per diem for required attendance as an
official representative outside the Bow Valley.
That for the purposes of per diem travel the Bow Valley should be defined to include
only Banff and Canmore.
That Council Base Remuneration be adjusted effective January 1 of each year by the
same percentage salary change granted to Town of Banff employees.
That Council appoint an independent committee to review Council remuneration
every four (4) years, during the last year of the term of each Council.
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Attachment #2
Town of Banff
Council Compensation Review Committee
Terms of Reference
Mandate
The Council Compensation Review Committee (“Committee”) is authorized and established by
Banff Town Council motion COU12-277. The mandate of the Committee shall be to review the
remuneration and benefits paid to the Town of Banff Council Members (“Council”) and
recommend a process to approve increases to Council remuneration. The Committee will produce a
report with recommendations for any changes to Council Compensation Policy C-076-1 via a staff
report from the Manager of Human Resources by June 30, 2013.
Purpose and Scope
The purpose of the Council Compensation Review Committee is to review and provide
recommendations to Council with respect to:
(a) the appropriate remuneration for the following positions:
i.
The Mayor
ii.
Councillors
(b) evaluation of the position of Mayor as “full time” status:
i.
hours spent on Mayor activities;
ii.
comparable municipalities;
iii.
other applicable information (e.g.: operating budgets)
(c) benefits offered:
i.
extended health care;
ii.
dental care;
iii.
life insurance;
iv.
per diems (eligibility, rates, criteria)
v.
travel expenses, conferences representation ( provincial/national), social functions
vi.
expenses or allowances for computers, communication devices, etc.
vii.
any others if applicable (e.g.: retirement plans AUMA/APEX)
(d) the methodology to be used to establish salary increases in the future, including
comparators and frequency;
(e) establishing a frequency of “regular” review of Policy C076-1
The final report will be provided at a regular public Council Meeting after the final draft has been
reviewed by Council to ensure comprehensiveness and completeness.
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Membership
Membership on the Committee will be limited to a term of approximately six months during which
members will assemble for face to-face meetings. The Committee will determine the meeting
schedule they require to complete the process under the established guidelines and to deliver a
report to Council. The Committee shall terminate upon completion of their mandate.
The membership of the Committee will be comprised as follows:
• five (5) public members eligible in accordance with Town of Banff Policy C019 – Committee
Appointments, representing a variety of sectors .
• a minimum of one representative who is an H.R. professional, with expertise in
compensation
Through local newspaper advertisements and posting on the Town of Banff website, residents
of the municipality will be invited to apply for appointment to the Committee.
All members of the Committee will be appointed by Council directly, according to Town of
Banff Policy C019 – Committee Appointments. The Committee shall elect a chairperson at
their first meeting.
If a member resigns or is unable to continue to serve, a replacement may be appointed.
Committee members will receive no honorarium for their volunteer services.
Operational Protocol











All decisions and recommendations of the Committee will be made through a consensus
based approach. Consensus does not mean a decision that is perfect for all participants. It
does mean a decision that all participants can live with, and that all participants agree to
support the decision. For issues where consensus cannot be reached, the majority vote will
determine the final decision.
The Committee is free to conduct whatever reviews it feels are necessary to enable it to
make recommendations. As part of its review, the Committee will review practices used by
other municipalities in Alberta or Western Canada including, but not necessarily limited to
other comparably sized municipalities.
The Committee is permitted to solicit external submissions and expertise as required.
Administrative support to the Committee will be provided by the Municipal Clerk with the
Manager of Human Resources and/or Manager of Corporate Services providing resources as
needed.
All Committee meetings shall be open to the public, with items protected by the Freedom of
Information and Protection of Privacy Act discussed in camera in accordance with usual
procedures.
A draft of the recommendations, with explanation of process and discussion of
comprehensiveness, will be reviewed with Council prior to the public Council meeting at
which the final report will be presented.
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POLICY COUNCIL COMPENSATION –
CONSOLIDATED VERSION
Policy C076-1

Attachment #3

1.0 POLICY
Members of Banff Town Council will be provided with fair and reasonable remuneration for
performing the duties of their office and reimbursement for the expenses that they incur in fulfilling
their responsibilities.
2.0 PURPOSE
This policy provides guidelines and procedures for the compensation of Town Councillors.
3.0 SCOPE
This policy applies to the Mayor and Town Councillors.
4.0 RESPONSIBILITIES
4.1 Town Council is responsible for approving this policy and any amendments to it.
4.2

The Manager of Corporate Services is responsible for ensuring members of Town
Council are compensated in accordance with this policy.

5.0 RELATED POLICIES
5.1 C048 – Travel Guidelines
6.0 DEFINITIONS
6.1 Bow Valley Corridor means the area between Exshaw and Lake Louise.
7.0 PROCEDURES
7.1 Basic Honorarium
a) Elected officials shall receive the following annual honorarium, paid on a bi-weekly
basis:
• Mayor
$30,000
• Councillor $15,000
b) Effective January 1, 2007 the basic honorarium shall be:
• Mayor
$32,500
• Councillor $16,250
c) Effective January 1, 2008, the basic honorarium shall be:
• Mayor
$35,000
• Councillor $17,500
d) Beginning in 2009, a report will be submitted to Council annually, in time for budget
deliberations, calculating an adjustment to the honorarium based on an average of
local salary changes as reported by Statistics Canada and the Alberta Consumer Price
Index.
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e) In accordance with the Municipal Government Act, 1/3 of the basic honorarium will
be non-taxable.
7.2

Benefit Plan
Once elected, Councillors are eligible for a range of group benefits offered through the
Town of Banff. The health, dental and group insurance benefits shall be a condition of
office except where the individual is covered under another program (i.e. through their
own employer or through a spouse’s group benefit plan).
Council members are eligible for dental, extended health, accidental death and
dismemberment and life insurance. Alberta Health Care coverage is optional. Elected
officials are not eligible for long-term disability coverage, or group pension plan.
Benefit coverage is effective immediately upon election to office. The scope of benefit
coverage and payment of benefit premiums shall be determined by the Employer from
time to time. The Employer reserves the right to change insurance carriers and policies,
as it deems appropriate. Where coverage is in force, the Employer’s obligations do not
extend to guaranteeing payment of claims under any particular plan or policy. The
provisions of any applicable plan or policy shall govern with respect to eligibility issues,
plan administration, and benefits provided under the plan. Premiums will be shared
between the employee (elected official) and the employer, with percentages determined
by the Town of Banff.

7.3

Per Diem
a) Elected officials shall receive an additional per diem of $180 per day (4 hours or
more) and $90 per half day (less than 4 hours) for required attendance as an official
representative of the Town for functions outside the Bow Valley Corridor. In
accordance with the Municipal Government Act, 1/3 of the per diem will be nontaxable.
b) In situations where an elected official is appointed to represent the Town in an
official capacity on and external agency, board or committee, and a per diem is paid
by that organization, the per diem received must be reported to the Town Manager
and paid into Town revenue.

7.4

Computer Allowance
Elected officials are required to use a computer device for municipal business. Elected
officials that wish to use their own personal computer instead of having the Town
supply them with a computer for municipal business shall receive a $500 annual
allowance.
The allowance is for the period of November 1 to October 31. If the councillor leaves
office prior to the end of this period, the Councillor shall repay a prorated amount for
every full month that they are not eligible for the allowance. If the Councillor chooses
not to use their personal computer for council work anymore, then the Town will supply
a computer and the Councillor shall repay the Town for the unused portion of the
allowance.
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In accordance with the Municipal Government Act, 1/3 of the basic honorarium will be
non-taxable.
Section 7.4 added 2011.10.24 – COU11-258

7.5

Travel
a) Elected official shall be reimbursed for travel and related expenses in accordance
with Policy C048 – Travel Guidelines.
b) Spouses of elected officials shall be reimbursed for travel and related expenses when
accompanying their spouse to a conference, convention or seminar, to a maximum
of one per year for the spouse of a councillor, and to a maximum of two per year for
the spouse of the Mayor, subject to the amount approved in the annual operating
budget for this purpose.

7.6

Conference, Convention and Seminar Registration Fees
a) The Town will pay registration fees for each councillor to attend a maximum of two
conferences, conventions or seminars per year in Canada, with no more than one per
year outside of Alberta.
b) The Town will pay registration fees for the mayor to attend a maximum of four
conferences, conventions or seminars per year in Canada, with no more than two per
year outside of Alberta.

7.7

Social Functions
The Town will pay costs associated with attendance of elected officials and their spouses
at local functions when they are attending as official representatives of the Town.

7.8

Child Care Expenses
Elected officials shall be reimbursed for reasonable child care expenses incurred when
attending meetings, conferences, conventions or seminars in an official capacity, upon
submission of receipts.

7.9

Exceptions
Exceptions to this policy may be made by a majority vote of council.

8.0 ATTACHMENTS
No attachments.
9.0 APPROVAL HISTORY
Revised:
2011.10.24
Approved:
2006.04.24

COU11-258
COU06-150

This policy shall be in effect on the date it is approved by resolution of Council. Upon this
approval, Policy C076 is rescinded.
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Approved on April 24, 2006 per Council motion COU06-150.

John Stutz
Mayor

Robert Earl
Town Manager

Note: this is a consolidated version of Policy C076-1. See original policy for signatures.
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POLICY COUNCIL REMUNERATION
Policy C076-2
1.0 POLICY
Members of Council will be provided with fair and reasonable remuneration for performing the
duties of their office and reimbursement for the expenses that they incur in fulfilling their
responsibilities.
2.0 PURPOSE
This policy is intended to clarify the remuneration and benefits available to a member of Council as
well as determine which expenses will be assumed by the municipality when carrying out their
official duties.
3.0 SCOPE
This policy applies to Council.
4.0 RESPONSIBILITIES
4.1 Council is responsible for approving this policy and any amendments to it.
4.2

The Manager of Corporate Services is responsible for ensuring members of Council are
compensated in accordance with this policy.

5.0 RELATED POLICIES
5.1 C048 – Travel Guidelines
6.0 DEFINITIONS
6.1 Bow Valley means the municipalities of Banff and Canmore.
6.2 Council includes the positions of Mayor and Councillors.
6.3 Base remuneration is an all-inclusive amount provided to members of Council for their
time and service with respect to attending to municipal matters including all meetings of
Council or one of its boards, committees or commissions.
7.0 GENERAL
7.1 While the hours of work for members of Council are not regulated, the position of
Mayor is considered to be “full-time” while Councillor’s positions are considered to be
“part-time”.
7.2

In accordance with provisions of the Municipal Government Act, one-third of the
annual remuneration paid to a member of Council will be paid as an allowance for
expenses incidental to the discharge of their duties and will not be included in computing
council’s taxable income in a taxation year. This allowance for expenses is intended to
cover costs related to maintaining a home office and travel within the Bow Valley.

8.0 BASE REMUNERATION
8.1 Base remuneration shall be paid to members of Council for the performance of their
duties as elected officials and provided for in Schedule “A” of this policy.

8.2
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Effective January 1 of each year the Manager of Corporate Services shall adjust the base
remuneration by the same percentage salary change approved in the annual budget and
granted to all other Town of Banff employees.

8.3

Base remuneration will be paid biweekly with the regular Town of Banff pay cycle.

9.0 PER DIEMS
9.1 Councillors may claim a per diem for required attendance as an official representative of
the Town at conferences, workshops, seminars and meetings outside the Bow Valley as
provided for in Schedule ‘A’ of this policy.
9.2

The Mayor is not eligible to claim per diems.

9.3

In situations where a member of Council is appointed to represent the Town in an
official capacity on and external agency, board or committee, and a per diem is paid by
that organization, the per diem received must be reported to the Town Manager and
paid into Town revenue.

10.0 BENEFITS
10.1 Members of Council participate in Town of Banff benefit programs where eligible and as
outlined in the terms of the contract with the chosen benefit provider and based on the
cost share provided to Town of Banff employees.
11.0 ALLOWANCES AND EXPENSES
11.1 Computer Allowance
a) Members of Council are required to use a computer device for municipal business.
Members of Council that wish to use their own personal computer instead of having
the Town supply them with a computer for municipal business shall receive a $500
annual allowance.
b) The allowance is for the period of November 1 to October 31. If the member of
Council leaves office prior to the end of this period, the member of Council shall
repay a prorated amount for every full month that they are not eligible for the
allowance. If the member of Council chooses not to use their personal computer for
council work anymore, then the Town will supply a computer and the member of
Council shall repay the Town for the unused portion of the allowance.
11.2 Travel Expenses
a) Members of Council shall be reimbursed for travel and related expenses in
accordance with Policy C048 – Travel Guidelines.
b) Spouses of members of Council shall be reimbursed for travel and related expenses
when accompanying their spouse to a conference, convention or seminar, to a
maximum of one per year for the spouse of a Councillor, and to a maximum of two
per year for the spouse of the Mayor, subject to the amount approved in the annual
operating budget for this purpose.
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11.3 Conference, Convention and Seminar Registration Fees
a) The Town will pay registration fees for each Councillor to attend a maximum of two
conferences, conventions or seminars per year in Canada, with no more than one per
year outside of Alberta.
b) The Town will pay registration fees for the Mayor to attend a maximum of four
conferences, conventions or seminars per year in Canada, with no more than two per
year outside of Alberta.
11.4 Attendance at Local Functions
The Town will pay costs associated with attendance of elected officials and their spouses
at local functions when they are attending as official representatives of the Town.
11.5 Child Care Expenses
Members of Council shall be reimbursed for reasonable child care expenses incurred
when attending meetings, conferences, conventions or seminars in an official capacity,
upon submission of receipts.
12.0 REVIEW OF COUNCIL REMUNERATION
12.1 Council remuneration is to be reviewed during the last year of the term of each Council.
12.2 Council may request a committee of public members to review Council remuneration
and bring forward recommendations that would be effective for the newly elected
council.
13.0 EXECPTIONS
13.1 Exceptions to this policy may be made by a majority vote of council.
14.0 ATTACHMENTS
Schedule A - Council Remuneration Schedule
15.0 REPEALS POLICY: C076-1
16.0 EFFECTIVE DATE: OCTOBER 28, 2013
17.0 APPROVAL HISTORY
Approved:

Karen Sorensen
Mayor
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SHEDULE A
Council Remuneration Schedule
(2013)
BASE RENUMERATION
Effective October 28, 2013
Mayor
Councillor

$77,000 per annum (1/3 non-taxable)
$25,500 per annum (1/3 non-taxable)

PER DIEM RATES
Effective October 28, 2013:
4 hours and less
More than 4 hours

$90.00 (1/3 non-taxable)
$180.00 (1/3 non-taxable)

OTHER REMUNERATION
Effective October 28, 2013
Computer Allowance

$500 (1/3 non-taxable)
(for the period of November 1 to October 31)

Note: Schedule A is reviewed and updated by the Manager of Corporate Services on an annual basis
under the authority of Council Policy C076-2, Section 8.2. A Council resolution is not required to
approve these annual updates.
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REQUEST FOR DECISION
Subject: Collaboration on Technology for Municipal Service
Delivery
Presented to: Council

Date: July 8, 2013

Submitted by: Kelly Gibson (Manager of
Corporate Services)

Agenda #: 9.6

RECOMMENDATION
That council approve the attached motion of participation for the Collaboration on Technology for
Municipal Service Delivery project.
BACKGROUND
Summary of Issue
The City of Lethbridge in conjunction with participating municipalities is in the process of
developing a plan to assess opportunities for shared technology service delivery across Alberta.
During a recent CIO Roundtable session at the MISA(Municipal Information Systems
Association) Prairies Conference held in Banff in April there was a discussion topic on
collaboration between municipalities. Based upon some preliminary work by MISA, a project
outline has been created and the application process for the Regional Collaboration grant has
begun. The current scope of the project is to have a consultant explore the feasibility of the
following technology services in a regionalized format:
1.
2.

Volume purchasing
Centrally hosted services from one municipality or contract from private vendor
a. Infrastructure as a service
b. Software as a service
3. Shared Processes/Learning – e.g. work order management, project and portfolio management,
asset management, I.T. leadership development, IT Strategy Development
4. Regionalized Training
5. Shared development opportunities e.g.: mobile apps

Response Options

1) Approve the attached motion to participate in the Collaboration on Technology for
Municipal Service Delivery project.
2) Do not approve the attached motion to participate in the Collaboration on Technology for
Municipal Service Delivery project.

IMPLICATIONS OF DECISION
Budget
The grant funds will cover the cost of this project. No additional budget is required.
Internal Resources
Staff resources will be required for data collection and gap analysis of our systems.
ATTACHMENTS
Appendix 1 – Motion of Participation

Circulation date:
Submitted By:

Reviewed By:

June 14/2013

Kelly Gibson, Manager of Corporate
Services
Robert Earl, Town Manager

Request for Decision: Collaboration of Technology for Municipal
Service Delivery

Agenda #: 9.6

Appendix 1 – Motion of Participation

“Be it resolved that we authorize the Town of Banff to participate in an application for the Collaboration
on Technology for Municipal Service Delivery project, submitted by the City of Lethbridge under the
Regional Collaboration component of the Regional Collaboration Program, further
That the Town of Banff, a participant, agrees to abide by the terms of the Conditional Grant Agreement,
governing the purpose and use of the grant funds”

____________________________
Chief Elected Official or
Duly Authorized Signing Officer

____________________________
Date

Request for Decision: Collaboration of Technology for Municipal
Service Delivery

Agenda #: 9.6

REQUEST FOR DECISION
Subject: 2012 Housing Needs Assessment
Presented to: Council

Date: July 8, 2013

Submitted by: Dougal Forteath, BHC

Agenda #: 9.7

RECOMMENDATION:
1) Council accept the 2012 Housing Needs Assessment as prepared by Housing
Strategies and make it available to the public;
2) Council direct the BHC to communicate the report and its recommendations to the
following: Parks Canada; community housing strategy committee (CHSC); nonprofit housing providers; and other housing related community stakeholders.
BACKGROUND:
Reason for report
Council (June 2012) directed that the Town of Banff (Town) complete a Housing Needs assessment
and that the funding for such would come through the budget stabilization fund:
COU12-177 Moved by Councillor Taylor to assign $54,250 from the budget stabilization fund to
complete the 2012 Housing Needs Study.
CARRIED

The 2012 Housing Needs Assessment is now completed and the BHC will present its findings and
recommendations to Council (Councillor Leslie Taylor, Director Alison Gerrits and the BHC
administrator will be present for questions).
Summary of Issue
In April of 2012 the BHC shareholder (Council represents the shareholder) requested (BHCS12-14
#8 -2011 BHC AGM) that the BHC complete a request for proposals (RFP) for a 2012 Housing
Needs Assessment, a list of the high and medium priority outcomes identified in the RFP is
attached.
The RFP process was completed in April of 2012 and the BHC received eight (8) proposals ranging
in price from $37,300 to $93,656 (exclusive of GST). The review and scoring of the proposals was
completed by May 24th 2012 and a recommendation to accept the proposal received from Housing
Strategies was unanimously accepted at the BHC Board’s May 25th meeting:
BHCD12-054 MOVED by Snowsell that, pending satisfactory reference checks and confirmation of
the selection sub-committee, that the BHC accept Housing Strategies as the successful proponent
to complete the 2012 Housing Needs Study. The Board further directs BHC administration to
provide Council with a report requesting the required funding to complete the 2012 Housing Needs
Study.
CARRIED
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The 2012 Housing Needs Assessment incorporated public and stakeholder input through the
following initiatives: a web based survey which ran from August to October 2012 and was
completed by 497 residents, employees and 20 businesses; 13 key people interviews which were
completed from October to December 2012; and 11 stakeholder focus groups held in February
2013. In addition to this the report incorporates quantitative (statistical) analysis as it relates to the
high and medium priorities identified in the RFP.
Although not limited to, some of the highlights of the 2012 Housing Needs Assessment include:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•

Banff has a highly diversified housing supply and a high degree of housing density;
The most popular housing type in Banff is stacked townhouses followed by: single detached;
duplexes; fourplex/triples; and row house/townhouse;
The majority of dwelling units in Banff are rented which is different to provincial and
national norms;
Over time the percentage of rented dwellings has declined and the percentage of owned
dwellings has increased;
For both 2011 and 2012 the Town’s annual vacancy rate has been 1.2%;
There is an undersupply of affordable rental and home ownership dwelling units and an
emerging undersupply of staff accommodations;
The shortage of affordable rental options appears to be Banff’s most pressing need;
Taking into account the existing housing supply and future population projections, the
report provides three possible housing shortfall projections by 2022: 240-245 new dwelling
units; up to 455 new dwelling units; and 725-73 new dwelling ;
The Town will likely reach its population target of 8000 permanent residents between 2015
and 2016 (prior to full commercial build out);
Based on median incomes market rentals do not appear to be affordable to a large audience
within the community;
Based on the type of unit being purchased, median market homeownership is affordable to
roughly 10-25% of the population;
Those who are most likely to have difficulty meeting their housing needs include: single
individuals; single seniors; lone parents; families.
It has been calculated that 38% of the Town’s residential housing is of a homeownership
tenure and 62% is of a rental tenure;
There are limited housing options available in Banff for those with mobility challenges;
The Town’s changing demographics are leading to more seniors remaining in Banff;
Seniors identified the following facilities as having units suitable for their demographic:
Olympic House; Cascade House; Harmony lane (1 unit); Mount Edith House. In addition to
this the following residential buildings have elevators: Peyto place; Rocky Mountain Housing
Co-op; Sundance Mall.
By 2022 , as many as seventy (70) homes in the Town will likely have reached or exceeded
their usable lifespan;
The Town’s commercial housing requirements are based on gross floor area of various
commercial activities and do not account for intensification of existing commercial uses pre
or post full commercial build out
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The 2012 Housing Needs Assessment also provides the Town of Banff with the following
recommendations for consideration:
Recommendations for the Town of Banff (See pp. 67-71):
• Proceed with Plans to Develop a Formal Housing Strategy with a Clear Vision and Detailed
Implementation Plan
• Improve Access to Consistent and Reliable Data
• Deal With the Ongoing Challenge of NIMBY
• Develop Maximum Occupancy Standards
• Improve Clarity Around Banff’s Population Targets
• Prepare an Area Redevelopment Plan for the CS (Commercial Service) Land Use District
(Industrial Compound)
• Discourage Lower Density Residential Development
• Explore Increased Height Restrictions
• Explore Increasing Commercial Housing Requirements
• Establish a Housing Reserve Fund
• Develop an Inventory of Available Staff Accommodations
• Establish Barrier-Free Housing Guidelines and an Incentive Package
• Assist Seniors with Application to the Province of Alberta’s Seniors Property Tax Deferral
Program
• Assist Seniors and Persons with Mobility Challenges with Application to Provincial and
Federal Grant Programs for Accessibility Upgrades
• Explore Options to Develop a Shared Accommodation/Room & Board Matching Service
Recommendations for the Banff Housing Corporation (BHC) (See pp. 72-74)
• Actively Engage Community in Identifying Appropriate Housing Solutions
• Develop Strategies to Improve the BHC’s Image and Approachability
• Explore Opportunities for a Regional Approach to Housing
• Develop and Maintain a Housing Registry
• Conduct a Thorough Inventory and Feasibility Study of Re-Developable Properties
• Be More Proactive and Strategic with Land Acquisitions
• Focus on Rental Housing Moving Forward to Address the Identified Housing Shortfall
• Consider Developing and Expanding Property Management Services
• Consider the Creation of Additional Homeownership Options
• Partner with Private Leaseholders to Redevelop Their Properties
Recommendations for Local Landlords and Business Owners/Employers (See pp. 74-75)
• Take Greater Responsibility for Tenants/Staff Living in Overcrowded and/or Unsafe
Conditions
• Explore Opportunities to Develop/Redevelop a More Appropriate Range of Staff
Accommodations
• Explore Opportunities to Support down-payments and Rent-to-Own Options
Recommendations for Bow Valley Non-Profit Housing Providers (See p. 76)
• Explore Innovative, Small-Scale Models for Affordable Supportive Living
• Explore Opportunities for a Regional Approach to Housing
• Explore Opportunities to Develop Additional Supportive Housing in the Valley
Recommendations for Parks Canada (See p. 77)
• Explore Opportunities to Improve Enforcement of Eligible Resident Provisions

4 of 4
Response Options
Council could:
1) Accept the report and recommendations as presented;
2) Seek clarification from the BHC specific to the report’s recommendations;
3) Not accept the report as presented and request that amendments are required
ATTACHMENTS
Attachment:

1) High and Medium priority outcomes for the 2012 Housing Needs Assessment
2) Executive summary - 2012 Housing Needs Assessment
3) A web link to the 2012 Housing Needs Assessment
http://www.banff.ca/DocumentCenter/View/1358

Submitted/Reviewed By:

_______________________
Dougal Forteath, on behalf of the BHC Board

Attachment #1

2012 Housing Needs Asessment
High priority outcomes
•

•
•
•
•
•
•
•
•
•

•

•
•

Determine the number and types (single-family, duplex, etc) of housing units that the TOB currently
has and whether that housing supply meets the needs of the Town of Banff’s current population (e.g.
whether there is an over or under supply of housing in Banff in 2012)
Determine the rental housing vacancy rate at a point in time, and project its cycle over the course of
an average year
Compare Banff rental rates to those in Canmore, Jasper and Whistler. Analyze rates for: a studio, 1,
2, or 3-bedroom unit
Compare the cost to purchase a home in Banff to those in Canmore, Jasper and Whistler. Analyze
prices for single family; ½ duplex; townhouse; apartment.
Determine the percentage of Banff employees who live elsewhere because of Banff housing
constraints (i.e. not because of other factors such as school choice, spouse’s work, etc).
Identify the conclusions of the 1994 and 2002 housing study and compare to the 2012 actual
situation
Review and identify Banff’s population growth from 2002 to 2011 and – with all growth constraints
in mind -- project the population growth from 2012 to 2022
Identify projected demographic shifts within Banff’s population from 2012 -2022 and how these may
affect Banff’s housing needs for this period
Project the numbers of housing units likely to be developed by the private sector over the next ten
years.
Keeping in mind the TOB’s finite limits to growth, determine the number and type of housing units
that will be required to meet the TOB’s population growth from 2012 to 2022 (and that by extension
will be required at commercial build out). Taking into account the numbers of housing units likely to
be developed by the private sector, project the likely supply/demand ratio in 2022.
Determine what residents can afford to pay for housing (assume 32% of their gross income for
homeownership and 30% for rental) by Stats Canada age groups and by employment sectors. This
analysis should include a breakdown, by percentage, of what sectors make up the total work force in
Banff. Complete an affordability analysis by comparing this to the costs of home ownership and
rental in Banff.
Provide (for comparison) regional and national housing price indices
Using the affordability analysis and population projections for 2012 to 2022, identify which
demographic(s) within the TOB is having the most difficulty finding satisfactory housing within their
ability to pay, and which type(s) of housing are most suitable to that/those group(s).

Medium priority outcomes
•
•
•
•
•
•

•

Determine the current number of units which are under a homeownership tenure and the current
number of units which are under a rental tenure as of 2012
Compare the ownership/rental split to the same ratio from 2002
Assess the age and expected remaining life of Banff’s housing units
Determine the number and types of units that are accessible to those of limited mobility
Determine the number and types of units that are suitable for seniors
Recommend what type of housing tenure (homeownership or rental) would best address any 20122022 shortfall identified
Assess whether the current commercial housing requirement best serves the community’s housing
needs

Attachment #2

Banff Housing Needs Study

Executive Summary

Prepared for the

Banff Housing Corporation

Executive Summary
1.0

Introduction

The Banff Housing Corporation (the BHC), with the support of Town Council, commissioned the Banff
Housing Needs Study with the following objectives:
1) To identify the housing needs of the Town of Banff for the next ten years (to 2022)
2) To complete an affordability analysis with respect to housing in Banff; and
3) To identify any gap(s) that may exist between housing supply and demand in town.
The Request for Proposal (RFP) issued by the BHC identified a total of twenty (20) high- and mediumpriorities. The methodology used to address those outcomes combined both quantitative and
qualitative analyses, including:
•

•

•

•

A detailed Quantitative Analysis of existing data and statistics collected and published by
the Town of Banff, the Province of Alberta, Statistics Canada, and local businesses and
organizations;
Two self-selecting Online Surveys – one for local employers and one for local employees
(both individuals and households) – which gathered information and data from an
estimated 497 Banff residents, employees and/or business owners/representatives.
A series of targeted Key Person Interviews, which gathered feedback from 13 different
local business owners, employers and/or housing providers identified by the BHC for their
particular insights and experience with housing in Banff; and
Eleven (11) self-selecting Focus Group Meetings designed to engage the following groups
(70 individuals total):
−
−
−
−
−
−
−
−
−
−

Banff/Bow Valley Non-Profits
Banff Business Owners & Operators
Families with Children (Group #1 and Group #2)
High School Seniors
Managers (All Sectors)
New Canadians / Permanent Residents
Seniors and People with Mobility Challenges
Single Individuals (Ages 30+)
Young Couples
Youth / Young Adults (Ages 18-30)

In addition to summaries of each of the above processes, the Banff Housing Needs Study final report
includes 32 corresponding recommendations for various community stakeholders, including the Town
of Banff, the Banff Housing Corporation, local landlords and business owners/employers, Bow Valley
non-profit housing providers, and Parks Canada.
What follows are highlights from the study, including both quantitative and qualitative findings, and the
list of the recommendations.
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Key Findings – Banff’s Housing Characteristics
•

•

•
•
•

•

•
•

•

•

•

•

•

Banff has a highly diversified housing supply in terms of dwelling types. Banff also
demonstrates a high degree of housing density – far greater than the provincial average.
This suggests a commitment to higher density as a means of maximizing Banff’s limited
land base.
According to the Town of Banff Municipal Census, the most popular housing type in Banff
is stacked townhouses (i.e., rental apartments and owned condominiums) representing
32.1% of all housing types. This is followed by single-detached houses (14.9%), duplexes
(12.5%), fourplex/triplex units (10.4%), and rowhouse/townhouses (8.8%).
Since 2000, the total number of single-detached dwellings has decreased, while duplex
units have increased.
The majority of dwelling units in Banff are also rented, which is different than both
provincial and national norms.
According to the Town of Banff Municipal Census, the percentage of rental dwellings has
declined while the percentage of owned dwellings has increased over time. In 2000,
approximately 70% of dwellings were rented and 30% of dwellings were under a
homeownership tenure. Estimates for 2012 suggest a current ratio of 62% rental and 38%
homeownership.
In 2011 and 2012, the annual rental vacancy rate in Banff was 1.2% (compared to the
provincial average of 8% in 2011 and 4.5% in 2012). A healthy rental market typically
maintains an ongoing vacancy rate ranging between 3-5%. This indicates an undersupply
of rental accommodations in Banff (i.e., an insufficient supply of housing to meet current
demand).
Banff’s non-profit housing providers maintain ongoing wait lists for most of their inventory.
This also indicates and undersupply of housing in Banff.
There is a current undersupply of both affordable rental housing and affordable homes to
purchase along with an emerging undersupply of staff accommodations. This undersupply
is particularly challenging for families with children.
The tourism economy within Banff has diversified such that a number of larger businesses
are busy year-round. Smaller businesses are also diversifying. This trend will help to
further reduce the impacts of “shoulder seasons”, including seasonal rental housing
vacancies.
There are frequent disparities between Statistics Canada Census of Population data and
Town of Banff Municipal Census data. For example, in 2011, there was a disparity of
approximately 280 dwelling units and 333 permanent residents between the Census of
Population and the Town’s Census – suggesting some challenges with the enumeration
process and a need for the Town of Banff to align its Census categories.
Housing constraints are important but not necessarily the most important factor among
households choosing to live outside of Banff. Overall quality of life is the #1 reason why
Banff employees choose to live elsewhere. Overall quality of life involves a number of
factors, including overall cost of living, access to a variety of community services, distance
from noise and tourists, as well as housing opportunities and choice.
Focus Groups and Key Person interviews identified that Canmore offers more housing
options and choices, and more opportunities for renters with pets when compared to
Banff. It is also important for families with children to live and work in the same community
where their children go to school.
Several demographic changes are affecting Banff’s housing supply and needs:
−

Census data from 2000 to 2011 shows Banff to be experiencing an increase in the
proportion of young families, empty nesters and seniors living in Banff. Despite
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•
•

•

•

•

these shifts, young adults still represent the largest demographic cohort in Banff
compared to the rest of the province.
− Focus Groups identified a challenge with seniors choosing to remain in Banff after
retirement (i.e., this growing trend is reducing the number of homes available for
new workers moving to Banff to fill their positions after retirement).
− There has also been an increase in the number of temporary foreign workers and
those applying for permanent residency, which results in new families with children
arriving. Many can no longer stay in staff accommodations as those
accommodations are not generally designed/conducive to families with children
(especially dorm-style accommodations and hotel suites – which make up the vast
majority of staff accommodations in Banff).
While both rental and homeownership is required in Banff, the shortage of affordable
rental appears to be the more pressing need.
Focus Groups confirmed that given the limited land base available in Banff, the pressing
need for more housing overall, and environmental considerations, apartment-style stacked
townhouses are appropriate for most residents seeking housing in Banff (including
families with children) as long as they have enough bedrooms and enough space overall
(including storage space, opportunities for privacy, and enough room to have friends and
family over).
Staff accommodations, many of which were built 25+ years ago, do not seem to meet the
expectations of a growing number of today’s staff. These expectations include larger
rooms, greater privacy, greater security, and a desire for more self-contained units
(including more bedrooms for families with children).
For those who are working in Banff on short-term seasonal contracts, securing rentals
through the private market can be a challenge as landlords are more likely to seek tenants
able to sign longer-term lease agreements.
Based on the existing housing supply and an examination of future population and
housing projections, the study has identified three possible housing shortfall projections
for Banff by 2022:
−

−

−

3.0

240-245 new dwelling units (if the Town of Banff and Parks Canada are able to
successfully manage both Banff’s permanent population and temporary population
growth);
Up to 455 new dwelling units (if the Town of Banff and Parks Canada are able to
successfully manage Banff’s permanent population growth but not its temporary
population growth); or
725-730 new dwelling units (if the Town of Banff and Parks Canada are unable to
successfully manage either Banff’s permanent population growth or its temporary
population growth).

Key Findings – Housing Adequacy and Accessibility
•

According to Statistics Canada Census of Population data:
−
−

−

6.6% of Banff homes (between 170-190) were in need of major repairs in 2006
(compared to 6.7% province wide).
As many as 20 homes in Banff have likely reached or exceeded their usable
lifespan as of 2013. By 2022, an estimated 70 homes in Banff will likely reach or
exceed their usable lifespan unless those properties undergo significant repairs,
upgrades, and/or redevelopment over the next 10 years.
1.6% of households (40-45) were living in overcrowded conditions in 2006
(compared to 1.3% province wide).
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•

Focus Groups consistently challenged the Statistics Canada data related to overcrowding
– indicating that prevalence rates are actually much higher than the data shows. Two (2)
reasons were given:
People living in those situations are unlikely to complain or report these conditions
either to the Town or to the Census enumerators for fear of being evicted; and
− There are likely a number of overcrowded dwelling units in Banff that go unrecorded because Census enumerators do not know of their existence.
Focus Group participants agree that there are definitely young singles who are more than
happy being in overcrowded conditions while living and working in Banff. However, others
are not satisfied with these living conditions and those who accept these conditions in
Banff would not likely accept those same conditions back in their home community.
Results from the online survey confirms the Focus Group findings: 17% of survey
respondents described housing situations that would be defined as “overcrowded” based
on the National Occupancy Standards (even though approximately 61% of those
individuals indicated they did not perceive themselves as living in overcrowded
conditions).
At the same time, approximately 37.5% of survey respondents described housing
situations that would be defined as “over-housed” based on the National Occupancy
Standards. Of those respondents, 88.5% indicated they did not perceive themselves to be
“over-housed”.
Over the next ten years, overcrowding could increase by 13% if family respondents who
answered the online survey remain in their current homes as their children age.
There are very few housing options available in Banff that are suitable for people with
limited mobility. Less than 10% of household survey respondents believe the design of
their homes to be wheelchair accessible. The “top 3” design features that limit accessibility
in homes in Banff are stairs, narrow hallways, and narrow doorways. The overall
topography of Banff also poses a challenge for people with limited mobility as does
distance from downtown – especially during the winter months.
For younger seniors who are healthy and mobile, the majority of homes in Banff are
suitable with respect to physical layout. However, the Focus Groups confirmed that, for
seniors, one never knows when they will no longer be able to handle stairs (accidents,
falls and changes to one’s health can occur at any moment).
−

•

•

•

•
•

•

4.0

Key Findings – Housing Affordability
•
•

•

•
•

Housing issues and challenges affect residents of all ages, all incomes, a wide range of
employment sectors and job positions, and both renters and homeowners.
Based on total percentage of individuals affected, youth under 25, followed by young
adults 25-34, adults age 35-44, and seniors 65+ are more likely to have more difficulty
affording housing in Banff.
Low- and modest-income households (i.e., those earing lower-than-average incomes) are
more likely to experience housing affordability challenges. Banff has a higher percentage
of low- and modest-income households. For example, in 2010, 64.8% of Banff households
earned less than $50,000 (compared to 41.5% province wide).
Housing costs present either an immediate or ongoing challenge and concern for 67% of
Banff households responding to the online survey.
According to the Town of Banff Municipal Census, 51.8% of Banff employees are
employed either full-time or part-time in the “Top 3” employment sectors in Banff: Food &
Beverage, Accommodations, and Retail Trade. Entry-level positions in these three (3)
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•

•

•

•

sectors range from $12,240 per year for part-time employment to $28,725 for full-time
employment.
The online survey concluded that approximately 61% of Banff households are paying 30%
or more of their gross income on their housing, including 28% who are paying 40% or
more.
Focus Groups confirmed that there are limited opportunities to purchase homes in Banff,
and those that are available (even those through the Banff Housing Corporation) are not
affordable to the average Banff resident.
In many instances, the decision to stay in Banff involves a trade-off between access to
housing and a sought-after lifestyle. Some Banff employees are willing to accept living in
overcrowded conditions, being over-extended financially, and possibly being “under
employed” for the opportunity to live in Banff.
The decision to move away from Banff is often linked to decisions related to housing
including:
−
−
−

4.1

People who are looking to homeownership as a means of promoting long term
financial security;
People who are looking to raise a family and either need a larger home or see
homeownership as proving long-term housing stability; and/or
People who do not want to work multiple jobs and sacrifice their quality of life in
order to own (or rent) a home in Banff.

Rental Affordability
•
•
•

•

•

4.2

According to Statistics Canada, 38.1% of Banff renters were paying 30% or more on
housing (compared to 37.2% province wide).
Renters are 60% more likely to experience affordability challenges in Banff than
homeowners.
Data suggests that finding an affordable rental unit in Banff can be a challenge for
individuals earning less than $20,000 to $25,000 per year (approximately 29.5% of Banff’s
population earns less than $25,000 per year) without some form of “doubling up” (e.g.,
taking on roommates).
Median market rentals in Banff do not appear to be affordable to:
− Single youth under the age of 24;
− Single individuals 25-34 seeking to live on their own;
− Lone parents ages 35-44;
− Single seniors seeking to live on their own;
− Single individuals working in Accommodations and Food & Beverage; and/or
− Households earning below median incomes.
A comparison of rental costs in Banff, Canmore, Jasper, and Whistler shows that Whistler
has the highest rental rates. In 2012, average rents in Banff were the 2nd highest (although
the 2nd highest ranking has fluctuated over the years between Banff and Canmore).

Homeownership Affordability
•

Based on analysis of the 2010 Taxfiler data for Banff compared to the median price of
homes sold in Banff in 2012 identified by the BHC through a review of Tax Assessment
data:
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77.6% of Banff households could not afford to purchase even a median-priced
apartment-style stacked townhouse unit on their own as a first time homebuyer
today; and
− 88.5% could not afford to purchase a median-priced townhouse, half-duplex or
single family home on their own as a first-time homebuyer today.
Depending on the type of unit being purchased, median market homeownership is
affordable to roughly 10-25% of Banff’s population.
An analysis of income levels and housing prices indicates that entering into
homeownership for the first time is largely out of reach for residents in the following
household groups unless they possess a sizeable downpayment and low debt loads:
−

•
•

Lone parents and single individuals wishing to live on their own and earning less
than $55,000 per year; and
− Two-parent families and childless couples where each adult is earning less than
$27,500 per year ($55,000 total combined household income).
According to Statistics Canada, 23.8% of Banff homeowners were paying 30% more on
housing (compared to 16.6% province wide).
A comparison of home purchase prices in Banff, Canmore, Jasper, and Whistler shows
that Whistler has the highest housing prices. According to 2012 sales data, housing prices
in Banff are 2nd highest with two exceptions: Banff was 3rd highest in half-duplex median
sale prices, and highest of all four communities in median apartment-style stacked
townhouse sale prices.
As with average rental costs, Banff and Canmore alternate over time in terms of which
community has the higher housing purchase prices.
Households who can currently afford to purchase a home in Banff are more likely to be:
−

•
•

•
•

−
−
−
−
−

Established in their careers and earning higher-than-average incomes for their
household type;
Already established in the housing market and bringing with them significant prior
equity;
Able to find a below-median-priced homes to purchase;
Willing to share their house with others (e.g. shared ownership,
roommates/tenants) in order to purchase their home; and/or
Willing to take on more than full-time employment in order to earn enough income
to purchase a home.

5.0

Recommendations

5.1

Recommendations for the Town of Banff (pp. 67-71)
1)

Proceed with Plans to Develop a Formal Housing Strategy With a Clear Vision and Detailed
Implementation Plan

2)

Improve Access to Consistent and Reliable Data

3)

Deal With the Ongoing Challenge of NIMBY

4)

Develop Maximum Occupancy Standards

5)

Improve Clarity Around Banff’s Population Targets

6)

Prepare an Area Redevelopment Plan for the CS (Commercial Service) Land Use District
(Industrial Compound)

7)

Discourage Lower Density Residential Development
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8)

Explore Increased Height Restrictions

9)

Explore Increasing Commercial Housing Requirements

10) Establish a Housing Reserve Fund
11) Develop an Inventory of Available Staff Accommodations
12) Establish Barrier-Free Housing Guidelines and an Incentive Package
13) Assist Seniors with Application to the Province of Alberta’s Seniors Property Tax Deferral
Program
14) Assist Seniors and Persons with Mobility Challenges with Application to Provincial and
Federal Grant Programs for Accessibility Upgrades
15) Explore Options to Develop a Shared Accommodation/Room & Board Matching Service

5.2

Recommendations for the Banff Housing Corporation (pp. 72-74)
1) Actively Engage Community in Identifying Appropriate Housing Solutions
2)

Develop Strategies to Improve the BHC’s Image and Approachability

3)

Explore Opportunities for a Regional Approach to Housing

4)

Develop and Maintain a Housing Registry

5)

Conduct a Thorough Inventory and Feasibility Study of Re-Developable Properties

6)

Be More Proactive and Strategic with Land Acquisitions

7)

Focus on Rental Housing Moving Forward to Address the Identified Housing Shortfall

8)

Consider Developing and Expanding Property Management Services

9)

Consider the Creation of Additional Homeownership Options

10) Partner with Private Leaseholders to Redevelop Their Properties

5.3

Recommendations for Local Landlords & Business Owners/Employers (pp. 74-75)
1) Take Greater Responsibility for Tenants/Staff Living in Overcrowded and/or Unsafe Conditions
2) Explore Opportunities to Develop/Redevelop a More Appropriate Range of Staff
Accommodations
3) Explore Opportunities to Support Downpayments and Rent-to-Own Options

5.4

Recommendations for Bow Valley Non-Profit Housing Providers (p. 76)
1) Explore Innovative, Small-Scale Models for Affordable Supportive Living
2) Explore Opportunities for a Regional Approach to Housing
3) Explore Opportunities to Develop Additional Supportive Housing in the Valley

5.5

Recommendations for Parks Canada (p. 77)
1) Explore Opportunities to Improve Enforcement of Eligible Resident Provisions
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REQUEST FOR DECISION
Subject: Additional Staffing Request
Presented to: Council

Date: July 8, 2013

Submitted by: Adrian Field

Agenda #: 9.8

RECOMMENDATION
1. That Council approve additional budget to cover planned expansion of capital project
workload in the Engineering department for Q4 in 2013 by either of the options below:
Option 1 – Increase the Engineering department operating budget by $67,200 to cover
planned expansion of capital project workload for September to December 2013 by
outsourcing portions of the capital project management to an outside consultant. Funds
to be drawn from the General Capital Reserves.
Option 2 – Increase the Engineering department operating budget by $19,488 to cover
planned expansion of capital project workload for September to December 2013 by
providing additional staff to complete the workload in-house. Funds to be drawn from
the Budget Stabilization Reserve.
2. That Council direct administration to return, as part of the 2014 budget deliberations, with a
proposed operating budget increase for the 2014 to 2017 workload.
BACKGROUND
Reason for Report
To provide an opportunity for Council to direct administration on how additional workload could
be managed.
Summary of Issue
The Engineering department, in addition to providing operating services related to asset
management, street use permitting, front desk/administrative assistance and special events, currently
manages a combined value of around $10M of the total 2013 approved capital project budget of
$13M.
The approved capital budget in 2012 was $9.4M and in 2014 the value (per the current approved
capital projects list and excluding any carry over from 2013) is $11.1M. The workload of the asset
management group is also increasing as the value of accurate asset management data is realized and
the system is further developed.
The department has reached capacity and to increase service per the current approved workload,
additional assistance is required. Based on current and projected time allocations, around 21 hours
per week will be required to meet the increased workload from both the operating functions and
capital project management services that the department provides.
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Two options have been investigated as outlined below:
Option 1 – Outsource portions of the capital project management to a consultant.
Outsourcing workload is a common practice in many organizations and is a useful tool where
discrete projects or portions of projects can be identified and where the scope is well defined from
the outset.
The majority of capital projects managed by the Engineering department have a number of
stakeholders (both internally and externally) and, to meet the many diverse requirements of the
stakeholders and user groups, changes in scope are commonplace as the project design develops.
The decision to outsource would likely need to result in a loss of control, further cost increases or a
compromize in amenity during project development as changes in the scope of work of the project
also result in changes in scope for the project manager.
Outsourcing, in this case, is also considerably more expensive than providing the service in-house.
Option 2 – Provide additional in-house project management.
This option, in addition to being less one third of the cost of outsourcing the work, would also allow
for better control of scope change as the individual would be well connected with all internal and
external stakeholders.
In this case administration would recommend a term position for the 2014 to 2017 workload such
that flexibility in the department can be retained.
Response Options
Council could:
1. Approve additional budget to cover planned expansion of capital project workload in the
Engineering department for Q4 in 2013 by either of the options below:
Option 1 – Increase the Engineering department operating budget by $67,200 to cover
planned expansion of capital project workload for September to December 2013 by
outsourcing portions of the capital project management to an outside consultant. Funds
to be drawn from the General Capital Reserves.
Option 2 – Increase the Engineering department operating budget by $19,488 to cover
planned expansion of capital project workload for September to December 2013 by
providing additional staff to complete the workload in house. Funds to be drawn from
the Budget Stabilization Reserve.
2. Direct Administration to return, as part of the 2014 budget deliberations, with a proposed
operating budget increase for the 2014 to 2017 workload.

Council : Additional Staffing Request

Agenda #9.8

3 of 3
IMPLICATIONS OF DECISION
Budget
Budget implications for 2013 have been listed with the options above. For the 2014 to 2017
operating budget the following costs would be brought forward for Council consideration as part of
the budget deliberations:
1. Outsourcing – annual increase of $201,600
2. In-house – annual increase of $58,464
Costs are summarized below:

Engineering Department staffing options
Item

Consultant

Days per week
Hours per day
weeks per yr
hourly rate Including overhead
Subtotal
Benefits
Total Per year
Total Sept to Jan

3
7
48
200
201,600
201,600

In-house staffing 3
days per week
3
7
48
50
50,400
8,064 16%
58,464

67,200

19,488

ATTACHMENTS
Circulation date:
Submitted By:
Reviewed By:

June 13, 2013

Adrian Field – Manager of Engineering
Robert Earl, Town Manager
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REQUEST FOR DECISION
Subject: Legacy Trail Pedestrian Bridge Options
Presented to: Council

Date: July 8, 2013

Submitted by: Adrian Field

Agenda #: 9.9

RECOMMENDATION
That Council direct administration to construct the Legacy Trail extension along Norquay Road
from Railway Avenue to the Fenlands parking lot using any of the options below:
1. Re-route the trail over the existing road bridge and locally reduce the trail width to 2.0m.
Place concrete barriers and appropriate signage to allow safe passage of trail users over
the road bridge, adjust the Norquay road lanes to allow for the trail and concrete
barriers. On completion of the trail connection, return project cost savings of around
$188,000 to the General Capital Reserves.
2. Construct a “sister bridge” to the Bow River pedestrian bridge and route the trail
approximately 10.0m from the existing bridge. Approve an associated Capital budget
increase of $96,350.00 for the project with funds to be drawn from the General Capital
Reserves.
3. Re-tender the bridge portion of the trail, construct a new trail bridge and route the trail
approximately 10.0m from the existing bridge. Approve an associated Capital budget
increase of $164,550.00 for the project with funds to be drawn from the General Capital
Reserves.
BACKGROUND
Reason for Report
To provide Council with an opportunity to direct administration on options for routing of the
Legacy Trail connection along Norquay Road.
Summary of Issue
The Legacy Trail connection along Norquay road from Railway Avenue to the Fenlands day use area
parking lot is an approved capital project for 2013 and was tendered in May of this year. Tender
results were much higher than budget estimates provided in 2012, which had been developed using a
combination of market pricing comparisons and consultant input.
The high tender results were likely driven up by a combination of a number of factors including:
1. The unusually high water levels as the tender was closing;
2. Poor local ground conditions; and
3. The complexities of the construction of the bridge portion of the project being a deterrent
to smaller trail building contractors.
To ensure the trail connection could proceed as planned in 2013, the project was re-tendered with
the trail portion being re-routed over the existing bridge. Tender results have been obtained and the
connection can be made within budget using the existing vehicle bridge to cross 40 Mile Creek.
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Using the existing road bridge as part of a permanent solution does have some significant
disadvantages however, and administration have also continued to look at options for the bridge to
be managed as a separate contract directly with the Town of Banff.
A summary of each option with their respective advantages and disadvantages is provided below for
Council’s consideration:
Option 1 – Re route the trail over the existing road bridge and locally reduce the trail width to 2.0m.
Place concrete barriers and appropriate signage to allow safe passage of trail users over the road
bridge, adjust the Norquay Road lanes to allow for the trail.
This option, while being the least-cost alternative, does have some significant disadvantages. New
wayfinding entry signage is planned to be constructed in 2014 at both entrances to town. The
wayfinding signage, in both cases, is intended to enhance the visual appeal of the principal entrances
to town and a comprehensive wayfinding plan has been in place for a number of years. The
diversion of the trail over the road bridge would require the placement of the trail and concrete
barriers to separate traffic just behind new entry signage. This would detract significantly from the
visual appeal and first impressions of visitors to Banff as they transition from national park to the
townsite.
The diversion would also make the trail less appealing for users who would need to negotiate tight
turns/bends both getting on and getting off the bridge. The trail would also run in close proximity
to traffic rather than being separated by around 10.0m as would be the case with either of the bridge
options.

Proposed Entry Signage location to the North of 40 mile creek

Option 2 - Route the trail in a direct line approximately 10m from the existing bridge; construct a
“sister bridge” to the Bow River pedestrian bridge.
This option provides a significant opportunity to both enhance the Norquay Road entrance to town
and to further promote sustainable transportation and trail connectivity within the townsite. The
overall bridge design concept would be consistent with the design quality of the Fenlands Banff
Recreation Centre, Bow River pedestrian bridge and new entrance feature signage planned for
construction in 2014. A “sister bridge” would also better align with the provisions of the Banff
Council/Committee: Report Title
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Design Guidelines include the use of natural materials in construction, sensitivity to nature and
minimizing visual impact.
This option would enhance the experience for trail users by moving them further from the flow of
traffic along Norquay Road. Incoming vehicles would not be affected by the encroachment of
concrete barriers and a 2.0m cycle lane on the road bridge.
StructureCraft Builders have proposed the sister bridge concept which makes use of a number of
proprietary design elements which were developed by StructureCraft for use on the Bow River
pedestrian bridge. The use of these elements allows for economies of scale in both the design and
production processes which would be passed on to the Town in the tender price.
This option could not be completed within the existing project budget and additional funds of
$96,350.00 would be required to complete the project with this scope.

StrucureCraft proposal

Option 3 - Re-tender the bridge portion of the trail, construct a precast concrete, fibreglass
composite or steel bridge and route the trail approximately 10m from the existing bridge.
This option would enhance the experience for trail users by moving them further from the flow of
traffic along Norquay Road and incoming vehicles would not be affected by the encroachment of
concrete barriers and a 2.0m cycle lane on the road bridge. However the opportunity to further
enhance the Norquay Road entrance would not be realized to the same extent as with option 2.

Council/Committee: Report Title
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Based on tender results, an additional $135,450.00 would be required to complete the project. It is
possible that a re-tender could yield better results which could potentially reduce the costs in line
with the StructureCraft proposal.
Response Options
Council could direct Administration to construct the Legacy Trail extension along Norquay road
from Railway Avenue to the Fenlands parking lot using any of the options below:
1. Re-route the trail over the existing road bridge and locally reduce the trail width to 2.0m.
Place concrete barriers and appropriate signage to allow safe passage of trail users over
the road bridge, adjust the Norquay road lanes to allow for the trail and concrete
barriers. On completion of the trail connection, return project cost savings of around
$188,000 to the General Capital Reserves.
2. Construct a sister bridge to the Bow River pedestrian bridge and route the trail
approximately 10.0m from the existing bridge. Approve an associated capital budget
increase of $96,350.00 for the project with funds to be drawn from the General Capital
Reserves.
3. Re-tender the bridge portion of the trail, construct a new trail bridge and route the trail
approximately 10m from the existing bridge. Approve an associated Capital budget
increase of $164,550.00 for the project with funds to be drawn from the General Capital
Reserves.
IMPLICATIONS OF DECISION
Budget
Budget implications have been listed with each of the options provided. It should also be noted that
the Bow River pedestrian bridge is nearing completion and cost savings from the project are likely.
As with any large project, it is prudent to keep a contingency in place to make any required
adjustments during the first year of operation. Even allowing for this contingency, it would still be
possible to return $200,000.00 to the General Capital reserves.
Internal Resources
Internal resources would manage the project.
ATTACHMENTS
Attachment #1 – Legacy Trail Pedestrian Bridge - budget
Circulation date:
Submitted By:
Reviewed By:

Robert Earl, Town Manager

Council/Committee: Report Title

Legacy trail connection on Norquay road
Options for Construction
Item
Trail incl asphalt
Tie-in to Parks' trail
Jersey barriers
Line painting
Sidewalk demo
Bridge & abutments (design build)
Subtotal
Contingency (10%)
Total
Remaining Approved Budget
Surplus/(Required) funds

Option 1 - Use existing bridge
80,000
10,000
15,000
5,000
10,000
120,000
12,000
132,000
320,000
188,000

Option 2 - StructureCraft proposal
for "sister" bridge
80,000
10,000
500
288,000
378,500
37,850
416,350
320,000
(96,350)

Option 3 - Re-tender for
conventional design
80,000
10,000
500
350,000
440,500
44,050
484,550
320,000
(164,550)

BRIEFING
Subject: 2013 Capital Project Update – second Quarter
Presented to: Council

Date: July 8, 2013

Submitted by: Adrian Field

Agenda #: 9.10

This report is presented for Council’s information.
BACKGROUND
Reason for Report
This report is provided to update Council on the current progress of the capital projects approved
for 2013. The attached summary sheet shows the goals for 2013 as well as the current status of the
projects.
Summary of Issue
A total of $13.0M in capital project funding has been approved by council in a total of 72 ongoing
projects. Good progress is being made in all projects with liabilities being identified early and acted
upon as part of the project management process.
IMPLICATIONS OF ISSUE
Budget
It is currently anticipated that the majority of capital projects will be delivered within the identified
capital budget.
ATTACHMENTS
Attachment #1 - June 2013 Capital Project Status
Attachment #2 - May 31, 2013 Capital Budget Update
Circulation date:
Submitted By:
Reviewed By:

June 12, 2013

Adrian Field, Manager of Engineering
Robert Earl, Town Manager

Capital Project Update – July 8, 2013

Attachment 1

BUILDINGS
2-900-2208-6000
Library Entryway Landscaping
Project description & goals for 2013
Review scope of work and pricing, complete temporary repairs, or permanent work that could
work with a permanent re-work of the corner and re-design of the building façade, to remove
identified safety hazards to the ramp and stairs.
Current Status
Work to be tendered with sidewalks improvements work. Potential to replace the ramp and retread the stairs in Fall 2013 with future full re-development project to follow in 2017 (per
current approved capital projects list).

2-810-2213-6000
Banff Child Care Centre
Project description & goals for 2013
Replace Furnaces at the Banff Child Care Centre
Current Status
Funds were identified for furnace replacement at the child care centre. Upon further review
these furnaces have another 5 years of service left in them. This project should be deferred
until 2018.
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2-823-1860-6150
Multiplex Recreation Facility – Workshop Construction
Project description & goals for 2013
Construct new workshop and landscape footprint for old outdoor storage area to return land to
riparian zone (per Development Permit conditions).
Start and complete all work activities by end of June. Keep parking lot open for busy days &
tournaments. Initiate, and conclude, the process with CP Rail of terminating the land lease.
Current Status
The Overflow Parking, New Workshop and Landscaping are 98% complete. Contact with CP Rail
has been made in order to initiate the termination of the existing land lease.

2-823-1860-6230
Multiplex Recreation Facility - Facilities Fit-out
Project description & goals for 2013
Complete various internal building system upgrades to maximize building efficiency.
Current Status
Heating upgrades to Arena 2 are complete
Bleachers are complete
Curling rink heating is planned to be added in summer 2013
2-823-1860-6330
Multiplex Recreation Facility - Interior Fit-out
Project description & goals for 2013
Complete the purchase of program equipment, the installation of archival photos, the relocation and installation of Banff Sports Hall of Fame display, the purchase of recycling and
garbage bins, outdoor ashtrays, installation of outer board plastic and staff room flooring and
equipment.
Current Status
Admin. staff collecting equipment quotes and pricing for purchase prior to the start of the next
ice season.
2-823-1860-6220
Multiplex Recreation Facility – Signage
Project description & goals for 2013
Complete building and LEED signage
Current Status
Building signage is complete. Design work ongoing for LEED signage
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2-801-1901-6000
Seniors Center
Project description & goals for 2013
Funds were carried forward from 2012 to deal with any warrantee issues resulting from the
washroom upgrade in 2012.
Current Status
No warrantee issues have been identified.
2-632-2153-6000
Bear Street Parkade - Capital Improvements
Project description & goals for 2013
Upgrade bay lights and the top level lights to an energy efficient technology.
Current Status
The project started in 2012and was completed early 2013. The project has created over 40% in
electricity savings ($2,500 annually) compared to the old lights. All bay lights and top level lights
are now LED.

2-670-2150-6000
Grounds Greenhouse / Operations Yard
Project description & goals for 2013
Funds were carried over to 2013 to complete any deficiency work.
Current Status
Greenhouse is performing well with no noted deficiencies to date.
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2-673-2230-6000
Alternative Energy for Town Hall
Project description & goals for 2013
Provide a source of alternative energy at Town Hall
Current Status
The project has been awarded to SkyFire Energy and a 60-panel, 15kw solar electric system with
a monitoring display in the lobby will be installed in August

2-643-2251-6000
Shed Relocation
Project description & goals for 2013
Relocate and re-use the old workshop from the rec centre outdoor receiving area.
Current Status
The workshop was moved from the Fenlands to the Operations yard on April 25th and has now
been placed on a new foundation at the operations yard.
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2-673-2237-6000
Town Hall Maintenance / Improvements
Project description & goals for 2013
Replace carpet in Town Hall
Current Status
Funds were identified for carpet replacement in Town hall but, upon further review, these
carpets have another 5 years life remaining in them. This project should be deferred until 2018.
2-400-2217-6000
Fire Vehicle Replacement
Project description & goals for 2013
Replacement of rescue truck and command vehicle.
Current Status
Rescue truck is now in service.

Command vehicle received and waiting on final installation of emergency lighting and
equipment.
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2-400-2218-6000
Pager Replacement
Project description & goals for 2013
Replacement of pagers for paid on call firefighters and chief officers
Current Status
Project complete
2-400-2245-6000
2013 Bunker Gear Replacement
Project description & goals for 2013
Outfit new recruits with NFPA compliant gear that will meet all safety standards.
Current Status
Selection of gear from three quotes in progress. Gear to be delivered by July 2013.
2-400-2244-6000
Vehicle Extrication Area
Project description & goals for 2013
Create a vehicle extrication training area that provides a safe and controlled environment for
training as well as increasing environmental practices by collecting vehicle fluids.
Current Status
Identifying area within operations compound with Operations Manager. Concrete pad with
fluids sump and fencing to be completed by October 2013.
FLEET
2613193060... Fleet Management - Vehicle Replacement
Project description & goals for 2013
Current Status
Replacement of Town Run Garbage Truck
New Electric Truck is here onsite. Training and testing are ongoing and the vehicle will be in
service by July 1.
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Replacement of Grounds one ton
Current status: new unit is in Service

Replacement of Facilities ¾ Ton truck
Current status: New unit is in Service

Purchase of new Wheel Loader
Current Status: New unit is in Service
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Tandem Dump Truck Replacement
Current Status: new unit is in Service

Bylaw Van Replacement
Current Status: RFQ posted/closed and awarded delivery: 3weeks
(No Photo available)
Back hoe Loader Replacement
Current Status: Evaluating requirements for the replacement unit
2-613-2225-6000
Horizontal Grinder
Project description & goals for 2013
Current Status RFQ posted/closed awarded
New unit is on site, currently working on Training and Orientations
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2-613-2226-6000
Snow Blower
Project description & goals for 2013
Purchase and commission a new snow blower to improve the efficiency of snow removal
operations.
Current Status
Tender has been issued and closed. Award is underway pending notification of all bidders, Snow
blower to be delivered to site in September.
(No Photo available)
2-613-2229-6000
Wet Sandblaster
Project description & goals for 2013
Purchase new wet sandblaster which will have a diverse range of uses.
Current Status
Tender has been issued, awarded and sandblaster delivered to site. Currently working on
training and Orientations & have completed a blasting project (Mount Royal parking lot bollards)
during training, Yellow curb sandblasting is to commence in the coming weeks.

2-613-2246-6000
Plugin Hybrid Vehicle
Project description & goals for 2013
Purchase new vehicle
Current Status:
Vehicle has been tendered, awarded and delivered to site. Unit is now in service.
The 2013 Ford Fusion Hybrid won the inaugural Canadian Green Car award.
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PARKS
2-670-2210-6000
Off leash Dog Park
Project description & goals for 2013
Funding for this project was carried over for any deficiency work
Current Status
This project is complete. A remaining fund of $1958.76 for 2013 is available for any additional
work deemed necessary such as tree removal, fence repairs, or possibly seating.

2-826-2214-6000
Bleacher Seat Replacement - Rugby/Soccer Pitch
Project description & goals for 2013
This project included the replacement of spectator bleacher seating at the Recreation Grounds.
Current Status
Old bleachers have been replaced at the rugby pitch using the re-purposed bleachers from
Fenlands Arena 2. As the outdoor sport season has only just started, feedback from users on
quantity of seating has not yet been obtained. It is expected that staff will be able to confirm the
need for additional seating by the end of July.
2-826-2211-6000
Gazebo Improvements
Project description & goals for 2013
This project includes a series of aesthetic improvements to stair treads, railings etc.
Current Status
With the results of the Recreation Master Plan pending, recommendations specific to Central
Park may impact this amenity. It is recommended that upgrades other than basic cosmetic
painting and emergent minor repairs, be postponed until the Master Plan is complete and
Council has approved recommendations specific to Central Park.
2-826-2140-6000
Tennis Court Rebuild
Project description & goals for 2013
Funding for this project was carried over for any deficiency work.
Current Status
No deficiency work is currently noted – The freeze-thaw cycle has not adversely affected the
tennis court surface in its first cycle.
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2-824-1943-6000
Parks & Recreation Signage
Project description & goals for 2013
This project included the replacement of informational and regulatory signage located at
outdoor parks and recreational amenities.
Current Status
While this project is largely complete, Recreation and Grounds staff have identified the need for
a minimal number of new signs at various locations.
2-673-2232-6000
Central Park Washroom Replacement
Project description & goals for 2013
Await direction from Council (likely through the Recreation Masterplan) on scope definition to
determine items such as: how many stalls, concession space requirements, special events
requirements etc. Develop design & project budget for construction in 2014. The washroom is
an opportunity to demonstrate leadership in sustainable design and operation.
Current Status
The Recreation Master plan does not promote increasing the footprint of the washroom but
possible relocation to the East will be explored. Design requirements and details will be worked
through with ToB department input. Currently considering the most efficient and cost effective
process for arriving at the finished product; a design-build project may be the best approach for
this environment.
2-656-2231-6000
Mountainview Cemetery Upgrade
Project description & goals for 2013
Upgrades to fencing and runners at Mountain View Cemetery
Current Status:
Preparing request for pricing for fence and gate supply and install in fall 2013. A resurvey of
cemetery lands to prepare for runner/ ribbon installations in 2014 in preparation for future use.
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2-930-2236-6000
Canoe Dock
Project description & goals for 2013
Construct a new canoe dock for the canoe concession location for the 2013 season
Current Status
Completed under budget

2-670-2243-6000
Downtown Outdoor Rink Improvements
Project description & goals for 2013
Design, construction and installation of 2 (or more depending on budget requirements) warming
shelters for the High School rink. Shelters need to respect the Banff Design Guidelines, be
temporal, easy to move with crane truck, cost effective and use natural or recycled materials
where possible.
Current Status
Design in progress. Procurement has been carried out in conjunction with Parks Canada for
administrative and purchasing economies of scale. In order to re-use materials and to save
costs, glulam beams from Fenlands Recreation Centre redevelopment can be used in the
construction.
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ROADS
2-632-2202-6000
Traffic Signals Timing Optimisation
Project description & goals for 2013
Complete Transportation Master Plan and provide recommendations to Council. Implement
signal timings recommendations as directed.
Current Status
Timings have been developed by Bunt based on 2012 data. Timings (optimized for each
intersection based on the findings of the 2012 traffic flow monitoring) will be implemented by
July 1 2013 with data collection and monitoring to continue throughout the summer.
Metrics have been established to measure success at each intersection and the delays along a
corridor from Spray Avenue to Wolf Street will be monitored using data from the Next bus
system on the Roam busses.

Dealy Time (hh:mm:ss)

Roam Bus Delay Times vs.
Vehicle Volumes Entering Town
0:28:48
0:25:55
0:23:02
0:20:10
0:17:17
0:14:24
0:11:31
0:08:38
0:05:46
0:02:53
0:00:00
5,000

2012
Expon. (2012)

10,000

15,000

Vehicle Volume (nb of vehicles)

2-632-2227-6000
Traffic Light and Camera Upgrade
Project description & goals for 2013
Upgrade signal hardware and provide cameras where not provided at key intersections.
Current Status
Components have been ordered and will be installed with signal timings optimisation project.
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2-632-2204-6000
Sidewalk Improvement Program
Project description & goals for 2013
The project will be tendered in August for early fall construction
Locations for sidewalk improvements include:
1. Numerous locations where a few squares will be replaced: Whiskey Creek, Beaver St.,
Rabbit St., Falcon St.,
2. Elk Street along Safeway
3. Spray Ave./Glen Ave. Re-grading and realignment of current 16% slope to 8%.
4. Curb & gutter on Glen Avenue
5. Sidewalk from along the south side of Buffalo street between Banff Ave and Muskrat
Street.
2-632-2207-6000
Bow River Bridge Traffic Flow Review
Project description & goals for 2013
Review methods to improve traffic flow over the bridge as part of the TMP
Current Status
Data has been collected, scenarios have been modelled and recommendations have been made
for lane changes and timings optimisation. TMP has been adopted and Council-directed
recommendations will be implemented early summer 2013.
2-632-2223-6000
Bear Street Smart Parking Pilot Project
Project description & goals for 2013
Monitor new counting system and deploy smart parking mobile website.
Current Status
The new counting system is in place and, after an initial start-up period, is achieving accuracies
of 99% over any given 24 hour period. Communications is leading the roll-out of the mobile
website, which is currently receiving 35 visits per day.
2-632-2238-6000
Smart Parking Pilot II
Project description & goals for 2013
Implement a smart parking system in an at-grade parking lot to use as a proving ground for
future at-grade stall deployment.
Current Status
Contractor bids are currently being analyzed and installation is anticipated to occur in July, 2013.
The selected trial lot is the surface lot at the corner of Buffalo Street and Beaver Street.
2-632-1954-6000
Thermoplastic Line Painting
Project description & goals for 2013
Carry out permanent line painting at crosswalks and other important intersections.
Current Status
Project to be completed in summer & fall with road overlay project and crosswalk
improvements.
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2-632-1951-6000
Street Lighting Upgrades
Project description & goals for 2013
This project was implemented in 2 phases:
1. Repairing the main wire feeding power to the street lights on Banff Ave, from Moose St to
the Town Boundary.
2. Upgrading the street lights to an energy efficient technology.
Current Status
The project started in 2012 and was completed early 2013. The electricity consumption of the
new LED lights is 60% lower than the original lights, leading to a projected annual savings of
$4,000. The new lights comply with the street lighting policy.
Aging and inefficient lights that were sited at the Roam Bus stops along Banff Avenue have been
replaced with fixtures reclaimed from the Bear Street parkade. The fixtures were re-painted and
retrofitted with LED bulbs for energy savings and improved light distribution.
6 lights on the Banff Ave 300 block have rusting poles and represent a safety hazard. These
lights will be upgraded to the identical fixture than the rest of the Hotel District on Banff Ave.
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2-632-1950-6000
Cave Avenue Reconstruction
Project description & goals for 2013
Carry out an additional Public engagement process on design options and re-design the roadway
in accordance with Council direction.
Current Status
Redesign and alignment will start this summer for a Jan/Feb 2014 tender.
The LATB report and Recreation Master Plan speaks to the importance of trails within the
townsite and connectivity to the wider network of trails offered around the townsite (in this
case Cave and Basin and the paved Sundance Canyon).
Public engagement will be sought in July on the possibility of widening and paving the woodland
trail. If this were to be favoured publically and approved by Council then Council could direct
administration to reconsider the sidewalk proposed on Cave Avenue in order to narrow the
disturbance footprint and reduce operation and construction costs. Redesign work for Cave
Avenue is schedule to start mid-July.
2-632-1952-6000
Roadway Overlay Program
Project description & goals for 2013
Carry out prioritized roadway overlays across the townsite to prolong the life of the road
surface.
Current status
The 2013 project is currently being tendered for a late June construction period. Locations for
overlay currently listed in the tender include:
• Bow Avenue 100 block
• Bow Avenue 200 block
• Rabbit Street between Squirrel and Marten
• Tunnel Mountain Road phase 1 (rebuild failing edge)
• Railway Avenue RV parking
• YWCA lane improvement
• Pathway along Gopher Street between Railway Ave and the CPR track
• Intersection overlays at Mountain /Spray Ave., Spray/ Bow river bridge
• Numerous utilities repair patches
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2-632-2206-6000
Crosswalk Improvements
Project description & goals for 2013
Improve various crosswalks throughout town as budget permits.
Current Status
• A new crosswalk with solar powered illuminated signage was added on Lynx street by
the Hospital in spring 2013.
• 4 crosswalks on Banff Ave were also upgraded to the same standard in conjunction with
wiring repairs and new power feeds associated with the street lighting improvement
project. All pedestrian activated crosswalks on the north side of the Bow River are now
consistent.
Remaining funding from the crosswalks improvements budget will be used to upgrade the
crosswalk at the entrance of Valley View, on Mountain Ave. This upgrade will significantly
improve the efficiency and aesthetics of the crossing and bring the crosswalk to a standard
consistent with other similar locations in town.
The combination of the crosswalks, street lighting and Bear street parkade projects into a single
tender greatly simplified the tender and construction process, allowed flexibility in
implementation and provided a savings on the combined value of all 3 projects.

2-670-2228-6000
Whiskey Creek Bridge Replacement
Project description & goals for 2013
Removal and replacement of the existing bridge. Formalization of the trail. This project will be
coordinated with the Mountain View Estate Master Plan.
Current Status
In progress – pending of the Mountain View Estate preliminary drawings.
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2-632-2239-6000
Bridges Inspections
Project description & goals for 2013
Inspection of town-owned bridges and culverts. Development of a lifecycle plan based on the
inspection.
Current Status
Work to occur in the summer, pending of availability of the Inspection consultant.
2-460-2241-6000
Speed Indicator Signs
Project description & goals for 2013
Purchase additional speed indicator sign
Current Status
Pricing is being obtained. Unit will be purchased in Summer 2013.
SEWER
2-642-2156-6000
NVIRO Processing Plant
Project description & goals for 2013
Complete and commission the N-Viro biosolids plant
Current Status
The Town has recently commissioned a new organic waste recycling facility that replaces the
composting operation while making good use of the existing building and storage yard. By
partnering with N-Viro Systems Canada to use their patented technology Banff now produces a
fertilizer product called “Banff N-Rich” from the organic waste. This product is shipped to a sod
farm and commercial landscaping operation where it is used as a soil amendment and fertilizer.
Following on the success of facilities in Nova Scotia and Ontario this process is the first facility in
Alberta to use N-Viro’s technology.
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2-642-2203-6000
Bow River Siphon Replacement & Ped Bridge
Project description & goals for 2013
Complete construction & commissioning of the combined projects of the sanitary siphon
replacement, new water line installation and pedestrian bridge construction.
Current Status
An opening date for June 25th has been set. The project will be 3 months ahead of schedule and
cost savings of at least $200,000 are expected at completion, with further savings likely at the
end of a 1 year warrantee period.
All foundation, abutment, pile, wetwell, mechanical, electrical, decking, handrail, pump systems
and electrical control systems have been completed. Handrail lighting, landscaping and
commissioning are ongoing as of June 12, 2013.
All environmental, planning and design requirements in the design-build document have been
met and several high risk activities with the potential to disrupt schedule and cause cost
overruns have been avoided.
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2-642-1965-6000
WWTP Capital Upgrades
Project description & goals for 2013
Lifecycle repair and maintenance at the WWTP (managed by EPCOR)
Current Status
The following items are complete
• PLC SCADA Upgrade Project Phase
• PLC Upgrade Project Phase 2 (PLC 2,3,4,9,10)
The following items are ongoing and scheduled for completion by Fall 2013:
• Lab A/C Unit Replacement
• Rebuild Secondary Clarifier #1
• Lab Water Quality (RO system)
• Electrical System Review
• Process Corroded Piping and Aged Valves
• DAF Repairs
• Bioreactor Mixer Replacement
• Fall Arrest Equipment Engineering and Installation
• Centrifuge Dewatered Sludge Conveyor
• Rebuild and Replace WAS Pumps
• Safety and Hatch Upgrade
• HVAC MAU 575 (makeup air unit) Upgrade
• Head works HVAC Repair
2-642-1960-6000
Cave Avenue (ARP) Sanitary Sewer Replacement
See update with 2-632-1950-600 Cave Avenue Reconstruction above
2-642-1963-6000
Bow River Sanitary Siphon Upgrade
See Ped Bridge/Siphon update.
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2-642-2219-6000
Sewer Main Repairs
Project description & goals for 2013
This project is implemented in 2 phases:
1- Data analysis and development a lifecycle plan based on the sewer inspection completed in
2011.
2- Implementation of the recommended construction work within the lifecycle plan.
Current Status
The development of the lifecycle plan is in progress. The plan will enable to create financial
efficiencies at the time of tendering the construction work.
Repairs have also been carried out on the Sulphur mountain sanitary line which bring the pipe
condition from”fair” to “good” and will extend the life of the pipe substantially.
An ongoing town-wide pipe repair/replacement assessment will identify and prioritize sanitary
lines for lining, repair and replacement.

WATER
2-641-2220-6000
Water System Booster Station
See update with water pressure equalization project below
2-641-1972-6000
Water Meter Upgrades
Project description & goals for 2013
Prioritize and upgrade water meters as budget permits.
Current Status
Actively updating water meter accuracy by installing recalibrated units. The focus is on the
highest use 3- 6 inch water meters. To date 5 meters have been replaced and another 15 are
planned by the end of the year
2-641-1973-6000
Bow River Watermain Crossing
See update above
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2-641-2071-6000
Tunnel Mountain Pumphouse Upgrades
Project description & goals for 2013
Review report, complete recommendations as budget permits and conduct fireflow tests.
Determine and document missing as-built information with Parks Canada and evaluate the need
for water metering at the Campground.
Current Status
Current as-built information for the Tunnel Mountain area has been compiled and provided to
Tritech Group Ltd. who has been contracted to provide a design-build solution for the pump
house. These substantial modifications will result in reliable water service, including fire flows,
to the area. The design will be complete this summer, followed by construction in the fall.
2-641-2247-6000
Water System Pressure Equalization
Project description & goals for 2013
Finalize a list of pipe modifications & valve additions with MMM Group and initiate work.
Tender work - potentially with Sewer Main repairs and complete in 2013.
Current Status
MMM Group has updated the ToB water model in order to accurately portray the current piping
system and pressures. Recommendations for piping modifications in the vicinity of the
Mountain Ave. pump house will be received in June. The modifications will have a positive
effect on system pressures in the Valleyview, Park Ave and Rainbow Ave areas. MMM Group is
also recommending solutions to the low pressure area along St. Julien St, as well as the high
pressures in the downtown area.
Piping modifications will be carried out in the summer/Fall of 2013.
2-641-2248-6000
SCADA Upgrades
Project description & goals for 2013
Ongoing upgrades to Scada system to replace ageing equipment
Current Status
Tendering ongoing.
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2-641-2070-6000
Valve Replacement
Project description & goals for 2013
Prioritize and complete watermain valve replacements as budget permits.
Current Status
Working to secure contractor to complete work. Valves that are planned for replacement this
year include:
1. Line valve corner of Moose and Muskrat – will not shut completely (partially seized)
2. Line valve Lynx and Squirrel Street Intersection (valve in sidewalk.) For Hospital loop
(seized shut)
3. Line valve – 114 Eagle Crescent – seized open
4. Line Valve – Tunnel Mountain Pump house to distribution (10 inch valve leaking)

2-641-2249-6000
Well Site Fencing
Project description & goals for 2013
Install new security fencing around well sites
Current Status
Seeking approval from Parks for well fencing around pump houses and piezometers
OTHER
2-329-2250-6000
Town Hall Photocopier
Project description & goals for 2013
Replace ageing town hall photocopier
Current Status
A new Konica Minolta C754SeriesPCL was installed in February 2013.
2-632-1981-6000
Signage & Wayfinding - Master Plan
Phase four of the project (2013) is underway:
• 33 signs were ordered, 6 pedestrian Directional, 7 Large Vehicular Directional, 10 Medium
Vehicular Directional, 2 parking Identification, 2 District Identification and 6 Banner signs.
• One District Identification sign and three Banner signs will be installed on both sides of the
street at the beginning of Mountain Avenue where the Sulphur district begins. This is the
first site for District Identification Signs and Banner signs to be installed. The banners and
district ID signs will be a demonstration for the planned town-wide banner installation in
2014
• Signage is being installed at the entrance of Town on Parks Canada land in the Industrial
Compound, in the Rec Grounds and towards the Gondola.
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•

Seven signs located along Cave Avenue have been ordered and stored. The signs will be
installed upon the completion of the reconstruction of Cave Avenue.

2014 Fabrication and Installation:
• Focus will be on the two welcome signs to the Town of Banff and District Identification and
banner Signs. A primary Welcome Sign will be installed at the east entrance of Town on
Banff Avenue and a secondary Welcome Sign will be installed at the west entrance of Town
on Mount Norquay Road. Preliminary design work is ongoing for the Wayfinding signs and
negotiations are ongoing with Parks Canada to obtain the necessary land easements for the
selected locations on the approaches to Town.
• 14 District Identification signs and 76 Banner Signs will complete this five-year project.
670-2201-6000
Legacy Trail - Norquay Rd to Fenlands
Project description & goals for 2013
Connect the Legacy trail along Norquay road to the Fenlands day use area parking lot
along Norquay road.
Current Status
Tender results for trail and bridge (over 40 mile creek) project (combined as a single
tender package) came in over budget. Project has been re-tendered with the trail only
and can be completed, with re-routing the trail over the existing road bridge, within
budget. Council will also be presented (at the June 24, 2013 regular meeting of Council)
with options for bridge construction that would require additional funding but would
add considerably to the experience of trail users and visitors to town.
2-632-2215-6000
Birch Street Berm
Project description & goals for 2013
Develop design to IFC. Obtain EA for Construction in 2014
Current Status
A preliminary sketch has been developed for the berm/walkway.
Discussions with Alberta Environment, who undertook a town-wide flood plain study in 2012,
indicate the 100 year flood would not affect the Luxton museum. A formalisation of the existing
trail could still be carried out and would have a positive effect on the flooding of Birch Avenue in
high water events.
2-830-2205-6000
Special Events Equipment
Project description & goals for 2013
The 2013 project consists of the purchase of changeable roadway signage for special events
(and/or municipal emergencies) as well as the purchase of a portable sound system, portable
event sink, portable event heaters/tanks.
Current Status
Recreation staff are working closely with Engineering and Destinations Events to coordinate the
purchase of changeable signage to ensure flexibility for multiple Town of Banff users. Staff are
pricing special events equipment for purchase.
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2-802-2224-6000
Public Art Exhibit Project
Project description & goals for 2013
Commission multiple artworks by a variety of Canadian artists and proceed with the fabrication
and installation of two public artwork exhibition spaces at Bear Street Mall (220 Bear Street) and
Banff Town Hall (110 Bear Street) – the exhibitions shall be in place for a period of
approximately 5-years.
Current Status
The commission of artworks to be exhibited was completed through a selection process
incorporating the broad opinions of the general public. The artwork exhibition space located at
220 Bear Street was fabricated and installed in January 2013. The initial rotating artwork
exhibition space at 110 Bear Street (public alleyway) was fabricated and installed in April 2013.
Unveiling celebrations were conducted for both public artworks.
As of June 12, 2013, the Town’s contractor is completing the fabrication of all media/materials
to be exhibited in the future at the Town Hall exhibition. Information plaques providing details
about the public artworks are to be designed, fabricated and installed by the end of fiscal year.
Future changes of artwork content at the 110 Bear Street location will be required in mid-2014
and late 2015 or early 2016.
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2-544-2233-6000
40-Mile Creek Dam Decommissioning
Project description & goals for 2013
Develop inspection reporting process. Develop emergency response plan. Develop plan for
decommissioning/backfill/removal of hazard (with Parks and EBA)
Current Status
Trees have been removed from the upstream face of the dam per the recommendations of the
consultant (EBA).
A dive survey has been carried out to inspect the upstream face of the dam, observe the extent
of silt deposits and inspect the low-level gate. The low level gate would have been constructed
as a cofferdam to bypass flows during the construction of the dam in 1946 and would have been
retained in place to allow for drainage of the dam.
The drive motor for the low level gate was removed and the gate was found to be operable by
hand. The gate was raised around 4" and then lowered to the closed position. This ability to
control the speed of sediment release and to drain the dam prior to demolition is extremely
advantageous with respect to a controlled decommissioning plan. Substantial cost savings over
previously-discussed methods of decommissioning are expected.
Currently working with Parks and an external consultant to review and further develop a
potential pragmatic decommissioning plan for a future year.
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2-329-2234-6000
HR/Payroll Technology
Project description & goals for 2013
Request for improved technology to support payroll functions and address auditor
recommendations based on current practices(excel spreadsheets for tracking and reports) that
are exposed to risk of corrupt files.
Technology should provide; improved tracking of employee pay amounts and accruals (eg:
vacation, sick pay, etc.), expand functionality around tracking and reporting (including ad
hoc reporting), integrated financial tracking by function and department, ideally interface with
existing WorkTech and Great Plains financial software, adaptability to Human
Resources/Employee records and have potential for electronic time & attendance functionality.
Current Status
• RFP released: June 7, 2013 (closes on July 5, 2013
• Vendors shortlisted with product demos: July 15 – 19, 2013
• Selection and Aware of contract by: July 24, 2013
• Installation of new software: August 26- 30, 2013
• Data Migration & trouble shooting: September 3 – 6, 2013
• User Training: September 9 – 13, 2013
2-329-2235-6000
Conversion of Paper Forms to Electronic Forms Project
Project description & goals for 2013
The Town of Banff wishes to convert their paper field forms to electronic forms which can be
filled out and submitted from any TOB mobile device. To limit the initial scope of this project,
eight departments have been selected for participation. Each of them will provide one paper
form for conversion, testing, and implementation.
Current Status
The first form is being built and will be available for testing by July 1. It is the Facilities Inspection
Report.
2-230-2240-6000
Parade of Lights Float
Project description & goals for 2013
Purchase new float
Current Status
An inflatable seasonal float has been ordered.
2-460-2242-6000
Lost & Found Inventory
Project description & goals for 2013
Creation of new storage facility of lost and found inventory (following the demolition in 2012 of
the ”BuffaloCamp” building and, in 2013, the “Baler Building”)
Current Status
A forty foot Sea Can will meet these needs and because it is reasonably portable, it can be
moved easily if space requirements in the Operations Yard change in the future. Unit will be
purchased, delivered and in place by no later than mid-July.
The tentative placement location is in the Operations compound directly west of the Grounds
Department garage.
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2-613-2209-6000
Small Equipment
Project description & goals for 2013
Purchase of Miscellaneous small equipment
Current Status
Water Tank-Evaluating available options and requirements
Revolt Boosting system: Purchased and in process of installation to Fleet Service Vehicle
Bobcat Bucket: Purchased and in service resized bucket for Streets
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Town of Banff
Capital Project Listing
For the Five Months Ending May 31, 2013

Account

2-900-2208-6000
2-810-2213-6000
2-823-1860-6000
2-823-1860-6050
2-823-1860-6150
2-823-1860-6230
2-823-1860-6330
2-823-1860-6220
2-801-1901-6000
2-632-2153-6000
2-670-2150-6000
2-673-2230-6000
2-643-2251-6000
2-673-2237-6000

Description
BUILDINGS
Library Entryway Landscaping
Banff Child Care Centre
Multiplex Recreation Facility
Multiplex Recreation Facility - LEED Certification
Multiplex Recreation Facility - Shed Construction
Multiplex Recreation Facility - Facilities Fit-out
Multiplex Recreation Facility - Interior Fit-out
Multiplex Recreation Facility - Signage
Seniors Center
Bear Street Parkade - Capital Improvements
Grounds Greenhouse / Operations Yard
Alternative Energy for Town Hall
Shed Relocation
Town Hall Maintenance / Improvements
Sub-total

2-400-2217-6000
2-400-2218-6000
2-400-2245-6000
2-400-2244-6000

FIRE
Fire Vehicle Replacement
Pager Replacement
2013 Bunker Gear Replacement
Vehicle Extracation Area
Sub-total

2613193060...
2-613-2225-6000
2-613-2226-6000
2-613-2229-6000
2-613-2246-6000

FLEET
Fleet Management - Vehicle Replacement
Horizontal Grinder
Snow Blower
Wet Sandblaster
Plugin Hybrid Vehicle
Sub-total

2-670-2210-6000
2-826-2214-6000
2-826-2211-6000
2-826-2140-6000
2-824-1943-6000
2-673-2232-6000
2-656-2231-6000
2-930-2236-6000
2-670-2243-6000

PARKS
Offleash Dog Park
Bleacher Seat Replacement - Rugby/Soccer Pitch
Gazebo Improvements
Tennis Court Rebuild
Parks & Recreation Signage
Central Park Washroom Replacement
Mountainview Cemetary Upgrade
Canoe Dock
Downtown Outdoor Rink Improvements
Sub-total

2-632-2202-6000
2-632-2227-6000
2-632-2204-6000
2-632-2207-6000
2-632-2223-6000
2-632-2238-6000
2-632-1954-6000
2-632-1951-6000
2-632-1950-6000

ROADS
Traffic Signals Timing Integration
Traffic Light and Camera Upgrade
Sidewalk Improvement Program
Bow River Bridge Traffic Flow Review
Bear Street Smart Parking Pilot Project
Smart Parking Pilot II
Thermoplastic Line Painting
Street Lighting Upgrades
Cave Avenue Reconstruction

Budget
2013

$33,183.00
20,000.00
61,952.00
3,000.00
285,000.00
141,000.00
46,000.00
10,000.00
(4,125.60)
(23,066.60)

Year to Date
2013

2,820.00
174,377.38
132,706.57
5,872.50
526.75
703.93
15,706.96
95.00

53,000.00
18,000.00
6,605.00
35,000.00
----------------------- ----------------------678,942.80
339,414.09

Project
Balance

$33,183.00
20,000.00
61,952.00
180.00
110,622.62
8,293.43
40,127.50
9,473.25
(4,829.53)
(38,773.56)
(95.00)
53,000.00
11,395.00
35,000.00
----------------------339,528.71

424,226.00
393,372.00
30,854.00
17,000.00
16,600.00
400.00
12,000.00
12,000.00
40,000.00
40,000.00
----------------------- ----------------------- ----------------------493,226.00
409,972.00
83,254.00

739,000.00
350,486.94
388,513.06
200,000.00
629.38
199,370.62
125,000.00
125,000.00
80,000.00
53,800.00
26,200.00
38,000.00
30,952.57
7,047.43
----------------------- ----------------------- ----------------------1,182,000.00
435,868.89
746,131.11

1,958.76
1,958.76
12,930.00
12,930.00
30,000.00
30,000.00
10,000.00
10,000.00
5,000.00
5,000.00
50,000.00
50,000.00
52,000.00
52,000.00
40,000.00
27,900.00
12,100.00
35,000.00
35,000.00
----------------------- ----------------------- ----------------------236,888.76
27,900.00
208,988.76

277,433.91
120,000.00
253,322.50
47,156.70
4,804.03
30,000.00
145,025.07
177,631.41
15,069.41

826.88
2,222.00
12,018.80
85.87

84,326.54
5,747.33

276,607.03
120,000.00
251,100.50
35,137.90
4,718.16
30,000.00
145,025.07
93,304.87
9,322.08

2-632-1952-6000
2-632-2206-6000
2-670-2228-6000
2-632-2239-6000
2-460-2241-6000

Roadway Overlay Program
Crosswalk Improvements
Whiskey Creek Bridge Replacement
Bridges Inspections
Speed Indicator Signs
Sub-total

2-642-2156-6000
2-642-2203-6000
2-642-1965-6000
2-642-1960-6000
2-642-1963-6000
2-642-2219-6000

SEWER
NVIRO Processing Plant
Bow River Siphon Replacement & Ped Bridge
WWTP Capital Upgrades
Cave Avenue (ARP) Sanitary Sewer Replacement
Bow River Sanitary Siphon Upgrade
Sewer Main Repairs
Sub-total

2-641-2220-6000
2-641-1972-6000
2-641-1973-6000
2-641-2071-6000
2-641-2247-6000
2-641-2248-6000
2-641-2070-6000
2-641-2249-6000

WATER
Water System Booster Station
Water Meter Upgrades
Bow River Watermain Crossing
Tunnel Mountain Pumphouse Upgrades
Water System Pressure Equalization
SCADA Upgrades
Valve Replacement
Well Site Fencing
Sub-total

2-329-2250-6000
2-632-1981-6000
2-670-2201-6000
2-632-2215-6000
2-830-2205-6000
2-802-2224-6000
2-544-2233-6000
2-329-2234-6000
2-329-2235-6000
2-230-2240-6000
2-460-2242-6000
2-613-2209-6000

OTHER
Town Hall Photocopier
Signage & Wayfinding - Master Plan
Legacy Trail - Norquay Rd to Fenlands
Birch Street Berm
Special Events Equipment
Public Art Exhibit Project
40-Mile Creek Dam Decommissioning
HR/Payroll Technology
Conversion of Paper Forms to Electronic Forms Project
Parade of Lights Float
Lost & Found Inventory
Small Equipment
Sub-total
TOTAL CAPITAL

500,000.00
1,793.62
498,206.38
50,043.00
9,954.98
40,088.02
80,000.00
80,000.00
15,000.00
15,000.00
11,000.00
11,000.00
----------------------- ----------------------- ----------------------1,726,486.03
116,976.02
1,609,510.01

379,333.17
163,001.07
216,332.10
3,484,811.85
2,678,352.64
806,459.21
1,449,574.85
50,545.75
1,399,029.10
43,230.24
43,230.24
19,569.50
2,535.00
17,034.50
90,000.00
90,000.00
----------------------- ----------------------- ----------------------5,466,519.61
2,894,434.46
2,572,085.15

9,310.00
5,218.00
4,092.00
100,000.00
9,992.00
90,008.00
456,000.00
38,715.09
417,284.91
915,392.00
12,672.00
902,720.00
300,000.00
300,000.00
100,000.00
100,000.00
70,000.00
70,000.00
25,000.00
25,000.00
----------------------- ----------------------- ----------------------1,975,702.00
66,597.09
1,909,104.91

17,800.00
(17,800.00)
643,594.59
277,456.60
366,137.99
326,562.40
2,088.75
324,473.65
17,010.00
17,010.00
26,200.00
26,200.00
42,317.00
19,672.46
22,644.54
50,000.00
10,890.00
39,110.00
50,000.00
50,000.00
42,800.00
42,800.00
12,000.00
12,000.00
6,000.00
6,000.00
26,500.00
7,230.81
19,269.19
----------------------- ----------------------- ----------------------1,216,483.99
310,107.81
906,376.18
----------------------- ----------------------- ----------------------13,002,749.19
4,626,301.17
8,376,448.02
============= ============= =============
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