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This document was prepared and published in September, 2014, by
the Community Housing Strategy Committee for the Town of Banff.
Contact the Town of Banff at 403-762-1200

Committee members:
Leslie Taylor (Chair), Public member
Stephen Crotty (Vice Chair), YWCA of Banff
Ian Wilson, Bow Valley Regional Housing
Kori Woodard, Alberta Health Services, Community Health Centre
Anita Erickson, Fairmont Banff Springs Hotel
Valerie Kapay, The Banff Centre
Jennifer Bisley, Canmore Community Housing Corporation
Lara Seward-Guenette, Parks Canada
Grant Canning, Councillor, representing Banff Housing Corpn.
Alison Gerrits, Town of Banff, FCSS
Randall McKay, Town of Banff, Planning & Development
Dougal Forteath (admin support), BHC
Lee Smith, Parks Canada
Liz Hogg (admin support), BHC
Joan Morgotch, The Banff Centre (past member)

Stakeholder-reviewers:
The committee has also reached out to several other large employers
who, because they are connected with so many local staff, were
asked to review the interim document. Those stakeholders who
agreed to participate in the initial review were:
Covenant Health – Banff Mineral Springs Hospital
Canadian Rockies Public School Board
Banff Lake Louise Hotel Motel Association
Sunshine Village Ski resort
Lake Louise Ski Area
Banff Caribou Properties
Council – Town of Banff
Banff Housing Corporation - Board of Directors
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1. Introduction
This brief document suggests a range of actions to take Banff from our present housing
situation toward a more ideal future. It is the result of many months of work by the
Community Housing Strategy Committee, informed by the experience and expertise of
other organizations and individuals. The background to this work is available in source
documents (see page 38).

In this document, you will find:
•

Housing in Banff – the picture in 2012: a list of highlights from the 2012 Housing Needs Study, provided
as a picture of our starting point.

•

Vision: a brief description of what the Banff housing picture could be like in 2025, if we take the right
actions.

•

Actions: our steps toward a better housing picture, with timelines and responsible parties. The actions are
organized by category, but they are inter-related.

1.1

Key factors

	We are proud residents of a national park. The Town of Banff’s boundaries are fixed, we have a commercial
development cap, and Parks Canada’s eligible residency regulations apply.
	Land is king, and we have very little of it. This strategy document includes actions to help us access and
make best use of what little land exists within the Town.
	The housing problem belongs to all of us, and individual household prosperity leads to overall community
prosperity. This strategy document includes ways for organizations and individuals to cooperate in working
on solutions.
	Neighbours need reassurance. NIMBY (not in my backyard, an expression used to describe opposition
to the locating of something considered undesirable in one’s neighborhood) can be time-consuming and
divisive.
	Good data is important for accountability and decision-making. This strategy document includes ways to
keep our data current and meaningful.
	Rental units and barrier-free units are currently under-represented in Banff. This strategy document includes
actions to begin to close the gap in these two areas.
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2. Housing in Banff – the picture in 2012
In 2012, the Banff Housing Corporation oversaw the completion of a Housing Needs
Study in order to identify the housing needs of the Town of Banff to 2022, to complete an
affordability analysis with respect to housing, and to identify any gaps that might exist
between housing supply and demand in town.
2.1

Key findings

Some of the key findings from that study are as follows:
•	Banff’s rental vacancy rate was 1.2% in 2011 and 2012 (compared to provincial average of 8% in 2011, and
4.5% in 2012) – a healthy vacancy rate is between 3 and 5%. Update: The 2013 rental vacancy rate for
Banff was 0%
•	Banff has a broad diversity of dwelling types, and far greater housing density than the provincial average
•	Based on an analysis of income data and housing prices, approximately 1 in every 4 Banff households can
afford a median-priced apartment, and 1 in 10 Banff households can afford a median-priced townhouse,
half-duplex or single family home
•	As a result of housing prices, lower incomes, and due to the transient nature of the workforce, 54% of Banff
residents rent, compared to 26% in Alberta
•	Renters are 60% more likely to experience affordability challenges than home owners
•	There is an undersupply of both affordable rental housing and affordable homes to purchase, along with an
emerging undersupply of staff accommodations
•	Between 170-190 homes in Banff are in need of major repair
•	There are very few housing options available in Banff that are suitable for people with limited mobility
•	Staff accommodations, many of which were built 25-plus years ago, do not seem to meet the housing-type
expectations of a growing number of today’s staff
•	The numbers of temporary foreign workers and permanent residents have increased, resulting in new
families with children, who are not eligible for most existing staff accommodation
•	Young singles surveyed in the study said that “pod-style dormitories” (individually locked bedrooms with
shared living space) would enhance their quality of life greatly, while mature workers, childless couples and
families with children cited the need for self-contained 1, 2, and 3 bedroom apartments and 3-4 bedroom
townhomes
•	While both rental and home ownership is required in Banff, the shortage of affordable and appropriate
rental housing appears to be the most pressing need
•	The study predicted that Banff would have a shortfall of between 455 and 730 units by 2022, if the current
trend in population growth continues
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3. Vision
A “vision” is a statement of an ideal future – in this case, the ideal
future of housing in the town of Banff. It’s written in the present
tense, so that we can all imagine ourselves in that ideal future, but
picture this as being Banff in the year 2025 ...
3.1

Vision

Within the town of Banff, we have a robust range of housing options, so that each
Banffite can find a place to call home.
Our neighbourhoods are socially, economically and demographically diverse. In any
residential block, you can find a wide variety of residents, from newly arrived service workers
to long-established business owners. Our commercial and public service districts also include
housing, where appropriate.
Banffites understand that having appropriate housing is a benefit to our entire community. It affects individual,
family and community well-being. Employers, schools, volunteer organizations – we all benefit when housing is
available.
We take a shared approach to housing solutions, with public, private and not-for-profit entities within the town, and

vision

with our neighbours in the Bow Valley. When new solutions are needed, we have the courage to change.

3.2

Measurable outcomes

Our ideal

is demonstrated when:

Banffites support the Parks Canada “eligible resident” requirements, and 100% of our housing units are occupied by
people who meet these requirements.
At least 80% of those who work in Banff live in Banff, and those who live in other communities do so by choice –
they are not driven out of the Banff housing market by scarcity, quality and price.
At least 10% of our accommodation is accessible for people with mobility limitations.
Our rental vacancy rate is 3 - 5%.
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4.	Actions
It will take all parts of the community, working together, to take us from our present situation
to a more ideal future.
We’ve presented the proposed actions in categories for your reading convenience, but they are
inter‑related and support each other across categories.
Timing, as shown, is the recommendation of the committee. In practice, the Town of Banff
and other agencies will need to balance these priorities with others, and will use these timing
recommendations as guidelines in preparing an annual work plan.
Throughout the document, “Town of Banff Housing Sustainability” is used as a placeholder
term for a possible future function at the Town of Banff, which may take over parts of the
housing mandate that are presently the responsibility of the Banff Housing Corporation. A
decision on this function will be made at service review/budget in the fall/winter of 2014-15.
4.1	Rentals

In Banff’s ideal

future

...

	Rental properties are managed and maintained with care by their owners, so that tenants have healthy, safe
environments and neighbours and neighbourhoods are respected. Our rental properties meet and exceed the
requirements of all applicable provincial legislation.
	Employers are also providers and managers of rental housing suitable for their employees. Individuals’ need for
housing security is respected in these transactions.
	There are clear expectations of both parties in rentals and good communication between them.

4.1.1

Short-term Rental actions:
4.1.1.1 	Improve data collection and publication
We need good data, and it makes sense to use what is already being gathered by other bodies. The committee
believes that we should continue to use the Province of Alberta annual report for vacancy rate, and that the quarterly
reports from the Job Resource Centre do a good job on price data.

Ac t i o n

By whom

Review the Province’s vacancy rate for Banff annually
Review Job Resource Centre rental price data quarterly
Report to Council and CHSC on this data annually

TofB Housing
Sustainability

By when
Starting
immediately, and
by February of
each year

Outcome:
Public accountability, transparent tracking of our rental housing situation, good data to support decision‑making.
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4.	Actions
4.1.1.2 Provide landlord-tenant dispute resolution
Some communities have accessible, user-friendly landlord-tenant dispute resolution mechanisms.

Ac t i o n

By whom

By when

Investigate access to a quasi-judicial tenant resolution
board for the Bow Valley.

TofB Family
and Community
Support Services
and Alberta Health
Services

Q4 - 2015

Commence service delivery

TofB Family
and Community
Support Services
and Alberta Health
Services

Q2 - 2016

Outcome:
Tenants can access dispute resolution services in the Bow Valley.

4.1.1.3 	Educate and inform landlords
The Town of Banff and Alberta Health Services should provide public education and information to
landlords, including the implications of not meeting the legal standard;

Ac t i o n

By whom

Provide/make available a best-practice lease and bestpractice guidelines for all landlords

TofB Housing
Sustainability,
TofB Family
and Community
Support Services
& Alberta Health
Services

By when

Q2 - 2015

Outcome:
Landlords report better knowledge around these issues. Tenant complaints diminish.
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4.	Actions
4.1.1.4 	Help tenants understand their rights and responsibilities
We should have education & information available for tenants so that they are aware of their rights as
tenants and of the required legal standards for accommodations.

Ac t i o n

By whom

Create an information package and decide on modes of
distribution

TofB Family
and Community
Support Services

By when
Q1 - 2015

Outcome:
Informed tenants who know where to go if they have landlord-tenant challenges.

4.1.1.5 Mandate on-site management for multifamily residential apartment buildings
On-site, live-in management of rental units has been raised as a key attribute in fostering neighbourhood
acceptance of new multifamily apartment buildings. A requirement for on live-in/on-site management
should be established as well as a density threshold (i.e. dwelling units per hectare) for when multifamily
rental apartment buildings are to provide on-site management.

Ac t i o n

By whom

By when

Track noise complaints from multifamily residential
apartment buildings and track parking complaints from
the area

TofB Bylaw

Immediate and
ongoing, with
annual reports to
Council

Draft a bylaw amendment requiring all buildings with
large numbers of units to have on-site, 24-hour building
management

TofB Planning and
Development to
prepare for Council
decision

Q4 - 2015

Outcome:
Large-scale housing providers have on-site management and neighbour complaints diminish.
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4.	Actions
4.1.1.6	Encourage apartment units that meet the needs of changing demographics
Short-term emphasis should be on the development of an affordable rental or ownership housing form, where the
interior can be adapted or finished incrementally to match the space requirements and financial circumstances of
the tenants. This includes grow home or flex-style apartments for young single persons with a small living room,
dining room/kitchen, bathroom, and bedrooms with lockable privacy doors. As demographics change over time,
the space can be adapted. For example, for occupancy by a family with children, previously lockable bedrooms
could be unlocked to become children’s bedrooms or a family office/den space.
Best-practice interviews noted the importance of medium to high density residential mixed-use developments with
diverse types of housing units for people with a range of income levels and different demographics rather than all
one type of tenant, and that this should be considered in future rental developments.

Ac t i o n

By whom

By when

Encourage developers, in pre-planning meetings, to
consider this type of unit, by emphasizing the demand
and the advantages

TofB Planning and
Development

Immediately and
ongoing

Investigate the feasibility of adding flex-style apartment
characteristics into the design guidelines

TofB Planning and
Development

Q4 – 2015

Draft and present for Council approval bylaw amendments
that would incentivize these types of development

TofB Planning and
Development

Q4 – 2015

Outcome:
Increased numbers of medium to high-density residential developments with grow-home or flex-style apartment
units in the community. Diverse buildings with a healthy social mix of occupants. Resiliency to respond to
changes in resident demographics.

4.1.1.7 	Grow Banff Housing Corporation as a rental provider
Historically, the Banff Housing Corporation has been focussed on home ownership tenure, and the committee
agrees that it is time for the emphasis to expand to include rentals.

Ac t i o n

By whom
Town of Banff
Housing
Sustainability

Until rental shortfall is addressed, emphasize rental
property development and management

By when
Immediately, and
ongoing

Outcome:
Banff Housing Corporation increases the size of its rental portfolio. Vacancy rates increase, and there is greater
access to affordable rental accommodation for Banffites.
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4.	Actions
4.1.2	Long-term Rental actions:
4.1.2.1 	Recognize good landlords
We should recognize and celebrate good landlords, and give others an opportunity to learn from them.

Ac t i o n

By whom

By when

Consider creating a “gold-star landlord” list that would
be published. This list would be voluntary, landlords
would have to meet set criteria to be part of the list

Establish criteria in a collaborative process

TofB Family
and Community
Support Services,
working with
community

Q4 - 2018

Create application and nomination process and annual
review process

TofB Housing
Sustainability

Q2 - 2019

Outcome:
Landlords who take pride in their property and tenant relations, and a clear understanding for others of
what makes a good landlord.

4.2

future

Partnerships and collaboration

In Banff’s ideal

...

	Through partnerships and a broad spectrum of housing providers, the town of Banff includes a range of
housing types (apartment, townhouse, duplex, single-family), tenures (home ownership, rental, co-op), and
price points.

	Employers, providers and managers of housing regularly share information on housing supply and demand,
housing management issues and successes, and progress toward Banff’s housing vision. Employers work
individually and through partnerships to supply housing.
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4.	Actions
4.2.1

Short-term partnership and collaboration actions
4.2.1.1	Help house buyers understand the Land Use Bylaw
It’s important for people to understand what can legally be built around them and the process by which that
changes with Land Use Bylaw review. This can be aided by giving real estate agents an easy means to
ensure that people understand what is allowed in a neighbourhood before they buy.

Ac t i o n

By whom

By when

Develop content for plain-English handouts for each
residential land use district

Town of Banff
Planning &
Development

Q4 - 2015

Develop handouts and distribute to realtors

TofB
Communications

Q2 – 2016 and
ongoing

Outcome:
Well-informed homeowners and reduction in NIMBY.

4.2.1.2	Engage with the region on housing issues
An inter-agency group on housing issues already exists in the Bow Valley. In addition to the existing
Banff representation which consists of the Town of Banff FCSS, and the Banff YWCA, The Banff Housing
Corporation should be also be an active member of this group to complement the participation of the
Canmore Community Housing Corporation. This will help to ensure that there is appropriate representation
from the housing arms of both municipalities at the table. The wider political, economic, administrative,
and policy context in which housing issues align is important for the promotion of long term sustainability in
Banff and the Bow Valley.

Ac t i o n

By whom

Join the inter-agency group and actively engage in their
information-sharing discussions

Banff Housing
Corporation,
TofB Housing
Sustainability

By when

Immediately

Outcome:
Better regional information sharing, leading to shared solutions to housing issues.
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4.	Actions
4.2.1.3 Partnering with Parks Canada for land within town boundaries
The Town of Banff and Parks Canada share common priorities that support new affordable housing
construction, renovation activities and improved affordability. It is recognized that access to a range of
housing options is imperative to the long term sustainability and vitality of the community in order to
provide a comfortable living community for those persons who have a need to reside in the town.
Past housing projects in Jasper have been successful in acquiring housing lands from Parks Canada at
substantial discounts. We need to work together to find a similar formula for Banff to present to Public
Works and Government Services Canada, in order to achieve similar results.

Ac t i o n

By whom

By when

Compare land acquisition proposals in other national
park communities and find points of agreement that will
allow for similar applications for Banff.

Town of Banff and
Parks Canada

Underway

Identify sites for redevelopment at appropriate densities
and work collaboratively with Parks Canada to acquire
sites for housing.

Town of Banff and
Parks Canada

Underway

Outcome:
Access to developable and redevelopable land in the Town of Banff, at a price that will make the resulting
units more affordable.

4.2.1.4	Engage the Province in funding housing land
The Province has funded housing lands in other communities that house the workers of key industries.
Tourism is a key Alberta industry, and Banff is the centrepiece of Alberta tourism. Dollars invested here by
the Province will pay off for the Province.

Ac t i o n

By whom

Lobby to access provincial funds to acquire housing
lands in the Town of Banff

TofB Housing
Sustainability/
Mayor’s office/
MLA’s office/
Regional partners

By when

Immediate and
ongoing

Outcome:
Access to developable and redevelopable land in the Town, with funding assistance that will make the
resulting units more affordable.
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4.	Actions
4.2.1.5 Partner with others to develop residential units on their lands
Within the Town, there are opportunities for partnerships to create infill housing units. Long-vacant
commercial spaces could be converted to residential. Existing residential could add auxiliary dwellings.
Lands held by non-profits could be developed to provide housing, benefiting both the community and the
non-profit. If we have some money but no land, and they have land but little money, partnerships make
sense.

Ac t i o n

By whom

Negotiate opportunities with existing leaseholders to
develop or redevelop their property in partnership with
TofB Housing Sustainability.

TofB Housing
Sustainability

By when
Immediate and
ongoing

Outcome:
Access to developable and re-developable land in the Town.

4.2.1.6	Advocate for housing
In order to take the actions in this document, Banff needs a housing advocate who has the knowledge,
community connections, and negotiation skills to make land acquisition and re-development happen.
Many of these actions will require the work of other, but to keep the overall plan going, and move Banff
housing forward, there needs to be a voice for housing in Banff.

Ac t i o n

By whom

Decide what/who is going to be the overall voice for the
full range of a housing mandate for Banff including the
delivery of the Community Housing Strategy. Have one
housing voice in Banff that is involved in, aware of, and
up to date on housing related activities underway.

Council/Town
Manager

By when

Q4 - 2015

Outcome:
Coordination and collaboration, strong partnerships.

Town of Banff
h o u s i n g

s t r a t e g y

15

4.	Actions
4.2.1.7 Share information on housing-related employee incentives
Some employers in town have incentives such as employer-supported down payments and employer-supported
rent-to-own options. Others may be considering these options, and information might help them decide.

Ac t i o n
Encourage information sharing among employers
regarding housing incentives, such as employer
supported down payments and employer supported rent
to own options

By whom

By when

Council in
partnership with
BLLT and Banff
Lake Louise Hotel
Motel Association

Q4 – 2015 startup, then ongoing

Outcome:
Information on practicalities of these types of projects will be readily available to interested employers.

4.2.2	Long-term partnership and collaboration actions:
4.2.2.1 Conduct employer surveys
Employers hold key information that can help track and predict housing demand. A periodic employer
survey should be carried out (including all of Banff National Park, because employees park-wide live in the
Town) to identify fluctuations in seasonal employment and trends in employment intensification, including
numbers of staff accommodation units, proposed business growth, future staffing requirements, and
current recruiting practices.

Ac t i o n

By whom

By when

Create a summer and winter survey

TofB Housing Sustainability

Q4 - 2017

Alternate survey delivery annually
between the two seasons (each season
gets surveyed once every two years)

Town of Banff in cooperation with
the Tourism Bureau, Banff Lake
Louise Hotel Motel Association,
and similar business organizations

Q2 - 2018

Outcome:
Current information to guide decision-making and help update the housing strategy.
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4.	Actions

future

4.3	Regulatory and policy framework

In Banff’s ideal

...

	The Town of Banff, through its Land Use Bylaw, has a key role in the housing issue. The planning and
development department of the Town supports housing through the development and enforcement of
appropriate bylaws. In doing so, they balance the need for housing with other planning concerns in the
town, such as neighbourhood character, noise, traffic flow, and aesthetics.
	The Town considers creative housing solutions at each revision of the Land Use Bylaw.
	The Town lobbies the appropriate provincial authorities for a provincial regulatory and policy framework that
supports housing.

4.3.1

Short-term regulatory and policy framework actions:
4.3.1.1	Enforce the Community Standards Bylaw proactively
People want to take pride in their neighbourhoods and in the community. To make a denser Banff work, it
will be necessary to actively enforce the Community Standards Bylaw.

Ac t i o n

By whom

Commence active rather than reactive enforcement of
the Community Standards Bylaw

TofB Bylaw

By when
Q1 - 2015

Outcome:
At first, the number of recorded violations will increase. However, a more proactive approach will result in
a long term decrease in violations and a higher percentage of compliance in the community. Neighbours
who feel that their neighbourhood is protected will be less likely to engage in NIMBY.
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4.	Actions
4.3.1.2 Create a new land use category for Employee Residences
Employee residences (purpose-built, high-density rental housing designed and managed for the use of
entry-level employees in Banff) can be part of the housing solution for Banff. However, they need different
development regulations than a high-end apartment-style condo building. Employee residences should
become a separate land use category, added to existing residential land use categories such as single
family, duplex, fourplex, etc. A separate land use category allows for different regulations to prevent
over‑crowding, mandate on-site management, account for different transportation options.

Ac t i o n

By whom

Investigate employee residences as a separate land
use designation in the Land Use Bylaw, in order to
include development regulations specific to this
type of development, and present the results of this
investigation to Council for direction.

TofB Planning and
Development

By when

Q2 - 2015

Outcome:
Distinct regulations for a distinct housing type, resulting in more purpose-built, well-managed housing of
this type.

4.3.1.3 Clarify the population target
We are at or near Parks Canada’s target population of 8,000 permanent residents or 10,000 total residents.
How will the population numbers be counted, what is the exact nature of that target, and what happens
when/if we hit it?

Ac t i o n

By whom

Meet to clarify the answers to the population target
questions, and publicize the results.

Council/Town
Manager and Parks
Canada

By when
Q1 - 2015

Outcome:
We have clear direction and understanding of consequences from Parks Canada.
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4.	Actions
4.3.1.4 Consider housing in the industrial compound
It makes sense for people to live near their work, and it makes sense for the Town to maximize residential
opportunities. However, people need to be able to access stores and services without getting into a car. It would
be reasonable for the Town of Banff to prepare an ARP for the commercial service area that would accommodate
residential housing along with commercial services, but only if we can negotiate a multi‑modal crossing of the CP
line, near the SW corner of the compound, and mitigate any conflicts with light industrial uses.

Ac t i o n

By whom
TofB Engineering
and CP Rail

Negotiate a multi-modal crossing

By when
Q2 - 2016

Outcome:
Additional housing opportunities become available, workers and residents in the compound will find alternative
transportation more convenient.

4.3.1.5	Ensure wise use of scarce residential land
The provision of residential land to the Town of Banff assumes that at least one housing unit will be built on
each lot. In order to ensure that this is true in the long term, regulation is needed to prevent the building
of single family homes across lot lines, which practice effectively uses two (or more) residential lots for one
dwelling unit, a ratio the community cannot afford. As well, the placement of new single family homes on
residential lots should either allow for the accommodation of an ancillary building in the future or the town
should explore the idea of requiring an ancillary housing unit (coach house, laneway house, etc.) when
developing a single family lot. As part of this package of regulation on low‑density development, the town
should also consider imposing a maximum unit size for single family dwellings.

Ac t i o n

By whom

By when

Prepare a minor technical amendment to the LUB for Council
approval to prevent the building of single family homes
across lot lines.

TofB Planning &
Development

Q1 – 2015

Prepare and present to Council options for LUB amendment requiring placement to allow for future ancillary buildings, or requiring ancillary dwellings at the time of single home development.

TofB Planning &
Development

Q1 – 2015

Prepare and present to Council options for LUB amendment
imposing a maximum size for single family dwellings.

TofB Planning &
Development

Q1 – 2015

Outcome:
Residential lots are protected for residential development, and scarce land is used wisely.
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4.	Actions
4.3.1.6	Ensure cash-in-lieu figure for required bedrooms is appropriate
The Town of Banff should annually review the cash-in-lieu of housing fee amount and compare it to the
actual cost of creating a new bedroom in the community, so that Council can consider annually whether
the amount is fair and appropriate.

Ac t i o n

By whom

present to Council the existing cash in lieu housing fee
and the actual cost of creating a new bedroom

TofB Planning &
Development

By when
Q2 – 2015 and
annually thereafter

Outcome:
An appropriate cash-in-lieu figure that meets the needs of the community, and transparency about the
relationship of that figure to the cost of creating a bedroom.

4.3.1.7	Ensure that required bedrooms provided by developers are appropriate
At present, any new bedroom can be used to fulfill commercial requirements. However, it is important to
ensure that bedrooms provided are of a type that is likely to be used by the new employees that result from
the development. Town of Banff should define the type of bedroom development that can be counted
against commercial housing requirements, so that these bedrooms are in developments that might
reasonably be expected to be occupied by the employees being added.

Ac t i o n

By whom

By when

Identify the types of bedrooms (bedrooms in secondary
suites, bedrooms in rental apartment buildings,
bedrooms in the new employee residence category, etc.)
that are likely to be accessible to employees of new
developments.

TofB Planning &
Development

Q1 - 2016

Draft for Council consideration a bylaw amendment
providing that only bedrooms in the appropriate
categories can be counted against the commercial
requirement.

TofB Planning &
Development

Q2 - 2016

Outcome:
New bedrooms that are accessible to new employees.
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4.	Actions
4.3.1.8 Consider additional means of contributing to the housing reserve
At present, cash-in-lieu payments go into the housing reserve, which has been transferred to the Banff
Housing Corporation by the Town of Banff. However, other communities use other means of building
their housing reserves. It would be useful for Banff Council to consider whether any of those means are
appropriate for Banff.

Ac t i o n

By whom

Present to Council for their consideration, mechanisms
beyond cash in lieu to contribute to the housing reserve
(see Canmore PAH levy)

TofB Corporate
services

By when
Q3 - 2015

Outcome:
Potential for additional contributions to the housing reserve, leading to funding being available for housing initiatives.

4.3.1.9	Encourage and mandate barrier-free housing units
There are very few housing units in Banff that are accessible to those with mobility problems, yet more
retired seniors are staying in town and their mobility challenges will grow with time. The Town of Banff
should create a policy and regulatory environment that encourages the redevelopment of existing
housing and mandates a portion of barrier-free units in new multi-family housing.

Ac t i o n

By whom

By when

Create an information sheet for developers speaking to the
merits of barrier-free housing and how best to provide it

TofB Planning and
Development

Q3 - 2015

Create an incentive package to encourage barrier-free
development and redevelopment, and present it to Council

TofB Planning and
Development

Q3 - 2016

Draft and present for approval a technical amendment
to the LUB

TofB Planning and
Development

Q3 - 2016

Outcome:
More barrier-free housing units in the town of Banff.
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4.	Actions
4.3.1.10	Enforce eligible residency requirements
Housing land supply within the Town of Banff is predicated on the assumption that all lands are used by
eligible residents. Public education on and enforcement of the eligible residency requirements should be
an on-going priority strategy of Parks Canada. Please see Appendix A to read pertinent sections of the
regulations.

Ac t i o n

By whom

By when

Create a public education campaign specific to the eligible
residency requirements and the enforcement of same

Parks Canada

Q3 - 2015

Review and coordinate actions regarding eligible
residency

Parks Canada (realty
services) and Town
of Banff (P&D)

Q3 - 2015

Assist with public education campaign specific to the
eligible residency requirements

TOB
Communications

Q3 -2015

Outcome:
100% of residential lands in Banff are occupied by eligible residents.

4.3.1.11	Ensure that residential lands contain habitable dwelling units
Housing land supply within the Town of Banff is predicated on the assumption that all lands are used
for residential development. Therefore, it would be reasonable for Parks Canada leases to include a
requirement that residential lots have habitable dwellings on them throughout the term of the lease. The
Town should approach Parks Canada to review potential existing lease clauses and to see if future leases
can have clauses added to indicate that vacant lots or condemned buildings should be re-developed to
contain a habitable residential building within five years. This would affect only leases as they are issued or
replaced, it would not be retroactive.

Ac t i o n

By whom

By when

Investigate existing lease clauses, in this park and
others, to see what is said on the subject of vacant lands
and condemned buildings

Parks Canada and
Town of Banff

Q2 - 2015

Jointly draft a potential clause for future leases, and
present it to Parks Canada senior management for
approval

Parks Canada and
Town of Banff

Q3 - 2015

Outcome:
Over the long term, best use of residential lands in the town.
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4.	Actions
4.3.2	Long-term regulatory and policy framework actions:
4.3.2.1	Review height restrictions
The balance between housing needs and aesthetics is important. Each time the Banff National Park
Management Plan and Land Use Bylaw come up for review, the community needs to consider whether
the height restrictions are appropriate, or whether they should be changed to allow for more residential
development.

Ac t i o n

By whom

review height restrictions when BMP and LUB are
reviewed to ensure an appropriate balance between
aesthetics and housing needs

TofB Planning &
Development

By when
At BMP and LUB
reviews

Outcome:
Appropriate height restrictions that meet the varied needs of the community and the park.

4.3.2.2	Review commercial housing requirements
As the nature of businesses in Banff changes over time, the need for housing related to staff requirements
may also change. In order to ensure that the housing requirements for new development or intensification
reflect the pressure put on the community, commercial housing requirements should be reviewed each time
the Banff National Park Management Plan and Land Use Bylaw come up for review.

Ac t i o n

By whom

review commercial housing requirements when BMP
and LUB are reviewed to ensure an appropriate balance
between aesthetics and housing needs

TofB Planning &
Development

By when
At BMP and LUB
reviews

Outcome:
Appropriate commercial housing requirements that reflect the pressure put on the community by new
development and/or intensification.
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4.	Actions
4.4

future

Public education,
outreach and advocacy

In Banff’s ideal

...
Banff Lake Louise Tourism / Chateau Lake Louise Fairmont

	Banffites understand the impacts of
housing issues on all residents and
businesses. They know what can

legally be built in their neighbourhoods
and beyond, and engage in the Land
Use Bylaw reviews to have their input.
They are able to identify and access
(with assistance, if necessary) available
funding from all levels of government
to assist with housing. All citizens and
the councils of Bow Valley communities
act as advocates for positive housing
opportunities.

4.4.1

Short-term public education, outreach and advocacy actions:
4.4.1.1	Foster understanding through information
When we collect data on housing issues, it’s important to share the information with the public.

Ac t i o n

By whom

By when

Create housing information portal on Town’s website

TofB Housing
Sustainability and
Communications

Q2 – 2016

Post all housing information as it becomes available

TofB Housing
Sustainability

Ongoing

Outcome:
Transparency and an informed public. One-stop, 24/7 access to housing information.
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4.	Actions
4.4.1.2	Enhance public notification about developments
When new developments are proposed, engage the community with information specific to developments
– residents want the information specific to developments and what is occurring around them, in a timely
manner. Enhancing multi-platform public notification and information when new developments are
proposed and requiring public open houses in some circumstances should be required.

Ac t i o n

By whom

Draft a technical amendment to the LUB regarding
enhancement of multi-platform public notification and
information, for presentation to Council

TofB Planning &
Development

By when
Q3 - 2015

Outcome:
More people are engaged with the planning and development process, especially in the early stages of
development, potentially resulting in diminished NIMBYism.

4.4.1.3	Help people visualize accurately
Because people have difficulty visualizing from drawings, show residents, using 3-D modelling, what
proposed and future housing developments that could occur under the LUB would look like.

Ac t i o n

By whom

By when

Start requesting models for larger developments

TofB Planning &
Development

Immediately

Use 3-D computer graphics to model areas of the town
at build-out for public education

TofB Planning &
Development

Q2 - 2016

Outcome:
Members of the public are better able to understand what a development will look like when it’s built or
what their neighbourhood will look like at build out.
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4.	Actions
4.4.1.4	Help Banffites understand and support housing issues and initiatives
We need consistent public education about housing (messaging around: all housing is staff housing;
celebrate the successful intensifications; housing is essential for our economy; these are not faceless
“transients”, they are our neighbours, friends and employees; local individual/family/corporate profiles;
value of and options for re-developing your property; exploring options for a “housing counter” in Town to
show net increase tracking).

Ac t i o n

By whom

By when

Draft a technical amendment to the LUB regarding
enhancement of multi-platform public notification and
information, for presentation to Council

Council and TofB
Communications

Q1 – 2015 start, as
a tie-in with Banff
Avenue project

Design and conduct an education campaign with the
messaging listed in this section.

TofB
Communications

Q3 – 2015 start

Outcome:
Banff residents recognize the importance of housing to their quality of life (whether they personally are
housed or not) and support housing initiatives.

4.4.1.5 Make housing prominent at public engagement events
Housing issues and progress should form part of annual community outreach events, such as CONNECT.

Ac t i o n

By whom

Create a once a year “State of Housing” report for Banff.
Prepare for and participate in events.

TofB Housing
Sustainability

By when
Q2 – 2015 start,
and then annually

Outcome:
More people will have the facts about housing in Banff, Banff has an opportunity to celebrate progress.
Public will understand actions are being taken to improve the housing situation in Banff and will know
about the supports available to them.
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4.	Actions
4.4.1.6	Help people access renovation grants
Existing housing grant programs can be hard to find and confusing to apply for. The Town of Banff helps
seniors and people with mobility challenges apply for grants to retro-fit their accommodation.

Ac t i o n

By whom

By when

Continue assisting seniors and persons with mobility
challenges to apply to appropriate housing related grant
programs

TofB Family
and Community
Support Services –
Senior Support

Ongoing on an asneeded basis

Outcome:
Seniors and people with mobility challenges are connected to appropriate grant programs to help them
stay in their homes or renovate new ones.

4.4.2	Long-term public education, outreach and advocacy actions:
4.4.2.1 Celebrate successful density
There are many different models for dense urban living. Densification often requires that communities
revise existing zoning and land use regulations in order to allow the subdivision of lots, taller buildings,
multifamily housing and an increase in mixed-use development. However, the benefits are often not well
understood. This includes facilitating more affordable housing choices, reducing land consumption and
our urban footprint, mitigating climate change, dramatically decreasing energy costs, increasing energy
independence, making walking, biking and transit more inviting, and improving public health, diversity,
creativity, safety and vibrancy. To help residents better understand the advantages of well-planned density,
density comparisons between Banff and other successful tourism communities should be conducted to
help illustrate the values of smartly done density.

Ac t i o n

By whom

Prepare comparisons, publicize results

TofB Planning &
Development, GIS/
IT, Communications

By when
Q4 - 2017

Outcome:
People will better understand the implications of well planned density.
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4.	Actions

future

4.5	Accountability and monitoring

In Banff’s ideal

...

Current statistics are available to support
decision‑making related to housing and
Banff Lake Louise Tourism / Paul Zizka Photography

to track Banff’s progress toward our ideal
housing outcomes. Progress is regularly
reported through public release of key
indicators. Money spent on housing
initiatives is accounted for publicly.

4.5.1

Short-term accountability and monitoring actions:
4.5.1.1	Track housing through the municipal census
Supply and quality of housing should continue to be tracked through the municipal census. As done during
the 2014 Census, continue to use the strategies that improved the accuracy of the census count and
continue to look for new improvements. Add questions regarding housing needs.

Ac t i o n

By whom

By when

Add questions to census on housing type and housing
needs

TofB Planning &
Development,
Municipal Clerk

Q3 – 2017

Continue to track housing issues through census, and
report results

TofB Planning &
Development,
Municipal Clerk

Triennially and
ongoing

Outcome:
Accurate census data that we can rely on for decision making and trend identification.
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4.	Actions
4.5.1.2 Maintain and publicize housing inventory
Town of Banff should maintain a current inventory of all housing through the municipal census and through
the Planning Department continuing to provide annual reports on new development.

Ac t i o n

By whom

By when

Continue to report to council annually on new
development

TofB Planning &
Development

Ongoing

Update housing inventory annually based on new
development report, and triennially with addition of
municipal census information

TofB Planning &
Development,TofB
Housing
Sustainability

Annually, triennially
and ongoing

Outcome:
An accurate, up-to-date picture of development in Banff, plus historical information to identify trends.

4.5.1.3	Understand our re-development potential
The Housing Needs Study identified over 170 homes in Banff in need of major repair redevelopment, or
significant reinvestment. The Town should inventory these properties, and explore regulatory strategies
or programs that provide incentives to encourage redevelopment of dilapidated properties in existing
residential neighborhoods. Design guidelines that focus on infill redevelopment can also guide the process
of integrating new development carefully into the existing neighborhood fabric with respect to block
patterns, scale, building features, landscaping and other characteristics of the neighborhood.

Ac t i o n

By whom

Create and regularly update an inventory of target
properties (residential properties in town that appear
ready for development or re-development

TofB Housing
Sustainability,
Planning &
Development,
Alberta Health
Services

By when
Q4 2015 - Create
an inventory
Update the
inventory annually
- ongoing

Outcome:
We will have an inventory of properties that could be developed to help us encourage the development or
renovation of housing stock.
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4.	Actions
4.5.2	Long-term accountability and monitoring actions:
4.5.2.1 Monitor the progress on this strategy over the long term
As per the mandate identified by Council, the Community Housing Strategy Committee will continue to
meet quarterly to track progress and recommend re-direction as necessary, and annually to evaluate
the progress meeting the benchmarks.

Ac t i o n

By whom

By when

Meet quarterly & report annually

Community
Housing Strategy
Committee

Ongoing

Continue to track housing issues through census, and
report results

TofB Planning &
Development,
Municipal Clerk

Triennially and
ongoing

Outcome:
We will have public reporting on our progress on benchmarks and a means of recommending tweaks
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in direction.
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5.	Timeline
Timing, as shown, is the recommendation of the committee. In practice, the Town of Banff
and other agencies will need to balance these priorities with others, and will use these timing
recommendations as guidelines in preparing annual work plans.
Throughout the document, “Town of Banff Housing Sustainability” is used as a placeholder term for
a possible future function at the Town of Banff, which may take over parts of the housing mandate
that are presently the responsibility of the Banff Housing Corporation. A decision on this function
will be made at service review/budget in the fall/winter of 2014-15.
Starting immediately and/or ongoing from current practice.
Ac t i o n

By whom

By when

Review the Province’s vacancy rate for Banff annually
Review Job Resource Centre rental price data quarterly
Report to Council and CHSC on this data annually

TofB Housing Sustainability

Starting immediately,
and by February of
each year

Track noise complaints from larger multi-family buildings

TofB Bylaw

Immediate and
ongoing, with annual
reports to Council

Until rental shortfall is addressed, emphasize rental property
development and management

Banff Housing Corporation, TofB
Housing Sustainability

Immediately, and
ongoing

Encourage developers, in pre-planning meetings, to consider
flex‑style units, by emphasizing the demand and the advantages

TofB Planning and Development

Immediately and
ongoing

Join the inter-agency housing group and actively engage in their
information-sharing discussions

Banff Housing Corporation and
TofB Housing Sustainability

Immediately

Compare land acquisition proposals in other national park
communities and find points of agreement that will allow for
similar applications for Banff.

Mayor/Town Manager and
Parks Canada

Underway

Identify sites for redevelopment at appropriate densities and work
collaboratively with Parks Canada to acquire sites for housing.

Mayor/Town Manager and
Parks Canada

Underway

Lobby to access provincial funds to acquire housing lands in the
Town of Banff

TofB Housing Sustainability/
Mayor’s office/MLA’s office/
Regional partners

Immediate and
ongoing

Negotiate opportunities with existing leaseholders to develop
or redevelop their property in partnership with TofB Housing
Sustainability

TofB Housing Sustainability

Immediate and
ongoing

Start requesting models for larger developments

TofB Planning & Development

Immediately

Continue assisting seniors and persons with mobility challenges to
apply to appropriate housing related grant programs

TofB Family and Community
Support Services – Senior
Support

Ongoing on an
as‑needed basis

Meet quarterly & report annually

Community Housing Strategy
Committee

Ongoing

Continue to report to council annually on new development

TofB Planning & Development

Ongoing

Update housing inventory annually based on new development
report, and triennially with addition of municipal census information

TofB Planning & Development/
TofB Housing Sustainability

Annually, triennially
and ongoing
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By Q1 - 2015
Ac t i o n

By whom

By when

Create an information package to help tenants understand their
rights and responsibilities, and decide on modes of distribution

TofB Family and Community
Support Services

Q1 – 2015

Commence active rather than reactive enforcement of the
Community Standards Bylaw

TofB Bylaw

Q1 – 2015

Meet to clarify the answers to the population target questions, and
publicize the results

Council/Town Manager and
Parks Canada

Q1 – 2015

Prepare a minor technical amendment to the LUB for Council approval
to prevent the building of single family homes across lot lines

TofB Planning & Development

Q1 – 2015

Prepare and present to Council options for LUB amendment
requiring placement to allow for future ancillary buildings,
or requiring ancillary dwellings at the time of single home
development

TofB Planning & Development

Q1 – 2015

Prepare and present to Council options for LUB amendment
imposing a maximum size for single family dwellings

TofB Planning & Development

Q1 – 2015

Draft a technical amendment to the LUB regarding enhancement of
multi-platform public notification and information, for presentation
to Council

Council and TofB
Communications

Q1 – 2015 start, as
a tie-in with Banff
Avenue project

Individual household prosperity is the
foundation for community prosperity. The
“ housing problem” belongs to all of us, and
we all need to be part of the solution.

Town of Banff
h o u s i n g

s t r a t e g y

32

By Q2 - 2015
Ac t i o n

By whom

By when

Provide/make available a best-practice lease and best-practice guidelines
for all landlords

TofB Housing Sustainability,
Family and Community
Support Services & Alberta
Health Services

Q2 – 2015

Investigate employee residences as a separate land use designation in the Land
Use Bylaw, in order to include development regulations specific to this type of
development, and present the results of this investigation to Council for direction

TofB Planning and
Development

Q2 – 2015

Present to Council the existing cash in lieu housing fee and the actual cost
of creating a new bedroom

TofB Planning &
Development

Q2 – 2015 and
annually thereafter

Investigate whether a low-density residential tax rate is legally possible

TofB Corporate services

Q2 – 2015

Investigate existing lease clauses, in this park and others, to see what is
said on the subject of vacant lands and condemned buildings

Parks Canada and Town of
Banff

Q2 – 2015

Create a once a year “State of Housing” report for Banff. Prepare for and
participate in events

TofB Housing Sustainability

Q2 – 2015 start,
and then annually

By whom

By when

By Q3 - 2015
Ac t i o n
Present to Council for their consideration, mechanisms beyond cash in lieu
to contribute to the housing reserve (see Canmore PAH levy or special lowdensity residential tax, or others)

TofB Corporate Services

Q3 – 2015

Create an information sheet for developers speaking to the merits of
barrier-free housing and how best to provide it

TofB Planning and
Development

Q3 – 2015

Create a public education campaign specific to the eligible residency
requirements and the enforcement of same

Parks Canada

Q3 – 2015

Review and coordinate actions regarding eligible residency

Parks Canada (realty
services) and Town of Banff
(P&D)

Q3 – 2015

Jointly draft a potential clause regarding vacant lands and condemned
buildings for future leases, and present it to Parks Canada senior
management for approval

Parks Canada and Town of
Banff

Q3 – 2015

Draft a technical amendment to the LUB regarding enhancement of
multi‑platform public notification and information, for presentation to Council

TofB Planning &
Development

Q3 – 2015

Design and conduct an education campaign on the importance of housing
to community prosperity.

TofB Communications

Q3 – 2015 start
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By Q4 - 2015
Ac t i o n

By whom

By when

TofB Planning and
Development to prepare
for Council decision

Q4 – 2015

Investigate access to a quasi-judicial tenant resolution board for the
Bow Valley

TofB Family and
Community Support
Services and Alberta
Health Services

Q4 – 2015

Investigate the feasibility of adding flex-style apartment characteristics
into the design guidelines

TofB Planning and
Development

Q4 – 2015

Draft and present for Council approval bylaw amendments that would
incentivize these types of development

TofB Planning and
Development

Q4 – 2015

Develop content for plain-English handouts for each residential land use
district, showing potential home buyers what can be built there

TofB Planning and
Development

Q4 – 2015

Decide what/who is going to be the overall voice for the full range of
a housing mandate for Banff including the delivery of the Community
Housing Strategy. Have one housing voice in Banff that is involved in,
aware of, and up to date on housing related activities underway.

Council/Town Manager

Q4 – 2015

Encourage information sharing among employers regarding housing
incentives, such as employer supported down payments and employer
supported rent to own options

Council in partnership
with BLLT and Banff
Lake Louise Hotel Motel
Association

Q4 – 2015 start-up,
then ongoing

Create and regularly update an inventory of target properties (residential
properties in town that appear ripe for development or re-development)

TofB Housing
Sustainability, Planning
& Development, Alberta
Health Services

Q4 2015 - Create
an inventory
Update the
inventory annually ongoing
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Draft a bylaw amendment requiring all buildings with large numbers of
units to have on-site, 24-hour building management

Town of Banff
h o u s i n g

s t r a t e g y

34

By Q1 - 2016
Ac t i o n

By whom

Identify the types of bedrooms (bedrooms in secondary suites, bedrooms in
rental apartment buildings, bedrooms in the new employee residence category,
etc.) that are likely to be accessible to employees of new developments.

TofB Planning &
Development

By when
Q1 – 2016

By Q2 - 2016
Ac t i o n

By whom

By when

Commence service delivery, quasi-judicial tenant resolution board for the
Bow Valley

TofB Family and
Community Support
Services and Alberta
Health Services

Q2 – 2016

Develop handouts from content for plain-English handouts for each
residential land use district, showing potential home buyers what can be
built there, and distribute to realtors

TofB Communications

Q2 – 2016 and
ongoing

Negotiate a multi-modal crossing to the industrial compound

Engineering and CP Rail

Q2 – 2016

Draft for Council consideration a bylaw amendment providing that only
bedrooms in the appropriate categories can be counted against the
commercial requirement

TofB Planning &
Development

Q2 – 2016

Create housing information portal on Town’s website

TofB Housing
Sustainability and
Communications

Q2 – 2016

Post all housing information, such progress on the strategy, available educational
materials, access to landlord-tenant assistance, as it becomes available

TofB Housing
Sustainability

Ongoing

Use 3-D computer graphics to model areas of the town at build-out for
public education

TofB Planning &
Development

Q2 – 2016

By Q3 - 2016
Ac t i o n

By whom

By when

Create an incentive package to encourage barrier-free development and
redevelopment, and present it to Council

TofB Planning and
Development

Q3 – 2016

Draft and present for approval a technical amendment to the LUB
regarding an incentive package for barrier-free development

TofB Planning and
Development

Q3 – 2016

Investigate the feasibility of adding flex-style apartment characteristics
into the design guidelines

TofB Planning and
Development

Q4 – 2015
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By Q3 - 2017
Ac t i o n

By whom
TofB Planning &
Development/ Municipal
Clerk

Add questions to census on housing type and housing needs

By when
Q3 – 2017

By Q4 - 2017
Ac t i o n

By whom

By when

Prepare density comparisons, publicize results

TofB Planning &
Development, GIS/IT,
Communications

Q4 – 2017

Continue to track housing issues through census, and report results

TofB Planning &
Development/ Municipal
Clerk

Triennially and
ongoing

Create a summer and winter survey for employers throughout Banff
National Park

TofB Housing
Sustainability

Q4 - 2017

By Q2 - 2018
Ac t i o n

By whom

Alternate employer survey delivery annually between the two seasons
(each season gets surveyed once every two years)

Town of Banff in
cooperation with the
Tourism Bureau, Banff
Lake Louise Hotel Motel
Association, and similar
business organizations

By when

Q2 - 2018

By Q4 - 2018
Ac t i o n

By whom

By when

Establish criteria for a “gold-star landlord” list in a collaborative process

TofB Family and
Community Support
Services, working with
community

Q4 – 2018

Prepare an ARP for the CS district for council approval

TofB Planning &
Development

After negotiations
for multi-modal
crossing are
successful
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By Q2 - 2019
Ac t i o n

By whom

Create application and nomination process and annual review process
for “gold-star landlord” list

TofB Housing
Sustainability

By when
Q2 – 2019

Long-term - future years
By whom

By when

Review height restrictions when BMP and LUB are reviewed to ensure
an appropriate balance between aesthetics and housing needs

TofB Planning &
Development

At BMP and LUB
reviews

Review commercial housing requirements when BMP and LUB are
reviewed to ensure an appropriate balance between aesthetics and
housing needs

TofB Planning &
Development

At BMP and LUB
reviews

Banff Lake Louise Tourism / Paul Zizka Photography

Ac t i o n

a place to call home.

Not just a p lace to live...
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6. Source and background documents

The following documents will help the interested reader understand Banff ’s housing situation.
Housing Needs Study: The findings of a comprehensive 2012 project that looked at the current state of
housing in Banff, the housing needs of Banffites, and the ways in which the gaps could be addressed.
Municipal Census: 2014 results of the Town’s triennial census of residents.
Resident Satisfaction Survey: 2013 results of the Town’s triennial survey of residents.
Banff’s Housing Conundrum: Edward Hart’s history of affordable housing initiatives in Banff, 1945 – 1993.
Community Housing Strategy Committee Interim Report: A 2014 document describing the
mandate, process and initial findings of a multi-stakeholder committee appointed by Council.

Canada National Parks Act: The federal legislation that governs all aspects of national parks. The Town
of Banff is part of Banff National Park.
Banff Park Management Plan: A detailed plan, updated regularly, that explains Parks Canada’s current
priorities for delivering on their mandate in Banff National Park.
Town of Banff Community Plan: The Town’s highest-level plan, prepared through an exhaustive public
process, describing the Town’s values and vision for the future.
Incorporation Agreement: The agreement between the governments of Canada and Alberta that allowed
for the incorporation of the Town of Banff within Banff National Park.
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7. Appendix A – Eligible residency regulations
The National Parks Act of Canada Lease and Licence of Occupation Regulations include the following provisions (copy of
regulations accessed October, 2014, at http://laws-lois.justice.gc.ca/eng/regulations/SOR-92-25/page-1.html#h-1 ):
A definition of an eligible resident as follows (in Section 2(1)):
“eligible resident”, in respect of a park, means
(a) an individual whose primary employment is in the park,
(b) an individual who operates a business in the park and whose presence at the place of business is necessary
for the day-to-day operation of the business,
(c) a retired individual who resides in the park and who, for five consecutive years immediately prior to retirement,
•

(i) was employed primarily in that park, or

•

(ii) operated a business in that park and whose presence at the place of business was necessary for the
day-to-day operation of the business,

(d) a retired individual who resided in the park at the time of the individual’s retirement and who resided in that
park on July 30, 1981,
(e) an individual who is a student in full-time attendance at an educational institution that is located within the
park and registered under the Income Tax Act or applicable provincial legislation relating to education,
(f) an individual who is a lessee of public lands in the park and who
•

(i) was the lessee of those public lands prior to May 19, 1911, or

•

(ii) is a descendant, by blood or adoption, of an individual who was the lessee of those public lands
prior to May 19, 1911, or

(g) the spouse or common-law partner or a dependant of an individual referred to in any of paragraphs (a) to (f);
(résident admissible)
The regulations state that:
2. (2) For the purposes of these Regulations, an individual who resides in, operates a business in or whose
primary employment is in Lake Louise, and who is an eligible resident of Banff National Park of Canada under paragraph
(a) or (b) of the definition “eligible resident” in subsection (1), is an eligible resident of both Yoho National Park of Canada
and Banff National Park of Canada.
2. (3) For the purposes of the definition “eligible resident” and subsection (2), “business” means a business that is
licensed under the National Parks of Canada Businesses Regulations or under a by-law passed by the Corporation of
the Town of Banff or the Municipality of Jasper.
The regulations also state that:
4. (1) (b): in the case of a lease of public lands located in the Town of Banff, the Town of Jasper or a visitor centre
in Yoho National Park of Canada or Banff National Park of Canada, shall include a term providing that if the leased public
lands are at any time occupied by any person who is not an eligible resident, the Minister may terminate the lease.
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