Town of Canmore
902 7th Avenue
Canmore, Alberta T1W 3K1
Phone: 403.678.1500 l Fax: 403.678.1534

www.canmore.ca

AGENDA
Meeting of the Subdivision Authority
Electronic Meeting
Tuesday, October 13, 2020 at 9:00 a.m.

A. APPROVAL OF AGENDA
1. Agenda for the October 13, 2020 Meeting of the Subdivision Authority
B. APPROVAL OF MINUTES
1. Minutes of the August 25, 2020 Meeting of the Subdivision Authority
SB2020-019
Subdivision of Lot 1, Block 3, Plan 041 1062
Silvertip Block 3. To Create 18 lots for commercial/resort accommodation
2. Presentation by Administration
Recommendation: That the Subdivision Authority approve SB2019-019 subject to the
conditions in Schedule A.
3. Questions from the Subdivision Authority
4. In Camera (optional)
5. Out of In Camera
C. ADJOURNMENT

Agenda prepared by: Jolene Noël, Planning Administrative Assistant
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Unapproved

TOWN OF CANMORE
MINUTES
Meeting of the Subdivision Authority
Council Chamber at the Canmore Civic Centre, 902 – 7 Avenue
Tuesday, August 25, 2020 at 9:00 a.m.
SUBDIVISION AUTHORITY MEMBERS PRESENT
John Borrowman
Mayor
Joanna McCallum
Councillor
Karen Marra
Councillor
Rob Seeley
Councillor
SUBDIVISION AUTHORITY MEMBERS ABSENT
Jeff Hilstad
Councillor
ADMINISTRATION PRESENT
Lisa DeSoto
Chief Administrative Officer
Lauren Miller
Manager of Planning and Development
Nathan Grivell
Development Planner
Jolene Noël
Recorder
Chairperson Borrowman called the August 25, 2020 Subdivision Authority meeting to order at 9:04 a.m.
A. APPROVAL OF AGENDA
1. Agenda for the August 25, 2020 Meeting of the Subdivision Authority
Moved by Chairperson Borrowman that the Subdivision Authority approve the
agenda for the August 25, 2020 Subdivision Authority meeting as presented.
CARRIED UNANIMOUSLY
B. MINUTES
Moved by Chairperson Borrowman that the Subdivision Authority approve the
minutes of the July 07, 2019 meeting.
CARRIED UNANIMOUSLY
C. SB2020-001 Subdivision of Lot 1, Block 1. Plan 071 5055
1. Presentation by Administration
Administration spoke to a written report included in the meeting agenda
package.
2. Questions from the Subdivision Authority
Administration answered questions about the application.

Minutes approved by: _______ _______
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3. DECISION
Moved by Chairperson Borrowman that the Subdivision Authority approve
application SB2020-001 subject to the conditions in the Schedule A
CARRIED UNANIMOUSLY
D. ADJOURNMENT
Moved by Chairperson Borrowman that the Subdivision Authority adjourn the
August 25, 2020 meeting at 9:16 a.m.
CARRIED UNANIMOUSLY

_________________________
John Borrowman, Chairperson

__________________________
Jolene Noël,
Administrative Assistant

Minutes approved by: _______ _______
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Request for Decision
DATE OF MEETING:

October 13, 2020

TO:

Primary Subdivision Authority

SUBJECT:

SB2019-010 – Subdivision of Lot 1, Block 3, Plan 0411062

SUBMITTED BY:

Tracy Woitenko, Development Planner

RECOMMENDATION:

That the subdivision authority approve SB2019-010 subject to the
conditions in Schedule A.

EXECUTIVE SUMMARY
The proposed subdivision of a portion of Block 3 in Silvertip creates 18 new titled lots and a public road. The
subdivision is recommended for approval subject to a number of conditions.
DISCUSSION
This application deals with the subdivision of a portion of Lot 1, Block 3, Plan 0411062, which is located
within the Silvertip Resort area. Location of the site is shown in the Key Plan (Attachment 1).
The lands are subject to the policies of the Silvertip Area Structure Plan, in addition to be being in the
Silvertip Village Core Direct Control District. The proposed subdivision is to accommodate a spa on Lot 14,
Block 31 and a Resort Accommodation development on the remaining parcels, as shown on the Tentative
Plan of Subdivision (Attachment 2). The application also proposes the creation of two new public roads. The
applicant’s summary of the proposed subdivision and rationale is provided in Attachment 3.
Although Resort Accommodation-TSMV is a commercial use listed in the Permitted Uses of the DC District,
Administration has concerns with the enforceability of such use as commercial, particularly after the lots have
been subdivided into freehold titles. Therefore, the developer has proposed a two-staged subdivision to
address this concern, along with the registration of a ‘Rental Management Agreement’ (Restrictive Covenant)
which restricts the use as a commercial “hotel” style development.
This subdivision will be handled in two phases. In this first phase, a Restrictive Covenant will be required to
be registered on the individual lots created to secure the commercial nature of the Resort Accommodation
use. The second and subsequent phase is proposed to be a Strata subdivision and a series of Easements
Restrictions and Covenants Agreement (ECR Agreement) will be created. A “Strata” subdivision is different
than a “Condominium”, and as such there will not be a Condominium Board or Bylaws. The proposed strata
subdivision is described in Appendix D of the Subdivision Summary Report (Attachment 3). The strata
subdivision will be completed following substantial construction of the building, as it is a volumetric form of
subdivision.

4

Silvertip Block 3 Subdivision SB2019-010

Page 2 of 9

Relevant Considerations
Section 654 of the MGA deals with approval of subdivision applications. Section 7 of the Subdivision and
Development Regulation AR 43/2002 specifies what the subdivision authority must consider in making a
decision:

“In making a decision as to whether to approve an application for subdivision, the subdivision authority must
consider, with respect to the land that is the subject of the application,
a)
b)
c)
d)
e)
f)
g)

its topography,
its soil characteristics,
storm water collection and disposal,
any potential for the flooding, subsidence or erosion of the land,
its accessibility to a road,
the availability and adequacy of a water supply, sewage disposal system and solid waste disposal,
in the case of land not serviced by a licensed water distribution and wastewater collection system, whether
the proposed subdivision boundaries, lot sizes and building sites comply with the requirements of the
Private Sewage Disposal Systems Regulation (AR 229/97) in respect of lot size and distances between
property lines, buildings, water sources and private sewage disposal systems as identified in section 4(4)(b)
and (c),
h) the use of land in the vicinity of the land that is the subject of the application, and
i) any other matters that it considers necessary to determine whether the land that is the subject of the
application is suitable for the purpose for which the subdivision is intended.”
a) Topography
The subject lands are located on a bench above Little Ravine Road. The lands are rolling and bound by
steeper slopes to the north and south. It is currently vacant and treed. The challenges with topography are
shown in the Conceptual Servicing Report drawing C-001 and C-600 (Attachment 3). There are a few areas
where significant cuts or fills will be required for road and infrastructure installation. For example, close to 4
m of cuts are required in areas near the intersection of Silvertip Trail and the proposed Silvertip Village Lane.
Depending on detailed design of Silvertip Village Lane, either a bridge will be required or significant fill and a
culvert in the gulley north of the proposed lots. This will be determined at detailed design as a condition of
subdivision.

b) Soil Characteristics
The geotechnical report prepared by E2K evaluates the soils on the site. It is composed of topsoil overlaying
till. The report contains numerous recommendations for site preparation, grading and drainage, excavations,
foundation systems, utility installation and other construction methods. These recommendations will be
required to be considered in detailed subdivision and infrastructure design.

c) Storm Water Collection and Disposal
Storm water is proposed to be collected primarily in the road and directed to catch basins and storage basins
for infiltration or conveyance into a piped system. Excess runoff will be stored in existing retention systems at
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the base of Silvertip. It is anticipated that the existing system has adequate capacity for this subdivision. The
conceptual storm water management plan is shown in the Conceptual Servicing Report drawings C-300 and
C-301 (Attachment 3).

d) Potential for Flooding, Subsidence or Erosion of the Land
The lands are not located within an identified valley bottom flood hazard zone or steep creek hazard zone
and are not subject to flooding. Lands within the Silvertip Resort are also not subject to undermining
concerns.
Pursuant to s.3.2.2 of the Silvertip ASP, a geotechnical report prepared by E2K Engineering is provided with
the application that addresses steep slopes and erosion (Attachment 3). The slope stability analysis (E2K,
Section 7) provides recommendations for development setbacks from the steep slopes and erosion control
methods. As a condition of subdivision, a Restrictive Covenant will be required to be registered on the titles
of Lots 1, 2 and 4 of Block 30 and Lots 1-13 of Block 31 as shown in Figure 1 of the E2K report to maintain
these development setbacks and limit disturbance of the slopes, or as required if updated information is
provided regarding slope stability during detailed design.

e) Accessibility to a Road
The proposed subdivision will require the construction of a new public road (Silvertip Village Lane), as well
as the acceptance of a portion of a private road (Silvertip Trail) as public, through the creation of a new road
plan. The Tentative Plan of Subdivision (Attachment 2) in the application shows the roads to be created
through this subdivision.
Silvertip Trail is a public road from Palliser Trail to the intersection with Silvertip Road, where it becomes a
private road up to the Silvertip golf course. There is currently an access and utility right-of-way that provides
legal access to the Town of Canmore and the public for accessing the golf course clubhouse as well as
maintenance of public utilities (Plan 0312177). Reviewing previous communications between the Town and
Stonecreek from 1999-2003, it appears that the private portion of Silvertip Trail was meant to become public
at some point in the development of the Resort. When the access and utility URW plan was registered,
Stonecreek indicated their preference to this rather than a public road at that time, as they did not know the
final location or design of the Resort Village and the road. Since this time, the current clubhouse has been
constructed (2005) and ASP has been approved (2007) with the location of the Resort Village identified.
Therefore, Stonecreek is requesting this portion of Silvertip Trail to now become public road. As a condition
of subdivision, the Town will require this road to meet current EDCG standards and be of an acceptable
condition. Any upgrades to the road will be required to be undertaken by the developer prior to registration
of a road plan or endorsement of subdivision and the Town accepting the road as public.
Silvertip Village Lane is a new road that will be required to be constructed as a condition of the subdivision.
The road cross-section proposed in the application (Attachment 3, drawing C-100) does not meet EDCG
standards for a local road. In particular, the applicant is requesting a reduced right-of-way with an asphalt
sidewalk on one side of the road only, and shallow utilities to be located under the sidewalk rather than a
URW on private property. The Town’s recommendation is that as a condition of subdivision, the new road
be designed in accordance with the following points:
•

From the Silvertip Trail intersection to the bridge/culvert:

6

Silvertip Block 3 Subdivision SB2019-010

Page 4 of 9

In the absence of a concept scheme or a TIA indicating traffic volumes from the Village
Core that will use this access road, this portion of the road will be designated a collector
roadway and the Developer is required to dedicate the 22 m road ROW width plus the utility
Rights of Way required to accommodate shallow utilities as specified in the 2020 EDCG.
The Developer shall provide detailed designs of the ultimate and interim road configurations
and is required to construct the interim configuration. The Developer will be responsible
for constructing the ultimate configuration at subsequent stages of subdivision and
development of the Village Core.
From the bridge/culvert south:
o The ROW dedication will be 12.3 m in width and will be a modified Local Residential
(urban) road standard, inclusive of utility Rights of Way outside the Road ROW as required
to accommodate shallow utilities. The design of the road will accommodate a continuous
concrete sidewalk on the south side at 2.1 m wide. The four lots on the north side of this
road shall be connected to the pedestrian network with sidewalk and a pedestrian crossing.
o

•

The provision of a second access or an emergency access is not required at this time for the proposed
subdivision. When the remainder of the Resort Village is developed in the future and the water looping is
required, the emergency access will also be required to be built.

f) Water Supply, Sewage Disposal and Solid Waste Disposal
As shown in the Conceptual Servicing Report drawing C-202 in Attachment 3, the water supply to the
subdivision will be connected from a lower point on Silvertip Trail. As the water system is proposed to be
public, it will be required to be within a URW until it re-enters the public roadway. The system will end at the
end of the cul-de-sac. As the Resort Village is developed in the future, a looped system will be required to be
built. This system will be located along the future Emergency Access alignment and connect to the Resort
Village. Water supply is deemed to be available and adequate. Detailed design of the water system will be
required as a condition of subdivision.
The Conceptual Servicing Report drawing C-201 in Attachment 3 shows the proposed sanitary system, which
follows the water system alignment. Sewage disposal is deemed to be available and adequate. Detailed design
of the sanitary system will be required as a condition of subdivision.
Solid waste disposal is proposed to be similar to other commercial accommodation developments in
Canmore. Collection, storage and disposal of garbage will be the responsibility of the Strata. Therefore, no
municipal facilities are required for this subdivision.

g) Surrounding Land Uses
The subject lands are located on a bench with sloped lands surrounding the subdivision. Therefore, the
immediate adjacent lands are vacant and will remain undeveloped. Beyond the slopes, the lands are developed
or will be developed in accordance with the Silvertip ASP (Figure 7). To the south of Little Ravine Road,
there is an existing residential subdivision. To the west is the Silvertip golf course, and to the east is Silvertip
Trail. To the north is the future Resort Village area which will be a commercial resort development.

h) Other Matters
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There are a number of other matters that the subdivision authority can consider; however, it is important to
remember that these matters only be considered in relation to the suitability of the subdivision for the
purposes intended (commercial).
Conformity with Municipal Development Plan
The proposed subdivision for commercial accommodation uses is consistent with the Resort Centre
commercial policies of the MDP.
Conformity with the Silvertip ASP
The proposed subdivision is consistent with the Silvertip ASP. Of importance to note is policy 11.2 e) which
states:

As of October 2007, further residential development within the Plan Area shall not proceed until commercial
development within the resort village area has commenced.
The landowner has also submitted a subdivision application for residential lots in Block 10. Commencement
of the Block 10 subdivision will be conditional on the progress of the commercial development within Block
3.
Development within the Village Core is to be based upon the Silvertip Village Design Guidelines, approved
as an attachment to the Silvertip ASP. The Guidelines will also be considered at the Development Permit
stage.
Conformity with the Land Use Bylaw
Block 3 is located within the Silvertip Village Core Direct Control District (Section 14.22 of Land Use Bylaw
2018-22). Resort Accommodation (TSMV) and Health, Wellness and Resort Spa Facilities are listed as
Permitted Uses in the district. The District requires Council to be the decision authority on the first Resort
Accommodation application in the Village Core.
There are no minimum or maximum lot sizes or other subdivision standards in this district. Development
setbacks are also determined at the time of Development Permit approval.
Offsite Levies
Off-site levies will be paid at Development Permit application in accordance with the Off-site Levy Bylaw at
the time of execution of a Development Agreement.
Municipal Reserve Contribution
Based upon the density of the proposed subdivision, the MGA allows the subdivision authority to require
10% of the land to be dedicated as Municipal Reserve, although more land can be accepted. The Town’s
MDP states that where possible, the Town should collect the maximum MR allowable under the MGA.
The applicant is proposing to defer MR contributions to the remainder of Block 3 by way of Deferred
Reserve Caveat registered on title as a condition of subdivision approval. Future municipal park facilities will
be accommodated in the remainder of the Village Core.
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Shallow Utilities and Utility Rights of Way (URW)
The developer will be required to install shallow utilities (gas, electrical, telephone and internet) to service the
lots. The current location of the shallows in the road cross sections does not meet the Town’s EDCG. As a
condition of subdivision, the detailed design of the roads will require the shallow utilities to be located within
a URW within property line, not under the pedestrian walkway.
Should the Developer wish to install the shallow utilities within the Road ROW, the design and construction
of the network must consider maintenance and expansion of the utilities. In this case, the Developer would
be required to liaise with the shallow utility providers to determine their requirements and to design and
construct in accordance with these requirements. This would be determined at detailed design stage.
Trails and Pedestrian Connectivity
Pursuant to section 655 of the MGA, the subdivision authority can require the applicant for a subdivision to
construct or pay for the construction of a pedestrian walkway system to serve the subdivision or to connect it
to the existing walkway system of an adjacent subdivision.
The applicant has proposed the construction of both natural trails and sidewalks. As a condition of
subdivision, the Town is requiring that the following active transportation systems are constructed:
•

•

The relocation of the existing pathway along Silvertip Trail must be constructed to the asphalt shared
use path cross section, including the section from the existing asphalt pathway to the new asphalt
trail (shown as blue and orange sections in Appendix C). This is a requirement of this portion of
Silvertip Road becoming public, not as a result of this subdivision application.
A natural trail to EDCG standards, from the intersection of Silvertip Trail and Silvertip Road, to the
bridge/culvert on Silvertip Lane and the registration of an access URW to accommodate public use.
This section of trail is mostly existing and requires upgrading.

The remaining public walkway systems to be constructed will be sidewalks in the road ROW. At future
phases of subdivision and development, the following pathway systems will require to be constructed to
connect this subdivision area:
•
•

Active Transportation facilities along Silvertip Lane from the intersection of Silvertip Trail to the
bridge/culvert in accordance with the EDCG Collector road cross section (in the collector ROW).
An asphalt multi-use pathway along the emergency access loop to the Silvertip Village, once the
water looping is installed.

Wildfire
A Wildfire Risk Assessment was prepared by Montane Forest Management Ltd. The applicant has
undertaken a significant amount of fuel management on the site, and will be required to complete FireSmart
activities as a condition of subdivision. The report also provides recommendations for structural mitigations,
which will be considered at the development permit stage (i.e. building materials and landscaping).
To address all of the above noted concerns, Administration has proposed a number of conditions of approval
(Attachment 5). Administration notes an Advisory Condition as well that provides clarification on the
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commencement of development for Block 3 and Block 10 as it relates to the required phasing in the Silvertip
ASP.
Concerns raised through the circulation
Alberta Transportation – Variance granted to Sections 14 and 15 of the Subdivision and Development
Regulation.
Atco Gas Co. – no response
Altalink Management Ltd. – no response
Fortis – no objection. Developer to contact Fortis for design and installation of electrical services.
Canadian Rockies Regional School Division – no response
Christ the Redeemer School District – no response
Conseil Scolarie Francosud – no response
Telus – no objections. Include Telus in the URW for service of the lots.
Canada Post – no objections. The developer should contact Canada Post for mailboxes 6 months prior to
development for mailbox requirements.
Shaw – no response
Internal Responses
Addressing – Developer to supply an addressing plan.
Roads – Incorporate snow storage into subdivision design. Raised crosswalks not ideal for snow
plowing, and do not seem to be considered at this stage.
Parks – Trees should be setback from the road 2 m to ensure their survival. Recommended that a dog
park be located in Silvertip at future phases of subdivision.
FCSS – no comment.
Protective Services - no comment.
Adjacent Landowners – Letters attached (Attachment 4). The primary sentiment of the adjacent landowners
is that commercial service development should be commencing in the Silvertip Resort.
ALTERNATIVES ANALYSIS
The subdivision authority could refuse the subdivision application stating its reasons for refusal. This is not
recommended as in Administration’s opinion the land is suitable for the purposes intended and is consistent
with municipal requirements.
The subdivision authority could also approve the subdivision with conditions and reasons other than those
listed in Schedule A (Attachment 5).
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ATTACHMENTS
1. Key Plan
2. Tentative Plan of Subdivision
3. Subdivision Summary Report and Appendices A, B,C and D
4. Circulation Responses from Adjacent Residents
5. Conditions of Approval (Schedule A)
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AUTHORIZATION
Submitted by:

Tracy Woitenko, MCIP, RPP
Development Planner

Date:

September 24, 2020

Approved by:

Lauren Miller
Manager of Planning and Development

Date:
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Andy Esarte
Manager of Engineering

Date

Approved by:
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1. Introduction
This Subdivision application is to facilitate the creation of 18 individual lots on part of Lot 1, Block 3, Plan
0411062, for the purpose of Resort Accommodations and Health, Wellness and Spa Facility. The subject
site contains approximately 3.16 hectares of land at the base of Mount Lady Macdonald within the Town
of Canmore. The site is located on the east side of the Bow Valley within the Town of Canmore,
approximately 1km from the Trans-Canada Highway. The site is accessed by Silvertip Trail to the east
and is bordered by Silvertip Trail to the south and Little Ravine Road to the west.

2. Policy Context
The Municipal Government Act (MGA) provides municipalities with planning authority and several key
tools to successfully enact municipal plans and bylaws. The Town of Canmore has established its policies
and regulation through such documents to guide responsible future development on Town lands, by
directing land use, infrastructure and transportation, and by providing principles and processes for their
responsible implementation.
Close consideration has been given to ensure compliance with the following Policy, Regulation and
Guideline documents.

2.1. SILVERTIP AREA STRUCTURE PLAN BYLAW 38-2007.
The subject site is within the Silvertip Area Structure Plan (ASP) Bylaw 38-2007. The ASP seeks to guide
future development within the Silvertip area, based around the construction of a world class, year-round
resort village. Policies for consideration include Environmental Protection, Parks and Open Space,
Roadways and Transit, Servicing and Utilities. In addition, Land Use policies within the ASP have
fundamentally shaped the basis of this application.
Map 7 of the ASP identifies the subject lands as the “Resort Village Area” and conceptually designates
the Land Use as “Resort Commercial”. Part 5.1 of the ASP provides objectives and policies for the Resort
Commercial/Village Core area which would “accommodate up to 1,250 accommodation units and up to
40 tourist homes”.
Policy 5.1.2.b under “Resort Commercial Policies” sets out the Range of Uses for the area:
A wide range of commercial uses shall be permitted in the Resort Village Area and may include resort and visitor
accommodation, spas, health clubs, swimming pools, fitness centres, meeting/conference facilities, winery, eating
and drinking establishments, and retail sales and services.

Policy 5.1.2.c guides Complimentary Uses:
The development of and uses within the Resort Village Area are intended to complement existing and future
commercial uses within the Town and service the day-to-day needs of visitors to Silvertip.

Part 11 of the ASP provides Staging policies which provide direction on the logical sequence of
development. These policies ensure development is complementary in creating a resort community.
Silvertip Block 3 Subdivision Summary Report | Revision 2
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Policy 11.2.e states:
As of October 2007, further residential development within the Plan Area shall not proceed until commercial
development within the resort village area has commenced.

This application is being submitted in line with the above ASP policies. The proposed Resort
Accommodations and Health, Wellness and Spa Facility are both specifically intended uses, and are
considered commercial developments which will offer complimentary services to visitors of the area.

2.2. TOWN OF CANMORE MUNICIPAL DEVELOPMENT PLAN BYLAW 2016-03
The MDP sets the Town’s overall policy direction for community land use decisions and addresses
environmental, economic, social, cultural and governance affairs. Section 11 focuses on policies relating
to Resort Centre development in Canmore. These policies were developed to achieve the following
Goals:
1.

To provide a range of commercial and recreational services and amenities for residents and visitors.

2.

To create year-round resort destinations that build on Canmore’s mountain destination lifestyle.

3.

To provide increased opportunities for economic development and the amount of non-residential tax
assessment.

From the MDP, Map 2 - Conceptual Land Use and Map 5 - Commercial and Industrial Land Use identifies
the subject area as “Resort Commercial”.
Policies specific to Resort Centre Commercial state:
11.1.2 In addition to hotels and other accommodations, Resort Centres should provide a range of other commercial
uses, such as retail, health and wellness or convention facilities. The proportion and general location of these
commercial uses will be determined at the area structure plan or land use amendment stage.
11.1.3 Resort Centres will be designed to maximize flexibility in the provision of accommodation uses and will not be
regulated on minimum or maximum occupancy periods.

This subdivision application is in alignment with the above Goals and Policies as they have shaped the
proposed land uses for the area. These policies have more precisely formed the regulation of the Silvertip
Village Core DC District, as further clarified in the next section.

2.3. TOWN OF CANMORE LAND USE BYLAW 2018-22
The subject area is located in the Silvertip Village Core DC District under Land Use Bylaw 2018-22. The
purpose of this district is to create a resort village core that is based on the Silvertip Area Structure Plan
and offers a wide range of uses associated with a resort centre. The district lists Resort Accommodation
(TSMV) and Health, Wellness and Resort Spa Facility as permitted uses. These uses have the
following definitions in the DC District, as well as in the Land Use Bylaw Definitions section.
Health, Wellness and spa facilities means a facility or facilities that provides personal or medical services such as
treatments, therapies, massage treatments, alternative treatments, research, product development or sales,
education, fitness centres or classes, assessments or other activities associated with health, wellness, or spa
services.
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Resort accommodation (TSMV) means a building or group of buildings for visitors to the resort area, which may be
utilized for non-residential tenancies, is not intended to be used for permanent living accommodation, and shall
include visitor accommodation and other tourist accommodation, and fractionally owned property. Resort
accommodation may be in the form of visitor accommodation units, apartment resort accommodation units, and
resort townhouse accommodation units/stacked townhouse resort accommodation units, attached and detached
resort accommodation units, and shall in all cases be considered as a commercial land use for the purposes of
municipal assessment and taxation, with no restrictions or minimum or maximum occupancy periods.

The proposed uses therefore meet the regulation of the land use bylaw. In addition, Resort
Accommodations (TSMV) has specifically been defined as a commercial land use.

2.4. OTHER GUIDING DOCUMENTS
The following Town of Canmore documents have also been considered, and alignment has been ensured
in the development of this subdivision application (further details in Section 4 of this report):

x
x
x
x
x

Town of Canmore Guidelines for Subdivision and Developments in Mountainous Terrain
Town of Canmore Engineering Design and Construction Guidelines
Town of Canmore Open Space and Trails Plan
Town of Canmore Wildfire Mitigation Strategy
Town of Canmore Wildlife Corridor and Habitat Patch Guidelines

3. Existing Site Conditions
3.1. EXISTING LAND USE
The subject site is currently undeveloped forested hillside. There are no dwellings or structures on the
parcel. The subject parcel is currently designated Silvertip Village Core DC District according to the Town
of Canmore Land Use Bylaw 2018-22. The purpose of the DC district is to allow for a resort village
destination, as envisaged by the Silvertip ASP. The surrounding land also falls within the ASP boundary.
There are established residential properties on the adjacent lands to the west. These are designated R1
Residential Detached District, R2 Residential Two-Unit District and R3 Residential Comprehensive
Multiple Unit District. South of the subject parcel, there is an undeveloped area of land designated STR-2
Silvertip Comprehensive Residential District. This is planned for future residential development with a
range of densities and a mix of housing types.
To the north and east of the proposed subdivision, the land is designated Silvertip Golf Course DC
District. This area is comprised of an established golf course and club house with restaurant, banquet
room and conference facilities.
A parcel of Municipal Reserve to the east of the subject site is designated Public Use District. Currently it
contains developed trail connections, a children’s play park and Town utilities.
Several interests are registered on title for the existing parcel. These are attached to this application, and
all physical rights-of-way mapped on the tentative plan.
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3.2. TOPOGRAPHY
The subject parcel is rolling hillside bounded by steeper slope sections on the north and south. The
proposed subdivision is located on a benchland plateau between the upper and lower hillside.

3.3. EXISTING TRANSPORTATION FEATURES
The site is currently accessed via Silvertip Trail on the east boundary of the subject parcel. Silvertip Trail
travels south along the boundary of Block 3 toward Palliser Trail, where there are connections to the
Downtown area via Benchlands Trail, or wider regional connections via the Trans-Canada Highway.
The site is also accessible on bike or foot by an existing network of paved and gravel trails, several of
which are maintained by the Town or the Province, as well as many other unofficial trails.

3.4. EXISTING SERVICING
As the site is surrounded by existing development, both residential and commercial, the servicing
infrastructure in this area of Canmore is well established. In line with the Silvertip ASP and the Town of
Canmore’s Utility Master Plan, previous phases of the Silvertip development have continued the orderly
expansion of site services, with future planned development in mind.

3.5. WILDFIRE RISK
A Wildfire Risk Assessment report was prepared by Montane Forest Management Ltd on January 2,
2020. The report evaluated current wildfire behaviour potential within 500 metres of the site, proposed
development standards, and provided recommendations to reduce the threat of wildfire.
The wildfire behaviour potential within and immediately adjacent to the development site was found to
range from Low/Moderate to High/Extreme. The full report can be found attached to this application as
Appendix A.

4. Proposed Development
4.1. OVERVIEW
The proposed subdivision will create 18 individual lots on which semi-detached resort accommodation
units and a health, wellness and spa facility will be developed. As per the Silvertip ASP, Block 3 will
contain the “Village Core” and is planned to have “1,250 accommodation units and 40 tourist homes”.
This proposal provides the initial phase of the Village area.

4.2. PROPOSED LAND USE
As per policy analysis, the proposed uses of Resort Accommodation (TSMV) and Health, Wellness and
Spa Facility are in compliance with both the Silvertip ASP and the Town of Canmore Land Use Bylaw.
The proposed 18 lot subdivision will include units available to visitors of the resort for accommodation, as
well as a wellness/spa facility to compliment their stay. It is envisaged that the units and spa facility will
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provide an appealing option for golf tourists, corporate groups and to wedding guests, as well as the
broader spectrum of visitors to the Bow Valley including hikers, bikers, skiers and cultural visitors.
To ensure the resort accommodation development functions as a commercial operation, a central
reservations system and hospitality service (housekeeping, garbage etc.) shall be administrated through
the resort. It is proposed that a Rental Management Agreement be registered on the title of each parcel
prior to purchase to provide clarity of this function, and it is anticipated that this shall be satisfied as a
condition of subdivision.

4.3. SITE SERVICING
A Conceptual Servicing Report has been prepared by McElhanney Ltd. The report is attached as
Appendix B and addresses Water Distribution, Sanitary Sewers, Storm Sewers, Roads and Access,
Geotechnical and Shallow Utilities.
Please refer to this report for a summary of the proposed servicing as well as accompanying conceptual
drawings.

4.4. WILDFIRE MITIGATION
As previously stated, a Wildfire Risk Assessment report was prepared by Montane Forest Management
Ltd on January 2, 2020 (Appendix A). The report established that the site contained Low/Moderate and
High/Extreme wildfire potential.
To reduce the threat of wildfire on the site and adjacent lands, the report provided the following
recommendations:
Recommendation 1: Require the use of fire-rated and fire-resistant exterior building materials for all structures.

Proposed: This recommendation shall be carried out at the construction stage, with specific materials
approved by Development Permit.
Recommendation 2: Plan and construct emergency access for the proposed development.

Proposed: As per discussions with the Town of Canmore Engineering Department, emergency access is
not required to be provided as a result of this subdivision. The development of the emergency access will
be revisited as the resort development reaches or exceeds 100 units, and shall be designed in alignment
with FireSmart standards for materials and landscaping.
Recommendation 3: Complete proposed FireSmart vegetation management in Priority Zones 1 and 2-3 at the
development construction stage and for the Non-Combustible Zone at the building construction stage and ensure that
FireSmart landscaping principles are included in the proposed development design guidelines.

Proposed: As per Map 2 of the Wildfire Risk Assessment, all lands within the proposed fuel modification
areas (Proposed Zone 1 and Proposed Zone 2-3) shall be managed to meet FireSmart recommendations
for Priority Zone 3 at the development construction stage. At the building construction stage, the Structure
and Non-Combustible Zone, and Priority Zones 1 and 2 shall be further managed to meet the specific
measures recommended for the respective zones.
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Stone Creek Resort Inc. intends to self-construct the resort accommodation units, along with all other
improvements within the Village, and commits to adhering to all FireSmart guidelines. The Developer will
also continue to work with local FireSmart contractors to pursue the management of adjacent lands and
other areas of the ASP in an ongoing effort to mitigate wildfire concerns.
The proposed mitigation does not interfere with any areas of wildlife sensitivity. As identified and defined
in the Town of Canmore’s Wildlife Corridor and Habitat Patch Guidelines, the proposed development is
not on or adjacent to a Wildlife Corridor or Habitat Patch.

4.5. GARBAGE AND RECYCLING
As the development is proposed for visitor use, waste and recycling management shall be carried out by
the resort. Housekeeping staff will empty in-unit bins as part of normal duties, much like within a hotel. For
longer stays, larger bins may be provided within enclosed garages/storage units on each lot and shall be
cleared regularly by resort staff. All waste and recycling shall be transferred to the resort waste facilities.

4.6. MUNICIPAL RESERVE
In accordance with the approved Area Structure Plan, 10% Municipal Reserve is required for the Resort
Village area. The site is comprised of 1.88 ha of developable lots and 1.28 ha of road, totally 3.16 ha of
land to be considered in the calculation. There are currently two existing deferred reserve caveats on title
from prior subdivisions, totalling a deferred value of 1.996 ha for Block 3. This application requests further
deferral of municipal reserve to later in the Village development, to provide for public spaces such as a
plaza, recreation facilities, parks and trails.
An additional 10% obtained from this proposed subdivision shall increase the deferred reserve to
2.184ha, as detailed in the below table.
Table 1: Municipal Reserve Deferment

Municipal Reserve Dedication Block 3
Existing Deferred Reserve
Proposed (10% of 3.16 ha)
Total Deferred Reserve

1.996 ha
0.316 ha
2.312 ha

4.7. OPEN SPACE AND TRAILS
It is intended that trails and pathways will provide public access for people walking and biking within the
subdivision area year-round, and tie into the overall trail network for Silvertip Village. Trail locations have
been identified and proposed to align with existing and future destinations and provide connectivity to the
overall transportation network. Map 1 found in Appendix C identifies the specific trails to be developed or
decommissioned as part of this subdivision application.
An upgrade is proposed (where required) to the existing gravel trail which runs from the roundabout at the
Golf Course Club house, along the south side of Silvertip Trail, connecting to the subdivision access. This
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trail will be constructed to Town of Canmore Engineering and Design Construction Guidelines. The trail
shall be realigned at the entrance of the subdivision to create a gentle incline to enable crossing the
proposed road.
South of the subdivision access, the existing gravel pathway shall remain along Silvertip Trail to the
junction of Silvertip Road. There will be a short extension of the trail to the south of the junction and a
crossing installed to provide connection to existing Town trails. This section of trail from the subdivision
entrance to the junction of Silvertip Road shall be considered temporary until future phases of
development warrants the necessary upgrades.
Within the subdivision, a paved sidewalk is proposed on the south side of the subdivision road from the
entrance to the end of the cul-de-sac. An additional trail shall be proposed in alignment with the
emergency access road when this is required.

4.8. STAGING
It is proposed that this subdivision is the first stage in a two-part subdivision process for the lands subject
to this application. Following approval, the next phase will apply for the strata subdivision of individual lots
within proposed Block 30 and Block 31. The intent is to establish a legislative framework similar to a
condominium agreement, but which offers more flexibility between the individual lots. An explanatory
memo has been prepared by Bennet Jones LLP to provide a model for this process (see Appendix D).

5. Closing
The proposed subdivision meets the intent for development in this area as set out in the Town’s Land Use
Bylaw and Municipal Development Plan and follows the overall vision of the Silvertip Area Structure Plan.
This proposal enables the next steps in creating a world class resort destination by offering commercially
operated accommodation units and a health, wellness and spa facility for visitors to the Bow Valley in a
distinct new alpine village neighbourhood.
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Contact
Máire McNamee
403-621-4078
mmcnamee@mcelhanney.com
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APPENDIX A – WILDFIRE RISK ASSESSMENT
2020 report from Montane Forest Management Ltd
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Wildfire Risk Assessment
Silvertip Village - Block 3

Prepared for:
Jason Kelder, VP, Resort and Community Development
Stone Creek Resorts Inc.

Prepared by:
Stew Walkinshaw

Canmore, AB.
(403)678-7054
montane@shaw.ca

January 2, 2020
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1

Overview

Stone Creek Resorts Inc. requested Stew Walkinshaw, Montane Forest Management to complete
a wildfire risk assessment for the proposed Silvertip Village development (Block 3).
This wildfire risk assessment evaluates current wildfire behaviour potential within 500 metres of
the site and proposed development standards and provides recommendations to reduce the threat
of wildfire to the proposed development based on FireSmart recommended guidelines and the
Town of Canmore Land Use Bylaw.
Stone Creek Properties has committed to ensuring that FireSmart principles are followed for the
Block 3 development in addition to a desire to engage the entire Silvertip community to work
towards FireSmart Canada community recognition in the near future.
Stone Creek Properties states that new design guidelines will be developed for the proposed
development and will include FireSmart principles for building materials and natural and
finished landscaping.
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2

Current Wildfire Threat Assessment

The Block 3 development site and surrounding area were evaluated through field observations
and GIS analysis to determine the current wildfire behaviour potential (Map 1).

2.1 Site-Level Assessment
The current wildfire behaviour potential within and immediately adjacent to the development site
is primarily High/Extreme based on the following characteristics:
▪
▪
▪
▪
▪

Forest cover consists of continuous mature to over-mature coniferous (Lodgepole pine with
scattered White spruce and Douglas fir) fuels and scattered Trembling aspen.
Surface vegetation consists of native grass and shrub cover, including significant combustible
juniper cover, with scattered dead and down woody material.
Ladder fuels are continuous from dead and live limbs on coniferous trees and from coniferous
regeneration and advanced-growth understory.
Topography is gently to steeply-sloped with the steepest (>45%) slopes on southwest and southfacing aspects above Little Ravine Rd. and Silvertip Trail that will influence wildfire behaviour
potential upslope towards the development lands.
The site is receptive to short and long-range ember ignition and has the potential to support
continuous crown fire.

Block 3 has some Low/Moderate hazard lands consisting of mixedwood, deciduous, native grass,
non-fuel (golf course, parking lots, roads) fuel types on the south and east sides.

2.2 Landscape-Level Assessment
The wildfire behaviour potential within 500 metres of the site ranges from High/Extreme to
Low/Moderate based on the following characteristics:
▪
▪
▪

The coniferous-forested lands on all sides of the Block 3 site provide High/Extreme wildfire
behaviour potential with the potential for short (100m) and long-range (500m) ember spotting
into the proposed development.
The Stoneworks Creek fuelbreak northwest of the Block 3 site provides High wildfire behaviour
potential.
The Silvertip golf course fairways surrounding the site provide Low wildfire behaviour potential.

28

29

3

Mitigation Options

Based on the High/Extreme wildfire behaviour potential of the development site and the
proximity of High/Extreme areas within the short (100m) and long-range (500m) ember spotting
zones, mitigation options are recommended for the proposed development within the Home
Ignition Zone to reduce the threat of wildfire to the development.
The Home Ignition Zone includes the Structure and the Non-Combustible Zone (0-1.5m,
Priority Zone 1 (1.5-10m), Priority Zone 2 (10-30m), and Priority Zone 3 (30-100m+).
Non-Combustible Zone begins immediately adjacent to the structure and any attachments and
extends outward in all directions for 1.5 metres. This Zone should consist of completely noncombustible materials and all woody shrubs, trees, and tree branches must be avoided.
Priority Zone 1 begins 1.5 metres from the structure and extends outward in all directions for a
minimum of 10 metres. The objective of vegetation management in this Zone is to create an
environment that will not support fire of any kind.
Priority Zone 2 begins 10 metres from the structure and extends to a minimum of 30 metres
from the structure. The objective of vegetation management within this Zone is to create an
environment that only supports fires of lower intensity and rate of spread.
Priority Zone 3 begins 30 metres from the structure and extends to 100 metres or farther from
the structure. Vegetation management may only be needed in this Zone when High/Extreme
hazard levels result from heavy continuous coniferous forest vegetation and/or steep
topography.

30

3.1 Structural Options
Based on the wildfire behaviour potential for the site and surrounding 500 metres, the Town of
Canmore Land Use Bylaw (2018-22) requires the following structural standards.
▪ 2.16.0.1c – Roofs shall be constructed of non-combustible or fire-retardant materials with
a minimum Class B fire rating.
The following additional structural options are recommended:
▪ Decks, porches and balconies should be constructed of fire-resistant materials.
▪ Exterior siding materials should be constructed of fire-resistant materials.
▪ Skirt the underside of all decks and porches less than six-feet from ground-level with fireresistant materials.
Recommendation 1: Require the use of fire-rated and fire-resistant exterior building materials
for all structures.

3.2 Infrastructure Options
A review of the proposed development layout reveals the following infrastructure standards.
▪

Access – subdivision access is dead-end cul-de-sac design from Silvertip Trail. Travelled
surface widths will meet the Town of Canmore Engineering Standards. Emergency
access is planned from the north-end of the subdivision and ties into the north-end of
Silvertip Trail. It is recommended that emergency access is planned and constructed for
the proposed development.

▪

Fire Suppression Water Supply – will follow the Town of Canmore/AB. Fire Code
standards for fire suppression water supply.

▪

Franchised Utilities – both power and natural gas supply will be underground as per the
Town of Canmore Engineering Standards.

▪

Address Identification – will follow Section 9.16 of the Town of Canmore Land Use
Bylaw 2018-22.

Recommendation 2: Plan and construct emergency access for the proposed development.

31

3.3 Vegetation Management Options
Section 2.16.0.2 of the Town of Canmore Land Use Bylaw (2018-22) requires that all habitable
buildings have a minimum 1.5 metre area of non-combustible landscaping materials adjacent to
the building perimeter.
Based on the wildfire behaviour potential for the site and surrounding 500 metres, the following
additional vegetation management standards are recommended (Map 2):
▪ Complete FireSmart Priority Zone 1 vegetation management meeting FireSmart
recommended guidelines on and surrounding proposed lots at the development
construction stage.
▪ Complete FireSmart Priority Zones 2 and 3 detailed prescription development and
implement vegetation management meeting FireSmart recommended guidelines on all
Moderate, High, and Extreme wildfire behaviour potential lands within a minimum of
100 metres of Block 3 at the development construction stage.
▪ Use only FireSmart landscaping species and prohibit the use of bark-mulch.
Recommendation 3: Complete proposed FireSmart vegetation management in Priority Zones 1
and 2-3 at the development construction stage and for the Non-Combustible Zone at the building
construction stage and ensure that FireSmart landscaping principles are included in the proposed
development design guidelines.

32
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APPENDIX B – CONCEPTUAL SERVICING
2020 report from McElhanney Ltd.
2020 Geotechnical Investigation from E2K Engineering Ltd.
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Conceptual Servicing Report
TO

FROM

Brian Kinzie, P.Eng
Project Engineer

Ron Sadesky, P.Eng.
Canmore Branch Manager

COMPANY

MCSL BRANCH

Town of Canmore

McElhanney Ltd. Canmore

RE

DATE

Conceptual Servicing Report
Silvertip – Lower Bench Road

June 2, 2020
FILE NUMBER

2531-20702-00

McElhanney has prepared the following Conceptual Servicing Report as is typical at the time of
subdivision application. Please note that the contents included in the following report are
conceptual in nature and are subject to change as the servicing design progresses.

1. Introduction
Stone Creek Resorts has retained McElhanney Ltd. to prepare the conceptual design of a 18 Unit
subdivision located in Lot 1 Block 3 Plan 041 1062 within the Silvertip development. Block 3, along
with the remainder of Silvertip, is located at the base of Mount Lady Macdonald, east of the TransCanada Highway. The proposed subdivision is bordered by Silvertip Trail to both the south and
east, Little Ravine Road to the west, and the Silvertip Golf Course village to the north.

2. Site Servicing
With existing developments surrounding the proposed subdivision, the site servicing will
essentially connect to the existing infrastructure installed as part of the previous phases of
Silvertip’s development. In addition, services will be sized appropriately to consider future
development. The conceptual designs included in this report coincide with the concepts provided
in the Urban Systems Reports: Major Utility and Roadway Development (October 1993), Water
Supply and Distribution Master Plan (December 1993), and Stormwater Management Master Plan
(July 2003), which were prepared for the Silvertip Development Area. In addition, the Town of
Canmore’s Utility Master Plan, prepared by CIMA+, was reviewed to ensure the subdivision
design reflects the predicted development within the Silvertip area.
Given previous comments from the Town on previous versions of the Conceptual Servicing
Report, we have advanced the servicing concept to a point that is more detailed than typical for
a subdivision application. Based on this, attached is an 8 drawing set (drawing numbers are listed
on the cover page) which form the basis for the future engineering drawings. In addition, Figure
500, and Cross Sections C & D are attached and these all show the general requirements of the
water, sanitary sewer, storm sewer, surface works and road cross sections for the Block 3
203-502 Bow Valley Trail
Canmore, AB T1W 1N9
Tel 403-609-3992
www.mcelhanney.com
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Technical Memo
subdivision. Please note that all utilities are proposed to be serviced south of the project and down
the steep hillside to Silvertip Trail. Appropriate pipe anchors will be required.

Water Distribution System
According to Urban System’s Water Supply and Distribution Master Plan, the sizing of the main
servicing Lower Bench Road is a 250mm pipe. The watermain will tie-into the existing 400mm
trunk main located on Silvertip Trail and extend through Block 3 to make its way through the
proposed subdivision. A stub will be provided for future looping.
The Town of Canmore’s Utility Master Plan and Urban Systems Water Supply and Distribution
Master Plan both include tie-in locations and looping of the proposed water distribution system.
The alignment of the proposed water distribution system has been provided to accommodate the
building locations for the proposed subdivision and future development of Block 3. As concepts
for the remainder of Block 3 are finalized, sizing and looping the water distribution network will be
reviewed to ensure the proposed layout is consistent with the intent of both the Town of Canmore
and Urban Systems Master Plans.
The Water Supply and Distribution Master Plan also indicates a PRV is required at the south end
of Block 3 to accommodate development below a geodetic elevation of 1455m. Ultimately,
pressure zones, PRV settings, and locations will be reviewed with EPCOR and as part of detailed
design. Refer to sheet Figure 202 for further details of the water distribution system.

Sanitary Sewers
The sanitary sewer servicing for the Lower Bench Road consists of 200mm and 250mm gravity
sewers that feed into the existing gravity main on Silvertip Trail. Urban Systems Major Utility and
Roadway Development provides a high-level design for the overall sewer system in Silvertip.
Block 3 is serviced via a series of gravity mains which connect to the existing 250mm gravity main
on Silvertip Trail. The proposed sewer system is generally consistent with both Urban Systems
and the Town of Canmore’s reports.
Service connections for the units on the Lower Bench Road would be provided primarily through
gravity connections. However, there may be need for low pressure service connections on the
southern units. The low-pressure service connections could be achieved by residential sized
grinder pumps as is typical in parts of Canmore. Refer to Figure 201 for further details of the
sanitary servicing.

Storm Sewers
The stormwater system for the subdivision will be designed based on guidelines from the Town
of Canmore, Alberta Environment, and based on the City of Calgary Stormwater Management
and Design Manual. In addition, design parameters and methodology found in the Stormwater
Management Master Plan for Silvertip Development Area, provided by Urban Systems, will
provide a basis for the design. Any potential deviations from Urban System’s Masterplan will be
reviewed to determine effects on the overall system.
To: Brian Kinzie, P.Eng
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In general, the storm system will shed stormwater from lots to the road where it will be conveyed
via gutter flow to catch basins and into the existing ravine adjacent to the development where
small storage basins will be constructed. Ultimately, this runoff will infiltrate into the ground or
eventually enter a piped network. Excess stormwater will be conveyed to the existing retention
facilities previously constructed within and at the base of Silvertip. While the previously
constructed system has capacity for the full development, Best Management Practices (BMP’s)
and Low Impact Development (LID) strategies will be investigated and incorporated into the
stormwater plan, as is practical.
The practicality of the design will be reviewed based on the proposed grading in subdivision. If
deviations in the design are required in order to accommodate the design storm, the impacts to
the downstream systems will be reviewed. All infrastructure sizing and locations will be confirmed
at the detailed design level. Refer to Figure 200, 300, and 301 for further details on the conceptual
stormwater design.

Roads, Grading, and Emergency Access
The main access to the subdivision will be provided via a new road within a 12.0m Right-of-Way
connecting to Silvertip Trail. As per recent discussions with the Town, the intention is that this
road be Town ROW and that the section of Silvertip Trail to the roundabout also be transferred to
the Town. In developing the 12.0m road sections, we believe it conforms to the intent of the
Town’s new 16.0m Local Road ROW planned for the future Engineering Design & Construction
Guidelines. That is given only 4 lots on the north side of the road, a sidewalk is not justified. In
addition, given the commercial nature of the properties, no parking will be permitted on the streets.
Considering the concepts submitted to Stone Creek and McElhanney from the Town of Canmore,
the proposed road cross section can be seen in Figure 500. The Lower Bench Road emergency
access will be provided via a secondary connection to Silvertip Trail and connect to the end of the
proposed cul-de-sac in the future.
Figure 301 also provides information on preliminary road grades and lot grading. The “heat map”,
Figure 600 also shows the projected approximate cut and fill depths, based on the conceptual
grading. On these plans, a bridge is shown across the gully. While this is the preferred method
of crossing the ravine, a feasibility review is still required. The other option is for a significant fill
in the gully.
Please note that based on the topography on the lots, every lot will be graded to suit that individual
lot. However, as requested by the Town, the two sections as noted on Figure 100 (B & C) have
been prepared. In drawing these sections, some assumptions have been made on the house
configuration and style that may be appropriate for these lots. In addition, approximate grades
have been identified on the lots, however the overall intention is to match existing ground as much
as possible, as per the requirements of the Mountainous Terrain Guidelines. Please also note
that on Section CC for example, retaining walls have been shown on the property line. There are
precedents in previous Stone Creek developments (Mountain’s Reach) where on lot retaining
walls have been incorporated and the intention is that they are similar.

To: Brian Kinzie, P.Eng
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Geotechnical
While previous geotechnical information was provided by Clifton for superseded versions of the
subdivision, they are no longer involved in the project. E2K has been engaged to review the
Clifton boreholes and reports and to provide a slope stability assessment. Their report is attached
to the subdivision re-application and provides clarification on previous questions regarding
building setbacks and other geotechnical issues.
Regarding building setbacks, Figure 1 in the E2K report identifies a 4m rear yard setback for the
southern lots and a 4m rear yard setback in select locations on the northern side. In addition,
clarification is provided in Bullet 2 of Section 7.4 regarding previous differences noted in the
superseded reports.
As is typical for a report of this nature at this time, the recommendations are general and
conservative. The report indicates that the land is appropriate for development and again as is
typical, if questions arise during detailed design, E2K will address those at that time.

Shallow Utilities
The proposed subdivision will require extensions of the existing infrastructure installed by Fortis,
TELUS, Shaw, and ATCO Gas. In general, the shallow utilities will be installed in the proposed
road right of way. If required by Fortis, Stone Creek will retain a consultant to aid in the design of
shallow utilities.

3. Conclusion
This conceptual servicing report has been prepared by McElhanney Ltd. at the request of the
Stone Creek Resorts. The information and data contained herein represent McElhanney’s best
professional judgment in light of the knowledge and information available to McElhanney at the
time of preparation. Except as required by law, this memo and the information and data contained
herein are to be treated as confidential and may be used and relied upon only by the client, its
officers, and employees.
McElhanney Ltd. denies any liability whatsoever to other parties who may obtain access to this
report for any injury, loss or damage suffered by such parties arising from their use of, or reliance
upon, this document or any of its contents without the express written consent of McElhanney
and Stone Creek Resorts or its agents.
Yours truly,
McELHANNEY LTD.
Prepared by:
Ron Sadesky, P.Eng.
Branch Manager, Canmore
APEGA Permit to Practice Number: P6383
To: Brian Kinzie, P.Eng
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1.0

1

INTRODUCTION

This report presents the findings of the 2013 Geotechnical Investigation and 2019 Slope
Stability Assessment completed by Clifton Associates Ltd. (Clifton) as requested by
McElhanney Ltd. (Client) for the above-noted subdivision. The 2013 Clifton report is titled,
“Geotechnical Investigation, Silvertip Trail, Canmore, AB, Lower Bench Development”,
File No. CG2308, dated September 11, 2013, and the slope stability study titled, “Silvertip
Development Slope Stability Assessment”, File No. CG3226, dated May 31, 2019.
The purpose of this report was to compile the information from both Clifton reports into a
standalone report summarizing the findings of the geotechnical investigation and updating
the geotechnical recommendations provided in both reports based on the most recent
project information, where necessary.
In addition, E2K has completed a slope stability assessment in response to the comments
made in the SB2019-009 review completed by the Town of Canmore (TOC) for the abovenoted subdivision.
The purpose of the slope stability assessment was to re-analyze the slopes at the
northeastern and southwestern edges of the site based on the information in Clifton’s
reports and the new lot grading plan and to provide recommendations, identify setbacks
and comment on methods for development within the setback area.

2.0

BACKGROUND

In January 2013, Clifton was retained by the Client to conduct a geotechnical investigation
for the Block 3 subdivision. The geotechnical investigation included the drilling of eight (8)
geotechnical boreholes to a maximum depth of 6.1 metres below ground surface (mbgs)
and the installation of 3 standpipes. The purpose of the investigation was to provide
recommendations for foundation design, deep fill design and to conduct a slope stability
analysis for the subject subdivision.
Prior to 2013, it is understood that a geotechnical investigation was completed by EBA in
1991 for the Canmore Hyatt Regency Development. The geotechnical investigation
included the drilling of nine (9) boreholes up to a maximum depth of 32.3 mbgs, located
further northeast of the proposed Block 3 subdivision. At the time of this report, detailed
borehole logs were not available for EBA’s investigation and the boreholes from the 2013
Geotechnical Investigation conducted by Clifton were in closer proximity to the slope
stability cross-sections selected by E2K for the proposed subdivision. Therefore,
subsurface conditions used for the slope stability assessment completed by E2K were
based on the 2013 Clifton Geotechnical Investigation.
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In May 2019, Clifton completed an additional slope stability assessment for the
subdivision. The objective of the assessment was to update the slope stability analysis at
two sections based on the 2013 Clifton report and provide recommendations.
Details in both the 2013 and 2019 Clifton reports are discussed throughout this document.

3.0

SITE DESCRIPTION

It is understood that the proposed Block 3 subdivision consists of 17 Units located in Lot
1 Block 3 Plan 041 1062 within the Silvertip development. Block 3, along with the
remainder of Silvertip, is located at the base of Mount Lady Macdonald, east of the TransCanada Highway. The proposed subdivision is bordered by Silvertip Trail to both the
south and east, Little Ravine Road to the west, and the Silvertip Golf Course village to
the north.

4.0

SUBSURFACE SOIL CONDITIONS

According to the geotechnical borehole investigation completed by Clifton in 2013, the
site primarily consists of topsoil overlying till. The topsoil extended to a depth of
approximately 1.3 metres below the ground surface and consisted of mainly sandy silt
with some gravel and rootlets. The till consisted of a sandy silt matrix with some gravel
and extended to a depth of approximately 6.5 metres below ground surface (mbgs).
Bedrock was not encountered during the geotechnical investigation.
Groundwater was not encountered in any of the boreholes during the 2013 Geotechnical
Investigation. However, groundwater levels can vary seasonally throughout the year and
therefore, for slope stability analysis purposes, groundwater was conservatively modelled
using the pore water pressure coefficient Ru equals 0.1 which is the ratio of the pore
water pressure and the overburden stress.

5.0

GEOTECHNICAL RECOMMENDATIONS

Based on the results of the investigation, the testing carried out and our understanding of
the proposed development, we submit the following comments and recommendations
related to the geotechnical aspects of the project.

5.1

SITE PREPARATION

The topsoil layer should be stripped away removed from any portions of the site for the
proposed building and pavement areas. All fill materials should be free of waste, excess
moisture, roots, mulch, sod, snow, frozen lumps and organic/deleterious materials should
be stockpiled and evaluated by E2K and if approved might be reused for construction as
backfill. Fill materials that do not meet approval should be properly disposed.
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Following stripping and grading, the exposed subgrade should be proof rolled and
inspected for soft or loose areas and verified by a qualified geotechnical engineer. The
subgrade should be compacted to 98% Standard Proctor Maximum Dry Density
(SPMDD) and the moisture content within 2% of the optimum.
Based on the RFP documents, it is understood a large cut is required at the entrance of
the proposed subdivision off Silvertip Trail. It is anticipated that the material will be
comprised of the native till described in Section 4.0. This material can be considered as
suitable backfill provided that it is free of the unsuitable materials mentioned above. Large
cobbles and boulders greater than 200 mm should be screened and must not be used as
backfill.
Where fill is required, the fill material should be within 2% of the optimum moisture content
with the degree of compaction for each lift being at least equal to 98% of the Standard
Proctor Maximum Dry Density (SPMDD). Fill should be placed in lifts such that the
maximum thickness of any lift, before compaction, does not exceed 200 mm within
building footprint areas. In non-building footprint areas, lift thicknesses can be increased
to 300 mm.

5.2

SITE GRADING AND DRAINAGE

The finished grades in the vicinity of all proposed buildings should be sloped away for
adequate drainage away from the buildings.
Grades should be maintained at a slope of 2% in landscaped areas, 1.5% in paved areas
and extend a minimum of 3 m from all buildings, such that water is directed towards catch
basins and or ditches. Proper site grading should also be maintained during construction
to prevent any excavations from collecting water. This positive drainage must be
maintained for the life of all buildings.

5.3

INFILTRATION AND RUNOFF CONTROL

According to the 2013 Clifton Geotechnical Investigation report, the following hydraulic
properties were estimated for the proposed subdivision.
TABLE 1: SOIL HYDRAULIC PROPERTIES

Soil Type

Till

PROJECT NO. 2020-5144

Porosity
n
0.430

Effective
Porosity

0.321

Wetting
Front Soil
Suction
Head (cm)

Hydraulic
Conductivity
(cm/h)

23.90

0.06
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It should be noted that the above values were estimated by Clifton in the absence of
testing based on engineering judgement. Consideration should be given to confirm the
above values at the final design stage.
Based on the Town of Canmore Engineering and Design Guidelines, pre-development
runoff rates can be achieved by implementing stormwater control methods for the
proposed subdivision. Lots are to be graded in such a way that quantity and velocity of
surface runoff are minimized, and that infiltration and detention are maximized throughout
the site (as is practical).
Rock swales or infiltration trenches consisting of linear ditches can be constructed to
collect rainwater from adjacent surfaces, and their highly permeable material allows the
water to quickly seep into the ground. Peak runoff rates across the surface are reduced,
the amount of surface water entering the slopes on the southwestern edge of the
subdivision is slowed down.

5.4

EXCAVATIONS

It is anticipated the significant excavation will be required for the proposed subdivision.
Recommendations for cut and fill slopes during the construction of Lower Bench Road
and residential development are provided in the following sections.
Careful review and monitoring of cut and fill slopes should be conducted during
construction daily. Temporary surcharge loads, such as traffic, construction material, or
equipment, should not be allowed within 3 m of the unsupported excavation face. Heavy
equipment should be utilized with care. Construction haul roads should avoid
development areas prior to the construction of suitable built-up subgrades. All
construction haul routes should be carefully monitored for evidence of deep disturbance
and, if such is noted, should be rerouted, reconstructed, or given time to stabilize. Prior
to allowing workers to enter, construction excavations should be carefully observed for
evidence of instability, such as cracks, bulging, or soil loss from seepage areas.
Occupational Health and Safety Regulations of Alberta must be followed at all times. If
steeper slopes are required, some form of temporary shoring will be required.

5.4.1 Cut Slopes
If temporary cut slopes are excavated within till encountered at this site, then slopes may
be developed no steeper than 1.5H:1V. Slopes angles 2H:1V or flatter may be required
for slopes if seepage conditions are encountered within the slope. If encountered,
temporary excavation slopes within outwash gravel and sand may be developed no
steeper than 2H:1V or 3H:1V if seepage is encountered. If steeper slopes are required in
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the above soil conditions, then a retaining structure may be necessary to support steep
cut slopes.
In general, cut slopes will remain stable at slightly steeper angles than fill slopes
constructed from like soil materials. The reason for this is the undisturbed soil materials
in a cut are often in a denser state than similar type materials placed in fill and may contain
sources of cohesive strength that further increases the shearing resistance of the soil.

5.4.2 Fill Slopes
Embankment fill slopes should be developed at 2H:1V or flatter, to meet the minimum
FOS requirements of the TOC. If steeper slopes are required in the above soil conditions,
then a retaining structure may be necessary to support steep fill slopes. All fill slopes
should be vegetated as soon as possible following construction and final shaping.
When new fill is placed on an existing embankment (except rock cuts), the original slope
shall be terraced or benched in a continuous series of steps a minimum of 1.5 metres in
width as the embankment rises.
Fill slopes shall be constructed in successive horizontal layers not exceeding 200 mm in
loose thickness except that the top 500 mm shall be constructed in layers not exceeding
150 mm in loose thickness. Each layer shall be compacted to a minimum 95% of the
laboratory density obtained by the current ASTM test method D 698, except in the top
300 mm of the embankment, which shall be compacted to a minimum 100% of the
laboratory density.

5.5

FROST PENETRATION AND PROTECTION

Based on the 1 in 25-year return period winter, the depth of frost penetration in the
Canmore area is approximately 2.1 m assuming no snow cover and a soil profile
described above with average moisture contents of 7% based on the geotechnical
laboratory testing.
To reduce the frost related forces acting on heated structures, footings should be placed
a minimum of 1.2 metres below the final grade. For unheated structures, exterior footings
should be constructed below the frost depth mentioned above or insulation should be
placed a minimum 75 mm thick and installed above and beyond the footing if it is
constructed above the frost line. The insulation should extend out from the footing a
minimum of 1.2 m (4 ft.) in all directions from the face of the column. Multiple layers of
insulation should be used to achieve the required thickness, if possible. Consecutive
layers of insulation should be staggered to cover gaps between insulation boards and
further reduce frost heave effects. All other design parameters for insulation shall conform
to the requirements listed in the Canadian Foundation Engineering Manual (CFEM) 2006.
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FOUNDATION SYSTEMS

Based on the subsurface conditions encountered at this site, shallow foundations will be
the most economical option for use for the residential buildings at the proposed
subdivision. Shallow foundations may consist of spread and/or strip footings.
Recommendations for shallow foundation design are provided in the following section.

5.6.1 Spread and/or Strip Footings
If spread or strip footings are utilized for the buildings, the footings should be founded at
least 1.5 mbgs below the finished grade to allow the foundation to bear on the native till
material.
It is imperative to have a uniform bearing surface under the footings to prevent differential
settlement or structural issues. The bearing surface is to be inspected by E2K to verify
that the required bearing support is attained.
For the design of the footings in contact with native till material found at this site, an
allowable bearing capacity of 400 kPa may be utilized. It should be noted that despite the
high bearing capacity value, the footing size will be governed by the minimum width for
spread and strip footings.
In general, footings must not be founded on un-compacted fill, loosened or disturbed
native or fill soils or organic soils. The foundation subgrade should be thoroughly cleaned
of all loosened or disturbed soil prior to pouring concrete.
Foundation excavations should not be exposed to rain, snow, freezing temperatures
and/or ponded water prior to footing construction. In the instance where seepage is
encountered within the footing excavation, the base should be graded to a low point and
groundwater must be removed prior to casting the footing.

5.7

SLAB-ON-GRADE CONSTRUCTION

It is anticipated that slab-on-grade construction may be utilized for the proposed buildings.
Provided that construction is completed during non-freezing temperatures and the risk of
potential settlement can be tolerated, this proposed system is anticipated to perform
adequately. All unsuitable material discussed in Section 5.1 should be removed from
beneath slab areas. The subgrade soils should be replaced with the local till material or
approved granular material to avoid any substantial volume changes with changes in
moisture content. The subgrade must be compacted to a minimum 98 % of Standard
Proctor Maximum Dry Density (SPMDD) and within 2% of its optimum moisture content.
A minimum 150 mm thick layer of 20 mm crushed well-graded gravel compacted to 98 %

PROJECT NO. 2020-5144

E2K ENGINEERING LTD
58

SILVERTIP BLOCK 3 SUBDIVISION

7

of SPMDD, should be placed beneath the slab on grade. A modulus of subgrade reaction,
kv1 equal to 160 MPa/m can be utilized.

5.8

REQUIREMENTS FOR FOUNDATION CONCRETE

To determine the potential of sulphate attack on concrete in contact with soils at the site,
five samples were taken from different borehole locations to test for water-soluble
sulphate concentrations. All the chemical tests resulted in a negligible potential for a
sulphate attack. Therefore, as per CSA guidelines, all concrete in contact with native soils
at this site should be made from CSA Type GU Portland cement. Based on the Canadian
Standards Association (CSA) A23.1, the minimum 28-day compressive strength shall be
25 MPa and maximum water to cement ratio of 0.5. Final design parameters for concrete
shall be determined and approved by a Structural Engineer.

5.9

UNDERGROUND UTILITIES INSTALLATION

Based on our review of the site services drawings provided by McElhanney, it is
understood that part of the underground utilities is proposed to be installed along the
steep bank at the south edge of the proposed subdivision. The steep bank slopes
downwards to the south at a grade of approximately 33% (3H:1V). Based on our review
of the area at this portion of the subdivision, the existing slope appears to be stable.
However, ground movement could potentially occur along the steep bank for various
reasons which may include changes in slope geometry due to toe erosion, construction
activities, etc. Significant ground movement can potentially impact underground utilities
as a result of increased stress in the longitudinal or perpendicular direction. It is
recommended to implement mitigation measures against slope instability to prevent
ruptures, leaks or the loss of material around the buried utilities. Careful consideration
must be given to water lines as damages can lead to increased pore water pressure in
the slope which could lead to triggering a major landslide. In the event of a major
landslide, Sections 5.9.1 and 5.9.2 discuss mitigation measures to protect the integrity of
the buried infrastructure.

5.9.1 Deep Burial
The slope stability analyses completed in both the 2013 and 2019 Clifton reports are
indicative of generally shallow translational failures that could potentially occur. It is
reasonable to expect a similar failure mechanism at the south slope discussed above.
Therefore, the depth of cover could be increased below any potential shallow failure
planes at a depth between 3.0 to 6.0 m below the final grade. It should be noted
excavation conditions in the till material at the subject site are anticipated to be
challenging. Therefore, deeper excavation depths may not be possible due to the
limitations of the equipment used, site conditions and other factors. Excavation should be
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conducted for service trenches should follow OHS Regulations and the recommendations
for cut and fill slopes provided in Sections 5.4.1 and 5.4.2 above.

5.9.2 Erosion Control
In addition to using deep burial depths at the south slope, erosion control measures can
be used to maintain the slope geometry utilizing techniques such as revegetation,
blankets, matting and geotextiles. These measures should be implemented particularly
at the toe of the slope where it meets the proposed road. Erosion at the toe of the slope
can lead to the initiation of a catastrophic event.

5.9.3 General Recommendations for Buried Infrastructure
The Town of Canmore’s Engineering Design & Construction Guidelines (2010)
recommends the minimum cover from the top of the pipe to the ground surface as shown
in Table 2 for different types of buried infrastructure.
TABLE 2: TOWN OF CANMORE BURIAL DEPTHS FOR WATER LINES

Case

Minimum Cover (m)

Water main in streets, lanes and
easements – Clay backfill

2.7

Water main in streets, lanes and
easements – Gravel backfill

3.3

Dead end water main – Clay backfill

3.0

Dead end water main – Gravel
backfill

2.7

Gravity Mains

2.5

Force Mains – Clay backfill

2.7

Force Mains – Gravel backfill

3.3

Excavation may be limited due to project restrictions such as costs, equipment and other
resources. Therefore, to minimize the excavation depths and manage construction costs,
reduced depths may be possible if an insulation system is designed and implemented.
Care should be taken when placing and compacting fill around manholes to ensure that
compaction around manholes is uniform with compaction in adjacent areas. This may
require the use of plate tampers or walk-behind rollers around manholes.
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For relatively narrow utility trenches, excavations should be entered only in conjunction
with an appropriate safety device utilized in accordance with the manufacturer’s
recommendations.
Attention should be paid to structures or buried service lines close to the excavation. For
structures, a general guideline is that if a line projected down at 45 degrees from
horizontal, from the base of foundations of adjacent structures, intersects the extent of
the proposed excavation, then these structures may require underpinning or special
shoring techniques to avoid damaging earth movements. The need for any underpinning
or special shoring techniques and the scope of monitoring required can be determined
when details of the service ducts and vaults, foundation configuration of existing buildings
and final design excavation levels are known.

6.0

PRELIMINARY PAVEMENT DESIGN

Subgrade preparation for Lower Bench road and residential driveways should be carried
out as recommended in Section 5.1. At the time of this report, expected traffic volumes
for Lower Bench road are not available at this stage. The pavement design
recommendations are provided based on the assumption that the traffic conditions will
consist primarily of light and heavy-duty vehicles. It can be expected that light-duty areas
will be for cars and light trucks. Heavy-duty sections are intended for maintenance,
delivery and garbage trucks.
The completed subgrade for pavement areas should be proof rolled to confirm that the
surface deflections are minimal under the influence of construction traffic and to verify
that an acceptable degree of compaction has been obtained. Any weak subgrade soils
should be removed and replaced with engineered fill. Alternatively, installation of
separation membranes including geotextile fabrics and geogrids can be utilized to
strengthen weak subgrades.
The pavement structure should be constructed to meet the minimum specifications
outlined by the City of Calgary Roads Construction 2015 Standard Specifications. Lower
Bench Road was classified as a Residential Road within the City specifications. The
required minimum pavement section is provided in the following table. These pavement
sections are based on an adequately prepared subgrade, an assumed California Bearing
Ratio (CBR) of 3 and a maximum axle load of 80 kN (18 kips).
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TABLE 3: MINIMUM PAVEMENT SECTION – RESIDENTIAL ROADS

Minimum Thickness (mm)
Pavement Component

Warm Weather
Paving

Cold Weather
Paving

Asphalt

80

110

Crushed Granular Base (25 mm)

100

0

Granular Base Course (80 mm)

200

270

It should be noted that cold weather paving is applicable to construction after September
30. The asphalt layer may consist of 30 mm Mix ‘C’ and 50 mm Mix ‘A’ in accordance
with COC standards. If additional information becomes available, E2K can review and
revise the proposed pavement structures

6.1

GRAVEL REQUIREMENTS

Based on COC specifications, the gradation requirements for granular base and subbase
materials are summarized in Table 4 and Table 5.
TABLE 4: GRANULAR BASE COURSE GRADATION LIMITS

Sieve Size (mm)

Percent Passing Sieve Size

25

100

20

95-100

10

55-80

5

35-65

2.5

28-52

0.630

13-35

0.315

9-26

0.160

6-18

0.080

4-10
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TABLE 5: GRANULAR SUB-BASE GRADATION LIMITS

Sieve Size (mm)

Percent Passing Sieve Size

80

100

40

60-90

20

40-70

10

25-60

5

15-45

2.5

10-35

0.630

5-23

0.160

3-12

0.080

2-10

Granular sub-base and base course materials should be placed and compacted to
achieve densities of not less than 98% of SPMDD and the moisture content within 2% of
the optimum. The degree of compaction in the upper 150 mm of the engineered backfill
beneath pavement can be increased to 100% of SPMDD to minimize pavement
deformation, and to extend the design life.

6.2

ASPHALT REQUIREMENTS

The asphalt concrete materials and construction methods should meet the requirements
of the City of Calgary Roads Construction 2015 Standard Specifications, Section
307.00.00.
A tack coat may be necessary between the surface and base asphalt courses if the
surface course is not placed immediately following the placement of the base course. The
surface asphalt course is to be relatively impermeable so that surface runoff is not allowed
to infiltrate into the pavement structure.
Tables 6 and 7 provide the required grain size distributions for Marshall Mix and
Superpave Mix, respectively.
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TABLE 6: GRAIN SIZE DISTRIBUTION FOR ASPHALTIC CONCRETE – SUPERPAVE

TABLE 7: GRAIN SIZE DISTRIBUTION FOR ASPHALTIC CONCRETE – MARSHALL

6.3

DRAINAGE

It is recommended that drainage provisions be made in the design of the road. The road
crown should be sloped away from the centerline at a minimum of 2% towards a curb and
gutter system with positive drainage provided to the storm system. If deemed necessary
for the TOC, longitudinal sub-drains can be installed in pavement areas susceptible to
ponding, particularly near catchbasin locations at the corner of the proposed residential
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road. The sub-drain shall be a minimum 100 mm diameter and consist of a perforated
flexible plastic drainpipe connecting to catch basin locations or other stormwater outfalls.
Surface runoff should not be allowed to accumulate on or adjacent to the proposed
roadway alignment.

7.0

SLOPE STABILITY ANALYSIS

The analysis was completed using the GeoStudio (Slope/W), a commercially available
software provided by GeoSlope International Ltd. The software uses a systematic search
to obtain the minimum Factor of Safety (FOS) associated with the critical slip surface.
FOS was calculated using the Morgenstern-Price method. The slope stability analyses
were performed along the three (3) cross-sections G-G, H-H and I-I for the northeastern
edge of the site and four (4) cross-sections J-J, K-K, L-L and M-M on the southwestern
edge of the site.

7.1

SLOPE GEOMETRY

To assess the stability of the subdivision, elevation data was obtained from the Block 3
Subdivision Stormwater Management Overland Drainage Control plan and the Block 3
Conceptual Servicing Plan completed by McElhanney in 2020. Both drawings show the
new lot grading plan, proposed lot lines and Lower Bench Road right-of-way (ROW) for
the subdivision.
Based on the contours from the above-mentioned drawings for Section G-G, the land
slopes downward towards the north with a maximum slope angle of 2H:1V along Lower
Bench Road. The overall slope has a relief of approximately 10 m with an elevation of
1465 masl at the crest and 1455 masl near the toe.
For Section H-H, the land slopes down towards the northeast at a maximum slope angle
near 2H:1V over a distance of approximately 6 m. The slope has a relief of approximately
3 metres with an elevation of 1463 masl at the crest and 1460 masl near the toe.
For Section I-I, the land slopes down towards the southeast at a maximum slope angle
near 2.5H:1V over a distance of approximately 15 m. The slope has a relief of
approximately 6 metres with an elevation of 1461 masl at the crest and 1455 masl at the
toe.
At the southwestern edge of the site, the land generally slopes down towards the
southwest at all 4 cross-sections analyzed. The steepest slope was found at Section KK, where the slope angle was near 2H:1V. The other cross-sections had elevation
differences up to 24 m and slope angles ranging from 10H:1V to 2H:1V.
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INPUT PARAMETERS

The soil parameters used in the stability analyses were based on the subsurface
conditions encountered in the geotechnical investigation completed by Clifton in 2013.
Based on the 2013 Clifton report, these parameters were assumed in the absence of
laboratory testing. For continuity, E2K used the same parameters to complete the slope
stability analysis for all cross-sections. It should be noted that the friction angle value used
in Clifton’s reports is within the high range for till and more conservative values should be
utilized for the analyses in the absence of testing.
As mentioned above, groundwater levels found during the geotechnical investigation
completed by Clifton are well below the ground surface and has minimal effects on the
slope stability analysis. Therefore, a conservative porewater pressure coefficient, Ru
equal to 0.1 was used. The soil parameters used in the analysis are summarized in Table
8.
TABLE 8: SOIL PARAMETERS

7.3

Soil Type

Total Unit
Weight (kN/m3)

Cohesion
(kPa)

Friction Angle
(Degrees)

Till

21

0

40

SLOPE STABILITY ANALYSIS RESULTS

The failure mechanism in the cross-sections is almost translational and generally
indicative of a shallow landslide. Tables 9 and 10 summarize the results of the analyses.
TABLE 9: SUMMARY OF SLOPE STABILITY ANALYSES FOR NORTHEASTERN EDGE

Cross Section

Minimum FOS

Section G-G

2.84

Section H-H

1.58

Section I-I

1.89

7.3.1 Northeastern Edge
Based on the results above, the slopes are stable and satisfy the minimum FOS
requirement of 1.5 as per industry standards. Section H-H is representative Section F-F
in TOC’s review letter. However, from a geotechnical perspective, a minimum 4.0 m
setback from the edge of the buildings’ foundation to the proposed property lines is
required for safety reasons.
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TABLE 10: SUMMARY OF SLOPE STABILITY ANALYSES FOR SOUTHWESTERN EDGE

Cross Section

Minimum FOS

Section J-J

2.11

Section K-K

1.48

Section L-L

1.67

Section M-M

2.09

7.3.2 Southwestern Edge
Based on the results above, the slopes at Sections J-J, L-L and M-M meet a minimum
FOS requirement of 1.5 and are stable. For Section K-K, the minimum FOS was
marginally below industry standards. However, based on the history of the slopes in this
area, vegetation and lack of evidence of slope instability, the slope at Section K-K is
deemed as stable. However, from a geotechnical perspective, a minimum 4.0 m setback
from the edge of the buildings’ foundation to the proposed property lines is required for
safety reasons. No development is permitted on the other side of the setback unless
approval is granted by the TOC. The setbacks are shown on the site plan presented in
Appendix A.

7.4

COMMENTS AND RECOMMENDATIONS

Based on our review of the existing site information, previous geotechnical reports and
the slope stability analysis carried out, the following recommendations are provided:


For the northeastern edge of the subdivision, our slope stability analysis confirms
that developments can occur adjacent to the ravine at this part of the subdivision.



As mentioned in the TOC’s review comments, there were differences between the
recommendations made in the 2013 Geotechnical Study and 2019 Slope Stability
Assessment for both the northeast and southwest edges of the subdivision. Upon
review, it appears that the 2019 Slope Stability Assessment was completed using
a 2015 LiDAR scan provided by Stone Creek resorts which differs from the
topographical source in the 2013 Clifton report. Furthermore, Clifton has stated
that it was not possible to overlay the proposed development on Drawing 1 in the
2013 Clifton report due to the lack of coordinate information. As a result, the
proposed development was assumed to be at the crest of the slope at the east
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side of the cross-sections. Therefore, this is an approximation and does not
represent the actual development topography.


Where vegetation has been removed, re-vegetation of the slope with shrubs or
trees is recommended;



No additional fill or surcharge not included in the design should be added to the
top of the slope;



Overall site drainage from the site should be directed away from the slope;
However, recognizing the terrain, it is expected that some roof and rear yard may
be directed down the slope. It is recommended that this not be done in a
concentrated manner.



It should be noted that conditions that negatively impact slope stability such as
additional surcharges other than building loads, excessive rainfall, removal of
vegetation intentionally or via natural process or localized slumping/erosion which
may occur and will potentially result in Factors of Safety lower than above values
calculated in the report.

7.4.1 Erosion and Sediment Control
According to the comments made in TOC’s review letter, it is understood that there is a
potential for uncontrolled surface water runoff rates at the back of lots southwest of Lower
Bench Road. ESC measures must be incorporated prior to earthmoving, stripping,
grading or other construction activity. Control measures shall be monitored regularly and
repaired as necessary.
Prior to construction, the erodible zones near the lots southwest of Lower Bench road can
be protected by reduced lot grading, erosion control blankets, drainage blankets, or
geotextile fabrics. It is recommended that the locations of these erosion control measures
are identified in the ESC plan for the project and should be considered when selecting
access routes for construction vehicles.
During construction, all catch basins on the road ROW (including outside the development
area) that could potentially receive runoff from the development construction envelope
must be identified and have erosion and sediment control measures put in place prior to
stripping and grading. Catch basin donuts and/or dams can be used to control sediment
tracking into catch basins during construction. These measures must be kept clean to
ensure their functionality. It is especially crucial that these erosion control measures be
in place until the end of the project, including through the landscaping phase of the project.
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LIMITATIONS

Recommendations made within this report are based on the interpreted findings
encountered in the boreholes from the 2013 Clifton Geotechnical Investigation report. It
should be noted that natural conditions are innately variable. Should conditions other than
those reported herein, be identified at any stage of development, E2K should be notified
and given the opportunity to re-evaluate current information, if required.
This report has been prepared with accepted soil and foundation engineering practices
for the project specified above in this report. No third party may rely on the information
contained in this report without the express written permission of E2K. No other warranty
is expressed or implied.

9.0

CLOSURE

We trust the information contained herein meets your present requirements. Should you
require further information, please do not hesitate to contact our office.
Yours Truly;
E2K Engineering Ltd.
APEGA Permit to Practice: P9582

June 5, 2020
Prepared by:
Grenan Mongroo, P.Eng.
Project Geotechnical Engineer

PROJECT NO. 2020-5144

Reviewed By:
Brad Ellingwood, P.Eng
Senior Geotechnical Engineer

E2K ENGINEERING LTD
69

APPENDIX A
Site Plan
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 1 - SITE PLAN
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APPENDIX B
Slope Analysis
Cross Sections
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 2 - NE CROSS SECTIONS

SECTION G-G

SOIL PARAMETERS
SOIL TYPE

FRICTION
ANGLE

TILL

40 DEG.

COHESION UNIT WEIGHT
0 kPa

21.0 kN/m3

Porewater pressure coefficient, Ru is 0.1

SECTION H-H
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 3 - NE CROSS SECTIONS

SECTION I-I
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 4 - SW CROSS SECTIONS

SECTION J-J
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 5 - SW CROSS SECTIONS

SECTION K-K
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 6 - SW CROSS SECTIONS

SECTION L-L
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SLOPE STABILITY ASSESSMENT
SILVERTIP BLOCK 3 SUBDIVISION
CANMORE, ALBERTA

E2K PROJECT: 2020-5144
MAY 2020
FIGURE 7 - SW CROSS SECTIONS

SECTION M-M
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APPENDIX C
Clifton Borehole Logs
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APPENDIX D
Clifton Geotechnical
Laboratory Results
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APPENDIX C – PROPOSED TRAILS
Map 1 – Silvertip Block 3 Proposed Trails

Silvertip Block 3 Subdivision Summary Report | Revision 2
Prepared for Stone Creek Resorts Inc.
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APPENDIX D – STRATA SUBDIVISION MEMO
2020 Memo from Bennett Jones LLP
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Confidential Concept

MEMO

TO:

Town of Canmore
Attn: Tracy Woitenko and Brian Kinzie

FILE NO.:

880.223

FROM:

Bonnie J. Anderson, Lawyer
Land Development & Municipal Planning

LOCAL:

403.298.4487

DATE:

June 22, 2020

RE:

Subdivision Application #SB2019-010 (the "Application")
Lot 1 Block 4 Plan 041 1061 and Lot 1 Block 3 Plan 041 1062 (the "Lands")
Proposed Subdivision Framework by Stone Creek Resorts (the "Developer")

At the request of Stone Creek Resorts, and in support of the Application to ensure shared
objectives of the Town of Canmore and the Developer, a staged subdivision process is proposed.
1.

Key Plan


2.

Subdivision for visitor accommodations (yellow area) is proposed in two parts.
Two Part Subdivision
a. Create Two Blocks with Several Large Lots


Lands would be subdivided into two blocks with several lots (each lot is a "Cell").



A municipally-owned main road (Silvertip Village Lane) would directly connect to
each Cell and provide the conduit for municipal servicing, as required.



A Management Agreement would be registered on title to each Cell by way of
caveat, so that each successive landowner is bound. Among other things, it will
contain a restrictive covenant limiting use to visitor accommodation only, and
ensures consistent management of the entire subdivision.

WSLEGAL\000880\00223\24956590v2
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Confidential Concept

Closer view:

b. Subdivision of Each Cell into Strata Lots


Each Cell (i.e., each of approx. 17 lots) would have its own strata subdivision plan
(the "Strata Plan").



Each Strata Plan would be comprised of approx. 2-8 strata lots ("Strata Lot").



Each Strata Lot would be connected to the municipally-owned road (Silvertip
Village Lane) and municipal services, as required.



The exact configuration of the Strata Plans and number of Strata Lots would be
determined over a period of time as market conditions evolve.

WSLEGAL\000880\00223\24956590v2
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Confidential Concept


For purposes of illustration, a sample strata subdivision of two Cells is shown
below. The red Cell is Strata Plan 010 1234 contains three strata lots. The black
Cell is Strata Plan 010 5678 contains five strata lots.



The relationship of Strata Lots in a Strata Plan would be governed by a template
Easements Restrictions and Covenants Agreement (the "ECR Agreement").



The ECR Agreement covers many of the topics in the legislation for condominiums,
but leaves room for more flexibility.



The ECR Agreement governs such things as easements of supports, shared
facilities, specific shared easements spaces (e.g., private access, outdoor space),
utilities, emergency equipment, fire safety, shared space costs, insurance, and so
forth.



In the illustration above, Strata Plan 010 1234 would have its own ECR Agreement
which would govern the relationship of its Strata Lots 1-3. A similar template ECR
Agreement would cover Strata Plan 010 5678 which would govern the relationship
of its own Strata Lots 1-5.



Each of the Strata Lots created would also be bound by the Management
Agreement, and any other required registrations, which would have already been
registered as part of the conditions of approval for the original subdivision.



If Oslers (Robert Housman) is providing advice to the Town, they will be familiar
with strata subdivisions as we have worked with together on previous projects.
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30th January 2020
Attn: Tracy Woitenko
Planning Department
Town of Canmore
902 – 7th Avenue
Canmore, AB
Dear Tracy,
Re:

Subdivision Applications – SB2019‐009 (Block 10) and SB2019‐010 (Block 3)

My name is Dennis Best. I am a full‐time resident at 3 Blue Grouse Ridge in Silvertip. I am the Chairman of the
Board of Directors of the Blue Grouse Ridge Condominium Corporation, which owns and manages lands adjacent
to the proposed development in Block 3 by Stone Creek Properties Inc. The Blue Grouse Ridge Condominium
Corporation is a potentially affected landowner.
The Blue Grouse Ridge Condominium Corporation, and I as an affected resident, wish to register our opposition
to the proposed developments, SB2019‐009 and SB2019‐010, on Block 10 and Block 3 by Stone Creek Properties.
In October 2007, Stone Creek Properties and the Town of Canmore reached an agreement called the Silvertip
Area Structure Plan (ASP). “The ASP seeks to guide future development in the Silvertip area, based around the
construction of a world class, year round resort village, comprised of 1,290 resort accommodation units, together
with associated commercial uses such as spas, health clubs, swimming pools, fitness centres, meeting/conference
facilities, eating and drinking establishments, retail stores, and a world class 18 hole golf course running
throughout the Plan Area. In addition to the resort facilities, exclusive resort residential development with high
architectural controls is proposed in a number of development cells, with a maximum of 750 dwelling units of a
variety of types.
This is a map of the proposed Resort Village Area (Block 3) in brown located to the NE of Juniper Ridge and
Blue Grouse Ridge:
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For several years after 2007, Stone Creek advertised in newspapers, on websites, and even on large billboards,
that they were going to build an Italian style village at Silvertip. Do they still intend to build the village? Do they
have a timetable? When will it start? Most of the advertising has long since disappeared, however, a Google
search for “Silvertip Village”, results in: https://silvertipvillage.com/project‐info/
This is a diagram of the Master Plan:

Many owners in Silvertip purchased their properties on the basis that a Resort Village would be constructed
within the timeframe agreed to in the Silvertip ASP. That would have included 551 Resort and Visitor
Accommodation Units, and 170 residential units within the first 5 years (that is about 3 visitor units for every 1
residential unit).
Crucially, the ASP states that “As of October 2007, further residential development within the Plan Area shall not
proceed until commercial development within the resort village area has commenced.”
Well, 12 years later, Stone Creek has not developed any new “spas, health clubs, swimming pools, fitness centres,
meeting/conference facilities, eating and drinking establishments, retail stores”, other than the minimal facilities
and 18 hole golf course that were already present when the ASP was agreed in October 2007.
Property values in Silvertip, and the Town’s tax base, would undoubtedly be significantly higher if a genuine
Resort Village had been built at Silvertip.
Stone Creek now proposes to develop “19 lots, for semi detached tourist housing and a resort amenity lot” in
the Resort Village Area (Block 3). The Stone Creek proposal SB2019‐010 is completely bereft of any details of
this resort amenity lot. What is intended? It appears to me that nothing of the type of commercial development
envisioned in the ASP will be built. The ASP also states “The development of and the uses within the Resort Village
2020‐01‐30 Submission by D Best Re SB2019‐009 and SB2019‐010
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Area are intended to complement existing and future commercial uses within the Town and to service the day‐
to‐day needs of visitors to Silvertip”
The Town of Canmore has an objective of creating centres of activity outside of the Town core to reduce traffic
within the core and along Bow Valley Trail. To that end, Silvertip and Spring Creek should develop full tourist
facilities at their respective locations. That is what the Silvertip ASP envisioned.
The Malcolm Hotel was recently built in Spring Creek. A similar standard of hotel is needed in Silvertip.
In mid 2018 Stone Creek applied to the Town to develop about 59 residential lots in Block 10. The Town refused
the application because Stone Creek had not begun any commercial development in the Village Centre as clearly
required by the 2007 Silvertip ASP. Stone Creek appealed, but the SDAB upheld the Town’s decision in November
2018. In May 2019, according to the local newspaper, Stone Creek threatened to appeal this decision to the
courts. And here we are today.
During the November 2018 SDAB hearing, legal counsel for Stone Creek suggested that the requirement for
commercial development at the Resort Village could be satisfied by building a 7‐11 convenience store. Is that
the plan for the proposed resort amenity lot referred to in SB2019‐010?
Have we really gone from a “world class, year round resort village, comprised of 1,290 resort accommodation
units, together with associated commercial uses such as spas, health clubs, swimming pools, fitness centres,
meeting/conference facilities, eating and drinking establishments, retail stores, and a world class 18 hole golf
course” to an 18 hole golf course and a 7‐11 convenience store? I hope not!!
The current application appears to be a transparent attempt by Stone Creek to build numerous residential lots
in Block 10, and now possibly Block 3, without providing even one of the stated amenities in the Resort Village
Centre that it agreed to 12 long years ago. This is contrary to the phasing agreed to in the Silvertip ASP.
Stone Creek is apparently reluctant to begin the development of the Resort Village, despite record high stock
markets and even though other developers have built several large new hotels in the Bow Valley in the past few
years.
If the Town approves these two applications, the likelihood of any amenities ever being built in the Resort Village
diminishes considerably. Silvertip will probably never develop a Resort Village.
Perhaps the Town should renegotiate the Silvertip Area Structure Plan with goals and timelines that the
developer is more likely to achieve, rather than to ignore the Silvertip ASP altogether.
I urge the Town to reject these two development applications, until such time as Stone Creek Properties begins
a legitimate commercial development in the Resort Village Centre.
Sincerely,

Dennis Best
3 Blue Grouse Ridge
Canmore, AB T1W 1L5
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Steven Diener <steven.diener@gmail.com>
Thursday, January 30, 2020 11:19 AM
Planning E-Mail; Jolene Noel; Dennis Best
Linda Diener
Stone Creek Proposal SB2019-010

Dear Sir/Madam,
My wife and I have lived at 5 Blue Grouse Ridge since 2001. We agree with the sentiments
expressed in the submission made by Dennis Best of the Blue Grouse Ridge Condominium dated
30th January 2020. We have been waiting for some commercial amenities to be developed in the
Resort Village for more than 12 years, and the development proposal SB2019-010 doesn't even
mention the time frame for the main commercial development in the Resort Village.
Yours truly,
Steven and Linda Diener
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Nancy & Gordon Whitham <njgwhitham@shaw.ca>
Thursday, January 30, 2020 8:27 PM
Planning E-Mail; Jolene Noel
Dennis Best
Stone Creek Proposal SB 2019-010

Dear Sir/ Madam,
Re: Subdivision Applications ‐ SB 2019‐009 (Block 10)and SB 2019‐010(Block 3 )
My name is Nancy J. Whitham. I am the owner of a home at # 8 Blue Grouse Ridge
in Silver Tip. I am on the Board of Directors of the Blue Grouse Ridge Condominium
Corporation. I have lived at # 8 Blue Grouse Ridge, Canmore since 1995.
I agree with the sentiments expressed in the submission made by Dennis Best
Chairman of the Blue Grouse Ridge Condominium Board of Directors
dated January 30th, 2020.
I urge the Town to reject these two development applications.
Yours Truly,
Nancy J. Whitham
#8 Blue Grouse Ridge
Canmore, AB T1W 1L5
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Mark Taylor <rmarkt@shaw.ca>
Wednesday, January 29, 2020 6:29 PM
Planning E-Mail; Jolene Noel
dbest@natalko.com
Subdivision Applications - SB2019-009 (Block3) and SB2019-010 (Block 10) Notice of
Objection by Mark Taylor

My name is Mark Taylor and I am a resident at #9 Blue Grouse Ridge in Silvertip. Today I became aware of the captioned
applications for development by Stone Creek Properties Inc. and I am hereby registering my opposition to both of these
proposed developments. I agree with the objection letter submitted by Dennis Best in the Blue Grouse Ridge
Condominium Corporation on January 30, 2020. I have been waiting since my father first built my house in 1998 for
some of the promised amenities to be developed in the Silvertip area and these development proposals fail to address
any time frame for commercial development resembling a Resort Village. It took years after the golf course first opened
for Stone Creek to even build a permanent club house facility and they continue to drag their feet on delivering on what
we all envisioned. I desire the promised world class Silvertip Area Structure Plan agreed upon in Oct 2007 by Stone Creek
Properties and the Town of Canmore.
My contact details are as follows:
Raymond Mark Taylor
# 9 Blue Grouse Ridge
Canmore, AB
403‐678‐1218 (home Canmore)
403‐512‐9003 (cell)
rmarkt@shaw.ca
Please confirm by e‐mail reply receipt of this objection notice. Given more time I am fully prepared to submit a more
robust list of my concerns. I am disappointed that Stone Creek Developments has not contacted me directly for any
input into their plans. I do not like finding out about this development two days before submissions must be registered.

1
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Henry Karusewicz <henryk@wegcanada.com>
Wednesday, January 22, 2020 7:33 PM
Planning E-Mail
Barb Karusewicz
Subdivision Applications- SB2019-010 lot 1 Block 3 Plan 041 1062 (Tracy Jan 23/20)

I am writing to refuse the application for a number denotes f reasons:
1. It is a wildlife corridor
2. There is no indication of what is being built other than resort development 3. More information of the development
being proposed is required.
Henry J Karusewicz
General Manager ‐ Alberta & B.C.
WEG Canada
Henryk@wegcanada.com
21330‐115 Ave NW
Cell ‐ 780‐993‐3548
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Alex Prediger <alexpp@telus.net>
Thursday, January 30, 2020 2:27 PM
Jolene Noel; Planning E-Mail
Dennis Best
Proposed Development Above Little Ravine Road - SB2019-010

We agree with the submission made by Dennis Best in the Blue Grouse Ridge Condominium dated 30th January 2020
and concur with the various discussion points expressed by our neighbours.
Thank you in advance for your attention.
Regards,
Alex Prediger
Teresa Engel
#17 Blue Grouse Ridge
Alex Prediger
alexpp@telus.net

1
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29 January 2020
Laura Kay Ethetton, Owner
19 Blue Grouse Ridge
Canmore, AB T1W1L5
Tel: 832 654 9313
Email: lkethetton@yahoo.com
Town of Canmore
Planning Department
902 7th Avenue
Canmore Alberta T1W 3K1
RE: Opposition to Subdivision Application SB2019-010
Dear Madam or Sir:
I am writing to express my opposition to the proposed Subdivision Application SB2019-010, Lot
1 Block 3 Plan 041 1062, Silvertip Block 3. I am the owner of 19 Blue Grouse Ridge, a property
potentially affected by the proposed Subdivision.
The grounds for the opposition are that no environment impact studies have been performed on
the site. As stated in the application, the nature of soil composition and stability is unknown.
The Town needs to study the possibility of catastrophic slope failure due to the removal of trees
necessary for construction. Specifically, cores need to be collected and analyzed by an impartial,
qualified party to determine the composition, thickness, and stability of the slope, and the effect
of large scale tree and ground cover removal which will be replaced by concrete and other
building materials.
I am a geologist by training and profession, and the author of a Master’s thesis which proved
there was massive slope failure and severe environmental damage due to removal of forest cover
and resulting destabilizing of the soil layer. This was done by analyzing multiple deep soil
borings in a glacial terrain similar to Canmore.
I strongly request that the Town refuse the application unless adequate studies are done regarding
the environmental impact of the proposed subdivision.
Thank you for your consideration of my opposition.
Respectfully Submitted,
Laura Kay Ethetton, M.S., M.B.A.
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Jolene Noel
From:
Sent:
To:
Subject:

richard couillard <couilr@shaw.ca>
Thursday, January 30, 2020 12:01 PM
Jolene Noel
Proposed Development Above Little Ravine Road - SB2019-010

Dear Joeline
I am a resident of Blue Grouse Ridge in the SilverTip development. I purchased my lot in 1995 and took occupancy of our
newly built home in early 1996. At the time of purchase we were shown the full master development plan that included
the golf course and a multitude of additional amenities including hotels,restaurants, spa's and other world class features.
In fact I was given a golf score card that was labelled "The Hyatt at SilverTip". In the years since we purchased, we have
attended a number of sessions that have shown the build out of the village with a variety of themes and building footprints.
The most recent was a full European style village. A Nordic spa was recently proposed.
Sadly, none of these visions have come to reality. There is a clubhouse with a restaurant and banquet facilities. No hotel
or any other of the amenities have been built. These were all part of the scope on which we made our decision to buy and
build in SilverTip. This non performance, in our view precludes any further development in SilverTip until these original
commitments are satisfied.
To this end, we agree with the sentiments expressed in the submission made by Dennis Best in the Blue Grouse Ridge
Condominium dated 30th January 2020. We have been waiting for some commercial amenities to be developed in the
Resort Village for more than 24 years, and the development proposal SB2019-010 doesn't even mention the time frame
for the main commercial development in the Resort Village."
Regards
Ingrid and Richard Couillard
23 Blue Grouse Ridge

1
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

N Rourke <ndrourke@gmail.com>
Friday, January 31, 2020 10:55 AM
Planning E-Mail; Jolene Noel
Greg Cote; dbest@natalko.com
Proposed Development Above Little Ravine Road - SB2019-010

I agree with the sentiments expressed in the submission made by Dennis Best in the Blue Grouse Ridge
Condominium dated 30th January 2020. The Silvertip community have been waiting for more than 12 years
for commercial amenities to be developed in the Resort Village, and the development proposal SB2019-010
doesn't even mention the time frame for the main commercial development in the Resort Village.
It is my understanding that
The Town of Canmore has an objective of creating centres of activity outside of the Town core to reduce traffic
within the core and along Bow Valley Trail, and it is important for Silvertip to be part of this objective. It is
my belief that the addition of 19 lots, for semi detached tourist housing and a resort amenity lot would just add
to the increasing congestion downtown. We really do need the addition of some commercial amenities in
Silvertip.
Nancy Rourke
25 Blue Grouse Ridge
Canmore, Alberta
T1W 1L5
403-609-0819
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Lynda Bradley <lbradley1@shaw.ca>
Thursday, January 30, 2020 11:31 AM
Planning E-Mail
Jolene Noel; Dennis Best
Proposed Development Above Little Ravine Road - SB2019-010

To whom it may concern:
We agree with the sentiments expressed in the submission made by Dennis Best in the Blue Grouse Ridge Condominium
dated 30th January 2020. We have been waiting for some commercial amenities to be developed in the Resort Village
for more than 12 years and the development proposal SE2019‐010 does not even mention the time frame for the main
commercial development the Resort Village.
We are also very concerned about the increase in traffic that would reduce our enjoyment of our peace and quiet on our
back deck.
We also see nothing that indicate the cost of these units which could reduce the value of our home.
Thank you in advance for your attention.

Regards,
Lynda and Terry Bradley
#26 Blue Grouse Ridge

1
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

Gert Du Plessis <gduplessis@me.com>
Thursday, January 30, 2020 9:47 PM
Planning E-Mail
Jolene Noel; Dennis Best
Development proposal SB2019-010

To Whom it May Concern
We are the owners 30 Blue Grouse Ridge. We have been living here since 2008.
“Weagree with the sentiments expressed in the submission made by Dennis Best in the Blue Grouse Ridge Condominium
dated 30th January 2020. We have been waiting for some commercial amenities to be developed in the Resort Village
for more than 12 years, and the development proposal SB2019‐010 doesn't even mention the time frame for the main
commercial development in the Resort Village.”
Sincerely
Gert & Marja du Plessis
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Jolene Noel
From:
Sent:
To:
Subject:

adagge@telus.net
Thursday, January 30, 2020 6:08 PM
Planning E-Mail; Jolene Noel; dbest@natalko.com
Proposed Development by Stone Creek Properties

To Whom It May Concern:
I have lived in Silvertip since 2002. As a current resident of 836 Silvertip Heights, I am registering my
objection to the proposed developments, SB2019-010, on block 10 and Block 3 by Stone Creek
Properties. For many years, Silvertip had been promised some commercial amenities (of high
standard), but to date none have been built, while Stone Creek Properties continues to build
residential units.

"I agree with the sentiments expressed in the submission made by Dennis Best in the Blue Grouse Ridge
Condominium dated 30th January 2020. We have been waiting for some commercial amenities to be
developed in the Resort Village for more than 12 years, and the development proposal SB2019‐010 doesn't
even mention the time frame for the main commercial development in the Resort Village."

Kind regards,
Anita Pohl‐Dagge

1
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Jolene Noel
From:
Sent:
To:
Cc:
Subject:

don-wood@shaw.ca
Friday, January 31, 2020 12:44 PM
Planning E-Mail
Carl Griffiths; Christine Greisinger; deanshipka@gmail.com; Don Wood; Donald Wood
Re: Silvertip Block 3 Subdivision Application - SB2019-010

To The Town of Canmore,
1. I am Don Wood and Chair of the Board of Directors of Predator Ridge 1 Homeowners Corporation (“Predator Ridge
1”).
2. Predator Ridge 1 is a small townhouse complex with common lands situated along the continuation of Little Ravine
Road immediately downslope and west of the proposed development on Silvertip Block 3 Subdivision Application.
3. The address of Predator Ridge 1 is: 1 Aspen Glen, Canmore AB T1W 1A6
4. Predator Ridge 1 is located close to the proposed development.
5. The Predator Ridge 1 residents include full time and part time residents.
 Predator Ridge 1 represents residents who are affected by the proposed development.
6. Predator Ridge 1 first became aware of the proposed development two days ago.
7. Predator Ridge 1 wishes to register our opposition to the proposed Block 3 Subdivision Application by Stone Creek
Properties.
 Our opposition is based on the fact that Stone Creek Properties is seeking to deviate from the Area Structure
Plan by not proceeding with commercial development within the resort village.
8. Predator Ridge 1 believes that the Town should not approve any development which does not strictly follow the
Area Structure Plan.
 It is a “slippery slope” which can lead to monetary damage when existing development plans established in good
faith are not followed.
Thank you for your consideration of the concerns of Predator Ridge 1.
Regards, Don Wood
Chair, Board of Directors
Predator Ridge 1 Homeowners Corporation
Email: don‐wood@shaw.ca
Tel: 403‐818‐3691
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Silvertip Block 3
Schedule A: Conditions of Approval
1. All conditions of this Subdivision Approval are to be carried out by the developer at the satisfaction
and sole and absolute discretion of the Town of Canmore unless otherwise indicated in these
conditions of approval.
2. The Subdivision is to be effected by Plan of Survey.
3. Municipal Reserve shall be provided to the satisfaction of the Town of Canmore equal to 10% of the
subdivision area. A Deferred Reserve Caveat shall be registered on title of the remainder of Block 3
for the required dedication.
4. Prior to commencement of construction, a Development Grading Plan prepared by a qualified
professional must be submitted by the developer to the satisfaction of the Town of Canmore. The
grading plan shall be based on ground surveys of the existing site conditions and contain, among
other things: original grades and design grades; building grade information for development lots; all
cut and/or fill areas exceeding 1.0 metre will be indicated as a shaded area on all lots; surface
drainage patterns within and adjacent to the subdivision; driveway locations for each lot and all
underground utility service stubs to be shown.
5. Prior to commencement of construction, the developer shall submit detailed engineering drawings
prepared by a qualified professional in accordance with the Integrated Transportation Plan, Open
Space and Trails Plan and Engineering Design and Construction Guidelines and to the satisfaction of
the Town of Canmore, including water, sanitary, storm water, pathways, lighting and shallow utilities.
6. Prior to commencement of construction, the developer shall submit detailed engineering drawings
prepared by a qualified professional in accordance with the Integrated Transportation Plan and
Engineering Design and Construction Guidelines and to the satisfaction of the Town of Canmore
for the proposed Silvertip Village Lane.
(a) Silvertip Village Lane shall be located within a standard 22.0 m width Collector ROW from
the intersection of Silvertip Trail to the bridge/culvert. The Developer shall provide detailed
designs of the ultimate and interim road configurations and shall construct the interim
configuration.
(b) From the bridge/culvert to the end of the cul-de-sac, Silvertip Village Lane shall be designed
and constructed as a modified Local Residential (urban) road standard with a right of way
width of 12.3 m and a single continuous concrete sidewalk on the south side with a
minimum width of 2.1 m. Utility Rights of Way shall be outside the Road ROW as required
to accommodate shallow utilities, unless otherwise approved by the Manager of Engineering.
The four lots on the north side of Silvertip Village Lane shall be connected to the pedestrian
network with sidewalk and a pedestrian crossing.
7. Prior to commencement of construction, a landscaping plan shall be prepared by a qualified
professional to the satisfaction of the Town of Canmore and in accordance with the Engineering
Design and Construction Guidelines. The landscaping plan shall show all proposed public utility lots,
utility rights-of-way, boulevards, medians, and walkways.
8. Street lighting or other exterior lighting provided by the developer shall be included in the detailed
engineering drawings and shall be constructed at the expense of the developer.
9. Prior to commencement of construction, a Construction Management Plan shall be submitted for
the development of the subdivision which addresses the points outlined in the Town of Canmore
Construction Management Plan guidelines, at a minimum.
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10. Prior to commencement of construction, the Developer shall enter into a Subdivision Servicing
Agreement pursuant to Section 655 of the Municipal Government Act to contain among other
things:
a. The construction of all roads, water, sanitary, storm systems, pathways, and landscaping as
needed to service the subdivision;
b. The provision of securities in a form acceptable to the Town equal to 100% of the value of
construction of municipal infrastructure or utility services, including roads, water, sanitary,
storm systems, landscaping and pathways.
11. Prior to endorsement of the subdivision, all outstanding taxes to be paid to the Town pursuant to
Section 654 of the Municipal Government Act.
12. Prior to endorsement, a Restrictive Covenant for the Resort Accommodation Use for the benefit of
the Town of Canmore shall be prepared to the satisfaction of the Town of Canmore. The Restrictive
Covenant shall be registered on the titles of proposed Lots 1-4, Block 30 and Lots 1-13, Block 31.
The Town of Canmore must be a party to the Restrictive Covenant indicating it cannot be
discharged without the Town’s consent.
13. Prior to endorsement of the subdivision, the developer shall have constructed or paid to have
constructed all on-site and off-site municipal services and infrastructure including roads, water,
sanitary, storm systems, pathways and shallow utilities as needed to service the subdivision in
accordance with the approved detailed engineering drawings.
14. Prior to endorsement of the subdivision and registration of the Silvertip Trail road plan, the
developer shall submit a report prepared by a qualified professional evaluating the standard and
condition of Silvertip Trail within Utility and Access RW 0312177. Any deficiencies in the road or its
ROW identified in the report shall be constructed at the expense of the developer prior to
registration of the road plan. Or, the developer shall be required to enter into a Development
Agreement with the Town of Canmore pursuant to Section 655 of the MGA and provide securities
in a form acceptable to the Town equal to 100% of the value of the improvements.
15. The developer shall grade the subdivision area and construct all stormwater conveyance systems in
accordance with the detailed engineering drawings to ensure proper stormwater management.
16. The developer shall install all traffic and road signs in accordance with the detailed engineering
drawings.
17. The developer shall prepare the necessary plans and documentation to grant new or carry forward
existing easements in favour of utility service providers, including but not limited to telephone, cable,
electricity and natural gas, as shown on the detailed engineering drawings and as part of the
Development Agreement.
18. Concurrent with registration of the subdivision, the developer shall prepare and register a Restrictive
Covenant for Lots 1, 2 and 4, Block 30 and Lots 1-13 Block 31 for development setbacks to steep
slopes in accordance with the E2K Geotechnical Investigation, or for any lots noted in a subsequent
investigation undertaken at detailed design. The Town of Canmore must be a party to the Restrictive
Covenant indicating it cannot be discharged without the Town’s consent.
19. Prior to endorsement, wildfire fuel modification in accordance with Priority Zone 2 and 3 pursuant
to the Wildfire Risk Assessment shall be conducted on the lands within and adjacent to the
subdivision area in accordance with the application and to the satisfaction of the Town of Canmore.
Reasons for Decision:
A.

The proposed subdivision is consistent with the regulations of Land Use Bylaw 2018-22.
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B.
C.
D.
E.
F.
G.
H.
I.

Site access is adequate and from public roads.
The proposed parcels will be served by municipal services.
The topography and soil characteristics are appropriate for development.
Impacts of flooding, subsidence, or erosion of land can be adequately mitigated.
Stormwater collection and disposal is adequate.
The proposed use of the subject lands is compatible with adjacent uses.
The subject subdivision is suitable for the purposes intended.
Adequate municipal reserve is provided by way of deferred reserve caveat.

Advisory Notes:
1. Commencement of commercial development on Block 3 must proceed prior to the commencement
of residential development on Block 10.
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